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Underlying EPS IFRS loss after tax

32.7p £(1,114)m

TR

EPRA NAV per share Underlying Profit

774p 306m

.
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b
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Total accounting return IFRS net assets

(11.0)% £7,147m

(S A AT

IFRS EPS Dividend per share
(AN NV A OF ..
ARV Y IV tver a1 |
A e RIRERNE NI ‘
Senior unsecured Carbon intensity reduction
credit rating versus 2009
o
A 73% ;
ATEA U964 4
Customer Bright Lights skills and
satisfaction employment programme
2019 8.2/ people supported with work !
2019 389 :

Presentation of financial information

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

Management considers the business principally on a proporticnally
consolidaled basis when sething 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 lnancal key performance indicators are also presentad on this basis,

Refer to the Financial review for a discussion of the IFRS resutts.

We suppternent our IFRS figures with non-GAAP measures, which managemenl
uses internally. IFRS measures are labelled as such. See our supplementary
disclosures which start an page 207 for reconciiations, and the glossary
found at www.britishland.com/glossary.

integrated reporting

We integrate social and environmental information throughout this Report in
line with the International Integrated Reporting Framewoark This reflects
how sustainability 1s integrated into our placermaking strategy. governance
and business operations. Our industry-leading sustainabilily strategy 1s a
pawerful tool to debver lasting value for all our stakeholders.

Disclaimer: This Report was signed of! by the Board on 26 May 2020.
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At British Land, our purpose is to create and FLACES
manage outstanding places which deliver
positive outcomes for atl our stakeholders on a OGutstanding ploces welick

long term, sustainable basis. tiiaekee 0 positive conirilisgion

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

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

" Qur customers
. Communities, partners and suppliers
Our people

Shareholders

Dealing with Covid-19

: ‘Emm Mt 2020 pur tmsiness ha-"hmﬂﬂ Feretresrt o regpomedine o the
e E At kak s

3rl -

effecis of tne rsig are tiscussed throughoul this repert,
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BRITISH LAND

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

Qur assets

Managed

Owned by
British Land

£11.2bn

22.8m

sq ft of floor
space

96.6%

occupancy
rate

41,500

£516m

annualised
rent

5.8yrs

average lease
length

people work across British Land

campuses

76%

of our portfolio is in London

and the South East

8m

sq ft pipeline of development
opportunities across the portfolio

2 British Land Annual Report and Accounts 2020

OUR PORTFOLIO

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

Retail :
A modern, well located UK network

MANAGED ENVIRONMENT 84%

OFFICE-LED CAMPUSES 49%




RETAIL PARKS
16%

Canada Water
I Masterplan

53 acre redevelopment
scheme In zone 2

Broadgate

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

.Regent’s Place

- 13 acre office~-led campus in London’s
; Knowledge Quarter

; Paddington Central
111 acre office-led campus close to Paddington station

. SINGLE USE ASSET 18%

MULTI-LET RETAIL 30% -

SHOPPING CENTRES §
4%

WE CREATE PLACES
PEOPLE PREFER

From leasing and asset management,
to development, finance, marketing and
our use of data and technology, we have
the depth and breadth of talent within
our team to deliver on our purpose.

Supporting our focus on creating value
for our stakeholders

At British Land, we have created a diverse team,
with a broad range of skitls, experiences and

rJCl C.JPL.\.IUfL,'J, :IL‘LVI\ %) Lo :.U ll\u‘r\L_, Iu(;z:.l.l\ u.:u‘ G kur
well informed decisions across our business,

This appreach is key to understanding the needs

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

caboul Pow we engage wein our starshotens

e Employee
~engagement score

75%

f Employees who
are proud to work
at British Land

1%

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

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

Our purpose

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

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

British Land Annual Report and Accounts 2020

After six years on the Board, this has
been an extraordinary start to my
Chairmanship. In recent menths, cur
business has faced challenges an an
unprecedented scale as a result of the
Covid-19 crisis, but | am extremely proud
of the way our people have responded.
Without exception, they have delivered
day in, day out often 1n extremely difficult
circumstances. Nevertheless, it is
inevitable that our business, like many
others, will be impacted. However, we
have worked hard over several years to
strengthen our balance sheet, refine our
portfolio and re-focus our strategy,
meaning we are well placed to respond
to the current challenge, today and

long term.



Robust financial positicn

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

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

Progress and performance

Covid-19 emerged in our fourth quarter
and notwithstanding the challenges
brought about by the crisis, we made
further good progress across the year.
Cur London campuses sit at the heart of
our strategy and our excellent leasing
performance was a strong endorsement
of that approach. We leased 244,000 sq ft
of London office space, of which 650,000
sq ft was at existing and refurbished
campus space, demonstrating the appeal
of these lecations. 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 cur programme and would lock
to commit to 1 Broadgate and Norton
Folgate when the time is right.

At our campuses, our focus 1s on
creating neighbourhoods where
businesses and their people can thrive.
in today's market as more occuplers
seek buildings which are sustainable
and support wellbeing, our space stands
out. | was delighted that 1 Triton Square
at Regent's Place was one of the winners
at the 2620 BREEAM awards and 100
Liverpool Street Is on track to achieve a
BREEAM Excellent rating.

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

Faor retailers, the Covid-19 crisis has
accelerated the structural shift towards
online, which increased significantly as
people stayed at home. At British Land,
we remaln committed to providing
flexibility to our custorners and this s
clearly demonstrated by our response to
these challenges. While the short term
impact of the actions we have taken so
faris relatively limited for us, ongoing
negative sentiment plus an adjustment
for the Covid-19 crisis meant that retail
valuations were down 26%. Longer term,
we remain committed to our strategy of
refining our Retail portfolio, but in 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
carpon intensity by 50% and our
operational carbon intensity by 75%,
with all future developments to be

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

Covid-19 and the Board

The Board's decision to temporarily
suspend dvidend provided us with
additional flextbility to support our
slakeholders. This includes protecting our
employees, supparting the hardest hit retail
and leisure custormers and in turn the
comrmunities they operate within, whilst
preserving long term shareholder value and
financial resilience. In view of this, the
Board has warved a portion of their salaries.

We ara aimilarly fnrusad nn arowinn
sociat value and wellbeing at our places,
something that's become even more
important over recent months. | know
these priorities are shared by our occupiers,
our shareholders and indeed our own
pecple. Our strong track record in delivering
sustainable, inclusive space s already
helping to differentiate our offer and we
are seeing this reflected in the price and
pace at which we are letting space.

Loaking to the future

The impact of Covid-1% will nightly and
inevitabty dominate both our own and the
national agenda for the coming 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 our London
campuses, the unigue development
opportunities we have created and the
way we are Integrating sustainability 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, mncluding
evolving or adapting our strategy as
appropriate. Qur prudent approach to
managing the business today will leave
us in better shape for the future.

['would like to thank my fellow Directors
and the whole British Land team who
have shown great initiative, resilience and
spiritin these chatlenging times.

(o

Tim Score
Non-execulive Chdilimdr
Frrths Drannnas 2 oaaan cron, Lo =
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PLACES
PEOPLE
PREFER

asod.nd ang

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

S 7

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

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

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

Our people Shareholders All on a low carbon basis
@)
\\ll/ﬁos 7\;‘
—— 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

. _.Bring your wholesetf Listenandunderstand =~~~

— Foadeanre an page 34

British Land Annual Report and Accounts 2020




guided by our strategic
- framework...

Our activities are focused on four key areas -
and we measure our performance against these:

Expert People Capital Efficiency

000
CC )

~—+ Read more-about our KPts on page 24 -

_.Besmarter together . o eori o ww ... Buildfor the future

British Land Annual Report and Accounts 2020




" ‘Associate Director at Arup
Arch:tecture
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. Lustomers
Dentsu Aegis Network

"+ We are transforming an existing office

block into one ‘of the biggest and most

sustainable office buildings in London.

~ Dentsu’s new global headquarters will
consolidate their businesses into a
single hub, with more modern and
collaborative workspace.
Suppliers
Along term relationship
We are working with Arup, who designed
the criginal building, on the redevelopment
alongside contractor Lendlease who
have delivered several of our projects at
Regent's Place. We scught input from
both at an early stage to encourage a
more wide-ranging and effective plan

frorm tho cfart

Community

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

Local authorities

Providing places to work and live

As part of the scheme, we're delivering

22 affordable housing units adjacent

to the park and well positioned within

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

Sustainability

A circular approach

Working with Arup and Lendlease,

we were able to retain virtually all the
superstructure whilst also doubling the
lettable office area. We set up a pop up
factory nearby to refurbish 3,500m? of
glass panels rather than buying new,
which reduced our carbon footprint,
saved 25,000 transport miles, supported

Imrol ammnlavemant and achiound o AADL
TR :

cost saving versus a new eguivalent.

62,000

tonnes of carbon avoided over 20 years

Overall, our development and
operaticnal 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
operaticna!l 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,

Hean of >ustainaote
Devetopment
British Land

¥

British Land Annuzal Report and Accounts 2020
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Delivering Future
British Land

Cowvid-1% has brought about an
unprecedented situation for our
business and our people, as we have

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

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

Covid-19 impact and response

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

British Land Annual Report and Accounts 2020

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

Overall, we have collected 68% of the rent
originally due for the March quarter (37% for
Offices and 43% for Retail), which equates to
91% adjusting for rent deferred, forgiven or
moved to monthly payments. The balance
owing 15 primarily from strong retailers.

The value of the retail portfolio declined
26.1% as ongoing structural challenges
were exacerbaled at the year end
valuation date by the early effects of
Covid-19. Offices saw an uplift of 2.3%
so overall the portfolio was down 10.1%.




In Offices, occuplers are working on plans
to get back to the workplace and rmost feel
that it is toc early to make fundamental
leng term changes around their
requirements. However, we are mindful
Uidl die uelid weval Us gl edict HC‘AIUHIL)‘
ray accelerate following this prolonged
period of working from home. At the same
time, there will be a greater focus on high
quality, modern and safe environments,
which provide more space per 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 markel remains constrained. Where
occuplers are looking for smaller spaces,
on a shorter timeframe progress has been
delayed due to remote working, and
uncertainty around fit out and timing of
occupation. We are conducting virtual
viewings and have now commenced
phystcal viewings and are encouraged by
the level of actvity we are seeing.

We suspended work on our developments
in March for health and safety reasons,
although this has now recomrnenced at
all major sites, including our two largest
development sites at 100 Liverpool Street
and 1 Triton Square. This work has started
with a clear focus on social distancing and
safety, meaning that the numbers of
people on site is reduced and our
productivity 1s lower. 100 Liverpool Street
is now expected to complete in calendar
Q3 2020 and subject te social distancing
requirements, we are targeting calendar
Q2 20271 at 1 Triten Square. We completed
135 Bishopsgate in the year, and the space
is now being fitted out, albeit progress will
inevitably be slower. When appropriate,
we are ready to start work on the next
phase of our development programme at
1 Broadgate and Norton Folgate.

We benefit from the work we have done
over severai years to strengthen our
balance sheet. Qur leveraae 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 thae help their businesses thrive.

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

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

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

Ureat places, both inside and out

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

The flexibility to meet their needs

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

-~ NI N~

Added value services to help customers be successful
This includes how they fit out and run their space, reducing

their costs, their impact on the environment and helping them
make more efficient use of their space

A vibrant community

We work with our customers and community partners to bring

people iogether so everyone benefits

We successfully completed cur first ESG
linked RCF of £450m and extended £92om
of facilities, providing additional flexibitity
and meaning that we have no requirement
to refinance untit 2024. We have significant
headroom te our debt covenants, meaning
we could withstand a fall in asset values
across the portfolio of 45% prior to
taking any mitigating actions. There are
no Income or interest cover covenants
an the Group's unsecured debt.

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

tn halisve thars raemqineg 7 rola for the
right kind of retail within our portfolio
especially assets that can play a key role

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

case for well located, open air retail
parks, which lend themselves to more
mission-based shopping and people
may feel more comfortable visiting, as
well as those London assets lacated
cenveniently in and around key transport
hubs. We also expect demand to polarise
towards workspace which is high quality,
modern and sustzinable 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 appreach, including evolving or
adapting our strategy as appropriate,

British Land Annual Report and Accounts 2020 11



CHIEF EXECUTIVE'S REVIEW CONTINUED

Why mixed use?

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

The benefits of our mixed use portfolio

For our customers

Well connected

Attracts a skilled
oy WOTKIOFCE

' Complementary

¢ businesses nearby

For their people

Well connected

: Placesto éhop

@ and sociatise

&

Safe and promotes
_ _Wellbeing

Near term, 1t Is clear that the management
and maintenance of places and buildings
is likely to become more important 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 likely 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 Londen campuses and 96% in Retail.
We signed 946,000 sq ft of lettings and
renewals in London and 1,361,000 sq ft
in Retail over the year. Our progress on
development leasing means that £54m
of future rental income is secured and
speculative exposure s low at just 8.6%
of portfolio value.

Reflecting the broader appeal of our
campuses, we saw strong demand for
repurposed as well as new space with
challenger bank Monzo signing at Broadgate
and Visa recommitting at Paddington
Central. Storey is operational across

297 DOn sn ff and neeyvipaney nnthe staihieed
portfolio 15 92%. The Offices portfolic saw
an uplift in value of 2.3%, led by a strong
performance at Broadgate, up 4.7%.

12

Flexible and affordable

anhmnlnry)pan:h!or{

Aligned to brand

Sustatnable and
eco friendly

Vibrant local
reighbourhcods

io

o Cxcellent facilities
and services

BEER

In Retail, we have been pragmatic in our
approach to leasing, accepting lower
rents and shorter leases where it makes
sense to maintain occupancy. Overall,
deals of more than one year were 4%
below previous passing rent. CVAs and
adrmimistrations impacted 118 units in
the year of which 29% were unaffected;
rent reductions resulted in a loss of
£5.5m in contracted rent, with store
closures accounting for a further £5.8m,
together totalling £11.3m on an annualised
basis. Several of our customers entered
administration post year end, accounting
for a further £5.17m of lost contracted
rent. Overall, reflecting ongoing
chalienges in the market and with
uncertainty heightened as a result of
Covid-19, valuations were down 26.1%

in Retail.

At Canada Water, our valuation increased
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 1z the cuimination of fvz yoars
masterplanning and engagement with
the local community.

British Land Annual Report and Accounts 2020

Capital Allocation

In Novernber 2018 we announced a

plan to reduce Retail to 30-35% of

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

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

and collect.

In March, the Board took the difficult
decision to temporarily suspend the
dividend. This was the approprizte
course of action given the circumstances
and uncertainty of outlook despite our
financial resilience and performance
during FY20. Going forward, the Board
understands the importance of the
dwidend to sharehclders and is mindful
of our chligations as a REIT. We will seek
to resume dividends at an apprepriate
level as soon as there is sufficient clanty
of outlook. For this we will need to

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

Looking ahead, our business benefits
from several key attributes that position
us to succeed: we have established a
unigue network of campuses located in
some of the most exciting parts of
London; our development pipeline is
focused on further enhancing these
places, and I1s unmatched in scale and
optionality; we have a robust financial
position and a broad range of skills
and expertise across our business
which has been very much in evidence
in recent months.

Chris Grigg
Chief Executive
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The British Land
iInvestment case

The scale and quality of our portfolio

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

Assets under management British Land owned assets

£14.8bn £11.2bn

Our operational expertise and customer insight

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

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

24,000 8.3 v e

Our clear strategy and distinctive business model

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

Development opportunities Residential homes planned
at our campuses at Canada Water

7.1m sq ft 3,000

Awell positioned development pipeline, with opportunities
across our portfolio

We have created attractive cptions for development across our l.ondon
campuses supporting earnings growth and value creatian 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 kev inputs Qur portfolio

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

- Strong financial footing London and the South East

- Appropriate {everage

Diverse, efficient and flexible finance
Partnerships which mitigate risks
and add expertise

Strong retationships

- Customers

- tocal communities and
tocal government
Supptiers and contractors

1

M L ondon campuses

- Partners
; M Standatone offices ‘ _
Expert People fai | Canada Water & Residentiat
- Broad range of skills, experience S 7 Retail Parks o
ar‘nd perspecyves ) ' - Sﬁoppi‘nrg.('jentl-"es‘ o
- Diverse and inclusive environment " Other retail

where people can achieve
their potential

- Culture of teamwork and
cotlabaration

M London and South East

14 British Land Annual Report and Accounts 2020




Positive niitcnmes
for stakeholders

(hr differentiators

ur customers

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

O

Ny suslainable basis, which help
éb our customers
§
d
&  PLACES
PREFER Active partnerships which create
inclusive places and help grow
social value and wellbeing
AN a(,e Our people
age our Sp Tﬁfif A diverse and inclusive workplace,
“‘ where people can achieve their
full potential
invest and develop Manage our space Placemaking
- Creating - Right mix of uses - Design-led places
development and occupiers in tune with modern

Shareholders

Sustainable long term income
and value creation

opportunities

- Sourcing attractive
investments

- Allocating capitat
to deliver growth

lifestyles
Enhancing and
enlivening our
space {o create a
positive experience

- World class property
management -

- Appropriate facilities
and services

and returns

Minimising our

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

local communities

British Land Annual Report and Accounts 2020
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Dealing with Covid-19

We have prioritised the safety of our people
and their families but have managed to keep
all but two of our Retall places open to pravide
access (o essential stores including
pharmacies and supermarkets All our London
Campuses remain open for access. We have
worked closely with customers, partners, local

communities and orgarisations around our
Ak

P T Sy S P

and ensure that it 1s delivered most effectively.




Broadgate Tower, Broadgate

Broadgate is a 37 acre campus
owned in a 50:50 joint venture with
GIC. 1t 15 adjacent to Liverpool Street
station with access to Crossrail

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

IT security company Mimecast.

22,800

People work at
Broadgate

72

Office occupiers
at Broadgate

1.1m sq ft

Recently completed/
committed development

Tmsq ft +

Near and medium
term development
opportunities

50%

Joint venture
with GIC




Canada Water Masterplan 3 000

Qur 53 acre site at Canada Water is one of the ’

o largest mixed use regeneration projects in New homes _

e London. We received a resolution to grant ‘ e
o planning for cur overatl masterplan in the year B '

which will detiver 3,000 homes alongside retail, 5m Sq ft 1 m sq ﬂ

leisure and workspace. A new partnership with Development cpportunity Leisure & Retail space ... -

TEDI-Londan will bring this design-led, R

engineering higher education provider to

Canada Water.

iy i R A

e ar gy
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Meadowhall, Sheffield

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

26%

Occu pancy

50%

Jointventure __ 7
with Norges——.

SouthGate Bath

Open air retail scheme, in
the centre of the histonic
city of Bath, which has
UNESCO world heritage
status. Qur scheme is
owned jointly with Aviva.

6.3m

Tourists visit Bath
each year

British Land Annual Report and Accounts 2020
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Fort Kinnaird, Edinburgh

Destination retail and leisure centre with strong tocal connections.

Over 1,800 children have benefitted from our award-winning Young Readers
Programme here since 2012 and through our Recruitment & Skills Centre
we have supported local people into employment,

Paddington Central
11 acre mixed use campus dington station
and the Grand Union Canal.
yme to 18 intern
ft. Kingtisher, |
to their space th

People work at Paddington Centrat

27

Office occupiers

438,000 sq ft

Development opportunity at
% Kingdom Street

British Land Annual Report and Accounts 2020

Ealing Broadway, London
Well connected for the - .

underground and Crossraif, - - - -

Caling is regenerating and
our longer term plans will
increase the mix of uses.




Regent’s Place, London

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

11,500

People work at Regent’s Place

30

Office accupiers

366,000 sq ft

L e [ U B g G
.- s £ e e e e ey
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STRATEGIC FOCUS

We are building an
Increasingly mixed use
business

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

. . i ¥ v E I
u—u_y PCU’IOU R vy ] vy OI!U‘I AL Live

Our future business will be focused on three key areas

Campus focused A smaller, more focused Canada Water & Residential
London Offices Retail portfolio Plans for 3,000 homes
With end an High quality, well at Canada Water with
flex located assets focused further opportuniies within

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

Storey - Flexible workspace

The evolution of our portfolio

British Land British Land portfolio
portfolio today of the future

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

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

The indicative business mix for the fulure porticlic was announced in Novernber 20818 and based on Septernber 2018 values, it1s restated above for current valuations.

22 British Land Annual Report and Accounts 2020



Dealing with Covid-19

Covid-19 has impacted our business at every level. We are supporting thase customers hardest hit with more flexible
rental provisions and we are providing funding te 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
themn fee! connected to the broader team. We have demonstrated our thoughtful and disciplined approach to capital
allocation and benefit from the work we have done over several years to strengthen our batance sheet.

We are delivering this through
our strategic framework:

Customer Orientation

Responding to changing lifestyles

: if  Our business is focused on our customers: the
organisations which have taken space at our places. We also
consider carefully the needs of the pecple who work, shop at
or visit our places and the communities whao live in the
surrounding neighbourhoods. We have developed a deep
understanding of how peaple use our space which inferms our
appreach 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 environments

. .» Ourinsight into the customer helps us identify places
which can succeed long 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 combine their
work and leisure time, reflecting modern London lifestyles, We
apply the same principles to our Retail spaces, which are
around the country in places that are easily accessible from
strong catchment areas. Our 53 acre scheme at Canada Water,
which will be mixed use from the start, is the best illustration
of this approach.

Expert People
JOLY Ci.anging th k
GRS ging the way we wor| »

Our people strategy focuses on creating a team
which can deliver on our purpose. We do this by attracting and
retaining people with a broad range of skills and experience
and a diversity of backgrounds. We recognise that to keep
people engaged in our business, we must invest in their
development and in ¢creating a werking environment that
supports wellbeing and inclusion which we articulate in our
values {see page 34). We also reccgnise the importance of
investing in tomorrow’s workforce for cur customers, suppliers
and tocal partners.

Stakeholders: Aligned to our peopte

Capital Efficiency

@ Thoughtful use of capital

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

Stakeholders: Aligned to shareholders

Sustainability: Aligned to skills and opportunity

British Land Annual Report and Accounts 2020 23



STRATEGIC PERFORMANCE AND KPIS

Monitoring our progress

Achievermnents
against last year's

Develop our Smart Places product
Smart-specific guidance documents produced for

Progress developments, focusing on London campuses
- 135 Brshopsgate completed; 100 Liverpool Street
close to completion [delayed due to Covid-19)

- Enabling works commenced at Norton Folgate

Arkhiciind cacalibimem bn Aacant nlaneina far A
S . el (R 4o

Masterplan and confirmation that it will not be

pricrities internal teams and supply chain
- Smart-enabled our head office, which will enable
trol . " . .
us to conirol and manage space remotely Refine and re-focus our Retail business
- Selected partner for our Campus app
K i - £296m sales of non-core assets
Strengthened our operational expertise
- Storey operational across 297,000 sq ft including Progress at Canada Water
Sy Tl andour Mot Landstono bundn g 2
Wells Street, W1
- Property Management business now fully integrated called in by the Mayor
Performance Customer satisfaction Total property returns

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

2020
2019 8.2 out of 10
2018 8.1 out of 18

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

2020 SRR
2619 (0 91%

2018 7 0%

Speculative development commitment

Development supports value and future income growth,

but adds risk. We keep our committed development

exposure at less than 15% of our investrment portfolio,

with a maximum of 8% developed speculatively. '

% of standing investments

2020 .0 0.6%  £0.bn
2019 23%  £D3bn
2018 55% £0 6bn

Future priorities

- Incorporate sustainability principles as standard
within cur leasing offer

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

- Active networks supporting our custemers,
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
Retail business

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

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

Risk indicators

- Monitor concentration of exposure to individual
occuplers or seclors

- Consumer confidence

- Employment farecasts for relevant sectors

- Market letting risk [vacancies, expiries,
speculative development]

- Property capital return and ERV growth farecasts
Total and speculative development exposure

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

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

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

24 British Land Annual Report and Accounts 2020



g%% Expert People

@ Capital Efficiency

Office and Retail businesses fully integrated

- Efficiencies achieved in common functions
including marketing and finance

- Leasing and asset management strategies
benefitting from more diverse skill set
Median gender pay gap reduced
Reduced to 27.9% from 34.9% across British Land
EnaBLe network formed

FuLused Ul MIuvidbg vp o laiihdes dlid
excelient customer services to all

Maintain appropriate leverage
- Debt low with LTV at 34.0%

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

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

Recycle capital toimprove returns

- E8&m residential and £296m retail sales

Lizomn siidle LuyldUh LU IPeeled, tudL Ul

£625m returned since July 2017

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

2019

2ma

4

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

Loan to value [LTV] - proportionally consolidated

We manage our LTV through the property cycle
such that our financial position would remain
rcbust in the event of a signiticant fall in value.

20319 28.1%

2018 28.4%

Weighted average interest rate - proportionally
consolidated

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

2020

2019

2018 28%

- Embed Sustainability knowledge more firmly
across the business with clear team and
departrment objectives

- Generate efficiencies and leverage
experience through naw team structure

- Continue to reduce our gender pay gap

- VYoluntary staff turnover
- Employee engagement

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

- 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 overall
measure of
performance. 1t is the
dividend paid plus the
change in EPRA NAV
per share expressed as

s Loroantans DDA
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 fallin

EPRA NAV of 14.5% to
774p per share.

TAR

(11.0)1%

2019: (3.3)%

Delivering leng term,
sustainable value.

LUr S TR Al g ks SN gage 2
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DEVELOPMENT PIPELINE

Well positioned for future
market opportunities

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

Completed Committed Near term

1 Triton Square

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

366,000 sq ft

1 Finsbury Avenue

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

287,000 sq ft

135 Bishopsgate

Office-led development at Broadgate,
?0% let with accupiers including
advertising agency McCann, financial
services firm TP ICAP and {talian

marketplace Eataly.

335,000 sq ft

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

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

Llaw firm Mitbank
ard German

gym operator,
JOHN REED.

524,000
sq ft

26 British Land Annual Report and Accounts 2020
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in Shoreditch,
integrating 258,000
sq ft of office space
alongside retail
and residential to
create a mixed use
space that draws
on the historic
fabric of the area.

336,000
sq ft



Dealing with Covid-19

In the wake of Covid-1%, and to ensure the safety and wellbeing of those working on site, construction work was
suspended at all our developments but working closely with cur 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 inevitably productivity is lower.

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

Medium term

1 Broadgate

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

938,000 sq ft

283 Finsbury Avenue

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

563,000 sq ft

Aldgate Place,
Phase 2

Build-to-rent,
residential-led

scheme in Aldgate, "~ Canada Wateir P _ .
delivering 159 homes The first phase comprises thrée buildings, delivering a
with 19,000 sg ft of mix of office, retail, leisure and residential with 265 homes
office space. planned across a range of tenures and affordability.

133,000 580,000 ft
sq ft a oSt

See page 65;!»:» mo;e details on our development b?pglihe
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Understanding the needs of
our customers, our partners
and our people helps us deliver
outstanding places.

Our customers

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

Communities, partners and suppliers

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

Our people

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

Shareholders

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

Dealing with Covid-19

Suppoerting our stakeholders has been our priority throughout
the Cowvid-19 crisis. We are supporting th o mers hardest
hit with mare flexible rental provisions and we are supporting
local communities mast in need through our Commurnity
Investment Fund. We are prowiding the resources our people
need to work effectively from home as well as the networks
which help them feel connected to the broader team, and we

-

~ b

including pub
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Customer and community stories

From the people wwho make our places.

Peel Hunt, Broadgate

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

“100 Liverpoal Street stocd out
for us because the design was
exceptional. The floar plates
enabled us to consolidate cur
husinesses onto a single level
which was a priority and it gave
us a real identity, because we're
one of only a few companies in
the building. Plus. Broadgate
is a vibrant hub with strong
environmental credentials and
that has real value for cur people.
British Land demonstrated a real
witlingness to accommodate us at
every step, and we've been thrilled
with the result.”

Steven Fine,
CEOQ Peel Hunt

British Land Annual Report and Accounts 2020

East London Business Alliance,
Broadgate

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

“British L.and plays a key role m our
community. Over eight years, they
have partnered with us and their
suppliers and customers to
connect over 400 tocal jobseekers
with ernployment opportunities in
and around Broadgate. More
recently, they have been working
to cushion the Covid-1% impact on
our communities, This includes
reinforcing support for people we
have placed into jobs over the last
two years, connecting them to new
opportunities where needed and
delivering training so they are
resilient for the future.”

Julie Hutchinson,

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

See pages 32 arc Y6 for stakehoider engegement and page 176 [or worklorce engagement

Central Market,
Tunbridge Wells

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

"British Land gave us the
opportunity to launch our food
market concept at Royal Victoria
Place. It's become a great venue
for local producers to trade and
for local people to meet up with
friends so we feel strongly
anchored 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 international property and
infrastructure group headquartered at
Regent’s Place, delivered a number of
earlier projects at this campus and s
partnering with us on the delivery of

1 Triton Square.

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

Chris Carragher,
Project Director at | endlease

Urban Farms, Paddington

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

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

Johnno Ransom,
Square Mile Farms

Mental health professional,
Canada Water

British Land works with the

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

have supparted.

“While working as a therapist in the
Forensic Mental Health Service, t saw a
real need for & counselling service in
Canada Water and set up a private
practice part-time. When | retired,

t decided tc run this as a full-time
business, but | needed help getting it off
the ground. British Land supported me
with affardable, flexible workspacein a
great location, so it's convenient for me
and my customers.”

Millicent Martin,
Volunteer Chairperson for
Southwark’s Independent Custody

Visitor's Panel for the Mayor’s Office
for 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.

Gur customars are the erganisabans
veho have taken space at our assets,
2% well as the peeple who work, shop
or visit gur places

oy issues

The way people work, shop and live

15 changing and they expect to do

meore of these things in a single

place while minimising their impact

on the envirenment

Wiy we engage with customors
Understanding how customer demands
are changing helps us to provide places

which meet more of their needs, driving
long terrn demand for our space

We have undertaken 24,000 visttor
surveys this year. For aur retail
occupiers, we have ouilt a digital
platform that enables data sharing

and a BL:comm app to enable ¢loser
nteraction and we leverage social media
to keep our customers informed across
the business

1
HEN

. Customer Orientation . .

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

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

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

Qur people

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

Key issues

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

Why we engage with employees

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

How we engage with employees

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

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

How we respond

Strategy: Aligned to
Expert People

pportunity
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Our shareholders

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

Key issues

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

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.
Arange of information from financial
performance to blogs from our CEQ
and people across cur business is also
available on our website

How we respond

Strategy: Aligned to
Capital Efficiency

Statement on 5172 of the
Companies Act 2006

s172(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 promote the success of the company for the benefit of
its members as whole, taking into account:

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

- the interests of the company’'s employees;

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

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

- the desirability of the company maintaining a reputation for
L N T R e St P
high owandards Sl busniews wondudt, and

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

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

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

1 Whether or not the factor is a relevant factor in 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 s172 when making their decision.

Read more about stakeholder engagement:

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

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

Our Chairman discusses the Board’s response to
Covid-1% and how that was shaped by the needs
of our stakeholders, and especially our
customers, on page 4

We gutline our employee networks
on page 36

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

R
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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 signiticant advances
in ensuring that British Land remains a
great place to work, so that our employees
can focus on the Company's purpose.
Employee engagement Is at the core

of our people strategy and our 2019
employee engagement survey provided a
rich set of results which has shaped aur
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 agan
support the Company's long term
aspiration to build an increasingly mixed
use business. Some examples of our
people strategy achievements in the
past 12 months are covered below.

Engagement

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

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

Qur values

Bring your whole self

Listen and understand
- Feelfree to be ourselves - Take the time to listen ~ Bring together the

Our overall engagement score remained
at /u% lsame as the previous year)
which 1s 6% above the UK benchmark
score. The two areas of focus for the
future of our culture is to be more
collaborative and have more effective
two-way comrnunication.

Retaining and developing our employees
Is important to ensure that people are
engaged in their work and are developing
their skill sets; training is key to this and
during the year over 8,000 hours were
spent on training across the Company.,
We promote people internally wherever
possible, and are pleased that in the
last year we have had &8 internal moves
or promations, representing 12% of

the Company.

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

We recognise that in order to
successfully deliver Places People
Prefer, a unified workforce is necessary.
In 2018 we sold the third party portfolio
within our property management
business to focus on our own assets
and the rematning 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
hald 24 values training sessicns across
our London, Glasgow, Sheffreld,
Teesside, Bath and Plymouth sites

over the past year.

Championing an inclusive culture

At British Land we are an employer that
champtons 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 full potential. Many initiatives are ted
by groups of employees. Above all British
Land is 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 - Own our respensibilities — Grow our expertise and

- Bring all our passicn and without judgement - Support each other earn from our experience
energy to what we do - Base our actions on to succeed - Be accountable for the

- Be open and inclusive

"
P TGN S

ARSI
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what we learn
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Gender diversity'

Board of

Directors

2019 inner ring

2020 outer ring

1 Onan FTE basis

2019 inner ring

2020 outer nng

Female

£
é Throughout
| & British Land

&
LA
b,

2019 inner ring

2020 outer ring

Note. On a headcount basis, as at 31 March 2020, our workforce comprises 565 employees (293 female, 272 male], with 123 senior managers (44 female, 79 malel,
‘Senior managers’ represents the Executive Cormmittee, members of the British Land Leadership Team and employees in certain other senior roles The Board

comprises 10 members [3 female and 7 malel,

This year British Land was named

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

have taken the most action to improve
sacial mobility in the workplace.

The Index ranks employers on the
actions they are taking to ensure they
are open to accessing and progressing
talent from all class backgrounds and
enabling those from lower socio-economic
backgrounds to succeed. We recognise
that diversity of backgrounds leads to
diversity of ideas and can help us to
engage better and understand our
community and customers better. We
continue to work in our communities 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
employer of LGBTQA+. Of the employees
that took part in the Stonewall survey,
96% said they feel able to be themselves
at work and 81% feel comfertable
disclosing being LGBTQ+ to their
colleagues. This represents the efforts
by so many to make British Land a

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

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

We created the "EnaBle” network [our
seventh network] to celebrate ability, as
we believe that no one should ever feel
disabled. In July 2017, members of all
seven networks showcased their current
plans and future aspirations at our
successful diversity and inclusion
conference. We have also committed to
sharing some of our networks’ best
practices with occupiers on our
campuses. Followmng a series of on site
meetings with occupier representatives,
we have established great tinks with
organisations looking to replicate some
of the things we have done within their
businesses. The meetings have also
enabled us to align better with our
customers’ needs In the areas of
wellbeing, sustainability and collaboration,
whilst also bringing some new skills and
technigues back inte British Land.

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

L.eadership

The British Land Leadership Team
(BLLTI. made up of the Executive
Committee and senior managers,

was formed to unlock new levels of
performance and teamwork geing
forward, particularly by focusing on how
we lead our teams and how we interact
as a group. It further aims to strengthen
anr cultiire of continimns improvement
which we believe is something that
distinguishes great companies.

The teamn’s tirst task was to ensure
that communication and collaboration
were consistent and effective within
their departments.

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

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

li] is a first-class employer, i) 15 a
first-class builder of real estate,

{1ii] takes into account the impact its
business has on the community, and {iv]
does all this in 2 sustainable manner,
Over the past year, the committee has
worked to connect the Board with the
extensive work done on employee
engagement, culture and diversity

and inclusion.

One example of community engagement
1s eur annual volunteering day. which
last year saw the majority of our ernployees
join 30 community events in a single

day in July. Since 2017, 42 employees
have signed up to the Step on Board
programme, an externatl service that
supperts employees to volunteer as
ncn-executive directors and trustees of
charities and veluntary 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 networks across our campuses, making
these places stronger and more successful communities.

EnaBlLe

Our newest network ‘enaBLe’
was set up in May 2019 to
celebrate abitity. We focus on
the positive contributions that
pecple can make and
encourage a disability smart
approach in our workplace
and assets. We work with our
employees, customers and
local organisations to identify
opportunities to premote
understanding and improve
our facilities. Qver the last

12 months we held a number
of events including Deaf
Awareness Day, Purple
Tuesday, and International
Nay far Pannla with Nicabiliting
to ratse awareness and
celebrate difference.

Ethnic Diversity network

Throughout the year, we
cetebrated religious events
and held & series of networking
and wellbeing events to
support our ethnic minarity
employees. We welcomed
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
stories of LGBT+ Africans.
Several families from near
our Paddingten campus also
shared what Black History
month meant to them,

Parents & Carers network

Our Parents & Carers
network welcomed speakers
and hosted webinars cn
[E-YRT=YS r;\r\ging fram hmw tn
choose the right school to
managing sibling rivatry.
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BL Pride

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

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

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

See Just Like Us case
study opposite.

Women's network

This year we hosted a
nurnber of inspirational

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

Wellbeing Committee

In the year, we provided
training for 161 employees,
helping them to recognise
colleagues who may be lLiving
with poor mental health or be
in need of support. We have
introduced new stress
management and wellbeing
policies and our wellbeing
room continues to be a calm
ratraat which enllegaine ran
use during the werking day
when they need to.



EXTENDING THE NETWORK TO OUR
CAMPUSES...

Paddington Central

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

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

Regent’s Place

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

Broadgate

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

Dealing with Covid-19

Our networks have been an exceptional source of
strength and community throughout the Covid-19
crisis. From providing tips on how to homeschool
while working from home, to virtual quiz nights and
coffee mornings, employees have been connected
to each other and the wider business. Thanis to the
expertise and hard work of our technology team,
we have heen ahla to delivar an anr day-tn.day inbe

threughout this challenging period.

Just Like Us

“British Land's support has had a

transformational impact on our programme
to tackie homophobia, biphobia and
transphobia in schools.

With an office in the dynamic Broadgate
Estate, we're better able to support our

volunteers, LGBT+ young people aged 18-25,

to deliver anti-bullying werkshops in
schools. It also gives us the chance to
explore new ideas and opportunities with
local businesses, Thanks to the suppert of
the LGBT+ network and the Paddington
Storey Club, we were also able to launch a
new programme by hosting training to help
teachers and pupils from 25 schools to set
up LGBT+ and ally groups in their school in
the Paddingten Storey Club.”

Tim Ramsey,
CEO Just Like Us
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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 whole portfolio net zero
carbon, and ?) partnering fo grow social
value and wellbeing in the communities
where we operate. While concentrating
on these areas, we will maintain

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

Environmentatly, we will accelerate the
reduction of embodied carbon in our
developments, which typically
represents around half our annuat
carbon footprint. To this end, we have
already committed to prioritise retro-fit
above 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.

To drive improvement 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 actual
financial cost of carben on every
development to create the ring-fenced
capital we require to become net zero
carbon nationwide by 2030.

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

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

Mors on our stalegy and perfermance can be found in our Sastamabiliy Ac ourts at

s britishiand com/data
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Fund. From this year, this place-based
perspective will become cur corporate
approach, and at each place we will
progressively bring together customers,
suppliers, community groups and
representatives with our own people to
maximise the local value produced from
cur 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 by
each of us at British Land every day is
environmentally and socially intelligent,
as well as making sound financial sense.
For us, this is central to creating Places
People Prefer.

G S

Simon Carter
Chief Financial Officer



Our performance on
sustainability indices

We use industry-recognised
indices to track our sustainability

performance.
LA GRESB 2019:
.~ 4 gstar rnfing
REsS 8 Green Star
;: CDP 2019:
CDP B score
______ o MSCI ESG

ESG RATINGS

Cagel L Than Al EEEY

FTSE4Good

Rating 2019: AAA

FTSE4Goed
Index 2019:
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
partfolio versus 2007 baseline
[target: 55% index scored)

95% reduction in landlord energy
intensity across our portfolio
versus 2009 baseline [target: 55%
index scored]

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

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

More challenging but strong progress

96% of electricity purchased from
renewable sources ftarget 100%)}
94% progress on our Local Charter
at our places [target: 100%],
investing £2.8rm in our local
communities

W
=
=
&
]

ltof our 20Z20 targeis

2020 sustainability performance

In 2015, we embarked on our second
challenging five-year programme to drive
a step change in our environmental
performance and contribution to the
communitias where we work. As this
pregramme comes to an end, we are
pleased with the progress achreved in many
al eds, and Detlel MIuMed ds d resull un he
challenges we have faced in cthers.

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

In the communities where we work,

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

Warking in close partnership with our
suppliers has enabled us to promote
responsible business and the benefits
of greater diversity througheut our
operations. This s driven by our Code
of Conduct, which 6% of our strategic
suppliers have now formally adopted.

How sustainability adds value

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

This year marks the ninth of our
r\qrfnnrchin with tha Natinnal | ‘rTﬂrnP\]
Trust, which has resulted in relationships
with cver 500 schools local to our places.
Over this period, we and our customers
have helped 42,700 children in the UK
develop a love of reading, a key factor in
determining the opportunities they will be
able to access throughout their lives. The
positive impact of long term, ptace-based
partnerships, such as these, is alse
dernonstrated at Fort Kinnaird threugh our
work with the Skills & Recruitrnent centre
and at Regent’s Place, where collaboration
with our customers has established a
community fund working to support local
initiatives. Over the long term, fostering
strong local connections such as these I1s
key to the success of our places.

We are also pleased that 19% of cur own
ermployees 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 Spitatfields Crypt Trust. For British
Land and our pecple, supperting and
encouraging skitls-based volunteering
helps develop better professional skills
and deeper understanding of the needs of
our communities, resulting in better
decision making.

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

Research by JLL dermonstrates that:

~ Buildings rated BREEAM Outstanding or Excellent generally achieve a premium of
10% in Centrat { andon compared to prime [grade Al rents without a rating, and 1n
tha City, this premium has increased over time

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

vvith the number of companies based in London stgning up 1o sclence-oased
sustainability targets doubling since December 2018 the demand for sustainable reat

estate is expected to increase significantiy.

British Land Annual Report and Accounts 2020 39



-

@Q e

ENABI 11 v CONTINUED

Transition Fund: accelerating net zero carbon

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

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

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

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

Achieving net zero carbon at 100 Liverpool Street

British Land pathway to net zero

Qur 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 in the
maost urgent areas, we have chosen 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 2030
1S TN ewments oF Hhns will De:
- All devetopments delivered after April 2020 to be net

zero embodied carban

- A 50% reduction in embodied carbon emissions at our
developments, to below 360kg COze / m? by 2030

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

- Creation of a Transition Fund, resourced by an internal
carbon fee at £60/tonne levied on new developments, to
finance retrofitting of cur standing portfolic. as welt as
tow 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 [offices]
Trialling new innovations

- Using recycled materials and atternatives to cement
- Piloting WELL Certification
- Smart-enabled to optimise operationa! efficiency

.- - - - . - - - - - .-
2020 2022 2022/3 2025 2029
- Launch - Asset audits - Achieve scope 1 - Review strategy ~ Commence
Transition Fund complete and 2 S5BTi targets atinterim stage design of new
- Developments met ~ REGO/PPAs - Embodied carbon strategy
net zero 750kg COse / m?
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B3 Our 2030 sustainability focus areas align

O to the UN's Sustainable Development Goals:
= 12 - responsible consumption and production,
ﬁ,l- and 8 - decent work and ecoenomic growth, and

will be underpinned by 17 - partnership for the
goals. Our long-standing partnership approach
@ ‘produces greater value for more people.
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As we do this, we will demonstrate leadership across
leading international environmental benchrrarks, including
the Global Real Estate Sustainability Benchmark [GRESB,
where we are targeting a 5 star rating.

4. Advecating Responsible Business

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

- prometing diversity and inclusien, everywhere
- being active against modern slavery
- mandating prompt payment
integrating wellbeing, everywhere
- being a champion of responsible employment

-
Low upfront payment to achieve net zero
26,700 tonnes 'Eboltonne1
Total embodied carbon Internal price of carbon
0 0
0.4% 0.2%
of total construction costs of net development value
Total embodied carbon of Exceeding cur 2030 target
395kg COe /m? 500kg COe /m?
1. Commitment to mitigate embodied carban at £460/tonne s for
British Land share of developments.

2030

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

- UKGBC 2030 targets achieved for new developments

A r e
Vi ULl alTdE gy Ldi

hland.com/sustamatlily/siratagy
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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 cur approach and develop a range of very successful,
often award-winning, initiatives and incredibly strong charity
and cornmunity partnerships. Today the fund focuses on local
initiatives that benefit the communities around our places;
much of it is focused on mult-year commitments to our long
term partners with ring-fenced funding to give them certainty of
resource. Together with our site teams, suppliers and, wherg
appropriate, customers, we work together to achieve the
greatest impact possible in our locatl communities. We ensure
funds are directed to strong community and charity projects
around our properties and beyond, to help deliver our Local
Charter. We also provide matched funding for employee
fundraising and centributions to employee payroll giving
donations - helping support causes that matter to our people.

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

We have since funded a package of support, delivered by
experts at the Centre for Charity Effectiveness at Cass Business
School, to help leaders at key community organisations around
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 we have halped
individuals to develop new skills and donated equipment to
support non-profit organisatiens 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 most vulnerable families via a network of foodbanks and
local community hubs.

Our strong and collaborative relationships with community
partners and well-established governance around funding
allocation enabled us to pivet quickly in the heat of the crisis,
directing resources immediately to where there was greatest need.

British Land Annual Report and Accounts 2020 41



TASK FORCE ON CLIMATE-RELATED FINANCIAL DISCLOSURES (TCFD)

Climate-Related Financial
Disclosures

The Board recognises the systemic threat posed by climate change and the need for urgent mitigating action. We have a track record
of improving environmental performance, we were one of the first real estate companies to introduce stretching carbon reduction
targets that go beyond the demands of the Science Based Targets initiative for Scope t and 2 emissions, and we are a founding
signatory of the Better Buildings Partnership’s Climate Change Commitment. Since 2009, we have reduced our operational carbon
intensity by 73%, and we are announcing an ambitious set of climate targets as part of our new pathway to net zero [see page 40}.

Uur roaamap Lo 1Ull ISclosure IN LUz 1/22

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 transaition

Net zero strategy reviewed at risk scenario

the Board away days - physical risk scenario

Operational Accountability
1 TCFD Steering Committee
established

Progress

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

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

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

2020/21 Establish exposure
Physical: Transitional:
- Audit asset resilience - Policy development
- Potennal cormpound impact - Supplier resilience
- lIdentify opportunities - ldentify opportunities

2021/22 Organisational response

Portfolio level: » Adapting corporate strategy
Quantified exposure Mitigation targets
to each risk event » Adapting financial planning
Incorporate into enterprise > Risk management metrics

risk management

For mere inlormabon, see oo 2020 Sustanabilily Azcoonts at www biismiand.com/data
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Governance

Board oversight of climate-related
risks and opportunities

Our Board Director responsibie for
climate-related issues I1s Simon Carter,
Chref Financial Officer. Simon chairs
nor Dicl ned Chctanshilibg Camen treac
ensuring continuity and accountability.
As part of assuming these responsibitities,
Simon took part in The Prince of Wales's
Business & Sustainability Programme
at the Cambridge Institute for
Sustainability Leadership.

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

Qur Board CSR Committee meets
three times a year and oversees the
delivery of the sustainability strategy,
including the delivery of the Pathway
1o net zero and the management

of climate-related risks.

Board

Executive and Management

Managementi’s role in assessing and managing climate-related

risks and aopportunities

The Board delegates responsibility
for analysing:

Climate-related risks to the Risk
Lommittee, whicn consists of the
Executive Committee and leaders
frarn business units, including
procurement and property
management. Fach 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. Identified
risks are incorporated inte our risk
framework and managed by the
appropriate bustness areas.

- The TCFD Steering Committee
reports to the Risk and Sustainabity
Committees, both of which meet
quarterly. Ultimate oversight is at
Board {evel, with our new Corporate
Social Responsibility Committee
playing a role from May 2019. Any

resulting disclosure reguires approval

by the Audit Committee.

A

Audit Committee

Climate-related opportunities ta the
Sustainability Cornmittee, which
consists of senior managers from
srraes tha hosimase inelid ino
strategy, asset management,

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

» Board of Directors

r'y

Corporate Social Responsibility [CSR)

Committee

F
Sustainability Committee

A

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

t. Fimance, Investment, Procurement, Property managerment,
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:

TR

Tavdun et [IEPUR S

Less than 12 months

1to Syears Over 5 years

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

Examples of ctimate-related risks

kmpact on corporate strategy
Impact on financial planning

Energy regulatien

Extreme weather

[ I ' [ e e e s T S

. _, O

A e e e s e

Inabtbty o selt orrent property assets at book value, due to flood rlsk

Flood r\sk assessments undertaken for our current portfolio.
100% of high risk assets have flood management plans.

Flood risk 1s effectively priced into our valuations.

Flood risk factored into our process for acquisitions and developments.

Medium term risks

Impact on corporate strategy

Impact on financial planning

Energy prices

Lease renewals subject to Minimum Energy Efficiency Standard IMEES] compliance and all leased properties subject to
MEES from Apr\l 2023 with few exemptmns

Through our fulurepmofmg programme we monitar the 5% of our portfoho with F ar G Energy Performance Certificate
{EPC] ratings {by floor areal. Property Managers will take action on F and G raled assets by 1 Ame 2023.

MEES nen-comptliance would pose a rnisk of revenue loss and a potential liability from non-compliance penalties.

Medium term risks

Impact on corporate strategy

Impact on financial planning

Energy costvolatlity,

Through our efficiency prograrmme. we reduce our energy consumption profite and ultimately our exposure
1o price fluctuations.

Financiat modelling includes the expected occupancy of assets and their associated energy costs. Procurement manages
the financial risk of volatile energy prices.

Examples of climate-related opportunities

Resource efficiency

Short term opportunity
Impact on corporate strategy
Impact on financial planning

Energy sources

Energy savings from the UK Energy Savings Opportunity Scheme [ESOS).

As part of complying with ESOS in 2019, we have identified initiatives representing £1.4m of capex investment that woutld

save £1.2m annuatly and payback in 13 months.

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

Short term opportunity

Impact on corporate strategy

Impact an financial ptanning

Products and services

Revenue generated from solar PV msta[lat\ons on our assets.

Installation of solar PV at 10 assets, generatmg 1, 763 MW in 201‘?/20

The cost savings and revenue from exporting to the gnd are factored into our fmanoal planning.

Medium term oppartunity

Impact an corporate strategy

Impact on financial planning

Earning a rental premium from high efficiency bmldmgs with a Deswgn for Performance approach

Our Sustainability Brief for Developments sets out our requirernent for detailed energy modelling early in the desngn
stage to inform design and set cperational performance benchmarks. To learn from industry best practice, we also
becarne a member of the Better Builldings Partnership’s Design for Performance imitiative i 2020,

Rental income for high efficiency and low efficiency assets would be factored into our revenue forecasts in the medium

term, as this would affect their marketability.
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Assessing the resilience of our strategy

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

limited to 2°C or lower.

Risk management

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

this Report.

We consider climate change within
EX[Ernal MsKs: Latasiropnic business
event’, which is a principal risk to our
business. We define principal risks as
those with a substantive financial or
strategic impact on the business,

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

Identifying and assessing
climate-related risks

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

Metrics and targets

Our risk register tracks:

Description of the risk
lidentification]
Impact-likelihood rating
{evaluation enabling prioritisation)
I Mitigants [mitigation}
r. Risk owner [monitoring]

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

Brief for Acguisitions sets out our
environmentatl criteria for acquiring

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

Managing climate-related risks

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

We priontise principal risks through
our carporate risk register and risk

heat map. The impact-liketihood rating,

which is evaluated during risk
identification, is our primary metric for
prioritising risks. As a facter within a
principal risk category, climate change
risks are logged in our corperate 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 exient 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 ctimate-related metrics and targets against which we currently report.

Climate-related risks

2020 e it
Energy regulation EPCs rated F or G (% by floor area) 5% 5% 5%
Extreme weather Portfolio at high risk of flood {% by value} 2% 3% %

High flocd 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% 64% 54%

Landlord energy intensity reduction versus 2009 (2020 target: 55%

reduction, index scored] 55% 44% 40%
Energy sources Electricity purchased from renewable sources (2020 target: 100%)] 6% 6% 97%

On-site renewable energy generation [MWh]) 1,763 1131 782
Products and Portfolio with green building ratings (% by floor areal 23% 18% 18%
services Developments outperforming Buiding Regutations for carbon efficiency

UL better on avarags) o7 257 A
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GHG EMISSIONS

Reducing carbon intensity

Emissions intensity

Absolute emissions Scope 1and 2:

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

2020

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

12 months, we will pursue 150 50007 accreditation at our
commercigl nffires

Scope 1and 2 emissions intensity'? [Tonnes CO e

22,318

B L ccation-based methodoloay
# Market-based methodology

' . 2020 :
af-fu:es: per m¢ net lettable area d_haz 0.044, []_]_18—
Retail - enclosed: per m’ 0.037 0043 0174
Retail — open air: per parking space 0.044 0049 0.106
Total managed portfolio: per £m gross rental and related income’ 38.05 46.21 -
Absolute Scope 1 and 2 emissions and associated energy use

Lo L L R L Go2e R __ 020

Scope 1 Combustion of fuel: -

Managed pertfolio gas use and fuel use in British Land owned vehicles 6,327 6,433 h154 30,715

Scope 1 Operation of facilities: Managed portfolio refrigerant loss from

air conditioning 5618 123 - - -
Scope 2 Purchase of electricity, heat, steam and Location-based 15373 20258  41.186 62,880 74752
cooling for our own use: Managed portfolio electricity

use for common parts and shared services Market-based 669 1,549 - - -
Total 5cope 1 and 2 emissions and associated Location-based 22,318 26,815 46,342 93,595 105,955
energy use Market-based 7,615 8,108 - - -
Proportion of Scope 1 and 2 emissions assured by an independent third party 100% 100% - 100% 100%
Proportion that is UK-based 100% 100% - 100% 100%
Absolute Scope 3 emissions - managed portfolio® [Tonnes CO e

_____ O - e I R o I B
Landlord _purchased energy: occupier gas and electricity {ocation-based 33,405 35.671
consumption, upstream impacts of all purchased energy

{(including the fuels of on site vehicles] Market-based 1,534 nr
Landlord purchased water: upstream impacts 285 183
Waste management: downstream impacts 351 409
Proportion of Scope 3 emissions [above) assured by an independent third party 100% 100%

1 We have reported an all ermission sources required under the Companies Act 2006 [Strategic Report and Directors’ Reportst Regulations 2013 and the Companies
[Cirectors Report] and Limited Liability Partnerships [Energy and Carbon Report] Regulations 2018 [ the 2018 Regulations’] These sources fatl within our consolidated
financial statements and relate to head office activities and controlled emissions from our managed portfolto Scope 1 and 2 emissions cover 29% of our multi-let
managed portfolio by value We have used purchased energy consumption data, the GHG Protocol Corporate Accounting and Reporting Standard [revised edition] and

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

2. Omissions and estimations: Where asset energy and water data was partially unavaiable, we used data from adjacent periods to estirnate data for missing periods

In 2020, this accounts for 1 6% of total reported energy consumption and 1.2% of total reported water consumplion.

3 Gross Rental Income [GRI) from the managed portfolio comprises Grouo GRI of £436m (2019 £439m). plus 100% of the GRI aenerated by inint ventures and funds of

£287m (2019 £314m), less GRI generated assets outside the managed portfolio of £212m (2019 £173m]

4 For full Scope 3 greenhause gas reporting, see the British Land Sustainability Accounts 2020 at www britishland com/data

S FY19 residential data has been restated as more accurate data became available,
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Non-financial
reporting disclosure

Reporting Key policies Where information can be found in this
requirement include Risk areas’ Report on our impact
Environmental - Sustainzbility Policy: b - Stakeholder engagement 32
matters ~  Sustainability Brief: - Anew approach to sustainability 38
- Reducing carbon intensity 46
- Managing risk in delivering our strategy 78
- Task Force on Climate-related Financial
Disclosures 42
- Sustainabiity performance measures 221
Employees - Code of Conduct 11 - People and culture 34
- Health and Safety - Managing risk in delivering our strategy 78
Policy-
Human rights - Code of Conduct B.F.G - Managing nisk in delivering our strategy 78
- Modern Slavery Act
Statement”
Social matters - Sustainability Policy 1. F - Sustainability 38
- Code of Conduct” - Managing risk in delivering our strategy 78
- Local Charter-
- Sustainability Brief
- Health and Safety
Policy®
Anti-bribery and - Anti-Fraud Policy E

corruption - Anti-Bribery and
Corruption Policy
- Whistleblowing-
Business model - Strategic focus 22
Non-financial KPls - Strategic performance and KPls 24
- Sustainability 28
- Clmate-related financial disclosures 47

1. Linkages to our Prncpai Risks andg Othe- Group ®isks whech an be fnurd on pages 78 o 87

7 Bvaiiatle on weasw Bnnshland com/pohies

2. Emplayee version availab.e through carinlerna: Erpasyes Handbook Supplier vers on availabile on weav ontiskland cam/fpoloes

Supply chain

We ask suppliers to work in a way we
believe is hest practice to achieve our
social, environmental and ethical
standards. The effectiveness of our
palicies in this area can be seen in our
sustainability performance measures
on pages 221 to 223, We set out ocur
supplier obligations in areas such as
health and safety, hurnan rights, fair
working conditions, anti-bribery and
corruption, communily engagement,
apprenticeships and environmental
managernent in our Suppbier Code

ol vandiucd

Human rights

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

We are a signatoery to the UN Global
Compact which supports a core set of
values, including human rights, and have
made appropriate disclosures in respect
of the Modern Slavery Act. We are also a
member of APRES, an action
programime on responsible and ethical
sourcing across the canstruction
ndustry. For our pertormance on
aspectsancluding fair wages and
diversity, see pages 221 to 223,

Anti-bribery and corruption

We are commutted to the highest

legal and ethical standards in every
aspect of aur business. It is our policy ta
conduct business in a fair, honest and
open way, without the use of bribery 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 traming on
thesessues 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

Qur places benefit from excellent transport connections; our campuses are well
located for the underground and National Rail making them easily accessible across
London and two have Crossrail stations immediztely 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, socialise and he entertained.
Vibrant neighbourhoods

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

The right mix of uses and occupiers

Our places offer an appropriste mix of retail, leisure and workspace which we actively
manage to reflect changing custormer preferences. This experience is informing our
planning at Canada Water where we are building 2 new town centre,

Flexible and affordable offer

Our 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. g et s, !‘ ;
B : “ 4 ’}
o v

oy

Dealing with Covid-19

By respanding quickly, effectively and thoughtfully to the Cowid-19 cnisis we demonstrated aur
commuitment to our customers and the communities who Uve 1n and around our places. We have
provided financial flexibility as well as practical support to many of our occupiers experiencing
challenges and aur campus networks have provided an impaortant forum for occupiers to connect with
each other. We are working with employment organisations to redirect workers to areas where there

e - R D N P P
. N A}

have been affected.
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Campus stories

Creating places to work, shop and be entertained.

d3434d

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

BROADGATE 3 (Wbt TN

-l! ammm @ "‘i

T I IRL T

bl‘uader range of cccupfers on both new 3
i». refurbished space, demonstratmg,]ts unig
appeal. This year we let space on the exis
portfolio to challenger bank Monzo wnhfank
" of Montreal and Workday among these takmg
space in our newest developments. We.
added new restaurants Baraka and Bar
Douro with retailers Reiss and Waterstones
also taking space, In September, Finsbury
Avenue Square was transformed by the
~ "Please be seated” installation for London
" Design Festival and our popular Wi ter
Forest returned for lts third year

97% . £162m

‘Occupancy - A_ Rent
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97%

Occupancy

Regent's Place 1s fast becoming
& showcase for how to build
and manage space in a more
sustainable way. Our 1 Tritan
Square devetopment will be
one of the most sustainable
buildings in London and our
public realm improvements
are adding more green space.
At 338 Euston Read we
partnered with a circular
economy specialist to refit
space far a technolegy cccuprer
W[IIL!:‘ Frdit sy el cat LUl
footprint and saving money,
and this year we opened a new
cafe built entirely from recycled
materiats which has a more
sustainable approach to food.
See cass sty on 1 Toilun Sgua-s

on page 8
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paddington

At Paddington Central, our enlivenment
activibies focused on the canal-side, which is
a unique feature of this campus. We added a
fourth floating restaurant, the Grand Duchess,
and a fifth will open this year. We hosted a
floating market for five days in August and
the London Design Festival in September.
The "Sessions” launched at Storey Club,
with activities including chocolate making,
wine tasting and a zero-waste skincare
workshop. Visa, our largest single customer
at Paddington. recommitted 1o the campus

DJjuo ii
umB'U!p'pna ’

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

"British Land demonstrated a real and proactive approach
to commmunity engagement at Canads Water. Through events,
exhibitions, conversations and the day-to-day delwery of
community prejects, British Land listened to {ocal people
and reflected this feedback in their masterplan. They have
gone beyond the foermal planning process to improve the area
for residents, for example by changing the location of the leisure
centre and the dock crossing, as well as responding positively
to our need for more social housing ”

Peter John, Leader Southwark Council

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

We continued to work with the Vibration
Groun to provide a temnorary world
ctass 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 cuttural
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.
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MARKET INSIGHTS

Understanding our markets

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

Heightened economic uncertainty
Farecast real GDP growth %
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Saurce: Office far Budget Respansibility, Aprit 2020

Covtd-19 has introduced an unprecedented
level of uncertainty for our business and
our markets. It is extremely difficult

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

Already this uncertainty has caused
occupational and investment markets
ACross our business to stall, For Cffices,
the fundamental attractions of London
remain sound so recovery, when
restrictions are lfted s expected to
come sooner, but the impact may be
maore prolonged in Retail.

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

Qur respanse

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

Continued challenges in retail

Online % total retail sales

23~

2 = 2 2 % o ® &2 = = = g
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Source ONS

The growth of online retail is 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 result of
Covid-19 which saw more people shop
online than ever before. At the same
time, with people obliged to stay at
home, they saw fewer reasons to shop
for non-essentials, such as new clothes
or beauty products.

As aresult, several operators whose
business models were already struggling,
entered CVA or administration. in the
short term, many businesses have
benefitted from tandlord or Government
suppart, but how long this can remain in
place is not clear. Langer term only
businesses which successfully evolve
their offer to be compatible with online
will be successful.

Our response

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

Unemployment in London

2.1Tm

Jobs in the UK digital
economy

+150%

Increase in digital tech
jobs since 2015

Sourca: Technation

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

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

In this context, employers are using
new and different means to appeal to
employees. This includes office space
which supports their wellbeing, more
flexible ways of working and a 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 receive a WELL Gold Certification for
wellbeing and a WiredScore platinum
rating for internet connectivity, 100% of
our current new developments are on
lrack to acineve BREEAM Excellent
rating and atl future developments will
be net zero carbon.



Focus on sustainability

Indicative relationship between
operational and embodied carbon
emissions for offices

Wnotle Ufe operational -
carbon em ssions .

Whoie Ufe embodied
carbon emissions

M Embodiad emissions te practical completion

# Embodied ermissions from fit aut,
refurbishment and deconstruction

v« Operational emissions from energy use

Source RIBA, British Land

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

By reusing existing rnaterials, which 1s
everything from the building’s structure
to its furniture, and by scurcing any new
matenals responsibly, we can minimise
the carbon impact of development. With
mare thoughtful coenstruction, leveraging
technology to deliver operational
efficiencies, we can further reduce
emissions over a building’s lifetime.

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.

Our response

Our 2030 sustainability strategy, includes
a cornmitment to achieving a net zero
carbon portfelic by 2030. This supports
OUr BUSINESS WILN researcn by JLu
demonstrating that sustainaktility can
drive value through higher rents and
faster leasing.

Social inctusion

What makes a successful place

Saource Praject 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 is particularly evident during the
Cowvid-19 crisis when many property
companies responded proactively,
providing financial and practical support
to businesses and cornmunities in need.

Longer term, there is 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 tearning, 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 sustainability strategy sets out
a clear plan to grow social value and
wellbeing and includes clear meatrics
against which we will measure our
performance. We promote ethical
working practices threugh our Supplier
Code of Conduct.

Role of technology

Why companies invest in PropTech %

(Cost
reduction
Improve
201y
making

d
Co create

Maximise
levenye

engagement
petformance

Scurce KPMG

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

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

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

Our response

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

Market backdrop

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

Macro-economic context

The backdrop remained volatile
throughout the year, reflecting continued
Brexit uncertainty and a fast-changing
politicat environrment including Decernber’s
General klection. I he decisive election
result and subseguent greater clarity on
Brexit improved confidence, but this
dropped markedly as the Covid-19 situation
developed through Februzry and March.
Most shops selling non-essential goods
and services, including entertainment,
dining and {eisure remain closed.

The longer term economic impact of
these restrictions is expected to be
signtficant, albeit hard to guantify and
despite Government support, the Office
for Budgetary Responsibility's illustrative
projections are for GOPF to decline 13%

in 2020, with an improvement in 2021
(based on 14 April 2020 report].

London market

The London investment market was
subdued In the first half of the year with
investors cautious pending greater 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 to
a drop in volumes for the quarter to
March 2020. While confidence may be
impacted in the short term, longer term
the market ts underpinned by sound
fundamentals and in the context of
global uncertainty, London real estate

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

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

A preference is also emerging for space
which is sustainable with the rental
premium for buildings which are rated
BREEAM QOutstanding or Excellent
estimated by JLL to be ¢. 10% in central
Lul HJ'uu. ricm‘u‘tu vy ;\Dpa\_: Lulidiiues Ly
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 Covid-19, and for these operators,
the current environment 1s proving
particularly challenging. Activity slowed in
March and looking forward, polarisation
towards high guality, well located space is
likely to accelerate. Supply is relatively
consirained in these markeis and
pre-letting levels have remained healthy,
with 1% of development under
construction already taken.

Retail market

Retall markets remained challonging.
Investment volumes were low with
investors very cautious on value given the
challenges faced by occupiers while certain
sellers are known to be under pressure,
driving down pricing. Liquidity slowly
returned to the retarl park market, with
several transactions announced in early
2020, albeit at relatively wide yields.
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However, a number of these deals

have since fallen away and activity was
effectively halted as a result of Cavid-19
with increased uncertainty around values.
Oemand for superstares was good

\; " ngi U \; w yC‘d\ dl \\J \i [R5 B I =S | Idil =}
investor appetite for assets with alternative
uge, including standalone assets.

The occupational market remained

tough throughout the year and deteriorated
with Covid-1%. Many of those with good
underlying business models have suffered
and despite significant support from
many landlords and the Government,

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




Our Strategy

Our long term strategic focus remains unchanged, but we will evolve or

adapt our strategy as appropriate.

A Mixed Use Specialist

We hazve a clear long term strategy to build an increasingly mived use business.

We expect many of the macro trends we
have built our strategy arcund to
accelerate as a result of the current
crisis, so our long term strategic focus
remains unchanged. However. it
feildils edl Ly Udys dlid vve U Ul you
have clanty around what long term
trends will emerge so we will remain
alert as things devetop and flexible in our
approach, including evolving or adapting
our strategy as appropriate.

Why mixed use?

We recognise that the way people use
real estate 1s changing and that the most
effective way to drive enduring demand
for our space is to evolve our offer in line
with those trends. In the wake of Covid-19,
there is likely to be an increasing
ermphasis on workspace which is high
quality, modern and supports more
flexible working; places which benefit
frormn green and open spaces are also
more likely to be preferred. The ability to
shop quickly and efficiently near to the
place of work 1s a key advantage in the
short term, and long term, people will
again want opportunities tc socialise or
be entertained nearby. There is also a
growing expectation that businesses and

Progress on our strategy

places of work minimise their impact on
the environment and make a positive
contribution to local communities.
Workspaces which meet these expectations
help busimesses attract and retain talent
alid suppul v pluductvity iU elleLtvel By,

How does it deliver value?

A successful mixed use strategy,

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

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

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

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

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

are Uie Uest Use Ul udl space.

How are we delivering it?

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

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

- A smaller, more focused Retail
portfolio: high quality, accessible
and well located assets which are
affordable to retailers and can play a
role facilitating online fulfilmment 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 Canads Water
with further opportunities within
our portfolio

Key tocus areas and indicative business mix Progress

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

40-65% - Creating options with 760,000 sq ft of planning applications submitted

Inctuding Storey ¢.5%

- Storey operational across 297,000 sq ft on all three campuses with further 90,000 sq ft identified

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

Refocused Retail - £2%96m assets lour share) sold since Apnil 2019, 5% above book value
- Qutperformance on footfall and sales
25-30% - Focusing on assets which support instore fulfilment and click and collect
Canada Water & Residential - Completed on eight units in the period at Clarges with one unit remaining at a book value of £3m

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

c.10%

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

- Aldgate Phase 2, a BTR scherne debivering 159 units added to our near term pipeline with planning
nn the hllirdlﬂg ™ Mmar :w_‘]rood

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

British Land Annual Report and Accounts 2020 57



PERFORMANCE REVIEW CONTINUED

Campus focused London offices

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

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

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

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

Asmaller, more focused
Retail portfolio

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

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

..
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Paddington Cent
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primarily comprise solus assets, with
Uimited asset management potential,
and some multi-let centres, particularly
those oulside London which do not fit
our longer term strategy. In the context
of today’s valuations, our focus is on
Intensive asset management, keeping
our assets full and exploiting demand for
assets which support instore fulfilment
and click and collect, so we expect
progress on sales to be slower near term.

Residentiat
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existing expertise and longer term will be
additive to our mixed use strategy. We see
most potential te build exposure in this
market at Canada Water where we have
potential to deliver 3,000 homes; other
opportunities in our portfolio, include
Aldgate Phase 2, in our near term pipeline.
Building this business organically is the
most effective way of ensuring that our
product is high quality, reflects our
strategy, adheres to the highest standards
of safety and sustainability but inevitably
means that it will be delivered over a
longer time frame.

-~ BCE W



Sustainability - launch of 2030 strategy

Completion of 2020 strategy

At the end of FY20, we concluded our
five-year sustainability programme,
which drove progress across multiple
environmental and social factors. We were
particularly pleased to achieve a 73%
reduction in carben intensity, exceeding
our target of 55% against cur 2009
baseline, and a 55% reduction in energy
intensity In Line with cur target of 50%.

The programme helped us make
sustainable new buildings our standard,

PR R Takatd [ -
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developments on track for BREEAM
Excellent or above ratings, and in the
last year we achieved a further step
change by prioritising retro-fit above
demolition. At 1 Triton Square, Regent's
Place, we have saved 36,000 tonnes of
embodied carbon compared to a typical
new build and will achieve a 40% reduction
In operational emissions, which we expect
to resultin an Qutstanding BREEAM
rating. At Broadgate's 300 Liverpool
Street we expect an Excellent BEREEAM
rating due to the retro-fit, alongside
WELL Gold certification and a WiredScore
platinum rating for internet connectivity.

Our ability to support the communities
where we operate has increased
through the programme. We have
supported 1,745 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
throughaout operations associated

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

Looking forward

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

Creation of a Net Zero Carbon
Portfolio by 2030

The main drivers of this will be:

- All developments delvered after April
2020 to be net zern embodied carbon
A 50% reduction in embodied carbon
emissions at our developments, to
below 500kg CO.e / m* by 2030

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

- Creation of a Transition Fund,
resourced by an internal carbon
tee at tsl/tonne levied on new
developments, to finance retrofitting
of our standing portfolio, Including
research and development.

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

With a growing number of London
businesses making firm commitrments
to reduce their carbon footprint, strong
sustainability 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 tc prime rents, and 24 months
post completion achieve a lower vacancy
rate of c.7% compared to c.20% for a
building rated Very Good.

A place-based approach to
social contribution

As a long term investor in places,

we help build relationships with local
people and organisations that generate
mutual benefit. Examples include our
Recruitment & Skills centre at Fort
Kinnaird and cur Cammunity Fund at
Regent's Place. We will now adopt this
place-based approach across our entire
managed portfolio, deepening connections
between stakehclders — ourselves, our
communities, customers and supply
chain partners - in pursuit of @ shared
local goal. Using the framewark of our

| ocal Charter. our ambition is ta increase
the resilience and community experienced
by everyone in and around our places,

so0 the benefit 1s shared widely.

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

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

Supporting communities
(Y ET] ngil WUviuT 1 7

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

Commitment to leadership

Our continued strong sustainability
performance is reflected Iin our rankings
in ESG indices, including a green star
rating for the tenth consecutive year in the
Global Real Estate Sustainability
Benchmark (GRESB), AAA rating in MSCI,
94th percentile in Sustainalytics for our
sector, and inclusion in FTSE4Good and
Dow Jones Sustainability Indices [DJSI)
2019. We have been a signatery to the UN
Global Compact since 20092 and will
continue to support human rights, fair
labour practices, good environmental
performance and oppose corruption
through our strategy, governance and
business operations.

E NI
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PERFORMANCE REVIEW CONTINUED

Business Review

Portfolio valuation

£11.2bn

Occupancy

96.6%

Weighted average Lease length to
[rst preak

5.8 years

Total property return

(6.4)%

ERV movement

(4.7)%

Valuation movement

(10.1)%

Portfolio performance

Yaluatien Total property

Yaluation movement ERV mevement Yreld shift return

myiMaron2o:0 CEm e b
Offices 6,773 23 3.2 -4 5.7
Retail 3873 [26.11 (17 1 (22.4)
Canada Water 364 28 na na 14.3
Residential - 147 27 nra na (0]
Total 11,157 non i4.7) +38 (6.4]

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

We delivered a value increase of 2.3% in
Offices, led by developments (+7.5%),
and supported by good ERV growth,
which reflected a lack of quality supply in
all submarlets, with CRYS in the City up
4.5% and up 2.4% m 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
carnpus-specific lease events.

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

- deducted three months rent roll on all
non-essentiat retail as a capitat sum

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

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

- increasing void periods to reflect
additicnal leasing time

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

Canada Water valuation increased 9.8%
reflecting good progress on planning,
albert the value declined slightly in the
second half as a result of the impact of
Covid-19 an the retall existing use element
of the valuation. This effect should
uriwind vn drawdown of the headlease
and the adoption of a development
valuation for the masterplan.

Offices outperformed the Central
London Office benchmark and the

All Otfices benchmark. However, Retail
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 portfolic underperformed
the IPD All Property total return index by
600bps aver the year.



Capital activity

Otfices Retail Residential Canada Water Total
From1 Aprij019 . ftm - Em £m £m ) ) _Em
Purchases 86 13 19 - 118
Sales’ - (296) (86) - (382
Development Spend 243 9 5 25 282
Capital Spend 59 34 - - 103
Net Investment _7 _ 398 B 7[24701 i 62 25 121
Gross Investment - 398 352 1o 25 885

On 3 proportionally censolidated basis inclading the Groug's share of joint ventures ard funds

1 Includes Clarges residential sales of £84m, of which £6m exchanged priorto FYZ0

The totat gross value of cur investrment
activity since 1 April 2019 was £885m
with retail disposals accounting for
£€296m [our share]. Our sale of 12
Sainsbury's superstores to Realty
Incarme Corporation in Aprit 2019 for
£429m (our share £194m) was the
largest single component of this and was
achieved at a modest premium te book.
[n line with strategy, we have continued
to make sales from our standalone
[solus] portfelio, including a leisure
asset and a Homebase both of which
sold significantly ahead of book but have
been mere pragmatic on other assets
with a standalone Debenhams and a
Sainsbury's superstore sold below hook.
Post year end, we agreed the sale of 3
standalone Tesco in Brislington on an
unconditional basis at book value
{£42m), with completion expected later
this menth. We also exchanged and
completed on the sale of our share of a
portfolio of reversicnary interests in
Sainshbury's superstores for £102m.

The most notable purchase in the

year was a 25% interest in West One,

a shoepping centre and offices building,
above Bond Street station. This 2,000 sg
ft scheme provides attractive long term
potential and 1s in line with our plan to
become an increasingly mixed use
business. Working with Norges who
retain ownership of 75% we will assume
responsibility for the asset management
and any future development, generating
a fee income.

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

lu dale.

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

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

Data and insights

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

This year, we completed our largest ever
BZB customer satisfaction survey,
spanning retail, office and Storey
custormers, including 141 senior decision
makers, &5 facilities managers and 737
store managers. The research gauged
satisfaction with us as a landlord and
collected feedback cn how service had
changed over time, how we compare to
competition and what we could do te
better support our custemers, and
changes were implemented as a result.
We completed the roll out of footfall
counters to our campuses, enabling us
to better understand how many people
visit and the flow around the campus,
helping us to tailor our offer, and we are
trialling machine learning to estimate
the performance of our retailers at

our campuses.

Smart Places

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

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

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

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

Campus focused London offices

Campus operational and
financial highlights

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

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

- Yields saw 14bps contractionin
Lile LIty diid (1o LHdISgE Hde

West End

- Activity generating like for tike
income growth of 0.8%

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

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

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

- Occupancy of 97.3%

Broadgate

Campus operational review

81% of our Offices are located on our
three central London campuses, each
benefitting from excellent transport
connectivity and vibrant local
neighbourhoods which are an important
part of their appeal. Building on this, our
strategy is focused on expanding the rmx
of uses, to enhance the retail, dining and
entertainment offer, embedding our
places more firmly within the local

vk .o L Lol
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mix of occupier.

We agreed 246,000 sq ft of new lettings
and renewals in the period, overall 9.1%
ahead of ERY as our high guality, welt
located space continued to drive a
premium. Leasing activity inevitably
slowed in the final menth of the year, but
we are under offer on 220,000 sq ft and
in negottations on another 160,000 sq ft.
We are continuing to conduct virtual
viewings and have responded to 375,000
sq ft of new RFPs since the crisis began.

Each of our campuses has remained
open and fully operational throughout
the Covid-1% outbreak although physical
occupancy was significantly reduced
with the majority of people working
from home.
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Broadgate: Continued strong leasing

Our 1m sq ft development programrme at
Broadgate is nearing completion and is
now B3% let. We have also let well on
our standing portfolio, with 51,000 sq ft
of leasing at Broadgate Tower, and
challenger bank Monzo taking 124,000
sq Tt at Broadwalk House.

At 100 Liverpool Street (524,000 sq ft,
Bank of Montreal comnutted to 60,000
sg ftand Japanese Bank SMBCE
inrreased their commitment by 272 100N
sq ft taking their total occupation to
184,000 sq ft. As a result, the office
space is now 84% pre-let. In retail, we
also made good progress this year, we
signed L'Occitane, John Reed Gyms,
Tammy Hilfiger, Monica Vinader and
Space NK in the second half and are
under offer on three restaurants. Sitting
at the entrance to Liverpool Street and
the new Crossrail station, these are
prime retail lacations.

At 1 Finsbury Avenue (287,000 sq ft],
which campleted at the end of FY19, we
are under offer on a third restaurant and
a leisure operater, which will join two
existing restaurants. Technology firm
Workday also signed for 29,000 sq ftin
the second half; and 73,000 sq ft is
allocated to Storey.

At 135 Bishopsgate, which reached

praciical completion in the second half,

we let 9,700 sg ft to FinTech operator

FNZ and are under offer on a further I
20,000 sq ft, leaving onty 7,000 sq ft

[representing 10% of space] available to

let. Post completion works are well

underway, albeit progressing more

slowly due to Covid-19 restrictions.

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



Paddington Central: Recommitment
of largest occupier

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

1 Sheldon Square with the term
extended by six years, demaonstrating
that the work we have done here Is
delivering results. We are improving the
variety of our F&R offer. The Grand
Cuchess floating restaurant and & fifth
barge, The Cheese Bar, will launch when
conditions allow, further enhancing the
waierfront and nelping to create a aining

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
treatment of Visa's lease extension
which changed frem a headline to a net
effective basis, although the Visa rent
was increased. Occupancy is 78%.

Regent’s Place: Repurposing
existing space

Consistent with trends at Broadgate and
Paddington Central, existing space 1s
also letting well at Regent’s Place with
45,000 sg ft let to Skyscanner at 338
Euston Road and Mind Gym, a learning
and development specialist taking space
at 350 Euston Road. We have continued
to strengthen our retail offer with space
let to Acal Berry, the Amazon Boost
Superfood Bar and renewed leases to
©1aroucks ana Ualsy Lreen. vwe opened a
new café at 17-19 Triton Square entirely
built from recycled materials with a
more sustainable approach to food, and
we are an 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: our flexible workspace brand

Storey, our flexible workspace solution,
taunched three new buildings over the
year, bringing the total space operated to
297,000 sq ft_ It is a deliberately
differentiated concept providing high
guality private workspaces In great
locations across London, which
customers can brand and personalise
themselves. With nearly 70% of
custorners being UK/European HOs for
scale up or large multinational
companies, slorey appeals 10 DUsINesses
with 50+ people on average, whao want
larger floor plates, lower density and
private meeting spaces. Now in its third
year, Storey provides an additional level
of flexibility and service for British Land
customers, becoming an integral part of
London campuses, supperting our
“core-flex” strategy.

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

a digital financial services firm for banks.
At Wells Street, our first standalone
building, we are fully let with a recent
letting to data management firm
Datastax. Average lease lengths are
now 26 months to term certain and
retention rate 1s 68% based on lease
events, with a further 19% of customers
having expanded within Storey.

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

as hosting events and workshops

aimed at campus cccuplers 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.

British Land Annual Repert and Accounts 2020 63



PERFORMANCE REVIEW CONTINUED

Smaller, more focused Retail

Retail operational and
financial highlights

- Total Retail portfolio value down
26 1% reflecting ongoing
structural challenges and the
early impact of Covid-19

- Yield expansion of 101bps; ERVs
down 11.7%

- Leasing activity 1,361,000 sq ft

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

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

- High occupancy maintained
at 95.7%

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

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

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

—~ £2%6m British Land share]
non-core assets sold since
April 2019

Meadowhall

Performance review

Operational performance

With markets challenging, even prior to
the impact of Covid-19, our focus has
been on driving cperational performance
and keeping centres full. This has
required a rnore pragrmatic approach at
some locations but we have maintained
occupancy at 96%, leasing 1,361,000 sq
ft, with leases greater than one year on
average 4% below previous passing rent,
Willh din averdyge legse lenimn o7 0./ yedl s
and average incentives of 10 months.

We have seen anincreased proportion of
temporary deals (less than one year),
particutarly where units have become
vacant at short notice as a result of CVAs
or adminisirations - these now account
for 28% based on headline rents.

At Meadowhall, we signed 15 long term
deats, overall 7% below previcus passing
rent. New additions included Rituals,
Frasers, Lovisa and Deichmann.
Elsewhere on the portiolio, we agreed
four new leases with Wren Kitchens, two
with Superdrug as well as new deals
with Marks and Spencer at Giltbrook,
Nottingharn, Lidl at Urbital, Swindon and
Boats at Nugent, Orpington.

We have continued to outperform

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

but were 460bps and 390bps ahead

of 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 units in the year of which 29% were
unaffected; rent reductions resuclied in a
loss of £5.5m in contracted rent, with
store closures accounting for a further
€5 8rm toaether totalling £171 3m on

an annualised basis. Several of our
customers entered admipistration

post year end, including Debenhams,
accounting for a further £5.7m of lost
contracted rent.

Capital activity

in Novernber 2018 we set out a clear
plan to refine our Retail portfolio to
deliver 3 smaller, more focused
business representing 30-35% of tatal
assels, we have revised this to 25-30%
given the subsequent reduction in
values. Since Novemnber 2018, we have
made £610m lour share) of retail sales
with £296m [our share] achieved this
year. The sale of 12 Sainsbury's
superstores to Realty income
Corporation accounted for the majority
[£194m British Land share) but we alsg
sold a leisure assetin the first hatf and
four solus retail assets towards the end

of the second half.

tred in the

derted i

and we waud ke fo thank

Independent retailer,
Meadowhatll



Development

Sgft Current Value Costto complete ERY Elizvt
At 31 March 2020 ‘000 €m £m Em £m
Recently completed 7736 T 411 T 5 T 20 [ —— *ﬁ -
Committed 890 763 76 42 37
Near term 1,007 228 605 49 -
Medium term 6,861

Or a preperiiona'ly corsalidated bas s inzluding the Group’s share of J¥s and funds [except area which 1s shown at 100%].

Portfolio

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

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

this 1s a key competitive advantage.

In additicn, the majority of space in our
development pipeline I1s either income
producing or held at low cost, enhancing
our flexibility, so we have attractive
options we can progress as and when
appropriate. If we were to commit to

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

below our internal risk threshold for
speculative development of 8%. Although
we witl 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
leng terrm historical trends, owing to
the continued market uncertainty
surrounding Brexit and weaker global
growth. However, since Covid-19, there
is increased market uncertainty; raw
material costs have decreased, wages
are static, low preductivity s prevalent
and market consolidation is expected.
This suggests that short term tender
price inflation i1s likely to be very low.
This is still set against the risk that a
prolenged delay to Brexit terms being
agread inrresceee materigl cngte and

reduces labour supply in 2020/21.

Therefore, the anticipated range of
costinflation 1s expected to be between
2%-4% per annum. Te mitigate this risk,
7 /%0 01 Uk Costs G udr Majul Loimmnnlied
development programme have been fixed.

Campus developments

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

Completed developments

We reached practical completicn at

1 Finsbury Avenue (287,000 sq ft] in

FY19 and 135 Bishopsgate (335,000 sq ft)
this year. At 1 Finsbury Avenue, we are
now 85% let by ERV {including let Storey
spacel rising to 97% including all space
allocated to Storey. We have four retail
units left to let and all office occupiers have
now taken occupation. At 135 Bishopsgate,
we are now 0% let by ERV, with just
7,000 sg ft remaining.

Committed developments

Our cemmitted office development
pipeline is now focused on two buildings,
100 Liverpool Street at Broadgate

and 1 Triton Square at Regent's

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

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

100 Liverpool Street [524,000 sq ft} 1s 84%
let on the cffice space and with 45,000 sg ft
allocated to Sterey, we have only 20,000
sq ft left to let. The building is en track
te achieve a BREEAM excetlent rating,

a WELL Gold Certification for Wellbeing
and a WiredScore platinum rating for
internet connectivity. Sustainability has
peern HlLEgiaL o the U(—_’b\gﬂ dlid agtivery
of this building; by retaining half of the
existing structure we have saved 7,200
tonnes of embodied carbon and are on
track te 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 neighbauring
boroughs, ensuring local people benefit
from our developrnent.

At 1 Triton Square, Regent's Place,

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

Mear term pipeline

Our near term pipeline covers more than
tm sq ft. At Norton Folgate we have
censent for a 336,000 sqg ft scheme
cemprising 257,000 sq ft of office space
alongside retail and residential space,
to create a mixed use development
which is in keeping with the historic
tabric of the area. Our plans envisage

a mix of floorplates, to appeal to small
and growing businesses as well as more
established orgamisations, 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 far a
538,000 sqg ft office-led scheme, inctuding
137.000 sq ft of retail, leisure and dining
space, connecting Finsbury Avenue
Square with retail at 100 Liverpoot Street
and the Broadgate Circle.
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PERFORMANCE REVIEW CONTINUED

At Aldgate Place, Phase 2 1s a build-te-
residential scheme delivering 159 homes
with 19,000 sq ft of office space. We have
achieved planning consent for our revised
buitding layout and will be submitting a
second application on the landscaping in
the coming months. We would not
expect to start on site until we have
greater clarity on the market outlook.

Medium term pipeline

We have three campus developments
in the redium term pipeline, together
movsaring reara than T ca fE Thaee
buildings progress our mixed use
campus vision and support future
income growth.

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

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

i S I A =B T bp .

100 Liverpool Street

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

Dttt A mfmmm o b
(R REW N EY \_.l\.v\_.hur_dlllk,u [ -

enhancing and repositioning
our portfolio for the future

In line with our disciplined approach to
capital allocation and reflecting our
longer term view on the role of retail
within cur portfolio, we do not expect to
undertake significant retail development
in the near term. We do however
maintain a range of opportunities
across our portfolio which preserve our
optionality but we would only commit
to projects which are aligned with our
strategy, most likely comprising a
mixed use element, and when market
conditions are supportive.

B L N L Rl AN Ly
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Completed developments

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

We have no committed retail
developments.

Medium term pipeline

Qur medium term pipeline is focused

on mixed use opportunities. At Faling
Broadway, we are working up plans for
an exctting new 30NN sq ft affica lad
rrxed use schermne 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 [jointly owned with USS}
our consented mixed use development
plansinclude 380 new homes, alongside
shops, restaurants and 35,000 sq ft of
flexible office space. At Meadowhall, we
have consent for a 333,000 sq ft leisure
extension but are unlikely to progress
this in the current environment.

[




Canada Water: 53 acre masterplan

for a new urban centre in Central London

Highlights

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

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

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

- Drawdown of the headlease
may be delayed due to impact of
Covid-19 on finalising the 5104
Agreement; anticipated earliest
summer 2020

- Netvaluation movement up
9.8% to £364m reflecting
progress on ptanning

Jamie Mehmet,
Ballers Football Acadamy

At Canada Water, we are working with the
London Borough of Southwark to deliver
a 5m sq ft mixed use scheme, including
3,000 new hormes alongside a mix of
commercial, retail and community space.
The site 1s located on the Jubilee line and
the London Overground, making it easily
accessible from London Bridge, the West
End. Canary Wharf, Shoreditch and South
West London. ltwill alse be an indirect
beneficiary of Crossrail, which will reduce
pressure on the Jubilee Line between
Connry Wt o2 Dond S ooy

e val g [

53 acres including the dock area,
providing 48 acres of developable land.

In September we received a resolubion to
grant outline planning on the entire bm
sq ft masterplan from Southwark
Council, including detailed consent on
the first three buildings, covering
580,000 sq ft. In February 2020, we
received confirmation from the Mayor of
London that he would not be caltling in
the scheme for further consideration.
Following the completion of the $106
Agreement and 1ssue of planning
permission, which may be delayed due to
the impact of Covid-1% an finalising the
5106 Agreement, we will be in a position
te draw down the headlease under the
terms of the Master Devetoprment
Agreement signed with Southwark
Councilin May 2018, which we anticipate
being earliest surnmer 2020. This will
cornbine the ownership of our assets at
Canada Water into a single 500-year
headlease, with Southwark Council as
the lessor. At that point, British Land will
own 80% of the scheme with Southwark
Council owning the remaining 20% and
going ferward, they will be able to
participate in the development, up to

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

The resolution to grant planming decision,
which was unanimously agreed by
Southwark Council 1s a positive
endorsement of our programme of
engagement with the local community,
which has included over 120 public
consultations and local outreach events,
attracting over 5,000 individuals. As part
of this, we warked with Southwark
Council to develop a Social Regeneration
Charter which captures local residents’
priorities for the benefits of the

B N B e T L I e I SR AN
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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 tetal, 2 minimum of 35% of the
53 acres will be public open space and
we will be planting more than 1,200
additional trees, both on and offsite.
Our plans will also benefit the existing
and growing local cornmunity, with
investment inte education, healith and
community facilities in the local area.

The first three buildings will deliver 265
homes, of which 35% will be affordable
{split 70:30 between social rent and
intermediate housingl, as well as a new
lelsure centre, new public spaces and
improved pedestrian connections.
Building K1 will be solely residentiat
while building A1 will provide a mix of
residential and workspace and building
A? will provide workspace and the new
leisure centre. Both Al and A2 will
include retail at ground floor.

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

The net valuation movement for
Canada Water over the year showed

an uplift of 9.8% reflecting the progress
made on planning.
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Underlying Profit™?
IFRS [loss} after tax
Dividend per share

Total accounting return
EPRA net asset value per share™~
IFRS netassets
LTy "5

Weighted average interest rate®

£340m
£(320)m
31 00p

B

905

£8.689m

28.1%
2.9%

Resilient performance
In a challenging market

2020

327

£306m
£i1,114)m
15.97p
{11.01%
T 7rap
€7,147m_
34.0%
2.5%

. See Glossary on website for defintions.
See Table B wathin supplementary disclosure for recancinations 10 /FRS metrics
See Note 2 within financial statements for calcutation
See Nate 17 within financial statements for calculation and recancibation to IFRS melrics
On a proporticnally consobidated basis inctuding 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
challenging retail environment and the impact of Covid-19
WIICH &FOSE 1N TNE TOUrTH qUarter and So prunarily mpacied e
balance sheet valuations. Underlying earnings per share [EP5]
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 1.4p In 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% is
pre-let. Setting aside capital activity, earnings decreased by
0.8p, primarily due to increased provisioning for tenant
incentives in light of Covid-1%. Cast savings through
admimstrative and financing activities offset the impact of
retailer CVAs and administrations throughout the year.

Since April 2019, we have completed £0.9bn of gross capital
activity. Thus includes £2%6m sales (our share) of income
producing assets, primarily the sale of 12 Sansbury's
superstores to Realty Income Corporation in April 2019 for
£429m lour share £1%4m). In addition, we completed on

£86m of residential sales at Clarges, Maytair, £6m of which
exchanged prior to this financial year. We zlso acquired a 25%
interest [£54m) in West One, a shopping centre and offices
building, above Bond Street station.

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

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

Presentatian of financiatl information

The Group financial statements are prepared under IFRS where
the Group's Iinterests In joint ventures and funds are shown as a
single line item on the iIncome staterment and balance sheet
and all subsidiaries are consolidated at 100%.

Management considers the business principally on a
preportionally consolidated basis when setting the strategy,
determining annual priorities, making investment and financing
decisicns and reviewing performance. This includes the
Group's share of joint ventures and funds on a line-by-line
basis and excludes non-controlling interests in the Group's
supsidianes. The financial key performance indicators are also
presentad on this basis.

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

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

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

Loan to value [proportionally consolidated) 1s 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 zllows comparison to other
property ccmpanies who similarly meniter and report

this measure.
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FINANCIAL REVIEW CONTINUED

Income statement

1. Underlying Profit

Underlying Profit 1s the measure that is 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
is the same as the pre-tax EPRA earnings measure which
includes a number of adjustments to the IFRS reported profit
before tax.

2020
R S S - o Em
Gross rental income 576 5460
Pronarts nneratina pynanane fanl N
Netrentalincome ) B At
Net fees and other incorne 10 13
Adrministrative expenses 1.3 [81) [74]
Net financing costs . 4 121] (111}
Underlying Profit ’ 340 306
Non-controlling interests in
Underlying Profit 12 12
EPRA adjustments! S [ﬂ _(1,432)
FRS profit/{losslaftertax 2 {3200  (1,114)
Underlying EPS 1.1 34.9p 32.7p
IFRS basic EPS 2 [300p  [110.00p
Dividend per share 3 31.00p 15.97n

1 EPRA adjustments consist of investment and development property
revaluations, gans/losses on investment and trading property disposals,
changes in the fair value of financial instrumenlts and associated close out
costs These itemns are presented in the capital and cther column of the
consohidated incame staterment

1.1 Underlying EPS

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

This reflects Underlying Profit decline of 10.0%, partially offset

by the impact of share buybacks which added 1.1p 1n the year.

1.2 Net rental income

£m
532
3
— 3 3 478
14 for mn— T
M m
209 Sales Acqui Like forlike  Tenant Rental IFRS 16 Devel- 00
sitons  fent il ncentve debtor adoption opment
CVaand pravisions provisions and other
adrrinis-
trations]

Net sales of income preducing 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
e development pipeline wiinch s expecled Lo deuver LoZin in
rents in future years and Is already 88% pre-let [E54m).
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Retail like for Like net rental decline 15 5.1% mn the year, primarily
reflecting the impact of CVAs and administrations, The offices
portfolio saw like for like growth of 0.8% which 1s lower than the
historic run-rate due to lease expiries. Office expiries contributed
a 3.0% decrease to net rents, however the space has either been
re-let ori1s to be refurbished. Expiries have been mare than
offset by the impact of leasing activity in the year.

In light of Covid-19, an impairment of £7m was made against
tenant incentive balances primarily within the retail portfolio.
These non-cash prowisions pnimarily 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
auarter rent we offered to defer for our retail and leisure
customers facing challenges due to Covid-19 were not
receivable at year end and therefare not a trade debtor.

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

1.3 Administrative expenses

Administrative expenses decreased by 8.6% in the year.

The Group's operating cost ratio increased by 480bps to
23.5% {2018/19: 18.7%} as a resuli of lower rental income
following sales activity and an increase in property outgoing
expenses due to write-offs and provisions made in respect of
tenant incentive. Excluding write-offs and provisions made in
respect of tenant incentives and gquaranteed rent increases,
the Group's cost ratic 1s 19.8%.

1.4 Net financing costs

£m
(121} 6
1 )
(3
2019 Financing et Devetop- Share 20
activity divestrent nents buybacks

Lower interest rates and our financing activity undertaken aver
the last 24 months reduced costs by £6m. Financing during the
year included the (ssuance 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 2078).

The reduction in finance costs as a result of proceeds from

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

of secured 5Sainsbury’s JV bonds on the sale of a portfolio of
superstores, partiatly offset by share buybacks.

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

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



2. IFRS profit hefore tax

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

The IFRS loss after tax for the year was £1,714m, compared
with a less after tax for the prior year of £320m. As a result,
IFRS basic EPS was [110.0]p per share, compared to {30.0lp per
share in the pr\or year This prlmarlty reflects the downward

SECT AN
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and an increase in the capitat and Other income loss from
Joint ventures and funds of £306m, both driven principally by
outward yield shift of 101bps and ERV decline of 11.7% in the
Retail portfolio.

.l‘ﬁtr.\ [ el PR

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

3. Dividends

In March, the Company announced the Board's decision to
terporarily suspend future dividend payments. This was
considered prudent to best ensure we can effectively support
our retail and leisure custormers who are hardest hit, protect
the long term value of the business, and further strengthen our
financial position. Accordingly, the third interim dividend due for
payment in May was suspended. We will seek to resume
dividends at an appropriate level as soon as there is sufficient
clarity of cutlook. For this we will need to see a significant
impravement in rent collection and have mare visibility on the
post lockdown productivity of our assets, principally how quickly
retall customers and office workers return. The dividend for the
year ended 31 March 2020 was 13.97p.

Balance sheet

2020
. £m

Properties assets 12316 11177
Other non-current assets 151 131
12467 11,308

Other net current Labilities (267) {241}
Adjusted net debt 13 [3,621) {3,854]
Other non-current liabilities - -
EPRA net assets 8,649 7,213
EPRA NAV per share 4 905p T74p
Non-controlling interests 211 112
Other EPRA adjustments' 1171 (178}
IFRS net assets o 5 8639 7,147

Proportionally consolidated basis

1 EPRA net assets exclude the mark-to-market on derwvatives and related debt
adjustments, the mark-te-markeat on the convertible bond as well as delerred
laxation on property and derivative revaluations They include the trading
properties al valuation [rather than lower of cost and net realizable value] and
are adjusted for the dilutive impact of share options No dilution adjustment
15 made for the £350m zero coupon convertible bond maturing in 2020
Details of the EPRA adjustments are inctuded n Table B within tha
supblementary disclosures

4, EPRA net asset value per share

pence
905
0 33 3 774
(1371 [31] (2]
2019 valuaticn  Under- Dederds Finanarg Share 2020
perfor- lying actwity  buyback
mance Profit

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

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

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

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

While financing activity initially decreased NAV by 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
October 2019 which included three replacemeant Net Asset
Valuation metrics, namely EPRA Net Reinstatement Value [NRV),
EPRA Net Tangible Assets [NTA! and EPRA Net Disposai Value
{NDV]. We will report all three meltrics going forwards, adopting
EPRA NTA as cur primary metric as it 1s the closest to our
current primary metric, EPRA NAV. The three metrics have been
presented below as at 31 March 2020 to provide a comparison
to the current measures, EPRA NAV and EPRA NNNAV.

7872 845

EPRA Net Reinstaternent Value [NRV)
EPRA Net Tangible Assets INTA] 7,202 773
EPRA Net Disposal Value [NDV] 6,742 726

5. IFRS net assets

[FRS net assets at 31 March 2020 were £7,147m, a decrease of
£1,542m from 31 March 2019. This was primarily due to the IFRS
loss after tax of £1,114m, along with £295m of dividends paid and
F175m nf chare niprrhases rinder tha share hl\yh:ar‘l{ proqramme
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FINANCIAL REVIEW CONTINUED

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

£m
13,854)
(3,5211 382 375 .
EET 11251 (164)
1181 (388] [295]
2019 Drsposals  Acqui- Dewelop-  Netcash  Lhvidends  Share Other 020
sitions  mentand  from buyback

capex  operatons

Adjusted net debt s a progortionally cansolidated measure It represents the
Group net debt as disclased in Note 17 to the financial statements and the
Group's share of joint venture and funds’ net debt excluding the mark-to-market
on derivatives, related debt adjustments and non-controlling interests
Areconcibiztion between the Group net debt and adjusted net deblis

included in Table A withen the supplementary disclosures

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

7. Financing

I _ . Ren . .20
Net debt /

adjusted net debt' £2,765m  £3,247m £3,521m  £3,854m
Principal amount

of gross debt £288lm £3,294m £3,895m  £4,158m
Loan to value 22.2% 28.9% 28.1% 34.0%
Weighted average

interest rate 2 2% 1.9% 2.9% 2.5%
Interest cover 6.3x 5.8x 3.8x 3.8x

Weighted average
maturity of
drawn debt

735years 6.Byears 8 1years 7.5years

1 Group data as presented in Note 17 of the financial staterments. The proportionally
consobdated figures include the Group's share of jomnt venture and funds’ nel
debt and exclude the mark-to-markel on derivatives and related debt
adjustments and non-controlling interesis
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At 31 March 2020, our proportionally consclidated LTV was
34.0%, up 5%0bps from 28.7% at 31 March 2019. Valuation
declines contributed 340bps of this increase, and capital
spend contributed 210bps. Note 17 of the financial statements
sets out the calculation of the Group and proportionally
consolidated LTV,

Ouring the year, we issued a new £100m 2034 USPP note
following prepayment of a £98m 2027 note, extending debt
raturity and delivering future interest cost savings.

In March, we completed our first ESG linked Revolving Credit
Facility at £450m with a group of eight banks, by extending and
amending one of our existing unsecured RCFs. The extended
AT fids @ leduunie Hial gl Ui 70 bdsis pulie vvel LIDOG
lunchanged] and an initial five-year term which may be
extended to a maximum of seven years at British Land's
request, subject to banks’ consent. The facility may continue to
be used for our general corporate purposes. Aligning with ocur
sustainability strategy, the facility includes twe ESG-related
KPIs focused on the BREEAM ratings of our developments and
assets under management.

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

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

Our liability 2nd debt management activity has enabled us to
reduce our weighled average interest rate to a new low of 2.5%.
Our weighted average debt maturnity is 7.5 years.

At 31 March 2020, Bntish Land had £1.8bn of committed
unsecured revolving bank facilities; undrawn facilities and
cash amounted to £1.3bn. Based on our current commitments,
these facilities and debt maturities, we have no requirement to
refinance until 2024,

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

G S

Simon Carter
Chief Financial Officer



Covid-19 operational update

Rent due 2 March o 30 April e Offices Retal  Tetat
Received: 97% 43% 68%
Rent deferrals 1% 40% 22%
Rent forgiven 1% 4% 3%
Moved to monthly - 1% -
Outstanding 1% 12% 7%
Collection of adjusted billing’ 99% 78% 9%
1 Includes non-office customers located within our Londar campuses

2 Total bulled rents exclusive of rent deferrals, rent forgven and tenants maved to monthly payments

3 Asat 15 May

-~ P

Following the measures announced by the Government on

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

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

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

On 26 March, we announced that at sites we control, we would be
releasing smaller retall, food & beverage and leisure customers
from their rental cbligations for three months (Apnl to June).
The financial impact in terms of lost rent is c.£2m

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

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

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

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

The value of the retail portfolio declined 26.1% as ongeing
structural challenges were exacerbated at the year end
valuation date by the early effects of Covid-19. The valuers made
several Covid-12 adjustments in arriving at their valuation which
are set out in the FY20 Business Review; these adjustments
accounted for a ¢.6% valuation decline.

In the 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 is significantly
reduced with the majority of people now working from home.
While the crisis has inevitably created uncertainty for our office
occupiers, it has not materially affected our rent cotlection to
date and we beneht from a high quality, diverse custermer base

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

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

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

Across the Offices portfolio, we have 220,000 sq ft under offer
and 140,000 sq ft in negotiations. We are continuing to make
pregress, particularly on targer deals which are generally on a
longer time frame. On smaller deals, where occupiers are
looking to take space soon, progress has been delayed due to
uncertainty around fit out and timing of occupation. We are
conducting virtual viewings and have responded to 375,000 sqg ft
of RFPs since the crisis began.

Developments

Having initially closed our major sites as a result of Covid-19,
whilst we reviewed how Public Health England guidelines could
ve adhered to, all our major sites are now open, including both
100 Liverpoo!l Street and 1 Triten Sqguare. 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 otfice
element of 100 Liverpcol 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 is now being fitted out, albeit progress will inevitably
be slower with fewer operatives on site.
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FINANCIAL REVIEW CONTINUED
Our assessment of Covid-19

on our offices and retail customers

Lower Impact

TYpILdL SELLUlS:

- Global Technology
- Financial Institutions

- Professional and Corporate
- Grocery and Convenience
~ Bovernment

923%

Rent collected due between
2 March-30 April

Our assessment of Covid-19 on our customers

We have undertaken a bottom up analysis to understand the
potential impact of Covid-19 on cur customers and therefore
the risk associated with our rental cashflows. Based on this
analysis, we estimate that those customers likely to suffer a
relatively lower impact account for 49% of our centracted 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 contracted rent, including
sectors such as F&B, letsure, fashion & beauty retail and other
general retail. Of this group, over a third are public companies
with market capitalisations of over £1bn (as at 18 May 2020,

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

We 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 Borrowings not to exceed 175% of Adjusted Capital and
Reserves (as at March 2020: 40%)

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

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

- Food & Beverage, Leisure
- Fashion and Beauty

- General Retail

- Travel and Media

-~ Home and DIY

39%

Rent collected due between
2 March-30 April

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

Based on contracted rents on 2
proportionally consolidated basis.

1. Market capitatisation as at 18 May.

Secured debt with recourse to the Group is provided by
debentures with long maturities and imited armortisation.
These are secured against a combined pool of assets with
common covenants; the value of the assets is required to cover
the amount of the debentures by a minimum of 1.5 times and
net rental income must cover the interest at least once. We use
our rights 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 is all non-recourse
and the Broadgate and Meadowhall securitisations have no
loan to value default covenants.

Given qur 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 yvears to deliver a robust financial
footing, positioning us well to meet the market challenges of Covid-19.

Leverage

We manage our use of debt and equity finance to balance the
benefits of leverage against the risks, including magnification
Ol ety e tan s A i e sGhaE e s

leverage, primarily on a proportionally consolidated basis
including our share of jeint ventures and funds and excluding
non-controlling interests. At 31 March 2020, our proportionally
consolidated LTV was 34.0% and the Group measure was 28.9%.
Qur LTV is monitored in the context of wider decisions made by
the business, We manage our LTV through the property cycle
such that our financial position would remain robust in the
event of a significant fall in property values. This means we do
not adjust our approach to leverage based cnly on changes in
property market yields. Consequently, our LTV may be higher in
the low point in the cycle and will trend downwards as market
yields tighten.

gD Lo e

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

Monitoring and controlling our debt

We monitor our debt requirement by focusing principatly on
current and projected borrowing levels, available facilities,
debt maturity and interest rate exposure. We undertake
sensitivity analysis to assess the impact of proposed
transactions, movements in interest rates and changes in
property values on key balance sheet, liguidity and profitability
ratios. We also consider the risks of a reduction In the
availability 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 committed bank facilities
total £1.8bn; undrawn facilities and cash amounted to £1.3bn
at 31 March 2020,

Managing interest rate exposure

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

' ' 4 ' ' 1 I [
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sets appropriate ranges of hedged debt over that period and the
longer term. Qur debt finance is raised at both fixed and
variable rates. Derivatives [primarily interest rate swaps and
caps] are used to achieve the desired interest rate profile
across proportionally consolidated net debt. At 31 March we
had interest rate hedging on 81% of our debt (spot], and on 75%
of our projected debt on average over the next five years, with a
decreasing profile over that period. Our use of interest rate
caps as part of our hedging lalongside swaps) means that we
also benefit if market rates remain low. Accordingly we have a
higher degree of protection on interest costs in the short term
and achieve market rate finance in the medium to longer term.
The use of derivatives I1s managed by a Dervatives Committee.,
The interest rate management of joint ventures and funds 1s
considered separately by each entity’'s board, taking into
account appropriate factors far its business,

[T RY)

Counterparties

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

Foreign currency

Our policy is to have no material unhedged net assets or
Liabilities denominated in foreign currencies. When attractive
terms are available, the Group may choose to borrow In
currencies other than Sterling, and will fully hedge the foreign
Currency exposure.

British Land Annual Report and Accounts 2020 75



FINANCIAL POLICIES AND PRINCIPLES CONTINUED

Our five guiding principles

n Diversify our sources of finance £4 2 bn

We monitor firance markets and seek to access different sources of finance when the relevant

market conditions are favourable to meet the needs of our business and, where appropriate, total drawn debt
those of our joint ventures and funds. The scale and guality of our business enahle us to access a (proportmnally
broad range of unsecured and secured, recourse and non-recourse debt. We develop and consolidated])

maintain long term relationships with banks and debt investors. We aim to avoid reliance on
particular sources of funds and borrow from a large number of lenders 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 enabte them to evaluate their
exposure within the overall context of the Group. These facters increase our attractiveness to
QeDLEIOVIOe! S, and 1N THe (st Bve yedrs we Nave diidinged ts.son i511sh Land share t.o. ion] oi
new finance in unsecured and secured bank loan facilities, Sterling bonds, US Private
Placements and convertible bands. [n addition, we have existing long dated debentures and
securitisation bonds. A European Medium Term Note programme is maintained to enabte us to
access Sterling/Eure unsecured bond markets when it is appropriate for our business.

E Phase maturity of debt portfolio 7 5 yea rs

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  average drawn
result of our financing activity, we are ahead of our preferred refinancing date horizon of nat less debt maturity
than two years. In accordance with our usual practice, we expect to refinance facilities ahead of  [proportionally
their maturities, and have recently successfully extended and amended one of our unsecured consolidated]
Revolving Credit Facilities [RCF] at £450m for a new five-year term.

Maintain liquidity .E'I 3bn
in addition to our drawn debt, we aim always to have a good level of undrawn, committed, "

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

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

financing avaitability to suppert business requirements and new cpportunities.

Maintain flexibility .E1 8bn
4 Our facilities are structured to provide valuable flexibility for investment activity execution, -

whether sales, purchases, developments or asset management initiatives. Our unsecured total revolving credit
revolving credit facilities provide full operational flexibility of drawing and repayment and facilities
cancellation if we require] at shert 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.

B Maintain strong metrics 3 40/0

We use both debt and eqguity financing. We manage LTV through the property cycte such that

our financial position would remain robust in the event of a significant fall in property values LTV {proportionally
and we do not adjust our approach to leverage based on changes in property market yields. consolidated)

We manage our interest rate profile separately from our debt, setiing appropriate ranges of

hedged debt over a five-year period and the longer term. A

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

3.8x

intaract rover
(proportionally
consolidated)
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Group borrowings

Unsecured financing for the Group includes hitateral and
syndicated revolving bank facilities fwith initial terms usually
of five years, often extendable]; US Private Placements with
maturities up to 2034; the Sterling unsecured bond maturing
in 202%; and the convertible bond maturing in 2020.

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

Unsecured Borrowings and covenants

Thare are tiwn financial cavanante which annly acrnce 2l qAf tho

Group’s unsecured debt. These covenants, which have been
consistently agreed with all unsecured lenders since 2003, are:

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

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

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

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

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

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

Unsecured financial covenants

Secured borrowings

Secured debt with recourse to British Land 1s provided by
debentures with long maturities and limited amortisation.
These are secured against a combined pool of assets with
comman covenants; the value of the assets is required to cover
the amount of the debentures by a minimum of 1.5 times and
net rental income must cover the interest at least once. We use
our rights under the debentures to actively manage the assets
in the security poo!, in line with these cover ratios. We continue
te 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 threugn long daten secur isalons of 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 British 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 is to meet interest
and scheduled amortisation [equivalent to one times cover);
there are no LTV default covenants. These securitisations have
guarterly amortisation with the balance outstanding reducing to
approximately 20% to 30% of the original amount raised by
expected final maturity, thus mitigating refinancing risk.

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

- PN g 2020
[ e ‘. k2 . ! %
Net borrowings to adjusted capital and reserves 34 29 29 29 40
Net unsecured borrowings to unencumbered assets 29 26 23 21 30
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MANAGING RISK IN DELIVERING OUR STRATEGY

Effective risk management

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

Our risk management framework

For British Land, effective risk management is a cornerstone
of aur strategy and integral to the achievement of eur objective
of delivering sustainable long term value. We maintain a
comprehensive risk management process which serves to
identify, assess and respond to the range of financial and
non-financial msks facing our business, including those risks
that could threaten solvency and Liquidity, as wetl as to identify
emerging risks. Our approach is not intended to eliminate risk
entirely, but instead to manage our risk exposures across the
business, whilst at the same time making the most of

our opportunities.

Our integrated approach cornbines a top down strategic view
with & complementary bottorn up operational process outlined
in the diagram below. The Board has overall responsibility for
risk management 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
is assessed in the context of our business model and the
external environment in which we operate - this is our risk
appetite. It is integral both 1o our consideration of strategy and
to our medium term ptanning process.

Our integrated risk management approach

TOP DOWN

Strategic risk management

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

The Fxecutive Directors are responsible for delivering the
Company’s strategy, as set by the Board, and managing rick.
Our risk management framework categorises our risks into
external, strategic and operational risks. The Risk Cornmittee
[comprising the Executive Cornmittee and senior management
across the business and chaired by the Chief Financial Officer]
is responsible for managing the principal risks in each category
in order to achieve our performance goals,

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

BOTTOM UP

Operational nisk managament

BOARD / AUDIT COMMITTEE

Rewview external gnvironment
Robust assessment of principal risks
Set risk appetite and parameters
Determine strategic action points

v

A

Assess effectveness of nisk management systems

Report on principal nisks and uncertainties

RISK COMMITTEE/ EXECUTIVE DIRECTORS

Identity principal nsks

Direct detivery of strategic actions in line with
risk appetite

Montter key risk indicators

v

Consider completeness of identified nisks and
adequacy of ritigating actions
Consider aggregation of risk exposures acruss
the business

BUSINESS UNITS

Execute strategic actions
Report on key nisk indicators

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



Our risk appetite

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

[overseen by Investment Cormnmittee)

- Annual IRR process which forecasts prospective returns of each asset
- Percentage of portfolio in nen-core sectors

Development strategy - Total development exposure <15% of investment porticlio by value P
- Speculative developrnent exposure <8% of investrment portfolio by value
- Progress on execution of key development projects against plan

Capital structure - Manage our leverage such that LTV should not exceed a maximum level f market yields PN

were to rise to previous peaks
- Financial covenant headroom

Finance strategy - Period untit refinancing 1s required of not less than two years PN
- Percentage of debt with interest rate hedging [spot and average over next five years]

People - Voluntary staff turnover RN
- Employee engagement
[ncome sustainability - Market letting risk including vacancies, upcoming expiries and breaks, and speculative PN

development

- Weighted average unexpired {ease term
- Concentration of exposure to individual custorners or sectors

Key: Change in risk appetite from last year ff tncrease

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

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

<> No change

L Decrease

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

- high occupancy of 97% across our assets and proactively
rmanaging our exposure to individual occupiers and sectors.

- adisciplined appreoach to developrnent including using a
broad range of contractors and closely monitoring them,
coupled with our successful pre-letting strategy.

- an efficient capital structure and Liquidity position. Based on
our current commitments, available bank facilities and debt
maturities, we have no requirement to refinance until 2024.
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MANAGING RISK IN DELIVERING QUR STRATEGY CONTINUED

Our risk focus

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

Covid-19 presents a new and major nisk to the business. As yet,
it 1s impossible to fully predict the impact on the global and UK
ecenomy and thus the consequential impact on our husiness
and our key markets, The Board will centinue to closely
monitor and adapt to the developing situation and its effect on

'lw\r‘n N = TR R -J- [N = J.— —-—\——H\—-AL-y&L.-s,-ﬁ«--.—,-d-L

2 Compony, cithough the Bon TIZIIUTE
of our balance sheet, our high qual\ty diverse por‘tfollo of assets
and operaticnal expertise; which means we are positioned to
protect our business through the near term period of
uncertainty. We have considered the potential impact of
Covid-19 on each of our principal risks, which are set out on
pages 82 to 87. We have robust crisis management and
business continuity plans in place and have acted swiftly in
dealing with the excepticnal challenges posed by Covid-19;

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

are securely maintained and to support our customers

and suppliers.

Brexit continues to be an area of specific focus, which is
monitared 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

te formally leave the EU on 31 January 2020, any significant
impact will only be felt when the transition period ends on

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

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

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

retailer tenant risk and managing our exposure to custormners
or sectors in a more challenging market backdrop

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

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

- climate change which is increasingly important for risk
management. The Risk Committee 1s overseeing the
Steering Committee's progress towards TCFD compliance
hguiiy ddta Plivaly pluglaiinne diid niplel e datiui

- payment operations and key financial controls

- procurement and new supplier onboarding process

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

- on site compliance audits across our assets

Our principai risks and assessment

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

The current principal risks facing the Group are summarised in
the diagram opposite and described across the following pages.
Whilst we consider there has been no matenal change to the
nature of the Group’s principal risks, not surprisingty several
risks have increased as a result of the challenging external
environment and significant ongoing uncertainty. At last year
end, we flagged the economic outlook, political outlock,
investment and occupler demand, our iInvestment strategy and
income sustainability risks as elevated. Our current
assessment is that these risks remain heightened, but also:

- The emerging threat from Cowid-19 is incorporated within
our catastrophic business event principal risk {but will also
impact other principal risks]. Whilst 1t 1S not possible ta fully
predict its impact, we expect Covid-19 to adversely impact
the economic outlook and present an increased risk to the
nmvestment and occupier markets as well as to our people
our investment strategy and income sustainability
principal risks.

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




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

Our risk assessment

Externalrisks _ - N Risk heat map
Economic outlook . /[
m Political and regulatory o

. utlook

o Liice nveslinenl 6
A0 |

__ market
Retail imvestrment .
Rl arket B _ T
Office occupler market /[
, Betall qccup@:r mar@ /[\
Avaitability and cost
of finance ) ) ) >
g Catastrophic
il business event

Likelihood

Internal risks - strategic

ﬁ Investment strategy @

Development strategy

Capital structure

Finance strategy
Internal risks - opelr"ationraml

ﬁ People 7 7 ’l\
gﬁ Ir-acomensusta-mab\my - T

Other Group risks

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

These risks comprise:

A. Gperating model including reliance on third parties E. Fraud and corruption

B. Culture F. Compliance and tegat framework
C. Information systems and cyber security G. Suppty chain management

D. Effective control environment

Key

Strategic priorities Change year on year
3! Customer Orentation <3 No change

Right Places T Increase
Cap\lat Efficiency \L, Decrease

Expert People

Note: The above illustrates principal risks which by their nature are those which have the potential to significantly impact the Graup's strategic
nhiectives financial nasition ar reputation The heat map hinhlinhts net risk affar taking account of sriacinal mitinatinng The arrow shows the
movement from the 2019 paint
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Principal risks

External risks
Risks and impacts

How we monitor and manage the risk

Change in risk assessment in year

X Economic outlook

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

risks and opportunities in property and
financing markets and the businesses

of our custommers which can impact both -
the delivery of our strategy ahd our

financial performance,

H Political and regulatory outiook

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

- reluctance of investors and businesses
to rake investment and occupational
decisions whilst the outcome
remains uncertamn

- on deterrmination of the sutcome
the impact en the case for investrment
in the UK, and ¢n specific pelicies and
regulation introduced, particularly those
which directly impact real estate or
our customers

- the potential for a change of leadership
or poliical direction

Key

The Risk Comrmittee reviews the economic
enviranment in which we operate quarterty lo assess
whether any changes ta the reanamic autlaak justily
a reassessment of the risk appetite of the business
Key indicators including forecast GOP growth,
employment rates, business and consumer
confidence, interest rates and inflation/deflation are
considered, as well as central bank guidance and
government policy updates

We stress test our business plan against a downturn
In econornic outlook to ensure cur financial positien
1 suffiriently fleyibie and resilient

Qur resilient business madel focuses an a high
quality partfolic underpinned by our balance sheet
and financial strength

Whilst we are net able to influence the outcame of
significant political events, we do take the
uncertainty related tg such events and the range of
possible outcomes into account when making
strategic investment and financing decisions
Internally we review and monitor proposals and
emergmg palicy and legislatian Lo ensure that we
take the necessary steps to ensure complance if
applicable Additionally, we engage pubtic affairs
consultants to ensure that we are properly brigfed
an the potential policy and regulatory imgtications
of political evants We also monitor public trust

in business

Where appropriate, we act with other industiry
participants and representative bodies o contribute
to policy and regulatory debate We monitor and
respond to socal and pelitical reputational
challenges relevant to the industry and apply our
own evidence-based research to engage in thought
leadership discussions, such as with Design for Life

Change in risk assessment from last year

/]\ Increase
FaN

b

N N
SS Cndinge

Decrease
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Ecanomic growth remained volatile throughaout the
year The cutcome of the General Election and Brexit
withdrawal deal had nutially been positwe for the UK
economy, however, the recent Covid-17 cutbreak has
derailed any revival in the UK ecanormnic outlook

5DP forecasts for 2020 have conlinued to reduce wath
rany cornmentators predicting the impact on the
economy will be deeper than the post Giobai Financial
Crisis downturn, with the trajectory of recovery
difficult to forecast

Also, fallure to achieve a UK-EU arrangement
canditre tn trarde 15 algn a key nisk tn the aut!ank far
the UK economy.

Strong levels of government spending and measures
announced by the Bank of England to lower interest
rates will nitially help mitigate seme of the rimpact of
Cowid-19

Covid-19. Looking ahead, whilst the long term
economic Impact of Coved-19 15 hard to predict, the
sconomy faces a challenging shart term outlook, with
an increased risk posed by a global recession. Whilst it
15 inevitable that our business, Like many others, will
be negatively impacted; our business has a strong
balance sheet and clear long term strategy,

The political nisk outlook remains high dictated by the
national and global response to Covid-19 and there
remains significant uncertainty until our future
relationship with the EU has been determined
Furthermore, the global geopolitical and trade
environments remain Uncertain

Cowvid-19 ltis not possible ta predict fully the impact
Cawd-1% and Brexit will have nn nur

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



Risks and impacts

How we monitor and manage the risk

B Commercial property investor demand

Reduction in investor demand for

UK reaf estate may resultin fallsin
asset valuations and could arise from
varrations in:

- the hesith of the UK econcmy

- the attractiveness of investment in
the UK

- avallability of finance

- relative attractiveness of other
asset classes

Change in risk assessment in year

The Risk Comrmittee reviews tha property market
quarterly to assess whether any changes o tne
marke! cutiook prasent risks and opgortunities
wh:ch should be reflectad in the executior of

our strategy and cur capital allocation plan

The Commiltes considers wndicators such as the
margin between property yields and porrowing
costs and proparty capital growth forecasts, which
are considered alongside the Commitize members
knowiedge and exparience of market activity

ang trends

We focus on prime assets and sectars which we
believe wilit be less susceptible over the medium
term to a reduction in ccocupler and iInvestar demand
We maintain streng relationships with agents and
drrect investars active 1n tha market

We slress test our business plan for the effect of a
changein property yields

B Occupier demand and tenant default

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

Changing consumer and business practices
inclueding the growth of internet retaibing,
flexible working practices and demand for

energy efficient buildings, new technologies,

new legislation and alternative locations
may result in earlier than anticipated
obsolescence of cur buildings if evolving
occupler and regulatory requirements are
not met

The Risk Committee reviews indicators of accupler
demand guarterly including consumer confidence
surveys and ermployment and ERV growth forecasts,
alongside the Comrittee members’ knowledge
and experience ol occupier plans, trading
performance and leasing activity in guiding
execution of our strategy.

We have a high qualily, diversified occupier base
ard monitor cancentration of exposure Lo individual
occuplers or sectors, We perform rigarous occupler
covenant chacks ahead of approving deals and

on an ongoing basis so that we can be proactive

In Managing exposure to weaker occupiers
Through our Key Occupiar Account programmme,

we work together with our customers to find ways
to best meet their evalving requirements

Our sustanability stralegy links action on customer
health and wellbeing, energy efliciency, community
and sustainable des:gn 10 our business strategy.
Our social and environmental targets help us comply
with new legislation and respond to customer
demands, for example, we expact all our current
new developments to achieve a BREEAM Excellent
or above rating
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London Offices

- Investment volumeas were low but picked up in the
iral quarter of 2019 fellowing the UK election and
Brexit outcome However, in the waxe of Covid-19,

a number of transactions have been cancelled
or posiponed

- Covid-19, We expact investor confidence and volumes
will be impacted in the short term However, in the
longer term we expect market fundamentals o
cantinue ta favour London Offices as yields remanm
aitractive comparad ta many cther European markets,

St

Retail

- Investment markets were significantly weaker,
reflecting challenges in the occupational market
Liguidity did return to certain parts of the market,
with a pick-up tn transactanal activity, particularly in
retaill parks, but this has not continued as a result of
Covid-19

- There has been imited liguidity and a lack of
transactional evidence, particularty for larger lot sizes,
and as a result we have seen significant outward yield
shift for prime assets

- Covid-17. We expect the retail investrment market will
remain challenging and matenally weaker as a resull
of Covid-17. We remain commutted to our plan to
refine our Retail portfolic; however, we recagnise that
making progress with sales inthe coming period will
be mare diffizult

Landon Offices

- Qver the year. occupier demand for high quality,
well located London offices has remained strong
with take up in our markats, ahead of tha long term
average However, activity has slowed since March 2020
and Cowid-17 15 likely to impact same office nccuplers

- Cowvid-19- Whilst 1t 1s too early to predict the fuil impact
of Covid-19 and s effect on how office occupiers witl
want to utilise the.r space, 1tis likely o accelerate the
ongoing trend for flexible working, and trends for hot
desking and increased densification may slow. Alsc a
reduction in rental growth 1s possible as decision
making goes on hold However, office supply for large
occupiers remains imited and interest ievels remain
robust far the best quality space Cur Londan
campuses continue to appeal to a broader range of
businesses and are effectively full

Retail

- The retail accupational market has remained tough
and the challenges facing UK retall have been
compounded by the Covid-19 lockdown [n the short
term, thisis playing out in several ways, including rent
reductions, rent deferments and nen-payment,
but alsc an increase in retailers entering CvAs
or administrations

- Covid-1? The autlook will remain challenging as the
structural changes facing retail accelerate and we
expect further retailers wili fail Our focus is on
helping the customers whao are hardest hit but with
otherwise sound business models We have a
pragmatic approach ta lezsing to maintam 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 availability of finance may
adversely impact ability te refinance debt
and/or drive up cost,

Requlation and capital cosls of lenders may
increase cost of finance

Catastrophic business event

An external event such as a civil emergency,
including a large-scale terrorist attack,
cyhercrine, pandemic disease, extreme
weather occurrance, environmentat
disaster or power shortage could severely
disrupt global markets {including property
and financel and cause significant damage
and disruption to British Land's portfolio,
operations and people.

Key

Market borrewing rates and real estate debt
availlability are monitored by the Risk Committee
quarterly and reviewed regularly i order to guide
cur hinancing actions in executing our strategy
We monitar our projected LTV and our debt
requirements using severat internally generated
reports focused on borrowing levels, debt maturity,
available facilities and interest rate exposure
We maintain good lang term relationships with
our key financing partners
The scale and guality of our busmess enables us to
g
spread of repayment dates We aim always ta have
a good level of undrawn, committed, unsecured
revolving facilities ta ensure we have adequate
financing availability to support business
requirernents and opportuniies
We work with industry bodies and other relevant
organisations to participate in debate on emerging
finance regulations where cur interests and these of
our industry are affected

ammzes s A omezs raras Af mal mmas cf Binanes

We mainlain a comprehensive crises response plan
across all busmess units as well as 3 head office
business continuity nlan

The Risk Carmmittee maniters the Home Office
terrerism threat level and we have access ta security
threat information services

Asset emergency procedures are regularly reviewed,
and scenaria tested Physical security measures are
in place at properties and development sites

Our Sustainabitity Cammuttee continues te monitar
environmental nsks and we have estahlished A
TCFD Steering Commuttee to review our
management processes far cimate-related risks
and opparturities Asset nisk assessments are
carred out to assess a range of risks including
security, flood, environmental and health and safety
We have implemented carporate cyber security
systems which are supplemented by incident
management, disaster recovery and busmess
continuity plans, all of which are regularly reviewed
to be able to respond to changes m the threat
landscape and crganisational requirements

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

Change in risk assessment from last year

T Increase

LI b
Mo changl

N Decrease
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Markets have baen adversely affected globally by
Covid-1%9 Governments and central banks have

cut interest rates and increased economic stimulus

IN response

In the UK lenders’ appetite and support varies in
different debt markets For real estate, strength of
sponsor and qualtty of property remain key Avalability
of finance for retarl assets has significantly reduced
Cowid-19 British Land has rmaintained good access to
sources of funds i the unsecured markets We achieved
gocd support from cur banking group with aur new
FSG linked RCF of £450m and the axtensinn nf £925—
of other committed bank facilities for a further year

While the Home Office threat level from international
terrornism has been reduced to ‘Substantial’, the
emerging threat fram Cond-19 15 incorparated wathuin
our catastrophic business event principal risk and
means our residual risk assessment has increased
since the prior year Under the new Covid Alert
System, the threat level of Cowid-19 on a scale of ore
to five 15 currently rated four [ Severe’], but moving
towards level three ['Substantial]l meaning some
lockdown and social distancing measures need ta
remain in place

The wider use and enhancament of digital technology
across the Group increases the risks associated with
information and cyber secunty

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

been focused onthis for some time. We have a lang
track record of focusing on sustairability matters and
have a comprenensive strategy io address clirmate
change risks

Cowd-1% We have robust crisis management and
business continuity plans in place and have acted
swiftly in responding to the exceptional challenges '
posed by Covid-19, our focus 1s te ensure the safety of
our people, our assets are securely maintained and to
support our custorners and suppliers We protected
the interests of our employees by moving to working
fram home even before the lockdown



tnternat risks
Risks and impacts

How we monitor and manage the risk

Change in risk assessment in year

Investment strategy

In order to meet our strategic objectives,

we aim to invest in and exit from the right

properties at the right time.

Underperformance could resutt from

changes in market sentiment as wetl

as inappropriate determination and

execution of aur property investment

strategy, including:

- sector selection and weight.ng

- timing ef investment and divestment
decisions

- exposure ta developments

- asset, oCcupier, region concentration

- co-investment arrangements

Development strategy

Development provides an opportusnity for
outperformance but usually brings with it
etevated risk.

This is reflected in our decision making
process around which schemes to develop,
the timing of the development, as weli as
the execution of these projects.

Development strategy addresses several

development risks that could adversely

impact underlying income and capital

performance including:

- development letting exposure

- construction tirmng and costs [including
construction cost inflation)

- major contractor failure

- adverse planning judgements

- We manage our levels of total and speculative

- CQurinvestment strategy i1s determinad to be /I
consistent with our target risk appetite and 1s based
an the evaluat.on of the external envirornment

- Progress against the strategy and conlinuing

alignment wiln our risk appetite -s discussed at
each Risk Commitiee with referance to the property
markets and the external economic environmeant.

- The Board carries out an annual review of the

overall corporate strategy incliyding the current
and prospective asset portfolio allocation

- Indimduat investment decisions are subject to

- R e et

Cornmittes inctuding consideratian of returns
relative to risk adjusted hurdle rates

- Review of prospective performance of indnrdual

assets and ther business plans

- W= foster collaborative relationships weth our

co-investors and enter intc ownership agreements
which balance the interests of the parties

P
0

davelopment exposure as a proportion of the
investment portfotio value within a target range
considering associated risks and the impact on key
financial metrics. This 1s monitored quarterly by the
Risk Committee along with progress of
developments against plan

- Prior to commituing to a development, a detailed

appraisalis undertaken This includes consideration
of raturns relative to risk adjusted hurdle rates and
1s averseen by our Investment Commiltee

- Pre-lets are used to reduce development letting risk

where considered appropriate

- Compelitive tendening of censtruction contracts and,

where appropriate, fixed price contracts entered into

- Detailed selection and close manitering of

contractors mctudmg covenant reviews

- Experienced development managamert tleam

closely monitors design, construction and overall
delivery process

- Early engagement and strong relationships with
planning autharities

- We actively engage with the communities in which

we gperate, as detailed in our Local Charter, to
ensura that our development activities consider the
interests of all stakeholders

- W= manage environmental and social risks across

our development supply chain by engaging with our
suppliers, including through our Supplier Code of
Conduct, Sustainability Brief for Developments and
Heaalth and Safety Policy
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We have a clear and consislent strategy to build an
Increasingly mixed use business, focused an thres
core areas, campus focused London Offices,
refecused Retail and residential

We have a plan to reduce Retail to 25-30% of our
portfolio over the mediumn term, based on loday's
values We have made progress on tnis with £2%6m of
retail sales, bringing the total since we set cut our
plan in Novernber 2018 ta ¢ £610m

Covid-1% Making valug-accretive sales will be more
challenging in the current market so we will anly
rrearecs an A apnartinist e ke gad soll mmet ms e
allocate capital thoughtfully in Light of the current
market conditions

Development is a key element of cur investment case
as a fundamental driver of value, but 15 inherently
higher risk, particularly when pursued on a
speculative basis We lirnit our development expasure
to 15% of the total investment partfclio by value, with a
maximum of 8% 10 be developed speculatively

We actively manage our development risk and
pre-letting our space 1s an important part of that
approach Reflecting our continued successful teasing
actiity, 88% of our recently completed and committed
developments are pre-let

Cowvid-1% We chase to halt construction on our
committed pipeline; however, work has safely
recommenced at all our major developments, albeit
currently operating at much lower levels of
productivity due to reduced numbers of people on site
and amended working practices Delays in
construction may lead to increased cost and thereis a
risk of disputes with develapment partners as to who
bears the cost of delays Mowever, our comrmitted
developments are close to completion and 88%
pre-let. Our speculative exposure is low at 0 6% of the
total investment portfolio, and we are unlkely to make
further commitmenls until we have further clanty on
the macro outlook
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PRINCIPAL RISKS CONTINUED

Internal risks
Risks and impacts

How we monitor and manage the risk

Change in risk assessment in year

Capital structure - leverage

Our capital structure recogruses the need

for balance between performance, risk

and flexibitity:

- leverage magnifies praperty returns,
both positive and negative

- anincrease in leverage increases the
risk of 3 breach of covenants on
borrowing facilities and may increase
finance costs

Finance strategy

Finance strategy addresses risks both to
continuing solvency and profits generated.

Failure to rmanage refinancing requiremeants
may result In a shortage of funds ta sustain
the pperations of the business or repay
facilities as they fall due

Key

- We manage our use of debt and equity finance
1o balance the benefits of leverage against
the risks, including magmification of property
valuation movements

- Weaim o manage our loan to value {LTV) through
the property cycle such that cur inancial position
weould remain rabustin the event of 3 significant fatl
in property values This means we do nol adjust our
approach to leverage based on changes in property
market yields

- We manage our investment actiity, the size and
tmina af whizh can be ureven as well as our
development commitiments to ensure that gur
LTV tevel remains appropriate

- We leverage our equity and achieve benefits of scale
while spreading sk through jaint ventures and
funds which are typically partly financed by debt
without recourse to British Langd

- Five key principles guide our financing, employed
together 1o manage the nisks in this area diversify
our sources of finance, phase maturity of debt
portfolio, maintain biquidity, maintain flexibility,
and matntain strong metrics

- We moniter the period until financing 1s required,
which is a key determinant of financing activity,
Debt and capital market conditions are reviewed
regularly to identify financing oppartunities that
meet our business requirements

- Fmnancial covenant headroom s evaluated regulariy
and in conjunchion with transactions

- We are committed to mamntaining and enhancing
relationships with our key financing partners

- We are mindful of relevant emerging regulation
which has the potential to impact the way that we
finance the business

Change in risk assessment from last year

T Increase

N

Mo change

N Decrease
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- Over the tast few years we have lowered aur

leverage and benefil from a sound tinancial postian,
with a proportionally consolidated LTV of 349

This financial strength provides us with the capacity
to progress opportunities

Covid-19 Given our debt covenant structure across

the Group, we could withstand a further fall in asses
values of ¢ 45% before any mitigating actions

The scale of our business and quality of our assets
have enabled us to access a hroad range of dept
finance on attractive terms During the year, we have
commipleted £550m af refinancing and extended £925m
of facilities

Our senior unsecured rating was affirmed at

‘A’ and our short term |DR was upgraded to

F1" duning the year

Covid-19 We have £1.3bn of undrawn facilities and
cash and no regquirement to refinance untl 2024



Risks and impacts

How we monitor and manage the risk

Change in risk assessment in year

£ People

A number of ¢ritical business processes and
decisions lie in the hands of a few people.

Failure to recruit, develop and retain
statf and Directors with the right

skills and experience may resultin
significant underperformance or impact
the effectiveness of operations and
decision makng, in turn impacting
business perfermance.

73 Income sustainability

We are mindful of maintaining sustainable
income streams which underpin a stable
and growing dividend and provide the

platform from which te grow the business.

We consider sustainability of our income
streams in

- execution of investment strategy and
capital recyzling, notably tirming of
reinvestment of sale proceeds

- nature and structure of leasing actwity

- nalure and timing of asset managemeant
and develapment activity

Uur HR stralegy 1s designed ta minrmuse risk through

- informad and sk:llad recruitment processes

- talent performance management and succession
planning far key rolas

- highly competitive compensation and berefits

- pecple development and tra:ning

The nisx 15 measured through employee engagement
surveys, employes turnover and retentior metrics We
maonitar this through voluntary staff turnover in addtian
to conducting exil inlerviews

Ve e gego PRV

clear our requirements i managing key risks including
health and safety, fraud and bribery and other social
and environmental rnisks, as detailed in our policies and
cedes of conduct

b lojom o O b Sap T Do

- We undertake comprehansive profit and cash flow
forecasting incorporating scenario analysis to maodel
the impact of proposed transactians

- We take a proactive asset management approach to
rmaintain a strang occuper ine-up We monitor our
market lelting exposure including vacancies,
upcoming expiries and breaks and speculative
development as well as our weighted average
unexpired lease term

- We have a high quality and dwersified occup.er base
and monitor concentration of exposure to individual
CcCcCupiers or sectors

- We are proactive in addressing key lease breaks
and expiries to minimise periods of vacancy

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

Our people strategy 1s focused on creating a diverss
team with a range of skills and experiences who can
deliver Places Pecple Prefer

Over the year, we have continued to make significant
advances in ensuring that British Land remains a
greal place te work, so that cur employees remain
motvated and engaged to delver our strategy
Covid-19 The Covid-17 crisis presents a health and
safety risk to our people and has made day-to-day
operations mare ditficult and cemplex, and in the
medium ferm our operating model may need (o
~ranma Tha kasltk and wallhaing ~fn e ranels ks
always been our prionity and we were quick to
encourage all our office-based staff to work from
home We are providing the resources our people
need to work effectively from heme, as well as actively
monitoring our staff wellbeing during this prolonged
periad of lockdown

Ourncome streams are underpinned by high quality
assets and a diverse occupier base with high
occupancy However, our iIncome witl be negativety
wmpactied by the challenges facing the retail marke!
compounded by Cowvid-19

We continug to actively monitar our exposure to
occupters at risk of default and administration and are
selective aboul the sectors and occupers we target
Covid-19 We are mindful of the challenges facing

the retail market which has seen more retailers fail
To support our smaller retad, {ood & baverage and
leisure custorners facing financial challenges we have
been offering rental reductions and for larger
occupiers rent deferrals Given the Likely impact of the
current coisis on occupers, there 1s a risk of higher
levels of non-payment of rent There 1s also a risk that
UK Government initiatives temporarily structurally
alter the sngoing legal obligations of occuprers to
meet their contractual commitments to landlords

To preserve flexibility the Beard has temporarnily
suspended dividends untl thare s sufficient clanty

of outlack
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Viability statement

Assessment of prospects

in the current sitvation itis much maore difficult to forecast
given the lack of clarity on the extent and implications

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

We have worked conststently over several years o 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

- Qur leverage remains low, with LTV of 34% at 31 March 2020
We have a diverse riistnmar hase with mir larnast neciniers
across Retall and Offices being Tesca [7.8% of Retall rents)
and Facebook [7.8% of Office rents]

- We have strong relationships with our debt providers,
and have agreed extensions to financing of £925m during
the year.

A five-year forecast is considered to be the aptimum 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 it feasible and appropriate to report on the
Group's viability remains five years, te 31 March 2025,

The assumptions underpinining the tarecast cash tlows and
covenant compliance forecasts were sensitised to explore the
resilience of the Group to the potential impact of the Group's
significant risks and Cowid-19.

The printipal risks table on pages 82 10 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
detericration in economic outlook which would adversely
impact property fundamentatls, including investor and occupier
demand which would have a negative impact on valuations,
cash flows and a reduction in the availability of finance. In
addition, we have sensitised for the potential implications of a
catastrophic business event. The remaining principal risks,
whilst having an impact on the Group's business model, are not
considered by the Directors to have a reasonable iikelihood of
immpacting the Group’s viability over the five-year period to

371 March 2025.
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The most severe but plausible "downturn scenarto’, reflecting a
severe economic downturn and extended Cowd-19 pandemic,
incorporated the following assumptions:

- Avreduction in occupier demand and impact on income
sustainability; reflected by an ERV decline, occupancy
decline, increased void perieds, development delays, no new
lettings during FY21, the impact of 100% of our high risk and
50% of our medium risk tenants entering administration,
and the inability of our remaining Retail tenants lexcluding
assential stores) and ¢.20% of our Office tenants by value to
pay rents for an extended period.

- Areduction in investment property demand to the level seen
intha last cavare dawwntiten in PNNR/2(N9 wanth niibwiard \4;mH
shift to 8% netinitial yield.

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

Based on the Group's current commitments and available
facilities there is no requirement to refinance until 2024. In the
normal course of husiness, financing s arranged n advance of
expected requirements and the Directors have reasonable
confidence that additional or replacement debt facilities will pe
putin place prior to this date.

In the downturn scenario the refinancing date reduces to

mid 2022. However, in the event new finance could not be
raised mitigating actions are available to enable the Group to
meet its future Liabilities at the refinancing date, principally
asset sales, which would allow the Group to centinue to meets
its liabilities over the assessment period.

Viahility statement

Having considered the forecast cash flows and covenant
compliance and the impact of the sensitivities in combination in
the ‘'downturn scenario’, the Directors confirm that they have a
reasonable expectation that the Group will be able to cantinue
in operation and meet 1ts liabilities as they fali 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.

T L P ORI B B AL LIt U B TR D



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

-
~F
Py

Chris Grigg
Chief Executive

British Land Annual Report and Accounts 2020

89




UOPINPO.LJUL S, UNULIDY!)

| am pleased to present
the 2020 Corporate
Governance Report

The Board’s responsibility for leading the Company

and overseeing the governance of the Group continues to be
supported by a robust structure which allows for constructive
debate and challenge by all Board members. This approach
enables the Directors to make effective decisions, at the right
time and based on the right information.

I am pleased te 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 behavicur and our
corporate culture. This year, we are reporting
against the 2018 UK Corporate Governance Code
[the ‘Code’] avallable at www.frc.org.uk. | am pleased
with the standards of governance the Board
continues to uphold and the Board considers

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

An additional reguirement this year 1s to include a
staternent on how the Board has had regard to the
matters set out in s172(1}(a] to [f] of the Companies
Act 2006. This statement can be found on page 33
and mighlights that we continue to ensure that
uirecters have the right information on which to
make decisions. This Is supported by our strong
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engagement with the key stakeholders in our
business, including employees, suppliers,
customers, local authorities, partners, communities
and shareholders further details of which can be
found on pages 96, 97 and 114, 117.

As | stated in my introduction to this Annual Report
and Acceunts, our purpose is to create and manage
outstanding places which deliver positive outcomes
for all cur stakehelders on a long term, sustainable
basis. We call this Places People Prefer; we have
articulated it that way for mare than six years, but it
has underpinned the way we do business for much
longer. From providing the best space and the right
services to delivering great buildings, it is the input
we get from all our stakeholders that enables us to
do this well. Engaging with thern and having regard
o uul brugdet inpacl uit tie elviiuninenis
therefore always factored inte our decision making.



The Board formally satisfies itself that the rmatters in <172 have
been taken into account by consulting a checklist included with
decision papers, setting out which of the factors are relevant to
the decision and where in the paper they are discussed.

Covid-19

The way 1n which we have responded to the Covid-19 crisis
demonstrates that the interests of our stakeholders are fully
integrated into our decision making. Key considerations included:

- Interests of employees in moving to working from home
befare the lockdown;

- relatienships with customers in forgiving or deferring rent;
cafeti and neade nf noir cnpnliore 0 clasing drsrm and eafely
reopening construction sites;

- Impact on the communities by providing further contributions
to the Community Investment Fund;

- consequences of supporting our customers to preserve long
term value for shareholders; and

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

CSR Commitiee

We have this year introduced a new committee, the Corporate
Social Respensibility {CSR] Committee. The CSR Committee,
chaired by Alastair Hughes, 1s our prescribed mechanism for
workforce engagement in accordance with Provision 5 of the
Code. Further details can be found in the CSR Commuttee 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

In April 2020, William Jackson had served nine years on the
Board and although we had announced he would step down at
the end of the AGM in July 2020, we have asked William, and he
has agreed, given the current uncertainty brought about by
Covid-19, to stay on the Board for up to a further 12 months.
Preben Prebensen has been appointed as Willam's successor
as the Senior Independent Director and Alastair Hughes will
replace William on the Nomination Committee, with both
changes becoming effective at the end of the 2020 AGM.

The Board has appeinted 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 will stand for re-election
at the 2020 AGM.

This year we carried out an internal evaluation of the Board.
Details of the process undertaken and a summeary of the
outcomes are set out on pages 100 to 1071,

Directors’ Report

Chairman’s mtroduction 90
Board of Directors 72
Stakeholder engagement statement 26
Corporate Governance Report %8
Report of the Nomination Committee 104
Report of the Audit Committee 108
Report of the Corporate Social

Responsibility Committee 114
Workforce engagement statement 116
Directors” Remuneration Report 118
DII (AR | :1. R':'PUI L dll\_‘l Ele\J‘IUUIIdIL Lil:)\«.lUJUI (=] ;3;
Directors’ responsibilities statement 137

Compliance with the UK Corporate
Governance Code

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

Board Leadership
& Company Purpose

Mo-e cn page $3

Division of
Responsibilities

Maore cncage 89

Composition, Succession
& Evaluation

Moo o nage 100

Audit, Risk Management
& Internal Control

More an gage 107

Remuneration

Maors on page 102

HEBEn

This year's AGM will unfortunately not allow the usual level of
engagement hetween the Board and shareholders at an cpen
meeting because of the restrictions in place as a result of
Covid-19, but we would urge you stitl to cast your vote by
appeinting the Chairman of the meeting as your proxy.

/

{ (M W “’ﬂp -

Tim Score
Non-Executive Chairman
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BOARD OF DIRECTORS

Driving success

Our Board develops strategy and leads British Land

to achieve long term success.

MNon-Executive Chairman

Appointed as a Non-Executive Director
in March 2014 and as Chairman i July 2019.

Skills and experience

Tim has significant experience in the rapidly
evalving global technology landscape and brings
years of engagement both with mature econamies
and ermerging markets to the Board.

He 15 @ non-executive director of Pearson plc and
HM Treasury and sits on the board of trustees of
the Royal National Theatre. Tim was formerly
chief linancial officer of ARM Holdings PLC and
held senior financial positions at Rebus Group
Limited, Willam Baird ple, LucasVarty plc

and BTR plc. From 2005 to 2014, he was a
non-executive director of National Express Group
PLGC, mctuding urme as imtenrn chairman and

six years as senier independent director.

William Jackson

Non-Executive Director

Appomnted as a Non-Executive Director
in April 2011 and Senior Independent Birector
in July 2017,

Skills and experience

Willlam's experience spans business aperations
and financial planning. He 1s Managing Partner of
Bridgepoint, one of Europe’s teading private equity
groups, which he has led since 2001, Williarn has
served on a wide range of UK and internatianal
boards during his career and has extensive
property experience.

William will be stepping down from the Narmination
Committee and as Senor Independent Director
altne end of tne U020 AlbM. He will be succeeged
by Alastair Hughes and Preben Prebensen
respectively. He will seek re-election for a period
of not mare than 12 months

Chief Executive

Appointed to the Baard In January 2009,
Skitls and experience

Chris Grigg has been Chief Executive of British Land
since 2009 Throdghout this last decade, he has put
placemaking, wellbeing, sustainability and design
excellence at the heart of British Land's approach
ta real estate, This 1s summed up In the campany’s
sirategic focus on craating "Places People Prefer”.
Chinis has alse focused on balancing diversity at alt
levels within British Land and actwvely champiared
diversity across the praperty sector.

Unlil Novernber 2008, Chris was Chief Executive of
Barclays Commercial Bank, having joined Barclays
in 200% Prior to that, Chns spent over 20 years at
Goldman Sachs. Chiris is a Non-Executive Director
of BAE Systerns plc where he also sits on the
Corporate Responsibility Comrmuttee, and 1s on the
Executive Board of the European Public Real Estate
Association [EPRA)

Preben Prebensen

[x] [r]

Seniar Independent Non-Executive Birector

Appointed as a Non-Executive Director
in September 2017,

Skitls and experience

Preben has 30 years” experience in driving leng
term growth for British banking businesses

He has held the positian of chief executive of Close
Brothers Group plc since 2009 but is expected to
step down in 2020, Preben was formerly the chief
investment officer of Catlin Group Limited and
chief executive of Wellington Underwriting plc.
Prior to that he held a number of senior positions
at JP Morgan.

Prebeqwill succeed William Jackson in the role

of Seniar Independent Director at the end of the
2020 AGM.
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Chief Financial Officer
Appointed to the Board in May 2018
Skilts and experience

Simon has extensive experience of finance and
the real estate sector. He joined British Land fram
Logicor, the awner and operator of European
logistics real estale, where he had served as
chief financial officer since January 2017

Prior to joiming Logicar, frorm 2015 ta 2017

Simon was finance director at Quintain Estales

& Development Plc. Simon previously spent over
10 years with Briish Land, working in a vanaty of
financial and strateqic roles and was a member
of our Executive Commuttae from 2012 until hus
departure in January 2015, Simon also previously
worked for UBS in fixed income and qualified as a
charersd accourtant with Arthur Andersan

Laura Wade-Gery

Non-Executive Director

Appointed as a Non-Executive Directar
In May 2015.

Skitls and experience

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

She s a non-execulive directer of John Lewis
Partnership ple and Deputy Charr of NHS
Impravement. Previously, Laura was executive
director Multi Channel at Marks and Spencer
Group plc, served In a number of seruor positions
at Tesco FLC including chuef executve officer of
185C0.C0M and was a nan-execulive girecior o
Reach PLC [formerly known as Trinity Mirror pic).



Non-Executive Director

Appointed as a Non-Executive Director
inMarch 2015.

Skills and experience

Lynn s recognised as an authority in working at
the interface of advanced technelogy and industry,
Her critical thinking and analytical skills bring &
unigue dimeansion to the Board.

She 15 Shell Professor of Chemical Engineering at
the University of Cambndge and was appointed as
Executive Chair of the Engineering and Physical
Sclences Research Council in 2018, She s also a
fellow of the Hayal Seciely and Royal Academy

of Engineering.

Rebecca Warthington

Non-Executive Director

Appomled as a Non-Executive Threctar
in January 2018,

Skills and experience

Rebecca has extensive listed property sector
expertence and brings key commercial acumen
to the Board.

She 1s chief financial officer of IQSA Servces
Limiled and was formerly group chief operating
officer, having previously been group chief finance
officer, of Countryside Properties PLC. Rebecca
also spent 15 years at Quintain Estales and
Developrent PLC as finance director before
hecoming depuly chief execulive.

She was alse a non-execulive director and ¢hair of
the audit committee at Hansteen Holdings plc until
March 2018, and a non-executive director of Aga
Rangemasler Graup plc until September 2015.

She qualified as a chartered accountant with
Pricewaterhouse Coopers LLP.

Nen-Executive Director

Appainted as a Non-Executive Directar
In January 2018.

Skills and experience

Alastair has proven experience of growing real
eslate companies and is a fellow of the Royal
Institetion of Chartered Surveyars.

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

He s a former director of Jones Lang LaSalle Inc.
[JLL) hawing served as managing director of JLL
in the UK, as CED for Europe, Middle East and
Africa and then as CEO for Asia Pacific

Atastair will join the Namination Committee at the
end of the 2020 AGM

Brona McKeown

General Counsel and Company Secretary

Appointed as General Counsel and Company
Secretary in January 2018,

Skills and experience

Before jouning Briish Land, Bronz was

General Counsel and Company Secretary of

The Co-operative Bank plc for four years as part
of the restructuring executive team. Immediately
prigr to that she was Interim General Counsel
and Secretary al the Coventry Building Society
Until October 2011, Brona was Global General
Counsel of the Corporate division of Barclays
Bank plc, having joined Barclays in 1998

Brona trained and spent a number of years

al ddiyge Lily e (71,

Mon-Executive Director

Appointed as a Non-Executive Director
in December 2016.

Skills and experience

Nicholas has directed organisations through both
fiscal and strategic change management and
brings this wital expertise to the Board,

He i1s chairrnan of C. Hoare & Co and a director of
The Scottish American Investment Company PLC.
Nicholas was the Permanent Secretary to the
Treasury for over 10 years from 2005 to Marcn 2016,
leading the department through the financial
crisis and subsequent penod af banking reform

Board Committee membership key

Lﬂ‘ Audit Compnittee

ﬁ Corpoerate Social Respaensibility Committee

m‘ Momination Committee

ni Rermuneration Commiites

i Chair of a Board Commuttes
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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 stakecholders and the business. Board discussions have
covered a wide range of topics with a significant amount of time spent on
the following strategic topics:

slrategic topic Aredas on wnicn the ooard nas focusea Quring ine year

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

- Retail landscape and occupler insolvency

- Financial support to occupiers and service partners during the Covid-19 pandemic

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

- Capital plan and long term development pipeline

- The safety and wellbeing of our workforce following the cutbreak of Covid-19 and the
nationwide shutdown

Expert People

aoOo - Decisions on remuneration in the context of Covid-19
CCon - The delivery of a PZP system and further approval for central system infrastructure improvements
- The 2019 employee engagement sucvey

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

- Portfolio structure and shareholder value

- Suspension of divdend 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 sustainability strategy
- Oversight of the wark of the newly established CSR Committee

Sustainability

— Diversity and inclusion across our business
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GOVERNANCE AT A GLANCE

A strategic enabler

Our governance structure ensures that the right people
have access to the right information. Delegated authorities
throughout our organisation enable effective decision
making at appropriate levels.

vovernance rramework

Board » Board of Directors

Corporate Social
Audit Committee Responsibility Nomination Committee

Remuneration

Committee Committee

Executive Chief Executive

Executive Committee R |l}vestmen§ Co_mmi&ee

Sustainability Committee

Board attendance Additional Board meetings in response to Covid-19
Scheduled BRI

oo Mmeetings o S, - Tatal
Tim Score L _Af 10/10 Tim Score 5/5
Alastair Hughes' 6/6 2/4 8/10 Alastair Hughes 5/5
Chris Grigg ) b/6 4f4 10/10 Chris Grigg 5/5
Laura Wade-Gery b/6 &f4 10/10 Laura Wade-Gery 5/5
Lynn Gladden® &/6 3/4 /10 Lynn Gladden 5/5
Nicholas Macpherson 6/6 4f4 10/10 Nicholas Macpherson 5/5
Preben Prebensen 4/6 4f4 10/10 Preben Prebensen 5/5
Rebecca Worthington 6/6 A4 10/10 Rebecca Worthington 5/5
Simon Carter 6/6 4/4 10/10 Simon Carter 5/5
William Jacksen? 5/6 4f4 9/10 William Jackson 5/5

Preriie i st W e R The Board of Directors has made itself available for a total of
John Gildersteave 2/2 - 2/2 five meetings at short notice from 22 March to 1 May 2020 in
- o ] n . Lo lae . ; order to receive important updates and make critical decisicns
ety Hushes oo o 53 o mectngs o Ly Cladden mosed one i response to Covid-19. This highiights the Board s individual
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

Z. Wilbam Jackson was unable ta attend one meeting in July 2019 which conflicted . . . . . .
with his daughter's graduation, in addition to meetings in the ordinary course of business.
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Engaging with and
considering the needs of
our key stakeholders

Effective stakeholder engagement is at the heart of Places People Prefer
and embedded throughout every level of British Land.

L1« WA &

i

The nature of our business, from investing and developing properties to managing and curating our spaces,
means we have a continuous dialogue with a wide group of stakeholders inctuding customers, local authorities,
local communities, suppliers, partners and sharehotders. This continuous engagement means the views of
our stakeholders are taken into account before proposals are put to the Board for a decision.

How do we engage with our stakeholder groups?

IEEE R AR N R A LS B

We develop our buildings in collaboration with future occupiers so that from the ground up, the end
product is designed to fit the needs of our customers. This dialogue continues long after the
development is complete as we look to support cur custamers 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 Trust we have helped 42,700 children to read over the
past 10 years. See the People secticn of our strategic report from page 28 for
more information about our community projects.

We maintain a continuous diatogue with our suppliers through our
procurement management process. In September 2019, we hosted a round
table event which was attended by 40 of cur 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 ciosely with Scuthwark Council, we conducted over
170 niiblie cananltatinne and lnral nitraach svante attracting auar § 00N
mdnwduals over a period of five years, giving us a real insight into what key
stakeholder groups wanted from this development. This resulted in some
significant changes to our masterplan.

Our peopte
The workforce engagement statement on pages 114 to 117 outlines the work

we do to ensure the views of our workforce are known and taken into account

in decision making.

How stakeholder interests

and the matters set out withins172
of the Companies Act 2006 are
considered in Board discussions
and decision making:

Material business decisions are reserved
for the Board, however cur Investrment
Committee has a delegated authority to
take investment decisions of up to
£100m. Proposals that are brought to
either the Board or Investment
Committee for decision are accompanied
by a checklist that outlines the matters
included in s172(1) {a)-{f) of the
Companies Act 2006 and specifically
lists the relevance of each to the
decision. This ensures that the forum
taking the decision understands the
impact on cur stakeholders.

Our 5172 Statement (s within the
Strategic Report on page 33.

Canada Water

As described cn page 53 of the Strategic
Report, the work undertaken to date

to receive a resolution to grant planning
for our 53 acre masterplan at Canada
Water has been informed by in-depth
stakeholder engagement over many
years. Our vision for Canada Water has
evolved over time and has been shaped
arcund the locat 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 te respond to the successful
venue it has become.

In September 2019, the Board considered
the residential strategy of the Group, of
which cur plans at Canada Water are a
key component. The Board considered
that the successful detivery of the
residential strategy at Canada Water
involved positive tong term relationships
with our supply chain. The Board
recaognised that the fiexibility within

the planning consent would enable a
variety of tangre and auantum of homos
to be delivered to ensure a mixed and
balanced community.

Considering our
stakeholders during
the Covid-19
pandemic

The Board tock the decision

on 25 March to temporarily
suspend dividends in light of the
financial uncertainty arising
from the Covid-19 pandemic.

In reaching this decision, the
Board specifically considered
stakeholder interests and the
matters set out In s172.

A key driver of the deciswon

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

and further strengthen our
financial resilience.

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

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

ended March 2020. The Board
specifically considered the
impact to the local communities
we cperate 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 thermn to
return to the site, as well as our
suppliers’ sub-contractors.

We were able to respond quickly
and effectively providing help
where it was most needed due
to the strong relationships we
have built with the cormmunities
we aperate (in over many years.

The Board held five additicnal
rmeetings over the period from
22 March to 1 May 2020 to
consider the fast changing
environment.
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GOVERNANCE REVIEW

Corporate Governance Report

—> Board Leadership & Company Purpose

98

The Board has determined that the Company's purpose

is to create and manage outsianding places to deliver
positive outcomes for all our stakeholders on a sustainable
basis. We call this Places People Prefer. We do this by
.Jhdr\r\tﬁﬁlnrﬁr\j tho f_\\‘:\l-\r;r\: nrnde ~ftha Fr_mplﬁ Aand
organisations who use our piaces every day and the
communities who live in and around them. The changing
way people choose to wark, shop and live is what shapes
our strategy, enabling us 1o drive enduring dernand for our
space and value over the long term.

The Board, supported by an expert management team,
continue o maximise the competitive advantage of the
Company by utilising a deep history of stakeholder
engagement ta produce Places People Prefer and
maximise sustainable value for shareholders. The Company
is led 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 Birectors and two
Executive Directors. We continue to have a strang 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 aiso constructively challenge the Executive Directars,
particularly when developing the Company's strategy
and in their performance.

Qur governance structure is designed to ensure that
decisions are taken at the appropriate level with the proper
tevel 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 opportumty 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
inctuded: portfolio structure and shareholder value;
customer focus (with a presentation from Jones Lang
Lasalle); 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 é and 7 the Company has a
framework of values and strategic measures that underpin our
Puifool 1 wniomi e that o Db At gy wnd watturo S e Cuinganyg
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 workforce
engagement mechanisms are described on pages 116 and 117,

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

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
Teamn. The teamn consists of the Executive Cornmittee and its
direct reports in management roles who meet regularly both
formally and informally to ensurc there is a direct and visible
link across the business and a channel for workforce views to
reach the Beard.

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

the boardroom have been shaped by the impacts on our
stakeholders are described in the stakeholder engagement
staternent on page 6. Further information on British Land's
contribution to wider society can be found on pages 30 to 37,

Engagement with major shareholders

Institutional investors and analysts receive regular
cemmunications from the Company, including investor
relations events, one-to-cne 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 investors and analysts in Storey Club at our
Paddington campus. The Group Chairman, Executive Directors
and senior management gave presentations and held breakout
sessions on strategic initiatives, sustainability and our long term
view, The piesentations wese recot ded and dre availabie w view uii
our website www britishland.com/investorsfinvestor-day-2019.



The Chairman s commutted to ensuring that shareholder
views, hoth positive and negative, are relayed hack to the
Board and is assisted by the executive team in doing so.
The Chairman has met personally with 10 investors during
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and sharing the views of major shareholders within
the boardroam.

In addition to the Chairmnan’s efforts, the Chief Executive
provides a written report at each scheduted Board meeting
which includes direct market feedback on activity during
the period and commentary ocn any meetings with

major shareholders.

Conflicts of interest

The Directors are required to avoid a situation in which they
have, or could have, a direct or indirect conflict with the
interests of the Company. The Board has established a
procedure whereby the Directors are reguired to notify

the Chairman and the General Counsel and Company
Secretary of all potential new cutside interests and actual
ar perceived conflicts of interest that may affect them in
their roles as Directors of British Land. All potential
conflicts of interest are authorised hy the Board and the
register of Directors” interests is reviewed by the Board
twice a year. The Board also reviews the Directors’ Interests
Potlicy on an annual basis. Following the tast review in
Novemnber 2019, the Board concluded that the policy
continued to operate effectively.

External appointments

Any additicnal significant appointments must be approved by
the Board before they are accepted by Directors. The Board
will censider the Directors’ existing commitments in making
its decision. Non-Executive Directors’ letters of appeintrment
set out the time commitments expected from them.
Following consideration, the Nomination Cornmittee has
concluded that all the Non-Executive Directors continue to
devote sufficient time to discharging their duties to the
reguired high standard.

British Land’s policy is to allow Executive Directors to take
ane non-executive directorship at another FTSE company,
subject to Board approval. External appointments of the
Executive Directors are disclosed in their biographies.

Any fees earned by the Executive Directors from such
appointments are disclosed on page 130 within the
Remuneration Report.

The Board considered and approved the appointment of
Alastair Hughes to the Board of QuadReal Property Group,
wnich the board deemed a signiticant appaintment.

— Division of Responsibilities

There is a clear written division of responsibilities between
the Chairman [whao is responsible for the leadership
and effectiveness of the Board] and the Chief Executive

who is responsible for managing the Company's busmess]
The rmmrem i s Nhi-f0e- -
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and Senlor Independent Director have been agreed by
the Board and are available to view on our website
www britishtand.com/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 respectful
environment, allowing coherent discussion.

The Chatrman 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 cutside formal
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 Directors.

Operation of the Board

Our governance structure set out on page 95, ensures that
the Board 1s able to focus on strategic proposals, major
transactions and governance matters which affect the
long term success of the business,

Regular Board and Committee meetings are scheduled
throughout the year. In 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 decisions of a time-critical
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 before Beard and Committee meetings and that papers
are presented clearly and with the appropriate level of detail
to assist the Board in discharging its duties. The Head of
Secretariat assists the Board and Committee Chairs in
agreeing the agenda in sufficient time before the meeting to
allow input from key stakeholders and senior executives,

Papers for scheduled meetings are circulated one week prior
to meetings and clearly marked as being ‘For Decision’,

‘For information’ or "For Discussion”. To enhance the delivery
of Board and Committee papers, the Board uses a Board
portal and tablets which provide a secure and efficient
process for meeting pack distribution.
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GOVERNANCE REVIEW CONTINUED

Division of Responsibilities

Under the direction of the Chairman, the General Counsel
and Company Secretary facilitates effective information
flows between the Board and its Committees, and between
senior management and Non-Executive Directors.

Board Committees

Four standing 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 i1s
comprised solely of independent Non-Executive Directors.
The reports of these four standing Cornmittees 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 management have been
given delegated authority by the Board to make decisions
within specified parameters. Decisions outside of these
parameters are reserved for the Board although
management will often bring decisions within their
delegated authority to the Board for serutiny and challenge.

Management are supported by three standing Executive
Committees:

Investment Committee

Principal investment decisions are reserved for the Beard,
however it has delegated authority to the Investment
Committee to make decisions within specified financial
parameters. The Investment Committee membership
comprises the Chief Executive, Chief Financial Officer, Head
of Strategy and Investments, Head of Real Estate and Head
of Developments. The Investment Committee also reviews
investment proposals that fall outside of 1ts delegated
authority and provides recommendations to the Board for
its cansideration,

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 tearn, 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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; Composition, Succession

& Evaluation

Our rigorous and transparent procedures for appointing
new [irectors are led by the Nomination Committee.
Non-Executive Directors 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
Nemination Committee, deems it appropriate that they

do so. The procedure for appointing new Directors is
dAatatlard 1n tha Naminatinn Mammittes ronart nn nane 1NA

The Nomination Committee is responsible for reviewing the
composition of the Board and its Committees and assessing
whether the balance of skills, experience, knowledge and
diversity I1s appropriate to enable them to operate effectively.
More detail can be found in the Nomination Committee report
on page 105,

The Notice of Meeting for the 2020 Annual General Meeting
details the specific reasons why the contribution of each
Oirector seeking re-election is and continues to be
important to the Cormpany’s tong term sustainable success.
The biographies of each Director on pages 92 to 93 set

out the skills and expertise that each Director brings to

the Board.

Following a recommendation from the Normination
Commuttee, the Board considers that each Non-Executive
Director remains independent in accordance with provisions
of the Code.

As well as leading the procedures for appontments to the
Board and its Committees, the Normination Committee
oversees succession planning for the Board and senior
management with reference to the Board Diversity and
Inclusion Policy. Further detaits on the work of the
Nomination Commuttee and the Oiversity and Inclusion
Policy are within its report on page 107.

Board evaluation

The effectiveness of the Board and its Commitlees is
reviewed annually, with an independent, externalty
facilitated review being conducted at least ance every three
years. The next external review will be in 2021,

In 2020, an internal evaluation of the Board and its
Committees was conducted by the General Counsel and
Company Secretary by circulating questionnaires, seeking
guantitative and gualitative feedback and reporting the
outcomes to the Board.

In addition to the formal evaluation, the Chairman met each
Nan-Executive Director individually during the year to discuss
their contribution to the Board. The Senior Independent
Directer ted the appraisal of the Chairman’s performance
by the Non-Executive Directors, with the views of the
Executive Directors also being taken into consideration.




The Chairman and Chief Executive presented their
appraisals of the performance of the Chief Executive and
the Chief Financial Officer respectively. These appraisals
were taken into account when considering the performance
of the Board 2s a whole as well as in relation to annual and
long term incentive awards.

The review concluded that the Board, its Committees and
is indradual members all continue to operate effectively
and with due diligence. It also contirmed that good progress
has been made on the rececmmendations of last

year's evaluation:

- the Board has continued to develop its understanding of
culture and values with a review of the engagement
survey results;

- there have been more discussions on succession plans
this year, with the whole Board spending more time
considering the issue; and

- the time scheduled for Board meetings has been
extended, with strategy being a greater focus throughout
the year.

The tocus for the coming year will be:

- continuing the waork cn progressing succession planning
throughout the organisation;

- testing and refining the strategy in tight of changes in
the sector;

- reviewing the scope of the CSR Committee; and

improving the understanding and monitoring of culture
and values.

We will report on the progress of these focus areas in the
2021 Annual Report.

Audit, Risk Management

& Internal Control

Financial and business reporting

The Board 1s responsible for preparing the Annual Repert
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 far reaching this decision is outlined in the repert of
the Audit Committee. The basis on which the Company
creates and preserves value over the long term is described
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Audit Committee

The Audit Committee is responsible for monitoring the
integrity of the financial statements and results
anncuncements of the Company as well as the
appointment, remuneration and effectiveness of the
external and internal auditors. The detailed report of the
Audit Caornmittee is on pages 108 to 113

Risk management

The Board determines the extent and nature of the risks it
is prepared te take in order to achieve the Company’s
strategic objectives. The Beoard is assisted in this
responsibility by the Audit Committee which makes
recommendations in respect of the Group's principal and
emerging risks, risk appetite and key risk indicators.
Further information on the Group’s risk managerment
processes and role of the Board and the Audit Committee
can be found on page 78.

The Beard has responsibility for the Company's

overall approach to risk management and internal control
which includes ensuring the design and implementation of
appropriate risk management and internal control systems.
Gversight of the effectiveness of these systems 1s delegated
to the Audit Committee which undertakes regular reviews
to ensure that the Group is identifying, considering and as
far as practicable mitigating the risks for the business.

During the course of its review for the year ended 31 March
2020, and to the date of this Report, the Audit Committee
has not identified, nor been advised of, a failing or weakness
which it has determined to be significant.

Pages 112 to 113 set out the confirmations that the Audit
Committee made to the Board as part of the risk
management and internal control assurance process for
the full year.

Internal control over financial reporting

As wetl as complying with the Code, the Group has adopted
the best practice recommendations in the FRC "Guidance
on risk management, internal control and related financial
and business reporting” and the Company’s internal control
framewark operates in line with the recommendations set
out in the internationally recognised COSO Internal Control
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GOVERNANCE REVIEW CONTINUED

Audit, Risk Management

— Remuneration

& 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 controts are awned by
senior managers who report on compliance on a
six-monthly basis to the Risk Committee. All key internal
financial controls are reviewed on a two-yearly cycle by
nternal auait;

- Financial reporting: our financial reporting process is
managed using documented accounting policies and
reporting faermats 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;

- Disclosure Committee: membership comprises the
Chief Executive Officer, Chief Financial Officer, Head of
Investar Relations, General Counsel and Company Secretary
and Head of Secretariat. The Committee regularly
reviews draft financial reports and valuation information
during the interim and full year reporting process and
determines, with external advice from the Company's
legal and financial advisers, whether inside information
exists and the appropriate 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 statements. The assessment considered future
cash flows and debt facilities {to assess the liquidity risk of
the Companyl and the availabitity of finance [to assess
solvency risk], The assessment covered the 12-month
period required by the ‘going concern’ basis of accounting.

Following these assessments the Directors believe that

the Group 1s well placed to manage its financing and

other business risks satisfactorily and have reasonable
expectation that the Company and the Group have adequate
resources to continue in operation for at least 12 months
from the date of the Annual Report. They therefore consider
it appropriate to adopt the going concern basis of
accounting in preparing the financial statements.

A detailed description of the viability assessment 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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The Company's remuneration policies and practices
are designed to support strategy and promote the long
term sustainable success of the business. We have a
clear strategy to “build an increasingly mixed use
husiness”. To deliver on this strategy. we focus on four
objectives: Customer Orientation, Capital Efficiency,
Right Places and Expert People. Delivering against
these objectives creates the inputs to future value
rreatinn for all of nipr etakehnldare In nor Nirertars’
Rernuneration Report we explain our approach to
incentivise and reward employees to deliver these
inputs whilst also managing the business on a day-to-
day basis. We also explain how we create alignment
with shareholders and measure our performance over
the tonger term,

Our current Remuneration Policy was approved by
shareholders at the 2019 AGM. The Committee is also
respenstble for establishing remuneration of the
members of the Executive Committee,

The Remuneration Committee is authorised to use
discretion in determining remuneration cutcomes 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

June

~  Full Year Results Presentation Investor Roadshow, US [New Yark, Boston,
- Full Year Results Roadshow. London Philadelphia}
- Investar Property Conference, Netherlands - Two Investor Property Conferences, London

September

!

- Private Client Investor Roadshow, London Analyst & Investor Event, Paddingten

- AGM

December

b

- Industry Dinner Investor Property Cenference, London

- Half Year Results Presentation

~ Half Year Results Roadshow, London

- Investor Property Conference, Lenden

- Investor Roadshow, US [New York, Boston|
& Canada [Toronto)

March

- Private Client Investor Breakfast, London - Investor Property Conference, Miami
- Private Client Investor 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 report of the Nomination Committee
for the year ended 31 March 2020. | became Chair of the
Committee in July 2019, at which time Preben Prebensen also
became a member of the Committee.

The Nemimnation Committee continues to play a key role in
supporting British Land’s long term sustainable success. The
development and execution of our long term strategic objectives,
embedding of our culture and values and promation of the
interests of our stakeholders are all dependent upan effective
leadership at both Board and executive level. [tis the Committee’s
responsibility to maintain an appropriate combination of skills
and capabilities amongst the Directors. Long term succession
planning at Board and executive level remains a key priarity of
the Committee.

As a Committee our core responsibilities include reviewing
the structure of the Beoard and Committees, recommending
new Board appointments and ensuring adherence to formal,
rigorous selection, appointment and induction processes for
new Directors. As part of our angoing reviews of the composition
of the Board and its Committees we recommended a number
of changes to Committee memberships which are outlined
on page 105. The search process far Non-Executive
appaintments was refreshed duning the year and we
commenced a successful search for a new Non-Executive
Director. Irvinder Goodhew will join the Board on 1 October.
Mare information about the search process can be found on
page 106,
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As | noted in my introduction to the Gevernance section,

in March we announced that William Jackson, Senior Independent
Birector [SID), would step down as a Director from the
conclusion of the Company's AGM n July 20720 The Committee
recommended thal he be succeeded as SID by Preben
Prebensen and that Alastair Hughes be appainted to the
Committee. These appeintments will still take place at that
time even though William will now stay on the Board for an
extended period of up to 12 months.

All of the Cammittee activities set out in this Report were
conducted within the context of our unwavering cornmitment to
improving inclusicn and diversity across British Land. We are
proud of the tangible impact British Land’s diversity policies
and initiatives are having both at Board level and in the wider
business, and we report on this progress in both this Report
and in the Expert People section of the Strategic Report.

Looking ahead, long term succession planning at Board and
exacutive level will remain a key priority of the Committee.

I hope you find the following report interesting and illustrative
of our focus on ensuring that the Board and its Commuttees
remain well equipped with the skills and capabilities needed
to drive the future success of British Land.

£ hon

Tim Scare
Chairman of the Noemination Committee



Committee composition and governance

The Committee has three members. At the 2019 AGM,
John Gildersleeve stepped down from the Cormmuttee, and

-
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371 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.

Attendance

ﬂ;ESc_ore Chairman 1 Apr 2017 414
William Jackson Member 11 Apr 2011 44
Preben Prebensen’ Member 19 Jut 2019 3/3
Former Directors who served during the year o

John Gildersleeve® Chairman 1 Jan 2013 111

1 Preben Prebensen joined the Commuttee on 17 July 2019
2 John Gildersleeve stepped down from the Board and Committee on 19 July
2019, at which point Tim Score became Chairman of the Commitiee

Key areas of focus during the year

Non-Executive Director search and selection

Intate 2019, following further review of the longer term needs
of the Board, we began the search for a new Non-Executive
Director to supplement the Board's skillset.

The search process was conducted in accordance with the
Board Diversity and Inclusion Policy and the Selection and
Appointment Process, which are both explained later in this
Report. Russell Reynolds Associates, the executive search
firm appointed, has no other relationship to the Company or
individual Directors. The firm has adopted the Voluntary Code
of Conduct for Executive Search Firms on gender diversity and
best practice.

The search resulted in the appointment of Invinder Goodhew

as a Non-Executive Director, as announced on 21 May 2020,
Irvinder brings over 25 years of experience in various operational
and strategic roles, in a broad range of sectors including retal,
consulting and financial services and will join the Board on

1 October 2020.

Board and Committee composition reviews and appointments
During the year the Committee reviewed the broader
composition and balance of the Board and its Committees,
their alignment with the Company's strategic objectives,

and tie need [or progiessive reftesning oi the bvard.

In March 2019 we announced that John Gildersleave would
retire as a Non-Executive Director and step down as Chairman
of the Company at the conclusion of the 2019 AGM, to be
ciirrerdad by Tim Senre Ac g racilt the fallewina Coamenittaas

changes took effect in July 2019:

- Tim Score stepped down from the Audit Commuttee, and was
succeeded as Chair by Rebecca Worthington;

- William Jackson stepped down from the Remuneration
Committee and was succeeded as Chair by Laura Wade-Gery;

- John Gilderslesve was succeeded as Chair of the Nomination
Comrmittee by Tim Score; and

- Preben Prebensen was appointed to the Nomination Committee.

In addition, in May 2019 Alastair Hughes and Lynn Gladden
hecame 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 Witliam Jackson completed his third
three-year term 1n April 2020. In making recommendations fer
reappointment, the Committee considered their performance
and ability to contribute effectively to Board discussion and to
challenge the performance of management.

in March 2020 we announced that Witham Jackson would refire
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 William as S10 and, having
confirmed that he possessed an appropriate skillset, and the
right personal qualities and experience for the role, made a
recommendation to the Board for the appointment of Preben
Prebensen to the role of SID. The Committee also
recommended that Alastair Hughes be appointed to the
Committee. As a result the Committee recommended the
following changes to take effect at the end of the 2620 AGM:

- Preben Prebensen to succeed Willlam Jackson as Senior
Independent Director; and
- Alastair Hughes be appointed to the Nomination Committee,

The Cormnmiittee is satisfied that, following the Committee
composition changes described above, the Board and its
Committees will continue to have the appropriate balance of
skills and experience required to fulfil their roles effectively.
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REPORT OF THE NOMINATION COMMITTEE CONTINUED

Independence and re-election

The independence of all Non-Executive Directors 1s reviewed by
the Committee annually, with reference to therr independence of
character and judgement and whether any circumstances or
ralationships exist which could affect their jJudgement. The most
recent assessment included a fuller review of the independence
of William Jackson, who has now served in excess of nine years
on the Beard. Having regard to all such considerations, the
Board s of the view that the Non-Executive Directors each
remain ndependent, notwithstanding their periods of tenure.

Prior to recommending the reappointment of serving Directors
to the Board, the Comrittee also considers the time commitment
rertired and whather earh reannaintmant wnild hein tha baat
interests of the Company. Detailed consideration is given lo
each Director’s contribution to the Board and its Committees,
together with the overall balance of knowledge, skills,
experience and diversity.

Following its review, the Committee is of the opinion that each
Non-Executive Director continues to demonstrate commitment
to his or her role as a member of the Board and its Committees,
discharges his or her duties effectively and that each makes a
valuable contribution to the leadership of the Company for the
benefit of atl stakeholders,

Accordingly, the Committee recommended to the Beard that all
serving Directors be put forward for election or re-election at
the 2020 AGM.

Biographies for each Director can be found on pages 92 to 93.

Succession planning

The Committee is responsible for reviewing the succession
plans for the Board, including the Chief Executive. We recognise
that successful succession planning includes nurturing our own
talent pool and giving opportunities to those who are capable of
growing into more senigr roles.

The succession plans for the Executive Directors are prepared
on both shorter and longer term bases while those for Non-
Executive Directors reflect the need to refresh the Board
regularly. Such plans take account of the tenure of indmvidual
members. The Committee’s review of Executive Director
succession plans includes consideration of the process for
talent development within the organisation to create a pipeline
to the Board.

The Chief Executive, with the support of the HR Director,
prepares succession plans for senior management for
consideration by the Committee with the rest of the Board
invited to be involved as appropriate. The Cammittee notes that
the remit of the Corporate Social Responsibility Committee
includes consideration of the extent to which the business is
developing a diverse pipeline for succession to senior
management roles.

A number of issues that would normally be dealt with by the
Committee were discussed with the full Board.
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Selection and appointment process
The Committee oversees the selection and appointment process
for Board appointrent, which was updated during the year, and
is summarised in the figure below.

Board composition review

The Committee annually reviews the structure, size
and compasition 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
tarm ch”:h:rjy avtarnal anviranmant and tha nasd tn
allow for progressive refreshing of the Board. The
review identifies the specific skills required by new
appointees and guides the Committee’s long term
approach to appointments and succession planning.

Rote brief

The Committee works only with external search
agencies which have adoptad the Voluntary Cede of
Conduct for Executive Search Firms on gender
diversity and best practice. The Committee and
agency work together to develop a comprehensive
role brief and person specification, aligned to the
Group's values and culture. This brief contains clear
criteria against which prospective candidates can be
objectively assessed.

Longlist review

The eater nal sear ol ayency is CJiallenged Lo use Lthe
objective criteria for the role to produce a longlist of
high quality candidates from a broad range of
petential sources of talent, This process supports
creation of a diverse longtist. The Nomination
Committee 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 customnised to the specific
requirements of the role. All interview candidates
are subject to a rigorous referencing process.

Review and recommendation

The Committee ensures that, prior to making
any recormmendation to the Board, any potential
conflicts and the significant time commitments
cof prospective Directors have been
satisfactorily reviewed.



Diversity and inclusion

The Beard's Uwersity and Inclusion Pelicy has been updated
during the year, expanding the Board's commitments in this
area. It recognises the benefits of diversity in its broadest sense
and sets out the Board's ambitions and objectives regarding
diversity at Board and senior management level. The Policy
notes that appointments will continue to be made on merit
against a set of objective criteria, which are developed in
consideration of the skills, experience, independence and
knowledge which the Board as a whole requires to be effective.
The Policy also describes the Board's firm betief that in order to
be effective a board must properly reflect the environment In
which it operates and that diversity in the boardrocom can have a
posilive eltect on the quauty of decision making. Atigned (o tnis,
the Policy has a number of specific quantitative and gualitative
policy objectives in support of Board-level diversity and
inclusion, mcluding the following commitments:

- the intentiocn to maintain a balance such that at least 30%
of the Board are women:

- theintention to have at least one Director from an ethnic
minarity background on the Board by the end of 2020,

- to matintain the improved gender balance of its leadership
teams and senior management; and

- toensure that there is clear Board-level accountability for
diversity and inclusion for the wider workforce

The Committee 1s pleased te confirm that these objectives have
been fully met. As at 31 March the Board comprised 30%
women, while the Executive Committee composition has
increased from 33% to 36% women. Clear accountability for
diversity and inclusion is delivered through Alastair Hughes
and Lynn Gladden's membership of the Corporate Social
Responsibility Committee, which monitors progress an
diversity and inclusion objectives and relevant initiatives

within British Land.

Average Board member age over a four-year period’

2020 56 years old
2019
2018

20017

Composition? Tenure?

¥s Chairman 1 49 0-3 years 3
B Executive Directors 2 8 3-6 years 3
= Nui Casdubive 7 - -7 yeais z

Directors

1 As at intended AGM date of 29 July 2020
2. As at 31 March 2020,

Induction, Board training and development

Each new Director is invited to meet the General Counsel and
Company Secrelary or Head of Secretariat to discuss their
induction in detail, following which the programme is tailored
specifically to their requirements and adapted to reflect their
existing knowledge and experience.

Each induction programme would ordinarily include:

meetings with the Chairman, Executive Directors, Commuttee
Chairmen, external auditor ar remuneraticn consultants
{as appropriate);
inforrnation on the corporate strategy. the investment
strategy, the financial position and tax matters [including
details of the Company's REIT status);
an overview ot the preperty portfelio provided by members of
the senior management team;
visits to key assets;

o details of Board and Committee procedures and Directors’
responsibilities;
details on the investor relations programme; and
informaticn on the Company’s appreach to sustainability.

The Committee also has responsibility for the Board's training
and professional development needs. Directors receive training
and presentations during the course of the year to keep therr
knowledge current and enhance their experience.

Key areas of focus for the coming year

As well as the regular cycle of matters that the Committee
schedules for consideration each year, we are planning over the
next 12 months to continue to focus on succession planning
both for the Board and at senior management level, and will
continue to develop a strong talent pipeline and associated
leadership programmes.

Board and Committee effectiveness

The process followed for the internally-led Board effectiveness
evaluation conducted during the year is described in the main
Board governance section on page 100.

The Cormmittee's effectiveness during the year was evaluated as
part of the wider Board evaluation and concluded that the
Committee operated effectively.
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REPORT OF THE AUDIT COMMITTEE

Monitoring quality

and integrity

The Audit Committee monitors the quality and integrity
of the financial reporting and valuation process.

Bt v s

G e

I 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 Committee following my
appointment at the conclusion of the 2079 AGM. In line with

the focus on imgroved governance and clear, relevant and
concise reporting, this report of the Audit Committee hightights
the main issues which arose during the year and how they
were addressed.

Role and responsibilities
The principal responsibilities of the Committee are:

Financial reperting - Monitoring the integrity of the Company’s
financial statements and any formal announcements relating to
financial performance, and considering significant financial
reporting issues, judgements and estimates

External Audit — Oversight and remuneration of the external
auditor, assessing effectiveness and making recommendations
to the Board on the appointment of, and the policy for non-audit
services provided by, the external auditor

Internal Audit - Monitoring and reviewing reports on the work
performed by the internal auditor and reviewing effectiveness,
inctuding its plans and resourg¢ing

Risk management and internal controls - Reviewing the
system of internal control and risk management

Investment and development property valuations
- Censidering the valuation process and outcome and the
effectiveness of the Company's valuers
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Key areas of focus

Ultimately, the Committee continues to play a key role in
overseeing the integrity of the Group's financial statements,
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and understandable, as well as ensuring that a scund system
of risk management and internal contrel is in place.

During the year, the Cormmmittee has reviewed the process

for identification and mitigation of key business and ermerging
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 Committee continued to monitor the implementation of the
new valuer policy which was approved in 2017. The third and
final phase of the implementation of the palicy was successfully
completed during the year. As at 31 March 2020 84% of the
portfolio was under new instruction since the transition process
began in the year ended 21 March 2018, The Committee thanks
all of its valuers for their professionalism throughout the
implementation of the policy.

Committee composition and governance

I becarme Chair of the Cornmittee at the conclusion of the 2019
AGM following Tim Score’s appointment as Group Chairman.
Following his appointment Tim stepped down as Chawr and as a
member of the Committee in accordance with the Code. The
Committee continues to be composed solely of independent
Non-Executive Directors with sufficient financial experience,
commercial acumen and sector knowledge to fulfil their
responsibilities. Members” attendance at Committee meetings
is set out in the following table:

Attendance

1Jan 2018

Rebecca Wo rtﬁ ngton

Chairman - 3/3
Alastair Hughes Member ~ 1Jan?2018 3/3
Nicholas Macpherson Member TAprad17 3/3
Tim Score! Chairman 20 Mar 2014 1/1

1. Tim Score stepped down from the Audit Committee on 19 July 2019, at which
point Rebecca Worthington became Chair of the Cornmittee




The Board is satisfied that the Committee as a whole has
competence relevant to the real estate sector. For the purposes
of the Code, | am deemed to meet the specific requirement of
h,:;wiruj t:wr_mlfv‘:m# rerent and relayant financial exneriance

Members of the senior 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 Committee meeting. In addition, the
Chairman of the Board, Chief Executive Officer, Head of Investor
Relations, Head of Planning and Analysis and other key
employees are invited to attend part, or all, of specific
Committee meetings.

The Committee meets privately with both external and internal
auditors after each scheduled meeting and continues to be

satisfied that neither is being unduly influenced by management,

As Committee Chair, | additionally hold regular meetings

with the Chief Executive Gfficer, Chief Financial Officer and
other members of management to obtain a good understanding
of key 1ssues affecting the Group and am thereby able to identify
those matters which require meaningful discussion at
Committee meetings. | also meet the external audit partner,
internal audit partner and representatives from each of the
valuers privately to discuss any matters they wish to raise or
concerns they may have.

Committee effectiveness

The Committee assessed its own effectiveness during the year
through an internal guestionnaire. The Committee reviews its
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 Commiittee was satisfied that the
terms of reference continued to be appropniate. The current
terms of reference were effective from 1 April 2019 and are
available on cur website at www.britishland.cam/cemmitteas.

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 usefut in understanding our work.

Rebecca Worthington
Chair of the Audit Committee

Financial reporting

The Committee continues to review the content and tone of the
preliminary results press release, Annual Report and half year
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are reviewed by the Committee Chair and the Committee as
a whole prior to formal consideration by the Board, with
sufficient time provided for feedback.

The Committee reviewed the key messaging included in the
Annual Report and half year resulls, paying particular attention
tc those matters considered to be important to the Group by
virtue of their size, complexity, level of judgement required and
potential impact on the financial statements and wider business
model. Any 1ssues which were deemed to be significant were
debated openly by the Committee members and cther attendees,
including management, external and internal auditors.

The Committee has satisfied itself that the controls over the
accuracy and censistency of the infarmation presented in the
Annual Report are robust. The Comrmuttee reviewed the
procedure undertaken to enable the Board to provide the fair,
balanced and understandable confirmation io shareholders.
Meetings were held between the Group Financial Controller,
Head of investor Relations and other senior employees to review
and document the key considerations and a detailed report was
then provided to the Committee. The Committee therefore
recommended to the Board that the Annual Repoert 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 rnodel and strategy.
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REPORT OF THE AUDIT COMMITTEE CONTINUED

The sigrificant issues considered by the Committee in relation to the financial staterments during the year ended 31 March 2020, and
the actions taken to address these 1ssues, are set out in the following table:

How these issues were addressed

Significant issues considered
Going concern statement

The approprateness of preparing the Group
financial statements on a going concern basis.

LA B EP S *
P A L

Whether the assessment undertaken by
management regarding the Group’s tong
term viability appropriately reflects the
prospects of the Group and covers an
appropriate period of time,

Covid-19

The impact of Covid-19 on the assessrment of
the Group's principal risks and uncertainties,
risk appetite and viability statement.

Accounting for significant transactions

The acceunting treatment of significant property
acquisitions, disposals, financing and leasing
transactions is a recurring risk for the Group with
non-standard accounting entries reguired, and in
some cases management judgement applied.

REIT status

Maintenance of the Group's REIT status
through compliance with certain conditions
has a significant impact on the Group's results.

Valuation of property portfolio

The valuation of investment and development
properties conducted by external valuers s
inherently subjective as it is undertaken on the
basis of assumptions made by the valuers
which may not prove to be accurate.

The outcome of the valuation is significant to
the Group in terms of (nvestment decisions,
results and remuneration.

Taxation provisions

The appronriatenass of taxation orovisions
made and released in the period.

The Committee reviewed management’s analysis supporting the going concern
basis of preparation. This included consideration of forecast cash flows, availability
of commmutted debt facilities and expected covenant headroom. The Committee also
received a report from the external auditor on the results of the testing undertaken
an management’s analysis.

As aresult of the assessment undertaken, the Committee satisfied 1tself that the
going concern basis of preparation remained appropriate.

The going concern statement 1s set out on page 88.

Tho Commreebe s sopeidorndiehotho s emamasa et e s s et o A
the Group’s risk appetite and principal risks as disclosed on pages 78 to 87; whether
the pertod covered by the staternent was reasonable given the strategy of the Group
and the environment in which it operates; and whether the assumptions and sensitities
identfied, and stress tested, represented severe but plausible scenarios in the
context of solvency or liquidity. The Cornmittee also considered a report from the

external auditor.

The Committee cancurred with management’s assessment and recommeanded the
viability staterment to the Board.

The viability statement, together with further details on the assessment undertaken,
Is set out on page 88.

A detailed analysis of the impacts of Covid-1%9 en the Group's risk framework is
included within the Risk Review on pages 78 to 88.

The Committee reviewed management papers on key judgements, including those for
signiticant transactions, as well as the external auditor’s findings on these matters.

In particular, the Committee considered the accounting treatment of the acquisition
of West One, and the treatment of bespoke leasing arrangements in relation to a key
development. The external auditor separately reviewed management’s judgements in
relatton to these transactions.

The Commuttee reviewed the REIT tests performed by management and concluded
that the Company's REIT status had been maintained in the year. The Committee
separately considered the external auditor’s review of management's assessment. '

The external valuers presented their reparts to the Committee prior to the half year
and full year results, providing an overview of the UK property market and summarising
the performance of the Group’s assets. Significant judgements were also highlighted

The Committee analysed the reports and reviewed the valuation outcomes,
challenging assumptions made where thought fit. In particular, with the third and
final phase of the iImplementation of the valuer appointment palicy, the Committee
paid specific attention to those assets which were subject to a new valuation
instruction during the year including Broadgate.

The Committee closely analysed the valuation of Canada Water following the
resolution to grant ptanning for our 93 acre masterplan and robustly challenged the
methodology used. i

The Committee was satisfied with the vatuation process and the effectiveness of the
Company’s valuers The Committee also approved the relevant valuation disclosures
to be included in the Annual Report

The Commutiee reviewed taxation provisions made and released by the Group.
They considered papers prepared by management and discussed the views of the
external auditors to obiam assurance tnat amounts held were commensurate witn
the associated risks.
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External Audit

PricewaterhouseCoopers LLP {PwC| was appointed as the
Group's external audrtor for the 2075 Annual Report following a
formal competitive tender process, The Committee considered
the need for a competitive tender for the role of external auditor
during the year under review and confirmed that a tender was
not appropriate due to PwC's strong performance to date.

The Committee confirmed that a competitive tender will be
completed no later than for the 20725 year end audit. Given the
continuing effectiveness of PwC in their role as externat auditor,
the Committee believe 1t is in the best interests of shareholders
for PwC to remain as externatl auditor for the following financial
vear. It s currently proposed that a tender process be
completed during 2024,

The year under review is Sandra Dowling's first year as
engagement partner following John Waters  mandatory rotation
at the conclusion of the 2019 audit. The Committee will ensure
that future rotations are undertaken as required by legislation to
the extent that this s not undertaken earlier by PwC.

The Committee is responsible for overseeing the relationship
with the external auditor and for considering their terms of
engagement, remuneration, effectiveness, independence and
continuad objectivity. The Commuttee annually reviews the audit
requirements of the Group, for the business and in the context
of the external environment, placing great importance on
ensuring a high quality, effective external audit pracess.

Fees and non-audit services

The Committee discussed the audit fee for the 2020 Annual
Report with the external auditor and approved the proposed
fee on behalf of the Board.

in addition, the Group has adopted a policy for the provision of
non-audit services by the external auditor. The policy helps to
safeguard the external auditer’s independence and objectivity.
The policy allows the external auditor to provide the following
non-audit services te British Land where they are considered to
be the most appropriate provider:

- audit retated services: including formal reporting relating
to borrowings, sharehclder and other circulars and work in
respect of acquisitions and disposals. In some circumstances,
the external auditor 1s required to carry out the work because
of their office. In other circumstances, selection would depend
on which firm was best suited to provide the services required

in addition, the following protocols apply te non-audit fees:

- total non-audit fees are Uimited to 70% of the audit fees inany
one year. Additionally, the ratio of audit to non-audit fees is
calculated in line with the methodology set out 1 the 2014
EU Regulations;

- Commitlee approval is required where there might be
guestions as to whether the external auditor has a conflict
of interest; and
the Audit Committee Chair i1s reguired to approve In advance
each additional project or incremental fee between £25,000
and £100,000, and Commuittee approval ts required for any
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Total fees for non-audit services amounted to £0.04m, which
represents 6% of the total Group audit fees payable for the year
ended 31 March 2020. Detatls of all fees charged by the external
auditor during the year are set out on page 158,

The Committee 1s satisfied that the Company has complied
with the provisions of the Statutory Audit Services for Large
Companies Market Investigation (Mandatory Use of Competitive
Processes and Audit Committee Responsibilities) Order 2014,
published by the Competition and Markets Authority on

26 September 20714,

Effectiveness

Assessment of the annual evaluation of the external auditor’s
pertormance was undertaken by way ot a guestionnaire
completed by key stakeholders across the Group, including
senior members of the Finance team. The review took into
account the guality of planning, delivery and execution of the
audit including the audit of subsidiary companies), the technical
competence and strategic knowledge of the audit team and the
effectiveness of reporting and communication between the audit
team and management.

PwC also provide the Committee with an annual report on its
independence, objectivity and compliance with statutory,
regulatory and ethical standards. For the year ended 31 March
2020, as for the prior year, the external auditor confirmed that it
continued to maintain appropriate internal safeguards te ensure
its independence and objectivity.

The Coammittee concluded that the quality of the external
auditor’'s work, and the knowledge and competence of the audit
teamn, had been maintained at an appropriate standard during
the year.

In addition, the Committee reviewed the Financial Reporting
Council's {FRC]'s review of PwC’s audit of the Group for the year
ended 31 March 2019, The FRC's review identified some limited
improvements in relation to the 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 recommended to the Board that a
resolution to reappoint PwC as external auditor of the Company
be put to sharehclders at the 2020 AGM,
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REPORT OF THE AUDIT COMMITTEE CONTINUED

internal Audit

The role of Internal Audit s to act as an independent and objective
assurance function, designed to improve the effectiveness of the
governance, risk management and internal controls framework
in ritigating the key risks of British Land. Ernst & Young LLP
[EY) continue to provide Internal Audit services to British Land
and attended all Committee meetings o present their audit
findings and the status of managernent actions.

During the year, the Committee reviewed and approved the
annual Internal Audit plan, including consideration of the plan’s
alignment to the principal risks of the Group and its joint
ventures. Internal audits completed during the year included

o P
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control testing, crisis management and Storey. Overall, no
significant control issues were identified although several
process and control improvernents were proposed, with fotlow
up audits scheduled where necessary.

il C N Pa

Effectiveness

The annual effectiveness review of the internal auditor included
consideration of the Internal Audit charter which defines EY's
role and responsibilities, review of the quality of the audit work
undertaken and the skills and competence of the audit teams.
Key stakeholders across the Group, including Cornritiee
members, Head of Secretariat, Head of Financral Reperting and
other senior ermployees, completed a questionnaire to assess
the effectiveness of the internal auditor. The results of the
questionnaire were improved from a good base, fellowing

the completion of actions identified from the prior year.

The Committee concluded that EY continued to discharge

its duties as internal auditor ettectively and should continue

in the role for the year commencing T April 2020

Risk management and internal controls

The Board has delegated responsibility for overseeing the
effectiveness of the Group's risk management and internal
control systems to the Committee. The Committee has oversight
of the activities of the executive Risk Committee, receiving
minutes of all Risk Committee meetings and discussing any
significant matters raised.

At the full and half year, the Committes 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
ernerging risks, following a bottom up assessment throughout
business units and deep dive by the Risk Committee. The Audit
Cornrmittee made a recommendation te the Board regarding the
identification and assessment of principal and emerging risks.
The Board accepted the Committee’'s recommendation.
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The Commuttee considered the Group's risk appetite and
recommended an update to the measurement of our people
risk in order that the Group risk appetite remains set at an
appropriate level to achieve the Group's strategic goals without
taking undue risk. The Board accepted the Committee’s
recornmendation for the Group's risk appetite.

The Commyttee also reviewed the status of key risk indicators
throughout the year against nsk appetite, focusing on any which
were outside optimal ranges. The Committee gave particular
attention to the risks relating te Covid-19, occupier credit risk
exposure, the UK's political and economic cutlook following the
UK's departure from the European Union and the UK's internal
polincal turmoil and development contractor exoosure.

Half yearly, in conjunction with the internal auditor, management
reports to the Committee on the effectiveness of internal controls,
highlighting control 1ssues identified through the exceptions
reporting process. Risk areas identified are considered for
incorporation in the Internal Audit plan and the findings of
internal audits are taken into account when identifying and
evaluating risks within the businass. Key cbservations and
management actions are reported to, and debated by, the
Committee. For the year ended 31 March 2020, the Cormmittee
has not identifiled, nor been advised of, a failing or weakness
which it has deemed to be sigruficant.

At the request of the Remuneration Committee, the Commitiee
considers annually the level of risk taken by management

and whether this affects the performance of the Company.
The Remuneration Committee takes this confirmation into
account when determining incentive awards granted to the
Executive Directors and senior management. Taking inta
account reports received on internal key controls and risk
management, and the results of the internal audit reviews, the
Committee cancluded that for the year ended 31 March 2020
there was no evidence of excessive risk taking by management
which ought to be taken into account by the Remuneration
Committee when determining incentive awards.

The Group’s whistleblowing arrangements enable all staff,
including temporary and agency staff, suppliers and occupiers
to repart any suspected wrongdoing. These arrangements,
which are monitored by the General Counsel and Company
Secretary and reviewed by the Committee annually, include an
independent and confidential whistleblowing service provided
by a third party. In March 2020, a new third party supplier was
appointed that presents greater value and a more user-friendly
platform. The Committee received a summary of all whistleblowing
reports received during the year and concluded that the
response to each report by management was appropriate.

The whistieblowing reports were also relayed to the Board by
the Committee Chair,



The Commuttee also reviewed the Group's tax strategy which
sets out the Group's approach to risk management and
governance in relation to UK taxation, its attitude towards tax
planning, the level of risk the Group ts prepared to acceptin
relation to tax and its relationship with HM Revenue & Custems.
The resulting decument ['Our Approach to Tax'] was approved
by the Board and is available on the Company's website at
www.britishland.com/gavernance.

Additional information on the Company's internal controls
systems is set out in the ‘Managing risk in delivering our
strategy’ section on pages 78 to 81,

Investment and development property valuations

The external valuation of British Land's property portfolio 1s a
key determinant of the Group’s balance sheet, its performance
and the remuneration of the Executive Directors and senior
management. The Cornmittee is committed to the rigorous
monitoring 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 Commuttee reviews the effectiveness of the externai vatuers
bi-annuatly, focusing on a quantitative analysis of capital values,
yield benchmarking, availability of comparable market evidence
and major outliers to subsector mavements, with an annual

qualitative review af the level of service received from each valuer,

The valuers attend Committee meetings at which the full and
half year valuations are discussed, presenting their reparts
which include details of the valuation process, market conditions
and any significant judgements made. The external auditor
reviews the valuations and valuation process, having had full
access to the valuers to determine that due process had been
followed and appropriate information used, before separately
reporting its findings to the Committee. The valuation process is
also subject to regular review by Internal Audit.

British Land has fixed fee arrangements in place with the
valuers in relation to the valuatian of wholly-owned assets,

in ine with the recommendations of the Carsberg Committes
Report. Copies of the valuation certificates of CBRE, Knight
Frank, JLL and Cushman & Wakefield can be found on our
website at www. britishland cem/reports.

Focus for the coming year

During the year ending 31 March 2021 the Committee will
continue to focus an the processes by which the Board
identifies, assesses, monitors, manages and mitigates risk,
particularly in light of the challenging conditions within the
retail sector and Covid-19. The Committee will also continue

o s Y [ R A

- - RS et LDy [T

scheduled far review by Internal Audit including, but not limited
to, key financial and operational controls, Canada Water,
cyber security strategy and the procure to pay systerm operation.
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REPORT QF THE CORPORATE SOCIAL RESPONSIBILITY COMMITTEE

Helping people thrive

We seek to ensure the Company s a first-class employer,
builds and manages first-class buildings for its communities
and occupiers and delivers this in a sustainable way.

3 N

{ am pleased to present the report of the CSR Committee for the
year ended 31 March 2020.

The Committee was set up at the beginning of the year to assist
the Board in overseeing its engagement with employees and
other stakeholders and to assess the Company’s wider
contribution to soctety. The Committee is also the Board's
designated mechanism for workiorce engagement in
accordance with provision 5 of the Code

Our terms of reference set out the prirmary role of the Committee
and are available on our website www britichland.com/committees.
We summmarise this as seeking to ensure that the Company:

- s a first-class emptoyer;

- Builds and manages first-class buildings; and

- Delivers this in a sustainable way for both our communities
and the environment

The inforrnation below sets out in detail the activity undertaken
by the Cornmittee during the year ended 31 March 2020.1 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
s huildings to ensure they are high guality, safe and built wn an
environmentally friendly way.

Employee engagement and culture

We have been encouraged by the number and quality of
mechanisms in place for employee engagement and the results
yaar The Cooautiog
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reviewed the output of the employee engagement survey, witich
showed an overall engagement score of 75%, which s 6% ahead
of the national benchmark. This is a good result and was based
on a huigh response rate of 89%. Particularly encouraging for the
Committee were the scores of 91% saying they were proud to
work at British Land and 90% supporting the statement that
British Land’s commitment to social responsibility [e.g.
commurity support, sustainability, etc] is gentine.

Over half of the mechanisms suggested by the FRC Guidance
on Board Effectiveness were already in use to engage with
employees. As Directors we have a number of ways in which
we interact with employees and following our last externally
facilitated Board evaluation, almost all Board meetings have
either a breakfast or lunch with an equal number of employees,
The initial round of these events enabled us to get to know
senior management better but in the last year we have had
the opportunity to meet other employees without senior
management present. {_aura Wade-Gery has been the subject
of an "in conversation” session with employees which explored
a wide range of subjects.

The Company has a sirang set of networks and committees
with different focus areas. These are not standatore focus areas,
but are integrated into how we engage with our stakeholders
and run our business. As an example, the Parents & Carers
Cormnmittee and BL Pride Alllance arranged a presentation from
the LGBTQ+ chanty Just Like Us, who are now also an occupier
at Broadgate and have hosted workshops and training at the
Paddingtan Campus for students and teachers taking part in the
Just Like Us programme (further information on this can be
found on page 37). Similarly, the Wellheing Committee has set
up a network Including eccupiers and the local community ta
consider wellbeing at our Paddington campus. Further details
on these and our alher committees can be found in our Expert
People section from page 28,

Construction and health and safety

The Committee took mce to understand management's
approach to hiealth and safety and was impressed with

the ngour and detail of the systemns in place to ensure our
buildings and practices are safe, with Acaident Frequency
Rares substantially below the national average. We also
covered howwe procure and design our buildings, including
having a design framewor k which ensures that we and our
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Engaging with our occupiers, both current and future, has
demonstrated that strong envircnmental credentials are an
increasingly key reguirement for them and this s driving our
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Committee composition and governance

The Committee is composed solely of independent Non-
Executive Directors. Attendance at Commitiee meetings during
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leasing aim, to let space more quickly and achieve higher rents.
This is a great examptie of how engagement with our
stakeholders is driving change in how we run our business.

Sustainability

We have helped the Sustainability Committee to review
perforrmance against the Sustainabitity 2020 targets that were
set six years ago. With our current sustainability programme
ending in March 2020, we have also guided the development of a
new sustainability strategy. This will focus on two key issues
around net zere carbon on the environmental side and a

place-based approach te building connections in our communities,

underpimned by a commmitrment to upper quintile performance on
wider environmental matters and key principtes of responsible
husiness, such as prompt payment to suppliers. We continue to
make good progress on reducing aur environmental impact,
taking an innovative approach to projects such as 1 Triton Square
where we have saved 57,000 tonnes of embodied carban in the
design and construction phase, Further details of how 1 Triton
Square has delivered environmental improvements and the
benefits of collaboration with our stakehelders can be found

on pages 8 and 9. Further information on our approach to
sustainabitity can be found on page 38.

Key areas of focus for the coming year

This first year of the Committee has been spent developing our
understanding of some of the basic practices of the Company
and we can now begin to look at some areas m more detail.

We plan to review diversity in the workforce, including drivers
affecting diversity and what policies are in place or needed

to ensure we have a diverse workforce and pipeline for
future success.

We will review British Land's engagement with its communities,
how the Company contributes to the wider society and the
impact this has on the Company's performance. We will also be
considening the chartable activities of the Company.

We will look at how we embed sustainability within all that we
do. Part of this will be a cultural shift to have sustainability as
part of every employee’s role and objectives and avoiding having
sustainability as a separate tearn who have to make designs and
practices more sustainable in an incremental way. This will
clearly be an integral part of the progress of our Developments
tearn. One of our measures of success will be not to have a
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[iate of Comnties

Fregaetin apparimerlt Attendance
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Alastair Hughes Chairman 1 Aprzie 3/3

Lynn Gladden Mernher 1 Apr 2019 3/3

Members of the senior management team, including the Chief
Executive Officer, Chief Financial Otficer, General Counsel and
Company Secretary, Head of Secretanat, HR Director, Head of
Developrments, Head of Corporate Alfairs and Sustainability and
Head of Sustainable Develepments, are invited to attend each
Committee meeting.

Committee effectiveness

The Comrmittee’s effectiveness was reviewed as part of the
wider Board evaluation and concluded that the Committee

had operated effectively. The Committee reviewed and updated
its terms of reference, which are available on our website
www.britishland.com/comrmittees.

X.

Alastair Hughes
Chairman of the CSR Committee
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WORKFORCE ENGAGEMENT STATEMENT

Engaging with our workforce

Workforce engagement is central to the Expert People pillar
of our strategic framework.

The Corporate Social Responsibility Committee, Workforce engagement inttiatives:
chaired by Alastair Hughes, has formal responsibility Communication
for overseeing the operation and effectiveness of Internal communication

our workforce engagement mechanisms for the .
A member of our Executive Committee holds a

purposes of provision 5 of the UK Corporate s i
Governance Code. Company-wide meeting each month to reporton
important Company developments, introduce

The CSR Commitiee report on 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 been focused on rmanagement to discuss market condittons and key
exploring and understanding the mechanisms we operational initiatives with our workforce and take
already have in place. guestions from them.
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Our internal communications tearn send
out a Company-wide weekly email with
updates and details of key events and a
mamhear of aor Fyarntive Cammittes hoets
a social hour each month where our people
network in a less formal environment.

Company Conference

Cnce a year our pecple are brought
together from across our business

to attend cur Company Conference.

In 2019, the conference was held at the
Printworks at Canada Water. The day
consisted of presentations by the Group
Chairman, Chief Executive Officer,
Chief Financial Officer and other
members of cur senior management
team as well as interactive team building
and social events.

BL Leadership Team {BLLT)

The BLLT was created to enhance
collaboration and communication
within the Group and was a response

to recommendations by the Board.

The BLLT comprises our tep managers
and includes our Executive Committee
and its direct reports and meets monthly
to discuss key issues. BLLT members
are a key point of contact for cur people
and facilitate a two-way dialogue
between the teadership team and the
rest of the workfaorce.

Financial awareness

At the half and full year, our Chief
Executive Officer and Chief Financial
Officer present the financial results to
the Group and answer questions.,

Ownership

Our employees are invited 1o join our
Company-wide Share Incentive Plan and
Copen Ae Vet Eare Blan Emrin:mn chara
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 employee engagement survey

as well as interim “pulse’ surveys.,

The Board discusses the results and
challenges management on areas of
improverment. The response frem the
2019 engagement survey returned resulis
significantly above the national benchmark
on questions relating to leadership.

More details on our engagement survey
can be found on page 34.

BL employee networks

As discussed on pages 36 and 37 there
are a wide range of employee-led
networks at British Land. The work of
our networks has promoted social issues
that are 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.

Covid-19

Consideration of the
[ PR Lo Fmre

was at the centre of decision
making hoth by executive
management and the

Beoard during the immediate
outbreak of the virus.

The safety of our people and
their families, together with
the interests of our other
stakeholders, shaped the
decisions that we toock as a
business. This was only
possible due ta 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 communication

with their teams which

was aided by the BLLT and
cross-Campany 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 reat time.
Chris Grigg also gave regular
Company-wide updates.

Pemiomite

Sleatyy o !
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DIRECTORS' REMUNERATION REPORT

Aligning incentive

with strategy

Our Remuneration Policy aligns management incentives with our strategy.

Dear Shareholders

| am delighted to introduce the Directars’ Remuneration Report

for the year. This 1s my first report to you as Chair of the Committee

having taken over from William Jackson at the AGM on Friday 19
July 2019,

On behalf of the Board and the Committee, | would like to
thank William for his excellent and thorough chairing of this
Committee for three years. We have all benefitted from his
wisdom and his challenge throughout this time, culminating
in his piloting through of cur new Remuneration Policy
approved at the 2019 AGM.

Following Willlam stepping down, the Committee had three
members during 2019/20 - Lynn Gladden, Preben Prebensen
and myself. We cantinue to be supported by Andrew Udale of
Kern Ferry who we appointed to advise the Committee in 2017,

As you will be only too aware, an awful lot has happened in the
last few months as a result of Covid-19. As a Cornmittee and a
Board we have discussed at length what decisions we should be
taking on remuneration matters. In the remainder of this
statement, | seek to explain what actions we have taken, what
actions we have deferred taking for the moment and in each
case why. In making these decisions we have beenin close
dialogue with the executive members of the Board and our
fellow non-executives. We have considered carefully the
interests of the wider stakeholders of the Company and their
longer term interests in particular.

118  British Land Annual Report and Accounts 2020

Board changes

Charies Maudsley and Tim Roberts stood down from the Board
on 31 March 2019. Both were considered good leavers, and their

oo el men o B e e ot S IR R S A e I 1
shariplanocaordohossiongro rotod ana otz din o it
the good leaver provisions in the respective plan rules. Charles
took a consultancy role with Bridgepoint Advisers and as a
result mitigated sorne of his monthly salary during his notice
periad; Tim becarme CEQ of Henry Boot plc wath a similar

mitigatian impact. Details are provided on page 129.

Your support for our new Remuneration Policy

Thank you for your 98.3% support of our new Remuneration
Policy adopted at the 2019 AGM. Cur remuneration philosophy is
simple - we want to ensure that our management s aligned to
shareholders and other key stakeholders™ interests, and that
our policy supports our long term business strategy, values and
corporate cultura. We conducted an extensive review of our
previous policy during 2018, concluding that, while the policy
was broadly warking well, there was an opportunity both to
simplify 1t and to ensure that 1t was in line with the Company’s
current strategic objectives and with evelving best practice.
After consultation and discussion, it was good to receive the
support of so many of our shareholders and their representative
bodies in July 2019. The new policy is summarised an pages 120
to 121 of this Annual Report.

Remuneration in respect of the year ended 31 March 20290

We believe that the manner in which the Commutlee sets and
operates this Remuneration Pelicy 1s clear to executives and is
aligned to our corporate culture. We operated it with regard to
risks inherent in the business and market place, providing the
opportunity for executives to earn rewards in a manner which s
proportionate to the value delivered against clear targets.

The Committee reflected at length on the impact of the current
circumstances on the Company's stakeholders. In particular, it
took account of the Board's decision temporarily to suspend the
dividend and that (other than for promotions) aur employees will
not be receiving salary reviews this year, We have not furloughed
any of our own employees but are well aware of the impact of
Covid-19 on our communities, suppliers and customers,
Sharehaolders have received two guarterly dividends with the
rematning dividends currently being retained in the business,
adding to our cash balances and therefore our net asset value
per share.

The result of these deliberations was that despite Covid-19
affecting only six weeks of the performance year in question,
the estimated level of bonus for the whole business against
chtcna e had previowsy setfon e yoor onded 27 March 2022

was reduced by 41%. Specifically this has reduced the estimated



bonuses for executive directors to ¢.40% of their salary levels as
opposed to c.70% and represents approximately a guarter of the
maximum available opportunity. However, we have decided that
wihila thess are ectimates nfwhat winnld have heen naid 3fter
scaling back, the dectsion on whether some, all or none of the
scaled back amounts should actually be paid to Executive
Directors is being deferred. The same approach has been taken
to the entirety of bonus awards for members of the Executive
Committee and for the decision on a portion of the benus award
for over 100 further managers. The decision on these bonuses
will be reached later in 2020 when mare information on the
impact on our stakeholders in relation to the year ended

31 March 2020 is available. The Comrmittee 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 2020

Salaries

We took a decision not to review salaries for the Executive
Directors so they remain unchanged. The Non-Executive
Directors and the Chairman’s fee levels also remain
unchanged. In addition, the Executive Directors volunteered to
walve an amount equal to 20% of their salaries for the first three
months of the year. The Chairman and the Non-Executive
Directors also volunteered to do the same in relation to 20% of
fees for the same three-month period.

Annual Incentives

For the corming year, we will continue to measure 70% of the
Annual Incentive against quantitative measures, and the
rermaining 30% based on strategic measures. We have made
some changes for this year to reflect the current environment
and will be assessing the level of bonus derived from the targets
setin the context of the wider stakeholder experience during the
year. Further information is set out on page 122.

Long term incentives

The Committee intends to grant long term incentive awards
during the coming year to the two Executive Directors and other
sentor executives. The performance measures and targets will
remain unchanged. but the intended level of award had not been
determined by the Committee by the time of signing the Annual
Report. The Committee intends to make this decision closer to
the date of grant so that it can factor in the share price to the
size of the award. We will set out and explain the grant levels in
next year's Report, which will not exceed the levels awarded
last year.

Executive pensions

We are committed to ensuring that pension contributions across
our workforce are equitable. Simon Carter joined the Company
i I\An;‘; TNIQ vaith the cneee foncinn Y R A e AT T
workforce at 1% of his salary. As noted last year, Chris Grigg
has agreed to reduce his pension allowance by 5% of salary
annually [now 25% for financial year 2021] to bring it in line with
the employee contribution rate by 2022. We would like to thank
Chris for his sensitivity to wider shareholder concerns about
executive pension contributions.

Below Board-level incentives

Foliowing the approval of our new Rermuneration Policy in July
2019, we have revisited the Annual Incentive arrangements for
our Executive Committee. This is in line with the requirements
of the 2018 UK Corporate Governance Cede. Previously, this
team’s Annual Incentive structure was the same as our wider
employee base; we have decided to create an even stronger link
between their Annual Incentive and the financial performance of
the Company in the way we assess the amount of their bonus at
the end of the financial year.

Gender pay gap

The latest gender pay gap for the 5 April 2020 snapshots shows
a further reduction in the median pay gap of 7% to 27.9% from
34.9% for British Land. Broadgate Estates, a subsidiary
campany, shows a decrease in the median pay gap from 37.7%
to 35.5%. More information can be found at www.britishland.
com/gender-pay-gap.

Recommendation

British Land 1s committed to listening carefully to shareholder
feedback and to applying best practice {o its remuneration
policies and approach. We hope that you will continue to support

our approach to remuneration and will vote in favour of this
report at the 2020 AGM.

Yours sincerely

2% *’4/"’;‘“",9

Laura Wade-Gery
Chair of the Remuneration Committee
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How we align rewards
to delivering our strategy

As set out on pages 22 to 23, we have a clear strategy to build an

increasingly mixed use business.

It will comprise three core elements: our London campuses, a smaller Retail portfolio and a residential business.

To deliver on this strategy, we focus on four objectives:

Customer Orientation:
Responding to changing lifestyles

Right Places:

N N T
iy G e Gl S s s

Delivering against these objectives creates the inputs
to future value creation for all of our stakeholders.
We run a very long term business and actions taken in
any one year can take many years to show up as
enhancing value.

Our remuneration philosophy 1s to incentivise and
reward employees across the Group, cascading from
the Executive Directars, to deliver these inputs whilst
alse 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,

In determinmg what the best measures of
performance are for incentivising our emgployees, 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

Expert People:
Changing the way we work

Capital Efficiency:
[ I PR B N S . A —
ey LR R uur—zlu.l\

This creates an alignment with sharehotders ensuring
that the level of annuat bonus is not out of line with the
performance of the business in the financial year.

Over the longer term, we measure our performance
against selected market benchmarks. We only deliver
rewards where the business at least matches those
benchmarks and we share a smatl percentage of any
cutperformance. We tailor these benchmarks to be as
relevant as possible but we recognise that there may
inevitably be a degree of mismatch.

The chart below illustrates the alignment
between lil what we are focusing on doing

lour strategic objectives), liil what we measure
and report on {dark blue) and (iii} what we reward
Executive Directors for delivering (light blue].

3 year performance

Balance sheet . R
Refinancing date and liquidity targets

Property valuation
Total Property Return outperformance target

Net Asset

Valu

Dividends and share
price movements

iy

Expert
People

Strategic targets for these 4 inputs
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Summary of the Remuneration Policy and how we apply it

The Remuneration Policy was approved by shareholders on 19 July 2019. The Policy will apply untit the AGM in July 2022. The Remuneration
Policy is set aut in full in the 2019 Annual Report and is avaitable on our website www.britishland.com/committees.

Element of Link to strategy Framework

remuneration

Fixed Basic salary Attracts and retains Expert People with Reviewed arnually and increases typically in line with
the appropriate degree of expertise and the market and general salary increases throughout
experience to deliver agreed strategy. the Group.

Benefits Benefits are restricted to a maximurm of £20.000 per
annum for car allowance and the amount required to
continue providing agreed benefits at a similar level
year on year.

Pension Defined contribution arrangements - cash allowances

contribution in lieu of pension are made to the CFO at 15% of salary.
The CEQ’s pension allowance has been reducing by 5%
of salary per annum lcurrently 25% for the year
commencing 1 April 2020) and will do so until it is in
line with the majority of the workforce at 15% of salary.
The workfarce rate will apply to all future Executive
Directer appointments.

Variable Annual Performance measures related to British Maxirmum 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 inet of tax] used

Director’s individual area of responsibility  to purchase shares on behalf of the Executive Director

are set by the Committee at the beginning  [Annual Incentive Shares) which must be held for a

of the financial year. further three years whether or not the Executive
Director remains an empleyee of British Land.

Long term  Total Property Return (TPR) links reward Recent LTIP grants have been at the level of 250% of

incentive to gross property performance. salary in the form of performance shares, within the

0,
Total Accounting Return (TAR] links reward maximum value of an LTIP award of 300% of salary.

to net property performance and
shareholder distributions.

Total Shareholder Return TSR] directly
corretates reward with shareholder returns.

Executive Directors’ remuneration

The tables below show the 2020 actual remuneration against petential opportunity for the year ended 31 March 2620 and 2019 actual
remuneration for each Executive Birector. Full disclosure of the single total figure of remuneration for each of the Directers is set out
in the table on page 124.

Chris Grigg

Simon Carter

et Fxecutive £'000 Chief Fimanaal Ofticer £000
2020 actual - £1,534 2020 actual _ £819
2020 potential? £4,507 2020 potential? £1358
2019 actusl _ £1.853 2019 actual’ £738
Y a7 3 ] 1 1 ) 1 ) - l o T i ) ] 1 o
0 1000 2000 3000 4000 5000 0 500 1,000 1,500 2,000

W Salary WMEBenefits M Pension W Annual Incentive ¥ Long term incentives

. 2020 potential assumes that both annuat and long-term incentives pay ouln full

2. 2020 petential assumes that Annual Incentives pay out in full. There are no LTIP values for Simon Carter as the first grant following appointment was made in June 2018
which will be included in the 2021 pay figure

3. 2019 actual 15 based on pay since appaintment in May 2018 and excludes buyout award made on recruitment
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DIRECTORS REMUNERATION REPORT CONTINUED

How we intend to apply our Remuneration Policy
during the year commencing 1 April 2020

The following pages set out how the Committee intends to apply the
Remuneration Policy during the coming yeanr.

Executive Directors’ remuneration

Basic salaries

Basic salaries for cur current Directors reman unchanged at
the following levels for the year commencing 1 April 2020.
However, as explained on page 119, Chris and Simon have
elected to forgo an amount equal to 20% of their salaries for an
initial period of three months effective 1 April 2020,

Directar S -
[T Cmgg __7;:“
Simon Carter 500

Pension and benefits

Chris Grigg has volunteered to reduce the pension contribution
he receives from the Company over the coming years. As such,
far the year commencing 1 April 2020 his contribution has been
reduced to 25% of salary and this will continue to be reduced by
5% of salary per annum until it is at 15% of salary (in line with
the current workforce levell. Simon Carter will continue to
receive a 15% of salary pension coentribution. Benefits will
continue to be provided in line with the policy and include a car
allowance and private medical insurance.

Measure

Net Asset

Yalue changes

Annual
profitability

Quantitative measures

70% reward weighting Refinancing
er i

Balance sheet

resilience measures:
Liquidity

Strategic measures

30% reward weighting year's report

r“:) Capital
&) Etficiency
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Annual Incentive awards

The maximum bonus opportunity for Executive Directors
remains at 150% of salary. The performance measures faor the
Annusal Incentive awards have been selected ta reflect a range of
quantitative and strategic goals that support the Company's key
strategic objectives. The performance measures and weightings
for the year commencing 1 April 2020 are set out in the table
below. The Committee has made several changes this year to
the operation of the Annual Incentive plan. These reflect the
changed circumstances we find ourselves in for the year ahead.

First, as we finalise this report, developrnent activity has been
delayed. Second, there is an increased focus within the market
place on balance sheet resilience for property companies.
Finally, there is less certainty in relation to the precision of
independent property valuations. Reflecting these changed
circumstances this year, the Committee has altered the way it
will operate the plan for the year commencing 1 April 2020

as follows:

- The weighting on TPR will be reduced fram 30% to 20%;
Two balance sheet resilience measures will be introduced to
replace the 10% on development profit and the 10% from the
TFR measure; and

- The proftability measure that incentivises outperformance of
the annual budget will be a combination of cost and revenue
with a wider range than in previous years reflecting the
greater uncertainty currently prevailing.

Proportion of Annual
Incentive as a percentage
of maximum opportunity

Total Property Return outperformance target
17% payout for matching the MSCH benchmark index rising to
100% payout for outperforming by 1.25%

Financial budget targets for cost and revenue
0% payout for meeting a threshotd Llevel rising to 100% payout
for at ieast matchung a stretch level

0% payout for meeting a threshold level rising to 100% payout
far at least matching a stretch level

0% payout for meeting a threshold level rising to 100% payout
for at least matching a stretch level

These targets will be fully disclosed and explained in next




The detalled targets that the Commuittee sets are considered to be commercizlly sensitive and as such the specific targets for the
quanbtative measures for the coming year will be disclosed in the 2021 Rermuneration Report. In assessing how the Executive Directors
performed during the year commencing 1 Aprit 2020, the Committee wilt take into account their performance against all of the
measures and make an assessment In the round to ensure that performance warrants the level of award determined by the table above.
This year in particular, the Committee will assess performance in the context of the wider stakeholder experience and overall corporate
cutcomne. Discretion may be exercised by the Committee and, if this is the case, a full explanation will be set out in next year's report.

As disclosed previously, the Committee agreed that for Annual Incentive awards, the sector weighted IPD March Annual Universe
benchmark [which includes sales, acquisitions and developments and so takes into account active asset management as well as a more
representative peer group) would be mast suitable.

In Line with current practice, two-thirds of any amount earned will be paid in cash with the remaining one-third [net of tax) used to
purchase shares which must be held for a further three years,

{ nnn tarm incantive awardes [anditad]

An LTIP award will be granted to Executive Directors during the year commencing 1 Aprit 2020. The size and timing of the award will be
determined by the Committee at a later date and explained in the next year's report, having been disclosed at the time of grant.

The performance measures that apply to this LTIP award will be as below. These measures were also applied to the LTIP award granted
in July 2019, as shown on page 127,

Measure Link to strategy Measured relative to Weighting
Total ﬁ’roperty Return [TPR) The TPR measure is designed  TPR performance 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 is expressed as a percentage of
capital employed over the LTIP performance
period and is calculated by IPD.

Total Accounting Return [TAR] The TAR measure ts designed to  TAR will be measured relative to a market 20%
The growth in British Land's EPRA Net ilg]:r::varrg to Felrforlrrgﬁntcte it gggltallsatl?n welghted |ntf]e>t< of thEePFRTEE

Tangible Asset Value [NAV] per share Property \eves that taxes property cornpanies that Use

plus dividends per share paid over the account of gearing and our accounting.
LTIP performance period distributions to shareholders.

performance at the gross welighted benchmark.
property level.

Total Shareholder Return [TSR] The TSR measure is designed Half of the TSR measure will be measured 40%
, . to directly correlate reward relative to the performance of the FTSE
The growth in value of a British Land
with the return delivered to 100 and the other half will be measured
shareholding over the LTIF performance . T
shareholders. relative to a market capitalisation

peried, assuming dividends are reinvested

to purchase additional shares, weighted index of the FTSE 350 property

companies that use EPRA accounting.

Ferformance against the LTIP measures will be assessed over a period of three years. !f perfermance against a measure is equal to

the index, 20% of the proportion attached to that measure will vest and if performance is below index the proportion attached to that
measure will lapse. 100% of the proportion of each element cof award attached to each measure will vestf British Land's performance
Is at a stretch level. Those stretch levels are TPR 1.00% per annum, TAR 2.00% per annum, TSR [Real Estate) 3.00% per annum and TSR
[FTSE 100) 5.00% per annum There will be straight-line vesting between index and stretch performance for each measure. Following a
change in the EPRA definition of NAV, TAR 1s now being measured using EPRA Net Tangible Asset Value per share.

The Committee retains the discretion to override the formulaic outcomes of incentive schemes. The purpose of this discretion is to
ensure that the incentive scheme cutcomes are consistent with overall Company performance and the experience of stakeholders.

Non-Executive Directors’ fees

Fees paid to the Chairman and Non-Executive Directors are positioned arcund the mid-market with the aim of attracting individuals
with the appropriate degree of expertise and experience. The fee structure set out below is unchanged from those applied in 2019,
However, as explained on page 119, the Chairman and Non-Executive Directors have elected to forgo an amount equal to 20% of their
fees for an initial period of three months effective 1 Aprit 2020.

C_ha_\rman‘s annual fee B _ £375.000
Non-Executive Director’s annual fee ESA,ODEJ'
Senior Independent Director's annual fee ) £10,000
Auditor Remuneration Conmittee Chairman s anndal ies £oc,oce
/iudit or Remunerétircr)npomm_iﬁée _rnember's annual fee ) T N _ _ fspoo
CSR Committee Chairman’s annual fee o o - £14,000
Nomination or CSR Cormmittee member’s annual fee £5,000
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DIRECTORS REMUNERATION REPORT CONTINUED

How we applied our Remuneration Policy
during the year ended 31 March 2020

The following pages set out how we implemented the Directors’
Remuneration Policy during the vear ended 31 March 2020 and the
remuneration received by each of the Directors.

Single total figure of remuneration (audited)

The following tables detall all elements of remuneration receivable by British Land's Executive Directors in respect of the year ended
31 March 2020 and show comparative figures for the year ended 31 March 2019.

Otheritemsin Pension or
the nature of pension Annual Long term
Salary Taxable benefits remuneration allawance Incentives® incentives’ Total
2020 2020 2020 2020 2020 29020 2020
Executive Directors o oos £000 €000 E0Q0 £000 £000 £000
M Mirime B om iadal AF Ey Y Y - ~ A Tnr
o - - . - _. .
Simon Carter 500 20 13 75 211 0 819
1. Estimated outcomes 2020 Annual Incenlive autcomes are subject to the publication of final IPD resulls and an assessment by the Commnittee later in the year
2. Farecast outcornes 2020 Long Term incentive cutcomes are subject to confirmation of final vesting levels in June 2020
Chris Grigg B 87 2 15 300 460 ] - 1,653
Siman Carter [frem May 2018] 421 18 599 53 238 0 1,329

1 Confirmed gutcomes Actual Annual Incentive and Long Term Incentive outcomes are canfirmed after publication of the Annual Report each year Forecast est:mated
figures were published in the 2019 Repart, the actual 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 [Chris Grigg £16,800 and Simon Carter £16,700] and private medical
Insurance.

Other items in the nature of remuneration: include life assurance, permanent health insurance, annual medical check-ups.
professional subscriptions, the value of shares awarded under the all-employee Share Incentive Plan and any notignal gain on
exercise for Sharesave options that matured during the year, if any. As disclosed in 2018, to replace deferred payments forfeited on
joining British Land, Simon Carter was conditionally awarded €£675,000 of shares (86,196 shares] which had to be held for at least a
year from 22 June 2018, with a value of £592,684.

Pensions: Chris Grigg does not participate in any British Land pension plan. Instead he receives cash allowances, i lieu of pension.
As stated in the 2019 Report it was agreed with Chris that his annuat pension allowance would reduce by 5% per annum until it s 1n
alignment with the wider workforce. Simon Carter is a member of the Defined Contribution Scheme and utilises his Annual Pension
Allowance; the remaining amount of his pension is paid to himin cash, for him te make his own arrangements for retirement. Simon
Carter is also a deferred member of the British Land Defined Benefit Pension Scheme in respect of his employment with British Land
earlier in his career. The table below details the defined benefit pensions accrued at 31 March 2020,

Defined henefit
pension accrued at Normal

31 March 2020 retirement
Executive Director o e e £000 age
Simon Carter 38 &0

There are no additional benefits that will becorne receivable by a Director in the event that a Director retires early.

Annual Incentives FY20 (audited)

The level of Annual Incentive award I1s determined by the Comrmittee based on British Land’s performance and Executive Directors’
performance against quantitative and strategic targets during the year. For the year ended 31 March 2020 the Committee’s
assessment and outcomes against these criteria [before exercising any discretion] are set out below. Quantitative measures are a
direct assessment of the Company’s financial performance and in the very long term business we operate are a reflection of many of
the decisions taken in prior years. The delivery of strategic objectives positions the future performance of the business 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 outcormne of ¢.70% of salary for the two Executive Directors.,
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Hawving reflected at length on the impact of Covid-19 on the Company's stakeholders (including our employees, shareholders and
customers] the Commuttee with the full support of the executive directors, scaled back the level of estimated bonus to 41.4% and
42.2% of salary for Chris and Simon respectively, just over a gquarter of the maximumm opportunity. The decision en these bonuses
will be taken later in 2020 when more information on the impact on our stakeholders is available and when perfermance agamnst the
Total Property Return benchmark for the year ending 31 March 2020 is known.

Quantitative Final Asa
measure Weighting L outcome % of salary  Performance achievaed against target range
measure . L . - — e i e 2 e e SO RO EFAY @ tlargetrange

<0bps Obps +125hps Target range of matching sector
Total | I | weighted index to outperforming
Praperty N 5 o, it by 125bps, Forecast [PR of
Returns 3% _z 0% 0% -7.4%, underperforming against
vs IPD bps the estimated threshold of

~weighted IPD index by -440bps.
Budget on Budget Target range of 1% below the
1% Budget +4% budget target to outperforming
o o Itby&%.
Profit 30% 2627% 39.41%
esosm @)
LI [Ty 38,
s !

Budget On Targetrange of 1% below

1% Budget +49 budgeted development profit to
Development outperforming it by 4%.
Profit 10%  ¢e5em 0% 0%

Fo8 G £88 i [#28m

i I I

Gah 70% Saberotyl 2627%  39.41%

Note. The above chart 1s a forecast of the 2020 TPR outcomes which wilt depend on performance aga nst IPD figures that will only become available afier the publication of
this Report and as such, represent an estimate ¢f the final figures

CHRIS GRIGG

Final outcome  Finaf outcerme

Strategic objective Messure  _ |weightng  Ferformanceacheved (ofmaxi - Pofsalaryl
Deliver Planned Development r Achieved unanimous resclution to grant ]
projects planning permission for Canada Water 3.75% | ‘

) 7.5% t Development i !
Grow our urban mixed use Further diversification of tenant base at 3 75% I
business Broadgate. Space committed to Starey ) . i
Lt Deliver Campus Promise Completed neighbourhood/campus ‘ '
. ) ‘ 3.75%
teirebor Framework _promise framewark |
Evolve our offer leveraging 7.5% Cemmenced execution of digital ! .
technology platform strategy [SMART, Vicinitee, 1.88% i
—— e Starey Portal 2064%  30.96%
New management structure Integrated to form a single Property i
established and operating 375% '
. business (including Broadgate Estates] :
efficiently 7 5% _ i
Reduce Gender Pay gap ' Gender Pay Gap median reduced by 7%
{April 2020 snapshot data) as at 5 April 2020 September Survey 1.88%
engagement score of 75%
Progress made on Retall sales impacted by Brexit and
Retail plan 7 59 retall decline. Completed £194m of 094%
T superstore sales £103m of other retail
Deliver Capital Plan Purchased £86m Office/Storey 0.94%
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DIRECTORS REMUNERATION REPORT CONTINUED

SIMON CARTER

Final cutcome  Final outcome

bjectwe  Measure Weightng  Performance achieved . o l%ofmax  I%ofsalaryl
Implernent and execute 750, Investar Relations programme refreshed . 3759
refreshed IR Programme % and successful Investor day held - ’
Evolve our offer leveraging . Proactis system live. Property
7.5% 7.5%
technology _ management prototype approved at Board
Agree new CSR Strategy New CSR (including Sustainability)
Strategy agreed. 10 year energy reduction 3.75% ‘
- 7 50 | target achieved (55% reduction) | 2v57% 32.36%
Reduce Gender Pay gap ~ TGender Pay Gap median reduced by 7%
(April 2020 snapshot data) as at 5 April 2020; September Survey 1.88%
o engagement score of 75% N
—@— oo SuptatTlen Conptetod sl o oy bash poogi : PV
u Frinsi Refinance Requirements 7.9% | Financing inthiatives executed to maintain | 3 759
Mamtained >2yrs refinancing date i ) ? ;
Forecast final Forecast final
outcome outcome
Totat bonus catcutation i o (% of max] __W("‘.ﬁoi sataryl
Chris Grigg _ - . ) 46.91% 70.37%
Simaon Carter 47 B4% .77%
Scaled back
estimated bonus
[% of salary}
Chrnis Grigg 41.3%9%
Simon Carter 42.27%

1. As described on page 125 the Commitiee scaled back the level of estimated bonuses by 41% and has deferred a final decision on whether to pay some, all or part of this
scaled back bonus The decision on Lthese bonuses will be reached during 2020.

One third of the annual bonus (after tax has been paidl has to be applied to purchase shares which are then held for three years by

the Executive Director.

2019 comparative: In May 2019, the Committee confirmed that the underperformance of TPR compared te the IPD benchmark was
-720bps rather than the estimate of -190bps made for the purposes of the single total figure of remuneration table in the 2019 Annual
Report. This did not alter the amount of benus earned.

Long term incentives [audited}

The information in the long term incentives colutmnin the single total figure of remuneration table [see page 124] relates to vesting of
awards granted under the following schemes, including, where applicable, dividend equivalent payments on those awards. The below
note outlines forecasts of the 2020 long term incentive cutcomes. The actual outcomes will only become available after the
publication of this Report.

Long-Term Incentive Plan

The awards granted to Executive Directors on 28 June 2017, and which will vest on 26 June 2020, were subject to three performance
conditions over the three-year 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 1PD 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 Total Shareholder Return (TSR], half of which was measured against the FTSE 100 and the other
half measured against the comparator group of British Land and 15 other property companies.

The TPR elernent is expected te lapse, based on British Land's adjusted TPR of 0.2% per annum when compared to the funds in

the Index of 4.0%. The TAR element is also expected to lapse based on British Land's TAR of -2.1% per annum cornpared 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 Committee in due course and details provided in the 2021 Remuneration Report. Korn Ferry has confirmed that the
TSR element of the award will lapse as British Land’'s TSR perfermance over the period was -0.96% compared to a median of 5.62%
and 39.58% for the FTSE 100 and Property companies comparator groups respectively.

Increase in value as aresult

Estimated value of Estimated dividend of share price movement

Performance Number of performance award onvesting  equivalent and interest between grant and vesting

Executive Directar sharas or gotiohs shargs awarded €aen £0nn £0no
Chris Grigg Shares 340,264 il ril nfa

2019 comparative: As set out in the 2019 Annual Report, the 2016 LTIP awards lapsed in full on 22 June 2019 as expected.
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Matching Share Plan

The last award was made under the Matching Share Plan in 2016 and as such there was no award with a performance period ending
on 31 March 2020 to be disclosed in the 2020 single figure.

2019 comparative: In June 2017, the Comrmttee confirmed that the 2016 MSP Matching awards lapsed in full, compared to the
forecast vesting at b0%. The long term incentive figures in the 2019 comparatives of the single total figure of remuneration table have
therefore been updated accordingly.

Share scheme interests awarded during the year [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 2507% 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, is
LNe dverage over (e Wree dedling ddys IMimediately prior W ine ady Ul 8wdi U. | 1e SHdare price 100 Gelermiming e nuimuer ol
performance shares awarded was 535.60p. The performance conditions attached to these awards are set out in the Remuneration
Policy approved by shareholders in July 2019 and summarised on page 123.

Performance shares
Fercentage vesting an
achievement of

Number of End of minimurn performance

performance Face value performance threshold

Executive Directar ... Gramdate . sharesgranted . fooT Lo Reried L Nestmgdawe o Lk
Chris Grigg 23/07/2019 407,923 2185 3103722 2307/ 0%
Simoen Carter 23/07/2019 233,383 1,250 31/03/22 23/07/22 20%

Directors’ shareholdings and share interests (audited)

The table below shows the Directors’ shareholdings, including shares held by connected persons, as at year end or, if earlier, the date
of retirernent from the Board.

Although there are no shareholding guidelines for Non-Executive Directors, they are each encouraged to hald shares in British Land.
The Company facilitates this by offering Non-Executive Directors the ability to purchase shares quarterly using their post-tax fees.
During the year ended 31 March 2020, William Jackson and Tim Score have each received shares in full or part satisfaction of

their fees.

Quistanding schome interests as at 31 March 2020

Shares held

! : Total shares

subject to Total of ail share
outstanding plan awards and
share plan As at 31 March shareholdings as
Dicecter I - awards  ° 2020 at 31 March 2020
Chris Grigg 1,062,171 9,468 1,439,146 2,510,785 1,343,547 1,459;709 3,970,494
Simon Carter 411,114 5,769 0 416,885 133,972 142,085 558,970
Tim Score (Chair) 43,899 54,319 54,319
Lynn Gladden - 18,339 18,33¢ 18,339
Alastair Hughes . . . - 7.274 7,371 7,371
Willlam Jackson 135,115 143,728 143,728
Nicholas Macpherson - - _ _ o o 5,600 5,600 5,600
Preben Prebensen 20,000 20,000 20,000
lL.aura Wade-Gery 2.585 9,585 2,585
Rebecca Worthington 3,000 3,000 3,000
Eormer Diractors w_h_o_snrved during the year . - - o - o
John Gildersleeve’ 5,220 5,220 5,220

1 Holding I1s as at the date of departure of 19 July 2019

In addition, on & Aprit 2020, the following Non-Executive Directers were allotted shares at a price of 322.52 pence per share in full or

part satisfaction of their fees:

Mon-Executive Director

WiLL_iam Jackson B . ) _ 3,247
Tim Score AL
Other than as set out above, there have been no further changes since 31 March 2020.
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DIRECTORS REMUNERATION REPORT CONTINUED

Shareholding guidelines

The sharehotding guidelines (as a percentage of salary] for Executive Directars are 200% for the Chief Financial Officer and 225% for
the Chief Executive. In addition, Executive Directors will narmally be required to retain shares egual 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 is no set
timescale for Executive Directors to reach the prescribed guideline but they are expected te retain nat shares received on the vesting
of long term incentive awards until the target is achieved. Shares that count towards the holding guideline are unfettered and
beneficially owned by the Executve Directors and their connected persons, locked-in SIP shares and all vested awards count towards
the reguirermnent on a net of 1ax basis. All other awards that are still the subject of 3 performance assessment and any share options
do not count.

The guideline shareholdings for the year ending 31 March 2020 are shown below:

Guideline as Holding counting toward % of Salary Held (Based

percentage of Guideline guidelines at on 31 March 2020

Executive Dhiroctor basic salary holding’ 31 March 2020 Shareholding)
Chris (Grigg - 2437 4,8/ / |40y, 1UY 264%
Simon Carter 200% 297 447 142 085 6%

1 Calculated on a share price of 336 2p on 31 March 2020,

Using the average share price for the whale financial year of 551p, the total gurdeline 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 crdinary British Land shares under the terms of the
partnership, matching and dividend elements of the Share Incentive Plan:

Date of purchase

Executive Dns’sg_t_r_)r_ o . . .:{ward ~ Purchase price } Partnership shares ~Matching shares 7 ,,Eﬂ’,if_’ld shares
Chris Grigg 14/04/20 397.86p 38 ' 76 Al
14/05/20 324.00p R S nil
Siman Carter 14/04/20 397.86p 37 74 nil
14/05/20 324.00p 47 Q4 nil
Other than as set out above, there have been no further changes since 31 March 2020.
Unvested share awards [subject to performance}
Number Subject to End of
cutstanding at performance performance
ExecutieDrector o _ Daeofgrant  3TMarch2020  measures period  Vestingdate
Chris Grigg LTIP performance shares 28/06/17 340,264 Yes 31/03/20 28/06/20
LTIP performance shares 26/06/18 313,984 Yes 31/03721 26/06/21
. LTIP performance shares 23/07119 407,923 Yes 31/03/22 23/07/22
Simon Carter LTIP performance shares 26/06/18 177,733 Yes  31/03/2 26/06/2)
LTIP performance shares 23/07/19 233,383 Yes 31/03/22 23/07/22

1 The LTIP awards granted in june 2017 are also included within the ‘2020 Long term incentives’ column of the single total figure of remuneration table on page 124.
The degree to which performance measures have been or are expected to be achieved, and the resultant propartions of the awards expected ta vest, are detaled on
pages 126te 128
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Unvested option awards [not available to be exercised)

Number Subject to End of
Executive outstanding at Option price perfermance performance Date becomes
Direduﬁriv o S Dﬂafe of grant 31 March 2020 pance ~ measures period exerr.ni;:aile Exercisable until
Chris Grigg Sharesave options 18/06/19 4137 4350 ~ Ne njfa 010922 28/02/23
Sirnon Carter  Sharesave options 18/06/19 4,137 4350 No n/a 01/09/22 28/02/23
Vested option awards lavailable to be exercised)
Number
Executive cu!standir:g in Option price
Director I _Pateofgrant  31March2020  pence Exarcisatleunil
Chris Grigg  LTIP options - o 28/08/11 695,652 575 28/08/21
LTIP options 14/09/12 743,494 538 14/09/22
Options exercised during the year ended 31 March 2020
Executive Murmnber Cption price Date became g;i;ﬁ:f‘e“;;;ccizg
Director Date af grant exercised pence exercsable Date exercised penca
Chris Grigg LTIP options 11/06/10 1,073,825 447 11/06/13 11/07/19 543.73

Payments to past Directors and for loss of office (audited)

As disclosed in the 2019 Oirectors’ Remuneration Report, Charles Maudsley ceased to be a Directar of the Company and left the
Company on 31 March 2017 and Tim Roberts ceased to be a Director of the Company on 31 March 2019 and remained an employee
untit 31 July 2019. The treatment of their remuneration arrangements upeon leaving the Company was in line with policy and disclosed
in fult on pages 104 and 105 of the 2019 Annual Report. During the year ending 31 March 2020 British Land has therefore made the

following payments in line with the treatment disclosed:

(1] Charles Maudsiey

- A paymentin lieu of notice for the period from when he left the Company to the end of his notice period, reduced by the value of
remuneration secured with Bridgepoint Advisers Limited during the notice period, totalling £381k.
- The bonus in respect of the year ending 31 March 2019 which totatled £251k of which one-third was used to purchase shares

which must be held for three years.
- The MSP Award failed to vest so had nil value.

[2) Tim Roberts

- Payments comprising salary and car allowance for the period up to 31 July 2012 when Tim ceased to be an employee, totalling

€157, 110,

- A payment in lieu of notice for the peried from when he left the Company to the end of his notice period, reduced by the value of
paid employment secured with Henry Boot plc during the notice perad, totalling £242k.

- Apayment of £13k in lieu of untaken holiday.

- The bonus in respect of the year ending 31 March 2019 which totalled £251k of which one-third was used to purchase shares
which must be held for three years. Tim also received a bonus of £28k whilst he worked as a member of the Executive Committee

after leaving the Board.
- The MSP Award failed to vest so had nil value.

Other disclosures
Service contracts

All Executive Directors have rolling service contracts with the Company which have notice perieds of 12 months on either side.

Narmal notice peried Normal notice period

Diractor — __ Dateofservice contract . lobegivenby Company . tobegivenby Director
Chris Grigg 19/12/08 12 months 12 maonths
Siman Carter 18/01/18 12 months 12 maonths

In accerdance with the Code, all continuing Directors stand for election or re-election by the Company's shareholders cn an annual
basis. The Directors’ service contracts are available for inspection during normal business hours at the Company's registered office
and at the Annual General Meeting. The Company may terminate an Executive Director’'s appointment with immediate effect without
notice or payment in lieu of notice under certain circumstances, prescribed within the Executive Director’s service contract.
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DIRECTORS' REMUNERATION REPORT CONTINUED

Executive Directors’ external appointments
Executive Directors may take up one non-executive directorship at another FTSE company, subject to British Land Board approval.

Chris Grigg was appointad a non-executive director of BAE Systems plc on 1 July 2013, During the year to 31 March 2020, Chris received
a fee of £87,252 (including £7,252 of overseas travel allowances and benefits deemed to be taxable) from BAE Systems plc, which he
retained in full (2019: £92.640).

Relative importance of spend on pay

The graph below shows the amount spent on remuneration of all employees lincluding 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 pricr year. As a result of the 2019 share buyback programme, the total cost of distributions to shareholders
decreased by 16%. Distributions to shareholders include ordinary and, where offered, scrip dividends. No scrip alternative was offered
during the year ended 31 March 2020.

Remunerahon of employees Distribution
€66m including Directoers: to shareholders:

_ £420m M Wages and salaries M P10 cash dividends paid

10 shareholders
M Annual Incentives

2019/20

| | ! | ! |
100 200 300 400 500 400 B FID 1o withholding

0
M Soctal security costs

- £74m Nen-PID cash dmidends paid
M Pension costs to shareholders

_ £502m Equity-settled share-based Share buybacks

| ] 1 | b | ] paymenls
o 100 200 300 400 500 600

2018/19

Total shareholder return and Chief Executive’s remuneration

The graph below shows British Land’s total shareholder return far the 10 years from 1 April 2010 to 31 March 2020 against that of the
FTSE All-Share Real Estate Investment Trusts [REIT) Total Return Index for the same period. The graph shows how the totat return
ona £100 investment in the Company made on 1 April 2010 would have changed over the 10-year period, compared with the total
return on a £100 investment in the FTSE All-Share REIT Total Return Index. This index has been selected as a suitable comparator
because it is the index in which British Land’s shares are classified.

The table below sets out the total remuneration of Chris Grigg. Chiaf Executive, over the same period as the Total Shareholder Return
graph. The quantum of Annual Incentive awards granled each year and long term incentive vesting rates are given as a percentage of
the rmaximum apportunity available.

ChiefExeculve e L. e 20112 2012/13 2013/34 2014715 2015/36 2016/17 201718 2018/19° 2019/20
Chief Executive's single total figure of remuneration [£000) 2,329 5,353 4,810 5398 6551 3,623 1938 2279 1653 1534
Annual Incentive awards against maxirnum opportunity (%) 83 75 75 20 94 67 33 463 34 28
Long term incentive awards vesting rate against maximurm -
opportunity (%) n/a 99 &3 98 93 54 15 T4 0 0

1 Confirmed outcome.
2 Forecast outcome

Total shareholder return

The graph below shows British Land’s total shareholder return for the 10 years to 31 March 2020, which assumes that £100 was
invested on 1 April 2010. The Company chose the FTSE All-Share REIT's Sector as an appropriate comparator for this graph because
British Land has been a constituent of that index throughout the period.

Yalue IE]
250

200

150

00 ./ i

1A TNk TR LR YRV EEYECE SR TR Rk

RNt RANEENSTH AR b

2010 A0t 22 2013 2014 2015 2014 2017 018 2019 202

-@ The British Land Company PLC @ FTSE All-Share REIT's Sector
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CEO pay ratio

The CEOQ pay ratios are set out below in Line with the new requlations. In czlculating this information last year we used the gender pay
gap data calculated for each emptoyee; to provide a more accurate calculation we moved to using emnployees as at 31 March 2020.
This analysis 1s very similar to Gender Pay analysis except that it excludes certain one off amounts that might have distorted the full
year figure. Pay data has been analysed on a full-time equivalent basis with pay for individuals working part-time increased pro-rata
to the hours worked. It also includes employees on 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 2018/19. This Is due to similar reductions in the CEQ single
figure and the total pay for the median employee. The median ratio is considered to be consistent with the pay and progression
policies within British Land as the remuneration policy for the CEO is set based on the same principles as the policy for the wider
ermnployee population. As such salaries for all employees are set to reflect the scope and responsibtlities 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 variable pay represents
a larger proportion of the CEQ's package, in all cases. there 1s a strong link between payouts and the performance of both the
company and the individual. The Commuttee Chair has provided an explanation of the retationship between reward and performance
on page 12U.

CEQ pay ratio 2017/18 2018/19 2019/20
Method o - B B C
CECsingle figure [E000) 9979 1,653 1534
Upper quartile 23:1 13:1 T4:1
Median 357 221 22:1
Lower quartile 50:1 331 33:1

The salary and total pay for the individuals 1dentified at the Lower quartile, Median and Upper quartile 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 quanturn of pay
at these points in the distribution of employees’ pay.

2019/20 CEO pay ratio

Upper quartile _ ) ) ) - - N ~ - £20,000 £106,240
Median £55,042 £68,949

Lower guartile ' ' - 40740 €46,830

Chief Executive’s remuneration compared to remuneration of British Land employees
The table below shows the percentage changes in different elements of the Chief Executive’s remuneration relative to the previous
financial year and the average percentage changes in those elements of remuneraticn for employees.

Value of Chief Executive Value of Chief Executive Change in Chief Executive Average change in remuneration
Remunaration element remuneration 2620 £000 remuneration 2019 £000 ramuneration % of British Land employees
Salary 873.9 854 8 20 60
Taxable benefits 202 215 -6.2 -2.6
Annual Incentive 359.6 361.7 -21.3 -259.46

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 iIndependent adviser and the Human Resources department
on pay relatively within the wider market and the Company throughout the year. The CEO pay ratio and gender pay ratio help to inform
the Committee in its assessment of whether the level and structure of pay within the Company is appropriate. The Committee
reviewed and updated the Remuneration Policy last year and shareholders approved both the Policy and its application at the AGM
with votes in favour of 98% and 95% respectively. The Committee is satisfied with the current Policy and feels the opportunity and
alignment are appropriate at the current time.
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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:

2020 2020
Chawman and Non-Executive Directors €60 , €0 o e
Tim Score [Chair] _ L o292 } 25 ) - - 292 95
Lynn Gladden o MmN 1 1 78 2
Alastair Hughes 91 73 - - 9173
William Jackson o 7 87 105 - - 87 105
Nicholas Macpherson ) T2 71 - - 72 71
Preben Prebensen ) 76 71 - - 76 71
Laura Wade -Gery i 86 71 R 86 72
Dﬂl’\mrﬁf\”‘fﬂr”’ﬂr‘j""ﬁ of [ie) 1 o T
Former Directors who served during theyear ... R, o
John Gildersleeve 118 385 37 b4 155 A4L9

1 Taxable benefits include the former Chairman’s chauffeur cost and expenses incurred by other Nan-Executve Directors The Cornpany provides the tax gross up an
these benehts and the hgures 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 shown below:

Deector e [Effectwe dateof appointment R
Tim Score (Chair]_ ) - 19 July 2019 7

Lynn Gladden 7 B ) 22 March 2018

Alastair Hughes - . 1 January 2018 ) o
Witham Jackson ) ~ 11 April 2020 . -

Nicholas Macpherson ) ) 19 December 2019 ~ )
Preben Prabensen ) 1 September 2017 N

Latra Wade-Gery _ . 7 13 May 2018 ) ] -
Rebgceca Worthington 1 January 2018

All continuing Non-Executive Directors stand for election or re-election on an annual basis. The letters of appointment are available
for inspection during normal business hours at the Company's registered office and at the AGM.

The appointment of the Chairman or any Non-Executve Directors may be terminated immediately without natice if they are ot
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 thernselves 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, six manths” written notice of termination.

Remuneration Committee membership
As at 31 March 2020, and throughout the year under review, the Committee was comprised wholly of independent Non-Executive
Directors. The members of the Committee, together with attendance at Committee meetings, are set out in the table below:

Date of appointment

Director .. Postion o fto the Commitieel o S Attendance
William Jackson  Chairman” 14 January 2013 T T
Laura Wade-Gery Chair’ 13 May 2015 W
Lynn Gladden , Member 20 March 2015 7 4lh
Preben Prebensen Member 1 September 2017 Lib

T Willam Jackson stepped down from the Committee and Laura Wade-Gery was apponted Chair at the conclusian of the 2019 AGM

During the year ended 31 March 2020, Committee meetings were also part attended by Tim Score and John Gildersleeve (Company
Chairmen), Chris Grigg [Chief Executive], Simon Carter [Chief Financial Officer), Bruce James [Head of Secretariat), Brona McKeown
[General Counsel and Company Secretary), Ann Henshaw (HR Director] and Kelly Barry [Head of Reward] other than for any item
relating to their own remuneration. A representative from Korn Ferry also routinely attends Committee meetings.
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The 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 responsibilities during the year

The Committee’s role and responsibilities have remained unchanged during the year (having been amended in March 2019 to
incorporate changes to the Codel and are set out in fullin its terms of reference which can be found on the Company's website
www.britishland.com/committees. The Committee’s key areas of responsibility are:

- setting the Rermuneration Policy for Executive Directors and the Company Chairman, reviewing the Remuneration Policy and
strategy for members of the Executive Committee and aother members of executive management, whilst having regard to pay and
employment conditions across the Group;

- determining the total indwvidual remuneration package of each Executive Director, Executive Committee member and other
members of management;

- monitoring performance against conditions attached to all annual ard long term incentive awards to Executive Directors, Executive
Committee and other members of management and approving the vesting and payment outcomes of these arrangements; and

- selecting, appointing and setting the terms of reference of any independent remuneration consultants.

In addition to the Committee’s key areas of respansibility, during the year ended 31 March 2020, the Committee also considered the
following matters:

- reviewing and recommending to the Board the Remuneration Report to be presented for shareholder approval;

- remuneration of the Executive Directors and members of the Executive Commmittee including achievement of corporate and
incividual performance; and pay and Annual tncentive awards below Board-levet;

- the extent to which performance measures have been met and, where appropriate, approving the vesting of Annual Incentive and
long term incentive awards:

- granting discretionary share awards; reviewing and setting performance measures for Annual Incentive awards;

- reviewing the Committee’s terms of reference;
the need for engagement with shareholders and their representative bodies on remuneration matters. This took place at the start
of the year in relation to the 2019 AGM, but has not been felt to be necessary since then;

- whilst formal consultation with the workforce did not take place in the year, the Committee was made aware of the results of
engagement surveys and any general themes that are impacting employees;
considering gender pay gap reporting requirements; and

- receiving updates and training on corporate governance and remuneration matters from the independent remuneration consultant,

The Committee’s terms of reference have been reviewed by the Committee during the year. No changes were proposed.

Remuneration consultants

Korn Ferry was appointed as independent remuneration adviser by the Cornmittee on 21 March 2017 following a competitive tender
process. Kern Ferry is a member of the Remuneration Consultants Group and adheres to that group’s Code of Conduct. The
Committee assesses the advice given by its advisers to satisfy itself that it is objective and independent. The advisers have private
discussions with the Committee Chair at least once a year in accordance with the Code of Conduct. Fees, which are charged on a
time and materials basis, were £124 805 [excluding VATI. Kern Ferry also provided general remuneration advice to the Company
during the year.

Voting at the Annual General Meeting
The table below shows the voting outcames of the resolutions put to shareholders regarding the Directors’ Remuneration Report and
Remuneration Policy [at the AGM in July 2019].

B.?MSAO,l‘,‘,P,Qp o - o N B Votes for N “a tor Vates against % against  Total votes cast 7 Vo(gsﬁ:v_it_t&_ty_eljj
Directors’ Remuneration Report (2019) 672,923,921 9454 38861785 5.46 711,785,706 1,062,975
Directors’ Remuneration Policy [2019] 697,935,009 78.30 12,073,236 1.70 712,008,245 840,435

This Remuneration Report was approved by the Board on 26 May 2020.

AP “’{”*“{’9

Varorn Wade Maey

Chair of the Remuneration Commitiee
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DIRECTORS® REPORT AND ADDITIONAL DISCLOSURES

Directors’ Report and additional disclosures

The Directors present their Report on the affairs of the Group,
together with the audited financial statements and the repart of
the auditor for the year ended 31 March 2020. The Directors’
Report also encompasses the entirely of our Corporate
Governance Report from pages 90 to 137 and Other Information
section from pages 225 to 227 for the purpose of the Act section
463. The Directers’ Report and Strategic Report together
constitute the Management Report for the year ended 31 March
2020 for the purpose of Disclesure and Transparency Rule
4.1.8R. Information that is relevant to this Report, and which 1s
incorporated by reference and including information required in
accordance with the UK Companies Act 2006 and or Listing Rule
9.8.4R, can be located in the following sections:

Sectionin
Information Annual Bepirf _ Pager
Future developments of the Strategic Report 221027
business of the Company
Risk factors and principal risks Strategic Report 78 to 87
Financial instruments — Strategic Report 751077
risk managernent objectives
and policies _ )
Dividends ) Strategic Report N
Sustainability governance Strategic Report 43
Greenbouse gas emissions Strategic Repart 44
Viability and going concern Strategic Report 88
statements o
Governance arrangements Gavernance 90 t0 102
Employment policies and Strategic Report 341035
employee involvernent
Capitalised interest Financial 159 to 169
) B Staternents S
Long term incentive schemes __Governance 123
Directors’ waivers of emoluments Governance 122 and 123
Additional unaudited financial Other  213to0 220
informatron Information
unaudited

Annual General Meeting [AGM)

The 2020 AGM will be held at 9.30arm on 29 July 2020 at York
House, 45 Seymour Street, London, W1H 7LX.

A separate crcular, cernprising a letter from the Chairman

of the Board, Notice of Meeting and explanatory notes on the
resclutions being proposed, has been circulated to shareholders
and is available on our website www.britishland.com/agm.

Articles of Association

The Company's Articles of Association [Articles) may only

be amended by special resolution at a general meeting of
shareholders. Subject to applicable {aw and the Company’'s
Artictes, the Directors may exercise all powers of the Company.

The Articles are available on the Company's website
www . britishland.com/governance.

134  British Land Annual Report and Accounts 2020

Board of Directors

The names and biographical details of the Directors and details
of the Board Comrmittees of which they are members are set out
on pages 92 to 93 and incorporated nto this Report by
reference. Changes to the Directors during the year and up to
the date of this Repert are set out on page 105. The Company’s
current Articles require any new Director to stand for election at
the next AGM foliowing their appointment. However, in
accordance with the Code and the Company’s current practice,
all continuing Directors offer themselves for election or
re-election, as required, at the AGM.

Details of the D\r‘ectors interests in the shares of the Company

e St _J;.\w.«r—.,..- n‘mr\ R R
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the Company’'s all- emp[oyee or executlve Share schemes are
given in the Directors’ Remuneration Report on pages 126 to
128. The service agreements of the Executive Directors and the
letters of appointment of the Non-Executive Directors are also
summarised in the Directors’ Remuneration Report and are
available for inspection at the Cempany's registered office.

The appointrnent and replacement of Uireciors is governed by
the Cornpany's Articles, the Code, the Companies Act 2004 and
any related legislation. The Board may appoint any person to be
a Director so long as the total number of Directors does not
exceed the limit prescribed in the Articles. In addition ta any
power of removal conferred by the Companies Act 2006, the
Cempany may by ordinary resolution remove any Director before
the expiry of their period of office.

Directors’ interests in contracts and conflicts of interest

Mo contr acl exisled duning the year in relation to the Company's
business in which any Director was materially interested.

The Company's procedures for managing conflicts of interest by
the Directors are set out on page 79. Pravisions are also
contained i the Company's Articles which allow the Directors to
autharise potential conflicts of interest.

Directors’ liability insurance and indemnity

The Company maintains appropriate Directors’ and Otficers’
Liability insurance cover in respect of any potential legal action
brought against its Directors.

The Company has also indemnified each Director to the extent
permitted by law against any lability incurred in relation to

acts ar omissions arising in the ordinary course of their duties.
The indemnity arrangements are qualifying indemunity provisions
under the Companies Act 2006 and were in force throughout

the year.



Share capital

The Company has one class of shares, being ordinary shares of
25p each, all of which are fully paid. The rnights and obligabons
attached to the Company's shares are set gut in the Articles.
There are no restrictions on the transfer of shares except in
relation to Real Estate Investment Trust restrictions.

The Directors were granted authority at the 2019 AGM to altot
relevant securities up to a neminal amount of £78.897.782 as
well as an additicnal authority to allot shares to the sarme 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

1
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At the 2019 AGM, the Directars were also given power by the
shareholders to make market purchases of erdinary shares
representing up to 10% of its issued capital at that time, being
94,677,339 ordinary shares, This authority will also expire at the
2020 AGM and 1t 1s proposed that the renewal of the authority
will be sought.

In May 2019, the Beard decided that in light of the discount
implied by the Company’s share price, the best use of capital
would be to continue o reinvest sales proceeds into our
portfolio by extension of the share buyback programme. As a
result, during the year ended 31 March 2020, the Company
repurchased 23,795,110 crdinary shares of 25p each for an
aggregate consideration of £125m. This represents 2.54% of the
issued share capitat [exciuding shares held in Treasury] at that
date. All shares repurchased during the year were cancelled.

The Company continued to hold 11,266,245 ordinary shares in
treasury during the whole of the year ended 31 March 2020 and
to the date of this Report.

Further cetails relating to share capital, including movements
during the year, are set out in Note 20 to the financial
statements on pages 187 to 189.

Rights under an employee share scheme

Employee Benefit Trusts (EBTs] operate in connection with
some of the Company’s employee share plans. The trustees of
the EBTs may exerase all rights attached to the Company's
ordinary shares in accordance with their fiduciary duties other
than as specifically restricted in the documents which govern
the relevant employee share plan.

Waiver of dividends

Blest Limited acts as trustee (Trusteel of the Company's
discretionary Employee Share Trust (EST). The EST holds and,
from time to time, purchases British Land ordinary shares in the
market, for the benefit of employees, including to satisfy
outstanding awaras unger the LOMpany s vanaus execulive
employee share plans. A dividend waiver 1s in place from the
Trustee in respect of all dividends payable by the Company on
shares which it holdsin trust.

Substantial interests

All notifications made to British Land under the Disclosure

and Transparency Rules [DTR 5) are published on a Regulatory
Infarmation Service and made available on the Investors section
of our website.

As at 31 March 2020, the Company had been notified of the
following interests in its ordinary shares in accordance
with OTR 5. The information provided i1s correct at the date
of notification:

Interests in Percentage
ordinary holding
shares disclosed™
BlackRock, Inc ] 92,240,338 2.92
Invesco Lid. _ 45,871,686 495
Norges Bank 48,606,089 501
GIC Private Limited - 37,708,540 £.07
APG Asset Management N.V. 37,197 666 401

Since the year end, and up to 22 May 2020, the Company had
been notified of the following interests in its ordinary shares in
accordance with OTR 5. The information provided is correact at
the date of notification:

Interests in Percentage
ordinary holding
o o B e shares o E:I_i_sclosed %___
BlackRock, Inc. N o Q2,490,473 ] _998_
APG Asset Management NY. 48,072,042 519
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DIRECTORS REPORT AND ADDITIONAL DISCLOSURES CONTINUED

Change of control

The Group's unsecured borrowing arrangements include
provisions that may 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 results in
a rating downgrade to helow 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 prowdmg for compensation
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of a takeover, merger or amaLgamatwon 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 Directors
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 their appointment with immediate effect.

Payments policy

We recognise the importance of good supplier relationships to
the overall success of our business. We manage dealings with
suppliers in a fair, cansistent and transparent manner. Far more
information please visit the Suppliers section of our website at
www . britishland.com/about-us/suppliers.

Events after the balance sheet date

Details of subsequent events, it any, can be tound in Note 26 on
page 192.

Political donations

The Company made no pelitical donations during the year
(2019 nil].

Inclusive culture

British Land employees are committed to promoting an inclusive,

positive and collaborative culture. We treat everyone equally
irrespective of age, sex, sexual orientation, race, colour, nationality,
ethnic origin, religion, religious or other philosophical belief,
disability, gender identity, gender reassignment, marital or civil

partner status, or pregnancy or maternity. As stated in our Eqgual

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 characteristic. This applies to all opportunities provided
by the Company including, but not lirmted to, job applications,
recruitment and interviews, training and development, rele
enrichment, canditions of work, salary and performance review’.
The Company ensures that our policies are accessible to all
employees, making reasonable adjustrment when required.

Through its policies and more specificalty the Fqual Opportunities,
Disabled Workers and Recruitment policies, the Company
ensures that entry inte, and progression within, the Company is
based solely on personal ability and competence to meet set job
chteiia, Shotid aiv Giinployo o, wuiner ol Conbiautor bocone

disabled in the course of their employment/engagement,
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the Company aims to ensure that reasonable steps are taken to
accommoedale their disability by making reasonable adjustments
to their existing employment/engagement.

Community investment

Our financial donations to good causes during the year totalled
£1,620,000 [201%: £1,424,000). Our Commurnity Investment
Comrmittee approves atl expenditure from our Community
Investrment Fund.

In addition, the Company also supports fundraising and payroll
giving for causes that matter to staff. The support previded for
the year ended 31 March 2020 includes:

Nz Hn\ Db ) e d] (hu,m ,.nlw m:w.
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[capped at £5,000 per person and ESU D{]D per annum forthe
whote Drgamsatnon], and

- Astaff matched funding pledge, matching money raised for
charity by British Land staff up to £500 per person per year.

QOur cormmunity investment is guided by our Local Charter,
working with local partners ta make a lasting positive difference:

- connecting with local communities

- supporting educational imtiatives for local pecple

- supporting local training and jobs

- supporting local businesses

- contributing to local people’s wellbeing and enjoyment

Through cur community investment and Local Charter activity,
wa connect with communities where we operate, make positive
local contributions, help people fulfil their patential, help
businesses grow, and prumule wellbeing and enjoyment. This
all supports our strategy to create Places Peaple Prefer.

Auditor and disclosure of information

Each of the Directors at the date of approval of this Report
confirms that:

so far as the Director is aware, there is no relevant audit
information that has not been brought to the attention of
the auditor

- the Drrector has taken all steps that he/she should have
taken to make himseli/herself aware of any relevant audit
information and to establish that the Company’s auditor was
aware of that information

PwC has indicated its willingness to remain in office and, on the
recormmmendation 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:

Brona McKeown
General Counsel and Company Secretary

Thie BHush Land Company FLC

Company Number: 621920



DIRECTORS" RESPONSIBILITIES STATEMENT

The Directors are responsible for preparing the Annual Report
and the financial statements in accordance with appticable law
and regulation.

Company law requires the Directors to prepare financial
staterments for each financial year. Under that law the Birectors
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 1071 "Reduced
Disclosure Framework”, and applicable law).

unider Lormmipdriy ldw e YUirectons miust not dp Pl uve g findiigl
statements unless they are satisfied that they give a true and
fair view of the state of affairs of the Group and Company and

of the profit or loss of the Group and Company for that period.

In preparing the financial statements, the Directors are

required ta:

- select suitable accounting policies and then apply
therm consistently

- state whether applicable IFRSs as adopted by the European
Union have been followed for the Group financial statements
and United Kingdem Acceunting Standards, comprising FRS
101, have been followed for the parent Company financial
statements, subject to any material departures disclosed
and explained in the financial statements

- make judgements and accounting estimates that are
reasonable and prudent

- prepare the financial statements on the going concern basis
unless it 1s Inappropriate to presume that the Group and
Company will continue in business

The Directors are responsible for keeping adeguate accounting
records that are sufficient to show and explain the Group and
Company's transactions and disciose with reasonable accuracy
at any time the financial position of the Group and Cornpany

and enable them tc ensure that the financial statemeants and the
Chrectors’ 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 Cormpany and hence for taking reasonable steps
for the prevention and detection of fraud and other irreqularities.

The Directors are responsible for the maintenance and integrity
of the Company's website. Legislation in the United Kingdom
governing the preparation and dissemination of financial
statements may differ from legislation in other jurisdictions.

The Directors consider that the Annual Report and Accounts,
taken as a whole, is fair, batanced and understandable and
provides the information necessary for shareholders to assess
the Group and the Company’s position and performance,
business model and strategy.

Each of the Directors, whose names and functions are listed in
the Board of Directors on pages 92 to 93, confirm that, to the
best of their knowledge:

- the Company financial statements, which have been prepared
In accordance with United Kingdom Generally Accepted
Accounting Practice (United Kingdom Accounting Standards,
comprising FRS 101 "Reduced Disclosure Framework”, and
applicable lawl, give a true and fair view of the assets,
Labilities, financial position and profit or loss of the Company

- the Group financial statements, which have been prepared in
accordance with [FRSs as adopted by the European Union,
give a true and fair view of the assets, liabilities, financial
lnﬁc;hnn amA Prﬁfh melmce ~f tha Crn'n‘ﬂ

- the Strategic Report and the Directors” Report include a fair
review of the development and performance of the business
and the positicn of the Group and Company, together with a
description of the principal risks and uncertainties they face.

By order of the Board.

s %J

Simon Carter

Chief Financial Officer
26 May 2020
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FINANCIAL STATEMENTS

Independent auditors’ report to the members
of The British Land Company PLC

Report on the audit of the financial statements

Opinion

In our opinion:

» The British Land Company PLC's Group financial statements and Company financial statements [the “financial statements™) give
a true and fair view of the state of the Group's and of the Company’s affairs as at 31 March 2020 and of the Group's loss and cash
flows for the year then ended;

+ the Group financial statements have been properly prepared in accordance with International Financial Reporting Standards
(IFRSs) as adopted by the European Union;

« the Company financial statements have been properly prepared in accordance with United Kingdorm Generally Accepted
Accounting Practice [United Kingdom Accounting Standards, comprising FRS 101 "Reduced Disclosure Framework”, and
applicable lawl; and

+  Uledinaliclal Sldigrnignls Nnave beei prepdied Hratcutddiite willi e reyuiretlielite Ji Uig Lulnpdlies Acl ZUUo dalld, d> teydids tie
Group financial statements, Article 4 of the IAS Regutation.

We have audited the financial statements, included within the Annual Repart and Accounts 2020 [the "Annual Report™], which
comprize: the Consolidated and Company batance sheets as at 31 March 2020 the Consclidated income statement and the
Consolidated statermnent of comprehensive income, the Consolidated statement of cash flows, and the Consolidated and Company
statements of changes in equity for the year then ended; and the notes to the financial staternents, which include a description of
the significant accounting policies.

Our opinion Is consistent with our reporting to the Audit Committee.

Basis for opinion

We conducted our audit in accordance with International Standards on Auditing (UK] ("ISAs (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 to provide a basts for our opinion.

We remained independent of the Group in accordance with the ethical requirements that are relevant to our audit of the financial
statements in the UK, which includes the FRC's Ethical Standard, as applicable to listed public interest entities, and we have fulfilled

our other ethical responsibilities in accordance with these requirements.

To the best of our knowledge and belief, we declare that non-audit services prohibited by the FRC's Ethical Standard were not
provided to the Group or the Company.

Other than those disclosed in Note 5 to the financial statements, we have provided no non-audit services to the Group or the Company
in the period from 1 April 2019 to 31 March 2020.

Our audit approach

+ Overall Group materizlity: £173.0 million [2019: £122.4 million), based on 1% of totat assets.

+ Specific Group materality: £15.9 million (2019: £16.9 millien), which represents 5% of underlying
pre-tax profits.

« Overall Company materiality: £101.7 million {2019: £110.4 million), based on 1% of total assets,

» Wetailored the scope of our audit to ensure that we performed enough work to be able to give an
opinion on the financial statements as a whole. The Group financial statements are prepared on a
consolidated basis, and the audit team carries out an audit over the consclidated Group balances in
support of the Group audit opinion. The following joint ventures are also audited to Group materiality:
Broadgate and Meadowhall.

= Valuation of investment and development properties, either held directly or within jaint ventures (Group).
+ Revenue recognition [Groupl.

« Taxation [Groupl.

+ Covid-19% (Group).
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As part of designing our audit, we determined materiality and assessed the nisks of material rmisstatement in the iinancial
staterments. In particular, we looked at where the directors made subjective judgements, for exarmple in respect of significant
accounting estimates that invalved making assumptions and considering future events that are inherently uncertain.
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Based on our understanding of the Group and industry, we identified that the principal risks of non-compliance with laws and
regulations related to compliance with the Real Fstate Investment Trust [REIT] status section 1158 of the Corporation Tax Act 2010
and the UK and European regulatory principles, such as those governed by the Financial Conduct Authority, and we considered the
extent to which non-compliance rmight have a material effect on the financial statements of the Greup 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 apportunities for fraudulent manipulation of
the financial statements (including the risk of override of controls), and determined that the principal risks were retated to posting
inanorooriate inrnal enfries fnincrease revenie nr redies exonenditure and mananement hias in acennntina estimatas and
judgemental areas of the financial statements such as the valuation of investment properties. Audit procedures performed by the
Group engagement team included:

» Discussions with management and internal audit, including consideration of known or suspected instances of non-compliance
with laws and regulations and fraud, and review of the reports rmade 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 investugation of
such matters;

* Reviewing the Group's litigation register in so far as it related to non-compliance with laws and regulations and fraud;

* Reviewing relevant meeting minutes, including those of the Risk Commuttee and the Audit Committee;

» Review of tax compliance with the invalvemnent of our tax specialists in the audit;

» Designing audit procedures to incorporate unpredictability around the nature, tming 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 zudit matter below; and

+ ldentifying and testing journal entries, in particular any journal entries posted with unusual account combinations, posted by
unexpected users and postad on unexpected days.

There are inherent imitations in the audit procedures described above and the further removed non-compliance with laws and
regulations is from the events and transactions reflected in the financial statements, the less likely we would become aware of it
Also, the risk of not detecting a material misstaternent due to fraud Is hugher than the nisk of not detecting one resulting from error,
as fraud may involve deliberate concealment by, for example, forgery or intentional misrepresentations, or through collusion.

By sido e,
Key audit matters are those matters that, in the auditors’ professianal judgement, were of most significance in the audit of the
financial statements of the current period and include the most significant assessed risks of material misstatement [whether or not
due to fraud] identified by the auditors, including those which had the greatest effect on: the overall audit strategy; the allocation of
resaurces in the audit; and directing the efforts of the engagement team. These matters, and any comments we make on the results
of our procedures thereon, were addressed in the context of our audit of the financial statements as a whole, and in forming our
opinion thereon, and we do not provide a separate opinion on these matters. This is not a complete list of all risks identified by

our audit,
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FINANCIAL STATEMENTS CONTINUED

Independent auditors’ report to the members
of The British Land Company PLC continued

Key audit matter

Valuation of investment and development properties,
either held directly or through joint ventures [Group]

Refer to page 108 {Report of the Audit Committee), pages 165
to 174 [Notes to the financial statements - Note 10 Property
and Note 11 Jaint ventures and funds] and page 153 [Notes
to the financial statements — Note 1 Basis of preparation,
significant accounting policies and accounting judgements).

The Group owns erther directly or through joint ventures and
funds a portfolio of property consisting of office and
residential real estate in Central London, retall and leisure
properties across the UK, and developments including the
Lanada Water site in £35St London. | he total property
portfalio valuation for the Group was £8,106 million 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 -
Professional Standards and the requirements of
International Accounting Standard 40 ‘Investment Property .

The valuers have included a material valuation uncertainty
ctause in their valuation reports as at 31 March 2020. This
clause highlights that less certainty, and consequently a
higher degree of caution, should be attached to the valuation
as a result of the COVID-19 pandemic. This represents a
significant estimatian uncectainty in relation to the valuation
of investment properties.

In determining the valuation of a property, the valuers take
into account property-specific information such as the
current tenancy agreements and rental income. They apply
assumptions for yields and estimated market rent, which
are influenced by prevailing market yrelds 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 method less estimated costs to completion
and a nsk premium.

The valuation of the Group’s property portfolio was identified
as a key audit matter given the valuation is inherently
subjective due to, among other factors, the individual nature
of each property, ts location and the expected future rental
streams for that particular property. The wider challenges
currently facing the real estate occupier and investors markets
as a result of COVID-19 further contributed to the subjectivity
for the year ended 31 March 2020. The significance of the
estimates and judgements involved, coupled with the fact
that only a small percentage ditterence in individual
property valuations, when aggregated, could result in a
material misstatement, warranted specific audit focus in
this area.
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How our audit addressed the key audit matter

Gwven the inherent subjectvity involved in the valuation of the property
portfolio, and therefore the need for deep market knowledge when
deterrnining the most appropriate assumptions and the technicalities
of valuation methodology, we engaged our internal valuation experts
lqualified chartered surveyors) to assist us In our audit of this area.

Material valuation uncertainty due fo COVIO-192

We considered the adequacy of the disclosures made in Note 1
{Basis of preparation, significant accounting policies and accounting
judgements) and Note 10 (Property] to the financial statements
These notes explain that the vatuers reported an the basis of a
material valuation uncertainty and conseaguently that less certainty
and a higher degree of caution should be attached to the valuations
as at 31 March 2020. We discussed this clause with management and
obtained sufficient appropriate audit evidence to demonstrate that
management’s assessment of the switability of the inclusion of the
valuation in the consolidated statement of financial position and
disclosures made In the financial statements are appropriate

Assessing the valuers expertise and objectivity

We assessed the valuers’ gualifications and expertise and read their
terms of engagement with the Group to determine whether there
were any matters that might have affected their objectivity or may
have imposed scope limitatrons upon their work. We also considered
fees and other contractual arrangements that might exist between
the Group and the valuers We found no evidence to suggest that the
abjectivity of the valuers was compromised.

Assumplions and estimates used by the valuers

We read the valuation reports for alt the properties and cenfirmed
thal the valuation approach for each was in accordance with RICS
standards. We obtained details of each property held by the Group
and set an expected range for yield and capital value movement,
determined by reference to published benchmarks and using our
experience and knowledge of the market We compared the
investment yields used by the valuers wath the range of expected
yields and the year on year capital movernent to our expected range
We also considered the reasaonableness of other assurnptions that
were not so readily comparable with published benchmarks, such as
estimated rental vaiue

We spoke with each of the valuers to discuss and challenge their
approach to the valuations, particularly in bght of CQVID-19, the key
assumptions and their rationale behind the more significant valuation
movernents during the year. Where assumptions were outside the
expected range or showed unexpected movements based on our
knowledge, we undertook further investigations, held further
discussions with the valuers and obtained evidence to support
explanations recetved. The valuation commentaries provided by the
valuers and supporting evidence, enabled us to consider the property
specific factors that may have had an impact on value, including
recent comparable transactions where appropriate. We observed that
alternative assumptions had been considered and evaluated by
management and the valuers, before determining the final valuation
We concluded that the assumptions used in the valuations were
supportable i1 light of available and comparable market evidence.



Key audit matter

Yaluation of investment and development properties,
either held directly or through joint ventures (Groupl
lcontinued)

Revenue recognition [Groupl

Refer to page 108 [Report of the Audit Committee), page 157
{Notes to the financial statements - Note 3 Revenue and
costs) and page 154 (Nates to the financial statements —
Note 1 Basis of preparation, significant accounting policies
and accounting judgements)

Revenue for the Group consists primarily of rental tncome.
Rental income 15 based on tenancy agreements where there
is a standard process tn place for recording revenue, which
1s system generated.

There are certain transactions within revenue that warrant
additional audit focus because of anincreased inherent risk
of errar due to their non-standard nature

These include spreading of tenant incentives, guaranteed
rent increases and rental concessions given to tenants as a
result of COVID-19. These balances require adjustments
made to rental income to ensure revenue is recorded on a
straight-line basis over the course of the lease.

How our audit addressed the key audit matter

Infarmation and standing data

We performed testing on the standing data in the Group's information
systems concerning the valuation process. We carrnied out procedures,
an a sample basis, to salisfy ourselves of the accuracy of the property
information supplied to the valuers by management, For developments,
we confirmed that the suppaorting information for construction
contracts and budgets, which was supplied to the valuers, was also
consistent with the Group's records for example by inspecting
orngial construction contracts. For developments, capitalised
expenditure was tested on a sample basis to Invoices, and budgeted
costs to complete compared with supporting evidence We agreed the
ailivubils pei e valuduuni gl o Lo Lie ducuuditny i euul LJ:: vt

we then agreed to the financial statements.

Overall findings

We concluded that the assumptions used in the valuations by the
valuers were supportable in light of the evidence obtained and the
disclosures in relation to the material valuation uncertainty within the
financial staternents are sufficient and appropriate to highlight the
increased estimation uncertainty as a result of COVID-19.

We carnied out tests of controls over the cash and accounts
recelvable processes and the related information technology systems
to obtain evidence that postings to these accounts were reliable.

We performed substantive testing procedures to ensure the
recording of all revenue streams I1s accurate.

For rental income balances, we tested a sample of balances to
supporting lease agreements, recalculated amounts due and traced
receipts to bank or accounts recevables balances and ensured that
rental iIncome has been appropriately recaorded 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 complete.

We tested a sample of lease agreements used to calculate lease
incentives back to supporting documentation and assessed that the
calcutation of adjustments to be made to rental income to record
revenue on a straight-line basis over the course of the lease has been
calculated correctly.

We used substantive testing procedures to ensure that a sample of
rental concessions offered to tenants had been correctly accounted
for within the requirements of IFRS 16 - Leases.

We assessed the recoverability of trade and lease incentive
recewvables by evatuating the financial viability of the major tenant
balances and ensured provisions made are accounted for within the
requirements of IFRS 2 - Financial Instruments

Far balances not included within rental income, such as service
charge income, we performed substantive testing on a sample basis
and assessed whether the revenue recognition policies adopted for
each revenue stream complied with IFRS 15 Revenue as adopted by
the European Union.

No issues were identified in our testing.
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FINANCIAL STATEMENTS CONTINUED

Independent auditors’ report to the members
of The British Land Company PLC continued

Key audit matter

Taxation (Group)

Refer to page 108 [Report of the Audit Cornmitteel, pages 140
and 191 (Notes to the financial statements — Note 7 Taxation
and Nate 24 Contingent Labilities] and page 154 {Notes to
the financial statements - Note 1 Basis of preparation,
significant accounting policies and accounting judgements]

The Group's status as a REIT underpins its business model
and shareholder returns. For this reason, it warrants
special audit focus.

The obligations of the REIT regime include reguirements to
comply with balance of business, dividend and income cover
tests, The Broadgate joint venture (s also structured as a
REIT and as such, REIT compliance is also of relevance for
this joint venture in addition to the overall Group.

Tax provisions are in place to account for the risk of
challenge of certain of the Group's tax provisions. Given the
subjective nature of these provisions, additional audit focus
was placed on tax provisions.

Covin-19

Refer to pages 81-88 (Strategic Report - Principal risks and
the Viability statement], page 108 iReport of the Audit
Committee] and pages 152 to 153 [Notes to the financial
statements — Note 1 Basis of preparation, significant
accounting policies and accounting judgements)

The outbreak of the navel coronavirus [known as COVID 19]
in many countries 1s rapidly evolving and the socio-economic
impact 1s unprecedented It has been declared as a global
pandemic and is having a major impact on econories and
financial markets. The efficacy of government measures will
materially influence the length of economic disruption, but it
15 probable there will be a recession in the United Kingdorn.

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, profils, cash flows, operations and liquidity
position of the Group for the next 12 months and over the
next five years.

The analysis and related assurnptions have been used by
rnanagement In 1ts assessment of the level of provisions
required against several balance sheet items, as well as
underpinmng the Group’s going concern and viability analysis.

The most significant impact to the financial statements has
beenin relation to the valuation of investment 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 management’s approach to
ensuring compliance with the REIT regirne rules and we involved our
internal taxation specialists to verify the accuracy of the application of
the rules

We obtained management's catculatiens and supporting
documentation, vertfied the inputs to their calculations and re-
performed the Group's and Broadgate’s annual REIT compliance
tests We considered the adequacy of the contingent tax Liability
disclosure in the notes to the financial staterments of the potential tax
impact of the temporary suspension of the Property Income Dvidend
payment as a result of COVID-19,

Yve used our knowtedge of tax circumstances and, by reading
relevant correspondence between the Group and Her Majesty's
Revenue & Customs and the Group's external tax advisors, we are
satisfied that the assumptions and judgements used by the Group in
determining the tax provisions are reasonable.

No material issues were identified as a result of our testing.

We evaluated the Group's updated risk assessment and analysis :
and considered whether it addresses the relevant threats posed by
COVID-19. We also evaluated management's assessment and

corroborated evidence of the operational impacts, considering their
consistency with other available information and cur understanding
of the business. L

Our conclusions relating te going concern and other information are
set out In the ‘Going Cencern’ and ‘Reporting on other information’
sections of our report, respectively, below.

Qur pracedures 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 abaove.

We assessed the disclosures presented in the Annual Report in
relation to COVID-19 by reading the other information, including the
Principal risks and Viability statement set out in the Strategic Report,
and assessing its consistency with the financial statements and the
evidence we abtained in our audit We considered the
appropriateness of the disclosures around the increased uncertainty
on its accounting estimates and consider these to be adequate

In respect of going concern, we assessed the Directors’ going
concern analysis in light of COVID-19 and obtainad evidence to
support the key assumptions used in preparing the going concern
model, including assessing covenant headroom within the base
and downside case scenarios. We challenged the key assumptions
and the reasonableness of the mitigating actions used In preparing
the analysis.

We obtained evidence to support the loan refinanced post the year
end that was classified as a current lability at the balance sheet date

In conjunction with the above, we have reviewed management’s
analysis of liquidity and recalculated loan covenant compliance to
satisfy ourselves that no breaches are anticipated over the going
concern perod of assessmeant.



How our audit addressed the Key audit matter

Key audit matter

We considered whether changes to working practices brought about
by Covid-19 had an adverse rmpact on the effectiveness of
management's business process and IT controls, Jur planned tests
of controls did not identify any evidence of material deterioration in
the control environment.

COVID-19 [continued)

Management's analysis includes base and downside case
scenarios and a robust anatysis of planned mttigating
actions. At the balance sheet date, the Group has access to
cash and undrawn loan facilities of £1.3 billon and post the
year end, the Group has refinanced one of the two loans
presented in net current liabilities as at 31 March 2020

In making their assessment management tock into account
the covenant headroom on the Group’s drawn unsecured
loan facilities. After considering atl of these factors,
management have concluded that preparing the financial
statements on a going concern basis remains appropriate.
No material uncertainty in relation to going concern exists.

Management have described its assessment of viability on
pages 88 of the Annual Report.

Pleoowvg Dol e e oo

We tailored the scope of our audit to ensure that we performed enough wark to be able to give an opinion an the financial staterments
as a whole, taking inte account the structure of the Group and the Campany, the accounting processes and controls, and the industry
in which they operate.

Mg

The scope of our audit was influenced by our application of materiality. We set certain gquantitative thresholds for materiality.
These, together with qualitative considerations, helped us to determine the scope of our audit and the nature, timing and extent of
our audit procedures on the individual financial statement line items and disclosures and in evaluating the effect of misstatements,
both individually and in aggregate on the financial statements as a whole.

Based on our professional judgement, we determined materiality for the financial statements as a whole as follows:

Overall materiality
How we determined it

Rationale for benchmark applied

Group financial statements
£113.0 million [2019: £122.6 million).
1% of total assets.

A key determinant of the Group's value Is
property investments. Due to this, the key
area of focus In the audit s the valuation of
investment and development properties,
either held directly or through joint
ventures. On this basis, and consistent with
the prior year, we set an overall Group
materiality level based on total assets.

Company financial statements
£101.7 million (2019: £110 4 million).
1% of total assets.

The Company's main activity 1s the holding
of investments in subsidianies. Given this,
and consistent with the prior year, we set
an overall Company materiality level
based on total assets. For purpases of the
Group audit, we capped the overall
materiality for the Company to be 90% of
the Group overall materiality.

In addition, we set a specific materiality level of £15.9 million [2019: £16.% million] for items within underlying pre-tax profit.
This equates to 5% of profit before tax adjusted for capital and other tems. In arriving at this jJudgment, we had regard to the fact
that the underlying pre-tax profit is a secondary financial indicator of the Group [Refer to Note 2 of the financial statements pages 156

to 157 where the term is defined in full}.

For each component in the scope of cur group audit, we allocated a materiabity that 1s less than our overall group materiality.
Certain components were audited to a local statutory audit materiality that was also less than our overall group materiality.

We agreed with the Audit Cornmittee that we would report to them misstatements identified during our audit above £5.6 mitlion
(Group audit]) (2019: £6.1 million) and £5.0 rmillion [Company audit] [2019: £5.5 million) as well as misstaternents 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 misstaternents identified during our Group audit above
£1.0 million [2019: £1.0 million] for misstatements related to underlying profit within the financial statements, as well as
misstatements below that amount that, in 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 |SAs [UK] we report as follows:
Reporting obligation

We are required to report If we have anything material to add or
draw attention to in respect of the directors’ statement in the
financial statements about whether the directors considered it
appropriate to adopt the going concern basis of accounting in
preparing the financial statements and the directors’ identification
of any matenal uncertainties to the Group's and the Company's
ability to continue as a going cencern over a period of at least
twelve manths from the date of approval of the financial statements

We are required to report if the directors” staternent relating to
Going Concern in accordance with Listing Rule 9 8.6R(3] is
materially inconsistent with our knowledge obtained in the audit

Reporting on sther information

Outcome

We have nothing material to add or to draw attention to.

However because not all future events or conditions can be
predicted, this staterment 1s not a guarantee as to the Group’s and
Company’s ability to continue as a geing concern.

We have nothing to report.

The other information comprises all of the information in the Annual Report other than the fimancial statements and our auditors’
report thereon. The directors are responsible for the ather information. Cur 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 connection with our audit of the financial statements, our responsibility is to read the other infermation and, in deing so, consider
whether the other information 15 matenally 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 misstaterment, we are
required fo perform procedures to conclude whether there is a material misstatement of the financial staterments or 2 material
misstatement of the other information. If, hased on the work we have performed, we conclude that there is a material misstatement
of this other infarmation, we are required to report that fact. We have nothing to repart based on these responsibilities.

With respect to the Strategic Report, Directars’ Report and Additional Disclosures and Corporate Governance Statement, we also
considered whether the disclosures required by the UK Companies Act 2006 have been included.

Based on the responsibilities described above and our work undestaken in the course of the audit, the Companies Act 2006 (CAQ4),
ISAs (UK] and the Listing Rules of the Financial Cenduct Authanity [FCA] require us also to report certain opinions and matters as

described below [required by |SAs [UK] unless otherwise stated)].
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Strategic Report and Directors’ Report and Additional Disclosures

In our opinion, based an the work undertaken in the course of the audit, the information given in the Strategic Report and
Directors’ Report and Additional Disclosures for the year ended 31 March 2020 is consistent with the financial statements and has
been prepared in accordance with applicable legal requirements. ([CAD6)

In light of the knowledge and understanding of the Group and Company and their environment obtained in the course of the audit,
we did not identify any material misstaternents in the Strategic Report and Directors’ Report and Additional Disclosures. {CADS)

Corporate Governance Statement

In our opinion, based on the work undertaken in the course of the audit, the information given in the Corporate Governance
Statement (page 90) about internal controls and risk management systems in relation to financial reporting processes and about
share capital structures in comgpliance with rules 7.2.5 and 7.2.4 of the Disclosure Guidance and Transparency Rules sourcebook
of the FCA ["DTR") is consistent with the financial statements and has been prepared in accordance with applicable legal
reguirements. (CAU6/

In light of the knowledge and understanding of the Group and Company and their enviranment obtained in the course of the audit,
we did not identify any material misstaternents in this information. (CAGE)

In our opinion, based on the work undertaken in the course of the audit, the information given in the Corporate Governance
Staternent [90-91] with respect to the Company’s corporate governance code and practices and about its administrative,
management and supervisory bodies and their committees complies with rules 7.2.2, 7.2.3 and 7.2.7 of the DTR. {CADé/

We have nothing to report arising from our responsibility to report if 2 corporate governance statement has not been prepared by
the Company. {CADé)

The directors’ assessment of the prospects of the Group and of the principal risks that would threaten the solvency or
liqurdity of the Group

We have nothing material to add or draw attention to regarding:

+ Thedirectors’ confirmation on pages 80-81 of the Annual Repert that they have carried out & robust assessment of the principal
risks facing the Group, including those that would threaten its business model, future performance, solvency or liquidity.

» The disclosures in the Annual Report that describe those risks and explain how they are being managed or mitigated.

» The directors” explanation on page 88 of the Annual Report as to how they have assessed the prospects of the Group, cver 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 1 operation and meet its liabilities as they fall due aver the
period of their assessment, including any related disclosures drawing attention to any necessary quatifications or assumptions.

We have nothing to report having performed a review of the directers’ statement that they have carried out a robust assessment of
the principal risks facing the Group and staterment in relation to the longer-term viability of the Group. Our review was substantially
less 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 Corporate Governance Code [the
“Code’}; and considering whether the statements are consistent with the knowledge and understanding of the Group and
Company and their environment cbtained in the course of the audit. {Listing Rules/

Other Code Provisions
We have nothing to report In respect of our responstbility 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 infermation necessary for the members to assess the Group's and Company's position
and performance, business model and strategy is matenally inconsistent with our knowledge of the Group and Company
obtained in the course of performing cur audit.

» The section of the Annual Report on page 108 describing the work of the Audit Committee does not appropriately address
matters communicated by us to the Audit Committee.

« The directors’ statement relating to the Company’'s compliance with the Code dees not properly disclose a departure from a
relevant provision of the Code specified, under the Listing Rules, for review by the auditors.

Directors” Remuneration

In our opinion, the part of the Directors’ Remuneration Report to be audited has been properly prepared in accordance with the
Companies Act 2006, [CADé]
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FINANCIAL STATEMENTS CONTINUED

Independent auditors’ report to the members
of The British Land Company PLC continued

Responsibilities for the financiat statements and the audit

T T L L T T L T A

As explained more fully in the Directors’ Responsibilities Staterment set out on page 137, the directors are respensible for the
preparation of the financial stalements in accordance with the applicable framework and for being satisfied that they give a true and
fair view. The directars are also responsible for such internal control as they determine is necessary to enable the preparation of
financial statements that are free from matenial rmsstaterment, whether due to fraud or error.

In preparing the financizal statements, the directors are responsible for assessing the Group's and the Company's ability te continue
as a going concern, disclosing, as applicable, matters related tc going concern and using the going concern basis of accounting
unless the directors either intend to Liquidate the Group or the Company or to cease operations, or have no realistic alternative but
to do so.

T S S ST RO N T SN TN oIV SOPURPPRTOTSY.

Our objectives are to obtain reasonable assurance about whether the financial statements as a whole are free from material
rmisstaterment, wnetner gue o Traud or er1ror, and o 1S5U€ an auditors 1eport tNat mclUtes cur opinion. Keasoname assurance
15 a high level of assurance, but is not a guarantee that an audit conducted in accordance with 1SAs (UK} will always detect a
rmaterial misstatement when it exists. Misstaterments can arise from fraud or error and are considered material if, individually
or in the aggregate, they could reasonably be expected to influence the economic decisions of users taken on the basis of these
financial statements.

A further description of our responsibilities for the audit of the financial statements is located on the FRC's website at:
www.frc.org.uk/auditorsresponsibilities. This description forms part of our auditors’ report.

This report, including the apinions, has been prepared for and only for the Company’'s members as a body in accordance with
Chapter 3 of Part 16 of the Companies Act 2006 and for no other purpose. We do not, in giving these opinions, accept or assume
responsibility for any other purpose or to any other person to whom this report is shown or into whose hands it may come save

where expressly agreed by our prior consent in writing.

Other required reporting

Companies Act 20046 exception reporting
Under the Companies Act 2006 we are required to report to you if. in our apinion:

* we have not received all the information and explanations we reguire for our audit; or

» adeguate accounting records 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’ remuneration specified by law are not made; or

+ the Company financial statements and the part of the Directors’ Remuneration Report tc be audited are not in agreement with
the accounting records and returns.

We have no exceptions to report arising from this responsibility.

Appointment

Following the recommendation of the 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 periods. The period of total uninterrupted engagement is
6 years, covering the years ended 31 March 2015 to 31 March 2020.

Sandra Dowling (Senicr Statutory Auditor)

for and on behalf of PricewaterhouseCoopers LLP
Chartered Accountants and Statutory Auditers
London

26 May 2020
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Consolidated income statement

For the year ended 31 March 2020

2020 PIRL]
Capital Capral -
Underlying and other Total Underting and cinzr Tatal
Mot im £m m Err {m £rn
Revenue 3 524 87 613 594 350 204
Costs 3 {148) (70) {218) [147] (258) [399]
3 378 17 395 413 92 h05
Joint ventures and funds [see also below) M 79 (3081 (227] 86 (79] 7
Adrinistrative expenses 73] - (73) (801 - (80]
Valuation movement 4 - (1,105} £1,105) - (620) [620]
Profit [loss] on dispesal of investment properties
and investments - 1 1 - 183 (18]
Net financing costs
financing income & 1 - 1 - - -
urwauung LI\dll__ju:. a A U] [ L RY] [WEYI*T) Lo/ Wy {113
(66} t21) (107} (67) (48] (113)
Profit [Lloss] on ordinary activities before taxation 318 {1,434) {1,118} 352 [671) (319]
Taxation 7 - 2 2 - {1 (1)
Loss for the year after taxation (1,114} [320)
Attributable to non-controlling interests 12 (991 (87} 12 (41) (29]
Attributable to shareholders of the Company 306 (1,333} (1,027} 340 631] (291]
Earnings per share:
basic 2 {110.0ip (30.0)p
diluted 2 {110.0lp (30 0lp
All results derive from continuing operations.
2020 2019
Capital Capnal
Underlying’ and other Total Undertying and other Total
. Nute £m Em £m Em ) £in Erm
Results of joint ventures and funds accounted
for using the equity method
Underilying Profit 79 - 79 86 - 86
Valuation movement 4 - (284] {284) - {631 [63)
Capital inancing costs - f22) (22) - i21) [21])
Profit on disposal of investment properties,
trading properties and investments - - - - 3 3
Taxation - - - - 2 2
1 79 {308] {227) 86 (79) 7
1. See defimtionin Note 2
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FINANCIAL STATEMENTS CONTINUED

Consolidated statement of comprehensive income

For the year ended 31 March 2020

2020 e
e £m fm
Loss for the year after taxation 11,114) (320
Other comprehensive income:
Items that will not be reclassified subsequently to profit or loss:
Valuation movermnents on owner-occupted properties 1 3
1 3
[tems that may be reclassified subsequently to profit or toss: )
Gains (losses] on cash flow hedges
- Group 2 1
- Joint ventures and funds (1) -
1 1
Transferred to the income statement [cash flow hedges)
Imtmrmrt mmtm Aarn ot e f“—rmw‘n
- Interest rate derivatives — joint ventures! - 18
Deferred tax on iterns of other cemprehenstve incorne - (1]
Other camprehensive income for the year 2 21
Total comprehensive lass for the year [1,112] (299)
Attributable to non-controlling interests (86) [29)
Attributable to shareholders of the Company {1,025) 1270)

1 Represents a reclassification of cumulative losses wathin the Group revaluatan reserve to capital profit and loss. because the hedged itern has affected profit or lass
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Consolidated balance sheet

As at 31 March 2020

2026

017
Erm

Mot £m
ASSETS
Non-current assets
Investment and development properties 10 8,188 8,931
Owner-occupled properties 10 68 73
8,256 9,004
Other non-current assets
Investments in joint ventures and funds 11 2,358 2,560
Other investments 12 125 129
Property, plant and equipment 6 22
Deferred tax assets 16 - 1
Interest rate and currency derivative assets 17 231 154
PP o
Current assets
Trading properties 10 20 87
Debtors 13 56 57
Cash and short term deposits 17 193 242
269 386
Total assets 11,245 12,256
LIABILITIES
Current liabilities
Short term borrowings and overdrafts 17 (637) (99)
Creditors 14 (253} (289}
Corporation tax {17) (25]
1907) 1413]
Nen-current liabilities
Debentures and loans 17 (2,865) (29321
Other non-current habilities 15 (156] 192]
Deferred tax Labilites 14 (1 -
interest rate and currency dervative Liabilities 17 (169) (130}
(3,191) (3,154
Total liabilities [4,098] (3.567]
Net assets 7347 8,689
EQUITY
Share capital 234 240
Share premium 1,307 1,302
Merger reserve 213 213
Other reserves 38 37
Retained earnings 5,243 6,686
Equity attributable to shareholders of the Company 7.035 8,478
Non-controlling interests 112 2N
Taotal equity 7,147 8,489
EPRA NAV per share! 2z T74p 905p
1 As defined in Nole Z
Tim Score Simon Carter
Chairman Chief Financial Officer
The financial statements on pages 147 to 194 were appreved by the Board of Directors and signed on its behalf on 26 May 2020.
Company number 621920
British Land Annual Report and Accounts 2020 149



FINANCIAL STATEMENTS CONTINUED

Consolidated statement of cash flows

For the year ended 31 March 2020

2020 2019
Note €m fm
Rental income received from tenants 415 449
Fees and other income received 42 oy
Operating expenses paid to suppliers and employees {146) [162)
Indirect taxes recewed n respect of aperating actwilies 11 -
Sale of trading properties 82 268
Cash generated from operations 404 617
Interest paid [79]) 1759)
Interest recewved 5 7
Corporatien taxatien (payments] repayments [4) 5
Distributions and other receivables from joint ventures and funds 1 49 59
Net cach inflow from onerating activities nae LA
Cash flows from investing activities
Development and other capital expenditure (259) [218)
Purchase of investment properties [52) [185)
Sale of investment properties 77 380
Acquisition of remaining share of Aldgate JV (21) -
Acquisition of investment in WOSC joint venture (57} -
Purchase of investments 9] 9]
Sale of iInvestments 19 13
Indirect taxes received [paid] in respect of investing activities 1 (3)
Investrnent in and leans to joint ventures and funds {191) (298)
Loan repayments from joint ventures and funds - 247
Capital distributions from joint ventures and funds 131 260
Net cash [outflow) inflow from investing activities (361} 187
Cash flows from financing activities
lssue of ordinary shares 5 ?
Purchase of own shares (125) (204)
Dividends paid 19 (295] (298)
Dividends paid to non-controlling interests {131 [14]
Capital payments in respect of interest rate dervatives {14) (19)
Decrease In lease Labilities 18] -
Decrease In bank and other borrowings {189) [574)
Drawdowns on bank and other borrowings 576 446
Net cash outflow from financing activities (63} (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 193 242
Cash and cash equivalents consists of:
Cash and short term deposits 17 193 242
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Consolidated statement of changes in equity

For the year ended 31 March 2020

Share Share frarslation vatuahon Merger Reidired cantrolling Total
capiral  premagmm reser e roserve Teserse carnings Total Interests equity
trr tm £m im o Em fm £m frm £m
Balance at 1 April 2019 240 1,302 1" 26 213 6,686 8,478 211 8,689
Loss for the year after taxation - - - - - 11,0271 (1,027 (87 (1,114}
Revaluation of owner-occupied property - - - 1 - - 1 - 1
Gains on cash flow hedges - Group - - 1 - - - 1 1 2
Losses on cash flow hedges - joint ventures - - - (1 - - m - (1]
Deferred tax onitems of other comprehensive income - - - - - - - - -
Other comprehensive iIncome o - - 1 - - - 1 1 2
Total camprehensive income for the year - - 1 - - {1,027] (1,026} [86) ,112)
Share 1ssues - 5 - - - 5 - 5
Cawrvimliin nf chara R e I e I [Rad] L)) (a3}
Purchase of awn shares &} - - - - {119) (125} - {125]
Dwvidends payable in year (31 .47p per share) - - - - - (295) 295} - (295)
Dividends payable by subsidiaries - - - - - - - (13) {13]
Balance at 31 March 2020 234 1,307 12 26 213 5,243 7,035 112 7,147
Balance at 1 April 2018 248 1,300 i1 22 213 7,458 9,252 254 9506
Loss for the year after taxation - - - - - [(291] [291) {29] (320}
Revaluation of owner-occupied property - - - 3 - - 3 - 3
Gains on cash flow hedges - Group - - 1 - - - 1 - 1
Closeout of cash flow hedges - joint ventures
and funds - - - 18 - - 8 - 18
Reserves transfer - joint venture cash flow hedges - - - (17] - 17 - - -
Deferred tax on items of other comprehensive iIncome - - (1] - - - (1) - (1]
Other comprehensive iIncome - - - 4 - 17 21 - 21
Total comprehensive income for the year - - - 4 - (274) [270] (29 [299]
Share 1ssues - Z - - - - 2 - Z
Fair value of share and share option awards - - - - - 4] [4) - (4]
Purchase of awn shares (8] - - - - [19¢) [204] - (204)
Dnadends payable in year [30.54p per share) - - - - - (298 (298l - (298]
Dividends payable by subsidiaries - - - - - - - [14] (14]
Balance at 31 March 2019 240 1,302 11 26 213 6,686 8,478 211 8,689

1 The balance at the beginn.ng of the current year includes £15m i relation to translaticn and [E4rmlin relaton to hedging [2018/19 £15m and [Lamll Opering and closing

balances in relation to hedging relate to continuing hedges only

British Land Annual Report and Accounts 2020

151



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 an the historical cost basis, except for the
revaluation of properties, investments held for trading and
derivatives. The financial staternents have also been prepared in
accordance with International Financial Reporting Standards
{IFRSs) as adopted by the European Union and interpretations
issued by the IFRS Interpretations Cormmittee (IFRS IC), and
therefore comply with article 4 of the EU IAS regulation, and in
accordance with the Companies Act 2004. In the current financial
year the Group has adopted a number of minor armendments to
ctandarre affactivo in the vesr recion h\lt the IAQR and andnrced
by the EU, none of which have had a material impact on the
Group. The accounting policies used are otherwise consistent
with those contained in the Group’s previcus Annual Report and
Accounts for the year ended 31 March 2019,

New standards effective for the current accounting period do not
have a rnaterial impact on the consolidated financiat staternents
of the Group. These are discussed in further detail below.

IFRS 16 - Leases

The new standard was adopted by the Group on 1 Apnil 2019.
The Group adopted IFRS 16 In accordance with I[FRS 16 C8. This
approach allows the recagnition of the lease liability and asset as
at 1 April 2019 with no restaternent of prior 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 characterisbics. The Group has also
adapted the practical expedients relating to short term and low
value assets which allow these to be expensed through the
income statement.

The leases which have been brought onto the balance sheet
include management agreements between the Group and its
Broadgate JV partner, which are in substance lease agreements,
as well as @ small number of leases the Group holds as lessee,
These leases were previously classified as operating leases
under 1AS5 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, on adopticn of
IFRS 16, i1s a £36m increase in investment property, a £1m
reduction in current assets and a corresponding £35m increase
in liahilities. The impact relating to new leases which commenced
during the year is a £40m increase in investment property and a
£40m increase in Liabilities. New leases which commenced in the
year relate to the managerment agreements described above.

On transition the lease liability was calculated as the present
value of the outstanding rental payments, discounted using the
Group's incremental borrowing rate at the date of initial
application. The right-of-use asset was then set as being equal to
the liability, adjusted by a £1m increase in relation to prepaid rent
which s added to the right-of-use asset on adoption. Therefore
the impact on net assets on adopticn is nil. The weighted average
incremental borrowing rate applied to the lease babilites

. . - [ PR [ . El it
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The right-of-use assets meet the definition of investment
property and are subsequently measured under the fair value
madel. The adoption of IFRS 16 has increased profit/[loss) before
tax by £19rm, £20m of which results from the revaluation gain
recognised on the right-of-use assets and {£1m} of which results
from interest on lease Liabilites.

The Group has considered amendments to standards endorsed

by the European Union effective for the current accounting period

and determined that these do not have a material impact on the

consolidated financial staterments of the Group. These amendments

include, amendments to IFRS 9 [prepayments features), |AS 28

{tong term interests), 1AS 19 {plan amendments) and IFRIC 23. “

ANUIMDer of new standards ana amengments to standaras and
interpretations have been issued but are not yet effective for the
current accounting period.

Amendments to IFRS 3 [Business Combinations] are effective

for financial years commencing on or after * January 2020.

The amendments relate to changes in the critenia for determining
whether an acquisition Is a business combination or an asset
acquisition. These amendments will be applied te any future
business combinations.

Amendments to IFRS 9 {Financiat Instruments] are effective

for financial years commencing on or after 1 January 2020,

The amendments offer relief in meeting the criteria for hedge
accounting on the transition from LIBOR to IBOR. The adoption of
these amendments |s not considered to have a matenal impact
on the financial statements of the Group.

Amendments to References to the Conceptual Framework are

effective for financial years commencing on or after 1 January

2020 The adoption of these amendments is not considered to

have a material iImpact on the consolidated financial statements !
of the Group.

Amendments to IAS B [Accounting Policies, Changes in
Accounting Estimates and Errors| are also effective for finangial
years commencing on or after 1 January 2020. The amendments
will be applied to any future changes in Accounting Policy,
Accounting Estimates or Errors.

Going concern

The financial statements are prepared on & 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 maturity within the next
twelve months. As the Group has access to £1.1bn of undrawn
facilities and the HUT facility was refinanced post period end,
the Directors believe the Group will be able to meet these
current liabilities as they fall due. In making this assessment
the Birectors took into account the covenant headroom on

the Group's unsecured facilities, equivalent to a 45% fall in
property values, the absence of interest cover covenants on
these facilities and the imited capital expenditure remaining
on the Group’s committed developrment programme. Before
factoring 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 manage its business risks successfully despite the
current economic climate. Accordingly, they believe the going
concern basis is an appropriate one. See the full assessment of
preparation on a going concern basis in the corporate
governance section on page 102.

Subsidiaries, joint ventures and associates (including funds)

The consolidated accounts include the accounts of the British
Land Company PLC and all subsidianies [entities controlled by
British Land). Cantrol is assumed where British Land is exposed,
or has the rights, to variable returns from i1ts involvernent with
investees and has the ability to affect those returns through its
power over those investees.

The results of subsidiaries, joint ventures or associates acquired or
disposed of during the year are included from the effective date of
acquisition or up to the effective date of disposal. Accounting
policies of subsidiaries, joint ventures or associates which differ
from Group accounting policies are adjusted on consolidation.

Business combinations are accounted for under the acguisition
method. Any excess of the purchase price of business
combinations over the fair value of the assets, liabilities and
contingent liabilities acquired and resulting deferred tax thereeon
is recognised as goodwill. Any discount received 1s credited to
the mcome statement in the period of acquisition,

Allintra-Group transactions, balances, income and expenses
are eliminated on consolidation. Joint ventures and associates,
including funds, are accounted for under the equity method,
whereby the consclidated balance sheet incorporates the
Group’s share {investor's share) of the net assets of its joint
ventures and associates. The consolidated income statement
incorporates the Group's share of joint venture and associate
profits after tax. Their profits include revaluation movements an
investment properties.

Distributions and other recevables from joint ventures and
associates [including funds] are classed as cash flows from
operaling activities, except where they relate to a cash flow
arising from a capital transaction, such as a property or
investment disposal. In this case they are classed as cash flows
from investing activities.

Properties

Properties are externally valued at the balance sheet date.
Investrment and owner-occupied properties are recorded at
valuation whereas trading properties are stated at the lower
of cost and net realisable value.

Any surplus or deficit arising on revaluing investment
properties is recognised in the capital and other column of
the income statement.

Any surplus anising on revaluing owner-occupied properties
above cost is recognised in ather comprehensive income, and any
deficit ansing in revaluation below cost for owner-occupied and
tradinn properties is recngniced in the ranital anrd nthar calimn
of the income statement.

The cost of properties in the course of development includes
attributable interest and other associated outgoings including
attnbutable developrment personnel costs. Interest is calculated
on the development expenditure by reference to specific
borrowings, where relevant, and otherwise on the weighted
average Interest rate of British Land Company PLC borrowings.
Interest 1s not capitalised where no development activity is taking
place. A property ceases to be treated as a development property
on practical complation.

Investment property disposals are recognised on completion.
Profits and losses arising are recognised through the capital and

ather column of the income statement. The profit on disposal is

Hoebmrrmimad e the Afla e omtrarm o ) . J

the carrying ameunt of the asset at the commeancement of the
accounting period plus capital expenditure in the period.

Trading properties are initially recognised at cost less
impairment, and trading property disposals are recognised in line
with the revenue policies outlined on the following page.

Where investment properties are appropriated to trading properties,
they are transferred at market value. If properties held for trading
are appropriated to investment properties, they are transferred at
book value. Transfers to or from investment property occur when,
and only when, there is evidence of change in use.

Where a right-of-use asset meets the definition of investment
property under IFRS 16, the right-of-use asset will initially be
calculated as the present value of minimum lease payments
under the lease and subsequently measured under the fair value
model, based on discounted cash flows of net rental Income
earned under the lease.

The Group leases out investment 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 crder to maximise the weighted average
lease term, minimise vacancies across the portfolio and maximise
exposure to tenants with strong financial characteristics. The
Group also grants lease incentives to encourage high guality
tenants to remain in properties for longer lease terms.

Financial assets and Liabilities

Debtors and creditors are initially recognised at fair value and
subsequently measured at amortised cost and discounted as
appropriate. On initial recagnition the Group calculates the
expected credit loss for debtors based on lifetime expected
credit losses under the IFRS 9 simplified approach.

Other investments include investments classified as amortised
cost and investments classified as fair value through profit or
loss. Loans and receivables classified as amortised cost are
measured using the effective interest method, less any impairment.
Interest 1s recognised by applying the effective interest rate.
Investments classified as fair value through profit or loss are
initially recarded at fair value and are subsequently externally
valued on the same basis at the balance sheet date. Any surplus
or deficit arising on revaluing investments held for trading is
recognised in the capital and other column of the income statement,
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FINANCIAL STATEMENTS CONTINUED

Notes to the accounts continued

1 Basis of preparation, significant accounting policies
and accounting judgements continued

The lease liability associated with investment property which is
held under a lease, is initially calculated as the present value of
the mimimum lease payments. The lease liability is subsequently
measured at amortised cost, unwinding as finance lease interest
accrues and lease payrments are made.

Debt instruments are stated at their fair value on issue. Finance
charges including premia payable on settlernent or redemption
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

P
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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 issue costs, recognised
in the capital and other colurmn of the income statement as a
component of net financing costs. The interest charge in respect
of the coupon rate on the bonds is recognised within the underlying
cornponent of net financing costs on an accruals basis.

As defined by IFRS 9, cash flow and fair value hedges are initially
recognised at fair value at the date the derivative contracts are
entered into, and subseguently remeasured at fair value.
Changes in the fair value of derivatives that are designated and
qualify as effective cash flow hedges are recognised directly
through cther comprehensive income as a movement in the
hedging and translation reserve. Changes in the fair value of
dervatives that are designated and qualify as effective fair value
hedges are recorded in the capital and other column of the
income statement, along with any changes in the fair value of the
hedged itemn that is attributable to the hedged risk. Any ineffective
portion of all derivatives is recognised in the capital and other
column of the income statement. Changes in the fair value of
derivatives that are not In a designated hedging relationship
under IFRS 2 are recorded directly in the capital and other
column of the income statement. These derivatives are carried
at fair value cn the balance sheet.

Cash equivalents are limited to instruments with a maturity of
less than three manths.

Revenue

Revenue comprises rental incorme and surrender premia,
service charge income, management and performance fees
and proceeds from the sale of trading properties.

Rental income and surrender premiz are recognised in
accordance with [FRS 16 Leases.

As a result of adopting IFRS 16, the Group now reports separately
service charge income for leases where a single payment is
received to cover both rent and service charge. The total payment
received was previously included within rental income, but the
service charge component is separated outin the current year
and reported as service charge income in the notes to the
financial statements. There has been no net impact on the
Group's income statement or balance sheet.

154  British Land Annual Report and Accounts 2020

Rental income, including fixed rental uplifts, from investment
property leased out under an operating lease 1s recognised

as revenue on a straight-line basts over the lease term. Lease
incentives, such as rent-free periods and cash contributions to
tenant fit-out, are recognised on the same straight-line basis
being an integral part of the net consideration fer the use of the
investment property. Any rent adjustments based on open
market estimated rental values are recognised, based on
managernent estimates, from the rent review date in relation to
unsettled rent reviews. Contingent rents, being those lease
payments that are not fixed at the incepticn of the lease, including
for example turnover rents, are recognised In the period in which
they are earned.

Surrender prermia for the early termination of a lease are
recognised as revenue when the amounts become contractually
due, net of dilapidations and non-recoverable outgoings relating
to the lease concerned.

The Group applies the five step-model as required by IFRS 15
in recognising its service charge income, management and
performance fees and proceeds from the sale of trading properties.

Service charge income s recognised as revenue in the period to
which it relates.

Management fees are recognised as revenue in the period to
which they relate and relate to property management.
Performance fees are recognised at the end of the performance
period when the performance obligations are met, the fee
amount can be estimated reliably and it is highly probable that
the fee will be received. Performance fees are based on property
valuations compared to external benchmarls at the end of the
reporting period. Proceeds from the sale of trading properties
are recognised when contrel has been transferred to the
purchaser. This generally occurs on completion. Proceeds from
the sale of trading properties are recognised gs revenue in the
capital and other column of the iIncome statement. All other
revenue described above is recognised in the underlying column
of the Income statement,

Taxation

Current tax is based on taxable profit for the year and I1s
calculated using tax rates that have been enacted or
substantively enacted at the balance sheet date. Taxable profit
differs from net proftt as reported in the income staterment
because it excludes items of income or expense that are not
taxable lor tax deductible].

Deferred tax)s provided on items that may become taxable in the
future, or which may be used to offset against taxable profits in
the future, an the temporary differences between the carrying
amounts of assets and liabilities for financial reporting purposes,
and the amounts used for taxation purposes on an undiscounted
basis. On business combinations, the deferred tax effect of
fairvalue adjustments is incorporated in the consolidated
balance sheet.




1 Basis of preparation, significant accounting policies
and accounting judgements continued

Deferred tax assets and Liabiuties are nat off against each cther
in the consclidated balance sheet when they relate to Income
taxes levied by the sarne tax authaority on different taxable entities
which intend to either settle current tax assets and liabilities on a
net bass.

Employee costs

The fair value of equity-settled share-based payments to
employees is determined at the date of grant and Is expensed on
a straight-line basis aver the vesting period, based on the Group's
estimate of shares or options that will eventually vest. Far all
schemes except the Group’'s Long Term Incentive Plan and Save
As You Earn schemes, the fair value of awards are equal to the
market value at grant date. For options and performance shares
granted under the Long Term Incentive Plan, the fair values

are determined by Monte Carto and Black-5choles 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
liabilities. The net surplus [where recoverable by the Group] or
deficitis recognised in full in the consolidated balance sheet.
Any asset resulting from the calculation is limited to the present
value of avallable refunds and reductions in future contributions
to the plan. The current service cost and gains and losses on
settlement and curtailments are charged to operating profit.
Actuarial gains and tosses are recognised in full in the period In
which they cccur and are presented in the consolidated
statement of comprehensive income.

Contributions 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 policies, the Birectors are
required to make judgements and estimates that affect the
financial statements.

Significant areas of estimation are:

Valuation of investment, trading and owner-occupied properties
and investrments classified as fair value through profit or loss.
The Group uses external professional valuers to determine the
relevant armounts. The primary source of evidence for property
valuations should be recent, comparable market transactions on
an arms-length basis. However, the valuation of the Group’s
property portfolio and 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 valuation of investrment property due to the Covid-19 pandemic.
The valuations as at the current balance sheet date should
therefore be treated with additionat caution. Sensitivity tables are
Inciuged within Note (o,

Other less significant areas of estimatien include the valuation
of fixed rate debt and interest rate derivatives, the determination
of share-based payment expense, the actuarial assumptions
used In caleulating the Group's retirement benefit obligations,
pravisions for trade debtors and lease incentive receivables and
taxation provisions.

The following items are ongoing areas of accounting judgement,
however, significant judgment has not been reguired for any of
these items in the current financial year.

REIT status: British Land 1s a Real Estate Investment Trust [REIT]
and does not pay tax on its property income or gains on property
sales, provided that at least 90% of the Group's property income
15 distributed as a dividend 1o 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 Is managerent’s intention that the
Group will continue as a REIT for the foreseeable future.

Accounting for joint ventures and funds: In accordance with
tFRS 10 'Consolidated financial statements’, IFRS 11 "Joint
arrangements’, and IFRS 12 ‘Disclosures of interests in other
entities’ an assessment is required to determine the degree of
contrel or influence the Group exercises and the form of any
control to ensure that the financial statement treatment 1s
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 judgement reached in relation to the degree of
controt the Group exercises within the current or prior year.
Group shares in joint ventures and funds resulting frem this
pracess 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 incorperates the Group's
share of joint venture and associate profits after tax.

Accounting for transactions: Property transactions are complex
in nature and can be material to the financial statements.
Judgements made in relation to transactions include whether an
acquisition is a business cornbination or an asset; whether held
for sale criteria have been met for transactions not yet completed;
accounting for transaction costs and contingent consideration;
and application of the concept of Unked accounting. Management
consider each transaction separately in order to determine the
maost appropriate accounting treatment, and, when cansidered
necessary, seek Independent advice.
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FINANCIAL STATEMENTS CONTINUED

Notes to the accounts continued

2 Performance measures

Earnings per share

The Group measures financial performance with reference to underlying earnings per share, the European Public Real Estate
Assaociation [EPRA] earnings per share and [FRS earnings per share. The relevant earnings and weighted average number of shares
lincluding dilution adjustments] for each performance measure are shown below, and a reconciliation between these is shown within
the supplementary disclosures [Table BJ.

EPRA earnings per share is calculated using EPRA earnings, which is the IFRS loss after taxation attributable to shareholders of the
Company excluding investment and development property revaluations, gains/losses on investing and trading property disposals,
changes in the fair value of financial instruments and associated close-out costs and their related taxation. In the current year, diluted
EPRA earnings per share did not include the dilutive impact of the 2075 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 1AS 33 ignores this hurdle to
canversinn hawsaver die tn tha current vear Inas thiswould be anti-dititive and therefars nn adisistment is made [n the nrarvear hath
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 canvertible 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 15
the pre-tax EPRA earnings measure, with additional Cornpany adjustments. No Company adjustments were made in either the current
or prior year.

2020 019
Relevant Relevant
Relevant number Earnings Relevant number Farnings
) earnings of shares per share earnings of shares per share
Earnings per share £m mlion pence frm millian pence
Underlying
Underlying basic 306 934 32.8 340 971 35.0
Underlying diluted 304 937 32.7 340 974 349
EPRA
EPRA basic 306 934 32.8 340 971 350
EPRA diluted 306 237 32.7 340 974 349
IFRS
Basic {1,027 734 (110.0} (291) 971 (30.0]
Dituted (1,027 934 {110.0] (291) 971 (30.0)

Net asset value

The Group measures financial position with reference to EPRA net asset value [NAY] per share and EPRA triple net asset value
(NNNAV] per share. The net asset value and number of shares for each performance measure are shown below. A reconciliation
between [FRS net assets and EFRA net assets, and the relevant number of shares for each performance measure, is shown within the
supplementary disclosures [Table B]. EPRA net assets is a proportionally consolidated measure that is based on IFRS net assets
excluding the mark-to-market on derwatives and related debt adjustments, the mark-to-market on the convertible bonds and deferred
taxation on praperty and dervative valuations. They include the valuation surplus on trading properties and are adjusted for the dilutive
impact of share options.

As at 31 March 2020, EPRA NAV and EPRA NNNAV did not include the dilutive impact of the 2015 convertible bond, as the Group's share
price was below the exchange price of 975.0%9p. IFRS net assets alse does not include the convertible impact following the treatrment of
IFRS earnings per share. In the prior 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 te trigger conversion
intc shares,

2020 2nte
Relevant Net asset Relevant Net asset
Relevant number valye per Releyant number of value per
net assets of shares share nei assels shares share
Net asset value per share Em million pence £m rrllion pence
EPRA
EPRA NAV 7,213 932 T4 8,649 956 905
EPRA NNNAY 6,762 932 726 8,141 936 854
IFRS
Basic 7,147 927 M 8,689 949 916
Diluted 7147 932 767 8,689 956 909
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2 Performance measures continued

Total accounting return

The Group also measures financial performance with reference to total accounting return. This is calculated as the movementin EPRA
net asset value per share and dvidend paid in the year as a percentage of the EPRA net asset value per share at the start of the year.

2020 2017

Decreasein

NAV per  Diwidend per Total Gecrease in Oeadend per Total
share share paid accounting NAY per share share paid azcounting
pence pence return penue penre return

Total accounting return {131} 31.47 (11.0%) (62) 30.54 (3.3%)

EPRA published updated Best Practice Recomrnendations in October 2019 which intreduced three new Net Asset valuations. These are
applicable for accounting periods starting on or after 1 January 2020 and the Group will adopt these Recommendations for the year
SHUEU 91 Mal Ll 2uz b, TUldl dLCUUTILEIY (2 LU WILL D Ddsed UPUT Ufle UL LTesE [18W das81 vdluaUulis, EFRA INel Tdi1giDle AsSels, winth

the Board judges to be closely alignaed with EPRA Net Asset Value. See Supplermentary Disclosures, Table B for further details.

3 Revenue and costs

2020 2015
Capital Capital

Lnderlying and other Total Underlying and ather Total
£m £m £m Em £m m
Rent recevable 431 - 41 Lbh - b4
Spreading of tenant incentives and guaranteed rent increases 13] - (31 1) - (6]
Surrender premia 5 - 5 1 - 1
Gross rental income 433 - 433 437 - 439
Trading property sales proceeds - a7 87 - 350 350
Service charge iIncome b4 - 64 74 - 74
Managerment and performance fees [from joint ventures and funds) 8 - 8 7 - 7
Other fees and commissions 21 - 21 32 - 32
Revenue 526 87 613 554 350 204
Trading property cost of sales - (70) (70) - (258) (258)
Service charge expenses [61) - (61) (74 - 174
Property aperating expenses {50) - (50) (35] - 135)
Impairment of tenant incentives and guaranteed rent increases’ [20] - (20 - - -
Other fees and commissions expenses {17) - 117) (30) - (30}
Costs (148 (70) [218) i141) (258) [399)
378 17 395 413 92 505

1 Inthe current year this balance includes £15m (2018/19. £nil) 1n relat.on ta write-oifs and provision against tenanl mcentive balances held by the Group and £5m [2018/1%7 Erill
in relation to write-offs of guaranteed rent increases

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 security interest was £316m [2018/19: £356m]. Property operating expenses

relating to investment properties that did not generate any rental income were Emit [2018/19: £1m]. Contingent rents of £3m [2018/19:

£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 receved
to cover both rent and service charge. The total payment is included within rental income in the prior year. In the current year, the
service charge component has now been separated and reported as service charge income in the notes to the financial statements.
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FINANCIAL STATEMENTS CONTINUED

Notes to the accounts continued

4 Valuation movements on property

2020 209
£m £m
Consolidated income statement
Revaluation of properties (1,105) [620)
Revaluation of properties held by joint ventures and funds accounted for using the equity method (284} 163)
1,389] (683]
Consolidated statement of comprehensive income
Revaluation of owner-occupled properties 1 3
(1,388) {680)
5 Auditors’ remuneration - PricewaterhouseCoopers LLP
2020 2019
£m £m
Fees payable to the Company’s auditors for the audit ot the Company’s annual accounts 0.3 0.3
Fees payable to the Company’s auditors for the audit of the Company’s subsidiaries, pursuant to legislation 0.4 0.4
Total audit fees 0.7 0.7
Audit-related assurance services 0.1 0.1
Tetal audit and audit-related assurance services 0.8 08
Other fees
Other services 0.0 0.1
Total 0.8 0.9
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6 Netfinancing costs

2020 2014
£m £m
Underlying )
Financing charges
Bank loans and overdrafts {25] (21}
Derivatives 30 29
Other loans (76) {75
Obligations under head leases 14) (3
i75] (70]
Development interest capitalised 8 3
(671 167
Financing incoine
Deposits, securities and liquid investrments 1 -
1 -
Net financing charges - underlying (66) (67)
Capital and other
Financing charges
Valuation movermnents on fair value hedge accounted derivatives? 62 43
Valuation moverments en fair value hedge accounted debt’ (62} (38)
Capital financing costs! 3 32]
Fair value movement on convertible bonds {4} (6]
Valuation movement on non-hedge accounted derivatives (40} 1
(41} [44)
Net financing charges - capital (41) {46)
Net financing costs
Total financing income 1 -
Total financing charges {108) [113)
Net financing costs (107} 113)

Interest payable on unsecured bank loans and related interest rate derivatives was £9m [2018/17: £8m. 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%).

1 Primarily bond redemption costs

2. The difference between valuation movernents on designated farr value hedge accounted dervatives (hedging instruments) and the valuation movernents on farir value hedge

accounted debt [hedged teml represents hedge ineffectiveness for the period of £ril (2018/1% £3m)
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FINANCIAL STATEMENTS CONTINUED

Notes to the accounts continued

7 Taxation

2020 019

£€m fm

Taxation (expense) income S
Current taxation:
UK corporation taxation: 19% (2018/19: 19%) {1 (10)
Adjustments in respect of prior years 5 13
Total current taxation income 4 3
Deferred taxation on revatuations and derwvatives 2 (4]
Group total taxation 2 i1)
Attributable to joint ventures and funds - 2
Total taxation income 1
Taxalion reconciliation
Lass on ordinary activities before taxation (1,114) (319]
Less: loss [profit] attributable te joint ventures and funds' 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%} 169 62
Effects of-
~ REIT exempt income and gains [145] {73)
- Taxation losses 5] 1
- Deferred taxation on revaluations and derivatives 2] (4}
- Adjustments in respect of prior years 5 13
Group total taxation income [expensel 2 (1)

1 Acurrent taxation rncorme of Enil [2018/19. £2m] and a deferred taxation credit of Emil [2018/1% £nil] arose on profits attnbutable (o joint ventures and funds The low tax

charge reflects the Group's REIT status

Taxation expense attributable to Underlying Profit for the year ended 31 March 2020 was £nil [2018/19: £nill. Corporation taxation
payable at 31 March 2020 was £17m (2018/19: £25m] as shown on the balance sheet. During the year to 31 March 2020 tax provisicns
in respect of historic taxation rmatters and current points of uncertainty in the UK have been released and provisions made.

A REIT 1s required to pay Property Income Distributions [FIUs] of at least YU% of the taxable protits trom its UK property rental business
within twelve months of the end of each accounting pericd. Following the termporary 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. To date £29m of the PiD required in respect of the year to 31 March 2020
has been paid. Whilst we intend pay the required PID amount within the agreed deadline, the balance of the required PID not paid

by the extended due date would instead be subject to corporation tax and a charge of up to £37m would become due. The Group

is currently in discussions with HMRC over the timing of payments of Property Income Distributions required by the REIT regime

lsee Note 24 Contingent liabilities).
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8 Staff costs

202¢ Zm2

Staff costs lincluding Directors) £m £m
Wages and salaries 54 62
Social security costs 7 8
Pension costs & 7
Equity-settled share-based payments (3] (3)
b6 74

The average monthly number of employees of the Company during the year was 300 (2018/17: 293]. The average moenthly 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: Retail: 25;
Offices: 17; Canada Water: 16; Developments: 38; Storey: 11; Support Functions: 193,

Ine bxecutive Uirectors and Non-kxecutive Uirectors are the key management personnel. Ineir emoluments are summansed below
and further detail 15 disclosed in the Remuneraticn Report on pages 118 to 133.

2020 2019

Directors’ emoluments £m £m

Short term employee benefits 2.8 56

Service cost in relation to defined benefit pension schermes - 0.1

Equity-settled share-based payments 2.2 (2.00
0.6 37

Staff costs

The Group's equity-settled share-based payments comprise the following:

Scheme Fair value measure

Long Term Incentive Plan [LTIP] Monte Carlo model simulation and Black-5choles option valuation models

Matching Share Plan [MSP] Market value at grant date

Restricted Share Plan {RSP Market value at grant date

Save As You Earn schemes [SAYE] Black-Scholes option valuation model

The Group expenses an estimate of how many shares are Likely to vest based on the market price at the date of grant, taking account
of expected performance against the relevant performance targets and service periods, which are discussed in further detail in the
Remuneration Report.

During the year the Group granted performance shares under its Long Term Incentive Plan scheme. In the prior year the Group granted
performance shares and options under 1ts Long Term Incentive Plan scheme. Performance conditions are measured over a three-year
period and are a weighted blend of Total Shareholder Return (TSR, Total Property Return (TPR) and Total Accounting Return (TAR)

[see Directors Remuneration Report for details). For non-market-based performance conditions, the Group uses a Black-5choles
option valuation method to obtain fair values. For market-based performance conditions, a Monte Carle model 1s used as this provides a
more accurate fair value than the previous method used by the Group. The impact on the fair value of options resulting from the change
in model was immaterial. The key inputs used to obtain fair values for LTIP awards are shown below.

24 Juty 2019 25 June 2018

Awards with  Awards with Awards with
holding no holding Awards with no holding  Market value
peried period  helding period period options
Share price £5.35 £5.35 £6.79 £6.79 £6.79
Exercise price £0.00 £0.00 £0.00 £0.00 £6.82
Expected velatility 17.1% 17.1% 24.8% 24.8% 24.8%
Expected term [years) 3 3 3 3 5
Bradend yield 0.0% 0.0% 0.0% 0.0% 4.43%
Risk free interest rate 0.47% 0.47% 0.79% 0.79% 0.98%
Fair value - TSR Tranche FTSE 350 £1.41 £1.54 £2.33 £2.67 £0.58
Fair value - TSR Tranche FTSE 100 £1.40 £1.53 £3.02 £3.46 £0.68
Fair value - TPR and TAR Tranches £4.89 £5.35 £5.93 £6.79 £0.84

Movements in shares and options are given in Note 20.
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Notes to the accounts continued

9 Pensions

The British Land Group of Companies Pension Scheme ['the scheme’] is the principal defined benefit pension scheme in the Group.

The assets of the scheme are held in a trustee-administered fund and kept separate from those of the Company. It is not cantracted out
of SERPS [State Earnings-Related Pension Schemel and it is not planned to admit new employees to the scherne. The Group has three
other small defined benetit 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 Cornpany.

The total net pension cost charged for the year was £6m (2018/19: £7m), of which £5m [2018/19: £5m) relates to defined contribution
plans and £1m [2018/19: £2m) relates to the current service cost of the defined benefit schemes.

A full actuarial valuation of the scheme was carried out at 31 March 2018 by consulting actuaries, First Actuarial LLP. The emplover’s
contributions will be paid in the future at the rate recommended by the actuary of 68.3% per annum of basic salaries. The best estimate
of employer contributions expected to be paid during the year to 31 March 2021 1s €1rm. The major assumptions used for the actuarial
vatuation were:

2020 019 2018 7 2016

% pa % pa ¥ pa % pa % pa
Oiscount rate 2.3 2.4 2.6 2.4 32
Salary inflation 3.9 48 4.9 49 4.8
Pensions increase 2.5 3.3 33 33 3.2
Price inflation 25 34 3.4 34 33

The assumptions are that a mermber currently aged 60 will bve 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 whe retires in 2040 at age 40, the assumptions are that they will live 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 2019

o £m E£m
Eqrumtles 40 &0
Diversified growth funds 50 g8
Other assets 51 12
Total scheme assets 161 160

74.3% of the scheme assets are quoted in an active market. All unguoted scheme assets sit within equities.

The amount included in the balance sheet arising from the Group’s obligations in respect of its defined benefit schemes is as follows:

2020 2me 2018 2007 2015
et s em
Present value of defined scherne obligations {131} [147) (147} 167) (143)
Fair value of scheme assets 161 160 152 154 137
Irrecoverable surplus {30] (13] {5) - -
Liability recognised in the balance sheet - - - (13) (6)

1 The net defined benefit asset must be measured at the lower of the surplus in the defined benefit schemes and the assel celing The assel ceiling 1s the present value of any
economic benefits available in the ferm of refunds from the schemes or reductions to future contributions to the schemes The asset celling of the Group’s defined benefit
schemes s £nil [2018/19 £nit), therefore the surplus in the defined benefit schemes of £30m [2018/19- £13ml 15 irrecoverable
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9 Pensions continued

The sensitivities of the defined benefit obligation in relation to the major actuarnal assumptions used to measure scheme liabilities are

as follows:
Increasef|decregse) i defined
scheme abligations
Change in 2020 2619
Assumption assurnption £€m £m
Discount rate +0.5% {11 [15)
Salary inflation +0.5% 1 2
RPlinflation +0.5% 12 12
Assumed life expectancy +1year 4 2
History of experience gains and losses
1118 617 2016
£m Fm £m
Total actuarial gain [loss] recognised in the consolidated statement
of comprehensive income’ ? g (12 (1
Percentage of present value on scheme liabilities 51% 7.2% 0.7%
1. Mavements stated after adjusting far irrecoverability of any surplus
2. Cumulative loss recognised in the staterment of comprehensive income 1s C40m (2018/19 C40m).
Movements In the present value of defined benefit obligations were as follows:
2020 209
tm £m
At 1 April [147] 147}
Current service cost [2) Wl
Interest cost (4) i3
Actuanial gain (loss)
Gain {loss) from change in financial assumptions 17 (21
Gain on scheme liabilities arising from experience - 1
Benehits paid 5 b
At31March [131] (147)
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Notes to the accounts continued

2 Pensions continued

Moverments in the fair value of the scheme assets were as follows:

2020 e

£m Crm
At 1 April 160 152
interest income on scheme assets L 4
Contributions by employer 1 2
Actuanal gain 1 8
Benefits paid ) (6]
At 31 March 161 160

Through its defined benefit plans, the Group is exposed to a number of risks, the most significant of which are detailed below:

Asset volatitity

The liabilities are calculated using a discount rate set with reference to corporate bond yields; if assets underperform this yield,

this will create a deficit. The scheme holds a significant portion of growth assets (equities and diversified growth funds] which, although
expected to outperform corporate bonds in the long term, create volatility and risk in the shart term. The allocation to growth assets is
monitored to ensure it remains appropriate given the scheme’s long term objectives.

Changes in bond yields

A decrease in corporate bond yields will increase the value placed on the scheme’s liabilities for accounting purposes, although this will
be partially offset by an increase in the value of the scheme’s bond holdings.

Inflation risk

The majority of the scheme’s benefit obligations are linked to inflation, and higher inflation will lead to higher liabilities [although, in
most cases, caps on the level of inflationary increases are in place to protect against extreme inflation}. The majority of the assets are
either unaffected by or only loosely correlated with inflation, meaning that an increase in inflation will also increase the deficit.

Life expectancy

The majority of the scheme’s obligations are to provide benefits for the life of the mermber, 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

{nve;lm::c:
Oftices and Canada development Owner-
Ratail Residantial Water [e.clopmerts properties Trad'ng b cupend
ieveld Level 3 Lem 3 Lewrl 3 Level 3 Properties Lever 3 Total
£m . £ £ fm £m fm £m €m
Carrying value at 1 April 2019 4,317 3,776 318 520 8,931 87 73 9,091
Additions
- property purchases 19 34 - 41 94 - - 94
- development expenditure 1 2 24 129 154 - - 154
- capitalised interest and staff costs - - 4 5 ? - - ?
- capital expenditure on asset rmanagement
hlglive s - -ty N S S /e
- right-of-use assets 5 48 21 - 74 - - 74
41 138 A 177 425 - - 425
Depreciation - - - - - - (i 1)
Disposals (58] - - - (58] {67) - {125}
Reclassifications 45 {14) - (28) 5 - (5} -
Revaluations included in income statement (1,158] 35 33 (15} {1,105]) - - (1,105}
Revaluations included in QCI - - - - - - 1
Movernent in tenant incentives and contracted
rent uplift balances (19) 4 - 3 {10) - - (10]
Carrying value at 31 March 2020 3,188 3,941 400 659 8,188 20 &8 8,274
Lease liabilities {Notes 14 and 15) (14631
Less valuation surplus on night-of-use assets? (20}
Valuation surplus on trading properties 13
Group property portfolio valuation at 31 March 2020 8,106
Non-controlling interests [(185])
Group property portfolio valuation at 31 March 2020 attributable to shareholders 7,921

1 Offices capital expenditure includes £36m of flexible workspace fit-out in the current year which has been reciassified from property. piant and equipment ta property additians
2 Relates to properties held under leasing agreements The fair value of nght-of-use assets 1s determined by calculating the present value of net rental cashilows over the term
of the lease agreements, IFRS 16 night-of-use assets are not externally valued, their fair value 1s deterrmined by management, and are therefore not included in the Group

property partfolio valuation of £8,106m above
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10 Property continued
Property reconciliation for the year ended 31 March 2019

Investment
ard

Offices and Canada developmont Owner
Retal Residential Water Developments praperties Trading Oveupled
Level 3 Level 3 Level 3 Level 3 Levet3 frroperties Level 3 Total
S e £rm foo £m Em _Em £ e 2.
Earrying value at 1 April 2018 5,195 3.659 298 355 2507 328 90 9,925
Additions
- property purchases 97 88 - - 185 - - 185
- development expenditure 2 - 19 151 172 " - 183
- capitalised interest and staff costs - - 3 2 5 - - 5
- capnial expenditure on asset management
imitiatnros s 15 - fael . _ I4)
- head lease assets 31 5 - - 36 - - 36
157 108 22 193 440 1 - 451
Depreciation - - - - - - (1 (1
Disposals (409) - - (3) [412) 1252) - i664)
Reclassifications - 19 - - i9 - [19} -
Revaluations included in income statement’ [621) i12) (2] 15 [620) - - (620)
Revaluations included in OCH - - - - - - 3 3
Moverment in tenant incentives and contracted
rent uplift balances (5] 2 - - 13) - - (3)
Carrying value at 31 March 2019 4317 3,774 318 520 8,931 87 73 2,091
Head lease liabilities [Note 15) 192)
Valuation surplus on trading properties 29
Group property portfolio valuation at 31 March 2019 B 9,028
Non-controlling interests [267)
Group property portfolio valuation at 31 March 2019 attributable to shareholders 8,761

1 Included within the offices and residential property revaluation movernent above 1s a Carm increase to the valuation of 10 Brock Street following the leasing transaction with
Facebook and Debenhams

Property valuation
The different valuation method levels are defined below:

Level1: Quoted prices [unadjusted] in active markets for identical assets or liabilities.

Level 2: Inputs other than guoted prices included within Level 1 that are observable for the asset or liability, either directly
li.e. as prices) or indirectly li.e. derived from prices).

Level 3: Inputs for the asset or liability that are not based on observable market data (unohservable inputs),

These levels are specified in accardance with IFRS 13 'Fair Value Measurement’. Property valuations are inherently subjective as

they are made on the basis of assumptiens made by the valuer which may not prove to be accurate. For these reasons, and consistent
with EPRA's guidance, we have classified the valuations of our property portfolio as Level 3 as defined by IFRS 13. The inputs to the
valuations are defined as 'unobservable’ by IFRS 13 and these are analysed in a table on the following page. There were no transfers
hetween levels In the year.

During the current financial pericd, the Group adopted the new accounting standard IFRS 16, Leases. The right-of-use asset recognised
on adoption 1s included within the investment and developrment property line. The carrying amount of right-of-use assets included within
the line is £47rn. An adjustment s made to reflect the fact that separate lease liabilities 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 1s largely due to the continued level of
uncertainty of the future impact of the UK's exit from the EU, the outbreak of the Novel Coronavirus [Covid-19) and the significant deterioration
in the UK retail market and weaker investment markets. This enviranment could have a significant impact upon property valuations.

The Group's total property portfolio was valued by external vatuers on the basis of fair value, in accordance with the RICS Valuation -
Professional Standards 2014, ninth edrion, published by The Royal Institution of Chartered Surveyors.
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10 Property continued

The outbreak of Covid-19, declared by the World Health Organization as a "Global Pandemic” on 11 March 2020, has impacted global
financial markets. Travel restrictions have been implemented by many countnes. Market activity 1s being impacted in many sectors.
As at the valuation date, the external vatuers consider that they can attach less weight to previous market evidence for comparison
purposes, to inform opinions aof value. The current response te Covid-19 means that external valuers are faced with an unprecedented
set of circumstances on which to base a judgment. The valuations across all asset classes are therefore reported on the basis of
“material valuation uncertainty” as per VPS 3 and VPGA 10 of the RICS Red Book Global. Conseguently, less certainty — and a higher
degree of caution - should be attached to the valuations provided than would normally be the case. The external valuers have
confirmed, the inclusion of the "material valuation uncertainty” declaration does not mean that valuations cannot be relieg upon.
Rather, the phrase 1s used in order to be clear and transparent with all parties, In a professional manner that —in the current
extraordinary circumstances - less certainty can be attached to valuations than would otherwise be the case. In light of this matenal
valuation uncertainty we have reviewed the ranges used In assessing the impact of changes in unobservable inputs on the fair value of
the Group's propertv portfolio. Whilst the property valuations reflect the external valuers’ assessment of the impact of Covid-19 at the
valuation date, we consider +/-10% for ERV, +/-50bps for NEY and +/-10% for development costs to capture the increased uncertainty in
these key valuation assumptions. The results of this analysis are detailed in the sensitivity tables on the following page.

There has been no change in the valuation methedology used for investment property as a result of Covid-19.

A provision of £17m (2018/19: £14m] has been made against tenant incentives and contracted rent uplift balances. The charge to the
Income staterment in retation to write-offs and provisions made against tenant lease incentives and guaranteed rents was £20m
[see Note 3].

The information provided to the valuers, and the assumptions and valuation models used by the valuers, are reviewed by the property
portfolio team, the Head of Real Estate and the Chief Financial Officer. The valuers meet with the external auditors and also present
directly to the Audit Committee at the intenim and year end review of results. Further details of the Audit Committee’s responsibilities in
relation to valuations can be found in the Report of the Audit Committee on pages 108 to 113.

Investment properties, excluding properties held for development, are valued by adopting the ‘investment method’ of valuation.

This approach involves applying capitalisation yields to current and future rental streams net of income voids arising from vacancies or
rent-free periods and associated running costs. These capitalisation yields and future rental values are based on comparable property
and leasing transactions in the market using the valuers’ professional Judgement and market observation, Other factors taken into
account in the valuations include the tenure of the property, tenancy details and ground and structural conditions.

In the case of angoing developments, the approach applied i1s the ‘residual method’ of valuation, which is the investrment method of
valuation as described above, with a deduction fer all costs necessary to complete the development, including a notionat finance cost,
together with a further allowance for remaining risk. Properties held for development are generally valued by adopting the higher of the
residual method of valuation, allowing for all associated risks, or the investment method of valuation for the existing asset.

Copies of the valuation certificates of Knight Frank LLP, CBRE, Jones Lang LaSalle and Cushrnan & Wakefield can be found at
wwwe.britishland.com/reports.

A breakdown of valuations split between the Group and its share of joint ventures and funds is shown below:

2020 7017
Joint Juint
venturas VEentures
Group and funds Total Group and funds Tatal
£m £m £m . e e S BT
Knight Frank LLFP 1,420 54 1,474 }.434 2,256 3,650
CBRE 2,097 183 2,280 2,675 231 2,506
Jones Lang LaSalle 1,348 7465 2,113 1,889 1,099 2,988
Cushman & Wakefield 3,241 2,270 5,511 3,030 19 3,049
Total property portfolio valuation 8,106 3,272 11,378 9028 3,405 12,633
Non-centrolling interests (185] {35 1221] (267} (50) 317)
Total property portfolio valuation attributable to shareholders 7,921 3,236 11,157 8,761 3.555 12,316
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10 Property continued

information about fair value measurements using unobservable inputs [Level 3) for the year ended 31 March 2020

Fair value at " ERY per sq ﬂ Equivalent yield . Cosls to complete per 5G [t ______
31 March 2G20 Valuation Min Max Average Min Max Average Min Max Average
Investmen_f_» mmmmm £m technique £ € £ o, % W€ € £
Retail 3,128 Investment 2 B7 21 [ 1 7 - 85 15
methodology
Offices’ 3,851 Investment 9 177 &0 4 5 4 - 421 62
methodology
Canada Water 364 Investment 13 31 20 2 4 4 - - -
methodology
Residential 70 Investment 38 38 38 4 4 4 - - -
methodology
DCJCLU}JllIU“lD LTIy J\:CJJLJIlJlJ:. - - - -~ - - - e
methodology
Total 8,073
Trading properties 33
at fair value
Group property 8,104
portfolio valuation

1 Includes evwner-occupied

Information about fair value measurements using unobservable inputs (Level 3) for the year ended 31 March 2619

Far value at ERY porsq it Fouivalent yield Casts o complete persq ft
31 March 2012 Waluation Min Max Average Man Max Averaga Min Max Average

Investment .,,Fm technique [3 £ ot ¥ O % f £ 3

Retall 4,278 Investrnent z 87 24 4 10 4 - 37 6
methodology

Offices! 3,769 Investment 8 145 58 4 5 4 - 465 53
methodology

Canada Water 302 Investrment 15 31 22 2 b 4 - 1 -
methodology

Residential 43 Investment 38 38 38 4 4 4 - - -
methodalogy

Devetopments h20 Residual 47 &3 55 4 5 4 - 334 228
methodology

Total 8912

Trading properties 116

at fair value

Group property 2,028

portfolio valuation

1 Includes owner-occupied

Infarmation 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

Impact on valuatiens

Fair value at Impact an vatyations 77”1mpac| on valuations

31 March 2620 +10% ERV -10%% ERY -50bps NEY +50bps NEY -10% costs +10% costs

£m £m £&m £m £m £m £m

Retail 3,848 297 {287) 322 {276} 4 14)

Offices! 5,800 553 (530) 878 1678} 26 (27]

Canada Water 364 7 (7) 8 [6) 136 (133)

Residential 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 11,157 988 {954) 1,410 {1,118} 185 (183)

1 Includes trad ng properties at fairvalue
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10 Property continued

Information about the impact of changes in unobservable inputs [Level 3] on the fair value of the Group's property portfolio
including share of joint ventures and funds for the year ended 21 March 2019

Fair value at

Impact on valuations

Impast cnvaluations

Irmpdet an valuat ans

31 March 2117 =57 ERV -5 FRy -2hbips NEY ~23bps NEY -9-. costs -5% cests

£m £m £m £m Frm £m £m

Retail 5,530 230 (220 272 {(251) - -

Offices’ 5,444 228 [207] 361 (313) - -

Canada Water 303 4 (4] 5 (4] 31 130

Residential 99 1 {1] 2 (2] - -

Developments 940 48 52) b4 [60] 26 (30)
Group property portfolio valuatien including share

of joint ventures and funds 12,314 51 (484) 704 (£30] 57 (60]

1 Includes trading properties at fair value

All other factors being equal:

- a higher equivalent yield or discount rate would lead to a decrease in the valuation of an asset

- anIncrease mn 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 infermation

At 31 March 2020, the Group property portfolio valuation of £8,106m [2018/19: £9,028m) comprises freeholds of £4,13%m (2018/19:
£4,929m); virtual freeholds of £1,050m {2018/19: £940m]; long leaseholds of £2,822m {2018/19 £3,097m); and short leasehelds of £95m
[2018/19: £62m]. The historical cost of properties was £5,981m (2018/19: £5,853m).

The property valuation does not include any investment properties held under leases (2018/19: £nil).

Cumulative interest capitalised against investment, development and trading properties amounts to £103m (2018/19: £99m).

Properties valued at £961m (2018/19: £1,019m) were subject to a security interest and other properties of non-recourse companies

amounted to £772m (2018/19: €1.115m] totalling £1.733m (2018/19: £2.134m).

Included within the property valuation is £12m [2018/19: £28m) in respect of accrued contracted rental uplift income. The balance arises
through the IFRS treatment of leases cantaining such arrangements, which requires the recognition of rental income 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 investments in joint ventures and funds

Joint ventures Funds Total Equity t nans Totat
£m Fm £m £ t£m Ern
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} il (23}
Share of profit on ordinary actwities after taxation [179] (48] {227} (227} - (227
Distributions and dividends:
~ Capital (131 (2) {133] (133 - (133}
- Revenue (44) (13) {77 (77) - (77
Hedging and exchange mavements (1) - 1} 11 - (1}
At 31 March 2020 2,188 170 2,358 1,659 699 2,358
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11 Joint ventures and funds continued

The summarised income statements and batance sheets below and on the following page show 100% of the results, assets and
liabilities of joint ventures and funds. Where necessary, these have been restated to the Group's accounting palicies.

Joint ventures” and funds’ summary financial statements for the year ended 31 March 2020

Broadngats MS{ Pioperty
REAT Intermediate WOSC Partners L imitad
_ . Lid Holdings Lid Partnership
Partners Euro Bluebell LLP Norges Bank Norges Bank
[GIC) Investment Investment
Managernent Managernent
Property sector City Offices  Shopping Centres Offices
Broadyate Meadowhall
Group share 50% 50% 25%
Summarised income statements £ fm tm
Revenue* 203 103 4
Costs (78) 127] (1]
125 76 3
Administrative expenses (1] - -
Net interest payable [63) (30) -
Underlying Profit 61 4é 3
Net valuation movernent 204 [542] (3]
Capital financing costs® (12} - -
Profit [loss) on disposal of investment properties and investments - - -
Profit (loss) on ordinary activities before taxation 253 [496] -
Taxation - - -
Profit [Loss) on ordinary activities after taxation 253 (496) -
Other comprehensive income - [2) - T
Total comprehensive income [expense) 253 {498} -
British Land share of total comprehensive income (expense) 127 {249} -
British Land share of distributions payable 17 4 -
Summarised balance sheets
investment and trading properties 4,539 B 1,202 218
Current assets 28 8 3
Cash and depasits 209 20 4
Gross assets 4,776 1,230 225
Current liabilites (118] (30) (4]
Bank and secuntised debt (1,348) (583) -
Loans from joint venture partners [850) [409] (217]
Other non-current liabilities - (21) (4]
Gross Labilities 12,336) (1,043) [225)
Net assets 2,440 187 -
British Land share of net assets less shareholder loans 1,220 923 -

T USS jaint ventures include the Eden Walk Shopping Centre Uit Trust and the Fareham Property Partnerstup
2 Hercules Unmit Trust jaint ventures and sub-funds includes 30% of the resulls of Deepdale Co-Ownershrp Trust, Fort Kinnaird Limited Partnership and Yalentine
Co-Ownership Trust and 41.25% of Birstall Co-Ownership Trust The balance sheet shows 50% of the assels of these joint ventures and suh-funds
3 Included in the column headed Other joint ventures and funds’ are contributions from the following BL Goodman Lsmited Partnership, Bluebutton Properly Management UK
Lirnited, City of London Office Unit Trust and BL Sainsbury’s Superstores Limited and Pillar Retail Europark Fund [PREF] The Group's ownership share of PREF 15 65%),
however as the Group 1s not able to exercise contral over significant decisions of the fund, the Group equity accounts for its interest in PREF
4. Revenue Includes gross rental income at 100% share of £284m [2018/1% £310m]
5 Captal inancing costs of £32m in other jaint ventures and funds relates to bond redemption costs in ajeint venture wrth Sainsbury’s
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Uss Herzdles Uit Trust Other Total
The SouihGaie wimited Juent Juirt senfures Jont sentures Tatal Group share
[“artnersh p ventures and sub funds and funds %020 2020
Aviva Universities
Investors Superannuation
Scherme Group PLC
Shopping Shopping Retail
Centres Centres Parks
) 50% 50% Various
o tm tm Em em £m £m
18 14 37 9 383 191
(5) (5] (8) - (124) (62)
13 9 24 9 259 129
(1) - - (1} {3} (1)
(1) - - (2) (96} (49)
11 9 24 & 140 79
[45) (49} {129} (5] (5469} (284)
- - - {32} (44} (22)
- - 1 (2) n -
(34]) [40) [104) (33} (454} {227)
(34) (40) {104) (33) (454} {227)
- - - - (2} ()
(34) (40) {104) (33) (456} {228)
(17) (20) (52) 117 {228}
b 4 13 136 180
208 188 337 - 6,6874m 3288
2 1 2 - L4 24
5 6 11 0 265 131
215 195 345 10 5,996 3,443
[4) 3] 13 (3) (171} {85)
- - - - 1,951} {975]
- (31 - (3) {1,510} {701)
[28) - - - (53} 125)
(32) {34) (9] (6) {3,685} {1.786)
183 161 336 4 3,31 1,657
M 80 171 2 1,657

The borrowings of joint venturas and funds and their subsidiaries are non-recourse to the Group All joint ventures are incorporated in the United Kingdom, with the exception
of Broadgate REIT Limited and the Eden Walk Shopping Centre Unit Trust which are incorporated in Jersey Of the funds, the Mercules Unit Trust [HUT] joint ventures and
sub-funds are incorporated in Jersey

These financal staterments inglude the results and financial positron of the Group s interest in the Fareham Property Partnership, the BL Goodman Lirmited Partnership and the

Gibraltar Linited Partnership Accordingly, advantage has been taken of the exemptions provided by Regulation 7 of the Partnership [Accounts] Regulations 2008 not to attach
the partnership accounts to these financial stalemenls.
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FINANCIAL STATEMENTS CONTINUED

Notes to the accounts continued

1% 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
liabilities of joint ventures and funds. Where necessary, these have been restated to the Group's accounting policies.

Joint ventures’ and funds’ summary financial statements for the year ended 31 March 2019

Broadyate MSC Property Bl Samnshury
REL Intermediate Superstores
o t.td Holdings Lt . Ltd
Partners Euro Bluebell LLP MNarges Bank J Sainsbury plc
[GIC) Investrment
Management
Property sector City Offices  Shopping Centres Superstores
Broadgate Meadowhall
Group share 50% 50% 50%
Summarised income statements £m im tm
Revenue’ 194 102 32
Costs (60) (24) -
134 78 32
Adrmimistrative expenses (1} - -
Net interest payable (71) {32} (1
Underlying Profit 62 L6 21
Nel valuation movement 117 (152) 1
Capital financing costs (37} - (3]
Profit [loss) on disposal of investment properties and investments 10 - (4]
Profit [loss] on ordimary actwities before taxation 152 (104] 15
Taxation 4 _ _
Profit [loss) on ordinary activities after taxation 156 (106] 15
Other comprehensive income 36 - -
Total comprehensive income [expense] 192 (108) 15
British Land share of total comprehensive income [expense) 26 [93) 8
British Land share of distributions payable 275 4 20
Summarised balance sheets fro £m £m
investment and trading properties 7 4,024 T,?AAM 488
Current assets (1) 4 4
Cash and deposits 219 31 40
Grass assets 4,242 1,779 532
Current Liabilities (83) {37) (22)
Bank and securitised debt (1.442) 612} (196)
Loans from joint venture partners [479] (385 -
Other non-current liabilities - [20) -
Gross labilities (2,004] (1,054) (218)
Net assets 2,238 725 314
British Land share of net assets less shareholder loans 1,119 363 157

1 US5 joint ventures include the Eden Walk Shopping Centre Unit Trust and the Fareham Froperty Parinership

2 Hercules Unit Trust joinl ventures and sub-funds includes 50% of the results of Deepdale Co-Ownership Trust, Fort Kinnaird Limited Partnership and Vatentine
Co-Ownership Trust and 41.25% of Birstall Co-Ownership Trust The balance sheet shows 50% of the assets of these joint ventures and sub-funds

3 Included in the column headed ‘Other joint ventures and funds’ are contributions from the following BL Goodman Limited Partnership, The Aldgate Place Limited
Partnarshup, Bluebuiton Propenty Management UK Limted, City of Landon Office Unut Trust and Pillar Retail Europark Fund [PREF] The Group's ownership share of PREF s
&53%. however as the Group s not able 1o exercise controt over significant decisions of the fund, the Group equity accounts for its interest in PREF

4 Revenue includes gross rental incorme at 100% share of £310m [2017/18 £385m]
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155 Herculos Unit Trast Other Tatal
The SautnGate Linnted joint Jont vertures joart eentures Total Group share
Partriersrip ventures ard sub funds ard tunds 2019 20179
Aviva Universities
Investors Superannuation
Scheme Group PLC
Shopping Shopping Retall
Centres Centres Parks
50% 50% Various
. o Cm fm fm £ri £m Em
18 14 33 - 393 196
(4] (st (8] (1] (102} (511
14 9 25 (1] 29 145
- - (1 - {2} {1}
(1] - (1) - {118} (58}
13 9 23 173 86
(25 (15) (52] (1 (127] [63)
- - (2] - {42) [21]
- - (7] 5 [ 3
(12] [6) {38) 3 8 5
- - - - 4 2
1z] (6] (38) 3 12 7
- - - - 36 18
(12] (&) [38] 3 48 25
(8] (3) (19 2 25 -
5 4 13 - 321 -
. Em £m fm £m £m tm
252 238 456 - 7,202 3,601
1 1 & 40 55 27
9 6 13 5 323 142
262 245 475 L5 7,580 3,790
(3) (4] (11) (10] (170} (85}
- - - - {2,250} {1,125)
- {30) - {6) (900] 450§
(28] - - 8 (40) (20}
{31 (34) (11] 8) (3,340} [1,680)
2N 21 Lb4 37 4,220 2,118
116 105 232 18 2,110

The barrowings of joint ventures and funds and their subsidiaries are non-reccurse to the Group All joint ventures are incorporated in the United Kingdom, with the exception
of Broadgate REIT Limited and the Eden Walk Shopping Centre Unit Trust which are incorporated in Jersey Of the funds, the Hercules Unit Trust {HUTH joint ventures and
sub-funds are incorporated In Jersey and PREF in Luxembourg

These financial statements include the results and financiat position of the Group’s interest in the Fareham Property Partnership, the Aldgate Place Limited Partnership, the BL
Goodrman Limited Partnership and the Gibraltar Limited Parinership Accordingly, advantage has been taken of the exemplions provided by Regulation 7 of the Partnership
[Accounisy Regulations 2008 not to atiach the partnership accounts to these financial statarnents.
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FINANCIAL STATEMENTS CONTINUED

Notes to the accounts continued

11 Joint ventures and funds continued

Operating cash flows of joint ventures and funds (Group share)

2020 e
m £m
Rental income receved from tenants i 131 160
Operating expenses paid to suppliers and employees (27 (23}
Cash generated from operations 104 137
Interest paid (56} i70]
Interest received 1 1
UK corporation tax pad 2] 12)
Cash inflow from operating activities L7 b6
Cash inflow from operating activities deployed as:
[ﬁofmiﬂqur!—\l”q rach ratainnd wathin imint vantirae and flinds 17t 7
Revenue distributions per consolidated statement of cash flows 49 59
Revenue distributions split between controlling and non-controlling interests
Attributable to non-controlling interests 2 3
Attributable to shareholders of the Company 47 54
12 Other investments
2020 ploiks
Fair value Fairvatlue
through Amortised Intangible through Amartsed Intangikle
piofit or loss cost assets Total profit orloss cost assals Tatal
im £m £m fm £m &m tm £m
At 1 April 114 5 10 129 112 28 i0 130
Additions 4 2 4 10 8 4 12
Transfers / disposals - (4] - {4 - (27] - (271
Revaluation (7} - - 7 2 (4] - {21
Depreciation / amortisation - - {3) [3) - - [4) (4]
At 31 March ik 3 1 126 M4 5 10 129

Included within fair value through profit or loss is £93m (2018/19: £100m] comprising interests as a trust beneficiary. The trust’s assets

comprise freehold reversions in a pool of commercial properties, comprising Sainsbury’s superstores. The interest, categorised as

Level 3 In the fair value hierarchy, is subject to the same inputs as those disclesed in Note 10, and its fair value was determined by the
Directors, supported by an external vatuation. The remaining amounts included in the fair value through profit or loss relate to private
equity/venture capital investments of £2m (2019/18: £nill which are categorised as Level 3 in the fair value hierarchy and government
bonds of £16m (2018/19: £14m] which are classified as Level 1. The fair value of private equity/venture capital Investments is determined

by the Directors.
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13 Debtors

2020 z019

£m Erm

Trade and other debtors o 29 34
Prepayments and accrued income 10 9
Rental deposits 17 14
56 57

Trade and other debtors are shown after deducting a provision for bad and doubtful debts of £14m [2018/19: £6m). The provision for
doubtful debts s calculated as an expected credit loss on trade and other debtors in accordance vath IFRS 9 [see Note 1). The charge to the
income staternent 1n relation to write-offs and provisions made against doubtful debts was £8m [2018/1%: £1m).

The expected credit loss is recognised onnitial recognition of a debtor and is reassessed at each reporting period. In order to calculate
the expected credit loss, the Group applies a forward-looking cutlook to historic default rates. In the current reporting period, the
torward-looking cutlook has considered the impacts of Lavid- 1Y, | he historic default rates used are specitic to how many days past due
a recevable 1s. Specific provisions are also made in excess of the expected credit loss where information is available to suggest that a
higher provision than the expected credit loss 1s required. In the current reporting period, an additional review of tenant debtors was
undertaken to assess recoverability in light of the Covid-19 pandemic.

The Directors consider that the carrying amount of trade and other debtors is approximate to their fair value. There i1s ne concentration
of credit risk 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 risk management practices are disclosed in Note 17.

14 Creditors

2020 2019

o £m Emn

Trade creditors 55 94
Other taxation and social secunty 27 28
Accruals 89 82
Deterred income 58 71
Lease labilities 7 -
Rental deposits due to tenants 17 T4
253 289

Trade creditors are interest-free and have settlement dates within one year. The Directors consider that the carrying amount of trade
and other creditors is approximate to their fair value.

15 Other non-current liabilities

2020 2019
pup— s A R Em Ern

Lease liabilities 156 22
156 92

During the current financial period, the Group adopted the new accounting standard IFRS 14, Leases. The lease liabilities recognised as
a result of IFRS 16 represent £40m of the totalin the table above and £7m of lease liabilities disclosed in Note 14.
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FINANCIAL STATEMENTS CONTINUED

Notes to the accounts continued

16 Deferred tax
The movement on deferred tax i1s as shown below:

Deferred tax assets year ended 31 March 2020

1 April Debited to Credited 31 March
2019 income’ to equity: 2020
e o £m o Em £€m £m
Interest rate and currency derivative revaluations 1 1 - -
Other timing differences b 1} - 5
7 {2 - 5
Deferred tax liabilities year ended 31 March 2020
" im £m £m £m
Property and investment revaluations (6] - - (&)
16) - - {6)
Net deferred tax liabilities 1 (2) - {1)
1. A £1m credit in respect of the deferred tax asset, credited to nzome, results from the change in the tax rate used to caloulate the deferred tax to 19% (2018/19 17%)
2 A E£1m debitin respect of the deferred tax liability, debited to equity, results from the change in the tax rate used to calculate deferred tax to 19% [2018/19 17%]
Deferred tax assets year ended 31 March 2019
1 Apm Depited 10 Credited 31 March
2ma INCOME 1o ety Mg
. e £m £m £m £y
Interest rate and currency derwvative revaluations 4 (3] - 1
Other timing differences 7 (1 - 4
" (4} - 7
Deferred tax liabilities year ended 31 March 2019
) Ern £m Erre fm
Property and investment revaluations (7] - ! 4]
(7) - 1 16)
Net deferred tax assets 4 (4) 1 1

The following corporation tax rates have been substantively enacted: 19% effective from 1 April 2017. The deferred tax assets and
liabilities have been calculated at the tax rate effective in the period that the tax s expected to crystallise.

The Group has recognised a deferred lax asset calculated at 19% [2018/19: 17%) of £4m [2018/19: £6m] In respect of capital losses from
previous years available for offset against future capital profit. Further unreccgnised 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 arise. At 31 March 2020, the Group had an unrecognised deferred tax asset calculated at 19% (2018/19: 17%)] of £52m (2018/19: £49m)

in respect of UK revenue tax losses from previous years.

Under the REIT regime, development properties which are sotd within three years of completion do not benefit from tax exernption.
At 31 March 2020, the value of such properties is £254rm (2018/19: £148m) and if these properties were to be sold and no tax exemption

was available, the tax arising would be £21m {2018/19: £11m).
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17 Netdebt

2620 2014
Foaatpots £m £m
Secured on the assets of the Group '
5 264% First Mortgage Debenture Bonds 2035 375 368
5.0055% First Mortgage Ameortising Debentures 2035 k2 24
5 357% First Mortgage Debenture Bonds 2028 249 257
Bank loans 1 515 512
Loan notes - Z
1,230 1,228
Unsecured
5.50% Senior Notes 2027 - 99
4 635% Senior US Dollar Notes 2021 2 180 148
5.003% Seror US Dollar Notes 2026 2 80 69
3.81% Senior Notes 2026 113 111
3.97% Senior Notes 2024 115 113
0% Convertible Bond 2020 347 343
2.375% Sterling Unsecured Bond 2029 298 298
4.16% Senior US Dollar Notes 2025 2 8% 78
2.67% Senior Notes 2025 37 37
2.75% Senior Notes 2026 37 37
Floating Rate Senior Notes 2028 B0 80
Floating Rate Senior Notes 2034 102 -
Bank loans and overdrafts 877 264
2,272 1.803
Gross debt 3 3,502 3,03
Interest rate and currency dervative habilities 169 130
Interest rate and currency dervative assets (231) [154]
Cash and short term deposits 4.5 1193} (242}
Total net debt 3,247 2,765
Net debt attnibutable to non-controlling interests 1107) (104]
Net debt attributable to shareholders of the Company 3,140 2,641
Arnounts payable under leases [Notes 14 and 15) 163 92
Total net debt (including lease liabilities) 3,410 2.857
Net debt attributable ta non-controtling interests (including
lease labilities) (112} (109
Net debt attributable to shareholders of the Company
lincluding lease liabilities) 3,298 2,748
1 These are non-recaurse borrowings with no recourse for repayment to other companies or assets in the Group
2620 2e
£m N
Hercules Unit Trust 515 912
515 512

ra

Principal and interest on these borrawings were fully hedged inta Sterling at a floating rate at the time of 1ssue

3 The principal amount of gross debt at 31 March 2020 was £3,294m (2018/1% £2.881m) Included in this is the principal amount of secured borrowings and ather borrow ngs of
non-recourse companies of £1,154m of which the borrowings of the partly-owned subsidiary, Hercules Unit Trust, not benelicially owned by the Group are £113m
4 Included within cash and short term deposits s the cash and shart term depasits af Hercules Uinit Trust, of which £6rm is the proportion not beneficially owned by the Group

5 Cash and deposits not subject to 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

2020 e
- - £iny trn
Repayable: within one year and on demand 637 93
Between: one and two years 188 710
two and five years 829 644
five and ten years 1,141 808
ten and fifteen years 107 305
fifteen and twenty years 600 465
2,845 2932
Gross debt 3,602 3,031
Interest rate and currency derivatives {62) [24)
Cash and short term deposits {193} [242]
Net debt 3,247 2,765

0% Convertible bond 2015 [maturity 2020)

On ¢ June 2015, British Land [White) 2015 Limited [the 2015 Issuer], a wholly-owned subsidiary of the Group, issued £350 million zero

coupon guaranteed convertible bonds due 2020 (the 2015 bonds) at par. The 2015 Issuer is fully guaranteed by the Company in respect
of the 2015 bonds.

Subject to their terms, the 2015 bonds are convertible into preference shares of the 2015 Issuer which are automatically transferred to
the Company in exchange for ordinary shares in the Company or, at the Company's election, any combination of ordinary shares and
cash. Bondholders may exercise their conversion right at any time up to but excluding the seventh dealing day before ¢ June 2020 [the
rmaturity date)], a bondholder rmay convert at any time.

The imtial exchange price was 1103.32p per ordinary share. The exchange orice is adjusted based on certain events [such as the
Company paying dividends in any quarter above 3.418p per ordinary share]. As at 31 March 2020 the exchange price was 975.09p per
ordinary share.

From 30 June 2018, the Company has the option to redeem the 2015 bonds at par it the Company's share price has traded above 130%
of the exchange price for a specified periad, or at any time ance 83% hy nominal valye of the 2015 bonds have been converted,
redeemed, or purchased and cancelled. The 2015 bonds will be redeemed at par on ¢ 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 value and book value of net debt

2020 209

o Fair value Book value D!fferenczm Fairvalue Baok wvalue Uwﬁelen?
. . £m £m £€m £m Em £m
Debentures and unsecured bonds 2,022 1,964 58 2,036 1,210 126
Convertuible bonds 347 347 - 343 343 -
Bank debt and other floating rate debt 1,197 1,191 é 784 778 é
Gross debt 3,566 3,502 b4 3,163 3.031 132
Interest rate and currency derivative biabilitres 169 169 - 130 130 -
Interest rate and currency derivative assets (231) (231 - (154) (154) -
Cash and short term deposits (193] (193] - {242) (242] -
Net debt 3,311 3,247 &4 2,897 2,765 132
Net debt atinibutable to non-controling interests {107) {107} - {105} 1104 1)
Net debt attributable to shareholders of the Company 3,204 3,140 &4 2,792 2,661 131

The fair values of debentures, unsecured bonds and the convertible bond have been established by cbtaining quoted market prices
from brokers. The bank debt and other Hoeating rate debt has been valued assuming it could be renegotiated at contracted margins.
The derivatives have been valued by calculating the present value of expected future cash flows, using appropriate market discount rates,
by an independent treasury adviser.

Short term debtars and creditors and other investments have peen excluded from the disclosures an the basis that the fair value is
equivalent to the book value. The fair value hierarchy level of debt held at amortised cost is level 2 [as defined in Note 10].
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17 Netdebt continued

Group loan to value [LTV]

2020 2019
£m Erm
Group Loan to value [LTV) i T B 28.9% 22 2%
Principal amount of gross debt 3,294 2,881
Less debt attributable to non-controlling interests (113} (112)
Less cash and shart term deposits [balance sheet] (193} [242)
Plus cash attributable to non-controliing interests ) 9
Total net debt for LTV calculation 2,794 2,536
Group property partfolio valuation [Note 10} 8,104 9,028
\hwnr‘fmﬂ.hfr\ﬁ)«‘ur\*wgh?-!rnr seel fiinde [N eta 111 el 21+] D ELN
Other investments and property, plant and equipment [balance sheet] 131 151
Less property and investments attnbutable to non-controlting interests {221} (317)
Total assets for LTV calculation 10,374 11422
Proportionally consclidated lean to vatue (LTV)
2020 019
£m £rm
Proportionally consolidated loan to value [LTV) 34.0% 28.1%
Principal amount of gross debt 4,271 4007
Less debt attnbutable to non-controlling interests (113) (112}
Less cash and short term depasits (322} 402}
Plus cash attributable to non-controlling interests & 9
Total net debt for proportional LTV calculation 3,842 3,502
Group property portfolio valuation {Note 10) 8,104 9,028
Share of property of joint ventures and funds (Nate 10} 3,272 3,602
Other investments and property, plant and equipment (balance sheet) 131 151
Less property attributable to non-controlling interests (2211 (317}
Total assets for proportional LTV calcutation 11,288 12,467
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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 2019

-~ . £rm Ern

Net Borrowings 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 borrowings of the partly-owned subsidiary/non-controlling interests [113) (112)
|ess cash and deposits (balance sheet] (193] [242)
Plus the relevant propartion of cash and deposits of the partly-owned subsidiary/non-controlling interests 3 9
Net Borrowings 2,994 2,534
Dhare Capildl and reseives [Dalance sneet) ' Y 6,087
EPRA deferred tax adjustment (EPRA Table Al 6 5
Trading property surpluses {EPRA Table A) 13 29
Exceptional refinancing charges [see below] 199 216
Faw value adjustments of financial instruments [EPRA Table Al 161 113
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 financial covenants, there is an adjustment of
£1%9m [2018/19: £216rn) to reflect the cumnulative net amortised exceptional iterns relating to the refinancings in the years ended
31 March 20035, 2006 and 2007,

2020 2018
~ £m Em
Net Unsecured Borrowings not to exceed 70% of Unencumbered Assets 30% %
Principal amoeunt of gross debt 3,294 2,887
Less cash and deposits not subject to a security interest lbeing £173m less the relevant proportion of cash and deposits
of the partly-owned subsidiary/non-centrolling interests of £4m) {169 (221)
Less principal amount of secured and non-recourse borrowings {1,156) 11,158)
Net Unsecured Borrowings 1,969 1,602
Group property portfolio valuaticn (Note 10] 8,166 2,028
Investments in jaint ventures and funds [Nate 11) 2,358 2,560
Other investments and property, plant and equipment {balance sheet] 131 151
L ess investments in joint ventures {2,358) 12,560)
Less encumbered assets (Note 10) [1,733) [(2.134)
Unencumbered Assets 6,504 7.045
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17 Netdebt continued

Reconciliation of movement in Group net debt for the year ended 31 March 2020

Arrangement
Foreign ? costs
2019 Cash flows Transfers exchange Fair vatua amortisation 2020
£m £m fm £m £m fm £m
Short term borrowings 99 {121} 637 - 22 - 637
Long term borrowings 2,932 507 (637] 21 37 5 2,865
Denvatives {24) 4 - (21 (21 - {62)
Total labibities from financing activities- 3,007 390 - - 38 5 3,440
Cash and cash eguwalents (242) 49 - - - - (193)
Net debt 2,765 439 - - 38 3,247
L LT T P A N I B T T T T L A R R o PP I K B W PV St Yo T N el
Arrangament
Fareign cosly
z018 Cash flows Transfers exchange Fair value amortisation 2017
£m frm £ tmn fm tm £y
Short term borrowings 27 [25] 99 (2] - - 99
Lang term borrowings 3,101 (105) (991 [22) 53 4 2,932
Derwvatives? 23 12) - 24 169) - [24)
Total liabilities fram financing activities” 3,151 [132] - - [14) 4 3,007
Cash and cash equivalents [105) (137 - - - - (242
Net debt 3,046 [269] - - (16 4 2,765

1 Cash flows on dervatives include £17m of net receipts on dervative interest.
2. Cash flows on dervatives include £17m of net receipts on dervative interest
3 Transfers comprises debt maturing from long term to short term borrowings
4 Cash tlows of £3%0m shown above represents net cash flows an capital payments in respect of interest rate derwvative of £14m, decrease in bank and other borrowings of
£189m and drawdowns on bank and other borrowings of £576m shown i the consolidated statement of cash flows, along with £17m of net receipts on dervative interest

5 Cash flows of £132m shown above represents net cash flows on interest rate derivative closeouts of £19m, decreass 1n bank and other borrowings of £576m and

drawdowns on bank and other borrawings of £4446m shawn in the consolidated statement of cash flows, along with £17m of net receipts on dervative interest

Fair value hierarchy

The table below provides an analysis of financial instruments carried at fair value, by the valuation method. The fair value hierarchy

levels are defined in Note 10.

2020 e
Level ¥ Level 2 Level 3 Total Level 1 Level 2 Levet 3 Total
£m £m £m £m £ £ £m Em
Interest rate and currency derivative assets - {231} - {231) - (154 - {154)

Other investments - fair value through profit

or loss (Note 12 (18] - 195] {111 [14) - (100} (114)
Assets {16} (231) {95]) (342) {(14) (154] (100) (268]
Interest rate and currency derivative Liabilities - 169 - 169 - 130 - 130
Convertible bonds 347 - - 347 343 - - 343
Liabilities 347 169 - 516 343 130 - 473
Total 33 162} (95) 174 329 (24] (100) 205
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17 Net debt continued

Categories of financial instruments

20620 Mne
B e e ET Em
Financial assets
Amortised cost
Cash and short term deposits 193 242
Trade and other debtars [Note 13) Lb 48
Other investments [Note 12) 3 5
Fair vatue through profit or loss
Derivatives In designated fair value hedge accounting relationships'? 209 148
Derwvatives not in designated hedge accounting relationships 22 6
Other inyestments Nots 194 11 114
B84 563
Financial liabilities
Amortised cost
Creditors {180) (208
Gross debt (3,155} (2,688]
Lease tiabilities [Notes 14 and 15) [143] 192)
Fair value through profit or loss
Derivatives naot In designated accounting relationships [167) [124]
Convertible boend [347) (343)
Fair value through other comprehensive income
Derivatives in designated cash flow hedge accounting relationships™ 2] [4)
- 14,014) {3.461)
Tatal {3,430) 12,898]

1 Derwvative assets and liabilities in designated hedge accounting relationships sit within the derwative assels and derivative labrlities batances of the consolidated
balance sheat

2 The fairvalue of derwative assets in designated hedge accounting relationships represents the accurmulated amount of fair value hedge adjusiments on hedged items

Gains and losses on financial instruments, as classed above, are disclosed in Note 6 [net financing costsl Note 13 {dehtors),

the consoldated income statement and the consolidated statement of comprehensive income. The Directors consider that the

carrying amounts of other investments and head leases payable are approximate to ther fair value, and that the carrying amounts

are recoverable.

Capital risk management

The capital structure of the Group consists of net debt and equity attributable to the equity holders of The British Land Company PLC,
carnprising issued capital, reserves and retained earnings. Risks relating to capital structure are addressed within Managing risk in
delivering our strategy an pages 78 to 87. The Group's objectives, policies and processes for managing debt are set out in the Financial
policies and principles on pages 79 to 77.

Interest rate risk management

The Group uses interest rate swaps and caps to hedge exposure to the varability in cash flows on floating rate debt, such as revolving
bank facilities, caused by movements in market rates of interest. The Group’s ebjectives and processes for managing interest rate risk
are set out In the Financial policies and principles on pages 75to 77,

At 31 March 2020, the fair value of these derivatives is a net bability of £164m. Interest rate swaps with a fair value of (E2rm] have been
designated as cash flow hedges under IFRS 9.

The ineffectiveness recognised in the income statement on cash flow hedges in the year ended 31 March 2020 was £niL [2018/19: €nil).
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17 Netdebt continued

The cash flows occur and are charged to profit and loss until the matunty of the hedged debt. The table below summarises vanable rate

debt hedged at 31 March 2020.

Variable rate debht hedged

2020 2017

- £&m £m

Outstanding:  at cne year T 855 1.155
at two years 1,005 1,005

at five years 250 250

at ten years 250 250

Fair value hedged debt

Th e M~ o iimne mbnrm et rmbe e b b
EE O

of interest.

B I R B e B el

At 31 March 2020, the fair value of these derivatives is a net asset of £228m. Interest rate swaps with a fair value of £209rm have been
designated as fair value hedges under {IFRS 9 [2018/19: asset of £148m).

The cross currency swaps of the 2021/2023/2025/2026 US Private Placements fully hedge the foreign exchange exposure at an average
floating rate of 142 basis points above LIBOR. These have been designated as fair value hedges of the US Private Placements.

interest rate profile ~ including effect of derivatives

202¢ 2017

£m fm

Fixed or capped rate 2,317 2,222
Vanizble rate [net of cash) 930 543
3,247 2,765

Ali the debt is effectively Sterling denominated except for £5m of USD debt of which £5miis at a variable rate (2018/19: £1m].

At 31 March 2020 the weighted average interest rate of the Sterling fixed rate debt is 3.2% (2018/19. 3.4%). The weighted average period
for which the rate 1s fixed 15 8.0 years [2018/19: 8.9 years]. The floating rate debt is set for periods of the Company's choosing at the

relevant LIBOR (or similar] rate.

Proportionally consolidated net debt at fixed or capped rates of interest

2020 2019
Spot basis 81% 87%
Average over next five-year forecast period 75% 63%
Sensitivity table -~ market rate movements

2020 2019

. o Increase Decrease Inurease Decrease
Movement in interest rates (bps)’ 58 [58]) 98 (85])
Impact on underiying annual profit (£m] (12) 15 (%) 9
Moverment in medium and lang term swap rates [bps]? 173 (173} 173 (173)
impact on cash flow hedge and non-hedge accounted dervative
valuations {£m) 106 (81} b5 (62
Impact on convertible bond vatuations [Em)? 1 {1 7 (7]

1 The movement used for sensitivity analysis represents the largest annuat change in the three-month Sterling LIBOR over the last ten years This assumes LIBOR doesn 't fall

below 0%

2 This movement used for sensitivily analysis represents the {argest annual change 1n the seven-year Sterling swap rate over the last ten years.
3. The 0% 2013 Convertible Bond 15 designated as fair value through profit or loss Principal components of the market value of this bond include Brtish 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 materiat unhedged net assets or liabilities denominated in foreign currencies. The currency risk on
overseas investments is hedged via foreign currency denominated borrowings and denvatives. The Group has adopted net investment
hedging in accordance with IFRS ? and therefore the portion of the gain or loss on the hedging instrument that is determined to be an
effective hedge is recegnised directly in equity. The ineffective portion of the gain or loss on the hedging instrument is recognised
immediately in the income statement.

The table below shows the carrying amounts of the Group's foreign currency denominated assets and liabilities. Prowided contingent tax
on overseas invesiments is not expected to accur it will be 1gnored for hedging purposes. Based on the 31 March 2020 position a 27%
appreciation (largest annual change over the last ten years]in the USD relatve to Sterling would result in a £nil change (2018/19: £oill in
reported profits.

2020 2012 2620 2019

£m £rmn £m Em
Euro denominated - 3 - 3
USD denominated 4 - 5 7

Credit risk management

The Group’s approach to credit risk management of counterparties is referred to in Financial policies and principles on pages 75t0 77
and the risks addressed within Managing risk in delivering our strategy on pages 78 to 87. The carrying amount of financial assets
recorded in the financial statements represents the Group's maximum exposure to credit nsk without taking account of the value of any
collateral obtained.

Banks and financial institutions:

Cash and short term deposits at 31 March 2020 amounted to £193m [2018/19: £24Zm). 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 derivative assets was £231m (2018/19: £154m).

At 31 March 2020, prior to taking into account any offset arrangements, the largest combined credit exposure to a single counterparty
arising from maney market deposits, liquid investments and derivatives was £94m (2018/19: £48m). This represents 0.8% (2018/19:
0.6%)] of gross assets.

The deposit exposures are with UK banks and UK branches of international banks.
Trade receivables:

Trade receivables are shown in the balance sheet net of expected credit losses made for irrecoverable debtors. Expected credit losses
are calculated an initial recognition of trade receivables in accordance with [FRS 9, taking inta accaunt historic and forward-loaking
information. See Note 13 for further details.

Liquidity risk management
The Group's approach to liquidity risk management is discussed in Financial policies and principles on pages 75 to 77, and the risks
addressed within Managing risk in delivering our strategy on pages 78 to 87.

The following table presents a maturity profile of the contracted undiscounted cash flows of financial lizbilites based on the earliest
date on which the Group can be required to pay. The table includes both interest and principal flows. Where the interest payable is not
fixed, the armount disclosed has been determined by reference to the projected interest rates implied by yield curves at the reparting
date. For dervative financial instruments that settle on a net basis [e.g. Interest rate swaps) the undiscounted net cash flows are shown
and for derivatives that require gross settlement {e.g. cross currency swaps) the undiscounted gross cash flows are presented. Where
payment obligations are In foreign currencies, the spot exchange rate ruling at the balance sheet date 1s used. Trade creditors and
amounts owed to joint ventures, which are repayable within one year, have been excluded from the analysis.

The Group expects to meet its financial Uabilities through the various available liquidity sources, including a secure rental income
profile, asset sales, undrawn cocmmitted borrowing facilities and, in the longer term, debt refinancings.

The future aggregate m!nimum rentals recewvable under non-cancellable operating leases are shawn in the table on the following page.
Income from joint ventures and funds is not included on the following page. Additional liquidity will arise from letting space in properties
under construction as well as from distributions received from joint ventures and funds.
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17 Net debt continued

Liquidity risk management continued

2020 i
Within Follow:ng Threeto Over five
one year year five years years Total
£m £m Em tm £m
Debt 638 179 581 1,980 3,378
Interest on debt g0 81 215 356 742
Derwative payments 1M 156 132 258 557
Lease Liability payments 11 10 25 465 511
Total payments 750 424 953 3,059 5,188
Derwative receipts (31) {207) {1791 {193 1610)
Net payment 719 219 774 2,864 4,578
Uperating leases with tenants 4Ub d4d 124 1 4,353
Liguidity (deficit] surplus 1313] 123 {50) (1,955) {2,195}
Cumulative liquidity deficit (313) {190) {240) (2,195)
2019
Within Fallowing Three to Over free
one year year five years yoars Total
£m £m Em £m £mn
Debt! 100 703 635 1,505 2,943
Interest on debt 89 84 212 386 771
Derwative payments 11 13 267 243 234
Head lease payments 3 3 9 382 397
Tetal payments 203 803 1,123 2516 4,645
Derivative receipts (24) (27) (334] (180) (567]
Net payment 177 774 789 72336 4,078
Operating leases with tenants 413 387 876 1.307 2,983
Liguidity surplus (deficit) 236 (389) 87 (1.02%) (1.095)
Cumulative liquidity surplus {deficit) 236 (153] 166) (1.0%5)

1 Gross debt of £3,502m [2018/19, £3,031m] represents the total of £3,378m (2018/19 £2,943m), less unamortisad 1ssue costs of £10m [2018/19 £12m), plus fair value
adjustments to debt of £134m (2018/19 £100m)

Any shart term liquidity gap between the net payments required and the rentals receivable can be met through other liquidity sources
avallable to the Group, such as committed undrawn borrowing facilities. The Group currently holds cash and short term deposits of

£193m of which £173m is not subject to a security interest [see footnote 5 to net debt table on page 177. Further liquidity can be
achieved through sales of property assets or investments and debt refinancings.

The Group's property pertfolio is valued externally at £8,10ém and the share of joint ventures and funds’ property 1s valued at £3,288m.
The committed undrawn borrowing facilities available 1o the Group are a further scurce of liguidity. The maturity prefile of commutted

undrawn borrowing facilities 1s shown below,

Maturity of committed undrawn borrowing facilities

2020 2019
£m £m
Maturity date:  over five years 50 275
between four and five years 1,046 832
hetween three and four years - 86
Total facilities available for more than three years 1,096 1.193
Between two and three years 20 435
Between one and two years - -
Within one year - -
Total 1,116 1.6728
The above facilities are comprised of British Land undrawn facilities of £1,096m plus undrawn facilities of Hercules Unit Trust
totalling £20m.
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18 Leasing

Operating leases with tepants

The Group leases out all of its investrnent properties under operating leases with a weighted average lease length of six years [2018/19:
six years). The future aggregate minimum rentals receivable under non-cancellable operating leases are as follows:

2020 2010

. £m £m

Less than one year 406 413
Between one and two years 342 387
Between three and five years 724 876
Between six and ten years 638 792
Between eleven and fifteen years 192 314
Between sixteen and twenty years 52 111
Alter twenty years Ly YU
Total 2,383 2,983

Lease commitments
The table below reconciles the difference between the presentation of operating leases under IAS 17 and IFRS 16 as at 31 March 2019.

Dperating lease commitments as at 31 March 2019 58
Discounted using the incremental borrowing rate at the date of initial application 55
Add: finance lease Liabilities recognised as at 31 March 2019 )
Lease liability recognised at 1 April 2019 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 teases 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.

2020 2019

Minimum Minimum

lease lease
payments interest Frincipal payments Interest Principal
tm £m £m £m tm £m

British Land Group

L ess than one year " 4 7 3 3 -
Between one and two years 10 4 b 3 3 -
Between two and five years 25 12 13 g 9 -
More than five years 465 328 137 382 290 92
Total 511 348 163 397 305 92

Less future finance charges {348) {305)

Present value of lease abligations 163 92
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19 Dividends

As announced on 26 March 2020, the Board deems it prudent to temporanly suspend future dividend payments, including the third
interim and final dividend that were due for payment in May and August respectively.

A REIT 15 required to pay Property income Distributiens [PIDs) of at least 90% of the taxable profits from its UK property rental business
within twelve maonths of the end of each accounting period and we are discussing an extension to this deadline with HMRC. While we
intend to pay the required PID amount within the agreed extended deadline, we have agreed with HMRC that any underpayment of the
PID required would instead be subject to corporation tax at 19% provided that it arises as a consequence of Covid-19. The Group
comfortably passes all other REIT tests and intends to remain a REIT for the foreseeable future.

PID dvidends are paid, as required by REIT legistation, after deduction of withholding tax at the basic rate [currently 20%)], where appropriate.
Certain classes of shareholders may be able to elect to receive dividends gross. Please refer to our website www britishland.com/dividends
for details.

Payment date Dividend share £m £m

Current year dividends
07.02.2020 2020 2nd mterim 7.9825 T4
08.11.2019 2020 Tst interim 7.9825 74
1597
Prior year dividends
02.08.201% 2019 4thinterim 7.75! 73
03.05.2019 2019 3rd interim 7.75 74
08.02.201¢% 2019 2nd interm 7.75 T4
09.11.2018 2012 1st interim 7.79 76
31.00
03.08.2018 2018 4thinterim 7.52 T4
04.05.2018 2018 3rd interim 752 T4
Dividends in consolidated statement
of changes in equity 295 298
Dividends settled in shares - -
Dividends settled in cash 295 298

Timming difference relating to payment
of withholding tax - -

Dividends in cash flow statement 295 298

1 Oradend split half PID, half non-PiD

20 Share capital and reserves

2020 2019
Number of ordinary shares in 1ssue at 1 April 960,589,072 993,857,175
Share issues 1,144,135 404,377
Repurchased and cancelled (23,795,110) (33,672.430)
At 31 March 937,938,097 960,589,072

Of the issued 25p ordinary shares, 7,376 shares were held in the ESOP trust (2018/19: 7,374], 11,266,245 shares were held as treasury
shares [2018/19: 11.266,245) and 926,664,476 shares were in free issue [2018/19: 949,315,457}, No treasury shares were acquired by the
ESQOP trust during the year, All 1ssued shares are fully paid. In the year ended 31 March 2020 the Company repurchased and cancelled
23,795,110 ordinary shares at a weighted average price of H25p.

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 cperations. The foreign exchange differences also include the translation of the liabilities that hedge the
Company's netinvestment 1in a foreign subsidiary.

Revaluation reserve
The revaluation reserve relates to owner-occupied properties and investments in joint ventures and funds.
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26 Share capital and reserves continued

Merger reserve

This comprises the premium on the share placing In March 2013. No share premium 1s recarded 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 eption plans. The aptions had a
weighted average life of 5.9 years. Details of outstanding share opticns and shares awarded to employees including Executive Directors

are set out below and on the fotlowing page:

Frercise dales

A Aprd Vested but Exerciserd/ At 31 March Exercise
Date of grant 2019 Granted nol exzroised Vested Lapsed 2020  pnce (pence) From To
Share options Sharesave Scheme
230614 77,810 - - (11.461] [66,349) - 574.00 010919 010320
22.06.19 516 - - - [516) - 69700 01ov18  01.0319
22.0615 11,404 - - - (6,025) 5,379 697.00 010920 010321
20.06.16 31,570 - - - (28,610 2,960 408.00 01.09.19  01.03.20
20.06.16 18,747 - - - (7,399 11,348 608.00 01.09.21 01.03.22
21.0617 200,355 - - (2,854) (85,0021 112,499 508.00 010920 01.03.21
21.06.17 467 843 - - [4,133) (42,513 21,197 508.00 01.09.22 01.03.23
29.06.18 112,254 - - [536] (54,786) 56,932 54%.00 01.09.21 01.03.22
290618 61,135 - - (691) {26,518] 33,928 54%.00 01.09 23 01.03.24
18.06.19 - 301,744 - - (17,042) 284,702 435.00 01.09.22 010323
18.06.19 - 156,803 - [689] [11,034] 145,080 435.00 01.09.24  01.03.25
981,634 458,547 - (20,364)  [345,792] 674,025
Long Term Incentive Plan - options vested, not exercised
29.06.09 2,582 - - - [2.582) - 387.00 29.06.12  26.09.19
21.12.09 56,938 - - (13,497 (43,441] - 446.00 211212 211219
11.06.10 1,112,008 - - [1.077.750) - 34,258 447.00 110613  11.0620
14.12.10 40,576 - - 674] (7,047) 32,853 510.00 141213 1412720
28.Us. 1| 799 402 - - [1.%912) 2,191} 795,199 575.00 280614 280621
19121 53.848 - - [2,438] [2,793) 48,617 451.00 19.12.14 191221
140912 809,583 - - (1,152 [9,628] 798,803 538.00 140915 14.09.22
201212 46,763 - - [4,340) (3.410] 39,013 563 00 201219 2012.22
05.08.13 194,470 - - - 14,1600 180,250 601.00 05.08.16  05.08.23
05.12.13 155,210 - - - (21,632} 133,578 400.00 051216 051223
28.06.17 26,540 - 69,672 - - 94,212 61717 280620  28.06.27
3,297,760 - 69,672 (1,101,765) [106,884] 2,158,783
Long Term Incentive Plan - unvested options
22.06.14 1,214,693 - - - (1,214,693} - 730.50 220619 220626
280617 1,130,121 - - (69,672) [27.537) 1,032,912 61717 280620 280627
26.06.18 83,942 - - - - 83,942 681 .40 26.06.21 26.06.28
2,428,756 - - (69,672) (1,242.230] 1,116,854
Total 6,308,150 458,547 69,672 (1,191,801) i1,694,904) 3,949,662
Weighted average exercise
price of options [pence) 582 435 617 459 676 563
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20 Share capital and reserves continued

AL T Apail Exeriimeds 4t 31 March A;:‘er;;!pdra(tz
Date of grant 219 Crantad vested | apsed 2020 [percel  Westing date
Performance Shares Long Term Incentive Plan
2206716 1.071,555 - - (1.071.555) - 73050  22.06 19
28.06.17 1,716,702 - - (58,993) 1,657,709 61717 2806 20
26.06.18 1,053,340 - - [16,990] 1,034,370 681.40 260621
23.07.19 - 1,079,537 - (38,951} 1,040,588 535.60  23.07.29
3,841,617 1,079,539 - [1,186,489] 3,734,667
Restricted Share Plan
260618 427,982 - - [37.811] 598,171 68140 260621
19 NA 19 R TAD - [A1 ARQL TR 207
"_' 627,982 823,762 —  [99.280) 1,352,464
Matching Share Plan
2906 16 293,732 - - [293,732) - 60400 260619
293,732 - - [293,732) -
Totat 4,763,331 1,903,301 - [1.579,501] 5,087,131
Weighted average price of shares (pence} 665 537 - 689 409

21 Segment information

The Group allocates resources to investment and asset management according to the sectors it expects to perform over the medium

term. lts three principal sectors are Offices, Retail and Canada Water. The Retail sector includes lewsure, as this 1s often incorporated

inte Retail schemes. The Other/unallocated sector includes residential properties.

The relevant gross rental income, net rental income, operating result and property assets, being the measures of segment revenue,

segment result and segment assets used by the management of the business, are set out on the following page. Management reviews
the performance of the business principally on a proportionally consolidated basis, which includes the Group's share of joint ventures
and funds on a line-by-line basis and excludes non-controlling interests in the Group's subsidiaries. The chief operating decision maker

for the purpose of segrment information 1s the Executive Committee.

Gross rental income 1s derived from the rental of buildings. Operating result is the net of net rental incorne, fee income and
administrative expenses, No customer exceeded 10% of the Group’s revenues in either year.
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21 Segmentinformation continued

Segment result

Offices  Retal Canada Water o m(]lher/unallm.dled o Totat
2020 209 2020 0y 2020 20mn 2020 2me 2020 2019
L Em fm £m _Em £m £m £m Frov fm cm
Gross rental income )
British Land Group 166 150 234 260 9 9 4 4 415 423
Share of joint ventures and
funds 71 70 71 83 - - - 142 153
Total 237 220 307 343 9 557 574
Net rental income
British Land Group 148 139 189 238 8 9 4 4 346 390
Share of joint ventures and
funds 63 b4 66 76 - - - - 129 142
Total 208 205 255 314 8 9 475 532
Operating resuilt
British Land Group 146 132 193 235 3 4 (L2} (42} 300 229
Share of joint ventures and
funds 57 61 40 71 - - - - 17 132
Total 203 193 253 306 4 (42} 142} 17 461
2020 2me
Reconciliation to Underlying Profit €m £
Operating result 417 481
Net financing costs [t11 (121)
Underlying Profit 306 340
Reconciliation to loss on ordinary activities before taxation
Underlying Profit 306 340
Capital and ather {1,434) (671]
Underlying Profit attributable to non-controlling interests 12 12
Loss on ordinary activities before taxation {1,114} (3191
Reconciliation to Group revenue
Gross rental income per operating segment result 557 574
Less share of gross rental income of joint ventures and funds 1142) (153)
Plus share of gross rental income attributable to non-controlling interests 18 16
Gross rental income (Note 3) 433 439
Trading property sales proceeds 87 350
Service charge income [.TA 76
Management and performance fees [from joint ventures and funds) 8 7
Other fees and cornmissions 21 32
Revenue [consolidated income statement) 613 504

Areconciliation between net financing cests in the consolidated income statement and net financing costs of £111m [2018/19. £121m)
in the segmental disclosures above can be found within Table Ain the supplementary disclosures. Of the total revenues above,

£nil (2018/19: £rul) was derived from outside the UK.
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21 Segment information continued

Segment assets

Offices Retal Canada Water Otherfunallacatad Tatal
2020 2017 2020 2019 2020 21 2020 2017 2020 2010
£rm £mn . £m £m £m fm Em £m £m £m
Property assets
British Land Group 4,470 4,296 2,960 4,053 344 303 147 109 7,941 8,761
Share of joint ventures and
funds 2,323 2,012 713 1,524 - - - 19 3,236 3,5bh
Total 6,793 6,308 3,873 5,077 344 303 147 128 11,177 12,316
Reconciliation to net assets
age 2020 2n1s
British Land Group - :
Property assets o N 11,177 12316
Other non-current assets 131 151
Non-current assets 11,308 12,467
Other net current liahilities [241) (297]
Adjusted net debt {3,854) [3.521)
Other non-current Liabilities - -
EPRA net assets [diluted) 7,213 8,649
Non-controlling interests 112 21
EPRA adjustments {178) {171}
Net assets 7,147 8,689

22 Capital commitments

The aggregate capital cormmitments to purchase, construct or develop investment property, for repairs, maintenance or enhancements,
or for the purchase of investments which are contracted for but not provided, are set out below:

2020 2019
£m tm

British Land and subsidiaries 72 177
Share of joint ventures 56 1
Share of funds - 1
128 289

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 recogmised joint venture
management fees of £8m (2018/19: £ém|. Details of Directors' remuneration are given in the Remuneration Report on pages 118 to 133,
Details of transactions with key management personnel are provided in Note 8. Detalls 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 Liabilities in respect of legal claims, guarantees and warranties arising in the
ordinary course of business. It is not anticipated that any material liabilities will arise from these contingent Liabilities.

A REIT is required to pay Property Income Distributions [PIDs] of at least 90% of the 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 suppeort our customers who are hardest hit and protect the long term value of the business as a result of Covid-1%, we
are discussing an extension to this deadline with HMRC. Whilst we intend to pay the required PID amcunt within the agreed extended
deadline, we have agreed with HMRC that any underpayment of the PID required would instead be subject to corperation tax at 19%
provided that it arises as a consequence of Covid-17. A total of £37m of corporation tax would be due by 31 March 2021 if no further PiDs
were paid by this date in respect of the year to 31 March 2020 and no extension is agreed.

British Land Annual Report and Accounts 2020 191



FINANCIAL STATEMENTS CONTINUED

Notes to the accounts continued

25 Subsidiaries with material non-contrelling interests

Set out below is summanised financial information for each subsidiary that has non-controlling interests that are material to the Group.
The information below s the amount before intercampany eliminations and represents the consclidated results of the Hercules Unit

Trust group.

Summarised income statement for the year ended 31 March

Hercules Umt Frust

2020 209

£m £rn

Loss on ordinary activities after taxation [364) (122)
Attributable to non-contrelling interests {87) (291
Attributable to the shareholders of the Company (2791 (93]

Summarised balance sheet as at 31 March

Hat cules Unit Trust

2020

2014

£ £

Total assets 1,002 1 ,4?5_
Total babilities (564] (561
Net assets 438 854
Non-controlling interests {112) (211)
326 643

Equity attributable to shareholders of the Company

Summarised cash flows

Hercutes Uit Trust

2020 2019

£m Em_

Net decrease in cash and cash equivalents £11] k]
Cash and cash equivalents at 1 Apnil 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 is £280 [2018/19: £563). Non-controlling
interests collectively own 21.9% of units in issue. The British Land Company PLC owns 78.1% of units inissue, each of which confer

equal voting rights, and therefore is deemed to exercise control over the trust.

26 Subsequent events

After the year end, one of the bank facdities in HUT which was due to mature in September 2020 was refinanced with an extended
facility to December 2023. The Group exchanged and completed on the sale of our share of a portfolio of reversionary interests

in Sainsbury's superstores for £102m.
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27 Audit exemptions taken for subsidiaries

The following subsidiaries are exempt from the requirements of the Companies Act 2006 relating to the audit of individual accounts by

virtue of Section 4794 of that Act.

Companies House

Cornipanses House

Name Tog nurnber arne FRM numbet
17-19 Bedford Street Limited 07398971 BLD [Ebury Gate] Limited 03863852
18-20 Craven Hill Gardens Limited 07467839 BLD [SJ] Investments Limited 04484750
20 Brack Street Limited 07401697 BLD (SJ] Limited 02924321
Adarmant Investment Corporation Limited 00225749 BF Properties [No 4] Limited 05270289
Aldgate Place (GP) Limited 07829315 BL Department Stores Holding Company Limited 06002135
Bayeast Property Co Limited 00635800 BLD Property Heldings Limited 00823%07
BF Propeo {No. 1) Limited 05270158 BLSSP [PHC 5] Limited 04104061
BF Propco (No. 3] Limited 05270194 BLU Securities Lirited 03323061
BF Propco (No. &4) Limited 05270137 Boldswitch Limited 02307096
BF Propca (No. 5) Limited 05270219 British [Land City Offices Limited (3946069
BF Propco (No.13] Limnited 05270274 British Land In Town Retall Limited 03325066
BL. CW Holdings No2 Company Lirmited 07667834 British Land Offices [Non-City} Limited 02740378
BL [SP) Cannon Street Limited 02283030 British Land Offices Limited 02725156
BL Aldgate Holdings Limited 05876405 British Land Offices No.1 Limited 02338232
BL Broadgate Fragment 1 Limited 09400407 British Land Superstores {Non Securitised) Number

BL Broadgate Fragment 2 Limited 09400541 2 Limited 06514283
BL Broadgate Fragment 3 Lirmited 09400411 British Land Department Stores Limited 05312262
BL Broadgate Fragmant 4 Limited 09400409 Broadgate Properties Limited 01982350
BL Broadgate Fragment 5 Lirnited 09400473 Cavendish Geared Limited 02779045
BL Broadgate Fragment 4 Limited 09400414 Cornish Residential Property Investments Limited 03523833
BL CW Developments Limited 10664198 Elementvirtue Limited 05423035
BL CW Developments Plat A1 Limited 10782150 Hempel Holdings Limited 05341380
BL CW Developments Plat A2 Lirnited 10782235 Hempel Hotels Limnted 02728455
BL CW Developments Plot D1/2 Company Limited 10997879 Hyfleet Limited 02835719
BL CW Developments Plot K1 Company Limited 10997465 Insistmetal 2 Limited 04181514
BL CW Developments Plots H1 H2 Company Limited 12141281 Linestair Limited 05656174
BL CW Developments Plots L1 L2 L3 Company Longford Street Residential Lirmited 08700158
Lirmited 12140906 Moorage (Property Developments) Limited 01185513
BL Eden Walk Limited 10620935 Osnaburgh Street Limited 05886735
BL Goodrnan (LP) Lirnited 05056902 Parwick Holdings Limited 06049168
BL GP Chess No. 1 Limited 08572585 PC Canal Limited 09712919
BL Guaranteeco Limnited 05403335 Pillar [Cricklewood) Limited 02567025
BL HC [DSCLI Limnited 042905601 Pillar Auchinlea Limited 02661047
BL HC Health And Fitness Holdings Limited 04374665 Pillar Dartford No.1 Limited 04385738
BL HC Invic Leisure Limited 02464159 Pillar Developments Limted 07850421
BL HC Property Holdings Limited 06824046 Pillar Estates No.2 Limited 02783379
BL Health Clubs PH Neg 1 Lirmuted 05643248 Pillar Kinnaird Limited 02931056
BL Health Clubs PH No 2 Limited 05643261 Pillar Nugent Limited 02567031
BL High Street and Shopping Centres Pillar Projects Limited 02444288
Hoiding L.imited 06002148 Plymouth Retail Limited 10368557
BL Holdings 2010 Limited 07353966 Regent’s Place Holding 1 Limited 11864369
BL Osnaburgh 5t Residential Linited 06874523 Regent’s Place Holding 2 Limited 118464307
BL Paddington Holding Company 1 Limited 118563703 Regent’s Place Holding Company Limited 10068705
BL Paddington Holding Cornpany Z Limited 11863746 Regents Place Management Company Limited 07136724
BL Paddington Property 1 Limited 11863429 Regents Place Residential Limited 11241644
BL Paddington Property 2 Limited 11863540 Shopping Centres Limitad 02230054
BL Paddington Property 3 Limited 11863747 Shereditch Support Limited 02360815
BL Paddington Property 4 Limited 11863835 Surrey Quays Limited 05294243
BL Piccaditly Residential Limited 08707494 TBL {Lisnagelvin) Limited 03853983
BL Piccadilly Restdential Retail Limited 09117243 TBL [Maidstone) Limited 03854415
BL Shareditch Development Limited 05326670 TBL Properties Limited 03853190
BL West End Investments Lirmited 07793483 Teesside Leisure Park Lirmited 02672136
Blackalen Limited 05482088 Tha | ivarpaal Fxrhanda Company | imitard NNASN?SR
Blaxmill [Twenty-nine} Limited 05279010 Topside Street Limited C 117534728
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FINANCIAL STATEMENTS CONTINUED

Notes to the accounts continued

27 Audit exemptions taken for subsidiaries contintied

Companies House
Nafme reqy number

Companies |fouse
Narme reg number

TPP Investments Limited 04843814
Uruted Kingdorn Property Company Limited 002646484
Vicimitee Limited 04106142

Wardrobe Place Limited .

00483257
Wates City of Landon Properties Limuted 01788524

The following partnerships are exempt from the requirements ta 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.

Namea

R Qhﬂrndi_h‘h I imatad Dnrfnnrch':hiw
BL CW Lower Lirmited Partnership

BL CW Upper Limuted Partnership

BL Lancaster Limited Partnership
Hereford Shapping Centre Limited Partnership
Paddington Block A Limited Partnership
Paddington Block B Lirmited Partnership
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Name

Badrinntan Contral | imitad Partaarehing
Paddington Centrat if Limited Partnership
Paddingtan Kiosk Limited Partnership
Power Court lLuton Lirmited Partnership
The Aldgate Place Limited Partnership
The Hercules Property Limited Partnership



Company balance sheet

As at 31 March 2020

2020

iz

e ~ Hote £m £im
Fixed assets
investments and loans to subsidiaries D 34,800 27821
investments in joint ventures D 404 397
Other iInvestments D 3 29
Interest rate derivative assets E 231 153
Deferred tax assets 5 7
35,471 28,407
Current assets
Debtors G 13 5
Cash and short term deposits E 142 182
Current Liabilities
Short term borrowings and overdrafts E (5] (99)
Creditors H (711 (126]
Amounts due to subsidiaries {28,682) {20,784)
[28,758) 21,011
Net current liabilities [28,603] (20,824)
Total assets less current liabilities 5,868 7.583
Non-current liabilities
Debentures and loans E [2,635) {2,075]
Interest rate derwative Liabilities E {165) [127)
(2,800] (2.202)
Net assets 4,048 5,381
Equity
Called up share capital | 234 240
Share premium 1,307 1,302
Cther reserves (5) (5l
Merger reserve 213 213
Retained earnings 2,319 3,631
Total equity 4,068 5,381

The loss after taxation for the year ended 31 March 2020 for the Company was £8%6m {year ended 31 March 2019: £307m profit).

(Gl

Tim Score
Chairman

Approved by the Board on 24 May 2020
Company number 621920

o L

Simon Carter

Chiet Financial Officer
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FINANCIAL STATEMENTS CONTINUED

Company statement of changes in equity

For the year ended 31 March 2020

Share Share (rbier Merger Proht and bnss Totat

[,dpltdl premlum resermne., ToSerye aceaunt equ»ty

tm } £m Ermn £m £m e £m

Balance at 1 April 2019 ) 240 1,302 (51 213 3,631 5,381
Share 1ssues - 5 - - - 5
Purchase of own shares () - - - M9} [123)
Dwvidend paid - - - - {295} [295]
Farr value of share and share option awards - - - - (2] {2]
Loss for the year after taxation - - - - (894) (894)
Batance at 31 March 2020 234 1,307 (5) 213 2.319 4,068
Balance at 1 April 2018 248 1.300 (5) 213 3,822 5,578
Share 1ssues - 2 - - - 2
Purchase of own shares (8] - - - [194) (204)
Dividend paid - - - - (298] (298]
Fair vatue of share and share option awards - - - - {4) 14)
Profit for 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 is £918m (2018/1%: £1,846m).
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Notes to the financial statements

[A} Accounting policies

The financial statements for the year ended 31 March 2020 have been prepared on the historical cost basis, except for the revaluation of
derivatives which are measured at fair value. These financial statements have also been prepared in accordance with Financial
Reporting Standard 101 Reduced Disclosure Framework [FRS 101°]. The amendrments to FRS 101 [2015/16 Cyclel 1ssued in July 2014
and effective iImmediately have been applied.

In preparing these financial statements, the Company applies the recognition, measurement and disclosure requirements of
International Financial Reporting Standards as adopted by the EU {"Adopted IFRSs'), but makes amendments where necessary in order
to comply with the Companies Act 2006 and has set out below where advantage of the FRS 101 disclosure exemptions has been taken.

The Company has taken advantage of the following disclosure exemptions under FRS 101:

la
(b
(c]
(d
(2)

[fl

{g]
(h
fi}

the requirements of IAS 1 to provide a balance sheet at the beginning of the period in the event of a prior period adjustment
the requirements of IAS 1 to prowide & statement of cash flows for the period

the requirements of IAS 1 to provide a statement of compliance with IFRS

the requirements of IAS 1 to disclose information on the management of capital

the requirements of paragraphs 30 and 31 of IAS 8 Accounting Policies, Changes in Accounting Estimates and Errors to disclose
new |[FRSs that have been issued but are not yet effective

the requirements in IAS 24 Related Party Disclosures to disclose related party transactions entered into between two or more
mermbers of a group, provided that any subsidiary which is 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 mstrurments

the requirements of paragraphs 21-99 of IFRS 13 Fair Value Measurement to disclose information of fair value valuation techriques
and inputs

New standards effective for the current accounting period do not have a material impact on the financial statements of the Company.
These are discussed in further detail below.
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FINANCIAL STATEMENTS CONTINUED

Notes to the financial statements continued

IFRS5 16 - Leases

The Company adopted IFRS 16, Leases, during the year ended 31 March 2020. IFRS 16 supersedes the existing accounting guidance in
IAS 17 Leases. The standard was adopted in accordance with IFRS 146 €8, comparative amounts are not restated and adjustments in
opening retained earnings have not been recognised.

The new standard results in almost all leases held as lessee being recognised on the balance sheet as the distinction between
operating and finance leases is removed. The Company does not hold any material leases as lessee, therefore the standard has not had
a material impact on the balance sheet or loss for the year.

Going concern

The financial statements are prepared on a going concern basis. The balance sheet shows that the Company has net current Uabilities.
This results from loans due to subsidiaries of £28,682m which are repayable on demand and therefore classified as current [iabilities,
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 Uirectors feel that the Company 1s well placed to manage its business risks
successfully despite the current economic climate. Accordingly, they believe the going concern basts is an appropriate cne. See the full
assessment of preparation on a going concern basis in the corporate governance section on page 102.

tnvestments and loans

Investments and loans in subsidiaries and joint ventures are stated at cost less an expected credit loss on the balance in accordance
with IFRS 9. The expected credit loss on the balance 1s immaterial.

Significant judgements and sources of estimation uncertainty

The key source of estimation uncertainty relates to the Company's investments in subsidiaries and joint ventures. in estimating the
requirement for impairment of these investrments, management make assumptions and judgements on the value of these investrents
using inherently subjective underlying asset vatluaticns, supported by independent valuers.

(B) Dividends
Details of dividends paid and proposed are included in Note 19 of the consolidated financial staterments.

{C) Employee information

Ernployee costs include wages and salanes of £36m (2018/19: £38m), social security costs of F4m 2018/19- F5m) and pension 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).
(D] Investments in subsidiaries and joint ventures, loans to subsidiaries and other investments

Shares in Loans o Inyestments in Other

subsdiaries subsidiaries ot verdures investments Total
R £m £m Em tm £m
On 1 Apnil2019 19,702 8119 397 29 28,247
Additions - 9,483 7 6 9.496
Disposats (846) [723) - - {1,569)
Depreciation / amortisation - - - {4 14)
Provision for impairment - [935) - - (935}
As at 31 March 2020 18,806 15,944 404 31 35,235

The historical cost of shares in subsidiaries 15 £19,090m (2018/19: £20,025m]. Investments in joint ventures of £404m [2018/19: £397m)
ncludes £204m (2018/19: £201m] of loans to joint ventures by the Company. Results of the joint ventures are set out in Note 11 of the
consclidated financial statements. The historical cost of ather investmentsis £57m [2018/19: £51m).
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(E} Netdebt

2020 a9
£m £
Secured on the assets of the Company
5.264% First Mortgage Debenture Bonds 2035 375 368
5 0035% First Mortgage Amortising Debentures 2035 91 94
5.357% First Mortgage Debenture Bonds 2028 249 252
715 [
Unsecured
5.50% Senior Notes 2027 - 99
4 635% Senior US Dollar Notes 20217 180 168
£.766% Senmor US Dollar Notes 2023 17 106
5003% Senior US Dollar Notes 20267 80 69
4 817 Senior Notes ZUZ6 114 il
3.97% Semor Notes 2026 115 113
2.375% Sterling Unsecured Bond 2029 298 298
£ 16% Sentor US Dollar Notes 202%° 89 78
2.67% Senior Notes 2025 37 37
2.75% Senior Notes 2026 37 37
Floating Rate Senior Notes 2028 80 80
Floating Rate Senior Notes 2034 102 -
Bank loans and overdrafts &77 264
1,925 1.460
Gross debt 2,640 2174
Interest rate and currency dervative labilities 165 127
Interest rate and currency derivative assets (231} [153)
Cash and short term deposits (142} (182)
Net debt 2,432 1.966
1 Principat and interest on these barrowings were fully hedged inta Sterling at a floating rate at the trme of 1ssue
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FINANCIAL STATEMENTS CONTINUED

Notes to the financial statements continued

{E} Netdebt continued

0% Convertible bond 2015 [maturity 2020)

On % June 2015, British Land {White] 201% Limited {the 2015 1ssuer), a wholly-owned subsidiary of the Company, issued £350 millicn
zero coupon guaranteed convertible bonds due 2020 [the 2015 bonds] at par. The 2015 Issuer is fully guaranteed by the Company in
respect of the 2015 bonds.

Subject to their terms, the 2015 bonds are convertible inta preference shares of the 2015 issuer which are automatically transferred to
the Cempany in exchange for ordinary shares in the Company or, at the Company’s election, any combination of ordinary shares and
cash. Bondholders rmay exercise their conversion right at any urne up to but excluding the seventh dealing day before ¢ June 2020

Ithe maturity date], a bondholder may convert at any time.

The initial exchange price was 1103.32p per ordinary share. The exchange price is adjusted based on certain events [such as the
Company paying dividends in any quarter above 3.418p per ordinary share]. As at 31 March 2020 the exchange price was 975.09p per

Ul Wiildiy sliale.

From 30 June 2018, the Company has the option to redeem the 2015 bonds at par if the Company’s share price has traded above
130% of the exchange price for a specified period, or at any time once 85% by nominal value of the 2015 bonds have been converted,
redeemed, or purchased and cancelled. The 2015 bonds will be redesmed at par on 9 June 2020 (the maturity date] if they have not
already been converted, redeermed or purchased and cancelled. !

The intercompany loan between the Issuer and the Company arising from the transfer of the lgan proceeds was initially recognised at
fair value, net of capitalised issue costs, and is accounted for using the amortised cost method. tn addition to the intercompany loan,
the Company has entered into a derivative contract relating to its guarantee of the obligations of the Issuer in respect of the bonds and
the commitment to provide shares or a combination of shares and cash on conversion of the bonds. This derivative contract is included
within the balance sheet as a liability carried at fair value through profit and loss.

Maturity analysis of net debt

2020 M5
£fm £m
Repayable within one year and on demand 5 95
between: one and two years 188 17
two and five years 599 479
five and ten years 1,141 808
ten and fifteen years 107 306
fifteen and twenty years 600 465
2,635 2,075
Gross debt 2,640 2174
interest rate dervatives {46} {26 I
Cash and short term deposits 1142] (182)
Net debt 2,432 1,966 '

(F] Pension
The British Land Group of Companies Pension Scheme and the Defined Contribution Pension Scheme are the principal pension
schemes of the Company and details are set out in Note 9 of the consolidated financial statements,
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{G] Debtors

2020 me
£€m freo
Trade and other debtors 13 4
Prepayments and accrued income - 1
13 5

(H] Creditors
2020 PARES
£m £m
Trade creditors & 44
Corporation tax 15 25
Other taxation and social secunty 21 25
Accruals and deferred mcome 29 30
71 126

{l) Share capital

Ordinary shares

£m of 25p each
Issued, called and fully paid
At 1 April 2019 240 240,589,072
Share 1ssues - 1,144,135
Repurchased and cancelled (8] [23,795,110]
At 31 March 2020 234 937,938,097

Ordinary shares

£m of 2op each
Issued, called and fully paid
At 1 Apnl 2018 248 993857125
Share issues - 404377
Repurchased and cancelled (8] 33,672,430)
At 31 March 201% 240 960,589,072

{J1 Contingent liabilities, capital commitments and
related party transactions

The Company has contingent liabilities in respect of legal claims,
guarantees and warranties arising 1n the ordinary course of
business. It is not anticipated that any material Lizbilities will arise
from the contingent Liabilities.

A REIT is required to pay Property income Distributions [PIDs) of
at least 90% of the taxable profits from its UK property rental
business within twelve months of the end of each accounting
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 husiness as a
result of Covid-17, we are discussing an extension to this deadline
with HMRC. Whilst we inlend to pay the required PID amount
within the agreed extended deadline, we have agreed with HMRC
that any underpayment of the PID required would instead be
subject to corporation tax at 19% provided that it arises as a
consequence of Covid-19. A total of £37m of corporation tax would
be due by 31 March 2021 if no further PIDs were paid by this date
In respect of the year ta 31 March 2020 and no extension is
agreed. At 31 March 2020, the Cempany has £nil of capital
commitments {2018/19: £nil).

Related party transactions are the same for the Company as
for the Group. For details refer to Note 23 of the consclidated
financial statements.

[K] Disclosures relating to subsidiary undertakings

The Company's subsidharies and other related undertakings at
31 March 2020 are listed on the next page. Companies which are
in the process of being dissolved are marked with an asterisk {*].
All Group entities are included in the consolidated financial results.

Unless ctherwise stated, the Company holds 100% of the voting
rights and beneficial interests in the shares of the following
subsidiaries, partnerships, assoclates and joint ventures. Unless
otherwise stated, the subsidiaries and related undertakings are
registered in the United Kingdom.

The share capital of each of the companies, where applicable,
comprises ordinary shares unless otherwise stated.

The Company holds the majority of its assets in UK companies,
although some are held in cverseas companies. In recent years
we have reduced the number of overseas companies in the Group.

Unless noted otherwise as per the following key, the registered
address of each company is York House, 45 Seymour Street,
London WITH 7LX.

1 47 Esplanade, St Helier, Jersey JE1 0BD

2 13-4 Esplanads, St Heler, Jersey JET 1EE

3 14 Porte de France, 4340 Esch-sur-Alzette, Luxermnbaurg
4. 300 Meadowhall Way, Sheffield, South Yorksture, England, $9 1EA
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FINANCIAL STATEMENTS CONTINUED

Notes to the financial statements continued

Direct holdings

Campany Name

UK/Ovorseas Tax
Reuwident Status

Indirect holdings

Company Narne

UK/Overseas [ax
Regent Status

BL Bluebutton 2014 Limited

8L Davidson Limited

BL European Fund Management LLP

BL Guaranteeco Limited

BL Intermediate Halding Cormpany Limited

BL Intermediate Holding Company 2
Limited

BLSSP [Funding) Limuted

Bluebutton Property Management UK
Limited [50% interest)

Boldswitch (No 11 I imited

Boldswitch Limited

British Land [White) 2015 Limited [Jersey)
{Founder Shares]!

British Land City

British Land City 2005 Limited

British Land Company Secretanal Limited
British Land Financing Limited*

British Land Praoperties Limited

Britigh Land Real Estate Linuted
British Land Securities Limited
Broadgate (Funding] PLC

Broadgate Estates Insurance Mediation
Services Lirmited

Hyfleet Limited

Kingsmere Productions Limited
London and Hentey Holdings Limited

Meadowhall Pensions Scherne Trustee
Limited

MSC Property Intermediate Holdings
Limited (50% interest]

Regis Property Holdings Limited
The Briush Land Corporation Limited

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
IJK Tax Reswdant

UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
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
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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18& 4 & 7 Triton Limited
10 Brock Street Limited

10 Partman Sguare Unit Trust [Jersey
[Uruts)'

10 Triton Street Lirnited

17-19 Bedford Street Limited
18-20 Craven Hill Gardens Limited
20 Brock Street Limited

20 Triton Street Limited

338 Euston Road Limited

N Frietan Raad [ ireatad

3% Victoria Street Limited
Adamant Investment Corporation Limited
Adshilta Limited™

Aldgate Place [GP) Limited
Aldgate Land One Limited
Aldgate Land Two Limited
Apartpower Limited

Ashband Limited

B.L. Holdings Limrted

B.L.C.T [12697) Limited {Jersey]'
B.L.C.T. (21500) Limited [Jersey):
Barnclass Limited

Barndrill Limited

Bayeast Property Co Limited

BF Propca [No 1) Lirnited

BF Propco (No 19} Lirmited

BF Propco [No 3) Lirmited

BF Propco (No 4] Limited

BF Propco [No 5] Limited

BF Properties {No 4} Lirnted

BF Praperties (No 5] Limited

BF Propco [No 13) Lirmited

Birstall Co-Ownership Trust IMember
interest} 141.25% mterest]

BL (SP) Cannon Street Limited

BL Aldgate Develapment Limited
BL Aldgate Investrnent Lirnited

Bl Bradford Forster Limited

BL Brislington Limited

BL Broadgate Fragment 1 Linted
BL Broadgate Fragment 2 Limited
BL Broadgate Fragment 3 Limited
BL Broadgate Fragment 4 Limited
BL Broadgate Fragment 5 Limited
BL Broadgate Fragment & Limited
BL Broadway Investment Limited
BL Chess Limited

BL City Otfices Holding Company Limited

BL CW Developments Infrastructure
Company Limited

BL CW Developments Limrted

BL CwW Developments Plot Al Limited

BL CW Developments Plot A2 Limited

BL CW Developments Plot D1/2 Company

| initerd

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
|1 Tay Racidant
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Residaent
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Restdent
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
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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Compan, hame

PO rrneas Tax
Residert Status

Compar y Name

BL CW Developments Plot G1 Limited

BL CW Developments Plot K1 Company
Limited

BL CW Developrnents Plots F1, F2 F3
Company Limited

BL CW Developments Plots H1, HZ
Company Limited

BL CW Developments Plots L1, L2, L3
Company Limited

BL CW Holdings Limited

BL CW Holdings No2 Company Limited
BL CW Holdings Plot A1 Cornpany Lirnited
Ol Ly Huwdinys rdit Az Lulhipdhy Lillhieed

BL CW Holdings Plot 01/2 Company
Limited

BL CW Holdings Plot G1 Campany Limited
BL CW Holdings Plot K1 Company Limited

BL CW Holdings Plots F1, F2, F3 Company
Limited

BL CW Haldings Plots H1, H2 Company
Limited

BL CW Holdings Plots L1, L2, L2 Company
Limited

BL CW Lower GP Cormnpany Limited

BL CW Lower Limited Partnership
[Partnership interest)

BL CW Lower LP Company Limited
BL CW Upper GP Company Limited

BL CW Upper Limited Partnership
[Partnership interest)

BL CW Upper LP Company Limited

BL Department Stores Holding Company
Limited

BL Doncaster Wheatley Limited
BL Drurmmand Properties Limited
BL Ealing Limited

BL Eden Walk Limited

BL European Holdings Lirmited

BL Fixed Uplift Fund Limited Partnership
[Partnership interest)

BL Fixed Uplift General Partner Limited
BL Fixed Uplift Nominee 1 Limited
BL Fixed Uplift Nominee 2 Limited

BL Goocdman (General Partner] Limited
(50% interest]

BL Goodman Limited Partnership
(50% interest]

BL Gocdman [LP) Limited
BL GP Chess No. 1 Limited*
BL HB Investments Limited
BL HC (DSCHI Limited

BL HC (DSCLI Limited

BL HC Dollview Limited

BL HC Hampshire PH LLP [Member
interest}

Bl HC Health And Fitness Holdings Limited
BL HC Invic Leisure Limited

BL HC PH CRG LLP [Member interest]

BL HC PH LLP {Member interest]

UK Tax Resident

UK Tax Resident

UK Tax Resident

UK Tax Resident

UK Tax Resident
UK Tax Resrdent
UK Tax Resident
UK Tax Restdent

U 1 dx Resideli

UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident

UK Tax Resident

UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
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

BL HC PH No 1 LLP (Member interest]

BL HC PH No 2 LLP [Member interest)
BL HC PH No 3 LLP [Member interest]
BL HC Property Holdings Lirnited
BL Health Clubs PH No 1 Limited
BL Health Clubs PH No 2 Limited

BL High Street and Shopping Centres
Holding Cempany Limited

BL Holdings 2010 Lirnited
BL Lancaster [nvestments Limited

BL Lancaster Limited Partnership
[Partnership interest)

BL Leadenhalt Jersey] Limited**

BL Leisure and Industnal Holding Company

Limited

BL Marble Arch House Limited
BL Mayfair Offices Limited

BL Meadewhall Holdings Limited
BL Meadowhall Limited

BL Meadowhall No 4 Lirmited*
BL Newport Limited

BL Office (Non-City] Holding Company
Limited

BL Office Holding Company Limited

BL Osnaburgh 5t Residential Ltd

BL Paddington Holding Cormpany 1 Limited
BL Paddington Holding Company 2 Limited
Bl Paddington Property 1 Limited

BL Paddington Property 2 Limited

BL Paddington Preperty 3 Limited

BL Paddington Property 4 Limited

BL Piccadilly Residential Limited

BL Piccadilly Restdential Management Co
Limited

BL Piccadilly Residential Retail Limited
BL Residential Investment Limited

BL Residential Management Limited
BL Residual Holding Company Limited
BL Retail Holding Cornpany Limited
BL Retail Indirect Investments Limited
BL Retail Investment Holdings Limited
BL Retall Investments Limited

BL Retail Warehousing Holding Company
Limited

BL Sainsbury Superstores Limited (50%
interest]

BL Shoreditch Development Limited

BL Shoreditch General Partner Limited
BL Shoreditch Limited Partnership
(Partnership interest]

BL Shoreditch No. 1 Lirmited

BL Shoreditch No. 2 Limited

BL Superstores Holding Company Limited
BL Triton Building Residential Limited
BL Tunbridge Wells Limited

BL Unitholder No. 1 (J) Limnited (Jerseyl’
BL Unitholder No. 2 [J) Limited (Jersey]

DU leiarm sl | enrban

N

Uafleerseda Taxg
Fesident Status

UK Tax Residgent
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident

Overseas Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Restdent
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

Overseas Tax Resident
Overseas Tax Resident

W Toy Prcidapt
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FINANCIAL STATEMENTS CONTINUED

Notes to the financial statements continued

Cormpany Name

UK/Oversras Tax

Resident Status

Company Name

UK/Ovarspas Tax
Resident Status

BL Wardrobe Court Heldings Limited
BL West [Watling House] Lirnited

BL West End Investments Limited

BL Whiteley Limited

BL Whiteley Retail Limtted

BL Woolwich Limited

BL Woolwich Nominee 1 Limited

BL Woolwich Nominee 2 Limited
Blackglen Limited

Blackwall {1}

Blaxmull [Twenty-ninel Limited

BRI IALE irrikad

BLD [Ebury Gate} Limited

BLD (5J) Investments Limited

BLD [SJ] Linmited

BLD Land Lirmited

BLD Properties Limited

BLO Property Holdings Limited

BLU Estates Limited

BLU Property Management Limited
BLU Securities Limited

British Land [Joint Ventures) Limited
British Land Acquisitions Limited
British Land Agua Partnership (2] Limited
British Land Aqua Partnership Limited
British Land City Offices Limited
British Land Construction Limited
British Land Department Stores Limited
British Land Developments Limitad
British Land Fund Management Liruted
British Land Hercules Limited

Brtish Land In Town Retail Limited
Britssh Land Industriat Limited

British Land Investrment Management
Limited

British Land Offices (Non-City] Limited

British Land Offices (Non-City] No 2
Lirmited

British Land Offices Limited

British Land Offices No.1 Limited
British Land Property Advisers Limited
British Land Property Management Limited
Broadgate [FHC 8] Limited

Broadgate Adjoining Properties Limited
Broadgate City Limited

Broadgate Court Investments Limited
Broadgate Estates Limited

Broadgate Estates People Management
Limited

Broadgate Investrment Holdings Lirmited
Broadgate Properties Limited
Broadgate REIT Lirnited [50% interest)?
Broadgate Square Limited

Broughton Retail Park Limited [Jersey)
[Units] [78.14% interest)!

Broughton Unit Trust [78.14% interest]’
Brunswick Park Limited

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
P Taw Pacidant
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
Uk Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Residant
UK Tax Resident

Overseas Tax Resident
Overseas Tax Resident

UK Tax Resident
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BVP Developments Limited
Canada Water Offices Limited
Casegood Enterprises
Caseplane Limited

Cavendish Geared Il Limited
Cavendish Geared Limited
Caymall Limited

Cheshine Properties Limited
Chester Limited’

Chrisilu Nominees Limited

City of London Office Unit Trust [Jerseyl
[Units) [35 94% interest)!

Clarges Estate Property Management
Co Limited
Comgenic Limited

Caornish Residential Properties Trading
Limited

Cornish Residential Property Investrments
Limited

Crescent West Properties

Deepdale Co-Ownership Trust (39 07%
interest)

Derby Investrment Holdings Limited
Drake Circus Centre Limited

Drake Crircus Leisure Limited

Drake Property Holdings Limited

Drake Property Nominee (No. 1) Limited
Orake Property Nominee [No. 2) Limited

Eden Walk Shopping Centre General
Partner Limited (50% interest)

Eden Walk Shoppimyg Centre Unit Trust’
(50% interest] [Jersey) (Units)

Elementvirtue Limited

Elk Mill Oldham Lirmited

Estate Management (Brick] Limited
Euston Tower Limited

Exchange House Holdings Limited
Exchange Square Management Limited
Fort Kinnaird GP Limited [39.07% interest)

Fort Kinnaird Lirmited Partnership [39.07%
interest]

Fort Kinnaird Nominee Limited (39.07%
interest)

Four Broadgate Limited

FRP Group Limited
Garamead Properties Limited
Gardenray Limited

Gibraltar General Partner Limited {39.07%
Iinterest|

Gibraltar Nominees Limited {39.07%
interest]

Giltbrook Retail Park Nottingham Lirmited
Hempel Holdings Limited

Hempel Hotels Lirmited

Hercules Property UK Holdings Limited
Hercules Property UK Limited

Hercules Unit Trust [78.14% interest)
[Jersey] (Units)’

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

Overseas Tax Resident

UK Tax Resident
UK Tax Resident

UK Tax Resident

UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident

Overseas Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

Overseas Tax Resident



Compan, Name

UKD erseas Tas
Resident Status

Corrpang Naies

UKSerss as Tax
Resinent Status

Hereford Old Market Limited
Hereford Shepping Centre GP Limited

Hereford Shopping Centre Limited
Partnership

Horndnft Limeted

HUT Investments Limited [Jerseyl [78.14%
interest)’

Industrial Real Estate Limited
Insistmetal 2 Limited

lvorydell Limited

Ivorydell Subsidiary Limited

Jetbloorn Lirmited

Lancaster General Partner Limited
Linestair Limited

London and Henley [UK] Limited
Lendon and Henley Limited
Lonebridge UK Limited

Longford Street Residential Limited
Ludgate Investrnent Holdings Limited
Ludgate West Limited

Mayfair Properties

Mayflower Retail Park Basildon Limited

Meadowbank Retail Park Edinburgh
Limited

Meadowhall Centre [1999) Limited
Meadowhatl Centre Limited

Meadowhall Centre Pension Scheme
Trustees Limited

Meadowhall Estates [UK] Limited
Meadownhall Group [MLP] Lirmited
Meadowhall Holdings Limited
Meadowhall [MLP] Limited
Meadowhall Opportunities Nominee 1
Limited

Meadowhall Opportunities Nominee 2
Lirmited

Meadowhall Shopping Centre Limited

Meadowhall Shopping Centre Property
Holdings Limited

Meadowhall SubCo Limited
Mercan

Mercari Holdings Limited
Minhill Investments Limited

Moorage [Property Developments] Limited

Nugent Shopping Park Limited

One Hundred Ludgate Hill

One Sheldon Square Limited (Jersey]
Ortital Shopping Park Swindon Limited
Osnaburgh Street Limited

Paddington Block A [GP) Ltd

Paddington Block A LP [Partnership
Interest)

Paddington Block B [GP] Ltd

Paddington Block B LP (Partnership
Interest)

Paddington Centrat | [GP) Limited

Paddington Central | LP [Partnership
Interest)

UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident

Overseas Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident

UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

Overseas Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident

UK Tax Resident

Paddington Central | Unit Trust [Jersey]
{Units)
Paddington Centralll (GP] Limited

Paddington Central Il LP (Partnership
interest]

Faddington Central tl Unit Trust [Jersey)
[Units])’
Paddington Central IV Unit Trust [Jersey)
[Units)

Paddington Kiosk (GP] Ltd
Paddington Kiosk LP (Partnership interest]
PaddingtonCentral Management Company

Timm —a .
R L PR TR TR

Parwick Heldings Limited
Parwick Investments Lirmited
PC Canal Limited

PC Lease Nominee Ltd

PC Partnership Norminee Ltd
Piccadilly Residential Limited
Pillar [Cricklewcod] Limited
Pillar (Dartford] Limited
Pillar (Futham) Limited

Pillar Auchinlea Limited”
Pillar Broadway Limited
Piltar City Limited

Pilitar Dartford No 1 Limited
Piltar Denton Limited

Pillar Developments Limited
Pillar Estates No.2 Limited*
Pillar Europe Management Limited
Pillar Fort Limited

Pillar Gallions Reach Limited
Pillar Glasgow 1 Limited
Pillar Hercules Na.2 Lirmited
Pillar Kinnaird Limited™
Pillar Nugent Limited

Pillar Projects Limited

Pillar Property Group Limited
PillarStore Limited

Ptymouth Retail Limited
Power Court GP Limited

Power Court Luton Limited Partnership
[Partnership interest]

Power Court Nominee Limited

PREF Management Company SA
(Luxembourgl?

Project Sunrise Investments Limited
Praject Sunrse Limited

Project Sunrise Properties Lirmnited
Reboline Limited

Ragent's Place Holding 1 Limited
Regent’'s Place Holding 2 Limited
Regent's Place Holding Company Limited

Regents Place Management Company
Limited

Regents Place Residential Limited
Rigphone Limited

Dahmidy Dpopartice Lo d
HohoveProportos Limntad

DOverseas Tax Resident

UK Tax Resident

UK Tax Resident

QOverseas Tax Resident

Overseas Tax Resident

UK Tax Resident
UK Tax Resident

(NI s | ‘
[ N TR N

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Reszident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident

Overseas Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident

I Tay Randant
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Notes to the financial statements continued

Company Narme

JK/Gveraeas lax
Resident Status

Compary Name

UK Ov=raedas lax
Resident Status

Salmax Properties

Seymour Street Homes Limited
Shopping Centres Lirited

Shoreditch Support Limited

Six Broadgate Limited

Southgate General Partner Limited (50%
interest]

Southgate Property Unit Trust [Jersey)
[Units] (90% interest)’

Speke Unit Trust {67.34% interest} {Jersey]
(Units)®

Sprint 1118 Limited

>t btepnens shopping Lentre Limited
Stockton Retaill Park Limited

Storey London Offices Lirmited

Storey Offices Limited

Storey Spaces Limited

Surrey Quays Limited

T [Partnership} Limited

Tailress Limited

TBL (Bromley] Limited

TBL (Buryl Limited

TBL [Lishagetvin] Limited

TBL [Maidstone] Limited

TBL [Milton Keynes) Limited

TBL {Peterborough] Limited

TBL Holdings Limited

TBL Properties Limited

Teesside Leisure Park Lirmited

The Aldgate Place Limited Partnership
[Partnership interest]

The Dartford Partnership (Member interest}
[50% Interest)

The Gibraltar Limited Partnership
[Partnership interest) [39.07% interest)

The Hercutes Property Limited Partnership
[Partnership)

The Leadenhall Development Company
Limited {50% interest]

The Liverpool Exchange Company Limited
The Mary Street Estate Limited

The Meadowhall Education Centre [Limited
by guarantee) (50% intarest):

The Retail and Warehouse Company
Limited

The TBL Property Partnership (Partnership
interestt

The Whiteley Co-Ownership {Member
interest] (30% interest)

Toltgate Centre Colchester Limited
Topside Street Limited

TPP Investments Limited

Tweed Premier 4 Limited

Urion Property Corporation Limited

Unian Property Holdings (Lendon] Lirmited

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Restdent
UK Tax Resident

UK Tax Resident

Overseas Tax Resident

(Overseas Tax Resident

UK Tax Resident
UK lax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident

UK Tax Resident

UK Tax Resident

UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident

UK Tax Resident

UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
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Valentine Unit Trust (Jersey) [Units]
{39 07% interest)’

Vicinitee Limited

Vintners' Place Limited

Wardrobe Court Limited

Wardrobe Holdings Limited

Wardrobe Place Limited

Wates City of London Properties Lirmited

Westbourne Terrace Partnership
{Partnership interest)

Whiteley Shopping Centre Unit Trust
[Jersey] (Units)'

VYK Holdings Limited

WOSC 1 Nominee Limited (25% interest]
WOSC 2 Nominee Limited (23% interest]
WOSC GP Limited (25% interest)

WOSC Partners LP [Partnership interest)
[25% interest]

York House W1 Limited

Overseas 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 lax kesident
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 consotidation for the year ended 31 March 2020

The following pro forrma 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 tine-by-line basis and

excluding nan-controlling interests,

Year ended 31 March 2020

Year ended 31 March 2019

Joint Less non- Less non
ventures controiling Proportianalily Joint ventures controlling  Praportionally
Group and funds interests consolidated Group and funds interests consolidated
fm Em £m fm Em Fm fm fm

Gross rental income? 436 142 (18} 540 439 155 (18] 576
Property operating expenses (709 (13} 1 (82) {39) (10] 1 (44]
Net rental income KTY3 129 f171 L8 A4 145 171 537
Administrative expenses (73) (1} - (74) (80) (1) - (81)
MNet fees and other income 12 - 1 13 9 - 1 10
Ungeared income return 305 128 {16] 417 333 144 (18] 461
Net financing costs [46) {49} 4 (111} (67} (58] 4 1121}
Underlying Profit 239 79 [12) 306 266 846 12 340
Underlying taxation - - - - - - - -
Underlying Profit after taxation 239 79 {12) 306 266 86 [12] 340
Valuation movement {1,389 (683)
Other capital and taxation [net]’ 56 52
Result attributable to shareholders of
the Company (1,027) (291)

1 Includes other cornprenensive income, movement in dilution cf share options and the movement in items excluded for EPRA 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 forma information 1s unaudited and does not form part of the consolidated primary staternents or the notes thereto.

It presents the composition of the EPRA net assets of the Group, with its share of the net assets of the joint venture and fund assets and
liabilities included on a line-by-line basis, and excluding non-controlling interests, and assuming full dilution.

Mark-ra-

mdrket an
Shar— deratives Valuatian EPRA Nst FPRA Net
of jomnt Less non- and relatd surplys an assets assels
ventures  controlling Share Deferred debt Lease trading 3t March 31 March
Group and funids Interests options tax  adjustments Liamilities  properties 2020 2019
£Em £m £m £m £m Ermn £m £m £m £m
Retail properties 3,204 954 1221) - - - (74) - 3,873 5,577
Office properties 4,525 2,324 - - - - {69] 13 6,793 6,308
Canada Water properties 400 - - - - - {38) - 364 303
Other properties 147 - - - - - - - 147 128
Total properties’ 8,276 3,288 [221) - - - (179 13 11,177 12316

Investrnents in joint ventures and

funds 2,358 {2,358} - - - - - - - -
Other investments 125 - - - - - - - 125 129
Other net (liabilities| assets {345) {77} 4 i8 & - 179 - [235) (275)
Net debt [3.247] {853} 105 - - 141 - - (3,854]  (3521)
Net assets 7,147 - 1112) 18 6 141 - 13 7,213 8,649
EPRA NAY per share [Note 2} 774p 205p

1. Included within the total property value of £11,177m are right-of -use assels net of lease Labilities of £20m, which in substance, relate to properties held under leasing
agreements The fair value of night-of-use assets are determined by calcutating the present vatue of net rental cashilows over the term of the lease agreements.
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FINANCIAL STATEMENTS CONTINUED

Supplementary disclosures continued

Unaudited unless otherwise stated

Table A continued

EPRA Net assets movement

Year ended Year ended
31 March 2020 31 March 2019
Pance Pence
Em per share £ per share
Opening EPRA NAY 8,649 305 9,560 967
Income return 306 33 340 35
Capital return (1,322 1139} (749) (77)
Dwidend paid {295] (31} (298) {301
Purchase of own shares {125) 6 (204} 10
Closing EPRA NAV 7,213 774 8,649 205
EPRA Performance measures summary table
2020 2019
Pence Pernce
£m per share £ per share
EPRA Earnings - basic 306 32.8 340 3548
— diluted 306 32.7 340 349
EPRA Net Initial Yield 4.6% 4.5%
EPRA ‘topped-up” Net Inttial Yield 51% 4.7%
EPRA Vacancy Rate 6.3% 41%
2020 2019
ot asset Net asset
value per value per
Net assets share Net assets share
R £m [pencel Em [pence)
EPRA NAV 7,213 774 8,649 905
EPRA NNNAY 5,762 726 8,161 854
Calculation and reconciliation of EPRA/IFRS earnings and EPRA/IFRS earnings per share
. 2020 2017
(Audited] £m £m
Loss attributable to the shareholders of the Company {1,027 [291)
Exclude:
Group - current taxation (4] (3
Group - deferred taxation 2 4
Jointventures and funds - taxation - (2l
Group - valuation movement 1,106 620
Group - [profit} loss on disposal of investment properties and investments (1 8
Group - profit on disposal of trading properties 17 (%2)
Joint ventures and funds - net valuation movernent (including result on disposals) 284 40
Joint ventures and funds - capital financing costs 22 21
Changes in fair value of financial instruments and associated close-out costs 41 44
Non-controlling interests in respect of the above (991 (41])
Underlying Profit 306 340
Group - underlying current taxation - -
EPRA earnings - basic and diluted 306 340
Loss attributable to the sharehalders of the Company £1,027) (291]
Dilutive effect of 2015 convertible bond - -
IFRS earnings - diluted (1,027} (291)

208  British Land Annuat Report and Accounts 2020




Table B continued

2020 2013

Numhber Mumber

— ) mitlion mitlion

Weighted average number of shares 945 982

Adjustment for treasury shares (11} (11]

{IFRS/EPRA Weighted average number of shares [basicl 934 971

Dilutive effect of share options - 1

Dilutive effect of ESOP shares 3 2

EPRA Weighted average number of shares [dituted) 937 974

Strip out anti-dilutive {3l (3

IFRS Weighted average number of shares [diluted) 934 971

Net assets per share (Audited]
2920 2019

- Pence Pence

» £m per share £m per share
Balance sheet net assets 7,147 8,689
Deferred tax anising on revaluation moverments 6 5
Mark-to-market on derivatives and related debt adjustments 141 13
Dilution effect of share options 18 24
Surplus on trading properties 13 29
Less non-controlling interests (1121 (211)

EPRA NAV 7.213 T4 8,649 05
Deferred tax arising on revaluastion movements (91 (11)
Mark-to-rmarket on derwvatives and related debt adjustments (141) (113)
Mark-to-market on debt (301] (364

EPRA NNNAV 6,762 726 8,161 8R4

EPRA NNNAVY is the EPRA NAV adjusted to reflect the fair value of the debt and derivatives and te include the deferred taxaticn on
revaluations and derivatives.

2020 201%

Number Number

million rrnllicn

Number of shares at year end 938 960
Adjustment for treasury shares (1) [11]
IFRS/EPRA number of shares (basic) 527 949
Oilutive effect of share options N 3 2
Dilutive effect of ESOP shares 2 5
IFRS/EPRA number of shares [diluted) 932 954
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Supplementary disclosures continued

Unaudited unless otherwise stated

Table B continued

New EPRA Best Practice Recormmendations

EPRA published its latest Best Practices Recommendations in Qctober 2019 which included three new Net Asset Valuation metrics,
namely EPRA Net Reinstatement Value [NRV), EPRA Net Tangible Assets [NTA} and EPRA Net Disposal Value [NDV]. These metrics are
effective from 1 January 2020 but have been presented below as at 31 March 2020 to provide a camparison to the current measures,

EPRA NAY and EPRA NNNAV,

EPRA EPRA
NRY NTA
£m £m

At 31 March 2020
EPRA net asset value 7,213 7,213

Adjustment for:

Purchasers’ costs 859 -
Intangtbles - {11]
Deferred tax adjustment’ - -
7.872 7,202
Per share measure 845p 773p

1. The new EPRA guidance states that deferred taxes expected lo crystaliise should no longer be excluded The Group will conduct a review of such tems upon adoption of the

guidance but does not expect any resulting EPRA adjustment to be material

As the Group’s EPRANDV is the same as the EPRA NNINAVY. there are no reconciling items.

EPRA
NDV
£m
At 31 March 2020
EPRA net disposal value 6,762
Per share measure 726p
EPRA Net tnitial Yield and ‘topped-up’ Net Initial Yield [Unaudited)
2020 2019
_______ £m fm

Investmeant property — wholly-owned 7,941 8,761
Investment property — share of joint ventures and funds 3,234 3,559
Less devetlopments, residential and land [1,140] (1,098t
Completed property portfolio 10,037 11,218
Allowance for estimated purchasers’ costs 724 751
Gross up completed property portfolio valuation [A) 10,761 11,969
Annualised cash passing rental income 517 548
Property outgoings 21) (14]
Annualised net rents (B) 494 534
Rent expiration of rent-free periods and fixed uplifts 49 32
‘Topped-up’ net annualised rent (C) 545 566
EPRA Net Initial Yield (B/A) L.6% 4 5%
EPRA ‘topped-up’ Net Initial Yield [C/A} 5.1% 4. 7%
Including fixed/minimum uplifts received 0 lieu of rental growth 10 8
Total ‘topped-up’ net rents (D) 555 574
Overall ‘topped-up’ Net Initial Yield (D/A) 5.2% 4.8%
Topped-up' net annualised rent 545 héd
ERV vacant space 38 22
Reversions 13 30
Total ERV (E) 594 418
Net Reversionary Yield [E/A) 5.5% 5.2%

1 The weighted average per.od over which renl-free peniods expire s one year [2018/17 one year)
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Tabte B continued

EPRA Net Initial Yietd {NIY] basis of calculation

EPRA NIY Is calculated as the annualised net rent {on a cash flow basis), dwvided by the gross value of the completed property portfolio.
The valuation of our completed property portfolio is determined by our external valuars as at 31 March 2020, plus an allowance for
estimated purchaser’s costs. Estimated purchaser’s costs are determined by the relevant stamp duty liability, plus an estimate by our
valuers of agent and legal fees on notisnat acquisition. The net rent deduction allowed for property outgoings is based on our valuers’
assumptions on future recurring non-recoverable revenue expenditure.

In calculating the EPRA topped-up’ NIY, the annualised net rent is increased by the total contracted rent from expiry of rent-free
periods and future contracted rental uplifts where defined as not in lieu of growth. Overall topped-up” NIY is calculated by adding any
other contracted future uplift to the topped-up’ net annualised rent.

The net reversionary yield 1s calculated by dividing the total estimated rental value [ERV] for the completed property portfolio,
85 gelermined Dy our external valuers, Oy iNe gross Cormipleled property poruolio vatuauorn.

The EPRA vacancy rate is calculated as the ERV of the unrented, lettable space as a proportion of the total rental value of the completed
property portfolio.

EPRA Vacancy Rate

2020 2019

£m frn

Annualised patential rental value of vacant premises 38 26
Annualised potential rental value for the completed property partfolio 403 629
EPRA Vacancy Rate 6.3% 4.1%

The above Is stated for the UK portfolio only. A discussion of significant factors affecting vacancy rates 1s included within the Strategic
Report (page 54].

EPRA Cost Ratios [Unaudited)

2020 2019
£m £m
Property cperating expenses’ 69 34
Administrative expenses 73 80
Share of joint ventures and funds expenses 14 iR
Less. Performance and management fees (from joint ventures and funds] (8) 18l
Net other fees and commussions (5] (2
Ground rent costs and operating expenses de facto included in rents 116) (9)
EPRA Costs (including direct vacancy costs] (A) 127 106
Direct vacancy costs [30]) (13]
EPRA Costs [excluding direct vacancy costs) [B] 97 93
Gross Rental Income less ground rent costs and operating expenses de facto included in rents 398 414
Share of joint ventures and funds [GRI less ground rent costs] 142 153
Total Gross Rental Income less ground rent costs {C) 540 567
EPRA Cost Ratio {including direct vacancy costs] (A/C) 23.5% 18.7%
EPRA Cost Ratio (excluding direct vacancy costs] [(B/C] 18.0% 16.4%
Impairment of tenant incentives and guaranteed rent increases’ (D) 20 -
Adjusted EPRA Cost ratio [including direct vacancy costs and excluding impairment of tenant incentives and
guaranteed rent increases) (A-D)/C 19.8% 18.7%
Adjusted EPRA Cost ratio [excluding direct vacancy costs and excluding impairment of tenant incentives and
guaranteed rent increases} (B-D)/C 14.3% 16.4%
Overhead and operating expenses capitalised (including share of joint ventures and funds) [ &

1 Included wilhin property operating expenses in the current year 15 £19m (2018/1% £nl) in r=lat on to wite-affs and provisicn aga.nst tenant inceniwve balances held by the
group and £56m (2018/19 £mll in relation to write-offs of guaranteed rent increases

In the current year, employee costs in relation to staff time on development projects have been capitalised into the base cost of relevant

development assets. In addition to the standard EPRA Cost ratios (both including and excluding direct vacancy costs), adjusted versions

of these ratios have also been presented which remove the impact of the impairment of tenant incentives and guaranteed rent

[T PN B Ty I — [T, Y ~ P Y 5 ) P ~ b
morzazoowhnichars oxzeplicnalitorms in the currantyear, to chow the impact efthoze tams on tho ratizz,
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FINANCIAL STATEMENTS CONTINUED

Supplementary disclosures continued

Unaudited unless otherwise stated

Table C: Gross rentalincome

2020 2019
£Em fm
Rent receivable’ 558 587
Spreading of tenant incentives and guaranteed rent increases (3} (13]
Surrender premia 5 2
Gross rental income 560 576
1 Group gross rental income includes £3m af atl inclusve rents relating to senvice charge Incarme
The current and prior year information 1s presented on a proportionally consohidated basis, excluding non-controlling interests.
Table D: Property related capital expenditure
2020 B 2019
Jaoint Joint
Group and funds Tatal Group and funds Totat
£m Em m £rm £m £m
Acguisitions 94 54 148 221 15 236
Development 156 126 282 183 g1 274
Like for ke portfolio’ 83 20 103 39 19 54
Other 18 11 29 12 8 20
Total property related capex 351 211 552 451 133 584

P Includes £34m of flexible workspace fit-out in the current yearwhich has been reclassified from property, plant and equipment to property additions

The above is presented on a propertionally cansolidated basrs, excluding non-controlling interests and business combinations.
The 'Other’ category contains amounts owing to tenant incentives of £12m (2018/1%: £7m), letting fees of £3m (2018/19: £5m),
capitalised staff costs of £6m (2018/19: £6m] and capitalised interest of £8m (2018/19: £3m).
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OTHER INFORMATION (UNAUDITED)

[Data inctudes Group's share of Joint Ventures and Funds]

Sales
Price Frice Annual

(100%] |BL Sharel  Passing Rent
since 1Apr 2019 . — Sector CEm W
Completed
Partfolio of Sainsbury’s stores Retail 022 246 15
Dawid Lloyd, Croydon Retail 22 27 ]
Homebase, Walton on Thames Retail 20 20 1
Debenhams, Bournemouth Retail 8 8 1
Clarges: Residential 86 86 -
Total ] 658 382 18
D O
2 €somof which exchanged prior to Fr20
Purchases

Price Price Annuat

1100%} IBI. Share]l  Passing Rent
Since 1 April 2019 - Sector JEmo ™ Em
Completed
West One Offices 217 54 ?
6 Orsman Road, Haggerston Offices 32 32 2
Aldgate Place, Phase 2 Residential 19 19 -
Former ToysRus unit, Stockton-on-Tees Retail 8 8 -
Sainsbury's, Burton upon Trent Retail 5 5 i
Total 281 118 5

1 BL share of annualised rent topped up for rent frees

British Land Annual Report and Accounts 2020 213



OTHER INFORMATION (UNAUITED] CONTINUED

Portfolio Valuation by Sector

Chinge%‘ e
JVs &
Group Funds Total

At 31 March 2020 £m £m £m 77H| H% o FY,
West Eng 4.151 53 4204 G 15 14
City 300 2,269 2569 1.3 25 a7
Offices 4,451 2,322 6,773 0.4 1.9 23
Retall Parks ) 1,115 724 1839 (12.4) (18 &) (28.7]
Shopping Centre 753 757 1,510 [11.8) {19.8} (29 2)
Superstores 89 - 89 (1.5} (7.7) (4 7]
Department Stores 33 - 33 (10.5] (33.3) (40.3)
High Street 133 1 134 (9.7] (1.0l (19.8i
Leisure ZuYy 4 Lot [¥R <1 o4 [y
Retail 2,372 1,501 3,873 (10.7) (18.2) (26.1)
Residential? ] 147 - 147 (2.1 (0.6) (2.7)
Canada Water 364 - 364 12.4 (1.6] 9.8
Total ' 7334 3,823 11,157 [4.3) (63 11011
Standing Investments 6,593 3,432 10,025 (5.2} (7.4 {12.0)
Developments ' 741 391 1,132 Lé 23 65

1 Valuation movernent during the year [after taking account of capital expenditure) of properties held at the balance sheat date, including devetopments (classifred by end

usel, purchases and sales
2 Stand-alone residential

Gross Rentat Income’

12 months to 31 March 2020

Annuatised as at 31 March 2020

JVs & Jvs &
Accounting Basis €m Growp  ___ Funds | Total Group Funds Totat
WestEnﬁ 155 1 156 144 2 146
City 15 69 84 7 63 70
Uthices 170 70 240 131 &5 214
Retail Parks 94 58 152 90 55 145
Shopping Centre b4 52 116 61 49 110
Superstores 5 5 10 5 2 7
Department Stores 7 - 7 5 - 5
High Street 6 - 3 6 - 6
Leisure 15 1 16 14 1 15
Retail 191 11é 307 181 1497 Z88
Residential? i B 4 - 4 4 - 4
Canada Water 9 - 9 8 B - 8
Total o 374 186 540 344 172 514

1. Gross rental incame wiil differ fram annualised valuation rents due Lo accounting adjustments for iked & rminimurm contracted rental upbits and lease incentives

2 Stand-alane residential
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Portfolio Net Yields'~

EPRA topped Overall Net equ:val:i: Net
EPRAmet  upnet:nitial topped up net equivatant yield reversionary ERY
intial yield yield initial yield yield moverent yield Growth
As at 3t March 2020 _ e kg G i bps Yo %’
West End 35 4.1 4.1 43 - 4.8 2.4
City 3.7 4.0 4.0 45 (14} 53 4.5
Offices B 3.4 4.1 4.1 4.4 14) 5.0 3.2
Retal Parks - 7.0 7.2 73 7.0 17 58 (13.6)
Shopping Centre 6.1 6.2 6.3 b4 99 b.4 {10.2]
Superstore 69 6.9 49 5.7 38 5.6 {9 8]
Department Stere 156 156 229 9.2 185 104 (19.8]
High Street 38 410 40 55 57 59 [ 8]
Leisure 53 54 60 58 22 5.1 [12]
Retail o 65 b 6.9 6.6 101 6.5 (11.7)
Canada Water S - 34 3.4 3.4 4.0 25 4.0 (5.8)
Total 4.6 5.1 5.2 5.2 38 5.5 14.7]
On a proportionally consalidated basis including the Group's share of joint ventures and funds
T Including notional purchaser’s casts
2. Excluding commutied developments, assets held for development and residential assets
3 Inctuding rent contracted from expiry of rent-free periods and fixed ughfts not in heu of rental growth
4 Includmg fixed/minimum uptifts [excluded from EPRA defirstion)
5 As calculated by IPQ
Total Property Return {as calculated by IPD)
12 monthsto 31 March 2020 Officas Retail Total
o Briushiand —IPD Baushland  IPD  Broshiand  IPD_
Capital Return 25 (0.5) i27.3) (14.5) 1103 (4.8)
- ERV Growth 32 1.3 (11.7) (5.8 (4.7] (1.0]
- Yield Movernent l4bps] [2bps) 101bps 59bps 38bps 18bps
Income Return L 3.1 38 6.2 54 43 4L
Total P'ruperty Return 5.7 3.3 {22.6) (9.8] 16.4) (0.4
Un a proportionally consalidated basis including the Graup's share of joint ventures and funds
1 MNet equivalent yield movement
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OTHER INFORMATION (UNAUDITED] CONTINUED

Top 20 Tenants by Sector

Asal3i March 2020
Retail

Tesca plc!

Next plc
Kingfisher
Walgreens [Boots]
M&S Plc

J Sainshury
Dixons Carphone
Debenhams

Fracarc

JD Sports
TJX{TK Maxx)
Arcadia Group
New Look
Asda Group
Virgin

TGl Fridays
Steinhoff
H&M
Hutchison Whampoa Ltd
DFS Furniture

s of

retailrent

78
A9
36
a5
28
26
25
25
e
77
21

~ Offices.

Facebook

Government

Dentsu Aegis?

Visa

Herbert Smith Freehills
Gazprom

Microsoft Corp
Vodafone

Tultatt Prohan
Deutsche Bank
Henderson

Reed Smith

The Interpublic Group [McCann]
Mayer Brown
Skyscanner

Mimecast Ltd

Credit Agricole

Aramco

Kingfisher

Monzo Bank

% of
office rant

78
6.4
44
4.0
3.2
25
2.4
2.0
70
1.9
1.7
1.7
1.6
1.4
1.3
1.3
1.2
1.2
1.2
1.1

1 Includes £3 4m at Surrey Quays Shopping Centre

2 Taking into account their pre-let of 310,000 sq ft at 1 Triton Square, % of contracted rent would rise to 13 0% As part of this new letting, Dentsu Aegis have an option to
return their existing space at 10 Triton Street 1n 2021, If this optien 15 exercised, there 15 an adjustrent to the rent free period in respect of the tetting at 1 Tniton Square

to compensate British Land
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Major Holdings

As at 31 March 2020

Broadgate

Regent's Place
Paddingten Central
Portman Sguare
Meadowhall, Sheffield
Drake's Circus, Plymouth
Teesside, Stockton
Ealing Broadway

Glasgow Fort

Bl MAmrmmy Cmn s
. N It

BL Share sqft
% 000
50 4468
00 1,740
100 958
oo 134
50 1,500
100 1,190
100 269
100 540
78 510

[ LA

Rent [100°%]

162
80
46
10
87
20
14
15
20

1/

fmpa’-

Qccupancy Lease
rate_”_fn‘" : t_ef\_g:h_y_rsl"
969 63
97.1 53
97 6 5.8
1000 5.4
96.1 4.9
701 63
96.5 38
92.1 38
96.1 57

ar 7 o7

1 Annualised EPRA contracted rent including 100% of Jont Ventures & Funds
2 Includes accommodation under offer or subject to asset management

3 Weighted average to firs! break

4 Excludes committed and near term developments

Lease Length & Occupancy

As at 21 March 2020
West End

City

Offices

Retail Parks
Shopping Centre

Superstores
Department Stores

High Street

Leisure

Retail _
Canada Water

Average tease length yrs

Total

Occupancy rate %

EPRA
Ta einlr}t ; _Ie _brf_a_g_________Dccupancy Occupancy ©
Y 5.4 97.6 97.7
7.5 6.3 85.4 ?6.6
68 5.7 929 973
6.8 5.5 F4.1 74,1
6.6 5.2 94.2 256
6.9 6.8 100.0 1000
181 91 7.9 ?27.%
4.7 4.0 91.7 92.1
14.4 14.3 93.1 231
7.3 5.9 94.2 95.7
ts 47 .7 919
70 5.8 93.6 94.6

1 Space ailocated to Storey 15 shown as occupied where there 1s 3 Storey tenant ir place otherwise it 1S shown as vacant Total occupancy would rise from 96 6% to 97 1% 1f

Storey space were assumed to be fully let
2 Inctudes accommodatien under offer or subject tc asset management

3 Where occupiers have entered administration or CVA but are still Liable for rates, these are treated as occupied Reflecting units currently occupied but expected to

become vacant, then the occupancy rate for Retaill would reduce from 95 7% to 94.7%, and total nccupancy would reduce fram 96 6% to 96.0%
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OTHER INFORMATION (UNAUDITED] CONTINUED

Partfolio Weighting

201% 2020 2020
Asat 31 Mareh N . [ . h e km
West End 330 377 4,204
ity 18.2 23.0 2,569
Offices B B 51.2 60.7 6,773
Retail Parks 210 185 1.839
Shopping Centre 17.2 135 1510
Superstores 2.7 08 8%
Department Stores 0.6 0.3 33
HLgh Street 1.4 1.2 134
Leisure 2.4 2.4 268
Rpta‘l P ~ie] ar T o B = Ly e ]
Residential’ ) 1.0 1.3 147
Canada Water ] 25 a3 364
Total ] 100.0 1000 11,157
London Weighting 61% 1% 7,878
1. Stand-alone residential
Annualised Rent & Estimated Rental Value [ERV)

O A nnu_a_l_ifgd rent Ivailr\r.lra’:ign__t_)asis] m' B ERY £m . Average renlgpsf

As at 31 March 2020 e o Group  JVskFunds | _Tetal Total __ Contracted®  ERV
West End’ ’ o 136 2 138 191 628 69.4
City* ) b4 70 118 503 63.1
Offices’ 142 66 208 309 580 669
Retail Parks ) ) i 91 58 149 140 250 229
Shopping Centre 62 51 113 116 297 29.9
Superstores 7 - 7 5 210 171
Department Stores A - 6 4 646 4.6
High Street 6 - & g 131 18.4
Leisure 14 1 15 15 171 163
Retail 184 110 296 289 241 23.0
Residential* ' B - 4 - 4 4 447 37.4
Canada Water® ' ) 8 - 8 9 177 205
Total ' ' ' ' 340 174 514 611 30.9 T334

1 Gross rents plus, where rent reviews are outstanding, any Increases to ERY (as determuined by the Group’s external valuers), less any ground rents payable under head

leases, excludes contracted renl subject o rent free and future uplift
Annualised rent, plus rent subject to rent free

Epsf metrics shown far office space only

Standalone residential

Reflects standing investrment only

UT & G 1w
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Rent Subject to Open Market Rent Review

For period to 31 March 2621 2022 2023 2024 2025 2021-23 2021-25
Asat 31 March 2020 _ £m £m £m _fm £m £m o Em
West End 17 g 23 7 16 49 72
City 1 - 15 " " 37
Offices o 28 g 23 22 27 40 109
Retail Parks 17 11 14 6 6 42 D4
Shopping Centre 12 7 12 7 4 31 42
Superstares - - - 1 3 - 4
Department Stores - - 1 ? - 1 3
High Street - - 1 - - 1 1
Leisure - - - - 1 - 1
Retail ~n e " M s " ne
Residential - 1 - - - 1 1
Canada Water' - - - - - _ -
Total 57 28 51 38 41 136 215
On a propertionally consclidated basis including the Group's share of joint ventures and funds
1 Reflects standing investment only
Rent Subject to Lease Break or Expiry
For period to 31 March 2021 2022 2023 2024 2025 2021-23 2021-25
As at 31 March 2020 £m £m £m £m £m m £m
West Fnd 13 29 17 14 16 5% 89
City 12 3 4 12 ) 19 37
Offices B . 25 32 21 26 22 78 126
Retail Parks 17 11 16 25 12 LA 81
Shopping Centre 14 14 14 14 7 42 63
Superstores - 2 - - ? 2
Department Stores - 3 - - - 3 3
High Street ? 1 1 1 1 4 6
Leisure - - - - - - -
Retail 33 29 33 40 20 95 155
Residential 3 - - - - 3 3
Canada Water' ’ oY _ v 2 __ - _3 5
Total 62 62 55 68 42 179 289
% of contracted rent 10.9 10.8 9.6 11.8 7.4 31.3 50.5
On a proporiienally consalidaled basis including the Group's share of joint ventures and funds
1 Reflects standing investrment only
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OTHER INFORMATION [UNAUDITED) CONTINUED

Recently Completed and Committed Developments

BL Share 100% sq ft PC Calendar Cuvr;[el:wgt Costtocome ERY Lot
Asat 31 March 2020 ———— __Sector % Lo Year  Em _fm o tw o Em
1 Finsbury Avenue Office 50 287 Q12019 17'1" T - 83 70
135 Bishopsgate Office 50 335 Q12020 214 - 9.7 87
Plymouth (Leisure] ~ Retail too 108 Q42019 26 2 1.8 1.2
Total Recently Completed 730 411 2 198 189
100 Liverpool Street Offrce 50 524 Q32020 378 27 193 15.4
1 Triton Square’ N __ Dffice 100 366 Q22021 385 49 22.6 21.8
Total Committed 890 763 76 41.9 37.2
Other Capital Expenditu-re“ 57 -

1
2
3

4

Frorn 1 April 2020 Cost to come excludes notional interest as interest |s capitalised indwidually on each development at cur capitalisation rate
Esurnated headline rental value net of rent payable under head leases [excluding tenant ncentives).
ERV let & under offer of £21 8m represents space taken by Dentsu Aegis As part of this letting, Denlsu Aegis have an option to return their existing space at 10 Triten
Street n 2021 If this oplion 1s exercised, Lhere 15 an adjustment 1o the rent free peniod in respect of the letting at 1 Triton Square to compensate Briush Land

Capex cornmitted and underway within our investment portfolio relating to leasing and assel management

Near Term Development Pipeline

Current Let & Under

BL Share 100% sq ft  Earliest Start Value Costto Come ERV Offer
As at 31 March 2020 . Sector e ‘000 OnSite em & L Em  Planning Status
Norton Folgate Office 100 336 Q32020 95 280 220 - Consented
1 Broadgate Office 50 538 Q22021 96 230 200 - Consented
Aldgate Place, Phase 2 Residential 100 133 Q42020 37 95 7.0 Consented
Total Near Term 1.007 228 405 49.0 - S
Qther Capital Expenditure’ 27

1

? Estimated headline rental value net of rent payable under head leases [excluding tenant incentives)

From 1 Aprit 2020 Cost to come excludes notional interest as interest 1s capitalised indmvidually on each development at our capitalisation rate

3. Forecast capital commitments within aur investment partfalio over the next 12 months relating to leasing and asset enhancement

Medium Term Development Pipeline

BL Share 100% Sq fi
As at 31 March 2020 e e . Seutar Yo 00¢  Planning Status
SR\;gTdom Street! Office o 00 438 Submitted -
2-3 Finsbury Avenue Office 50 5463 Consented
Eden Walk Retail & Residential Mixed Use 50 452 Consented
Ealing - 10-40 The Broadway Retall 100 303 Pre-submission
Gateway Building Leisure 100 105 Consented
Canada Waier: Mixed Use 00 5000  Resolution 1o grant planning
Tetal Medium Term 5,861

1

Planring consent for previous 240,000 sq ft scheme

2 On drawdown of the Master Davelapment Agreement, ownership reduces to 80% with LBS owning 20% LBS ownership wilt adjust cver ime depending on level of

investment by Sauthwark
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SUSTAINABILITY PERFORMANCE MEASURES

Sustainability performance measures

We report on all assets where we have day-to-day operational or management influence [our managed portfolio) 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 portfclio comprised 83% of our assets under

management. Please see the scope column fer indicator-specific reporting coverage.

Selected data has been independently assured since 2007. Selected data in the Sustainability Accounts for 2020 has been

independently assured by DNV GL in accardance with [SAE 3000 (Revised].

2020 sustainability strategy performance

Aligned to the corporate strategy, our sustainability strategy is built arcund four focus areas, which address major social, economic
and environmental trends to create value for our stakeholders and the business. Here is an overview of our recent performance.

For our full methodology, more detailed data and the 2020 DNV GL assurance statement, please see our Sustainability Accounts 2020

Al WW. LT L stialid . Lai/dald.

Overail

Indicatars’ 2020

Continued inclusicn in three out of four sustainability indices: DJSI Europe., 414 4fh 7 -

DJSEWorld, FTSE4Good and GRESB

Major devetopments on track to implement Sustélrrurablhty Brief o 100% C100% 22{2?

Wellbeing (.o or et s e

Indicators’ o o 2020

Deliver a WELL certified cornmercial office to shell and core, and set corporate

policy for future developments ) ) ~ Deliver  Ontrack On track -

Develop and pilot retail wellbeing specification N N 7”’77 Delver  Completed  In progress -

Increase the sense of wellbeing for shoppers, retailers and occuplers at our places Increase 85% 84% -

Define and trial a meitrhodology%or rﬂieersﬁrlng producrtil\nty in offices B Deliver Completed Completed -

Research and publish on how development design impacts public health outcomes  Deliver Completed Completed -

Pitat interventions to improve local air quality o - ) 3 2 In progress -

Injury Incidence Rate [RIDDOR) Offices 33.96 1477 4o/dé
o - _ Retal _ o 0.00 oov o 57/a7

Injury Frequency Rate (RIDDOR) Developments 0.04 012 49/52

&>

Community i e 1

Implement cur Local Charter at key assets and major developments 100% 94% 92% -

British Land employee skills-based volunteering 20% 19% 17% -

British Land employee volunteering ) ) ~ ) o 90% " 6B% 81% -

Community programme beneficianes 40,076 36,338 -

gﬁureproof;’ng NTRLEN S NPT e

Indicaters T 2020

Current new developments on track to achieve BREEAM Excellent for Offices and

Excellent or Very Good for Retail 100% 1006% 92% 100%

Carbon {Scope 1 and 2] intensity reduction versus 2009 [index scored] o 55% 73% b4% 73/73

Landlord energy intensity reduction versus 2009 (index scored] i 55% 55% Zl;_"/u__ 73/73

Electricity purchased from renewable sources o _100% 96% F6% 102/106

Average reduction in embodied carbon emissions versus concept design

on mejor developments - o 15%  1&6% 10% -

Waste diverted fror landfill: managed properties and developments 100% O 99% 99 6% 133/141

Portfolio with green building ratings (% by floor area) 23% 18% 100%

Energy Performance Certificates rated £ or G {% by floor area) B n 5% 5% 2587/3—666

P livtio al lagl (15 ui fioud (30 by vaius) N - Z 5 174174

Htgh flood risk assets with flood management plans [% by value) 100% 100% 7/7

1 Inthis financial year we were listed in DJSI 2019 World and Europe, awarded a green star in GRESB 2019 and ranked in the top 98™ percentile of FTSE4Good 2019
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SUSTAINABILITY PERFORMANCE MEASURES CONTINUED

/S

Skills and opportunity ii ;. ot 1

2020

indicators o e o L o
People gugp_brted Into ermployment [cumulative) 1,700 71,765 1232 L -
Strategic suppliers agreed with terms of our Supplier Code of Conduct 100% 96% 53% _
Prtoritlséﬁjppiler workforce who are apprentices 3% 2.1% 7.4% 147/278
Pilat é-L|ving Wage Zone at a London campus Deliver Piloted In prog-r_ég_ -
Workforce p_:;i\d at least Living Wage Group employees 100% " 100% ©100% B -
Foundation rate Supplier workforce at managed o o
) _ properties 78% 66% 101/101
Developments supply chain spend within 25 miles 66% 66% 910

EPRA best practice recommendations on sustainability renortina

We have received Gotd Awards for sustainability reporting from the European Public Real Estate Association [EPRAI, eight years
running. For our full EPRA sustainability reporting, methedology and the 2020 DNV GL assurance statement, please see our

Sustainability Accounts 2020 at www.britishland.com/data.

Selected data has been independently assured since 2007. Selected data in the Sustainability Accounts for 2020 has
been independently assured by DNV GL in accordance with the International Standard on Assurance Engagements (ISAE]

tras

3000 revised — Assurance Engagements other than Audits and Reviews of Historical Financial Information’ {revised|, ~3BPR
issued by the International Auditing and Assurance Standards Beard.
Environmental’ e o
\ndicators B S —— e S
Total eLect_ncity consumption (MWh] 151,504 154,532 162,833 102/106
Total district heating and cooling consumption (MWH) o - 0 0 -
Total fual consumption {MWh] 37,156 36,290 37500 ~ 81/85
Building energy Intensity {kWh} Offices [per rmv) ) 162.99 136 40 145.77 31/31
Retail - enclosed [per m’] 132.10 149.02 156,48  B/8
) Retail - open air [per car parking space) 160.46 161.06 168.13 34134
Total direct [Scope 1] greenhouse gas emissions [tonnes 0O, 6,945 4556 6,967 81/85
Total indirect [Scope 2] Location based ) ] 15,373 20258 27301 102/106
greenhouse das emissions
[Vtonneﬂs CO.e) Market based 669 1,549 1,875 102/106
Greenhouse gas intensity from Dffices (per m? 0.032 0.044 0.055 31/31
building energy consumption Retall - enclosed [per méj 0.037 0.043 0.056 8/8
E[O””es COel _ Retall - agen air [per car parking space] ~ 0D.044 0.049 0062 34734
Tatal water consumphion [m?] ) 81'4,6587 553,282 816‘22} 54/7
Building water intensity (m?) Offices [per FTE] ) 12.1 14.09 15.56 30/30
Retail - enclosed [per 10,000 visitors) 135 nr Nr 8/8
Retail - open air [per 10,000 visitors) 77 15.4 nr Nr 1819
Total non-hazardous waste by 10,065 10,818 11,207 T
disposal route (tonnes and %) Re-used and recycled ) _ 58% 57% 56% 85/90
7,368 8.182 - 8,887
Incinerated 42% 3% 4% 85/70
2 2 b
o Landfilled 0% 0% 0%  85/90
Total hazardous waste 8 5
by disposal route {tornes and %] Re-used and recycled 84% 44% nr 85/90
2 7
Incinerated ) 16% 56% nr 85/90
[o; 0
B ) Landfilled 0% 0% nr 85/90
Sustainably certified assets - AtoB 25% 22% 23%  2587/3006
Energy Performance Certificates Gy £ 70% 73% 72%  2587/3006
(% by flocr areal FloG 5% 5% 5% 2587/3006

1 As per EPRA pest prachice recarmmendations, total energy and water data covers energy and water procured by British Land Energy and carbon intensity data covers
cammon parts and shared services for Offices and common parts for Retail Waler intensily data covers whole buildings for Offices and comrmon parts for Retail.

Per m’ comprtses net internal areas for Offices and cornrnon parts for Retail
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Social

!ndnca!ers - - N o o S
Employee dversity - gender Male 49% 48% ol -
) Fernale L o 51% 52% 49% -
Employee gender pay ratto [median  Executive Directors - - - - -
remuneration, femate ta male Senior rnanagement 89% 87% B9% -
B Middle and non-management 71% 7Y 69% -
Employee training - average hours _ L S 23.6 134 14.2 -
Employee annual performance review 100% C00% __7 100% -
Employee new hires rate - 12% 17% 0% -
Employee turnover - departures rate 12% 19% 15% o
Employee health and safety Absentee rate 1% 1% 1% R
Injury frequency rate 0 0 0 -
Lost day rate 0 ) 368 o 0 .
L Work-related fataliies 0 0 0 -
Asset health and safety Proportion subject to health 100% 100% 100% 100%
and safety review (%) _
Incidents of non-compliance B o 0 0 100%
Progress implementing our Implement our Local Charter at key assets Charter
Local Charter at key assets and and major developments [% progress] 4% 9% updated -
major developments Proportion of managed portfolio [floor areal 80% 83% - 1014101

where Local Charter or other community
activity implemented

Gavernance

lndicators

Annual Repori and Accounts

Compositbﬁ of theﬂiti;héns_tmg overnance body

Tenures of Non-Executive Directors page 107. )

Nomrlrnatmg and selecting the h|ghést gS{fE}néBc_é bedy
Corporate-level performance

Appointment process for new directors page 106.

Process for managing conflicts of interest

Board procedure for managing conflicts of
interest page %9.
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TEN YEAR RECORD

The table below summarises the last ten years’ results, cash flows and balance sheets.

2020 2019 2018 2017 20146 2015 2014 2013 2012 2011
e ; Em £m gm __ tm_ tm  Em £m _fm Em _.tm
Income’ L S _ o
Gross rental income ~ BéC 576 613 643 654 7618 597 567 572 541
Net rental income 478 532 576 410 620 585 562 541 544 518
Net fees and other income 13 10 15 17 17 17 15 15 17 18
Interest expense [net) (1111 [121] [128) {151 (180} (201) (202) 1204 [218) (212}
Administrative expense ~ {74) (81 (83} {26) [94) (88} (8} 78} 76} le8)
Underlying Profit 306 340 380 3%0 363 313 297 274 269 2hé6
Exceptional costs
(not included in Underlying Profit] - - - - - - - - - -
MNuiwande Aarlnrad 170 elele) Qﬂ? 0L Q7 977 TLL :)’)/ a1 221
Summarised balance sheets
Total properties at valuation”* 1MA77 12316 13716 13940 14,648 13,677 12040 10499 10337 ?.572
Net debt 13,854)  [3521) (3973 4223) (4.765) [4918) [4890)  (4.266)  (4690) (4,173
Other assets and labilities (110} (146) (183} (219 191 274 (123)  (284) (266] (298]
EPRA NAV/Fully diluted adjusted N
net assets 7,213 3,649 9,550 9,498 10,074 9,035 7,027 5,967 2,381 510
Cash flow movement - Group only
Cash generated from operations 404 617 351 379 3s1 318 243 197 21 182
Other cash flows from operations 29} (4] 2 (18) (47 (33} (2] (7 5) 28
Net cash mflow from -
operating activities 375 413 353 363 294 285 219 190 206 210
Cash (outflow] inflow from capital
expenditure, investments,
acquisitions and disposals (361) 187 346 470 230 (111] (660} (202) (947) (240
Equity dividends paid o f295) (298} (304) (295) (235) (228) 1159} (2G3) 1212) (139]
Cash inflow [outflow] from
management of iquid resources
and financing _ 232 {365} {404) {(538) [283) 20 607 213 430 157
[Decreasel increase in cash® [49) 137 (9 - 6 {34} 7 (2 77 12
Capital returns
[Reduction) growth in net assets? [16.6)% (9.5)% 0.7% 5.7)%  11.5% 28.6% 17.8% 10.9% 5 5% 15.7%
Total return (11.01% (33]% 8.9% 2.7% 14.2% 245% 20.0% 4.95% 2.5% 17.7%
Total return - pre-exceptional [11.0)% (3.31% 8.9% 2.7% 14 2% 24.5% 20.0% 4.5% 9.9% 17.7%
Per share information _ B o )
EPRA net asset value per share T74p 70op 967p 915p ?19p 829p 488p  5%p 595p  bh67p.
Memerandum
Dwidends declared in the year 16.0p 31.0p  30.7p 29.2p 284p  277p 27.0p 26.4p 261p  260p.
Dwidends paid in the year _ 31.5p 30.5p 29.6p  288p 28.0p 273p 26.7p 263p 260Gp  260p
Dituted earnings
Underlying EPRA earnings per share 32.7p 34 9p 37.4p 378p 34.1p 30.6p 29.4p 30.3p 29.7p 285p
IFRS [lossl earnings per share® (110.0)p (300)p  485p 147 M9.7p  1673p  110.2p 315p 53.8p 95.2p

1 Including share of joint ventures and funds
2 Represents movement In diluted EPRA NAV
3
4
5
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Including surplus over baok value of trading and development properties
. Including restatement in 2016 and exceptional finance costs in 2009 £119m
Represents movement in cash and cash equivalents under IFRS and movemnents in cash under UK GAAP



SHAREHOLDER INFORMATION

Analysis of sharehoiders - 31 March 2020

Number Balance as at

w2 ofboldings % 3iMach2028 %
1-1.000 4955 5458 2100543 022
1.007-5,000 2636 2904 5804849 062
5,001-20,000 637 702 6317738 0.7
20,001-50,000 232 256 7.439,394 0.79
50,001-Highest 618 681 916275573 97.49
Total 9078  100.00 937.938.097 10000
Halder type

Indwiduals 5580 6150 10,116,522 1.08
Nominee and

[IRR-JFAVERIVIRT- N}

investars 3498 3850 927.821.575 9892
Total 9078 10000 937.938097 10000

1 Excluding 11,266,245 shares held i treasury

Registrars
British Land has appointed Equiniti Limited [Equiniti] to

administer its shareholder register. Equinit: can be contacted at:

Aspect House
Spencer Road
Lancing, West Sussex BN99 6DA

Tel: 0371 384 2143 (UK callers]
Tel: +44 (0]121 415 7047 [Qverseas 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:

- wview your British Land shareholding online
- update your details
- elect to receive shareholder mailings electronically

Equimitiis also the Registrar for the BLD Property Holdings
Limited Stock.

Share dealing facitities

By registering with Shareview, Equiniti also provides existing
and prospective UK shareholders with a share dealing facility for
buying and selling British Land shares online or by phane.

For rore information, contact Equiniti at www.shareview.co.uk/
dealing or call D845 603 7037 (Monday to Friday excluding public
holidays trorm 8.30am te 4.30pm). Existing British Land
shareholders will need the reference number given en your
share certificate to register. Similar share dealing facilities are
provided by other brokers, barks and financial services.

Woebsite 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 wehsite can be
accessed at www.britishland.com.

British Land encourages its shareholders to receive shareholder
cormmunications electromically. This enables shareholders

to receive information quickly and securely as well as in a

more environmentally friendly and cost-eftective manner.
Further information can be obtained from Shareview or the
Sharehelder Helpline.

ShareGift

Shareholders with a small number of shares, the value of
which makes it uneconomic to sell them, may wish to consider
donating their shares to charity. ShareGift is a registered
charity (No. 1052686) which collects and sells unwanted shares
and uses the proceeds to support a wide range of UK chanties.
A ShareGift donation form can be obtained from Equiniti.

Further information about ShareGift can be obtained from their
website: www.sharegift.org.

Honorary President

In recognition of his work building British Land into the industry
leading company It 1s today, Sir John Ritbiat was appointed as
Honorary President on his retirement from the Board in
December 2006.

Registered office

The British tand Company PLC
York House
45 Seymour Street, London WiH 7LX

Telephone: +44 (0)20 7486 4466
Registered number: 621920

Website: www . britishland.com
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SHARFHOLDER INFORMATION CONTINUED

Dividends

As a REIT, British Land pays Property Income Distribution [PID]
and non-Property Inceme Distribution {non-PID) dividends. More
information on REITs and PIDs can be found in the Investors
section of our website at www. britishland.com/investors/dividends.

British Land dividends can be paid directly into your bank or
puilding society account instead of being despatched to you by
cheque. More information about the benefits of having dividends
paid directly into your bank or building society account, and the
mandate form to set this up, can be found in the Investors
section of our website at www.britishland. com/investers/
dividends/dividends-direct-to-your-bank.

DU LAVIUROIG Duleing

British Land may offer shareholders the oppartunity to
participate in the Scrip Dwidend Scheme by offering a

Scrip Alternative to a particular dividend from time to time,
The Scrip Dividend Scheme allows participating shareholders
to receive additional shares instead of a cash dividend.

For more information please visit the Investors section

of our website at www britishland com/investors/dividends/
scrp-dividend-scheme.

Unsalicited mait

British Land s required by law to make tis share register
available on request to other ocrganisations. This may result in
the receipt of unsclicited mail. To limit this, shareholders may
register with the Mailing Preference Service. For more
information, or tc register, visit www.mpsonline.org.uk.

Sharehaolders are also advised to be vigilant of share fraud which
includes telephone calls offering free investment advice or
offers to buy and sell shares at discounted or highly inflated
prices. If it sounds too good to be true, it often 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 4768.
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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 corperate group on the gualifying property rental business
but is Instead deducted from distnbutions of such income as
Property Income Distributions to shareholders. Any income
which does not fall within the REIT regime is subject to tax
within the Group in the usual way. This includes profits on
property trading activity, property related fee income and
interest income. We continue to pass all REIT tests ensuring
that our REIT status is maintatned.

Wa winrk praactivaly and ansnbs tn maintain a conetrictive
relationship with HMRC. We discuss rmatters 10 real-time with
HMRC and disclose all relevant facts and circumstances,
particularly where there may be tax uncertainty or the law is
unclear. HMRC assigns risk ratings to 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 inforrmation on our Tax Strategy can be found in Qur .
Approach to Tax Strategy at www britishland com/governance.



Forward-looking statements

This Annual Report contains certain [and we may make other
verbal or written|] forward-looking™ statements. These forward-
looking statements include all matters that are not historical
fact. Such staternents reflect current views, intentions,
expectations, forecasts and beliefs of Bntish Land concerning,
among other things, our markets, activities, prejections,
strategy. plans, initiatwes, ohjectives, performance, financial
condition, hiquidity, growth and prospects, as well as
assumptions about future events. Such ‘forward-locking’
statements can sometimes, but not always, be identified by their
reference to a date or pomt n the future, the future tense, or the
use of forward-locking” terminology, including terms such as
pelieves, considers, estimates, anticipates, expects,
forecasts’, intends’, ‘continues’, 'due’, ‘potential’, ‘possible’,
‘plans’ ‘seeks’, ‘projects’, ‘budget’, ‘goal’, ‘quidance’, trends’,
‘future’, ‘outlock’. ‘schedule’, target’, ‘aim’, ‘may’, likely to’,
‘will’, ‘would’, 'could’, 'should’ or similar expressions or in each
case their negative or other variations or comparable
terminology. By their nature, forward-looking statements
involve inherent known and unknown risks, assumptions and
uncertainties because they relate to future events and
circumstances and depend on circumstances which may or may
not occur and may be beyond aur ability to cantral, predict or
estimate. Forward-looking statements should be regarded with
caution as actual outcomes or results, or plans or objectives,
may differ materially from those expressed in or implied by such
statements. Recipients should not place reliance on, and are
cautioned about relying on, any forward-looking statements.

Important factars that could cause actual results (including the
payment of dividends), performance or achieverments of British
Land to differ materially from any outcomes or results
expressed or implied by such forward-looking statements
include, ameng other things: (al general business and political,
social and economic conditions glebally, {b) the consequences of
the referendum on Britain leaving the EU. [¢] industry and
market trends lincluding demand in the property investment
market and property price volatitity), [d) competition, (el 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
Trustl, (gl inflation and consumer confidence, [h] labour
relations and work stoppages, I natural disasters and adverse
weather conditions, [j} terrorism ang acts of war, (k] British
Land's overall business strategy, risk appetite and investment
choices in its portfolic management, () legal or other
praceedings against or affecting British Land, [m) reliable and
secure |T infrastructure, [n] changes in occupier demand and
tenant default, (o] changes in financial and eguity markets
including interest and exchange rate fluctuations, (p] changes in
accounting practices and the interpretation of accounting standards,
(g) the availability and cost of finance and {r] the conseguences
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-locking statements in this Annual Report,
or (ne grilish Land website or made supseguently, which are
attributable to British Land or persons acting on its behalf,
should therefore be construed in light of all such factors.

Inforrmation contained in this Annual Report relating to British
Land or its share price or the yield on its shares are not
guarantees of, and should not be relied upon as an indicator of,
future performance, and nothing in this Annual Report should
be construed as a prefit forecast or profit estimate, or

be taken as implying that the earnings of British Land for the
current year or future years will necessarily match or exceed
the historical or published earnings of British Land. Any
forward-looking staternents made by or on behalf of British
Land spezak only as of the date they are made. Such forward-
looking staternents are expressly qualified in their entirety by
the factars referred to above and no representation, assurance,
guarantee or warranty is given in relation to them [whether by
DI iUsl Laild Ul dily ul Its dssucidles, Ll el s, Uliieel s,
employees or advisers], including as to their completeness,
accuracy, fairness, reliability, the basis on which they were
prepared, or their achievernent or reasonableness.

Other than in accordance with our legal and regutatory
obligations (including under the UK Financial Conduct
Autherity’s Listing Rules, Disclosure Guidance and
Transparency Rules, the EU Market Abuse Regulation, and the
requirements of the Financial Conduct Authority and the Londen
Stock Exchangel, British Land does not intend or undertake any
obligation to update or revise publicly forward-looking
statements to reflect any changes in British Land's expectations
with regard thereto or any changes in information, events,
conditions, circumstances or other information on which any
such staterment is based (regardtess of whether thase forward-
looking statements are affected as a result]. This document
shall not, under any circumstances, create any implication that
there has been ne change in the business or affairs of British
Land since the date of this document or that the information
contained herein s correct as at any time subsequent to

this date.

Nothing in this docurment shall constitute, in any jurisdiction,

an offer or solicitation to sell or purchase any securities or ather
financial instruments, nor shall it constitute a recommendation,
invitation or inducement, or advice, in respect of any securities
or other financial instruments or any other matter.

The Annual Report has been prepared for, and only for, the
members of British Land, as a body, and no other persons.
British Land, its Directors, officers, employees or advisers do
not accept or assume respensibility to any other person to who
this document is shawn or into whese hands it may come, and
any such responsibility or Liability 1s expressly disclaimed.
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