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$2.UNG

Underlying EPS
32.7p
EPRA NAV per share

774p

Total accounting return

(11.01%

IFRS EPS

l110701p

Senior unsecured
credit rating

A

Customer
satisfaction

8.3

Preseatation of financiat information

{FRS Loss after tax

£(1,114)m

Underlying Profit

£306m

IFRS net assets

£7,147m

Dividend per share

15.97p

Carbon intensity reduction
versus 2009

73%

Bright Lights skiils and
employment programme

504

people supported with work

The Group financial stalements are prepared under IFRS where the
Group's interests in jont ventures and funds are shown as a single ting
iern on the intome statement and balance sheet and all subsidiaries are

consclidated at 100%

Management considers the businass prncipally on a proportionaly
consolidated basis when setting the strategy, determining annual priariues,
making investment and inancing decisions and reviewing performance
This includes the Greup's share of joini ventures and funds on a Lne-oy-line
basis and excludes non-controlling interests in the Group's subsidiaries
The financral key performance indicators are also presemied on this basis
Refer tg the Financial review for 3 discussion of the (FRS resulis

We supplement our (FRS figures with non-GAAR measures, which management

uses internally IFRS measures are (abelled as such See our supplementary

disclosures which start on page 207 for
found at www britishtand com/glossary

Integrated reporting

reconsiiabons, and the glossary

We iniegrale sooal and environmental information throughout this Repartin
lne with the Internauanal integrated Reporting Framawork This reflecls

how susiainability 15 integrated into our

placermaking sirategy, governance

and business gperatrons Our industry-leading sustainability strategy 1s a
powerful taol to delver lasting value for alt aur stakehalders

Disclaimer, This Report was signed off by the Board on 24 May 2020



At British Land, our purpose is to create and FLACES
manage outstanding places which deliver
positive outcomes for alt our stakeholders on a

fhaistanding ploves which
long term, sustainable basis. pricelie g posidive condribuiion

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

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

Our customers
Communities, partners and suppliers
Our people

Shareholders

Dealing with Covid-19

Since March 2020, cur business has been focused ar responding to the
Covid-19 crisis. Our people have demonstraled a rermarkable
commilmeant te supporling our customers, supplers, partners and tocal
cormmurites in difficult circumslances. They are a key strength of our
business, positioning us well to deal with the months ahead. The early
effects of the crisis are discussed throughaout this report.

British Land Annual Report and Accounts 2020
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BRITISH LAND

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

Our assets

Managed

£14.8bn

22.8m £516m

sq ft of floor ahnuatised
space rent
96.6% 5.8yrs
occupancy average lease
rate length

41,500

people work across British Land
campuses

76%

of our portfolia is in London
and the South East

8m

sq ft pipeline of development
opportunities across the portfolio

British Land Annual Report and Accounts 2020

OUR PORTFOLIO

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

pEal

Retail ey
A modern, well located UK network

QFFICE-LED CAMPUSES 49%




WE CREATE PLACES
PEOPLE PREFER

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

Supporting our focus on creating value
for our stakeholders

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

This approach is key to understanding the needs
of our customers, helping us to design and build
space that meets their needs. A more diverse team
also means we work more effectively across our
stakeholder groups, including our local communities
Canada Water and suppLiers, partnering to grow social value and
Masterptan wellbeing, as well as promoting ethical practices
throughout cur supply chain.

! | 53 acre redevelopment
| ‘scheme in zone 2
I

oot how we

|

i 3 | Breadgate

1 1 32 acre office-led campus
iadjacent to Liverpool Street
“station, with Crossrail on site Employee
engagement score

75%

_Regent’s Place

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

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

SINGLEUSE ASSET16% .

MULTI-LET RETAIL 30%

RETAIL PARKS . SHOPPING CENTRES
% o o

at British Land

21%

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

British Land benefits from a

Our purpose

At British Land, our purpose is fo
create and manage outstanding places
which deliver positive outcomes for all
our stakeholders on ¢ long term,
sustainable busis,

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

British Land Annual Report and Accounts 2020

strong balance sheet,
high qualiey assets, a clear strategy und great people.

After six years on the Board, this has
been an extracrdinary start to my
Chairmanship. in recent months, our
business has faced challenges on an
unprecedented scale gs g result of the
Cowid-19 enisis, byt | am extremely proud
of the way our people have responded.
Withaut exception, they have delivered
dayin, day out ofien in extremely ditficylt
dircumstances Neverthetess, its
inewvitable that our business, like many
others, wiil be 'mpacted. However we
have warked hard over several years tp
strengthen our balapce sheet, refine our
portfolio and re-focus oyr strategy,
meaning we are well placed to respond
to the current chatlenge, today and

long term,



Robust financial position

We finished the year on a sound financial
footing. Our toan to value 1s 34% and we
have gccess to £1.3bn of cash and
undrawn facilities with no need to
refinance untit 2024, and significant
headroom agamst Group level
cavenants However, considering the
potentiat impact of Covid-19, we are
taking a more prudent approach to
preserving our cash flow. We have
therefore temporarily suspended
dividends, This decision was not taken
lightly. but until we have sufficient clarity
on the autlook, 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 allecation. The Beard
Is mindful of the importance of the
dmvidend to many shareholders, and will
seek to resume dividends at an appropriate
level as soon as there is sufficient clarity
of outlook For this we would need to
see a significant improvement in rent
collection and have more visibility on the
post lockdown productivity of our assets,
principally how guickly retail customers
and office workers return.

Progress and performance

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

Al our campuses, our focus 1s an
creating neighbourhoods where
businesses and their people can thrive.
In today's market as more occupiers
seek bulldings 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 2020 BREEAM awards and 100
Liverpool Street s 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 nct be
calling tn the application for further
consideration. This progress reflecis the
hard work of our team and the strong
relationships they have built with our
partners at Southwark Council and
across the lacal community over the last
flve years.

Far retailers, the Cowd-19 crisis has
accelerated the structural shift towards
online, which increased significantly as
people stayed at home, At British Land,
we remain commitied to providing
flexibility to our customers and this s
clearly demonstrated by our response to
these challenges While the short term
impact of the actions we have taken so
far s relatively Umited 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 enviranment we expect that
pregress will be slower.

Integrating a more sustainable
approach

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

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

Covid-1% and the Board

The Board's decision to termporarily
suspend dividend provided us with
additional flexibility to support our
stakeholders. This includes protecting our
employees, supporiing the hardest hit retait
and leisure custormners and in turn the
communities they operate withun, whitst
preserving tong term sharehaider value and
financial resilience In view of this, the
Board has warived a poruon of their salaries.

We are similarly focused on growing
soclal value and wellbeing at our places,
something that's become even more
important aver recent months | know
these priorities are shared by our occupiers,
our shareholders and indeed our own
people. Our strong track recerd in delivering
sustainable, inclusive space 1s already
helping to differentiate our offer and we
are seeing this reflected in the price and
pace at which we are letting space.

Looking to the future

The impact of Covid-19 will rightly and
inevitably dominate both our own and the
national agenda for the coming months.
At the same time, we are very conscious
of our 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 clanity around how the
crisis will play out long term, so we will
remain alert as things develop and
flexible in our approach, including
evolving or adapting our strategy as
appropriate. Our prudent approach to
managing the business today will leave
us in better shape for the future.

| would like to thank my fellow Directors
and the whole British Land team who
have shown great inhiative, resilience and
spiritin these challenging times.

{ Ghon

Tim Score
Non-executive Chairman

British Land Annual Report and Accounts 2020 5



PLACES
PEOPLE
PREFER

asod.and ang)

Our purposc: creating and managing Places People Prefer.

Outstanding places which deliver positive outcomes for all
(1 o

our stakeholders on a long terin, sustainable basis.

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

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

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

Our people Shareholders All on a low carbon basis

W s

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

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

Listen and understand

British Land Annual Report and Accounts 2020




Expert People ° Capitat Efficiency

- 000
)

Be srﬁarter together : Build for the fu | ure

British Land Annual Repart and Accounts 2020
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Delivering Future
British Land

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

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

15 to be smarter together, and never has
this been more evident right across
British Land. The resilience, humour
and efficiency with which our team has
responded, many working under very
challenging circumstances, at our
assets, or at home, has been remarkable
- and | thank themn all on behalf of the
Board and leadership team. Reflecting
the Covid-19 situation, my review will
start with an update on current condittons
before cavering the financial year.

Covid-19 impact and response

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

British Land Annual Report and Accounts 2020

retall, foad & beverage and lejsure
custorners from their rental obligations for
the three months to June: the financial
impact of this in terms of lost rent 1s £2m
Recognising that many other customers,
particularly those operating in the retai,
food & beverage and leisure sectors are
experiencing challenges as a result of
Covid-19, we offered tc defer their March
rents, and will spread repayment over six
quarters from September 2020 Around
£35m of rent deferrals have been agreed

Overall, we have collected 68% of the rent
originally due for the March quarter (97% for
Offices and 43% for Retalll, which equates to
91% adjusting for rent deferred, forqiven or
moved to monthly payments The balance
owing is primarily from strong retailers.

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



in Offices, accumers are working an plans
ta get back o the workplace and most feel
that it s too early to make fundamental
long term changes arcund their
requirements. However, we are mindful
that the trend towards greater flexibibity
may accelerate following this protonged
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 highar density
offices and hot desking to reverse. We
continue to mMake progress on leasing
discussions, particularly larger space
requirements, which are generally on a
longer time frame Supply at this end of
the market rernains constramned. Where
occuplers are looking for smaller spaces,
on a shorter imeframe progress has been
delayed due to remote warking, and
uncertainty around fit out and timing of
occupation We are conducting wirtual
viswings and have now commenced
physical viewings and are encouraged by
the level of activity we are seeing,

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

We benefit from the work we have done
over several years to strengthen our
balance sheet. Our leverage increased
modestly to 34% and we have access to
€1 3bn of undrawn bank facilittes and cash.

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

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

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

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

Great places, both inside and out

Inspiring architecture and sustainable, tech-enabled
buildings; with green urban spaces and local neighbourhoads,
supporting weltbeing 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 to help them adapt thew space over time

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 environrment and helping them
make more efficient use of their space

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

people together so everyone benefits

We successfully completed our first ESG
Unked RCF of £450m and extended £925m
of facilities, providing additional flexibiity
and meaning that we have no requirement
to refinance until 2024. We have significant
headraom to our debt covenants, meaning
we could withstand a fall in asset values
across the portfolio of 45% prior 1o
taking any mitigating actions. There are
no INCOME or interest cover covenants
on the Group's unsecured debt.

Langer term, ttis aur view that many of
the macro trengs that have informed our
strategy will accelerate This includes
the growth of online shopping. reinforcing
our focus an detivering a smaller, more
focused retaill business. We continue

to believe there remains a role for the
right kind af retail within our portfalio
especially assets that can play a key rale

for retaillers in terms of fulfitlment of
ontine sales, returns and click and
collect. This will particularly be the

case for well located, open air retail
parks, which lend themselves to more
missian-based shopping and peaple
may feel more comfartable wvisiting, as
well as those London assels located
convenientlyin and around key transport
hubs. We also expect demand to polanse
towards workspace which 1s high quality,
modern and sustainable and supports
meore flexible working patterns, and this
plays well to the space we provide
including through Storey. However, it
remains early days and we da not yet
have clanity around what lang term
trends will emerge so we will rermain
alert as thungs develop and flexible in
our approach, 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 most
effective way to drive enduring demand for our space is
to evolve our offer in line with those trends, Today, this
means providing « wider mix of nses in one place.

The benefits of our mixed use portfolio

for our customers

Well connected

Attracts a skil[ed
workforce

Complementary
businesses nearby

For their people

Well connected
Ptaces to shop 7
Eaamd =nd socialise i _
& Safe and promotes
'693 weltbeing )

Near term, itis clear that the mandyement
and mamtenance of places and buldings
15 Likely to become mare 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
becorme even more of a positive
differenuator for cur business.

Review of the year ended March 2020

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

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

R

Flexible and affordable
Technology-enabled

Aligned to brand

Sustainable and
eco friendly

NN vibrant local '

& netghbourhoods

7@ Excellent facilities
~ and services

in Retall, 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
administrations impacted 118 unitsn
the year of which 29% were unaffected;
rent reductions resulted in a loss of
£55m in contracted rent, with store
closures accounting for a further £5.8m,
together totaling £11.3m on an annuabised
basts. Several of our cystamers entered
administration post year end, accounting
far a further £5 1m of lost contracted
rent. Overall, reflecting ongoing
challenges in the market and with
uncertainty heightened as a result of
Covid-19, valuations were down 24.1%
in Retal.

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

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

a majar rmulestone for our process

and 15 the culmination of five years
masterplanning and engagement with
the local community.

12 British Land Annual Report and Accounts 2020

Capital Allocation

in Novernber 2018 we announced a

plan to reduce Retail to 30-35% of

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

We have made £296m of reteil disposals
{our share] in the year, bringing total
retail sales since we set out our plan in
Novernber 2018 to £610m. Making sales
is more challenging in the current
market, with a [ack of Liguidity and
depressed values, and so ourimmediate
tocus will be on driving value through
intensive asset management, keeping
our centres as full as possible and
exploiting demand for assets which
suppart instore fulfilment and click

and collect.

in March, the Board took the difficult
decision to temporanly suspend the
denidend. This was the appropniate
course of action given the circumstances
and uncertamty of outlock despite our
financial resihence and performance
durmg FY20. Going forward, the Board
understands the importance of the
dividend to shareholders and 1s mindful
of our ehhgatinns as a REIT. We will seek
to resume dividends at an appropriate
level as soon as there s sufficient clanty
of autlook. For this we will need to

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

Locking ahead, our business benefits
from several key attributes that position
us to succeed: we have established a
unique network of campuses located n
some of the most exciting parts of
London; our development pipetine 1s
focused on further enhancing these
places, and s unmatched 1n scale and
optionality; we have a robust financial
pasttion and a broad range of skills
and expertise across our business
which has been very much i evidence
in recent months

Chris Grigg
Chvef Executive
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The British Land
Investment case

The scale and quality of our portiolio

Our 23m sq It portiolio of high quality assets is underpinned by our
resilient balance sheet and financial strength

Assets under management

£14.8bn

British Land owned assets

£11.2bn

Our operational expertise and customer insight

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

Customer surveys completed
inthe year

24,000

Custamer satisfaction
rating out of 10

8.3

Gur clear strategy and distinctive business model

We are increasing our focus on mixed use places and will be growing

our London campuses and buitding a residential business while refining

our Retail business

Development opportunities
at pur campuses

7.1m sq ft

Residential homes planned
at Canada Water

3,000

Awell positioned development pipeline, with opportunities

across our portfolio

We have created atiracbve options for development across our London
campuses supporting earnings growth and value creation tong term

Recently completed/
committed developments
pre-let

88%

EPS uplift from recently
completed/committed
developments when fully let

4.2p

British Land Annual Report and Accounts 2020

13



te riské.
Strong re!éfithhfps
~Customerg - SR
- Locat'corhmunfﬁes ang
- loegy gqvérf?me'
< Bpliers ang Contractops
| ortners o
Exbmpadpxe”? SN
= Broag .rangq of skills, experience
‘andpersp&cti\ges', o
" Diversy an injclusive‘envirOnMQnt
“Wherg 2opla ¢, " achieye
?hgirpoténtiql S -
= C{;Iturje of tearnwork and
’cp[{aboration o

d fi éxib!ekf'mahce

Oiversg and high Qual;
Londyn and tha South East

fypartfo{io w:'th 2 focyg on




Positive outcomes
for stakeholders

Cur differentiators

i Cushnes s

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

«°
&
o PLACES
PEOP
PREFE

L A,
PP

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

Our people
ﬁ% 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
opportunities - World class property lifestyles N Shareholders
- Sourcing attractive management - Enhancing and E Sustainable long term income
investrents

enlivening our
space to create a
positive experience

- Appropriate facilities and value creation

- Allocating capital and services

to deliver growth

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 qur peaple
and their families but have managed to keep
all but two of gur Retatl places open to pravide
access lo essential stares including
pharmactes and supermarkets All our London
campuses remain open for access We have
warked closely with custorners, partners, local
communities and organisations around our
places to provide help where 1t1s mest needed
and ensure thatl it 1s delivered most effectively




Broadgate Tower, Broadgate

Broadgate is a 32 acre campus
owned in a 50:50 joint venture with
GIC. 1t is adjacent to Liverpocl Street
station with access to Crossrail

and close to the vibrant areas of
Shoreditch and Spitaifields. 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

1m sq ft +

Near atid medium
term development
opportunities

50%

Joint venture
with GIC




Canada Water Masterplan

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

Developmentopportunity o
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Meadowhall, Sheffield
Yorkshire's premier shopping
destination has continued to attract
popular modern brands including
Riuals, Frasers, Lovisa and
Deichmann this year.

96%

Ocecupancy

50%

) %P Jointventure I
P with Norges-«-—

HEX o

SouthGate Bath

Open air retail scheme, in
the centre of the historic
city of Bath, which has
UNESCO wortd hentage
status. Qur scheme 1s
awned jointly with Aviva,

6.3m

Tourists visit Bath
each year
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Fort Kinnaird, Edinburgh Ealing Broadway, London:

Destination retail and leisure contre with strang tocal connections, Well connected for the s

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

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

we have supported local people into employment. our langer term plans will
increase the mix of uses.

wchouETé

DAY

Paddington Central
11 acre mixed use campus, beside Paddington station
and the Grand Union Canal, Cquired in 2013, the
S IS home to 18 international corporates
mcluding Microsoft, Kingfisher, Pru and Visa
-ommitted to their space thig

7,200

People work at Paddington Central

27

Office occupiers

438,000 sq ft

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

A 13 acre office-led campus in London's Knowledge
Quarter, a cluster of acaderic 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 occupiers

366,000 sq ft

Development at ? Triton Sguare

R

i
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STRATEGIC FOCUS

We are building an
increasingly mixed use
business

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

Our future business will be focused on three key areas

Campus focused
London Offices
With a blend of core and
flexible space integrated
atongside world class retail
and lersure offerings

A smaller, more focused : Canada Water & Residentiat
Retail portfolio Plans for 3,000 homes
High quality, well at Canada Water with
tocated assets focused X further opportunities within
on well connected ' our portfolio
multi-tet places

Storey - Flexible workspace

The evolution of our portfolio

British L.and
portfolio today

British Land portfolio
of the future

M Campus focused
London Offices 58%

M Storey ) 2%
B Retail 35%
B Canada Water & Residential

B Campus focused
London Offices 55-60%

= St_oréyl 5%
8 Retail ) 25-30%
W Canada Water & Residential ~ 10%

The indicative business mix for the future portfolio was apnounced in Novernber 2018 and based on September 2078 values; it is restated above for current valtations.
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Dealing with Covid-19

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

We are delivering this through
our strategic framework:

Customer Orientation

Responding to changing lifestyles

Our business is focused on our customers: the
arganisations which have taken space at our places. We also
consider carefully the needs of the people whe work, shop at
orvisit our places and the communities who live in the
surrcunding neighbourhoods. We have developed a deep
understanding of how pecple use our space which inferms our
approach to managing our assets and guides our investment
activity. This means we are always focused on the customer
and deliver places that are successful and sustainable

tong term.

Right Places

Creating great environments

Our insight into the custormer helps us identify places
which can succeed long term. This underpins our focus on our
London campuses, where we can manage the envircnment to
deliver a broader mix of uses enabling people to combine their
work and leisure time, reflecting medern 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 itlustration
of this approach.

Expert People
39, o Changing the way we work
(D] .

Our peopte 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
peopte engaged in our business, we must invest in their
development and in creating a working environment that
supports wellbeing and inctusion which we articulate in our
values [see page 34). We also recognise the importance of
tnvesting in tomorrow’s workforce for our customers, supphiers
and local partners.

U Stakeholders: Aligned to our people

Sustainability: Aligned to skills and opportunity

Capital Efficiency

Thoughtful use of capital

We are thoughtful in our approach to capital
allocatlon 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 portfolia, which
typically deliver stronger returns, although are inherently
higher risk. We balance this against acquisition opportunities
we see in the market and investing in our own portfolio by
buying back shares. At the same time, we monitor our leverage
in the context of wider decisions made by the business.

4 Stakeholders: Aligned to shareholders

gﬁ Sustainability: Aligned to futureproofing
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STRATEGIC PERFORMANCE AND KPIS

Monitoring our progress

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

againstlastyear's - Smart-specific guidance documents produced for - 135 Bishopsgate cornpleted; 100 Liverpool Street

priorities internal teams and supply chain close to completion {delayed due to Covid-19]
Smart-enabled our head office, which will enable - Enabling works commenced at Norton Folgate

us ta control and manage space remotely
- Selected partner for our Campus app
Strengthened our operaticnal expertise

Refine and re-focus our Retail business
£2%6m sales of non-core assets

Storey operational across 297,000 sq ft including Progress at Canada Water
Storey Club and our first standalone building at - Achieved resolution to grant planning for our
Wells Street, W1 Masterplan and confirmation that it will not be
- Property Management business now fully mtegrated called In by the Mayor
Performance Customer satisfaction Total property returns
We extensively survey our customers and other We have underperformed the [PD benchmark this
users of our places 1o assess our performance and year by 600bps. reflecting the continued strength of
identify opportunities for improvement industrals where we have no exposure.
2020 2020 AN
2019 8.2 out of 10 2619 091
2018 8.1 outof 10 018 7.0%

Speculative development commitment

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

% of standing investmeats

2020 . 0.6%  £0.1bn
2019 23%  €03bn
2018 45% £0ebn
Future priorities Incorporate sustainability principles as standard - Make further disposals tn retail to progress our
within our leasing offer plan to deliver a smaller, more focused
- Develop our 5mart Places product to become an Retall business
integral part of our campus offer - Continued investment in campus development
Active networks supporting our customers, cluding 1 Broadgate; progress at Norton Folgate
communities and suppliers - Commence development at Canada Water
- Leverage our data and insights to develop - Make our places net zero carbon and increase
our office offer and support masterplannung of thelr resilience to clmate change

major schernes

- Property capital return and ERV growth forecasts

Risk indicators - Monttor concentration of exposure to individual
occuplers or sectors - Total and speculative development exposure
Consumer confidence Progress of developments agamst plan
- Employment forecasts for relevant sectors - Execution of targeted acquisitions and disposals
- Market letting risk lvacancies, expiries, in line wrth capital allocation plan
speculative development] - Review of prospective performance ot individual

assets and their business plans

Annual Incentive Award

Links to remuneration: Long-Term Incentive Plan
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0Qo

¢y Expert People

Office and Retail businesses fully integrated

- Efficiencies achieved in common functions
including marketing and finance
Leasing and asset management strategies
benefitting from more diverse skill set
Median gender pay gap reduced

Reduced ta 27 9% from 34 9% across Bntish Land

EnaBLe network formed

Focused on providing oppertunities and
excellent customer services to all

Employee engagement score

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

2020 75%

2018 data was collated pricr to the combination

of British Land and British Land Property
Management and relates to Brish Land only

- Embed Sustamability knowledge more firmly

across the business with clear team and
department objectives

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

Voluntary staff turnover
- Employee engagement

@ Capital Efficiency

Maintain appropriate leverage
Debt tow with LTV at 34 0%

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

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

Recycle capital to improve returns
£846m residential and £296m retail sales

£125m share huyback completed; total of
£625m returned since Juty 2017

Loan to value [LTV] - proportionally consolidated
We manage our LTV through the property cycle
such that our financial pesition would remain
rebust in the event of a sigmficant fall in value,

2019 - X

208 ' : o . 2BA%

Weighted average interest rate - proportionatly
consolidated

Our low cost of finance at 2 5% has contributed
to reducing our interest cost, supperting our
financial performance. Our use of caps as well
as swaps for interest rate hedging means we
benefit If market rates remain low.

019 o , - 2.9%

2018 ' C o  78%

Take capital allocation decisions based

on relative value and in accordance with

our strategy

Maintain batance sheet resilience with
sufficient Liquidity for business requirements
Consider Sustainable and ESG linked Finance

Financial covenant headroom
Available facilities and cash
Pericd until refinancing is reguired

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

Group
tndicators

Total accounting
return (TAR)

TAR is our cverall
measure of
performance. It is the
dividend paid ptus the
change in EPRA NAY
per share expressed as
a percentage of EPRA
NAV at the beginning of
the pertod.

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

TAR

(11.0)%

2019:(3.3]%

Delivering long term,
sustainable value.
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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 Commicted developments now 88% let we are well
positioned in the current environments,

Completed Commitied Near term

1Triton Square

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

366,000 sq ft

1 Finsbury Avenue

Office-ted refurbishment at Broadgate
including a cinerna, cafés and fexible
workspace. The building is 85% let
with technology companies Mimecast
and Product Madness among these
taking space.

287,000 sq ft

135 Bishopsgate

Office-led development at Broadgate.

0% let with occupiers inctuding
advertising agency McCann, financial
services firm TP iCAP and Italian
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
occupiers including
financial services
firms SMBC Europe
and Peel Hunt,

law firm Milbank
and German

gym operator,
JOHN REED.

524,000
sq ft
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in Shoreditch,
integrating 258,000
sq {t of office space
alongside retait
and residential to
create a mixed use
space that draws
on the historic
fabric of the area.

336,000
sq ft



Dealing with Covid-19

In the wake of Covid-19, and to ensure the safety and wellbeing of those working on site, construction work was
suspended at all our developments but working ctosely with our construction partners, we have been able to re-open ail
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 clanty 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-{ed development at Broadgate including 137,000 sq
ft of retail connecting Finsbury Avenue Square with 100
Liverpool Street and the Breadgate Circle creating a
retail, leisure and dining hub.

538,000 sq ft

Aldgate Place,
Phase 2
Build-to-rent,
residentiat-led
scheme in Aldgate,
debivering 159 homes
with 19,600 sqg it of
office space.

133,000
sq ft
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Understanding the needs of
our customers, our partners
and our people helps us deliver
outstanding places.

Our customers

Our customers are the organisations who have taken space at our assets as wel! as the
people who visit them. Jur campus customers cover a broad mix of sectors, includiag
government, media, technology and financial services and our Retail custorners are
amongst the best in today’s chaltenging market.

Communities, partners and suppliers

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

Our pecple

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

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

Dealing with Covid-19

supporting
tocal communit mmurnity
Investment Fund We
need to work affectvety e
which help them f, onnected to the breader team, and we
have maintained a continuing dialogue with shareholders,
including public updates and one-to-ane discussions
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Customer and community stories

From the people who make our places.

Peel Hunt, Broadgate

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

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

Steven Fine,
CED Peel Hunt

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

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

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

Julie Hutchinson,

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

See pages 32 ard 76 for stakeholder engagesment and page 176 farwerktorce 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 Royat Victoria
Place. It's become a great venue
for local producers to trade and
for locat people to meet up with
friends so we feeal strangly
anchored in the local community.

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

Thibault Bouquet de Joliniere,
Initiative Group



Lendlease, construction partner,
Regent’'s Place

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

1 Triton Square.

“British Land brought the design 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
tinding solutions to prablems before
they even happened. 1 Triton Square
shows what's possibte when clients
involve the whole lifecycle team early
on and encourage everyone to work
collaberatively together towards
shared geals.”

Chris Carragher,
Project Director at Lendlease

Urban Farms, Paddington

Square Mile Farms {aunched their first
urban farm at Paddington Central and
now supply local restaurants on the
campus inctuding the London Shell
Company and our own Storey Club.

“At Sguare Mile Farms, we're improving
the wellbeing of urban communities
by integrating urban farms into the
workplace. At Paddington Centrat,
we work with occupiers on campus
to create a culture of sustainable,
low impact living, with the backdrop
of vertical, hydroponic farms that
produce fresh veg and herbs for
employees to take home. British Land
share our vision and have been
incredibly supportive. Not only have
they provided space, but 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,
Milicent is ane of 42 people we

have supported.

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

Millicent Martin,

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

A continuous dialogue

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

Foooy 1UNTHOG

The way people work, shop and Live
15 changing and they expect to do
more of these things in 3 single
place while minimising their impact
on the environment

Wiy i an goe wilh costimger
Understanding how customer demands
are changing helps us to provide places

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

Fhose! v &5 g I vt T

We have undertaken 24,000 visrtor
surveys this year. For our retail
occupiers, we have built a digital
platform that enables data sharing

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

Soaal chatienges around equality,
health. skills, emplayment, in worl
poverty and soctal cohesion as well as
environmentat and local concerns

Our places thrive when our communities
and the people who support them
praosper, helping us create more
successtul, inclusive places that make a
positive contribubion {o the wider
neighbourhood and attract customers

Our Local Charter and our Supplier Code
of Conduct quide how we engage with
local people and partners to make a
positive difference. They are integrated
inte all our placemaking plans and
activittes, including community
engagernent and partnership projects
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Our people

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

Key issues

Attracting and retaining talent in a
coltipelitive market and allowing them
to fulfil ther potential

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 skitls and experience,
helping us attract and retam talent

How we engage with employees

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

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

How we respond

Strategy: Aligned to
Expert People

Sustainability: Alighed to
skills & opportunity




Cur focus is on creating cuistanding
and sustainable places to deliver
value for shareholders cver the
long term

Keyissues

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

Why we engage with shareholders

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

How we engage with sharehotders

Key shareholders regularly meet
management on a one-to-one basis,
and we engage with shareholders
more broadly through mvestor events.
A range of information from financial
performance to blegs from our CEO
and people across our business is also
available on our website

How we respond

Strategy: Aligned to
Capital Efficiency

Sustainability: Aligned to
futureproofing

Statement on s172 of the
Companies Act 2006

s172(1) of the Companies Act requires Directors ¢f a company
to act in the way they consider, in good faith, would be most
likely to promote the success of the company for the benefit of
its members as whole, taking into account:

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

- the interests of the company’s employees;

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

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

- the desirabitity of the company maintaining a reputation for
high standards of business conduct; and
the need to act fairly as between members of the company.

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

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

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

Where there 15 2 relevant factor to be considered, a short
description of the issue or reference to the section of the
paper where the factor is discussed.

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

Read more about stakeholder engagement:

We discuss how stakeholder engagement has
affected Board decisions within our stakeholder
engagement statement on page 956

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

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

We outline our employee networks
onh page 36

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

HE BB
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PEOPLE AND CULTURE

Nurturing a working

environment that supports
our culture

We remain focused on creating a motivated and engaged workforce to

deliver our strategy.

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

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

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

Engagement

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

In the year, 89% of our colleagues
took part in an engagement survey
{up from 72% the previous year)
which provided very posttive results

Our values

Bring your whole self

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

Our overall engagemnent score remained
at 75% {same as the previous year)
which 1s 6% above the UK benchmark
score. The two areas of focus for the
future of our culiure 1s 10 be more
collaborative and have more effective
two-way communication.

Retaining and developing our employees
15 mportant to ensure that people are
engaged in their work and are developing
their skill sets; training is key to this and
dunng 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 é68 internal moves
or promotions, representing 12% of

the Company

Integration of Property Mapagement
{formerly Broadgate Estates) into
British Land

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

Be smarter together

integrated within British Land to create a
new departrment, Property Managernent.
This mtegration has given us the
opportunity to work more collaboratively
and ftexibly with our Property Managernent
colleagues, forming closer links between
head office and the centre managers and
estates directors.

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

over the past year

Championing an inclusive culture

At British Land we are an employer that
champions 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
thewr full potential. Many initiatives are led
ty groups of employees. Above all British
Land 1s a place where employees can

be themselves.

Buitd 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 responsibilities - Grow our expertise and

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

- Be open and inctusive

FREFiHINNT

what we learn

A
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Gender diversity®

Board of

Directors

201% inner ring

2020 cuter I"frnr-g"

1. Onan FTE basis.

Senior

managers

2019 nner ring 33%
2020 outer ring 35%

Throughout

British Land

2019 inner ring

2020 outer ring

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

comprises 10 members {3 female and 7 male}

This year British Land was named

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

have taken the most action to improve
social mobility in the workplace

The Index ranks employers on the
actions they are taking to ensure they
are open to accessing and progressing
talent from all class backgrounds and
enabling those from lower socio-economic
backgrounds to succeed. We recognise
that diversity of backgrounds leads to
dwersity of ideas and can help us to
engage hetter and understand our
community and customers better. We
continue to work i our communities to
suppart 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 Executves
by GUTstanding. We are also proud that
our Stonewall Index rank has climbed
154 places since 2018 and we are in the
top quartile for being an inclusive
aemployer of LGBTQ+. Of the employees
that took part in the Stonewall survey,
96% said they feel able to be themselves
at work and 81% feel comfortable
disclosing being LGBTG+ to thewr
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 retatinn o
our Diversity and Inclusion networks.

We created the "EnaBlLe” network (our
seventh network] to celebrate ability, as
we believe that no one should ever feel
disabled. In July 2019, members of all
seven networks showcased their current
plans and future aspirations at our
successful diversity and inclusion
conference. We have also committed to
sharing some of ocur networks’ best
practices with occupiers on our
campuses. Following a series of on site
meetings with occupier representatives,
we have established great links with
organisations looking te 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 alse bringing some new skills and
technigues back into British Land.

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

Leadership

The British Land Leadership Team
[BLLT]), made up of the Executive
Committee and senior managers,

was formed to unlock new levels of
performance and teamwork going
forward, particularly by focusing on how
we lead cur teams and how we Interact
as a group. [t further aims to strengthen
our culture of continuous iImprovement,
which we believe 1s samething that
distinguishes great companies

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

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

by Alastair Hughes, a mernber of cur
Board, to ensure that British Land

(15 a first-class employer, (0] 1s a
first-class builder of real estate,

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

and inclusion.

One example of community engagement
1s our annual volunteering day, which
last year saw the majority of our employees
Join 30 community events in a single

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

British Land Annual Report and Accounts 2020 35



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 ability We focus on
the positive contributions that
people can make and
encourage a disability smart
approach in our warkplace
and assets. We work wath our
employees, customers and
locat orgamisations 1o 1denufy
opportunities to promote
understanding and improve
our facilities. Qver the last

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

Ethnic Diversity netwark

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

Parents & Carers network

Our Parents & Carers
network welcomed speakers
and hasted webinars on
issues ranging from how to
choose the nght school to
managing sibling rivalry.
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Bl Pride

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

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

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

See Just Like Us case
study opposite,

Women's network

This year we hosted a
number of inspirational

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

Wellbeing Committee

In the year, we provided
training for 141 employees,
nelping them to recognise
colleagues who may be living
with poor mental health or be
in need of support. We have
introduced new stress
rmanagement and wellberng
policies and our wellbeing
room continues to be a calm
retreat which colleagues can
use dunng the working day
when they need to.



EXTENDING THE NETWORK TO OUR
CAMPUSES...

Paddington Central

At Paddingtan 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 occupters including Dentsu Aegis
Network, Facebook and Lendlease joined forces with
community partners to create a Pride netwaork for
Regent's Place. This network provides a forum for
accupiers to peol weas and resources which promote
inclusion. We also launched a Regen Network in
partnerstup with climate change group Common VC,
which 1s occupier led and has attracted support from
community groups including Global Generation, who
have space at Canada Water and Regent’s Place

Broadgate

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

Dealing with Covid-19

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

Just Like Us

“British Land's support has had a

transformational impact on our programme
to tackle homophaobia, 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 detiver anti-bullying workshops in
schools. It also gives us the chance to
explore new ideas and opportunities with
local businesses. Thanks to the support of
the LGBT+ network and the Paddington
Starey Club, we were also able to launch a
new programme by hosting training to help
teachers and pupits from 25 schools to set
up LGBT+ and ally groups in their school in
the Paddington Storey Club.”

Tim Ramsey,
CEO Just Like Us

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

A new approach to
sustainability

Introduction from Simon Carter

Building on the solid track record we
have established over the last decade,
we intend to accelerate progress and
have set stretching new targets for the
decade 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 2] partnering to grow social
value and wellbeing in the communities
where we operate. While concentrating
on these areas, we will maintain

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

Environmentally, we will accelerate the
reduction of embodied carbon in our
developments, which typically
represents arcund half our annual
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 carbon 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 tong
term investor in our places has become
clear. At several of our places, we have
been uniquely positioned to bring people
and arganisations together around
common locat goals, pooling resources,
Ideas, tatent and time to achieve a
shared objective,

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

Mome 01 our strategy and pedforman e can he found our Sustamatibity Accounts at

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

And the way we think about sustainabitity
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
environmentaltly and sociatly intelligent,
as well as making sound financial sense.
For us, this is central to creating Places
People Prefer.

G S

Simon Carter
Chief Financiat Officer



Our performance on
sustainability indices

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

"y CRESBZOIS.
N 4 star rating,
erret Green Star
i}- CDP 2019:
CDP B score
MSCI MSCI ESG
EZG?‘”T»? T ED Rating 2019: AAA
FTSE4Good
Index 2019:

FTSE4ood Top 98" percentile
Good progress on our 2020 targets
but moretodo

Achieved or exceeded

- 73% reduction in carbon intensity
(Scopes 1 and 2) across our
portfolio versus 200% baseline
[target: 55% index scored)

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

- 16% average reduction in
embodied carbon versus concept
design on our major develepments
ftarget: 15%}

~ 1,745 people supported into jobs
through Bright Lights, our skills
and employment programme,
since 20146 [target: 1,700), working
with suppliers, custorners and
local partners

Mere chatlenging but strong progress

- 946% of electricity purchased from
renewable sources (target 100%)

~ 4% progress on our Locat Charter
at our places [target: 100%],
investing £2.8m in our local
communities

For progress on alt of cur 2028 Largets

et page 22

2020 sustainability performance

In 2015, we ernbarked on our second
challenging five-year programme to drive
a step change 1n our environmental
performance and contribution to the
communities where we work As this
programme comes to an end, we are
pleased with the progress achieved in many
areas, and befter informed as a result of the
challenges we have faced in others,

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

In the communities where we work,

we have helped 1,745 people into
employment and now design all our
places around seven wellbeing principles.
This helps the millions of pecple 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
wellbeing into the fabric of our places has
a direct impact an the businesses and
communities that use them, as well as the
public purse.

Working in close partnership with our
suppliers has enabled us to promote
responsibte business and the benefits
of greater diversity throughout our
operations, This 1s driven by our Code
of Conduct, which 96% of our strategic
suppliers have now formally adopted.

How sustainability adds value

As well as satequarding fair ernployment
conditions, it helps our local communmities
access wider opportunities and develop
deeper skills that contribute to local
wellbeing and prospenty.

This year marks the ninth of our
partnership with the National Literacy
Trust, which has resulted in relationships
with over 500 schools local to our places
Over this period, we and our customers
have helped 42,700 children in the UK
develop a love of reading, a3 key factor in
deterrmining the opportunities they will be
able to access throughout their lves. The
positive impact of long term, place-based
partnerships, such as these, 1s also
demonstrated at Fort Kinnaird through our
work with the Skills & Recrustment 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 is
key to the success of our places.

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

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

Research by JLL demonstrates that:

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

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

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

estate is expected to increase significantly.
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Our new 2030 strategy

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

To concenirate the business on driving pregress in the
Transitton Fund: accelerating net zero carbon most urgent areas, we have chosen two primary focuses:
achieving a net zero carbon portfolic and a place-based

Our journey to a net zero carbon portfolio will take 10 years to . SR
approach to social contribution.

achieve and involve work across the standing porticlio.
As we are prioritising reductions in embodied carbon, we have 1. Creating a net zero carbon portfolio by 2030

devised a powerful incentive for our teams to adopt low carbon The main elements of this will be:

materials and methods of development, which will in turn ~ All developments delivered after Aprit 2020 to be net
support the transition of the wider portfolio. Every tonne of zero embodied carbon

embodied carbon we produce from this year untit 2036 will o Lo . I
trigger an additional £60 payment. A proportion of this witl be - A 50% reduction in embaodied carbon emissions at our
: developments, to below 500kg COze / m? by 2030

used to purchase accredited offsets, with the balance being : o ‘ s
ring-fenced in our new Transition Fund to provide capital to = A75% reduction in operational carbon emissions across

retro-fit our standing assets. our portiolio by 2030 '

‘ ) - Creation of a Transition Fund, resourced by an internal
During FY21, a transition plan will be created for each of our carbon fee at £60/tonne levied on new developments, to
assels, detaiing the measures required io reduce operahonat finance retrofitting of our standing portfolio, as well as
emissions and strengthen their resilience to climate change. low carbon research and development
These will aggregate up into a portfolio-wide transition plan, . L
Getailing our journey to net zero in 2030, 2. A place-hased approach to social contribution

- Partnering with local stakeholders

In the same way that the Community Investment Fund has ' ,
- Education and employment partnerships at each place

supported our social contribution over the tast 10 years, the -
Transition Fund will create a ring-fenren snurce of funding to - Using our Locat Charter
help transition our portfolio to @ more resilient, low carbon state.

Achieving net zero carbon at 100 Liverpoot Street

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

British Land pathway to net zero

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

to the UN's Sustainable Development Goals:
12 - responsible consumption and production,

and 8 - decent work and economic growth, and

will be underpinned by 17 - partnership for the

ol geals. Our leng-standing partnership approach
@ produces greater value far more people.

N ED

3. Environmental Leadership

As we do this, we wilt demonstrate leadership across
leading internationat environmental benchrmarks, including
the Global Real Estate Sustainability Benchmark {GRESB],
where we are targeting a 3 star rating.

4. Advocating Responsible Business

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

- premoting diversity and inclusion, 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 4]
0.4% 0.2%
of total construction costs of net development value
Total embodied carbon of Exceeding our 2030 target
395Kg coe/m:  5O0KG cose /e
1. Commitrent to mitigate ernbodied carbon at £60/tonne is for
British Land share of developments.
- o e . . - . . >~

2030

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

- UKGBC 2030 targets achieved for new developments

More informalion on our siratagy can be found st
wyew brivshlard comdsustasabilayfstrategy

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
tearns, project beneficiaries and customers has enabled us to
evolve our approach and develop a range of very successful,
often award-winning, initiatives and incredibly strong charity
and community partnerships Today the fund focuses on local
initiatives that benefit the communities around our places:
rmuch of 1t 1s focused on multi-year commitments to our long
term partners with ring-fenced funding to give them certainty of
resource. Together with our site teams, suppliers and, where
appropriate, custamers, we work together to achieve the
greatest impact possible in our local communities. We ensure al
funds are directed to strong community and charity projects

around our properties and beyond, to help deliver cur Local

Charter We also provide matched funding for employea

fundraising and contributions to emnployee payroll giving

donations - helping support causes that matter to our people.

in March this year, we quickly recagnised the impact of Cowvid-19
on cur community partners and local pecple, and moved at
speed to re-focus the Fund to support them through this crisis.

We have since funded a package of support, delvered 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 chalienges 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 helped
individuals to develop new skills and donated equipment to
support non-profit crganisations 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 pivat quickly in the heat of the crisis,
directing resources immediately to where there was greatest need
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TASK FORCE ON CLIMATE-RELATED FINANCIAL DISCLOSURES {TCFD)

Climate-Related Financial
Disclosures

The Board recognises the systemic threat posed by climate change and the need for urgent mitigating action. We have a track record
of improving environmental performance, we were cne 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 1 and 2 emissions, and we are a founding
signatory of the Better Buildings Partnership’s Climate Change Commitment. Since 2009, we have reduced our operational carbon
intensity by 73%, and we are announcing an ambiticus set of climate targets as part of our new pathway to net zero [see page 40).

Our roadmap to full disclosure in 2021/22

2019/20 Establish governance Scoped potential risks Ml FPotential risks identified
Roadmap agreed

Board-level oversight Two climate workshops, including:
Established the TSR Committee - low carbon transition
Net zero strategy reviewed at risk scenario
the Board away days - physical nsk scenaria

Operational Accountability
TCFD Steering Committee
established

Progress

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

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

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

2026/21 Establish exposure
Physicat: Transitional:
- Audit asset resilience - Policy development
- Potential compound impact - Supplier resilience
ldentify oppertunities identify gpportunities

2021/22 Organisational response
Partfolio level: » Adapting corporate stfatégy
Quantified exposure ] : Mitigation targets
to each risk event > Adapting financial planning
Incotporate into énterprise Ml Risk management metrics
risk management :

For mare intormanon, ses our 2020 Sustainablily Accounts at waw brtshiand cam/data
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Governance

Board oversight of climate-related
risks and opportunities

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

The Board i1s updated on cimate-related
Issues at least annually and has
ultimate oversight of risk management.
Significant and emerging risks are
escalated to the Audit Committee and
climate risk is tracked as part of our
Catastrophic Business Event risk
category {see page B4}

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

of cimate-related risks.

Board

Executive and Management

Management's rote in assessing and managing climate-related

risks ang opportunities

The Beard delegates responsibility
for analysing

Clmate-related risks to the Risk
Committee, which consists of the
Executive Committee and leaders
from business units, including
procurement and property
management. Fach business unit
maintains a comprehensive risk
register, which s reviewed quarterly
by the Risk Comrmittee. Climate risks
are identified through a process
involving trend analysis and
stakeholder engagement Identified
risks are incorporated into cur risk
framework and managed by the
appropriate business areas

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

resulting disclosure requires approvat

by the Audit Committee,

> Board of Directors

F Y

Audit Commiittee

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

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

Fy

Corporate Social Respensibility (CSR]

Committee

A

.- Sustainability Committes . . -

A

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

Development, Finance, Investment, Procurement, Property managetnent,
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 oppertunities on our business
We cansider climate-related tssues within the time horizans used in our corporate strategy:

ER i

Less than 12 months i to Syears Over 5 years

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

Examptes of climate-related risks

Extreme weather

Short term rlsks Higher flood nisks could increase insurance costs. Th|5 could in turn, increase service charge costs for customers.
Inability to sell or rent property assets at haok value, due to fioad rigk.

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

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

Flood risk factored into our process for acquisitions and developments.

Energy regulahon

Medium term risks Lease renewals subgect 1o Minlmum Energy Eﬂlclef\l:‘{ Standard [MEESl compuance and all leased properues sub;ect to
MEES from Aprit 2023, wrth few exempuons

Impact on corporate strategy Through our futureprosfing programme we manitor the 5% of our portfolno W|th F or G Energy Performance Cernflcate
[EPC) ratings [by floor area). Property Managers wil take action on F and G rated assets by 1 April 2023.

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

Energy praces

Medlum lerm nsks Energy cost volauhiy

Impact on corporate stralegy Through our efficiency programme, we reduce our energy consumption proflle and ultxma!ely our exposure
to price ﬂuctuatlons

Impact on financial planning Financial modetiing includes the expected occupancy of assels and their assouated energy costs. Prccurement manages
the financial risk of volalile energy prices.

Examples of climate-related opportunities

Resource efflmency

Short term opportunlty Energy savings from 1he UK Energy Savings Dpportumly Scheme [ES0S).

Impachm corporate strategy As part of comp’.ymg with ES05 in 2019, we have identified intiatives represemmg £1.4m of capex investment that would
save £1. 2m annually anci payback in13 rnonths

Impact on financial planning The buﬁmess cases for these capex investments are conmdered as part of our overarchmg fmanaal process.

Energy sources

Shart tarm opportunity Revenue generated fram sotar PV mslallauuns On OUr 3SSEets.
Impact on corporate strategy Installation of sotar PV at 10 assets, generatmg 1 763 MWh in 2019/20
Impact on financial ptanning The cost savings and revenue from exporting to the grid are factored into our ftnancnal plannmg

Products and services

Medrum term opportunity Earning a rental premfum from h|gh elflclency bm[dmgs with 2 Desngn for Performance approach

Impact on corporate sirategy Our Sustainability Brief for Developments sets out our requlremen! for detailed energy modelling early inthe de5|gn
stage 1o inform design and set operational performance benchmarks. To learn from industry best praclice, we also
became a member of lhe Better Buwldlngs Partnershlp s Desngn for Performance |nnt|al|ve in 2020

Impact on financial planning RentaL income for hlgh efflmency and fow efficiency assets would be factared inta aur revenue farecasts in the medlum
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, Informed by the internal scenarios workshops
held in summer 2019, we will carry out TCFD-aligned scenario analysis in 2020, including a scenario where globat warming 1s

limited to 2°C or lower.

Risk management

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

this Report.

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

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

ldentifying and assessing
climate-related risks

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

Metrics and targets

Our risk register tracks:

Description of the risk
[identification)
Impact-likelihood rating
[evaluation enabling prioritisation]
Mitigants [mitigation)

v, Risk owner [manitoring)

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

Brief for Acquisitions sets out our
environmental criteria for acquiring

a new property, including energy
efficiency and flood risk categories.
Qur Sustainability Brief for Developments
sets out our environmental criteria for
new canstructions and renovations,
including requirements for energy
efficiency, flood risk, matenals cheice
and embodied carbon reductions.

Managing climate-related risks

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

We prioritise principal risks through
our corporate risk register and risk

heat map. The impact-liketihcod rating,

which is evaluated during risk
identification, is our primary metric for
prioritising risks. As a factor within a
principal risk category, climate change
risks are togged in our corporate risk
register and reviewed quarterly by the
Risk Comnmittee, which comprises the
Executive Committee and senior
management. The Board is ultimately
responsible for and determines the
nature and extent of principal risks

it is willing to take to achieve its
strategic objectives.

Through our TCFD Steering Committee work, we will guantify our total climate-related financia!l exposure.

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

Climate-related risks

2020

5% 5% 5%

E;érgy regu[atwimt;n EPCs rated F or G (% by floor areal
Extreme weather Portfolio at high risk of flood [% by value) 2% 3% 3%
High flood risk assets with floed management plans (% by value] 100% 100% 100%
Climate-related opportunities
S 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% LE% 40%
Energy sources Electricity purchased from renewable sources (2020 target: 100%!} 6% 6% 9%
On-site renewable energy generation [MWh) 1,763 1,131 782
Products and Portfolio with green building ratings (% by floor area) 23% 18% 18%
services Developments outperforming Building Regulations for carbon efficiency
(% better on average] 27% 25% 26%
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GHG EMIS510NS

Reducing carbon intensity

Emissions intensity

Carbon intensity acress our portfolio has reduced by 73% 2020
versys our 2009 baseline, exceeding our 2020 reduction target,
through the National Grid decarbonisation and our own 2019

efficlency iImprovernents

In 2020, we invested £880.000 in delivering over 20 energy 018

efficiency projects including a boiler upgrade, building

s 7,615

% 8,105

Absolute emissions Scope 1 and 2:

22,318

AT 24,515

RSO 34,769
W 8,842

w 41,758

management systems optimisation, impraved lighting cantrals, 2017 W 14,239

and the installation of LEDs. These are expected to result in m 46,637
annual energy savings of 2.250,000 kWh. Over the next 2076 TSR R e S SR 44,661
12 months, we will pursue SO 30001 accreditation at our

commercial offices. W Location-based methodolcgy

#& Market-based methodology

Scope 1and 2 emissions intensity'? [Tonnas 0 ol

020

Offices: per m net letiable area o 0032 004 0118
Retail - enclosed; per m* 0.037 0.043 0.174
Retail - open air: per parking space 0.044 0.049 0.106
Total managed portfolio: per £rm gross rental and related income’ 38.05 46.21 -
Absolute Scope 1 and 2 emissions and associated energy use

.......... . — . . R aney _ 20
Scope 1 Combustion of fuel: N - o
Managed portfolio gas use and fuel use in British Land owned vehictes 6,327 6.433 5,196 30,715 31,203
Scope 1 Operation of facilities: Managed portfolio refrigerant loss from
atr conditioning 4618 123 - - -
Scope 2 Purchase of electricity, heat, steam and Locaton-based 15,373 20.258 41,186 62,880 74752
cooting for our own use: Managed portfolio electricity
use for commeon parts and shared services Market-based 669 1,549 -
Total Scope 1 and 2 emissions and associated Location-based 22,318 26,815 46,342 93,595 105,955
energy use Market-based 7.615 8,109 - -
Praportion of Scope 1 and 2 emissions assured by an independent third party 100% 100% - 130% 100%
Preportion that is UK-based 100% 100% - 100% 100%
Absolute Scope 3 emissions - managed portfolio® [Tornns U0 el

2120

Landlord purchased enargy: occup|er gas and electncwty Location-basad 33,405 35 471
consumption, upstream impacts of all purchased enargy
lincluding the fuels of on site vehicles] Market-based 1,534 nr
Landlord purchased water: upstream impacts 285 183
Waste management: downstream impacts 351 409
Proportion of Scope 3 emissions [above) assured by an independent third party 100% 100%

1 We have reported on all emission sources required under the Companmies Act 2006 (Strategic Report and Directors’ Reports) Regulations 2013 and the Companies
[Qurectars’ Repoctl and Lionitad Liabiity Partnerstups [Energy and Carbon Reportl Regulations 2018 [the 2018 Regulatians ] These saurces fall wathin our cansoldaled
hnancial statements and relate to head office activities and controlled ernissions from eur managed portfelio Scope 1and 2 emissions caver 99% 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

emission faclors frem the UK Government's GHG Conversion Facters for Company Reporting 2019

2 Omissions and estimations Where asset energy and water data was partially unavailable, we used data trom adjacent periods to estimate data for missing periods
In 2020, this accounts for 1 6% af total reported energy consumption and 1 2% of total reported water consumptian
3. Gross Rental Income [GRI| from the managed portiolio comprises Group GRI of £436m (2019 £432m), plus 1007 of the GRI generated by joint ventures and funds of
£787m (2019 £374ml. less GRI generated assets outside the managed portfolio of £212m (2019 £173m)
For full Scope 3 greenhouse gas reporting, see the British Land Sustainability Accounts 2020 at www britishland com/data

3 P19 residential data has been restated as more accurate data became avallable
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Non-financial
reporting disclosure

Where information can be found in this
Report on our impact

Reporting
requirement

Key policies

include Risk areas’

Environmental
matters

Sustainability Policy?
Sustainabitity Brief?

Stakeholder engagement
A new approach to sustainability
Reducing carbaon intensity

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

Disclosures

Sustamnahility performance measures

Employees

Code of Conduct*
Health and Safety
Palicy’

People and culture
Manag:ng risk in delivering our strategy

Human rights

Code of Conduct?
Modern Slavery Act
Statement?

Managing risk in delivering our strategy

Social matters

Cede of Conduct?
Local Charters
Sustamnability Brief*
Health and Safety
Policy?

Sustainability Policy”

Sustainability

Managing nisk in delivering our strategy

Anti-bribery and
corruption

Anti-Fraud Palicy?
Antr-Bribery and
Corruption Policy
Whistleblowing?

Business model

Strategic focus

Non-financial KPis

Strategic performance and KPls

Sustainability

Climate-related financial disclosures

b Linkages to our Principal Risks and Other Group Risks which can be found on pages 78 to 87,
2. Available on www.britishland com/policies.
3. Employee version available through our internal Employee Handbook. Supplier version avattabte on www . britishland. com/policies.

Supply chain

We ask suppliers to work in a way we
believe 15 best practice to achieve our
social, environmetal and ethical
standards. The effectiveness of our
policies in this area can be seen in our
sustainability performance measures
on pages 221 to 223. We set out our
supplier obligations in areas such as
health and safety, human rights, fair
working conditions, anti-bribery and
corruption, community engagement,
apprenticeships and environmental
management in our Supplier Code

of Conduct.

Human rights

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

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

Anti-bribery and corruption

We are commutted to the highest

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

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

long term value.

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

Connectivity

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

Open and public spaces

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

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

The right mix of uses and occupiers

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

Flexible and affordable offer

Gur retait and workspaces are attractively priced: we offer a range of floor plates,
different levels of service and more flexible leases. We actively work with custorners
ta evolve space in line with their neads.

Deating with Covid-1%

By responding guickly, eflectively and thoughiiully 1o the

commitment to our © mers and the communities who live iIn and ar:

prowvided hinancial bty s practical support to many of our occupie perie

challenges and cur campus netwarks have prowded animportant forum for accupiers o connact with
We are workung with employment arganisations 1o redirect workers 1o areas where there

15 3 clear need or to provide langer termy skalls and emplayment support to people whose livelihoods

have been affected
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Campus stories
Creating places to work, shop and be entertained.

434344

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

BROADGATE

iMademr Hmyg
T vy 1 nnl‘

Y 1L LAl

Broadgate is successfully appealing to aLf§
broader range of occupiers on both new a
refurbished space, demonstrating jts uniquy’,
appeal. This year we let space on the ‘existhg .
portfolio to challenger bank Monzo whhfank
-of Montreal and Workday among these taking
space in our newest developments. We
added new restaurants Baraka and Bar
Douro with retailers Reiss and Waterstones
also taking space. in Septermber, Finsbury
Avenue Square was transformed by the
“Please be seated” installation for Landen

" Désign Festival and our popular anfeg .
Forest returned for its third year.

97% £162m

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

Trnn Soaare

97% £80m

QOccupancy Rent
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Paddington
contrar®

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

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

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 cornmunity and wider
stakeholders which has resulted in
significant changes to our masterplan
over the last five years.

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

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

“Aritish Land demonstrated g real and proactive approach
fo community engagement at Canada Water Through events
exhitions, com and the
carmmunity prowects, British Dand e Ao local people
and reflected Hus tsedback in thelr masterpian. They have
gone be=y ,".ui‘ the: formal planning process toimprove the ¢
for residents, for example by changing the location of the leisure
contre and the duck crossing, @ ww‘e' as responding positively
to our need for more social housing.”

SR ”lll\

-to-day delivary o

Peter John, Leader Southwark Council
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MARKET INSIGHTS

Understanding our markets

Our business is well positioned to respond to the challenges and

opportunities in our markets.

Heightened economic uncertainty
Forecast real GDP growth %

Source Oifice for Budget Respensibility, April 2020

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

to quantify how deep u 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 shap and it 1s not yet ctear
whether or to what extent these changes
will become permanent.

Already this uncertainty has caused
occupational and investrnent markets
across our business to stall, For Offices,
the fundamental attractions of Landan
remain sound so recovery, when
restrictions are lifted, 1s expected to
come sconer, but the impact may be
moare prolonged in Retail.

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

Qur response

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

Continued challenges in retail

Online % total retsil sales

Saurce ONS

The growth of online retail 1s a well-
established trend, but many retailers
have struggled to adapt their models to
this new way of shopping. This structural
theme has accelerated as a result of
Covid-19 which saw more people shop
anline than ever befare. 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 a result, seversal aperators whase
business models were already struggling,
entered CVA ar administration |In the
shaort term, many businesses have
benefitted from [andlord or Government
support, but how tong this can remain in
ptace s not clear. Longer term only
businesses which successfully evolve
thetr offer to be compatible with online
will be successful

Our response

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

Unemploymentin London

2.1m

Jobs in the UK digital
ecanomy

+150%

Increase in digital tech
jobs since 2013

Source Technatron

Notwithstanding the impact of Cowid-19,
the war for talent in London 1s having a
real influence on the type of space
occuplers are locking for.

Lendon and the South East host mare
than half of European HQs for the
world's largest 500 companies and in
2019, London recewed $9.7bn of venture
capital funding into the technology sector,
ranking 1t fourth globally This reflects
London's exceptional pool of talent,
spanning finance, technology and
creative Industries. With many sectors
competing for the same skills, 1t has
become harder to attract key talent

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

Our 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 connectvity, 100% of
our current new developments are on
track to achieve BREEAM Excellent
rating and all future developments will
be net zera carben



Focus on sustainability

Indicative relationship between
operational and embiodied carbon
emissions for offices

Whale Ufe operat.onai >
Zarbon emissions

Whote Ufe zmbodied
carbon emissigns

B Embodied erussions Lo practucal complation

# Emboded emissions from fit out
refurbishment and deconstruction
Cperational ermissions from energy use

Scurce RIBA, British Land

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

By reusmg existing materiats, which 1s
everything from the bullding’s structure
toits furniture, and by sourcing any new
materials responsibly, we can minirmise
the carbon impact of developrnent. With
more thoughttul canstruction, leveraging
technology to deliver operational
efficiencies, we can further reduce
emissions over a buillding’s lifetime

As an industry, we have come together to
tackie climate change, pledging to deliver
riet zero carbon portfalios through a
Chrmate Change Commitment launched
by the Better Buildings Partnership.

Qur response

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

Social inclusion

What makes a successful place

Saurce Project for Public Spaces

There 1s a growing expectatian that
aperators of public space have 3
responsibility to the wider community to
create places that have a positive impact.
This I1s particularly evident during the
Cowid-19 crisis when many property
companies responded proactively,
providing financial and practical support
to businesses and communities N need.

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

Operators of public space alsc have a
responsibility to ensure far and ethical
practices throughout their supply cham,
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 metrics
against which we will measure our
performance. We promote ethical
warking practices through our Supphier
Code of Conduct.

Role of technology

Why companies invest in PropTech %

Source KPMB

Today, real estate 1s a more custormer
facused 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 dernonstrate how
space 15 used, helping us refine our offer
to meet more of our custamers’ needs.
For example, data-driveninsights can
help toidentify the nght mix of uses and
the right operators for our schemes.
Technology can also help us personatise
space, potentially generating improved
efficiencies for us and our customers.

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

Our response

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

Market backdrop

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

Macro-economic context

The backdrop remarned volatile
throughout the year, reflecting continued
Brexit uncertainty and a fast-changing
political environment including December's
General Election The decisive election
result and subsequent greater clarity on
Brexit improved confidence, butthis
dropped markedly as the Covid- 19 situation
developed through February and March.
Most shops selling non-essential goods
and services, including entertainment,
dining and leisure remain closed.

The longer terrn econormic impact of
these restrictions s expected to be
significant, albett hard to guantify and
despite Government support, the Office
for Budgetary Responsibility’s illustrative
projections are for GOP to decline 13%

In 2020, with animproverment in 2021
{based on 14 Aprt 2020 report)

Lendon market

The London investment market was
subdued in the first half of the year with
investors cautious pending greater clanty
on Bresut, but there was a notable uptick
in activity after the election with £4 4bn
of Central Londcn 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 1n volumes for the guarter to
March 2020 While confidence may be
impacted in the short term. longer term
the market 1s underpinned by seund
fundamentals and in the context of
global uncertamnty, London real estate

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

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

A preference s also emerging for space
which Is sustammable with the rental
premium for buildings which are rated
BREEAM Outstanding or Excellent
eshmated by JLL to be ¢ 10% in central
Lendon Flexible workspace continues to
be important, and accounts for 12% of
take up, although certain business
rmaodels particularly those who do nat own
therr own space, were struggling even
prior to Covid-19, and for these operators,
the current ervironTrent ts proving
particularly challenging. Actvity slowed in
March and loeking forward, palarisation
towards high guality, well located space is
likely to accelerate Supply is relatively
constrained in these markets and
pre-letting levels have remaned healthy,
with 61% of development under
construction already taken.

Retail market

Retail markets remained challenging.
Investment volumes were low with
Invesiors very cautious on vatue given the
challenges faced by accuplers while certain
sellers are known to be under pressure,
driving down pricing. Liquidity slowly
returned to the retail park market, with
several transactions announced in early
2020, albeut at relatively wide yields.

Glasgow Fort
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However, a number of these deals

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

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

the outlook 1s uncertain and several
operators have since entered CVA or
admunistration Retail deemed essential,
including supermarkets and pharmacies,
have performed better and across the
market there 1s a renewed focus on
supply chain and distnbution networks,




Our Strategy

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

A Mixed Use Specialist

We have a clear tong tern stratedy to build an increasingly mixed use business.

We expect many of the macro trends we
have built our strategy around to
accelerate as a result of the current
crisis, so our long term strategic focus
remains unchanged. However, it
remalins early days and we do not yet
have clanty arcund what long term
trends will emerge so we will remain
alert as things develap and flexible in our
approach, including evolving or adapting
our stralegy 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 s likely to be an increasing
emphasis an workspace which Is high
quality, modern and supports more
flexible waorking, places which benefit
from green and open spaces are also
more likely to be preferred. The ability to
shop quickly and efficiently near to the
place of work 1s a key advantage tn the
short term, and long term, people will
again want opportunities te socialise or
be entertained nearby Thereis also a
growing expectation that businesses and

Progress on our strategy

Key focus areas and indicative business mix Progress

places of work minimise their impact on
the envirenment and make a positive
contribution te local communities
Workspaces which meet these expectations
help busmesses attract and reta:n talent
and support productivity and effectiveness.

How does it deliver value?

A successful mixed use strategy,

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

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

role within a thrviing local community,
our places are hetter able to succeed.

Campus focused London Offices

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

How are we delivering it?

We have a clear and consistent plan to
reshape our business to comprise three
core, complementary elements as part
ot 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
retatl and leisure offering

A smaller, more focused Retail
portfolio: high quality, accessible

and well tocated assets which are
affordable to retailers and can play a
rote facilitating online fulfilment such
as click and collect In London, assets
focused an transport hubs, especially
assels with mixed use potential
Canada Water and Residential; plans
for 3,000 homes at Canada Water
with further opportunities within

our portfolio

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

recently completed and committed developrnents now let ta a broad range of accupiers
&0-65% - Creating options with 760,000 sq ft of planning applications submitted
Including Storey ¢.5% - Storey aoperational across 297,000 sq ft on all three campuses with further 50,000 sg ft identified
- Smart-specific guidance documents produced for internal teams and supply chain; smart-enabled
our head office bringing bullding systems and sensors inta a single cloud environment, which will
enable us te control and manage space remately; seiected partner to deliver our Carmpus app

Refacused Retail

- Dutperformance on footfall and sales

25-30% -

Canada Water & Residential

£296m assets lour sharel sald since April 2019, 5% above book value

Focusing on assets which support instare fulfilment and click and collect

Completed on eight umits in the period at Clarges with one unit remaining at a book vatue of £3m

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

c.10%

call in the scheme, positianing us to progress our masterpian which includes 3,000 new homes

Aldgate Phase 2, a BTR scheme delivering 15% units added to our near term pipeline with planning
on the building now agreed

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

Campus focused London offices

At our London campuses, we create and
manage some of the best connected, most
accessible space in London. Located in
vibrant and exciting neighbourhoods,
they provide world class, modern and
sustainable offices alongside public
spaces, with a range of places to spend
nme outside of work. These unigue
campus benefits are the result of
specific Investrment 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 occuplers and to
cater to thew 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 basts; to fully fitted
and furnished, generally on a short

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

Storey i1s deliberately differentiated from
other flexible offerings in atlowing
occupiers to personalise their space
through their own branding while
benefitting from the shared amenities in
the building and on our campuses. it has
helped attract new types of occuprer to
our campuses, particularly tech and
creative businesses whao benefit from
being located around some of the
world's leading financial, legal and
prafessional companies. Storey has also
becorme 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
Paddngton occupiers

Asmaller, more focused
Retail portfolio

In the context of rapid and fundamenial
structural change in retail, which could
be accelerated as a result of Cowid-19,
we plan 1o reduce this part of our
business to 25-30% of the total portfolio
over the medium term. Retarl will
remain a significant part of British Land
reflecting our longer term view that as
part of an increasmgly mixed use
business, the right assets In the right
locations will succeed These include
high gquality, accessible and well lacated
assets which are affordable to retailers
and can play a role facilitating online
fulhilment such as click and collect; in
particular, retail parks which are more
conducive to mission-based shopping
and are open alr, so people may feel
more cormfortabte visiting In London, we
will focus on transport hubs, especially
those assets with mixed use patential

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

e O LR P
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primarily comprise solus assets, with
Uimited asset management potential,
and sorne multi-let centres, particularly
those outside Landon which do not fit
our longer term strategy. In the context
of today's valuations, aur focus 1s an
Intensve asset management, keeping
our assets full and exploiting demand far
assets which support instore fulfilment
and click and callect, so we expect
progress on sales to be slower near terr.

Residential

Residential is complementary to our
existing expertise and longer term will be
additive to our mixed use strategy. We see
rmost potential to build expostre 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 ensurmg that our
producis high quality, reflects our
strategy, adheres to the highest standards
of safety and sustamability but inevitably
rneans that it will be delivered over a
longer ime frame.




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 muttiple
environmental and social factors. We were
particularly pleased to achieve a 73%
reduction in carbon intensity, exceeding
our target of 55% agarnst our 2009
baseline, and a 55% reduction in energy
intensity In line with our target of 55%.

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

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

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

Looking forward

As we conclude our 2020 programme,
we are pleased to launch our new
targets for 2030. Building on the
momentum we have established over
the last five years, these targets will be
similarty stretching and will focus on two
areas where action 1s most urgent:

Creation of a Net Zero Carbon
Portfolio by 2030

The main drivers of this will be:

- All developments delivered after April
2020 to be net zero embodied carbon
A 50% reduction in embodied carbon
emissions at our developmenits, to
below 500kg CO-e / m’ by 2030
A 75% reduction in operational carbon
emissions across our portfolio by 2030

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

Te bring focus to operational
performance, we undertock 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 1n green
bullding certifications

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

A place-based approachto
social contribution

As a long term investor in places,

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

so the benefit is shared widely

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

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

Supporting communities
through Covid-19

Supporting lecal communities has been
at the heart of our response to Covid-19.
In 2008 we established a community
investrment fund, which now commits over
£1 3m of funding annually through which
we have provided support to those most in
need We were able to swiftly deploy part
of the fund to support our communities
through the crisis. We funded expert
strategic advice for the leadership teams
of our partners fram the CASS Centre for
Charity Effectiveness to help them deal
with the crisis, as well as funding bespoke
employment support programmes
through organmisations such as the East
London Business Alliance for those whose
livelihoods were affected Elsewhere we
helped indviduals to develop new skills
and donated equipment te 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 streng sustainability
performance is reflected in aur 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 MSCH,
96th percentile in Sustainalytics for our
sector, and mclusion in FTSE4Good and
Dow Jones Sustanability Indices (DS
2019 We have been a signatory to the UN
Global Compact since 2009 and witl
continue to support human rights, fair
labour practices, good environmental
performance and oppose corruption
through our strategy, governance and
business operations.
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PERFORMANCE REVIEW CONTINUED

Business Review

Portfolio valuation

£11.2bn

Occupancy

96.6%

Weighted average lease length to
first break

5.8 years

Total property return

(6.4)%

ERY movement

(4.7)%

Valuation movement

(10.1)%

Portfolio performance

Valuation
At March 2020 £m
Of%rces R 6,%73-
Retait 3,873
Canada Water 364
Resdental 147
Totat 11,157

Overall, the portfolio was down 10.1% In
value Alt of our valuation reports include
a ‘matenial valuation uncertainty”
disclosure. This states that valuers can
attach less weight to previous market
evidence for comparison purposes, and
thus less certalnty - and a higher degree
of caution - should be attached to their
valuations than would nacrmally 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% n
Offices, led by developments (+7 5%,
and supported by good ERV growth,
which reflected a lack of quality supply in
all submarkets, with ERVs in the City up
4.5% and up 2 4% in the West End. While
we have seen some variation between
the campuses, with the value of
Broadoate +4.7% and Paddington
Central +1.9%, these were driven by
campus-specific lease events.

Retail values declined 26 1% reflecting
ongeoing structural chalienges
compounded by the impact of Covid-19.
Our third party valuers made Cowd-1%
adjustments in respect of their FY20
valuations which included the following
and together these ad|ustments
accounted for a ¢.6% valuation decline

- deducted three months rent roll onall
non-essental retail as a caprtal sum
non-contractual income such as
commercialisation deducted as a
capital sum for a period of six months
increasing yields by between 25-100bps
based on the quality of the scheme
and current yield profile

- increasing void periods to reflect
additional leasing time
increasing structural vacancy
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¥aluation

Total property
muovemant  ERV mnverment Yietd shuft return
Lo B - R
23 3.2 -4 5.7
[26.11 (11.7) +101 (22.6]
98 na na 14.3
ep _ ma e _(01)
(o1 {4.7) +38 [6.4)

In addition, throughout the year there
has been little transacuionat evidence,
particularly for larger lot sizes. As 3
result, we have seen significant outward
yield shift for prime assets. There were
signs towards the end of the financial
year that imited activily was returning to
the retail park market, with a number of
transactions announced, but this was
superseded by the impact of Cowvid-19.

Canada Water valuation increased 9.8%
reflecting good progress on planning,
albeit the value declined slightly in the
second half as a result of the impact of
Covid-1% on the retail existing use element
of the valuation. This effect should
unwind on drawdown of the headlease
and the adoption of a development
valuation for the masterplan

Offices outperformed the Central
l.ondon Office benchmark and the

All Gtfices benchmark. However, Retall
underperformed the benchmark which
saw the strongest performances {rom
superstores and high street shops.

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



Capital activity
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The total gross value of our investment
activity since 1 April 2019 was £885m
with retall disposals accounting for
£296m [our share] Qursale of 12
Sainshury's superstores to Realty
Income Corporation in Apnit 2019 for
£429m lour share £194m) was the
largest single component of this and was
achieved at a modest premium to book
In line with strategy, we have continued
to make sales fram our standalone
[solus) porifolio, Including a leisure
asset and a Homebase both of which
sold significantly ahead of book but have
been more pragmatic on other assets
with a standalone Debenhams and a
Sainsbury’s superstore sold below book.
Paost year end, we agreed the sale of a
standalone Tesco in Brislington on an
unconditional basts at book value
[£42m), with completion expected later
this month. We also exchanged and
completed on the sale of our share of a
portfolio of reversionary interests in
Sainsbury’s superstores for £107m.

The most notable purchase in the

year was a 20% interest in West One,

a shopping centre and offices building,
above Bond Street station. Thrs 92,000 sq
ft scheme provides attractive long term
potential and is in line with our plan to
become an increasingly mixed use
business. Working with Norges who
retain ownership of 79% we will assume
responsibility for the asset management
and any future development, generating
a fee income.

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

to date.

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

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

Data and insights

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

This year, we completed our largest ever
B28 customer satisfaction survey,
spanming retail, affice and Starey
customers, including 141 sepior decision
makers, 65 facilities managers and 737
store managers The research gauged
satisfaction with us as a landlord and
collected feedback on how service had
changed over time, how we compare to
competition and what we could do to
better support our customers, and
changes were implemented as a result.
We completed the roll out of footfall
counters to our carmnpuses, enabling us
to better understand how many people
visit and the flow around the campus,
helping Us to tailor our offer, and we are
triating machine learming to estimate
the performance of cur retailers at

OUr CBMPUSES.

Smart Places

Qur Smart Places teamn deliver digital
placemaking across our London
campuses, using technology te erthance
the expernience and operation of our
places. We have a clear visjon 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
specity smart technalagy in line with our
expectations during development and

fit out We smart-enabled sur 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,
gving us much greater understanding
and contral aver how our building
operates, allowing us te find efficiencies
with both energy usage and space
utilisation. We have selected Equiem

as a partner to deljiver a campus app,
initially at Broadgate, with the aim to roll
out across our other Londaon campuses
m 2621, This builds on the experience
we had during FY20 developing and
publishing the StoreyPortal app across
Storey and Storey Club which gave users
a seamless interface to book meeting
rooms, arrange catering, book Inh guests
and access space. Reflecting this

good progress, we were thrilled to win
“Best Adoptian of Tech” at the 2019 UK
Proptech awards.
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PERFORMANCE REVIEW CONTINUED

Campus focused London offices

Campus operational and
financiat highlights

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

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

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

Activity generating like for like
income growth of 0.8%

Leasing activity covering 244,000
sg ft representing £40m of rents

New lettings and renewals on
investment portfolio signed 2.1%
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 Landon campuses, each
benefitting from excellent transport
connectivity and vibrant local
neighbourhoods which are an important
part of their appeal. Building on this, our
strategy 1s focused on expanding the mix
of uses, to enhance the retail, dining and
entertainment offer, embedding cur
places more tirmly within the local
cammuanity and appealing to a broader
mix of pccupier,

We agreed 945,000 sq it of new lettings
and renewals 1n the period, overall 9.1%
ahead of ERV as our high quality, well
located space continued to drive a
premium Leasing activity inevitably
slowed in the final month of the year. but
we are under offer on 220,000 sqg ft and
in negotiations on another 140,000 sq ft.
We are continuing to conduct virtual
viewings and have responded to 375,000
sq ft of new RFPs since the crists began.

Each of our campuses has remained
open and fully operational throughout
the Cowid-19 outbreak although physical
occupancy was significantly reduced
with the majority of peaple working
from home.
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Broadgate: Continued strong teasing

Our 1m sg ft development programme at
Broadgate 1s nearing cornpletion and is
now 83% let. We have also let welt on
our standing portfolio, with 51,000 sg ft
of leasing at Broadgate Tower, and
challenger bank Mgnzo taking 124,000
sq ft at Broadwalk House.

At 100 Liverpool Street (524,000 sq ft],
Bank of Montreal coramitted ta 60,000
sg ft and Japanese Bank SMBCE
increased their commitment by 22,000
sq ft taking their total occupation to
184,000 sq ft. As a result, the office
space s now 84% pre-let. In retail, we
also made good progress this year, we
signed L'Occitane, John Reed Gymns,
Tommy Hilhiger, Monica Vinader and
Space NK inthe second half and are
under offer on three restaurants. Sitting
at the entrance to Liverpool Street and
the new Crossrail station, these are
prime retail locations

At 1 Finsbury Avenue (287 000 sq ft),
which completed at the end of FY19 we
are vnder offer on a third restaurant and
a leisure operator, which will join two
eusling restaurants. lechnotogy firm
Workday also signed for 29,000 sg ftin
the second half; and 73,000 sq fiis
allocated to Storey

At 13b Bishopsgate, which reached
practical completion in the second hatf,
we et 9,700 sq fi 1o FinTech operator
FNZ and are under offer on a further
20,000 sq ft, leaving only 7,000 sq ft
[representing 10% of space] available to
let Post completicn 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% zhead
of passing rent and the campus I1s
virtually full, with occupancy of ?7%
Qverall, we delvered a valuation uplift of
4.7% refiecting ERY growtn of 5.0% and
yield contraction of 14bps



Paddington Central: Recommitment
of largest cccupier

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

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

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

Regent’'s Place: Repurposing
existing space

Consistent with trends at Broadgate and
Paddingtan Central, existing space I1s
also letting well at Regent's Place with
45,000 sq ft let to Skyscanner at 338
Fuston Road and Mind Gym, a learning
and development speciatist taking space
at 350 Euston Road We have continued
to strengthen our retail offer with space
let to Acal Berry, the Amazon Boost
Superfood Bar and renewed leases to
Starbucks and Daisy Green We opened a
new café at 17-19 Triton Square entirely
built from recycled materials with a
more sustainable approach to food, and
we are on site with a programme of
public realm mmprovements, including a
new community park.

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

Paddington Central

Storey: our flexible workspace brand

Storey, aur flexible workspace solution,
launched three new buldings over the
year, bringing the total space operated to
297.000 sq ft. It Is & deliberately
differentiated concept providing high
quality private workspaces in great
locations across London, which
customers can brand and personalise
themselves, With nearly 70% of
customers being UK/European HQs for
scale up or large muttinationat
companies, Storey appeals to husinesses
with 50+ people on average, who want
larger floor plates, lower density and
private meeting spaces. Now n its third
year, Storey provides an additional level
of flexibility and service for British Land
customers, becoming an integral part of
London campuses, supporting our
“core-flex” strategy.

Occupancy across stabilised builldings
was 72% at year end and remains
unchanged Progress at new buildings
has been encouraging, including 1FA
where we have let space to 11.F5,

a digital iinancial services firm for banks.
At Wells Street, our first standalone
building, we are fully let with a recent
letting to data managerment firm
Datastax. Average lease lengths are
now 76 months to term certain and
retention rate 1s 68% based on lease
events, with g further 19% of customers
having expanded within Storey.

Storey Club, which offers ad hoc
waorkspace, meeting and dining rooms,
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

airmed at campus occupiers and the
local community.

Looking forward, we are committed to a
further 0,000 sq ft across 2 Kingdom
Street, 6 Orsman Road and 100 Liverpool
Street, which is nearing completion and
witl iInclude Storey Club space.
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PERFORMANCE REVIEW CONTINUED

Smaller, more focused Retail

Retail operational and
financiat highlights

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

- Yield expansion of 101hps; 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 accupiers,
3.6% ahead of passing rent

- High occupancy maintained
at 95.7%

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

CVAs and administrations
reducing annualised contracted
rent by £11.3m

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

- £2946m [British Land share)
nan-core assets sold since
April 2019

Performance review

Operational performance

With markets challenging, even prior to
the impact of Cowid-19, our focus has
heen on driving operational performance
and keeping centres full. This has
required a more pragmatic approach at
some locatiens but we have maintained
occupancy at 96%, leasing 1,361,000 sq
ft, with teases greater than one year on
average 4% below previous passing rent,
with an average lease term of 6 7 years
and average incentives ot 10 months

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

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

We have continued to outperform

on foatfall 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 benchrnark and like for like sales
were down 82% Grocery anchored sites
performed better, with footfall down 70%
and sales down 42%

CVAs and adrninistrations

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

an annualised basis Several of our
customers entered administration

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

Capital activity

In November 2018 we set cut a clear
plan to refine cur Retail portfolio to
deliver a smaller, more focused
business representing 30-35% of tatal
assets, we have revised this to 25-30%
given the subsequent retuction 1n
values Since November 2018, we have
made £610m {our share| of retail sales
willl £296m [our share] achieved this
year. The sale of 12 Sainsbury’s
superstores to Realty Income
Corporation accaunted for the majonty
[£194m British Land share] but we also
sold a leisure asset in the first half and
four solus retail assets towards the end
of the second half.

Independent retailer,
Meadowhall
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Portfolio

Developments are a key element of aur
investment case as a fundamental driver
of sustainable value and growth for the
long term. Recently caompleted and
committed developments total 1.érn sg ft
and are now B88% let, securing £54m of
future rent. This means that speculative
exposure s low at 0.6% of portfolio value
and costs to came on our commiited
pipeline are £76m.

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

this is a key competitive advantage.

In addition, the majority of space in our
development pipeline i3 either income
producing or held at low cost, enhancing
our flexibility, so we have attractive
options we can progress as and when
appropriate If we were to commit to

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

below our internal rnisk threshold for
speculative development of 8%. Although
we will not make further commitments
until we have more clanty on outlook.

Construction cost forecasts pre Covid-19
suggested that the rate of growth was
likely to be moderate compared with
long term historical trends, owing to
the continued market uncertainty
surrounding Brexit and weaker global
growth. However, since Covid-19, there
is increased market uncertainty; raw
material costs have decreased, wages
are static, low productwity 1s prevatent
and markat consolidation is expected.
This suggests that short term tender
orice inflation is likely to be very low.
This is stitl set against the risk that a
prolonged detay ta Brexit terms being
agreed increases matenal costs and
reduces labour supply tn 2020/21.

Therefore, the anticipated range of

cost inflation 1s expected to be between
2%-4% per annum To mitigate this nisk,
97% of the costs on ocur major committed
development programme have been fixed.

Campus developments

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

Completed develgpments

We reached practical completion 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
spacef nsing to 97% including ail space
atlocated to Storey. We have four retait
units left to let and all office occupiers have
now taken cccupation. At 135 Bishopsgate,
wa are now 90% let by ERV, with just
7,000 sq ft remaining

Committed developments

Qur committed office development
pipeling 15 now fecused on two buildings,
100 Liverpool Street at Broadgate

and 1 Triton Sguare at Regent's

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

as a result of Cowid-19 restrictions,
which has pushed out completion dates
[see Covid-19 gperational update on
page 73}, but work has now recommenced
albeit on a restnicted basis

100 Liverpool Street [524,000 sg §t)1s 84%
let on the office space and with 45,000 sq ft
allocated to Storey, we have only 20,000
sq ft left to let. The buillding I1s on track
to achicve a BREEAM excellent rating,

a WELL Gold Certification for Wellbeing
and a WiredScore platinum rating for
internet connectivity. Sustainability has
been integral to the design and delivery
of this building: by retaimng half of the
existing structure we have saved 7,200
tonnes of embodied carbon and are on
track to save a further 4,100 tonnes
through carbon-efficient design and use
of low carban materials More than haif
of the construction spend has been with
businesses in the City and neighbouring
boroughs, ensuring local people benefit
from aur develapment.

At 1 Triton Sguare, Regenti's Place,

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

Near term pipeline

Our near term pipeline covers more than
Im sq it At Norton Folgate we have
consent for a 336,000 sq ft schemne
comprising 257,000 sq ft of office space
alongside retail and residential space,
to create a mixed use development
which is in keeping with the historic
fabric of the area. Qur plans envisage

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

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

At Aldgate Place, Phase 215 a buitd-to-
residential scheme delivering 159 hormes
with 19,000 sq ft of office space We have
achieved planming consent for our revised
buiding tayout and will be subrmitting 2
second appbcation on the landscaping m
the coming months We would not
expect to start on stie uniit we have
greater clarity on the market outlook.

Medium term pipeline

We have three campus developments
in the medm term ptpeline, togethar
covering mare than lm sq ft. These
buildings pragress our mixed use
campus vision and suppart future
incame growth.

The most significant scheme is 2-3
Finsbury Avenue at Broadgate where
our plans add 313,000 sq ft to the
ex1sting space to deliver a 563,000 sg ft
office-led scheme. The building is
currently generating an income through
short term, more flexible lettings,
inctudimg 51,000 sq ft allocated to Storey

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

100 Liverpool Street

by the Mayor and we are awaiting a
decision. The scheme ncludes the
opportunity to develop a former
Crossrail works site which reverts to
Bribsh Land on comptetion of Crossrail,
providing 80,000 sqg it of cornmunity,
retail, lersure and cultura! facilities,
reflecting feedback from focus groups
and residents who we consulied on how
this space could best be used. At the
Gateway Building, Paddington, we have
consent for a 105,000 sq ft premium hotet

Retail development:
enhancing and repositioning
our portfolio for the future

In bne with our disciplined approach to
capital allocation and reflecting our
longer term view on the rote of retail
within our portfolio, we do not expect to
undertake significant retail development
In the near term. We do however
maintain a range of apportunities
across our portfolio which preserve our
optionality but we would only commit

to projects which are aligned with our
strategy, most bkely cornprising a
mixed use element. and when market
conditions are supportive
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Completed developments

We cormpleted 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 na commutted retail
developments

Medium term pipeline

Qur medium term pipeline s facused

on mixed use opportunities. At Ealing
Broadway, we are working up plans for
an exciting new 303,000 sq ft office-led
mixed use scheme that will sit adjacent
to our Eabing 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
plans include 380 new hemes, alongside
shops, restaurants and 35,000 sq ft of
flextble office space At Meadowhall, we
have consent for a 333,000 sq ft leisure
extension but are unlikely to progress
this in the current environment




Canada Water: 53 acre masterplan

for a new urban centre in Central London

Highlights

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

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

Received Stage 2 confirmation
from The Mayaor of Londeon that he
will not be calling in the application
for further consideraticon

Drawdown of the headlease
may be delayed due to impact of
Covid-1% on finalising the S106
Agreement; anticipated earliest
summer 2020

- Netvaluation movement up
3.8% to £364m reflecting
progress on planning

Jamie Mehmaet,
Ballers Foothall Acadamy

At Canada Water, we are working with the
London Borough of Southwark to deliver
a om sg ft mixed use scheme, including
3,000 new homes alongside a mix of
commercial, retail and communmity space,
The site 1s located on the Jubilee Line and
the London Overground, making 1t easily
accessible from Londan Bridge, the West
End, Canary Wharf, Shoreditch and South
West London. It will also be an indirect
benefictary of Crossrail, which will reduce
pressure on the Jubilee Line between
Canary Wharf and Bond Street. It covers
53 acres including the dock area,
providing 48 acres of developable land.

In September we recerved a resolubon to
grant outline planning on the entire 5m
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 calling In
the scheme for further consideration.
Following the completion of the 5104
Agreement and 1ssue of planning
perrmission, which may be delayed due to
the impact of Cavid-19 on finalising the
5106 Agreement, we will be in a position
to draw down the headlease under the
terms of the Master Development
Agreement signed with Southwark
Councitin May 2018, which we anticipate
being earliest summer 2020, This will
combine the ownership of our assets at
Canada Water into a single 500-year
headlease, with Southwark Council as
the lessor. At that point, British Land will
own 80% of the scheme with Southwark
Council owning the remaining 20% and
going forward, they will be able to
participate in the development, up to

a maximum of 20% with returns
pro-rated accordingly

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

Sustainability has been integral to cur
approach from the start, and we are
committed to a strategy that ensures
the masterplan will support {ow carbon
living. !n total, a 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.
Qur plans will also benefit the existing
and growing tocal community, with
Investment into education, health and
community facilities in the local area

The first three butldings will deliver 265
homes, of which 35% will be atfordable
[split 70-30 between sccial rent and
intermediate housingl, as well as a new
leisure centre, new public spaces and
improved pedestrian connections.
Building K1 will be solely residential
while building AT will provide a mix of
residential and workspace and building
A2 will provide workspace and the new
leisure centre. Both A1 and AZ will
include retail at ground floor.

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

The net valuation moverment far
Canada Water over the year showed

an uplft of 9.8% reflecting the progress
made on planning
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Resilient performance
In a challenging market

unu,g

cXEIIb
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. 2020
Undertying earnings per share T -  3h9p C327p
Underlying Profit' ¢ £340m €306m
IFRS [Loss) after tax £{320Im £(1,114]m
DOwidend per share 31.00p 15.97p
Total accounting return'? ) ] B o B [3.31% 3 {11.0)%
EFRAnelasset value per share - T T = —— — = — o s0sp | 774p
IFRS net assets i _£8,689m £€7,147m
v T T T T T T T T T T s e = s 281%  340%
Weighted average interest rate: 2.9% 2.5%

See Glossary on website for definitions

See Table B withun supptementary disclosure for reconaliations to IFRS metrics

See Note Z within financial statements for calculation

See Note 17 within financial statements for calculation and reconciliation to IFRS metrics.

On a proportionatly consolidated basrs including the Graup’s share of jornt ventures and funds

[ -
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Overview

Financial performance for the year was resiient in the context
of significant sales over the last two years, an especially
challenging retail environment and the tmpact of Covid-19
which arose in the fourth quarter and so primarily impacted the
balance sheet valuations. Underlying earnings per share (EPS)
were down 6 3% at 32.7p, while Underlying Profit was down

10 0% at £306m. The impact of lower prafits 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 1n the year. Proceeds from sales have
been deployed inta our value-accretive development
programme The recently completed and committed schemes
are expected to generate EPS accretion of 4 2p once fully let
tased on expected rental income of £62m, of which 88% (s
pre-let Setting aside capital activity, earnings decreased by
0.8p, primardy due to increased provisioning for tenant
incentives in Light of Covid-19 Cost savings through
administrative and financing activities offset the impact of
retailer CVAs and administrations throughout the year.

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

£846m of residential sales at Clarges, Mayfair, £6m of which
exchanged prior to this inancial year. We also acquired a 25%
interest [E54m] in West One, 3 shopping centre and offices
building, above Bond Street station

Valuations reduced by 10.1% cn 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
pericd our financial position remains resilient. LTV has
increased by 590bps during the year ta 34 0% with the key
drivers being valuation declines contributing 340bps and capital
spend contributing 210bps. We had £1.3bn of undrawn facilities
and cash at year end and our weighted average interest rate
reduced to a new low of 2.5%.

Presentation of financial information

The Greup finanaial statements are prepared under IFRS where
the Group's interests in jeint ventures and funds are shown as a
single line item on the Incame statement and balance sheet
and all subsidiaries are consalidated at 100%.

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

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

Management monitors Underlying Profit as this more
accurately reflects the underlying recurring perfermance of our
core property rental activity, as cpposed to IFRS metrics which
include the non-cash valuation movement on the property
portfolio. It 1s 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 companies. Linked to this, the use
of Total Accounting Return allows management to monitor
return to shareholders based on movements in a consistently
applied metric, being EPRA NAV, and dividends pard.

Lean to value [proportionally consclidated) 15 also manitored

by management as a key measure of the level of debt employed
by the Group to meeltits strategic objectives, along with a
measurement of risk It also allows comparison to other
property companies who similarly manitor and report

this measure.
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FINANCIAL REVIEW CONTINUED

Income statement

1. Underlying Profit

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

203
Gross rental income 576 550
Property operating expenses [ (82
Net rental income 12 532 478
Net fees and other income 10 13
Adrministrative expenses 1.3 [81) (74)
Netfinancingcosts - 16 0711 431
Underlying Profit ' 340 306
Non-controtling mterests in
Undertying Profit 12 12
EPRA adustments” 72l (1432
IFRS profit/lloss) aftertax 2 _[220] _ (1,114
Underlying EPS 1 34 9p 32.7p
IFRS basic EPS 2z 13000 1110.0)p
Dendend ger share 3 31.00p 15.97p

EPRA adjustiments congist of invesiment and development property
revaluations, gamns/losses an investment and trading property disposals.
changes in the fair value of fimancial instruments and associaled ¢lose out
costa These items are presenied n the ‘capital and other’ column uf lie
consolidated income statement

1.1 Underlying EPS

Underlying EPS 15 32.7p, a decline of 6.3% on the prior year,
This reflects Underlying Profit decline of 10.0%, partally offset
by the impact of share buybacks which added 1.1p in the year.

1.2 Net rental income
£m

532

(14) @ ; Gl [

Loa=for ks 7

renbans e

adn

timl nra,

Net sales of income producing assets over the last 2 years was
£0.9bn, Thig reduced rents by £33m 1 the year, including £12m
from superstore sales, £4m from the sale of 5 Broadgate in
June 2018 and £11m from the sale of the Spinit Pubs portfolic in
March 2019 Proceeds from these sales are being reinvested in
the development pipeline which is expected to deliver £62m in
rents in future years and is already 88% pre-let {£54ml.
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Retail ke for like net rental decline 1s 5.1% i the year, primarily
reflecung the impact of CVAs and admimstrations. The offices
portfolio saw bke for ke 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 oris to be refurbished Expines have been more than
offset by the impact of leasing activity in the year,

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

Accounting changes upon adoption of IFRS 16 results ina £3m
increase o Nef rents, due to recogmsing head lease assets
under the fair value model.

1.3 Administrative expenses

Administrative expenses decreased by 8.6% in the year

The Group's operating cost ratio increased by 480bps to
23.5% {2018/19. 18.7%) as a result of lower rental income
following sales activity and an increase in property outgoing
expenses due to write-offs and prowisians made in respect of
tenant incentive. Excluding wnite-offs and provisions made in
respect of tenant incentives and guaranteed rent increases,
the Group's cost ratio1s 1% &%

1.4 Net financing costs

£m
ezt [
1 [111)
13
iy ~INgI.Irg el v 90 5472 2l
PRITA duzstment ISR Eophe 1as

Lower interest rates and our financing activity undertaken over
the last 24 months reduced costs by £6m Financing during the
year included the issuance of a new £100m 2034 USPP note
following prepayment of a £98m 2027 note, and repayment of
£30m of secured Broadgate bonds (BL share, n addition to the
E111m repaid in October 2018)

The reduction in finance costs as a result of proceeds from
net divestment includes the repayment of £86rm (BL share]
of secured Sainsbury's JV bonds on the sale of a portfolio of
superstares, partially offset by share buybacks

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

At 31 March 2020, on average over the next 5 years the interest
rate on 75% of our debt 1s hedged, hased on current commitments.
On a spat basis we are 81% hedged. Our use of interest rate
caps as part of our hedging (alongside swaps! means that
around half of our debt benefits if market rates remain low.



2. IFRS profit before tax

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

The IFRS loss after tax for the year was €£1,114m, compared
with a loss after tax for the prior year of £E320m As a result,
IFRS basic EPS was [110.0lp per share, compared to (30 Olp per
share in the prior year. Thus primanily reflects the downward
valuation movernent on the Group’s properties of £1,105m,

and an increase In the capital and other income loss from

Joint ventures and funds of £306m, both driven principally by
outward yreld shift of 101bps and ERY decline of 11 7% in the
Retall portfolio.

The basic weighted average number of shares in 1ssue during
the year was 934m (2018/19: 971m).

3. Dividends

In March, the Company announced the Board's decision to
tempaoranly suspend future dividend payments. This was
considered prudent to best ensure we can effectively support
our retail and leisure custemers 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 i1s sufficient
clanty of outloak. For this we will need to see a significant
improvement in rent collection and have more visibitity on the
post lackdown productivity of our assets, principally how quickty
retail customers and office workers return. The dividend for the
year ended 31 March 2020 was 15.97p.

Balance sheet

20
e 7 - o £
FProperties assets 12,316 11,177
Other non-current assets s _am

T T T T adwy 11,308
Other net current Liabilities (297} [241]
Adjusted net debt b 13,5211 {3,854}
Other non-current liahilitizs e
EPR&ngtassets o 8,649 7,213
EPRA NAV per share 4 05p  T7hp
Nor-controlling interests T T T T 112
Other EPRA adjustments” 1171] {178)
IFRS net assets 5 8485 7147

Propartionally cansolidated basis

1 EPRA net assets exclude the mark-to-market on derivatives and related debt
ad,usiments, the mark-to-markst on the convertible band as well as deferred
taxation on property and derivative revaluations They include the trading
properties at valualion [rather than lawer of cost and net realisable vatuet and
are adjusted for the dilutive impact of share ophions No dilution adjustment
s made for the £350m zero coupan canvertible bond maturning in 2020
Detals of the EPRA adjustments are included in Table B within the
suppiementary disclosures

4. EPRA net asset value per share
pence

905
33 6 774

il

;

The 14.5% decrease in EPRANAV per share pnimarily reflects a
valuation decrease of 10.1% across the portfolio. Yaluation
gains in the Office portfolio and Canada Water were more than
offset by a fatl 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
ongoing structural challenges faced by occupiers, the lack

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

While financing activity imtially decreased NAV by 2p, it delivers
future interest cost savings. Completion of the £125m share
buyback pragrarmme during the year has contributed 6p to
EPRA NAY.

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

EPRA Net Remnstatement Value INRV]  7.87 845
EPRA Net Tangible Assets {NTA} 7,202 773
EPRA Net Disposal Value [(NDV] 6,762 726

5. IFRS net assets

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

£1.542m from 31 March 2019, This was primanly due to the IFRS
loss after tax of £1,114m, along with £295m of dvidends paid and
£125m of share purchases under the share huyback programme.
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FINANCIAL REVIEW CONTINUED

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

Em
13,5210 382 37; L ’ (3,854)
% e GRECHEE (1251 [164)
(11g) 1388l (295)
Natzasr Owidesg- Share e 0
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Top=d eperatoes

Adjusted net debt 1s a proportionally cansohdated measure It represents the
Group net debt as disclosed 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, relaled debt adiustments and non-controlling interests

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

included in Table A within the supplementary disclosures

Net sales reduced debt by £264m whilst development spend
totalled £29Tm with a further £97m on capital expenditure
related to Storey fit-out and asset management on the standing
pertfolio. The value of recently completed and committed
developmentsis £1,174m, with £78m costs 1o come.
Speculative development exposure s 0 6% of the portfolio
There are 1m sq ft of developments in our near term pipeline
with anticipated cost of £605m.

7. Financing

S - Anee e
Net debt /

adjusted netdebt”  £2,765m  £3,247m £3,521m  £3,854m
Principal amount

of gross debt E2,881m £3,294m £3.8%5m £4,158m
Loan to value 22 7% 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

drawndebt =~ 73years éByears B1yesrs 7.5years

| Group data as presented in Note 17 of the knancial statements Thz propaortionally
consclidated figures include the Group s share of joint venture and funds’ net
debt and exclude the mark-to-market on dervatives and related debt
adiustments and non-contralling inlerests
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At 31 March 2020, our proportionally consolidated LTV was
34.0%, up 590bps from 28.1% 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
cansolidated LTV,

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

In March, we completed our first ESG Linked Revolving Credit
Facility at £450m with a group of eight banks, by extending and
amending one of our existing unsecured RCFs. The extended
RCF has a headline margin of 90 basis points over LIBOR
{unchanged) and an inttial five-year term which may be
extended to a maximum of seven years at Bntish Land's
request, subject to banks” consent The facility may comtinue to
be used for our general corporate purposes. Aligning with our
sustarnability strategy, the facility includes two ESG-retated
KPls focused on the BREEAM ratings of our developments and
assets under manageiment.

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

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

Our Liability and debt management activity has enabled us to
reduce our weighted average interest rate to a new low of 2 5%
Our weighted average debt maturity 1s 7.5 years

At 31 March 2020, British Land had £1.8bn of cammitted
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 uncertam environment reinforces the importance
of a strong balance sheet.

'

Lo Lt

Simon Carter
Chief Financial Officer



Covid-19 operational update

Sortdus 2Maronto 30 Apre
Recewed
Rert deferrals

Rent forgiven

Maovead to monthly
Outstanding

Collection of ad ustad ‘DIHH'TQE'

Loy Rata Tera

97% L% 68%

1% 40% 22%

1% 4% 3%

1% -

1% 12% 79%

S 995 8% 91%

1 Includes non-ofice customers lacatad withon our Londaa campuses

2 Taotal billed rents exciusive of rent deferrals, rent forgsven and tenants moved to monthly paymeants

3 Asat '3 May

Retail

Following the measures announced by the Government on

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

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

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

0On 26 March, we announced that at sites we control, we would be
releasing smaller retait, food & beverage and leisure customers
from their rental abligatians for three months (April to June)
The financial impact in terms of lost rent 15 ¢.£2m.

For other retall, food & beverage and leisure custorners
experiencing finanaial 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% s deferred, 4% 1s
forgiven, 12% 15 outstanding {primarily owed by strong retalers)
and 1% has moved to monthly payments

Several occuplers 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 ongoing
structural challenges were exacerbated at the year end
valuation date by the early effects of Cowid-19. The valuers made
several Cowvid-1? adjustments in arrving at their valuation which
are set outin the FY20 Business Review, these adjustments
accounted for a ¢.6% valuation decline.

In the period since the lackdown, 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 cccupancy 1s significantly
reduced with the majority of people now working from home
White the crisis has inevitably created uncertainty far our office
occupiers, it has not materially affected our rent collection to
date and we benefit frorn a high quality, diverse customer base.

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

At Storey, wedentifled savings from reduced operations

and offered all our customers discounted rent for 3 months.
This proactive measure has been well receved by our customers,
in particular smaller local businesses. Some customers have
asked for additienal flexibility In meeting their rental obligations,
and consistent with our approach across the portfolic, we are
supporting those companies who have been adversely impacted.
butwith otherwise strong business modeis. In these cases,

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

Across the Offices portfolio, we have 220,000 sq ft under offer
and 160,000 sq ft in negotiabions. We are continuing to make
progress, partticularly on larger deals which are generally on a
longer time frame On smaller deals, where accupiers are
looking to take space soon, pregress has been delayed due to
uncertainty around ht out and timing of occupation. We are
conducting virtual viewings and have responded to 375000 sq ft
of RFPs since the crisis began.

Developments

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

(3 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 I1s 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

Lowerimpact =
Typical sectors:

~ Global Technotogy

- Firancial Institutions

- Professional and Corporate
- Grocery and Convenience
- Government

93% |
Rent collected due between
2 March-30 Aprit

Our assessment of Covid-19 on our customers

We have undertaken a bottom up analysis to understand the
potentialimpact of Covid-19 on our customers and therefore
the nisk associated with our rental cashflows. Based on this
analysis, we estimate that those custormners likely to suffer a
relatively lower impact account for 49% of our contracted rent;
this includes sectors such as international technology
businesses, financial Institutions, professional services and
government. Customers we believe are likely to experience a
higher impact account for 51% of contracted rent, including
sectors such as F&B, leisure, fashion & beauty retail and other
generalt retail. Of this group, over a third are public companies
with market capitalisations of over £ibn [as at 18 May 2020}

Furthermore, income fram lower Impact custorners fully
covered praperty, administrative and finance costs in EY20.
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 Lo exceed 175% of Adjusted Capital and
Reserves [as at March 2020: 40%)
Net Unsecured Borrowings not to exceed 70% of
Unencumbered Assets (as at March 2020: 30%]

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

~ Food & Beverage, Leisure
- Fashion and Beauty
General Retail

Travel and Media

- Home and DIY

39%

‘Rent collected due hetween
2 March-30 April

i

-Over a third of higher impact

" businesses are listed with a
- market cap of over £1bn!

Based on contracted rents on a

proportionally consolidated basis,

1. Market capitalisation as at 18 May,

Secured debt with recourse ta the Granp s provided by
debentures with long maturities and limited amortisation.
These are secured against a combined pool of assets with
common cavenants; the value of the assets js required to cover
the amount of the debentures by a minimum of 1.5 times and
net rental ncomne must cover the interest at least once. We use
our rights under the debentures to actively manage the assets
in the security pool, in line with these cover ratios.

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

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

We have access to £1.3bn of undrawn tacilities 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 delizer a robust financial
Sooting, 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
af property returns. A loan to value ratio [LTV'] measures our
leverage, primarily on a proportionally consolidated basis
including our share of joint ventures and funds and excluding
non-controlling interests At 31 March 2020, our proportionally
consolidated LTV was 34.0% and the Group measure was 28 9%
Our LTV 1s 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 appreach to leverage based only on changes in
property market yields. Consequently, our LTV may be higher in
the low point in the cycle and will trend downwards as market
yields tghten,

Debt finance

The scale of our business cornbined wath the quality of our
assets and rental incorne means that we are able to approach a
diverse range of debt prowiders to arrange finance on attractive
terms. Good access to the capital and debt markets allows us
to take advantage of opportunities when they arise. The Group's
approach to debt inancing for British Land 1s to raise funds
predominantly on an unsecured basis with cur 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 far 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,

Maonitoring and controlling our debt

We monitor our debt requirement by focusing principally on
current and projected borrowing levels, available facilities,
debt matunity and interest rate exposure. We undertake
sensitivity analysis to assess the impact of proposed
transactions, movements In interest rates and changes in
property values on key balance sheet, iquidity and prefitability
ratics. We also consider the nisks of a reduction in the
availability of finance, including a tempoerary disruption

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

Managing interest rate exposure

We manage our Interest rate profile separately from our debt,
cansidering the sensitivity of underlying earnings to movements
in market rates of interest over a five-year period. The Board
sets appropriate ranges of hedged debt over that period and the
tonger term. Our debt finance 1s raised at both fixed and
variable rates Derwvatives [primarily interest rate swaps and
caps) are used to achieve the desired interest rate profile
across proportionatly consolidated net debt At 31 March we
had interest rate hedging on 81% of our debt {spot), and on 79%
of our projected debt on average over the next five years, with a
decreasing profile over that period Cur use of interest rate
caps as part of our hedging [alongside swaps) means that we
also bernefit 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 medim te longer term.
The use of derwatives 1s managed by a Derivatives Committee.
The interest rate management of joint ventures and funds is
considered separately by each entity's board, taking into
account appropriate factors for its business,

Counterparties

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

Foreign currency

Our policy 1S to have no material unhedged net assets or
babilities denominated in foreign currencies. When attractive
terms are avallable, the Group may choose to borrow In
currencies cther than Sterling, ang will fully hedge the foreign
CUrrency expusure.
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FINANCIAL POLICIES AND PRINCIPLES CONTINUED

Ourf

ive guiding principles
Diversify our sources of finance 'EA an

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

market conditions are favourable to meet the needs of our business and, where appropriate, total drawn debt
those of our joint ventures and funds. The scale and quality of our business enable us to access a [propo_rtmnally
proad 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 enable them to evaluate their
exposure within the overall context of the Group. These factors increase our attractiveness to
debt providers, and in the last five years we have arranged £3.3bn [British Land share £3.1bn] of
new finance in unsecured and secured bank loan facilities, Sterling bonds, US Private
Placements and convertible bonds. In addition, we have existing long dated debentures and
securitisation bonds. A European Medium Term Note programme is maintained to enable us to
access Sterling/Euro unsecured bond markets when it is appropriate for our business.

Phase maturity of debt portfolio 7.5 years

The maturity profite 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. Asa ~ average drawn
result of aur 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 matyrities, 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 £1.3bn

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

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

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

financing availabitity to support business requirements and new opportunities.

76

Maintain flexibility E 1 8 bn

Our facilities are structured to provide valuable flexibility for investment activity execution, ‘ ] )
whether sales, purchases, developments or asset management initiatives. Qur unsecured tota_)l_ r:evolvmg credit
revolving credit facilities provide full operational flexibility of drawing and repayment {and facilities

cancellation if we require] at short notice without additional cost. These are arranged with
standard terms and financial covenants and generally have maturities of five years. Alongside
this, our secured term debt in debentures has good asset security substitution rights, where
we have the ability to move assets in and out of the security pool.

Maintain strong metrics 340/0

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

our financial posttion would remain robust in the event of a significant fatl in property vaiues LTV (pfoportionally
and we do not adjust our approach to leverage based on changes in property market yields. consolidated)

We manage our interest rate profile separately frorm our debt, setting appropriate ranges of

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

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

3.8x

interest cover
{proportionatly
consolidated!
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Group borrowings

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

Secured debt for the Group lexcluding debt in Hercules
Unit Trust which is covered under ‘Borrowings in our joint
ventures and funds’) 1s provided by debentures with
maturities up to 2035.

Unsecured Borrowings and covenants

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

Net Berrowings 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
secunity, stood at £6 5bn as at 31 March 2020

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

31 March 2020, these assets generated £14m of surplus cash
after payment of interest. In addition, while investments in joint
ventures do not form part of Unencumbered Assets, our share
of free cash flows generated by these ventures i1s regularly
passed up to the Group

Unsecured financial covenants

Secured borrowings

Secured debt with recourse to Bntish Land 1s provided by
debentures with long maturities and Umited amortisation
These are secured aganst a combined pool of assets with
common covenants; the value of the assets s required to cover
the amount of the debentures by a mimimum of 1 5 times and
net rental income must cover the interest at least ance. We use
our nghts under the debentures to actively manage the assets
In the security pool, in line with these caver ratios. We continue
to focus on unsecured finance at a Group level.

Borrowings in our joint ventures and funds

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

Hercules Unit Trust has two term bank toan 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 maturnities of 10.4 years and

8.0 years. The key financial covenant applicable 1s to meet interest
and scheduled amortisation [equivalent to one times cover);
there are no LTV default covenants. These securitisations have
quarterly amortisation with the balance outstanding reducing to
approximately 20% to 30% of the oniginal amount raised by
expected final matunty, thus mitigating refinancing risk.

There i1s no obligation on British Land to remedy any
breach of these covenants in the debt arrangement of joint
ventures and funds.

2020

Y

Net borrowings to adjusted c;plt—ai and reserves

3% _ 29 29 55 TS

Net unsecured barrowings to unencumbered assets

29 26 23 21 30
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MANAGING RISK IN DELIVERING OUR STRATEGY

Effective risk management

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

Qur risk management framework

For British Land, effective risk management is a cornerstone
of our strategy and integral to the achievement of our objective
of delivering sustainable long term value We maintain a
comprehensive risk management process which serves to
identify, assess and respond te the ranoe of finantial and
non-financiat risks facmng our bustness, including those risks
that could threaten solvency and Liquidity, as well as to identfy
emerging rnisks, Our approach is notintended to eliminate risk
entirely, but mnstead to manage our risk exposures across the
business, whilst at the same time making the most of

our opportunities,

Our integrated approach combines a top down strategic view
with a complementary bettorm up operational process outlined
in the diagram betow. The Board has overall responsibility for
risk management with a focus on determining the nature and
extent of exposuie to the printipal risks the business is willing
to take n achieving its strategic objectives. The amount of risk
1s assessed n the context of our business model and the
external environment in which we operate - this s our nsk
appetite. It s integral both to our consideration of strateqy and
to our medium term planning process.

Our integrated risk management appreach

TOP DOWN
Strategrc nsk rmanagement

The Audit Committee takes responsibility for averseeing the
effectiveness of nsk managernent and internat 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 tiquidity.

The Executive Directors are responsible for delivering the
Caempany's strategy, as set by the Board, and manaaging risk
Our risk management framework categorises our risks into
external, strategic and operational risks The Risk Committee
lcomprising the Executive Committee and senior management
across the business and chaired by the Chief Financial Officer}
1s responsible for managing the principal risks in each categaory
in order {o achieve our performance goals.

Whilst ultimate responsiibty for oversight of risk rmanagernent
rests with the Board, the effective day-to-day management of
risk 1s embedded within our operational business unrts and
forms an integral part of how we work, This bottom up
approach allows potential risks ta be dentified at an early stage
and escalated as appropriate, with mitigations put in place to
manage such risks. Each business unit maintams a
comprehensive risk register. Changes to the register are
reviewod quarterly by the Risk Cortimittes, with sigmiticant and
emerging risks escalated to the Audit Committee

BOTTOM UP

Operational risk management

BOARD / AUDIT COMMITTEE
F S

Review external ervironment
Robust assessment of principat risks
Set risk appetite and parameters
Determine strategic action pomts

v

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

RISK COMMITTEE/ EXECUTIVE DIRECTORS

Identity principal risks

Oirect delvery of strategic actions i line with
risk appetite

Manitar key risk indicators

v

Consider completeness of identified risks and
adequacy of rtigaling actions

Consider aggregation of risk exposyres across
the business

BUSINESS UNITS

Execute strategic actions
Report on key risk indicators

v
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Report current and emerging risks
identify, evaluate and rmitigate operational risks recorded in risk register



Qur risk appetite

Investment strategy

Exzcution of targeted acquisitions and dispasats in Line with capital atlocation pian PAN
[overseen by investrment Commitize!

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

Development strategy

Total development exposure <15% of invastment portfolio by value s

Speculative development exposure <8% of investment portfelio by value
Progress on execution of key development projects against plan

capital structure
were to rige to previous peaks
Financiai covenant headroom

Finance strategy

Manage our leverage such that LTV should not exceed a maximum level f market yields <

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

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

Peaple Valuntary staff turnover RN
Ermnployee engagement
Income sustainability Market tatting risk including vacancies, upcoming expiries and breaks, snd speculative PN

develepment

Weighted average unsxpired lease term

Concentration of exposure to ndwvidual cusiomers or seciors

/f‘ Increase

Key: Change in risk appelite from last year

Our risk appetite 15 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
identifled a suite of Key Risk Indicators [KRIs] and defined
specific tolerances for each (summarised abovel, These are
reviewed quarterly by the Risk Committee, to ensure that the
activities of the business remain within our risk appetite and
that our risk exposure 1s well matched to changes in our
business and our markets, These include the most significant
Jjudgements 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 nsk will vary over time and during the
caurse of the property cycle, in general we maintain a balanced
approach to risk. The Board considers our overall risk appetite
in the year 15 broadly unchanged from last year. Over the tast
few years we lowered our financial risk whilst accepting an
increase 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 incrementat risk
exposure by maintaining:

high occupancy of 7% across our assets and proactively
managing our exposure to individuat occuplers and sectors.
a disciplined approach to development including using a
broad range of contractors and closely monitoring them,
coupled with our successful pre-letting strategy.

an efficient capital structure and 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 DUR STRATEGY CONTINUED

Our risk focus

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

Covid-1% presents a new and rnajor rtsk to the pusiness. As yet,
it 15 tmpossible to fully predict the impact on the glakal and UK
economy and thus the consequential iImpact on our business
and our key markets. The Board will continue to closely
monitor and adapt to the developing situation and its effect on
the Company, atthough the Board 1s reassured by the sirengih
of our balance sheet, cur high gquality diverse portfolio of assets
and operational expertise; which means we are positioned to
protect our business through the near term period of
uncertainty. We have considered the potential impact ot
Cowd-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 exceptional challenges posed by Cowvid-19;

our focus Is to ensure the satety of our people, our assets

are securely mamtained and to support our cusiormers

and suppliers.

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

to formally leave the EU on 31 January 2020, any significant
impact will anly be felt when the transition perwod ends on

31 December 2020 lor such other date that 1s agreed]. Until new
trade and interpational agreements and arrangements have
been finalised, the risk will remain elevated due to the
continuing uncertainty around the econormic, political and
regulatory outlook,

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

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

retailler tenant risk and managing our exposure ta customers
or sectors In a more challenging market backdrop

- cavenant strength of potential construction contractors to
mitigate our future expasure
health, safety and environmental risk management, Our
Healih and Safety management sysiermn was re-certified
under BS OHSAS 18001
climate change which Is increasingly important for risk
management. The Risk Cormmittee 1s overseeing the
Steering Committee’s progress towards TCFD compliance
ongoing data privacy programme and implementation
payment opergtions and key financrat controls
procurement and new supplier onboarding process
internal audit and 'mplementing control findings, including a
review of Information Security policies and key controls

- on site compbance audits across our assets

Qur principal risks and assessment

Our risk management framework 15 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 modet, future
performance, solvency or liguidity, was carned out dunng 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 suminarnised in
the diagram opposite and described across the following pages.
Whilst we consider there has been no material change to the
nature of the Group's principal risks, not surpnsingty severat
risks have increased as a result of the challenging external
erwvironment and significant ongoing uncertarnty. At last year
end, we flagged the economic outlook, political outlook,
investrment and occupler demand, our investment strategy and
income sustainabibity risks as elevated. Our current
assessment ts that these risks remain heightened, but alsa.

- The emerging threat from Covid-19 15 mcorporated within
our catastrophic business event principal risk (but will also
impact other principal risks). Whilst it 1s not possible to fully
predictits impact, we expect Covid-19 to adversely impact
the economic outlook and present an increased risk to the
investment and occupier markets as well as to our people,
our investment strategy and income sustainabtlity
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 @ much increased nisk profile, The risk gutlook for
offices 1s also elevated but to a lesser extent than retal.



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

Our risk assessment

External risks

n Economic outlook
. P-olince;l and l;egulatory : sy
outlook 7
Office investrent
32 market 7 7
Retail investment
o market
[E] Office occupter market
Reta:l occupier market
Avallability aﬁd cost 7
of finance )
Catastrophic .
business event
Internal risks - strategic

B2 Investment strategy 7
Devélopment strategy
g;’;é Capital structure
m Finance strategy 7
Iﬁternat risrks' - ohefational 7

;ﬁ- F’éop-le 202
%% tncome sustainability

Likelihood

Other Group risks

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

These risks comprise:

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

D. Effective control environment

Key

Strategic priorities Change year cn year
Customer Orientation &3 No change
Right Places ’[‘ Incréasé
Cabuai Efficiency \|, Decrease

Expert Peopte

Note: The above illustrates principal nsks which by their nature are those which have the potential to significantly impact the Group’s strategic
objectives, financial pesition or reputation. The heat map highlights nef risk, after taking account of principal mitigations. The arrow shows the
movement from the 2019 paint.
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Principal risks

Externalrisks
Risks and impacts

 Economic outlook

Tne UK econamic climate and future
movemants inmterest rates present
risks and opportunities in proparty and
financing markets and the businesses
of our customers which can impact bath
the delivery of our strategy and pur
Enancial performance

B Political and regulatory outlook

Srgribicant politicat events and regulatory

changes, ncluding the decinior to teave the

EU, hring Tisks prinnipatly inihres areas

- reluctance al investors and businesses
to make investrment and occupational
decisians whilst the outcome
remains uncertam

- andetermination of the outcome,
the impact on the case for investment
in the UK, and on specific policies and
regulation introduced, particularly those
which directly impact real estate or
our customers

- the potential for a change of leadarship
ar politizal direction

Key

How we menhitor and manage the risk

The Risk Committee reviews (he economic
environment in which we operate guarterly 10 assess
whether any changes to the ecancmic outlook justify
areassessreent of Lhe risk appetite of the business
Key indicators includmg forecast GOP growth,
employment rates, business and consumer
confidence, :nterest 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 economic outlook to ensure our Nnancial position
13 sufficiertly flexible and resilient

Our resilient business mcdel focuses on a high
quality portfolio underpinned by cur balance sheet
and financial strength

Whilst we are not able to influence the outcome ot
sigruficant polilical events, we do take the
uncertainty related to such events and the range of
passible outcorres mto account when making
sirategic mvestment and inanuing decisions
Internally we review and moniter proposals and
2merging policy and leqislalian th ensnre rhat we
take the necessary steps o ensure compliance  f
applicable. Adanionally, we engage public afiairs
consultants o ensure that we are property briefed
on the potential policy and regulatery implizations
of political events We also monitor public trust

N husinass

Where appropnrate, we act with ather industry
participants and representative bodies to contmibute
to policy and regulatary debate We monitor and
respond Lo social and politizal reputational
chatlenges relevant to the industry and apply aur
own eviderce-based research to engage in thought
leadership discussions, such aswith Design for Life

Change in risk assessment from last year

T Increase
€2 No change

N Decrease
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Change in risk assessment in year

Economic growth remained volatite througnoul the
year Tha outcome of the General Election and Brext
withdrawal desl had imitially been positive for the UK
economy; however, the recent Cowd-T1% outbreak has
derailed any revival in the UK aconomic outlaok

GOP forecasts for 2020 have continued to reduce with
mary commentators predicting the rmpact on the
economy will be deeper than the post Global Financial
Crisis downiurn, with the trajectory of recovery
difficutt to forecast

&lso, fallure to achieve a UK-EU arrangement
conducive to trade s also a key nisk to the cutlook for
the UK economy

Strong levels of government spending and measures
announced by the Bank of England to lower interest
rates will imibially help rmitigate some of the impact of
Cowd-19

Cowid-19 Look:ng ahead, whilst the long term
economic impact of Cowd-19 15 hard to predict, the
economy faces a challenging short term outloak, with
an increased risk posed by a global recession. Whilst it
Is inevitable thal our business, Like many cthers, will
be negatively impacted, our business has a strang
balance sheet and clgar long term strategy

The political risk outlook remains high dictated by the
national and globai respense to Cowd-19 and there
remains signif.cant uncertainly untl our future
relat:onshig with the EU has been determined
Furthermare, the global geopolitical and trade
environments remain uncertain

Cavid- 19, 1Lis not possible tc predict fully the impact
Cowd-1% and Brexit will have on our

business and cur markets, but we are well placed to
respend proactively to the key risks and have modelled
¥arous szenarigs as part of aur fve-year forecasts



Risks and impacts

How we monitar and manage the risk

Change in risk assessment in year

Bl Commercial property investor demand

Reduction mninvestar demand far

UK realt estate reay resyltinfallsin
asset valuations and coutd arise from
variathians in

~ the realth of the UK economy

- the attrachiveness of Invesiment n
the UK

- avaisbility of finance

- refative atiractveness of other

acsel cuasses

Tne Risk Commuttes reviews the property markst
quarterly to assess whether any changes to the
market catlook present risks and opportunitizs
which shzuid be refiected in the execation of

our strategy ard cur capal allocatian pian

The Committes cons.ders indicaiars such as the
margir beiween propsarty vieids and barrcwing
costs and property capital growtn forecasts, whizh
are considered alongside the Committae members’
knowisdge and exper-ence cf market activity

and trends

We focus on prime assets and sectors whch we
believe will be tess susceptible over the medium
terrntc a reduction in accupier and investor demand
We maintain streag relatianships with agents and
direct investors active o the market

We stress test our ousiness plan fcr the effect of a
change in preperty yiel

n Occupier demand and tenant default

Underlymg income, rental growth and
capital parformance could he adversely
aftected by weakening occupier demand
and occupter failures resulting from
variations i the health of the UK econamy
and corresponding waakening of
cansumer confidance, business activily
and investment.

Changing consumer ard business practices
inzluding the growth of internet retailing
flexible working practces and demand for

energy eflicient bulldings, new technolagies,

new egislatron and alternative locations
may result in earlier than anticipated
obsolescence of our builldings If evolving
oaccup'er and regulatory requirements are
notl met

The Risk Committes reviews indicators of occupier
demand guarterly including consumer confidence
surveys and empleyment and ERY growth forecasts,
alongside the Committee members’ knowledge
and experience of occuprer plans, trading
performance and leasing aztraty in gueding
execution af our stralegy

We have a hugh quality, diversified occupier base
and monitor concentration of exposure to individual
accuplers or sectors We perforim rigorous accupier
covenant checks ahead of approving dea's and

on an ongoing basis so that we can be proactive

N Managing exposure to weaker nccuplers
Through our Key Occupier Account programme,

we work together with our customers o find ways
s best meel thair evolving requirements

Qur sustainahility strategy links aclion on customer
health and wellbeing, energy efficiency, comrunity
and sustainable design te our business strategy
Our social and environmental targets help us comply
wath new leqislatior ard respond te customer
demands; {or exarnple, we expect all our current
new developments to achieve a BREEAM Excellent
ar above rating

/T» London Offices

Investment volumes were low but picked uc 1n the
final quarter of 2319 fcllowing the UK elechion and
Braxit outceme bowaver, ir the waka of Covid-19,

a number of transaztions have bean cancelled

or pcstponed

Cevid-1% We expact -nvestar confizence and volumes
will bz impacted in the short term However, in the
lenger term we expec!t market fundamentais to
continue te favour London Offices as yiewfs rermain
attractive compared to many olher Eurcpean markets,
ard Londen s considered a relatively safe haven

fl\ Retail

‘nvestment markets were sign-hicantly weaker,
reflecting challenges in the occupational market
Liguidity did return to certain parts of the market,
with 3 p.ck-upin transactiznal actsaty, particularly in
retail parks, bui this has not continued as a resuls of
Covd-17

There has been imited l'guidity ard a lack of
transactional ewdence, particularly for larger Lol sizes,
and as a resull we have seen significant outward yield
shift for prime assets

Covid-1% We expect the retaill investment market will
remain chalienging and materiaily weaker as a result
of Covid-19 We rema:n commiited to cur plan to
refine cur Retail partfolio, however, we recegnise that
making progress with sales in the coming periad wit
be mare difficult

/i\ London Offices

Over the year, occupier demand far high quality.

well located London offices has remained strong

with take up in our markets, ahead of the long term
average However activity has slowed since March 2020
and Covid-1% 15 likely to impact some office occupiers
Cowid-19 Whilst it 1s toc early to predict the full impact
of Covd- 19 and its effect on how office occupierswll
want to utihse their space, 1h1s bkely to accelerate the
ongoing trend for flexible working, and trends for hat
desking and increased densification may slow 4iso a
reduction i rental growth 15 possible as decision
makirg goes on hold However, office supply for large
occuprers remains imiled and interest levels reman
robust for the best quality space Cur London
campuses continua to appeal to 3 broader range cf
hugsinesses and are effectively full

f]\ Retail

The retail occupational market has remained tough
and the challenges facing UK retail have been
cormpounded by the Covid-17 lockdown In the short
term, thes1s playing out in several ways, ncluding ren:
reductions, rent deferments and nan-payment,

but also ar increasa in retaillers entering CVas

or adrministrations

Cowvid-19 The outlook will remain challenging as the
structural changes facing retail accelerate and we
expect furtner retailers will fail Qur focus 1s an
helping the customers wha are hardast hrt but with
otherwise sound business madzels We have a
pragmatic appreach to leasing to maintain occupancy
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PRINCIPAL RISKS CONTINUED

Externalrisks
Risks and impacts

How we monitor and manage the risk

. Availability and cost of finance

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

Regulation and capital costs of lenders may
incresse cost of finance

B3 Catastrophic business event

An externat event such as a crvit emergency,
including a large-scale terrorist attack,
cypertrirne, pandemic fiseasy, extreme
weather otcurrenca, environmental
disasier or power shortage could sevarely
disrupt global mai kets including property
and finance! and cause sigruficant damage
and disruption to British Land's portfolio,
aperations and people.

Key

tMarkel borrowing rates and real estate debt
avalability are monitored by the Risk Committee
quarierly and reviewed regularly in order 1o guide
our finanzing act.ons in exzcuting aur strategy

We manitor sur projected LTV and our debt
reguiremnants using severalinternally ganeratad
reports focused on borrowing levels, debt maturity,
available faciities and interest rate exposure

We maintain good long term relationships with

our key financing partners

The scale and quality of our business enables us to
access a diverse range of sources of finance with a
spread of repayment dates We airm always to have
a good level of undrawn, cemmitted, unsecured
revalving facilities to ensure we have adequate
financaing availability to support business
requirements and apportunities

We work with industry bodies and other relevant
organisations lo partictpate in debate on emerging
finance regulatons where our interests and those of
our Inaustry are atfected

We maintain a comprehensive crisis response plan
across alt business units as well as a head office
buziness contmunty plan

The Risk Commi‘tee moniters the Mome Office
terrornsm threal level and we have access 1o secunty
threat infarmatian services

Asset ernergency procedures are regularty reviewed,
and scenario tested. Physical security measures are
in place at properties and develepment sites

Our Sustamabilty Committes continues Lo monitgr
ernvironmental risks and we have established a
TCFD Steering Commuttee to review our
management processes for cumate-retated risks
and opportunties Asset risk assessments are
carried out to assess a range of nsks including
secunty, Hood, enviranmentai and health and safety
We have implemerted corporate cyber securtly
systemns which are supplemented by incident
management, disasler recovery and business
continuity plans, all of which are regularly reviewed
to be able to respand to changes in the threat
landscape and organisalional requirements

We also have appropriate Insurance in place across
the portfolio for physical damage

Change in risk assessment from last year

T Increase
2 Na change

Jx Decrease
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Change in risk assessment in year

Markets have heen adversety affected globally by
Cowd- 19 Beovernments and central banks have

cut interest rates and increased economic stirpulus

In respanse

In the UK, lenders appetite and suppert varies in
different debt markets Faor real estate, strength of
sponsor and quality of praperty remain key Avarlability
of finance for retail assets has sigrificantiy reduced
Covid-19 Brilish Land has maintained good ascess to
sources of funds in the unsecured markets We achigved
good support from our banking groug with our new
ESG inked RCF of £450m and the extension of £925m
af other commitled bank facilities for a further year

While the Home Office threat level fram international
terrorism has been reduced to ‘Substantial |, the
grnerging inreat from Cowd-19 15 incorporated within
our catastrophic business event principal risk and
means our residual nsk assessment has increased
since the prior year Under the new Covid Alert
System, the threat level af Cowd-17 on a scale of ane
ta five s currently rated four [‘Severe’], but moving
towards level three ('Substantial | meaning some
lockdown and social distancing fneasures need to
remain in piace

The wider use and enhancement of digital technoiogy
across the Group increases the risks associated with
information and cyber security

The awareness of climate-related rsks has been
elevated in the year, although we have atready

been focused on this for some time We have a long
track record of focusing on sustaimability matters and
have a camprehenswe strategy te address cimate
change risks

Covid-19 We have robust crisis management and
business continuity plans i place and bave acted
swiftly in responding to the exceptional challenges
posed by Covd-19, our focus 15 10 ensure the safety of
our pecple, our assets are securely maintaned and to
Suppert our customers and suppliers We protected
the interests of our employees by moving to working
from home svan before the lackdawn



internal risks
Risks and impacts

How we monitor and manage the risk

Change in risk assessment in year

nvestment strategy

Inorder to meet our strategis objectives,

we 3im topvestin and exit from the nght

properties at the night time

Underperformance could result fram

changas i market sentiment as well

asnappropriate datarmination and

exscution of our proparty investment

strategy, including.

- sector selsction and weaighting

- uming of investment and divestment
decisions

- exposure toc developments

- assel, occupier, reqior conceniration

- co-nyestment arrangements

: Development strategy

Development providas an epportunity for
outperformance but usually brings with it
elavated risk

This 15 rettected in aur decisian making

process around which schames to develsp,

the timing of the development, as well as

the execution of these projects.

Develepment strategy addresses several

development risks that could adversety

impact undarlying income and capital

performance including:

- dgevelopment letting eiposure

- construction timing and costs hncludng
corstructior cost inflation!

- majar contractor failure

- adverse planning judgements

Our investment strategy 1s determined to be

cons stent with our target risk apcetite ard s based

on tne evaluation of the external environment
Progress aganst the strategy and coni.nuing

alignment with cur nisk appetite s d.scussad at
each Risk Commritee with reference to the property
rmarkets and the exterral 2concmic ervrormen:

The Board carries cut ar arnual review of the

overall corporate strategy including the current

and prospective asset portfolio allocation
individual investment dectsions are subject ta

robust fisk evaluation overseen by cur Inwvestment

Cocmmittee including corsideration of returns
relatsve to risk adjusted hurdle rates

Review of prospective performarce of individual

assels and their business plans
We losler coliaboralive relationships with our

co-investors and enler inte ownership agreemants

which Balarce the interests of the parties

We manage our levels of total and speculative
developrnent éxposure as 3 proportion of the

invesiment portfol o value within a target range
cansidering associatad risks and the wnpact on key
financiat metrics This 1s monitored quarterly by the
Risk Commuttee along with progress of
developments aganst plar

- Prior ta commmutting to a development, a detailed
appraisal 1s undertaken This includes consideration

of returns re

lative to risk adjusted hurdle rates and

1s overseen by our Investment Commaties

- Pre-lets are used to reduce development letling risk
where considered appropriale

- Competitive tendering of construction contracts and,
where appropriate, fixed price contracts entered into

Detailed selection and close monitoring of
contractors including covenant reviews
Experienced deveiopment management team

closely manitors design, construction and overalt
delivery process
Early engagement and strong relationships with
ptarnag authorities

- We actively engage with the commurmities in which
we operate, as detailed wn our Lecal Charler, 10
ensure that our development activities consider the
interests of alt stakehotders

- We manage environmental and sociat risks across
our developrment supply chain by engaging with our
suppliers, includ.ng through our Supplier Code of
Conduct, Sustarinability Brief for Developments and
Health and Safety Policy

/[\ -

We have a ci23* and consistent strategy to build an
increasing.y mixed use business. focused on three
core areas, campus focused London Offices,
refocused Reta L and residential

We have a plan to reduce Retail to 25-30 of our
portfol o over the med Lm term, based an today's
values We have made progress on th s with £2%m of
retail sales, bringing the tcial since we set out our
plan in Noverniber 2018 te ¢ {o70m

Covia-1% Making value-aceretive sales will be more
challenging in the currert market sa we will only
progress on an spoortunistic basis and waill continue to
allocate cap.tal thoughtfuleyin Ught of the current
markel cocnditicns

Development is a key element of our investment case
as a fundamental driver of value, but 1s inherentty
megher risk, particularly when pursued on a
speculative basis We limit our development exposure
to 13% of the total investment portfotio by valug, with a
maximum of §/ to be developed speculalively

We actively manage cur development r-sk and
pre-tetting our space 1s an important part of that
approach Reflecting our continued successful l2asing
actiaty, B8 4 of our recently completed and commitied
developments are pre-let

Covid-19 We chose to halt corstruction on our
committed pipetine, however, work has safely
recornmenced at all cur major developrments, albert
currenily operating 3l much lower levels of
productraity due to reduced numbers of people on s'te
and amended working practices Delaysin
construction may lead Lo increased cost and there s a
risk of disputes with development partners as lo who
bears the cost of delays However, our committed
developments are close to completion and 88

pre-let Qur speculative exposure 15 low at 0 6 /4 of the
total investment portfolio, and we are unlbikely 1o make
furthar commitments 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

Capital structure - leverage

Qur capital structure recagmuses the need
far balance herween performance, risk
and foxitnlity:

- leverage magnifies property returns,
both positive and negative

an increase In leverage Increases the
risk of a breach of covenants an
borrowing facilities and may increase
finance costs

Finance strategy

Finance strategy addresses nisks both to
Lonhinung sotventy and profits generated,
Failure 1o manage reknancing requirements
may resull in a shortage of funds to sustam
the operations of the business or repay
facibities a5 they fall dus

Key

Change in risk assessment in year

We rnanage our use of debt and equity inance

to balance tre benefits of leverage agamst

the msks, including magrification of property
valuatior. movements

We aim Lo rmanage our loan to value (LTV] through
the property cycle such that our financial position
would rermain rabust m the event of a significant fall
tn property values This means we do not adyust our
approach to leverage based on changes in property
market yields

We manage our mvestment actyly, the size and
urang of which can be uneven, as well as our
development commitments tc ensure that our

LTV level remans appropriale

We leverage our equily and achieve benehits of scale
whiule spreading risk through joint ventures and
funds which are typically partly financed by debt
without recourse to British Land.

Five key principles guide our financing, employsd
togeiher 1o manage the nskes in this area diversify
our sources of finance, phase maturity of deht
portfalio, maintan kguwdity, mawntain flexitility,
and maintam strong metrics

- We monitor the penod untl financing 1s reguired,

i

which 1s a key determinant of financing actwity
Cebt and capital market conditions are reviewad
requiarly to 1dentify financing opportunities that
meet our business requirements

Frnancial covenant headroom i1s evaluated regularly
and in comunction with transaclions

We are commitied In mawnrainmg and enhancing
relationships with our key financing partrers

We are mindful of relevant emerging regutation
which has the potential Lo impact the way that we
finance the busmess

Change in risk assessment from last year

T Increase
€ No change

4 Decrease
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- Over the last few years we have lowerad our
leverage and benefit from a sound frnancial position,
with a proportionally consolidated LTV of 344
This finaroal strength provides us with the capacity
Lo progress opportunities

- Cowid-19 Given our debt covenant structure across
the Group. we could withstand a further fall in asset
values of c 47 4 befgre any rmifigating actions

- The scale of our business and quality of our assets
have enabled us To access a broad range of debl
finance on attraclive terms During the year, we have
completed £330m of refinancing and extanded £920m
of facilities

- ur senior unsecured rating was affireoed at
A and cur short term IDR was upgraded to
‘F1" during the year.

- Cowid-1% We have €1 3bn of undrawn facilitres and
cash and no requirement to refinance until 2024



Risks and impacts

How we monitor and manage the risk

Change in risk assessment in year

: People

A numbar of critical business processes and
decisions e in the hands of 5 few peopls

Fallure tnrecrurt, develog and ratain
staff and Directars with the right

skils and experience may resuttin
sign-ficant underparformance or impact
the effactivenass of pperations and
decis:ion making, in tyrn mpacung
business performance.

Income sustainability

We are mindful of maintaining sustainahia
inceme streames which undarpin a stable
and growing dwv:dend and providoe the
platform from which to grew the business,

We consider suslanability of cur income
streams .n

- execution of Investment sirategy and
capital recycling, notably timing of
reinvestrnent of sale proceeds

- mature and structure of leasing astvity

- nature and tiring of asset management
and developrment actraly

Our HR strategy 1s designed Lo minimese risk through

- informed and skilied recruitment processes

- talent performance managemert and successian
planning for key roles

- highly compet.tive compensation and kenefits

- people developrnent ard trairing

The rskis measured through emp.cyee engagemen’
surveys, employee turnover and retention metrics We
momiar this through velsnlary staff turnover in addiuon
to conducting exit interviews

We engage with our employees and suppliers to make
cigear our reguirements sn maraging key risks including
health and safety. fraud and bribery and other sociat
and ermvironmental risks, as detailed in cur palicies and
codes of conduct

- We undertake comprehensive profit and cash fiow
forecasting incorporating scenario analysis to model
the impact of proposed transactions

- We take a proaclive asset management approach to
maintain a strong aceupier lne-up We monitor cur
market letting exposure including vacancies,
upcoming expiries and breaks and speculative
development as well as our waighted average
wnexpired lease term

- We have a high quaiity and diversified cccup.er base
and momitor concentraticn of exposure to indwidual
oCcuprers or seciors

- We are proactive in addressing kay lease breaks
and expiries to minimise periods of vacancy

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

Jur pecole strategy 1s focused on creat ng a diverse
tearm wath a rarge of skills and expzriences whao car
dzliver Places Pecople Prefer

Over the year, we have contirued to make s:ignificant
advances in ensuring that British La~d remains a
greal place 1o work, sc that our emcioyees remain
motivatsd and engaged to deliver aur sirategy
Covid-18 The Zowid-19 crizis presents a health and
salely risk to our people and kas made day-to-day
gparations more difficuli and complex, and In the
medium term gur operating model may need to
change The health and wellbeing of our people has
always been our priority and we were guick to
encourage all cur cffice-based staff Lo work from
home We are providing the resources our people
need to wark effectively from home, as well as actively
manitaring our staff wellbeing during this prolonged
period of tockdown

Gur income streams are underpinned by high quality
assels and a diverse cccupler base witn high
occupancy However, cur income will be negatively
ympacted by the challenges facing the retait market
compounded by Covid-19.

We continue to actively monitar aur expesure to
occupiers at risk of default and administration and are
selective about the seclors and occupiers we target
Cowid-1% We are mindful of the challenges facing

the retail market whizh has seen mare retailers fail
To support our smaller retail, faod & beverage and
leisure custormers facing financial challerges we have
been offering rental reductions and far larger
occuplers rent deferrals Given the Likely impact of the
current crizis on eccupiers, there s a risk of higher
levels of non-payment of rent There s also 3 rnisk that
UK Government initiatives tempoeranly structurally
alter the ongoing legal obligations of accupiers to
meel thair contractuat commitrnants te landlords

To preserve flax:bility the Board has tempaorarily
suspended dividends until there 1s su‘ficiant clarity

of outlook
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Viability statement

Assessment of prospects

In the current sruation 1t is much more difficult to forecast
given the lack of clarity on the extent and implications

of the Covid-1% pandemic. Conseguently, the Board's
focus s an stress testing a five-year farecast based on
committed transactions.

We have worked consistently over several years to ensure that
Brinsh Land has a strong and robust finanoal footing and we
are now benefitting from that-

We have £1.3bn of undrawn facilities and cash

Our leverage remains low, with LTV of 349% at 31 March 2020
- We have a diverse customer base, with our largest occupiers

across Retail and Offices being Tesco (7.8% of Retail rents)

and Facebook [7.8% of Office rents]

We have strong relaticnships with aur debt providers,

and have agreed extensions to financing of £925m during

the year.

A five-year forecast is considered to be the optirnum balance
between the Group's long term business, underpinned by lease
lengths of 5.8 years and average debt matunity of 7 b years,
offset hy the progressively unreliable nature of forecasting In
later years particularly given uncertainty on the extent and
duration of the Covid-19 pandernic,

Assessment of viability

For the reasons outlined above, the period over which the
Directors consider it feasible and approprate to report on the
Group's viability remains five years, to 31 March 2025.

The assumptions underpinning the farecast cash flows and
covenant compliance forecasts were sensitised to explore the
resiience of the Group to the potential impact of the Group's
significant risks and Covid-19.

The principal risks table on pages 82 to 87 summarises those
matters that could prevent the Group from delivering on its
strategy. A nurnber of these principal risks, because of thew
nature or potential iImpact, could also threaten the Group's
ability to continue in business i its current form (f they were
to oceur.

The Directors paid particular attention to the risk of a
deterioration in economic outlook which would adversely
impact property fundamentals, including investar and occupler
dermmand 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 rermaining principal risks,
whilst having an impact on the Group's businese madel, are not
considered by the Directors to have a reasonable tkelihood of
impacting the Group's viability over the five-year period to

31 March 2025.
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The mast severe but plausible ‘downturn scenario’, reflecting a
severs econarmic dawnturn and extended Covid-19 pandernic,
incorporated the following assumptions.

- Areduction in occupter demand and impact on income
susiaimabitity; reflected by an ERY decline, sccupancy
decline, increased void periods, development delays, no new
lettings during FYZ21, the impact of 100% of our high rnisk and
50% of our medium risk tenants entering administration,
and the inability of our remaining Retail tenants [excluding
essenual stores} and ¢.20% of our Office tenants by value to
pay rents for an extended period
A reduction ininvestment property demand to the level seen
in the last severe downturn 1n 2008/2009, with outward yield
shift to 8% net initial yield.

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

Based on the Group's current commitments and available
facilities there 1s no requirement to relinance untll 2024, In the
normal caurse of business, financing is arranged in advance of
expected requirements and the Directors have reasonable
confidence that additional or replacement debt facilities will be
put in place prior to this date.

In the downturn scenario the refinancing date reduces to

mud 2022 However, inthe event new fiiidnce coutd 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 allaw the Group to continue to meets
its liabilities over the assessment period

Viability statement

Having considered the forecast cash flows and covenant
compliance and the impact of the sensitivities in combination in
the 'downturn scenario’, the Directors confirm that they have a
reasonable expectation that the Group will be able to continue
in operation and meetits Labilities as they fall due over the
periad ending 31 March 2025.

Going concern

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



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

Chris Grigg
Chief Executive

British Land Annual Report and Accounts 2020 89




Y

wLAy

1oNpoII S, UN

uon

70

| am pleased to present
the 2020 Corporate
Governance Report

The Board’s responsibility for leading the Company

and overseeing the governance of the Group continues 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 ¢ffective decisions, at the right
time and based on the right information.

I am pleased to present the Corporate Governance
Report for the year ended 31 March 2020.
Governance underpins the way in which the business
of the Group is managed, our behaviour and our
corporate culture. Thrs year, we are reporting
against the 2018 UK Corporate Governance Code
{the ‘Code’) available at waww fre.org.uk. | am pleased
with the standards of gavernance the Board
continues to uphold and the Board considers

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

An additional requirement this year is to include a
staternent on how the Board has had regard to the
matters set out in 5172[1){al to [f] of the Companies
Act 2006 This statement can be found on page 33
and highlights that we continue to ensure that
Directors have the night information on which to
make decisions. This 1s 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 116, 117.

As | stated in my introduction to this Annual Report
and Accounts, our purpose Is to create and manage
outstanding places which deliver positive outcomes
for all our stakeholders on a long term, sustalinable
basis. We call this Places People Prefer; we have
articutated 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, 1t 1s the input
we get from all our stakehaolders that enables us to
do this well. Engaging with them and having regard
to our broader impact on the environment 1s
therefore always factored into our decision making.



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

Covid-19

The way in which we have responded to the Cowid-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 werking from home
before the lockdown,
relationships with custorners in forgiving or deferring rent;
safety and needs of our suppliers in closing down and safely
recpening construction sites;
impact on the communities by providing further contributions
to the Community Investment Fund;
consequences of supparting our customers to preserve long
term value for shareholders, and
balancing all of the above with the interests of shareholders
and the decision to suspend the dividend.

CSR Committee

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

Board changes

In Apnl 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 i July 2020, we have asked Witlam, and he
has agreed, given the current uncertainty brought about by
Cowvid-19, to stay on the Board for up to a further 12 months.
Preben Prebensen has been appointed as Willlam's successor
as the Senior Independent Director and Alastair Hughes will
reptace Willam on the Nomination Committee, with both
changes becoming effective at the end of the 2020 AGM.

The Board has appointed Irvinder Goodhew as an independent
Naon-Executive Director with effect from 1 Qctober 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 summary of the
outcomes are set cut on pages 100 to 101,

Directors” Report

Chairman’s introduction g0
Beard of Directors g2
Stakeholder engagement statement 6
Corporate Goverpance Report 98
Report of the Nomination Committee 104
Report of the Audit Committee 108
Report of the Corporate Social

Respansibility Committee 114
Warkforce engagement statement 116
Directors’ Remuneration Report 118
Directors’ Report and additional disclosures 134
Directors’ responsibilities staternent 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

Moare L pane w3

—>

Division of
Responsibilities

Mot on pa s 0¥
Composition, Succession
& Evaluation

PALTE T Pdge

Audit, Risk Management
& Internal Control

1.%1

l

l
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Mame nopage

Remuneration

Nogre oronage 10

l

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

(Gl

Tim Score
Non-Executive Chairman
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BOARD OF DIRECTORS

Driving success

Owur Board develops strategy and leads British Land
to achicve long term success.

Tim Score

Non-Executive Chairman

Appointed as a Non-Executive Director

in March 2014 and as Chairman in July 2019
Skills and experience

Tim has significant experience in the raprdly
evolving global technology landscape and brings
years of engagernent both with mature ecoromies
and emerging markets to the Board

He I1s a non-executive director of Pearson plc and
HM Treasury and sits on the board of trustees of
the Royal National Theatre Tuim was farmerly
chief financial officer of ARM Hoidings PLC and
held seniar financial positions at Rebus Group
Limited, Witliam Baird ple, LucasVanty plc

and BTR ple From 200510 2074 he was a
non-executive director of National Express Group
PLC tncluding time as intenim chairman and

51X years 3s senior independent direclar

William Jackson

Non-Executive Director

Appointed as a Non-Executive Birector

in April 2011 and Senior Independent Direclar
in July 2017

Skills and experience

Wrlliam's expérience spans business operations
and financial planming He rs Managing Partner of
Bridgepoint, one of Europe’s leading private equity
groups, which he has led smce 2001 Willlam has
served an a wide range of UK and international
hoards during his career and has extensive
property experience

William will be stepping down from the Nomination
Committee and as Senior Independent Director

at the end of the 2020 AGM He will be succeeded
by Alastair Hughes and Preben Prebensen
respeclively He wilt seek re-electian for a penod
of not mare than 2 months.

Chwis Grigg

Chief Executive
Appainted to the Board n January 2009
Skiils and experience

Chris Grigg has been Chief Executive of British Land
since 2009 Througheut this last decade, he has put
placemaking, wellbeing, sustainability and design
excellence at the heart of British Land's apprcach
to real estate Thisis summed up in the cempany's
strategic focus on creating ‘Places People Prefer”
Chris has also focused on balancing diversity at alt
levels within British Land and actively championed
dversity acrass the property sector

Unul Navember 2008, Chois was Chief Executive of
Barclays Commearcial Bank, hawing joined Barclays
in 2005 Prior to that, Cheis spens over 20 years at
Goldman Sachs Chrisis a Non-Executive Director
of DAL Bysleins ple where he alse sils on the
Corporate Responsibility Comrmittee, and 15 an the
Executive Board of the European Public Real Estate
Assacation [EPRA

Preben Prebensen

Senior Independent Non-Executive Directer

Appairted as a Non-Executive Director
In September 2017

Skills and experience

Preben has 30 years experence in driving long
term growth for Briush banking businesses

He has held the position of chief executive of Close
Brothers Group plc since 2009 but 1s expected (o
step down n 2020 Preben was formerly the chief
investment officer of Catlin Graup Lirmited and
chief exacutive of Wellington Underwriting pic
Prior to that he beld a number of senior positions
al JP Morgan

Preben will succesd William Jackson in the role
of Semor Independent Direcior a1 the end of the
2020 AGM
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Simon Carter

Chief Finanaal Officer
Appointed to the Board in May 2018
Skitls and experience

Simaon has extensive experience of inance and
the real estate sectar He joined British Land from
Logicor, the owner and operalor of European
logistics real estate, where he had served as
chief financial officer since January 2017

Priar ta joineng Logicar, fram 2015 to 2017

Siman was finance director at Quintain Estates

& DOevelopment Ple Sunan previously spent avar
10 years with British Land, warking in a variety of
financial and strategic reles and was a member
of our Executive Cormmittee from 2012 until his
departure in January 2015 Simon also previousty
waorked for UBSin fixed income and qualifier as 3
chartered accountant with Arthur Andersen

Layra Wade-Gery

Non-Executive Director

Appointed as a Non-Exezutve Direclor
in May 2015

Skills and expariconce

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

She s anon-executive director of John Lawis
Partnership plc and Deputy Chair of NHS
Improvement Previously. Laura was executive
director Multr Channel at Marks and Spencer
Group plc, served in a number of senuar npositions
at Tesco PLC including chief executive officer of
Tesco com and was @ nan-executive director of
Reach PLC [formerly known as Trinity Mirror ple)



Lynn Gladden

Non-Executive Director

Appainted as a Non-Executive Diractor
mn Mareh 2015

Skills and experience

Ly s recogrised as an authonty inworking at
the interface of advanced technology and sndustry
Her critical thinking and analytical skills bring a
unigue dimension to the Board

She is Shell Professor of Chemical Engineering at
the University of Cambridge and was appainted as
Executive Chair of the Engineering and Physical
Sciences Research Councilin 2018 Ske s also a
fellow of the Royal Saciety and Royal Academy

of Enginzerning

Rebecca Worthington

Nan-Executive Director

Appointed as a Non-Executive Director
in Jaruary 2018

Skills and experience

Rebecca has extensive listed property sector
experience and brings key commercial acumean
to the Board

She s chief inancial officer of 1I35A Services
Limited and was formerly group chiel operating
officer, having previcusly been group chief finance
officer, of Countryside Prupeities PLC Rebocea
also spent 15 years at Qumtan Estates and
Development PLE as finance director before
becorming deputy chief executive

She was also a non-executive director and chair of
the audit carmrmittes al Hansteen Holdings plc untl
March 2018, and a non-executive directar of Aga
Rangernaster Group plc untl September 2015

She qualified as a chartered accountant with
Pricewaterhouse Coopers LLP

Alastair Hughes

Mon-Executive Director

Appointed as a Non-Exscutive Directar
in January 2078

Skitls and experience

Alastair has proven experience of growing reat
estale companies and is a feliaw of the Royal
Institution of Chartered Surveyors

Alastair 1s a non-executive director of Schroders
Real Estate Investrnent Trust Limited, Tntax Big
Box REIT ard QuadReal Froperty Group, with over
Z3years of experience in real estate markets

He 1s a former directar of Janes Lang LaSalle Inc
[4LL) having served as managing director of JLL
in the UK, as CED for Europe, Middle East and
Afnca and then as CEO for Asia Pacific

Alastawr will join the Nomination Committee at the
end of the 2020 AGM

HBrona McKeown

Generat Counsel and Company Secretary

Appointed as General Counsel and Company
Secretary in January 2018

Skills and exparience

Before jmining British Land, Brona was

General Counsel and Company Secratary of

The Co-operative Bank plc for four years as part
af the restructuring executive team Immediately
prior to that she was Intenim General Counsel
and Secretary al the Coventry Buildirg Socisty
Until October 2071, Brona was Glabal General
Counsel of the Corporate divsion ol Harclays
Bank pic, having joined Barclays in 19%8

Brona trained and spent a number of years

at a large City law firm

Nicholas Macpherson

Non-Executive Director

Apponted as a Non-Executive Director
in December 2014

Skills and experience

Nicholas has directed argan:sations through beth
hiscal and strategic change management and
brings this vital expartize to the Board

He s chairman of C Hoare & Co and a director of
The Scattssh American fnvestment Company PLC
Nicholas was the Permanent Secretary 1o the
Treasury for over 10 years from 2005 10 March 2014,
leading the department through the financial
crisis and subsequent periad of panking reform

Board Committee membership key
u Audit Committes

|- Corporate Social Responsibiity Committee

17—

ﬁ‘ Nomination Comrmittee

Chalir of a Board Committee
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BOARD ACTIVITY

Our core focus areas

The Board meets regularly with people from across the British Land
business and interacts with a range of advisers including corporate brokers
and valuers. During Covid-19 they have met every two weeks to consider
the impact on stakeholders and the business. Board discussions have
covered a wide range of topics with a significant amount of time spent on
the following strategic topics:

Strategic topic

Areas on which the Board has focused during the year

- Strategic occupier relocation and associated capitat expenditure at Canada Water
- Residential strategy

- Retail landscape and accupier insolvency

- Financial support to cccupiers and service partners during the Covid- 19 pandemic

- Strategic occupier relocation and associated capital expenditure at Canada Water
- The developrent of 1 Broadgate
- Overseeing our Retail disposal strategy

- Capital plan and long term development pipeline

Expert People - The safety and wellbeing of our workforce following the outbreak of Covid-19 and the
nationwide shutdown
oQo - Decisions on remuneration in the context of Covid-19
CCa - The delivery of a P2P system and further approval for central system infrastructure improvements
ry pp

— The 2019 ernployee engagement survey
- Challenging management to improve collaboration and communication which led to the creation
of the British Land Leadership Team

- Partfolia structure and shareholder value

Suspension of dividend in March 2020 in light of the Cavid-19 pandernic
Refinancing and capital allocation to ensure tiguidity and covenant headroom
Investor engagement and share price performance

Capital Efficiency

i

H

®

Sustainability

|

2030 sustainability strategy
Oversight of the work of the newly established CSR Committee
Diversity and inctusion across our business

i

i
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GOVERNANCE AT A GLANCE

A strategic enabler

Our governance structure ensures that the right people
have access to the right information. Delegated authorities
throughout our organisation enable effective decision
making at appropriate levels.

Governance framework

Board » Board of Directors

Corporate Social
Audit Committee Responsibility Nomination Committee
Committee

Chief Executive

Executive Committee

_ Sustainability Committee
Board attendance Additional Board meetings in response to Covid-19
gehaduled

et e e meelings LIl e — Total
Tirn Score b/6 4fh 10/10 Tim Score 5/5
Alastair Hughes' &/6 2/4 8/10 Alastair Hughes 5/5
Chris Grigg &/6 4f4 10/10 Chris Grigg 5/5
Laura Wade-Gery &/6 4l4 10/10 | aura Wade-Gery 5/5
Lynn Gladden' b/6 344 $10 Lynn Gladden 5/5
Nicholas Macpherson &/6 4/4 1010 Nicholas Macphersen 5/5
Preben Prebensen &6/6 414 10/10 Preben Prebensen 5/5
Rebecca Worthington &/6 4/4 1010 Rebecca Worthington 5/5
Siman Carter 6/6 &f4 10/10 Simon Carter 5/5
Willlam Jacksen? 5/6 4f4 %/10 William Jackson 5/5

L MR e e The Board of Directors has made itself available for a total of
John Gildersleeve 2/2 - 2/2 five meetings at short notice from 22 March to 1 May 2620 in
. S Ly Gladd 4 4 order to receive important updates and make critical decisicns
t :‘Lﬁi;re':gg';ﬁ:t”xzf:i;‘ﬁ’gdagths%"og‘ii‘t"'ggf‘l?‘"eacﬁ”clse'am:%i":e‘if;sﬂ‘foa in response to Covid-19. This highlights the Board's individual
were unable 1o attend had been separately briefed on the business of the and collective commitment to British Land and demonstrates
meeling and had provided their views beforehand. that each Director has sufficient time to commit to critical needs

2. William Jackson was unable 1o attend ong meeting in Juty 2019 which confucted ; o . : .
with his daughter's graduation. in addition to meetings in the ordinary course of business.
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Engaging with and
considering the needs of
our key stakeholders

Effective stakeholder engagement is at the heart of Places People Prefer
and embedded throughout every level of British Land.

The nature of our business, from investing and developing properties to managing and curating our spaces,
means we have a continuous dizlogue with a wide group of stakehotders including customers, local authorities,
local communities, suppliers, partners and shareholders, This continuous engagement means the views af
our stakeholders are taken into account before proposals are put to the Board for a decision.

How do we engage with our stakeholder groups?

A I R TR

We develop our buildings in collaboration with future occupiers so that from the ground up, the end
product is designed o fit the needs of our customers. This dialogue continues long after the
developrnent is complete as we look to support our customers over a long term relationship.

We utilise our flexible office brand Storey to help our customers grow.
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We 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 section of our strategic report from page 28 for
more information about our cemmunity projects.

We maintain a continuous dialegue with our suppliers through our
procurement management process. tn September 2019, we hosted a round
table event which was attended by 40 of our key suppliers il of whom
exchanged pledges to raise the diversity and inclusion agenda across our
supply chain. By working together we hold each other accountable for the

delivery of the pledges.

At Canada Water, working closely with Southwark Council, we conducted over
120 public consultations and local outreach events, attracting over 5,000
individuals over a periad of five years, giving us a real insight into what key
stakeholder groups wanted frem this development. This resulted in some
significant changes to our masterplan.

Our people
The warkforce engagement statement on pages 116 to 117 cutlines the work

we do to ensure the views of our workforce are known and taken into account

in decision making.

How stakeholder interests

and the matters set out within s172
of the Companies Act 2006 are
considered in Board discussions
and decision making:

Material business decisions are reserved
for the Board, however our Investment
Committee has a delegated authority to
take investment decisions of up to
£100m. Proposats that are brought to
etther the Board or Investment
Committee for decision are accompanied
by a checklist that cuttines the matters
included in $172(1) [al-[f) of the
Companies Act 2006 and specifically
lists the relevance of each to the
decision. This ensures that the forum
taking the decision understands the
impact on our stakeholders.

Our s172 Staterment is within the
Strategic Report on page 33.

Canada Water

As described on page 53 of the Strategic
Report, the work undertaken to date

to receive a resoiution 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
avolved over time and has been shaped
around the local community and
businesses that it is home to, from
revisions made to our masterplan in
response to residents’ opinions, to
retaining the Printworks within our
plans to respond o the successful
venue it has become.

In September 2019, the Board considered
the residential strategy of the Group, of
which our plans at Canada Water are a
key component. The Board considered
that the successful delivery of the
residential strategy at Canada Water
invelved positive long term relationships
with aur supply chain. The Board
recognised that the flexibitity within

the planning consent would enable a
variety of tenure and quantum of hormes
ta be delivered to ensure a mixed and
balanced community.

Considering our
stakeholders during
the Covid-19
pandemic

The Board took the decision

on 25 March to tempararily
suspend dividends 1n Light of the
financial uncertainty ansing
from the Covid- 19 pandemic.

In reaching this decision, the
Board specifically considered
stakeholder interests and the
rnatters set out in 172,

A key driver of the decision

was to provide greater flexibility
In the short to near term that
wauld enable us to support the
hardest hit retail and leisure
customers, protect the long
term value of the business

and further strengthen our
financial resilience.

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

for three months at a cost of
£2m and we have agreed to
defer a further ¢ £3bm of rental
payments for the quarter

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

Although we initially closed our
construction sites, we were able
to support some of our suppliers
where It was safe for them to
return to the site, as well as our
suppliers’ sub-contractors

We were able to respond quickly
and effectively providing help
where 1t was maost needed due
to the strang relationships we
have built with the communities
we gperate in gver many years

The Beard held five additional
meetings 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 outstanding places to deliver
positive gutcomes for all our stakeholders on a sustainable
basis. We call this Places People Prefer. We do this by
understanding the evelving needs of the people and
organisations who use our places every day and the
communities who live in and around thern. The changing
way people choose to work, shop and Uve 1s what shapes
our strategy, enabiing us to drive enduring demand for our
space and value over the long term.

The Board, supported by an expert management team,
continue to maximise the competitive advantage of the
Company by utilising a deep history of stakeholder
engagement 1o produce Places People Prefer and
maximise sustainable value for sharehotders. The Company
1s ted by the Board in its entrepreneurial approach to
ptacemaking and continues to innovate and produce world
class destinations.

As at 31 March 2020, the Board comprised the Chairman,
seven independent Non-Executive Directors and two
Executive Direclors. We continue to have a strong mix of
experienced individuals on the Board. The majority are
independent Non-Executive Directors whe are not onty
able to offer an external perspective on the business,

but also constructively challenge the Executive Directors,
particularly when developing the Company's strategy
and In their pertormance.

Our governance structure is destgned to ensure that
decisions are taken at the appropriate ievel with the proper
level of oversight and challenge. Elements of our business
require quick decision making and this is enabled by an
agile Board and management team that collaborate
effectively on complex issues.

Strategy days

The Board held its annual offsite strategy event during
February 2020. The strategy days are structured to provide
the Directers, and the Non-Executive Threctors in particular,
with an opportunity to focus on the development of,

and challenge to, the Company’s corporate siraiegy.

The Executive Directors, senior executives and external
guests detivered a number of presentations to attendees
providing in-depth analysis on aspects of the business and
the external environment. The days were carefully structured
to achieve a balance between presentations, debate and
discussion. Areas focused on at the 2020 strategy days
included: portfelio structure and shareholder value;
customer focus [with a presentation from Jones Lang
tasalle}; sustainability {both environmental and sociat);
and Canada Water.
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Cuiture and stakehoider engagement

The Company's purpose is core to every decision taken by

the Board. As detaited on pages 6 and 7 the Company has a
framework of values and strategic measures that underpin sur
purpose to ensure that the strateqy and cutture of the Company
are aligned. Led by the CS5R Commuttee, we have a broad range
of workforce engagement mechanisms to ensure the Beard is
able to assess the cubture of the orgamisation. Qur workforce
engagement mechanisms are described on pages 116 and 117.

The Board receives reqular updates on workforce engagement
fram the CSR Committee and management team through,
amongst other methads, detailed warkforce surveys. The Board
has delegated oversight of the Company’s whistleblowing
arrangements to the Audit Committee but retains overall
respansibility and receves updates on cases as appropriate.

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

As well as workforce engagement, the CSR Commitiee has
formal responsibility for engagement with the Company's wider
stakeholders. Stakeholder engagement is integral to creating
Places Pecple Prefer and the decisions taken by the Board to
maximise shareholder valie are enhanced by the views of the
diverse range of stakeholders and wider communities that we
serve. The mechanisms that ensure effective stakeholder
engagement as well as two examples of how decisions in

the boardroom have been shaped by the impacts on our
stakeholders are described in the stakeholder engagement
statement on page 96. Further information on British Land's
contribution to wider sotiety can ke found on pages 30 to 37.

Engagement with major shareholders

Institutional investors and analysts receive reqular
communications from the Cornpany, including investor
relations events, one-te-one and group meetings with
the Chairman and Executive Directors, and tours of eur
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
sesslons on strategic initiatives, sustainabitity and our long term
view. The presentations were recarded and are availabie to view on
our website www.britishland.corm/investors/investor-day-2019.



The Chairman is committed to ensuring that shareholder
views, both positive and negative, are relayed back to the
Board and is assisted by the executive team in doing so.
The Chairman has met personally with 10 investors during
the course of the year and is committed to understanding
and sharing the views of major shareholders within

the boardroom.

In addition to the Chairman’s efforts, the Chief Executive
provides a written report at each scheduled Beard meeting
which includes direct market feedback on activity during
the period and commeniary on any meetings with

major shareholders,

Conflicts of interest

The Directors are required to avoid a situation in which they
have, or could have, a direct or indirect conflict with the
interests of the Company. The Board has established a
procedure whereby the Directors are required te notify

the Chairman and the Generat Counsel and Company
Secretary of alt potential new outside interests and actual
or percewved conflicts of interest that may affect thern in
their roles as Directors of British Land. All potential
conflicts of interest are suthorised by the Board and the
register of Directors’ interests is reviewed by the Board
twice a year. The Board also reviews the Directors’ Interests
Policy on an annual basis. Following the last review n
November 2019, the Beard concluded that the policy
continued to operate effectively.

External appointments

Any additional significant appeintments must be approved by
the Board before they are accepted by Directors. The Board
will consider the Birectors’ existing commitments in making
its decision. Nen-Executive Directors’ wtters of appointment
set out the time commitments expected from them.
Following consideration, the Nomination Committee has
concluded that all the Non-Executive Directors continue to
devote sufficient ime to discharging their duties to the
required high standard.

British Land's palicy is to allow Executive Directors to take
one non-executive directorship at another FTSE company,
subject to Board approval. External appointments of the
Executive Directors are disclosed in their biographies.

Any fees earned by the Executive Directors from such
appointments are disclosed on page 130 within the
Remuneration Report.

The Board considered and approved the appointment of
Alastair Hughes to the Board of QuadReal Property Group,
which the Board deemed a significant appointment.

—> Division of Responsibilities

There is a clearwnitten dwision of respensibilities hetween
the Chairman {who 1s responsible for the leadership

and effectiveness of the Board] and the Chief Executive
{who s responsible for managing the Company’s business].
The responsibilities of the Chairman, Chief Executive

and Senier Independent Director have been agreed by

the Board and are available to view on our website

www britishland cem/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 Chairman also arranges informal meetings and events
throughout the year to help build constructive relationships
between Board members and the sentor management tearn.
The Chairman meets with individua! Directors outside formal
Board meetings to allow for open, two-way discussion

about the effectiveness of the Board, its Committees and

its members. The Chairman 1s therefore able to remain
mindful of the views of the individual Cirectors.

Operation of the Board

Our governance structure sel out on page 95, ensures that
the Board is able to focus on strategic proposals, majer
transactions and governance matters which affect the
long term success of the business.

Regular Board and Committee meetings are scheduled
throughout the year. In response to feedback received
through the Board evaluation process, an additional Beard
meeting has been added to the annual calendar to ensure
continuity across the full year. Ad hoc meetings may be hetd
at short notice when Board-level decisions of a time-critical
nature need te be made or for exceptional business.
Fortnightly Board calls were held during the Covid-19 crisis.

Care is taken to ensure that information (s circulated in good
time before Board and Committee meetings and that papers
are presented clearly and with the appropriate level of detail
to assist the Board in discharging its duties. The Head of
Secretariat assists the Board and Committee Chairs in
agreeing the agenda in sufficient time before the meeting to
atlow input from key stakeholders and senior executives.

Papers for scheduled meetings are circulated cne week prior
to meetings and clearly marked as being ‘For Decisicn’,

‘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 Respansubility, to which certain powers have heen
delegated. Membership of each of these Committees is
comprised solely of independent Non-Executive Directors.
The reports of these four standing Commyttees are set out
In the following pages. The terms of reference of each
Cornmittee and the matters reserved for the Board are
avalable 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
detegated authority to the Board for scrutiny and challenge.

Management are supported by three standing Executive
Committees:

Investment Committee

Principal investment decisions are reserved for the Board,
however It has delegated authority to the Investment
Committes to make decisions within specified financial
parameters. The nvestment Committee membership
comprises the Chief Executive, Chief Financial Officer, Head
of Strategy and Investments, Head of Real Estate and Head
of Developments. The investment Committee also reviews
investment proposals that fall outside of its delegated
authority and provides recommendations to the Board for
its consideration.

Executive Committee

The Chief Executive is supporied 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 formulaticn and implementation of strategic
initiatives, business performance moenitoring and evaluation
and overseetng culture and stakeholder engagerment.

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

Cur rigorous and transparent procedures for appointing

new Directors are led by the Nomination Committee.

Non-Executive Directors are appointed for specified terms

and all continuing Birectors offer themselves for election

ar re-election by shareholders at the AGM each year

provided the Board, on the recommendation of the ,
Nominaticn Committee, deems it appropriate that they

do so. The procedure for appointing new Directors is

detailed in the Nomination Committee report on page 104.

The Nomination Committee 1s responsible for reviewing the
composition of the Board and its Committees and assessing
whether the balance of skills, experience, knowtedge and
diversity is appropriate to enable them to operate effectively.
More detail can he found in the Nomination Coemmittee report
on page 105.

The Natice of Meeting for the 2020 Annual General Meeting
details the specific reasons why the contribution of each
Director seeking re-election is and continues to be
important to the Company’s long term sustainable success.
The biographies of each Director on pages 92 to 93 set

out the skills and expertise that each Director brings to

the Board.

Following @ recommendation from the Nomination

Committee, the Board considers that each Non-Executive

Director remains independent in accordance with pravisions !
of the Code.

As well as leading the procedures for appointments to the
Board and its Committees, the Nomination Committee
oversees succession planning for the Board and senior
management with reference to the Board Diversity and
Inclusion Policy. Further details on the work of the
Nomination Committee and the Diversity and inclusion
Policy are within its report on page 107.

Board evatuation

The effectiveness of the Board and its Committees s
reviewed annually, with an independent, externally
facilitated review being conducted at teast 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 qualitative feedback and reporting the
outcomes to the Board.

!n addition to the formal evaluation, the Chairman met each
Non-Executive Director individually during the year to discuss
their contribution to the Board. The Senior Independent
Director led the appraisal of the Chairrman’s perforrance
by the Non-Executive Directars, with the views of the
Executive Directors also being taken into consideration.



The Chairman and Chief Executive presented their
appraisals of the performance of the Chief Executive and
the Chief Financial Officer respectively. These appraisals
were taken into account when considering the performance
of the Board as a whote as well as in relatian to annual and
lang term incentive awards.

The review concluded that the Board, its Committees and
its individual members all continue to operate effectively
and with due diligence. It also confirmed that good progress
has been made on the recommendations of (ast

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 tme scheduled for Board meetings has been
extended, with strategy being a greater focus throughout
the year.

The focus for the coming year wilt be:

continuing the work on progressing succession planning
throughout the organisation;

- testing and refining the strategy in light of changes in
the sector;

- reviewing the scope of the CSR Committee; and

- amproving the understanding and monitoring of culture
and values.

We will report on the progress of these focus areas in the
2021 Annual Report.

Audit, Risk Management

& Internal Control

Financial and business reporting

The Board is responsible for prepating the Annual Report
and confirms in the Directors’ Responsibilities Staternent
set out on page 137 that it believes that the Annual Report,
taken as a whole, 15 fair, balanced and understandable. The
process for reaching this decision is outlined in the report of
the Audit Comnmittee. The basis an which the Company
creates ang preserves value pver the long term s described
in the Strategic Report.

Audit Committee

The Audit Cammitiee 1s respensible for monitoring the
integrity of the financial statements and results
announcements of the Company as well as the
appatntment, remuneration and effectiveness af the
external and internal auditors. The detailed report of the
Audit Committee is on pages 10810 113,

Risk management

The Board determines the extent and nature of the risks it
is prepared to take 1In order to achieve the Company’s
strategic objectives. The Board is assisted in this
responsibility by the Audit Committee which makes
recommendations mn respect of the Group’s principal and
ermerging risks, risk appetite and key risk indicators.
Further information on the Group’s risk management
pracesses and role of the Board and the Audit Committee
can be found on page 78.

The Board has responsibility for the Company’s

averall approach to risk management and internal control
which includes ensuring the design and implementation of
appropriate risk managerment and :nmternal control systems.
Oversight of the effectiveness of these systems is delegated
to the Audit Committee which undertakes regular reviews
to ensure that the Group is identifying, considering and as
far as practicable mitigating the risks for the business.

Duning 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 tc be sighificant.

Pages 112 to 113 set aout 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 well as complying with the Code, the Group has adopted
the best practice recommendations in the FRC ‘Guidance
on risk management, internal control and related financiat
and business reparting” and the Company's internal control
framewoark operates in line with the recarmmendations set
put in the internationally recognised COSO Internal Control
Integrated Framework.
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GOVERNANCE REVIEW CONTINUED

Audit, Risk Management

—> Remuneration

& internal Control

The key risk maragement and internal contro! procedures
over financial reporting include the following:

- Operational risk management framework: operaticnai
reporting processes are in place to mitigate the rnisk of
financial misstaternent. Key conirols are owned by
senior managers who report on compliance on a
six-monthly basis to the Risk Committee. Alt key internal
financial controls are reviewed on a two-yearly cycte by
internatl audit;

- Financial reporting: our financial reporting process is
managed using documented accounting policies and
reporting formats supported by detailed instructions and
guidance an reporting requirements. This process is
subject to oversight and review by both external auditors
and the Audit Committee;

- Disclosure Committee: membership camprises the
Chief Executive Officer, Chief Financial Qfficer, Head of
Investor Relations, General Counsel and Company Secretary
and Head of Secretariat. The Committee regularly
reviews draft financial reports and valuation infoermation
during the interim and full year reporting process and
determines, with external advice from the Company's
legal and financial adwvisers, whether inside information
exists and the appropriate disclosure requirements.

Going concern and viability statements

During the year the Board assessed the appropriaieness
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 Company) and the availability of finance [to assess
solvency risk). The assessment covered the 12-month
period required by the ‘going concern’ basis of accounting.

Following these assessments the Directors believe that

the Group is well placed to manage its financing and

other business risks satisfactorily and have reasonable
expectation that the Company and the Group have adequate
resources to continue in operation for at least 12 months
from the date of the Annual Report. They therefore consider
it appropriate to adept 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 tong
term sustainable success of the business. We have a
clear strategy to “build an increasingly mixed use
business”. To deliver on this strategy, we focus on four
objectives: Customer Grientation, Capital Efficiency,
Right Places and Expert People. Delivering against
these objectives creates the inputs to future value
creation for alt of our stakeholders. in our Directors’
Remuneration Report we explain our approach to
incentivise and reward employees to deliver these
inputs whilst also managing the business on a day-to-
day basis. We also explain how we create alignment
with shareholders and measure our performance over
the longer term.

Our current Remuneration Policy was approved by
shareholders at the 2019 AGM. The Committee is also
responsible for establishing remuneration of the
members of the Executive Committee.

The Remuneration Committee 1s authorised to use
discretion in determining remuneration outcomes for
Executive Directors and the wider workforce. Further
details on the Committee’s use of discretion this year
can be found in the Directors’ Remuneration Report
starting an page 118.



Key investor relations
activities during the year

June

- Full Year Results Presentation investor Roadshow, US [New York, Boston,
- Full Year Results Roadshow, London Philadelphia)
- Investor Property Conference, Netherlands Two Investor Property Conferences, London

September

~ Private Client Investor Roadshow, London
-~ AGM

Analyst & Investor Event, Paddington

December

- Industry Dinner

- Half Year Results Presentation

~ Half Year Results Roadshow, London

- {nvestor Property Conference, Londen

- {nvestor Roadshow, US (New York, Bostan)
& Canada [Toronto}

tnvestor Property Conference, Londeon

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. | becarmne Chair of the
Committee in July 2019, at which time Preben Prebensen also
became a member of the Committee.

The Nomination Committee continues to play a key role in
supporting British Land’s long term sustainable success. The
development and execution of our long term strateqic objectives,
embedding of our culture and values and promotion of the
interests of our stakeholders are ail dependent upon effective
leadership at both Board and executive level. It 15 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 priority of
the Committee

As a Commmuttee our core responsibilities include reviewing
the structure of the Board and Committees, recommending
new Board appointrnents and ensurmg adherence to formal,
rigorous selection, appointment and induction processes for
new Directors. As part of our ongaing reviews of the compasition
of the Board and 1ts Committees we recommended a number
of changes to Committee memberships which are outlined
on page 105. The search process for Non-Executive
appointments was refreshed during the year and we
commenced a successful search for a new Non-Executive
Director. lrvinder Gaodhew will join the Board an 1 October.
More information about the search process can be found on
page 106.
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As [ nated in my intraductian to the Gavernance saction,

in March we announced that Willam Jackson, Senior Independent
Director {SID), would step down as a Director from the
conclusion of the Company's AGM i July 2020. The Commuttee
recornmended that he be succeeded as 510 by Preben
Prebensen and that Alastarr Hughes be appointed to the
Committee These appointments will still take place at that
time even though Witbam will now stay cn the Board for an
extended period of up to 12 months

All of the Committee activities set out in this Report were
conducted within the context of our unwavering commitment to
improving inclusion and diverstty across British Land. We are
proud of the tangible impact British Land’s diversity policies
and initiatives are having both at Beard level and m 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, tong term succession planning at Board and
executive level will remain a key prionty of the Comrmittee.

I hope you find the following report interesting and illustrative
of our focus on ensuring that the Board and its Commuttees
rermam well equipped with the skills and capabilities needed
to drive the future success of British Land.

{ Ghon

Tim Score
Chairrman of the Norination Cormmiitee



Committee composition and governance

The Committee has three members. At the 2019 AGM,

John Gildersleeve stepped down from the Comrmittee, and
was replaced by Tim Score as Chairman Therefore, as at the
31 March 2020 year end the Commuttee comprnised: Tim Score,
Willlam 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 secton.

Attendince
Tim Score o Chalrmaﬁ 1 /&DF_QQ'?__ 4/4
W\ltwemﬂia-gké_on_ Member 11 Apr 2011 4/4
E’ra)en Prebensen’ Member 771;5[10@ ;7 33
Former Diractors who served du ring the year
John Gildersleeve® Chairman 1Jar 2013 1/1

1 Preten Prebensen jained tha Commuittee on 19 July 2019
2 Jchn Gildersleeve stepped down from the Board and Committee on 19 July
2019, at which point Tim Score became Chairman of the Committee

Key areas of focus during the year

Non-Executive Director search and selection

In late 2019, following further review of the longer term needs
of the Board, we began the search for a new Non-Executive
Director to supplement the Board's skillset

The search process was conducted in accordance with the
Board Diversity and Inclusion Policy and the Selection and
Appaintment Process, which are both explained later in this
Report. Russell Reynolds Associates, the executive search
firm appointed, has na ather relationship to the Company or
indridual Directors. The firm has adopted the Voluntary Code
of Conduct for Executive Search Firms on gender dwversity and
best practice

The search resulted in the appointment of Irvinder Goodhew

as a Non-Executive Director, as announced on 21 May 2020
Irvinder brings over 25 years of experience in various operational
and strategic roles, in a broad range of sectors including retaul,
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 the need for progressive refreshing of the Board,

In March 2019 we announced that John Gildersieave would
retire as a Non-Executive Birector and step down as Chairman
of the Company at the conclusion of the 20192 AGM, to be
succeeded by Tim Score. As a result, the following Commuittee
changes took effect in July 2019:

Tirm Score stepped down from the Audit Committee, and was
succeeded as Chair by Rebecca Worthington;

- Wilbam Jackson stepped down from the Remuneration
Committee and was succeeded as Chair by taura Wade-Gery,
John Gildersleeve was succeeded as Chair of the Normination
Committee by Tim Score; and
Preben Prebensen was appointed to the Nomination Commuttee,

In addition, In May 2019 Alastair Hughes and Lynn Gladden
became members of the CSR Committee on its formation,
with Alastair taking the Chair.

Nick MacPherson completed his first three-year term in
December 201% and William Jackson completed his third
three-year term in April 2020 In making recommendations for
reappointrment, the Committee considered their performance
and abibty to contribute effectively to Board discussion and to
challenge the performance of management.

In March 2020 we announced that Wilbam Jackson would retire
as a Non-Executive Director at the conclusion of this year's AGM
in July, but as stated earlier he will now remain on the Board for
an extended period of up to 12 months The Comrmittee
considered a successor for Willam as 510 and, having
conhirmed 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
Commuttee. As a result the Cormmittee recommended the
following changes to take effect at the end of the 2020 AGM:

- Preben Prebensen to succeed William Jackson as Senior
Independent Director; and
Alastair Hughes he appointed to the Nomination Commuttee
The Committee is satisfied that, following the Committee
composition changes described above, the Board and its

Commuttees will continue to have the appropriate balance of
skills and experience required ta 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 s reviewed by
the Comrmttee annually, with reference 1o their independence of
character and judgement and whether any circumstances or
relationships exist which could affect their judgement. The most
recent assessment included a fuller review of the independence
of William Jackson, who has now served in excess of nine years
on the Board. Having regard to all such constderations, the
Baoard 1s of the view that the Non-Executive Oirectors each
remain independent, notwithstanding their periods of tenure.

Prior to recommending the reappointment of serving Directors
ta the Board, the Comrmittee also considers the time commitment
required and whether each reappowntmeant would be in the best
interests of the Company. Detailed consideration is given to
each Director’'s contribution to the Board and its Commutteas,
together with the overall balance of knowledge, skills,
experience and diversity

Fallowing its review, the Commuttee 1s of the opinion that each
Non-Executive Director continues to demonstrate commitment
to s or her role as a member of the Board and its Committees,
discharges his or her duties effectively and that each makes a
valuable contribution to the leadership of the Company for the
benefit of all stakeholders

Accordingly, the Commitiee recommended to the Board that all
serving Directors be put forward for election or re-election at
the 2020 AGM.

Biographies for each Director can be found on pages 92 to 93.

Succession planning

The Committee is responsible for reviewing the succession
plans for the Board, including the Chief Executive. We recognise
that successful succession planning includes nurturing our own
talent pool and giving epportunities to those who are capable of
growing inte more senior roles.

The succession plans for the Executive Dhirectors are prepared
on hoth shorter and longer term bases white those for Non-
Executive Directors reflect the need to refresh the Board
regularly. Such plans take account of the tenure of indimidual
mermbers. The Commuttee's review of Executive Director
succession plans includes consideration of the process for
talent developrment within the organisation to create a pipeline
to the Board.

The Chief Executive, with the support of the HR Director,
prepares succession plans for senior management for
consideration by the Committee with the rest of the Board
invited to be involved as appropriate The Committee notes that
the rermit of the Corporate Sooial Responsibility Cornmittee
includes consideration of the extent to which the business is
developing a diverse pipeline for succession to sentor
managerment roles.

A number of 1ssues that would normally be dealt with by the
Committee were discussed with the full Board
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Selection and appeintment process

The Committee oversees the selection and appointment process
for Board appointment, which was updated during the year, and
1s summarised in the figure below

Board composition review

The Committee annually reviews the structure, size
and composition of the Board. This review considers
the skills and qualities required by the Board and its
Committees as a whole in light of the Group's long
termn strategy, external enviranment and the need to
allow for progressive refreshing of the Board. The
review tdentifies the specific skills required by new
appointees and guides the Committee’s long term
approach to appointments and succession ptanning.

Role brief

The Commitiee works only with external search
agencies which have adopted the Votuntary Code of
Conduct for Executive Search Firms on gender
diversity and best practice. The Committee and
agency work together to develop a cornprehensive
role brief and person specification, aligned to the
Broup’s vatues and culture. This brief contains clear
criteria against which prespective candidates can be
objectively assessed.

Longlist review

The external search agency is challenged to use the
objective criteria for the role to produce a longlist of
high quality candidates from a bread range of
potential sources of talent. This process supports
creation of a diverse longlist. The Nomination
Committee selects candidates from this list to be
invited for interview.

Interview

A formal, multi-stage interview process is used to
assess the candidates. For each appointment the
choice of interviewers is custiomised 1o the specific
requirements of the role. All interview candidates
are subject to a rigorous referencing process.

Review and recommendation

The Commitiee ensures that, prior to making
any recemmendation to the Board, any potential
conflicts and the significant time commitments
of prospective Birectors have been
satisfactorily reviewed.



Diversity and inclusion

The Board's Diversity and Inclusion Policy has been updated
during the year, expanding the Board's comrmitments in this
area. |t recagnises the benefits of diversity in its broadest sense
and sets out the Board's ambitions and objectives regarding
diversity at Board and senior management level. The Palicy
notes that appointments will continue to he made on merit
against a set of objective criteria, which are developed in
consideration of the skills, experience, independence and
knowledge which the Board as a whole requires to be effective
The Policy also describes the Board's firm belief that in order to
be effective a board must properly reflect the environment in
which 1t operates and that diversity in the boardroom can have a
positive effect on the quality of decision making Aligned to this,
the Policy has a number of specitic quantitative and qualitative
policy objectives in support of Board-level diversity and
inclusion, :ncluding the following commitments:

- thentention to maintain a balance such that at least 30%
of the Board are women:

- thentention to have at least one Director from an ethnic
minority background on the Board by the end of 2020,

- tomaintain the improved gender balance of its leadership
teams and senior management; and

- toensure that there 15 clear Board-level accountablity for
diversity and inclusion for the wider workforce

The Committee 1s pleased to confirm that these objectives have
heen fully met As at 31 March the Board compnised 30%
women, while the Executive Comimittee composition has
increased from 33% to 36% women. Clear accountability for
diversity and inclusion 1s delivered through Alastair Hughes
and Lynn Gladden's membership of the Corporate Sociat
Responsibility Committee, which monitors progress on
diversity and inclusion objectives and relevant initiatives

within British Land.

Average Board member age over a four-year period’

2020 568 years old
2019
2018

2017

Composition? Tenure?
g, g™
-+ Chairman 1 0-3 years 3
#1 Executive Directors 2 B 3-6 years
M Non-Executive 7 B 5-9 years
Directors

1 Asatintended AGM date of 29 July 2020
2 Asat 31 March 2020

Induction, Board training and development

Each new Director 1s invited to meet the General Counsel and
Company Secretary or Head of Secretaniat ta discuss their
induction in detatl, following which the programme is tatlored
specifically to their requirements and adapted to reflect their
existing knowledge and experience.

Eachinduction programme would ordinarily include

meetings with the Chairman, Executive Directors, Commitiee
Chairmen, external auditor or remuneration consultants

{as appropniatel;

information on the corporate strategy, the investment
strategy, the financial position and tax matters [including
details of the Company’'s REIT status];

an overview of the property portfolio provided by mermbers of
the senior management team,

visits to key assets,

details of Board and Committee procedures and Directors’
responsibilities;

details on the investor relations programme; and
information on the Company's approach 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 their
knowledge current and enhance their experience.

Key areas of focus for the coming year

As well as the regular cycle of matters that the Committee
schedules for consideration each year, we are planning over the
next 12 months to continue to focus on succession planming
both for the Board and at senior management level, and will
continue to develop a sirong talent pipeline and associated
leadership programmes.

Board and Committee effectiveness

The process followed for the internally-led Board eftectiveness
evaluation conducted during the year 1s described in the main
Board governance section on page 100,

The Committee's effectiveness during the year was evaluated as
part of the wider Board evaluation and concluded that the
Commuttee operated effectively.

The Committee also reviewed its terms of reference;
no ¢k s were recommended during the year

The terms are available on our website
www, britishland.com/committees,
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REPORT OF THE AUDIT COMMITTEE

Monitoring quality

and integrity

The Audit Committee monitors the quality and integricy
of the financial reporting and valuation process.

{ am pleased to present the report of the Audit Committee for
the year ended 31 March 2020,

Thisis my first report as Chawr of the Committee following my
appomtment at the conclusion uf the 2019 AGM. In line with
the focus on improved governance and clear, relevant and
concise reporting. this repart of the Audit Committee highlights
the main issues which arose during the year and how they
were addressed

Role and responsibilities
The principal responsibilities of the Committee are:

Financial reporting - Monitoring the integrity of the Company's
financial statements and any formal announcements relating to
financial performance, and considering significant financial
reporting 1ssues, 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 - Moritoring and reviewing reports on the work
performed by the internal audiior and reviewing effectiveness,
including its plans and resourcing

Risk management and internal controls - Reviewing the
system of mnternal control and nsk managernent

Investment and develepment property valuations
- Considering the valuation process and outcome and the
effectiveness of the Company's valuers
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Key areas of focus

Ultimately, the Commuttee cantinues to play a key rale in
overseeing the integrity of the Group's financial staternents,
inctuding assessing whether the Annual Reports fair, balanced
and understandable, as well as ensuring that a sound system
of risk management and internal control1s 1n place.

During the year, the Comrmittee has reviewed the process

for identification and mitigation of key business and emerging
risks, challenging management actions where appropriate.

The Commuttee has also reviewed the appropriateness of the
accounting treatment of significant transactions, including asset
acquisitions and disposais, alang with scrutinising the valuatian
of the Group's property assets as well as the effectiveness of
the valuers.

The Carmmuttee cantinued to manitor the implementation of the
new valuer policy which was approved in 2017. The third and
final phase of the /mplernentation of the policy was successfully
completed during the year. As at 31 March 2020 84% of the
portfolio was under new instrirction since the transition process
began in the year ended 31 March 2018. The Commuttee thanks
all of its valuers for their professionalism throughout the
implermentatton of the policy.

Committee composition and governance

I became Chair of the Cammittee at the conclusion of the 2019
AGM following Tim Score’s appointment as Group Chawrnan
Following his appointment Tim stepped down as Chair and as a
member of the Cornmittee in accordance with the Code. The
Cornmittee continues to be composed solely of independent
Non-Executive Directors with sufficient financial experience,
commercial acumen and sector knowledge to fulfil therr
responsibilities, Members” attendance at Commuttes meetings
15 set out in the following table:

Attendancd
Rebecca Worthington  Charman _ 1Jan 2018 3/3
Alastair Hughes ' Member 1Jan2018  3/3
Nicholas Macphersan  Member 1 Apr2017  3/3
Tim Score’ Chairman 20 Mé??[ﬂ 77_—17/1(

1 Tim Score stepged down from the Audit Commuttee on 19 July 2019. at which
noint Rebecca Worthington became Chair of the Commitiee



The Board 1s satisfied that the Committes as & whole has
campetence relevant to the real estate sector For the purposes
of the Code, | am deemed to meet the specific requirement of
having significant, recent and relevant financial expenence.

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
Relatiens, Head of Planning and Analysis and other key
employees are invited to attend part, or all, of specific
Committee meetings

The Committee meets privately with both external and internal
auditors after each scheduled meeting and continues to be

satisfied that neither 1s being unduly influenced by management.

As Commuittee Charr, | additionally hold regular meetings

with the Chief Executive Officer, Chief Financial Officer and
other members of management to obtain a good understanding
of keyissues 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 aninternal questionnaire. 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 Committee was satisfied that the
terms of reference continued to be approprrate. The current
terms of reference were effective from 1 April 2019 and are
available on our website at www britishland.com/committees.

The information below sets out In detail the activity undertaken
by the Commuttee during the year ended 31 March 2020. | hope
that you find it useful in understanding our work.

Rebecca Worthington
Chair of the Audit Committee

Financialt reporting

The Camrmittee continues to review the content and tone of the
preliminary results press release, Annual Report and half year
results at the request of the Board DOrafts of the Annual Report
are reviewed by the Committes Chair and the Committee as

a whote prior to formal consideration by the Board, with
sufficient time provided for feedback.

The Committee reviewed the key messaging included in the
Annual Report and half year results, paying particular attention
to those matters considered to be important to the Group by
virtue of therr size, complexity, level of jJudgement required and
potential impact on the financial statements and wider business
model. Any issues which were deemed to be significant were
debated epenly by the Committee members and other attendees,
including management, external and internat auditors.

The Committee has satisfied itself that the controls over the
accuracy and consistency of the information presented in the
Annual Report are robust The Committee reviewed the
procedure undertaken to enable the Board to provide the fair,
balanced and understandable confirmation to shareholders.
Meetings were held between the Group Financial Controller,
Head of Investor Relations and other senicr employees to review
and document the key considerations and a detalled report was
then provided to the Committee The Cormrmittee therefore
recommended to the Board that the Annual Report presented a
fair, balanced and understandable overview of the business of
the Group and that it provided stakeholders with the necessary
information to assess the Group’s position, performance,
business model and strategy.
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REPORT OF THE AUDIT COMMITTEE CONTINUED

The significant 1ssues considered by the Commuttee in relation to the financial statements durning the year ended 31 March 2020, and
the actions taken to address these 1ssues, are set out in the following table:

Significant issues considered

Going concern statement

The appropriateness of preparing the Group
financial statements on a going concern basis

Viahility statemant

Whether the assessment undertaken by
management regarding the Group's long
term viability appropriately retlects tha
prospects of the Group and covars an
approprigte pertad of time,

Covid-19

The impact of Covid-1% on the assessment of
the Group's principal risks and uncertainties,
risk appetite and viability statement

Accounting for significant transactions

The accounting treatrment of significant property
acguisitans, disposals, financing and leasing
transactions 1s a recurring risk for the Group with
nan-standard accountig entries required, and in
some cases management judgarment applied,

REIT status

Maintenance of the Group's REIT status
through compliance with certam conditions
has a significant impact on the Group's results.

Valuation of property paortfolio

The valuation of mvestment and davelopment
properties conducted by external valuers is
inherently subjactive as 13 undartaken on the
basis of assumptions made by the valuers
which rmay not prove to be accurata.

The outcome of the valuaton s sigaificant to
the Group in terms of investment decisions,
results and remuneraion.

Taxation provisions

The appropriateness of taxation provisions
made and released in the period.

the associated nsks

How these issues were addressed

The Committee reviewed management’s analysis supporting the going cencern
hasis of preparatian. This included consideration of farecast cash flows, avarlability
of commuitted debt facilities and expected covenant headroam. The Committee also
received a report from the external auditor on the resulls of the testing undertaken
on management’s analysis.

As a result of the assessment undertaken, the Comrmittee satisfied itself that the
gaing concern basis of preparation remained appropriate,

The going concern statement 1s set out on page 88

The Cormmmittee cansidered whether management's assessment adeguately reflected
the Group's risk appetite and principal risks as disclosed an pages 78 to 87; whether
the period covered by the statement was reasonable given the sirategy of the Group
and the environment in which it aperates; and whether the assumptions and sensitivities
identified, and stress tested, represented severe but plausible scenarios in the
context of salvency or lgudity, The Committes also considered a report from the
external auditor.

The Commuttee concurred with management’s assessment and recommended the
viability statermnent to the Board.

The viability staternent, together with further details on the assessrment undertaken,
IS set out an page 88,

Adetailed analysis of the impacts of Covid-19 an the Group's risk framework Is
ncluded within the Risk Review an pages 78 ta 88

The Comrnilles reviewed management papers on key judgements, including those for
sigmiicant transactions, as wetl as the external auditor’s findings on these matters.

In particular, the Committee considered the azcounting treatment of the acquisition
of West One, and the treatrment of bespoke leasing arrangernents in relation to a key
developrrent. The external aaditor separately reviewed managernent's judgements in
relation to these transactions.

The Committee reviewed the REIT tests performed by management and concluded
that the Company’s REIT status had been maintained in the year. The Commuttee
separately considered the external audior's review of rmanagement’s assessmeant

The externalvaluers presentad their reports to the Commuttee prior to the half year
and full year results, providing an overview of the UK praperty market and summarsing
the performance of the Group's assets. Significant judgerments were also hightighted.

The Committee analysed the reports and reviewed the valuation outcomes,
chailenging assurnptions made where thought fit. In particular, with the third and
final phase of the rnplernentation of the valuer appointment policy, \he Cornrmitiee
paid specific attention to those assets which were subject to a new valuation
inssruction during the year including Broadgate.

The Commitiee closely analysed the valuation of Canada Water following the
resolution ta grant planning for our 53 acre masterpian and robustly chalienged the
methodology used.

The Commitiee was sabisiied with the valuation process and the effectiveness of the
Company's valuers. The Committee also approved the relavant valuation disclosures
to be included in the Annual Report.

The Committee reviewed taxation provisions made and released by the Group.
They considered papers prepared by managerment and discussed the views of the
external auditors te chtain assurance that amounts held were commensurate with
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External Audit

PricewaterhouseCoopers LLP [PwC] was appomnted as the
Group’s external auditor for the 2015 Annual Report following a
formal competitive tender process. The Committee considered
the need for a competitive tender for the role of externat auditor
during the year under review and confirmed that a tender was
not apprapriate due ta PwC’s strang performance to date

The Cormmittee confirmed that a competitive tender will be
completed no later than for the 2025 year end audit. Given the
continuing effectiveness of PwC in their role as external auditor,
the Committee believe it1s in the best interests of shareholders
for PwC to remain as external auditor for the following financial
year Itis currently proposed that a tender process be
completed during 2024,

The year under review s Sandra Dowling's first year as
engagement partner following John Waters’ mandatory rotation
at the conclusion of the 201% audit. The Committee will ensure
that future rotations are undertaken as required by legislation to
the extent that this 1s not undertaken earlier by PwC

The Commitiee 1s responsible for overseeing the relationship
with the external auditor and for considering their terms of
engagement, remuneration, effectveness, independence and
continued objectivity. The Commuttee annually reviews the audit
requiremnents of the Group, for the business and in the context
of the external environment, placing great importance on
ensuring a high guality, effective external audit process.

Fees and non-audit services

The Commuttee discussed the audit fee for the 2020 Annual
Report with the external auditor and approved the proposed
fee on behatf of the Board.

In addition, the Group has adopted a policy for the provision of
nan-audit services by the external auditor. The policy helps to
safeguard the external auditor's independence and objectiity
The policy allows the external auditor to provide the following
non-audit services to British Land where they are considered to
be the most appropriate provider:

- audit related services. including formal reporting relating
to borrowings, shareholder and other circulars and work in
respect of acquisiions 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 to non-audit fees:

total non-audit fees are imtted to 70% of the audit fees in any
one year. Additionally, the ratio of audit to non-audit fees is
calcutated in line with the methodology set outin the 2014
EU Regulations,

Commuttee approval 1s required where there might be
questions as to whether the external auditor has a conflict
of interest, and

the Audit Committee Chairis required to approve in advance
each addiional project or incremental fee between £25,000
and £100,000, and Comrmttee approval is required for any
additional projects over £100,000,

Total fees for non-audit services amounted to £0 04m, which
represents 6% of the total Group audit fees payable far the year
ended 31 March 2020. Details of all fees charged by the external
auditor during the year are set out on page 158

The Commuittee Is satisfied that the Cornpany has complied
with the provisions of the Statutory Audit Services for Large
Companies Market Investigation [Mandatory Use of Competitive
Processes and Audit Committee Responsibilities] Order 2014,
published by the Competition and Markets Authority on

26 September 2014,

Effectiveness

Assessment of the annual evaluation of the externat auditor's
performance was undertaken by way of a questionnaire
completed by key stakeholders across the Group, including
sentor members of the Finance team. The review took into
account the gquality 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 repart on its
Independence, objectivity and compliance with statutory,
regulatory and ethical standards For the year ended 31 March
2020, as for the priar year, the external auditor confirmed that it
continued to maintain appropriate internal safeguards to ensure
its independence and objectivity.

The Commuittee concluded that the quality of the external
auditor's work, and the knowledge and competence of the audit
team, had been maintained at an appropriate standard during
the year.

In addition, the Committee reviewed the Financial Reporting
Council's [FRCI's review of PwC’s audit of the Group for the year
ended 31 March 2019. The FRC's review identified some limited
improvements in relation to the audit of property valuations and
revenue recognitien, 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
paints are addressed in future audits.

The Committee therefore recommended to the Board that a
resolution to reappoint Pwt as external auditor of the Company
ke put to shareholders at the 2020 AGM
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REPORT OF THE AUDIT COMMITTEE CONTINUED

Internal Audit

The role of Internal Audit is to act as anindependent and oective
assurance function, designed to improve the effectiveness of the
governance, risk management and internal controls framework
in mitigating the key risks of British Land. Ernst & Young LLP
[EY] continue to provide Internal Audit services to British Land
and attended all Commmitiee meetings to present their audit
findings and the status of management actions.

During the year, the Committee reviewed and approved the
annual Internal Audit plan, including consideration of the plan’s
alignment to the principal risks of the Group and its joint
ventures. Internal audits completed during the year included
those in relation to supplier risk managerment, key operationat
control testing, crisis management and Storey. Overall, no
significant control 1ssues were identified although several
process and control improvements were proposed, with follow
up audits scheduled where necessary

Effectiveness

The annual effectiveness review of the internal avditor included
consideration of the Internal Audit charter which defines EY's
role and responsibilities, review of the quality of the audit waork
undertaken and the skills and competence of the audit teams
Key stakeholders across the Group, tncluding Committee
members, Head of Secretanat, Head of Financial Reporung and
other senior empioyees, completed a guestionnaire to assess
the effectiveness of the internal auditor. The results of the
guestionnaire were improved from a good base, follawing

the completion of actions dentified from the prior year

The Committee concluded that EY continucd to discharge

its duttes as internal auditor effectively and should continue

in the role for the year commencing 1 April 2020

Risk management and internal controls

The Board has delegated responsibility for overseeing the
effectiveness of the Group's risk management and internal
control systems to the Committee. The Comrmittee has oversight
of the activities of the executive Risk Committee, receing
rminuftes of all Risk Committee meetings and discussing any
significant matters rarsed.

At the full and hatf year, the Committee reviewed the Group's
principal risks including consideration of how risk exposures
have changed during the period. Both external and internal risks
are reviewed and their effect on the Company’s strategic aims
considered, At full year, the Committee reviewed the Group's
emerging neks, following a bottom up assessment throughout
business units and deep dive by the Risk Committee. The Audit
Committee made a recommendation to the Board regarding the
identification and assessment of principal and emerging risks.
The Board accepted the Committee’s recommendation
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The Committee considered the Group's risk appetite and
recomnmended 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 strategrc goals without
taking undue risk. The Board accepted the Commuttee’s
recommendation for the Group's risk appetite.

The Committee also reviewed the status of key risk indicators
throughout the year against risk appetite, focusing on any which
were outside optimal ranges. The Committee gave particular
aitention 1o the nisks relating to Cowid-19, occupier credit risk
exposure, the UK's potitical and economic outlook following the
UK's departure from the European Unicn and the UK's internal
political turmoil and development contractor exposure.

Half yearly, in conjunction with the internal auditor, management
reports to the Committee on the effectiveness of internal controls,
fghlighting controlissues 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 business. Key abservations and
management actions are reporied to, and debated by, the
Commuttee. For the year ended 31 March 2020, the Committee
has not tdentified, nor been advised of, a falling or weakness
which it has deemed to be significant.

At the request of the Remuneration Committee, the Commuttee
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 into
account reports received on internal key controls and risk
management, and the results of the internal audit reviews, the
Committee concluded that for the year ended 31 March 2020
there was no evidence of excessive risk taking by 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 ternporary and agency staff, suppliers and occuplers
to report any suspected wrongdoing. These arrangements,
which are monitored by the General Counsel and Company
Secretary and reviewed by the Commuttee annually, include an
independent and confidential whistieblowing service provided
by a third party. In March 2020, & new third party supplier was
appointed that presents greater value and & more user-friendly
plattorm. The Committee receved a summary of all whistleblowing
reports recewed during the year and concluded that the
response to each report by management was appropriate.

The whistleblowing reports were also relayed to the Board by
the Committee Chair.



The Commuttee also reviewed the Group's tax strategy which
sets aut the Group's approach to risk management and
governance in relation to UK taxation, its attitude towards tax
planming, the level of nisk the Group 1s prepared to accept In
relation to tax and its relatienship with HM Revenue & Customs.
The resutting document ((Our Approach to Tax'] was approved
by the Board and s available on the Company s website at
www.britishland.com/governance

Additional informatien on the Company s internal controls
systems 1s set out in the ‘Managing nsk in delivering our
strategy’ sectian on pages 78 to 81,

Investment and development property valuations

The external valuation of British Land’s property portfoliois a
key determinant of the Group's balance sheet, its performance
and the remuneration of the Executve Directors and senior
management. The Committee 1s committed to the rigorous
monitoring and review of the effectiveness of its valuers as well
as the valuation process itself. The Group’s valuers are now
CBRE. Knight Frank, Jones Lang LaSalle [JLL) and Cushman
& Wakefield

The Committee reviews the effectiveness of the external valuers
bi-annually, focusing on a quantitative analysis of capital values,
yield benchmarking, availability of cormnparable market evidence
and majar outliers to subsector movernents, with an annual

qualitative review of the level of service recewed frorm each valuer.

The valuers attend Commuittee meetings at which the full and
half year valuations are discussed, presenting their reports
which include details of the valuation process, market conditions
and any significant judgements made The external auditor
reviews the valuations and valuation process, having had full
access to the valuers to determine that due process had been
followed and appropnate information used, before separately
reporting its findings to the Committee. The valuation process Is
also subject to regular review by Internal Audit

Britsh Land has fixed fee arrangements in place with the
valuers in relaticn to the valuation of wholly-owned assets,

in ine with the recommendations of the Carsberg Committee
Report. Capies of the valuation certificates of CBRE, Knight
Frank, JLL and Cushman & Wakefield can be found on our
website at www britishland.com/reports.

Focus for the coming year

During the year ending 31 March 2021 the Committee will
continue to focus on the processes by which the Board
identifies, assesses, monitors, manages and mitigates risk,
particularty in light of the challenging conditions within the
retail sector and Covid-19, The Comruttee will also continue

to monitor key risk areas for the business, particularly those
scheduled for review by Internal Audit including, but not lrmited
to, key financral and operatianal contrels, Canada Water,

cyber security strategy and the procure te pay system operation
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REPORT OF THE CORPORATE SOCIAL RESPONSIBILITY COMMITTEE

Helping people thrive

We seek to ensure the Company is a first-class employer,
builds and manages firse-class buildings for its conununities
and occupiers and delivers this in a sustainable way:.

I am pleased to present the report of the CSR Committee for the
year ended 31 March 2020.

The Comrmittee was sef up at the beginning of the year to assist
the Board in overseeing its engagement with employees and
cther siakeholders and to assess the Company's wider
contribution to saciety, The Committee is also the Board's
designated mechanism for workforce engagement in
accordance with provision 5 of the Code.

Our terms of reference set out the primary role of the Cornmittee
and are avatlable on our website www britishland.com/committees.
We summarise this as seeking to ensure that the Company:

- lIs afirst-class employer;

-~ Builds and manages first-class buildings; and

- Deljvers this in a sustainable way for both our communities
and the environment.

The information below sets out In detail the activity undertaken
by the Committee during the year ended 31 March 2020 i hope
that you find it useful in understanding cur work.

Key areas of focus during the year

In its first year the Cornmittee has sought to understand further
the Company’s engagement with employees and how it constructs
its buildings to ensure they are high quality, safe and built in an
environmentally friendly way.
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Employee engagement and culture

We have bgen encouraged by the number and quality of
mechanisms in place for employee engagement and the resulls
of the engagement survey undertaken this year. The Committee
reviewed the output of the employee engagement survey, which
showed an overall engagement scare of 75%, which is 6% ahead
of the national benchmark. This is a good result and was based
on a high response rate of 89%. Particularly encouraging for the
Commitiee were the scores of 91% saying they were proud to
work at British Land and 90% supporting the statement that
British Land's cormnmitmeant te social responsibility [e.g.
community support, sustainabitity, etc) is genuine.

Over half of the mechanisms suggested by the FRC Guidance
on Board Effectiveness were already in use to engage with
employees. As Directors we have a number of ways in which
we interact with ernployees 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
managernent present. Laura Wade-Gery has been the subject
of an “in conversation” sessian with employees which explored
awide range of subjecis.

The Company has a strong set of networks and committees
with different focus areas. These are not standalone focus areas
but are integrated into how we engage with our stakeholders
and run our business. As an example, the Parents & Carers
Committee and BL Pride Alliance arranged a presentation from
the LGBTQA+ charity Just Like Us, who are now also an occupier
at Broadgate and have hosted workshops and training at the
Paddington Campus for students and teachers taking part in the
Just Like Us programme [further informaticn on this can be
found on page 37). Similarly, the Wellheing Comrnittee has set
up a network including occupiers and the lecal comrmunity to
consider wellbeing at our Paddington campus. Further details
an these and our other committees can he found in our Expert
People section from page 28.

Construction and health and safety

The Cormmittee took time tc understand rmanagement’s
approach 10 health and safety and was impressed with

the rigour and detail of the systems in place to ensure our
huildings and practices are safe, with Accident Frequency
Rates substantially below the national average. We also
covered how we procure and design our buildings, including
having a design framework which ensures that we and our
suppliers adhere to high environmental and ethical standards




Engaging with our occupiers, both current and future, has
dernonstrated that strong environmental credentials are an
increasingly key requirement for themn and this is driving our
focus on more sustamable buildings which in turn supports our
leasing aim, to let space more quickly and achieve higher rents.
This is a great example of how engagement with our
stakeholders is driving change in how we run our business,

Sustainability

We have helped the Sustainability Committee to review
performance against the Sustainability 2020 targets that were
set six years ago. With our current sustainability programme
ending in March 2020, we have also guided the development of a
new sustainability strategy. This will focus on two key issues
around net zero carbon on the environmentat side and a

place-based approach to building connections in our communities,

underpinned by a commitment to upper quintile performance on
wider environmental matters and key principtes of responsible
business, such as prompt payment to suppliers. We continue to
make good progress on reducing our environmental impact,
taking an innovative approach to projects such as 1 Triton Square
where we have saved 57,000 tonnes of embodied carbon in the
design and construction phase, Further details of how 1 Triton
Square has delivered environmental improvernents and the
banefits of collaberation with our stakehclders can be found

on pages 8 and 9. Further inforrmation on cur approach to
sustainability can be found on page 38.

Key areas of focus for the coming year

This first year of the Committee has been spent developing our
understanding of some of the basic practices of the Company
and we can now begin to lock at some areas in more detal.

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 workiorce and pipeline for
future success.

We will review British Land’s engagement with its cormmunities,
how the Company contributes to the wider society and the
impact this has on the Company’s performance. We will also be
considering the charitable activities of the Company.

We will look at how we embed sustainability within all that we
do. Part of this will be a cultural shift to have sustainalility as
part of every employee’s role and objectives and avoiding having
sustainability as a separate team who have to make designs and
practices more sustainatle in an incremental way. This will
clearly be an integral part of the progress of cur Developments
team. One of our measures of success will be not to have a
sustainability tearn in 10 years!

Committee composition and governance

The Committee is composed solely of independent Non-
Executive Directars. Attendance at Committee rmeetings during
the year is set out in the following table:

Date of Commitlze

Birectar Fasiinn acpoirtne:t  Attendance

Chairman
Member

Alastair Hughes
Lynn Gladden

1 Apr 2019 3/3

1 Apr 2019 3/3

Members of the senior management team, including the Chief
Executive Officer, Chief Financial Officer, Genera! Counsel and
Company Secretary, Head of Secretariat, HR Director, Head of
Developments, Head of Corporate Affairs and Sustainability and
Head of Sustainable Developments, are invited to attend each
Committee meeting.

Committee effectiveness

The Comrmittee’s effectiveness was reviewed as part of the
wider Board evaluations and concluded that the Committee

had operated effectively. The Committee reviewed and updated
its terms of reference, which are available on our website
www britishland, com/committees.

<.

Alastair Hughes
Chairman of the CSR Committee
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WORKFORCE ENGAGEMENT STATEMENT

Engaging with our workforce

Workforce engagement is central to the Expert People pillar
of our strategic framework.

The Corporate Social Responsibility Committee, Workforce engagement initiatives:
chaired by Alastair Hughes, has formal responsibility Communication

for overseeing the operation and effectiveness of
our workforce engagement mechanisms for the
purposes of provision 5 of the UK Corporate
Gavernance Code.

Internal communication

A member of our Executive Committee holds 3
Company-wide meeting each month to report on
important Company developments, introduce

The CSR Committee report on the previous pages initiatives to cotleagues and field guestions.

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 management to discuss market conditions and key
exploring and understanding the mechanisms we operational initiatives with our warkforce and take
already have in place. questions from them.
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Qur internat communications team send
out a Comnpany-wide weekly email with
updates and details of key events and a
member of our Executive Committee hosts
a social hour each month where our people
network in a less formal environment.

Company Conference

Once a year our people are brought
together from across our business

to attend our Company Conference

In 2019, the conference was held at the
Printworks at Canada Water. The day
consisted of presentations by the Group
Chairman, Chief Executive Officer,
Chief Financial Officer and other
rmembers of our senicr rmanagement
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 top managers
and includes our Executive Committee
and its direct reports and meets manthly
to discuss key issues. BLLT members
are a key point of contact for our people
and facilitate a two-way dialogue
between the leadership team and the
rest of the workforce,

Financial awareness

At the half and full year, our Chief
Executive Officer and Chief Financial
Officer present the financial resulis to
the Group and answer questions.

Ownership

Our employees are invited te join our
Company-wide Share Incentive Plan and
Save As You Earn Plan. Employee share
ownership encourages employees to focus
on long terrm Company performance and
aligns their interests with shareholders.

Engagement with Directors

Engagement survey

The Board reviews the results of the
annual employee engagement survey
aswell as interim 'pulse’ surveys.

The Board discusses the results and
challenges management on areas of
improvement. The respense from the
2019 engagemnent survey returned results
significantly above the national benchrmark
on guestions relating to leadership.

More details on our engagement survey
can be found on page 34.

Bi. 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
Company's workforce

was at the centre of decision
making both by executive
management and the

Board during the immediate
outbreak of the wirus.

The safety of our people and
their farmities, tagether with
the interests of our other
stakeholders, shaped the
decisions that we took as a
business. This was only
possible due to the strong
mechanisms of employee
engagement that were
already in place.

Bl networks

We were able to leverage
our employee networks to
provide support with useful
information and tips to

our workforce

{eadership

Executive Committee members
ensured there were clear
lines of communication

with their teams which

was aided by the BLLT and
cross-Cornpany 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 Inreal time.
Chris Grigg also gave regular
Company-wide updates.
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DIRECTORS' REMUNERATION REPORT

Aligning incentive

with strategy

Our Remuneration Policy aligns management incentives with our strategy.

Dear Sharenotders

tam delighted to intreduce the Directers’ Remuneration Report
for the year This 1s my first report to you as Chair of the Cormmittee
having taken over from Willam Jacksan 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 thoreugh chairing of this
Committee for three years. We have all benefitted from his
wisdom and his challenge throughout thrs time, culminating
n s pileting through of our new Remuneration Policy
approved at the 2019 AGM.

Foltowing Wiliam stepping down, the Committee had three
members dunng 201%/20 - Lynn Gladden, Preben Prebensen
and myself. We continue to be supported by Andrew Udale of
Korn Ferry who we appointed to advise the Cormmuttee in 2017

As you will be only too aware, an awful lot has happened in the
last few manths as a result of Covid-19. As a Commuttee and 2
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. (n making these decisions we have been in close
dialogue with the executive members of the Board and our
fellow non-executives. We have considered carefully the
interests of the wider stakeholders of the Company and their
longer termn interests in particular
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Board changes

Charles Maudsley and Tim Roberts stood down from the Board
on 31 March 2019. Both were considered good leavers, and their
share plan awards have been pro-rated and treated in ine with
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 manthly salary during hus notice
period; Tim became CEQ of Henry Boot ple with a similar
mitigation impact. Details are provided on page 129,

Your support for our new Remuneration Policy

Thank you for your 98.3% support of our new Remuneration
Folicy adopted at the 2019 AGM Our remuneration philosophy is
simiple - we want to ensure that our management i aligned to
shareholders” and other key stakeholders’ interests, and that
our policy supports our long term bustness strateqy, values and
corporate culture We conducted an extensive review of our
previous policy during 2018, concluding that, while the policy
was broadly working well, there was an opportunity both to
simplify It and to ensure that it was in line with the Company's
current strategic objectives and with evolving best practice.
After consultation and discussion, It was good to receive the
support of so many of our shareholders and their representative
bodies in July 2019. The new policy Is summansed on pages 120
to 121 of this Annual Report

Remuneration in respect of the year ended 31 March 2020

We believe that the manner in which the Committee sets and
operates this Remuneration Policy is clear to executives and s
aligned to our corporate culture. We operated 1t with regard to
risks inherent in the business and rnarket place, providing the
oppartunity for executives to earn rewards in a manner which s
proportionate to the value detivered against clear targets

The Committee reflected at length on the impact of the current
circumstances on the Company's stakeholders. ln pacticular, it
took account of the Board's decision temporarily to suspend the
dwidend and that lether than for promotiens) our 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-1% on our commuanities, suppliers and customers
Shareholders have received two quarterly dividends with the
remaining dividends currentty being retained in the business,
adding to our cash baiances 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
criteria we had previously set for the year ended 31 March 2020
was reduced by 41%. Specifically this has reduced the estimated



bonuses for executive directors to c.40% of their salary levels as
opposed to ¢.70% and represents approximately a quarter of the
maximum avallable opportumty, However, we have decided that
while these are estimates of what would have been paid after
scaling back, the decision on whether some, all or none of the
scaled back amounts should actually be paid to Executive
Directors s being deferred The same approach has been taken
ta the entirety of bonus awards for members of the Executive
Commuttee and for the decision on a portion of the bonus award
for over 100 further managers. The decision on these bonuses
will be reached later in 2020 when more information on the
impact on our stakeholders in retation to the year ended

31 March 2020 15 available. The Committee and management
believe that this deferral of any decision on how much of the
estimated bonus fo award 1s the nght 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 far the Executive
Directors so they remain unchanged. The Nan-Executive
Directors” and the Chairman’s fee levels also remain
unchanged. In addition, the Executive Directers 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 atso volunteered te do the same in relation to 20% of
fees for the same three-month pericd

Annual Incentives

For the coming year, we will continue to measure 70% of the
Annual Incentive against quantitative measures, and the
remaming 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 honus derived from the targets
set in the context of the wider stakeholder experience during the
year. Further inforrmaticn 1s set out on page 122

Long term incentives

The Cammuttee 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 factorin the share price to the
stze of the award. We will set out and explain the grant levels In
next year's Report, which will not exceed the levels awarded
last year.

Executive pensions

We are committed to ensuring that pension contributions across
our workforce are equitable Simon Carter joined the Company
in May 2018 with the same pension benefit as the wider
workforce at 15% of his salary. As noted last year, Chris Grigg
has agreed to reduce his pension atlowance 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 shareheolder concerns about
executive pension contributions.

Below Board-level incentives

Following the approval of our new Remuneration Policy in July
2017, we have revisited the Annual Incentive arrangements for
our Executive Committee. This 1s in line with the requirements
of the 2018 UK Corporate Governance Code. Previously, this
tearn’s Annual Incentive structure was the same as our wider
employee hase; we have decided to create an even stronger link
between their Annual Incentive and the financial perforrmance of
the Company in the way we assess the amount of their bonus at
the end of the financial year

Gender paygap

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 Briish Land Broadgate Estates, a subsidiary
company, shows a decrease in the median pay gap froim 37.7%
to 35.5%. More information can be found at www bntishland.
com/gander-pay-gap.

Recormmendation

British Land 1s committed to Listening carefully to shareholder
feedback and to applying best practice to its remuneration
policies and approach We hope that you will continue to support
our approach to remuneration and will vote in favour of this
report at the 2020 AGM

Yours sincerely

. 45

Laura Wade-Gery
Chair of the Rermuneration Committee
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How we aligh rewards
to delivering our strategy

As set out on pages 22 to 23, we have a clear strategy to build an

inereasingly mixed use business.

it will comprise three core elements: our London campuses, a smaller Retail portfolio and a residential business.

To deliver on this strategy, we focus on four objectives:

Customer Orientation:
Responding to changing lifestyles

Right Places:
Creating great environments

Delivering against these objectives creates the inputs
te 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.

Qur remuneration philosophy is 1o incentivise and
reward employees across the Group, cascading from
the Executive Directors, to deliver these inputs whitst
also managing the business on a day-to-day basis.
Successful delivery of some of these objectives may
not necessarily be reflacted in the financial results of
the business in a single year but shoutd flow through
to the longer term performance of the business.

In determining what the best measures of
performance are for incentivising cur employees, the
Committee strikes a balance between the short term
and longer tertn goals that it sets. The short term
goals are a mixture of these inputs and annual
financial perforenance.

1 year performance

Annuat
profitability

Cost and revenye targets

Balance sheet
resilience

Property valuation
changes

Net Asset

Vatue changes

Dividends and share
price movements

B Strategic targets for these 4 inputs
Expert

* People

® Copital.
Etficiency
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Refinancing date and liquidity targets

Total Propetty Return outperformance target

Expert People:
Changing the way we wark

@ Capital Efficiency:
Thoughtful use of capital

This creates an alignment with shareholders ensuring
that the level of annual bonus is not out of line with the
performance of the business in the financial year.

Over the longer term, we measure our performance
against selected market benchmarks. We only deliver
rewards where the business at least matches those
benchmarks and we share a small percentage of any
outperformance. We tailor these benchmarks to be as
relevant as possible but we recognise that there may
inevitably be a degree of mismatch.

The chart below illustrates the alignment
between (il what we are focusing on doing

(aur strateqic abjectives], lii] what we measure
and report on (dark blue} and liii) what we reward
Executive Directors for delivering [tight blue).

3 year performance

Total Property Return outperformance

Total Accounting Return outperformance

Total Shareholder Return outperformance




Summary of the Remuneration Policy and how we apply it

The Remuneration Policy was approved by shareholders on 19 July 2019, The Policy wilt apply until the AGM in July 2022. The Remuneration
Policy is set cut in full in the 2019 Annual Report and is available on our website www britishland.com/committees.

Element of Link to strategy Framework

remuneration

Fixed Basic salary Attracts and retains Expert People with Reviewed anpually and increases typically in line with
the appropriate degree of expertise and the market and general salary increases throughout
experience to deliver agreed strategy. the Group.

Benefits Benefits are restricted to a maximum cf £20,000 per
annum for car allowance and the amount required to
continue providing agreed benefits at a similar tevel
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 annuem [currently 25% for the year
commencing t April 2020] and will do so until it is in
line with the majority of the workforce at 15% of salary.
The workforce rate will apply to all future Executive
Director appointments.

Variable Annual Performance measures related to British Maximum opportunity is 150% of basic salary. 2/3rd is

Incentive tand's strategic focus and the Executive paid in cash with the remaining 1/3rd [net of tax} used

Director’s individual area of responsibility  to purchase shares on behalf of the Executive Director

are set by the Committee at the beginning  {Annual tncentive Shares) which must be held for a

of the financiat year. further three years whether or not the Executive
Director remains an employee of British Land.

Longterm  Total Property Return [TPR) links reward Recent LTIP grants have been at the level of 250% of

incentive to gross property performance. salary in the form of perfermance shares, within the

1 o7
Total Accounting Return [TAR] links reward maximum value of an LTIP award of 300% of satary.

to net property performance and
shareholder distributions.

Total Shareholder Return [TSR) directly
correlates reward with shareholder returns.

Executive Directors’ remuneration

The tables below show the 2020 actual remuneration against potential opportunity for the year ended 31 March 2020 and 2019 actual
remuneration for each Executive Director. Full disclosure of the single totat figure of remuneration for each of the Directors is set out
in the table on page 124.

Chris Grigy Simon Carter

Chiod Faenntive £°000 Chiet Finang et Officor £000
2020 actual £1,534 2-G20 actuat ) - -€819
2020 potential! [ £4,507 2020 potential? V £1,358
2019 actual - V £735

£1,653 2019 actuat

o L 1 1
500 1,000 1.500 2,000

o-;

- il . T i T
2,000 3,000 4,000 5,000

1 Ty
0 1,000

M Satary M Benefits M Pension M Annual incentive « Long term incentives

1. 2020 polential assumes that both annual and long-term incentives pay out in full.

2. 2020 potential assumes that Annual Incentives pay out in fuil. There are no LTIP values for Simeon Carter as the first grant following appointment was rmade in June 2018
which will be included in the 2021 pay figure.

3 2019 actual :s based on pay since appointment in May 2018 and excludes buyout award made on recrutment.
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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 Comniittee intends to apply the
Remuneration Policy during the coming vear,

Executive Directors’ remuneration

Basic salaries

Basic salaries for our current Directors remain unchanged at
the following levels far the year commencing 1 Aprit 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.

Mractar
ChosGrgs _ _ _ _ _ _ _ _ _ 87
Simon Carter 500

Pension and benefits

Chnis Grigg has veolunteered to reduce the pension contribution
he recewves from the Company over the coming years. As such,
for the year commencing 1 April 2020 his contribution has been
reduced to 25% of salary and this will continue to be reduced by
5% of salary per annum untiltt is at 15% of salary lin line with
the current workferce tevet). Sirmon Carter will continue to
recerve a 15% of salary pension contnibution. Benefits will
continue to be provided in line with the policy and include a car
allowance and private medical insurance.

Measure

Net Asset
Value changes

Annual
profitability

Quantitative measures

70% reward weighting Retinancing
artl C

Balance sheet

resilience measures:
Liguidity

Stratagic mmeasuraes

30% reward weighting year's report

~~,  Capital
€ Efficiency
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Annual Incentive awards

The maximum bonus opportunity for Executive Directors
remains at 150% of salary. The performance measures for the
Annual Incentive awards have been selected to reflect a range of
quantitative and strategic goals that support the Company's key
strategic objectives. The performance measures and welghtings
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 crcumstances we find ourselves in for the year ahead

First, as we finalise this report, development activity has been
delayed. Second, there is an increased focus within the market
place on balance sheet resilience for property companies.
Finally, there 1s less certatnty 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 comrnencing 1 April 2020

as follows:

The weighting on TPR will be reduced from 30% to 20%;

Two balance sheet resilience measures will be introduced to
replace the 10% on development profit and the 10% from the
TPR measure, and

The profitability measure that incentivises outperformance of
the annual budget will be a comhination of cost and revenue
with & wider range than in previous years reflecting the
greater uncertainty currently prevailing

Proportion of Annual
Incentive as a percentage
of maximum opportunity

Total Property Returp autperfarmance target
17%: payout for matching the MSCI benchmark index rising to
100% payout for outperforming by 1.25%

Finanoat budget targets for cost and revenue
0% payout for meetmg a threshold level rising to 100% payout
for atleast matching a stretch level

0% payout for mecting a threshold tevelrising to 180% payout
for atieast matching a stretch tevet

0% payout for meeting a threshold level rising to 100% payout
for atleast matching a stretch ievel

These targets will be fully disciosed ant explained in next



The detailed targets that the Committee sets are considered to be commercially sensitive and as such the specific targets for the
guantitative measures for the coming year will be disclosed in the 2021 Remuneration Report. In assessing how the Executive Directors
performed during the year commencing 1 Apnl 2020, the Committee will take into account their performance against all of the
measures and make an assessment in the round to ensure that performance warrants the level of award determined by the table above.
This yearin particular, the Comrmittee will assess perfarmance in the context of the wider stakeholder experience and overall corporate
outcome Discretion may be exercised by the Committee and, «f this 1s 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 & more
representative peer group) would be most suitable

In Line with current practice, two-thirds of any amount earned will be paid in cash with the remaiming one-third [net of tax] used to
purchase shares which must be held for a further three years.

Long term incentive awards {audited)
An LTIP award will be granted to Executive Directors during the year commencing t Aprit 2020. The size and timing of the award will be
determined by the Cornmittee 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 ta the | TIP award granted
in July 2019, as shown on page 127,

Measure Link to strategy Measured relative to Woeighting
Total Property Return [TPR) The TPR measure is deswén;d ' 7TE’R;)eriforFﬂaincei will he assessed ag'amst“ T oy
) to ink reward to strang the performance of an IPD sector
The change in capital value, less any capital ,
performance at the gross weighted benchmark.
expenditure incurred, plus net iIncome roparty level
TPR1s expressed as a percentage of property
capital employed over the LTIP performance
period and 1s calculated by IPD
Total Accounting Return (TAR] The TAR measure is designed to - TAR will be measured relative to a market 20%
The growth in British Land's EPRA Net link reward to performance at capitatisation weighted index of_the FTSE
the net property level that takes 350 property companies that use EPRA
Tangible Asset Valuge (NAV] per share
account of geanng and our accounting
plus dividends per share paid over the )
distributions to shareholders
LTIP performance period.
Total Shareholder Return (TSR] The TSR measure 1s designed Half of the TSR measure will be measured 40%
The growth 1n value of a British Land to directly correlate reward relative to the performance of the FTSE
with the return delivered to 100 and the other half will be measured
shareholding over the LTIP pertormance .
shareholders relative to a market capitalisation

period, assuming dividends are reinvested
to purchase additional shares,

welghted index of the FTSE 350 property
companles that use EPRA accounting.

Performance against the LTIP measures will be assessed over a period of three years. If performance against a measure 1s equal to

the index. 20% of the propertion attached to that measure will vest and If performance 1s below index the proportion attached to that
measure will lapse. 100% of the proportion of each element of award attached to each measure will vest if British Land’s performance
Is at a stretch level. Those stretch levels are TPR 1.00% per annum, TAR 2.00% per annum, TSR {Real Estate} 2 00% per annum and TSR
(FTSE 100} 5 00% per annum There will be straight-line vesting between index and stretch performance for each measure. Following a
change in the EPRA definition of NAV, TAR is now being measured using EPRA Net Tangible Asset Value per share.

The Committee retains the discretion to override the formulaic outcormes of incentive schemes. The purpose of this discretionis to
ensure that the incentive scherne cutcomes are consistent with overall Company performance and the expertence of stakeholders

Non-Executive Directors’ fees

Fees paid to the Chairman and Non-Executive Directors are positioned around the mid-market with the aim of attracting indviduals
with the appropriate degree of expertise and experience. The fee structure set aut below 1s unchanged from those applied in 2019,
However, as explained on page 119, the Chairman and Non-Executive Directors have elected to forgo an amount egual to 20% of their
fees for an initial period of three months effective 1 April 2020.

Chairman’s annual fee - £375,000
Non-Executive Director’s annual fee o e B 77:777 - £64,000
Senior Independent Director’'s annual fee S o _ ) ~ £10,000
Audit or Remuneration Committee Chairman’s annuat fee L - £20,000
Audit or Remuneration Cornrmittee member's annual fee - 777 ) VEB.DQEL
CSR Commuttee Chairman’s annual fee L S o __7 B £14,000
Normination or CSR Committee member’s annual fee T £5,000
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DIRECTORS REMUNERATION REPORT CONTINUED

How we applied our Remuneration Policy
during the year ended 31 March 2020

The following pages set out how we implemented the Directors’
Remuneration Policy during the year ended 31 March 2020 and the
remuneration received by each of the Directors.

Single total figure of remuneration (audited)

The following tables detait 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,

Other lama 1y Peason or
fne notior e of PRRSION Annuat Long term
Satary  Taxablz benefas remuneration allowance laantives HI@ntivEs: Total
w2 2920 2030 2029 2024 2020 2077
Exnciutye Diserinrg £u0g Rty £oon £504 £ane L0008 €000
Chris Grigg 874 20 156 262 362 1] 1,534
Simon Carter 500 20 13 75 21 0 819

1 Estimatad outcomes 2020 Annual Incentive outcomes are subject to the publication of hinat IPD results ard an assessment by the Commutiee later it the year.
2 Forecast outcomes 2020 Long Term Incentive outcomes are subject to confirmation of inal vesting levels in June 2020

GrrisGree T w a5 aw w0 s
Stmon Carter lfrom May 2018) ol 18 5% 53 2 0 1,329

1 Confirrmed outcermes Actual Annual Incentive and Long Term incentive outcomes are confirmed after publication of the Annual Report each year Forecast estmated
figures were published in the 2619 Report, the actual outcomes are reflected in the table abave

Notes 10 the single totat figure of remuneration table laudited)

Fixed pay

Taxable benefits: Taxable benefits include car allowance (Chiis Grigg £16,800 and Simon Carter £16,700) and private medical
INsurance.

Other items in the nature of remuneration: include lfe assurance, permanent health insurance, annual medical rheck-ups,
professional subscriptions, the value ol shares awarded under the all-employee Share Incentive Plan and any notional gain on
exercise for Sharesave options that matured during the year, if any. As disclosed in 2018, to replace deferred payments forfeited on
joiring 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 recewes cash allowances, in bieu of pension.
As stated in the 2019 Report it was agreed with Chris that his annual pension allowance would reduce by 5% per annum untilit is 1n
alignment with the wider workforce. Simon Carter 1s a member of the Defined Contribution Scheme and utilises his Annual Pension
Allowance; the remaining amount of his pension s paid to himn cash, for hirn ta make hus awn arrangements for retirement. Siman
Carter 15 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 detined henetit pensions accrued at 31 March 2020.

Noringg
1otirament
Exsoutive director age

sumon Carter

There are no addiional benefits that will become receivable by a Director in the event that a Director retires early,

Annuat Incentives FY 20 {audited)

The level of Annual lncentive award (s deterruned by the Commuttee based on British Land’s performance and Executwe Directars’
performance against quantitative and strateqic 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 lang term business we operate are a reflection of many of
the decisions taken in prigr years The delivery of strategic objectives positions the future performance of the business =o payouts
under this part of the Annual Incentive Plan will not necessarity correlate with payouts under the guantitative measures in any year,
The level of bonus calculated by applying the criteria below generated an outcome of ¢.70% of salary for the two Executive Directars

124 British Land Annual Report and Accounts 2020



Hawing reflected at length on the impact of Covid-19 on the Company’s stakeholders [including our employees, shareholders and
customers| the Committee with the full support of the executive directors, scated back the level of estimated bonus to 41.4% and
42.2% of salary for Chris and Simon respectively, just over a guarter of the maximum opportunity. The decision on these bonuses
will be taken tater in 2020 when more information on the impact on our stakehotders 1s available and when performance against the
Total Property Return benchrark for the year ending 31 March 2020 1s known

Cuant ta® v Az oy
TR Weajhiing “onfsalary Forfursanics achineed ageirst fargat range
<ot:ps Clb|ps +12%bps Target range of matching sector
Tota: weighted index to outperforming
Pronerty 30% . 0% 0% it by "Iszps. Forecast TPR of
Returns <580 -7.4%, underperforming agarnst
vs IPD bps the estimated threshald of
S waighted |PD index by -450bps
Budget On Budgel Target range of 1% below the
-1% Budget +4% budget target to autperforming
Prof 5 o it by &%.
rofit 30% 2627% 3%.41%
£336m .
Foim [27am L30G#Hm
- - : ! ! L
Budget On Budget Target range of 1% below
-1% Budget +4% budgeted development profit to
Development 10% . | 0% 0% outperforming it by 4%.
Profit £65.6m 0 °
Lg% 0[R2 3m Cwl Ry
| | 1
70% o 26 27%  3941%

Note The above chart is a forecast of the 2020 TPR autcomes which will depend on performance against IPD hgures that will only become available after the publicatior, of
this Report and as such, represent an estimate of the final figures

CHRIS GRIGG

Strategir ohyes tiva Mausur e

projects
Grow our urban rmixed use
business

Wa.ghtig
Deliver Planned Devalopment |

|
| 75%

Deliver Campus Promise
Framework

Evolve our offer Leveragmg
technology

estatlished and operating
efficiently
Reduce Gender Pay gap

[April 2020 snzpshot datal

7.5%

New rmanagement structurs

Parfurmand= A, bioved
iAch\eved unanimous resolution to grant i
i planning permission for Canada Water |
Developrnent

S - - 1

Further dwersification of tenant base at'

J_Er_o_ad_g_at_e Space committed to Storey |

| Completed neighbourhood/campus
| promise framework

| Commenced exscution of digital
platform strategy [SMART, Vicinitee,
Storey Portall

integrated to form & single Property
business (including Broadgate Estates)

Gender Pay Gap median reduced -I-ay 7%

| engagement score of 75%

Prdgrgsgm;de on
Reta:l plan

|
|
|
\
. pEllvé{C;E-iét Plan _ﬂ

| Retail sales impacted by Brexit and
| retail decline. Compteted £1%4rm of
[superstore sales £103m of other retall

| liraa_gea £86m Office/Storey

|
I
I
tas at 9 April 2020; September Survey i
|
|
\
|

British Land Annua

(N

Froagt guis o

[ nf max!

1.88% |
20.64%

30.96%

|
3.75% |
o

|
1.88% |
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DIRECTORS REMUNERATION REPORT CONTINUED

SIMON CARTER

Fin3l outeoine Final nutcome
i Moasure L qum-r_\_f_;_ . r’ *!ormdncL Aachieved . N ( af rm;lw EEH sa.aly]
\mplemem and execute | 750 ‘ Investor Relations programm= refreshed \ 3759 |
refreshed IR Programme """ Tang W successiul lnvestor day held o
Evolve aur offer leveraging l 759, \ Proactis system live. Property r_7 co | l
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1. Az descnibed on page 125 the Commitize scaled back the level of estimated botuses by 514 and has deferred a final decision on whether (o pay sorme, all or part of this
scaled back bonus The decsion on these bonuses will be reached during 2020

One third of the annual bonus [after tax has been paid) has to be applied to purchase shares which are then held for three years by

the Fyxeritive Director.

2019 comparative: In May 2019, the Comrrittee confirmed that the underperformance of TPR compared to the [PD benchmark was
-220bps rather than the estimate of -190bps made for the purposes of the single total figure of remuneration table in the 201 Annual
Report. This did not alter the amount of bonus earned.

Long term incentives (audited}

The information in the long term incentives colurnn in the single total figure of remuneration table [see page 124) relates to vesting of
awards granted under the following schemes, including, where applicable, dvidend equivalent payments on those awards, The below
note outlines forecasts of the 2020 long term incentive outcornes The actual outcomes will only become available after the
pubbication 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 Hrst condition {40% of the award) measured British Land's Total Property
Returns (TFPR] relative to the funds 1n the December IPD UK Annual Property Index (the Index). the second [40% of the award)
measured Total Accounting Return [TAR] relative to a comparator group of Briish Land and 15 other property companies; while the
thied (20% of the award| measured Tatal Shareholder Return (TSR], half of which was measured against the FTSE 100 and the other
half measured against the comparator group of Britsh Land and 15 other property companies.

The TPR element is expected to lapse, based on Bntish Land's adjusted TPR of 0.2% per annum when compared to the funds in

the Index of 4.0% The TAR element 15 also expected to lapse based on British tand's TAR of -2.1% per annum compared to 4 6% per
annum for the property company median. The actual vesting af the TPR and TAR elements can only be calculated once results have
been putbished by IPD and all the companies within the comparator group respectively. The actual percentage vesting will be
confirmed by the Cornmittee in due course and details provided in the 2021 Remuneration Report. Korn Ferry has confirmed that the
TSR element of the award will lapse as British Land's TSR performance over the period was -0 96% compared to a median of 5.62%
and 39.58% for the FTSE 100 and Property companies comparator groups respectively,

Estimated value of Estunated dividend
Faifarmance  Nomboo o petfarmance award on vrsting  egavalent and mterest betweaon yrant and vastng
Exocutive Director shares ar pptons s’u res )waud £0un £oon £a40
Chris Grigg Shares 340,264 nil nil n/a

2019 comparative: As set out in the 2019 Annual Report, the 2016 LTIP awards lapsed in full on 22 June 2019 as 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 perfermance period ending
an 31 March 2020 to be disclosed in the 2020 single figure.

2019 comparative: In June 2019, the Committee confirmed that the 2016 MSP Matching awards lapsed in full, compared to the
forecast vesting at 50%. The long term incentive figures in the 2019 comparatives of the single total figure of remuneration table have
therefore been updated accordingly.

Share scheme interests awarded during the year laudited)

Long-Term Incentive Plan

The total face value of each Executive Director's LTIP award for the year ended 31 March 2020 was equivalent to 250% of basic salary
at grant.

The share price used to determine the face value of performance shares, and thereby the number of performance shares awarded, 15
the average over the three dealing days immediately prior to the day of award. The share price for determining the number of
performance shares awarded was 535 60p. The performance conditions attached to these awards are set out in the Remuneration
Policy approved by sharehalders in July 2019 and summarised on page 123,

Performance shares

Muamper of End af
pedormance Favzvalue
Exccutive Ouector Grant da}-: o sl\are? g’f“?ﬁ'fj o ] UJU; o e V,":"h‘,\'g d it
ChnsGrigg — 23/07/2019 407923 285 31/63/22 23/07/22 0%
Simon Carter 23/07/2019 233,383 1,250 31/03/22 23/07/22 0%

Directors’ shareholdings and share interests [audited)

The table below shows the Directors’ shareholdings, including shares held by connected persons, as at year end or, if earlier, the date
of retirement from the Board.

Although there are no shareholding guidelines for Non-Executive Directors, they are each enceuraged te hold shares in British Land.
The Company facilitates this by offering Non-Executive Directors the ability to purchase shares quarterly using their post-tax fees,
During the year ended 31 March 2020, Willam Jackson and Tim Score have each recewved shares n full or part satisfaction of

their fees.

Cutstandiog svhermantergsts as at It Maron 2020 Siaras heid
Tataf sharas
subynur s
mtstand.ag

wharo plan A oar 3 March

emrtae . - . . . Avards . 2020t P March R0
Chris Grigy 1.062, 171 9,468 1439146 2,510,785 1,343,549 1,459,709 3,970,494

Simon Carter o Anme 8769 0 416,885 133,975 142,085 558,970

Tim Score [Chair) S 63899 BA31IF 54,319
Lynn Gladdep - 8339 18,339 18,33%

Alastar Hughes ) 7274 7,371 _nan

William Jacksan e 135,015 143,728 143,728
N|ch91a_5 M__acpherson__ ) e N 5.600 5600 5,600
Preben Prebensen . 20,000 20,000 20,000

Laura Wade-Gery 2,585 9,585 9,585

Rebecca Worthington ) o 73,@[]7 o CTE)EJ o 3,000

Furmer Directars who served daring the your e o

John Gildersleeve’ 5220 5220 53220

1 Hold ng s as at the date of departure of 19 July 2019

In addition, on é Apnl 2020, the following Non-Executive Directors were allotted shares at a price of 322 52 pence per share in full or
part satisfaction of their fees:

Non-Executiv: Director Sharna gliottad

wilam Jacksen . - 3,247

Tim Score 7.751

Other than as set out above, there have been no further changes since 31 March 2020
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DIRECTORS REMUNERATION REPORT CONTINUED

Shareholding guidelines

The shareholding guidelines las a percentage of sataryl for Executive Directors are 200% for the Chief Financial Officer and 225% for
the Chief Executive In additian, Executive Directors will normally be required to retain shares equal to the level of this guideline (or if
they have not reached ihe guideting, the shares that count at that time) for the two years following their departure. There s no set
timescale for Executive Directors to reach the prescribed guideline but they are expected to retain net shares received on the vesting
of long term incentive awards until the target 1s achieved. Shares that count towards the holding guideline are unfettered and
beneficially owned by the Executive Directors and thewr connected persons, locked-in SIP shares and all vested awards count towards
the requirement on a net of tax basis. All other awards that are still the subject of a performance assessment and any share options
do not count.

The guidetine shareholdings for the year ending 31 March 2020 are shown below:

Gudelmo as Helding counnng taward 95 o Safyey Held (Basad

parcentage of Gradetine quigelipeg at 2 3T March 2020

Exerutive Orrector 1A} ry notding’ 31 March 2020 Snarshoiding!
Chres Grigg 584,877 1,459,709 562%
Sirnon Carter 297,442 142,085 76%

1 Caiculated on a share price of 336 2p on 31 March 2020

Using the average share price for the whole financial year of 551p, the total guideline holding as a percentage of basic salary for Chris
Grigg and Simon Carter would be 920% and 157% respectively.
Acguisitions of ordinary shares afier the year end

The Executive Directors have purchased or been granted the following fully pard ordinary British Land shares under the terms of the
partnership, matching and dividend elements of the Share Incentive Plan:

Date af pui, pase
Iij-ﬂwnw D»_V_Pj,tm . . - o ) ur oward P““.:,‘“’féd price. F-“armgi:h‘;: Shwe:" Mf!fhmg shar 25 D;vld!:nd ;h(av.j,-?
Chrrs Grigg 14/04/20 397 84p 38 74 Il
. . _ . _4oye0 o 32400 L6 92 ool
Siman Carter 14/04/20 397.86p 37 74 altt
eSO 32400p a7 % , it
Olter than as set out above, there have been no further changes since 31 March 2020
Unvested share awards {subject 1o performance)
Number Subject tn Eag of
sutstanding ot prEn mange prifnrmante
Exerutive Direttar . . . 7 7 Dateofgran: 31 me 2020 L measuren _ pevind ‘J.::,_tm:] date
Chris Grigg LTIP performance shares 28/06117T 340,264 Yes 31/03/20 28/06/20
LTIP performance shares 26/06/18 313,984 Yes 31/03/21 26/06/21
- —— . . \lPperformanceshares 230719 407923 Yes  31/03/22  23/07/22
Simon Carter LTIP performance shares 26/06/18 177,733 Yes 30N 26/06/21
LTIP perfarmance shares »___J:i@ﬂzm_ﬁm@jw Yes A1/03/22 23/07/22

1 The LTIP awards granted in June 2017 are also included within the 2020 Long term incentives colurnn 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 proportions of the awards expecied Lo vest, are detated on
pages 126 to 128
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Unvested option awards [not available to be exercised)

Exr it iww YRR

Dornresy Cute nfgrant o ' ': o messares et x50 0BT cr sabite i

Cnris Grigg Sharesave options 18/06/1% 4137 4350 No 89/2277 278/92Q37

Simon Cacter  Sharesave ocptions 18/06/1% 4,337 4350 Nc n/a 03/0%9/27 28/02/23

Vested option awards [available to be exercised]

ET':;L:‘M 7 B 7 B Cate af - L - b B 7E!“7’ k3 i

Chris Grigg LTiPoptons ) ) 48/06“1 695 652_ 5875 E%ﬂl
_LT-Poptans o 4J09/12 743,494 538 14/09/22

Options exercised during the year ended 31 March 2020

Excontva Ninibar Cpronance Dt bowgme

Diinctor ) Da\ui =.¢a|rf.e* o pen o | oRARn ss\l‘ Dase oxerams Banin

Chris Grigg LTIP opticns 1/06/1 0 1,073,825 _ 447 /Db/WB /07'/1 % 543 73

Payments to past Directors and for loss of office [audited}

As disclosed in the 2019 Directors’ Remuneration Report, Charles Maudsley ceased to be a Director of the Company and left the
Company on 31 March 2017 and Tim Roberts ceased to be a Director of the Cormpany on 31 March 201% and remained an employee
until 31 July 2019. The treatment of their remuneration arrangements upon leaving the Company was in Line with policy and disclosed
in full on pages 104 and 105 of the 2019 Annual Report. During the year ending 31 March 2020 British Land has therefore made the
following payments in ine with the treatment disclosed:

(1] Charles Maudsley
A payment In Lieu of notice for the period from when he left the Company to the end of his notice period, reduced by the value of
remuneration secured with Bridgepoint Advisers Limmited durning the notice period, totalling £381k

The bonus in respect of the year ending 31 March 2019 which totalled £251k of which ane-third was used to purchase shares
which rnust be held for three years.

The MSP Award failed to vest so had nil value.

l2| Tim Roberts

Payments comprising salary and car atlowance for the period up to 31 July 2019 when Tim ceased to be an ermployee, totalling
£157,115,

- A paymentin lieu of notice for the period from when he left the Company to the end of fus notice penod, reduced by the value of
paid employment secured with Henry Boot plc during the notice period, tatalling £242k.
A payment of £13k in ieu 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 £78k whilst he worked as a member of the Executive Committee
after leaving the Board.

The MSP Award failed to vest so had nil vaiue.
Other disclosures
Service contracts
All Executive Directors have rotling service contracts with the Company which have notice periods of 12 months on either side.

Normal notue penod

u retter o . _ Date of servive cantrart B by Cnm;.,.m,' . mbhges
Chrws urlgg o 1en08 12 manths s 1z months
Sirnon Carter 18/01/18 12 manths 12 months

In accordance with the Code, all continuing Directors stand for election or re-election by the Company's shareholders on an annual
basis. The Directors’ service contracts are available for inspection during normat 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.

Chiris Grigg was appointed a non-executive director of BAE Systemns ple on 1 July 2013, Buning the year to 31 March 2020, Chnis received
a fee of £87,252 (including £7,252 of overseas travel allowances and benefits deemed to be taxable] frorm BAE Systerns plc, which he
retained in full {2019: £92,640).

Relative importance of spend on pay

The graph betow shows the armount spent on remuneration of all employees (including Executive Directors] relatve to the amaount
spent on distributions te sharehalders for the years to 31 March 2020 and 31 March 2019. The remuneration of employees decreased
by 11% relative to the prior year. As a result of the 2019 share buyback programme, the total cost of distributions to shareholders
decreased by 16%. Distributions to shareholders include ordinary and, where offered, scrip dvidends No scrip alternative was offered
during the year ended 31 March 2020.

Rermuneration of employees Drstribution
£66m including Directars: to shareholders:

— . £420m M Wages and salarres B FID cash dividends paid
|

to sharehclders
M 2nnual Incentives

2019/20

! i : . '
0 100 200 300 460 308 600 # PID tax withhalding
W Social security costs
- £74m Non-P1D cash dwvidends paid
2018119 B Pension costs to sharehalders
K . payments

' i I I
0 100 200 300 400 300 600

Total shareholder return and Chief Executive’s remuneration

The graph below shows Brish Land's total shareholder return for the 10 years from 1 Apnit 2010 10 31 March 2020 against that of the
FTSE All-Share Real Estate Investment Trusts (REIT] Total Return Index for the sarme period The graph shows how the total return
on a £100 investment in the Company made on T Aprnil 2010 would have changed over the 10-year period, compared with the total
return on a £100 investment in the FTSE All-Share REIT Tatal Return Index. This index has been selected as a suitable comparator
bacause it 1s the index i which British Land's shares are classilied.

The table below sets out the total remuneration of Chris Grigg, Chief Executive, over the same period as the Total Shareholder Return
graph. The guanturn of Annual Incentive awards granted each year and long term incentive vesting rates are given as a percentage of
the maximum opportunity available.

Chirt Exacutive B y _ TR 212 2/ VN4 RIS NSNS 20117 PDIF/E MM18F 2019720
Civel Execotive's single total figure of remuneration [£000) 2329 5,353 4,810 5398 551 3,623 1,938 2279 1453 1834
Annual Incentive awards against maximum opportunity (%) 83 75 7; g 96 67 33 63 .3‘67 )
Long term incentive awards vest;ng rate against max.mum S - 0
opportuniiy (%} n/a 99 &3 78 73 D4 1S 16 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 fer this graph because
Briusn Land has been a constituent of that index throughout the period
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CEOQ payratio

The CEOQ pay ratios are set aut below 1n kine with the new regulations [n calculating this information last year we used the gender pay
gap data calculated for each employee; to provide a more accurate calculation we moved to using employees as at 31 March 2020.
This analysis is 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 eguivalent basis with pay for individuals working part-time increased pro-rata
to the hours worked It also includes employees on maternity who would be excluded under the Gender Pay methodology. The table
below shows that the movement in the median ratio is broadly flat since 2018/19. This 1s due to similar reductions in the CEO single
figure and the total pay for the median employee The median ratio1s considered to be consistent with the pay and progression
policies within British Land as the remuneration policy for the CEQ 1s set based on the same principles as the policy for the wider
employee population, As such salares for all employees are set to reflect the scope and responsibilties 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 vaniabte pay represents
a larger proportion of the CEO's package, In all cases, there 1s a strong Link between payouts and the performance of both the
company and the individual. The Committee Chair has provided an explanation of the relationship between reward and performance
on page 120

CES pavratn o 7 ?E‘J,‘I? J‘L‘j:h;‘l‘? 7 204%.20
Method o B B c
CEC single figure [£,000] - 2,279 1653 1534
Upperquartle L S 141
Medgn - o 221 22
Lower guartile _— 501 331 331

The salary and tetal pay for the individuals identified at the Lower quartile, Median and Upper quartile positions in 2019/20 are set out
below. Having reviewed the pay levels of these individuals 1t is felt that these are representative of the structure and quantumn of pay
at these paints in the distribution of ernployees’ pay.

2019/74 CEQ pay eatin

Upper guartile " S 7777 7 7 77 -7 ’ S o E?D,bOG - ETO(JZAG
Medgn S £55,042 £68,949
Lower quartile - £40,740 £46,830

Chief Executive’s remuneration compared to remuneration of British Land employees

The table below shows the percentage changes in different elements of the Chief Executive’s remuneration relative to the previous
financial year and the average percentage changes in those elements of rernuneration for employees,

Yalue of Chist Exouytive ¥ alde of Cragt Exas ubws Chasge i Ched Exocufive Average change in camune atina
Remuneratos elemsat remner ston 2D7‘i<“. £y remunaraton E":V‘- i}'.lf o lemunerauian ".77 o :Fir-tif\ Ljr!g ?@,EE’H '
salary . B8 00
Taxable benefits i ~ 21.5 62 2
Annual Incentive 3617 -21.3 -25.6

1 Change attributable to reduced premiums for private madical insurance, whilst retaimng an equivalent level of cover

The Commuttee reviews, takes advice and seeks information from both its independent adviser and the Human Resources department
on pay relatively within the wider market and the Company throughout the year. The CEO pay ratio and gender pay ratio help to inform
the Commuittee in its assessment of whether the level and structure of pay within the Company 1s appropriate. The Committee
reviewed and updated the Remuneration Policy last year and shareholders approved both the Policy and its application at the AGM
with vates in favour of $8% and 95% respectively. The Committee is satisfied with the current Policy and feels the opportunity and
alignment are appropriate at the current time

British Land Annual Report and Accounts 2020 131



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:

2021

Endiian and Nep-Exae L:ll\’-’f"rD\r("."f/l'S oo
EﬂScDré[Chﬁarr]y B ) _ 2_92 oo B
Ly)ruﬁiG)tadideny L _m®_ _ 7
Alastair nghis B o _ . 73
Wilem Jackson R R T )
Nicholas Macpherson » ; 72 T
Preben Prepensen _ } 0
LauraWade-Gery .8 77
RepeccaWorthngion 8 A
;’"""’;}" D;rec.t_u_[-'& wha 5:‘-‘_!_,'_!:\{5 during Y;y’\' 7 . - . . __m—— ~ —

John Gildersieeve 118 385 37 b4 L T 1)

1 Taxable benshts include the former Chairman’s chaulleur cost and expenses incurred by other Non-Executive Directors The Company provides the tax gross ug on
these benefits and the frgures shown above are the grossed up values

Letters of appointment (audited]
All Non-Executive Oirectors have a letter of appointment with the Company. The effective dates of appointment are shown below:
Dirauter _ . B Effertee date of appuirtmeing

Tim Score [Ebaﬂ L ) - ILJWuLX’ZOWW e
lynn Gladden . 22March 2018

Alastarr Hughes - Vlanuary 2018
Witlam Jackson __ lApnlzon
19 December 2019 - S
) September 2017 R

13 May 2018
1 danuary 2018

Necholas Macphersor _ _ _ _ _ _ _ _
Preben Pretensen _
Laura Wade-Gery

Relecca Worthington

All continuing Non-Executive Directors stand for election or re-election on an annual basis. The letters of appomtment are available
for inspection during normal business hours at the Cornpany s registered office and at the AGM.

The appointment of the Chairman or any Non-Executive Directors may be terminated immediately without notice if they are not
reappointad by sharehalders ar if they are remaved from the Board under the Company's Articles of Association or if they resign and
do not offer themselves for re-election. In addition, appointments rnay be terminated by either the mdwdual or the Cormpany giving
three months’ written notice of termination or, for the current Chairman, six months’ written notice of termination.

Remuneration Committee membership
As at 31 March 2020, and throughout the year under review, the Committee was comprised wholly of independent Non-Executive
Directors. The members of the Committee, together with attendance at Committee meetings, are set out in the table below:

Oate uf appointrient
Directar Pasiticn fto the Cemmitiee] Attendance

Wﬁl[l!amJECl(VS/OH ~____ Charman' WMJ_ami@ry@ig_-) s n
LauraWadeGery  Char'_  W@Mayoos
LynnGladden_. __~ _ Member ~ _ 20March2075 [ .}
Preben Prebensen Member 1 Sept;;ber 2017 A

1 Willlam Jackson stepped down fram the Committee and Laura Wade-Gery was appointed Chair at the canclugion af the 2019 AGM

During the year ended 31 March 2020, Committee meetings were also part attended by Tim Score and John Gildersleeve [Company
Chawmen), Chiis Grigg (Chief Executive), Simon Carter ([Chief Financial Officer), Bruce James [Head of Secretanat), Brona McKeown
[General Counsel and Company Secretaryl, Ann Henshaw [HR Director) and Kelly Barry (Head of Reward) other than for any item
relating to their own remuneration. A representative from Karn Ferry also routinely attends Commuttee meetings.
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The Committee Chair holds regular meetings with the Chairman, Chief Executive and HR Director to discuss all aspects of
rermuneration 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 Commuttee’s role and responsibilities have remained unchanged during the year [having been amended in March 2019 to
incorparate changes to the Code) and are set out in fullinits terms of reference which can be found on the Company s website
www . britishiand com/committees The Committee's key areas of responsibility are:

setting the Remuneration Policy for Executive Directors and the Company Chairman; reviewing the Remuneration Policy and
strategy for members of the Executive Committee and other members of executive management, whilst having regard to pay and
employment conditions across the Group;

determining the total indmdual remuneration package of each Executive Director, Executive Committee member and other
members of management,

- meonitoring performance against conditions attached to all annual and long term incentive awards to Executive Directors, Executive
Committee and other members of management and approving the vesting and payment 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 responsibility, during the year ended 31 March 2020, the Committee also considered the
following matters.

reviewing and recommending to the Board the Remuneration Report to be presented for shareholder approval;

- remuneration of the Executive Directors and members of the Executive Committee including achievement of corporate and
individual performance; and pay and Annual Incentive awards below Board-level;

- the extent to which performance measures have been met and, where appropnate, approving the vesting of Annual Incentive and
long term tncentrve 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 cansultation 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 corparate governance and remuneration matters from the independent remuneration consultant

The Cammittee’s terms cf reference have been reviewed by the Commuttee during the year. No changes were proposed.

Remuneration consultants

Korn Ferry was appointed as independent remuneration adviser by the Commuttee on 21 March 2017 following a competitive tender
process. Korn Ferry 1s a member of the Remuneration Consultants Group and adheres to that group’s Code of Conduct. The
Commnittee assesses the advice given by its advisers to satisfy itself that 1t 1s objective and independent The adwvisers have private
drscussions with the Committee Chair at least ance a year in accordance with the Code of Conduct. Fees, which are charged on a
time and materials basis, were £124,805 (excluding VAT). Korn Ferry also provided general remuneration advice to the Company
during the year.

Voting at the Annual General Meeting

The table below shows the vouing outcomes of the resolutions put to shareholders regarding the Directors’ Remuneration Report and
Remuneration Policy [at the AGM in July 2019)

Rusatutinn 7 o 7 ‘.}.jof Votos aysinst "-);L]mf‘-:,: Tﬂ:tarl’ votes ¢ et ,,\,"."'f”‘- “,'f“?'j,h'”‘f
Directors’ Remuneration Report (20194 72923921 9454 38861785 544 711735704 1,062 575
Directors’ Remuneration Policy (2019] 699,935,009 98.30 12,073,236 _1.70 712,008,245 B40,435

This Remuneration Report was appraved by the Board on 26 May 2020.

r W

Laura Wade-Gery
Chair of the Remuneration Committee
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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 report of
the auditor for the year ended 31 March 2020. The Directors’
Report also encompasses the entirety of our Corporate
Governance Report from pages 90 to 137 and Other information
section from pages 225 to 227 for the purpose of the Act sectian
463. The Directors’ Report and Strategic Report together
constitute the Management Report for the year ended 31 March
2020 for the purpose of Disclosure and Transparency Ruile

4.1 BR. Infermatien that is relevant to this Report, and which 1s
incorporated by reference and including information required in
accordance with the UK Compantes Act 2006 and or Listing Rule
9.8 4R, can be located in the following sections:

Intgemenion e L hmiualRepant Page
Future developments of the 22ta 27
business ofthe Company .
Risk factors and principsl risks  Strategic Report 781087
Financial instrumeants - Strategic Repart 7510 77
risk management abjectives

and policies
ﬂdends _____ StrategicReport 71
Su?ta@uhty governance Sﬁt?éreigmjegt B 43
Qjéﬂoggrgier@ssgsﬁ ~ Strategic Report : ££
Viahulity and going concern Strategic Report 88
statements
Cavernance arrangements  _ Governance  90to 102,
Employment policies and Strategic Report U035

eripluyes Involverment
Capitalised interest

" Financial 15910189
Statements

Governance 123

Directors’ waivers of emoluments  Governance 122 and 123

Long term incentive schemes

Additional unauditad financial Qther 21310 220
information Information
unaudited

Annual Generalt Meeting |AGM)

The 2070 AGM will be held at 2.30am on 29 July 2020 at York
House, 45 Seymour Street, London, W1H 71X,

A separate circular, comprising a letter from the Chairman

of the Board, Notice of Meeting and explanatory notes on the
resolutions being propoesed, has heen circulated to shareholdars
and 15 available on our website www bntishland.com/agm

Articles of Association

The Company’s Articles of Association [Articles] may only

be amended by special reselution at a general meeting of
sharehalders. Subject to applicable law and the Company's
Articles, the Directors may exercise all powers of the Company.

The Articles are available on the Company's website
www britishland.com/governance.
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Board of Directors

The names and biographical details of the Oirectors and details
of the Board Committees of which they are members are set out
on pages 92 to 93 and incorporated into this Report by
reference. Changes to the Directars during the year and up to
the date of this Report are set out on page 105. The Company's
current Articles require any new Director to stand for election at
the next AGM following their appointrment. 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 Directors’ interests in the shares of the Company
and any awards granted to the Executive Directors under any of
the Company's all-employee or executive share schemes are
given mn the Directors’ Remuneration Report on pages 1246 1o
128. The service agreements of the Executive Directars 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 Company’s registered office

The appointment and replacement of Directors 1s governed by
the Company’s Artictes, the Code, the Compantes Act 2006 and
any related legislation. The Board may appomnt any person to be
a Director so leng as the total nurnber of Directors does not
exceed the irmt prescnbed in the Articles inaddition to any
power of removal conferred by the Companias Act 2006, the
Company may by ordmary resolution remove any Director before
the expiry of their period of office.

Directors’ interestsin contracts and conflicts of interest

No contract existed during the year in relation to the Company's
business in which any Director was matenally interested

The Company's procedures for managing conflicts of interest by
the Directors are set out on page 99. Provisions are alsg
contained in the Company’s Articles which allow the Directors to
authorise potential conflicts of Interest

Directors’ tiability insurance and indemnity

The Company mawntains appropriate Owrectars’ and Officers’
liability insurance cover in respect of any potential legal action
brought agamst its Directors.

The Company has also indemnified each Director to the extent
permitted by law against any labiiity incurred in relation to

acts or omissions arising 1n the ordinary course of their duties
The indemmity arrangements are qualifying indernmity 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 nghts and obligations
attached to the Company’s shares are set cut in the Articles,
There are no restrictions on the transfer of shares exceptin
relation to Real Estate Investment Trust restrictions

The Directors were granted authority at the 2019 AGM to allot
relevant securities up to a nommal amount of £78 897,782 as
well as an additional authonty to allot shares to the same value
on a rightsissue This authority will apply until the conclusion of
the 2020 AGM or the close of business an 30 September 2020,
whichever is the sooner At this year's AGM, shareholders will
be asked to renew the authority to allot relevant securities

Atthe 20192 AGM, the Directors were also given power by the
shareholders to make market purchases of ordinary shares
representing up to 10% of its 1ssued capital at that time, being
94,677,339 ordinary shares. This authority wilt also expire at the
2020 AGM and it 1s proposed that the renewal of the authority
will be sought

In May 2019, the Board decided that in Light of the discount
implied by the Company’s share price, the best use of capital
would be to continue to reinvest sales proceeds into our
portfolio by extension of the share buyback programme, As a
result, during the year ended 31 March 2020, the Company
repurchased 23,795,110 ordinary shares of 25p each for an
aggregate consideration of £125m. This represents 2.54% of the
issued share capital [excluding shares held in Treasury} at that
date All shares repurchased during the year were cancelled.

The Company continued to hold 11,266,245 ordinary shares in
treasury during the whale of the year ended 31 March 2020 and
to the date of this Report.

Further detalls relating to share capitat, including movements
during the year, are set out in Note 20 to the financial
statermnents on pages 187 10 189,

Rights under an employee share scheme

Employee Benefit Trusts [EBTs) operate in connection with
some of the Cornpany’s employee share plans. The trustees of
the EBTs may exercise all rights attached to the Company’s
ordinary shares n accordance with their fiduciary duties other
than as specifically restricted in the documents which govern
the relevant employee share plan.

Waiver of dividends

Blest Limited acts as trustee [Trustee) of the Company's
discretionary Employee Share Trust [EST). The EST hotds and,
from time to time, purchases British Land ordinary shares in the
market, for the benefit of employees, including to satisfy
outstanding awards under the Company’s various executive
employee share plans A dividend wawver I1s in place from the
Trustee in respect of all dividends payable by the Company on
shares which 1t holds in trust

Substantial interests

All notifications made to British Land under the Disclosure

and Transparency Rules [DTR 5} are published on a Regulatory
Information Service and made available on the Investors section
of our wehbsite

As at 31 March 2020, the Company had been notified of the
following interests in its ordinary shares in accordance
with DTR 5 The information provided is correct at the date
of notification:

Irtiz esty in Patoenlage

haldina
. Lo Sharss o diedoTed B
BlackRock, Inc. 92,240,338 7.62
Invesco Ltd. 45871686 493
NargesBank 48606087 5.01
G}C Prlvarte LLmlted 37,708,540 407
APG A_%_set Management N.V. 37,197 664 4.07

Since the year end, and up to 22 May 2020, the Company had
been notfied of the following interests in its ordinary shares in
accordance with DTR 5 The information provided is correct at
the date of notification:

Tnteyastsn
wrding ey

Paicantyge
tinl

shars dis sed .
BlackRock, Inc. 92490473 998
APG Asset Management NV 48,072,042 5.19
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DIRECTORS REPORT AND ADDITIONAL DISCLOSURES CONTINUED

Change of control

The Group’s unsecured borrowing arrangements include
provisions that may enable each of the lenders or bondholders
to reguest repayment or have a put at par within a certain penod
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 below investment grade. in the case of
the convertible bond there may also be an adjustment to the
conversion price applicable for a Lirmited period following a
change of control.

There are no agreements between the Company and its
Executive Directors or employees providing for compensation
for loss of office or employment that occurs specifically because
of a takeaver, merger or amalgamation with the exception of
provisions in the Company’s share plans which coutd result in
options and awards vesting or becorning exercisable on a change
of control All appointment letters for Non-Executive Directors
will, as they are renewed, contain a proviston that allows
payment of their notice period in certain imited circumstances,
such as corparate transactions, where the Company has
terminated their appointment with immediate effect

Payments policy

We recognise the importance of good supplier relationships to
the overall success of our business. We manage dealings with
suppliers in a fair, consistent and transparent manner, For more
information please visit the Suppliers section of our website at
www britishland com/about-us/suppliers.

Events after the balance sheet date

Details of subsequent events, if any, can be found in Note 26 on
page 192.

Political donations

The Cormpany made no political donations during the year
(2019 nu).

Inclusive culture

British Land employees are committed to promoting an inclusive,
positive and collaborative culture. We treat everyone equally
irrespective of age, sex, sexual arientation, 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 Equal
Opportunities Policy, British Land treats ‘alt colleagues and job
applicants with equality. We do nat discrimuinate agamnst jab
applicants, employees, workers or contractors because of any
protected characteristic. This applies to all opporturities provided
by the Company including, but not imited to, job applications,
recruitment and interviews, training znd development, role
enrichment, conditions of work, salary and performance review’
The Company ensures that our policies are gccessible to all
employees, making reasonable adjustment when required

Through its policies and more specifically the Equal Opportunties,
Disabled Workers and Recruitment policies, the Company
ensures that entry into, and progression within, the Company is
based solely on personal ability and competence to meet set job
criteria. Should an employee, worker or contractor become
disabled in the course of their employment/engagement,
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the Company aims to ensure that reasonable steps are taken to
accormmadate their disability by making reasonable adjustments
to their existing employment/engagement.

Community investment

Our financial donations to good causes during the year totalled
£1.620,000 [2019: £1,424,000]. Our Community lnvestrnent
Committee approves all expenditure fram our Community
investment Fund.

In addition, the Cormpany also supports fundraising and payroll
giving for causes that matter to staff. The support provided for
the year ended 31 March 2020 includes:

30% uplift of Briish Land staff payrol! giving contributrons
(capped at £5,000 per person and £50,000 per annum for the
whole organisationl, and

A staff matched funding pledge, matching money raised for
chanty by British Land staff up to £500 per person per year

Qur community investrnent s guided by our Local Charter,
working with local partners to make a lasting positive difference.

connecting with local communities

supporting educational initiatives for local peaple
supporting local training and jobs

supporting local businesses

contrnibuting to lecal people’s welibeing and emoyment

Through our community investment and Local Charter activity,
we connect with communities where we operate, rnake positive
lacal contributions, help peaple fulfil their potential, help
husinesses grow, and promote wellbeing and enjoyment. This
all supports our strategy to create Places Feople Prefer.

Auditor and disclosure of information

Each of the Directors at the date of approval of this Repoert
confirms that:

so far as the Director s gware, there Is na retevant audit
informaticn that has not been brought to the attention of
the auditor

- the Director has taken all steps that hefshe should have
taken to make himself/herself aware of any relevant audit
information and to establish that the Company’s auditor was
aware of that information

PwC has indicated its willingness to remain in office and, on the
recommendation of the Audit Committee, a resolution to
reappoint PwC as the Company's auditer will be proposed at the
2020 AGM.

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

Crae ek

Brona McKeown
General Counsel and Company Secretary

The British Land Company PLC
Company Number: 621720



DIRECTORS' RESPONSIBILITIES STATEMENT

The Directors are respansible for preparing the Annual Report
and the financial statements 1n accardance with applicable law
and regulation.

Company law reguires the Directors to prepare financial
statements for each financial year. Under that law the Directors
have prepared the Group financial statements in accordance
with International Financial Reporting Standards [IFRSs) as
adopted by the European Umion and the parent Company
financial statements in accordance with Urited Kingdom
Generally Accepted Accounting Practice [United Kingdom
Accounting Standards, comprising FRS 101 "Reduced
Disclosure Framework”, and applicable law}.

Under campany law the Directors must not approve the financial
statements unless they are satished that they give a true and
fair view of the state of affairs of the Group and Coempany and

of the profit or loss of the Group and Company for that period.

In preparing the financial staterments, the Directors are

required to

select suitable accounting policies and then apply

them conststently

state whether applicable IFRSs as adopted by the European
Unian have been followed for the Group financial statements
and United Kingdorn Accounting Standards, compnising FRS
101, have heen followed for the parent Company financial
statements, subject to any material departures disclosed
and explamned 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 disclose with reasenable accuracy
at any time the financial position of the Group and Company

and enable them to ensure that the financial statements and the
Cirectors” Remuneration Report comply with the Companies Act
2006 and, as regards the Group financial statements, Article 4 of
the 1AS Regulation.

The Directors are also responsible for safeguarding the assets of
the Group and Company and hence for taking reascnable steps
for the prevention and detection of fraud and other irregutariies.

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 frorm legislation in other jurisdictions.

The Directors consider that the Annual Report and Accounts,
taken as a whole, 1¢ fair, balanced and understandable and
provides the information necessary for sharehalders to assess
the Group and the Company’s position and perfermance,
business model and strategy

Fach of the Directors, whose names and functions are lsted 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 accardance with United Kingdom Generally Accepted
Accounting Practice {United Kingdam Accounting Standards,
comprising FRS 101 "Reduced Disclosure Framework”, and
applicable lawl, give a true and fair view of the assets,
liabilities, financial position and profit or loss of the Company
the Group financial statements, which have been prepared in
accordance with iIFRSs as adopted by the European Union,
give a true and fair view of the assets, uabilities, financial
position and profit or loss of the Group

- the Strategic Report and the Directors” Report include a fair
review of the development and performance of the business
and the position of the Group and Company, together with a
description of the principal risks and uncertainties they face

By order of the Board

(o %7

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 financral statements and Company financial statements (the “financial statements”] give
atrue and fair view of the state of the Group's end 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 staternents have been properly prepared in accordance with International Financial Reporting Standards
(IFRSs] as adopted by the European Union;

« the Company financial statements have been properly prepared in accordance with United Kingdom Generally Accepted
Accounting Practice [United Kingdom Accounting Standards, comprising FRS 107 "Reduced Disclosure Framework”, and
applicable law); and

+ the financial statements have been prepared in accordance with the requirements of the Companies Act 2006 and, as regards the
Group financial statements, Article 4 of the IAS Regulation

We have audited the fiinanoal staterments, included vathin the Aniual Report and Accounts 2020 {the “Annual Report”), which
comprise- the Consolidated and Company balance sheets as at 31 March 2020; the Consolidated incorme statement and the
Consolidated statement of camprehensive income, the Consolidated staterment of cash flows, and the Consolidated and Company
statements of changes in equity for the year then ended; and the notes to the financial statements, which include a description of
the significant accounting policies.

Qur epinion is consistent with our reporting to the Audit Committee

Basis for opinion

We conducted our audit in accordance with International Standards on Auditing [UK] ["1SAs (UK)7) and applicable law. Our responsibilities
under 1SAs (UK] are further described in the Auditors’ responsibilities for the audit of the financial staternents section of our repart,
‘We believe that the audit evidence we have obtained is sufficient and appropriate to provide a basis for our opinion.

We remained independent of the Group in accordance with the ethical requirernents that are relevant to our audd of the financial
slaleinhents i 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 sur 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 nen-audit services to the Group or the Company
in the period from 1 April 2019 to 31 March 2020.

Our audit approach

+ Overall Group matenality: £113.0 mitlion (2019, £122.6 million), based on 1% of total assets.

+ Specific Group matenabity. £15 9 million [2019: £16 9 mullion), which represents 5% of underlying
pre-tax profits

* Overall Company matenality: £101.7 million (2019, £110.4 mullion], based on 1% of total assets,

+ We tallored the scope of our audit te ensure that we performed enough wark to be able to give an
opinion on the financial statements as a whole. The Greup financial statements are prepared on a
conschidated basie, and the audit team carres out an audit over the consobidated 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 joint ventures (Group).
» Revenue recognition (Group),

« Taxation [Groupl.

« Covid-19 [Groupl.
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As part of designing our audit, we determined materiality and assessed the risks of material misstatement in the financial
statements. In particular, we looked at where the directors made subjective judgements, for example in respect of significant
accounting estimates that involved making assumptions and considering future events that are inherently uncertam.

Based on our understanding of the Group and industry, we identified that the principal risks of non-compliance with laws and
regulations related to compliance with the Real Estate Investrment Trust [REIT] status section 1158 of the Corporation Tax Act 2010
and the UK and European regulatory principles, such as those governed by the Finanaal Conduct Authority, and we considered the
extent to which non-compliance might have a material effect on the financial staterments of the Group and Company We also
considered those laws and regulations that have a direct impact on the preparation of the financial statements such as the
Companies Act 2006 and the Listing Rules, We evaluated management’s incentives and opportuntties for fraudulent manipulation of
the financial statements (including the risk of override of controls], and determined that the principal risks were related to posting
inappropriate journal entries to increase revenue or reduce expenditure, and management bias in accounting estimates and
Judgemental areas of the financial statements such as the valuation of investment properties. Audit procedures perforred by the
Group engagement team included.

= Discussions with management and internal audit, inctuding consideration of known or suspected instances of non-compliance
with laws and regulations and fraud, and review of the reports made by management and internal audit;

+ Understanding of management’s internal controls designed to prevent and detect irregularities, risk-based monitanng of
customer processes,

» Assessment of matters reported on the Group’s whistleblowing helpline and the results of management's investigation of
such matters;

+ Reviewing the Group’s litigation register in so far as it related to non-cormpliance with laws and regulations and fraud;

« Reviewing relevant meeting minutes, including those of the Risk Committee and the Audit Committee;

» Review of tax compliance with the invalvement of our tax specialists in the audit;

» Designing audit procedures to incorporate unpredictability around the nature, timing or extent of our testing of expenses,

» Testing transactions entered into outside of the normal course of the Group’s and Company's business;

« Procedures relating to the valuaticn of investrnent and development properties, either held directly or within joint ventures,
described in the related key audit matter below; and

+ lIdentifying and testing journal entries, in particular any journal entries posted with unusual account combinations, posted by
unexpected users and posted on unexpected days.

There are inherent Lirmutations 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 Ukely we would become aware of it.
Also, the risk of not detecting a material misstatement due to fraud 1s higher than the nsk of not detecting one resulting from error,
as fraud may involve deliberate concealment by, for example, forgery or intentional misrepresentations, or through collusion.

Key audit matters are those matters that, in the auditors’ professional judgement, were of most significance In the audit of the
financial statements of the current period and include the most significant assessed risks of material misstaternent (whether or not
due to fraud) identified by the auditors, including those which had the greatest effect on: the overall audit strategy; the allocation of
resources In the audit; and directing the efforts of the engagement team These matters, and any cornments we make on the results
of our procedures thereon, were addressed in the context of our aud of the financial statements as a whole, and in forming our
opinion thereon, and we do net provide a separate opinion on these matters. This is not a complete list of all nsks identified by

our audit.
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FINANCIAL STATEMENTS CONTINUED

Independent auditors’ report to the members
of The British Land Company PLC continued

Key audit matter

Yaluation of investment and development properties,
either held directly or through joint ventures [Groupl

Refer ta page 108 (Report of the Audit Committeel, pages 165
ta 174 [Notes to the financial staternents - Note 10 Proparty
and Mote 17 Jomnt ventures and funds) and page 153 [Notes
to the financial statements - Note 1 Basis of preparation,

significant accounting palicies and accounting judgements).

The Group owns either directly or through joint ventures and
funds a portfelio of property cansisting of office and
residential real estate 'n Central London, retail and leisure
properties across the UK, and developments including the
Canads Water site in East London. The total property
portfolio valuation for the Group was £8,106 million and for
the Group's share of jamt 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 tnstitute of Chartered Surveyors ["RICS™ Valuaton -
Professional Standards and the requirements of
International Accounting Standard 40 Investrent Property’.

The valuers have included & material valuation uncertainty
clause in theirvaluation reparts as at 31 March 2020. This
clause highlights that less certamty, and consequently a
higher degreze of caution, should be attached to the valuation
as a result of the COVID-19 pandermic. This represerts a
significant estimation uncertainty in relation to the valuation
al Investment properties.

In determining the valuatien of a property, the valuers take
into account property-specific infarmation 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 valuatian. Far
developments, the residual appraisal method is used, by
estimating the fair value of the completed project using a
capitalisation method less estimated costs to completion
and a risk premium

The valuation of the Group's praperty portfolio was wdentified
as a key audit matter given the valuation 1s inherently
subjective due to, among other factors, the individual nature
of each property, 1ts location and the expected future rental
streams for that particular property. The wader challenges
currently facing the real estate occupler and investors markets
as a result of COVID-19 further contributed to the subjectrity
for the year ended 31 March 2020, The significance of the
estimates and judgements involved, coupled with tha fact
that only a small percentage difference in indmidual
property valuations, when aggregated, could result ina
material misstatement, warranted specific audit focus In
this area.
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How cur audit addressed the key audit matter

Given tha inherent subjectivity involved In the valuation of the property
portfolio, and therefore the need for deep market knowledge when
determining the mast appropriate assumptions and the technicalities
of valuation methodology, we engaged our internal valuation experts
lqualified chartered surveyors| to assist us in aur audit of this area.

Material valuation uncertanty due to COVID-19

We considered the adequacy of the disclosures made in Note 1
(Basis of preparation, significant accounting pelicies and accounting
Judgemnents] and Note 10 [Property) to the financial statements.
These notes explain that the valuers reparted on the basis of a
material valuation uncertainty and consequently that less certainty
and a higher degree of caution should be attached to the valuations
as at 37 March 2020. We discussed this clause with management and
obtatned sufficlent appropnate audit evidence to demanstrate that
rnanagement’s assessment of the sutability of the inclusion of the
valuation in the consolidated staternent of financial pasition and
disclosures made 1n the financial statemnents are appropriate

Assessing the valuers' expertisc and objectiily

We assessed the valuers’ quatifications and expertise and read their
terms af engagement with the Group to determine whether there
wera any matters that might have affected their ebjectivity or may
have iImposed scope Lmitatiens 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,

Assumptions and estimales used by the valuers

We read the valuauon reparts for all the pruper bes and conlirmed
that the valuation approach for each was in accordance with RICS
standards. We obtamed details of each property held by the Group
and set an expected range for yield and capital value movement,
determimed by reference tg published benchrmarks and using our
experience and knowledge of the market. We compared the
Investment yields used by the valuers with the range of expected
yields and the year on year capital movernent to our expected range
We also considered the reasenableness of other assumptions that
were not so readily comparable with published benchmarks, such as
estimated rental value

We spoke with each af the valuers to discuss and chaltenge their
approach to the valuations, partrcularly in bght of COVIB-19, the key
assurmptions and their rationale behind the more significant valuation
mavernents during the year. Where assumptions were outside the
expected range or showed unexpected mavernents based on our
knowledge, we undertaok further investigatians, held further
discussions with the valuers and obtained evidence ta support
explanations recewved. 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, betare determining the final valuation,
We concluded that the assumptions used In the valuations were
supportable in light of available and comparable market evidence,



Key audit mattar

Vatuation of investment and development properties,
either held directly or through joint ventures (Group)
fcontinued)

Revenue recognition §Group]

Refer to page 108 [Report of the Audit Carnmitteel, page 157
[Notes to the financial statements - Note 3 Revenue and
costs] and page 154 [Notes to the financial statemeants -
Note 1 Basis of preparatwon, significant accounting palicies
and accounting judgements).

Reverue for the Group consists primarily of rental income.
Rental income 1s based on tenancy agresments where there
Is a standard process in place far recarding revenue, which
Is sysiem generated

There are certan transactions within revenue that warrant
additional audit focus because of an increased inherent risk
af errer due to thair non-standard nature

“hese include spreading of tenant incentives, guarantesd
rentincresses ard rental concessions gven to tenants as a
result of COVID 19, Tnese balances reguire adjustrments
made fc 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

information and standing data

We perfarmed testing on the standing data .n tne Group's :information
systemns cancerming the valuat.on process. We carried cut pracedures,
on a sarple basis, to satisty curseives of the accuracy of tne property
infarmation supplied to the valders by managarmant For developrments,
we confirmed that the supporting information for corstruction
contracts and budgets, which was suppled to the valuers, was also
consistent with the Group's racords for example by inspacting
omginal construction contracts. For develapments, capitatised
expenditure was tested on a sample basis to Invoices, and budgeted
costs to complete comparea with supporung evidence. We agreed the
amgcurts par the valuat.or reports to the accounting records which
we then agreed to the financial statements,

Overall iindings

We concluded that the assumaotions usea In the valuations hy the
valuers were supportable in light of the evidence abtained and the
disclosures in relation ta the material vatuation uncertainty witnin tne
firancial statements are sufficent and appropriate to huighlight the
increased estimation uncertainty as a result of CAVID-1%.

We carried out tests of controls over the cash and accounts
recevable processes and the relatec information technology systems
to obtain evidence that postings to these accounts were relable

We performed substantive testing procedures to ensure the
recording of all revenue streams 1s accurate.

For rental income balances, we lested a sample of balances to
supporting lease agreements, recalculatad amounts due and traced
rece'pts to bank or accounts recewvables balances and ensured that
renta: income has been appropriately recordad withir the corract
period. We performed sample testing cver the lease data recorded n
the property management system to supporting lease agreerments, to
Ensure revenue transactions were complete.

We tested a sample of lease agreements used to calculate [=ase
incentives back to supporting documentation and assessed that the
calculation of adjustments to be made to rental iIncome ta record
revanue ocn a straight-line basis over the course of the lease has been
calculated correctly,

We used substantive testing procedures to ensure that a sampie 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
recevapoles by evatuating the financia. viability of the major tenant
balances and ensured provisions made are acceunted for within the
reguiremants of IFRS 9 - Financa! Instruments.

For balances not included within rental mncome, such as service
charge income, we performed substantive testing on a sample basis
and assessed whether the revenue racognition palicies adapted far
each revanue 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 Committee), pages 160
and 197 [Notes to the fingncial statements - Note 7 Taxation
and Note 24 Contingent Labilities] and page 154 [Notes to

the financial statements - Note 1 Basis of preparation,
significant accounting policies and accounting Judgements).

The Group's status as a REIT underpins its business model
and shareholder returns. Far this reason, it warrants
special audit facus,

The abligations of the REIT regime include requirements to
comply with balance of business, dvidend and ircome cover
tests, The Broadgate joint venture Js also structured as a
REIT and as such, REIT compliance 1s also of relevance for
this joint venture in addition to the overall Group.

Tax provisions are in place to account for the nk of
challenge of certain of the Group's tax orovisions. G ven the
subjective nature of these provisians, addmional audnt focus
was placed an tax provisions.

covip-19

Refer to pages 81-88 (Strategic Report - Principal risks and
the Viability statementl, page 108 [Repart of the Audit
Committee] and pages 152 to 153 [Notes to the financial
statements — Note 1 Basis of preparation, signiificant
accounting policies and accounting Judgementsl

The outbreak of the novel coronavirys (known as COVID 19)
I many countries Is rapidly evolving and the socio-econamic
impact is unprecedented. It has been declared as a global
pandemic and 1s having a major impact on econormies and
financral markets The efficacy of government measures will
materally influance the tength of economic disruption, but it
1z probable there will be g recession in the United Kingdom
In order to assess the impact af COVIO-19 on the business,
management have updated their risk assessment and
prepared an analysis of the potential impact on the
revenues, profits, cash flows, operations and Liguidity
position of the Group for the next 12 montns and over the
next five years.

The analysis and related assumptions have been used by
management inits assassment of the level of provisions
required against several balance sheet items, as well as
underpinning the Graup's going cancern and vtatility analysis.

The rmost significant impact to the financial statements has
been in relation to the valuation of investment and
development proparties. Impairment pravisions have been
racorded In respect of trade and lease recelvables. These
are described in the respective key audit matters above,
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How our audit addressed the key audit matter

We confirmed aur understanding af management's approach ta
ensuring compliance with the REIT regime rules and we invelved our
internal taxation speciabists 1o veridy the accuracy of the application of
the rules.

We obtaned management’s calculations and supporting
documentatien, verified the inputs to their calculations and re-
performed the Group's and Broadgate's anrual REIT compliance
tests. We considered the adequacy of the cantingent tax Lability
disclosure in the notes to the financial statements of the potential tax
tmpact of the temparary suspensian of the Praperty lncame Dwvidend
paymeant as a result of COVID-19

We used our knowledge of tax circumstances and, by reading
relevant correspondence between the Group and Her Majesty's
Revenue & Customs and the Group's external tax advisors, we are
satisfied that the assumptions and judgements used by the Group In
determining the tax provisions are reasonable.

Nao matenal issues were wdentified as a result of our tasting

We evaluated the Group's updated risk assessment and analysis

and considered whether 1t addresses the relevant threats posed by

COVID-19. We also evaluated management's assessment and i
cerroborated evidence ot the aperatronal impacts, considering their

consistency with other available information and our understanding

of the business.

Our conclusians relating ta going cancern ard othar information are

set out in the ‘Going Cancern” and ‘Reporting on ather information’

sections of our repart, respectively, helmar

Our procedures in respect of the valuation of investment and
development properties and provisions recorded in relation ta
trade and lease receivables are set out in the respective key audit
matters above,

We assessed the disclosures presented in the Annual Reportin
relatron to COVID-19 by reading the other information, including the
Principal risks and Viabitity statement set out in the Strategic Report,
and assessing s consistency with the financial statements and the
evidence we oblained in aur aydit. We considered the
apprapriateness of the disclosures around the increased uncertainty
on 1ts accounting estimates and consider these to be adequate.

In respect of going concern, we assessed the Directors’ going
concern analysis in bght of COVID-19 and obtained evidence to
support the key assumptions used in preparing the going concern
maodel, including assessing covenant headroom within the base

and downside case scenanos. We challenged the key assurnphions
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 hability at the balance sheet date.

In conjunchion with the above, we have reviewed management’s
analysts of liguidity and recalculated loan covenant compliance to
satisfy ourselves that no breaches are anncipated over the going
concern period of assessment.



Key audit matter How our audit addressed the key audst matier

COVID-19 {continued)

Msragemenrt's analysis includes base and dowrside case
scenarios and a robust analysis of planned mitgating
actions At the ba.ance sheet date, the Group has accass to
cash and undrawn loan fac Ltes of £1.3 brllien ana post the
year end, the Group has refinanced one of the two loans
presented in net current Liabilies as at 31 March 2020

We considered whether changes to work ng practices brought abaut
by Covid-1% had an advarse impact on the effectiveness of
management's busimess process and IT centrals. Jur plannea tesls
of controls did not «dentify any ev-dence of matenial detesioration in
the corirol envircrmant,

In making their assessment management took intc account
the covenant headroom on tne Group's arawn unsecured
loar faciities After considering ail of these facters,
management have concluded that praparing the financial
staternents on @ going concern basis remains appropriate
No material uncertainty in relation 1o going cencern exists.
Management have descriped Its assessment of viability on
pages 88 of the Annual Report

We tailored the scope of our audit to ensure that we performed encugh wark to be able ta give an opinion on the financial staternents
as a whole, taking inte account the structure of the Group and the Company, the accounting processes and controls, and the industry
in which they operate.

The scope of our audit was influenced by our application of materiality. We set certain quantitative thresholds for materality

These, together with qualitative consideratians, helped us to determine the scope of our audit and the nature, timing and extent of
our audit procedures an the indmdual financial statement line items and disclosures and in evaluating the effect of misstatements,
both indivdually 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
E113.0 mulhion [2019: €122.6 mallion].
1% of total assets.

A key determinant of the Group's value is
property investrments. Due to thig, the kay
area of focus in the audit 1s the valuation of
Investrment and development properties,
etther held directly or through jo:nt
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 rillion (2019 £110.4 mutlion}
1% of total assets,

The Companry's main activity 15 the holding
of iInvestments in subsidiaries. Given this,
and cons-stent with the prior year, we set
an overall Campany matarnality level
based on total assets. For purposes of the
Group audit, we capped the overall
rateriality for the Company to be 0% of
the Group overail materaity.

In addition, we set a specific matenality level of £15 9 million (2019: £16 ¢ mullion] for items within underlying pre-tax profit.
This equates to 5% of profit before tax adjusted for capital and other items. In arriving at this judgment, we had regard to the fact
that the underlying pre-tax profit1s a secondary financial indicator of the Group [Refer to Note 2 of the financial staterments pages 154

to 157 where the term 1s defined in full)

For each component in the scope of cur group audit, we allocated a materiality that is less than our overall group matenatity.
Certain components were audited to a local statutory audit materiality that was zlso less than our overall group matenality.

We agreed with the Audit Committee that we would report to them misstatements identified during our audit above £5.6 million
{Group audit) [2019: €6 1 mulliont and £5 0 mullion [Company auditi {2019: £5 5 million] as well as misstatements below those amounts
that, tn our view, warranted reporting for qualitative reasons

n addition we agreed with the Audit Cornmittee we would report to them misstatements identified during our Group audit above
£1.0 milhion {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 1SAs [UK] we report as follows.

Reporting obligation Cutceme

We are reguired to repori if we have anyihing rmatenial to add or We have nothing rnaterial to add or to draw attention 1o

draw attention to in respect of the directors’ statement in the However, because not all future events or conditions can be
financial staternents about whether the directors considered it pradicted, this staterment 15 nat a guarantee as to the Group's and

appropriate 1o adopt the going concern pasts of accounting in
preparing the financial staterments and the directors” identification
of any material uncertainties to the Group’s and the Company's
ability to continue as a going concern over a period of at least
twelve manths from the date of approval of the financial statements

Company's ability tc continue as a gaing cancern.

We are required to report 1f the directors’ statement relaung to We have nothing to report
Going Concern in accordance with Listing Rule 9 8.6R(3] 15
materially inconsistent with aur knowledge obtaimed In the audit

Reporting on other information

The other information comprises all of the information in the Annual Report other than the financial statements and our auditors’ \
report thereon. The directors are responsible for the ather information. Our opiion on the financial statements does not cover the

other information and, accordingly, we do not express an audit opinion gr, 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 information and, in doing so, consider
whether the other information 1s materially inconsistent with the financial statements or our knowledge obtained in the audit, or
otherwise appears to be materially misstated If we identify an apparent material inconsistency or material misstaterment, we are
required to perform procedures to conclude whether there is a material misstatement of the financial statements or a matenal
misstatement of the other information. if, based on the work we have performed, we conclude that there is a maternial misstatement
of this other information, we are reguired to report that fact We have nothing to report based on these responsibilities.

With respect to the Strategic Report, Directors’ Report and Additionat Drsclosures and Corporate Governance Statement, we also
considered whether the disclosures required by the UK Compames Act 2006 have been included.

Based on the responsibilities described ahove and our work undertaken in the course of the audit, the Companies Act 2006 (CAD6),
ISAs {UK) and the Listing Rules of the Financaral Conduct Authonity [FCA] require us also to repart certain opinions and matters as
described below [required by ISAs [UK) unless otherwise stated).
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Strategic Report and Directors' Report and Additicnal Disclosures

In our opinian, based on the work undertaken in the course of the audit, the infoermation given in the Strateqic Report and
Directors’ Report and Additional Disclosures for the year ended 31 March 2020 is consistent with the hinancial staternents and has
been prepared in accordance with applizable legal requirements, (CADS)

In Light of the knowledge and understanding of the Group and Company and their environment obtained in the course of the audit,
we did not identify any matenial misstatements in the Strategic Repart and Directars’ Report and Additionat Disclosures {CADS)

Corporate Governance Statement

In cur opinion, based on the work undertaken in the course of the audit, the mformation given in the Corporate Governance
Staternent [page 90) about internal contrels and risk management systems in relation to financial reporting processes and about
share capital structures in compliance with rules 7.2.5 and 7.2.6 of the Disclosure Guidance and Transparency Rules sourcebook
of the FCA['DTR"| Is consistent with the financial statements and has been prepared in accordance with applicable legal
requirements. [CAQS)

In light of the knowledge and understanding of the Group and Company and their environment obtained in the course of the audit,
we did not identify any reatenial misstaterments in this information. ([CADS)

In our opinion, based on the work undertaken in the course of the audit, the information given in the Corporate Governance
Statement [90-91] with respect to the Company’s corporate governance code and practices and about its administrative,
management and supervisory bodies and their committees complies with rules 7.2.2,7.2.3 and 7.2.7 of the DTR. {CA0s/

We have nothing to report arising from our responsrbility to report if a corporate governance statement has not been prepared by
the Company. {CAO6]

The directors’ assessment of the prospects of the Group and of the principal risks that would threaten the solvency or
trquidity of the Group

We have nothing materiat to add or draw attention to regarding:

+ The directors’ confirrnation on pages 80-81 of the Annual Report that they have carried out a robust assessment of the principal
risks facing the Group, including those that would threaten its business model, future performance, solvency or Liquidity,

+ The drsclosures 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 Annuat Report as to how they have assessed the prospects of the Group, over what
period they have done so and why they consider that period to be appropniate, and their statement as to whather they have a
reasonable expectation that the Group will be able to continue in operation and meet its Labilities as they fall due over the
period of their assessment, including any retated disclosures drawing attention to any necessary qualifications or assumptions

We have nothing to report having performed a review of the directors’ statement that they have carried out a robust assessment of
the principal risks facing the Group and statement in relation to the longer-term viability of the Group. Our review was substantially
less in scope than an audit and only consisted of making inquiries and considering the directors’ process supporting their
staternents; checking that the statements are in alignment with the relevant provisions of the UK Carperate Governance Code [the
"Code’]; and considering whether the statements are consistent with the knowledge and understanding of the Group and
Company and their environment obtained in the course of the audit Listing Rutes/)

Other Code Provisions

We have nothing to report in respect of our responsibility to report when

+ The statement given by the directors, on page 137, that they consider the Annual Report taken as a whole to be fair, balanced
and understandable, and provides the information necessary for the members to assess the Group's and Caompany’s position
and performance, business model and strategy 1s materially inconsistent with cur knewledge of the Group and Company
abtained in the course of performing our audit.

» The section of the Annual Report on page 108 describing the work of the Audit Cammittee does not appropriately address
matters communicated by us to the Audit Cornmittee.

+ The directers’ staternent relating to the Company’s compliance with the Code does not properly disclose a departure from a
relevant provision of the Code speaified, 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
Compantes Act 2006. {CAQé)
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FINANCIAL STATEMENTS CONTINUED

Independent auditors’ report to the members
of The British Land Company PLC continued

Responsibilities for the financial statements and the audit
As explained more fully in the Directors’ Responsibbities Staternent set out on page 137, the directors are responsible for the
preparation of the financial statements in accordance with the applicable framework and for being satisfied that they give a true and
fair view. The directors are also responstble fer such internal control as they determine 15 necessary to enable the preparation of
financial statements that are free from maternal misstatement, whether due to fraud or error.

In preparing the financial staterments, the directors are responsible for assessing the Group's and the Company's ability to continue
as a going concern, disclosing, as applicable, matters related to going concern and using the gaing concern basis of accaunting
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.

N

Our objectives are to obtain reasonable assurance about whether the financial statements as a whole are free from materal
misstatement, whether due to fraud or error, and to 1ssue an auditors’ report that includes our opinion. Reasonable assurance
1s a high level of assurance, but is not a guarantee that an audit conducted in accordance with [SAs (UK) will always detect a
materal 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 econarmic decisions of users taken on the basis of these
financial statements.

A further description of our responsibilities for the audit of the financial statements 1s located on the FRC's website at.
www fre org uk/auditorsresponsibilities. This description forms part of our auditors’ report.

This report, including the opinions, has been prepared for and only for the Company's members as a body in accordance with
Chapter 3 of Part 14 of the Companies Act 2006 and for no other purpose. We do nof, in giving these opinions, accept or assume
responsibility for any other purpose or to any other person to whom this report 1s shown or into whose hands 1t may come save
where expressly agreed Dy our prior consentin wnimg.

Qther required repaorting

Companies Act 2006 exception reparting
Under the Cornpdiiies Acl 2006 we are required to report to you if, in our opimion:

« we have not received all the information and explanations we reguire for our audit; or

« adequate accounting records have not been kept by the Campany, or returns adequate for our audit have not been received from
branches not viaited by us; or

« certain disclosures of directors’ remuneration specified by law are not made; or
« the Company financial statements and the part of the Directors” Remuneration Report to be audited are not in agreement with
the accounting records and returns.

We have no exceptions to report arising from this responstbility.

Appointment

Following the recommendation of the audit committee, we were appomted by the members on 18 July 2014 to audit the financial
staterments for the year ended 31 March 2015 and subsequent financial periods. The perwd of total uninterrupted engagement 1s
6 years, covering the years ended 37 March 2015 to 31 March 2020.

Sandra Dowling [Senior Statutory Auditor}

for and on behalf of PricewaterhouseCoopers LLP
Chartered Accountants and Statutory Auditors
London

26 May 2020
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Consolidated income statement

For the year ended 31 March 2020

2025 z
T om0 I B
Lodar'y ng amd arbes Totn TIo oyt = 12 = e
Revenue 3 526 87 613 hh4 350 04
Costs ] 3 [148] [70) {218) [141] [258] [399)
o T 3 378 17 395 013 92 505
Jointveniuras ana funds [see also below! 1 79 {306t 1227) B 79 7
Aaminisirative expenses §73 - (731 80l - (80
Valuation moverment 4 - {1,105} (1,105) (620, [6270
Profit [loss; on disposal of investrment properties
ard investments - 1 1 - 8 18]
Net financing costs
finarcing income & 1 - 1 - - -
financing charges & {67} (41} [108]) (67 [46] (113l
o {66} (41 (107) 167) 46} (113
Profit (Loss] on ordinary activities before taxation 218 1,434} 11,116} 352 YA [(3719)
Taxaton 7 - 2 2 - {1 (1
Loss for the year after taxation [1,1141 1320]
Atfributablz to non-controlling Interests T 127 (99} i87] 12 “n 29
Attributable to shareholders of the Company 306 (1,333) (1,027} 340 [631) [(291]
Farnings per share: T
hasic 2 {110.0)p (30.0ip
diluted 2 __11o.0lp __(304lp
All results derive from cantinuing operations.
A3
Underiying and other Totui g~y 5 LTy
e - AR fm tm cm . P R "
Results of joint ventures and funds accounted
for using the equity method
Underlying Profit 79 - 79 86 - 84
Valuation moverment 4 - {284} {284) - [43i (63
Capital financing costs - (22} {22) - (21, 21
Profit on drsposal of investment properties,
trading properties and investments - - - - 3 3
Taxabion - - - ~ 2 )
1 79 (306} [227) B& (79 7
1 Seedefinition in Note 2
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FINANCIAL STATEMENTS CONTINUED

Consolidated statement of comprehensive income

For the year ended 31 March 2020

v 21
-y ——————— e e . —— e e —_ S— P — —. R — . ["‘,,‘, . ;'.—
Loss for the year after taxation (1,114} (320]
Other comprehensive income:
Items that will not be reclassified subsequently to profit or loss;
Valuation movernents on owner-accupiad propertias 1 3
o 1 3
Items that may be reclassified subsequently to profit or loss:
Gans [losses) on cash flow hedges
- Group 2 1
- Jommtventures and funds (1] -
1 1
Transferred te the Income statement [cash flow hedges]
- Interest rate derwatives - Group - -
- Interest rate dervatves - joint ventures’ - 8
Oeferred tax an items of ather comprehensive income ~ (1)
Other comprehensive income for the year 2 21
Total comprehensive loss for the year 11,112} (299
Attributable to non-controlling interests 186} (29]
Attributable to shareholders of the Company £1,0261 {2701

1
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Consolidated balance sheet

As at 31 March 2020

ASSETS
Non-current assets
Irvestment ana development properties 0 8,188 8,931
Uwner-occup ed oroperties 10 68 73
8,256 7,004
Other non-current assets
‘mvestments in jaint vertures and furds m 2,358 2,580
Otber investments 12 125 129
Sroperty, plant and equ prment 6 22
Deferred tax assats 16 - 1
Interest rate and currency dervative assets 17 231 194
10,976 11,870
Current assets
Trading properties 10 20 87
Cebtors 13 56 57
Cash and short term deposits 17 193 242
i 269 386
Total assets o 11,245 12,256
LIABILITIES
Current liabilities
Short terre borrowings ard overdrafts 17 (637] {99]
Crediors 14 253 (289
Corporation tax 117l {25)
{907 [413)
Non-current liabilities
Debentures and toans 17 (2,865} (2.932)
Other non-current Lalnlities 15 {156) (92]
Deferred tax labilities 16 &k -
Interest rate and currency dernvative Liabilities 17 {169} (130
13,191} [3,154]
Total liabilities [4,098) [3,547]
Net assets o e e e 7147 8,487
EQUITY
Share capital 234 241)
Share premium 1.3G7 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-controtling interests 112 21
Total equity 7147 8,689
EPRA NAV per share' T 2 7T4p 905p

| Asdefined in Note 2

. o .

Tim Score Simon Carter
Chairman Chiet Financial Officer

The financial statements on pages 147 to 194 were approved by the Board of Directors and signed on its behalf on 26 May 2020,
Cornpany number 621920
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FINANCIAL STATEMENTS CONTINUED

Consolidated statement of cash flows

For the year ended 31 March 2020

202

S _ ( i
Rental incame received fram tenants 415
Fees and ather income receved 42
Operating expenses paid to suppliers and employess {146] 162
Indirect taxes receved in respect of operating activities 11 -
Sale of trading properties 8z 268
Cash generated frem operations T4 T a7
Interest paid 179} (78]
Interest received 5 7
Corporation taxation [payments| repayments (4) 5
Distributions gnd other recenvables from jaint ventures and funds T 49 a9
Net cash inflow from operating activities 375 613
Cash flows from investing activities
Developrnent and other capital expenditure (2591 [218)
Purchase of investment properties 52 (183}
Sale of investrment properties 77 380
Acquisition of remarming share of Aldgate JV {21 -
Acguisition of investment in WOSC joint venture (57) -
Purchase of iInvestments (91 (91
Sale of investments 19 13
Indirect taxes recewved (paid] in respect of investing actmties 1 {3
investmeant in and loans to joint ventures and funds t191) [298)
Loan repayments from joint ventures and funds - 287
Capital distrebutions 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 2
Purchase of own shares {125} [204)
Dividends paid 19 [295) {298]
Dwidends paid to non-contralling interests (13} [14)
Capital payments in respect of interest rate derwvatives (143 [19]
Decrease in lease Liabilities {8) N
Decrease in bank and other borrowings [18%) (578
Drawdowns on bank and other borrawings 876 446
Net cash outflow from financing activities 163} [663)
Net [decreasel increase in cash and cash egurivalents (49§ 137
Cash and cash eguwalents at 7 Aprit 242 105
Cash and cash equivalents at 31 March 193 247
Cash and cash equivalents consists of:
Cash and short term deposits 17 193 247
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Consolidated statement of changes in equity

For the year ended 31 March 2020

Balance at 1 April 2019

Less for the year after taxation

Revaluation of cwner-occupied property

Sams on cash flow hedges - Group

Losses on cash flow hedges - jo ntventures

Deferred tax onitems of other carmprehensve income
Odther comprehensive INcome

Total comprehensive income for the year

Share issues

Fair value of share and share cption awards
Purchase of own shares

Dividends payable inyear [31.47p per share!
Owidends payable by subsidiaries

Balance at 31 March 2020

Batance at 1 April 2018

Loss for the y=ar after taxation
Revaluation of owner-accupied property
Gains an cash flow hedges - Group

Closeaut of cash flow hedges - joint vartures
and funds

Reserves transfar - josnt venture cash flow hadges
Deferred tax on items of other comprenensive incame
Qther camprehensive iIncorme

Total comprehensive income for the year

Share 1ssues

Fair value of share and share option awards
Purchase of own shares

Didends payable in year [30.54p per share!
Dwidends payable by subsidiaries

Balance at 31 March 2019

i Thebalance at the beginning of the current year inciudes £13rm in retation to translat on and [C4m)in relation to hedging 12018/19 £13m and [E4m| Opening and closing

balarcas inralaton ta hadging relate to continuing nedges orly

..
Toral : ;u’,

213 4,486 8,478 211 8,689
£1,027) (1,027 (871 {1,114
- 1 - 1

- i 1 2

- (1) - (1

- 1 1 2
11,0271 11,0268) 8] (1,112
- 5 - 5

(2] {2) - (2
{119] (125) - £125)
{295] {295) - 12935}
- - (13} (131
5,243 7,035 112 7147
7458 9,252 254 9,506
[291) (291 {29} [320]

- 3 - 3

- 1 - 1

- 18 - 18

17 - - -

- (1) - ()
a7 21 f 21
AR

- 2 - Z

(4] [4] - [4]
1194 [204) - [204)
(298] (298 (298]

- - (14] (14]
64686  BLT8 211 8,689
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FINANCIAL STATEMENTS CONTINUED

Notes to the accounts

1 Basis of preparation, significant accounting policies
and accounting judgements

The finanaial statements for the year ended 31 March 2020 have
been prepared on the historical cost basis, except for the
revaluation of properties, investments held for trading and
derivatives. The financial statements have also been prepared in
accordance with International Financial Reporting Standards
[IFRSs) as adopted by the Eurcpean Umon and mterpretations
issued by the IFRS Interpretations Comimittee (iFRS IC), and
therefore comply with article 4 of the EU IAS regulation, and in
accordance with the Companies Act 2006. In the current financial
year the Group has adopted a number of minor amendments to
standards effective 1n the year 1ssued by the IASB and endorsed
by the EU, none of which have had a material impact on the
Group. The accounting policies used are otherwise consistent
with those contained in the Group's previous Annual Report and
Accounts for the year ended 31 March 2019.

New standards effective for the current accounting period do not
have a material impact on the consolidated financial statements
of the Group. These are discussed in further detall below.

IFRS 16 ~ Leases

The new standard was adopted by the Group on 1 Apnil 2019,
The Group adopted IFRS 16 1n accordance with IFRS 16 C8. This
approach allows the recogmtion of the lease liability and asset as
at 1 Apnl 2019 with no restatement of prior period financial
statements. The Group has applied the practical expedient on
transition to apply a single disceunt rate to a portfolio of leases
with reasonably similar characteristics. The Group has also
adopted the practical expedients relating to short term and low
value assets which allow these to be expensed through the
Incomme siaternent

The leases which have been brought onto the balance sheet
include management agreements between the Group and its
Broadgate JV partner, which are in substance lease agreements,
as well as a small number of leases the Group holds as lessee.
These leases were previously classified as operating leases
under 1AS 17, 1FRS 15 has notirnpacted the accounting treatrment
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 adoption of
IFRS 16,15 a £56m increase in investment property, a £1m
reduction In current assets and a corresponding £55m increase
i babibities. The impact retating to new leases which commenced
during the year is a £40mncrease \n investment property and a
£40m increase in biabilities. New leases which commenced in the
year relate to the managerment agreemants descnbed above.

On transition the lease Lhability was calculated as the present
value of the outstanding rental payments, discounted using the
Group's ncrernental borrowing rate at the date of intial
application. The nght-of-use asset was then set as being equal to
the liability, adjusted by a £1m increase in relation to prepaid rent
which is added to the rnight-of-use asset on adeption. Therefore
the impact on net assets on adoption is nil. The weighted average
incremental borrowing rate applied to the lease liabilities
recegnised at the date of initial application was 1.5%
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The night-of-use assets meet the definition of Investment
property and are subsequently measured under the fair value
model. The adoption of IFRS 16 has increased profit/{loss] before
tax by £19m, £20m of which results from the revaluation gain
recognised on the night-of -use assets and (£ 1m) of which results
from interest on lease labilities.

The Group has considered amendments to standards endorsed
by the European Union effective for the current accounting perjod
and determined that these do not have a material impact on the
consolidated financial statements of the Group. These amendments
include, amendments ta IFRS 9 (prepayments features), 1AS 28
{long term interests), IAS 19 [ptan amendments) and IFRIC 23.

A numnber of new standards and amendments te standards and
Interpretations have been issued but are not yet effective for the
current accounting perjod.

Amendments to IFRS 3 [Business Combinations] are effective

for financial years cammencing on or after 1 January 2020

The amendments relate to changes in the criteria for determining
whether an acquisition Is a business combination or an asset
acguisition. These amendments will be applied to any future
business combinations,

Amendments to IFRS 2 [Finanaial 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 armnendmenis is niot considered to have a matenalimpact
an 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 impact on the cansolidated financial statements
of the Group

Armendments to [AS 8 {Accounting Policies, Changes in
Accounting Estimates and Errors) are also effective for inancial
years commencing on or after 1 January 2020. The amendments
will be applied to any future changes in Accounting Policy,
Accounting Estimates or Errors.

Gaing concern

The financial statements are prepared on a going concern basis.
The balance sheet shows that the company has net current
labilities, mainly as a result of the convertible bond and a credit
faciity wathin the HUT fund reaching matunty within the next
twelve months. As the Group has access to £1 1bn of undrawn
facilities and the HUT facility was refinanced post period end,
the Oirectars believe the Group will be able to meet these
current llabilities as they fall due. In making this assessment
the Directors took into account the covenanl 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 Umited capital expenditure remaining
on the Group's committed development programme. Before
factoring in any income recewable, the faciities should also

be sufficient to cover forecast property operating costs,
administrative expenses and interest over the next 12 months



1 Basis of preparation, significant accounting policies
and accounting judgements continued

As a consequence of this, the Directors feel that the Group 15 well
placed to manage Its business risks successfully despite the
current economic climate, Accardingly, they believe the going
concern basis 1s an appropriate one See the full assessment of
preparatton on a gaing cancern basis in the corporate
governance section on page 102.

Substdiaries, joint ventures and associates lincluding funds]

The consolidated accounts include the accounts of the British
Land Company PLC and all subsidiaries [entities controlled by
British Land]. Control 1s assumed where British Land 15 exposed,
or has the nghts, to vanable returns from its involvermnent with
investees and has the ahility to affect those returns through its
power over those investees

The results of subsidiaries, jaint ventures or associates acquired or
disposed of during the year are included from the effective date of
acguisition or up to the effective date of disposal. Accounting
policies of subsidianies, joint ventures or associates which differ
from Group accounting palicies are adjusted on consolidation.

Business combinations are accounted for under the acquisition
method Any excess of the purchase price of business
combinaticns over the fair value of the assets, labiliies and
contingent Liabilities acquired and resulting deferred tax thereon
is recognised as goodwill Any discount receved is credited to
the incorne statement in the period of acquisition.

Allintra-Group transactions, balances, incorne and expenses
are eliminated on consolidation Joint ventures and assoclates,
inciuding funds, are accounted for under the equity method,
whereby the consolidated balance sheet incorporates the
Group's share [investor's share] of the net assets of its joint
ventures and associates. The consolidated income statement
incorporates the Group's share of joint venture and associate
profits after tax, Their profits include revaluation movements on
Investrment properties,

Distributions and other recevables from joint ventures and
assooiates (including funds) are classed as cash fiows from
operating activities, except where they relate to a cash flow
anising from a capital transaction, such as a property or
Investment disposal. In this case they are classed as cash flows
from investing activities.

Properties

Properties are externally valued at the balance sheet date.
Investment and owner-occupled properties are recorded at
valuation whereas trading properties are stated at the lower
of cast and net realisable value.

Any surplus or deficit arising on revaluing investment
properties Is recognised tn the capital and other column of
the income statement.

Any surplus arising on revaluing owner-gccupied properties
above cost is recognised in other comprehensive income, and any
deficit arising 1n revaluation below cast for owner-occupied and
trading properties |5 recognised in the capital and other column
of the iIncome statement.

The cost of properties in the course of development includes
attributable interest and ather associzted outgoings including
attributable development personnel costs, Interest is calculated
on the development expenditure by reference to specific
borrowings, where relevant, and otherwise on the weighteg
average nterest rate of British Land Company PLC borrowings.
Interest is not capitalised where no development activity 1s taking
place A property ceases to be treated as a development property
on practical completion.

Investment property disposals are recogmsed on completion
Profits and losses arising are recognised through the capital and
other column of the iIncome statement. The profit on disposal s
determined as the difference between the net sales proceeds and
the carrying amount of the asset at the cornmencement of the
accounting peniod 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 pelicies outlined on the following page.

Where investrment praoperties are appropriated to trading properties,
they are transferred at market value. If properties held for trading
are appraopriated to investment properties, they are transferred at
book value. Transfers to or from investment property occur when,
and only when, there 1s evidence of change in use.

Where a right-of-use asset meets the definition of investment
property under IFRS 16, the right-of-use asset will initially be
calculated as the present value of minimum lease payments
under the {ease and subsequently measured under the fair value
model, based on discounted cash flows of net rental iIncome
earned under the lease.

The Group leases out Investrment properties under operating leases
with rents generally payable monthly ar 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 10 order to maximise the weighted average
lease term, minimise vacancies across the portfolio and maximise
exposure to tenants with strong financial charactenstics. The
Group also grants lease incentives to encourage high quality
tenants to remain in properties far longer lease terms

Financial assets and liabilities

Debtors and creditors are initiatly recognised at fair value and
subsequently measured at amortised cost and discounted as
appropriate. Onainitial recagnition the Group calculates the
expected credit loss for debtors based on lifetime expected
credit losses under the IFRS ¢ simplified approach.

Otherinvestments include investiments classified as amortised
cost and investments classified as fair value through profit or
loss. Loans and recewvables 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
nitiatly recorded at fair value and are subsequently externally
valued on the same basis at the balance sheet date. Any surplus
or deficit ansing on revaluing investments held for trading 1s
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, 1s initially calculated as the present value of
the rinimurm lease payments, The lease lability is subsequently
measured at amortised cost, unwinding as finance lease mterest
accrues and lease payments are made.

Debt instruments are stated at their fair value on issue Finance
charges including prermia payable on settlement or redemption
and direct issue costs are spread over the period to redemption,
using the effective interest method. Exceptional finance charges
incurred due to early redemption including prermial are
recogmsed in the incorme staternent when they occur

Convertible honds are designated as fair value through profit or
loss and so are initially recogrised at fair value with all subsequent
gains and losses, including the write-aff of 1Issue costs, recognised
in the caprtal and other column of the iIncome statement as a
component of net financing costs The interest charge in respect
of the coupon rate on the bonds is recogrised within the underlying
camponent of net financing costs on an accruals basis.

As defined by [FRS 9, cash flow and fair value hedges are initrally
recognised at fair value at the date the derwvative contracts are
entered into, and subsequently remeasured at fair value
Changes in the fair value of derivatives that are designated and
gualify as effective cash flow hedges are recogrused direcily
through other comprehensive iIncome as a mavement in the
hedging and translation reserve. Changes in the fair value of
derivatives that are designated and qualify as effective fair value
hedges d1 e recorded in the capital and other column of the
incame staternent, alang with any changes in the fair value of the
hedged item that is altributable to the hedged risk. Any ineffective
portion of all derivatives is recognised in the capital and other
colurnn of the incorme staterment. Changes in the fair value of
derivatives that are notin a designated hedging relationship
under IFRS ¢ are recorded directly in the capital and other
colurnn of the income statement. These dervatives are carried
at fair vatue on the balance sheet.

Cash equivalents are timited to instruments with 3 matunty of
less than three months

Revenue

Revenue comprises rental income and surrender prermia,
service charge income, management and performance fees
and proceeds from the sale of trading properties

Rental income and surrender premia are recagnised in
accordance with 1FRS 16 Leases

As a result of adopting IFRS 16, the Group now reports separately
service charge income for leases where a single payment 1s
received to cover both rent and service charge. The total payment
receved was previously included within rental income, but the
service charge component 1s separated out in the current year
and reported as service charge income in the notes to the
financial staterments, There has been no net impact on the
Group’s iIncome statement or balance sheet
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Rental income, including fixed rental uplifts, from investment
property leased out under an operabing tease is recogmsed

as revenue on a straight-line basis over the lease term Lease
incentives, such as rent-free periods and cash contributions to
tenant fit-out, are recognised on the same straight-line basis
being an integral part of the net consideration for the use of the
investment property. Any rent adjustments based on cpen
market estimated rental values are recognised, based on
management estimates, from the rent review date in relation to
unsettled rent reviews. Contingent rents, being those lease
payments that are not fixed at the inception of the lease, including
for example turnaver rents, are recognised in the penod in which
they are earned.

Surrender prermua for the early termination of a [=ase are
recognised as revenue when the amaunts become contractuatly
due, net of dilapidations and non-recoverable outgoings relating
to the lease concerned.

The Group applies the five step-model as required by [FRS 15
tn recogmising tts service charge income, management and
performance fees and proceeds from the sale of trading properties

Service charge income i1s recognised as revenue in the period to
which it relates,

Managerent fees are recoqgrused as revenue in the period to
which they relate and relate to property management.
Perforrmnance {ees are recognised ai the end of the perforrmance
pertod when the perfarmance obligations are met, the fee
amount can be estimated reliably and it is highly probable that
the fee will be receved. Nerformiance (ges are based on property
valuations compared to external benchmarks at the end of the
reporting period. Proceeds from the sale of trading properties
are recognised when control has been transferred to the
purchaser This generally occurs on completion. Proceeds from
the sale of trading properties are recognised as revenue in the
capital and other column of the iIncome statement. All other
revenue described above is recognised 1N the underlying column
of the incame statement

Taxation

Current tax 15 based on taxable profit for the year and 1
calcuiated using tax rates that have been enacted or
substantively enacted at the balance sheet date. Taxable profit
differs from net profit as reported in the iIncome statement
because it excludes ttems of income or expense that are not
taxable [or tax deductible].

Deferred tax is provided on items that may become taxable in the
future, or which may be used to offset against taxable profits in
the future, on the temporary differences between the carrying
amounts of assets and liabilities for financial reporting purposes.
and the amounts used for taxation purpases on an undiscounted
basis. On business combinations, the deferred tax effect of

fair value adustments s incorporated in the consolidated
balance sheet.



1 Basis of preparation, significant accounting policies
and accounting judgements continued

Deferred tax assets and liabilities are net off against each other
in the consolidated balance sheet when they relate to income
taxes levied by the same tax authonty on different taxable entities
which intend to either settle current tax assets and liabiities on a
net basis.

Employee costs

The fair value of equity-settled share-hased payments to
employees Is determined at the date of grant and 1s expensed on
a straight-line basis over the vesting period, based on the Group's
estimate of shares or options that will eventually vest. For all
schemes except the Group’s Long Term Incentive Plan and Save
As You Earn schemes, the fair value of awards are equal to the
market value at grant date. For options and performance shares
granted under the Long Term Incentive Plan, the fair values

are determined by Monte Carlo and Black-5Scholes models

A Black-5Scholes 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 lwhere recoverable by the Group) or
deficit 1s recognised in full in the consolidated balance sheet.
Any asset resulting from the calculation s limited to the present
value of available refunds and reductions in future contributions
to the plan. The current service cost and gains and losses on
settlement and curtailments are charged to operating profit.
Actuanal gains and losses are recogrised in full in the period In
which they occur and are presented in the consolidated
statement of comprehensive iIncome.

Contrihutions to the Group's defined contribution schemes are
expensed on the basis of the contracted annual contribution

Accounting judgements and estimates

In applying the Group's accounting policies, the Directors are
required to make judgements and estimates that affect the
financial statements.

Significant areas of estimation are:

Valuation of investment, trading and owner-occupied properties
and investments classified as fair value through profit or loss.
The Group uses external professional valuers to determine the
relevant amounts. The primary source of evidence for property
valuations should be recent, comparable market transactions on
an arms-length basis. However, the valuation of the Group's
property partfolio 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 recegrised at 31 March 2020
include a material valuation uncertainty clause in their reports.
The clause highlights significant estimation uncertainty regarding
the valuation of investment property due to the Cowid-19 pandernic.
The valuations as at the current balance sheet date should
therefore be treated with additional caution. Sensitivity tables are
inctuded within Note 10.

Other less significant areas of estimation include the valuation
of fixed rate debt and interest rate derivatives, the determination
of share-based payment expense, the actuanial assumptions
used in calculating the Group's retirement benefit abligations,
provisions for trade debtors and lease incentive recevables and
taxation provisions

The following 1terns are ongoing areas of accounting jJudgement,
however, significant jJudgment has not been required for any of
these iterns 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 incorne
15 distributed as a dividend to shareholders, which becomes
taxable in their hands In addition, the Group has to meet certain
conditions such as ensuring the property rental business represents
more than 75% of total profits and assets Any potential or
proposed changes to the REIT legislation are monitored and
discussed with HMRC. It 1s management’s intentian that the
Group witl continue as a REIT for the foreseeable future.

Accounting for joint ventures and funds: In accordance with

IFRS 10 Consolidated financial staterments’, IFRS 11 Joint
arrangements’, and IFRS 12 ‘Disclosures of interests in other
entities’ an assessment is required to determine the degree of
control or influence the Group exercises and the form of any
control to ensure that the financial statement treatment 1s
appropriate. The assessment undertaken by management
includes consideration of the structure, legal form, contractual
terms and cther facts and circumstances relating to the relevant
entity. This assessment 1s updated annually and there have been
no changes in the jJudgement reached in relation to the degree of
control the Group exercises within the current or prier year
Group shares in joint ventures and funds resulting from this
process are disclosed in Note 11 to the financial staternents.

Joint ventures are accounted for under the equity method,
whereby the cansolidated balance sheet incorporates the Group's
share of the net assets of its joint ventures and associates

The consolidated income staterment incorporates the Group's
share of joint venture and associate profits after tax.

Accounting for transactions: Property transactions are complex
in nature and can be matenal to the financial statements.
Judgements made In relation to transactions include whether an
acquisition 1s a business combination or an asset: whether held
for sale critenia have been met for transactions not yet completed.
accounting for transaction costs and contingent consideration;
and application of the concept of inked accounting. Management
cansider each transaction separately in order to determine the
most appropriate accounting treatment, and, when considered
necessary, seek independent advice
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FINANCIAL STATEMENTS CONTINUED

Notes to the accounts continued

2 Performance measures

Earnings per share

The Group measures financial performance with reference to underlying earnings per share, the European Public Real Estate
Association [EPRA} earnings per share and IFRS earnings per share. The relevant earmings and weighted average number of shares
lincluding dilution adjustments] for each performance measure are shown below, and a reconciliation between these 1s shown within
the supplementary disclosures [Tabie 8.

EPRA earnings per share is calculated using EPRA earnings, which is the IFRS loss after taxation attributable to shareholders of the
Company excluding mvestment and development property revaluations, gains/lesses on investing and trading property disposals,
changes in the fair value of financial instruments and associated close-out costs and therr related taxation In the current year, dituted
EPRA earmings per share did not include the dilutive impact of the 2015 convertible bond, as the Group's share price was below the
current exchange price of 975.09p, IFRS diluted earnings per share would include the dilutive impact as |AS 33 ignores this hurdle to
conversion, however due to the current year loss, this would be anti-dilutive and therefore no adjustment 1s made. In the prior year, both
EPRA and [FRS measures exclude the dilutive impact of the 2015 convertible band as the Company’s share price had not exceeded the
level required for the convertible conditions attached to the bond to tngger conversion inte shares.

Underlying earnings per share is calculated using Underlying Profit adjusted for underlying taxation (see Note 7)1 Underlying Profit is
the pre-tax EPRA earnings measure, with addional Company adjustrments. No Company adjustments were made in either the current
or prior year.

Raotryant ==lovar
Earningspershare B i antlin i
Underlying T T T T
Underlying basic 306 934 32.8 340 771 350
Undertying diluted 306 ¥37 32.7 340 974 34.9
EPRA -
EPRA basic 306 934 32.8 340 971 350
EPRA diluted 306 937 327 344 V74 29
IFRS
Basic (1,027} 934 (118.0} (297} 971 [30.0)
Dituted 1,027] 934 [110.0) 291] 971 (3601

Net asset value

The Group measures financial position with reference to EPRA net asset value ([NAV) per share and EPRA triple net asset value
[INNNAV] per share. The net asset value and number of shares for each performance measure are shown below. A reconciliation
between IFRS net assets and EPRA net assets, and the relevant number of shares {or each performance measure, 1s shown within the
supplernentary disclosures [Table Bl EPRA net assets 15 a proportionally consolidated measure that is based on IFRS net assets
excluding the mark-to-market on derivatives and related debt adjustments, the mark-to-market on the convertible bonds and deferred
taxatien on property and derivative valuations. They include the valuation surplus on trading properties and are adjusted for the dilutive
impact of share options.

As at 31 March 2020, EPRA NAV and EPRA NNNAV did not inciude the dilutive impact of the 2015 convertible bond, as the Group's share
price was below the exchange price of 975.09p. IFRS net assets also does not include the convertibie impact following the treatment of
IFRS earnings per share. In the prior year, both EPRA and IFRS measures exclude the dilutive impact of the 2015 convertible band as
the Company's share price had not exceeded the level required tar the convertible conditions attached to the bond to tngger conversion
into shares.

2000

Rale
Ny

vint
iber

Netasset value per share ) ) ) o ?.:FLm

BPRA T e e e e —— P L

EFRA NAV 7.212 932 774 8,649 954 905
EPRA NNNAV 6,762 932 726 8161 56 854
IFRS

Basic 7147 927 771 B,689 949 914
Dituted 7147 932 767 8 68% w54 0%
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2 Performance measures continued

Totsl accounting return

The Group also measures financial performance with reference to total accounting return. This is calculated as the movement in EPRA
net asset value per share and dwidend paid in the year as a percentage of the EPRA net asset value per share at the start of the year,

2523 Do

Grvodend por
shasse3d
pohce

Total accounting return T T T 31.47 {11.0%} [62]

-

EPRA published updated Best Practice Recommeandations in October 2019 which introduced three new Net Asset valuations These are
applicable for accounting periods starting on or after 1 January 2020 and the Group will adopt these Recommendations for the year
ended 31 March 2021. Total accounting return will be based upon one of these new asset valuations, EPRA Net Tangible Assets, which
the Board judges to he closely aligned with EPRA Net Asset Value. See Supplementary Disclosures, Table B for further details.

3 Revenue and cosis

_a

Rent recevable

431 44d
Spreading of tenant incentives and guaranteed rent Increases {3] (8]
Surrender premia 5 1 - 1
Gross rental income 433 439 - 439
Trading property saies proceeds 87 - 330 330
Service charge income 64 76 - 76
Management and performance fees [from jornt ventures and funds) 8 7 - 7
Other fees and commissions 21 32 - 32
Revenue T 526 87 513 554 350 904
Trading property cost of zales - {70] {70] - (258 [258]
Service charge expenses 161} - (61 [76] - [76)
Property operating expenses 1501 - (50} (351 - {35
Impairment of tenant incentives and quaranteed rent Mcreases’ (263 - (20} - - -
Other fees and commissions expenses (17} - [17] (30] - £30)
Costs — {148) 1704 {218) (141 [258] (359)

378 17 395 413 92 505

1 Inthe current year this balance includes £13m (2018/19 Criliin relation to write-offs and provision against tenant incentive balances held by the Graup and £3m [2018/1% £l
In relation to write-affs 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. £3b6m]}. Property operating expenses

relating to investment properties that did not generate any rental income were £nil {2018/19: £1m). Contingent rents af £3m (2018/19
£3m] were recognised in the year

As aresult of adopting IFRS 16, the Group now reports separately service charge incorne for leases where a single payment is received
to cover both rent and service charge. The total payment 1s included within rental incorme 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 Yatuation movements on property

2026 N
)l SO
Consolidated income statement o ’ N ’ } '
Revaluation of properties (1,108} (6201
Revaluation of properties held by joint ventures and funds accounted for using the equity method (284) [63]
- e - I S T A
Consolidated statement of comprehensive income
Revaluation of owner-occupied properties 1 3

(1,388} [480]
5 Auditors’ remuneration - PricewaterhouseCoopers LLP

02 279

e e e e e e e e e e e e e EMO T
Fees payable to the Company’s auditors for the audit of the Carnpany's annual accounts 0.3 0.3
Fees payable to the Company's auditors for the audit of the Company’s subsidiaries, pursuant to tegislation 0.4 D4
Total audit fees 0.7 0.7
Audit-related assurance services 6.1 0.1
Total audit and audit-related assurance setvices 0.8 0.8
Other fees
Other services o o o o o 0.8 o1
Total T o T o I T T I I
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6 Net financing costs

Underlying

Financing charges

Bank loans and overdrafts {25} [21]
Dearvatves 30 29
Cther loans (76} (751
Cblgations under head leases 14) (3]
[75] (701
Develcpment interast capital:sed 8 3
67 67
Financing income
Dzposits, securities and Liguid investments 1 -
F -
Netfinancing charges - underlying. {64) [67]
Capital and other
Financing charges
Valuation mavements on fair value hadge accounted dervatives- 62 41
Valuation movements on fair value nedge accounted debt- [62) (28]
Capital financing costs’ 3 (32]
Far value movernent on convertible bonds {4) (4]
Valuation movement or non-hedge accounted derwvatives 143) 1]
(41) (46!
Net financing charges - capital (41] {46)
Net financing costs
Total financing income 1 -
Totalfinancing charges ... hod {13l
Net financing costs {107} [*13]

Interest payable on unsecured bank loans and related interest rate derivatives was £9m [2018/19: £8m) interest on development

expenditure is capitalised at the Group's weighted average interest rate of 1.9% (2018/19: 2.2%} The weighted average Interest rate

on a preportionately consolidated basis at 31 March 2020 was 2.5% [2018/19: 2 9%].

1 Primarly bond redemption costs

2 The difference between valualion movements on desigrated fair value hedge accounied dervatives [hedging mstruments] and the valuation meovernents on fair value hedge

accounted debt [hedged item] represents hedge ineffectiveness fer the period of Enil [2018/1% £3m]
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FINANCIAL STATEMENTS CONTINUED

Notes to the accounts continued

7 Taxation
2070 2.7

U OO e £ e
Taxation [expense] income
Current taxation:
UK corparation taxation: 19% (2018/19- 19%) £1] (1o
Adjustments in respect of prior years 5 13
Total current taxation income o 4 3
Deferred taxation on revatluations and derivatives 2] {4]
Group total taxation 2 !
Attributable to Jjoint ventures and funds - 2
Total taxation income ' 2 1
Taxation reconciliation
Loss en ardinary actvities befora taxatian {1,118} (3191
Less loss [profit) attributable to joint ventures and funds’ 227 15)
Group loss on ordinary activities before taxation (8891 [324]
Taxation on loss on ordinary activities at UK corporation taxation rate of 199% [2018/19: 19%) Ty T w2
Effects of-
- REIT exernpt income and gamns {165} (731
- Taxation losses (5] 1
- Deferred taxation on revaluations and derivatives (21 [4]
- Adjustments in respect of prioryears i 5 13
Group total taxation income (expense) 2 (11

1 Acurrent taxation income of £niL [2018/1% {£2ml and a defer red taxation credit of £ri [2018/19 £nill arose on profits attributable to joint ventures and funds The low tax
charge reflects the Group’s REIT status

Taxatlon expense attributable to Underlying Profit for the year ended 31 March 2020 was £nil (2018/19: £nil). Corporation taxation

payable at 31 March 2020 was £17m [2018/1%: £25m] as shown on the balance sheet. During the year to 31 March 2020 tax provisions

n respect of histeric taxatton matters and current points of uncertamty in the UK have been released and provisinns made,

AREIT 1s reguired to pay Property Income Distributians [PIDs] of at least 90% of the taxable profits from its UK property rental business
within twelve manths of the end of each accounting periad. Following the temparary suspension of future dividends to best ensure

we can effectively support our customers who are hardest hit and protect the long term value of the business as a result of Cowd-19,
we are discussing an extension to this deadline with HMRC. To date £29m of the PID required in respect of the year to 31 March 2020
has been pald Whilst we intend pay the required PID amount within the agreed deadline, the halance of the required PID not paid

by the extended due date would instead be subject to corparation 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

[see Note Z4 Contingent biabilities).
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8 Staff costs

Staff costs lincluding Directors! _

Wages ard salaries 62
Sooial security costs 8
Pension cosls ) 7
Equity-setiled sha~e-based payments (3} (3
- ’ T - T 1) 74

The average monthly number of employees of the Company during the year was 300 [2018/19 292). The average monthly nurnber of
Group employees, Including those emplayed 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 persens employed was as follows. Retail: 25;
Offices: 17, Canada Water: 16; Developments: 38, Starey 11; Support Functions: 193

The Executive Directors and Non-Executive Directors are the key management personnel, Their emoluments are summarised below
and further detail 1s disclosed in the Remuneration Report on pages 1180 133

202 Pl

Oirectors’ emoluments = . : : A : T

Short term employee benefits 2.8 b4

Service cost i relation o defined tenefit pension schemres - 0.1

Equity-settled share-based payments (2.2) [20]
0.6 37

Staff costs

The Group's equity-settled share-based payments comprise the following:

Scheme - . Fairvalye measure = , ‘ P

Long Term Incentive Plan [LTIP, Maonte Carle medel simulatior and Black-Scholes option valuation models

Matching Share Pan [MSP) Market value at grant date

Restrictad Share Plan (RSP) Market value at grant date

Save As You Earn schemes [SAYE] Black-Schales aption valuation maodel

The Group expenses an estimate of how many shares are Ukely 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 perfarmance shares under its Long Term Incentive Plan scheme. In the prior year the Group granted
performance shares and options under its Long Term Incentive Plan scheme. Performance conditions are measured aver 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 Repart for detalls]. For nan-market-based performance conditions, the Group uses a Black-Scholes
option valuation method to obtain fair values. For market-based performance conditions, a Monte Carlo model is used as this provides a
more accurate fair value than the previous method used by the Group. The impact on the fair value of options resulting from the change
in model was immaterial. The key inputs used to obtain fair values for LTIP awards are shown below

24 uly 2ot ?

Share prce

Exercise price £0.00 £000 £6.82
Expected volatitity 74.8% 24.8% 24.8%
Expected term lyears] 3 3 5
Dividend yie'd 0.6% 0.0% 00% 00% 4.43%
Risk free interest rate 0.47% G.47% 0.79% 0.75% 0.98%
Fair value - TSR Tranche FTSE 350 £1.41 £1.54 £233 £2.67 £0.58
Fairvalue - TSR Tranche FTSE 100 £1.40 £1.53 £3.02 £3.46 £0 48
Fairvalue - TPR and TAR Tranches £4.89 £5.35 £5 %3 £6.7% £0 B4

Movements in shares and options are given in Nate 20
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FINANCIAL STATEMENTS CONTINUED

Notes to the accounts continued

7 Pensians

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 Cornpany [t 1s not cantracted out
of SERPS [State Earnings-Related Pension Scheme) and it is not planned to admit new employees to the scheme. The Group has three
other small defined benefit pension schemes, There are also two Defined Contribution Pension Schemes. Contributians to these
schemes are at a Hat rate of salary and are paid by the Company

The total net pension cost charged for the year was £6m (2018/19: £7m)], of which £5m [2018/19: £5m) relates to defined contribution
plans and £1m (2018/19: £2m) relates to the current service cost of the defined benefit schemes

A full actuarial valuation of the scheme was carried out at 31 March 2078 by consulting actuaries, First Actuarial LLP. The employer’s
contributions will be paid in the future at the rate recommended by the actuary of 48 3% per annum cf basic salaries. The best estimate
of employer contributions expected to be paid during the year to 31 March 2021 1s £ 1m. The major assumptions used for the actuarial
valuation were.

20,1 e 37 e
Discount rate 2.3 . 24 2.4
Salary inflation 3.9 4.8 4.9 49
Pensions increase 25 33 33 33
Price inflation 2.5 34 3.4 3.4

The assumptions are that a member currently aged 60 will live an average for a further 28 0 years if they are male and for a further 29 4
years f they are female. For a member who retires in 2040 at age 40, the assumptions are that they will lve on average for a further .
2% 3years after retirement if they are male and for a further 31.0 years after retirement if they are female.

Composition of scheme assets

020 e

U . _ ; [ . VA

Equities o o &0 &0
Diversified growth funds 50 88
Other assets 51 12
Total scheme assets T 161 160

94 3% of the scheme assets are quoted 1n an active market. All unquoted scheme assets sit within equities.

The amount included in the balance sheet arising from the Group's cbligations in respect of its defined benefit schemes is as follows:

202U 209 EION] i i1

£m £m £m L fn

Present value of defined scherme obligations i Tnag (47 (147) [167) {143]
Fair value of scherne assets 161 160 152 154 137
Irrecaverahle surptus {30} 13! 15l - -
Liability recognised in the balance sheet - - - {13) 16

T The net defined benefit asset must be measured at the lower of the surplus in the dehned benefit schemes and the asset celing The asset celling 15 the present value of any
economic benefits available in the form of refunds from the schemes or reductions to future contributions to the schemes The asset celling of the Group's defined beneft
schemes 15 £ril [2018/1%. Enill, therefore the surplus 1n the defined benefit schemes of £30rm [2018/1% £13m) 15 irrecavarable
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¢ Pensions continued

The sensitivities of the defined benefit obligation in relation to the major actuarial assumptions used to measure scheme liabilities are

as follows.

. rargEr ctd
Assumption . - L : ' o
Discount rate +0 5% " [15)
Salary in‘iation +0.5% 1 2
RFElinflaticn +1 5% 12 12
Assumed l.fe expectancy +year 3 5
History of experience gains and losses

2020 O :I.»': [ :
Total actuanal gain (loss) recog-r_w_\sed in the consolidated statermen: - )
of comprenenswve income’ - - 7 (12] ]
Percentage of present value on scheme liabilities {0.3% 0.1% 5.1% 7.2% 0.7%
1 Movernents slated alter adjusting fer irrecoverab:dl .ty of any surplus
2 Cumualauve loss recogrised inthe staternent of comprahensive income s £40m [2018/19 £40m!
Mavements in the present value of defined benefit obligations were as follows-
2020 s
e e e e e e e Em L
At T April 147 (147)
Current service cost 21 (7]
Interest cost [4) (3]
Actuanal gain {loss)
Gain [loss) from change in financial assumptions §7 (2)
Gain on scherme labilities arising from expenence - 1
sereftspggd N 5 &
At 31 March {131 (147)
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FINANCIAL STATEMENTS CONTINUED

Notes to the accounts continued

9 Pensions continued

Movernents in the fair value of the scheme assels were as follows:

AT Apml o S 160
Interest iNcome an schemea assets 4
Contrnibutions by employer 1
Actuarial gan 1 8
Benefits pad 15 4]
At 31 March 161 160

Through its defined henefit plans, the Group 1s exposed to a number of risks, the most sigmificant of which are detalled below:

Asset volatility

The Lizbilittes 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 velatility and risk in the short term. The allocation to growth assets 1s
monitored to ensure It remains appropriate given the scheme’s long term objectives.

Changes in bond yields

Adecrease in corporate bond yields will increase the value placed on the scheme’s Liabilities for accounting purposes, althaugh this will
be partially offset by an increase in the value of the scheme’s bond holdings.

Inflation risk

The maijority of the scheme’s benefit obligations are inked to Inflation, and higher inflation will lead to higher Labilities [although, in
rnost cases, caps on the level of inflationary increases are in place to protect against extreme inflation], The majonty of the assets are
either unaffected by or only loosely correlated with inflatron, meaning that an increase in inflation will also increase the deficit.

Life expectancy

The majortty of the scheme’s abligations are to provide benefifs for the life nf the member, soincreases in ife expectancy will result
inan increase in the Liabilities,
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10 Property

Property reconciliation for the year ended 31 March 2020

Tata.

9,091

Cérr-{(_ing value at 1 Apr"il 2019
Additians
- property purchases 19 24 - 41 94 - - 94
- deve.opment expend ture 1 2 24 129 156 - - 136
- capiaused interest and staff costs - - 4 5 9 - - 9
- capital expend-ture on asset management
nitiatives’ 36 54 - 2 92 - - 92
- right-of-use assets 5 48 21 - 74 - - 74
&1 138 49 177 425 - B 425
Depreciatian - - - - - - 1 1
rsposals (584 - - - (58] {&7) - (125]
Reclassifications 45 {14] - 26} 5 - (5] -
Fevaluations included in incarme statement {1,158} 35 33 [15) [1,105} - - (1,105])
Revaluations inciuded 1n OC| - - - - - - 1
Mavement in tenant incentives and cantracted
rent uplift balances {19 6 - 3 t101 - - 110]
Carrying value at 31 March 2020 3,188 3,941 400 459 8,188 20 68 B.276
Lease Liahilities {Notes 14 and 15] T T {163)
Less vatuation surplus on right-of-use assets’ (20
Valuation surplus on trading properties 13
Group property portfolio valuation at 31 March 2020 8,106
Non-contclling interests (185)
Group property portfolio valuation at 31 March 2020 attributable to shareholders 7,921

1 Offices capital expenditure includes £36m of flexible werkspace fit-out 1n the current year which has been reclassified from property, planl and equiprment to property additions
2 Relates to properties held under leasing agreements. The fair value of right-of-use assets is determinea by calculat.ng the present value of net rental cashflows over the tarm
of the lease agrearrents IFRS 16 nght-of-use assets are not externally valued, their fair value is determined by management, and are therefore not included in the Group

properiy portfolio valuation of £8,106m above
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FINANCIAL STATEMENTS CONTINUED

Notes to the accounts continued

10 Property continued
Property reccnciliation for the year ended 31 March 2019

Zarazd
Hal= W atar frad no -

Lewe 3 v Propehas e 3 Tora.
OO U I O L
Carrying value at 1 April 2018 5,195 298 355 9507 328 90 9,925
Additions

- property purchases 97 B3 - - 185 - - 185

- development expenditure 2 - 19 151 172 i - 183

- capitalised interest and staff costs - - 3 i 5 - - 5

- capital expenditure on asset managerment

initiatives 27 15 - - 42 - - 42

~ head lease assets 31 5 - - 36 - - 36
157 108 22 153 440 11 - A,ET_

Depreciatian - - [ - 1) (1]
Disposats {409) - - {3) {612) [252) - 1664}
Reclassifications - 1% - - 19 - 19) -
Revaluations included i income staternent’ 621) [12] (2) 15 [620] - - [620)
Revaluations included in OCI - - - - - - 3 3
Mavement in tenant incentives and contracted

rent uplift balances 5] 2 - - (3] - - 3l

Carrying value at 31 March 2019 £317 3,776 318 520 8,931 87 73 9,091
Head lease labiihes [MNote 15] 197]
Valuation surplus on trading properties 29
ﬁup property portfolio valuation at 31 March 2079 %028
Non-controlling interests (267

Group property portfolio valuation at 31 March 2019 attributable to shareholders 8,761

1 Included wihin the offices and residential property revaluation movement above s a C4m increase ta the valuation of 10 Brock Street following the leasing lransaction with
FaLebook and Oebenhams

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 quoted prices included within Level 1 that are observable for the asset or liability, either directly
(i.e. as prices) or indirectly (i.e. derived from prices).

Level3: Inputs for the asset or liability that are not based on observable market data {unobservable inputs).

These levels are specified in accardance wath (FRS 13 'Fair Value Measurement'. Praperty valuations are inherently subjective as

they are made on the basis of assumptions rmade 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 1IFRS 13, The inputs 1o the
valuations are defined as ‘unobservable’ by IFRS 13 and these are analysed in a table on the following page. There were no transfers
between levels in the year.

During the current financial peniod, the Group adopted the new accounting standard IFRS 16, Leases The nght-of-use asset recognised
on adoption s included within the investment and development property line. The carrying amount of right-of-use assets included within
the ne1s £67m. An adjustment 1s made to reflect the fact that separate lease liabilities are recogrised on balance sheetn relation to
right -of-use assets.

The general rsk environment in which the Group operates has heightened durng 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-1%) and the significant detenoranan
in the UK retail market and weaker investment markets This environment could have a significant impact upen praperty valuations.

The Group's total property portfolio was valued by external valuers on the basis of farr value, in accordance with the RICS Valuation -
Professional Standards 2014, ninth edrion, pubtished by The Royal insttution of Chartered Surveyors.
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1¢ Property continued

The outbreak of Cowd-19, declared by the World Health Organization as a "Global Pandernic”™ on 11 March 2020, has imnpacted global
financial markets. Travel restrictions have been implemented by many countries. Market activity 1s being iImpacted in many sectors.
As at the valuation date, the external valuers consider that they can attach less weight to previous market evidence for companison
purposes, to inform opinions of value The current response to Cowd-1% means that external valuers are faced with an unprecedented
set of circumstances on which to base a judgment. The valuations across all asset classes are therefore reported on the basis of
“material valuation uncertainty” as per VPS 3 and VPGA 10 of the RICS Red Book Global Consequently, less certamty - and a higher
degree of caution - should be attached ta the valuations provided than would normally be the case. The external valuers have
canfirmed, the inclusion of the "matenal valuation uncertainty” declaration does not mean that valuations cannat be relied upon.
Rather, the phrase is used in order to be clear and transparent with zll 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 uncbservable inputs on the fair value of
the Group's praperty portfolio Whilst the property valuations reflect the external valuers’ assessment of the impact of Cowid-17 at the
valuation date, we consider +/-10% for ERV, +/-50bps for NEY and +/-10% for development costs to capture the increased uncertainty in
these key valuation assumptions. The resulis of thus analysis are detailed in the sensitivity tables on the following page

There has been no change in the valuation methodology used for investrnent property as a resuit of Covid-19.

Aprovision of £17m [2018/19. £14m] has been made agarnst tenant incentives and contracted rent uplift balances. The charge to the
income staterment in relation to write-offs and provisions made against tenant lease incentives and guaranteed rents was £20m
[see Note 3]

The informatien provided to the valuers, and the assumptions and valuation models used by the valuers, are reviewad by the property
portfolio team, the Head of Real Estate and the Chief Financial Officer. The valuers meet with the external auditers and alsa present
directly to the Audit Committee at the interim and year end review of results. Further details of the Audit Cornmittee’s responsibilities in
relation to valuations can be found in the Report of the Audit Commuttee an pages 108 to 113.

Investment properties, excluding properties held for development, are valued by adopting the ‘investment method’ of valuation.

This approach involves applying capitalisation yields to current and future rental streams net of iIncome vaids anising 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 mclude the tenure of the property, tenancy details and ground and structural conditions

In the case of ongoing developments, the approach applied s the residual method’ of valuation, which 1s the investment method of
valuation as described ahove, with a deduction for all costs necessary to complete the development, including a notional finance cost,
together with a further allowance for remaining risk. Properties held for development are generally valued by adopting the higher of the
residual method of valuation, allowing for all associated risks, or the investment method of valuation for the existing asset.

Copies of the valuation certificates of Knight Frank LLP, CBRE, Jones Lang LaSalle and Cushman & Wakefield can be found at
www britishland.com/reports,

A breakdown of valuations split between the Group and 1ts share of joint ventures and funds s shown below

20620

Sranp

£m 13{':“ ’ ‘L:; 1
Kmight Frank LLP o o 1,420 54 1,474 1,434 T34%0
CBRE 2,097 183 2,280 2,675 231 2,706
Jones Lang LaSalle 1.348 745 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 9,028 3,605 12,653
Non-controlling Interests (185) [38] {221) (267 {50 [317)
Total property portfolio valuation attributable to shareholders 7,921 3,236 11,157 8,741 3,550 12,314
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FINANCIAL STATEMENTS CONTINUED

Notes to the accounts continued

10 Property continued

Information about fair value measurements using unabservable inputs {Level 3] for the year ended 31 March 2020

Fair watue ot C e ERVpmAn L Bawwslentyets 0 Ceststoompletoperagh
3 March 2021 Yatuatinn Muin Max ESTIELES M Max Average
Investment o Emo o oehmews € € £ UL
Retarl 3,128 Imvestment 2 a7 21 - 85 15
methedalogy
Offices! 3,851 Investrment 9 177 60 4 5 4 - 421 62
methadology
Canada Water 364 Investment 15 31 26 2 & 4 - - -
methodology
Residental 70 Investment 38 38 38 4 4 4 - - -
methodology
Developments 650 Residual 48 62 55 4 5 4 ~ 387 220
methodology .
Total 8,073
Trading properties 33
atfarvalue - _ L . - - - -
Group property B, 106

porttolio vatuation

1 Includes owner-occupied

Infarmation about faiwr value measurements using unchservable inputs [Level 3) for the year ended 31 March 2019

== : Caanvalepty Uz

DA et =t 2t

YRR B A ) Ye Lalicn M 3x
nvestment  _ _ =mowwewe 0 = 2w - L
Retail 4,278 Investment 2 87 24 4 - 37 6
methodalogy
Offices! 2,769 Investment ) 145 58 4 5 [ - 465 53
methadology
Canada Water 302 Investment 15 31 22 2z b 4 - 1 -
mcthodology
Residential 43 Investment 38 38 38 4 4 4 - - -
methodology
Developments 520 Residual 47 63 55 4 5 4 - 334 228
___ methodolegy o
Total 8,912
Trading properties 114
at fair value
Group property 2,028
portfolio valuation

1 Includes owner-occupied

Information abeut 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

Fyir vl at mpart an valuatons o impas taneatuations Impact onvaluatiens
31 March 200 10 ERV -1d" ERV -50ups NEY +50hps NEY -1 - roste + 1% costs

. _ _ _ . — e Em ke B Em o Em
Retal 3,848 297 (287 322 {276 4 141
Offices! 5,860 553 (5301 878 16781 24 [27)
Canada Water 364 7 {7 3 {6) 136 {133}
Residential 99 2 (2] & (3} - -
Developments 1,046 129 {128) 198 (155) 19 {19)
Group property portfolio valuation including share
of joint ventures and funds 11,167 988 (954) 1,410 {1,118] 185 [183]

1 Includes trading properties at fair value
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10 Property continued

Infarmation about the impact of changes in unobservable inputs [Level 3] en the fair value of the Group’s property portfolio
including share of joint ventures and funds for the year ended 31 March 2019

. 1 [aal e L e
) ‘7‘—.‘ o cTioI NET oo Nz L - =

Retal 5,330 272 (2511 - -
Otfices’ 5,404 361 {313) - -
Canada Water and 4 5 (4] 31 (30)
Residental 77 1 2 (2) - -
Devaloprments 340 48 &4 [60) 24 (30)
Group property portfolio valuation including share

of joint ventures and funds 1231 511 [484) 704 {639] 57 (¢0)

1 Includes irading properties at fair value

All other factors being equal:

- a higher eguivalent yield or discount rate would lead to a decrease in the valuation of an asset

- anncrease in the current or esttmated future rental stream would have the effect of iIncreasing the capital value

- anncrease 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 an these changes.

Additional property disclosures - including covenant information

At 31 March 2020, the Group property portfolio valuation of £8,106rm (2018/19: £9,028m]} compnises freeholds of £4,139m [2018/19.
£4,929m); wirtual freeholds of £1,050m [2018/19 £940m1; long leaseholds of £2,.822m (2018/19 £3,097m; and short leaseholds of £95m
(2018/19: £62m}. The historical cost of properties was £5,981m [2018/1%. £5,853m)

The property valuation does not include any investment properties held under teases [2018/19: €nul).
Cumulative interest capitalised against investment, development and trading propertres amounts to £103m [2018/19: £99m).

Properties valued at £961m (2018/19. £1,019m) were subject to a secunity 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 1s £12m [2018/12. £28m]) in respect of acerued contracted rental uplift income. The balance anses
through the IFRS treatment of leases containing 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

LT wsnlute Fongs Totsi En. vy - Total
— . 2T En R
At 1 April 2019 2,330 230 2,560 2112 448 2,560
Additions 256 3 259 7 252 259
Disposals (23] - 123} (22l m 123
Share of profit on ordinary activities after taxation [179) [48) {227} (227} - (227)
Distributions and dividends:
- Capital (1373 (2] (133} (133 - [133]
- Revenue [64] 3] (177 [77; - (771
Hadging ard excnange movemnents (1) - 11 (1] - m
At 31 March 2020 ) } 2,188 170 2,358 1,659 499 2,358
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FINANCIAL STATEMENTS CONTINUED

Notes to the accounts continued

11 Joint ventures and funds continued

The summarised income staternents and balance sheets below and on the following page show 100% of the results, assets and
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 2020

Brezdeae
P T WORE Ta e
ol t - b
Partners ' ' 7 o Euro Bluebell LLP ”’Norg'es Bank Norges Bank
GIC) Investment investment
Managemeant Management
Property sector City Offices Shopping Centres Offices T
Broadgate Meadowhall
Group share 50% 5% _ 25% -
Symmarised income statements - - o L i
Revenue: T o T gy LI D
Costs (78] (27] [1]
125 76 3
Administrative expenses il - -
Net interest payable (63) (30] -
Underlying Profit 41 4b 3
Netvaluation movement 204 (542 (3
Capntal financing costs® (12) - -
Frofit floss) on disposat of investment properbies and investments - - -
Profit [loss) on ordinary actwties before taxation 253 [494] -
Taxation - - - o
Profit [Lloss) on ordinary activities after taxation 253 1496) - _
Other comprehensive incame - (2 - -
Total comprehensive income lexpense] 253 498] - .
British Land share of total comprehensive income [expense) 127 {249] - o
British Land share of distributions payable 17 4 - o
Summarised balance sheets e
Investment and trading properties oo 4539 T a0 T ;e T
Current assets 28 B 3
Cash and deposits 209 20 i
Gross assets 4,776 1,230 225
Current liabilities (118 (301 14
Bank and secuntised debt {1,368] [583) -
Loans from joint venture partners (850} {409 {217
Other non-current Liabilities - {21) 4]
Gross bahilines 2,336) 11,0431 {225)
Net assets ’ 2,440 187 -
British Land share of nel assels less shareholder leans 1,220 93 -

1 USS jmnt ventures nclude the Eden Walk Shoppng Centra Unit Trust and the Fareham Property Parinership
2 Hercules Unit Trust joint ventures and sub-funds includes 30% of the results of Deepdate Co-Ownership Trust, Fort Kimnaird Limited Partnership and Valentine
Co-Ownership Trust and 41 23% of Birstall Co-Ownership Trust The balsnce sheet shows 50% of the assets of these joint ventures and sub-funds

3 Included 1 the column headed 'Other joint ventures and funds’ are contributions from the following BL Goodman Lirmited Partnership, Bluebutten Property Managemsant UK
Limited, City of London Office Unit Trust and BL Sainsbury's Superstares Lerited and Pillar Ratarl Europark Fund IPREF] The Group's ownership share of PREF 15 837,
however as {he Sroup 1S not able (o exerwise contrel over significant decimons of the fund, the Group equity accounts for ks nterestn PREF
Revenue includes gross rental inceme at 100% share of £284m [2018/19. £310m)

. Capital inancing costs of £32m in cther joint ventures and funds relales to bond redemption casts in a joint venture with Sainsbury’s

(SRS
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Aviva

oG

Unnwversitias

Tota
Lrodpshs o
2020

‘nvestors Superamnuatlan
Scherne Group PLC
Shaopp ng Shopping TRetal - T
Centrasg Centres Parks
5% 50% T Various -
. A e - em i,
18 14 32 9 383 191
(5) (5) 8] - {124} (62
13 9 2% 9 259 129
i - (1] 3} (1)
(1 - [2) {96) [49)
1 9 T T 3 140 79
[458) {49) [129] (5] {569) [284)
- - - (32) (44} (22)
- - 1 (2) {1 -
[34] {40 (104] (33] (454] 227
(34) (40} {104) (33) [454) (227
- - - - {2] 1
(3¢] (40) (104) T T 33) {458] {228}
17 (20) (52) nn T 228
_ 6 4 13 136 180 -
208 [ T T o 4.687 T 9288
2 1 2 - 44 24
5 4 11 10 245 131
215 I T 345 10 4,996 3,443
(4] ETR El 3] [17m (85]
- - - - {1,951) (975)
- 131] - [3) {1,510] (701)
{28) - - - (53] [25)
(32) (34 (9) (6} {3,685] (1,784}
- 183 161 336 4 3,311 1,657
9 80 171 2 1,657

The borrowings of joint ventures and funds and their subsidiaras are non-recourse ta the Group All joint ventures are Incorparated in the United Kingdom, with the except on

of Broadgale REIT Limited and the Eden Walk Shopping Centre Unit Trust which are incorporated in Jersey Of the funds, the Hercules Unit Trust {HUT] jornt ventures and
sub-funds are incorporated in Jergey

These hrancial stalements include the resuits and financial pasitior of the Group's interestin the Fareham Property Partnership, the BL Goodmar Limited Parinershup and the

Gibrautar Limited Parinership Accordingly, advantage has been taken of the exernplions prowded by Regulation 7 of tha Partnership [Accounts] Regulations 2008 rot ta attach
the partnership accounts to these financial staterments
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FINANCIAL STATEMENTS CONTINUED

Notes to the accounts continued

11 Jointventures and funds continued

The summarised incorme statements and bzalance sheets below and on the following page show 100% of the results, assets and
liabilities of joint ventures and funds Where necessary, these have heen restated to the Group’s accounting policies.

Joint ventures’ and funds’ summary financial statements for the year ended 31 March 2019

Frosaga'- EL s4nsbary

Gzl Sufe 20T

Partners Eurc Bluebell LLP Norges Bank 4 Sansbury plc
G'C) Investrnent

- ] Managernent )
Property sectar City Offices Shopping Centres Superstores
o ) Broadgate Meadowhall )
Group share 50% 50% 0%
Summarised income statements - ) B o P e fur )
Revenuer T T T ey T o Ta -
Caosts [60) 124} -

134 78 32
Administrative expenses (1) - -
Net interest payable {71] {32) {11)
Underlying Profit 62 46 21
Net valuation movernent 17 [152) 1
Capitat inancing cosls 137) - (3t
Profit [loss) on disposal of iInvestment properties and investiments 10 - (4]
Profit (loss] on erdinary activities before taxation 152 (106} 15 o
Taxation 4 - -
Profit [loss) on ordinary activities after taxation 156 1104) 15
Oﬂer comprehensive Incorme - 36 - -
Total comprehensive income [expense) - 192 ) {(106) _ 15
British Land share of total comprehensive income [expense) 95 (531 8
British Land share of distributions payable ) 275 ) 4 20
Summarised balance sheets ~ i _ L L o s
Investment ang rading properties T T T T T T Aqss T e o
Current assets 4l 4 4
Cash and deposits 219 31 (]
Gross assets - 4,242 1,779 532
Current iabilities a (83 {37 (22}
Bank and securitised debt [1,442] [612) [196]
Loans from joint venture pariners 1479) [385) -
Other non-current iabilities - [20] -
Gross liabilities B [2,004) 11,054) 1218)
Net assets 2,238 725 314
British Land share of net assets less sharehelder loans 1,119 343 157

1 LS55 joint ventures include the £den Walk Shapping Centre Unit Trust and the Fareham Property Partnershup

2 Hercules Unit Trust joint ventures and sub-funds includes 50+ of the results of Deepdale Co-Ownership Trust, Fort Kinnaird Limited Partnership and Valentine
Co-Ownership Trust and 41 25% of Birstall Co-Ownership Trust The balance sheet shows 50 of the assets of these joint ventures and sub-funds

3 Included inthe calumn headed Orher jomt ventures and funds’ are contributions from tne fellowing BL Gondman Limited Partnarship, The Aldgate Place Limned
Partnership, Bluebuttan Property Management UK Limited, City of Landan Office Unit Trust and Pillar Retail Europark Fund tPREF) The Group's awnership share of PREF 14
45 %, however as the Group 15 not able Lo exercise control over sigmificant decisions of the fund, the Group equity accaunts for its interest in PREF

4 Revenue includes gross rental income at 1005 share of £310m (201718 £385m)
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tr
i
=
e

Inyestors Superannuaf an
Scheme Group PLC
Shepping Snopping Ratail -
Centres Centres Par«s
o 0% 0% Varigus o
R BT S B 7'7:777 L -~ o jliw B Vf!i?
18 14 33 - 193 194
4] (5} 18] (1) 1162) {51)
14 9 25 (1) 291 145
- - (1) - 21 L1}
(1] - (1 - 116 [58)
13 9 73 (1) 173 ‘“ 84
[25] (18] (52 (1] 1127] (63)
- [2) - (42 (21
- - 17 5 4 3
o 12 (6] 38] 3 8 5
- - - - & 2
- 2] ) 38] 3~ iz 7
- - - - - 36 18
_& nz2) [£) (38] 3 48 25
B (4] 3 [19] 2 25 -
B 5 JA 13 - 321 -
om or £n 3 £ £
- ’ 52 238 L56 - q202 C 3,601
1 1 b 40 55 27
9 6 13 5 323 162
. 262 245 475 45 7,580 3,790
(3) (4] 1 (ol N (85)
. - - - (2,250} (1,125
- (30; - 3] (003 (450]
i (28] - - 8 {40 (20
(31] (34] [11] [E] 12,260} (1,680]
231 T 464 37 4,220 2,110
116 105 232 18 2,110

The barrowings of jaint ventures and funds and their subsidiaries are non-recourse 1o the Group Alljoint ventures are incorporated in the United Kingdom, wath the exception
of Broadgate REIT Limited and the Eden Walk Shopping Centre Urut Trust which are incorporated in Jersey Gf tne funds, the Hercules Lmit Trust [HUT) joint ventures and

sub-funds are incarporated in Jersey and PREF in Luxembourg

Trese financial statements inciude the resulls and financiat position of the Group's ‘nterest in the Fareham Property Fartnershep, the Aldgate Place Lirnited Partrership, the BL
Goodman Limited Partnership and the Gibraltar Limited Partnership Accordingly, advaniage has been taken of the exernptions prowided by Regulaton 7 of the Partnership
tAccountsi Regulations 2008 not te attach the partnership accounts 1o these financial statements
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FINANCIAL STATEMENTS CONTINUED

Notes to the accounts continued

11 Joint ventures and funds continued

Operating cash ftows of joint ventures and funds {Group share!

2nze 2019

S UL S L
Rental income receved fram tenants 131 160
Operating expenses pawd to suppliers and employeas (27) (23
Cash generated from operations 104 137
interest pand {56} (70)
Interest received 1 1
UK corporation tax paid 12} i2)
Cash inflow from operating activities 57 &6
Cash inflow from operating activities deployed as: ‘
{Deficit] surplus cash retained within joint ventures and funds [2)
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

L 210
BB e P
Amnrtised rrangt I;

«ont Total prorsar L=- [.la
I - A U, e Emo e A _ i
At T April 5 10 129 112 19 150
Additions 2 4 il - 4 12
Transfers / disposals - {4) - (4) - - [27)
Revaluation [7) - - (71 2 2]
Depreciation / amortisation -~ - {3] {3) - - [4] [4)
At 31 March 1 3 1 125 114 5 10 129

Included within fair value thraugh profit or loss 1s £93m {2018/19. £100m) comprising interests as a trust beneficiary. The trust’s assets
comprise freehold reversions in a pool of commercial properties, comprising Sanshury’s superstores. The interest, categonsed as
Level 3 in the fair value hierarchy, 1s subject to the same nputs as those disclosed in Note 10, and its fair value was determined by the
Directors, supported by an external valuation. The remaining amounts included in the farr value through profit ar loss relate to private
equity/venture capital investments of €2 (2019/18: Enill which are categonsed as Level 3 in the fair value hierarchy and government
bonds of £16m [2018/19- £14rm] which are classified as Level 1 The farr value of private equity/venture capital investments 1s determined
by the Directors,
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13 Debiors

£m <
Trade and other dabtors T B - 29 34
Prepayments and accrued incame 10 ?
Rental deposits 17 14
- S ST 7 L 57

Trade and other debtors are shown after deducting a provision for bad and doubtful debts of £14m [2018/19 £4m] The provision for
doubtful debts 15 calculated as an expected credit loss on trade and other debtors in accordance with IFRS ¢ (see Note 1], The charge to the
income statement in relation to write-offs and provisions made against doubtful debts was £8m (2018/19- £1m).

The expected cradit loss is recognised on initial recognition of a debtor and 1s reassessed at each reporting period. In order to calculate
the expected credit loss, the Group applies a forward -looking outlook to historic default rates In the current reperting peried, the
forward-looking outlook has considered the impacts of Covid-19. The historic default rates used are specifiic to how many days past due
areceivable s Specific provisions are also made in excess of the expected credit loss where information 1s available to suggest that a
higher provision than the expected credit loss 15 required. In the current reporting peniod, an additional review of tenant debtors was
undertaken to assess recoverability in light of the Covid-1% pandemic.

The Directors consider that the carrying amount of trade and other debtors s approxmate to therr fair value There 1s no 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

Trade creditors
Other taxation and social secunty

ccruals
Deferred income
Lease liabilities 7 -
Rental deposits due to tenants 17 14

253 289

Trade creditors are interest-free and have settlement dates wathin one year. The Directors consider that the carrying amount of trade
and other creditors is approximate to their fairvalue.

15 Other non-current liabilities

g

Lo sm

156 92
156 52

Lease liatilities

During the current financial perod, the Group adopted the new accounting standard IFRS 14, Leases. The lease liabilities recognised as
aresult of IFRS 14 represent £40m of the total in the table above and £7m of lease liahilities disclosed in Note 14,
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FINANCIAL STATEMENTS CONTINUED

Notes to the accounts continued

16 Deferred tax
The moverment on deferred tax 15 as shawn below:

Deferred tax assets year ended 31 March 2020

i April Dehsted to Credstad 31 March
2019 mnoarre” to pquty” 20zn
£m £m £ £m
Interest rate and currency dervative revaluations T T Ty T T L
Other timing differences ) b {1t - 5
7 (2) - 5

Deferred tax liabilities year ended 31 March 2020
e e o - B . &m o £m £n
Pr&ﬁerty and investment revaluations ) : ' N - A 7 T T3]
{6} - - {6)
Net deferred tax liabilities 1 (2] - {1

1 AEImcreditin respect of the deferred tax assel, credited to iIncome, resutts fram Lhe change in the tax rate used to calculate the deferred tax 1o 19% (2018/19 17}
2 A€1m debit in respect of the deferred tax lability. debited to equity, results from the change in the tax rate used to calculate deferred tax to 197 [2018/19 17%)

Deferred tax assets year ended 31 March 2019

Crad 11 it Marik

2qay ]

£ fpr
Interest rate and currency derwatwe revaluatons T T T
Other trrming differences - b
- A

Deferred tax liabilities year ended 31 March 2019

R . . . . CEm L ERI B
Property and investrnent revatuations 7 - 1 (6]
- ™ - 1 B

Net deferred tax assets 4 4] 1 1

The following corporation tax rates have been substantively enacted: 19% effective from 1 Apnil 2017 The deferred tax assets and
liabilities have been calculated at the tax rale effective in the period that the tax s expected to crystallise

The Group has recegnised a deferred tax asset calculated at 19% (2078/19. 17%) of £4m (2018/19: £ém) in respect of capital losses from

previous years avallable for offset against future capital profit. Further unrecogrised deferred tax assets in respect of capital losses of
£135m (2018/19: £123m)] exist at 31 March 2020.

The Group has recogmised deferred tax assets on derivative revaluatians to the extent that future matehing taxable profits are expected
to arise. At 31 March 2020, the Group had an unrecognised deferred tax asset calculated at 19% [2018/19- 179%] of £52m (2018/19: £49m)
in respect of UK revenue tax losses from previous years,

Under the REIT regime, develapment properties which are sold within three years of completion do not benefit from tax exemption.
At 31 March 2020, the value of such properties s £254m (2018/19: £148m) and if these properties were to be sold and no tax exemption
was available, the tax anising would be £21m (2018/19: £11m)
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17 Netdeht

e - . i :/3 P ~ e _ - _ R o ’ ;:2':
Secured on the assets of the Group
5.264% Foret Mortgage Debeniure Bords 2335 375 368
5 0055% First Morigage Amortising Dabentares 2035 1 54
5.357% First Mortgage Debenture Bands 2028 249 257
Bank loans 1 515 512
L can notes - Z

1,230 1,228
Unsecured
5.590% Senior Notes 2027 - 99
4.635% Sen or US Dollar Notes 2321 2 184 168
4.766% Sernior US Dollar Notes 2023 2 117 106
5.003% Senior US Ooliar Notas 2026 ? 80 5%
3.81% Senior Notes 2026 113 111
3.97% Senior Notes 2024 115 313
0% Corvartible Bond 2020 347 243
2.3758% Sterling Unsecured Bond 2029 298 298
4.16% Senior US Dollar Notes 2025 2 89 78
2.67% Senior Notes 2025 37 37
2 79% Senar Notas 2026 37 37
Floating Kate Senior Notes 2028 80 g0
Floating Rate Senor Notes 2034 102 -
Bank loans and overdrafts 677 264

2,272 1.803
Gross debt 3 3,502 3,037
interest rate and currency dervatve babilines 159 130
Interest rate and currency dervative assets {231} [154]
Cash and short term depesits 4.5 (193} [243)
Total net debt 3,247 2,765
Net debt attributable to non-controliing interests 1107 (104]
Net debt attributabte to shareholders of the Company 3,149 2,681
Amounts payable under leases {Notes 14 and 15] 163 92
Total net debt lincluding lease liabilities) 3,410 2,857
Net debt attnibutable to non-controlling interests (including
lease labilites) (112} (109
Net debt attributable to shareholders of the Company
lincluding lease liabilities) 3,298 2748
I These are non-recourse barrowings with no recaurse far repayment to other companies or assets in the Group

£520 i

Hercules Unit Trust "'515 512
- 515 512

2 Principal and interest on these borrowings were fully hedgen into Sterling at a floating rate at the time of 1ssue

3 The principal amount of gross debt al 31 Marcn 2020 was £3,2%4m {2018/19 £2.881m] Included in this s the pringipal amount of secured borrowings and sther barrowings of

non -recourse companies of £1,126m of which the borrowings of the partiy-cwned subsidiary, Hercules Unit Trusl, not beneficially cwned by the Group are £113m

4 Included within cash and shori term deposits Is the cash and short term deposiis of Hercules Unit Trust, of which £6m is the proportion not beneficially awned by the Group

%]

Cask and deposits not subject 1o a securty interest amount to £173m [2018/19 £228m]
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FINANCIAL STATEMENTS CONTINUED

Notes to the accounts continued

17 Netdebt continued
Maturity analysis of net debt

w2 e
T T
'F?epayab!e: within or\éyeraﬂr and on demand o S o 637 99
Between  one and two years 188 710
two and five years B29 644
five and ten years 1,141 808§
tern and fifteen years 107 305
fifteen and twenty years 400 465
2,865 2,932
Gross debt 3,502 3,031
interest rate and currency dervatives {62} {24)
Cash and short term deposits [193) (242)
Net debt o B 3,247 2765

0% Coenvertible bend 2015 (maturity 2020]

On 9 June 2015, British Land [White] 2015 Limited (the 2015 Issuer), @ wholly-owned subsidiary of the Group, issued £350 mitlion zero
coupon guaranteed convertible bands due 2020 [the 2015 bonds) at par. The 2015 Issuer 15 fully guaranteed by the Cornpany in respect
of the 2015 bonds

Subject 1o their terrns, the 2015 bonds are convertible into preference shares of the 2015 Issuer which are automatically transferred to
the Campany in exchange for ordinary shares in the Company or, at the Company's election, any combination of erdinary shares and
cash. Bondhaolders may exercise their conversion right at any time up to but excluding the seventh dealing day before 9 June 2020 {the
maturity date], a bondholder may convert at any tme.

The initial exchange price was 1103.32p ger ordinary share The exchange price 1s adjusted based an certain events (such as the
Company paying dividends in any quarter above 3.418p per ordinary sharel. As at 31 March 2020 the exchange price was 275.09p per
ordinary share.

From 30 June 2018, the Company has the option to redeem the 2015 bonds at par if the Campany's share price has traded above 130%
ufl the exchange prce lor a specified period, or at any ime once 85% by norminal value 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
aiready been converted, redeemed or purchased and cancelled

The Group has the ability to repay these bonds via existing commuitted undrawn credit facilities

Fair value and book value of net debt

2029 iy

T Fawalue | Bokwalue | Defersnce  Firvaue | Beckvaine | [oarecis

e o . o £ £ L £ L g
Debentures and unsecured bonds T 20220 194 B8 2036 19100 126
Convertible bands 347 347 - 343 343 -
Bank debt and other floating rate debt 1,197 1,191 6 784 778 6
Gross debt 3,566 3,502 64 2,163 3,031 132
Interest rate and currency derivative liabilities 169 169 - 130 130 -
Interest rate and currency derwative assets 1231 231 - [154] [154] -
Cash and shart term deposits ) (193} {193} - (242 [242] -
Net debt 3,311 3,247 &4 2,897 2,765 132
Net debt attributable to non-controlling interests t107) (167 - 1105) [104] [
Net debt attributable to shareholders of the Company 3,204 3,140 b4 2,792 2,661 131

The fair values of debentures, unsecured bonds and the convertible bond have been established by obtaining quoted market prices
from brokers The bank debt and other floating rate debt has been valued assurming 1t could be renegotiated at contracted margins
The dervatives have been valued by calculating the present value of expected future cash flows, using appropriate market discount rates,
by an independent treasury adviser.

Short term debtors and creditors and other investments have been excluded from the disclosures on the basis that the fair value is
equivalent to the book value. The fair value hierarchy level of debt held at amortised costis level 2 las defined in Note 10).
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17 Netdebt continued

Group loan to vaiue [LTV]

2020

£m =
Group loan to value [LTV] - o - - P 2
Principal amount of gross deot 3,294 2,881
Less debt atinbutable to non-controiling interests {113} iz
Less cash and short term depes'ts {balance sheet) 1193 (242
Plus casn atirbutable to non-cantrolung interests 3 9
Total net debt for LTV calculation 2,994 2,536
Group property portfolio valuation {Note 10} 8,106 9,028
Investments in joint veniures and tunds (Note 11) 2,358 2,560
Otherirvestments and property, plant and equipmert [balance sheet] 131 151
Less preperty and investments atiributable to non-controlling interests [221] [317)
Total assets for LTV calculation R 0374 11,422
Proportionally consolidated loan to value (LTV]
2520 A
e s e e o Em
Proportionally consolidated loan to value (LTV) o e _34.0% 28.1%
Princtpal amount of gross debt 4,271 4,007
Less debt attributable to non-controlling interests {113} (112]
Less cash and short tarm deposits {322} {402]
Plus cash attributable to non-controlling interests 6 7
Total net debt for proportional LTV calculation - B T T 3842 3,502
Group property portfolio valuation (Note 10 T T T N 8,106 9,028
Share of property of joint ventures and funds [Note 10] 3.272 3,600
Othar investrnents and property, plant and equipment [balance sheet) 131 151
Less praperty atiributable to non-controlling interests [221) [317}
Total assets for proportional LTV calculation 11,288 17,467
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FINANCIAL STATEMENTS CONTINUED

Notes to the accounts continued

17 Nei debt continued

British Land Unsecured Fipancial Covenants
The two financial covenants applicable to the Group unsecured debt including convertible bonds are shown below:

yuﬁzo o
Net Barrawings not to exceed 175% of Adjusted Capitaland Reserves  — 77— % %
Frincipal amount of gross dett 3,294 2,881
Less the relevant proportion of borrowings of the partly-owned subsidiary/non-contratling interests {1131 12
Less cash and depasits (balance sheet] [193) (242)
Plus the relevant proportion of cash and deposits of the partly-owned subsidiary/non-controlling interests -3 g
Net Borrowings 2,994 2,536
Share capital and reserves [balance sheet) - 7,147 B.489
EPRA deferred tax adjustment [EPRA Table A) 6 5
Trading property surpluses (EPRA Table A) 13 29
Exceptional refinancing charges (see below] 199 216
Fair value adjustrmants of financial instruments (EPRA Table A) 141 13
Less reserves attributable to non-controlling interests (balance sheet] {112) 1211)
Adjusted Capital and Reserves 7,394 8,847

in calculating Adjusted Capital and Reserves for the purpose of the unsecured debt financial covenants, there 1s an adjustment of
£199m (2018/19: £216m] to reflect the cumulative net amortised exceptional items relating to the refinancings in the years ended
31 March 2005, 2006 and 2007.

2024 .17
&m Lim
NetUnsecured Borrowings not o exceed 70% of Unencumbered Assets 7777 E
Principal amount of gross debt 3,294 2881
Less cash and depasits not subject to a security interest (being £173m less the relevant proportion of cash and deposits
of the partly.owned subsidiary/non-controiling interests of £4rm| [15%) [221)
Less principat amount of secured and non-recourse borrowings {1,156) [1,158)
Net Unsecured Borrowings ' 1,969 1,502
Group property portfolio valuation (Note 10] 8,104 9028
Investrnents injoint ventures and funds [Note 11] 2,358 2,560
Other investments and property, piant and equipment {balance sheet] 131 151
Less investments in joint ventures {2,358} (2,560
Less encurmbered 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

dati Cash flows
i £

Shoriterm borrowings T T T T 9e o2 T
Leng terr borrowings 2,932 507
Dervatives’ [24} 4
Total Lab.lites from financing actviiies: 3,007 390
cash and cash eguivalerts {242 49
Net debt 2,765 439

Reconciliation of movement in Group net debt far the year ended 31 March 2019

Short term borrow ngs S ' 27w 99

79
Long term borrowings 3708 [105] (93] 2,932
Derivatives 23 [2) - [24)
.Totall.atﬂl\t\esrfiror?wf\;arE\nrgiaczvmeéT 777777 3,151 T 132) - 3.@07
Cash and cash equ valents (105] (137 - - - - [242)
Net debt 3,046 [269] s {16} 4 2,765

1 Cash flows on dervatives inctude £17m of net recaipts on dervative interest

2 Cash flows an derwatives include £17m of net receints on dervative interest

3 Transfers comprises debt maturing from long term to shaort term borrowings

4 Cash flows of £390m showr above represents nel cash flows on capital payments in respect of interest rate dervative of £14m, decrease in bank and other borrowings of
£18%m and drawdowns on bank and other barrawings of £37sm shown in the consclidated statement of cash flows, along wath C17mof net receipts an denvative intzrest

3 Cash flows of £132m shown abave reprasents nel cash flaws oninterest rate dervalive closeouts of £19m, decrease in bank and other borrowings of £376m and
drawdowns an bank and other borrawings of £446m shown in the consolidated stalement of cash flows, aleng 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.

2028
Inv&-iz : ,;“»;: l—"«: 1 1 T

Interest rate and currency dervative assets - (231} - [231) - [154] - [154]
Otherinvestrments - fair value through profit
or loss [Note 17] 16} - 195} [111] [14) - [100] 14]
Assets [14] {231) (95} 1342) [14] [154) (1001 (2681
Interest rate and currency derwvatwve Liablities - 169 - 169 - 130 - 130
Convertble bonds 347 - - 347 343 - - 343
Liabilities 347 1469 - 514 343 130 - 473
Total 321 {62 (93) 174 329 (24) {100] 205
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FINANCIAL STATEMENTS CONTINUED

Notes to the accounts continued

17 Net debt continued

Categories of financial instruments

2320 s
S R el _ oAl tn
Financial assets B
Amortised cost
Cash and short term deposits 193 242
Trade and other debters (Note 13) 46 48
Other investments (Nate 12] 3 5
Fair value through profit or loss
Dervatives in desrgnated far vatue hedge accounting relabionships - 209 148
Derwvatives nat in designated hedge accounting relationships 22 &
Other investrents [Note 12) 111 114
584 543
Financial liabilities
Amortised cost
Creditors (180} [208)
Gross debt (3,155) {2.688]
Lease Labilities [Notes 14 and 15 (163} [92)
Fair value through profit or loss
Derwatives not in designated accounting relationships {167) 1124)
Convertible bond {347} (343}
Fair value through other comprehensive income
Derwatives in designated cash flow hedge accountung relationships - {2} 14)
[4,014] [3,461)
Total 13,430] |2.898)

1 Cerwatwe assets and lakdwies in designated hadge accountng relationshens sit wathin the derwative assets and derevative Labilies balances of the consolidatled

balance sheet

2 Tre fair value of dervative assets in designated hedge accourting relationships represents the accumulated amount of fair value hedge adjusiments on hedged items

Cans and lesses un lingnicial Instruments, as classed above, are disclosed in Note 6 (net financing costs), Note 13 [debtors),

the consalidated income statement and the consolidated statement of comprehensive income The Directors cansider that the

carrying amounts of other investments and head leases payable are approximate to their fair value, and that the carrying amounts

are recoverable.

Capital risk management

The capital structyre of the Group consists of net debt and equrity attnbutable to the equity holders of The British Land Caompany PLC,
comprising rssued capital, reserves and retained earnings. Risks reiating to capital structure are addressed within Managing nisk in
delivering our strategy on pages 78 to 87. The Group’s objectives, policies and processes for managing debt are set out in the Financial

polictes and principles on pages 75 to 77.

Interest rate risk management

The Group uses interest rate swaps and caps to hedge exposure to the variability 1in cash flows on floating rate debt, such as revolving
bank facilities, caused by movements in market rates of interest The Group's objectives and processes for managing interest rate risk

are set out In the Financial policies and principles on pages 75to 77.

At 31 March 2020, the fair value of these derivatives is a net liability of £16ém. Interest rate swaps with a farr value of [E2m) have been

designated as cash flow hedges under IFRS 9.

The ineffectiveness recogriised wn the income statement on cash flow hedges in the year ended 31 March 2020 was £t (2018/19- Enul].
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17 Net debt 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 debt hedged

02

et e L S
Outstanding:  atone yzar 855 1,155
3t two y=ars 1,005 1,009

at five years 250 250

atten years ) 250 250

Fair value hedged debt

The Group uses interest rate swaps o hedge exposure on fixed rate financial babilities caused by movements in market rates
of interest.

At 31 March 2020, the fair value of these derivatives 1s a net assel of £228m. Interest rate swaps with a fair value of £209m have been
designated as fair value hedges under IFRS 7 (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 paints above LIBOR. These have been designated as fair value hedges of the US Private Placements.

Intarest rate profite - inciuding effect of denivatives

ERED) JRE)
m T

Fixed or capped rate ' o B S T T w2
Variable rate [net of cash 934 543
3,247 2,765

All the debt 1s effectively Sterling denominated except for £5m of USD debt of which £5m is at a variable rate {2018/19: £ 1m).

AL 31 March 2020 the weighted average interest rate of the Sterling fixed rate debt 1s 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 s set for periods of the Company’s choosing at the
relevant LIBOR (or similar] rate.

Propostionatly consolidated net debt at fixed or capped rates of interest

PEPTE P
Spot basis 81% 87%
Average over next five-year forecast periad 75% 63%

Sensitivity table - market rate movements

Incin I-c Tecroais
Movement in interest rates [bpé]‘ ‘ S T T ’ " (89)
Impact on underlying annual profit [Em) {12 15 ?
Movernant in medium and long term swap rates [bps)’ 173 {173} 173 [173]
‘mpact on cash flow hedge and non-headge accounted dervative
vaiuatons [Eml 106 tan 45 [62]
Impact on convertible bond valuations [£m) 1 m 7 [7]

1 Themovernent used for sensiliaty analysis represents the largest annual change in the three-manth Sterling LIBOR aver the last ten years This assumes LIBOR doesn't fall
below 0°»

2 This movernent used for sensitivity analysis represents the largest annual change in the sever-year Sterling swap rats aver the last ten years
3 The0/ 2013 Convertible Bond 15 designated as fair valuz through profit or loss Principal components of the market value of this bond irclude British Land's share price
volatiity and market interest rates
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17 Netdebt continued

Foreign currency risk management

The Group's policy i5 to have no matenal unhedged net assets or liabilities denaminated in foreign currencies. The currency risk on
overseas investments is hedged via foreign currency denominated borrowings and dervatives. The Group has adopted net investment
hedging m accordance with IFRS 9 and therefore the portion of the gain or loss on the hedging instrument that 1s determined to be an
effective hedge 1s recognised directly in equity The ineffective portion of the gain or loss on the hedging instrument is recognised
immediately in the income statement.

The table below shows the carrying amounts of the Group’s foreign currency denominated assets and liabiiies Provided contingent tax
on overseas investments is not expected to occur it will be ignored for hedging purposes. Based on the 31 March 2020 position a 27%
appreciation [largest annual change over the last ten years) in the USD relative to Sterling would result ina £nil change {2018/19: €nill in
reported profits

Euro denorminated - - - =
USDdenormnated . 4 - _5 !

Credit risk management

The Group's approach to credit risk management of counterparties i1s referred to in Financial policies and principles on pages 75 to 77
and the risks addressed within Managing rsk in delivering our strategy on pages 78 to 87. The carrying amount of financial assets
recorded in the financial statements represents the Group's maximum exposure to credit risk without taking account of the value of any
cotlateral obtained.

Banks and financial institutions:

Cash and short term deposits at 31 March 2020 amounted to £193m (2018/19: £242m). Deposits and interest rate deposits were placed
with 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 Accaunt any offset arrangemcents, the largest combined credit expuswre Lo a single counterparty
arising from money market deposits, liquid investments and derivatives was £94m (2018/19: £68m) This represents 0 8% [2018/19.
U.6%) of grass assels.

The deposit exposures are with UK banks and UK branches of international banks.
Trade receivables:

Trade recevables are shown in the balance sheet net of expected credit losses made for irrecoverable debtors. Expected credrit losses
are calculated on inhal recogmtion of trade recewables in accordance with IFRS 9, taking into acceunt historic and forward-looking
information. See Note 13 for further detalls.

Liquidity risk management
The Group’s approach to Lguidity nsk management is discussed in Financial policies and principles on pages 75 to 77, and the nsks
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 inanciat Labilities based on the earbiest
date on which the Group can be required to pay. The table includes both interest and principal flows. Where the interest payable 15 not
fixed, the amount disclosed has been determined by reference to the projected interest rates implied by yreid curves at the reporting
date. For derivative inancial instruments that settle on a net basis (2.9, interest rate swaps) the undiscounted ret 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 currenoies, the spot exchange raie ruling at the balance sheet date1s 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 habilittes through the various available iquidity sources, including a secure rental income
profile, asset sales, undrawn commutted borrowing facilities and, in the longer term, debt refinancings

The future aggregate minimum rentals receivable under non-cancellable operating leases are shown in the table on the following page
Incorme from joint ventures and funds is not included on the following page. Additional bguidity will arise from letting space \n properties
under canstruction as well as from distributions receved from joint ventures and funds
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17 Netdebt continued

Liguidity risk management continued

W.thim

0ne yRat ) ‘J:‘plu froo y;aa Tstai
e LB £ i o
Debt’ 638 179 581 1.98 3,378
Irterast on deot 28 81 215 356 742
Oerwvative payments 11 166 132 258 557
Lease tiaoility payments 11 10 25 465 511
Total payments o 750 426 953 3,059 5,188
Derwatve recepts {313 {207 (179] (193] 1610}
Net payment 719 219 774 2,866 4,578
Operating leases with tenants 406 342 724 %11 2,383
Liquicity [deficit] surplus o {313) 123 {50 {1,955] {2,195}
Cumulative liquidity deficit £313) {190] [240] 12,195)
) S m Foliowarg -
Doy ¥ f iz
Lrn L = T . ,L:‘ L
Debt’ 100 703 635 1.505 2,943
Interest on debt 89 84 212 386 771
Dervative payments 1N 13 267 243 534
Head lease payments 3 3 9 382 397
Total payments 203 203 1.123 2516 4,645
Dervative receipls (26} (27 [334] [180] [567)
Net payment T 177 775 785 2336 4,078
Operating leases with tenants o 413 387 876 1307 2.983
Liguidity surplus (deficit) 236 (389) 87 [1.029] [1.099]
Cumulative liquidity surplus [deficit) 236 (153 1) {1.0%5)

1 Gross debt of £3,302rm 12018/19 £3,031m] represents the total af £3,378m (2018719 £2,943mi, less unamortised issue costs of £10m (2018419, £12m), plus fair value

adjustments o debt of £134m [2018/19 £100m)

Any short term Liguidity gap between the net payments required and the rentals recervable can be met through other Liguidity sources
available to the Group, such as committed undrawn borrowing facilities. The Group currently holds cash and short term deposits of
£193m of which £173m1s not subject to a security interest [see footnote 5 to net debt table on page 177 Further liguidity can be

achieved through sates of property assets or investments and debt refinancings.

The Group's property portfolio 1s valued externally at £8,106m and the share of joint ventures and funds’ property is vatlued at £3,288m.
The committed undrawn borrowing facilities available to the Group are a further source of Uquidity. The matunity profile of comrmtted
undrawn borrowing facilities 1s shown below.

Maturity of commitied undrawn borrowing facilities

202 L9
£m =T

Matur\ty date. over five ysars ) 275
oetween four and five years 1,046 837

between three and four years - 86

Total facilities available for more thar three years - 1,096 1,193
Between two and three years 20 435
Between one and two years - -
Within ane year - -
Total 1,116 1,628

The above facilities are comprised of British Land undrawn facilities of £1,096m plus undrawn facilities of Hercutes Unit Trust

totalling £20m
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18 Leasing

Operating leases with tenants

The Group leases out all of its investment properties under operating leases with a weighted average lease length of six years (2018/19:
six years). The future aggregate rmimmuim rentals recewable under non-cancetlable operating teases are as follows.

2020 01

U e e e S S =
Less than one year 406 413
Between one and two years 342 387
Between three and five years T24 874
Between six and ten years 638 792
Between eleven and fifteen years 192 314
Between sixteen and twenty years 52 1M
After twenty years 29 20
Total 2,383 2,983

l.ease commitments
The tabile below reconciles the difference between the presentation of aperating leases under JAS 17 and IFRS 16 as 2t 31 March 2019

O_pe-'ﬁr-\g lease commitments as at 31 March 2019 58
Discounted using the mcremental borrowing rate at the date of inival application 55
Add: finance lease labilities recognised as at 31 March 2019 72
Lease liability recognised at 1 April 2019 147

The Group's leasehold mvestment properties are typically under non-renewable teases without significant restrictions Lease bablites
are payable as follows; no contingent rents were payable 1n either period The lease payments mainly relate to head leases where the
Group does net own the freehotd of a property, The lease payrments 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 immatenal property leases the Group holds as lessee.

Minimum

H-Hw lnturast Princial
e _ _ _ S L Em oMo tm o
British Land Group
Less than one year 11 4 7 3 3 -
Between one and twa years 10 4 [ 3 3 -
Between two and five years 25 12 13 9 9 -
More than five years 465 328 137 382 290 72
Total _ 511 348 163 397 305 92
Less future finance charges T(348] [309)
Present value of lease obligations 183 72
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19 Dividends

As announced on 26 March 2020, the Board deems it prudent to temporarily suspend future dividend payments. including the third
interim and final dradend that were due for payment 1n May and August respectively

A REIT 1s required to pay Property Income Distributions [PiDs] of at least 90% of the taxable profits from its UK property rental business
within twelve months of the end of each accounting period and we are discussing an extension to this deadtine with HMRC While we
intend to pay the required PID armount 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 anises as a consequence of Cowid-19. The Group
comtortably passes all other REIT tests and intends to remain a REIT for the foreseeable future.

PID dmidends are paid, as required by REIT legislation, after deduction of withholding tax at the basic rate [currently 20%], where appropriate
Certain classes of shareholders may be able to elect to recewve dividends gross. Please refer to our website www .britishland.com/dimdends
for detalls.

Ffayﬂrrrneq}) date ~__ Dividepa - 57 :; Ju':zl‘ o Vlil'iv;
Current year dividends
07.02.2020 2020 2nd interim 7 9825 A
08 11.2019 2020 1si interimn 79825 74
15.97

Prior year dividends
02 08.2019 2019 Ath mtenm 775 73
03.052019 2019 3rd interim 7.75 74
0802 2019 2019 2nd intenim 7.7% 74
09112018 2079 1stinterm 75 76

3100
03082018 2018 4th intarim 752 74
04.05 2018 2018 3rd interim 752 74
Dividends in consolidated statament
of changes in eguity 295 298
Dividends settled in shares - -
Dividenas settled in cash 293 298
Tirming difference relating to payment
of witnholding tax - -
Dividends in cash flow statement 29% 298

1 Owidend split half PID, halt nan-PID

20 Share capital and reserves

el FRiR
Nurnber of ordinary shares in 1ssue at 1 Apr S 940,589,072 993,857,125
Share 1ssues 1,144,135 404,377
Repurchased and cancelled 7 (23,795,110) [33,672,430)
At31March T T T 937,938,097 940,589,072

Of the issued 25p ordinary shares, 7,374 shares were held in the ESOP trust [2018/19: 7.376], 11,266,245 shares were held as treasury
shares [2018/19- 11,266,245] and 926,664,474 shares were in free issue [2018/19- 949,315,451, No treasury shares were acquired by the
ESOP trust during the year 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 525p.

Hedging and transtation reserve

The hedging and translation reserve comprises the effective portion of the cumulative net change in the farr value of cash flow and
foreign currency hedging instruments, as well as all foreign exchange differences arising from the translation of the financial
statements of foreign operations The foreign exchange differences also include the translation of the Liabilities that hedge the
Company's net investment in a foreign subsidiary

Revaluation reserve

The revaluation reserve relates to owner-occupied properties and investments in joint ventures and funds.
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20 Share capital and reserves continued

Merger reserve

This comprises the premium on the share placing in March 2013 No share prermium is recorded in the Company’s financial
statements, through the operation of the merger relief provisions of the Companies Act 2004.

At 31 March 2020, options aver 3,949,662 ordinary shares were outstanding under employee share option plans. The options had a
welghted average life of 5.9 years. Details of outstanding share options and shares awarded to employees including Executive Directors

are set out below and on the following page:

e ErndeE
Ar T Apnil At 31 March
Date of grant i . J01F Gearisd | 20-ed 2570 o B Srom T
Share options Sharesave Scheme -
23.06.14 77810 - - [11,461] [66,349] - 574.00 0m.0919  01.0320
220615 316 - - - (516) - 69700 a1.09.18  01.03.19
22,0615 11,404 - - - (6,025} 5,379 697.00 01.0%.20 01032
20.06.16 31,570 - - (28,610 2,940 608.00 01.091%9 010320
20,0614 18,747 - - - [7.399) 11,348 608.00 010921 010322
21 0617 200,355 - - [2,854) [85.002) 112499 508.00 010920 D1o3
21.06.17 67,843 - - [4,133) {42.513] 21,197 508.00 0.09.22  01.03.23
29.06 18 112,254 - - (536) [54,786) 56,932 54900 01.09.21 010322
270618 51,135 - - {691) [26514) 33,928 54%.00 01.0%23 010324
18.06.19 - 301,744 - - [17.042) 284,702 435.00 01.09.22  01.03.23
18.06.19 - 156,803 - [689) (11.034) 145,080 435.00 07.09.24 010325
581,634 458,547 - (20,364)  {349,792) 674,825
Long Term Incentive Plan - uptions vested, not exercised
2%.06.09 2,582 - - - [2,582) - 387 00 290617 260919
21.12.0% 56,938 - - [13,497] [43,441) - 446.00 2r1212 0 21129
110610 1,112,008 - - 1,077,750} - 34,258 44700 11.06.13 110620
1417210 40,576 [674)] (7,047 32,853 510.00 141213 a2z
28.06.11 799,302 - - (1,912] [2,191)  795.199 575.00 280614 280621
12.12.11 53,848 - - {2.438) [2,793] 48,617 45100 191214 19121
160912 809,583 - - 11,152 {2,628) 798,803 538.00 160915 140922
201212 46,763 - 4,340 [3.410] 39,013 563.00 201215 2012.22
05.0813 194,410 - - - {(14,160] 180,250 401 00 050814  05.0823
051213 185,210 - - - {21,632} 133,578 400.00 051216 0512723
28.06 17 26,540 - 69,672 - - 96,212 61717 280620 280627
3,297,760 - 69.672 [1,101,769) (106,884) 2,158,783
Long Term Incentive Plan - unvested options
220616 1,214,693 - - - (1,214,693 - 730.50 220619 220626
280617 1,130,121 - - (69,672] (27,537] 1,832912 61717 280620 280627
26.06 18 83,942 - - - - 83,942 681 40 2606721 260628
2,428,756 - - [69.672) 1,242,230} 1,116,854
Tatal 5308150 458547 69,672 (1191801 (1,694,506 3,949,662
Weighted average exercise -
price of options [pence) 582 435 617 459 476 563

188
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20 Share capital and reserves continued

£ AT A3 March a2

Datecfgram . _ — S By SRS
Performance Shares Long Term Incentive Plan
220616 1,071,555 - - [%,071,559) - 73050  22.06 19
28.06 17 1,776,702 - - [58,593! 1,657,709 61717 2806 2C
26.0618 1,053,350 - - (15,990, 1,034,370 68140 260623
Z23.67.19 ) - 1,079.53¢ - (38,951 1,040,588 53560 220729

B 3841617 1079539 - [1,186,489] 3,734,667 T

Restricted Share Plan

26.06.18 627,982 - - (37.811] 890,171 68140 260627
19.06.19 - 8237672 - (61,469 742,293
427,982 823,742 - 199 280] 1,352,464

Matching Share Plan

29.06.16 293,732 - - (293,732 - 4G4 L0 260619
- 293,732 - - (293732 -

Total - ] 4,763,331 1,903,301 - 579.501) 5,087,131

Weighted average price of shares [pence) - 665 537 - 4689 609

21 Segment information

The Group allocates resources to Investment and asset management according to the sectors it expects to perform over the medium
term. Its three principal sectors are Offices, Retail and Canada Water. The Retail sector includes leisure, as this is often incorporated
inte Retall schemes. The Other/unallocated sector includes residential properties

The relevant gross rental iIncome, 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 aut an the following page. Management reviews
the performance of the business principally on a propertionally consolidated basis, which includes the Group's share of joint ventures
and funds on a line-by-line basis and excludes non-controlling interests in the Group’s subsidiaries. The chief operating decision maker
for the purpose of segment information is the Executive Committee.

Gross rental income 1s derived from the rental of buildings. Operating result is the net of net rental income, fee incarme and
administrative expenses No customer exceeded 10% of the Group’s revenues in either year.
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21 Segmentinformation continued

Segment result

JSINTEH Kzla! Carids Woln Tota
L A 2 2020 . a2 s

- B £m . tm . Er?_\ £ ___im ("l t,'
Gross rental income ’ - '
British Land Group 166 150 236 240 9 9 4 4 415 423
Share af jount ventures and
funds 71 70 71 83 - - - - 142 153
Toadl 3 220 307 343 9 9 4 4 557 575
Net rental income
British Land Graup 145 139 189 238 8 9 4 4 344 391
Share of joint ventures and
funds 63 o6 2] 76 - - - - 129 142
Total 268 205 255 314 8 g 475 532
Operating result
British Land Group 144 132 193 235 3 4 42} (421 300 329
Share of joint ventures and
funds o 57 &t &0 71 - == - 17 132
Total 203 193 253 v 3 4 42t 142 a7 Tdet

520

Reconciliation to Underlying Profit =~ = .. S
Operating result ' ’ o i T w7 461
Net financing costs (111} 2
Underlying Profit 306 340
Reconciliation to loss on ordinary activities before taxation
Underfying Profit 306 340
Capital and other 11,434} [671]
Underlying Prahit attributable to non-contralling interests 12 12
Loss on ordinary activities before taxation {1,116] [319)

Reconciliation to Group revenue

Gross rental mnceme per operating segment result 557 576
Less share of gross rental income of joint vantures and funds {142) [153)
Plus share of gross rental income attnbutable to non-controlling interests 18 16
Gross rental income (Note 3) 433 639
Trading property sales proceeds 87 350
Service charge iIncome b4 76
Management and performance fees [from joint ventures and funds) 8 7
Other fees and commissions - 21 32
Revenue [conselidated incame statement] - REEE

A reconciliation between net financing costs in the consolidated incorne statement and net financing costs of £111m (2018/19. £121m)
in the segmental disclosures above can be found within Table A in the supplementary disclosures. Of the total revenues above,
£nit (2018/19- Crull was derived from outside the UK
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21 Segment tnformation continued

Segment assets

N
oLl
PSS

s . - “n L :‘]c: -
Property assets S S
Britizk Land Group 4,470 4,296 2,560 4,053 364 303 147 9 7.941 8,741
Share ¢ joint ventures and
funds 2,323 2,012 913 1.524 - - - 19 3,236 3,535
Total 8,793 6,308 3,873 5577 364 303 147 128 11,177 12316
Reconcitiation to net assets
British Land Group 2)[:;: i
Property assets T - T T T T 12318
Other non-current assets 131 15!
Non-current assets ; - o o - - ﬁ,j@s 12,447
Other net current liabilities {241) {297)
Adjusted net debt (3.854])  13,521]
Other non-current lizbilities - -
EPRA net assets {diluted] 7,213 B649
Non-cantreiling interests 112 21
EPRA adjustments 178 [171]
Net assets T 787 8,689

22 Capital commitments

The aggregate capital commitrnents to purchase, construct or develop investrment property, for repairs, maintenance or enhancements,
or for the purchase of investments which are contracted for but not provided, are set out helow,

FOED) ERF]
British Land and subsidiaries 72 177
Share of joint ventures 56 1M
Share of funds - 1

T T T 128 287

23 Related party transactions

Detatls of transactions with joint ventures and funds are given in Notes 3, 6 and 11 Duning the year the Group recognised joint venture
management fees of £8m [2018/19: £4m} 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 Liabiities

Group, joint venlures 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 1s not anticipated that any matenial Labilities will arise from these contingent Liabilities

A REIT 1s required to pay Property Income Distributions [PIDs] of at least 90% of the taxable profits from its UK property rental business
within twelve months of the end of each accounting period Following the temporary suspension of future dvidends to best ensure we
can effectively support our customers who are hardest hit and protect the long term value of the business as a result of Covid-19, we
are discussing an extension to this deadline with HMRC. Whilst we intend to pay the required PID amount within the agreed extended
deadline, we have agreed with HMRC that any underpayment of the PID reguired would instead be subject to corporation tax at 19%
prowvded that it arises as a consequence of Covid-19. A total of £37m of corporation tax would be due by 31 March 2021 (f no further PIDs
were paid by this date in respect of the year to 31 March 2020 and no extension s agreed.
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25 Subsidiaries with material non-controlling interests

Set out below 1s summarised financial information for each subsidiary that has non-controlling interests that are matenal to the Group.
The information below is the amount before intercompany eliminations and represents the consolidated results of the Hercules Unit
Trust group

Summarised income statement for the year ended 31 March

Loss on ordinary activities after taxation
Attributable to non-controlling interests [29)
Attributahle to the shareholders af the Company (93]

Summarised balance sheet as at 31 March

Total assets 1,002 1415
Total Labilities [564) 561]
Net assets * 438 854
Non-controling interests T {112} 211}
Equity attributable to shareholders of the Company 326 443

Summarised cash flows

£m m
Net decrease in cash and cash equivalents T T INTRIE J
Cash and cash equivalents at 1 April 40 43
Cash and cash equivalents at 39 March 2% 40

The Hercules Unit Trust is a closed-ended property Unit Trist The unit price at 31 March 202015 £280 (2018/19: £563) Non-controlling
interests collectively own 21 9% of units inissue. The British Land Company PLC owns 78 1% of units in 1ssue, each of which confer
equat voting rights, and therefore 1s deemed 1o exercise control over the trust

26 Subsequent events

After the year end, one of the bank facilities in HUT which was due to mature in September 2020 was refinanced with an extended
facility to December 2023, The Group exchanged and comnpleted 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 subsidianies are exemnpt from the requirements of the Companies Act 2006 retating to the audit of iIndividual accounts by

virtue of Section 4794 of that Act.

Nivoo

17-19 Bedford Street Linted

18-20 Craven Hill Garders Limitag

20 Brock Street Lirmited

Adamant investmant Corparation Limited

Aldgate Place {GP) Limited

Bayeast Property Co Limited

BF Propco [No 1] Limited

BF Propeo Na 3] Limited

BF Propce [No. 4] Limited

BF Propco [No. 5) Limited

BF Propco [Na.13) Lirited

BL CW Holdings No2 Cempany Lim:ted

BL ISP) Cannon Street Limited

BL Aldgate Holdings Limited

Bl Broadgate Fragment 1 Limited

BL Broadgate Fragment 2 Limited

BL Broadgate Fragment 3 Lirnited

BL Broadgate Fragment 4 Limited

BL Broadgate Fragment 5 Lirnited

BL Broadgate Fragment & Lirmited

BL CW Develepments Limited

BL CW Developments Plot A1 Limited

BL CW Develcpments Plot A7 Limited

BL CW Developrments Plot D1/2 Company Limited

8L CW Developments Plat K1 Company Limited

BL CW Developrents Plots H1 H2 Company Limitea
L

BL CW Developments Plots L1 L2 L3 Company
Lamited

BL Eden Walk Limited

BL Goodman [LP) Limited

BL GF Chess No 1 Limited

8" Guaranteeco Lirmited

8L HC [D5CLIN Limited

B_ HC Health And Fitness Heldings Limited
BL HC Invtc Leisure Limited

BL HC Praperty Holdings Limited

BL Health Clubs PH No 1 Limited

BL Health Clubs PH No 2 Lirmited

Bl High Street and Shapping Centres
Holding Limited

BL Heldings 2010 Limited

BL Osnaburgh St Residential Liritad

BL Paddington Holding Company 1 Limited
BL Paddington Heolding Company 2 Limited
BL Paddingtan Property 1 Lirmited

BL Paddington Property 2 Limited

BL Paddington Property 3 Limited

BL Paddingten Property £ Limited

BL Piccadilly Residential Lirmited

BL Piccadilly Residentiat Retaill Limited

BL Shoreditch Developrnant Limited

BL West End Investrments Limited
Blackglen Limuted

Blaxmill [Twenty-ninel Limited

07398571

r=r

T-1

L766783%
07401697
C0225149
07829315
00635800
05270158
05270195
05270137
05270219
05270274
07667834
07283032
05876405
09400407
09400541
09400471
0940040%
19400413
07400414
10664198
10782150
10762335
10997879
10997465
12141281

12140906
10620935
05056902
08577585
09403335
04290601
04374665
02464159
04894046
09643248
05643261

06002148
07353966
06874523
11843703
11863746
11863427
11863540
11863747
11863835
08707494
02117243
05326670
07793483
05482088
05279010

Soorm
BLO [Ebury Gae) Lirmited

BLC [SJ] nvesimensis L.-mited

BLO [SJ] Lormuted

BF Properties [No 4} Lirmited

BL Department Stores Holding Company wimited
BiD Properiy Holdings Lirmnited

BLSSP [PHC 5] _imited

BLU Securities imited

Boldswstch Limited

British Land Cry Offices Limited

British Land tn Town Retail Limited

British Land Offices {Non-City] Limn ted

British Land Offices Lirmited

British Land Offices No.1 Lirmited

British Land Superstores [Non Secunitised) Numbear
2 Lirmited

British Land Department Stores Lirmited
Broadgate Progerties Limited

Cavendish Geared Lim ted

Cornish Residential Proparty Investments Limited
Elernentyvirtue Limited

Hermpel Holdings Lirmited

Hempel Hotels Limited

Hyfleet Limited

Insistmetal 2 Limited

Linestair Limited

Longford Street Residential Lirmited
Maarage [Property Developmeants| Limited
QOsnaburgh Street Limited

Farwick Holdings Limited

PC Canal Limited

Fillar {Cricklewood] Lirmited

Pillar Auchinlea Limited

Piltar Dartford No 1 Limited

Pillar Developments Limited

Piliar Estates No.Z2 Limited

Pillar Kinnairg Limited

Pillar Nugent Limited

Pillar Projects Limited

Plymouth Retail Limitad

Regent's Place Holding 1 Limited
Regent's Place Holding 2 Limited
Regent's Place Holding Company Limited
Regents Place Management Company Limited
Regents Place Residential Limited
Shapping Centres Limetad

Shoreditch Support Limited

Surrey Quays Limitea

TBL {Lisnagelvin] Limited

TBL [Maidstone] Lirmited

TBL Properties Limited

Teesside Leisure Park Limited

The Liverpool Exchange Cormpany Limited
Topside Street Limited

03863852
04484750
02924321
05270289
6002135
00823907
04104061
03323061
02307094
03946065
03325064
02740378
02725155
02338232

06514283
05312282
01982350
02779045
03523833
09423035
05341380
02728455
02835919
04181514
05656174
08700158
0118553
05886735
06049168
09712919
02567025
02661047
04385738
02850421
02783379
02931054
02267031
02444288
10368557
11864369
11864207
10068705
07136724
11241644
02230636
02360815
05294243
03853583
03854415
038463190
02672138
00490255
11253428

British Land Annual Report and Accounts 2020 193



FINANCIAL STATEMENTS CONTINUED

Notes to the accounts continued

27 Audit exemptions taken for subsidiaries continued

LS DAt HG e

e - regamre
TPP Investments Limited ' 04843814
United Kingdorn Property Company Limited 00266486
Vicinitee Limitad 04106142

[t ol v LR TV
Fuzrne 1Y LT
Wardrobe Place Lirmited 00483257
Wates City of London Praperties Limited 01788524

The fallowang partnerships are exempt from the requirernents to prepare, publish and have audited indwidual accounts by virtue
of reqgulation 7 of The Partnerships [Accounts] Regulations 2008. The results of these partnerships are consolidated within these

Group accounts.

RIS

BL Shereditch Limited Partrership ‘
BL CW Lower Limited Partnership

BL CW Upper Limited Partnership

BL Lancaster Limited Partnership

Hereford Shopping Centre Limited Partnership

Paddington Block A Limited Partnership

Paddington Block B Limited Partnership
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Paddington Central | Limited Partnershp
Paddington Central If Limited Partnership

Paddington Kiosk Limited Partnership

Power Court Luton Limited Partnership

The Aldgate Place Limited Partnership

The Harcules Property Limited Partnership



Company balance sheet

As at 31 March 2020

Fats .
S _ - e o [ = o
Fixed assets
investments and Loans to subs diarias D 34,800 27,821
Irvestmern's in joint ven:uras i 404 397
Cther investments D 31 25
Interest rate derivative gssels E 231 153
Deferrea tax assats 5 7
35,471 28407
Current assets
Deptars G 13 5
Cash ard short term deposits E 142 182
155 187
Current liabilities
Short term borrowings and overdrafis E (5) (59
Creditors H {71} [128]
Amounts due to subsidiaries (28,682) [20,786)
[28,758)  [21.011]
Net current liabilities [28,603] [20,824)
Total assets less current liabilities 6,848 7,583
Non-current liabilities
Debentures and loans E [2,635) (2,075
Interest rate dervative Labilities £ [16%) (127
{2,80¢) [2,202)
Net assets 4,068 5,381
Equity
Calied up share capital 234 240
Share premwum 1,307 1,3C2
Other reserves ) [5]
Merger reserve 213 213
Retained earnings - 2,319 3,631
Totatl equity 4,068 5,381
The loss after taxation for the year ended 31 March 2020 for the Company was £896m [year ended 31 March 2019: £307m prafit).
Tim Score Simon Carter
Chairman Chief Financial Officer
Approved by the Board on 26 May 2020
Company number 621920
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FINANCIAL STATEMENTS CONTINUED

Company statement of changes in equity

For the year ended 31 March 2020

Total

equity
e e : =T LM Em
Balance at 1 April 2019 (5] 213 3430 5,381
Share 1ssues - - - <]
Purchase of own shares - - (119 {125)
Dwidend paid - -~ - - {295) {295]
Fair value of share and share option awards - - - . 2 2]
Loss for the year after taxation - - - - (896} (896]
Balance at 31 March 2020 ] 234 1,307 {5) 213 2,319 4,068
Balance at 1 April 2018 248 1,300 {sl 213 3822 5578
Share ssues - 2 - B - 2
Purchase of own shares (8} - - - [194) [204)
Dividend paid . - - - (298] {258}
Fairvalue of share and share option awards - - - - {4) [4]
Profit for the year after taxation - - - - 307 307
Balance at 31 March 201% . 240 1,302 (5] 213 3,631 5,381

The value of distnbutable reserves within the profit and loss account 1s £218m (2018/19: £1,846m).
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Notes to the financial statements

{A] Accounting policies

The financial statements for the year ended 31 March 2020 have been prepared on the tustonical cost basis, except for the revaluation of
dervatives which are measured at fair value. These financial statements have also been prepared in accordance with Financial
Reporting Standard 101 Reduced Disclosure Framewerk ['FRS 1077 The amendments to FRS 101 [2015/16 Cyclel issued in July 2016
and effective immediately have been applied

In prepaning 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
te comply with the Companies Act 2006 and has set out below where advantage of the FRS 1071 disclosure exemptions has been taken.

The Campany has taken advantage of the following disclosure exemptions under FRS 101:

[a) the requirements of IAS 1 to provide a balance sheet at the beginning of the period in the event of a prior period adjustment
(b] the requirements of IAS 1to provide a statement of cash flows for the penicd

(] the requirements of IAS 1 to provide a statement of compliance with IFRS

(d] the requirements of IAS 1 to disclose information on the management of capital

{e] the requirements of paragraphs 30 and 31 of IAS 8 Accounting Policies, Changes in Accounting Estimates and Errers to disclose
new [FRSs that have been issued but are not yet effective

[f} the requirements in IAS 24 Related Party Disclosures to disclose related party transactions entered into between two or more
members of a group, provided that any subsidiary which is a party to the transaction 1s wholly- owned by such a member

[g] the requirements of paragraph 17 of 1AS 24 Related Party Disclosures to disclose key management personnel campensation
[h] the reguirements of IFRS 7 to disclose financial instruments

(I} the requirements of paragraphs 91-99 of IFRS 13 Fair Value Measurement to disclose information of fair value valuation techniques
and inputs

New standards effective for the current accounting period do nat have a material impact on the financial statements of the Company.
These are discussed In further detail below.
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FINANCIAL STATEMENTS CONTINUED

Notes to the financial statements continued

IFRS 16 - Leases

The Company adopted IFRS 16, Leases, during the year ended 31 March 2020 IFRS 16 supersedes the existing accounting guidance in
IAS 17 Leases. The standard was adopted in accordance with IFRS 16 C8, comparative amounts are not restated and adjustments in
opening retained earnings have not been recognised

The new standard results in almost all leases held as lessee being recognised on the balance sheet as the distinction between
operating and finance leases 1s removed. The Company does not hold any materal leases as lessee, therefore the standard has not had
a matenal impact on the balance sheet or loss for the year

Gaoing concern

The financial statements are prepared on a going concern basis The balance sheet shows that the Company has net current labibties.
This results from loans due to subsidiaries of £28,682m which are repayable on demand and therefore classified as current Liabilities,
These Uabilities are not due to external counterparties and there is no expectation of Intention that these loans will be repatd within the
next twelve months. As a conseguence of this, the Directors feel that the Cormpany 1s well placed to manage 1ts business risks
successfully despite the current economic cimate. Accordingly, they believe the going concern basis 1s an appropriate one See the full
assessment of preparation on a going concern basis in the corporate governance section on page 102.

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 esbmation uncertainty relates to the Company’s investments in subsidiaries and joint ventures. In estimating the
requirement for impairment of these investments, management make assurnptions and judgements an the value of these investments
using inherently subjective underlying asset valuations, supported by independent valuers.

(B} Dividends

Details of dvidends paid and proposed are included in Note 19 of the consolidated financial staternents.

{C) Employee information

Ermnployee costs include wages and salaries of £36m (ZU18/19: £38m), social secunity costs of £4m [2018/19. £5m) and pension costs of
£4m [2018/19: £4m). Details of the Executive Directors’ remuneration are disclosed 1n the Remuneration Report on pages 118 to 133

Audit fees in relation ta the parent Company onty were £0 3m (2018/19: £0.3m).

{D] Investments in subsidiaries and joint ventures, loans to subsidiaries and other investments

Hoar-an Q3D hweslmian e

sabsrdiar T2 Zabss

Abl=: nrivEnt

ar £ M hd
Gn 1 April 2019 - 19707 B9 T 7397 029 28247
Additions - 9,483 7 b 9,494
Disposals [845] [723] - - 11,5691
Depreciation / amortisation - - - (4] (4}
Provision for Impairment - [935] - - {935]
As at 31 March 2020 i 18856 15944 4nd 31 35235

The historical cost of shares in subsidiaries s £12,090m {2018/19, £20,025m] Investments in joint ventures of £404m (2018/19: £397m)
includes £204m (2018/19. £201m) of toans to joint ventures by the Company. Results of the joint ventures are set out in Note 11 of the
cansolidated financial statements. The histonical cost of other investments 1s £57m (2018/19 £51ml
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[E] Netdebt

Ky
£in
Secured on the assets of Vt'ﬂiercorfhbany o i
5.254% First Mortgage Debenture Bands 2035 375 268
5.0055% First Mortgage Amortis.ng Debentures 2035 91 e
5.357% First Mortgage Beberture Bonds 2028 249 292
75714
Unsecured
2.50% Senor Notes 2027 - 79
4.635% Semor US Dellar Nates 2021 180 168
4.766% Senor US Dollar Notes 2023 17 106
5.003% Serwor US Dellar Nates 2024 20 69
3.81% Senior Notes 2024 113 132
3.97% Sermor Notes 2024 115 113
2.375% Sterling Unsecured Bond 2029 298 298
4 14% Senicr US Dollar Notes 2025 89 78
2 67% Seninr Notes 2025 37 37
2.79% Senior Notes 2026 37 37
Floatng Rate Senior Notes 2028 80 80
Floating Rate Senior Notes 2034 102 -
Bark loans and overdrafts 677 264
1,925 1,480
Grossdebt - 2,640 2174
Interest rate and currency derivative babilities 165 127
Interest rate and currency derivative assels {231) [153)
Cash and short term deposits [142) (182}
Net debt 2,632 1,966
¢ Prircipal and interest on these berrowings were fully hedged into Sterling at a floating rale al the ime of 155U
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FINANCIAL STATEMENTS CONTINUED

Notes to the financial statements continued

{E) Net debt continued

0% Convertible band 2015 [maturity 2020)

On 9 June 2015, British Land (White] 2015 Limited (the 2015 Issuer], a wholly-owned subsidiary of the Company, issued £350 million
zero coupon guaranteed convertible bonds due 2020 [the 2015 bonds) at par. The 2015 Issuer is fully guaranteed by the Company in
respect of the 2015 honds.

Subject to their terms, the 2015 bonds are convertible into preference shares of the 2015 Issuer which are autormatically transferred to
the Company in exchange for ordinary shares in the Company or, at the Company’s election, any comtunation of ordinary shares and
cash. Bondholders may exercise therr conversion right at any time up to but excluding the seventh dealing day before ¢ June 2020

(the matunity date], a bondholder may convert at any time.

The imtial exchange price was 1103 32p per ordinary share. The exchange price 15 adjusted based on certain events such as the
Company paying dividends in any quarter above 3.418p per ordinary share]. As at 31 March 2020 the exchange price was 975 09p per
ordinary share.

From 30 June 2018, the Company has the option to redeem the 2015 bonds at par if the Company’s share price has traded ahove
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,
redeermned, or purchased and cancelled. The 2015 bonds will be redeemed at par on 9 June 2020 {the maturity date) if they have not
alreaay been converted, redeemed or purchased and cancelled

The intercompany loan between the Issuer and the Company arising from the transfer of the loan proceeds was initially recegnised at I
far value, net of capitalised 1ssue costs, and 1s accounted for using the amortised cost method. In addition 1o the intercornpany loan,

the Company has entered into a derivative contract relating to its guarantee of the obligations of the [ssuer in respect of the bonds and

the commitment to provide shares or a combination of shares and cash on conversion of the bonds. This derivative contract is included

within the balance sheetf as a liabiltty carried at fair value through profit and loss

Maturity anatysis of net debt |

0% 220
e S N R S . kM e
Ryep’ayable within one year and on dernand h o ' 5 39
between: one and two years 188 17
two and five years 599 479
five and ten years 1,141 808
ten and fifteen years 107 304
fifteen and twenty years 680 465
2,635 2,075
Gross debt 2,640 2174 :
Interest rate derwvatives (64} [26) '
Cash and short term depesits 1142) [t82]
Net debt ) 2,432 1966

(F1 Pension

The British Land Group of Cornpanies Pension Scheme and the Defined Contnbution 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

Tradz and ather deotors 13 4
Prepayrents and accrued income -
13 5
[H) Creditors
R
Trade crediors - S e 46
Corporatior tax 25
Other taxation and social security 25
Accruals and deferred incomne 30
7 126
(] Share capital
R Crdirary snaras
. e o Em o ot 24p eath
Issued, called and fully paid o
AT April 2019 240 260,589,072
Share 1ssues - 1,144,135
Repurchased and cancelled [6) (23,795,110}
At 31 March 2020 234 937,938,097

Issued, called and fully paid

At T Aprit 2018 248 993,857 125
Share issues - 404,377
Repurchased and cancetled B (8) (33,672,430
At 31 March 2019 ’ 240 950,589,072

{J} Contingent liabilities, capital commitments and
related party transactions

the Company has contingent Labilities in respect of legal claims,
guarantees and warranties arnising in the ordinary course of
business It 1s not anticipated that any matenal Labilities will arise
from the cantingent babilities.

A REIT s required to pay Property Incorne Distributions [PIDs] o
at least $0% of the taxable profits from its UK property rental
business within twelve months of the end of each accounting
period Following the temporary suspension of future dividends to
best ensure we can effectively support our customers who are
hardest hit and protect the long term value of the business as a
result of Covid-19, we are discussing an extension to this deadline
with HMRC. Whilst we intend to pay the required PID amount
within the agreed extended deadline, we have agreed with HMRC
that any underpayment of the PID reguired would instead be
subject to corporation tax at 19% provided that it arses as a
conseguence of Covid-19. A total of £37m of corporation tax would
be due by 31 March 2021 if no further PIDs were paid by this date
in respect of the year to 31 March 2020 and no extension (s
agreed. At 31 March 2020, the Company has £nil of capital
commitments (2018/19: £nut]

Related party transactions are the same for the Company as
for the Group For details refer to Note 23 of the consolidated
financial statements.

{K]) Disctosures relating to subsidiary undertakings

The Company's subsidiaries and other related undertakings at

31 March 2020 are listed on the next page. Companies which are
in the process of being dissolved are marked with an astensk [*],
All Group entities are inctuded in the consclidated financial resulis.

Unless otherwise stated, the Company holds 100% of the voting
rights and beneficial interests in the shares of the following
subsidiaries, partnerships, associates and joint ventures Unless
otherwise stated, the subsidiaries and related undertakings are
registered in the United Kingdom.

The share capital of each of the companies, where applicable,
comprisas ordinary shares unless otherwise stated.

The Company holds the majonity of its assets 1n UK companies,
although some are held in overseas companies. In recent years
we have reduced the number of overseas compantes in the Group.

Unless noted otherwise as per the following key, the registered
address of each company is York House, 45 Seymour Street,
London W1H 7LX

b 47 Esplanade, St Helier, Jersey JET OBD

2 13-14 Esplanade, St Helier, Jersey JE1 1ZE

3 14 Porte de France, 4360 Esch-sur-Alzetts, Luxembourg
4 300 Meadowhall Way, Sheffield, South Yarkshire, England, 59 1EA
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FINANCIAL STATEMENTS CONTINUED

Notes to the financial statements continued

Direct holdings

venparyMNave |
BL Bluebutten 2074 Limited

BL Davidsen Liruted

Bl European Fund Management LLFP

BL Guaranteeco Limited

BL Intermediate Holding Company Lim.ted

BL Intermediate Holding Company 2
Lirmited
BLSSP [Funding] Lemited

Bluebutton Property Management UK
Limited (50% interest]

Boldswitch [Na 1] Limited
Boldswitch Lirmited

British Land [White) 2015 Limited [Jerseyl
|[Founder Shares]’

British Land City

British Land City 2005 Limited

British Land Company Secretanial cimited
Britsh Land Financing Limited*

Britsh Land Properties Limited

British Land Real Estate Limited

British Land Secunities Limited
Broadgate [Funding] PLC

Broadgate Estates Insurance Mediation
Services Limited

Hyfleet Limited
Kingsmere Productions Limited
London and Henley Holdings Limted

Meadawhzll Pensions Scheme Trustee
Limited

MSC Property Intermediate Holdings
Limited [50% interest)

Reqis Property Holdings Limited
The British Land Corporation Limited

UK Tax Resident

UK Tax Resident
UA Tax Resident
UK Tax Resident
UK Tax Res.dent

UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
U« Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Res.dent

U Tax Resident

UK Tax Resident
UK Tax Reaident
UK Tax Restdent
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Indirect holdings

Cumpary Nare

T84 &7 Tnton Lirmited
10 Brock Street Limited

10 Portrnan Square Unit Trust [Jerseyl
[Units)

10 Triton Street Lirnited

17-19 Bedford Street Limited
18-20 Craven Hill Gardens Limited
20 Brock Street Limited

20 Triton Street Limited

338 BEuston Road Limited

350 Euston Road Limited

39 Victoria Street Limited
Adamant lnvestment Corporatian Limited
Adshilta Limiteg”

Aldgate Place [GP} Limited
Aldgate Land One Limited
Aldgate Land Two Limited
Apartpowsar Limited

Ashband Limited

B L Holdings Lirmited

B LCT (12697 Limited [Jersey!
B LCT.121500] Limited Jersey!
Barnclass Limited

Barndnll Limited

Bayeast Property Co Limited

BF Propco [N 1) Limited

8F Propce (Mo 19} Limited

BF Propea N2 3] Limited

BF Propco {No 4] Limited

BF Propco (No 5] Limited

BF Prapertes [No 4) Limited

BF Properties [No 5) Lim:ted

BF Propeco (No 13] Lirmited

Birstall Co-Ownership Trust (Membar
interest] [41.25% interest]

BL [5P] Cannan Street Lirmited
BL Aldgate Development Limited
BL Aldgate Investment Limited
BL Bradford Forster Limited

BL Brislington Limited

BL Broadgate Fragrment 1 Lirmited
BL Broadgate Fragment 2 Lirmitad
BL Broadgate Fragment 3 Limited
BL Broadgate Fragment 4 Limited
BL Broadgate Fragment & Lirited
BL Broadgate Fragment é Limited
BL Broadway Investment Lirvuted
BL Chess Limited

BL City Offices Halding Company Limited

BL CW Developments Infrastructure
Company Limited

BL CW Developments Limited
BL CW Developments Plat A1 Limited
BL CW Developments Plot AZ Limited

BL CW Developments Plot D1/2 Campany
Limited

Pas N
UK Tax Resident
LK Tax Resident

COverseas Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Rezident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
U¥ Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Rosidont
UK Tax Resident
UK Tax Rasiden:
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resrdent
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
LUK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident



PREE R

Ioveay e

BL CW Jeve.opments Plot GY Lirrited

EL CW Develooments Pwot K1 Campany
Limitad

BL CW Deve.opments Plois F1, F2 F3
Company Lim tea

BL CW Developments Plots =1, HZ
Comgpany Limited

BL CW Devewprrents Plots LT, L2, L3
Company Limited

EL CW holdings Limited

BL CW Holdings No2 Company Limited
BL CW Haldings Plot A1 Company Limited
BL CW Holdings Plot A2 Company Limited

BL CW Holdings Piot D1/2 Company
Lirmited

BL CW Holdings Plot G1 Company Limited
BL CW Holdings Plot K1 Company Limited

BL CW Holdings Plots F1, F2, F3 Campany
Limited

BL CW Holdings Plots H1, H2 Campany
Lirnited

BL CW Holdings Plots L1, L2, L3 Company
Lirted

BL CW Lower GP Company Limited

BL CW Lower Limited Partnersh p
[Fartnership interest]

BL CW Lower LP Company Lim ted
BL CW Upper GP Carnpany Limited

8L CW Upper Limited Partnership
[Partnership interest]

BL CW Upper LP Company Limitea

L Department Stores Holding Company
Lirruted

3L Dancaster Wheatley L:mited
BL Drurmmmond Proparties Limited
BL Ealing Limited

BL Eder Walk Limited

BL Eurcpean Holdings Lirmited

BL Fixed Uplift Fund Lirmited Partnership
{Partnership interest)

BL Fixed Uplift General Partner Limited
BL Fixed Uplift Nominee 1 Limited
BL Fixed Uplitt Nominee 2 Lirmited

BL Goodman [General Partner) Limited
[50% interest)

BL Goodman Limited Partnarship
[50% interest)

BL Goadman [LP] Limited
BL GP Chess No 1 Limited*
BL HB Investments Limited
BL HC [0OSCH] Lirmited

BL HC (DSCLI Lirnited

BL HC Dollview Lirmuted

BL HC Hampshire PH LLP [Member
interes

BL HC Health And Fitness Hold ngs Limited
BL HC Invic Leisure Limited

BL HC PH CRG LLP ([Member interest]

BL HC PH LLP [Member intarast)

UK TaxReswder‘t
J& Tax Resident
UK Tax Res dant
UK Tax Residart

UK Tax Resident
UK Tax Residert
UK Tax Residant
JK Tax Residant
UK Tax Resident

UK Tax Resident
UK Tax Kesident
UK Tax Resident

UK Tax Resident
UK Tax Resident

UK Tax Res:dent
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Res.dent
UK Tax Restdent

UK Tax Resident
LI Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident

JK Tax Resident
UK Tax Kesident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Rezident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

BLRC PH he 1 LLP [Mermber nterest]
BL HC PH No 2 LLP [Member imterest]
BL RHC PHNe 3 LLP [Member inierest]
BL ~C Property Hotdirgs Lom ted

BL Health Clubs PH No 1 Limted

BL Health Clubs PH No 2 Lirrited

BL High Street and Shoppng Centres
Holding Campany Liritad

Bl Hold-ngs 2010 Lim:ted

BL Lancaszier Investrmants Limitec

BL Lancaster Limited Partnershp
[Partnership interest]

BL Leadenhall [Jerseyl Limited™

BL Leisure and Industrial Holding Company

Lirmited

BL Marble Arch House Limited
BL Mayfair Offices Limited

BL Meadowhall Holdings Limited
BL Meadowhall Lirmited

BL Meadowhall No 4 Limted*
Bl Newpcrt Limited

BL Office [INon-Cityl Holding Company
Limited

BL Office Holding Company Limited
BL Osmaburgh St Residential Ltd

BL Paddington Holding Company 1 Lirted
BL Paddington Holding Company 2 Lim:ted

BL Paddington Praperty 1 Limited
Bl Paddington Praperty 2 Lirnitad
BL Paddington Property 3 Limited
8L Paddingtor Property 4 Limited
BL Picradilly Residential tirmited

8L Piccadilly Residential Management Co
Lirited

BL Piccadilly Residential Retall Limited
BL Res'dential Investment Limited

BL Residential Managament Limited
BL Residual Holding Company Limited
BL Retall Helding Company Limited
BL Retail Indirect Investments Limited
BL Retail Investrnent Holdings Limited
BL Retail tnvestments Limited

BL Reta:l Warehousing Halding Company
Lirnited

BL Sainsbury Superstares Limited (50%
interest]

BL Shoreditch Development Lirited
8L Shorediich General Partner Limited

BL Shoreditch Lirmted Partnership
[Partnership interest]

BL Shoreditch Na. 1 Limited

BL Shoreditch No 2 Limited

BL Superstores Holding Company Limited
BL Tritan Building Residantial Limited

BL Tunbridge Wells Lim.ted

BL Unitholder No. 1 [J] Lirruted [Jersey)’
BL Unitholder No. 2 [J] Lirmited [Jersey):
BL Universal Limited

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Res'dent
UK Tax Resident
UK Tax Resident

UK Tax Ras:dent
UK Tax Resident
UK Tax Resident

UK Tax Residen:

Overseas Tax Resident

UK Tax Resident
UK Tax Residant
UK Tax Residen:
JK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Residant
UK Tax Rezident
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 Residant
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Residant
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

QOverseas Tax Resident
Overseas Tax Resident

UK Tax Resident
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BL Wardrobe Court Holdings Limited
BL West [Watling House) Limited

BL West End Investments Limited

BL Whiteley lLumited

BL Whitelay Retail Lirnited

BL Woolwich Limited

BL Woalwich Nominge 1 Limited

Bl Woolwich Nominee 2 Limited
Blackgien Limited

Blackwall [1)
Blaxmull [Twenty-mine] Limited
BLD |A] Limited

BLD [Ebury Gate) Limited

BLD [SJ] Investments Limited

BLD (SJ) Limited

8L0 Land Lirmuted

BLD Properties Limitad

BLD Property Holdings Limited

BLU Estates Limited

BLU Property Managament Lirmited
BLU Securities Limited

British Land [Joint Ventures] Limited
British Land Acquisitions Limited
British Land Agua Partnership (2) Limited
British Land Agua Partnership Limited
British Land City Cffices Limited

British Land Construction Lirmited
British Land Department Stores Limited
British Land Developments Limited
British Land Fund Management Limited
British Land Hercules Limited

British Land In Town Retall Limited
British Land Industrial Limited

Briish Land Investrnent Management
Lirited

British Land Offices (Non-Cityl Limited

British Land Offices (Non-Cityl No. 2
Limited

Brtish Land Offices Limited

British Land Offices No.1 Limrted

British Land Property Advisers Limited
Briush Land Property Management Limited
Broadgate [PHC 8) Limited

Broadgate Adjoining Properties Lirmted
Broadgate City Limited

Broadgate Court Investments Limited
Broadgate Estates Limited

Broadgate Estates People Management
Lirnited

Broadgate Investrnent Holdings Limited
Broadgate Properties Limited
Broadgate REIT Limited [50% interest) -
Broadgate Sgquare 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
UK Tax Resident
UK Tax Resident
Ui Tax Resident
UK Tax Resident
UK Tax Residant
UK Tax Reswudent
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
LUK Tax Resident

UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
IIK Tax Resident
UK Tax Resident
UK Tax Regsident
UK Tax Resident,
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

Overseas Tax Resident
Overseas Tax Resident

UK Tax Restdent
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BVYP Developments Limited
Canada Water Offices Limited
Casegood Enterprises

Caseplane Limited

Cavendish Geared I Limited
Cavendish Geared Limited

Caymall Limited

Cheshine Properties Limited
Chester Limited”

Chrisilu Nominges Limited

City of London Office Unit Trust (Jersey)
(Units] (35.94% interest)’

Clarges Estate Property Management
Co Limited

Comgenic Lirmted

Cornish Residential Properties Trading
Limited

Cornish Residential Property Investments
Limited

Crescent West Properties

Deepdale Ca-Ownership Trust {39.07%
interest)

Derby Investment Holdings Limited
Drake Circus Centre Limited

Drake Circus Lesure Limited

Drake Property Holdings Limited

Drake Property Nominee [No 1] Limited
Orake Property Nominee (No. 2} Limited

Eden Walk Shopping Centre General
Partier Lirrinled (50% inlerest]

Eden Walk Shopping Centre Unit Frust-
[50% interest] (Jersey) [Units]

Elementvirtue Limited

Elk Mitl Otdham Limited

Estate Management [Brick) Lirnited
Euston Tower Limited

Exchange House Holdings Limited
Exchange Square Management Limited
Fort Kinnaird GP Limited (39.07% interest]

Fort Kinnaird Lirmited Partnership 139 07%
Interest)

Fort Kinnaird Nominee Limited (39.07%
interest]

Four Broadgate Lirmited

FRP Graup Lirmited

Garamead Froperties Lirnited

Gardenray Limited

Gibrattar General Parinar Lirmitad (39.07%
interest]

Gibraltar Nominees Limited (39.07%
interest

Giltbrook Retall Park Nottingharm Lirmited
Hempel Haldings Limited

Hempel Hotels Limited

Hercules Praperty 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 Re=sident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

Overseas Tax Resdent

UK Tax Resident
UK Tax Resident

UK Tax Residant

UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Residant
UK Tax Resident

UK lax 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

LI Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

Overseas Tax Resident



- Ta oy Nt -

Hereford D14 Markat Linited
Hereford Snoppirg Certre GP Limited
Herefo~d Shappirg Certre Limited
Partnership

Horndnift Lirited

HUT Irvestments Limitea [Jerseyl (78 14%
interest]

Industrial Real Sstate Limited
Insistmetal 2 Limited

varyde.l Lim t2d

Ivarydell Subsidiary Limited
Jetbloom Limited

Lancasier General Partnar Lirmited
Linestair Limitad

London and Henlay [UK] Limitad
Lordon ana Henley Lirrited
Lonebridge UK Lim:ted

Longford Street Residential Lirmited
Ludgate Investmant Haldings Lirmited
Ludgate West Limited

Mayfair Properties

Mayflower Retall Park Basiloon Lirmited

Meadowbank Retail Park Edinburgh
Lirnited

Meadowhall Centre [1999) Lirm.ted
Meadowhall Centre Limited

Meadowhall Centre Pension Scherne
Trustess Lirmited

Meadowhall Estates {UK] Limited
Maadowhall Group (MLP) Limited
Meadowhall Foldings Limited
Meadowhall [MLP] Limited

Meadowhall Opportunities Nominee 1
Limited

Meadowhall Opportuniies Nominee 2
Limited

Meadowhali Shepping Centre Lirited

Meadowhall Shopping Centre Property
Hotdings Lirmited

Meadowhall SubCo Limited

Mercar

Mercar Holdings Limited

Minhilt Investments Limited

Mocrage (Property Developments] Limited
Nugent Shopping Park Lim-ted

One Hundred Ludgate Hill

One Sheldon Square Limited [Jersey)!
Ortital Shopping Park Swindon Limited
Osnaburgh Street Lim-ted

Paddirgton Block A [GP) Ltd
Paddington Black A LP {(Partnership
interest]

Paddington Block B [GP] Ltd
Paddington Block B LP (Partnership
nterest)

Paddington Central | [GF] Limited

Paddington Central i LP [Partnership
interest]

" UK Tax Resident
UK Tax Resident

JA Tax Rezsident
UK Tax Resident

Overseas Tax Residant
UK Tax Res-dent
UK Tax Kesident
UK Tax Residert
UK Tax Residant
UK Tax Kesident
UK Tax Hesident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Res dent
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Eesident
UK Tax Resident
UK Tax Residant

JK Tax Residant
UK Tax Rasidant
UK Tax Resident
UK Tax Residant
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 Kesident
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
U Tax Resident

UK Tax Resident

LItoITy Nat -

Paddingtan Central | Unit Trust Larsey]
[Urits)

Paddington Central 11 [GZ] Limited
Paddington Central Il L7 [Partnership

Overseas Tax Resident
UK Tax Res:dant

interest] UK Tax Rasidant
Paddingten Central Il Un-t Trust [Jersey)
[Lnits) Ovarseas Tax Resident
Paddington Central IV Unit Trust [Jersey)
[Urits] Cverseas Tax Resident

UK Tax Residant
UK Tax Residern:

Paddington Kiosk [GP) Ltd
Faddington Kiosk LP (Partnership interast]

PaddirgtonCentrat Managernent Cormpany
Lirratad {87.5% intersst)

Parwick Holdings Limited
Parwick Investrments Lirmited
PC Canal Lirmited

PC Lease Nominee Ltd

PC Parinershig Normimes Ltd
Piccadilly Residential Limited
Pillar iCricklewood) Limited
Pillar [Bartford) Lirmted
Pillar [Fulham] Lirnited

Pillar Auchinlea Limited*
Pillar Broadway Limited
Pillar City Limited

Pillar Dartford No.1 Limited
Piltar Denton Lirmited

Piliar Gevelopments Limited
Piliar Estates No 2 Limited®
Piliar Europe Management Limited
Pillar Fort Limited

Piilar Galliocns Reach Limited
Pillar Glasgow 1 Limited
Piilar Hercules No.2 Limated
Prlar Kinnaird Limited®
Pilar Nugent Lirmited

Pillar Prajects Limited

Pillar Property Group Lirmited
PillarStare Limited

Plymouth Retail Limited
Power Caurt GF Limited

Power Court Luton Limited Partnership
[Fartnership interest]

Power Court Nominee Lirmited

PREF Management Company SA
ILuxembaurg):

Praject Sunnse Investments Limitad
Praject Sunrise Limited

Praject Sunrise Properties Limitad
Reboline Lirmited

Regent's Place Halding 1 Limited
Regent's Place Holding 2 Lirmited
Regent's Place Holding Company Lirmited

Regents Place Management Company
Lirmited

Regents Place Residential Limited
Rigphone Limited
Rohawk Properties Limited

UK Tax Resident
UK Tax Restdent
UK Tax Resident
UK Tax Residert
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Residen:
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Residert
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tex Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Residenrt
UK Tax Resident

Overseas Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Res'dent
UK Tax Resident

JK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
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{ y Narm:

Salm axErope rties
Seymour Street Homes Limited
Shopping Centres Limited
Shoreditch Support Limited

Six Broadgate Limited

Sauthgate General Partner Limited (50%
interest|

Southgate Property Unit Trust [Jersey
[Unrts] (50% interest)”

Speke Unit Trust (67 34% interest] [Jersey]
flinits):

Sprint 1118 Lrmited

St. Stephens Shopping Centre Limited
Stockton Retail Park Limited

Storey Londen Offices Limited

Storey Qffices Limited

Storey Spaces Limited

Surrey Quays Limited

T {Partnership) tLimited

Tailress Limited

TBL [Bromleyl Limited

TBL (Buryl Limited

TBL [Lisnagelvinl Limited

TBL [Maidstone] Limited

TBL (Mitten Keynes) Lirmitad

TBL [Peterborough] Lirnited

TBL Holdings Limited

TBL Properties Limited

Teesside Leisure Park Limited

Ihe Aldgate Place Limited Partnership
[Partnership interest]

The Dartford Partnership (Member interest|
[50% interest]

The Grbraltar Lirited Fartnership
[Partnership interest] (39.07% interest]

The Hercules Praperty Limited Partnership
[Partnership)

The Leadenhall Development Company
Lirmited (50% interest)

The Liverpool Exchange Company Limited
The Mary Street Estate Limited

The Meadowhall Education Centre (Limited
by guarantee] (50% interest):

The Retail and Warehouse Campany
Larmited

The TBL Property Partnershup [Partnership
interest]

The Whiteley Co-Cwnership (Member
interest] [50% interest)

Tollgate Centre Colchester Lirited
Taopside Street Limited

TPP Investments Limited

Tweed Prernier 4 Limited

Union Property Corperation Limited
Unicn Property Holdings [London) Limited

fe -
UK Tax Resdent
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident

Overseas Tax Resident

Overseas Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Residant
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Reaident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resrdent

UK Tax Resrdent
UK Tax Resident
Uk Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
LUK Tax Resident
UK Tax Resident
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Sarenany Name

Valentne Umt Trust (fereey} Urmel
[39.07% interest]'

Vicimitee Limited

Vintners’ Place Limuted

Wardrobe Court Limited

Wardrobe Holdings Limited

Wardrabe Place Limuted

Wates City of Londaon Properties Limited

Westbourne Terrace Partnarship
[Partnership interest)

Whiteley Shopping Centre Urit Trust
(Jersey] (Urits]

WK Holdings Limited

WOSC 1 Nomimee Limited [25% interest]
WOSC 2 Nominee Limited (25% interest)
WOSC GP Limited (25% interest]

WOSC Partners LP (Partnership interest]
[25% interest)

York House W1 Limited

Overseas fax 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 Kesident
UK Tax Resident
UK Tax Resrdent
UK Tax Resident

UK Tax Resident
UK Tax Resident




Supplementary disclosures

Unaudited unless otherwise stated

Table A: Summaryincome statement and balance sheet {Unaudited)

summary incoeme statement based on proportional consotidation for the year ended 31 March 2020

The follawing pro forma information 1s unaudited and does not form part of the consolidated primary statements or the notes thereto.

It presents the results of the Group, with its share of the results of joint ventures and funds included on a line-by-line basis and

excluding non-controlling tnterests.

Gross rental income? [18;

Property operating expenses (3%) 1 [44]
Net rental income 404 117; 532
Adminisirative expenses 73] m - (74) (80] (1] - 81]
Net fees and other iIncome i2 - 1 13 7 - 1 10
Ungeared income return 305 128 {16 L17 333 144, [15) 461
Nat financing costs {66] 149] 4 (1111 (67] 58] 4 (127}
Underlying Profit 239 79 {12 306 266 86 [12) 340
Underlying taxation - - - - - - -
Underlying Profit after taxation 239 79 (12} 306 266 8BS 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 ather corrprehensive income, movernent in dilution of share options and the movement in items excluded for EFRA NAY

2 Group gross rental mcome includes C3m of ailinclusve rents relatng to service charga income

Summary balance sheet based on proportional consolidation as at 31 March 2020

The following pro forma infarmaticn 1s unaudited and does not form part of the consolidated primary statements or the notes thereto.
It presents the composition of the EPRA net assets of the Group, with its share of the net assets of the joint venture and fund assets and
liabitities included on a lne-by-line basis, and excluding non-controlling interests, and assuming full ditution

EFRA Nt
e 5
Croue Aidi K]
o Eny R
Retall properties o 3,204 T 3873 55T
Office properties 4,525 6,793 6,308
Canads Water properties 400 364 303
Other properties 147 - - - - - - - 147 128
Taotal properties! 8,274 3,288 {2211 - - - [179) 13 11,177 12,316
Investments in joint ventures and
funds 2,358 (2.358) - - - - - - - -
Other investments 128 - - - - - - - 125 129
Other ret {Labilities) assets 1365} {77 4 18 & - 179 - [235] (279
Net debt - (3,247} 1853 105 - - 141 - - 13,854] (3521
Net assets i 7,147 - f112) 18 6 141 - 13 7,213 8,649
EPRA NAV per share [Note 2] 774p %05p
I Included walhin the total preperty valus of £11,177m are nght-of -use 3ssets net of lease Labibties of (20m, which in substance, relale Lo properties held under leasing
agreements The fair value of right-of-use assets are determined by caicutaling the present value of nel rental cashflows over the term of the lease agreements
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Supplementary disclosures continued

Unaudited unless otherwise stated

Table A continued

EPRA Net agsets movement

Toal mided ME3renlld
3t March 2070 3 M0 2079
T T . N PO{;L; - - .;' e
e e e e el S [ .. L bmo _pershare  Tm o pErchare
Opening EPRA NAV 8,649 905 7560
Income return 306 33 340
Capital return (1,322} {139} [749) [77)
Dividend paid {295} (311 [298) [30]
Purchase of own shares (125} [ [204) 10
Closing EPRA NAV ) 7.213 T4 8,649 %05
Table B: EPRA Performance measures
EPRA Performance measures suminary table
B B AL
Pence
. £m ger share Ln
EFRA Earnings - basic ' a 306 32.8 34D
- diluted 306 32.7 340
EipiRA Net Initial Yield £.6%,
EPRA 'topped-up’ Net Inual Yield 5.1%
FPRA Vacancy Rate i 6.3%
2y 2

Nt assets
- R L kel e
EPRA NAY 7,213 774 8,649 905
EPRANNNAY 6,762 726 8,167 8H4

Calcutation and reconcitiation of EPRA/IFRS earnings and EPRA/IFRS earnings per share

(Audited) , o i

[0ss attributable to the shareholders of the Company o S e e
Exclude:

Group - current taxatian {4) [3i
Group - deterred taxation 2 4

Joint ventures and funds - taxation - 2]
Group - valuation movement 1,105 420

Group - [protit] loss on dispasal of investrnent properties and investrents (1] 18

Group - profit on disposal of trading properties $¥i] [92)
Joint ventures and funds - net valuation mavement lincluding result on disposals) 284 ol

Jointventures and funds - capital financing costs 22 21

Changes in fair value of financial instruments and associated close-out costs 41 4%

Non-contralling interests o respect of the abave (99) [41)
Underlying Profit ) 306 340

Group - undertying current taxation i - -

EPRA earnings - basic and diluted T T 306 34

Loss attributable ta the shareholders of the Campany (1,027 [297]
Dilutive effect of 2015 convertible bond ) - _

IFRS earnings - diluted ) 11,027) (251
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Table B continued

We\gh—tecmé?ééé";ﬁnber of shares 32
Adjustmart far treasury shares {11} (1]
IFRS/EPRA Weighted average number of shares {basic) 934 971
Dilutive effect of snare cptions - 1
Dilutive effect of ESOP shares 3 z
EPRA Weighted average number of shares (diluted) 337 974
Strip out anti-dilutive - £3) (2]
IFRS Weighted average number of shares (diluted) 934 971
Net assets per share Audited)
B, 2o e

o £m B r= . :
Balance sheet net assets 7,1'1."7; a B,689
Deferred tax arnising on revaluation movements & 5
Mar«-tc-market on derivaitves and related debt adjustments 149 113
Dilution effect of share options 18 24
Surplus on trading properties 13 29
—ess non-controlling interests (112) [211]
EPRA NAY 7.213 T74 8,649 %05
Deferred tax ansing on revaluation mavements 19i [11]
Mark-to-market on dervatives and related debt adiustments (141] (1131
Mark-to-market on debi (2011 {364]
EPRA NNNAV 6,762 126 8,161 854

EPRA NNNAV Is the EPRA NAV adjusted to reflect the fair value of the debt and derivatives and to include the deferred taxation on

revaluations and derivatives.

200 U

Numuezar N oar

L e e s e e, rafton i
Number of shares at year end T - 938 363
Adyustment for treasury shares {11) 1
IFRS/EPRA number of shares {basic) S 927 249
Dilutive eftect of share options 3 2
Dilutive sffect of ESOP shares 2 5
IFRS/EPRA number of shares [diluted) ) 932 956
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Supplementary disclosures continued

Unaudited unless otherwise stated

Table B continued

New EPRA Best Practice Recommendations

EPRA published its latest Best Practices Recommendations in Uctober 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 comparison to the current measures,

EPRA NAV and EPRA NNNAY.

£PRA ERFRA
NRV N
. L Em
At31March 2020 T
EFPRA nat asset value 7.213 7,213
Adjustment for:
Purchasers” costs 659 -
Intangibles - "
Deferred tax adjustment! - -
7872 7,202
Per share measure 845p 773p

1 The new EPRA gutdance states that deferced taxes expeciad 1o crystallise should no longer be excluded The Group will conduct a review of such items upon adoption of the

guidance but does not expect any resuling EPRA adjustment to be material

As the Group's EPRA NDV is the same as the EPRA NNNAV, there are no reconciling items,

EPRA
NGV
At31March2020 - o
EPRA net disposal value 8,762
Per share measure 726p
EPRA Net Initial Yield and ‘topped-up’ Net Initial Yield {Unaudited}
20211 IRk
£m
Investment property - wholly-ownzd 7,941 8761
investment property - share of joint ventures and funds 3,236 3,585
Less developments, residential and land (1,140) [1,098)
Completed property portfolio 10,037 11,218
Altowance for estimated purchasers casts 724 751
Gross up completed property portfolio valuation [A) 10,761 11,949
Annualised cash passing rental income 517 548
Praperty outgoings (21} (14]
Annualised net rents (B) 494 534
Rent expiratian of rent-free periods and fixed uplitts’ 49 32
‘Topped-up’ net annualised rent [C} 545 546
EPRA Net [nitial Yield [B/A) 4.6% 4.5%
EPRA ‘topped-up’ Net Initial Yield (C/A) 5.1% 4 7%
Inctuding fixed/mimimum uplifts received in lieu of rental growth 10 8
Total ‘topped-up’ net rents (D) 555 574
Overall ‘topped-up’ Net Initial Yield (D/A) 5.2% 48%
Topped-up net annualised rent 545 566
ERVwvacant space 38 27
Reversians 13 30
Total ERV (E) 5%4 518
Net Reversionary Yield (E/A) 5.5% 5.2%

T The weighted average penod over which rent-free periods expire 15 ane year 12018419 one year]
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Table B continued

EPRA Net Initiat Yield [NtY} basis of calculation

EPRANIY is calculated as the annualised net rent [on a cash flow basisl, divided by the gross value of the completed property portfolio,
The valuation of our comgpleted property portfolio 15 determined by our external valuers as at 31 March 2020. plus an allowance for
estimated purchaser’s costs. Estimated purchaser's costs are determined by the relevant stamp duty liability, plus an estimate by our
valuers of agent and legal fees an notional acquisition The net rent deduction allowed for property outgoings 1s based on our valuers’
assumptions on future recurning non-recoverable revenue expenditure.

in calculating the EPRA ‘tapped-up’ NIY, the annualised net rent 1s increased by the total contracted rent from expiry of rent-free
periods and future contracted rental uplifis where defined as not in Lieu of growth. Overall topped-up’ NIY is calculated by adding any
other cantracted future uplft to the “topped-up’ net annualised rent.

The net reversianary yield 1s calculated by dviding the total estimated rental value [ERV] for the completed property portfolio,
as determined by our external valuers, by the gross completed property portfolio valuation

The EPRA vacancy rate 1s calculated as the ERV of the unrented, lettable space as a proportion of the total rental value of the completed
property portfolio,

EPRA Vacancy Rate

202t -

. L o
Annualised potential rental value of vacant prem-ses ' ) 38 26
Annualised potential rental value for the complered property portfelic 403 629
EPRA Vacancy Rate £.3% 419

The above 1s stated for the UK portfolio onty. A discussion of significant factors affecting vacancy rates 1s included within the Strategic
Report [page 54).

EPRA Cost Ratios (Unaudited]

2 Ak
Proparty aperating expanses’ ' o T 69 34
Adrministrative expenses 73 80
Share of jo.nt ventures and funds expenses 14 1
Less: Performance and management fees (from joint ventures and funds) 18 (8)
Net other fees and commissians {5) (2}
Ground rent costs and cperating expenses de facto ircluded In rents (16 7,
EPRA Costs lincluding direct vacancy costs) [A] D 127 108
Direct vacancy costs (30} [13)
EPRA Costs (excluding direct vacancy costs) (8 97 93
Gross Rental Income less ground rent costs and operating expenses de facto ncluded in rents 398 414
Share of joint ventures and funds (GR| less ground rent costs) ] 1&2 153
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 quaranteed 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 lexcluding direct vacancy costs and excluding impairment of tenant incentives and
guaranteed rent increases] (B-D)/C 14.3% 16 6%
Overhead and operating expenses capitalised [including share of joint ventures and fundsl & b

. Included wiathin property operating expensés in the current year s £13m {2018/19 £n:)in relation ta write-offe and provision against tenant incentive halances hald by the
group and £5m [2018/39 £nil} 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

increases which are exceptional items in the current year, to show the impact of these items on the ratios
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FINANCIAL STATEMENTS CONTINUED

Supplementary disclosures continued

Unaudited unless atherwise stated

Table C: Gross rental income

Rent recevable’
Spreading of tenant incentives and gquaranteed rent Increases
Surrender premia

Gross rental income

Pl bas e
e
558 587

13 (13]

5 7

o 560 575

1 Group gross rental income includss £3m of atlincluswe rents relating to service charge income

The current and prior year information is presented on a praportionally consolidated basis, excluding non-controlling interests

Table D: Property related capital expenditure

Graup Total Graae Tousl

£m £m Frr e

Aéqmsﬁmms ' . o 94 148 221 236
Development 156 282 183 274
Like for Like portfolio 83 103 35 54
Other ] 7 18 29 12 8 70
Total property related capex 351 211 542 451 133 o84

I Ircludes (36m of flewible workspace fit-out In the current year wrich has been reclassified from property, plant and equipment to property addiions

The above 1s presented on a proportionzlly consolidated basts, excluding nen-controtling interests and business combinations.
The ‘Other category contains amounts owing to tenant incentives of £12m (2018/19: £7m, letting fees of €3m (2018/19. £5m,

capitalised staff costs of £6m (2018/19 £6m) and capitalised interest of £8m (2018/19. £3m)
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OTHER INFORMATICN (UNAUDITED]

(Data includes Group's share of Joint Ventures and Funds)

Sales

Binoe 1 Apr (207
Completed

Portfolic of Sainsbury’'s stares
savid L.ayd, Croydon
Hormebase Walion on Thames
Cebenhams, Bournemouth
Clarges-

1 3L share of arnaalised rent toppad ug for rent frees
2 Cém ofwhich exchanged prior to FY2C

Purchases

Simte T A 2iY

Completed

West One

4 Orsman Road, Haggerstan

Aldgate Place, Phase 2

Former TaysRus unit, Stockien-on-Tees
Sairsbury's, Burton upon Trent

1 BL share of annualised rent lcpoed up for rent frees

Retal 522 246 15
Retai 72 22 1
Reial 20 20 1
Retal. 3 8 1
Resigzntial 84 86 -
658 182 718‘
Pre=
[BL 5541w} Paz
Bee Con
Miices 217 54 2
Offices 32 32 2
Residentiat 19 19 -
Retail 8 8 -
Retail 5 5 1
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OTHER INFORMATION (UNAUDITED) CONTINUED

Portfolio Valuation by Sector

Crangs .
Ve & )
E1geg Fumis Total
A3 Marin 2000 ti wm . Em, H1 K2 FY
West End 4,151 53 4,204 (0.7) 5 14
City 300 2,249 2,569 13 25 37
Oftfices 4451 2,322 6,773 84 19 23
Retall Parks - T 1115 724 1,829 {12.4) g8l (287
Shopping Centre 753 757 1,510 [11.8! [19.8] [29.2)
Superstores 89 - 89 [15] [7.7) [47)
Department Stores 33 - 33 [10.5] (33 3! [40.3)
High Street 133 L 134 9.7 (110 (19.8]
Leisure 249 19 268 08 [8.4] (7.1%
Retail 2,372 1,501 3873 (o7 {18.2} (26.1)
Residential? ' 147 -4 (2 i9.6) (2.7
Canada Water o 364 - 364 124 1.6) 9.8
Total o ) 733, 3823 1157 (43 (631 (3.1
Standing Investments - T 6593 3432 10,025 (5.2) 7.4 11200
Developments 741 391 1132 46 23 6.5

1 Valuaugn movemenl during the year |after taking account of capital expengiture] of properties held at the balance sheet date, including develapments (classified by end

usel, purchases and sales
2 Stand-alone residential

Gross Rental Income’

. 12 manthe t:. !_W_b':‘.xii‘\ éz) A.’!lwnl\_sm as at 31 M:rrhrJ-liﬂ.)
Vs & Ve &
Acceunting Bas.s £m Sronp Fonds Tutai Giaup Frinds Total
West End 155 i 156 144 2 144
Caty 15 49 B4 7 63 70
Offices i 170 70 240 151 45 216
Retall Parks T o o R 58 152 90 55 145
Shopping Centre b4 52 114 61 49 110
Superstares 5 5 10 5 2z 7
Department Stores 7 - 7 5 - 0
High Street 6 - & & - 6
Leisure 15 1 16 14 1 15
Retail 191 116 307 181 107 288
Residential® - - 4 - 4 4o - 4
Canada Water o ' S I 9 8 - 8
Total ' 374 186 540 344 172 516

1 Gross rental .ncorme wili differ from annualised valuation rents due to accounting adjustments for fixed & minimum centractad rental uplifts and lease incentives

2 Stand-alone residential
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Partfclio Net Yields'?

B3 g 3T Meron 2020

West Erd 2.4
City 3.2 40 4.0 45 &5
Dffices 344 41 44 3.2
Retail Parks 7 72 73 70 (13 6)
Shopping Certre 6.1 6.2 6.3 &4 "czl
Supersicre 6.5 69 6.9 57 15.8]
Departrmeant Store 19.4 54 22.5 2.2 185 104 (*9.8]
High Street 3.8 40 LG 2.5 57 5.9 i.8]
Leisure 53 5.4 6.0 5.8 22 o1 i1.2)
Retail 7 6.5 66 6.9 66 10 65 (1.7}
Canada Water ) . B 51.7 3.4 34 40 25 4.0 (5.8
Total _ o4& 5 5.2 5.2 38 55 (4.7
Or a proporuonaily cansolidated basis including the Groug 5 share of jont ventares and funds
1 Inctuding notionatl purchaser s costs
Z2 Excluding comm tted developments, assets neld for development and resident al assats
3 Including rent contracted from expiry of rert-fres periods ana fxed uplifts not in beu of rentat growth
4 Including feed/mimsmum uplits (excluded from EPRA defimtion)
53 As calculated by IFD
Total Property Return {as calculated by IPD)
Y2 ianarbs ta 31 March 2071 Bifiea  Retail o Totai
o o o Eritian Lynat IPD Bt Lan D Brtian Land N b

Capital Return 25 {0.51 [27.3] [14.5] (10.3] [4 8]
- ERV Grawth 3.2 1.3 (11.7] (5.8} (471 (1.0)

Yield Movement’ [4bps] [2bps] 107bps 5%ps 38bps 180ps
Income Return 3 38 87 24 43 45
Total Property Return 57 33 [22.4] [9.8) .41 (0.4

On a proportionally consouidaled basis including the Group s share of jaint ventures and funds
1 MNet eguivaient yield movement
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OTHER INFORMATION (UNAUDITED] CONTINUED

Top 20 Tenants by Sector

As ar 3 March 2020
Retail
Tesco plc!

Next plc
Kinghsher
Walgreens [Boots]
M&S Plc

J Sainsbury
Dixons Carphaone
Debenhams
Frasers

JD Sports
TIHATK Maxx]
Arcadia Group
New Look

Asda Group
Yirgin

TGi Fridays
Steinhoff

H&M

Hutchison Whampoa Ltd
DESFPurmture

1 Includes £3 4m at Surrey Quays Shopping Centre

13

7.8
49
3.6
35
2.8
2.6
2.5
25
2.4
2.2
21
2.0
1.9
1.7
i6
15
1.5
1.4
1.4

Offices

Facebook
Government
Dentsu Aegis-
Visa

Herbert Smith Freehills
Gazprom
Microsoft Corp
Vodafone
Tutlett Prebon
Deutsche Bank
Henderson
Reed Smith

The Interpublic Graup {McCann)

Mayer Brown
Skyscanner
Mimecast Ltd
Credit Agricole
Aramco
Kingfisher
Monzo Bank

S of

ufice rent

2 Taking into account therr pre-tet of 310,000 sg ft at 1 Triton Sguare, # of contracted rent would rise to 13 Q.- As part af this new letking, Dentsu Aegis have an option to
return their existing space at 10 Triten Street in 202Y 1 this oplisn 15 exercised, there s an adjustment to the rent free period in respect of the letting at 1 Trilen Square

to compensate British Land
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Major Holdings

Loy

lengtr yra

Asat 3T Maren 202) - S £n aa

Broadgate ' - CT 50 4448 147 6.3
Regent's Place 100 1,740 80 23
Paddington Central *ao 955 45 58
Portman Square 13 134 14 54
Meadowhall, Sheff-eld 59 1,500 82 49
Drake's Circus, Plymouth 100 1,190 20 4.3
Teessidz, Stockton 129 549 16 38
Eating Broadway 103 540 15 38
Glasgow Fart 78 5.0 20 97
New Mersey, Speke 6t vzt il
1 Annuaased EPRA contracted rentincluding 100 of Joint Ventures & Funds
2 Includes accommadation under offer or subject 1o asset managemant
3 Weighted average to first bresk
4 Excludes commitied and near term deve.opments
Lease Length & Occupancy

2] Reoupeniyato”

EPRA

A ab 3% March 2020 Taexpmy Tabiodk Clrapanry  Qorusancy
Wes! End ) - ) b4 5.4 97.6 977
City 75 53 854 26.6
foices o 68 57 929 7.3
Retal Parks ' S 6.8 55 941 56.1
Shopping Centre 6.6 5.2 24 2 904
Superstores 69 6.8 100.0 1000
Department Stares 18.1 9.1 87 % 97.9
High Street 4.7 4.0 917 92.1
Leisura 144 14.3 53.1 731
Retail o 7.3 5.9 9!‘_,2 ) 95.7
Canada Water o A . A T
Total - T 70 5.8 936 966
} Space allocated Lo Storey 15 shown as ocCupied where there 15 a Storey lenant 1n place otherwise it1s shown a3 vacant Total occupancy would rise fram %o &% to 97 1571

Storey space were assumead to be fully let

Includes aczommmoedation under offer or supject to asset managament

Where occupiers have entered adminisiratan or CVA but are sull lable far rates, these are trealed as occupied Reflecting units currently occupied but expected to
berome vacant, then the cccupancy rate for Retail would reduce fram 93 77 to 94 7%, and tolal occupancy would reduce from 96 6% te %6 0%

[FSR N}
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OTHER INFORMATION [UNAUDITED] CONTINUED

Portfolio Weighting

FURE 2001 2020

As at Tilfidv'\,n o o ,‘,:” B ?rh
West End 330 377 4204
City 18.2 230 2.56%
Offices L L 51.2 0.7 5773
Retall Parks ) ’ 21.0 165 1,839
Shopping Centre i7.2 135 1,510
Superstores 2.7 0.8 8%
Department Stares 0.6 03 33
High Street 1.4 1.2 134
Laisure 2.4 24 268
Retail ] L 453 347 3.873
Residential!l - o 1.0 1.3 147
Canada Water - i - 25 33 384
Total _ 160.0 1000 14,157
London Weighting ] j 61%  T1% 1878
1 Stand-alone residential
Annualised Rent & Estimated Rental Value (ERV)

Annualised rent l";:‘u'ﬂiaﬁ bassl £m o ERVEmM Average rrat Epof o
As 1’ 3\7Marr‘,‘. 2']25} Graup VJV';& Finds Tatal "fomtr . Contrarted ERV
West End? 136 2 138 191 62.8 59.4
Crty: 6 b4 70 118 50.3 631
Offices? 142 b6 208 309 58.0 66.9
Retall Parks - 91 58 149 140 750 229
Shopping Centre 62 51 113 116 29.7 29.9
Superstores 7 7 5 21.0 171
Department Stores 6 - 6 4 b4 46
High Street b - 6 9 13.1 18.6
Leisure 14 1 15 15 174 163
Retail 186 110 296 289 24.1 23.0
Residential* - T 4 - 4 4 4.7 37.4
Canadawater - T T T % 9 s s
Total - 340 176 516 611 30.9 33.4

I Gross rents plus, where rent reviews are outstanding, any increases to ERY (a3 determined by the Group's external valuers!, \ess any ground rents payable under head

teases, excludes contracted rent subject to rent free and future ugift.
Annyalised rent, plus rent subject to rent free

£psf metrics shawn for office space only

Standalone residential

Reflects standing investment only

[SIIF-E V)

218 British Land Annual Report and Accounts 2020



Rent Subject to Open Market Rent Review

Tarpwrosd s 3 My o 0200 EREYS ork £l s oD
Arar sl Marun 220 ] e B i im [Xn
West End 17 ? 7 15 72
City I - - 1% 11 1 37
Offices N - 28 ? 23 22 27 - 60 169
Retail Pars ' 17 BRK e 6 6 47 54
Shkopping Centre 12 7 12 7 4 31 4z
Superstores - - - 1 3 - 4
Departrent Steres - - 1 ? - 1 2
Hign Street - - 1 - 1 1
Leisure - - - - 1 - 1
Retail B 29 18 28 L 14 15 105
Residential . - 1 ~ - . - 1
Total - 57 28 51 38 o4 136 215
Ona proportionally consclidatad basisincluding tne Group's share of jaint ventures and funds
1 Reflects standing Investment only
Rent Subject to Lease Break or Expiry
Farperud fn 38 Mach 2221 2042 ai2d L 2044 2N23-223
Aa gt 31 March 20,09 {m £m £in e £m £m
West End . 1B 29 17 14 16 59
City 12 3 4 12 19
foicgi o 25 32 2% 26 22 78
Retall Parks ' 17 11 16 5 12 44
Shopping Centre 14 14 14 14 7 47
Superstores - - 2 - - 2
Department Stores - 3 - - - 3
High Strest 2 1 1 1 4
Leisure - - - - - - -
Retail ) 3329 33 40 __2_8___ B ___?E_i_____ 155
Residential - 3 - - - - 3__ 3
Canada Water!' 77 o o ) i 1 1 2 - 3 5
Total . &2 b2 3 59 58 42 179 289
% of contracted rent o L B 19.8 9.6 e 74 313 - 50.5
On a prepartienally consolidated basis including the Group 5 share of joint vertures and furds
I Reflects standing imvestment anly
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OTHER INFORMATION [UNAUDITED] CONTINUED

Recently Completed and Committed Developments

BL Share LR TR} PC Calenda C‘\;;“Lrj: Cestto cume £RY Let
As at 31 Mardhn )Q/'J . . Sactor o h (3] Yoar VEm . ,,,&r," o El[v” . ig’m
1 Fmsbufy Avenue Qffice 50 287 Q12019 171 - 83 7.0
135 Bishapsgate Office 50 335 Q12020 214 - 9.7 8.7
Plymouth [Leisure) o Retat Mo 8 n4201% 26 P 18 1.2
[ﬁ@g;ently Completed . ) o738 77-7 411 s 19.8 16.9
100 Liverpool Street Otffice 50 524 Q32020 378 27 1%.3 15 4
1 Triton Square> Office 1m0 366 Q22021 385 9 22.6 218
Total Committed ) ) 890 763 [ 41.9 37.2
Other Caprtal Expenditure® 57

1 From 1 Aprid 2020 Cost to come excludes notionalinterast as interest s capilalised individually on each development at our capitalisation rate

Z Estirmated headline rental value net of rent payable under head leases lexcluding tenant incentives)

3 ERV let & under offer of £21 8m represents space laken by Dentsu Aeqis As part of this letting, Dentsu Aegis have an option to return their exisling space at 10 Triton
Streetin 2021 If this option 1s exercised, there s an adjustment ta the rent Irze period in respect of the letting at 1 Tritan Sguare 1o compensate British Land

4 Capex committed and underway within our investment portfoliz relating to leasing and asset management

Near FTerm Development Pipeline

Curcent Let & Undear

Tl sgft Earliest Sract Vialde Castic Come ERY Qrar
As at 31 Ma»nzczn o - S_n.c'tm noa D_r_\ Sna“ L §_"_1 . £imn tm ,(“,m, Planning Sratis
Norton Folgate Office 336 Q32020 25 280 220 - Consented
1 Broadgate Qffice 538 Q22021 & 230 200 - Consented
Aldgate Place, Phase 2 Residental 133 G4 2020 37 95 70 Consented
Total Near Term B 1007 228 605 0 0 -
Other Capital Expenditure® 22

1 From 1 April 2020 Costto come exciudes notianal interest as interest is capital:sed indimduatly cn each developrment at sur capitalisation rate
2 Estimated headuns rental value net of rant payable under head leases [excluding tenant incentives)
3 Forecast capital commitments within our investment portfolio over the next 12 manths relating to leasing and asset enhancement

Medium Term Development Pipeline

B. Starn Tyl 5 ft
Anat 2% March ?L!?U et tor 7 Riks] . P\E:I%W\FQVSVAHJ&
5 K\ngddm Street T Office 10 438 Submitted
Z-3 Finsbury Avenue Office 50 5463 Consented
Eden Walk Retail & Residential Mixed Use 50 452 Consentad ;
Eaiing - 10-40 The Broadway Retall 130 303 Pre-submission ‘
Gateway Building Leisure 100 105 Consented ;
Csnada Water- o Mixed Use oo 5,000 Resolution to grant planning
Totak Medium Term ) 6,851

1 Planning consent for previous 240,000 sq [ scherme
2 Ondrawdown of the Master Jevelopment Agreement. ownership reduces to 80% with LBS owning 20 LBS ownership will aqjust uvsr fime depending on leval of
investment by Southwark
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SUSTAINABILITY PERFORMANCE MEASURES

Sustainability performance measures

We report on all assets where we have day-to-day operational or management influence [our managed portfolio) and all
developments over £300,000 with planning permission, onsite or completed in the year. The exception s EPC and flood risk data,
where we report on all assets under management. As at 31 March 2020, our managed portfolic comprised 83% of our assets under

management. Please see the scope column for indicator-specific reporting coverage.

Selected data has been independently assured since 2007, Selected data in the Sustainability Accounts for 2020 has been

independently assured by DNV GL in accordance with ISAE 3000 [Revised].

2020 sustatnabitity strategy performance

Aligned to the corparate strategy, our sustainability strategy s built around four focus areas, which address major social, economic
and environmental trends to create value for our stakeholders and the business. Here is an overview of our recent performance.

For our full methadology, more detalled data and the 2020 DNV GL assurance statement, please see our Sustainabiiity Accounts 2020

at www britishland com/data

Gveralt

Ied Catsrs Al

Continued inclusion in three out of four sustainability indices: DJSI Europe, 414 4f4 -
DJSIWorld, FTSE4Good and GRESB ) . )

Major deveiopments or track to implament Sustainabiiity Brief o L L 0% 22027
Wellbeing

Indr ators Zn7u

Oeliver a WELL certsfied commercial office 1o shell and core, and set carporate

policy for tuture developments Detiver On track On track -
Develop and pilot retait wellbe:ing specification o N Deliver  Completed in progress -
Increase the sense of welibeing for shappers, retailless and occup.ers at our places Increase 85% i B4% -
Define and trial a methodalogy for measuring productivty in offices Oelver  Completed  Completed -
Research and publish on how development design impacts public health outcomes  Delver  Completed  Completed -
Pilot interventions to improve local air guality 3 ) 2 In progress -
Imury Incidence Rate (RIDDORI Offices ) o ) 3396 1677 46/46
i 777 o _ Retall o ) 0.00 __Lm 57/57
irjury Frequency Rate RIDOGRI Developments e DpA 012 4952
Community

i ot srs 23234

Impiement our Lacal Charter at key assets and major developments . 100% F4% ?2% -
Britsh Land employee skilis-based volunteering _ 20% C19% 17% -
Briish Land employee volunteering B ) 0% 68% 81% - -
Cammunity programme beneficiaries B 40,076 36,358 -
-

S

Futureprocfing

Indwcatsrs 200y

Current new developments on track to achieve BREEAM Excellent for Othces and

Excellent or Very Good for Retall ) 7 I 10 O 100% 92% _100%
Carbon (Scope 1 and 2] intensity reduction versus 2009 (index scored] 55% _73% b4 73473
Landiord energy intensity reduction versus 2009 index scored) ) 55% 55% CAA% 7373
Electrscity purchased from renewable sources o __100% _ 96% 6% 102,104
Average reduction in emnbodied carbon emissions versus cancept design

on major deveiopments ) N N 15% 6% 10% -
Waste diverted from landfill: maraged properties and developments o 100% 9% 99.46% 133141
Portfolio with green building ratings [% by floor areal ) ) ) 23% 8% 100%
Energy Performance Certificates rated F or G (% by floor area] - 5% 5% 2587/3004
Portfolio at high risk of flood (% by value) _ - o 2% 3% 1741174
High flood risk assets with flond management plans [% by valug) 100% 100% 77

1 In this financial year we were lstad in 0JSI 2019 World and Europe, awarded a green star in GRESE 2017 and ranked in the tep 98" percentile of FT5E4Good 2017
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SUSTAINABILITY PERFORMANCE MEASURES CONTINUED

Skills and cpportunity

tndicators

People supported mtoren’iployment (curh:\ul_g_tugerl

Strategic suppliers agreed with terms of our Supplier Code of Ccijrn'dgcl

2026

Prioritised supplier workforce who are apprentices

Pilota Living Wage Zone at 3 London campus o
Workforce pa:d at least Living Wage Group employees
Foundation rate Supplier workforce at managed
properties

Developments supply chamn spend within 25 miles

1.700 1,745 1232 -

T 0% 767 oIy, -
R 21% T2.4% 147/273
Delwer pitoted In pro-g-ress -

L 100% 100% 100% -
78 6% 1014101

667 6% 9/10

EPRA best practice recommendations on sustainability reporting

We have received Gold Awards for sustainability reporting from the European Public Real Estate Association [EPRA] eight years
running For our full EPRA sustainability reporting, methodology and the 2020 DNV GL assurance statement, please see our

Sustainability Accounts 2020 at www.britishland com/data

Selected data has been independently assured since 2007. Selected data in the Sustainability Accounts for 2020 has
been independently assured by DNV GL in accordance with the International Standard on Assurance Engagements (ISAE]

1604

3000 revised - Assurance Engagernents other than Audits and Reviews of Historical Financial Information’ (revised, sBER
1ssued by the International Auditing and Assurance Standards Board.
Environmental’ :
ir@ram:s B . 2oz o o o
Total electricily consumptian IMWH) . 151,504 154,532 142,833 102/106
Total district heating and cachng consumption [MWh! a G a -
Totat fuel cansumption {Mwh] o o 37,156 35290 37500 81/85
Building energy mtensity kWh]  Offices [per m?] o 10299 136.40 14571 31/31
Retall - enclosed [per m’) 13210 149 02 15648 88
) Retall - open air lper car parking spacel 160.46 161.06 16813 34/3i
Total direct [Scope ﬁgreenhr-}use gas EMISSIONS ftonnes CO e T 6,945 6556 6967 B81/89
Total ingirect (Scape 2] ~ Locaton pased B ] 15,373 20,258 27301 102/106
greenhouse gas emissions
{tonnes CO:e) __ Market based i 649 1,549 1,875 102/106
Gresnhouse gas intensity from Dffices [per m?] B 0.032 0.044 0.055 3131
building energy consumption Retail - enclosed [per m'] "0.037 0043 0.056 8/8
[tonnesrcoge] Retail —-_opgn air [per car parking SP?L]_,,,, 0.044 0.049 0.042 34/34
Total water consumpticn [m?) o T B14.6%8 553,287 41 6:221 7474
Building water Intensity (m?) T th\ceé{—pﬁE] - 121 14.09 15 54 __BQIBD
Retall - enclosed [per 10.000 v.sitors) 135 nr Nr _B/g
B Retail - open air {per 10,000 visitors) 15.4 N nr e _ 1819
Total non-hazardous waste by o 10,065 10,818 11,207
d.sposal route [tonnes ana %) Re-used and racycled B 58% _57% 56% 85/90_
7,368 8,182 8,887
Incinerated ) 42% 43% 48% 85/90
o T2 T2 6 '
- ) Landfiled __ . 0% 0% 8590
Total hazardous waste 8 5
by disposal route (tonnes and %]  Re-used and recycled 84% 4% o 85/50
2 7
ncinerated o 16% _56% ___nr _85/90
i
777 ) Landfitled B ) B 0% 0% nr 85/590
Sustainably certified assets - AtoB - 25%  22%  23%  2587/3006
Energy Performance Certificates g E 70% 73% 72%  2587/3006
(% by floor areal EtD G o 5%, 59 T 584 2587/%

1 As per EPRA bast practice recormmendations, total energy and waler dala covers energy and water procured by British Land Energy and carban intensity data covers
cammon parts and shared services for Offices and commen parts for Retail Water intensity data covers whole bulldings for Ofhices and comrmon parts for Retail

Par m' comprises nat internal areas for Offices and cormmon parts for Retal
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Sociat

o csieis 7z

Empoyes dwersity - gendar  Male ) o B . L
o Female 8V sIm %% -
Erapicyes gender pay ratia (median Executwe Directors o ) - - - -
remdJnaranan, fernale to malel Serior management

- ) ) M\gdle_an@é?—;w.aqagz-j._en_t .
Empleoyes training - average hbours

Employee annua: performance rev ew
Employee new hires rate

L

|
Employee turnover — departures rate )
Employee haalth and safety Absentee rate

Injury frequency rate
Lostdayrate
S Werk-related fatalities
Asset heallh and safety Proportien subject to health
and safety review (%]

S Incidents of non-camplance 8 G o 100%
Progrsss implementing our Implernent our Locatl Charter at key assets Charter

Local Charter at key assets and and majar developments {% progress) ~ 94%  92%  updated -
major developrments Propartion of managed port‘otio [floor areal 80% 83% - 101/101

where Local Charter or other community
activity implermented

Governance m“_m_it]' Rf_:._m{!_.md A_ccou:-!_':s

\r.:ln'__u"us_ _ . . R .

Compasition of the huighest governance oady Board's Executive and Non-Executive Directors page 92,
- e . . _._ _Tenuresof Non-Executwe Directors page 107. = _

Narminating and selectirg the highest governance body Appointment process for new directors page 106,

Corporate-level performance e

Process for managing corflicts of interest Board procedure for managing cenflicts of
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TEN YEAR RECORD

The table below summarises the last ten years’ results, cash flows and balance sheets

Pl 218 2018 217 2014 2015 2014 2411 22 ESH
L 4\_Em E!YV\V £in £ Erns E”nj £m £m . }',m €59 .
Income' - S
Gross rental incame 580 576 413 &43  454 18 597 567 B72 541
Net rental incomne 7 478 532 576 610 620 585 562 541 546 518
Net fees and ather incame 13 0 15 17 17 17 15 15 17 18
Interestexpensenet (11 (21 li2g) (0 _(80) 01 (02 20s) (18] (212)
Administrative expense o tra sl (B3 (8s) (4] 7 (88l (78] i7¢]  [vel s8]
Underlying Profit L 386 340 380 390 383 313 297 274 269 286
Exceptional costs
ot included in Undertying Profitl- - - - - - - - - - -
Diwvdends declared o 148 298 302 296 287 277 266 234 231 231
Summarised balance sheets
Total properties at valuation” 14,177 12316 13,714 13,940 14,648 13,677 12,040 10,499 10,337 7572
Net debt 138541 3521) 13,973 (4223 (4765 [4918] (4.890) (4,268) (46901 [47173)
Otherassetsand labilites (1101 [146] 11831 (2190 191 276 (1231 (246] (266 298]
EPRA NAV/Fully diluted adjusted -
netassets _ 7213 8647 950 9498 10074 9035 7027 597 5381 5101
Cash flow movement - Group only
Cash generated frem operations 404 617 351 379 341 318 263 197211 8l
Q?e;;ah&;_frfam operations _ {29) 4 2 4?6] j @7 3% f- @ 77_[7]77 s 28
Net cash inflow from -
operaling activities 375 613 353 363 294 285 219 190 206 210
Cash [cutflow] inflow from capital
expenditure, investments,
acquisitions and disposals (361} 187 346 470 230 [111] [860) {202} [547] [240]
Equity dvidends pad (295] (298] [3064)  (295) (235 (278 (1591 [203) (212 {139]
Cash inflow loutflow] from
management of Liguwd resources
and finaneing 232 ¢Sl 404 (538)  _(283] 20 607 213 830 157
IDecrease| Increaseincash™ (49} 137 ¢} - 4 [34] 7 12) 77 (12]
Capital returns
[Reduction] growth in net assets® [16.6)% |9 5]% 0.7% 5.71% 11.5% 28.6% 17.8% 10.9% 5.5% 15.7%
Total return 111.01% 13.31% 8.9% 2.7% 14.2% 24.5% 20 0% 4.9% 9 5% 17.7%
Totalreturn - precexcepuional | (11.00%  [330% 89%  27%  142% 245% 200% _ 45%  95% 17.7%
Per share information e - o
EPRA net assel value per share T74p _ 905p  9Tp  915p  919p  829p  688p  5%p  599p  567p
M_emorandum T - - -
Dwidends declared in the year lé0p  310p  30ip  292p  Z84p 2i7p  270p 264p  261p  260p
Dwvidends paid in the year 3155 305  296p  288p _ 80p 273p _ 267p  263p  260p  260p
Diluted earnings
Underlying EPRA earnings per share 32.7p 3L 9p 37.4p 37.8p 34p 30.6p 29.4p 30.3p 297p 285p
IFRS lloss) earnings per share  1110.0)p (300 485  147p 1197p 1673p 1102p 315 538  95.2p

1 ftncluding share of jaint ventures and funds

2 Represents movement in diluted EPRA NAY

3 Including surplus over book value of trading and develnpment progerties

4. Including restatement in 2076 and exceptionat finance costs in 2009 £119m

5 Represents movement in cash and cash eguvalents under IFRS and moverments i cash under UK GAAP
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SHAREHOLDER INFORMATION

Analysis of shareholders - 31 March 2020

N

Zaoac

IV Marc

27l

1-1,0C0 4,955 C4.58 2,100,543 022
1,001-5CC0 2636 2904 5,804,849 042
5,001-20,000 637 7.02 £317,738 067
Z0,031-50.00C 232 296 7435394 1.79
3C,001-highest 518 681 15,273,573 77.69
Towt 9078 100,00 937,938,097 199,00
rldertpe .. .

Individuals 5,580 4150 10114522 1.08
MNormnee and

Institutiona!

investors 3498 3850 9@_2125 78,97
Total L2078 | 10099 937938097  100.00

1 Exclud ng 11,260,245 shares held in treasury

Registrars
British Land has appommted Equirniti Limited [Equiniti] to

administer its shareholder register. Equimiti can be contacted at:

Aspect House
Spencer Road
Lancing, West Sussex BN99 6DA

Tel 0371384 2143 (UK callers)
Tel +44 {01121 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-

view your British Land shareholding online
update your detalls
elect to recewve shareholder mailings electronically

Equinitiis alse the Registrar for the BLD Property Holdings
Limited Stock,

Share dealing facilities

By registering with Shareview, Equiniti also provides existing
and prospective UK shareholders with a share dealing facility for
buying and selling British Land shares online or by phone

For more information, contact Equiniti at www shareview co uk/
dealing or calt 0845 603 7037 [Monday to Friday excluding public
holidays from 8.30am to 4 30pm]. Existing British Land
shareholders will need the reference number given on your
share certificate to register. Similar share dealing facilities are
provided by other brokers, banks and hnancial services.

Website and sharehelder communications

The Brntish Land corporate website contans a wealth of
matenal for shareholders, including the current share price,
press releases and infoermatian on dividends. The website can be
accessed at www.britishtand.com.

British Land encourages its shareholders to recewe shareholder
commurnications electronically, This enables shareholders

to receive information quickly and securely aswell as in a

more enviranmentally friendly and cost-effective manner.
Further information can be obtained from Shareview or the
Shareholder Helpline

ShareGift

Shareholders with a small number of shares, the value of
which makes it uneconomic to sell them, may wish to consider
donating their shares to charity ShareGiftis a registered
charity [No. 1052688) which collects and sells unwanted shares
and uses the proceeds to support a wide range of UK charities.
A ShareGift donation form can be obtained from Equinit.

Furtherinformation about ShareGift can be obtained frem their
website: www . sharegift.org

Honorary President

In recogrution of his work building British Land into the industry
leading company 1t 1s today, Sir John Ritblat was appointed as
Honorary President on his retirement from the Board in
December 2006.

Registered office

The British Land Company PLC

York Haouse

45 Seymour Street, London W1TH 7LX

Telephone +44 (0)20 7486 4446
Registered number- 621920

Website: www britishland.com
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SHAREHOLDER INFORMATION CONTINUED

Dividends

As a REIT, British Land pays Property Income Distribution [PID}
and non-Property Income Distribution (non-PI0) dividends More
information on REITs and PIDs can be found in the Investars
section of our website at waww britishland com/investars/dividends.

British Land dividends can be paid directly into your bank or
building society account instead of being despatched to you by
chegue More information abaut the benefits of having dadends
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 gur website at www bntishland.com/investors/
dividends/dividends-direct-to-your-bank

Scrip Dividend Scheme

British Land may offer shareholders the opportunity to
participate in the Scrip Dwvidend Scheme by offering a

Scrip Alterpative to a particular dividend from time to time.
The Scrip Dividend Scheme allows participating shareholders
to receve additional shares instead of a cash dwdend,

For more information please vistt the Investors section

of our website at www.britishland com/investors/dividends/
scrip-dividend-scheme

Unsolicited mail

British Land 15 required by law to make its share register
available on request to other erganisations. This may result in
the receipt of unsolicited mail. To Limit this, sharehotders may
register with the Mailing Preference Service. For more
infermation, or to register, visit www.mpsonline.org.uk.

Shareholders are also advised to be vigilant of share fraud which
includes telephone calls offering free investment advice or
offers to buy and sell shares at discounted or hughly inflated
prices. If 1t sounds too good to be true, 1t often 1s. 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 6768,
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Tax

The Group elected for REIT status en 1 January 2007, paying

a £308m conversion charge to HMRC in the same year As a
consequence of the Group's REIT status, tax 1s not levied within
the corporate group an the qualifying property rental business
butis instead deducted from distributions of such income as
Property Income Distributions to shareholders. Any income
which does not fall within the REIT regime 1s subject to tax
within the Group in the usual way This includes profits on
property trading activity, property related fee iIncome and
interest income. We continue to pass all REIT tests ensuring
that our REIT status s mamtained

We work preactively and openlty to maintain a constructive
relationship with HMRC. We discuss matters in real-time with
HMRC and disclose all relevant facts and circumstances,
particularty 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 information on our Tax Strategy can be found in OQur
Approach to Tax Strategy at www britishland com/governance.



Forward-tooking statements

Thus 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 histarical
fact Such statements reflect current views, intentions,
expectations, forecasts and beliefs of British Land concerming,
among other things, our markets, activities, projections,
strategy, plans, initiatives, objectives, performance, financial
condrtion, liguidity, growth and prospects, as well as
assumnptions abaut future events. Such forward-looking’
statements can sometimes, but not always, be identified by their
reference to 3 date or paint in the future, the future tense, or the
use of ‘farward-locking terminolegy, including terms such as
‘believes’, ‘considers’, ‘estimates’, ‘anticipates’, ‘expects’,
forecasts’, intends’, ‘continues’, 'due’, ‘potential’, ‘possible’.
‘plans’, seeks’, projects’, budget’, ‘goal’, 'guidance’, ‘trends’,
future’, ‘outlook’, 'schedule’, target’, 'aim’, ‘may’, likely to",
‘will’, ‘wauld', could’, "should” or similar expressions or in each
case their negative or other variations or comparable
terminology By their nature, forward-looking statements
invelve iInherent known and unknown risks, assumptions and
uncertainties because they relate to future events and
circumstances and depend on circumstances which may or may
not occur and may be beyond our ability to cantrol, predict or
estimate. Forward-looking statements should be regarded with
caution as actual outcomes or results, or plans or objectives,
may differ materally 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 factors that could cause actual results (including the
payment of dividends), performance or achievements of British
Land to differ materially from any outcomes or results
expressed or implied by such forward-looking statements
include, among other things: [a) general business and political,
social and economic conditions globally, [b) the conseguences of
the referendurn on Britain leaving the EU, [¢) industry and
market trends (including demand in the property investment
market and property price volatilityl, (d] competition, (el the
behaviour of other market participants, (f] changes in
government and other regulation including 1n relation to the
environment, health and safety and taxation [in particular, in
respect of British Land's status as a Real Estate Investment
Trust), [g) inflation and consumer confidence, [h] labour
relations and work stoppages, I natural disasters and adverse
weather conditions, (] terrorism and acts of war, [k} British
Land's overall business strategy, risk appetite and Investrnent
choices in its partfolio management, (U] legal or other
proceedings agamnst or affecting British Land, {m] reliable and
secure [T infrastructure, [n) changes in occupier demand and
tenant default, (o) changes in ftnancial and equity markets
including interest and exchange rate fluctuations. {p) changes in
accounting practices and the interpretation of accounting standards,
iq] the availability and cost of finance and [r) the coensequences
of the Covid-19 pandemic. The Company's principal nsks are
described in greater detall in the section of this Annual Report
headed "Effective Risk Management” on pages 78 to 87
(inclusive) Forward-looking statements in this Annual Repert,
ar the British Land website or made subsequently, which are
attributable to British Land or persons acting on its behalf,
should therefore be construed in ght of all such factors.

Information contained in this Annual Report relating to Briush
Land or 1its share price or the yield on its shares are not
guarantees of, and should not be relied upon as an indicator of,
future performance, and nothing in this Annual Report should
be construed as a profit forecast or profit estimate, or

be taken as implying that the earmings 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-tooking statements made by or on behalf of British
Land speak only as of the date they are made Such forward-
looking statements are expressly qualified in their entirety by
the factors referred to above and no representation. assurance,
guarantee or warranty 1s given in relation to them {whether by
British Land or any of 1ts associates, Directors, officers,
employees or advisers). including as to their completeness,
accuracy, fairness, reliability, the basis on which they were
prepared, or their achievement or reasonableness.

Other than in accordance with our legal and regulatory
ohligations (including under the UK Financial Conduct
Authonity's Listing Rules, Disclosure Guidance and
Transparency Rules, the EU Market Abuse Regulation, and the
requirements of the Financial Canduct Authority and the London
Stock Exchangel, British Land does not intend or undertake any
obligation to update or revise publicly forward-looking
statements to reflect any changes in British Land’s expectations
with regard thereto or any changes in information, events,
conditions, circumstances or other information on which any
such staternent is based [regardless of whether those forward-
looking statements are affected as a result] Thrs document
shall not, under any circumstances, create any implication that
there has been no change in the business or affairs of British
Land since the date of this document or that the information
contained herein s correct as at any time subsequent to

this date

Nothing in this document shall constitute, in any jurisdiction,

an offer or solictation to sell or purchase any securities or other
financial mstruments, nor shall it constitute a recommendatian,
invitatton or inducement, or advice, in respect of any secunties
or ather financial instruments or any other matter

The Annual Report has been prepared for, and only for, the
members of British Land, as a hody, and no other persons.
British Land, its Directors, officers, employees or advisers do
not accept or assume responsibility te any other person to who
this document s shown or inta whose hands it may come, and
any such responsibility or liability 1s expressly disclaimed.
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