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WE EXIST TO ENSURE THE HOPES OF PEOPLE AND
BUSINESSES ARE NEVER HELD BACK BY A LACK OF SPACE

Big Yellow is the UK'’s brand leader in self storage. Big Yellow
now operates from a plaiform of 100 stores, including 25 stores
branded as Armadillo Self Storage, in which the Group has a
20% interest.

We own a further 13 Big Yellow self storage development sites of which six have
planning consent. The current meximum lettable crea of the existing platform
(including Armadillo) is 5.8 million sq ft. When fully built out the portfolio will provide
approximately 6.7 million sq ft of flexible storage space. Of the Big Yellow stores and
sites, 98% by value are held treehold and long leasehold, with the remcumng 2%
short lectsehold :

The Group has pioneered the development of the latest generation of self storage
facilities, which utilise state of the art technology and cre located in high profile,
accessible, main road locations. Our focus on the location and visibility of

our Big Yellow stores, coupled with our excellent customer service and our
mdxket-leading online platform, has created the most recognised brand name
in the UK self storage industry.
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Highlights
. Year ended . Year ended .
Financial metrics 31 March 2020 31 March 2019 © Growth
 Revenue . £129.3m £125.4m 3.1%
Like-for-like revenue® . £128.2m £123.5m 3.8%
Store EBITDA“’ £87.2m - £84.1m 3.7%
Adjusted profit before tax( £71.0m £67.5m 5.2%
~ EPRA earnings per sharef" 42.1p 41.4p 1.7%.
Dividend - final , . 16.7p 16.5p "1.2%
— total -33.8p 33.2p 1.8%
Statutory metrics )

“Profit before tax : . » £93.4m £126.9m (26%)
Cash flow from operating activities (after net finance costs) £73.6m £72.2m 1.9%
Basic earnings per share, . 55.8p 78.3p o (29%)
Store metrics . .

Occupancy change!™ - (29,000 sq ft) 80,000 sq ft ‘Wa

" Closing occupancyt : 80.7% 82.4% {1.7 ppts)”
Occupancy - like-for-like stores (%) 81.3% 82.4% (1.1 ppts)
Average net achieved rent per sq ft " £27.86 “£27.14 o 2.7%

- Closing net rent per.sq ft®. £28.15 £27.28 .- 32%.

(1) See note 33 for glossary of terms
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For the year

3.1% revenue i.ncrecrsg largely driven by increase in average rate

Average rate up 2.7°@ yecr-on-yecr. Like-for-like élps;ing store occupancy 81.3% (2019: 82.4%)
Cash ﬁéw from opércding activities (after net finance costs) increased by 19%to £73.§ m.iliion
Adjusted profit before téx up 5.2% to £71.0 mj.l.lign

i.8% increase in total dividend to 33.8 pence per shcre

Statutory profit before tax of £93.4 million, down 26% from prior yecr due to lower revaluation gain on investment properties

Acquisition of thrée new development sites in Harrow, Hayes (both London) and Slough taking the pipeline to 13 sites
totcd}.ing approximately 880,000 sq ft (19% of current MLA) ’

Planning consent secured on three propdsed stores in yecr, six in total now have planning
New £35 million seven-yecr loon secured from existing lender Aviva

The necessary protocols and provisioning of equipment required to keep our staff and customers safe were rapidly and
effectively implemented following the lockdown, greatly facilitated by work previously carried out in pcrhcdly crutomcnmg
our processes

Post year end

Placing of 8.3 rﬁﬂhon shares in Apnl 2020 rmsmg 579 9 million (net of expenses) to grow our development plpehne current
net debt £265 million with available hqmd.lty of £162 million

In the period from 1 April 2020 to 8 June 2020, we have seen 38,000 sq ft of occupancy growth (2019: growth of 24, OOO sq ft)
and 1.4% growth in netrent per sq ft (2019: growth of 0.5%). Current like-for-like occupancy is 82.0%

As of 8 June, we hcrve collected 96.7% of our April and May revenue, wmch compares to 97.3% over the same period .

last yeqz
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- Our National Network

N 'We“hct’v‘e an e’xt'en'sive
- _national network

with 75 Big Yellow stores,
and 25 Armadillo stores.

N ‘We have grown our 1o11oel1ne

and now have a further
13 sites to develop into future

- Big Yellow stores

The current mcndmum lettable crea of the existing plodiorm (including Arlmad,j]lo) .

. is5.8 million sq ft. When fully built out the portfolio will provide approxirriately‘ )
. 6.7 million sq ft of flexible storage space. Of the Big Yellow stores and sites, 98% by
" value cre held freehold and long leasehold, with the remaining 2% short leasehold.

In May 2019 weé opened our 60,000 sq ft stor e in cenlml Mcmcheste which was 37%

- occupied at 31 May 2020.
'Armadﬂlo acquired stores in the ‘yearin Daventry, Gnmsby ond L1verpoo1 Ambee

' . The Group maonages the Armadillo stores and has a 20% mterest in them. = -
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London
50 stores and sites

05

Outside London
63 stores and sites

e hawve grown our
pipeline and now have
a further 13 sites to
develop into future
Big Yellow stores.”™
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Chdirinan’s Stutement

Big Yellow Group PLC (“Big Yellow”, “the Group” or “the Company”), the UK's

brand leader in self storage, is pleased to announce its results for the year
ended 31 March 2020.

The Brexit process and the run up to the General Election Ied to softer
demand for our business for much of the year. However, following the
decisive result of that election and perceived increased clarity about the
timing of the UK’s exit from the European Union, we saw a significant
increase in visits and enquiries with prospects up 12% in January and
February compared to last year. Growth in occupancy was also up

‘year-on-year for January and February. Unsurprisingly, this all changed in

March with the dnset of the Covid-19 pandemic, and the tockdown policy
measures implemented.

Forming part of the stérage and distribution network, and therefore -
considered to be an ‘essential’ business, we have remained open
throughout the lockdown. The necessary protocols and provisioning

. of equipment required to keep our staff and customers safe were rapidly '

and effectively implemented following the lockdown, greatly facilitated
by work previously tarried out in partially automating our processes.
Further detail is set out later in this statement and on our website
bigyeltow.co.uk/coronavirus/.

Following the ivmposition of the lockdown we experienced an immediate
impact with heightened activity both in and out of the business, resulting
in a net occupancy loss of 23,000 sq ft in the last two weeks of March,

- atatime when we would normally grow occupancy by a similar amount.

Demand from businesses has been relatively resilient over the lockdown
period, however demand from short stay domestic event driven customers
has been more affected. In the immediate aftermath of the lockdown both
customer move-ins and mave-outs were down approximately 50% and
although the netimpact on occupancy was negative it was modestly

so given the external environment. More recently as some visibility has
emerged regarding the exit from the lockdown we have and are seeing

‘an increase in prospects and move-ins and move-outs. As of 8 June the

net occupancy gain for the quarter to date is 38,000 sq ft (2019: gain
of 24,000 sq t). Prospect numbers have recovered and for the first week
of June were up 20% on the equivalent period last year.

Net rent per sq ft has grown by 1.4% since 1 April 2020. A key focus over

“ this period has been our cash management. Over 80% of our customers

pay by direct debit, and as of 8 June, we have collected 96.7% of our April

.and'May revenue, which compares to 97.3% over thé same period last year.

Financial results

Revenue for the year was £129.3 million (2019: £125.4 million), an
increase of 3.1%. Like-for-like revenue growth [see note 33) was 3.8%.

At 31 March 2020 like-for-like occupancy was 81.3%, a decrease of 1.1'ppts
from the same time last year, having been in line with last year at the end
of February. Average rental growth was up 2.7% gear on-year compared to
-2.9% last year.
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Operating cash flow increased by £1.4 million (1.9%) to £73.6 million for
the year (2019: £72.2 million}. During the year we spent £63.7 million on
growth capital expenditure, compared to £83.0 million in 2019. The Group’s
operating profit before gains on property assets increased by £3.3 million
(4.3%) to £80.0 million. The Group’s statutory profit before tax was £93.4
million, a decrease of 26% from £126.9 million in the prior year with the
increase in operating profit offset by a lower revaluatlon gain on our
investment properties in the year.

Given that our central overhead and operating expehse is largely
embedded in the business, this revenue growth has delivered an increase

(of 5.2% in the adjusted profit before tax in the year of £71.0 million (2019:

£67.5 million). EPRA earnings per share increased by 1.7% to 42.1p (2019:

‘41.4p] with an equivalent 1.8% increase in the dividend per share for the

year. The increase in earnings per share is lower than that reported for
adjusted profit before tax as a result of the dilution from the equntg placing
in September 2018.

Investment in new capacity ‘
Fdllowing(he placing in November 2014 your Board embarked onastrategy
of growing the Company and its earnings in the medium-term by acquiring
and developing sites of the very highest quality with a focus on London
and the South East. Since-then, we have purchased 15 development sites
and two trading freehold stores. We have secured 8 planning consents,
opened two and have a further three under construction. We have also
opened three other stores where the sites had been acquired prior to
November 2014. Aithough, we are always subject to the vagaries of the
planning system, at the time of writing, we see no S|gn|f1cam |mped1ment
to building and opening the remaining stores in the development pipeline.
In doing so we have or will deploy a total of £235 million.

The development process is lengthy and often complicated, but the prize
is in our view, significant. It has always been difficult to acquire sites by
dint of their scarcity with competition principally coming from other uses,
and a planning system which remains complex and unpredictable. -

The availability of sites for our use wilt remain limited despite the current
economic dislocation, but we believe that this environment will provide
some increased opportunity.

During the year the Group acquired a 6.4 acre site in Harrow, London for
£20 million. The land has the benefit of an outline planning consent and
Big Yellow will therefore make a reserved matters planning application

for a 75,000 to 80,000 sq ft selfstorage centre and for approximately
110,000 sq ft of warehouse space. Upon receipt of planning permission,
the Group will decide how to deal with the five acres of land which will be
surplus to requirement. The Group also completed the acquisition of sites
in Hayes, West London and Slough during the year.

We opened our landmark 60,000 sq ft store in central Manchester in May
2019. The store was 37% occupied at the end of May and is now generating
a positive EBITDA.

The construction of our 77,000 sq ft store in Camberwell London, our
57,000 sq ft store in Bracknell, and our 71,000 sq ft Battersea store, was
delayed by the Covid-19 lockdown. We are now back on site at allthree
locations, and anticipate the stores opening in July 2020, September 2020
and November 2020 respectively.

Planning permission was granted last July for a 55,000 sq ft storeon -
our site in Uxbridge, West London. Construction is expected to commence
shortly, with the store scheduled to open in Summer 2021. We also received
planning permission in October for a new 58,000 sq ft store in Hove, and
construction will commence during this Autumn, with a view to the store
opening in Spring 2022. In addition, we obtained planning permission

in November for a 58,000 sq ft store in Queensbury, North West London.’

The joint application at Kings Cross with the adjoining landowner, which
was subject to an appeal in July 2019, was unsuccessful. We have
therefore now submitted a standalone application for a slightly smaller
store of approximately 105,000 sq ft based on our detailed discussions -

"|. with the London Berough of Islington and the appeal determination notice.



Big Yellow Group PLC Annual Report and Accounts 2020

We have also submitted planning applications on our Hayes, North Kingston
and Wembley stores, and although these applications are being progressed,
the recent disruption has slowed that process.

We have commenced our planning discussions on the recently acquired
sites and will report back on our progress in due course.

Big Yellow now has a pipeline comprising thirteen development sites with

a cost to completé of approximately £35 million in addition to the £63.7

million of capital expenditure deployed in the year. These store openings
. are expected to add approximately 880,000 sq ft of storage space to the

portfolio, an increase of 19% from the current maximum lettable area

of the Group's ponfoho

Our current estimate of net operating income at stabilisation, at today’s
prices, for this increase in capacity is in excess of £20.7 million. The total
development cost, including cost incurred to date of £140 million, and cost
to complete of £95 million, is estimated to be approximately £235 million
implying an 8.8% net operating income return on cost. ‘

The current uncertainties may present opportunities for the Group to grow
its development pipeline and we believe that we are in a relatively strong

.. position to exploit these oppartunities, given the strength of our balance

sheet, available headroom on our debt facilities, and our proven property
development expertise. This will allow a continued facus on expansion
primarily in London and its commuter towns whilst maintaining

a conservative capital structure. -

In order to fund the acquisition of further development sites, in April 2020
the Group raised £79.9 million (net of expenses), through the issue

of 8.3 million shares. This has reduced our net debt to £265 million at

8 June 2020, we are continuing to generate positive operating cash flow
and have available liquidity of approximately £162 million. '

Dlvidend§

The Group's dividend policy is to distribute 80% of full year adjusted
earnings per share. Given the'relative resilience of our trading since the
introduction of the lockdown, we have not furloughed any employees,

nor have we participated in any of the government’s loan support schemes.
Itis also a requirement as a REIT to pay a Property Income Distribution
(“PID”). The final total distribution f PID and ordinary dividend declared

is 16.7 pence per share. This brings the total distribution declared for the
year to 33.8 pence per share representing an increase of 1.8% from

33.2 penice per share last year.

Our people
As we have frequently stated, one of our key objectives when Big YeIIow

was founded was to create a culture which fostered a highly motnvated and
engaged team.

Itis at times like this that you reap the reward for prioritising an inclusive
culture and it has been so heartening and pleasing to see the energetic
positive response of everyone in the business to tackle the day-to-day
challenges we have faced in recent weeks. | cannot thank them enough
for their continued efforts and dedlcatlon

Board

Georgina Harvey and Steve Johnson, Non-Executive Directors, have
informed the Board that they will not be seeking re-election to the Board
at the forthcoming Annual General Meeting after seven and tenyears
of service respectively.

Georgina has made a significant and valuable contribution to the Board,

in particular in respect of her expertise around Remuneration and
Governance. Steve brought a wealth of knowledge from his extensive retail
and business experience. | would like to thank them both for their respective
comnbutlons to the Board over the years.

Julia Halles MBE, jolned as Non-Executive Director with effect from 1 March
2020. With over 30 years' experience in the sustainability sector, Julia is

aleading opinion former, consultant and speaker on sustainability issues.
Julia will chair the Group's newly formed Sustainability Committee.

Laela Pakpour Tabrizi, wil|“be joining the Board as a Non-Executive Director -

with effect from 1 July 2020. Laela has significant corporate and financial

" experience in high growth businesses, adds to the diversity of the Board

and will bring her own perspective to our discussions.

I would like to welcome both Julia and Laela to the Board and | have
no doubt that they will make a significant contribution to Big Yellow in
the coming years. ’

Outlook

We, together with every other business, have experienced two seismic
external shocks in twelve years. As was the case with the global financial
crisis, the COVID-19 pandemic will most likely accelerate and accentuate
pre-existing structural trends, challenges and opportunities and no doubt
catalyse some that are currently urforeseen.

For this business there will be some negatives but a good deal of positives
which we believe give us grounds for reasonable optimism. It will take time
for those competing forces to play out and some clarity to emerge which
will become evident in the performance of the business over the next

few years.

Layered on to these powerful undercurrents will be cyclical challenges,
the magnitude of which it is probably too early to judge. The events of the
last few months have doubled down on our strongly held conviction that
no management team in any business can confidently predict the timing
of these momentous events, all we can assume and know, with certainty
is that they will happen again. It therefore leaves us in no doubt that this
business should be financed conservatively with a modest amount

of debt.

Although it has only been a couple of months, the business has so far proved
to be relatively resilient through the initial lockdown phase, but as always,
we caution that we have fimited visibility as to future trading patterns.

In light of the above we will continue with our long-held strategy of building
new stores in our core area of activity in London and its commuter towns,
where we may see more opportunity in the next few years. We are actively
continuing to pursue this external growth strategy, whilst mamtamung
aconservative capital structure.

Nicholas Vetch
Executive Chairman

8 June 2020

07



08

Strategic Report

@@ﬁf

' Blg Yellow Group PLC Annual Report and Accounts 2020

Em_?@@ﬁmemﬁ

@@3@@

Our values:

Helpfulness

Big Yellow exists to help people out
and relieve pressure in their lives.
We constontly strive to make our
customers’ lives ecasier.

Empathy ) )
We always listen and put ourselves
in the position of the individual we
are serving, understomding how
exactly we can lighten their load:

Flexibility

We cre always flexible and adapt
our service to best suit the needs
and the desires of our customers.

Innovativeness

We strive to innovate to help drive
our business forward and we never

accept the status quo.

Integrity .

We approach everything we do .
with a commitment to doing right.
This goes beyond our customers
to include our people, local
communities and environments.
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How we do it:

1 Attractive market dynamics

» UK self storage penetration in key urbcn
conurbdtions remains relatively low

s Limited new supply coming onto the market

= Resilient through the last economic
downturn and resilient to date in the
current crisis o

= Self storagé.is more part of the ecosystem
today than it was in 2008 with increased
domestic and business Gwcareness

2 Our competitive advantage
s UK industry’s most recognised brand’
with over 90% of encuiries now online
Prominent stores on caterial or main roads,
with extensive frontage and high visibility
* Continuous innovation and investment into
our mobile and desktop digital channels
Strong customer satisfaction and NPS scores
reflecting excellent customer service
= 5.8 million sq ft UK footprint (Big Yellow and
Armadillo combined)
* Primerily freehold estate concentrated
in London and South Ecst end other lcage.
metropolitan cities
= Larger average store capacity — economies
of scale, higher operating margins
s Secure financing structure with strong
ba.lcmce sheet

Evergreen income streams
® 56,500 customers from a diverse base -
individuals, SMEs cnd national customers

Average length of stay fox existing customers
of 28 months -

35% of customers in stores greater than
two-year length of stay )

Low bad debt expense (0.2% of revenue

in the yean), no significant deterioration since
onset of current crisis

Strong growth opportunities
» Opportunities to drive further
_occupancy growth
* Yield management as 0CCuUpancy increases

= Densification of living and scarcity of flexible
- business wcrehouse space drives demand

= Growth in national customers and business
customer base

» Increasing the platform with a conservative
capital structure

* Growth in our Armadillo platform

‘Conversion into quality returns

8 Freehold assets for high operating margins
and operational advantage

= Low technology and obsolescence product,
maintencnce capex fully expensed

» Annual compound adjusted eps growth
. of 15% since 2004/5

s Annual compound cash flow growth of 15%
since, 2004/5

. Dmdend pay-out ratio of 80% of adjusted eps
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Brand and customer service

Our strategy from the outset has been to develop Big Yellow into the
market-leading self storage brand, delivering excellent customer service,
with a great culture and highly motivated employees. We concentrate on’

. developing our stores in main road locations with high visibility, where our
distinctive branding generates high awareriess of 8ig Yellow.

Real estate

The other main plank of our strategy has been to build a portfolio of large

purpose-built freehold self storage centres, focussed on London, the South
East and large metropolitan cities. We believe that by owning a ’
predominantly freehold estate we are insulating ourselves against:
economic downturns as we operate at higHer margins; adverse rent
reviews; and in the long-term possible redevelopment of key stores by the
landlord. It also provides us financing flexibility as rent is a form of gearing.

Two thirds of our current annualised store revenue derives from within the
M25; for London and the South East; the proportion of current annualised
store revenue is 83%. Any future external growth will be executed in a way
to maintain a proportion of 80% or more in London and the South East with
the balance in regional cities. ’

We currently have a pipeline of thirteen freehold development
opportunities and are looking to expand that pipeline with a view to
growing the Big Yellow platfarm to 100 stores over the medium term.

New supply and competition is a key risk to our business model, hence
. our_focus on London and its commuter towns, where barriers to entry in
_terms of competition for land and difficulty around obtaining planning are
highest. We continue to see limited new supply growth in our key areas of
operation, with only two store openings in London in 2019, and we anticipate
five new stores in London in 2020, including two Big Yellow openings.
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Our'Big Yellow stores are on average 62,500 sq ft, compared to'an industry
average of approximately 43,000 sq ft {source: UK Self Storage Association
2020 Annual Survey). The upside from filling our larger than average sized
stores is, in our view, only possible in Ia_rgé metropolitan markets. As our
operating costs are relatively fixed, larger stores in bigger urban
conurbations, particularly London, drive higher revenues and higher
operating margins. T

Capital structure

FoIIowing the Global Financial Crisis, we have materially reduced the
financial risk within the business and diversified our sources of debt,
whilst at the same time, increasing our store platform b'g deploying
significant capital investment, We measure leverage by looking at our
interest cover and that has increased from 1.9 times in 2008 to 8.3 times
for the g({ar ended 31 March 2020. Our abjective is to not let this fall below
5 times, compared to the consolidated EBITDA covenant of 1.5 times. We
did this because in running this business we have to assume an external
economic shock could potentially happen at any time and low leverage
allows us to manage the business through the crisis. The current Covid-19
lockdown induced downturn is a very good example of this.

Self storage demand drivers

Economic activity and change are key drivers of seif storage demand and
are greatest in the larger urban conurbations, and in particular London and
the South East. The structural changes consisting of the conversion of
ex-industrial brownfield land to other uses, in particular residential; the
reduction in home ownership and increased:proportion of those choosing
to rent; increasing density of living with new properties being built with
optimised living space and very little provision for storage; will continue
and are resulting in increased demand for our product. These changes
have resulted in a significant shortage of available warehousing space,
particularly in London, which has been accentuated by the current crisis.
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Self storage provides a convenient flexible solution to businesses such
as online retailers, importers and exporters, service providers, the public
sector, and marketing companies looking for mini-warehousing space.

- In addition to domestic customers taking space to declutter their homes, - *

our largest customeér base is those using us short-term around an event,
such as moving home, refurbishment, inheritance, household formation, -
separation, relocation, and students.

Resilience

The location of our stores, brand security, and most importantly.customer
service, together with the diversity of our 56,500 customers, serve better
than any contract in providing income security.

The business proved to be relatively resilient, but not immune during’

the Global Financial Crisis and recession of 2007 to 2009, with London and
the South East proving to be less volatile. The current crisis and recession
generated by the Covid-19 lockdown isvery different and has resulted

in a much larger short-term collapse in economic activity with significant
restrictions for a period of time on personal freedoms. After an initial burst
of activity in the immediate days after the introduction of the lockdown,
our activity levels both in and out of the business fell by approximately 50%.

We traded like that through April and the first half of May, and after an
initial net loss of occupancy of 47,000 sq ft from 1 April to 24 April, we
have started to see occupancy increase again which has improved further
following the partial lifting of the lockdown, with growth of 85,000 sq ft .

" from 25 April to 8 June. Over 80% of our customers pay by direct debit, and

we have not seen a significant deterigration in cash collection, with 96.7%

- of our April and May revenue collected as of 8 June, which compares to

97.3% over the same period last year. We are continuing to see some rate
growth in the business, despite suspending rate increases to existing.
customers on 24 March. We intend to review this in July.

Overall, in the period since the introduction of the Iockdow}vn, the business
is again proving to be resilient, butis clearly not immune to a collapse

in economic activity, the restrictions on freedoms of movement, and the
effect on consumer and business confidence, all of which have an |mpact
on demand for our product. :

Creating shareholder value

We continue to believe that the medium-term opportunity to create
shareholder value will be achieved principally by increasing occupancy
which wili then generate average rent growth through our yield management
systems in our existing platform. This will drive revenue, the majority

of which flows through to the bottom line.
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Our key objectives remain:

@ Leveraging our market-leading brand

. Leveraging our market-leading brand position
to generate new prospects, principally from
our digital, mobile and desktop platforms

Sirengthenlng our custbmerA
relationships.
Focusing on training, selling skills, emd customer

satisfaction to maximise prospect convemon
ond referrals

Growing occupancy

revenue optimally at each store

p ‘ Focus on cost control

Maintaining a focus on cost control, so
‘revenue growth is transmitted through to
earnings growth

Increasing our faotprint .
Increasing the footprint of the.Big Yellow
platform principally through new site”
development and where possible existing
prime freehold stores that meet our
quality criteria

ER

{2
Growing occupcmcy and net rent to drive Qé'

@ Acquiring Armadillo assets

Selectively acquiring existing self storage assets
into the Armadillo platform

@ A sustainable business

Through our corporate social responsibility
initictives, aim to create a more sustainable
business which will increase shareholder
and customer value in both the medium
and long-term ’

,@ Big Yellow’s culture
Pég

' Maintaining Big Yellow's culture
as an accessible, apolitical, inclusive,
non-hiercrchical, socially responsible,
and enjoyable place to work

A conservative capital structure

Maintaining a conservative capital structure
in the business with Group interest cover of
a minimum of five times

(:9 Producing sustainable returns

Producing sustainable returns for shareholders
through a relatively low leverage, low volatlhty.
high distribution REIT
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EPIs , ‘ ,

The Group’s KPIs are shown in the charts on page 13. The key performance.
indicators of our stores are occupancy and net rent per sq ft, which
together drive the revenue of the business. These are three key measures
which are focused on by the Board and are reported on a weekly basis.

Over the course of the past five years, both occupancy and revenue-have
grown significantly, albeit occupancy has fallen this year compared to the

prior gear following the initial impact of the UK lockdown in response to
Covid-19in March. In 2016 closing net rent increased by 2.7%, by 0.5% in
2017, by 2.7% in 2018, by 2.0% in 2019 and by 3.2% in the year ta March
2020. Our key focus is on continuing to grow accupancy, with growth in
net rent following once the stores have reached higher occupancy levels.

Adjusted profit before tax, adjusted earnings per share which drive the

. distributions to shareholders (as our dividend policy is to pay 80% of

adjusted earnings as dividends) are also KPis. The Group focuses on
adjusted profit and earnings measures as they give a clearer underlying
picture of the Group's trading performance without distortion from external
factors such as property valuations and the fair value of derivatives.

We have delivered compound ad,usted eps and dividend growth of 8% over
the past five years. Compound adjusted eps growth since 2004/5 is 15%.
We have illustrated the Group's performance in these measures over the
past five years on page 13. o T

Our non-financial KPIs are the net promoter scores we receive from our
customers and the carbon intensity of the Group’s business. The Group's
net promoter score received from its customers during the year was 81.9.
This has increased by 14% over the past five years. We believe this overall
score compares very favourably with other consumer facing businesses.

The Group has reduced its carbon intensity (our carbon emissions divided
by our average occupied space] by 51% over the past five years. This has
been achieved through investment in renewable technology, roof mounted

" solar photo-voltaic systems, and'LED lighting across the Group’s portfolio.

Total shareholder return

Inthe iwentg years since flotation in May 2000, Big Yellow has delivered

a Total Shareholder Return {“TSR"), including dividends reinvested, of 15.1%
perannum, in aggregate 1,446% at the cldsing price of 1,004p on 31

March 2020. This compares to 5.1% per annum for the FTSE Real Estate
Index and 3.8%’pe|: annum for the FTSE All Share index over the same
period. We feel this illustrates the power of compeunding of consistent
incremental returns over the longer term..
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Dividend . o

per share (pence) '*']- . 8 /O
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The health and safetg of our team members and customers is our principal
priority. Our storage facilities are large buildings get not crowded places
and generally we have alow intensity of use.

We have reviewed the updated Government's advice and carried out risk
assessments to confirm our stores remain Covid-19 compliant with
| appropriate measures, including by way of example:

.8 we have limited the number of team members on site at any one time;

" we have provided Perspex barriers, floor distancing markers, face
coverings, protective gloves, hand sanitisers and other washmg
facilities;

®  we have installed appropriate Cowd 19 customer signage whrch is kept .

under review;

®  we are limiting the number of customers allowed into our receptron
area at any one time to manage social dlstancmg,

" only one customer is allowed in a lift at a time;

8  we have intensified the daily cleaning levels of our storage facilities,
especially in the most commonly touched points; and

= the vast majority of our team members drive, cycle or walk to work
and we'have encouraged more to follow suit.

Prospective customers, should they have the need, can reserve a room,
check-in online, and comblete move-in documentation without needing to
be present at our stores. Most customers however choose to complete the
process-in our receptions when they move-in, as many have never used
self storage before:

Storage and distribution is one of the businesses that was requested to
remain open to support essential online and offline retail. Some of our
business customers are distributing medical and other essential supplies,
and indeed we include the NHS and other public sector entities amongst
our customers. We are also-assisting food retallers and wholesalers

. requmng storage of dried'foods.

In addmon we have customers who have had a sudden need for
short-term storage triggered by the recent lockdown. Many of these are
businesses whose retail outlets or distribution hubs have closed and
therefore have an emergency need for the'storage of their stock. Many are
small entities using our services as mini logistics for e-‘téiling and online
selling of essential goods: ’

We have continued to support our network of over 200 local charities to
whom we provide free storage and have also provided free space to the
British Red Cross in a number of our stores to support the work theg are
doing during the pandemic. )
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It has been crucial

for us to continue our support
- of community and chdrity |

- groups during these unique
-and challengmg fimes..

.. We have provided the tollowing support to local communities
and charities:

Helped our communities
helping the NHS

We have helped support local
charities who have been assisting
vulnerable groups and NHS frontline
workers, through our donation

of storage space and boxes.

Local Charities and
Foodbanks

We have many charities, including
foodbemks who store with us free of
charge and continue to do valuable
work during this time.

British Red Cross Suppori

We have provided free storage

to the British Red Cross at 27 locations
to assist their distribution of disability
aids and food parcels to discharged -
hospital patients - reducing the

- pressure on the NHS,

Big Yellow Foundation

Our Foundation supports six charities
who help vulnerable adults get
back into sustainable employment.

‘Our continued fundraising through
" customer donations and the matching

of these donations has been vitalto -
our chanities suffering from a decline

.in other income at this time.
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We now have a portfolio of 75 open and trading

Big Yellow stores, with a further 13 development

sites. The current maximum lettable area of the

75 stores is 4.7 million sq ft. When fully built

out the portfolio will provide approximately

5.6 million sq ft of flexible storage space:

In dddition, we part-own and manage 25 Annadillo stores

which are principally located in regional UK towns and cities,
" . "'and opercate from a platform of 1.1 million sq ft.
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i'l_xe self storage market opportunity

In the recently published 2020 Se!f Storage Association
UK Survey, only 48% of those surveyed had a reasonable
or good awareness of self storage. Furthermore, only
10% of the 2,126 adults surveyed were currently
using self storage or were thinking of using self storage
“in the next year. This indicates a continued opportunity
for growth and with increasing use of self storage,
together with the ongoing marketing efforts of everyone
in the industry, we anticipate awareness will grow.

Self storage is not a commoditised product and
awareness is driven largely by businesses and
individuals using self storage. Consequently, the
increase in awareness over time has been relatively
slow, with good awareness of self storage increasing

* from 38% in 2014 to 48% in 2020 across the UK (source: -
UK SSA Survey 2020). Our YouGov Survey carried out in
April 2019 showed higher levels of awareness in London
of 65%, up from 58% in 2014.

Occupancy rates acioss the UK industry at the end

of 2019 of built space was 76.2%, compared with
approximately 60% in December 2008. This was down
slightly from 2018, impacted by the Brexit uncertainty
which intensified over 2019 until the general election
in December.

Growth in new facilities across the industry has been
largely in regional areas of the UK and particularly in
smaller towns. Historically, new supply creation in our
"core markets in London and the South East, has been -
difficult, with high land values driven by competing uses
such as residential. In London in the year to 31 December
2019, there were two new store openings. We are aware
of five planned storé openings in London in 2020,
including two Big Yellow stores. ’
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The Self Storage Association [“SSA”) estimates that

the UK industry is made up of approximately 1,900

self storage facilities {of which 563 are purely container
operations ], providing 49 million sq ft of self starage
space, equating to 0.7°sq ft per person in the UK.

This compares to 9.4 sq ft per person in the US, 1.9 sq ft
per person in Australia ard 0.1 sq ft for mainland Europe,
where the rofl-out of seif storage is a more recent

_phenomenon (sources: UK Self Storage Assaciation’

Survey, May 2020 and FEDESSA European SeIfStorage
Annual Survey 2019). .

Big Yellow is well placed.to benefit from the growing self

. storage market, given the strength of our brand, and our

online platform which delivers over 90% of our prospect
enquiries. Qur portfolio is strategically focussed on

* London, the South East and large metropolitan cities,

where barriers to entry and economic activity are at

-their highest:

The UK's brand leader _

Big Yellow is the most well known brand in self storage.
The latest YouGov survey commissiened by the UK Self
Storage Association “SSA” in January 2020 measures
unprompted brand awareness across the UK. The results )
showed Big Yellow has the highest unprompted brand
recall, six times higher than our nearest competitor.

.Unprompted awareness for the whole UK (%)

Source: The UK Self _Storége Association YouGov Survey 2020



Operahonal and
Marketing Review (continued)

Store operating model.

.The Big Yellow store model is well established. The “typical”
store has 60,000 sq ft of MLA and takes some three to
four years to achieve 85% plus occupancy. The average
room size occupied in the portfolio is currently 67 sq ft,
in line with last year. The'store is opén seven days a week
and is initially run by three staff, with a part time member
of staff added once the store occupancy justifies the
need for the extra administrative and sales support.

The drive to improve store operating standards and
consistency across the portfolio remains a key focus
for the Group. Excellent customer service is at the heart
of our business objectives, as a satisfied customer is our
best marketing tool. We measure customer service
standards through a programme of mystery shopping
and online customer reviews, which are externallg
managed Over the year, we have achieved an average.
_net promoter score of 81.9.

.We have a team of ten area managers in place who
have on average worked for Big Yellow for 13 years.
They develop and support the stores to drive the growth
of the business.

. The store bonus structure rewards occupancy
performance, sales growth and cost control through

" quarterly targets based on occupancy and store
profitability, including the contribution from ancillarjg
sales of insurance and packing materials. Information .
on bonus build-up is circulated monthly and stores

_ are consulted in preparing their own targets and
"budgets each quarter, leading to improved visibility,

abetter understandmg of sales lines and control

of operating costs.

We believe that, as a consumer-f'écing branded business,
itis paramount to maintain the quality of our estate

and customer offering. We therefore continue to invest
in preventative maintenance, store cleaning and the
repair and replacement of essential equipment, such

as lifts and gates. The ongoing annual expenditure is -
approximately £37,000 per store, which is included
within cost of sales. This excludes our rolling programme
of store makeovers, which typically take place every

five years, at a cost of approximately £20,000 per store.
Qver the last five years we have invested £13 million

in the upkeep and maintenance of our stores,

all of which has been expensed in the statement

of comprehensive income.

Big Yellow Group PLC Annual Report and Accounts 2020

Demangl

Demand for self storage is largely driven by need, with
security, convenience, quality of product, service and
location being key drivers. Awareness remains relatively
low compared to commoditised products, such as hotel .
rooms or airline seats, albeit it is increasing slowly
year-on-year with increased supply, marketing spend

" and customer use.

We are confident that Big Yellow benefits
disproportionately from this improving market for our
product, due to our market-leading brand and operating
platform with our focus on London, the South East and «-
large metropolitan cities.

Customers renting storage space whilst moving within
the rental or owner-occupied sectors represent 39% of
move-ins during the year (2019: 41%), split broadly
evenly between homeowners and renters. 12% of our ~
customers who moved in took storage space as a spare'
room for decluttering (2019: 12%). 37% of our customers
used the product because some event has occurred in
their lives generating the need for storege;theg may be
moving abroad for a job, have inherited possessions, are
getting together or separating, are'students who need
storage during the holidays, or homeowners developing
into their lofts or basements (2019: 35%). The balance of
12% of our new customer demand during the'year came-
from businesses [2019: 12%). -

Of our overall occupied space today, customers who are
longer stay lifestyle users; declunenng into small rooms
as an extension to their accommaodation, occupy 10%

to 15% of our.space; approximately 50% of the space

is customers using it for less than 12 months, for-
reasons which are largely event driven, which could

be inheritance, rﬁoving in the owner occupied or rental
sector, home improyemems, travelling; the balance

of 36% of our space is businesses. Businesses occupy
larger rooms on average than domestic customers and,
despite being in 36% of the occupied space only
represent 21% of customer numbers,

Over the past few years, there has been a growing
trend towards self-employment and smaller business
start-ups in the UK, dynamics that are positive for self
storage. Addmonallg, businesses in the UK have been
increasingly seeking flexible office and storage space
rather than longer.inflexible leases. The current crisis

. meQ be accelerating the structural changes in retail that
_ were already occurring, resulting in more demand from

online retailers looking to trade without a physical high

-street presence. The deindustrialisation of big cities with

the conversion of commercial space into residential -
and other uses, is also a driver for demand from the SME
market seeking flexible warehouse space.
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We believe that these long:term trends may be
accelerated by the current pandemic.

Ouring 2018, the Group commissioned an external
survey to assess the value the average Big Yellow store
generates for its local economy. 36% of the Group's
space is occupied by business customers; and the
average store is home to 105 different businesses who
between them employ 300 people as a direct result

of their occuhation. 60% of thé businesses that occupy
our stores are start-ups who have never rented space
anywhere else before. For over half of the businesses,

_ this is the only space they rent, for others this
complements their other space. Given the growth in
homeworking fuelled by the lockdown, this trend of
businesses choosing to operate without needing the
expense of office space may increase. Furthermore,
increased homeworking in general may result in
domestic customers taking small rooms to declutter
and create space for home offices. '

- We have a dedicated national customers team for

businesses who wish to occupy space in multiple stores.

These customers are billed and managed centrally,
We have four full time members of staff working .
on growing and managing our national customers.
The national customers team can arrange storage at
short notice at any location. '

In smaller towns where we do not have representation,
we have negotiated sub-contract arrangements with’
other operators who meet certain operating standards.

. Marketing and ecommerce

Our markéting strategy focuses on building our
market-leading brand awareness further and using it
to maximise the cost-éfficient generation of enquirie§,
customer move-ins and user satisfaction through our
digital platforms. Qur strong brand and continued
digital investment and innovation has helped us create
a market-leading website which delivers over 90%

of our enquiries. '

It was therefore pleasing that the UK Self Storage
Association’s annual YouGov survey [published May
2020) again confirmed that the brand awareness

of Big Yellow remained ahead of other UK operators

in the sector. The survey shows our unprompted brand

.. awareness across the UK to be six times higher than

our nearest competitor.

We rolled out our new customer facing website in October

- 2019, which presents a clean and intuitive online user

experience with a focus on web conversion. With 62%

_ of our online web visits originating from mobile devices

in the year, a ‘mobile first’ philosophy continues to drive
our thinking around any web development. The new
website features a revamped and engaging size
estimator tool which helps our web users to select the

- size of storage space they need with confidence.

The online customer experience has also been enhanced
with our relaunched Live Chat. This improved feature
now allows customers to communicate with us in
real-time via traditional Live Chat but also through
WhatsApp and Fatebook Messenger. Our popular and
comprehensive online FAQs provides our users with
another way to ask questions they may have about the
service without needing to call us directly.

19
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Operational and

Marketing Review (ontinuea.

The Big Yellow website allows a user to obtain a storage
price, reserve, and check-in online. This has proved
useful in allowing us to manage enquiries and move-in
our customers with minimal physical contact during

-the lockdown period.

We also offer the ability to purchase boxes and packing
materials through our online BoxShop store. These can
be home delivered or made available for our Click-and
Collect service from stores.

For the year ahead we are developing our digital
experience further, allowing customers the option to
move-in remotely and complete all necessary paperwork
and initial payments online before they arrive at the
store. This will allow new customers to visit the store and
open their storage room for the first time with even less
face-to-face contact with our'store teams should they
wish to. This is both a valuable customer experience in a
Covid-19 trading environment and will also improve
produciivitg and efficiency in our stores going forward.

. Driving online traffic

Self storage is a consumer-facing business and the
development of a strong and sustainable brand is
multi-layered and requires a consisiencg of product,
customer service and interaction at all touch points, .
particularly online, which represents over 90% of our

. total enquiries.

Search engines are the most important acquisition

tool for us, accounting for the majority of traffic to our
website. Our focus for a competitive advantage on
search continued with the design of the new website.
This search engine optimisation [“SEQ”] work has helped
us to maintain high organic listings for popular generic
and local self storage related search terms. This in turn’
drives the growth and cost efficiencies of acquiring

new prospects.

Brand search terms are also a valuable driver of
enquiries for Big Yellow and help improve the efficiencies
of our cost per enquiry. 36% of all traffic generated from

" search engines to our website originated from “Big

Yellow” brand searches in the year. :

This clearly indicates, although self storage is a relatively
immature industry with 70% to 25% of customers using
it for the first time, brand is important in driving higher -

‘levels of prospects and customer referrals, leading to

improved operational efficiencies. We have demonstrated
this through significant improvements in performance
of existing storage centres following their acquisition, -
re-branding and assimilation into our business.
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The sponsored search listings remain our largest source

~ of paid for web traffic. Ongoing website optimisation

and an engaging user experience through our digital
platforms helps ensure we maximise the conversion
of these web visits ifito enquiries and then customers.

Digital display advertising has also allowed us to continue
our regional targeted advertising to those in the market

. for self storage.

Online customer revléws

Supporting our values of putting the customer at the
heartof our business, our online customer reviews
generate real-time feedback from customers and provide
positive word of mouth referral to our website visitors.
Through our‘Big Impressions’ customer feedback
programme, we ask our new customers to rate our service.
With the users’ permission, we then publish these

independent customer reviews on the Big Yellow website -

which currently total 33,000 averaging 4.8 out of 5.

The Big Impressiéns programme also generates
customer feedback on their move-out experience and
from prospects who decided not to store with us. These
customer reviews and mystery shop results are
transparently accessible across the business and helps
reinforce our focus.on outstanding customer service.

- We also gain real-time customer feedback from over
.9,572 Google Reviews averaging 4.6 out of 5. These
‘help to enhance our visibility in local search engines

conveying trust in the Big Yellow brand. Additionally,
we have 1,899 reviews from the independent review site

TrustPilot. These reviews average a 5 out of 5-star rating,

labelled as “Excellent” on the TrustPilot ratings scale.

We regularly monitor our customer reviews plus any

online mentions of Big Yellow on social media, and
across the web generally. We use this insight to monitor
our brand and improve our service offering.

Social media

Social media continues to be complementary to our

existing marketing channels and Big Yetlow can be
- found-actively posting content across Twitter, Facebook

and Instagram. These social channels are also used
by customers to connect with us and are monitored

"in real-time, enabling us t0 respond promptly to

any enquiries.

LinkedIn is also being used to communicate company
achievements, CSR initiatives and to present an honest
and engaging picture of what it is like to work for Big
Yellow. LinkedIn is central in our drive towards more
direct recruitment.

Artist's impression of Bracknell
{opening September 2020} -
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The Big Yellow YouTube channel is used to allow web
prospects to experience our stores online through our
video guides to self storage. The online blog is updated
regularly with'tips and advice for homeowners and
businesses, as well as summaries of our charitable and
CSRinitiatives. ‘

~ Cyber security

The Group continues to treat Cyber Security seriously.
Using in-house knowledge and external specialist advice
the Group regularly reviews its security posture. Further
investment in protection from the ever-evolving threat
landscape to'the Group is made where required. We carry
out frequent penetration testing of internet facing
systems, use components such as anti-phishing as well
as maintaining and replacing components (such as

* . firewalls) with the latest technologg and specification.

We have recently recruited a new Data Compliance
Manager to oversee our ongoing compliance with GDPR
and PCI DSS. The role will also include Business
Continuity and Crisis Communication management.

. Policies and procedures are under regular review

and benchmarked against industry best practice.

There are mandatory annual training courses-for all the -

Group’s employees on cyber security and data protection.

Sustatnability

Our store portfolio today is twice as energy efficient as it
was in 2011. Qur investments in efficiency measures
over the years are paying off and 98% of our stores have
an Energy Performance Certificate rating of ‘C’ or better.
Our total location-based Scope 1 & 2 Emissions reduced
by 62% from 2011 and our emission intensity is now at
5.9 per m? CLA. We remain committed to increasing our
solar capacity from our current 22 solar PV installations
and look to add six more installations during 2020/21 -
(3 on new stares; 3 on our existing stores). ’

We also look to support our customers in making more
sustainable choices, for example by installing Electric
Vehicle charging pods at our new stores. For the first
time this year, we are reporting our market-based
emissions, thanks to our new renewable electricity
contract. We understand that there are real climate
change issdes-affecting all of us, so we will aim to
develop a Zero Carbon strategy during 2020, assisted
by the arrival of our new Non-Executive Director for
Sustainability, Julia Hailes. :

‘Foundation & charitable activities

The Big Yellow Foundation has continued to support our
six charity partners during the year; it has raised funds
of over £150,000 and has been able to distribute over
£120,000 in grants. In July 2019, the Foundation

‘appointed an independent trustee, Jess Pallot Cook,

who brings a wealth of charity experience to the Board
of Trustees. : '

By the end of February 2020, nearly one third of our

. customers (the average of our move-ins and move-outs)

opted to contribute to our Foundation. This level of -
contributions has been impacted recently due to the
pandemic, but the Big Yellow Executive Directors are
personally donating £50,000, and the Non-Executive
Directors £11,000 this year to make up for this shortfall.

Big Yellow's community investment for the year, delivered
via discounted space, was £535,000, £315,000 of which
was given free of charge. Our stares allocate this space
to worthy local charitable organisations and not-for-profits
and we house different arganisations, from foodbanks
to small community groups to NHS partners and the
British Red Cross. -

The last month of the financial year was dominated by
the pandemic. However, we are very pleased to say that
we have been able to play our part in helping organisations
reach out to vulnerable individuals and we continue

to support a large number of them either through <
discounted or free space or boxes.
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Portfolio Summary - Big Yellow Stores

2020 S 2019 -

. Mature! ished  Developi TotalA Mature Established Developing ' Total
Number of stores 69 3 3 75 69 3 2 74
At 31 March: . ' '
"Total capacity (sq ft) ' 4,347,000 195,000 146,000 4,688,000 4,342,000 195,000 85,000 4,622,000
Occupied space (sq ft) 3,568,000 150,000 - 63,000 3,781,000 3,621,000 162,000 < 27,000 3,810,000
‘ Percentage occupied . 821% - 76.9% 43.2% © 80.7% 83.4% 831% = 31.8% 82.4%
Net rent per sq ft ) _ £28.27 . '£26.36 £25.58 £28.15 £27.40 j224.84 . £27.39 £27.28
For the year: o L : : . o
REVPAF® ' £27.36 £24.39 £11.95 £26.77 £26.68 £23.25 £6.48 . £26.19
Average occupancy i . . 83.8% . 81.5% 355% = 822% . .83.7% 81.0% - 20.3% . 82.5%
Average annual rent psf - £27.98 £25.87 £25.62 £27.86 £27.26 £24.50 £25.52 £27.14
£000 £000 £000. . €000 €000 - €000 -  £000 . £000
Self storage income 101,890 4,110 1,293 107,293 99,807 3,866 . 399 104,072
Other storage related income® 16,436 627 308 17,371 16,402 634 . 110 17,146
Ancillary store rental income - . 607 . 19 - 84 AL ‘457 34 1 . 492
Total store revenue - 118,933 4,756 - 1,685 125374 116,666 4,534 510 121,710
Direct store operating coété . : .
(excluding depreciation) . {33,364) {1,526)- (1,275) (36,165) (33,563) (1,388} 677) . (35,628)
Short and long leasehold rent® {1,977) - (14) . (1,991) (1,988) ) - 2 (1,990)
Store EBITDA®" . 83,592 . 3,230 396 87,218 81,115 3,146 (169) 84,092
Store EBITDA-margin 70.3% 67.9% 23.5% '69.6% 69.5% 69.4% (33.1%) 69.1%
Deemed cost 3 £000 £000 3 £000 . £000
To 31 March 2020 o 5749 . 34.4 a7 651.0
~ Capex to complete ) - - 0.5 0.5
Total . '574.9 34.4 42.1 651.5

(1) The mature stores have been open for more than six years at 1 April 2019, The established stores have been open for between three and six years at 1 April 2019 and the
* developing stores have been open for fewer than three years at 1 Aprit 2019. The Group's mature Battersea store was closed for redevelopment in.the prior year. It is
excluded from occupancy, but its revenue and costs up to the date of closure are included in the above.

(2) See glossary in note 33.

()" Insurance, packing materials and other storage related fees.

(4) Rent for six mature short leasehold properties accounted for as investment properties and right-of-use assets under IFRS with total self storage capacity'of 339,000 sq ft,
and a tong leasehold lease-up store with a capacity of 64,000 sq ft. Thé EBITDA margin for the 63 freehold mature stores is 72. 2%, and 46.6% for the six leasehold mature
stores. During the prior year the Group acquired the freehold of Its mature New Malden store.

(5) The table below reconciles Store EBITDA to gross profit in the statement of comprehensive income.

Year ended 31 March 2020 . ) Year ended 31 March 2019

£000 £000
’ Gross profit " Gross profit per
per statement statement of
Store Reconciling of comprehen- Store Reconciling - comprehensive .
EBITDA items sive incomé EBITDA items income
Store revenue/Revenue® ' . 125,374 3939 129,313 121,710 3,704 125,414
Cost of sales™ ) (36,165) = (2,708) (38,873) - (35,628) (2,517) = (38,145)
Rent(8) : . . -(1,991) 1,991 - (1,990) 1,990 -
- ] - 81,218 3,222 90,440 84,002 3,177 87,269

(1) See note 3 of the financial statements, reconciling items are management fees and non-storage income.

2) See reconciliation in cost of sales section in Financial Review on page 32."

(3) The rent shown above is the cost associated with leasehold stores, only part of which is recognised wnhln gross profit in line with nghl-of-use asset accounting principles.
The amount included'in gross proﬁt is shown in the reconciling items in cost of sales. ’
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An unrivalled portfolio of stores across
London, the South East and other large

metropolitan cities.

Our Stores
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Manchester, May 2019
MLA - 60000 sq tt

Wapping, July 2018
MLA - 25,000 sq ft

Guildtord Central, March 2018
MLA - 55000 sq ft

. Twickenham 2, April 2016
'MLA - 22000 sq ft.

Nine Elms, April 2016
MLA - 65000 sq ft

Cambridge, January 2016
MLA - 60,000 sq ft

N\

Entield, April 2015
MLA - 60000 sq ft

‘Chester, February 2015

MLA - 69,000 sq ft

Oxford 2, July 2014
MLA -35000 sq ft

Gypsy Comer, April 2014
MLA - 70000 sq ft

Chiswick, April 2012
MLA - 75,000 sq ft
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New Cross, February 2012
MLA -62000sqft.

Stockport, September 2011
MLA -65000sq ft .~

Eltham, April 2011
MLA -70000sqft

MLA - 68,000sq ft .

High Wycombe, June 2010
MLA - 60,000 sq ft

Reading, December 2009

" MLA - 62,000 s ft

Sheffield Bramall Lane,
September 2009
MLA - 60,000 sq ft

Poole, August 2009
MLA - 55000 sq ft

Nottingham, August 2009

MLA - 67,000 sq ft

Edinburgh, July 2009
MLA - 63,000 sq ft

MLA - 73000 sq ft

Twickenham, May 2009

Liverpool, March 2009
MLA - 60,000 sq ft

Bromley, March 2009
MLA -71000 sq ft

Birmingham, February 2009
MLA - 60,000 sq ft

Sheen, Dgcember 2008
MLA -64/000 5 ft

Sheffield Hillsborough,
October 2008

© MLA-60000sqft

Eennington, May 2008
MLA - 66,000 5q ft

Merton, March 2008
MLA -70000 sq ft

Fultham, March 2008
MLA -139,000 sq ft

’ Balham, March 2008

MLA - 60,000 sq ft

Camberley, January 2011 .
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Barking, November 2007
MLA - 64,000sq ft

Ealing, November 2007
MLA - 57,000 sq ft

Sutton, July 2007
MLA - 70,000 sq ft

Gloucester, December 2006
MLA - 50,000 sq ft

Edmonton, October 2006
MLA - 75000 sq ft

Kingston, August 2006

MLA - 62000sq ft

Bristol Ashton Gate, July 2006
MLA - 61000 sq ft

Finchley East, May 2006
MLA -54,000sq ft 8

" Tunbridge Wells, April 2006
MLA - 57000 sq ft

Bﬂstol Central, March 2006
MLA - 64,000 sq ft

North Kensington,
December 2005
MLA - 51,000 sq ft

" Leeds, July 2005

MLA - 76000 sq ft

Beckenham, May 2005
MLA - 71,000 sq ft

Tolworth, November 2004
MLA - 56,000 sq ft ’

Watford, August 2004
MLA - 64,000 sq ft :

Swindon, April 2004
MLA - 53000 sq ft

Orpington, December 2003
MLA - 64,00Q sqft

- Byfleet, November 2003

MLA - 48000 sq ft

Chelmsford, April 2003
MLA -54000sq it

Finchley North, March 2003
MLA - 62000 sq ft
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West Norwood, January 200
MLA - 57000 sq ft :

Colchester, December 2002
MLA -54000sqft

Bow, November 2002
MLA - 132,000 sq ft

Brighton, October 2002
MLA - 59,000 sq ft

MLA - 55000 sq ft

Guildford Slytield, June 2002

New Malden, May 2002
MLA -81000sqft .

Hounslow, December 2001 ’
MLA - 54,000 sq ft.

Ilford, November 2001
MLA - 58,000 sq ft

Cardiff, October 2001
MLA - 74,000 sq ft

. Portémouth, October 2001°

MLA - 61000 sq ft

Norwich, September 2001
MLA - 47000 5 ft

Dagenham, July 2001
MLA - 51000 sq ft

Wandsworth, April 2001
MLA - 72000 sq ft ’

Luton, March 2001
MLA - 41,000 sq ft

Southend, March 2001
MLA - 57,000 sq ft

Staples Cormer, March 2001
MLA - 112,000 sq it

Rbmlord, November, 2000
MLA -70,000 sq ft

Miiton Reynes, September 2000 . Cheltenham, Aprﬁ 2000

MLA - 61000 sq ft

MLA - 50000 sq ft

Slough, February 2000
MLA - 67,000 sq ft

Hanger Lane, October 1999
MLA - 66,000 sq ft

Oxford, August 1999
MLA - 33000 sq ft

Croydon, July 1999
MLA - 80,000 sq ft

Richmond, May 1999

MLA - 35000 5q ft
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2020 2019

. Number of stores 25 22
At 31 March: .
Total capacity (sq ft) 1,063,000 - 963,000
Occupied space (sq ft) 799,000 723,000 . g
~ Percentage occupied, 752% - "75.1% . a3
Net rent per sq ft £17.84 £17.50 8
For the year: . o
REVPAF - £16.04 £15.63 wn
Average occupancy 77.5% . 75.7% c
. Average annual rent psf £17.55 £17.33 . 5 .
o0 oo Q
Self storage income 14,195 12,645 <
Other storage related income 2,502 2,349
Ancillary store rental income -4 " 63
-, Total store revenue " 16,738 . 15,057
Direct store operating costs {excluding depreciation) (6,746) (5,949) -
Leasehold rent ‘ : (566) .  (483)
. Store EBITDAW '9,426 8.625
Store EBITDA margin’ 56.3% 57.3%
Cumulative capital expenditure om
To 31 March 2020 83.5
To complete -0.9
" Total capital expenditure 84.4

(1) Store eamnings before interest, tax, depreciation, amortisation, and managemient fees charged by Big Yellow to the Armadillo portfolios (see note 27).

The Group has a 20% interest in Armadillo. The figures shown above represent 100% of Armadillo’s performance. Note 14d contains more information

on the Group's share of Armadillo’s financial performance.
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- Store Performance

The table below shows the quarterly move-in and move-out activity over the year.

. .Total move-ins Total

Big Yellow Group PLC Annual Report and Accounts 2020

move-ins Total move-outs Total move-outs
. Year ended Year ended Year ended Year-ended
Quarterly move-ins and move-outs 31 March 2020 31 March 2019 % 31March2020 - 31 March 2019 %
April to June 18,950 19,784 ° 4) 14,742 15,499 )
July to September 20,570 21,565 . {5 22,520 22,742 G
October to Decembér 14,643 16,058 9) 17,424 18,137 T 4)
January to March 16,498 15,885 . 4 15,286 15,954 4).
Total 70,661 73,292 (4) 69,972 72,332 " (3)

The Group's activity levels during the first nine months of the year were
impactéd by the uncertainty surrounding Brexit, and hence both move-ins
and move-outs were lower than they-had been in the prior year. In January,
February and up to mid-March 2020, we saw an increase in activity levels

“compared to the prior year, and a stronger occupancy performance-thanin
2019. Inthe last two weeks of March when a fulllockdown was introduced,

we did see heightened move-in and move -out actlwtg leading to a net loss’
in occupancy discussed further below. ’

In all Big Yellow stares, occupancy for the year fell by 29,000 sq ft,.against
an increase of 80,000 sq ft in the prior year. The quarterly movement is
shown in the table below:

We had a éood quarter to June with an increase in occupancy of 125,000
sq ft, albeit lower growth than the prior year. The second quarter peaked in
August and then many of our students and short-term house movers
vacated in September and Octaber, leading to a net lossin occupied rooms
and sq ft occupancy. In our seasonally weakest third quarter the
occupancy loss represented 3.5% of MLA, compared to 2.7% of the MLA in
the prior year, with the uncertainty in the run-up to the general electlon
weighing on consumer confidence.

In the final quarter the occupancy performance was impacted by the last
two weeks in March, which are historically when we see relatively strong

. gains in occupancy. However, after the introduction of lockdown measures

commencing in mid-March we saw heightened levels of activity both in and
out of the business over the ensuing two week period to the end of March
with a net overall loss of 23,000 sq ft in occupancy (2019: gain of 25,000
$q ft in the same two week period). Customer move-ins and move-outs in )
the business reduced significantly in April and May.

. Net sq ft Net sq ft 'Nel movp-ins Net move-ins
Year ended Year ended Year ended * Yearended
Quarterly net occupancy ‘movement 31 March 2020 31 March 2018 31 March 2020 31 March 2019
" Aprilto June 125,000 131,000 4,208 4,285- '
July to September - (25,000) 43,000 (1,950) (1,177)
October to December ) (165,000) (126,000) - (2,781) {2,079)
" January to March 36,000 32,000 1,212 (69) -
Total (29,000) 80,000 689 ‘960

In the period from 1 April to 24 April we sav-v'a net loss in occupancy

.0f 47,000 sq ft compared to a loss for the same period last year.of

22,000 sq ft. From 25 April to 8 June, the net growth in occupancy has
been 85,000 sq ft (2019: gain‘of 46,000 sq ft).

The 69 mature stores are 82.1% occupied cbmpared t0 83.4% at the same
time last'year. The 3 established stores have fallen in occupancy from
83.1% to 76.9%, with some large space business move-outs at one of the
stores during March 2020. The three developing stores added 36,000 sq ft
of occupancy in the year to reach closing occupancy of 43.2%. Overall
store occupancy has decreased in the year from 82.4% to 80.7%.On a
like-for-like basis, excluding Manchester, which opened in May 2019,
closing occupancy was 81.3%, a decrease of 1.1 percentage points.

) AJIStores are trading profitably at the EBITDA level. The table below shows

the average key metrics across the store portfolio (from the Portfolio
Summary on page 22) for the year ended 31 March 2020:

Mature ished D i Al

. .stores stores stores _stores
Average store capacny 63,000 65,000 48,667 62,500
Average sq ft occupied per store at 31 March ‘2019 51,700 50,000 21,000 50,400
Average % occupancy 83.8% ' 81.5% 35.5% " 82.2%
Average revenue ber store {£000) 1,724 1,585 562 1,672
Average EBITDA per store (£000) 1,211 1,077 - 132 1,163
Average EBITDA margin 70.3% 67.9% ° 23.5% 69.6%
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Pricing and nef rent per sq ft

Our core proposition remains a high-quality product, competitively priced,
with excellent customer service, providing value for money to our ‘

. customers. We offer a headlin'e opening promotion of SO% off for up to the
first 8 weeks, and we continue to manage pricing dynamically, taking
account of room availability, customer demand and local competition.

Our pricing model reduces promations and increases asking prices where -

individual units are in scarce supply. This lowering of promotions, coupled

with price increases to existing and new customers, leads to an increase in

achieved net rents. Rental growth can also be driven through sub-dividing
larger rooms into smaller rooms, which yield a higher net rent per sq ft.

The average rate growth in the year was 2.7%. Net achieved rent per sq ft at
31 March 2020 grew by 3.2% aver the financial year. The table below shows
the growth in net rent per sq ft for the portfolio over the year (excluding
Manchester). ’

Net rent per sq ft

. growth from

Average occupancy 1 April 2019 to

in the year Number of stores. - 31 March 2020
010 75% ] o5 1.9%

7510 85% . . ‘49 3.2%

Above 85% 20 3.8%

The net achieved rent per sq ft has groWn by 1.4% since 1 April 2020,
compared to 0.5% growth over the same period last year. Given the
reduced number of move-ins there are fewer customers with opening’
offers in the business than would normally be the case. On 23 March we
suspended all rate increases to existing customers. It is our intention to
review this in July. Billed rent for new move-ins since 1 April has reduced
by 3% compared to the same period last year.

Armadillo Selt Storage

- The Group has a 20% investment in Armadillo Self Storage, with the balance
of 80% held by an Australian consortium. During the year Armadillo
acquired three stores in Liverpool Aintree, Daventry and Grimsby, for a
total consideration of £8.2 million (including costs).

This takes the Armadillo platfarm to 25 stores and 1.1 million sq ft of MLA.
-As with the other existing store acquisitions, the intention will be to
upgrade and reconfigure the stores through additional investment to drive
cash flow growth. In the year to 31 March 2020, £1.9 million of capital
expenditure has been invested to upgrade and fit-out additional capacity in
the Armadillo stores.

Armadillo is a lower-frills brand, with largely freehold conversions of
existing buildings. They are in towns where we would not typically locate a
Big Yellow and have an average capacity of 42,500 sq ft (lower than the

- 62,500 sq ft average for Big Yellow stores). Armadillo provides operational
advantages to the Group, such as a wider platform to seli to national
customers, more opportunities for staff promotion, and more efficient use
of the Company’s marketing and central overhead costs. Armadillo”
continues to look for opportunities to add toits platform.
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Store Performance (continued) ,

We opened our new 60,000 sq ft store in Manchester on 1 May 2019. We own a further 13 development sites, of which six have plannmg consent.

. Development pipeline

The status of the Group's development pipeline is summarised in the table below

Site Lecation Status _ Anticipated capacity .
Camberwell, Prominerit location Planning consent granted. Construction started -+ 77000 éq ft
. London on Southampton Way in November 2018, opening delayed due to lockdown,
o ’ now expected July 2020.
‘Battersea, Prominent location Planning granted for redevelopment of original 34,000 71,000 sq ft
London on junction of Lombard Road  sq ft store and redevelopment of adjoining retail into
and York Road " amixed use residential led scheme. Construction
(South Circular) " started in July 2018, opening delayed due to lockdown,
. now expected November 2020.
Uxbridge, " Prominent location Planning consent granted in July 2019. Construction 55,000 sq ft
London on Oxford Road to commence shortly with a view to opening
) in Summer 2021. A
. Queensbury, Prominent location off Site acquired in November 2018. Planning consent 58,000 sq ft
London Honeypot Lane granted in November 2019.
Kings Cross,. Prominent location Planning application submitted in November 2019 with 105,000 sq ft
- London on York Way a decision anticipated in Summer 2020".
Hayes, Prominent location Site acquired in April- 2019, Plannirig application 70,000 to 75,000 sq ft
London on Hayes Road submitted in September 2019 with a decision '
anticipated in June 2020". .
North Kingston, Prominent location ASite' acquired in February 2019. Planning application . 55,000 to 60,000 sq ft
Loqdon on Richmond Road, Ham submitted in December 2019 with a-decision
) anticipated in September-2020'. .
Wembley, Prominent location Site acquired in February 2019. Discussions.ongoingto 65,000 t0 70,000 sq ft
London on Towers Business Park secure vacant possession with planning appllcatmn :
submitted in May 2020. .
Harrow, Prominent location Site acquired in June 2019. Planning discussions 75,000 to 80,000 sq ft
London on Harrow View ongoing with a view to submitting in Summer 2020. :
Bracknell Prime location Planning consent granted in January 2018 for self 57,000 sq ft
on Ellesfield Avenue storage and other trade uses. Construction started
in August 2019, opening delayed due to lockdown, now
" expected in September 2020. - .
Slough Prominent location Site acquired in April 2019. Planning application 65,000 to 70,000 sq ft
. on Bath Road to be submitted in Autumn 2020. .
Hove Prominent location Planning consenit granted in October 2013. The site . 58,000sqft
: on Old Shoreham Road . is currently occupied untit Summer 2020 and it :
’ is anticipated that construction will commence in
_ Autumn 2020 with a view to opening in Spring 2022
Newcastle Prime location Planning application to be submitted in Autumn 2020. 60,000 sq ft
_on Scotswood Road } ]
Total capacity

871,000 sq ft to 896,000 sq ft

’ (1) Subject to the ability of local authorities to determine planning applications

The capital expenditure currently committed for the financial year ended 31 March 2021 is approximately £10 million.

The Group manages the construction and fit-out of its stores in- house aswe belleve it provides both bener control and quality, and we have an excellent
record of building stores on time and on budget.

Duringthe year the Group sold the part of the Wyvern Industrial Estate in New Malden, London that it does not occupy for £11.8 million.

James Gibson

Chief-Executive Officer

8 June 2020
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Financial Review

Revenue

Total revenue for the year was £129.3 million, an increase of £3.9 million
(3.1%) from £125.4 million in the prior year. Like-for-like revenue forthe
year was £128.2 million, an increase of 3.8% from the prior year (2019:
£123.5 million). Like-for-like revenue excludes Manchester, which opened
in May 2019 and Battersea which was closed for redevelopment
inMarch2019.

Other sales (included within the above), comprising the seffing of
insurance, packing materials and storage related charges, represented
13.9% of total store revenue for the year (2019: 14.1%) and generated
revenue of £17.4 million for the year compared to £12.1 million in 2019.

31

The other revenue earned by the Group is management fee income

from Armadillo and tenant income on sites where we have not started
development. During the year, the Group recognised in revenue a

£1 million performance fee due from Armadillo Storage Holding Company
2 Limited, for the performance of the fund over its ini(ial‘five-gearterm, i

Operating costs

Cost of sales principally comprise the direct store operating costs,
including store staff salaries, utilities, business rates, insurance, a full
allocation of the central marketing budget and repairs and maintenance.

Given the relative resilience of our trading to date, we have taken the
decision not to furlough any employees to date.

. The breakdown of the portfolio's operating costs compared to the prior year

is shown in the table below:

Year epded Year ended % of store
. . 31 March 2020 31 March 2019 ) operating
Category . £000 £000 % change . costs in 2020
Cost of sales (insurance and packing materials) 2,791 2,866 (3%) 8%
Staff costs ‘ 9,593 . 9240 . 4% - 26%
Generai& Admin’ 1,241 1,262 " (2%) " 3%
Utilities 1,100 1,373 (20%) 3%
Property rates 11,599 11,311 . 3% 32%
Marketing 5,474 5,294 ' 3% 15%
Repairs & Mairitenance 2,777 2741 1% 8%
Insurance 938 934 0%. . 3%
Computer costs -638 587 9% 2%-
Irrecoverable VAT 14 - 20 (30%) 0%
Total per portfolio summary 36,165 35,628 2%

Store operating costs have increased by £0.5 million (2%) compared to
the same period last year. Our new stores at Wapping and Manchester
carry incremental costs of £0.6 million. Qur marketing expenditure has
increased by £0.2 million (3%) and includes significant variable cost
associated with PPC demand. Our Battersea store has been closed for
redevelopment saving £0.4 miltion of operating costs in this period.

D

The expenditure on utilities has reduced by £0.3 million following

a significant backdated recharge of electricity costs to a third-party’
telecoms mast provider. The otherincreases in store-operating cost
of £0.4 million are mainly inflationary. ’
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The table below reconciles store operating costs per the portfolio summary to cost of sales in the statement of comprehensive income:

in the year.

The non-cash share-based payments charge represents £23 mllllon )
of the overall £10 5 mllllon expense

Interest expense on bank boriowlngs

The gross bank interest expense for the yearwas £10.6 miilion, an
increase of £0.7 million from the prior year. The average cost of borrowing
during the year was 2.6% compared to 2.9% in the prior year. Average debt
levels were higher than in the prior year.

Capitalised interest increased by £0.8 million from the prior year.
The interest capitalised in the year is principally on our developments
at Camberwell, Battersea, Bracknell and Uxbridge. -

Total finance costs in the statement of comprehensive income decreased -

to £10.8 million from £11.2 million in the prior year.

Proﬁl before tax

The Group made a profit before tax in the year of £93.4 million, compared

to a profit of £126.9 million in the pnor year.

After adjusting for the gain on the rgvaluation of investment propertieé and

other matters shown in the table below, the Group made an adjusted profit

before tax in the year of £71.0 million, up 5% from £67.5 million in 2019.

Year ended Year ended
31March2020 31 March2019
. . M . " . m B m
. Direct store operating costs per portfolio éummary (excluding rent} 36,165 35,628
‘Rent included in cost of sales (total rent payable is included in portfolio summary) 1,276 . 1,075
‘Depreciation charged to cost of sales 348 393
Head office and other operational management costs charged to cost of sales ,1,084 1,049
Cost of sales per statement of comprehensive income 38,873 38,145
_Store EBITDA . 2020 2019
" Store EBITDA for the year was £87.2 million, an increase of £3.1 million Profit befors tax ?‘m'yﬁs Em £m
(3.7%) from £84.1 million for the year ended 31 March 2019 (see Portfolic | Frfit before tax . ‘9447 . 126855
‘Summary). The overall EBITDA margin for all Big Yellow stofes increased Gain on revaluation -
t069.6% (2019: 69.1%]. \ - v of investment properties . : (_23.193) . (58,898)
" | Movement in fair valug o :
A dmmlslmuve expenses on interest ratg derivatives ’ 908 1,1.23
Gain on disposal o . :
Administrative expenses in the statement of comprehenswe income of investment property . 67 -
of £10.5 million were do\(vn £0.1 million compared to the prior year. Share of associate fair value '
The reductionis dueto a fallin the IFRS 2 share-based payments charge, . gains and losses ’ (107) (1,615)
and a lower vesting percentage for the Directors’ deferred bonus plan Adjusted profit before tax 70,998 67,465

- The movement in the adjusted profn before tax from the prior gear
[ is |Ilus‘rated in the table below: .

Adjusted profit before tax — year ended 31 March 2019 - 675
Increase in gross profit ) 3.2
Increase in net interest payable : . {0.6)
Reduction in administrative expenses i 0.1
_Increase in capitalised interest ) .. 0.8
. Adjusted profit before tax T
- year ended 31 March 2020 . . 71.0

Basic ear'njngs per share for the year was 55.8p (2019: 78.3p) and fully
diluted earnings per share was 55.6p (2019: 78.0p). Diluted EPRA
earnings per share based on adjusted profit after tax was up2%to42.1p
(2019: 41.4p] (see note 12). EPRA earnings per share equates to the
Company’s adjusted earmngs pershare in the current year.
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REIT status

The Group converted to a Real Estate Investment Trust (“REIT") in January,
2007 Since then the Group has benefited from a zero tax rate on the
Group's qualifying self storage earnings. The Group only pays tax on the
profits attributable to our residual business, comprising primarily of the
sale of packing materials and insurance, and fees earned from the
management of the Armadillo portfalio.

-REI status give's the Group exemption from UK corporation tax on profits
and gains from its qualifying portfolio of UK stores. Revaluation galns
on developments and our-existing open stores will be exempt from
corporation tax on chargeable gains, provided certain criteria are met.

The Group has a rigorous internal system in place for monitoring
compliance with criteria set out in the REIT regulations. On a monthly
basis, a report on compliance with these criteria is issued to the Executive.
To date, the Group has complied with all REIT regulatnons including forward
looking tests.

Taxation

There is a tax charge in the current year of £0.9 million. This compares

to a charge in the prior year of £0.4 million. The current year tax chérge
reflects an increase in profits in our residual business, in part due to lower
deductions allowed in the current year for tax purposes from the exercise’
of share options. :

Dividends

The Board is recommending the payment of a final dividend of 16.7 pence
per share in addition to the interim dividend of 171 pence, giving a total
dividend for the year of 33.8 pence, an increase of 1.8% from the prior year.

REIT regl‘rlatorg requirements determine the level of Property Income
Distribution (“PID") payable by the Group. On the basis of the full year
distributable reserves for PID purposes, a PiD of 30.6 pence per share

is payable (31 March 2019: 29.2 pence). The balance of the total annual .
dividend represents an ordinary dividend declared at the discretion of the
Board, in line with our policy to distribute 80% of our adjusted earnings
per share iri each reporting period. The PID for the year to 31 March 2020
accounts for 91% of the total dividend. The table below summarises

the declared dividend for the year.

31 March 2020 31 March 2019

Dividend (pence per share)
Interim dividend — PID 17.4p . . 16.7p
— discretionary nil p nil p
-total 17.1p 16.7p
Fina'l dividend -PID . 13.5p 12.5p
' ~ discretionary 3.2p 4.0p
- total ' 16.7p 16.5p
Total dividend - PID 30.6p 29.2p
- discretionary . 3.2p ' 4.0p
- total ) 33.8p .. 33.2p

Subject to approval by shareholders at the Annual General Meeting to be
held on 5 August 2020, the final dividend will be paid on 10 August 2020.
The ex-div date is 18 June 2020 and the record date is 19 June 2020.

Cash flow growth

. The Group is étrqnglg cash generative and draws down from its longer term

committed facilities as required to meet its obligations. The Group’s cash
flow from operating activities for the year was £73.6 million, an increase

. of 2% from £22.2 million in the prior year.

- - Year ended Year ended

.3t March2020 31 March 2019
. . £000 . £000
" Cash generated from operations 85,074 82,912
Net finance costs {10,178) (9,629)
Interest on obhgatnons under Iease
liabilities {820) - (915)
Tax {461) (195)
Cash flow from operating activities 73,615 72,173
Capital expenditure {63,748) (83,038)
Proceeds on disposal of investment .
property 14,105 -
Receipt from Capltal Goods Scheme : 1,226 © 1,876
Dividends received from associates 649 550
Cash flow after investing actlvmes 25,847 (8,439)
Ordinary dividends (55,706) (52,058)
.Issue of share capital 853 65,962
Obligations under lease liabilities .
payments* - (963) - (1,075)
Loan arrangement fees paid : (918) (367)
Drawing of new Aviva loan 35,000 -
Increase in borrowings 29,403 7,026
Net cash inflow 33,516 11,049
Obening cash and cash equivalents 17,902 6,853
“Closing cash and cash equivalents 51,418 17,902
Closing debt ) (402,028) = (337,625)
Closing net debt (350,610)

(319,723)

In the year capital expenditure outflows were £63.7 million, down from
£83.0 miltion in the prior year. The capital expenditure during the year
principally relates to the purchase of land for new stores (£38.9 million),
and construction capital expenditure (£24.8 million).

The cash flow after investing activities was a net inflow of £25.8 million
in the year, compared to an outflow of £8.4 million in 2019, due to the
lower capital expenditure in the-year, and the proceeds from the disposal
of investment property at New Malden and Slough.

Placing

On 20 April 2020, the Group announced that it was issuing 8.3 million
shares, raising £79.9 million (net of expenses). The Group intends to
continue adding to its pipeline over the next few years, which will be
funded principally by the proceeds from this placing. This will allow a
continued focus on expansion primarily in London and its commuter
towns whilst maintaining a conservative capital structure.
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Balance sheet

Property :

The Group's open stores and stores under development owned at 31 March
2020, which are classified as investment properties, have been valued
individually by CBRE. This is the first extemal valuation that CBRE have carried
out for the Group, having been appointed to replace Cushman & Wakefield
LLP during the year. The external valuation has resulted in an investment
property asset value of £1,521.4 million, comprising £1,352.7 million
(89%) for the freehold (including three long leaseholds) open stores,

£32.4 million (2%) for the short leasehold open stores and £136.3 million -

~(9%) for the freehold investment properties under construction.

Big Yellow Group PLC Annual Report and Accounts 2020

Investment property

The valuations in the current year have grown from the prior year, with

a revaluation surplus of £23.4 million arising on the open Big Yellow stores
(see note 15 for the detailed valuation methodology). The average exit .
capitalisétion rate used in the valuations was 6.1%n the current year,

in line with the prior year, with the discount rate adopted remaining at
9.3%. The increase in value compared to the prior year is principally due

to the growth in cash flow from the assets and changes to the operating
assumptions adopted in the valuations. ’

- The valuation is based on an average occupancy over the 10-year cash.flow period of 83.8% aqroés the whale portfolio.

Mature - ‘Mature ished Developed

) L | Freehol, 1 Freehold Total
Number.of stores 4 6 .63 3 R R
MLA capacity (sq ft) 339,000 4,008,000 195,000 146,000 4,688,000
Valuation at 31 March 2020 (Em) I £32.4m £1,223.0m £51.9m £36.3m £1,343.6m
Value per sq ft £96 £305 £266 £249 £286
Occupancy at 31 March 2020 79.9% . 82.3% 76.9% 43.2% . 80.7%
Stabilised occupancy assumed 84.3% 84.3% 85.5% 86.0% 84.4%
Net initial yield pre-admin expéenses 12.5% 6.1% 5.8%. 2.8% 6.1%
Stabilised yield assuming no rental growth 14.1% . 6.5% 6.8% 9.2% 6.8%

1) Exduding Battersea which was closed in March 2019 forredevelopment, but in line with the Group's accounting policy has been shown in investment property at the year end.

The initial yield pre-administration expenses assuming no rental growth
is 6.1% (2019: 6.4%) rising to a stabilised yield of 6.8% (2019:6.7%).
The stores are assumed to grow to stabilised occupancy in 21 fonths
on average. Note 1S contains more detail on the assumptions
underpinning the valuations.

Material valuation uncertainty due to Novel Coronavirus (Covid-19)

CBRE's report comments that the-outbreak of the Novel Coronavirus

(Covid-19), declared by the World Health Organisation as a “Global

Pandemic” on 11 March 2020, has impacted global financial markets.
- Travel restrictions have been implemented by many countries.

Observable market activity — that provides the empirical data for CBRE

to have an adequate level of certainty in the valuation - is being impacted
in the case of the properties valued. For these properties, as atthe
valuation date, CBRE consider that they can attach less weight to previous

market evidence for comparison purposes, to inform their opinion of value.

Indeed, the current response to Covid-19 means that they are faced with -
an unprecedented set of circumstances on which to base a judgement.

CBRE'’s valuation is therefore reportéd as being subject to ‘material
valuation uncertainty’ as set out in VPS 3 and VPGA 10 of the Red Book.
Consequently, less certainty —and a higher degree of caution — should
be attached to CBRE's valuation than.would normally be the case. Given
the unknown future impact that Covid-19 might have on the real estate
~-market, CBRE recommend that thé Group keep the valuation of the wholg
portfolio under frequent review.

For the avoidance of doubt, the inclusion of the ‘material valuation

uncertainty’ declaration above does not mean that the valuation cannot

be relied upon. Rather, thie declaration has been included to ensure -
;transparencg‘of the fact that — in the current extraordinary circumstances

— less certainty can be attached tothe valuatlon than would otherwise
be the case. The material uncertainty clause is to serve as a precaution
and does not invalidate the valuation. .

CBRE'’s valuation report further confirms that the ;iropenies have been
valued individually but that'if the portfolio were to be sold as a single lot or
in selected groups of properties, the total value could differ significantly. . -
CBRE state that in current market conditions they are of the view that

there could be a material portfolio premium.

Investment property under construction

The investment propertg under construction valuation has increased by
£45.2 million in the year. Capital expenditure accounts for £56.9 million

of this increase, notably on the site purchases discussed above, and
construction expenditure, principally on Camberwell and Bracknell
(Battersea is included with investment property). This has been partly offset
by Manchester transferring to open stores. The valuation movement on the
investment property under construction was a small deficit of £0.2 million.

Purchaser’s cost adjustment

As in prior years, we have instructed an alternative valuation on our assets
using a purchaser's cost assumption of 2. 75% (see note 15 for further
details] to be used in the calculation of our adjusted diluted net asset-
value. This Red Book valuation on the basis of the special assumption of
2.75% purchaser’s costs, results in a higher property valuation at 31 March
2020 of £1,612.3 milkion (£90.9 million higher than the value recorded

in the financial statements). With the share of uplift on the revaluation of
the Armadillo stores (£0.9 million), this translates to 54.8 pence per share.

This reviséd valuation translates into an adjusted net asset value per -
share of 751.9 pence (2019: 724.4 pence) after the dilutive effect
‘of outstandlng share options. -
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Receivables

As of 8 June, we have collected 96.7% of our April and May revenue, which
compares to 97.3% over the same period last year.

At 31 March 2020 we have a receivable of £1.4 million in respect of
payments due back to the Group under the Capital Goods Scheme, as a
consequence of the introduction of VAT on self storage from 1 October -
2012. The receivable relates to VAT to be recovered on historic store
development expenditure.

The debtor has been discounted in accordance with International
Accounting Standards to the net present value using the Group’s‘average
cost of debt, with £0.1 million of the discount being unwound through
interest receivable in the year. The Group has received £14.4 million to date
under the Scheme, of which £1.2 million-was received in the year.

Net asset value

The adjusted net asset value is 751.9 pence ber share (see note 13), up 4%

. from 724.4 pence per share at 31 March 2019. The table below reconciles
the movement from 31 March 2019:

. Adjusted NAV
Movement in adjusted net asset value - . £m  pence per share
31 March 2019 1,209.8 724.4
Adijusted profit after tax g 70.1 419
Equity dividends paid - (55.7) 33.3)°
Revaluation movements : '
{including share of associate) 235 140
Movement in purchaser's

cost adjustment . -7 80 4.8
Other movements _

{e.g. share schemes) 2.9 . 01
31 March 2020 1,258.6 751.9
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Borrowings

Our financing pdlicg is to fund our current needs through a mix of debt,
equity and cash flow to allow us to build out, and add to, our development
pipeline and achieve our strategic growth objectives, which we believe
improve returns for sharéholders. We aim to ensure that there are
sufficient medium-term facilities in place to finance our committed
development programme, secured against the freehold portfolio, with debt
serviced by our strong operational cash flows. We maintain a keen watch
on medium and long-term rates and the Group’s policy in respect of interest
rates is to maintain a balance between flexibility and hedging of interest
rate risk.

During the geartﬁe Group extended the term of its bank loan by a further
year. The Group also increased the quantum of the bank loan by £30
million during the period, with Bank of Ireland joining the facility taking this
additional debt. The Group also.has an option to increase the amount of
revolving loan by a further £30 million during the course of the loan's term.

In March 2020, the Group agreed a new 7 year debt facility with Aviva

of £35 million at an all-in cost of 1.96%, secured over the existing Aviva
security pool of 15 stores. The all-in cost of this tranche of the loan reduces
to 1.91% following the installation of 50 kWh capacity solar panels at three

- of the stores. The total debt facilities from Aviva are now £117.5 million

of which £82.5 million will continue to amortise down to £60 million over .
the remaining seven years of the loan.

The table Below summarises the Group's debt facilities at 31 March 2020. The average cost of debt is 2.5% (March 2019: 2.9%).

. Average
Debt Expiry Facility Orawn * interest cost
Aviva Loan April 2027 £117.5 million  £117.5 million . 4.0%
M&G loan June 2023 £70 million £70 million . 3.0%
Bank loan October 2024 £240 milion  £214.5 million 1.6%
Total Average term 4.9 years £427.5 million £402.0 million 2.5%

Subsequent to the placing in April 2020, variable rate revolving bank debt
was repaid, the effect of which has been to increase the Group's average
cost of debt to approximételg 3.1%. The Group’s net debt at 8 June 2020
was £265 million with available liquidity of £162 million.

The Group was comfortably in compliance with its banking covenants at

. 31 March 2020. Further details of the Group’s covenants are provided in
note 19 of the accounts. For the year we had Group interest cover of 8.3
times (2019: 8.6 times) based on pre-interest operating cash flow against
interest paid. Following the placing, raising £79.9 million (net of expenses)
and subsequent repayment of debt, this interest. cover has increased.

The net debt to gross property assets ratio is 23% [2019: 22%) and the net.
debt to adjusted net assets ratio [see net asset value section above)

is 28% [2019 26%).

At 31 March 2020, the fair value on the Group’s interest rate derivatives
was a liability of £0.3 million. The Group does not hedge account its interest
rate derivatives. As recommended by EPRA, the fair.value movements are
eliminated from adjusted profit before tax, diluted EPRA earnmgs pershare,

. and adjusted net assets per share.

Cash deposits are only placed with approved financial institutions’
in accordance with the Group’s Treasury policy. '
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Financial Review continuea) .

Share capital

The share capital of the Compang totalled £16.7 million at 31 March 2020
(2019: £16.? million), consisting of 167,138,527 ordinary shares of 10p
each (2019: 166,665,158 shares]). 0.5 million shares were issued for the
exercise of options during the year at an average exercise price of 988p
[2019 0.9 million shares at an average pnce 0f 910p).

The Group holds 1.1 million shares within an Employee Benefit Trust
(“EBT"). These shares are shown as a debit in reserves and are not
included in calculating net asset value per share.

2020 . 2019

Closing shares for NAV purposes

No. . No.
Opening shares s 166,665,158 158,570,574
Shares issued in placing - 7,204,301
~ Shares issued for the exercise ' ’ '
of options 473,369 890,283
Closing shares in issue 167,138,527 166,665,158
Shares held in EBT 1,122,907) (1,122,907)
166;01 5,620 165,542,251

80.3 million shares were traded in the market during the year ended
31 March 2020 (2019: 79.2 million). The average mid-market price of shares
traded during the year was 1,071p with a high of 1,245p and a low of 630p.

Investment in Armadillo

The Group has a 20% investment in Armadillo Storage Holding Company
Limited and a 20% investment in Armadillo Storage Holding Company

2 Limited. In the consolidated accounts of Big Yellow Group PLC, our
investments in the vehicles are treated as associates using the equity

" accounting method. The investments are Limited companies, ‘but the Group

does also refer to them as Partnerships in these financial statements.

During the year, Armadillo acquired three existing stores in Daven’trg,'
Grimsby and Liverpool, with a combined capacity of 97,000 sq ft

The occupancy of the Armadillo stores at 31 March 2020 was 799,000 sq ft |
“on a MLA of 1,063,000, representing 75.2% (31 March 2019: 75.1%).

The net rent achieved at 31 March 2020 by the Armadillo stores is
£17.84 per sq ft, an increase of 2% from the same time last year. Revenue
increased by 11%to £16.7 million for the  yearto 31 March 2020

(2019: £15.1 million); the like-for-like increase in revenue was S%.

Included within administrative expenses in Armadillo 2 is a £1 million
accrual for a performance fee payable to Big Yellow. The fee calculation
has been based on a 31 January 2020 external property valuatlon forthe

"Armadillo 2 portfolio.
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The Armadillo Partnerships made a combined operating profit of

£6.?7 million in the year, of which Big Yellow's share is £1.3 million, After
netinterest costs, the revaluation of investment properties (valued

by Jon_és Lang LaSalle), deferred tax on the revaluation surplus and
movement in interest rate derivatives, the profit for the year was

£4.3 million, of which the Group’s share was £0.9 million.

The loans within both Armadillo Partnerships were refinanced subsequent
to the year end, and now expire in April 2023.

Big Yellow has a management contract in place in éach Partnership.

For the year to 31 March 2020 the Group earned management fees of

£2.2 million, including the performance fee referred to above. The Group’s -
share of the dividend for the year is £0.6 million, representing a 14% yield

on our equity invested.
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Section 172 Statement

Section 172 of the Companies Act 2006 requires a Director of a company-
to act in the way he or she considers, in good faith, would be the most
likely to promote the success of the company for the benefit of its
members as a whole. In doing this Section 172, requires a Director to have
regards among other matters to:

®  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, custemers and others;

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

® the desirability of the company malntalmng a reputation for high
standards of business conduct; and .

3. the need to act fairly with members of the company.

The Directors give careful consideration to the factors set out above in .
discharging their duties under section 172. The Board's obligations under
Section 172 are considered at Board meetings within each relevant section
of the Board pack. The stakeholders we consider in this regard are our
employees, our customers, our shareholders, our suppliers and the
environment. The Board recognises that building strong relationships wnh
our stakeholders will help us to deliver our strategy in line with our
long-term values and operate the business in a sustainable way.

The Board regularly receives reports from management on issues
concérning customers, the environment, suppliers, employees, and
investors, which it takes into account in its discussions and in its
decision-making process under Section 172.

Stakeholder engagement

The Board is committed to effective engagement with all of our key
stakeholders. The importance of each matter may differ to each

stakeholder group, and hence the Group seeks to understand the relevant

interests and priorities of each stakeholder Group, and to have regard to
these in its decision making. The Board does acknowledge that not every
decision that it makes will necessarily result in a positive outcome for all
stakeholders.

Information on interaction with our key stakeholders is included in the

Corporate Governance Report-on péges 62 to 67.
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Further information

You can read further information on stakeholder engagement and our approach to $172 in the following places:

— Employees
Operational and Marketing Review (pages 16 to 21)
Risk Mcnagement (page 40)
Governance (pages 66 and 67)

— Customers
Opercrtloncl and Mcnketmg Rewew (pages 16 o 21)
CSR Report (page 48)
Governance (page 66)

— Suppliers
CSR report (page 49)
Governance (page 66)

— Investors A
Charman's Statement (pages 6 to 7)
_ Operational and Financial Review (pages 16 10.36)
Governance (page 66)

— ' Environment )
Operational and Marketing Review (page 21)
CSR Report (pages 42 to 57)

— Long term
Chairman’s Statement (page 6)
Ouwr investment case (pages 8 to 9)
Operational and Financial Review (pages 16 to 36)
' Risk Management (pages 38 to 40)
Vldblllty Statement (page 41)
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' Principal Risks and Uncertainties

¢

The Directors 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 Group maintains a low appetite to risk, in line with our strategic objectives of providing a low volatility, high

distribution business.

The section below details the principal risks and uncertainties that are considered to have the most material impact on the Group's strategy and
objectivés. These key risks are monitored on.an ongoing basis by the Executive Directors and considered fully by the Board inits annual risk review.

Risk and impact

Self storage
market risk

There is a risk to the business
that the self storage market
does not grow in line with our

_ projections, and that economic
growthin the UK is below
expectations, which could
resultin falling demand and
aloss of income.

Mitigation . ’ X ) . Change during the year and outiook

- Self storage is a relatively immature market in the UK compared to other self - The Covid-19 pandemic has caused a significant

storage markets such as the United States and Australia, and we believe has  contraction in the forecast economic growth for the UK
further oppoftunitg for growth. Awareness of self storage and how it can be for 2020, with some commentatars estimating 02 GOP
used by domestic and busmess customers is relatively low throughout the *~  may fall by up to 30%.
UK, although higher in London. The rate of growth of branded self storage on
main roads in good locations has histarically been limited by the difficulty of
acquiring sites at affordable prices and obtaining planning consent. New
store openings in London and other large metropolitan cities within the sector : .
have stowed significantly over the past few years. The market risk has clearly increased over the past few
" months given the macroeconamic outlook. The Group's
trade since the pandémic started, whilst impacted, has
-] far proved resilient.

This is ctearly a recent and still emerging uncertainty
and risk, and the range of outcomes for the global
economy are still unknown.

Our performance during the Global Financial Crisis (“GFC”} was relatively
resilient, althéugh notimmune. We believe that the resilience of our
performance is due to a combination of factors including:
in addmon to the pandemic, there is also increased
macroeconomic uncertainty associated with the UK's
exit from the EU and whether a trade deal will be agreed.
The uncertainty in the run up to Brexitimpacted '
. consumer behaviour, which caused lower occupancy
growth for the Group in the year ended March 2020.

— aprime portfolio of freehold properties;

= afocus on London and the South East and other large metropolitan
cities, which proved more resilient during the GFC and where the
drivers in the self storage market are at their strongest and the
barriers to compe(itibn are at their highest;

— the strength of operational and sales managerﬁenl;

—  continuing inngvation to deliver the highest levels of customer
service;

= the UK’s leading self storage brand, with high public awareness and
online strength; and

- strong cash flow generation and high cperanng marglns froma
secure capital structure.

We have a large current storage customer base of approximateig 56,500 .

spread across the portfolio of stores and hundreds of thousands more who

have used Big Yellow over the years. In any month, customers move in and
out at the margin resulting in changes in occupancy. This is a seasonal
business and typically we see growth over the sprihg and the summer
months, with the seasonally weaker period being the winter months.

Property risk

* There is a risk that we will be
unable to acquire new
development sites which meet
management’s criteria. This
wouldimpact on our ability to
grow the overall store platform.
The Group is also subject to the
risk of failing to obtain planning
consents on its development
sites, and the risk of a rising
cost of development.

- competition for it makes acquiring new sites challenging,

Our management has sign}ficant experience in the property.industry " The Group has acquired seven sites over the past couple
generated over many years and in particular acquiring property on main of years, taking its total pipeline to 13 sites which, when ~
roads in high profile locations and obtaining planning consents. We do take opened, would expand the Group’s current MLA by 19%.

planning risk where necessary, although the availability of land, and 3 S . .
: . The planning process remains difficult and to achieve a

.~ planning consent can take'anything from eighteen

Our in-house development team and our professional advisers have . months to three years. Local planning policy is favouring
significant experience in abtaining planni‘ng consents for self storage centres. residential develo’pmeni over other uses, and we don't

' " expect this 10 change given the shortage of housingin

We manage the construction of our properties very tightly. The building of the UK

each site is handled through a design and build cantract, with the fit-out .
project managed in-house using an established professional team of external  The current pandemic has meant in-person planning
advisers and sub-contractors who have worked with us for many years toour  committee meetings have been suspended, and we are

Big Yellow specification. We carried out an external benchmarking of our awaiting to see how the planning autharities respond to
construction costs and tendermg programme three years ago, whichhad this. This may cause delay in the Group recenvmg
satisfactory results. . plannmg consents.

We currently have planning consent on six of the
13 development sites.
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Risk and impact

Mitigation . T Change during the year and outiook

Valuation risk

The valuation of the Group's
investment properties may falf
due t0 external pressures or the
impact of performance.

Lack of transactional evidence
in the self storage sector leads
to more subjective valuations.

The valuations are carried out by independent, qualified external valuers who  The revaluation surplus on the Graup's open store
have significant experience in the UK self storage industry.  ~ . investment properties was £23.4 millicn in the year
(an uplift of 2%), principally due to an impravement in

The porifolio is diverse with approximately 56,500 customers currently using underlying cash flows used in the valuations

our stores for a wide variety of reasons. .
There continues to be transactional evidence in the
sector, with a number of portfolio transactions taking
ptace in'the current year. There have been na material
transactions since the start of the pandemic, and the
valuers have drawn attention in their report to material
valuation uncertainty arising from the current situation.

There is significant headraom on our loan to value banking covenants.

Treasury risk

The Group may face increased

Our financing policy is to fund our current needs through a mix of debt, equity  Interest rates were reduced to 10bps in March 2020, and
and cash flow to allow us to selectively build out the remaining development  the long-term forecast is for rates to remain at low levels

The Group is exposed to
changes in the tax regime
affeé(ing the cost of corporation
tax, property rates, VAT, Stamp
Duty and Stamp Duty Land Tax
(“SDLT"), for example the

" imposition of VAT on self storage
from 1 October 2012.

The UK’s future exit from the
EU creates uncertainty over
the future UK tax and
regulatory environment.

The Group is exposed to
potential tax penalties or loss
of its REIT status by failing to
comply with the REIT legislation.

costs from adverse interest ;iipgline and achieve our strategic growth objectives, which we believe - for the foreseeable future. A significant proportion of the
rate movements. improve returns for shareholders. We have made it clear that we believe Group's debt is floating, and hence the Group will benefit
optimal leverage for a business such as ours should be LTV in the range 20% *  from this reduction in base rates.
10 30% and this informs our management of treasury risk. . T .
. c . Debt providers-currently remain supportive to
_We aim 1o ensure that there are sufficient medium-term facilitiesin place to . companies with a strong capital structure, as evidenced
finance our committed development programnie, secured against the by the Group completing on the loan from Aviva after the
freehold portfolio, with debt serviced by our strong operational cash flows. pandemic started. That said, the current environment is
We have a fixed rate loan in place from Aviva Commercial Finance Limited; likely to adverselg‘a frect liquidity and pricing.
with seven years remaining. This loan was increased by £35 miltionin March  The Group’s interest cover ratio for the year ended 31
2020. The Group has a £70 million loan from M&G Investments, whichis 50%  March 2020 was 8.3 times, comfortably ahead of our
fixed and 50% floating, repayable in 2023. For our bank debt, we borrow at ~  internal target of 5 tinies and ahead of our banking
floating rates of interest and use swaps to hedge our interest rate exposure.  covenants, as disclosed in note 19.
Our palicy is to have at least 40% of our total borrowings fixed, with the
balance floating. At 31 March 2020 45% of the Group’s total borrowings were
fixed or subject to interest rate derivatives. The Group reviews its current and
forecast projections of cash flow, borrowing and interest cover as part of its
rhomhlg management accounts. In addition, an analysis of the impact of
significant transactions is carried out regularly, as well as a sensitivity
analysis assuming movements in interest rates and store occupancy on
gearing and interest cover. This sensitivity testing underpins the viability
" statement below, '
The Group regularly monitors its counterparty risk. The Group monitors
compliance with its banking covenants closely: During the year it complied
with all its covenants and is forecast to do so for the foreseeable future.
Tax and We regularly monitor proposed and actual changes in legislation with the help  In addition to the regulatory and tax uncertainty linked
regulatory risk of our professional advisers, through direct liaison with HMRC, and through  to the UK's exit from the EU, the Group experienced an

trade bodies to understand and, if possible, mitigate or benefit from their increase in cost in 2018 following the Government's
impact. ) review of business rates.

HMRC have designated the Group as having a low-risk tax statu‘s, andwehold  There is a risk that tax rates will rise in the short to
regular meetings with them. We carry out detailed planning ahead of any medium-term to fund the increased government
future regulatory and tax changes using our expert advisers. ’ deficits that have arisen from the policy response to

. o . . the pandemic.
The Group has internal monitoring procedures in place to ensure that the

_ appropriate REIT rules and legistation are complied with. To date all REIT
* regulations have been complied with, including projected tests.

39
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Principal Risks and Uncertainties contnued

. Risk and impact

Mitigation

Change during the year and outtook

Human

resources risk

Our people are key to our

success and as such we are

exposed to a risk of high staff
" turnover, and a risk of the loss

of key personnel.

We have developed a professional, lively and enjoyable working environment

_and believe our success stems from attracting and retaining the right people.

We encourage all our staff to build on their skills through appropriate training
and regular performance reviews. We believe in an accessible and open
culture and everyone at all levels is encouraged to review and challenge
accepted norms, to contribute to the performance of the Group.

We were ranked in the Sunday Times 100 Best
Companies to Work For survey in February 2019,
showing strong levels of engagement from

our employees.

The Group carried out an engagement survey of its
employees during the year, which showed very pleasing
results of the leve! of engagement of our teams,

Brand and
reputation risk

The Group is exposed to the risk

" of a single serious incident
materially affecting our
customers, people, financial
performance and hence our
brand and reputation.

We have always aimed ta fun this business in a professional way, which has
involved strict adherence with all regulations that affect our business, such -
as health and safety legislation, building regulations in relation to the
construction of ourbuildfngs, anti-slavery, anti-bribery and data reguila\ions.

We also invest in cyber security (discussed below), and make an ongoing
investment in staff training, facilities management and the maintendnce of
our stores.

To ensure consistency of service and to understand the needs of our
customers, we send surveys to every customer who moves in and moves
out of the business. The results of the surveys and mystery shops are
reviewed to continuously improve and deliver consistent performance
throughout the business.

We maintain regular communication with our key stakeholders, customers,
employees, shareholders and debt providers.

During 2018, we developed a crisis response plan with
external consultants to ensure.the Group is well placed to
deal with a major incident more effectively.

During the year, we carried out an exercise to stress-test
the crisis response plan with a scenario based on a
disaster at one of the Group's stares.

We have explained in the Operational and Marketing
Review how we have reacted operationally to the
Covid-19 pandemic and ensured our staff and customers
remain safe. to

Security risk

The Group is exposed to the
risk of the damage or loss of a
store due to vandalism, fire,
or natural incidents such as
flooding. This may also cause
reputational damage.

The safety and security of our customers, their belongings, stores and our
staff remains a key priority. To achieve this we invest in state-of-the-art
access control systems, individual room alarms, digital CCTV systems,
intruder and fire alarm systems and the remote monitoring of all our stores
outside of our trading hours. We are the only major operator in the UK self
storage industry that has every raom in every store individually alarmed.

We have implemented customer security procedures in line with advice from,

. the Police and continue to work with the regulatory authorities on issues of

security, reviewing our operational procedures regularly. The ifnportance of
security and the need for vigilance is communicated to all store staff and
reinforced through training and routine operational procedures. .

We have continued to run courses for all our staff to
enhance the awareness and effectiveness of gur
procedures in celation to security.

We regularly review and implement improvements to our
security processes and procedures.

Cyber risk

High profile cyber-attacks and
data breaches are a regular
staple in today's news. The
results of any breach may resuit
in reputational damage, fines,

or customer compensation,
causing a loss of market share
and income.

The Group receives specialist advice and consultancy in respect of cyber
security and we have dedicated in-house monitoring and regular review of
our security systems, we also limit the retention of customer data to the
minimum requirement.

Policies and procedures are under regular review and benchmarked against
industry best practice by our consultants. These policies also include defend,

detect and.response policies.

We don't consider the risk to have increased any faster
for the Group than anyone else; however, we consider
that the threats in the entire digital landscape do '
continue to increase-and evaive. As such we havé
continued to invest in cyber security upgrading or
replacing components as required.
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Internal audit

The Group does not have a formal internal audit function because the
Board has concluded that the internal controls systems are sufficient for,
the Group at this time. The Group employs a Head of Store Compliance
responsible for reviewing store opemtidnal and financial‘controls. He
reports to the Chief Financial Officer, and also meets with the Audit
Committee at least once a year. This role is supported by two other team
members, enabling additional work and support to'be carried out across
the Group's store portfalio. The Stare Compliance team will visit each
operational stare twice per year to carry out a detailed store audit. These

audits are unannounced and the Store Compliance team carry out detailed

tests on financial management, administrative standards, and operational
standards within the stores. Part of the store staff's bonus is based on the
scores they achieve in these audits. The results of each audit are reviewed
by the Chief Financial Officer, the Financial Controller and the Head of h
Store Operations. o

Going ¢concem

Areview of the Group's business activities, together with the factors likely
- to affectits future development, herformance and position are set out in
the Strategic Report. The financial position of the Group, its cash flows,

- liquidity position and borrowing facilities are shown in the balance sheet,
cash flow statement and accompanying.notes in the financial statements.
Further information concerning the Group’s objectives, policies-and
processes for managing its capital; its financial risk management
objectives; detaiis of its financial instruments and hedging activities; and
its exposures to credit fisk and liquidity risk can be found in this Report
and in the notes to the financial statements. '

The Group issued 8.3 million shares in April 2020 by way of a placing,
raising £79.9 million (net of expenses). At 8 June 2020 the Group had
available liquidity of £162 million, from a combination of cash and undrawn
bank debt facilities. The Group is cash generative and for the year ended

31 March-2020, had operational cash flow of£?3.6‘million.,Awith capital
commitments at the balance sheet date of £10 million.

The Directors have prepared cash flow forecasts for a period of 18 months
from the date of approval of these financial statements, taking into
account the Group's operating plan and budget for the year ending

31 March 2021 and projections contained in the longer-term business plan
which cover the period to March 2024. After reviewing these projected cash
flows together with the Group's and Compapy's cash batances, borrowing
facilities and covenant requirements, and potential property valuation
movements over that period, the Directors believe that, taking account

of severe but plausible downsides, the Group and Company will have
sufficient funds to meet their liabilities as they fall due for that period.

I In making their assessment, the Directors have carefully considered the

outlook for the Group’s trading performance and cash flows as a result of
the economic shock brought on by the Covid-13 pandemic, taking into
account the trading performance of the Group from the onset of the
pandemic to the date of these financial statements. The Directors have
also taken into account the performance of the business during the Global
Financial Crisis. The Directors modelied a number of different scenarios,
including material reductions in the Group’s occupancy rates and property
valuations, and assessed the impact of these scenarios against the

" Group's liquidity and the Group’s banking covenants. The scenarios
considered did not lead to breaching any of the banking covenants, and
the Group retained sufficient liquidity to meet its financial obligations as
they fall due.

Consequently, the Directors continue to adopt the going concern basis in
preparing the financial statements.

Viability stmement'

The Directors have assessed the Group’s viability over a four-year period to
March 2024. This-period is selected based on the Group’s long-term
strategi'c plan to give greater certainty over the forecasting assumptions
used. As in the assessment of going concern, the Directors have modelled
anumber of different scenarios on the Group's future prospects.

In making their assessment, the Directors took account of the Group's
current financial position, including committed capital expenditure. The
Directors carried out a robust assessment of the principal risks and
uncertainties facing the business, their potential financial impact on the

_Group’s cash flows, REIT compliance and financial covenants and the likely
effectiveness of the mitigating options detailed. The Directors have
assumed that funding for the business in the form of equity, bank and
insurance company debt will be available in all reasonably plausible
market conditions. Whilst the eventual impact of Covid-19 on the Group is
uncertain, and may not be known for some time, the Group has a highly
cash generative business, good liquidity and has proved relatively resilient
in its trading since the onset of the pandemic.

Based on this assessment the Directors have a reasonable expectation
that the Company and the Group will be able to continue operating and
meeting all their liabilities as they fall due to March 2024.

John Trotman
Chief Financial Officer

8 June 2020
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1.0° Introduction

Big Yellow Group PLC (‘Big Yellow') is committed to responsible and sustainable business practices.

Big Yellow's Board recognises that corporate social responsibility [“CSR”), when linked to clear
commercial objectives, will create a more sustainable business and increase shareholder and

customer value in both the medium and long:term. People, Planet and Profit need to be aligned
‘ y to make a sustainable business. ’

Big Yellow seeks to meet the demand for self storage from private individuals and businesses

tiy providing the storage space for their domestic and / or commercial needs, whilst aiding local

employment and contributing to the local community.

The result of operating responsibly is the social value that we create. A

- Corpercte .
@nel sSoclel
Responslonbltyy
FREPEI .




Big Yellow -Gxoup PLC Annual Report and Accounts 2020

2.0 ".CSR Executive
Summary

This has been a year of change: at a macro-level, two themes have really
driven internal and external debate: Company Purpose and the financial
risks posed by Climate Change.  ~

We have worked hard to address both of these topics: our company
purpose —~ “to ensure the hopes of people and businesses are never
held back by a lack of space” has really come to life this year and | am
very pleased to share them with you in the ‘About us’ section of our
Corporate site.

.Our purpose and values act as a blueprint to guide our interactions with
all our Stakeholders. ' )

Our work as part of the Task Force on Climate Related Financial Disclosure
(‘TCFD’) recommendations has continued; we have started to align the
output from our workshop with our Business Risk process; we are
committed to ensuring all relevant risks, including the transition risk to

a low carbon economy, are clearly understood and mitigated where
appropriate. We are in a strong position and will continue to manage our
business cautiously with long-term sustainability at its heart.

We are also v‘érg pleased to announce that we have appointed Julia Hailes

to the Big Yellow Board as Non-Executive Director — Sustainability. We hope
that her input will allow us to adapt tq a changing business landscape and

ensure Big Yellow continues to do its best by all its stakeholders. =

Sadly, the recent months have seen all of us grapple with Covid-19.
Forming part of the storage and distribution network, and therefore
considered to be an ‘essential’ business, we have remained open
throughout thg lockdown, particularly for those customers who are
doing invaluable work to keep distribution chains open so dur collective
needs can be met. We have continued to support our network of over
200 local charities to whom we provide free or discounted storage, and
have also provided free space to the British Red Cross in a number of our
stores to support the work they are doing during the pandemic.

We sincerely wish all our customers, employees, communities good
health. We' want to do our part in supporting us all to a speedy and
full recovery.

James Gibson_
Chief Executive Officer

'8 June 2020

2.1 Highlights

Building on our CSR success over the last two years, we have contlnued

to dellver strong results:

®  We have maintained our inclusion in the FTSE4Good indices and
improved on last year's rating. ’

8 We have obtained our first ever EPRA sBPR “silver” award.

™ Werhave swiftly moved to support our customers, communities and

employees through the Covid-19 challenges.

B We have met both our Foundation income and grant making
expectations, with the Foundation having received an income of -
£155,602 to March 2020 and havnng paid out grants of £122,000
in the same time period.

" We have enhanced our Foundation pages on our corporate website.
to showcase the work we have done with our charity partners to
support vulnerable individuals.

8 We have refreshed several HR policies; created an Energy
Management Policy and Process and underpinned our TCFD work with
aRisk Management Process document which sets out alignment to
our existing business risk processes. '

There were no fines, notifications, penalties or settlements
during 2019/20.

We have commissioned SGS United Kingdom Ltd to carry out independent assurance of our Greenhouse Gas (GHG) emissions disclosures and other select voluntary
disclosures, at a limited level of assurance accordmg to the Intematronal Organization for Standardlzatlon s (2006) ISO 14064 3. The full assurance statement is published

in our CSR Report 2020.

/
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Strategic Report

2.2 Performance Ovexvlew

Big Yellow Group PLC Annudl Report and Accounts 2020

| Corporate and Social Responsibility Répott (continued)

Please find below-a table of all our commltmems the progress we have made against them and our plans going forwards They are aligned to our

3 strateglc themes:

Provide the plaée and space to make lives easier

Progress during

Assess needs and define engagement approach

. . Year ended . ’

Target / Commitment 31 March the year Plans for 2020 and beyond

To raise £150,000 Foundation donations from our 2020 .£155,602 raised ‘This is a yearly target and will remain in place

customers, Employee fundraising contributions :

and Big Yellow matched amounts ) _

. Grants allocated to Big Yellow Foundation Charity . 2020 78% granted Thisis a yearly target and will remain in place -

partners: 75% of income allocated to charity partners ' ’ :

100% of stores with volunteering opportunities 2022 Not due Please see the community section ( full CSR Report)

. . ' Target remains in place

10% of volunteering days taken up by employees 2020 - Not achieved - Please see the community sectjdn (full CSR Report)
) - ’ Target remains in place

Four individuals on work placement contract provided -2022 Not due. Please see the community section (full CSR Report)

and supported by a BYF charity partner by 2022 Target remains in place.

Number of individuals offered a permanent posmon 2022 Not due Please see the community section (full CSR Report)

from the above cohort — 100% of yearly cohort ' : Target remains in place

Maintain Customer Engagement as measured 2020 Achieved ~ Monitored and included in Director store visit discussion

by engagement with the Big Yellow Foundation: Target will remain in place

Monitor move-in / move-out donations — aim for

maintaining 2017/18 performance . .

Business Customers & National Accounts: 2019 Not achieved Not achieved, but commitment remains,

due date to be extended to 31 March 2021

Treat evervone tairly and- respecltullv, as a partner

or working at our stores.
Any accident or incident is investigated and - where

" within our.control - efforts are made to learn from

the incident’so that there are no repeats.

are published in the H&S )
section of this report. .

Year.ended ° - .
Target / Commitment 31 March Progress c/lun'ng the year Plans for 2020 and beyond
Report on ‘prompt payment’ statistics: 2020 . Allreported as per'commitment Target remains in place:
% of invoices received & paid within 30 days Please see our Supplier section for
Actual paid statistics . “ specifics (full CSR Report)
We continue to submit to all relevant Benchmarks, -Annual Achieved GRESB latest: 4 Star 85% Target remains in place
_ namely GRESB, COP and FTSE ESG ’ ' COP latest: ‘B’ rating )
"We will continue to reference and meet our most Annual Achieved EPRA Silver sBPR Target remains in place
relevant standard: EPRA . Award received
Conduct a review of current supply chain practices 2020 Achieved - bleas'e see our UK Modern We intend to conduct further
. and gather meaningful data to conduct a risk profile ) Slavery Statement and our full annual supplier assessments
. CSRreport for further information )
Itis our aim to keep everyone safe when vnsmng Annual No fatalities — accident statistics Target remains in place
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"Plan and act tor a-Sustainable Future

(where space allows)

Year ended Progress during
Target / Commitment ., 3_1 March the year Plans for 2020 and beyond
Scope 1 & 2 Stores Emissions (from 2011 baseline year) 2020 62.3% reduction We aim to bring our mid to long-term targets in line
reduction of 34% by 2020 ' ’ - achieved ) with a zero-carbon target during 2020/21
Scope 1 & 2 Emissions (from 2011 baseline year]' 2050 On track 62.3% " Weaimto bring our mid to long-term targets in line
reduction of 80% by 2050 reduction . witha ze‘ro-carbori’targe( during 2020/21
R achieved )
New Energy Intensity target: 60% decrease 2030 On track 53.8% Target remains in pléce
by 2030 from our 2011 baseline )
Achigve less than 10 tC0,e per m? occupied -2020 Achieved 7.2 We will review our target during 2020/21 to assess
* . intensity metric ' ) intensity metric our potential for an increase in ambition
" Contractors signing up to CCS scheme with a target “Annual No fit-out CCS., ’ Target remains in place
score of 35 points for both fit-out and shell audits during the ‘ :
) financial year )
Increase total Solar PV generation capacity Annual Achieved 28.5% Three new stores to be opened during 2020721 all
by at least 10% . increase in solar with planned S0kWh solar capacity each
' from prior year . Three existing stores due to be retro fitted
. . ) ) with 50kWh solar capacity each
. Remove 1,600 kg singlé use plastics . : ) 2022 Achieved By March 2020 we had sold through all items with single
‘ : ‘ use plastic packaging- this KP! has been achieved ahead
) -of time. We will be looking at other areas of our business
Educate and engage store teams ip improve recycling ' 2025 Ontrack Target remains in place
performance -send zero waste to landfill 10.7% sent '
y ‘ to landfill '
Review in-store water consumption against 2020 Qurwater - " We have seta new intensity target of 25%
self storage benchmark intensity rate improvements against 2019 baseline
' isS6miof
water/ m?
. . occupied space )
100% CLA {Current Lettable Area) covered B . 2025 Achieved 100% = We scaled up our EPC assessments and have reached
by Green aspects (%) . R ) 100% earlier than planned — wé now look to maintain this
- 90% of our certified stares achieve an EPC 2025 Achieved-98.7% We will continue to report as part of our efficiency
performance of C or above * ’ . : narrative; however, this target is now complete
New-built stores pre-construction BREEAM standards Annual Met ’
‘Very Good ‘or above
New built stores fitted with Electric Vehicle pods Annual Met
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Corporate and Social Responsibility Report-@nﬁnued)

30 | Pebpie |

Oour people are at the hecm of Big Yellow’s business, bringing our values to life
through the service that they provide and through the energy and passion that
drives us to become an ever more responsible and sustainable business.

We use our internal engagement survey [ called Viewpoint) to access
employee views on Company specific aspects such as our benefits, culture
and working environment and to highlight those areas where we need to.

focus our attention and make any further improvements.

3.1 Highlights

Responded swiftly to keep our emplogees safe and continue to
support everyone through the Covid-19 crisis.

Our proportion of female Store Managers has increased from 26%

in 2018 to 30% in March 2020. :

At 31st March 2020, 38% of.our Store Managers / Assistant Store *
Managers were female compared to 33% as at the end of March 2018:
Our refreshed recruitment social media platforms have reduced our
reliance ‘on Agencies by nearly 60%; -

We have appointed 14 Wellbeing Experts and trained 16 Mental Health

First Aiders across the business.

Just over 50% of eligible employees are participating in our Sharesave
Scheme at 31 March 2020. )

Just under 80% of eligible employees are participating in our Company
Stakeholder Pension Scheme at 31 March 2020, with emplogee and
Company contributions paid equally at 4%.

We have internally promoted 14 Store team members into a more
senior role; .

More women have been encouraged to take part in gur management
develgpment programmes. In the year to January 2020, 29% of Store
Manager participants who completed the programme were female
more than double the 12.5 % in 2019; .

Our employee engagement level assessed as part of ourPerformance -

. Reviews for the year ended 31 March 2020, resultedin a score of 4.3

outof 5;
For the year ended 31 March 2020, a total of 14 168 hours tralnlng

" were provided across the Company which equates to 35.2 hours

per person;
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4.0 Our Communities

' . Our communities are made up of all the people who wbrk
and store in our facilities and everyone who lives around us.

in March 2020, when Covid-19 tested our collective resilience and
willingness to help each other, we extended our support further and helped
organisations, large and small, with free or discounted boxes and storage
space. We play our part in strengthening the local economy and enhancing
our communities during this crisis and at all other times.. '

In addition to our Covid-19 response, we deliver community support in two

main ways: ’

®  Firstly, through our direct community investment and engagement
programme; and

»  Secondly, through our Big Yellow Foundation.

4.1 Highlights
® Donated £315,000 of free sﬁace to several charitable organisations;

" Provided storage discounted by 50% or more for community or charity
use, worth £218,000

®  Raised £155,602 for the Big Yellow Foundation and distributed
£122,700 to our 6 charity partners;
4.2 Community Investment

Free space donated for community ’
) £315,000

or charity use (€) .

Space discounted by 50% or more for community

of charity use (£) . £218,000
Total empldyee Big Yellow Foundation fundraising

& Big Yellow matched funds {£) £2,301
Total Community Investment £535,301

Notes to the table: Definition of free space: space that cost the charitable organiséﬁon'
1% or less of the space’s market value

The six charities supported by the Big Yellow Foundation

4.3 - Big Yellow Foundation

Big Yellow and our customers and employees provide the income tothe
Big Yellow Foundation. Our Big Yeliow Foundation Steering team, who meet
on a quarterly basis, determines how best to raise funds and promote

the Foundation to our employees, customers and suppliers. This yearwe -
have achieved:

L] Rai‘s,ingjust' over £155,000 for the Foundation.

®  Paying out £122,000 to our six charity partners, mainly in

unrestricted funds. : :

8 Now collecting Gift Aid.

" Big Yellow supbons_the Foundation with over £10,000 in donations in.
kind per year. ’

The Big Yellow Foundation is a registered charity. Our charity number is:
1171232. It has been registered as a Charitable Incorporate Organisation’
(‘cio’).

The latest Big Yellow Foundation Annual Report and Financial Statement
can be viewed on the Charity Commission website.

By the end of February 2020, nearly one third of our customers (the average
of our move-ins and move-outs) opted to contribute to our Foundation.
This level of contributions has been impacted recently due to the pandemic,
but the Big Yellow Executive Directors are personally donating £50,000, and
the Non-Executive Directors £11,000 this year to make up for this shortfall.

Fundraising
Over £155,000 raised for the
Founddation in the year
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Corporate and Social Responsibility Report (continued)

5.0 Our Customers

Our most matertal commitment to all of our ¢ustomers is a sate, secure,
welcoming and trtendlv stomge environment o

With Covid-19 impacting us at the end of our financial year, we took swift
measures to ensure our customers were kept safe when accessing their
storage rooms: our staff wear masks and gloves (when necessary)

and keep the appropriate dlstance from our customers; all our stores
have received additional cleamng materials and the routines for cleaning
were increased.

We continue to provide our customers with easy access to relevant
environmental and broader CSR information and actively engage with
them through our Big Yellow Foundation. Each store with a Solar PV (Photo
Voltaic] energy supply for example has a dlsplag in enherthe receptlon

or loading bay areas.

1,51 Highlights .

= Solar PV generation now at 22 stores.

& Net promoter score of 81.9 ('NPS)(Y),

a  98.6% of our stares have an EPC rating of ‘C’ or above for
Energy efficiency.

.- ®  We have removed all single-use plastic from our packlng products.’

= Over two thirds of our customers surveyed were aware of our
Big Yellow Foundation.

For further information on Customer Health & Safety, Customer Service
Performance and our commitment to the Enyironment and local
Communities please see our Annual Reports and Accounts and our

full CSR Report 2019/20

(1) We measure customer service standards — Net Promoter Score - through
a programme of mystery shopping and customer feedback surveys on an annual
bass It is one of our key non-financial metrics.
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6.0 Our Suppliers

Big Yellow recognises that it can have a significant impact on its suppliers
and that its supply base can represent an important aspect to help Big Yellow
to deliver against its wider environmental and social responsibilities.

We manage our suppliers on a decentralised basis, with each Department
Head overseeing the onboarding, contracting and in-life management

of their suppliers. Many of our suppliers have become trusted partners,
having worked with us for many years.

Towards the end of this year, with Covid-19 impacting on all our lives,

we benefited from the professionalism, speed of response and dedication
to us as a customer from all our suppliers, all of whom had to adapt to
rapidly changing circumstances. ’

6.2 Supplier Payment Terms

April to September 19

October 19 to March 20

6.1 Highlights

= We pay 97% of our invoices within 60 days.

®  Average time to pay an invoice: 30 days.

= Transparency in the-Supply Chain: No issues raised via our confidential
Whistleblowing Helpline. )

®  During 2019/20 we have formally assessed one of our suppliers

who has passed the assessments with some minor recommendations .

. forimprovements.
®  We are happy to report that we have been able to retain our Prompt
Payment Code (PPC) performance certificate due to our continued
strong payment performance. '

Year ended 31 March 2020

* Days Number of invoices % paid Number of invoices % paid Number of invoices % paid
<30 . . 3,336 55% - 4,358 75% 7,694 65%
30-60- . 2,543 ) 42% 1,218 21% 3,761 32%
> 60 153 . 3% 197 3% 350 3%
Total 6,032 5,773 . g 11,805

6.3 Supplier Initiatives

This year, our Construction team signed up to the Hard Hats Recycling
Schemé and engaged with our main construction supplier to join us.

Every year, the UK throws away several million end-of-life hard hats.

The Nationdl Hard Hat Recycling Scheme aims to change that by diverting
hard hats into a dedicated waste processing facility, thereby ensuring all

hat waste is fully recycled.

Our new Non-Executive Director for Sustéinabilitg, Julia Hailes, proposed
this initiative in March 2020; please read more about the Scheme
at www.yesrecycling.org/hard-hat-recycling. -

6.4 . Supply Chain Risk

We successfully audited one of our key suppliers and are happy to report
that no major points of failure were identified. We provide more information
in our UK Modern Slavery Act Statement (to be published August 2020)
and share our approach to auditing in our CSR Report 2019/20.
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Corporate cmd Social Responsxbxhtv Report (continued)

7.0 Our Health & Safetv

Big Yéllow Selt Storage recognises the impbrtance of m’aihtaining high
standards of Health & Safety for our customers statf contractors and any

visitors to our stores.

Our Health & Safety Committee reviews Policies, Risk Assessments,
performance and records on a quarterly basis. The Policies cover two distinct
areas — our routine store operations and our fit-out construction activities.

Towards the end of our Financial Year with the outbreak of Covid-19,
we took swift action to protect our staff, customers and visitors as much
as possible by, amongst other measures: ‘

" Issuing specific guidance on (additional) cleaning procedures;

8 Making available extra cleaning products and personal protective
equipment, such as hand sanitiser gel, facemasks and gloves,
to our staff;

® Introduced home working for all head office-based staff who can work

_ from home;

®  Paid for taxis / hire cars for store staffto help minimise and avoid
the use of public transport; and

® Reduced our reception trading hours and controlled access to our
receptions to minimise the direct contact with our customers.

- 7.1 Highlights
- Covid-19: We do not usually report on sicknéss absence and do not intend -

to do so this year. We have had a number of staff self-isolating and some
have reported Covid-19 symptoms. However, due to the unavailability of
testing, we are unable to share specific data. We are asking staff with
symptoms or underlying health conditions to stay at/ work from home
in order to protect thémselves, their colleagues and our customers.

7.2 KPIs

Store Customer, Contractor and Visitor Health & Satety

To date, we are very thankful and relieved to report that none of our current
employees have lost their lives due to Covid-19. .

a  Therewere no “Fatal Injuries, Notices or Prosecutions” during the year '
ended 31-March 2020 in'any part of our operations. -

. Wé can confirm that we had no reportable accidents either in our

Operational activities or our Fit-out Construction activities dunng
the year.

® We published a refreshed Health and Safetg policy in September 2019;
please access this on the ‘Policies’ section of our corporate website
— Sustainability. ’

8 Qut of the 44 minor injuries to our customers over the last year,
nearly 60% were the result of minor cuts. Our staff only suffered
10 minor injuries, for a variety of reasons, including cuts and trips.
Most of these injuries and those of ‘visitors’ could have been avoided .
"by wearing personal protective gldves and footwear.

= There were 2,667 ‘Man Days’ worked on new store construction
‘Fit Out’ projects in 2019/20. These were at our new store
developments in Camberwell and Bracknell.

®  During the year, we opened our new store in Manchester (in May 2019).
We reported on our pleasing Considerate Constructors Scheme (‘CCS')
results in last year's CSR report. Our two Fit-out Construction sites
inspections for this year at Bracknell and Camberwell, were delayed
due to Covid-19. These visits will be conducted as soon as possible
and reported in our next annual report.

2017 . 2018 2019 2020

Year ended 31 March

Number of Customer Move-ins 71,715 73,928 73,292 ~ 70,661

Number of Minor Injuries ' 41 61 55 56+
“Number of Repor‘(able Injuries (RIDDOR) 1 : 1 4 o

RIDDOR per 100,000 Customer Move-ins 1.4 ° 1.3 . 5.5 0+

+ Indicates data reviewed by SGS as part of their assurance work. See page 56 for the independent assurance. Please note normalising data is provided by the central finance

team and audited as part of our third-party financial audnt
Notes. RIDDOR = Reporting of Injuries, Diseases and Dangerous Occurrences.

Big Yellow Staft Health & Satety (Stores & Hedd Office)

2017 . 2018 2019 © 2020

Year ended 31 March

Average Number of Staff ' 329 335 347.3 361.1
Number of Minor Injuries 9 13 . 14 10
Number of Reportable Injuries (“RIDDOR") 0 1 0 : o+
AlIR per100,000 staff - 0* 299 0 - 0'

+ Indicates data reviewed by SGS as part of their assurance work. See page 56 for the lndependent assurance. Please note normalising data is provided by the central finance

team and audited as part of our third- pany financial audit.

Notes: Annual Injury Incident Rate = the number of staff reportable.injuries / average number of staff (x1 00;000).
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Big Yellow Construction ‘Fit Out’ Health & Safety

Year ended 31 March 2017 2018 2019 " 2020
Number of Total Man Days worked 1,111 2,726 2,473 ' 2,667
Number of Minor Injuries 0. 3 2 1+
Number of Reportable Injuries (RIDDORj 0 ) 0 . 0 -

+ Indicates data reviewed by SGS as part of their assurance work. See page 56 for the independent assurance: Please note normalising data is provided by the central finance

team and audited as part of our third-party financial audit.
Notes: RIDDOR. = Reporting of Injuries, Diseases and Dangerous Occurrences.

8.0 Our Environment
Environmental Responsibilities
Our CSR Palicy sets out the aspects of what we manage. Our CSR Policy

Standard and our web content provide further information on how we
manage the impact of our business on society and the local environment,

to control our risks and manage our opportunities in a sustainable manner.

During 2020721 we will be rev:ewmg our'ong- term emission
reduction targets.

External Benchmarking

We use the detail in this CSR Report to participate in several benchmarks,

such as the annual Carbon Disclosure Project (CDP) and the Global Real

- Estate Sustainability Benchmark (GRESB) to engage with our other Ethical
Investors. For more details, please see the CSR Benchmarking section:
of our corporate website. .

Compliance

We have commissioned SGS United Kingdom Ltd to carry out independent -

assurance of our Greenhouse.Gas (GHG) emissions disclosures and other
select voluntary disclosures, at a limited level of assurance according to
.the International Organization for Standardization's (2006) 1SO 14064-3.

Approach

We have provided a specific section on energy; emissions, water and
waste, reporting against all enviranmental European Public Real Estate
Association (EPRA) indicators (and GRI where relevant). Having achieved
‘Silver’ status in terms of transparency and quality of our reporting dunng
2018/19 we continue to present our data in this format. ’

Where we feel further KPIs may be insightful, we have provided these in

each subsection too, including a brief narrative to explain variances where

applicable.-As we have made a few changes, we have tabled them listed
them in our Basis of Reporting document.

Materiality threshold: our energy and emissions data completeness are
at 100%. With 99.9% actual data for energy (0.1% accrued) and 99.9%
actual data for emissions (0.1% accrued).

Reporting Materiality: UK grid bought electricity represents 88.6% of our
total operational energy consumption. Salar represents 5.4%, with the *
remaining 6% due to gas consumption. '

Assurance of Data

We have commissioned SGS United Kingdom Ltd to carry out mdependent
assurance of our Greenhouse Gas (GHG) emissions disclosures and other
select voluntary disclosures, at a limited level of assurance according

to the International Organization for Standardization's'(2006) IS0 14064-3.
The full assurance statement is published in our CSR Report 2020.

The list of assured indicatars can be found on page 56 of this report.

8.1 Highlights
= Qur absolute electricity use had a very small decrease of just under

1%; our Like for Like (LfL] store portfolio electricity use has a stronger -

decrease of 1.5%. LfL excludes our new store in Manchester.

®  Weincreased our estate with Solar PV installations from 21 to 22
stores and our two retro fit installations in Bristol have now had a full
year to generate electricity, which means that operational electricity
from Solar as % of Grid Use has increased from 4.2% to 6.1%.

8 Asof October 2019, we now burchase REGO-backed'?, 100% renewable

~electricity from Opus Energy, which allows us to report our market-

based electrlcng as 'zero carbon'.

®  We achieved 100% Energy Performance Cenification

®  Qurabsolute Scope 1 and Scope 2 Store and non-Store portfolio saw -
adecrease of 28%, largely due to a favourable UK fuel mix.

®  QurGHG intensity metrics have all further improved by just over 10%. -

®  |n2019/20 total Scope 1 and Scope 2 Storé GHG Emissions achieved
areduction of 62.3% from our peak GHG emission year of 2011. This
reduction is in part due-to our significant investment in efficient
energy lighting and motion sensor, a favourable UK fuel mix and our
investment in on-site renewable generation.

{2) Rego = ‘Renewable Energy Guarantees QOrigin'. The Renewable Energy
Guarantees of Origin {REGO) scheme provides transparency to consumers about
the proportion of electricity that suppliers source from renewable generation
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Store Portfolio Long Term Solar Electricity Generation (2009 to 2020)

Big Yellow Group PLC Annual Report and Accounts 2020

Corpordate dnd Social Respdnsibilitv Report (eonﬁ.nued)

8.0 - Our Environment consnuea

‘8.2 Energy

Store Portfolio Long-texm Electricity:

With increasing store humbers open, our long-term electricity use is remaining pleasingly stable This is because new stores commg on board are built
efficiently, using the best technologg available. -

The chart shows how electricity used in our stores between 2008 and 2020 has changed overtlme

Long Term Electricity Use

Our portfolio of stores with roof-mounted solar PV installations generate low carbon electricity that is monitored for performance and receives
financial payments from energy companies we export to. There are 22 stores with solar PV installations, now including Manchester with an installed
capacng of SOkWh. . .

’ Stoxe Porttolfo Long Term Solar Elecmclty Generuuon (2009 to 2020)

.

. Next Steps: We have committed to installing three retrofitted S0kWh Solar PV systems in 2020/21 on our stores at Norwich, Tunbridge Wells and Watford

(subject to the necessarg local permits); also, our new stores due to open dunng 2020/21 will each have a 50kWh Solar PV mstallatlon We remain
committed to increasing our onsite renewables capacity.
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8.3 Emissions

Broader Scope 1 and 2 GHG Emission Intensity

Scope 1 and 2 GHG Emlsston Intensity / Occupancy, Revenue & CLA (GHG Int.)

2019

53

Year end 31 March 2018 2019 restated 2020

" Total GHG Scope 1& 2 Emissions Iocatlon based - : .
Totaltonnes CO,e - . © 3,3400° . 2,853.9 1 2,798.8 2,571+
Total GHG Scope 1 & 2 Emissions market based ) . ) ’
Total tonnes CO,e : : n/a n/a  New for 2019/20 1,274
Scope 3 Electricity Transmlsswn Losses and Employee Business travel -
Total tonnes CO,e ) ) 312 134, 366 315
tCOze/ revenue (£000s) — location based" . ' . s 28.6 22.8 223 19.9+
tCO,e/ revenue (£000s) - market based n/a, -n/a  New for 2019/20 g9. .
kgCO,e/ Occupied space : . i 97 8.0 7.9 720
kgCO,e/ CLA (m?) i ' . 7.8 6.6 6.5 5.9

+ Indicates data reviewed by SGS See page 56 for their independent assurance report.

Please note, the scope of the data presented here varies slightly from the data presented in the Compames (Directors’ Report) and Lum;ted Ljabthty Partnershlps {Energy and

. Carbon Report) Regulations 2018 ('SECR ) section of our Annual Report and Accounts.

Long Term Scope 1 & 2 Greenhouse Gas Emissions Stores (2008 to 2020) and UK targets

We have now exceeded the government set 2020 target of a 34% reduction and are on track to meet the 2050 target of an 80% total Scope 1 and

Scope 2 GHG Emissions reduction. Since the completion of our five-year investment programme in LED lighting and motion sensor controls in 2017,

our further emission reductions are largely due to a favourable UK fuel mix. However, our decision to purchase a 100% renewable electricity contract in
October 2019 has had a significant impact on our market-based emissions. Our continued investment in onsite renewables has this year made a material
" difference (6. 1% Solar% of Grid Use) and will do so mcreasmglg in the coming year, with six further 50kWh Solar PV installations planned for 2020/21.

Long Term s<:ope 18& 2 Greenhouse Gas Emissions Stores (2008 to 2020) and Target
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Corporate and Social Responsibility Report (continued)

8.0 Our Environment continues

‘8.4 Water

 We have been working hard on improving our data collection for water

as we want to make sure we play our part in managing our precious
resources, even if our consumption is not material. We assess materiality
by conductin‘g regular benchmarking exercises with industry best practice.

Dunng the year, the Better Bunldlng Partnershnp (BBP) have refreshed
their Real Estate Environmental Benchmarks (Water). We have selected:
‘Water Benchmarks — Enclosed Shopping Centres’ — ‘Water Intensity’ —
Water Intensity by space (litres/m? CPARY year).

‘At ‘56’ (19,677m? of water / 351,271m? occupied space ), we're very

pleased to share that our water consumptxon remains S|gn|f|cantlg lower
than BBP ‘Good'.

We have asked our auditors to conduct a pre-assurance gap analysis for.

Water' to their programme of work. This should allow us to identify if there -~

are any further opportunities for data collection.

Flooding & Droughts

As we have further developed our woi'k as part of the Task Force on Climate
related Financial Disclosure (TCFD) ﬂoodnng and droughts have been
moved into our Risks and Opportunities section.

8.5 Waste

" Our main source of waste is from the operational activities of our stores.

Our store staff apply best practice waste segregation for general and
mixed dry recyclable materials. Please note, our waste contractor provides
further waste segregation and recycling services post collection.

During the year, we have had increased demand from oUr business
customers for waste services. In several instances, we facilitated the
separate collection of customers’ waste {which is not reported here) but
understand some stores are likely to have permltted Big Yellow bins

to be used. This has |mpacted on our overall performance

8.6 Resource use

We are committed to using our resources carefully to meet our present
requirement without compromising the ability of future generations

" to meet their own needs. The eight product lines we had identified for

modification by 2022 have all now had their single use plastic packaging
removed. That means our initial target of removing 1,600kg of single use

- plastic packaging by 2022 has been achieved early and is now closed.

We will be Iooking at other areas of our business, such vas'reducing paper
throughout our operations. Our first commitment is to go to a paperless
move-in process during 2020/21.

(3)' CPA {Common Part Area) at Big Yellow means our ‘customer occupied space’.

8.7 Green store.pomollo

"Highlights

= We added to our solar PV estate by equipping our newest store
- —Manchéester — with a 50kWhs installation.

= 100% CLA(Current Lettable Area) covered by Green aspects (%).

= 98.7% of our certified stares achieve an EPC performance of C or above.

®  Aliof our estate is covered'by antnergg Performance Certificate.

®  Three stores have been identified for retrofitting Solar PV during
2020/21.

®  Electric Vehicle Charging pods now as standard for all new stores
[stamng with Manchester).

9. Benchmarks and standards

I-ughughts .

®  We achieved a “silver” standard for EPRA sBPR (sustainable best
-~ practice reporting).

= Weincreased our GRESB score to 85% (4 stars).

= We achieved a ‘B' (Management) rating from CDP 2019. -

= "We maintained our MSCI score of ‘AA’.

8 We maintained our FTSE4Good scores.

* 8 We have developed a risk and opportunities assessment as part

of our commitment to implement the TCFD recommendations —
for more information, please see the Managmg Risks and
Opportunities’ section. .

®  For Construction activities, we also sign up to BREAAM standards
and the Considerate Constructor Scheme ('CCS'). ’

10. Leglslatlon

Our full CSR Report and the relevant sections within ourAnnual Reports
and Accounts (Director's report and CSR section) have been prepared in
accordance with the Companies (Directors’ Report) and Limited Liability
Partnerships (Energy and Carbon Report) Regulations 2018 implementing
the Streamlined Energy and Carbon Reporting (SECR) requirements.

.The GHG section of the CSR report has been reported in accordance

with the WRI/WBCSD GHG Protocol — A Corporate Accountlng and
Reporting Standard.

Big Yellow has obligations under several regimes and regulations, namely:

®  The Companies (Directors’ Report) and Limited Liability Partnerships
(Energy and Carbon Report) Regulations 2018 (‘SECR').

= EU Energy Efficiency Directive, The UK Energy Savings Opportunities -
Scheme [‘ES0S'); We have submitted aur ESOS Phase 2 notification -
on 25th November 2019. .

®  Energy Performance Certificate (‘EPCs'] - please see ‘asset list
& green store portfolio’ section in this report for more information:
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. 11. Managing risks and opportunities

We have significantly developed our work considering climate related risk
using the framework set by the TCFD recommendations. The TCFD -
structured its recommendations around four thematic areas that

 represent core elements of how organisations operate: governance,
strategy, risk management, and metrics and targets:

" We have documented our internal approach to climate related risks and
have established the internal mechanism for feeding these into our business
risk process. Please see the our Managing Risks and Opportunmes section
in our CSR Repon 2019/20 for a full update.

We have met our Pre-Phase 1 and Phase 1 strategic objectives. A

" Metrics

1 Our CDP score for Risk Management Process and Risk Disclosure was .
a most credible 'B'.

2. Qur GRESB score for their Risk and Opportunities section, which is
: broader than the TCFD requirements, was 15 out of 18 achievable points

'l'argels Tt
We had seta trlgger point of an increase of 10% or more in relevant

Facilities spend — we have not reached that trlgger point during
2019/2020.-

12. Targets.

Our Performance Secnon sets out our CSR plans for 2020 and beyond
in detail. :

©13. Our stakeholders

This year, the Board of Directors has et out in the Governance section
of our Annual Report and Accounts an overview of engagement activities
with key stakeholder groups. They are identified as (1) our employees,
(2) our shareholders, ( 3)-our customers, (4) our suppliers and (5] our
communities. Please note that in our full assessment we also name

“the Environment’ as well as local and national Government as further.

stakeholder groups, and their needs and our engagement activities are set .

out in the ‘Governance’ section of our Corporate Website — Sustainability.
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Investors

The GRESB and COP benchmarks inform our investor community of our
general ESG performance, our governance approach, risk management
protocols and a range of other indicators that give reassurance that our
business is ‘sustainable’.

For more information.on these benchmarks, please see the ‘Benchmarks,
Legislation and Standards’ section. ’

Qur Directors run a programme of face-to face investor engagement
activities by holding roadshows following annual and interim reporting
cycles and attend Investor conferences, both in the UK and internationallg.

-We also provide specific information on request to other investor
benchmarks, where available. Please contact csr@bigyellow. co. uk should

you require support. -
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Corporate and Social keéponsibilitv Report continuea)

SGS United Kingdom Ltd’s assurance oﬁu\lon on
selected sustainability KPIs in Big Yellow’s Corporate
. Social Responsibility Report 2019/20

thqre, scope and purpose of the assurance

SGS United Kingdom Ltd was commissioned by Big Yellow Group plc
(Big Yellow) to conduct an independent assurance of selected
sustainability KPI data in their Corporate Social Responsibility Report
2019/20 {'the Repart’). The scope of the assurance included FY2019
data only for the following KPls:

Carbon footprint [Scope 1 &?2) data:

" Store eleotricitg (tC0,e)
®  Store flexi-office gas emissions (tC0,e)
®  Refrigerant emissions (tC0,e)
®  Absolute carbon dioxide emissions (tCO,e)
®  Store Electricity use (kWh)
»  Like-forlike electricity use (tCOe) -
. ™ Absolute carbon emissions (tC0,e)
®  Carbon intensity (kgCO,e/m? current lettable area)

.

®  Carbon intensity (kgCO,e/m? occupied space)

®  Carbon intensity (tC0,e/£000s revenue]

= Total renewable energy (kWh}

®  Renewable energy percentage of total store use (%)

Health & Safety data:

®  Staff, customer, and visitor minor Injuries

®  Staff, customer, and visitor reportable injuries [RIfJDOR]

®  Staff, customer, and visitor annual Injury Incidence rate (AIR)
per 100,000 staff

8 Staff, customer, and visitor notices .

®  Construction ‘fit-out’ minor Injuries

®  Construction ‘fit-out’ reportable injuries (RIDDOR}

'We conducted a pre-assurance gap analysis of data for water
consumption and landlord-obtained waste. The purpose of this was
to support Big Yellow to identify opportunities for improvements to its

. data collection and reporting systems. The findings from this review
are included in our report to Big Yellow management..

Financial data and other data drawn directly from independently
audited financial accounts has not been checked back to source as

part of this assurance process. This includes data used to normalise

_ figures: revenue; average number of emplogees current lettable area;
occupied space. -

The purpose ofthis assurance exercise was, by review of objective
évidence, to independently review whether the KPi data is as declared
by Big Yellow, and reported in the Report, is accurate, complete
consistent, transparent and free of material error or ofission.

The Report has been assured at a limited level of assurance according
t0 ISAE3000 (Revised), Assurance Engagements Other than Audits

‘or Reviews of Historical Financial Information, to evaluate veracity

of specific KPIs as described above using SGS Sustainability Report

_Assurance protocols, including the Global Reporting Initiative (GRI)

Principles of for Repart Content and Quality to enable robust
evaluation of data subject to verification.

Greenhouse Gas (GHG) Data

C0, emissions from own operations were verified at a limited level

of assurance according to standard EN 1S014064-3:2006 Specification
With Guidance For The Validation And Verification Of Greenhouse Gas
Assertions, to establiéh conformance with the requirements of Big
Yellow's reporting methodology as stated in its ‘Basis of Reporting -

. 2020’ and the WRI/WBCSD GHG Protocol — A Corporate Accounting

and Reporting Standard {'The WRI/WBCSD GHG Protocol’), within the
scope of the verification. The materiality required of the verification -
was considered by SGS to be below 10%, based on the needs

of the intended user.

The engagement included verification of emissions from anthropogenic

sources of greenhouse gases included within the organisation’s
boundary and meeting the requirements of Big Yellow's ‘Basis of
reporting 2020, and the WRI/WBCSD GHG Protocol. The organisational
boundary was. established following the operatlonal control approach '

" Description of activities: Self-Storage services

‘s Location/boundary of the activities: United Kingdom

®  Physical infrastructure, activities, technologies and processes
of the organisation: Self storage stores and administrative offices
®  GHG sources, sinks and/or reservoirs included:
- Scope 1 - stationary combustion, mobile and fugitive
emissions; .
— Scope 2 — purchased electricity and solar generation;

®  Types of GHGs included: C0,, N20, CH4 (HFCs, PFCs, SF6 and NF3

are excluded)
= . Directed actions: none

Methodologv

The assurance comprised a combination of pre:assurance. research,
interviews with relevant management representatlves and external
data management providers, documentation and record review. -
Verification was conducted upon all KPIs within the verification scope
as‘an evaluation of historical data and information to determine
whether the reported KPl data is matenallg correct and conforms

10 criteria described above

SGS' approach is risk-based, drawing on an understanding of the risks
associated with modelling GHG emission and other KPl information
and the controls jn place to mitigate these risks. Ourexamination
included assessment, on a sample basis, of evidence relevant to the' .
voluritarg reporting of KPls, including emission information.”
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Statement of responsibilities, independence

and competence

.The information in the Report and its presentatibn, including the
underlying systems, procedures and records, are the responsibility
of the Directors and the management of Big Yellow. SGS United’
Kingdom Ltd has not been involved in the pi'eparation of any of the
material included in the Report. Our responsibility is to express an
opinion on the data within the scope of verification with the inténtion
to inform Big Yellow’s stakeholders.

The SGS Grodp of companies is the world leader in inspection, testing
and verification, operating in more than 140 countries and providing
services including management systems and service certification;
quaiitg, environmental, social and ethical auditing and training;
environmental, social and sustainability report assurance. SGS United
Kingdom Ltd affirm our independence from Big Yellow, being free from
bias and conflicts of interest with the organisation, its subsidiaries
and stakeholders. The assurance team was assembled based on their
knowledge, experience and qualifications for this assignment and
conducted the assurance in accordance with the SGS Cade of Integrity.

Assurance opinion and conclusion

On the basis of the methodology described and the verification work
performed, nothing has come to our attention that causes us to
beliéve that the KPi data within the scope of our verification as
reported by Big Yellow in the Report is not, in all material respects,
fairly stated. We believe that the organisation'has chosen an
appropriate level of assurance for this stage in their reporting.

S

Greenhouse Gas (GHG) Data

SGS concludes with limited assurance that there is no evidence to
suggest that the presented C0, equivalent assertion is not materially
correct and is not a fair representation of the €0, equivalent data and
information and is not prepared following the requirements of Big
Yellow’s ‘Basis of reporting 2020, and the WRI/WBCSD GHG Protocol.

We planned and performed our work to obtain the information,
explanations and evidence that we.considered necessary to provide
alimited level of assurance that the CO, equivalent emissions for the
period 01/04/2019 — 31/03/2020 are falrlg stated. This statement shall

be interpreted with the CO, equivalent assertion of Big Yellow as a whole.

.Big Yellow provided the GHG assertion based on the requirements

of its ‘Basis of reporting 2020’ and the WRI/WBCSD GHG Protocol.
The GHG information for the period 01/04/2019 - 31/03/2020
disclosing gross emissions of 2,571 metric tonnes of C0, equivalent.
are verified by SGS to a limited level of assurance, consistent with
the agreed verification scope, objectives and criteria.

Verified emissions by scope are as fdllows:
& Scope 1 - (Direct): 132 tC0,e
8 Scope 2 - Location based (Indirect}: 2,439 tC0,e

" Health & safety data

SGS concludes with limited assurance that there is no evidence
to suggest that the presented data is not materially correct and is
not a fair representation of data and information, and is not prepared

following the requirements of Big Yellow's ‘Basis of reporting 2020',
and the GRI Report Quality principles of transparency accuracy,
consistency, relevance and completeness.

Good practice and opportunities for improvement

During the verification process some examples of good practice as
well as some opportunities for improvement in underlying processes
were identified and reported to Big Yellow with the aim of enabling

a process of continual improvement in collection and reporting KPI
data. It may be possible to roll out examples of good practice to other
KPIs, or parts of the business and the opportunities for improvement
identified may be considered for mplementatnon during future
reporting cycles:

Good Practice

. We note that there have been a number of improvements to

the Health & Safetg Management System this year, lncludmg
developments in the Accidént Reporting procedures to improve
the accuracy and reliability of reported data

™ Big Yellow operates a robust data collection process and the data

reporting platform used was found to be robust enough to
provide accurate and consistent data reporting when tested.

Opportunities for Improvement

= There are further opportunities to strengthen the central review’
and analysis of incoming forms and data. We welcore the fact
that Big Yellow has already implemented measures to address
this in 2020. ’

8 We recommend that for its future Greenhouse Gas reporting
Big Yellow considers inclusion of verified Scope 2 market-based
reporting. ' .

8 We welcome the decision to carry out a pre-assurance gap
analysis of water and waste data this year, and we encourage
Big Yellow to include this data in the scope of the full assurance
in future years.

Signed:
Authorised by:

H. Crick

UK Business Manager

For and on behalf of SGS United Kingdom Ltd

Reg Office: Rossmore Business Park, Ellesmere Port, Cheshire CHBS 3EN
Registered in England No: 1193985

Date 12 May 2020

- Note: This Statement is issued. on behalf of Big Yellow, by SGS United

Kingdom Ltd, Rossmors Business Park, Inward Way, Ellesmere Port, Cheshire,
CHB5 3EN (*SGS") under its General Conditions for GHG Validation and
Verification Services. The findings recorded hereon are based upon an audit
performed by SGS. A full copy of this statement and the supporting GHG
Assertion may be consutted at Big Yellow and address. This Statement does not
relieve Big Yellow from compliance with any bylaws, federal, national or regionat
acts and regulations or with any guidelines issued pursuant to such regulations.
Stipulations to the contrary are not binding on SGS and SGS shall have

. no responsibility vis-a-vis parties othér than its Big Yellow.
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Governonce Report

Chair’s Introduction

.
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The Board’s role is to provide entrepxeneurial leadership of
the Company within a framework of prudent and effective
controls which enables risk to be assessed and managed.

Dear Shareholder,

|'am pleased to present the Corporate Governance Report for 2020. This
report should be read in conjunction with the report on pages 62 to 67,
which set out how we have complied with the UK Corporate’ Governance
Code in 2020.

This is the first year of adoption of the UK Corporate Governance Code
issued by the Financial Reporting Council in July 2018.

As outlined'in my report on pages 6 to 2, 2020 has been a solid
year for the Company, with growth in revenue, cash flow and dividends,

~andan increase in our development pipeline to help drive the future

growth of the Company.

Governance

The Board believes that the effective delivery of the Company'’s strategy -
requires the underpinning of strong corporate governance. The govérnance
ofthe Group is supported by a robust structure which allows for
constructive debate and challenge by its members. This allows the
Directors to make effective decisions.

Engagement with our stakeholders

 The Board'is consciods that there are a number of stakeholders in our

business and considers the interests of each of our stakeholder groups
in its discussions. :

. Wehavea comprehehsive investor relations programme in place, with the *

Executive team carrying out a significant number of meetings with our
shareholders during the year. The Non-Executive Directors engage with our

-shareholders as appropriate. Independent feedback on presentations by

the Executive Board Directors to major shareholders is provided to the
Non-Executive Directors on a regular basis.

The culture of the business is a key pért of our success, last gea} we were
delighted to be recognised in the Sunday Times 100 Best Companies to

" Work.For 2019. In the Yearto 31 March 2020, the Executive Board Directors

visited each of the Group’s stores at least once, and malntaln aflat,
apolitical, non-hierarchical culture within the business.

We continue to monitor the Net Promoter Score that we receive from our
customers, which remains at a very high level of 81.9. :

Looking ahead :

Followmg our performance this year, our attention for the coming year

is focussed on managing the business through this period of significant
uncertainty induced by the Covid-19 pandemic, mitigating as much as
possible the impact of the pollcg decisions which have led to a significant
contraction in the economy. We have placed a significant emphasis during
this period on ensuring the safety of our employees and customers

| through additional investment in Covid-19 compliance, communication,

training, and employee welfare programmes. We will continue to investin
our Big Yellow Foundation and its partner charities and also work with local.
charities throughout our network assisting with space which they rieed to
deliver their programmes. We are also reviewing many aspects'of our
business stimulated by this crisis, such as workiﬁgfrom home, flexible
working and enhanced online operations.

We will continue to focus on delivering anrﬁmive'long-term shareholder
returns, behaving responsibly to our stakeholders including employees,
customers, suppliers and the community, and appropriately managing risk.

Nicholas Vetch .
Executive Chairman’ ~
8 June 2020
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The Board has overall responsibility for the manner in which

the Company runs its cmairs

‘How we are structured

THE BOARD

Nicholas Vetch .
Executive Chairman .

. ‘ The Board is responsible for:

— setting the strategic direction of the business.

" — setting the culture and the values of the Big Yeltow.

— overseeing the internal control system of the
Group and its risk management.

— approving the annual business plan for the Group.

Executive Directors

The Executive Directors are responsible for:
- implementing the Group’s business plan and strategy
— managing the risk of the business '

— focussing on financial performance

Turn to page 62 for more information

| Audit Committee

The Audit Committee is responsible.for:

— overseeing the Group's financial reporting

— overseeing the Group"s; internal control framework and risk
management process

— overseeing the relationship with the external auditor and

. monitoring their independence

Turn to pages 93 to 96 for more information

— approving site and store acquisitions and major
items of capital expenditure.

— approving the Group’s financing structure.
— ensuring a positive dialogue with our stakeholders
is maintained.

Nomination Committee

The Nominations Committee is iesponslhle for:
— reviewing the structure, size and composition of the Board
— succession planning for Directors and other senior Executives.

— promoting diversity-

Turn to pages 68 to 70 for more information

| Remuneration Committee

The Remuneration Committee is responsible for:

= setting, reviewing and recommending the policy on

the remuneration of the Executive Directors

— overseeing the senior management team and general .
workforce remuneration approach

= monitoring the implementation of the Remuneration policy

= overseeing the alignment of reward, incentives and culture

Turn to pages 71 to 92 for more information
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Directvors'-, Officers and Advisers

'Execuilve Directors

Nicholas Vetch

. Executive Chcmmcm

Was a co-founder of Big Yellow in Septémber
1998. Prior to that, he was joint Chief Executive

 of Edge Properties plc, which he co-founded in’

1989, was subsequently listed on the Official .
List of the.London Stock Exchange in 1996 and

. then sold to Grantchester Properties pic:in 1998.

He is also a Trustee of Global Human Rights and
Global Human Rights UK.

James Gibson

Chief Executive Officer

Co-founder of Big Yellow in September 1998.

He is a Chartered Accountant by background
having trained with Arthur Andersen & Co. where
he specialised.in the property and construction

‘sectors, before leaving in 1989. He was Finance

Director of Heron Property Corporation Limited
andthen Edge Properties plc which he joined in
1994. Edge Properties was listed on the Official

* List of the London Stock Exchange in 1996
. and then'sold to Grantchester Properties plc

in 1998. He is also a Non-Executive Director
and sharehalder of AnyJunk Limited, a
Non-Executive Director and shareholder of - )
CityStasher Limited, a Non-Executive Director
and investor in Moby Self Storage, a Brazilian
Self Storage business, and is the Chairman

of Trustees of the London Children’s Ballet..

Adrian Lee

Opetations Director )

Was previously a Senior Executive at Edge
Properties plc, which he joined in 1996. Prior to
that he was a corporate financier at Lazard for
five years, having'previously qualified as a
surveyor at Knight Frank. He joined Big Yellow
in-January 1999 was appointed.to the Board
in May 2000. :

John Trotman .
Chiet Financial Officer

Is a Chartered Accountant having trained with *

. Deloitte LLP, where he specialised in the real

estate sector and self storage. On leaving

" Deloitte in 2005, John worked for a subsidiarg

of the Kajima Corporation. He joined Big Yellow

-in June 2007 and was appointed to the Board

in September 2007. He is on the Board of the
UK Self Storage Association and is the President
of FEDESSA. ‘

Committee key

@ Nomination Committeev
@ Audit Committee

® Remuneration Committee.

O Committee thair
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Non-Executive Directors

Richard Cotton @ @ ®

Non-Executive Director

Headed the real estate corporate finance team
at JP Morgan Cazenove until April 2009, and
subsequent to that was a'Mahaging Director
of Forum Partners, Richard is currently the

Senior Independent Director of Helical plc as well _

as a Member of the Commercial Development
Advisory Group-of Transport for London. Richard
- joined the Board in July 2012 and is the Senior
independent Director and Chairman of the '
Nominations Committee.

Julia Hatles () A ®)

Non-Executive Director

Has over 30 years' experience in the
sustainability sector. She has become a leading
opinion former, consultant'and speaker on
sustainability issues. She has written or,
co-written nine environmental books, including
The Green Consumer Guide, which sold over

1m copies worldwide. And, in 1987 co-founded
envirgnmental think tank, SustainAbility. Julia
has worked with a wide range of companies,

such as Procter & Gamble and Marks & Spencer,

advising them on sustainability issues including
waste, recycling, packaging, energy, climate
change and deforestation. Between 2001 and
2006, Julia was a Non-Executive Director of
Jupiter Global Green Investment Trust. Her
current board positions include the charity
CHASE Africa and Rubbish Ideas, a newly fprmed
company leading the way in developing closed
loop recycled cups for festivals and events. In
1992, Julia was elected to the UN Global 500 -
Roll of Honour for outstanding environmental
achievement, and in 1999 was awarded an MBE.
She joined the board of the Big Yellow in 2020 -
and is chairing the newly formed Sustainability”
.Committee.

Georgina Harvey @ @ @

Non-Executive Director .

Started her media career at Express
Newspapers plc where she was appointed
Advénising Director in 1994. She joined IPC
Media Ltd in 1995 and went on to form IPC

" Advertising in 1998, where she was Managing
Director. She was a member-of the Board of IPC |
Media from 2000 and was Managing Director
of the Regionals division of Trinity Mirror from
2005 t0 2012, overseeing its transition to a
digital platform. She is currently a Non-

Executive Director and Chair of the
Remuneration Committee of Superdry plc,
a Non-Executive Director and Chair of the

' Remuneration Committee of Capita pic and the

Senior Independent Non-Executive Director and
Chair of the Remuneration Committee of McColl's
Retail Group plc. She joined the Board in July
2013 and is Chair of the Remuneration
Committee.

Dr Anna xpt;v 0I0I0)

Non-Executive Director

Has been CEQ of the Landmark Trust since 2012, ~

operating a portfolio of 200 historic buildings let
for holidays. She has a PhD from London
University, starting her career at Historic

Royal Palaces and from 2002 to 2012 she was
Curatorial Director of English Heritage. She was
atrustee of Leeds Castle Foundation from 2009
to 2018“ She writes and broadcasts widely,
presenting oh history and buildings for Channel
4. She is a member of the National Trust

- Collection and Interpretation Advisory Group

and is a Governor and Chair of the Buildings
and Projects Committee at Bedales School.
She joined the Board in March 2018.

_ Steve Johnson @ @ @

Non-Executive Director

' Started his career at Bain in the 198st before

joining Asda in 1393, where he carried out a
number of roles, culminating in Marketing
Director. He left Asda in 2000, to join GUS as a
Sales & Marketing Director, departing in 2002
to take up his first CEO role at Focus DIY, where
he remained until 2007. He joined Woolworths
as part of the final turnaround team in late
2008. He has most recently been working as

an operating executive for TPG, and was also the.

Executive Chairman of Dreams plc between July
2011 and October 2012. He was the Executive
Chairman of Poundworld until October 2018,

"and is currently a Non-Executive Director

of DFS Furniture plc and the Senior Independent
Director of Lenta Limited, a leading Russian
hypermarket operator. He joined the Board in
September 2010.

Vince Niblett (V) () ®

Non-Executive Director

Was the Global Managing Partner Audit for
Deloitte. He previously held a number of senior
leadership roles within Deloitte including as a

member of the UK Board of Partners and of the
Global Executive Group and the UK Executive
Group before his retirement from Oeloitte

- in May 2015. He was appainted to the Board

in June 2017 and is the Chairman of the Audit

Committee. He is also a Non-Executive Director

and Chairman of the Audit Committee of
Forterra plc.

Officers and Advisers

Company Secretary and
Registered office

Shauna Beavis

2 The Deans

Bridge Road

Bagshot

Surrey

GU13 5AT
.Company Registration No: 03625199

Bankers
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Aviva Commercial Finance Limited
M&G Investments Limited
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CMS Cameron McKenna Nabarro Olswang LLP
LesterAldridge LLP '

- Slaughter and May

Financial advisers and stockbrokers
J P Morgan Cazenove

Statutory Auditor

KPMG LLP .
Chartered Accountant and Statutory Auditors

Valuers

CBRE
Jones Lang LaSalle
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Corporate Governance Report

" Introduction

The Company is committed to the principles of corporate governance
contained in the UK Corporate Governance Code issued by the Financial
Reporting Council in 2018. The Board also takes account of the Corporate

_Governancé guidelines of institutional shareholders and their

representative bodies.

At Big Yellow, in(e aim to create a culture in which integrity, openness and

fairness are rewarded. ) .

We continue to review the composition of the Board to ensure that it has
the appropriate skills, knowledge and balance for the effective
stewardship of the Company. The Board has overall responsibility for the
manner in which the Company runs its affairs.

Sta!e_xi\ent of compliance with the Code .

Throughout the year ended 31 March 2020, the Company has been in
compliance with the Code provisions set out in section 1 of the 2018 UK

Corporate Governance Code, with the eéxception of the Executive Chairman .

of the Company having served in position for Iongerthan the
recommended period of nine years.

Chan'mun's position_

Richard Cotton, Senior Independent Director (“SID”) and Vince Niblett have
consulted with a number of the Company's largest shareholders about the
length of Nicholas Vetch's tenure as Executive Chairman (17 years}, which
is in contravention of the Combined Code. It is now advised as governance

best practice that the Chairman should serve for a maximum of 9 years.
Itis the view of the Board that it is in the Company’s best interest for

Nicholas Vetch to continue as Executive Chairman for the foreseeable future.

In arriving at this conclusion, the Non-Executive Directors have carefully
considered the leadetship position that Nicholas Vetch fulfils in the
Company and also his leadership of the property team. Moreover, they

looked at the governance checks and balances, which are, in their opinion,
strong and effective. It is recognised that having a founder director in post
as Chairman for considerably longer than advised, needs justification and
the reasons detailed below should inform shareholders that this has been

given very thorough scrutlng

1. The Compang under Nicholas Vetch's leadership has an outstandlng

" track record for delivering consistently strong returns and share price
outperformance. In the twenty years since flotation in May 2000, Big

Yellow has delivered a Total Shareholder Return (“TSR”), including

dividends reinvésted, of 15.1% per annum, in aggregate 1,446% at the
closmg price of 1,004p on 31 March 2020. This compares to 5.1% per

annum for the FTSE Real Estate Index and 3.8% per annum for the
FTSE All Share index over the same period. He has been an mtegral
part of the business since inception.

2. Big Yellow has a strong culture, which has benefited from stable and
consistent leadership of the business. This was demonstrated in the
recent Covid-19 lockdown, when al! stores remained open and new
working practices were introduced very swiftly to safeguard staff
and customers.
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‘Following the 2020 AGM the Board will have five independent NEDs,

four of whom have been appointed within the past three years,
providing fresh perspective and challenge. The NEDs have a wide
range of corporate experience and provide effective challenge to the
Chairman and the other Executive Directors, which was recently ]
endorsed by the external appraisal undertaken by Simqn_Robertson

‘Associates.

The Board has separate committees for Audit, Nomination and
Remuneration, each of which are chaired by a Non-Executive Director,
and we have a Senior Independent Director wha is considered '
important in sharing the role of Chairman's duties. Specific examples
of the board discussion include examination and engagement in the
acqulsmon of new sites, funding decisions, and the strength and
quality of the property team.

As a Board, we have contingency plans in place in the event one of the
Executive Directors cannot fulfil their responsibilities, with a matrix of
who would step in to cover their roles. Considerable thought has been
given by the Board to succession, which has been approached in the
context of a very successful senior team of whom the majority have
been in post since the Company was listed in 2000: More detailis
provided in the Nominations Committee Report.

The Board were encouraged by the suppon-of its majorindependent
shareholders as it chose to explain rather than comply with the Code on
this issue.

Statement about applying the principles of the Code

The Company has applied the principles set out in the Code, including both
the main principles and the supporting principles, by complying with the
Code as reported-above. Further explanation of how the principles and
supporting principles have been applied is set out below and in the
Nominations Committee Report the Remuneration Report and the Audit
Committee Report. -

Leadership

The Board's role is to provide entrepreneurial leadership of the Company
within a framework of prudent and effective controls which enables risk to
be assessed and managed.

Chairman and Chiet Executive

The division of responsibilities between the Chairman and the Chief
Executive has been agreed by the Board and encompasses the following
parameters:

the Chairman’s role is to provide continuity, experience, governance
and strategic advice, while the Chief Executive provides Ieadership,
drives the day-to-day operations of the business and works with the
Chairman on overall strategy; '

the Chairman, workmg with the Senior Independent Non-Executive
Director, is viewed by investors as the u_ltlmate steward of the
business and theguérdian_ of the interests of all the shareholders;
the Board believes that the Chairman and the Chief Executive work
together to provide effective and complementary stewardship;
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Chatrman and Chief Executive (continued)
8 the Chairman: . .
— takes overall responsibility for the composition and c'apabilitg
'ofthe Board; .
= takes overall executive responsibility for the property
development team; and
— consults regularly with the Chief Executive and is available
on a flexible basis for providing advice, counsel and support
to the Chief Executive.

= the Chief Executive:

—. manages the Executive Board Directors and the Group’s
day-to-day activities;

— prepares and presents to the Board strategic options for growth
in shareholder value; ) : :

— sets the operating plans and budgets required to deliver agreed
strategy; and )

— ensures that the Group has in place appropriate risk management
and control mechanisms.

The Birectors believe it is essential for the Group to-be led and controlled
by an effective Board that provides entrepreneurial leadership within a
framework of sound controls which enables risk to be assessed and
ménaged. The Board is responsible for setting the Group's strategic aims,
its values and standards and ensuring the necessary financial and human
resources are in place to achieve its goals. The Board ensures that its
obligations to shareholders and other stakeholders are understood and
met. The Board also regularly reviews the performance of management. *

Eftectiveness
Composition of the Board

The Nominations Committee is responsible for reviewing the Board
Composition and makes recommendations to the Board on the
appointment of Directors. There are presenﬂg sixindependent Non-
Executive Directors on the Board, with Richard Cotton being the Senior
Independerit Director. The Company complies with the UK Corporate
Governance Code in that at least half of The Board is comprised of
independent Non-Executive Directors.

All of the Non-Executive Directors bring considerable knowledge,
judgement and experience to Board deliberations. Non-Executive Directors
do not participate in any of the Company's sharé option or bonus schemes
and their service is non-pensionable. The Non-Executive Directors are
encouraged to communicate directly with Executive Board Directors
between formal Board meetings. The Non-Executive Directors meet at
least once a year without the Executive Board Directors being present. '

The Non-Executive Directors scrutinise the performance of mahagement
in meeting agreed goals and objectives and monitor the reporting of

' performance. They are required to satisfy themselves on the integrity
of the financial information and that financial controls and systems of
risk management are robust and defensible. They are responsible for
determining appropriate levels of remuneration for Executive Board *
Directors and have a prime role in appointing and, where necessary,
removing Executive Board Directors, and in succession planning.
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The tenure of the independent Non-Executive Directors at 31 March 2020
is set out below: ) '

Changes to the Board and its Committees

Steve Johnson and Georgina Harvey have informed the Board of their
decision to retire from the Board with effect from the forthcoming Annual
General Meeting in August. During the year, the Board appointed Julia  *

| Hailes to serve as an independent Non-Executive Director. She joined the

Board on 1 March 2020. The Company has also announced that Laela
Pakpour Tabrizi will be joining the Board with effect from 1 July 2020 as
an independent Non-Executive Difector.

Richard Cotton will succeed Ceorgina Harvey as the Chair of the -
Remuneration Committee with effect from the Annual General Meeting.

The Board and its committees
Standing committees of the Board

The Board has Audit, Remuneration, Nominations and Sustainability
Committees, each of which has written terms of reference. They deal
clearly with the authorities and duties of each Committee and are formally
reviewed annually. Copies of these terms of reference are available on the
Company’s website. Each of these Committees is comprised of
Independent Non-Executive Directors of the Company who are appointed
by the Board on the recommendation of the Nominations Committee.

All the Committees are authorised to obtain legal or other professional
advice as necessary; to secure, where appropriate, the attendancé of
"external advisers at its meetings and to seek information required from
ani employee of the Company in order to perform its duties.

The Chairman of each Committee reports the outcome of the meetings to

the Board. The Company Secretary is secretary to each Committee.
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Corporate Governance Report (continued)

' Standing committees of the no&rd (continued)

Attendance at meetings of the individual Directors at the Board Meetings that they were eligible to attend is shown in the table below:

Director Position

ded

of

Richard Cotton Non-Executive Director

James Gibson . Chief Executive Officer
Julia Hailes Non-Executive Director

Georgina Harvey Non-Executive Director

Steve Johnson Non-Executive Director
Anna Keay Non-Executive Director
" Adrian Lee Operations Director
Vince Niblett ‘Non-Executive Director
John Trotman Chief Financial Officer

Nicholas Vetch Executive Chairman

000000
000000
000000
000000
000300
000000
000000
000000
000000
000000

QO attended ]
absent, Steve Johnson missed one meeting due to an unavoidable diary conflict
OO not applicable

The Board meets épproximatélg once evérg two manths to discuss a whole

" range of significant matters including strategic decisions, major asset
acquisitions and performance. A procedure to enable Directors to take
independent professional advice if required has been agreed by the Board
and formally confirmed by all Directors. .

There is a formal schedule of matters reserved for the Board's attention
including the approval of Group strategy and policies; major acquisitions’
and disposals, major capital projects and financing, Group budgets and
matérial contracts other than in the normal course of business. The Board
also considers matters such as cyber security, reputational risks and other
non- flnancual risks as part ofits review of the Group’s risk register, ‘

At each Board meeting, the latest available financial information is
produced which consists of detailed management accounts with the

relevant comparisons to budget. A current trading apprausa! is given by the

' Executive Board Dlrectors

' Information and professionai development

All Directors afe provided with detailed financial information th}oughout
the year. On a weekly basis they receive a detailed occupancg’report .

[ showing the performance of each of the Group's open stores: Management

accounts are circulated to the Executive monthly and a detailed Board
pack is dusmbuted aweek prior to each Board meetlng

All Directors are kept informed ofchanges in relevant legislation and .
changing commercial risks with the assistance of the Company's legal
advisers and auditor where appropnate All Directors have access to the
advice of the Compang Secretary on governance matters.

The professional development requirements of Executlve Board Directars

are identified and progressed as part of each individual's annual appraisal.
All new Directors are provided with a full induction programme on joining .
the Board. : '

Non-Executive Directors are encouraged to attend semmars ‘and
undertake external training at the Company’s expense in areas they
considef to be approprlate for their own professional development. Each
year, the programme of senior management meetings is tailored to enable
meetings to be held at the Company's stores. During the year, the
Executive Board Directors made visits to all of the Group’s stores.
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Accountability
»R!Sk mcmugemeni and mtemalA control

. The Group operates a rigarous system of risk management and internal
control, which is designed to ensure that the possibility of misstatement
or loss is kept to a minimum. There is a comprehensive system in place
for financial reporting and the Board receives a number of reports to
enable it to carry out these functions in the most efficient manner. These
procedures include the preparation of management accounts, forecast
variance analysis-and other ad hoc reports. There are clearly defined
authority limits throughout the Group, including those matters WhICh are
reserved specifically for the Board.

The Board has established a continuous process for identifying, evaluating and
managing the significant risks the Group faces and for determining the nature’
and extent of the significant risks it is willing to take in achieving its strategic

- objectives. The Board regularly reviews the process, which has been in place
from the start of the year to'the date of approval of this report and whichis in
accordance with revised guidance on intemal contro! published in October
2005 (the Tumbull Guidance). The Board is also responsible for the Group's
system of intemal control and for reviewing its effectiveness. Such a system
is designed to manage rather than eliminate the risk of failure to achieve
business abjectives, and can only provide reasonable and not absolute
assurance against material misstatement or loss.

The Board regularly reviews the effectiveness of the Group's risk
management and internal control systems. The Board's monitoring
‘covers all controls, including financial, operational and compliance
controls and risk management. It is based principally on reviewing reports
from management to consider whether significant risks are identified,
evaluated, managed and controlled and whether any significant
weaknesses are promptly remedied and indicate a need for more
extensive monitoring. The Board has also performed a specific assessment
- for the purpose of this annual report. This assessment considers all
significant aspects of risk management and internal contro! arising during
the period covered by the report, including the work carried out by the
Group's Stare Compliance team. The Audit Committee assists the Board

in dlschargmg its review responsibilities.

A formal risk identification and assessment exercise has been carried
out resulting in a risk framewark document summarising the key risks,
potential impact and the mitigating factors or controls in place. The key
risks the Group faces are detailed on pages 38 to 40 in the Operating .
and Financial Review. The Board has a stated policy of reviewing this risk
framework at least once a year or in the event of a material change. The
risk identification process also consudered significant non-financial risks.

Buring the rev;ews the Directors:

8 challenged the framework to ensure that the list of significant risks
to business objectives is still valid and complete; )

s considered new and emerging risks to business objectives and
included thém in the framework if significant;

®  ensured that any changes in the impact or likelihood of the I'ISkS
are reflected in the risk framework; and

"  ensured that there are approprlate action plans in place to address
unacceptable risks.

The results of this exercise have been communicated to the Board and the
Audit Committee. This was in the form of a summary report which
included:

®  aprioritised summary of the key risks and their signiﬁcancé;

®  any changes in the list of significant risks or their impact and
likelihood since the last assessment;

*  new or emerging risks that may become significant to business
objectives in the future; -

®  progress on action plans to address significant risks; and

® anyactual or potential control failures or weaknesses during the
period (including “near misses”).

During the caurse of its review of the risk management and internal control
systems, the Board has not identified, nor been advised of any failings or

.weaknesses which it has determined to be significant, consistent with the

prior year. Therefore, a confirmation in respect of necessary actmns has
not been considered appropriate.

To assist in considering emerging risks that could impact the business,
the Company has previously engaged a futurologist to facilitate a Board
discussion on future changes which could impact the Company. In
addition, all management are encodrage& to stay abreast of all technical-
and other competitive advances that could impact the business.

At 31 March 2020, the Group had two associates, Armadillo Storage Holding
Company Limited and Armadillo Storage Holding Company 2 Limited.
James Gibson and John Trotman are Directors of both of these associates,
and report back to the Big Yellow board on the businegs planning, risk .
maﬁagement and internal controls of the businesses.

Going concern

The Group's activities, and a fair review ofthe busmess are included in
the Strategic Report on pages 8 to 30. The financial position of the Group,
including its cash flow, liquidity, and committed debt facilities are
discussed in the Financial Review on pages 31 to 36.

‘The Directors have a reasonable expectation that the Group and Company

have adequate resources to continue operations for the foreseeable future.
They have therefore continued to adopt the going concern basis in
preparing the financial statements.

Engagement with stakeholders

The long-term success of our business is dependent on the way we work
with our various stakeholders. The table below shows our key stakeholder-
groups, how we engage with them, and how the results of this engagement

. are reported up to the Board and influence the decision making with the
. business. Not all the information is reported directly to the Board, however

it informs business-level decisions with an overview of developments
being reported on a regular basis to the Board.

The Board has identified a number of key stakeholders which it seeks to
engage with on a regular basis. The key stakeholders are our employees,
our shareholders, our customers, our suppliers and our communities.
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Engagement with stakeholders (continued)

Stakeholder Group

Form of engagement

Blg Yellow Group PLC Annual Report and Accounts 2020

. How this influenced the Board during the year

Our employees

During the year, the Group carried out an externally facilitated
employee engagement survey. Other forms of engagement
include-an annual conference, store visits and other

Board engagement.

"We also carried out a number of pulse surveys of our staff

following up on areas for improvement identified in the
engagement survey. :

Further detail is provided below on how Anna Keay, the designated-

Workforce Engagement Director has carried out her role during
the year.

During the Covid-19-pandemic, the Executive Directors have been
actively engaging with our teams on working practices and
ensuring our team members and our customers are in a safe

. environment.

The emplogée engagement survey provides the Board
with an msnght into how our employees are feelingand -

. whatis important to them.

There is further detail on how the Board engage with our
people on page 67. :

Store teams have been encouraged to email the
Directors directly with any recommendations or
observations to improve our working protocols during
the Covid-19 pandemic. . '

The Directors have responded directly to all these emails,
and changes have been made to the Group's practlces
where applicable.

Our shareholders

The Company has an active dialogue with its shareholders .
through a programme of investor meetings which include formal
presentation of the full and half year results. The Executive Board
Directors have participated in investor conferences and meetings
during the year throughout the United Kingdom, and in the

- Netherlands and the United States. During the year ended

31 March 2020, the Chief Executive and other Executive Board
Directors carried out 162 meetings with UK and overseas
institutional shareholders and potential investors. These
meetings comprised group and individual presentanons and
tours of our stores.,

The Board also welcomes the interest of private investors and
believes that, in addition to the Annual Report and the Company's
website, the Annual General Meé\ing is an ideal forum at which
to communicate with investors and the Board encourages A
their participation.

The Board receives regular feedback on investor

-perceptions about the Company. After each set of results,

key investors are interviewed an their perceptions of the
performance of the business and management. The
findings are reviewed by the Board. At each Board
Meeting, the Board is updated on any shareholder
meetings that have taken place, and any views
expressed or issues raised by the shareholders

in these meetings.

The Senior Independent Non-Executive Director Richard
Cotton, and the Chair of the Audit Committee Vince
Niblett, engaged with a number of our investors during
the year. Meetings discussed the new Corporate

" Governance Code and the Company's position

on the tenure of the Executive Chairman..

Qur customers The Group sends surveys to all customers who have moved in and The net promoter scores are reported to the Board
moved out of the business. A high response rate is received to at each Board meeting and any recurring themes
these surveys, which show a net promoter score of 81.9. highlighted to allow discussion around the approach

‘ to our customers. )
- The net promoter scores achieved from our customers
are used as one of the metrics in the bonus plan ofthe
Executive Board Directors.
Qur suppliers Regular meetings are held between suppliers and their Big Yeltow The Board annuallg approves the Groups Modern

contact. Appropriate external tendering is carrled out forany
new suppliers.

"On anti-corruption and anti-bribery matters, we expect all our

suppliers to be compliant with the Modern Slavery Act and we

" work closely with our suppliers to promote best practice. During

the year this included engaging with suppliers we had identified
as being within potentially high-risk categories and carrying out
audits of their compliance with these regulations and providing
support to them. - ’

Slavery statement.

The Group is a member of the Prompt Payment Code,
supporting our smaller suppliers with on time payments.
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"Engagement with stakeholders (continued)

Stakeholder Group Form of ehgagement

How this influenced the Board during the year

.Our communities

in partnership with several charities.

Big Yellow matches any donations from our customers at
move-in and move-out. We also match any funds raised by our

We demonstrate Big Yellow’s culture and commitment to our
communities through the work of the Big Yellow Foundation
which aims to help vulnerable people lead better lives, working

The Board receives regular updates regarding the
Foundation's activities. The Board endorses the culture
of giving back time to support these charities and the
financial commitment made by Big Yellow.

James Gibson, GEU, is the Chair of the Trustees of the ~
Big Yellow Foundation.

‘employees and allow each member of our team one paid day

per year for volunteering.

We also support 208 local charities with free or discounted space

throughout our network.

<

Employee relations and company culture

Our teams are a key resource of the business. From the startwe have
always aimed to create a culture which is accessible, apolitical, inclusive,
non-hierarchical, socially responsible, and very importantly, a fun and
enjoyable place to work. We believe in the employees benefiting from the
success of the business. All staff are eligible for an annual bonus; a
Sharesave scheme is open to all employees; and the Company’s Long Term
Incentive Plan is provided to a significant number of emplogees.

The Executive Board Directors spend a considerable-amount of time .
meeting with the Group’s employees and visit every store at least once
a year. We recognise the value of the culture of the business and these
visits create an bpportuni'(y for it to be cascaded from the boardroom.
The Group's Non-Executive Directors also participate in some of these
visits, allowing them to develop and maintain a greater insight into the
business, producing an informed and higher quality Board discussion
on employee matters.

The Group carries out I"eghlar engagement surveys of its staff. These
surveys tell us what our staff value about the business and the
importance of continued personal development. Detailed action plans are.
creatéd following these engagement surveys and a number of changes to
the way we operate have been made'as a result of these surveys. The level
of employee engagement evidenced by these surveys remained very high.

Regular training is provided to the Group’s employees, and detailed
courses are provided to'allow employees to further their careers and seek
_ promotion apportunities within the business.

The Board has, in conjunction with the work of the Audit Comhinee,
reviewed the whistleblowing policies that are in place for the Group's
employees. There have been no significant issues raised under the

" Group's whistleblowing during the course of the financial year.

Workforce Engagement Director

The Code requires that the Board should understand the views of its key
stakeholders, with a particular reference to engagement with the
workforce. Specifically, it states that for engagement with the workforce,
one or a’combination of the following methods should be used: *

8 ADirector to the main Board should be appointed from the workforce;

s Aformal workforce advisory panel should report to the Board; and / or

®  Adesignated Non-Executive Director should sit an the workfarce
advisory panel.

A designated Non-Executive Director, Anna Keay, has been choseﬁ as the
primary method of workforce engagement for Big Yellow.

She oversees and is responsible for the following:

= Involvement in the Workforce Engagement Group discussions and
"' occasional attendance at Workforce Engagefnem Group Megtings;

" Involvement in key employee project groups where for example
employee views are sought on the business or policy and
procedural change;

®  Maintaining an awareness of the suggestions made under the Company's

~ Bright!deas Scheme ta include key trends and awards made; _

®  Along with all the Company’s Non-Executive Directors, participation
on store tours (pre-planned visits to individual stores); -

® " Along with all the Company’s Non-Executive Directors attending the
Annual Sales Conference; ' .

. ®  Provision of feedback to the Board on the annual employee

engagement survey, with assistance from the Human Resources
team-and our survey partner,

®  Participation in the bi-annual Best Companies application and
survey process; o : .

" Receiving detailed feedback from the Executive Board Directors on
their interaction with employees; -

®. Acting as an alternative external contact to whom emplogeés can
report confidential matters and raise concerns under the Company’s
Whistleblowing Policy; and : '

" Reporting back to the Board and Non-Executive Directors on the above. .
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' Répoxt of the Nominations Committee

Committee members and attendance

Number
X - of mestings
Member : attended
Richard Cotton — Chairman and . .
Senior Independent Birector. - 000
Julia Hailes — Member i OO0
Georgina Harvey — Member - . OO0
Steve Johnson — Member . OO0
" Anna Keay — Member K . . 000
Vince Niblett — Member E Q00
O attended .
{_} absent, Steve Johnson missed one meeting due to an
unavoldable diary conflict
‘O not applicable

Introduclion'

The Committee is responsible for reviewing the Composition of the Board.
It also makes recommendations for membership of the Board and
considers succession planning for Directors. The Committee is also
responsible for evaluating Board and Committee performance.

The Nominations Committee is responsible for reviewing the structure,
size and composition of the Board and giving consideration to succession
planning for Directors and other senior Executives. Where changes are
required, it is also responsible for the identification, selection and proposal
to the Board for approval of persons suitable for appointment or ‘
reappointment to the Board, whether as Executive or Non-Executive
Directors and to seek approval from the Remuneration Committee of the
remuneration and terms and conditions of service of any proposed -
Executive Director appointment. The Chairman of the Committee reports -
to the Board as appropriate to enable the Board as a whole to agree the
appointments of new Directors. The Committee meets at least once a year
and otherwise as required and as determined by its members.

The terms and conditions of appointment for the Non-Executive Directors -

-are available for inspection at the Company’s Head Office during normal

working hours. They-are also available for inspection at the Company’s AGM.

Board pertonhance evaluation

During the year, the effectiveness of the Board and its Committees was
evaluated by Simon Rabertson Associates LLP (“SRA"). Simon Robertson

‘Associates have no other business relationship with the Group or any of

the Company’s Directors. -

The process

January 2020 SRA met the Chairman and the Senior

Independent Director to settle upon the
evaluation process and scope.

February — March 2020 " SRAmet individually each Director, the
. " Company Secretary, many of the senior
management team and certain external
advisers to the Company.

| March 2020 . SRA attended Board and Cormiittee meetings.

April 2020 SRA's draft evaluation was discussed with
thé Chairman and the Senior Independent
Director prior to finalisation and
presentation to the Board.

April 2020 . SRA presented the findings of its evaluation
: " to the Board. '
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Context of evaluation

SRA's evaluation took place against the background of Covid-19 which
inevitably had an impact on the practicalities of the review and the nature
of the Board's business during this time. Some of the meetings could not
be conducted in person and the main Board meeting which SRA attended
and observed was held electronically. The subject matter of that Board
was inevitably dominated by Covid-19. Accordingly, SRA did not have

the apportunity to witness much of the ordinary business of the Board
although SRA did record its approval of how well the Board-responded
atatime of substantial risk and challenge and the level of detailed
response and planning covered by the Board.

Outcome

Overall, SRA's evaluation was complimentary of the high standards of ‘
performance and governance set>bg the Board. SRA commented on the
culture'and strategic coherence of the Board and the strong balance -
between process and governance on the one hand and long-term strategic
planning on the other. SRA gained comfort that the Board provides an
environment where robust debate is encouraged and a good level ofy
challenge and diversity of thought exists. The Board is appropriately
structured to provide the fight balance of internal scrutiny, taking account
of its own particular construct.

SRA made a number of recommendations including;

®  continuing to develop the Board's existing succession plans to cover
the Board as a whole, executive and non-executive;
B maximising the opportunity and education around Board debate
on long-term-strategic and financial planning; and
" increasing the interaction of the entire Board with the wider
" executive team. :

Director evaluation

. During the current year, the Executive Chairman evaluated the
performance of the other Executive Board Directors, and the pérformance
of the Chairman was evaluated by the Senior independent Non-Executive
Director. It was considered that the individuals and the Board as a whole
were operating effectively, with appropriate procedures put in place for
minor areas identified for improvement. C

Board and Company

gender diversity
Board
Total 10 oL
Male -Female Male / female ratio
Key Executlvés
. Total 8

3 5 --38:62
Male X Fjemalta' Mdale / female ratio

Board and Key Exec(ﬂlves .

Total 18 '
10 8 56:44
Male _ Female Maleﬂ / femalg ratio
AMI emplo'yeo;s
Total 405

223 182 55:45

Female - Madle /female ratio
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Report of the Nominations Committee continuea

Succession planning T We run the business through small sub-groups of decnsron -making

Itis a key responsibility of the Committee to advise the Board on : committees, which meet regularly throughout the year around particular
succession planning, The Committee ensures that any future change’ key delivery areas which contribute to our growth and success. These
in the Board's composition are foreseen and effectively managed. committees are attended by members across the leadership team and
. . other employees as required. All of these meetings are also attended by

The Board comprises a team of four Executive Board Directors, two of at least one of the E;(ecuﬁve Board Directors, and in many cases more

_ whor were co-founders of the Company, complemented by Non-Executive | than one Executive Director. Al strategic and acquisition.decisions are
Directors who have wide business experience and skills as wellas a made at the PLC Board level and then the Committees implement and take
detailed understanding of the Group’s philosophy and strategy. The . the detailed decisions to drive operational performance and deliver growth.
Executive Board Directors have worked together for a significant length’ .
of time, with no change in composition since John Trotman joined in poucv on dlvezsltv

2007. Continuity of experience and knowledge, particularly of self storage,
within the executive team is particularly important in a long-term focussed
business such as Big Yellow.

All aspects of diversity, including gender are consrdered atevery level of
recruitment. All appointments to the Board are made on merit. The Board's
. policy states that the Board seeks a composition with the right balance of
The team have confirmed individually and collectively that they all remain skills and diversity to meet the demands of the business. The Company

committed to the business for the foreseeable future, Each Executive has meets the 30% recommended minimum proportion of women on the Board.
a significant personal financial interest in the Company. The risk of . . :
unforced succession within the business is therefore low. External appointments
Given the financial interest of each member of the team in the Company, On making new appointments, the Board takes into account the other
any planned change in the team in the medium-term (e.g, upon retirement) | demands ona Director’s time. Prior to any appointment, significant
will be staggered to ensure there is not significant disruption to the overall commitments are disclosed with an indication of the time involved. Any
- team. This will be in a similar way to how the Company has managed the . additional external appointments are only undertaken with prior approval
replacement of the Non-Executive Directors over recent years. of the Board. The Group’s Executive Board Directors may not take on more

than one non-executive Directorship within a FTSE 350 company or other

The Directors work closely together across the various departments that significant and time-consuming appointment.

each manages, and 5o each carries knowledge of the way the whole ) ]
business operates and would be able to take over the running of that Directors standing for re-election
" department in the short-term should a vacancy arise. Equally important :
" isthe strength of the Senior Management team within the business.

The majority of the department heads have worked for the business

for a substantial period of time and are highly capable individuals.

We have confidence that they would be able to step up if there is a gap . )
in the Executive Director team at any point. ’ | Following a performance appraisal process, the Board has concluded that
the Directors retiring are effective, committed to their roles and operate
as effective members of the Board. '

All of the Directors will retire in accordance with the UK Corporate
Governance Code and will offer themselves for re-election at the Annual . «
General Meeting, with the exception of Georgina Harvey and Steve

Johnson, who will be retiring from the Board. '

In the event of unforeseen changes, the Committee ensures that
management and oversight of the Group's business and long-term
strategy will not be affected. . The Board, on the advice of the Committee, therefore recommends the
. re-election of each Director standing for re-election. Full biographical

The Committee also addresses the development and continuity of the
P J details of each Director are available on pages 60 to 61.

Senior Management team below Board level,-and has considered
succession planning for this team during the year.

_ Big Yellow Executive team Richard Cotton
Nominations Committee Chalrman y

Big Yellow operates with a leadership team of twelve, comprising of four 8 June 2020 .

. Executive Board Directors, supparted by eight key executives within - S
the business. The Group does not have a formal Executive Committee
or formal Operating Board, as we use a more flexible approach to the
day-to-day management of the business within a relatively flat
management structure.

In addition to the four Executive Board Directors, the other members ‘
of the Executive team cover finance, sales and marketing, operations,
construction, human resources, information technology and digital

" security, and CSR.
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Remuneration Report

Committee members and attem;cmce

Vince Niblett — Member

Number

of meetings
Member attended
Richard Cotton — Member 000
Julia Hailes — Member 000
Georgina Harvey — Member 000
Steve Johnson — Member 000
Anna Keay —Member 000

000

QO attended -
7 absent
O not applicable

.

Introduction

This report details the activities of the Remuneration Committee for the
period from 1 April 2019 to 31 March 2020. The report has been prepared
by the Remuneration Committee and approved by the Board. It sets out the
current Remuneration Policy which was approved by shareholders at the
2018 AGM and remuneration details for the Executive and Non-Executive -
Directors of the Company. It has been prepared in accordance with

. Schedule 8 of the Large and Medium:size Companies and Groups

(Accounts and Report) (Amendment} Regulations 2013 (the
“Regulations”). The report is divided into three main sections:

= The Annual Statement — which summarises the remuneration
outcomes in the year ended 31 March 2020 and how the
Remuneration Policy will be operated in the year ending
31 March 2021;
" The Remuneration Policy Report — which sets out the current
" Remuneration Policy as approved by shareholders at the 2018 AGM;
and :
% The Annual Report on Remuneration — which'sets out how the
* Committee intends to operate the Remuneration Policy for the year
ending 31 March 2021, the link between Company performance and
remuneration for the year ended 31 March-2020 and payments and -
awards made to the Directors in respect of the year just ended.

The Companies Act 2006 requires the auditor to report to the shareholders
on certain parts of the Remuneration Report and to state whether, in their = -
opinion, those pané of the report have been properly prepared.in
accordance with the Regulations. The parts of the Annual Report on
Remuneration that are subject to audit are indicated in the report.

Annual statement

Dear Shareholder

lam pleasedAto present the Directors’ Remuneration Report for the year
ended 31 March 2020 which has been operated under our existing Directors’
Remuneration Policy, for which shareholder approval was obtained in 2018.

Performance, Decisions and Reward Outcomes for the
year ended 31 March 2020

" The business conditions and pérformance of the Group in the year ended '

31 March 2020 are described more fully in the Chairman’s Statement and
the Operating and Financial Review of this Annual Report. In summary:

8" The business of the Group performed well despite the impact of
Covid-19 in the final month of the financial year;

®  Big Yellow remains the clear UK brand leader in self storage and
delivered growth in revenue, cash flow and earnings for the eleventh
yearin a row;

®  Revenue, operating cash flow and adjusted profit before tax increased
by 3.1%, 1.9% and 5.2% respectively; and

= Dividends are being increased by 1.8%.
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Payments made to the Executive Board Directors under the cash annual

bonus plan for the year ended 31 March 2020 amounted to 9.3% of salary '

{outofa maximum of 25% of salary), based on performance against
pre-set targets for occupancy, store profitability, store audits and
customer satisfaction. The targets set, and the out-turn, were identical
to the average bonus awarded across the stores and head office.

Awards made to the Executive Board Directors under the deferred annual
bonus plan for the year ended 31 March 2020 amounted to 59.4% of salary
(out of a maximum of 125% of salary), based on performance against

financial and non-financial performance targets linked to the business plan.
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In respect of the Long Term Incentive Plan (“LTIP") awards granted in 2016,
which vested in July 2019, three-year EPS and TSR performance resulted
in 100% of awards vesting. .

Funher details of the targets, and performance against the targets for
cash and deferred annual bonus plans and share award vesting levels are.
set out in the Annual Report on Remuneration.

'The Committee and its Work During the Year

‘Committee Chair: Georgina Harvey

Terms of Reference . :
https//corporate.bigyellow.co. uk/mvestors/corpomte govemance

(full details are set out in the relevant sections of this report) included:

- exercise carried out in 2018;

which vested in 2019;

a CEO pay ratio); and
®  Reviewing the Company’s Gender Pay caIcuIatrons and disclosures:

UK Corporate Governance Code: *

(both on an ongoing basis and when changes are proposed).

by equity in our incentive plans; and (iii) malus/clawback provisions.

is not rewarded. -

Committee members: Richard Cotton, Steve Johnson, Vince Niblett, Julia Hailes and Anna Keay

The Committee met three times dunng the year under review. The Commmees main activities durlng the year ended 31 March 2020

®  Agreeing Executive Director base salary increases from 1 April 2020 in fine with the Remuneration Policy and consistent with the consultatlon

. Agreeing the cash annual bonus awards forthe year ended 31 March 2019 and setting the targets for the gear ended 31 March 2020;-
®  Agreeing the deferred annual bonus plan awards for the year ended 31 March 2019 and setting the targets for the year ended 31 March 2020;
®  Reviewing the EPS and Total Shareholder Return (“TSR”) performance targets and determrnlng the percentage vesting for the 2016 LTIP awards

© @ Reviewing the new UK Corporate Governance Code and amendments to the disclosure requrrements [mcludmg the requirement to dlsclose

In addition, the Committee has considered how the Policy and practlces are consistent with the six factors set out in Provision 40 of the new.
Clarity — Our Policy is understood by our senior executive team and has been clearly articulated to our shareholders and representative bodres

Simplicity — The Committee is mindful of the need to avoid overly complex remuneration structures which can be misunderstood and deliver
unintended outcomes. Therefore, a key objective of the Committee is to ensure that our executive remuneration policies and practices are
straightforward to communicate and operate and the current approach will be reviewed in advance of the 2021'AGM.

Risk — Our Policy has been designed to ensure that inappropriate risk-taking is discouraged and will not be rewarded via: (i) the balanced use
of annual and Iong-term pay which employ a blend of financial, non-financial and shareholder return targets (i) the 5|gn|f|cant role played

Predictability — Our incentive plans are subject to |nd|vrdual caps our share plans are also subject to market standard dilution limits.

Proportionality - There i is a clear link between individual awards delivery of strategy and our long-term performance In addition, the sngmfrcant
role played by |ncent|ve/'at risk’ pay, together with the structure of the Execunve Board Directors’ service contracts, ensures that poor performance

Alignment to cuiture — Our executive pay pelicies are fully aligned to Big Yellow's culture through the use of metrics in both the annual bonus,
deferred bonus and LTIP that measure how we perform against our KPls. '
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< Charitable donations

Following a likely shortfall in donations to the Big Yellow Foundation in
connection with Covid-19, the Executive Directors are donating a total
of £50,000 to the Foundation dunng 2020.

The Company's Non-Executive Directors are also donatlng£11 000 to the
Foundation during 2020.

Discretion

No'discretion was exercised by the Committee in respect of the year ended |

31 March 2020.

lmplemenung the Policy tox the Year Ending
31 March 2021

Base salary

While the Committee has operated a policy of targeting base salaries
“close to (but generally just below} median” for some time, actual salaries
have been set significantly below median levels.

Following the consideration of Executive Director base salary levels in the
prior year as part of the Remuneration Policy review, the Remuneration
Committee consulted with major shareholders and-the main
representative bodies in 2018 in respect of ensuring that base salary
levels reflect each individual’s role and responsibilities in a FTSE 250

. company of Big Yellow’s size and complexity given the increase in {i) the
numbers of stores; (ii) the geographical spread; (iii) the employee base;
(iv] customers; (v) revenue; and-{vi) profits. As such, and in connection
with the simplification and de-gearing of incentive potential as part of the

* 2018 Remuneration Policy review, the following base salary increases over
three years were agreed, and received a strong level of shareholder
support following the consultation. For any increase to be awarded, the
Committee must be satisfied with Group performance and the individual .
contribution of each Director for the year ended prior to the relevant
salary review:

. Chief

Chief Executive Financial
Executive Chairman Officer Operations
{(James (Nicholas {John Director
. Gibson) Vetch) Trotman)  (Adrian Lee)
At 1 April 2017 '£302,000 £275200 . £223,700  £223,700
At 1 April 2018 £350,000 £315,000 £260,000  £250,000
From 1 April 2019 £400,000  £350,000 £300,000  £270,000
From 1 April 2020* £440,000 £375,000 £325,000 £285,000

* Postponed (éee below)
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In considering whether the 1 April 2020 increases should be awarded in

full, the Committee considered Group performance and the individual
contribution of each Director. In assessing Group performance, the
Committee considered the Group performance in the year ended 31 March
2020, including the financial results highlighted earlier in my statement,
coupléd with the acquisition of three development sites, key planning
consents being granted, and the extension of the loan with Aviva. In
assessing individual performance, the Committee considered the
contribution of each Director to the above success.

The quﬁmittee also considered whether it was appropriate to award the
increases in light of .the impact of Covid-19. Whilst it is clear that Big Yellow
is notimmune from the current challenging environment, the Group’s
business model, capital structure and management actions have provided
the Group with a good deal of resilience which has enabled the Group to
continue to aperate and deliver on our expansion stratégg whilst ensuring

" our employees and customers remain safe, and without seeking any

government support. As such, and noting that the ariginal rationale for the
phased salary increases remains unchanged, the Committee concluded
that it was appropriate to award the final tranche of the three-staged

salary increases but that the effective date should be pos{tponed until

1 July 2020. Other than for a material role change, and assuming no
material changes are made to the approach to remuneration at the next -
policy review, subsequent salary increases are expected to be in line with
the general workforce increases.

’ Penston & benefits

Executive Director pension provision will continue to be capped at 10% of

salary (being the pension provided for. the Company’s Department Heads)
although this approach will be reviewed as part of the next policy review.
Benefit provision will remain unchanged (private fuel, private medical
insurance, permanent health insurance, life assurance and relocanon
allowances, where relevant).

Annual bonus

Annual bonus potential will continue to be capped at 150% of salary for the
year ending 31 March 2021.

-Up to 25% of salary will continue to be aligned to the workforce annual ‘

bonus [measured against store performance, through'occupancg growth,
store profitability, store audits and customer satisfaction scores). Any
bonus eamed under(hls part will be pagable in cash, following the year
ending 31 March 2021.

The remaining 125% of salary will be measured against financial,
operational, real estate and strategic targets measured over the financial
year ending 31 March 2021. Any award under this part will be deferred
into Big Yellow shares for three years [with vesting subject to

continued emplogmem]
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LTIP

. LTIP awards will continue to be granted to Executive Board Directors
annuallg, over shares equal to 100% of salary, Follow:ing areview of the
LTIP performance conditions, and difficulty in‘setting robust long-term
earnings targets in light of Covid-13, the Committee has made a minor
change in respect of the 2020 awards. Rather than a 70:30 EPS:TSR
weighting, the targets will be reweightéd to 30:70 EPS:TSR for the 2020
awards. No changes will be made to the EPS and TSR target ranges. The
performance conditions for awards intended to be granted to Executive
Board Directors in 2020 will therefore be as follows: :

®  30%adjusted EPS — 25% of this part of an award will vest for EPS
growth of RPI+3% p.a. increasing pro-rata to 100% of this part
of an award vesting for EPS growth of RP1+8% p.a. for the gear
ending 31 March 2023; and
. 70% — relative TSR performance vs. FTSE Real Estate Index with 25%
" of this part of an award vesting at median increasingto 100% of this
part of an award vesting at upper quartile. '

A two year post—rlesting holding period will apply.

Shareholding guidelines

The requirement to build and maintain a holding of at Ieas( 200% of salary
in shares of the Company will continue to apply, and has been met by ali
of the Executive Board Directors. If this guideline has not been met, then
thereisa requirement to.retain at least 50%of shares vesting (net of
_taxes) in discretionary share-based incentive plans.

Policy review

‘As the current remuneratlon policy reaches the end of its three-year life
next year and noting a number of recent developments in respect of
corporate governance, the Committee will table.a new remuneration policy

for shareholder approval at the 2021 AGM. As such, and consistent with the

last review, the Committee will consult with our major shareholders and
representative bodies on any changes being proposed.

| hope that, at the AGM on 5 August 2020, you will support.the advisory
resolution on the remuneration paid to the Directors in the last financial-
year, and implementation of the Remuneration Policy for the forthcoming
year as set out in the Annual Remuneration Report section of this’
Remuneration Report.

Finally, as | step down at the forthcoming AGM, with Richard Cotton taking
over as Chair of the Committee, | would like te extend my thanks to my
fellow colleagues on the Committee for their support and work in 2019/20
and during my time on the Committee more generally.

Georgina Harvey
Chair of the Remuneration Committee

" 8 June 2020
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Directors’ xemuneratlon policy

This section of the Remuneration Report contains details of the Compang ]
Directors’ Remuneration Policy (the “Policy”) which governs the Company’s
approach-to remuneration.

It is the policy of the Company to ensure that the executive remuneration
packages are designed to attract, motivate and retain Directors of a high
calibre and reward the executives for enhancing value to shareholders.

As a result, a substantial element of the remuneration of the Executive
Board Directors is structured to be dependent.on the performance of the
Company. The policy aims to support a performance culture where there

is appropriate reward for the achievement of strong Company performance.

without creating incentives which will encourage excessive risk-taking or
‘unsustainable Company performance

Policy Scope

The Policy applies to the Executive Board Directors and Non-Executive .
Directors.

Policy Duration

The current Directors’ Remuneration Policy Report was approved

" by a binding shareholder vote at the AGM on 19 July 2018. As the current

remuneration policy reaches the end of its three-year life next year, the
Committee plans to table a new remuneratlon policy for shareholder
approval at the 2021 AGM.
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summary Policy table (Executive Board Directors)

The:main companents of the Directors’ Remuneration Policy, and how they are linked to and support the Company's business strategy, which took effect
from the AGM on 19 July 2018, are summarised below: )

l-:xeg:uuve Board Directors

Purpose and link

Performance conditions - '

to strategy Operation Maximum potential value and assessment
Base salary To provide Base salary is normally set annually on 1 April. Salaries are typically set after ~ None
competitive fixed N o . ) : considering the salary levels in
P . When considering any increases to base salaries . g . .rg .
remunerationthat | the normal course (as opposed to a change in role companies of a similar size and
. n U o -
will attract and . pp. . ‘g ) complexity in the FTSE 250.
retain key or responsibility), the Committee will take into
consideration: Our overali policy is normally
employees and : .
: . . . to target salaries at close to
reflect their " level of skill, experience, scope of median levels
experience and responsibilities and performance; ’
position in the . ®  business performance, economic climate and Base salaries are intended to
Company. market conditions; " increase in line with inflation
* payand employment conditions of employees  2nd general employee
throughout the Group, including increases increases in salary.
provided to staff; Higher increases may apply if
® inflation; and there is a change in role, level
® increases provided to Executive Board Directors  of responsibility or experience
in comparable companies (although such data . orif the individual is new to
would be used with caution). the role.
There is no maximum salary
capin place.
Annual bonus The annualbonus  Executive Board Directors participateinanannual ©  Bonus potential: Assessed annually
aligns reward to performance-related bonus scheme. : and determined
" key Group strategic ‘ 150% of salary. by the Committee
.g . P 8 Up to 25% of salary will be paid in cash. Up to 125% Y .
objectives and . ) . based on financial,
. of salary will be deferred intp shares for three years. .
drives short-term . . strategic and/or
performance. Dividend equivalents may be payable on deferred personal performance
’ share awards. ) against the Group's
. . business plan for each
The annual bonus plan rules contain clawback and . :
o . - financial year.
. malus provisions.
: LongTerm The Long Term Awards are made annually to the Executive Board Maximum annual grant is Vesting under the LTIP

Incentive Plan
aligns Executive
Director interests
with those of
shareholders
" and rewards
" value creation.

Incentive Plan

Directors (and certain senior managers who are in a
position to influence significantly the performance
of the Group] in the form of nil-paid options.

The awards granted under the Long Term Incentive
Plan are subject to performance conditions to be
met over a performance period of three years.

Dividend equivalents may be payable on LTIP awards

during the vesting period, to the extent awards vest.
The LTIP contains clawback and malus provisions.

A two year post vesting holding period is applied to
LTIP awards granted to Executive Directors following
the 2018 AGM. ’

- normal awards of 100%

Executive Board Directors.

is based on financial
and share-price
related performance
measures.

100% of base salary, with

of annual salary for the

Minimum vesting is 25% of

salary assuming achievement

of threshold performance, and
the maximum vesting is 100% "~ -
of salary. '

75
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Remuneration Report «continuea

Summary Policy table (Executive Board Directors) (continued)

Purpose and link

' Operation

Performance conditions

by.all employees.
This allows them to

align their interests’

with those of
investors and also
to share in the
long-term success
of the Company.

HMRC tax favoured all employee arrangements.

HMRC limits.

to strategy ; . Maximum potential value and assessment
Pension To provide Contribution made into Executive Director’s personal  Maximum contribution of 10% None
competitive levels  pension plan, or a cash supplement of equivalent of salary. '
of rétirement ’ value paid in lieu of pension contribution. '
benefit. -
Other benefits  To provide ~ Benefits include: Maximum opportunityisthe =~ None -
competitive levels . ' tatal cost of providing the
®  Private fuel . .
of employment L L - benefits. There is no monetary
benefits. ® Private medlcal‘msurance cap on benefits.
' * ®  Permanent health insurance :
®  Life assurance of four times base salary
. = Relocation allowances {where relevant)
Other benefits may be provided where appropriate.
The type and level of benefits provided is reviewed
-annually to ensure they remain market competitive.
Shareholding To ensure that ~ ) Requirement to bujld and maintain a holding of 200% of salary. N/A
policy Executive Board shares in-the Company, through retaining at least
: Directors’ interests  50% of shares \)esting in dfscretionarg share-based
are aligned incentive plans if this guideline has not been met.
with those of ' : c
shareholqeré
over a longer time °
horizon.
AllEmployee . To ,enéo_urage Executive Board Directors may participate-in éng In line with the pre'\)ailing . None
Scheme. “share ownership
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§

'Notes to the policy table

The key principle for the short and long-term incentives'is to provide a strong link between reward and individual and Group performar\ee to align the
interests of Executive Board Directors with those of shareholders. ’

1.

2.

Annual bonus performance measures and targets

Annual'bonuses for thé Executive Board Directors are based on: .

" 25% of salary cash bonus: the average of the stares’ performance against their quarterly targets providing direct alignment of the Directors’
bonuses to performance (and the bonus levels) of the staff. The four Key Performance Indicators used to assess store performance are
occupancy growth, store profitability, store audits and customer satisfaction. Store targets are set every quarterand an average of the four
quarters is taken. :

= 125%of salary deferred share bonus measured against pre-set financial, operational, reaI estate and strategic targets.

Long Term Incentive Plan performance measures and targets

The Committee selected the performance conditions on the LTIP as they provide a direct link between the incentive for the Executive Board Directors

and the value created for shareholders. The two metrics for the outstanding and proposed 2020 awards are:
®  Relative TSR against the constituents of the FTSE Real Estate Index, gwen that Big Yellows historic performance has been closely aligned to the
. performance of this Index.

®  The adjusted EPS figure is as reported in the audited results of the Group for the last complete frnanual year ending before the start of the
performance period and the last complete financial year ending before the end ofthe performance period.

Malus and clawback
The cash annual bonus, deferred annual bonus plan and LTIP include malus and clawback provisions.
Malus is the adjustment of outsianding deferred bonus and LTIP awards as a result of the occurrence of one or more of the circumstances listed

below. The adjustment may result in the value being reduced to zero. Malus will apply for the three year period from grant to vesting for the deferred
bonus and LTIP awards.

Clawback is the recovery of payments/vestings underthe cash bonus and LTIP as a result of the occurrence of one or more circumstances listed
below. Clawback will apply for three years post payment of a cash bonus/grant of deferred share awards and three years post vesting for LTIP awards.

The circumstances in which malus and clawback could apply are as follows: .

. discdverg of a material misstatement resuhing inan adjustment in the audited eonsolidated accounts of the Company;

®  the assessment of any performance target or condition in respect of an award was based on error, or inaccurate or misleading information;

8 the discovery that any information used to determine the amount of an ‘award was based on error, or inaccurate or mlsleadmg information;

®  action or conduct of an award holder' which, in the reasonable opinion of the Board, amounts to fraud or gross misconduct; and -

® events or behaviour which have led to the censure of the Company bya regulatorg authority or have had a significant detrlmental impact on the
reputation of any Group Company.

Discretion

The Committee has discretion in several areas of policy as set out in this report. The Committee may also exercise operational and administrative
discretion under relévant plan rules approved by shareholders as set out in those rules. In addition, the Committée has the discretion to amend -
polic‘g with regard to minor or administrative matters where it would be, in the opinion of the Committee, disproportionate to seek or await
shareholder approval. ‘ - '

In certain circumstances, the Committee will be required to exercise its discretion, taking into consideration the particular circumstances
of an Executive Director's departure and/or the recent performance of the Company in determining the specific level of payments to be made.

[n addition to the discretion under the terms of the annual bonus plan (both cash and deferred shares) and LTIP, the Committee has discretion
to determme whether an individual is classified as a “good leaver”.

It should be noted that it is the Commmees pollcg to only apply its discretion if the circumstances at the time are, in its opinion, sufficiently
exceptlonal andto prowde a full explanation to shareholders where discretion i is exercised. The Eommmee does not currentlg intend to amend
or waive any performance conditions.
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. Remuneration Report continueay

v

5. Differences in remuneration policy for ail employees

All employees are currently entitled to base salary, benefits, pensions, and the Sharesave Scheme. Additionally, all employees are eligible for annual
bonuses with the maximum opportunity available based on the seniority and responsibility of the role held.

The Company's LTIPs are granted to a number of senior managers within Head Office, the area manager team and also to store managers.
Illustrations of application of Remuneration Policy

The graphs below seek to demonstrate how pay varies with perforrﬁanr:e for the Executive Board Directors based on the current Remuneration Palicg:

The assumptions used in determining the level of pay out under given scenarios are as follows:

Scenario De'scn‘ption' )

FixedPay . . . Chief Executive Executive Chairman  Chief Financial Dfficer Operations Director
Base salary . .. - faa40000 - £375,000 ' £325,000 £285,000
(from 1 July 2020) ) : ' . : o :
Estimated_ 7 gep000 - . £5,000 . £2000 " £5,000
Benefits . . _ .
Pension ’ 10% 10%: 10% ‘ 10%
(% of salary) ’ ’ )

On-target 50% of annual bonus.award being paid and 50% vesting of the LTIP. A

Maximum © 100% of annual bonus award being paid (i.e. 150% of salary} and 100% vesting of the LTIP.

‘Maximum Plus 50%

share price growth As per the Maximum scenario but assuming 50% share price growth on LTIP awards.

Chief Executive Officer Executive Chairmon =~ : Chief Financial Officer - Operations Director

B
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Summary Policy table (Non-Executive Directors)

’ Objeéﬁve and link ’ . . ’ - : Performance conditions

to the strategy Operation ! . Maximum potential value . and assessment

Fees Toattract - Fee levels are normally reviewed annually . Feelevels are normally set N/A
Non-Executive in March. . at broadly median levels for )
Directors with the i comparable roles at companies

requisite skills
“and experience . . within the FTSE 250.

The Non-Executive Director fee structure

. . of a similar size and complexit
is a matter for'the full Board. plexity

Non-Executive Directors may be entitled to
benefits relating to travel and office support
and such other benefits as may be considered
appropriate.

Fees are normally intended to
increase in line with inflation.

The fees may be paid ini the form of shares. ° .

Non-Executive Directors’ fees comprises of a base fee, with an ad&itipnal fee for Committee Chairman, the Senior Independent Non-Executive Director and
the Employee Representative Director. '

Approach to recruitment remuneration

The table below summarises ourkey policies with respect to recruitment remunérat@on: :

Salary and
benefits

Set by reference to market and taking into account individual experience and expertise in the context of the role.

Salary would also be set with reference to the salary of any departing Executive Director and the remaining Executive Board
Directors.

The Executive Director would be eligible to receive benefits in line with Blg Yellow Group’s benefits policy as set out in the
remuneration policy table — this includes either a contribution to a personal pension scheme or cash allowance in I:eu of -
pension benefits in line with the policies set out in the policy table. '

Maximum variable
incentive

Annual bonus of up to 150% of base salary.
Long term incentive plan award of equivalent to 100% of base salary.

Sign-on payments

The Corﬁpang does not provide sign-on payments to Executive Board Directors.

Share buy-outs

Any prevnous outstanding share awards which the Executive Director holds which would be forfeited on cessation of his
or her previous employment may be compensated. ’

Where this is the case, the general prlnC|p|e is that the outstanding award will be valued based on the consideration of the
foliowung factors:

— The proportion of the performance period completed on the date of the Dlrectors cessation of emplogmem

= The performance conditions attached to the vesting of the incentives and the likelihood of them being satisfied; and
— Anyother terms and conditions having a material impact on their value.

The valuation will be conducted using a recognised valuation methodology by an independent party and the equivalent
‘fair value’ may be awarded as a one-off LTIP on date of joining under the Company’s existing long -term incentive plan.

To the extent that this is not possible, 2 bespoke arrangement will be used.

To ensure effective retention of the Executive Director upon recruitment, any new award will be granted subject to
performance conditions and vesnng may be over the same period as those forfeited from the prewous employer or a new
three year period. :

The exact terms will be determined by the Remuneration Commmee onacase- by-case basis taking into account all relevant
factors.

Relocation
policiés

In instances where the new Executive Director is relocating from one work location to another, the Company may prowde
as a one-off or otherwise, a relocation allowance as part of the Director’s relocation benefits.

" The level of the relocation package will be assessed on a case- by-case basis but will take into con5|derat|on any cost

of living differences, housing allowance and schooling.
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Remuneration Report continuea)

Service contracts
The Company's policy on Directors’ service contracts is that they should be on a rolling basis wnhout a specific end-date provndlngfor one year's notice..
All Executive Board Dlrectors have contracts which reflect this policy.

The Non-Executive Directors do not have service contracts with the Company. Their appointments are governed by letters ofappointrheni which are
available for jnspection on request at the Company’s registered office and which will be available for inspection at the Company's AGM. Each appomtment
is for a period of up to three years, although the continued appaintment of all Dlrectors is put to shareholders at the AGM on an annual basis. In addition,

.the appointment is terminable by either party giving notice of three months.

Element Approach .’

. Salary and Salary and benefits may be paid in lieu of notice. In cases where a contract is terminated other'than on the terms of the service
benefits contract, the Company will seek to mitigate any damages payable.

There will be no compensation for normal resignation or in the event of termination by the Company due to misconduct. *

Annualbonus - Ifthe individual is a good leaver, any bonus will be paid on a pro-rata basis in respect of the period from the start oft'he financial
year. Any pro-rated bonus would normally be payable in cash (i.e. no award of deferred shares would be made).

. Deferred share awards would normally vest at the normal vesting date (although may vest at the date of cessation).

A good leaver is defined as an individual ceasing employment as‘a result of ill-health, disability, redundancy or retirement
orin any other circumstances which the Committee-permits.

A bad leaver is an Executive Director who does not fall within the category of “good leaver” and bad leavers will forfeit any
entitlement to a bonus payment in respect of the current financial year or any completed flnanual year in respect of which the
bonus has not been paid at the cessation date.

Long term A proportion of the LTIP awards held by good leavers will vest at the Committee’s discretion determined by taking into account

incentives (LTIP) whether, and to what extent, any performance conditions have been satisfied and the length of time the LTIP award has been'held

at the date of cessation of employment.

The LTIP awards will not normally vest until the end of the performance period with performance tested at that time, although
exceptionally such awards may, at the discretion of the Committee, vest at cessation of employment.

A good leaver is defined as an individual ceasmg employment as aresult of ill-health, injury, disability, redundancy, retlrement
.orthe sale out of the Group of his employing business or any other reason which the Committee in‘its absolute discretion permits.

Abad leaveris an Execuuve Director who does not fall within the category of good leaver, arid bad leavers will forfeit any unvested
awards.

" Other The Group may meet relocation and other incidental expenses on termination of emplogment, the fees of legal or other

professional advisers, outplacement, compensation in respect of statutory rights under relevant employment protection ’
legislation and accrued but untaken holiday. it may also elect to continue to provide certain benefits ratherthan making pagment '
in lieu of the benefitin questlon

Statement ot consldex'uuon of shuréholders’ views

The views of our sharehalders are very important to the Committee and we actively consulted with our major shareholders and the main represen(atlve

bodies to help formulate our Remuneration Policy which was approved at 2018's AGM.
Any consultations on remuneration with shareholders and representative bodies will usuallg be led by the Chair of the Remuneration Committee. - ‘

The Remuneration Committee considers shareholder feedback received in relation to the AGM each year at its first meeting following the AGM. This
feedback, as well as any additional feedback received during any other meetings with shareholders throughout the year, is then considered as part
of the Company's annual review of remuneration policy.

The Remuneration Committee notes that shareholders do not speak with a single voice, but we engage with our largest shareholders to ensure
we understand the range of views which exist on remuneration issues. When any material changes are proposed to the Remuneration Pollcy,
the Remuneration Committee Chalrw:ll consult major shareholders in advance, and will offer a meeting to discuss these.
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Shareholder voting

The Group is committed to ongoing shareholder dialogue and takes an active interest in voting outcomes. Where there.are substantial votes against
resolutions in relatlon to Directors’ remuneration, the reasons for that voting will be sought and any actions in response will be detailed here. There have
been no S|gn|f|cant issues raised by shareholders in respect of remuneration in the year.

The table below shows the advrsorg vote on the 2019 Remuneration Repor( and the binding vote on the Remuneration Policy at the AGM held
on 19 Julg 2018.

Votes for % ' Votes Against % Votes withheld

2019 Remuneration Report L 127,777,330 - 97.2% 3,704,744 2.8% 77,317 -

2018 Remuneration Policy . ) 123,499,408 - 96:4% . 4,603,796 3.6% 260,131

Annual report on remuneration

This section of the Remuneration Report contains details of how the Directors’ Remuneration Polrcg will be lmplemented forthe year ending 31 March 2021
and how it was implemented during the year ended 31 March 2020. .

Implementing the Policy for the Yéax Endlng 31 March 2021

Base salary

While the Committee has operated a policy of targeting base salaries “close to [but generally just below] median” for some time, actual salaries have been

set ﬂgmflcantlg below median levels.

Following the review of Executive Director base salary levels as part of the Remuneration Pollcg review, the Remuneration Committee consulted with major
shareholders and the main representative bodies in 2018 in respect ofensurlngthat base salary levels reflect each individual's role and responsibilities in
aFTSE 250 company of Big Yellow's size and complexity given the increase in (i) the numbers of stores; (i) the geographical spread; (iii} the employee
base; (iv] customers; (v] revenue; and (vi) profits. As such, and in connection with the simplification and de-gearing of incentive potential as part of the
2018 Remuneration Policy review, the following base salary increases over three years were agreed, and received a strong level of shareholder support
following the consultatron For any increase to-be awarded, the Committee must be satisfied with Group performance and the individual contnbutlon of
each Director for the year ended prior to the relevant salary review:

. Executive”. Chief Operations

Chief Executive Chairman  Financial Officer Director

. : (James Gibson) . (Nicholas Vetch) ~ (John Trotman) . (Adrian Les)

At 1 April 2017 ' ' ) ) o £302,000 2275,200 £223,700 £223,700
From 1 April 2018 ' . ) © £350,000 £315,000  £260,000 . £250,000
From 1 April 2019 - ’ . £400,000 ESSO,QOO £300,000 £270,000
From 1 April ZOéO‘; ' £440,000 £375,000 . £325,000 ‘ £285,000

* Postponed {see below}

In considering whether the'1 April 2020 increases should be awarded in full, the Committee considered Group performance and the individual contribution
of each Director In assessing Group performance, the Committee considered the Group performance in the year ended 31 March 2020, incl:uding the
financial results highlignted in the statement from the Remuneration Committee Chair, coupled with the acquisition of three development sites, and key
planning consents being granted. In assessing individual performance the Committee considered the contribution of each Director to the above success.

The Committee also considered whether it was appropriate to award the increases in light of thei impact of Covid-19. Whilst it is clear that Big Yellow is not
immune from the current challenging environment, the Group's business model, capital structure and management actions have provrded the Group with
a good deal of resilience which has enabled the Group to coritinue to operate and deliver on our expansion strategy whilst ensuring our employees and
customers remain safe, and without seeking any government support. As such, and noting that the original rationale for the bhased salary increases
remains unchanged, the Committee concluded that it was appropriate to award the final tranche of the three- -staged salary increases but that the effective

- date should be postponed until 1 July 2020. Other than for a material role change, and assumlng no material changes are made to the approach to
remuneration at the next policy review, subsequent salary increases are expected to be in line with the general workforce increases.

. Benefits

No changes will be made to benefit provusmn (private fuel, private medical i insurance, permanent health insurance, Ilfe assurance and relocation
allowances, where relevant). .
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Remuneration Repprt (continued)

Annual bonus
Annual bonts potential will be capped at 150% of salary for the year endrng 31 March 2021.

Up to 25% of safary will continue to be aligned to the workforce annual bonus (measured against store performance through occupancg growth, store
profitability, store audits and customer satisfaction scares). Any bonus earned under this part will be payable in cash, foIIowrngthe year ending 31 March 2021.

The remaining 125% of salary will be measured against financial, operational, real estate ‘and strategic targets measured over the financial yearending
31 March 2021. Any award under this part will be deferred into Big Yellow shares for three years (with vesting subject to continued employment).
Pension

Executive Director pension provision will continue to be capped at 10% of salary (being the pension provided for the Company’s Depanmeni Heads).

LTIP

LTIP awards will continue to be granted to Executive Board Directors annually, over shares equal to 100% of salary. Following a review of the LTIP performance
conditions, and difficulty in setting robust long-term eamings targets in light of Covid-19, the Committee has made a minor change in respect of the 2020 awards.
Rather than a 70:30 EPS:TSR weighting, the targets will be reweighted to 30:70 EPS:TSR for the 2020 awards. No changes will be made to the EPS and TSR target
ranges. The performance conditions for awards intended to be granted to Executive Board Directors in 2020 will ‘herefore be as follows:

" 30%adjusted EPS - 25% of this part of an award will vest for EPS growth of RPI+3% p.a. lncreasmg pro-rata to 100% of this pan of an award vestlng
for EPS growth of RPI+8% p.a. for the year endrng 31 March 2023; and

8 70%-relative TSR performance vs. FTSE Real Estate Index with 25% of this part of an award vesting at medlan increasing to 100% of this part
of an award vesting at upper quartile. '

Atwo year post vesting hold'\ng period will apply.

Shareholding Guidelines .

The requirement to build and maintain a holding of at least 200% of salary in shares of the Compang, through retarnrng at least '50% of shares vesting
in dlscre(lonarg share-based incentive plans if this gurdelrne has not been met, will continue to apply. .

Non-Executive Directors

Non-Executive Director base fees for the year ending 31 March 2021 have been increased by 3% (in line with the general workforce increase) to £42,350.
The increment for Committee Chairs and additional respansibilities has also been increased by 3% to £10,300 for the year ending 31 March 2021, These
increases will take effect from 1 July 2020.

Single total ﬂguxe of remuneration (Audited)
The table below sets out the single total figure of remuneration and breakdown for each Execunve Director pard in the year ended 31 March 2020.

Year ended 31 March 2020

. . . Annual .
Salary Taxable benefits' Annual bonus - cash bonus - deferred Long term incentives? Pensions’ Total
£ £ - £ £ £ - . £ £
2020 2019 . 2020 . 2019 . 2020 2019 2020 2019 2020 2019 2020 2019 2020 2019

_ Nicholas - ’ : o

Vetch 350,000 315,000 5,645 4974 32,550 32,130 207,813 322,383 379,439 358,253 35,000 31,500 1,010,447 1,064,240
. James X ’ . .

Gibson . 400,000 350,000 - 5,645 4974 37,200 35,700 . 237,500 358,203 416,288 398,605 40,000 35000 1,136,633 1,182,482

" Adranlee 270,000 250,600 4,737 4,184 25,110 25,500 160,313 255859 308,418, 302.564 .27,000 25000 795578 863,107

John . - i X .
Trotman 300,000 260,000 2,199 1,884 27,900 - 26,520 178,125 266,094 308,418 291,212 30,000 26,000 848642 871,710

Total 1,320,000 1,175,000 18,226 16016 122,760 119,850 783,751 1202539 1412563 1,350,634 132,000 117,500 3,789,300 3,981,539

- Taxable benefits comprise medical cover, permanent health insurance, life insurance and pnvate fuel usage.

2 The values shown in long-term incentives in the current year are the LTIP award granted in 2016 which vested on 22 July 2019 to 100% of its maximum value and is valued
using the share price on that date of 1014p. The award granted for 2020 is 100% of salary for each Executive Director.

% Nicholas Vetch and James Gibson receive a cash supplement in fieu of their full pension contributions. Adrian Lee and John Trotman receive cash supplements in lieu of
pension contributions to the extent that they exceed £10,000.

The average salary increase across the Group in the year was 3%.
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Cash Annual Bdnus Plan awards - cash tzs% c! salary maximum)

The policy of the Company is that the cash bonus paid to the Executive Board Directors is the same as the average of the bonus awards (as a % of salary])
paid to all the Group’s stores on achieving their targets during the course of the year. It is an important part of the Group's culture that the Executive team
are rewarded with the same level of annual bonus as the average for all staff. -

In respect of the year under review, and in line with the average bonus as a percentage of salary paid across the stores the Executive Board Directors’
received a cash borius of 9.3% of salary (out of a maximum of 25% of salary).

Overv1ew of the staif (and Executive Director) cash bonus scheme
The staff bonus scheme is designed, on a quarterly basis, to reward each store with a bonus of up to 25% of their quarterlg salarg, made up of the following
four key elements set out below:

Occupancy performance against target . :
Each store is set a quarterly target for occupancy growth. The welghtmg of the contribution of these metrics to the bonus varies based on store
occupancy, with higher occupied stores having a lower weighting towards their performance against their occupancg}arget.

The bonus awarded to each store increases as the store moves further ahead of target. No bohus'is awarded if the store fails to meet its target. The
individual store targets have not been disclosed as it would be impractical and commercially sensitive to disclose the targets for every one of our stores
in this report.

However following feedback received from our shareholders on previous remuneration reports to increase the disclosure around the annual bonus
we have shown the average annual distribution of performance against target for each of the bonus measures across our stores and the correspondlng
average pay-out as a percentage of salary which directly corresponds to the bonus percentage pay-out for the Executive Board Directors.

The average performance against the four key targets and the associated reward for the stores were as follows:

1 Occupancy

. . 0 to 10% ahead 10 to 20% 20 to 30% 30 to 40% > 40%,ahead
Performance against target Below target of target ahead of target ahead of target ahead of target of target Total
No of stores 51 .3 3 3 A .14 75

Average bonuc paid 0.0% 0.6% T 2.3% 4.3% 4.9% © 11.4% 2.4%

Additionally, 14 stores were awarded bonuses for averaging 85% occupancy and above earning a total weighted average bonus of 0.8%. The weighted
average bonus paid to stores for performance against occupancy targets.is therefore 3.2% of salary for the year.

,2 Proﬁtablhty
Each store is set a quarterly target for profltabllng The weighting of the contribution of these metrics to the bonus varies based on store occupancy, with
higher uccupled stores having a higher weighting towards their performance against their profitability target.

The bonus awarded to each store increases as the store moves further ahead of target. No bonus is awarded if the store fails to meet its target. The
performance distribution of the store’s performance against their individual targets are provided below.

Oto 1% ahead 1to2% ahead 2 to 3% ahead >3% ahead

Performance against target . . Below taréét of target of target of target “  of target Total
No of stores ‘ ' 36 15 13 ° 5 6 75-
Average bonus paid . 0.0% 2.0% 3.4% 3.5% 6.5% 1.8%

The weighted average bonus paid to stores for performance against profitability targets is therefore 1.8% of salary for the year.

3. Store audits
Stores receive a bonus if they receive an audit score of in excess of 85% based on visits carried out by the Groups store compliance team. There were
63 instances of stores receiving an audit score of 85% and above across the year, leading to a weighted average banus paid to the storesof 1.6% of salary.
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Cash Annual Bonus Plan awards - cash (25% of salary maximum) (continued)

T4, Customer satisfaction

Stores are rewarded based on two elements of customer satisfaction, net promoter scores and individual custumer service awards. The awards based
on net promoter scores are summarised in the table below.

NPS score o - . ’ : <75 : >75. - Total
No of stores : I : S e 75
Average bonus paid : ] : R T 0% ©1.5% 1.2%

N

The weighted average bonus paid to stores for performance against net promoter scores is therefore 1.2% of salary for the year.

.The bonus paid to stores for individual customer service awards amounted to a further 1.5% of salary, which, combined with the net promoter score,

amounted to a weighted average bonus pard to the stores for customer satisfaction of 2.7% of salary.

Summary A - ' . s

The bonus received by the stores against their targets in the year is summarised as follows. '

Category . > ! . . Actual % weighﬁrrg for cate‘gory Average % of safary br:nus paid across stores
1. Occupancy : . O 32% 34.4%
2. Profitability : : : . 1.8% ’ . 19.4%
3. Store audits S o 1.6% 17.2%
4. Customer satisfaction o : ) : 2.7% ) . 29.0%
Total o ’ ' ‘ o . 93% . : ‘ 100%

In line with the Remuneration Policy an award of 8.3% of salary has therefore also been pard to the Executive.Board Dlrectors for the year which equated

“to the following payments:

‘® Nicholas Vetch — £32,550
s James Gibson ~ £37,200
®  Adrian Leé - £25,110
" John Trotman—£2?900

Detexxed Annual Bonus Plan awards - deferred shares (125% of salary maxlmum) .
Thisis the second year of operation of the Group’s deferred annual bonus plan. The Remuneration Committee set targets at the start of the financial year =~ -
across a broad range of financial and non-financial targets. Targets are either on asliding scale or brnarg The targets and the performance against them
in the year is shown in the table below. . .

. Below Targer . Tarée( ' Ahove Target Maximum Actual performance | Pay-out

~ Pay-out* . © 0% : 50% 75% 100%

1. Like-for-fike occupancy growth (ppts) ) X ‘

Weight: 12.5%** <175 .0 1.75-2.3 | ’ 2328 - - >2.8 (1.1 ppts) ' 0%

2. Average net rent per sq ft growth (%} ) . .

Weight: 12.5%** <1.25 1.25-1.75 1.75-25 ) >2.5 L 27%. 100%
" 3.Revenue (Em) : ' ' )

‘Weight: 17.5%* ) <130 ) 130-131 ] "131-132 >132 £129.3m 0%

4. Operating Profit (Em) ' o o . .

Weight: 15%** <£80.5 80.5-81.25 . 81.25-82 - ; >82 £80.0m 0%

5. EPS (pence) . ) ) .

Weight: 15%*" . <42 42-43 ) © 43-43.75 >43.75 42.1p T 50%

6.NPS : - 4 . . ] ' )

Weight: 5%** . <72 . 72-75 . 75-79 . >79 ) 819 100%

7. Staff Turnover (%)

Weight: 5%** . - >33 33-32 - . 32-31 . <31 32:5% . ' 50%
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Deferred Annual Bonus Plan aw&rqs - deferred shares (125% ot salary muxlmﬁm) (contiriued) .

) Total

Fail ) Pass Actuel performance Pay-out
Pay-out 0% : 100%
8. Online Market Share ~ ’ )
Weight: 5%** Maintain the Group's online market share measured of The Group's average market share 100%
unbounced visits against the top 59 self storage operators  during the year was 26%
by SimilarWeb Analytics, at on average between 20% ’
a and 30%
9. Property Acquisitions . . .
Weight: 5%** Seek to acquire at least two sites for new stores in the year, ~ Sites acquired-in Hayes, Slough and 100%
which complement the existing portfolio and which are Harrow in the year :
consistent with the Group's strategy and long-term plans '
'10. Planning ’ - ' L
Weight: 5%** Obtain planning consent on at least two of the Group’s Planning consent was obtained 100%
’ development sites during the year, consistent with the X in the year at Queensbury, Uxbridge :
strategy to continue to add high quality capacny to the and Hove
Group’s exrstlng_open store portfolio
11.ESG . ) .
Weight: 5% Reduce carbon intensity by 5% or better year-on-year Carbon intensity reduced by 9% 100%
’ in the year
Summary table .
The perfurmance agalnst each target, and its contrlbuuon to the deferred bonus payable is summarlsed in the table below:
Contribution
to plan vesting
Target % achieved Weighting (%)
~ Occupancy growth . 0% 12.5% 0%
- Average net rent growth 100% 12.5% 12.5%
Revenue 0% . * 15% . 0%
Operating profit 0% 15% 0%
EPS 50% . 15% 7.5%
NPS 100% 5% - 5%
Staff turnover 50% 5% 2.5%
Online market share 100%: 5% 5%
Property acquisitions 100% 5% 5%
Planning consents 100% . 5% 5%
ESG 100% - 5% 5%
100% 47.5%

. The above performance assessment of 47.5% translates into the following awards for each of the Execufive Board Directors:

Value of award

Director
Nicholas Vetch £207,813
James Gibson £237,500
Adrian Lee £160,313
John Trotman £178,125

The number of shares will be calculated bg reference to the closing share price on the date of grant, WhICh will be after the Company’s Prellmlnarg
Announcement in June 2020 The awards will vest three years after the date of grant of each award. . .
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Long Term Incenuve Plan (“l.‘l'lP") awuxds (Aualted)

The awards granted under the LTIP are subject to performance conditions to be met overa performance period ofthree years. There is no retesting
of performance conditions and, if they are not satisfied, the awards will lapse.

The.performance conditions applicable t0 the LTIP which vested in the year, which relate to EPS and TSR, are set out below:

The Committée assessed the extent to which the EPS and TSR performance condition.has been saushed forthe 2016 award which vested in 2019,
with the following results: :

LTIP value for meeting
threshold and maximum

Thresl:lold ) Maximum Performance performance ) :
Condition ~ ighti Perfor: quired B Requlred . (% salary} ) ° Performance achieved: Vesting %
Adjusted 70% Adjusted EPS growthof  Adjusted EPS growth of  25%to 100% 11.0% adjusted EPS 100%’
eps growth RPI + 3% per annum RPI + 8% per annum . growth, compared to

' i o 10.9% (RPI +8%).
Relative 30% . Median of comparator Upper quartile of the 25% to 100% 7 out of 42 in 100%
TSR’ o group of real estate comparatorgroup . comparator group of
‘ ' companies ) ' . companies in the FTSE
. ‘ - Real Estate Index

Total 100% o . ' . 100%

The full vestmg of the 2016 LTIP award in 20189, equated to the following value for the Executlve Board Directors based on the share price at the date of
vesting: .

o . Shares Shares Vested . a . Loss‘ attributable to share price
Director : Awarded (based on 100% vesting) Value at Vesting appreciation®
Nicholas Vetch 37420 37,420 . £.3?9,f139' : - (£1123)
JamesGibson 41,054 41,054 . fa6288 [£1}232]‘
Adrianlee © 30416 30416 . £308418 T (£912)
John Trotman - 30416 30,416 S £308,418 Co (£912)

*Calculated by taking the difference between the share price at vesting and share price at exercise and muttiplying by the number of shares which vested.

LTIP awards grdmed in year ended 31 March 2020 (Audited)

The table below sets out the details of the long-term incentive awards granted in the year ended 31 Mé)_rch 2020 where vesting will be determined
according to the achievement of performance conditions that will be tested in future reporting periods. ° ‘

of

. . . award ve;ﬁng percentage of -
. Awards as a Face value _ at threshold face value that Performance Performance
Director Award Type . % of salary of award™ performance could vest - Period end date conditions
Nicholas Vetch : £350,000 ' -
James Gibsoﬁ . Annual cycle of : . £400,000 I c b ) Adjusted EPS
———— awardsovernil  100%ofsalary ————— 25% 100% 19 July 2022 growth and
Adrian Lee cost options’ . £270,000 : : relative TSR

John Trotman _ o £300,000

! The face value of the award is calculated using the average share price three days prior to the grant date of 19 July 2019 (average share price of 1032.3 pence). .
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LTIP awards granted in year ended 31 March 2020 (Audited) (continued)
The performance conditions applicable to the awards granted in July 2019 are set out below:

LTIP value
) - for meeting
Threshold Maximum threshold and
. Performance Performance max performance
Condition Weighting required Required (% salary) Basis for measurement
Relative TSR 30% Median of Upper quartile of ~ 25% 10100%  The average of the Group’s closing mid-market share price
o ' - comparator group the comparator ’ over the three months preceding the start of the performance
of real estate - group period and preceding the end of the performance period wilt be
. ‘companies used, including dividends re-invested. ) :
Adjusted EPS ?0% Adjusted EPS  * . Adjusted EPS 25%;0.100%4 " The adjusted EPS figure reported in the audited results of
: . growth of RPI+3%  growth of RPI+8% the Group for the last complete financial year ending before
per annum perannum the start of the performance period and the last complete

. financial year ending before the end of the performance
period will be used.

Between threshold and maximum performance, vesting will take place on a straight-line basis.

Sharesave Scheme .

The Group's Sharesave Scheme is open to all UK employees [mcludlng Executive Board Dlrectors] with a minimum of six months’ service and meets UK
HMRC requiremenits, thus giving all eligible employees the opportunity to acquire shares in the Company in a tax efficient manner. ‘All of the Executive
Board Directors participated-in the scheme during the financial year. The details of the Sharesave scheme options are shown on page 89.

Pension éntitlements

The Company pays pension contributions into the Executive Board Directors’ persona'l pension plans or makes a cash contribution in lieu of pension
contributions. They do not participate in any defined benefit scheme. For the year ended 31 March 2020, the Company contrlbuuon was 10% of salary for
the Executive Board-Birectors.

Payments to past Directors (Audited) .

No payments of money or any other assets were made to any former Directar of the Company in the financial year ended 31 March 2020 .

(2019: no payments).

Pixvments on loss of office (Audited)

No payments were made to ang Directors in respect of loss of office during the financial year ended 31 March 2020 (2019: no payments).

Non-Executive Du'ectors (Audited) .
The table below sets out the single total figure of remunerauun and breakdown for each Non Executive Dlrector paid in the year'ended 31 March 2020.

2020 2019

Tim Clark! . ' : . : : ‘ - - 13,704
Richard Cotton . ' : L ' 51,100 45,100°
Georgina Harvey . . S ) K 51,100 45,100
Steve Johnson ' = 41,500 40,000
Anna Keay : - - o : . . 51,100 40,000
Vince Niblett : : ‘ 51,100 * 45,100
Julia Hailes? o , : ' 42582 -

Total L _ ' : ' , 249,758 229,004

' until retirement on 18 July 2018
2 from appointment on 1 March 2020

" Non-Executive Directors received no taxable benefits for the year ended 31 March 2020.
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Remuneration Report «continued)

Statement of Directors’ shareholdlng (Audited)

The Executive Board Directors are requlred to build and maintain a holdlng of two times base salary. These requwements have been met by all Executlve
Board Directors throughout the year. Non-Executive Directors are not subject to a shareholding requurement Detalls of the Directors’ interests in shares
are set out below (all interests are beneficial interests).

The table below shows, in relation to each Director, the total number of shares and share opﬁons in which they have an interest at 31 March 2020.

Share ownership Share Holding . : LTIP awards ) .
requirement ownership as muttiple subject to Deferred Unexercised Options
. {multiple of requirements - of March” Beneficially performance bonus plan Sharesave  exercised in the
Executive Director - . salary) met 2020 satary owned shares cqndilions awards options financial year
Nicholas Vetch x “Yes 193x.. 6,743,284 102,018 30519 2400 37,420
James Gibson 2 Yes 63x 2,506,293 - 113,939+ 33,910 2,532 - 41,064
Adrian Lee 2x Yes 32x 872,192 . 80,896 24,221 2,400 30,416

John Trotman  ~ ' 2x Yes 8x 231,037 84,835 25,190 2,665 30,416

The Company announced a placmg of 8.3 million shares on 20 April 2020 Each of the Executlve Directors participated in the placmg, acquiring shares per
the table below: . .

Total beneficial

Shares shares held

. acquired in | following

Bxecutive Director . placing placing

" Nicholas Vetch - ' < : - 10,174 6,753,458

. James Gibson . . 8,646  2,514,939.
- Adrian Lee . : . ) 2,543 874,735

John Trotman ' ' : , 5086 . 236,123

Post-Employment Shareholding Policy
The Remuneration Committee’s post cessation shareholding pollcg for Executive Board Directors is as follows:

®  Unvested deferred annual bonus and LTIP awards will be treated in line with the good leaver/bad leaver prowsi'ons explained in the
Remuneratmn Policy;

. Ang LTIP awards which vested pre- cessatlon but which are still subject to the two-year holding period will need to be retained by the mdwndual

(eitherona post -tax basis or as unexercised awards), post cessation, until the relevant two-year holding period has expired; and
s No restnc'(lons will apply in respect of own shares held, irrespective of whether those shares are held as part of the shareholding guideline or not:

The Committee will keep the above policy under review and revisit this in detail at the next Policy review.

-an-txecuﬂve Directors’ shareholdings (Audited)

Non-Executive : . . . . Beneﬁcially owned shares
Richard Cotton , ' : © 92,248
Georgina Harvey . ‘ ) ' : : 18,518
Steve Johnson . - 10,000
Vince Niblett : : . - S ) : - 3000
AnnaKeay | . ' : ’ : -
Julia Hailes B . B ‘ ‘ : - - -

Richard Cotton acquired a further 4,069 shares in the placing, taking his beneficial holding to 96,317 shares.
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Directors’ share awurds. (Audlted)

To prévide further context on the shareﬁolding of the Executive Board Directors, options in respect of ordinary shares for Directors wh

0 served in the year

are as below:
No.of . . . No. of Market
. shares under Granted Exercised . lLapsed shares under price at .
Date option option at 31 duringthe ~ during the during the optionat 31  Exercise date of  Date from which
Name . granted Scheme  March 2019 year . year year March 2020 price exercise  first éxercisable Expiry Date
Nicholas Vetch 22 July 2016 LTiP 37,420 c - (37,420) . - - nil p 101ip 22 July 2019 21 July 2026
N 3 August 2017 Lme 35,588 - - - 35,588 nilp - 3 August 2020 2 August 2027 -

19 July 2018 . Lme ‘32528 - - - - 32,525 nil p - 19 July 2021 18 July 2028
. 11 March 2019 SAYE 2,400 - . - . - 2,400 749.9p - 1 April 2022 1 October 2022
23 May 2019 DBP - 30,519 - - 30,519 nilp - 23 May 2022 22 May 2029
. 19 July 2019 LTIP - 33,905 - " - 33,905 nilp - 19 July 2022 18 July 2029
James Gibson 14 March 2016 SAYE 1,480 .- (1,480) - © - 6080p 1049p 1 Aprit 2019 1 October 2019
22 July 2016 LTIP 41,054 R {41,054) .- - nil p 1011p 22 July 2019 21 July 2026
-3 August 2017 e 39,053 - - - 39,083 nilp - 3 August 2020 2 August 2027
12 March 2018 SAYE 1,332 - - . o= 1,332 675.4p - 31 March 2021 1 October 2021
19 July 2018 LTiP 36,138 - - - . 36,138 nilp - 19 July 2021 18 July 2028
11 March 2019 SAYE 1,200 - - - 1,200 749.9p - 1 April 2022' 1 October 2022
23 May 2019 pBP - 33,910 . - - 33810 nilp - 23 May 2022 22 May 2029
19July2018  ~ LTIP .- 38,748 | - C- 38,748 nilp - 19 July 2022 18 July 2029
Adrian tee 14 March 2016 SAYE 2,960 - (2.960) - - 608.0p 1049p 1 April 2019 1 October 2019
) 22 July 2016 LT . 30,416 M (30,416} - - nilp 1011p  22July 2019 21 July 2026
3 August 2017 LTIP 28,928 - - - 28,928 T onilp - 3 August 2020 2 August 2027
19 July 2018 LTIP 25813 - - - - 25,813 ail p - 19 July 2021 18 July 2028
11 March 2019 SAYE 2,400 - - .- - 2,400 749.9p - 1April 2022 1 October 2022
23 May 2019 DBP - 24,221 - f - 24,221 nilp - 23 May 2022 22 May 2029
19 July 2018 LTIP - 26,155 - - 26,155 nilp - 19 July 2022 18 July 2029
. John Trotman 22 July 2016 LTP 30,416 | - . (30.416) - - nil p 1011p 22 July 2019 21 July 2026
: 3 August 2017 Lme 28928 - - - - 28,928 nilp - 3 August 2020 -2 August 2027
12 March 2018 SAYE 2,665 - -- - 2665  675.4p - 1 Apl 2021 1 October 2021
" 19Juy 2018 P 26,846 - - - 26,846 nilp - 19July2021 18 July 2028
23 May 2018 DBP - 25,190 C - - 25,190 nil p - 23May2022 = 22 May 2029
19 July 2019 e - 29,061 - o= 29,061 nilp . - 19 July 2022 18 July 2029

Performance and pay .

The graph below shows the Group's performance, measured 'bg TSR, compared with the performance of the FTSE All Share Real Estate Index and the
FTSE All Share Index for the period since flotation. The FTSE All Share Real Estate Index is'used for the assessment of the Company's LTIP

\
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Remuneration Report (continuea

CEO Remuneration
The table below sets out the details of remuneration of the CEQ over the past ten financial yéars. .

Long term incentive

4

. CEO single figure of Annual bonus (cash} Annual bonus (defe ) i d average ing rates
total remuneration pay out % against maximum . pay out % against maximum against maximum opportunity
Year Lo ® . of 25% of salary of 125% of salary . %

. 2020 . 1,136,633 . - 37.2% (9.3% of salary) . 47.5% (59.4% of salary) ’ © 100%
2019 - 1,182,482 - 40.8% (10.2% of salary) 81.875% (1 02.3% of salary) 100%: -
2018 - 2,178,066 51.6% (12.9% of salary) n/a - t . 95%

L2017 - 850,619 40% (10% of salary) - ) : n/a 100%
2016 ’ 988,811 . 48% (12% of salary) . n/a i 100%
2015 s 1,756,280 ' 50% (12.5% of salary) n/a ’ 98%
2014 ) 536,262 40% (10% of salary) . ) n/a 53%
2013 : " 335,891 o 40% (10% of salary) . : na : _ 0%

. 2012 1,400,570 40% (10% of salary) A na ©89%
,201 1 ' 325968 40% (10% of salary) ) n/a : 0%

The smgle figure of remuneration for 2018, 2015 and 2012 are hngher than in other years due to the vestmg ‘'of the three year Long Term Bonus
Performance Plan in those years delivering a reward of £1,343,995 (93.33% vestlng] £945,750 (97% vesting) and £900,000 (90% vesting) respectlvelg
for the three year period ended in that year.

Percentage increase in the CEO's remunemnon : : ) ’ Con
The table below compares the percentage increase in the CEQ's remuneration (including salary, fees, benefits and annual bonus] with the remuneration

% increase in remuneration in 2020

compared with 2019
. CEO Employees
Salary and fees - ' a : S a ‘ 14% . 3%
All taxable benefits . : - 13% 3%

Annual bonuses ) . ’ C _ . 5% 6%)

The salary increase for the CEQ is the second of a three-year adjustment designed to reflect his role and responsibilities ina FTSE 250 company of
Big Yellow's size and complexity. This three gear phasmgwas approved by shareholders at the Annual General Meeting in July 2018, and is explained
further on page 73. o

CEO pay ratio

The data shows how the CEQ's single figure remuneration forthe gear.ended,31' March 2020 (as taken from the single figure remuneration table) comp'ares.
to equivalent single figure remuneration for full-time equivalent UK employees, on a Group basis, ranked at the 25th, 50th and 75th percentile. :

. . - . : . 25th percentile Median  75th percentile
- Year . . . . Method . pay ratio pay ratio pay ratio

© 2020 o : : Option A 50101 42t01  28to1

No components of pay and benefits have been omitted for the purpose of the above calculations. Option A was selected given that this method of
calculation was considered to.be the robust approach in respect of gathering the reqmred data. The underlymg quartiles for salary and total remuneration

" numbers for full-time equivalent UK employees are set out below.

. . ) . ) Salary ' Total pay and benefits
Year . ’ 25th %tile Median 75th %tile 25th %tile Median "75th %tile

2020 N ' _£20,495 £24,035 £35330  £22,555 £27,232 £40,976
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Statement of consideration of employment conditions elsewhere in the Group

The Committee reviews the reward and retention of the whole employee population periodically throughout the year to ensure that it can attract and retain -

top talent. Particular consideration is given to the general basic salary increase, remuneration arrangements and employment conditions. Furthermare,
the annual cash bonus awarded to Executive Board Directars is directly linked to the bonuses awarded to all staff.

The Directors are invited to be present at this review of the proposals for salary increase for the employee population generally and on any other changes .

to remuneration policy within the Company. The information presented at this review is taken into consideration when setting the pay levels of the
executive population. Additionally, the Committee has guidelines for the grant of all LTIP awards across the Company and responsibility for approving the
total annual bonus cost of the Company. The Company does not invite employees to comment oh the remuneration of Directors.

. Relauve importance of spend on pay

The graphrbelow sets out the relative importance of spend on pay in the year ended 31 March 2020 and 31 March 2019 compared with other
disbursements from profit, being the distributions to shareholders and retained earnings [comprehensrve gain for the year less dividends).

Gender pay ‘ ' . A .
The Group has reported on its gender pay gap forAprll 2019: The full report can be found on the investor relations website http: //corporate bigyellow.co.uk/
investors.aspx. The Group’s mean gender pay gap was 28% (2018: 26%), with a median gap of 10% (2018: 7%). Excluding Executive Board Directors (three

of whom were founders of the busmess] the mean gender pay gap falls to 13% [2018 12%) with a median gap of 9% [2018 6%). AII staff are | pald equally
according to job role.

We believe that any successful business requires a motivated and engaged workforce and the creation of a fully engaged culture has always been akey
focus within the Company. We encourage and eriable all employees, regardless of their gender, race, background or any other characteristics, to reach
their full potential as we believe that having a- diverse workforce with fair representation is strategically important and generates value to our stakeholders.

During the last year, we have continued our focus on dlversrtg and inclusion through the introduction of new pollcres, such as “How We Treat Our
Colleagues” and reviewing our Recruitment and Family Friendly Policies. We have continted to support flexible working practices and enable our store
teams to take ownership of their workrng hours to accommodate their personal circumstances, wherever this is possrble We also offer opportunmes to
work from home or remotely from another srte where this is suitable to a job role.

We have continued to focus on progression of women across the business, evidenced in particular by the followmg achievements:

®  Big Yellow operates with a “Leadership Team” of twelve, comprising of our four executive Directors, supported by another eight key executives
within the business. The business is run by small sub-groups of decision-making committees, which meet regularly throughout the year and
which contribute to our growth and success. The male/(emale ratio of this Leadershlp Team was 75%: 25% in March 2018; and is now 58% : 42%
in March 2020. : . .

= We have encouraged more women to take partin our management development programmes Inthe yearto Januarg 2020, 29% ofStore Manager
participants who completed the programme were female; more than double the 12.5% in 2019. '

®  As at April 2019, 32% of our Store Managers are female — in April 2018 this figure was 26%.

.
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Remuneration Report continuea)

Gender pay (continued)

Big Yellow is committed to improving our diversity and we will continue to. rewew our policies and practices against external best practice to ensure a trulg
inclusive experience for all our employees.

Going forward, we will insist on gender balanced short lists for all senior roles and encourage any recruitment agencies to do the same. We will also

-further encourage female representation across all positions wnhm the business, through promotmg career reviews on our website and through our

internal staff blog.

We will continue to encourage women to participate in our training and development programmes and have made a significant investment in g-learning
for our stores, which wilt result in many more development opportunities being accessible to all our, emplogees-on a flexible basis:

Our focus on employee wellbelng will contlnue, with all senior managers attending a Wellbeing Workshop, which will then be rolled out across the
business. In addition, suppon and advice will be introduced specnflcallg for women. gomgthrough the menopause.

Whilst we would like to have seen a reduction in our Gender Pag Gap, we are making progress in |mprov1ng the diversity of © our Leadership Team and our .
operatlonal management team; and we expect the further changes we have put in place to result in a reduction of the pay gap over time. We will therefore
contmue to maintain a flexible and innovative approach to how we recruit, retain and engage our people ensuring that every policy and practice
encourages inclusive ways ofworklng

'Advisers to the Remuneration Committee

In undertaking its responsibilities, the Committee seeks independent external advice as necessary. FIT Remuneration Consultants LLP have been advisers
to the Committee since 2017. The Committee is comfortable that the FIT team’ provides independent remuneration advice to the Committee and does not:

“ have any other connections with Big Yellow that may impair their independence. FIT is a founding member and signatory of the Code of Conduct for

Remunération Consuitants, details of which can be found at www. remuneratlonconsultantsgroup com.

During the year, FIT provided independent advice on a wide range of remuneration matters including the impact of the UK Corporate. Governance Code on
the operation of the Committee. FIT pravides no other services to the Compang The fees pald to FIT in respect ofwork carried out for the gear under review

were £20,000 [ex VAT). ) .

Apprpval .
This policy report was approved by the Board of Directors on 8 June 2020 and signed onits behalf by

Georgina Harvey
Remuneration Committee Chair
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Audit Committee Report

Commmeé members and attendance

Member

Number
of mestings
attended

Richard Cotton — Member
Julia Hailes — Member

: Stevg Johnson - Member
Anna Keay — Member
Vince Niblett - Member

Georgina Harvey —_Member'

000

000
000
o0
000
00

Q attended

unavoidable diary conflict
O ot applicable

 absent, Steve Johnson missed one meeting due to an

ad

Introduction
The Audit Committee is appointed by the Board from the Non-Executive

. Directors of the Company. The Audit Committee’s terms of reference

include all matters indicated by Disclosure and Transparencg Rule 7.1,

" the UK Corporate Governance Code, and the new FRC ethical standard.

The terms of reference are considered annually by the Audit Committee
and are then referred to the Board for approval. The terms of reference are
available on the Company's website. https//corporate bigyellow.co.uk/
investors/corporate-governance

The Audit Committee is responsible for:

= monitoring the integrity of the financial statements of the Group
and any formal announcements relating to the Group’s financial
performance and reviewing significant financial reporting judgements
contained therein; | )

8 reviewing the Group's internal financial controls and the Group's
internal control and risk management systems, including
consideration of the néed for an internal audit function;

®  making recommendations to the Board, for a reso‘lutionAto be put
to the shareholders for their approval in general meetings, on
the appointment of the external auditor, and the approval of the
remuneration and terms of engagement of the external auditor;

" reviewing and monitoring the external auditor’s independence and
objectivity and the effectiveness of the audit pracess, taking into
consideration relevant UK professional-and regulatary requirements;
and .

" ensuring the external auditor only provides those services permmed
by the Ethical Standard of the FRC.

“The Audit Committee is required to report its findings to the Board,

identifying any matters on which it considers that action or improvement

is needed, and make recommendations on the steps to be taken.

This year the Committee has continued to focus on the narrative reporting

. and corporate governance disclosures in the Annual Report. The

Committee was asked by the Board to review the statement by the
Directors that the Annual Report presé:nts a fair, balanced and
understandable view of the Group’s performance, straiegg and business
model. The Committee also reviewed the Group’s gomg concern and
viability statements.
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Audit Committee Report continuea

Committee Members

All Audit Committee members are expected to be financially literate.
Furthermore, the Audit Committee structure requires the inclusion of

‘one financially qualified member (as recognised by the Consultative

Committee of Accountancy Bodies). Currently Vince Niblett, as a Fellow
of the Institute of Chartered Accountants of England and Wales, fulfils
this requirement. :

The Group.provides an induction programme for new Audit Committee
members and ongoing training to enable all of the Committee members
to carry out their duties. The induction programme covers the role of the
Audit Committee, its terms of reference and expected time commitment
by members and an overview of the Group’s business, including the main
business and financial dynamics and risks. New Committee members
also meet some of the Group's staff. Ongoing training includes attendance
at formal conferences, internal company seminats and brrefmgs by
external advusers :

Meetings

The Audit Committeé is required to meet three times per year and has an
agenda linked to events in the Group's financial calendar. The agenda is
predominantly cyclical and is therefore approved by the Audit Committee
Chairman on behalf of his fellow members. Each Audit Committee member
has the right to require reports on matters of interest in addition to the
cyclical items.

The Audit Committee invites the Chief Executive, Chief Financial Officer,
Financial Controller, and senior representatives of the external auditor to
attend all of its meetings in full, although it reserves the right to request
any of these individuals to withdraw. The Committee meets as required
with the external auditor without the Executive Board Directofs or senior
management present. Other senior management are invited to ‘prejseni

- such reports as are required for the' Committee to discharge its duties.
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Overview of the actions taken by the Audit Committee .
to dtscharge its duties

i Since the beginning of the financial year the Audit Commmee has:

= reviewed publlshed financial information |nclud|ng the year end
results, Annual Report, half year results and the-Interim
Management Statements;

®  considered whether the Annual Report provides a fair, balanced
and understandable view of the Group S performance. strategy and
business model;

® assessed and concluded on the Group's viability statement and
the going concern assessment for the annual and half yearly
financial statements; .

®  considered the output from the Group-wide process used to idéntify,
evaluate and mitigate risks;

= reviewed the effectiveness of the Group's internal controls and
disclosures made in the annual repon and financial statements
on this matter, : : .

® . reviewed'and agreed the scépe of the audit work to be undertaken
by the external auditor; .

" agréed the fees to be paid to the external auditor for their audit of the
March 2020 financial statements and September half-yearly report;

= considered and agreed the approach of performing Directors’
valuations of investment properties for the half-year report:

® undertaken an-assessment of the qualification, expertise and
resources, and independence of the external auditor and the
effectiveness of the audit process; '

8 considered the audit partner and audit firm rotation;

®  undertaken an evaluation of the performance of the external auditor
and assessed their effectiveness; -

® " considered the need for an internal audit function;

®  considered the new FRC ethncal standard governlng non-audit services
and audit commmees,

® reviewed the arrangements for “whistleblowing™by employees
to ensure that there is a consistent policy in the Group to enable -
employees to voice concerns particularly in respect of possible
financial reporting improprieties. A whistleblowing polrcg is
included in the employee handbook and during the year an external
whistleblowing monnorrng service was introduced;

. @ considered the appointment of new external valuers to the Group;

= met the Group’s external valuers and considered their competence
and independence;

=" met the Group’s Store: Complrance Manager,

= reviewed the Audit Committee's Report; and

®  reviewed its own effectiveness.
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Financial reporting and significant financtal judgements

The Committee reviews all financial information published by the Group in
year end and half-year financial statements, including the presentation
and disclosure of the financial information. It also considers the
appropriateness.of the accounting policies adopted by the Group and the
accounting judgements made by management in the preparation ofthe .
. financiatinformation. :

The Committee has considered whether the Annual Report for the year
ended 31 March 2020 provides a fair, balanced and understandable view
of the Group’s performance, strategy and business model and whether

it provides the necessary information to enable shareholders and
prospective shareholders to assess the Group’s performance, strategy and
business madel. The Committee is satisfied that the Annual Report for the
year ended 31 March 2020 provides a fair, balanced and understandable
viem_i and includes the necessary information as set out above. The
Committee has confirmed this to the Board, whose statement is included
in the Statement of Directors’ Responsibilities on page 102.

The Committee focuses on matters it considers important in their impact
on the reported results of the Group, and on matters where there is a high
degree of complexity and/or judgement.

‘The key area of judgement that the Committee focuses on at the reporting
. date is the valuation of the investment property portfolio. This is carried

out by independent external valuers, but by its nature it is 'subjective, with
significant judgement applied to the valuation, particularly given the lack
of transactional evidence for prime self storage assets. In their March 2020
report, the valuers drew attention to additional uncertainty in the
investment market as a result of the Covid-19 pandemic. The Chairman of
the Committee met the external valuers to discuss the valuations, review
the key judgements, including the material valuation uncertainty ciause
included in the valuation due to Covid-19, and discussed whether there
were any disagreements with management. This year the Committee
reviewed and challenged the valuers on the cap rates, rental growth
assumptions-and stabilised occupancy levels, to agree on the
appropriateness of the assumptions adopted. The Committee also
challenged the valuers and satisfied itself on their independence, their
quality control processes (including peer partner review) and
qualifications to carry out the valuations. Management also have
processes in place to review the external valuations. In addition, the
external auditors use valuation specialists to review the valuations and
report their findings and conclusions to the Audit Committee.

The Committee has also considered a number of other judgements made
by management in the preparation of the financial statements, There have

_ been no business combinations in the year. The Committee has concluded
that there is not a significant level of judgements |nvolved othér than the
valuation described above.

There have been no changes to the other key judgement included in the
financial statements, which is that the Group's stores should be accounted
for as Investment Property.

Management have reported to the Audit Committee that they are satisfied
that they are not aware of any material misstatements in the financial
statements. The external auditors confirmed in their report to the Audit
Committee that they had not found any material misstatements during
their audit work.

Based on the above, the Committee concluded that the financial
statements appropriately apply the key estimates and critical judgements,
in respect of the disclosures and the amounts reported. The Committee
also concluded that the annual report and financial statements, taken

as awhole, are fair, balanced and understandable and provide the
information necessary for shareholders to assess the Company’s
performance, business-model and strategy.

External auditor

The Audit Committee is responsible for the development, implementation
and monitoring of the Group’s palicy on external audit. The policy assigns
oversight responsibility for monitoring the independence, objectivity and
compliance with ethical and reguiatorg requirements to the Audit
Committee, and day-to-day responsibility to the Chief Financial Officer.
The policy states that the external auditor is jointly responsible to the '
Board and the Audit Committee and that the Audit Committee is the
primary contact.

To fulfil its responsubllltg regarding the |ndependence of the external
auditor, the Audit Committee reviewed:

" the external auditor’s plan for the current year, noting the role of the
senior statutory audit partner, who signs the audit report and who,
in accordance with professional rules, has not held office for more
than five years, and any changes in the key audit staff;

® the arrangements for day-to-day management of the audit
relationship; o

® areport from the external auditor describing their arrangements
to identify, report and manage any conflicts of interest; and

L the overall extent of non-audit services provided by the external
auditor, in addition to its case- by-case approval of the posmon of
non-audit services by the external auditor.

Audit rotation

’ During 2016 following a robust tender process, the Committee appointed

KPMG LLP as auditors. As part of the tender process, the Committee
reviewed KPMG's proposals for the audit and determined that they had
an appropriate plan in place to carry out an effective audit. KPMG
confirmed to the Committee that it maintained appropriate intemal
safeguards to ensure its independence and objectivity. Steve Masters
is the current audit partner and has been the signatory to the Group’s
financial statements since 2018.

The Company is in compliance with the requiremehts of the Statutory Audit
Services for Large Companies Market Investigation (Mandatory Use of
Competitive Tender Processes and Audit Committee Responsibilities)

. Order 2014 and the Code.
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Annual auditor assessment )

" The Audit Committee has adopted a formal framework in its review of the
effectiveness of the external audit process and audit quality which mclude
the following areas:

= the arrangements for ensuring the external audltor S |ndependence
and objectivity; :

= the senior statutory auditor and the audit team;

® the external auditor’s fulfilment of the agreed audit plan and variations
from the plan;

% the quality of the formal audit report to shareholders; ‘

u the effectiveness of the external audit process, taking into
consideration relevant UK professional and regulatory requirements;

® the robustness and perceptiveness of the auditor in his handling of

' the key accounting and audit judgements; and

® the content of the external auditor's comments on control

improvement recommendations.

Regard is paid to the nature of, and remungration received, for other
services provided by KPMG LLP to the Group and, inter alia, confirmation is
sought from them that the fee payable for the annual audit is adequate to
enable them to perform their obligations in accordance with the scope of
the audit. The only non-audit servnce provided is the auditors’ review of the
half year report. : : :

Non-audit work

The Group's policy on external audit sets out the categories of non-audit
services which the external auditor will and will not be allowed-to provide
to the Group, including those that are pre-approved by the Audit Committee
and those which require specific approval before they are contracted for,
subject to de minimis levels. The Group’s non-audit policy has been
updated for the new Ethical Standard on Non-Audit Services, which came,
into effect on 15 March 2020. The Committee’s policy is that the auditors
will not be asked to carry out non-audit work with the exception of the half
year review and régulatorg and bank required reporting.

* More generallg,'tﬁe auditors may not provide a service which placés
them in a position where they may be required to audit their own work.
Specifically, they are precluded from providing services relating to
bbokkeepir{g, financial information system design and implementation,
appraisal or evaluation services, actuarial services, any management
functions, taxation advisory services, investment banking services, legal
services unrelated to the audit or advocacy services.

In respect of the year ended 31 March 2020, the auditor’s remuneration
comprised £226,000 for audit work and £35,000 for other work, solely
relating to the interim review. Over a three year rolling period, the level of
‘non-audit fees is below the audit fee, with non-audit fees representing 15%
of aludit fees in 2019 and 16% in 2018
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| Risk munagemem and internal control

The Committee and the Board reviewed the internal control processes of
the business and the Group's risk register during the year: The risks and
uncertainties facing the Group, and its internal control processes are
considered in the Strategic Report on page 38.

fntemal audit

- The Committee has considered the Board's view that, given the relatively

straightforward nature of the Group’s business and the control
‘environment in place, no formal internal audit function is required. The
Group has a store compliance team, which effectively carries out an
internal audit role for the Group's stores, visiting each store twice a year.
This provides the Committee comfort over the store related asbects of the
Group's business. The Committee meets with the Store Compliance
Manager as required, and at least once a year.

Additionally, the Board appoints external consultants to assess specific
business areas of risk and provide a report.to the Board and the
Committee on this area. For example during the prior geér, the Board
appointed a consultant to review.the Group’s tax procedures with
satisfactory results. This gives the Committee comfort over the controls
over key business cycles within the Company.

The Committee concurs with management's view that, in view of these
arrangements, no formal internal audit functlon is necessary for the
business at thls time.

Overview ]

As a result of its work during the year, the Audit-:Committee has concluded .
that it has acted in accordance with its terms of reference and has ensured
the independence and objectivity of the external auditor.

. The Chairman of the Audit Committee will be available at the Annual

General Meeting to answer any questions about the work of the
Committee.

Approved by the Audit Committee and signed on its behalf by:

-Vince Niblett )
- Audit Committee Chairman

8 June 2020
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Directors’ Report

The Directors present their annual report on the affairs of the Group, together with the audited financial statements and auditor's report forthe year ended
31 March 2020. The Report on Corporate Governance on pages 62 to 67 forms part of this report.

Details ofsrgmflcant events since the balance sheet date aré included in note 25 to the financial statements. An indication of likely future developments
in the business of the Companyis included in the strategic report: :

Information about the use of financial instruments by the Compang and its subsidiaries is given in note 18 to the financial statements.

mvldends

The Directors are recommending the pagment of a final dividend of 16.7 pence per share for the year (2019: 16.5 pence per ordinary share]. An interim
dividend of 171 pence per share was paid in the year (2019: 16.7 pence per share]

A propertg income distribution of 30.6 pence is payable for the year, of which 171 pence pershare was pald wnth the interim dividend, and 13.5 pence’
per share is proposed for the fmal dividend.

Subject to approval by shareho!ders at the Annual General Meeting to be held on 5 August 2020 the final dividend will be paid on 10 August 2020.
The Ex-div date is 18 June 2020 and the Record date is 19 June 2020.

From April 2018 dividend tax credits have been replaced by an annual £2,000 tax-free allowance on dividend income across an individual's entire
share portfolio. Above this amount, individuals will pay tax on their dividend income at a rate dependent on their income tax bracket and personal
circumstances. The Compariy will continue to provide registered shareholders with a confirmation of the dividends paid by Big Yellow Group PLC and
this should be included with any other dividend income received when calculating and reporting total dividend income received. Itis the shareholder’s
responsibility to include all dividend income when calculating any tax liability. This change was announced by the Chancellor, as part of the UK’
government Budget, in July 2015.

Disclosure of Greenhouse Gas ("GHG"”) Emissions

The Companies (Directors’ Report) and Limited Liability Pannexshlps (Energy and Carbon Report)
Regulations 2018 ('SECR')

These regulations came into force on 1 April 2019 and apply to financial years stamng on or after 1 April 2019
The 2018 Regulations define what must-be included in the Directors’ Report, namely:

. annual GHG emissions from activities for which the Compang is responsible mcludmg combustron of fuel and operation of any facmtg, )
such a5 our flexi-office gas heating, air conditioner coolant replacement,.one Company van diesel fuel use emissions and fit-out ‘diesel’ use
emissions; .

®  annual emlselons from the purchase of electricity, heat, steam or cooling by the Compang for its own use, such as eIectncutg for our stores
and fit-out activities;

® underlying global energy use;

B previous year’s figures for energg use and GHG;

B atleast oneintensity ratio;‘

»  energy efficiency action taken; and

. methodologg used. ’

We will a!so continue to report on Scope 3: Electricity suppher transmission and distribution”emissions — currently, voluntarg GHG emissions, from our’
waste and water supply chains are assessed as ‘not material' — we are now including ‘employee business travel {from car mileage claims only). We will
also retain the practice of reporting previous few years to show longer term trends.

We have introduced ‘Market based emission’ reporting for this financial year. The emissions reported here reflect the emissions associated with the
electricity tam’fwe have purchased; whereas ‘Location based emissions’ are emissions associated with the UK grid and applies the requnred DEFRA
conversion factors. Where we have not indicated market based or Iocatlon based flgures location based can be assumed.
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Directors’ Report ontnuea

The Companies (Directors’ Repon) and Limited Liability. Punnexshlps (Energy and.Carbon Repon)
Regulations 2018 ('SECR’) (continued)

. Please note, our operatlons are solely based in the UK and we therefore will be reporting a single geographical scope — UK and offshore area only.

. . . . ’ . : 2019

Year ended 31 March | UK and offshore area 2017 2018 . 2019 (restated) 2020 -

GHG scope 1 total tonnes COe  Total Scope 1 Emissions location based na ’ na .. . na . 1336 . 131.7

GHG scode 2 total tonnes CO,e  Total Scope 2 Emissions location based . 4,126.9 " 3,340.0 . 2,853.9 2,665.2 2,439.7

GHG scope 2 total tonnes CO,e. Total Scope 2 Emissions market based n/a na ’ n/a. New for 2019/20 1,142

Tota! GHG scope 1 &2 Total Scope 1 & 2 Emissions location based s 4,126.9 3,340.0 2,853.9 2,798.8 2,571.4

Total tonnes CO,e . . o - )

Total GHG scope 1 &2 * Totat Scope 1 &2 Emissions market based . na . wa n/a New for 2019/20 1,273.7

Total tonnes CO,e : ‘

Scope 3 : Electricity Transmission Losses and Employee 357 312 © 134 366 315

total tonnes CO,e Business trave! . . ’ .

tCO,e / revenue (£000s) Greenhouse Gas (GHG) em:ss:ons mtensny from ’ © 378 i 28.6 228 . 223 . 19.9

- location based building-energy consumption : . o

tCO,e / revenue (£000s) " Greenhouse Gas (GHG) emissions mtensrty from . n/a - na © " n/a Newfor2019/20 9.9

- market based building energy consumption . R -

tCO,e / Occupied space Greenhouse-Gas (GHG) emissions intensity from 1.7 - 9.7 | . 80 79 - . 7.2
building energy consumption {scope 1 and 2) .

tCOz'e/ CLA (M) Greenhouse Gas (GHG) emissions intensity from - New for 2017/18 . 78 6.6 B85 5.9
building energy consumption{scope 1 and 2) . . . ) . I .

Energy data_ . L underpinning Scope 1 and 2 emissions data {kwhs) . n/fa ‘va © . nfa New for2019/20 10,214,794

Each year the last 3 months of our emissions data is reporting using prior year's conversion factors, due to an emission factor publication Iag we operate
on a ‘best avallable data’ prlncuple and will therefore restate each year - see basis of reporting for specifics.

Regarding Market based emlssmns, as of 1'October 2019 we purchase Rego backed 100% renewable energy from Opus Energg, soare able to provide both
location-based and market-based C0,e emisSio_qs for this financial year.

Methodology for culculuung emlsslons

Please note that we produce a yearly Basis of Reporting document which sets out the methodologg we use for all of our KPls, including GHG emissions.
We have lncluded a special section for the Companies (Directors' Report) and Limited Liability Partnerships (Energy and Carbon Report) Regulatlons 2018.

Please access the Basis of Reporting document here hnps//corporate blggellow co. uk/sustalnabllng/repons -and-case-studies.
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Energy efficlency measures

Bctckgmund

We have a long-standing strategy of pro- actuvelg managing our energy consumption and becoming an ever-more efficient business. We have reported
progress over the years both in our Annual Reports as well as our standalone annual CSR Reports, all available online in our Investor and Sustainability
sections respectively.

Between 2012 and 2017 we undertook a companywide upgrade of our lighting to LEDs and to installing motion sensar contraols to ensure lights are anly
turned on'when customers need them; plus a small amount of permanent emergencg lighting.

Although the majority ofthat work has been done, a small number of ‘mop-up’ actlvmes continue to take place, especially where we have not been able to
galn access to customers’ units to execute the changeover.

All of our eIectncrtg and gas meters are now fitted with HH automatic meter readers; the data is available to us via an externally hosted platform and used
by the internal Steering Committee to review our performance on a quarterly basis-

Most recent ESOS assessment ﬁnd.mgs & resulting actions
Our ESOS Phase 2 assessment has emphasised the fact that dueto the non-complex nature of our stores — we are limited bg the amount of energy
. saving measures we are able to undertake.

* Our independent ESOS assessor’s recommendations therefore focussed on |ncreasmg our exnstlng Solar PV estate (currently 22 ofour 75 stores have
solar pv installations).

During the year, we have opened one new store, in Water Street, Manchester, which was fitted out with a 50kWhs solar installation. In October 2018, we
retrofitted Bristol Central and Bristol Ashton. Gate with SOkWhs Solar PV installations each. During the year, we have generated 578,334 kWh of solar
energy, thereby a) reducing our energy demand from the grid by the kWh we are using on site and b) increasing the gnd 's renewable mix bg exporting part
of our energy as the size of our solar installations exceed our demand.

For our full Environmental reporting against EPRA KPls, please see our annual CSR report 2019/20 and our Basis of Reporting document 2019/20.
Questions can be directed to csr@bigyellow.co.uk. :

Capital structure

Details of the authorised and issued share capital, together with details of the movements in the Company’s issued share capital during the year are
shown in note 22. The Company has one class of ordinary shares which carry no right to fixed income. Each share carries the right to one vote at general
meetings of the Company.

There are no specific restrictions on the size of a holding nor on the transfer of shares, which are both governed by the general provisions of the Articles of
Association and prevalhng leglslatlon The Directors are not aware of any agreements between holders of the Compang s shares that may result in
restrictions on the transfer of securities or on voting rights.

"Details of emplogee share schemes are set outin note 23, and details of shares held by the Compang s Emplogee Benefit Trust are sét out in note 22.

No person has any special rights of control over the Compang s share capital and all issued shares are fully paid.

Wrth regard to the appointment and replacement of Directors, the Company is governed by its Articles of Association, the Corporate Governance Code, the
Companies Acts and related legislation. The Articles themselves may be amended by special resolution of the shareholders. The powers of Directors are
described in the Report on Corporate Governance on page 63. o

There are a number of agreements that take effect, alter or terminate upon a change of control 6f the Company such as commercial contracts, bank loan
agreements, property lease arrangements and employee share plans. The Directors are not aware of any agreements between the Company and its
Directors or employees that provide for compensation for loss of office or employment that occurs because of a takeover bid.

During the year the Company issued 473,369 shares to satisfy the exercise of share options (2019: 890,283).
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Directors’ Report «continucay

.Directors .
The Directors of the Company who served throughout the year and to the date of approval of the fmancual sta‘ements except as noted below, were as
follows : . .
" Richard Cotton Senior Independent Director
James Gibson - Chief Executive Officer
Julia Hailes : Non-Executive Director [appomted 1 March 2020]
Georgina Harvey Non-Executive Director .
Steve Johnson ~~ Non-Executive Director "
Anna Keay Non-Executive Director
" Adrian Lee_ . ' Operations Director
Vince Niblett Non-Executive Director.
John Trotman Chief Financial Officer
Nicholas Vetch Exe‘t‘:utlve Chairman

Bnographlcal details of the Executive and Non-Executive Directors standmg for re-election are set out on page 60 to 61.

Dhectors lndemnmes . .
The Company purchases liability i insurance covermgthe Directors and officers of the Compang and its subsidiaries.

) Polmcal contributions .
No political donations were made by the Company in either the current or preceding financial year. . .

Substantial shareholdlngé
The Compang had been notified, in accordance with Chapter 5 ofthe Disclosure and Transparency rules, of the followmg voting rlghts asa shareholder of
_ the Company at 31 March 2020 and 8 June’ 2020

Percentage of L Percentage of

voting rights and ) voting rights and

No. of issued No. of issued

ordinary shares share capital ordinary shares ~ share capital

31 March2020 31 March 2020 8 June 2020 8 June 2020

Blackrock Inc . ' 12,998,657 7.8% 14,795,529 . 8.4%
Standard Life Aberdeen ' : 9,027,225 - 5.4% 8,698,074 © 49%
Merian Global Investors Limited Co ’ . 8,806,001 - 5.3% 9,408,778 . 5.4%

+ The Vanguard Group Inc : . ' o 7,601,936 46% 7423019 4.3%
" FMRLLC o : . ' 6,667,919 4.0% 7,491,059 .4.3%
Ameriprise Financial Inc : : : R 5,520,225 3.3% 6,008,087 3.4%
MFS Investment Management . C : Coond . - n/d 6328967 3.6%

n/d — MFS Investment Management's holding at 31 March 2020 was below the-reporting threshold.

The interest of the Directors in the share capital of the Company is s'howh on page 88 of the Remuneration Report.

Purchase of own shares

The Company was granted authority at the AGM in 2019 to purchase its own shares up toatotal aggregate value of 10% of the issued nominal capltal That'
authority expires at this year's AGM and a resolution will be proposed for its renewal. Dunngthe year the Company made no purchases of its own shares.
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Employee consultation

The Group seeks to ensure employee commitment to its objectives in a number of ways. Strategic changes-are communicated directly to all staff.who
are encouraged to address queries to the Executive Directors. The Directors’ executive meetings are frequently held in stores and in addition Directors
and senior management visit the stores on a regular basis. Furthermore, there are regular team briefings at store level to provide employees with
information about the performance of and initiatives in their store. A wide range of information is also communicated across the Group’s Intranet,
including the e-publication of the Group's financial results and all press releases, the publication of a quarterly newsletter, and the publication of a weekly
operations bulletin.

As discussed in the Corporate Governance Report, the Board has appointed a designated Non-Executive Director, Anna Keay, to act as the primary method
of workforce engagement for Big Yellow in accordance with the new Corporate Governance Code. .

‘Employees are encouraged to participate in the Group's performance through Employee Share Schemes and performance related bonuses. 52% of eligible
employees participate in the Group's Sharesave Scheme.

The Group's recruitment policy is committed to promote equality, judglng neither by race, nationality, religion, age, gender, disability, sexual orientation, nor
political opinion and to treat alt stakeholders fairly.

msabled employees

Applications for employment by disabled persons are always fullg considered, bearing in mind the aptitudes of the applicant concerned. In the event of

members of staff becoming disabled every effort is made to ensure that their employment with the Group continues and that appropriate training is
-arranged. It is the policy of the Group that the tralnlng, career development and promotion of dlsabled persons should, as faras possmle, be identical to
“that of other emplogees

Human nghts

Big Yellow respects Human Rights and aims to provide assurance to internal and external stakeholders that we are commmed to human rights and the
principles ofthe Universal Declaration of Human Rights. :

We are commiitted to creating and maintaining a positive and professional work environment that reﬂects and respects the basic rights of freedom to lead
a dignified life, free from fear or want, and where stakeholders are free to express their independent beliefs. Our employment policies and practices reflect
a culture where decisions are'made solely on the basis of individual capability and potential in refation to the needs of the business.

. Modern Slavery Act

The Group is committed to ensuring that there is no modern slavery or human trafficking in our supply chains or in any part of our business. Our
Anti-slavery Palicy reflects our commitment to acting ethically and with integrity in all our business relationships and to implementing and enforcing
effective systems and controls to ensure slavery and human trafﬁckmg is not taking place anywhere in our supplg chains. Our policy is published in full
on our website.

Auditor .
In accordance with Section 489 of the Companies Act 2006, a resolutlon for the re-appointment of KPMG LLP as auditor of the Company is to be proposed
atthe forthcommgAnnuaI General Meeting.

Disclosure of information to auditor

The Directors who held office at the date of approval of this Directors’ Report confirm that, so far as theg are each aware, there is no relevant audit
information of which the Company’s auditor is unaware; and each Director has taken all the steps that he/ she ought to have taken as a Director to make
himself/ herself aware of any relevant audit information and to establish that the Company’s auditors is aware of that information. :

This confirmation is given and should be interpreted in accordance with s418 ofthe Companies Act 2006.
Approved by the Board of Directors and signed on behalf of the Board

0\Beo o

Shauna Beavis
Company Secretary

8 June 2020
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Statement of Directors’' Responsibilities

Directors’ responsibilities

The Directors are responsible for preparing the Annual Report and the
Group and Parent Company financial statements in accordance with
applicable laws and regulations. '

. Company law requires the Directors to prepare Group and parent Company
financial statements for each financial year. Under that faw they are
required to prepare the Group financial statements in accordance with
International Financial Reporting Standards as adopted by the European
Union (IFRSs as-adopted by the EU} and applicable law and have elected to
prepare the parent Company financial statements in accordance with UK
accounting standards, including FRS 101 Reduced Disclosure Framework.

Under éompang law the Directors must not approve the financial
statements unless they are satisfied that they give a true and fair view of
‘the state of affairs of the Group and parent Company and of their profit or
loss for that period. In preparing each of the Group and parent Company
financial statements, the Directors are required to:

®  select suitable accounting policies-and then apply them consistently;

B make judgements and es;imates that are reasonable, relevant, reliable
and prudent; . '

u  for the Group financial statements, state whethertheg have been
prepared in accordance with IFRSs as adopted by the EU;

= forthe parent Company financial statements, state whether applicable
UK accounting standards have been followed, subject to any material
departures disclosed and explained in the parent Cumpang financial
statements; o s

® ' assess the Group and parent Compang’s ability to continue as a going
concern, disclosing, as applicable, matters related to going concern;
and . "

= use the going concern basis of accounting unless they either intend to
liquidate the Group or the parent Company or ta cease operations, or
have no realistic alternative but to do so. o

The Birectors are responsible for keeping adequate accounting records

* that are Sufficient to show and explain the parent Company's transactions
and disclose with reasonable accuracy at any time the financial position
of the parent Company and enable them to ensure that its financial
statements comply with the Companies Act 2006. They are responsible
for such internal control as they determine is necessary to enable the
prepamiion of financial statements that are free from material
misstatement, whether due to fraud or error, and have general
responsibility for taking-such steps as are reasonably open to them to
safeguard the assets of the Group and to prevem and.detect fraud and

- otherirregularities.

Under épplicable law and regulations, the Directors are also responsible for
preparing a Strategic Report, Directors’ Report, Directors’ Remuheration
Report and Corporate Governance Statement that complles with that law
and those regulatlons

The Directors are responsible for the maintenance and integrity of the
corporate and financial information included on the Company's website.
Legis]a(ion in the UK governing the preparation and dissemination of
financial statements may differ from legislation in other jurisdictions.

'

Responslpumf statement of the Directors in respect of the
annual financial report

We confirm that to the best of our knowledge:

= the financial statements, prepared in accordance with the applicable
set of accounting standards, give a true and fair view of the assets,
liabilities, financial position and profit or loss of the Compang and the
undertakings included in the consolidation taken as a whole; and

8 the strategic report includes a fair review of the development and -
performance of the business and the position of the issuer and
the undertakings included in the consolidation taken as a whole,
together with a description of the principal risks and uncertainties
that they face.

We consider the annual report and accounts, taken as a whole, is falr
balanced and understandable and provndes the information necessarg for
shareholders to assess the Group's position and performance business
model and strategy.

This responsibilitg statement was approved by the Board of Directors on
8 June 2020 and is signed on its behalf by:

Pt Ml

James Gibson John Trotman
Chief Executive Officer ~ Chief Financial Officer
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f Independent Audiior"s Report to thé: Members of Big Yellow Group- PLC

1. Our opinion is unmodified 2. Emphasis of matter - uncertain valucuon

We have audited the financial statements of Big Yellow Group PLC
(“the Company”) for the year ended 31 March 2020 which comprise
the Consolidated Statement of Comprehensive Income, Consolidated
Balance Sheet, Consalidated Statement of Changes in Equity,

* Consolidated Cash Flow Staterrient, Company Balance Sheet,
Company Statement of Changes in Equity and the related notes,
including the accounting policies in notes 2 and 29.

In oul" opinion:

" the financial statements give a true and fair view of the state .
of the Group's and of the parent Company’s affairs as at
1 March 2020 and of the Group's profit for the year then ended;
= the Group financial statements have been properly prepared in
“accordance with International Financial Repomng Standards as
adopted by the European Union;
® the parent Company financial statements have been properly

prepared in accordance with UK accounting standards, including

FRS 101 Reduced Disclosure Framework; 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.

- Basis for opinion

We conducted our audit in accordance with International Standards on
Auditing {UK) (“ISAs (UK)") and applicable law. Our responsibilities are
described below. We believe that the audit evidence we have obtained
is a sufficient and appropriate basis for our opinion. Qur audit opinion
is consistent with our report to'the audit committee.

We were first appointed as auditor by the sharehoiders on 20 July
2017. The period of total uninterrupted engagement is for the three
financial years ended 31 March 2020. We have fulfilled our ethical
responsibilities under, and we remain independent of the Group in
accordance with, UK ethical requirements including the FRC Ethical
Standard as applied to listed public interest entities. No non-audit
services prohibited by that standard were provided.

of investment property -

We draw attention to note 15 to the cdnsolidated financial statements
which states that the independent external valuations of investment
properties at the reporting date are reported on the basis of ‘material
valuation uncertainty’ due to the potentia! economic effect of the
coronavirus pandemic. Consequently, more subjectivity is associated
with the valuation of investment property than would normally be the
case. Qur opinion is not modified in respect of this matter.

We identified the valuation of investment propertg asakey audit
matter (see sectlon 3 ofth|s report).

Overview

Materiality:
Group financial
statements as a whole

£12m (2019: £10.5m)
0.74% (2019: 0.69%)
of Total Assets

Coverage 100% (2019:100%) of Total Assets

Key audit matters ) . vs 2019

Valuation of Ihyestment Property, A
including Investment Property-
Under Construction

Recurring risks

The impact of uncertainties <
‘consequent upon the UK's

departure from the.European

Union on ouraudit

Parent Company: Amounts <>
owed by Group Undertakings

Key audit matters: mcludmg owr assessmem

of risks ot material misstatement

Key audit matters are those matters that, in our professional
judgment, were of most significance in the audit of the financial
statements and include the most significant assessed risks of
material misstatement (whether or not due to fraud) identified

" by us, 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. We summarise below the key
audit matters (unchanged from 2019] in arriving at our audit opinion
above, together with our key audit procedures to address those
matters and, as required for public interest entities, our results from .,
those procedures. These matters were addressed, and our results are
based on procedures undertaken, in the context of, and solelg for the
purpose of, our audit of the financial statements as a whole, and in
forming our opinion thereon, and conséquenﬂg are incidental to that
opinion, and we do not provide a separate opinion on these matters.
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lndependent Audltor’s Report to the Members of Big Yellow Group PI.C

(conhnued)

3. Key audit matters: lnéludmg our assessment of risks of material misstatement (continued)

The risk

Our response

Valuation of
Investment Property,
including Investment
Property under
Construction

Investment
Property £1,385.1m
(2019: £1,354.4m)

Investment Property
Under Construction
£136.3m (2019:
£91.1m)

. Refer to page 95
{Audit Committee
Report), note 2

* {accounting policy)
and note 15
(financial
disclosures).

Subjective valuation:

Investment property valuation is subjective
and inherently judgmental in nature.

Investment property fair values-are calculated
using actual and subjective assumptions
inputs such as store occupancy, net rent

per square foot, discount rates and exit .
capitalisation rates. For investment property
under construction additional estimates
include expected costs-to'complete and

the risk of not obtaini'ng planning permission

.for non-consented sites.

The Group employs external valuers to
apply professional judgment concerning
market conditions and factors impacting
individual properties.

The impact of the coronavirus pandemic in
2020 has meant that the external valuations:
have been reported on the basis of a “material
valuation uncertainty” and as such less
certainty, and a higher degree of caution,
should be placed on the external valuation.

The effect of these matters is that, as part

of our risk assessment, we determined that
the valuation of investment properties has a
high degree of estimation uncertainty, with
apotential énge of reasonable outcomes
greater than gur materiality for the financial
statements as a whole, and possibly many . -

- times that'amopnt.

Disclosure quality:-

The financial statements (note 15) disclose
the sensitivity estimated by the Group.

The Directors’ assessment of the extent
of the disclosure is based on an evaluation
of the inherent risks to the valuation,

" including the possible economic effect

of the coronavirus pandemic.

The risk for our audit is whether or not those
disclosures adequately address the

uncena'i nties within the valuation, and if so,
whether those uncertainties are fundamental
to the users’ understanding of the financial
statements. If so, we draw attention to the
disclosure in our audit report by the inclusion

. of an “emphasis of matter” paragraph.

Our procedures included: -

-m- Assessing valuers credentials: We assessed the external valuers

qualifications and expenise‘am;l read their terms of engagement with
the Group to determinie whether there were any matters that might
have affected their independence and objectivity or may have
imposed scope limitations upon their work.

= Methodology choice: We read the external valuation reports which
cover 100% df,the investment properties and assessed whether the
valuation approach was in accordance with RICS standards and
suitable for use in determining the value for the purpose of the
financial statements. o .

= Personnel interview: We met with the external valuer and the audit
committee chairman with our own internal real estate specialist to
discuss the valuation process, key assumptions such as occupancy,
capitalisation and discount rates, and the rationale behind the more
significant or unusual valuation movements during the year.

" Oursector experience: We used our knowledge of the entity, our

. experience of the real estate industry and observed industry norms

when assessing the key assumptions and the significant or unusual
valuation movements and for investment property under construction
we considered the judgment made by the Directors and external
valuers for planning risk for non-consented sites.

'@ Data provided to the valuer: We performed property visits and tested

the current and historical accuracy of information used to generate
key inputs to the valuation such as maximum lettable area, store
occupancy and nét rental income by physically inspecting a sample
of storage units and read a sample of customer storage licence
agreements. :

® Independent re-performance: Using our own internally produced

" model and the external valuer and management’s inputs we assessed
the reasonableness of valuation as produced by the external valuer.

= Tests of detail: For investment property under construction we )
checked that the'suppuning information for canstruction contracts
and budgets, which was also supplied to the valuer,‘was co'nsistgnt
with the Group's records for example by inspecting original

_construction cost reports. We also obtained evidence that

planning permission had been obtained for development sites.

®  Assessing transparency: Assessing whether the group's disclosures
about the sensitivity of the valuation of investment properties to
changes in key assumptions adequately reflected the related risks,
particularly as regards the material uncertainty reported by the
external valuers. '

Our results

We found the valuation of investment properties and the disclosure of the
associated level of uncertainty to be acceptable (2019 result: acceptable).

We have included an emphasis of matter in respect of the material
uncertainty in the valuation in secnon 2 of this report (2019 no emphasis
of matter}.-
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3. Eey qudit matters: including our assessment of risks of material misstatement (continued)

The risk

Our response

The impact of
uncertainties due
to the UK exiting the
European Union on
our audit Refer to page
38 (principal risks),
page 41 [viability -
statement), page 95
(Audit Committee
Report), note 2
(accounting policy)
and page 132
(financial
disclosures).

Unprecedented levels of uncertainty -

All audits assess and challenge the
reasonableness of estimates, in particular

as described in Valuation of Investment
Property, including Investment Property
under Construction, and related disclosures
and the appropriateness of the going concern
basis of preparation of the financial
statements (see below). All of these depend

" .on assessments of the future economic

environment and the Group's future
prospects and performance.

In addition, we are required to consider the
other information presented in the Annual
Report including the principal risks
disclosure and the viability statement

and to consider the directors’ statement that
the annual report and financial statements
taken as a whole is fair, balanced and
understandable and provides the information
necessérg for shareholders to assess the
Group's position and performance,-business
model and strategy.

Brexit is one of the most significant economic
events for the UK and its effects are subject
to unprecedented levels of uncertainty of

" consequences, with the full range of possible

effects unknown.

We developed a standardised firm-wide approach to the consideration of
the uncertainties arising from Brexit in planning and performing our audits.
Our procedures included: '

. = QurBrexit knowledge — We considered the Directors’ assessment

of Brexit-related sources of risk for the Group's business and financial
resources comparéd with our own understanding of the risks. We
considered the Directors’ plans to take action to mitigate the risks. °

= Sensitivity analysis — When addressing Valuation of Investment
Property, including Investment Property under Construction, and,
other areas that depend on forecasts, we comparé the Directors’
analysis to our assessment of the full range of reasonably possible
scenarios resulting from Brexit uncertainty and, where forecast
cash flows are required to be discounted, considered adjustments
to discount rates for the level of remaining uncertainty.

" Assessing transparency — As well as assessing individual
disclosures as part of our procedures on Valuation of Investment
Property, including Inves}tmen{ Property under Construction, we-
considered all of the Brexit related disclosures together, including
those in the strategic report, comparing the overall picture against =
the understanding of the risks. ’

Ourresults

As reported under Valuation of Investment Property, including Investment
Property under Construction, we found the resulting estimates and related
disclosures of Valuation of Investment Property,including Investment
Property under Construction to be acceptable.

However, no audit should be éxpected to predict the unknowable factors
or all possible future implications for a company and this is particularly
the.case in relation to Brexit.

Amounts owed by
Group Undertakings
(Parent Company.
only)

£568.6m
(2019: £593.1m)

Refer to note 2 .
(accounting policy)
and note 31

{financial
disclosures).

Low risk, high value:

The carrying amount of the intra-group debtor:
balance represents 95% (2019: 96%) of the
Company's total assets at 31 March 2020.

Their recoverability is not at a high risk of
significant misstatement or subject to
significant judgment. However, due to their
materiality in the context of the Company
financial statements, this is considered

to be the area that had the greatest effect -
on our overall parent Company audit.

Our procedures included:

= Test of details: We assessed 100% of Group debtors to identify, with
reference to the relevant debtor’s financial statements/draft balance
sheet, whether they have a positive net asset value and therefore
coverage of the debt owed, as well as assessing whether those
subsidiary companies have historically been profit-making.

®  Assessing subsidiary audits: We assessed the results of the work

performed on the subsidiary audits, including assessing the liquidity
of the assets and therefore the ability of the subsidiaries to fund the
repayment of the receivable.

Our results

We found the Company’s assessment that the carrying amount of the
Group debtor balance is recoverable to be acceptable (2019: acceptable).
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lndependent Audltor s Report 1o the Members of Big: Yellow Group PLC

(continued)

- 4, Our application of mutenumy and an overvlew ; .
of the scope of our audit )

Materiality for the Group financial statements as a whole was set
at £12m (2019: £10.5m), determined with reference to a benchmark
of total assets [of which it represents 0.74% (2019: 0.69%)).

In addition, we applied materiality of £3.2m (2019: £3.25m) to all -
balances and classes of transactions impacting adjusted profit before .
tax (as reconciled to profit before tax in note 10 of the financial
statements) for which we believe misstatements of lesser amounts
than materiality for the financial statements as a whole could be
reasonably expected to influence the‘compang's members’ . .
assessment of the financial performance of the Group. . o

Materiality forthe_ parent company financial statements as a whole
was set at £5.4m (2019: £4.8m), determined with referencetoa | Group Revenue
benchmark of total assets, of which it represents 0.91% (2019: 0.78%).

‘We agreed to report to the Audit Committee any corrected or
uncorrected identified misstatements exceeding £600,000 (2019:
£525,000) and those relating only to Balance Sheet classifications
exceeding £3.0m (2019: £2.0m), in addition to other identified
misstatements that warranted reporting on qualitative grounds.

0f the Group's 22 (2019: 19) components, we subjécted six
(2019: six] to full scope audits for Group purposes. These Group
procedures covered 100% {2019: 100%) of total Group revenue; 100%
(2019: 100%) of the total profits and losses that made up grdup profit
" before tax; and 100% (2019:100%) of total Group assets.
’ Total profits and losses that

The work on all the components, including (hg audit of the parent made up group profit before tax

. Company, was performed by the Group team.

The Group team used companent materialities, which ranged from A
‘£0.6m to £7.2m (2019: £0.5m to £7.9m), having regard to the
mix of size and risk profile of the Group acrass the components.

The Group team performed proce_dures on the items excluded from
adjusted group profit before tax.

Group total assets
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5. We have nothing to report on going concern’

The Directors have prepared the financial statements on the going

| concern basis as they do not intend to liquidate the Company or the

. Group or to cease their operations, and as they have concluded that
the Company'’s and the Group's financial position means that this is
realistic. They have also concluded that there are no material
uncertainties that could have cast significant doubt over their ability
to continue as a gaing cancern for at least a year from the date of
approval of the financial statements {“the going concern period”).

Our responsibility is to conclude on the appropriateness of the
Directors’ conclusions and, had there been a material uncertainty

related to going concern, to make reference to that in this audit report.

However, as we cannot predict all future events or conditions and
as subsequent events may result in outcomes that are inconsistent

" with judgments that were reasonable at the time they were made,
the absence of reference to a material uncertainty in this auditor’s
report is not a guarantee that‘th.e Group and the Company will
continue in operation. )

In our evaluation of the Directors’ conclusions, we considered the
inherent risks to the Group’s and Company’s business model and
_analysed how those risks might affect the Group’s and Company's
financial resources or ability to continue operations over the going
concern period. The risks that we considered most likely to adversely
affect the Group’s and Company’s available financial resources over
this period were : '

u_ The impact of economic uncertainty on the Group’s
occupancy rates.

As these were risks that could potentially cast significant doubt
on the Group's and the Company’s ability to continue as a going
concern, we considered sensitivities over the level of available
financial resources indicated by the Group’s financial forecasts taking
account of reasonably possible {but not unrealistic) adverse effects
that could arise from these risks individually and collectively and
evaluated the achievability of the actions the Directors consider
they would take to improve the position should the risks materialise.
We also considered less predidable but realistic second order
impacts, such as the erasion of customer confidence arising

from the impact of Brexit or Covid-19.

Based on this work, we are required to report to you if:

®  we have anything material to add or.draw attention to in relation

" tothe Directors’ statement in note 2 to the financial statements
on the use of the going concern basis of accounting with no
material uncertainties that may cast significant doubt over the
Group and Company’s use of that basis fora beriod of at least

. twelve months from the date of approval of the financial -

statements; or '

" the related statement under the Listing Rules set out on page 41
is materially inconsistent with our audit knowledge.

We have nothing to report in these respects, and we did not identify
going concern as a key audit matter.
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- 6. We have notmng to report on the other information

in the Annual Report

- The Directors are responsible for the other information presénted in

the Annual Report together with the financial statements. Our opinion

on the financial statements does not cover the other information and,
accordingly, we do not express an audit opinion or, except as explicitly
stated below, any form of assurance conclusion thereon. ’

. Our responsibility is to read the other information and, in doing so, )

consider whether, based on our financial statements audit work,

the information therein is materially misstated or inconsistent with .
the financial statements or our audit knowledge. Based solely on
that work we have not identified material misstatements in the
other information,

Strategic report and Directors’ report
Based solely on our work on the other information:

®  we have not identified material misstatements in the strateglc
report and the Directors’ report;

® _ in our opinion the information given in those repor'ts forthe

" financial year is consistent with the financial statements; and

® inouropinion those reports have been preparedin accordance
with the Companies Act 2006.

Directors’ remuneration report

In our opinion the part of the Directors’ Remuneration Report to be
audited has been properly prepared in accordance with the Companies
Act 2006.

Disclosures of emerging and principal risks
and longer-term viability

Based on the knowledge we acquired durlng our financial
statements audit, we have nothing material to add or draw’
attention to in relation to:

" the Directors’ confirmation within the Viability Statementon -
_page 41 that they have carried out a robust assessment of the
emerging and principal risks facing the Group, including those
that would threaten its business model, future performance
solvency and liquidity;
® the Principal Risks disclosures descnbmgthese risks and
explaining how they are being managed and mitigated; and
‘s the Directors’ explanation in the Viability Statement of how they
* have assessed the prospects of the Group, over what period
they have done so and why they considered that period to
be appropriate, and their statement as to whether they have
areasonable expectation that the Group will be able to continue
in operation and meet its liabilities as they fall due over the period
of their assessment, including any related disclosures drawing
attention to any necessary qualifications or assumptions.
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Independent Audltor s Report to the Members of Big Yellow Group PLC

(continued)

6. We have nothing to report on the other information
in the Annual Report (continued) )

Under the Listing Rules we are required to review the Viability
.Statement. We have nothing to report in this respect.

Our work is limited to assessingthesé matters in the context

of only the knowledge acquired during our financial statements
audit. As we cannot predict all future events or conditions and as,
subsequent events may result in outcomes that are inconsistent
with judgments that were reasonable at the time they were made,
the absence of anything to report on these statements is not a
guarantee as 1o the Group's and Company’s longer-term viability.

Corporate governance disclosures
We are requ:red to report to you if:

®  we have identified material lnconSnstenaes between the
kriowledge we acquired during our financial statements audit and
the Directors’ statement that they consider that the annual report

 and financial statements taken as a whole is fair, balanced and

understandable and provides the information necessary for
shareholders to assess the Group’s position and performance,
business model and strategy; or

" the section of the annual report describing the work of the Audit
Committee does not appropriately address matters
communicated by us to the Audit Committee. *

We are required to report to you if the Corporate Governance
Statement does riot properly disclose a departure from the eleven
provisioris of the UK Corporate Governance Code specified by the
Listing Rules for our review. : )

We have nothing to report in these respects.

7. We have nothing to report on the other matters on
which we are required to report by exception.
* Under the Companies Act 2006, we are requnred to report to you if,.
inour oplnlon

®  adequate accoumlng records have not been kept by the parent
Company, or returns adequate for our audit have not been
received from branches not visited by us; or

8 the parent Company flnanaal statements and the part

' _of the Directors’ Remuneration Report to be audited are not y

in agreement with the accounting records and returns; or

®  certain disclosures of Directors' remuneration specified )
by law are not made; or

= we have not received all the information and explananons
we require for our audit.

- We have notﬁingto report in these respects.

8.

Respective responsibilities

Directors’ responsibilities

As explained more fully in their statement set out on page 102,

the Directors are responsible for: the preparation of the financial
statements including being satisfied that they give a true and fair
view; such internal control as they determine js necessary to enable
the preparation of financial statements that are free from material
misstatement, whether due to fraud or error; assessing the Group and.
parent Company's ability to continue as a going concern, disclosing,
as applicable, matters related to going concern; and using the geing
concern basis of accounting unless they either intend to liquidate the
Group or the parent Company or to cease operations, or have no

* realistic alternative but to do so.

Auditor’s responsibilities

Our objectives are to obtain reasonable assurance about whether the
financial Statements as a whole are freeAfrom material misstatement,
whether due to fraud or other irregularities (see below), or error,

and to issue our opinion in an auditor’s report. Reasonable assurance
is a high level of assurance, but does not guarantee that an audit
conducted in accordance with ISAs (UK) will always detect a material
misstatemnent when it exists. Misstatements can arise from fraud, )
other irregularities or error and are considered material if, individually .
or in aggregate, they could reasonably be expected to influence the
economic decisions of users taken on'the basns of the financial
statements.

A fuller description of our responsibilities is provided on the FRC's
website at www.frc.org.uk/auditorsresponsibilities.

‘regularities - ability to detect

We identified areas of laws and regulations that could reasonably

be expected to have a material effect on the financial statements
from our general commercial and sector experience, through
discussion with the Directors and other management (as 1 reqmred

by auditing standards ), and from inspection of the Group's regulatory
and’legal correspondence and discussed with the Directors and other
management the policies and procedures regarding compliance

with laws and regulations. We communicated identified laws and

’ regulations throughout our team and remained alert to any indications

of non-compliance throughout the audit.

The potential effect of‘t‘hese laws and regulations on the financial
statements varies considerably.
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8. Respective responsibilities (continued)

Firstly, the Group is subject to laws and regulations that directly
affect the financial statements including financial reporting legislation
(including related companies legislationi), distributable profits
legislation, REIT legislation and taxation legislation; and we assessed
the extent of compllance with these laws and regulations as part of
our procedurés on the related financial statement items.

Secondly, the Group is subject to many other laws and regulations
-where the consequences of non-compliance could have a material
effect on amounts or disclosures in the financial statements, for
instance through the imposition of fines or litigation. We identified
the following areas as those most likely to have such an effect:

health and safetg, anti-bribery, employment law, and certain-

aspects of company legislation recognising the financial nature

of the Company’s activities and its legal form. Auditing standards limit
the required audit procedures to identify non-compliance with theése
laws and regulations to enqhirg of the directors and inspection of
regulatory and legal correspondence, if any. These limited procedures
did not identify actual or suspected non-compliance.

Owing to the inherent limitations of an audit, there is an uhavoidable

. risk that we may not have detected some material misstatements in
the financial statements, even though we have properly planned and
performed our audit in accordance with auditing standards. For
example,fhe further removed non-compliance with laws and
regulations (irregularities) is from the events and transactions -
reﬂec‘egi in the financial statements, the less likely the inherently

" limited procedures required by auditing standards would identify it.
In addition, as with any audit, there remained a higher risk of
non-detection of irregularities, as these may involve collusion,
forgery, intentional omissions, misrepresentations, or the

" override of internal controls. We are not responsible for preventing
non-compliance and cannot be expected to detect non- compllance
with aII laws and regulations.
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9. The purpose of our audit work and to whom we owe |

our responsibilities

This report is made solely to the Company’s members, as a body,

in accordance with Chapter 3 of Part 16 of the Companies Act 2006.
Our audit work has been undertaken so that we might state to the
Compang 's members those matters we are reqmred to state to them

" inan auditor’s report and for no other purpose. To the fullest extent

permitted by law, we do not accept or assume responsibility to anyone
other than the Company and the Company’s members, as a body,

- for our audit work. far this report, or for the opinions we have formed.

/
Steve Masters [Seniof Statutory Auditor)
for and on behalf of KPMG LLP Statutory Auditor
Chartered Accountants

_ 2 Forbury Place, 33 Forbury Road, Readung, RG1 3JH

8 June 2020
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Finoncial Statements

Consolidated Statement of COmprehenswe Income

) Year ended 31 March 2020

2020 2019 -
, Note £000 - £000
Revenue T - s : 3 129313 125414
Cost of sales : ) ) : : ' (38,873) (38,145)
. - Gross profit S : . . . . ' 90,440 87,269
. Administrative expenses . ) ’ i S {10,462) ~ (10,607).
Operating profit before gains en property assets T ' o . 79,978 76,662
Gain on the revaluation of investment properties o : 143,15 23,193 58,898 -
.Gain on disposal of investment property : : . o 14a - 5T -
'Operating profit L . A o 103,228 135,560
Share of profit'of associates - ) oo . 14d 856 2,327
‘Investment income — interest receivable ’ ' 7 14 = . 167
Finance costs — interest payable : 8 (9,843) (10,076)
- fair value movement on derivatives 8 ~.(908) (1,123). .
Profit before taxation . o . ' 93,447 126,855
Taxation ) . 9 (871) (355)
Profit for the year (attributable to equity shareholders) . P ‘ 5 92,576 - 126,500
Total comprehensive income for the year (attrittutable to equity shareholders) . ’ . 92,576 126,500
Basic earnings per share o . _ ) a 12 55.8p 78.3p
Diluted earnings per share - _‘ ' 12 ~ 55.6p 78.0p

EPRA earnings per share are shown in Note 12.
All nems in the statement of comprehensnve income relate to contmumg operatlons

The accompanying notes form part of the financial statements
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Consolidated Balance Sheet'_

Year ended 31 March 2020

111

2020 2019
Note £000 £000
.Noh-current assets .
Investment property 14a 1,385,120 1,354,430 -
'I_nvestment property under construction 14a ' 136,299 91,115
Right-of-use assets 14a 17,829 18,774
Plant, equipment and owner-occupied property 14b 4,008 2,939
Intangible assets 14c 1,433 1,433
Investment in associates - 14d 11,260 11,083
" Capital Goods Scheme receivable T 16 -660 1,332
" Derivative financial instruments 18¢ ~ 581
-1,556,609 1,481,657
Current assets* .
Inventories | : - 412 282
Trade and other receivables 16 7,882 20,356
Cash and cash equivalents 51,418 17,902
’ 59,712 38,540
Total assets 1,616,321 1,520,197
Current liabilities .
Trade and other payables 17 (33,446) (41,649)
Borrowings . . 19 . (2,728) {2.598) -
Obligations under lease liabilities 21 ’ (1,751) (1,625)
{37,925) (45,872)
Non-current liabilities
Derivative financial instruments . 18c. 327) -
. Borrowings ' 19 (397,007) (333,279)
Obligations under lease liabilities 21 {17,186) (17.149)
414,520)  (350,428)
Totat liabilities (452,445) (396,300}
Net assets 1,163,876 1,123,897
Equity : ,
Share capital 22 16,714 16,667
Share premium account 112,320 111,514
Reserves 1,034,842 995,716
Equity shareholders’ funds 1,163,876 1,1 23.897

The financial statements were approved by the Board of Directors and authorised for issue on 8 June 2020. They were signed on its behalf by:

James Gibson - John Trotman
. Director Director

Company Registration No. 03625199

The accompanying notes form part of the financial statements.
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Consolidated Statement of Changes m I-:qultv

Year ended 31 March 2020

Share Other non- Capital

Share premium istril . jon- . . Retained Own .

capital account reserve . reserve - earnings - shares Total
At 1 April 2019 e 16,667 111,514 74,950 < 1,795 919,990 (1,019) © 1,123,897
Total comprehensive income for the year - - - o=t 92,576 - 92,576
Issue of share: capital . 47 806 .- - - . - - 853
Dividend , - - - - (65706) - (55.706)
Credit to equity for equity- settled share . ’ . .
based payments . - . - : - . - 2,256 .= . 2,256

At 31 March 2020 16,714 112,320 74950 - 1,795 959,116 (1,019 1,163,876

. The other non-distributable reserve arose in the year ended 31 March 2015 following the placing of 14.35 million ordinary shares.

Year ended 31 March 2019

Share "Other non- Capital

Share premium distributable redemption . Retained ! Own

capital account reserve reserve © earnings shares Total
At 1 April 2018 - 15,857 . 46,362 74950 1,795 843,203 (1,019) © 981,148
Total comprehensive i income for the year . - - - - 126,500 C - 126,500.
Issue of share capital : 810 65,152 .- - - - 65,962
Dividend - - - : - - {52,058) , - {52,058)
Credit to equity for eqwty-settled share . o : .o L
-based payments : - - - . - 2845 - 2,345
At 31 March 2019 - . ' 16,667 111,514 74950 1,795 919,990 (1,019 1,123,897

The accompanying notes form part of the financial statements.
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Cohsolidated Cash Flow Statement

Year ended 31 March 2020 :

2020 2019
Note £000 2000
Cash generafed from operaiions c. : 26 85,074 82,912
Bank interest paid ’ : : . . (10,219) (9,654)
Interest on obligations under lease liabilities . . (820) . 915)
Interest received ) . : ' . 33 25
Tax paid - ' C ’ (461) - (195) -
Cash flows from operating activities E . 73615 72,173
Investing activities . . ’ ) o
Purchase of non-current assets . . . (63,748) (83,038)
Proceeds on disposal of investment property ' . 14,105 -
Receipts from Capital Goods Scheme . . o 1,226 " 1,876
Dividend received from associates 140 . 649 550
Cash flows from investing activities - . ; ’ o . '(47,768) (80,612)
Financing activities . _ ’
Issue of share capital . . o . : 853 65962 -
- Payment of lease liabilities . . ‘ (962) {1,075)
Equity dividends paid . : i 11 {55,706) (52,058)
Loan arrangement fees paid : : ) : (919) 367y
Drawing of new Aviva loan ) ’ ’ ) - 35,000 -
Increase in borrowings ' . : . . 29,403 * .7,026
Cash flows from financing activities . . . ' ' ) 7,669 4'19,488
Net increase in caéh and cash eqdivalents ) 33,516 11,049
Opening cash and cash equivalents - . ’ 17,902 6,853
Closing cash and cash equivalents ’ . ) 51,418 17,902

The accompanying notes form part of the financial statements. )
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Notes to the !‘mancuzl Statements

Year ended 31 March 2020

1.

GENERAL INPORMATION (continued)

" Big Yellow Group PLC isa Compang incorporated in the United Kingdom under the Companiées Act 2006. The address of the registered office

is 2 The Deans, Bridge Road, Bagshot, Surrey, GU19 SAT. The nature of the Group's operations and its principal activities are set outin note 4 and

- inthe Strategic Report on pages 16 to 30.

SIGNIFICANT ACCOUNTING POLICIES

Basis ot prepuratton of tinancial statements

The financial statements have been prepared in accordance with Internatlonal Financial Reporting Standards (* IFRS”] as adop(ed for use in the *
European Union in accordance with EU law (IAS regulation EC1606/2002) and those parts of the Companies Act 2006 appllcable to companies .

- reporting under IFRS, and therefore the Group financial statéments comply with Article 4 of the EU IAS Regulation.

- The financial statements are presented in Sterling, being the currency of the primary economic environment in which the Group operates. Unless

otherwise stated, figures are rounded to the nearest thousand.

The accountlng policies adopted are consistent with those of the previous financial year, exceptas descnbed inthe following sections,

Amendments to IFRSS that are mcndatortly ettecttve for the current year

In the current year, the Group has applied a number of new or amendments to existing IFRSs issued by the International Accounting Standards
Board (IASB): .

IFRS 16 Leases (see below)

Amendments to IFRSS9 | Financial Instruments :

Amendments to JAS 28 Long term interests in Associates and Joint Ventures
. Amendments to IAS 19 Emplogee Benefits

IFRIC 23 A Uncertainty over Income Tax Treatmems

New and revised IFRSs in issue but not vet effective -

At the date of authorisation of these financial statements, the Group hasnot applled the followmg new and revnsed IFRSs that have been issued but
are not yet effective:

IFRS 17 ) Insurance Contracts

Amendments to IFRS 3 _ Definition of a business .

IFRS 10 and IAS 28 Sale or Contribution of Assets between an Investor and its Associate or Joint Venture -
Amendments to IAS1 and IAS8 Definition of Materiat .

Conceptual Framework Amendments to References to the Conceptual Framework in IFRS Standards

The Directors do not expect that the adopuon of the Standards listed above will have a matenal impact on the flnanual statements ofthe Group in
future periods.

Leases

The Group's has adopted IFRS 16 (Leases] in the current year. The Group has applied the modified retrospective approach in adoptlng IFRS 16 to
operating leases. This method includes the calculated lease liabilities and right.of-use assets to be recognised in the consolidated balance sheet on’
the Group's transition date of 1 April 2019, without the requirement to restate prior periods. Under the standard, the Group also has the optlon to set’
the balance of the right-of-uSe assets, on transition, atan amount equal to the lease liabilities. This option has been taken.,
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2.. SIGNIFICANT ACCOUNTING POLICIES (continued)

Policy applicable from1 Apiril 2019

The Group recognises a right-of-use asset and a lease liability at the lease commencement date. The right-of-use asset is initially measured at cost,

which comprises the |nmal amount of the lease liability adJusted for any lease payments made at or before the commenicement date, less any lease
incentives received.

The right-of-use asset is subsequently depreciated using the straight-line method from the commencement date to the earlier of the end of the useful
life of the right-of-use asset or the end of the lease term. The estimated useful lives of right-of-use assets are determined on the same basis as those
of property and equipment. In addition, the right-of-use asset is periodically reduced by impairment losses, if any, and adjusted for certain
remeasurements of the lease Ilabnlntg '

The lease liability is initially measured at the present value of the lease payments that are not paid at the commencement date, discounted using the
interest rate implicit in the lease, or if that raté cannot be readily deterrnlned the Group's mcremental borrowing rate. Generally, the Group uses its
incremental borrowmg rate as the discount rate.

Lease pagments included in the measurement of the lease liability comprise the following:

= fixed payments, including in-substance fixed payments;
® variable lease payments that depend on an index or rate, initially measured usmg the mdex or fate at the commencement date;
'®  amounts expected to be payable under a residual value guarantee; and
" the exercise price under a purchase option that the Group is reasonably certain to exercise, lease payments in an optional renewal period if the
Group is reasonably certain to exercise an extension opnon and penalties for early teérmination of a lease unless the Group is reasonably certain
not to terminate early.

The lease liability is measured at amortised cost using the effective interest method. It is remeasured when there is a change in future lease . .
payments arising from a change in an index or rate, if there is a change in the Group’s estimate of the amount expected to be payable under a residual
value guarantee, or if the Group changes its assessment of whether it will exercise a purchase, extension or termination option. ’

. Where the lease liability is remeasured in this way, a corresponding adjustment is made to the carrying amount of the right-of-use asset, oris
recurded in profit or loss if the carrying amount of the nght of-use asset has heen reduced to zero.

Short-term leases and leases of low-value assets-
" The (Group used the following practical expedients when applying IFRS 16 to leases previously classified as operating leases under 1AS 17:

& The Group has elected not to recognise right-of-use assets and lease liabilities for short-term leases of offlce equ:pmem that have alease termof.
12 months or less and leases of low value assets including IT equipment; and :

" the Group recognises the lease payments assaciated with these leases as an expense on a straight-line basis over the lease term.

Pohcy apphcable before 1 April 2019

In the comparative period, leases were only classified as operating leases when theg did not meet the definition ofhnance Ieases Rentals payable
under these leases were charged to the statement of comprehensive income on a stralght-lme basis over the term of the relevant lease. In the event
that lease incentives were received to enter into operating leases, such incentives were recognised as a liability. The aggregate benefit of incentives
was recognised as a reduction of rental expense ona stralght line basis, except where another systematic basis was more representative of the time
pattern in which economic benefits from the leased asset were consumed.
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2. SIGNIFICANT ACCOUNTING POLICIES (continued)

lmpdcl on financial position from the adoption 6! IFRS 16:

Included within the scope, of the standard are the Group's leases for its six short leasehold stores and two long leasehold stores, on which the Group

pays rent. These leases are already disclosed on the consolidated balance sheet and a_ccour\ted for in accordance with the requirements of IFRS 16,

with the exception of one long leasehold stare where the lease has now been recognised, amounting to £253,000. The Group also has operating

leases in place on its head office and distribution warehouse. On adoption of IFRS 16, the Group recognised lease liabilities in relatlon to leases which
_had prevxouslg been classified as ‘operating leases’ under the principles of 1AS 17.

" The adoption of the standard has not |mpacted the Group's financial position-as a lessor or the accounting for the rental income from the Group’s
investment properties. The standard requires lessees to recognise, for each lease, a right-of-use asset and related lehse liability representing the

obligation to make lease payments. Interest expense on the lease liability and depreciation on the nght-of use assetis recognlsed inthe consolldated
statement of comprehensive income.

When measuring lease liabilities for leases that were classified as operanng Ieases, the Group discounted Iease payments using its incremental
borrowing rate [calculated as the swap rate for the remaining length of lease plus the Group’s weighted average margin on its debt.instruments)
at 1 April 2019. The weighted-average rate applied is 2.9%.

The Group leases a number of properties for use as self storage centres. These leases were classified as finance leases under IAS 17.

The reconciliation of the balance sheet movement is shown in the table below: -

IFRS 16

Pre-{ransi\ion Adoption at Post-transition

~ 1April2019 1 April 2019 1 April 2019

Balance sheet caption . . . . £000 £000 £000
Interest in leasehold properties (asset) o L ) ' ‘18,774 253 19,027
Property plant and equipment (asset) o . : - 872 . ) 872
Obligations under lease liabilities (current) 0 L (1,625  (126) (1,751)
Obligations under lease liabilities {non-current) ) (17,149) ] (999) (18,148)

The Group has presémed two right-of-use assets as property, plant and equipment as they do not meet the definition of investment property.

The standard changes the allocation of lease pagments over the Iength of the lease, resulting in the rental payments being more front ended in the
statement of comprehensive income. Adjusted profit after tax reduced by £0.3 million and EPRA earnlngs per share reduced by 0.2 penceasa result
of the adoption of IFRS 16 for the year ended 31 March 2020. :

There are no other Standards or Interpre\atlons yet to be effective that would be expected to have a matérial impact on the flnancual statements of the
Group. :

Basis of accounting

The financial statements have been prepared on the historical cost basis, extept for the revaluation of investment properties and derivative financial
_instruments. Historical cost is generally based on the fair value of the consideration guven in exchange for the assets. The pnncupal accounting policies
adopted, which have been applied consistently to the results, other gams and losses, assets, liabilities and cash flows of entities included in the
consohdated financial statements in the current and preceding year, are set out below:
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SIGNIFICANT ACCOUNTING POLICIES (continued)

Going concem

Areview of the Group's business activities, together with the factors likely to affect its future development performance and position are set out in
the Strategic Report. The financial position of the Group, its cash flows, liquidity position and borrowing facilities are shown in the balance sheet, cash

. flow-statement and accompanying notes in the financial statements. Further information concerning the Grdup's objectives, policies and processes

for managing its capital; its financial risk management objectives;-details of its financial instruments and hedging activities; and its exposures to
credit risk and liquidity risk can be found in this Report and in the notes to the financial statements.

The Group issued 8.3 million shares in April 2020 by way of a placing, raising £79.9 million (net of expenses). At 8 June 2020 the Group had available
liquidity of £162 million, from a combination of cash and undrawn bank debt facilities. The Group is cash generative and for the year ended 31 March

2020, had operational cash flow of £73.6 million, with capital commitments at the balance sheet date of £10 million.

The Directors have prepared cash flow forecasts for a period of 18 months from the date of approval of these financial statements, taking into account
the Group’s operating plan and budget for the year ending 31 March 2021 and projections contained in the longer-term business plan which cover the
period to March 2024. After reviewing these-projected cash flows together with the Group’s and Company's cash balances, borrowing facilities and
covenant requirements, and potential property valuation movements over that period, the Directors believe that, taking account of severe but
plausible downsides, the Group and Company will have sufficient funds to meet their liabilities as they fall due for that period.

In making their assessment, the Directors have carefully considered the outlook for the Group's trading performance and cash flows as aresult of the
economic shock brought on by the Covid-19 pandemic, taking into account the trading performance of the Group from the onset of the pandemic to
the date of these financial statements. The Directors have also taken into account the performance of the business during the Global Financial Crisis.
The Directors modelled a number of different scenarios, including material reductions in the Group’s occupancy rates and property valuations, and
assessed the impact of these scenarios against.the Group's liquidity and the Group's banking covenants. The scenarios considered did not lead to

~ breaching any of the banking covenants, and the, Group retained sufficient liquidity to meet its financial obligations as they fall due.

Consequently, the Directors continue to adopt the going concern basis in preparing the financial statements.

Basis of consolidation ]
The consolidated financial statements incorporate the financial statements of the Company and entities controlled by the Company made up to 31

‘March each year. Controlis achieved where the Compang has the power to direct the relevant activities of an investee entutg s0 as to obtain benefits

from its activities.

The Group consolidates the financial results and balance sheets of Big Yellow Group PLC and all of its subsidiaries at the year end using acquisition
accounting principles. All intra-group transactions, balances, income and expenses are eliminated on consolidation. Where necessary, adjustments
are made to the financial statements of subsidiaries to bring the accounting policies used into line with those used by the Group. The results of
subsidiaries acquired or disposed of during the year are included in the statement of comprehenswe income from the effective date of acquisition or
up to the effective date of disposal, as appropriate.

The acquisition of subsidiaries is accounted for usingthe acquisition method. The cost of the acquisition is measured at the aggrégate of the fair
values, at the date of exchange, of assets given, liabilities incurred or assumed, and equity instruments issued by the Group in exchange for control of

" the acquiree. Any costs directly attributable to the business combination are recognised in the statement of comprehensive income. The acquiree’s

identifiable assets, liabilities and contingent liabilities that meet the conditions for recognition under IFRS 3 are recognised at their fair value at the
acquisition date, except for non-current assets (or disposal groups] that are classified as held for sale in accordance with IFRS.S Non-Current Assets
Held for Sale and Discontinued Operations, which are recognised and measured at the lower of their carrying amount and fair value less costs to sell
[excludlng investment property wh|ch is measured at fair value).

Goodwill

Goodwill arising on acquisition is recognisea as an asset and initially measured at cost, being the excess of the cost of the business combination over
the Group's interest in the net fair value of the identifiable assets, liabilities and contingent liabilities recognised. If, after reassessment, the Group's”
interest in the net fair value of the acquiree’s identifiable assets, liabilities and contingent liabilities exceeds the cost of the business combination, the .
excess is recognised immediately in the statement of comprehensive income. Goodwill is reviewed for impairment at least annuallg Any |mpa|rment
is recogmsed immediately in the statement of comprehensive income and is not subsequently reversed.
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2. SIGNI}'ICANT ACCOUNTING POLICIES (continued)

Intangible assets -

Intangible assets acquired in a business combination and recogmsed separately from goodwill are initially recognised at their fair value at their '
acquisition date (which is tgplcallg regarded as their cost] Subsequent to their initial recognition, intangible assets with indefinite useful lives are
carried at cost less accumulated i impairment losses. Intangible assets with finite useful lives that are acquired separately are carried at cost less
accumulated amortisation and accumulated impairment losses. Amortisation is recognised on a straight line basis over their estimated useful lives.
The estimated useful life and amortisation method are rewewed at the end of each reporting period with the effect of any changes in estimate bemg
accounted foron a prospectlve basis.

Investment in associates

An associate is an entity over which the Group is in a position to exercise significant inflizence, but not control or joint control, thtough participation in
the financial and operating policy decisions of the investee. Significant influence is the power to participate in the financial and operating policy
decisions of the investee but is not control or joint control over those policies.

The results and assets and liabilities of assaciates are incorporated in these financial statements hsing the equity method of accounting except when
classified as held for sale. Investments in associates are carried in the balance sheet at cost as adjusted by post-acquisition changes in the Group's
share of the net assets of the associate, less any impairment in the value of individual investments. Losses of an associate in excess of the Group'’s
interest in that associate {which includes any long-term interests that, in substance, form part of the Groups netinvestment inthe associate) are -
recognised only to the extent that the Group has incurred legal or constructive obligations or made payments on behalf of the associate. Where
necessary, adjustments are made to the financial statements of associates to bring the accounting policies used into line with those used by the
Group. Where a Group Compang transacts with an associate of the Group, profits and losses are eliminated to the extent of the Group’s i |nterest

- inthe relevant associate. Losses mag provide evidence of an impairment of the asset transferred in which case appropriate prov:s:on is made
Afor |mpa|rment

Revenue recognttton

"Revenue represents amounts derived, from the provision of services which fall within the Group's ordlnarg activities after deduction oftrade dlscounts
‘and any applicable value added tax. Self storage income is recognised over the period for which the storage room is occupied by the customer on a

stralght line basis. The openmg offer discount of 50% off for up to 8 weeks is spread evenly overthe term ofthe discount period.
Other starage related income cumpnses

" packing material sales are recognised at the point of sale, as there is no further ongoing performance obligation beyond the point of sale; and

® insurance income which is recognised on a straight-line basis over the period a customer occupies their room. The Group recognises insurance
income as a principal, as the insurance contract is between the Group and the customer. The Group is also responsible for setting the pricing for
the sale of insurance to customers.

The Group recognises non-storage income, which is principally rental income from tenants of properties awaiting development, on a straight-line
basis over the period in which it is earned.’ ) . .

Management fees earned are recognised on a straight-line basis over the period for which the services are provided. Fees earned from associates are
recognised in full in the statement of comprehensive income through revenue with the proportionate debit shown in the share of profit of associate.
Performance fees are earned from the Group’s management contract with the Armadillo associate These fees are subject to performance thresholds
such that revenue is not recognised until the specific conditions have been met, and it is highly probable that no significant reversal of amounts
would occur.

Borrowings

Interest-bearing loans and overdrafts are measured at fair value, net of direct issue costs. Premiums payable on settlement or redemption and direct -

issue costs are accounted for on an accruals basis in the statement of comprehensive income using the effective interest rate method and are added

to the carrying value amount of the instrument to the extent that theg are not settled in the period in which they arise. Borrowmgs are subsequentlg
held at amomsed cost.
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2. SIGNIFICANT ACCOUN;I'ING POLICIES (continued)

Finance costs and income

All borrowmg costs are recognised in the statement of comprehensive income in the period in which they are incurred, unless the costs are incurred
as part of the development of a qualifying asset, when they will be capitalised. Commencement of capitalisation is the date when the Group incurs
expenditure for the qualifying asset, incurs borrowing costs and undertakes activities that are necessary to prepare the assets for their intended use
when it is probable that they will result in future economic benefits to the entity and the costs can be measured reliably. In the case of suspension of
activities during extended periods, the Group suspends capitalisation. The Group ceases capitalisation of borrowing costs when substantially all of the
activities necessary to prepare the asset for use are complete, typically when a store opens., .

Interest income is accrued on a time basis, by reference to the principal outstanding and the effective interest rate applicable, which is the rate that
exactly discounts estimated future cash receipts through the expected life of the financial asset to that asset's net carrying amount.

Debt modification .
A change in debt carried at amortised cost that is considered substantial is accounted for as an extinguishment, which means that the. original debt is
derecognised, with any gain or loss recarded in the statement of comprehensive income, and a new financial liability recorded based on the new
terms. I the change is not considered to be substantial substantial is defined as a change in the net present value of the cash flows of maore than
10%), the original debt remains on the books and there is no current statement of comprehensive income impact.

Operating profit

Operating profit i is stated after gains and losses on surplus land, movements on the revaluation of investment propemes and before the share of
. results of associates, mvestmem mcome and‘finance costs. .

Taxation

The tax expense represents the sum of the tax currentlg payable and deferred tax.

The tax currently payable is based on taxable profit for the year. Taxable profit differs from the net profit as reponed in the statement of
comprehensive income because it excludes items of income or expense that are taxable or deductible in other years and it further excludes items that
are'never taxable or deductible. The Group’s liability for current tax is calculated using tax rates that have been enacted or substantively enacted by
the balance sheet date.

Deferred tax is the tax expected to be payable or recoverable on differences between the carrglng amounts of assets and liabilities in the fmancnal
statements and the corresponding tax bases used in the computation of taxable profit, and is accounted for using the balance sheet liability method.
Deferred tax liabilities are generally recognised for taxable temporary differences and deferred tax assets are recognised to the extent that it is
probable that taxable profits will be available against which deductible temporary differences can be utilised. Such assets and liabilities are not
recognised if the temporary differences arise from goodwill or from the initial recognition (other than in a business combination) of other assets and
liabilities ina transactlon that affects neitherthe tax profit nor the accountlng profit.

Deferred tax I|ab|||t|es are recognised for taxable temporary differences arising on investments in subsidiaries and associates except where the Group
_is able to control the reversal of the temporary difference and it is probable that the temporary difference will not reverse in the foreseeable future.

The carrgmg amount of deferred tax assets is reviewed at each balance sheet date and reduced to the extent thatitis no Ionger probable that
sufficient taxable profits will be available to allow all or part-of the asset to be recovered.

Deferred tax is calculated at the tax rates substantlvelg enacted at the balance sheet date that are expected to apply in the period when the liability is
settled or the asset is realised. Deferred tax is charged or credited in the statement of comprehensive income, except when it relates to items charged
or credited dlrectlg to equity, in which case the deferred tax is also dealt with in equity.

Deferred tax assets and liabilities are offset as there is a legally enforceable right to set off current tax assets against current tax liabilities. - '
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2. SIGNIFICANT ACCOUNTING POLICIES (continued)

Plant, equipment and owner occupled property

All property, plant and equipment, not classified as investment property, is carried at historic cost less deprecnauon and any recognlsed |mpa|rment .
loss.

Depreciation is charged so as to write off the cost or valuation of assets, otherthan land and investment properties, less any residual value over their
estimated useful lives, using the stralght line method, on the following bases:

Freehold property 50 years
. Leasehold improvements "over period of the lease
Plant and machinery 10 years _
" Motor vehicles 4 years o ' .
Fixtures and fittings Syears ' C
i Computer equipment 3to 5years

The gain or loss arising on the disposal or returement of an asset is determined as the difference between the sales proceeds and the carrying
amount of the asset and is recogmsed in the statement of comprehensive income. ’

‘Investment pl_'operty

The criteria used to distinguish investment property from ovyner;oécupied property is to consider whether the property is held for rental income and/
or for capital appreciation. Where this is the case, the Group recognises these owned or leased properties as investment properties. Investment
property is initially recognised at cost and revalued at the balance sheet date to fair value as determined by professionally qualified external valuers.
In accordance with IAS 40, investment property held as a leasehold is stated gross of the recognised right-of-use liability. -

Gains or losses arising from the changes in fair value of investment property are included in the'statement of comprehensive income for the period in
which they arise. In accordance with IAS 40, as the Group uses the fair value model, no depreuatlon is provided in respect of investment properties
|nclud|ng integral plant. :

Leasehald properties are classified as investment properties and included in the balance sheet at fair value. The obligation to the lessor for the
buildings element of the leasehold is included in the balance sheet at the present value of the minimum lease payments at inception and is shown .
within note 21. Note 21 does also include leases which are not classified as investment properties. )

When the Group redevelops an existing investment property for continued future use asinvestment property, the propertg remains an investment
property measured at fair value and is not reclassified.

» lnvestment property undex COI\SIIUCHO!\

Investment property under construction is |nmallg recognlsed at costand revalued at the balance sheet date to fair value as determined by
professionally qualified external valuers.

Gains or-losses arising from the changes in fair value of investment property under construction are included in the statement of comprehensive

.i‘ncome in the period in which they arise.

Impuument ot GSSOIS

At each balance sheet date, the Group reviews the carrying amounts oflts assets [excludlng ihvestment property and derivative financial instriments
which are carried at fair value] to determine whether there is any indication that those assets have suffered an impairment loss. If any such indication
exists, the recoverable amount of the asset is estimated in order to determine the extent of the |mpa|rment loss (if ang] The recoverable amount is
the higher of an asset's net selling price and its value-in-use (i.e. the net present value of its future cash flows discounted at the Group's average
pre-tax interest rate that reflects the Borrowing costs and risk for the ass.et]. . .

Inventories

Inventories, representing the cost of packing materials, are stated at the lower of cost and net realisable value.
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SIGNIFICANT ACCOUNTING POLICIES (contlnued)

Financial instruments . - .

Financial assets and financial liabilities are recognised on the Group’s balance sheet when the Group becomes a party to the contractual provisions of

the instrument. Financial assets at fair value through profit and loss (“FVTPL’) are stated at fair value, with any gains or losses arising on re-
measurement recognised in the statement of comprehensive income. The net gain or loss  recognised in the statement of comprehensive income
incorporates any dividend or interest earned on the financial asset and is included in the ‘other gains and losses’ line item in the statement of
comprehensive income. .

A - Derivative financial instruments and hedge accounting
The Group's activities expose it pnmanlg to the financial risks of interest rates. The Group use’s interest rate swap contracts to hedge these exposures

. The Group does not use derivative financial instruments for speculative purposes. The use of financial derivatives is governed by the Group’s policies
- approved by the Board ofDlrectors The policy in respect of interest rates is to maintain a balance between ﬂeX|b|I|tg and the hedging of interest rate

risk.

Derivatives are initially recognised at fair value and are subsequently reviewed at each balance sheet date. The fair value of interest rate derivatives -
at the reporting date is determined by dlscountlngthe future cash flows usnng the forward curves at the reporting date and the credit risk inherent-in
the contract. .

Changes in the fair value of derivative financial instruments are recognlsed inthe statement of comprehensive income as they arise. The Group has

. not adopted hedge accounting.

B - Financial assets

Trade receivables and debt securities issued are initially recognised when they are originated. All other financial assets and financial liabilities are -
mmallg recognlsed when the Compang becomes a party to the contractual provisions of the i instrument.

Afinancial asset [unless it is a.trade receivable without a significant financing component] or financial liability is initially measured at fair value plus,
for an item not at FVTPL, transaction costs that are directly attributable to its acquisition or issue. A trade receivable without a significant financing
component is initially measured at the transaction price. . o :

On initial recognition, a financial asset is classified a's'measured at: amortised cost; FVOCI ~ debt investment; FVOCI — equity investment; or FVTPL. )

- Financial assets are not reclassified subsequent to their initial'recognition unless the Company changes its business model for managing financial .

assets in which case all affected financial assets are reclassified on the first day of the first reporting period following the change in the business
model.

Afinancial asset is measured at amortised cost if it meets both of the following conditions:

® - jtis held within a business model whose objective is to hold assets to collect contractual cash flows; and

= jts contractual terms give rise on specmed dates to cash flows that are solely pagments of principal and interest on the principal amount
outstanding.

Adebt investment is measured at FVOCIif it meets both of the following conditions:

® itis held within a business model whose objective is achieved by both collecting contractual cash flows and selling financial assets; and

® its contractual terms give rise on specified dates to cash flows that are solely pagments of principal and interest on the principal amount
outstanding.

Oninitial recognmon of an equity investment that is not held for trading, the Company may irrevocably elect to present subsequent changes in the
investment's fair value in OCl. This election is made on aninvestment-by-investment basis.

All financial assets not classified as measured at amortised cost or FVOCI as described above are measured at FVTPL. This includes all derivative .
financial assets.
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2. SIGNIFICANT ACCOUNTING POLICIES (continued) ‘ . .

Subsequent measurerent and gains and losses -
Financial assets at FVTPL — these assets (other than derivatives designated as hedging |nstruments] are subsequentlg measured at fair value. Net
gains and losses; including any interest or dividend income, are recognised in profit or loss.

Financial assets at amortised cost — these assets are subsequently measured at amortised cost using the effective interest method. The amortised
costis reduced by impairment losses. Interest income, foreign exchange gains and losses and impairment are recognised in profit or loss. Any gain or
loss on derecognition is recognised i in profit or loss. .

Debtinvestments at FVOC| - these assets are subsequently méasured at fair vaIue Interest income calculated using the effective |nterest method,
foreign exchange gains and losses and impairment are recognised in profit or loss. Other net gains and losses are recognised in 0CI. On derecognmon )
gains and losses accumulated in OCl are reclassified to profit or Ioss : '

Equity i investments at FVOCI - these assets are subsequently measured at fair value. Dividends are recognised as income in profit or loss unless the
dividend clearly represents a recovery of part of the cost of the investment. Other net gains and losses are recognised in OCt and are never
reclassified to profit or loss.

C - Impairment ot financial assets

Loss allowances’ for trade receivables are always measured atan amoum equal to lifetime expected credit losses [“ECLs"] When determmmg

whether the credit risk of a financial asset has increased significantly since initial recognition and when estimating ECL, the Compang considers

reasonable and supportable information that is relevant and available without undue cost or effort. This includes both quantitative and qualitative

information and analysis, based on the Company’s historical experience and informed credit assessment and including forward-looking information. .

The Company considers a financial asset to be in default when the borrower is unlikely to pay its credit obligations to the Company in full. Such assets
“have historically had immaterial levels of bad debt and consequently the Group has not recognised any impairment provision-against them.

Measurement of ECLs

" ECLs are a probability-weighted estimate of credit losses. Credit losses are measured as the present value of all cash shortfalls (l e. the difference
between the cash flows due to the entity in accordance with the contract and the cash ﬂows that the Compang expects to receive ). ECLs are
-discounted at the effective mterest rate of the financial asset.

Write-offs
The gross carrying amount of a financial asset is written off { either partially or in fult) to the extent that there is no realistic p‘ro_spect of recovery.

D - Cash and cash equivalents

Cash and cash equivalents comprises cash on hand and demand deposits, and other short-term highly liquid investments that are readily convertible
t0 a known amount ofcash and are subject to an insignificant risk of changes in value. The carrying amounts of these assets approximate to the fair
value

E- Financial liabilities and eqiity . . .
Financial instruments issued by the Compang are treated as equity only to the extent that theg meet the followmg two conditions:

a) theyinclude no contractual obligations upon the Compang to deliver cash or other fmanmal assetsorto exchange ﬂnancual assets orfmanaal
" liabilities with another party under conditions that are potentially unfavourable to the Company; and

.b)  where the instrument will or may be settled in the Company's own equity instruments, it is either a non-derivative that includes no obligation to
deliver a variable number of the Company’s own equity instruments or is a derivative that will be settled by the Company exchanging a fixed
amount of cash or other financial assets for a fixed number of its own equity instruments.

To the extent that this definition is not met, the proceeds of issue are classified as a financial liatiilitg. Where the instrument so classified takes the
legal form of the Company’s own shares, the amounts presented in these financial statements for called up share capital and share premium account
exclude amounts in relation to those shares. . ‘ '

* Financial liabilities are classified as measured at amortised cost or FVTPL. A financial liability is classified as at FVTPL if it is classified as held-for-
trading, it is a derivative or it is designated as such on initial recognition. Financial liabilities at FVTPL are measured at fair value and net gains and
losses, including any interest expense, are recognised in profit or loss. Other financial liabilities are subsequently measured at amortised cost usmg
the effective interest method. Interest expense and foreign exchange gains and losses are recogmsed in profit or loss. Ang gain or loss on
derecognition is also recognised in profit or loss.
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2. SIGNIFICANT ACCOUNTING POLICIES (continued)

Retirement beneﬂt costs

Pension costs represent contributions payable to defined contribution schemes and are charged as an expense to the statement of comprehensive
income as they fall due. The assets of the schemes are held separately from those of the Group.

Share-based pavmems

The Group issues equity-settled share-based payments ta certain employees. These are measured at fair vaIue atthe date of grant. The falr value
determined at the grant date of the share-based payment is expensed on a straight-fine basis over the vestlng penod based on the Group’s estimate
of shares that will eventuallg vest.

Fair value is measured by use of the Black-Scholes model and excludes the effect of non-market based vesting conditions. The expected life used in

the model has been adjusted, based on management’s best estimate, for the effects of non-transferability, exercise restrictions, and behavioural .
consideréxtions. At each balance sheet date, the Group revises its estimate of the number of equity instruments expected to vest as a result of the .
effect of non-market based vesting conditions. The impact of the revision of the original estimates, if any, is recovered in the statement of -
comprehensive income such that the cumulative expense reflects the revised estimate with a corresponding adjustment to equity reserves.

For cash-settled share-based payments, a liability is recognised for the goods or services acquired, measured initiallg at the fair value of the liability.
At each balance sheet date until the liability is settled, and at the date of settlement, the fair value of the liability is ‘re-measured, with any changes in
fair value recognised in'the statement of comprehensive income for the year.

Critical accounting esnma!es and ]udgemems_

In the application of the Group's accounting policies, which are described above, the Diréctors are required to make judgements, estimates and
assumptions about the carrying amounts of assets and liabilities that are.not readily apparent from other sources. The estimates and associated
assumptions are based on historical experience and other factors that are considered to be relevant. Actual resuits may differ from these estimates.

The estimates and underlying assump\ion'sbare reviewed on an ongoing basis. Revisions to'accounting estimates are recognised in the period in
which the estimate is revised if the revision affects onlg that period, orin the period of the revision and future periods if the revision affects both
current and future perlods

Estimate of fair value of Investment Properties and Investment Property under Constructlon
(critical accounting estimate)

" The Group's self storage centres and stores under development are valued using a discounted cash flow methodology which is based on projections of
net operating income. The Group employs expert external valuers, CBRE, who report on the values of the Group's stores on an annual basis. The stores

'wnhm the Armadillo Partnerships are valued by Jones Lang LaSalle. The principal assumptions underlying the estimation of the falrvalue are those
related to: stabilised occupancy levels; expected future growth in storage rents; capitalisation rates; and discount rates. A more detailed explanation
of the background and methcdologg adopted in the valuation of the Group’s investment properties is set out in note 15 to the financial statements.

J udgement of busmess combinations

The Directors assess whether the acquisition of property through the purchase of a corporate vehicle shauld be accounted for as an asset purchase or
" abusiness combination. Where the acquired corporate vehicle is an integrated set of activities and assets that is capable of being conducted and

managed to provide a return to investors, the transaction is accounted for as a business combination. Where there are no such significant items, the

transaction is treated as an asset purchase. The Directors assess when the risks and rewards associated with an acquisition or disposal have

transferred. There have been no business combinations in the year.
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‘Notes to the I-‘mcmcmt Statements (continued).

Year ended 31 March 2020

3. REVENUE

Analysis of the Group's operating revenue can be found beloQ and in the Portfolio Summary on page 22.

2020 2019
£000 £000

Open stores . ) . - . :
-Self storage income . : ) : 107,293 104,072
Insurance income . . ) ) 13,432 - 13,019
Packing materials income : i ’ : ' 2,505 2,707
Other income from storage customers ) I . ’ 1,434 1,420
Ancillary store rental income" . o B o 710 492
' 125374 121,710

*  Otherrevenue . . . .

Non-storage income . o : : 1,706 . 1,561
Management fees earned . . . C ) ‘ 2,233 2,143

Total revenue B o "129.313 125,414

Non-storage income derives principally from rental income earned from tenants of properties awaiting development,

" 4. SEGMENTAL INFORMATION

IFRS 8 requires operatmg segments to be |dent|f|ed on the'basis of internal reports about components of the Group that are regularly revuewed by the
Chief Executive to allocate resources to the segments and to assess their performance Given the nature of the Group s business, there i is one
segment, which is the provision of self storage and related services.

Revenue represents amounts derived from the provision of self storage and related services which fall wnhm the Group’s ordinary activities after
deduction of trade discounts and value added tax. The Group's net assets, revenue and profit before tax are attnbutable toone actuvntg, the provision
of self storagé and related services. These all arise in the Umted Kingdom in the current year and prior year.

5. PROFIT FOR THE YEAR .
"+ a) Profit for the vear has been arrived at after chuxgtng/(cxedtttng)

2020 2018

. ) v *Note £000 £000
Depreciation of plant, equipment and. owner-occupied property : " 14b 783 C 712
Depreciation of interest in leasehold properties R . . . "14a 1,198 1,075
Gain on the revaluation of investment property . o - ' 0 (23,193) (58,898)
Profit on disposal of investment property . .57 -
Cost of inventories recognised as an expense . ' . 1,021 © 1,057
Employee costs (see note 6) . . . 17,292 .16,910.
Operating lease rentals . ’ ‘ 5 144 -

Following the introduction of IFRS 16 the majority of the Group's operaung leases are now classified as rlght of-use liabilities, and hence are no
- longer disclosed in the operating lease rentals line above '
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‘5. PROFIT FOR THE YEAR (continued)

b) Analysis of auditor’'s remuneration:

2020 © 2019

_ £000° £000
Fees payable to the Company's auditor for the audit of the Company’s annual accounts o 198 " 188
Fess payable to the Company's auditor for the subsidiaries’ annual accounts . 28 ’ 27
Total audit fees . » 226 215
Audit related assurance services - interim review - : : 35. 33
Total non-audit fees - ‘ 4 : ' © 35 33

Fees pagable to KPMG LLP and their associates for non-audit services to the Company are not required to be disclosed because the consolidated

. financial statements are required to disclose such fees on a consolidated basis. Fees charged by KPMG LLP to the Group's associates, Armadillo
Storage Holding Company Limited and Armadillo Storage Holding Compang 2 Limited in the year amounted to £54,000 [2019 £51,000) which all
refated to statutorg financial statement audit services. .

6. EMPLOYEE COSTS

" The average monthly number of full-time equivalent employees (including Executive Directors) was:

2020 2019
. . . Number Number
Sales - ' ) : 304 292
Administration o ’ : 57 55°
361 . 347
At 31 March 2020 the total number of Group employees was 405 [2019: 395).
' 2020 2019
£000 £000
Their aggregate remuneration comprised: . B ) . . .
Wages and salaries . : ' 12,741 ) 12,009
Social security costs . . - ' : ) . 1,681 2,025
Other pension costs : . : o 614 531
Share-based payments . T ' ' 2,256 2,345
' ' 17,292 16,910

Details of Directors’ Remuneration is given on pages 71 to 92. The Directors are the only employees assessed as key management personﬁel.

7. INVESTMENT INCOME

2020 2019

£000 £000
Bank interest receivable ' o 33 - 25
Unwinding of discount on Capital Goods Scheme receivable .. 8 142

Total investment income ‘ B 114 167

125



l 2 6 ’ . ) Big Yellow Group PLC Annual Report and Acoounts 2020

'Notes to the Financial Statements contnues

Year ended 31 March 2020

8. FINANCE COSTS

2020 2019

. £000 £000
Interest on bank borrowings : . o . - 10,5679 9,926
Capitalised interest : . (1,556) (765)
Interest on obligations under lease liabilities 820 . 915
TJotal interest payable . - : - . . 9843 - 10,076
Fair value movement on derivatives ' - ) L 908 1,123
" Total finance costs : C i . . . 10,751 . 11,1997

. 9. TAXATION

The Group converted to a REIT in January 2007. As a result the Group does not pay UK corporation tax on the profits and gains from its qdalifging rental
business in the UK provided that it meets certain conditions. Non-qualifying profits and gains of the Group are subject to corporation tax as normal.
" The Group monitors its compliance with the REIT conditions. There have been no breaches of the conditions to date.

A UK corporation tax rate of 19% (effective 1 April 2020) was substantively enacted on 17 March 2020, reversing the previously enacted reduction in
the rate from 19% to 17%. This will increase the Company’s future current tax charge accordingly. Any deferred tax at 31 March 2020 has been,
calculated at 19% (2019: 17%] ' :

. 2020 2019
UK current tax . c ) £000 £000
- Current year ' . : ' ) 940 318
— Prior year T o : ' ' (69) 37

‘ ’ ' 871 . ' 355
Areconciliation of the tax charge ié shown beIoW:
2020 2019
£000 £000
Profit before tax ' 93,447 126,855

Tax charge at 19% {2019 - 19%) thereon ) . ) ' ’ 17,755 24,102
Effects of: .o v C . ’
Revaluation of investment properties ’ . ‘ (4,407) © (11,191)
Share of profit of associates - . . : ) L (163) (338)
Other permanent-differences . : {2,262) (2,230)
Profits from the tax exempt business X . {9,983) (10,025)
Current year tax charge ’ ) . 940 318
Prior year adjustment c (69) . . 37
Total tax charge . ' : 871 355

At 31 March 2020 the Group has unutilised tax losses from the non-REIT taxable business of £34.2 million [2019 £34.2 million) avallable for offset
agalnst certain types of future taxable profits. All losses can be carried forward mdeflnltelg
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10. AD.\IUSTED PROFIT
' 2020 2019 .

) ) £000 £000
Profit before tax S ’ 93,447 126,855
Gain on revaluation of investment properties - Group (23,193) . (58,898)
’ ’ - in asseciate (net of deferred tax) L o - {100) (1,605)
Change in fair value of interest rate derivatives — Group’ : ) . 908 1,123
- in associate ' o Y] (10)
- - Gain on disposal of investment property ) . : (67 . -
Adjusted profit before tax : ) . ' 70,998 - 67,465
Tax P . . . . (871) ©(355)
Adjusted profit after tax : ] : - . 70,427 67,110

Adjusted profit before tax which excludes gains and losses on the revaluation of investment properties, changes in fair value of interest rate
derivatives and net gains and losses on disposal of investment property have been disclosed as, in the Board's view, this provrdes a clearer
understanding of the Group's underlglng trading performance

- DIVIDENDS

11
. 2020 © 2019
£000 £000
Amounts recognised as distributions to equity holders in the year:- ) ..
_Final dividend for the year ended 31 March 2019 of 16.5p (2018: 15.5p) per share. . ' 27,319 24,417
Interim dividend for the year ended 31 March 2020 of 17.1p (2019: 16.7p) per share. " . 28,387 27,641
‘ o 55,706 52,058
Proposed final dividend for the year ended 31 March 2020 of 16.7p (2019: 16.5p) per share. - 29,124 27,319
Subject to approval by shareholders at the Annual General Meeting to be held on 5 August 2020 the final d|V|dend will be paid on 10 August 2020.
The ex-div date is 18 June 2020 and the record date is 19 June 2020.
. The Propertg Income Distribution (“PID”) payable for the yearis 30.6 pence per share (2018: 29.2 pence per share).
12. EARNINGS PER SHARE ) . ]
’ Year ended 31 March 2020 Yéar ended 31 March 2019

Earnings Shares Pence per Earnings Shares . Pence per
£000 million share £000 milion - share

Basic ' : . 92576 . 1658 558 126500 1615 - 783 -
Dilutive share options - 0.7 . - {0.2) .- 0.6 0.3
Diluted Co s 92,576 " 1665 55.6 - 126,500 162.1 . 780

Adjustments: : . : - .

Gain on revaluation of investment properties (23,193) . - (13.9) (68,898) - . (36.3)
Change in fair value of interest rate derivatives - .908 : - 0.5 1,123 - 0.7
_Gain on disposal of investment property - - - 57) C- (0.0 - - -
Share of associate fair value gains and losses . {107) - {0.1) (1,615} . - (1.0)
EPRA - diluted ) . . 70,127 166.5 42.1 67,110 162.1 1.4
EPRA - basic : - 70,127  165.8 423 167,110 161.5 415

The calculation of basic earnmgs is based on profit aﬁertax forthe year. The welghted average number of shares used to calculate dlluted earnings -
per share has been adjusted for the conversion of share options. :

EPRA earnings and earnings per ordlnarg share have been disclosed to give a clearer understanding of the Group’s underlying trading performance.
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‘Notes to the !»‘mcmcxal Statements (continued)

Year ended 31 March 2020

‘13. NET ASSETS PER SHARE

The European Public Real Estate Assocnatlon (“EPRA") has |ssued recommended bases forthe calculanon of net assets per share information and thls ’
is shown in the table below: .

31 March ' 31 March -
2020 2019,
Basic net asset value_ o C ' ' 1,163,876 1,123,807
Exercise of share options ) o © 1,262 1,609
"EPRANNNAV . - ' ) o A . : 1,165,138  1,125,506"
Adjustments: : ) N : ) : ’

. Fair value of derivatives . . . . ) 327 . (581)
Fair value of derivatives — share of associate ' . . ‘ - 7
Share of deferred tax in associates o ) ' 1,332 1,120 -
EPRANAV ' S ' : ' 1,166,797 1,126,052

" Basic net assets per share (pence) . ’ . 701.1 -678.9
EPRA NNNAV per share (pence) - B ] o ’ , 696.1 673.9
EPRA NAV per share {pence) : . ‘ o 697.1 6742
EPRA NAV (as above} (£000) ’ : g - 1,166,797 1,126,052
Valuation methodology assumption (see note 15} (£OOO) : . 91,789 83,784
Adjusted net asset value {£000) . 'A . . 1,258,586 1,209,836
Ad]usted net assets per share (pence) ’ o ' 751.9 724.4

. ) No. of shares No. of shares
Shares in issue . ' 167,138,527 166,665,158
Own shares held in EBT : ’ . ' } (1,122,907) (1,122,907)
Basic shares in issye 'used for calculatlon . . o ‘ . : ’ 166,015,620 165,542,251 °
Exercise of share options : . : T : . 1,371,985 1,468,145
Diluted shares used for _calculation . ) . ’ . 3 167,387,605 167,01(),(_396

Net assets per share are equity shareholders’ funds divided by the number of shares at the year end. The shares currently held in the Group's
Employee Benefit Trust are excluded from both net assets and the number of shares. Adjusted net assets per share include the effect of those shares
issuable under employee share option schemes and the effect of alternative valuation methodology assumptions (see-note 15).
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14, NON CURRENT ASSETS
a) Investment propenv, investment property under construction and right-of-use assets

. Investment

Investment property under . Right-of-use
property construction assets . Total
£000 £000 £000 £000
At 31 March 2018 o 1,245,142 58,157 ..22,929 1,326,228
Additions _ o © 35,785 47,563 L - 83,348
Acquisition of fréehold’ B : - - 3,1300 . . (3,130
Adjustment to present value , o . - - 50 ° 50
Transfer on opening of store . ’ 14,545 (14,545) : - . _
Revaluation {see note 15) ' : © 58,958 {60) - 58,898
Depreciation ' ) - - (1,075) (1,075)
At 31 March 2019 . . 1,354,430 91,115 18,774 1,464,319
Additions : L 9,860 56,859 253 - 66,972
Transfer on opening of store . : ) 9,070 (9,070) - -
Revaluation {see note 15) - . ’ ’ 23,405 | (212) - 23,193
Disposals . C ' . (11,645) . (2,393) - " (14,038)
_ Depreciation . ' . . - - - (1,198) (1,198)
At 31 March 2020 ’ 1.385,120 136,299 17,829 1,539,248 .

The right-of-use assets represent the present value of minimum lease payments for leasehold propemes see'note 21 for further details of the
obligations under lease liabilities. '

The income from self storage accommodation earned by the Group from its investment propertg is disclosed in note 3. Direct operating expenses,
which are all applied to generating rental income, arising on the investment property in the year are disclosed-in the Portfolio Summary on page 22.
Included within additions is £1.6 million of capnahsed interest (2019: £0.8 million), calculated at the Group's average borrowing cost for the year
of 2.6%.56 of the Group’s investment properties are pledgéd as security for Ioans with a total external value of £1,129.0 million.

The disposal in investment propeng is the sale of the part of the Wyvern lndusmal Estate in New Malden, London that the Group does not occupy
for £11.8 million. The disposal in investment property under construction is the sale- ofa plot of Iand in Slough for £2.4 million. The net profit on
dlsposal of these two properties was £57,000.
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Year ended 31 March 2020

14. NON-CURRENT ASSETS (continued)

b) Plant, equtpmextt and owner occuplied property

Fixtures,

Freehold . ’ Leasehold - ) Plant and Motor fittings & office IFRS 16
* . property imp hinery . quip leases ° Total
£000 £000 £000 £000 £000 £000 £000

Cost ) '
At 31 March 2018 o 2,197 . 74 691 32 ] 1,316 - 4,310
Retirement of fully ' . : )
depreciated assets =~ . - - (100) - (838) - (938)
Additions ' 38 . - 81 - 440 - 559
At31March2019 - = 2,235 74 672 . - _ 32 918 - - 3,931
Retirement of fully . . . ) _ . s
depreciated assets : : - 3) (283) - (581) - . (867)
Additions . 40 6 101 - 833 s 980
Accounting policy change - - - - - 872 - - . 872
At 31 March 2020 - 2,275 .77 " 490 32 1,170 872 - 4,916
Depreciation . .

" At 31 March 2018- ' 451) - (2_2) (309) (14) . (422) : - (1,218)
Retirement of fully ) K ) :
depreciated assets - - 100 L - 838 - 938
Charge for the year : 43) @ (139) . 7 (521) - (712)
At 31 March 2019 : T (494) (24) {(348) .(21') (105) - (992)
Retirement of fully . . -
depreciated assets = . -, -3 . 283 = ) 581 - 867
Charge for the year ' ) (42) 5) (115) (7) - (508) (106) (783)
At 31 March 2020 (536) -~ (28) (180) - @8 @2  (106) {908)
Net book value : N . S : - .
At 31 March 2020 1,739 . 51 310 4 1,138 " 766 4,008
At 31 March 2019 : 1,741 50 324 1 - 813 - 2939

)

d

~

Intangible assets

The intangible asset relates to the Big Yellow brand, which was acquired through the acquisition of Big Yellow Self Storage Company Limited in
1999. The carrying value remains unchanged from the prior year as there is considered to be no impairment in the value of the asset. The asset
has an indefinite life and is'tested annually for impairment or more frequently if there are indicators of impairment.

Investment in associates

Armmadillo )

The Group has a 20% interest in Armadillo Storage Holding Company Limited {“Armadillo 1") and a 20% interest in Armadillo Storage Holding
Company 2 Limited (“Armadillo 2"). Both interests are accounted for as associates, using the equity method-of accounting. Both companies are
incorporated, registered and operate in England and Wales. Their registered office is 2 The Deans, Bridge Road, Bagshot, Surrey, GU19 SAT.

Afmadillo 1 . Armadillo2 o . Total
31 March 31 March 31 March 31 March’ 3tMarch  31March
2020 2019 2020 2019 2020 2019
. £000 £000 £000 £000 £000 © £000
At the beginning of the year " . ¢ 6,804 5,730 . 4,249 3,546 - 11,053 9,276
Share of results (see below) ) : 549 . 1,364 . 307 963 856 2,327
Dividends ' .(326) (290) {323y (260) (649) (550)

Share of net assets o S 7,027 6,804 4,233 4,249 " 11,260 11,053
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14. NON-CURRENT ASSETS (continued)
d) Investment in associates (continued)
The Group’s total subscription for partnership capital and advances in Armadlllo lis £1 920,000 and £2,689,000 in Armadillo 2.
The investment properties owned by Armadillo 1 and Armadillo 2 have been valued at 31 March 2020 and 31 March 2018 bg Jones Lang LaSalle. -

The figures below show the trading results of the Armadlllo Pannershnps and the Group's share of the resuks and the net assets of the Armadlllo

Partnershlps
. Armadillo 1 : Armadillo 2
" Year ended Year ended Year ended Year ended
31 March 31'March 31 March 31 March
2020 2019 2020 2019
£000 £000 £000 2000
Statement of comprehenslve income (100%) ) -
Revenue ’ 10,525 9,178 ' 6,212 | 5,879
Cost of sales : : . - . " (5,608) (4,751) (2,940) . (2,781)
Administrative expenses {395) (1,272) {1,133} (144}
Operating profit ’ : 4,522 3,155 2,139 2,954
Gain on the revaluation of investment properties o 749 5,926 812 3,727
Net interest payable (1,295) (996) (923) (964)
Fair value movement of |nterest rate denvatives ’ 4 48 32 2
Deferred and current tax . B} (1,236) (1.314) {520) (904)
Profit attributable to shareholders . : . . 2,744 '6,819 1,540 4,815
Dividends paid’ ' . (1,630)  (1.451) {1,615) (1,301)
Retained profit/{loss) . o . 1,114 . 5368 {75) 3,514
Balance sheet {100%) ) . . ' ’
Investment property : : : - 70,825 60,450 43,825 . 42,500
Interest in leasehold properties . . 1,950 1,385 . 2,574 2,929
Other non-current assets ’ 1,219 ;1,196 2,029 2,051
. Current assets 3,621 1,547 3,100 1,101
Currént liabilities ) . {35,122) (4,088) (24,583) (2,538) -
Derivative financial instruments - - - 4) - (32}
Non-current liabilities (7,361) {26,468) (5,778) (24,769)
Net assets (100%) ' ' ) 35132 34,018 . 21,167 21,242
Group share A . . o
" Operating profit : 904 631 - 428 591
. Gain on the revaluation of investment properties ’ 150 1,185 162 746
Net interest payable ) (259) (199) (185) (193).
Fair value movemént.of interest rate derivatives ) ‘ 1 10 8 -
Deferred and current tax , : (247) (263) (104) (181)
Profit attribufable to shareholders ' 549 1,364 307 - 963
Dividends paid . (326) (290) (323), (260)
Rétained profit/loss) ~ © o o 223 1,074 16) 703
Associates’ net assets ' 7,027 6,804 4,233 4,249

Included within administrative expenses in Armadillo 2 in the current yearis a pérformance fee payable to Big Yellow of £1 million (2019:
performance fee in Armadillo 1 of £1 million).

The loans in Armadillo 1 and Armadilio 2 are shown as due within one gear as their expiry at the balance sheet date was Julg 2020 Both loans
have beenrefinanced subsequent to the year end through to April 2023.
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Year ended 31 March 2020

. 15. VALUATION OF INVESTMENT PROPERTY |

Revaluation on

Deemedcost | deemedcost Valuation
. £000 £000 £000
Freehold stores : o o ; , _
At 31 March 2019 ’ ’ ) 661,258 655,832 1,317,090
Transfer from investment property under constmctlon : 13,646 4,576) 9,070
Disposal (11,645) - - (11,645
Movemént in year ’ ) . R 9583 28612 38,195
At 31 March 2020 - ' ' 672,842 679,868 1,352,710
Leasehold stores ) ) )
At 31 March 2019 ) ’ , 12,750 - 24,590 37,340
Movement in year " o " o 277 5.207) " (4,930)
At 31 March 2020 o ) : Co 13,027 19,383 32,410
‘Total of open stores oo .
At 31 March 2019 ' ’ o ' 674,008 680,422 1,354,430
Transfer from investment property under constructlon IR . . 13,646 " (4,576) 9,070
Disposal . . ’ (11,645) .- (11,645)
- Movement.in year S o ) 9,860 23,405 . 33,265
At}ét March 2020 ' ’ o ' . : " 685,869 699,251 . 1,385,120
Investment property under construction . o . .
At 31 March 2019 ) ' . 195483 | (4,368) 91,115
Transfer to mvestment property ’ . . o (13,646) 4,576 (9,070)
Disposal : ) . . ) : -(2,393) - (239
_ Movement inyear ) o " 56,859 212 56,647
At 31 March 2020 ' ) . 136,303 . (4)' .~ 136,299
Valuation of all investn\ent property ' . . I
At 31 March 2019 ‘ - , ‘ 769,491 676,054  1,445545
* Disposals o : - - (14,038 - (14,038)
Movement inyear . - ’ T 86,719, 23,193 . 89,912
At31March 2020 _ ) - ' 822,172 699,247 1,521,419

The Group has cIassnfued the fair value investment property: and the investment propertg under construc\non within Level 3 of the fair value h«erarchg
There has been no transfer to or from Level 3 in the year. . .

The wholly owned freehold and ‘léasehold investment properties have been valued at 31 March 2020 by external valuers, CBRE Limited (“CBRE"). The
Valuation has been prepared in accordance with the version of the RICS Valuation — Glabal Standards (incorporating the International Valuation ’
Standards) and the UK national supplement (“the Red Book”) current as at the valuation date. The valuation of each of the investment properties and
the investment properties under construction has been prepared on the basis of either Fair Value or Fair Value as a fully equipped operational entity, ‘
having regard to trading potential, as appropriate.

“The valuation has been ‘provided for financial repomng purposes and as such, is a Regulated Purpose VaIuanon as definedin the Red Book In
. compliance with the disclosure requnremems of the Red Book, CBRE have confirmed that:
® this is CBRE’s first annual valuation for these purposes on behalf of the Group;

®  one of the members of the RICS who is a signatory to the valuation has provided valuation advice to the Group for the same purposes as this
valuation on a regular basis since September 2004. ThlS is the first occasion on which the other member has been a signatory;

‘®  CBRE donot provide other significant professional or agencg services to the Group;

® inrelation to the precedmg flnal'ICIa| year of CBRE, the proportion ofthe total fees payable by the Group to the total fee income of the firm is less
than 5% and :

8 the fee payable tq CBRE is a fixed amounf per asset,‘and is not contingent on the appraised value.
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15. VALUATION OF INVESTMENT PROPERTY (continued)

Material valuation uncertainty due to Novel Coronavirus (Covid-19) T
CBRE's report comments that the outbreak of the Novel Coronavifus (Covid-18), declared by the World Health Organisation as a “Global Pandemic” on
11 March 2020, has |mpacted global financial markets. Travel restnctlons have been implemented bg mang countries.

Observable market activity — that provides the empirical data for CBRE to have an adequate level of certainty in the valuation - is being impacted in
the case of the properties valued. For these properties, as at the valuation date, CBRE consider that they can attach less weight to previous market
evidence for comparison purposes, to inform their opinion of value. Indeed, the current response to Covid-13 means that theg are faced with an
unprecedented set of circumstances on which to base a ;udgement

CBRE's valuation is therefore reported as belng subject to ‘material valuation uncertainty’ as set out in VPS 3 and VPGA 10 of the Red Book.
Consequently, less certainty — and a higher degree of caution — should be attached to CBRE's valuation than would normally be the case. Given the
unknown future impact-that Covid-19 mlght have on the real estate market CBRE recommend that the Group keep the valuation of the whole portfolio
under frequent review. :

For the avoidance of doubt, the inclusion of the ‘material valuation uncertainty’ declaration above does not mean that the valuation cannotberelied
upon. Rather, the declaration has been incfuded to ensure transparency of the fact that — in the current extraordinary circunstances — less certainty
can be attached to the va!uatlon than would otherwise be the case. The material uncertainty clause is to serve asa precautlun and does not invalidate
the valuation.

Limited Comparable Market Evidence - Self Storage

The self storage properties have been valued on the basis of Fair Value as fully equipped operational entities, having regard to trading potential. Due to
the specialised nature and use of the buildings the approach is 0 adopt a profits method of valuation and then consider the results in the context of
recent comparable evidence of transactions in the sector.

The profits method requires an estimate of the future cashﬂow that can be generated from the use of the building as a self storage faahtg, assuming
areasonably efficient operator, and then applying a suitable multiple to the net operating profit. The comparison with recent transactions requires the
evidence to be considered in terms of the multiple on net operating profit (or EBITDA/EBITDAR), value persquare foot, yield profile etc and then
adjusted to reflect differences in location, building factors, tenure, trading maturltg and trading risk.

This mirrors the typical approach of purchasers in the self storage market. However, in view of the relatlvelg limited avallabllltg of comparable market
evidence this requires a degree of valuer judgment. In particular, most of the transactions have comprised share sales due to the nature of the asset
class and the terms of those transactions have mostlg been kept confidential between the parties.

Portfolio Premium

CBRE's valuation report confirms that the propertles have been valued individually but that if the portfolio was to be sold as a single lot or in selected
groups of properties, the total value could differ. CBRE state that in current market conditions they are of the view that there could be a portfolio
premium,
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15 VALUATION OF INVES'I‘MENT PROPERTY (continued)

’

Assumpt ions

A.  Net operating income is based on projected revenue received less projected operating costs, which include a management fee to take account of
* central/head office costs. The initial net operating income is calculated by estimating the net operating income in the first 12 months following
the valuation date. :

8. The net operating income in future years is calculated assuming either straight-line absorption from day one actual occupancy or
variable ébsorption over years one to five of the cash flow period, to an estimated stabilised/mature occupancy level. In the valuation
the assumed stabilised 6ccupancg level for the 75 trading stores {both freeholds and leaseholds] open at 31 March 2020 averages 84.4%
(31 March 2019: 74 stores averaging 84.7%). The projected revenues and costs have been adjusted for estimated cost inflation and revenue
growth. The average time assumed' for the 75 stores to trade at their maturity levels is 21.5 months:(31 March 2019: 17 months).

C. The capitalisation rates applied to existing and future net cash flow have been estimated by reference to underlying yields for asset types such
as industrial, distribution and retail warehousing, yields for other trading property types such as student housing and hotels, bank base rates,
ten-year money rates, inflation and the available evidence of transactions in the sector. The valuation included in the accounts assumes rental

"+ growth in future periods.If an assumption of no rental growth is applied to the external valuation, the net initial yield pre-administration expenses
for the 75 stores is 6.15% (31 March 2019: 6.4%) rising to a stabilised net yield pre-administration expenses of 6.78% [31 March 2019: 6.7%). The
weiéhted average exit capitalisation rate adopted (for both freeholds and leaseholds) is 6.07% (31 March 2019: 6.1%).

D. The future net cash flow projections (including revenue growth and cost inflation ) have been discounted at a rate that reflects the risk associated
with each asset. The weighted average annual discount rate adopted (for bo(h freeholds and leaseholds) is 9.29% (31 March 2019: 9.3%).

E. We|ghted average purchaser’s costs of 6.745% have been adopted reflecting current progressive Stamp Duty Land Tax rates. Purchaser’s costs
{calculated on the same bas:s] plus sale costs of 1% have been adopted on the notional sales in the tenth year.in relation to the freehold and long
leasehold stores.

Short leasehold
The same methodology "has been used as for freeholds, but the exit capnallsatlon rate is adjusted to reflect the unexpired lease term at exit. The
. average unexpired term of the Group's six short leasehold properties is 12.9 years (31 March 2019: 13.9 years unexpired).

Sensitivities : .
As noted in ‘Significant judgements and key estimates’ on page 123, self storage valuations are complex, derived from data which is not widely
publicly available and involve a degree of judgement. For these reasons we have classified the valuations of our property portfolio as Level 3 as .
defined by IFRS 13. Inputs to the valuations, some of which are ‘unobservable’ as'defined by IFRS 13, include capitalisation yields, stable occuparicy

- . _rates, and rental growth rates. The existence of an increase of more than one unobservable input would augment the impact on valuation. The impact

* on the valuation would be mitiéated by the inter-relationship between unobservable inputs moving inl opposite directions. For example, an increase in

stable occupancy may be offset by an increase in yield, resulting in no net impact on the valuation. A sensitivity analysis showing the impact on
valuations of changes in yields and stable occupancy is shown below.

Impact of a change in Impact of a change in stabilised

capitalisation rates occupancy assumption
] 25bps 25bps i 1% inci 1% d
Reported Group ‘ e o . £57.1m €52.5m) - £21.0m - {£21.0m)

A sensitivity analysis has not been provided for a change in the rental growth rate adopted as there is a relationship between this measure and the
discount rate adopted. So, in theory, an increase in the rental growth rate would give rise to a corresponding increase in the discount rate and the
resulting value impact would be limited.

Investrnent properties under constructlon

CBRE have valued the stores in development adopting the same methodology as set out above but on the basis of the cash flow pro;ectlon expected
for the store at opening and after allowing for the outstanding costs to take each scheme from ts current state to completion and full fit-out. CBRE
have allowed for holding costs and construction contmgencg, as appropriate. Seven schemes do not yet have planning consent and CBRE have
reflected the planning risk in their valuauon .
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15. VALUATION OF INVESTMENT PROPERTY (continued) .

Immature stores: valuer judgement

CBRE have assessed the value of each property individually. However, three of the Gruups stores are-relatively immature and have low initial cash
“flows. CBRE have endeavoured to reflect the nature of the cash flow profile for these properties in their valuation, and the higher associated risks
relating to the as yet unproven future cash flows, by adjustment to the capitalisation rates and discount rates adopted. Immature low cash flow stores
of this nature are rarely, if ever, traded individually in the market, unless as part of.a distressed sale or similar situation, although there have been
transactions where immature low cash flow stores have been traded as part of a group or portfolio transaction. Please note CBRE's comments above
in reiation to limited comparable market evidence in the self storage sector. The degree of valuation judgement relating to the immature stores is
greater than in relation to the balance of the propérties due to there being even less market evidence that might be available for more mature
properties and portfolios. CBRE state that in practice, if an actual sale of the properties were to be contemplated then any immature low cash flow
‘stores would normally be presented to the market for sale lotted or grouped with other more mature assets owned by the same entity, in order to
alleviate the issue of negative or low short-term cash flow. This approach would enhance the marketability of the group of assets and assist in
achieving the best price available in the market by diluting the cash flow risk.

CBRE have not adjusted their opinion of Fair Value to reflect such a grouping of the immature assets with other proberties in the portfolio and all stores
have been valued individually. However, they highlight the matter to alert the Group to the manner in which the properties might be grouped or lotted
in order to maximise their attractiveness to the market plaée. CBRE consider this approach to be a valuation assumption but not a Special Assumption,
the latter being an assumption that assumes facts that differ from the actual facts existing at the valuation date and which, if not adopted, could
produce a material difference in value. As noted above, CBRE have not_assumed that the entire portfolio of properties owned by the entity would be
sold as a single lot and the value for the whole portfolio in the context of a sale as a single lot may differ significantly from the aggregate of the
individual values for each property in the portfolio, reﬂectingthe lotting assumption described above. '

Valuatlon assumptlon for pulchaser s costs

‘The Group's investment property assets have been valued forthe purposes of the financial statements after deducting notional wenghted average
purchaser’'s cost of 6.745% on the net value, as if they were sold directly as property assets. The valuation is an asset valuation which is entirely
linked to the operating performance of the business. The assets would have to be sold with the benefit of operational contracts, employment contracts
and customer contracts, which would be verg difficult to achieve except in a corporate structure. This approach follows the logic of the valuation
methodology in that the valuation is based on a capitalisation of the net operating income after allowing a deduction for operational cost and an
allowance for central administration costs. Sale in a corporate structure would result in a reduction in the assumed Stamp Duty Land Tax but an
increase in other transaction costs reflecting additional due diligence resulting in a reduced notional purchaser’s cost of 2.75% of gross value.

All the.significant sized transactions that have been concluded in the UK in recent years were completed in a corporate structure. The Group
therefore instructed CBRE to carry out an additional valuation on the above basis, and this results in a higher property valuation at 31 March 2020 of
£1,612.3 million {£90.9 million higher than the value recorded in the financial statements). Under the revised valuation of purchaser’s costs of 2.75%,
the total valuations in the two Armadillo Partnerships performed by Jones Lang LaSalle are £4.3 million higher than the value recorded in the financial
statements, of which the Group’s share is £0.9 million. The sum of these is £91.8 million and translates to 54.8 pence per share. We have included
this revised valuation in the adjusted diluted net asset calculation (see note 13). .
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Year ended 31 March 2020

' 16. TRADE AND OTHER RECEIVABLES

31 March 31 March

2020 .t 2019
£000 £000
Current . . o ) ' )
Trade receivables . - : o 4,399 4,528
Capital Goods Scheme receivable ) ' . ’ . o 722 - 1,195
Other receivables . . A a 602 . 307
Prepayments and accrued income : ] 2,159 14,326
7,882 20,356 -
Non-current .
Capital Goods Scheme receivable ) . 660 1,332

Trade receivables are net of a bad debt provision of £176,000 (2019: £30,000). The Directors consider that the carrying amount of trade and other
receivables approximates their fair value. .

The Financial Review contains commentary on the Capital Goods Scheme receivable.

Historically the Group has recognised a liability at 31 March within trade creditors in respect of rates invoices received and dated prior 31 March
relétingto the subsequent year commencing 1-April, with an equivalent amount recognised as a prepayment asset. Having reassessed this
treatment in the year, the Directors have determined that no liability exists as at 31 March for these costs, and have therefore not recognised a
liability or a corresponding prepayment as at 31 March 2020 for these costs. The comparative amounts as at 31 March 2019 have not been restated
as the Directors have determined that the impact on the prior year balance sheet amounts (£113 mllllon] would not influence the economic
decisions of the users of the financial statements. There was no impact on the Group’s Income Statement or net assets in either the current or prior
year, and no impact on the Group’s performance metrics or loan covenants on an actual or forecast basis. Accordingly, the Directors have concluded
that the effect was not material and that prior year would not be restated.

dee receivables

The Group does not typically offer credit terms to its customers, requiring them to pay in advance of their storage period and hence the Group is not
exposed to significant credit risk. A late charge of 10% is applied to a customer’s account if they are more than 10 days overdue in their payment. The
Group provides for receivables on a specific basis. There is a right of lien over the customers’ goods, so if they have not paid within a certain time
frame, we have the right to sell the items they store to recoup the debt owed. Trade receivables that are overdue are provided for based on estimated
irrecoverable amounts determined by reference to past default experlence . '

For individual storage customers, the Group does not perform credit checks however this is mitigated by the fact that these customers are required to
pay in advance, and also to pay a deposit ranging from one week to four weeks’ storage income. Before accepting a new business customer who
wishes to use a number of the Group's stores, the Group uses an external credit rating to assess the potential customer's credit quality and defines
credit limits by customer. There are no customers who represent more than 5% of the total balance of trade receivables. -

Included in the Group's trade receivable balance are debtors with a carrying amount of £379,000 (2019: £302,000) which are past due at the )
reporting date for which the Group has not provided as there has,not been a significant change in credit quality and the amounts are still considered
recoverable. The average age of these receivables is 16 days past due {2019: 20 days past due).

Ageing of past due but not impaired receivables

2620 © 2019

v ) £000 - £000

1- 30 days ‘ _ ' 200 . 241
31 - 60 days ‘ o - 45 33
60 # days . oo : 134 28

Total 4 ' . 379 . 302.
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16.

1-30 days o - ' : - ‘ R 8
- 30 - 60.days . : ' - 45 4
60 + days . . _ 130 18
Total ‘ ' L ' : ’ 176 30

17.

TRADE AND OTHER RECEIVABLES (continued)

Movement in the allowance tor doubtful debts

: o 2020 2019
Balance at the beginning of the year o ' ' : 30 - 14
Amounts provided in year ’ ) B R : - 368 280
Amounts written off as uncollectible - . o (222) (264)
Balance at the end of the year o ) . © o176 30

.

The concentration of credit risk is limited due to the customer base being large and unrelated. Accordingly, the Directors believe that there is no
further credit provision required in excess of the allowance for doubtful debts.

Ageing of impaired trade receivables

2020 2019

The increase in impaired trade receivables and the amounts provided in the year is related to tenants at the Group's development sites, and not self

. storage custor_ners.
TRADE min OTHER PAYABLES
31 March 31 March
.+ 2020 2019
£000 £000
Current .
Trade payables : ) . ) 4,748 15,622
Other payables o . ’ ' 10,734, © 9,319
Accruals and deferred income T . ) : : 17,964 - 16,808

33,446 41,649

- The Group has financial risk management policies in place to ensure that all payables are paid within the credit terms. The Birectors consider the

carrying amount of trade and other payables and accruals and deferred income approximates fair value.

* Historically the Group has recognised a liability at 31 March within trade creditors in respect of rates invoices received and dated prior 31 March

relating to the subsequent year commencing 1 April, with an equivalent amount recognised as a prepayment asset. Having reassessed this
treatment in the year, the Directors have determined that no liability exists as at 31 March for these costs, and have therefore not recognised a
liability or a'corresponding prepayment as at 31 March 2020 for these costs. The comparative amounts as at 31 March 2019 have not been restated
as the Directors have determined that the impact on the prior year balance sheet amounts (£11.3 million) would not influence the economic
decisions of the users of the financial statements. There was no impact on the Group's Income Statement or net assets in either the current ar prior
year, and no impact on the Group's performance metrics or loan covenants on an actual or forecast basis. Accordingly, the Directors have concluded
that the effect was not material and that prior year would not be restated. ’
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18. FINANCIAL INSTRUMENTS

The Group manages its capital to ensure that entities in the Group will be able to continue as going concerns while maximising the return to
stakeholders through the optimisation of the debt and equity balance. The capital structure of the Group consists of debt, which includes the
borrowings disclosed in note 18, cash and cash equivalents and equity attributable to equity holders of the parent, comprising issued capital,
reserves and retained earmngs The Group’s debt facilities require 40% of total drawn debt ta be fixed. The Graup has complied with this during
the year.

With the exception of derivative instrumen(s which are classified as a financial Iiabilitg at fair value tﬁrough the statement ofcorhprehe,nsive income
(“FVTPL), financial liabilities are categorised under amortised cost. All financial assets are categorised as loans and receivables.

Exposure to credit and interest rate risks arise jin the normal-course of the Group’s business. Derivative financial instruments are used to manage
exposure to.fluctuations in interest rates but are not employed for speculative purposes.
A. Balance sheet management

The Group’s Board reviews the capital structure on an ongoing basis. As part of this review, the Board considers the cost of capital and the risks

- associated with each class of capital. The Group seeks to have a conservative gearing ratio (the proportion of net debt to equity). The Board
considers at each review the appropriateness of the current ratio in Ilght of the above. The Board is currently satisfied with the Group's gearing
ratio.

The gearing ratio at the year end is as follows:

2020 2019

£000 . £000
Debt : o ’ (402,028) (337,625)
Cash’and cash equwalents . " - ) 51,418 17,902
Net debt < ' © (350,610) (319,723
Balance sheet equity . : o . 1,163,876 1,123,897 -

Net debt to-equity ratio ’ . . . 30.1% 28.4%

B. Debt management

The Group currently borrows through a senior term.loan, secured on 26 self storage assets and sites, a loan with Aviva Commercial Finance
Limited secured on a p’ortfolio of 15 self storage assets, and a £20 million loan from M&G Investments Limited secured on a portfalio of 15 sélf.
storage assets. Borrowings are arranged to ensure an appropriate maturity profile and to maintain short-term liquidity. Fundlng is arranged
through banks and financial institutions with whom the Group has a strong working relationship.
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18. FINANCIAL INSTRUMENTS (continued)

C. Interest rate risk management

The Group is exposed to interest rate risk as entities in the Group Borrow funds at both fixed and floating interest rates. The risk is managed by the
Group by maintaining an appropriate mix betiween fixed and floating rate borrowings, and by the use of interest rate swap contracts. Hedging -
activities are evaluated regularly to align with interest rate views and defined risk appetite; ensuring optimal hedging’ strategles are applied, by
either posmomng the balance sheet or protecting interest expense through different |nterest rate cgcles

At 31 March 2020 the Group had two interest rate derivatives in place; £30 mllllon fixed at 0.4% [excludmg the margin on the underlying debt
instrument] until October 2021, and £35 million fixed at 0.76% (excluding the margin on the underlying debt instrument) until June 2023.

Under interest rate swap contracts, the Group agrees to exchange the difference between fixed and floating rate interest amounts calculated on
agreed notional principal amounts. Such contracts enable the Group to mitigate the risk of changing interest rates on the fair value of issued fixed
rate debt held and the cash flow expgsures on the issued variable rate debt held. The fair value of interest rate swaps at the reporting date is
determined by discounting the future cash flows using the curves at the reporting date and the credit risk inherent in the contract, and is
disclosed beiow. The average interest rate is based on the outstanding balances at the end of the financial year.

The £30 million interest rate swap settles on a monthly basis. The floating rate on the interest rate swap is one month LIBOR. The Group settles
the difference between the fixed and floating interest rate on a net basis.

The £35 million interest rate swap setties on a three-monthly basis. The floating rate on the interest rate swap is three month LIBOR. The Group
settles the difference between the fixed and floating interest rate. on a net basis.

The Group-does not hedge account for its interest rate swaps and states them at fair value, with changes in fair value included in the statement of
“comprehensive income. A reconciliation of the movement in derivatives is provided in the table below:

2020 2019

) £000 £000

At 1 April . ' ' . 581 1,704
Fair value movement in the year : . (908) . (1,123)

+ At 31 March- : o ‘ o (327) 581

The table below reconciles the opening angj'closing balances of the Group’s finance related liabilities for the current and prior year.

Obligations
under lease
liabilities .
{restated for Interest rate
Loans - IFRS 16) derivatives . Total
At 1 April 2019 _ . (337,625) (19,899) ' 581 (Q56,943)
*Cash movement in the year . . (64,403) 962 .- (63,441) -
Fair value movement A : - - (908) (908)
At 31 March 2020 . (m,QZB) (18,937) - (327) {421,292)

The difference between the loans balance above and the.balance sheet is loan arrangement fees of £2,293,000.
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18. FINANCIAL INSTRUMENTS (continued)

C. Interest rate xtsk'muncgement (continued) -

Obligations

under lease Interast rate .

Loans liabiities derivatives Total

. ) £000 £000 . £000 £000
At 1 April 2018 - {330,599) (22,929) 1,704 (351,829)
Cash movement in the year . ’ (7,026) 107 -~ - .(5,951)
Non-cash movement o : : - 3,080 (1.123) 1,957

. At 31 March 2019 B : (337,625) (18,774) 581 - (355,818)

The difference between the loans baIaAncé above and the balance sheet is loan arrangement fees of £1,748,000

." Interest rute sensitivity analysis

In managmg interest rate risks the Group aims to reduce the impact of short-term fluctuations on the Groups earmngs, wrthuut jeopardrsmg its
flexibility. Over the longer term, permanent changes in interest rates may have an impact on consolidated earnings.

At 31 March 2020, it is estimated that an increase of 0.25 percentage points in interest rates would have reduced the Group's adjusted profit
before tax and net equity by £549,000 [ 2019: reduced adjusted profit before tax by £469,000) and a decrease of 0.25 percentage points in
interest rates would have increased the Group's adjusted profit before tax and net equity by £549,000 (2019: increased adjusted profit before tax

- by £469,000]. The sensitivity has been calculated by applglngthe interest rate change to the variable rate borrowings, net of interest rate swaps, -

atthe year end.

The Group's sensitivity to interest rates has increased durmgthe gear foIIowmgthe increase in the amount of ﬂoatlng rate debt. The Board

monitors closely the exposure to the floating rate element of our debt.

Q

Cclsh management and ltqutdttv’ .

Ukimate responsibility for liquidity risk management rests with the Board of Directors, which has built an appropriate liquidity risk management
framework for the management of the Group’s short, medium and long-term funding and liquidity management requirements. The Group
manages liquidity risk by maintaining adequate reserves, banking facilities.and reserve borrowing facilities t:g continuously monitoring forecast
and actual cash flows and matching the maturity profiles of financial assets and liabilities. Included in note 19 is a description of additional

" undrawn facilities that the Group has at its disposal to further reduce liquidity risk.

Short term money market deposits are used to manage I|qmd|tg whilst maxlmlsmgthe rate of return on cash resources, giving due consideration
to risk.

Foreign currency management

The Group does not have any foreign currency exposure.

Credit risk

The credit risk management policies of the Group with respect to trade receivables are discussed in note 16. The Group has no sngmhcant
concentration of credit risk, with exposure spread over 56,500 customers in our stores.

The credit risk on liquid funds is limited because the counterpames are banks with high credit-ratings assigned bg mtematronal
credit-rating agencies.
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18. FINANCIAL INSTRUMENTS (continued) -

H. !‘manclal maturity cmalysls

In respect of interest-bearing financial liabilities, the followmgtable prov:des a maturity analysjs for individual elements

More than

- Less than One to Two to
. . Total one year two years - five years five years
2020 Maturity . £000 £000 £000 £000 £000

" Debt’ . )
Aviva loan . ’ . 117,528 2,728 2,865 9,484 102,451
M&G loan payable at variable rate . 35,000 L= - 35,000 -
M&G loan fixed by interest rate derivatives . 35,000 - - 35,000 -
Bank loan payable at variable rate . - 184,500 - - 184,500 -
Debt fixed by interest rate derivatives 30,000 - - 30,000 -
Total ' : o 402,028 _ 2,728 2,865 293,984 102,451
Lass than One to Two to More than
Total one year two years five years five years
2019 Maturity £000 £000 £000 . £000 £000
Debt ' S

Avivaloan ~ - - ’ : " 85,125 2,598 2,728 9,032 70,767
M&G loan payable at vanable rate . 35,000 - - 35,000 -
M&G loan fixed by interest rate derivatives ) ) . 35,000 - - 35,000 -
Bank loan payable at variable rate ) © 152,500 - - 152,500 -
Debt fixed by interest rate derivatives - o 30,000 - - 30,000 -

Total : - . 337,825 . 2,728 261‘,532

2,598

70,767

I. Fair values of financial instruments o

The fair values of the Group’s cash and short-term deposits and those of other financial assets equate to their book values. Details of the Group's
" receivables at amortised cost are set outin note 16. The amounts are presented net of provisions for doubtful receivables, and allowances for
-impairment are made where appropriate.Trade and other payables, including bank borrowings, are carried at amortised cost. Obligations under

lease liabilities are included at the present value of their minimum lease payments. Derivatives are carried at fair value.

For those financial instruments held at valuation, the Group has categorised theminto a three level fair value hierarchy based on the priority of
the inputs to the valuation technigue in accordance with IFRS 7. The hierarchy gives the highest priority to quoted prices in active markets for
identical assets or liabilities (Level 1):and the lowest priority to unobservable inputs (Level 3). If the inputs used to measure fair value fall within
different levels of the hierarchy, the category level is based on the lowest priority level input that is significant to the fair value measurement of
the instrument in its entirety. The fair value of the Group’s outstanding interest rate derivatives, as detailed in note 18C, have been estimated by
calculating the preseni value of future cash flows, using appropriate market discount rates, representing Level 2 fair value measurements as

defined by IFRS 7. There are no financial instruments which have been categorised as LeveI 1 orLevel 3 The fair value of the Groups debt equates

to its book value.
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18. FINANCIAL INSTRUMENTS (continued)

J. Maturity analysis ot financial liabilities . ) ) .
* The contractual maturities based on market conditions and expected yield curves prevallmg atthe gear end date are as follows:

Trade and’ Interest * Borrowmgs ‘Obhgauons
. . . other payables rate swaps and interest under lease Total
2020 : . . £000 _ " £000 £000 liabilitles £000 -
From five to twenty years . . - - 111,440 19,079 131,419
From two to five years . . ) - . 154 319,004 5342 - 324,500
From one to two years - i ) - : 178 . 12,746 1,780 14,704
Due after more than one year . ' o L= .'332 443,190 27,101 470,623
Due within one year : o 15482 176 12,746 11,780 30,184
Total - ' ) A . 15482 - 508 - 455936 28,881 500,807
. Trade and Interest Borrowings o Obligations .
) . . . - other payables rate swaps and interest " under lease Total
2019 . . . : _£000 £000 £000 liabilitles £000 -
From five to twenty years - ' . 4 - - 810 20,394. 102,504
From two to five years - 307) - 286,926 4,959 291,578
From one to two years . ) C - (168) 12,453 1,653 13,938
Due after. more than one year : L - ~ (475) . 381,480 27,006 408,020
Due within one year 24,841 (132) 12,453 - 1,883 38,815
) 393,042 28,659 446,835 A‘

Total - i : o 24,841 . (607'

K Reconciliation of maturity analvses

The maturity analysis in note 18J shows non-discounted cash flows for all financial liabilities including interest payments. The table below
reconciles the borrowings column in note 19 with the borrowings and interest column in the maturity analysis presented in note 18J.

. . Unamortised
borrowing Borrowings
. L. B ing N costs and interest
From five to twenty years S . 102,451 ' 7,967 1,022 111,440
From two to five years . . ' ) 293,984 23,749 1,271 319,004
Fromone to twoyears . 2,865 9,881 . - 12,746
Due after more than one year o A ' 399,300 41,597 " 2,293 443,190
Due within one year . ' ’ . . 2,728 10,018 : - 12,746
Total - o ’ : o ‘ 402,028 = 51,615 . 2,293 455,936
Unamoniseci
borrowing Borrowings
. : Borrowings Interest . costs and interest
2019 - : o £000 £000 - 000 - £000
From five to twenty years ) L ) ] 70,767 9922 . 1,421 - 82,110
From two to five years . . T ' . 261,532 25,067 327 286,926
From one to two years : o 2,728 ‘9,725 - 12,453
Due after more than one year 335,027 44,714 1,748- 7 381,489
Due within one year : g © 2,598 9,855 ’ = 12,453

Total ‘ D ' . 337625 54,569 1748 393,942
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19. BORROWINGS
31 March 31 March
. . 2020 2019
Secured borrowings at amortised cost ’ . ' £000 © £000
Current liabilities : o : '

Aviva loan ’ 2,728 . 2,598
2,728 2,598

Non-current liabilities . . . .o .

. Bank borrowings ’ . ’ 214,500 182,500
Aviva loan ) T 114,800 82,527
M&G loan : ) 70,000 70,000
Unamortised'loan arrangement costs. o {2,293) (1,748)
Total non-current borrowings R . . . "397,007 - 333,279
Total borrowings '_ . . . ) . 399,735 ' 335,877

The weigtited average interest rate paid on the borrowings during the year was 2.6% (2019: 2. 9%]'

The Group has £25,500,000 in undrawn committed bank barrowing facilities at 31 March 2020 which expire after between four and five years
(2019: £27,500,000 expmng after between four and five gears] .

The Group has a £100 miltion 15 year | fixed rate loan with Aviva Commercial Flnance Limited, explrlng in April 2027. The loan is secured over a
portfolio of 15 freehold self storage centres. The annual fixed interest rate onthe loan is 4.9%. The loan amortises to £60 million over the course

of the 15 years. The debt service is payable monthly based on fixed annual amounts. Additionally in March 2020, the Group agreed a new 7 gearde‘by
facility with Aviva of £35 million atanalk-in cost of 1.96%, secured over the existing Aviva security pool of 15 stores. The all-in cost of this tranche of
the loan reduces to 1.91% following the installation of 50 kWh capacity solar panels at three of the stares. The total debt facilities from Aviva are now
£112.5 miltion of which £82.5 million will continue to amortise down to £60 million over the remaining seven years of the oan.

The Group has a secured £240 million five year revolving bank facility with Lloyds, HSBC and Bank of Ireland expiring in Gctober 2024, with a margin of
1.25%. The Group has an option to increase the amount of the loan facility by a further £30 million during the course of the loan’s term.

The Group has a £70 million seven gear loan with M&G Investments Limited, with a bullet repagment in June 2023. The loan is secured over a portfolio
of 15 freehold self storage centres. Half of the loan is variable and half is subject to an interest fate derivative.

The movement in the Group's loans are shown net in the cash flow statement as the bank loan is a revolving facility and is repaid and redrawn each
month.

The Group was in comphance wuth its banking covenants at 31 March 2020 and throughout the year. The main covenants are summansed in the table
below: :

Covenant : . . ' Covenant level r o ’ o " At31March 2020

Consolidated EBITDA Minimum 1.5x - - . . 8.1x
Consolidated net tangible assets : ' Minimum £250m . ’ £1,164m
_Bank loanincome cover - . ) . Minimum 1.75x ’ _ 10.8x
Aviva loan interest service cover ratio : Minimum 1.5x Co ) . 4.8x
Aviva loan debt service cover ratio B Minimum 1.2x | ' 2.9x

M&G income cover ' . . Minimum 1.5x 8.4x
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19. BORROWINGS (conhnued)

Interest rate pxoute of financial ltabtltttes

Weighted =~ Period for Weighted

Total Floating rate Fixed rate average which the average period
_£000 * £000 . £000 interest rate rate is fixed until maturity
At 31-March 2020 . - o .
Gross financial liabilities - 402,028 219,500 182,528 2.5% 56years ° 4.9years
At 31 March 2019 ' . ' L i
Gross financial liabilities . 337,625 187,500 150,125 2.9% S56years”  4.5years-

All monetary liabilities, including short-term receivables and payables are denominated in sterling. The weighted average interest rate includes the
effect of the Group's interest rate derivatives. The Directors have concluded that the carrying value of borrowings approximates to its fair value.

Narrative disclosures on the Group's poAIicy for financial instruments are.included within the Strategic Report and in note 18.

20. DEFERRED TAX

" Deferred tax assets in respect of IFRS 2 [tID 2 million), corporation tax losses (£4.9 million), capital allowances in excess of depreciation
"(£0.2 million] and capital losses [£1 6 million) in respect of the non-REIT taxable business have not been recognised as it is not considered
probable that sufficient taxable profits will arlse inthe relevant taxable entity. ’

21. OBLIGATIONS UNDER LEASE LIABILITIES

Y Present value minimum

Minimun_l lease payments of lease payments
2020 2019 2020 Co2om”
) £000 £000 _ £000 : £000
Amounts payable under lease Iiabili)ies: . ) ’

" Within one year . ) .- 1780 1,653 1,751 1,625
Within two to five years inclusive . : ’ 7122 - 6612 6,266 5,796
Greater than five years . o ) ‘ 19979 . 20394 ° 10,920 11,353

' 4 28,881 28659 . . 18,937 18,774
Less: future finance charges - L (9,944) {9,885)
_ Present value of lease liabilities - 18,937 . 18,774

All obligations undér lease liabilities are denominated in sterling. Interest rates are fixed at the contract date. All leases are on a fixed repayment basis
andno arrangements have been entered into for contingent rental pagments The carrying amount nf the Group's lease obligations approximates their
fair value. :
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22. SHARE CAPITAL
' Called up,
allotted and fully paid
2020 " 2019
Ordinary shares of 10 pencé each . T ’ ‘ 16,714 16,667
Movement in issued share capital A
Number of shares at 31 March 2018 , _ ) 158,570,574
Issue of shares - placing - : : ' ) 7,204,301
Exercise of share options — Share option schemes . : . 890,283
Number of shares at 31 March 2019 ' 166,665,158
Exercise of share options ~ Share option schemes , . . 473,369 -
. Number of shares at 31 March 2020 ‘ 167,138,527
The Company has one class of ardinar'g'shares which carry no right to fixed income.
At 31 March 2020 o;&tions in issue to Directors and employees were as follows:
- Number of- Number of
4 . ordinary ordinary
Date option Option price per . Date on which the shares shares
Granted . ordinary share . Date first exercisable exercise period expires ' 2020 2019
11 July 2012 nilp ** 11 July 2015 10 July 2022 - 5,359
19 July 2013 nitp “* 19 July 2016 19 July 2023 - 7,059
29 July 2014 it p** 29 July 2017 29 July 2024 830 2,400
21 July 2015 nii p** 21 July 2018 21 July 2025 19,879 47,135
14 March 2016 608.0p” 1 April 2019 1 October 2019 - 36,075
22 July 2016 nil p** 22 July 2019 - 21 July 2026 58,674 392,262
15 March 2017 580.0p* 1 April 2020 1 October 2020 46,900 51,086
2 August 2017 nil p** 2 August 2020 ‘2 August 2027 382,490 401,847
13 March 2018 675.4p* 1 April 2021 1 October 2021 ' 90,063 98,852
24 July 2018 nil p** 24 July 2021 24 July 2028 343,868 356,703
11 March 2019 749.9p* 1 April 2022 1'Qctober 2022 50,884 56,836
19 July 2019 nilp ™ 19 July 2022 19 July 2029 366,985 -
2 March 2020 947.0p 1 April 2023 1 October 2023 52,725 ‘ -
4 ' : 1,413,208 1455614

* SAYE {see note 23) ** LTIP (see note 23)

"OWN SHARES

The own shares reserve represents the cost of shares in Blg Yellow Group PLC purchased in the market and held by the Big Yellow Group PLC

Employee Benefit Trust, along with shares issued directly to the Employee Benefit Trust. 1,122,907 shares are held in the Employee Benefit Trust

[2019 '1,122,907), and no shares are held in treasury.
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: 23 SHARE-BASED PAYMENTS

The Company has three equity 'share- based payment arrangemems namely an LTIP scheme (with approved and unapproved components),
an Employee Share Save Scheme [“SAYE"] and a Deferred Bonus Plan. The Group recognised a total expense in the year related to equntg -settled
share-based payment transactions of £2,256,000 (2019: £2,345,000).

zqultv-settled share option plans

Since 2004 the Group has operated an- Emplogee Share Save Scheme (“SAYE") WhICh allows any employee who has more than six months service to

purchase shares at a 20% discount to the average quoted market price of the Group shares at the date of grant. The associated savings contracts are
-three years at which point the employee can exercise their option to purchase the shares or take the amount saved, lncIudlng interest,’in cash. The
'scheme is administered by Yorkshire Building Society.

On an annual basis since 2004 the Group awarded nil-paid options to senior management under the Grbup's Long Term Incentive Plan {“LTIP"). The
awards are conditional on the achievément of challenging performance targets as described on page 86 of the Remuneration Report. The-awards
granted in 2004, 2005 and 2006 vested in full. The awards granted in 2007 and 2009 lapsed, and the awards granted in 2008 and 2010 partially
vested. The awards granted in 2011, 2012, 2013, 2014, 2015 and 2016 fully vested. The weighted average share price at the date of exercise for.
options exercised in the year was £9.88 [2019 £9.10).

2020 2019

. No. of . No. of
LTIP scheme ) ’ ] options ) options
" Outstanding at beginning of year a . e - . 1,212,765  17201,802
Granted during the year ' . . : : 457,058 410,340
Lapsed during the year . . . (62,097) (27,504)
Exercised during the year ' : . (435,000) - (371,873)
Outstanding at the end of the year .- ’ ' ) ' . 1,172,726 1,212,765
Exercisable at the end of the year ' - L : 79,383 - 61,953
The weighted average fair value of options granted during the gearwaé £1,499,000 (2019: £1,365.0@D].
Options outstanding at 31 March 2020 had a weighted average contractual life of 8.2 years (2019: 8,2 years). .
’ 2020 ' 2019
X Weighted . Weighted
T 2020 average T 2019 average
No. of = exercise price No:. of exercise price
Employee Share Save Scheme (“SAYE”) A . options (%] options {£)
Outstanding at b'eginningof‘year - ‘ . 242,849 6.63 300,028 5.91
Granted during the year ] 52,725 947 56,836 - 7.50"
Forfeited"during the year . . (16,633) ~ 6.89 (19,724) - 8626
Exercised during the year . o . . . (38,369) : 6.08 ©(94,201) 4.95
Outstanding at the end of the year ' N : ' 240,572 . 7.32 242,849 6.63

" Exercisable at the end of the year * -~ - . ) - - R L
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23. SHARE-BASED I?AYMENTS (continued) .
Options outstanding at 31 March 2020 had a weighted average contractual life of 1.9 years (2019: 2.1 years].

The inputs into the Black-Scholes model for the options granted during the year are as follows:

. 3 . LTIP SAYE
" Expected volatility _ . wa . 18%
Expected life- ' . ’ - 3 years 3 years
Risk-free rate ’ o . . ) S ‘ . 07% 0.7%
Expected dividends . . o ' o . 4.0% T 41%

Expected volatility was determined by calculating the historical volatility of the Group’s share price over the year prior to grant.

Deterred bonus plan

The Executive Directors receive awards under the Deferred Performance Plan. This+is accounted for as an equity |nstrument The plan was set up |n
Julg 2018. The vesting criteria and scheme mechanics are set out in the Directors’ Remuneratlon Report.

24 CAPI'I'AL COMMITMENTS

At 31 March 2020 the Group had £10.0 million of amounts contracted but not provuded in respect of the Group’s properties [2019 £13.4 million of
capital commitments).

" 25.EVENTS AFTER THE BALANCE SHEET DATE ,

0On 20 April 2020, the Group announced a placing of 8.3 million shares, which ralsed £79.9 million {net of expenses] to fund the acquisition of land to
grow the buslness

26. CASH FLOW NOTES -~
a). Reconciliation of profit after tax to cash genemted uom opemuons

2020 2019

. . Note £000 £000

Profit after tax , a ‘ 92576 - 126,500
Taxation : ) L - - 8n 355
Share of profit of associates . . . : 856y (2,327}
Investment income ) . . ’ ) (114) (167)
Finance costs : ‘ 10,751 11,199
Operating profit ' : o : 103,228 135,560
Gain on the revaluation of investment properties ) 143,15 . (23,193) {58,898)
Gain on disposal of investment property ‘ . 57) C-
Depreciation of plant, equipment and owner-occupied property © . 14b- ) 677 712
" Depreciation-of lease fiability capital obhgatnons . ' , ’ ) 14a 1,198 . 1,075
" Employee share options s ) A 6 2,256 2,345
Cash generated from operations pre working capital movements : C " 84,109 80,794
(Increase)/decrease in inventories . ’ . (130) 1
Decrease/(increase) in receivables * g ' 564 (1,874)
Increase in payables T ' : ) 531 3,991

Cash geherated from 6perations . A 85,074 82,912
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26. CASH FLOW NOTES (continued)
b) Reconciliation of net cash flow movement to net debt

. 2020 2019

. R l Note £000 £000
Net increase in cash and cash equivalents in the year ) ' ' 33,516 ©-11,049
Cash flow from increase in debt financing ] . ' . ) (64,403) . (7,026)
Change in net debt resulting from cash fiows . ' . ' (30,887) . 4,023
‘Movement in net debt in the year ) ’ . a n (30,887) 4,023
Net debt at the start of the year : . ) - {319,723) (323,746)
Net debt at the end of the year . ) 18A (350,610} (319,723)°

27. RELATED PARTY TRANSACTIONS . .
Transactions between the Company and its subsrdlanes, which are related parties, have been eliminated on consolldat«on and are not disclosed in
- this note.
. Transactions with Armadillo Storage Holdlng Company Limited .
As described in note 14, the Group has a 20% interest in Armadillo Storage Holding Company lelted [“Armadlllo 1"] and entered into transactions with
Armadillo 1 during the year on normal commercial terms as shown in the table below :
Transactions with Axmadmo stomge Holdlng Company 2 Limited

As described in note 14, the Group has a 20% interest in Armadillo Storage Holding Company 2 Limited (“Armadillo 2"] and entered into transactions
with Armadillo 2 during the year on normal commercial terms as shown in the table below.

31 March . 31 March
2020 . 2019
Fees earned from Armadillo 1 o . ' . . ) 839 1,735
Fees earned from Armadillo 2 . o 1,394 " 408
Balance due from Armadillo 1 - ) ’ 51 124

Balance due from Armadillo 2 : B : : o 1,018 19
The balance due from Armadillo 2 includes the performance fee of £1 million. '

The remuneration of the Executive and Non-Executive Directors, who are the key management personnel of the Grodp, is set out below in aggregate.
- Further information on the remuneration of individual Directors is found in the audited part of the Directors’ Remuneration Report on pages 82 to 89.

31 March 31 March
2020 2019
£000 £000

Short term employee benefits . ' ] 1,461 " 1,540

Post-employment benefits ’ : 132 118

Share-based payments T a3 : R 2,196 2,553

o S ) - 3,789 Ca21

Anwunk Limited

"James Gibson is a Non-Executive Director and shareholder in AnyJunk Limited and Adrian Leeis a shareholder in AngJunk Limited. During the year
AnyJunk Limited provided waste disposal services to the Group on normal commercial terms, amounting to £3?,000 (2019: £33,000].

. No'other related party transactions took place during the years ended 31 March 2020 and 31 March 2019.
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Equity shareholders’ funds

2020 . 2019
.Note £000 £000
" Non-current asséts . :
Plant, equipment and owner-occupied property 30a 1,875 1,776
Investment in subsidiary companies 30b 25,091 22,835
26,966. 24,611
Current assets
"Trade and other receivables i 31 568,776 593,178
Derivative financial instruments.” 86 298
Cash and cash equivalents 1 1
' 568,863 593,477
_ Total assets 595,829 618,088
Current liabilities -
Trade and other payables 32 (3,867) . (3,946}
Obligations under lease liabilities (23) -
{3,890) (3,946)
Non-current liabilities
Obligations under lease liabilities {123) -
Bank borrowings (213,708) (182,173)
(213,831) (182,173)
Total liabilities T (217,721) " (186,119)
Net assets 378,108 . 431,969
Equity . : T -
. Share capital 22 16,714 16,667
Share premium account 112,320 111,514
" Reserves ' 28 249,074 303,788
- 378,108 431,969

The Company reported a loss for the financial géar ended 31 March 2020 of £1.3 million (2019: profit of £98.5 million). The financial statements were
approved by the Board of Directors and authorised for issue on 20 May 2020. They were signed on its behalf by: '

s I

James Gibson John Trotman

Director’ DBirector

Company Registration No. 03625199

The accompanying notes form part of the financial statements.
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Company Statement of Changes in Equttv

Year ended 31 March 2020

Share | Other non- Capital .

Share P i distrib bl 1 r‘ R ined Oown
capital account reserve reserve earnings shares -Total
£000 £000 ~ £000 -, £000 £000 £000 £000
At 1 April 2019 - 16,667 - 111,514 . 74,950 . 1,795 . 228,062 (1,019) 431,969
Total comprehensive loss for the year C - Co- .- - (1,264) c- (1,264)
‘Issue of share capital L ' 47 806 - - S - = 853
Dividend - - - - (55,706) - {55,706)
Credit to equity for eqmty-settled share ' o . : L
based payments ‘ - - - - 2,256 i 2,256
At 31 March 2020 ' 16,714 112,320 74,950 1,795 '173,3.48 B (1,019) 378,108.

The Company’s share capital is disclosed in note 22.

The own sha'r.es balénce represents amounts held by the Employee Benefit Trust [see note 22).

Year ended 31 March 2019

Share Other non-, Capital -

Share premium distributable - redemption Retained Own . X

capital account reserve | feserve earnings shares : Total
At 1 April 2018 : : 15,857 46,362 ' 74,950 . 1,795 179,289 o (1,019) 317,234
Total comprehensnve income for the year - - - - 98,486 - ‘98,486
Issue of share capital 810 . 65152 .. - - - - 65,962
Dividend = L= - - (52,058) - (52,058
Credit to equity for equity-settled share’ . . - . .
based payments ) - - - - - 2,345 | - - .2,345

At 31 March 2019 16,667 111,514 74,950 1,795 228,062 (1,019) 431 .9_59

. The accompanying notes form part of the financial statements.
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28. PROFIT FOR THE YEAR

29.

As permitted by section 408 of the Companies Act 2006, the statement of comprehensnve income of!he Compang is not presented as part of these
financial statements. The loss for the gear attributable to eéquity shareholders dealt with in the financial statements of the Company was £1.3 million
(2019: profit of £98.5 million).

BASIS OF ACCOUNTING )

The separate financial statements of the Company are présented as required by the Companies Act 2006. As permitted by that Act, the separate
financial statements have been prepared in accordance with “Financial Reporting Standard 101 Reduced Disclosure Framework [“FRS 101°). In
preparing these financial statements, the Company applies the recognition, measurement and disclosure requirements of International Financial
Reporting Standards as adopted by the EU (“Adopted IFRSs"), but makes amendments where necessary in order to comply with Companies Act 2006
and has set out below’ where advantage of the FRS 101 disclosure exempnons has been taken.

In these financial statements, the Company has-applied the exemptions available under FRS 101 i in respect of the followmg dlsclosures

® (ash Flow Statement and related notes;

® Comparative period reconciliations for plant, equ:pment and owner- occupled property and investment properties;
®  Disclosures in respect of transactions with wholly owned: subS|d|ar|es

® Disclosures in respect of capital management;

. The effects of new but not yet effective IFRSs; and

= Disclosuresin respect of the compensatlon of Key Management Personnel

As the consolidated financial statements mclude the equivalent dlsclosures, the Company has also taken the exemptions under FRS 101 avallable in
respect of the following disclosures

® RS 2 Share-Based Payments in respect of group settled share-based payments; and

®  Certain disclosures required by FRS 13 Fair Value Measurement and the disclosures required by IFRS ? Financial Instrument Disclosures.

The financial statements have been prepared on the historic cost basis except that derivative financial instruments are stated at fair value. The
Company’s principal accounting policies are the same as those applied in the Group financial statements.

Going concemn .

See note 2 for the review of gomg concern for the Group and the Company.

Investment in subsidiartes

These are recognised at cost less provision for any impairment.

IFRIC 11 IFRS 2 Group and Treasury Shal’e Transactions

The Company makes equity settled share-based pagments to certain employees of certain subsidiary undertakungs Equity senled share-based
payments that are made to the employees of the Company's subsidiaries are treated as increases in equity over the vesting period of the award, with
a corresponding increase in the Company's investments in subsidiaries, based on an estimate of the number of shares that will eventually vest. This
is the only addition to investment in subsidiaries in the current year. :

The Company has adopted IFRS 16 Leases during the year. For details of the changes in accountmg policies and the way the Group has adopted thls
standard please see note 2 of the financial statements. :

The Balance Sheet i impact of recognising the additional lease liabilities and associated assets upon adoption of IFRS 16 at 1'April 2019 is shown below:

1 April 31 March

. 2019 . 2020

- Balance sheet caption . . . £000 £000
Property plant and equipment {asset) - . , 174" 148
Obligations under leases (current). - ) . 26 23

" Obligations under leases (non-current) . . L . ‘ ) : 148 123
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30. NON-CURRENT ASSETS

a) Plai\t, equipment and owner occupied property

. Fixtures, .
- .o Freehold ‘Leasehold fittings & office IFRS 16-
property imp i -leases Total
£000 £000 £000 £000 £000
Cost ] o o ‘ :
At 31 March 2019 . s - 2,203 . 64 66 Co- 2,333
Additions . ' B o - - 5 . - . .5
- Accounting policy change ‘ . - i - : - 174 174
. At 31 March 2020 . . : . -2,203 - ' 64 - 174 2,512
Accumulated depreciation . o . R ' .
At 31 March 2019 : (492) (2 (43) : - (557) -
Charge for the year v o T (42) . (1) (1) (26) 80)
At 31 March 2020 ' : ) S ".(534) (23) . (54) (26 . (637)
Net book value ‘ R . ’ : '
At 31 March 2020 o ‘ ) 1,669 ) M 17 " 148 1,876
At 31 March 2019 i . - ST 42 23 - 1776
b) Investments in subsidiary compantes. -
) ’ . ) investment
in subsidiary
_undertakings
] o - £000
Cost B . . . L S . S
At 31 March 2019 . . - 22,835
Additions : . . o o C S : . 2,256

At 31 March 2020 - . R : I 25,001
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30. Non-ct'mhm'rfassns (continued)

b) Investments in subsidiary companies (continued)

153

The Group's subsidiaries are all wholiy-owned, the Group holds 100% of the voting power and the companies are incorporated, reglstered and
operate in England and Wales. The registered office of all subsidiaries is 2 The Deans, Bridge Road, Bagshot Surrey, GU13 SAT. All subsidiaries are
included inthe consolidated accounts. The subsidiaries at 31 March 2020 are listed below:

Name of subsidiary

Principal activity

.Big Yellow Self Storage (GP) Limited
.Big Yellow Self Storage Company Limited
Big Yellow (Battersea) Limited -

The Big Yellow Construction Company Limited  *

The Big Yellow Holding Company Limited
Big Yellow Limited Partnership
Big Yellow Nominee No. 1 Limited
Big Yellow Nominege No. 2 Limited
Big Yellow Self Storage Company 1 Limited
Big Yellow Self Storage Company 2 Limited
Big Yellow Self Storage Company 3 Limited
Big Yellow Seff Storage Company 4 Limited
Big Yellow Self Storage Company 8 Limited
Big Yellow Self Storage Company A Limited
Big Yellow Self Storage Company M Limited
Big Yellow (Wapping 2) Limited '
BYRCo Limited
BYSSCo A Limited

- BYSSCo Limited
Kator Storage Limited
The Last Mile Company Limited
Lock & Leave Limited
Lock & Leave (Twickenham) Limited

General Partner
Self storage

Self storage
Construction management
Holding Company.
Self storage
Dormant

Dormant

Dormant

Dormant

Dormant

Dormant

Self storage

Self storage

. Self storage *
- Dormant

Property management
Dormant ’

" Self storage

Self storage
Holding Company
Self storage
Self storage

In addition the Group has a 100% interest in Pramerica Bell Investment Trust Jersey, a trust registered in Jersey.

Audit exemption statement

For its most recent year end the companies listed below were entitled to exemption from audit under section 479A of the Companies Act 2006
- relating to subsidiary companies. The members of thése companies have not required them to obtain an audit of their financial statements for the

year ended 31 March 2020.

.Big Yellow Self Storage (GP) Limited

The Big Yellow Construction Company Limited
Big Yellow Holding Compan'g Limited

Big Yellow Nominee No. 1 Limitéd

Big Yellow Nominee No. 2 Limited

Big Yellow Self Storage Company 1 Limited
Big Yellow Self Storage Company 2 Limited
Big Yellow Self Storage Company 3 Limited
Big Yellow Self Storage Company 4 Limited

Big Yellow Self Storage Company 8 Limited
Big Yellow (Wapping 2) Limited

BYRCo Limited

BYSSCo Limited

BYSSCo A Limited

" Kator Storage Limited .
The Last Mile Company Limited

Lock & Leave Limited
Lock & Leave [Twickenham] Limited
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31. TRADE AND OTHER RECEIVABLES

.31 March * 31 March

N 2020 2019

Amounts owed by Group undertakings o . : ’ ’ 568,636 593,077 -
Prepayments and accrued income * * . ' . 140 101

568,776 593,178

Amnunté owed by Group undertakings are unsecured and are repayable on demand. The Company recharges its external interest cost toits
subsidiaries. Amounts owed by Group undertakings have hnstoncallg had immaterial levels of bad debt and consequentlg ‘the Compang has not
recognised any impairment provision against them.

" 32, TRADE AND OTHER PAYAB:LES

31 March 31 March
2020 _ - 2019
£000 £000
Current (all due wnthln one year) . o L. '
Other payables ' . ‘ . C . 3,774 3,667
Accruals and deferred income . : : - 93 . 279
3,867 3,946
33. GLOSSARY _
Adjusted earnings growth The increase in adjusted eps year-on- t_.jear .
Adjusted eps - ‘ Adjusted proflt after tax divided bg the diluted welghted average number of shares in issue during
’ the financial year. )
. Adjusted NAV EPRA NAV adjusted for an investment propeng valuation carried out at purchasers’ costs of 2.75%, see note 13.
Adjusted Profit Before Tax The Company’s pre-tax EPRA earmngs measure with additional Company adjustments, see note 10.
Average net achieved rent per sq ft Storage revenue divided by average occupled ‘space over the financial gear
Average rental growth The growth in average net achieved rent per sq ft year-on-year.
BREEAM - An environmental rating assessed under the Building Research Establishment's Environmental
) : Assessment Method. )
Carbonintensity - ". . Carbon emissions divided by the Group’s average occupied space.
Closing net rent per sq ft . Annual storage revenue generated fromin- place customers divided bg occupxed space at the balance
sheet date. | . . )
Debt ' . ang-term and short-term borrowings, as detailed in note 19, excluding lease liabilities and debt issue costs.
Earnings per share (eps) Profit for the financial year attributable to equity shareholders divided by the average number of shares
in issue during the financial year. S
EBITDA - ' . Earnings before interest, tax, depreciation and amortisation.
EPRA ' The European Public Real Estate Association, a real estate industry body. This organisation has issued Best

Practice Reeommendations with the intention of improving the transparency, comparability and relevance
_of the published results of listed real estate companies in Europe.

EPRA earnings . The IFRS profit after taxation attributable'to shareholders of the Company excluding investment
property revaluations, gains/losses on investment property disposals and changes in the fair value
of financial instruments.
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33. GLOSSARY (continued)

EPRA earnings per share
EPRA NAV per share ’

EPRA net asset value
EPRA NNNAV

Equity
Gross property abssels
Gross value added

Interest cover
Like-for-like occupancy
Like-for-like revenue

~ LTV (loan to value]

Maximum lettable area (MLA)
Move-ins

Move-out§

NAV

Net debt

Net nitial yield

Net promoter.score (NPS)

Net rent per sq ft
Occupancy '
Occupied space
" Other storage related income

Pipeline

Property Income Distribution {PID)

REIT

" REVPAF
“Store EBITDA

155

EPRA earnings divided by the average number of shares in issue during the financial year, see note 13.
EPRA NAV divided by the diluted number of shares at the year end.

IFRS net assets excluding the mark-to-market on interest rate derivatives effective cash flow as deferred
taxation on property valuations where it arises. It is adjusted for the dilutive impact of share options.

The EPRA NAV adjusted to reflect the fair value of debt and derivatives and to include deferred taxation on
revaluations. : ’

All capital and reserves of the Group attributable to equity holders ofthe Company.
The sum of i mvestment propeng and investment property under construcuon
The measure of the value of goods and services praduced in an area, industry or sector of an economg

The ratio of operating cash flow divided by interest paid (before exceptional finance costs, capltallsed interest
and changes in fair value of mterest rate derivatives). This metric is provided to give readers a clear view of the
Group's financial position.

Excludes the closing occupancy of new stores acquired, opened or closed in the current financial year
in both the current financial year and comparative figures. In 2020 this excludes Manchester which opened

in May 2019.

Excludes the impact of new stores acquired, opened or stores closed in the current or preceding financial year
in both the current year and comparative figures. This-excludes Battersea (closed for redevelopment in March -
2019), Wapping (opened July 2018) and Manchester (opened May 2019).

Net debt expressed as a percentage of the external valuation of the Group's investment properties.
The total square foot {sq ft) available to rent to customers. A

The number of customers taking a'storage room in the defined period.

The number of customers vacating a storage reom in the defined period.

Net asset value. .

Gross borrowings less cash and cash equivalents.

The forthcoming year’s net operating income expressed as a percentage of capital value, after adding notional
purchaser’s costs. :

The Net Promoter Score is an index ranging from -100 to 100 that measures the willingness of customers to

recommend a company’s products or services to others. The Company measures NPS based on surveys sent
to all of its move-ins and move-outs. ‘

Storage revenue generated fromin place customers divided by occupancy.
The space occupied by customers divided by the MLA expressed as a %.
The space occupied by customers in sq ft.

Packing materials, insurance and other storage related fees.

The Group's development sites. |

" Adividend, generallg subject to w:thholdlng tax, that a UK REIT is required to pay from its tax exempt property

rental business and which is taxable for UK-resident shareholders at their marglnal tax rate.

Real Estate Investment Trust. A tax regime which in the UK exempts participants from corporation tax both
on UK rental income and gains arising on UK investment property sales, subject to certain conditions.

Total store revenue divided by the average maximum lettable area in the period. |

Store eaénings before interést, tax, depreciation and amortisation, see reconciliation in the portfolio summary.
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-t 2020 2018 . 2017 2016 2015 2014 2013 2012 2011
Results £000 £000 £000 £000 £000 £000 £000 £000 £000 £000
Revenue '_ - 129,313 "125,2114 116,660 109,070 101,382 . 84,276 72,196 69,671 65,663 61,885

" Operating profit _ ' '
before gains and
losses on property . ) . ) . .
assets ©. 79978 76,662 70,921 65,316 59,854 48,420 39,637 - 37,454 35,079 ° 32,058
Cash flow from : L S o : o :
operating activities 73615. 72,173 62,977 55,974 55,467 42,397 32,752 30,186 27,388 23,534
* Profit/(loss) before ‘ o ’ .
taxation o 93,447 126,855 134,139 99,783 © 112,246 105,236 ' 59,848 31,876 - .(35,551) ~ - 6,901
Adjusted profit 4 . .
-before taxation 70,998 67,465 61,422 . 54641 48,952 39,405 29,221 25,471 23,643 20,207
Net assets 1,563,876 1,123,897 981,148 890,350 829,387 750,914 594,064 552,628 494,500 544,949
Diluted EPRA ' .
earnings per share__ 42.1p 414p = " 38.5p 34.5p 31.1p 27.1p 20.5p 19.3p . 18.2p 16.5p
" Declared total ' .
dividend per share 33.8p 33.2p '30‘89 27.6p 24.9p 21.7p 16.4p 11.0p .10.0p 9.0p
Key statistics
Number of stores . . . K
- open 75 74 © 74 . 73. 71 69 66 66 . 65 62
Sq ft occupied (000) *~ 3,781 3,810 3,730 © 3,551, 3,363 3,178 ° 2,832 2,632 2,458 2,130
Occupancy . N : ' . '
{decrease)/ increase ) . : T L
in year 000 sq ft)* . {29) 80 179 188 185 346 200 174 328 215
Number of ’ . .
customers - © 56,500 56,000 55,000- 52,500 50,000 47,250 41,800 38,500 36,300 32,800
“Average number ' .
of employees o .
347 335 329 . 318 300 289 273

* - the occupancy growth in 2016 and 2017 includes the acquisition of existirig stores
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