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HIGHLIGHTS

PllRfF[lllﬂ YALUATION CONTINGES TD ADVANCE

Portfolio valuation up 2 6% 1o £5,673 Om over the penod,
mncluding land and adjusting for property acquisitions and
other capital expendrture

Market value of investment portfoho up 2 3% over the period

Retail investment portfoho performing well - valuation up
6 7% 1 the half year

Office investment portfolio valuation up 1 6%

Benchmark imtial yield unchanged at 5 0%

FINANCIAL SUMMARY

Netassets £2,626 7m at 30 June 2013, an increase of £128 3m
or 5 1% from £2,498 4m at 31 December 2052

Adyusted net assets per share £4 46 compared with £4 22
at 31 December 2012, an tncrease of 5 7%

Adjusted NNNAV per share £3 58 compared with £3 11
at 31 December 2012, an inurease of 15 1%

Profit before tax £2 6m (6 month~ ended 30 June 2012 —
£32m)

Profit after 1ax £4 8m (6 months ended 30 June 2012 - £5 9m)

SECURE INCIME STREAM

Weighted average lease term 14 6 yearsor 13 4 years assumung
exeraise of all break options

Tetings of approximately 100,000 sq i, subsequent 1o the
period end

SECURE AINANCIAL POSITION FROVIDES FOUNDATION FOR
GROUP'S STRATEGY

-

Average lvan maturity of 12 5 years compares with weighted
average lease term

Drawdowns commenced under £190 Om construction loan
facilitv secured aganst 25 Churchill Place

Note-
For further informaticn on the abave refer to the Business Hevien

DEVELOPMENT PROGRAMME PIPELINE PROGRESSING WHLL

« 25 Churchill Place - construction continues on schedule and
within budget

» Canary Wharf Crossrail station - on schedule and within
budget Construction continues on 115,000 sq ft of retail
space above the station, opening on a phased basis between
2045 and 2018

« Retail expansion — 44,000 sq ft expansion of Jubilee Place
mail on schedule to open in hovember 2013, of which 92 3%
s currently let or in sohicitor” hands

+ Joint ventures
+ 20 Fenchurch Street - 57 0% tet wath negotiations on a
further 100,000 q ft
+  Shell Centre - conditional planning consent achieved
in May 2013 although now subject to call in by the
Secretary of State

INVESTMENT PORTFOUD

« Level39 - Europe's largest accelerator space for technology
opened 1n March 2013

+ Level 42 - approval for the conversion of an additional
floor in One Canada Square to expand the offering to high
growth companies

+ 7 Westferry Circus — 177,700 <q ft building on the Estate
acquired in March 2013 for £46 6m

« 15 Westterry Circus — 171,000 sq ft building on the Estate
acquired subsequent to the period end

+ Refurtnshment of One Canada Square - substantially complete
at cost of £34 Om
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RESULTS IN BRIEF

UNAUDITED [HADTER

SIX MONTHS SIX KONTHS

ENDED ENDED

30JuNE 30 JUNE

2013 m

HITE Em Em

Rental income (1) 134 6 1303
Exceptional ttem

- refurbishment costs (1) (6 0) —_

Operating profit (1} 899 1035
Exceptional item

— movement i UNeECONOMIC hedge provision {n} 110 04

Profit on ordinary activities before Lax 26 3z

{Loss)profit before tax excluding exceptional items (1) (24) 28

Tax {m} 22 27

Profit after tax 48 59

Basic and diluted carnings per share () 0 8p 09p

Note

{1} Refer to Business Review - Operating Results
(1) Reforto Note 2

{m) Refer to Note 3

{1v} Refer 2o Nate 4
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CHAIRMAN AND CHIEF EXECUTIVE OFFICER'S OPERATIONAL REVIEW

SIR GEORSE IACOBESCY CBE

Chairman and Chief Executive Officer

“THE GROUP HAS MADE SIGNIFIGANT PROGRESS ON TS
DEVELOPMENT AND CONSTRUCTION ACTMTIES WHILST
LAYING FOUNDATIONS FOR THE NEXT PHASE OF 175
DEVELGPMENT PROGRAMME"

INTRODUCTION

In the 6 months to 30 june 2013, the Group has made significant
progress on its development and construction activities whalst
laying foundations for the next phase of s development
programme Iy will encompass a sigmficant residential
component in additon to ufhce and retasl During this penod
the existing portfolio moved up 1n value, reflecting the quality
of properties and a more posittve economic backdrop

Whilst buslding on the strength of our portfolio at Canary Wharf,
the diversification of our product contiues to demenstrate our
commitment to broadening our reach Efforts have been intensified
bevond the Canary Wharl Estate portfolio in the City with the
20 Fenchurch Street building, on the South Bank with the Shell
Centre development and with the Wood Wharf development whuch
1s adsacent! to the Canan Wharf distnict. We value the contribution
of the communities with which we are involved and, to that end,
an extensn e commumity engagemert has been instigated both at
the Shell Centre and more recently at Wood Wharf We will continue
to ensure that we understand local needs and find wavs tor our
developments to bring benefits for everyone

There has been dear evidence of growing demand in the office
letting marhet and early signs of a ughterung of supply in our core
markets At Canary Wharf this has been reflected in office lettngs
by the Group of around 100,000 sq ft and other substantia] lettings
on the Estate, the bulk of which have been concluded since the
end of june We continue 1o enjoy sustaned retail strength at Canary
Wharf where there are no current vacancies and high levels of
demand for newly created space At 20 Fenchurch Street 57 09 of
space 1s now let, including a spectacular sky garden restaurant

The success of the Level39 projectat One Canada Square s evident
after only being open for a few months  Ihe space 1s already full
of aspinng young TMT compamies and entrepreneurs prompting
the opeming of a ‘High growth space on level 42 in the building

We have Lhe largest pipeline of any | ondon developer and we
are financially well positioned to deliver this 10 8m sq ft of
demand led development and also take advantage of the
apportummties for development and rental growth that this
vibrant eity’s property market has to offer

ARANGIAL REVIEW

Net assets totalled £2,626 7m at 30 June 2013, representing an
mcrease of £128 3Imor 5 1% from £2,498 4m at 31 December 2012
This increase w as manly attributable to the revaluation surplus
on investment properties of £123 5m and to the profit after tax
for the 6 months of £4 8m Adjusted NAV per share was £4 46
at 30 June 2013 compared with £4 22 a1 31 December 2012,
an increase of 24p or 5 7%

CANARY WHARF GROUP PIC WTRIMFERIRT 20 (10




CHAIRMAN AND CHIEF EXECUTIVE OFFICER'S OPERATIONAL REVIEW

CONTINUED

Adjusted NNNAV per share at 30 June 2013 was £3 58 compared
with £3 11 at 31 December 2012, an increase of 15 1% This
ncrease in adjusted NNNAV was greater than the increase in
adjusted NAV as a result of favourable valuation movements
m the Group’s interest rate swaps and sceuntisation Notes

The portfobo valuation continued to move ahead The retail
portfolio again performed particularly well, increasing by 6 7%
in the 6 months, reflecting a shght hardening in yields, progress
with the expansion of Jubilee Place mall and growth in passing
rents The valuation of the office portfolio was up by 1 6% in the
penod and this resulted 1n an overall increase 1n the investment
portfolio of 2 3% Including development sites, the market value
of the (otal portfolio, adjusting for property acqusitions and
capital expenditure, increased by 2 6% in the 6 months

The weaighted maturity of the Group's loan faciiies was 12 5 years
which compares favourably with the weighted average unexpired
lease term

GPERATICNAL REVIEW
(EASING

Occupancy levels in the Group’s investment partfolio at Canary
Wharf stood at 95 3% at 30 June 2013, mcreasing to 96 0%
following recent lettings lhe weighted average lease term 1s
14 6 years or 13 4 years, assurming exercise of all break options

Al Canary Wharf, after a relatively subdued start to the year,
enquiry levels have increased sigmficantly this 1s reflected in
the 2 major lettings concluded rmmediately subsequent to the
period end Shell has agreed to tahe a turther 38 225 sq ft 1n

40 Bank Street and this was followed by the letting of 54,000 sq ft
on levels 7 and 8 1n One Canada Square

The enduning demand for lgh quality retail space at Capary
Wharf 1s evident as 100 0% of the existing umits centinue to be
occupted Sigmhcantly, during the period a series of teading
brands such as Banana Republic, Orlebar Brown, Asics, Wolford,
Michael Kors, Monica Vinader, Godinva and Le Pain Quotidien
announced that they will open branches 1n the 44,000 sq fi
Jubilee Place shoppung mall extension when it opens its doors
in earty November 2013 All 27 units in thes extenston are now
let, 1n solicitors” hands or under offer and the new brands will
be welcome additions to the carefully selected retail mix The
letings success in the Jubilee Place mall expansion further
highlights that Canarv Wharf 1s an attractive destination for
leading retailers where the retail oftering caters for both the
existing work force and visitors ahke

The retail offer at Canary Wharf will be further enhanced by
115,000 sq ft of new leisure and retail space which 1s currently
under construction across 4 levels above the Canary Wharf
Crossrad staton Fhis retail space 1s already attracting substantial
mlerest 2 years before the tirst phase opens 1n 2015 with around
50 0% of the 88,000 sq ft now let, 1n solicitors” hands or under
offer Phase 11, which will compnise 27,000 sq It, 1s due to open
1n 2018 when the station itself opens for use

In the Crty, we have taken advantage of the strength in the
insurance sector dunng the period, with ongoing momentum
m the leasing activity at 20 Fenchurch Street, a joint venture
with I and Securities Over 380,000 sq ftin thys building 1 now
prelet to 7 different tenants and the joant venture looks forward
to announcing more prelet actvity before its completion in 2014
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NYESTMENT PORTFOLIR

Following the reacquisition of 7 Westfernn Circus and
15 Westferev Circus, the investment portfohio of the Group at
Canary Wharf has increased to 7 4m »q i 7 Westferrv Circus
was originally sold by the Group in November 2005 for £96 6m
and then reacquired 1n March 2013 for £466m In August,
15 Westferry Circus was reacquired for £128 Om, funded by
way of 2 3 year loan facility, the Group also assumeda £11 4m
habiduy on a related out of the money swap These acquisitions
will help us in leveraging our posiion and hnowledge of the
Estate toreposition these assets so that they are more attractne
to a broader range of occupiers

CONSTRICTION AND DEVELOPMENT PIPELINE

As mentioned earlier, we have the largest pipeline of anv London
developer and our status as an integrated developer means we
havea track record of completing projects both on time and to
budget We currently have planning permission for 9 45m sq fi
of mixed use space 1n the pipeline at Canary Wharf and at the
adjacent Wood Whar(«ite Although permission was secured
in May by the jomnt venture with Qatar1 Diar tor the 1 40m sq fi
muxed use redevelopment of the Shell Centre site, the application
has since been called in by the Secretarv of State (see Shell
Centre paragraph below )

AT CANARY WHARF
2 CHURCHIL PLAGE

The completion of 25 Churchall Place s on track. lhe installatron
of cladding and building services 15 now 1n progress and the
European Medicines Agenev s due to occupy 250,000 5q fiin
mud 2014 This 1s the final budding 1n the onginal masterplan
for Canary Wharf and the remaming 275,000 sq ft 15 being
marheted while construction completes

NEWFDUNDLAND

In June, we submitted planning permission to Tower Hamlets
council for a residential development at the weslern end of the
Estate If successful, the development will be the first fully
restdential tower on the Canary Wharf kstate, containing around
530 apartments We are excited about the prospect of introducing
high quality residentsal development to the Canary Wharf Estate.

ADDITIONAL SITES

Appraval for an approximately 700,000 sq ft bulding on the Heron
Quays West site has recently been obtained and planning vonsent
for the additional site at One Park Place remains under review

CROSSRAL

In May and June, the Crossrail project celebrated one of 1ty
biggest milestones so far when tunnelling machines, Elizabeth
and Victoria, entered the Canary Wharf station box. This was
a symbolic moment for the project and represented a large and
tangible step towards the implementation of a new world class
rail hine which wall v astly benefit Londoners by reducing travel
times and enhancing capacity The Group 1s proud to be building
this station at Canary Wharf whach 1s on budget and on schedule

The opening of the Canary Wharf Crossrail station will double
the resilience of the existing strong transport inks at the kstate,
improve connectivity and significantly reduce journey times
from other parts of { ondon, raising its attractiveness asan office,
retall and residential destination

WOOD WHARF

In Apri, the Group appumted Allies and Mornson, an
archilecture and urban plannmg practice, to help evolve the
masterplan fo: the proposed development of the waterfront
mixed ase 20 acre site al Wood Wharl The practice will lead
an the design of the masterplan for the site, with Terry Farrell
and Partners consulting on the scheme as it moves towards a
planning appheation later this year The design work 15 being
done n close consultation with the local community and London
Borough of Tower Hamlets, and will respond to the shft in the
stvle of working environments seen across London The revised
devetopment will contain 1 8m »q ft of office space, 26m g ft
of restdential and 0 26m sq Rt of retail he development 1sbeing
designed to accommodate the future needs of growing business
sectors such as TM1 and will be another major step for the
regeneralion of this part of London

FWAY FROM CANARY WHARF
20 FENCHUREH STREET

The Rafael Vinoly designed 20 Fenchurch Street development
remains on budget and on ime and 15 due to complete in Apnf 2014

The 37 storey budding with 3 storey sky garden 1s proving popular
with the insurance community in whase centre 1t 1s located

SHELL CENTRE

The Shell Centre redevelopment on Londons South Bank was
approved by Lambeth Councils Planning Commuttee n May and
bv the GLA on 17 Julv 2013 We were, however, nohfied on
4 September 2013 that the Secretarv of State for Communities and
Local Government has called in the apphcation to redevelop thss
site 1his decision 11 disappointing, not only to us and our joint
venture partners Qatan Diar, but also to the Lambeth Borough
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CHAIRMAN AND CHIEF EXECUTIVE OFFICER'S OPERATIONAL REVIEW

CONTINUED

Counail and the Mayor of London whe had strongly supported
and approved the proposed scheme Support far this scheme, which
was destgned to be sympathetic to the hentage and character of
the local area, has alvo been expressed by the local commumty
through the extensive consultation process. [his decision may delay
the project and could yeopardise the supply ot rew homes including
affordable housing, the Section 106 benefits for Lambeth, thousands
of jobs and the regeneration of the local area We will now be
working with our joint venture partner to consider the most effective
means of addressing ths situabion

T

COur ambthon to attract tenants trom Londond growth markets,
including the TMT sector, to Canary Wharf and later to the
Wood Wharf development, took a signtficant step forward during
the period with the launch of the Level39 project [evel39 s
1 urope’s largest accelerator space lor financidl, retail and future
aty technologies and 1 based at One Canada Square It has been
a huge success Over 250 applications have been recesved and all
desk spaces have now been let on Level39 As a result of thas
demand, a second floor 18 being opened to accommodate more,
hgh growth 1M [ companies This s the start of a new ecosystem
at Cananv Wharf, which we aim to continue te nurture within
our existing and future space One example of this 1s the Level39
Future Cities mmtiative, a partnershup with the Future Cities
Catapult, which aims to help UK businesses develop cuting edge,
high vatue urban solutions and sell them to the world

Improved nfrastructure 1s eritical to growth and investing in these
kinds of tnituztives will be integral to the success of the Group and to
London's competitiveness as a place to mvest ‘The bt environment
at Canary Wharfs one of the most technologically advariced in London,
makeng it afitting place 1o push boundaries i future aities technology,
as well as a source of capital for comparues proneering n this sector

A further testament te our commutment to transport and digntal
connectivity is the decision to tstall O2’s fast, free wifi across the
whole Estate which 15 a natural next step i providing tenants with
the services they expect from Londons primary business centre

SUSTAINABILITY

We are pleased to have achieved a commendable GRI accredited
B+ ranking for our sustainabihity performance1n 2012 and our
2012 Sustainabihity Report 1s now GRI compliant

The B+ mark indicates a move towards a ngorous and transparent
approach to sustamability reporting, reflecting the sigmficant
work the Group does m and around Canary Wharf with local
commumnibes, suppliers, investors and all other stakeholders

This further underpins cur comrutment to assuring transparency
and sething and meeting targets m this area. The report 1salso aligned
with EPRA Best Practices Recommendations on Sustanabibity
Reporung Reporting agamst best practices m this area means
assunngbest practice standards and transparency performance and
setting clear tarpets for the future

BOARD/STAFF

Afier a period of 7 years as a director, Robert Falls 1¢ leaving
the Board to pursue new opportumities in the real estate market
Robert has been a source of valued advice and support dunng
his ume as a direcior and we wish lum every suceess for the
tuture Robert will be replaced by Olivier de Poulpequet who1s
a managing director at Morgan Stanlev and co chief executive
ofticer globally of Morgan Stankey Real Estate

We are mantaiming our construction and letting programmes
whilst also devoting considerable time and resource to progressing
our development pipehne All of this requires, considerable
commutment and bard work from staff at all levels for which the
Board continues 1o be grateful

CONCLUSION

It s encouraging to see the London property market demonstrating
signs of strengthemng and it 15 a source of prade that the Group has
remamed a consistent and present force i the marketplace throughout
the diflicult cunditions of recentyears Sentument has been gradually
improving throughout the period and this 1s lowly translating mio
more actvity There has been a spate of deals in vanous parts of
London i recent months, including the August announcement that
KPMG 15 to acquire a further 200,000 sq ft in 30 North Colonnade
at Canary Wharf Interestand viewings at Canary Wharfhave doubled
n thelast 6 months and the progression of our developmentpipeline,
positions the Group well to take adyantage of the strengths of the
London market Busdding blocks are bemg put n place to broaden
our product, location and tenant bases which wiil, in particular
accommodate residential development and the burgeoning ™I

sector This postions us well to capitalise on nising valuations and
renits, and to provide London with the flexible, bespoke space 1t needs.
We are laoking forward to the future with confidence i the London
market in which our Company 15 an important player

SIR GEDRGE IACOBESCY

Charrman and Chef Executive Gfficer
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BUSINESS REVIEW

The following Business Review 1s mtended to provide shareholders
with an overall surnmary of the business of the Group, both
during the 6 months ended and also as at 30 June 2013 Where
applicable, 1t also summarises ssgmificant events which have
occurred subsequent to this date

A bist of defined terms used throughout this Interim Report
1s provided in Defimtions {see page 40)

The Group 1s engaged in property investment and development
and 1s currently primantdy focused on the development of the
Estate and the adjacent Wood Wharfsite Clsewherein T ondon,
the Group s also ivolved through ot ventures wm the
redevetopment of 20 I enchurch Street and the Shell Centre

INVESTMENT PORTFOLIO

At 30 June 2013, the Groups investment portfolio comprised
17 completed properties (out of the 35 constructed on the Estate)
totalling approximately 7 2mi sq ft of NIA

In March 2013, the Group acquired the long leaschold interests
in 7 Westferry Circus at Canary Wharf for 146 6m plus SDLT
and fees s buillding was originally constructed by the Group
1n 1992 and sold 1n November 2005 for £96 6m  The building
totals 177,700 sq ft across 8 floors and includes 157,100 sq ft of
office space and 15,500 sq ft of retail space The office space 15
fully let to EMA until December 2014 Following EMA's move
to s new offices at 25 Churchill Place, the Group intends to
refurbish the office space and market the building The retal
space i the buitding 1s fully let to a range of tenants including
Starbucks, Pret A Manger and Sawills

lhe weighted average unexpired lease term for the mnvestment
property porifolio at 30 June 2013 was approximately 14 6 vears,
or 13 4 years assuming the exercise of outstanding break aptions
{31 December 2012 - 15 5 years or 14 2 years respectivelv) The
reduction of 09 years since the year end reflects the acquisition
of 7 Westferry Circus 1o the pertod which 1s let on a lease expinng
in December 2014 On a like tor like basis, the weighted average
unexpired lease term at 30 June 2013 would have been 15 0 years
or 13 7 years, assuming the exercise of all break options

Subsequent to the period end, i July 2013 the Group acquired
15 Westferry Circus, a 171,000 sq ft burlding on the Estate, fully
let to Morgan Stanley on a lease expiring 11 August 2026 As
consideration for the acquisstion, the Group pawd approximately
£128 Om, fully funded by way of a 3 year loan facility, and has
assumed a pre existing sentor interest swap which was secured
agaunst the building and had an out of the money position of
£11 4m This property was originally constructed by the Group

1n 2002 and sold 1 2005 for consideration of £134 8m As a
result of this building being reacquired, the Group’s portfolio
had wcreased 1o 7 4m sq ft at the date of this report

Ihe mvestment property portfolio was 95 3% let at 30 June 2013
(31 December 2012 - 95 5%) 69 2% of the square footage under
lease ta oftice tenants does not exptre, or cannot be terminated
by the tenants, dunng the next 10 years

As well as the rental income generated from properties owned
by the Group, mcome 15 generated from managing the entire
Estate which, inaddition Lo the 17 completed properties owned
by the Group at 30 June 2013, included 18 properties totalling
8 5m sq ft 1n other ownerships

ONECANADA SQUARE

In the first half of the year, the Group substantially completed
an extensive refurbishment of the mechanical and engineering
systems 10 One Canada Square, a mult let bulding of over
12m sq ft at the heart of the bstate lhe total spend was
approxamately £34 Om plus VAL which was incurred over the
last 5 years [his total has now been analvsed to determine the
extent {0 which works related to reparrs or capital expendsture
asappheable Asaresult it 15 anticipated that capatal allowances
will be claimed on approximately £29 0m of expendaure The
balance of £5 Om (or £6 Om including irrecoverable VAT) has
been classified as repairs and taken to the profit and loss account
in the pertod This adjustment 15 mcluded within cost of sales
and disciosed as an exceptional item, bul 15 net assel neutral

LEVEL3S

In March 2013 Level39, Furopes largest accelerator space for
financzal, retarl and future technologies, was opened by the
Mavor of Londen, Boris Johnson Level39 provides office space
for tech compantes as well as events and social space designed
10 help these growing businesses create, test the market and
delver world class financial, retaif and future aity technology
products and services The aim s that by attracting high growth
technology companies to Level39 they will then view space at
Canary Wharf and Wood Wharf as attractive long term options

Since opemung, the tactlity has hosted a significant number of
events targeting the TMT sector and has achieved 100 0%
occupancy There are currently apphcatons from over
80 additronat hagh tech compames looking 1o locate to Level3y
The success of I evel39 has already resulted i a number of these
existing tech comparnes expanding and, with the demand for
mare space, a ugh growth technology floor has been created on
leve] 42 where these growing companies are now being housed
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BUSINESS REVIEW CONTINUED

[EASING

At 20 Fenchurch Street, the Groupis acting as joint development
manager with Land Securtties The jount venture let 66,300 5q ft
to Iberty Syndicates in February 2013, together with 51,000 sq ft
to Liberty Mutual Markel has now taken an addibonal 24,500 <q fi
in the binlding, mcreasing ats tofal letting to 74,500 sq ft At the
date of this report, 57 0% ol the space 1+ let, including all the
retatl space in the sky garden at the top of the buldding which
15 let to Rhubarb Ihe joint venture 15 currenily 1n negotiations
on over 100,000 sq ft and expects to let further space ahead of
practical completion in Aprid 2014

At Canary Wharf, after a relatively quiet start to the year, the
level of enquiries and tenant presentations has 1ncreased
sigmificantly During this period the number of viewings has
doubled 1n companson to the second half of 2012 In the last
3 months of the period, proposals were made to 24 compames,
of which 7 were on over 100 000 sq fi of space, 6 were between
30,000 wq ft and 100,000 sq ft and 11 were under 30,000 sq K

Subsequent to the peried end, Shell agreed to take a further
38,225 «q fi across 2 {loors in 40 Bank Street, taking its total
space in this building to 225,000 sq ft [he latest lease 1s at a
rent of £36 00 psf for a term of 5 years, subject to a 9 month
ren free period and a break option at vear 3 Secure Trading,
a Fintech company, 1< under offer on part of level 19 measuring
6,243 5g fi, at a rent of £40 00 psfon a 10 year lease with a break
oplion at year 5

In One Canada Square, levels 7 and 8 totalhing 54,000 sq ft have
Just been let i their exwsting condition for a term of 5 years
subject to annual breaks afier the first 2 years In addition the
firm of accountants Kingsley Hamulton tool a further 1,154 sq ft

of expansion space at a rent of £40 00 psf on a lease expinng
on 31 October 2017

In terms of space under offer a recruitment company 1s taking
2.594 sq ft on part of level 28 at £42 50 psf on a 5 vear lease with
a breal. option at year 3and a broker on part of level 28 1stalung
1,24} oq ft at a rent of £41 00 psf on a 3 year term

All options to sublet space back to the Group have been exercised
and at 30 June 2013 the estimated net present value of sublet
habilities was approximately £22 1m discounted at 5 8%, being
the Group’ weighted average cost of debt (31 December 2012 -
£26 1m discounted at 6 2%) [hese sublet commitments have
been refled ted 1n the market valuation of the Groups properties

RETAIL

At 30 June 2013, the retarl malls at Canary Wharf continued 1o
be fullv let with demand from both new entrants and existing
occupiers looking 1o expand In Camada Place mall, Boots
expanded into the space formerly occupied by Fat Face and has
been able to extend the cosmetics range in the store as a result
HMV continued to trade following its being placed mnto
admanistration in January 2013 as the Canary Wharf unit was
one of the core group of umits which was acquired by the new
owners when the business emerged from adminwstration

In Cabot Place mall, the unit formerly occupied by Jessops,
which was also placed into administration 1n January 2013, was
acquired by Ryman at an increased rent In One Canada Square,
a new food retaler, Pure, was introduced to replace a food outlet
that was underperforming The Group will continue to actively
manage the existing retail portfolio
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At Jubilee Place, construction began in February 2012 on the
44,000 5q ft expansion of the mall which will open for trade on
1 November 2013 The retail brands due to open include Banana
Repubhe, COS, The White Company, bareMinerals, Rituals,
Olwer Bonas Lmmett Shirtsand | e Pain Quotidien, alongude
independent swimwear designer Orlebar Brown At the date
of s report, 22 of the 27 new units had exchanged and 3 were
i sohicitors” hands, taking the total committed to 92 3% of the
available space and 90 5% of total income The final 2 units are
at heads of terms

Construction 15 progressing well on the 115,000 sq ft of retail
and lersure accommodation above the Canary Whaif Crossrail
statron, of which 100,000 sq ft 15 retail Withun the development
88,000 sq ft 13 scheduled 10 open for trade 1n April 2015, ahead
of the actual station opemng in 2018 The first 4 lettings have
now exchanged and 2 more are in solivitors’ hands, which in total
represents 35 (% of both the available space and total income

CONSTRUCTION

As well as the retal] expansion projects, work continued towards
compietion of 25 Churchill Place, a new 525,000 sq fi ofhice
building In August 2011, EMA agreed a prelet of 250,000 sq ft
1n this building which 15 on schedule to complete in nid 2014

Work on the building began in Tebruary 2012 and the structure
was formally topped out 1 February 2013 Cladding 1
substantially complete and building scrvices imstallation s also
1n 1ts final stages Construction 15 on schedule for delvery with
the 1 MA floors fitted ot in mud 2014 "The balance of the
available space 1s being marketed as construction progresses

EMA will occupy the promenade, ground and first 9 floors in
the 20 storey bwlding  The agreed rent1s £46 50 psf commencing
! January 2015, with 5 yearly upwards only rent reviews The
length of the lease 15 25 years with no break options and FMA
has staged options to take an additional 4 floors of around
27,500 sq ft each EMA will recen e the equrvalent of a 37 month
rent free penod 1n cash, which will be used to pay for EMA's fit
out in the building

Aswell as the construction projects at Canary Wharl, the Group
s also acting as construction manager for the development at
20 kenchurch Street {see Business Review - 20 Fenchurch Street)

CROSSRAL

Construction commenced on the Canary Whar{ Crossrail station
in Max 2009 and has progressed ahead of schedule The station
will be delnered to CRL for a fixed price of £350 0m and the
Group bears the risk for the ditference between actual costs
and the fixed price payable by CRL  lhe Group’s contribution
to construction of the station will be credited aganst am
Crossrail Sectron 106 and/or CIL contributions for certain agreed
development sites on the Estate (comprising North Quay, Heron
Quays West, Newfoundland and Riverside South) which may
be required as part of the London Plan Accordingly, any costs
borne by the Group on construction of the station have been
allocated to these development properties

Fhe project 1s performing well against budget The tunnel bonng
machines armived at the station from the east m May and
June 2013 and the first trains are due to run 1n 2018 when
Crossrail opens for passenger service  [he structure is complete
and internal works are well advanced

DEVELOPMENT SITES

Heron Quays West currently has consent tor an office scheme
of over 1 3m sq fi However, 1n view of changing marhet
conditions, the Group has reviewed alternative development
options and in July 2013 submutted an application for an office
development comprising approximaltely 700,000 sq fi on the
eastern halt of the site Consent for this scheme was awarded
on 30 August 2013 Options for the western half of the site are
still under consideration

In July 2013, the Group also submutted 2 planning applicatian
for a residential scheme on the adjacent Newfoundland site.
The scheme proposed extends to 485,000 sq ft over 59 floors
and will replace the existing consent for 230,000 sq ft of hotel
and serviced apartments Ifthe Group 15 successful in obtaiming
consent for the residential scheme, a start on site 1s anticipated
by the end of the year

One Park Place benefits from planning consent for approxmately
950,000 sq ft of development but the Group intends to subrut a new
application for a revised schenie of approximately 650,0005q fi now
that the acquisiion of 15 Westferry Circus has been completed.

The remaming development site at North Quay has plannng
consent for almost 2 4m sq ft of office space However, this 1s
to be reviewed to determine whether an alternauve scheme
would be more appropnate
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BUSINESS REVIEW CONTINUED

In summary, the total development capacity at each of the Group's development sites, eacluding sites under development,

15 currently as follows

L}
CE:l]
lotal development pipeline
Canary Wharf, based on existing and/or proposed consents
- Heron Quays West 133
- North Quay 23
- Newfoundland 048
- One Park Place 0 65
- Wood Wharf 4 60
945
Soldto ) P Morgan
- Riverside South (the Group acting as development and construction manager) 190
In joint venture with Qatan Dhar
- $hell Centre {see Business Review — shell Centre) 140

The site at Riverside South was acquired by J P Morgan 1n
November 2008 and the Group was appuinted to act as
development and construction manager under a contract with
a term to October 2016 lhe contract includes a night of first
offer 111 the event ] P Morgan decides to sell the sie ] P Morgan
has 1nstructed the Group to proceed with the next phase of
infrastructure works consisuing of river wall protection, utilitres
instatlation and the lower ground level floor stabs  These are
progressing well with completion now targeted for the first
quarter of 2014

Ihe Group has receaived £76 Om as an advance of developer’s
prafit 1n conjunction with the development This sum will be
set against the Groups entitlement to future profits should
] P Morgan proceed with full construction

WOBD WHARF

In January 2012, the Group acquired full cqntrol of the Wood
Wharf joint venture and entered 1nto a new overniding 250 year
lease of the site

The Group secured 100 0% ownershup of Wood Wharf by
combining its ortginal 25 0% effective interest with the 75 0%
interests acquired from 1ls joint venture partners, CRT and
Ballymore It also agreed the restructuring of CRT's ongoing
participation as freeholder of Wood Wharf As a result, the
Group now has control ever the timing and design of the scheme

Wood Wharf will be a new nuxed use development scheme
adjacent to the existing Estate [n May 2009, the current master
plan received planming consent for 4 6m sq fi net This consent,
which was renewed 1n 2012 and represents an area almost
one third of the size of the Fstate, currently compnses
approximatelv 1 25m sq ft of residential, 3 1m sq fi of offices,
02m sq ft of retal and a 0 2m sq tt hotel Detaded consent was
granted on the 3 office buildings closest to the Estate totalling
1 5m sq ft net 1 July 2009 Having gained full control of the
scheme, the best uses for the site have been reviewed, leading
to an altersuon to the mix of uses 1n favour of residential,
reducing the size of individual office bmldings to appeal to new
target sectors and to integrate and connect this new distnct to
the existing kstate
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Waork on an amended master plan 1s progressing well and 1t 15
envisaged that appheation for a revised outhne planning consent
will be subnutted 11 late 2013 At the same time, design work
15 proceeding on the first phase of private and affordable
residential property and on 2 office buildings, in order to subrmil
full detals of these to the planning authoraty

20 FENCHURCH STREET

In 2010, the Group and Land Securities formed 20 FSLP, a 50 50
1ot venture to devetop 20 Fenchurch Street in the City After
syndication, the Group has retained a 15 0% equuty interest
this project Canary Wharf Contractors Limited, a wholly owned
subsidiary of the Group, was appointed as sole construchion
manager Land Secunties and the Group were appounted as
jomnt devetopment managers and both are responsible for leasing

Planning consent for a 37 storey bulding was granted in
October 2009 The building will provide approximately
690,000 sq ft of world class space in floor plate sizes of 14,000 5q ft
€0 28,000 +q ft, with a sky garden on the top 3 floors Construction
commenced on site 1 January 2011 and 13 progressing on
schedule and withun budget The bulding was topped out at
the end of 2012 and the cladding 15 neating completion The
bu:lding remains on schedule to achieve practicat completion
i Apry 2014, with the first tenant due Lo move 1n shortly
afterwards As referred 10 1 Business Review - leasing, the
building 1s currently 57 0% prelet lhe jount ventare 1s now
sertng up the property management team, ready to take over
the building on completion

SHELL CENTRE

In July 2011, the Group and Qatart Drar concluded a 50 50 joint
venlure agreement to redevelop the Shell Centre The joint
venture agreed to pay £300 0m to secure the 5 25 acre site on
2 999 year lease Of thus total, £30 0m was paid on exchange of
the agreement with Shell and the balence 15 conditional on
plannng permission being received for the project withun 3 years

{he Group will act as construction manager for the project and
1s also yount development manager with Qatan Diar The jount
development manager fees generated from the transaction are
being appertioned between the partes

The development will be rmxed use, comprising office, residential
and retail space, which will regencrate an important section of
the South Bank in central Londen ‘The existing 27 storey tower
1w the middle of the Shell Centre will be preserved and retained
by Shell Shell inatially agreed to take a 210,000 sq fi prelet of
one of the 2 new office buildings to be constructed on the site
but have subsequently agreed to increase the lease to the full
245,000 sq ft available 1n the budding In total the redevelopment
will comprise 523,000 sq ft of office space, 79,000 sq ft of shops,
restaurants, cafes and a health club, together with 835,000 sq fi
of residential, creating 877 homnes

In May 2013, a resolution Lo grant planning permission was
achteved subjeci to finahising a Section 106 agreement and slage
2 referral to the GLA and Secretary of State On 17 July the
GLA ssued 1ts stage 2 report endorsing Lambeth’s right to
deternune the application and supportive of the development
plans Subsequently, on 4 September 2013, the juint venture
was notified that the Secretary of State had called in the planning
apphication This 1s a disappoimnting decision which mav delay
the propect and with 1t the regeneration of the local area and
the creation of thousands of jobs The joint venture will, however,
be considering the most effective means of addressing ths 15sue

VALUATIONS

Lhe net assets of the Group as stated n the Consolidated Balance
Sheet as at 30 June 2013, were £2,626 7m

In arriving at this total

(1) properties held as investments were carnied at £4,957 5m,
which represents the market value of those properties of
£5,020 Sm at that date as determuned by the Group's external
valuers, CBRF, Savills or Cushman, less an adjustment of
£63 Om lor tenant incentives,

(n} properties under construction were carried at £2055m,
representing their cost to the Group, and

() properties held for development were carried at £354 6m,
representing their cost to the Group
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BUSINESS REVIEW CONTINUED

AL 30 June 2013, the vields apphied 1n deriving the market valuation of the investment properties can be summarnised as

J0JuRE 1 BECEMBER
0 v
Y %
Office portfolio
Weighted average initial yield
- excluding 7 Westferry Circus 50 50
- including 7 Westferry Circus 53 —
Weighted average equivalent yield 53 54
Retail porttolio
Weighted average imitial yreld 48 50
Wughted average equivalent yieid 50 51

1he weighted average imtial vield for the portfohio at 30 June 2013

was impacted by the acquisition of 7 Westferry Circus during
the period, let on a lease expiring 1n Decemnber 2014 Excluding
this acqusition, the weighted average mmnal yield for the
remander of the portfolio was 50%, unchanged from
31 December 2012

The retail investment portfolio again performed strongly with
market value mereasing by & 7%, tn part as a result of a small
reduction 1n yields, 1n part as a result of rental growth and 1n
part reflecting progress with the Jubilee Place mall expanvion
The market value of the office investment portfolo increased
bv 1 6% over the period The benchmark initial yield for rack
rented office properties remained at approximately 5 0%

Taking office and retail together, the marhet value of the
investment portfohio increased by £111 5m or 2 3% 10 the first
half of 2013 After allowing for capital expenditure, including
the acquisition of 7 Westferry Circus and adjustments 1n respect
of tenant incentives, the carrying value of the invesiment
portfolio increased by £123 5m or 2 6% over the 6 months

The valuers have also provided their optnions of the market
value for sites held for development, which compnsed
North Quav, Heron Quay s West, Newfoundland, One Park Place
and Wood Wharf These sites were valued n aggregate at
£4400m at 30 June 2013, in comparison with £4150m at
31 December 2012, an increase of 6 0% reflecting the demand
for sites capable of accommodating residential development

Ihe properties under construction were valued a1 £212 5mn
comparison with an apgregate histonical cost of £2055m
The valuation of these sites 1s stated by the valuers net of
provision for developer’s profit of £58 5m which will be released
as these properties are let and approach completion

the market value of certain of the development sites was below

the carrving value of these sites In assessing the requirement
for an rmparrment provisicn, the directors have had regard to
the net realisable value of the sites as supphed by the external
valuers On this basis the Board has concluded that no provision
for impawrment 1s required as at 30 June 2013

‘The market value of the entire property portiolio, afier adjusting
tor property acquisitions and other capital expenditure,
increased by £141 8m or 2 6% 1n the period This increase in
value was driven by the factors stated previously

[he valuations at 30 June 2013 are based on assumptions which
include furure rental wincome, anticipated void costs, the
appropriate discount rate or yreld and, 1n the case of development
properties, the estimated costs of completion In addition, the
valuabions allow for letung, disposal, marketing and financing
custs The valuers also make reference to market evidence of
transaction pnices for ssmilar properties on the kstate [nvaluing
the sites held for development and properties under construction,
the valuers have allowed for estimated costs to complete,
including an allowance for fit cut and developer’s profit
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As previously disclosed, a number of properties are subject to leases back to the Group These have been taken into account in
the valuations summanised m the table below, which shows the carrying value of the Groups properties for accounts purposes

1n comparison with the supplementary valuations provided by the external valuers

30 JUNE20T3 31 DECEMBER 207 30 JUNE 2002
MARKET WiRKET
VALUEIN VAEN MARKET
CARRYING EXISTING CARRYING EXESTRNG CARRYMG VLT K
VALUE STATE VALLE SIE YALUE £ EXSSTING STATE
HOTE Em Em fn En Em En
Retained portfolio
[nvestment properties () 4,937 5 5,020 5 4,783 6 4,862 5 46390 4,734 0
Properties under {n) 2055 2125 143 3 1375 873 96 0
canstruction
Properties held {u} 3546 4400 3510 4150 361 4 41353

for development

5,517 6 5,673 0 5,277 9 5,4150 50877 5,243 5

Sold property
Property under (1} 700 1431 696 1397 671 1349
construction al
Riverside South
5,587 6 58161 5,347 5 5,554 7 5,154 8 5,378 4
Note

{t) The carryang value of mvestment properties reprisenss market value less an adjustment for Uill 28 he U1} 25 adjustment attributable o
mvestment properbies at 3¢ June 2013 was £63 Om (3! December 2012 - £78 9m 30 June 2012 - £95 0m) Market value 1n eatsting statc s shown
prier te ths adjustment

{u} Prapertses held for development at 30 June 2012 included Crossral retai] which was reclassified 10 propertes under construction following
commencementt af work in [ub 2012

{m) The carrvang value 15 the balance sheet at 30 Jund 2013 1s stated net of £70 3m transferred to cost of sales (31 December 2012 - £66 6m 30 June 2012 -
£61 Lm) and £0 3m transferred from payments on acount {31 December 2012 — £(3 0)m, 30 lune 20E2 — £(6 Oy ransferred to pavments on
account) Market value in existing state includes the present value of the mimmum develeper’s profit whuch will be generated from the development
of the Reverside South site assuming | P Morgan does not proceed wath {ell buidd out and excludes the profit atready recognised in the profit and loss
account on the disposal of the <ite in 208
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BUSINESS REVIEW CONTINUED

OPERATING RESULTS

The following review of the Group’s operating results relates
to the 6 months ended 30 June 2013 The comparatives relate
10 the 6 months ended 30 June 2012

Turnover of the Group 15 generated primarily by the reats and
service charges carned from uts property mterests on the Estate,
logether with the recognition of amounts earned 1n respect of
work performed under long term contracts and fees earned
from construction and development manzgement agreements

{urnover for the 6 months ended 30 June 2013 was £169 8m,
against £164 4m for the 6 months ended 30 June 2012 Of this
amount, recognised rental come was £118 7m for 2013
compared with £115 7m for 2012 The impact of U1k 28 was
to reduce rental income by £15 9m m the 6 months ended
30 June 2013 {6¢ months ended 30 Tune 2012 - fl4 6m)
kxcluding the impact of UT I F 28, rental tncome increased from
£1303mto £134 6m, an increase of £4 3mor 3 3% The increase in
rentalincome was attributable to the acquisitton of 7 Westferry Circus,
expiry of rent frec periods and 1increased retad rents

Service charge mncome reduced from £40 lm to £39 Im and
muscellanecus ncome, mcluding isurance rents, the provision
of tenant specific services outside the standard service charge
and fees recognised on the provision of development and
construction management services, reduced from £85m
to £7 7m over the period Turnover for the 6 months ended
30 June 2013 also included £0 6m of dilaprdations recoveries

In the 6 months ended 30 June 2013, turnover and cost of sales
mcluded £3 7mn respect of the long term contract for Riverside
South 1n comparmon with £0 1m for the 6 months ended
30 June 2012 No profit has been recognised on this long term
contract although the potential surplus has been taken into
account 10 calculating adjusted NAV (see Business Review -
Balance Sheet and hey Performance Indicators)

Cost of sales includes rents payable, property management costs
meluding refurbishment and repair costs, movements on
provisions for certamn lease commitments, as well as costs
recogiused on long term contracts

[he Group has now substantially completed the refurbishment
of the mechamcal and engineening systems 1n One Canada
Square and deternimed that £6 Om of the total cost of £34 Om
plus VAT shouid be classified as repairs and taken to cost of
sales i the period. The remander of the costs have been
capitalised and included as additions to investment properties
within fixed assets as they were mncurred The £6 0m taken to
cost of sales has been shown as an exceptional item

Excluding the adjustment relating to One Canada Square
referred to above, rents payable and property management costs
were £49 4m in comparison with £46 3m for the 6 months ended
3¢ June 2012 lahing nto account service charge and
muscellaneous property meome totalling £45 7m for the 6 months
ended 30 June 2013 (6 months ended 30 June 2012 - £47 5m),
a deficit on property management of £3 7m was recorded
(6 months ended 30 June 2012 - surplus of £1 2m)

Cost of sales for the 6 months ended 30 june 2013 also included
£1 7m of ground rent payzble tn relation to Wood Wharf
(6 months ended 30 June 2012 - £1 4m) and £06m of costs
attributable 10 the termunation of leases (6 months ended
30 June 2012 - £ml)

An ncrease n provisions of £0 3m (before any adjustment
for discounting) was recognised in the 6 months ended
30 June 2013 relating to certan rent support commuiments and
other obligations  [hi< compared with an increase of £0 4m 1n
the 6 months ended 30 June 2012

For the 6 months ended 30 June 2013, gross profit (net property
mcome) was £108 Im, a reduction of £8 Im 1n comparison
with the 6 months ended 30 June 2012 This reduction was
manly attributable to the £6 0m refurbishment adjustment
in relation 1o One Canada Square, together with increased
voud costs

Admimistrative expenses for the 6 months ended 30 June 2013
were £19 2mn companson with £13 4m for the 6 months eaded
30 June 2012 lhe increase was in part attnibutable to a £2 4m
charge recognised 1n relation to an allocation of shares to certan
drrectors and senior employees 1n the penod In addition
professional fees were higher in the period, primarily as a resuit
of fees incurred 1n pursaing a claun against [ ehman Brothers
Inc as guarantor of the { ehman lease at Canary Wharf

Including other operating ncome of £1 Om for the 6 months
ended 30 June 2013 (6 months ended 30 June 2012 - £0 7m},
operating profit for the period was £89 9m, 1n comparison with
£103 5m for the 6 months ended 30 June 2012 The reduction
tn operating profit of £13 6m was largely attributable to the
factors 1mpacting on gross profit and the increase in
admmistrative costs detailed above

Net interest payable for the 6 months ended 30 June 2013
excluding exceptional tems was £97 Ym, against £100 7m for
the 6 months ended 30 June 2012 Interest payable for the
6 months ended 30 June 2013 1 stated net of £6 8m which has
been capitahised and transferred to the property under construction
within fixed assets (6 months ended 30 fune 2012 - £2 4m)
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This amount represents the finance costs relating to the Groups
baorsow ings which are deemed to have been utilised in financing
properties under construction and compnises £26m of
construction loan interest and £4 2m of general interest

In April 2009, the Group repurchased an aggregate principal
amount of £119 7m of certain securiisation Notes The Notes
remain i issue and continue to be fully hedged in accordance
with the terms of the secuntisabon However, from the
perspective of the consohdated accounts the hedges relating to
the repurchased Notes are deemed to be uneconomic and are
therefore carned at fair value. The gain associated with the
movement in the mark to market of the hedges in the 6 months
ended 36 June 2013 of £11 Om (6 months ended 30 june 2012 —£0 4m)
has been treated as an exceptional item (Note 2)

[he profit on ordinary activities after inlerest for the 6 months
ended 30 June 2013 was £2 6m in comparison wilh a profit of
£32m for the 6 months ended 30 June 2012 Fxduding
exceptional items, the loss on ordinary activines after interest
for the 6 months ended 30 June 2013 was £2 4m 1n comparison
with a profit of £2 8m for the 6 months ended 30 June 2012

Ihe reduction 1n profit on ordinary actvities was largely
attnibutable to the reduction in gross profit and the increase in
adnunistrative expenses, which were parth offset by the
reduction 1n net interest payable

lax tor the 6 months ended 3¢ June 2013 comprised a
corporation tax charge of £2 6m and a deferred tax credit of
L4 8m which has been calculated by reference to the anticipated
effecive tax rate for the year to 31 December 2013 Durning the
6 months ended 30 June 2012, the Group recogmsed a deferred
tax charge of £0 5Sm and a corporation tax credit of £3 2m

The profit fur the financtal period after tax for the 6 months
ended 30 Tune 2013 was £4 8m in comparison with a profit after
tax of £5 9m for the 6 months ended 30 June 2012

The basic and diluted earnings per share for the 6 months ended
30 June 2013 was O 8p (6 months ended 30 June 2012 - earmings
of 0 9p) (Note 4)

Lxcluding exceptional stems, adjusted ezrnings per share were
0 1p, calcutated by reference 10 the loss after tax excluding the
movement in the mark to market of the deemed uneconomic
hedges and refurbishment costs This compares with earnings
per share of 0 9p calculated on the same basis for the 6 months
ended 30 June 2012

TAX

If the Group was to dispose of 1ts property portfolio at the
market value disclosed in this Business Review a tax liability
of £128 4m would anse (31 December 2012 - £127 5m) This
habudity 15 stated afier taking into account the tax hatalities
relating 1o deferred accounting profits on properties under
construction held for sale and, in the prior year, the benefit of
tax loss balances brought forward and the remaiming capital
allowances which would be crystallised as a balancing allowance
It also includes 1ax on trading profits and net chargeable gains
that would arise on the sale ot properties held for development,
including land interests The contingent tax hability 15 included
1n calculating adjusted NNNAV

BALANGE SHEET AND KEY PERFORMANCE INCICATORS

On the bases of the Group's statutory balance sheet, which dves
not reflect any revaluation of properties held for development
or under constructyon, net assets at 30 June 2013 were £2,626 7m
m companson with £2 498 4m at 31 December 2012 the
increase 1n net assets of £128 3m, or 5 1%, was attnbutable 1o
the revaluation movement on investment properties of £123 5m
and the profit after Lax for the 6 months ended 30 June 2013 of £4 8m.

Although the Group 15 umpacted by movements in the wider
property market, 1ts main obJecnve 15 [0 maximise nel assels
through managing 1ts property investment and development
activities The Board considers that the most appropriate
mdicator of the Group’s performance is the movement 1n
adjusted NAV per share This measure serves to capture the
Board’s judgements concerming, inter alia, lelung strategy,
redevelopment and financial structure

Adjusted NAV takes mto account the valuation of properties
under construction and properties held for development whnch
are held in the balance sheet at cost including the Group'’s share
of properties being developed by jomnt ventures It also adds
bach the provision for deferred tax required by accounting
standards but which, 1n the judgement of the Board, 15 for the
most part unlikely to crvstallise
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BUSINESS REVIEW CONTINUED

Adjusted NAV per share at 30 June 2013 11 set out 1n the table below which, for comparison purposes, alvo includes adjusted
NNNAV per share

30JUNE 3 DEMERR
2013 il
HorE £m Ep
Net assets per consohdated balance sheet 2,6267 2498 4
Add back
- deferred tax 89 137
- provision for uneconomic hedge Q) 355 465
Net assets prior to deferred tax 2,6711 2,558 6
Revaluation of property portfolio
- properties held for development () 85 4 640
- properties under construction () 70 (5 8)
- properties under construction held for sale (i) 731 701
Group’s share of revaluation of associate’s property
under construction {iv) 155 112
ADJUSTED NAV 2,8521 2,698 1
{air value adjustments in respect of finanaial assets and habilines i) (391 6} (522 8)
less tax thereon
Contingent tax on property disposals (v} (128 4} (127 5)
Undiscounted deferred tax {vu) (8 3) (12 8)
Uneconomic hedge (¥} (35 5) {46 5)
ADJUSTED NNNAY 23,2883 1,988 5
ADJUSTED NET ASSETS PER SHARE (vim) £4 46 £4 22
ADJUSTED NNNAV PER SHARE (v} £3 58 £3 11

Nater

(1) Adjusted NAV 15 calculated after adding back the provision i respect of uneconomic hedges {hote 11) of £35 5m (31 December 2012 - £46.5m)
Fhese. hedges relate 1o certain Notes which were repurchased by the Group in 20604 but romain i issue and continue to be fully hedged by the issuing
subsiciary and are deemed 10 be uneconomic As the Bourd does not consider this to be a habaiey of the Group that will cryszallise for the purposes
of calculating adjusted NAV the adjustment for the hedge proviston has been added badk In calculating adyusted NNNAY per share, the
full provision b respect of uneconomic hedges has been deducted

(1) Revalued to market value tn existing state.

() Deferred profit on construction of Riverside South (refer to Business Review — Vialuahons)

{n} Revalued to market value in eusting state at 31 March 2013

(v} Referto Note 1{10)

{v1) Refer to Busingss Review - Tax

(vu} Hefer 1o Note 3

{vur) Calcwiated by reference to the dlosing number of shares 1n issue of 639 Om at cach balance sheet date ‘There were no dilutive instruments at ether date
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Adjusted NAV per share was £4 46 at 30 Junie 2013 10 companson
with £4 22 al 31 December 2012, an mcrease of 24p or 5 7%
The increase was primanly attributable to the revaluation of
the Groups property portfoho, combined with the profit after
1ax for the penod

In arrvang at the adjusted NAV per share, the deferred tax
provision recognised m accordance with FRS 19 has been added
back In calculating the NNNAV per share, however, the full
undiscounted liabthty has been deducted along with the
contingent tax pavable on disposal of properties at their revalued
amount NNNAV per share also factors in the fair value of
firancial assets and labthties

BORROWINGS

At 30 June 2013, net debt (afler cash in hand and cash collateral)
stood at £2,762 7m, up from £2,624 Om at 31 December 2012,
and comprised

30)UnE 3 CECEMBER
201 il
] n
Securitised debt 2,275 8 2,305 6
Secured loans 9739 971 6
Wood Wharfloan notes 676 670
Construction loan 535 —
Iotal borrowings 3,370 8 3,344 2
Less
~ cash collateral for
borrowings (109 4) (118 5)
- cash collateral for
construction (23) (2 3)
- other cash collateral (117) {12 5)
3,247 4 32169
Less cash deposits {484 7) (586 9)
Net debt 2,762 7 2,6240

In December 2011, the Group entered into a 5 year £190 0m
developrnent loan facility to tund construction of a new building
at 25 Churchill Place The facility carries interest at 3 month
LIBOR plus a margin of 300 bps until rent commencement,
following which the margin may drop to 250 bps, or to 225 bps,
subject 10 satnfaction of certain interest cover lests An interest
rate swap was entered into at a rate of 1 017% which fixes the

nterest rate pay able under the loan The fixed rate payable during
the construction phase, including the 300 hpsmargin, 154 117%
The termunation date under the swap 15 1n December 2016 The
loan 15 also subject to a maximum |1V covenant of 65 0% and
15 repayable in December 2016 Fmance costs incurred on thas
Ioan during the canstruction of the bunlding will be capitalised
and included as part of the cost of construction The first
drawdown under the loan facility was in January 2013 and at
30 June 2013 £59 9m had been drawn down

The Group's borrowngs are secured against designated property
mterests, and are subject to lending covenants that include
maximum LTV ratios and munumum ICRs as outhned m the
Loan Covenants seclion of this Business Review For all of its
loans the Group was in comphance with its lending covenants
at 30 June 2013 and throughout the penod then ended

Borrowings increased from £3,344 2m to £3,370 8m primanly
as aresult of the drawdow ns under the construction loan facility,
partly offset by scheduled loan amortisation The reduction in
cash and term deposits from £720 2m to £608 1m was primarly
attnibutable to construcuon and development expenditure and
the investment m assoclates and joint ventures, together with
the acquision of 7 Westferry Carcus

[he weighted average matunty of the Groups berrowngs at
30 june 2013 was 12 5 years (31 December 2012 - 130 years}

Al 30 Junc 2013, the fair value adjustment in respect of the
Group’s financial assets and habibties (excluding debtors and
creditors falling due within one year} calculated in accordance
with RS 13 was an unrecognised habihity of £508 6m before
tax' {31 December 20i2 — £687 9m)

The Groups weighted average cost of debt at 30 June 2013 was
5 8% mcluding credst wraps (31 December 2012 - 5 8%) The
Group borrows at bath fixed and floating rates and uses interest
rate swaps to modify exposure to interest rate fluctuations
lxcept for certain elements of the debt assumed in connection
with the acquisition of Wood Wharf, substantially 2l of the
Group's drawn facilities are fixed after taking account of interest
rate hedging and cash deposits held as cash collateral
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BUSINESS REVIEW CONTINUED

LOAN COVENANTS

The Groups loan facilities are subject to financial covenants which
include maximum LIV ratios and mimimum ICRs The hev
covenants for each of the Group's drawn facilities are as follows

(1}  CWF Il secuntisation, encompassing 7 mvestment
properties representing 65 3% of the investment properts
portfolio by value Ihe principal amount cutstanding at
30 June 2013 was £2,318 2m or £2,198 5m excluding the
repurchased Notes

Maximum LMCTV ratio of 1000% Based on the
valuations a1 30 June 2013, the LMCTV ratio at the interest
payment date in July 2013 would have been 68 5%

Ihe Group has the ability to remedy a breach of covenant

by depositing elygible nvestments (including cash) The
securitisaion has no mmimum ICR covenant ‘The final
maturity date of the securiisation 15 2035, subject to earher
amortisation on certain classes of Notes

{n)  Loan of £555 2m secured against One Churchill Place,
representing 15 7% of the investment property portfolio

by value

This facility 1s not subject to any LTV or 1CR covenants
and has a maturity of 2034 subject 1o amortrsation over
the term

(m) Loan of £350 O secured agamnst the principal retall and
mfrastructure parking properties of the Group, representing

16 1% of the investment property portfolto by value

Maximum L1V ratio of 70 0% Based on the valuations
at 30 June 2013 the LTV was 44 0%

The mummum ICR covenant 1s 120 0% and the covenant
was satisfied throughout the penod  The Group has the
ability to remedv any potential breach of covenant by
depositing cash  The faclity repavment date s
17 December 2014

(v) Loan of £923m secured aganst 50 Bank Street

representing 2 9% of the investment property by value

Maximurm L1V ratio of 75%, for the first 3 years of loan,
reducing to 72 5% thereafter Based on the valuahons
at 30 June 2013 the LTV was 63 7%

The minimum ICR covenant 1s 150 (%% and the covenant
was sansfied throughout the period. The facility repayment
date 1s 7 June 2016

(v}

Construction loan facility of £190 0m secured against
25 Churchill Place

Maximum 11V ratie of 650%, based on the projected
vatuation at completion, and maximum loan to cost rtie of
65 (% These covenants were satisfied throughout the peniod.

CASH FLOW

The net cash inflow from operating actniues for the 6 months
ended 30 June 2013 was £103 Lm 1 comparison with £164 1m
for the 6 months ended 30 June 2012 The reduction ol £61 Om
was partly attributable to the £13 6m reduction in operating profit
and the balance was attnbutable to movements in working capital

Returns on mvestmems and servicng of finance resulted inan
outflow of £100 8m for the 6 months ended 30 June 2013
compared wath £101 5m for the 6 months ended 30 June 2012

Caputal expenditure and financial investment for the 6 months
ended 30 June 2011 resuited m a cash outflow of £140 8m,
compared with £59 0m for the 6 months ended 30 June 2012

The 6 months ended 30 June 2013 ncluded 168 4m
{6 months ended 30 June 2012 - £31 Om} of development
expenditure and £54 tm atnbutable to the acquisttion of
properties (6 months ended 30 June 2012 - £209m) tunding
of the Group's asseciated and jont venture undertakings
totalled £13 8m compared with £7 0m for the 6 months ended
30 June 2012

The net cash inflow from financing activities for the 6 months
ended 30 june 2013 was £22 5m, compared with an outflow of
£1 6m for the 6 months ended 30 June 2012 The 6 months
ended 30 June 2013 included the scheduled amortisation of
Canary Wharf Group's loans of £37 4m, offset by £59 9m of
drawings under the Group's construction loan The 6 months
ended 30 June 2012 included scheduled loan amortisation of
£33 2m which was offset by the assumption of debt on the
acqunition of Wood Wharf

PRINCIPAL RISKS AND UNCERTAINTIES

The kev risks and uncertamnties Wdenuified by the Group continue
to mclude the cycheal nature of the property market, financing
risk, concentration risk and pohcy and planning risk

For further details relating to these nsks and uncertamties and
the way in which the Group manages such matiers, refer to
Principal Risks and Uncertainties and Treasury Objectives in
the Business Review section of the 2012 Report and Financial
Statemenis of the Company
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UNAUDITED CONSOLIDATED PROFIT AND LOSS ACCOUNT

for the s1x months ended 30 June 2013

UNAGDTER YRALDITER

METE SIX MONTHS Ik MONTRS
VEARENDED ENBED ENDER
JHECEHBER 30 jUKE o5 JINE
Ay Fi k] e

Ea Hare Em tn
1353 Turnover 169 8 164 4
{106 1) Cost of sales {(557) (48 2)

Exceptional item

— —refurbishment costs (6 0) o
2292 GROSS PROFIT 1081 116 2
(36 0) Administrative expenses (19 2) (13 4}
23  Otheroperating income 10 07
1955 OPERATING PROFIT 899 1035
— Share of associates’ operating losses 049 —

74 lInterest recenvable 2 20 40
(205 7) Interest pavable before exceptional tems (999) (104 7)

Exceptsonal item

{09} - movement in uneconomic hedge provision 2 110 04
{206 6) (88 9) (104 3)
{37} PROFIT/LOSS) ON ORDINARY ACTIVITIES BEFORE TAX 26 32
53 Tax 3 22 27
16 PROFIT FOR THE FINANCIALPERIOD AFTER TAX 12 48 59
03p Basic and diluted earnings per share 4 0 8p 09p

‘The above results relate to the continuing actvvinies of the Group and s share of associates

The Notes numbered | to 15 form an integral part ot this Interim Report

The mtertm: results for the 6 months ended 30 June 2013 were approsed by the Board on 12 September 2013
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UNAUDITED CONSOLIDATED STATEMENT OF TOTAL RECOGNISED
GAINS AND LOSSES tor the sux months ended 30 yane 2013

UNAUBITED INMOTED
AETER SDr MONTHS SO0 MIKTHS
YR EHDED ENDED INDED
SIECHRER 30jUNE 30
e 20m wm
1] HOTE Em fn
Profit for the financial period after tax
16 - Group 512 59
— = share of losses of associares {04)
174 1  Unrealised movement on revaluation of investment properties 5 1235 388
(0 1) Reserves movement for share allocanon —_
TOTAL RECOGNISED GAINS AND LOSSES RELATING
1756 TO THE PERIOD 128 3 447

The Notes numbered 1 to 15 form an integral part of ths Interim Report
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UNAUDITED CONSOLIDATED BALANCE SHEET

at 30 June 2013
AUITTTED XAUBITH: UNAULITED
SHECEMAER 20 JUsE 00K
aw il ne
fn Wit in fn
FIXED ASSETS
4,783 6 Investment properties 5 4,957 5 4,6390
3510 Propertes held for development 5 354 6 3614
143 3 Properties under construction 5 2055 873
06 Other tangible fixed assets 06 05
78 8 Investments 6 971 637
5,357 3 56153 51519
CURRENT ASSETS
789 Debtors Amounts due 1n more than one year 7 630 950
46 2 Debtors Amounts due within one year 7 438 358
7202 Cash atbank and inhand 8 608 | 970 2
8453 714 9 L1010
{403 8) Creditors Amounts due within one year 9 (397 0) 4197)
4415 NET CURRENT ASSETS 3179 681 3
57988 TOTAL ASSETS LESS CURRENT LIABILITIES 59332 58332
(3,232 7) Creditors Amounts due after more than one year 10 (3,255 4) (3,310 3)
(677) Provisions 1 {511} (659)
2,498 4 NET ASSETS 2,626 7 2,457 0
CAPITAL AND RESERVES
64 Called up share capital 64 64
Reserves
1462 - share premium 12 146 2 146 2
2,394 4 - revaluation resersve 12 2,517 9 12,2591
07 -caputal redemption reserve 12 07 07
264 8 - special reserve 12 264 8 264 8
(314 1) - profit and loss account 12 (309 3) {220 2)
24984 SHAREHOLDERS FUNDS 13 2,626 7 2,4570
The Notes numbered 1 to 15 form an integral part of thus Intenm Report
S GHRCHACORESCY)
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UNAUDITED CONSOLIDATED CASH FLOW STATEMENT

for the six months ended 30 June 2013

UNAUDITER URAIBETED
KD SIXMONEHS SIXMOKTHS
YEAR EHOED ENDED ERDEG
10ECEMBER TOJORE 30)uke
) b1 ue
in HETE 1] 1]
24000 NET CASHINFLOW FROM OPERATING ACTIVITIES 1031 164 1
(234 0) Returns on investments and serviceng of finance {100 8) (101 5)
26 Tax 39 53
(118 7) Capuital expenditure and financial investment (140 8) {590}
(115 1) Equity devidends paid e (25 6}
{465 2) (2377 (186 8)
CASH OUTFLOW BEFORE MANAGEMENT
(2252} OF LIQUID RESOURCES AND FINANCING (134 6) (156 7)
17 Management of hquid resources 99 (23 5)
(431} Fmancing 225 {16)
{266 6) DECREASEIN CASH IN THE PERIOD 8 (102 2) {41 8)
RECONCILIATION OF OPERATING PROFIT
TO OPERATING CASH FLOWS
1955 Operating profit 899 103 5
01 Depreciation charges — -—
—  Refurbishment costs 60 —
{29 2 Increase in debtors (14 4) (28)
4590  Increase in creditors 56 48 3
(30) Expenditure charged to provisions {15) (15)
06 Movements 1n proviiions 04 04
—  Share of associate’s losses ©4) —
10 Accrued share option costs l4 08
307 Amortisation of lease incentives 159 6
49 Longterm contract proceeds 21 11
(56) Long lerm contracl costs 29) {03)
2400 NET CASHINFLOW 031 164 1

[he Notes numbered | 1o 15 form an integral part of this [nlerim Report
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UNAUDITED CONSOLIDATED CASH FLOW STATEMENT CONTINUED

for the six months ended 30 June 2013

UNAUDIHTED UNAJBITED
AIBTED SUX MONTHS SICHONTES
VEARINCED ENDED tNDED
31 DECEMBER 30Ut JE{INE
e m m
i . i ] En
RETURNS ON INVESTMENI'S AND SERVICING OF FINANCE
70 Interest recened 21 35
(2119) Interest pad (102 9) {105 0)
(291) Swap breakage costs - —_
(2340) NET CASH OUTFLOW (100 8) {101 5)
CAPITALEXPENDITURE AND FINANCIAL INVESTMENT
{751} Additions to properties (68 4) (31 0)
(209) Acquisition of development property interests 51 (209)
— Acquisition of imvestment property (49 0) —
(0 1) Acquisition of shares in parent company (4 5) {01}
(02} Purchase of tangible fixed assets - —
{22 4} Investments and loans te associates (13 8) {70}
(1187} NET CASH OUTFLOW {140 B) {59 0}
FINANCING
(89} Repayment of secured debt (4 8) (4 4)
(375} Repayment of securitised debt (32 6) (28 8}
326 Wood Wharf loan notes — 326
(8 3) Repayment of Wood Wharfloan notes —_ —
(10) Payment of Wood Wharf deferred consideration — (10}
-~ Drawdown of construcuion luan 599 —
{(431) NET CASH OUTFLOW 225 (16}

The above cash flows relate to the continuing activities of the Group
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NOTES T0 THE INTERIM REPORT

for the six months ended 30 June 2013

BASIS OF PREPARATION

Fhis Interim Report has been prepared having regard to the gwdance in the non mandatory statement 1ssued by the
Accounting Standards Board, Half Yearlv Financial Reports, on a going concern basis and on the basis of the accounting
policies set out n the Group's report and financial statements for the year ended 31 December 2012, which were prepared
in accordance with UK GAAP, and which the Group intends to use 1 prepanng the next annual financial statements
Having made the requisite enquiries, the Board has a reasonable expectation that the Group has adequate resources 10
continue its operations for the foreseeable future Accordingly they continue to adopt the going concern basis in prepanng
the Intenim Report for the 6 months ended 30 June 2013

Ihe financial information relating to the 6 months ended 30 June 2013 has been reviewed but 1s unaudited and was
approred by the Board on 12 September 2013

Ihe information for the year ended 31 December 2012 does not constitule statulery accounts as defined i
Section 434 of the Companies Act 2006 A copy of the statutory accounts for that vear has been delwv ered to the Registrar
of Companies The audstor’s report on those accounts was not qualified and did not contain a reference to any matters to
which the auditor drew attention by way of emphasis wathout qualifying the report and did not contain statements under
Section 4Y8(2) or (3) of the Compames Act 2006

INVEREST
UNALDITED USAYCITED
AT SO MONTHS $XMONTHS
YEAR EKTED ENDED ERTED
TIJECEMBER a0juNE 30JONE
0 oLk} ne
fa £n fa
74 Interest receivable and similar income 20 40
Payable
{143 7) Notes and debentures (711) (72 9)
(68 3) Bank loans and overdrafts {330) (34 2}
—  Construction loan (2 6) —
(212 0) ‘Total interest payable (106 7) (107 1)
63 Iess interest transferred lo properties under construction 68 24
(205 7) Interest payable before exceptional stem (999) (104 7)
Exceptional stem
(09) - movement 1n uneconomic hedge provision (hote 11) 110 04
(206 6) {88 9) (104 3)

hinanang costs relating to the inception of the Group’s debt are deferred and amortised over the term of the debt at a constant
rate based on the carrving amount of the debt in accondance with FRS 4 For construction loans, the resulting charge 15 taken
to the cost of the buillding against which the loan is secured when the building i1s under construction On other loans the resulting
charge 15 taken to the profit and loss account 1n addition, any premmum on 1ssue of debt s deferred and amortised over the term
of that debt.

bL]
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At 30 June 2013, the mark to market adjustment for the hedges associzted with the Notes acqunred by a Group company
m 2009 and decmed to be uneconomic was £35 5m, resulting 1n a reduction 1 the prowision held of £11 Om (year ended
31 December 2012 - increase of £0 9m, 6 months ended 30 June 2012 - reduction of £0 4m) which has been taken to the
Consolidated Profitand | oss Account and treated as an exceptional item

This ttem has resulted in an increase 1n the deferred tax provision of £2 6m afier discounting (6 months ended 30 June 2012 -
£0 1m)

The amount transferred 1o properties under construction comprised £4 2m attnbutable to the cost of funds of the Group's
general borrowings (year ended 31 December 2012 - £6 3m, 6 months ended 30 June 2012 - £2 4m}and £2 6m of finance
costs recogmised on the construction loan facility The capitahsed interest attributable to the cost of funds of the Group’s
general borrowings has been calculated by reference Lo the costs mcurred on developing the properties under construction
and funded by the Group’s general cash resources and the Group’ weighted average cost of debt {or the applicable period of
5 8% (year ended 31 December 2012 — 6 2%, & months ended 30 June 2012 - 6 2%)

TAX
UNALTIYED UKMUDITED
AITED SN MONTHS STLMINTHS
YEARERDD ENGED EN0ED
THDICIMBER 30 fuNe J0JEKE
ww 2613 il
fn ] fe
Current tax
75 UK corpoerahon tax (2 6) 32
Deferred tax
(17) Qriginatron and reversal of iming differences 45 (0 5}
(0 5) Neteffect of discount 03 -
(2 2} ‘lotal deferred tax 48 (05)
53 Total tax on profit an ordinary acthivities 22 27
UNABITED AITED
. 30|UME SNCECEMaER
2013 am
En 1]
Deferred tax
Accelerated capital allowances daimed 76 41
Uneconomic hedge provision 73 109
Other timing differences {23 2) (27 8)
Undiscounted deferred tax hability 83 12 8)
Dhscount {0 6) 09
Discounted deferred tax hability 89 {137)
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NOTES T0 THE INTERIM REPORT CONTINUED

URALBITED AUDIEED

SIX MONTHS YEAR

ENDED HBED

30JUNE S DECEMBER

20m m

Em f»

Al start of period (137) (11 5)
Deferred tax releasef(charge) in the profit and loss account for the penod 48 z2
At end of periad (89) (13 7)

Ihe net deferred tax powition 1s stated on a discounted basis when applicable

I accordance with FRS 19, no provision huas been made for deferred tax on gains relating to properties which are revalued
in the balanice sheet to therr market values If the Group's investment properties had been sold at the balance sheet date
at the amounts stated i Note 5, the amount of tax payable, over and above that already proveded for by the Group, would

have been £88 4m (31 December 2012 - £93 0m)

The standard rate of corporation tax payable by the Group reduced from 24 0% to 23 0% with effect from 1 Apnil 2013
Also enacted 1n the Finance Act 2013 are reductions 1n corporation tax rates to 21 0% on 1 April 2014 and 20 0% on
1 April 2015 Deferred tax has been provided by reference to these enacted corporation tax rates

BASIC AND DILUTED EARNINGS PER SHARE

Basic and diluted earnings per share are calculated by reference to the profit for the finanaal period after tax attributable
to ordinary shareholders of £4 8m {year ended 31 December 2012 — profit of £1 6m, 6 months ended 30 June 2012 - profit

of £5 9m} and on the weighted average of 639 Om shares 11 issue for each period

there were no outstanding dilutn e instruments at 30 June 2013 or exther of the comparative peried ends

%
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INVESTMENT PROPERTIES, PROPERTEES UNDER CONSTRUCTION, PROPERTIES HELD FOR CEVELOPMENT AND PRESOLD PROPERTY UNDER CONSTRUCTION
PROPERTIES HB.D AS TANGIBLE FIXED ASSETS

FROPERTIES FRIPERTIES
INVESTMEN BXDER FELDFIR
FREPERTES CONSTRUCTECN DEVELORENT
fa fa a
1 January 2013 {pre adjustment for UITI 28) 4,862 5 1433 351 ¢
Adjustment for UITF 28 (789 — -
1 January 2013 4,783 6 143 3 3510
Additions 74 554 (10)
‘Transfer to cost of sales (6 0) — —
Acquisthion of properties 490 — 46
Capitalised interest — 68 —
Revaluation mos ement 1235 — —
30 June 2013 4,957 5 2055 354 6
Adjustment for UITF 28 (Note 7) 630
Market value at 30 June 2013 5,020 5
Of which
Historical cost of freehold properuies 21,3069 2055 183 5
Historical cost of long leasehold properties — - 1711
PRESTLD PROPERTY UMDER COHSTRCTION
Additions 04
Iransferred to cost of sales (37)
Iransferred to payments on account 33
30 June 2013 —

On 24 December 2008, the Group entered mto agreements with the Secretary of State for Transport and CRL for the
design and construction of the Canary Wharf Crossrail station  The station will be defivered to CRRL for a fixed cost of
£350 0m and the construction nish 1s borne by the Group The anticapated cost to the Group was accounted tor when
incurred. as additions to development properues and allocated to certain develapment properties, mcluding the Riverside
South project, on a sq ft basis The Groups contribation will be apphed aganst any Crossraul Section 106 andfor CIL
contributions for certan agreed development sites on the Estate which may be required as part of the London Plan

In August 201 1, EMA agreed a prelet of 250,000 sq ft in a new office building of approximately 525,000 5q fi at 25 Churchll Place.
EMA also has a call option over an addihonal 108,000 sq ft Construction of the shell and core of the building commenced
in February 2012 and 1s on schedule to complete 1n mud 2014

The Group has entered into a £19¢ Om construction and development toan facility which 15 being utilised to fund the
construction of 25 Churchill Place {Note 10(5)) The first drawdown under this loan factlty occurred in January 2013

Construction has also continued on the retal mall located above the Canary Wharf Crossrail station which ts scheduled
to open on a phased basis between 2015 and 2018
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NOTES T0 THE INTERIM REPORT CONTINUED

Prior to drawdown of the construction loan facihity, the Group funded the development of 25 Churchill Place and the
retail mall above the Canary Wharf Crossrail station from uts unrestricted cash In accordance with FRS 15, interest has
been capitalised as part of the cost of these projects from the dates construction commenced, by reference to the Groups
wesghted average cost of debt and the historic cost of the properties under construction

Following the commencement of drawdow ns under the construction loan facility, the finance eosts recogmised in connection
with this loan have been capitalised together with general interest to the extent projects continue to be funded from the
Group's unrestricted cash At 30 June 2013, £2 6m of construction foan interest (31 December 2012 - £ml) and £10 5m
of general interest {31 December 2012 - £6 3m) had been capitahsed

In March 2013, the Group acquired the long leasehold interests 1n 7 Westferry Circus, Canary Wharf, for £46 6m, plus
SIM T and fees of £2 4m

In November 2008, the Group entered itto an agreement with } P Morgan for the development of the Riverside South site on the
Lstate. The Group wall act as development and construction mamager in relation to the site and has recerved £76 Om as an advance
of developer’s profit’ This sum will be szt agamst the Groups entitleent to future profits arwing from the development. Income
carned on this project subsequent 1o the sale of the site m 2008 has been deferred and will be recognised in the profit and koss account
in accordance with SSAP 9 No profit has been recognised on this project to date [he 2008 agreement, which was previoudh dueto
expire in 2013, was modified tn 2010 and extended to Octaber 2016 As part of this modsfication, the Groups option 1o purchase
the site was changed to a nght of first offer

Investment properties are recorded at valuation Jess the cost of unamortised tenant mcentives incurred at the balance
sheet date 1n accordance with UITF 28 The unamertised tenant incentives are held within debtors falling due 1n more
than one year in the Consolidated Balance Sheet (Note 7)

The Group's investment properties hate been revalued externally at 30 June 2013 on the basis of market value The valuation

of office investment properties was undertaken by either CBRE or bavills The valuation of retail investment propertics
was undertaken bv Cushman Each property has been valued mdividually on a free and clear basis and not as part of a
portfolic and no account has been taken of any intragroup leases or arrangements Whilst allowance has been made for
amy purchaser’ expenses including full habiliy for UK SDI T, no allowance has been made for any seller’s expenses or
realisation or for any tax which mught arise in the event of disposal The surplus arising on the valuations at 30 June 2013
has been transferred to the revaluation reserve

Ihe assumptions upon which the valuations are based are summarsed 1n the Valuations section of the Business Review

Properties under construction or held for development at 30 June 2013, w hich are to be retained as investment properties,
are carried at their fair value at the ume of acquisiion of the CWHL group in December 1995, less subsequent disposals
plus additions al cost, subject to any provasion [or impairment

6 INVESTMENTS

KIHTE URAUDITED IXMITATER

I DECEMEER 30 JUNE 307N
e m nz

1 1] in

831 Associated and joint venture undertakings 769 477
155 Shares 20 0 158
02 Otherinvestments 02 02
788 971 637
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ASSOCIATES AND JOINT YENTURES

In July 2011, the Group entered into a 50 50 joint venture with Qatan Diar to redevelop the Shell Centre The mvestors
are cach committed to contnbuting £150 0m to secure the 525 acre site on a 999 year jease The aggregate £300 Om
payment for the site 15 condittonal on final planning permission being receaved for the project within 3 years In May 2013,
a resolution to grant planning permussion was achieved subject 10 finahsing a Section 106 agreement and stage 2 referral
to the GLA and Secretary of State On 17 july 2013 the GLA 1ssued its stage 2 report endorsing T ambeth Barough Counal’s
right to determune the application and supportive of the development plans Subsequently, on 4 September 2013 the
Secrctary of State called 1n the planning application which 1s likely to delav completion of the planning process and
drawdown of the lease from Shell untit sometime 1n 2014 fhe Group’s investment to 30 june 2013 totalled £32 2m
(31 December 2012 - £26 Om)} ncluding an mtial £15 0m payable upon entering into the agreement with Shell
and fees of £0 7m At 30 June 2013 the joint venture entities had aggregated assets of £63 8m and habtlities of £08m
(31 December 2012 - assets of £52 1 m and hiabiliies of £1 5m)

In October 2010, the Groupannounced that it had entered into a jomnt venture wath Land Securities to develop 20 kenchurch Street
After syndication the Group has retnined a 15 0% equity interest 1n the joint venture and 13 aching as sole construction manager
and jont development manager [he Cioups investment was stated at £44 7m at 30 June 2013 (31 December 2012 — £37 1m)
representing the 1mitral investment plus assocuated fees and subsequent funding, less the Group's share of operating losses. At
31 March 2013, an external + aluation resulted in a cumutatn e revaluation surplus after adysting for the Groups accountmg policies
of £103 0m on the project of which £15 5m 15 attnbutable to the Group In accordance with its accounting policy of carrying
development properties at cost, the Group has not recognised its share of the surplus ansing from the revaluation of the bulding
Al 30 June 2013, the 20 Fenchurch Street entities had assets of £310 8m and labilities of £12 4m, excluding the revaluation surplus
(31 Decernber 2012 - assets of £250 8m and habihties of £3 4m) The loss recognised n the period primandy relates to letting costs

The investments 1n the 20 Fenchurch Street and Shell Centre schemes have been accounted for as investments in associated
and joint venture undertakings The Group's share of the results and net assets of such undertakangs are derived from the
UK GAAP management accounts of those entities and are as follows

SHECLCENTRE 20 FENEHORCH STREET ToL
tn fa 1]

Profit and loss account
for the 6 months ended 30 June 2013
Loss before interest and tax — (2 5) (25
Loss after interest and tax - (25) (25)
Group share - (04} (©4)
Balance sheet
at 30 June 2013
Met assets 630 298 4 361 4
Group share 322 447 769
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NOTES TO THE INTERIM REPORT CONTINUED

SONGBIRD SHARES

The Grouph investment an shares represents Songhird Shares held in the Trust Such shares mav be used to sabisfy am allocabions
of shares or options granted under any share plan the Company may adopt The assets of the Trust are held separately from those
of the Compan

In December 2010, the Group allocated 2,165,000 shares to certan directors and senior employees who may elect to have
the shares released to them at any ime between 30 June 2011 and 31 December 2013, subjeci to any dealing restrictions
When the recipient elects to redeem therr respective share allocations by selhing all or part of the allocation on the open
marhet, the Group may elect instead to pav the equivalent amount in cash which results in those share allocations being
released back into the Irust to be available for any future allocations

A further 1,350 000 shares were allocated 1n 2012 Of these shares, 450,000 became available to be released to the reciprents
of the allocation on 30 June 2012 and a further 450,000 shares were released on 30 June 2013 The remaining 450,000
shares may be released on 30 June 2014

A further 3,125,000 shares were allocated 1n 2013 Of these shares, 1,041,667 became available to be released to the reciments
of the allocation on 30 June 2013 and a further 1,041,667 shares become available to be released on 30 June 2014 The
remaimung 1,041 666 shares may be released on 30 June 2015

During the 6 months ended 30 June 2013, no shares were relcased 1o employees or directors

The cost to the Group of the latest share allocation has been calculated by reference to the market value of Songbird Shares
at the grant date of £1 40 per share The cast of all the allocations attributable to the 6 months ended 30 June 2013, totalling
£2 4m, has been charged to the same expense calegory as the employment costs of the relevant employee, taken to the
profit and loss account and claswfted within admunistratiee expenses

During the 6 month period 1o 30 June 2013, the Group acquired an additional 3,107,911 Songbird Shares at an aggregate
cost of £4 5m including fees

At 30 June 2013, the Trust held 15,283,427 Songburd Shares including 4,475,000 Songbird Shares which have been allocated
to employees but not vet released

7 DEBTORS

Due within one year
MDTED UNAUBITED HAULTTED
U1 DECEMALR 30 JUNE 0t
HiI m3 e
ta Em fa
100 [rade debtors 78 7l
68 Other debtors 159 64
12 Amounts owed by associates undertaking 14 -
210 Prepayments and accrued income 187 167
72 Deferred financing expenses {Note 10(5)) - 56
462 43 8 358

At 31 December 2012, financing expenses of £7 2m had been tneurred on the Group's construction loan facility and were
included in debtors due within one year The first drawdown under this facility occurred in January 2013 and these
expenses were therefore transferred 1o Creditors amounts due in more than one year to be offset against the outstanding
loan balance
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Due in more than one year

Debtors due 1n more than one vear compnse the cumulative adjustment tn respect of lease tncentives required by UI1} 28
Lease incentives include rent free periods and other mcentives given to lessees on entening into lease arrangements Under
UITE 28, the aggregate cost of lease incentives 1s recognised as an adjustment to rental income and allocated evenly over
the lease term or the term to the first market rent review 1f carhier [he cost of other lease incentives 1s included within
debtors due 1n more than one year and spread on a straight ine basts over the same peniod The external valuation of
msestment properties has accordingly been reduced for these incentives

TERT FREL [THER TZNART TOTMLLEASE

PERIODS INEERTIVES IHEEHTIVES

] 4] i

1 January 2013 213 5786 789
Recognition of rent during rent free periods 16 — 16
Amortisation of lease incentives 62) (11 3) (175)
30 June 2013 16 7 46 3 630

FINANCIAL ASSETS

AL30 June 2013, the Group held <terling cash deposits totalling £608 1m (31 December 2012 - £720 2m} comprising deposits
placed on the money market at call and lerm rates Total depostts mcluded £109 4m a1 30 June 2013 (31 December 2082 - £118 5m)
held by third parties as cash collateral for the Groups borrowings, £2 3m (31 December 2012 — £2 3m) charged to thard
parties 1n connection with the Group’s construction obligations and a further £11 7m (31 December 2012 ~ £12 5m})
charged to third parties as secunty for the Group's obligations Unsecured cash deposits totalled £484 7m at 30 June 2013
(31 December 2012 ~ £586 9in)

CREDITORS. DUE WITHIN ONE YEAR
KIDITED UNAUTITER ORAUTTED
T BECEMBER 36 JGNE 308
il un an
1] fo En
1200 Borrowings (Note 10} 1239 1155
81 lrade creditors 112 n7
79 ‘Tax and social security costs 13 20
480 Corporation tax 54 5 550
112 Other creditors 212 223
828 Accruals 631 68 8
670 Deferred income 613 869
58 8 Paymenls on account 605 575
403 8 3970 4197
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NOTES T0 THE INTERIM REPORT CONTINUED

Paymients on account comprise the amounts recewved i respect of the long term contract for the construction of Rnveraide
South on behalf of ] P Morgan Movements on pavments on account in the current period comprise

i
1 January 2013 R 8
Recerved (n the period 21
Recorded as turnover (37
Work in progress transfer 3
30 June 2013 605
10 CREDITORS DUEIN MORE THAN ONE YEAR
Ihe amounts at which borrowangs are stated comprnise
SECURIISED SICERED DANSTRUCTIDN WOOD #HARF TOTkL CEFERRED
it} 1045 (A4 LA NOTEE BIRROWEAES CONSIBERATICN 10
tn En fu fo tn fs fo
1 Januarv 2013 2,305 6 9716 — 670 3,344 2 85 33527
ransferred from debtors
due within one year — -— (72) — 72) — (72}
Drawn down in the period — e 599 599 — 599
Deferred financing
expenses g2 77 05 - 84 — 84
Accrued finance charges 26 {0 &) 03 06 29 - 29
Repaid 1n period {32 6} {4 8) — — (37 4) — (37 4)
30 June 2013 2,275 8 9739 535 676 33708 85 3,3793
Payable within one year or
on demand 917 230 04 88 1239 — 1239
Payable 1n more than one
year 2,1841 950 9 531 588 3,246 9 85 3,255 4
30 June 2013 2,275 8 973 9 535 67 6 3,370 8 85 3,3793
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(1}

(2)

A1 30 June 2013 the following Notes 1ssued by CWE [T were outstanding

FRICERAI

Qss fa INTEREST KEPAYRERT
Al L0125 6 455% By instalment from 2009 1o 2030
A3 4000 5952% By 1instalment from 2032 1o 2035
A7 2220 Floating In 2035
B 1797 6 800% By instalment from 2005 to 2030
B3 104 0 Floating In 2035
cz 2750 Floating In 2035
D2 1250 Floating In 2035

23182

In April 2009, the Group repurchased certain floating rate Notes with an aggregate principal amount of £119 7m for an
aggregate constderation, excluding accrued mterest, of £35 5m  [he Notes repurchased have not been cancelled, remain
in 1ssue and, in accordance with the requirements of the securilisabon, continue to be fully hedged For the purposes of
preparing consehdated accounts, the repurchase was accounted for as an extimguwishment of debt

Interest on the floating rate Notes ts at 3 month 1 1BOR plus a mangin The margins on the Notes are A7 Notes -0 19%pa,
increasing o 0 45% 1n January 2017, B3 Notes - 0 28% p a, increasing to 0 70% in January 2017, C2 Notes - 055% pa,
inereasing to 1 37% i Apnl 2014, and D2 Notes — 0 84% pa, ncreasing to 2 10% wn April 2014

All of the floating rate Notes are hedged by means of interest rate swaps and the hedged rates plusthe marginare A7 Notes -5 F135%;
B3 Notes — 5 1625%, C2 Notes — 5 4416%, and D2 Notes - 5.8005% {hese swaps expire in 2035 concurrent with the Notes.

In additjon to the 3 classes of floating rete Notes referred to above, the following classes of fixed rate Notes remarned
outslanding at 30 June 2013, carrying the tnterest rates stated £1,012 5m of A1 Notes - 6 455%, £400 Om of A3 Notes -
5952%, and £179 7m of B Notes - 6 800%

The principal amount of the Notes in 1ssue at 30 June 2013 was £2,318 2m or £2,198 5m excluding the Notes repurchased
The Notes are secured on certain property interests of the Group and the rental income stream therefrom

The securitisation has the benefit of an arrangement with A1G which covers the rent in the event of a default by the tenant
of 33 Canada Square, over the entire term of the lease AIG has posted £244 2m as cash collateral tn respect of this
obligation [he annual fee payable in respect of the arrangement 1s £2 2m

CWT [1 alsa has the benefit of a £300 0m Liquidity facility provided by I lovds, under which drawings may be made in the
event of a cash flow shortage under the secuntisation This facility 15 renewable annually The commument fee for the
provision of this facihty increased from 6 487% pa to 0 888% pa from July 2013

Certan of the A1, A3 and B Notes were issued at a premium which 1s being amortised 1o the profit and loss account over
the life of the relevant Notes At 30 June 2013, £47 Im remained unamortised (31 December 2012 - £49 2m)

‘The Group has a £92 3m 5 vear facility secured against 50 Bank Street The facility carries interest at 3 month LIBOR plus
a margin of 2 0% The exposure to movements in 1 IBOR 1s fully hedged at an all in rate including margins of 4 415%
The loan 1s repayable in June 2016
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NOTES TO THE INTERIM REPORT CONTINUED

(3) TheGroup has a £350 Om loan facility secured against the Group's principal retail properties and its car parking interests

The Joan faciity carries interest 2t 3 month [IBOR plus a margin of 2 75% An interest rate swap has been put i place at
& rate of 05425% which, together with the margin of 2 75%, fixes the effective interest rate under the loan at 3 2925%
[he loan 15 1epayable in Decamber 2014

{4)  Abanklocan comprising an mttial principal of £608 8m 14 secured against One Churchill Place This loan amortises with
a balloon payment of £155 O0m on maturity in July 2034 The loan carries a hedged interest rate of 5 82% In the first half
of 2013, £4 8m ot the loan principal was repard 1n accordance with the loan agreement reducing the prinaipal at 30 June 2013
to £5459m

{5) In December 2011, the Group entered into a £190 Om development loan facility secured against the property now under
construction at 25 Churchill Place The first drawdown was made 1n January 2013 and at 30 June 2013 £59 9m had been
drawn down under the factlity The margin on the loan 1s 300 bps over LIBOR from first drawdown to rent commencement,
following which the margin mav drop to 250 bps or to 225 bps subject to the satisfaction of certain interest cover tests

A forward starting interest rate swap was entered into 1n October 2012 at a rate of 1 017% which fixes the interest rate
payable under the loan The fixed rate payable during the constructson phase including the 300 bps margmn 154 017%
The termination date under the swap i1s in December 2016 Upfront fees of £4 2m were mcuarred on entering into the
facility and a commitment fee of 150 bps p a 15 pay able on the undrawn facility At31 December 2€12, £7 2m of fees had
been deferred and were included in Debtors due within one year These fees have been transferred from debtors following
the first drawdown and are being amortised over the hfe of the loan

(6) 'InJanuary 2012, the Group acquired CR | % 50% mnterest in Wood Wharf The consideration for the acquisition was £52 4m
which compnised an uplront payment of £4 4m and loan notes with a repayment profile as follows 30 September 2012 -
£8 25m (1edeemed), 30 September 2013 - £8 25m, 30 September 2014 - £15 5m, and 30 September 2015 - £16 0m Interestis
payable on the loan notes at a rate of 6 3% pa

{7)  Prior lo the acquisition of Wood Wharf, the jomnt venture entities entered 1nio a non recourse Joan facility of £5 2m The
loan carries an interest rate of LIBOR plus 2 margin of 2 5% and the hnal matursty 1s i December 2013 The balance
owing on the loan at 30 June 2013 was £4 6m

“Ihe yoint venture entities had also 1ssued discounted loan notes with an outstanding value at 30 June 2013 of £27 7m 0
fund the acquisition of certain parts of Wood Wharf Interest on the discounted loan notes 1s pavable at 3 month LIBOR
plus | 0% pa from the dates specified and at 30 June 2013 the notes i 155ue were as follows

IHI380E DISCRURS NOMRK: VALUE
3 E E IRTEREST TRIBGER DATE
A’ loan notes 8,659,458 — 8,659,498 6 February 2006
‘B’ Joan notes 7,640,000 — 7,640,000 6 February 2009
*C’ loan notes 6,890,000 — 6,890,000 6 February 2013
‘D’ loan notes 4,041,868 489,382 453,250 6 February 2016
27231,366 489 382 27,720,748

The Joan notes are fully cash collateralised {see Nole 8) and are due for repayment 1n February 2021 If the holder of the loan
notes serves a redemption notice before the repayment date then the loan note repayment date 15 12 months from the date
of the notice so long as that date does not fall due before the interest trigger date £360,000 of *C’ Joan notes were repad in
the period
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8)

(9)

(10)

Prior to the Group’s acquisition of Wood Wharf, the jant venture entities had entered into a put and call option agreement
with UBS UK Properties Limited to acquire 2 Harbour Quay, Wood Wharf The consuderanion ranges from £10 25m to
£10 75m depending on the exercise date of the option, which 1s anytime between 25 December 2014 and 25 December 2017
During that tsme the point venture entties have the right to acquire the building and UBS have the right, on giving notice,
to requure the purchase of the bulldmg on 25 December 2016 or 25 December 2017

As part of the agreement, payments of £2 5m have been made and a further £1 Om was pmd on 1 July 2013 Further annual
payments of £1 0m will be required 1n order to retain the option to purchase If the option 15 exercised by either party,
these payments and any subsequent annual payments will be deducted from the conswderation At 30 June 2013, the
deferred consideration pavable to URS was carned at £8 5m including related fees

The movement 1n net debt for the 6 months ended 30 June 2013 was as follows

TR ATEER NEN J0pAE

i CASHALOW DASH CHANGES 2

[ ] fo ta Em

Cash at bank 7202 (t12 1) — 608 1
Amounts on deposit net available on demand {133 3) 99 — (123 4}
5869 (102 2) — 484 7
Debt due after one vear (3,224 2) (59 9) 372 {3,246 9)
Debt due within one year (1200) 776 (81 5) {1239)
(3,344 2) 177 {44 3) (3,370 8)

Amounts on deposit not available on demand 1333 99 — 123 4
Net debt (2,624 0) (94 4) {44 3) (2,762 7)
Decrease in cash (112 1)
Increase in debt and lease financing 177
Change 1n net debt resulting from cash flows (94 4)
Non cash movement 1n net debt (44 3)
Movement in net debt (138 7)
Net debt at 1 January 2013 (2,624 0)
Net debt at 30 June 2013 (2,762 7)

At 30 June 2013, the fair value adjustment n respect of the Group's financial assets and habilities {excluding debtors and
creditors falling due within one year) calculated n accordance with FRS 13 was an unrecognised hability of £508 6m
before tax at 23 0%, or £391 6m after tax (31 December 2012 - £687 9m and £522 Bm respectively)
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NOTES TO THE INTERIM REPORT CONTINUED

T PROVISIONS FOR LABILITIES

LEASE GHECONEME CEFERRED

COMMITMENTS HEIRES ™ 10

] tn in ]

1 January 2013 75 46 5 137 677
Lulisation of provision {15) — — {15
Unwind of discount 04 — — 04
Charge to profit and loss account 03 {110} {48) {15 5}

30 June 2013 67 355 89 511

LEASE COMMITMENTS

In connection with the sale of 5 Churchill Place in 2010, the Group agreed to pay rents and other costs incurred on 2 unlet
floors for a period of 5 years from the date of sale the Group recogruised a provivion of £9 6m discounted at 6 3%,
which was deducted from the profit on disposal of the building At 30 June 2013 this provision had reduced to £4 7m
{31 December 2012 - £5 5m) discounted at 5 8% (31 December 2012 — 6 2%), with the movement in provision reflecting
a combination of changes 1n potential future letting assumptions, utthsation and the discount unwind

In connection with the sale of certain properties duning 2005, the Group agreed to provide rental support and recognised
a provision in respect of these commitments at the date of disposal ‘The remaining provision at 30 June 2013 was £2 0m
(31 December 2012 - £2 Om) calculated on the basis of a discount rate of 5 8% (31 December 2012 - 6 2%)

UNEGONOMIC HEDGES
The provision 1n respect of uneconemic hedges anses from the repurchase of secuntised debt in April 2009 as explammed i Note 2
DEFERRED X
Movements in deferred tax are disclosed 1n Note 3
¥  RESERVES
AR CARITAL FROIT MDD
PREUNY: SEYALLATION REDERPTAON SHEW L5
AT e3E RESERVE RESEHE ADCOINT TOAL
in s H 1] fa fn
| January 2013 1162 2,394 4 07 2648 (314 1) 24920
Rexaluation of
investment properties - 1235 - — — 1235
Retained profit for the
financial perod — - - e 48 48
30 June 2013 146 2 2,517 9 07 264 8 {309 3) 2,620 3

The special reserve arose from a restructuning of the Group which was completed on 4 December 2001 involving the
introduction of a new holding company for the Group by way of a scheme of arrangement, in accordance with Section 425
of the Compamies Act 1985
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RECONCILIATION OF MOVEMENT IN SHAREHOLDERS FUNDS

1]

Revaluztion movement 1235

Profit for the finanaal penod 48

Net movementin shareholders’ funds 1283

1 January 2013 2,498 4

30 June 2013 21,6267

CONTINGENT LABILITIES AND FINANCIAL COMMITMENTS

Commutments of the Group for future expendhture

30 jUNe JICILEMBER

3 ar

En En

Construction projects 163 6 2447

joint venture funding 341 456

The commitments for future expenditure relate to the completion of constructhon works where construction was comntted
at 30 June 2013 and are stated gross of any external lunding arrangements Any costs accrued or provided for in the
balance sheet at 30 June 2013 have been cxcluded

'The Group has assessed that its funding comnutments in relation to Crossrail have been satisfied However, there remains
a contingent lLiab:lity 1n the event that the total cost of the station exceeds the original total anticipated cost of £500 Om

SUBLET COMMITMENTS

Under the terms of certain lease agreements, the Group has commutted to take back certain space on the basis of short
term subleases at the end of which the space reverts to the relevant tenants Ihus space has been secuntised, but insofar
as the secunusation 1s concerned, the tenants are contracted to pay rent on the entire amount of space leased, whalst taking
the covenant of the Group an the sublet space

The existenice of the sublet commitments was taken into account 1n the market valuation of the Group's properhies at 30 June 2013
and 31 December 2012

POST BALANCE SHEET EVENTS

On 22 July 2013, the Group announced 1t had acquired a 999 vear leasehold interest in 15 Westferry Circus, a 171,000 sq ft
building on the Estate As consideration for the building, the Group has paid approximately £128 Om, funded by a £128 Om
loan with Metlife, and taken a novation of an existing sentor swap which had an estumated out of the money posiion of £11 4m
The equity provided by the Group for the transaction was Linuted to purchase costs (including 1 T} of approximately £6 Om

CAHARY WHARF GROUP PIC NTERM REPOT20 37




INDEPENDENT REVIEW REPORT T0 CANARY WHARF GROUP PLC

INTRODUCTEZN

We have been engaged by the Company to review the financial information in the Interim Report for the 6 months «nded
30 June 2013 which compnses the Consolidated Profit and Loss Account, the Consolidated Balance Sheet, the Consolidated
Statement of Total Recogmsed Gains and [ osses, the Consolidated Cash Flow Statement and related notes 1to 15 We have read
the other information contaned in the Half Yearly Report and considered whether 1t contains any apparent misstatements or
material mconsistencies with the finanaia mtormation i the Interim Report

Lhis reporl 15 made solely to the Company 1n accordance with the International Standard on Review ¥ngagements (UK and
Ireland) 2410 “Review of Intenm Financial Information performed by the Independent Auditor of the knuty” 1ssued by the
Auditing Practices Board Qur work has been undertaken so that we might state to the Company those matters we are required
to state to them n an independent review report and for no other purpose 1o the fullest extent perimitted by law, we do not
accept or assume responsibility to any one other than the Company, for our review work, for this report, or for the conclusions
we have formed

DIRECTORS” RESPONSIBILIIES

The Half Yearly Report 1s the responstbility of, and has been approved by, the directors  The directors are responsible for prepaning the
Half Yearly Report in accordance with the United hangdom Accounting Standards Board's Staterent "Half Yeasly inancial Reports:

As disciosed 10 Note 1, the financial statements of the Group are prepared 1n accordance with United Kingdom Generally
Accepted Accounting Pracuce. The finanaial information included in the Halfl Yearly Report has been prepared in accordance
with the accounting policies the Group intends to use in prepanng its next annual financial statements

OUR RESPONSIBILITY

Our responsibility 1s to express to the Company a conclusion on the financial information 1 the Half Yearly Repont based
0N OUr review

SCOPE OF REVIEW

We conducted our review in accordance with the International Standard on Review I ngagements {UK and Ireland} 2410, ‘Review
of Interum Financial Information Performed by the Independent Auditor of the E ntity’ tssued by the Auditing Practices Board
for use in the United Kingdom A review of interim financial information conststs of making inquirtes, pnmariy of persons
responstble for financial and accounting matters, and applying analytical and other review procedures A review is substantially
less 1n scope than an audit conducted in accordance with International Standards on Auditing (UK and Ireland) and consequently
does not enable us to obtain assurance that we would become anare of all significant matters that might be idenuified i an audst
Accordingly, we do not express an audit opmion

CONCLUSION

Based on our review, nothing ha« come to our attention that causes us to believe that the finanaiahinformation in the Half Yearly
Report for the 6 months ended 30 June 2013 15 not prepared, in all materral respects, 1n accordance with the United Kingdom
Accounting Standards Board’s Statement ‘Half Yearly Financial Reports’

DEEDITTE 1P

Chartered Accountants and Statutory Audior
London, UK

12 September 2013
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DEFINITIONS

Defined term

20 R5LP

Act

AlG

Rally more

Board

bps

CBRF

Chawrman and Chuef Fxecutive Othcer
CIL

City

CRL

Company

CR1

Cushman

CWEIT

CWHL

FMA

FPRA

Fytate/Canary Wharf

Tintech

TRS 4

ISP R

FRS 15

ERS 19

GLA

GRI

Group

ICR

Land Securnties
LIBCR
1loyds
IMCTV

i ondon Plan
ETV

m

NAV

NIA
NRNAV
Notes

pa

psf

Qatan Diar
Sawils

SDIT
Secrelary of State
Secuion 106
Shell

Shell Centre
Songbird
Songbird Shares
sq fi

SSAP9

TMT

rust

SDLE

UITE 28

UK GAAP
Wood Wharf

Defimtion

20 Fenchurch Street L imited Partnershrp

The Compantes Act 2006

Amenican International Group, Inc

Ballvmore Properties Limited

Board ot directors of Canary Whar{ Group ple

Basis points

CB Richard Flits [ imited, Survevors and Valuers
Chaitman and Chref Executive Officer of the Company
Community Intrastructure Levy

The Citv of London

Crossrail Eumited

Canary Wharf Group plc

Canal and River Trust (formerly British Waterways Board)
Cushman & Wakefield, Real Fstate Consultants

Canary Wharf Finance 1] plc

Canary Wharf Holdings I imited

Turopean Medicines Agency

Turopean Public Real Fstate Association

Canary Wharf Fstate indluding FHeron Quavs West, Newfoundland,
Riverside South, North Quay and Parh Place

Einancial technology

Emancial Reporting Standard 4 {Capiial instruments)
Fmancial Reporting Standard 13 (Derrvatives and other financial instruments)
Fmancial Reporting Standard 15 (langible fixed asscts)
Financual Reporting Standard 19 (Deferred tax)

Greater [ ondon Authonity

Global Reporting Index

Canary Wharf Group ple and 1ts subsidianes

Interest Cover Ratio

Land Secunties Group ple

London Interbank Offered Rate

Lloyds Banking Group ple

Toan Minus Cash to Value

Mayor of | endon planning document published by the Greater 1 ondon Authonty
Loan to Value

million

Net Asset Value

Net Internal Area

Iriple Net Asset Value

Notes of the Groups secunitisation

per annum

per square foot/feet

Qatara Dhar Real Estate Inv estment Company

Savills Commerctal [ imited, Chartered Surveyors

Stamp Duty Land Tax

Secretary of State for Communriies and Local Government
Section 106 of the lown and Country Planning Act

Sheil International Limated

Shell's headquarters an the South Bank, | ondon

Songbird Fstates plc

Ordinary shares of 10p each in Songbird

Square foot/square feet

Statement of Standard Accounting Practice 9 (Stocks and long term contracts)
Technology, media and telecommunications

Canary Wharf Emplovee Share Ownership Plan Irust
Stamp Duty Land Tax

Urgent Issue Task Force 28 (Operating leases)

Umited Kingdom Generally Accepted Accounting Practice
A 16 8 acre site adpacent to the Fstate
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CANARY WHARF DEVELOPMENTS

L

Ly

In the last two decades

Canary Wharf Group has :

developed more top-quality
office space 1n London than
any other company, helping
to position the capital as
one of the best places 1n the
world to locate a business

on 100 8 Canary Wharf Group plc
manutactuned tram 100% One Canada Square
recycled waste Canary Wharf
The prantes 1 a certfied London E14 5AB

CarbonNeuwra™ pnang  Tel +44 (0) 20 7418 2000

camrpany and has used
ey, Fax. +44 (0) 20 7418 2222

proguchonof tesreport,  Www Ganary whar com

A CANARY WHARF

The Croup has bt approxmuatety 16.0m sq fi of office and retal
space 10 London over the last couple of decades of which i retans
awnerstup of 7 4m s fL [he hnal steed frame of 25 Churchill Place
was ustelled i February 2013 on schedule. compieting the onginal
masterplan for the Estate
The Group has planning permzssion for another 9 dm sq &t of moxed
use space 1n the prpedine at Canury Wharf and adjacent Wood Wharl
coasents for the site a1 One Park Place. Heron Quays West,
and Newfoundland ere currently being reviewed (o cnsire they are
tztored o meet demand from a range of sectors including residential

A CROSSRAIL

Construction on the Crossral station at Canary Wharf has
progressed shead of schedule and budyet The platiorm levd] was
handed over to CRI 1n March 2012 5 months ahead of schedule
‘The tannelhing bonng machenes arrped m May and are now
proceeding westwards

Construction 1 progressing on 135000 sq & of ritad and leisure
space above the stanon which will be owned on » long lease by
Canary Wharf Group.

B WOOD WHARF

‘This will be a new mxed use development scheme adjacent 1o the
exrsting [ state Fhe best uses for the mite ane bung reviowed by
Canary Wharf Group, potentlally altering the mux of uses in favour
of residenteal, reducing the size of mdoiduat otfice buildings 1o
appeal to new targel sectors and o integrate and conpect this new
district to 1he existing Estate

C 20 FENCHURCH STREET

This Joint venture with Land Securitics 1y for a 37 steres hullding at
the heart of the tnsurance district in the Cuy which will provide
approximately 690 000 sq f of world class space in flovr phate s1zes
o 14000 sq ft 10 28 D00 5q , with 3 eLv garden on the top 3 floors
Cumplletiun is expecied 1n April 2014 and the buiiding s already
57 0% let

B SHELL CENTRE

‘This project 2 50,50 j0int venture wath Qatars Diar fora | 4m sq fi
mited use deselopment on Landons Southbank ihe devdopment
womprises residential officeand retail space. The existing 27 storey
tower in the maddle of the Shell Centre will be preserved and
retained by Shetl Shedl wall also take a 245,000 sq It prelet of one of
the 2 new office build:ngs to be constructed on the sue




