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Highlights

Portfoto vatuation continues to advance

» Portfolio valuaton up 2 6% to £5,673 Om over the perod, ncluding land and adjusting for property acquistions
and other capital expenditure

+ Market value of invesiment portfolio up 2 3% over the penod

+ Retal nvestment porifolio performing well — valuation up 6 7% in the half year
+ Qffice investment portfolio valuaton up 1 6%

¢ Benchmark inital yield unchanged at 5 0%

Financial summary

* Net assets £2 010 6m at 30 June 2013, an increase of £236 2m or 13 3% from £1,774 4m at 31 December 2012
« Adjusted net assets per share £2 23 compared with £2 10 at 31 Decermber 2012 an increase of 6 2%

* Adjusied NNNAV per share £1 73 compared with £1 46 at 31 December 2012, an increase of 18 5%

s Profit after tax £239 3m (6 months ended 30 June 2012 — £82 3m)

Secure Income stream

* Weighted average lease term 14 6 vears or 13 4 years assuming exercise of all break options
¢ Lettings of approximately 100,000 sq ft, subsequent to the penod end

Secure financial position provides foundation for Canary Wharf Group's strategy

* Average loan matunty of 12 5 years compares with weighted average lease term
* Drawdowns commenced under £180 Om construction loan facility secured agamnst 25 Churchill Place

Development programme pipeiineg progressing well

» 25 Churchilt Place - constructon continues on schedule and within budget

¢ Canary Wharf Crossrail station — on schedule and within budget Construction continues on 115 000 sq fi of retall space
above the station opening on a phased basis between 2015 and 2018

* Retal expansion — 44,000 sq ft expansion of Jubilee Place mall on schedule to open in November 2013, of which 92 3%
18 currently let or in solicitors’ hands

* Joint ventures
— 20 Fenchurch Street - 57 0% let with negotiations on a further 100,000 sq ft
- Shell Cenire — conditional planning consent achieved in May 2013, although now subject to call in by the Secretary
of State

Investment portfolio

* |evel39 - Europe's largest accelerator space for technology opened in March 2013

s Level 42 -~ approval for the conversion of an additional floor in One Canada Sauare to expand the offenng
to high growth companies

* 7 Westferry Circus — 177,700 sq ft bulding on the Estate acquired in March 2013 for £46 6m

* 15 Westferry Circus — 171 000 sq ft bulding on the Estate acquired subseguent to the penod end
s Refurbishment of One Canada Sguare - substantally complete at cost of £34 Om

Note

For further information on the above refer to the Business Review
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Results in brief

Rental Income

Refurbishment costs

Undertying operating profit

Capital and other items

- revaluation of investments in associates
- net revaluation movements

- gan on dervatives net of Preference Share expense
Underiying profit before tax

Profit on ordinary activities before tax

Tax

Profit after tax

Basic and diluted earnings per share

Note
i SeeNote3

(i) See unaudited condensed consolidated income statement

(n} See Note 8
™) See Note 4
v} See Note S
vl See Note 6
(i} See Note 2

Note

(i}
i}
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Unaudited

Six months ended
30 June 2013

£m

1346
(60)
1026

39
1458
1039

102
2638
(24 5)
2393
22 2p

Unaudited

S months ended
30 June 2012

£m

130 3

1180

11
954
(11 6)
173
102 2
{19 9}
823
70p




Chairman’s operational review

Dawvid Pntchand
Charman

“The Group has
continued to perform
effectively across all of
Its activities during the
first half of 2013 at a
time when the market
1s showing signs of
Increasing confidence ”

Introduction

The Group has continued to perform
effectively across all of its activities
during the first half of 2013 at a time when
the market 1s showing signs of increasing
confidence Building on the strength
of the core portfolio at Canary Wharf,
further progress has also been made
by Canary Wharf Group the Group's
main operating company, In broaderung
1ts product, location and tenant base
The stronger emphasis on residential
development illustrates the Group's ability
to provide bespoke bulldings capable of
meeting the dermands of all environments
from residential and office to retail and
lewsure facilities

Reflecting signs that actwity in the office
lethng market 1s improving, in the year to
data the Group has let around 100,000 sq ft
at Canary Wharf, the majonty of which
has been concluded since the end of June
At 20 Fenchurch Street, more than half of
the space 15 now let orin solicitors” hands
Construction on all of Canary Whart
Group's projects and joint ventures
remains on schedule and on budget

Retatl strength continued to be expenenced
at Canary Wharf There are currently no
vacances and a high level of demand for
new retall space being created n the
Jubilee Place mall extensian ang above
the Canary Wharf Crossrail station

Financial review

Adjusted NAV per share ncreased 6 2%, or
13p, from £2 10 at 31 December 2012 to
£2 23 at 30 June 2013 Net assets ncreased
from £1,774 4m at 31 December 2012 to
£2,010 6 at 30 June 2013, a nse of
£236 2Zmor 13 3%

The retall portfoho agan performed
strongly, increasing in value by 6 7% inthe
penod, reflecting a slight hardening of yields,
progress with the expansion of Jubilee
Place mall and growth in passing rents

The valuation of the office portfcho rose
by 1 6% in the penod and this resulted in
an overall increase in the investment
portfolio of 2 3% Including development
sites, the market value of the total portfolio,
adjusting for property acquisitions and
capital expenditure, increased by 2 6%
in the 6 months to 30 June 2013

Undertying profit before tax for the first
half of 2013 was £10 2m, compared with
£37 3m for the equivalent penod in 2012,
the reducton being mainly attnbutable to
a £80m charge in relation to the
refurbishment of One Canada Square
Including capdal and other terns, profit after
tax for the 6 months ended 30 June 2013
was £239 3min companson with £82 3m
for the first half of 2012

At 30 June 2013, the Group had
unencumbered cash deposits of £497 5m
Excluding Preference Shares, the
weighted average cost of debt remained
at 5 8% The weighted average matunty
of the Group's loan facilities was 12 5 years,
which compares favourably with the
waghted average unexpired lease term
assuming exercise of all break options

Operational review

At Canary Wharf

Construction activity on the Estate has
continued on time and on budget The
Canary Wharf Crossranl station 1s
progressing on schedule and the
excitement about this project was ewident
in May and June when tunnel boring
machines, Elizabeth and Victona, entered
the station box at Canary Wharf

Development on the 525,000 sq ft bullding
at 25 Churchill Place 1s also ahead of
schedule There ts an existing prelet
of 250,000 sq ft to EMA which 15 due
to move into the bullding in mid 2014
The rermainder of the space 1s currently
being marketed
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* Chairman’s operational review continued

Operational Review continued

Although there was subdued leasing
activity on the Estate dunng the perod,
since June, Shell has agreed to take an
additional 38,225 sq ft across 2 floors in
40 Bank Street and, in One Canada Square,
54,000 sq ft has been taken on levels
7 and 8 These deals, together with other
smaller lethings, bnng the total let to date
in 2013 to around 100,000 sg it

The Group Is particularty pleased with the
success of Level39, Europe's largest
accelerator space for financial, retail and
future technologies Since opening n
March all of the availlable space has been

25 Churchill Place

taken promphing expansion to a high
growth technology floor on level 42 of
One Canada Square The success of
level39 1s testament 10 the Group's wision,
its commitment to diversification and its
responsiveness to market demands

Retall remains a success story with the
Canary Wharf malis continuing to be fully
let This demand shows no sign of abating
There are 2 areas of retail expansion, the
44,000 sq ft Jubilea Place mall extension
and the 115,000 sq ft of lessure and retail
above the Canary Wharf Crossrail station
These are both already expenencing
letting success The Jubilee Place mall
continues to welcome a range of leading

brands wathin its extension which will be
open for trade on 1 Novernber 2013

At the date of this report, all of the 27 units
n thes extension had either exchanged or
were In solicitors’ hands Even though
Phase | of the Canary Wharf Crossrail
shopping mall s not scheduled to open until
2015, around 50 0% of the 88,000 5q ft 15
already let, under offer or n solicitors’ hands

Phase I, which will compnse 27,000 sq ft
of additional space, will open when the
station becomes fully operational in 2018

The investment portfolio of the Group has °

been increased ta 7 4m sq {t by the
acquisitron of 2 buildings on the Estate
7 Westferry Circus was ongsnally sotd by
the Group In 2005 and then reacquired in
March 2013 for £46 6m This acquisihon
was followed after the pencd end by the
purchase of 15 Westferry Circus which
was acquired for £128 Om and funded by
way of a 3 year loan factlity, the Group
alsc assumed a £11 4m lhability on a
retated out of the money swap The Group
plans to reposhicn these assets so that
they are more attractive to a wider range
of occupiers

Looking ahead and subsequent to the
penod, we received the positive news that
planning consent had been approved for
the Heron Quays West site This congent
15 for an office development comprising
approxirnately 700,000 sq ft Plans for
One Park Place are still under consideration
as the Group continues to ensure that
the best use 1s made of its development
sites In June, the Group submitted a
planming applhcation for a stunning
new development at Newfoundland
The fully residential tower, designed by
Horden Cherry Lee Architects, will contain
around 550 apartments and, if the
application 1s successful, a start on site
15 anticipated by the end of this year




A notable strength of the Group over
the last 25 years has been its ability to
evolve In response to rapidly changing
market requirements The Group Is now
applying this approach to Wood Wharf,
the 20 acre site adjacent to the Estate
A new masterplan for a 4 8m sq it net
mixed use development s being put nto
place and will target growing business
sectors, particutary technology and new
media firms as well as adding anincreased
proportion of residential space The revised
masterplan will improve ntegration with
the local residential community and provide
new cultural amentties It 15 hoped that the
new planning application will be submitted
by the end of the year

Away from Canary Wharf
Construction on the Rafael Vinoly
designed 20 Fenchurch Street building
1s on budget and ahead of schedule
This exciting jont venture with Land
Securities in the heart of the City will
provide approximately 690,000 sq ft of
world class space with a sky garden on
the top 3 floors  Leasing momentum has
gathered as this bullding 1s atready 57 0%
let and scheduled to receve its first tenant
in mid 2014

Although supported and approved by
both Lambeth Borough Councit and the
Mayer of London, the apphcation for the
1 4m sq ft Shell Centre redevelopment
on Londan’s South Bank was recently
called in by the Secretary of State for
Commusities and local Government.
This was obviously disappointing for the
Group and our joint venture partner Qatan
Diar The project was poised to deliver a
large number of new jobs, new homes,
ncluding affordable housing, and other
significant local benefits The Group 1s now
focusing on the most efficient way to
resclve this situation

Sustainability

The Board supports the commitment to
sustainability shown by Canary Wharf
Group which has been reflected in
achieving a commandable GRI accredited
B+ ranking for sustainability performance
n 2012 This mark reflects the significant
work undertaken by the Group with
local communities suppliers, investors
and other stakeholders in and around
Canary Wharf The 2012 Sustainability
Report 1s also aligned with the EPRA
Best Practices Recommendations an
Sustamability Reporting

Conclusion

We are proud that the Group has
earned the reputation of consistently
delivering its projects on schedule and
within budget We have also remained
steadfast durnng the recent turbulent
economic conditions and are committed
to broadening the Group's product,
location and tenant base Mow that there
are signs of a recovenng market, the Board
1s confident that the Group will be able to
delver strong and durable results

Dawvid Pritchard
Chairman

Cartier Circle
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Business review

Pedestrian walkway to Canary Wharf Crossrail retal

The following Business Review I1s intended
to provide shareholders with an overall
summary of the business of the Group,
both during the 6 months ended and also
as ‘at 30 June 2013 Where applicable,
it alse summanses significant events which
have occurred subsequent to this date

A list of defined terms used throughout
this Intenm Report i1s provided in Definions
(see page 47)

The principal asset of the Company ts
its inchirect investrment in Canary Wharf
Group which 1s engaged n property
investment and development and 1s
currently primanly focused on the
development of the Estate and the
adjacent Wood Wharf site Elsewhere in
lL.ondon, Canary Wharf Group 1s also
involved through joint ventures in the
redevelopment of 20 Ferchurch Strest and
the Shell Centre

Investment pertiolio

At 30 June 2013, Canary Wharf Group’s
investment portfollo cemprised
17 completed properties {out of the
35 constructed on the Estate) totalling
approximately 7 2m sq ft of NIA

In March 2013, Canary Wharf Group
acquired the long leasehold interests in
7 Westferry Circus at Canary Wharf for
£46 6m plus SOLT and fees This buitding
was onginally constructed by Canary Wharf
Group in 1992 and sold in 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 retal
space The office space Is fully let to EMA
until December 2014 Following EMA's
move to its new offices at 25 Churchill Place,
Canary Wharf Group intends to refurbish
the office space and market the bulding
The retaill space in the building 15 fully let

to arange of tenants including Starbucks,
Pret A Manger and Savills

The weighted average unexpired lease
term for the investment property portfolio
at 30 June 2013 was approximatety
146 years or 134 years assuming
the exercise of outstanding break options
(31 December 2012 — 155 years or
14 2 years respectively) The reduction
of 09 years since the year end reflects
the acquisition of 7 Westferry Circus In
the penod which is let on a lease expinng
in December 2014 On a hke for Lke basis,
the weighted average unexpired lease
term at 30 June 2013 would have been
150 years or 13 7 years, assuming the
exercise of all break options

Subsequent to the period end, i
July 2013, Canary Wharf Group acquired
15 Westferry Circus, a 171,000 sq ft
building on the Estate, fully let to Morgan
Stanley on a lease expining in August 2026
As consideration for the acquisition,
Canary Wharf Group paid approximately
£128 0m, fully funded by way of a 3 year
loan facility, and has assumed a pre
existing senior interest swap which was
securad against the building and had an
out of the money position of £11 4m This
property was onginally constructed by
Canary Wharf Grougp in 2002 and sold in
2005 for consideration of £134 8m Asa
result of this bullding being reacquired,
Canary Wharf Group's portfolie had
increased to 7 4m sq ft at the date of
this report

The investment property portfolio
was 95 3% let at 30 June 2013
{31 December 2012 -85 5%) 63 2% ofthe
square footage under lease to office tenants
does not expirg, or cannot be terminated
by the tenants, duning the next 10 years

As well as the rental Income generated from
properties owned by Ganary Wharf Group,
Income 1s generated from managing the entre
Estate which, naddition to the 17 completed
properties owned by Canary Wharf Group at
30.June 2013, included 18 properties totaling
8 5m sq ft n other ownerships




Occupancy

95.3%

as at 30 June 2013
{95 5% at 31 December 2012)

Weighted average unexpired
lease term

14.6 years

or 13 4 years after break options
at 30 June 2013

Cne Canada Square

In the first half of the year, Canary
Wharf Group substantially completed an
extensive refurbishment of the mechanical
and engineerng systems in One Canada
Square, a mult let bulding of over 1 2msq fit
at the heart of the Estate The total spend
was approximately £34 Om plus VAT which
was Incurred over the last 5 years This
total has now been analysed to determine
the extent to which works related to
repairs or capital expenditure as
applicable As a result, it 1s anticipated
that capttal allowances will be claimed on
approximately £29 Om of expenditure The
balance of £5 0m {or £6 Om including
irecoverable VAT) has been class:fied as
repairs and taken to the profit and loss
account in the penod This adjustment i
included within cost of sales, but 1s net
asset neutral

Level39

In March 2013, Level38, Europe’s largest
accelerator space for financial, retail
and future technolcgies, was opened by
the Mayor of London, Bens Johnson
Level39 provides office space for tech
companies as well as events and social
space designed to help these growing
businesses create, test the market
and deliver world class financial retail
and future c¢ity 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 opening, the facility has hosted
a significant number of events targeting
the TMT sector and has acteeved 100 0%
occupancy There are currently apphcations
from over 80 addstional high tech comparnies
looking to locate to Level39 The success
of Level39 has already resulted in a number
of these exising tech companies expanding
and, with the demand for more space, a
high growth technology floor has been
created on level 42 where these growing
carnpanies are now beng housed

Leasing

At 20 Fenchurch Street, Canary Wharf
Group 15 acting as joint development
manager with Land Securities The
Jjoint venture let 66,300 sq ft to Liberty
Syndicates in February 2013, together
with 51,000 sq ft to Liberty Mutual Markel
has now taken an additional 24,500 sq ft
in the builldhng, increasing its total lething
to 74,500 sq ft At the date of this report,
57 0% of the space 15 let, ncluding afl
the retall space in the sky garden at the
top of the building which (s let to Rhubarb
The joint venture s currently in negohiabons
on over 100,000 sq ft and expects to
let further space ahead of practical
completion in Apnl 2014

At Canary Whart, after a relatively quiet
start to the year, the level of enguines and
tenant presentations has increased
signdficantly Dunng this penod the number
of viewings has doubled 1 companson
to the second half of 2012 In the last
3 months of the penod, proposals were
made to 24 companies, of which 7 were
on over 100,000 sq ft of space, £ were
between 30,000 sq ft and 100,000 sq ft
and 11 were under 30,000 sq ft

Subsequent to the penod end, Shell agreed
to take a further 38,225 sq ft across 2 floors
In 40 Bank Street, taking 1is total space
in this building to 225,000 sq ft The latest
lease 15 at a rent of £36 00 psf for a term
of 5 years, subject to a 9 month rent free
perniod and a break option at year 3
Secure Trading a Fintech company, s
under offer on part of level 19 measunng
6,243 sq ft, at a rent of £40 00 psf on a
10 year lease with a break option at year 5

In One Canada Square, levels 7 and 8
totalling 54,000 sq ft have just been let
in therr exssting condition for a term of
5 years subject to annual break options
after the first 2 years In addition the firm
of accountants Kingsley Harmilton, tock a
further 1,154 sq ft of expansion space at
a rent of £40 00 psf on a lease expinng
on 31 October 2017
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Business review continued

Leasing continued

Interms of space under offer, a recruitment
company ts taking 2,594 sq ft on part of
level 28 at £42 50 psf on a § year lease
with a break option at year 3 and a broker
on part of level 28.1s taking 1,241 sq ft at
arent of £41 00 psf on a 3 year term

Ali options to sublet space back to Canary
Wharf Group have been exercised and at
30 June 2013 the estimated net present
value of sublet llabilities was approxamately
£22 tmdiscounted at 5 8%, being Canary
Wharf Group's weighted average cost of
debt (31 December 2012 — E26 1m
discounted at 6 2%) These sublet
commitments have been refliected in the
market valuation of Canary Wharf
Group's properties

Retall

At 30 June 2013, the retall malls at Canary
Wharf continued to be fully let with
demand frem both new entrants and
existing occupiers looking to expand In
Canada 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 into adminestration in January 2013
as the Canary Wharf umit was one of the
core group of units which was acquired
by the new owners when the business
emerged from administration

in Cabot Place mall, the untt formerty
occupied by Jessops, which was also
placed into administration in January 2013,
was acquired by Ryman at an increased
rent In One Canada Square, a new food
retaller, Pure, was introduced to reptace a
food outlet that was under performing
Canary Wharf Group will continue to
actively manage the existing retail portfolio

At Jubilee Place, construction began In
February 2012 on the 44,000 sq ft
expansion of the mall which will open for
trade on 1 November 2013 The retail
brands due to eopen include Banana
Republic, COS, The White Company,

bareMinerals, Rituals, Oliver Bonas,
Emmett Shirts and Le Pain Quotichen,
alongside ndependent swimwear
designer Oriebar Brown At the date of this
report, 22 of the 27 new units had exchanged
and 3 were In solicitors' hands, taking the
totat commutted to 92 3% of the available
space and 80 5% of total income The
final 2 units are at heads of terms

Construction 1s progressing well on the
115,000 sq ft of retail and leisure
accommaodation above the Canary Wharf
Crossrail station, of which 100,000 sq fi s
retall Within the developrment, 88,000 sq ft
15 scheduled to open for trade in Apnl 2015,
ahead of the actual statron opening In 2018
The first 4 lettings have now exchanged
and 2 more are In sclicitors' hands, which
In total represents 35 0% of both the
available space and total ncome

Construction

As well as the retail expansion projects,
work continued towards complebon of
25 Churchill Place, a new 525,000 sq ft
office bulding In August 2011, EMA
agreed a prelet of 250,000 sq ft tn this
bulding which 15 on schedule ta complete
in mid 2014

Work on the bulding began In
February 2012 and the structure was
formally topped out In February 2013
Cladding 1s substantially complete and
buillding services instaflation 15 also i
its final stages Construction 1s on
schedule for delvery with the EMA floors
fitted out in mid 2014 The balance of the
avallable space 15 being marketed as
construction progresses

EMA, will secupy the promenade, ground
and first 9 floors in the 20 storey bullding
The agreed rent i1s £46 50 psf commencing
1 January 2015, with 5 yearly upwards
only rent reviews The length of the lease
15 25 years with no break options and EMA
has staged options to take an additional
4 floors of around 27,500 sq ft each EMA
will receive the equivatent of a 37 month
rent free penod in cash, which will be used
to pay for EMA's fit out in the bullding

As well as the construction projects at
Canary Wharf, Canary Wharf Group 15 also
acting as construction manager for the
development at 20 Fenchurch Street {see
Business Review — 20 Fenchurch Street)

Crossrail

Construction commenced on the Canary
Wharf Crossrail station in May 2009 and
has progressed ahead of schedule The
station will be delivered to CRL for a fixed
pnce of £350 0m and Canary Wharf Group
bears the nsk for the difference
between actual costs and the fixed pnce
payable by CRL Canary Wharf Group’s
contribution to construction of the station
will be credited against any Grossrail
Section 106 and/or CIL contnbutions for
ceriain agreed development sites on the
Estate ([compnsing North Quay, Heron
Quays West, Newfoundland and Rverside
South) which may be required as part of
the London Plan Accordingly, any costs
borne by Canary Wharf Group on
construction of the station have been
allocated to these development properties

The project 15 performing well against
budget The tunnet bonng machines
arrved at the station from the east in May
and June 2013 and the first trains are
due to run in 2018 when Crossrail opens
for passenger service The structure
15 complete and internal works are
well advanced

Development sites

Heron Quays West currently has consent
for an office scheme of over 1 3m sq ft
However, in view of changing market
conditions, Canary Whart Group has
reviewed alternative development options
and in July 2013 submitted an application
for an office development compnsing
approximatety 700,000 sq ft on the eastern
half of the ste Censent for this schema
was awarded on 30 August 2013 Options
for the western half of the site are still
under consideration

In July 2013, Canary Wharf Group also
submitted a planning application 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 if Canary Wharf Group 15
successful in obtaming consent for the
residential scheme, a start on site 1
anticipated by the end of the year

One Park Place benefits from planning
consent for approximately 950,000 sq ft
of development but Canary Wharf Group
interds to submit a new apphication for
a revised scheme of approximately
650,000 sq ft now that the acquisition of
15 Westferry Circus has been completed

The remaining development site at
Narth Quay has planning consent for
almost 2 am sa ft of office space However,
this 15 to be reviewed to determine
whether an alternative scheme would be
mare appropnate

The total current development capacity
at each of Canary Wharf Group's
development sites, excluding sites
under development 1s summansed in the
table below

The site at Riverside South was acquired
by J P Morgan in November 2008 and
Canary Wharf Group was appointed to
act as development and construction

manager under a contract with a term to
October 2016 The contract includes a
nght of first offer n the event J P Morgan
decides to sell the site J P Morgan has
instructed Canary Wharf Group to proceed
with the next phase of infrastructure works
consisting of nver wall protection, utibties
installation and the lower ground leve! floor
slabs These are progressing well with
completion now targeted for the first
quarter of 2014

Canary Whart Group has recewved £76 Om
as an advance of developer's profit in
conjunction with the development This
sum will be set aganst Canary Wharf
Group's entitlerment to future profits should
J P Morgan procead with full construction

Wood Wharf

In January 2012, Canary Wharf Group
acquired full control of the Wood Wharf
Joint venture and entered into a new
overnding 250 year lease of the site

Canary Wharf Group secured 100 0%
ownership of Wood Wharf by combining
its onginal 25 0% effective interest with
the 75 0% interests acquired from its joint
venture partners, CRT and Ballymore It
also agreed the restructunng of CRT's
ongoing participatien as freeholder of
Wood Wharf As a result, Canary Wharf
Group now has control over the timing
and design of the scheme

Wood Wharf will be a new mixed use
development scheme adjacent to the
axisting Estate In May 2009, the current
master plan receved planning consent for
4 8m sq ft net This consent, which was
renewed 0 2012 and represents an area
almost one third of the size of the Estate,
currently comprises approximately
1 25m sq ft of residential, 3 1m sq fi of
offices 0 2msqftof retaland a 0 2msq it
hotel Detailed consent was granted on
the 3 office buldings closest to the Estate
totalling 1 5m sq ft net in July 2009 Having
gained full control of the scheme, the best
uses for the site have been reviewed,
leading to an alteration to the mix of uses
n favour of residential, reducing the size
of inddual office buldings to appeal
to new target sectors and to integrate
and connect this new district to the
exishing Estate

Work on an amended master plan 1s
progressing well and 1t 1s envisaged that
apphcation for a revised outhine planning
consent will be submitted in late 2013 At
the same time, design work 1s proceeding
on the first phase of private and affordable
residential property and on 2 office
builldings, in order to submit full details of
these to the planning authonty

Total development pipeline NI m sq ft

Canary Wharf based on existing and/or proposed consenis

- Heron Quays West 133

- North Quay 239

- Newfoundland 048

- One Park Place 065

— Wood Wharf 460
945

Sold te J P Morgan

- Rwverside South {Canary Wharf Group acting as development and construction manager) 190

In joint venture with Qatan Diar

— Shell Centre {see Business Review ~ Shell Centre)

140
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Business review continued

20 Fenchurch Street

“We are proud that the
Group has earned the
reputation of consistently
delivering its projects
on schedule and
within budget "

Development sites continued

20 Fenchurch Street

In 2010, Canary Wharf Group and Land
Secunties formed 20 FSLE, a 50 50 joint
venture to develop 20 Fenchurch Street
intha City After syndication, Canary Wharf
Group has retained a 15 0% equity Interest
in this project Canary Wharf Contractors
Limited, a wholly owned subsidiary of
Canary Wharf Group, was appointed as
sole construchon manager Land Secunties
and Canary Wharf Group were appointed
as joint development managers and both
are responsible for leasing

Planmng consent for a 37 storey building
was granted in October 2009 The bullding
will provide appreximately 690,000 sq ft
of world class space in floor plate sizes
of 14,000 sq ft to 28,000 sq ft, with a sky
garden on the top 3 floors Construction
commenced on stte n January 2011 and
1S progressing on schedule and within
budget The building was fopped out at
the end of 2012 and the cladding 1s
neanng complebon The butlding remains
on schedule to achieve practical
comptetion in April 2014, with the first
tenant due to move in shortly afterwards
As referred to in Business Review -
Leasing, the bulding s currently 57 0%
prelet The joint venture I1s now setting up
the property management team, ready to
take over the building on completion

Shell Centre

In July 2011, Canary Wharf Group and
Qatan Diar concluded a 50 50 joint venture
agreemant to redevalop the Shell Centre

The joint venture agreed to pay £300 Om
to secure the 5 25 acre site on a 899 year
lease Of thus total, £30 Om was pad on
exchange of the agreement with Shelt and
the balance 1s conditional on planning
permussion being receved for the project
within 3 years

Canary Wharf Group will act as
construction manager for the project
and 15 also joint development manager
with Qatan Diar The joint development
manager fees generated from the
transaction are being apportioned
between the parties

The develocpment will be mixed use
compnrsing office, residential and retail
space, which will regenerate an important
section of the South Bank in central
London The exssting 27 storey tower in
the middle of the Shell Centre will be
preserved and retained by Shell Shell
initially agreed to take a 210,000 sqg ft
prelet of one of the 2 new office buildings
to be construcied on the site but have
subsequently agreed to increase the lease
to the full 245,000 sq ft available in the
bullding In total the redevelopment will
compnse 523,000 sq ft of office space,
79,000 sq ft of shops, restaurants,
cafes and a health club, together with
835,000 sq #t of residential, creating
877 homes

In May 2013, aresolutian te grant planning
permission was achieved subject to
finalising a Sectien 106 agreement and
stage 2 raferral to the GLA and Secretary
of State On 17 July 2013 the GLA 1ssued
its stage 2 report endorsing Lambeth's
rnight to determine the applicaton and
supportive of the development plans
Subsequently, on 4 September 2013, the
joint venture was notfied that the Secretary
of State had called in the planning
application This s a disappointing decision
which may delay the project and with it
tha regeneration of the local area and the
creation of thousands of jobs The joint
venture will, however, be considenng the
most effective means of addressing
this 1ssue




Valuaticns

The net assets of the Group, as stated in
the Condensed Consoldated Balance
Sheet as at 30 June 2013, were £2,010 6m
In arrmving at this total

(I} properties held as investments were
camned at £4,838 1m, which represents
the market value of those properties
of £50205m at that date as
determined by Canary Wharf Group's
external valuers, CBRE, Sawvills or
Cushman, less an adustment of
£175 3m for tenant incentives and
£7 1m for deferred negotiation costs,

(i) properties under construction were
carned at £210 8m representing the
market value of those sites of £212 5m,
less an adustment of £17m for
deferred negotiation costs, and

(i) properties held for development
were camied at £495 Om, representing
thewr market value of £440 0m,
adjusted by £55 Om for the present
value of the minimum ground rents
payabie under the 250 year lease of
Wood Wharf At inception of the lease
this hability was separately recognised
within Non current habilities

At 30 June 2013, the yelds apphed n
denving the market valuation of the
Investment properties are summansed
In the table below

Office portfolio

Waighted average initial yield

- excluding 7 Wastferry Circus

~ ncluding 7 Westferry Circus
Weighted average equivalent yield
Retail portfolio

Waighted average initial yield
Weighted average equivalent yield

The weighted average intiat yield for
the porifolio at 30 June 2013 was
impacted by the acquisition of 7 Westferry
Circus dunng the penod, let on a lease
expinng in December 2014 Excluding this
acquisition, the weighted average nibial
yield for the remainder of the portfolio was
5 0%, unchanged from 31 December 2012

The retail tnvestment partfclio again
performed strongly with market value
increasing by 6 7%, I1n part as a result of
a small reduction In yields, In part as a
result of rental growth and in part reflecting
progress with the Jubilee Place mall
expansion The market value of the office
investment portfoho increased by 1 6%
over the penod The benchmark initial yield
tor rack rented office properties remained
at approximately 5 0%

Taking office and retail together, the
market valus of the mvestment portfolio
increased by £111 5m or 2 3% in the
penod After allowing for capital
expenditure, iIncluding the acquisition of
7 Westferry Circus and adjustments in
respect of lease incentives and deferred
negotiation costs, the carrying value of
the nvestment portfolio increased by
£111 6m or 2 4% over the 6 months

The valuers have alsc prowvided
their opirions of the market value for sites
held for development which comprised
North Quay, Heron Quays West,

Newfoundtand, One Park Place and
Wood Wharf Excluding the adjustment
for ground rents, these sites were valued
In aggregate at £440 Om at 30 June 2013,
m  comparison with £415 0m  at
31 Decernber 20312, an increase of 6 0%,
reflecting the demand for sites capable
of accommaodating residential development

The properties under construction were
valued at £212 5m (31 Decernber 2012 -
£137 5m) 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 the entire property
portfolio, after adjusting for property
acquisihions and other capital expenditure,
increased by £141 8m or 2 6% in the
period This increase tn value was dnven
by the factors stated previously

The valuations at 30 June 2013 are based
on assumptions which include future rental
income, anbicipated void costs, the
appropnate discount rate or yield and, in
the case of development properties, the
eshmated cosis of completion [n addition
the valuations allow for letting, disposal,
marketing and financing costs The valuers
also make reference to market evidence
of transachion pnces for similar properties
on the Estate

30 June 31 December
2013 2012

% %

50 50
53 —
53 54
48 50
50 51
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Business review continued

Valuations continued

In valuing the sites held for development
and properties under construction, the
valuers have allowed for estimated costs
to complete, including an allowance for fit
out and developer’s profit

Retained portfolio
Investment properties
Properties under construchion

Properties held for development

As previously disclosed, a number of
properties are subject to leases back to
Canary Wharf Group These have been
taken into account in the valuations
summansed in the table below, which

30 June
2013

Market
value in

Camying  existing
value state
Note £m £m

) 48381 50205
(1) 2108 2125
(1) 4950 4400

shows the canying value of Canary Wharf
Group's properties for accounts purposes
n companson with the supplementary
valuations prowded by the external valuers

31 December 30 June
2mz2 2mz2
Markget Market
value n value in
Camyng exstng  Camying existing
value state valug state
m £m £m £m

46761 48625 45439 47340
1358 1375 943 960
4700 4150 468 5 4135

55439 56730

52819 54150 510687 52435

Sold property
Property under constructon at Riverside South (™) 700 143 1 696 1397 67 1 1348
56139 58161 53515 55547 51738 53784
Note

[} The camyng value represents market vadue less an adjustment for lease incentives and deferred lease negotiation costs The tenant Incentives
and deferred lease negotiation costs adustment at 30 June 2013 was £182 4m (31 December 2012 — £186 4m 30 June 2012 - £180 1m)
Market valus in existing state 1s shown pnor to thesa amounts

(i} Propertes held for development at 30 June 2012 included Crossrad retail which was reclassified to properties under construction following
commencement of work in July 2012 The carrying value represents market value less an adjustment for deferred lease negotiation costs

of £1 7m

{n) Includes Wood Whart subject to a 250 year lease The present valug of the ground rents payable under this lease was calculated at £55 Om
at inception (Note 13) The market vatue it existing State 15 shown prior 1o this amount
(V) The carmyng value n the Condensed consolidated balance sheet at 30 June 2013 1 stated net of £70 3m of costs transferred 10 cost of sales
{31 December 2012 - £66 6m, 30 June 2012 - £61 1m) and L0 3m transferred to payments on account {31 December 2012 — £(3 Ojm,
30 June 2012 ~ £(6 O)m transterred from payments on account} Market value in existing state ncludes the present value of the minimum
developer s profit from the sale of Rverside South assurming J P Morgan does not proceed wath full build out and excludes the profit already
recognised on the disposal of the site 1n 2008




View taken from Upper Bank Street

“The stronger emphasis
on residential development
llustrates the Group's
ability to provide bespoke
buldings capable of
meeting the demands
of all environments "

Operating results

The following review of the Group's
operating results retaies to the 6 months
ended 30 June 2013 The comparatives
relate to the 6 months ended 30 June 2012

Revenue 15 generated primanly by
the rents and service charges sarned
by Canary Wharf Group from its property
interests on the Estate together with
the recognition of amounts earned n
respect of work performed under
construction contracts and fees earned
from construction and development
management agreements

Totat revenue for the 8 months ended
30 June 2013 was £182 3m, against
2177 Tm for the & months ended
a0 June 2012, of which rental incoma,
pnor to the adjustments required to spread
lease incentives and committed rent
Increases, was £134 6m (6 months ended
30 June 2012 - £130 3m) The increase
In rental iIncome was attnbutable to the
acquisition of 7 Westferry Circus, expiry
of rent free penods and increased
retail rents

The impact of spreading lease incentives
was to reduce rental income by £3 4m for
the 6 months ended 30 June 2013,
compared with £1 3m for the same penod
in 2012 After this adjustment, rental
income Increased from £129 0m in the
first half of 2012 to £131 2m in the first
half of the current year

Service charge income reduced from
£40 1m to £39 1m and miscellaneous
income, including insurance rents, the
provision of tenant specific services
outside the standard service charge
and fees recogmised on the provision
of development and construction
management services, reduced from
£8 5m to £7 Vm over the penod
Revenue for the & months ended
30 June 2013 also included £0 &m of
dilapidations recovenes

In the 6 months ended 30 June 2013,
turnover and cost of sales included £3 7m
in respect of the construction contract for
Riverside South, in companson with £0 1m
for the 6 months ended 30 June 2012
No profit has been recogrised on the
construction contract although the
potential surplus has been taken into
account in calculating adjusted NAV
(see Business Review - Balance Sheet
and Key Performance Indicators)

Cost of sales includes rents payable,
property management costs including
refurbishment and repair costs,
movemeants on provisions for certain lease
commitments, as well as costs recognised
on construction contracts

Canary Wharf Group has now substantially
completed the refurbishment of the
mechanical and engineenng systems in
One Canada Square and deterrmined that
£6 Om of the total cost of £34 Om plus
VAT should be classified as reparrs and
taken to cost of sales in the penod The
remamnder of the costs have been
capitalised and were included as additions
to investment properties within fixed
assets as they were incurred This
reclassification from bullding cost to cost
of sales has resulted in an equivalent
increase in the revaluation movement on
Cne Canada Square in the penod

Other rents payable and property
management costs were £494m (n
compansecn with £46 3m for the 6 months
endad 30 June 2012 Taking into account
service charge and miscellaneous
property income 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}
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Business review continued

Profit after tax

£239.3m

for the 6 months ended 30 June 2013
(€82 3m for the 6 months ended
30 June 2012}

Operating results continued

An ncrease in provisions (before
adjustment for discounting) of £0 3m
was recognised in the 6 months ended
30 June 2013 relating to certain rent
support commitments and other
obhgations This compared with an
increase of £0 4m in the 6 months ended
30 June 2012

For the 6 months ended 30 June 2013,
net development, renial and related
income was £i22 3m, a reduction of
£8 6m compared with the 6 months ended
30 June 2012 This was pnmanly
attributable to the £6 0m charge in respect
of refurtishment costs and the mcrease
n void costs

Administrative expenses for the 6 months
ended 30 June 2013 were £20 8m 1n
companson with £13 6m for the 6 months
ended 30 June 2012 The increase was
in part attnbutable to a £2 4m charge
recogrused in relation to an allocation of
shares to certain of Canary Wharf Group's
directors and senior employees in the
penod In addition professional fees were
higher m the penod, pnmanly as a result
of fees incurred In pursuing a claim against
Lehman Brothers Inc as guarantor of the
Lehman |lease at Canary Wharf

Including other operating income of £1 1m
for the 6 months ended 30 June 2013
{6 months ended 30 June 2012 - £0 7m}
underying operating profit {as defined in
Note 2} for the & months ended 30 June 2013
was £102 6m in companson with £118 Om
for the 6 months ended 30 June 2012
The reductien 1n underlying operating
Income was pnmanly attnbutable to the
increased void costs, refurbishment costs
and administrative expenses

In additicn to the underlying operating
profit, a net revaluation surplus of €145 Bm
was recognised in the Condensed
consolidated income statement in the
pencd compared with £95 4m in the

6 months ended 30 June 2012 The
changes in the valuation of the property
portfole are explained in more detaill in
the Business review ~ valuations and in
Note 4

The Group has also recognised its share
of the révaluation surplus recorded on
20 Fenchurch Street, totalling £3 9m for
the 6 months ended 30 June 2013 This
surplus has been taken to the Gondensed
consclidated income statement and
classified as a Capital and other item
In the 6 months ended 30 June 2012,
a revaluation surplus on 20 Fenchurch Street
of £1 1m was recogrised

Total eperating profit for the 6 months
ended 30 June 2013 was £252 3magainst
a profit of £214 5m for the & months ended
30June 2012 The change was attnbutable
to movemnents in property revaluations and
the other factors referred to above

Underlying net financing costs for the
6 months ended 30 June 2013 were
£92 4maganst £100 7rn for the 6 months
ended 30 June 2012 Underlying net
financing costs are stated net of £6 8m
of interest payable which has been
capitalised and transferred to Property
under construction in non current assets
This amount represerits the finance costs
relating to the Group's borrowings which
are deemed to have been utiised in
financing the properties under construction
and compnises £2 6m of construction loan
interest and £4 2m of general interest

Movements in the farr value of denvative
financial instruments resulted in a gamn of
£116 7m after recycling being recognised
in the Condensed consolidated income
staterment as a capital and other tem in
the 6 months ended 30 June 2013
coempared with a gain of £3 Om n the
6 months ended 30 June 2012

Financing costs relating to non equity
shares were £12 8m for the 6 months ended
30 June 2013 in companson with £14 6m




tor the 6 months ended 30 June 2012 This
reduction in financing cost was atinbutable
to the terms of the Preference Shares
being amended in August 2012

The profit before tax for the 6 months
ended 30 June 2013 was £263 8m n
companscn with £102 2m for the
6 months ended 30 June 2012 The results
for the 6 months ended 30 June 2013 and
the & months ended 30 June 2012
included certain Capital and other profits
and losses as descrnibed above The
underlying profit before tax for the
6 months ended 30 June 2013 was
£10 2m {6 months ended 30 June 2012

- £17 3m)}, the reduction being manly
attributable to the reduction in operating
profit as a result of the £6 Om charge In
respect of refurbishment costs

Tax for the 6 months ended 30 June 2013
compnsed a corporation tax charge of
£2 6m and a deferred tax charge of
£21 9m The tax charge for the 6 months
ended 30 June 2012 compnsed a
corporation tax credit of £3 2m, together
with a deferred tax charge of £23 1m

The conungent tax payable if Canary
Wharf Group were to disposs of its owned
property portfolio at the market values

disclosed in this Business review Is
included in the net deferred tax balance
recognised at each balance sheet date

The profit after tax for the 6 months ended
30 June 2013 was £239 3m in companson
with £82 2m for the 6 months ended
30 June 2012

The basic and diluted earnings per share
for the 6 months ended 30 June 2013 was
22 2p (Note 2) compared with 7 Op for the
6 months ended 30 June 2012

Canary Wharf Estate
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Business review continued

Consoldated balance sheet
and key performance indicators

Net assets tn the Group's Condensed
conschdated balance sheet were
£2,010 6m at 30 June 2013, an increase
of £236 2m or 13 3% from £1,774 4m at
31 December 2012 The increase 1n net
assets was primanly attnbutable to the
increasa in the carrying value of properties
held as non current assets by £1497m
over the pencd (Note 4) and the movement
In the fair value of financial instruments of
£116 7m after hedging reserve recychng,
combined with the undertying profit for
the penod of £10 2m, the finance cost
relating to non equity shares of £12 8m
and a tax charge of £24 5m

The Company’s objective 1s to manage
its investment in Canary Wharf Group so
as to maximise net asset values from its
property investment and development
activiies Although the Group 1s impacted
by movemenis in the wider property
market, the Board considers that the most
appropnate indicator of the Group’s

perfarmance 1s adjusted NAV per share
attnbutabile to members of the Company
This measure serves to capture the
Board's judgements concerning, inter alia,
letting stralegy, redevelopment and
financiat structure

Adjusted NAV per share includes the
external wvaluation surplus on the
construction contracts but excludes
deferred tax and far value adjustrents
on denvatives The calculation of adjusted
NAV 1s disclosed in Note 2 and indicates
that adjusted NAV per share increased by
6 2% from £2 10 at 31 December 2012
to £2 23 at 30 June 2013

Adjusted NNNAV per share s set out In
the table below

As a result of the Share Buyback, the
number of Ordinary Shares In issue
reduced from 764 9m to 740 4m at a cost
of £30 4m {31 December 2012 - £30 3m)
24,509,820 of the Ordinary Shares
purchased were acquired in the second
half of 2012 and 29,526 in January 2013

Reversing the impact of the Share
Buyback on a proforma basis would have
resulted 1n an adjusted NAV attnbutable
to members of the Company of £1,586 8m
at 31 December 2012 and £1,682 8m at
30 June 2013 Likewise, adjusted NNNAV
would have increased to £1,114 8m at
31 December 2012 and £1,314 3m at
30 June 2013 On the basis of the pre
Shara Buyback number of Ordinary Shares
of 764 9m, adjusted NAV per share would
have been £2 20 at 30 June 2013
(31 December 2012 - £2 07) and adjusted
NNNAV per share £1 72 (31 December
2012 - £1 46) The impact on adjusted
NAV as at 30 June 2013 of the 29,526
shares purchased in the first half of 2013
was £0 1m which had a neghgtble impact
on adjusted NAV per share and NNNAV
per share

0 June 31 December 30 June

23 2012 2012

Note £m £m £m

Adjusted net assets attnbutable to members of the Company m 1,6524 15565 15253

Far value adjustmeant in raspect of financial assets and kabilties net

of tax thereon i (4902) 653 (5157}

Deferred tax (1t} 41 0) (15 1) (108)
Non controling interest In above adjustments 1627 208 4 161 3
Adjusted NNNAV 1,283 9 10845 11601
Adjusted NAV per share M. (v) £2 23 £2 10 £199
Adjusted NNNAV per share ™) £173 £1 46 £152

Note
M Refer to Note 2

) The far value adjusiment compnses the mark to market of denvatves and the after tax difference betwsen the market value

and book value of debt (Note 12)
(i} Refer to Note 6

{v) Calculation based on 740 4m Ordinary Shares in 1ssug &t 30 Jung 2013 (31 December 2012 - 740 4m 30 June 2012 - 764 Sm)




Adjusted NAV per share

£2.23

at 30 June 2013
(€2 10 at 31 December 2012)

Borrowings

In December 2011, Canary Wharf Group
entered into a 5 year, £190 Om development
loan facility to fund the construction of a
new butlding at 25 Churchill Place The
faciity carnes interest at 3 month LIBOR
plus a margin of 300 bps until reni
commencement, following which the
marmgin may drop to 250 bps, or to 225 bps,
subject to satisfaction of certain interest
cover tests An interest rate swap was
entered Into at a rate of 1 017%, which
fixes the interest rate payable under the
loan The fixed rate payable during the
construction phase, ncluding the 300 bps
margin, 1s 4 017% The termination date
underthe swap s 1n Decamber 2016 The
loan s also subject to a maximum LTV
covenant of 65 0% and 15 repayable in
December 2016 Finance costs incurred
on this loan dunng the construction of the
building will be capitalised and included
as part of the cost of construction The
first drawdown under the toan facility was
in January 2013 and at 30 June 2013
£59 9m had been drawn down

Canary Wharf Group's borrowings are
secured aganst destgnated property
interests and are subject to lending
covenants that include maximum LTV
ratios and rmimmum ICAs as outlined n
Note 12 For all of its loans, the Group
was In compliance with its lending
covenants at 30 June 2013 and throughout
the penod then ended

At 30 June 2013, net debt (ncluding
denvative financial instruments at far
value, net of monetary deposits and cash
and cash equivalents) stood at £3,466 9m,
an increase of £24 6m from £3,442 3m at
31 December 2012 The components of
net debt are disclosed in Note 12

Total borrowings ncluding denvatives at
fair value, reduced from £4,184 3m to
£4,087 8Bm partly reflecting 2 £119 8m
favourable movement in the far value of
denvatives, together with loan amortisation
paid In the 6 months These factors were
in part offset by drawings under the
construction loan

The increase in total borrowings was
accompansed by a reduction in cash and
cashequvalents from £749 7mio £618 6m,
prmarily attnbutable to construction and
development expenditure, together with
the investment in associates and the
acquisition of 7 Westferry Circus

Excluding the Preference Shares, the
weighted average matunty of the Group's
loans was 12 5 years at 30 June 2013
(31 December 2012 - 13 G years})

At 30 June 2013, the Group’s weighted
average cost of debt was 5 8% including
credtt wraps, but excluding the coupon
on the Preference Shares (31 December
2012 - 5 8%) Canary Whart Group
borrows at both fixed and floating rates
and uses interest rate swaps or caps to
modify exposure to interest rate
fluctuations Except for certain elements
of the debt assumed in connection
with the acquisition of Wood Wharf,
substantially all of the Group's drawn
facikties are fixed after taking account of
nterest rate hedging and cash deposits
held as cash collateral
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Business review continued

Cash flow

Principal nsks and uncertainties

Cash generated from operations for the
6 months ended 30 June 20i3 was
£105 8m in companson with £169 5m for
the 6 months ended 30 June 2012
Corporation tax refunds of £3 9m were
recenved n the 6 months ended 30 June 2013
whereas refunds of £5 3m were receved in
the first hatf of 2012 The reduction In cash
generated from operations was partly
attnbutable to the £154m reduction In
underlying operating profit and partly
atinbutable to movements in working capital

Cash flows from investing actwvihies
resulted in a cash outflow of £136 3m for
the 6 months ended 30 June 2013,
compared with £58 9m for the 6 months
ended 30 June 2012 The 6 months ended
30 June 2013 mcluded £68 4m of
development expenditure (6 months
ended 30 June 2012 - £31 0m) and
£54 1m attributable to the purchase of
property (6 months ended 30 June 2012
-~ £208m) Funding of Canary Wharf
Group's associated and jomnt venture
undertakings totalled £13 8m, compared
with £7 Om for the 6 months ended
30 June 2012

The net cash inflow from financing
activities for the 6 months ended
30 June 2013 totalled £17 9m, compared
with an outflow of £9 Smi for the 6 months
anded 30 June 2012 The 6 months ended
30 Juns 2013 included scheduled loan
amortisation of £37 4m, offset by drawings
under Canary Wharf Group’s construction
loan of €59 9m The & months ended
30 June 2012 included the scheduled loan
amortisation of £33 2m, which was partly
offset by the assumption of debt upon the
acquisithion of Wood Whart

The pnncipal nsks and uncertainties
identified by the Group were summansed
in the 2012 Report and Financial
Statements (refer to Pnincipal nsks and
uncertainttes and treasury objectives in
the Business review section)

The nsks and uncertainties facing the
business of the Group are montored
through continuous assessment, regular
and formal quarterly review and discussion
at audit committee and Board level
of both tha Company and of Canary
Wharf Group The principal nsks and
uncertainties continue to mclude the
cychcal nature of the property market,
financing nsk, concentration risk and
policy and planrung nsk




Unaudited condensed consolidated income statement

for the six months ended 30 June 2013

Audited year ended Unaudited six months ended Unaudited six mosths enced
31 December 2012 30 June 2013 30 Jure 2012
Capital Capital Capial
and and and
Underhmng other Toial Underiying* other TJotal  Underiyng other Total
£m £m £m Nota £m £m £m £m £m £m
(Gross development
rental and related
3616 - 3616 Income 3 1823 - 1823 177 7 - 1777
Cost of sales
- - — — refurbishment {60) - (60} - - —
(103 2} — {103 2) —other {54 0) - {54 0) (46 B) — {46 8)
Net development,
rental and related
2584 - 258 4 ncome 3 1223 - 1223 1309 - 1308
Share of agsociates and
— 36 36 joint ventures (aher tax) 8 - 39 39 — 11 11
(38 6) - (38 6) Administraiive expenses (20 8} - {20 8) (136} - 113 6}
23 - 23  Otherncome 11 - 11 07 - 07
Net revaluation
— 2157 2157 movements 4 - 1458 1458 - 854 954
2221 2193 441 4 Operating profit 1026 1487 25223 1180 865 2145
Net financing costs
75 - 75 —investment revenues 5 20 - 20 40 - 40
(2063 @11y (247 4) -financing Costs 5 {944) 1039 95 {104 7) {116) (1163
(1988) (411) (2399 (924) 1039 115 (1007} {116 (1123}
Profit for the period
233 1782 2015 before tax 2 102 2536 2633 173 B49 102 2
(180} Tax 5] {24 5) {199
Profit for the period
1835  after tax 2 2393 823
Attnbutable to
1188 - equity shareholders 1617 524
847  —noncontroling interests 776 298
183 5 2393 B2 3
Earnings per share
158p  -basic and diluted 2 222p 70p

As defined n Note 2
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Unaudited condensed consolidated statement

of comprehensive inCOME for the six months ended 30 June 2013

ALicited Unaudited Unaudited

Year ended Six months ended Sx months ended

31 December 30 June 30 Jure

2012 an3 2012

£m £m £m

1835 Profit for the pencd after tax 2393 823
ltemns that may be reclassified subsequently to profit or loss

62 Transferred from egquity in respect of cash flow hedges 31 32

(3 9) Tax on lems transferred from equity (40) 20

23 Other comprehensive iIncome for the period (09) 12

1858 Total comprehensive income for the period 2384 835

Aftnbutable to

120 4 - equity holders of the Company 161 1 532

65 4 - non controling interests 773 303

185 8 238 4 835

Other comprehensive income does not include any tems that will not be reclassified subsequently 1o profit or loss




Unaudited condensed consolidated statement

of changes in equity for the six months ended 30 June 2013

Capaal Canceled Total Non
Shae redamption Treasury sharg Hedkpryg other  contoling Retared Share
premium aseve Shares reserve resenve reserves Interasts [amnngs capial Total
£m £m £m £m £m £€m € om £m £m
1 January 2013 1,195 1 25 (156) 595 621 1,1794 6414 {120 4} 740 17744
Profit for the penod
after tax — — — — - - - 2393 - 2393
Net income
recognised - - - - - - - 2393 - 2393
Transterred 10 non
controling interests — - — — 03 03 773 (77 6) — -
Transterrec
to income
— cash fiow hedges - - - - 31 31 - - - 31
Tax on transfers — — — — 40 (4 0) — — — 40)
Total cormprehensve
income and expense
for the penod - — - - 086 {0 6) 773 1817 - 2384
Shares cancelled
on acquistion - - - — - - — on - 01)
Acguisition of
Treasury Shares - — (4 5) - - {4 5) — - 45)
Reserve movement
in respect of
Treasury Shares - - - - - - — 24 - 24
30 June 2013 1,1951 25 {20 1) 595 (627) 1,174 3 7187 436 740 2,0106
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Unaudited condensed consolidated statement

of changes in equiity for the six months ended 30 June 2012

Capial Canceled Total Non
Share  redernpton Treasury share Hengng other  contolng Retaned Sharg
e Tam resenve Shares resarve reseng reserves LG ] eamngs capial Total
£m £m £m m m £m m m £m €m

1 January 2012 1,195 1 - {159 595 637) 1,1750 6112 209 3) 765 16534
Profit for the penod .
after tax - - - -~ — -~ — 823 - 823
Net Inceme
recognised - - - - - - - 823 - 823
Transferred to non
controling interests - - - — 04 {0 4) 303 (29 9) — -
Transferred
to Income
- cash flow hadges -~ - — — 32 az2 - - - 32
Tax on transfers — - — — 20 (2 0) - - - 20)
Total comprehensve
ncome and expense
for the perod - - - - 08 o8 303 524 - 835
Reserve movement
In respect of
Treasury Shares - - 01 - — 01 - — — 01
Dividends paid
by subsidiary
undertaking - - - — - - (7 B) — - {7 8)
30 June 2012 1,195 1 - {16 8) 595 {629) 1,1759 6337 {156 9) 765 11,7292
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Condensed consolidated statement
of changes in equity for the year ended 31 December 2012

Capttal Cancelied Total Non ®
Share  redemption Treasury share Hedging other  controbing Retaned Share
DIEmIm resene Shares resene esanve resarves erests BaIMNgGs mlﬂ Total
£m B m £m £n L £m £m £m £m z
i January 2012 1,1951 - (159} 895 637 1,1750 6112 {209 3} 765 1,6534 g
&
Profit for the year
after taxation - - - - - - — 1835 — 183 5
Net income
recogrised - - - - - - - 1835 - 1835

Transferred to non
controling interests

o7 omn 654 64 7} - -

Transferred

10 Income

- cash flow hedges - - - - 62 62 - - - 62
Tax on transfers - - - — 39 (39) — — — {39

Total comprehensve
income and expense

for the penod - - - - 16 16 654 118 8 — 1858
Shares cancelled

on acquistion - 25 - - - 25 - 130 3) {2 5) {30 3)
Acguisition of

Treasury Shares — - 3 - — 03 — — — {03
Reserve movements

in respect of

Treasury Shares - - [#]5] - - 06 - ) - 10
Dwvidends paid

by subsidiary

undertaking - — - - — - {352) — — (35 2)
31 December 2012 1,195 1 25 (15 6) 595 621} 11,1794 6414 {120 4) 740 1,7744

Description of the nature and purpose of each reserve

The capital regemption reserve compnses the nominal value of 24 539,346 Ordinary Shares cancelled under the terms of the Share
Buyback authonty (31 December 2012 - 24 509 820}

The Treasury Shares reserve represents the cost of Ordinary Shares held in the Trust Details of movemenis on the Treasury Shares
raserve are disclesed in Note 17

The cancelled share reserve compnses the nerminal value of 601 068 076 deferred shares cancelled in 2009

The hedging reserve compnses the amounts deferred in eguity under previously effective hedges which are recogrised in the Condensed
consolidated income statemant in the same period 1n which the hedged item affects net profit or loss

Non contralling imterests represents those shareholdings in Canary Wharf Group which are not owned by Songbird  The 1otal number
of Canary Wharf Group ordinary shares owned by Songbird was 443,305,541, representing 69 37% of the 1ssued share capital at
each balance sheet date

Retained earnings includes inter ala revaluation surpluses in respect of properties that are recognised in the Condensed consolitiated
income staternent
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at 30 June 2013

Unaudited condensed consolidated balance sheet

Audited Unauditod Unaucited
31 December 30 June 30 June
2012 2013 2012
£m Note £m Em
Assets
Non current assets
46761 Investment properties 7 4,838 1 45439
1358 Property under construction 7 2108 a4 3
4700 Development properties 7 495 0 458 5
0B Plant and equipment 7 06 05
52825 5,544 5 51072
Other non current assets
746 Investrents 8 927 566
- Dervative financial instruments 12 31 -
1881 Tenant incentves and other non gurment assets 10 1841 1918
55452 5,824 4 53556
Current assets
451 Trade and other recevables 8 433 353
23 Moretary deposits 12 23 23
7457 Cash and cash eguivalents 12 6186 982 0D
797 1 664 2 10196
6,342 3 Total assets 6,488 6 63752
Liabilshies
Current habilities
(114 3) Current portion of fong term borrowings i2 (112 5) (103 0}
48 0} Corporation tax 1 (54 5) 550)
(237 O} Trade and other payables 1 {217 9) (250 1)
(399 3) {384 9) (408 1)
Mon current habilihes
13,554 7) Borrowings 12 {3,569 8) (3,612 9)
(525 3} Demvative financial instruments 12 {408 6) (540 9)
(65 9) Other non current abilities 13 {67 0) 647
(15 1) Deferred tax habilities 6 {41 0) {10 B)
(7 6) Provisions 14 67) (8 6)
{4,168 6} T {4,0031) (4,237 9)
{45679)  Total habiibes (4,4780) (4546 0)
1,774 4 Net assets 20106 1,728 2
Equity
740 Share capital 740 765
1,176 4 Other reserves 1,1743 1,175 9
{120 4} Retained earnings 436 {156 9}
1,133 0 Total equity attnibutable to members of the Company 1,2919 1,095 5
6414 Non controling interests 7187 6337
17744 Total equity 2,0106 17292

Yomd Ptetom

Dawd Prtchard
Cheman




Unaudited condensed consolidated
cash flow statement for the six months ended 30 June 2013

Audited Unaudited Unaudited
Year ended St months ended S monihs ended
31 Decernber 30 June 30 June
2012 2013 2032
£m Note £m £m
242 4 Net cash flows from operating actvities 15 1058 1695
(232 3} Interest paid {120 6} (318 7)
71 Interest received 21 35
(29 1 Breakage costs — —
{72) Financial expenses - -
(19 1) Net cash {outflow)/inflow from operating activities (127) 543
Cash flows from investing activities
(75 1) Devslopment expend:ture (68 4) (31 0y
©2 Purchase of property plant and equipment - -
(20 9) Acquisition of property interests 54 1) (20 9)
(22 4) Investment in and net loans to associates {(138) (7 O}
(118 6) Net cash outflow from investing actvittes (136 3) (58 9
Cash flows from financing activities
(35 2) Dwdends paid to non controlling interests - (7 8}
(57 &) Redemption of secuntised debt {32 8) {28 8}
89 Repayment of secured loan (48) 4 4
- Drawdown of construction loan 599 -
no Payment of Wood Wharf deferred consideration - {10}
{30 3} Share Buyback 01) -
3286 Wood Wharf loan notes - 326
B3 Repayment of Wood Wharf loan notes - —
01) Acquisiion of own shares {4 5) 01)
(108 7) Net cash inflow/(outflow) from financing actvities 179 95
(246 4) Net decrease In cash and cash equvalents {131 1) {14 1)
596 1 Cash and cash eguwvalents at penod stari 7497 596 1
748 7 Cash and cash equivalents at peniod end 12 618 6 982 0

MU RhOUUIY
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Notes to the interim report
for the six months ended 30 June 2013

1 Basis of preparation
The Group reported s results for the year ended 31 December 2012 under iFRS as adopted by the EU

In the currant financial penod the Group has adopted the amendments o 1AS 1 (Presentation of tems in other comprehensive
income}, IAS 18 (rewised 2011} {Employee benefits) and IFRS 13 (Farr value measurement} Otherwise the same accounting policies
presentation and methods of computation have been folliowed in prepanng this Intenm Report as applied in the 2(t2 Report and
Financial Staterments

The amendments to IAS 1 requie nems of other comprehenswe income 10 be grouped by those tems that wili be reclassified
subsequently 1o profit or loss and those that will never be reclassified, together with therr associated income tax  The amendments
have been applied retrospectively, and hence the presentation of items of comprehensive income have been restated to reflect the
change The effect of these changes 15 evident from the condensed consolidated statement of comprehensive income

1AS 18 {revised 2011} has not impacted on this Interm Report

The Group has assessed the impact of IFRS 13 on the measurement of fair vatue for certain assets and kabilities and concluded
that the potental adjusiments would not be matenal IFRS 13 has however introduced additional disclosures which are included
as appropriate in the Intenm Report

The accounting policies applied i the preparation of this financial information are consistent with those that will be adopted in the
statutory accounts for the year ending 31 Dacember 2013 The full accounting policies of the Group set out in the 2012 Report
and Financial Statements, have been appled in prepanng this Intenm Report

The financial information for the 6 months ended 30 June 2013 has been reviewed but 18 unaudited and was approved by the
Board on 12 September 2013 A copy of the statutory accounts for the year ended 31 December 2012 has been delivered 1o the
Registrar of Companies The auditor’s report on these accounts was not gualified and did not contan a reference (0 any matters
o which the auditor drew attention by way of emphasis without qualifying the report and did not contan statements under Section
498(2) or (3} of the Companies Act 2006

The financial mformation contained 1n this Intenm Report does not constitute a complete set of financial statements (iIncluding all
comparatve figures and all required notes} The financial Information does not therefore constitute statutory accounts within the
meaning of Section 434 of the Companies Act 2006 and does not purport to show a true and farr view of the Group s financial
positicn and results of operations In accordance with IFRS for the 6 months ended 30 June 2013

The preparation of financial statements in conformity with generally accepted accounting principles requires the use of estimates
and assumptions that affect the reported amounts of assets and liabilties at the date of the financial statements and the reported
amounts of revenue and expenses dunng the reporting penod Although these estimates are based on managements best
knowledge of the amount event or actions, actual results utimately may differ from these estimates

Going concern

The financial statements have been prepared on a going concern basis which assumes the Group will be able to meat
its labiities as they fall due for the foreseeable {uture In prepanng the financial statements the Board has taken into account
the nsks and uncertainties of the business which were set out in the Companys financial statements for the year ended
31 December 2012

Having made the requisite enguiries, the Board has a reasonable expectation that the Company and the Group will have
adequate resources to continue their operations for the foreseeable future Accordingly they continue to adopt the going
concern basis in preparing this Intenm Report for the & months ended 30 June 2013




2 Performance measures

Earnings and losses per share were as foliows

Auited Unaudrted Unaudited
YYear endlad Sox months ended Soc months ended
31 Decemnber 2012 30 June 2013 30 June 2012

Earmings/ Per Earmungs/ Per  Earmings/ Per
fosses) share (loases) share {losses) share
£m p £m p £m p
233 31 Undertying earnings 102 14 173 23
1782 238 Capnal and other tems 2536 £LY:] 849 113
(180} {2 4) Tax (24 5) {34) (19 9) {2 B)
1835 245 Profit aiter tax 2393 328 823 110
B4 7) 86 Less Non controling interests {77 6) (10 6) (29 9) {4 0)
118 8 1589 Profit after tax atinbutable o members of the Company 1617 222 52 4 70

Underlying earnings and losses exclude movements on property revaluations, movements in the farr value of ineffective hedging
instruments and other dervatives interest payable on the Preference Shares and tax

Earmings and losses per share has been calculated by reference to the profit altnbutable to equity shareholders of £161 7mn the
6 months endsd 30 June 2013 {year ended 31 December 2012 - profit of £118 Bm 6 months ended 30 June 2012 -~ profit of
£52 4m) and on the weighted average of 728 2m Crdinary Shares in 1ssue for the 6 months ended 20 Jure 2013 (year ended
31 December 2012 — 749 2m, 6 months ended 30 June 2012 - 752 6m) The weighted average number of Ordinary Shares
excludes the shares held by the Trust

Adjusted NAV 1s calculated as follows
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Aucited Unaudrted Unaucited
31 December 30 June 30 Jure
2012 2013 2012

£m £m £m \
1,774 4 Balance sheet net assets 20106 17292
151 Adjustment for deferred tax 41,0 08
5253 Mark to market ot demvatives 405.5 5409
701 Add surplus ansing on construction contracts 731 67 8
2,384 8 2,530.2 23487
{641 4) Non controling interests in balance sheet (718 7} 633 7)
(187 O} Nen controling interests on adjustments above {159 1) (189 7)
1,556 5 Adjusted net assets 1,652 4 1,525 3
210p Adiusted NAV per share 223p 18%p

Adjusted NAV per share includes the vatuation surplus on construction contracts of £73 1m (31 December 2012 - £70 im,
30 June 2012 - £67 Bm) Adjusted NAV per share excludes deferred tax and far value adjustments on denvatves

There were 740 4m Ordinary Shares in 1ssue at 30 June 2013 (31 December 2012 - 740 4m, 30 June 2012 - 764 9m)

In total the Share Buyback resulied in the acquisition of 24,539,346 Ordinary Shares {31 December 2012 — 24,508 820)
at an aggregate cost of £30 4m (31 December 2012 - £30 3m) Of the Ordinary Shares purchased 24,509,820 were acgurred in
the second half of 2012 and 29,526 in January 2013 Stated before the mpact of the Share Buyback, adjusted net assets at
30 June 2013 would have been £1,682 8m (31 December 2012 ~ £1,586 8m) and the number of shares would have been 764 Sm
resutting 1in an adjusted NAV per share of 220p (31 December 2012 - 207p)
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Notes to the interim report contnued
for the six months ended 30 June 2013

3 Revenue
At Unaudrted Unaucited
VYear encled! Sox months ended  Socmonths endad
31 Decermnber 30 June 30 June
2012 203 2012
£m £m £m
263 8 Rent recervable 1346 1303
(4 4) Recognised incentves and commitied rent inCreases {34) (13)
256 4 1312 1290
794 Service charge income 391 401
169 Miscellaneous income 77 85
03 Recewvable on tarmination of leases 06 -
586 Construction contract revenue 37 1
3616 Gross development, rental and related income 1823 1777
96 1) Service charge and other direct property expenses (49 4) 46 3)
- Refurbishment costs (60) -
{0 6 Movements in accruals and prowvisions for leasehold commitments 03 {0 4)
09 Payments on termination of leases 06) -
56) Construction contract expenditure 37 {01
258 4 Net development, rental and related income 122 3 1309
4 Net revaluation movements on property and investments
Audited Unaudited Unaudkied
Year ended Somonths ended S menths ended
31 Docernber 30 June 30 June
2012 2013 2012
£m £m £m
Revaluation of
147 8 - investment properties 1116 249
(15 1) - property under construction 128 {12)
B30 - development properties 214 n7
2157 1458 95 4




5 Net financing costs

Aucited Unaudited Unaudited
Yoar encied S months ended S months ended
31 Decernber 30 June 30 une
2012 2013 2012
£m £m £m
Interest revenue
75 Deposits, other loans and secunties 20 40
Interest expense
{139 5) Notes and debentures {69 4) (70 1)
(67 7) Other bank loans and overdrafis {264} (34 4)
54 Obhgatons under long term property lease {2 8} {2 B)
— Construction loan interest {2 6) -
212 8) (101 2) (107 1)
63 Interest transferred to properties under construction 68 24
(206 3) {94 4) (104 7)
(198 B) Underlying net financing costs (92 4) (100 7)
Other financing income/(costs)
(73 Valuation movements on fair value of dervatves 1198 62
127 6} Finance costs of non equity shares (Note 12) (12 8} (14 6)
62} Hedging reserve recycling {31} (32
41 1} 1029 (11 6)
{239 9} Net financing costs 115 (112 3)
75 Total financing income 20 40
(247 4) Total financing expense 9.5 (116 3)
(239 9) Net financing costs 115 (112 3)

The amcunt transferred 10 properties under constructicn compnsed £4 2m attnbutable to the cost of funds of the Group s general
borrowings (vear ended 31 December 2012 — £6 3m, 6 months ended 30 June 2012 - £2 4m) and £2 6m of financing costs
recognised on the construction loan faclity Capitalised general interest has been calkculated by reference to the costs incurred by
the Group on developing the preperties under construction and funded by the Group s general cash resources and the weighted
average cost of_ debt in the perod of 5 8% (vear ended 31 December 2012 and 6 months ended 30 June 2012 - 6 2%)
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Notes to the interim report continued
for the six months ended 30 June 2013

6 Tax
Aucited Unaudited Unaudited
Year ended Six months ended  Sx months ended
31 December 30 June 30 June
2012 2013 2012
£m £m £m
Tax {charge)/credit
75 Current tax (charge)/credit 1o income (26) 32
{25 5) Deferred tax {21 9) (23 1)
(18 0) Group total tax {24 5) (199
Tax reconcihation
2015 Profit for the penod before tax 2638 102 2
(49 4) Tax on profit at UK corporation tax rate {61 3) (250
Effects of
13 Change In tax rate 58 07
77 Adjustments in respect of prior years (2 6) 75
Indexation allowances and net effect of restriction or reversal of previously
425 restricted capital losses and indexation allowances 390 56
(70 Expenses not deductible for tax purposes 32) 37
07 Deferred tax assets not recognised on losses {0 3) 02
98 Other differences {19) 34
{18 0) Group total tax {24 5) (18 9)

The applicable corporation tax rate was 23 25% for the current period and 24 5% for each comparainve penod

The mamn rate of corporation tax payable by the Group reduced from 24 0% to 23 0% with effect from 1 Apnl 2013 Also enacted
in the Finance Act 20113 are reductions in corporation tax rates to 21 0% on 1 Apnl 2014 and 20 0% on 1 April 2015 Deferred tax

has been provided by reference to these rates

Lossas and Revaluabon Far value of Fancal
tax credits oefcns denvatves Instuments Other Total
£m £m £m Em tm £m
* Deferred tax assets

1 January 2013 35 14 2 "M77 188 41 1563
(Charge}/credit to iIncome {13 50 (386) (3 6} 70 (415)
Credit to equity — — 03 - - 03

30 June 2013 22 92 794 152 111 1171




6 Tax continued

Revaluation Farr value of Financial

supluses denvatves nstruments Other Toted
£m £m &m £m tm

Deferred tax habibties
1 January 2013 (126 5} —_ (39 3) 76 (1734
Credit to income 101 38 36 21 196
Charge to equity - (43 — — {43
30 June 2013 {116 4} {0 5) (35 7) (558 (158 1)

All deferred tax assets and lahbilities may potentally be ofiset The amount at which deferred 1ax 15 stated after offsetiing for
financial reporting purposes, compnses

£m
Net deterred tax hability
1 January 2013 (15 1}
Charge to income (21 9}
Charge to equity (40
30 Jung 2013 (41 0

It has not been possible to determine the amounts which will crystallise within one year as reauired by IFRS as it 18 not possible to
determine which properties, if any, will be sold in the next financial year

A geferred tax asset has been recognised on the mark to market of debt and other adjustments relating to Ganary Wharf Group’s
tax position at the date of acquisition These deferred tax balances will be amortised to the Condensed consolidated incoms
statement in Ine with the amortisation of the far value adjustments which gave rnise to them

.
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Notes to the interim report continued
for the six months ended 30 June 2013

7 Investment, development and construction properties and plant and equipment

Non current assets and construction contracts at 30 June 2013 compnsed

Property
Irnvestment under Development Construction Piant and
propertes constnachon roperes contracts Totad  equpment Total
£m £m £m £m £m €m £m
Market value at 1 January 2013 48625 1375 4150 — 54150
Adust for
- tenant incentves” (178 T7) - - — (178 7)
- unamorhsed lease negotiation costs” (77 {17} — — 9 4)
- obligations under long term property
lease (Note 13) - - 550 — 550
Carrying value at 1 January 2013 4,676 1 1358 4700 — 52819 06 52825
Additicns 74 554 (10 04 622 - 622
Capitahised interest - 68 - - 68 - 68
Transfer 10 cost of sales 60 - - 37) @7 - (2]
Transfer to payments on account - - - 33 33 - 33
Acquistton of properties 490 - 46 - 536 - 536
Revaluation movement 11186 128 214 — 1458 - 1458
Carrying value at 30 June 2013 4,838 1 210.8 4950 — 55439 06 554456
Adust for
- tenant incentves® 1753 - - - 1753
- unamorised lease negotiation costs® 71 17 - - 88
- obhgations under long term property
lease (Note 13} - — (55 0) - (55 Q)
Market value at 30 June 2013 5,020 5 2125 4400 - 56730

* Refer to Note 10

On 24 Decemnber 2008, the Group entered into agreements with the Secretary of State for Transport and CRL for the design and
construction of the Canary Whart Crossrail station The station will be delvered to CRL for a fixed cost of £350 Om and the
construction nsk s borne by the Group The anticipated cost o the Group was accounted for when incurred, as additions 1o
development properties and allocated to certain development properties, iInciuding the Rverside South project, on a square foot
basis The Group's contribuiion will be applied aganst any Crossra# Section 106 and/or CIL contnbutions for certain agreed
gevelopment sites on the Estate which may be required as part of the London Plan

In August 20113, EMA agreed a prelet of 250 000 sq ft In a new office building of approximately 525 D00 sq ft at 25 Churchill Place
EMA also has a call option over an additional 108,000 sq ft Construction of the shell and cors of the bulding commenced n
February 2012 and 1s on scheduls to complete in mid 2014

The Group has entered into a £190 Om construction and development loan facility which 1s being utdised to fund the construction
of 25 Churchill Place (Note 12 (5)) The first drawdown under this loan facility occurred in January 2013

Consiruction has also continued on tha retaill mall located above the Canary Wharf Crossrail station which s scheduled 1o open on
a phased basis between 2015 and 2018




7 Investment, development and construction properties and plant and equipment continued

Pror to drawdown of the construction loan facilty, Canary Wharf Group funded both properties under construction from its
unrestncted cash Interest has been capitalised as part of the cost of the projects from the dates construction commenced by
reference to Canary Wharf Group s weighted average cost of debt and the histoncal cost of the properties under construction

Following the commencement of drawdowns under the construction loan facility the finance costs recogrised in connection with
this loan have been capitalised together with general interest to the extent projecis continue to be funded from the Group's
unrestncted cash

The carrying amount of the properties under construction includes an aggregate totat of £13 1m of capitalsed interest
{31 December 2012 - £6 3my), of which £2 Bm was construction loan interest (31 December 2012 — £nily and £10 Sm was general
interest (31 Cecember 2012 - £6 3m) There is no capitalised interest in the carrying amount of the development properties at ether
30 June 2013 or 31 December 2012

In March 2013, Canary Wharf Group acquired the long leasehold interests in 7 Westfarry Circus  Canary Wharf for £46 6m, plus
SDLT and fees of £2 4m

In Novermber 2008, Canary Wharf Group entered nto an agreement with J P Margan for the develepment of the Riverside South
site on the Estate Canary Whart Group wil act as development and construction manager in relation to the site and has recerved
£76 0m as an advance of developers profit This sum will be set against Canary Wharf Group s entitlement to future profits ansing
from the development Income earned on this project subsequent tc the sale of the site in 2008 has been deferred and will be
recognised over the term of the contract in accordance with [FRIC 15 No profit has been recognised on this project to date The
2008 agreement was modified in 2010 and expires in October 2016 In the event construction does not progress, Canary Whart
Group has a nght of first offer for the site

Valuation

The fair vaiue of Canary Wharf Group’s properiies has been amved at on the basis of valuations carned out by the external valuers,
CBRE Sawills or Cushman, at 30 June 2013 The valuations, which conform to International Valuation Standards. were arnved at
by reference 1o market evidence of transaction prices for similar properties

The properiies have been valued indmdually and not as pan of a portfolio and no allowance has been made for expenses of
realisation or for any tax which might anse other than in respect of purchaser’s costs and, in partcular, full lability for UX stamp duty
as applicable at the vatuabon date

Properties under construction
Construction contracts compnse armounts recoverable under long term development contracts less payments on account
The amounts for payments on account at the balance sheet date are as follows

Rwversde

South

£m

1 January 2013 588
Advances receved 21

Contract revenue recognised as revenue i the Income Statement 37
Offsat from constructon contracts 33

Gross amount due to purchaser far contract work at 30 June 2013 60 5
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Notes to the interim report continued
for the six months ended 30 June 2013 )

8 Investments

The mvesiments balance compnses

30 June 31 December

2013 2012
£m m
Shares 07 o7
Loans 767 625
774 632
Fees on acquisition 07 c7
Share of post acquisition losses {01 10 1)
Revaluation movements 151 112
Imparment of investment {0 4) {0 4)
8927 746

Investments compnse
Associates and joint ventures 925 744
Other investments 02 02
927 748

The far values of all equity secunties are based on the net assets of those companies as adjusted for the far values of assets
and liabiities

The carrying value of the investment in associates and joint ventures comprised
Shel 20 Fenchurch

Centre Street Total
A130 June 2013 £m om Em
Initial investment - 01 01
Fees on acquisition 07 - 07
Loan funding 315 452 767
Recognised share of losses - {01} {0 1)
Revaluation surplus - 151 151

322 60 3 825

Associates and joint ventures

In July 2011, Canary Wharf Group entered into a 50 50 joint venture with Qatan Diar to redevelop the Shell Cantre The investors
are each comnutted 10 contnbuting £150 Om to secure the 5 25 acre site on a 999 year lease The aggregate £300 0m payment
for the site 1s conditional on planning permission being received or the project within 3 years In May 2013, a resclution 1o grant
planning permission was achieved subject to finalising 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 Lambeth Borough Council s nght to determne the application
and supportive of the development plans Subsequently, on 4 September 2013, the Secratary of State called in the planning
application which is likely to defay completion of the planning process and drawdown of the lease from Shell untl sometime in
2014 Canary Wharf Group’s Investment to 30 June 2013 totalled £32 2m (31 Degember 2012 — £26 0m) including £15 Om paid
upon entenng Into the agreement with Shelt and fees of £0 7m (31 December 2012 — £0 7m) At 30 June 2013, the joint venture
entities hatl aggregated assets of £63 8m and labilbes of £0 8m (31 December 2012 - assets of £52 im and fiabilites of €1 5m)




8 Investrments continued

Assoctates and joint ventures continued

In October 2010, Canary Wharf Group announced that t had entered into a jont venture with Land Secuntes to develop
20 Fenchurch Street After syndication, Canary Wharf Group has retained a 15 0% equity interest in the joint venture and 1s acting
as sole construction manager and joint development manager The Group's investment was stated at £60 3m at 30 June 2013
(31 December 2012 — £48 4m), representing the initial investment plus associated fees, together with subsequent funding and the
Group's share of revaluation surpluses less Canary Wharf Group’s share of operating losses At 3% March 2013, an external
valuation resulted N a cumutative revaluation surplus of £100 7m on the project of which £15 1m s atinbutable to Canary Wharf
Group Including the revaluation of property, at 30 June 2013 the 20 Fenchurch Street entities had assets of £413 8m and labilies
of £12 4m (31 Detember 2012 - assets of £325 3m and latihtes of £2 8m)

The Shell Centre entities have a 31 Decernber financial year end and the 20 FSLP entities have a 31 March financial year end The
resuits of 20 FSLP and the Shell Centre entities atinbutable to the Group have been derved from therr latest avalable management
accounts after making any necessary adjustments The Group s share of the profits and losses of its joint ventures and associates
s as follows

Shet 20 Fenchurch

Centre Street

Sumrmansed profit and loss accounts for the six months ended 30 June 2013 £m £m

Net operating loss - -

Revaluation gain - 26 2

Profit before and after tax — 252

Group share - an

Erglt 20 Fenchurch

Centre Strest

Summarnsed balance sheets at 30 June 2013 £m £m

Total assets B3 8 4138

Total liabiites 0B (24

Net assats 630 a0t 4

Group share s 603
9 Trade and other recevables

Audited Unaudrted Unaudited

31 December 30 June 30 June

2me2 2013 202

£m £m £m

106 Trade recevables 92 68

64 QOther recevables 156 62

209 Prepayments and accrued income 185 167

72 Daferred financing expenses - 56

451 433 353

At 31 December 2012 financing expenses totalling £7 2m had been incurred on Canary Wharf Group's construction ican facility
and were included i deferred financing expenses within Trade and other recenvables The first drawdown under this facility occurred
in January 2013 and these expenses were transierred to Borrowings within Non current babilities and have been offset aganst the
outstanding loan balance
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Notes to the interim report continued

for the-six months ended 30 June 2013

10 Tenant incentives and other non current receivables

Non current recervables compnse

Other Total Deferred
Rent free tenant tenant negotaton

penods  noentves  ncentives costs Total

£m m £m m m

1 January 2013 867 920 1787 94 1881
Recogniton of rent dunng rent free penods 29 - 29 - 29
Amortisation 37 (2 6) 63) 05 {6 8)
Deferred lease negotiaton costs — — - on 01
30 June 2013 859 89 4 17563 88 1841

11 Trade and other payables

Audited Unaudited Unawudited

31 December 30 June 30 June
2012 2013 2012

£m £m £m

78 Trade payables 11.2 118

79 Tax and social secunty costs 13 20

1c8 Cther payables 21.8 221

847 Cther accruals 624 659 8

670 Deterred income 607 869

588 Payrnents on account 605 575
2370 Total trade and other payables 217.8 2501

48 0 Corporation tax 54.5 550
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12 Net debt .
Axitod Unaudrted Unacited E
31 December 30 June 30 June
2012 2013 2012 B
£m £m Em §
28252 Securitised debt 2,527 6 26488 3
670 Wood Whart loan notes 676 %0
1,229 2 Other secured loans 1,229 1 1,261 0
39214 3.824 3 39856
27295 Non equity shares and associated financing costs 2635 2712
4,194 3 Gross debt 4,0687.8 42568
114 3 Curtent hablives 1125 1030
Non current labilities
35547 — borrowings 35698 3612¢
525 3 — dervatives including assets 4055 5402
4,194 3 Gross debt 4,087 8 4256 8
(749 7) Cash and cash equivalents {618 6) 982 O
23) Monetary depocsits 23 23
3442 3 Net debt 3,466 9 32725
Current liabiities comprises
246 Accrued interest payable 249 280
755 Borrowings repayable within one year 791 66 8
60 Financing costs of non equity shares 03 —
a2 Wood Wharf loan notes 8.2 82
114 3 1125 1030
Aurted Unaudrted Unaucited
31 December 30 June 30 Jure
2012 2013 2012
£m £m £Em
Cash and cash egquivalents compnse
6187 Unsecured cash 487 5 8256
1185 Collateral for borrowings 109 4 1413
125 Security for obligations 11.7 151
7497 618.6 982 0

Cash and cash aguvalents compnse cash and short term deposits with an onginal matunty of 3 months or less

Unsecured cash comprises £12 8m held by the Company and its wholly owned subisidianes (31 December 2012 - £31 Bm)

and £484 7m held by Canary Wharf Group (31 December 2012 — £586 9m)

Monetary deposits comprse amounts held on deposit with onginal matunties in excess of 3 months or which are net heid for the
purpose of meeting short term cash commitments These deposits relate 1o Canary Whart Group's construction contracts

On 30 August 2012, amendments were made to the terms of the Preference Shares With effect from that date the coupon payable
on the Preference Shares reduced from a fixed rate of 10 0% payable guarery to 3 month LBOR plus 7 75% p a payable
quarterly Also on 30 August 2012, the Company entered into an interest swap which serves to fix the 3 month LIBCA element of
the coupon to 1 01% until August 2017 and, including the margin of 7 75% p a . fixes the coupon on the Preference Shares at

876% pa
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12 Net debt continued

The Preference Shares may be redeemed at the Company s option after 15 February 2015 and will otherwise become redeemable
on 30 August 2017 The Company may delay redemnption by a further 1 or 2 years from the redemption date in consideration for
an annual paymeant equrvalent to 0 5% of the nominal amount 0 1ssue As a result of the terms and condidions of the Preference
Shares, such shares are classified as borrowings and the Condensed consolidated income statement includes a charge to profit

in respect of the coupon payable

The amounts at which borrowings are stated, including share capital reclassified as debt, compnse

Wood Wharl Other Non

Secuntsed foan secured  CONStucton Total equity
aetnt notes loans ban  bomowirgs shares Total
£m Em £m m tm £m £m
1 January 2013 26252 670 12282 — 39214 2729 41943
Drawn down - - - 569 599 - 559
Effective interest rate adjustment (16} - - 05 67) (78 og {7 0}
Accrued finance charges 27 06 01 03 35 120 155
Repawd in penod {32 6) - {4 8) - {37 4) (17 7) {55 1)
Movements in farr value of denvatives {66 1) — {48 8} {04 (1153} 45 (1158
30 June 2013 2,527 6 676 1,1760 531 38243 2635 4,0878
Payable within one year or on demand 856 88 174 04 1122 03 1125
Payable in more than one year 22218 58 8 a707 531 33044 2654 35698

Derwvatives classified as

- noen current assets - - {0 5) {04} 09 2 2) 31
- npn current labiities 2202 - 186 4 — 408 6 - 408 6
25276 676 1,1760 531 38243 2635 40878

All the borrowings of Canary Wharf Group are secured against designated property interests of Canary Wharf Group

{1) At 30 June 2013 the following notes 1ssued by CWF Il a subsidiary of Canary Wharf Group, were outstanding

Pmcipal

Class £m Interast  Repayment
Ad 1,0i25 6 455% By instalment from 2008 to 2030
A3 4000 5952% By instalment from 2032 to 2035
A7 2220 Floatng  In 2035
B 1797 B B00% By instalment from 2005 to 2030
B3 104 0 Floating In 2035
ce 2750 Floating In 2035
D2 1250 Floating In 2035

23182

In April 2009, Canary Wharf Group repurchased certain fioating rate Notes with an aggregate pnncipal amount of £119 7m for
an aggregate coensideration, excluding accrued interest, of £35 5m The Notes repurchased have not been cancelled, remain
In issue and, In accordance with the requirements of the securtisation, continue 1o be fully hedged The repurchase was

accounted for as an extinguishment of debt

Interest on the floating rate Notes 1s at 3 month LIBOR plus a margin The margins on the Notes are A7 Notes -019% pa
increasing to 0 475% in January 2017 B3 Notes -0 28% pa ncreasing 1o 0 7% in January 2017 C2Notes - 055% pa,
increasing to 1 375% i Apnl 2014, and D2 Notes — 0 B4% p a , increasing to 2 1% 0 Aprl 2014




12 Net debt continued

(2

3)

)

&)

)

All of the floating rate Notes are hedged by means of interest rate swaps and the hedged rates plus the margin are A7
Notes — 5 1135%, B3 Notes - § 1625%, C2 Notes — 5 44168% and D2 Notes — 5 8005% These swaps expre in 2035
concurrent with the Notes

In addition to the 3 classes of floating rate Notes referred 1o above, the following classes of fixed rate Notes remaned
outstanding at 30 June 2013 carrying the imterest 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 pnncipal amount of the Notes outstanding at 31 December 2012 was £2,318 2m or £2,198 5m excluding the Notes
repurchased The Notes are secured on certain property interests of Canary Whart Group and the rental income stream therefrom

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

CWF [l also has the benefit of a £300 Om liguidity facility prowvided by Uoyds, under which drawings may be made in the event
of a cash flow shortage under the secuntisation This facility 15 renewable annually The ¢commitment fee payable for the
provision of this facility increased from 0 487% p a to 0 888% p a from July 2013

in June 2011 Canary Wharf Group entered into a £92 3m § vear facity secured against 50 Bank Street The facility carmes
interest at 3 month LIBOR plus a margin of 2 0% The exposure to movements in LIBOR s fully hedged at an all in rate
including margins of 4 415% The loan 1s repayable in June 2016

Canary Wharf Group has a £350 Om lpan facility secured against Carmary Whart Group's principal retal propertes and car
parking interests

The loan facility carnes interest at 3 month LIBOR plus a margin of 2 75% An interest rate swap has been put in place at a
rate ot 0 5425% which, together with the margin of 2 75% fixes the effective interest rate under the loan at 3 2625% The loan
1s repayable in December 2014

A bank loan compnsing an inkal prncipal of £608 8m s secured against One Churchill Place The loan amortses with a
halloon payment of £155 Om on matunty in July 2034 The loan carmes a hedged interest rate of 5 82% In the first half of 2013,
£4 8m of loan principal was repaid in accordance with the loan agreement reducing the pnncipal at 30 June 2013 to £549 9m

In Decembser 2011 Canary Wharf Group entered into a £190 Grn development loan facility secured against the property now
under construction at 25 Churchill Place The first drawdown was made in January 2013 and at 30 June 2013 £58 9m had
been drawn down under the {acility The margin on the loan is 300 bps over LIBOR from first drawdown to rent commencemant
following which the margin may drop to 250 bps or 225 bps subject to the satisfaction of certain interest cover tests

A forward starting interest rate swap was entered into in Octeber 2012 at a rate of 1 017%, which fixes the interest rate
payable under the loan The fixed rate payable dunng the construction phase, including the 300 bps margin 15 4 017% The
termination date under the swap 15 1n December 2018 Upfront fees of £4 2m were incurred on entering into the facility and a
commitment fee of 150 bps pa s payable on the undrawn facility At 31 December 2012, total fees of £7 2m had been
incurred which were included within debtors due within one year The fees have been transterred from debtors following the
first drawdown and are being amortised over the Iife of the loan

In January 2012 Canary Wharf Group acqurred CRT's 50 0% interest in Wood Wharf The consideration for the acguisition
was 52 4m which compnised an upfront payment of £4 4m and loan notes with a repayment profile as follows 30 September
2012 - €8 25m (redeemed) 30 September 2013 — £8 25m, 30 September 2014 - £15 5m and 30 September 2015-£16 Om

Interest 15 payahle on the loan notes at a rate of 6 3%

Prior to the acquisition of Wood Wharf, the joint venture entites entered into a non recourse lean facility of £5 2m The loan
cames an interest rate of LIBOR plus a margmn of 2 5% and the final matunty 1s in December 2013 The balance owing on the
loan at 30 June 2013 was £4 6m
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Notes to the interim report continued
for the six months ended 30 June 2013

12 Net debt continued

The jont venture entiies had also ssued discounted loan notes with an outstanding value at 30 June 2013 of €27 7m to fund
the acquistion of certain parts of Wood Wharf Interest on the discounted loan notes 1s payable at 3 month LIBOR plus
1 0% p a and at 30 June 2013 the notes In 1ssue were as follows

in 1ssu6 Drscount Nomnal value
£ £ o Interest tngger date
‘A loan notes 8,659 408 — 8,654,408 6 February 2006
‘B Ioan notes 7640 000 - 7,640,000 6 February 2009
‘C’ loan notes 6.890,000 - 6,890,000 6 February 2013
‘D loan notes 4,041,868 480 382 4531 250 6 February 2016

27 231 366 489,382 27,720,748

The loan notes are fully cash collateralsed and are due for repayment in February 2021 If the holder of the loan notes serves
a redemption notice before the repayment date then the loan note repayment date 1s 12 months from the date of the notice so
long as that date does not fall due before the interest tngger date £360,000 of the 'C kan notes were repaid i the penod

Loan covenants
Canary Wharf Group s loan faciities are subyect to finangial covenants which include maximum LTV ratios and minmum ICRs
The key covenants for each of Canary Wharf Group s principal faciities are as foliows

U

(i)

(1)

v}

CWF Il securntisation, encompassing 7 investment properties representing 65 3% of the investrment property portfolio by value
The principal amount outsianding at 30 June 2013 was £2 318 2m or £2 198 5m excluding the repurchased Notes

Maximum LMCTV ratic of 100 0% Based on the valuations at 30 June 2013, the LMCTY ratio at the interest payment date
in July 2013 would have been 68 5%

Canary Wharf Group has the ability to remedy a breach of covenant by depositing eligible investments (including cash)
The securtisation has no minimum KGR covenant The final maturity date of the secuntsation 1s 2035 subject 1o earker amartisation
on ceramn classes of Notes

Loan of £555 2m secured against One Churchill Place, representing 15 7% of the investment property portfolio by value
This facility 15 not subject to any LTV or ICR covenants and has a matunty of 2034, subject 1o amortisation over the term

Loan of £350 Om secured against the pnncipal retail and infrastructure parking properties of Canary Wharf Group, representing
16 1% of the investment property portfolio by value

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

The ICR covenant 15 120 0% and the covenant was satisfied throughout the perod Canary Wharf Group has the ability
to remedy any potental breach of covenant by depositing cash The loan 1s repayable in December 2014

Loan of £92 3m secured aganst 5C Bank Street representing 2 9% of the investment property by value

Maximum LV ratio of 75 0% for the first 3 years of loan, reducing to 72 5% thereafier Based on the valuations at 30 June 2013
the LTV was 63 7%

The minmurn ICR covenant s 150 0% The covenant was satisfied throughout the pencd The facilty repayment date 1s 7 June 2016
Construction loan facility of £160 Om secured against 25 Churchif Place

Maximum LTV ratio of 65 0% based on the projected valuation at completion, and maximum loan to cost ratio of 65 0%
These covenants were satisfied throughout the penod




12 Net debt continued

Hedge accounting

The Groug uses Interest rate swaps to hedge exposure to the vanability in cash flows on floating rate debt, including its bank
facilibes and floatng rate bonas, caused by movements in market rates of nterest At 30 June 2013 the farr value of these
dervatves resulted In the recognition of a net hability of £405 5m {31 December 2012 — £525 3m) None of the Group’s interest
rate swaps qualfy for hedge accounting at erther 30 June 2013 or 31 December 2012

Comparisen of market values and carrying amounts

30 June 2013 31 December 2012
Market Carrying Market Canying
value amount Dufference vahe amount Difference
£m £m £m £m £m £m
Securtisations {2,415 9) {2,307 4) {108 5) (25212 (2,338 9) {182 3}
Wood Whari loans (67 6) {67 6) - 67 O) 67 O) -
Secured loans {989 6) {988 1) (15 (954 4) (992 5) 19
Construction loan {53 5} (53 5) - — - -
Norn eguity shares {265 7) (265 7) - (270 6) {270 6) -
(3,7923) (3,682 3) (110 0} (3,853 2) {3,668 0) (184 2}
Other finzncial kabilites
- interest rate dervative assets 31 an - - - -
- interest rate dervative labihities {408 6) {408 6) - {525 3) {525 3) —
Cash and menetary deposis 620.9 6209 - 752 0 7520 -
(3,576 9) (3,466 9) {110 0) (3,626 5) (3,442 3) (184 2}

The differences above are shown before any tax relief Short term recewvables and payables have heen excluded from these
disclosures as therr carmying amount agproximates far value The far value of the sterling denominated fixed rate bonds has been
determined by reference to the pnces avalable on the markets on which they are traded The farr values of other debt instruments
have been calculated by discounting cash flows at the relevant zero coupon LIBOR interast rates prevaling at the balance sheet
date The far value of the Preference Shares Is considered o be therr carrying value The far values of interest rate dervative
instruments have been determined by reference to market values provided by the relevant counter parties after considenng 1he
Group's credit nsk

All dervative instruments held by the Group are camed at far value through profit and loss and are classfied as Level 2 in
accordance with IFRS 7

13 Other non current labilities

Woaod Whart Wood Whart
deferrad ground rent

CONSIEranon ohbgabon Totdl

£m m £rn
1 January 2013 85 574 659
Accrued finance charges - 28 29
Repaig in pencd - (18 (18)
30 June 2013 85 58.5 67.0

Pror to Canary Wharf Group s acquisition of Wood Wharf, the joint venture entities entered inte 2 put and call option agreement
with UBS UK Properties Limited to acquire 2 Harbour Quay Wood Wharf The consideration ranges from £10 25m to £10 75m
depending on the exercise date of the option, which is anytime between 25 December 2014 and 25 December 2017 Duning that
time the joint venture entities have the nght to acquire the building and UBS have the nght, on gwving notice, to require the purchase
of the bulding on 25 December 2016 or 25 December 2017
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Notes to the interim report continued
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13 Other non current liabiities continued

As part of the agreement, iniial payments of £2 5m have been made and a further £1 Om was paid on 1 July 2013 Further annual
payments of £1 0m are required n order 1o retain the option to purchase |f the option 5 exercised by either party, the mitial
payments and the subsequent annual paymenis will be deducted from the consideration At 30 June 2013, the deferred
consideration payable to UBS was carmed at £8 5m including related fees

In January 2012, Canary Wharf Group acguired the remaining 50 0% effective interest in Wood Wharf from CRT for a total
consideration of £52 4m  In conunction with the acquistion CRT granted a new 250 year lease of the site subiect to a ground
rental payment to CRT which will increase to £6 Om per annum by 2016 followed by upwards only reviews Iinked to the passing
rent achieved on the office bulldings and the ground rents paid by purchasers of the residential apartments to be built on the site
The net present value of the minimum contracted ground rents payable under the terms of the 250 year lease, discounied at the
rate inherent in the lease, was estimated at £55 Om at the date of inception of the lease

14 Provisions

Provisions have been made in respect of the lease commitments

Total

£m

1 January 2013 78
Utilisation of provision (15
Changes in assumptions R 03
Discount unwind 03
30 June 2013 6.7

In connection with the sale of 5 Churchill Place in January 2010 Canary Wharl Group agreed 1o pay rents and other costs incurred
on 2 unlet floors for 2 pencd of 5 years from the date of sale At 30 June 2013, this provision had reduced 1o £4 7m discounted at
5 8% (31 December 2012 - £6 5m discounted at 6 2%} with the movement reflecting a combination of utihsation changes n
potential future letting assumptions and the discount unwind

In connection with the sale of certain properties dunng 2005 Canary Wharf Group agreed 1o provide rental support and a provision
in respect of these commitments was recognised at the date of disposal The remaining provision at 30 June 2013 was £2 Om
calculated on the basrs of a discount rate of 5 8% {31 December 2012 - £2 Om discounted at 6 2%)




15 Notes to the cash flow statement

Reconciiation of profit on ordinary activities before tax to cash generated from ¢perations

Audited Unaudrted Unaudted
Year ended Six months ended  Six months ended
31 Decomber 30 June 30 June
2m2 2013 2012
£m £m £m
2015 Profit before tax 263.8 1022
Non cash movements
(2167 Net revaluation movements {145 8) 95 4)
- Refurbishment costs 60 -
{3 6) Share of profit after tax of associates and joint ventures 39) (11}
10 Spreading of tenant incentves, committed rent increases and letting fees 40 a7
44 Share allocation adjustment 24 08
01 Depreciation - —
(213 8) {137 3) 95 0)
(12 3} 126.5 T2
Changes to working capital and other cash movements
2399 Net financing costs (11 5) 112 3
2 4) Utiisation and other movements In provisions (11 {11)
(30 4) Increase in recevables (16 0) (4 4)
457 Increase i payables 4.8 49 4
49 Proceeds from construction contracts 21 11
(5 6) Construction ¢ontract expenditure (29) {0 3)
2398 Cash generated by operations 101.8 164 2
26 Income tax repayment 3.9 53
242 4 Net cash from operating activities 105 8 169 5
16 Contingent lizbikties and financial commitments
Commitments of Canary Wharf Group for future expenditure are
30June 31 December
2013 2012
£m £m
Construction projects 168 6 244 7
Joint ventures 341 456
2027 280 3

The commitments for future expenditure relate to work on development projects where construction was committed at 30 June 2013
and are stated gross of any external funding arrangements Any costs accrued or provided for in the Condensed consolidated
balance sheet at 30 June 2013 have been excluded

Canary Wharf Group has assessed that its funding commitments In relation to Crossrat have been satisfied However, there
remains a contingent hability in the event that the total cost of the station exceeds the onginal total anticipated cost of £500 Om

Canary Wharf Group has, in the normal course of its business, granted hmited warranties or sndemnities 10 its tenants in respect of
bulding defects (and defects on the Estate or in the car parks) caused through breach of its obligations as developer contained n
any prelet or other agreement Offseting this potential hability, Canary Wharf Group benefits from warrantes from the trade
contractors and suppkers who worked on such buidings
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Notes to the interim report continued
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16 Contingent habilities and financial commitments continued

Sublet commitments

Under the terms of certain agreements for lease, Canary Whart Group committed to take back certain space on the basis of short
term subleases at the end of which the space reverts to the relevant tenants Thus space has been securitised, but insofar as the
secuntisation s concerned, the tenants are contracted to pay rent on the entire amount of space leased, whilst taking the covenant
of Canary Wharf Group subsidiaries on the sublet space

The existence of the sublet commitments has been taken into account in the market valuation of Canary Wharf Group's properties
at 30 June 2013 and 31 December 2012

17 Share based payments

The Trust holds Ordinary Shares which may be used to satisfy allocations of shares or options granted under any share plan Canary
Wharf Group may adopt The assets of the Trust are held separately from those of Canary Wharf Group

In December 2010 Canary Whart Group allocated 2 165 000 shares to certain directors and senor employees who may alect to
have the shares released to them at any tme between 30 Jung 2011 and 3t December 2013 subject to any dealing restnictions
When the recipient elects to redeem therr respectve share allocations by selling all or part of the aflocation on the open market
Canary Whart Group may elect instead to pay the eguvalent amount in cash which results in those share allocations being released
back into the Trust to be avalable jor any tuture allocations

A further 1,350,000 shares were allocated in 2012 Of these shares, 450,000 became avalable to be released to the recipients of
the allocaton on 30 June 2012 and 450,000 shares were reteased on 30 June 2013 The remaining 450,000 shares may be
released on 30 June 2014

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

No shares were released to employees dunng the 6 months ended 30 June 2013

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 cost of the allocation attnibutable to the 6 months ended 30 June 2013, totaling £2 4m, has
been charged to the same expense category as tha employment costs of the relevant employee and taken to tha Consolidated
Incorne Statermnent and classified within administrative expenses

{unng the 8 manth penod to 30 June 2013, the Group acguired 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 Songbird Shares including 4,475,000 Songbird Shares which have been allocated
{0 employess but not yet released

18 Events after the balance sheet date

On 22 July 2013, Canary Wharf Group announced it had acqured a 999 year leasehold interest in 15 Westferry Circus,
a 171,000 sq ft building on the Estate As consideration for the building, Canary Wharf Group paid approximately £128 Om, funded
by a £128 Om loan with Metlfe, and has taken a novation of an existing senior swap which had an estimated out of the money
position of £11 4m The equity prowcdled for the transaction was mited to purchase costs (including SDLT) of approximately £6 Om




Independent review report
to Songbird Estates plc

We have been engaged by the Company to review the financial information in the Intenm Report for the 6 months ended 30 June
2013 which compnses the Condensed Consoldated Income Statement the Condensed Consoldated Balance Sheet the
Condensed Consolidated Statement of Comprehensive Income the Gondensed Consolidated Staterment of Changes in Equity, the
Condensed Consoldated Cash Flow Statement and related Notes 1 to 18 We have read the other information contained in the
Intenm Repont and considered whether it contains any apparent misstatements or material Inconsistencies with the information in
the condensed set of financial statements

This report 1s made solely to the Company In accordance with International Standard on Review Engagements (UK and ireland)
2410 'Review of Intenm Financial Information performed by the Independent Auditer of the Entity’ issued by the Auditing Practices
Board Our work has been undertaken so that we might state to the Company those matters we are required fo state in an
independent review repor and for no other purpose To the fullest extent permitted by law, we do not accept or assume responsibility
to anyone other than the Company, for our review work for this repart or for the conclusions we have formed

Directors’ responsibilities

The ntenm Report 1s the responsibility of and has been approved by the drectors The diractors are responsible for prepanng the
Intenm Report in accordance with the AIM Rules of the London Stock Exchanga

As disclosed in Note 1, the annual financial statements of the Group are prepared in accordance with IFRSs as adopted by the EU
The condensed set of financial statements included In this Intenm Report has been prepared in accordance with the accounting
policies the Group intends 10 use In prepanng the next annual financial statements

Cur responsibility

Our responsibility 1s to exprass to the Company a conclusion on the condensed set of financial statements in the Intenm Report
based on our review

Scope of review

We conducted our review in accordance with International Standard on Review Engagements (UK and Ireland) 2410, ‘Review of
Intenm Financial Information Performed by the Independent Auditor of the Entity 1ssued by the Auditing Practices Board for use in
the United Kingdom A review of intenm financial information consists of making inquines pnmarnly of persons responsible for
financiat and accounting matters and applying analytical and other review procedures A review is substantially less in scope than
an audit conducted n accordance with International Standards on Auditing (UK and Ireland) and consequently does not enable us
to obtan assurance that we would become aware of all significant matters that might be identified in an audit Accordingly we do
not express an audit opInion

Conclusion

Basad on our review, nothing has come to our attention that causes us to believe that the condensed set of financial statements
in the intenm Report for the 6 months ended 30 June 2013 18 not prepared n all material respects, N accordance with the Al
Rules of the London Stock Exchange

Deloitte LLP

Chartered Accountants and Statutory Auditor
London, UK

12 September 2013
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Shareholder information

Non Executive Directors Adwvisers
Dawidd Pritcharc+# ({Chairman) Auditor
Faisal Al-Hamad Oeloitte LLP

Khalifa Al-Kuwar

Sheikh Mchammed Bin Harmad Bin Jassim Al-Thani
John Botts®

Peter Harned*

Jonathan Lane#

Sam Levinson

Alex Midgen™+#

Bran Niles+#

David P O'Connor

* Audit Comnittee
+ Announcement Commuitiee
# Executve Committee

Shareholder enguiries

Al engunes refating to heldings of shares in the Company should
he addressed 1o the Company $ registrars

Capita Registrars
The Regstry

34 Beckenham Road
Beckenham

Kent BR3 4TU

Telephone 0871 864 03007
Facsimile 020 8639 2220

£-mall ssd@capitaregistrars com
Website www capitaregistrars com

* Calls currently cost 10p per minute plus network extras

Other enquines

If you would like more information about Songbird Estates pic
please contact John Garwood, Company Secretary

Registered office and registered number

One Canada Square

Canary Wharf

London E14 5AB

Registered Number 5043352

Telephone 020 7477 1000
Facsimile 020 7477 1001
Websile www songbirdestates com

2 New Street Square
London EC4A 3BZ

Bankers

The Royal Bank of Scotland Plc
London Corporate SC

PO Box 39952

21/2 Devonshire Square
London EC2M 4XJ

Broker and Nominated Adwviser
J P Morgan Securities Ltd

25 Bank Streel

London Ei4 5JP

Financial PR Consultants
Brunswick Group LLP

16 Lincoin's Inn Fields
London EC2V 7JD

Solicitors
Slaughter and May
QOne Bunhill Row
London EC1Y BYY
London ECAA 3BZ
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Defined tarm

Defimtion

20 Fenchurch Street
20 FSLP

AlG

AlM

Baliymore

Board

bps

Canary Wharf
Canary Wharf Group
CBRE

Company

CRL

CRT

Cushman

CWF Il

EMA

EPRA

Estate

EU
Fintech
GLA
GR!
Group
IAS

1AS 1
IAS 19
ICR
IFRIC 15

IFRS
IFRS 7

A 690,000 sq ft bulding under construction in the Crty of London
20 Fenchurch Street Limited Partnership

Armencan International Group, Inc

Ahernatve [nvestment Market of the London Stock Exchange
Ballyrnore Properties Limted

Board of directors of the Company

Basis points

See Estate below

Canary Wharf Group plc and its subsidianes

CB Richard Elis Limited, Surveyors and Valuers

Songbird Estates plc

Crossral Limited

Canal and Rrver Trust (formery British Waterways Board)
Cushman & Wakefield, Real Estate Consultants

Canary Whart Finance |l ple

European Medicines Agency

European Public Real Estate Associaticn

Canary Wharf Estate including Heron Quays West, Newifoundland, Park Place, Riverside
South and North Quay

European Union

Financial technology

Greater London Authority

Global Reporting Index

The Company, its whelly owned subsidiaries and Canary Wharf Group

International Accounting Standards

International Accounting Standard 3, Presentation of items in Other Comprehenswe [ncome
International Accounting Standard 19 revised 2011), Employee Banefits

Interest Cover Ratio

International Financial Reporting Interpretations Commuittes 15, Agreements for the
Construction of Real Estate

International Financial Reporting Standards
International Financial Reporting Standard 7, Financial Instruments Disclosures

UBHBLLIOJ JaPjoUesBUS
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Definitions contnued

Defined term Defhirution

IFRS 13 International Financial Reporting Standard 13, Fair Value Measurement
J P Morgan J P Morgan Chase & Co

Land Secunties tand Securties Group plc

LIBOR London Interbank Cffered Rate

LMCTV Loan Minus Cash to Value

London Plan
Look Through LTV
LTV

m

NAV

NIA

NNNAV

Notes

Ordinary Shares
Preference Shares
psf

Qatarn Diar

Savills

SDLT

Secretary of State
Section 106

SFL

Share Buyback
Shell

Shell Centre
Songbird

sq ft

Treasury Shares
Trust

UK

Wood Wharf

Mayor of Londen Planning decument publshed by the Greater London Authornty
Loan to Vatue ratio of the Group incluging the Preference Shares
Loan to Vatue

Milhon

Net Asset Value

Net Internal Area

Tple Net Asset Value

Notes of Canary Wharf Group s secuntisation

Ordinary Shares of 10p each

Freference shares of £1 00 each

persq ft

Qatan Diar Real Estate Investment Company

Savills Commercial Limited, Chariered Surveyors

Stamp Duty Land Tax

Secretary of State for Communities and Local Government
Section 106 of the Town and Country Planrung Act 1990
Songbird Finance Limited

Acauisition of 24,538,346 Ordinary Shares in late 2012 and early 2013
Shell International Limited

Shell's headguarters on the South Bank, London

The Company and its wholly awned subsidianes

Square feet/square foot

Ordinary Shares acquired by any Groug entity and not cancelted
Canary Whartf Employees Shara Ownership Plan Trust

United Kingdom of Great Bntain and Northern treland

7 Om sq ft (gross) mixed use site adjacent to the Estate




Our history

2013

2010

On 4 January 2013, the Board announced that it
had extended the Share Buyback programme
which was concluced on 4 Apnl 2013 after a further
29,526 shares had been repurchased The authonty
to buy back shares was agan given at the AGM
on 22 May 2013

2012

On 12 October 2012 the Board announced that
following receipt of a dvidend from Canary Whart
Group 1t would start a non-discretionary buyback
programme with its broker J P Morgan Cazenove
to purchase on the Company's behalf and within
certain pre set parameters its Ordinary Shares up
to an aggregate cost of £300m The Share
Buyback inttially ran from 12 October 2012 and
ended on 26 Octaber 2012 In that time the
Company repurchased and cancetled 4 803 677
Orcinary Shares A second phase of the Share
Buyback ran from 1 November 2012 to
27 November 2012 dunng whith time a furthar
19 706,143 Ordinary Shares wera repurchased

©On 31 August 2012 the Company amended the
terms of fs Preference Shares in order o reduce
tha short term finance nsk thareby securing long
term stable financing untl at least 2017 The
amendments allow {subject to certain condions),
the payment of dividends on the Ordinary Shares
wrthout the consent of preference shareholders
and gives more contrel over the tirming of the
redemption by removing the preference
shareholders early redemption option The
changes also lower the coupon payable on the
Preference Shares from 2 fixed rate of 10 0% p a.
{with potential increases 1o 13 096 in 2014 and
15 0% n 2015) 103 month UBOR plus 7 75% pa
{hedged at an afl in rate of B 76%)

2011

On 22 Juty 2011, the Company completed an
agreement to acquire a further 741 387 ordinary
shares in Canary Wharf Group which has increased
the interest of the Company in the Issued share
caprtal of Canary Wharf Group to 69 37%

0On 23 September 2010 a £140 0m Open Offer was
anncunced by the Company The Open Offer resulted
I the 1ssue of 108 375 000 Ordinary Shares which
were Iisted on AIM The proceeds of the Open Offer
were usad to repunchase the £135 0m facilty which
compnsed part of the Company's £1 03 billion
capital raising and share capial rearganisation
which concluded in October 2008

2008

The 2009 capital raising resulted n a more
streamiined financial and corporate structure for the
Comgany The 1ssued ardinary share capital of the
Company was changed to compnse one class of
ordinary shares of 10 pance each carrying one vote
per share, which are all isted on AIM Following the
2009 Capital Raming the majority shareholders of the
Company compnse Qatar Hokling Glick Shareholders.
Fullloom Investment Corporation {a wholly owned
subs:diary of CiC) and Morgan Stanley

Inagdihon theres E275 Om of £1 00 nan convertible/
non voting preference shares in 1ssue which are helg
by 2 of the majonty shareholders

On 20 Cetober 2009 the Company complsted an
agreernent to acguire a further 54,007 820 ordinary
shares in Canary Whart Group which increased the
interest of the Company in the 1gsued share capitat
of Canary Wharf Group 1o 68 25%

2007

In February 2007 the Company compieted a share
capital restructunng removing all past and future D
share drvdend liabilities sn conswderation for the iIssue
of 14,478,260 B8 shares to British Land {Joint
Ventures) Limited, the D sharehotder

2004

The offer for Canary Wharf Group was declared
whelty uncendrtional on 24 May 2004 and closed
on 15 July 2004 at which tme the Company, together
with Songtird Acquisshion Limited  helg 66 32% of
the wssued share capetal of Canary Wharf Group The
Company was subsequently admitted onto AIM

Top 10 bottern. London Docklands in 1987 facing
west, Canary Wharf i 2012 GGl wnage of Crossrasl
the 115,000 sq kt retai and lesure space over the new
Crossrafl slation tha & currently under development




