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Highlights

Development programme pipeline progressing well

25 Churchill Place — concrete core completed and funding secured for building completion (Note (i)).

Crossrail station — construction within budget and platform level handed over to CRL to enable access for tunnelling

machines (Note (i)).

Retail expansion — 44,000 sq ft expansion of Jubilee Place mall on schedule and work commenced on the 100,000 sq ft

mall above the Crossrail station (Note (i)).

Joint ventures:

— 20 Fenchurch Street — on schedule to be topped out by the end of 2012. First letting secured for 51,000 sq ft at a
rent of £65.00 psf. 23.7% let or in solicitors’ hands (Note (j)).

—  Shell Centre — planning application to be submitted by year end (Note (j)).

Land assembly — 100.0% ownership of Wood Wharf secured and a new master plan for the site being developed (Note (j)).

Existing sites — planning consents for sites at One Park Place, Heron Quays West and Newfoundland being reviewed

to maximise value (Note (i)).

Continued leasing activity and secure income stream

Weighted average lease term 14.6 years assuming exercise of all break options (Note (j)).

Lease extension signed with Bank of New York Mellon on over 152,000 sq ft in One Canada Square at £42.50 psf
(10.4% ahead of built ERV) (Note (i).

Further lettings of approximately 20,000 sq ft, including leases with rents in the range £40.00 — £43.00 psf (Note (i)).

Portfolio valuation continues to be resilient in the face of a difficult economic background

Retail portfolio performing well — valuation up 4.3% in the half year (Note (j)).

Office portfolio valuation stable (Note (j)).

Benchmark initial yield unchanged at 5.35% (Note (i)).

Market value of investment portfolio up by 0.7% over the period (Note (j)).

Including land, portfolio valuation up 1.8% over the period, adjusting for the acquisition of Wood Wharf (Note (i)).

Secure financial position underpins the Group’s strategy

Unrestricted cash of £811.7m at 30 June 2012 (Note (ii)).

£190.0m construction loan facility secured against 25 Churchill Place (Note (i)).

Scheduled loan amortisation of £33.2m paid in the period (Note (jii)).

Average loan maturity of 13.4 years in line with weighted average lease term assuming the exercise of outstanding
break options (Note (i)).

Financial summary

® Dividend paid of 4.0p per share totalling £25.6m (Note (iv)). Dividend of 14p per share totalling £89.5m declared on
13 September 2012 and payable on 25 September 2012 (Note (v)).

® Net assets £2,457.0m at 30 June 2012, an increase of £19.1m or 0.8% from £2,437.9m at 31 December 2011, net of
the £25.6m dividend paid in April 2012 (Note (i)).

® Adjusted net assets per share £4.15 compared with £3.99 at 31 December 2011 as restated, an increase of 4.0%
(Note (i)).

®  Profit before tax £3.2m (6 months ended 30 June 2011 — loss of £8.2m) (Note (i)).

®  Profit after tax £5.9m (6 months ended 30 June 2011 — £19.9m) (Note (i)).

Note:

Refer to Business Review.
Refer to Note 8.

Refer to Note 10.

Refer to Note 12.

Refer to Note 15.
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Results in Brief

Rental income
Operating profit

Exceptional item:
— movement in uneconomic hedge provision

Profit/(loss) on ordinary activities before tax
Profit/(loss) before tax excluding exceptional items
Tax

Profit for the financial period after tax

Basic and diluted earnings per share

Note:

(i) Refer to Business Review — Operating Results.
(i)  Refer to Note 2.

(i) Refer to Note 3.

(iv) Referto Note 4.

Note

(i)

(i)

()
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Unaudited
Six months
ended

30 June
2012

£m

130.3
103.5

0.4
3.2
2.8
2.7
5.9

0.9p

Unaudited
Six months
ended

30 June
2011

£m

124.6
92.3
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Chairman and Chief Executive Officer’'s Operational Review

INTRODUCTION

There has been steady
progress across the
business in the first
6 months of 2012, with
continuing leasing and
construction  activity,
material impetus in the
Group’s 11.3m sq ft
development pipeline,
in particular with the
acquisition of full control
of Wood Wharf, an
impressive performance
from our retail portfolio
and further efforts to
diversify our activities and tenant base.

Although leasing activity in London has remained
subdued, at Canary Wharf during the period the Group
signed a lease extension on 152,000 sq ft at One
Canada Square with Bank of New York Mellon and
a series of smaller lettings at rents in excess of
£40.00 psf. After the period ended we have seen
continued lettings momentum. Nearly a quarter of the
joint venture project at 20 Fenchurch Street is now
prelet or in solicitors’ hands. Although this fast climbing
tower in the heart of London’s insurance district is not
due to be completed until the first quarter of 2014, it
continues to attract interest from potential tenants and
we are confident of concluding further prelets there in
the short to medium term.

During the period, a series of steps have also been
made to progress our demand led development
pipeline. The developments at 25 Churchill Place in
Canary Wharf and 20 Fenchurch Street in the City, are
both on budget and well ahead of schedule. On the
Wood Wharf site adjacent to Canary Wharf, a full
development review is underway subsequent to
securing full control of the site and we are delighted to
announce the appointment of architects Terry Farrell &
Partners to develop the master plan for this site. The
joint venture with Qatari Diar for the mixed use
redevelopment of the 5.25 acre Shell Centre site
situated on London’s bustling South Bank has
progressed well as scheduled and it is anticipated that,
following the conclusion of an extensive public
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consultation process, the full planning application will be
lodged later this year. In addition, the developments at
Canary Wharf, Wood Wharf and Shell Centre will all
provide a significant element of high quality residential
accommodation.

The Group’s excellent retail performance has continued
into 2012 and there is strong demand for the
144,000 sq ft of additional retail space currently under
construction at Canary Wharf in the Jubilee Place
extension and also above the new Crossrail station. The
working population of more than 100,000 at Canary
Wharf and the growing residential population of East
London will both be well served by these developments.
The high level of interest in our retail space further
underpins the status of Canary Wharf as an attractive
retail and leisure destination and dynamic business hub.

Although our main business remains the provision of
high specification, bespoke office accommodation,
diversifying our development offering and hence our
tenant base is an integral element of our long term
strategy. This has progressed further with the
appointment of Eric Van Der Kleij, technology
entrepreneur and outgoing Chief Executive of Tech City
Investment Organisation, as a specialist adviser to help
shape the Group’s vision for future development and
also to accommodate occupiers in the technology,
media and telecommunications sectors.

Although the London 2012 Olympic and Paralympic
Games fell outside the reporting period, the proximity of
Games’ venues and record numbers of visitors to East
London drove up Canary Wharf visitor numbers. The
transport infrastructure coped extremely well and our
facilities comfortably accommodated the influx of
people. At Canary Wharf, for the first time, we were
pleased to welcome a large number of sailing boats
which were hosting Olympic visitors. The Games
themselves shone a bright spotlight on all of London
and highlighted particularly the positive changes which
have taken place in the East part of the city. We expect
this to prove beneficial in the coming months and years
as London’s centre of gravity continues to move
eastwards and, with the arrival of Crossrail, inner East
London is seen as an increasingly desirable place to
work and live.



FINANCIAL REVIEW

The Group continues to enjoy a secure financial position,
underpinning its growth strategy. In reflection of this
performance, the Board declared a dividend of 4p per
share (totalling £25.6m) in April and a further dividend of
14p per share (totalling £89.5m) on 13 September 2012.

The Group’s net assets totalled £2,457.0m at 30 June
2012, representing an increase of 0.8% or £19.1m from
£2,437.9m at 31 December 2011. This increase was
due to the revaluation surplus on investment properties
of £38.8m and the profit after tax of £5.9m, and is
stated net of the dividend of £25.6m paid in April.

The portfolio valuation remains resilient notwithstanding
the difficult economic backdrop. Retail continues to
perform particularly well, with the retail portfolio valuation
up 4.3% over the year, reflecting continued growth in
passing rents. The valuation of the office portfolio was
stable with the benchmark initial yield remaining at
5.35%. Overall, the market value of the investment
portfolio has grown marginally over the period by 0.7%
to £4,734.0m, while including land the portfolio valuation
is up 1.8% to £5,243.5m. This increase reflects the
benefit of consolidating and revaluing Wood Wharf for
the first time subsequent to the acquisition of the stakes
previously held by Ballymore and BWB.

Profit before tax for the period was £3.2m in comparison
with a loss before tax in the previous year of £8.2m.
The improvement in the first half result was primarily
attributable to an increase in rental income and a
reduction in service charge voids and administrative
expenses.

Adjusted NAV per share was £4.15 per share at
30 June 2012 compared to £3.99 (restated) per share
at 31 December 2011, an increase of 16p or 4.0%. The
weighted average cost of debt was unchanged at 6.2%
and the weighted average maturity was 13.4 years. This
compares with the weighted average unexpired lease
term of 14.6 years assuming exercise of all break options.

OPERATIONAL REVIEW

Leasing

Bank of New York Mellon extended its lease on over
152,000 sq ft in One Canada Square for a term of 9
years at £42.50 per sq ft. Further lettings totalling
approximately 20,000 sq ft, including leases with rents
in the range of £40.00 - £43.50 psf, were concluded at
Canary Wharf during or shortly after the period.
Occupancy levels in our investment portfolio at Canary
Wharf stood at 95.6% at 30 June 2012.

Since the end of the period, there has been further
leasing progress. At 20 Fenchurch Street, 3 prelets
have now been completed or are in solicitors’ hands
equivalent to around a quarter of the floor space in the
building. The first letting was completed in July 2012 to
Markel for 51,000 sq ft on levels 26 and 27 and this has
just been followed up with a letting of 78,000 sq ft to
Kiln Group.

The working population at Canary Wharf passed
100,000 for the first time in the summer of 2012.
According to Financial Times research, there are now
more financial sector workers employed in Canary
Wharf than any other business district in Europe.
Furthermore, more than 35.0% of the office space at
Canary Wharf is occupied by non financial sector
tenants and we continue to take steps to ensure the
diversification of our current and future tenant portfolio.
We have already established one of London’s leading
technology, media and telecommunications clusters,
with over 1.0m sq ft occupied by TMT companies at
Canary Wharf including Thomson Reuters, Infosys,
Ogilvy & Mather, Trinity Mirror, McGraw Hill, China
Unicom, The Economist, Instinet, Ricoh UK and
Sungard. These companies directly employ over 7,000
people at Canary Wharf and, coupled with many
thousands of additional technology professionals
working at adjacent financial services companies, it is
one of the world’s most technology intensive districts.
Ultimately, we aim to help London enhance its position
as the digital capital of Europe and complement existing
successful digital clusters elsewhere in London’s City
Fringe, West End and South Bank.
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Chairman and Chief Executive Officer’s Operational Review

continued

In contrast to the wider retail market, all retail units at
Canary Wharf are fully let or in solicitors” hands. We are
seeing a high level of interest in the 44,000 sq ft
extension of retail space under construction at Jubilee
Place at Canary Wharf where 9 of the 29 units are either
let or in solicitors’ hands. Negotiations are already under
way on over 40.0% of the 100,000 sq ft of new retail
space being developed above the Crossrail station at
Canary Wharf. There is also strong interest in the other
units in this development which is due to open on a
phased basis between 2015 and 2018. This demand
reflects the robust market generated by the over
100,000 people working at Canary Wharf, those living in
the borough and other visitors from further afield.

Construction and development pipeline

Demand for high grade office space in central London
has remained subdued due to the broader economic
uncertainties, but we remain confident that the timing of
our current construction projects is correct and they will
complete in a market in which supply remains
constrained.

At Canary Wharf, the concrete core has been completed
on 25 Churchill Place and steel work has reached level
8. This building is 50.0% let to the European Medicine
Agency on a 25 year lease and we are actively marketing
the remainder of it to other tenants. In March 2012, the
Group also completed construction of the lowest 2
levels of the Canary Wharf Crossrail Station and handed
them over to Crossrail 5 months ahead of schedule. The
station box is now ready to receive the tunnelling
machines in 2013 and work has commenced on the
100,000 sq ft of retail above the station. Crossrail is due
to become operational in 2018 and will be a new engine
for growth in this area of London, bringing a further
1.5m people within a 60 minute commute time from the
centre of London.

We have increased our stake from 25.0% to 100.0% in
the Wood Wharf scheme, which gives us full control
over the timing and design of this 8.1 hectare site.
Following an international competition conducted in the
spring of 2012, architects Terry Farrell & Partners have
been appointed to develop a new master plan for the
scheme. This master plan wil target London’s
expanding business sectors including creative media,
technology, telecommunications, consumer goods and
health. The development strategy will focus on
establishing Wood Wharf as a new creative district for
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London with a significant residential element drawing on
the strength of Canary Wharf’s amenities, employment
and transport infrastructure and the growth of East
London as the destination for technology and creative
media firms and the new creative heart of London.

The scheme is expected to optimize value by increasing
the proportion of new residential units to approximately
3,000, and will include 2.15m sq ft of commercial office
space, in buildings ranging from 64,500 to 538,000 sq ft
(NIA), and 236,800 sq ft of retail, cultural and community
uses. An application for planning permission is
anticipated for the second quarter of 2013. It is expected
that the scheme will be completed in phases over
8-10 years with Phase | commencing on site in 2014.

Designs for One Park Place, Heron Quays West and
Newfoundland, all at Canary Wharf, are also being
reviewed to ensure we maximise value at these sites.

Outside Canary Wharf, the joint venture with Land
Securities at 20 Fenchurch Street, EC3 for which the
Group is acting as construction manager and joint
development manager, is on schedule, with the concrete
core now completed and steel work due for completion
by year end. Construction is on target to be completed in
the first quarter of 2014. This architecturally impressive
building is in the heart of London’s insurance market and
will be a significant addition to the City’s skyline.

The master planning and design process for the Shell
Centre situated on London’s vibrant South Bank is
progressing according to plan. The masterplan for the
office and residential led mixed use scheme is being
prepared by Squire & Partners. 7 new buildings will be
arranged around the retained Shell Tower. Up to 800
residential apartments benefitting from superb views of
the Thames and around 500,000 sq ft of offices, will be
located close to the busy hub of Waterloo Station.
Ground floor retail space will complement the premium
public realm which will enjoy much improved
connections between Waterloo Station and the River
Thames. The high quality design of the scheme, which
includes the use of stone in a number of the buildings in
order to remain sympathetic to the heritage of the area,
will help to redefine perceptions of the Waterloo area.
The planning and related applications will be submitted
towards the end of 2012 and have been informed by
extensive and innovative public and stakeholder
consultation.



CONCLUSION

The eyes of the world were on the Olympic and
Paralympic Games and there is no doubt that the events
have reminded people of the status of London as
dynamic and exciting, and helped to emphasise its role
as a global economic power house. The Games leave
behind a reinvigorated energy in an area of London in
which Canary Wharf Group has been pioneering
for 2 decades. The pull of East London has never
been stronger and we believe it will continue to
grow, attracting new tenants and sectors for decades
to come.

The Group’s land bank and current projects give us the
flexibility and diversity to continue to attract potential
occupiers across office, residential and retail space,
underpinning our growth plans. Canary Wharf Group
has built its reputation over the last 20 years through its
ability to develop high quality space working hand in
hand with current and future occupiers in order to meet
their specific requirements, an approach we will
continue to take whilst also looking to diversify our
offering. Looking to the future, there are exciting
opportunities to use this ability to maximize our
development pipeline and we are now laying the
foundations for future growth.

SIR GEORGE IACOBESCU CBE
Chairman and Chief Executive Officer
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Business Review

The following Business Review is intended to provide
shareholders with an overall summary of the business of
the Group, both during the 6 months ended and as at
30June 2012, as well as, where applicable, summarising
significant events which have occurred subsequent to
this date.

A list of defined terms used throughout this Interim
Report is provided in Definitions.

Property Portfolio

The Group is engaged in property investment and
development and is primarily focused on the
development of the Estate. Elsewhere in London, the
Group is involved through joint ventures in the
redevelopment of 20 Fenchurch Street and the Shell
Centre.

In January 2012, the Group completed the acquisition
of BWB’s 50% interest in the Wood Wharf joint venture
and was granted a new overriding 250 year lease of the
site. As a result the Group achieved full control of this
scheme and consequently transferred the carrying
value of its combined investment to Properties held for
development within Tangible fixed assets. Further
details on the acquisition of this site can be found in the
Business Review — Wood Wharf.

At 30 June 2012, the Group’s investment portfolio
comprised 16 completed properties (out of the 35
constructed on the Estate) totaling approximately
6.9m sqg ft of NIA. The weighted average unexpired
lease term for the investment property portfolio at
30 June 2012 was approximately 16.0 years, or
14.6 years assuming the exercise of outstanding break
options (31 December 2011 — 16.2 years or 14.9 years
respectively).

The investment property portfolio was 95.6% let at
30 June 2012 (31 December 2011 — 96.5%). 76.3% of
the square footage under lease does not expire or
cannot be terminated by tenants during the next
10 years.

As well as the rental income generated from the
properties owned by the Group, income is generated
from managing the Estate which, in addition to the
16 completed properties owned by the Group, includes
19 properties totalling 8.7m sq ft in other ownerships.
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Leasing
In the 6 months ended 30 June 2012, the following
leases were completed in One Canada Square:

® |n January 2012, the Group renewed leases with Bank
of New York Mellon on 152,226 sq ft for a term of 8
years from 1 January 2014 at a rent of £42.50 psf
(10.4% ahead of built ERV) subject to an 18 month rent
free period. There will be tenant only break options over
2 floors totalling 56,249 sq ft in January 2019 subject
to a 10 month rent penalty. This lease compares with
the valuers’ headline ERV of £38.50 psf for lettings
greater than 100,000 sq ft of existing space.

® |n April 2012, Metlife took an additional 12,900 sq ft on
level 34 at a rent of £43.00 psf subject to a 15 month
rent free period. The lease term is 9 years subject to a
break option in October 2018. A further rent free period
of 6 months will be granted in the event the break
option is not exercised. Metlife’s break option in July
2012 over its lease of 10,784 sq ft on level 28 was not
exercised and this lease now runs through to expiry in
January 2015.

®  Novartis renewed its lease over 1,995 sq ft on level 34
for a further 3 years at a rent of £40.00 psf.

Subsequent to the period end, Doyle Clayton Solicitors
Limited took 1,066 sq ft on level 10 for a term of 5 years
at a rent of £42.50 psf subject to a 6 month rent free
period. There is a break option at the expiry of the third
year and if the option is not exercised an additional 4
month rent free period will be granted. In addition,
Maypole Energy Limited has taken 3,553 sq ft on level
19 of 40 Bank Street for a term of 5 years at a rent of
£42.50 psf subject to a rent free period of 4 months.
There is a break option upon expiry of the third year of
the lease and if the option is not exercised an additional
4 month rent free period will be granted.

During the 6 months ended 30 June 2012, HSBC
exercised its break option over a floor in One Canada
Square (27,104 sq ft) with effect from March 2012.
Break options over a further 20,758 sq ft were also
exercised during the period.

All options to sublet space back to the Group have
been exercised and at 30 June 2012 the estimated net
present value of sublet liabilities was approximately
£30.0m discounted at 6.2%, being the Group’s
weighted average cost of debt (31 December 2011 —
£31.0mdiscounted at 6.2%). These sublet commitments



have been reflected in the market valuation of the
Group’s properties.

Retail

Retail and restaurants at Canary Wharf have benefitted
from the growing working population with the majority
of outlets enjoying strong sales despite the general UK
retail economic downturn. New occupiers who opened
in the first 6 months of 2012 include Alfred Dunhill, Blink
Brow and L’Entrecote. Rental growth has been
achieved in most locations and demand remains strong.

In the first half of 2012, footfall in the Canary Wharf retail
malls was 1.05% up on 2011, which compares with a
national benchmark reduction of 2.7%. There has been
a noticeable increase in tourists visiting the Estate as a
result of the Olympic and Paralympic Games.

The initial stage of the lease renewal strategy for Canada
Place has been implemented with an early lease renewal
agreed with Eat at a new market rent. Heads of terms
have also been agreed for a prelet in 2015 to Hugo
Boss for a second store to increase its menswear and
womenswear ranges.

Construction commenced on the 44,000 sq ft Jubilee
Place extension. The extension is expected to open in
November 2013 and contracts have already been
exchanged for 3 units with a further 7 units in solicitors’
hands.

Strong interest has been registered already for the
restaurant and leisure opportunities, including a cinema,
in the 100,000 sq ft development above the Crossrail
station. The development will open in 2 phases, in April
2015 and the station itself in 2018 (see Business Review
— Crossrail). The development will be targeted at retail,
restaurant and leisure uses which are currently not
represented on the Estate. It is anticipated that the first
lettings will be concluded by the end of 2012.

Construction

In August 2011, the Group announced that EMA
had agreed a prelet of 250,000 sq ft in a new office
building of over 500,000 sq ft being constructed at
25 Churchill Place.

EMA will occupy the promenade, ground and first 9
floors in the 20 storey building. The agreed rent is
£46.50 psf commencing 1 January 2015 with 5 yearly
upwards only rent reviews. The length of the lease is 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 equivalent of a
37 month rent free period in cash, which will be used to
pay for EMA’s fit out in the building.

Work on the building began in February 2012 and the
concrete core has already been completed. Steel
erection began in July and the building is on schedule
for delivery with the EMA floors fitted out in mid 2014.
The balance of the available space will be marketed by
the Group as construction progresses.

Crossrail

Construction commenced on the Crossrail station in
May 2009 and the Group has now fulfilled its funding
obligations to the project. CRL will pay a fixed price of
£350.0m and the Group bears the risk for the difference
between actual costs and the fixed price payable by
CRL. Construction of the station box continued to plan
and the box was completed in March 2012, 5 months
ahead of schedule. This enabled the platform level to be
handed over to CRL to enable access for the tunnelling
machines. The project is performing well against
budget. The first trains are due to run in 2018 when
Crossrail opens for passenger service. Planning
permission has also been granted for a 100,000 sq ft
retail mall above the station which will be subject to a
long lease to the Group (see Business Review — Retail).

The Group’s contribution to the station will be credited
against any transport Section 106 contributions for
certain agreed development sites on the Estate
(comprising 25 Churchill Place, North Quay, Heron
Quays West (including Newfoundland) and Riverside
South) which may be required as part of the London
Plan. Accordingly, costs bome by the Group on
construction of the station have been allocated to these
development properties.

Wood Wharf

On 18 January 2012, the Group announced it had
acquired full control of the Wood Wharf joint venture
and had entered into a new overriding 250 year lease of
the site.

The Group secured 100.0% ownership of Wood Wharf
by combining its original 25.0% effective interest with
the 75.0% interests acquired from its joint venture
partners, BWB and Ballymore. It also agreed the
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Business Review continued

restructuring of BWB’s ongoing participation as
freeholder of Wood Wharf. As a result, the 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 existing Estate. In May 2009, the
current master plan received planning consent for
4.6m sq ft net. This consent, which was renewed in 2012
and represents an area aimost one third of the size of the
Estate, currently comprises approximately 1.25m sq ft of
residential, 3.1m sq ft of offices, 0.2m sq ft of retail and a
0.2m sq ft hotel. Detailed consent was granted on the 3
office buildings closest to the Estate totalling 1.5m sq ft
net in July 2009. Having secured full control of the
scheme the best uses for the site are being reviewed,
potentially altering the mix of uses in favour of residential,
reducing the size of individual office buildings to appeal to
new target sectors and to integrate and connect this new
district to the existing Estate.

The acquisition of Ballymore’s interest was completed
in December 2011, for a consideration of £38.0m. The
consideration for the subsequent acquisition of BWB'’s
50.0% interest in Wood Wharf in January 2012 was
£52.4m together with a restructured 250 year lease that
will see an annual ground rental payment to BWB
increasing to £6.0m by 2016. For the remainder of the
lease, this ground rent will be subject to upwards only
reviews linked to the passing rent achieved on the office
buildings and the ground rents paid by purchasers of
the residential apartments built in the scheme. The
£52.4m payment comprises an upfront payment of
£4.4m and a series of 4 annual payments up to and
including 2015.

Other development sites

One Park Place benefits from planning consent for
approximately 950,000 sq ft of development but the
Group plans to submit a new application for a revised
scheme of approximately 650,000 sq ft in the near future.

Heron Quays West has consent for an office scheme of
over 1.3m sq ft. However, a number of alternative
development options, both for office and also mixed
office and residential use, are being considered.

Consent has been granted on the adjacent
Newfoundland site for 230,000 sq ft of hotel and
serviced apartments. An alternative all residential
concept is currently being pursued.
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The remaining development site at North Quay has
planning consent for almost 2.4m sq ft.

In summary, the total development capacity at each of
the Group’s development sites is as follows:

NIA
m sq ft
Based on existing planning permissions:

— North Quay 2.39
— Heron Quays West 1.33
— Newfoundland 0.23
— Crossrail retail 0.10
— One Park Place (proposed development) 0.65
— Wood Wharf 4.60
9.30
Sold to J.P. Morgan: -

— Riverside South (the Group acting as
development and construction manager) 1.90

The site at Riverside South was acquired by J.P. Morgan
in November 2008 and the Group was appointed to act
as development and construction manager under a
contract with a term to October 2016. The contract
includes a right of first offer in the event J.P. Morgan
decides to sell the site. J.P. Morgan has instructed the
Group to proceed with the next phase of infrastructure
works and these have now commenced on site with
completion targeted for the last quarter of 2013.

The Group has received £76.0m as an advance of
developer’s profit in conjunction with the development.
This sum will be set against the Group’s entitlement to
future profits if J.P. Morgan proceeds with full
construction.

20 Fenchurch Street

In 2010, the Group and Land Securities formed
20 FSLP, a 50:50 joint venture to develop 20 Fenchurch
Street in the City. The existing property, which was
acquired as a cleared site with some ancillary
neighbouring holdings, was sold by Land Securities
to the partnership for a consideration of £90.2m, in
line with the March 2010 valuation. After syndication,
the Group has retained a 15.0% equity interest in
this project.



Planning consent for a 37 storey building was granted in
October 2009. The building will provide approximately
690,000 sq ft of world class space in floor plate sizes of
14,000 sq ft to 28,000 sq ft, with a sky garden on the
top 3 floors. Construction commenced on site in
January 2011 and is progressing on schedule and
within budget. The building is expected to be topped
out by the end of 2012 with completion expected in
April 2014.

Canary Wharf Contractors Limited, a wholly owned
subsidiary of the Group, was appointed as sole
construction manager. Land Securities and the Group
were appointed as joint development managers and
both are responsible for leasing, with Land Securities
taking the lead.

Approximately 23.7% of the building is either let or
under offer. In June 2012, the joint venture announced
the first letting in the building for 51,000 sq ft on levels
26 and 27 to Markel at a rent of £65.00 psf.
Subsequently, in September 2012, Kiln Group Limited
leased 78,000 sq ft. The joint venture is also in advanced
negotiations with other potential occupiers of the
building.

Shell Centre

In July 2011, the Group and Qatari Diar concluded an
agreement to redevelop the Shell Centre. The Group
and Qatari Diar have entered into a 50:50 joint venture
and have committed to contributing £150.0m each to
the joint venture to secure the 5.25 acre site on a 999
year lease. The Group’s contribution is being met from
existing corporate resources. The aggregate £300.0m
payment for the site is conditional on planning
permission being received for the project within 3 years.
The Group will act as construction manager for the
project and will also be joint development manager with
Qatari Diar. The joint development manager fees
generated from the transaction are being apportioned
between the parties.

The development will be mixed use, comprising office,
residential and retail space. The existing 27 storey tower
in the middle of the Shell Centre will be preserved and
retained by Shell. Shell will also take a 210,000 sq ft
prelet of one of the 2 new office buildings to be
constructed on the site.

Discussions have commenced with the local planning
authority and relevant stakeholders to establish planning
constraints, detailed designs and a timetable for
construction of a project which will regenerate an
important section of the South Bank in central London.
The joint venture parties anticipate submitting a planning
application by the end of 2012.

Valuations

The net assets of the Group, as stated in its Consolidated
Balance Sheet as at 30 June 2012, were £2,457.0m. In
arriving at this total:

(i) properties held as investments were carried at
£4,639.0m, which represents the market value of
those properties of £4,734.0m at that date as
determined by the Group’s external valuers, CBRE,
Savills or Cushman, less an adjustment of £95.0m
for tenant incentives;

(i) the property under construction was carried at
£87.3m, representing its cost to the Group; and

(i) properties held for development were carried at
£361.4m, representing their cost to the Group.

At 30 June 2012, the yields applied in deriving the
market valuation of the investment properties can be
summarised as:

30 June 31 December
2012 2011
% %
Office portfolio:
Weighted average
initial yield 5.1 5.1
Weighted average
equivalent yield 5.5 54
Retail portfolio:
Weighted average
initial yield 5.0 5.1
Weighted average
equivalent yield 5.2 5.2
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Business Review continued

The retail portfolio again performed strongly with market
value increasing by 4.3%. The market value of the office
portfolio increased by 0.1% over the period. The
benchmark initial yield for rack rented office properties
remained at 5.35%.

Taking office and retail together, the market value of the
investment portfolio increased by £33.5m or 0.7% in the
first half of 2012. After allowing for additions and
adjustments in respect of tenant incentives, the carrying
value of the investment portfolio increased by £38.8m
or 0.8%.

The valuers have also provided their opinions of the
market value for sites held for development. During the
period the Group achieved full ownership of Wood
Wharf which has now been transferred from Investments
to Development properties (see Business Review —
Wood Wharf). 25 Churchill Place, which was previously
classified as a Development property, was transferred to
Property under construction on commencement of shell
and core works (see Business Review — 25 Churchill
Place). The other development sites, owned throughout
the period, comprised North Quay, Heron Quays West,
Newfoundland, Crossrail retail and One Park Place.
These sites were valued in aggregate at £413.5m at
30 June 2012.

25 Churchill Place was valued at £96.0m in comparison
with  £80.0m at 31 December 2011, reflecting
construction progress over the 6 months.
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The market value of certain of the development sites
was below the carrying value of these sites. In assessing
the requirement for an impairment provision the directors
have had regard to the net realisable value of the sites
as supplied by the external valuers. On this basis the
Board has concluded that no provision for impairment is
required as at 30 June 2012.

The market value of the entire property portfolio after
adjusting for the acquisition of Wood Wharf and other
additions, increased by £94.7m or 1.8%. This increase
in value was driven by the factors stated previously.

The valuations at 30 June 2012 are based on
assumptions which include future rental income,
anticipated void costs, the appropriate discount rate or
yield and, in the case of development properties, the
estimated costs of completion. In addition the valuations
allow for letting, disposal, marketing and financing
costs. The valuers also make reference to market
evidence of transaction prices for similar properties on
the Estate. In valuing the sites held for development and
property under construction, the valuers have allowed
for estimated costs to complete, including an allowance
for fit out and developer’s profit.



As previously disclosed, a number of properties are subject to leases back to the Group. These have been taken
into account in the valuations summarised in the table below, which shows the carrying value of the Group’s
properties for accounts purposes in comparison with the supplementary valuations provided by the external valuers.

Note
Retained portfolio:
Investment properties (i)
Property under
construction (ii)
Properties held for
development (i)
Sold property:
Property under
construction at
Riverside South (iii)

Note:

30 June 2012 31 December 2011 30 June 2011
Market Market Market
value in value in value in
Carrying existing Carrying existing Carrying existing
value state value state value state
£m £m £m £m £m £m
4,639.0 4,734.0 4,590.9 4,700.5 4,601.7 4,726.5
87.3 96.0 - - - -
361.4 413.5 303.2 293.5 302.3 280.0
5,087.7 5,243.5 4,894 1 4,994.0 4,904.0 5,006.5
67.1 134.9 75.6 133.7 76.0 131.7
5,154.8 5,378.4 4,969.7 5127.7 4,980.0 5,138.2

(i) The carrying value of investment properties represents market value less an adjustment for UITF 28. The UITF 28 adjustment
attributable to investment properties at 30 June 2012 was £95.0m (31 December 2011 — £109.6m, 30 June 2011 — £124.8m). Market

value in existing state is shown prior to this adjustment.

(i) Properties held for development at 31 December 2011 and 30 June 2011 included 25 Churchill Place which has been reclassified as
Property under construction following commencement of shell and core works in February 2012.

(i) The carrying value in the balance sheet at 30 June 2012 is stated net of £61.1m transferred to cost of sales (31 December 2011 —
£61.0m, 30 June 2011 — £58.2m) and £6.0m transferred to payments on account (31 December 2011 — £14.6m, 30 June 2011 —
£17.8m). Market value in existing state includes the present value of the minimum developer’s profit which will be generated from the
development of the Riverside South site assuming J.P. Morgan does not proceed with full build out and excludes the profit already
recognised in the profit and loss account on the disposal of the site in 2008.
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Business Review continued

Operating Results

The following review of the Group’s operating results
relates to the 6 months ended 30 June 2012. The
comparatives relate to the 6 months ended 30 June
2011.

Turnover of the Group is generated primarily by the
rents and service charges earned from its property
interests on the Estate, together with the recognition of
amounts in respect of work performed under long term
contracts and fees earned from construction and
development management agreements.

Turnover for the 6 months ended 30 June 2012 was
£164.4m, against £158.8m for the 6 months ended
30 June 2011. Of this amount, recognised rental income
was £115.7m for 2012 compared with £109.2m for
2011. The impact of UITF 28 was to reduce rental
income by £14.6m in the 6 months ended 30 June
2012 (6 months ended 30 June 2011 - £15.4m).
Excluding the impact of UITF 28, rental income
increased from £124.6m to £130.3m, an increase of
£5.7m partly attributable to the expiry of rent free
periods and partly as a result of increased retail rents.

Service charge income increased from £38.8m to
£40.1m and miscellaneous income, including insurance
rents, the provision of tenant specific services outside
the standard service charge and fees recognised on the
provision of development and construction management
services, increased from £8.2m to £8.5m over
the period.

In the 6 months ended 30 June 2011, turnover and cost
of sales included £2.6m in respect of the long term
contract for Riverside South in comparison with £0.1m
for the first half of 2012. No profit has been recognised
on this long term 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 and property
management costs, movements on provisions for
certain lease commitments, as well as costs allocated
to cost of sales on construction contracts. Property
management costs were £46.3m in comparison with
£48.8m for the 6 months ended 30 June 2011. Taking
into account service charge and miscellaneous property
income totalling £47.5m for the 6 months ended
30 June 2012 (6 months ended 30 June 2011 -
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£45.6m), a surplus on property management of £1.2m
was recorded (6 months ended 30 June 2011 — deficit
of £3.2m).

An increase in provisions of £0.4m before any
adjustment for discounting was recognised in the
6 months ended 30 June 2012 relating to certain rent
support commitments and other obligations. This
compared with an increase of £1.6m in the 6 months
ended 30 June 2011. Cost of sales for the 6 months
ended 30 June 2012 also included £1.4m of ground
rent payable in relation to Wood Wharf.

For the 6 months ended 30 June 2012, gross profit (net
property income) was £116.2m, an increase of £10.4m
in comparison with the 6 months ended 30 June 2011.
This increase was mainly attributable to the increase in
rental income after adjusting for UITF 28 of £6.5m and
the reduction in service charge voids of £4.4m.

Administrative expenses for the 6 months ended
30 June 2012 were £13.4m in comparison with £14.4m
for the 6 months ended 30 June 2011. This reduction
was primarily attributable to the accounting costs
recognised in 2011 in connection with an allocation of
shares which vested in June 2011.

Including other operating income of £0.7m for the 6
months ended 30 June 2012 (6 months ended 30 June
2011 - £0.9m), operating profit for the period was
£108.5m, in comparison with £92.3m for the 6 months
ended 30 June 2011. The increase in operating profit of
£11.2m was largely attributable to the factors impacting
on gross profit detailed above.

Net interest payable for the 6 months ended 30 June
2012 excluding exceptional items was £100.7m,
against £102.3m for the 6 months ended 30 June 2011.
Interest payable for the 6 months ended 30 June 2012
is stated net of £2.4m which has been capitalised and
transferred to the property under construction within
fixed assets in accordance with FRS 15. This amount is
the finance charge relating to the Group’s general
borrowings which are deemed to have been utilised in
financing the costs incurred on building the property
under construction. Prior to this allocation, the small
increase in net interest payable was attributable to the
£92.3m loan facility secured against 50 Bank Street
which was drawn down in June 2011, partly offset by
scheduled amortisation of loans.



In April 2009, the Group repurchased an aggregate
principal amount of £119.7m of certain securitisation
Notes. These Notes remain in issue and continue to be
fully hedged in accordance with the terms of the
securitisation. However, from the perspective of the
consolidated accounts the hedges relating to the
repurchased Notes are deemed to be uneconomic and
are therefore carried at fair value. The gain associated
with the movement in the mark to market of the hedges
in the 6 months ended 30 June 2012 of £0.4m
(6 months ended 30 June 2011 — £1.8m) has been
treated as an exceptional item (Note 2).

The profit on ordinary activities after interest for the
6 months ended 30 June 2012 was £3.2m in
comparison with a loss of £8.2m for the 6 months
ended 30 June 2011. Excluding the exceptional item,
profit on ordinary activities after interest for the 6 months
ended 30 June 2012 was £2.8m in comparison with the
loss of £10.0m for the 6 months ended 30 June 2011.
The improvement in profit on ordinary activities was
largely attributable to the increase in rental income, the
reduction in administrative expenses and the factors
disclosed above.

Tax for the 6 months ended 30 June 2012 comprised a
deferred tax charge of £0.5m and a corporation tax
credit of £3.2m which has been calculated by reference
to the anticipated effective tax rate for the year to
31 December 2012. During the 6 months ended
30 June 2011, the Group recognised a deferred tax
credit of £33.7m and a corporation tax charge of £5.6m.
The deferred tax release in the previous period was
attributable to the expiry of the period in which EZAs
could potentially have been clawed back on certain
properties on the Estate.

The profit for the financial period after tax for the 6
months ended 30 June 2012 was £5.9m in comparison
with a profit after tax of £19.9m for the 6 months ended
30 June 2011.

The basic and diluted earnings per share for the 6
months ended 30 June 2012 was 0.9p (6 months
ended 30 June 2011 — earnings of 3.1p) (Note 4).

Excluding the exceptional item, the adjusted earning
per share was unchanged at 0.9p, calculated by
reference to the profit after tax excluding the movement
in the mark to market of the deemed uneconomic
hedges. This compares with earnings per share of 2.8p

calculated on the same basis for the 6 months ended
30 June 2011.

Tax

If the Group was to dispose of its property portfolio at
the market value disclosed in this Business Review, a
tax liability of £130.5m would arise (31 December 2011
—£96.5m). This liability is stated after taking into account
the tax liabilities relating to deferred accounting profits
on properties under construction held for sale and, in
the prior year, the benefit of tax loss balances brought
forward and the remaining capital allowances which
would be crystallised as a balancing allowance. This
amount includes tax on trading profits and net
chargeable gains that would arise on the sale of
properties held for development, including land
interests. This contingent tax liability is included in
calculating adjusted NNNAV.

Balance Sheet and Key Performance Indicators

On the basis of the Group’s statutory balance sheet,
which does not reflect any revaluation of properties held
for development or under construction, net assets at
30 June 2012 were £2,457.0m in comparison with
£2,437.9m at 31 December 2011. The increase in net
assets of £19.1m, or 0.8%, was primarily attributable to
the revaluation surplus on investment properties of
£38.8m and the profit after tax for the 6 months of
£5.9m and is stated after the dividend of £25.6m paid in
April 2012.

The Group’s main objective is to maximise net assets
through managing its property investment and
development activities, although the Group is impacted
by movements in the wider property market. The Board
considers that the most appropriate indicator of the
Group’s performance is the movement in adjusted NAV
per share. This measure serves to capture the Board’s
judgements concerning, inter alia, letting strategy,
redevelopment and financial structure.

Adjusted NAV takes into account the valuation of
properties under construction and properties held for
development which are held in the balance sheet at
cost. It also adds back the provision for deferred tax
required by accounting standards but which, in the
judgement of the Board, is for the most part unlikely to
crystallise.
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Business Review continued

Adjusted NAV per share at 30 June 2012 is set out in the table below which, for comparison purposes, also includes
adjusted NNNAV per share.

Restated™
30June 31 December
2012 2011
Note £m £m
Net assets per consolidated balance sheet 2,457.0 2,437.9
Add back:
— deferred tax 12.0 11.5
— provision for uneconomic hedge (i) 45.2 45.6
Net assets prior to deferred tax 2,514.2 2,495.0
Revaluation of property portfolio:
— properties held for development (ii) 52.1 9.7)
— property under construction (i) 8.7 -
— properties under construction held for sale (iii) 67.8 58.1
Group’s share of revaluation of associate’s property under construction (iv) 8.7 7.6
Adjusted NAV 2,651.5 2,551.0
Fair value adjustments in respect of financial assets and liabilities less tax
thereon (V) (381.7) (322.1)
Contingent tax on property disposals (vi) (130.5) (96.5)
Undiscounted deferred tax (vii) (11.6) (11.1)
Uneconomic hedge (i) (45.2) (45.6)
Adjusted NNNAV 2,082.5 2,075.7
Adjusted net assets per share (viii) £4.15 £3.99
Adjusted NNNAV per share (viii) £3.26 £3.25
Note:

(i) Adjusted NAV is calculated after adding back the provision in respect of uneconomic hedges (Note 11) of £45.2m (31 December
2011 — £45.6m). These hedges relate to certain Notes which were repurchased by the Group in 2009 but remain in issue and
continue to be fully hedged by the issuing subsidiary and are deemed to be uneconomic. As the Board does not consider this to be
a liability of the Group that will crystallise, for the purposes of calculating adjusted NAV the adjustment for the uneconomic hedge
provision has been added back. In calculating adjusted NNNAV per share, the full provision in respect of uneconomic hedges has
been deducted.

(i) Revalued to market value in existing state.
(iii) Deferred profit on construction of Riverside South (refer to Business Review — Valuations).

(iv) Adjusted NAV and adjusted NNNAV have now been calculated including the Group’s share of the revaluation surplus recognised in
its associates and joint ventures. Prior to this restatement, adjusted NAV per share at 31 December 2011 was £3.98 and adjusted
NNNAV per share was £3.24.

(v) Refer to Note 10(10).

(vi) Refer to Business Review — Tax.
(vii) Refer to Note 3.
(

viii) Calculated by reference to the closing number of shares in issue of 639.0m at each balance sheet date. There were no dilutive
instruments at either date.
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Adjusted NAV per share increased by 16p from £3.99 at 31 December 2011 to £4.15 at 30 June 2012, an increase
of 4.0%, primarily as a result of the revaluation of the Group’s property portfolio, the profit after tax for the period
and net of the £25.6m dividend payment in April 2012.

In arriving at the adjusted NAV per share, the deferred tax provision recognised in accordance with FRS 19 has been
added back. In calculating the NNNAV per share, however, the full undiscounted liability has been deducted along
with the contingent tax payable on disposal of properties at their revalued amount. NNNAV per share also factors in

the fair value of financial assets and liabilities.

Borrowings

At 30 June 2012, net debt (after cash in hand and cash collateral) stood at £2,447.1m, up from £2,380.2m at

31 December 2011, and comprised:

Securitised debt

Loans

Wood Wharf loan notes

Total borrowings

Less:

— cash collateral for borrowings
— cash collateral for construction
— other cash collateral

Less: cash deposits
Net debt

In December 2011, the Group entered into a £190.0m
development loan facility to fund construction of a new
building at 25 Churchill Place. The facility carries interest
at 3 month LIBOR plus a margin of 300 bps until rent
commencement, following which the margin may drop
to 250 bps, or to 225 bps, subject to satisfaction of
certain interest cover tests. The loan is also subject to a
maximum LTV covenant of 65.0% and is repayable in
December 2016. Finance costs incurred on this loan
during the construction of the building, comprising
interest payable and fees, will be capitalised and
included as part of the cost of construction. First
drawings under the facility are anticipated prior to the
year end.

The Group’s borrowings are secured against designated
property interests, and are subject to lending covenants
that include maximum LTV ratios and minimum ICRs as

30 June 31 December

2012 2011

£m £m
2,335.8 2,365.0
1,005.5 1,003.7
76.0 -
3,417.3 3,368.7
(141.3) (116.7)
(2.3) (3.9
(14.9) (14.4)
3,258.8 3,233.7
(811.7) (853.5)
2,4471 2,380.2

outlined in the Loan Covenants section of this Business
Review. For all of its loans the Group was in compliance
with its lending covenants at 30 June 2012 and
throughout the period then ended.

Borrowings increased from £3,368.7m to £3,417.3m
primarily as a result of the issue of loan notes in
connection with the acquisition of Wood Wharf. The
reduction in cash and term deposits from £988.5m to
£970.2m is primarily attributable to construction and
development expenditure and the investment in
associates and joint ventures, including the acquisition
of BWB’s 50.0% interest in Wood Wharf, together with
the interim dividend of £25.6m paid in April 2012.

The weighted average maturity of the Group’s
borrowings at 30 June 2012 was 13.4 vyears
(81 December 2011 — 13.9 years).
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Business Review continued

At 30 June 2012, the fair value adjustment in respect of
the Group’s financial assets and liabilities (excluding
debtors and creditors falling due within one year)
calculated in accordance with FRS 13 was an
unrecognised  liability of £502.3m before tax
(81 December 2011 — £435.3m).

The Group’s weighted average cost of debt at 30 June
2012 was 6.2% including credit wraps (31 December
2011 - 6.2%). The Group borrows at both fixed and
floating rates and uses interest rate swaps 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 facilities are fixed after taking account of
interest rate hedging and cash deposits held as cash
collateral.

Loan Covenants

The Group’s loan facilities are subject to financial
covenants which include maximum LTV ratios and
minimum ICRs. The key covenants for each of the
Group’s drawn facilities are as follows:

(i) CWEF Il securitisation, encompassing 7 investment
properties representing 66.3% of the investment
property portfolio by value. The principal amount
outstanding at 30 June 2012 was £2,375.7m or
£2,256.0m excluding the repurchased Notes.

Maximum LMCTV ratio of 100.0%. Based on the
valuations at 30 June 2012, the LMCTV ratio at the
interest payment date in July 2012 would have been
71.9%.

The securitisation has no minimum ICR covenant.
The Group has the ability to remedy a breach of
covenant by depositing eligible investments
(including cash). The final maturity date of the
securitisation is 2035, subject to earlier amortisation
on certain classes of Notes.

(i) Loan of £555.2m secured against One Churchill
Place, representing 15.3% of the investment
property portfolio by value.

This facility is not subject to any LTV or ICR
covenants and has a maturity of 2034, subject to
amortisation over the term.
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(i) Loan of £8350.0m secured against the principal retail
and infrastructure parking properties of the Group,
representing 15.3% of the investment property
portfolio by value.

Maximum LTV ratio of 70.0%. Based on the
valuations at 30 June 2012 the LTV was 48.7%.

The ICR covenant is 120.0% and the covenant was
satisfied throughout the period. The Group has the
ability to remedy any potential breach of covenant
by depositing cash.

(iv) Loan of £92.3m secured against 50 Bank Street
representing 3.1% of the investment property by
value.

Maximum LTV ratio of 75%, for the first 3 years of
loan, reducing to 72.5% thereafter. Based on the
valuations at 30 June 2012 the LTV was 62.6%.

The minimum ICR covenant is 150.0%. The
covenant was satisfied throughout the year. The
facility repayment date is 7 June 2016.

Cash Flow

The net cash inflow from operating activities for the 6
months ended 30 June 2012 was £164.1m in
comparison with an inflow of £113.4m for the 6 months
ended 30 June 2011. The increase of £50.7m was
partly attributable to the £11.2m increase in operating
profit and the balance attributable to changes in working
capital.

Returns on investments and servicing of finance resulted
in an outflow of £101.5m for the 6 months ended
30 June 2012 compared with £105.0m for the 6 months
ended 30 June 2011.

Capital expenditure and financial investment for the 6
months ended 30 June 2012 resulted in a cash outflow
of £569.0m, compared with £34.5m for the 6 months
ended 30 June 2011. The 6 months ended 30 June
2012 included £31.0m (6 months ended 30 June 2011
— £30.9m) of development expenditure. Funding of the
Group’s equity investment in and loans to associated
and joint venture undertakings totalled £7.1m including
the payments made to secure 100.0% ownership of
Wood Wharf, whereas the 6 months ended 30 June
2011 was limited to loans to associated and joint
venture undertakings of £3.6m.



The financing cash outflow for the 6 months ended
30 June 2012 was £1.6m compared with an inflow of
£59.3m for the 6 months ended 30 June 2011. The 6
months ended 30 June 2011 included proceeds of
£92.3m drawn down under the loan facility secured
against 50 Bank Street.

Principal Risks and Uncertainties

The key risks and uncertainties identified by the Group
continue to include the cyclical nature of the property
market, financing risk, concentration risk and policy and
planning risk.

For further details relating to these risks and uncertainties
and the way in which the Group manages such matters,
refer to Principal Risks and Uncertainties and Treasury
Objectives in the Business Review section of the 2011
Report and Financial Statements of the Company.
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Unaudited Consolidated Profit and Loss Account
for the six months ended 30 June 2012

Audited

Year ended
31 December
2011

£m

323.0
(108.5)

214.5
(42.0)
7.6

180.1
0.2)
7.9

(213.8)
©0.1)

(25.5)
(239.4)
(51.6)
74.2
22.6
3.5p

Unaudited Unaudited
Six months Six months
ended ended
30 June 2012 30 June 2011
Note £m £m
Turnover 164.4 158.8
Cost of sales (48.2) (563.0)
Gross profit 116.2 105.8
Administrative expenses (13.4) (14.4)
Other operating income 0.7 0.9
Operating profit 103.5 92.3
Share of associates’ operating losses - =
Interest receivable 2 4.0 3.5
Interest payable before exceptional items: 2
— Group (104.7) (105.7)
— associates = ©.1)
Exceptional item:
— movement in uneconomic hedge provision 2 0.4 1.8
(104.3) (104.0)
Profit/(loss) on ordinary activities before tax 3.2 8.2)
Tax 3 2.7 28.1
Profit for the financial period after tax 12 5.9 19.9
Basic and diluted earnings per share 4 0.9p 3.1p

The above results relate to the continuing activities of the Group and its share of associated and joint venture

undertakings.

The Notes numbered 1 to 15 form an integral part of this Interim Report.

The interim results for the 6 months ended 30 June 2012 were approved by the Board on 13 September 2012.
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Unaudited Consolidated Statement of Total Recognised
Gains and LOSSES for the six months ended 30 June 2012

Audited

Year ended
31 December
2011

£m

22.9
0.3)

72.3
0.1

95.0

Profit for the financial period after tax:
- Group
— share of losses of associates

Unrealised movements on revaluation of investment

properties
Reserves movement for share allocation

Total recognised gains and losses relating to

the period

The Notes numbered 1 to 15 form an integral part of this Interim Report.
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Note

Unaudited Unaudited
Six months Six months
ended ended

30 June 2012 30 June 2011
£m £m

5.9 20.0
= ©.1)

38.8 954

- 0.1

44.7 1154
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Unaudited Consolidated Balance Sheet

at 30 June 2012
Audited Unaudited Unaudited
31 December 30 June 30 June
2011 2012 2011
£m Note £m £m
Fixed assets
4,590.9 Investment properties 5 4,639.0 4,601.7
303.2 Properties held for development 5 361.4 302.3
- Properties under construction 5 87.3 -
0.5 Other tangible fixed assets 0.5 0.8
120.8 Investments 6 63.7 56.9
5,015.4 5,151.9 4,961.7
Current assets
109.6 Debtors: due in more than one year 7 95.0 124.8
47.7 Debtors: due within one year 7 35.8 100.1
988.5 Cash at bank and in hand 8 970.2 1,125.6
1,145.8 1,101.0 1,350.5
(894.4) Creditors: Amounts falling due within one year 9 (419.7) (891.5)
751.4 Net current assets 681.3 959.0
5,766.8 Total assets less current liabilities 5,833.2 5,920.7
Creditors: Amounts falling due after more than
(8,262.4) one year 10 (3,310.3) (8,336.7)
(66.5) Provisions for liabilities 11 (65.9) (80.7)
2,437.9 Net assets 2,457.0 2,503.3
Capital and reserves
6.4 Called up share capital 6.4 6.4
Reserves:
146.2 — share premium 12 146.2 146.2
2,220.3 — revaluation reserve 12 2,259.1 2,243.4
0.7 — capital redemption reserve 12 0.7 0.7
264.8 — special reserve 12 264.8 264.8
(200.5) — profit and loss account 12 (220.2) (158.2)
2,437.9 Shareholders’ funds 13 2,457.0 2,503.3

The Notes numbered 1 to 15 form an integral part of this Interim Report.
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Unaudited Consolidated Cash Flow Statement

for the six months ended 30 June 2012

Audited

Year ended
31 December
2011

£m

258.5

180.1
0.5
25.4
14.3
(3.2)
1.8
28
30.6
11.4
4.7)

258.5

Note

Net cash inflow from operating activities

Returns on investments and servicing of finance
Tax

Capital expenditure and financial investment
Equity dividends paid

Cash outflow before management of liquid
resources and financing

Management of liquid resources

Financing

(Decrease)/increase in cash in the period 8

Reconciliation of operating profit to operating
cash flows

Operating profit

Depreciation charges
(Increase)/decrease in debtors
Increase in creditors

Expenditure charged to provisions
Movements in provisions

Accrued share option costs
Amortisation of lease incentives
Long term contract proceeds
Long term contract costs

Net cash inflow

The Notes numbered 1 to 15 form an integral part of this Interim Report.
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Unaudited Unaudited
Six months Six months
ended ended

30 June 2012 30 June 2011
£m £m

164.1 113.4
(101.5) (105.0)
5.3 -
(59.0) (34.5)
(25.6) =
(180.8) (139.5)
(16.7) (26.1)
(23.5) 27.9
(1.6) 59.3

(41.8) 61.1
103.5 92.3

- 0.2

(2.8) (80.5)

48.3 28.5
(1.5) (1.8)

0.4 1.6

0.8 2.5

14.6 156.4

1.1 7.5

(0.3) 2.3)
164.1 1134
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Unaudited Consolidated Cash Flow Statement continued

for the six months ended 30 June 2012

Audited Unaudited Unaudited

Year ended Six months Six months
31 December ended ended
2011 30 June 2012 30 June 2011

£m £m £m

Returns on investments and servicing of finance

7.2 Interest received 3.5 3.2
(210.4) Interest paid (105.0) (106.7)
0.2) Interest element of finance lease rentals - (0.1)
(4.9) Financing expenses = (1.4)
(208.3) Net cash outflow (101.5) (105.0)
Capital expenditure and financial investment
(22.7) Additions to properties (31.0) (30.9)
- Acquisition of property interests (20.9) -
(7.3) Acquisition of shares in parent company (0.1) -
(60.9) Investment and loans to associated undertakings (7.0) (8.6)
(90.9) Net cash outflow (59.0) (34.5)
Financing
(8.5) Repayment of secured debt (4.4) 4.2)
(57.5) Repayment of securitised debt (28.8) (28.8)
- Wood Wharf loan notes 32.6 -
(42.4) Repayment of finance lease = =
92.3 Drawdown of secured loan - 92.3
- Payment of Wood Wharf deferred consideration (1.0) -
(16.1) Net cash (outflow)/inflow (1.6) 59.3

The above cash flows relate to the continuing activities of the Group.
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Notes to the Interim Report

for the six months ended 30 June 2012

Basis of Preparation

This Interim Report has been prepared having regard to the guidance in the non mandatory statement issued
by the Accounting Standards Board Half Yearly Financial Reports, on a going concern basis and on the basis
of the accounting policies set out in the Group’s financial statements for the year ended 31 December 2011,
which were prepared in accordance with UK GAAP, and which the Group intends to use in preparing the next
annual financial statements. Having made the requisite enquiries, the Board has a reasonable expectation that
the Group has adequate resources to continue its operations for the foreseeable future. Accordingly they

continue to adopt the going concern basis in preparing the Interim Report for the 6 months ended 30 June
2012.

The financial information relating to the 6 months ended 30 June 2012 has been reviewed but is unaudited and
was approved by the Board on 13 September 2012.

The information for the year ended 31 December 2011 does not constitute statutory accounts as defined in
Section 434 of the Companies Act 2006. A copy of the statutory accounts for that year has been delivered to
the Registrar of Companies. The auditors’ report on those accounts was not qualified and did not contain a
reference to any matters to which the auditors drew attention by way of emphasis without qualifying the report

and did not contain statements under Section 498(2) or (3) of the Companies Act 2006.

2012 Interim Report

2 Interest
Audited Unaudited Unaudited
Year ended Six months Six months
31 December ended ended
2011 30 June 2012 30 June 2011
£m £m £m
7.9 Interest receivable and similar income 4.0 815
Payable:
(149.7) Notes and debentures (72.9) (75.1)
(63.1) Bank loans and overdrafts (34.2) (80.5)
(1.0) Finance lease charges - 0.1)
0.1) Share of associates - 0.1)
(213.9) Total interest payable (107.1) (105.8)
Less: interest at 6.2% transferred to the property under
- construction 24 -
(213.9) Interest payable before exceptional items (104.7) (105.8)
Exceptional items:
(25.5) — movement in uneconomic hedge provision (Note 11) 0.4 1.8
(25.5) 0.4 1.8
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Notes to the Interim Report continued

for the six months ended 30 June 2012

26

Financing costs relating to the inception of the Group’s debt are deferred and amortised over the term of the
debt at a constant rate based on the carrying amount of the debt in accordance with FRS 4. For construction
loans, the resulting charge is taken to the cost of the building against which the loan is secured when the
building is under construction. On other loans the resulting charge is taken to the profit and loss account. In
addition, any premium on issue of debt is deferred and amortised over the term of that debt.

At 30 June 2012, the mark to market adjustment for the hedges associated with the Notes acquired by a Group
company in 2009 and deemed to be uneconomic was £45.2m, resulting in a reduction in provision of £0.4m
(year ended 31 December 2011 increase — £25.5m, 6 months ended 30 June 2011 reduction — £1.8m) which
has been taken to the Consolidated Profit and Loss Account and treated as an exceptional item.

This item has resulted in an increase in the deferred tax provision of £0.1m after discounting (6 months ended
30 June 2011 — £0.5m).

The amount transferred to properties under construction comprises £2.4m attributable to the cost of funds
forming part of the Group’s general borrowings which were utilised in financing the cost of building the property
under construction.

Tax
Audited Unaudited Unaudited
Year ended Six months Six months
31 December ended ended
2011 30 June 2012 30 June 2011
£m £m £m
Current tax:
0.1) UK corporation tax 3.2 (5.6)
Deferred tax:
78.4 Origination and reversal of timing differences (0.5) 33.9
4.1) Net effect of discount - 0.2
74.3 Total deferred tax (0.5) 33.7
74.2 Total tax on profit/(loss) on ordinary activities 2.7 28.1
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Unaudited Audited
30 June 31 December

2012 2011
£m £m
Deferred tax:

Accelerated capital allowances claimed 3.7 3.6
Uneconomic hedge provision 111 11.6
Other timing differences (26.4) (26.9)
Undiscounted deferred tax liability (11.6) (11.1)
Discount (0.4) (0.4)
Discounted deferred tax liability (12.0) (11.5)
Unaudited Audited
Six months Year ended
ended 31 December
30 June 2012 2011
£m £m
At start of period (11.5) (85.8)

Deferred tax release/(charge) in the profit and loss account for
the period (0.5) 74.3
At end of period (12.0) (11.5)

The net deferred tax position is stated on a discounted basis. The reduction in the deferred tax provision during
the period ended 30 June 2011 was primarily attributable to the expiry of the period during which a potential
clawback of EZAs on certain properties could have occurred.

In accordance with FRS 19, no provision has been made for deferred tax on gains relating to properties which
are revalued in the balance sheet to their market values. If the Group’s investment properties had been sold at
the balance sheet date at the amounts stated in Note 5, the amount of tax payable, over and above that already
provided for by the Group, would have been £92.3m (31 December 2011 — £89.5m).

The standard rate of corporation tax payable by the Group reduced from 26.0% to 24.0% with effect from
1 April 2012. Deferred tax has been provided by reference to a corporation tax rate of 24.0% as this was the
rate enacted at the balance sheet date.

The Government has announced that it intends to enact future reductions in the main corporation tax rate down
t0 23.0% at 1 April 2013 and 22.0% at 1 April 2014. The substantive enactment of the 1% reduction to 23.0%
was effected in July 2012 and will serve to reduce the deferred tax liability by £0.1m. It is anticipated that the
future rate reduction from 23.0% to 22.0% yet to be substantively enacted will serve to reduce the deferred tax
liability of the Group by a further £0.1m. However, the actual impact will be dependent on the deferred tax
position at that time.
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Notes to the Interim Report continued

for the six months ended 30 June 2012
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Basic and Diluted Earnings per Share

Basic and diluted earnings per share are calculated by reference to the profit for the financial period after tax
attributable to ordinary shareholders of £5.9m (year ended 31 December 2011 — £22.6m, 6 months ended
30 June 2011 — £19.9m) and on the weighted average of 639.0m shares in issue for each period.

There were no outstanding dilutive instruments at 30 June 2012 or either of the comparative period ends.

Investment Properties, Property under Construction, Properties held for Development and
Presold Property under Construction

Properties held as tangible fixed assets: )
Investment Property under Properties held

properties construction  for development
£m £m £m

1 January 2012 (pre adjustment for UITF 28) 4,700.5 - 303.2
Adjustment for UITF 28 (109.6) - -
1 January 2012 4,590.9 - 303.2
Additions 9.3 14.8 4.1)
Capitalised interest - 2.4 -
Transfer of 25 Churchill Place - 7041 (70.1)
Transfer from investments on the acquisition of Wood Wharf = = 132.4
Revaluation movement 38.8 — —
30 June 2012 4,639.0 87.3 361.4
Adjustment for UITF 28 (Note 7) 95.0
Market value at 30 June 2012 4,734.0
Of which:
Historical cost of freehold properties 2,247.2 87.3 196.9
Historical cost of long leasehold properties - - 164.5
Presold property under construction:
Additions (8.5)
Transferred to cost of sales 0.1)
Transferred from payments on account 8.6
30 June 2012 -

In August 2011, EMA agreed a prelet of 250,000 sq ft in a new office building of approximately 525,000 sq ft at
25 Churchill Place. EMA also has a call option over an additional 108,000 sq ft. Construction of the shell and
core of the building commenced in February 2012 at which time the building was transferred to properties under
construction. In accordance with the Group’s strategy at Canary Wharf, the substructure of the building had
already been completed.

The Group has entered into a £190.0m construction and development loan facility which will be utilised to fund
construction of the building. Until the loan is first drawn down, the cost of construction will be funded by the
Group from its unrestricted cash. In accordance with FRS 15, interest has been capitalised as part of the cost
of the building from the date construction commenced. At 30 June 2012, £2.4m of general interest had been
allocated by reference to the Group’s weighted average cost of debt.
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In November 2008, the Group entered into an agreement with J.P. Morgan for the development of the Riverside
South site on the Estate. The Group will act as development and construction manager in relation to the site and
has received £76.0m as an advance of developer’s profit. This sum will be set against the Group’s entitlement
to future profits arising from the development. Income earned on this project subsequent to the sale of the site
in 2008 has been deferred and will be recognised in the profit and loss account in accordance with SSAP 9. No
profit has been recognised on this project to date. The 2008 agreement, which was previously due to expire in
2013, was modified in 2010 and extended to October 2016. As part of this modification, the Group’s option to
purchase the site was changed to a right of first offer.

On 24 December 2008, the Group entered into agreements with the Secretary of State for Transport and CRL
for the design and construction of the Crossrail station at Canary Wharf. £350.0m of the cost of the station will
be met from the Crossrail budget and the balance by the Group. The anticipated cost to the Group has been
accounted for when incurred, as additions to development properties and allocated to certain development
properties, including the Riverside South project, on a sq ft basis. The Group’s contribution will be applied
against any Section 106 contributions for certain agreed development sites on the Estate which may be required
as part of the London Plan. The Group has calculated it has fulfilled its funding obligations under the terms of
the agreement in 2011.

In January 2012, the Group completed its acquisition of BWB’s 50.0% interest in the Wood Wharf joint venture.
The acquisition of the interests in Wood Wharf has been accounted for as an asset acquisition. As a result, the
carrying value of the Wood Wharf interests of £132.4m, comprising the carrying value of the Group’s investment
in the entities which owned Wood Wharf at 31 December 2011 (accounted for at that date as an investment in
associated undertakings), together with the cost of acquiring BWB’s 50.0% effective interest, has been
transferred from Investments (Note 6) to development properties within Fixed Assets.

In June 2012, the Group acquired a further site integral to the future development of Wood Wharf. The
consideration paid was £9.5m plus costs of £0.4m.

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

The Group’s investment properties have been revalued externally at 30 June 2012 on the basis of market value.
The valuation of office investment properties was undertaken by either CBRE or Savills. The valuation of retail
investment properties was undertaken by Cushman. Each property has been valued individually on a free and
clear basis and not as part of a portfolio and no account has been taken of any intragroup leases or arrangements.
Whilst allowance has been made for any purchaser’s expenses including full liability for UK SDLT, no allowance
has been made for any seller’s expenses or realisation or for any tax which might arise in the event of disposal.
The surplus arising on the valuations at 30 June 2012 has been transferred to the revaluation reserve.

The assumptions upon which the valuations are based are summarised in the Valuations section of the Business
Review.

Properties under construction or held for development at 30 June 2012, which are to be retained as investment

properties, are carried at their fair value at the time of acquisition of the CWHL group in December 1995, less
subsequent disposals plus additions at cost, subject to any provision for impairment.
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for the six months ended 30 June 2012
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Investments
Audited Unaudited Unaudited
31 December 30 June 30 June
2011 2012 2011
£m £m £m
104.7 Associated and joint venture undertakings 47.7 46.3
15.9 Shares 15.8 10.4
0.2 Other investments 0.2 0.2
120.8 63.7 56.9

Associates and Joint Ventures

In July 2011, the Group entered into a 50:50 joint venture with Qatari Diar to redevelop the Shell Centre. The
investors are each committed to contributing £150.0m to secure the 5.25 acre site on a 999 year lease. The
aggregate £300.0m payment for the site is conditional on planning permission being received for the project
within 3 years. The Group’s investment to 30 June 2012 totalled £22.0m (831 December 2011 — £20.2m)
including fees of £1.0m (31 December 2010 — £0.7m).

In October 2010, the Group announced that it had entered into a joint venture with Land Securities to develop
20 Fenchurch Street. After syndication, the Group has retained a 15.0% equity interest in the joint venture and
is acting as sole construction manager and joint development manager. The Group’s investment was stated at
£25.7m at 30 June 2012 (31 December 2011 — £21.8m) representing the initial investment plus associated fees,
together with subsequent funding less the Group’s share of operating losses. At 31 March 2012, an external
valuation resulted in a cumulative revaluation surplus of £568.1m on the project of which £8.7m is attributable to
the Group. In accordance with its accounting policy of carrying at development cost, the Group has not
recognised its share of the surplus arising from the revaluation of the development properties. At 30 June 2012,
the 20 Fenchurch Street entities had assets of £176.2m and liabilities of £4.7m, excluding the revaluation
surplus.

In April 2005, BWB appointed the Group, together with Ballymore, as its partners for the development of Wood
Wharf. A joint venture was established to oversee the development of an approximately 7.0m sq ft (gross) mixed
use scheme in which the Group originally had a 25.0% effective interest. In addition to an initial entry premium,
the Group had originally subscribed for interest free long term redeemable loan notes to fund the working capital
requirements of the joint venture.

In December 2011, the Group acquired an additional 25.0% effective interest in the joint venture from Ballymore
for a total consideration of £38.0m. As a result of the acquisition of Ballymore’s interest, the Group held a 50.0%
interest in the joint venture at 31 December 2011. The investment continued to be accounted for at that date as
an investment in an associated undertaking.

At 31 December 2011, the carrying value of the Group’s investment in Wood Wharf was £62.7m which
comprised the initial entry premium of £1.9m and subsequent loan funding of £27.1m, less impairments and the
Group’s share of post acquisition losses recognised totalling £6.0m, together with the cost of acquiring
Ballymore’s interest of £38.0m and fees of £1.7m.

In January 2012, the Group acquired the remaining 50.0% effective interest in Wood Wharf from BWB for a total
consideration of £562.4m. As a result of this acquisition the carrying value of the Group’s consolidated investment
in Wood Wharf has been transferred to properties held for development within tangible fixed assets.
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In conjunction with the acquisition, BWB granted a new 250 year lease of the site subject to a ground rental
payment to BWB which will increase to £6.0m per annum by 2016, followed by upwards only reviews linked to
the passing rent achieved on the office buildings and the ground rents paid by purchasers of the residential
apartments to be built on the site. The £52.4m consideration payable to BWB comprises an upfront payment of
£4.4m and a series of 4 annual payments up to and including 2015 (Note 10).

The carrying value of the investment in Wood Wharf transferred, can be summarised as:

£m
Carrying value at 31 December 2011 62.7
Consideration payable to BWB 52.4
Fees and SDLT 6.7
121.8

Comprising:
Amount transferred to properties held for development 132.4
Other net liabilities acquired (10.6)
121.8

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

For the six months ended 30 June 2012
20 FSLP Shell Centre Total
£m £m £m
Profit and loss account
LLoss before interest and tax - (0.1) 0.1)
Interest payable = = =

Loss after interest and tax - 0.1) ©.1)
Group share - - -
Balance sheet

Net assets at 30 June 2012 171.5 42.0 213.5
Group share 25.7 21.0 46.7
Shares

The Group’s investment in shares represents Songbird Shares held in the Trust. Such shares may be used to
satisfy any allocations of shares or options granted under any share plan the Company may adopt. The assets
of the Trust are held separately from those of the Company.

In December 2010, the Group allocated 2,165,000 shares to certain directors and senior employees who may
elect to have the shares released to them at any time between 30 June 2011 and 31 December 2013, subject
to any dealing restrictions. When the beneficiary of the allocation elects to redeem the shares, he or she may
choose to sell any or all of their allocated shares. In this event the Group may elect to pay the equivalent amount
in cash with the purpose of releasing those shares within the Trust.
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During the course of 2011, a total of 1,757,500 shares were transferred directly to recipients, sold on the open
market or released within the Trust through the cash equivalent option, leaving 407,500 shares vested but
unexercised at 31 December 2011. A further 1,350,000 shares were allocated in 2012. Of these shares,
450,000 became available to be released to the beneficiaries of the allocation on 30 June 2012 and the
remaining 900,000 shares may be released in 2 equal tranches on 30 June 2013 and 30 June 2014.

During the 6 months ended 30 June 2012, 132,500 shares were released to employees at a weighted average
price of £1.10 per share, of which 106,150 shares were acquired by the Group.

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 £1.11 per share. The cost of the allocation attributable to the 6 months
ended 30 June 2012, totalling £0.8m, has been charged to the same expense category as the employment
costs of the relevant employee, taken to the profit and loss account and classified within administrative expenses.

At 30 June 2012, the Trust held 12,309,516 Songbird Shares including 1,625,000 Songbird Shares which have
been allocated to employees but not yet released.

Debtors
Due within one year:
Audited Unaudited Unaudited
31 December 30 June 30 June
2011 2012 2011
£m £m £m
5.4 Trade debtors 71 11.7
20.9 Other debtors 6.4 67.3
17.2 Prepayments and accrued income 16.7 211
4.2 Deferred financing expenses (Note 10 (5)) 5.6 —
47.7 35.8 100.1

Due in more than one year:

Debtors due in more than one year comprise the cumulative adjustment in respect of lease incentives required
by UITF 28. Lease incentives include rent free periods and other incentives given to lessees on entering into
lease arrangements. Under UITF 28, the aggregate cost of lease incentives is recognised as an adjustment to
rental income, allocated evenly over the lease term or the term to the first market rent review if earlier. The cost
of other lease incentives is included within debtors due in more than one year and spread on a straight line basis
over the same period. Accordingly the external valuation of investment properties has been reduced for these
incentives.

Rent free Other tenant Total lease

periods incentives incentives

£m £m £m

1 January 2012 29.0 80.6 109.6
Recognition of rent during rent free periods 2.6 - 2.6
Amortisation of lease incentives (5.7) (11.5) (17.2)
30 June 2012 25.9 69.1 95.0
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8 Financial Assets

At 30 June 2012, the Group held sterling cash deposits totalling £970.2m (31 December 2011 — £988.5m)
comprising deposits placed on the money market at call and term rates. Cash deposits included £141.3m at
30 June 2012 (31 December 2011 — £116.7m) held by third parties as cash collateral for the Group’s borrowings,
including £30.4m relating to Wood Wharf (31 December 2011 — nil), £2.3m (31 December 2011 — £3.9m)
charged to third parties in connection with the Group’s construction obligations and a further £14.9m
(81 December 2011 — £14.4m) charged to third parties as security for the Group’s other obligations. Unsecured
cash deposits totalled £811.7m at 30 June 2012 (31 December 2011 — £853.5m).

9 Creditors: Amounts Due Within One Year

Audited
31 December
2011

£m

106.3
7.7
7.2

52.9
66.5
24.5
81.4
47.9

394.4

Borrowings

Trade creditors

Tax and social security costs
Corporation tax

Accruals

Other creditors

Deferred income

Payments on account

Unaudited Unaudited
30 June 30 June
2012 2011
£m £m
115.5 104.5
11.7 17.8
2.0 1.3
55.0 60.6
68.8 571
22.3 20.7
86.9 85.9
57.5 43.6
419.7 391.5

Payments on account comprise the amounts received in respect of the long term contract for the construction
of Riverside South on behalf of J.P. Morgan. Movements on payments on account in the current period

comprise:

1 January 2012

Received in the period
Recorded as turnover
Work in progress transfer

30 June 2012
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£m

47.9
1.1
(0.1)
8.6

57.5

Canary Wharf Group plc 33



Notes to the Interim Report continued

for the six months ended 30 June 2012

10 Creditors: Amounts Due in More Than One Year
Creditors due in more than one year:

Securitised Secured Wood Wharf Total Deferred
debt loans loan notes borrowings  consideration Total
£m £m £m £m £m £m
1 January 2012 2,365.0 1,008.7 - 3,368.7 - 3,368.7
Secured against Wood Wharf - 4.9 27.7 32.6 - 32.6
On acquisition of BWB’s
interest in Wood Wharf - - 48.0 48.0 9.5 57.5
Deferred financing expenses 0.5 0.7 - 1.2 - 1.2
Accrued finance charges 0.9 0.6 0.3 — — -
Repaid in period (28.8) 4.4 - (83.2) (1.0) (34.2)
30 June 2012 2,335.8 1,005.5 76.0 3,417.3 8.5 3,425.8
Payable within one year or
on demand 85.7 21.6 8.2 115.5 — 115.5
Payable in more than one year 2,250.1 983.9 67.8 3,301.8 8.5 81,8108}
2,335.8 1,005.5 76.0 3,417.3 8.5 3,425.8

34

At 30 June 2012, the following Notes issued by CWF Il were outstanding:

Principal
Class £m Interest Repayment
Al 1,063.1 6.455% By instalment from 2009 to 2030
A3 400.0 5.952% By instalment from 2030 to 2035
A7 222.0 Floating In 2035
B 186.6 6.800% By instalment from 2005 to 2030
B3 104.0 Floating In 2035
c2 275.0 Floating In 2035
D2 125.0 Floating In 2035

2,375.7

In April 2009, the Group repurchased certain floating rate Notes with an aggregate principal amount of
£119.7m for an aggregate consideration, excluding accrued interest, of £35.5m. The Notes repurchased
have not been cancelled, remain in issue and, in accordance with the requirements of the securitisation,
continue to be fully hedged. For the purposes of preparing consolidated accounts, the repurchase was
accounted for as an extinguishment of debt.

Interest on the floating rate Notes is at 3 month LIBOR plus a margin. The margins on the Notes are: A7
Notes — 0.19% p.a., increasing to 0.475% in January 2017; B3 Notes — 0.28% p.a., increasing to 0.7%
in January 2017; C2 Notes — 0.55% p.a., increasing to 1.375% in April 2014; and D2 Notes — 0.84% p.a.,
increasing to 2.1% in April 2014.

The Notes are hedged by means of interest rate swaps and the hedged rates plus the margin are: A7

Notes — 5.1135%; B3 Notes — 5.1625%; C2 Notes — 5.4416%; and D2 Notes — 5.8005%. These swaps
expire in 2035 concurrent with the Notes.
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The principal amount of the Notes in issue at 30 June 2012 was £2,375.7m or £2,256.0m excluding the
Notes repurchased. The Notes are secured on certain property interests of the Group and the rental
income stream therefrom.

The securitisation has the benefit of an arrangement with 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 £267.1m as
cash collateral in respect of this obligation. The annual fee payable in respect of the arrangement is
£2.2m.

The Group has a £92.3m 5 year facility secured against 50 Bank Street. The facility carries interest at 3
month LIBOR plus a margin of 2.0%. The exposure to movements in LIBOR is fully hedged at an all in rate
including margins of 4.415%. The loan is repayable in June 2016.

The Group has a £350.0m loan facility secured against the Group’s principal retail properties and its car
parking interests.

The loan facility carries interest at 3 month LIBOR plus a margin of 2.75%. The exposure to the movement
in LIBOR rates in the facility is fully hedged with fixed interest rate swaps at a weighted average including
margins of 7.2%. The loan is repayable in December 2014.

A bank loan comprising an initial principal of £608.8m is secured against One Churchill Place. The loan
amortises with a balloon payment of £155.0m on maturity in July 2034. The loan carries a hedged interest
rate of 5.82%. In the first half of 2012, £4.4m of the loan was repaid in accordance with the loan agreement
reducing the principal at 30 June 2012 to £555.2m.

In December 2011, the Group entered into a £190.0m development loan facility secured against the
property now under construction at 25 Churchill Place. No draw downs had been made under this facility
at 30 June 2012. The margin on the loan is 300 bps over LIBOR from first draw down to rent
commencement, following which the margin may drop to 225 bps subject to the satisfaction of certain
interest cover tests. Upfront fees of £4.2m were incurred on entering into the facility and a commitment
fee of 150 bps p.a. is payable on the undrawn facility. At 30 June 2012, £1.4m of commitment fees had
been incurred which will be amortised over the anticipated drawdown period of the loan.

The consideration for the acquisition of BWB'’s 50.0% interest in Wood Wharf was £52.4m. The £562.4m
payment comprised an upfront payment of £4.4m and loan notes with a repayment profile as follows:
30 September 2012 — £8.25m; 30 September 2013 — £8.25m; 30 September 2014 — £15.5m; and
30 September 2015 — £16.0m. Interest is payable on the loan notes at a rate of 6.3%.
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(7)

Prior to the acquisition of Wood Wharf, the joint venture entities entered into a non recourse loan facility
of £56.2m. The loan carries an interest rate of LIBOR plus a margin of 2.5% and the final maturity is in
December 2013. The balance owing on the loan at 30 June 2012 was £4.9m.

The joint venture entities had also issued discounted loan notes with an outstanding value at 30 June
2012 of £28.0m to fund the acquisition of certain parts of Wood Wharf. Interest on the discounted loan
notes is payable at 3 month LIBOR plus 1.0% p.a. and at the acquisition date were issued in tranches as
follows:

In issue Discount Nominal value Interest trigger date

£ £ £
‘A’ loan notes 9,695,808 - 9,695,808 6 February 2006
‘B’ loan notes 6,812,907 1,187,093 8,000,000 6 February 2009
‘C’ loan notes 5,499,495 2,500,505 8,000,000 6 February 2013
‘D’ loan notes 2,927,155 2,072,845 5,000,000 6 February 2016

24,935,365 5,760,443 30,695,808

Following the interest trigger date, interest is payable at 3 month LIBOR plus 1.0% p.a.. The loan notes
are cash collateralised (see Note 8) and are due for repayment 15 years from the date of issue. If the
holder of the loan notes serves a redemption notice before the repayment date then the loan note
repayment date is 12 months from the date of the notice so long as that date does not fall due before the
interest trigger date.

Prior to the Group’s acquisition of Wood Wharf, the joint venture entities entered into a 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. During that time the joint venture entities have the right to
acquire the building and UBS have the right, on giving notice, to require the purchase of the building on
25 December 2016 or 25 December 2017.

As part of the agreement, payments of £2.5m have been made and annual payments of £1.0m will be
required in order to retain the option to purchase. If the option is exercised by either party, the initial
payments and the subsequent annual payments will be deducted from the consideration. At 30 June
2012 the deferred consideration payable to UBS is carried at £8.5m including related fees.
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The movement in net debt for the 6 months ended 30 June 2012 was as follows:

1 January Other non cash 30 June
2012 Cash flow changes 2012
£m £m £m £m
Cash at bank 988.5 (18.9) - 970.2
Amounts on deposit not available on
demand (135.0) (23.5) - (158.5)
853.5 (41.8) - 811.7
Debt due after 1 year (8,262.4) (8.5) (80.9) (3,301.8)
Debt due within 1 year (106.3) 72.4 (81.6) (115.5)
(8,368.7) 63.9 (112.5) (3,417.3)
Amounts on deposit not available on
demand 135.0 238 - 158.5
Net debt (2,380.2) 45.6 (112.5) (2,447.1)
Decrease in cash (18.3)
Increase in debt and lease financing 63.9
Change in net debt resulting from cash
flows 45.6
Non cash movement in net debt (112.5)
Movement in net debt (66.9)
Net debt at 1 January 2012 (2,380.2)
Net debt at 30 June 2012 (2,447.1)

At 30 June 2012, the fair value adjustment in respect of the Group’s financial assets and liabilities
(excluding debtors and creditors falling due within one year) calculated in accordance with FRS 13 was
an unrecognised liability of £502.3m before tax at 24.0%, or £381.7m after tax (31 December 2011 —

£435.3m and £322.1m respectively).
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Provisions for Liabilities

Lease Uneconomic Deferred
commitments hedges tax Total
£m £m £m £m
1 January 2012 9.4 45.6 11.5 66.5
Utilisation of provision (1.5) - - (1.5)
Increase/(release) of provision 0.8 0.4) 0.5 0.9
30 June 2012 8.7 45.2 12.0 65.9

Lease commitments

In connection with the sale of 5 Churchill Place in 2010, the Group agreed to pay rents and other costs incurred
on 2 unlet floors for a period of 5 years from the date of sale. The Group recognised a provision of £9.6m in
respect of this commitment, discounted at 6.3%, which was deducted from the profit on disposal of the building.
At 30 June 2012, this provision totalled £6.6m (31 December 2011 — £7.3m) discounted at 6.2% (31 December
2011 - 6.2%), with the reduction in provision reflecting a combination of changes in potential future letting
assumptions, utilisation and the discount unwind.

In connection with the sale of certain properties during 2005, the Group agreed to provide rental support and
recognised a provision in respect of these commitments at the dates of disposal. The remaining provision at
30 June 2012 was £2.1m (31 December 2011 — £2.1m) calculated on the basis of a discount rate of 6.2%
(81 December 2011 — 6.2%).

Uneconomic hedges

The provision in respect of uneconomic hedges arises from the repurchase of securitised debt in April 2009 as
explained in Note 2.

Deferred tax
Movements in deferred tax are disclosed in Note 3.

Reserves
Share Capital
premium Revaluation redemption Special Profit and
account reserve reserve reserve loss account Total
£m £m £m £m £m £m

1 January 2012 146.2 2,220.3 0.7 264.8 (200.5) 2,431.5
Revaluation
of investment
properties - 38.8 - - = 38.8
Retained profit for
the financial period - - - - 5.9 5.9
Dividend = = = = (25.6) (25.6)
30 June 2012 146.2 2,259.1 0.7 264.8 (220.2) 2,450.6

The special reserve arose from a restructuring of the Group which was completed on 4 December 2001 involving
the introduction of a new holding company for the Group by way of a scheme of arrangement, in accordance
with Section 425 of the Companies Act 1985.

A dividend of 4p per share totalling £25.6m was paid in April 2012.
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Reconciliation of Movement in Shareholders’ Funds

£m
Revaluation movement 38.8
Dividend (25.6)
Profit for the financial period 8.9
Net movement in shareholders’ funds 19.1
1 January 2012 2,437.9

30 June 2012 2,457.0

Contingent Liabilities and Financial Commitments
Commitments of the Group for future expenditure
30 June 31 December

2012 2011

£m £m

Construction projects 272.2 275.7
Joint venture funding 51.6 56.3

The commitments for future expenditure relate to the completion of construction works where construction was
committed at 30 June 2012 including funding commitments to associates and joint venture undertakings. Any
costs accrued or provided for in the balance sheet at 30 June 2012 have been excluded.

The Group has assessed that its commitments in relation to Crossrail have been satisfied. However, there
remains a contingent liability in the event that the total cost of the station exceeds the original total anticipated
cost of £5600.0m.

Sublet commitments

Under the terms of certain lease agreements, the Group has 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. This space has been
securitised, but insofar as the securitisation is concerned, the tenants are contracted to pay rent on the entire
amount of space leased, whilst taking the covenant of the Group on the sublet space.

The existence of the sublet commitments was taken into account in the market valuation of the Group’s
properties at 30 June 2012 and 31 December 2011.

Post Balance Sheet Events

On 13 September 2012, the Company declared a dividend of 14p per share totalling £89.5m, payable on
25 September 2012.
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Independent Review Report to Canary Wharf Group plc

Introduction

We have been engaged by the Company to review the financial information in the Interim Report for the 6 months
ended 30 June 2012 which comprises the Consolidated Profit and Loss Account, the Consolidated Balance Sheet,
the Consolidated Statement of Total Recognised Gains and Losses, the Consolidated Cash Flow Statement and
related notes 1 to 15. We have read the other information contained in the Half Yearly Report and considered whether
it contains any apparent misstatements or material inconsistencies with the financial information in the Interim Report.

This report is made solely to the Company in accordance with the International Standard on Review Engagements
(UK and Ireland) 2410 ‘Review of Interim Financial Information performed by the Independent Auditor 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 to state to them in an independent review report and for no other purpose. To the
fullest extent permitted by law, we do not accept or assume responsibility to anyone other than the Company, for
our review work, for this report, or for the conclusions we have formed.

Directors’ Responsibilities

The Half Yearly Report is the responsibility of, and has been approved by, the directors. The directors are responsible
for preparing the Half Yearly Report in accordance with the United Kingdom Accounting Standards Board’s
Statement ‘Half Yearly Financial Reports’.

As disclosed in Note 1, the financial statements of the Group are prepared in accordance with United Kingdom
Generally Accepted Accounting Practice. The financial information included in the Half Yearly Report has been
prepared in accordance with the accounting policies the Group intends to use in preparing its next annual financial
statements.

Our Responsibility

Our responsibility is to express to the Company a conclusion on the financial information in the Half Yearly Report
based on our review.

Scope of Review

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

Conclusion

Based on our review, nothing has come to our attention that causes us to believe that the financial information in
the Half Yearly Report for the 6 months ended 30 June 2012 is not prepared, in all material respects, in accordance
with the United Kingdom Accounting Standards Board’s Statement ‘Half Yearly Financial Reports’.

-
Oodeithe. LLP

Deloitte LLP

Chartered Accountants and Statutory Auditor

London, UK

183 September 2012
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Definitions

20 Fenchurch Street
20 FSLP

AlG

Ballymore

Board

bps

BWB

CBRE

Company

CRL

Cushman

CWEF Il

CWHL

EMA

ERV

Estate/Canary Wharf

EZAs

FRS 4

FRS 13

FRS 15

FRS 19
Group

ICR

J.P. Morgan
Land Securities
LIBOR
LMCTV
London Plan
LTV

m

NAV

NIA

NNNAV
Notes

psf

Qatari Diar
Savills

SDLT
Section 106
Shell

Shell Centre
Songbird
Songbird Shares
sq ft

SSAP 9
TMT

Trust

UITF 28

UK GAAP
Wood Wharf
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A 690,000 sq ft building under construction in the City of London
20 Fenchurch Street Limited Partnership

American International Group, Inc

Ballymore Properties Limited

Board of directors of Canary Wharf Group plc

Basis points

British Waterways Board (now the Canal and River Trust)
CB Richard Ellis Limited, Surveyors and Valuers

Canary Wharf Group plc

Crossrail Limited

Cushman & Wakefield, Real Estate Consultants

Canary Wharf Finance Il plc

Canary Wharf Holdings Limited

European Medicines Agency

Estimated rental value

Canary Wharf Estate including Heron Quays West, Newfoundland, Park Place, Riverside

South and North Quay

Enterprise Zone Allowances

Financial Reporting Standard 4 (Capital instruments)
Financial Reporting Standard 13 (Derivatives and other financial instruments)
Financial Reporting Standard 15 (Tangible Fixed Assets)
Financial Reporting Standard 19 (Deferred tax)

Canary Wharf Group plc and its subsidiaries

Interest Cover Ratio

J.P. Morgan Chase & Co

Land Securities Group PLC

London Interbank Offered Rate

Loan Minus Cash to Value

Mayor of London planning document published by the Greater London Authority
Loan to Value

million

Net Asset Value

Net Internal Area

Triple Net Asset Value

Notes of the Group’s securitisation

per square foot/feet

Qatari Diar Real Estate Investment Company

Savills Commercial Limited, Chartered Surveyors

Stamp Duty Land Tax

Section 106 of the Town and Country Planning Act

Shell International Limited

Shell’s headquarters on the South Bank, London

Songbird Estates plc

Ordinary shares of 10p each in Songbird

Square foot/square feet

Statement of Standard Accounting Practice 9 (Stocks and long term contracts)
Technology, Media and Telecommunications

Canary Wharf Employee Share Ownership Plan Trust
Urgent Issue Task Force 28 (Operating leases)

United Kingdom Generally Accepted Accounting Practice
A 16.8 acre site adjacent to the Estate
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