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Half Yearly Report for the six months ended 30 September 2008

Half Yearly financial results for the six months to 30 September 2008

Results Summary

30 Sept 2008

31 March 2008

Change

Valuation deficit * (£1,723.1m) N/A Down 12.7%
Basic NAV 1660p 2067p Down 19.7%
Adjusted diluted NAV ** 1552p 1956p Down 20.7%
Adjusted Gearing *** 84.4% 67.7% N/A

Six months ended Six months ended Change
30 September 2008 30 September 2007
Pre-tax (loss) / profit **** (E1,737.2m) £365.2m N/A
Revenue profit £195.8m £172.8m Up 13.3%
Basic EPS (375.10p) 76.43p N/A
Adjusted diluted EPS 41.83p 36.46p Up 14.7%
Dividend 33.00p 32.00p Up 3.1%

*Excludes Trillium investment properties **Our key valuation measure ***Including notional share of joint venture debt ****Includes revaluation deficit, profits/loss on disposals and goodwill
impairment

Performance
= Good underlying performance with growth in revenue profit of 13.3%
= 1.1 million sq ft of development space completed and 92% let
= £181.5m of property investment sales at 1.7% above March 2008 valuation (before disposal costs)
= Group net debt down by £175.1m but impact of falling property values saw debt ratios increase
0 Loan-to-Value stands at 43.5% for the Group or 45.4% overall including joint ventures
= Resilience of income with vacancy rates across the like-for-like investment portfolio, excluding development
pipeline properties, up slightly to 4.0% (3.4% at March 2008)
=  Limited exposure in short-term to breaks in income
= Ungeared total return 2.4% below IPD benchmark largely as a result of greater adverse yield shift

London Portfolio

= Income (excluding joint ventures) up £12.7m to £171.8m as successful developments come on stream
= Sales of £151.8m at an average of 0.5% below March 2008 valuation (before disposal costs)

= 10 Eastbourne Terrace, W2, completed and 100% let

Retail Portfolio

= Income from the portfolio increased 4% despite property sales with 2.9% growth on the like-for-like portfolio
and a contribution from developments completed last year

= Voids across the like for like portfolio, excluding development pipeline properties, marginally up at 4.2% (4.1%
at March 2008)

= Cabot Circus, Bristol, successfully opened on 25 September, over 90% let and one million shoppers attracted
in first ten days

Trillium

= Successful closure of largest contract to date in the Building Schools for the Future programme with Kent
County Council

=  Sale of 13 projects into Trillium Investment Partners fund delivering £17.3m net profit

= Charge of £147.6m after decision to impair goodwill associated with Trillium
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Demerger
= Benefits of specialisation recognised by Board but adverse market conditions cause work on demerger to be
stopped

= Evaluation of sale process for Trillium continues

Commenting on the results, Francis Salway, Chief Executive said:

“Our results reflect the fact that we are going through an unprecedented period of financial instability which has
severely impacted investor confidence, the availability of credit and the pricing of property investments. Although
we are by no means immune to the prevailing market conditions, the fundamentals of our business continue to be
sound as a result of the resilience of our income streams.

“Our operational performance has been strong with our completed developments being almost fully let. Our short-
term priorities are around leasing and on-going balance sheet management. For the medium-term, we are
planning a development pipeline to capture a recovery in occupational markets.

“Our objective is to navigate a prudent line through the current volatilities and we continue to manage the business
with a cautious outlook. Land Securities has been successful by being strong in managing day to day operations,
while maintaining a long-term perspective on value generation. This combination will continue to guide our
actions.”

-Ends-
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Chief Executive’s Statement

The current environment imposes pressures across all business sectors. The challenge for business leaders, and
their shareholders, is to understand clearly how these pressures impact results and future performance prospects.

Our interim results demonstrate both the impact of sharply reduced asset valuations and the resilience of our
underlying revenue profits. These seemingly divergent trends flow from the fundamental characteristics of the
property sector. On the one hand, there are the ‘mark-to-market’ valuations of property assets, which are sharply
negative in the current environment and under International Financial Reporting Standards now flow through to the
income statement. On the other hand, the long-term nature of our contracts with customers provides us with
unusually high resilience of income and underlying revenue profits.

Translating these themes to the specifics of our half year results, our investment portfolio showed a valuation deficit
of 12.7% or £1,723.1m, which contributed to our reported pre-tax loss of £1,737.2m. However, our underlying
revenue profits showed growth of 13.3%, compared to the equivalent half year 12 months previously, and likewise
our adjusted diluted earnings per share increased by 14.7%. We have confirmed the second quarter’s dividend at
the same level as in the first quarter at 16.5 pence per share.

The performance of the business in terms of underlying income is significant. In downturns, it is my experience that
it is income which ultimately provides the support for the valuation of property and of businesses.

Achievements

In September we successfully launched Cabot Circus shopping centre in Bristol, which we have developed in
partnership with Hammerson. The opening of the centre attracted the attention of a number of television film crews
in search of a story of weakness in the retail sector. Their expectations were confounded. The scheme is over 90%
let, trading well and has been attracting over half a million shoppers a week since opening. In October, shortly
after our half year end date, Trillium closed the largest contract to date under the Building Schools for the Future
programme with Kent County Council.

Our property investment sales during the period were, as we had previously guided, at much lower volumes than in
the previous financial year, but the sales were at prices 1.7% above our March 2008 valuation figures.

Returning to the strength gained through stability of income flows, our vacancy rates across our like-for-like
investment portfolio rose only slightly from 3.4% in March to 4.0% in September, excluding properties in our
development pipeline intentionally being emptied for redevelopment.

In terms of the relative performance of our investment portfolio, the ungeared total return was 2.4% below that of
the IPD benchmark, which was explained by a combination of the sector mix of our portfolio, sharper downward
movements in valuation yields and lower valuations on development sites.

Positioning of the business
We have considerable inherent strength and resilience through the portfolio structure and positioning of our
business. On the investment portfolio, average unexpired lease terms are 9.5 years and, for Trillium, average

unexpired contract terms are 13 years.

The average maturity of our debt is 10.7 years with only £1.3m to be repaid before mid 2010, having repaid
£105.1m since 30 September 2008. Despite ongoing expenditure on development schemes, the absolute level of
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our debt has decreased slightly over the period. However, sharply falling property values mean that despite having
a lower absolute level of debt, our gearing ratios have increased. Loan-to-value (LTV) for the Group stands at only
43.5% or 45.4% overall including joint ventures.

The peaks and troughs of our development activity are broadly matched to the property cycle, with 242,200sq m
having been delivered in our last financial year and only 104,940sq m completing this financial year. The
development projects completed in the first half are, on average, 92% let.

At a time of economic downturn, there is a natural focus on strength of counterparties. For Trillium, some 80% of
our income flows from government or government-related bodies. And, within our property investment portfolio, we
also have the Government as our largest customer representing 9.6% of portfolio income. Within our Retail
Portfolio, we have extremely high levels of diversification of customer base; our largest customer, Arcadia Group,
represents only 1.7% of our total investment portfolio income.

Demerger

The Company has undertaken extensive work over the last year to be in a position to demerge when market
conditions are favourable. Internal preparation has progressed well and our business divisions have seen
operational benefits from this work. The Board continues to believe in the benefits of specialisation, but has
decided that, given current adverse market conditions, it would not be in shareholders’ interests to proceed with
implementation and our work on demerger has therefore stopped.

We are continuing work on a potential sale of Trillium, but timescales for transactions are protracted in the current
environment.

Outlook and priorities

We are in the teeth of a sharp downturn and we expect volatility in capital markets to continue in the short-term.
Occupational or leasing markets will only reflect the full impact of economic conditions relatively late in the cycle.
We therefore expect the period of recovery in property markets to be extended with investment property pricing
seeing a turning point well ahead of a recovery in rental markets.

We have benefited from anticipating a slowdown in the property market through the actions we took last year.
However, the speed and extent of slowdown is greater than anticipated, and this requires us to show continuing
flexibility in setting our priorities.

A number of the factors affecting our market, and by extension our performance, are beyond our control. Others
are not, and we are maintaining a sharp focus on the business fundamentals we can control. We are taking
advantage of our strong customer relationships to maximise income; we will sell assets selectively to maintain the
strength of our balance sheet and we will continue to invest in our development pipeline for the recovery phase, but
with appropriate flexibility on start dates.

Our objective is to navigate a prudent line through current volatilities and we continue to manage the business with
a cautious outlook. Land Securities has been successful by being strong in managing day to day operations, while
maintaining a long-term perspective on value generation. This combination will continue to guide our actions.
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Business Unit Review — Retail Portfolio

Our retail business represents 45.6% of the combined portfolio by value, and includes 27 shopping centres and 26
retail parks. With approximately 1,600 occupiers and 1.7 million sq m of retail accommodation, the Retail Portfolio
has a share of the UK’s retail property market of some 5%.

The retail sector has been affected by the wider economic pressures in the UK and this has flowed through to the
retail property market. Investment markets have seen very low turnover levels and falling values. Signs of
stabilisation were apparent in July and August prior to the start of the latest banking crisis, but this has created a
further setback. The occupational market has not been immune to the wider economic outlook and a number of
retailers have suffered from declining like-for-like sales. However, most retailers continue to trade profitably and
shopping centre openings across the UK in 2008 have generally let up well.

Income from our Retail Portfolio has shown growth over the period. Despite property sales, income has increased
by £2.0m to £168.2m with a contribution from the completed developments at Exeter and Cambridge and also a
4.0% growth on the like-for-like portfolio (excluding development pipeline properties).

At a time when there is increased focus on retailer insolvencies, it is important to recognise the degree of tenant
diversification across our whole portfolio. Our largest single customer, the Arcadia Group, represents just 1.7% of
our total investment portfolio income.

We were pleased that our success on portfolio lettings meant that voids on the like-for-like portfolio (excluding
development pipeline voids) rose only marginally from 4.1% to 4.2% over the six month period.

The revaluation of the Retail Portfolio resulted in a valuation deficit for the six month period of 14.5% overall. On
our like-for-like portfolio, the valuation deficit was at a similar level at 14.3%, driven primarily by a 70 basis point
adverse movement in yield pricing. A small part of the valuation decline was also attributable to the reduction in
rental values of 1.4%. Within the like-for-like portfolio, our shopping centres and retail warehouses showed similar
valuation deficits of 14.9% and 14.3% respectively. Within the retail warehouse sector overall, our supermarkets
showed greater resilience with a valuation decline of only 7.4%.

Sales, acquisitions and asset management

Activity in the investment market, as mentioned above, has reflected the lack of available credit in the market and
as such has been at significantly lower levels than in previous years. We continued to sell some smaller assets
and partnership interests such as our share in Parc Tawe Retail Park, Swansea and the A2 Partnership covering
parks in Crayford and Strood. Since the half year end we have also sold our recently developed retail warehouse
park in Peterborough.

Our acquisitions at just £81.3m have been limited to properties with a strategic relevance to our business: firstly a
parade of shops in Exeter which may form the basis of another phase of development; and secondly the Sainsbury
store in Lincoln has been added to the Harvest Partnership with J Sainsbury.

Asset management has been relatively subdued in this weaker occupational market but we have executed major
change in Aberdeen at our Bon Accord centre. A large unit is to be taken back and split with part being taken by
Topshop. Simultaneously four units have been let to Karen Millen, Oasis, Coast and Warehouse. All of these new
fashion stores will open in 2009 along with the new 5,000sq m Next which is under construction.

In retail warehousing we have made good progress on our plans for Edmonton where the last of the five
redeveloped units has been let to Paul Simon. At Bracknell we have completed a letting to Tesco Home of 4,000sq
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m which is the first stage of a very substantial improvement to the park. Problems in the established furniture
sector are to some extent being mitigated by new entrants in this sector such as Tesco, ASDA Living, TK Maxx
Home Sense and Next.

Development

After openings last year in Exeter, Corby and Cambridge, now collectively 97% let, we have seen continued high
levels of activity. Our two major retail developments for the current year are Cabot Circus in Bristol, our 50:50 joint
venture with Hammerson, and the extension to our shopping centre at Livingston. Both have now opened, Bristol
on 25 September and The Elements in Livingston on 16 October. The developments were respectively 91% and
82% let or in solicitors’ hands on opening.

Cabot Circus will completely change the experience of shopping in Bristol city centre. It has had a very successful
start which highlights that a well planned and delivered scheme with an attractive mix of retailers and leisure
attractions in the right location can confound the pessimism about the challenges of opening a new scheme in
2008. With a wide range of exciting brands represented in the House of Fraser and Harvey Nichols stores and
over 100 shops open, this is the greatest range of fashion ever developed by Land Securities and the message has
been received by the community with footfall averaging over 500,000 per week since opening. Even with the
recent outward yield movement, the scheme will deliver a profit on cost of approximately 14%.

The Elements moves Livingston further up the retail hierarchy with stunning new stores for Marks & Spencer and
Debenhams. The Elements also includes a strong core of food and beverage which will serve the local shoppers
and will encourage longer stays at the centre. Both developments have also received a BREEAM Excellent rating
for their environmental impact, the first for a covered centre in the case of Livingston and the first for an open
centre at Bristol.

In Cardiff we continue to make good progress with construction. The John Lewis store, the largest outside London,
has been handed over and our contractor, Bovis Lend Lease, is making excellent progress towards completion in
autumn 2009. The leasing programme has been delayed by the huge amount of space taken up by retailers in the
schemes opening this calendar year, but we now expect the pace to quicken as we move into 2009.

We have started demolition work on the 100,000sq m Leeds Trinity scheme which is bordered by Commercial
Street and Briggate in the heart of the city centre. Completion is scheduled for 2011.

We have also made good progress with our future development proposals for Glasgow and Liverpool. We have
received full planning for the extension to Buchanan Galleries (in Glasgow) and in Liverpool we have executed a
development agreement with Liverpool City Council.
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We outline our development pipeline in Table 1.

Table 1: Retail development pipeline at 30 September 2008

Forecast
Net Estimated/ Total total
Letting income/ actual development development
Description Ownership Size Planning status ERV completion costs to date cost

Property of use interest % sgm status % £m date £m £m
SHOPPING CENTRES AND SHOPS
Developments completed
Willow Place, Corby Retail 100 16,260 75 2 Oct 2007 42 42
Cabot Circus, Bristol - The Retail 50 83,610 90 18 Sept 2008 245 255
Bristol Alliance - a limited Leisure 9,000
partnership with Hammerson plc Residential 18,740
Developments approved and in
progress
St David's, Cardiff — St David's Retail/leisure 50 89,900 18 18 Oct 2009 196 312
Partnership - a limited Residential 16,500
partnership with Capital
Shopping Centres
The Elements, Livingston Retail 100 32,000 72 8 Oct 2008 132 166

Leisure 5,670
Proposed developments
Trinity Quarter, Leeds Retail 75 94,890 PR 20 n/a 2011 n/a n/a
RETAIL WAREHOUSES
Developments approved and in
progress
Angel Road Retail Park, Retail 100 3,480 100 1 Mar 2009 14 19
Edmonton
Proposed developments
Almondvale South Phase Il b, Retail 100 4,180 PR - n/a 2009 n/a n/a

Livingston

Planning status for proposed developments

PR — Planning Received

Total development cost (Em)

Total development cost refers to the book value of the land at the commencement of the project, the estimated capital expenditure required to develop the scheme from the start
of the financial year in which the property is added to our development programme, together with finance charges less residential costs (totalling £37m across all categories of
development). Floor areas shown above represent the full scheme whereas the cost represents our share of costs. Letting % is measured by ERV and shows letting status at
30 September 2008. Trading property development schemes are excluded from the development pipeline. Cost figures for proposed schemes are not given as these could still
be subject to material change prior to final approval.

Net income/ERV

Net income/ERYV represents headline annual rental payable on let units plus ERV at 30 September 2008 on unlet units.
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Business Unit Review — London Portfolio

Our London Portfolio represents 54.4% of our overall investment portfolio by value. This one million sqg m London
Portfolio represents a 4.8% share of London’s total office accommodation. We currently have over 500 occupiers
in our London Portfolio accommodating more than 50,000 people.

London remains a world-class city with good prospects for long-term business growth. In the short-term, the
London market has entered a period of slowdown after several years of strong growth and demand for office space
has reduced substantially. The credit crisis has accentuated these market dynamics for both investment and
occupational markets. Although we did not foresee the credit crisis, we did recognise the early signs of a
slowdown some time ago and adjusted our portfolio and development pipeline accordingly.

The benefits of this strategy were seen in the performance of the portfolio with income (excluding joint ventures) up
£12.7m to £171.8m driven by completion of the developments of New Street Square, EC4, Bankside 2&3, SE1,
and 50 Queen Anne’s Gate, SW1.

Our London Portfolio showed a valuation deficit of 11.0% with a 13.0% deficit on the office holdings and a much
smaller 0.5% deficit on retail reflecting the relative strong performance of retail in Central London. The fall in value
for the like-for-like office holdings was driven primarily by a 70 basis point adverse movement in equivalent yields
and, to a lesser extent, by a 3.8% decline in rental values. Across the different office sub-markets, we saw a
20.2% decrease in value for like-for-like offices in the City, but a much smaller 10.8% decrease for West End
offices where we have the greatest concentration of our holdings.

Headline void levels have increased from 3.6% in March to 8.8% in September on the like-for-like portfolio, but
excluding pre-development properties, the change is from 3.7% in March to 4.3% in September.

The London Portfolio benefits from a broad customer base and has a solid income stream with little exposure in
relative terms to the retail and financial services sectors. Our largest occupier is Central Government who
represent 19% of the London Portfolio rent roll while just 17% of London customers are from the financial services
sectors. With just 19,300sq m of office developments coming onto the market in the next two years, our
development pipeline is well matched to the current economic cycle.

Sales, acquisitions and asset management

During the first half of the year we sold £151.8m of London property with the disposal of Turnstile House, WC1, and
the sale of a 50% share in Empress State Building, SW6. The sales were on average 0.5% below March 2008
values which we feel represented good business in an overall market that has been impacted by the lack of
available credit and generally saw values falling sharply. We purchased only £30.3m of investment properties,
which were part of our strategic acquisitions around future potential development sites.

In both properties sold, the short-term opportunities for asset management were limited. However, in the case of
Empress State Building, the joint venture arrangement with Liberty International PLC offers us the ability to realise
value from the asset while being well placed to benefit from the continued attraction of this part of London and the
combined knowledge of the area that both partners have.

In terms of asset management, we have continued to focus on two key areas: maximising income in the short-term
on assets targeted for redevelopment in the next cycle, and secondly, improving the performance of our Central
London retail assets.
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Development

We continue to foresee in the medium-term a resumption of demand for high quality space and we are timing our
substantial and imaginative future development programme in line with this view.

We have an excellent track record in timing and letting our developments with a number of large projects having
been completed in 2007 and spring 2008. Since then we completed in the half year 10 Eastbourne Terrace, W2,
which is 100% let. Our only other completion this year is the 14,820sq m City office development at Dashwood
House, EC2, which completed at the end of October 2008. The intention is to seek lettings on a floor by floor basis
and we are only now commencing marketing, and have some tentative occupier interest in the scheme.

With the limited amount of our developments now due for imminent completion, we have moved on to focus on the
new generation of schemes to be delivered beyond 2010.

Our next major completion is the 50,740sq m project at One New Change, EC4, which will bring excellent offices,
retail and public space to an historic site opposite St. Paul’'s Cathedral and is due for completion in late 2010. We
have already pre-let 38% of the office space, to K&L Gates for a minimum term of 15.5 years and we have let or
agreed terms to let 17% of the retail space with Marks & Spencer and Topshop committing to the scheme. The
unique location, quality of space and views make us confident of securing further lettings, albeit the office
component may reflect weaker pricing trends.

Our Park House, W1, scheme is planned for completion in 2011 and will offer some of the largest floor plates in the
West End in its 15,430sq m of office accommodation as well as 8,140sq m of premium retail space and 5,380sg m
of residential units. Demolition will be completed in the first quarter of 2009.

At 20 Fenchurch Street, EC3, demolition and ground works are continuing and are still on track to complete in the
first quarter of 2009. We have stated before that we may defer the start of construction work to better time the
completion of this development in the City letting market.

We have also actively begun to plan ahead for the next ten years and submitted outline planning applications for
some 180,000sq m of space at Victoria Transport Interchange, SW1, and Selborne House, SW1, in Victoria and
Arundel Great Court, WC2, in Mid-town.

We have also received a resolution to grant planning consent for the redevelopment of 30 Old Bailey, EC4, to
provide 35,600sq m of office accommodation and 3,700sq m of retail space. The current leases on the property
run until June 2010.
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We outline our development pipeline in Table 2.
Table 2: London development pipeline at 30 September 2008
Forecast
Net Estimated/ Total total
Letting income/ actual development development
Description Ownership Size Planning status ERV completion costs to date cost
Property of use interest % sqm status % £m date £m £m
Developments, let and
transferred or sold
10 Eastbourne Terrace, W2 Office 100 6,150 100 3 July 2008 43 43
50 Queen Anne’s Gate, SW1 Office 100 30,140 100 13 May 2008 143 143
Developments completed
New Street Square, EC4 Office 100 62,340 92 34 May 2008 361 381
Retail 2,980 64
Developments approved and in
progress
Dashwood House, EC2 Office 100 14,110 - 9 Oct 2008 107 112
Retail 710 100
30 Eastbourne Terrace, W2 Office 100 4,470 - 2 May 2009 20 35
One New Change, EC4 Office 100 30,840 38 33 Sept 2010 267 531
Retail 19,900 17
Park House, W1 Office 100 15,430 - 27 Dec 2011 236 369
Retail 8,140 -
Residential 5,380 -
Proposed developments
Selborne House, SW1 Office 100 23,450 AS n/a n/a 2012 n/a n/a
Retail 1,540
Arundel Great Court & Howard Office 100 37,110 AS n/a n/a 2013 n/a n/a
Hotel, WC2 Retail 2,150
Residential 23,310
20 Fenchurch Street, EC3 Office 100 61,970 PR n/a n/a 2013 n/a n/a
Retail 2,130

Planning status for proposed developments

AS — Application Submitted
PR — Planning Received

Total development cost (Em)

Total development cost refers to the book value of the land at the commencement of the project, the estimated capital expenditure required to develop the scheme from the start
of the financial year in which the property is added to our development programme, together with finance charges less residential costs (totalling £109m across all categories of
development). Floor areas shown above represent the full scheme whereas the cost represents our share of costs. Letting % is measured by ERV and shows letting status at
30 September 2008. Trading property development schemes are excluded from the development pipeline. Cost figures for proposed schemes are not given as these could still
be subject to material change prior to final approval.

Net income/ERV

Net income/ERYV represents headline annual rental payable on let units plus ERV at 30 September 2008 on unlet units.
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Urban Community Development

Urban Community Development creates value through the transformation of under-used land into thriving places
and communities. Our work is both supporting and benefiting from London's long-term economic and population
growth.

Ebbsfleet Valley is our largest project and outline planning permissions have now been granted for the whole of the
1,659,550sq m project. Further approvals to the masterplans of the major commercial core around the
international station and the next residential village, Castle Hill, have been granted allowing the design of individual
buildings to be progressed.

We have only limited construction currently underway. In a joint venture with Countryside Properties, we have
completed 41 residential units at Springhead Park which are 93% sold, and we have just another 47 units under
construction. It is our intention to moderate the roll out of future phases according to the economic climate.

In April we formed a 50:50 joint venture with Places for People and set out our plan to acquire more than 970
hectares of land to the north of Harlow, to help meet much-needed housing and employment in the area. The
purchase is subject to the site’s inclusion in the East of England Regional Assembly’s final East of England Plan.

We also entered into a partnership agreement with Defence Estates to promote the development of the former
Chattenden Barracks, near Chatham. We will take the lead to secure planning permission, invest in infrastructure
and manage subsequent land sales on behalf of Defence Estates who still own the site. The majority of the site will
remain in operational use until 2012, after which initial sales of development land will commence. Our expenditure
incurred in obtaining planning permission and delivering infrastructure will be reimbursed from sale receipts.



Half Yearly Report for the six months ended 30 September 2008 page 14

Business Unit Review — Trillium

Trillium provides Property Partnership services in the outsourcing and Public Private Partnership (PPP) markets.
In the six months under review it generated some £61.0m, 18.5% of the Group’s underlying operating profit.

This result was a combination of continued good performance from existing contracts and the successful sale of
further PPP assets to the Trillium Investment Partners fund for a net consideration of £103.0m. Within our existing
contracts, we continued to deliver a strong performance from the DWP contract despite continued high levels of
vacation. This surplus space creates an exposure to both the commercial letting market and the residential land
market, both of which experienced increasingly challenging conditions in the first half. In the DWP contract and the
Royal Mail portfolio this is adversely impacting on profit levels and will continue to do so in the second half.

The PPP market remains relatively robust, as PPP projects continue to be an important part of public sector capital
procurement. We are preferred bidder on three projects and actively bidding, by ourselves or in consortia, for a
further 15 projects.

The Building Schools for the Future (BSF) programme continues to be an area of opportunity for the Trillium
business and closure was reached on the first phase of the Kent BSF on 24 October. It forms part of the overall
£1.8bn BSF programme in Kent which plans to rebuild or renew its secondary schools over a period of 10 to 15
years. Approximately £180m will be invested in transforming the first 10 schools. Three of these schools will be
delivered through Private Finance Initiative, with Trillium contributing £6m of equity capital.

There continues to be interest in the benefits of PPP for the waste sector, renewed activity in local authority
regeneration and an increasing focus on improving the efficiency of the Central Government estate. However, we
are experiencing increased delays to the closure of some projects as the current economic conditions, in particular
the rising cost of debt, have created some affordability issues.

Property Partnerships

o DWP

Operating profits rose by £14.3m to £59.2m reflecting £17.7m from one-off items including historic shared savings
agreed with DWP. Underlying operating profits were down £3.4m as vacations outweighed the positive impact of
indexation and new properties. We have had considerable success in letting and selling surplus properties in the
first half, despite a weakening property market. We have disposed of 78,900sq m of space in the period and let a
further 29,900sq m. However, the ongoing rate of vacation has meant that the total amount of vacant space has
decreased only slightly over the six month period from 208,000sq m to 204,100sg m.

° Norwich Union
Underlying operating profits increased by £1.8m to £6.6m. This performance benefited from completion of the
refurbishment of their head office in Norwich in the past year, which increased the revenue received.

. DVLA

With the completion of the main DVLA HQ offices in Swansea, underlying operating profit increased by over £1m to
£2.9m as we started to receive a commercial return on the investment we have made into their estate over recent
years.
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° Royal Mail

The portfolio comprises both a freehold investment portfolio and surplus leasehold space. The investment portfolio
is primarily occupied by Royal Mail with the balance let to third parties or vacant. Our main focus is dealing with the
surplus leasehold space. With limited occupier demand for these types of large distribution centres during the first
half of the year, we have not been able to make significant progress with lettings. As a result, we have charged the
income statement with an additional onerous lease provision of £4.3m.

° Accor

Rental income on our portfolio of Accor hotels is based on a fixed percentage of each hotel’s turnover. Our
operating profit increased by 24% to £14.4m largely reflecting the full ownership of all 29 of the hotels in the half
year as compared to the prior half year to September 2007.

Trillium Investment Partners

The initial commitments of £1.136bn made when Trillium Investment Partners was established included £200m
headroom for the sale of further assets into the fund up to December 2008. In July 2008 a further 13 assets were
sold into the fund for a net consideration of £103.0m, generating a profit of £17.3m. At 30 September we still held
14 assets with a book value of £165.9m for sale in subsequent tranches. We also continue to evaluate
opportunities for further acquisitions of PPP projects where these offer cash and return characteristics appropriate
for ultimate ownership by Trillium Investment Partners.
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Trillium Financial Results
The results for the period are set out in the table below:
Table 3: Trillium financial results
Six months Six months
ended ended Year ended
30 September 30 September 31 March
2008 2007 2008
£m £m £m
Contract level operating profit / (loss)
- DWP 59.2 44.9 93.7
- Norwich Union 6.6 4.8 11.1
- Barclays 1.0 0.9 1.9
- DVLA 2.9 1.8 3.7
- Telereal Il 6.5 7.6 15.5
- Accor 14.4 11.6 27.1
- Royal Mail (2.6) 2.1 4.1
- BBC - - 9.2
Bid costs (11.8) (3.1) (11.9)
Central costs (15.2) (15.1) (25.3)
Other - 2.3 -
Underlying operating profit 61.0 57.8 129.1
Net deficit on revaluation of investment properties (46.0) (8.8) (24.9)
Profit on disposal of properties 2.2 15.1 18.1
Goodwill impairment (147.6) - -
Segment (loss) / profit (130.4) 64.1 122.3
Share of (loss) / profit from Investors in the Community (IIC) (joint venture) 0.3) 0.1 0.1
Share of loss of Trillium Investment Partners (associate) (2.0) - (0.5)
Profit on sale of interests in Trillium Investment Partners (discontinued operation) 17.3 - 375
Impairment of assets held for resale (discontinued operations) (2.6) - -
Profit on sale of Meterfit (discontinued operation) - 10.0 10.0
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New business

Deteriorating property values coupled with scarcer and more expensive debt are making it harder to complete
transactions in our markets. This was the main reason behind the impairment of Trillium’s goodwill during the
period which is explained in more detail on page 18.

Property Partnerships

° Defence Training Review

Metrix, our 50:50 joint venture with QinetiQ, remains preferred bidder for this major PPP project to create a
280,000sg m new Defence Training college at St. Athan in South Wales. This project has been faced with a
significant cost increase but during October, the Minister of State for the Armed Forces confirmed that considerable
progress has been made towards achieving an affordable, value for money solution. He also confirmed the MoD’s
continuing commitment to the project and the view that, subject to funding issues being satisfactorily resolved,
formal MoD approval will be achieved in spring 2009, with financial close in mid 2010.

° Workplace 2010

We are one of two short-listed bidders to provide full property outsourcing to the Northern Ireland Civil Service
under a 20 year contract covering over 200,000sq m. Like other PPP projects, this project has faced affordability
issues in the current economic climate and this, together with the Authority wishing to have clarity on the ownership
of Trillium, has led to the bid process being suspended until early 2009.

PPP

° Education

Our strategy of becoming a leading player in the BSF programme is now yielding tangible success. As referred to
above, we successfully closed the Kent County Council BSF on 24 October, as well as the Inverclyde Schools PPP
(in which we have a 25% stake).

We are one of two short-listed bidders for the Birmingham BSF project, where we are working in partnership with
RM plc. The first phase covers three schools, with capital value of £80m, with a further seven schools and £120m
construction anticipated in the subsequent phase. We have also identified target projects in the next two BSF
waves.

° Other

We remain preferred bidder for Norfolk Waste Management Contract A through our partnership with Norfolk
Environmental Waste Services and Cyril Sweett. Closure, in common with a number of other PPP projects, has
been delayed by affordability issues. Financial close is expected in early 2009.

As part of the GSL Investment Partnership, Trillium remains a member of the preferred bidder consortium for the
€470m Thornton Hall Prison PPP project in Ireland. Financial close is expected in the first half of 2009.
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Financial results

Headline results

The Group’s loss before tax was £1,737.2m, compared to a profit of £365.2m for the six months to 30 September
2007. The loss before tax includes the revaluation deficit on our investment properties of £1,769.1m (six months to
30 September 2007: £122.0m surplus). Revenue profit, our measure of underlying profit before tax, increased by
13.3% from £172.8m to £195.8m. Earnings per share decreased from 76.43p last year to a loss per share of
375.10p, with adjusted diluted earnings per share showing a 14.7% increase on the comparable period to 41.83p
(six months to 30 September 2007: 36.46p).

The combined investment portfolio, which excludes Trillium, decreased in value from £13.6bn to £12.1bn on the
back of a valuation deficit of £1,723.1m or 12.7%. Net assets per share decreased by 19.7% to 1660p from 2067p,
with adjusted diluted net assets per share decreasing by 20.7% to 1552p (31 March 2008: 1956p).

(Loss) / profit before tax

The main drivers of our loss before tax are the change in value of our investment portfolio (including any profits or
losses on disposal of properties), our net rental income, the performance of our Trillium business, and the amount
of interest we incurred. The degree to which movement on these and other items led to the reduction in our profit
before tax from £365.2m last year to a loss of £1,737.2m this period, is explained in Table 4 below. During the
current period, we took the decision to impair the goodwill associated with Trillium, resulting in an exceptional
charge of £147.6m. A number of Trillium’'s new business prospects rely on the availability of long-term debt
funding at reasonable cost. Given current credit markets, we have taken a more cautious view on the value of
Trillium’s discounted cashflows including new business with the result that we have impaired its goodwill.

Table 4: Principal changes in profit / (loss) before tax and revenue profit

Profit / (loss) Revenue

before tax profit

£m £m

Six months ended 30 September 2007 365.2 172.8
Valuation deficit (1,891.1) -
Goodwill impairment (147.6) -
Profit on disposal of non-current properties (68.3) -
Profit on sale of trading properties (7.6) -

Decrease in capitalised interest (3.1) (3.1)
Amortisation of bond de-recognition ® (3.6) -
Long-term development contract profits 0.7 -

Trillium operating profit (including joint ventures) © 2.8 2.8

Interest related to PPP investments 18.9 18.9

Other Trillium interest ® (1.3) (1.3)

Net rental and service charge income © 14.0 14.0

Indirect costs (2.2) (2.2)

Other interest (6.1) (6.1)
Demerger costs © (16.4) -
Debt restructuring charges 1.3 -
Other 7.2 -

Six months ended 30 September 2008 (1,737.2) 195.8

Notes:

1.  Lower development activity, with several developments completing since 1 October 2007 (New Street Square, Princesshay and Bankside 2&3).

2. The debt instruments issued as part of the refinancing in November 2004 do not meet the recognition requirements of IAS39 as they are not deemed to be
substantially different from the debt they replaced. As a result, the book value of the new instruments is reduced to the book value of the debt it replaced and
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the difference is amortised over the life of the new instruments. The increase in amortisation over the comparable period is a reflection of the maturity profile of
debt replaced.

3. Increase is mainly due to DWP (£14.3m) and Accor hotels (£2.8m) offset by higher bid costs. See Table 3 on page 16 for details.

Lower interest cost associated with ownership of PPP investments (on which no revenue is recognised) following the sale of a number of PPP assets to the

Trillium Investment Partners fund in the second half of 2007/08.

Increased cost due to higher average capital employed, principally Accor hotels.

Increase in net rental and service charge income is largely driven by completed developments.

Other interest includes a full six months interest on the REIT conversion charge paid in July 2007 (£316.2m), which amounted to £4.3m.

All costs related to the proposed demerger were expensed in the six months and do not form part of the calculation of revenue profit.

»

©No G

Revenue profit

Revenue profit is our measure of the underlying pre-tax profit of the Group, which we use internally to assess our
performance. It includes the pre-tax results of our joint ventures but excludes capital and other one-off items such
as the valuation deficit, gains on disposals, goodwill impairment, trading profits and profits on long-term
development contracts.

Revenue profit for the six months increased by 13.3% from £172.8m to £195.8m, principally due to an increase in
profit in Trillium.

In the six month period, there was an increase in revenue profit in London and Retail of £2.6m. Net rental income
from our investment portfolio increased by £18.4m on the back of £4.4m of like-for-like rental income increases and
£29.4m from our developments, including New Street Square, EC4, and Princesshay in Exeter. Offsetting the
higher net rental income on our investment portfolio were higher interest costs as we ceased capitalising interest
on completed developments as well as higher non-recoverable service charge costs arising from voids, in particular
those related to properties being emptied in anticipation of redevelopment. At a Group level, interest costs were
higher than the prior period as we had the full six months effect of the REIT conversion charge of £316.2m paid in
July 2007.

At Trillium, operating profit was at a similar level to last year, while at the revenue profit level there has been an
improvement of £20.4m, largely attributable to a reduction in interest on the PPP investments. These assets were
refinanced and then sold in the second half of 2007/08 to Trillium Investment Partners, the fund in which we have a
10% interest. Since our PPP investments are generally accounted for as assets held for sale, we do not recognise
any income from our ownership of them. Consequently, Trillium’s revenue profit benefits from the interest saving
from the release of capital when these assets are sold. Further information on the performance of Trillium can be
found on page 16.

Further information on the change in revenue profit compared to the prior period is given in Table 4 and a
reconciliation between profit before tax and revenue profit is shown in Table 5:
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Table 5: Reconciliation of profit before tax to revenue profit
Six months Six months
ended ended
30 September 30 September
2008 2007
£m £m
(Loss) / profit before tax (1,737.2) 365.2
Goodwill impairment 147.6 -
Valuation deficit / (surplus) — Group 1,562.7 (145.5)
— joint ventures 206.4 23.5
(Profits) / losses on non-current property disposals — Group (1.5) (79.0)
— joint ventures (1.9) 7.3
Mark-to-market adjustment on interest rate swaps (0.9) 4.2
Eliminate effect of bond exchange de-recognition 59 2.3
Debt restructuring (credits) / charges (0.3) 1.0
Joint venture tax adjustment 0.9 3.0
Demerger costs 16.4 -
Profit on sale of trading properties — Group (0.5) -
— joint ventures (0.1) 8.2)
Long-term development contract profits (1.7) (2.0)
Revenue profit 195.8 172.8

(Loss) / earnings per share

The basic loss per share was 375.10p, compared to earnings per share of 76.43p in the comparative period, the
change being predominantly due to the revaluation deficit on the investment property portfolio (407.65p per share).

In the same way that we adjust profit before tax to remove capital and one-off items to give revenue profit, we also
report an adjusted earnings per share figure, for which the calculation is set out in note 7 to the financial
statements. Adjusted diluted earnings per share increased from 36.46p per share for the six months ended 30
September 2007 to 41.83p per share in the current period, a 14.7% increase. The increase in adjusted earnings
per share is largely attributable to the lower interest costs on Trillium’s PPP business following the disposal of the
majority of its PPP investments to the Trillium Investment Partners fund.

Dividends

We will be paying a second quarterly dividend of 16.5p per share on 12 January 2009 to shareholders on the
Register on 5 December 2008. Taken together with the first quarterly dividend of 16.5p, paid on 24 October 2008,
this makes a first half dividend of 33.0p per share (2007: 32.0p), which represents a 3.1% increase.

The first and second quarterly dividends comprise 90% and 100% Property Income Distribution (PID) from the
REIT qualifying activities respectively. The PID element is subject to 20% withholding tax for relevant
shareholders. The Company offers shareholders the option to participate in a Dividend Reinvestment Plan (DRIP).
For further details, please refer to the Shareholder centre within the Investor section of our corporate website
www.landsecurities.com.
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Table 6: Dividends

Property

income  Non-property

distribution income
(PID) distribution Total
pence pence pence
First quarterly dividend (paid on 24 October 2008) 14.85 1.65 16.50
Second quarterly dividend (payable on 12 January 2009) 16.50 - 16.50
Total 31.35 1.65 33.00

Balance of business tests

REIT legislation specifies conditions in relation to the type of business a REIT may conduct, which the Group is
required to meet in order to retain its REIT status. In summary, at least 75% of the Group’s profits must be derived
from REIT qualifying activities (the 75% profits test) and 75% of the Group’s assets must be employed in REIT
qualifying activities (the 75% assets test). Qualifying activities means our property rental business. The result of
these tests for the Group for the six months ended 30 September 2008 and 30 September 2007, and at the
balance sheet date, is as follows:

Table 7: REIT balance of business tests

For the six months ended 30 For the six months ended 30
September 2008 / as at 30 September 2007 / as at 30 For the year ended 31 March
September 2008 September 2007 2008/ as at 31 March 2008
Tax- Residual  Adjusted Tax- Residual Adjusted Tax- Residual  Adjusted
Exempt Business Results Exempt Business Results Exempt Business Results
Business Business Business
Adjusted profit before tax (Em) 184.4 (5.4) 179.0 186.5 (12.0) 174.5 351.1 9.7 360.8
Balance of business — 75% profits test 103.0% (3.0%) 106.9% (6.9%) 97.3% 2.7%
Adjusted total assets (£m) 13,163.6  1,444.7 14,608.3 16,189.5 2,308.1 18,497.6 14,766.8 1,962.9 16,729.7
Balance of business — 75% assets test 90.1% 9.9% 87.5% 12.5% 88.3% 11.7%

Net assets

At 30 September 2008, net assets per share were 1660p, a decrease of 407p over the six months since 31 March
2008.

In common with other property companies, we calculate an adjusted measure of net assets which we believe better
reflects the underlying net assets attributable to shareholders. Our adjusted net assets are lower than our reported
net assets primarily due to an adjustment to our debt. Under IFRS, we do not show our debt at its nominal value,
although we believe it would be more appropriate to do so, and we therefore adjust our net assets accordingly. At
30 September 2008, adjusted diluted net assets per share were 1552p per share, a decrease of 404p or 20.7%
from 31 March 2008.
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Table 8 summarises the main differences between net assets and our adjusted measure together with the key

movements over the periods.

Table 8: Net assets

Six months Six months

ended ended Year ended
30 September 30 September 31 March
2008 2007 2008
£m £m £m
Net assets at the beginning of the period 9,582.9 10,791.3 10,791.3
Adjusted earnings 194.3 170.8 381.0
Demerger costs (16.4) - (6.9)
Revaluation (deficits) / surpluses on ongoing and completed development properties (368.3) 182.1 (117.3)
Revaluation deficits on investment properties (excluding Trillium) (1,354.8) (51.3) (1,162.3)
Revaluation deficits on Trillium investment properties (46.0) (8.8) (24.9)
Profits on non-current asset disposals 3.4 717 67.8

Goodwill impairment (147.6) - -
Interest charges not included in adjusted earnings 4.7) (7.5) (31.9)
Prior year non-revenue tax adjustments - - 16.2
(Loss) / profit after tax (1,740.1) 357.0 (878.3)
Profit on discontinued operations 14.7 10.0 47.5
Dividends paid (148.8) (159.5) (308.4)
Other reserve movements (4.6) (75.8) (69.2)
Net assets at the end of the period 7,704.1 10,923.0 9,582.9
Mark-to-market on interest rate hedges 12.3 (14.5) 12.7
Debt adjusted to nominal value (505.6) (516.8) (511.5)
Adjusted net assets at the end of the period 7,210.8 10,391.7 9,084.1

To the extent tax is payable, all items are shown post-tax.

Cash flow, net debt and gearing

During the period, our cash receipts exceeded cash expenditure by £175.1m and, as a result, net debt decreased
to £5,209.4m (31 March 2008: £5,384.5m). During the six months we invested £266.1m in our properties including
£32.4m on investment property acquisitions and £212.2m on development. The development expenditure, which
includes land acquisitions but excludes our share of joint ventures and capitalised interest, was spent principally on
One New Change, EC4, 50 Queen Anne’s Gate, SW1, in London and shopping centre developments in Livingston,
and Leeds.

Cash receipts during the six months, including net cash receipts from our joint ventures and associates, totalled
£510.6m. This included £212.5m from investment property disposals (including £9.7m of Trillium investment
properties). A further £30.5m was received from the sale of Trillium’s freehold operating properties. We also
received a net £103.0m from the disposal of PPP assets to the Trillium Investment Partners fund.

We received a net £163.2m from our joint ventures and associates, of which £185.3m was achieved by the sale of
the Empress State Building, SW6, to a 50:50 joint venture with Liberty International PLC, and its simultaneous
refinancing. Our share of expenditure within the joint venture category includes £90.6m on developments,
principally at Bristol and Cardiff, and £17.6m on acquisitions into the Harvest joint venture with Sainsbury’s.
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The factors contributing to the decrease in net debt of £175.1m are shown in Table 9 below:

Table 9: Cash flow and net debt

Six months Six months
ended ended Year ended
30 September 30 September 31 March
2008 2007 2008
£m £m £m
Operating cash inflow after interest and tax (excluding REIT conversion charge) 96.0 86.0 3154
REIT conversion charge - (316.2) (316.2)
Dividends paid (148.8) (159.5) (308.4)
Investment property acquisitions (32.4) (552.7) (722.6)
