NOTES

Net book value at 31 March 2007 10,607.4 2,284.3 427.6
Properties transferred from portfolio management into the

development programme during the period (at 1 April 2007

valuation) (21.9) 21.9 -
Developments completed, let and transferred from the development

programme into portfolio management during the period 1,230.5 (1,230.5) -
Property acquisitions 546.2 - 149.4
Capital expenditure 62.7 301.7 3.0
Capitalised interest - 26.6 -
Disposals (652.2) - (0.6)
Transferred to trading properties - 17.4) -
Surrender premiums received (3.3) - -
Depreciation (1.5) - -
(Deficit) / surplus on revaluation (23.0) 177.3 (8.8)
Net book value at 30 September 2007 11,7449 1,563.9 570.6
Properties transferred from portfolio management into the

development programme during the period (at 1 April 2007

valuation) (196.8) 196.8 -
Developments completed, let and transferred from the development

programme into portfolio management during the period 261.0 (261.0) -
Property acquisitions 168.0 0.2 -
Capital expenditure 54.8 165.6 3.8
Capitalised interest 1.4 17.1 -
Disposals (447.2) (2.2) -
Transfers to joint ventures (228.2) - -
Transfers to trading properties - - -
Reclassifications - - 4.1
Surrender premiums received (2.9) - -
Depreciation (1.4) - -
Deficit on revaluation (1,015.3) (284.4) (16.1)
Net book value at 31 March 2008 10,338.3  1,396.0 562.4
Developments completed, let and transferred from the development

programme into portfolio management during the period 256.2 (256.2) -
Property acquisitions 93.4 - -
Capital expenditure 63.0 147.2 8.8
Capitalised interest 6.1 13.5 -
Disposals (46.3) - (10.6)
Transfers to joint ventures (186.3) - -
Transfers to trading properties - - 13.9
Surrender premiums received (0.4) - -
Depreciation (1.6) - -
Deficit on revaluation (1,381.1) (135.6) (46.0)
Net book value at 30 September 2008 9,141.3 1,164.9
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The following table reconciles the net book value of the investment properties (excluding those within Trillium) to the market value. Trillium has
been excluded from this reconciliation as the net book value and the market value are not materially different. The components of the
reconciliation are included within their relevant balance sheet headings.

Net book value at 30 September 2007 11,7449  1,563.9
Plus: amount included in prepayments in respect of lease incentives 144.8 15.0
Less: head leases capitalised (66.8) (3.3)
Plus: properties treated as finance leases 151.6 -

Market value at 30 September 2007 — Group 11,9745 1,575.6

— plus: share of joint ventures (note 11)

Market value at 30 September 2007 — Group and share of joint ventures

Net book value at 31 March 2008 10,338.3  1,396.0
Plus: amount included in prepayments in respect of lease incentives 156.3 24.3
Less: head leases capitalised (65.3) (2.0)
Plus: properties treated as finance leases 149.2 -

Market value at 31 March 2008 — Group 10,5785  1,418.3 -

— plus: share of joint ventures (note 11)

Market value at 31 March 2008 — Group and share of joint ventures

Net book value at 30 September 2008 9,141.3 1,164.9
Plus: amount included in prepayments in respect of lease incentives 139.3 31.7
Less: head leases capitalised (75.2) (2.0)

Plus: properties treated as finance leases 131.0 -

Market value at 30 September 2008 — Group 9,336.4 1,194.6

— plus: share of joint ventures (note 11)

Market value at 30 September 2008 — Group and share of joint ventures
Included in investment properties are leasehold properties with a net book value of £1,338.8m (30 September 2007: £2,004.1m; 31 March 2008: £1,368.1m).

In accordance with IFRS 1 ‘First time adoption of International Reporting Standards’ and IAS 17 ‘Leases’, the Group reviewed the classification of all leases at the
opening balance sheet date of 1 April 2004. In reviewing leases of land and buildings in accordance with IAS 17 the land and buildings elements of the lease need
to be considered separately. On this basis, leases on 43 properties entered into between 1923 and 2003 were reclassified as finance leases in these accounts.
This resulted in an increase in fixed assets of £77.2m and a finance lease creditor of the same amount at first time adoption on 1 April 2004. At 30 September 2008
leases on 28 properties (30 September 2007: 30; 31 March 2008: 25) entered into between 1960 and 2008 were classified as finance leases. The corresponding
increase in fixed assets and finance lease creditor was £77.2m (30 September 2007: £70.1m; 31 March 2008: £67.3m). Operating lease expense has reduced by
£3.6m (30 September 2007: £3.4m; 31 March 2008: £6.7m).

The fair value of the Group’s investment properties at 30 September 2008 has been arrived at on the basis of a valuation carried out at that date by Knight Frank
LLP, external valuers. The valuation by Knight Frank LLP, which conforms to Appraisal and Valuation Standards of the Royal Institution of Chartered Surveyors and
with IVA 1 of the International Valuation Standards, was arrived at by reference to market evidence of transaction prices for similar properties. Fixed asset
properties include capitalised interest of £176.5m (30 September 2007: £194.0m; 31 March 2008: £211.7m). The average rate of capitalisation is 5.5% (30
September 2007: 5.5%; 31 March 2008: 5.5%). The historical cost of investment properties is £7,996.2m (30 September 2007: £7,829.0m; 31 March 2008:
£7,813.2m).

The current value of investment properties in respect of proposed developments is £480.4m (30 September 2007: £554.9m; 31 March 2008: £639.6m).
Developments are transferred out of the development programme when physically complete and 95% let. The schemes completed during the period were 10
Eastbourne Terrace, W2 and 50 Queen Anne’s Gate, SW1.
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Non-current

Finance leases — gross receivables 708.0 621.4 692.8
Unearned finance income (383.1) (351.7) (385.6)
Unguaranteed residual value 26.5 26.5 26.5

351.4 296.2 333.7

Current
Finance leases — gross receivables 31.0 16.6 27.4
Unearned finance income (22.1) (12.3) (20.3)

8.9 4.3 7.1

Total net investment in finance leases 360.3 300.5 340.8




NOTES

Income statement

Rental income 4.7 6.0 4.2 2.5 8.0 1.9 1.9 2.2 1.9
Service charge income 0.8 1.3 0.9 0.4 12 - - 0.1 0.1
Property services income - - - - - - - - -
Trading property sale proceeds - - - - - - - - 1.2
Revenue 5.5 7.3 5.1 2.9 9.2 1.9 1.9 2.3 3.2
Rents payable (0.2) - - - - R R R R
Other direct property
expenditure (1.7) (1.9) (1.6) (0.8) (2.6) (0.6) - (0.2) (0.4)
Indirect property expenditure 0.2) (0.5) (0.1) (0.1) 0.2) - (0.1) (0.5) (0.4)
Cost of sales of trading
properties - - - - - - - - (1.1)
3.4 4.9 3.4 2.0 6.4 1.3 1.8 1.6 1.3
Profit on disposal of non-
current properties - 0.1 - - - 11 - - 0.7
Net deficit on revaluation of
investment properties (20.2) (25.1) (27.2) (54.1) (43.5) (22.4) (1.6) (0.4) (11.9)
Operating (loss) / profit (16.8) (20.1) (23.8) (52.1) (37.1) (20.0) 0.2 1.2 (9.9)
Net finance (costs) / income (1.5) (5.3) (1.8) 0.1 - - - (2.9) (1.6)
(Loss) / profit before tax (18.3) (25.4) (25.6) (52.0) (37.1) (20.0) 0.2 2.7) (11.5)
Income tax expense (0.2) 0.7) - - - - - - -
Share of (losses) / profits of
joint ventures after tax (18.5) (26.1) (25.6) (52.0) (37.1) (20.0) 0.2 2.7) (11.5)
Balance sheet
Investment properties @ 110.2 223.4 150.5 229.4 244.7 317.4 78.7 87.9 133.4
Current assets 8.8 6.6 3.9 119.8 10.6 19.7 4.5 2.0 75.9
119.0 230.0 154.4 349.2 255.3 337.1 83.2 89.9 209.3
Current liabilities (2.1) (6.6) 1.7) (18.5) (9.5) (19.9) (1.0) (13.5) (17.2)
Non-current liabilities (61.9) | (176.9) - (0.5) - (2.4) - (69.2) | (105.9)
(64.0)  (183.5) (1.7) (19.0) (9.5) (22.3) (1.0) (82.7)  (123.1)
Net assets 55.0 46.5 152.7 330.2 245.8 314.8 82.2 7.2 86.2
Capital commitments 1.6 1.3 1.3 90.9 - 8.7 0.2 - 2.3
Market value of investment
properties @ 109.4 224.4 154.0 229.3 250.0 319.9 78.9 88.0 133.0
Net (debt) / cash (55.0) (173.1) 0.4 42 0.5 8.9 2.4 (67.7) (90.5)
Net investment
At 1 April 2008 73.0 69.9 179.6 346.7 289.3 284.4 64.5 9.0 94.2
Properties contributed - - - - - - - - 2155
Cash contributed - 1.8 1.0 - - - 17.5 - 3.2
Share of post-tax results (18.5) (26.1) (25.6) (52.0) (37.1) (20.0) 0.2 2.7) (11.5)
Distributions - - (2.3) - - - - (0.1) (9.3)
Fair value movement on cash
flow hedges taken to equity 0.5 0.9 - - - - - - -
Loan advances - - - 355 - 50.7 - - 0.2
Loan repayments - - - - (6.4) (0.3) - - (188.2)
Disposals - - - - - - - - (17.9)
At 30 September 2008 55.0 46.5 152.7 330.2 245.8 314.8 82.2 7.2 86.2

Notes:

1. Other principally includes the The Martineau Galleries Limited Partnership, the Ebbsfleet Limited Partnership, Millshaw Property Co. Limited, The Empress State Limited

Partnership and Countryside Land Securities (Springhead) Limited.

2. The difference between the book value and the market value is the amount included in prepayments in respect of lease incentives, head leases capitalised and properties

treated as finance leases
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Income statement

o
N}

Rental income 7.6 6.8 4.8 2.5 7.4 1.7 1.6
Service charge income 1.6 15 0.3 0.4 13 - 0.3
Property services income - - - - - - 0.1
Trading property sale proceeds - - - - - - 35.0
Revenue 9.2 8.3 5.1 2.9 8.7 1.7 37.0
Rents payable 0.1) - - - - - -
Other direct property
expenditure (3.0) (1.8) 0.7) (0.6) (2.2) (0.1) 0.7)
Indirect property expenditure (0.6) (0.5) - - - - -
Cost of sales of trading
properties - - - - - - (26.8)
55 6.0 4.4 2.3 6.5 1.6 9.5
(Loss) / profit on disposal of
non-current properties (7.7) - - - - - 0.4
Net (deficit) / surplus on
revaluation of investment
properties (10.9) (5.1) 20 - (5.1) (2.9) (1.5)
Operating (loss) / profit (13.1) 0.9 6.4 2.3 14 (1.3) 8.4
Net finance (costs) / income 4.2) (6.4) 1.7) 0.3 - - 0.2
(Loss) / profit before tax (17.3) (5.5) 4.7 2.6 14 (1.3) 8.6
Income tax expense - (0.6) - - - - (2.4)
Share of (losses) / profits of
joint ventures after tax (17.3) (6.1) 4.7 2.6 1.4 (1.3)
Balance sheet
Investment properties ® 143.8 298.3 187.8 239.7 314.9 236.9 63.1
Current assets 15.6 9.0 7.0 127.1 10.6 151 53.6
159.4 307.3 194.8 366.8 3255 252.0 116.7
Current liabilities (3.5) (7.2) (4.6) (20.9) (9.6) (15.6) (11.9)
Non-current liabilities (61.8) (210.1) - (0.2) - (2.4) (13.5)
(65.3) (217.3) (4.6) (21.1) (9.6) (18.0) (25.4)
Net assets 94.1 90.0 190.2 345.7 315.9 234.0 91.3
Capital commitments 0.2 1.0 1.4 50.5 53.0 7.4 0.9
Market value of investment
properties @ 142.6 296.5 192.0 239.8 320.0 239.8 62.4
Net (debt) / cash (48.2) (203.5) 0.7 9.7 0.7 (0.6) 8.9
Net investment
At 1 April 2007 145.8 95.3 188.6 308.1 3211 198.6 81.3
Cash contributed - 15 0.3 - - - 9.5
Share of post-tax results (17.3) (6.1) 4.7 2.6 14 (1.3) 6.2
Distributions (37.5) - (3.4) - - - (5.7)
Fair value movement on cash
flow hedges taken to equity 31 0.7) - - - - -
Loan advances - - - 35.0 - 38.4 -
Loan repayments - - - - (6.6) 1.7) -
At 30 September 2007 94.1 90.0 190.2 345.7 315.9 234.0 91.3

Notes:

1. Other principally includes The Martineau Galleries Limited Partnership, the Ebbsfleet Limited Partnership, the A2 Limited Partnership, Parc Tawe and Investors in the

Community (IIC).

2. The difference between the book value and the market value is the amount included in prepayments in respect of lease incentives, head leases capitalised and properties

treated as finance leases.



NOTES

Income statement

Rental income 12.5 14.0 9.9 5.4 14.7 34 1.4 14 3.4
Service charge income 25 3.0 0.7 0.7 2.7 - - - 0.7
Property services income - - - - - - - - 0.1
Trading property sale proceeds - - - - - - - - 35.1
Revenue 15.0 17.0 10.6 6.1 17.4 3.4 1.4 1.4 39.3
Rents payable 0.2) - - - - - - - 0.1)
Other direct property
expenditure (4.6) (3.8) (1.9) 1.2) (4.2) 0.2) - - (1.4)
Indirect property expenditure (0.6) (1.1) (0.12) (0.3) (0.2) (0.2) (0.1) (0.2) (0.1)
Cost of sales of trading
properties - - - - - - - - (26.8)
9.6 12.1 8.6 4.6 13.1 3.0 1.3 1.2 10.9
(Loss) / profit on disposal of
non-current properties (7.6) 0.6 - - - - - - (0.2)
Net (deficit) / surplus on
revaluation of investment
properties (28.4) (12.1) (11.5) (21.8) (31.5) 6.3 9.7) (15.6) (9.9)
Operating (loss) / profit (26.4) 0.6 (2.9) (17.2) (18.4) 9.3 (8.4) (14.4) 0.9
Net interest (expense) /
income (5.6) (12.5) (3.5) 0.4 0.1 0.4 - - (0.3)
(Loss) / profit before tax (32.0) (11.9) (6.4) (16.8) (18.3) 9.7 (8.4) (14.4) 0.6
Income tax expense (0.1 (0.6) - - - - - - (2.4)
Share of (losses) / profits of
joint ventures after tax (32.1) (12.5) (6.4) (16.8) (18.3) 9.7 (8.4) (14.4) (1.8)
Balance sheet
Investment properties ) 126.7 246.4 176.0 244.1 288.4 291.5 62.7 87.3 55.9
Current assets 11.2 38.3 6.1 118.7 9.1 12.4 2.3 15 73.7
137.9 284.7 182.1 362.8 297.5 303.9 65.0 88.8 129.6
Current liabilities (2.9) (4.9) (2.5) (15.7) (8.2) (17.2) (0.5) (79.7) (10.7)
Non-current liabilities (62.0) | (209.9) - 0.4) - (2.3) - 0.1) (24.7)
(64.9) (214.8) (2.5) (16.1) (8.2) (19.5) (0.5) (79.8) (35.4)
Net assets 73.0 69.9 179.6 346.7 289.3 284.4 64.5 9.0 94.2
Capital commitments 2.9 0.6 2.9 127.4 - 27.7 - - 8.3
Market value of investment
properties @ 125.9 246.6 180.0 244.0 293.3 294.5 62.8 87.3 55.5
Net (debt) / cash (53.1) (205.6) 0.7 5.3 3.1 (0.3) 1.5 1.4 (6.5)
Net investment
At 1 April 2007 145.8 95.3 188.6 308.1 321.1 198.6 - - 81.3
Properties contributed - - - - - - 39.7 205.8 -
Cash contributed - 6.6 3.4 - - - 33.2 - 26.3
Share of post-tax results (32.1) (12.5) (6.4) (16.8) (18.3) 9.7 (8.4) (14.4) (1.8)
Distributions (42.5) (14.2) (6.0) - - - - (0.8) (11.6)
Fair value movement on cash
flow hedges taken to equity 18 (5.3) - - - - - R B
Loan advances - - - 55.4 - 79.5 - - -
Loan repayments - - - - (13.5) (3.4) - (181.6) -
At 31 March 2008 73.0 69.9 179.6 346.7 289.3 284.4 64.5 9.0 94.2

Notes:

1. Other principally includes The Martineau Galleries Limited Partnership, the Ebbsfleet Limited Partnership, the A2 Limited Partnership, Parc Tawe and Investors in the

Community (IIC).

2. The difference between the book value and the market value is the amount included in prepayments in respect of lease incentives, head leases capitalised and properties

treated as finance leases.
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Non-current assets classified as held for sale 2835 2,568.9 664.1

Liabilities directly associated with non-current assets classified as held for sale (117.6) (1,655.9) (427.7)

165.9 913.0 236.4

Non current assets and liabilities held for sale at 30 September 2008 represents a number of PPP investments which will be sold to Trillium
Investment Partners LP or to third parties. The net carrying value of the disposal group is based on its fair value less costs to sell at the date of
acquisition, as adjusted to reflect cash advanced and cash returned from the disposal group. The disposal group represents a discontinued
operation. The Group has not recognised any profits or losses in respect of this discontinued operation (other than the £17.3m profit on
disposal of 13 projects sold to Trillium Investment Partners LP and a £2.6m impairment charge) in the six months ended 30 September 2008.
The disposal group is held in the Trillium segment.

Set out below is an analisis of the movements within the disiosal iroui for the six months ended 30 Seitember 2008:

Book value at 1 April 2008 236.4
Projects transferred from Investments in Public Private Partnership contracts 17.2
Projects sold to Trillium Investment Partners LP (83.7)
Impairments (2.6)
Cash received from the disposal group (1.4)

165.9
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Sterling
4.625 per cent Notes due 2013 @ 300.0 299.8 - 299.8 Fixed 47 2.3 288.1 (11.7)
5.292 per cent Notes due 2015 ) 391.5 391.0 - 391.0 Fixed 5.3 5.2 365.1 (25.9)
4.875 per cent Notes due 2019 @ 400.0 396.3 - 396.3 Fixed 5.0 9.1 347.4 (48.9)
5.425 per cent Notes due 2022 @ 255.3 254.6 - 254.6 Fixed 55 11.5 223.3 (31.3)
4.875 per cent Notes due 2025 ) 300.0 297.1 - 297.1 Fixed 4.9 15.0 237.2 (59.9)
5.391 per cent Notes due 2026 210.7 209.8 - 209.8 Fixed 5.4 15.4 173.0 (36.8)
5.391 per cent Notes due 2027 @ 611.2 608.5 - 608.5 Fixed 5.4 16.5 496.7 | (111.8)
5.376 per cent Notes due 2029 ) 317.9 316.3 - 316.3 Fixed 5.4 19.0 252.7 (63.6)
5.396 per cent Notes due 2032 @ 322.9 321.1 - 321.1 Fixed 5.4 21.8 258.4 (62.7)
5.125 per cent Notes due 2036 500.0 498.5 - 498.5 Fixed 5.1 25.4 3845 | (114.0)
DWP term loan @ 101.3 101.3 - 101.3 | Floating 6.6 0.2 101.3 -
Syndicated bank debt @ 1,243.4 | 1,239.6 - 1,239.6 | Floating 6.1 - 1,243.4 3.8
Bilateral facilities © 625.0 625.0 - 625.0 | Floating 6.1 0.1 625.0 -
Acquisition loan notes © 106.4 - 106.4 106.4 | Floating 5.1 - 106.4 -
5,685.6 5,558.9 106.4 5,665.3 51025  (562.8)
Amounts payable under finance leases 77.2 77.2 - 77.2 Fixed 5.5 93.4 88.9 11.7
5,762.8 5,636.1 106.4 5,742.5 5191.4  (551.1)
Fair value of derivative instruments
Interest rate swaps
Qualifying hedges 274.3 2.2 - 2.2 52 5.6 2.2 -
Non-qualifying hedges 2,130.0 5.2 - 5.2 5.2 1.6 5.2 -
Foreign currency swaps — qualifying
hedges 25.6 0.5 - 0.5 - 1.5 0.5 -
2,429.9 7.9 - 7.9 7.9 -
Bond exchange de-recognition® (505.6) - (505.6) - 505.6
Total borrowings 5,138.4 106.4  5,244.8 5,199.3 (45.5)
Less: borrowings falling due within one year (106.4)
Less: derivative financial instruments - liabilities (7.9)
Plus: bond exchange de-recognition falling due within one year 12.2
Less: amounts payable under finance leases falling due within one year (2.3)

Non-current borrowings 5,140.4
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Sterling
4.625 per cent Notes due 2013 @ 300.0 299.7 - 299.7 Fixed 4.6 3.3 287.1 (12.6)
5.292 per cent Notes due 2015 @ 3915 390.8 - 390.8 Fixed 5.3 6.2 378.8 (12.0)
4.875 per cent Notes due 2019 ) 400.0 395.9 - 395.9 Fixed 4.9 10.1 366.4 (29.5)
5.425 per cent Notes due 2022 @ 255.3 254.5 - 254.5 Fixed 5.4 12.5 245.6 (8.9)
4.875 per cent Notes due 2025 @ 300.0 297.0 - 297.0 Fixed 4.9 16.0 271.4 (25.6)
5.391 per cent Notes due 2026 ) 210.7 209.8 - 209.8 Fixed 5.4 16.4 200.9 (8.9)
5.391 per cent Notes due 2027 @ 611.3 608.4 - 608.4 Fixed 5.4 17.5 582.2 (26.2)
5.376 per cent Notes due 2029 @ 317.9 316.3 - 316.3 Fixed 5.4 20.0 303.5 (12.8)
5.396 per cent Notes due 2032 ) 322.9 321.0 - 321.0 Fixed 5.4 22.8 307.2 (13.8)
5.125 per cent Notes due 2036 500.0 498.5 - 498.5 Fixed 5.1 26.4 464.3 (34.2)
Bank facility due 2010 155 155 - 15.5 | Floating 6.5 0.1 155 -
Euro Commercial Paper @ 29.7 - 29.7 29.7 | Floating 6.1 0.5 29.7 -
DWP term loan @ 134.1 134.1 - 134.1 | Floating 6.1 0.3 134.1 -
Syndicated bank debt ) 1,380.0 | 1,380.0 - 1,380.0 | Floating 6.2 0.1 | 1,380.0 -
Bilateral facility © 855.6 855.6 - 855.6 | Floating 6.3 - 855.6 -
Acquisition loan notes © 112.7 - 112.7 112.7 | Floating 46 - 112.7 -
Bank overdraft 55.3 - 55.3 55.3 | Floating - - 55.3 -
Money market borrowings 89.2 89.2 - 89.2 | Floating 6.2 0.2 89.2 -
6,281.7 6,066.3 197.7 6,264.0 6,079.5 (184.5)
Euro
Syndicated bank debt 27.4 27.4 - 27.4 | Floating 4.4 0.3 27.4 -
Bilateral facility 27.9 27.9 - 27.9 | Floating 4.5 - 27.9 -
Euro Commercial Paper @ 29.3 - 29.3 29.3 | Floating 6.6 0.1 29.3 -
84.6 55.3 29.3 84.6 84.6 -
US Dollars
Euro Commercial Paper @ 5.4 - 5.4 5.4  Floating 6.0 - 5.4 -
Amounts payable under finance leases 70.1 70.1 - 70.1 Fixed 5.5 87.8 79.2 9.1
6,441.8 6,191.7 2324 6,424.1 6,248.7 (175.4)
Fair value of derivative instruments
Interest rate swaps
Qualifying hedges 168.2 (2.6) - (2.6) 5.1 5.9 (2.6) -
Non-qualifying hedges 1,565.0 (7.8) - (7.8) 5.1 3.1 (7.8) -
Foreign currency swaps — qualifying
hedges 34.7 (1.1) - (1.1) 6.5 0.1 (1.1) -
1,767.9 (11.5) - (11.5) (11.5) -
Bond exchange de-recognition® (516.8) - (516.8) - 516.8
Total borrowings 5,663.4 2324 5,895.8 6,237.2 341.4
Less: bank overdraft (55.3)
Less: borrowings falling due within one year (1,212.5)
Plus: derivative financial instruments - assets 115
Plus: bond exchange de-recognition falling due within one year 11.2
Less: amounts payable under finance leases falling due within one year (2.1)
Non-current borrowings 4,648.6
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Sterling
4.625 per cent Notes due 2013 o 300.0 299.7 - 299.7 Fixed 4.7 2.8 292.9 (6.8)
5.292 per cent Notes due 2015 @ 3915 390.9 - 390.9 Fixed 5.3 5.7 384.0 (6.9)
4.875 per cent Notes due 2019 ) 400.0 396.1 - 396.1 Fixed 5.0 9.6 369.9 (26.2)
5.425 per cent Notes due 2022 @ 255.3 254.5 - 254.5 Fixed 5.5 12.0 240.0 (14.5)
4.875 per cent Notes due 2025 @ 300.0 297.0 - 297.0 Fixed 4.9 15.5 257.2 (39.8)
5.391 per cent Notes due 2026 ) 210.7 209.8 - 209.8 Fixed 5.4 15.9 190.5 (19.3)
5.391 per cent Notes due 2027 @ 611.2 608.5 - 608.5 Fixed 5.4 17.0 547.6 (60.9)
5.376 per cent Notes due 2029 317.9 316.3 - 316.3 Fixed 5.4 19.5 283.4 (32.9)
5.396 per cent Notes due 2032 ) 322.9 321.0 - 321.0 Fixed 5.4 22.3 285.2 (35.8)
5.125 per cent Notes due 2036 500.0 498.5 - 498.5 Fixed 5.1 25.9 426.6 (71.9)
Bank facility due 2010 155 155 - 15.5 | Floating 6.4 0.1 155 -
Euro Commercial Paper @ 19.8 - 19.8 19.8 | Floating 5.8 0.1 19.8 -
DWP term loan @ 124.4 124.4 - 124.4 | Floating 6.4 0.3 124.4 -
Syndicated bank debt ) 865.0 865.0 - 865.0 | Floating 5.8 - 865.0 -
Bilateral facility © 1,065.4 | 1,065.4 - 1,065.4 | Floating 5.9 - 1,065.4 -
Acquisition loan notes © 106.4 - 106.4 106.4 | Floating 5.4 0.5 106.4 -
Bank overdraft 1.4 - 1.4 1.4 | Floating - - 1.4 -
Money market borrowings 45.0 - 45.0 45.0 | Floating 5.7 0.1 45.0 -
5,852.4 5,662.6 172.6 5,835.2 5,520.2 (315.0)
Euro
Euro Commercial Paper ? ‘ 355 - ‘ 35.5 ‘ 355 ‘ Floating 4.7 0.1 355 - ‘
Amounts payable under finance leases 67.3 67.3 - 67.3 Fixed 5.5 88.5 79.5 12.2
5,955.2 5,729.9 208.1 5,938.0 5,635.2 (302.8)
Fair value of derivative instruments
Interest rate swaps
Qualifying hedges 145.7 0.8 - 0.8 5.1 6.3 0.8 -
Non-qualifying hedges 1,880.0 9.9 - 9.9 5.2 17 9.9 -
Foreign currency swaps — qualifying
hedges 355 (4.3) - (4.3) 4.7 0.1 (4.3) -
2,061.2 6.4 - 6.4 6.4 -
Bond exchange de-recognition® (511.5) - (511.5) - 511.5
Total borrowings 5,224.8 208.1 5,432.9 5,641.6 208.7
Less: bank overdraft (1.4)
Less: borrowings falling due within one year (802.1)
Less: derivative financial instruments - liabilities (10.7)
Plus: derivative financial instruments - assets 4.3
Plus: bond exchange de-recognition falling due within one year 11.7
Less: amounts payable under finance leases falling due within one year (2.2)
Non-current borrowings 4,632.5
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1. The Notes have an anticipated maturity date of two years earlier than the legal maturity date as stated. During the two years prior to the
legal maturity date, the Notes incur interest at three month LIBOR plus a margin. The maturity profiles have been calculated using the
anticipated maturity date. The Notes and the committed bank facilities are secured on a fixed and floating pool of assets (the Security
Group). This grants the Group’s debt investors security over a pool of investment properties valued at £9,993.3m at 30 September 2008
(30 September 2007: £12.4bn; 31 March 2008: £11.0bn). The amount borrowed against these assets was £5,334.5m (30 September
2007: £5,964.2m; 31 March 2008: £5,595.2m). The secured debt structure has a tiered covenant regime which gives the Group substantial
operational flexibility when the loan-to-value and interest rate cover in the Security Group are less than 65% and more than 1.45 times
respectively. If these limits are exceeded, operational restrictions increase significantly and could act as an incentive to reduce gearing. At
30 September 2008 the loan-to-value ratio was 53.4%.

2. Euro Commercial Paper is unsecured. However, the amount drawn is required to be supported by an unutilised committed bank facility,
which is a secured facility.

3.  The DWP term loan was refinanced in December 2006 and expires in December 2017. It is secured on the freehold and long leasehold
properties acquired from the Department of Work and Pensions. The carrying amount of the properties concerned was £339.9m at 30
September 2008 (30 September 2007: £363.4m; 31 March 2008: £364.0m).

4. At 30 September 2008, the Group had two syndicated bank facilities, being £1.5bn and £352.0m. In August 2006, the Group refinanced its
£1.5bn syndicated bank facility with the effect of extending its legal final maturity to August 2013. This facility is committed and secured on
the assets of the Security Group. The maturity profile has been calculated to August 2012, because of onerous operational restrictions in
the twelve months prior to the legal final maturity. In May 2008, the Group entered into a five year £352.0m syndicated bank facility for the
development of Leeds Trinity Quarter. This facility is committed and secured on this asset. The maturity profile is calculated on the basis
that it is the Group’s intention to retain the existing loan to maturity of the facility.

5. During the six months ended 30 September 2008, the Group has refinanced and extended three of the existing committed bilateral facilities
and established two new committed bilateral facilities all of which are secured on the assets of the Security Group. The four drawn facilities
have initial maturities in July and August 2010, with a term out option to extend for a further year. The maturity profiles have been
calculated assuming the term out options are not utilised, because of onerous operational restrictions in the twelve months prior to the legal
final maturity date. The fifth facility has an initial maturity of September 2009, with an option to extend for two further years. However, due
to the onerous operational restrictions that arise in the last twelve months, the maturity profile has been calculated on the basis that the
facility would be extended for a single year.

6. The acquisition loan notes were issued by Retail Property Holdings Trust Limited, a subsidiary of the Group, as partial consideration for the
purchase of Tops Estates PLC and the LxB portfolio. The notes are unsecured, however, they have the benefit of a commercial bank
guarantee. Interest is calculated with reference to six month LIBOR. Although, the notes are due to be redeemed in 2015, in September
2008, the loan note holders gave notice that they wished to redeem most of the loan notes. £105.1m have been redeemed post 30
September 2008. The balance of £1.3m will be repaid by 31 December 2008, as the Group has given notice to repay the remaining
amount since the balance sheet date. Accordingly, the notes have been classified as current liabilities.

7. For foreign currency amounts, the nominal/notional value is the Sterling equivalent of the principal amount at the period end date.

8. On 3 November 2004, a debt refinancing was completed resulting in the Group exchanging all of its outstanding bond and debenture debt
for new Notes. The new Notes do not meet the IAS 39 requirement to be substantially different from the debt that it replaced.
Consequently the book value of the new Notes is reduced to the book value of the original debt (‘the bond exchange de-recognition
adjustment’). The adjustment will be amortised to zero over the life of the new Notes.

9. Before the effect of derivative instruments.

10. The Group’s Notes are listed on the Irish Stock Exchange and their fair values are based on their respective market prices. The fair value
of interest rate swaps is based on the market price of comparable instruments at the balance sheet date. The fair values of short-term
deposits, loans and overdrafts are assumed to approximate to their book values, as are the values of longer-term, floating rate bank loans.

Financial risk management

Financial risk factors
The Group’s overall risk management programme focuses on the unpredictability of financial markets and seeks to minimise potential adverse
effects on the Group’s financial performance. The Group uses derivative financial instruments to hedge certain risk exposures.

The Group’s operations and debt financing expose it to a variety of financial risks. The main risks arising include credit risk, liquidity risk and
market risk, the latter in respect of both interest rates and foreign exchange.

The exposure to each risk, how it arises and policies for managing each risk for the period is summarised below:

Credit risk

The Group'’s principal financial assets are bank balances and cash, trade and other receivables, finance lease receivables and short-term
investments. The Group’s credit risk is primarily attributable to its trade and finance lease receivables. The amounts presented in the balance
sheet are net of allowances for doubtful receivables. An allowance for impairment is made where there is objective evidence that the Group will
not be able to collect all amounts due according to the original terms of the receivables concerned. The balance is low relative to the scale of
the balance sheet and therefore the credit risk of trade receivables is considered to be low.

Finance lease receivables relate to amounts receivable from tenants in respect of tenant finance leases. This is not considered a significant
credit risk as the tenants are generally of good financial standing.

The credit risk on liquid funds and derivative financial instruments is limited due to the Group’s policy of monitoring counterparty exposures.
The Group has no significant concentration of credit risk, with exposure spread over a large number of counterparties.
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Liquidity risk
The Group actively maintains a mixture of long-term and short-term committed facilities that are designed to ensure that the Group has sufficient
available funds for operations and committed investments. The Group’s undrawn committed borrowing facilities are monitored against projected
cash flows. The expiry periods of the Group's undrawn committed borrowing facilities in nominal terms are:

More than one year but not more than two years 265.0 - 25.0
More than two years but not more than five years 608.6 2.1 2.0
More than five years - 743.0 584.0

873.6 745.1 611.0

The undrawn committed borrowing facilities are net of amounts drawn under both the syndicated bank facilities and the Euro Commercial Paper
programme.

Market risk
The Group is exposed to market risk through interest rates, currency fluctuations and availability of liquidity.

Interest rates

The Group uses interest rate swaps and similar instruments (forward rate agreements, forward starting swaps, and gilt locks) to manage its
interest rate exposure. With property and interest rate cycles typically of four to seven years duration, the Group’s target is to have a minimum
of 80% of anticipated debt at fixed rates of interest and a maximum of 20% floating over this timeframe. Due to a combination of factors,
principally the high level of certainty required under IAS 39 ‘Financial Instruments: Recognition and Measurement’, hedging instruments used in
this context do not qualify for hedge accounting. Specific hedges are also used in geared joint ventures to fix the interest exposure on limited
recourse debt.

At 30 September 2008 the Group (including joint ventures) had £2.8bn of hedges in place, and its debt was 81% fixed. Consequently, based on
30 September 2008 debt levels, a 1% change in LIBOR would decrease or increase the Group’s annual profit before tax by £11.4m. The
sensitivity has been calculated by applying the interest rate change to the variable rate borrowings, net of interest rate swaps and cash, at the
period end.

Foreign exchange
Foreign exchange risk arises when future commercial transactions or recognised assets or liabilities are denominated in a currency that is not
the Group’s functional currency.

The Group does not normally enter into any foreign currency transactions as it is UK based. However, the Group is able to raise debt in
currencies other than Sterling, and where this occurs it is the Group’s policy to hedge 100% of the exposure by entering into currency swaps to
fix the sterling value of debt. Therefore the Group’s foreign exchange risk is low.

Financial maturity analysis
The interest rate and currency profiles of the Group’s undiscounted borrowings, after taking into account the effect of the foreign currency swaps
and interest rate swaps, are set out below:

Sterling 4,561.0 1,201.8 5,762.8 5,395.2 973.6 6,368.8 4,402.5 1,552.7 5,955.2
Euro - - - - 55.3 55.3 - - -

4,561.0 1,201.8 5,762.8 5,395.2 1,028.9 6,424.1 4,4025 1,552.7 5,955.2

One year or less, or on demand 108.7 - 108.7 243.0 1,028.9 1,271.9 172.2 633.5 805.7
More than one year but no more than two

years 116.0 511.3 627.3 2.2 - 2.2 464.4 38.0 502.4
More than two years but no more than

five years 882.3 667.4  1,549.7 22.0 - 22.0 321.9 - 321.9
More than five years 3,454.0 23.1 3,477.1 5,128.0 - 5128.0 3,444.0 881.2 4,325.2

45610 1,201.8 5,762.8 5,395.2 1,028.9 6,424.1 4,4025 1,552.7 5,955.2
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rofiles of the Group's derivative instruments are as follows:
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One year or less, or on demand 156.1 - 156.1 299.4 34.7 334.1 178.9 35.5 214.4

More than one year but no more than two

years 144.0 25.6 169.6 171.6 - 171.6 46.7 - 46.7

More than two years but no more than

five years 2,026.0 - 2,026.0 1,183.5 - 1,183.5 1,721.9 - 1,721.9

More than five years 78.2 - 78.2 78.7 - 78.7 78.2 - 78.2
2,404.3 256 2,4299 1,733.2 34.7 1,767.9 2,025.7 355 2,061.2

Analysis of the movement in the balance sheet asset

At the beginning of the period (11.0) 5.6 5.6
Charge to operating profit 0.7 1.0 2.1
Expected return on plan assets (4.5) (4.3) (9.0)
Interest on schemes’ liabilities 4.2 3.9 8.1
Employer contributions (3.0) (1.1) (2.0)
Actuarial losses / (gains) 10.2 1.1 (15.8)
At the end of the period (3.4) 6.2 (11.0)

Deferred tax is provided as follows:

Excess of capital allowances over depreciation — operating properties 0.2 4.7 0.7
Capitalised interest — operating properties 0.9 0.9 0.9
Other temporary differences - (1.3) (0.2)
Total deferred tax 11 4.3 15
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At 1 April 2007 47.0 (14.5) 7.9 51.5 30.5 10,668.9 10,791.3
Exercise of options 0.1 - - 14 - - 15
Fair value movement on cash flow hedges — Group - - - - - 0.2 0.2
— joint ventures - - - - - 2.4 2.4
Fair value of share-based payments - - 2.3 - - - 2.3
Own shares acquired - (9.4) - - - (71.7) (81.1)
Cost of shares awarded to employees - 1.9 (1.9) - - - -
Actuarial losses on defined benefit pension schemes - - - - - (1.1) (1.1)
Dividend paid (note 6) - - - - - (159.5) (159.5)
Profit for the financial period - - - - - 367.0 367.0
At 30 September 2007 47.1 (22.0) 8.3 52.9 30.5 10,806.2 10,923.0
Exercise of options - - - 3.7 - - 3.7
Fair value movement on cash flow hedges — Group - - - - - (3.4) (3.4)
— joint ventures - - - - - (5.9) (5.9)
Fair value of share-based payments - - 2.7 - - - 2.7
Own shares acquired - - - - - (6.5) (6.5)
Cost of shares awarded to employees - (0.3) 0.3 - - - -
Actuarial gains on defined benefit pension schemes - - - - - 16.0 16.0
Dividend paid (note 6) - - - - - (148.9) (148.9)
Loss for the financial period - - - - - (1,197.8) (1,197.8)
At 31 March 2008 47.1 (22.3) 11.3 56.6 305 9459.7 19,5829
Exercise of options - - - 1.7 - - 1.7
Fair value movement on cash flow hedges — Group - - - - - (1.9) (1.9)
— joint ventures - - - - - 14 1.4
Fair value of share-based payments - - 4.4 - - - 4.4
Cost of shares awarded to employees - 4.3 (4.3) - - - -
Actuarial losses on defined benefit pension schemes - - - - - (10.2) (10.2)
Dividend paid (note 6) - - - - - (148.8) (148.8)
Loss for the financial period - - - - - (1,725.4) (1,725.4)
At 30 September 2008 47.1 (18.0) 11.4 58.3 30.5 7,574.8 7,704.1

* Included within retained earnings are cumulative gains in respect of cashflow hedges (principally interest rate swaps) of £3.9m (30 September
2007: £13.7m; 31 March 2008: £4.4m).

Own shares represent the cost of shares purchased in Land Securities Group PLC by the Employee Share Ownership Plan (ESOP) which is
operated by the Group in respect of its commitment to the Deferred Bonus Shares Scheme. The number of shares held by the ESOP at 30
September 2008 was 1,030,818 (30 September 2007: 1,320,086; 31 March 2008: 1,336,275).

In July 2007 and 2008 the shareholders at the Annual General Meeting authorised the acquisition of shares issued by the Company
representing up to 10% of its share capital to be held as treasury shares. At 30 September 2008 the Group owned 5,896,000 (30 September
2007: 5,446,000; 31 March 2008: 5,896,000) shares with a market value of £73.7m (30 September 2007: £91.7m; 31 March 2008: £87.6m).



