










Resolution 8 – Directors’ remuneration report
The resolution proposes that the directors’ remuneration report
for the year ended 30 December 2007 be approved by the meeting.
The report is set out in pages 31 to 36 of this report.

Resolution 9 – Directors’ authority to allot securities
Section 80 of the Companies Act 1985 requires shareholders’
authority for the directors to allot new shares or convertible
securities, other than shares which may be allotted under
employee share schemes. Under resolution 9, which is proposed
as an ordinary resolution, the directors seek authority to allot
shares up to an aggregate nominal value of £2,372,464,
representing one-third of the nominal value of the Company’s
share capital in issue at 9 April 2008 (being the last practicable
date prior to the publication of this report). The authority will expire
at the conclusion of the Company’s AGM in 2009. This authority
complies with guidelines issued by institutional investors.
The directors have no immediate plans to make use of this
authority. As at the date of this report the Company does not hold
any ordinary shares in the capital of the Company in treasury.

Special resolutions
Resolution 10 – Pre-emption rights
Under section 89 of the Companies Act 1985, when new shares
are allotted or treasury shares are sold for cash, they must first be
offered to existing shareholders pro rata to their holdings. This
special resolution renews, for the period ending on the date of the
next Annual General Meeting, the authorities previously granted
to the directors to: (a) allot shares of the Company in connection
with a rights issue or other pre-emptive offer; and (b) otherwise
allot shares of the Company, or sell treasury shares for cash, up to
an aggregate nominal value of £355,870 (representing in accordance
with institutional investor guidelines, approximately 5% of the
share capital in issue as at 9 April 2008 (being the last practicable
date prior to the publication of this report)) as if the pre-emption
rights contained in section 89 did not apply. The directors have
no immediate plans to make use of these authorities.

Resolution 11 – Authority to purchase own shares
At the last AGM in 2007, the Company was granted authority
to make purchases in the market of its own shares, subject to
specified limits. This authority, which has not as yet been fully
exercised, expires at the conclusion of the Company’s 2008 AGM.
Therefore by resolution 11, it is proposed as a special resolution
that this authority in respect of the Company is renewed.

The power is limited to a maximum aggregate number of
10,604,916 ordinary shares (representing 14.9% of the issued
share capital as at 9 April 2008 (being the latest practicable date
prior to publication of this report)) and details the minimum and
maximum prices that can be paid, exclusive of expenses. This
resolution authorises the Company to pay a maximum price for an
ordinary share that is an amount equal to the higher of: (i) 105% of
the average market price for an ordinary share for the five dealing
days preceding any such purchase; or (ii) the higher of the last
independent trade for an ordinary share and the highest current
independent bid for an ordinary share as derived from the trading
venue where the purchase is carried out. The authority conferred by
this resolution will expire at the conclusion of the 2009 AGM or 15
months from the passing of this resolution, whichever is the earlier.

The shares repurchased by the Company under the renewed
authority would either be cancelled or held as treasury shares.
No dividends may be paid on shares which are held as treasury
shares and no voting rights are attached to them. Once held in
treasury, treasury shares may be cancelled, sold for cash or used

for the purpose of employee share schemes. The Company
currently holds no shares in treasury.

The directors have no present intention of exercising the authority
to purchase the Company’s ordinary shares. The directors would
only purchase shares if, in their opinion, the expected effect would
be to result in an increase in asset value per share and would
benefit shareholders generally.

The total number of options to subscribe for new ordinary shares
in the Company as at 9 April 2008 was 315,000 representing
0.44% of the Company’s issued share capital as at 9 April 2008.
Such number of options to subscribe for new ordinary shares
would represent approximately 0.52% of the reduced issued share
capital of the Company assuming full use of the authority to make
market purchases sought under resolution 11.

Resolution 12 – Amendments to the Company’s Articles of
Association – Conflicts of interest
The Companies Act 2006 sets out directors’ general duties which
largely codify the existing law but with some changes. Under the
Companies Act 2006, from 1 October 2008 a director must avoid a
situation where he has, or can have, a direct or indirect interest that
conflicts, or possibly may conflict with the Company’s interests.
The requirement is very broad and could apply, for example, if a
director becomes a director of another company or a trustee of
another organisation. The Companies Act 2006 allows directors
of public companies to authorise conflicts and potential conflicts,
where appropriate, where the Articles of Association contain a
provision to this effect. The Companies Act 2006 also allows the
Articles of Association to contain other provisions for dealing
with directors’ conflicts of interest to avoid a breach of duty.
Resolution 12, proposed as a special resolution, will, if passed,
amend the Articles of Association of the Company to include
such provisions. The amended Articles of Association will give the
directors authority to approve such situations and will include
other provisions to allow conflicts of interest to be dealt with in
a similar way to the current position.

There are safeguards which will apply when directors decide
whether to authorise a conflict or potential conflict. Firstly, only
directors who have no interest in the matter being considered will
be able to take the relevant decision, and secondly, in taking the
decision the directors must act in a way they consider, in good
faith, will be most likely to promote the Company’s success.
The directors will be able to impose limits or conditions when
giving authorisation if they think this is appropriate.

It is also proposed that the amended Articles of Association should
contain provisions relating to confidential information, attendance
at Board meetings and availability of Board papers to protect a
director from being in breach of duty if a conflict of interest or
potential conflict of interest arises. These provisions will only
apply where the situation giving rise to the potential conflict has
previously been authorised by the directors. It is the Board’s
intention to report annually on the Company’s procedures for
ensuring that the Board’s powers to authorise conflicts are
operated effectively.

Resolution 13 – Electronic and web communications
Provisions of the Companies Act 2006 which came into force in
January 2007 enable companies to communicate with members
by electronic and/or website communications. Resolution 13, which
is proposed as a special resolution, will allow the Company to take
advantage of the new provisions relating to website communications
and permit the Company to use website communication as the
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default position without sending documents to shareholders.
Before the Company can communicate with a member by means
of website communication, the relevant member must be asked
individually by the Company to agree that the Company may send
or supply documents or information to him by means of a website,
and the Company must either have received a positive response or
have received no response within the period of 28 days beginning
with the date on which the request was sent. The Company will
notify the member (either in writing, or by other permitted means)
when a relevant document or information is placed on the website
and a member can always request a hard copy version of the
document or information.

By order of the Board

F Desai
Company Secretary
10 April 2008

The directors are responsible for preparing the annual report,
directors’ remuneration report and the financial statements
in accordance with applicable law and regulations.

Company law requires the directors to prepare financial statements
for each financial year. The directors are required by the IAS
Regulation to prepare the Group financial statements under
International Financial Reporting Standards (IFRS) as adopted
by the European Union. The Group financial statements are also
required by law to be properly prepared in accordance with the
Companies Act 1985 and Article 4 of the IAS Regulation.

International Accounting Standards require that IFRS financial
statements present fairly for each financial year the Company’s
financial position, financial performance and cash flows. This
requires the faithful representation of the effects of transactions,
other events and conditions in accordance with the definitions and
recognition criteria for assets, liabilities, income and expenses set
out in the International Accounting Standards Board’s framework
for the preparation and presentation of financial statements.
In virtually all circumstances, a fair presentation will be achieved
by compliance with all applicable IFRS. However, directors are
also required to:

• properly select and apply accounting policies;
• present information, including accounting policies, in a manner

that provides relevant, reliable, comparable and understandable
information; and

• provide additional disclosures when compliance with the
specific requirements in IFRS are insufficient to enable users
to understand the impact of particular transactions, other
events and conditions on the entity’s financial position and
financial performance.

The directors have elected to prepare the parent company
financial statements in accordance with United Kingdom
Generally Accepted Accounting Practice (United Kingdom
Accounting Standards and applicable law). The parent company
financial statements are required by law to give a true and
fair view of the state of affairs of the Company. In preparing
these financial statements, the directors are required to:

• select suitable accounting policies and then apply them
consistently;

• make judgements and estimates that are reasonable and
prudent; and

• state whether applicable UK Accounting Standards have
been followed, subject to any material departures disclosed
and explained in the financial statements.

The directors are responsible for keeping proper accounting
records that disclose with reasonable accuracy at any time the
financial position of the Company and enable them to ensure
that the parent company financial statements comply with the
Companies Act 1985. They are also responsible for safeguarding
the assets of the Company and hence for taking reasonable steps
for the prevention and detection of fraud and other irregularities.

The directors are responsible for the maintenance and integrity
of the corporate and financial information included on the
Company’s website. Legislation in the United Kingdom governing
the preparation and dissemination of financial statements may
differ from legislation in other jurisdictions.
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No options have been granted under the Closed Schemes following
the expiry of the shareholder approval for that plan in May 1998.
In addition, no further awards will be made under the 1998
Schemes which have been supplanted by the LTIP and CAP plans.

The terms of the LTIP permit the Committee to make conditional
awards of shares to participants annually with a market value not
exceeding 100% of the participants’ basic salary. All the executive
directors together with other key executives of the Company are
participants in the LTIP. 200,794 shares were conditionally awarded
to the participants in 2007.

All LTIP awards are subject to meeting performance conditions in
order to incentivise and retain key executives to increase the return
on capital by aligning their interests with those of the shareholders
of the Company. Details of the awards made in 2007 and a
summary of the performance conditions are set out under the
heading “Long Term Incentive Plan” below.

All key executives including the executive directors are participants
in the CAP. The terms of the CAP permit the Committee to make
awards to the participants annually that will entitle them to receive
payments in aggregate of up to 30% of the performance fees
receivable by the Company from The Mall, Junction and X-Leisure
Funds. The performance fees are subject to rigorous performance
conditions and thus the CAP payments are indirectly subject to
the performance fee. To the extent that awards ultimately vest,
the individual entitlements are reduced by 80% of the initial value
of the shares awarded under the LTIP. No CAP awards were made
for 2007 to any participants.

Pension arrangements
The Company makes contributions, at proportional rates to basic
salary, to defined contribution pension schemes of each executive
director’s choice, except in the cases of M Barber, X Pullen and
A Lewis-Pratt, where salary supplements of £56,738; £48,404
and £17,452, in lieu of pension contributions, were paid to
them respectively.

Other benefits
Benefits consist of private medical insurance cover, permanent
health insurance cover, critical illness cover and additional salary
in lieu of a company car.

Service contracts
Each of the present executive directors has a rolling service
agreement which can be terminated on one year’s notice by either
party, except in the case of W Sunnucks who can terminate his
service agreement by giving six months’ notice. In the event of early
termination of an executive director’s agreement, the Committee
will determine the amount of compensation (if any) to be paid by
reference to the circumstances of the case at the time. It is the
Committee’s policy not to reward poor performance and to take
account of the executive director’s duty to mitigate loss.

The dates of the executive directors’ service agreements are
as follows:

M Barber 28 October 1993
X Pullen 28 October 1993
K Ford 17 May 1996
A Lewis-Pratt 20 January 1998
W Sunnucks 15 October 2002
PY Gerbeau 14 April 2003
H Scott-Barrett 9 March 2008

Unaudited information
Remuneration Committee
The Company has a Remuneration Committee appointed by the
Board, consisting entirely of non-executive directors. Throughout
the year, the members were M Wolstenholme (Chairman), P Newton
and P Stobart. The terms of reference of the Remuneration
Committee are available for inspection on the Company’s website.

The Committee is responsible for setting the remuneration policy
for the executive directors and senior employees. The Committee
determines the terms of the service agreements, salaries and
discretionary bonus payments, as well as deciding on the awards
to be made to all participants in the Long Term Incentive Plan
and Capital Appreciation Plan. Advice from independent external
advisers is obtained when required but none was considered
necessary during 2007. Since the year end, the Committee has
sought advice from PricewaterhouseCoopers in respect of the
Company’s incentive schemes going forward as the current
schemes expire at this year’s AGM.

Remuneration policy
The Committee seeks to ensure that the total remuneration
received by the executive directors under their contracts is
competitive within the property industry and will motivate
them to perform at the highest level.

In order to align the interests of executive directors with the
interests of shareholders, a significant proportion of directors’
remuneration is performance related through the use of annual
bonus and incentive schemes. Performance-related payments
are deferred to aid retention, but are uncapped in line with practice
in the private equity and property fund management industry.

In addition, the Committee aims to achieve an appropriate balance
between directors’ remuneration packages and those of other
key management.

Basic salaries
The Committee’s policy is to set the basic salaries of executive
directors at levels which reflect their roles, experience and the
practices in the employment market. The basic salaries are set
with reference to the FTSE 350 Real Estate comparative group.
The executive directors have not received a salary increase since
2005 as there has been a focus on performance pay and not a
fixed base rate.

Annual bonus scheme
The Committee may award cash bonuses to executive directors
up to 100% of salary based on the Committee’s independent
assessment of the Company’s financial performance during the
year and the individual contribution made by each executive
director. Individual contributions are assessed on business building
(success in growing the business), financial results (total return and
return on equity), team building (indicated by low staff turnover
and progress in developing key individuals) and financial control
(adequate reporting, systems and procedures). No bonuses were
awarded to the executive directors for 2007 due to the poor
financial performance.

Incentive schemes
The Company has three incentive schemes under which awards
currently subsist:

• The 1998 Share Option Schemes (the “1998 Schemes”)
• The Long Term Incentive Plan ( the “LTIP”)
• The Capital Appreciation Plan (the “CAP”).



32

Directors’ remuneration report continued

Capital & Regional Annual Report 2007

For every Acquired Share, the Trustee agreed to provide a maximum
of three matching shares (“Matching Shares”) at the end of a three
year vesting period (the “Vesting Period”), as follows:

• One share in the company without a performance condition,
(“Match 1”); plus

• Up to one further share in the Company subject to the
performance condition described below (“Match 2”); plus

• Up to one further share in the Company subject to a tougher
performance condition described below (“Match 3”).

Conditions
The vesting of all Matching Shares is subject to H Scott-Barrett
remaining in employment with the Group during the Vesting Period
(subject to the specified exceptions referred to below) and not
transferring or otherwise disposing of the Acquired Shares during
that period.

100% of Match 2 will vest if the Company’s total shareholder
return (“TSR”) is at least equal to the upper quartile of the TSR
performance of the constituent companies of the FTSE Real
Estate sector. 20% of Match 2 vests for median performance and
between median and upper quartile vesting is on a straight-line
basis. In addition, none of Match 2 will vest unless the Company’s
TSR is at least 8% per annum over the Vesting Period.

100% of Match 3 will vest if the Company’s TSR is at least equal
to the upper decile of the TSR performance of the constituent
companies of the FTSE Real Estate sector. Match 3 does not vest
for performance below upper decile. In addition, none of Match 3
will vest unless the Company’s TSR is at least 15% per annum over
the Vesting Period.

Rights over shares
H Scott-Barrett retains the right to vote the Acquired Shares and
to receive any dividends or other distributions which may be made
in respect of the Acquired Shares.

H Scott-Barrett has no rights over Matching Shares unless and until
they vest. Dividend equivalents are not paid on Matching Shares
which vest.

Cessation of employment
If H Scott-Barrett dies before the end of the Vesting Period,
his personal representatives are entitled to the Matching Shares
in full. If H Scott-Barrett ceases to be employed within the Group
by reason of injury, disability, redundancy, retirement, or because
the business for which he works ceases to be part of the Group,
or if he is dismissed without cause or constructively dismissed
the Matching Shares shall vest as follows:

• Match 1 – in full, regardless of when the cessation of
employment occurs.

• Match 2 and Match 3 – if the cessation occurs before 9 March
2009, up to one third may vest but subject to the relevant
performance target. If cessation occurs on or after 9 March
2009, the vesting level will taking into account the time elapsed
since award and the extent to which the relevant performance
target has been met.

If H Scott-Barrett leaves employment before the end of the
Vesting Period for any other reason the Matching Shares will lapse
although the Trustee may, at its discretion (with the written
consent of the Board), determine that some or all of the Matching
Shares shall vest.

The Company allows executive directors to take up external
positions outside the Company, providing they do not involve a
significant commitment and do not cause conflict with their duties
to the Company. Directors are allowed to retain all remuneration
arising from any external position.

W Sunnucks is the Chairman of Land Management Limited,
a family-run company. X Pullen is a non-executive director
for Brandeaux, a privately owned fund management group.
The Company does not consider that these appointments involve
significant commitment nor that the roles conflict with their duties
to the Company. Any earnings received from these appointments
are kept by the individuals concerned and have not been disclosed
to the Company.

During the year, A Lewis-Pratt took early retirement from the Board
on grounds of ill health. He received a compensation payment of
£186,000. Andrew Lewis-Pratt was considered to be a “good leaver”
for the purposes of the Company’s incentive schemes. Accordingly,
he will be eligible to receive awards that vest in respect of the LTIP
and CAP schemes for 2005 and 2006, subject to the attainment
of the relevant performance conditions.

On 31 March 2008, M Barber retired as Chief Executive. He received
a compensation payment of £732,000. Martin Barber was
considered to be “good leaver” for the purposes of the Company’s
incentive schemes. Accordingly, he will be eligible to receive a time
pro-rated vesting of the awards under the LTIP scheme for 2005,
2006 and 2007. He will also be eligible to receive awards under the
CAP for 2005 and 2006. Both awards are subject to the attainment
of the relevant performance conditions.

One-off award to H Scott-Barrett
As announced to the Stock Exchange on 10 March 2008 the
Company has recruited H Scott-Barrett to take up the position
of Chief Executive. H Scott-Barrett took up this appointment
on 1 April 2008.

As part of the negotiation to secure H Scott-Barrett’s appointment
and also for H Scott-Barrett to demonstrate his commitment to the
Group, H Scott-Barrett agreed to purchase shares in the Company
on condition that he was provided with certain matching shares.

Accordingly, H Scott-Barrett was granted an award of matching
shares in accordance with Rule 9.4.2 of the Listing Rules.
The principal terms of the incentive arrangement are set out below.

Summary of the terms of the Matching Share Agreement
(the “Agreement”)

General
The Agreement was entered into by the trustee of the Capital &
Regional plc Employee Share Ownership Trust 2002 (the “Trustee”)
and H Scott-Barrett on 9 March 2008.

Acquisition of shares
Under the Agreement, H Scott-Barrett agreed to acquire between
100,000 and 200,000 shares in the Company (“Acquired Shares”)
within 30 days of the announcement of the Company’s results
for the period ended 30 December 2007. H Scott-Barrett acquired
150,000 shares on 11 March 2008.
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Takeover, reconstruction and demerger
In the event of a takeover, reconstruction or winding-up of the
Company during the Vesting Period, the Matching Shares will vest
on the same basis as would apply on a cessation of employment
by reason of injury, disability and redundancy.

In the case of a demerger the Trustees can determine that the
Vesting Period ends for some or all of the Matching Shares and
determine the extent to which those shares vest.

General
Benefits under the Agreement are not pensionable.

If there is a rights issue or similar variation of capital the Trustee
can take up the rights attaching to the Matching Shares as
H Scott-Barrett may direct. Any additional shares are held and
released with the corresponding Matching Shares.

Non-executive directors – remuneration
Each non-executive director currently receives fees of £36,000
per annum.

The Chairman receives additional fees of £89,000 per annum and
the Chairman of each of the Audit, Remuneration and Responsible
Business Committees receives an additional fee of £6,000
per annum.

The non-executive directors are not entitled to bonuses, benefits,
pension contributions or to participate in any incentive schemes.

None of the non-executive directors has a service agreement,
and they are all appointed for three-year fixed terms.

Their remuneration comprises a standard director’s fee and a
fee for additional responsibilities. The remuneration provided
takes into account the level of responsibility, experience and
abilities required and the marketplace for similar positions in
comparable companies. In certain circumstances, if there is a
requirement for extra work to be carried out by a non-executive
director, an additional fee is paid by the Company to that director
from time to time. Details of the non-executive directors’ fees
are set out on page 35.

Performance graph
The graph below is prepared in accordance with the Directors’
Remuneration Report Regulations 2002 and illustrates the
Company’s performance compared to a broad equity market index.
As the Company is a constituent of the FTSE Real Estate Index,
this index is considered by the Board to be the appropriate
comparator for this purpose. Performance is measured by total
shareholder return (share price growth plus dividends paid).

Financial year end
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A total of 417,335 shares awarded in 2004 vested during the year.
All directors exercised their 2004 award. In addition, during the
year 115,720 shares were awarded to key executives at 1561.0p;
total conditional awards held by key executives at 30 December
2007 amounted to 365,609 shares. The outstanding LTIP awards
are summarised in note 26.

The Company’s policy is to make conditional awards to executive
directors of shares with a market value equivalent to up to 100%
of salary at the discretion of the Remuneration Committee.
The Remuneration Committee makes the maximum award in the
knowledge that none of the shares will vest unless the Company
performs strongly.

The qualifying (“vesting”) conditions for all awards under the plan
can be summarised as follows:

ROE: The extent to which 50% of the shares conditionally awarded
in 2007 will vest is determined by reference to the level of the
Group’s average post-tax return on equity (ROE) for the financial
years ended 30 December 2007, 2008 and 2009 (the performance
period). None will vest if the ROE is less than 10%; 20% of the
shares will vest if the ROE is 10%; 100% of the shares will vest
if the ROE is 18% or above. If the ROE falls between 10% and 18%
the percentage of shares will vest at an incremental rate.

ROE is calculated by dividing the total of profit attributable
to shareholders and all other gains and losses included in the
consolidated statement of recognised income and expense for
the relevant year by the amount of the equity shareholders’

funds on the first day of the relevant year, adding the results for the
three years, dividing by three and multiplying the result by 100.
Adjustments to the amount of equity shareholders’ funds will be
made to reflect changes in the amount of the issued share capital,
share premium account or capital reserves occurring during the
relevant financial year.

TSR: The other 50% of the shares conditionally awarded in 2007
will vest according to total shareholder return (TSR) over the
three-year performance period relative to the FTSE Real Estate
Index whereby:

i) If TSR is below the median, no shares in an award will vest;

ii) If TSR is above the median, 25% of the shares in an award
will vest;

iii) If TSR is in the upper quartile, 100% of the shares in an award
will vest; and

iv) If TSR is between median and upper quartile the shares will vest
pro rata.

The Remuneration Committee has been independently advised
on the above TSR vesting conditions. The Board has had advice
that measurement against TSR provides significant performance
incentive and is in line with best market practice.

Audited information
Long Term Incentive Plan
Shares have been conditionally awarded to the directors under the Long Term Incentive Plan as set forth below:

1 Awards vested and exercised during 2007
2 Shares awarded in 2007

LTIP awards Market Market LTIP awards
outstanding price price outstanding

as at on date on date End of as at
30 December Date of of award of vesting qualifying 30 December

2006 award (p) (p) period 2007

M Barber 55,0001 20/04/04 500.0 1,530.0 31/12/06 –
39,702 08/07/05 806.0 31/12/07 39,702
28,700 28/04/06 1,115.0 31/12/08 28,700
20,500 23/04/07 1,561.0 20,5002

X Pullen 52,0001 20/04/04 500.0 1,530.0 31/12/06 –
33,871 08/07/05 806.0 31/12/07 33,871
24,484 28/04/06 1,115.0 31/12/08 24,484
17,489 23/04/07 1,561.0 17,4892

W Sunnucks 40,0001 20/04/04 500.0 1,530.0 31/12/06 –
26,055 08/07/05 806.0 31/12/07 26,055
18,834 28/04/06 1,115.0 31/12/08 18,834
13,453 23/04/07 1,561.0 13,4532

K Ford 50,0001 20/04/04 500.0 1,530.0 31/12/06 –
32,568 08/07/05 806.0 31/12/07 32,568
23,542 28/04/06 1,115.0 31/12/08 23,542
16,816 23/04/07 1,561.0 16,8162

PY Gerbeau 45,0001 20/04/04 500.0 1,530.0 31/12/06 –
32,568 08/07/05 806.0 31/12/07 32,568
23,542 28/04/06 1,115.0 31/12/08 23,542
16,816 23/04/07 1,561.0 16,8162

A Lewis-Pratt 45,0001 20/04/04 500.0 1,530.0 31/12/06 –
32,568 08/07/05 806.0 31/12/07 32,568
23,542 28/04/06 1,115.0 31/12/08 23,542

– 23/04/07 1,561.0 _
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In addition, vesting of the TSR portion of the scheme will be
conditional on post-tax return on equity for the Company
averaging 5% per annum or higher over the relevant three-year
performance period.

Any awards made prior to 2005 will only have to satisfy the ROE
performance condition. Awards made in 2005, 2006 and 2007
have to satisfy both the ROE and TSR performance conditions.
The Remuneration Committee has exercised discretion to adjust
the total return calculation to eliminate the effect of the CULS
premium write-off because, in their view, the CULS buybacks
enhanced shareholder value at that time.

The potential value of the awards made is the number of shares
multiplied by the current share price. The purpose of the scheme
is to enable executive directors and other key employees to build
up long-term shareholdings in the Company and thereby further
align their interests with those of the Company’s shareholders.

Capital Appreciation Plan
The Remuneration Committee decides the total amount of the CAP
awards based on a proportion of the performance fees earned from
the fund management contracts. Under these contracts CRPM is
paid a performance fee based on a share of the out-performance
over and above certain benchmarks as described on page 23.

a)Other benefits include the taxable value of private medical insurance and company car, or if a director has opted out of the company car scheme, a salary supplement in lieu
of a company car.

b)In respect of 2004 awards.

c)The following amounts are expected to be paid in 2008 in connection with the 2005 CAP award: M Barber £1,369,000; X Pullen £1,299,000; K Ford £1,480,000;
W Sunnucks £1,237,000; PY Gerbeau £1,128,000; and A Lewis-Pratt £1,304,000, once they cease to be subject to the risk of clawback.

* £56,738 was paid to M Barber as salary in lieu of pension contributions (2006: £56,738).

** £48,404 was paid to X Pullen as salary in lieu of pension contributions (2006: £48,404).

*** £17,452 was paid to A Lewis-Pratt as salary in lieu of pension contributions (2006: £34,906).

2004
Salary Discretionary Compensation Pension Other CAP 2007 2006

and fees bonus payment contributions benefits payment Total Total
£000 £000 £000 £000 £000 (a) £000 (b) £000 £000

Executive Directors
M Barber 320 – – 57* 27 970 1,374 1,101
X Pullen 273 – – 48** 21 903 1,245 977
K Ford 263 – – 39 21 1,068 1,391 1,176
A Lewis-Pratt 131 – 186 17*** 12 990 1,336 879
W Sunnucks 210 – – 32 21 700 963 574
PY Gerbeau 263 – – – 21 479 763 587
Non-executive directors
T Chandos 125 – – – – – 125 125
P Stobart 42 – – – – – 42 42
H Mautner 36 – – – – – 36 40
A Coppin 42 – – – – – 42 38
P Newton 36 – – – – – 36 18
M Wolstenholme 47 – – – – – 47 14

Total 1,788 – 186 193 123 5,110 7,400 5,571

The allocation of the CAP award between executive directors and
other senior management is also decided by the Remuneration
Committee based on the contribution of each individual to the total
performance of the Group assessed following consultation with the
Chairman and Chief Executive.

No awards have been made to the directors and senior
management in respect of the performance fees receivable
by the Group in respect of the financial year 2007.

Note 1 The amount of the potential offset represents 80% of the LTIP award made in
2006 on the initial value; it will be reduced pro rata to the extent that the shares
conditionally awarded under the LTIP do not vest in full.

Note 2 If the finally determined amount of the offset exceeds the value of the CAP
award in any one year, the excess will be carried forward to be offset against future
awards under the CAP. Where participants have offset carried forward from previous
years this is aggregated with the maximum offset.

* The actual amount paid is subject to performance fee clawback and other
minor adjustments.

Maximum
Value Maximum offset carried

Interest of initial amount forward from
awarded award* of offset previous year

% £000 Note 1 Note 2

2006
M Barber 2.79 1,742 256 –
X Pullen 2.79 1,742 218 –
K Ford 2.79 1,742 210 –
A Lewis-Pratt 2.41 1,505 210 –
W Sunnucks 2.26 1,411 168 –
PY Gerbeau 2.34 1,461 210 –
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Interests in shares
The directors and, where relevant, their connected persons
(within the meaning of Section 252 of the Companies Act 2006)
were beneficially interested in the ordinary share capital of
the Company at the dates shown in the table below.

In addition, M Barber held £553 in convertible unsecured loan
stock on 30 December 2006. By 30 December 2007, these had
been converted into shares.

There have been no changes to the directors’ interests in shares
since 30 December 2007 except for Xavier Pullen who acquired
30,310 ordinary shares on 2 April 2008 following the exercise of
share options and H Scott-Barrett who acquired 150,000 shares
on 11 March 2008 as detailed on page 32.

Ordinaryshares Ordinary shares
of 10p each of 10p each

Interests in 30 December 30 December
ordinary shares 2007 2006
and CULS shares shares

M Barber 2,385,367 2,365,897
X Pullen 1,147,062 1,101,910
W Sunnucks 76,204 56,204
K Ford 534,986 500,649
PY Gerbeau 92,992 66,667
A Lewis-Pratt 2,131 95,138
T Chandos 40,071 40,071
P Stobart – –
H Mautner 38,083 38,083
A Coppin 3,350 3,350
M Wolstenholme 3,477 3,477
P Newton 4,600 4,600

During the year M Barber exercised 50,000 share options. The gain
on exercise of the options was £661,750.

On 2 April 2008, Xavier Pullen exercised 100,000 share options.
The gain on exercise was £292,000.

During the year, the share price ranged from a high of 1695p
to a low of 391.75p. The share price as at 30 December 2007
was 391.75p.

No share options were granted during 2007 and no further awards
will be made under these schemes to participants of the LTIP.

Approval
This report has been prepared in accordance with the Directors’
Remuneration Report Regulations 2002 and was approved by the
Board of Directors and signed on its behalf by:

F Desai
Company Secretary
10 April 2008

As at As at Exercise Earliest Latest Exercise
Interests in share 30 December 30 December price exercise exercise condition
options 2006 Exercised 2007 (p) date date met

M Barber 50,000 50,000 – 211.5 13/09/03 13/09/10 Yes

X Pullen 100,000 – 100,000 279.5 18/05/01 18/05/08 Yes
50,000 – 50,000 211.5 13/09/03 13/09/10 Yes

150,000 – 150,000

K Ford 175,000 – 175,000 279.5 18/05/01 18/05/08 Yes
50,000 – 50,000 211.5 13/09/03 18/09/10 Yes

225,000 225,000
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The responsibilities, which the Board has delegated, are given to
committees that operate within specified terms of reference and
authority limits, which are reviewed annually or in response to a
change in circumstances. An Executive Directors’ Committee meets
on a weekly basis and deals with all major decisions of the Group
not requiring full Board approval or authorisation by other Board
committees. The Executive Directors’ Committee is quorate with
four executive directors in attendance; if decisions are not
unanimous the matter is referred to the Board for approval.
Minutes from the Executive Directors’ Committee meetings
are circulated to the Board.

The Audit Committee and Remuneration Committee consist
solely of non-executive directors and meet at least twice a year.
The Company recognises that the Nomination Committee did
not comprise a majority of independent non-executive directors
as required by Section A.4.1 of the Code until December 2007.
The Company appointed Manjit Wolstenholme to the Nominations
Committee on 10 December 2007.

The Board schedules five meetings each year, as a minimum,
and arranges further meetings as the business requires. Prior to
each Board meeting, each member receives up-to-date financial
and commercial information in respect of the divisions, and
specifically, management accounts budgets and forecasts, details
of acquisitions and disposals and relevant appraisals (prior Board
approval being required for large transactions) and cash flow
forecasts and details of funding availability.

All members of the Board are subject to the re-election provisions
in the Articles which require them to offer themselves for
re-election at least once every three years and at the first AGM
after appointment, if appointed after the last AGM. Details of those
directors offering themselves for re-appointment are set out in the
directors’ report on page 27.

A performance evaluation of the Board and the committees
is conducted each year with each director giving detailed input.
The Chairman meets as necessary, but at least once each year,
with the non-executive directors without the executive directors
present. The non-executive directors meet annually without the
Chairman in order to appraise his performance. This meeting
is chaired by the Senior Independent Director. The Chairman
evaluates the performance of the remaining directors and the
results of the appraisals are analysed and summarised by the
Senior Independent Director and discussed with the Chairman.
Subsequently, the results are discussed by the Board and relevant
consequential changes are made.

Induction training is given to all new directors appointed in the
Company and consists of an introduction to the Board, onsite visits
to properties managed by the Group, introduction to the divisional
teams, an induction pack and access to independent advisers.
The ongoing training requirements of the directors are reviewed
on a regular basis and undertaken individually, as necessary,
although it is recognised that all members of the Board experience
continuous professional development from working together.
This is achieved by virtue of the dynamic and diverse mix of the
Board members, and their sharing of knowledge and experiences
gained from a range of commercial backgrounds.

Nomination Committee
The Committee comprises T Chandos (Chairman), P Stobart, M Barber,
H Mautner and M Wolstenholme (appointed 10 December 2007).

Introduction
The Board of Directors is accountable to the Company’s
shareholders for the management and control of the Company’s
activities and is committed to high standards of corporate
governance. This report and the directors’ remuneration report set
out on pages 31 to 36 describe how the Company complies with
the provisions of the June 2006 Financial Reporting Council
Combined Code on Corporate Governance (“the Combined Code”).

Statement of compliance
The Company has complied throughout the year ended
30 December 2007, except where otherwise explained, with
the provisions set out in Section 1 of the Combined Code issued
by the Financial Reporting Council in June 2006.

Application of the principles
The Board of Directors
Details of the directors are set out on page 26. The Company is
controlled through the Board of Directors which comprised the
Chairman, six executive and five non-executive directors until
29 June 2007, and comprised the Chairman, five executive and
five non-executive directors thereafter. The Board recognises that
from the beginning of the year until 29 June 2007, its balance
did not comply with the requirements of the Code in respect of
Section A.3.2 which requires at least half the Board, excluding the
Chairman, to comprise independent non-executive directors.

The Board and Nomination Committee are satisfied that the
current Board composition provides an appropriate balance
of power and authority within the Company. The Nomination
Committee will however continue to review this position.
All the Company’s non-executive directors act independently
of management and the Board considers that all the non-executive
directors are independent. The terms and conditions of
appointment of non-executive directors are available for inspection
at the Company’s registered office.

P Stobart continued to serve as the Senior Independent
Director as required by the Combined Code for the year ended
30 December 2007.

The Company has well established differentiation between
the roles of Chairman and Chief Executive, and has written terms
of reference which have been approved by the Board.

In the Company’s view, the breadth of experience and knowledge
of the Chairman and the non-executive directors’ detachment from
the day-to-day issues within the Company provide a sufficiently
strong and experienced balance with the executive members of the
Board. The breadth of experience attributed to the non-executive
directors, allied to the management information provided by the
Company, enables them to assess and advise the full Board on
the major risks faced by the Company. In accordance with the
Combined Code the Company considers all its non-executive
directors are independent.

The Board has adopted a schedule of matters reserved for its
decision and a schedule of matters delegated to committees,
both of which are reviewed at least annually. The Board reserves
approval for all significant or strategic decisions including major
acquisitions, disposals and financing transactions. The directors
are entitled to take independent professional advice as and
when necessary.
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The Nomination Committee meets as required to select and
recommend to the Board suitable candidates for both executive
and non-executive appointments to the Board. On an annual basis,
the Nomination Committee also considers succession planning
for the Board. During the year, the Committee considered the
succession of the Chief Executive. M Barber was a member of
the Committee but stood aside for the consideration of the new
Chief Executive. The Board members are given an opportunity
to meet the individual concerned prior to any formal decision.
The terms of reference of the Nomination Committee are available
for inspection on the Company’s website.

Board and committee meetings
The number of meetings of the Board and of the Audit,
Remuneration and Nomination Committees, and individual
attendance by directors, is set out below:

There were six full Board meetings during the year, five of which
were scheduled meetings and one was an ad-hoc meeting.

Board meetings attendance

There were five Audit Committee meetings during the year.

Audit Committee meetings

There were four Remuneration Committee meetings during the year.

Remuneration Committee meetings

There was one Nomination Committee meeting during the year.

Nomination Committee meetings

Attendance

T Chandos 1
P Stobart 1
M Barber 0
H Mautner 1
M Wolstenholme (appointed 10 December 2007) 0

Attendance

M Wolstenholme 4
P Stobart 3
P Newton 4

Attendance

P Stobart 5
A Coppin 3
M Wolstenholme 5

Scheduled Ad hoc Total
meetings meetings attendance

T Chandos 5 1 6
M Barber 5 1 6
X Pullen 5 1 6
W Sunnucks 5 1 6
H Mautner 3 0 3
K Ford 5 1 6
PY Gerbeau 5 1 6
P Stobart 5 1 6
A Lewis-Pratt 0 0 0
A Coppin 4 0 4
P Newton 5 1 6
M Wolstenholme 5 1 6

There were three Responsible Business Committee meetings during
the year.

Responsible Business Committee meetings

Directors’ remuneration
The Remuneration Committee makes recommendations to the
Board, within existing terms of reference, on remuneration policy
and determines, on behalf of the Board, specific remuneration
packages for each executive director. The statement of remuneration
policy and details of each director’s remuneration are set out in
the directors’ remuneration report on pages 31 to 36.

Shareholder relations
The Company has always encouraged regular dialogue with its
institutional shareholders and private investors at the AGM, and
through corporate functions and property visits. The Company
also attends roadshows in the US and Europe, and participates in
sector conferences. In addition, following the announcement of
preliminary and interim results, and throughout the year, as
requested, the Company holds update meetings with institutional
shareholders. All the directors are accessible to all shareholders,
and queries received verbally or in writing are immediately
addressed. The directors are introduced to shareholders at the
AGM each year and the non-executive directors and committee
chairmen are clearly identified.

Announcements are made to the London Stock Exchange and
the business media concerning business developments to provide
wider dissemination of information. In particular, monthly
announcements of fund unit valuations provide a regular update
on the progress of the business. Registered shareholders are sent
copies of both the annual report and accounts and the interim
report. The Company is proposing a resolution at the AGM to permit
the Company to use website communication as a means of
communication with shareholders.

Accountability and audit
Financial reporting
The Company’s annual report and accounts includes detailed
reviews of the activities of each division, together with a detailed
review of their financial results and financing position. In this way,
and as required by the Combined Code, the Board seeks to present
a balanced and understandable assessment of the Company’s
position and prospects.

Internal control
The Board is responsible for maintaining a sound system of
internal control and risk management, to safeguard shareholders’
investment and for reviewing its effectiveness. Such a system
is designed to manage, but not eliminate, the risk of failure to
achieve business objectives. There are inherent limitations in any
control system and, accordingly, even the most effective system
can provide only reasonable, and not absolute, assurance against
material misstatement or loss. The key risks identified are set out
on page 3 of the business review.

Attendance

A Coppin 3
X Pullen 3
W Sunnucks 3
A Lewis-Pratt 1
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The Company’s policy is that the audit firm must not be in a
position of conflict in respect of the work in question and must
have the skill, competence and integrity to carry out the work in
the best interests of the Group. The Audit Committee reviews and
makes recommendations to the Board for the re-appointment of
the Group’s external auditors. In order to maintain independence
the audit partner of the Group’s external auditors is subject to
rotation at regular intervals. The Audit Committee normally meets
five times a year; there is one meeting to approve the audit plan
and two for each of the interim and final announcements. The first
of the pre-announcement meetings is held early enough to allow
the Committee members to have real input into the presentation
of the accounts. The Chairman of the Audit Committee reports back
to the Board on the key conclusions.

The Committee discharged its obligations in respect of the
financial year as follows:

• Financial reporting: during the year the Committee reviewed
the interim and annual financial statements. The Committee
received a report from the external auditors setting out
accounting or judgemental issues which required its attention.
The auditors’ reports were based on a full audit (annual report)
and a high level review (interim report) respectively. The
Committee also advised the Board on a number of other matters.

• Internal Controls and Risk Management: the Audit Committee
meets with the external auditors and deals with any significant
internal control matter. In the year under review the Committee
met with the external auditors on five occasions. The Audit
Committee received a paper from BDO on the internal controls
of the Company.

• Internal Audit: The Group does not have an internal audit
function. It has employed BDO, as explained earlier, to carry out
a Group risks and control review. In addition, it also employed
IRS, an experienced firm of risk surveyors, to review cash and
security controls at selected locations. This falls short of a full
internal audit function as the Company believes that a need for
such a function does not currently exist. The Audit Committee
will continue to review the position, but the belief at present
is that the current size and complexity of the Group does not
justify establishing an internal audit function.

Going concern
In compliance with the Listing Rules of the Financial Services
Authority the directors can report that, based on the Group’s
budgets and financial projections, they have satisfied themselves
that the business is a going concern. The Board has a reasonable
expectation that the Company and Group have adequate resources
and facilities to continue in operational existence for the
foreseeable future and therefore the accounts are prepared
on a going concern basis.

F Desai
Company Secretary
10 April 2008

In accordance with the guidance of the Turnbull Committee on
internal control, an ongoing process has been established for
identifying, evaluating and managing risks faced by the Company.
This process has been in place for the year under review to the date
of approval of these financial statements. Each year the Board
conducts a review of the effectiveness of the current system of
internal control.

The Group has undertaken a comprehensive risk and controls
review for the year involving interviews with each divisional
management team, which has identified the principal risks facing
the Group and its individual divisions. BDO, a major auditing firm,
assisted the Group in carrying out the review. An updated risk map
and internal control matrix have been produced for each division
in the Group, clearly outlining the principal risks and the actions
being taken to manage those risks to the desired level. Each risk
has been evaluated in terms of its impact on the business and the
likelihood of it occurring, and responsibility for the management
of each risk has been clearly identified.

Other key features of the Company’s system of internal control are
as follows:

• Defined organisational responsibilities and authority limits
throughout the Group. The day-to-day involvement of the
executive directors in the running of the business ensures
that these responsibilities and limits are adhered to.

• Financial reporting to the Board including regular reports from
the Fund Manager of The Mall, The Junction and X-Leisure Funds
and for the Group as a whole, including the preparation of
budgets and forecasts, cash management, variance analysis,
property, taxation and treasury reports and a report on financing.

The Company has established a whistleblowing policy to enable
employees to raise issues of concern in relation to dishonesty
or malpractice on an entirely confidential basis.

Steps are continuously being taken to embed internal control and
risk management further into the operations of the business and to
deal with areas of improvement which come to management’s and
the Board’s attention.

Audit Committee
The Audit Committee consists of three non-executive directors,
P Stobart (Chairman), A Coppin and M Wolstenholme.

The terms of reference of the Audit Committee are available for
inspection on the Company’s website. The role of the Audit
Committee is to maintain a relationship with the Group’s external
auditors and to review, in depth, the Company’s financial
statements, internal financial control and risk management
systems and circulars to shareholders in order to monitor financial
integrity within the Group.

The Audit Committee is also responsible for reviewing the
cost-effectiveness and the volume of non-audit services provided
to the Group by its external auditors. The Company does not
impose an automatic ban on the Group’s external auditors
undertaking non-audit work, and details of fees paid to the Group’s
external auditors are detailed on page 53 in note 8 to the accounts.
The Group’s aim is always to have any non-audit work involving
audit firms carried out in a manner that affords value for money.
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2007 2006
Notes £m £m

Rents, management fees and other revenue 4 86.8 69.5
Performance fees 4,5 (52.8) 62.6

Revenue 4 34.0 132.1
Cost of sales (19.1) (15.5)

Gross profit 14.9 116.6

Administrative costs (13.7) (39.0)
Share of (loss)/profit in joint ventures and associates 18 (119.2) 164.6
(Loss)/gain on revaluation of investment properties 13a (14.8) 26.0
Profit on sale of properties and investments 13c 1.8 6.3

(Loss)/profit on ordinary activities before financing (131.0) 274.5

Finance income 6 3.5 2.0
Finance costs 7 (39.5) (25.6)

(Loss)/profit before taxation 8 (167.0) 250.9

Current tax 10a 3.9 (16.5)
Deferred tax 10a (3.7) (12.1)

Tax credit/(charge) 0.2 (28.6)

(Loss)/profit for the year 8 (166.8) 222.3

Basic (loss)/earnings per share 12 (236)p 317p
Diluted (loss)/earnings per share 12 (236)p 311p

All results derive from continuing activities

Consolidated income statement
For the year ended 30 December 2007
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2007 2006
Notes £m £m

Non-current assets
Investment property 13a 678.5 511.4
Interest in long leasehold property 13a 15.6 16.0
Goodwill 14 12.2 12.2
Plant and equipment 15a 1.5 1.0
Investments 15b 0.3 0.2
Receivables 16 7.2 –
Investment in associates 18b 599.4 685.4
Investment in joint ventures 18d 12.0 67.6

Total non-current assets 1,326.7 1,293.8

Current assets
Trading property assets 13a 95.9 94.4
Receivables 17 19.9 87.9
Tax recoverable 17 1.6 1.1
Cash and cash equivalents 19 37.1 35.5

Total current assets 154.5 218.9

Total assets 1,481.2 1,512.7

Current liabilities
Trade and other payables 20 (102.4) (69.4)
Current tax liabilities (18.4) (25.5)

(120.8) (94.9)

Non-current liabilities
Bank loans 23a (622.4) (456.8)
Convertible subordinated unsecured loan stock 24 – (1.3)
Other payables 21 (17.5) (32.8)
Deferred tax liabilities 10c (17.5) (13.8)

Total non-current liabilities (657.4) (504.7)

Total liabilities (778.2) (599.6)

Net assets 703.0 913.1

Equity
Called-up share capital 26 7.1 7.2
Share premium account 27 219.7 219.5
Revaluation reserve 27 2.4 2.7
Other reserves 28 10.9 9.6
Capital redemption reserve 27 4.4 4.3
Own shares held 27 (8.7) (6.9)
Retained earnings 27 467.2 676.7

Equity shareholders’ funds 703.0 913.1

Triple net, fully diluted net assets per share 30 £10.04 £12.72
EPRA diluted net assets per share 30 £10.08 £12.75

These financial statements were approved by the Board of Directors, authorised for issue and signed on their behalf on 9 April 2008 by:

W Sunnucks
Group Finance Director
10 April 2008

Consolidated balance sheet
As at 30 December 2007

Capital & Regional Annual Report 2007
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2007 2006
£m £m

Foreign exchange translation differences 7.6 (0.7)
Revaluation (loss)/gain on owner occupied property (0.3) 2.3
Net investment hedge (5.6) –

1.7 1.6
(Loss)/profit for the year (166.8) 222.3

Total recognised income and expense (165.1) 223.9

Attributable to:
Equity shareholders (165.1) 223.9

Reconciliation of movement in equity shareholders’ funds
For the year ended 30 December 2007

2007 2006
£m £m

Opening equity shareholders’ funds 913.1 707.7
Issue of shares 0.2 2.7
Acquisition of own shares – (8.3)
Share buy back and cancellation (17.2) –
LTIP credit in respect of LTIP charge 0.2 2.1
Arising on conversion/repurchase of CULS (9.0) (0.8)
Amortisation of IFRS 1 reserve (0.1) (0.1)

887.2 703.3
Total recognised income and expense (165.1) 223.9

722.1 927.2
Dividends paid (19.1) (14.1)

Closing equity shareholders’ funds 703.0 913.1

Consolidated statement of recognised income and expense
For the year ended 30 December 2007
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2007 2006
Notes £m £m

Net cash generated from operations 29 62.6 89.5

Distributions received from joint ventures and associates 25.6 21.9
Interest paid (30.7) (22.1)
Interest received 2.7 1.9
Income taxes paid (3.8) (3.8)

Cash flows from operating activities 56.4 87.4

Investing activities
Acquisitions of investment properties (62.8) (251.4)
Capital expenditure on investment properties (15.2) (2.0)
Acquisitions and disposals of other fixed assets (1.1) –
Acquisitions of companies (39.4) –
Cash acquired in business combinations 1.0 –
Proceeds from sale of investment and trading properties 1.0 111.0
Proceeds from sale of investments 0.2 –
Investment in joint ventures (3.3) (8.1)
Loans to joint ventures (6.1) (0.7)
Loans repaid by joint ventures 0.7 –
Disposal of units in associated entity – 30.0
Acquisitions and disposals – (14.4)

Cash flows from investing activities (125.0) (135.6)

Financing activities
Proceeds from the issue of ordinary share capital 0.1 0.4
Purchase of own shares (1.3) (8.3)
Share buy backs and cancellation (17.2) –
Repurchase of CULS (10.5) –
Bank loans draw down 172.3 639.4
Bank loans repaid (48.5) (575.0)
Loan arrangement costs (0.9) –
Settlement of foreign exchange forward (4.6) –
Dividends paid to minority interests (1.4) (0.6)
Equity dividends paid (19.1) (14.1)

Cash flows from financing activities 68.9 41.8

Net increase/(decrease) in cash and cash equivalents 0.3 (6.4)

Cash and cash equivalents at beginning of year 35.5 40.1
Effect of foreign exchange rate changes 1.3 1.8

Cash and cash equivalents at end of year 37.1 35.5

Consolidated cash flow statement
For the year ended 30 December 2007

Capital & Regional Annual Report 2007
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1 Significant accounting policies

General information
Capital & Regional plc is a company incorporated in the United Kingdom under the Companies Act 1985. The address of the registered office
is given on page 88. The nature of the Group’s operations and its principal activities are set out in note 2 and in the operating and financial
review on pages 2 to 25.

These financial statements are presented in pounds sterling because that is the currency of the primary economic environment in which
the Group operates. Foreign operations are included in accordance with the accounting policies set out below.

Adoption of new and revised standards
At the date of authorisation of these financial statements, the following Standards and interpretations which have not been applied in these
financial statements were in issue but not yet effective:

Amendments to IFRS 2 – Share-based Payment

IFRS 3 Business Combinations

IFRS 7 Financial instruments: Disclosures; and the related amendment to IAS1 on capital disclosures

IFRS 8 Operating segments

Amendments to IAS 1 – Presentation of Financial Statements

Amendments to IAS 23 – Borrowing Costs

Amendments to IAS 27 – Consolidated and Separate Financial Statements

IFRIC 11 IFRS 2 – Group and Treasury Share Transactions

IFRIC 12 Service Concession Agreements

IFRIC 13 Customer Loyalty Programmes

IFRIC 14 IAS 19 – The Limit on a Defined Benefit Asset, Minimum Funding requirements and their interaction

The directors anticipate that the adoption of these Standards and interpretations in future periods will have no material impact on the
financial statements of the Group except for additional disclosure requirements when IFRS 7 comes into effect for periods commencing
on or after 1 January 2007.

Statement of compliance
The consolidated financial statements have been prepared in accordance with International Financial Reporting Standards (IFRS).
The financial statements have also been prepared in accordance with IFRS adopted by the European Union and therefore the Group financial
statements comply with Article 4 of the EU IAS regulations.

Basis of preparation
The financial statements are presented in sterling. They are prepared on the historical cost basis except that investment and development
properties, owner-occupied properties and derivative financial instruments are stated at fair value. The accounting policies have been applied
consistently to the results, other gains and losses, assets, liabilities, income and expenses. The preparation of financial statements requires
management to make judgements, estimates and assumptions that may affect the application of accounting policies and the reported
amounts of assets and liabilities, income and expenses.

Critical accounting judgements and key sources of estimation uncertainty
In the application of the Group's accounting policies, described below, management are required to make judgements, estimates and
assumptions that have the most significant effect on the amounts recognised in the financial statements.

Critical accounting judgements include the estimation of performance fees, tax assets and liabilities, fair values of investment
properties and derivative financial instruments, the assessment of estimated useful lives and residual values of property and the vesting
assumptions relating to management incentive schemes. Management believes that the estimates and associated assumptions used
in the preparation of the financial statements are reasonable. However, actual outcomes may differ from those anticipated.

The Group's critical judgements and their effect on the financial statements in relation to performance fees are described in note 5,
the narrative in the financial review on page 23 and in note 36, contingent liabilities. Management has considered in detail and made
judgements on the possible further adverse yield shift that is likely to occur over the next two years in connection with shopping centres,
retail parks and the leisure market, based on a wide range of available market information. The net impact of these judgements (after the
benefit the Group receives as an investor and the adjustment to management incentives) has been estimated at a loss of £27million or
reduction in net asset value of 38p per share. Note 36 shows that this loss could potentially increase by a further £6.7 million or 9.5p per
share if certain outcomes prevail.

Management has reviewed the non-market based vesting assumptions in relation to the LTIP. Given the Group's performance over the last
three years and the Group's estimated performance over the next two years, management has concluded that no shares will vest under
the non-market conditions for 2006 and 2007. The effect of this is a credit to the income statement of £0.5 million.

Management has relied upon the work undertaken at 30 December 2007 by independent professional qualified valuers, as disclosed in
note 13b, in assessing the fair value of the Group's investment and owner occupied properties.

Management has relied upon the work undertaken at 30 December 2007 by independent third party experts in assessing the fair value
of the Group's derivative financial instruments.

Notes to the accounts
For the year ended 30 December 2007
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1 Significant accounting policies continued

Management has assessed changes in recent legislation, case law and accounting standards, along with future projections for the Group,
in determining the Group's current and deferred tax assets and liabilities and credit to the income statement. Details are described in note
10 to the accounts.

The judgements, estimates and underlying assumptions are reviewed on an ongoing basis. Revisions to accounting estimates are
recognised in the period in which the estimate is revised if the revision affects only that period, or in the period of the revision and
future periods if the revision affects both current and future periods.

The principal accounting policies adopted are set out below.

Basis of consolidation
The consolidated financial statements incorporate the financial statements of the Company and entities controlled by the Company
(its subsidiaries), joint ventures and associates made up to 31 December each year.

Subsidiaries
Subsidiaries are those entities controlled by the Group. Control is assumed when the Group has the power to govern the financial
and operating policies of an entity, or business, to benefit from its activities. The financial statements of subsidiaries are included
in the consolidated financial statements from the date that control commences until the date that control ceases. The reporting
period for subsidiaries ends on 31 December and the financial statements of subsidiaries are consolidated from this date.

Joint ventures and associates
In accordance with IAS 28 “Investments in Associates” and IAS 31 “Interests in Joint Ventures”, associates and joint ventures are accounted
for under the equity method, whereby the consolidated balance sheet and income statement incorporate the Group’s share
of the net assets and profit after tax. The profits include revaluation movements on investment properties. The reporting period for joint
ventures and associates ends on 31 December and the financial statements of joint ventures and associates are consolidated from
this date.

Goodwill
Goodwill arising on acquisition is recognised as an asset and initially measured at cost, being the excess of the cost of the acquired
entity over the Group’s interest in the fair value of the assets, liabilities and contingent liabilities acquired. Goodwill which is recognised
as an asset is reviewed for impairment at least annually. Any impairment is recognised immediately in the income statement and is not
subsequently reversed. Where the fair value of the assets, liabilities and contingent liabilities acquired is greater than the cost, the excess,
known as negative goodwill, is recognised immediately in the income statement.

Foreign currency

Foreign currency transactions
Transactions in foreign currencies are translated into sterling at exchange rates approximating to the exchange rate ruling at the date
of the transaction. Monetary assets and liabilities denominated in foreign currencies at the balance sheet date are translated to sterling
at the exchange rate ruling at that date and, unless they relate to the hedging of the net investment in foreign operations, differences
arising on translation are recognised in the income statement.

Financial statements of foreign operations
The assets and liabilities of foreign operations, including goodwill and fair value adjustments arising on consolidation, are translated into
sterling at the exchange rates ruling at the balance sheet date. The operating income and expenses of foreign operations are translated into
sterling at the average exchange rates for the period. Significant transactions, such as property sales, are translated at the foreign exchange
rate ruling at the date of each transaction.

The principal exchange rate used to translate foreign currency denominated amounts in the balance sheet is the rate at the end of the
year, £1 = €1.365 (2006: £1 = €1.484). The principal exchange rate used for the income statement is the average rate, £1 = €1.462
(2006: £1 = €1.467).

Plant and equipment
Plant and equipment are stated at the lower of cost or valuation, net of depreciation and any provision for impairment.

Depreciation is provided on all tangible fixed assets, other than investment properties and land, over their expected useful lives:

Fixtures and fittings – over three to five years, on a straight-line basis.
Motor vehicles – over four years, on a straight line-basis.

Property portfolio
Investment properties
Investment properties are stated at fair value, being the market value determined by professionally qualified external values, with changes
in fair value being included in the income statement. In accordance with IAS 40 “Investment Property”, no depreciation is provided in
respect of properties.

Leasehold properties
Leasehold properties that are leased out to tenants under operating leases are classified as investment properties or development
properties, as appropriate, and included in the balance sheet at fair value.
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1 Significant accounting policies continued

Owner-occupied long leasehold properties
Owner-occupied long leasehold properties are included in the financial statements stated at fair value with changes in fair value
recognised directly in equity. The cost of owner-occupied property is depreciated through the income statement over the period to
the end of the lease on a straight-line basis having due regard to its estimated residual value.

Properties under development
Attributable internal and external costs incurred during the period of development are capitalised. Interest is capitalised gross in the
associates and joint ventures before deduction of related deferred tax relief. There is no interest capitalised in the Group. Interest is
calculated on the development expenditure by reference to specific borrowings where relevant. A property ceases to be treated as being
under development when substantially all activities that are necessary to get the property ready for use are complete.

Refurbishment expenditure
Refurbishment expenditure in respect of major works is capitalised. Renovation and refurbishment expenditure of a revenue nature
is expensed as incurred.

Property transactions
Acquisitions and disposals are accounted for at the date of legal completion. Properties are transferred between categories at the estimated
market value on the transfer date.

Current property assets
Properties held with the intention of disposal are valued at the lower of cost and net realisable value.

Head leases
Where an investment property is held under a head lease, the head lease is initially recognised as an asset at the sum of the present
value of the minimum lease ground rent payable. The corresponding rent liability to the leaseholder is included in the balance sheet
as a finance lease obligation.

Tenant leases and incentives
Management has exercised judgement in considering the potential transfer of risks and rewards of ownership in accordance with
IAS 17 “Leases” for all properties leased to tenants and have determined that all such leases are operating leases.

Lease incentives and costs associated with entering into tenant leases are amortised over a straight-line basis over the term of lease.

Borrowings and derivatives

Borrowings
Borrowings are held at amortised cost. They are recognised initially at fair value, after taking into account of any discount on issue and
attributable transaction costs. Subsequently, such discounts and costs are charged to the income statement over the term of the borrowing
at a constant return on the carrying amount of the liability.

Convertible unsecured loan stock (“CULS”)
CULS are regarded as compound instruments, consisting of a liability component and an equity component. At the date of issue, the fair
value of the liability component is estimated using the prevailing market interest rate for similar non-convertible debt. The difference
between the proceeds of the issue of the convertible loan notes and the fair value assigned to the liability component, representing the
option to convert the liability into equity of the Group, is included in equity.

The interest expense on the liability component is calculated by applying the prevailing market interest rate for similar non-convertible
debt at the time of the issue of the CULS to the liability component of the instrument. The difference between this amount and the
interest paid is added to the carrying value of the CULS.

Derivative financial instruments and hedge accounting
As defined by IAS 39 “Financial Instruments: Recognition and Measurement”, derivatives are carried at fair value in the balance sheet.
Changes in the fair value of derivative financial instruments that are designated and effective as hedges of future cash flows are recognised
directly in equity and the ineffective portion is recognised immediately in the income statement.

If the cash flow hedge of a firm commitment or forecasted transaction results in the recognition of an asset or liability, then, at the time
the asset or liability is recognised, the associated gains or losses on the derivative that had previously been recognised in equity are
included in the initial measurement of the asset or liability.

For hedges that do not result in the recognition of an asset or a liability, amounts deferred in equity are recognised in the income
statement in the same period in which the hedged item affects net profit or loss.

Changes in the fair value of derivative financial instruments that do not qualify for hedge accounting are recognised in the income
statement in finance cost line as they arise.

Minority interest
The minority interest, arising from the Group's German operations, is classified as a liability and held at fair value in the balance sheet.
Under the terms of the contract the minority has a put option to sell their share back to the Group typically after five years from acquisition.
The minority interests' share of income and expenses is treated as a non-recurring finance charge in the income statement.

Cash and cash equivalents
Cash and cash equivalents comprise cash on hand and demand deposits, and other short-term highly liquid investments that are readily
convertible to a known amount of cash and are subject to an insignificant risk of changes in value.
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1 Significant accounting policies continued

Tax
Tax is included in the Group income statement except to the extent that it relates to items recognised directly in equity, in which case the
related tax is recognised in equity.

Current tax is based on the taxable profit for the year and is calculated using tax rates that have been enacted or substantially enacted.
Taxable profit differs from net profit as reported in the income statement because it excludes items of income or expense that are never
taxable or tax deductible (permanent differences) or will be taxable at a later date (temporary differences). Temporary differences
principally arise from using different balance sheet values for assets and liabilities from their respective tax base values.

Deferred tax is provided using the balance sheet liability method on these temporary differences with the exception of: goodwill not
deductible for tax purposes; the initial recognition of assets or liabilities that affect neither accounting nor taxable profit; and differences
relating to investments in subsidiaries to the extent that they will probably not reverse in the foreseeable future. The amount of deferred
tax provided is based on the expected manner of realisation or settlement of the carrying amount of assets and liabilities, using tax rates
applicable at the balance sheet date. A deferred tax asset is regarded as recoverable and therefore recognised only when, on the basis
of all available evidence, it can be regarded as more likely than not that there will be suitable taxable profits from which the future reversal
of the underlying temporary differences can be deducted.

Operating leases
Annual rentals under operating leases are charged to profit or loss as incurred.

Employee benefits

Pension costs
Pension liabilities, all of which relate to defined contribution schemes, are charged to the income statement as incurred.

Long-term incentive plan (LTIP)
The Group has applied the arrangements of IFRS 2 "Share-based Payments". Equity settled share-based payments are measured at fair
value at the date of grant. The fair value of share-based employee remuneration is calculated using a normal distribution model, which
the directors consider not to be materially different from the binominal model. The fair value is expensed on a straight-line basis over the
vesting period.

Own shares
Own shares held by the Group and shown as a deduction from shareholders’ funds, and included in other reserves. The cost of own
shares is transferred from the own shares held reserve to the retained earnings reserve systematically over the LTIP performance period.
The shares are held in an Employee Share Ownership Trust.

Trade receivables and payables
Trade receivables and payables are initially measured at fair value and subsequently measured at amortised cost and discounted to reflect
the time value of money.

Revenue

Performance fees
Performance fees are recognised, in line with the property management contracts, at the end of the performance period to which they relate.
The performance period is normally three years. CRPM earns performance fees for The Mall and Junction Funds on the outperformance
relative to the greater of 12% and the appropriate IPD index. For The X-Leisure Fund the benchmark is only 12%. Where performance falls
short of these benchmarks, fees are repayable, up to the amount received for the previous two years. Where there is a reasonable likelihood
that part of a performance fee will be repaid the estimated repayment will not be recognised as income until the outcome can be reliably
estimated. This policy has been clarified as a result of the expected clawback of performance fees.

Management fees
Management fees are recognised, in line with the property management contracts, in the period to which they relate. Management fees
include income in relation to services provided by CRPM to both the joint ventures and the associated Funds for asset management, rent
reviews, lettings, project co-ordination, procurement, service charges and directly recoverable expenditure.

Net rental income
Net rental income is equal to gross rental income, recognised in the period to which it relates, including tenant incentives, less property
expenses directly related to letting and holding the properties.

Interest and dividend income
Interest income is accrued on a time basis, by reference to the principal outstanding and at the effective interest rate applicable, which
is the rate that exactly discounts estimated future cash receipts through the expected life of the financial asset to that asset’s net
carrying amount.

Dividend income from investments is recognised when the shareholders’ right to receive payment have been established.

Inter segment transactions
All transactions between segments are accounted for on an arm’s length basis.
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2 Segmental analysis – non-statutory see through basis

2a Business segments on a see through basis
The Group operates in two main business segments, an assets business and an earnings business. The assets business consists of property
investment activities and the earnings business consists of property management activities and the ski slope business of SNO!zone.
The businesses are the basis on which the Group reports its primary business segments.

Assets Earnings Year to
Property Property Property 30 December

investment investment management 2007
UK Germany UK SNO!zone Total

2007 Note £m £m £m £m £m

Non-statutory information
Net rents 2b 70.0 24.9 – – 94.9
Net interest 2b (54.2) (14.4) – – (68.6)

Contribution 2b 15.8 10.5 – – 26.3
Management fees 4 – – 26.0 – 26.0
SNO!zone income 4 – – – 14.3 14.3
SNO!zone expenses – – – (12.2) (12.2)
Management expenses (5.6) (0.9) (15.2) – (21.7)

Recurring pre-tax profit 10.2 9.6 10.8 2.1 32.7

Performance fees/(clawback) 4,5 – – (52.8) – (52.8)
(Cost)/benefit of performance fees 18c 18.1 – – – 18.1
Variable overhead – – 7.9 – 7.9
Revaluation of investment properties (174.0) 9.6 – – (164.4)
Profit on disposals 1.6 – – – 1.6
(Loss)/gain on financial instruments (8.8) 1.8 – – (7.0)
Other non-recurring items – (3.1) – – (3.1)

(Loss)/profit before tax (152.9) 17.9 (34.1) 2.1 (167.0)

Tax 0.2

(Loss)/profit after tax (166.8)

Net assets/(liabilities) at 30 December 2007 613.3 123.8 (34.0) (0.1) 703.0

2b Contribution Contribution
Year to

30 December
Gross Property Void Net Net 2007
Rent Costs Costs rent interest Total

2007 Note £m £m £m £m £m £m

Non-statutory information – see through basis
Mall (C&R share: 24.2%)1 44.2 (10.1) (1.8) 32.3 (19.6) 12.7
Junction (C&R share: 27.3%)1 15.7 (2.9) (0.3) 12.5 (9.5) 3.0
X-Leisure (C&R share: 19.4%)1 9.9 (2.1) (0.3) 7.5 (5.1) 2.4

Total associates 18c 69.8 (15.1) (2.4) 52.3 (34.2) 18.1

Xscape Braehead (C&R share 50%)1 2.0 (0.4) (0.1) 1.5 (1.9) (0.4)
Manchester Arena (C&R share 30%)1 1.6 (0.3) (0.1) 1.2 (0.9) 0.3
Others (C&R share: 50%)1 0.9 (0.4) (0.1) 0.4 (0.4) –

Total joint ventures 18e 4.5 (1.1) (0.3) 3.1 (3.2) (0.1)

Statutory information
Other UK 1.0 – – 1.0 (6.1) (5.1)
FIX UK 9.5 (1.2) (0.4) 7.9 (6.7) 1.2
Germany 29.6 (4.6) (0.1) 24.9 (14.4) 10.5

Total rental income investment property 40.1 (5.8) (0.5) 33.8 (27.2) 6.6
Great Northern2 6.4 (0.3) (0.4) 5.7 (4.0) 1.7

Total wholly owned rental income 4 46.5 (6.1) (0.9) 39.5 (31.2) 8.3

Total on a see through basis 2a 120.8 (22.3) (3.6) 94.9 (68.6) 26.3

Associates and Joint Ventures are all held within the United Kingdom.
1 Capital & Regional’s share at end of year.
2 Great Northern is carried as a trading property in the balance sheet.
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2 Segmental analysis – non-statutory see through basis continued

2a Business segments on a see through basis continued

Assets Earnings Year to
Property Property Property 30 December

investment investment management 2006
UK Germany UK SNO!zone Total

2006 Note £m £m £m £m £m

Non-statutory information
Net rents 2b 65.5 11.5 – – 77.0
Net interest 2b (49.6) (5.7) – – (55.3)

Contribution 2b 15.9 5.8 – – 21.7
Management fees 4 – – 27.4 – 27.4
SNO!zone income 4 – – – 13.1 13.1
SNO!zone expenses – – – (11.3) (11.3)
Management expenses (4.6) – (14.0) – (18.6)

Recurring pre-tax profit 11.3 5.8 13.4 1.8 32.3

Performance fees 4,5 – – 62.6 – 62.6
(Cost)/benefit of performance fees 18c (20.1) (0.3) – – (20.4)
Variable overhead – – (18.3) – (18.3)
Revaluation of investment properties 149.5 17.2 – – 166.7
Profit on disposals 11.1 – – – 11.1
Gain on interest rate swaps 23.5 – – – 23.5
Other non-recurring items (2.0) (2.5) (2.1) – (6.6)

Profit before tax 173.3 20.2 55.6 1.8 250.9

Tax (28.6)

Profit after tax 222.3

Net assets/(liabilities) at 30 December 2006 774.9 103.5 35.0 (0.3) 913.1

2b Contribution continued Contribution
Year to

30 December
Gross Property Void Net Net 2006

rent costs costs rent interest Total
2006 Note £m £m £m £m £m £m

Non-statutory information – see through basis
Mall (C&R share: 24.2%)1 45.1 (11.5) (1.5) 32.1 (18.0) 14.1
Junction (C&R share: 27.3%)1 14.5 (3.1) (0.4) 11.0 (9.2) 1.8
X-Leisure (C&R share: 10.6%)1 4.9 (0.8) (0.2) 3.9 (2.5) 1.4

Total associates 18c 64.5 (15.4) (2.1) 47.0 (29.7) 17.3

Xscape (C&R share)2 6.6 (1.2) (0.4) 5.0 (4.8) 0.2
Others (C&R share: 30-50%)1 0.3 (0.1) – 0.2 (0.1) 0.1

Total joint ventures 18e 6.9 (1.3) (0.4) 5.2 (4.9) 0.3

Statutory information
Other UK 4.6 1.3 – 5.9 (8.2) (2.3)
FIX UK 4.7 (1.1) (0.4) 3.2 (3.0) 0.2
Germany 14.3 (2.8) – 11.5 (5.7) 5.8

Total rental income investment property 23.6 (2.6) (0.4) 20.6 (16.9) 3.7
Great Northern3 5.3 (0.5) (0.6) 4.2 (3.8) 0.4

Total wholly owned rental income 4 28.9 (3.1) (1.0) 24.8 (20.7) 4.1

Total 2a 100.3 (19.8) (3.5) 77.0 (55.3) 21.7

Associates and Joint Ventures are all held within the United Kingdom.
1 Capital & Regional’s share at end of year.
2 Capital & Regional’s share consists of Xscape Milton Keynes 50% (2006: 50%), Xscape Castleford 66.67% (2006: 66.67%) and Xscape Breahead 50% (2006:50%).
3 Great Northern is carried as a trading property in the balance sheet.
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3 Segmental analysis – statutory basis

3a Primary business segments – statutory basis
Year to

Property Property Property 30 December
investment investment management 2007

UK Germany UK SNO!zone Total
2007 Note £m £m £m £m £m

Revenue from external sources 4 16.9 29.6 (26.8) 14.3 34.0
Transactions with other segments 1.0 – 1.1 – 2.1

Total segment revenue 17.9 29.6 (25.7) 14.3 36.1
Cost of sales (2.2) (4.7) – (12.2) (19.1)
Transactions with other segments (1.0) – (1.0) (0.1) (2.1)
Property and administration costs (5.6) (0.9) (7.2) – (13.7)
Gain on sale of properties and investments 1.8 – – – 1.8
(Loss)/gain on revaluation of investment properties (24.4) 9.6 – – (14.8)

Segment result (13.5) 33.6 (33.9) 2.0 (11.8)

Share of (loss) in joint ventures and associates (119.2) – – – (119.2)
Net finance costs (21.6) (14.4) – – (36.0)

(Loss)/profit before tax (154.3) 19.2 (33.9) 2.0 (167.0)

Segment assets 323.6 510.0 28.8 5.8 868.2

Interest in joint ventures and associates 611.4
Tax assets 1.6

Consolidated total assets 1,481.2

Segment liabilities (21.0) (24.2) (68.8) (5.9) (119.9)

Interest bearing liabilities (622.4)
Tax liabilities (35.9)

Consolidated total liabilities (778.2)

Capital expenditure 86.2 63.0 0.1 0.8 150.1

Depreciation 0.1 – 0.2 0.3 0.6

Significant other non cash expenses – – (10.3) – (10.3)

Aggregate investment in joint ventures and associates 611.4 – – – 611.4

3b Secondary business segments – statutory basis
United

Kingdom Germany Total
Note £m £m £m

Revenue 4 4.4 29.6 34.0

Segment gross assets 358.2 510.0 868.2

Capital expenditure 87.1 63.0 150.1
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3 Segmental analysis – statutory basis continued

3a Primary business segments – statutory basis continued
Year to

Property Property Property 30 December
investment investment management 2006

UK Germany UK SNO!zone Total
2006 Note £m £m £m £m £m

Revenue from external sources 4 14.7 14.3 90.0 13.1 132.1
Transactions with other segments 1.0 – 1.6 – 2.6

Total segment revenue 15.7 14.3 91.6 13.1 134.7
Cost of sales (1.4) (2.8) – (11.3) (15.5)
Transactions with other segments (1.5) – (1.0) (0.1) (2.6)
Property and administration costs (4.6) – (34.4) – (39.0)
Gain on sale of properties and investments 6.3 – – – 6.3
Gain on revaluation of investment properties 8.8 17.2 – – 26.0

Segment result 23.3 28.7 56.2 1.7 109.9

Share of profit in joint ventures and associates 164.6 – – – 164.6
Net finance costs (15.4) (8.2) – – (23.6)

Profit before tax 172.5 20.5 56.2 1.7 250.9

Segment assets 253.2 405.9 95.5 4.0 758.6

Interest in joint ventures and associates 753.0
Tax assets 1.1

Consolidated total assets 1,512.7

Segment liabilities (16.5) (20.9) (60.5) (4.3) (102.2)

Interest bearing liabilities (458.1)
Tax liabilities (39.3)

Consolidated total liabilities (599.6)

Capital expenditure 40.8 234.1 0.2 0.6 275.7

Depreciation 0.1 – 0.1 0.2 0.4

Significant other non-cash expenses – – 11.6 – 11.6

Aggregate investment in joint ventures and associates 753.0 – – – 753.0

3b Secondary business segments – statutory basis continued
United

Kingdom Germany Total
Note £m £m £m

Revenue 4 117.8 14.3 132.1

Segment gross assets 352.7 405.9 758.6

Capital expenditure 41.6 234.1 275.7
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4 Revenue
Year to Year to

30 December 30 December
2007 2006
Total Total

Note £m £m

Assets business
Wholly-owned investment property gross rents 2b 40.1 23.6
Wholly-owned trading property gross rents 2b 6.4 5.3

Wholly-owned total gross rents 2b 46.5 28.9
Earnings business
Property management – management fees 2a 26.0 27.4
SNO!zone 2a 14.3 13.1
Other revenue – 0.1

Revenue per consolidated income statement 86.8 69.5
Property management – performance fees 2a, 5 – 62.6
Property management – estimated future repayment 2a, 5 (52.8) –

Net revenue 3a 34.0 132.1
Finance income 6 3.5 2.0

Total revenue 37.5 134.1

5 Performance fees
Year to Year to

The The The 30 December 30 December
Mall Junction X-Leisure 2007 2006

LP LP LP Total Total
Note £m £m £m £m £m

Property manager – payable to C&R 2a, 4 – – – – 62.6
Property manager – payable by C&R to others* – – – – 1.5
Fund manager – payable to others – – – – 20.3

Performance fees included in associates accounts 18c – – – – 84.4

Property manager future estimated repayment
of performance fees (36.9) (17.3) – (54.2) –

Fund manager future estimated repayment
of performance fees (12.3) (5.5) – (17.8) –

Total performance fees included in associates
adjusted accounts 18c (49.2) (22.8) – (72.0) –

Property manager future estimated repayment
of performance fees to others* 1.4 – – 1.4 –

Total future estimated repayment of performance fees (47.8) (22.8) – (70.6) –

C&R’s share of future estimated repayments
of performance fees

Property manager future estimated repayment
of performance fees (36.9) (17.3) – (54.2) –
Property manager future estimated repayment
of performance fees to others* 1.4 – – 1.4 –

Total C&R share of future estimated repayment
of performance fees 4 (35.5) (17.3) – (52.8) –

* C&R’s share of the Mall performance fee is reduced by an amount of (£1.4m) receivable from others.

The overall effect of the repayment of performance fees is reduced as a result of C&R’s share as an investor in the Funds and reduction
in management incentive payments.

Further disclosure relating to performance fees can be found in the financial review on page 23 and in the contingent liability note 36
on page 75.
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6 Finance income
Year to Year to

30 December 30 December
2007 2006
Total Total

Note £m £m

Interest receivable 3.5 1.9
Other income – 0.1

Total finance income 4 3.5 2.0

7 Finance costs
Year to Year to

30 December 30 December
2007 2006
Total Total

Note £m £m

Interest on bank loans and overdrafts 31.4 22.1
Interest receivable on swaps (0.4) (0.6)
Interest on other loans 0.4 0.3

Interest payable 31.4 21.8
Amortisation of loan issue costs 0.8 0.9
Unwinding of discounting of CAP awards 2.0 2.2
Share of income attributable to minority interest classified as a liability 22 1.9 2.6
Other interest payable 1.9 1.3
Loss/(gain) in fair value of financial instruments 1.6 (3.1)
Fair value gains on interest rate swaps transferred from equity (0.1) (0.1)

Total finance costs 39.5 25.6

8 (Loss)/profit before taxation
Year to Year to

30 December 30 December
2007 2006
Total Total

Note £m £m

This is arrived at after charging/(crediting):
Depreciation – owned assets 0.5 0.3
Depreciation of owner occupied property 0.1 0.1
Net exchange (losses)/gains (2.0) 0.2
(Loss)/gain on revaluation of investment properties (14.8) 26.0
Staff costs 9 7.8 33.5
Auditors’ remuneration (see below) 0.5 0.7

Auditors’ remuneration
Fees payable to the Company’s auditors for the audit of the Company annual accounts 0.2 0.2
Fees payable to the Company’s auditors and their associates for other services to the group
– The audit of the companies’ subsidiaries and joint ventures pursuant to legislation 0.3 0.3
– Audit fees for IFRS conversion – 0.1

Total audit fees 0.5 0.6
Non-audit fees (see below) 0.1 0.1

Total fees paid to auditors 0.6 0.7

Included in non-audit fees are amounts for services supplied pursuant to legislation £60,000 (2006: £82,000), services relating to tax
£13,000 (2006: £10,000) and other services £nil (2006: £21,000).

Fees payable to Deloitte and Touche LLP and their associates for non-audit services to the Company are not required to be disclosed
because the consolidated financial statements are required to disclose such fees on a consolidated basis.
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9 Staff costs, including directors

All remuneration is paid by Capital & Regional Property Management Ltd (a subsidiary company of Capital and Regional plc) and the
SNO!zone companies.

Year to Year to
30 December 30 December

2007 2006
Total Total

Note £m £m

Salaries 15.7 13.7
Discretionary bonuses 0.5 4.9
Capital appreciation plan2 (9.3) 7.9
Share-based employee remuneration1 0.2 2.1

Wages and salaries 7.1 28.6
Social security 0.6 4.8
Other pension costs 0.1 0.1

7.8 33.5

1 Details of fair value assumptions are disclosed in note 26.
2 CAP credit relates to the effect of the clawback of performance fees

Except for the directors, Capital & Regional plc has no employees. The costs of directors are borne by CRPM and shown in the directors’
remuneration report.

Staff numbers
The monthly average number of persons including directors employed by the Group during the year was as follows:

2007 2006
Number Number

Central management 183 168
Snow slope business 300 311

Total 483 479

10 Tax

10a Tax (credit)/charge Year to Year to
30 December 30 December

2007 2006
Total Total

£m £m

Current tax (credit)/charge
UK corporation tax 0.1 6.6
Adjustments in respect of prior years (4.0) 9.7
Foreign tax – 0.2

Total current tax (3.9) 16.5

Deferred tax charge/(credit)
On net income before revaluations and disposals 6.9 9.7
On revaluations and disposals – 0.3
Adjustments in respect of prior years (3.2) 2.1

Total deferred tax 3.7 12.1

Total taxation (credit)/charge (0.2) 28.6
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10 Tax continued

10b Tax charge reconciliation Year to Year to
30 December 30 December

2007 2006
Total Total

£m £m

(Loss)/profit before tax (167.0) 250.9

(Loss)/profit multiplied by the UK corporation tax rate of 30% (50.1) 75.3
Non-allowable expenses and non-taxable items 8.6 (6.1)
Utilisation of tax losses (4.2) (3.9)
Tax on revaluation gains 0.1 (3.5)
Unrealised losses/(gains) on investment property not deductible/taxable 52.6 (45.0)
Prior year adjustments (7.2) 11.8

Total tax (credit)/charge (0.2) 28.6

10c Deferred tax movements Capital gains Other
net of capital Capital timing

losses allowances differences Total
£m £m £m £m

UK
As at 30 December 2006 0.5 8.7 (2.3) 6.9
Recognised in income (0.7) (1.7) 5.1 2.7

As at 30 December 2007 (0.2) 7.0 2.8 9.6

Germany
As at 30 December 2006 5.2 1.7 – 6.9
Recognised in income (0.1) 1.1 – 1.0

As at 30 December 2007 5.1 2.8 – 7.9

Total deferred tax at 30 December 2007 4.9 9.8 2.8 17.5

At the balance sheet date, the Group has unused tax losses of £47.5 million (2006: £0.7 million) available for offset against future profits.

30 December 30 December
2007 2006

Unused tax losses £m £m

United Kingdom 42.1 0.7
Overseas 5.4 –

Total 47.5 0.7

No deferred tax asset has been recognised in respect of such losses (2006: £nil). The tax losses have not been recognised due to the
unpredictability of future profit streams.

With effect from 1 April 2008 the mainstream corporation tax rate was reduced from 30% to 28%. The German Government has reduced
the corporate income tax rate from 26.375% to 15.875%, effective from 1 January 2008. Consequently, the rate at which deferred tax is
provided on UK deferred tax items is now 28% and the rate applied to German deferred tax items is 15.825%.

The effect of these rate adjustments is a reduction in the total deferred tax liability brought forward at 31 December 2006 of £3.2 million.
This amount is shown as a deferred tax prior year adjustment in the income statement.

The calculation of the Group’s tax charge necessarily involves a degree of estimation and judgement in respect of certain items whose
tax treatment cannot be finally determined until a formal resolution has been reached with the relevant tax authorities. In such cases,
the Group has reserved on the basis that these provisions are required. If all such issues are resolved in the Group’s favour, provisions
of up to £17.7 million could be released in future periods.

A significant part of the Group’s property interests is held offshore. The Group has also undertaken a restructuring of its activities to
separate legally its income and earnings businesses, in line with its business model. The Group has been advised that no capital gains
tax liability arises on these transactions and that certain tax deductions and losses will be available following the restructuring, although
the relevant computations have yet to be agreed.
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11 Dividends
Year to Year to

30 December 30 December
2007 2006
Total Total

£m £m

Amounts recognised as distributions to equity holders in the year:
Final of 17p per share paid on 15 June 2007 (2006: 11p per share) 12.1 7.7
Interim of 10p per share paid on 12 October 2007 (2006: 9p per share) 7.0 6.4

19.1 14.1
Proposed final of 17p payable on 15 June 2008 (2006: 17p per share) 11.9 11.9

31.0 26.0

The proposed final dividend is subject to approval by shareholders at the Annual General Meeting and has not been included as a liability
in these financial statements.

12 Earnings per share

12a The European Public Real Estate Association (“EPRA”) has issued recommended bases for the calculation of certain earnings per share
information and these are shown in the following tables.

Weighted
average

Earnings number of Pence
2007 Note £m shares per share

Weighted average number of shares 71.7
Own shares held (0.9)

Basic (166.8) 70.8 (236)p
Dilutive share options – –
Conversion of Convertible Unsecured Loan Stock – –

Diluted (166.8) 70.8 (236)p

Revaluation movements on investment properties,
development properties and other investments 12b 164.4 232p

Profit on disposal of investment properties (net of tax) 12b (1.1) (1)p
Movement in fair value of financial instruments 12b 7.0 10p
Deferred tax charge (3.0) (4)p

EPRA diluted 0.5 1p
Performance fee clawback (net of back charge and management incentives) – see page 23 26.8 38p

Adjusted EPRA diluted 27.3 39p

The Group has 439,970 share options that could potentially dilute basic earnings per share in the future, but were not included in the
calculation of diluted earnings per share because they are antidilutive for the current period presented.

Weighted
average

Earnings number of Pence
2006 Note £m shares per share

Weighted average number of shares 71.5
Own shares held (1.3)

Basic 222.3 70.2 317p
Dilutive share options 0.5 –
Conversion of Convertible Unsecured Loan Stock 0.2 0.9 –

Diluted 222.5 71.6 311p

Revaluation movements on investment properties,
development properties and other investments 12b (166.7) (233)p

Profit on disposal of investment properties (net of tax) 12b (10.8) (15)p
Movement in fair value of interest rate swaps 12b (23.5) (33)p
Deferred tax charge 11.7 16p

EPRA diluted 33.2 46p
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12 Earnings per share continued

The 2006 basic earnings per share has been restated to include the effect of 1,322,240 of own shares held at 30 December 2006.
The effect is to increase basic earnings per share by 6p from 311p to 317p.

The calculation includes the full conversion of the Convertible Unsecured Loan Stock where the effect on earnings per share is dilutive.

The Convertible Unsecured Loan Stock charge added back to give the diluted earnings figures is net of tax at the effective tax rate
for the year.

12b Reconciliation of earnings figures included in EPS calculation to the income statement

2007 2006
Movement in Movement in

2007 2007 fair value of 2006 2006 fair value of
Revaluation Profit on interest rate Revaluation Profit on interest rate
movements disposal swaps movements disposal swaps

Note £m £m £m £m £m £m

Share of profits of associates 18c (146.5) (2.7) (5.1) 133.9 2.1 20.2
Share of profits of joint ventures 18e (3.1) 2.4 (0.3) 6.8 2.7 1.4
Wholly owned (14.8) 1.8 (1.6) 26.0 6.3 1.9
Tax effect – (0.4) – – (0.3) –

Total per EPS calculation 12a (164.4) 1.1 (7.0) 166.7 10.8 23.5

13 Property assets

13a Wholly-owned property assets
Long

Freehold Leasehold Sub-total leasehold Freehold
investment investment investment owner trading Total

property property property occupied property property
assets assets assets building asset assets

£m £m £m £m £m £m

Cost or valuation
As at 31 December 2005 204.9 113.4 318.3 13.8 93.7 425.8
Exchange adjustments (5.8) – (5.8) – – (5.8)
Acquisitions 272.1 – 272.1 – 0.7 272.8
Additions 2.0 – 2.0 – – 2.0
Depreciation – – – (0.1) – (0.1)
Disposals (5.1) (96.1) (101.2) – – (101.2)
Revaluation movement recognised in income 25.9 0.1 26.0 – – 26.0
Revaluation movement recognised in equity – – – 2.3 – 2.3

As at 31 December 2006 494.0 17.4 511.4 16.0 94.4 621.8
Exchange adjustments 38.4 – 38.4 – – 38.4
Acquisitions 70.6 – 70.6 – – 70.6
Additions 13.0 – 13.0 – 1.5 14.5
Properties acquired in business combinations 60.9 – 60.9 – – 60.9
Depreciation – – – (0.1) – (0.1)
Disposals (1.0) – (1.0) – – (1.0)
Revaluation movement recognised in income (14.1) (0.7) (14.8) – – (14.8)
Revaluation movement recognised in equity – – – (0.3) – (0.3)

As at 30 December 2007 661.8 16.7 678.5 15.6 95.9 790.0

The owner-occupied building represents the Group’s head office, which was independently valued at 30 December 2007.

The historical cost of the owner-occupied building, which is a long leasehold land and building, after depreciation is £12.9 million
(2006: £13.0 million). At 30 December 2007 the gross carrying value of the owner occupied building is £15.6 million (2006: £16.0 million)
and the accumulated depreciation is £0.6 million (2006: £0.5 million). The lease has more than 50 years remaining.

The Group has pledged land and buildings having a carrying amount of £787.5 million (2006: £621.8 million) to secure banking facilities
granted to the Group. This includes amounts relating to trading properties of £95.9 million (2006: £94.4 million).
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13 Property assets continued

13b Property assets 2007 2006
Basis of Valuation Valuation

Valuer valuation Note £m £m

Group properties DTZ Debenham Tie Leung Fair value 492.3 402.5
CB Richard Ellis Fair value 169.9 –
Directors’ valuations Fair value 0.2 0.2
King Sturge Fair value 16.7 109.8

679.1 512.5
Plus: head leases treated as finance leases – –
Less: unamortised tenant incentives (0.6) (1.1)

Total investment properties 13a 678.5 511.4
Other fixed assets DTZ Debenham Tie Leung Fair value 13a 15.6 16.0
Trading property asset n/a Historic cost 13a 95.9 94.4

Total wholly-owned property assets 13a 790.0 621.8

Properties held by joint ventures
Xscape Milton Keynes Partnership DTZ Debenham Tie Leung Fair value – 109.5
Xscape Castleford Partnership DTZ Debenham Tie Leung Fair value – 73.8
Xscape Braehead Partnership DTZ Debenham Tie Leung Fair value 79.6 78.8
Manchester Evening News Arena CB Richard Ellis Fair value 64.0 66.5
Capital Retail Park Partnership King Sturge Fair value 28.9 –

172.5 328.6
Plus: head leases treated as finance leases 3.3 3.5
Less: unamortised tenant incentives (8.2) (11.4)

Total investment properties held by joint ventures 18e 167.6 320.7

Properties held by associates
The Mall Limited Partnership DTZ Debenham Tie Leung Fair value 3,015.7 3,125.0
The Junction Limited Partnership King Sturge Fair value 1,223.0 1,590.0
X-Leisure Limited Partnership Jones Lang LaSalle Fair value 947.1 807.0

5,185.8 5,522.0
Plus: head leases treated as finance leases 124.9 89.0
Less: unamortised tenant incentives (57.7) (43.9)

Total investment properties held by associates 18c 5,253.0 5,567.1

The fair value of the Group’s investment and owner occupied properties at 30 December 2007 has been arrived at on the basis of
a valuation carried out at that date by independent qualified professional valuers working for DTZ Debenham Tie Leung, Chartered
Surveyors, CB Richard Ellis Limited, Chartered Surveyors, Jones Lang LaSalle, Chartered Surveyors and King Sturge, Chartered Surveyors.
These independent valuers are not connected with the Group. The valuation, which conforms to International Valuation Standards,
was arrived at by reference to market evidence of transaction prices for similar properties.
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13 Property assets continued

13c Profit on sale of properties and investments
Year to Year to

30 December 30 December
2007 2006
Total Total

£m £m

Profit on sale of investment property – 6.1
Profit/(loss) on sale of units in joint ventures and associates 2.6 (0.8)
Other writedowns, impairments and release of provisions (0.8) 1.0

1.8 6.3

14 Goodwill

£m

As at 30 December 2006 and 30 December 2007 12.2

The goodwill carried in the Group balance sheet relates to the acquisition of the MWB fund management business, by CRPM, in 2003,
which included MWB’s 13.29% interest in Leisure Fund 1, 5.72% interest in Leisure Fund IIa and 7.09% interest in Leisure Fund IIb.
This goodwill is tested annually for impairment or more frequently if there are indications that the goodwill might be impaired.

Impairment is tested by discounting the expected cash flows generated by the leisure division of CRPM over the life of the property
management contract, which is coterminous with the life of the X-Leisure Fund. The expected life of the property management contract
assumes that the life of the X-Leisure Fund is extended to 31 December 2023.

The rate used to discount the expected cash flows is 8.5% which is considered to be the Groups weighted average cost of capital.
Management fees receivable, as well as both fixed and variable administration costs, are assumed to grow by 2% per annum. No account
is taken of any future performance fees apart from where there is an expectation of performance fees being repaid in the next two years.
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15 Other non-current assets

15a Plant and equipment
Plant and Plant and

equipment equipment
2007 2006

£m £m

Cost or valuation
As at 31 December 3.1 2.3
Additions 0.9 0.8
Disposals (0.1) –

As at 30 December 3.9 3.1

Depreciation
As at 31 December 2.1 1.8
Provided for the year 0.5 0.3
Released on disposal (0.2) –

As at 30 December 2.4 2.1

Carrying amounts:
As at 30 December 1.5 1.0

15b Investments

Investments Investments
2007 2006

£m £m

Cost or valuation
As at 31 December 0.2 0.2
Increase in fair value 0.2 –
Disposals (0.1) –

As at 30 December 0.3 0.2

The investments comprise of the following:

4.5% Treasury Stock 2007 £nil (2006: £150,000).
£241,200 (2006: £50,055) being the fair value of units in the Paddington Central III Unit Trust.
£10,000 (2006: £10,000) – representing the fair value of a 49.99% interest in Best Park Investments Limited acquired in 2006.
Capital & Regional treats this as an investment, rather than as an associate, as it does not exercise any significant influence or
control over the entity.
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16 Non-current receivables

30 December 30 December
2007 2006
Total Total

£m £m

Prepayments and accrued income 1.1 –
Amounts owed by joint ventures 6.1 –

7.2 –

17 Current receivables

30 December 30 December
2007 2006
Total Total

£m £m

Trade receivables 3.3 4.2
Amounts owed by joint ventures 0.1 0.8
Amounts owed by associates 6.2 66.2
Other receivables 2.3 8.4
Fair value of interest rate swaps 1.9 3.4
Prepayments and accrued income 6.1 4.9

Total current receivables 19.9 87.9
Tax recoverable 1.6 1.1

21.5 89.0

18 Associates and joint ventures

18a Share of results
Year to Year to

30 December 30 December
2007 2006

Note £m £m

Associates 18b, c (118.1) 153.4
Joint ventures 18d, e (1.1) 11.2

(119.2) 164.6
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18 Associates and joint ventures continued

18b Investment in associates 30 December 30 December
2007 2006

Note £m £m

At the beginning of the year 685.4 583.7
Investment in X-Leisure Fund 53.9 –
Disposal of Mall units – (30.7)
Dividends and capital distributions received (21.8) (21.0)
Share of results 18a, c (118.1) 153.4

At the end of the year 18c 599.4 685.4

18c Analysis of investment in associates Year to Year to
30 December 30 December

The Mall The Junction X-Leisure1 2007 2006
LP LP LP Total Total

Note £m £m £m £m £m

Income statement (100%)
Revenue 182.5 57.0 52.0 291.5 275.5
Property expenses (33.2) (2.6) (6.2) (42.0) (42.5)
Management expenses (16.0) (9.1) (6.4) (31.5) (30.9)

Net rents 133.3 45.3 39.4 218.0 202.1
Net interest payable (81.0) (36.2) (26.6) (143.8) (127.5)

Contribution 52.3 9.1 12.8 74.2 74.6
Performance fees 5 5.8 7.4 (6.5) 6.7 (84.4)
C&R accounting policy adjustment2 5 43.4 15.4 6.5 65.3 –
(Loss)/gain on revaluation of investment properties (257.5) (299.8) (16.6) (573.9) 559.3
(Loss)/profit on sale of investment properties (0.1) (16.2) – (16.3) 10.7
Fair value of interest rate swaps (11.5) (6.6) (2.3) (20.4) 86.3

(Loss)/profit before and after tax (100%) (167.6) (290.7) (6.1) (464.4) 646.5

Balance sheet (100%)
Investment property 13b 3,111.3 1,196.5 945.2 5,253.0 5,567.1
Current assets 178.6 90.2 42.5 311.3 293.8
Current liabilities (179.0) (36.5) (42.7) (258.2) (262.0)
Non-current liabilities (1,690.8) (646.0) (483.3) (2,820.1) (2,665.6)

Net assets (100%) 1,420.1 604.2 461.7 2,486.0 2,933.3

C&R interest at year end 24.24% 27.32% 19.39%
C&R interest at start of year 24.24% 27.32% 10.59%
C&R average interest during the year 24.24% 27.32% 18.77%
Group share of
Revenue 2b 44.2 15.7 9.9 69.8 64.5

Net rents 2b 32.3 12.5 7.5 52.3 47.0
Net interest payable 2b (19.6) (9.5) (5.1) (34.2) (29.7)

Contribution 2b 12.7 3.0 2.4 18.1 17.3
Performance fees 2a 1.4 2.0 (1.2) 2.2 (20.1)
C&R accounting policy adjustment2 10.5 4.2 1.2 15.9 –
(Loss)/gain on revaluation of investment properties (59.3) (82.0) (5.2) (146.5) 133.9
(Loss)/profit on sale of investment properties – (2.7) – (2.7) 2.1
Fair value of interest rate swaps (2.8) (1.8) (0.5) (5.1) 20.2

(Loss)/profit for the year (37.5) (77.3) (3.3) (118.1) 153.4

Investment property 754.2 326.9 183.3 1,264.4 1,286.8
Current assets 43.2 24.6 8.2 76.0 68.0
Current liabilities (43.4) (9.9) (8.3) (61.6) (58.8)
Non-current liabilities (409.8) (176.5) (93.7) (680.0) (611.2)

Associate net assets 344.2 165.1 89.5 598.8 684.8
Unrealised profit on sale of property to associate (0.3) 0.9 – 0.6 0.6

Group share of associate net assets 18b 343.9 166.0 89.5 599.4 685.4
1 X-Leisure is accounted for as an associate as Capital & Regional has significant influence arising from its membership of the General Partner Board. The X-Leisure results

have been adjusted, to conform to Group accounting policies, to include the sale of Star City which did not complete until after the prior year end.
2 The results of the three associates above have been adjusted to ensure the consistency of accounting in relation to the estimated repayment of performance fees between

the Group and its associates.
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18 Associates and joint ventures continued

18d Investment in joint ventures 30 December 30 December
2007 2006

Note £m £m

At the beginning of the year 67.6 49.8
Net assets disposed of on sale of Xscape Milton Keynes and Xscape Castleford to X-Leisure Fund (51.3) –
Investment in joint ventures 3.3 8.1
Dividends and capital distributions receivable (6.5) (1.5)
Share of results 18a, e (1.1) 11.2

At end of the year 18e 12.0 67.6

18e Analysis of investment in joint ventures Year to Year to
Xscape 30 December 30 December

Braehead Manchester 2007 2006
Partnership3 Arena Others1,2 Total Total

Note £m £m £m £m £m

Income statement (100%)
Revenue 4.0 5.3 1.5 10.8 13.2
Property expenses (0.7) (1.2) (0.6) (2.5) (2.8)
Management expenses (0.2) – (0.1) (0.3) (0.3)

Net rents 3.1 4.1 0.8 8.0 10.1
Net interest payable (3.8) (3.1) (0.7) (7.6) (8.8)

Contribution (0.7) 1.0 0.1 0.4 1.3
(Loss)/gain on revaluation of investment properties (5.7) (2.5) 0.1 (8.1) 13.8
Income and fair value movements on financial assets – – 4.8 4.8 5.5
Fair value of interest rate swaps (0.4) (0.3) – (0.7) 2.9

(Loss)/profit before and after tax (100%) (6.8) (1.8) 5.0 (3.6) 23.5

Balance sheet (100%)
Investment property 13b 71.4 67.3 28.9 167.6 320.7
Current property assets – – – – 0.5
Current assets 13.3 4.5 9.7 27.5 42.9
Other financial assets – – 0.4 0.4 –
Current liabilities (8.0) (5.3) (9.8) (23.1) (29.6)
Non-current liabilities (67.0) (47.5) (26.4) (140.9) (198.0)

Net assets (100%) 9.7 19.0 2.8 31.5 136.5

C&R interest at year end 50.00% 30.00% 50-66.67%
C&R interest at start of year 50.00% 30.00% 50-66.67%
C&R average interest during the year 50.00% 30.00% 50-66.67%
Group share of
Revenue 2b 2.0 1.6 0.9 4.5 6.9

Net rents 2b 1.5 1.2 0.4 3.1 5.2
Net interest payable 2b (1.9) (0.9) (0.4) (3.2) (4.9)

Contribution 2b (0.4) 0.3 – (0.1) 0.3
(Loss)/gain on revaluation of investment properties (2.9) (0.8) 0.6 (3.1) 6.8
Income and fair value movements on financial assets – – 2.4 2.4 2.7
Fair value of interest rate swaps (0.2) (0.1) – (0.3) 1.4

(Loss)/profit before and after tax (3.5) (0.6) 3.0 (1.1) 11.2

Investment property 35.7 20.2 14.4 70.3 158.3
Current property assets – – – – 0.3
Current assets 6.7 1.4 4.8 12.9 21.5
Other financial assets – – 0.2 0.2 –
Current liabilities (4.0) (1.6) (4.9) (10.5) (16.1)
Non-current liabilities (33.5) (14.3) (13.1) (60.9) (96.4)

Group share of joint venture net assets 18d 4.9 5.7 1.4 12.0 67.6
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18 Associates and joint ventures continued

1 Principally the other joint ventures are at Glasgow Fort with British Land plc (C&R share 50%) and at Cardiff, but also includes the results of Xscape Milton Keynes and Xscape
Castleford up to the date of sale to the X-Leisure Fund (23 February 2007).

2 Since the date of sale in 2004 of its interest in Glasgow Fort the Group has received a total of £8.4 million further profits from its remaining interest in the joint venture.
Further profits are potentially receivable and are largely dependent upon planning consent being obtained for future phases of the development and the letting of units at
above target rents. We have also given certain rental guarantees for a five year period and have made provision for the amounts which we expect to pay in respect of these.
We have estimated our share of the fair value of the right to receive these future profits at 30 December 2007 at £0.2 million. The value reflects our assessment of the
considerable uncertainty surrounding the receipt of further amounts and the fact that there is no ready market for such assets. In accordance with current accounting
standards we have recognised this right as a financial asset in our 30 December 2007 balance sheet. In prior years we have disclosed the right as a contingent asset.
We estimate that the value of the asset at 30 December 2006 would have been £1.2 million. The effect of this accounting change in our 2007 financial statements is not
considered material to our prior year results.

3 The Braehead centre was opened in April 2006 but problems were encountered with the cinema’s ceiling, which have required significant repair work. The cinema opened
in October 2007. Some of the costs associated with the additional repair works are being sought from the main contractors and the possibility of claiming other costs from
the arising delay is also being pursued.

19 Cash and cash equivalents

30 December 30 December
2007 2006

£m £m

Cash at bank 36.5 34.1
Security deposits held in rent accounts 0.6 1.4

37.1 35.5

Analysis by currency 30 December 30 December
2007 2006

£m £m

Sterling 22.0 15.4
Euro 15.1 20.1

37.1 35.5

20 Current payables

30 December 30 December
2007 2006

Note £m £m

Bank loans – secured 23a 0.2 0.2
Trade payables 3.6 10.2
Accruals and deferred income 32.6 30.0
Payable to joint ventures and associates 42.3 2.3
Other payables 14.9 12.0
Other taxation and social security 8.8 14.7

102.4 69.4

21 Non-current payables

30 December 30 December
2007 2006

Note £m £m

Other payables 2.0 0.8
Minority interest classified as a liability 22 13.0 9.3
Accruals and deferred income 2.5 22.7

17.5 32.8
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22 Minority interest

The minority interest, arising from the Group’s German operations, is classified as a liability. Under the terms of the contract the minority
has a put option to sell their share back to the Group typically after five years from acquisition.

30 December 30 December
2007 2006
Total Total

Note £m £m

As at 31 December 2006 at closing rate 10.1 4.1
Exchange movement (0.8) –

As at 31 December 2006 9.3 4.1
Financing income 7 1.9 2.6
Dividend received (1.4) (0.7)
Arising on acquisition 32 3.2 3.3

As at 30 December 21 13.0 9.3

23a Borrowings

30 December 30 December
2007 2006

Bank loans CULS Total Bank loans CULS Total
Note £m £m £m £m £m £m

Unsecured 60.8 – 60.8 17.0 1.3 18.3
Secured

Fixed and swapped bank loans 522.6 – 522.6 382.5 – 382.5
Variable rate bank loans 41.4 – 41.4 59.6 – 59.6

Total borrowings before costs 23 b,d,e 624.8 624.8 459.1 1.3 460.4
Less unamortised issue costs (2.2) – (2.2) (2.1) – (2.1)

Total borrowings after costs 622.6 – 622.6 457.0 1.3 458.3

Analysis of total borrowings after costs
Current 20,23b 0.2 – 0.2 0.2 – 0.2
Non-current 622.4 – 622.4 456.8 1.3 458.1

Total borrowings after costs 622.6 – 622.6 457.0 1.3 458.3

Security for secured borrowings as at 30 December 2007 is provided by charges on property.

23b Maturity

Bank 30 December 30 December
loans CULS 2007 2006

Note £m £m £m £m

After five years 159.8 – 159.8 38.3
From two to five years 444.6 – 444.6 270.9
From one to two years 20.2 – 20.2 151.0

Due after more than one year 624.6 – 624.6 460.2
Current 23a 0.2 – 0.2 0.2

23 a,d,e 624.8 – 624.8 460.4

23c Undrawn committed facilities

30 December 30 December
2007 2006

£m £m

Expiring within one year – –
Expiring between one and two years – 2.3
Expiring after more than two years 135.2 118.5

135.2 120.8

Capital & Regional Annual Report 2007



66

Notes to the accounts continued
For the year ended 30 December 2007

Capital & Regional Annual Report 2007

23d Interest rate and currency profile

Fixed and Floating 30 December
swapped rate rate 2007

borrowings borrowings Total
2007 Note % Years £m £m £m

Sterling 85 2 228.3 41.4 269.7
Euro 100 5 355.1 – 355.1

23 a,b,e 583.4 41.4 624.8

Fixed and Floating 30 December
swapped rate rate 2006

borrowings borrowings Total
2006 Note % Years £m £m £m

Sterling 66 2 118.3 59.6 177.9
Euro 100 5 282.5 – 282.5

23 a,b,e 90 4 400.8 59.6 460.4

23e Rates at which interest is charged on borrowings

30 December 30 December
2007 2006

Note £m £m

Up to 5% 213.4 188.0
5% to 6% 277.7 211.5
Over 6% 92.3 1.3

583.4 400.8
Variable rates 41.4 59.6

23 a,b,d 624.8 460.4

Floating rate borrowings bear interest based on three month LIBOR.

24 Convertible Subordinated Unsecured Loan Stock

In 1996 the Company issued £26 million of Convertible Unsecured Loan Stock ("CULS"). Under IFRS these are accounted for as part
debt and part equity. Interest is charged on the debt at an effective rate of 11.25%, being the prevailing market interest rate for similar
non-convertible debt at the date of issue of the CULS, of which 6.75% is paid as a coupon and the balance rolled up in to the value of
the debt.

Since 1996 all of the CULS have either been converted or bought back in the market by the Group. At 30 December 2007 and at the date
of this report, CULS with a nominal value of £nil (2006: £1.7 million) remained.

The balance sheet contains the following balances relating to CULS:

30 December 30 December
2007 2006

Note £m £m

Nominal value of CULS – 1.7
Equity component (net of deferred tax) – (0.5)
Deferred tax liability – (0.1)

– 1.1
Net interest – 0.2

Liability component at balance sheet date 23 a,b – 1.3

The CULS were convertible by the holders of the stock into 51.42 (2006: 51.42) ordinary shares per £100 nominal value CULS in any of the
years 1997 to 2015 inclusive, representing a conversion price of 194p (2006: 194p) per ordinary share. The Company had the right to
redeem at par the CULS in any year from 2006 to 2016. The CULS were unsecured and were subordinated to all other forms of unsecured
debt but ranked in priority to the holders of the ordinary shares in the Company.
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25 Financial instruments and risk management

Exposure to credit, interest rate and currency risks arise in the normal course of the Group’s business. Derivative financial
instruments are used to manage exposure to fluctuations in foreign currency exchange rates and interest rates but are not employed
for speculative purposes.

The Group’s risk management policies and practices are as follows:

Debt management
The Group normally raises bank debt on a floating rate basis and fixes a substantial portion of the interest payments by entering into
interest rate swaps. Borrowings are arranged to ensure an appropriate maturity profile and to maintain short term liquidity. Short-term
funding is raised principally through syndicated revolving credit facilities from a range of banks and financial institutions. The Group
is exposed to fair value risk from its fixed rate debt and interest rate risk from its floating rate debt and cash.

Interest rate management
Interest rate swaps are used to alter the interest rate basis of the Group’s debt, allowing changes from fixed to floating rates or vice versa.
Clear guidelines exist for the Group’s ratio of fixed to floating rate debt and management regularly reviews the interest rate profile against
these guidelines.

The Group has interest rate swaps of £460 million (2006: £281 million) maturing within the next five years. Under these swaps the
Company pays interest at a fixed rate of 4.76% (2006: 4.84%) and receives interest at variable rates linked to LIBOR. At 30 December
2007, the fair value of these swaps was an asset of £1.9 million (2006: £3.4 million).

The Group does not hedge account its interest rate swaps and states them at fair value with changes in fair value included in the
income statement.

Cash management
Cash levels are monitored to ensure sufficient resources are available to meet the Group’s requirements. Short-term money market
deposits are used to manage liquidity whilst maximising the rate of return on cash resources, giving due consideration to risk.

Credit risk
The Group’s principal financial assets are bank and cash balances, short-term deposits, trade and other receivables and investments.
The Group’s credit risk is primarily attributable to its trade and other receivables. These amounts are presented net of all allowances
for doubtful receivables, and allowances for impairment are made where appropriate. The credit risk on short-term deposits and
derivative financial instruments is limited because the counterparties are banks with high credit ratings assigned by international
credit-rating agencies. The Group has no significant concentration of credit risk, with exposure spread over a large number
of counterparties and tenants.

Foreign exchange risk
The Group uses net investment hedging to hedge its exposure to the Euro and its German operations. The Group has entered into
a foreign exchange forward contract to hedge its German net assets.

Effective interest rates and financial maturity analysis
In respect of income-earning financial assets and interest-bearing financial liabilities, the following table indicates their effective interest
rates at the balance sheet date and shows a maturity analysis of individual elements.

2007
Effective Less than One to two Two to five More than

interest rate Total one year years years five years
2007 Note % £m £m £m £m £m

Fixed and swapped bank loans 4.76 583.4 – 12.0 444.6 126.8
Variable rate bank loans 5.94 41.4 0.2 8.2 – 33.0
Interest rate swaps (floating) – – – – – –
CULS 24 11.25 – – – – –

23 a,b,d,e 624.8 0.2 20.2 444.6 159.8

2006
Effective Less than One to two Two to five More than

interest rate Total one year years years five years
2006 Note % £m £m £m £m £m

Fixed and swapped bank loans 4.84 399.5 – 92.0 270.5 37.0
Variable rate bank loans 6.16 59.6 0.2 59.0 0.4 –
Interest rate swaps (floating) – – – – – –
CULS 24 11.25 1.3 – – – 1.3

23 a,b,d,e 460.4 0.2 151.0 270.9 38.3
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25 Financial instruments and risk management continued

The following table indicates the dates of contractual repricing of the Group’s fixed and swapped bank loans.

Less than One to two Two to five More than
Total one year years years five years

Fixed and swapped bank loans £m £m £m £m £m

2007 583.4 81.5 – 419.6 82.3
2006 399.5 – 75.0 270.5 54.0

The bank loans except for the £61 million (2006: £17 million) working capital facility are secured on specific properties owned by the Group.

Fair values of financial instruments
The fair values of borrowings together with their carrying amounts in the balance sheet are as follows:

Notional 2007 2007 2006 2006
principal Book value Fair value Book value Fair value

£m £m £m £m £m

Financial liabilities not at a fair value through profit or loss
CULS – – 1.3 1.6
On balance sheet euro denominated fixed rate loans 129.0 124.6 118.6 115.5
On balance sheet sterling denominated loans 269.7 269.7 176.7 176.7
On balance sheet euro denominated swaps 226.1 226.1 163.8 163.8

Total on balance sheet financial liabilities 624.8 620.4 460.4 457.6
Group share of associates (our share) 683.1 683.1 597.8 597.8
Group share of joint ventures (our share) 54.8 54.8 95.7 95.7

Total borrowings 1,362.7 1,358.3 1,153.9 1,151.1
Financial derivatives at fair value through profit or loss
Interest rate euro swaps (our share) 208.9 3.2 3.2 1.2 1.2
Interest rate sterling swaps (our share) 808.1 8.6 8.6 15.8 15.8
Foreign exchange contract 84.3 – – – –

The fair value of the Group’s long-term borrowings have been estimated on the basis of quoted market prices. The fair value of the Group’s
outstanding interest rate swaps have been estimated by calculating the present value of future cash flows, using market discount rates.

Details of the Group’s cash and deposits are set out in note 19. Their fair values and those of other financial assets and liabilities equate
to their book values.

All other financial assets and liabilities are non interest bearing and their fair value equals their book value.
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26 Called up share capital

Number of shares Nominal value of shares
issued and fully paid issued and fully paid
2007 2006 2007 2006

Number Number £000 £000

Ordinary shares of 10p each
At beginning of year 72,388,723 71,000,465 7,239 7,100
Repurchase and cancellation of shares (1,442,598) – (144) –
Issued on exercise of share options 50,000 163,151 5 16
Issued on conversion of CULS 52,838 1,225,107 5 123

At end of year 71,048,963 72,388,723 7,105 7,239

Authorised
2007 2006

Number Number

Ordinary shares of 10p each 150,000,000 150,000,000

Share Options
The options to subscribe for new ordinary shares of 10p each under the share option schemes that were outstanding at 30 December 2007
are as follows:

30 December 2007 30 December 2006
Number Subscription Number Subscription

of shares price of shares price

Period within which options are exercisable:
15 May 2001 to 15 May 2008 289,500 279.5p 289,500 279.5p
22 May 2001 to 22 May 2008 10,470 286.5p 10,470 286.5p
23 February 2002 to 23 February 2009 40,000 191.5p 40,000 191.5p
22 February 2003 to 22 February 2010 – 201.5p – 201.5p
13 September 2003 to 13 September 2010 100,000 211.5p 150,000 211.5p

439,970 489,970

During the year 50,000 share options were exercised (2006:163,151), with a weighted average exercise price of £2.115 (2006: £2.22).
The weighted average share price at exercise was £15.34 (2006: £8.13). No options expired or were forfeited during the year (2006: nil).

The weighted average fair value of the outstanding share options was £2.56 (2006: £2.52).

Long-Term Incentive Plan

Number of shares
Outstanding LTIP awards Opening Awarded Exercised Lapsed Closing

2002 awards 79,459 – (79,459) – –
2003 awards 498,750 – (462,500) (36,250) –
2004 awards 466,335 – (417,335) (49,000) –
2005 awards 333,854 – – – 333,854
2006 awards 267,785 – – – 267,785
2007 awards – 200,794 – – 200,794

1,646,183 200,794 (959,294) (85,250) 802,433

At 30 December 2007, 904,905 (2006: 1,322,240) shares were held by an Employee Share Ownership Trust (“ESOT”), to enable the Group
to meet the above outstanding LTIP shares awarded. The market value of these shares was £3,547,228 (2006: £20,388,940). The rights to
receive dividends on these shares has been waived.

The weighted average fair value of the LTIP awards at grant was £10.98 (2006: £6.52).
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26 Called up share capital continued

Number of Number of
shares shares

ESOT shareholding 2007 2006

At 31 December 1,322,240 1,244,771
Purchased in year – 619,428
Exercised/vested in year (417,335) (541,959)

At 30 December 904,905 1,322,240

In calculating the charge in the income statement for the LTIP award the following key assumptions were used:

1. 50% Total return which vests in line with historic out performance and low staff turnover
2. 50% Total shareholder return which was derived by using the normal distribution of performance relative to the FTSE real estate index.

Calculation inputs are shown in the following table:

Probability Vesting Value
% %

1st quartile 11 – –
2nd quartile 39 – –
3rd quartile 39 0 – 50 12.0
4th quartile 11 50 5.0

Total 17.0

27 Reserves

Share Capital Own
premium Revaluation Other redemption shares Retained

account reserve reserves reserve held earnings Total
£m £m £m £m £m £m £m

As at 31 December 2005 216.9 0.4 11.2 4.3 (1.4) 469.2 700.6
Exchange differences – – (0.7) – – – (0.7)
Shares issued at premium 0.3 – – – – – 0.3
Revaluation of owner-occupied property – 2.3 – – – – 2.3
Purchase of own shares – – – – (8.3) – (8.3)
Arising on CULS conversion/repurchase 2.3 – (0.8) – – – 1.5
Amortisation and other movement – – (0.1) – – – (0.1)
Credit in respect of LTIP charge – – – – – 2.1 2.1
Amortisation of cost of own shares – – – – 2.8 (2.8) –
Dividends paid – – – – – (14.1) (14.1)
Profit for the year – – – – – 222.3 222.3

As at 31 December 2006 219.5 2.7 9.6 4.3 (6.9) 676.7 905.9
Exchange differences – – 2.0 – – – 2.0
Shares issued at premium 0.2 – – – – – 0.2
Share buy back and cancellation – – – 0.1 – (17.2) (17.1)
Revaluation of owner-occupied property – (0.3) – – – – (0.3)
Arising on CULS conversion – – (0.6) – – (8.4) (9.0)
Amortisation of IFRS 1 reserve – – (0.1) – – – (0.1)
Credit in respect of LTIP charge – – – – – 0.2 0.2
Amortisation of cost of own shares – – – – (1.8) 1.8 –
Dividends paid – – – – – (19.1) (19.1)
(Loss) for the year – – – – – (166.8) (166.8)

As at 30 December 2007 219.7 2.4 10.9 4.4 (8.7) 467.2 695.9
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28 Other reserves

Net
CULS Foreign investment

equity Acquisition IFRS currency hedging
reserve1 reserve2 reserve3 reserve reserve Total

£m £m £m £m £m £m

As at 31 December 2005 1.4 9.5 0.3 – – 11.2
Amortisation – – (0.1) – – (0.1)
Arising on CULS conversion (0.8) – – – – (0.8)
Exchange differences – – – (0.7) – (0.7)

As at 31 December 2006 0.6 9.5 0.2 (0.7) – 9.6
Amortisation – – (0.1) – – (0.1)
Arising on CULS conversion (0.6) – – – – (0.6)
Exchange differences – – – 7.6 (5.6) 2.0

As at 30 December 2007 – 9.5 0.1 6.9 (5.6) 10.9

1 CULS equity reserve – CULS are regarded as compound instruments, consisting of a liability component and an equity component. At the date of issue the fair value of the
liability component is estimated using the prevailing market interest rate for similar non-convertible debt. The difference between the proceeds of the issue of the convertible
loan notes and the fair value assigned to the liability component, representing the option to convert the liability into equity of the Group is included in equity.

2 The acquisition reserve relates to the acquisition of the remaining 50% of Morrison Merlin in 2005. Prior to the 2005 acquisition Morrison Merlin was a joint venture in which
Capital & Regional had a 50% interest. The acquisition reserve arose from the difference between the fair value of the Company’s existing 50% interest and the carrying value
of that interest at the date of acquisition of the outstanding 50%. The reserve which will remain in the balance sheet until Morrison Merlin is sold.

3 IFRS reserve relates to the requirements of IFRS 1. Where cash flow hedge accounting was being applied under a previous GAAP, IFRS 1 requires reserves are debited with the
fair value of hedging derivatives at the date of transition for the Group to IFRS (31 December 2004). The entire gain or loss has been taken to equity and will be recycled to the
income statement when the hedged transaction impacts profit or loss or as soon as the hedged transaction is no longer expected to occur. As the hedged transactions are still
expected to occur, amounts remain in the reserve.

29 Reconciliation of net cash generated from operations

Year to Year to
30 December 30 December

2007 2006
Total Total

£m £m

(Loss)/profit on ordinary activities before financing (130.9) 274.5
Adjusted for:
Share of profit in joint ventures and associates 119.2 (164.6)
(Loss)/gain on revaluation of investment properties 14.8 (26.0)
(Profit)/loss on sale of trading and development properties (0.2) 1.5
Profit on sale of investments (1.5) –
Depreciation of other fixed assets 0.5 0.3
Amortisation of short leasehold properties 0.1 0.1
Amortisation of tenant incentives 0.7 (0.9)
Profit on sale of investment properties (0.1) (6.0)
Decrease/(increase) in receivables 58.4 (3.3)
Increase in payables 2.6 6.9
Unrealised loss on exchange (1.2) 4.9
Non-cash movement relating to the LTIP 0.2 2.1

Net cash generated from operations 62.6 89.5
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30 Net assets per share

The European Public Real Estate Association (“EPRA”) has issued recommended bases for the calculation of certain net asset per share
information and this is shown in the following note.

30 December 30 December
2007 2006

Net Number of Net assets Net assets
assets shares per share per share

£m m £ £

Basic 703.0 71.1 9.89 12.61
Own shares held – (0.9)
Fair value of fixed rate loans (net of tax) 3.2 –
Fair value of trading properties 1.6 –
Dilutive share options 1.1 0.4

Triple net diluted net assets per share 708.9 70.6 10.04 12.72
Exclude fair value of derivatives not designated as financial instruments (net of tax) (8.5) –
Exclude fair value of fixed rate loans (net of tax) (3.2) –
Exclude deferred tax on unrealised gains and capital allowances 14.7 –

EPRA diluted net assets per share 711.9 70.6 10.08 12.75

31 Return on equity

30 December 30 December
2007 2006
Total Total

£m £m

Total recognised income and expense attributable to equity shareholders (165.1) 223.9
Opening equity shareholders’ funds 913.1 707.7
Return on equity (18.1)% 31.6%

32 Acquisitions

During the year the Group acquired, at different dates, the issued share capital of the following entities for a combined cash consideration
of £39.4 million.

% of
Date of share capital

Entity name acquisition acquired

Lauchhammer KG 15 March 2007 85.4%
Kreuztal KG 30 April 2007 79.8%
Hameln KG 30 May 2007 85.4%
Taufkirchen II KG 3 September 2007 85.4%
Landmark Limited 12 January 2007 100.0%

All of the above are property investment entities.
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32 Acquisitions continued

Aggregate
book values Fair value Fair value

at acquisition adjustments acquired
Note £m £m £m

Fair value of assets acquired
Investment properties 36.6 24.3 60.9
Debtors 0.3 – 0.3
Cash and cash equivalents 1.0 – 1.0
Current liabilities (5.0) – (5.0)
Non-current liabilities (31.2) – (31.2)

Net assets acquired 1.7 24.3 26.0

Fair value of consideration
Cash 39.4
Repayment of non current liabilities (16.6)
Minority interest 22 3.2

26.0

Set out below are the aggregated results of all the entities acquired from the dates of acquisition to 30 December 2007.

Aggregate Total
results Other Group results for

from date of results for the Group for
acquisition to the year ended the year ended
30 December 30 December 30 December

2007 2007 2007
£m £m £m

Revenue per consolidated income statement 2.1 84.7 86.8

Profit/(loss) before tax 0.4 (167.4) (167.0)
Taxation expense – 0.2 0.2

Profit/(loss) after tax 0.4 (167.2) (166.8)

If the acquisitions above had been completed on the first day of the financial year, Group revenues for the year would have been increased
by £0.9 million to £87.7 million and Group loss attributable to equity holders of the parent company would have been decreased by £0.2m
to £166.6 million.
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33 Disposals

On 23 February 2007 the Group disposed of its 50% interest in Xscape Milton Keynes Partnership and its 66.67% interest in Xscape
Castleford Partnership. The net assets of the two Partnerships at the date of disposal and at 30 December 2006 were as follows:

Xscape Xscape
Milton Keynes Castleford 23 February 30 December

Partnership Partnership 2007 2006
£m £m £m £m

Investment property 116.3 76.0 192.3 177.0
Trade receivables 0.5 2.2 2.7 9.5
Bank balance and cash 0.6 0.5 1.1 3.0
Trade payables (1.3) (2.3) (3.6) (12.3)
Non-current payables (46.8) (51.1) (97.9) (92.3)
Attributed goodwill – –

69.3 25.3 94.6 84.9

Gain on disposal –

Total consideration – 100% 94.6

Group share 34.6 16.8 51.4

Satisfied by:
Cash –
Units in X-Leisure Fund 53.9

Total consideration 53.9

Net inflow arising on disposal:
Cash consideration –
Cash and cash equivalents disposed of 1.1

1.1

34 Operating lease arrangements

The Group as lessee
At the balance sheet date, the Group had outstanding commitments for future minimum lease payments under non-cancellable operating
leases, which fall due as follows:

Land and buildings Other operating leases
2007 2006 2007 2006

£m £m £m £m

Within one year 0.1 – 2.4 2.4
In the second to fifth years inclusive 0.2 0.2 9.1 9.7
After five years 6.0 6.1 47.2 50.7

6.3 6.3 58.7 62.8

There were no contingent rents (2006: £nil). During the year the Group made sublease payments of £42,000 (2006:£30,000) and incurred
lease payments recognised as an expense of £0.5 million (2006: £0.4 million)

Operating lease payments represent rentals payable by the Group for certain of its office properties and equipment. Leases are negotiated
for an average of 119 years (2006: 122 years) and rentals are fixed for an average of four years (2006: four years).
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34 Operating lease arrangements continued

The Group as lessor
The Group leases out all of its investment properties under operating leases for average lease terms of 12 years (2006: 13 years) to expiry.
The future aggregate minimum rentals receivable under non-cancellable operating leases are as follows:

Unexpired Less than Between Between Between Between After 30 December 30 December
average one two to five six to ten 11 to 15 16 to 20 20 2007 2006

lease term year years years years years years Total Total
100% figures Years £m £m £m £m £m £m £m £m

Mall 10.2 173.3 555.0 405.9 135.0 79.8 444.0 1,793.0 1,881.9
Junction 12.6 56.3 223.4 234.1 170.7 62.6 10.8 757.9 835.7
X-Leisure 17.6 50.7 195.5 231.2 214.2 102.4 46.7 840.7 676.0

Total associates 280.3 973.9 871.2 519.9 244.8 501.5 3,391.6 3,393.6

Joint ventures 3.2 17.2 21.2 19.1 14.5 23.0 98.2 218.9

Germany 8.7 30.4 109.0 76.5 33.4 11.4 1.5 262.2 248.4
FIX UK 8.1 9.1 35.8 26.5 10.3 4.5 0.5 86.7 35.1
Other wholly owned 7.2 27.7 33.5 24.2 5.1 1.8 99.5 102.1

Total wholly owned 46.7 172.5 136.5 67.9 21.0 3.8 448.4 385.6

Total 330.2 1,163.6 1,028.9 606.9 280.3 528.3 3,938.2 3,998.1

35 Capital commitments

As at 30 December 2007 the Group had capital commitments of £10 million (2006: £13.6 million), relating to the acquisition of two trade
parks by FIX UK.

As at 30 December 2006 the Group’s share of capital commitments of joint ventures and associates was £14.3 million (2006: £24.2 million).
This comprised £11.8 million related to the joint venture at Cardiff and £2.5 million related to the Junction. On 22 January 2008 the
X-Leisure Fund exchanged on a conditional contract to purchase land in Bournemouth.

36 Contingent liabilities

CRPM’s property management agreements provide that the amount of negative performance fees in any year is limited to the amount
paid for the previous two years. The Fund and the Group are jointly seeking clarification on how this limit is applied. On present forecasts
and an alternative interpretation of the agreement, CRPM could be exposed to a further £17 million over and above the amount already
provided in these accounts. After offsetting the benefit C&R gets as an investor in the Funds and the reduction in management incentives,
the net impact would be £6.7 million or 9.5p per share.

The Group has given certain guarantees that relate to interest shortfalls and cost overruns in connection with certain subsidiaries and both
the joint ventures at Cardiff and Braehead. The fair value of these guarantees is £1.2 million.

37 Events after the balance sheet date

On 6 March 2008 the Group sold 80% of the units it owned in the T3 Jersey Property Unit Trust for approximately £35 million gross.
The transaction has removed £180 million of investment property and £120 million of debt from the Group’s balance sheet, although it
remains exposed to 20% of this amount as a co-investor. Capital & Regional will asset manage the portfolio jointly with Paradigm Real
Estate Managers and have a director on the General Partner Board.

On 10 March 2008 the Group announced the departure of the current Chief Executive Officer (CEO) Martin Barber and the appointment
of a new CEO Hugh Scott-Barrett with effect from 1 April 2008. Details of Martin Barber’s termination agreement are disclosed in the
directors’ remuneration report on page 30.

On 20 March 2008 the Junction Fund completed on the sale of Great Western Retail Park for £58.5 million.
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38 Related party transactions

Transactions between the Company and its subsidiaries, which are related parties, have been eliminated on consolidation and are not
disclosed in this note. Transactions between the Group and its joint ventures and associates are disclosed below.

During the year, Group companies entered into the following transactions with related parties who are not members of the Group.

Management and
performance fees

receivable from/ Amounts
(payable to) owed by/(to)

related parties related parties
2007 2006 2007 2006

CRPM £m £m £m £m

Associates
The Mall Limited Partnership (22.5) 50.8 (34.4) 37.9
The Junction Limited Partnership (10.9) 23.1 (0.2) 16.1
X-Leisure Limited 7.0 17.1 2.1 11.6

Joint ventures
Xscape Milton Keynes Partnership – 0.1 – –
Xscape Castleford Partnership – 0.1 – –
Xscape Braehead Partnership 0.1 0.2 – –

SNO!zone Limited and SNO!zone Braehead limited
Rents payable Amounts

to related parties owed to related parties
2007 2006 2007 2006

Joint ventures £m £m £m £m

Xscape Milton Keynes Partnership 0.7 0.7 – –
Xscape Castleford Partnership 0.6 0.6 – –
Xscape Braehead Partnership 0.7 0.5 – –

SNO!zone Limited includes both ski slopes at Milton Keynes and Castleford. All rents payable by SNO!zone are payable to the relevant
Xscape Partnership.

On 23 February 2007 the Group sold its 50% ownership of Xscape Milton Keynes Partnership and 66.67% ownership of Xscape
Castleford Partnership to the X-Leisure Fund in exchange for a further 29.1 million units in the X-Leisure Fund. At the date of sale and
at 30 December 2006 the Group had interests of 20.5% and 10.6% respectively in the X-Leisure Fund.

At 30 December 2007 the Group had loans outstanding to Xscape Braehead of £6.1 million (2006: £1.6 million) and to Capital Retail Park
Partnership of £1.5 million (2006: £nil).

During 2007 the Group purchased IT and communication equipment from Redstone plc, on normal commercial terms. Alan Coppin was
appointed as a director of Redstone plc in June 2006.

All the above transactions occurred at normal commercial rates.

As per IAS 24 key personnel are considered to be the Executive Directors as they are the persons having the authority and responsibility
for planning, directing and controlling the activities of the Group. Their remuneration is detailed below.

Year to Year to
30 December 30 December

2007 2006
Total Total

£m £m

Short-term employment benefits 1.5 3.3
Post employment benefits 0.2 0.2
Other long-term benefits1 (0.9) 1.8
Termination benefits 0.2 –
Share-based payments2 0.1 1.5

1.1 6.8

1 Other long-term benefits include those amounts relating to the CAP that were awarded to the directors in 2007 as well as those amounts awarded to the directors in 2006
that are expected to be clawed back in line with the claw back of the 2006 performance fees (as per note 5).

2 Share-based payments include those amounts awarded to the directors relating to the LTIP. In 2007, the non-market vesting conditions were not satisfied and hence the
Group has reversed the cumulative expense recognised in 2006 in accordance with the requirements of IFRS 2.
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We have audited the Group financial statements of Capital &
Regional plc for the year ended 30 December 2007 which comprise
the consolidated income statement, the consolidated balance
sheet, the consolidated cash flow statement, the consolidated
statement of recognised income and expense, the reconciliation of
movement in equity shareholders funds and the related notes 1 to
38. These Group financial statements have been prepared under
the accounting policies set out therein. We have also audited the
information in the directors’ remuneration report that is described
as having been audited.

We have reported separately on the parent company financial
statements of Capital & Regional plc for the year ended
30 December 2007.

This report is made solely to the Company’s members, as a body,
in accordance with section 235 of the Companies Act 1985.
Our audit work has been undertaken so that we might state to the
Company’s members those matters we are required to state to
them in an auditors’ 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 and the Company’s members
as a body, for our audit work, for this report, or for the opinions
we have formed.

Respective responsibilities of directors and auditors
The directors’ responsibilities for preparing the annual report, the
directors’ remuneration report and the Group financial statements
in accordance with applicable law and International Financial
Reporting Standards (IFRS) as adopted by the European Union
are set out in the statement of directors’ responsibilities.

Our responsibility is to audit the Group financial statements in
accordance with relevant legal and regulatory requirements and
International Standards on Auditing (UK and Ireland).

We report to you our opinion as to whether the Group financial
statements give a true and fair view, whether the Group financial
statements have been properly prepared in accordance with the
Companies Act 1985 and Article 4 of the IAS Regulation and
whether the part of the directors’ remuneration report described
as having been audited has been properly prepared in accordance
with the Companies Act 1985. We also report to you whether in our
opinion the information given in the directors’ report is consistent
with the Group financial statements.

In addition we report to you if, in our opinion, we have not received
all the information and explanations we require for our audit, or if
information specified by law regarding director’s remuneration and
other transactions is not disclosed.

We review whether the corporate governance statement reflects
the Company’s compliance with the nine provisions of the 2006
Combined Code specified for our review by the Listing Rules of the
Financial Services Authority, and we report if it does not. We are
not required to consider whether the Board’s statements on
internal control cover all risks and controls, or form an opinion on
the effectiveness of the Group’s corporate governance procedures
or its risk and control procedures.

We read the other information contained in the annual report
as described in the contents section and consider whether
it is consistent with the audited Group financial statements.

We consider the implications for our report if we become aware
of any apparent misstatements or material inconsistencies with
the Group financial statements. Our responsibilities do not extend
to any further information outside the annual report.

Basis of audit opinion
We conducted our audit in accordance with International
Standards on Auditing (UK and Ireland) issued by the Auditing
Practices Board. An audit includes examination, on a test basis,
of evidence relevant to the amounts and disclosures in the Group
financial statements and the part of the directors’ remuneration
report to be audited. It also includes an assessment of the
significant estimates and judgements made by the directors in the
preparation of the Group financial statements, and of whether the
accounting policies are appropriate to the Group’s circumstances,
consistently applied and adequately disclosed.

We planned and performed our audit so as to obtain all the
information and explanations which we considered necessary
in order to provide us with sufficient evidence to give reasonable
assurance that the Group financial statements and the part of the
directors’ remuneration report to be audited are free from material
misstatement, whether caused by fraud or other irregularity
or error. In forming our opinion we also evaluated the overall
adequacy of the presentation of information in the Group financial
statements and the part of the directors’ remuneration report
to be audited.

Opinion
In our opinion:

• The Group financial statements give a true and fair view,
in accordance with IFRS as adopted by the European Union,
of the state of the Group’s affairs as at 30 December 2007
and of its loss for the year then ended.

• The Group financial statements have been properly prepared
in accordance with the Companies Act 1985 and Article 4
of the IAS Regulation.

• The part of the directors’ remuneration report described as
having been audited has been properly prepared in accordance
with the Companies Act 1985.

• The information given in the directors’ report is consistent
with the Group financial statements.

Separate opinion in relation to IFRS
As explained in Note 1 to the Group financial statements, the Group
in addition to complying with its legal obligation to comply with
IFRS as adopted by the European Union, has also complied with the
IFRS as issued by the International Accounting Standards Board.

In our opinion the Group financial statements give a true and fair
view, in accordance with IFRS, of the state of the Group’s affairs
as at 30 December 2007 and of its loss for the year then ended.

Deloitte & Touche LLP
Chartered Accountants and Registered Auditors
London, United Kingdom
10 April 2008

Independent auditors’ report to the members
of Capital & Regional plc – Group
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We have audited the parent company financial statements of Capital & Regional plc for the year ended 30 December 2007 which
comprise the balance sheet and the related notes A to I. These parent company financial statements have been prepared under the
accounting policies set out therein.

We have reported separately on the Group financial statements of Capital & Regional plc for the year ended 30 December 2007 and
on the information in the directors’ remuneration report that is described as having been audited.

This report is made solely to the Company’s members, as a body, in accordance with section 235 of the Companies Act 1985. Our audit
work has been undertaken so that we might state to the Company’s members those matters we are required to state to them in an
auditors’ 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 and the Company’s members as a body, for our audit work, for this report, or for the opinions we have formed.

Respective responsibilities of directors and auditors
The directors’ responsibilities for preparing the annual report and the parent company financial statements in accordance with applicable
law and United Kingdom Accounting Standards (United Kingdom Generally Accepted Accounting Practice) are set out in the statement of
directors’ responsibilities.

Our responsibility is to audit the parent company financial statements in accordance with relevant legal and regulatory requirements
and International Standards on Auditing (UK and Ireland).

We report to you our opinion as to whether the parent company financial statements give a true and fair view and whether the parent
company financial statements have been properly prepared in accordance with the Companies Act 1985. We also report to you whether
in our opinion the directors’ report is consistent with the parent company financial statements.

In addition we report to you if, in our opinion, the Company has not kept proper accounting records, if we have not received all the
information and explanations we require for our audit, or if information specified by law regarding directors’ remuneration and other
transactions is not disclosed.

We read the other information contained in the annual report as described in the contents section and consider whether it is consistent
with the audited parent company financial statements. We consider the implications for our report if we become aware of any apparent
misstatements or material inconsistencies with the parent company financial statements. Our responsibilities do not extend to any
further information outside the annual report.

Basis of audit opinion
We conducted our audit in accordance with International Standards on Auditing (UK and Ireland) issued by the Auditing Practices Board.
An audit includes examination, on a test basis, of evidence relevant to the amounts and disclosures in the parent company financial
statements. It also includes an assessment of the significant estimates and judgements made by the directors in the preparation of the
parent company financial statements, and of whether the accounting policies are appropriate to the Company’s circumstances,
consistently applied and adequately disclosed.

We planned and performed our audit so as to obtain all the information and explanations which we considered necessary in order to
provide us with sufficient evidence to give reasonable assurance that the parent company financial statements are free from material
misstatement, whether caused by fraud or other irregularity or error. In forming our opinion we also evaluated the overall adequacy
of the presentation of information in the parent company financial statements.

Opinion
In our opinion:

• The parent company financial statements give a true and fair view, in accordance with United Kingdom Generally Accepted Accounting
Practice, of the state of the Company’s affairs as at 30 December 2007.

• The parent company financial statements have been properly prepared in accordance with the Companies Act 1985.
• The information given in the directors’ report is consistent with the parent company financial statements.

Deloitte & Touche LLP
Chartered Accountants and Registered Auditors
London, United Kingdom
10 April 2008

Independent auditors’ report to the members
of Capital & Regional plc – Company
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2007 2006
Notes £m £m

Fixed assets
Investments C 845.6 787.0

Current assets
Debtors D 143.3 275.0
Cash and deposits 0.1 0.4

143.4 275.4

Creditors – amounts falling due within one year
Trade and other creditors E (251.6) (285.2)
Short-term bank loans and overdrafts (15.1) (8.9)

(266.7) (294.1)

Net current liabilities (123.3) (18.7)

Creditors – amounts falling due in more than one year
Bank loans F (8.2) (8.4)
CULS F – (1.3)

(8.2) (9.7)

Net assets 714.1 758.6

Capital and reserves
Called-up share capital G 7.1 7.2
Share premium account G 219.7 219.5
CULS equity reserve – 0.6
Capital redemption reserve G 4.3 4.3
Retained earnings G 483.0 527.0

Shareholders’ funds 714.1 758.6

These financial statements were approved by the Board of Directors on 9 April 2008.

W Sunnucks
Group Finance Director
10 April 2008

Company balance sheet
Prepared in accordance with UK GAAP
As at 30 December 2007
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A Accounting policies

Although the Group consolidated accounts are prepared under IFRS, the Capital & Regional plc company accounts presented in this
section are prepared under UK GAAP. The main accounting policies have been applied correctly in the current and prior year.

B Profit for the year

As permitted by section 230 of the Companies Act 1985, the profit and loss account of the Company is not presented as part of these
financial statements. The profit for the year attributable to equity shareholders dealt with in the financial statements of the Company
was £0.6 million (2006: £464.7 million).

The Company had no direct employees during the year (2006: nil).

C Investments

2007
£m

As at 31 December 2006 787.0
Additions 80.1
Loan guarantees 1.2
Impairment of investments (22.7)

As at 30 December 2007 845.6

Investments are stated at cost less provision for impairment. A list of principal subsidiaries and joint venture undertakings is given in note I.

D Debtors

2007 2006
£m £m

Amounts owed by subsidiary entities 137.0 273.4
Amounts owed by associates and joint ventures 6.2 0.7
Prepayments and accrued income 0.1 0.9

143.3 275.0

Notes to the Company accounts
For the year ended 30 December 2007
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E Creditors – amounts falling due within one year

2007 2006
£m £m

Amounts owed to subsidiaries 248.9 283.6
Taxation 0.2 0.1
Guarantees 1.2 –
Other payables 0.8 1.1
Accruals and deferred income 0.5 0.4

251.6 285.2

F Creditors – amounts falling due in greater than one year

Bank 2007
loans CULS Total 2006

£m £m £m £m

After five years – – – 1.3
From two to five years 8.2 – 8.2 8.4

Due after more than one year 8.2 – 8.2 9.7

Details of the Group’s borrowings are given in note 23. The Company’s borrowings are all secured and comprise sterling denominated bank
loans and CULS.

G Reserves

Share Capital
Share premium CULS redemption Retained

capital account reserve reserve earnings Total
£m £m £m £m £m £m

As at 31 December 2006 7.2 219.5 0.6 4.3 527.0 758.6
Premium on issue of shares – 0.2 – – – 0.2
Shares bought back and cancelled (0.1) – – – (17.1) (17.2)
Arising on conversion of CULS – – (0.6) – (8.4) (9.0)
Dividends paid – – – – (19.1) (19.1)
Retained profit for the year – – – – 0.6 0.6

As at 31 December 2007 7.1 219.7 – 4.3 483.0 714.1

H Fair value of financial liabilities

2007 2007 2006 2006
Book value Fair value Book value Fair value

£m £m £m £m

Non-current borrowings 8.2 8.2 9.7 10.0
Current borrowings 16.3 16.3 9.1 9.1

Total borrowings 24.5 24.5 18.8 19.1
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Notes to the Company accounts continued
For the year ended 30 December 2007

Capital & Regional Annual Report 2007

I Principal subsidiary, joint venture and associated companies

Group
Nature of effective
property share *Share of
business of business voting rights

Capital & Regional Property Management Limited2 Management 100% 100%
The Mall Jersey Property Unit Trust3 Investment 24.24% 24.24%1

The Junction Jersey Property Unit Trust3 Investment 27.32% 27.32%1

X-Leisure Jersey Property Unit Trust Investment 19.39% 19.39%1

The Auchinlea Partnership Investment 50% 50%
Capital & Regional Abertawe Limited2 Investment and management 100% 100%
Trade Park Unit Trust3 Investment and management 100% 100%
The FIX UK Limited Partnership2 Investment and management 100% 100%
Capital & Regional Hemel Hempstead Limited3 Investment and management 100% 100%
Capital & Regional (Europe LP) Limited3 Investment and management 100% 100%
Capital & Regional (Europe LP 2) Limited3 Investment and management 100% 100%
Capital & Regional (Europe LP 3) Limited3 Investment and management 100% 100%
Capital & Regional (Europe LP 4) Limited3 Investment and management 100% 100%
Capital & Regional (Europe LP 5) Limited3 Investment and management 100% 100%
Capital & Regional Earnings Ltd2 Investment and management 100% 100%
Capital & Regional Income Ltd2 Investment and management 100% 100%
Capital & Regional Holdings Ltd3 Investment and management 100% 100%
Capital & Regional Capital Partner Ltd3 Investment and management 100% 100%
Capital & Regional Overseas Holdings Ltd3 Investment and management 100% 100%
Capital & Regional Units LLP3 Investment and management 100% 100%
Capital & Regional (Jersey) Limited3 Investment and management 100% 100%
Xscape Braehead Partnership2 Investment and management 50% 50%
Manchester Evening News Arena Complex Limited Investment and management 30% 50%4

SNO!zone Limited2 Trading 100% 100%
SNO!zone (Breahead) Ltd2 Trading 100% 100%
Morrison Merlin Limited2 Trading 100% 100%

1 Capital & Regional is regarded as having significant influence through its membership of and role on the General Partner Board.
2 Incorporated and operates in Great Britain.
3 Incorporated and operates in Jersey.
4 Capital & Regional treats this entity as a joint venture rather than as an associate, despite owning 30%. This is as a result of joint control by means of equal membership

of the management committee, which is the main decision making body.
* This percentage is equivalent to the number of ordinary shares or units held by the Group.

Investment in associates and joint ventures are set out in note 18c and note 18e.

The Company has taken advantage of S231(5) and (6) Companies Act 1985 in not listing all of its subsidiary and joint venture
undertakings. All of the above principal subsidiaries and joint ventures have been consolidated in the Group financial statements.
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UK GAAP UK GAAP IFRS IFRS IFRS
31 December 30 December 30 December 30 December 30 December

2003 2004 2005 2006 2007
£m £m £m £m £m

Balance sheet
Property assets 51.5 83.0 425.8 621.8 790.0
Other fixed assets 12.3 12.5 0.7 1.2 9.0
Intangible assets 14.5 12.2 12.2 12.2 12.2
Investment in joint ventures 56.5 46.7 49.8 67.6 12.0
Investment in associates 372.7 477.1 583.7 685.4 599.4
Other current assets/(liabilities) (4.8) 8.2 21.7 (5.9) (99.3)
Cash at bank 4.5 4.4 40.1 35.5 37.1
Bank loans greater than one year (110.1) (117.8) (395.7) (456.8) (622.4)
Convertible Unsecured Loan Stock (24.5) (20.4) (3.0) (1.3) –
Other long-term liabilities (5.5) (11.4) (27.6) (46.6) (35.0)

Net assets 367.1 494.5 707.7 913.1 703.0

Financed by
Called up share capital 6.3 6.4 7.1 7.2 7.1
Share premium account 165.6 167.4 216.9 219.5 219.7
Revaluation reserve 145.2 247.2 0.4 2.7 2.4
Other reserves 2.5 1.1 14.1 7.0 6.6
Retained earnings 47.5 72.4 469.2 676.7 467.2

Capital employed 367.1 494.5 707.7 913.1 703.0

Return on equity (%)
Return on equity 37.6% 37.0% 40.5% 31.6% (18.1)%
Return on equity before exceptional items 37.6% 39.0% 40.5% 31.6% (18.1)%
(Decrease)/increase in NAV per share + dividend 32.8% 36.6% 40.8% 30.8% (14.2)%
Share price increase/(decrease) + dividend 26.0% 72.1% 25.0% 81.0% (73.0)%
Period end share price 403p 695p 868p 1542p 392p
Total return
Total return 101.6 136.0 203.1 223.9 (165.1)
Total return before exceptional items 101.6 143.2 203.1 223.9 (165.1)
Net assets per share (pence)

Basic 591p 793p 997p 1261p 989p
Triple net diluted 521p 710p 985p 1272p 1,004p
EPRA diluted – – 1006p 1275p 1,008p

Triple net diluted net assets per share growth (%) 32.9% 36.3% 38.7% 29.1% (21.1)%
Gearing (%) 27.0% 22.0% 50.2% 50.0% 88.0%
Gearing (%) on a see through basis 129.0% 126.0% 126.0% 125.0% 190.0%

Income statement
Group turnover 39.5 62.4 94.2 132.1 34.0

Gross profit 33.0 55.4 83.5 116.6 14.9

Profit/(loss) on ordinary activities before financing 55.9 68.8 216.9 274.5 (131.0)
Net interest payable (29.6) (34.5) (18.2) (23.6) (36.0)
Exceptional items – (8.2) – – –

Profit on ordinary activities before taxation 26.3 26.1 198.7 250.9 (167.0)
Taxation (6.9) (5.9) 4.0 (28.6) 0.2

Profit after tax 19.4 20.2 202.7 222.3 (166.8)

Recurring pre tax profit – 16.6 23.1 32.3 32.7
Fully taxed recurring dividend cover (x) – – 1.25 1.19 1.19
Interest cover (x) 1.63 1.63 1.86 2.14 1.17
Earnings per share (pence)

Basic 31.4p 32.2p 294p 317p (236)p
Diluted 27.3p 28.4p 284p 311p (236)p
EPRA diluted – – 33p 46p 1p

Dividends per share 9p 14p 18p 26p 27p
Dividend cover (x) 3.5 2.2 4.8 1.8 –

Five-year review
for the periods 31 December 2003 to 30 December 2007
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Capital allowances deferred tax provision In accordance with
IAS 12, full provision has been made for the deferred tax arising on
the benefit of capital allowances claimed to date. However, in the
Group’s experience the liabilities in respect of capital allowances
provided are unlikely to crystallise in practice and are therefore
excluded when arriving at EPRA NAV.

CRPM Capital & Regional Property Management Limited is a
subsidiary of Capital & Regional plc and earns the management
and performance fees arising from Capital & Regional’s interests
in the associated Funds and joint ventures.

Contribution comprises Capital & Regional’s share of the net rents
less net interest arising from Capital & Regional’s interests in its
joint ventures, associates and wholly-owned entities, including
foreign exchange forward points movements.

CULS is the Convertible Subordinated Unsecured Loan Stock.

EPRA adjusted fully diluted NAV per share includes the effect
of those shares potentially issuable under the CULS or employee
share options and excluding own shares held. The unrealised gains
and capital allowances deferred tax provision, the fair value of
borrowings net of tax and the fair value of trading properties are
added back.

EPRA earnings per share (EPS) is the profit after taxation
excluding gains on asset disposals and revaluations and their
related taxation, movements in the fair value of financial
instruments, intangible asset movements and the capital
allowance effects of IAS 12 where applicable, less taxation arising
on these items, divided by the weighted average number of shares
in issue during the year excluding own shares held.

EPRA triple net, fully diluted NAV per share includes the effect
of those shares potentially issuable under the CULS or employee
share options and excluding own shares held. NAV is adjusted for
the fair value of debt and the fair value of trading properties.

Estimated rental value (ERV) is the Group’s external valuers’
opinion as to the open market rent which, on the date of valuation,
could reasonably be expected to be obtained on a new letting or
rent review of a property.

Equivalent yield is a weighted average of the initial yield and
reversionary yield and represents the return a property will produce
based upon the timing of the income received. In accordance with
usual practice, the equivalent yields (as determined by the Group’s
external valuers) assume rent received annually in arrears and on
gross values including prospective purchasers’ cost.

ERV growth is the total growth in ERV on properties owned
throughout the year including growth due to development.

Gearing is the Group’s net debt as a percentage of net assets.
See through gearing includes our share of non-recourse net
debt in the associates and joint ventures.

Initial yield is the annualised net rents generated by the portfolio
expressed as a percentage of the portfolio valuation, excluding
development properties.

IPD is Independent Property Databank Ltd, a company that
produces an independent benchmark of property returns.

Loan to value (LTV) is the ratio of net debt excluding fair value
adjustments for debt and derivatives, to the aggregate value of
properties (including the surplus of the open market value over
the book value of trading properties), investments in joint ventures
and funds and other investments.

Like for like (LfL) figures exclude the impact of property
purchases and sales on year-to-year comparatives.

Market value is an opinion of the best price at which the sale
of an interest in the property would complete unconditionally for
cash consideration on the date of valuation (as determined by the
Group’s external valuers). In accordance with usual practice, the
Group’s external valuers report valuations net, after the deduction
of the prospective purchaser’s costs, including stamp duty, agent
and legal fees.

Net assets per share (NAV) are shareholders’ funds divided by the
number of shares held by shareholders at the period end, excluding
own shares held.

Net rent is Capital & Regional’s share, on a see through basis, of
the rental income, less property and management costs excluding
performance fees, of the Group, its associates and joint ventures.

Net interest is Capital & Regional’s share, on a see through basis,
of the interest payable less interest receivable of the Group, its
associates and joint ventures.

Passing rent is the gross rental income excluding the effects of
tenant incentives.

Property under management (PUM). Valuation of properties
for whom CRPM is the asset manager.

Return on equity is the total return, including revaluation gains
and losses, divided by opening equity plus time weighted additions
to share capital, excluding share options exercised, less reductions
in share capital.

Recurring pre-tax profit is the sum of Contribution plus
management fees, SNO!zone income less SNO!zone expenses,
less fixed management expenses.

Recurring pre-tax profit per share is the recurring pre-tax
profit divided by the weighted average number of shares less
own shares held.

Reversion is the estimated increase in rent at review where the
gross rent is below the estimated rental value.

Reversionary percentage is the percentage by which the ERV
exceeds the passing rent.

Reversionary yield is the anticipated yield, which the initial yield
will rise to once the rent reaches the estimated rental value.

See through balance sheet is the pro forma proportionately
consolidated balance sheet of the Group, its associates and joint
ventures.

See through income statement is the pro forma proportionately
consolidated income statement of the Group, its associates and
joint ventures.

Glossary of terms

Capital & Regional Annual Report 2007
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Total return is the Group’s total recognised income for the year
as set out in the consolidated statement of recognised income
and expense (“SORIE”) expressed as a percentage of opening equity
shareholders’ funds, excluding CULS reserve.

Total shareholder return is the growth in price per share plus
dividends per share.

Triple net, fully diluted NAV per share includes the dilutive
effect of share options and CULS and adjusts all items to market
value, including trading properties and fixed rate debt.

SIC 15 “Operating lease – incentives” debtors under accounting
rules the balance sheet value of lease incentives given to tenants
is deducted from property valuation and shown as a debtor.
The incentive is amortised through the income statement.

Vacancy rate is the estimated rental value of vacant properties
expressed as a percentage of the total estimated rental value of
the portfolio, excluding development properties.

Variable overhead includes discretionary bonuses and the cost
of awards to employees made under the LTIP and CAP and is
spread over the performance period.

Capital & Regional Annual Report 2007
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Portfolio under management * †

30 December 30 December 30 December 30 December 31 December
2007 2006 2005 2004 2003

£m £m £m £m £m

Investment properties 679 512 320 83 52
Trading property 96 94 94 8 8
The Mall Fund 3,016 3,125 2,338 2,099 1,243
The Junction Fund 1,223 1,590 1,459 1,010 757
X-Leisure Fund 947 807 702 597 501
Other joint ventures 174 329 226 226 332

Total 6,135 6,457 5,139 4,023 2,893

Properties under management above are shown at valuation, except for trading property which is held at cost.
* Accounting for head leases that are deemed to be finance leases are not included in the above figures.
† The treatment required by IFRS of rent free periods, capital contributions and leasing costs are not included in the above figures.

Portfolio information
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German
The Mall The Junction X-Leisure Portfolio FIX UK

Physical data
Number of core properties 24 14 19 50 49
Number of lettable units 2,504 223 365 193 241
Lettable space – (sq ft – ’000s) 8,661 3,365** 3,677 5,044 1,585
Valuation data
Properties at market value (£m)* 3,016 1,223 947 490 170
Revaluation in the year (£m) (257.5) (299.8) (16.6) 9.6 (24.1)
Initial Yield (%) 4.84% 4.37% 5.06% 5.99% 5.26%
Equivalent yield (%) 5.69% 5.32% 5.78% n/a 6.26%
Geared returns (%) (13.20)% (34.00)% (3.00)% 16.20% (32.99)%
Property level return (%) (3.30)% (16.78)% 2.10% 7.50% (9.84)%
Reversionary % 15.66% 11.67% 4.42% n/a 14.44%
Loan to value ratio (%) 51.67% 53.05% 49.10% 72.46% 70.37%
Lease Data Years Years Years Years Years

Average lease length to break 9.87 11.96 16.60 8.66 8.05
Average lease length to expiry 10.23 12.58 17.60 8.66 9.70
Passing rent of leases expiring in: £m £m £m £m £m

2008 19.37 0.48 1.51 0.52 1.20
2009 5.50 0.41 0.43 2.30 0.63
2010-2012 31.02 1.82 1.86 3.99 1.05
ERV of leases expiring in:
2008 21.49 0.49 1.61 n/a 1.27
2009 6.24 0.40 0.56 n/a 0.84
2010-2012 31.62 2.24 1.91 n/a 1.19
Passing rent subject to review in:
2008 31.28 13.57 14.60 n/a 1.82
2009 15.56 12.98 2.70 n/a 1.36
2010-2012 45.39 26.95 13.77 n/a 4.33
ERV of passing rent subject to review in:
2008 33.22 15.24 16.95 n/a 2.10
2009 18.49 14.91 2.93 n/a 1.60
2010-2012 49.54 29.64 17.57 n/a 4.80

Rental Data
Passing rent (£m) £174.5m 56.56 50.67 30.75 9.24
Estimated rental value (£m per annum) £201.8m 66.93 58.18 n/a 11.02
Rental Increase (ERV) % 5.50% (1.75)% 2.02% n/a 3.26%
Vacancy rate (%) 5.86% 5.18% 3.26% 1.29% 8.46%
Like for like net rental income (100%)
Current year net rental income £m £m £m £m £m

Properties owned throughout 2006/2007 110.7 31.5 36.5 10.0 3.7
Acquisitions 22.7 – 7.0 14.9 3.9
Disposals – 2.5 0.2 – –

Total net rental income 133.4 34.0 43.7 24.9 7.6

Prior year net rental income
Properties owned throughout 2006/2007 107.7 29.9 39.1 9.8 3.6
Acquisitions 16.8 – – 1.7 0.6
Disposals 0.9 8.6 0.3 – 0.1

Total net rental income 125.4 38.5 39.4 11.5 4.3

Other Data
Unit Price (£1.00 at inception) £2.0642 £1.8704 £1.6775 n/a n/a
C&R Share 24.2% 27.3% 19.4% 91.4% 100.0%

* Excludes IFRS adjustments for tenant incentives and head leases treated as finance leases.

** Excludes 35% of Junction West Thurrock Retail Park.

Fund portfolio information (100% figures)
As at December 2007
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2008 financial calendar
Final dividend record date 18 April 2008
Annual General Meeting 2 June 2008
Final dividend payment 13 June 2008
Interim results 28 August 2008
Interim dividend October/November 2008
2008 preliminary results announcement March 2009

Final dividend 2007 timetable
Record date 18 April 2008
Last day to receive DRIP mandates 30 May 2008
Dividend warrants posted 12 June 2008
Payment date/shares purchased 13 June 2008
Certificates/purchase statements dispatched 18 June 2008
CREST accounts credited 19 June 2008

Registrars
Equiniti Limited
Aspect House
Spencer Road
Lancing
West Sussex BN99 6DA
Telephone: 0845 607 6838

Shareholder information
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