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Ubertydhternatlonal PLC the Company

ANt1p4 FINANCIAL REPORT

Llb$ty International PLC has today published its Annual Report for the year ended 31 December 2008 Annual

RØbW The Annual Report Is available for download at .libe-intemaUonal.co.uk

tpŁddltibn attention Is drawn to the Companys interim management statement whIch was published on 21 April 2009

1tnof the Annual Report have been submitted to the Financial Services Authority and will shortly be available

lop lqs$ctlon at the Financial Services Authoritys Document Viewing Facility which Is situated at

SeMces Authority

lcrth Colonnade

CiryWhaut

020 7066 8333

In once with DTR 63.5 the following information is extracted from the Annual Report and should be read in

à$uæçllon with Liberty International PLCs PrelIminary Results for the year ended 31 December2008 which were

irlóà ba 26 February 2009 Together these constitute the material required by DTR 6.3.5 to be communicated to the

riIpunedited full text through Regulatory Information Service

ChalrrMp statement

11th oJ.4wing is the text of my statement published with the Companys Preliminary Results on 20 Februaiy 2009

been year that the UK property Industry would like to forget but no doubt its unremitting gloom will be iong

rertirnbered In the last quarter an already uncertain market dropped further following the crisis in the banking sector

Wlts Internationals high quality assets are resilient with prime regional shopping centres amounting to 70 per

1bt the total and retail property 85 per cent overall we are not Immune to market stresses

Qnernanlfºstatlon of these difficult conditions has been our share price which dropped in the year mostly in the last

quartqt from 1077p to 478p and further since the year end to 328p on 25 February 2009

Thà reduction In net asset value per share for the year from 1264p to 745p is evidently disappointing though it reflects

market conditions in fact our assets are holding up relatively well tribute to their calibre and focal position In their

tonitmunities The results and activities for the year are set out in detail in the attached Operating and Financial Review

$bO8.toyeats ago at the end of 2006 we raised over 300 million of equity by share placing at 350p per share to

cØtIle rare opportunity to acquire large block of prime Central London assets the Covent Garden Estate

During007 we disposed of some non-core properties at very satisfactory prices and brought an investment partner

lrtto4b er.aentaf our MetroCentra Interest enabling usto finance the Cails Court and Olympia acquisition which holds

yreatpromlseforthe
future

lçi 2Ofl8we have dIsposed of further non-core propertIes cut back capital expenditure and at non-recurring expense

.u$rongoing cost base

hicJjJdirg further 160 million currently exchanged or under offer aggregate asset sales since the end of 2006 now

eeedthe Li billion mark and have been an Important component In managing our financial position

C4rntrnesee
AtThŁnd äf 2008 after the savage fall in property valuations Our debt to asset ratio which has been around the 40

perthætThmt for the last decade1 increased to 56 per cent higher than we would like but not unmanageable

Tfre.pdrrary focus of the Board has perforce shifted from growth to reinforcing the financial strongth of the company
Inejigfrtifalling values and dislocation In the financing markets we have concluded that additional measures are

necessary induding potential further asset sales and new capital raising



Thadrarnauc fall in properly values in 2008 has been of record proportions the IPD monthly index of capital values has

Miiipercent since 30 June 2007 and the market has anticipated further falls

iniabuslness with long time frame Investors and managers need to keep sense of proportion The valuations which

Oie4ulred to obtain from third party profOsslonal valuers as at the date when we report our figures are only

Ssflhfiates of possible sale price at particular Ume in thin market they necessarily contain greater than normal

element of subjective judgement but also reflect general market sentiment which in current circumstances may be

to compound their negative aspects

eaJstate has an enduring character but one of its driving factors is the income yield The current gap beiween

peifrhlncopie yields and the return available on cash is unprecederitedly wide This should attract investors back into

ihØ Mar1et when lIquIdIty returns We have always focused on quality and once conditions amelIorate we look forward

sfrbn recovery

.pl4foriard
IóØçjjfr4emational Intends to continue to be the holder of prime assets with shopping centre management team that

lâioaf$ki gs leader In Its field and in the past much of our growth has come from active management and

d4IÆpthenti with team of senior executives very experienced in dealing in volatile markets and with special

intflftuations such as the Covent Garden Estate and the Earls Court and Olympia sites The opportunities in our

Lovdônestate bode well for the group Much of the strength and potential is inherent in existing assets which contain

flurnEnts active management and dovelopment opportunitIes

Wsobe well positioned to withstand the difficulties that may adse In the short term while maintaining Libe
iætiat1onars pmäpects In the medium and longer term Within the business we shall continue to conserve resources

st4igthGn our balance sheet exert continuing downward control on costs and hold ourselves ready to benefit when

the màHØt recovers in due course We believe retail and consequently prime retail property should be at the forefront of

icli recovery

and dividend policy

tIvenJpiandal market conditions and the debt contractionary envIronment we believe it to be In shareholders best

inbrest$ to restrict tue dividend for 2008 to the 6.5p interim dividend already paid which exceeds the expected

thlniniurn required under UK REIT legislation of 12.8p per share an amount well below the 29.Op adjusted earnings for

The st because or capital allowances from our development programme and capitalised interest This decision has

been particularly difficult one as we have had long back record of steady dividend growth from 45p per share in

i98to31p persharein200l

lhjØsptof 2009 the Board would also seek to maintain subject to available resources the intended dividend for

.2009 at Jie level of 16.5p per share or the minimum PID requirement if greater This decision as well as the dividend

ldyJqrfture years will be kept under review

remuneraUon

4nt6Eptófthe financIal year 2008 the executive directors have declined any bonus other than In two cases the

riótJflflowhich the company was already committed as part of joining arrangements Also except for one contractual

edtlVØment no salary Increases have been requested by or granted to executive directors
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Ourpdomlnately non-recourse debt structure with over 90 per cent of our debt asset specific and non-recourse

pn4des groat deal of financial flexibIlity enabling the group to address Issues on an asset by asset basis with very

limited cross-default exposure

fornmrof the residual corporate debt we appreciate the support shown by our lending bankers who have since the

4aietd agreed Important changes to the terms or our 360 million corporate bank facilities Including extending overall

iMlynto 2011

Thea changes are contingent on the group raising not less than 350 million of additional equity Given current market

conditions the Boards intention would be to raIse greater sum through combInation of asset disposals and new

TOonuwthe company benefits from appropriately motivated executives we intend to grant some options to executive

.dkdS and other senior staff In due course Such options will not be exercisable unless suitable performance

cdnditjdæj aremet and then only after at least three years

Perpption and its travelling cOmpanion momentum are always the drivers of sentiment but these things tum We
believe We have been taking and will continue to take important steps to position the company to benefit from

recoyer In economic end market conditions

ritnd by thanElng my fellow directors and our very busy and committed staff for their contInuing support and thoir

orftiSqam as they go about the companys business

Sinq th end of Fobnrniy 2009 The Company lies made significant progress on number of fronts We ha improved

..IC$QovómJJ ocoupancymte despite fthherrotailer failures in the ffrst quaer of 2009 at some cost in terms of rental
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Isvalpacfreved on reJettings but many deliberately on short-term basis we have achieved further disposals of non

In excess of 200 mi/lion of which net 150 mi/ion has been realised in cash in the year to date we have

rrawaspdcasharidcornmvttedfar4thes toE3l3 mi/lion at 31 March 200931 December 20081291 md/ron while

ŁhrS in the prlOd has reduced capital commitments on property developments from 238 mi/lion to 195 million

and t4e have launched firm p/acing and placing and open offer to raise equ/ty capital asset out in the separate

flpe4tenents issued on 27 and 28 Apill 2009

mªteSqtafl on all of these aspects and on current fradlng is set out in first quarter lntertm Management Statement

issued on 27 AprIl2009

We remain cautious about the economic outlook generally but confident on the strengths and skills of our corn

operatidns opportunities /br which are already apparent

PS$CIC Burgess

Ch$fltmn

2lpi1i 2009

tragemoni Report

The Preliminary Results contained fair review of the Company business however the following extract from the

j4eofl sets out part of that review updated to reflect material events since the date of the Preliminary Results

dtóIboIude ceJn additional disclosures

Review

.m$o for 2003 should be ceidered the onls of the maedly morn adverse UK financial and economic

The results are domInated by the 2051 million deficit on revaluation of investment properties an overall

sided bit of 22.5 per cent with 969 million an 11.8 per cent reduction recorded in the last quarter of the year This

rwÆluatlon result has driven the fall in net assets per share adjusted diluted from 1264p to 745p-

Un4rl1ng profit before valuation items reduced from 127.7 million 36.Op per share to 103.3 million 29Op per

hate tWo main factors caused the reduction an 11.8 million fall 4.3 per cent in like-for-like income from Capital

Shdpling Centres MCSC5 mostly through tenants going into administration and 11.6 million of one-off internal

.thabon expenses

jfdjiflrkesUiient properties have reduced from 6.7 billion to 7.1 billion An important measure of our financial

posltldnithS debt to assets ratio which has been around and mostly Just below the 40 per cent mark for the last

.4iadeincreasedsubstantially to 58 per cent

FUiSiØ of the financial results for the year and comments on the groups financial position are contained In the

.rnying FinancIal review Additional commentary on the groups performance in 2008 is provided in the 2008

Ainial Results presentation available for download from www.libertv-internatioopo.uk

iSrnSbictcground
Eitarnàl tbtOrs which had begun to impact on the group in the second half of 2007 became substantially more

.b$ç tlvàih 2008 particularly in the last quarter

Thea4MallIty of credit for UK property companies dwindled rapidly following turmoil in the banking sector with credit

prrlrmarkedly

Mae values for UK commercial property fell steeply with the benchmark IPD monthly index indicating 27 per cent

pd1bn iii capital values In 200815 per cent in the last quarter

dTheUKethnomy moved into technical recession with the third quarter showing 0.6 per cent fall in GDP and the final

..qi4era15 per cent fail

Cth.umerconfidence indices fell to record low levels driven by fears of rising unemployment

RetaiItenant täilures increased during 2008 most notably in December2008 and in early 2009

W.ftsponded to the changing environment in number of ways1 In particular

Prloi4üaIng cash management and capital structure for example through the revised dividend policy announced with

theiiSsults and around the year end the early conversion Into ordinary shares of 19 million of convertible bonds

.tth.aipter conversion of 13 million since the year end

Rli.iclng.capital expenditure and defØning projects other than where already committed for example putting the

WOStQate..Oxford shopping centre redevelopment on hold

Reduclng adminIstrative expenses particularly by lowenng headcount especially in the development area In order to

acl1Sve these reductions seme addItional costs have been incurred in 2006 with the benefits to emerge in 2009 and

beyond We are targeting reductIon in administrative expenses for 2009 to 45 million including the operational

Earls Court Olympia exhibition business compared with 63 million In 2000



Cqnbrulng our programme of disposals of non-cots assets further 200 million of assets were sold in 2008 at

dflªkttff6 miluori to book value at the end bf 2007 This follows 340 million of asset sales in 2007 at 37 million

above 2006 year end book values and In early 2007 we achieved 40 per cent reduction in CSCs interest in

MelæCenue Gateehead which valued the 40 percent property interest at 426 million MetroCentre is still fully

c4olited becuSe of thegroups residual 60 per cent interest and exercise of control AddltJonaliy we have further

miNion of sales including CMBS investments concluded exchanged or under offer

ReflhJbg our steglc focus in recognition of the reduced ataNiity of bng-te finance We view the UK regional

shopping centre business of Capital Shopping Centres CSC and the Central London activities of Capital Counties

.ptlcuy Covent Garden and Earls Court as the key components for the future long-term success of the business

-.Engpglng with our corporate lending bankers to stabiiise the financial position of the company by amending key

bondlngçonditions.thereby reducing the risks of any covenant breach

Psppórty yaiuations

.mottint to which commercial property valuations have been under pressure from the severe restriction on credit

nypiibjIltyiand The reduced appetite fur risk has been well documented The end of June 2007 marked the turning point

rp20O8especiaily the iast quarter saw fall of record proportions

lnti$dlfllcult environment where absolute returns have been extremely unattractive one consolation is that we have at

etiflcanUy outperformed the benchmark IPD monthly index with our Central London and USA assets in particular

..dSthhstraling notable resilience

Three

mentha ended

31 December

2008

11.8% 22.5% 27.2%

15.3% 27.1% 35.6%

là 2008 The direction of Interest rates and property yields diverged markedly Especiaily in the last quarter of the year

.iiitarestratis moved rapidly downwards with the 10-year interest rate swap declining In the year from per cent to 3.45

Øeætwhile property yields moved sharply upwards The change in valuation yields in respect of our UK assets was

Nominal equivalent yield per cent

31 December 30 June

2007 2007

UKregionsl shoppIng centres

UKtnorrshopplng centre properties

6.87 5.86 5.08 4.77

5.64 5.42 5.09 4.95

tsumSed rental values ERV used by the valuers held up well in 2008 with the ERV of CSCs regional shopping

ÆqitrSŁoniributing positive 1.2 per cent to the valuation outcome for the year We expect ERV to come under

reflecting the more difficult retail trading and letting market conditions

ppmitssloned our external vaiuereto perform property valuations at3l March 2009 for the purpose of the capital

lingThe results of the valuations indicate that the underlying like-for-like reduction in the market value of investment

ç1 tetolqpment properties sInce 31 December 2008 amounted to per cent for CSCs completed UK regional

stbpping centres and 8.5 per cent overall deficit 0.Gbillion Despite the further reduction in valuation the groups

pSttbiiŁ continues to outperfoim the benchmark iPID monthly index which fell by 8.9 per cent in the first quarter of 2009

fretAihpropefty minus 9.8 per cent

ciJ%centre development valuations sulfured particularly severely as the full impact of higher yields anticipated

ioigetletung periods and lower overall rental income was absorbed into the site value or carrying value of the partially

tqripióted projects St Davids Cardiff incurred revaluation dellcitoftl25 million reducing the carrying value of the

devØloprnent to 90 million Westqate O4ord incurred 39 million deficit largely as result of abortive costs as we

put thp development project on hold with the centre In its present state valued at 65 million

lel9elyaptidpated that.there will be further reductions in UK commercial property capltai values in 2009 reflected by

thQ ciiOunt to reported histoncal net asset values at which the share pnces of UK listed real estate companies

oUTrefl trade and the current pilcing of derivative contracts linked to the forward performance of the iPD index
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tKtonal shoppIng centres

UKkohshopplng centre properties

ietaigr9up

Index all property

13.8%
-7.2%
7.1%

II

42

$4

Year ended

31 December
2008

254%
16.1%
9.1%

Eighteen

months ended

31 December
2008

30.2%
19.0%
66%

31 December
2008

30 September

2008
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Ca$tatShopptng Centres

4tkØtSue of assets 5010 mIllion 70 per cent of grouçt total

market leader in prime UK regional shopping centres and has always focused on retail assets of the highest

4UaJJt.with our ownership including nine of the UKs top 30 regional shopping centres The benefit of this approach

most obvious in more difficult periods with occupancy at high levels as described below and our assets

CRefringwell operationally compared with Sail assets of lower quality

QSCs pnme regional centres aim to provide vanety diversity and volume of shops in single location containing the

itlbjttinie flagship and department stores offering the best services and providing safe stress-free and

experience

aijertenant mix is diverse The top 20 tenants account for 38 per cent of 080s rent roll with the top Arcadia

Bobind Next accounting for 11 per cent National or international multiple retailers represent over 90 per cent of the

II

ihyinring retailer formats in 2008 were value brands and trusted names with strong complementary online

p4ncØ 2008 saw the disappearance of several high street names such as Woolwerths The Pier and Zawi together

of smaller and independent retailers

Ky 1riiçators of performance were as follows

atlrnated footfall at 080s centtea in 2008 has shown considerable resilience with our 12 completed centres

.rbcrrilr an increase to 229 million customer visits compared wIth 225 mIllion the previous year Encouragingly the

ktk $elcs of 2008 showed stronger growth than the year as whole and growth has continued with increased

Ibolfallyosy date In 2009

29RFR2009

j.sales year-on-year In 2008 excludIng food according to national statistics ONS were positive for the year as

0.9 per cent growth although the second half saw slowdown Based on the figures we receive from tenants

MtS0s centres trading at Our centres in 200$ is estimated to have generally reflected the national trend excluding

perilres affected by new development

.Oooaricy levels at year end remained high at 98.7 per cent However the final quarter in particular saw number of

ad.dltlonairetailer failures 15 of which aflcted 080s portfolio involving 59 units out of CSCs 2028 units in aggregate

finS Months to 30 September 200831 tenants 78 units

Thpaa of these tenant failures in terms of bad debt and tease incentive within 080s likMor-Ilke rental

iqkrie.has been as follows

B9htldoubtful debts

lrtentive write-oIls

Year Nine menths Year

ended ended ended

31 December 30 September 31 December

2008 2008 2007

8.2

9.3

72
3.0

17.5 10.2 47

4.7

The resultant reduced occupancy level adjusted for units affected by administiations still to be relet was 93.6 per cent

atb31 December 2008 compared with 97S per cent at 30 September 2008

tTheçoætnuØd health of our retail tenant base is of overriding importance to our long-term success We are dealing

pfàad1aly with tenant issues which have emerged In 2008 and will undoubtedly continue to be factor in 2009 gIven

qlnrcultfradlng conditions for retailers

-L4ngactlvlty has been focus of 2008 as we managed for occupancy in order to underpin the attractiveness of our

sho$.cenhs- We have made 244 tenancy changes in the year to 31 December2008 involving 19.1 million of

neMàrflu3l passIng rent with over 60 per cent of the income generated related to long-term lettings which produced

addlt$ilal annual rental Income of 4.1 million per annum These tenancy changes in the year included 94 long-term

l4tligs short-term lettlngs 55 lethngs by our commemlalisatjon business CSC Enterprises and 19 turnoveronly

trisactions

ieçt-jWni lettlngs have generally been agreed below previous rental levels but are an important part of the overall

sftegy.to manage for occupancy maIntaIning attractIveness of the centres and minrmising exposure to void costs

1Øiitr8vlew settlements have continued to be agreer in line with Our expectations with 15 per cent of CSCs income

dueibrrntrevlewdur1ng 2008 prImarily at Cribbs Causeway

..percent of 050s rental Income Is due for review primarily the seconc cycle of rent reviews at Sraehead

BóriI$.4 Glesgow falling in September
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Cappa Covent Garden

E59t iSlton Investment properties percent of group total

Our enhancement strategy has gaIned sipport from key stakeholders and our vision to positron Covent Garden as

wodd Class distilot has been welcomed by target retail brands

TenàpEsngineenng has commenced in earnest and we expect to welcome high quality retailers Into the established

ml2008 we Introduced eight new ratailem to the estate Solective enhancement and refoishment wath

epnrneæced with planning applications made most notably for Bedford Chambers which is contracted to major global

itaflor

Marketing end rebranding drove visitor numbers of approxImately 43 million with average dwell time of 2.75 hours

4t1liyar end portfolio occupancy was strong at 97 per cent by rental valve and the capital value of the estate held

làely well recording 15-4 percent revaluation deficit

Qreat Capita Partnership GCP
tl5jnlllIon lnveçtmeril properties per cent of group total

GCP undertook major property swap with the Crown Estate fri 2008 invoMng 580000 sq ft of space in Central

n$th an ggregate value as at 31 December2007 of 358 million In addition the partnership made four

ax islflons our share amounting to million Capital values reduced by 20.2 per cent during the year Although

SHno rents In the West End will undoubtedly come under pressure the GCP poolio with an average rent of 36
pails cdnsldemd reversIonary and its strategic focus on prime propertIes with added value potential should prove

bdyeffl At 31 December2008 portfolio occupancy was 86 per cent by rental value with per cent under

4ithment

Ea4s Cow Olympia

Esegntllllcn Investment properties per cent of group total

liheunderlylng exhibition business ECO Venues performed very soundly In 2008 wIth turnover increased from 61
miDion to 622 million and EBI1DA before exceptional items increased from million to 204 million

We have made good progress with our longer term plans and are In the process of documenting vision agreement
with içacent landowners for major integrated mixed use development around Earls Court

lurlng flip second half of 2008 we acquired 50 per cent witerest in the Empress State building for cash

coaslderation of33 million The total value of our Interest In the new partnership was 113 million with the balance

rig æded an asset-specific non-recourse loan As required by 1A5 27 Consolidated and Separate Financial

MtemenW this acquisition has been fully consolidated with the 50 percent thIrd party share adjusted through minority

eIeat..mls 470000 sq ft 30 storey building is strategic to our plans at Earls Court and benefits from an index-linked

.$easeih 11 yaar remaining to government tenant the MetropolItan Police

In vdlyatlon terms the Earls Court investment performed creditably with 10 per cent reduction in capital value

Ipteqraflonol USA
t4 million nvestrnent propertIes per cent of group total

Outportfoiio in California remained robust in terms of both income and value Net property Income for the year

rema$ned stable with small reduction in like-forlike income of per cent As at 31 December 2008 the occupancy
level wa 94 per cent

Tuflqvpr aj our retail properties in 04 was slightly weaker than in previous years with the retail and office leasing

markets softening In line with the tall in economic activity Overall the number of tenant failures was relatively small with

rtunänts occupng 11000 sq ft 0.5 percent of the poolio going into administration 3800 sq ft of this retail

pp relet in December

The Srrarnonte Centre continues to trade well with net rental income ahead of budget at $147 million With the

intmoducliOn of visitor counting system at the end of 2007 we are able to report customer numbers for the first time

ihlayeÆçpf8.9 million

An aggressIve programme of cost saving initiatives was Initiated in the second half of the year for example the

dovŁjokment division was disbanded This should reduce 2009 operating overheads substantially compared with 2008

flprIetIos other

nvfls$rrts of 95 million

.. -.1nqr-aVenahlp Is developing well wTh HaNest Capital and China Resourses Our first co-invesent in

F1arye5t Capitals fund CR1 is showing surplus In India ourJolrit venture Prozone Liberty In which we have 25 per

cent ktsst is vokin9 rifour major shopping centre projects with the first In Aurangabad due for completion In 2010
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in of prevailing market conditions whore cash conservation and debt reduction are pliority the Board believes

IttobØ1r1 the best interet of shareholders not to pay final dividend in respect of the 2008 financIal year as the

tiqUlred minimum PIE requirement has already been met

ThE9rdwould also seek to maintain subject to available resources the intended dividend for 2009 at the level of

6.5.pär ihare or the minimum P1D requirement It greater The dividend policy for future years will be kept under

jttiftmanagement statements

SkiàbjcomIng REIT in January 2007 Uberty intemational has provided full quarterly reports with property

%iuQs Eóedback from market participants has however indicated preference for interim management statements

rŁth than full quarterly reports for the first and third quarters and we have concluded that the additional detail in the full

4attecIy reports relative to the Information available from an Interim management statement does not justify the extra

tite1etlbrtand expense In their preparation and analysis

attire wjth effect from the first quarter of 2009 we intend to publish interim management statements rather than full

uÆrtØdyteports for the first and third quarters of the year Full reports with property valuations will be prepared at the

and year end

.$x11uiaryoeneral Meeting

Due almpSt entirely as result of the downward revaluation of the Groups properties these financial statements

frit lcatethat the borrowing limit in the Articles of Association of 1.5 times adjusted capital and reserves has been

eceedAd Furthermore the uncertain environment for market valuations of property Is likely to cause the borrowing

llnttbremnln exceeded in the near teen At an Extraordinary General Meeting held on April 2009 shareholders

apjveda resolution to suspend the borrowing limit until the companys AGM In 2011 and to reinstate the limit

herŁa1tbr.at two times adjusted capItal and reserves subject to review at the time of the 2011 AGM
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CcO ODportuniSs

Investment properties of 183 million per cent of group total and investments of 35 million

We eentlnue to sail the remaining legacy assets with reduction In Investment properties in the year from 374 million

tthZl$ million and net rental Income reduced from 187 million to 11 million

Dlvónd
L$flfritOmational became UK Real Estate Investment Trust fREF on January 2007 Under UK ROT
rtJülatlons the group is required to distribute minimum Property Income Distribution PlO amounting to not less

thart9o per cent of the taxable profits of Its UK property rental business

result of capital allowances and capitallsed Interest relating to the groups development activities the required

iinlinUcnPiD is substantially less than reported underlying earnings In respect of 2008 the group will restrict the

dMId tothe 6.Sp per share interim dividend already paid which exceeds the expected minimum PlO requirement

r. trS98of12.8ppershare

Qort ràsponsibility

Ourcorporate responsIbility policies covenng wide range of environmental end community engagement initiatives

i..HŁrs.dlrey tied to the needs of the busIness

We aim to manage and minimise our impact on the environment We are delighted that for the first time 2008 saw

dteliOlume 42 per cent of waste generated by our shopping centres being recycled as opposed to being sent to

leôdfluf37per cent

Wiati9 Øcorded per cent reduction in our carbon footprint across 080 managed shopping centres As long-term

JinaS is vital that despite tougher economic conditions we continue to engage fully with the communities who
elM lnnd support our business In general we focus on supporting youth education and the prevention of crime in

tfl$ôhbourlloods surrounding our assets

management teams contributed over 4500 hours to community related projects As an example The

SitpUgh ApprentIceships InItiative based at The Victoria Centre Nottingham working with the charity Catch22

lies sØqæ19 young people from troubled local communities taking their first steps onto the employment ladder

Qarefully developed programmes such as this are important as our prime shopping centres and other major assets are

tlpqlnt.ot the wider community

stjopping centres have an enormous economic multiplier effect across their community For example we
aS rnetespme 50000 people are employed at our shoppIng centres The development of the St Davids Shopping

Cenfrin Canlrff is currently providing employment for some 1300 people many local to the area

Thigthof our commitment is demonstrated by inclusion in number of social reportIng indices Including

Frs4eood Business In the Community Top 100 Companies and the Johannesburg Stock Exchange SRI Index

Altdoi8l Intermnation on our commitment to Corporate Responsibility is contained in the Corporate Responsibility

9summthiy qi the Annual Report Our full Corporate ResponsibIlity Report 2008 is at wwwiiberty-intemationaLcouk/cr
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Einilovees

Qur njloyees are central to the success of our business and the delivery of high quality service for our shoppers

nj ocupievs We have comprehensive set of policies that embody our approach to our employees and establish the

framework for the high standards of behaviour and values that we expect Further information on our employees is

4itglr din the annual report and In the Corporate Responsibility Report 2003 which is available at www.liberty

thternationai cc uk The websrte also cames cunent corporate and staff policies

Coqtaótual arrangements

Varfç4Scxwnpanles within the Liberty international group have contractual arrangements with large number of third

paçtfes IncludIng tenants joint venture partners service providers and construction companies The Directors do not

sirthat dlsdosure of the terms of any pacular ontraal rangement is necessaw to provide an

of the development performance or position of the groups business

Kóyrr$ksand uncertaInties

AaErlbed in the Corporate Govemance Report in the Annual Report the Beard has established system for

idØ$igevaluating and managing the key risks facing the group summary of these key risks and uncertainties is

and additional commentary on the pflncipal financial risks is provided in the Financial Review

IndIcators

Tjóiinnanoe of the business is monitored through number of Key Performance Indicators KP1s including both

$nstæiànd non-financial measures These are included in the appropriate section of these financial statements with

qônfrªitary discussing performance Certain KPIs can be found in the Highlights section in the Annual Report This

Operating çevlew contains details of our property portfolio and operational performance and the Financial review in the

contains variety of financial KP1s

Prbpbcts

0O$w1k-uhdoubtedly be further difficult year for the UK economy and the property industry

combination of Important factors WhId should be positive for recovery are in place but have yet to take

efitt in parlicular the fall in sterling lower prices for fuel and commodities and Govemment-induced measures such

jsiàr interest rates the recapitallsation of the banking sector and the reduction in VAT from 17-5 per cent to 15 per

in aggregate be beneficial

FtOtt1qnore while the retaIl failures In 2008 and early 2009 will have negative impact on our net rental income hr

2009 1he process of eliminating less successful retailers which accelerates when market conditions are more difficult is

uifiratya healthy one The remaining retailers should benefit from reduced competition and in due course along with

eweItrnts to the sector will look to expand to fill the available space particularly in quality locations such as we

çkossess- We anticipate that retail is likely to be at the forefront of economic recovery in the UK and given the key

advatage of our close working relationship with the UKs major retailers Liberty International should be an early

Pq yMfot Liberty International are

of our underlying assets Including

4riyiUKregional shopping centres with nine of the top 30 in the UK including four of the eight out-of-town

rçôjsentres In the UK Lakeside Thurrocic MetroCentre Gateshead Cribbs Causeway Bristol and Braehead

Berile Glasgow
LfljcyGarden Estate where we have consolidated substantial block in the heart of Londons West End with

gpççSpects for the tourist component of the customer base as sterling weakness increases Londons attraction to

oefl vitors

-Eaiiourt Olympia sound operational business with major medium to long-term development prospects from

hgadsCoui1 site

$döminately non-recourse debt structure with over 90 per cent of the groups debt being asset specilic and non

repiædwith no major debt refinanclngs untIl the LakesIde CMBS In 2011

Arireduction in the retail supply pipeline in the UK with projects which have not already started unlikely to be

opes fàreeme years given the timescales lrwolved in bringing major shopping cenbe projects to fruition The prime

4Lillty\scaEtlty value and strong competitive position of our IlK regional shopping centre assets is therefore unlikely to

beSitStanUaIly further challenged for sustained period which bodes well for the long-term performance of our assets

and their recovery potential when conditions improvt

tetæodestsize In relation to the company as whole and high quality of our development programme in particular

ttØ$LDØvids Cardiff development at the heart of one of the UKs major cities which has excellent long-term prospects

Oh lfr$àædIn the near-term letting challenges

jitSdeogure to the mare difficult retail sectors in the UK namely bulky goods big ticket items and the household

-OdtŁetor
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levels at our regional shopping centres which while lower than we may have been accustomed to in

are likely to significantly exceed levels at more secondary assets thereby increasing the relative attraction

lpp foothilat our cenfres to date In 2009 compared with 2008 indicating stronger peorniance from prime

ahtits compared with secondary assets in these more dIfficult conditions

1JmiteÆlease expirles In 2009 and 2010 with most of our rental income for these two years contractually committed

now stated at substantially more defensive levels followIng the taIls in the second half of 2007 and in

A-doSjtted management tears who have experienced previous recessIonary cycles

$npiØopportunilies withIn our existing assets fOr active management and development projects when market and

Ilrtandaj cOnditions permit

iàipictnt objectives for 2009 include

WItiiirsaln occupancy levels at our existing assets and secure development lettings In difficult letting market whore

1uflulanieasure of confidence returns to financial markets and the general UK economy further retailer failures must be

anticipated

totnsØrve cash resources and strengthen the financial position of the company in the face of possible further falls in

ÆsØfSuetwhile progressing active management and development initiatives for launch when market conditions are

.rp98lOon the group for market recovery In due course with retail and thereby prime retail property likely in our view

toteatth forefront of such recovery

hfueiahce of these objectives the group announced on 28 AprIl 2009 Capital Raising of 592 million net of

Æüi$tidexpenses of 28 million through FIrm Placing and Placing end Open Offer whioh will improve the Groups

debtdàssets and interest cover ralios augment the Groups cash resoumes extend Its debt maturity profile and

iiiŁse the Groups financial flexibility The proceeds fmm the Capital Raising will Immediately reduce the Groups

cIiUr dt debt position



and uncertainties facing the group are as set out In the table below which is reproduced from the Annual

Descflption Impact Mitigation

Aninclng

tiIdly Efficient treasury

management and stslct

credit control

Regular monitoring of

LTV covenant

headroom maintained

regular market

valuations focus on

quality assets regular

portfolio reviews

identifying properties for

disposal
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Diresponslbllitymtatement

trntà the bestof our knowiedg

atenanclal statements prepared in accordance with the applicable set of accounting standards give true and fair

view d1he assets liabilities financial position and profit or loss of the company and the undertakings included In the

lan taken as whole and

tkC7ieITnans statement the OperatIng review the Financial review the Key risks and uncertainties and the

Stnport include fair review of the development and performance of the business and the position of the

coitijarY and the undertakIngs included in the consolIdation taken as whole together with description of the

çithŁaJ.dsks and uncertainties that they face

Sjed.pntehalf of the Board on

PÆ4SllScil
Øªubve

DuSnt

ºDtrector

..WevPsks and Uncertainties

Reduced availability

41t

Insufficient fiinds to

meet requirements

Property values

decrease

Reduction in rental

income

Impact on covenants

Impact on covenants Intemal Group limits on

debts to assets and

interest rate ratios

Ptapetj values

.thownMn
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Management
Tonants

V.oIds

ReOrSb$fty for visitors

centres

P$aster/Nalional

srtrtorrodst Strike

Interest rates liuctuatØ

Breach REIT conditions

Reliance on JV partners

perkrrnance and

reporting

Tenant failure

Increased voids failure

to let developments

Failure of Health

Safety

Effect of natural disaster/

terrorist strike

Construction cost

overrun low occupancy
levels

Laôk of certainty over

interest costs

Tax penalty or be forced

to leave the REIT

regime

Partners under perform

or provide incorrect

Information

Financial loss

Impact on reputation or

potential cilmFnal/civil

proceedings

Impact on footfall and

retailer income adverse

publicity

Loss of key members of

the management team

could Impact adversely

on the Groups success

Securing planning

consent

Rebirns educed by

Increased costs or delay

in securing tenants

Invest In new areas of

property use and

geographical location

Hedging to establish

long-temi certainty

Regular monitoring of

compliance and

tolerances

Agreements in piece

and regular contact

with partners

Regular reporting and

modelling of covenant

cover credit control

Pohcy of active tenant

mix management

Annual audits canled

out by extemal

consultants Health

Safety policies in place

Security team training

and procedures in

shopping centres

Implementation of

NATSCO
recommendations

Security and Health

Safety policies and

procedures in shopping

centres/offices Terrorist

insurance Is in place

Succession Planning

performance evaluation

traInIng and

development incentive

reward

PolIcy of sustainable

development and

regeneration offer

developments

brownfleld sites

Constructive dialogue

with plannIng authorities

Approval process based

on detailed project costs

regular monitoring and

forecasting of project

costs and rental income
and lixed cost contracts

RetaIning and

appointing experienced

management
teams/overseas

representatives

Securing local partners

to oversee investment

but retaining measure

of influence
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lrtveritures

Financial loss

tOPltR
Key staff

Planning

2.QbMàid letting risk

DIversification

14ffljflaflclal Statements

The pIhminary results contained condensed set of Ilnanclal statements for the year ended 31 December 2008

.tiEradditionaI note disclosures are contained below in unedited full text from the companys annual report
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.1Accountln9$conventlon and basis of preparation

lii so irianclal statements have been prepared in accordance with International Financial Reporting Standards as

dàptŁciby the European Union IFRSI IFRIC interpretations and with those parts of the Companies Act 1985

companies reporting under IFRS The Directors have taken advantage of the exemption offered by

Slcttdn 230 of the Companies Act not to present separate income statement for the parent company

Thefiinc1al statements have been prepared under the historical cost convention as modified by the revaluation of

pres..avallabie-for-sale Investments financial assets and liabilities held for trading- summary of the more

knrlnt group accounting policies is set out below

Therb.ips business activities have been affected by the markedly more adverse UK financial and economic

bpckgtàund description of the impact and the factors likely to affect the groups future development

perfo$ance and posItion are set out In the Chairrnans statement and the Operating review The financial position

of$the group its cash flows debt structure borrowing facilities and principal financial risks are described in the

Financial Review In the Annual Report In addition note 27 to the financial statements in the Annual Report includes

ihe- groups financial risk management objectives details of its financial instruments and hedging activities its

to lIquidity risk and details of its capital structure

1flsppne to the more negative economic background the group has re-negotiated its main corporate loan facility

dlounced an underwritten capital raising of 620 million subject to shareholder approval at an Extraordinary

Glnerll MIeting on 22 May 2009 As consequence of these actions the directors believe that the group is weli

placid to managi its business risks despite the current uncertain economic outlook

Theqectors have therefore conduded based on cash flow projections taking account of the factors listed above

tittahoS is reasonable expectation that the company and the group have adequate resources to continue in

atkónai existence for the foreseeable future and have therefore prepared the financial statements on going

öonpern basis

mepePamoen of-financIal statements In conformity with generally accepted accounting principles requires the

u$i of eefiratas and assumptions that affect the reported amounts of assets and liabilities at the date of the

tl.andIOlSthtements and the reported amounts of revenues and expenses during the reporting period Although

these Otimates aie based on managements best knowledge of the amount event or actions actual results

uitióiatlIv may differ from those estimates Where auth judgements are made they are included within the

SccQunVeg policies below

$tljards and guidelines relevant to the group that were in issue at the date of approval of the financial statements

Ætijot-ydt effective for the current accountIng period were 1FRS amendment business Combinations

effE-for annual periods beginning on or after July 2009

iSBoperating Segments effective for accounting periods beginning on or after January 2009

Ii.2.3cRevised Borrowing Costs effective fur accounting periods beginning on or after January 2009

iS2tamendment Consolidated and Separate Financial Statements effective for accounting periods beginning

on.piafer1 January 2009

aiiendment Financial Instruments Recognition and Measurement effective for accounting periods

benfrioonorafter1 January2009

-c ThsePnneuncements when applied are not expected to have material impact on the financial statements but

1wltosultIn changes to presentation or disclosure

lttiejsgessment of new standards amendments and interpretations issued but not effective not included above

-an nôtantlcIpated to have material impact on the financial statements

the following accounting standards end guidance were adopted by the group

S-V mendment Presentation of Financial Statements effective for annual periods beginning on January

20bittCt0Pted early

$$ .ciASci6amendment Property Plant and Equipment and lAS 40 amendment investment Property effective for

.armntSperods beginning on Januery 2009 but adopted early

Y1SpnOunefl1ents either had no impact on the financial statements or resulted in changes to presentation and
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S4gmefltai anaIyls

Fr nanagement purposes the group is organised Into operating divisions of which the two Irest are UK shopping

esfld other ommorcial properties Unatlocated expenses are costs Incurred centrally which are neither directly

at reasonably aWibutabla to individual segments

Bnesa segments 2008

UK Other

shopping commerai Other Group

centres properties Exhibition activities total

Em Em Em

eventj 4236 1190 628 128 6182

Reflt ecelabie 3388 988 62 5004
SeiloŁChanie income 578 13 71

thermntai Income 211 16 127 354
-V

4171 114.2 62.8 121 607.4

Rntpayabie 235 24
.1

and other aorecovebie
costs 1134 409 342 11 1996
Jet rntaI income 280 72 28 383

Fj4erty lJdlng profits 03
othrlnce 0.1 0.1 0.2

OeIIft On TeviuaIJon and sale of

\Inezmentand4evelopment property 6935 3017 61 20570
Pn on ale of subsidiary
.W.otradIng prope 5.8 5.8

pannentofgoodiIi 84 266 350

Smeflresult 4124 2341 332 7130

Una0cated admnistation costs 632
Opeg1to 17762

1otaJsets 51499 19188 3810 812 75309
3.539.0 1333.9 278.0 394.2 5545.1

tet OaØts/Iiabihbes 10 5849 1030 3130 985

.y Qh$egrnent items

CaptalŁx$nditure 2080 3264 31 5680
DOPtiaUoT 03 03

TTdtai assets and total liabilities exclude loans between group companies

2007

i- UK Other

shopping commercial Other Group

centres propees Exhibition activities totel

--
Revnue 4248 1263 247 12 5746

--- et.receivable 3.8 98.8 24.7 4583

Ser4chare income 57 66

Othr eda income 19 21

4117 1103 247 5467
ónpayabIo 223 ..- 254
Sevciarge and other non-recoverable costs 1006 31 146 1470

Nt pfltaI income 2888 754 10 3743

PoDory1radlflg profits

DflcltQaIn On Pvaluadon and sale of

lnvlent and development property 2845 279

$egtiiajnsuIt SB 777 149 12 972

..t. TÆ 6692.0 1905.5 417.9 157.1 9172.5

Tôt4abities 3108.6 1106.5 282.5 34.0 4463.6

NeaSets 35834 7990 1354 1911 41089

4thor eogmoit items

.. pflJexpenditure 226.8 458.4 376.6 1061.8

Deprecltiofl 0.3 0.3

--
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Revenue Total as$ets Capital expenditure

818.2

2008 2007 2008 2007 2006 2007

ni Em Em Em

571.8 5340 7009.4 8756.4 559.8 1049.5
46.4 40.6 521.5 416.1 6.2 12.3

514.6 7530.9 9172.5 5660 1.061.8

3BUI$fleee combinations

Empress State Limited Paitnetship

PM9 August2008 the group acquired 50 per cent interest in the Empress State Limited Partnership which owns

aridmanags through its general partner the Empress State Building in West London This 470000 sqft 30 storey

nltrtegIc to the groups plans at Earls Court and benefits from an index Unked lease to the Metropolitan

FOflC8wlth 11 years still remaIning

ódaie with lAS 27 Consolidated and S6parate Financial Statcments this acquisition has been fully

iisoflated as the group holds an option to purchase the remaining 50 per cent partnership interest at any point until

uist2tO As consequence the group controls the business as it has the power to govern the financial and

ojltIig policies so as to obtain the benefits from its activities The third party partnership share has therefore been
àcôd for through minority interest which represents the portion of protit and loss and net assets which is not held

bytgrou
TiibJlness contributed net revenues of 4.7 million and net loss of 36.2 million after charging deficit on
rev5luatien of Investment and development property of 2t2 million Had the acquisition occurred on January 2008 the

rpnetrŁvenue would have been 7.7 million higher and the group net loss would have been 14.9 million lower
alter charging deficit on revaluation of investment and development property of 5.9 million

Theearnounts have been calcuiated by adjusting the results of the subsidiaries to reflect the groups accounting

lIea
Purciase onsideration

319

Nob-recourse asset speci loan 795

Ró aporvohment 06

Oiyt costs relating to acquIsition

totapurhase consideration

assets acquired

2iPR2OiJ9 121

Geogmphlcai ments

132

113.2

and liabilIties arising from the acquisition are as follows

Totai

Acquirees

caing
Fair value value

Em

Noflufassots
irr nent and development property 222.2 222.2

NetiassOts 2222 2222

1.lnteresta 1090
1132
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DpcseJ of subsidiaries

f4P$ Enterprise Centres Jersey Limited

Tl4sroup disposed of its 70 pet cent Interest In Capital Enterprise Centres Jersey Limited dunng the period for

coçlŒmflon of 82 million in cash and loan notes This gave use to 08 million proilt on disposal The net assets of

Capfls4Enterpnse Centres Jersey Umited at the date of disposal were as follows

Total

Canying Fair

\.. value value

Em Em

..I NSwrentaets
JpMientand clevehpment property 64.8 64.8

PleçtAn3ioC1ulpment 06 06
Fmdald other receivables 3.0 3.0

/r4nos 39.1 39.1

tajaplffies 56
Tra4eandotherpayables 147 147

I4Łtaaiet 90 90

MinorIty interests 27
NetSsets disposed 63

Otharcati 11

Ptflt4idisppsal 08

Thta consideration 82

50
bLtanotes 32

Loan notes are interest beanng and repayable on 28 Apnl 2011

Yi

GoodwIll

2008 2007

Em

Attdanuary 266

Adl$fl$ 84 266

./1/ .P1t 35.0

Mal D$cember 26

FStówlig an impairment test required under lAS 36 the goodwill arising on the acquisition of the Covent Garden

.Rsssnts ivup and the Earls Court Olympia group has been written off in fulL As result charge of 3L0
illhhasbsen made to the income statement in the yean 2t6 million relates to the impairment of goodwill broht
fbtwa rd oil January 2008 and 8.4 mWion to acquisilion costs and deferred consideration payments incurred in the

currónt period being fully impaired In respect of the Covent Garden Restaurants group which was acquired for their

llvestrnent properties MTh the intention of change in use the impairment is due to an assessment of value in use

th neOllble hme value of money given the advanced Mate of the plans to onfigure the buildings in which they

arc IocŁted These plans are however subject to commercial agreement The charge arising on the Earls Court

Olthagmup has arisen due to the canying value of the cash generating unit exceeding the recoverable amount fuir

valu at 31 December 2008

iL.4
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6Flenceco
2008 2007

Onband loans 2390 2118
44 6.9

OnobIiaUons under finance leases 54

Grakiteteat payable recumng 248 2244
flstpttelIsed on developments 18 15

Thtaifrerestpayabre 2303 2093

os óterrnlnaüon of financial inabjments 66
roflor repurchase of CM$S notes 13
Mesiocentre amortisatlon of compound financial instrument

i1onJ finanCe Costs

ipayaients on convers4on of 95% convertible bond 36
Iuo costs written off on redemption of loans 13

Ythrtnance lnccrmeIcosts 33

ntemst is capitalised before tax relief en the basis of the average rate of interest paid of 25 per cent 2007 25 per
cerit the relevant debt applied to the cost of developments dunny the year

Taxton droditchargo for the financial year
2008 2007

Em

CthTetUKcoiporabonthxat2R5%2007.-30%onprofits 07 60
.4ôaltems UK coiporation tax 8.1 3.4

7.4 2.6

Oveawtaabon including million 2007 mdlion of pnor year Items 09

CwThtit ax on profits excluding exceptional items and property disposals
--

On flvestment and development property 25
Ilri deiiatie Ilnanclal instnjments 59 15

Qn Other temporary differences 28 05
Drred tax on profits excluding excepUonal items and property disposals 82 23

Jaxcredlt/charge excluding exceptional items arid property disposals 88 26

REEl ntrj charge 39
Tax rlfgn exceptIonal items and property disposals

Ttaxcdit/charge 856 304

Fedora atoctlng the tax oreditIchargo for the year

Th taxassessed for the period is lower than the standard rate of corporation tax in the UK The differences are

eptauried below

2008 2007

LOS8 before tax
--

26621 1248

Loss ortlordInary acbvitiss multiplied by the standard rate in the UK of 265%
2Oq.-3% 758 374
J1çapttai alowances not reversing on sale 59 82
Dt6psaIa of properties and rrnstments 166 10

oyeai cofloratkn tax tenie 76
tax Items 0.4 2.5

net of capitalised Interest 3.4 3.2
.. iRETxömpOon corporabon tax 19.9 31.7

RElTempbon-defeffed tax 6445 1081

IE1T cemp1ion enby ce 3.6 3.9

tthIoc Iosses brought ford 0.1 1.0
0.2 08

P4dcLdeferred tax 460
Ró1ktfônJri tax rate following cut In corporate tax rate

titdychau 856 30

11t that are taken dIrectly to equIty are showri In the Statement of Recognised income and Expense
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2008

Liii

123.0 122.1

2007

Em

63.6

63.5 62.4

59.5 59.7

and development prope
..

Leasehold

overtiO

Freehold years Total

Em Em Em

1A1Jity.2oo7 4699.4 3467.7 8167.1

AddlUbris 424.9 636.9 1061.8es 157.4 146.0 3034
ESlbàxchan9e fluctuations 6.2 62

..Q4ft4ialuabon 1554 161.1 316.5

4f.3cIDmber 2007

acquisition and subsequent expenditure

..Ad1Us.from scqSsition of subsidiary companies

tmr$fŁS tOrn trading properties

H1ppSbtubsldiailea
01drPOSa1S
rcrnjexchange fluctuations

DO1WŁn valuation

December 2000

4605.3 3517.5 8622.8
180.0 180.0

101.4 242.3 343.7

222.2 222.2

4.9 4.9

45.3 19.5 64.8

98.5 42.5 141.0
137.7 137.7

945.9 1105.2 2051.1

Soiykfends

ry shares

.$ope4odfinaldlvldend pad of 17.6p per share 2007 17.25p
Iotetltn dMdeed paid of 16 5p per sham 2007 16 5p

Dlvk$erds paid

Jjroposed dividend of nil per share 2007 17 6p

4001.8 3072.6 7074.4

BSl$Psheet carrying value of investment and development property

.Mt$thritlrj respect of tenant incentives

A4USru$ In respect of head leases

Mw$yue of Investment and development property

As at

31 December

2008

As at

31 December

2007

7074.4
68.9

50.5

6622.8
69.3

57.2

7112.8 8634.9

G$pphlcal analysis ft at As at

31 December 31 December

2008 2007

..H./ Em rn

USlKIdom 8600.7 8245.5

.. ldStafes 4737 377.3

iot 7074.4 R622.8

within Investment arid development properties is 18.5 million 31 December 2007 13.8 million of interest

on developments and redevelopments In
progress

$gup Interems In Invesent and devebpment pmpees re valued as 31 December 2008 by independent

edthEvkieTs In accordance with the Royal Institute of Chartered Surveyors RICS Valuation Standards 6th Edition

ónthe baSIS of market value Market value represents the figure that would appear in hypothetical contract of sale

bewee wIllIng buyer and willing seller

The Sn assumptions underlying the valuations are in relation to market rent taking into account Ibrecast growth rates

IiytŁIdsbased en known transactions for similar properties and likely incentives oflbred to tonants

restrictions on the realisability of investment property when credit tacility is In place In most

drcrnØtarces the group can realise up to 50% without restriction providing the group continues to manage the asset

amount in excess of this would trigger change of control and mandatory repayment of the facility



10 TrdJng property

VTt$id1ped sites

crplgtapropernee
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Em

29.4 36.7

3.9 7.0

2008 2007

IeesUmated replacement cost of trading properties based on market value amounted to 33.8 mIllion 31 December

V946.1 million

cia.id other receivables

2008

Restated

2007

Em

18.0 27.3Rveble
37.2 60.4O-rbl
44.0 47.2Vrand accrued income

VV972
134.9

after more than one yeac
33.4 17.9

62.2 60.6
VVV

nd accrued

956 75
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lrclçled within prepayments end accrued Income are tenant lease incentives of 889 million 2007 693 million

VV

V\
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Fixed Floating

Secured Unsecured rate rate

rn

21.4

34.3

iair

value

1.9

3L5

5.4 179

34.3

31.5

55.7

6.1

23.3

24.6

32.2

AnipuIs falling due within one year 95 81 334 430 522T 862

33.4 36.9

6.1

52.2 80.1

6_I

483.4

1038.4

100.0

2172

737.2

24
827.6

117.3

226.3

26.6

140.0

92.3

218.0

226.3

26.6

92.3

483.4

0384
100.0

217.2

519.2

24.5

827.6

117.3

140.0

387.2

703.9

100.0

217.2

738.3

24.5

827.6

111.3

313.1

23.5

140.0

60.2

Bôigs excluding finance leases and

MeMre tompound financial

centre compound financaI

ht

Fir4acetse obllgaVons

2RPR2IO 122 FROM LIBERTc INTERNATIONAL

13 Brrownge

Carrying

vue

Amoiki1 falling due MUin one year

BIqanand odrat 233

nsrclaL mortgage baded socJhHos

MbS notes 343

CCxnds2009 315

p1hgs xdudlng ilnance leases 09.1

Finance lease obligations

due after more than one

ar
CJMBSinotes 2011 4834

Miotes2015 1038.4

anloan 2011 1000

Raflkloan2OI2 2172

kIons2013 1372

Ek16an2014 24.5

aiklbans2018 8216

Bankio12Q17 1113

DeItsJsS 2027 2263
CSdbonda2ol3 266

Other loans 1400

395% cOnvertible bonds due 2010 923

4030.8

120.3

44.4

3771.9

444

268.9

120.3

583.2 3487.6

120.3

44.4

3652.8

120.3

444

oun falling due after more than one

4195.5 3810.3 379.2 607.6 3587.9 3617.5

TótEbowowings 42907 3878.1 412.6 650.6 3640.1 3903.7

Cask and cash equivalents 70.9__ 4219.8

NthaI debt adjusted for MetroCentre compound financial instrument at 31 December 2008 was 4099.5

rlHlon

JC.Psubatafliaily eliminates its ecposure to floating rate debt
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CarTying

value

2007

icuiitEfSIipg due within one year

Ran oas and overdrafts

PoJriaI mortgage backed securities

rCMnotee

Br sigs excluding finance leases

FlnancoIease obkgabons

Secured Unsecured

Lm

Fixed Piöitirig Fair

rate rate vaue

Em Lm

1108 118.8 6.1 112.7 118.8

274 27.4 27.4 27.4

146.2 146.2 6.1 140.1 146.2

-.

6.1 6.1 6A 6.1

i5kSingduewithinoneyear 152.3 152.3

--

12.2 140.1 152.3

Afr4ritsJafling
due after more than one

Chotes2011
MBSjotes 2015

ÆoØn2011

2012

Btikd 2013

ikkrt20l4

.Baitloäns2016

ækc.p.2017

Mus 2027

CSG bónds2009

çscnqe 2013

Qr4bans
3$cnvertible bonds due 2010

633.7

1131.4

100.0

207.9

406.1

27.4

6522

117.2

226.1

31.4

26.8

38.6

111.3

533.7

1131.4

100.0

207.9

406.1

27A

652.2

1172

226.1

9aoryowinge continued

It

tHY

Cv.

.1

31.4

26.6

38.6

111.3

154.9

226.1

31.4

26.6

38.6

111.3

533-7

1131.4

100.0

207.9

251.2

27.4

652.2

117.2

533.7

1131.4

100.0

207.9

406.1

27.4

852.2

1172

342.0

31.5

262
38.2

152.7

-.5excludIng Ilnance leases and

Mettxic.ecompund financial

ln$tirynt

ci Vs compound financial

flase obligations

Amdut filling due after more than one

ar

3609.9 3402.0 207.9 588.9 3021.0 3766-5

43.0 43.0 43.0 43.0

51.1 51.1 51.1 51.1

3704.0 3453.1 250.9 640.0 3064.0 3860.6

.Thti$orrowings 3666.3 3$05.4 250.9 6522 3204.1 4012.9

188.4cash equivalents

3667.9

.NiEirnal debt adjusted for Metrocentre compound financial instrument at 31 December2007 was 3624.9

ilegrtiip ubstanfially elImInates Its exposure to floating rate debt

The naricet value of assets pledged as collateral against borrowings is 60590 mullion

flf2frvaiues of thanclal assets and liabilities have been established using the niazlwt value where available Far

ijmentswithout market value discounted cash flow approach
has been used If the falr values of the

gUhet borrowings were used the increase after credit fOr tax relief to the net diluted net assets per share which

Qss not require adjustment for the fair value of convertible bonds would amount to OBp 2007 decrease 21 per

..tteSflyprofflo of gross debt excluding finance leases is as follows

yIThofi/Epayable withIn one year

.Wtq yrspayable in more than one year but not mere Than two years

Flyreyable In more than two years but not more than five years

Wh frnpaynbIo In more than five years

200a 2007

f.m f.m

89.1 146.2

191.1 78.9

1622.3 1112.1

2337.7 2461.9

4240.2 3799.1

Cr

terSln borrowing agreements contain financial and other conditions that If contravened could alter the repayment

piS1etroaaury
manement

Includes assessing future operational and capital finding requirements and assessing

of 11.1 generated through operations or external borrowings
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1rrow1n continued

The grup haq various undrawn committed borrowing facli as The tcilities available at 31 December in respect of

vti1thall conditions precedent had been met were as follows

2008 2007

Em

mona to two years

--

170.0

..
Eplrtng in more than two years 50.0 540.0

These undrawn facilities are available at floating rates based on LIBOR plus applicable margin

14 CapItal commitments

At 31 December 2008 the group was contractually committed to 238.8 million 2007 31 7.0 millIon of future

expenditure for the purchase construction development and enhancement of investment property Of the 238.8

rniUidn committed 190.1 million is committed 2009 expenditure

The groups share of Joint venture comniitments included above at 31 December 2008 was 134.0 million 2007 190
million

15 Cofltlngent liabilities

The groups joint venture with Land Securities the St Davids Limited Parthership currently makes annual rental

payinente of approximately 2.5 mIllion per annum in respect of land to be used for car parking space If this

arrangement were to cease the partnership would be liable to make payment of approximately 58 million to

compulsorily purchase the land 50 per cent which represents the groups interest in the partnership may have to be

funded by the group
As at 31 December 2008 the Group has contingent commitment to provide future investrnent of 60.5 million into

the Harvest CapItal Second Fund The conditions include decision by the fund manager to make an Investment

decision The Group has two representatives on the board of the fund manager

There were rio contingent liabilities of which the Directors were aware at 31 December2007

.. 18Loas/eaming per share

2008 2007

mIllion million

Wdghted average ordinary shares in issue 362.9 362.8

Weighted average ordinary shares held as treasury shares and by ESOP 1.4 1.1

Weightd averageordinary shares In issue ftr calculation of basic loss/oamings per share 381.5 361.7

WeIghtederage onJinary shares to be issued on conversion of bonds and under employee
Incentive arrangements 14.6 14.7

Weighted average ordinary shares in issue for calculation of diluted Ioss/eamhigs per share 3760 3764

2008 2007

Em Em

Loss used for calculation basic earnings per share 2451.3 105-0
Reduction In lritrest charge from conversion of bonds net of tax 3.1 5.0

Loss used for calculation of diluted earnings per share 2446.2 1000

Basic pss per share pence 671p 29.0p

Qik dlosspershare pence 65I.1p 26.6p

Loesusad.ftrculaoonofbiernlngspersham 2451.3 105.0
Add back deficit on revaluation and sale of investment and development property 20570 279.1

Less profit on sale of subsidiary 0.8
Add.back impairment of goodwill 35.0

.y Addbaclcotherfiriance costs 3.6 3.3

Addback/less change In fair value of derivative financial instruments 6651 270
Leeefadd back deferred tax In respect of investment and development property 22.4 4.2

LssSyadd açk deferred tax in respect of derivative financial inatTumants 50.5 15.6

Lessyadd back deferred tax on capital allowances 3.6 45
AdtibkRErrerttrycharge 3.8 3.9

Lese amounts above duo from minority interests 121.8 48.3

.E.rtgusetorcalcuiatIon of adjusted earnings per share 104.9 130.3

djusted earnings per share pence 20.Op 36Op

jT uSed for.alcuiation of adjusted earnings per share 104.8 130.3

Rtc1onIninte.etchare from conversion ofbondGnetoftax 3.1 50

ETflgs used for calculation of adjusted diluted earnings per share 108.0 135.3

Adjusted diluted earnings per share pence 28.lp
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2008 2007

Share Share

capital premium

1suan4fuIly paidtlba2007 362.772.673 ordina shares of 5Op each 181.4 975.6

Sherelsued 12 178

At131 camber 2008 365147798 ordinary shares of SOp each 1826 993

250.0 250.0

ôrQ8 the company issued 2.4 mIllion shares on the conversion of 3.95 per cent convertible bonds

FtWdt2 sof the rights and obligations attaching to the ordlnaly shares are contained in the companys Artides of

Ôtlori These rights include an entitlement to receive the companys report and accounts to alfend and speak at

eleraIMeetIn9s of the Company to appoint proxies and to exercise voting rights Holders of ordinary shares may
alsp reâeive dividends and may receive share of the companys assets on the companys liquidation There are no

esiors on the transfer of the ordinary shares

4Aprii 2009 the company had an unexpired outhorlty to repurchase shares up to niaximum of 35.857267 shares

withanomirral value of1 7.9 million and the Directors had en unexpired authority to allot up to maximumof

.518I88 shares with nominal value of 45.3 million

Udehin the issued share capital as at 31 December 2008 are 3327 ordinary shares 2007 570180 held by
the Trustee of the Employee Share Ownership Plan ESOP which is operated by the company The nominal value of

is 0.2 million 2007 03 million

t8TŁuiy shares end Employee Share OwnershIp Plan ESOP
Dua year the company purchased total of 350000 shares 0.1 per cent of Issued share capital with nominal

ofQ.2 million for an aggregate consideration of3.0 million with view to increasing net asset value per share

Resharos are held as treasury shares

lie co ofshares in Liberty International PLC purchased in the market and held by the Trustee of the Employee Share

Qvrrhlp FlanESOP operated by the company Is also accounted for as treasury shares

Twpoee of the ESOP is to acquire and hold shares which Mll be transfened to employees in the future under the

ro4s employee incentive arrangements DMdends of 0.2 million 2007 f03 million have been waived bysilt

2008 2007

Shares 2008 Shares 2007

21PR2O09 1022 FROM LIBERTY INTERNcTIONAL

t7 Shw capital and share premium

ordinary shares of 50p each

A1 cember

MiJafluary

year

on exercise of options

mUllen minion

1.4 10.8 13 9.6

1.3 9.6 1.1 6.4
0.4 3.8 0.8 7.9

0.3 2.6 0.6 4.7
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ILd party transactions

between the company and Its subsidiaries which are related parties have been eliminated on

1tton 1twttØ group

aQf4t1ansacons between the parent company and its subsidiaries arc shown below

Holdings Limited

Holdings Limed

parties UK Ltd

çatsI ounties ulia

b1 Counties Debenture PLC
lavan IndustrIal Properties

epta1hping Centres PLC

ki6da18d in 2007 was repaid

2008 2007

Nature of transaction Em

coipensation

ahd short-tern employee benefits 6.0 5.5

other post-employment benefits 0.7 0.5

$larsed payment 0.4 2.3

htg-temi payments 0.2 0.9

1.7

9.0 9.2

.KØfntu1agement comprises the Directors of Liberty International and those employees who have been designed as

or1s dlschargtng managerial responsibility

2bEvii rafter the balance sheet date

Ai22009 the company announced proposed capital raise of 620 rnilhicw before epenses through fully

undlttón llrrn Placing and Placing and Open Offer The proposed Capital Raise is subject to rahfication at an

tó1nary General Meeting to be held on 22 May 2009

will be of 104839061 new ordinary shares at price of 3lQp per new ordinary share The Placing

nd Open Offer will be of 95161642 new ordinary shares at price of 31 Op per new ordinary share

company Intends to utilise the net proceeds of 592 mIllion to reduce the GroupS net indebtedness

The pl1 fomia balance sheet at 31 December 2008 is shown below based on the assumption that the Capital Raise

our external valuers to per1rm property valuations at 31 March 2009 for the purpose of the Capital

ejtrdited pfbmia statement of net assets is based on the audited consolidated balance sheet of the Group as at

3Deceber2008 as adjusted to Illustrate the effect of the revaluation of the Groups investment properties as at 31

Mr20Q9 and the Capital Raise as if those events had been completed on 31 December 2008 No account Is taken

of afly results or other activity since 31 December 2008

29RPR2099 1923 P.25

DMdend

DMdend
DMdend
DMdend

Re-charges

DMdend
Dividend

Dividend

Dividend

Re-charges

7.1 30.5

9.9 42.7

7.6 33.0

66.1

1.5

0.6

820

1.0 5.0

73.4 3874
4.0 4.2

2008 2007

t4t

IJ
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20 EveS after the balance sheet date continued

Audited linaudltod Unaudited iiriaudited

Consolidated Proceeds of

net assets the Firm Pro forms

of the Propefly Placing and consolidated

Group at valuation Open Offer not assets at

31 December 31 March net of 31 December

2008 2009 expenses 200.8

v.1 ASSt
intdsinients and development properties 0744 600 473

j.ahq-cath oquKnlents 70.9 592.0 662.9

tmdendethorpayabIes 1928 1928

ItWS1tyents 1286 1286

Oti1enhsets 642 642

Tqtal asets 7530 600 5920 522

UaIilt$us

8qa1ngs 42907 42907

.H TrÆdtfleble 426.7 426.7

Deria$a1inancsal instruments 8185 8185
JillabiifiS 9.2 9.2

1totaFtJl$les 55451 55451

Notasefl 1.985 6009 5920 9769

Mlflorttylnterests 218 146 132

Equfty shareholders funds 19590 5863 5920 1963

F$vrshnmdouted adjusted 745p 493p

Debt jobassets 58% 54%

ThsrnsjIat vaiue the graç inveatmeit ati development popetties has beei updated to reflect moiements in VajuavOll to 31 Marcf 2009 The

1rSstWete that 5115.- ESdop Into accafl taS expeidflure asset ses id aneicy move-nents the undelylip flce-for-We rnductlon ki the value at

X$WMJbUQPfneit PTPPelIea ce3I DeceM 2009 ajricunted Ia 6.0 Percent for CSC completed UK replona aiopplnqoeea and 6.5 in cent

e5n9Jed tpan YSI 8.9 per cent for the equIvSen petod

ill

..
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21 iMrwrai Information

oorflpony isa public limited company incorpomted In ngiand and Wales and domiciled in the UK The address of

Us o9$tered office is 40 Broadway London SW1H OBT

ecoçnpany has its primary listing on the London Stock Exchange The company has secondary listing on the .JSE

SbtAthrAfca

$ufl Foiger

.4.-

TOTAL P.28
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April 27 2009

Seeurttles and Exchange Commission

4$OFftiqitNW
W$ungton DC 20549

Re Liberty International PLC
Exemption Pursuant to Rule 12g3-2b Under the Securities Exchange Act of 1934

File No 82-34722

Ladiesad Gentlemen

On behalf of Liberty International PLC company incorporated under the laws of England and

foreign private issuer exempt from the registration and reporting

reqüirhns set forth in Section 12g of the Securities Exchange Act of 1934 as amended the

EchthgeAct pursuant to the exemption order issued on June 11 2003 file no 82-34722

punuaritto Rule 12g3-2b under the Exchange Act we herewith submit the document Interim

for the Period from January 2009 to 27 April 2009

Slzpul4 you have any questions concerning the foregomg or require any additional information please

do not hesitate to contact Ruth Pavey at 44 0207887 7108

oirs ltthhully

Ruth Pavey

Ass$1nt oinpany Secretary

Vax t44 iO 20 7887 0001

ILLBERTY iNTEPHATIONAL PLC 40 BROADWAY LONDON SWIM OBT

T1PPfQNE 020 7960 200 FACSIMILE 020 7960 1424 www.Iiberty-nternationaI.co.uk

P1flilR$P NGLAND 65S527 REGISTERED OFFICE IC RCADWAT LONDON SW ORT

2APR2009 1554

tt
____

INTERN AT 10 AL
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iMproved UK shopping centre occupancy rate despite further retailer failures in the first

4urter of 2009 at some cost in terms of rental levels achieved on re-lettings the majority

of which have been short-term lettings of less than years

gYAPRIL 2009

LJRfl INTERNATIONAL PLC

mtftRM MANAGEMENT STATEMENT
PDRtHE PERIOD FROM JANUARY 2009 TO 27 APRIL 2009

Htgbil9$ts of the period

-$4

short-term lettings provide flexibility to benefit from market recovery

posals of non-core assets totalling 203 million

cash and committed facilities increased from 291 million to 313 million

development commitments 195 mIllion 31 December 2008 238 million

Ft09t9S5 with development lettings

St Davids Cardiff now 57 per cent let by area 47 per cent by income with

further 11 per cent in advanced negotiation

Estimaied first quarter like-for-like reduction in investment property market values of 8.0

per cent for CSCs completed UK regional shopping centres and 6.6 per cent overall based

on external valuations at 31 March 2009

impact of valuations to reduce Liberty Internationals net assets per share

-- diO.ited adjusted by approximately 147p from 745p at 31 December 2008

Enq9Jrtos

iibry1 International PLC

Patrick Burgess Chairman -44 020 7960 1273

David Fiachel Chief Executive 44 020 7960 1207

Finance Director 44 020 7960 1210

ytsblkpRel1tions

-JiMichael Sandier Hudson Sandier 44 020 7796 4133

SAf Nick Williams College Hill Associates 27 011 447 3030

t4sP1issa.fesse contains toward.iooldng statements regarding the be/let or current expectations of Liberty International PLC its

dfrvctdrq other mepbers of its senlol management about Liberty intern atlonat PLCs businesses financial performance and results of

oUOns Generally words such as hilt not limited to may could ttdtl expect Intend estimate anticipate believe plan

.$iCç tcontinpe or similar expressions Identity forward-lookinp statements These forward-looking statements are not guarantees of Future

-paffermmnpe Rather they aft based on current views and assumptibns and Involve known and unknown risks uncertainties anti other

Set many of which em outside the control Liberty International PLC and are difficult to predict that may cause actual results

peflbrivanpe ar developments to dIffer materially from any future results performance or developments expressed Or impiled by the forward

locking statements These forward-looking ate femnents speak onty as at the date of this presentation Except as required by applicable law

LIASII International PLC exptessiy dIsclaIms any obligation to update or revise any foiwald-looldng stetementa contained herein to reflect

an$ chang In Liberty International PLCS expectations with regard thereto or any change in events conditions or circumstances on which

.aQyauciietamentis
based

Ani lritpimallon contamned In this press release on the pnce at which shares or other secuntles in Liberty l.qtemetiona/ PLC have been bought

pro-flh past oron the yield on such shares or other securities should not be relied upon as guide to future performance

AOltS$S0l0 03/26 Apr 2009
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Introducdon

The main 2009 objectIves for Liberty International are

Ic maintain occupancy levels at our existing assets and secure development lettings in

difficult letting market where until confidence returns to financial markets and the general

UK economy retailer failures are probable

To conserve cash resources and strengthen the financial position of the company in the

face of possible furtheT falls in asset values whfle progressing active management and

development initiatives for launch when market conditions are more suitable

CSCs retailer tenant mix is diverse The top 20 tenants account for 39 per cent of CSCs rent roll

with the top Arcadia Boots and Next accounting for 11 per cent National or international

multiple retailers represent over 90 per cent of the rent roll

The current winning retafler formats are value brands and trusted names with strong

complementary on-line presence Reflecting difficult trading conditions and less amenable debt

markets retailer failures have been at abnormally high levels in each of the last two quarters

affecting 92 units in the first quarter of 2009 out of CSCs 2028 units in aggregate involving

passing rent of 14.5 million per annum final quarter of 2008 59 units 161 million

While the retail failures in 2008 and early 2009 will have negative impact on CSCs net rental

income E281 million in 2008 CSCs focus on quality centres in strong locations has enabled the

group to be successful in retaining high profile retailers entering into arid emerging from the

administration process who are keen to maintain their representation in CSC centres

A171 55500.0W26 Apr 2009

To-position the group for market recovery in due course with retail and thereby prime retail

-property likely in our view to be at the forefront of such recovery

The qroJphas achieved the following in the year to date

Iroving CSCs overall occupancy rate despite further reiler failures in the rst quarter

0f 2009 at some coat in terms of rental levels achieved on re-lettings the majority of which

have been shortterm lettings of less than years

further disposals of non-core assets in excess of 200 million of which over 150 million

has been realised in cash in the year to date

.indo anequity capital raising has been launched as set out in the separate announcement

uºtoday

atl of Capital Shopping Centres investment properties of 5.0 billion at 31

December 2008 70 per cent of the group total

haS alays focussed on retail assets of the highest quality with fourteen centres including

nine of the UKs top 30 regional shopping centres The benetit of this approach becomes most

thvidUs in more difficult periods with occupancy at high levels as described below and CSCs

assets performing well operationally compared with retail assets of lower quality

Increasing cash and committed facilities to 313 million at 31 March 2009 31 December

2OO8 291 million while expenditure in the period has reduced capital commitments on

property developments from 238 million to 195 million
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Kiatorsof performance in the year to date are as follows

TO 90012027729207 P.05

Estimated fooffall at CSCs centres in 2000 has continued to show encouraging strength

with our 12 completed centres recording an increase of over per cent in the year to date

occupancy levels at 31 March 2009 have remained high at 985 per cent

31 December 2008 981 per cent

As result of the positive re-letting activity in the period the occupancy level adjusted for

units affected by administrations still to be re-let has increased to 95.4 per cent at 31

March 2009 from 936 per cent at 31 December 2008

SC has made 55 re-lethngs in 2009 to date involving 4.1 miflion of new annual passing

ret compared with 5.4 million previously These tenancy changes in the period included

13 long term lettings 36 short term lettings two lettings by our commercialisation

tusincss CSC Enterprises and four turnover-only transactions

Also included in the adjusted occupancy percentage at 31 March 2009 are 99 units under

offer or where terms are agreed of which the majority are short term lettings of less than

VeYearS
hott term lethngs have generally been agreed below previous rental levels but are an

Important part of the overall strategy to manage for occupancy maintaining attractiveness

of the centres and minirnising exposure to void costs while providing flexibility for CSC to

benefit from market recove by longer-term leftings in due course

Rent review settlements have continued to be agreed in line with expectations Rent

reviews prior to 2008 are now mostly agreed while good progress has been made with the

15 per cent of CSCs income which was subject to review in 2008 particularly at The Mall

bbs Causeway

CSC has only and per cent by rental income of leases expiring an 2009 and 2010

respectively The first major round of Jesse expiries is at MetroCentre in 2011 which

management are already addressing proactivy

Excluding tenants in administration and adjusted for payment plans granted on the

grounds of proven hardship 98 per cent of the March quarter rent the second quarter

icome for 2009 was collected within 28 days of the quarter date December 2008 quarter

date 97 per cent within 28 days Payment plans mostly involving monthly rental

paymenta represent small percentage of overall income

Active management and development by Capital Shopping Centres

.1 Notable active management initiatives are

the upgrade of leisure and dining facilities in the Yellow and Blue Quadrants at

MetroCentre Gatesheaci The first phase of construction is now complete and

several of the restaurants are now shopfitting The new Odeon Cinema and family

entertainment centre are on programme for opening this Autumn with Phase

reconfiguration of the Blue Quadrant due to complete in Autumn 2010 LeUings

have continued to progress well with 74 per cent by income and 83 per cent by

area now committed

the third and largest stage of the redevelopment of Eldon Square Newcastle the

St Andrews Mall at the southern end of the Centre which when complete will

AO715IQ Oa/26 Apr 2009
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increase the overall size of the centre to 1.3 million sq.ft The new maO due to open

In Spring 2010 is 75 per cent let or in solicitors hands by income and 83 per cent

by area

CSC has number of value adding active management and development opportunities

within existing centres to be undertaken wtien market conditions are appropriate.

SCs largest development project St Davids Cardiff joint venture with Land Securities

Is on programme to open in Autumn this year The project will extend the existing St

balds centre by 967500 sq.ft to 14 million sq.ft overall Overall around 125 new shops

and restaurants are being developed which when added to the existing centre will enlarge

St Dvid into one of the UKs largest city centre retail schemes

We are confident of the future prospects for the enlarged St Davids centre with the existing

centre already attracting 22 mdlion customer VISItS each year

Cardiff is expected to rise to 8th place in the UK retail rankings on completion of the St

Davids development which ha already attracted several new retailers to Wales

YThenew library was handed over to Cardiff Council on schedule in December and John

Lewis is currently fitting out its 260000 sq.ft store Cardiff will be its largest store outside

London

per cent of the area and 47 per cent of anticipated rental income is currently either

exchanged or in solicitors hands 26 February 2009 51 per cent and 40 per cent The

additional tenants now secured include New Look HM and the Disney Store further 11

per cent by income is in active negotiations or at heads of terms stage

In 2008 significant number of new shopping centres opened during the year adding over

i0 million sq.ft of retail space generally well let In 2009 only small number of large

retail schemes are due to open including St Davids Cardiff Following this supply will be

curtailed sharply as the current economic environment has halted many projeCts in the

pipeline

However we anticipate the letting market to continue to be challenging in 2009 as retailers

pproath expansion with caution

Capital CountIes investment properties of billion 30 per cent of the group total and

12thiJIion of investments at 31 December 2008

Cipkal Counties is principally engaged in non-shopping centre investments focussed on Central

.Lnon .4 billion of assets especially the Covent Garden Estate in the heart of Londons West

Eiand Earls Court Olympia sound operational business with major medium to long term

.aeopment prospects from the Earls Court site

tntengineering at Covent Garden has continued with five new leases signed in the period All

cohditlois have now been satisfied in respect of the letting of Bedford Chambers to majol global

retailer Overall occupancy has remained strong at 98 per cent excluding planned vacancies

The erlying exhibition business at Earls Court OIpia has continued to peorm soundly

whQ1 EBITDA in line with 2008 levels with some loss of income from conferences reflecting

market conditions offset by cost savings Capital Counties has continued to make good progress

with adjacent land owners in respect of longer term plans for major integrated mixed-use

devekprnnt around Earls Court

MO7L35$/0 0a126 Apr 2QO
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The emahung activities of Capital Counties including the Great Capital Partnership the Central

Londop Joint venture with Great Portland Estates and the international activities have continued to

perforn satisfactorily The groups business successfully concluded $14 million asset

s$ctftc financing at fixed rate of per cent for fIve years

Property Market Conditions

Accordirg to the IPD UK monthly property index UK property capital values which started to

dbclule nearly two years ago in the second halt of 2007 fell by further per cent in the first

quarter of 2009 retail property minus 96 per cent

Based on external valuations as at 31 March 2009 as set out in the table below the directors

estihäte that after taking account of capital expenditure asset sales and currency movements

the underlying like-torlike reduction in the market value of investment and development properties

siticØ December 2006 amounted to 8.0 per cent for CSCs completed UK regional shopping

Qenttes and per cent overall

Market Market

value vaiue

31 31 Nominai equivaient yieid

March December 31 31

2009 2008 March Dember

Em ni 2009 2008

UKregioæol shopping centres 46228 72% 5009 70% 13% 67%

qthcCovent arden 532.6 8% 590.3 8% 5.59% 516%

Capoo$ris Court 5404 6% 5669 6%

CacLondon GCP 242.4 4% 275.4 4% 6.36% 6.33%

CapcoOpportunities 437 1% 1827 3% 1143% 860%

Caxo USA 4524 7% 4859 7%

toS Investment properties 64343 100% 71128 100%

The cumulative decline from peak for Liberty Internationals investment properties amounted to

272 per cent at 31 December 2008 and an estimated 334 per cent at 31 March 2009

outperforming the comparable lPD UK all-property monthly index declines of 35 per cent and

41 per cent respectively

AftevHdlucting the minority interests share of the reduction in market value the estimated impact

of tb first quarters valuation decline is to reduce Liberty International net assets per share

dduted adjusted by approximately 147p from 745p at 31 December 2008

After period of virtual standstill the UK direct property market has shown more activity in 2009

partlbularly for smaller lot sizes We have taken advantage of this improvement in market

concfttlons to achieve the 203 million disposals of non-core assets Market conditions remain

.1cUltor larger lot sIzes as debt finance is not readily available

Eispoaals

We have continued to make good progress with disposals of non-core properties predominantly

assets of Capital Counties which do not form part of its Central London focus

DiSOsas to date in 2009 amount to 172 million of which 120 million has completed 22 million

ha xJianged and 30 million is under offer

A1074 350I0 Oa/26 Apr 2009
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9n addition the group has realised 31 million from the disposal of internal and third party CMBS

no2es

Fncig
Cash arjçl committed facilities at 31 March 2009 amounted to 313 million 31 December 2008

91 million in excess of our property development commitments of 195 million 31 December

OOa fl38 million

Nt external debt has reduced from 100 million to 043 million at 31 March 2009 The

proceds of disposals in the period have been applied towards capital expenditure commitments

and debt repayment

The groups debt structure is predominantly non-recourse with over 90 per cent of the groups debt

being asset-specific and non-recourse with limited cross-default exposure The group has no

major rLon-recourse debt refiriancings until the Lakeside CMBS in 2011

Ths4tcure permits the group higher degree of financial flexibility in dealing wh individual

property issues than financing structure based on single group-wide borrowing facility

The groups first unsecured debt repayment is 79 million convertible bond maturing in the

second half of 2010

il Te grdup remains in compliance with all debt covenants The groups preliminary results

bAdement issued on 26 February 2009 contained full details of covenants on both corporate

and asset-specific non-recourse debt arrangements

WJth regard to non-recourse debt structures compliance with financial covenants is constantly

monitored Actual covenant breaches can be rectified by number of remedies such as additional

temporary cash deposit or partial repayment before an event of default occurs The group

hSs iattiated discussions with non-recourse lenders where the group considers the arrangements

are particularly sensitive to falls in property valuations or reduction in net rental income

As djsctosed in the preliminary results we agreed certain important changes to the terms of our

Milllon corporate bank facilities including extending overall maturity into 2011 These

chànŁs were contingent on the group raising not less than 350 million of additional equity

Pq$ŁpŁcts

While 2009 will undoubtedly be further difficult year for the UK economy and property industry

Liberty International has high quality and defensive UK regional shopping centre and retail

property business which includes of the top 30 UK centres and pnme Central London sites such

as Cpvent Garden

Relatitely our properties have performed well in capital value terms since the downturn which

begp r3early two years ago in the second half of 2007 Tenant failures amounting to some

30 million of CSCs passing rent in the last two quarters will adversely impact underlying

earnings notwithstanding the satisfactory re-letting progress this year

We iave already taken number of steps including over billion of asset sales since we

becahe UK REIT in January 2007 to improve liquidity and financial strength Todays equity

capi$I r9ising
announcement is an important additional measure

Ourprdominant1 non-recourse and asset-specific debt structure provides considerable financial

flexibWy

M071355o/o Oa/26 Apr 2009
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Wa tare positioning ihe group for market recovery in due course and believe retail and thereby

pretail property is likely to be at the forefront of such recovery

27
April 2009

BAKGROUND ON LIBERTY INTERNATIONAL

LIBERTY INTERNATIONAL PLC is one of the UK largest listed property companies and

conStuett of the FTSE-100 Index of the UKs leading listed companies Liberty International

perted into UK Real Estate Investment Tmst REIT on Janua 2007

Liberty International owns 100 per cent of Capital Shopping Centres CSC the premier UK

regipnal shopping centre business and of Capital Counties retail and commercial property

invesneflt and development company

Ati December 2008 Liberty International owned billion of properties of which UK regional

sholng centres comprised 70 per cent and retail property in aggregate 85 per cent Adjusted

dtli$ed shareholders funds amounted to billion Assets of the group under control or joint

cbnrol amounted to billion at that date

OITAL SHOPPING CENTRES has interests in 14 UK regional shopping centres amounting to

127 million sq ft in aggregate including of the UKs top 30 regional shopping centres with

rrietvakie of 50 billion at 31 December 2008 CSCs largest centres are Lakeside Thurrocic

fetrtentre c3ateshead Ersehead Renfrew Glasgow The Harlequin Watford and

Marohster Amdale CSC has 50 per cent share in the extension of St Davids Cardiff which

4ie4i complete in Autumn 2009

CAPITAL COUNTIES held assets of billion at 31 December 2008 amounting to

rrffihiop sq ft in aggregate of which 434 million was invested in Central London Capital

Counties had 590 million invested in the Covent Garden area including the historic Covent

Market and further 275 million in Londons West End primarily through the Great

Capta3 Partnership joint venture with Great Portland Estates plc Capital Counties owns 50

of the Earls Court and Olympia Gup and of the Empress State building in Earls Court

arnouning to aggregate assets of 569 million In addition Capital Counties has interests in

the USA amounting to 486 million 2.6 million sq.ft predominantly comprising retail assets in

canromla Including the 856000 sq.ft Serramonte Shopping Centre Daly City Sari Francisco

A1O7$3500 0/26 Apr2009
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Fax
INTER NAT IS

Drecl Line 020 7960 1236

Direci Fax020 7887 0001

To Securities and Exchange Fax to 001 202 772 9207
Commission

From Ruth Pavey Date

Liberty International PLC
Subject

Exemption pursuant to Rule 12g 3-2b Under the Securities Exchange Act of

934

File No 82-34722

To

Attn SEC Release

Fax 12027729207

Date 1704.2009

From Liberty International PLC

Headline Holdings in Company

Ladies and Gentlemen

On behalf of Liberty international PLC company incorporated under the laws of England

and Wales the Company foreign private issuer exempt from the registration and

reporting requirements set forth in Section 12g of the Securities Exchange Act of 1934 as

amended the Exchange Act pursuant to the exemption order issued on June 11 2003 file

no 82-34722 pursuant to Rule 12g3-2b under the Exchange Act we herewith submit the

attached document

Should you have any questions concerning the foregoing or require any additional

information please do not hesitate to contact Kerin Williams on 44 20 7887 7108 or Ruth

Pavey on 44 20 7960 1236

LIBERTY INTERNATIONAL PLC 40 BROADWAY LONDON SWIH OBT

TELEPIIONE 020 7950 1200 FAcSIMILE 020 7960 1333 wNw.Iibety-internatlonaI.co.uk

Registered in Eiigland No 3685527 Registered Offioe 40 Broadway London SW1H OBT
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Holding in Company

LIBERTY INTERNATIONAL PLC

NOTIFICATION OF MAJOR INTERESTS IN SHARES

Ar result of an acquisition of voting rights Liberty International

has received the following notification of interests in the

Ordinary shares of 50 pence in fhe Company

Full namo of Persons subject Mr Zanela Mabuza

to the notification obligation

iiPull namo of shares holders Public Investment Corporation

if different from

iii Oate of Transaction October 2008

iv Pate issuer was notified 17 April 2009

Threshold that was crossed 5% holding limit

vi Situation previous to fhe Number of voting of voting

triggering transaction rights rights

N/A N/A

vii Resulting situation after Number of voting of voting

the triggering transaction rights rights

19624784 5.3505%

direct

viii Contact name Mr Zanola Mabuza

ix Contact telephone number 00 27 012 369 3327

Ruth Pavey

Or5istant Company Secretary

020 7807 7108

April 2000

ENO OF MESSAGE
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.-

Owed ne 7960 1236

Deed Fax020 7887 0001

Securities and Exchange Fax to
Commission

From Ruth Pavey Date

Liberty International PLC
Subject

Exemption pursuant to Rule 2g 3-2b Under the Securities Exchange Act of

1934

File No 82-34722

Headline Director/PDMR Shareholding

Ladies and Gentlemen

On behalf of Liberty International PLC company incorporated under the laws of England

and Wales the Company foreign private issuer exempt from the registration and

reporting requirements set forth in Section 12g of the Securities Exchange Act of 1934 as

amended the Exchange Act pursuant to the exemption order issued on June 11 2003 file

no 82-34722 pursuant to Rule 12g3-2b under the Exchange Act we herewith submit the

attached document

Should you have any questions concerning the foregoing or require any additional

information please do not hesitate to contact kerin Williams on 44 20 7887 7108 or Ruth

Pavey on 44 20 7960 1236

LIBERTY INTERNATIONAL PLC 40 BROADWAY LONDON SWII-I OBT

Fax

To 001 202 772 9207

To

Attn SEC Release

Fax 12027729207

Date 3004.2009

From Liberty International PLC

TELEPHONE 020 7960 1200 FACSIMtLE 020 7960 1333 wiiberty-international.co.uk

Registered in England No 3685527 Registered Office 40 Broadway London SW1H OBT
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Director/PDMR Shareholding

Liberty International PLC the
Company

DIRECTORS AND PDMRs SHAREHOLDINGS

Under Liberty International PLCs Share Incentive Plan SIP all

eligible employees including Executive Directors and PDMRs may save

up to 125 per month which is used to purchase ordinary shares

Partnership Shares in Liberty International PLC at the end of

twelve month accumulation period The Partnership shares are

purchased at the lower of the market price of the shares at the start

or at the end of the accumulation period For every two Partnership
Shares purchased Liberty International purchases one additional

ordinary share Matching Share

In accordance with DTR 3.1.4R details of the Partnership Shares and
Matching Shares acquired on 23 Aril 2009 at price of 4.49 per
share and held in trust on behalf of Executive Directors and PDMRs
In respect of the accumulation period ended 31 March 2009 are shown

below

Partnership and Matching Shares acquired on behalf of Executive
birector and PDMRs

Partnership Shares Matching Shares

Directors
David Fischel 335 168

Kay Chaldecott 335 168

Ian Hawksworth 334 167

PDMRs
Bill Black 335 168

Martin Ellis 334 167

Charles Forrester 267 133
Caroline Kirby 335 16l

Gavin Mitchell 336 168

Trevor Pereira 334 167

Gary Yardley .33.4 167

Susan Folger 335 168

Uugh Ford 334 167

Susan Folger

Company Secretary
30 April 2009

---END OF MESSAGE---


