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Corporate statement

Town Centre Securities PLC
is a property investment and
development company.

We aim to maximise shareholder returns
over the long-term through the acquisition
and active management of investments and
developments, with secure and growing
income in good and improving locations.

Raview of the Year TCS has a portfolio of
o7 v Seemert high quality properties
02 Charman and chief throughout the UK

executive s siatement
06 Operating and financial review
14 Ten year recard
15 Directors and management

» Edinburgh

16 Valuers reports - Glasgow
1B Investment property porifolio

principal properties . Blackpool
Corporate Gavernance « York
20 Directors report
22 Corporate govemance + Leeds

26 Directors remuneration repor
- Manchester

Financial $tatements

Consolidated accounts

31 Independent auditor s report

32 Consalidated income staternent

32 Consolidated statement of
comprehensive mcome

33 Consolidated balance sheet

34 Consolidated statement of
changes in equity

35 Consolidated cash flow statement

36 Notes ta the consolidated accounts

Company accounts

56 independent auditor s report

57 Company balance sheel

58 Notes lo the company accounts To find out more about Town Centre Secunties PLC
85 Naontce ot annual general meeling visit wwan tes-plc co.uk

6B Investor information

68 Achisors

68 Contact information

- Derby
« London



Review of the Year

Financial highlights

Operational highlights

Underlying* profit before tax Undertying* earnings per share
£7.6m 14.8p
(2009 £7 8m) (2009 14 8p)
Statutory profit Basic earnings per share
£39.6m 74_6p
(2009 loss £111 &m) (2009 loss 210 3p)
investment property portfotio valuation Proposed final divdend per share
£272.5m 7.34p
Reflacting an 11 2% increase (2009 5 4p}
on & like for ke basis
Tatal dwdend per share

Revaluation surplus
£95 4 10.36p

. m {2009 8 i5p}
(2009 deficit £107 7m)

* See notes §3 and 14 for reconciation to statutary profit

Net asset and share price performance

Increase/

2010 2009 (decrease)

Net assets per share 269p 202p 33 1%
Triple net asset value per share 306p 264p 15 9%
Share price 13 September 2010/24 September 2009 139p 186p (25 3%)
Discount to net assels 48% 8% -
tnple net assets 55% 30% -

« Merrion Centre income grew for fifth consecutive year (increase of 3 8%)
« Total voids reduced to 6.8% (2009 8.4%)

« Significant management activity — 38 lettings and 31 lease renewals
and extensions

* Car park expansion — over 4,000 spaces now ungder management control
+« Disposal of assets raised proceeds of £22.8m

+ Acquired two shops in London suburbs
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Chairman and chief executive’s statement

“The results for the year demonstrate that
Town Centre Securities has come out of the
protracted downturn in the property market
in a strong position. We have a strong and
resilient business.”

EDWARD ZIFF CHAIRMAN AND CHIEF EXECUTIVE

Results

The results for the year demonstrate that
Town Centre Secunties has come out of the
pretracied downtumn in the property market
1N a strong posiion Underlying profit belore
tax (excluding property valuation, debenture
profit and other one oif movernents) was
£7 8Bm compared with £7 8m n the pnor year

Our statutory profit afler iax amounied to
£39 6m, compared 0 a loss of £111 8min
2009 This includes a revaluation surplus of
£25 4m (2009 deficit £107 7m) and a gan
of £9 Om ansing from the repuichase of
debenture stock in August 2009 Basic
earnings per share amounted 10 74 6p
{2009 Ioss of 210 3p) Underdying earmings
per share were 14 8p (2009 14 8p)

Underlying profit before tax

Net assets now stand at £142 9m

{(269p per share) at 30 June 2010,
comparad to £107 2m (202p per share)

at 30 June 2008 Tnple net assel value has
increasea 1o £162 9m (306p per share} from
£140 5m al 30 June 2009 (264p per share)

Qur property values have increased cna
Iike for ke basis by 11 2% compared tolast
year (2009 25 6% reduction) with a sumlus
on revaluation ot £25 4m On a like for ke
basis our rental income has increased by
3% dunng this inanciat year Inevitaboly
following Ihe net disposals we have made
since 2008 our overall portfolio 1s smalker,
and thus our revenues have fallen by £4 3m
from £27 3m to £23 Om

Year ended  Year ended

30 June 30 June

2010 2009

£000 £000

Rental income from investment properties 18,211 22577
Income from car parks 4,740 4,709
22,951 27,286
Property expenses (2,249) (1.736)
Car park expenses (2,016) (1,892)
Administrative expenses {4,505) (5.744)
14,181 17,914

Joint venture iIncome 195 i22

Other income 796 501
Interest (7,553) (10,709)
Underlying profit before tax 7,619 7.828
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We have achieved considerable savings

N our underlying administrative costs which
fell by 21% 10 £4 5m {2009 £5 7m} and wil
contnue {o falt as the full year effects of
further savings comes through However
property costs have increased as a
consequence of considerable leting
actvity and the cost of vaid properties
We anticipaie that these will be iower in

the coming year

Lunng the year under review the Group
agreed pension payments totaling £2 tm
lo Edward Zif and Richard Lews as
compensaton tor sacnfice of penson
benefits resuling from the termination of
the Group s existing pension arangement
This resulied ina £1 4m charge 1o
administrative expenses to supplement
DIoVISIONS made N prior years  This removes
he nsk the Company had (o significant
fluctuation n fulure pension costs and
reduces he level of future pension expense

Dunng the year we acquired two properties
in North London and made funther property
disposals which generated proceeds of
£22 8m The latier gave nse to a small loss
on disposal

Dividend

Your Board 1s recommending a final dvdend
of 7 34p (2009 5 4p) per ardinary share
The total dividend s 10 36p (2009 8 15p)
per ordinary share



Review of the Year

Our great strength is our
ability to manage our portfolio.

Right Tenant
Right Property
Right Rent

Under REIT rules 90% of the profits of
our property rental business, after certain
deductions must be distributed to
sharenolders as a Property Income
Dustnbution ( FID ) Accardingly the final
dmdend 1s made up of a PID of 7 23p per
share (2009 4 1p) and an ordinary dividend
amouning to ¢ 11p per share (2009 1 3p)

The final ordinary dividend and the PID wall
be paid on 5 January 2011 to shareholders
on the register an 10 Cecember 2010

Funding

The Company has again reduced debt
levels Nel debt ai 30 June 2010 was
£1413m (2008 £166 3m) The debt
comprsed £105 7m of 5 375% debenture
stock matunng in 2031 and term foans and
other bank borrowings of £35 6m

As reported this time last year, on

4 August 2009, RBS completed a tender
ofter at the Company’s request, which
resulted in the purchase by the Company
of £43 8m of debenture stock for £34m

{an average pnce of 77 6p) This reduced our
overall debt and increased net assels

by £9m A further £200,000 of debenture
stock was purchased by private ireaty In
December 2008

The Group's borowings are well within existing
faciities and covenants and promde significant
headroom for asset purchases and development
within our exsting porticho Our geanng 1s now
99% compared (o 155% a year ago and net
borrowngs are 48 8% of property assels

Strategy

We are, first and foremost, a property
investment company which seeks tc
provide a return to shareholders through

a slrong ncome that results in a sustanable
dividend policy Qur great strength, which
18 clear from these results, 1s our ability 10
manage our poertfolio, delivering income In
line with cur mantra of "Right Tenant, Right
Property Right Rent” Consegquently our low
level of acgursitions in recent months has
been as a resuli of our palicy to seek value
today rather than the promise of value
tomairow We seek secure and growing
Income, I good and improving locations

The dramatic change n property values
provides an opportunity for us to Investin
new property although we are convinced
we will cieate a greater return from our
existing porticlio at the current time

A further key element of our sirategy s

also o grow and improve our car parking
business because  offers atraciive income
generaing opportunities Apart from seeking
to generate greater revenue from our exsting
car park portfolio on 1 July 2010 we took
over (he management of the Mernon Cenire
mulu-storey car park

Ai this point In the economic cycle

we do not intend te enter inlo significant
development acimty unless there 1s a
high degree of certainty of return on
new Investment

Tewn Centre Securities PLC
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Chairman and chief executive’s statement contnued

“Income from the Merrion Centre has
increased for the fifth consecutive year.
The proposed Leeds Arena development
will present opportunity for income growth.”

EDWARD ZIFF CHAIRMAN AND CHIEF EXECUTIVE

Town Centre House is now fully
fet — a real success storyin a
difficult letting environment.

0 4 Town Centre Securities PLC
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Strategy continued

Indeed we have now concluded an
agreement with Hammerson PLC by
which they have assumed total control

of the Eastgate Quarters scheme in Leeds
which we had been jointly developing with
them Under the agreemeni we have no
cbligations to costs going forward and tnis
allows us 10 focus on our core business
We will continue 10 be Involved in a local
haison role  As stated above, our strongly
held view 15 Lhat the best short-term
opporunities are likely (o present themselves
within our existing portfoho particularly inthe
Mernon Centre

The proposed Leeds Arena site which is due
to cpenin 201315 on our doarstep and will
change the dynamic and nature of fooifal
and trade In this part of Leeds and in the
Mernon Cenlre presenung further opportunity
for retal and leisure units, as well as for the
Merrion Centre Car Park In the short term
we conlinue Lo benelil from car park income
from our well located development sites in
Leeds and Manchester where there s
signicant long-term development potertral

Cunng a penod of greal economic
turbulence we have continued to adopta
prudent approach 1o our balance sheet
We have successiully reduced debot and
by adopting a proactive approach have
benelited shareholders by avording
recourse {0 equity markels

Property portfolhio

Qur property porttolio contnues to be
pancipally a mix of retall office car parking
and out of town retall assets The portfolio
remains concentrated in the North of
England and Scotland and 15 largely based
In the major cities of Leeds, Manchester,
Edinburgh and Glasgow

We have a wide spread of tenants with only
one tenant with four properties, two lenants
with three properties and esght tenants with
two The occupancy levels of our porifalio
have increased and we now have 6 8%
voids compared {o 8 4% al 30 June 2009

Qur single largest asset 1s the Mermon
Centrg In Leeds This asset has proved
exiremely resilient throughout the downturn
and this 1s the fifth consecutive year in which
Mermon income has grown The completely
refurbished offices at Town Centre House
(46,000 sq ft) have been lel dunng tne year
—areal success story In a very difficult
leting ervironment

In Manchester we have made some
progress letting Urban Exchange at
Piccadilty Basin which currently representis
4 4% of our total voids  This property,
(120,000 sq ft) formery entrely et to ILVA
which went into agministration, has ALDI
as a current tenant of part We are hopeful
of shortly entenng intc an agreement o
lease the entire first floor and we expect (o
let the remaining space by the end of 2011



Net assets per share have
increased by 33% to 26Sp
per share.

Review of the Year

Town Centre Car Parks

Cur car park business has performed well
this year In the jace of slrong competiticn
In its areas of operaton, Leeds and
Manchester We now have an operating
portfolio with over 4,000 spaces We are
developing & strong brand which enhances
our reputalion cuslomer service experience
and competitveness We are seeking
suitable acquisiion and managemert
opporiunities nationwide

Board changes

in Apnl 2010 we appainted Chns Kelly as
Finance Director Chns was previously a
serior audit partner with Emst & Young

On 30 November 2009 Bob Bigley stepped
down irom the Board and leit the Company
Bob had been on the Beard since 2005
when he joined as Corporate Development
Director He also took over as Finance
Director in Octoer 2008 On behali cf the
Company | would ke to express our thanks
to hwm for his contribution, support and
advice and wish him well In his new rcle

Outlook

This year, in contrast to the previous year,
has been much more stable for the property
sector and for Town Centre Secunties

| am encouraged by the way in which we
successiully negotated the severe downtum
and demenstrated the strength and
resihence of our business

| believe there will be iIncome and

INvestment management cpportunities

for us 10 build on our solid foundations in
the new tinancial year although he outlook
far rentabincome and capital growih 1s
relatvely flat | am alse hopeful that at the
Merrnon Centre we can add long-term
value and growth to what has already
proven to be an extremely resilient asset that
underpins the quality of our Income

Most importanily we manage aur poriiolo
1o generate a sustanable and progressve
dividend for the benefit of our shareholders
and will continue to deliver attractive retuns

Finally, we could not have achieved all that
we have without a strang and acbive team
F would bke to express my thanks to all of
our staff at TCS who have provided great
suppon to myselt and the Board and enabled
the busness to mantain its strong foundations
and Income generatcn

(30

"

Chairman and Chief Executive
14 Seplember 2010
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Operating and financial review

Our investment portfolio as at 30 June 2010
stands at £272.5m, a like for like increase

of 11.2%.

We focussed this year on
managing our portfolio.

= Like for Iike rentals ncreased by 3%
* Voids reduced from 8 4% to € 8%
« 38 lettings completed

= Qver 30 renewals and extensicns

Portfolio performance

Property report

Portfolio performance

The independent valustion of our investment
portfolio has been split between Jones Lang
Lasalle and CB Richard Elis The value of
our Investment portfolio as at 30 June 2010
stands at £272 5m, representing an INcrease
In the year of 11 2% on a like for like basis
The overall inhal yield has improved 0 7 3%
from 7 9% and we have grown rental income
by almost 3% on a like for like basis

The growth in income despite further renial
pressures In the marketplace partcularly

In the retail seclor, has been encouragng
against a background of a further five tenant
adminisiralions and iquidaions (2009 13)
and 31 lease renewals and exlensions

The Memon Centre valuation grew 14 5%
(including offices) from £96 7m 1o £1107m
When looked at as a whale (ncluding £34 8m
of office accommodaton) the Memeon Centre

Value Proporton of Valuation

om portiolio % movement %

Retan 851 312 92
Merrion Centre (excl offices) 759 279 134
Office 467 171 121
Car parking 133 49 39
Out of town retail 427 157 118
Residential 64 23 16 4
Properties owned all year 2701 99 1 112
Acquisttions (retail) 24 09 333
Total investment portfoha 2725 1000 113

Note Mernon Centre offices are included in the oflice sector in this table

Town Centre Securities PLC
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compnses over 40% of our investment
porticho Out of town retall growth was also
paricularly strong

Acquisitions and disposals

We made two retall acquisiions in
Novernber 2009 1otaling £1 8m in North
Lendon suburbs off initial yields of 7%
Both have performed well seeing 33%
capital growth in the penod 1o Juns 2010

We made seven disposals In the penad with
proceeds totalling £22 8m disposing of
properies where we were manly concerned
with future income stability

Portfolio review

Our clear focus nas been cn the
management of our portfclo Void levels
have been reduced from 8 4% (2009) (o

6 8% We hope lo exchange an agreement
for lease an 55 000 sa i at the Urban
Exchange store in Manchester which wil
reduce voids further 10 5 3% We completed
ihe sale of the two remaining residential
units at our Harrogate development and
successiully let the extensvely refurbished
and exiended Town Centre House
(46,000 sq t1) in the Mermion Centre at an
average rental of £13 00 per sguare foot per
annum Durning the year we completed 38
lettings and over 30 lease renewals and
extensions which iurther secured our
Income postion geing forward The porticho
includes a wide vanety of tenants, with our
1op len tenanls In terms of passing rents
being spread across a number of seciors

Our portfolio lease profile 1s spread reasonably
evenly across four sectors In additon we have
good secunty of ncome and a long lease prciile



Review of the Year

Top 10 Tenants

Passing remt £1m+  Leeds City Council

Between £500k—£1m  Wm Momsan
Wwaltrose
Homebase
Matalan
Przza Hut/kFC

Between £250k-£500k DSG Retal
Austin Reed
Lurninar
Browning Enterprises

Geographical split by location

£€m  %byvalue

Yorkshire and North East (Mernon)
Scotland

North West

Yorkshire and North East (rest)
Midlands

London

1107 406
717 263
408 150
414 152
48 18
31 11

2725 1000

33 7% of our leases by rental Incorme expire
within five years Almost 40% of leases have
over len years 10 expry including 72% of the
leases on our out of town retal sites and nearly
60% of our office leases

Merrion Centre, Leeds

With 1 000 000 sqg it (c six acres), this Island
Site 15 mixed use with no over relance on

a single sector Itis a maor retal destination
with annuzal feotfall of ¢ ten milllon wvisitors
and plenty of car parking We have high
visIt frequency with a very even spread of
age groups, demonsirating its widespread
appeal The mixed use nature of the centre
1n the value sector of the market and our
active In-house management has gelvered
goad growth in the year As a whole
including the office accommodation,
Merrion Centre has generated income of
over £8 8min 2010 an increase of 3 8% over
2009 with mare {0 come from new letings
and extensions Of this income 42% 15 retal
and 12% s leiswe Oshice accommodation

Lease profile

represents 27%, of which Mermon House
(140,000 sq it) 1s let to Leeds City Councll,
producing £©1 4m per annum and car
parking a further 19% The Mermon Cenire
represents over 40% of our investment
portfolo In capital and in rents received
Retal voids have remained low al 2 6%
and office voids are minimal

The retal offenng in the Mernon Centre has
excellent anchor tenants in Wm Maornsaon,
Home Bargains and Peacocks and a good
mix of value retallers We continue 1o be
successiul in replacing occupiers who
vacaled and have welcomed retailer
BrightHouse as a new mimi anchor to the
rmain mall along with Grainger Games, GNC
and Card Zone We have recently created
four small retail units  three of which are let,
demonstrating our ability {0 seek ways

of improving space utiisation and quality
ef income Qur main office occupiers,
Leeds City Council and the Foundation
for Consurner Credit continue (o offer

Passing

rent  Proportion of ERV yal  Reversionary

£fm  portfolo % £m yield % yield %
Retal 66 347 64 72 70
Memon Centre {excl offices) 68 358 68 74 81
Office 36 190 34 73 71
Out of town retail 20 i05 23 64 71
Let portfolio 190 1000 189 73 70
Urban Exchange void 0%
Other voids 04
Total portfolio 202

* Reflects occupred element of Urban Exchange

Town Centre Sacurities PLC | 7
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Operating and financial review continued

Rent roll by lease expiry and voids

Analysis by lease expiry

05 5-10 Over

years yaars 10 years Vaids

% % % %

Retaul 396 311 293 18
Merrion Centre (excl offices) 475 259 268 286
Office 223 183 59 4 39
Qut of town retai 00 282 718 206
Total portfoho 337 265 388 68

We took back management of
the Merrion Centre car park on
1 July 2010 and now operate
and manage over 4,000 car
parking spaces.

Town Centre Securltles PLC
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Property report continued

Merrion Centre, Leeds continued
long-term secure Income and have now
been joned by professional practice Hoarg
Lee and the Public and Commercial
Services Unmon who have taken space
In Town Centre House

We consider the balanced spread of
income throughout the Centre together
with a high percentage of quality tenants
provices a stable base from which to add
further value Seven tenents account for
54% of the income In taking over the day to
day control of the multi-storey car park liom
Q-Park we now have further flexibility to
maxmise opporiuniies and increase fcotiall

Development

There has been no development actmty
In the last year We continue g monitor the
occupatonal markets which are showing
some signs of improvement Qur principal
developmenl sites respecively n Leeds
and Manchester provide good income as
surface car parks and our retal siie n
Rochdale 1s attracling cccupier interest

Town Centre Car Parks

Qur car parks are operated under the Town
Centre Car Parks ("TCCP') brand Toial
car park revenues dunng the year amounted
to £4 7m (2009 £4 7my

We have three muli-storey car park siigs
with a combined 2 980 spaces and over
1 000 spaces on surface car parks which
we operate in Leeds and Manchester Qur
multi-storey car parks at Clarence Dock and

the Memgcn Centre in Leeds and Tarnif Strest
in Manchester ail operate under the
PatkMark award for safe secure cnme free
car parks Thisis an important part of the
TCCP offer and we know from customer
teedback, that our cusiomers appreciate the
hands on, frendly and relisble service thay
receve from our staff

Our multi-storey stes have 24/7 cpening
hours and CCTV including off site monitoring
We have state of the art fachies, which allow
us to create a well run user fnendly safe and
convenient envircnment which makes car
parking a comforiable experence

We have successfully continued o mantain
the revenues we eamn from Clarence Dock
though the overall development scheme
has not been as successiul as was inibally
hoped We signed a ten year lease with
Yorkshire Waler lo operate as their pariner
for car parking at Clarence Dock which has
offset a decline in revenues from shorl-lerm
parking caused by the dificult economic
conditons The contract opetates for a full
year for the first trme 10 2010/11 and so we
will see further growth in revenues  Qur car
park al Tanif Slreet, Manchester 1s still in i1s
development phase and we anticipate
beter revenues once we have further
developed the site at Piccadilly Basin

Our surface car park operations are based
at sx siles in Leeds and Manchester These
are run as efficiently as possiple with our
staff performing an important role in ensunng
a consistent service at all umes



Reviow of the Year

We have maintained the level of our
underlying profits and with significantly
reduced debt levels and gearing, our
financial position is strong.

Undertying profit belore tax

£7.6m

(2009 £7 8m)

Statutory prohit

£39.6m

(2009 loss £111 6m)

.

Financial review

Income statement

Qur underlying profil before tax was

£7 6m (2009 £7 8m) This result excludes all
exceptional terms and property disposal profits
and losses A reduction in rental Income of

£4 3m ansing from the disposat of property
duning the year has largely been offset by the

resuliant decrease in financing cosits

The statutory profit after tax amounted 1o

£39 6m {2009 loss £111 8m) The debenture
buy-back profit amounted 10 £9 0m and the
property revaluanon gain amounied to £25 4m
(2009 defict £107 7m)

tUnderlying administrative expenses have
reduced by £1 2m {21%}) since last year as
a result of eficiency measures insiigated i
2009 and contnued this year The main
areas of savings have been in salanes and
legal and professicnal fees Ag set out in the
Charrman and Chref Executive’s Statement a
charge of £1 4m was ncurred in terminating
ihe Drectors extsting pension arrangement

Property expenses {excluding car parks)
have increased by f05mic£2 2masa
consequence of the number of administiations
previously suffered as well as a high level of
lease renewals and extensions We also
suifered addtional running costs for Town
Cenire House untl we had substantially
completed the letings process

Car parking property expenses amounted

to £2 0m {2008 £2 0m) These have been
tightly controlled durning the year

Nel nterest cosls substantally reduced fiom
£107mio £7 6m Our debenlure loan has
reduced from £149 7m to £105 7m QCur
interes! rate swap expired In Oclober 2009
and our efiactive rate of interest on term
loans reduced as we did not carry an
interest rate hedge for the remainder of
the year Interest cover was two Imes
{2009 1 7 urmes)

Balance Sheet

Our Balance Sheet s considerably stronger
than a vear ago Net agsets per share
property values, geanng and loan to value
have allmproved significantly

Net asseis at 30 Juneg 2010 totalled
£142 9m compared to £107 2m fast year
This gives net assets per share of 26820 per
share (2000 202p) Tnple net assel value
{afier adustng for the 1ssue premium and
mark 1o market of the debeniure) amaounted
to 306p par share (2008 264p)

Our progerty portfcho {excluding property
owned by joint veniures) 1s valued at
£291 0m (2009 £284 6m) Of this amount
£272 5m (2009 £265 9m) in aggregale
was valued by Jones Lang LaSalle and
CB Richard Ellrs The remaining properties
of £18 5m (2009 £18 7m) were valued by
the Direclors

Net borrowings at the year end were
£14i 3m (2009 £166 3m) This decrease
of 15% resuited from the proiit on the
debenture buy-back and from the sale of
properties Gross borrowings comprnsed

Town Centre Sacurities PLC 09
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Operating and financial review continued

REIT balance of business tests
for the year ended 30 June 2010

Tax exempt Residual Adjusted

business business results

£000 £000 £000

Ad|usted profit before tax 5,239 746 5,986
75% profits test 88% 12%

Adjusted total assets 275,718 36,246 311,964
75% assets test 88% 12%

Proposed final dwvidend per share

7.34p

(2009 5 4p)

Total cividend per share

10.36p

(2009 & 15p}

1 0 Town Centra Securities PLC
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Financial review continued

Balance Sheet continued

the debenture loan of £106 Om, term loans
of £35m and overdraft and money market
borrowings of £0 8m

At 30 June 2010 geanng had reduced tc
99% from 155% and nel borrowings were
48 8% of property assels compared to

58 4% a year ago Thus we have much
increased headroom wiithin our loan to value
covenants and our unutibsed committed
fachties of £50m and undrawn overdraft and
money market faciliies of £14 2m provide
funds for future growth

Cash Flow

The Cash Flow Staternent shows a net ingrease
In cash and cash equvalents of £7 8mn the
year ended 30 June 2010 Cash generated
from cperations was £13 6m (2008 £14 9m)

DBunng the year the debenture repurchase
amaounted lo £35 0m of which £18 8m was
released from being held as secunty aganst
the debenture and the remainder was rased
from the sale of property and the draw down
of term loans Dunng the year the sale of

properies generaled £22 Bm (2009 £47 0mn)
anrd £5 0m was invested in new propertes
and the refurbishment of other properties
(2008 £11 3m)

Dividend

Followng a year of scund trading
periormance and the restructunng of our
debt which generated a profit of £9 Om, the
benelits to sharehciders of our REIT status 1s
demonstraled by a total dvidend payment
of 10 36p (2009 8 15p) The final dvidend
of 7 34p when added 1o the inienm PID
divdend of 3 02p, gives a total dwidend for
the year ot 10 36p per share The PID
element of the final dwvidend 1s 7 23p per
share Qur palicy 1s (o pay a sustainable
and progressive dvidend

Taxation and REIT

Our lax credit for the year amounted to
£03m (2009 £10m} and related to the
release of prior year provisions

We continue to pay our REIT entry charge in
instalments and this amounted to £2 4mn
2010 We have further payments to make of
£3 9m ai the balance sheet date




Net barrowings

£141.3m

(2009 £166 3m)

Loan to value

48.6%

{2009 58 4%)

Revlew of the Year

Financial KPls

2010 2009
Underlying profit before tax (£my) 76 78
Underlying EPS 14 8p 14 8p
Total shareholder value (TSV) creation {p per share) 75 4p (210p)

Total Shareholder Return {TSR)

18 5% (56%)

Future prospects

With signi:icantly reduced debt levels,
secured debenture finance and much
improved headroom and covenant
comphance our financial position 1s
strong The improvements ta our cost
base will increase fulure cash generation
We conunue 1o benefit from low nterest
rales and are vigilant te signs thal cur
interest costs will grow in the future

We have the further beneft of significant
unuiltsed commitled faciities to enable us
o grow the business over the coming years

Key performance indicators

Financial

The Board has set perlormance largets
which are measured by key performance
indicaiars ("KPis”) The preferred measure s
underiyng profit wnich excludes revaluation
movements property disposals and other
exceptiona income The lable above

sets out the financial KPis

The Board s internal measure of
performance 1s the creation of {otal
shareholder value (' TSV"), calculated
as the increase in net asset value plus
dividends per share For the year ended
30 June 2010 TSV increased by 75 4p
(2009 fali of 210p) The board also
reporis total shareholder return ('TSR )

calculaled as the increase/{decrease)

1N share pnce plus dmvdends per share TSR
N 2010 was an ncrease of 18 5% ranking
TCS 28h out of 41 companies In the quoted
real eglate sector {2008 decrease of 56%)
TSR over tive years was a decrease of
50%, ranking TCS 38th out of 41

{2008 decrease of 50%)

Property
Qur key day to day indicaicr 15
occupancy levels

We revew remaining lease length, with
reports hghlighting iorthcoming lease
breaks and renewals and we monitor very
closely the payment of rentals by our
tenanis We sel a target of al least 5%

of rentals to be receved within 2 week of the
quarier day Dunng the last inancial year,
despre the economic climate our average
collections in this target range were In excess
of 95% We also monitor closely tenants
which we consider to be al nsk of falure
and mantain an active diglogue with them

Car parking

We monior income per space and average
occupancy tevels for the car parks and
report our ncome and profitabdity compared
to budget anc the pnor year

Town Centre Sacuritias PLC , 1 1
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Operating and financial review continued

Risk management

Trus table sets out the Group's significant business nisks The nsks are reviewed regutarly by the Board

and particular attention 1s paid lo the effectiveness of controls to mitigate the nsks

Investment
portfolio

Development
risk

Financial risk

Reputation,
health and
safety and
environmental
risks

Retention
of key staff

RISK

IMPACT

MITIGATION

Major economic downturn

Sourcing opportunities to
generate required returns

Sector or tenant dependency
(In particular exposure to
retall sector)

Letting and tenancy risks
Lack of investment in upkeep

Planning nsk

Caonstruction rnisk and poor
control over the project

Letting nsk

Funding

Breach of covenants
Interest rate exposure
Breach of REIT conditions

Major incrdent at Mernon Centre

Liability ansing from
other events

Loss of key people

1 2 ’ Town Centre Sacurities PLC
Annual repont and accounts 2010

Fall in property values

Impact on shareholder return
Cyclical nature of the market
may impact short-term returns

Impact on occupancy levels
and rental Income

to schedule and budget and/or
abortive or cost overruns
Impact on project profitability
and capital returns

Unable to progress
opportunities through
insuficient funding or hqurdity

Withdrawal of facilities

Adverse Interest rate
movements on net returns

* Penalties or loss of REIT status

» Adverse publicity leading
to damage to reputation

* Reduced footfall
« Litigation
* Impact on profitability

= Loss of skilis and expenence

= Lack of continuity and instability

Urable to progress developments

.

Dwversification of activity & g
development, office, residential
and mixed use schemes

Active management of portfolia

Rrgorous due dilgence Review
of acquisition performance

Experenced and skilled
IN-house managers

Review of tenant covenant
Strong credit controt

Skilled hands on project
management team

Use of specialist contraciors

Preparation and monitaring
of appraisals

Cash flows and funding
requirements closely monitored

Borrowing and covenant
headroom maintained

Fixed rate long-term borrowings
or hedging used as appropriate

Review of compliance with REIT
legislation and conditions

Defined responsibilities
policies and procedures

Business continurty planaing

Regular reporting and
communication of the above

Securnty prowvision at
Merrion Centre

Appropriate insurance
arrangements

Career development and
positive culture

Remuneration structure
reviewed and benchmarked

Succession planning



Review of the Year

Health, safety and environmental
management

We are fully aware of the Health Safety and
Envircnmental ("HSE } impacts assocated
with the property sector and ail of these
1ssues are formally debawed internally within
the organisaticn at both monthly and
quarterly HSE meetings TCS continues to
focus on continual improvernent In the HSE
sectors within the business and recognises
Its impartance in our overall CSR sirategy

The HSE implications for our properties
are regularly reviewed and addressed and
appropnate action taken HSE matters are
reported at Board level and Richard Lewis
conltinues as the Board member with
responsibility supported by specialist
external advisors

Although our develepment actmty 1S on
hold, on projects where design work 15
being underiaken or where we carny out
repars, refurtishmenl and upgrading of
our existing portfollo we consider the
impacl these construction activiies have
on the environment and address them as
necessary TCS continues to work closely
with (is consultants to deliver susiainable
buldings at the lowest environmental and
EConNomic Impact

Our environmental management framewark
continues o be developed and Imolemenied
and s fully Integrated into our reporting systerm

In an efforl lo marage better our enargy
reduction strateqy, we hold manthly
meelings o review energy usage energy
tanffs and minimisation imtiatives We review
data highiighting actual usage of utililies
across our property porifolio and use this
data to review iuture energy procurement
and usage

We have assessed the participation cntena
in relation to the Government Carbon
Reduction Commitment legislaion which
's now renamed CRC Energy Efficiency
Scheme and currently we are not required
to paricipate

We have fulfilled our obligations set out

In the EU's Energy Performance in Buillding
Directive (EPBD) 2002/31/EC and have
obtained Energy Performance Certficates
for ail our properties, where formal
certiicaton 1s required  This certification
process forms part of our due diigence 1o
ensure compliance as property ransachons
are undertaken

Corporate social responsibility

Qur chantable donations and sponsorship
lotalled £53,000 (20098 £258,000,
ncluding £125,000 10 Leeds University)
Our commitment at a ime when the
recession has impacted the fess well off in
our community has been well receved by all
who have benefited We feel a great degree
of responstoility 1o ensure that dunng difficult
tmes we continue to do all we can (o make
& difierence

Our staff consislently gave (her tme o
take part In events and to raise money for
vanous chanies In addiion involvement
in the Great Yorkshire Bike Ride Snowden
Walk The Pans Marathon and many other
evenis have r1aisea significant sums for
NUMerous causses

We also orovide support ta our neminated
chanties Leeds Jewish Welfare Board
LionHeart the Variety Club and other
local organisaticns

in the Mernon Centre, we have provided
an envirenment for a number of local
organisations o raise money for ther
chosen chanties

Town Centre Securities PLC ' -1
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Ten year record
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1 Underlying profit befare tax and underlying earnings per share have been adjusted to exclude exceptional
items profits or losses on disposal of investment properties joint venture tax adjustments and revaluaticn
surpluses

The results for the year ended 30 June 2001 have been restated for FRS 19 "Deferred tax”

The results for the year ended 30 June 2003 have been restated for UITF 38 "Accounting for ESQP trusts®
The dvidend per share for the year ended 30 June 2007 includes a 20p special dividend and the years ended
30 June 2005 and 2008 a 2 Op special dmdend
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Review of the Year

Directors and management

Executive Directors

Edward Ziff{50) 1

Chairman and Chief Executive
Edward Zif joned the Company in 1981
He was appointed to the Board n 1985 and
served as Managing Directer from 1993
He was appointed as Chief Executive In
February 2001 and Chairrnan in July 2004
He 1s a non-executive direclor of Two Years
Limited He s the president of ine Leeds
Jewish Weltare Board charman of the
Leeds Jewsh Blind Society and a governor
of the Grammar School at Leeds

Non-executive Directors

John Nettleton FRICS ACIArb (62) +1*
John Neitleton was appoiniec to the
Board n July 2004 A chartered surveyor
and arbirator speciaising in retal property
and development he was senior partingr of
Denaldsons Chanered Surveyors from 1997
untl fus retrerment it Jung 2004 He s the
Senior Independent Director

+ Remuneration Committee
+ Nominations Commitiee

*  Audit Comrmmitiee

Richard Lew:s (55) FRICS

Property Director

Richard Lews joinea the Company in
April 2000 and was appointed tc the Board
in February 2001 in 2008 Richard became
responsible for all properly activities as
Group Property Director Richard 1s chaiman
of the Piccadilly Partnership in Manchester
and member of the West End Partnership in
Leeds He s also a trustee of the LionHeart
benevolent fund and charman of 1ts
fundraising and marketng commitiee

Michael Ziff Hon DUniv (Brad) (57) t*
Michael Ziif was appointed a Direcior

in July 2004 He s chief executive of
Barratt Priceless Lid

Senior Management — Review Forum Team

David Donkin MRICS
Estates

Helen Beckett MRICS
Estates

Matthew Barlow
IT

Dan Riley BA ACA
Group Financial Controller

Ben 2iff
Director, TCCP

Chns Kelly (48) BA ACA

Finance Director

Chns Kelly joined the Company and was
appainied to the Board on 12 Apnl 2010

He 1s a Chartered Accountant who qualfied
with Ernst & Young, becoming a pariner in
1997 Whilst at Emst & Young he adwvised a
numbper of major Yorkshire publhic companies
including & number of FTSE 100 businesses

Howard Stanton FCCA (67) +*

Howard Stanton was appointed to the Board
In Apnl 2009 He 1s a Certified Accountant
with extensive knowledge of the property
sector He 1s a business property and
financial consultant and serves on a number
of boards as a non-executive director These
incluce Two Years Uimited O Twelve Eslates
Limuted, an AlM listed company and Anglo
Scotish Properties plc He was formerly the
charrman and managing director of Alled
London Properties PLC

Town Centre Securities PLC
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Valuers’ reports

The Drrectors

Town Centre Secuntes PLC
Yown Centre House
Merrion Centre

Leeds

LS2 8LY

30 June 2010
Dear Sirs

Town Centre Securities PLC - Property Portfolio Valuation — 30 June 2010
In accordance wath your writlen Instructions we have inspected and valued the vanous ieasenold and feehcld properties held by
Town Centre Secunties PLC and 1ts vanous subsidiary companies for accounts purposes as at 30 June 2010

The valuaticns have been prepared n accordance with the Practice Statements contained within the Roval Instivticn of Chartered Surveyors
Valuation Standards {6th Ediion) in our capacity as extemal valuers on the basis of Market Value No allowances have been made for EXpENSEes
of realisation or for taxation that might anse In the event of a disposal, deemed or othenwise All rental and capital values stated are exclusive
of Value Added Tax Each property has been considered as if free and clear of all mortgages or other charges which may have been secured
thereon The interests have been valued subject to and with Ine benelit of any letings which have been disclosed

Having regard to the foregoing we are of the opimon that the aggregate Market Value of the freehold and leasehold interests owned by the
Group, as at 30 Juns 2010, subject lo and with the benetit of the tenancies curently subsisting 1s

Freehold £145,870,000
Lang leasehald £13,510,000
Total £159,380 000

In accordance with our standard practice we confirm that our valuations have been prepared for Town Centre Secuniies PLC and for the
purpose to which this certificate refers No responsioility (s accepted to any third party In respect of ihe Inforrmation or advice centained
herein, except in circumstances where our prior written approvel has been granted

Yours fatihiully

P J HAGUE
Director
Far and on behalf of Jones Lang LaSalle Limited

1 6 ! Town Centre Securitles PLC
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Review of the Year

The Directors

Town Centre Secunties PLC
Town Cenire House

The Mernon Centie

L eeds

LS2 8LY

30 June 2010
Dear Srs

Town Centre Securities PLC - 30 June 2010 valuations

In accerdance with your witien instructions we have inspected and valued The Merrion Centre, Leeds, 42a High Road Wood Green,
London and 414 Holloway Road, Holloway, London, held by Town Centre Securniies PLC and its vanous subsidiary companies for
accounis purposes as al 30 June 2010

The valualicns have been prepared In accordance with the Practice Statements contained within the Royal Institution of Chartered Surveyors'
Valuation Standards (Bth Editron), in owr capacity as external valuers on the basis of Market Value No allowance has been made {or expenses
of reahsation or for taxation that might anse in the event of a disposal deemed or otherwise The renlal and capilal values stated are exclusive
of Value Added Tax Tne properties nave teen constdered as if free and clear of all morlgages or other crarges which may have been secured
Iherecn The properties have been valued subject o and with the benetit of any letings which have been disclosed

Hawing regard to the forgeing we are of the apinion that the Market Value of the freehold interests in The Mernon Cenire 42a High Road
and 414 Holloway Road owned by the Group as at 30 June 2010 subject lo and with the benefit of the tenancies currently subsisting s

£113,080,000
(One Hundred and Thirteen Million Eighty Thousand Pounds)

In accordance with our standard practice we confirm that our valuations have been prepared for Town Centre Secunies PLC and for the
purpose to which this certificate refers No responsibilty 1s acceptea (o any third party in respect of the iInformation or advice contained
herein, except in crcumstances where our pror wiitten approval nas been grantea

Yours taithiully

M H BRODTMAN
Executive Director
For and on behalf of CB Richard Elks Lirmted

Town Centre Sacurities PLC |
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Investment property portfolio: principal properties

Shopping Centres Offices

Tenure Area sqll Value Tenare Area sq it Value
Leeds Glasgow
The Memon Centre F/H 1,000,000 O 33 Bothwell Streel FH 26841 A

Stuated in the northern quarter of Leeds City Cenire on a s acre
stte, It compnses a covered shopping centre offices 1,100 space
multi-storey car park and hotel Major retail tenants include
Mornsons, Peacccks and Home Bargains with the principal office
tenant being Leeds City Council

Retail Warehouses and Food Stores

Tenwre Asasght Value

Derby
Kingsway Retall Park FH 20,000 A

The property compnses a prominent retal unit adjoning a food store
and non-food retall park The property 1s occupied by Currys

Glasgow
363/381 Byres Road
and 9/18 Grosvenor Lane FH 32,000 0

Tne premises form a supermarket and decked car park lzased
o Waitrose

Glasgow
Main Street, Mingavie F/H 38,000 Fa

This I1s a purpose bullt retall warehouse in an affluent suburb
six miles north of Glasgow The property 1s let 1o Homebase

The property comprises a modern six storey office Dlock with
basement parking Tenants nclude Starbucks, Turner & Townsend,
Bowis Lend Lease and Teds Murray Solicitars

Uddingston
Tannochsice Business Park LH 30,500 A

A modern two slorey campus style office bullding with parking for
129 cars The property 1s partly tet to Core Utlity Solutions Dalka plc
and Morgan Est plc

Manchester
75 Dale Street, Carvers Warehouse FH 20000 A

Relurnished and extended 1n 2008, this Grade 2* hsted bulding
15 muti-let

High Street Shops

Tenure Aea sq it Value
Blackpool
6/24 Abingdon Straet
and Abingdon Stieet Market FH 29,000 A

The property comprises three shop units with otfices above and a
long established covered marke!l Tenants iInclude Specsavers and
Card Factory

Rochdale
Centrat Retal Park F/H 75.000 0

The property forms a retall park leased o Matalan, Argos, Halfords
and Poundstrelcher The whole park benefits from an open A1
non-food planning consent

Manchester
Greal Ancoats Strest FH - 120000 0

The properly compnses a relal store construcled 1n 2006 on two
floars with two tevel car parkuing  The property has an open A1 with
food planning consent This is partly occupled by ALDI

1 8 Town Centre Securities PLC
Annual report and accounts 2010

Edinburgh
1/23 27/29, 35/47 |
and 63/65 Shandwick Flace FH 30,000 Fa ‘

The property comonses a parade of penod buldings forming retal
premises with offices above Tenants include C&J Clark Jessops
and Jacobs and Secreiary of State

Glasgow
101/109 Buchanzn Street F/H 11,500 A

The property provides retal accommodation on basement ground
and first floors with ancillary accommodation above The principeal
tenants are Dune and Timpsons

A uplo£i0m
0 £10-£20m
O over £20m
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High Street Shops continued

High Street Shops continued

Terure Area sc ft Value Tenure Areasq it Value
Glasgow London
26-38 Bath Street 414 Holloway Road FMH 3,500 A
and 111/115 West Nile Sireet FiH 24000 A

A four storey retall shop lel to Barratt Priceless
The property forms accornmodation wih retall at ground and lower
ground floor levels and 20 serviced apartments above The retall London
tenant 1s Bndal Fashions 42A High Road Wood Green FH 3600 A
Glasgow A tour storey property with retal shop and residential over,
Emp”e House 27/59 let 1o Barratt Pnceless
Sauchiehall Street and
108/112 Renfield Street F/H 69000 0 Multi-storey Car Parks
Tenure Area 50 o Value

The preperty comprises an tsland site There are seven retal units
with four fioors of offices above Retal tenants include Siarbucks, Manchester
Body Shop Gold Group Intemational In addition there are two self Tani{ Steel FAH 240 spaces A

conlained properiies leased 10 Pizza Hut and KFC

Leeds
50/54 Albion Strest

and 35 Albion Place i 18 000 A

The property forms a Grade 2 listed bulding currently occupied
as three retadl premises together with upper parts and a basement
wine bar The retall tenants are Austin Reed Game Retal and
Paussere Valene

Leeds
65/69 The Headrow

and 38 Lands Lane F/H 14,000 A

A three storey bullding with basement comprising seven shop units
with two floors of residential abeve Tenants inciude Carphone
Warehouse, Cooplands and Whittards

Leeds

76/82 Vicar Lane FH o 38,000 A

The properly comprises a five storey bulding prncipally usea for
retal purposes The mamn tenants are Flannels High and Mighty
and Fred Earih

York

2/8 Paverment and 5/7 Piccadilly FH 14,000 A

The property comprises retal premises let to Lioyds TSB

The car park s used by residenis, as well as business retail and
leisure visitors o Piccadilly Basin and wilt provide overflow parking

to the Urban Exchange retail unt adjacent

Leeds
Clarence Dock

L/H 1 650 spaces

0

The car park speciically serves the Clarence Dock development,
a mix of residential apartments offices hotel casino, conterence

centre and the Royal Armounes Museum

A upto£10m
g £10-£20m
O over £20m
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Directors’ report

The Directors have pleasure in presenting the Annual Report and Accounts ior the year ended 30 June 2010

An operating and financial review cf the perfarmance of the Group and 1ts results for the year 1s contaned within pages € tc 13,
which should be read in conunction with this report

Principal activitles
The prncipal activiies of the Group dunng the financial year remained those of property nvestment, development and trading

Results for the year and dividends
The results are set out In the Consclidated Income Statement on page 32

Anintenm dwdend of 3 02p per share was paid on 25 March 2010 as a PID The Direciors now recommend the payment of a final ordinary
dvidend of 7 34p per share compnsing & PID of 7 23p per share and an ordinary dvidend of Q 11p per share The proposed final dividend
will be pad cn 5 January 2011 to ordinary sharehclders on the register at the close of business on 10 December 2010

Business review

The Operating and Financial Review within pages & to 13 which are Incorperated i this report by reference, provide detalled nformation
relating 1o the Group This includes the operaticn and development of the business future prospecis and the results and financial position
for the year ended 30 June 2010

Fixed assets
Detalls of movemenis in fixed assets are set out in Note 15 to the Consolidaled Accounts

Invesimant properties are held at far value and are revalued by Jones Lang LaSalle and CB Richard Ells, as at 30 June 2010, on the basis
of open market value, or are revalued by the Directors The key assumptions are set out in Note 15 to the Consolidated Accounts
In arrving at the valuation, each property has been valued indwidually

Share capital
Delails of changes n the Company s issued share capiial durng the yedr are set out in Note 26 o the Consolidated Accounts

Purchase of own shares
The Company did not purchase any of Its own shares dunng the year

At the forthcoming Annual General Meeting ("AGM”} the Company will be seeking (o renew its authonly (¢ purchase up o 14 8% of the
ordinary shares n 1ssue, assuming the remaining authority 1s fully ulilsed  Authonty was previously granted to acquire 7,819,188 ordinary
shares al the AGM in November 2009 and remans unutihlsed Shares will only be purchased if the Board believes it can take advantage
of stock market conditions 1o enhance returns for the remaning sharehelders

Denvatives and other firancial instruments

The Group s abjective 1s to mamntan a balance between continuity of funding and flexiility through the use of ovardrafts, bank loans and
debenture stock The Group seeks o minimise the nsk of fluctuating interest rates by using long-term fixed debl to match 1ts property
ownerships and commilments or by using Interest rale swaps 10 protect floating rate borowings

Supplier payment policy

It ts the Company and Group s policy to agree payment terms with suppliers when enlering into each transaction or serigs of ransacions
to ensure that suppliers are made aware of these terms and abide by them Creditor days at the end of the year for the Group were

14 days (2008 7 days) and for the Company were nil days {2009 nil days)

Donations
Chanlable donations dunng the year amounted to £53 000 (2009 £258,000) Details of chanties supported by the Group are set out
on page 13 The Group made no political contnbulions in either year

Taxation
The Company s not & close company

2 0 Town Centre Securities PLC
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Corporate Governance

Substantial shareholdings
Excluding those of the Directors the Company had been notified of the following substanual interests i its snare capital al 13 Septernber 2010

Nummoer of % 0°1ssued

snares capnal
AL Manning 6,124,936 1152
M E Ziff 1,887 094 355
Legal and General PLC 1853127 348

Directors and Directors’ interests

The Directors of the Company and their tiographical detals are shown on page 15 Al of the Directars served for the whole of the year wilh
the exception of C J Kelly who was appointed 1o the Board on 12 Apnl 2010 and R H Bigley who resigned on 30 Novermber 2008 None of
the Drrectors have any contracis of ssgniicance with the Company Detalls of the Executive Directors sernvice confracts are given i the
Dwrectors’ Rermuneration Report on page 26

Beneficial and non-beneficial Interest of the Directors in the shares in the Company as at 30 June 2010 are disclosed in the Directors’
Remuneration Report on page 26 Detalls of the interesis of the Dreclors in share options and awards of shares can be found within
the same report

No changes in the interests of the Directors have occurred between 30 June 2010 and 13 September 2010

In accordance with the Company’s Articles of Association J A Nettleton and M A Ziff will rewre by rotation ai the Company s AGM on
18 Novermnber 2010 and, being eligible, offer themselves tfor re-election C J Kelly 1s standing for election in accordance with the Comgpany's
Articles of Associaticn

Annual General Meeting

A Notice of Meeting can be found on pages 65 10 67 explaning the business to be considered at the AGM on 18 November 2010 This will
include renewal of the Company s authonty to purchase mn the market its own shares allot shares tor cash and for cash other than on a
pre-emptive basis o exsting shareholders

Disclosure of information to auditor

The Directors whe held office at the dale of approval of lhis Direclors’ Report confirm that, so far as they arg each aware, there 1s no
relevant audit nformation of which the Company’s auditer 1 unaware and each Director has taken all the steps that they ought 1o have
taken as a Director 1o make themselves aware of any relevant audi iformation and to esiablish ihat the Company’s auditor 1s aware o}
that information

Going concern

Alfter consideration of future trading activiies and matkng appropnate encuries, Including a review of forecasls, budgets and banking
factives, the Directors are satisfied that the Company and the Group have adequate resources to continue In operational existence for
the foreseeable future For this reason they cantinue (o adopt the going concemn basis In prepanng the Financial Statements

Independent auditor
The auditors, PricewaterhouseCoopers LLP ('PwC"), have indicated ther willngness to continue n oifice, and a resclution that they be
re-appointed will be proposed at the AGM

By oider of the Board

Aol 2 .

A E McGOOKIN
Secretary
14 September 2010

Town Centre Securitiea PLC I 21
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Corporate governance

This report 1s prepared N accordance wiih the Combined Code (2008) (“the Code”) The Board is collecively responsible for the success
of the Group and 1s committed (© a high standard of governance The Group has complied throughout the year with the provisions set out
in the Code except where noted below This staternent, together with the Drectors” Remuneration Repori set out on pages 26 to 29,
descnibes how the relevant prnciples of governance are applied to the Company

Share capital

The Company has one class of share, being ordinary shares with a nominal value of 25p each At 30 June 2010 the 1ssued share capital of
the Company was 53,160,512 ordinary shares with a nominal value of £13 290 128 The Company held no shares in Treasury Further
detals are provided in Note 26 to the Consolidated Accounts

Shares may be 1ssued with such preferred deferred or other nghts or restrictions, whether In regard to dvidend retum of capital vating or
otherwise, as the Company may from tme to time by ordinary resclution determine (or faling such determination as the Drectors may
decide), subject to the provisions of the Ccmpanies Act 2006 and other sharsholders nghts

Unissued shares are under the control of the Directors who may aliot grant options over ¢or olherwise dispose of them o such persons
including the Dwectors themselves) at such times and on such terms as the Direclors may think proper subject to the Articles, the
Companies Act 2006 and sharehclders rights

Substantial shareholdings
Subslantial shareholdings are detalled on page 21 of the Director's Report

Transfer of shares
Any member may transfer theirr shares in wnting 1n any usual or common farm or In any other form acceptable 1o the Direclors and
permitted by the Companies Act 2006 and the United Kingdom Listing Authonty

Board of Directors

Detals of the Board of Directors are given on page 15 of this report. At the end of the year the Board compnsed three Non-executive
Directors and three Executive Directors including the Chief Execulive whose role s comoined with thal of Charman Dunng the year under
review R H Bigley resigned as Firance Direclor on 30 November 2009 and C J Kelly was appainied on 12 Apnt 2010

The Code asks the Board 1o identify each Non-executive Director it considers to be independent Of the ihree Nor-executive Directors on
the Board, it considers J A Nettlelon and H T Stanton 1o be fully independent

The Code seeks an expianation for the determination of independance In certain circumsiances Including 1f a Non-executve Director holds
cross-directorships with other Directors H T Sianton was anpointed a Non-executive Drrector in Apnl 2008 whilst holding and continuing to
hold, other non-executve directorships of companies in common with M A Ziff and E M 2if The Board 1s satisfied that H T Sianton will mantain
an Independent approach whilst bnnging & wealth of knowledge and expenence of the property and financial sector to the Board

The Board does not beleve that M A Zitf can be deemed to be iIndependent under the Code, due to his significant sharehclding and dlose family Les
However, the Board believes that M A Ziff bangs considerable business expenence and makes valuable coninbutions ic the work of the Board

The Senior Independent Non-executive Director 1s J A Nettfeton who  throughout the penod under review charred the Remuneration and
Nominations Committees H T Stanton was appainted Charrman of the Audit Commitiee on 3 Sepiember 2009

No Independent Non-execuiive Director
+ has been an employee of the Group within the last five years,

« has, or has had within the last three years a matenal bustiness relationship with the Group either directly or as a partner, shareholder,
director or senior employee of a body that has such a relatonship with the Group,

= has receved or receves addiional remuneration from the Group apart frem a Direclor's fee, participales in the Company’s share option
schemes or a performance-related pay scheme, or 15 a member of the Company's pension arangements,

* has close family tes with any ¢f the Group’s advsors, Directors or senior employees, or
= represents a significant sharehalder

The full Board met seven times I the year and annually reviews the strategic direction of the Group The record of Direclors attendance at
Board meetings 1s set out below

Number o Nurbet

mesungs attended

E M Ziif 7 7
R H Bigley (resigned 30 November 2003) 3 3
R AlLews 7 7
J A Neittleten 7 7
M A Ziff 7 7
H T Stanton 7 7
C J Kelly {appointed 12 Apnl 2010) 2 2
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Corporate Governance

Board of Directors continued
The Board manages overall control of the Group's alfanrs by the schedule of matiers reserved for its gecision These include the approval
of Financial Statements, business plans, all major acquisitions and disposals, nsk management strategy and treasury decisions

The Board has established a Review Forum which compnses Executive Direclors and senior managers who meet eight imes during the
year The Board has delegated responsibility to the Review Forum for assisiing the Executive Directors on measures relating to the Board s
straiegies and policies, operational management and the implementaton of the systems of inle:nal control, within agreed parameters

There 1s an agreed procedure for Directors (o take independent professional advice at the Company’s expense, If necessary, in the
performance of ther duties This 1s in addition 1o the access which every Director has to the Company Secretary The Group maintans
liabiity Insurance on behalf of Directors and Officers of the Company

On appantment the Directors take part In an induction programme whereby they receive information about the Group’s operations, the
role of the Board the Group s corporate governance policies and the latest financial Information aboui the Group Training and briefings are
available to all Orrectors on appointment and subseguent raining 1s also underiaken as appropriate

The Group has had a policy for a number of years whereoy employees may contact managemnent alout any concems relating to fraud
questonable accounting pracice breaches or weaknesses in inlemal contiols or accounting matlers and any gther concerns that
employees have 1n regard to the operatron of the Company This pehcy 1s commonly referred to as the whistle blowing procedure
Concems that are raised are nvestigated at the earhest opportunity and the employee's anonymity 1s preserved  The Audit Commiitee
reviewed and approved ihis procedure when implemented and remains satisfied with the orocedure

The Company Secretary would minute any unresolved concems expressed by any Direclor Were a Drreclor 1@ resign over an unresolved
1ssue, the Charman and Chief Execulive would bring the 1ssue 1o the attention of the Board There have been no such nstances in the year

The Charman and Chief Executive meets with the Non-executive Directors at least once a year without the other Executive Directors
present 16 discuss the performance of the Board The Non-executive Directors chared by the Senior Non-executive Independent Director
meet without the Chairman and Chief Executive at least annually to appraise the Chairman and Chief Execuiive s performance

Performance evaluation of the Board
The process to evaluate the effectiveniess of the Board, its commitiees and Directars, was progressed dunng the year Given (he size
of the Board and nalure of the business the Directors performed a self-evaluaton

Areas identified for evaluation Include

» full and commen understanding of the roles and responsibiliies of the Board and of 1ts commitiges

« commen understanding within the Board of the structure of the Group, Including succession planning in key areas of the business,
* full and common undersianding of the Group s actviies resulting in a relevant and realislic straiegic plan

 siructure of (he Board meeings (o effectively monitor and eveluate progress towards sirategic goals,

» compasition of the Board and mvolvement of each Director in the business of the Group, and

+ overall effeciveness of the Board in the prowision of the necessary excenence required (0 direct the business efiiciently

The process of evaluation of the Board 1s through br-annual discussion by the Board followed by indwdual feedback (o the Senior
Independent Director ¢r the Chairman and Chief Executive Should areas of concemn be raised the Senior independent Director or Chairman
and Chief Executive would request the Company Secrefary to document the matter and corrective action or action to improve the siuation
would be taken with feedback to the Individuat and the Board as a whole Dunng the year under review no action has been required as

a result of evaluation

The terms of reference for the standing Commuttees of the Board {Audit Committee Bemuneration Committee and Nominations Committee)
and the terms and conditrons of appontrnent of Non-executive Directors are available on apphcation o the Company Secretary at the
Company's registered office

Audit Committee

The Board s Audi Commiitee 1s composed so'ely of Non-executive Directors and s chaired by H T Stanton The Commiitee meets with the
extemal auditor twice a year and its duties include the menionng of the Group's fnancial conrals, the detalled review ¢f the Annual Report and
Accounts and Inienm Staternent belcre submission o the full Board and the review of the Group’s accounting policies  The Executive Board
members are usually invited to atiend al least part of these meetings Allendance at Audit Committee meetings 1s disclosed 1n the table below

MNumoer af Numker

meelings aitendec

H T Stanton (appeinted as Charrman 3 September 2009) 2 2
+ A Nettiston 2 2
M A Ziff (resigned as Chairman 3 September 2009) 1 i
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Corporate governance continued

Audit Committee continued

The Audit Commitiee reviews arangements by which staff of the Company may in confidence raise concerns about possible mprooreties
in matters of inancial reporing or other matters and the proceduwres ior proportionate and independent Nvestigation of such malters and for
appropnate follow-up acuon

The Audit Commutiee and Board place great emphasis on the objectvity of the Group’s auditor PwC, in its reporting o shareholders
The PwC audit partner and manager are present at all Audit Commitiee meetings to ensure iull communication of maiters relating to the audit

The Audit Commitiee’s responsibiities Include making recomimendations to the Board in relation o the appomimeni of the external audilor
and approving the remuneraiion and the terms of engagement of the external auditor

The overall performance of the auditar 1s reviewed annually by the Audit Commitiee  They assess the auditor's independence, abjectivity
and elfectiveness laking inlo account the views of management and feedback 1s provded to senior members of PwC unretated o the
audit This actmity also farms part of PwC s own syslem of quality control

The scope of the forthcoming year's audt 1s discussed in advance by the Audit Commilee Audit fees are reviewed by the Commiitee
and then referred to the Beoard for approval Rotation of audit partners’ responsibiiiies within PwC (s required by therr protession’s ethical
standards, Is actively encouraged and has iaken place

Assignments awarded to PwC have been and are subject o controls by management that have been agreed by the Committes so that audit
Independence 15 not compromised A summary of the auddors’ rernuneralion for non-audit sences 1s provided in Note 7 1o the Consolidated Accounts

These controls provide the Committee with adequate cenfidence in the independence of PwC In i1s reporting on the audit of the Group

Remuneration Committee
Delats of the Remuneraticn Committee are given in the Directors Remuneration Report on pages 26 to 29

Nominations Committee

The Nominatons Commiltee comprises J A Nettleton (Chairman), £ M Ziff and M A Ziff and 18 responsible for the selection and approval
of candidates for appointment to the Board One meeting was held during the year and was atiended by all members of the Nominatons
Committee In recruiing & new Finance Directar, the Committee employed the senaces of a search consultant A number of nterviews wera
conducted with candidates, prior to selechon including a meeting with the enture Board

Internal control

The Code Prowision C 2 1 requires {hal the Direclors review, at leasl annually all controls Including operational, cormpliance and nsk managemant as
well as financial contrats and repert to sharehalders that they have done so The Beard of Diectors 1s responsible for ensunng thal adequate intemal
controls are in place (o safeguard the assets and interests of the Group and consideralble importance is placed on mantaiming a strong contrc!
ernwonment However, any such control system can only give reasonable and not absolute assurance aganst matenal misstatement or loss

The processes and procedures for identifying and managing the nsks faced by the Group have been operatng fully throughout the year
and up to the date of this report No significant fallings or weaknesses were identified dunng the year under review The key control
procedures which the Directors have established with a view to prowiding effective intemal contro! are as follows

* an annual review (N accordance with Turmbull guidance) of all significant business nsks by ihe Beard and the Review Forum, which also
identifies procedures 10 manage and mitgate such nsks,

* a clearly defined organisational struciure with apgpropnate levels of authonty and segregation of duties

= acomprehensive system of financial reporing to the Board and Semor Execulives based upon an annual budget in ine with strategc objectves
Performance 1s menitored and relevant action 1s taken throughcut the year through reporting of vanances from budget and updated profit forecasts,

* actve panicipatien by the Board in treasury management matters Cash flow projections are prepared monshly on a rolling two year basis,

= capital expenditure and disposal proposals are appraised and monitored by the Review Forum an a project by project basis Sigmificant
acquisitions and dispesals are ratthed by the Board and

* the Group does not currently have an intermal audit flunction because given the size of the Group, It 1S not considered necessary but the
need for one s considered by the Audit Commitiee annually

Relations with shareholders

The Board 1s commutled to mantaning good commurvcations with shareholders  The Charman and Chiet Execuive  Property Director and
the Finance Director maintan a dialogue with instituticnal shareholders and analysts immediately after the announcement of the half year
and full year results Therr views are reported to the Board as appropnate The Company alsc encourages communicalions with privaie
shareholders throughout the year and welcomes ther participation a: shareholder meetings

The principal communication with private shareholders1s through the Annual Report and Accounts the Intenm Report and the AGM
The Notice of AGM and any related papers are communicated to shareholders al least 20 working days belore the meetng 0 give
shareholders sufficient ime 1o consider the business ¢f the meeting Al! Directors attend the AGM and sharehoiders are given the
opponunily 1o ask questons of the Board and meet all the Directors Informally after the meeting Separaie resolutions are proposed for
each itemn of business and he proxy votes ior, aganst and winheld are announced An announcement confirming resolutions passed
at the AGM 1s made through the London Slock Exchange immediately after the meeting The Senior Independent Director 1s avalable to
shareholders al all times (f Ihey have concerns they wish lo raise

The Group has a comprehensive website on which up to date nformatan (s avalable to al shareholders and potential iInvestors (www tcs-plc o uk)
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Statement of comphance with the Code
The Board of Direclors has complied with the Code throughout the year except for the following matters

« EM Zit combines the roles of Chaiman and Chief Executive Code Provision A 2 1 requires that a ustification for the combination of
roles 1s requred As Charman and Chief Executive, E M Ziff 1s responsible for the Board and the Group's business In view of the current
size and complexty of the Group the Directors believe that the benefiis of spiting the roles would be ouiweighed by the cost

» Code Provisicn A 2 2 reguires that the Chairman 1s determined independent under the Code at the date of appointment E M Ziff was
previcusly Chief Executive ana therefore was not independent at the date of appointment

= under the Articles it 1s not currenily a reaquirement ior the Chairman and Chief Executive and the Executive Directors 1o retire by rotation as
recommended by Code Prowvision A 7 1 The Charman and Chief Execulive and the Executive Diectors voluntarly oifer themselves for
retrement by rotailon Detalls of the re-elections are given in the Notice of the AGM

+ nwview of the size of the Board it has not been considered appropnate to establish a Nominations Committee comprnising solely
Independent Non-executive Directors as recommended by Code Provision A 4 1, and

* the Chairman and Chief Executive has a service contract with & notice penod greater than one year which is the recommended imit
in Code Provision B 1 68

Statement of Directors’ responsibilities
The Dreciors are responsible for preparing the Annual Report the Direciors’ Remuneration Report and the Financial Statements in
accordance with apolicable law and regulations

Company law requires the Drreclors lo prepare Financiat Stalemenits for each financial year Under that law the Directors have prepared
ihe Group Financial Stalements 1n accordance with International Financial Reporting Standards ("IFRSs”) as adopied by the Eurcpean
Union and the Parent Company Financial Statemenis in accordance with United Kingdom Generally Accepted Accounting Practice
(Unitad Kingdom Accounting Standards and applicable law) Under company law the Directors must not approve the Financial
Statements unless they are sansfied that they give a true and far view of the state of affars of the Group and the Company and of the
profit of loss of the Group for that penod In prepanng these Financial Statements the Directors are required {0

+ select sutable accounting policies and then apply them consistently,
* make Judgemenis and accouning estimates that are reasonable and prudent, and

+ state whether IFRSs as adopted by the European Union and applicable United Kingdom Accounting Standards have been followed,
subject to any matenal departures disclosed and expianed in the Group and Parent Company Financral Statements respectively

The Dwrectors are responsible for keeping adeauate accounting records that are sufficient 10 show and explain the Company s transactons
and disclose with reascnable accuracy al any ime the financial posiion of the Company and the Group and enable them to ensure thal
the Financral Staternents and the Directors Rermuneration Report comply with the Companies Act 2006 and, as regards the Group Financial
Statements Aricle 4 of the IAS Regulation They are also respensible for safeguarding the assets of the Company and the Group and
hence for taking reasonable steps for the prevention and detection of fraud and other regulanties

The Directors are responsible for the maintenance and integnty of the Company's website Legislation in the United Kingdom governing the
preparation and dissemination of Financial Statements may differ from legislation in other unsdichions

Directors’ responsibility statement

Each of the Directors, whase names and functions are isied on page 15 coniim that, 1o the best of ther knowledge

« the Group financial statements which have been prepared in accordance with IFRSs as adepted by the European Union give a true
and fair view of the assets, labiiies, inancial positon and profit of the Group, and

* the Business Review contaned in the Chairman and Chief Executive’s Statement, the Property Report and the Financial Review includes
a far review of the devetopment and performance of the business and the postion of the Group, togelher with a descrption of the
principal nsks and uncertaintes thal it faces

E M ZIFF C J KELLY
Chairman and Chief Executive Finance Director

By order of the Board

AomCocr= .

A E McGOOKIN
Secretary
14 September 2010

Town Centra Securities PLC |
Annual report and accounts 2010 25



Directors’ remuneration report

The Drirectors present the Directors’ Remuneration Report for the year ended 30 June 2010 A resolution to approve the Directors’
Remuneration Report will be proposed at the Company’s AGM

The auditor 15 required 1o report to the shareholders on the "auditable pan” of the Direclors” Remuneration Repart and 10 state whether
In their opinion the “auditable part” has been propeily prepared (n accordance with the Companies Act 2006 The report therefore has
separale sechions conlainng unaudied and audiled informaticn

Unaudited information

Remuneration Committee

The Remuneraton Commitiee consisis wholly of Non-executive Directors  The following Independent Non-executive Direclors served
as members of the Remuneration Committee durng the year

J A Nettleton {Chairman)
H T Stanton

The Remuneraton Committee makes recormmendations to the Board, within agreed terms of reference, concerning the Company s
frarnework of Executive remuneration The Remuneration Commitiee determines the remuneration and benefits packages of the Charman
and Chief Executive and Executive Direclars, considers therr service contracts salaries and other benefits including bonuses and
particpation in the Company’s share aption plans and other terms and condiicns of employrment including any compensation payments
on tarmination of office

Two rmeetings were held dunng the year and were attended by all members of the Remuneration Committee

The Charrman and Chief Execuiive 15 Invited 1o attend meetings where approprnale io provide advice o the Remuneration Commiltee
However, no Executive Directors are present when matters afiecting thair own remuneration are discussed by the Remuneration Committee

Remuneration policy

The remuneration of Non-executive Birectors 1s determined by the Board The remuneration policy Is that the remuneration package
of the Executive Directors should be sufficiently competitive to attract, retain and motivaie Directors to achieve the Group’s objecives
In determining the remuneraticn policy the Group aims o attract and retan Directors to manage the Group successfully withoui making
excessive payments

There are five main elements 10 he remuneration packages of the Execulive Direciors
+ basic salary and bengfits,

* annual bonus awards

+ share options

* pensions, and

* long-term, performance-related Incentives

Basic salary and benefis

Directors basic salares and benefits are reviewed annualy The Committee takes into account individual performance  the recommendations
of ihe Charrman and Chief Executive published remuneration information on comparable companies and the salary policy within the
Group, in making 1ts recommendations {0 the Board Benefits include the provision of Company cars or a salary alternative permanent
health and medical insurance premiums The value of benefits, or the salary alternative, 1s not pensionable The vatue of each elernent of
the salary, pension and benefits package is set out in ihe 1able and the notes on page 28 No pay Increases were awarded to any
Director dunng the year under review which was a policy reflected across the Group applying to all Directers and employees

Annual bonus awards

Ail employees are eligible (o participate in the Group’s discretionary Annual Bonus Scheme under which a percentage of salary 1s awarded
based on a combinaton of mdmdual and Group performance in terms of profit and the growth in shareholder value (based on the increase
In net asset value per share and dividends paid) Tha annual award 1s made at the discretion of the Board on the recommendation of the
Remuneration Commitiee up to @ maximum of 60% of salary The bonus awards are not pensionable

Share options
Share option schemes are seen as an effective way of aligning the long-term interests of employees with those of the shareholders
The Company operates the following equity-setiled share option schermes N respect of ordinary shares

» an Executive Share Option Scheme (1997 Approved Scheme) which was approved By sharehaolders in 1997 and 1s subject to Inland
Revenue rules Executive Directors and certain employees are eligible to pariicipate i the scheme There are no performance critena
altached to the exercise of these share options which must be exercised between three and ten years from the date of grant The nght
to exercise options terminates (f the employee ceases (© be employed with the Group subject to certain exceplicns and the discretion
of the Board The 1997 Approved Scheme has now terminaied with only unexercised options remaining
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Unaudited information continued

Remuneration Committee continued

Share aptions continued

* the shareholders approved a new Executive Share Cpton Scheme (2007 Approved Scheme) on 21 Noverber 2007 The nules of
this scheme are similar ic that of the 1997 Approved Scheme No oplions have yel been 1ssued wnder the 2007 Approved Scheme, and

« a Share Incentive Plan, which was approved by shareholders in December 2003 and 1s open 1o all eligible employees including
Executive Directors The plan 1s subjecl 1o Inland Revenue rules thal allow employees lo acquire parlnerstup malching free and
dividend shares through a combination of investment and Company grant Under certain circumstances the free and matching shares
granted are subject to forfeiture sheuld the employee cease (o be employed within the fust three years of the plan The plan allows the
Company to award diffenng grants of shares In these elements in different financial penods Combinng all the elements of the plan,
the maximum value that may be awarded to any indmdual in any one year s £7,500

Pensions

During the year under review the Group ceased the defined contibution pensicn arrangement with & target of providing a pension of two

thirds of salary for EM Zif and R A Lewis £1,250 000 and £864 779 1s 10 be pad to Mr Zff and Mr Lews respectively as compensation for
the pension benefits foregone R H Bigley had a Defined Contributory Pension Scheme to which the Company made regular contributions
The arrangements also provided a lump sum death in service benefit

From 1 July 2010 the Group has agreed to make contributions to Defined Contrbution Schemes for R A Lewts and since 12 Apnl 2010,
for C J Kelly based on a fixed percentage of salary

Long-term mcentives

The Unapproved Executive Share Opticn Scheme (2007 Unapproved Scheme), was approved by shareholders in 2007 and 1s not
subject to Inland Revenue rules The scheme 1s subject to ihe satisiaction of specific performance tergeis based on companson of the
Group's Total Shareholder Return ("TSR") (measured by a combination of change n share price and avidends paid) against that of the
FTSE Real Estate Index over a roling three year peniod Executive Direclors and certain employees are eligible 10 parlicipate in the scheme
bul no cplions are In place at the tme of this report

Service contracts and external appointments

The Non-executive Directors do not have service contracts and the other Executive Direciors who held office at 30 June 2010 have roling
service contracts which provige for retirement at 60 For hustorical reasons the Charrman and Chiel Executive E M Ziff has a service
coniract thatis subject to not less than two years nolice All olher Execulives have service contracts under which they are entitled to one
year s notice The Company can discharge any ebligation in relation (o the unexpired poriion of therr notice perod or any notice required to
be given under therr service contracis by making a payment in lieu thereof subject to the deduction of tax and National Insurance If the
Company terminates employment without giving notice and/or makes a payment in heu of any damages to which the Executve might be
entifled, the payment Is to be calculated 1n accordance with commaen law principles  inciuding those relating o mitigation of loss and
accelerated receipt

Executive Directors are permitted to accept Non-executive appointments by pror arrangement 1118 normal practice for Executive Directors
to retain fees provided for Non-executive appomtments E M Zit has served as a Non-executive Director of Two Years Limited since
19 February 2009 His retained remuneration for these services for the year ended 30 June 2010 was £36 667 (2009 £38,750)

Performance graph

The foltowing graph shows the Company’'s TSR performance, compared with the FTSE All Share Real Estate Index, measured In the same
way, over the five years ended 30 June 2010 The FTSE All Share Real Estate Index has been selecled because the Company
believes that the constituent companies compnsing the Index are the most appropriate for this companson as they are affected by
similar commerciak and economic factors

TSR performance 1 July 2005 - 30 June 2010 {three month rolling average}
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Directors’ remuneration report continued

Audited information

Share Incentive Plan (“SIP™)

On 7 June 2010 E M Ziff and R A Lews accepted an inviiation to participate in the SIP by each purchasing shares to the value of £1,500
pad between June 2010 and November 2010 They wil be eligible 1o receive matching” shares on & one for one basis The number of
shares will be determined al the end of November 2010 For ilustration, based on the share pnce as at 30 June 2010, this would equate
10 each Director receving 1,064 partnership shares and 1,064 maiching shares The total number of partnership and matching SIP shares
beneficially held at 30 June were

2010 2009

No of sharea No ol shares

E M Aff 5,048 4,722
B A Lews 5,048 4722

Detals of movements in Drectors’ shareholdings are set out on page 29 of this repont There have been no maovements in Direclors
shareholdings between 1 July and 13 September 2010

Directors’ remuneration
Salanes iaxzble Pensicn Qlher
and .e2s Bcnuses veneh s Tetal Cof inulicns rernunerator Total

2010 2009 2010 2008 2010 2009 2010 2009 2010 2009 2010 2009 2010 2003
£000 £000 £000 £000 £000 £000 £000 £00C £000 £000 £000 £000 £000 £000

Executive Chairman
and Chief Executive

E M Zifi 525 518 —_ — 2 8 8§27 526 950 — _— — 1,477 526
Executive Directors
R H Bigley® 135 280 — — 11 32 146 312 — 108 230 — 376 510
RA Lews 284 280 —_ — 22 32 306 312 716 235 — — 1,022 547
C J Kelly® 36 — —_ — —_ — 36 — 3 — — — 39 —
980 1078 — — 35 72 1,015 1,150 1,669 433 230 — 2,914 1,583
Non-executive Directors
J A Neitteton 44 44 — — —_ — 44 44 — — — — 44 44
M A Zii 44 44 — — — — a4 44 — — — — 44 44
H T Stanton®© 44 1 - — — — a4 11 - . — — a4 "
132 99 — — _ — 132 88 — — — — 132 a9
1,112 1377 —_ — as 72 1,147 1,249 1,669 433 230 — 3,046 1,682
Notes

(a) Part year lo date of resignation on 30 November 2002
{b) Part year from date ¢f appontment cn 12 April 2010
(c) Part year from date of appomtment on 23 Apnl 2009
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Audited information continued
Directors’ interest in shares

The nterests of the Directors and therr connected parties it the crdinary share capital of the Cornpany are as follows

30 June 30 Juna

2010 2009

Number Numt.er

E M Ziff Benehcial 5,817,644 5,915,206
Non-benelicial 19,570,718 19,355,718

R A Lewis Benelicial 315,059 352,459
J A Netileton Beneficial 36,000 36 634
M A Zift Beneficial 3,347,312 3 447 946
Non-benegficial 13,430,000 13230782

H T Stanton: Beneficial 5,000 2,500
C JKelly Beneficial 10,000 —

The above non-beneficial Interest disclosures include 1 887 094 crdinary shares over which a powar of attorney has been granted by
M E Ziff jointly to E M Ziff and M A Ziff for persenal estale management reasons and 3,030,307 ordinary shares over which a power of
atlorney has been granted by A L Manning to E M Ziif for personal estate managerment reasons  Non-beneficiai holdings include shares

held in Trust and under powers of attorney

EMZif RALews, J ANettieton, M A Ziff and H T Stanton are drectors of TCS Trustees Limited, Trustee for the shares that are reguired for
the All Employee Share Incertive Plan At 30 June 2010, TCS Trustees Limited held 99 833 ordinary shares (2009 90,432) on behalt of all

paricipants including those share awards of Executive Direclors shown above
E M Ziff — granted secunty over 1,985,000 ordinary shares
M A Ziff - granted secunity over 2,160 000 ordinary shares

Executive Share Option Schemes
The Executive Directors have no outstanding share oplions

Options that lapsed in the year under the 1997 Approved Scheme amounted to 8,009 shares and under the 2007 Unapproved Scheme

144,000 shares
By order of the Board

Aenll. 2

A E McGOOKIN
Secretary
14 September 2010
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Financlal Statements

Independent auditor’s report

to the members of Town Centre Secunties PLC

We have audited the consoldated financial statements of Town Centre Securties PLC for the year ended 30 June 2010 which compnse the
Censohdated Income Statement, the Consolidated Statement of Comprehensive Income, the Consolidated Balance Sheet, the Consclidated
Cash Flow Staterment, the Consolidated Statement of Changes in Equity and the related notes The financial reporting framework that has been
appred in ther preparation 1s applicable law and International Financial Reporting Standards {IFRSs”) as adopted by the European Union

Respective responsibilities of directors and auditors

As explained more fully in the Drectors Responsibilities Statement, the directors are responsible for the preparation of the group financal
statements and for being salsfied that they give a true and far view Qur responsibity 18 10 audit the group financial statements In accordance
with applicable law and International Standards on Audiing (United Kingdom and lreland) Those standards require us to comply with the
Auditing Praciices Board's Ethical Standards for Auditors

This report, Including the cpinions, has been prepared for and only for the company’s members as a body n accordance with Chapter 3 of Part 16
of the Companies Act 2006 and for no other purpese  We da not, in gving these opinions, accept or assume responsibility for any cther purpose or
to any other person to whom this report Is shown of Into whose hands it may come save where expressly agreed by our prior Consant in winting

Scope of the audit of the financial statements

An audit nivolves obtaining evidence about the amounts and disclosures in the financial statements sufficient to give reasonable assurance
that the financial staternents are free from matenal misstatement, whether caused by fraud or enor This Inchides an assessment of whether
Ihe accounting policies are apprepriate to the groun's arcumstances and have been consistently spplied and adequaiely disclosed, the
reasonabieness of significant accounting estmates made by the directors, and the overall presentation of he financial staterments

Opinion on financial statements

In our opinion the group financial statemenis

» give a true and far view of the state of the group’s affars as at 30 June 2010 and of iis profit and cash flows for the year then ended,
* have been properly prepared in accordance with IFRSs as adopted by the European Union, and

« have been prepared in accordance with the requirements of the Companies Act 2006 and Article 4 of the IAS Regulation

Opimnion on other matters prescribed by the Companies Act 2006

tn our opimon

* the information given in the Directors’ Report for the financial year for which the group inanciad statements are prepared 1s consistent
with the group financral statements, and

» the information given in the Corporate Governance Statement with respect to internal control and nsk management systemns and
about share capital structures is consistent with the financial statements

Matters on which we are required to report by exception

We have nothing to report In respect of the following

Under the Companias Act 2006 we are reguired {0 report to you If, in our opinion

+ ceriain disclosures of direciors’ remuneration specified by law are not made, or

» we have not receved gl the information and explanations we require for our augit, or

+ acorporate governance statement has not been prepared by the parent company

Under the Listing Bules we are required to review

« the direciors’ statement, 1n relation to going concern, and

* the part of the Corporate Governance Statement relating (o the company’s compliance with the ning provisiens of the June 2008
Combined Code specified for our review

Other matter
We have reported separately on the parent company financial statemenis of Town Centre Secunties PLC for the year ended 30 June 2010
and on tpe nformation i the Directors Remuneration Report that 1s descibed as having been audited

S DENISON (SENIOR STATUTORY AUDITOR)

for and on behalf of PricewaterhouseCoopers LLP
Chartered Accountants and Statutory Auditors
Leeds

14 September 2010
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Consolidated income statement
for the year ended 30 June 2010

2010 2009

Noles £000 £000
Gross revenue 4 22,951 27 286
Property expenses 5 (4,265) (3707
Net revenue 18,686 23,579
Administrative expenses 4] (6,098) (5,744)
Other iIncome: 9 796 501
Loss on dispesal of investment properties (338) {9.178)
Profit on disposal of other fixed assets 3 21
Profit on repurchase of debenture stock 8,956 —
Profit on disposal of shares in joint venture — 860
Loss on disposal of Iisted tnvestmentis - (3 374)
Valuation movernent on investment properties 15 25441 (106,113
Imparment [0ss on development properties 15 (45) {1.620)
Operating profit/(loss) 47,401 (101 068}
Finance income 10 62 303
Finance costs 10 (7,615) {(11.012)
Share of post tax losses from joint ventures 18 {553) (835)
Profit/(loss)} before taxation 39,295 (112,612
Taxation credit 11 273 1048
Profit/(loss) for the year attnbutabte to equity holders of the Company 39,568 (111,564)
Earnings/{loss) per ordinary share of 25p each 14
Basic 74.6p (2103p)
Diluted 74.6p (2102p)
Underlying (non-GAAP measures) 14.8p 14 8p
Dwvidends per ordinary share 12
Paid durnng the pernod 8.42p 815p
Proposed 7.34p 540p
Consolidated statement of comprehensive income
for the year ended 30 June 2010

2010 2009

Notes £000 £000
Profit/{loss) for the financial penod 39,568 (111,564)
Other comprehensive Income/(expense)
Revaluation gains/(losses) on cash flow hedges 548 (780)
Revaluation galns/(losses) on other iInvestments 17 50 {2.269)
Total comprehensive income/(expense) for the year 40,166 (114613}

All recognised income/{expense) for the year 1s attnbutable to eguity shareholders The Notes on pages 36 to 54 are an integral part of

these Group Financial Staterments
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Consolidated balance sheet

as at 30 June 2010

Financial Statements

2010 2009

Noes £000 £000
Non-current assets
Investment properties 16 276,760 258 535
Development properiies 15 13,333 14,389
Fixtures equipment and motor vehicles 15 670 B35
Investments in jont ventures 16 2,495 2,562
Unamoriised ienani lease incentives 1,514 1,278
Total non-current assets 294,772 277 397
Current assets
Invesiments 17 559 509
Non-current assets held lor sale 892 11,700
Trade and other recervables 18 4,207 3,354
Restrcted cash 19 —_ 18,825
Total current assets 5,658 34 388
Total assets 300,430 311,785
Current habilities
Financial labilites — borowings 21 (784) (8681)
Trade and other payables 20 {11,643) {11 693)
Far value of denvative 22 (74) (622)
Currentl tax labilites {3,162) (3,205)
Total current habilties {15,663) (24 201}
Net current (habilhes)/assets {10,005) 10 187
Non-current liabtiities
Non-current tax liabiliues (1,318) (3907)
Financial habilities — borrowings 21 (140,537) (176 475)
Total non-current habilities (141,855) (180,382)
Total habilities (157,518) (204,583)
Net assets 142,912 107,202
Shareholders’ equity
Called up share capital 26 13,290 13,287
Share prermum account 198 185
Other reserves 485 (63)
Retained earnings 128,939 93,783
Total equity 142,912 107,202
Net assets per share 269p 202p

Approved by the Board

6&@@\47@

E M ZIFF

Chairman and Chief Executive

14 September 2010

Finance Director
14 September 2010
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Consolidated statement of changes in equity

as al 30 June 2010

Share Capital
Share premlum Hedging redemption Retained Total
capital account reserva’ reserve' earnings equity
£'000 £'000 £'000 £'000 £'000 £'000
Balance at 1 July 2008 13,287 i85 158 559 208,822 223,011
Loss for the year — — — — (111,564) {111,564)
Other caomprehensive expense
Revaluation losses on cash flow hedge — — (780) — — (780)
Revalualion losses on other investments — — — — (2,269) (2,268)
Total comprehensive expense for the year ended 30 June 2009 — — (780) — {113,833) (114613)
Other adjustments — — — — B 8
Reversal of histonc loss on revaluation of investments
recognised in [oss for year — — — — 3,130 3,130
Final dwvidend relating to the year ended 30 June 2008
paid in December 2008 — — — — {2 870 (2 870y
Intenm dividend relating to the year ended 30 June 2009
paid In June 2009 — — — — (1 462) (1462}
— - — — (i.196) (1196}
Balance at 30 June 2009 13287 185 622} 559 93,793 107,202
Balance at 1 July 2009 13 287 185 (622) 558 83,793 107,202
Profit for the year — — — — 39 568 38,568
Other comprehensive Inccme
Revaluation gains on cash fiow hedge — — 548 — — 548
Revaluation gains on other investments — — —= — 50 50
Total comprehensive income for the period
ended 30 June 2010 — —_ 548 — 39,618 40,166
Issued on take up of share opticns 3 13 — — — 16
Other adjustmenis — — — — 3 3
Final dvidend refating 1o the year ended 30 June 2008 paid
in December 2009 — — — — (2 870) {2,870
Intenm dnadend refaung to the year ended 30 June 2010 paid
in March 2010 — — — — (1.6085) (1 605)
3 13 — — (4,472) (4,456}
Balance at 30 June 2010 13,290 198 (74) 559 128,939 142,912

! Other reservas on the Balance Sheel consist of hegging reserve and capital redemption reserve in the table above
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Consolidated cash flow statement
for the year ended 30 June 2010

Financial Statements

2010 2000 resta ed
Nates £000 £000 £000 £000
Cash flows from operating activities
Cash generated from operations 27 13,575 14918
Interest paicd (7,782) (11 023)
Interest receved 9 54
Tax received —_ 13
Nel cash generaled from operaling activities 5,802 3972
Cash flows from investing activities
Purchases and refurbrshrnent of investment properties {4,919) (10,614)
Property development (105) (847)
Purchases of plant and equipment (196} 412)
REIT entry charge instalment paymenl (2,359) (2,858)
Proceeds from sale of nvestment properties 22857 47,023
Proceeds from sale of shares n joint venture — 3,368
Proceeds from sale of developmeni property 161 —
Proceeds from sale of machinery, plant and equipment 19 197
Proceeds from sale of investments — 716
Dwidends recenved from jont veniure 100 100
(Increased)/repayment of loan to jont ventures {586) 9,153
Net cash generated from investing actviies 14,772 46 226
Cash flows from financing activilies
Proceeds fromissue of share capital 16 —
Proceeds from other non-curtent borrewings 8,000 —
Repayrment of other non-current borrowings - (31 000)
Release/{restnclion) of cash held against debeniure 19 18,825 (18 825)
Re-purchase of debenture siock {35,043) _—
Dividends paid to sharsholders {4,475) (4 334)
Net cash used in inancing aclvities {12,677) (54 159)
Net increase/(decrease) in cash and cash equivalents 7,897 (3.961)
Cash and cash equivdlents at 1 July (8,681) (4 720)
Cash and cash equivalents at 30 June 21 (784) {8.681)

The Cash Flow Siatement should be read in conunction with Note 27
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Notes to the consolidated accounts

1 Accounting policies
The pancipal accouniing pelicies adopted 1 the preparation of these Consolidated Financial Statements are sel cul below These policies
have been censisiently apglied (o all the years presented, unltess olherwise stated

Town Centre Secunties PLC {"the Company”) 1s a public Imited company domiciled inthe United Kingdom Its shares are listed on the
London Stock Exchange  The Consolidated Financial Staterments of the Cornpany for the year ended 30 June 2010 compnse the Company and (ts
subsidianes (together refered (o as the "Group ) The address of iis registered office 1s Town Centre House The Memon Cerire Leeds LS2 8LY

Basis of preparation

Statement of compliance

The Consolidated Financial Statements of Town Centre Securnies PLC have been prepared in accordance with International Financial
Reporing Standards ('IFRSs”) as 1ssued by the Intemational Accounting Standards Board ("1ASB")

Income and cash flow statements

The Group presents ils Income Staternent by nature of expense The Group reports cash llows hom operating actvites using the indireci
meihod The acquisiions of nvesiment properiies are disclosed as cash flows from investing activites because this most appropnaely
reflects the Group's business actviies Cash flows from investing and inancing actvties are determined using the direct method

Preparation of the Consolidated Financial Statements
The Consolidated Financal Staiements have been prepared under the histoncal cost convention as modified by the revaluation of nvestment property

The preparation of financial statements in conformity with IFRSs regurres the use of certain cntical accounting estimates It alse reguires
management 10 exercise IIs judgement in the process of applying the Group's accounting pohcies Changes in assumptions may have
a significant impact or the Financial Statements in the pernod the assumplions changad Managemenl believes that the underlying
assumplions are approorate The areas nvolving a higher degree of jJudgement or comolexity or areas where assumptions and eslimates
are significant to the Consolidated Financial Staterents are disclosed in Note 2

At the date of authonsation of hese Consolidated Financial Statements, the following new standards and amendments to standards are
mandatory for the first ime for the financial year beginning 1 July 2008 but they have noi had a sigrificant impact on the Group or Camparny

= IAS 1 (revised) Presentation of Financral Statements’,
* IFRS 2 (amendment) ‘Share-based Payment’

+ IFRS 3 (revised) ‘Business Combimaticns and consequential amendments Lo 1AS 27 'Consolidated and Separate Financial Statements’,
IAS 28 Investments in Associates’, 1AS 31 'Interests m Joint Ventures' and IAS 38 {amendment) YIntangible Assets

= IFRS 7 ‘Financial Instruments — Disclosures” (amendment),
* IFRS 8 '‘Cperaiing Segments’, and
« JAS 23 (revised) ‘Borrowing Cosis

The following new interpretations are mandatory for the first ime for the financial year beginning 1 July 2009 but are not currentlly relevant
to the Group or Company

= IFRIC 13 ‘Customer Loyalty Programmes’,

« [FRIC 14 1AS 19 - The Limit on a Defined Benefit Asset Minimum Funding Requirements and ther Interaction’,
* IFRIC 15 ‘Agreements for the Construction of Real Estate’,

* IFRIC 16 "Hedges of a Net Investment in a Fareign Operation’

* IFRIC 17 "Distnbutions of Non-Cash Assets to Owners , and

» IFRIC 18 "Transfers of Assets from Customers’

The following new standards and amendments have been issued but are not effective for the financia! year beginning 1 July 2009 have not
keen adopted eary and are not expected o have a maienal impact on the Grougp or Company’s financiat statements

* |AS 1 (amendment) Presentaton of Financial Statements’,

= IAS 24 (amendment) Related Party Disclosures’,

= 1AS 32 (amendment} ‘Financial Instruments  Presentation on Classification or Rights Issues’
* IFRS 2 {amendments) 'Group Cash-setlled Share-based Payment Transaction  and

« IFRS 5 (amendment) ‘Non-current Assels Held for Sale and Discontinued Operations’
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Financlal Statements

1 Accounting policies continued

Basis of preparation continued

Preparation of the Consolidated Financial Statements continued

The Directors have reviewed the cash flow forecasls of the Group and the underying assumptions an which they are based The Group Accounts
include delals of bank and debeniure facities and of Inveslment properties al open market value The Group uses extemal valuers o determine the
valuz of properties and these values are used in the assessment of loan to value covenants compliance with which 1s reviewed on areguiar basis

The Group's business achiviies, togelher with the faclors Ikely ta affect its future development are sef out In the Chawman and Chief
Executive’s Statement and the Operaling and Financial Review in addition the Directors considered the Accounting Polices note which
includes the Company's objectives, polices and processes for managing fis capital 1ts financial nsk management objecives detalls of
its financial Instruments and hedging aciivities and s exposure 1 credit and lquidity nsk

The Board considers that it has adequate financial resources {as set out in Note 21)  tenants with appropnate leases and covenants and ‘
properties of sufficient qualty to enable 1t to conclude that 1t 1s well placed tc manage is business nsks 1N the current economic climate

The Directors have therefore concluded that the Company has adeguate resources 1o continue in operaticnal exstance for the foreseeanle

future and continug to adopt the geing concern basis of accounting In prepanng the Annual Financial Staterments

Consolidation

(a) Subsidianes

Subsidianes are ali entities over which the Group has the power 1o govern the financial and cperating pelicies generally accompanying

a shareholding of more than one hatf of the voing rights The existence and effect of poteniial votng rnghts that are currently exercisable
or convertible are considered when assessing whether the Group controls anciher entity Suosidianes are fully consoiidated from the date
on which control 1s transferred to the Group They are de-consoldated from the date that control ceases

The purchase meihod of accouniing s used to account for the acguisiuon of subsidianes by the Group The coslt of an acguisition 1s
measured as he far value of the assets given equity Instruments issued and llabilities incurred or assumed at the date of exchange plus
costs directly attnbutable to the acquisiion Identimable assets acquired and liabilities and conlingent lzbiliies assumed In & business
compnaion are measurad initially at ther farr values al the acquisttion date, imespective of the extent of any minornity nterest The excess of
the cost of acquisiion over the far value of the Group's share of the iIdentiiiable nat assets acquired 1§ recorded as goodwill If the cost of
acquisiion 1s less [han tha far value of the net assels of the subsidiary acquired the difference 1s recognised directly in the Income Stalement

Intercompany transactions balances and unrealised gans on transactions between Group companies are eliminated Unrealsed fosses
are also eliminated unless the fransaction provides evidence of an impairment of the asset ransferred Accounting colcies of subsidianes
have been changed where necessary o ensure consistency with the policies adopted by the Group

{b) Joint ventures
Ajoint veniure 15 a contractuat arrangement whereby the Group and other parties underiake an economic acivy that 1S subject to joint control

Investments 1n jomtly controlled entiies are accounted for using the equity method of accounting and ate inbially recognised at cost

The Group's shares of ts jointly controlled entiies  post-acquisition profits or losses are recegnised In ine Income Statement Investments
In joint veniwes are cared in ihe Balance Sheet at cost as adjusted by post-acquisiion changes in the Group's share of net assets of the
Jjointly conirolled entity less any impairment in the value of the investment

Unrealsed gains on transactions between ihe Group and its jaintly controlled entities are ebminated to the extent of the Group's inlerestin the jont
venture Accounting policies of jont ventures have been changed where necessary 10 ensure consisiency wih the policies adopted by lhe Grouo

Segment reporting
A business segment 1s a group of assets and operations engaged In providing products or senaces that are subject to nsks and retuns
that are different from those of other business segmeants

A geographical segment 1s engaged n provicing products or services within a particular economic envronment that 1s subject to nsks
and returns that are different from those of segments ogeratng N olher economic environments

The Group cperaies In two business segments comprnsing property invesiment and development and car park operations
The Group s operalions are performed wholly n the United Kingdom

The cheef operatng decision-maker has been identfied as the Board The Board reviews the Group’s internal reporting in order 1o assess
performance and allocate resources Management has determined the operanng segmenis based on these reports

Foreign currency translation

Functional and prasentation currency

Itemns includied in the Consolidaied Finangial Staternents of each of the Group's entities are measured vsing the cuirency o the primary
economic envirgnment n which the enuty operates (ihe funchonal currency) The Consolidated Financial Staterments are presenied in
Stering which s the Group's functional and preseniational currency

Investment properties

Investment property comprises lreehold land and freehold bulldings  This compnses manly retail unils, oflices and operational car parks
and is measured inially at cost, ncluding related ransaction costs These are held as investmenits {0 eam rental ncome and for capital
apprecialion and are stated at lar value at the balance sheet daie
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Notes to the consolidated accounts continued

1 Accounting policies continued

Investment properties conttnued

After inibal recognifon investment property 1s camed at far value, based on market values Itis then determined annually by independent extemal
valuers or held at Directors valuation If appropnate The surplus or deficit ansing from these valuations 1s included in the Income Statement Whien an
exsing wvestment property 1s redeveloped for continued fulure use as an invesiment propery, 4 1emams annvesiment property whilst in developrent

The far value of Investrment property reflects, among other things rental ncome from current leases and assumpticns about rertal Income
from future leases in ight of current market conditions

Subsequent expenditure s added to the asset s cammying amount only when 1t 1s probacle that future economic benelits associated with the
item will flow to the Group and the cosl of the itemn can be measured reliably All other reparrs and mantenance costs are charged to the
Income Statement dunng the financ:al perod n which they are ncurred

Property that 1s being constiucied or developed for future use as an investment property 1S classified as property, plant and equicment and stated at
cost until construction or development is complete, at which time 1t is reclassiied at fair value and subsequently acoounted for as investment propery

The gan or loss ansing cn the disposal of Investment properties 1s determined as the difference between the nel sale proceeds and the
carrying value of the assel at the beginning of the oenod and 1s recognised i the Income Statement of the period dunng which the sals
becomes unconditicnal In circumstances where the exchange of contracts and the completion of the disposal fall on either side of the

balance sheet date, the asset Is re-classified as a current asset in the Balance Sheet

Property, plant and equipment
(a) Development property
Development properties are stated at cost Costincludes expenciture thai s direclly aitibuiabile 1o e acquistion of the assels

Subsequent expenditure is Included I the asset's carying amount or recognised as a separate assel, as approprate, only when 1t 1s
praobable that future economic benehis associated with the item will flow to the Group and the cost of the item can be measured reliably
Other repair and maintenance expendilures are charged (0 the Income Staternent dunng the financial pened in which they are incurred

Interest iIncurred on developrment projects Is only capitalised on all qualfying assets that are large new bulld developments and major
refurbishments to the extent that they are capital In nature A properly ceases to be treated as being in the course of development when
substantaily all the activities that are necessary 1o prepare the property for use are complete

Once a development property becomes Income generaling 111s ansferred at 1arr value, to Investment properties
Freehcld land held for development 1s not depreciated

(b} Plant and equ'prment

Plant and equipment are shown at fustoncal cost less depreciation and provision for imparrment Histone cosl includes expendiiure that
1s directly attnbutable to the acquisiion of the tiems Depreciation 1s calculated on a straight line basis at rates appropnate 1o wiite off
individual assets over ther estimated useful Ives of between three and ten years

The assets’ residual values and useful lives are reviewed and adjusted f appropnate at each talance sheel dale An asset's camying amount
1S wrilten down immediately (o its recoverabie amount f the asset’s carrying amount 1S greater than its estmated recoverable amount

Gains and lcsses on disposals are determined by companng the disposal proceeds with the carying amount and are included In the
Income Statement

Impairment of assets

Assets other than investment properties are reviewed for mparment whenaver events of changes in crcurnstances indicate that the
carying amount may not be recoverable An impairment loss 1s recognised for the amount by wihich the asset’s carrying amount exceeds
Its recoverable amount The recoverable amount s the higher of any asset’s fair value less costs to sell and value in use For the purposes of
assessing impairment assets are grouped al the lowest levels for which there are separaiely dentifiable cash flows (cash-generating units)

Investments
The Group classifies its Iisted iInvestments as avalable-lor-sale financial assets

Avalable-for-sale financlal assets are non-denvalives that are either designated in this category or net classiied in any of the other categores
They are included In non-current assets unless management intends to dispese of the INvestment within welve months of the balance sheet date

Purchases and sales of Investments are recognised on the Irade date which 1s the date the Group commits to purchase or sell the asset
investmenls are Intally recognised at far value plus transaction costs Investments are derecognised when the nghts {o receve cash flows
from the Investments have expired or have been transferred anc the Group has transfered substantially all sks and rewards of ownership
Avallable-for-sale fnancial assets are subsequently carmed at far value The far values of Isted investments are based on current bid prces
Unrealised gans and losses ansing from changes in the farr value of secunties classified as avallable-for-sate are recognised in equity When
secunties classified as avalable-for-sale are sold the accumulated far value adustments are included in the Income Statement as gains and
losses from investment secunties

Drrdends on available-for-sale equity nstruments are recognised inthe Income Statement when the Group's nght to receve payment 1s establishad
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Financial Statements

1 Accounting policies continued

Investments continued

The Group assesses at each balance sheet date whether there 1s objective evidence that a financial asset cr a group of financial assets

15 mparred [n the case of equity secunties classified as avalable-for-sale a significant or prolonged decline in the far value of the security
below its costis considered In determining whether the secunties are impared If any such evidencs exists for avalable-for-sale financiat
assets the curmulative loss — measured as the difference between the acquisiion cost and the current far value less any imparment loss
on that financial asset previously recognised In profit or loss —1s removed from equity and recognised in the Income Staternent

Operating leases

(a) A Group company I1s the lessee

Leases where the lessor retaing a significant portion of the nsks and rewards of ownership are classified as operating leases Payments
made under operaling leases (net of any Incentives received from the lessor) are charged (o the Income Statement on a slraight ing basis
over the perod o the lease

{b) A Group company 1s the lessor
Properties leased to third parties under operating leases are included in investment property in the Balance Sheet

Unamoertised tenant lease incentives
Leasehold incentives given 1o tenants on entenng preoerty leases are currently recognised as unamertised lease incentives on the
Balance Sheet and are amortised to the Income Statement over the term of the lease

Trade receivables

Trade recevables are recognised inibally at far value and are subsequently measured less provision for imparment A provision for
imparment of trade recevables is established when there is objective evidence that the Group will not oe able to collect all amounts due
according to the oniginal terms of the recevables concerned The amount of the provision 1s reccgnised in the Income Statement

Held-for-sale assets
Held-for-sale assets are investment croperties which are designated as avallable-for-sale and not recagnised m any of the calegories above

Held-orsale assets are held at far value and are derecognised when the Group has transfermed sucstantially al the nsks and rewards of ownership

Cash and cash equivalents

Cash and cash eguivalents are camed in the Balance Sheet at cost Cash and cash eguivalents compnse cash in hand deposits held
at call with banks, other short-term, highly liguid investrments with onginal matunties of three months or less and bank overdralls Bank
overdrafts are included within borrowings N current labiliies on the Balance Sheet

Share capital
Ordinary shares are classified as equity Incremental costs direcily attnbutable to the 1ssue of new shares or options are shown in equity
as a deduclicn net of tax from the proceeds

Borrowings
Borrowings are recognised net of transacion costs incurred Debt finance costs are amortised based on the effective interest rate

Borrowings are classified as current labilities unless tne Group has an uncondiional right to defer settlement of the lability for at least
twelve months after the balance sheet date

Denvative financial instruments (denvatives) and hedge accounting
The Group uses Interesl rate swaps to help manage its interest raie nsk In accordance with its treasury policy, the Group does not hold or
1Issue dernvatives for trading purposes

The Group documents at the inception of the transaction the relationship between hedging nstruments and hedged items as well as is
nsk management ohjectves and strategy for undertaking vanous hedging ransactions The Group also documents its assessment, both at
hedge inception and on an ongoing basis of whether the denvaives that are used in hedging transactons are highly effective in offseting
changes in far value cr cash flows of hedged ttems

Al denvatives are initally recogrised at far value at the dale the denvative 1s entered into and are subseguently remeasured al far value
The far value of Interest rate swaps 1s based on broker gquotes

The method of recognising the resuling gan or loss depends on whether the denvative 1s designated as & hedging instrument

Cash flow hedges

Where a denvative 1s designated as a hedge of the vanability of a highly probable forecast transaction 1e an interest payment the element
of the gain or loss on the dernvative that 1s an effeciive hedge 1s recognised directly in equity When the forecast transaction subsequently
results in the recognition of a financial asset or a financial lability the associated gans or losses that were recognised directly in equity are
reclagsified into the Income Statement In the same period or penods dunng which the asset acquired or lability assumed affects the
Income Statement, e when inlerest Income or expense 1s recagnised
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Notes to the consolidated accounts continued

1. Accounting policles continued
Taxation
The tax charge In the Income Slatemeni comprises tax currenty payable

Town Centre Secunties PLC elected for group Real Estate Investment Trust ('RET”) status with effect from 2 October 2007 As aresult the Group
no lenger pays United Kingdom corporation tax on the profits and gans from its qualifying rental business in the United Kingdom provided it
meets ceran conditions Non-qualiying profits and gains of the Group continue 1o be subject to cerporation tax as normal On entenng the RET
regme an entry charge equal lo 2% of the aggregate marke! value of the properties assocated with the qualiiving rental business was payable
Deferred tax accrued at the date of conversion in respect of the assets and lizbiities of the qualifying renial business was released to the
Income Statement as (he relevant tempoerary differences are no longer taxable on reversal

In respect of non-gqualifying actvities and related profits gans and losses

(&) Deferred income tax

Delerred income tax 1s provided m full using the lakbility method, on temporary differences ansing between the tax bases of assets and
habilites and ther carrying amounts in the Consolidated Financial Statements However no provision for deferred tax 1s made for temporary
timing differences ansing on the intal racognition cf assets or labiites that aifect neither accounting nor taxable profit or less Deferred tax
IS determined using tax rates (and taws) that have been enacted or substantially enacted by the balance sheet date and are expected to
apply when the related deferred ncome tax asset 1s realised or the deferred income tax labiity 1s setiled

Deferred iIncome tax assels are recognised 1o the extent that its probable that future taxable profit will be avalable aganst which the
tempoerary dfferences can be uthsed Deferred tax assets and habiities are offset when they relate to Income taxes levied by the same
taxation authonty and the Group 1s entitled to settle Its current tax assets and liabilities on a net basis

{b) Current tax
The charge for current tax 15 based on the results lor the penod as adjusted for items which are non-assessabie or disallowed It s
calcutated using rates of tax that have been enacted by the balance sheet date

Employee benefits

(a) Pension arrangements

The Group operates defined contrbution arrangaments for all eligible Directors and employees A defined contribution plan 1s a pension
plan under which the Group pays contribulions INlo a pavate or publicly administered pension insurance plan Penston costs are charged
to the Income Statement in the period when they fall due Pre-paid contrbutions are recognised as an asset to the extent that a cash
refund or a recuction In future payments 1s avallable

(b) Share-based compensation

Share options granted before 7 November 2002

In accordance with IFRS 2 no expense i1s recognised in respect of these cotions The shares are recognised when the oplions are
exercised and the proceeds received are allocated between share capital and share premiurm

Share ophons granted after 7 November 2002 and vested after T July 2004
The Group operaies eguity-setiled, share-based compensation plans The far value of the employee services received In exchange for the
grant of the options 1s recognised as an expense In the Income Statement over the vesting penod of the options

The far value of employee share option plans 1s calculated using the Black-Scholes pricing model At each balance sheet date, the Group
revises Its estmale of the number of options that are expecied 1o become exercisable It recognises the impact of the revision of onginal
estmates, f any n the Income Statement with a corresponding adiustiment to equity

The proceeds receved net of any directly attnbutable transaction costs are credited to share capital {nominal value) and share premium
when the options are exercised

Non-recurring items
Significant transactons which occur outside the normal scope of business are classified as non-recuring 1tems

Revenue recognition
(a) Rental Income
Revenue compnses the farr value of rental Incorme and management charges from properties (net of value added tax)

This Income 1s recognised as it falls due in accordance with the iease to which it relates Any lease incentives are spread evenly acress
the penod cf the lease

(o) Car park income
Contract car park Income 1s recognised as it falls due in accordance with the contract to which 1t relates  Dally car park income 1s
recognised when recewved

{c} Interest ncome
Interest Income on any short-term deposits 1s recognised In the Income Statement as It accrues

(d) Other tncome
Other ncome Includes dmdend income which 1s recognised when the nght to payment Is established and surmender premiums or lease
assignments receved from outgong tenants pror to the termination of ther lease

40 ‘ Town Centre Securities PLC
Annual report and accounts 2010



Financial Statements

1. Accounting policies continued

Revenue recognition continued

{e} Service charge Income

Service charge income receivable from tenants relaing to management fees 1s credited to gross income 1N the Income Statement and
recognised in ine with the underlying conlractual arrangement, 1 when the income falls due

Dividend distribution
Cwidend distnbution to the Company’s shareholders s recogrised in the Group s Financial Statemenls In 1he perod in which the dividends
are paid

Financial nsk management
The Group's actvities expose It 1o & vanety of financial nsks credit nsk, iquidity nsk cash flow and far value interest rate nsk, capital nsk and price nsk

(a) Credit nsk

The Group has no significant concentrations of credit nsk It has policies in place to ensure that renial contracts are made with cusiomers
with an appropnate credit history The Group has policies that imit the amount of credit exposure to any financtal institution The Group has
no significant concentration of credit nsk as exposure 15 spread over a large number of counter parties and tenants

{b) Liguicity nsk

Prudent hquidity nsk management implies masntaining sufficient cash and marketable secunties the avalabihiy of funding through an
adequate amount of committed credit facilities and the abifity 1o close out market posiions Due to the dynamic nature of the underlying
businesses Group treasury pohicy ams to maintan fiexibility in funding by keeping commitied credit lines avaiable

{c) Cash flow and fair value interest rate nsk
Tne Group has ne significant interest beanng assets Borrowings 1ssued at vanable raies expose the Group to cash flow interest rate nsk

The Group takes on exposure to the effects of fluctuations In the prevailing levels of market interest rates onits inancial pestion and cash flows
Interest casis may ncrease as a result of such changes They may reduce or creale losses in the event that unexpected movemenls anse

The Group coniinually reviews interest rates and interest rate nsk and has a policy of monitoning the cosls and benefits of Interest rate frang
Instruments with a view to hedging exposure to inierest rale nsk on a regular basis

The Group's interest rale swap fxing £40m of borrowings at 6 44% inclusive of margin, expired on 18 October 2009 The hedge was
deemed highly eifeclive based on a calcutation apotying the nterest rate change (o ine vanable rale borowings net of Interest rate swaps
penodically throughout the year

Al 30 June 2010 75 6% (2009 100%) of the Group s borrowings were protected againsi the future interest rate velatiity either through fixed
rate borrowings or by using interest rate swaps 1o protect floating rate borowings

(d) Capital nsk
The Group's objective In managing capiial 1s 1o maintain a strong capilal base to support current aperations and planned growth and to
provide for an appropnaie level of dvidend payments (0 shareholders

The Group 1s not subject 1o exernal regulatory capital reguirements

(e) Price nsk
Current asset invesiments are subject 10 price nsk as a result of fluctuations in the market The Group imits the amount of exposure by
continually assessing the performance of these investments

2 Critical accounting estimates and judgements

The Group makes estimaies and assumptions concerning the future The resulting accounting estimates wili by definion seldom equal
the related actual results The estimales and assumptions that have a sigrificant nsk of causing a matenal adjusiment to the carying
amounts of assels and habilites within the next inancial year are discussed below

Fair value of investment properties
Investiment properties are revalued at far value by Independent external valuers Jones Lang LaSalte and CB Richard Elis each year at
30 June Other investment properties are revalued at farr value by the Drectors

The valuaticns are based on the apphcation of RICS Practice Statements and take into account evidence of market values of similar
properties and the lelings obiained on the properties

fncome taxes

Some of the Group's operalions are subject to ncome 1axes in the United Kingdom  Significant estimates are required in determining the
provision for Income taxes Tnere are some transactions and catculatons for which the ulimate tax determination 1s uncertain The Group
recognises latihtes for anticipated quenes by the tax authonties based on estimales of whether addiional taxes will be due Where the
final tax ouicome of these matters s different for the amounts that were initally recorded, such differences will impact the income ax
and deferred tax provisions In the percd in which such determination 1S made
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Notes to the consolidated accounts continued

3 Segmental information

The chief operaung decision-maker has been identified as the Board The Board reviews the Group s internal reporting in order (0 assess
performance and allocate resources Management has determined the cperating segments based on these reports

Segment assets

2010 2008
£000 £000
Property rental 286,510 298,427
Car park operations 13,920 13 358
300,430 311,785
Segment liabilittes
2010 2003
£000 £000
Property rental 160,455 205,762
Car park operations* (2,937) (1179)
157,518 204,583
*The car park business had positive cash balances which reduced Group bank barrowings to the Consolidated Balance Sheet figure
Segmental resulits
2010 2009
Property Car park Property Cer park
rental operations Total rental ooerators Tctal
£000 £000 £000 £000 £000 £000
Gross revenue 18,211 4,740 22,951 22577 4,709 27 286
Properly expenses (2,249) (2,016) (4,265) (1.713) {1,994) (3707}
Net revenue 15,962 2,724 18,686 20,864 2,715 23,578
Adminisiralive expenses (5,928) (170)  (6,098) {5,686} (58) (5 744)
Other ncome 796 —_ 796 501 — 501
Property valuation movement 24,896 500 25,396 (104 995) (2,738} (107,733)
Profi on disposal of shares n jort venture — — - — 860 880
Other exceptional items 8,621 —_ 8,621 (12,531) —  (12,531)
Operating profit/(loss) 44,347 3,054 47,401 (101 847) 779 (101,068)
Finance income 62 - 62 234 69 303
Finance costs (7,615) — (7,615) (11012 — {11019
Share of post tax (losses)/prolits fram joint ventures (553) _ {553) (850) 15 (835)
Profit/(loss) befors taxation 36,241 3054 39,285 (113.475) 863 (i12612)
Taxaton credit/(charge) 153 120 273 1097 (49) 1,048
Profit/(loss) for the year 36,394 3,174 39,568 (112,378) 814  (111,564)
4. Gross revenue
2010 2009
£000 £000
Rental Income from investment properties 18,211 22,577
Income from car park actmties 4,740 4,709
22,951 27 286
5 Property expenses
2010 2000
£000 £000
Car park expenses 1,970 1892
Depreciation 46 102
Other 2,249 1634
Non-recurnng tems
- Exceptional lease premiums paid — 353
- Release of provision for vaid costs ansing from ienant administration — (274)
4,265 3707
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6 Administrative expenses

2010 2009
£000 £000
Remuneration 3,143 3824
Depreciation 92 137
Chartakcle donations 53 258
Cther 1,217 1,525
Non-recurnng items
- Exceptional pension contribution 1,365 —
- Staff severance costs 228 —

6,098 5,744

Tne Incorne Statement charge for share-based payments in accordance with IFRS 2 1s not matenal

7 Services provided by the Group’s external auditor
Dunng the year the Group obtaned the following servces from the Group's auditor at costs as detalled below

2010 2009
£000 £000

Audit senaces
— Fees payable to the Group audior for the audit of the Consaohdated

Financial Staterments (Company — 2010 £22,600, 2009 £24,500) 35 42
Fees payable 1o the Group's auditor and 11s associates for other semvices
Audit of the Company s subsidianes pursuant to legislation 5 7
Other serces relating 1o taxation
— Compliance 51 51
- Advisory 54 133
— Adjusiment relating to prior years (53) —
All olher services —_ 2
Total other services 57 193
Total auditor's remuneralion 92 235

In acidiion to the above services the Group's auditor acted as auditor to the staff pension plan The aggregate fees paid to the Group's
audnior for audit services 1o the pension scheme during the year was £3 350 (2009 £3 000)

8 Employee benefits

2010 2009

£000 £000
Wages and salanes {including Drrectors’ emcluments and severance costs) 2,866 2798
Social secunty costs 268 378
Other pension costs 1,602 £48

4,736 3824

Employee benefils delaled above are charged to the Income Statement through administrative expenses and include equity-based
rermuneration as disclosed in Note 6 to these Accounts

Disclosures required by the Companies Act 2006 on Directors’ remuneration, including salanes, share opiions, pension conlnbutions
and pension entitlement are included on pages 26 to 29 1n the Directors Remuneration Report and form part of these Consalidated
Financial Statements

The average monthly number of administration staff ernployed dunng the year was 98 (2009 104)

The Group operates pension arangements for the benefit of all eligible Directors and employees which are defined contribution
arangements The assets of the arrangements are held separately from those of the Group n Independently administered funds

Included in other pension costs Is an exceptional charge of £1 4m in respect of the agreement with cerain of the Directors to end the
Company's defined contrbution arrangement which had targeted a pension of two thirds of final salary The Company will now contrbute
a fixed percentage of salary for all eligible Directors
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9 Other income

2010 2009
£000 £000
Caommission receved 130 123
Divdends receved 16 35
Management fees recevable 228 162
Dilapidations receipts and income relanng to lease premiums 325 72
Other 97 109
796 501
10 Finance costs/{income)
2010 2009
£000 £000
Interest expense
Interest and amortisaticn of debenture loan stock 5,966 8078
Interest payable on bank borrowings 1,370 3,281
Interest capialised (2009 6 625%) — B77)
Interest payable on corparaion tax 56 79
Cther finance cosls 223 251
Total finance costs 7,615 11.012
Interest Income
Interest Income on foan to jont venture (53) (239}
Other interest recevable (9) (64)
Total finance Income (62) (303)
11, Taxation
2010 2009
£000 £000
Analysis of tax credit in penod
Current tax
— Current year — 170
— Adjustment In respect of previous years (273) (1.218)*
Total taxation (273)  (1.048)

* Of the total 2009 adjustment, £1,012,000 relates to the release of tax provisions made 1 previous years

Taxation for the penod 1s lower (2008 higher) than the standard rate of corporation taxin the Urited Kingdom of 28% The differences are

explained befow

2010 2009
£000 £000
Profit/(loss) on ordinary activiies belfore tax 39,295 (112,612)
Profit/{loss) on crdinary actvities multiphed by rate of coporation tax in the United Kingaom ot 28% (2009 28%) 11,003 (31531
Eftects of
Adjustments to tax In respect of prior year (273) (1.218)
Losses niot utlsed in year —_ 670
Utlhsation of brought forward losses (1,854) —
United Kingdom REIT tax exemption on net income before revaluations (2,193) 628
United Kingdom REIT tax exemption on revaluations (7,111) 30165
Profit on joint ventures already taxed/losses not utiised 155 238
Total taxation {273) (1048)
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11 Taxation continued

Financial Statements

Town Centre Secunties PLC elected for group REIT status wath effect from 2 October 2007 As a result lne Group no longer pays United
Kingdom corporation tax on the profits and gains from its gualfying rental business in the United Kingdom provided it meets certan
conditions Non-gualfying profits and gains of the Group continug o be subject to corparation ax as normal On entering the REIT regime
an entry charge equal 1o 2% of the aggregale markel value of the properties associated witn the qualing rental business was payable
Deferred tax accrued at the date of conversion in respect of the asssts and labilities of the qualifying rental business was released to the

Income Statement as the relevant temporary differences are no longer taxable on reversal

12 Dividends
2010 2000
£000 £000
2008 final paid 5 4p per 25p share — 2,870
2009 intenm paid 2 75p per 25p share —_ 1,462
2008 hinal pad 5 4p per 25p share 2,870 —
2010 intenm pad 3 02p per 25p share 1,605 —_
4,475 4332

The Directars are proposing a final dividend in respect of the financiat year ended 30 June 2010 of 7 34p per share, which will absoro
an estimatea £3 902 000 of sharehaolders’ funds This dividend will compnise an ordinary dividend of O 11p per share and a Property
Income Cistnbution ("PID") of 7 23p per share and will be paid on 5 January 2011 1o shareholders who are on the Register of Members

on 10 December 2010

13 Underlying profit

To assisl shareholders in understanding the underlying resulls and compare to those resuiis IN previous accountng penods, adustments

made 10 profit/{lcss) belore taxation are

2010 2009

£000 £000
Profit/{loss) before 1axation 39,295 (112,612)
Less valuation moverment on iInvestment properties (25,441) 106,113
Less profit on repurchase of debeniure stock (8,956) -—
Less prafit on disposal of other fixed assels (3) (21)
Less profit on dispesal of shares injoint venture _ (860)
Less release of provision for tenant adminustration - (274)
Add exceptional penston cantnibuton 1,365 —
Add revaluation deficit — joint ventures 726 Q27
Add loss on disposal of Investment propenies 338 9178
Add staff severance cosis 228 —
Add imparment loss on valuation of development property 45 1620
Add lax on joint venluwres 22 30
Add loss on disposal of hsted invesiments —_ 3,374
Add exceplonal surrender pramium -_ 353
Underlying profit 7,619 71,828
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14 Earmings per share (“EPS™)

2010 2009
Welghted Weighted
average average (Less,y/
number of Earnings (Loss)/ number Hf eamnings
Earnings shares per share carrings shares per share
£000 aoo Pence £000 Q0o Pence
Basic EPS

Eamings/(loss) and earmnings/(loss) per share 39,568 53,055 746 (111564} 53,082 (2103

Effect of dilutive securities
Options —_ 6 -— -— 4 —
Diluted EPS 39,568 53,061 74.6 (111,564) 53 066 (210 2)
Basic EPS 39,568 53,055 746 (111,564) 53,0862 (210 3)
Release of exceptional tax provision relating to pnor years — — —_ {1.012) — (19
Loss on digposal of properties 338 — 0.6 9178 — 173
Loss on disposal of Iisted investments — —_ —_ 3,374 — 64
Prolit on repurchase of debenlture stock (8,956) — (16.9) — — —
Exceptional pension contrioution 1,365 — 26 — — —
Profit on disposal of shares in joint venture —_ —_ — (860) — (16)
Valuation movement on invesiment properties (25,441) — {480) 106113 — 2000
lmparment loss on development properties 45 —_ 01 1 620 — 30
Revaiuation movernent on Investment propenies In joint veniures 726 —_ 14 927 — 17
Exceptional surrender prerniurm —_ —_ — 353 — o7
Release of prowision for tenant administration — -_— — (274) — (05)
Stalf severance costs 228 — 0.4 — — —
Underlying EPS 7,873 53,055 14.8 7,855 53062 148
Diluted EPS 39,568 53,061 746 {111 5684) 53,066 2102
Release of exceptional tax provision relating to prior years —_ — — 1012 — {19
Loss on disposal of propertics 338 — 06 9,178 — 173
Loss on disposal of hsted investments — - — 3,374 — 63
Profit on repurchase of debenture stock (8,956) — (16 9) — — —
Exceptional pension contribution 1,365 —_ 2.6 — — —
Profit on disposal of shares In joint venture —_— — — (860) — (i 6)
Valuation movement cn nvestment properties (25,441) — {47.9) 106,113 — 2000
impairment loss on development properties 45 _— 01 i 620 — 30
Revaluaton movement on INnvestment properties In joint ventures 726 — 14 827 — 17
Exceptional surrender premium — — — 353 — Q7
Release of provision for tenant administration — — — (274) — 05
Staff severance costs 228 — 04 — — —
Diluted underlymg_; EPS 7,873 53,061 14.8 7,855 53,068 148

Underlying earmings and earnings per share have been disclosed in order that the effects of disposal losses, revaluation movements

and non-recurmng items can be {ully appreciated

Basic eamings per share 15 calculated by divding the samings altrbutable to ordinary shareholders by the weighted average number
ol ardinary shares i issue during the year, excluding those held in the employee share rust which are treated as cancellad

For diluted earnings per share, the weighied average number of ordinary shares in 1ssue s adjusted to assume conversion of all diutive
potential ordinary shares  The Group has three classes of dilutive potential ordinary shares those under the Executive Share Cplion FPlan,

the Share Incentive Plan and the Save As You Earn Scheme
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15. Tangible fixed assets
(a) Investment properties

Financial Statements

Long

Freeheld leaserole Tonzt

£000 £000 £O00

Valuation at 1 July 2008 402 716 19697 422,413
Investment property refurbishment 9,866 169 10,135
Disposals {(55,345) {856)  (56,201)
Decrease in value on revaluation (102 622) (3.490) (106 112)
Transfer to non-current assets held for sale (11 700) — (11 700)
Valuation at 30 June 2009 243015 16520 258,535
Valuation at 1 July 2009 243015 15520 258,535
Investment property refurtishment 2247 — 2,247
Additions 1,832 — 1832
Disposals {11,295) — {11295
Increase/(decrease) in value on revaluation 25991 {550) 25,441
Valuation at 30 June 2010 261,790 14970 276,760

Certain investment properties ncluding operational car parks have been revalued as at 30 June 2010 on the basis of open market value
by Jones Lang LaSalle and CB Richard Ellis at £272 460,000 (2009 £265,905,000) in accordance with the Royal Institution of Charlered
Surveyors Appraisal and Investment Manuat Certain other freehold properiies have been valued at £4,300,000 by the Directors

(2008 £4 330,000}

The Directors’ valuation of residential property acguired for potential development and industrial property 1s supporied by market evidence

avalable as at 30 June 2010

Invastiment properties are analysed as follows

2010 2009
£000 £000
Investment property (externally valued) 272,460 285905
Less externally valued properties transferred to current assels —_ {11 700)
Residential property acquired for potential cevelopment 3,804 3804
Industrial property 496 526
276,760 258,535

(b) Development properties
£000
Costat 1 July 2008 15715
Additions 294
Impairment {1620)
Cost at 30 June 2009 14,389
Cost at 1 July 2009 14 388
Additions 42
Disposals {167}
Imparrment (45)
Transfer to non-curent assets held {or sale (892)
Cost at 30 June 2010 13,333

The Directors have considered the valuation of development properties in light of current market condiions and have laken an impanment

where market value 1s considered lower than cost
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15 Tangible fixed assets continued
(c) Fixtures, equipment and motor vehicles

Accumulated
Cost  deprecaton
£000 £000
Al 1 July 2008 2,455 1,812
Additions 412 —
Disposals (431) (265)
Deprecialion — 244
Al 30 June 2009 2,436 1 801
Net book valug at 30 June 2009 635
AL 1 July 2009 2,436 1807
Addnmons 196 —
Disposals (45) (30}
Depreciation — 146
At 30 June 2010 2,587 1,917
Net book value at 30 June 2010 670

The nat book value of property plant and equpment ncludes £nil (2009 £0 7m) in respect o borowing costs capitaiised dunng the year (Note 10}

16. Investments in joint ventures

2010 2009
£000 £000
Interest in joint ventures
Opening balance
Net assets 659 4,100
Loans 1,903 11 056
2,562 15,156
Shares disposed of In year — {2.508)
Share of Iosses after tax (553) (835)
Dwidend paid in year {100) (100)
Loan movement In year 586 (€ 153)
At 30 June 2010
Total investment 2,495 2562
The Group's share of the joint veniures’ net assets are as stated below
2010 2009
£000 £000
Long-term assets 8,189 5,482
Current assets 560 306
Current habilites (3,103) (1 278)
Long-term labilites (3,151) (1 950)
Group's share of jont ventures' net assets 2,495 2,562
The Group's share of the jont ventures’ post tax losses are as stated below
2010 2003
£000 £000
Income 1,164 422
Expenses {970) (300)
Tax {22) (30)
172 92
Decrease in revaluation of investment properties (725) (827}
Share of post 1ax logses from joint ventures (653) (835)

The results of the joint ventures have been included in the Group accounts based on the Financil Staterments drawn up for the year ended 30 June 2010
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16 Investments in joint ventures continued
The joint ventures have no significant contingent labilies to which the Group 1s exposed and nor has the Group any significant contingent
labiltes in relation toits interest in the joiNt ventures

The Group s joint ventures which are registered In England and operate in the United Kingdom are as follows

Proporicn

of ordinary

shares Feld
% Actvity
Dundonald Property Developments Limited 50  Property mvestment
Dundonald Property frvestments Limited 50 Property invesiment
Dundonald (Cumbernauld) Limited 50 Property invesiment
Buckley Properties {Leeds) Limited 50 Property investment

17. Current asset investmentis

2010 2009
£000 £000
AT Juty 2000 509 3730
Disposals — (952)
Increase/(decrease) in value of investments 50 (2 269)
At 30 June 2010 559 509
Listed investments, all of which are hsted on a recognised stock exchange, are stated at market value in the table above and have a
histonc cost of £1,058,536 (2009 £1,058,536)
The maximum expaosure to credit nsk at the reporting date 1s the far value of the current asset investments
18. Trade and other receivables
2010 2009
£000 £000
Trade receivables 3,412 4081
Less provision for imparment of receivables (588) (1588)
Trade recevables — nel 2,824 2493
Other recevables and prepayments 1,383 861
4,207 3354

The Directors consider that the camrying amount of net trade recevables approxmates therr farr value The credit nsk in respect of trade
recevables 1§ not concentrated as the Group has many tenants spread across a number of Industry sectors In addiion, the tenants’ rents
are payable in advance

As at 30 June 2010, nel rade receivables can be analysed as follows

Oulsige creal lenms oul nal imparec

Less Older

Within han One thar

creg ang lo wo twD

Total lerms month mMenins rronths

£000 £000 £C00 £000 £0C0

2010 2,824 2,590 123 109 2
2009 2,493 2227 89 77 100
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18. Trade and other receivables continued
Movements in the Group provisicn for impairment of trade recevables are as follows

2010 2009

£000 £000
At 1 July 2009 1,588 491
Provision for recevables imparment 159 1,258
Recevables written off as uncollectible (1,121) (145)
Unused amounts reversed (38) (17)
At 30 June 2010 (1:1:) 1588

The creatron and release of the provision for Impaired receivables have been included in gross revenue N the Income Statement

The ageing of the provision 1s as follows

Less QOlder

lhan One lhan

one o wo two

Tonal menih momhs months

£000 £000 £000 £000

2010 588 11 24 553
2009 1,688 11 108 1369

The decrease compared 1o the prar year relates predominantly to writing off the debt of 2 tenant in adminisiration As at 30 June 2009
the provision agamnst this particutar debt was £1 1m

The only class within trade recewvables 1s rent recevable Other receivables do not contain imparred assets The maximum exposure
to credit nsk at the reporting date 1s the carrying value of trade recevables as mentioned above

The Group does not heold any matenal collateral as securty
In assessing whether trade recewvables are mparred, each debt 1s considered on an indwdual basis and provision 1s made based
on speciiic knowledge of each tenant together with consideration of appropnate economic market ndicators

19. Restricted cash
At 30 June 2009 £18 8m cash was held as secunty against the debenture, following the disposal of certain charged properties
Following the debenture stock re-purchase in August 2009 the funds were no longer restncted

20 Trade and other payables — current

2010 2008
£000 £000
Trade payables 898 424
Social secunty and other taxes 2,735 1120
Other payables and accruals 8,310 10,149

11,643 11693

21 Financial habilities - borrowings
All the Group's borrowings are erther at floating or fixed rates of interest The Group takes on exposure o fluctuations N interest rates on its
financial posiion and its cash flows Inierest costs may Increase or decrease as a result of such changes

2010 2009
£000 £000
Non-current
Bank borrowings 34,867 26,821
5 375% Fust mortgage debenture stock 105,670 148654
140,537 178,475
Current
Qverdralt and money market faciity 784 8681
Total borrowings 141,321 185,156

The debenture, bank loans and overdrafts are secured by fixed charges on properties, valued at £284,510,000 (2009 £262,395,000)
owned by the Company and its subsidiary underlakings

Dunng the year the Company repurchased £43 8m of debenture stock for cancellation
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21 Financial liabilities — borrowings conttnued
The matunty profile of the Group's financral habikties 1s set out below

2010 20c9
Bank Debenture Bank Deopenture

borrowings stock Total bomowxngs stock Tolal

£000 £000 £000 £000 £C00 £000

In one year or less or on demand 784 —_ 784 8 681 — 8681
In mare than one year bui not more than five years 37,078 - 37,078 28,250 — 28,250
In more than five years — 227,960 227,960 — 330,644 330,644
37,862 227,960 265,822 36931 330644 367575
Term loan arrangement iee allocated 1o future penods {133} — {133) (179) — (179)
Debenture 1ssue premium allocated to future penods —_ {331} {331) — (346) (346)
Gross financial habthities 37,729 227,629 265,358 36752 330,298 367 050

The debeniure 1IsSUe premium 1S net of 1ssue costs and 18 amortised aver the ife of the debt agreement Dunng the year £15 000 was
debited to the profit and loss account (2009 £15000) As at 30 June 2010 the unamortised element of the debenture 1ssue discount
amounted to £331,000 (2008 £346,000) The term loan arangement fee (s amortised over the term of the agreement Durnng the year
£48,000 was debited to the profit and loss account (2009 £48,000)

The numbers disclosed in the matunty profile above have been calculated to nciude nctonal INterest payments using the interest
rales prevaling at the balance sheet date The calculaton 1s based on the assumption that the level of borrowings remains unchanged
until matunty

The Group has undrawn committed floating rate bank borrowing facililes as set out below

2010 2008
£000 £000
Expinng in one year or {ess 13,216 6319
Expinng in mare than one year 50,000 75,000

64,216 81310

22 Financial instruments

The Group finances 1ts operations through a combination of retained cash flows debentures and bank barrowings Procedures are in
place to monitor interest rate nsk as considered appropriate by management Numerical financial instruments aisclosures are set out
below Additonal disclosures are sel out In the accounting policies relating te inancal nsk managerment with the exception of those
financial Instruments being short-term recevalles and payables whose carrying values approximate to therr fair values Al financial
iabities are denominated in Sterling

Interest rate rnisk
The interest rate nsk of the Group's financial labilties 1s as follows

As at 30 June 2010 As al 30 June 2008

Weighted  Weighted We gnled Weighted

Nominal average average Norrinal average average

value rate period velue 1ate perod

£000 % Years £000 % Years

Debenture stock 106,001 5 375 21.40 150,000 5375 2240
Bank floating rate labilibes 35,784 35,681
141,785 185,681

Floating rate financial iabilities bear interest al rates for term loans based on LIBOR plus an average margin of 1 33% and for the cverdraft
of 1 00% above base rate

Faciliies provided by banks and other investors are a mixture of fixed rates and floaiing rate funding Floating rate borowings are exposad
to the nsk of nsing inierest rates which the Group manages by the use of appropnate financial hedging instruments, primarly interest rate
swaps Since 18 October 2009 the Group has laken advanlage of low market rates of interest and has not used interest rate swaps

An increase in LIBOR by cne perceniage paint would have reduced profit for the year by approximately £250,000 (2609 nc maternal impact)
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Notes to the consolidated accounts continued

22 Financial instruments continued
Financial instruments held for trading purposes
it1s, and has been throughout the year under review, ihe Group s policy not to rade in inancial Instruments

Foreign currency exposure
The Group has no exposure to foreign currency as it has no overseas operations and all sales and purchases are made In Sterling

Effective interest rates
The effective inlerest rates at the balance sheet dates were as follows

2010 2009
% %
Bank overdraft and maoney market facility 156 155
Bank borowings 190 644
Debenture loan 5375 5375
Fair values of current borrowings
The carrying amounts of current borrowings agproximate (o bock value
Fair value of non-current borrowings
2010 2009
Book Fair Book Far
vajue value value value
£000 £000 £000 £000
Debenture stock 105,670 85,704 149654 116333
Long-term bank barowings 34,867 34,867 26 821 28 821

The above debenture stock has been valued as at 30 June 2010 on the basis of open market value by J C Rathbone Associales The far
value of the interest rate swap (600 00G expinng In 2013) has been calculated at £74 000 (delicit)

23. “Triple” net asset value per share
To assist shareholders in understanding the results, the table telow shows how the "inple” net assel value was arnved at

2010 2009

£000 £000

Closing net assets 142,912 107,202
Less debenture ssue premium (331) {346)
Add debenture mark to market (after tax at nil%, 2008 nil%) 20,297 33667
162,878 140,523

Shares in 1ssue (000) 53,161 53 148
“Tnple” net asset value per share 306p 264n

24 Contingencies
The Group has contingent iabilites in respect of bank and other guarantees and other matters ansing in the crdinary course of business
ltis not anticipated that any materal habihtes will anse from the contingent labiliies

25 Commitments
The Group has capital commitments of £80 000 (2009 £426 000} in respect of capital expenditure contracted for at the balance sheet date
but not yet incurred, tor nvestment and development property
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26 Share capital
Authorised

Financia! Statements

164,879,000 (2009 184 879,000) ordinary shares of 25p each Nominal value of authonsed share capital 1s £41,219,750

(2009 £41 219 750}
Issued and fully paid

Number of Nommnal

snares value

QOrdinary st ares cf 250 edcn 000 2000
At 1 July 2008 53,149 13,287
At 30 Jure 2009 53 149 13287
At 1 July 2009 53,149 13287
Issued on take-up of options 12 3
At 30 June 2010 53,161 13,290

The Company operates three share option schemes in respect of ordinary shares Detalls are disclosed in Ihe Directors Bemuneration
Report on page 26 and 27 which shows that most options were 1ssued prior to 7 November 2002 The far value of the opiions 1ssued post

7 November 2002 1s immateral

The exercise of all options outstanding al 30 June 2010 would result n the 1ssue of a further 5,533 ordinary shares analysed as follows

Options Qp.ors

outstanding outs.andng

at al

30 June 30 uLne

2010 2009
Number MNumoeer Exerc se cates

Exercise
price
Pence

1997 Execuive Share Option Scheme
Save As You Earn Schemes 1935~-2002

5,533 14,642 Apr1-5ep 12 B65-5455
— 11,633 Jult-Aug 10 B45-1385

2007 Unapproved Executive Share Option Scheme — 144,000 Dec10-Dec 17 3650
5,533 170,075
27 Cash flow from operating activities
2010 2009
Res zlec
£000 2000

Profit/(loss) for the financial year 39,668 (111,564)
Adjusiments ior

Tax credt {273) (1048)
Depraciation 146 244

Loss on disposal of iInvestment properties 338 9178

Profit on repurchase of debenture stock (8,956) —

Profit on disposal of investment in joint venture — {860)
Profit on disposal of other fixed asseis {3) @M
Realised losses on disposal of Iisted investments —_ 3,374

Finance income (62) (303}
Finance expense 7.615 11,012

Share of joint venture losses after tax 553 835

Movement in revaluation of investmeant properies (25,396) 107,733

Increase n receivables {(1,044) (52)
Increase/(decrease) (in payables 1,089 (3610)
Cash generated fiom cperations 13,575 14,918
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Notes to the consolidated accounts continued

28 Related party transactions
Transactions between the Company and iis subsidianes which are related parties, have been eliminated on cansclidation and are not

adisciosed in this note

M A Ziif 1s an executive director and E M Ziff and H T Stanton are non-axecutive directors of Two Years Lid 'Dunng the year the Group
recelved rentals of £158 199 (2009 £36,881) for a property in The Mermon Centre and two properies in London At 30 June 2010
Town Centre Secunties PLC was owed £1,325 (2008 £1,368)

Remuneration of key management personnel

The remuneration of the Directors who are the key management personnel of the Group 1S set out below in aggregate for each of the
applicable categones specified in 1AS 24 'Related party disclosures’ Further information aboult the remuneration of indrvdual Direciors
IS provided In the audited part of the Directors Remuneraiion Report on pages 26 to 29

2010 2009

£000 £000

Short-term employee benefits 1,015 1,328
Post-employment benefits 1,669 463
Compensation for loss of office 230 80
2,914 1881

The comparative includes £298 000 paid to directors who did not serve as directors in this inancral year
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Independent auditor’s report

to the members of Town Centre Securniies PLC

We have audited the parent company financial statements of Town Centre Secunties PLC for the year ended 30 June 2010 which compnse
the Parent Company Balance Sheet and the refated notes The financial reporting framework that has been applied in therr preparation is
applicable law and United Kingdom Accounting Standards (United Kingdom Generally Accepted Accounting Practice)

Respaective responsibilities of directors and auditors

As explained more fully in the Directors’ Responsibilities Statement, the directors are responsible for the preparation of the parent company
financial statements and for being satisiied that they give a true and fair view Qur respensibility 1S to audii the parent company financial
statements in accordance with applicable law and Interational Standards on Auditing (United Kingdom and lreland} Those standards
reqlire us to comply with the Auditing Practices Board's Ethical Standards for Audiiors

Thus report, Including the opinions, has been prepared forand only for the company’s members as a body in accerdance with Chapter 3 of Part 16
of the Companies Act 2006 and for no other purpose We do not, in gving these opinicns, accept or assume responsibility for any other purpose
or to any other person to whom this report 1s shown o Nt whose hands it may come save where expressly agreed by our prior consent inwiting

Scope of the audit of the financial statements

An audit Involves obtaning evidence about the amounts and disclosures in the financial statements sufficient to give reasonable assurance

that the financial statements are free from matenal misstaterment, whether caused by fraud or error This Includes an assessment of whether
the accounting policies are appropnate to the parent company’s crcumstances and have been consistently applied and adequately disclosed,
the reasonableness of significant accountng estmates made by the directors, and the overall presentaion of the financial statements

Opinion on financial statements

In our opinicn the parent company financial statements

* give a true and far view of the state of the company's affairs as at 30 June 2010,

* have been properly prepared in accerdance with United Kingdem Generally Accepted Accounting Practice, and

* have been prepared in accordance with the requirements of the Comparies Act 2006

Opinion on other matters prescribed by the Companies Act 2008

In cur cpinon

» the part of the Directors’ Remuneration Report to be audited has been properly prepared in accordance with the Companies Act 2008, and

* the information given in the Directors’ Report for the financial year for which the parent company financial statements are prepared 1S
consistent with the parent company financial statements

Matters on which we are required to report by exception

We have nothing io report in respect of the following matters where the Companies Act 2006 requuies us 0 report to you if, in our opinion

« adequate accounting records have nol been kept by the parent company, or retuns adequate for our audit have not been received from
branches not visiled by us, or

« the parent company financial statements and the part of the Directors” Remuneration Report to be audited are not in agreement with the
accounting records and returns, or

» cerian disclosures of directors’ remuneration speciied by law are not made or

» we have not received all the information and explanations we require for our audit

Other matter
We have reported separately on the group financial stalements of Town Centre Secumies PLC for the year ended 30 June 2010

S DENISON (SENIOR STATUTORY AUDITOR)

for and on behalf of PricewaterhouseCoopers LLP
Chartered Accountants and Statutory Auditors
Leeds

14 Septernber 2010
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Company balance sheet
as at 30 June 2010

Flnancial Statements

2010 2009
Notes £000 £000
Fixed assets
Tangble assets 4 55,736 58,433
Investments 56 253,915 323258
309,651 381,691
Current assets
Fixed assets held for sale -_ 10,000
Debtors 7 108,064 91,340
Restncted cash 8 —_ 18,825
108,064 120165
Credrtors amounts falling due within one year
Financial Yabilties — borrowings 10 (17,223) (18632)
Other crediors g (115,029) (103819)
(132,252) (122 451)
Net current iabilities (24,188) (2,286)
Total assets less current habilitres 285,463 379 405
Creditors amounts falling due after more than one year
Financial labiiies — borrowings 10 (140,537) (176 475)
Net assets 144,926 202930
Shareholders’ funds
Called uo share capital 11 13,290 13287
Sharg premium account 12 198 185
Capital redemption reserve 12 559 559
Property revaluation reserve 12 (9,002) (13607)
Other reserves 12 89,298 157988
Profit and 108 account 12 50,583 44 518
Total shareholders’ funds 13 144,926 202,930
Approved by the Board
@Oé’) M e ncejJL-S
E M ZIFF C J KELLY
Chairman and Chief Executive Finance Director
14 September 2010 14 September 2010
Town Centre Securities PLC |
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Notes to the company accounts

1 Accounting policies

Basis of preparation

The accounts have been prepared on the going concem basis undar United Kingdorm Generally Accepled Accounting Policies (United
Kingdom GAAP), the histancal cost convention as modified by the revaluation of Invesiment properties and fixed asset nvesiments and
in accordance with the Companies Acl 2006 and applicable accaunting standards

The principal accounting policies which have been appled consistently are as set out below

Profit available for dividend
Surpluses ansing on revaluations of properties are not regarded s beng avalable for dudend and are therelore transferred to
non-distnbutacle reserves

Deferred taxation

Town Centre Secunties PLC elacted for group REIT status with effect from 2 October 2007 As a result the Group no longer pays United
Kingdom corporaticn tax on the profits and gains from gualifying rental business in the United Kingdom provided it meets certain
condiions Non-qualifying profits and gains of the Group continue tc be subjact Lo corporation tax as normal On emenng the REIT
regime an entry charge equal to 2% of the aggregate market value of the properiies associated with the qualfying rental business was
payable Deferred tax accrued at the date of conversion in respect of the assets and hiabilles of the qualfying rental business was released
1o the Income Staternent as the relevant temporary differences are ne longer laxable on reversal

Deferred tax s recognised in respect of all timing diferences that have onginated but not reversed al the balance sheet date wheare
transachions ar events that result in an abligation to pay mere tax in the future or a nght 1o cay less tax In the future have occurred at
the balance sheet date

Deferred 1ax1s measured at the average tax rates that are expected to apply In the perods i which the timing differences are expacled
to reverse, based on tax rates and laws that have been enacted or substaniively enacted by the balance sheet date Defenred tax is
measured on an undiscounted basis

Investment properties
Investment oroperties are included 1N the Accounts at open market values based on anindependent exiernal valuation as at 30 June each
year or held at Directors valuation

Investments
Quoted investments included in the Accounts are valued at markel bt prce at the balance sheet dale

Deprecration

In accordance with SSAP 19 *Accounting for nvestment properties  no depreciation or amortrsation 1s provided In respect of freehold and
leng leasehcld invesiment properties, ncluding fixed plant, which 1s included in properties The requirement of the Companies Act 2006 to
depreciate all properties but that requirement conflicis with the generally accepted accounting principle set out in SSAP 18 The Directors
consider that this accounting policy 1s necessary for the accounts to give a true and far view Depreciation or amortisation 18 only ane of the
factors reflected In the accounts’ valuation and the amount attnbutable to this factor cannet be separately identified or quantited If this
departure rom the Act had not been made, the profit for the financial year would have been reduced by depreciation

Investment income
Income from quoted Investments 1s accounted for on the payment date of the dividends

Investments in subsidiary undertakings

invesiments in subsidiary undertakings are stated in the Balance Sheet of the Company at valuation All subsidianes are valued by the
Crrectors on an annual bass, such that nvesiments are included at the Company s share of net tangible assets This method of valuation
1s used by the Direclors to give a better ndication of the value to the Company of its subsidiary undertakings

Cash flow statement
The results and cash flows of the Company are Included in the Consolidated Financial Statements Conseguently, the Company has laken
advantage of ihe exemption from prepanng a cash flow statement as permitted by FRS 1 (revised 1996}

Turnover
Turnaver which excludes value added lax, represents the nvoiced value of rent and sevices supplied to cuslomers Rental ncome 1s
accounted for as it falls due m accordance with the lease 1o which it relates

2 Profit and loss account
As permitted by Section 406 of the Companies Act 2008, the Parent Company's Profit and Loss Account has not been included in these
Firancial Staterments The profit shown in the Financial Statements of the Parent Company was £15 780 000 (2009 £13,938,000)
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Financlal Statements

3 Operating profit

2010 2009

£000 £000
Wages and salanes (ncludng Directors’ emoluments) 2,737 2,796
Social securnty costs 268 378
Other pension cosls 1,600 548

4,605 3,822

Employee benefits are charged to the Income Statement through administrative expenses
The aggregate remunerabon of the Directors of the Company was £3,046 000 (2009 £2 085,000)

The average monthly number of administration stalf employed dunng the year was 78 (2008 85) Disclosures reguired by the Companies
Act 2006 on Directors remuneraton including salaries, share options, pension contnbutions and pension entitiement are included on
pages 26 to 29 in the Directors’ Remuneraton Report and form part of the Consoldated Financial Staiements The employee beneiits
detaled above include equity-based remuneration as disclosed in Note 6 (o the Consolidated Accounts

The remuneration paid 1o the Parent Company auditor in respect of the audit of the Parent Company Financial Statements for the year
ended 30 June 2010 15 set out In Note 7 to the Consolidated Accounts

4 Tangible fixed assets

Investment properties
Lang

Freehold leasetrolc Toal

£000 £000 £000

Valuaton at + July 2009 40,001 4,578 44,579
Addiiens 3235 — 3,235
Disposals (6 063} — (6,063)
(Decrease)/increase In value on revaluation (667) 802 135
Valuation at 30 June 2010 36,506 5,380 41,886

The above freehold and long leasehold investiment properties have been revatued as at 30 June 2010 on the basis of open market value
by Jones Lang LaSalle and CB Richard Eliis at £41,886 000 (2009 £44 579,000) in accordance with (ne Royal Institution of Chartered
Surveyors Appraisal and Investiment Manual

Development properties

£000
Costat 1 July 2009 13,325
Addiions 39
Impairment (45)
Cost at 30 June 2010 13,319
Fixtures, equipment and motor vehicles
Accumulatec
Cosi  ceoiecition
£000 £000
Balance at 1 July 2009 1,967 1438
Addilicns 97 —
Disposals (23) (i7)
Bepreciation — 89
Balance at 30 June 2010 2,041 1,510
Net book value at 30 June 2010 531
Net book value at 30 June 2009 529
Total tangible assets
At 30 June 2010 55,736
At 30 June 2009 58,433
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Notes to the company accounts continued

5 Fixed asset investments

2010 2009
£000 £000
Shares in Group undertakings
AL 1 July 322,090 330,091
Decrzase on revaluation (68,740) (8.001)
At 30 June 253,350 322020
Interest in joint ventures
At 1 duly
Net assels 659 1.609
Movement in year (653) (850)
At 30 June 6 659
Total fixed asset investments 253,356 322,749

As permitted oy Section 615 of the Companies Act 2005 where the relief afforded under Section 612 of the Companies Act 2006 applies
cost 15 the aggregate of the nominal value of any other consideration given to acquire the share capital of the subsiciary underiakings

6 Listed investments

2010 2009

£000 £000
A1 July 509 3,730
Disposals —_— (652)
Increase/(decrease} in value of Investments 50 (2,269)
At 30 June 559 509

Listed investiments, all of which are lisied on a recognised stock exchange are stated at market value n the lable above and have
a historic cost of £1,058,536 (2009 £1,058,536)

7 Debtors

2010 2008

£000 £000
Trade debiors — gross 331 1592
Less provision for imparment of deblors (79) (1,109}
Trade debtors — nat 252 483
Amounts owed by subsidiary undertakings 91,723 77373
Amounts owed by joint ventures 2,489 1,803
Corporation tax 12,625 11,183
Olher debtors and prepayments 975 398

108,064 91,340

Amounis owed by subsidrary undertakings are unsecured, interest free and repayable on dermand

8. Restricted cash

At 30 June 2009, £18 8m cash was held as secunly aganst the debenture, following the disposal of cerain charged properiies As a result
of the debenture stock re-purchase, the funds have been released

9. Other creditors

2010 2009
£000 £000
Trade creditors and accruals 2,799 4274
Other taxation and social secunty 2,124 474
Amounts owed lo subsidiary undertakings 110,106 99,071

115,029 103819

Amounts owed to subsidiary undertakings are unsecured interest free and repayable on demand
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Financial Statements

10 Financial Instruments

The Company's borrowings are al floating and fixed rates of interest The Company takes on exposure 1o the effects of fluctuations in
the prevalling levels of market inierest rates on s financial pesiton and cash flows Interest costs may increase or decrease as a resuli
of such changes

2010 2009
£000 £000

Non-current
Bank borrowings 34,867 26,821
5 375% Frrst morigage aebenture stock 105,670 149,654
140,537 176475

Current

Bank borrowings 17,223 18,632
17,223 18 632
Total borrowings 157,760 195107

The debenture bank loans and overdralts are secured by fixed charges on propearties valued at £284 510 000 (2009 £262,395,000)
owned by the Company and its subsichary undertakings

The maturity profite of the Company’s financial habilities 15 set out below

2010 2009
Bank Debenture Bark Oeocenlure

botrowings stock Total borrowngs stack Total

£000 £000 £000 £000 £000 £000

In cne year or less of on demand 17,223 — 17,223 18,632 — 18632
In more than one year bul not more than five years 37,078 — 37,078 28 250 — 28 250
In more than five years — 227,960 227,960 — 330644 330 644
54,301 227,860 282,261 46,882 330,844 377526
Term loan arangement fee allocated to fuiure penods (133) —_ {133) {179) — (179)
Debeniure 1ssue premium aliocated to future penods —_ (331) {331) — (346) (346)
Gross financial labililes 54,168 227,629 281,797 468703 330208 377001

The debenture 1ssue prermium is net of 1Issue costs and 1s amorlised over the hie of the debi agreement Dunng the year £15,000 was
debited to the proitt and loss account (2009 £15000) As at 30 June 2010, the unamorused elemeni of the debenture 1Issue aiscount
amounted to £331 000 (2008 £346,000) The term loan arrangement fee 1s amortised over the term of the agreement Dunng the year
£46,000 was debied 1o the profit and loss account (2008 £46,000)

The numbers disclosed in the malunity profile above have been calculated to include noticnal interest payments using the nterest rates
prevailing at the balance sheet date The calculaton i1s based on the assumpiion that the level of borrowings remains unchanged until matunty

The Company has undrawn commilted floating rate bank borrowing facilities as set out below

2010 2000
£000 £000
Expinng in one year or less 14,216 6319
Expinng in more than one year 50,000 75000

64,216 81,319

The igcilles exprring n one year or less are overdraft faciiies subject to annual review The tolal overdiall facility 1s based on the Group s
nght of set off Other faciiies are avalable 10 provide funding for future Investments

The Company finances its operalions through a combination of relaned cash flows, debenlures and bank borrowings Procediues are in
place to monitor interest rate nsk as considered approprate by management Numerical financial instements disclosures are set out on
page &1 Addiional disclosures are set out in the accounting policies relating 10 financial nsk maragement

All financial labiltes are denominated in Sterling
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Notes to the company accounts continued

10 Financial instruments continued
Interest rate nisk
The inierest rate nsk of the Company s financial habilites 1s as {ollows

2010 2008

Welghted Weighted Weghied Weighted

Nominal average average Nomina! average average

value rate petiod value ae oenodd

£000 % Years £000 % Years

Debenture stock 106,001 5375 2140 150000 5375 22 40
Bank floating rate habilites 35,000 27 000
141,001 177,000

Floating rale fnancial habiities bear interest at rates for term lcans based on LIBOR plus an average margin of 1 33% and for the overdralt
at 1 0% over base rate

To manage interest rate exposure the Company entered an interest rate swap on 19 October 2007, fixing £40m of borrowings at 5 78%
plus margin (6 44% inclusive) unbl 18 Ociober 2009 The eflectiveness of the hedge has been calculaied by applying ihe interest rate
change to the vanable rate borrowings, nel of interest rate swaps, at the year end The Company has not hedged its interest rate exposure
since 18 October 2009

Financial instruments held for trading purposes
iis and has been thioughout the penod under review, the Company’s pelicy not 1o trade n financial nstruments

Foreign currency exposure
The Company has no expasure to foreign currency as it has no overseas operations and all sales and purchases are made in Sterling

Effective interest rates
The eifective inlerest rates at the balance sheet dates were as [ollows

2010 2009

% %

Bank overdrall and money market facity 156 155
Bank borrowings 190 644
Debeniure loan 5 375 5375

Fair values of financial liabilities

Where market values are not avalable far values of financial assets and financial abiles have been calculaled by discounting expecied
future cash ilows at prevalling interest rates and by applying year end exchange rates The carrying amounts of short-term borrowings
approximate to book value

Falr value of non-current borrowings

2010 2009
Book Fair Book Fair
vatue value value vatue
£000 £000 £000 £000
Debenture stock 105,670 85,704 149654 116333
Long-term bank borowings 34,867 34,867 26,821 26 821
11. Share capital
Authonsed
164 879 000 (2009 164,879 000} ordinary shares of 25p each
Issued and fully paid
Number ot Normunal
shares value
Crdinary shares of 25p each 000 £000
Al 1 July 2009 53,149 13,287
Issued on take up of share aptions 12 3
At 30 June 2010 53,161 13,290
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Financial Statements

12 Reserves

Czpitat Share Praopery Profit
redemgtion premum revatuation Other and loss
ressrve account reserve reserva’ account
£000 £000 £C00 £000 £060
At 1 July 2009 559 185 (13,607) 157,988 44,518
Retained profit for the year — — — — 11,305
Take up of share gpticns — 13 — — —
Revaluation of fixed asset nvestments — — — 50 —
Revaluation of nvestments in subsidiary undertakings — — — (BB 740) —
Deficit onrevaluation of properties — — (636) — —
Disposal of Investment properties — - 5,241 — (5,241}
Cther adjustmenis — — — — 1
At 30 June 2010 559 198 (9,002) 89,298 50,583
' Other reserve relates to the revaluation of the Company's Investiments
13 Reconcilhiation of movements in shareholders’ funds
2010 2008
£000 £000
Prott for year 15,780 13938
Cwidends payable (4,475) (4,332)
11,305 9,806
New snare capital subscnbed 16 —
Deficit on property revaluation (636) (21,583)
Revaluation of Investiments in subsidiary undertakings (68,740) (800N
Surplus/(deticit) on revaluation of fixed asset Investments 50 (2,269)
Other adjustments 1 8
Nel decrease in shareholders” funds (58,004) (22,239)
Opening equity sharsholders funds 202,930 225,169
Cloaing equity shareholders’ funds 144,926 202,830

14 Capital and other commitments
The Company has capial commitmenis of £nil (2009 £146 000) in respect of capial expenditure contractad for at the balance sheet date
but not yet incurred  for investment and development properiies

15 Guarantees

The Company together with its fellow subsidiary companies has entered into an unlimited joint and several guarantee secunng the
indebtedness of Town Centre Secunties PLC and subsidiary companies to two of the Group s bankers The Town Centre Secunties PLC
Group had ndebtedness at 30 June 2010 armounting to £35 784,000 (2009 £35 681 000) in relaton o this arangement

16 Related party transactions
The Company has taken advantage of the exception avalable under FRS 8 from disclosing related party ransactions with giher entities
included in the Consolidated Accounts of Town Centre Secuniies PLC

M A Ziff 1s an executive director and E M Ziff and H T Stanton are non-executive direciors of Two Years Lid During the year the Company
receved rentalg of £118 679 (2008 £nil) for two properties in London At 30 June 2010 Town Centre Securikes PLC was owed £nil (2009 £ni)
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Notes to the company accounts continued

17. Additional information - subsidiaries

The Cornpany § wholly owned active subsidiary undertakings at 30 June 2010 registered in England and operating n the United Kingdom:

are as follows

Mame

ACivity

TCS (Bothwell Street) Limited

TCS Freehold Investments Limited
TCS (Greenhithe) Limited

TCS (Isleworth) Limited

TCS Holdings Limited

TCS Leasehcid Investments Limited
TCS (Mill Hilly Limited

TCS Parligment Street (1) Limited
TCS Parhament Street (2) Limited
TCS Properies Limited

TCS (Residental) Limited
Tassgander Limited

Town Centre Secunties (Developments) Limited
TCS Whitehall Riverside Limited

TCS (Mingawie) Limited

TCS Trustees Limited

TCS Residental Conversions Limited
TCS (Property Management) Limited
Town Centre Car Parks Limited
TCCP (Clarence Dock} Limited

Property Investment
Property investment
Properly investment
Property Investment
Property Investment
Property Investment
Property investment
Property investment
Property investment
Praoperty investment
Property investment
Property investment
Property investment
Propertly investment
Property investment
Trustee for employee benefit plans
Management company
Management company
Car park operations
Car park operations

The Company's joint ventures, which are registered in England and operate in the United Kingdom are as follows

Prooortion

of crdinary

shargs hele
% Actwity
Dundcnald Property Developments Limited 50 Property investment
DRundenald Property Investments Limied 50 Property investment
Dundonald (Cumbernauld) Limited 50 Property investment
Buckley Properties (Leeds) Limited 50 Property investmeni
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Financial Statements

Notice of annual general meeting

Notice 1s given that the fitieth Annual General Meeting of Town Centre Secunties PLC (“the Company”) wil be held at The Manone & Amaold Zif
Community Cenitre 311 Stonegate Road, Leeds L517 6AZ on Thursday 18 November 2010 at 10 30am for the following purposes

To consider and, if thought fit, to pass the following resclutions as ordinary resolutions
1 Torecewe the Company’s Annual Accounts and Direclors and Auditor s Reports lor the year ended 30 June 2010
2 To approve the Directors’ Hemuneration Report for the year ended 30 June 2010

3 To declare a final dvidend for the year ended 30 June 2010 of 7 34p per ordinary share in the capital of the Company, o be pad
on 5 January 2011 to shareholders whose names appear on the register at the close of busingss on 10 December 2010

To re-appont Chnstopher Kelly who has been apponted by the Board since the last Annual General Mesating, as a Director of the Company
To re-appoint John Nettleton, who retires by rotation, as a Direclor of the Company

To re-appoint Michael 2iff, who retires by rotation, as a Director of the Company

To re-appoint PricewaterhoussCocpers LLP as auditor of the Company

To authorse the Directors to fix the remuneration of the auditor

O oW ~N O N N

That, pursuant to Section 551 of the Compantes Act 2006 (“ihe Act”) the Directors be and are generally and uncondiicnally authansed
to exercise all powers of the Company to allot shares in the Company or to grant any nghts to subscnibe for or 1o convert any securiies
into shares in the Company up to an aggregate nominal amount of £4,430,042, provided thal (unless previously revoked vared or
renewed) this authonty shall expire at the conclusion of the next Annual General Meeiing of the Company aller the passing of (his
resolution or on 31 December 2011 (whichever 1s the earlier) save that the Company may make an offer or agresment before the expiry
of this authority which would or might require shares to be allolted or nghts 0 subscribe for or to convert any secuniy into shares to be
granted after such expiry and the Directors may allot shares or grant such nghts pursuant to any such offer or agreement as if the
aulhonty conferred by this resoiution had nol expired

This authornity I1s In substitution for all existing authorities under Section 551 of the Act (which to the extent unused at the date of this
resolution are revoked with immediate efiect)

To consider and, if thought fit, to pass the following resolutions as special resolutions

10 That, subject to the passing of resoiution 9, pursuant to Secton 570 of the Act the Drrectors be and are generally empowered to allot
equity secunties (within the meaning of Section 560 of the Act) for cash pursuant to the authonty conferred by resolution 9 as 1 Saction
561(1) of the Act did not apply to any such allotment provided that this power shall be Iimied to the allotment of equity secunties

101 1n connection with an ofter of equity secunties (whether by way of a nghts issue, open offer o otherwise)

1011 toholders of ordinary shares in the capital of the Company in proportion (as nearly as practicable) to the respective
numbers of ordinary shares held by them and

1012  toholders of other equity secunties In the capital of the Company, as required by the nights of those securifies or,
subject to such nghts, as the Directors otherwise consider necessary

hut subject to such exclusions of other arangements as the Directors may deem necessary or expedient In relation to reasury shares,
fractional entitlements, record dates or any legal or practical problems under the laws of any temtory or the requirements of any
regulatory body or stock exchange, and

i02 otherwise than pursuant to paragraph 10 1 of this resolution, up to an aggregale nominal amount of £664 506,

and (unless previously revoked, vared or ranewed) this authoriy shall expire at the conclusion of the next Annual General Meeting
of the Company after the passing of this resclution or 31 December 2011 (whichever 1s eallier), save that the Company may
make an offer or agreement cefore the expiry of tis power which would or might require equty secunties to be aliotted for cash
after such expiry and ihe Directors may allot equity secunties for cash pursuant to any such offer or agreement as f the power
conferred by this resoluton had not expired

This power s 1IN substituticn for all existing powers under Section 570 of the Act {which, lo the extent unused at the date of this
resolution are revoked with immediate effect)

11 That, pursuant 1o Section 701 of the Act, the Company be and 1s generally and unconditonally authonsed o make market purchases
(within the meaning of Section 693(4) of the Act) of ordinary shares of 25p each in the capital of the Company ("Shares”) provided that

111 the maxmum aggregate number of Shares which may be purchased 1s 7,820 916
112 the minmum price (exclusive of expenses) which may be paid for a Share 1s 25p and
11 3 the maxmum once {exclusive of expenses) which may be paid for a Share 15 the higher of

1131 anamount equal to 105% of the average of the middle market quotations for a Share as dernved from the Daily Official
List of the London Slack Exchange pic for the five business days immediately preceding the day on which the purchase
Is made, and
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Notice of annual general meeting continued

11 continued

1132 anamount equal to the higher of the price of the last independent trade of a Share and the highest current ndependent
bid tor a Share on the trading venue where the purchase 1s camed out

and {unless previously revoked, vaned or renewed) ltis authonty shali expire at the conclusion of Ihe next Annual General Meeting of
the Company after the passing of this resolution or on 31 Becember 2011 {whichever i the earlier}, save that the Company may enter

INto a contract o purchase Shares before the expiry of this authonty under which sucn purchase will or may be completed or executed
wholly or partly afier such expiry and may make a purchase of Shares pursuant to any such contracl as if the authonty conferred by this
resolution had nol expired

12 That a general meeting of the Company (other than the Annual General Mesting) may be called on not less than 14 clear days’ nolice

By order of the board

Agncoa

A E McGOOKIN
Secretary

14 September 2010
Registered office
TJown Centre House
The Mernon Centre
Leeds LS2 8LY

Notes

1

The nght to vote al the meeting 1s determined by reference to the register of members Only those shareholders registered n the regisier of
members of the Company as at 6 00pm on Tuesday 16 November 2010 cr, In the event thai the mesting 1s adjourmed, in ihe register of
members at 6 00pm on the date which is two working days before the date of any adiourmed meetng shall be entitled to attend or vote at
the meeting in respect of the number of shares registered in ther name at that tme Changes to enines In the regisier of members after that
tme shall De disregarded in determining the nights of any person to attend or vole (and the numizer of votes they may cast) at the meeting

A sharsholder 1s entitled to appoint one or more perscns as proxies to exercise all or any of his nghts to attend, speak and vote at the
meetng A proxy need not be a shareholder of the Company A sharehalder may appoint mare than one proxy in relation 1o the meeting
provided thal each proxy 1s appainied o exercise the nghts attached 1o a differant share or shares held by him/her To appaint mora
than one praxy, you will need to complete a separate Form of Proxy In relaticn tc each appointment Additonal proxy forms may be
cktained by coniacting the Company's regisirar at PXS 34 Beckenham Road, Beckenham Kent BR3 4TU or you may photocopy the
proxy form You will need 10 slale clearly on each proxy form the number of shares inrelation to which the proxy 1s appointed A failure to
specify the number of shares each proxy appointment relates o or specitying a number which when taken together with the number of
shares sef out in the other proxy appointments 1s N excess of the number of shares held by the shareholder may result in the proxy
appointment bemng nvalid You can only appont & form of proxy using the procedures set out in these notes and the noles o the proxy
form The nght of a member under Section 324 of the Companies Act 2006 (' the Act ) to appoint a proxy does nol apply to a person
nominated to enjoy Information nghts under Section 146 of the Acl

The appointrment of a proxy will not preclude a member from aitending and voting in person at the meeting if he of she so wishes

A Form of Proxy 1s enclosed To be valid 1t must be completed, signed and sent to the offices of the Company's registrars,
Capuita Registrars, PXS PO Box 25 34 Beckennam Road Beckenham, Kent BR3 4TU, so as to arnve no later than 3 30pm on |
16 November 2010 (or, In the event that the meeting 1s adjouned no later than 48 hours (excluding any part of a day that 1s not |
a working day) befcre the time oi any adjourned meeting) |

As an alternative 1o completing the hard copy Form ol Proxy, a shareholder can appaint proxiss electronically with Capita Registrars by
logging onto www capitashareportal com where full iInstructions are given For an electronic proxy appontment to be vald, the
appointment must be receved by the Company’s registrar by no later than 3 30pm on 16 November 2010 (or in the event that the
meeting 1s adjourned, no later ihan 48 hours (excluding any part of a day that 15 noi a working day) betore the tme of any adjourned
meeting Any electronic communication sent by @ member to the Company or the Company's registrar which is found to contain a virus
will not be accepted by the Company but every effort will be made by the Company to inform you of the rejecled communication

A shareholder or shareholders having a nght to vote at the meeting and holding at least 5% of the total votng nghts of the Company
(see Note 7) or at least 100 shareholders naving a nght to vote at the meebng and holding on average at least £100 of paid up share
capital may require the Company to publish on iis website a statement setling out any matter thal such shareholders propose 10 raise
at Ihe Annual General Meeting relaiing 1o either the audit of the Company s Accounis (ncluding the auditor's report and the conduct of
the audit) that are to be laid before the Annual General Meeting or any circumstances connected with an auditar of the Company
ceasing to hold office since the last Annual General Meeting of ihe Company In accordance with Section 527 of the Act
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Notes continued
5 continued

51  Any such request must

511 identty the statement to which it relates, by either setting out 1he statement In full or, if supporting a statement requested
by another shareholder clearly identfy the statement which 1s being supporled

512 comply with the requirements set out In Note 7 below, and
513 be received by the Compary at leasi one week before the meeting
52  Where the Company I1s required o publish such a statement on its websile

521 It may not require the sharehoiders making the request to pay any expenses incured by the Company in complying
with the request

5211 imust forward the statement to the Company's auditor no later than the time when it makes the staterment
avallsble on the website, and

5212 the siatement may be deali with as par of the business of the meeting
6 Anyrequest by a shareholder or shareholders requining the Company to publish audit concerns as set out 1IN Note 6
61 may be made either
611 In hard copy by sending 1t to the Comgpany Secietary or

612 In electronic form by sending 1t to info@tcs-plc co uk marked for the attention of the Company Secretary (please state
"TCS AGM in the subject ine of the email),

62 must siate the full name(s) and address({es) of the shareholder(s), and
63 (where ihe request 1s made in hard copy farm or by fax} must be signed by the sharehalder(s)

7 Asal 13 September 2010 (being the last prachicable date pror to the publication of this notice) the Company’s 1ssued share capital
consists of ordinary shares of £0 25 each carmying one vote each The Company does not hold any ordinary shares in ireasury
Therefore, the tatal voting nghts in the Company as at 13 September 2010 are 53,160,512

8 Shareholders have the nght to ask guestions at the mesting relating to the busmess baing dealt with al the meeting in accordance with
section 319A of the Act The Company must answer any such questions unless

81 1o do sc would nterlere unduty with the preparation ior the meeting or would involve the disclosure of cenfidental information
82 the answer has already been given on a website in the form of an answer Lo a question, or
83 s undesirable in the interests of the Company or the good order of the meeling that the gquestion be answered

g Where a copy of this notice 18 being received by a person who has been nominated to enjoy information nghts under Sechion 146 of the
Act ('Nominee”}

81 the Nominee may have a ight under an agreement between the Nominee and the sharehotder by whom he was apoonted
1o be apponted or o have someone else appoinied as a proxy for the meeting or

92 it the Nominee does not have any such nght or does not wish to exercise such nght, the Nominee may have a nght under any
such agreement 10 give Insiuclions to the sharenhclder as to the exercise of voling nghts

The stalement of the nghts of shareholders in relation to the appointiment of proxies in Notes 3 to 5 above does not apply to a Nominee
The nghts descnbed in such notes can only be exercised by sharehciders of the Company

10 Brographical detalls of all those Directors who are offering themselves for appointment or re-appointment at the meeting are set out
on page 15

11 A shareholder which 1s a corporation may auihonse one or mere persons (o act as its represeniaive(s) at ine meeting Each such
representative may exercise (on behall of the corporalion) the same powers as the corporation could exercise If § were an ndwidual
shareholder, provided that (where Ihere 1s more than one representative and the vote Is otherwise thers on a show of hands) they do not
do so in relavon {c the same shares

12 The fallowing documents wilt be available for inspection dunng normal business hours at the registered office of the Company from
lhe date of this notice until the time of the meeting They will also be avalable for nspection at the olace of the meeting from at least
16 minutes before the meeting untl It ends

i2 1 copies of lhe service conlracls of the Executive Drectors and
122 copies of the letters of apponimen of the Non-executive Direclors

13 The information required by Section 311A of the Act to be published in advance of the meeting, which includes the maitters set out
in this notice and information refating to the voting nghts of shareholders 1s available at Ihe Registered office of the Company
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Investor information

Registrar

All general enquines conceming sharehaldings

in Town Cenire Secunties PLC should be
addressed o

Capita Registrars
Northern House
Woodsome Park
Fenay Brndge
Huddersfield HD8 0GA

Telephone 0871 664 G300

(Calls cost 10p per minute plus network
extras Lings are open from 8 30am —
5 30pm, Monday tc Faday)

Telephone outside United Kingdom
+44 (0y 208 635 3399

Facsimile 444 {0) 1484 600 911

Emall shareholder serices@
capillaregistrars com

Weabsite www capriaregisirars com

Advisors

Auditor
PrncewaterhouseCoopers LLP

Financial advisors
Credit Suisse

Brokers
Arbuthnot Secuntes

Bankers
Uoyds Banking Group plc
The Royal Bank of Scotland plc

Solicitors
DLA Piper UK LLP

Valuers
Jenes Lang LaSalle
CRB Richard Ehs

Corporate public relations
Hogarth
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Dividends

intenm dividend 3 02p per share paid
25 March 2010 to sharehclders on the
register on 5 March 2010

Final dvidend 7 34p per share to be
pad 5 January 2011 to shareholders on
lhe regisier on 10 December 2010

Payment of dividends

Shareholders whose dividends are nat
currently paid to mandated accounts
may wish to consider having their
dividends paid directly into ther bank
or bulding society account This has
a number of advantages, ncluding the
crediting of cleared funds intc the
nomnaled account on the dvidend
payment date If shareholders would
Iike ther future dividends to be paid in
this way they should complete a
mandaie instrucuon avalable from the
registrars Under this arrangement tax
vouchers are sent to the shareholder s
registered address

Contact information

Registered office Registrar and transfer office
Town Centre House Capiia Registrars
The Memon Centre Northern House
Leeds LS2 8LY Woodsome Park

Fenay Bridge
Registered number Huddersfield HD8 CGA
623364 England

Trustees to mortgage
Email debenture holders
info@tcs-plc co uk Capila IRG Trustees

7th Floor
Website Phoenix House
www [CS-pIC CO Uk 18 King Willam Street

London EC47 HEE
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