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CLS Holdings plc

Annual Report & Accounts

o

INVESTORS IN EUROPEAN i
COMMERCIAL PROPERTY

> CLSis a commercial property investment company that
has been listed on the London Stock Exchange since 1994.
> We own and manage a diverse portfolio of £0.8 billion
of modern, well-let office and commercial properties
in the UK, France, Germany and Sweden.
> Our properties have been selected for their potential to
add value and generate high returns on capital investment.
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Our goal is to create
long-term shareholder value

We aim to achieve this by continuing to:

Purchase modern, high quality, well-let office
properties in good locations in selected
European Cities

Use our in-house development teams to refurbish
or redevelop appropriate properties

Focus on minimising vacant space within
the portfolio

Provide our tenants with high quality
accommaodation at competitive rates

Develop long-term relationships with our tenants

Maintain strong links with a wide variety of banks
and other sources of finance

Respond quickly to new opportunities

Carefully assess and manage our business risks

Cap Gemini House, Londan
Rue Stephenson, Paris
Chancel House, London

M

Général Leclerc, Paris
Spring Gardens, London




02

RESULTS AT A GLANCE

Up/
31-Dec-08 31-Dec-07 (down)
4,1 £m %
INCOME STATEMENT (non-statutory format)
Net Rental Income 61.3 663 (7.5%)
Other operating income and associate company resulls (4.9) 7.1 -
Losses on sale of investment properties, subsidiaries & associates (9.2} 2., {360.0%)
Overhead and net property expenses (19.7 (30.9} (36.2%)
Operating profit (excluding losses on investment properties) 27.5 405 (32.1%)
Net finance cost excluding derivatives (22.1) (41.2) (46.4%)
Underlying profit/(loss) (excluding losses on investment properties) 5.4 (6.7 -
Fair value losses on investment properties (103.4) (68.1) (51.8%)
Dther fair value losses an financial instruments (1.0 (AR)] -
Other nen-recurring costs (1.2) - -
Impairment of intangibles (22.0) - -
Loss provisions on share sales (transferred from other reserves) - 2.3) -
Loss before tax (142.2) (72.6) (95.9%)
Tax - current (3.6} (2.6) {38.5%)
Tax - deferred 67.7 423 50.0%
Loss for the year (78.1) (32.9} (137.4%)
Adjusted (toss)/earnings per share® (68.6)p 13.8p
Loss per share (120.7)p (45.8)p
Recurring Interest Cover™ (times) 1.3 13
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CLS Holdings plc
Annual Report & Accounts
Up/
31-Dec-08 31-Dec-07 (down)
£m Em %
BALANCE SHEET (non-statutory format)
Property portfolio 798.8 1,179.3 (32.0%)
Borrowings {601.56) (798.7) (24.7%)
Cash 195.3 122.0 60.1%
Other 7.1 19.1 (62.8%)
Adjusted net assets* 399.6 5177 (22.8%)
Deferred tax (61.0) (114.6} (46.8%)
Statutory net assets 338.6 4031 (16.0%)
Share Capital 16.7 18.7 {10.7%)
Reserves 321.9 384.4 (16.3%)
Shareholders’ funds 338.6 4031 (16.0%)
Adjusted NAV per share* 6417.2p 764.2p (15.3%)
Pro-forma Adjusted NAV per share * after January tender-offer 732.1p 764.2p (4.2%)
Statutory NAV per share* 548.4p 595.1p (7.8%)
Distribution per share from tender offer buy-backs 94.8p 31.5p 201.0%
Adjusted gearing* 102.6% 131.7% (29.1%)
Statutory gearing* 121.1% 169.1% {(48.0%)
Adjusted solidity* 37.7% 37.5% 0.2%
Statutory solidity* 31.5% 29.1% 2.4%
Shares in issue (000's) - excl. treasury shares 61,745 67,740 (8.9%)
Shares in issue (000's) - excl. treasury shares, after January tender offer 48,024 67,740 (29.1%)
*see glossary of terms on page 94
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HIGHLIGHTS

v

Adjusted Net Asset Value per share* §47.2 pence, down by 15.3 per cent from 764.2 pence at 31 December 2007
(Statutory NAV* per share 548.4 pence, down 7.8 per cent from 595.1 pence at 31 December 2007).

Pro-forma Adjusted Net Asset Value per share* after tender-offer completed in January 2009 732.1 pence, down
by 4.2 per cent from 764.2 pence at 31 December 2007 (Statutory NAV per share 605.0 pence, up 1.7 per cent from
595.1 pence at 31 December 2007). The number of shares in issue at 24 March 2009 is 48,024,256.

£58.9 million or 94.8 pence per share returned to shareholders via tender-offer including January 09 tender-offer
(December 2007: £22.6 millien or 31.5 pence per share). In addition, market purchases of shares amounting to
€122 million were made during the year.

Property portfolio valued at £798.8 million, down 32.0 per cent from £1,175.3 million at December 2007 (primarily arising
from disposals of £408.1 million, refurbishments of £17.2 million, downward revaluatiens of £103.4 million and foreign
exchange gains of £118.8 million}.

Net rental income £61.3 million, down 7.5 per cent from £66.3 million for the year to 31 December 2007.
Year end cash £195.3 million (December 2007: £122.0 million). £147.3 millien after January 09 tender offer.

Loss before tax £142.2 million after downward revaluations of £103.4 million on properties, £21.0 million on derivatives, and
impairment of intangibles of £22.0 million (December 2007: foss £72.6 million after downward revaluations of £68.1 million
on properties, £1.5 million on derivatives, and nil impairment of intangibles).

Lass after tax £78.1 million after release of deferred tax liabilities of £67.7 million (December 2007: loss £32.9 million after
release of deferred tax liabilities of £42.3 million).

Net foreign exchange gain recognised in reserves £40.5 million (December 2007: £16.9 million).

*see glossary of terms on page %4

1 Vanerparken, Vanersborg

I___L"Z'El z Maximilian Forum, Mupich
3 Merkurring, Hamburg
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CHAIRMAN'S STATEMENT

In 2008 we have seen unprecedented turmoil in financial
markets and the global economy as a whole. Governments
have reacted with attempts to stabilise conditions and we wait
to see whether these reforms and initiatives are successful.

The real estate market has been badly affected by
unavailability of funding and its consequent effects in terms
of substantially tower transactional volumes and valuations.

Valuations of properties are intended to indicate the price

in an open market, and with low transactional volumes our
valuers have indicated that greater subjectivity is required

in arriving at the open market valuation. My personal view

is that open market values generally are proving very difficult
to establish with a reasonable level of accuracy.

The IPD UK index indicates that commercial property capital
values have fallen by 27 per cent over the year, and whilst a
number of companies in the UK listed real estate sector have
reported full year falls across their portfolios in excess of 20
per cent, the CLS portfolio has performed comparatively well
dropping in value by only 13.4 per cent on average. Our
portfolio in France has performed particularly well relative
to the local market, and the UK business has reported falls
of below 16 per cent.

Our well-let portfolio offers protection against falling markets,
and our strategic mix of low-vacancy, non-prime location
buildings, with a high proportion of long-term leases to
government tenants is now providing significant defensive
benefits. | believe we have a resilient portfolio, with a relatively
low risk of tenant default given our high proportion of
government tenancies (39.8 per cent by rental income).

CLS's strategy of holding property for the medium to long-
term and deriving vatue from active management means
that valuation movements are of less significance to us than
the fundamentals of secure rental income and effective
treasury management.

CLS has always been a well-managed and defensively
structured group, evidenced by our tight cash management,
the spreading of risk across European markets and
currencies, and our hands-on, active management

of the portfolio.

One consequence of the global recession is that borrowing
rates on existing floating rate debt have fallen. We have

42 per cent of debt on floating rates and therefore if levels
remain at current rates this will increase our underlying
profitability during 2009 and beyond as the interest burden
is tessened substantially.

Companies that are successful over the medium to long-term
anticipate changing market conditions and react accordingly.
During the secand half of 2006, CLS embarked on a strategy
of disposing of property assets, both to crystallise capital
gains made during the preceding years of good market
conditions, and also to free up cash reserves that we felt
would be crucial as the downturn began to take effect.

This strategic decision has meant that over £700 million

of property has been disposed of in the last 3 years, the
2008 disposals at a weighted average price nearly 5 per
cent above 2007 year end valuations and significantly
hoosted our bank balances. We have returned £72 miltion

in cash to shareholders in the last 12 months. This was by
way of tender-offer buy-backs totalling £59 million in the
latter part of the year and early 2009, and by buying back
shares in the market for £13 million, whilst still maintaining
strong cash reserves to see us through the current tightening
of credit lines.

We are in discussions with our bankers and loan providers
regarding loan-to-value clauses in loan agreements on
several of our properties in London. We thank them for their
continued support and willingness to negotiate on key terms
during these difficult times, We have always maintained good
relationships with our banks, and will work in partnership
with them going forwards to ensure mutually acceptable
terms for continued financing.

In France and Germany it is much more difficult for the lender
to enforce a loan-to-value breach if interest, amortisation and
agreed interest cover is in place. This is why in the UK many
unnecessary repossessions are taking place, and a number of
our peers based in the UK are genuinely concerned about this
situation. It is hoped that the UK Government will seek to
influence banks not to enforce loan-to-value breaches when
all ather covenants are being honoured.

Our well-let portfolio offers protection against falling markets, and our
strategic mix of low-vacancy, non-prime location buildings, with a high
proportion of long-term leases to government tenants is now providing

significant defensive benefits.
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CHAIRMAN'S STATEMENT (continued)

This strategic decision has meant that over £700 million of property has
been disposed of in the last 3 years. We have returned £72 million in
cash to shareholders in the last 12 months.

We also believe that property yields are now moving towards
a level where the gap between yields and returns on cash
deposits are sufficiently wide that property will once again
become a desirable investment alternative.

In cormmon with many businesses, and as a result of the sale
of around ane third of the portfolio, the directors have been
focussing on reducing the operating cost base and staffing
levels. A cost-culting programme has been implemented

and this is expected to show a further £2 million of annualised
cost savings in 2009 and beyond, compared with 2008. The
results for 2008 show non-recurring costs in relation to this
re-structuring.

There have been a number of changes to the Board of
directors during 2008. | would like to thank James Dean,
Per Sjdberg and Steven Board for their advice, hard work
and contribution to the Group over many years.

In May 2008 | welcomed Henry Klotz as CEQ, and in November
2008 Joe Crawley and Chris Jfarvis joined the Group as non-
executive directors to the Board. 1 look forward to working
with them and | am sure that their knowledge, coupled with
the Board's experience of previous downturns will steer CLS
successfully through these turbulent times.

Finally, | would like to thank our lenders, customers, staff
and suppliers for their continued support, enthusiasm and
dedication to the business.

Sten Mortstedt
Executive Chairman
14 April 2009
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BUSINESS REVIEW 2008

INTRODUCTION

la our last annual report, we reported that 2007 had been &
tough year and that we did not anticipate life becoming much
easier in 2008. Uncertainty remains, caused by recession in
the markets in which we are active and the continuing lack of
financial liquidity and lending capacity.

In 2008 we sold properties for gross proceeds of £421.5 miltion.

This has had the effect of reducing our adjusted gearing from
131.7 per cent at 31 December 2007 to 102.4 per cent whilst
increasing our cash from £122.0 millicn at 31 December 2007
to £195.3 million at 31 December 2008, after redeeming the
loans relating to the properties sold in addition to servicing the
ongeing loans. We have now completed our strategy of selling
selected properties to enable the Group to be strongly
positioned to take advantage of purchasing opportunities

as they arise in the future.

UK

At the beginning of the year the UK portfolio was valued at
£485.8 million plus £112.8 million for the London Bridge
Quarter (LBQ) and Fielden House joint ventures.

During the year, eleven investment properties were sold for
gross proceeds of £113.3 million compared te a December 2007
carrying value of £105.2 million, a premium of 7.6 per cent.

The buildings sold were Brent House, Conoco House, Coventry
House, One Leicester Square, 22 Duke's Road, 275/281 and
London House King Street, Satellite House and Vista Centre.
The sale of our interest in LBQ was alsc compteted for £30
million including associated debt. The property at 86 Bondway
that was previously included as an investment property has now
been transferred to property, plant and equipment from the
date that we occupied it as our head office. This property will be
held at market value within property, ptant & equipment until
such time that it is returned to the investment portfolio or sold.

2008 proved to be a difficult year as the markets continued

to feel the effects of the global credit crisis, with a further fall

in transaction activity across Central London. Yields continued
to move out as lack of demand was driven by the reduction of

avaitable finance and cpportunistic buying.

The occupational market during the year remained strang
with a number of new lettings completed, reducing the
vacancy rate from 5.8 per cent at 31 December 2007 to
4.4 per cent by rental income at 31 December 2008.

1 Cl Tower, London
? Great West House, Lendan

[T
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BUSINESS REVIEW 2008 (continued)

New lettings were achieved at Cambridge House with existing
tenants Prostate Cancer Charity and Open Society Foundation
taking 320 sq m and 325 sq m respectively. Our subsidiary,
instant Office Limited, acquired a further 988 sq m at Great
West House, expanding the business centre to 1,956 sq m. At
Westminster Tower, 288 sq m was let to Trustwave Limited and
further lettings were completed at Quayside and Ingram House.
84 Bondway was let to our subsidiary CLSH Management as
the UK Head Office, assigning the lease on 264th Floor, Portland
House, Victeria for a consideration of £0.2 million to Akze Nobel
Coatings (BLO) Limited with a guarantee from Akzo Nobel NV.

At Spring Gardens we achieved a significant increase at the
June 2008 annual RP! rent review an units 3 to 5and units 5

to 6. The index based review resulted in an increase of 4.9 per
cent from £2.9 million to £3.1 million per annum in total. We
completed the construction of the new on-site gymnasium and
restaurant, which were extended to 239 sq m. This is let to the
existing Government tenant of Spring Gardens until February
2024, in line with the expiry of all the leases on the estate.

Another significant rent review during the year was with Flight
Centre on the 2nd and éth floors of Cl Tower where the rent
increased by 20 per cent to £0.1 million p.a. on the 2nd floor
and 8 per cent on the 4th floor to £0.1 million p.a. At Ingram
House, a rent review was settled with GE Capital Europe on the
3rd floor increasing the rent by 8% per cent to £0.1 million pa,

Prior to the sale of Coventry House we completed the lease
renewal on the restaurant over the lower ground, ground and
1st floors for a term of 25 years at a rent of £0.8 million pa,
representing an increase of £0.1 million pa.

During 2008 we have been pro-active in seeking lease
renewals and extensions to secure tenants and to maintain the
income stream across the portfalio. This will remain the focus
for 2009, together with reducing the vacancy rate further.

At 31 December 2008 the UK partfolio comprised 27
properties valued at £323.2 million including £2.3 million in
respect of CLS’ share of the Fielden House joint venture. This
reflects a decrease in the value of the current properties on a
like for like basis of 15.8 per cent from December 2007.

We believe the biggest risks currently facing the property
market is a deepening of the recession in the UK leading to
increased vacancy and the lack of bank liquidity which will
continue to affect the market. Since approximately 54 per
cent of the portfolio is let to government er quasi-government
tenants and the average lease period is 11.2 years, we
anticipate that our UK property values will prove resilient
compared to the wider market.

FRANCE

At 31 December 2007 the French poertfolio was valued at
£355.3 million {(€482.2 million).

There was a significant portfolio sale of 29 companies owning
14 praperties in May 2008. Consideration in respect of the
properties was £110.3 million (€142.4 million} representing

a 7.4 per cent premium on December 2007 valuations. Further
to this sale, on 30 July the Group completed the corporate
sale of three properties in a western suburb of Paris based

on property values of £68.5 million (€87.0 million). These
properties were valued at £69.5 million (€94.3 million) at

31 December 2007. As these were all corporate sates the
purchasers also acquired the assets and liabilities of the
companies, including certain loans secured on the praoperties
which led to a book loss on disposals of £16.0 million

(€19.7 million). Consequent to the sales however there was
also a release of previously accrued potential deferred tax
liabilities of £34.6 million (€43.6 million). The net result in the
Income Statement for these disposals therefore was a gain of
£18.6 million (€23.9 million - see Financial Review saction).

A further property in Courbevoie was sold for £5.4 million
(E€7.0 million) compared to a December 2007 valuation of
£5.0 miltion (€6.8 million}. In addition, a deferred tax liability
of £0.5 million {€£0.6 million) relating to the property was
released through the deferred tax line of the Income
Statement.

We are pleased with the prices obtained for all of these
properties, which have yielded good returns over our period
of ownership.

In 2008, the French economy slowed down considerably,
growing by only 0.9 per cent with the collapse of business
activity in secondary and tertiary sectors. Business investment
began to plunge due to deflationary expectations, blocked
inter-bank lending and tougher credit conditions and the slow
down of cash flows. The volume of investment represented
only 12.5 billion euros, equalling 2004,

The volume of take-up in the Paris region in the year totalled
almost 2.4 million sq m (a 14 per cent drop compared to
2007), whilst the immediate supply of office space saw a

13 per cent rise to reach 2.7 million sq m. The average
vacancy rate in the Paris region at the end of the year
increased to 5.4 per cent.

New leases were completed in respect of 13,385 sqm
representing approximately 17 per cent of the portfolio and
revenue of €3.0 million. The major re-lettings were located

in Lyon with 6,407 sq m at Le Forum and 1,296 sq m at Front
de Parc as well as in La Garenne Colombes with 2,385 sqm
at Sigma. Additionally we negotiated lease extensions and
renewals for 7,630 sq m preducing revenue of €1.7 million
including a new firm é year lease with GRTgaz over 3,170 sq m
in Gennevilliers and a new firm 6 year lease with CAMFIL over
1.072 sq m in La Garenne Colombes.

Rents subject to indexation grew in the first half with
annualised increases of 4.7 per cent in the first quarter and
4.5 per centin the second quarter. These uplifts made an
annual rent roll increase of approximately €0.6 million.




We continued renovation and refreshment of our buildings

in order to offer the best office specifications to our tenants.
In 2008 we have spent over £2.8 million including €1.9 million
tor complete renovation of the vacant premises (mainly at
Sigma, Quatuor and Forumy), €0.4 million for upgrading of air
cooling systems, and €0.3 million for various improvement
works in common parts.

At 31 December 2008 the portfolio comprised 25 properties
(inctuding 1in Luxembourg) with a value of £223.4 million
(€233.7 million), reflecting a fall in value of 7.4 per cent on
a tike for like basis during 2008.

The vacancy rate has increased to 4.2 per cent by rental
income at the year end from 4.0 per cent at 31 December
2007, however negotiations are at an advanced stage for
re-letting part of the vacant areas and we have also launched
renovation work for marketing purposes.

GERMANY

At 31 December 2007 the German partfolio was valued at
£171.5 million (€£233.2 million).

There were no acquisitions or disposals in the first half,
but in December 2008 we completed the sale of the STEP 9
property for £11.4 million (€12.9 million) compared with &
value at 31 December 2007 of £8.5 million (€11.6 million).

At 31 December 2008 the German portfolio comprised

17 properties with a value of £201 .4 million (€210.7 miltion)
reflecting a falt in value of 10.5 per cent on a like-for-like
basis compared to 31 December 2007.

Our German operations have entered an exciting phase with
approximately £24.6 million (€31 millien) being spent on
major redevelopments at the Rathaus Centre in the city

of Bochum, and two new buildings that will form part of

our existing property in Landshut, Munich over the next

six months. Both of these properties have strong tenancy
agreements in place with Bochum being let on a 30 year
indexed lease to the City of Bochum, commencing May 2009,
and the Landshut buildings on 10 year leases to E.ON Bayern
AG with no breaks.

The German economy grew by 2.5 per cent in 2008 and GDP
is expected to decrease by close to 3.0 per cent in 2009, the
unemployment rate decreased to 7.2 per cent in 2008 but is
expected to increase again to 8.0 per cent by the end of 2009,

(L]

1 Bellevue, Paris
1 D'Aubigny, Lyon

The commercial investment market activity decreased
dramatically by nearly 65 per cent, from €75.0 billion in 2007
down to €20.7 billion in 2008, due to the lack of financing.
Nevertheless this is still 100 per cent above the 10-year-
average transaction volume in Germany. Take-up in the office
letting market decreased by 4 per cent in 2008 with 3.5 billion
sq m which is the 3rd best result ever. We will keep looking for
new development opportunities very selectively.

The vacancy rate across the German portfolio at the year end
is 3.2 per cent by rental incomne compared with 2.4 per cent
at December 2007,

SWEDEN

The Swedish portfolio remains unchanged with the Véanerparken
property in Vanersborg, near Gothenburg. The value of £50.8
miltion (SEK 581 million) has increased in Sterling terms from
its valuation at 31 December 2007 of £49.6 million (SEK 635
million), but this is due to the fall in value of Sterling over the
year. In local currency the value has fallen by 8.5 per cent,
mostly due to a tenant surrendering space in exchange for
areverse premium amounting to £1.0 million.

The total transaction volurne was predicted to decrease
dramatically in Sweden during 2008, however, this projection
was not fulfilled due to a few exceptionally large transactions,
Vasakronan, owned by the Swedish government, was bought

by AP Fastigheter in July 2008 at a purchase price of £3.4 billion
(SEK 41.1 billion}, which is the largest property transaction ever
in Sweden. Including this deal, the total votlume in Sweden last
year amounted to £11.1 billion (SEK 132.8 billion), compared to
£12.2 billion (SEK 145.8 billion} in 2007. International investors
accounted for 25 per cent of the transaction volume in 2008,

a decrease of 34 per cent cormnpared to 2007

The financial crisis is starting to impact the Swedish economy
fully. Sweden’s GDP growth, which stagnated during the first
half of 2008, is now expected to plunge into negative territory
from the fourth quarter. The Swedish National Institute of
Economic Research forecast in December that annual GDP
growth will end at 0.8 per cent for 2008, compared to 2.5 per
cent in 2007. Sweden’s unemployment rate was 6.4 per cent
in December of 2008 and is predicted to continue to rise.

After experiencing a few years of strong rental growth in
Swedish property markets, rents now seem to be levelling
out and are expecting to start falling in 2009,
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BUSINESS REVIEW 2008 (continued)

Vanerparken consists of approximately 45,415 sq m and has a
vacancy rate of 12.73 per cent, since the university vacated 11,783
sq m as they centralised their campuses in four towns intoc ane.
We have now let 6,001 sq m of that area to the local authorities
and we are in final negotiations of signing new lease agreements
for most of the remaining area with the local authority. Around
90 per cent of the rented area is let to Swedish government
related tenants offering services such as healthcare, education,
a leisure water park and restaurant facilities.

The vacancy rate at 31 December 2008 is 8.2 per cent by
rental income compared with 0.8 per cent at December
2007, reflecting the surrender of space mentioned above.
Negotiations are currently in progress that if successful
will see the vacancy rate reduced to 1.9 per cent.

WYATT MEDIA GROUP

In June of this year the Lunarworks Group was re-branded as
the Wyatt Media Group (Wyatt) to better reflact its developing
identity as a multi stranded media group that provides
effective advertising opportunities for its customers wishing
to access the youth rnarket. Wyatt now owns or is associated
with seven websites (see wyatt.se) and is Sweden’s leading
digital media heuse with 70 per cent of the youth market.

During the {irst half, the Wyatt Group exercised its option to
acquire the remaining 60 per cent of Bilddagboken AB for
consideration of SEK 25 million {(£2.1 million) bringing its
shareholding te 100 per cent. It also increased its shareholding
in Internetami AB (Tyda) from 57 per cent to 82.3 per cent for
consideration of SEK 3.4 million {£3.4 million) and acquired
40 per cent of blog collection site, Bloggkoll.com.

In May a new CEO joined Wyatt and a new strategy has been
implemented that includes growth through both in-house
development and acquisitions. As part of this, CLS Group has
re-assessed the state of the market Wyatt operates in, the
risks and uncertainties associated with that market and the
business in its current state of development, the rate of
growth that can be expected and the synergies that can be
obtained from recent acquisitions within Wyatt. On the basis
of this re-assessment the Board has decided to write off all
goodwill on the acquisition of Wyatt of £22.0 miillion. The
carrying amount of the Wyatt Group after this write-down

is immaterial to the CLS group at 31 December 2008.

TOTAL RETURN TO SHAREHOLDERS

In the period from January 2001 to January 2008 the Group
consistently outperformed both the FTSE all share and FTSE
real estate indices, however in June 2007 share prices fellin
anticipation of the downturn in the commercial property
market which occurred in the second half of 2007. Since that
time these indices have converged. The graph below,
independently sourced by DataStream, inctudes conventional
dividend payments but excludes the positive impact to CLS
shareholders of substantial capital distributions through
tender offer buy-backs.
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DISTRIBUTIONS - In November 2008 and early January 2009
we distributed £58.9 million to shareholders by way of tender
offer buy-backs of 16.3 million shares, equating to 94.8 pence
per share.

PURCHASE OF OWN SHARES - 3.7 million of gur own shares
were bought back from the market for canceltation at an
average cost of 344.7 pence compared to a closing adjusted
NAV per share of 647.2 pence.

THE FUTURE - During 2009 we intend to focus all of our
energy and creativity on our core property operations, Qur
sales programme has now come to an end although our cost-
cutting efforts continue. We will also concentrate on our
letting activities and ensure that we retain our existing tenants
in order to increase our cash flow.
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FINANCIAL REVIEW

INTRODUCTION

Due to the continued dawnturn in the global ecancmy
during 2008 causing further downward pressure on
property values, the Group has suffered a loss before
taxation of £142.2 million for the year (31 December 2007:
loss of £72.6 million), and an after tax loss of £78.1 million
(31 December 2007; loss of £32.5 million). Adjusted net
assets reduced from £517.6 million at 31 December 2007 to
£399.6 million, a reduction of £118.0 million or 22.8 per cent
(statutory net assets from £403.1 million to £338.6 million).

LOSS BEFORE TAX ~ The toss before tax of £142.2 million
was principally caused by a reduction in the valuation of
the Group's property assets, which felt by £103.4 million.
The majority of the fall was on yield shift due to volatile
markets and low volume of transactions reducing property
valuations. The average increase in yield was 90 basis
points across the portfolic. On a like-for-like basis, this
level of yield shift would indicate a devaluation of around
£112 millien, indicating that our letting progress during the
year and selective disposal of properties on higher yields
has had a positive effect.

TAX - The charge for current tax was £3.6 million, mainly
incurred in respect of the French and German operating
regions. The credit to deferred tax of £67.7 million reflected
the disposal of a substantial preportion of the pertfolio
during the year combined with a reduction in property
values for the remaining properties. This shows the
benefit of our corporate structure of halding properties

in individual entities.

NET ASSETS - Adjusted NAV of 647.2 pence per share
(December 2007: 764.2 pence), reduced by 117.0 pence
per share or 15.3 per cent during 2008 (Statutory NAV of
548.4 pence per share reduced by 46.7 pence per share or
7.8 per cent over the same period).

L

1 Deanery Street, London
2 Vanerparken, Vanersborg

"

The second tender-offer, announced in November 2008, was
concluded on 7 January 2009. The terms of this tender offer
were to buy back 2 in every 9 shares at 350p per share, a total
distribution of £48.0 million. If the results of this tender offer
had been taken into account as at 31 December 2008, the
adjusted NAV per share would have been 732.1 pence per
share, an improvement of 84.9 pence from the year end and
only 4.2 per cent down on 31 Decernber 2007.

GOING CONCERN - The directors regularly stress-test the
business model to ensure that we have adequate working
capital. The results of these analyses indicate that it remains
appropriate to treat the business as a going concern.

GEARING AND INTEREST COVER - Adjusted gearing at the
year end was 102.3 per cent {December 2007: 131.7 per cent)
and statutory gearing was 121.1 per cent (December 2007:
169.1 per cent). Had the second tender offer above been taken
into account, adjusted gearing would have increased to 130.3
per cent {statutory gearing 157.6 per cent).

Recurring net interest payments and financial charges were
covered by eperating profit (excluding fair value adjustments)
by 1.3 times {2007: 1.3 times}.

DISTRIBUTIONS - During the year the Company distributed
£10.9 million to shareholders by way of tender offer buy-back
{17.0 pence per share). This compares to distributions of
£22.6 million for the year to 31 December 2007 (31.% pence
per share}. If the second tender offer were also taken into
account, the total distribution to shareholders would have
been £58.9 millien or 94.8 pence per share. The number of
shares purchased through the two tender offer buy-backs
amounted to 16.3 million shares representing 24.1 per cent
of shares in issue on 1 January 2008.

CASH - The Group held £195.3 million in cash and cash
equivalents as at 31 December 2008 (December 2007:
£122.0 million). The second tender offer, on 7 January 2009
reduced this figure by £48.0 million. Of the year end cash
balance, £11.0 million is restricted by third party charge over
funds {December 2007; £21.4 million).
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REVIEW OF THE INCOME STATEMENT
FINANCIAL RESULTS BY LOCATION - The results of the Group analysed by location and main business activity are set out below:

Total UK France Germany Sweden Wyatt  Equity Inv 2007
£m £m Em £Em £m £m £m Em

Net rental income 613 25.9 19.3 12.2 3.9 - - 663
Other income (incl associates) (4.9 1.2 1.1 - (7.2) 3.6 (3.6) 71
Operating expenses (19.7) (5.7 3.2 (3.0 (1.4) (6.4) - (30.9)
Net finance expense (22.1) 8.3) 8.1 (6.2} (1.4) (0.2) 2.1 £1.2
Profit on sale of investment properties 7.0 6.5 (0.1) 0.6 - - - -
Loss on sale of subsidiaries (16.2) - (15.9) - (0.3) - - (2.0)
Underlying profit/(loss} 5.4 19.6 (6.9) 3.6 (6.4) 3.0 (1.9) (0.7)
Fair value losses on investment properties (103.4) (59.5) 178y (19.9) (6.2) - - (68.1)
Other fair vatue (losses)/gains (21.0) (17.4) (1.0 (2.6) - - - (1.5
Impairment of intangibles (22.0) - - - - (22.0) - -
Nan-recurring costs (1.2) (1.2 - - - - - (2.3)
Loss before tax (142.2) (58.5) {25.7) (18.9 (12.6) (25.0) (1.5) (72.6)
Tax - current (3.6) - (3.4) (0.3) (0.4) 03 D.2 (2.6)
Tax - deferred &67.7 25.6 378 1.8 2.5 - - 42.3
Loss for the year (78.1) (32.9) 8.7 {17.4) (10.5) (24.7) (1.3} (32.9)

See reconciliation table page %6.

NET RENTAL INCOME - of £61.3 million decreased by 7.5 per cent (December 2007: £64.3 million) primarily due to disposals
of properties in the first half of the year.

OTHER INCOME - amounted to a net loss of £4.9 million (December 2007: income £7.1 million) and included a £3.6 million
contribution from Wyatt Group {(foermerly Lunarworks).

Qur associate companies Catena AB and Bulgarian Land Development Ple (BLD}, in commaon with many listed real estate
companies, suffered from downward valuation adjustments during 2008. Consequently our share of their results for the year
amounted to a loss of £7.5 million compared to a net profit of £0.5 million in 2007. We have however received dividend income
of £1.5 millien from Catena during 2008, se this investment remains cash generating to the Group.

A net loss of £4.6 million arose on the mark-to-market of shares held as investments and other listed share trades, including
a provision of £3.0 million on our investment in Note AB.

OPERATING EXPENSES - Operating expenses set out in the financial results table above camprised administrative expenditure
of £16.1 million (December 2007: £27.7 million) and net property expenses of £3.6 million {December 2007: £3.2 million).

ADMINISTRATIVE EXPENDITURE - amounied to £16.1 million (December 2007: £27.7 million):

2008 2007 Difference

Em Em £m
Core property group 9.6 12.5 2.9
London Bridge Quarter (LBQ) - 8.7 (8.7)
Wyatt Media Group 6.5 6.5 -
Total 16.1 277 (11.6)

Our investment in London Bridge Quarter (LBQ), which included our share of the joint venture developing Southwark Towers
and New London Bridge House, was disposed of in early January 2008 and therefore no costs were incurred on this project
during the year. The substantial cost savings made on the core property business in 2008 relate principally to lower headcount
and a slimmed down senior management team (£1.2 million). the re-location of the head office to a property held by the Group
(£0.5 mitlion) and tighter control over professional fees (£0.5 million).

NET PROPERTY EXPENSES - of £3.6 millien {(December 2007: £3.2 million) included legal, letting and other fees of £1.2 million,

reflecting letting success across all regions, advertising and marketing costs of £0.1 million and void costs of £0.8 million.
Repair and maintenance costs were £0.5 million, depreciation amounted to £ 0.1 million and bad debts were £0.2 million.
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NET FINANCE EXPENSES - amounted to £22.1 million (December 2007: £41.2 million}

2008 2007 Difference
Analysis of net finance expense £m Em £m
Interest receivable 8.6 5.9 2.7
Foreign exchange 1.9 0.7 11.2
Interest receivable and similar income 20.5 6.6 13.9
Interest payable and similar charges (42.6) (47.8) 9.2
Net finance expense (22.1) (41.2) 191

Finance costs (excluding fair value adjustments on financial instruments) of £42.6 million decreased by £5.2 million compared
to the previous year of £47.8 million, principally due to the disposals compteted in the first half of 2008 and the resultant
redemption of loans.

Interest receivable of £20.5 million is comprised of two main items; £8.6 million was earned from average cash reserves during
the year of £148 million, combined with an £11.9 million foreign exchange translation gain mostly from Euro cash batances held
by the Group being re-translated at the exceptionally low GBP to Euro rate that arose at the end of December, This category also
includes a net gain on forward foreign currency exchange contracts entered into during the year of £2.4 million.

The average cost of barrowing for the Group at 31 December 2008, is set out below:

UK France Germany Sweden Total
December 2008
Average interest rate on fixed rate debt 8.7% 4.9% 5.2% - 6.2%
Average interest rate on variable rate debt 6.1% 5.4% 5.6% 4.5% 5.3%
Overall weighted average interest rate 6.7% 5.3% 9.3% 4.5% 5.8%
December 2007
Average interest rate on fixed rate debt 6.8% 4.6% 5.1% 5.4% 6.2%
Average interest rate on variable rate debt 7.2% 5.4% 55% 57% 5.8%
Overall weighted average interest rate 7.0% 5.2% 5.2% 5.6% 51%

Financial instruments - The adverse impact of fair value movements in interest rate instruments was £21.0 millien (2007:
adverse £1.5 million}. This amount is almost entirely relating to a floating to fixed rate swap transaction on one property, fixing
below 5 per cent on a long-term basis over a principal sum of £106.0 million. At 31 December 2008, with global interest rates
falling heavily and long-term yield curves relatively flat, this instrument was marked down accordingly. We believe that this swap
transaction is an attractive long-term hedging instrument. It is important to note that if this swap is held to maturity, the net fair
value moverments reported through the income statement over its life will be zero, leaving only the impact of fixing the interest
rate over the life of the instrument.

NET RENTAL INCOME PROFIT/{LOSS) BEFORE TAX
(Em) (Em)
35 20

30 ]
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LOSS ON SALE OF SUBSIDIARIES - The loss of £16.0 million principally relates to the sale of French properties by way of
corporate sale rather than the sale of the individual buildings. Such sales are accounted for by taking any deductions for latent
tax and guarantees provided through the valuation line of the properties within the corporate vehicles. This resulted in the pre-
tax loss on disposal of French subsidiaries. In conjunction with the dispesals however is a reduction in the Group's potential
liability for deferred tax, in this instance amounting to £34.6 million. This movement is shown within the deferred taxation line,
thus the net effect on the Group of the French dispasals is a profit after tax of £18.6 mullion.

PROFIT ON SALE OF INVESTMENT PRGPERTIES ~ Disposals of properties in the UK and Germany were by conventionat sale of
the buildings, which released a profit on dispesal of £6.5 million and £0.4 million respectively, and a further release of deferred
tax of £7.0 million.

NON-RECURRING COSTS - As reported in the Chairman’s statement at the 2007 year end, CLS was considering a number of
options to re-structure the Group in arder to release reserves for future distributions, to align the structure to the Group’s pan-
European operational focus and to enable the Group to compete more effectively with other UK property investors enjoying REIT
status. Non-recurring costs of £1.2 million were incurred in the year in relation to this propesed change. The release of reserves
was completed and the Group structure is being reviewed to rationalise the number of entities.

IMPAIRMENT OF INTANGIBLES - The Group's investment in the Wyatt Group of companies was re-assessed during the year as
a result of operational and trading difficulties within the markets that Wyatt operates. The result of this re-assessment was the
write-off of all goodwill relating to our investment in this business, a total of £22.0 million. We cantinue to closely monitor our
investment in Wyatt, but the carrying value at 31 December 2008 is immaterial to the CLS Group.

TAXATION

Current tax - In 2008 the Group’s current taxation charge has benefited from the utilisation of losses, significant capital
allowances and amortisation deductions. Outside the UK and Sweden these factors will have less effect in the future as
corporation tax losses are used against expected profits and as amortisation deductions decrease in existing subsidiaries.

Deferred tax - The results of the Group include full provision for deferred taxation relating te potential gains on the sale of
properties at current valuations, as required by IAS 12. The amount provided represents the maximum gotential tax liability
on gains from property disposals.

The method of calculation for the estimate of deferred tax was revised in 2007 to include the effect of indexation allowance
available if properties in the UK were to be sold, resulting in a credit to the income statement of £31.4 million in that year. The
method was revised during the 2007 financial year as the Group considered that it was more appropriate to assume that it would
recover the carrying amount of its investment properties through use followed by eventual disposal. This is evidenced by the
decision taken in 2007 to dispose of a significant proportion of the portfolio, cornpleted during 2008.

Prior to the 2007 financial year, the Group had been predominantly long-term investors in property with occasional disposals,
and therefore it was more appropriate to determine the tax base as being that of returning value through continued collection
of rental income.

For the year ended 31 December 2008 the IAS 12 deferred tax credit included in the Income Staterment was £47.7 million. This is
after, where appropriate, recognition of tax losses and the reversal of timing differences. The provisien for deferred tax reduced
net assets by £61.0 million (31 December 2007: credit of £42.3 million and reduction in net assets of £114.6 million respectively).

We consider itis unlikely that this full liability will crystallise because it takes no account of the way in which the Group would
realise these gains. In particular the deferred tax provision takes no account of the way in which properties are expected to be
sold, or of elections available to ensure that deductions claimed previously for capital allowances are not reversed.

REVIEW OF THE BALANCE SHEET

INVESTMENT PROPERTIES - The Group's property portfolio amounted to £798.8 million, showing a net decrease of £376.5
million aver its value at 31 December 2007 of £1,175.3 million. The movermnent in the portfolic is set out below:

Group UK France Germany Sweden

£m £m £m Em Em

Opening property assets 1,175.3 598.5 355.3 171.8 49.7
Purchases - - - - -
Refurbishment 17.2 2.4 1.2 1.1 2.3
Disposals (408.1) (217.8) (180.5) (9.3) (0.5}
Revatuation movements (103.4) (59.9) (17.8) 9.9 (6.2)
Foreign exchange 118.8 - 65.7 47.5 5.6
Other (1.0) (0.6) (0.9) 0.2 (0.1

Closing property assets 798.8 323.2 223.4 2014 50.8
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PURCHASES - No properties were purchased during the year.

REFURBISHMENT - In the UK, expenditure on refurbishments amounted to £2.6 million, principally on upgrading our property
at Spring Gardens to meet the tenant’s requirements. Other improvements were made to Great West House and Cap Gemini
House.

The bulk of refurbishment and development expenditure was carried out in Germany at our properties in Landshut (Munich) and
Bochum (E11.1 million). Various smaller refurbishment works in France amounted to £1.2 million.

DISPOSALS - The detail of the disposals made during the year is covered in the Business Review, but the significant items were
the dispasal of our share in LBQ in the UK (£110.2 million), the sale of a portfolio of properties in France to {FPI(E97.7 million),
Victor Hugo and the Pascal buildings in Paris (£40.4 million and £2%.3 million respectively), the sale of 1 Leicester Square
(£29.0 million) and Coventry House (£23.8 mitlion).

FOREIGN EXCHANGE - The gross foreign exchange translation gains on properties was £118.8 million, of which £65.7 million
related to France, £47.5 miltion was in respect of Germany and £5.6 million arase in Sweden. Taking into account the effect of
foreign exchange translation on loans to finance these assets, the net effect was a gain in reserves of £40.5 million.

Based on the valuations at 31 December 2008 and annualised net contracted rent receivable at that date of £59.2 million, the
portfolio shows a yield of 7.4 per cent, an increase of 90 basis points since 31 December 2007, reflecting the increased volatility
in the markets, lower volume of comparable transactions and prudent valuations.

An analysis of the location of investment property assets and related loans is set out below:

Equity
Total UK France Germany Sweden Investments
£m £m % £m % £m % Em % Em %

Investment

Properties 798.8 323.2 40.5 223.4 280 201.4 25.2 50.8 6.3 - -
Property loans® (576.3) (265.4) 461 (132.5) 23.0 (144.9) 251 (31.2) 5.4 (2.3) 0.4
Equity in

Property Assets ~ 222.% 57.8 250 90.9 40.9 54.5 25.4 19.6 8.8 (2.3) (1.0)
Other 1771 85.7 7.5 1.6 0.5 17.8

Adjusted

net assets 399.6 143.5 35.9 162.4 40.6 58.1 14.5 201 5.0 15.5 4.0

Equity in Property
as a Percentage

of Investment 27.9 17.9 40.7 28.1 38.4 -

Opening Adjusted

net assets 517.6 227.5 440 154.1 298 56.4 10.8 407 7.9 38.9 7.5
(Decrease)/

increase (118.0) (84.0) 7.2 8.3 7.0 1.7 (1.4) (20.6) 175 (23.4) 19.8

Closing Adjusted
net assets 399.6 143.5 359 162.4 40.6 58.1 145 20.1 5.0 15.5 4.0

*Loans relating to the financing of our investment in Catena AB and other non-property assets were included within “cther” and amounted to £25.3 millien.

The following exchange rates were used lo translate assets and liabilities at the year end; £uro/GBP 1.0467 SEK/GBP 11.4474. Adjusted net assets are reconciled
to statutory net assets in the ‘Results at a glance’ section.

DEBT/EQUITY FINANCING OF PROPERTY ASSETS BY REGION
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DEBT STRUCTURE - Borrowings are raised by the Group to finance holdings of investment properties. These are secured,
in the main, on the individual properties to which they relate. All borrowings are taken up in the local currencies from specialist
property lending institutions.

Financial instruments such as interest rate caps and swaps have been taken out with prime banks te manage interest and
foreign exchange rate risk in respect of alt of the Group’s interest rate exposure and a significant proportien of its foreign
exchange rate exposure.

Net Interest Bearing Debt

Equity
Total UK* France Germany Sweden inale"st.
Em % £m % Em % £m % £m % £m %
2008
Fixed Rate Loans (346.3) 575 (230.6) B69 (28.6) 21.6 (87.1) 600 - - - -
Floating Rate Loans (255.3) 425 (348 13.1 (103.9) 784 (57.8) 400 (56.5) 100.0 (2.3) 100.0
(401.6) 1000 (2465.4) 441 (1325) 220 (144.9) 240 (56.5) 9.4 (2.3) 0.5
Bank and cash 195.3 100.0 97.6 50.0 79.2 40.6 &7 3.4 10.5 5.4 1.3 0.6
Net Interest
Bearing Debt (406.3) 1000 (167.8) 413 (53.3) 131 (138.2) 340 (46.0) 113 (1.0$) 0.3
2007 (476.7) 1000 (338.4) 500 (194.9y 288 (113.8) 168 (29.9) 4.4 0.3 -

*Non interest bearing debt, represented by short-terrn creditors, amounted to £32.9 million (December 2007: £59.7 million). Borrowings, gross of arrangement fees,
amounted o £605.2 mitlion (Decernber 2007; £803.7 million, including amounts owed in respect of Joint Ventures of €48.4 million).

GROUP TOTAL

Fixed rate
loans 58%

Floating rate
loans 42%

UNITED KINGDOM FRANCE
Floating rate
Fixed rate loans 13% Fixed rate
loans 87% loans 22% Floating rate
loans 78%
GERMANY SWEDEN
Fixed rate Floating rate
loans 60% loans 100%

Floating rate
loans 40%
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Interest rate caps

Total UK France Germany Sweden
% % % % %
2008
Percentage of net floating rate loans capped 100.0 100.0 100.0 100.0 nfa
Average base interest rate at which loans are capped 4.5 3.8 4.8 4.6 nfa
Average tenure 21years 1.7years 2.3years 2.4years nfa
2007
Percentage of net floating rate loans capped 100.0 100.0 100.0 100.0 100.0
Average base interest rate at which loans are capped 4.8 55 48 4.6 45
Average tenure 33years 20years 33years 3.4years 08years

At the end of 2008, 57.5 per cent of gross debt was fixed (December 2007: 62.8 per cent). This decrease in fixed rate funding
is mainly due to the mix of toans redeemed as a result of sales of properties during the year.

New Printing House Square was financed in 1992 through a securitisation of its rental income by way of a fully amortising bond.
This bond has a current outstanding balance of £35.9 million {December 2007: £36.7 million) at an interest rate of 10.7 per cent
with a maturity date of 2025, tn addition, there is a zero coupon bond, with a current outstanding balance of £7.6 miltion
(December 2007; £6.9 million), with matching interest rate and maturity date. These debt instruments have a significant
adverse effect on the average interest rate.

The net borrowings of the Group at 31 Decerber 2008 were £406.3 million (Decernber 2007: £676.7 million), the decrease being
influenced by gross loan repayments and redemptions of £298.4 miltion, principally resultant from sales of properties. There
was also an adverse translation effect in respect of loans held in Euros and SEK of £77.9 million.

The contracted cash flows from the properties securing the loans continue to cover all engoing interest and loan amortisation
obligations. Of the Group’s total bank debt of £601.6 miltion £54.2 mittion (9.0 per cent) is repayable within the next 12 months,
with £270.1 million {44.9 per cent) maturing after more than five years.

OTHER INVESTMENTS - Consists of equity investments amounting to £14.3 million (December 2007: £8.4 million). The majority
by value are listed corporate and financial bonds, which are carried at market value of £10.8 millien. The bonds were bought at a
significant discount to the nominal value and have very attractive coupon rates and yields te maturity. The remaining £3.5 million
consists mainly of listed investments.

INVESTMENT IN ASSOCIATE COMPANIES - The Group holds investments in two principal associate companies carried in our
books at £39.3 million. The Group holds 29.1 per cent of Catena AB, a Swedish listed property group held at £25.1 million, being
the Group’s share of the adjusted net assets of Catena excluding any provision for deferred tax, which we believe is unlikely to
ever crystallise. Although Catena made a loss for the year due to adverse fair value movements on its properties, our share of
which was £3.2 million, it alse included positive foreign exchange movement of £3.1 million, a write-off of goodwill amounting
to £3.9 million and our share of their negative reserve moverments of £0.2 mitlion.

The second associate is Bulgarian Land Development Plc in which our hotding of 35.8 per cent is carried at £14.1 miltion after

our share of its losses in the year which amounted to £1.1 million, write-off of opening goodwill of £1.4 millien, the recognition

of negative goodwill of £2.1 million in respect of additionat shares purchased in the year, and our share of their positive reserve
movements of £2.2 million.

SHARE CAPITAL - The share capital of the Company amounted to £16.7 million at 31 Decemnber 2008, represented by 66,745,471
ordinary shares of 25 pence each, of which 5,000,000 shares were held as Treasury shares. At 31 December 2008 there were
therefore 61,745,471 shares quoted on the main market of the London Stock Exchange.

The Treasury shares are not included for the purposes of any proposed tender offer buy-backs or for calculating earnings and
NAV per share.

A capital distribution by way of tender offer buy-back was made in November 2008 resulting in the purchase and cancellation
of 2,575,644 shares and the distribution of £10.9 million to shareholders,

A further tender offer of 2 in every % shares at 350 pence was proposed on 1 December 2008 and approved at an AGM held
on 18 December 2008. The offer was settled on 7 January 2009 and resulted in the purchase and cancellation of a further
13,721,215 shares and the distribution of £48.0 million.

After the January 2009 tender offer buy-back there were 48,024,256 shares in issue, of which the Mortstedt farnily holds 57.7 per cent.
Market purchases during the year totalled 3,744,342 shares at an average price of 344.7 pence per share.

The weighted average number of shares in issue during the year was 64,783,048 (December 2007: 71,091,071).
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An analysis of share movements during the year is set out below:

No. of shares

Mo. of shares

million miltion
2008 2007
Opening shares for NAV purposes 47.7 726
Tender offer buy-back (2.8) (3.3
Buy-backs in the market (3.7 (1.8)
Shares issued for the exercise of options 0.3 -
Closing shares for NAV purposes 61.7 67.7
Shares held in Treasury by the Company 5.0 7.1
Closing shares in issue 66.7 74.8
An analysis of the year end ownership structure is set out below:
No. of shares Percentage
million of shares
Institutions 18.7 30.2%
Private investors 0% 1.4%
The Mortstedt family 34.1 35.3%
Other 8.0 13.1%
61.7 100.0%
Shares held in Treasury by the Company 50
Total 66.7

At 31 December 2008 there were no share options in existence.

ANALYSIS OF SHARE OWNERSHIP

Other 13%

The Mortstedt
family 55%

REVIEW OF CASH FLOWS

Institutions 30%

Cash balances have increased from £122.0 million at the beginning of the year to £195.3 million at 31 December 2008. The
principal movements are the sale of investrnent property generating £127.6 million, disposal of our interest in the LBQ joint

venture for £28.1 million and disposal of subsidiaries owning property in France for £49.2 million.

Loan redemptions resulting from the sale of properties totalled £122.8 million and purchase of own shares through tender-offer
buy-back and in the market amounted to £24.0 million. New loans, principally on our development properties in Germany raised
cash balances by £21.3 million, mostly utilised on capital expenditure for those properties of £18.9 million.
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PROPERTY PORTFOLIO

We continue to focus an our portfolio of low risk, high return properties and to actively manage our buildings to maximise long-
term capital returns. Our core areas of operation are the UK, France, Germany and Sweden.

At 31 December 2008, the Group owned 70 preperties with a total lettable area of 372,617 sq m (4,010,817 sq ft). 27 properties
were in the UK, 24 in France, 17 in Germany, 1 in Sweden and 1 in Luxembourg. We had 356 commercial tenants and 15

residential tenants.

An analysis of contracted rent, book value and yietds is set out on the following page.

Yield Yield

Contracted Net Book onnet when

Rent rent Value rent fully let

£m % Em % fm % % %
London Sauth Bank 10.4 17.0% 10.4 17.5% 152.8 19.1% 6.8%
London Mid town 6.7 10.8% 6.7 11.2% 813 10.2% 8.2%
London West 4.3 7.0% 3.9 6.5% 49.0 6.1% 7.9%
London West End 0.6 1.0% 0.6 1.0% 9.1 1.1% 6.5%
London South Bank - JVs 0.1 03% 0.1 0.3% 23 0.3% 6.8%
London Naorth West 0.9 1.4% 0.8 1.4% 9.5 1.2% 9.0%
London South West 1.7 2.8% 1.7 2.9% 17.6 2.2% 9.6%
Outside London - - - - 1.6 0.2% -

Total UK 24.7 40.3% 24.2 40.9% 323.2 40.5% 7.5% 7.8%
France Paris 10.2 16.7% 10.0 17.0% 136.6 17.1% 7.3%
France Lyon &4 7.1% 4.3 7.3% 54.8 6.9% 7.9%
France Lille 0.7 1.1% 0.6 1.0% 10.3 1.3% 5.8%
France Antibes 0.7 1.1% 0.6 1.1% 8.2 1.0% 7.7%

Total France 14.0 26.0% 15.5 26.3% 209.9 26.3% 7.4% 79%
Luxembourg 1.2 2.0% 1.2 2.1% 13.5 1.7% 9.0%

Total Luxembourg 1.2 2.0% 1.2 2.1% 13.5 1.7% 9.0% ?.0%
Germany Munich 6.2 10.1% 6.3 10.4% 85.0 10.6% 7.3%
Germany Hamburg 33 5.4% 3.3 5.6% 43.7 9.5% 7.6%
Germany Berlin 33 9.4% 3.2 5.4% 449 5.6% 7.1%
Germany Bachum 1.2 1.9% 1.2 2.0% 253 3.2% 4.7%
Germany Diisseldorf 0.3 0.5% 0.3 0.6% 2.5 0.3% 13.3%

Totat Germany 14.3 23.3% 14.2 23.9% 201.4 25.1% 7.1% 7.2%
Sweden Vdnersborg 51 8.4% 4.1 6.9% 50.8 6.4% 8.1%

Total Sweden 5.1 8.4% 4.1 6.9% 50.8 6.6% 8.1% 8.9%

Group Total 613 100.0% 59.2 100.0% 798.8 100.0% 7.4% 7.8%

Caonversion rates: Euro/GBP 1.0461 SEK/GBP 11.4474. Yields on receivable rents and potential rents have been calculated on the assumption that book values
at 31 December 2008 will increase by refurbishment expenditure of appreximately £19.3 million in respect of projects in Germany and £2.7 million in the UK.

GROUP CONTRACTED RENT BY LEASE LENGTH

Vacant 4%
Development
stock 2%

< 0 years 36% (

RENT BY SECTOR
Media 2% Jp— Charity 1%
Retail 3% AW Leisure 1%
>10years 25%  Finance 6% | "\ Residential 1%
(']
Manufacture 8% /
Other 9% (\ \ Government 40%

5-10 years 33%

Business services 14%

/

IT15%
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PROPERTY PORTFQOLIO (continued)

RENT ANALYSED BY LENGTH OF LEASE AND LOCATION - The table below shows rental income by category and the future

potential income available from new lettings and refurbishments.

Space under

Contracted refurbishment

Contracted but not Unlet or with

aggregate Incorme space planning
Sqg.m Sq. ft rental producing at ERY consent Total Tatal
(000) (000} €m £m E£m £m Em %
UK >10yrs 52.7 567.6 131 - - - 13.1 50.5%
UK 5-10yrs 28.4 305.3 5.0 - - - 5.0 19.3%
UK <b5yrs 26.5 285.4 4.6 - - - 6.6 25.8%
Development Stock 11 12.1 - - - - - 0.1%
Vacant 7.0 74.7 - - 1.1 - 1.1 4 4%
Tatal UK 115.7 1,245.1 24.7 - 1.1 - 25.8 100.0%
France » 10 yrs 2.8 30.1 0.7 - - - 0.7 4.2%
France 5-10yrs 3341 355.9 7.8 - - - 7.8 46.4%
France < Syrs 34.5 3718 7.5 - - - 7.5 45.2%
Vacant 4.2 45.0 - - 0.7 - 0.7 4.2%
Total France 74.6 802.8 16.0 - 0.7 - 16.7 100.0%
Luxembourg < 5 yrs 3.7 39.8 1.2 - - - 1.2 100.0%
Total Luxembourg 3.7 39.8 1.2 - - - 1.2 100.0%
Germany > 10 yrs 219 2353 2.3 - - - 25 15.9%
Germany 5-10 yrs 35.5 3825 4.4 - - - 4.4 27.6%
Germany < 5yrs 28.0 623.9 7.3 - - - 7.3 45.9%
Development Stock 14.1 151.3 - - - 1.2 1.2 7.4%
Vacant 4.0 43.6 - - 0.5 0.5 3.2%
Total Germany 133.5 1,436.6 14.2 - 0.5 1.2 15.9 100.0%
Sweden > 10yrs - - - -~ - - - -
Sweden 5-10 yrs 34.1 367.2 4.7 - - - 4.7 83.6%
Sweden < 5yrs 5.8 62.7 0.5 - - - 0.5 8.2%
Vacant 53 5.7 - - 0.5 - 0.5 8.2%
Total Sweden 452 486.6 5.2 - 0.5 - 5.7 100.0%
Group > 10yrs 77.4 833.0 16.3 - - - 16.3 25.0%
Group 5-10yrs 131.1 1.416.9 21.9 - - - 21.9 33.4%
Group < 5yrs 1285 1.383.4 23.1 - - - 23.1 35.5%
Development Stock 15.2 163.4 - - - 1.2 1.2 1.8%
Vacant 205 220.0 - - 2.8 - 28 4.3%
Group Total 372.7 4,010.9 61.3 - 2.8 1.2 65.3 100.0%

We estimate that open market rents are approximately 7.5 per cent lower than current contracted rents receivable, which
represents a potential reduction of £4.6 million. An analysis of the net decrease is set out below:

Contracted Estimated Reversionary

Rent  Rental Value Element

£ million £ million £ miltien

UK 24.7 235 (1.2)
France and Luxembourg 17.2 16.1 (1.1
Germany 14.2 13.6 {0.6)
Sweden 52 a5 (1.7
Total 61.3 55.7 (4.6)

The totat potential gross rental income (comprising contracted rentals, and estimated rental value of un-let space) of the

portfolio is £65.3 mitlion p.a.
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SCHEDULE OF GROUP PROPERTIES

Properties UK
Date of
Freehold/ Canstruction/
Address Leasehold Area m’ Area Sq ft Use Refurbishment
Property value > £20m
Spring Gardens Tinworth Street, London SE11 Freehold 19,273 207,453 Offices 19%0
New Printing 214/236 Grays Inn Road, Freehold 26,295 283,037 Dffices 1996
House Sgquare London WC1
Great West House Great West Road, Brentford, Freehold 14,446 155,495 Offices 2005
Middx TW8
Cap Gemini House 95 Wandsworth Rd, 72-78 Bondway, Freehold 10,427 112,235 Offices/Industrial 1995
22 Miles Street, London SW8
Property value £10m - £20m
Cl Tower High Street, New Malden, Freehold 7.538 81,138 Offices 2002
Surrey KT3
Cambridge House 100 Cambridge Grove, London Wé Freehold 6,628 71,343 Offices 1998
Westminster Tower 3 Albert Embankment, London SE1 Freehold 4,473 48,147 OHfices 2004
Property value < £10m
Chancel House MNeasden Lane, Londan NW10 Freehold 6,940 74,702 Offices 1990
Clifford’s Inn Fetter Lane, London EC4 Freehold 3181 34,240 Offices/ 1993
Residential
Ingram House 13/15 John Adam Street, Freehold 1,124 12,099 Offices 2004
Lendon WC2
Quayside William Morris Way, London SWé Freehold 3.065 32,991 Offices 1989
Tinworth Street 2/10 Tinworth Street, London SE11 Freehold 1,243 13,595 Industrial/Qffices  Early 1900's
Buspace Studios 10 Conlan Street, London W10 Freehold 3,006 32,356 Studio/2001
Workshops/Offices
Bondway 80/84 Bondway, London SE11 Freehold 1,636 17,610 Offices Early 1900's
Deanery Street 2 Deanery Street, London W1 Freehold 193 2,077 Offices/Residential 1988
Zest Nightclub Princess Street, [pswich, Freehold 1,951 21,000 Nightclub 1999
Suffolk, IP1
Wandsworth Road 101/103/107 Wandsworth Road, Freehold 388 4,176 Residential Early 1900's
London SW8
The Rose 35 Albert Embankment, Freehold 531 5,716 Leisure Early 1700's
London SEN
Vauxhall Walk 108 Vauxhall Walk, London SE11 Freehold 600 5,458 Car parking Early 1900's
Vauxhall Walk 110 Vauxhall Walk, London SE11 Freehold 790 8,503 Industrial/Offices 1990
Western House 5 Glasshouse Walk, London SE11 Freehold 538 5,791 Dffices 1900°s
Miles Street 18/20 Miles Street, London SE11 Freehold 152 1,636 Offices 2001
Tinworth Street 14 Tinworth Street, London SE1 Freehold 218 2347 Industrial 1995
Vauxhall Watk 92/98 Vauxhall Walk, London SET1 Freehold 97 1,044 Offices Early 1900's
Holland Park Avenue London W11 Freehold - - Residential 1997
Share of joint venture
Fielden House 28-42 London Bridge Street,
Londen SE1 Freehold 755 8,127 QOffices 1960's
UK Properties at 31 December 2008 Sub total 115,508 1,243,316
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SCHEDULE OF GROUP PROPERTIES (continued)

Properties France and Luxembourg

Freehold/ gziturfuctionl

Address Leasehold Area m’ Area Sq ft Use Refurbishment

Property value £10m - £20m

Le Sigma Place de Belgique, 20 Bld de Freehold 6,599 71,031 Offices 1993
LEurope, 92250 La Garenne
Colombes, Paris

Forum 27/33 Rue Maurice Flandin, Freehold 6,910 74,379 Offices 1990
49003 Lyon

Jean Jaurés 120 Rue Jean Jaurés, 92300 Freehold 4,219 45,413 Offices 1993
Levallois Perret

Petits Champs 48 Rue Croix des Petits Champs Freehold 1,800 19,375 Offices 1972
75001, Paris

Eugéne Ruppert 16 Rue Eugéne Ruppert, Freehold 3,698 39,805 Offices 1991
L2453 Luxembourg

Le Quatuor 148 Avenue Jean Jaures, Freehold 5,131 55,230 Offices 1991
92120 Montrouge, Paris

Le Debussy 77/81 Boulevard de ta République, Freehold 4,206 45,273 Offices 1992
92250 la Garenne Colombes, Paris

Mission Marchand 54 Boulevard de la Mission
Marchand, 92400 Courbevoie, Paris Freehold 2,784 29,967 Offices 1993

Front de Parc 109 Boulevard de Stalingrad, Leasehold 5,223 56,220 Offices 1989
49100 Lyon

Property value < £10m

Le Sully I8t 2, Rue Georges Bizet, 78200 Freehold 2,798 30,117 Offices 2006
Mantes la Jolie

Park Avenue 81 Boulevard de Stalingrad, Freehold 4,249 45,736 Offices 1988/89
Villeurbanne, 69100 Lyon

D'Aubigny 27 Rue de ta Villette, 69003 Lyon Leasehold 4,316 46,457 Offices 1990

Bellevue 95/97Bis Rue de Bellevue, Freehold 2,400 25,833 Offices 1988
92100 Boulogne, Paris

Capitaine Guynemer  53/55 Rue du Capitaine Guynemer, Freehold 2 23,368 Offices 1993
Courbevoie, 92400 Paris

Le Chorus 2203 Chernin de 5t Claude, Freehold 4,333 46,640 Offices 1990
Nova Antipolis, 06600 Antibes

Petits Hétels 20/22 Rue des Petits Hatels, Freehold 2,001 21,539 Dffices 1994
75010 Paris

Rue Pierre Timbaud 2 Rue Pierre Timbaud, $2230 Freehold 3,170 34,122 Offices 1994
Gennevilliers, Paris

Rhone Alpes 235 Cours Lafayette, 69006 Lyon Freehold 3,142 33,820 Offices 1993

La Madeleine 105 Avenue de la République, Freehold 4,603 49,544 Offices 1979
59110 Lille

Rue Nationale 924 Rue Nationale, 59000 Lille Freehold 2,243 24,143 Qffices 1975

Solférine 14 Rue de Solférino, Freehold 1,046 11,259 Offices 1991
92100 Boulogne, Paris

Général Leclerc 58 Avenue Général Leclerc, Freehold 525 5,651 Offices 1992
92100 Boulegne, Paris

Rue Stephenson 18 Rue Stephenson, 75018 Paris Freehold 538 5,71 Offices 1994

Le Foch 62 Avenue Foch, 92250 la Garenne Freehold 194 2110 Offices 1992
Colombes, Paris

France and Luxembourg Properties at 31 December 2008 Sub total 78,301 842,825
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Properties Germany

23

Date of
Freehold/ Constructien/

Address Leasehold Area m? Area Sq ft Use Refurbishment

Property value > £20m

Adlershofer Tor Rudowerchausee 12, D-12489 Freehold 19,722 212,286 Offices/Retail 2003
Adlershofer Tor, Berlin

BrainLAB Kapellenstrasse 12, Feldkirchen Freehold 16313 175,692 Offices 2006
D-85622, Munich

Bochum Hans-Backler-Strasse 19, Freehold 2517 270,938 Offices 1982
44787, Bachum

Planegg Maximilian Forum, Freehald 13,819 148,746 Offices 1993/1994
Lochhamer Str 11-15,
D-82152, Munich

Property value £10m - £20m

Fangdieckstrasse Fangdieckstrasse 75, 75a,b, Freehold 12,969 139,597 Offices 2000
22547 Hamburg

Grafelfing Lechhamer Schlag 1, Munich Freehald 7,050 75,886 Qffices 2000

Jarrestrasse Jarrestrasse 8 - 10, D-22303, Freehold 5,645 40,742 Offices 2001
Hamburg

Landshut Roider-Jackl-Strasse, Landshut Freehold 3,633 39,105 Dffices 2003

Property value < £10m

Bismarkstrasse Bismarckstrasse 105/ Freehotd 5.944 63,981 Offices 1960/2004
Leibnitzstrasse 11 - 13,
Charlottenburg, Berlin

Merkurring Merkurring 33-35, D-22143, Freehotd 8,262 88,931 Offices 2001/2003
Hamburg

Riidesheimer Strasse Riidesheimer Strasse 9, D-80484, Freehold 2,587 27,846 Offices 2003
Munich

Harburger Ring 33 Harburger Ring 33, D-21073, Freehold 3,300 35,521 Offices 19%4
Hamburg

Unterschleissheim Lise-Meitner-Strasse 4, D-85714, Freehold 2,947 N2 Offices 2004
Munich

Frohbisestrasse Frohbisestrasse 12, 0-22525, Freehold 1,993 21,452 Offices 2003
Hamburg

Schanzenstrasse Schanzenstrasse 76, D-40549, Freehold 3,095 33,314 Residential 1980
Oisseldorf

Siiderhastedt Dorfstrasse 14, 25727 Siiderhastedt Freehold 1,185 12,755 Nursing home 1991

German properties at 31 December 2008 Sub total 133,635 1,438,433

Properties Sweden

Property value > £20m

Vanerparken Lasarettet No. 2, Vanerparken, Freehold 45,206 486,593 Offices/Education/ Various
Vanersborgs Kommun Residential/Leisure/

Hospital

Swedish Properties at 31 December 2008 Sub total 45,206 486,593

TOTAL ALL PROPERTY 372,650 4,011,187
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DIRECTORS® REPORT

for the year ended 31 December 2008

The Directors present their report and the audited financial statements for the year ended 31 December 2008. The Chairman’s
Statement and Financial Review should be read in conjunction with this report.

1

PRINCIPAL ACTIVITIES

The principal activities of the Group during the year were the investment in, development and management of commercial

properties in the UK, France, Germany and Sweden.

REVIEW OF BUSINESS

The Consolidated Income Staternent for the year is set out on page 42.

A review of results for the year, the general principal risks and uncertainties facing the Company and prospects for the future are
included within the Chairman’'s Statement, Business Review, Financial Review and Praperty Portfolic (pages 5 to 23). Specific
risks and uncertainties are set out below. Key Performance Indicators can be found in the Resulis at a Glance section on page 3.

Details of use by the Group of financial instruments are set out in the Financial Review on pages 11 to 18 and in the Notes to the
consolidated financial statements, Note 2.9 (pages 50 to 52) and Note 3 {pages 55 to 59). Risk Management abjectives are detailed

in Note 3.3 (pages 54 to 58).

RISKS AND UNCERTAINTIES

The Company considers there are a number of potential risks and uncertainties which could have a material impact on the
Group's performance and could cause the actual results to differ materially from expected and historical results. Management

and mitigation of these risks are the responsibitity of the Board.

Risk

Mitigation

Property investment risks

Underperformance of investment portfolio impacting an
financial performance due to:

» Cyclical downturn in property market

* Inappropriate buy/sell/hold decisions

The senior management has detailed knowledge of core
markets and experience gained through many market cycles.
This experience is supplemented by external advisors and
financial models used in the capital altocation decision.

+ Changes in supply andfor tenant demand affecting rents
and vacancies

The Group's property portfolio is diversified across four
countries. Average time remaining on current leases is 8.1
years and the Groups largest tenant concentration is with the
Government sector which comprises 39.8 per cent. The largest
single non government tenant represents 3.1 per cent. of gross
rent and is a major international bank.

* Poor asset management

Property teams review the current status of all properties
weekly and provide a written report to senior management on
KPIs including vacancies, lease expiry profiles and progress on
rent reviews which are actively managed to miligate risk.

Funding risks
The risk that financing or re-financing will not be obtained at
an acceptable price

The Group has a dedicated Treasury department and
relationships are maintained with approximately 20 banks
across the countries in which we operate thus reducing credit
risk and increasing opportunities to obtain the best deal. The
Group's exposure to changes in prevailing market rates is
largely hedged on existing debt but there is an exposure on
re-financing of existing debt although this is mitigated by the
lack of concentration in maturities. For new property acquisiticns
the current and expected future cost of debt is considered in
the initial decision to buy,

Foreign currency exposure

Property investments are partially funded in matching
currency. The difference between the value of the property and
the amount of the financing is generally unhedged but is
monitored an an ongoing basis.

Taxation risks

The risk that there will be increases in tax rates or changes to
the basis of taxation including corporation tax, VAT and stamp
duty land tax

The Group monitors legislative propesals and both retains and
consults external advisors as required to understand and, if
possible, mitigate the effects of any such change.

Going Concern

The risk that given the economic uncertainties the Group will
net have adequate working capital to remain a going concern
for the next 12 months

See section 17 below.
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DIRECTO RS R EPORT (continued)

for the year ended 31 December 2008

4

DIVIDENDS
In lieu of paying an interim cash dividend in 2008 the Company made two distributions by way of tender offer buy-back.

The first tender offer was by way of a Circular dated 20 October 2008 for the purchase of 1 in every 25 shares at 425pence per
share and was completed in November 2008. It returned E£10,946,487 lo shareholders, equivatent to 17pence per share (2007:
distribution of £9,290,370 or 13.2pence per share).

The second tender offer was by way of a Circular dated 1 December 2008 for the purchase of 2 in every 9 shares at 350pence per
share and was completed in January 2009. It returned £48,024,252.50 to shareholders, equivalent to 77.78pence per share.

PURCHASE OF THE COMPANY'S SHARES

During the year the Company made market and tender offer purchases totalling 6,319,986 of its own shares at a cost of £23,851,664,
an average of 344.65 pence per share. This represents £1,579,994.5 in nominal value, or 10.23 per cent of the issued share capital
excluding Treasury Shares, as at the year end. All of the 2,575,444 shares purchased through the tender offer, 3,744,342 of the
shares purchased through the market, and 2,114,20? of shares held as Treasury shares, totalling 8,434,195 shares, were cancelled
during the year. All other shares purchased through the market have been retained as Treasury shares.

The Directors considered that the purchases were in the best interests of the shareholders given the cash resources of the
Company and the discount in the market price of the Company’s shares to their net asset value.

At the 2008 Annual General Meeting the Company was authorised to make market purchases of up to 6,729,275 ordinary shares,
Since last year's Annual General Meeting the Company has made market purchases of 2,942,497 shares and therefore stilt has
authority to purchase 3,786,778 shares,

Following the year end, the second tender offer (as referred to above) was completed and 13,721,215 shares were purchased and
subsequently cancelled.

The purchase of 12,108 shares made between 14 January 2008 and 15 March 2008, and 701,853 shares made 1 July 2008 and

21 August 2008, were pursuant to Agreements entered into with an independent third party as announced on 11 January 2008 and
30 June 2008, respectively, which enabled ordinary shares to be purchased on behalf of the Company and within certain pre-set
parameters during the Close Pericd.

A resolution will be proposed at the Annual General Meeting to give the Company autherity to make market purchases of up te
4,802,425 shares.

SHARE CAPITAL

Changes in share capital are shown in Note 23 of the Notes to the consolidated financial statements on page 74. At 31 December
2008 the Company's share capital consisted solely of 66,745,471 ardinary shares of 25 pence in issue, of which 5,000,000 shares
were held as Treasury shares and all ranking pari passu. Therefore the total number of vating rights in CLS Holdings plc at the
same date was 61,745,471 shares equating to the number of shares in issue excluding Treasury shares. The rights (including full
details relating to voting), obligations and any restrictions on transfer relating to the Company's shares, as well as the powers of
the Directors, are set out in the Company’s Articles of Association. These can anly be amended by special resolution at a general
meeting of shareholders.

At 31 December 2008 the Company operated two employee share schemes being the 2005 Company Share Option Plan (CSOP)
(an Inland Revenue Approved Scheme) and the Company's Unapproved Share Option Schemes. There were no share options
outstanding under any of these share schemes at the year end or as at the date of this report (2007: 405,000). Details of the
Directors’ interests in shares are shown in the Directors’ Remuneration Report on page 39,

As at the date of this report, the Company has 48,024,256 shares in issue and 5,000,000 shares held as Treasury shares.
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A valuation of all the properties in the Group as at 31 December 2008 was carried out by Allsop & Co for the UK and Sweden,
and DTZ for France and Germany which produced an open market value of £798.8 million (2007: £1,175.3million). On the basis
of these valuations adjusted net assets per share amounted to 647.2 pence (2007: 764.2 pence). The valuation process of the
property portfolio has been made maore difficult this year given the few comparable transactions that have taken place. Further
information on the valuation process is contained in Note 14 on page 66.

POST BALANCE SHEET EVENTS

See Note 35 to the consolidated financial statements on page 86 for a description of events after the balance sheet date,

DIRECTORS

The Company's Articles of Association contain provisions relating to the appointment and replacement of Directors. In particular,
all Directors are subject to election by shareholders at the first Annual General Meeting after their appointment, and are subject
to re-election at least every three years.

The current Directers of the Company are shown on page 97 and are referred te in more detail below. Henry Klotz was appointed
to the Board on 2 May 2008 and both Christopher Jarvis and Joseph Crawley were appointed as Non-Executive Directors on

25 November 2008. On 2 May 2008 Anders Bds resigned as a Non-Executive Director and Per Sjoberg resigned as Chief Executive
Officer. On 8 May 2008 Steven Board resigned as Chief Operating Officer and on 31st December 2008 James Dean retired as a
Non-Executive Director.

The statement of Directors’ remuneration and their interests in shares and share options of the Company are set out in the
Directors’ Remuneration Repert on pages 35 to 39. Related party transactions are shown on page 86. There are no agreements
between the Company and its Directors or employees providing for compensation for loss of office or employment that occur
because of a change of control or takeover bid,

Biographical details of the Executive and Non-Executive Directors are set out below:

Executive Directors:

Sten A Mortstedt, aged 49, has a consistent track record during a period of over 40 years, of building profitable and sustainable
businesses both within the field of property and in a wide variety of other commercial sectors. He began his career in 1942 with
Svenska Handelsbanken in Stockholm and within three years he had formed a property investment partnership. In 1948 he was
appointed Managing Director of the Mortstedt family property company, Citadellet AB, which he successfully floated on the Stock
Exchange in Stockholm, in 1981. The Company was sold in 1985 for a price five times higher than the introduction price and was
at that time the largest property deal ever recorded in Scandinavia,

Since 1977 he has been involved in establishing and running property interests in the UK, Sweden and France. He established CLS
in 1987 and tock the Company to a listing on the main market of the London Stock Exchange in 1994, Since that time, as Executive
Chairman he has been a driving force in this pan-European Group in generating growth in profits and asset values.

In addition 1o his focus on property, he has been commercially active in a number of investment areas outside the property arena
and has seen a number of the companies in which he has invested through to successful stock exchange listings or trade sales.

He runs his global interests from his residence in Switzerland.

Henry Klotz, aged 44, qualified as an engineer and economist and joined the Group in 1999, He was initially responsible for the
management of our Swedish operation and latterly was involved in the set up of gur German division. In January 2008 Henry
relocated to our London head office and took up the role of Business Development Director responsible for identifying and
sourcing new business opportunities for the Group. On 2nd May 2008 he took office as the Chief Executive Officer of the Group.

On behalf of CLS he is also Non-Executive Chairman of Catena AB, a Nordic real estate company quoted on the Stockholm stock
exchange, in which CLS holds 29.1% of its shares. He is also a Non-Executive Director of Bulgarian Land Development ple, an AIM
listed company in which CLS helds 35.8% of its shares at the year end.

Non-Executive Directors:

Themas J Themson, aged 58, has a BA {Hons) in law from Kent University and qualified as a solicitor with Reynolds Porter
Chamberlain in 1974. From 1979 to March 1994 he was a partner with Taylor Walton Solicitors. He was Company Secretary and
solicitor to CLS from its inception in 1983 until 2001, initially as a partner in Taylor Walton and since 1994 as General Counsel to
the Group. He became Vice Chairman and Acting Chief Executive on 5 October 2001, and became Chief Executive on 6 February
2004. On 1 January 2006 he retired as Chief Executive and became Nan-Executive Vice Chairman and was appointed Company
Secretary on 8 May 2008.

Malcolm C Cooper, aged 49, is Group Tax & Treasury Director of National Grid plc where he has worked for various predecessor
companies since 1991, Prior to that he worked for Andersen Consulting {(now Accenture). He has a first in pure mathematics from
Warwick University, is a qualified accountant and is a member of the Association of Corporate Treasurers. He joined the Board in
May 2007 and chairs the Audit Committee. Malcolm is also the Company's Senior Independent Director.
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1

DIRECTORS (CONTINUED)

H 0 Thomas Lundqvist, aged 64, joined the Board in Novemnber 1990 and had been Finance Director of the Group until retiring
from the position and becoming a Non-Executive Director on 1 October 1995. Prior to joining CLS, Mr Lundqvist worked for the
ASEA-Brown Boveri Group (ABB) and frorn 1983 for Svenska Finans international, part of Svenska Handelsbanken Group where
he was a board member. Thomas chairs the Remuneration Cormmittee and is a member of the Audit Commitiee.

Bengt F Mértstedt, aged 41, holds a Bachelor of Law degree from Stockhalm University. He began his career as a Junior Judge
of the V&xjé District Court and in 1974 he joined Citadellet AB, the Mortstedt family property company in Sweden, where he was
employed as an analyst. In 1984, he moved to the UK in order to evaluate the London property market before joining the Group in
October 1987, at which time he was appointed to the Board of the Company as an Executive Director. He became a Non-Executive
Director in September 1998,

Christopher P Jarvis FRICS, aged 53, is a Partner of Jarvis & Partners, a boutique real estate consultancy that he established in
Berlin in 1994. Jarvis & Partners acquired a leading role in advising major tenants and owner occupiers in Germany with a client
list including Linklaters, Clifferd Chance and the European Central Bank. Jarvis & Partners’ work has also involved advising a
number of German and international equity investors on investment transactions in Europe. Prior to establishing Jarvis & Partners,
Christopher worked for Richard Ellis for 13 years in London, and Germany from 1988 to 1994 as Managing Director of Richard
Ellis Germany where he established the firm’s Frankfurt and Berlin offices. He joined the Board of CLS in November 2008 and

is a member of the Audit Committee.

Joseph A Crawley, aged 49, is Chief Executive of Kitewood Estates Ltd, a preperty investment and development company active
in London and south-east England. Kitewood specialises in supplying residential property to housing associations and also has a
commercial business which is developing a business park in Kent. Joseph has considerable experience, knowledge and contacts
relating to the central London property market and has been active in property development in the area for over 20 years. He was
previously employed by CLS from 1988 to 1991 when he was responsible for property development, including the development of
the Spring Gardens site. He was also CLS™ Development Director from 1995 to September 1999. He joined the Board of CLS in
Novemnber 2008, and is a member of the Remuneration Committee,

The Board has determined that Non-Executive Directors Malcolm Cooper and Christopher Jarvis are independent in character
and judgement and that there are no relationships or circumstances which could materially affect or interfere with the exercise
of their independent judgement.

The Board recognises that Bengt Mirtstedt, Tern Thomson, Joseph Crawley, and Thomas Lundqvist are not independent as set
out in the Combined Code. Bengt Mortstedt and Thomas Lundgqvist, have also served for more than 9 years as Directors, It is the
opinion of the Board that each Non-Executive Director continues to add significant value to the operation of the Company through
their combined knowledge and experience. As recommended under provision A.7.2 of the Combined Code, both Thomas Lundgvist
and Bengt Martstedt, and, as reperted in the 2006 Rernuneration Report, Tom Thomson, will retire annually. All of whom, being
eligible, are seeking re-election to the Board at the Annual General Meeting.

As the 2009 Annual General Meeting is the first AGM since their appointments to the Board, Henry Klotz, Christopher Jarvis and
Joseph Crawley will stand for election by shareholders,

The Board recommends {o the shareholders the re-election of the retiring Directors, given their performance and continued
important contribution to the Company, and the election of the Directors who have been appointed since the last AGM who bring
with them a wealth of industry experience and insight to the Group.

DIRECTORS' SHAREHOLDINGS AND MAJOR INTERESTS IN THE COMPANY'S SHARES

The interests of the Directors in the share capital of the Company at the beginning and end of the year are detailed in the
Directors’ Remuneration Report on page 39.

Other than the interest of the Mortstedt family referred te in Note 8 of the Directors’ Remuneration Report (57.7%), as at
14 April 2009 the Company has been notified of the following major interests in the Company’s issued share capital:

Na. of shares %

F&C Asset Management plc 2,406,345 5.01

The Company has not been notified of any other substantial interests in its shares. The Company’s substantial shareholders do
not have different voting rights. The Company is not party to any significant agreement that takes effect, is altered by or terminates
upon a change of control of the Company following a takeover bid.

EMPLOYEES

The Group’'s policies on employment are summarised in the report on Corporate Responsibility on page 40.
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INSURANCE OF DIRECTORS AND INDEMNITIES

The Company has arranged appropriate insurance cover in respect of legal action against its Directors and officers. The Company
has granted indemnities to each of the Directors and other senior management, uncapped in amount but subject tc applicable
law, in relation to certain losses and liabilities which they may incur in the course of acting as Directors cr employees of the
Company or one or more of its subsidiaries or associates.

SUPPLIER PAYMENT POLICY

The Group agrees payment terms with its suppliers when it enters into binding purchase contracts. The Group seeks to abide by
the payment terms agreed with supptiers whenever it is satisfied that the supplier has provided the goods or services in accordance
with the agreed terms and conditions. At the year end Group trade creditors were owed the equivalent of 22 days total invoices
received for the year as a whole (2007: 19 days}. The Cempany has no trade creditors (2007: nil).

AUDITORS
A resolution to reappoint Deloitte LLP as auditors to the Company will be proposed at the forthcoming Annual General Meeting.

2009 ANNUAL GENERAL MEETING

It is proposed that the 2009 Annual General Meeting will be held on Tuesday 19 May 2009, Confirmation of this notice of meeting
including explanatory notes for the resolutions to be proposed will be posted to shareholders.

DISCLOSURE OF INFORMATION TO AUDITORS
Each Director has confirmed that:
* So far as he is aware, there is no relevant audit information of which the Group’s auditors are unaware; and

¢ He has taken all the steps that he ought to have taken as a Director in order to make himself aware of any relevant audit
infermation and to establish that the Group’s auditors are aware of that information.

This confirmation is given and should be interpreted in accordance with the provisions of s234ZA of the Companies Act 1985.

GOING CONCERN

The current economic conditions have ¢reated a number of uncertainties as set out an page 25. The Group’s business activities,
together with the factors likely to affect its future development and performance are set out in the Business Review on pages 7
to 10. The financial position of the Group, its liquidity position and borrowing facilities are described on pages 11 to 18 and in
Note 3.3 of the accounts.

The Directors regularly stress-test the business model to ensure that the Group has adequate working capital and have reviewed
the current and projected financial position of the Group, taking into account the repayment profite of the Group's loan portfolic
{as set out in Note 27 to the financial statements), and making reasonable assumptions about future trading performance. After
making detailed enquiries, and based upon current information avaitable to them, the Directors have a reasenable expectation
that the Cempany and the Group have adequate resources to continue in operational existence for the foreseeable future.
Accordingly, they continue to adopt the going concern basis in preparing the annual report and accounts.

Company Skcretary
14 April 2009
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CORPORATE GOVERNANCE

for the year ended 31 December 2008

The Chief Executive Officer takes responsibility for the Company’s Corporate Governance policy.

LY

1 COMBINED CODE
The Board recognises and fully supports the principles of good governance as set out in the 2006 Financial Reporting Council
Cade on Corporate Governance (the "Code”}). Save as identified and explained below, the Board considers that it has complied
with the principles as set out in Section 1 of the Code.

2 THE BOARD
The Board currently comprises two Executive Directors, including the Executive Chairman, and six Non-Executive Directors
During the year there were the following changes to the Board:

On 2 May 2008 Per Sjdberg and Anders Boos retired as Chief Executive Officer and Non-Executive Director, respectively, and
Henry Klotz was appointed Chief Executive Officer.

On 8 May 2008 Steven Board, Chief Operating Officer and Company Secretary, resigned from the Board and Torm Thomson was
appointed Company Secretary in addition to his role as Non-Executive Vice Chairman.

On 25 November 2008 Joseph Crawley and Christopher Jarvis were appeinted as Non-Executive Directors of the Company,
On 31 December 2008 James Dean retired as a Non-Executive Director.
Their biographies can be found on page 27,

The Board notes that the Code guidance recommends that at least half the Board should comprise independent Non-Executive
Directors. The Board recegnises it is not compliant with this provision of the Code. It has determined that Malcolm Cooper and

Christopher Jarvis are independent in character and judgement and that there are no relationships or circumstances which ¢ould

materially affect or interfere with the exercise of their independent judgement. It has further determined that Bengt Mortstedt,
Thomas Thomsaon, Joseph Crawley and Thomas Lundqvist are not independent as set out in the Code. Bengt Mertstedt and
Thomas Lundqvist have both served for more than ¢ years as Directors. The Board is satisfied with the experience, expertise and
performance that each board member continues to contribute but it will seek to appoint a further independent Non-Executive
Director as soon as a suitable candidate has been identified. Thomas Lundgyist will continue to serve on the Board of the

Company but will relinquish his chairmanship of the Remuneration Committee and membership of the Audit Commitiee once the

new independent Non-Executive Director has been appointed. The current composition of the Board continuas to exercise
objectivity in decision-making and proper control of the Company's business.

During the year the Chairman has conferred with the Non-Executive Directors without the other Executive Director present.
Due to the changes to the Beard that have taken place during the year, and in particular with regard to the appointment of new
Non-Executive Directors, & formal meeting of the Non-Executives without the Executive Director or the Chairman present will
be arranged when the new appointees are more familiar with the Group. The Board therefore recognises it has not fully complied
with provision A.1.3 of the Code.

In accordance with the Articles of Associatien, all Directors are subject to election by shareholders at the first Annual General

Meeting after their appointment, and are subject to re-election at least every three years. Non-Executive Directors are appointed
for a specific term of office which provides for their removal in certain circumstances, including under section 148 of the Companies
Act 2006, The terms of appointment of the Non-Executive Directors can be obtained by request to the Company Secretary. Those

Directors seeking re-election and re-appointment at the forthcoming Annual General Meeting are detailed in the Directors’ Report

on page 28.

Following the resignation of James Dean on 31 December 2008, the Board has appointed Malcolm Cooper to be the Senior
Independent Director. As recommended by the Code, he is available to shareholders who cannot appropriately approach either
the Chairman or the Chief Executive about a Company matter.

The Board's primary objective is to focus on adding value to the assets of the Group by identifying and assessing business
opportunities and ensuring that potential risks are identified, monitored and controlled. Matters reserved for Board decisions
include strategic long-term cbjectives and capital structure of major transactions. The implementation of Board decisions and
day to day operations of the Group are delegated to Management.

Board members are given appropriate documentation in advance of each Board and Committee meeting and senior executives
below Board level attend Board meetings to present and discuss their areas of speciality. In making cormmercial assessments
the Directors review detailed plans including financial viability reports that, among other things, detail the impact of proposals
in respect of return on capital, return on cash and the likely impact on the income statement, cash flows and gearing.

Strategy is determined after having taken due regard of forecast domestic and international developments. The views of
sharehalders are sought by the Executive Chairman and Chief Executive Officer and are reported back to the Board. The Board is
also advised of the views of shareholders as received by the Company’s brokers.

Group and divisional budgets and quarterly financial forecasts including net assets and cashflow projections are formally reviewed

by the Board on a quarterly basis. In addition the Executive Directors monitor cashflows on a weekly basis.




CLS Holdings plc 31

Annual Report & Accounts

2 THE BOARD (CONTINUED)

The Board met five times during the year and is responsible to the shareholders of the Company for the strategy and future
development of the Group and the management of its resources. The Board has a formal schedule of matters specifically reserved
to it for decision, which is kept under review; other decisions are dealt with as day-to-day matters by management. Directors are,
where necessary, able to obtain independent professional advice at the Company’s expense and have access to the services of the
Company Secretary. They are given appropriate training and assistance on appointment to the Board and later, if and when required.

During the year, the Chairman has undertaken a process of review of the Board, its Committees and Directors as recommended
by the Code. This process included assessing the contribution te the Group of each individual Board member. The performance
of the Chairrnan was reviewed by the Non-Executive Directors.

On 1 Octaber 2008 the new conflicts of interest regime for Directors contained in the Companies Act 2006 came into force. In
compliance with the new conflicts of interest regime, the Company's articles of association were amended by Special Resolution
on 14 November 2008 and contain procedures to deal with Directors’ conflicts of interest which the Board has fully implemented.
The Board considers that these have operated effectively following their implementation.

The attendance of Directors at meetings during the year is set out below:

Audit Remuneration
Board Committee Committee

Number of meetings held 5 3 1
Sten Mortstedt 5/5 - -
Henry Klotz!" 4f4 - -
Per Sjaberg® 111 - -
Anders Bgos®@ 11 1/1 -
Steven Board® N - -
Torn Thomsen 5/5 - -
Malcolm Cooper 5/5 373 -
Joseph Crawley® il - -
Christopher Jarvist®

James Dean®® 5/5 213 111
Thomas Lundqvist 5/5 313 111
Bengt Mortstedt 5/5 - -

™ Appointed to the Board 2 May 2008

@ Resigned from the Board 2 May 2008

3 Resigned from the Board 8 May 2008

@ Appointed to the Board 25 November 2008
3 Retired from the Board 31 December 2008

In addition to Board meetings, the senior management meet regularly to discuss management issues relating to the Group.

There is a division of responsibilities between the Executive Chairman, who is responsible for the overall strategy of the Group,
and the Chief Executive Officer, who is responsible for implementing the strategy and day-to-day running of the Group. He is
assisted by the senior management team. The Board has approved a written statement of the division of responsibilities between
the Executive Chairman and the Chief Executive Qfficer.

The Non-Executive Directors may seek information fram any employee of the Group and obtain externat professicnal advice at the
expense of the Company if considered necessary.

The Company has arranged appropriate insurance cover in respect of legal action against its Directors and officers. Since August
2007, the Company has granted indemnities to each of the Directors and other senior executives, uncapped in amount but subject
to applicable taw, in relation to certain losses and liabilities which they may incur in the course of acting as Directors or employees
of the Company or of ane or more of its subsidiaries or associates.

The Nan-Executive Directors fulfil a key role in corporate accountability. The remits and membership of the Audit and Remuneration
Committees of the Board are set out below. The terms of reference of the Committees can be obtained by contacting the Company
Secretary at the Registered Office.
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3  THE AUDIT COMMITTEE
The Board is assisted by the following Committees:

The Audit Committee is Chaired by Malcelm Cooper. The Committee’s other members are Thomas Lundgvist and Christopher
Jarvis. Christopher Jarvis was appointed to the Committee on 31 December 2008. Anders Bads ceased to be a member of the
Committee on 2 May 2008 and James Dean stepped down as a member of the Committee following his retirement on 31 December
2008. The Board is satisfied that Malcolm Cooper has recent and relevant financial experience for the purpeses of provision

€.3.1 of the Code, but notes that as Thomas Lundqvist is deemed not to be independent the Company does not comply with the
composition of the Committee contained therein. As referred to above, the composition of the Committee will be reviewed once

a suitable independent non-executive candidate has been identified.

The Committee has met three times during the year. The Chief Executive Officer, Group Director - Financial Control and Reporting
and external auditor are normally invited to attend the meetings.

The principal duties of the Committee are to review the half-yearly and annual financial statements before their submission to the
Board and to consider any matters raised by the auditors. The Committee also reviews the Interim Management Statements of the
Company and the independence and objectivity of the auditors, taking into account relevant professional and regulatory
requirements and the relationship with the auditors as a whole, including the provision of any non-audit services. The terms of
reference of the Committee reflect current best practice, including authority to:

¢ Recommend the appointment, re-appointment and removal of the external auditor

* Ensuring the objectivity and independence of the auditors including occasions when non-audit services are provided by
manitoring fees and letters of engagement

» Ensure appropriate ‘whistle-blowing’ arrangements are in place

During the year the Committee formally reviewed the interim and annual reports and associated interim and preliminary year-end
results announcements, focusing on key areas of judgement and complexity, critical accounting policies and any changes required
to those.

The Committee alsoe met with the Group's valuers, Allsop & Co and DTZ, to discuss methodology o be utilised for the
bi-annual valuations of the Group's properties.

Due to the relativety low number of personnel employed within the Group, the nature of the business and the current control and
review systems in place, the Board has decided not to establish a separate internal audit department.

4 THE REMUNERATION COMMITTEE

The Remuneration Committee comprises two Non-Executive Directors. Thomas Lundgvist was appointed Chairman of the
Committee and Joseph Crawley was appointed as Member of the Committee, both following the retirement of James Dean on

31 December 2008. The Board has considered the Code’s recommendatien that the Remuneration Committee should be formed
aof three Non-Executive Directors however it believes that given the structure of the Board and the relative size of the Company’s
business, the purposes of the Committee are best achieved by the appointed two Nen-Executive Directors. The Remuneration
Committee has met formally once but hetd various other informal discussions during the year. The Committee considers the
employment and performance of individual Executive Directors and determines their terms of service and remuneration. It also
has authority to grant options under the Company’s Executive Share Option Scheme and Company Share Option Plan, although no
options were granted during the year. The Committee meets at least once a year. The Board notes that as both Thomas Lundgvist
and Joseph Crawley are deemed not te be independent, the Company does not comply with the composition of the Committee
contained in provision B.2.1 of the Code. As referred to above, the composition of the Cammittee will be changed once a suitable
independent non-executive candidate has been identified, Futl details of the Committee’s work are given in the Remuneration
Report on pages 35 to 39.

5 NOMINATIONS

The Board of Directors has considered the appointment of a separate Nomination Committee, as recommended by the Code,
however due to the size and nature of the Company, this function is carried aut by the Executive Chairman and other Directors,
MNon-Executive and Executive, as appropriate for each appointment being considered.
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& INTERNAL CONTROL

The Board acknowledges that the Directors are responsible for the Group's system of internal control and have established
procedures which are designed to provide reasonable assurance against material misstatement or loss. These procadures have
operated for the entire financial year and up to the date of approval of the Annual Report and Accounts. The Directors have
reviewed the effectiveness of the system of internal control for the period. The Directors have recognised that such a system
can only provide a reasonable and not absolute assurance that there has been no material misstatement or loss. The key
elements of the process by which the system of internal controt is monitored are as follows:

*» The risks which the Group faces or is likely to face are reviewed on an ongoing basis throughout the financial year and up to the
publication of the annual report and accounts, in line with the revised Turnbull Guidance, in Board and executive meetings

* The control mechanisms for each identified risk are reviewed regularly

+ Problems which arise are reviewed to determine whether they could have been avoided or their effect mitigated through
improved control procedures

« The risk and control features of new projects are assessed as they arise

The Audit Committee considers any internal control issues raised by the external auditors or management

The Board has not identified any significant internal control weaknesses during the financial year and therefore no remedial action
has been necessary.

Set out on pages 5 to 18 is the description of the Group's operations and the strategy which it employs to maximise returns and
minimise risks. Quarterly and annual budgets are prepared for each area and monitored. Parameters have been established for
investment decisions to be referred to the Board for approval. Three-yearly rolling cash flows are updated and distributed weekly
and appropriate expenditure authorisation procedures have been adopted.

7 DIRECTORS' RESPONSIBILITIES

The Directors are responsible for preparing the Annual Report, Directors’ Remuneration Report and the financial staternents in
accordance with applicable law and regulations.

Company law requires the Directors to prepare financial statements for each financial year. The Directors are required by the
IAS Regulation to prepare the Group financial statements under IFRSs as adopted by the European Union. The Group financial
statements are also required by law to be properly prepared in accordance with the Companies Act 1985 and Article 4 of the
IAS Regulation.

International Accounting Standard 1 requires that IFRS financial statements present fairly for each financial year the Company's
financial positien, financial performance and cash flows. This requires the faithful representation of the effects of transactions,
other events, and conditions in accordance with the definitions and recognition criteria for assets, liabilities, income and expenses
set out in the International Accounting Standards Board's "Framework for the preparation and presentation of financiat statements”™.
In virtually all circumstances, a fair presentation will be achieved by compliance with all applicable IFRSs. However Directors are
also required to:

« properly select and apply accounting policies;

» present information, including accounting policies, in a manner that provides relevant, reliable, comparable and understandable
information; and

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

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

+ select suitable accounting policies and then apply them consistently;
» make judgements and estimates that are reasonable and prudent;

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

« prepare the financial statements on the going concern basis unless it is inappropriate to presume that the Company will
continue in business.
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10

OIRECTORS" RESPONSIBILITIES (CONTINUED)
The Directors confirm that to the best of their knowledge the Financial Statements comply with the above requirements.

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

The Directors are also responsible for the maintenance and integrity of the corporate and financial information included on the
Company's website. Legislation in the United Kingdom governing the preparation and dissemination of financial statements may
differ from legislation in other jurtsdictions.

Directors responsibility statement
We confirm to the best of our knowledge:

» the financial statements, prepared in accordance with International Financial Reperting Standards as adopted by the EU, give
a true and fair view of the assets, liabilities, financial position and prolit or loss of the Company and the undertakings included
in the consolidation as a whole; and

* the Business Review, together with the table of risks and uncertainties which are incorporated into the Directors Report, inctudes
a fair review of the development and performance of the business and the pasition of the Company and the undertakings
included in the consolidation taken as a whole, together with a description of the principal risks and uncertainties they face.

SHAREHOLDER RELATIONS

The Group issues full annual financial report and accounts along with hali-yearly financial reparts to each of its shareholders, In
addition, all press releases are included on the Company's website at www.clsholdings.com on the Press Centre, "Press Centre”
and "Regulatory News™ pages.

The Chairman, the Chief Executive Officer and other senior management have regular meetings with institutional shareholders.
All shareholders have at least 20 working days’ notice of the Annual General Meeting at which all Directors are introduced and
avaitable for questions. All shareholders are welcome to attend the Company’s Annual General Meeting and to arrange individual
meetings by appointment. The views received at such meetings are fed back to the Board.

PROXY VOTING

The proxy forms for the Annual General Meeting and General Meetings which were held in 2008 included a “vote withheld” box.
Details of the proxies lodged for these meetings were announced io the Londan Stock Exchange and are on the Company's
website at www.clsholdings.com on the Press Centre, "Regulatory News” page.

JOINT VENTURE & ASSOCIATES

This Corpoarate Governance report applies to the Company and its subsidiaries. It does not include joint ventures or associates.

By order of the Board

Thomas J THomson
Company Sekretary
14 April 200%
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DIRECTORS REMUNERATION REPORT

for the year ended 31 December 2008

The report on remuneration of the Directors for the year ended 31 December 2008 is set out below and has been prepared in accordance
with the applicable statutory regulations.

Certain sections of this Report are subject to statutory audit, as required by the Companies Acts 1985 and 2006. Those sections are
indicated in the section title. All other sections have not been audited.

1 THE WORK OF THE REMUNERATION COMMITTEE

The Board has appointed a Remuneration Committee that was chaired by James Dean until his retirement on 31 December 2008,
and its other member was Thomas Lundgvist. With effect from 31 December 2008, Thomas Lundqvist was appointed as chairman
and Joseph Crawley as its other member. As referred to in the Corporate Governance Report, Thomas Lundgvist and Joseph Crawley
are deemed not to be independent as defined by the Combined Code. The composition of the Committee will be changed once a
suitable independent non-executive candidate has been identified. The remit of the Committee is to consider and recommend to
the Board:

a) The remuneration of the Executive Directors, including any performance related awards
b} The administration of the Company’s share option schemes

The Committee has held one formal meeting during the period. In addition, the members of the Committee have had informal
contact as necessary throughout the year. The Committee received advice from the Executive Chairman, Sten Mortstedt. The
Committee is able to cobtain independent professional advice where necessary, at the Company's expense.

2 REMUNERATION POLICY

The Company’s policy on remuneration is to set overall rernuneration packages at a level sufficient to attract, retain and
incentivise high calibre staff with a view to enhancing long-term shareholder value.

Executive Directors

Consistent with this policy, emoluments awarded to Executive Directors are intended to be competitive and comprise a mix of both

performance and non-performance related rermuneration and include discretionary awards. This is designed to incentivise Directors i
and to align their interests with those of shareholders. whilst adhering to the goals of Corporate Governance. Non-discretionary |
awards are not made. |

The Remuneration Committee carefully considers on a regular basis the market positioning of the remuneration and emoluments .
of the Directors against a group of appropriate quoted real estate companies. CLS does not operate any long term incentive plans.

The criteria used for judging the Executive Directors’ fees are:

¢ Their own personal perfermance measured against specific targets

« The financial performance of the Group as measured against budget, and
» Total return to shareholders.

The Remuneration Committee believes in incentivising the Directors taking account of the overall emoluments paid, having
carefully reviewed these to ensure that they are not paid excessively in comparison to peer group companies.

The Board does not anticipate any significant change (o its remuneration policy in the year ending 31 December 2009 or subsequent
years, subject to annual review by the Remuneration Committee.

Non-Executive Directors

The remuneration of the Non-Executive Directors is reviewed and determined by the Board, having received the recommendations
of the Executive Directors. Their remuneration consists of fees for their services to the Board and any additional services such as

chairing Board Committees and other services. Thamas Lundgqvist also received a fee as a Non-Executive Director of CLS Capital

Partners Limited, the Company’s investment division, until 3 March 2008. Both Thomas Lundqist and Tormn Thomson receive daily
fees for specific projects undertaken, subject to the agreement of the Chief Executive Officer.

During the year, the Board reviewed and subsequently considerably reduced the Non-Executive Directors’ fees to a level that
better suited the Company’s size and structure,
Basic salaries

The basic salaries of the Executive Directors are reviewed annually with any changes made effective as at 1 January. The annual
review takes account of similar positions in a range of comparabie companies as indicated above,
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Performance-Related Remuneration

The performance-related element, if any, of each Executive Director's remuneration is determined after taking into account the
performance of the individual and the performance of the Company, together with the emoluments of the individual, compared
to those in the comparator group mentioned above.

Sten Mortstedt does not receive a performance-related element in respect of his remuneration as the Remuneration Committee
considers that the size of his shareholding in the Company gives an adequate link to performance.

The remuneration of the Non-Executive Directors does not include a performance-related element.

For the year ended 31 December 2008, the apportionment of remuneration and other benefits between discretionary
performance-retated and non-performance related elements was as follows:

Performance- Perfnrma:::oe':
Director related related
Sten Mortstedt Nil 100%
Henry Klotz* £3% 57%
Per Sjoberg?® 20% 80%
Anders Bobs!2 Nil 100%
Steven Board® Nil 100%
Tom Thomson Nil 100%
Matcolm Cooper Nit 100%
Joseph Crawley® il 100%
Christopher Jarvis® Nil 100%
James Dean(® Nil 100%
Thomas Lundgvist Nil 100%
Bengt Mortstedt Nil 100%

{1y Appaointed to the Board 2 May 2008
@Resigned from the Board 2 May 2008

2 Resigned from the Board 8 May 2008

) Appointed to the Board 25 November 2008
5 Retired from the Board 31 Becember 2008
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3 DIRECTORS' REMUNERATION (AUDITED)

For the year ended 31 December 2008, the remuneration received by the Directors was as set out in the table below.

2008
Other
2008 2008 2008 2008 2008 benefits/ 2008 2007
Fee as 2008 Other Bernefits Total Pension Performance- Total Total
Director Salary tees inkind emoluments Contributions related Remuneration Remuneration
€000 £000 £000 £000 £000 €000 £000 £000 £000
Executive
Sten Maortstedt - 175 200 - 375 - - 375 475
{Executive Chairman)
Henry Klotz® - 133 24 3 150 7 125 292 -
{Chief Executive Officer}
Per Sjéberg® - 89 - 1 90 4 357 451 429
(Chief Executive Qfficer)
Steven Board@ - 74 - 1 75 115 84 274 316

(Chief Dperating Officer)

Non-Executive
Torn Thomson 30 - 73 - 103 - - 103 234

(Non-Executive
Vice-Chairman)

Malcolm Cooper 35 - - - 35 - - 35 21
Anders Bogs™ 16 - - - 16 - - 16 10
Joseph Crawley® 2 - - - 2 - - 2 -
Christopher Jarvis® 2 - - - 2 - - 2 -
James Dean® 40 - - - 40 - - 40 40
Thomas Lundqvist 40 - 128 - 168 - - 158 Al
Bengt Martstedt 35 - - - 35 - - 35 35
2008 200 47 4#25 5 1,101 126 548 1,795

2007 163 956 432 1 1,561 235 350 2,146

This table s audited

M Charges by consuitancy companies for services rendered in regard to specific projects. These fees have been reviewed by management and found to be
at appropriate market rates and were subsequently approved by the Rernuneration Committee.

@Mr Klotz was appointed to the Board on 2 May 2008. Fees earned in respect of Mr Klotz's appeintments as Non-Executive Director of Bulgarian Land
Cevelopment plc (£13.3k) are paid ta the Company. Fees earned in respect of his Non-executive Chairmanship of Catena AB (£10.8k} are paid to and
retained by the Director. The Performance related bonus {£125k) relates to the eatire financial year.

@ Fees earned in respect of Per Sjéberg’s appointments as Nen-Executive Directar of Butgarian land Develapment ple and Cateria AB are paid to the Company
and nat to the Director. Other benefits of £357k were in respect of the termination payment made to Mr Sjberg following his resignation from the Board on
2 May 2008, which consisted of E91k in respect of his pro-rated 2008 Performance related bonus and £286k in relation ta his loss of office.

“1A termination payment was made to Mr Board foltowing his resignation from the Board on 8 May 2008, which included £100k in relation to his pension
contributions and £84% in relation to his lass of office,

® Resigned from the Board on 2 May 2008.

@ Appointed to the Board 25 November 2008,

™ Retired from the Board on 31 December 2008.

®Fees earned in respect of services rendered in regard to specific projects.

™ This includes charges of £124k by a consultancy company for services rendered in regard to specific projects and E4k is fees in respect of his role
as a Non-Executive Director of CLS Capital Pariners Ltd, the investment division.

The benefits provided to Executive Directors are permanent health and private medical insurance, and pension contributions and
life assurance under the Company's defined contribution pension scheme of which three Directors were members during the
period, and only one Director at the end of the period (2007: four). No car or car allowance is provided to any Director (2007: Nil).

4 DIRECTORS’ PENSION ENTITLEMENT (AUDITED)

The Executive Directors are entitled to participate in a defined contribution pension scheme. Participants are required to
contribute 5 per cent of basic UK salary (2007: 5 per cent), which is matched by a contribution from the Company of 5 per
cent (2007: S per cent).
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DIRECTORS" REMUNERATION REPORT (continued)

for the year ended 31 December 2008

§ SHARE PERFORMANCE GRAPH

The following graph shows the Company’'s performance measured by total shareholder return (TSR} since the Company was listed
on the London Stock Exchanged compared with the TSR performances of the FTSE All Share companies and the FTSE Real Estate
index over the same period. The FTSE Real Estate Index is considered to be the most appropriate as it reflects the performance of
the sector in which the Company operates. Historically the Company has consistently outperformed both the FTSE all share and
FTSE real estate indices, however in June 2007 share prices fell in anticipation of the downturn in the commercial property market
which occurred in the second half of 2007. Since that time these indices have converged. The graph below, independently sourced,
includes conventional dividend payments but excludes the positive impact to CLS shareholders of substantial capital distributions
through tender offer buy-backs.
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& SHARE OPTIONS (AUDITED)

The Board has delegated to the Remuneration Committee the authority to grant options under the Company's only share
schemes, being the 2005 Company Share Option Plan (CSOP) (an Inland Revenue Approved Scheme) and under the Company's
Unapproved Share Option Scheme.

The exercise of share options granted under the Schemes is conditional upon the satisfaction of perfermance criteria, namely the
growth in the net assets of the Group being al least equivalent to the growth of the All Properties Capital Growth Index mainlained
by Investment Property Databank Limited.

Details of options held by Directors are set out below.

Market
Earliest Exercise No. at pricre :t No.at Aggregate
Date of exercise Expiry price 1Jan  Exercised exercise Lapsed 31 Dec Gain
Director grant date date {pence) 2008 in year {pence) in year 2008 (£)
Per Sjoberg

unapproved 27.09.05 27.09.08 26.09.12 458.25 73,500 - 73,500 - -
csoP 211205 2131208 201212 492.75 6,088 - 6,088 - -
unapproved 21.12.05 211208 20.12.12 49275 412 - 412 - -
80,000 - - 80,000 - -

Tom Thomseon
approved 200201 201204 191211 212.50 14,000 14,000 358,534 - - 20,445
unapproved 20.12.01 20.12.04 19.12.08 21250 311,000 311,000 358534 - - 454171
325,000 - - - - 474,617

No Directors were granted aptions over the shares of the Company or other Group entities. None of the terms or conditions of the
share options were varied during the year.

The highest, lowest and average mid-market share price in the year were 428.75 pence, 246 pence and 341,31 pence, respectively.
The year end share price was 305 pence.

7 DIRECTORS SERVICE CONTRACTS

Each of the Executive Directors of the Company has a service contract in force. There is no provision in the contract of any -
Executive Director for contractual termination payments, save those payments normally due under employment law.

In accordance with best practice, Non-Executive Directors are not appointed on service contracts, but there are letters of appointment

in place for each Nan-Executive Director. All of the Non-Executive Directors are appointed until such time as they are not re-elected.

As recommended under the Combined Code all of the Non-Executive Directors that have served for more than nine years retire annually
and are able to seek re-election at the Annual General Meeting. If they fail to be re-elected their terms of appointment wilt cease.
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DIRECTORS’ SERVICE CONTRACTS (CONTINUED)

Details of the service contracts or letters of appointment of those who served as Directors during the year are as follows:

39

Name Contract date  Notice period
Sten Mortstedt 28.04.94 12 months
Henry Klotz!" 01.05.08 4 months
Per Sjobergt? 27.09.05 12 months
Anders Bogs?® 03.10.07 3 months
Steven Board® 01.12.98 12 months
Malcolm Cooper 15.0607 3 months
Tom Thomson 25.01.08 3 months
Joseph Crawley® 25.11.08 3 months
Christopher Jarvis® 25.11.08 3 months
James Dean® 09.04.99 6 months
Thomas Lundgvist 201295 6 months
Bengt Mrtstedt 18.12.98 6 months

M Appointed to the Board 2 May 2008

@ Resigned from the Board 2 May 2008

3 Resigned from the Board 8 May 2008

) Appointed to the Board 25 Navember 2008
 Retired from the Board 31 December 2008

INTERESTS IN SHARES

The interests of the Directors in the ordinary shares of 25p each in the capital of the Company were:

31 December 2008*

31 December 2007

Date of this report Ordinary shares of 25p Ordinary shares of 25p
Sten Mortstedt 24,098,811 29,254,846 30,480,032
Henry Klotzt 11,995 21,521 1,521
Per Sjéberg * nfa 84,001 74.001
Anders Bogs* nfa - -
Steven Board* nfa 84,641 86,641
Matcolm Cooper - - -
Tom Thomson 117,728 171,350 114,385
Joseph Crawleyt - - -
Christopher Jarvist - - -
James Dean* n/a 53,853 20,522
Thomas Lundgvist 62,991 110,265 110,115
Bengt Martstedt 3,628,898 4,664,726 4,860,130

* Or at date of resignation or retirement, if earlier
t Or at date of appointment, if tater

All of the above interests in shares were held beneficially for the Directors concerned. Except for 291 shares held in the name
of his wife, Sten Mortstedt’s shares in which he is beneficially interested are held in trust, as announced on 4 July 2007.

Between the 31 December 2008 and the date of this report, the Tender Offer as described in the Circular dated 1 December 2008

was completed on 7 January 2009, in which all Directors with shareholdings participated. Furthermore, Thomas Lundqvist purchased

5,250 shares on 21 January 2009; and Sten Morstedt purchased 29,750 shares on 23 January 2009 and 8,909 shares on 27 March

2009. The resultant holdings are shawn in the above table.

LONG-TERM INCENTIVE SCHEME

The Company does not operate a long-term incentive scheme.

WAIVER OF EMOLUMENTS

i Director has waived their emoluments during the year.

0 ¥ of tHe Board,

Thomhas Lyndgvist
Chairma

Remuneration Committee
14 April 2009




CORPORATE RESPONSIBILITY

for the year ended 31 December 2008

1  RESPONSIBILITY

The Executive Board takes responsibility for Corporate Responsibility of the Group and ensures that the philesophy is broadcast
to and encourages its support by all employees throughout the Group.

The Group ensures that it is compliant with all legistation including environmental legislation in those countries in which it operates.

2 ENVIRONMENT

The Board is aware of the Company's environmental impact and therefore seeks to both minimise adverse effects and enhance
positive effects. The Company is committed to a responsible and forward-looking approach to environmental issues and encourages
recycling, energy conservation and, where practical, the use of alternative energy supplies.

When conceiving, designing and developing new build projects we place high priority en achieving and bettering the guidelines for
sustainabitity and renewable energy sources.

Throughout the portfalio, regular maintenance and any improvement projects seek to maximise efficiency of the Group's buildings
and to reduce energy consumption, with consideration of the needs of our tenants” and the age of our buildings. When upgrading
or refurbishing properties it is recognised that the principal issues that require management are minimising local environmental
impact, particularly noise and dust; managing construction waste and sourcing materials responsibly. Recycling opportunities are
continually reviewed and implemented where possible.

Examples of this approach would include the installation of electricity check meters when carrying out refurbishments; sourcing
only Green Tariff electricity supplies for our multi-let properties and using video-conferencing to reduce the need to travel
between our European offices.

3 EMPLOYEES

The Directors believe that the Group's employees are a source of competitive advantage. The Directors recognise that continued
and sustained improvement in the performance of the Group depends en its ability to attract, motivate and retain employees of the
highest calibre. The Group is committed to the principle of equal opportunity in employment. It seeks to ensure that no employese
or applicant is treated less favourably on the grounds of gender, marital status, race, colour, nationality, ethnic or national origin,
religion, disability or sexual orientation or is disadvantaged by conditions or requirements, inctuding age limits, which cannot be
objectively justified. Entry into and progression within the Group are solely determined by the application of job ¢riteria, personal
aptitude and competence.

It is the Group's poticy to apply best practice in the employment of disabled people. Full and fair consideration is given to every
application for employment from disabled persons whose aptitude and skills can be utilised in the business and to their training
and career development. This includes, wherever possible, the retraining and retention of staff who become disabled during their
employment.

All staff are informed of matters concerning their interest as employees and the financial and economic factors affecting the
business. Established management communication channels have been supplamented by direct presentations to staff by
Directors to explain devetopments of particular significance.

4  CHARITABLE CONTRIBUTIONS

During the year, 15 of the Company's London employees took part in a fun run for Land Aid Charitable Trust, the real-estate
sector charity which assists the homeless. In addition the contributions made by the Group during the year for charitable
purposes were £2,717 (2007 £11,345).

Neither the Company nor any of its subsidiaries made any donations of a pelitical nature during the year.

5 HEALTH & SAFETY
it is a primary concern of the Board that the Company manages its activities in such a manner as to ensure that the health and
safety of its employees, tenants, advisors, contractors and the general public is not compromised.

6 BUSINESS ETHICS

The Board recognises the importance of the Company’s responsibilities as an ethical employer and views matters in which the
Company interacts with the community both socially and economically as the responsibility of the whole Board.
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INDEPENDENT AUDITORS" REPORT TO THE MEMBERS
OF CLS HOLDINGS PLC

We have audited the Group financial statements of CLS Holdings Plc for the year ended 31 December 2008 which comprise the
Consolidated Income Statement, the Consolidated Balance Sheet, the Consolidated Staternent of Changes in Equity, the Consolidated
Cash Flow Staternent and the related Notes 1to 35. These Group financial statements have been prepared under the accounting policies
set out therein. We have also audited the information in the Directors” Remuneration Report that is described as having been audited.

We have reported separately on the parent company financial statements of CLS Holdings plc for the year ended 31 December 2008,

This report is made solely to the Company’s members, as a body, in accordance with section 235 of the Companies Act 1985. Qur audit
work has been undertaken so that we might state to the Company’s members those matters we are required to state to them in an
auditors’ report and for no other purpose. To the fullest extent permitted by law, we do not accept or assume responsibility to anyone
other than the Company and the Company's members as a body, for our audit work, for this report, or for the opinions we have formed.

RESPECTIVE RESPONSIBILITIES OF DIRECTORS AND AUDITORS

The Directors’ responsibilities for preparing the Annual Report, the Directors’ Remuneration Report and the Group financiat
statements in accordance with applicable law and International Financial Reporting Standards (IFRSs} as adopted by the European
Union are set out in the Statement of Directors’” Responsibilities.

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

We report te you our opinion as to whether the Group financial statements give a true and fair view, whether the Group financial
statements have been properly prepared in accordance with the Companies Act 1985 and Article 4 of the IAS Regulation and whether
the part of the Directors’ remuneration report described as having been audited has been properly prepared in accordance with the
Companies Act 1985. We also report to you whether in our opinion the information given in the Directors’ Report is consistent with the
Group financial statements. The information given in the Birectors’ Report includes that specific information presented in the Chairman’s
Statement, and the Financial and Property Reviews that is cross referred from the Review of Business section of the Directors’ Report.

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

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

We read other information contained in the Annual Report and consider whether it is consistent with the audited Group financial
staternents. The other information comprises the Highlights, Results at a Glance, Business Review, Chairman’s Statement, Financial
Review and Property Portfolic. We consider the implications for our report if we become aware of any apparent misstatements or
material inconsistencies with the Group financial statements. Our responsibilities do not extend to any further information outside the
Annual Report.

BASIS OF AUDIT OPINION

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

We planned and performed our audit so as to obtain all the information and exptanations which we considered necessary in order
to provide us with sufficient evidence to give reasonable assurance that the Group financial statements and the part of the Directors’
Remuneration Report to be audited are free from material misstatement, whether caused by fraud or other irregularity or error,

In forming our opinion we also evaluated the overall adequacy of the presentation of information in the Group financial statements
and the part of the Directors’ Remuneration Report to be audited.

OPINION
In our opinion:

« the Group financial statements give a true and fair view, in accordance with IFRSs as adopted by the European Union, of the state
of the Group's affairs as at 31 December 2008 and of its loss for the year then ended;

« the Group financial statements have been properly prepared in accordance with the Companies Act 1985 and Article 4 of the 1AS
Regulation;

» the part of the Directors’ remuneration report described as having been audited has been properly prepared in accordance with the
Companies Act 1985; and

» the informatioz/gi(\i? the Directors’ Report is consistent with the Group financial statements.

Oeloitte LLP

Chartered Accountants and Registered Auditors
London, United Kingdom

14 April 2009




42

CONSOLIDATED INCOME STATEMENT

year ended 31 December 2008

Year ended Year ended
31 December 31 December
2008 2007
Notes E0DD £000
Continuing operations
Revenue 5 77,994 87992
Rental and similar revenue 63,062 70,042
Service charge and similar revenue 11,291 12,260
Service charge expense and similar charges (13,055) (16,007
Net rental income 61,298 66,295
Net income from non-property activities 3,641 5,690
Other operating expense é (1,025) (1.5468)
Administrative expenses 7 (16,064) (27.724)
Net property expenses 7 (3,649) (3,167)
Operating profit before revaluation movements on investment properties,
impairment of intangibles and goodwill and (loss)/profit an disposal of subsidiaries
and investment properties 44,198 39,532
Net movements from fair value adjustment on investment properties 14 {103,393) (68,077)
Impairment of intangible fixed assets and goodwill 16 (21,985) -
Loss on disposal of subsidiaries 32 (16,181) {1.974)
Profit from sale of investment properties 7,009 -
Operating loss (90,332) (30,519)
Finance income 9 20,572 4,557
Finance costs 10 (63,638) (49,218)
Other non-recurring costs 1 (1,288) -
Share of (loss)/profit of associates after tax 1?7 (7.470) 537
Loss before tax (142,154) (72.643)
Taxation - current (3,610) (2,610}
Taxation - deferred 26 67,717 42,342
Tax credit 12 64,107 39.732
Loss for the period (78,047) 32.911)
Attributable to equity holders of the parent (78,175) (32.549)
Attributable to minority interests 128 (362)
(78,047) (32911
Loss per share for loss from continuing operations attributable to the equity holders
of the Company during the year (expressed in pence per share)
Basic 13 (120.7) {45.8)
Diluted i3 (120.7) (45.8)
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CONSOLIDATED BALANCE SHEET

31 Cecermnber 2008

Year ended Year ended
31 December 31 December

2008 2007
Notes £000 E800

Non-current assets
Investment properties 14 798,761 11752
Property, plant and equipment 15 2,756 1,832
Intangible assets 16 1,088 19,538
Investments in associates 17 39,327 42,305
Other investments 18 14,315 8,424
Derivative financial instruments 19 37N 1,268
Deferred income tax 26 12,427 2,880
Trade and other receivables 20 45 49
869,090 1,251,587

Current assets

Trade and other receivables 20 10,597 2.070
Derivative financial instruments 19 - 1,208
Cash and cash equivalents 21 195,296 122,030

205,893 132,308

Total assets

1,074,983 1,383,895

Non-current liabilities

Deferred incorme tax 26 73,427 117,439
Borrowings, including finance leases 27 529,048 695,675
602,475 813,114
Current liabilities
Trade and other payables 25 32,853 59.667
Current income tax 5,937 2,690
Derivative financial instruments 19 22,575 2,307
Borrowings, including finance leases 27 72,558 103,025
133,923 167,689
Total liabilities 735,398 980,803
Net assets 338,585 403,092
EQUITY
Capital and reserves attributable to the Company’s equity holders
Share capital 23 16,686 18,712
Share premium reserve 24 70,515 59,824
Other reserves 24 100,352 61,198

Retained earnings

152,215 254,432

Minority interest

339,768 404,166
(1,183) (1,074)

Total equity

338,585 403,092

These financial statermnents were approved by the Board of Directors and authorised for issue on 14 April 2009 and were signed on its

behalf by:

Mr S A Mortstedt
Qirector




CONSOLIDATED STATEMENT OF CHANGES IN EQUITY

31 December 2008

Attributable to
equity holders of the Company
Share Other Retained Minority
capital reserves earnings Interest Total
Notes £000 £000 £000 £000 £000
Balance at 1 January 2007 20,021 112,174 316,840 (896) 448,139
Arising in the year:
Fair value gains/(losses):
- available-for-sale financial assets 24 - 1,714 - - 1,714
- cash flow hedges 24 - (1,208) - - {1,208)
Currency translation differences on foreign
currency net investments 24 - 16,917 - - 1697
Purchase of own shares expense - - (190) - {190)
Purchase of own shares 23 (1.120) 1,120 (29.669) - (29,669)
Employee share option scheme 23124 - 12 - - 112
Treasury shares cancetlation (189) 189 - - -
Change in minoerity interest - - - 184 184
Net amounts recognised directly in equity (1,309 18,848 (29.859) 184 (12,136)
Loss for the year - - (32,549 (362) (32,911)
Total increase/(decrease) in equity for the year (1.309) 18,848 (62,408) (178) (45,047)
Balance at 31 December 2007 18,712 131,022 254,432 (1,074) 403,092
Arising in the year:
Fair value losses:
- available-for-sale financial assets 24 - (3.299) - - (3,299)
- cash flow hedges 24 - (74) - - (74)
Currency translation differences on foreign
currency net investments 24 - 40,501 - - 40,501
Purchase of own shares expense - - (189) - (189)
Purchase of own shares 23 (1,498) 1,498 (23,853) - (23,853)
Issue of shares - - - - -
Employee share option scheme 23 - &M - - 491
Treasury shares cancellation (528) 528 - - ~
Change in minority interest - - - (237) (237)
Net amaounts recognised directly in equity (2,026) 39,845 (24,042) (237) 13,540
(Loss)/profit for the year - - (78,175) 128 (78,047)
Total increase/{decrease) in equity for the year (2.026) 39,845 (102.217) (109} (464,507}
Balance at 31 December 2008 156,684 170,847 152,215 {1,183) 338,585
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CONSOLIDATED STATEMENT OF CASH FLOWS

year ended 31 Cecember 2008

Year ended

Year ended

31 December 31 December
2008 2007

Notes €000 £00D
Cash flows from operating activities
Cash generated from operations 29 49,918 54,141
Interest paid {41,637 {43,553)
Income tax paid {720) (739}
Net cash inflow from operating activities 7,561 9,849
Cash flows from investing activities
Purchase of investment property - (36,706)
Capital expenditure on investment property (18,247) (19.974)
Proceeds from sate of investment proparty 127,648 -
Purchases of property, plant and equipment (190) (821)
Proceeds from sale of property, plant and equipment 159 31
Purchase of equity investments (13,984) {8,22%)
Proceeds from sale of equity investments 1,194 10,825
Purchase of interests in associate/joint venture (828)  (35,150)
Dividend received from associate undertaking 1,450 -
Proceeds on dispasal of joint venture net of cash sold 28,107 -
Proceeds on foreign currency transactions 2,376 -
Proceeds on disposal of subsidiary undertakings net of cash sotd 49,164 -
Amounts expended in relation to corporate disposals in prior periods (3,002) (12,305)
Purchase of subsidiary undertaking net of cash acquired - (1,509
Interest received 8,680 5.820
Net cash inflow/(outflow) from investing activities 181,837 (98.018)
Cash flows from financing activities
Issue of shares &M 112
Purchase of own shares (24,040) (29,861}
Non-recurring re-structuring costs (1,288) -
New loans 21,33 120,675
Issue costs of new bank loans (2,232) (1.418)
Purchase of financial instruments (70) (410)
Repayment of loans (122,793) (38.894)
Net cash (outflow)/inflow from financing activities {129,398) 50,206
Net increase/(decrease) in cash and cash equivalents &1,000 (37,243)
Foreign exchange gain 12,266 2422
Cash and cash equivalents at the beginning of the year 122,030 157,571
Cash and cash equivalents at the end of the year 21 195,296 122,030




NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

31 December 2008

1 GENERAL INFORMATION

CLS Holdings plc (the Company) and its subsidiaries (together CLS Holdings or the Group) is an investment property group
which is principally involved in the investment, development and management of commercial properties. The Group's principal
operations are carried out in the United Kingdom, France, Germany and Sweden.

The Company is registered in the UK, registration number 2714781, at registered address: 86 Bondway, London SW8 1SF.
The Company is listed on the London Stock Exchange.

2 SIGNIFICANT ACCOUNTING POLICIES

The principal accounting palicies applied in the preparation of these censelidated financial statements are set out below.
These policies have been consistently applied to all the years presented, unless otherwise stated.

2.1 Basis of preparation
The financial statements are prepared on a going concern basis as explained in the Directors’ Report on page 29.

The consolidated financial statements have been prepared in accordance with [nternational Financial Reporting Standards
(IFRS) as adopted by the European Union, International Financial Reporting Interpretations Committee (IFRIC) interpretations,
and the provisions of the Companies Act 1985 applicable to companies reporting under IFRS.

New standards and interpretations

In the current year, the Group has adopted the following standards and guidance:

- |1AS 23 (Revised) ‘Borrowing Costs™ (effective for accounting periods beginning on or after 1 January 2009);
- IFRIC 11: IFRS 2 Group and treasury share transactions; and

- IFRIC 14: IAS 19 The timit on a defined benefit asset, minimum funding requirements and their interaction.

These pronouncements either had no impact on the financial statements or resulted in changes to presentation and
disclosure only.

At the date of authorisation of these financial statements, the following Standards and Interpretations which have not been
applied in these financial statements were in issue but not yet effective. It is anticipated they wilt be applied when they
become effective. In some cases these standards and guidance have not been endorsed by the European Union:

- Amendments to IAS 39 Financial Instruments: Recogniticn and Measurement and IFRS 7 Financial Instruments:
Disclosures: - Reclassification of Financial Instruments; and - Reclassification of Financial Assets; effective for
accounting periods beginning on or after 1 July 2008

- IFRS 8 'Operating Segments’; effective for accounting periods beginning on or after 1 January 2009

- IFRIC 16 Hedges of a Net Investment in a Foreign Operation; effective for accounting periods commencing on or after
1 October 2008

- IFRIC 17 Distributions of Non-cash Assets to Owners; effective for accounting periods commencing on or after 1 July 2009
- IFRS 8 Qperating segments; effective for accounting periods beginning on or after 1 January 2009

- Amendments to IAS 1 Presentation of financial statements - A revised presentation; effective for accounting periods
beginning on or after 1 January 200%

- Amendments to IFRS 2 Share-based payment; effective for accounting periods beginning on or after 1 January 2009

- Amendment to |AS 32 Financial Instruments: Presentation and IAS 1 Presentation of Financial Statements:; effective for
accounting periods commencing on or after 1 January 2009

- Amendment to IAS 39 Fipantial Instruments: Recegnition and Measurement - Eligible Hedged Items; effective for
accounting periods commencing on or after 1 January 2009

- IFRIC 15 Agreements for the Construction of Real Estate; effective for accounting periods commencing on or after
1 January 2009

- IFRS 3 (revised) Business combinations; effective for accounting periods beginning on or after 1 July 2009

- Amendments to [AS 27 Consolidated and separate financial statements; effective for accounting periods beginning
on or after 1 July 2009

- Amendments to IFRS 1 and IAS 27 Cost of Investment on a subsidiary/jointly controlled Entity or Associate; effective for
accounting periods commencing on or after 1 January 2009.

These pronouncements, when applied. will either result in changes to presentation and disclosure, or are not expected
to have a material impact on the financial statements.
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2  SIGNIFICANT ACCOUNTING POLICIES (CONTINUED)
2.1 Basis of preparation (continued)

The majority of amendments made as part of the IASB’s Annual improvements programme affect accounting periods
beginning on or after 1 January 2009. Inctuded within the amendments is a change in the accounting treatment for
development properties. Currently, such properties are accounted for under IAS 14, but they will in future be accounted
for under |AS 40. This change will mean that revaluation surpluses and deficits on development properties will in future
be recognisad in the income statement rather than equity.

2.2 Business combinations
(a) Subsidiaries

Subsidiaries are all entities (inctuding special purpose entities) over which the Group has the power to govern the
financial and operating policies generally accompanying a shareholding representing more than one half of the voting
rights, The existence and effect of potential voting rights that are currently exercisable or convertible are considered
when assessing whether the Group contrels another entity. Subsidiaries are fully consolidated from the date on which
control is transferred to the Group. They are de-consolidated from the date control ceases.

The purchase method of accounting is used to account for the acquisition of subsidiaries by the Group. The cost of an
acquisition is measured as the fair value of the assets given, equity instruments issued and liabilities incurred or
assumed at the date of exchange, plus costs directly attributable to the business combination. [dentifiable assets
acquired and liabilities and contingent tiabilities assumed in a business combination that meet the recognition criteria
under IFRS 3 are measured inttially at their fair values at the acquisition date, irrespective of the extent of any minority
interest. The excess of the cost of the acquisition over the fair value of the Group's share of the identifiable net assets
acquired is recorded as goodwill. If the cost of the acquisition is less than the fair value of the net assets of the
subsidiary acquired, the difference is recegnised immediately in the income statement.

Minority interests in the net assets of consolidated subsidiaries are identified separately from the Group’s equity
therein. Minority interests consist of the amount of those interests at the date of the original business combination and
the minority's share of changes in equity since the date of the combination,

Inter-company transactions, balances and unrealised gains on transactions between group companies are eliminated.
Unrealised losses are also eliminated unless the transaction provides evidence of an impairment of the asset transferred.

{b) Joint ventures

The Group's interests in jointly controtled entities are accounted for by proportionate consolidation. The Group combines
its share of the joint ventures individual income and expenses, assets and liabilities and cash ilows on a line-by-line
basis with similar itemns in the Group financial statements,

The Group recognises the portion of gains or losses on the sale of assets by the Group to the joint venture that is
attributable to the other venturers. The Group does not recognise its share of the profits or lasses from the joint venture
that result from the Group’'s purchase of assets from the joint venture until it resells the assets to an independent party.
If the loss provides evidence of an impairment loss, or in the case of current assets, evidence of a reduction in the net
realisable value below cost or which takes it to below cost, it is recognised immediately.

(c) Associates

Associates are alt entities over which the Group has significant influence but not contro!, generally accompanying
a shareholding representing between 20 per cent and 50 per cent of the voting rights. Investments in associates
are accounted for by the equity method of accounting and are initially recognised at cost. The Group’s investment
in assoctates inctudes goodwill (net of any accumulated impairment loss) identified on acquisition.

The Group's share of its associates’ post-acquisition profits or losses is recognised in the income statement, and its
share of post-acquisition movements in reserves is recognised in reserves. The cumulative post-acquisition movements
are adjusted against the carrying amount of the investment. When the Group's share of losses in an associate equals or
exceeds its interest in the associate, including any unsecured receivables, the Group does not recognise further losses,
unless it has incurred obligations or made payments on behalf of the associate.

Unrealised gains on transactions between the Group and its associates are eliminated to the extent of the Group's
interest in the associates. Unrealised losses are also eliminated unless the transaction provides evidence of an
impairment of the asset transferred.
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2 SIGNIFICANT ACCOUNTING POLICIES (CONTINUED)

2.3

2.4

2.5

Goodwill

Goodwill arising on consolidation represents the excess of the cost of acquisition over the Group’s interest in the fair value
of identifiable assets and liabilities of a subsidiary, associate or jointly controlled entity at the date of acquisition. Goodwill
is initially recognised as an asset at cost and is subsequently measured at cost less any accumulated impairment losses.
Goedwill which is recognised as an asset is reviewed for impairment at least annually. Any impairment is recognised
immediately in profit or loss and is not subsequently reversed.

For the purpose of impairment testing, goodwill is altocated to each of the Group's cash generating units expected to
benefit from the synergies of the combination. Cash generating units to which goodwill has been allocated are tested for
impairment annually, or more frequently when there is an indication of impairment. If the recoverable amount of the cash
generating unit is less than its carrying amount, the impairment less is allocated first to reduce the carrying amount of the
goodwill atlocated to the unit and then to the other assets of the units pro rata on the basis of the carrying amount of each
asset in the unit. An impairment loss recognised for goodwill is not reversed in subsequent periods.

On disposal of a subsidiary, associate cor jeintly controlled entity, the attributable amount of goodwill is included in the
determination of the profit or loss on disposal.

Segment information

A geographical segment is engaged in providing products or services within a particular economic environment that are
subject to risks and returns that are different from those of segments operating in other economic envirgnments.

A business segment is a group of assets and operations engaged in providing products or services that are subject to risks
and returns that are different from those of other business segments.

Foreign currency translation
(a) Functional and presentation currency

Items included in the individual financial statements of each of the Group’'s entities are measured using the currency

of the primary economic environment in which the entity operates (the functional currency). The consolidated financial
statements are presented in pounds sterling, which is the Company's functional currency and presentation currency for
the consolidated financial statements.

(b) Transactions and balances

In preparing the financial statements of the individual companies foreign currency transactions are translated into the
functional currency using the exchange rates prevailing at the dates of the transactions, Fareign exchange gains and
losses resulting from the settlement of such transactions and from the translation at year-end exchange rates of
monetary assets and liabilities denominated in foreign currencies are recognised in the income statement, except
when deferred in equity as qualifying cash flow hedges and qualifying net investment hedges.

Changes in the fair value of monetary securities denominated in foreign currency classified as available-for-sate
are analysed between translation differences resulting from changes in the amortised cost of the security and other
changes in the carrying amount of the security. Translation differences related to changes in the amortised cost are
recognised in profit or loss, and other changes in the carrying amount are recognisad in equity.

Translation differences on non-monetary financial assets and liabilities are reperted as part of the fair value gain or
loss. Translation differences on non-monetary financial assets and liabilities such as equities held at fair value through
profit or loss are recognised in profit or loss as part of the fair value gain or loss. Translation differences on non-manetary
financial assets such as equities classified as available-for-sale are included in the fair value reserve in equity.

{c) Consolidation

The results and financial position of all the Group entities {(none of which has the currency of a hyperinflationary
economy) that have a functionat currency different from the presentation currency of the Group are translated into
the presentation currency as follows:

(i) assets and liabilities for each balance sheet presented are translated at the closing rate at the date of the balance
sheet;

(i) incorne and expenses for each income statement are translated at the average exchange rates (untess this average
is not a reasonable approximation of the cumutative effect of the rates prevailing on the transaction dates, in which
case income and expenses are translated at the dates of the transactions); and

(i} all resulting exchange differences are recognised as a separate component of equity (cumulative translation
adjustment).
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2.5

2.6

2.7

Foreign currency translation {continued}
(c) Consolidation {continued)

On consolidation, exchange differences arising from the translation of the net investment in foreign entities, and of
borrowings and other currency instruments designated as hedges of such investments, are taken to the cumulative
translation reserve. When a foreign eperation is sold, such exchange differences are recognised in the income
statement as part of the gain or loss on sate.

Goodwaill and fair value adjustments arising on the acquisition of a foreign enlity are treated as assets and liabilities
of the foreign entity and translated at the closing rate.

Investment property

Property that is held for long-term rental yields or for capital appreciation or both, and that is not occupied by the
companies in the consolidated Group, is classified as investment property, Investment property comprises freehold land,
freehold buildings, land held under operating leases and buildings held under finance leases.

Land held under operating leases is classified and accounted for as investment property when the definition of investment
property is met and the operating lease is accounted for as if it were a finance lease.

Investment property is measured initially at its cost, including related transaction costs. After initial recognition, investment
property is carried at fair value. Fair value is based on active market prices, adjusted, if necessary, for any difference in the
nature, location or condition of the specified asset. [f this information is not available, the Group uses alternate valuation
methods such as recent prices on less active markets or discounted cash flow projections. Thase vatuations are performed
by external valuers in accordance with the guidance issued by the Internaticnal Valuation Standards Committee. Investment
property that is being redeveloped for continuing use as investment property. or for which the market has become less
active, continues to be classified as investment property and measured at fair value.

The fair value of investment property reflects, among other things, rental income from current leases and assumptions
about rental income fram future leases in the light of current market conditions. The fair value also reflects, on a similar
basis, any cash outflows that could be expected in respect of the property. Seme of these outflows are recognised as a
liability, including finance lease Liabilities in respect of land classified as investment property; others, including contingent
rent payments, are not recognised in the financial statements.

Subsequent expenditure is added to the asset’s carrying amount only when it is prebable that future economic benefit
associated with the item will flow to the Group and the cost of the item can be measured reliably. All other repairs and
maintenance cosls are charged to the income statement during the financial peried in which they are incurred.

Changes in fair values are recorded in the income statement.

If an investment property becomes owner-occupied, it is reclassified as property, plant and equipment, and its fair value
at the date of reclassification becemes its cost for accounting purposes. Subsequently the owner-occupied property is
depreciated over its useful economic life and revalued at the balance sheet date. Revaluation gains and losses are taken
to reserves. Property that is being constructed or developed for future use as investment property is classified as property,
plant and equipment and stated at cost until construction or development is complete, at which time it is reclassified and
subsequently accounted for as investment property.

If an item of property, plant and equipment becomes an investment property because its use has changed, any differences
resulting between the carrying amount and the fair value of this item at the date of transfer is recognised in equity as a
revaluation of property, plant and equipment under |AS 14. However, if a fair value gain reverses a previous impairment loss,
the gain is recognised in the income statement.

Property, plant and equipment

loss. Cost includes expenditure that is directly attributable to the acquisition of the iterns.

Property, plant and equipment is stated at historical cost less accumulated depreciation and any recognised impairment
Land is not depreciated. Depreciation on Property, plant and equipment is calculated using the straight-line method :
to allocate their cost less estimated residual vatues over their estimated useful lives, as follows: |
Plant and equipment 4 - Hyears |
Freehold property 6 years

The gain or loss arising on the disposal ar retirement of an asset is determined as the difference between the sale proceeds
and the carrying amount of the asset and is recognised in income.

Freehold property is depreciated untit December 2014 after which it is anticipated that it will be re-developed.
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SIGNIFICANT ACCOUNTING POQLICIES (CONTINUED)

2.8

2.9

Intangible assets

Intangible assets comprise acquired separable trade names, customer relationships, technology and internally generated
development and ather costs. Intangible assets acquired separately are capitatised at cost and in respect of business
combinations are capitalised at fair value at the date of acquisition. Following initial recegnition, the cost model is applied.
The useful lives of intangible assets are assessed as either finite or indefinite. Where assessed as finite, the asset is
amortised over its estimated useful life on a straight-line basis. All intangible assets are reviewed for impairment whenever
an indication of impairment is identified.

Trade names 11 years
Customer relationships 10-11 years
Technology 4 years
Capitalised development and other costs indefinite

Financial instruments

Financial assets and financial liabilities are recognised in the Group's balance sheet when the Group becomes a party to the
contractual provisions of the instrument.

Financial assets

Investments are recognised and derecognised on the trade date where the purchase or sale of an investment is under a
contract whose terms require delivery of the investment within the timeframe established by the market concerned, and are
initially recognised at fair value, plus transaction costs, except for those financial assets ctassitied as fair value through the
profit or loss, which are initially measured at fair value,

The Group classifies its financial assets in the following categories: financial assets at fair value through profit or loss, loans
and receivables, held-to-maturity investments, and available-for-sale financial assets. The classification depends on the
nature and purpese and is determined at the time the investments were acquired.

Financial assets include other investments (Note 18), derivative financial instruments {(Note 19), trade and other receivables
{Note 20} and cash and cash equivalents (Note 21),

(a) Financiat assets at fair value through profit or loss

This category has two sub-categories: financial assets held for trading, and those designated at fair value through profit
or loss at inception. A financial asset is classified in this category if acquired principally for the purpose of selling in the
short term or if so designated by management. Derivatives are classified as held for trading unless they are designated
as hedges. Assets in this category are classified as current assets if they are expected to be realised within 12 months
of the balance sheet date.

Financial assets at fair value through the profit or loss are stated at fair value, with any resultant gain or loss recognised
in profit or loss. The net gain or loss recognised in profit or loss incorporates any dividend or interest earned on the
financial assets.

(b} Loans and receivables

Trade receivables, loans, and other receivables that have fixed or determinable payments that are not quoted on an
active market are classified as loans and receivables.

Loans and receivables are measured at amortised cost using the effective interest rate method, less any impairment.
Interest income is recognised by applying the effective interest rate, except for short-term receivables when the
recognitien of interest would be immaterial.

{c) Held to maturity investments

Held te maturity investments are non-derivative financial assets with {ixed or determinable payments and fixed
maturities that the Group's management has a positive intention and ability to hold to maturity. During the year,
the Group did not hold any financial assets in this category.

(d) Available for sale financial assets

Available for sale financial assets are non-derivatives that are either designated in this category or are not classified
in any of the other categories.

Available for sale financial assets are measured at fair value. Gains and losses arising fram changes in fair value are
recognised directly in equity in the fair value reserve with the exception of impairment losses, interest calculated using
the effective interest rate methed and foreign exchange gains and losses on manetary assets. Where the investment is
disposed of or is determined to be impaired, the cumulative gain or loss previously recegnised in the fair value reserve
is included in profit or loss for the peried. Dividends on available for sale financial assets are included in profit ar loss
when the Group's right to receive the dividend is established.
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2.9 Financial instruments (continued)

Effective interest method

The effective interest method is a method of calculating the amortised cost of a financial asset and of allocating interest
income over the relevant period. The effective interest rate is the rate that exactly discounts estimated future cash receipts
(including all amounts paid or received that form an integral part of the effective interest rate, transaction costs and other
premiums or discounts) through the expected life of the financial asset, or, where appropriate, a shorter period.

Derecognition of financiat assets

Investments are derecognised when the rights to receive cash flows from the investments have expired or have been
transferred and the Group has transferred substantially all risks and rewards of ownership.

Impairment of financial assets

Financial assets other than financial assets at fair value through the profit or loss are assessed for indicators of impairment
at each balance sheet date. Financial assets are impaired when there is objective evidence that, as a result of one or more
events that occurred after the initiat recognition of the financial asset, the estimated future cash flows of the asset have been
impacted. For shares classified as availabte for sale, a significant or prolonged decline in the fair value of the security below
its cost is considered Lo be objective evidence of impairment. The carrying amount of the financial asset is reduced by the
impairment loss directly for all financial assets with the exception of trade receivables, where the carrying amount is reduced
through the use of an allowance account. Subsequent recoveries of amounts previously written off are credited against the
allowance account. Changes in the carrying amount of the allowance account are recegnised in the profit or loss.

If, in a subsequent periad, the amount of the impairment loss decreases and the decrease can be related objectively to an
event oceurring after the impairment was recognised, the previously recognised impairment loss is reversed through profit
or loss to the extent that the carrying amount of the investment at the date the impairment is reversed does not exceed
what the amortised cost would have been had the impairment not have been recognised.

In respect of available for sale financial assets, impairment losses previously recognised through profit or loss are not
reversed through profit or loss. Any increase in fair value subsequent te an impairment loss is recognised directly in equity.

Cash and cash equivalents

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

Financial liabilities and equity

Financial liabilities and equity instruments are classified according to the substance of the contractuat arrangements
entered into.

Equity instruments

An equity instrument is any contract that evidences a residual interest in the assets of the Group after deducting all its
liabilities. Equity instruments issued by the Group are recorded at the proceeds received, net of direct issue costs.

Financial liabilities

Financial liabilities are classified either as financial liabilities at fair value through the profit or loss or as other financial
liabilities.

{a) Financial liabilities at fair value through the profit or loss

Financial liabilities are classified at fair value through the profit or loss where they are either held for trading or are
designated as fair value through the profit or loss. The Group holds derivatives that are not part of a designated hedging
relationship that are classified as held for trading.

Financial liabiities at fair value through the profit or loss are siated at fair value, with any resultant gain or loss recognised
in profit or loss. The net gain or loss recognised in profit or loss incorporates any interast paid an the financial liability.

(b) Other financial liabilities

Other financial liabilities, including borrowings, are initially measured at fair value, net of transaction costs. Other
financial liabilities are subsequently measured at amortised cost using the effective interest rate methed, with accrued
interest expense recognised on an effective yield basis. The effectiva interest rate method is a method of calculating the
amortised cost of a financial liability and of allocating interest expense over the relevant period. The effective interest
rate is the rate that exactly discounts estimated future cash flows through the expected life of the financial liability, or,
where appropriate, a shorter period.
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2.9 Financial instruments (continued)
Derecognition of financial liabilities

The Group derecognises financial liabilities when the Group’s obligations are discharged, cancelled or they expire.

Derivative financial instruments

The Group uses derivatives including swaps and interest rate caps to help manage its interest rate and foreign exchange
rate risk.

Derivatives are recognised initially at fair value on the date a derivative contract is entered into and are subsequently
remeasured at their fair value. The method of recognising the resulting gain or loss depends on whether the derivative
is designated as a hedging instrument, and if so, the nature of the item being hedged. The Group designates certain
derivatives as either:

(i) fair value hedges;
(i) cash flow hedges; or

(i) hedges of net investments in foreign operations.

Hedge accounting

Where a financial instrument is designated as a hedge, the Group formally documents the relationship between the hedging
instrurment and the hedged itern as well as its risk management objectives and its strategy for undertaking the various
hedging transactions. The Group also documents its assessment, both at hedge inception and on an ongoing basis, of
whether the derivatives that are used in the hedging transactions are highly effective in offsetting the changes in fair values
or cash flows of the hedged items.

(a) Fair value hedge accounting

Changes in fair value of derivatives that qualify and are designated as fair value hedges are recorded in the income
statement, together with changes in the fair value of the hedged asset or liability that are attributable to the hedged
risk.

(b) Cash flow hedge accounting

For qualifying cash flow hedges, the fair value gain or loss associated with the effective portion of the cash flow hedge
is recognised initially directly in shareholders’ equity, and recycled to the income statement in the periods when the
hedged item will affect profit and loss. Any ineffective portion of the gain or loss on the hedging instrument is
recognised immediately in the income statement.

When a hedging instrument expires or is sold, or when a hedge no longer meets the criteria for hedge accounting, any
cumulative gain or loss existing in equity at that time remains in equity and is recognised when the forecast transaction
is ultimately recognised in the income statement. When a ferecast transaction is no longer expected to occur, the
cumulative gain or loss that was recognised in equity is immediately transferred to the income statement.

(c) Hedges of net investments in foreign operations

Hedges of net investmenls in foreign operations are accounted for similarly to cash flow hedges. Any gain or loss on
the hedging instrument relating to ihe effective portion of the hedge is recognised directly in equity; the gain or loss
relating to the ineffective portion of the hedge is recognised immediately in the income statement. Gains and {osses
accumulated in equity are recognised in the income statement when the foreign operation is disposed of.

(d) Derivatives that do not qualify for hedge accounting

Certain derivative instruments do not qualify for hedge accounting, Changes in the fair value of any derivative
instruments that do not qualify for hedge accounting are recognised immediately in the income statement.

2.10 Non current assets held for sale and discontinued operations

Non-current assets (and disposal groups) classified as held for sale are stated at the lower of carrying amount and fair
value less costs to sell. Non-current assets {and disposal groups) are classified as held for sale if their carrying amount
will be recovered through a sale transaction rather than through continuing use. The condition is regarded as met only
when the sale is highly probable and the asset (or disposal group) is available for immediate sale in its present condition.
Management must be committed to a plan to the sale which shoutd be expected to qualify for recognition as a completed
sale within one year from the date of classification.

A discontinued operation is a component of an entity that either has been disposed of, or is classified as held for sale, and;
represents a separate major line of business or geographical area of aperations, is part of a single co-ordinated plan to
dispose of a separate major line of business or geographical area of operations or is a subsidiary acquired exclusively with
a view to resale.
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2.11 Impairment of assets

Intangible assets that have an indefinite useful lite are not subject to amortisation and are tested annually for impairment.
Assets that are subject to amortisation are reviewed for impairment whenever events or changes in circumstances indicate
that the carrying amount may not be recoverable. An impairment loss is recognised for the amount by which the asset’s
carrying amount exceeds its recoverable amount. The recoverable amount is the higher of an asset’s fair value less costs to
sell and value in use. For the purposes of assessing impairment, assets are grouped at the lowest levels for which there are
separately identifiabte cash flows (cash-generating units).

2.12 Income tax

The charge for current taxation is based on the results for the year as adjusted for items which are non-taxable or
disallowed or which are taxable or deductible in another year. It is calculated using the rates that have been enacted or
substantively enacted by the balance sheet date. Tax payable on capital gains realised on investment properties that have
been revalued in previous periods is included in the current tax charge and any related deferred tax provision is released,

Deferred income tax is provided using the balance sheet liability method. Provision is made for temporary differences
between the carrying value of assets and liabilities in the consolidated financial statements and the values used for tax
purposes. Temporary differences are not provided for when they arise from initial recognition of goodwill or from the initiat
recognition of assets and liabilities in a transaction that does not affect accounting or taxable profit.

The amount of deferred tax provided is based on the expected manner of realisation or settlement of the carrying amount of
assets and biabilities and is calculated using rates that are expected to apply in the period when the liability is settled or the
assel is realised in the tax jurisdiction in which the temporary differences arise. Deferred tax is charged or credited in the
income statement, except when it relates to items charged or credited directly to equity, in which case the deferred tax is
also dealt with in equity.

Deferred income tax assets are recognised only to the extent that it is probable that future taxable profits will be avaitable

against which the assets can be used. The deferred income tax assets and tiabilities are only offset if they relate to income
taxes levied by the same taxation authority, there is a legally enforceable right of set off and the Group intends to settle its
current tax assets and liabilities on a net basis.

When distributions are controlled by the Group, and it is probable the temporary difference will not reverse in the
foreseeable future, deferred tax which would arise on the distribution of profits realised in subsidiaries, associates and joint
ventures is provided in the same period as the liability to pay the distribution is recognised in the financial statements,

2.13 Provisions

Provisions are recognised when the Group has a present cbligation as a result of a past event, and it is probable that the
Group will be required to settle that obligation. Pravisions are measured at the Directors’ best estimate of the expenditure
required to settle the obligation at the balance sheet date, and are discounted to present value where the effect is material.

2.14 Revenue recognition

Revenue is measured at the fair value of the consideration received or receivable and is stated net of sales taxes and value
added taxes.

{(a) Rental and similar revenue

Rental revenue from operating leases is recognised on a straight-line basis over the lease term. When the Group
provides incentives to its customers, the cost of incentives are recognised over the lease term, on a straight-line basis,
as a reduction of rental revenue.

{b) Service charge and similar revenue

Service and management charge revenue is recognised on a gross basis in the accounting period in which the services
are rendered. Where the Group is acting as an agent, the commission rather than gross revenue is recorded as
revenue.

{c) Other operating income

Revenue from the sale of goods and services is booked when the revenue can be calculated reliably, and the risks and
benefits have been transferred to the buyer. Revenues are booked net, i.e. after deductions for VAT and discounts.

(d) Interestincome

Interest income is accrued on a time basis, by reference to the principal outstanding and at the effective interest rate
applicable, which is the rate that exactly discounts estimated future cash receipts through the expected life of the
financial asset to that asset's carrying amount.
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2.14 Revenue recognition {continued)
(e) Gain on disposal of investment property

Gain or loss on disposal of investment property is recognised when the risks and rewards of ownership have been
transferred to the buyer. This normally occurs when legal title passes to the buyer. In some cases, real estate may be
sold with a degree of continuing involvement by the selter such that the risks and rewards of ownership have not been
transferred. In such cases, the nature and extent of the Group’s continuing involvement determines how the transaction
is accounted for. If it is accounted for as a sale, the continuing involvement of the Group may delay the recognition

of revenue. The Group also considers the means of payment and evidence of the buyer's commitment to complete
payment. For example, when the aggregate of the payments received, including the buyer’s initial down payment,

or continuing payments by the buyer, provides insufficient evidence of the buyers commitment to complete payment,
revenue is recognised only to the extent that cash is received.

2.15 Leases

Leases are classified as finance leases whenever the terms of the lease transfer substantially all the risks and benefits
of ownership to the lessee. All other leases are classified as operating leases. Certain operating leases for land that is
classified and accounted for as investment property pursuant to |AS 40 Investment properties are accounted for as if they
were finance leases.

{a) A Group company is the lessee

(i} Rentals payable under operating leases are charged to the income statement on a straight-line basis over the
period of the lease. Benefits received and receivable as an incentive to enter into an operating lease are also
spread on a straight-line basis over the term of the relevant lease.

(i) Assets held under finance leases are recognised as assets at the lease commencement date at the lower of the
fair value of the leased asset and the present value of the minimum lease payments. The corresponding liability to
the tessor is included in the balance sheet as a finance lease obligation. Each lease payment is allocated between
finance charges and reduction of the lease obtigation so as to achieve a constant rate of interest on the remaining
balance of the liability. Finance charges are charged directly against income, unless they are directly attributable
to qualifying assets, in which case they are capitalised in accordance with the Group’s policy on borrowing costs.

(b) A Group company is the lessor

(iy Rental income from operating leases is recognised on a straight-line basis over the term of the relevant lease.
Initial direct costs incurred in negotiating and arranging an operating lease are added to the carrying amount
of the leased asset and recognised on a straight-line basis over the lease term,

(i) Amounts due from lessees under finance leases are recorded as receivables at the amount of the Group's net
investment in the leases. Finance lease income is allocated to accounting periods so as to reflect a constant
periodic return on the Group’'s net investment outstanding in respect of the leases.

2.16 Employee benefits
(a) Pension obligations

The Group operates various defined contribution plans. The Group pays contributions to publicly or privately
administered pension insurance plans on a mandatory, contractual or voluntary basis. The Group has no further
payment obligations once the contributions have been paid. The contnbutions are recognised as employee benefit
expense when they are due. Prepaid contributions are recognised as an asset to the extent that a cash refund or
a reduction in future payments is available.

(b) Share-based compensation

The Group operates an equity-settled, share-based compensation plan. The fair value of the employee services received
in exchange for the grant of the options is recognised as an expense. The total amount to be expensed over the vesting
period is determined by reference to the fair value of the options granted at grant date, excluding the impact of any
non-market vesting conditions {for example, the employee remaining in the Group's employment). Non-market vesting
conditions are included in assumptions about the number of options that are expected to become exercisable. At each
balance sheet date, the Group revises its estimates of the number of options that are expected to become exercisable,
It recognises the impact of revising original estimates, if any, in the income statement, and a corresponding adjustment
to equity over the remaining vesting period.

The proceeds received net of any directly attributable transaction costs, are credited to share capital {(nominal value)
and share premium when the options are exercised.
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2.17 Share capital

Ordinary shares are classified as equity.

Incremental costs directly attributable to the issue of new shares or options are shown in equity as a deduction, net of tax,
from the proceeds.

Incremental costs directly attributable to the issue of new shares or options are shown in equity as a deduction, net of tax,
from the proceeds,

Where any Group company purchases the Company's equity share capital, the consideration paid, inctuding any directly
attributable incremental costs {net of income taxes) is deducted from equity attributable to the Company’s equity holders
until the shares are transferred to be held in treasury, cancelled, reissued or disposed of. Where such treasury shares are
subsequently sold or reissued, any consideration received, net of any directly attributable incremental transaction costs and
the related income tax effects, is included in equity attributable to the Company’s equity holders.

3 FINANCI|AL INSTRUMENTS

3.1

3.2

Significant accounting policies

Details of significant accounting policies and methods adopted, including the criteria for recognition, the basis of
measurement and the basis on which income and expenses are recognised, in respect of each class of financial asset,
financial liability and equity instrument are disclosed in Mote 2.9 to the financial statements.

Capital risk management

The Group manages its capital to ensure that the Group will be able to continue as going concern while maximizing the
return to stakeholders through the optimisation of debt and equity balances. The capital structure of the Group consists of
debt, which includes the borrowings disclosed in Note 27, cash and cash equivalents and equity attributable to equity
holders of the parent, comprising issued capital, reserves and retained earnings. Management perform ‘stress tests of the
business model to ensure that objectives are continually met. The objectives have been met in the year.

Gearing ratio

The Group's Directors review the capital structure on at least a quarterly basis to ensure that key strategic goals are being
achieved. As part of this review they consider the cost of capital and the risks associated with each class of capital.

The gearing ratio at the year end is as follows:

2008 2007

£000 £000
Debt 405,192 803,717
Cash and cash equivalents 195,296 122.030
Net debt 409,896 681,487
Equity 338,585 403,092
Net debt to equity ratio 121% 169%

Debt is defined as long and short term borrowings excluding unamartised issue costs as detailed in Note 27. Equity includes
all capital and reserves of the Group attributable to equity holders of the parent.

Externally imposed capital requirement

The Group is not subject to externally imposed capital requirements except to the extent that debt covenants may require
group companies to maintain ratios such as debt to equity (or similar) at certain levels.
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3.3 Risk management objectives

The Group's activities expose it to a variety of financial risks: market risk (including foreign exchange risk, interest rate risk
and price risk), credit risk and liquidity risk. The Group's overall risk management approach seeks to minimise potential
adverse effects on the Group's financial performance whilst maintaining flexibility.

Risk management is carried out by the central treasury department (Group Treasury) in close co-operation with the Group’s
operating units and with guidance from the Board of Directors. The Board regularly assesses and reviews the financial risks !
and exposures of the Group.

{a) Market risk

The Group’s activities expose it primartly to the financial risks of changes in foreign currency exchange rates and
interest rates and to a lesser extent other price risk, The Group eniers into a variety of derivative financial instruments
to manage its exposure to interest rate and foreign currency risk and also uses natural hedging strategies such as
matching assets and tiabilities in terms of duratien, interest payments and currency. There has been no change to the
Group's exposure to market risks or the manner in which it manages and measures that risk.

(i) Foreign exchange risk

The Group operates internationally and is exposed to foreign exchange risk arising from various currency
exposures, primarily with respect to the Euro and the Swedish Kroner. Foreign exchange risk arises from future
commercial transactions, recognised monetary assets and liabilities and net investments in foreign operations
which are denominated in a currency that is not the entity’s functional currency.

Group Treasury manages the entire foreign exchange risk exposure for the Group and monitors the Group's
exposure on a regular basis. The generat policy of the Group is 1o match the currency of investments acquired
with the related borrowing which targely eliminates foreign exchange risk on property investments. A portion

of the remaining operations, equating to the net assets of the foreign property operations is un-hedged. In some
cases where foreign exchange risk arises from future commercial transactions the Group will hedge the future
committed cornmercial transactions using foreign exchange swaps or forward foreign exchange contracts.

The Group's principal foreign currency exposures are in respect of the Euro and the Swedish Kroner. If the value

of Sterling were to increase in strength by 1% against the value of the Euro then this would result in an increase

of the Group's net assets of £1.7m and a decrease in the Group's loss of £797 thousand. If the value of Sterling

were to decrease in strength by 1% against the value of the Euro then this would result in an decrease of the Group

equity of £1.7m and an increase in the Group’s loss of £813 thousand. If the value of Sterling were to increase in

strength by 1% against the value of the Swedish Kroner than this would result in an increase of the Group’s net ‘
assets of £16% thousand and a decrease in the Group's loss of £115 thousand. If the value of Sterling were to !
decrease in strength by 1% against the value of the Swedish Kroner then this would result in an decrease of the

Group equity of £173 thousand and an increase in the Group’s loss of £118 thousand.

Management consider a 1% movement to be a reasonable assumption in normal market conditions.

(ii) Interest rate risk

The Group's most significant interest rate risk arises from its long-term variable rate borrowings. Interest rate risk
is regutarly monitored by Group Treasury and by the Board on both a country basis and on a Group basis. The
Board's policy is to minimise variable interest rate exposure whilst maintaining the flexibility to borrow at the best
rates and with consideration to potential penalties on termination of fixed rate loans. To manage its exposure the
Group uses variable to fixed interest rate swaps, interest rate caps and also natural or passive hedging from cash
held on deposit.

In assessing risk, a range of scenarios is taken info consideration such as refinancing, renewal of existing positions
and alternative financing and hedging. Based on these scenarios, the Group calculates the impact on the profit and
loss account for a defined shift in the underlying interest rate. For each simutation, the same interest rate shift is
used for all currencies. The scenarios are run only for those liabilities that represent the major interest-bearing
positions. Based upon the results of the various scenarios, the Group manages its variable interest-rate risk by
using a combination of floating-to-fixed interest-rate swaps, caps, floors and collars, Interest-rate swaps have the
economic effect of converting borrowings from floating rates to fixed rates. Under the interest-rate swaps, the
Group agrees with other parties to exchange, at specified intervals {mainly quarterly), the difference between fixed
contract rates and floating-rate interest amounts calculated by reference to the agreed notional principal amounts.
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FINANCIAL INSTRUMENTS (CONTINUED)
3.3 Risk management objectives (continued)

(a) Market risk (continued)

(ii) Interest rate risk (continued)

The table below shows the effect on the income statement and to equity that would result from an increase or
decrease of 1% (2007: 0.5%) in market interest rates which is an amount management believe to be reasonable in
the current market. All other factors are held constant,

2008 07

Income 2008 Income 2007

statement Equity staternent Equity

Scenario: Shift of 100 basis points (2007: 50 basis points) €000 £000 E00D £800

Cash +100 basis points (2007: +50 basis points) 1,383 1,383 545 845
Variable borrowings (including caps) +100 basis points

{2007 +50 basis points) (540) (540) (815) (815)

Cash -100 basis points (2007: -50 basis points) (1,383) 1,383) (545) (545)
Variable borrowings (including caps} -100 basis points

(2007: -50 basis points) 1,200 1,200 1,263 1,263

(iii) Other price risk
Equity investments
The Group is exposed lo equity securities price risk because of investments held by the Group and classified on the

consolidated balance sheet either as available-for-sale, or al fair value through profit or loss. The Group is not
exposed to commeodity price risk.

In order to manage the risk in relation to the holdings of equity securities the Group holds a diversified portfolio.
Diversification of the portfolio is managed in accordance with the limits set up by the Group. This activity is not
a core business of the Group and changes in value of the investments would not have a material impact.

{b) Credit risk

{c)

Credit risk refers to the risk that a counterparty will default on its contractual obligations resulting in financial loss to
the Group. Credit risk arises from cash and cash equivalents, some derivative financial instruments and deposits with
financial institutions, as well as credit exposures to tenants, including outstanding receivables and committed transactions.
The maximum exposure to credit risk is partly represented by the carrying amounts of the financial assets that are
carried in the balance sheet, including derivatives with positive market values,

For credit exposure other than exposure to tenants, the Directors believe that counterparty risk is minimised to the
extent possible as the Group has policies that limit the amount of credit exposure to any single financial institution.

With regard to the credit risk in relation to tenants, the Group has policies in place to ensure that rental contracts are
made with customers with an appropriate credit history. Credit risk to tenants is assessed by a process of internal and
external credit scoring. The Group also reduces its credit risk te tenants by obtaining bank guarantees from the tenant
company or its parent and receipted rental deposits as appropriate in individual circumstances. The overall credit risk
in retation to tenants is monitored on an ongoing basis with particutar emphasis directed around the quarterly rent
raise to ensure that the policies in place achieve the desired objective. Moreover, a significant proportion of the Group
portfolio is let to Government tenants which can be considered financially secure. Management do not expect any
significant losses in relation to receivables.

Management have considered the credit risk in relation to all financial assets and liabilities at the balance sheet date
and no adjustments have resulted.

Liquidity risk
Liquidity risk management requires maintaining sufficient cash, other liquid assets and the availability of funding to meet

short. medium and long-term requirements. The Group maintains adequate levels of liguid assets to fund operations
and to allow the Group to quickly react to potential new opportunities in the dynamic market in which it operates.

Management monitors rolling forecasts of the Group's liquidity on the basis of expected cash flow so that future
requirements can be managed effectively.

Loan covenant compliance is closely monitored by the Group’s Treasury department. Where covenant breaches are
likely to occur, these can generatly be rectified by the placing of additional security or cash depesit with the lending
party, or by partial repayment before an actual event of default eccurs.

The significant miajority of the Group's debt is arranged on an asset-specific, non-recourse basis. This allows the Greup
a higher degree of flexibility in dealing with potential covenant defaults on an asset by asset basis, rather than on a
group-wide borrowing facility.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS (continued)

31 December 2008

3  FINANCIAL INSTRUMENTS (CONTINUED)
3.3 Risk management objectives (continued)
(c) Liquidity risk (continued)

In the current economic conditions, with severely restricted liquidity and limited access to new borrowing facilities in
capital markets generally, and the real estate sector in particular, further downward pressure on valuations is possible
in the ferthcoming years.

At 31 December 2008 there were a number of loans on the UK portfolio that atthough not technically in breach, would
have breached loan-to-value (LTV} covenants if the lenders concerned had commissioned valuations at the balance
sheet date. For all such loans the Group has the unfeltered right to place cash on deposit with the lender to remedy
such covenant breaches were thay to be formally assessed. The total amount of cash required to remedy all such
potential covenant breaches at 31 December 2008 is not significant to the Group.

i valuations continue to fall, this could lead to further actual LTV covenant breaches. In advance of this stage we will
discuss potential breaches with lenders, which could lead to re-negotiation or possible waiving of this condition,
particularly in cases where all other covenants are complied with. On our Continental European assets, our LTV
covenants have no such potential breaches at 31 December 2008, and are non-existent on several of our buildings.

The table below analyses the Group's contractual undiscounted cash flows payable under financial liabilities and
derivative assets and liabilities, as at the balance sheet date, into relevant maturity groupings based on the remaining
period at the balance sheet to the contractual maturity date. The amounts represent undiscounted cash-flows.
Amounts due within 1 year are equivalent to the carrying values in the balance sheet as the impact of discounting

is not significant in respect of this.

Less than 1 year 1-2 years 2-5 years > 5 years
At 31 December 2008 €000 €000 £000 £000
Non-derivative financial liabilities
Borrowings 73,273 61,174 200,640 270,105
fnterest payments on borrowings (i) 20,093 14,813 36,746 60,824
Trade and other payables 32,853 - - -
Forward foreign exchange contracts
Cash flow hedges
Outflow (130,077} - - -
Inflow 129,856 - - -
Less than 1 year 1-2 years 2-5years > 3 years
At 31 December 2007 £000 £000 £020 £000
Non-derivative financial liabilities
Borrowings 103,024 53.243 295,893 310,865
Interest payments on borrowings (i) 42,190 40,221 92,663 117,218
Trade and other payables 59,667 - - -
Forward foreign exchange contracts
Cash flow hedges
Qutflow (35,000) - - -
Inflow 35.054 - - -

@ The interest on borrowings is calculated based on borrowings held as at 31 December without taking into account future issues. Floating rate
interest is estimated using a future interest rate curve as at 31 December.

3.4 Fair value estimation

(a) Foreign currency swaps and forward centracts are measured using quoted forward exchange rates and yield curves
derived from guoted interest rates matching maturities of the contracts.

{b} Interest rate swaps and caps are measured at the present value of future cash flows estimated and discounted based
on applicable yield curves derived from quoted interest rates.

(c) The fair value of an off market unquoted option to acquire shares in an associated company is considered to be its
transaction prica.

{d) The fair value of non-derivative financial assets and liabilities with standard terms and conditions and traded on active
liquid markets are determined with reference to quoted market prices. Financial assets in this category include equity
investments and listed corporate bonds.
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FINANCIAL INSTRUMENTS (CONTINUED)

3.4

Fair value estimation {continued)

(e) in more iltiquid conditions, non-derivative financial assets are valued using mulliple quotes obtained from brokers. Where
the spread of prices is tightly clustered we conclude that the consensus price is at fair value. Where prices become more
dispersed or there is a lack of available quoted data, further procedures are undertaken such as evidence from the last
non-forced trade to give context to the quotes available.

(f) The fair value of other nan-derivative financial assets and financial liabilities are determined in accordance with generally
accepted pricing models based on discounted cash flow analysis using prices from observable current market
transactions and deater quotes for similar instruments.

Except for investment in associates in Note 17 and borrowings set out in Note 27, the carrying amounts of financial
assets and liabilities recorded at amortised cost approximate their fair value.

CRITICAL ACCOUNTING ESTIMATES AND JUDGEMENTS

In the application of the Group's accounting policies, which are described in Note 2, the Directors are required to make judgements,
estimates and assumptions about the carrying amounts of assets and liabilities that are not readily apparent frem other sources.
The estimates and associated assumptions are based on historicat experience and other factors that are considered to be
relevant. Actual results may differ from these estimates.

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

The following are the critical estimates and judgements that the Directors have made in the process of applying the Group's
accounting policies and that have most significant effect on the amounts recognised in the financial statements.

(a)

(b)

(c)

(d)

Fair value of investment properties

The best evidence of fair value is current prices in an active market for similar lease and other contracts. In the absence
of such information, the Group determines the amount within a range of reasonable fair value estimates. In making its
judgement, the Group considers informatign from a variety of sources including:

(i) Current prices in an active market for properties of different nature, condition or location {or subject ta different lease
or other contracts), adjusted to reflect those differences;

(i} Recent prices of similar properties in less active markets, with adjustments to reflect any changes in economic
conditions since the date of the transactions that occurred at those prices; and

(iii) Discounted cash flow projections based on reliable estimates of future cash flows, derived frorm the terms of any existing
lease and other contracts, and (where possible) from external evidence such as current market rents for similar properties
in the same location and condition, and using discount rates that reflect current market assessments of the uncertainty
in the amount and timing of the cash flows.

As referred to in the Chairman’s Statement on page 5, the current econemic climate and lower transactional volumes in the
real estate markets in which CLS is active has meant that our valuers have referred to greater use of professional
judgement in arriving at the year end vatuation. Further discussion is given in Note 14.

Income Taxes

The Group is subject to income taxes in different jurisdictions and estimation is required to determine the warldwide
provision for income taxes. There are sorne transactions and calculations for which the ultimate tax determination is
uncertain. Where the final tax outcome of these matters is different from the amounts that were initiatly recorded, such
differences will impact the income tax and deferred tax provisions in the period in which determination is made.

Impairment of goodwill and other intangible assets

When assessing possible impairment of goodwill and other intangible assets the Group is required to make an assessment
of recoverable amounts, Recoverable amount is calculated as the higher of fair value less costs to selt and value in use.
In making these assessments, assumptions are required to be made based upon information available at the time.

Deferred tax

The method of calculation of deferred tax in relation te UK properties assumes that indexation allowance will be available as
it is assurmed that the Group will recover the carrying amount of its investment properties through use followed by an
eventual sale.
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5 SEGMENT INFORMATION
Primary reporting format - geographical segments

The Group's operations are managed on a country-by-country basis. The Greup operates in four principal geographic areas
of Europe:

(i} United Kingdom

(i) France (including Luxembourg)

(iii) Germany

(W) Sweden

There are no transactions between the geographicat segments. The unallocated segment represents Group items, being deferred tax.

Segment assets include primarily investment properties, property plant and equipment, intangible assets, trade and other
receivables, cash and cash equivalents, and investments. Segment liabilities comprise borrowings, including {finance leases and
other operating liabilities.

Capital expenditure comprises additions to investment property, property, plant and equipment and intangible assets, including
additions resulting from acquisitions through business combinatiens,

The segment results for the year ended 31 December 2008 are as fotlows:

United
Kingdom France Germany Sweden? Unallocated Total
£000 £000 €000 £000 £000 E000

Continuing operations
Revenue 31,631 22,987 14,433 8,943 - 77,974
Operating profit/(loss) before losses
on investment properties 21,447 17,213 g.110 (3.572) - 44,198
Net loss from fair value adjustment
on investment properties (59.434) (17.824) (19.905}) (6,230) - {103,3%3)
Write down of goodwill - - - (21,985) - {21,985)
Dther non-recurring costs (1,288) - - - (1,288)
Loss on disposal of subsidiaries - (15,826} - (335) - (158,161)
Profit/(loss) from sale of investment properties 6,551 {154) 612 - - 7,009
Finance income 14,918 3,245 844 1,565 - 20,572
Finance costs (38,501) (12,285) (9,660} (3.190) - {63,636)
Share of loss of associates after tax* - - - (7,470) - (7,470)
Loss before tax {56,307) (25.631) (18,999) (a1.217 - {142,154)
Tax credit/(charge)} on loss 167 (3.467) (267) (43) 87,7117 64,107

(Loss)/profit for the year from continuing operations (56,140)  (29,098)  (19,266)  (41,260) 67,717 (78,047)

“ Analysis in Note 17.
t Includes the Wyatt Group.

Other information:
United

Kingdom France Germany Sweden  Unallocated Tetal

£000 £000 EO0D £000 €000 £000

Assets 437,351 307,452 209,615 48,811 12,427 1,035,656
Associates - - - 39,327 - 39.327
Total assets 437,351 307,452 209,615 108,138 12,427 1,074,983
Total liabilities 293,864 145,044 151,523 72,540 73,427 736,398
Capital expenditure 2,667 1,211 11,126 2,397 - 17.401

Depreciation and amortisation 318 19 22 1,091 - 1,450
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The segment results for the year ended 31 December 2007 are as follows:

61

United
Kingdom France Germary Sweden  Unallocated Total
EDDQ £000 €000 £000 E00D £000
Continuing operations
Revenue 38,510 27.577 11,181 10,724 - 87.992
Operating profit/(loss) before gains
on investment properties 17,585 18,561 6,342 (2.954) - 39,532
Net (loss)/gain from fair value adjustment
on investment properties (62,988) 1,101 (3.927) (2,243) - (68,077}
Profit/(loss) from sale of investment properties - 35 - (2,009) - (1,974}
Finance income 4,246 435 96 1,780 - 8,557
Finance costs (31,833) (10,304) (5,460) (1,621) - (49,218)
Share of profit of associates after tax - - - 537 ~ 537
(Loss)/profit before tax (72,990) 9.828 (2,949) (6532) - (72,643)
Tax (charge)/credit on profit (10} (1,474) (79 (1,067 42,342 39,732
(Loss)/profit for the year from continuing operations (73,000} 8,354 (3,028) (7.579) 42,342 (32,911)
Other information;
United
Kingdom France Gerrnany Sweden  Unallocated Total
€000 €000 €000 £ooo £000 £000
Assets 661,514 376,302 177,469 123,425 2,880  1,341,5%0
Associates - - - 42,305 - 42,305
Total assets 661,514 376,302 177,469 145,730 2,880 1,383,895
Total tiabilities 445555 222,227 121,064 74519 117,439 980,804
Capital expenditure 20,803 5,491 26,175 4B4 - 52,953
Depreciation and amortisation 1,820 13 - 1,010 - 2,843
Secondary reporting format - business segments
Although the Group operates on a country-by-country geographic basis, the Group operates two distinct operating divisions:
(i) Investment property; and
(i) Other investments (comprising Wyatt and other equity investments).
2008 2007
€000 £000
Continuing operations
Revenue
Investment property 74,353 82,302
Other investments 3,641 5,690
77.994 87,992
Total assets
Investment property 1,017,894 1,332,019
Other investments 57,089 51,876
1,074,983 1,383,895
Capital expenditure
Investment property 17,292 52,504
Other investments 109 447
17,401 52,953
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6

OTHER OPERATING EXPENSE

2008 2007
€000 £800
Loss on disposal of equity investments (1,089) (314)
Loss on disposal of available for sale equity investments (513) (2,391}
Perrnanent diminution in value of available for sale equity investments (2,996) (348)
Other investment related income 509 408
Other property related income 3,063 1,077
Total {1,026) (1,548)
Other property related income relates to tenant breaks, insurance commissions and other property related income,
EXPENSES BY NATURE
2008 2007
£000 £000
Audit services
Fees payable to the Company auditor for the audit of parent Company and consolidated accounts 138 101
Fees payable to the Company's auditors for the audit of the Company’s subsidiaries pursuant to legislation 68 138
Non-audit services - fees payable to the Company’s auditor and its associates for other services 1546 -
Other services pursuant to legislation 26 47
Depreciaticn and amoertisation 1,450 2,814
Loss on disposal of property, plant and equipment 234 115
Repairs and maintenance 549 403
Bad debt expense 176 407
Employee benefits expense (Note 8) 7,884 10,363
Legal and professional fees 2,794 10.081
Operating lease rentals 955 1,167
Travel, marketing and entertaining 1,114 984
Other expenses 4,169 4,263
Total 19,715 30,885
Classified as:
Administrative expenses 16,066 27,724
Net property expenses 3,649 3161
Total 19,715 30,885
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2008 2007

€000 £000
Wages and salaries 5,495 7,338
Social security costs 1,235 1,489
Pension costs - defined contribution plans 378 527
Other employee related expenses 776 1,009
Total 7,884 10,363

We consider key management to be the Directors of the Group.

Please refer to the Directors’ Remuneration Report for details of their emoluments.

No amounts were charged to the income statement in relation to share-based payments (2007: £Nil).

The monthly average number of persons employed by the Group for continuing eperations, including Executive Directors was

as follows:
Other 2008 Other 2007
Property aperaticns Total Property operations Total
Male 22 39 81 27 46 73
Female 30 15 45 33 19 52
Total 52 54 106 40 65 125
FINANCE INCOME
2008 2007
£000 £000
Finance income
Foreign exchange variances 11,892 726
Interest income 8,680 5.831
Total 20,572 6,557
FINANCE COSTS
2008 2007
€000 E£00G
Interest expense
Bank loans 33,329 39,6964
Debenture loans 4,705 4,703
Finance leases 54 73
Other interest 843 64
Amaortisation of issue costs of loans 3,463 2,295
Derivative financial instruments (Note 19)
Interest-rate swaps: transactions not qualifying as hedges 19.877 2,441
Interest-rate caps, collars and floors: transactions not qualifying as hedges 1,138 (954}
Total 63,636 49,218

During 2008 the Group suffered increased loan issue cost amortisation due to the repayment of loans following property sales in

the UK, France and Germany.,
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11 OTHER NON-RECURRING COSTS

During 2008 the Group incurred £1,288 thousand (2007: ENiU) of professional fees associated with a potential restructuring
of the Group.

12 INCOME TAX CREDIT

2008

Year ended 31 December 2008 £000

Current tax 3,610
Deferred tax {Mote 24) (67,717)
Total (64,107}

Continuing

operations

Year ended 31 December 2007 £009

Current tax 2,610
Deferred tax (Note 26) (42,342)
Total (39.732)

There has been no deferred tax recognised directly to equity during the year (2007: a deferred tax charge of £318 thousand)
(see Note 24).

The tax on the Group's profit before tax differs from the theoretical amount that would arise using the weighted average tax rate
applicable to profits of the consolidated companies as follows:

2008 2007

£000 £000
Loss before tax
Continuing operations (142,154) (72,643)
Tax calculated at domestic tax rates applicable to profits in the respective countries (40,771) (19,185)
Expenses not deductible for tax purposes 10,345 1.471
Tax effect of unrecognised losses in associates and joint ventures 2,049 7.797
Previously unrecognised tax losses and other deferred tax adjustments (2,983) 2,059
Change in calculation method of calculation of deferred tax - {31,400)
Different taxation treatment of disposals {32,428) 27
Deferred tax assets not recognised 439 85
Adjustment in respect of prior periods (758) (586)
Tax credit for the year (64,107) (39.732)

The weighted average applicable tax rate was 28.7 per cent (2007: 26.4 per cent).

The change of basis for the calculation of deferred tax in the prior year is described in Note 26.
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13 EARNINGS PER SHARE
Basic

Basic earnings per share is calculated by dividing the profit attributable to equity holders of the Company by the weighted average
number of ordinary shares in issue during the year, excluding ordinary shares held as treasury shares {see Note 23).

The weighted average number of shares for the year was 64,783,048 (2007: 71,091,971).

Diluted

Diluted earnings per share is calculated by adjusting the weighted average numnber of ordinary shares outstanding assuming
conversion of all dilutive potential ordinary shares. Potential ordinary shares are treated as dilutive only when their conversion to
ordinary shares would decrease earnings per share or increase loss per share from continuing operations. Where the conversion
of potential shares would have the opposite effect by increasing earnings per share or decreasing loss per share from continuing
operaticns, they are considered to be antidilutive and so are not included in the calculation of diluted earnings per share.

Instruments that could potentially dilute basic earnings per share in the future but were not inctuded in the catculation of diluted
earnings per share because they are antidilutive for the year ended 31 December 2008 comprise share options granted to employees
where the exercise price is less than the average market price of the Company’s ordinary shares during the year. The effect of
these antidilutive securities would have been to increase weighted average shares by 110,877 shares (2007: 405,000 shares were
treated as dilutive).

There were no share options remaining at 31 December 2008.

2008 2007
2008 Loss 2007 Loss
Loss per share Loss per share
£000 Pence €000 Pence

Loss per share from continuing operations:
Basic and diluted loss per share (78,175} (120.7) (32,549) (45.8)

Diluted loss per share - continuing operations (78,175) (120.7) (32,549 (45.8)

&5
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31 December 2008

INVESTMENT PROPERTIES
2008 2007
£000 £000
At beginning of year 1,175,291 1,143,451
Exchange rate variances 118,828 47,026
Acquisitions - 28,960
Capital expenditure 17,211 23175
Transfer to Property, plant and equipment (Note 15) (2,320) -
Disposal - property sales (230,731) -
Disposals - corporate sales (Note 32) (175,082) -
Net loss from fair value adjustments on investment properties (103,393) (468,077)
Rent free period debtor adjustments (1,043) 756
At end of year 798,761 1,175,294

The investment properties {and the owner occupied property detailed in Note 15) were revalued at 31 December 2008 to their fair
value. Valuations were based on current prices in an active market for all properties. The property valuations were carried out by
Allsop & Co (for the UK and Swedish properties) and DTZ Debenham Tie Leung (for the French and German properties), who are
external, professionally qualified valuers.

Investment property includes buitdings held under finance leases of which the carrying amount is £20,804 thousand (2007:
£113,308 thousand).

Where the Group leases out its investment property under operating leases the duration is typically 3 years or more. No contingent
rents have been recognised in the current or comparative year.

Investment properties (and the owner occupied property detailed in Note 15) are pledged as collateral against debt used to
acquire the respective property as disclosed in Note 27.

As referred to in the Chairman’s Statement on page 5, the current economic climate and lower transactional volumes in the real
estate markets in which CLS is active has meant that our valuers have referred to greater use of professional judgement in
arriving at the year end valuations. In addition, the fact that the Group is not a distressed seller may mean realising assets at
these values by way of sale in the short term may be difficult to achieve as the transactions that are being completed are
generally at distressed levels, rather than indicative of a willing buyer and seller. Given the smaller individual lot sizes, the tenant
base and the geographic spread of the CLS portfolio which should mitigate such volatility, the Directors are satisfied that the
external valuations supplied are appropriate to adopt for these financial statements without adjustment.
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15 PROPERTY, PLANT AND EQUIPMENT
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Owner-
Plant and occupied
equipment property Total
£000 £000 £00D
Cost or valuation
At 1 January 2007 6,445 - 6,465
Additions 821 - 821
Disposals (630) - {630)
Exchange rate variances 87 - 87
At 31 December 2007 8,743 - 6,743
Transfer from investment property - 2,320 2,320
Additions 190 - 190
Disposals (2.569) - (2,569)
Revaluation decrease - (348) (348)
Exchange rate variances 229 - 229
At 31 December 2008 4,593 1972 6,565
Accumulated depreciation and impairment
At 1 January 2007 4,470 - 4,470
Depreciation charge 999 - 999
Disposals (599 - (599)
Exchange rate variances 41 - 41
At 31 December 2007 491 - 4911
Depreciation charge 924 22 944
Disposals (2,174) - (2.174)
Exchange rate variances 126 - 126
At 31 December 2008 3,787 22 3,80%
Net book value
At 31 December 2007 1,832 - 1,832
At 31 December 2008 804 1,950 2,756

There were no additions attributable to acquisitions through business combinations in the current or comparative year.

Owner-occupied property was revalued at 31 Decernber 2008 to fair value by Allsop & Co as detailed in Note 14.
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16

INTANGIBLE ASSETS

Other
Goodwill intangibles Total
£0600 €000 €000

Cost
At 1 January 2007 12,854 4,328 19,182
Additions 1,794 - 1,794
Exchange rate variations 505 208 73
At 31 December 2007 15,153 5,536 21,689
Additions 3.634 141 3,775
Exchange rate variations 1,432 505 1,937
At 31 December 2008 20,219 7,182 27,401
Amortisation
At 1 January 2007 - (334} (336}
Amartisation - {1,815) (1815)
At 31 December 2007 - {2,151} {2,151}
Amaortisation - (504) (504)
Disposals (1.673) - {1,673)
Impairment {17,458) (4.527) (21,985)
At 31 December 2008 (19,131) (7,182)  (24,313)
Net book value
At 31 December 2007 15,153 4,385 19,538
At 31 December 2008 1,088 - 1,088

Goodwill

Goodwill on the Group balance sheet comprises £834 thousand (2007: £2,059 thousand) in relation to the acquisition of a French
property portfolio in 2004 and a further £252 thousand (2007: £252 thousand) in relation to a German property acquisition in 2005.

in October 2007 the Group purchased, for £1,173 thousand (SEK15 million), a call option for the remaining 40% shareholding in
the Bilddagboken AB. The option was exercised on 22 January 2008 for £2,184 thousand (SEK25 million). When exercised,
goodwill of £3,351 thousand was recegnised (SEK 23.4 million at year end SEK:GBP rate of 11.4474).

In February and April 2008 the Group acquired a further 25.1% of the share capital of internetami AB {Tyda) taking the Groups
total shareholding to 82.3%. On acquisition, goodwill of £201 thousand (SEK2.3 million at year end SEK exchange rate of 11.4474)
was recognised.

In October 2008 the Group acquired the remaining 47% of the share capital of Xtraworks AB. On acquisition, goodwill of £81 thousand
(SEK964 thousand at year end SEK exchange rate of 11.4474) was recognised.

All goodwill relating to Wyatt including that recognised on acquisitions in the year is fully written off at 31 December 2008, as
described below.

Intangible assets

Other intangible assets (relating to trade name, technology. customer retationships, capitalised development and other costs)
have been fully written down during the year as described below. These related exclusively to the Wyatt group.

Impairment

The impairment losses recognised in the conselidated income statement, as a separate ling within aperating profit, in respect
of goodwill and intangible assets relate exclusively to the Wyatt Media Group AB ("Wyatt’) and its subsidiary companies.

During the year ended 31 December 2008, the goodwill and intangibte assets in respect of the Group’s online media gperations
was impaired by £17,458 thousand and £4,527 thousand respectively. This was triggered by significant intensification of market
competition (primarily in the social networking environment, which now offers free content and membership) and increasing
obsolescence of existing coding and software causing a significant pre-tax risk adjustment which has triggered the impairment
charge. At 31 December 2008 there is no goodwill or intangibles in relation to 'Wyatt” remaining.

There was no impairment for the year ended 31 December 2007,
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16 INTANGIBLE ASSETS (CONTINUED)

We set out below the key assumptions used in reviewing the goodwill and intangibles of the Wyatt group for impairment at
31 December 2008.

Key assumptions:

Budgeted earnings before interest, tax, depreciation and amortisation (EBITDA} - Budgeted EBITDA, calculated as adjusted
operating profit before depreciation and amortisation, has been based on an ‘income per user’” measure based on existing income
streams and new product launches. Projected user volumes using web services has been derived from past experience of the
business.

Long-term growth rates - Growth rates of between 2-3% have been used which approximate to the nominal GOP rates in the
countries in which the business operates.

Pre-tax adjusted discount rate - The discount rate is derived from a risk free rate adjusted to reflect specific risk premiums in
relation to the systematic risk and a risk adjustment {'beta’) applied to reflect the specific risk of the operating entity under review,

Summary of assumptions:

The value in use calcutation for 31 December 2008 has used pre-tax adjusted discaunt rates of 33% and tong-term growth rates
of 2% (2007 pre-tax adjusted discount rate of 14-18%, long-term growth rate of 2-3%). Budgeted EBITDA has been applied
consistently in 2008 and 2007 as described above.

17 INVESTMENTS IN ASSOCIATES

Net assets Goodwill Tatal
£000 £000 €000
At 1 January 2007 - - -
Additions 29,003 10,378 39.381
Share of profit 537 - 537
Other equity movements® 324 - 324
Exchange rate variances 2,063 - 2,063
At 31 December 2007 31,927 10,378 42,305
Additicns 750 79 829
Reclassification 1,300 (1,300) -
Share of loss (6,281) - (4,281)
Release of negative goodwill on acquisition of associate 2.073 - 2,073
impairment of goodwill - (5,262) (5.262)
Share of loss on associates after tax {2,208) (5.262) (7,470)
Other equity movements*® 4,284 - 4,284
Dividends received (1.460) - (1.460)
Exchange rate differences - 839 839
At 31 December 2008 34,593 4,734 39,327

* Primarily relate to foreign exchange movements of the associate undertakings.

£1,300 thousand has been reclassified to net assets from goodwill in 2008 to reflect a revision to the original acquisition
catculation in 2007. This was based on preliminary results and updated in 2008 to reflect published data.

During 2008 Bulgarian Land Development Pic restated their 2007 accounts. The result of this restatement has been reftected in
these accounts in 2008. A loss of £543 thousand and a debit of £563 thousand has been recognised in reserves in relation to this

restatement. These are included within share of loss and other equity movements respectively in the above table.

The Group’s interest in its principal associates were as fotlows:

[nterest held

Profit/  inordinary

Assets Liabilities Revenues ({loss) share capital

Year ended 31 December 2008 £000 €000 £00C £000 %
Catena AB (incorporated in Sweden) 41,408 (40,947) 4,558 (3.176) 29.1
Bulgarian Land Development Plc (incorporated in Isle of Man) 23,763 (9.640) 2,369 (1,081) 358
Flavour of the month AB (incorporated in Sweden) 26 a7n b (44) 40.0

Total 85,197 (50,604) 6,933 (4,281)
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INVESTMENTS IN ASSOCIATES (CONTINUED)

Interest held

Profit/ in ordinary

Assets Liabilities Revenues (loss) share capital

Year ended 31 December 2007 £000 £000 £000 £000 %

Catena AB (incorporated in Sweden) 57.824 (34,971) 723 606 29.1

Bulgarian Land Development Plc (incorporated in Isle of Man) 17,223 (8.151) 26 (69) 28.7
Total 75.049 (43.122) 749 537

Catena AB

In May 2007 the Group acquired a 27.6% stake in Catena AB, a listed Swedish property company, increasing this to 29.1% by 3 July
2007, for a sum of SEK382,659 thousand. Henry Klotz, Chief Executive Qfficer of the Group was appeinted as Chairman of Catena
in 2007.

The quoted value (market value) of the Group’s investment in the shares of Catena AB at year end was £17,616 thousand (2007:
£28,033 thousand).

Bulgarian Land Development Plc

Ouring 2007, the Company agreed to subscribe to 7,211,878 shares at a price of £1 per share in Bulgarian Land Development Plc
(BLD) which is listed on the Alternative Investment Market of the London Stock Exchange. BLD develops residential and
commeicial property opportunities in Bulgaria. The new subscription increased the Group's stake in BLD to 11,461,787 shares,
representing 28.45 per cent of the issued share capital.

in 2008 a further 2,859,500 shares were acquired by the Group to take the total shareholding to 35.8%. This created negative
goodwill of £2,073 thousand which has been released to the income statement in the year and inctuded in the Group’s share
of loss after tax from associates above.

The quoted value (market value) of the Group’s investment in the shares of Bulgarian Land Development Plc (BLD) at the year
end was £4,583 thousand (2007: £9,035 thousand).

Flavour of the month AB

In 2008 the Group acquired a 40% interest in a blog resourcing website, Flavour of the month AB. £134 thousand was invested.

Impairment

Given the current economic instability and the likelihood of a slowdown in global growth the Group has considered that this
represents a potential indication of impairment in relation to its associate investments, As such the Group has tested the
recoverability of its associate investments in accordance with |AS 34, by comparing the carrying amount of the associate
investments at the balance sheet date to their recoverable amounts. This has resulted in a write down of £5,242 thousand to
goodwill (2007: ENil}

In assessing the carrying value of Catena AB, the Group has considered that the balance sheet of Catena AB at 31 December 2008
is stated at fair value except for certain deferred tax liabilities. It is managements assessment that the realisatien of Catena’s
property assets in the future would occur through corporate disposals and therefore latent deferred tax liabilities are unlikely to
crystallise. Taking this into account the write down in relation to Catena was £3,890k (2007: ENil) representing excess of carrying
value over fair vatue.

In assessing the carrying value of Bulgarian Land Development Plc ('BLD’) there is significant uncertainty around the timing

and level of cash-flows in the future which has crystallised a write down of goodwill of £1,372k (2007; ENil). A review of BLD's
underlying assets has been undertaken which are not impaired at the balance sheet date. On this basis the Directors consider the
Group’s share of net assets approximates to recoverable value.
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18 OTHER INVESTMENTS

Investments include the following:

2008 2007
E000 E000
Available for sate financial investments carried at fair value

Listed equity securities - UK 275 1,689
Listed equity securities - Sweden 2,332 4,960
Listed equity securities - Other 50 -
Un-listed investments - UK 57 -
Un-listed investments - Sweden 580 -
Un-listed investments - Other 16 13
Listed corporate bonds - UK 1,225 -
Listed corporate bonds - Eurozone 8,336 -
Listed corporate bonds - Denmark 1,223 -
Government securities - UK 220 107
14,314 6,769

Investments designated at fair value through the profit or loss
Listed equity securities - UK - 775
Listed equity securities - Sweden - -
Listed equity securities - Other - 263
Un-listed investments - UK - 57
Un-listed investments - Sweden - 519
- 1.614
Other investments carried at cost 1 41
Total 14,315 8,424

The investments included above represent investments in listed and unlisted equity securities, corporate bonds and government
gilts that present the Group with opportunity for return through dividend and interest income and trading gains or in several cases

are considered to be strategic non-controlling interests.

When equity investments are managed and their performance is evaluated on a fair value basis they are designated upon initial
recognition at fair value through the profit and loss. All other equity investments are designated as available for sale. Other

investments carried at cost are non-financial assets such as art work.

The movement of other investments is analysed below:

Other investments

£000
At 1 January 2007 16,193
Additions 36,167
Disposals (13.530)
Fair value movements recognised in reserves on available for sale assets 1,716
Fair vatue movements recognised in the income statement on available for sale assets (348)
Transfers to associate investments (33.079)
Exchange rate vartations 1,397
Other 92)
At 31 December 2007 8,424
Additions 10,574
Disposals (313
Fair value movements recognised in reserves on available for sale assets (3,299
Fair value movements recegnised in the income statement on available for sale assets (2,996)
Exchange rate variations 1,962
Other 3"

At 31 December 2008

14,315
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DERIVATIVE FINANCIAL INSTRUMENTS

2008 2008 2007 2007
Assets Liabitities Assets Liabilities
£000 €000 €000 E000

Non-current portion
Interest-rate swaps 20 - 49 -
Interest-rate caps and floors 351 - 1,219 -
7 - 1,268 -

Current portion

Interest-rate swaps - 22,395 - 2,307
Forward foreign exchange contracts - 180 35 -
Call option on subsidiary undertaking - - 1173 -
- 22,575 1,208 2,307
Total 371 22,575 2,476 2,307

There were no derivative financial instruments accounted for as hedging instruments.

Interest-rate swaps

The notional principal amounts of the outstanding interest-rate swap contracts at 31 December 2008 was £296,821 thousand

(2007: £195,703 thousand). The average period to maturity of the interest-rate swaps was 2.1 years {2007: 3.8 years).

The principal interest rate swap matures at nil amounts payabte. Ouring the period o maturity there is a single date in 2012 on

which the swap can be cancelled by the counterparty and settled at fair value.

Forward foreign exchange contracts

The Group uses forward foreign exchange centracts from time to time to add certainty and to minimise the impact of foreign
exchange movements to future committed cash-flows. At 31 December 2008 the Group had £135,752 thousand of outstanding

foreign exchange contracts (2007: £35,000 thousand).

TRADE AND OTHER RECEIVABLES

2008 2007
£000 £000
Non-current
Other debtors 45 49
Current
Trade receivables 3,672 2,910
Prepayments 721 1,270
Accrued income 252 368
Other debtors 5,952 4522
10,597 2,070
Total 10,642 9,119

There is no concentration of credit risk with respect to trade receivables, as the Group has a large number of tenants,
internationally dispersed.

There were no material assets classified as past due but not impaired in either the current or comparative year, The Directors

consider that the carrying amount of all current assets approximates to their fair value. No items are interest bearing.
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22

CASH AND CASH EQUIVALENTS
2008 2007
€000 £000
Cash at bank and in hand 64,922 42,745
Short-term bank deposits 130,374 79.285
Total 195,296 122,030

At 31 December 2008, Group cash at bank and in hand included £10,261 thousand {2007: £21,406 thousand) of cash deposits
which are restricted by third party charge over these funds.

Cash and short-term deposits are invested at floating rates of interest based on relevant national LIBID and base rates
or equivalents in the UK, France, Germany and Sweden.

Cash and cash equivalents currency profile:
Cashatbank  Short-term

and in hand deposits Tatal
Year ended 31 December 2008 €000 £000 €000
Sterling 12,418 75,014 87,432
Swedish Kroner 2,199 5,720 7,919
Euro 50,288 49,640 99,928
Other 17 - 17
Total 64,922 130,374 195,294

Cash at bank Short-term

and in hand deposits Total
Year ended 31 December 2007 £000 £000 €000
Sterling 20,602 64,677 85,279
Euro 18,549 4 459 23,008
Swedish Kroner 3.582 10,149 13,701
Other 12 - 12
Total 42,745 79,285 122,030

JOINT VENTURE
At 31 December 2008 the Group had an interest in one joint venture;

- Fielden House Investments Limited, incorporated in England and Wales, of which the Group owned 33 1/3 per cent of the
ardinary share capital (2007: 33 1/3 per cent).

The principal activity of the above joint venture company is development, management and investment in commercial property.

The following amounts represent the Group’s share of the assels and liabilities, and income and expenditure of the above joint

ventures which are included in the balance sheet and income statement of the Group:
New Lendaon Fielden House

Teighmore Bridge House Investments Total
Year ended 31 December 2008 £0oa £000 £000 E0QD
Assets:
Non-current assets - - 2,267 2,267
Current assets - - 42 42
- - 2,309 2,309
Liabilities:
Non-current liabilities - - 2,475 2,475
Current liabilities - - 40 40
2,515 2.515
Net Liabilities - - (208) (208)
{ncome - - 206 206
Expenses - - (801) (801}

Loss after income tax - - (595) (595)
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New Londeon Fielgen House

Teighmore Bridge House  Investments Total

Year ended 31 December 2007 £000 £040 £000 £000
Assets:
Non-current assets 80.415 29,806 2,867 113,088
Current assets 2,218 267 17 2,602

82,633 30,073 2,984 115,690
Liabilities:
Non-current liabilities - - 2,490 2,490
Current liabilities 69.133 13.573 105 82,811

569.133 13,573 2,595 85,301
Net assets 13,500 16,500 389 30,389
{ncome 701 1,139 140 2,000
Expenses {4,021) (1,446) (179) (7.642)
Loss after income tax (5.320) (307 {15) (5.642)

The Group’s interest in New London Bridge House and Teighmore were disposed of during the year as described in Note 32, There
are no contingent liabilities on sale.

23 SHARE CAPITAL

Ordinary Total

Number of shares in Treasury ordinary

shares circulation shares shares

{thousands) £000 £000 £000

At 1 January 2007 80,082 18,151 1,870 20,021
Employee share option scheme:

- shares issued - 8 8) -

tssue of shares - - - -
Cancellation of Treasury Shares (750} - (189 (189)
Purchase of own shares:
- pursuant to market purchase - (103) 103 -
Cancelled following market purchases (1,163} (290} - (290)
Cancelled foltowing tender offer (3,319} (830} - (830}
At 31 Decernber 2007 74,850 16,936 1,776 18712
Employee share option scheme:

- shares issued - B1 (81) -
Cancellation of Treasury Shares (2.114) - (528) (528)
Purchase of own shares:

- pursuant to market purchase - (82) 82 -
Cancelled following market purchases (3.415) (854} - (854)
Cancelled following tender offer (2,576) (644) - (644)
At 31 December 2008 66,745 15,437 1,249 16,686

The total autherised number of ordinary shares is 160,000,000 shares (2007: 160,000,000 shares) with a par value of 25 pence per
share (2007 25 pence per share). All shares issued are fully paid. 6,745,371 (2007: 74,849,736} ordinary shares were in issue at
year end of which 61,745,471 (2007: 67,740,457) were quoted on the main market of the London Stock Exchange. All ordinary
shares (including treasury shares) are of one class which carry no right to fixed income.
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Treasury shares

Treasury shares held at 31 December 2008 were 5,000,000 (2007: 7,109,279). During the year the Company acquired 6,319,986
(2007: 4,894,211) of its own shares, of which 2,575,644 (2007: 3,318,940) were purchased through the tender offer, and 3,744,342
(2007: 1,575,251) were purchased on the market. During the year the Company re-issued 325,000 (2007: 30.000) of its own shares
from treasury shares.

Share options

The number of shares subject to option, the period in which they were granted and the periods in which they may be exercised
is given below:

Exercise Exercise
Date of grant price {pence) period 2008 2007
20 December 2001 212.5 2004 - 2008 - 311,000
20 December 2001 212.5 2004 - 2011 - 14,000
06 October 2003 240 2006 - 2013 - -
06 Octeber 2003 240 2004 - 2010 - -
27 September 2005 458,25 2008 - 2012 - 73.500
21 December 2005 492,75 2008 - 2012 - 6,088
21 December 2005 492,75 2008 - 2012 - 412
Total - 405,000
The following options were exercised during the year:
Market price
Number {pence} at date
Date of exercise of shares of exercise
03 April 2008 325,000 358.53%
Total 325,000 358.536

80,000 share options lapsed during the year (originally granted in 2005) and no new options were granted.
No amounts were charged to the income statement in relation to share based payments (2007 £Nil).

75
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OTHER RESERVES
Share Capital  Cumulative Cash flow
premium  redemption  translation hedge Fair value Other
reserve reserve reserve reserve reserve reserves Total
£000 £000 £00o £000 £000 £800 £000
At 1 January 2007 49,712 13,663 2,251 1,21 (2.840) 28117 112174
Employee share option scheme:
- shares issued 112 - - - - - 112
Purchase of own shares:
- cancellation pursuant to tender offer - 830 - - - - 830
- cancellation pursuant to market purchase - 290 - - - - 290
- cancellation of treasury shares 189 189
Exchange rate variances - - 16,917 - - - 16,917
Available-for-sale financial assets: -
- net fair value gains in the period - - - - 1,716 - 1,716
Cash flow hedges: -
- fair value losses in the period - - - (115) - - (115)
- transfers - - - (773) - - (773)
- deferred tax - - - (318) - - (318)
At 31 December 2007 49,824 14,972 19,168 65 (1,124) 28,117 131,022
Employee share option scheme:
- shares issued 491 - - - - - 591
Purchase of own shares:
- cancellation pursuant to tender offer - bh4 - - - - ba4
- cancellation pursuant to market purchase - 854 - - - - 854
- cancellation of treasury shares - 528 - - - - 528
Exchange rate variances - - 40,501 - - - 40,501
Available-for-sate financial assets: -
- net fair value losses in the period - - - - (3.299) - (3,299)
Cash flow hedges:
- fair value losses in the period - - - (74) - - (74)
- deferred tax - - - - - -
At 31 December 2008 70,515 16,978 59,669 (¢)) (4,423) 28,117 170,867

The amount classified as other reserves was created prior to listing in 1995 on a Group reconstruction and is considered non-

distributable.

TRADE AND OTHER PAYABLES

2008 2007

E000 E00D
Current
Trade payables 2,541 5,806
Social security and other taxes 1,053 2,089
Amounts due to assoctate undertaking 54 -
Other payables 4,706 6,119
Accruals 16,575 36,880
Deferred income 7.924 8,773
Total 32,853 59.667

Inctuded within accruals is accrued interest payable £5,503 thousand (2007: £8,770 thousand), accruals in relation to corporate
disposals £5,654 thousand {2007: £8,148 thousand) and construction accruals £542 thousand (2007: £10,851 thousand). Other
accruals amount to £4,876 thousand (2007:£9,111 thousand).

The Directors consider that all current liabilities are carried at a value that approximates to fair value.
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77

2008 2007
€000 £000

Deferred tax assets:

- to be recovered after more than 12 months
Deferred tax liabilities:

- to be recovered after more than 12 months

{12,627) (2.880)

73,4627 117,439

Total

61,000 114,559

The movement on the deferred income tax account is as follows:

Total

£000
At 1 January 2007 150,386
Charged to the income statement (42,342)
Charged to equity 318
Exchange rate variances 5,197
At 31 December 2007 114,559
Credited to the income statement (33,069
Released on disposal of subsidiaries {Note 32) (34,648)
Exchange rate variances 14,158
At 31 December 2008 61,000

The movement in deferred tax assets and liabilities during the year, without taking into consideration the offsetting of balances

within the same tax jurisdiction, is as follows:

Tax losses Other Total
Deferred tax assets: £000 E000 €000
At 1 January 2007 (3,544) (992) (4,936)
Charged/(credited) to the income statement 1,798 (460) 1,338
Charged to equity - 318 318
At 31 December 2007 (1,748) {1,134) (2,880)
Credited to the income statement (3.692) {5.855) (9.547)
At 31 December 2008 (5,438) (6,989) (12,427)
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Tax on

Deduction fair value
for UK adjustments
capital toinvestment

allowances properties Dther Total
Deferred tax liabilities: £000 £000 £000 £000
At 1 January 2007 15,883 138,844 195 154,922
Credited to the income statement (53) (43,554) (73) {43,680)
Exchange rate variances - 6,216 (19) $,197
At 31 December 2007 15,830 101,506 103 17,439
(Credited)/charged to the income statement (3.636) (20.019) 133 (23,522)
Released on disposal of subsidiaries (Note 32) - (34,648) - (34,648)
Exchange rate variances - 13,612 546 14,158
At 31 December 2008 12,194 60,451 782 73,427

The method of calculation for the estimate of deferred tax was revised in 2007 to include the effect of indexation allowance
available if properties in the UK were to be sold, resulting in a credit to the income statement of £31.4 million in that year, The
method was revised during the 2007 financial year as the Group considered that it was more appropriate to assume that it would
recover the carrying amount of its investment properties through use followed by eventual disposal. This is evidenced by the
decision taken in 2007 to dispose of a significant proportion of the portfolie, completed during 2008, Prior to the 2007 financial
year, the Group had been predominantly long-term investors in property with occasional dispesals, and it was therefore more
appropriate to determine the tax base as being that of returning value through continued collection of rental income.

Deferred income tax assets are recognised for tax loss carry-forwards to the extent that the realisation of the related tax benefit
through the future taxable profits is probable. At 31 December 2008 the Group did not recognise deferred income tax assets of
£292 thousand (2007; £7,438 thousand) in respect of losses amounting to £1,042 thousand (2007: £21,186 thousand) that can be
carried forward against future taxable income or gains in those entities. The majority of deferred tax assets recognised within the
‘other’ category relate to deferred tax on swaps held at a loss. Currently, losses recognised as deferred tax assets have no
restrictions on being carried forward.

27 BORROWINGS, INCLUDING FINANCE LEASES

Total

Current Non-current  borrowings

At 31 December 2008 £000 £000 £000
Bank loans 71,687 483,787 555,474
Debenture toans 87 42,957 43,828
Other loans - 2,304 2,304
Finance lease liabilities - - -
Total 72,558 529,048 401,606
Total

Current  Non-current  borrowings

At 31 Decemnber 2007 £000 £000 €000
Bank loans 102,027 655,982 758,009
Debenture loans 785 35,914 36,699
Other loans - 2,450 2,450
Finance lease liabilities 213 1,329 1,542
Totat 103,025 695,675 798,700

Arrangement fees of £3,586 thousand (2007: £5,017 thousand) have been offset against the balances in the above tables,

{a) Bank loans

interest an bank loans is charged at fixed rates ranging between 3.94 per cent and 1.2 per cent including margin (2007:
4.52 per cent and 11.20 per cent) and at floating rates of LIBOR, EURIBOR and STIBOR or equivatent plus a margin, Fixed
rate margins range between 0.77 per cent and 1.80 per cent (2007: 0.68 per cent and 2.50 per cent} and floating rate
margins range between 0.77 per cent and 2.00 per cent {2007: 0.77 per cent and 2.50 per cent). All bank loans are secured
by legal charges over the respective properties to which they relate, and in most cases, floating charges over the remainder
of the assets held in the company that owns the property. In addition, the share capital of some of the subsidiaries within
the Group has been charged.
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{b) Debenture loans
The £43,828 thousand (2007 £356,699 thousand) of debenture loans represent amartising bonds which are repayable in equal
quarterly instalments of £1,175 thousand (2007: £1,175 thousand) with final repayment due in January 2025, Each instalment
is apportioned between principal and interest on a reducing balance basis. Interest is charged at a fixed rate of 10.77 per cent,
including margin. The debentures are secured by a legal charge over the relevant property and securitisation of its rental income.
(c) Other loans
Interest on other loans is at a fixed rate of 6,.5% and a variable rate of LIBOR + a margin ranging between 2.0 per cent and
4.0 per cent {2007: 2.0 per cent and 4.0 per cent), including margin. The loans are secured by legal charges over the share
capital of the subsidiaries to which they relate.
{d) Loan covenants
A loan between Endicott Sweden AB ('Endicott’) and Danske Bank for £25,438 thousand (SEK291.2 million) contains an
equity to assels ratio covenant that was in breach at year end due to a late fall in the net asset value of Catena AB which is
Endicott's only investment. The consequence of the breach (if not rectified) is that the bank has the right to cancel all or
part of the facility. A scheduled repayment of £8,482 thousand (SEK%7.1 million} was made in January 200% which rectified
the covenant breach.
Other loan covenant breaches relate to loans with a principal of £1,400 thousand. The consequence of the breach requires a
payment to remedy the breach of £70 thousand. The Group is in discussion with the bank in question to resolve the breach.
Loans totalling £33,674 thousand in breach at 31 Decemnber 2007 were rectified in 2008.
The maturity profile of the carrying amaunt of the Group’s borrowings, including finance leases at 31 December was
as follows:
Finance
Debt leases Total
At 31 December 2008 £000 £000 £000
Within one year or on demand 73,273 - 73,273
More than one but not more than two years §1,174 - 61,174
More than two but not more than five years 200,640 - 200,640
More than five years 270,105 - 270,105
605,192 - 605,192
Unamortised issue costs (3,586) - (3,588)
Total berrowings, including finance leases net of issue costs 401,606 - 601,606
Less amount due for settlement within 12 months {shown under current liabilities) (72,558) - (72,558)
Arnounts due for settlement after 12 months 529,048 - 529,048
Finance
Debt leases Total
At 31 Decemmber 2007 £000 £000 £000
Within one year or on demand 103,808 214 104,022
More than one but not more than two years 54,114 1177 55291
More than two but not more than five years 301,588 - 301,588
More than five years 342,664 152 342816
802,174 1,543 803,717
Unamortised issue costs (5,014} (m (5,017
Net Borrowings, including finance leases 797,158 1,542 798,700
Less amount due for settlement within 12 months (shown under current liabilities) (102,812) (213)  (103,025)

Amounts due for settlement after 12 months 694,346 1,329 695,675
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27 BORROWINGS, INCLUDING FINANCE LEASES (CONTINUED)

The maturity profile of the carrying amount of the Group's borrowings, including finance leases at 31 December analysed into
bank loans, debenture loans, other loans, and finance leases:

2008 2007
€000 £000
Bank loans are repayable as follows:
Within one year or on demand 72,402 103,024
Mare than one but not more than two years 60,205 53,243
More than two but not more than five years 194,727 295,893
More than five years 231,726 310,865
559,040 743,025
Unamortised issue costs {3,586) (5,0148)
Total bank loans net of issue costs 555,474 758,009
Less amount due for settlement within 12 months {shown under current lLiabilities} (71,687) (102,027)
Armounts due for settlement after 12 months 483,787 655,982
2008 2007
£000 £000
Debenture loans are repayable by installments as follows:
Within one year or on dernand 8N 784
More than one but not more than two years 269 871
More than two but not more than five years 3,609 3,245
Mere than five years 38,379 31,799
Total debenture loans 43,828 34,699
Less amount due for settlement within 12 months (shewn under ¢urrent liabilities} (871) (785)
Amounts due for settlement after 12 months 42,957 35,914
2008 2007
€000 £000
Other loans are repayable as follows:
Within one year or on demand - -
More than one but not more than two years - -
More than two but not more than five years 2,304 2,450
2,304 2,650
Unamortised issue costs - -
Total other loans net of issue costs 2,304 2,450
l.ess amount due for settlement within 12 months {(shown under current liabilities) - -
Amounts due for settiement after 12 months 2,304 2,450
2008 2007
E000 £000
Net obligations under finance leases are repayable as follows:
Within one year or on demand - 214
Mare than gne but not more than two years - 1177
More than two but not more than five years - -
More than five years - 152
- 1,543
Unamortised issue costs - (1}
Total obligations under finance leases net of issue costs - 1,542
Less amount due for settlement within 12 months (shown under current liabilities) - {213}
Amounts due for setttement after 12 months - 1.329

Gross obligations under finance leases are the same as net obligations as all arrangement fees have been expensed.
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27 BORROWINGS, INCLUDING FINANCE LEASES (CONTINUED)

The interest-rate risk profile of the Group's fixed rate borrowings was as follows:

At 31 December 2008 At 31 December 2007
Weighted Weighted
average average
Fixed period for Fixed period for
rate which rateis rate  which rate is
financial fixed financial fixed
liabilities Years liabilities Years
Pound sterling &8.75 5.73 6.65 6.36
Euro 5.08 3.4 4,87 0.84
Swedish kroner - - 5.41 3.34

Floating rate financial liabilities bear interest at rates based on relevant LIBOR, EURIBOR, STIBOR, or equivalents, which are
fixed in advance for periods of between one and six months (2007: between one and six months}.

Further protection from interest rate movement is provided by interest rate caps on £68,561 thousand of GBP debt at 3.0 per
cent to 4.0 per cent expiring within 0.4 to 1.8 years (2007: £44,695 thousand of debt at 5.5 per cent te 6.0 per cent expiring within
1.75 to 3.84 years), and £148,003 thousand of EURO denominated debt at 4.4 per cent to 5.1 per cent expiring within 0.33 to 3.00
years (2007: £169,965 thousand of EURO denominated debt at 4.0 per cent to 6.0 per cent expiring within 0.58 to 4.00 years).
There was no floating rate debt denominated in Swedish Kroner at 31 December 2008 (2007: £1,920 thousand of SEK
denominated debt at 4.5 to 6.0 per cent expiring within 0.84 years).

The carrying amounts of the Group's borrowings, including finance leases are denominated in the following currencies:

Fived rate Floating rate

financial financial

liabilities liabilities Total
At 31 December 2008 £000 €000 €000
Pound sterling 230,269 36,975 247,344
Euro 115,827 161,840 277,667
Swedish kroner - 56,595 56,595
Total 346,198 255,410 601,606

Fixed rate  Floating rate

financial financial

liabilities liabilities Total
At 31 December 2007 £000 £000 €000
Pound sterling 328,531 79,875 408,406
Euro 151,922 177,760 329,482
Swedish kroner 20,704 39,908 60,612
Total 501,157 297,543 798,700

The carrying amounts and fair values of the Group’s borrowings, including finance leases are as follows:

Carrying amounts Fair values
2008 2007 2008 2007
£000 £000 €000 £000
Current borrowings, including finance leases 72,558 103,025 72,558 103,025
Non-current borrowings, including finance leases 529,048 495,675 563,226 716,498
Total 601,604 798,700 635,784 819,523

Arrangement fees of £3,586 thousand (2004; £5,016 thousand) have been offset against the balances in the above table.

The fair value of non-current borrowings represents the amount at which a financiat instrument could be exchanged in an arm’s
length transaction between informed and willing parties other than a forced or liquidation sale and excludes accrued interest,
discounted at the prevailing market interest rate.

The fair value of current borrowings approximates to the carrying value because of the short maturity of these financial instruments.
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27 BORROWINGS, INCLUDING FINANCE LEASES {CONTINUED)

The Group has the {ollowing undrawn committed borrowing facilities available at 31 December:

2008 2007
€000 E000
Floating rate:
- expiring within one year - -
- expiring after one year 23,521 -
Total 23,521 -

Uncommitted undrawn borrowings relate to development funding in Germany for the Bochum and Landschut properties and are
expected to by drawn down by quarter 3 2009.

28 TENDER OFFER BUY-BACKS

As noted in the Directors’ Report in lieu of paying an interim cash dividend in 2008 the Company made one distribution by way
of a tender offer buy-back (2007: distribution of £9,290,370 or 13.2 pence per share).

The tender offer was by way of a Circular dated 20 October 2008 for the purchase of 1in every 25 shares at 425 pence per share
and was completed in November 2008. it returned £10,%46,487 to shareholders, equivalent to 17 pence per share.

A second tender offer by way of a Circular dated 1 December 2008 for the purchase of 2 in every 9 shares at 350pence per share
and was completed in January 2009, It returned £48,024,252.50 to shareholders, equivalent to 78 pence per share. The result of
this second tender offer has not been reflected in these financial statements,

29 CASH GENERATED FROM OPERATIONS

2008 2007
E0O0 £000
Operating loss from continuing operations (90,332 (30519)
Loss on discontinued operations - -
Adjustments for:
- revaluation loss on investment properties 103,393 68,077
- depreciation and amortisation 1,428 2,814
- Profit on disposal of investment properties (7,009) -
- loss on disposal of subsidiaries 16,151 1.974
- loss on disposal/write down of equity investments 4,084 2,689
- impairment of goodwill 21,985 -
Changes in working capital:
{Increase)/decrease in debtors (4,840) 430
Increase in creditors 5,048 8,676

Cash generated from operations 49,918 54,141
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30 CONTINGENCIES

At 31 Decermnber 2008 CLS Holdings Plc had guaranteed certain liabilities of group companies. These are primarily in relation to
Group berrowings and cover interest and amortisation payments under the facilities. No cross guarantees have been given by the
Group in relation to capital amounts of these borrowings. Certain warranties given in the course of corporate sales during the year
have either been provided for or are too rernote to be considered contingent.

31 COMMITMENTS

The Group leases office space under non-cancellable operating lease agreements. The future aggregate minimum lease
payments under these non-cancelable operating leases are as follows:

2008 2007
Operating lzase commitments - where a Group Campany is the lessee £000 E00D
Within one year 24 592
More than one but not more than five years 329 1121
More than 5 years 310 -
Total 663 1,713
At the balance sheet date the Group had contracted with tenants for the following minimum lease payments:

2008 2007
Dperating lease commitments - where the Group is lessar £000 £000
Within one year 55,342 63,055
More than one but not more than five years 174,059 195,984
Mare than five years 203,148 226,785

432,569 485,824

Operating leases where the Group is the lessor typically are negotiated on a tenant-by-tenant basis and include many terms but
commonly break clauses and indexation provisions. Detail on lease length by area is given in the property portfolio section on
page 12.

Other commitments

At 31 December 2008 the Group had £29,921 thousand of contracted capital expenditure in relation to developments in Germany
{2007: £Nil}). There were no authorised financial commitments which were yet to be contracted with third parties in either the
current or preceding year,
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32 BUSINESS ACQUISITIONS AND DISPOSALS
Business disposals
French property portfolio disposals

On i5 May 2008, the Group disposed of its interests in 29 subsidiaries, § in the Netherlands and 20 in France, owning 14 properties
in France. Collectively these are referred to as the LFPI Portfolio. Further to this en 30 July 2008, the Group completed on the
disposal of 2 subsidiary undertakings owning two properties in France. This is referred to as the Belin sale. Results of the entities
disposed of were previously reported in the French geographical segment.

LFPi Portfolio Belin
May-08 Dec-07 Jul-08 Dec-07
£000 £000 £000 £0o00
Net assets disposed of:
Investment properties 105,412 97,675 69,670 66,635
Property, plant & equipment - - - 26,125
Trade and other receivables 18,268 15,620 25,326 -
Cash and cash equivalents 2,646 549 4,455 -
Deferred income tax (17,449) - (17,199 -
Trade and other payables {4,208) (3,084) (2,127) (1.042)
Borrowings, including finance leases (64,002) (59.719) (45,319) (42.197)
40,669 51,041 34,806 49,521
Gain on disposat 11,245 7.578
Costs of disposal 6,220 328
Total consideration 58,134 42,7112
Satisiied hy:
Cash 38,444 17,821
Subordination of intercompany debt 17.322 24,871
Deferred consideration 2,368 -
58,134 42,712
The gain on disposal is disclosed in the Income Statement as follows:
Loss on disposal of subsidiaries (6,204) (%.621)
Release of deferred tax 17,449 17.199
11,245 7,578
Net cash inflow arising on disposal:
Cash consideration 38,444 17,821
Cash and cash equivalents disposed of (2,848) (4,455)
35,798 13,264

Included in costs for the LFPI portfolio disposat are rent guarantee provisions of £1,482 thousand, the write-off of goodwill on the
original acquisition of the French LFPI portfelio of £1,673 thousand, £1,788 thousand for a contribution to the capital of the disposed
subsidiaries and £1,277 thousand of professional and advisory costs incurred. Deferred consideration of £2,3468 thousand (classified
within other debtors) remains on escrow to cover the rent guarantee provisions as mentioned above and other contingencies (the
liketihood of crystallization of these other contingencies is considered remote and as such have not been provided for).

The costs in relation to the Belin sale relate to professional fees incurred.
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32 BUSINESS ACAUISITIONS AND DISPOSALS (CONTINUED)
Business disposals
Londen Bridge Quarter (LBQ)

On 9th January 2008 the Group disposed of its 33% interest in the London Bridge Quarter (LBQ) joint venture (Teighmore Limited
and New London Bridge House Limited). The joint venlure was previously reported within the UK geographical segment.

The interest was not classified as hetd for sale at 31 December 2007 as the sale was not considered highly probable at that date,

LBO
Jan-08 Dec-07
£000 £000
Net assets disposed of:

Investment properties 110,222 110,222
Property, plant & equipment - -
Trade and other receivables 592 592
Cash and cash equivalents 1,893 1,893
Deferred income tax {37) (37
Trade and other payables (16,425) (16.425)
Borrowings, including finance leases (656,245) (66,245)

30,000 30,000
(Loss)/gain on disposal -
Costs of dispesal -

Total consideration 30,000
Satistied by:
Cash 30,000
Deferred consideration -
30,000
The gain on disposal is disclosed in the Income Statement as follows:
Loss on disposal of subsidiaries -
Release of deferred tax a7
37
Net cash inflow arising on disposal:
Cash consideration 30,000
Cash and cash equivalents disposed of (1,893)
28,107

"All of the costs in relation to the disposal of LBQ were expensed in 2007. This amounted to £4.9m. At 31 December 2007 the investrment in LBQ was written
down te its recoverable amount. As such there was no gain or lass on disposat recognised in 2008,

At 31 December 2007 the joint venture borrowing facility was in breach of its tean to value covenant. All obligations potentially
arising from the breach were discharged on sale.

Solna and Lovgardet

On 31 January 2006, the Group disposed in its interests in Lovgardet Business AB, Ldvgardet Residential AB and Lévgardet Capital
Partners AB, the holding companies of properties at Lévgardet, Gothenburg, Sweden. In addition, on 21 August 2004, the Group
disposed of its interest in Solna Business Holdings AB and Sliparen Ett AB, the holding companies of the properties at Solna
Business Park, Stockholm, Sweden. The combined loss on these disposals in 2004 was £1,797 thousand and in 2007 was £1,974
thousand which was recognised in the income statement in the relevant years. During the year ended 31 December 2008, further
costs of £334 thousand were incurred relating to commitments made on the disposal of the Solna Business Park properties in
2006 and this amount has been recognised in the income statement for 2008. Cash payments of £3,002 thousand {2007: £12.305
thausand) were made in relation to the disposal of Solna. These payments were committed on sale in 2006.
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32 BUSINESS ACQUISITIONS AND DISPOSALS (CONTINUED)
Summary of business disposals

The following table summaries the impact of corporate disposals in 2007 & 2008;

2008 2007
€000 €000
Loss on disposal of subsidiaries
LFPI Portfolio 6,204 -
Belin 92,621 -
Solna and Lvgardet 336 1.974
Total 16,161 1,974

33 RELATED PARTY TRANSACTIONS

A Group company, Forveltnings AB Klio, rents office space from a company owned by Sten Martstedt, Executive Chairman of the
Group. The total payable in the year was £33 thousand (2007: £2% thousand). A company owned by Sten Mortstedt purchased
accountancy services from Farvaltnings AB Klio during the year amounting to £8 thousand (2007: €7 thousand). In relation to
these transactions £53 thousand was payable at the balance sheet date (2007: £37 thousand).

Details of the Directors” participation in the tender offer are given in the Directors’ Remuneration Report on page 39.

34 PRINCIPAL SUBSIDIARIES

The consolidated financial statements include the financial statements of CLS Holdings plc and all of its subsidiaries, the
principal ones of which are listed below.

The Directors consider that to give full particulars of alt subsidiary undertakings would lead to a staterment of excessive length.
The following information relates to those wholly-owned subsidiary companies whose results or finangial position, in the opinion
of the Directors, principally affected the figures of the Group.

All of these subsidiaries were incorporated in England and Wales with the exception of Vanerparken Property Investment KB and
Rasstaf Sweden AB which are incorporated in Sweden, Hermalux SARL and CLS Luxembourg SARL which are incorporated in

Luxembourg.

Cl Tower Investments Limited CLS Propco One Limited New Printing House Square Limited”
Citadel Holdings PLC CLSH Management Limited Rasstaf Sweden AB*

CLS Germany Limited Hermalux SARL Spring Gardens Limited

CLS Luxembourg SARL* Ingrove Limited Vénerparken Property Investment KB*

"hald indirectly

The principal activity of each of these subsidiaries is property investment apart from CLSH Management Limited whose principal
activity is praperty management, Citadel Holdings PLC, Hermalux SARL, Rasstaf Sweden AB and CLS Luxembourg SARL whose
principal activity is as a holding company. Te comply with the Cornpanies Act 1985, a full list of subsidiaries will be filed with the
Company’s next annual return.

35 EVENTS AFTER THE BALANCE SHEET DATE
Tender offer

(i) On ? January 2009, the Group purchased 13,721,215 Ordinary Shares being 2 in every ¢ Ordinary Shares of CLS Hotdings Plc
at 350 pence per share. The total returned to shareholders was £48,024,253. Following the above transaction, CLS Holdings
Plc had 53,024,256 Ordinary Shares in issue, of which 5,000,000 Ordinary Shares are currently held as treasury shares. The
result of this tender offer have not been reflected in these financial statements.
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INDEPENDENT AUDITORS” REPORT TO THE MEMBERS
OF CLS HOLDINGS PLC

We have audited the parent company financial statements of CLS Holdings plc for the year ended 31 December 2008 which comprise
the Balance Sheet and the related Notes 1to 14. These parent company financial staternents have been prepared under the
accounting policies set out therein.

We have reported separately on the Group financial statements of CLS Holdings plc for the year ended 31 Decernber 2008 and on the
information in the Directors remuneration report that is described as having been audited.

This report is made solely to the Company’s members, as a body, in accordance with section 235 of the Companies Act 1985. Qur audit
work has been undertaken so that we might state to the Company's members those matters we are required to state to them in an
auditors’ report and for no other purpose. To the fullest extent permitted by law, we do not accept or assume responsibility to anyone
other than the Company and the Company's members as a body, for our audit work, for this report, or for the opinions we have formed.

RESPECTIVE RESPONSIBILITIES OF DIRECTORS AND AUDITORS

The Directors responsibilities for preparing the Annuat Report and the parent company financiat statements in accordance with
applicable law and United Kingdom Accounting Standards (United Kingdom Generally Accepted Accounting Practice) are set out in the
Statement of Directors’ Responsibilities.

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

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

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

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

BASIS OF AUDIT OPINION

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

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

of the presentation of information in the parent company financial statements.

OPINION

In our opinion:

« the parent company financial statements give a true and fair view, in accordance with United Kingdom Generally Accepted
Accounting Practice, of the state of the Company’s affairs as at 31 December 2008;

» the parent company financial statements have been properly prepared in accordance with the Companies Act 1985; and
¢ the information give;'l’in the Directors’ Report is consistent with the parent company financial statements.
Lealbt LU

Deloitte LLP

Chartered Accountants and Registered Auditors
London, United Kingdom

14 April 2009
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COMPANY BALANCE SHEET

31 December 2008

As at As at
31 December 31 December
2008 2007
Notes £000 £000
ASSETS
Non-current assets
Investment in subsidiary undertakings 5 96,891 99,454
96,891 99,454
Current assets
Trade and other receivables b 96,551 10,360
Cash and cash equivalents 7 255 11,986
96,806 22,546
Total assets 193,497 122,000
LIABILITIES
Current liabilities
Trade and other payables 9 15,844 941
Total liabilities 15,844 941
Net assets 177,853 121,059
EQUITY
Capital and reserves attributable to the Company’s equity holders
Share capital 8 16,686 18,712
Other reserves 10 92,128 89.411
Profit and loss account 10 69,039 12,936
Total equity 177,853 121,059

These financial statements were approved by the Board of Directors and authorised for issue on 14 April 2009 and were signed on its
behalf by:

Mr S A Mortstedt Mr E H Klotz

Director irector




CLS Holdings plc 89

Annual Report & Accounts

NOTES TO THE COMPANY FINANCIAL STATEMENTS

at 31 December 2008

1 GENERAL INFORMATION

The financial staterments have been prepared under UK GAAP in accordance with applicable accounting standards under the
historical cost convention. The following accounting poticies have been applied consistently throughout the year and the preceding
year unless otherwise stated. CLS Holdings plc is the ultimate parent company of the CLS Holdings Group. It's primary activity
(which occurred exclusively in the United Kingdom) is to hold shares in subsidiary companies.

The Directors have a reasonable expectation that the Company has adequate resources to continue in operational existence for
the foreseeable future, Accordingly they continue to adopt the Going Concern basis in preparing the annual report and accounts,
as detailed in the Directors report on pages 25 to 29.

2 SUMMARY OF SIGNIFICANT ACCOUNTING POLICIES
2.1 Investment in Group Companies
Investrents have been valued at cost. [f the equity value of the investment is lower than the cost price, this valuation will be
adjusted accordingly, provided that management considers this to be a permanent diminution in value. This is reviewed on an
annual basis. Dividend income wilt be recognised when received.
2.2 Pension costs

The Company operates a defined contribution pension scheme for all eligible employees. The pension costs charged to the profit
and loss account represent the contributions payable. Differences between contributions payable in the year and contributions
actually paid are shown as either accruals or prepayments in the balance sheet.

2.3 Share capital
Ordinary shares are classified as equity.

Incremental costs directly attributable to the issue of new shares or options are shown in equity as a deduction, net of tax, from
the proceeds.

Where any Group company purchases the Company's equity share capital, the consideration paid, including any directly
attributable incremental costs (net of income taxes) is deducted from equity attributable to the Company's equity holders until the
shares are cancelled, reissued or disposed of. Where such shares are subsequently sold or reissued, any consideration received,
net of any directly attributable incremental transaction costs and the related income tax effects, is included in equity attributable
to the Company’s equity holders.

2.4 Related party transactions

Advantage has been taken of the exemption allowed in FRS 8 not to disclose transactions with enlities that are part of the Group
where consolidated accounts are publicly available.

There were no other related party transactions during the year.

2.5 Payroll
Details of the Directors employed during the year and of their remuneration is included in the Remuneration Report an pages 35 to 39.

2.6 Foreign Currency

Transactions in foreign currencies are recorded at the rate ruling at the dates of the transactions. Tangible assets denominated in
foreign currencies are shown at historical cost. Current assets and all liabilities denominated in foreign currencies are translated at
the rate ruling at the end of the financial year. All differences are dealt with through the profit and loss account.

3 PROFIT FOR THE FINANCIAL YEAR

As permitted by Section 230 of the Companies Act 1785, the parent Company's profit and loss account has not been presented
in these financial statements. The parent Company’s retained profit for the financial year was £80,141 thousand (2007: Profit of
£29,240 thousand}.

Fees payable to the Company auditor for the audit of the Company accounts were £45 thousand (2007: £45.5 thousand).

4 TENDER OFFER BUY-BACKS

As noted in the Directors’ Report in lieu of paying an interim cash dividend in 2008 the Company made two distributions by way
of a tender offer buy-back (2007: distribution of £9,290,370 or 13.2 pence per share).

The first tender offer was by way of a Circular dated 20 October 2008 for the purchase of 1 in every 25 shares at £25pence per
share and was completed in November 2008. It returned £10,946,487 to shareholders, equivalent to 17 pence per share.

The second tender offer by way of a Circular dated 1 December 2008 for the purchase of 2 in every ¢ shares at 350pence per share
and was completed in January 2009. [t returned £48,024,252.50 to shareholders, equivalent to 78 pence per share. The second
tender offer has not been reflected in these financial statemeants.
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NOTES TO THE COMPANY FINANCIAL STATEMENTS (continued)

at 31 December 2008

5 INVESTMENT IN SUBSIDIARY UNDERTAKINGS

2008 2007

£000 E00D
At 1 January 99,454 84,682
Additions - 26,858
Provisions {1,031) -
Disposals (1,532) {12,08%)
At 31 December 26,891 99,454

The Directors consider that to give full particulars of all subsidiary undertakings would lead to a statement of excessive length.
To comply with the Cempanies Act 1985, a full list of subsidiaries will be filed with the Company’s next annual return.

Following a review of the recoverability of the Company’s investment in subsidiaries an impairment charge of £1,031 thousand was
incurred (2007: £Nit).

& TRADE AND OTHER RECEIVABLES

2008 2007

£000 E00D
Current
Amounts owed by subsidiary undertakings 94,978 799
Prepayments and accrued income 1,520 2,463
Other debtors 53 104
Total 96,551 10,560

7  CASH AND CASH EQUIVALENTS

2008 2007

£000 £oo0
Cash and cash equivalents 255 11,986

None of the cash and cash equivalents were subject to legal charge or assignment to a third party in either the current
or preceding year.

8 SHARE CAPITAL

Ordinary Tatal
Number of shares in Treasury ordinary
shares circulation shares shares
{thousands) ECO0 £000 £E00Q
At 1 January 2007 80,082 18,151 1,870 20,021
Employee share option scheme:
- shares issued (8)

Cancellation of Treasury Shares (750) - (188) (188)
Purchase of own shares:

- pursuant to market purchase - (103) 103 -
Cancelled following market purchases (1.163) (291) - (291
Cancelled following tender offer 3319 (830) - (830)
At 31 December 2007 74,850 14,935 1,777 18,712
Employee share option scheme:

- shares issued - 81 (81) -
Cancellation of Treasury Shares (2,114) - (528) (528}
Purchase of own shares:

- pursuant to market purchase - 82) 82 -
Cancelled fotlowing tender offer (3.415) (854) - (854}
Cancelled following market purchases (2,576) (644) - (644)

At 31 December 2008 66,745 15,436 1,250 16,684
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8 SHARE CAPITAL (CONTINUED)

The total autharised number of ordinary shares is 160,000,000 shares (2007: 160,000,000 shares) with a par value of 25 pence per
share (2007: 25 pence per share). All shares issued are fully paid. $4,745,371 (2007: 74,849,734) ordinary shares were in issue at
year end of which 61,745,471 (2007: 67,740,457} were quoted on the main marke! of the London Steck Exchange. All ordinary
shares are of one class which carry no right to fixed income.

Treasury shares

Treasury shares held at 31 December 2008 were 5,000,000 (2007: 7,109.279). During the year the Company acquired 6,319,986
(2007: 4,894,211} of its own shares, of which 2,575,644 (2007: 3,318,960} were purchased through the tender offer, and 3,744,342
(2007: 1,163,140) were purchased on the market. During the year the Company re-issued 325,000 (2007: 30,000) of its own shares
from treasury shares.

Share options

The number of shares subject to option, the period in which they were granted and the periods in which they may be exercised
are given below:

Exercise Exercise
Date of grant price {pence) period 2008 2007
20 December 2001 212.5 2004 - 2008 - 311,000
20 December 2001 212.5 2004 - 2011 - 14,000
06 October 2003 240 2006 - 2013 - -
06 Qctober 2003 240 2006 - 2010 - -
27 September 2005 458.25 2008 - 2012 - 73,500
21 December 2005 492.75 2008 - 2012 - 6,088
21 December 2005 492.75 2008 - 2012 - 412
Total - 405,000
The following options were exercised during the year:
Market price
at date of
Number exercise
Date of exercise of shares (pence)
03 Apnil 2008 325,000 358.534%
Totat 325,000 358.534
80,000 share options lapsed during the year (originatly granted in 2005) and no new options were granted.
No amounts were charged to the income statement in relation to share based payments (2007: ENil).
9 TRADE AND OTHER PAYABLES
2008 2007
€000 £000
Current
Amounts owed to subsidiary undertakings 15,143 -
Trade payables 47 62
Accruals and deferred income 654 879

Total 15,844 941




92

NOTES TO THE COMPANY FINANCIAL STATEMENTS (continued)

at 31 December 2008

10

1"

12

13

14

PROFIT AND LOSS ACCOUNT AND OTHER RESERVES
Other reserves

Share Capital
premium  redemption Profit ang
reserve reserve Other Total  loss account
£008 £000 €000 £000 £000
At 1 January 2007 59,712 13,663 4,615 87,990 13,557
Employee share option scheme:

- shares issued 112 - - 112 -
Purchase of own shares expense (191)
Purchase of own shares - 1,309 - 1,309 (29.670)
Retained profit for the year - - ~ - 29,240
At 31 December 2007 69.824 14,972 4,615 89,411 12,936
Employee share option scheme;

- shares issued 691 - - & -
Purchase of own shares - 2,025 - 2,026 (23,852)
Purchase of own shares expense - - - - (186)
Retained profit for the year - - - - 80,141
At 31 December 2008 70,515 14,998 4,615 92,128 69,039

DEFERRED INCOME TAX
There is no deferred tax liability relating to the Company (2007: £Nil).

CONTINGENCIES

At 31 December 2008 CLS Holdings Ptc had guaranteed certain liabilities of group companies, primarily in relation to Group
borrowings, covering interest and amertisation payments under the facilities, but not the principal capital amounts. In addition,
certain warranties have been given in the course of corporate sales during the year. Since the possibility of payment by the
Company under any of these guarantees and warranties is considered remote, no provisions in relation to these have been made
in the Company's financial staternents and no repcrtable contingent liability exists,

COMMITMENTS

At 31 December 2008, the Company had £Nil of contracted capital expenditure (2007: £Nil) and no authorised financial
commitments which were yet to be contracted with third parties (2007: £Nit).

EVENTS AFTER THE BALANCE SHEET DATE
Tender offer

() On ? January 2009, the Group purchased 13,721,215 Ordinary Shares being 2 in every ¢ Ordinary Shares of CLS Holdings Plc
at 350 pence per share. The total returned to shareholders was £48,024,253. Following the above transaction, CLS Heldings
Plc had 53,024,256 Ordinary Shares in issue, of which 5,000,000 Ordinary Shares are currently held as treasury shares. The
result of this tender offer has not been reflected in these financial statements.
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IFRS
2008 2007 2004 2005 2004
Turnover and results €000 £000 £000 £000 £000
Turnover 77,994 87,992 81,048 85,039 81,375
Group net rental income 41,298 66,295 65,503 69.262 67.603
Operating profit before gains/(losses) on investment properties 44,198 39.532 51,652 54,180 58,139
Fair value {losses)/gains on investment properties {103,393) (68.077) 162,060 67173 37,234
Results from associate and joint venture undertakings (7,470) 537 2515 (2,322) (1,701}
Impairment of goodwill (21,985) - - - -
{Loss)/gain from sale of investment properties & subsidiaries (9,152) {1.974) {2,749} 1,855 4b4
(Loss)/profit on ordinary activities before interest (97,802) (29.982) 213,478 120,886 24,138
Net finance costs (43,064) (42,661) (36,864) (36.229) (34,065)
Other non recurring costs (1,288) - - - -
(Loss)/profit before taxation {142,154) (72,643) 176,614 84,657 60,073
Tax on ordinary activities - current 3.610) (2,610} (1,225) (1,304) (596)
Tax on ordinary activities - deferred 87,717 42,342 (19,058) (21,856) (15,042)
Discontinued operations - - (2,538) (6,192) (4,002)
(Loss)/profit for the year (78,047) (32.911) 153,793 55,305 39,433
Share buy-backs paid and proposed (58,970) (9,290} (53577 (18,353) (15,676)
Net Assets Employed
Fixed assets 869,090 1251587 1,184,880 1,141,245 1,054,763
Net current assets 205,893 132,308 167,718 127.014 79.55¢
1,074,983 1,383,895 1,354,598 1,268279 1,134,322
Non-current liabilities (402,475) (813,114} (812.407) (841,682)  (749,998)
Current liahitities {133,923) (157.68%) (94,052} (72.817) (62.518)
Net assets 338,585 403,092 448,139 353,780 323,806
Ratios 2008 2007 20046 2005 2004
Adjusted net assets per share (pence) 847 T64 824 607 522
Statutary net assels per share (pence) 502 395 817 442 386
Earnings per share (pence} 120.7) (45.8) 196.7 67.5 470
Gearing (%) 121 169 119 172 181
Interest cover (times) 1.30 1.30 1.86 1.48 1.67




94

GLOSSARY OF TERMS

NET RENT
Net rent is defined as contracted rent less net service charge costs

YIELD
Yields on net rents have heen calculated by dividing the net rent by the book value |

CONTRACTED RENT
Contracted rent is defined as gross annualised rent supported by a signed contract

ESTIMATED RENTAL YALUE (ERV)
The ERV of lettable space as determined biannually by the Company's vatuers. This may be different from the rent currently being paid.

UNDERLYING PROFIT

Underlying profit is the profit before tax excluding net gainsflosses from fair value adjustment on investment properties, profit/losses
disposal of jeint ventures, subsidiaries, investment properties, and exceptional items.

ADJUSTED NET ASSETS = Net assets excluding deferred tax liabilities and deferred tax assets

STATUTORY NET ASSET = Net assels
VALUE (NAV) PER SHARE Number of ordinary shares in free issue

ADJUSTED NAY = Net assets + deferred tax liabilities - deferred tax assets
PER SHARE Number of ordinary shares in free issue
STATUTORY GEARING = Total gross borrowings - cash
Net assets
ADJUSTED GEARING = Total gross borrowings - cash

Net assets + deferred tax liabilities - deferred tax assets

EARNINGS PER = Profit after tax attributable to ordinary shareholders
SHARE (EPS) Weighted average number of ordinary shares in free issue
ADJUSTED EPS = Profit after tax attributable to sharehglders of parent excluding deferred tax and fair value gains on investment properties

Weighted average number of ordinary shares in free issue

STATUTORY SOLIDITY = Total equity
Total assets
ADJUSTED SOLIDITY = Total equity + deferred tax liabilities — deferred tax assets
Total assets - deferred tax assets
ANNUALISED ADDED = Pro-rated Movement in adjusted NAV + Distributions
VALUE TO SHAREHOLDERS Opening adjusted NAY
UNDERLYING PROFIT = Profit before tax before fair value gains on investment properiies and non-recurring finance costs
RECURRING INTEREST = *Profit before tax - *net gains from fair value adjustrent on investment properties
COVER* *Net interest payable - change in fair value of interest rate swap

*excluding results of London Bridge Quarter as shown oppasite:
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The following table sets out the calculation of recurring interest cover:
Dec 2008 Dec 2007
£m Em
Net interest excluding fair value adjustment 221 41.2
Net interest relating to LBQ (0.2) (5.9
Ongoing interest 219 35.7
Operating profit excluding deficits on investment properties 275 40.0
Adjust for impact of LBQ
add back operating profit - 6.8
less recurring expense - (1.7
- 5.1
Ongoing operating profit 275 45.1
Recurring interest cover 1.3 1.3
Other operating income and associate company results of (E4.9) million (2007: £7.1 million) comprises:
2009 2007
Em Em
Net income from non property activities 3.6 5.7
Other operating (expense)/income {1.0)* 0.8*
Share of {loss)/profit of associate {7.5) 0.4
{4.9) 7.1
2008 2007
£m Em
Other operating incorne/{expense) 2.0 (1.6
Recycled losses on available for sale investments (3.0) 2.4
Other operating (expense)fincome (1.0)* 0.8*
* excluding results of London Bridge Quarter.
Statutory  Deferred tax Adjusted
Reconciliation of statutory to disclosed adjusted statistics figure  adjustment figure
Net assets (£ million) 338.6 1.0 399.6
Net assets per share (pence) 548.4 988 5472
Loss per share {pence) (120.7) 521 (68.6)
Diluted loss per share (pence) (120.7) 521 (68.6)
Gearing (%) 1211 {(18.5) 102.4
Solidity (%) 31.5 8.2 377
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RECONCILIATION OF FINANCIAL RESULTS BY LOCATION TO STATUTORY GEOGRAPHICAL SEGMENT

Total

UK France Germany Sweden Wyatt  Equity Inv Sweden Total
Rental income 26.2 19.6 123 5.0 - - 50 63.1
Service charge income 5.4 3.4 2.2 0.3 - - 03 11.3
Income from non-property activities - - - - 3.6 - 3.4 36
Revenue 3.6 23.0 14.5 5.3 3.6 - 8.9 78.0
Rental income 262 19.6 12.3 5.0 - - 5.0 63.1
Service charge income 5.4 3.4 2.2 0.3 - - 03 1.3
Service charge expense (5.7) 3.7 (2.3) {(1.4) - - (1.4) (13.1)
Net rental income 25.9 19.3 12.2 39 - - .9 §1.3
Income from non-property activities - - - - 3.4 - 3.4 36
Other operating income/(expense) 1.2 1.1 - (0.1) (3.2) 3.3) (1.0)
Share of loss of associates - - - (7.1 - (0.4) (7.5) (7.5)
Other income (incl associates) 1.2 11 - (7.2) 3.6 (3.6) (7.2) (4.9)
Admin expenses (4.0) (2.4) .9 (1.4) (6.4) - (7.8) (16.1)
Net property expenses (.7 (0.8) 1.1 - - - - (3.6)
Operating expenses (5.7 (3.2) (3.0) {1.4) (6.4) - (7.8) (19.7)
Less : Share of profit of associates ~ - - 71 - 0.4 7.5 7.5
Operating profit/(loss) 21.4 17.2 9.2 2.4 (2.8) (3.2) (3.5) 44.2
(before losses on investment properties)
Finance income 12.5 3.2 0.8 1.8 (0.2) 2.4 4.0 20.5
Finance costs (20.8) (11.3) (7.0) (3.2} - {0.3} (3.5) (42.6)
Other fair value losses/{gains) {17.4) (1.0 (2.8) - - - - (21.0)
Total finance costs (38.2) {12.3) (9.6) 3.2) - (0.3) (3.5) (63.6)
Add back : Other fair value tosses/(gains}
- shown below 17.4 1.0 24 - - - - 210
Net finance expense (8.3) (8.1) (6.2) (1.4) {0.2) 21 0.5 (22.1)
Add back : share of profit of associates - - - (7.1) - {0.4) (7.59) (7.5)
Profit on sale of investment properties 6.5 (0.1) 0.6 - - - - 7.0
Loss on sale of subsidiaries - {15.9) - (0.3) - - (0.3) (16.2)
Underlying profit/{toss} 1%.4 (6.9) 3.6 (6.4) {3.0) {1.5) {10.9) 5.4
Fair value losses on investment properties (59.5) (17.8) (19.9) (6.2 - - 6.2) || €103.4)
Other fair value {losses)/gains -
as shown above (17.4) 1.0y (2.6) - - - - (21.0)
Impairment of intangibles
(write-down of goodwill} - - - - (22.0) - (22.0) (22.0)
Non-recurring costs (1.2) - - - - - - (1.2)
Loss before tax (per table p 12) (58.5) (25.7) {18.9) (12.5) (25.0) (1.5) (39.1) || (142.2)
Equity investment finance
income derived in UK 2.4 - - - (2.4) (2.4) -
Rounding (0.2 0.1 (0.1 0.2 - - 0.2 -
Loss before tax
{per Segment Note 5, page 50) (56.3) (25.8) (19.0) (12.4) (25.0) (3.9) (41.3) || (142.2)
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