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BRIXTON NORTHFIELDS 5 LIMITED

DIRECTORS’ REPORT

The directors present their report and the audited financial statements for the year ended 31
December 2009

RESULTS AND DIVIDENDS

In the year ended 31 December 2009 the profit/(loss) after tax of the company was £(66,762) (year
ended 31 December 2008 profit/(loss) after tax of £(183,024)} The directors do not recommend a
dividend for the year ended 31 December 2009 (year ended 31 December 2008 £nil)

PRINCIPAL ACTIVITIES AND REVIEW OF BUSINESS DEVELOPMENTS

The prnincipal activities of the Company are property investment and development 1t 1s a wholly-
owned subsidiary of SEGRO pl¢, a company registered in England and Wales

The Company holds an investment in the property at North Circular Units, Northfields, Park Royal
The Company I1s expected to own the property for the foreseeable future

The accounts have been prepared on a going concern basis, as the Directors intend the Company to
maintain dunng the forthcoming year the same leve! of activity as duning 2009 The Company 1s In a
net habilities position, however, the Company ts funded wia an inter-company current account
provided by the Company's ultimate parent, SEGRO plc, which has confirmed its continuing financial
support and therefore the directors consider the Company Is in a position to meeting current
obligations

Further details regarding the adoption of the going concern basis can be found in the statement of
accounting policies n the financial statements

See disclosure of principal nisks and uncertainties relevant to the Company below

The external environment 1s expected to remain competitive in 2010
PRINCIPAL RISKS AND UNCERTAINTIES

The Company, as a subsidiary of SEGRO plc, 1s managed on a unified basis as part of the SEGRO
plc group The principal risks faced by the Company reflect those of the SEGRO plc group and the
table below outlines the principal risks and uncertainties faced by the SEGRO plc group in delivering
its strategic prionties in 2010

Strategic nsks
¢« Changes in the macro-economic environment,
s  Accurately evaluate and drive value from opportunities in new and existing territories,
+ Recycling assets in a constantly changing economic environment, and
s  Abllity to innovate and adapt to changing customer demands

Financial risks
» Breaching of covenants leading to cancellation of credit facilities,
s Cost and avallabilty of borrowing, and
e Tax nsks and REIT comphance

Real estate and development nsks

+ Impact of customer default, reduced demand or oversupply,
_Property obsolescence,
Inability to acquire or dispose of assets at attractive prices,
Market conditions impacting valuation movements,
Reduced returns from development projects, and
Holding excess or insufficient development land to meet demand




BRIXTON NORTHFIELDS 5 LIMITED

DIRECTORS’' REPORT (CONTINUED)

Operational risks
¢ Health and safety incidents,
Environmental damage or failure to meet sustainability targets,
Business or IT system disruption,
Fallure to attract, retain and motivate key employees,
Change or breach of regulatory requirements, and
Supplier or business partner being unable or unwilling to support the Company

These risks and uncertainties are described in greater detaii together with mitigating factors on pages
34 to 37 of the SEGRO ple Annual Report and Accounts

DIRECTORS

The directors holding office durning the year ended 31 December 2009 and the present membership of
the board I1s shown on page 1

The Company’s Articles of Association do not require the directors to retire by rotation
Liability insurance cover for directors and officers of the Company was maintained dunng the year

DISCLOSURE OF INFORMATION TO THE AUDITORS

So far as each director 1s aware, there 1s no relevant audit information (that 1s, information needed by
the Company’s auditors in connection with prepanng their report) of which the Company's auditors
are unaware Each director has taken all the steps that he ought to have taken in his duty as a
director in order to make himseif aware of any relevant audit information and to establish that the
Company's auditors are aware of that information

This confirmation Is given and should be interpreted in accordance with the provisions of s418 of the
Companies Act 2006
AUDITORS

Deloitte LL.P have been newly appointed as auditors of the Company following the resignation of Ernst &
Young LLP

By order of the board

5

D C Bridges
Director

11 June 2010




BRIXTON NORTHFIELDS § LIMITED

STATEMENT OF DIRECTORS' RESPONSIBILITIES

The directors are responsible for preparing the Annual Report and the financial statements In
accordance with applicable law and regulations

Company law requires the directors to prepare financial statements for each financial year Under
that law the directors have elected to prepare the financial statements in accordance with United
Kingdom Generally Accepted Accounting Practice (United Kingdom Accounting Standards and
applicable law) Under company law the directors must not approve the financial statements unless
they are satisfied that they give a true and fair view of the state of affairs of the company and of the
profit or loss of the company for that peniod  In preparing these financial statements, the directors are
required to

» select suitable accounting policies and then apply them consistently,

» make judgements and accounting estimates that are reasonable and prudent,

» prepare the financial statements on the going concern basis unless it 1s inappropnate to presume
that the company will continue n business

The directors are responsible for keeping adeguate accounting records that are sufficient to show and
explain the company’s transactions and disclose with reasonable accuracy at any time the financial
position of the company and enable them to ensure that the financial statements comply with the
Companies Act 2006 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 iregularities




BRIXTON NORTHFIELDS 5 LIMITED

INDEPENDENT AUDITORS’ REPORT TO THE MEMBERS OF BRIXTON NORTHFIELDS 5
LIMITED

We have audited the company's financial statements for the year ended 31 December 2009, which
comprise the profit and loss account, statement of total recegnised gains and losses, note of historical
cost profits and losses, the balance sheet and the related notes 1 to 17 The financial reporting
framework that has been applied In their preparation I1s applicable law and United Kingdom
Accounting Standards (United Kingdom Generally Accepted Accounting Practice)

This report 1s made solely to the company's members, as a body, in accordance with sections 485
and 496 of the Companies Act 2006 Our audit work has been undertaken sc that we might state to
the company’'s members those matters we are required to state to them in an audttors’ 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

As explained more fully in the Directors’ Responsibiities Statement, the directors are responsible for
the preparation of the financial statements and for being satisfied that they give a true and fair view
Qur responsibiiity 1s to audit the financial statements in accordance with applicable law and
International Standards on Auditing (UK and Ireland) Those standards require us to comply with the
Auditing Practices Board's (APB’s) Ethical Standards for Auditors

SCOPE OF THE AUDIT OF THE FINANCIAL STATEMENTS

An audit involves obtaining evidence about the amounts and disclosures in the financial statements
sufficient to give reasonable assurance that the financial statements are free from matenal
misstatement, whether caused by fraud or error  This includes an assessment of whether the
accounting policies are appropnate to the company’s circumstances and have been consistently
applied and adequately disclosed, the reasonableness of significant accounting estimates made by
the directors, and the overall presentation of the financial statements

OPINION ON FINANCIAL STATEMENTS
In our opinion the financial statements

e giwve a true and fair view of the state of the company's affairs as at 31 December 2009 and of its
result for the year then ended,

= have been properly prepared in accordance with United Kingdom Generally Accepted
Accounting Practice, and

+ have been prepared in accordance with the requirements of the Companies Act 2006

OPINION ON OTHER MATTER PRESCRIBED BY THE COMPANIES ACT 2006

In our opinion the information given in the Direciors’ Report for the financial year for which the
financial statements are prepared I1s consistent with the financial statements

MATTERS ON WHICH WE ARE REQUIRED TO REPORT BY EXCEPTION

We have nothing to report in respect of the following matters where the Companies Act 2006 requires
us to report to you If, In our opinion
» adequate accounting records have not been kept, or returns adequate for our audit have not
been recewved from branches not visited by us, or
the financial statements are not in agreement with the accounting records and returns, or
certain disclosures of directors’ remuneration specified by law are not made, or
we have not received all the information and explanations we require for our audit

Mark Beddy (Senior Statutory Auditor)

for and on behalf of Deloitte LLP

Chartered Accountants and Statutory Auditors
London, United Kingdom

ll\éu—a 23O 5




BRIXTON NORTHFIELDS 5 LIMITED

PROFIT AND LOSS ACCOUNT
for the year ended 31 December 2009

Notes

NET RENTAL INCOME/{EXPENSE) 2
Administrative expenses

NET OPERATING PROFIT/(LOSS)

EXCEPTIONAL ITEMS

Profit/(loss) on sale of properties

PROFIT/{LOSS) BEFORE INTEREST

Net interest payable and similar charges 3

PROFITHLOSS) ON ORDINARY ACTIVITIES
BEFORE TAXATION

Taxation 4

PROFIT/{LOSS) ON ORDINARY ACTIVITIES
AFTER TAXATION

The results in the profit and loss account relate to centinuing operations

2009 2008

£ £

24,225 69,956
(21,700) (36,000)

2,525 33,956

2,525 33,856
(69,287) (216,980)
(66,762) (183,024)
(66,762) (183,024)




BRIXTON NORTHFIELDS § LIMITED

STATEMENT OF TOTAL RECOGNISED GAINS AND LOSSES
for the year ended 31 December 2009

Profit/{loss) for the year
Unrealised surplus/(deficit) on valuation of properties

Total recognised gains and losses for the year

NOTE OF HISTORICAL COST PROFITS AND LOSSES
Year ended 31 December 2009

Profit/(loss) on ordinary activities before taxation

Realisation of property revaluation surplus/{deficit) of
previous years

Histoncal cost profit/(loss) on ordinary activiies before
taxation

Historical cost prefit/(loss) for the year retained after taxation
and dividends

2009 2008

£ £

(66,762) (183,024)
(1,713,605) (2,421,000)
(1,780,367) (2,604,024)
2009 2008

£ £
(66,762) (183,024)
(66,762) (183,024)
(66,762) (183,024)




BRIXTON NORTHFIELDS 5 LIMITED

BALANCE SHEET
at 3t December 2009

FIXED ASSETS
Investment properties
Investment in subsidiary undertakings

CURRENT ASSETS
DEBTORS

CREDITORS amocunts faling due wathin one year

NET CURRENT ASSETS/(LIABILITIES)

TOTAL ASSETS LESS CURRENT LIABILITIES

CREDITORS: amounts falling due after more than one
year

Amount due to parent undertaking

Amounts due to associated group undertaking
Preference share lability

Provision for iabilities

NET ASSETS/{LIABILITIES)

CAPITAL AND RESERVES
Calied up equity share capital
Revaluation reserve

Realised capital reserve
Retained earnings

EQUITY SHAREHOLDER'S FUNDS/(DEFICIT)

Notes

[4)]

11
12

13

2009 2008
£ £
1,045,395 2,759,000
1,045,395 2,759,000
1,990 -
(9,560} (23,226)
(7,570) (23,226)
1,037,825 2,735,774
(636,424) (554,008)
(450,537) (450,537)
(4,054,839) (4,054,839)
(4,103,975) (2,323,608)
1 1
(3,421,502) (1,707,897)
(682,474) (615,712)
(4,103,975) (2,323,608)

The financial statements of Brixton Northfields 5 Limited, registered number 4523671, were approved
by the Board of Directors and authonsed for issue on 11 June 2010

Signed on behalf of the Board of Directors

D C Bridges %

Director




BRIXTON NORTHFIELDS 5 LIMITED

NOTES TO THE FINANCIAL STATEMENTS
for the year ended 31 December 2009

1. ACCOUNTING POLICIES
Accounting convention

The financial statements are prepared under the histoncal cost convention modified by the
revaluation of properties and in accordance with United Kingdom applicable accounting standards

Going concern

These financial statements have been prepared under the going concern basis as SEGRO Plc, the
Company's parent undertaking has agreed to provide continuing support to the Company, at least
twelve months after the date of approval by the Directors of the financial statements for the year
ended 31 December 2008 subject to the Company remaining 100% owned by SEGRO PIc, to
enable the Company to meet its liabiities as they fall due

Investment properties

All investment properties are valued annually The valuations are adopted in the financial
statements and the surpluses and deficits are taken to revaluation reserve, except for those deficits
expected to be permanent which are included in the profit and loss account All long leasehold
properties with terms over 150 years are treated as freehold properties

Finance costs associated with direct expenditure on investment properties under development or
undergoing major refurbishment are capitalised from the commencement of the development work
untll the date when the property 1s physically complete and becomes available for occupation The
capitalisation of finance cost 1s suspended If there are prolonged periods when development activity
IS Interrupted

Depreciation

In accordance with SSAP19, no depreciation 1s provided n respect of investment properties This I1s
a departure from the requirements of the Companies Act 2006 which require alt fixed assets to be
depreciated The Directors consider that this departure is necessary in order for the financial
statements to give a true and fair view as the properties are held for investment and not for
consumption

Depreciation or amortisation 1s only one of many factors reflected in the annual valuation and the
amount which might otherwise have been shown cannot be separately identified or quantified

Auditors' remuneration

Auditors' remuneration has been borne by SEGRO Plc The fee attnbutable to the Company for the
year ended 31 December 2003 was £1,000 (2008 £2,000)

Directors’ remuneration
Directors’ remuneration has been borne by SEGRO Plc

Statement of cash flows

The Company has taken advantage of the exemption given in FRS1 (revised 1996) ‘Cash Flow
Statements’, from prepanng a cash flow statement on the basis that it 1s a wholly owned subsidiary of
SEGRO Plc The consolidated financial statements of SEGRO Plc are publicly avallable

Employees
There were no employees directly employed by the Company




BRIXTON NORTHFIELDS 5 LIMITED

NOTES TO THE FINANCIAL STATEMENTS
for the year ended 31 December 2009

1. ACCOUNTING POLICIES continued

Net rental income
Income, which is stated net of value added tax, represents amounts invoiced to third parties for rental
income receivable n relation to the leasing of investment properties, net of associated property costs

Rental income i1s recognised on a straight-line basis over the lease term Lease incentives are
recognised over the shorter of the lease term and the date of the next rent review

Related party transactions

The Company has taken advantage of the exemption given in FRS 8, ‘Related Party Disclosures’,
with respect to inter-group disclosures as the group wholly owns the Company and any associated
group undertakings

Taxation
Deferred tax

In accordance with FRS 19, deferred tax 1s provided Iin respect of all tming differences that have
onginated, but nat reversed at the balance sheet date that may give nise to an obligation to pay
more or less tax in the future As all of the Group's investment properties fall under the REIT regime,
deferred tax 1s not provided on timing differences ansing from the revaluation of those assets
Following the sale of a property any deferred tax provision not required will be released to the profit
and loss account Deferred tax 1s measured on a non-discounted basis

A net deferred tax asset Is regarded as recoverable and therefore recognised only to the extent that,
on the basis of all available evidence, it can be regarded as more likely than not that there will be
suitable taxable profits from which the future reversal of the underlying tirming differences can be
deducted

Current tax

Current tax, including UK Corporation tax, 1s provided at amounts expected to be patd (or
recovered) using the tax rates and laws that have been enacted or substantially enacted by the
balance sheet date

Investments
Investments are stated at cost less provision for inparrment

2. NET RENTAL INCOME/(EXPENSE)

2009 2008
£ £
Net rental income/{expense) 24,225 69,956

The source and destination of income 1s the United Kingdom The Company has one class of
business

10




BRIXTON NORTHFIELDS 5 LIMITED

NOTES TO THE FINANCIAL STATEMENTS
for the year ended 31 December 2009

3. NETINTEREST PAYABLE AND SIMILAR CHARGES

2009 2008

£ £
Third party interest receivable - -
Third party interest payable - -
Interest charged by/(to} parent undertaking (2,078) (2,193)
Interest charged by/(to) associated undertaking 24,329 25,681
Preference share dividend payable 47,036 193,492

69,287 216,980

Net interest payable is stated after deducting capitalised interest of £l (2008 £nil)

4, TAXATION

2009 2008

Deferred tax
Release of deferred tax in respect of conversion to REIT - -

Total deferred tax - -
UK corporation tax — prior year - -

Factors affecting the corporation tax charge for the year

Tax charge/(credit) on profit/(loss) on ordinary activities at

UK corporation tax rate of 28% (2008 28%/30%) (18,693) {52,162)
Effect of

Impact of REIT tax exemption 18,693 52,162

Impact of corporation tax — prior year - -

The rate of corporation tax changed from 30% to 28% at 1 Apnl 2008

11




BRIXTON NORTHFIELDS 5 LIMITED

NOTES TO THE FINANCIAL STATEMENTS
for the year ended 31 December 2009

4,

5.

TAXATION (continued)

The SEGRO plc Group converted to a REIT (Real Estate Investment Trust) on 1 January 2007
Consequently, the Company 1s not expected to pay corporaticn tax on rental income and
capital gains ansing on the disposal of qualifying investment properties in the future As the
Company's expected effective future tax 1s 0% no provision for deferred tax has been made as
at 31 December 2009

INVESTMENT PROPERTIES

2009 2008
£ £

Freehold properties
Opening book value 2,759,000 5,180,000
Additions - -
Disposals - B
Revaluation surplus/(deficit) {1,713,605) (2,421,000}
Book value at 31 December 1,045,395 2,759,000

The Company's property was externally valued as at 31 December 2009 by DTZ Debenham Tie
Leung in accordance with the Appraisal and Valuation Standards of RICS which became
effective on 1 January 2008, on the basis of market value Market value represents the figure that
would appear In a hypothetical contract of sale between a willing buyer and a willing seller
Market value I1s estmated without regard to costs of sale

Investment properties have been included at market value after having (added}/deducted an
amount of £nil (2008 £nil) in respect of lease incentives included n tenant debtors

The histoncal cost of investment properties as at 31 December 2009 was £4,466,897 (2008
£4,466,897)

12




BRIXTON NORTHFIELDS 5 LIMITED

NOTES TO THE FINANCIAL STATEMENTS
for the year ended 31 December 2009

6.

INVESTMENT IN SUBSIDIARY UNDERTAKINGS

Book value at 1January
Disposals

Book value at 31 December

DEBTORS

Amounts faling due within one year
- tenant debtors

— prepayments and accrued income
- other debtors

Amounts falling due in more than one year
— amounts due from parent undertaking

— amounts due from associated group undertaking

CREDITORS - AMOUNTS FALLING DUE WITHIN ONE YEAR

Trade creditors

Accruals and deferred income
Corporation tax creditor
Other creditors

13

2009 2008
£ £
2009 2008
£ £
1,990 -
1,990 -
1,990 -
2009 2008
£ £
7,923 22,815
1,637 411
9,560 23,226




BRIXTON NORTHFIELDS 5 LIMITED

NOTES TO THE FINANCIAL STATEMENTS
for the year ended 31 December 2009

9. PREFERENCE SHARE LIABILITY

Preference shares of £1 each

2009 2008

£ £

Authorised 4,999,000 4,999,000
Allotted, called up and fully paid 4,054,839 4,054,838

On 1 January 2007 the company issued 4,054,839 £1 preference shares paying a cumulative
preferential dividend calculated at the average 12 menth LIBOR rate for the period minus 100

basis points
10. PROVISION FOR LIABILITIES AND CHARGES

2009 2008
E £
Deferred tax
Opening balance - -
Charge for the year - -
Balance at 31 December - -
11. EQUITY SHARE CAPITAL
Ordinary shares of £1 each
2009 2008
£ £
Allotted, called up and fully pad
Opening balance 1 1

Issued in year -

14




BRIXTON NORTHFIELDS 5 LIMITED

NOTES TO THE FINANCIAL STATEMENTS
for the year ended 31 December 2009

12. REVALUATION RESERVE

Opening balance
Revaluation surplus/{deficit) in year
Transfer to realised capital reserve

Balance at 31 December

13. RETAINED EARNINGS

Opening balance

Retained profit/{loss) for the year
Realisation of revaluation reserve
Equity dividends payable

At 31 December

14. RECONCILIATION OF MOVEMENTS IN SHAREHOLDER’S FUNDS/{DEFICIT)

Profit/(loss) for the year
Dwidends paid

Other recognised gains and losses for the year
Share capital 1Issued

Net addition/(reduction) to shareholder's funds
Opening shareholder's funds

Ciosing shareholder's funds/(deficit)

15

2009 2008
£ £
(1,707,897) 713,103
(1,713,605) (2,421,000)
(3,421,502) (1,707,897)
2009 2008
£ £
(615,712) (432,688)
(66,762) (183,024)
(682,474) (615,712)
|
|
2009 2008
£ £
(66,762) (183,024)
(66,762) (183,024)
(1,713,605) (2,421,000)
(1,780,367) (2,604,024) :
(2,323,608) 280,416 i
(4,103,975) (2,323,608)




BRIXTON NORTHFIELDS 5 LIMITED -

NOTES TO THE FINANCIAL STATEMENTS
for the year ended 31 December 2009

15. CAPITAL COMMITMENTS
The directors have authorsed future capital expenditure which amounts to

2009 2008
£ £

Contracted for - -
Not contracted for - -

16. ULTIMATE HOLDING COMPANY
The ultimate holding company 1s SEGRO plc, a company registered in England and Wales

17. GROUP FINANCIAL STATEMENTS

The parent undertaking of the company for which group financial statements are drawn up and
of which the Company s a member 1s SEGRO Plc Copies of SEGRO Pic’s financial
statements can be obtained from 234 Bath Road, Slough SL1 4EE

16
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