






Balance Sheet Sept 19 March 19 Change

Portfolio value1 £2,645.0m £2,579.0m +0.8%2

EPRA NAV per share3 868p 853p +1.8%

EPRA NNNAV per share3 861p 850p +1.3%

Loan-to-property value 13.3% 8.7% +4.6pps

Financial Highlights

1. Including share of JVs   2. Like-for-like change   3. On an EPRA basis   4. Six months to 30 September 2019

Income Statement Sept 194 Sept 18 Change

EPRA Earnings3 £28.1m £25.3m +11.1%

EPRA EPS3 10.6p 9.0p +17.8%

Dividend per share 4.7p 4.3p +9.3%

Sept 194 Sept 18 Change

Total Accounting Return 2.7% 1.3% +1.4pps
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Positive financial performance Organic rent roll growth Ordinary dividend growth 

Robust debt metrics Returned further surplus equity Significant capacity for investment
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EPRA EPS Ordinary
Dividends

Share Buyback Other Sep-19

EPRA NAV (pence per share)

EPRA NAV per share up 1.8%1
6 months to 30 September 2019

61. Adjusted per EPRA guidance.

Office Retail Portfolio

Like-for-like 
property valuation +1.3% -0.6% +0.8%

ERV growth +1.4% -0.2% +1.0%

+1.8%

Valuation
Committed

Developments Long Dated
Active Portfolio 
Management Pipeline

-2.2%

+0.4%
+4.1%+6.0%
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Sept 18

Rental income JV fees  JV EPRA
Earnings

Property costs Admin costs Net  interest Other Six months to
Sept 19

+11.1%

EPRA Earnings

71. Adjusted per EPRA guidance

£m

EPRA Earnings1 (£m)

6 months to 30 September 2019

Interim Dividend
4.7p ↑9.3%

EPRA EPS
10.6p ↑17.8%

Cash EPS
8.3p

Organic Rent Roll Growth Opportunity
Resilient occupier base
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99% of rent collected within 7 working daysPotential Additional Rent Roll (£m)1
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Oxford House, W13 £13.1m

Hanover Sq, W13 £6.4m

The Hickman, E13 £3.8m

Sept  2019

Voids & 
refurbs

Portfolio 
R

eversion

Investm
ent 

pro form
a

Pre-let

C
om

m
itted

Pro form
a

Hanover Sq, W1 £7.2m

1. Gross contracted rent excluding impact of tenant incentives; includes share of JVs.  2. Uplift 31 March 2019 to 30 September 2019.   
3. CBRE rental estimates September 2019    4. Years to March, value of delinquencies as % of Rent Roll (including 100% of JV properties).   
5. Rent Reduction of £0.4m pa (our share) for next 3 years

£26m rent deposits

+45%
Pre Development

Pipeline

+5.6%2

80%

90%

100%

Sep-10 Sep-13 Sep-16 Sep-19
Flex & co-
working 
partnerships 
£5.1m

One delinquency & one CVA5 in period
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Reta il Media Profes sional Services

0.09%4

0.95%4

0.06%4
0.75%4

0.70%4

0.32%4

n/a

0.15%4 0.17%4

Number of Delinquencies
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Mar ‘19 Sept ’19

WADM (years)

Drawn 6.4 6.4

Committed 5.4 é5.7

RCF2 (Drawn)

RCF2 (Undrawn)

JV Bank Debt

JV Non-Bank Debt

Debenture Bonds

Private Placement Notes

% Interest rate3

3.7%

Enhanced Debt Profile1

Following accretive refinancing activity
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5.6%

1.7%

2.2%

£m

% Unsecured

Drawn 72% é84%

Committed 87% é92%

2.7% 2.8% 2.9%

’19 ‘20 ‘21 ‘22 ‘23 ‘24 ‘28 ‘29 ‘30 ‘31 ‘32 ‘33

1. Total facilities (joint ventures at share)   2. Revolving credit facility   3. As at today
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2012 2013 2014 2015 2016 2017 2018 2019

Rock Solid Debt Metrics
Significant low cost liquidity
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Cash and Undrawn Facilities (£m, as at Sept)

WAIR (%, as at Sept)
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£434m

LTV (%, as at Sept) 

Other Group Debt Metrics1

Net gearing 14.7% / Interest cover n/a

37.7%

35.4%

25.0%

20.2%

21.7%

17.9%

5.8%

8.7%
13.3%
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1. Measured in accordance with Group covenants
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Financial Discipline
Balance sheet efficiency; £200m share buyback completed

11

£200m Share Buyback

– On-market programme successfully completed 
yesterday

– 27.8 million shares purchased and cancelled
– Incl 5.2 million shares since 1 Oct ‘19
– Average price of 720p per share

What Next?

– Significant financial capacity retained
– Continued commitment to balance sheet efficiency
– Any future return of surplus equity

– Property market outlook
– Scale and speed of investing & divesting activities
– Low financial leverage strategy

Track record of accretively raising 
& returning capital (£m)
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18

20
18

/1
9

Capital Returned - £616m
– Following £1.1bn 

profitable sales since 
Jan 2017

– Maintain LTV >10%

Capital Raised - £310m
– Invested within 9 months

– Discount to replacement cost
– Maintain LTV <40%

1. Assumes constant values and excludes development surpluses   2. As at 1 October 2019  
3. Projected Capital Expenditure excludes sales / marketing expenses, void costs and interest, including share of JVs   

Committed  Capex To come £m2

Hanover Square, W1 25.9
Oxford House, W1 60.0
The Hickman, E1 13.9

99.8 17.9%

Significant Capacity for Future Investment
Capital allocation discipline; investing in Sustainable Spaces

Significant Financial Capacity
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Refurbishment Capex 27.6 18.7%
- Including Flex Space £5.8m

Cumulative Pro Forma LTV1

At 30 September 2019 13.3%
Recent completion of 
Buyback (£40m) 14.8%

+ Illustrative Investment Capacity

£250m 25.5%

£500m 31.2%

£1,000m 40.3%

Investing in Sustainable Spaces
• All committed developments targeting 

BREEAM Excellent
• Ambitious sustainability targets for future 

developments and broader business

49.2 47.8

2.8

23.6
2.0

2.0
0

50

100

6 months to
Mar '20

Mar '21 Mar '22

Forecast Capex3, £m, Years to March

Capital allocation & balance sheet discipline
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Take Up3 Active Demand4 Under Offer4

Job Growth Up

171. Oxford Economics, Nov 2019   2. CBRE / Knight Frank, West End and City combined   3. Annual to Mar unless stated  4. As at Sept   5. Knight Frank  6. CBRE   
7. By ERV inc Piccadilly  8. 100%, excludes pre-lets   9. % ahead of March ERVs, exclude short-term lets ahead of development and pre-lets 

GPE: Strong Investment Portfolio Lettings8

Lettings, % ahead of ERV9

(18.6) (6.0) 7.8 13.3 8.7 4.2 4.5 8.7 1.5 3.4 5.9 8.9

City and West End Office Leasing2

‘15 ‘16 ‘17 ‘18 ’19 ‘15 ‘16 ‘17 ‘18 ‘19 ‘15 ‘16 ‘17 ‘18 ‘19

-25000 25000 75000 125000

Net Office Job Creation in London1

Prof Services
Creative
Banking & Insurance
Public Sector

Office-based jobs over 5 years

Nov ‘18 +152,000

May ‘19 +182,000

Nov ‘19 +203,000

m sq ft

£m

Strong leasing; beating ERVs

10 year avgServiced offices

8.6

7.5 7.7

6

10

14

Regent  St Bond St Oxford St

Retail Vacancy6

Central London Market

Professional and 
Business Services 

Creative Industries

Banking, 
Finance & 
Insurance

Corporate & 
Manufacturing

Serviced Office 
Operators

Other

Office Demand5
%

UK National Avg 13.2%

Mar Sep

79% of GPE Retail7

H1

45%

10%

11%

0.0
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4.0
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14.0

'91 '03 '09 '10 '11 '12 '13 '14 '15 '16 '17 '18 '19 '20 '21 '22 '23

New Supply Tight

1. CBRE / GPE; schemes > 20,000 sq ft   2. GPE estimates   3. Includes W1 plus part Bloomsbury; of core stock   4. CBRE 18

Vacancy rate
10.5%

Vacancy rate
14.5%

Vacancy Rates Mar 
‘19

Sept 
‘19

Dec
‘19

Dec
‘20

Dec
‘21

Dec 
‘22

Dec
‘23

Dec
‘24

City 5.2% 4.8% 4.9% 6.5% 6.4% 5.8% 5.6% 5.4%

West End 3.3% 2.9% 3.2% 3.9% 3.9% 3.8% 3.6% 3.6%

Central London Availability By Type4

5 Year Forecast
- 44% pre-let2
- Total spec2: 12.3m sq ft; c.1.0% p.a.
- West End Core spec2: 1.6m sq ft; 0.6% p.a.3

Only 150k sq ft by end 2020

Shortage; 

Central London Office Completions1

m sq ft Cycle peaks Pre-let

CBRE estimates

West End core

Spec

m sq ft
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Secondhand

New

10 year avg

further pre-letting inevitable



20

40

60

80

100

120

140

'06 '08 '10 '12 '14 '16 '18 '20 '22 24
0

10

20

30

40

50

'07 '10 '13 '16 '19 '22

Headline rents flat to marginally up; 

PMA: Prime Headline Rents

Market Balance Near Equilibrium

191. PMA   2. West End and City combined 3. PMA, 95th percentile    4. GPE, months, assuming a 10 year term  
5. Rent Passing   6. By value   7. Within 800m of a Crossrail station

City 24 24

Forecast

Spot Rent Free4 Nov ‘18 Nov ‘19
West End 22-24 22-24

£ per sq ft, years to DecemberMonths supply

Headline West End3

Headline City3

No Deal
Brexit

West End

City

No Deal Brexit2

GPE Office

ERV £64.70 psf

RP5 £56.00 psf

67% West End6

92% near Crossrail7
Current reversion 7.8%

Rental Equilibrium at 20 months

PMA: Office Market Balance1

Forecast

Rent falling

Rent rising

reversion to capture

0

2,000

4,000

6,000

2015 Q3 2016 Q3 2017 Q3 2018 Q3 2019 Q3

Quarterly 5 year Avg On Market May 2019 £3.5bn

Of which Sold (£0.7bn) 51% Prime / repositioning
(Nov ‘18: 70%)Under Offer (£1.1bn)

Withdrawn (£1.0bn) 49% Overpriced / no-angle
(Nov ’18: 30%)Still available £0.7bn

New £2.9bn

On Market Nov 2019 £3.6bn … but, no forced sellers

Equity Demand
On market asset supply
Multiple (RHS)

X£bn

Central London Investment Market 
Turnover down; no forced sellers;

201. Three months to September 19   2. GPE    3. JLL, Initial Yields    4. CBRE & GPE; as at Nov, unless stated

Equity Demand Still Strong4

Limited Stock; No Forced Sellers22019 Investment Volumes Sharply Down

Transactions
£bn
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GPE: No need to buy

At Nov 
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London: High Relative Yields (Prime Office)3

Central London

(%)

Real 10 yr Gilt

equity still strong

1
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Acquisitions & Disposals

1. %age of reviewed & traded / under offer stock over previous 6 months 
2. %age of reviewed & traded / under offer stock near ‘fair value’ over previous 6 months

Value of deals under review1

May ’18: 0%

Nov ’09:
48%

Nov ’10: 48%

May ’10: 39%

%age of reviewed stock 
trading near ‘fair value’2

May ’17: 0%

Trade Prices vs
GPE fair value1

Dec ’17: 4%

23

£bn

- £9.2m since March 2019
- 100% residential
- c.£180m in market / being prepared

- Recycle out of completed business plan
- Low yield / high £psf
- Forward IRR beneath cost of capital

Disposals

- No acquisitions since June ‘17
- c.£1bn under review

- Value-add / repositioning opportunities
- Development / refurbishment
- Net areas gains
- Near transport infrastructure
- Acceptable pricing?

Acquisitions

Nov ’18: 
15%

Fair Value +
0%-10%
10%-25%
25%+

May ’19: 9%

73%

9%
43%

50%

7%
Nov ’19: 7%

Always opportunistic

(750.0)

(500.0)

(250.0)

0.0

250.0

2011 2014 2017 2020

Annual 
Forecasts4

(Capex only)

Capex1

Acquisitions2

Sales2

Sales less acquisitions3

Where Next? 
Much depends on outcome to current uncertainties

241. Capex = incurred / committed   2. Only includes exchanged or completed sales   3. At period end  4. Sales for H1 2020 only

Year to March Recycling & investing in organic growth

Investment
- Orderly Market Balanced
- Market Dislocation Net investor
- Either way Ready to invest; significant firepower

Patient and disciplined; 
no need to buy

Development
- £100m capex in 3 committed projects
- 10 pipeline schemes
- Highest sustainability and community integration

Portfolio Management
- Capture existing reversion: 8%
- Invest in refurbishments to create further reversion
- Multiple value-adding opportunities

GPE Portfolio (£m)
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Introduction Toby Courtauld, Chief Executive

Financial Results Nick Sanderson, Finance & Operations Director

Market Toby Courtauld, Chief Executive

Acquisitions & Disposals Toby Courtauld, Chief Executive

Portfolio Management Steven Mew, Portfolio Director

Development Update Andrew White, Development Director

Outlook Toby Courtauld, Chief Executive

29

Development Update

Committed
– 3 committed schemes; 19% of portfolio, +2%2

– 414,900 sq ft area
– £30.5m ERV3; 67% office4; 33% retail4

Pipeline
– 1.4m sq ft potential area 
– 10 schemes, 35% of portfolio, -2%2

– 3 near term schemes5, 10% portfolio
– 7 medium term schemes, 25% portfolio

30

Total Portfolio by Value (November 2019)1

Investment 
Property 46%

Committed
19%

1. Portfolio breakdown by value as at November 2019, GPE share   2. Change since May 2019
3. GPE share   4. By ERV: CBRE September 2019   5. Near Term: planning application submitted or due to be submitted within next 12 months

Development 
Property

54%
(-%)2

40 29 35

13
17

19

0

25

50

2011 2015 2019

Development History (% of portfolio)

Near Term
5

10%

Medium Term
25%

Committed

Pipeline
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Outlook Toby Courtauld, Chief Executive
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9%
(-%) 2

35%
(-4%)2

37%
(-1%)2

Opportunity
Long term organic growth1

421. Portfolio breakdown by value as at November 2019  2. Change since November 2018

81%
(-5%) 2

19%
(+5%) 2

Long-Dated
£249m
4.2% NIY
10.8 years WAULT
2% reversionary

Crystallise surpluses

Committed Developments
£507m

24% pre-let
100% Crossrail

Near term value upside

Active Portfolio Management
£962m
4.2% NIY
4.5 years WAULT
5% reversionary (existing use)

Repositioning upside

Development Pipeline
£927m

4.8% NIY
3.0 years WAULT

12% reversionary (existing use)

Long term value upside

Investment Portfolio
£2,138m
4.5% NIY
4.5 years WAULT
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Access to new property Risk sharing

Joint Venture Business
Contribution to Group

51

% of net assets held in JV

£268.4m

£272.5m

£56.5m

Total £597.4m

As % of 
Group net assets

26.6%

Net assets held in JV1

1. Active joint ventures only

September 2019 March 2019

Net debt excluding JVs (£m) 322.7 156.6

Net gearing 14.7% 6.8%
Total net debt including 
50% JV non-recourse debt (£m) 351.8 224.0

Loan-to-property value 13.3% 8.7%

Interest cover n/a1 n/a1

Weighted average cost of debt2 3.3% 3.2%
Weighted average interest rate3 2.6% 2.7%
% of debt fixed / hedged 89% 100%
Cash & undrawn facilities (£m) 434 608

521. Calculated in accordance with unsecured debt covenants which exclude capitalised interest, resulting in no net interest charge 
for the 12 month calculation period   2. For the period (including costs)     3. As at balance sheet date (excluding costs)  

Robust Debt Metrics
Low cost debt book



RCF3

JV Non-Bank Debt

Debenture Bonds

Private Placement Notes

Diversity of Sources: Facilities (£787m)

Sources of Debt1, 2

531. JV facilities amount shown at GPE share    2. Based on position at 30 September 2019   3. Revolving credit facility

Diversity of Sources: Drawn (£377m)

Non Bank: 89%

Unsecured: 84%

35%

5% 3%

57%

72%

6%

11%

11%

Non Bank: 43%

Unsecured: 92%

Balance Sheet Strength
GPE LTV vs FTSE 350 RE1

54
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Prime Office Yields
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Central London Sub-Markets
Net Absorption vs. Rental Growth
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Void Rate: Ready to Occupy Space

82Source: CBRE
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6 months to

30 September 2019 31 March 2019

At beginning of period £8.3m £9.8m

Portfolio activity2 £2.7m (£0.4m)

Reversion capture (£3.6m) (£0.8m)

Disposals - (£0.2m)

ERV movement £0.9m (£0.1m)

At end of period £8.3m £8.3m

Portfolio Management
Movement in Reversions1

971. Based on let portfolio; includes share of Joint Ventures.   
2. Includes lease expiries, breaks, new lettings and amounts transferred to the development portfolio.
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Portfolio Management
Growing income by capturing reversionary potential1

98

Reversion â by:
Capture £5.6m

ERV £13.4m
Net sales £4.1m

Reversion â by: 
Capture £19.9m

ERV £1.7m
Net sales £2.2m

Year ended

Reversion over time (£m)

Six month to September 2019
- 23 rent reviews completed (138,100 sq ft) 

- £11.7m (our share: £10.8m)
- 0.6% premium to ERV
- 20.9% above passing rent

Rest of 
WE
11%

City & 
Midtown

87%

Southwark
2%

1. Includes share of Joint Ventures
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Average Construction Inflation1

33 Margaret St

24 Britton St

95 Wigmore St

Walmar House

240 Blackfriars
Rd

City Tower

New Fetter Lane

Rathbone Square
73/89 Oxford St

30 Broadwick St

48 Broadwick St

55 Wells St

Delivering the Developments
Managing Construction Costs: Inflation

1051. Based on Arcadis, Alinea, Aecom and Gardiner and Theobald London indices; as at Nov 2019

78/92 Great Portland St

160 Old St

The Hickman

Oxford House

Hanover Sq

184 / 190 Oxford St

160 Great Portland St

At May ‘19

Energy: EPC Ratings
99.6% of rated portfolio better than EPC F rating

6.1%

5.5%

17.0%

29.1%

3.9%
0.4%

23.3%
14.7%

A B C D E F /  G Unrated /
Occupier
control led

Creating Sustainable Buildings
Our sustainability metrics and targets

Developing Sustainably
+90% of the 1.8m sq ft of space we have delivered since 
2009 achieved BREEAM ratings of Excellent or Very Good

106

Our Portfolio1

24% existing BREEAM Excellent or Very Good
15% on-site and 34% pipeline developments targeting 
BREEAM Excellent 

BREEAM Excellent
1.3m sq ft

BREEAM Very Good 
0.3m sq ft

Code for Sustainable 
Homes Level 4

0.1m sq ft
Other

0.1m sq ft

Existing: BREEAM 
Excellent / Very Good

24%

Developments Target: 
BREEAM  Excellent

49%

SKA Rated
11%

Un-certified
15%

Residential; 1%

Ambitious Energy / Carbon Targets
- 40% reduction in energy intensity (kwh per m2) and

69% reduction in carbon intensity by 2030
- From 2030, all new build developments to be net zero carbon 
- Approach and timescales to be set during FY 2020 to become a 

net zero carbon business

Current ratings Targeted – under development

1. Measured by area

Better Buildings Partnership Climate Change Commitment 
Aligned with our strategy:
- disclose progress towards our net zero carbon pathway, 

including whole building performance and occupier activities;
- publicly disclose the energy performance of portfolio; and
- develop a comprehensive climate change resilience strategy 

for portfolio.






