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Who we are

Great Portland Estates is a property
investment and development company
owning over £3.2 billion of real estate,

100% in central London.

We have a simple strategy — to generate superior
portfolio and shareholder returns from investing
in and improving central London real estate,

a market that we know inside out.

We aim to achieve this through our intense,
customer-focused approach to managing
our properties combined with an effective

reading of the property cycle, increasing
and reducing risk as appropriate.

“With our focused business model and the
disciplined execution of our clear strategic
priorities, our experienced team has delivered
another year of strong property, operational and
financial performance with excellent returns for
shareholders. We are firmly in the execution phase
of the cycle and are focused on capturing the
significant organic growth potential across our
100% central London portfolio, including through
the regeneration of the east end of Oxford Street.
Our 2015 Strategic Report on pages 1 to 73 has
been reviewed and approved by the Board.”

On behalf of the Board

Martin Scicluna Chairman
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What we do

We aim to deliver superior returns by unlocking
the often hidden potential in commercial real estate
in central London. Our integrated team is focused
on meeting tenants’ needs through repositioning
properties in tune with London’s property cycle.

Our portfolio — 82% in West End

holflztri’;noi Oxford Street £1,817.6m ?UOS;E::%SSTQD';&Sm $3’QO6 LS portfolio T
sReomeEciom | SRemIToIn gGmilonsgft
'\Cﬁiit‘;tzvfgé (1)22.2m 54% in development programme
s, 4% 68 properties, 43 sites

450 tenants

£96.9 million rent roll

£45.50 average office rent per sq ft
10.3% rental value growth in year

or% 28.4% reversionary potential

25%
2.0% vacancy rate

86% <800 metres from a Crossrail station

Performance highlights

Total Property Return* Portfolio valuation (like-for-like) up EPRA NAV per share* up
215%  180%  24.6%
Dividend per share up Loan to value Total Shareholder Return*

2.3% 921.8% 30.3%

’ * For more on our KPIs see pages 20 and 21

2 | Great Portland Estates Annual Report 2015



Our integrated team

Investment
management
Buying well and selling at the right

point in the cycle is key to crystallising
portfolio returns. Our deep knowledge

of our local markets and close network
of contacts and advisers means we often

acquire properties, off-market, that are
rich with opportunity for improvement.

Accretive sales activity

£344m

’ See more on pages 30 and 31

Asset
management

Keeping close to our 450 tenants
to understand their needs helps
us to ensure their satisfaction which,
in turn, drives sustainable rental
growth and minimises vacancy.

Lettings in year

£21.om

’ See more on pages 36 and 37

Development
management

Upgrading our portfolio with targeted
capital expenditure improves its tenant
appeal and longevity, enhancing both
rental values and capital returns. Our
strong relationships with planning
authorities, contractors and locall
communities are central to our
profitable development activities.

Profit on cost on completed schemes

’ See more on pages 32 to 35

Financial
management
Robust financial management
is core to enabling the Group's
activities. Conservative financial
leverage provides security in our

cyclical markets and firepower to
buy when opportunities arise.

New bank facility

£450m

, See more on pages 38 and 39
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Why London

A truly global city that we know inside out.
The central London commercial property market
has enduring appeal for occupiers and investors.

London continues to thrive...

With the largest economy of any city in Europe and generating
around 22% of UK GDP, London is one of the world's leading
commercial, creative and financial centres. Ilts combination

of a strong legal system, time zone advantages, international
connectivity, high calibre labour pool, world-class universities and
a welcoming attitude to international businesses has resulted in
over a third of Fortune 500 companies now having their global
headquarters in London.

, See our market section on pages 24 to 27

...with a deep and liquid commercial
property market...

Central London has one of the world’s largest commercial real
estate markets, with more than 230 million sq ft of office and

retail property attracting a deep and diverse mix of occupiers and
property investors, many from overseas. With our 3.6 million sq ft
portfolio, our total market share is less than 2%, giving us ample
scope to pursue attractive opportunities to buy and sell at favourable
times in the cycle. Investment market activity continues to be strong
with transactions reaching £19 billion in 2014, providing good
liquidity for us when looking to sell properties.

, See our case study on pages 12 and 13

...that will always be cyclical.

Notwithstanding these attractions, the Capital's commercial
property markets will always be cyclical. However, with our 100%
central London focus and disciplined approach, we are well
positioned to capture the opportunities that this cyclicality creates
through flexing our operational risk in tune with market conditions.

’ See our business model on pages 8 and 9

“No other central London
office focused REIT has as
much exposure to Crossrail
as we do with 86% of our
portfolio within 800 metres
of a Crossrail station.”

Toby Courtauld Chief Executive

6 | Great Portland Estates Annual Report 2015

The West End is the historic heartland
of London...

With more than 315 million visitors a year, the West End provides

a unique mix of commercial, retail, residential, cultural and tourist
attractions, attracting businesses from a diverse range of industries
to locate here. We own one of the largest commercial property
portfolios in the core West End. With no two properties the same,
our deep local knowledge remains a key competitive advantage

in this complex market.

’ See our properties and tenants on pages 160 to 162

...and with the barriers to entry remaining high...

With tenant demand strengthening but 70% of the core West
End in a conservation area and the planning environment
continuing to tighten, available space remains in short supply.
Successfully navigating these barriers to development whilst
delivering efficient and sustainable properties in attractive
locations that meet tenants’ needs remains critical to profitable
real estate activities.

’ See our case study on pages 14 and 15

...we are driving regeneration and rental growth.

The combination of our team’s expertise, strong relationships

and local experience are central to unlocking development
potential and our activities are contributing to major regeneration,
particularly at the east end of Oxford Street. Ahead of infrastructure
improvements at Tottenham Court Road, including tube station
upgrades and the delivery of Crossrail in 2018, we have increased
our development commitments and are already capturing the
strong rental growth that this regeneration is bringing to the area.
Moreover, our development programme in the core West End
represents around 25% of prospective market speculative supply
over the next four years.

, See our case study on pages 16 and 17
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How we create value

Our focused business model is all about repositioning properties
to unlock their full potential. When combined with the effective
reading of the property cycle, in a market we know inside out,
we deliver attractive long-term returns for shareholders.

The core principles of our model are...

—100% central London: West End focus

— Reposition properties let off low rents

— Flex operational risk through the property cycle

— Maintain low financial leverage

— Deliver superior total returns by seeking to outperform our KPI benchmarks

...underpinned by our unique combination of attributes...

Our people Our capital structure Our relationships

— Experienced management team - Consistently strong balance sheet - Intense, customer-focused approach
supported by specialist in-house and conservative financial leverage. to understand tenants’ needs.

Iasset managemgnt, development, — Low cost, diversified debt book. — High tenant retention, low vacancy
mvestr.n.ent and ﬁn.ance feams. ~ Disciplined allocation of capital rates, diverse tenant base.

— Incentivised to deliver strong through analytical, risk adjusted IRR — Deep relationships with key suppliers
total rencturns for shareholders and decision making. (including contractors, debt providers
outperform o K benchlmarks. — Detailed business plan for every and advisers).

- Entrepreljeurl_al Qnd collegiate property reviewed quarterly. — Positive engagement with local
culture with disciplined approach ~ Effective use of joint ventures. authorities, planning departments and
to risk management and effective local communities.
governance structure. — Tax efficient REIT structure.

, See our culture and people section on , See our financial management section on , See our sustainability section on

pages 44 to 49 pages 38 and 39 pages 54 to 63

...and our proactive management of our portfolio

— Unloved assets in strong locations — Through lease restructuring, — Disciplined capital recycling through
with angles to exploit. refurbishment or redevelopment. the sale of properties where we have
— Below replacement cost and typically — Deliver new space into supportive executed our bUSi.”eSS plans or we
off market, —®  market conditions that meet —»  areable to monetise our expected
— Off low rents. tenant needs. future profits.
~ Manage risk through pre-letting, - Reinvest procegds into higher
JVs and forward sales. return opportunities.
— Enhance the local environment and
public realm.

1 1 J

8| Great Portland Estates Annual Report 2015



We flex our activities through the cycle...

The central London property market is highly cyclical and we analyse the cycle in three phases.
Today we are firmly in the execution phase. The successful reading of this cycle and the flexing
of our operational risk are key to delivering long-term sustainable shareholder value.

1. Acquisition phase — counter cyclical investment when pricing attracti
2. Execution phase - reposition assets to drive rental growth
De-risking phase — accelerate recycling and reduce development exposure

[ Forecast —»
300

200
100 .
I [ | m
0
-100

-200

-300 2009 2010 201 2012 2013 2014 2015 2016 2017 2018 2019 2020
Years to March

® Acquisitions — forecast includes currently completed or exchanged deals

® Capex - forecast includes committed and near-term projects
@ Sales — forecast includes currently completed or exchanged deals

...with our track record helping us..

— We embarked on the acquisition — Whilst we started developing early — We typically rotate 10-20%
phase in 2009 when we saw deep in the recovery, these activities of the portfolio every year to
value in the market to acquire raw have accelerated to drive further monetise surpluses created by
material for the execution phase. organic growth. our repositioning activities.

- Since 2009, we have bought — We have completed nine developments — Given the strength of the investment
£1.4 billion (our share: £1.0 billion) of since 2009 (846,600 sq ft, 50% market, we expect to be a net seller
assets or 59% of today’s portfolio. profit on cost) and our 12 committed over the next 12 months, as we have

and near-term schemes will deliver a been over the past two years.

further 1.2 million sq ftinto a strong
occupier market.

..outperform our KPlI benchmarks

Over the past five years, our
proactive approach has helped

operomeurbenenmae. - E R

109.9

ild
= I -
T Benchmark (in italics)

116.2

Five year performance (%)

’ See how our KPlIs are aligned to our strategic priorities and remuneration on pages 20 and 21

Annual Report 2015 Great Portland Estates | 9
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Our clear
strategic priorities

We have a clear strategic focus that enables us to outperform
across the property cycle. We are firmly in the execution phase
and our priorities remain focused on capturing the significant
organic growth potential across our portfolio.

Strategic priorities 2014/2015

2014/2015 priority Key initiatives 2014/2015 progress

Crystallise — Launch pre-sales — 79% of residential units
fits th h programme for at Rathbone Square

profi i roug residential units at sold, at an average of

recycling Rathbone Square, W1. £1,875 per sq ft

® .o on page 30 — Sell properties where — Total sales of

£343.6 million at a

value has been created 11.0% premium to book

to monetise returns

in strong investment ® e oy value including forward
on pages 12 and 13 Sa'e Of 1 2/1 4 NeW
market Fetter Lane, EC4.
Deliver — Complete on-site — Walmar House, W1

committed schemes. completed, profit on cost

development Commence 538%.
programme construction - (éo?hsgmd'%” at "
athbone Square, W1,
® e on e at Rathbone Square, 73/89 Oxtond S,
House. W1 W1 and 30 Broadwick
R [ 2 oy Street, W1 commenced.
- Secure plannlng onpages 14and 15 — New planning
permissions for next permissions achieved
phase of the near- at 148 Old Street, EC1
term development and Hanover Square,
programme. W1. Planning application
submitted at Tasman
House, W1.
Drive rental — Launch leasing — Walmar House, W1
programme at Walmar offices fully let within six
growth House, W1. weeks of completion.
® e rore onpage 36 — Crystallise further rental — Reversion of £1.0 million
reversion at Wells & captured at Wells &
More, W1, More, W1.

: - 31,800 sq ft flagship
® cecoucase sudy store pre-let at 73/89
on pages 16 and 17 Oxford Street, W1.
Dell |ERV — Tenant retention rate
— pellver annual of 330/().

growth of 5%—100%.

— Focus on tenant
relationships to support
tenant retention.

— Annual rental value
growth of 10.3%.

10 | Great Portland Estates Annual Report 2015



Strategic priorities 2015/2016

— Sales at premium to
book value enhanced
TPR and NAV.

— Accretive recycling
and reinvestment
should enhance
TPR and TSR.

— Development
surpluses enhanced
TPR and NAV.

— Pre-lettings
accelerate TPR and
mitigate voids.

— Extensive pipeline
of development
opportunities can
support TSR.

— Higher ERVs increase
asset values and
improve TPR and
NAV growth.

— Capture of rental
reversion and
tenant retention
supports TPR.

’ See our KPIs and operational
measures on pages 20 and 21

Crystallise
profits through
recycling

Priority unchanged
for 20156/2016.

Deliver
development

programme

Priority unchanged
for 2015/2016.

Drive rental
growth through

leasing

Priority unchanged
for 2015/2016.

— Sale of 95 Wigmore
Street, W1.

— Continue to sell other
properties where value
has been created to
crystallise returns in
strong investment
market.

— Maintain programme
on committed
development schemes.

— Commence the
next wave of the
near-term development
programme.

— Secure planning
permission at Tasman
House, W1.

— Launch office pre-
leasing campaign for
Rathbone Square, W1.

— Lease two
remaining floors
at 240 Blackfriars
Road, SE1.

— Maintain investment

vacancy rate below 4%.

— Deliver annual ERV
growth of around 100%.

Annual Report 2015 Great Portland Estates | 11

- Pricing of potential
disposals weakens.

— Insufficient market
liquidity.

— Impact of market
declines amplified by
development exposure.

— Construction cost
inflation reduces
development profit.

— Contractor/supplier
failure.

— Tenants’ needs not met

by poorly conceived
building design.

— Occupational
market falters.

— Wrong rental levels
sought for local
market conditions.

— Poor marketing of
our space.

— Weak tenant retention.

MaIAIBAQ — Hoday d169jens
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Unlocking potential

by crystallising
development profits
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The sale pre-completion of our prime With the construction works progressing
office scheme at 12/14 New Fetter Lane, on time and on budget under a fixed price
ECA4 crystallised the significant value contract, we sold our 151 year leasehold
created through our development and interest to TIAA-CREF in December 2014,
leasing activities. taking advantage of strong investment market

conditions. The purchaser acquired the site

from GPE for £96.3 million and is now funding
all development costs up to a maximum of
£165.8 million, reflecting a yield of 4.5%. We also
expect to receive a final payment of around

£5.0 million on practical completion in late 2015.

In May 2013, we committed to build our
142,500 sq ft development in the heart of
Midtown having secured an attractive planning
permission, re-geared the headlease with the
City Corporation and significantly de-risked
the development through pre-letting the entire
scheme to law firm Bird & Bird for 20 years at The sale crystallised a return on capital since
an annual rent of £8.3 million. committing to the development of 82.7% and
an unlevered IRR of 55.1%.

For more on our sales activity see Investment
management on pages 30 and 31

Profitable development

Although we sold a partly
constructed building, we
will deliver a prime, 100% |
let office scheme to the |
purchaser later this year having
already crystallised material
surpluses for our shareholders.
El “This sale continues our
: strategy of recycling capital
| out of assets where we have
| created significant value
and back into our exciting
development programme.”

Ben Chambers, Investment Director, GPE

“On behalf of TIAA-CREF, we
are extremely pleased to enter

. this partnership with one of the
\ - UK's best developers.”
.’% ; h Geoff Harris, Head of Development, TH Real Estate

2

Annual Report 2015 Great Portland Estates | 13



U N I 0 Ck| ng p Otential With quality office and retail space in short

supply, we repositioned Walmar House,
288/300 Regent Street, W1, by modernising

by d el ive ri n g the building to capture rental growth.

Following the off-market purchase of Walmar

House from our GCP joint venture, we have

Wel I - d es i g n ed transformed this well located property; only

100 yards from Oxford Circus, through a
- comprehensive refurbishment of the existing
space I n a grade B mixed-use space. We improved the
size and quality of the floorplates through the

a . . . .
supply constrained e

open plan office space, whilst also remodelling
West E nd the office reception and enhancing the retail
space configuration.
Shortly after completion of the 60,100 sq ft
refurbishment in October 2014, we leased
all the office accommodation to luxury goods
retailer Richemont for 15 years at an annual
rent of £2.6 million. At £69.00 per sq ft, the office
rent is 91.1% higher than the average passing
rent prior to refurbishment. We have also let
four of the five retail units (11,100 sq ft) for
£1.1 million pa.

The scheme has delivered GPE a profit on cost
of 53.8% to date.
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Enhanced space

“Our team has delivered modern
and efficient space at this
well-located property to maximise
tenant appeal and capture the
rental growth opportunity.”

Andrew White, Head of Development, GPE

Before

“We chose Walmar House
for our UK headquarters
because it provides us with
first class office space in
a world class location.”

Richemont, Our office tenant

After

Transforming space with
improved office floorplates
and an enhanced retail
configuration to drive
rental growth.

Annual Report 2015 Great Portland Estates | 15
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Unlocking potential

by regenerating the
East End of Oxford Street

Our development activities are driving

regeneration and returns for our shareholders.

With more than 600,000 sq ft of development
schemes at the East End of Oxford Street,

we are at the forefront of regenerating

the building stock and upgrading the local
environment ahead of the opening of the new
Tottenham Court Road tube station in 2016
and Crossrail in 2018. Together they will create
one of Europe’s busiest public transport hubs.

Our schemes include our 90,700 sq ft
new-build development at 73/89 Oxford Street,
W1, directly opposite the Dean Street entrance
to the Tottenham Court Road Crossrail station.
We committed to the development in January
2015 having secured planning consent and
vacant possession in the preceding 12 months.

Zone A retail rents per sq ft

We subsequently pre-let a new 31,800 sq ft
flagship retail store at the scheme to fast-fashion
brand New Look on a 20 year lease at an annual
rent of £3.65 million, reflecting a record zone
Arent in the area of around £600 per sq ft.

Our pre-letting helped to delivered valuation
growth of 53% in the financial year.

With completion of the scheme anticipated in
spring 2017, we are also progressing our letting
initiatives for the second flagship retail store of
15,300 sq ft and 43,600 sq ft of Grade A offices.

Following the strong valuation uplift prior to
commitment, the scheme is expected to deliver
GPE a profit on cost of 14.1%.

For more on our development activity see
Development management on pages 32 to 35

Record retail rent

Our New Look letting was at
arecord Zone A rentin the
area, a significant increase
on the passing retail rent

of £238 per sq ft at the
property on purchase in

2600

£450 2011 and well ahead of the
previous record in the area
£350 of approximately £450 at
£038 the adjoining recently
redeveloped property.
[ I I I I I I I I I |
Passing rent Market rent Previous record New Look
on purchase on purchase rentin area deal

“The terms of our pre-letting
with New Look reflect the
strong retail prospects in this
part of Oxford Street and are
positive for our ongoing and
future developments.”

Marc Wilder, Head of Leasing, GPE

16 | Great Portland Estates Annual Report 2015

“We're very excited to be
working with GPE to deliver

a world class New Look
flagship store. This store, in
what is going to be a prime
retail location, strengthens our
position as we continue to grow
the New Look brand both in
the UK and internationally.”

Danny Barrasso, UK Managing Director, New Look
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Unlocking potential

by creating profitable
developments whilst
managing risk

18 | Great Portland Estates Annual Report 2015

Our forward sale of the majority of the
residential apartments at Rathbone Square,
W1 commenced de-risking of the delivery
of our largest ever development.

Following receipt of planning approval for our
408,800 sq ft mixed-used scheme, we launched
the pre-sales marketing programme, first in

the UK and then overseas, of the 142 private
apartments on the commencement of the
development in July 2014. To date, we have
exchanged contracts to sell 132 apartments

at an average capital value of £1,886 per sq

ft and ahead of our expectations. The total
contracted residential sales proceeds of
£2289 million exceeds the expected remaining
total construction costs for the entire scheme,
which also includes 20 affordable residential
units onsite.

With construction works ongoing and expected
to complete in spring 2017, we will shortly

be launching the pre-letting campaign for the
214,900 sq ft of modern offices, along with
40,000 sq ft of unique retail space on the
ground floor.

The scheme is expected to deliver GPE a profit
on cost of 19.2%.

See how we are working with our key suppliers
at Rathbone Square on page 35






Our KPI benchmarks

Our key performance indicators (KPls) measure the principal metrics
that we focus on in running the business and they help determine how
we are remunerated. Over the medium term, we aim to outperform our

benchmarks through successfully executing our strategic priorities.

KPIs

Total Shareholder Return (%) (TSR)

EPRA net assets per share growth (%) (NAV growth)

50

40.7

40

30

30 27.2 276

-10 2011 2012 2013 2014 2015
»—— Benchmark (italics)

Commentary

TSR is the most direct way of measuring the returns to shareholders
during the year. TSR of the Group is benchmarked against the TSR
of the FTSE 350 Real Estate index (excluding agencies).

The TSR of the Group was 30.3% for the year compared to 25.1%
for the benchmark.

Alignment with remuneration
Performance criteria for Executive Directors’ and certain senior
managers’ long-term incentives.

Operational measures

0 2011 2012 2013 2014 2015
»—— Benchmark (italics)

Commentary

NAV growth is the traditional industry measure of the Group’s success
at creating value. We compare our NAV growth with the increase in

the retail price index (RPI) plus minimum and maximum hurdles of
9%~27% over three years used as performance criteria for the long-
term incentives. For the benchmark, we have used the minimum hurdle.

NAV growth in the year was 24.6% as property values rose due

to the Group's successful asset, investment and development
management activities. This NAV growth resulted in a 19.3 percentage
point relative outperformance for the year.

Alignment with remuneration

Performance criteria for Executive Directors and certain senior
managers' long-term incentives, and for Executive Directors’
annual bonus.

In addition to our KPls, there are several
key operational metrics that we actively

Investment management Development management

monitor to assess the performance of Purchases £37.1m Profit on cost 54.9%
the business which feed into our KPls. Purchases — capital value Ungeared IRR 30.4%
As well as measuring our financial per sq ft £531 Yield on cost 7.6%
performance, these operational metrics Purchases — net initial vield 3.0% ’
also measure our achievements against / Income/GDV already secured 29.5%
some of our sustainability targets. Each of ~ Sales £343.6m BREEAM Excellent 100%
these metrics for the year to 31 March - ' )
9015 are shown on t}f: e right Sales — premium to book value 11.0% Committed capital expenditure ~ £325m

i Total investment transactions ~ £380.7m

Net investment £(306.5)m

, See more on page 30

20 | Great Portland Estates Annual Report 2015

, See more on page 32



Total Property Return (%) (TPR)

Five year performance (%)

30

0 2011 2012 2013 2014 2015
»—— Benchmark (italics)

Commentary

TPRis calculated from the net capital growth of the portfolio plus net
rental income derived from holding these properties plus profit or loss
on disposals expressed as a percentage return on the period's opening
value. TPR is compared to a universe of £51.8 billion of similar assets
included in the IPD central London benchmark. The Group generated
a portfolio TPR of 21.6% in the year whereas the benchmark produced
a total return of 24.3%. This relative under-performance resulted from
our lower relative income return due to the scale of our development
activities and the greater rate of capital growth this year for secondary
properties compared to our more prime portfolio.

Alignment with remuneration

Performance criteria for Executive Directors’ and certain senior
managers' long-term incentives, and for employees’ annual bonus.
The capital element of TPR is a performance criteria for the Executive
Directors’ annual bonus.

109.7

31.5

116.2

T Benchmark (italics)

Commentary

Over the last five years, our proactive approach and strong performance
against our benchmarks has delivered a total shareholder return

of 179.6% (or 12.4% p.a.), outperforming the comparator group

by 69.9 percentage points.

Asset management Financial management People

Vacancy rate 2.0% EPRA Eamnings per share 12.7p Staff retention 87%

New lettings and renewals £21.5m Gearing 25.2% Training provided

Premium to ERV Loan to value 21.8% P employee 3.6 days

. o o

(market lettings) 6.0% Interest cover 10.7x Errj:.ploylegf] par?apat; ng gl _—

ERV growth 10.3% — optional Share Incentive Plan (]
Cash and undrawn facilities £442m

i i 0,

Reversionary potential 284% Weighted average interest rate 3.7%

Rent collected within 7 days 99.3%

Tenant retention rate 32.5%

’ See more on page 36

’ See more on page 38

’ See more on page 44
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Strategic report — Annual review
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the trends in our marketplace,
present our progress across
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and risk management.
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Statement from the
Chief Executive

The disciplined execution of our strategy is generating attractive

shareholder returns, with this year's strong financial performance

driven by our profitable recycling activity and successful delivery
of our developments into a supply constrained market.

We are delighted to be able to report another year of strong results,
driven by our development successes and rental growth, and
maintaining our track record of long-term outperformance against
all of our industry benchmarks.

EPRA NAV per share increased by 24.6% over the year and the
property portfolio delivered underlying capital growth of 18.0%
with a total property return of 21.5%. The total shareholder return
for the year was 30.3%, well ahead of our FTSE 350 Real Estate
benchmark of 25.1%.

Flexing operational risk — in the execution phase
of the cycle

Central London’s property markets strengthened further over the
year as economic growth continued to drive employment and
business expansion across the Capital. The resulting increase in
tenant demand along with record low vacancy levels in central
London and the constrained supply of new space has combined
to enable us to deliver a strong annual rental growth rate of around
10%. We expect this rate to be sustained over the next year.

In the investment market, the weight of money means transaction
volumes and competition for assets have remained high, driving
yields lower still over the year. Looking ahead, we expect yields to
remain firm over the next 12 months and to move up in the medium
term as rental growth is captured.

In this market context, with rental growth expected to be the
principal driver of capital returns for the next few years, we have
increased our operational gearing through development whilst
maintaining our consistently low financial gearing as we recycle
capital, selling into the strong investment market.

Unlocking potential through well-timed
development

Since 2009, we have successfully delivered 846,600 sq ft of well-
designed space across nine projects, generating an average profit
on cost of 50%. This includes two projects completed this year
at 240 Blackfriars Road, SE1 and Walmar House, W1 together

“Our business is in great
shape. We will continue
to invest in our enviable
portfolio to meet
occupier demand and
maximise organic growth
for shareholders.”
Toby Courtauld Chief Executive

delivering a profit on cost of 55%. We have also expanded our
committed programme which currently comprises six schemes
(626,100 sq ft), all in the West End and focused on the regeneration of
the east end of Oxford Street, including our largest ever development
of 408,800 sq ft at Rathbone Square, W1. With construction contracts
successfully secured, these schemes are all due to complete ahead of
the forecast opening of Crossrail in 2018,

We have made significant progress in preparing our growing pipeline
of development opportunities, with 375,300 sq ft of new planning
consents secured across our six near-term projects (548,600 sq ft),
including an enhanced consent for our 223,600 sq ft Hanover Square,
W1 scheme. In total, our 2.5 million sq ft development programme
covers over half of the existing portfolio and our upcoming deliveries
in the core West End represent around 25% of this sub-market's
total forecast speculative supply over the next four years.

Leasing ahead of plan

Another busy year of leasing has delivered total new lettings and
renewals of £21.5 million in annual rent, with market lettings on
average 6.0% above our valuer's ERV. With our low vacancy rate
of 2.0%, development lettings were 62% (or £13.3 million) of this
total, including leasing all of the office space at Walmar House, W1
and pre-letting a flagship retail store at 73/89 Oxford Street, W1
for a record zone A rent in the area.

Disciplined and profitable recycling

As expected, we were again a net seller as we crystallised profits,
recycling capital into our development programme. Our sales of
£344 million included 79% of the apartments at Rathbone Square,
W1 and the forward sale of our pre-let development at 12/14 New
Fetter Lane, EC4, delivering an ungeared IRR of 55%. Our approach
to acquisitions remains highly selective and we were able to unlock
£37 million of predominantly bolt-on purchases in the year.

Financial strength and talented team
to deliver organic growth

Our balance sheet remains in great shape. With a loan to value of
21.8% and £442 million of committed undrawn liquidity, we have
significant financial firepower. Moreover, these financial results and
the successful delivery of our growth plans are a testament to the
dedication of our experienced first-class team.

Positive outlook

In spite of the short-term uncertainty facing London as a result of
the proposed EU referendum, we expect to continue delivering
market-leading returns. With a portfolio full of opportunity, increased
development commitments and supportive market conditions, we can
expect to at least maintain last year's rental growth as we continue to
deliver on our plans, generating strong returns for shareholders.
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Our market

Central London’s economy and commercial property markets
continue to thrive with rents rising and investment appetite strong.

London — our growing global city

London is thriving with a population of nearly nine million people,
generating 22% of UK GDP and with the largest GDP of any city
in Europe. With the outlook for the UK economy remaining positive,
with consensus estimates forecasting steady GDP growth of 20—
2.5% over the next few years, London is expected to continue to
punch above its weight with Oxford Economics forecasting annual
growth of 3.4% over the next five years, making it Europe’s fastest
growing major city. Moreover, confidence and employment intention
indicators across London’s businesses show that they remain in
growth mode.

With London’s population forecast to grow to more than ten million
by 2030, Oxford Economics has also revised upwards its forecasts
for London employment to 6.0 million, growth of 8.3% over the
next five years and expect more than 256,650 of new office jobs
to be created in London. In addition, London’s position as one

of only a handful of true global cities continues to strengthen,
attracting international capital for real estate investment as well as
occupiers seeking access to its deep pool of talented labour.

Notwithstanding these positive prospects, the UK economic
recovery has been slower than in recent cycles and with UK
inflation materially below the long-run average, interest rates

remain at very low levels, albeit they are expected to increase in

the medium-term. Uncertainties around the economic outlook
persist given, amongst others, uncertainty relating to a possible
referendum on our EU membership, Eurozone deflation and Grexit
risk, along with moderating economic growth in the USA and China.
Unfortunately we also have a heightened risk of terrorism in London.

, See more on Why London on pages 6 and 7

“London’s position as one
of only a handful of true
global cities continues
to strengthen, attracting
international capital for
real estate investment as
well as occupiers seeking
access to its deep pool of
talented labour.”

Neil Thompson Portfolio Director
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Occupational markets favouring landlords

On the demand side, improved business confidence is feeding into
business expansion and, in turn, healthy tenant demand for new
space. For the year ended March 2015, central London take-up
was 15.2 million sq ft, exceeding both the preceding 12 months
and the ten year annual average of 12.5 million sq ft. This trend

is expected to continue with office-based employment in inner
London, a key driver of demand for office space, expected to
increase by an average of 2% p.a. over the coming five years.
Moreover, this take-up has been from a broad range of industries,
including creative businesses (25%), banking and finance (23%)
and business services (15%). As a result, the central London
availability rate has fallen to 4.9%, its lowest level since 2007.

London office-based employment growth

60

55
A Growth

50 V¥ Decline

45

40

35 Dec09 Dec 10 Dec 11 Dec 12 Dec 13 Dec 14
@ Employment intentions

® Trend

Source: Lloyds Purchasing Manager Index (PMI) Report.

On the supply side, although development completions across
central London are rising, this is from a low base. Across the central
London office market as a whole, development completions in the
year to 31 March 2015 were 5.1 million sq ft, up from 4.5 million
sq ft in the preceding 12 months. However, in the core of the West
End, the focus of our development activities, completions totalled
only 0.8 million sq ft in the year. This supply shortage has meant
that pre-lets continue to represent around 20% of central London
office take-up.




Looking ahead, as shown in the chart, we expect to see a pick-up
in the speculative development pipeline as developers respond to

stronger occupier demand levels and the prospect of rental growth.

However, the significant barriers to development in the West End
combined with the lead time between development starts and
completions means that we expect it will take several years for any
meaningful amount of new space to be delivered. These barriers
increasingly include a shortage of contractor capacity which is
both reducing market access to new entrants or those developers
without meaningful pipelines of work and supporting construction
cost inflation. Whilst construction costs are rising from a relatively
low base, the major cost consultants are forecasting annual cost
inflation of 4~7% over the coming years for commercial schemes.
Across our business, we expect to be able to largely mitigate these
cost increases and capacity constraints through rental growth,

our deep relationships with contractors, effective supply chain
management and our pipeline of opportunities.

Central London office potential completions
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Source: CBRE/GPE data.

3.4%

London forecast GDP growth p.a.

West End occupational markets

Over the year to 31 March 2015, West End office take-up was
4.4 million sq ft, up 7.0% on the preceding year, while availability
has reduced to 3.7 million sq ft. Vacancy rates remain low at 2.4%
with grade A space vacancy estimated by CBRE to be only 1.8%.

Across the West End, CBRE has reported that prime office rental
values rose by around 11.9% over the year. Looking ahead rents
are forecast by CBRE to show strong growth with North of Oxford
Street prime office rents expected to show the strongest rental
growth in the core West End of 19% over the next two years
following the completion of new developments, including our own
scheme at Rathbone Square, W1.

The West End retail market (where 28.4% of our West End
portfolio by value is located) has continued to witness very strong
rental growth. Over the last year, strong demand for retail space
has maintained a near zero vacancy, with significant leasing activity
supporting prime rental values. Our own recent experience at the
East End of Oxford Street has demonstrated our ability to re-rate
rental levels upwards on the back of our development activities.

, See our case study on pages 16 and 17

City, Midtown and Southwark occupational
markets

Over the year to 31 March 2015, City office take-up was

6.7 million sq ft, up 19.0% on the preceding year, while availability
has reduced to 3.9 million sq ft. Although higher than in the West
End, vacancy rates remain low at 4.2% with grade A space vacancy
estimated by CBRE to be only 3.3%. CBRE has also reported that
City prime rental values were up 11.1% during the period.

Midtown and Southwark continue to witness significant leasing
activity, driven largely by demand for new space from the TMT
sector, as evidenced by our own lettings at 240 Blackfriars Road,
SE1. This has supported strong rental growth of 12.5% and 15.0%
respectively for the year, with prime office rents of £67.50 and
£57.50 per sq ft respectively at 31 March 2015,

Positive outlook for our occupational markets

The upturn in central London take-up over the past 12 months

has been driven by strengthening occupier confidence which has
delivered office rental growth ahead of our expectations. We expect
this trend to continue in 2015 as the economy grows.

With the imbalance between improving occupational demand and
restricted supply favouring the landlord, we can expect further
rental growth in our key markets. As the chart shows, independent
forecaster PMA is predicting healthy rental growth in both the
West End and the City office markets over the medium-term.

We estimate that for the next 12 months rental growth across our
portfolio will be around 10%. Additionally, with our office portfolio
let off low average rents of only £45.50 per sq ft, there is further
reversionary potential across the Group of 28.4%.
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Our market

Headline office rents

£ per sq ft
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Source: PMA

Buoyant investment market

Following a record year with £19.9 billion of central London
office investment transactions to 31 December 2013, activity has
remained buoyant with £18.5 billion of deals in 2014. The small
decrease in activity reflects the continued shortage of stock
available on the market to buy rather than diminished purchasing
appetite amongst a growing pool of buyers. Overseas investors
continue to be the largest buyer constituency, accounting for
69% of transactions, with Asian buyers again the largest regional
international investor. Healthy investment activity has continued
with £3.7 billion of deals in the quarter to 31 March 2015, and it is
interesting to note that UK buyers represented 43% of the total.

In the West End, 2014 was a record year with £6.3 billion of
investment transactions. Volumes fell in the quarter to 31 March
2015 with £1.0 billion of deals compared to £1.8 billion in the
prior quarter.

Strong competition for limited stock has driven investment yields
for office properties lower with prime yields in the West End

and City of 3.65% and 4.25% respectively at 31 March 2015,
according to CBRE. Prime retail yields in the West End are
currently 2.25%.

While price growth and transaction activity has slowed in the
prime central London residential market, in part due to the political
landscape, our experience at Rathbone Square, W1 demonstrated
that appropriately priced, well specified, modern apartments in
attractive locations in our core West End market continued to be
in high demand during the year.

’ See our case study on pages 18 and 19
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“We estimate that for the next

Weight of money supporting positive investment
market outlook

As the chart below shows, the excess of equity capital to

invest over commercial property available to buy across

central London remains high (estimated at £40 billion versus

£2 billion respectively).

London equity demand and asset supply
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Source: CBRE/GPE.

Moreover, with bond yields at record lows and instances of
negative yields in the Eurozone, the increased availability of real
estate debt funding and investors' increased willingness to move
up the risk curve means that competition for stock remains intense,
narrowing the yield spread between prime and secondary. In the
near-term, we expect yields to remain firm, and as expectations

of interest rate increases in the UK continue to be pushed back,
the real yield spread remains above the long-term average.

For the medium-term, we maintain our view that yields will

increase as rental growth is captured.

12 months rental growth across
our portfolio will be around 10%."

Marc Wilder Head of Leasing

$40bn

Equity demand for central London
commercial property



Rental growth to be the principal driver Our lead indicators remain supportive

of capital value growth Given the cyclical nature of our markets, we actively monitor
As the chart below shows, yield compression tends to drive capital numerous lead indicators to help identify key trends in
value growth early in the cycle, although its contribution has been our marketplace.

more sustained this cycle given elevated liquidity levels due to
quantitative easing and unprecedentedly loose monetary policy.
Over the next few years, we expect that rental growth will continue
to increase and will become the principal driver of capital growth
across the central London commercial real estate market.

Overall, our property capital value indicators remain supportive,
with no indications to date of any slowdown in the weight of
capital seeking to purchase well located, quality buildings in our
core central London markets. The reduction in net new property
lending appears to be due to a lack of demand given the increased

Capital growth attribution — IPD West End and Midtown availability of debt funding for investment property. Our rental value
% indicators continue to improve with upward revisions to London
40 GDP forecasts, supported by positive business confidence and
30 employment levels in central London. Accordingly, we expect that
20 rental values will continue to rise for sensibly priced, well specified
10 space in attractively located central London properties in the
© I medium-term.
-10
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-40
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Source: IPD UK monthly property index.

Selected lead Indicators

12 months to March 2015

Property capital values

Equity prices

Bond prices

Real yield spread (West End property)’

Volume of net new property lending (including from non-bank sources)
Transaction volumes in central London direct real estate investment markets

Weight of money seeking to invest in central London commercial property

Rental values
Forecast UK GDP growth

Forecast London GVA growth

Business confidence levels in the central London economy

UK output from the financial and business services sector
Employment levels in London’s finance and business services sectors
Vacancy rate (central London offices)

Central London office market balance?

0000000 000000

1. West End property yields over ten year gilt yields adjusted for inflation.

2. Amount of space available to let given current rates of take-up expressed in terms of months, with a reduction being supportive to rental values.
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Valuation

The valuation of the Group’s properties rose to £3,206.2 million during
the year, delivering valuation growth of 18.0% on a like-for-like basis.
Our development properties delivered valuation growth of 28.2%.

Portfolio performance

Wholly- Joint Proportion Valuation
owned ventures® Total of portfolio movement
£m £m £m % %
North of Oxford Street Office 998.1 82.0 1,080.1 B 98
Retall 2637 132.1 386.8 12.1 245
Residential 84 105 189 05 29)
Rest of West End Office 2324 103.3 335.7 105 18.1
Retall 166.6 66.9 2386 IS 195
Residential 39 = 39 0.1 364
Total West End 1,663.1 3948 2,057.9 64.2 146
City, Midtown and Southwark Office 2284 336.6 565.0 17.7 216
Retail 5.6 20 7.6 02 26.0
Residential 0.1 1.7 1.8 = 103
Total City, Midtown and Southwark 234.1 3403 5744 179 21.7
Investment property portfolio 1,897.2 735.1 2,632.3 82.1 16.1
Development property 535.2 = 535.2 16.7 282
Total properties held throughout the year 24324 735.1 3,167.5 98.8 18.0
Acquisitions 247 14.0 387 12 (1.6)
Total property portfolio 2,457.1 749.1 3,206.2 100.0 17.7
* GPE share.
Portfolio characteristics
Total
Investment  Development property Net internal
properties properties portfolio Office Retail  Residential Total area sq ft
£m £m £m £m £m £m £m 000's
North of Oxford Street 1,601.3 3163 18176 12406 411.7 1663 18176 1,699
Rest of West End 581.3 2189 800.2 459.2 3322 838 800.2 650
Total West End 2,082.6 535.2 2,617.8 1,699.8 7439 1741 2,617.8 2,349
City, Midtown and Southwark 588.4 - 5884 579.0 7.6 18 588.4 1,290
Total 2,671.0 535.2 3,206.2 2,278.8 751.5 1759 3,206.2 3,639
By use: Office 20176 2612 22788
Retail 6288 122.7 7515
Residential 24.6 151.3 1759
Total 2,671.0 535.2 3,206.2
Net internal area sq ft 000's S0l 626 3,639

“The Group delivered a strong total
property return of 21.5% with our
developments again performing well”

Hugh Morgan Head of Investment Management
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At 31 March 2015, the wholly-owned portfolio was valued at
£2,457.1 million and the Group had five active joint ventures
which owned properties valued at £749.1 million (our share) by
CBRE. The combined valuation of the portfolio of £3,206.2 million
was up 18.0% on a like-for-like basis or £482.1 million since

31 March 2014.

Rental income growth is now the main driver
of valuation uplift

The key drivers behind the Group's valuation movement for the
year were:

— rental value growth — robust tenant demand outstripped the
supply of good quality well-located buildings in our key markets.
This positive market backdrop, combined with our active
management of the portfolio, increased rental values by 10.3%
during the year, comprising a 10.0% and 11.4% increase for
office and retail rental values respectively. In the last quarter
of the financial year rental growth accounted for nearly all the
valuation rise. At 31 March 2015, the portfolio was 28.4%
reversionary;

’ see Our market on page 24

— intensive asset management — during the year, 101 new
leases, rent reviews and renewals were completed, securing
£24.6 million (our share) of annual income which supported
valuation growth over the year;

’ see Asset management on page 36

— development properties — the valuation of current development
properties increased by 28.2% to £5635.2 million during the
year. In particular, 73/89 Oxford Street, W1 delivered a strong
valuation gain (net of capex) of 53.0% following commencement
on-site and pre-letting activity; and

’ see Development management on page 32

— lower investment yields — a continued surfeit of buyers over
sellers of commercial property helped to reduce investment
yields across central London during the year and increase
pricing. Our portfolio equivalent yield reduced by 27 basis points
(2014: 45 basis point reduction) during the year due to both this
strength of demand for properties and our activities to improve
the quality of the portfolio. At 31 March 2015, the portfolio
equivalent yield was 4.5%.

’ see Our market on page 24

Including rent from pre-lets and leases currently in rent free
periods, the adjusted initial yield of the investment portfolio at
31 March 2015 was 3.4%, 50 basis points lower than at the
start of the financial year.

Drivers of valuation growth

6.6% 10.3% 1.1% 18.0%

®Yield @Rental value Residual

Our portfolio — 100% central London

Business mix

® Office £2,278.8m

® Retail £751.5m
Residential £175.9m

Locations
® North of Oxford Street £1,817.6m
® Rest of West End £800.2m
Southwark £306.2m
Midtown £162.2m
City £120.0m

4%

5%

B7%
25% ’

Our Rest of West End portfolio produced a strong performance
over the year, increasing in value by 18.7% on a like-for-like basis,
in part driven by retail capital value growth of 19.5%. Our North
of Oxford Street assets saw a 13.1% uplift in values and the City,
Midtown and Southwark properties grew by 21.7%. Our joint
venture properties rose in value by 13.4% over the year while the
wholly-owned portfolio rose by 19.4% on a like-for-like basis.

The Group delivered a total property return (TPR) for the year of
21.6%, compared to the central London IPD benchmark of 24.3%
and a capital return of 18.8% versus 20.3% for IPD. This relative
under-performance resulted from our lower relative income return
due to the scale of our development activities and the greater rate
of capital growth this year for secondary properties compared to
our more prime portfolio.

Capital return (indexed)
Cumulative relative performance to IPD benchmarks

Years to 31 March
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Investment management

As expected, we were a net seller with sales of £344 million during
the year as we continued to recycle capital into our development
programme and capitalise on the strong investment market. However,
we were also able to unlock £37 million of acquisitions in the year.

2014/15 Strategic priority:
Crystallise profit through recycling

Operational measures

2015 2014
Purchases £37.1m £90.0m
Purchases — capital value per sq ft £531 £1,139
Purchases — net initial yield 3.0% 3.5%
Sales £343.6m £269.0m
Sales — premium to book value' 11.0% 9.5%
Total investment transactions? £380.7m £359.0m
Net investment® £(306.5)m £(1790)m

1. Based on book values at start of financial year.
2. Purchases plus sales.
3. Purchases less sales.

Our approach

Buying at the right price and selling at the right time is central
to our business model. Using its extensive network of market
contacts, our investment team pursues a disciplined approach
with the following acquisition criteria:

— Complex properties in attractive locations

— Purchase price beneath replacement cost

— Off-market

— Low average rents per sq ft

— Short to medium-term income

— Development potential

Once a property is acquired, the investment managers work
closely with the asset management and development teams on an
individual asset business plan to maximise the property’s potential.
The regular review of these business plans also informs our

sales activity.

’ See our approach to sustainability on page 56

“Our disciplined recycling activity
has crystallised attractive profits
for shareholders and supported
investment opportunities, principally
into existing or adjoining properties.”

Ben Chambers Investment Director
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Profitable recycling continues with £343.6 million
of sales in the year

Our investment management activities continue to focus on
profitable recycling opportunities. During the year, we completed

four sales generating £343.6 million in initial gross proceeds and
at a blended premium of 11.0% to 31 March 2014 book values.

Sales for the year ended 31 March 2015

Book value at

Gross 31 March 2014 Price
price adj. for capex NIY per

Description £m £m % sq ft
Rathbone Square, W1
residential units 29231 202.3 n/a 1875
Tudor House, W1 84 80 31% 1,140
12/14 New Fetter
Lane, EC4 96.3 804 45% 1,158
12.5% share of 100
Bishopsgate, EC2 1568 1568 n/a n/a
Total 343.6 306.5 4.4% 1,475

We launched the pre-sales marketing programme of the

142 private residential units at Rathbone Square, W1 on the
commencement of the development in July 2014, first in the

UK and then overseas, to owner occupiers and private investors.
During the year, we exchanged contracts to sell 130 apartments for
an aggregate amount of £223.1 million; 79% by value, reflecting
an average capital value of £1,875 per sq ft. Since 31 March
2015, we have sold a further two units bringing total sales to
£228.9 million or £1,886 per sq ft. The 132 apartments sold
equate to 85% of the total private residential by area and 81% by
value. The ten remaining apartments, eight of which are penthouse
units, have a total quoting price of £52.8 million.

In July 2014, we also sold our 7,370 sq ft freehold building at
Tudor House, 35 Gresse Street, W1 for £8.4 million, reflecting
a net initial yield of 3.1%, a capital value of £1,140 per sq ft and
a 5.0% premium to the March 2014 book value.

In November 2014, we exchanged contracts to sell our

142,500 sq ft pre-let office development scheme which is under
construction at 12/14 New Fetter Lane, EC4. Following receipt
of freeholder consent in December, the purchaser acquired the
site from GPE for £96.3 million (11.8% ahead of the adjusted
September 2014 book value) and is now funding all development
costs up to maximum of £165.8 million, reflecting a yield of
4.5%. Based on the current cost and programme, GPE will also
receive a final payment of approximately £5.0 million on practical
completion in late 2015. The sale crystallises a return on capital
since committing to the scheme of 82.7% and an unlevered IRR
of 55.1%.



In December 2014, we also sold our remaining 12.5% interest in
the 100 Bishopsgate Partnership to Brookfield for £15.8 million,
following our exercise of the ‘put’ option that we secured on the
sale of a 37.56% interest in the partnership in October 2012.

Since 31 March 2015, the Great Wigmore Partnership, our 50:50
joint venture with Aberdeen Asset Management, sold 95 Wigmore
Street, W1, its 98,800 sq ft newly constructed and fully-let office
and retail property. The purchaser acquired the property for
£222.4 million, reflecting a net initial yield of 3.4% and a capital
value of £2,209 per sq ft. The sale crystallises a profit on cost for
GPE since commitment to the development in 2011 of 105%.

Selective acquisitions of £37.1 million during
the year

During the year, we made three acquisitions totalling £50.1 million
(our share: £37.1 million).

Purchases for the year ended 31 March 2015

Price Cost

paid NIY Area £ per

£€m % sq ft sq ft

Elm House', W1 130 n/a 48800 HSS
6 Brook Street, W1 76 30% 3600 2111
31/34 Alfred Place, W1 165 n/a 42,750 386
Total 37.1 3.0% 95,150 526

1. Our share.

In July 2014, the Great Ropemaker Partnership (GRP), our 50:50
joint venture with BP Pension Fund, completed the purchase of
the freehold interest in Elm House, 13/16 Elm Street, WC1 for
£26.0 million (our share: £13.0 million). EIm House is a prominent,
11 storey office building, adjoining GRP's 200 Gray’s Inn Road,
totalling approximately 48,800 sq ft with vacant possession,
providing a near-term refurbishment opportunity in a rapidly
improving location with good rental prospects.

In September 2014, we completed the purchase of the
virtual freehold interest in 6 Brook Street, W1 for £7.6 million.
The 3,600 sq ft office and retail building adjoins our interests
at Hanover Square, W1.

In March 2015, we acquired two buildings on Alfred Place, W1 held

by way of two head leases from the Corporation of London; the

head leases have circa 38 years unexpired and are at minimal fixed

head rents. The currently vacant buildings comprise 42,750 sq ft
and we expect to undertake a refurbishment of the space in the
near-term. The price paid was £16.5 million, representing only
£386 per sq ft. Alfred Place runs parallel to and east of Tottenham
Court Road, north of the London Underground station, and should
benefit from the infrastructure and public realm improvements in
the immediate locality. Off a price of £386 per sq ft, the acquisition
provides a conservative entry level from which to drive a healthy
income return in the near-term, as well as a potentially interesting
longer-term development proposition.

Finally, since 31 March 2015, we purchased Starwood Capital's
50% interest in The Great Star Partnership (GSP’) joint venture for
£61.4 million and redeemed all of the £73.1 million in outstanding
bank debt secured against GSP’s properties. The transaction
equates to a property price of £190.6 million and gives GPE full
ownership of the leasehold interests in City Tower, 40 Basinghall
Street, EC2 and the adjacent City Place House, 55 Basinghall
Street, EC2 which together occupy a 1.3-acre core City site.

The acquisition price reflects £608 per sq ft and a yield of 5.3%
on the contracted rent roll, or 4.8% after deducting current void
costs on the vacant space. The running yield can be quickly
enhanced to 6.1% if the vacant accommodation is leased in its
existing condition, preserving the opportunity for a larger scale
refurbishment of City Place House in the medium-term, in an area
set to benefit from the introduction of Crossrail in 2018.

, See where we focus on page 4

Adding to the development pipeline

In July 2014, GRP bought EIm House, WC1, a tired, vacant
office building that sits adjacent to GRP's fully let office
property at 200 Gray's Inn Road. Purchased for £26 million,
or £633 per sq ft, the price provides an attractive entry point
for a future redevelopment of the site.

The building sits on an under-developed 0.37 acre site
and when combined with a parcel of the land from our
adjoining ownership, the acquisition unlocks a larger
0.5 acre medium-term development opportunity.

We will also benefit from the regeneration of the local area
with the new Crossrail station at Farringdon due to open in
late 2018 and the forthcoming redevelopment of the adjacent
Mount Pleasant site.

200 Gray’s Inn Road

Elm House

55.1%

IRR on 12/14 New Fetter Lane sale
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Development management

With the business firmly in the execution phase, our
development activities continue to help drive shareholder
returns. We have six committed schemes, which are forecast
to deliver a profit on cost of 18.2%, and a further six schemes
with potential starts in the next 24 months.

2014/15 Strategic priority:
Deliver development programme

Operational measures

2015 2014
Profit on cost! 54.9% 53.3%
Ungeared IRR! 30.4% 29.4%
Yield on cost’ 7.6% 7.6%
Income/GDV already secured? 29.5% 69%
BREEAM Excellent® 100% 100%
Committed capital expenditure? £325m £54m

1. Developments completed in financial year.

2. Income/gross development value (GDV') secured on committed
developments at date of this report.

3. New build developments completed in financial year.

Our approach

The cyclical nature of central London property markets means it is
critical for us to match our development activity to the appropriate
points in the cycle, delivering new buildings into a supportive market
when quality space is scarce and demand is resilient. By combining
our forensic analysis of market conditions with our active property
management, we are able to remain opportunistic and flexible
when planning the start and completion dates for our schemes.
Today, we are firmly in the execution phase of this property cycle
and the delivery of the Group’s development programme is a key
near-term strategic priority.

, See our approach to sustainability on pages 57 to 59

“Our 2.5 million sq ft development
programme covers over half of the
existing portfolio and provides a deep
pool of opportunities stretching into
the 2020s.”

Andrew White Head of Development
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Firmly in the execution phase — developing
in scale

Since 2009 we have completed nine schemes, including two this
year, delivering 846,600 sq ft of high quality space with an average
profit on cost of 50%. We currently have six committed schemes
(626,100 sq ft of space), all in the West End. Taken together,
these schemes have an expected profit on cost of 18.2% and,

to date, 29.5% of the space has been pre-let or pre-sold, helping
to manage our development risk.

Our substantial pipeline of opportunities includes an additional
18 uncommitted projects including six schemes (548,600 sq ft)
with potential starts in the next 24 months, giving us a total
potential development programme of 2.5 million sq ft, covering
549% of GPE's existing portfolio. Capital expenditure to come at
our committed schemes totals £324.6 million, which could rise
to £5633.4 million (our share) if the six near-term uncommitted
schemes were started. At 31 March 2015, the committed
development properties were valued at £535.2 million and the
near-term development properties at £334.0 million (our share).

Two schemes completed during the year —
54.9% profit on cost

At 240 Blackfriars Road, SE1, our 236,700 sq ft development
owned in the Great Ropemaker Partnership (GRP), construction
works completed in April 2014 with 11 of the 19 office floors
already let and delivering a profit on cost of 556.9% at completion.
We have subsequently let a further six office floors, one of the
three retail units and sold eight of the ten residential units.

In October 2014, we completed our 60,100 sq ft mixed-use
comprehensive refurbishment of Walmar House, Regent

Street, W1. Shortly after completion, we let the entire office
accommodation (37,700 sq ft) on a 15 year lease (no breaks)

to Richemont, the luxury goods retailer, paying £2.6 million p.a.

We have also let four of the five retail units (11,100 sq ft) for

£1.1 million p.a. and have strong interest in the remaining unit.
Despite the scheme completing eight months later than planned, it
delivered a profit on cost of 53.8% and an ungeared IRR of 25.8%.

£39bm

Committed capex



Six committed schemes on-site — 100% West End

At Rathbone Square, W1 our 408,800 sq ft mixed-use
development scheme at the eastern end of Oxford Street, the
main construction contract has been agreed with Lend Lease

and construction work is fully underway and progressing well.

As set out in the investment management section, the successful
sales programme in respect of the 142 private residential units
continues and we expect to commence our pre-letting campaign
for the 214,900 sq ft of office space in summer 2015. The project
is expected to complete in June 2017 and, based on current
market assumptions, is expected to deliver GPE a pre-tax profit on
cost of 19.2%. This is a healthy increase on the 15.7% expected
on commitment to the scheme in spring 2014, as our residential
sales success and increased market rental levels have more than
outweighed an increase in construction costs and programme
length. The eventual profit on cost to GPE will be influenced by a
variety of factors, including the overage arrangements agreed with
the Royal Mail Group on purchase of the site in September 201 1.

At 30 Broadwick Street, W1 (formerly St Lawrence House),
demolition works are also complete and construction works for our
92,400 sq ft new-build, fully consented office and retail scheme
have commenced. The project is expected to complete in autumn
2016 and, based on current market assumptions, is expected to
deliver GPE a profit on cost of 20.5%. We also expect to commence
imminently construction works for our 18,900 sq ft mixed use
scheme at 78/82 Great Portland Street, W1, which will
accommodate the off-site residential space associated with our
scheme at 30 Broadwick Street, W1 and 90/92 Great Portland
Street, W1, which will provide the off-site residential for

Hanover Square, W1.

Our projects — committed schemes

In January 2015, we committed to our fully consented
development scheme at 73/89 Oxford Street, W1, which will
deliver 90,700 sq ft of new-build retail and office space directly
opposite the Dean Street entrance to the Tottenham Court Road
Crossrail station. With vacant possession achieved, strip-out of
the existing property has completed with full demolition works
now underway and the main construction contract agreed with
Brookfield Multiplex. Following a strong valuation performance
over the last 12 months (up 53%), based on current market
assumptions, the scheme is expected to deliver GPE a profit
on cost of 14.1% on planned completion in spring 2017.

Shortly after committing to the development of 73/89 Oxford
Street, we pre-let the majority of the retail space as a new
flagship store to fast-fashion brand New Look. On completion

of the development, they will occupy 31,800 sq ft on basement,
ground, first and second floors on a 20 year lease, paying rent of
£3.65 million p.a. after receiving 12 months rent free from lease
commencement. The letting was conditional upon GPE securing
a change of use on the second floor from office to retail which we
received in May 2015. Following this pre-letting, GPE has a second
flagship store of 15,300 sq ft and 43,600 sq ft of Grade A offices
at 1 Dean Street still to lease.

We have also now committed to our development at 48/50
Broadwick Street, W1 which will provide the off-site residential space
associated with the development at 73/89 Oxford Street, W1.

"E| 3
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Rathbone Square, W1

Size: 408,800 sq ft

Construction cost: £27 1.4 million
Completion date: June 2017
Crossrail station: 80 metres'

Size: 92,400 sq ft

30 Broadwick Street, W1

Construction cost: £39.3 million
Completion date: September 2016
Crossrail station: 290 metres!

78/82 and 90/92 Great Portland Street, W1
Size: 27,700 sq ft

Construction cost: £12.6 million

Completion date: July and May 2016, respectively
Crossrail station: 520 metres’

73/89 Oxford Street, W1
Size: 90,700 sq ft

Construction cost: £54.1 million
Completion date: April 2017
Crossrail station: 10 metres'

1. Distance to nearest Crossrail station.

48/50 Broadwick Street, W1
Size: 6,500 sq ft
Construction cost: £3.6 million
Completion date: September 2015
Crossrail station: 320 metres'
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Development management

Six schemes in the near-term pipeline

Our near-term development programme comprises six schemes
(548600 sq ft), all with potential starts over the next 24 months.

At 148 Old Street, EC1, we have obtained planning permission
for a major refurbishment of the existing 97,800 sq ft building
to create around 151,700 sq ft of high quality office space.

We will have vacant possession this month and we are targeting
completion of the scheme by early 2017.

At Hanover Square, W1, we have obtained a revised resolution to
grant planning for our mixed-use development scheme which will
now deliver 223,600 sq ft of space and enhanced urban realm.
The development scheme is owned in our 50:50 joint venture
with the Hong Kong Monetary Authority with a potential start
upon delivery of the station structure by Crossrail.

At Tasman House, 59/63 Wells Street, W1, we have submitted
a planning application to replace a tired 1950's building with
36,500 sq ft of new office and retail space.

At Oxford House, 76 Oxford Street, W1, we continue to work
up our plans ahead of a planning application submission for
290,500 sq ft major refurbishment of the mixed use property

incorporating a significant increase in the retail space. The building

sits directly to the south of Rathbone Square, W1 and is opposite
73/89 Oxford Street, W1.

The Group’s near-term programme also includes proposed
refurbishments of Mortimer House, W1 (23,100 sq ft) and
84/86 Great Portland Street, W1 (23,200 sq ft).

Our projects — near-term schemes
1 #‘ - "‘I.., .

Developing over and around Crossrail

We believe that the opening of Crossrail in 2018 will be a
game-changer for London’s transport infrastructure and
we have positioned our development programme to take
full advantage.

An estimated 200 million passengers a year will use Crossrail
and it will increase London’s rail capacity by 10%, dramatically
enhancing the east to west connectivity including from
Heathrow airport into the heart of the West End. It will bring
an extra 1.5 million people within 45 minutes of central
London and Tottenham Court Road station in particular

will see its passenger numbers transformed. Transport for
London estimate that 108 million passengers a year will
access Crossrail and London Underground at this station by
2026. 95% of our committed schemes (by area) are close

to Tottenham Court Road station, and all of our committed
and near-term schemes are within 800 metres of a Crossrail
station. This includes our development at Hanover Square, W1,
which will sit directly above the eastern ticket hall of the new
Bond Street Crossrail station.

148 Old Street, EC1
Size: 161,700 sq ft
Start date: 2015

Tasman House, W1
Size: 36,500 sq ft
Start date: 2016

Hanover Square, W1
Size: 223,600 sq ft
Start date: 2018

Planning status: Consented
Crossrail station: 750 metres’

Planning status: Application
Crossrail station: 390 metres'

Planning status: Consented
Crossrail station: O metres'

Mortimer House, W1
Size: 23,100 sq ft
Start date: 2015

84/86 Great Portland St, W1
Size: 23,200 sq ft

Start date: 2015

Planning status: Application
Crossrail station: 520 metres'

Oxford House, W1

Size: 90,500 sq ft

Start date: 2017

Planning status: Design
Crossrail station: 30 metres'

Planning status: Application
Crossrail station: 400 metres'

1. Distance to nearest Crossrail station.
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Our total development pipeline

buw\(’\ﬁ\g Costto Office ERV'  Income/GDV

Anticipated area complete ERV! avg secured % let/ Profit
Development finish sq ft £m £m Spsf £m sold on cost®
Committed
Rathbone Square, W1
— Commercial 254,900 = =
— Residential Ind7 - ysgg0 2280 178 T30 o089 grgy 192
30 Broadwick Street, W1 Sep-16 92400 34.1 72 7825 = = 20.5%
73/89 Oxford Street, W1 Apr-17 90,700 475 9.2 76.75 3.7 39.8% 14.1%
78/82 Great Portland St, W1 Jul-16 18,900 88 0.3 - - - 19.6%
90/92 Great Portland St, W1 May-16 8,800 3.1 0.1 — — — 5.0%
48/50 Broadwick Street, W1 Sep-15 6,500 26 = = = = 10.8%
Total of committed 626,100 324.6 34.6 29.5% 18.2%
Near-term
6 projects 2016-2020 548,600
Pipeline
12 projects 1,279,000
Total programme
24 projects 2,453,700 54% of GPFE’s existing portfolio

1. Agreed pre-let rent or CBRE ERV at March 2015.

2.Based on ERV of property.

3. Based on CBRE estimate of completed value.

Development management — collegiate working

The successful and profitable delivery of our developments
requires the effective management of a multitude of factors,
including ensuring deep relationships and collegiate working
with our key suppliers.

At Rathbone Square, W1, we have established a joint project
office with our design team in our neighbouring property at
Oxford House. We have refurbished two floors of the building
to provide a vibrant working environment for the project
teams from GPE, Lend Lease (our main contractor) and our
other advisers (architects, etc) which is able to accommodate
160 people and provide associated meeting room space.
This has enabled a collaborative working environment to be
established from the outset of the project.

The project office overlooks the Rathbone Square site providing
instant visibility to track progress and access the site immediately
if required. The project office also includes a dedicated Building
Information Management (BIM) area that enables all members of
the team to review and input into the live computer model of the
scheme as the detailed design evolves. In addition to regular formal
meetings between the teams, the many informal discussions

that may not otherwise have happened have hugely contributed
to the successful implementation of the delivery phase of the
project. This successful communication will be essential to deliver
a scheme as complex as Rathbone Square on time and to budget.

This close collaboration combined with bi-monthly payment terms,
a track record of successful project delivery and a deep pipeline
of future work means that contractors want to work with us,
enhancing our good access to quality suppliers.

Our team at Rathbone Square, W1
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Asset management

It has been another busy year; we have agreed 76 new lettings,
securing £21.5 million of annual rent, with market lettings 6.0% ahead
of the valuer's March 2014 ERV.

2014/15 Strategic priority:
Drive rental growth

Operational measures

2015 2014
Vacancy rate 2.0% 3.7%
New lettings and renewals £21.5m £259m
Premium to ERV' (market lettings) 6.0% 3.7%
ERV growth 10.3% 82%
Reversionary potential 28.4% 22.6%
Rent collected within 7 days? 99.3% 99.8%
Tenant retention rate 32.5% 51.4%

1. ERV at beginning of financial year.
2. For March quarter.

Our approach

We consider that a close relationship with tenants is vital

to our success. As a result, we manage all aspects of our

property portfolio in-house enabling us to continually refine our
understanding of what tenants want and how we can meet their
needs. Our asset managers also work closely with our development
team to ensure that vacant possession is achieved on a timely
basis ahead of key development starts, wherever possible
relocating tenants to other buildings within our portfolio. Our asset
managers administer a portfolio of approximately 450 tenants in
68 buildings across 43 sites from a diverse range of industries.
This diversity limits our exposure to any one tenant or sector, with
our ten largest tenants at 31 March 2015 accounting for 31.2%
(2014: 31.1%) of our rent roll.

’ See our approach to sustainability on page 56

GPE tenant mix

“In a supply constrained market, our
£13.3 million of development lettings
in the year reflects tenants’ desire to
secure early the high quality space
that we are creating.”

James Mitchell Head of Asset Management
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1.0% 0.3%
® Retailers and leisure 12.1%
® Technology, media and telecoms
Professional services

Banking and finance

28.1%

® Corporates 13.4%
Government
Other
19.7%

25.4%

Following record leasing last year, activity has
remained high

The highlights of the year were:

— 76 new leases and renewals agreed (2014: 84 leases)
generating annual rent of £21.5 million (our share: £17.4 million;
2014: £25.9 million, our share £20.8 million), market lettings
6.0% ahead of ERV;

— 25 rent reviews securing £7.2 million of rent (our share:
£7.2 million; 2014: £6.0 million) were settled at an increase of
29.5% over the previous rent;

— total space covered by new lettings, reviews and renewals was
510,100 sq ft (2014: 557,000 sq ft); and

— alow investment portfolio vacancy rate of 2.0% at 31 March
2015 (2014: 3.7%).

Since 31 March 2015, we have completed four lettings delivering
£0.5 million (our share: £0.5 million) with a further 17 lettings
currently under offer accounting for £2.3 million p.a. of rent

(our share: £2.3 million), 1.9% ahead of March 2015 ERV.

New lettings and renewals by quarter

£m
7
6
5.5
5
4
3
2
1
0 June September December March
2014 2014 2015



Leasing activity including significant
development lettings

We had another strong leasing year; of the 76 total lettings
agreed overall, the 61 open-market transactions were at rents
6.0% ahead of the valuer's 31 March 2014 ERV. The remaining
15 smaller lettings were below the 31 March 2014 ERV as they
were short-term deals to maintain income ahead of potential
future redevelopments.

Our letting activity was dominated by leasing in our development
portfolio, as detailed in the development management section.
Of the total rent secured in new lettings during the year,

£13.3 million, or 62%, was achieved in our committed or recently
completed developments. In addition to our £3.65 million pre-
let to New Look at 73/89 Oxford Street, W1, we let a further
£9.6 million in newly completed buildings including £2.6 million
to Richemont at Walmar House, W1, £3.5 million in four new
lettings at 240 Blackfriars Road, SE1, and £2.8 million at City
Tower, EC2. Today, 240 Blackfriars Road and the refurbished
element of City Tower are 89% and 100% let respectively.

During the financial year, we also continued to capture the
significant reversionary upside across our investment portfolio, with
notable lettings including the fifth floor (15,700 sq ft) at Wells &
More, W1 to Lionsgate at £75.00 per sq ft (£1.2 million), almost
double the previous passing rent, and 24,500 sq ft (£1.2 million)
of lettings at 200 Gray's Inn Road, WC1 to Warner Brothers.

Tenant retention has helped keep our vacancy
rate low

In the financial year, 110 leases covering around 403,000 sq ft

of space with a rental value of £11.2 million were subject to lease
expiry or tenant break. After removing 45.4% of the space where
we are refurbishing or need vacant possession to enable
development, tenants were retained for 32.5% of this space by
area and by the end of March 2015, we had leased or put under
offer a further 17.1%, leaving only 5.0% to transact. Together, our
strong letting and tenant retention performance has helped keep
our vacancy rate low at 2.0% at 31 March 2015.

’ See where we focus on page 4

Tenant retention, 12 months to 31 March 2015

000 sq ft
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Remaining

Rent collection remains very strong

The quarterly cash collection performance has been very strong
throughout the year. We secured 99.3% of rent after seven
working days following the March 2015 quarter date, with an
average collection rate of 99.2% across the four quarter ends in
the year. Tenants on monthly payment terms represent around
4.0% of our rent roll (March 2014: 3.6%).

Active asset management; capturing reversion

In January 2009, we launched our 123200 sq ft newly
completed West End development at Wells & More,

45 Mortimer Street, W1, into a leasing market challenged by
the economic crisis. Taking a pragmatic approach, we let the
building quickly at an average office rent of £43 per sq ft.

Since 2009 rental values have recovered, resulting in the
building becoming highly reversionary. In spring 2013, we
created some vacancy in the building by moving Double
Negative from 172 floors to our bespoke development at
160 Great Portland Street, W1. This allowed us to refurbish
the newly vacated floors and relet them at rents 86% ahead
of the previous passing rent. These higher rents also created
the market evidence for settling the 2014 rent reviews with
the remaining tenants.

Today, as a result of these new lettings and settled rent reviews,
we have grown the average office rent to £60 per sq ft, an
increase of 39.56% on the 2009 lettings, driving the office
rental income to £5.8 million and increasing the value of the
building by 76% over the same period.

Wells & More, W1 — rental history
£m
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98.4%

Reversionary potential
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Financial management

Conservative levels of flexible, low-cost financial leverage
are consistently maintained to enhance shareholder
returns. With a loan to value of 21.8% and £442 million of
committed undrawn liquidity, our strong balance sheet provides
a solid platform to fund further organic growth.

Operational measures

2015 2014
EPRA Earnings per share 12.7p 11.0p
Gearing 25.2% 30.3%
Loan to value 21.8% 25.7%
Interest cover 10.7x 4.3x
Cash and undrawn facilities £442m £508m
Weighted average interest rate 3.7% 3.5%

Our approach

While our primary objective is to deliver returns consistently ahead
of our cost of capital, we also seek to minimise the cost of our
capital through the appropriate mix of equity and debt finance, and
to ensure that we have access to sufficient financial resources to
implement our business plans. Optimising and flexing the allocation
of capital across our portfolio, including between our investment
and development activities, is key to our business and ensuring that
we maximise returns on a risk adjusted basis through the property
cycle. The use of joint ventures allows us not only to access third
party equity but also to source new real estate opportunities and
share risks.

We believe that we should deliver returns that are enhanced —

but not driven — by financial leverage. As a result, historically, we
have maintained low gearing relative to the wider property sector.
This helps to provide downside protection when operating in the
cyclical central London property markets, and to maintain the
financial flexibility to allow us to act quickly on new investment
opportunities as they arise. Our sources of debt funding are diverse,
both secured and unsecured, and include the public, private and
bank markets. We maintain an attractive debt maturity ladder
designed to fit with our business needs.

PEI

CAPITAL
AWARDS 2014

European borrower
of the year

“We were delighted to be voted
European Borrower of the Year in the
Real Estate Capital Awards following
the successful refinancing of our
corporate bank facilities.”

Martin Leighton Head of Corporate Finance
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Another successful year of financing activity
enhances our liquidity

We have continued to be successful in our financing activities,
again focusing on our objectives of maximising operational
flexibility, ensuring the cost of our debt remains one of the lowest
in the sector and maintaining a good diversity of funding sources.
In October 2014, we replaced the Group’s £350 million facility
which was due to mature in November 2015 and a £150 million
facility which was due to mature in February 2017 with a

new £450 million revolving credit facility with a small group of
relationship banks. The new facility has a margin grid related to
gearing which varies from 105 to 165 basis points and has a
maturity of five years which may be extended to a maximum of
seven years on our request, and on each bank’s approval for its
participation. The lower margins and commitment fees on the new
facility compared to the two replaced facilities are expected to
deliver annual cash savings to the Group of around £2 million.

Since the year end, the non-recourse bank debt facility (£37 million
our share) held by the Great Star Partnership has been repaid
(ahead of maturity in July 2015) following GPE's purchase of
Starwoodss interest in the partnership.

21.8%

Loan to value



At 31 March 2015, we had £442 million of cash and undrawn
committed facilities. Looking ahead, although we will continue to
monitor opportunities to enhance our liquidity through our excellent
access to a variety of financing sources, our proven track record of
capital recycling and our already strong financing position means
that we have no immediate additional debt funding requirements.

Diverse low-cost debt sources delivering
an attractive debt maturity profile

Having refinanced almost our entire debt book in the last five
years, we have increased our diversity of funding sources whilst
maintaining our preference for the majority of our debt to be on
an unsecured basis. At 31 March 2015, 86% of our total drawn
debt (and 54% of our total debt) was from non-bank sources
with 64% (and 78% of total debt) borrowed on an unsecured

Given our strong credit metrics, our NAIC designation (used by US
private placement investors) improved to ‘1 minus’ during the year.

Sources of debt funding’
4%
® Private placement -
® Convertible bond 15% 40%
Debenture
JV debt (our share)

® Group bank debt

20%

)

basis. Our weighted average drawn debt maturity was 6.0 years 21%
(2014: 69 years) at 31 March 2015. -
1. Based on drawn position at 31 March 2015.
As detailed in Our financial results section later, our debt metrics
continue to be conservative and appropriate given our development . . ;
activities. With our weighted average interest rate only 3.7% (on Weighted average interest rate
drawn debt), which we believe continues to be one of the lowest %
in the sector, and both capitalised interest and earnings increasing 9 4.9
(with EPRA earnings per share rising 156.6% to 12.7 pence for the v
year), interest cover has improved to 10.7 times. 4 . 4.1
At 31 March 2015, net gearing was 25.2% and our loan to value 3'7 35
ratio was 21.8%. Adjusting for our investment transaction activity 3
in April 2015, our loan to value ratio falls to 21.5%. Pro forma
for the total potential capex to come of around £533.4 million at
our committed and near-term development schemes, our loan to 2 2010 2014 2015
. . . . o

value ratio would rise to approximately 32% before corI15|der|ng 1. Based on drawn debt at March year end.
the development surpluses to come and potential receipts
from recycling.
Debt maturity profile'
£m
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® Group debt @ JV debt (our share)

1. Based on committed facilities at 31 March 2015.
2. Repaid in April 2015 on the purchase of Starwood's interest in GSP.
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Joint ventures

Joint ventures continue to be an important part of our
business and currently represent 20.1% of the Group’s net assets
following our recent purchase of our partner’s share of the Great Star
Partnership and the sale of 95 Wigmore Street, W1.

We categorise our joint ventures into two types: Wholly-owned and joint venture property values at 31 March 2015

— access to new properties (11.2% of GPE's net asset 10%
value). The relevant joint ventures are the Great Victoria e FoREs e Sl 77%
Partnership (GVP) with Liverpool Victoria Friendly Society, N E'Sk Shi”ng 2406'7”;[. a0
the Great Wigmore Partnership (GWP') with Aberdeen Asset CCess o new properties am

Management (formerly Scottish Widows) and the Great Star 13%
Partnership (GSP’) with Starwood Capital; and
— risk sharing on development projects and/or large lot size
properties (15.4% of GPE’s net asset value). The relevant
joint ventures are the GHS Limited Partnership (GHS') with
the Hong Kong Monetary Authority (HKMA) and the Great
Ropemaker Partnership (‘GRP") with BP Pension Fund.

Overall, during the year our five active joint ventures represented a
significant proportion of the Group’s business. At 31 March 2015,
they made up 23.4% of the portfolio valuation, 26.6% of net assets
and 29.1% of rent roll (at 31 March 2014: 23.9%, 27.9% and
23.3% respectively).

As detailed in the Investment management section, since the year
end we have purchased the other 50% of GSP from our partner,
bringing the joint venture to a close, and GWP has profitably sold
its largest property, 95 Wigmore Street, W1. Pro forma for these
transactions, joint ventures now contribute 17.4% of the portfolio
valuation, 20.1% of net assets and 18.6% of rent roll.

’ See Investment management on pages 30 and 31

GPE's net investment in Joint Ventures ) 31 March
Joint venture — partner 2015 Pro forma
%
5% GRP - BP Pension fund £2563.1m &£253.1m
45 GHS - Hong Kong
0 Monetary Authority £1167m £1156.7m
35 7.5% 7.9% 10.2%
30 VTN prwm GVP - Liverpool Victoria £954m  £954m
25.29 Ml 25.2% : Se
25 23.8% M 7105 GWP — Aberdeen AM £1124m  £170m
15.4%
20 o : GSP - Starwood Capital £60.0m =
.00

° 125% W1 oo, GCP - Capital & Counties £0.1m £0.1m
10 :

. Total £636.7m £481.3m

0, 0, 0
0 2010 2011 2012 2013 2014 2015 Proforma A5 el Cippmeeesss SGCNINE0Ih

Bank Work out (33 Margaret St)
@ Risk sharing (GRP,100 Bishopsgate and GHS)
@ Access to new properties (GCP, GWP, GVP and GSP)

20.1%

JVs as proportion of net assets

40 | Great Portland Estates Annual Report 2015



Our financial results

The Group’s strong financial results reflect the successful
execution of our strategic priorities combined with a portfolio
well positioned to take advantage of the robust demand
in the central London property market.

Net asset value growth

EPRA net assets per share (NAV) at 31 March 2015 was

709 pence per share, an increase of 24.6% over the year, largely
due to the rise in value of the property portfolio. At 31 March
2015, the Group's net assets were £2,390.9 million, up from
£1,931.9 million at 31 March 2014.

EPRA net assets per share

Pence
750 13

3 6 _4 mmm 709

— -9 4
.
7

650
600 569 .
- .
500 March 14 Investment Joint Development Trading  Profit EPS Total ~ Other March 15

properties venture properties property  on dividend
properties disposals

Revaluations

The main drivers of the 140 pence per share increase in NAV from
31 March 2014 were:

— the rise of 136 pence per share arising from the revaluation
of the property portfolio. Of this amount, development properties
boosted NAV by around 33 pence;

— profit on property disposals, including the forward sale of
12/14 New Fetter Lane, EC4, added 4 pence per share to NAV;

— EPRA earnings for the year of 13 pence per share
enhanced NAV;

— dividends of 9 pence per share reduced NAV; and
— other movements reduced NAV by 4 pence per share.

‘EPRA NAV per share
increased by 24.6% in the
year and our balance sheet
is in great shape to finance
further organic growth.”

Nick Sanderson Finance Director

Triple net assets per share (NNNAV) was 685 pence at 31 March
2015 compared to 550 pence at 31 March 2014 (up 24.5%).

At the year end, the difference between NAV and NNNAV was
due to the negative mark to market of the Group's 2029 debenture,
convertible bond and private placement notes more than offsetting
the positive valuation of the Group's derivatives.

Enhanced earnings per share

EPRA profit before tax was £45.1 million, 17.4% higher than last
year driven by our development activities including the associated
higher levels of capitalised interest.

EPRA profit before tax

£m
50 8.8

45
40 384 45

= |

_ _—
30 o4 -1.9

25

20 March 14 Rental and Joint Profiton Admin Net March 15
joint venture venture construction costs Interest
fee income profits contracts

Rental income from wholly-owned properties and joint venture
fees for the year were £66.0 million and £4.2 million respectively,
generating a combined income of £70.2 million, down £6.4 million
or 8.4% on last year. This decrease predominantly resulted from
the full year impact of property sales in the prior year, including

90 Queen Street, EC4 and removing income from buildings
ahead of redevelopment including 73/89 Oxford Street, W1 and
30 Broadwick Street, W1, both of which started on-site during the
year. Lower joint venture fees resulted from reduced joint venture
development activity on the completion of 95 Wigmore Street,

W1 and 240 Blackfriars Road, SE 1. Adjusting for acquisitions,
disposals and transfers to and from the development programme,
like-for-like rental income (including joint ventures) increased 4.0%
on the prior year.

EPRA profits from joint ventures were £5.5 million, down
£1.9 million from £7.4 million last year, as increased joint venture
finance costs outweighed the 23% growth in net rental income.

Property expenses were stable at £7.7 million and administration
costs were £20.1 million, a reduction of £4.5 million on last year,
largely as a result of lower provisions for performance related

pay including payments under share incentive plans. Profit on
construction contracts of £1.7 million (2014: £nil) relates to our
forward sale of 12/14 New Fetter Lane, EC4, where construction
is due to complete in late 2015.
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Our financial results

Underlying net finance costs were £4.5 million (2014: £13.3 million).
Gross interest paid on our debt facilities was lower due to reduced
Group net debt during the period and the full year benefit of our
low coupon convertible bond. Moreover, during the period we
capitalised £11.4 million (2014: £6.4 million) of interest as we
progressed our development schemes including Rathbone Square,
W1, 30 Broadwick Street, W1 and Walmar House, W1.

At 31 March 2015, the Group, including its joint ventures,

had cash and undrawn committed credit facilities of £442 million.
The Group's weighted average cost of debt for the year, including
fees and joint venture debt, was 4.1%, an increase of 20 basis
points compared to the prior year. As expected, the weighted
average interest rate (excluding fees) at the year end was slightly
higher at 3.7% (2014: 3.6%) primarily due to the renewed hedging
arrangements on our private placement notes issued in 2011

Revaluation gains and underlying profits enabled the Group being at a higher rate than those replaced

to report an accounting profit after tax of £608.2 million

(2014: £422.2 million). Basic EPS for the year was 148.3 pence, Debt analysis

compared to 123.4 pence for 2014. Diluted EPS for the year was March  March
147.4 pence compared to 122.5 pence for 2014. Diluted EPRA 2015 2014

earnings per share were 12.7 pence (2014: 11.0 pence), Net debt excluding JVs (€m) 6012 5861
an increase of 15.5%. Net gearing 25.2% 30.3%
: Total net debt including 50%
SIS el e e LR JV non-recourse debt (£m) 6988 687.1
The Group's net investment in joint ventures was £636.7 million, Loan-to-property value 21.8% 9257%
an increase from £5624.8 million at 31 March 2014, largely due to .
‘ ) Total net gearing 29.2% 35.6%
investment into GRP for the purchase of ElIm House, WC1 and
. L : Interest cover 10.7x 4.3x
valuation surpluses. Our share of joint venture net rental income
Weighted average interest rate 3.7% 35%

was £24.8 million, an increase of 23.4% on last year due to our

letting activity at our completed developments at City Tower, EC2, Weighted average cost of debt 41% 39%
240 Blackfriars Road, SE1 and 95 Wigmore Street, W1. % of debt fixed/hedged 96%  98%
Cash and undrawn facilities (£m) 442 508

Our share of non-recourse net debt in the joint ventures
was broadly stable at £97.6 million at 31 March 2015

© At 31 March 2015, 96% of the Group’s total debt (including non-
(2014: £101.0 million).

recourse joint ventures) was at fixed or hedged rates (2014: 98%).
Interest cover for the year was10.7x (2014: 4.3x). The Group,
including its joint ventures, is operating with substantial headroom
over its debt covenants. The financial covenants on our unsecured
private placement notes are identical to those on our £450 million
unsecured revolving credit facility which matures in October 2019.

In April 2015, the Group purchased Starwood Capital’s interest in
GSP and sold 95 Wigmore Street, W1, the largest asset in GWP.
Pro forma for these transactions, the Group's net investment in joint
ventures fell to £481.3 million.

Strong financial resources

Group consolidated net debt was £601.2 million at 31 March
2015 up from £586.1 million at 31 March 2014 as the Group’s
capital expenditure more than offset cash inflows from property
disposals against a backdrop of broadly stable working capital.
Group gearing fell to 25.2% at 31 March 2015 from 30.3% at
31 March 2014 primarily as a result of the increased portfolio
value. Including non-recourse debt in the joint ventures, total net
debt was £698.8 million (2014: £687.1 million) equivalent to a
loan to value of 21.8% (2014: 25.7%). Pro forma for the sale of

Robust tenant base

None of our tenants went into administration around the

March 2015 quarter day (March 2014: one). Tenant delinquencies
in the year were low at 0.7% of total rent roll (2014: 0.7%)

and rent deposits have predominantly mitigated their financial
impact. We are vigilant and continue to monitor the financial
position of our tenants on a regular basis.

Taxation

95 Wigmore Street, W1 and the Group's purchase of Starwood’s
interest in GSP, loan to value was 21.5%. The proportion of the
Group’s total net debt represented by our share of joint venture
net debt was 14.0% at 31 March 2015, compared to 14.7%

a year earlier.

‘EPRA EPS increased by 15.5%
to 12.7 pence and we raised the
dividend to 9.0 pence per share.”

Stephen Burrows Head of Financial Reporting and Investor Relations
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The current tax charge in the income statement for the year is
<nil (2014: £nil) as a result of the tax-free nature of much of

the Group’s income and other allowances being available to set
against non-REIT profits. The deferred tax credit in the income
statement for the year is £0.8 million (2014: £nil) and relates to
non-REIT Group activities. The underlying effective tax rate was
0% (2014: 0%). The Group complied with all relevant REIT tests
for the year to 31 March 2015.

90p

Total dividend per share



All entities within the Group are UK tax resident; as our business

is located wholly in the UK we consider this to be appropriate.

The Group maintains an open working relationship with HMRC
and seeks pre-clearance in respect of complex transactions as part
of its low-risk tax strategy.

As a REIT, we are exempt from UK corporation tax in respect

of our property rental business, provided we meet a number of
conditions including distributing at least 90% of the rental income
profits of this business (known as Property Income Distributions
(‘PIDs") on an annual basis. These PIDs are then typically treated
as taxable income in the hands of shareholders. The Group's
REIT exemption does not extend to either profits arising from

the sale of investment properties which have undergone a major
redevelopment within the preceding three years or profits arising
from trading properties (including the sale of the residential units
at Rathbone Square, W1).

Despite being a REIT, we are subject to a number of other taxes
and certain sector specific charges in the same way as non-REIT
companies. During the year, we incurred £9.8 million in respect of
stamp duty land tax, empty rates in respect of vacant space, s106
contributions and community infrastructure levies.

Dividend

The Board has declared a final dividend of 5.5 pence per share
(2014: 5.4 pence) which will be paid in July 2015. Al of this final
dividend will be a REIT PID in respect of the Group’s tax exempt
property rental business. Together with the interim dividend of
3.5 pence, the total dividend for the year is 9.0 pence per share
(2014: 838 pence).

Change to Quarterly Trading Statements

Following recent changes to EU regulation on financial disclosure,
the Financial Conduct Authority has removed its requirement

for UK companies to publish Interim Management Statements.
We remain committed to full and transparent disclosure, and

will continue to publish interim trading updates for the first and
third quarters of the year, along with comprehensive full-year

and half-year reports. However, quarterly property valuations will

EPRA performance measures

no longer be provided in the interim trading updates as we have
concluded that the additional information that these valuations
provided does not justify the considerable investment in their
preparation and analysis.

Our next interim trading update will be released on the morning of
Wednesday 8 July 2015, ahead of our Annual General Meeting.

Outlook

We are delighted to be able to report another year of strong results,
driven by our development successes and rental growth, and
maintaining our track record of long-term outperformance against all
of our industry benchmarks.

London’s economy has continued to outpace that of the rest

of the UK and we can expect this to continue, assuming the
inevitable uncertainty surrounding the outcome of the proposed EU
referendum does not damage London’s appeal as a business capital;
both the risk appetite and employment intentions of the Capital's
businesses remain expansionary and we anticipate their space
needs to follow suit. As a result, with falling vacancy rates and the
supply of new space to let in the near-term remaining extremely tight,
we can look forward to further increases in rents.

In the context of these supportive market conditions, the Group's
strategic positioning feels right; having bought more than 59%
of our properties at opportune prices resulting from the financial
crisis, we are in execution mode, delivering organic growth through
developing, refurbishing and growing income across our 3.6 million
sq ft portfolio.

Our 1.2 million sq ft committed and near-term development
programme is the largest we have ever undertaken and accounts
for circa 25% of all core West End speculative deliveries over the
next four years. It contains some exceptional schemes, including

a major contribution towards the regeneration of the east end of
Oxford Street. In addition, our long, flexible pipeline of future projects
contains many enticing prospects, often near to Crossrail stations,
stretching well into the next decade.

With a deep and talented team, plentiful low cost finance and
supportive market conditions, we are confident that we will continue
generating attractive returns for shareholders.

March March
Measure Definition of Measure 2015 2014
EPRA earnings Recurring earnings from core operational activities £45.1m £384m
EPRA earnings per share EPRA earnings divided by the weighted average number of shares 13.2p 112p
Diluted EPRA earnings per share ~ EPRA eamnings divided by the diluted weighted average number 12.7p 11.0p
of shares
EPRA costs (by portfolio value) EPRA costs (including direct vacancy costs) divided by market value 0.8% 1.0%
of the portfolio
EPRA net assets Net assets adjusted to exclude the fair value of financial instruments ~ £2,431.0m  £1,961.3m
EPRA net assets per share EPRA net assets divided by the number of shares at the balance 709p 569p
sheet date on a diluted basis
EPRA triple net assets EPRA net assets amended to include the fair value of financial £2,3499m £1,8983m
instruments and debt
EPRA triple net assets per share EPRA triple net assets divided by the number of shares at the 685p 550p
balance sheet date on a diluted basis
EPRA vacancy ERV of non-development vacant space as a percentage of ERV 5.1% 5.0%

of the whole portfolio

Annual Report 2015 Great Portland Estates | 43

MaIABI [enuUY — Joday dIbajens



Our culture and people

Our experienced team brings together specialist skills
used to manage our portfolio on an asset-by-asset
basis to deliver our strategic priorities.

Operational measures

2015 2014
Employee retention 87% 95%
Days training provided per employee! 3.6 30
Employees participating
in Share Incentive Plan 77% 72%

1.0On average.

Our culture — the ‘GPE way’

Our culture is entrepreneurial and pragmatic, with a high level

of involvement from senior and executive management and an
emphasis on cross-discipline teamwork. We recognise the benefits
of such a positive culture and work hard to maintain it through:

— aflat management structure;
— regular and effective communication with an ‘open door’ policy;
— aformal and extensive induction process for new joiners;

— regular meetings held weekly, monthly and quarterly across the
various teams on different aspects of the business;

— encouraging our people to be innovative;

— adisciplined approach — providing clear policies and procedures
and instilling a strong sense of responsibility for active
risk management;

- a collegiate style, with recognition of a projects success being
based upon the contribution and smooth interaction of every
member of the team;

— recruiting high quality individuals with a constructive mindset and
valuable experience;

— matching the right people to the right roles and taking action
where there are gaps;

— an effective performance management system;

— providing well-constructed and fair reward systems designed
to incentivise superior performance and align employees’ and
shareholders’ interests;

— ensuring continual improvement of the skills and competency
of our employees at all levels and across all disciplines through
appropriate training and development courses; and

— fostering a friendly environment which engenders a
strong camaraderie.

Where appropriate, we support part-time working and flexible hours
with 13% of employees enjoying some form of flexible working
practices. This year, our employee retention has fallen largely as a
result of retirement and a number of employees deciding to take a
different direction in their careers.
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How we behave, human rights
and supplier stewardship

We aspire to the highest standard of conduct based on honesty
and transparency in everything we do. Our Executive Committee
has a high level of oversight over policies and procedures and
carries out regular reviews of the appointment of contractors,
consultants and suppliers. Whilst we do not have a separate
human rights policy, we seek to avoid causing or contributing

to adverse human rights impacts through our activities. In our
business relationships we seek to demonstrate a commitment
to fundamental principles of human rights through our own
behaviour and look to engage with suppliers whose values and
business principles are consistent with our own. We regularly
meet with suppliers to share information on best practice with
regards to health and safety, employee pay rates and responsible
sourcing. Our Code of Ethics sets out the Group’s approach

in its relations with tenants, the local community, investors,
employees, suppliers and regulators and the clear standards

of behaviour we expect all of our people to demonstrate and
adhere to. Our Ethics and Whistleblowing policies, which are
reviewed annually by the Board, can be found at
www.gpe.co.uk/about-us/governance-overview.

, For more on how we have engaged with our suppliers,
see pages 35, 57,60 and 61

“Our culture and people lie
at the heart of our ability
to achieve our strategic
priorities, unlocking
potential across our
portfolio. Our culture
is fundamental to our
ability to attract, develop,
motivate and retain our
talented employees.”
Toby Courtauld Chief Executive




Supporting diversity

Our culture is grounded in mutual respect and non-discrimination
irrespective of age, disability, gender, race, religion, sexual
orientation or educational background. Our aim is to foster a culture
of respect and fairess where individual success depends solely

on ability, behaviour, work performance, demonstrated potential and
perhaps the most key of all, the ability to work as part of a team.

Whilst our policy remains that selection should be based on the
best person for the role, we recognise the benefits of gender
diversity. From March 2015, we have amended our policy so
that when recruiting, where possible, at least 30% of potential
candidates identified should be women.

Employee profile age (number of people)

Our integrated team

Our team brings together specialist skills used to manage our
portfolio on an asset-by-asset basis to ensure the achievement of
our strategic priorities. Each of our department heads, collectively
our Senior Management Team, interact daily with the Executive
Directors and report regularly to the Executive Committee.

This year we have augmented our Senior Management Team, with
Sally Learoyd joining as our Head of Human Resources to help us
further enhance the development of our people.

, For more on what our team has done during the year:
Investment management see pages 30 and 31
Development management see pages 32 to 35
Asset management see pages 36 and 37
Financial management see pages 38 and 39

Number of employees

® 19-30 12
® 31-40

19
41-50
® 50+
91 §-

employees

38

Employee profile gender diversity (number of people)

60 59

50
39

40

30 21

20

0 Gender diversity Board Senior Middle
management management

® Women @ Men

3

® Executive Directors .
® Asset Management

Investment Management 28

Development Management
employees

® Financial Management'

20

6

1. Includes [T, Insurance, Company Secretarial and Human Resources.

Retaining, remunerating
and developing our people

Our ability to attract and retain talented and committed individuals
is based on three key building blocks:
— an effective performance management system;

— a well-constructed and fair remuneration system designed to
incentivise superior performance and align employees' and
shareholders'’ interests; and

— continual development of our employees at all levels and across
all disciplines.

, See pages 46 and 47 for more details

“What was great about the customer
service training was that it provided
the opportunity to discuss real life
examples with colleagues from
across the business.”

Chris Cassar Building Manager
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Our culture and people

Our appraisal process and performance management

— Pre-performance review meeting by the Chief | — Year-end performance review held between
Executive with line managers. line managers and employees.

— Employees are briefed on the year-end — Employees and line managers discuss and
performance review process and the focus set personal objectives and targets for the
of sustainability objectives and targets for the forthcoming year.
forthcoming year. — Review of training undertaken in the

previous year, development needs and
proposed training.

— Recommendations made by line managers
to the Executive Committee as to the
achievement of performance targets.

— Feedback provided from the line managers
to the Executive Committee following the
year-end appraisal process.

Remuneration

— Half-year pre-performance review meeting

by the Chief Executive and line managers.

— Six monthly performance review held between

line managers and employees of:

= progress against personal objective
and targets; and

= training undertaken.

— Feedback provided from the line managers to

the Executive Committee following the half
year appraisal process.

— Market review and benchmarking of
employee salaries.

— Executive Committee review salary levels vs.
market review, performance against personal

objectives and targets, proposed discretionary

bonuses and proposed LTIP awards.

— Remuneration Committee review of
remuneration levels proposed for all
employees and approve Senior Manager and
Executive Director salary levels, discretionary
bonuses and LTIP awards.

— Payment of corporate bonuses, where
targets met.

CEED D

— Payment of discretionary bonuses.

— Formal feedback to employees of salary
reviews and discretionary bonuses.

Training and development

— LTIP awards vest where targets met.

— Lunchtime seminar — Construction costs and
unlocking potential through BIM — James
Pellatt, Head of Projects, and Martin Quinn,
Project Manager.

— Review of training undertaken in the prior
year/current training needs and proposal for
further training as required.

— Lunchtime seminar — Financing GPE, our
£1.3 billion debt book — Martin Leighton,
Head of Corporate Finance, and Aditya Gokal,
Corporate Finance Manager.

— Review of training undertaken by individuals
with line managers.
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— Lunchtime seminar — GPE Investor Relations —
Stephen Burrows, Head of Financial Reporting
and Investor Relations.



Aligning individual’s objectives with the
Company’s strategy

In February each year, the Chief Executive meets with the Senior
Management Team and other line managers together to run
through the Company'’s strategic priorities for the year to highlight
areas where employees can think about how best to contribute to
and support them in their particular role. Following discussions with
their line managers, at the start of the financial year, employees
agree their personal objectives designed to help the Company
meet its strategic goals together with any development needs
and proposed training.

How we remunerate our people

Remuneration plays an important role in retaining and motivating
our people and an annual exercise is undertaken to benchmark
salaries against market. Annual bonuses are used to reward

all employees for achieving and exceeding corporate and
personal objectives.

A number of Senior Managers also participate in our three-year
long-term incentive plans, where the vesting of awards is based
on our performance against the Group’s strategic KPls of:

— growth in absolute EPRA Net Asset Value per share;
— relative Total Shareholder Return; and
— relative Total Property Return.

’ See more on our KPIs on pages 20 and 21

In addition, all employees have the opportunity to join our ‘two
for one’ Share Incentive Plan with over 77% of our employees
currently participating. As part of the year-end remuneration
process, the Executive Committee reviews salary benchmarking
against market comparators, individuals' performance against

Developing our people for the long term

We encourage our people to develop in their careers with us, and
provide both funding and study leave to enable them to access
professional development opportunities, including:

— personal development courses;

— formal training for professional qualifications;
— external degrees; and

— vocational skills.

Training and development needs of all employees are formally
considered every six months through the appraisal process.
During the year, £49,269 was invested in formal employee and
Non-Executive Director training providing 2,283 hours of training,
averaging 3.6 days per employee. Training programmes included
business-related topics, sustainability actions, personal skills and
facilities management qualifications.

Through a formal six-monthly appraisal process, line managers
meet with employees to review their progress against these
objectives and the training undertaken. At the year end, the
outcome of this review helps form the basis for reward under
the personal objectives element of the Group’s bonus plan with
recommendations being presented by line managers to the
Executive Committee.

Plans for 2015/16
For the year ending 31 March 2016, we plan to:

— refresh our mid-year and annual employee objective setting
and performance review process to help us to establish more
targeted learning and development; and

— review and update our employee health and well-being policies.

personal objectives and targets, proposed discretionary bonuses
and planned long-term incentive plan awards. The outcome of this
process is then provided to the Remuneration Committee which
reviews remuneration levels proposed for all employees and decides
upon recommendations made for Senior Manager and Executive
Director salary levels, bonus awards for achievement of personal
objectives and proposed Long-Term Incentive Plan awards.

The base salary increase for employees will be 3% for the year
ending 31 March 2016. Base salary increases of more than 3%
were given to some employees due to market alignment and/or
anumber of increases in responsibilities, such that the average
increase in base salaries for employees for the year to 31 March
2016 is 4.6%.

Plan for 2015/16

For the year ending 31 March 2016, the corporate performance
measures under the Employee Bonus Plan will be changed to
mirror those used under the Executive Bonus Plan to ensure
complete alignment with the Executive Team in driving capital
and net asset growth for shareholders.

This year, as part of our desire to continuously improve our
relationships, 48 of our employees across our Asset, Development
and Finance Teams with day-to-day tenant contact undertook a
day’s customer service training. A follow-up session was held in
April 2015. Lunchtime presentations were also provided by the
Project Management and Finance Teams. We also encourage our
employees to take up roles outside of their ‘day’ job which will serve
in their development as individuals.

Plan for 2015/16

For the year ending 31 March 2016, we plan to ensure more
targeted learning and development for individuals to support our
people in achieving their objectives.

, See more on our training and development on pages 62 and 63
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Our culture and people

Joining us

All new employees receive a bespoke induction to the Group,
including formal meetings with different teams, property tours and
training in ‘the GPE way, to help them understand our culture from
the very start.

New joiners also complete a questionnaire in their first year to:

— identify ways in which the induction process could be
improved further;

— identify any ways in which their experience with the Company
differed from their expectations;

— determine any processes or practices in operation at their
previous place of work that we could usefully introduce to
the Group;

— review their understanding of their role and our expectations of
them; and

— ascertain their aspirations for their own personal development.

Feedback from our questionnaire this year was generally very
positive. One of the observations made was that the process at the
start is very concentrated. Therefore, we will look to address this
with the identification of a ‘go to’ colleague for ongoing support in
the first three to six months, together with regular follow-ups by line
managers and Human Resources.

“The lunchtime seminars from
GPE team members provided
me with an insight into other
people’s roles and have been
extremely interesting.”

Louise Manuel Property Development Accountant
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How we engage and communicate
with our employees

The Board is responsible for setting our strategic priorities and
monitoring performance against them — see pages 10, 11,20 and
21. The Senior Management Team is accountable for working with
their teams to develop individual and team performance targets,
and for ensuring that employees understand how they contribute
to the overall business objectives.

We believe that regular and effective communication lies at the
heart of our employee engagement strategy.

Our approach is based on:

— an open door policy;
— weekly meetings held across and within departments;

— weekly meetings with non-head office-based employees to
ensure their involvement and to encourage the sharing of
best practice;

— weekly presentations from members of the Financial, Asset,
Investment and Development Management Teams to the
Executive Committee. Areas covered include credit control,
marketing to prospective tenants, investment transactions
and opportunities and development updates. In each case,
discussions focus on the management of risk. From time to time,
Senior Managers are also asked to present to the Board and
Audit Committee on a variety of topics;

— employees at all levels being involved in developing our
operating policies;

— feedback from the half year and year-end performance review
process from line managers to the Executive Committee
together with discussion of proposed actions;

— quarterly presentations to all our people from the Chief Executive
and other Executive Directors on our results and progress and
plans for the coming year, together with presentations from
Senior Managers on specific projects. These presentations
ensure that our people are fully engaged in our plans and
activities, and also act as a forum for the Executive Directors
to answer any questions. In the year ended 31 March 2015,
we held one quarterly presentation off-site at Oxford House
overlooking our Rathbone Square development with a
presentation by Helen Hare, Project Manager, on the start of
work on-site and Rebecca Williams, Marketing Manager, on the
residential marketing. Tours of our various properties were also
provided to our new joiners; and

— informal team lunches and drinks with the Executive Directors
together with one-to-one lunches.



Recognising employees’ efforts Supporting employee charitable initiatives

Every year, we support two charities chosen by our employees
which for this year were Little Havens and Battersea Dogs and
Cats Home. In addition, employees are also encouraged to support
other charities through our employee donation programme. As part
of this, our Building Managers co-ordinate with our tenants to
support charities at our properties. In 2015, £9,327 was raised by
our Building Managers for 14 charities. We also donated furniture
with a value of £11,000 to Keech Hospice, a charity nominated by
one of our Asset Managers.

All our Building Managers had a personal objective to save
2.5% energy at their properties during the year ended

31 March 2014. As a result of Lisa Hudson-Ford's exceptional
efforts in reducing consumption at City Place House, EC2

by 12%, Toby Courtauld awarded Lisa our inaugural Energy
Saving Award at our August 2014 quarterly review.

Electricity consumption at City Place House

Years to March kWh (000)
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Non-Executive Director

Martin Scicluna
Chairman

BCom

Committee memberships:

Chairman of the Nomination
Committee

Date appointed to the Board:

October 2008
Independent: Yes

Skills and experience:
Chairman of RSA. Formerly
Non-Executive Director and
Chairman of the Audit
Committee of Lloyds Banking
Group following 34 years at
Deloitte, including Chairman
from 1995 to 2007.

Age 64.

Current external
commitments:
Chairman of RSA plc,
Non-Executive Director
and Chairman of the Audit
Committee of WorldPay

The Board

Executive Directors

Toby Courtauld

Chief Executive

MA, MRICS

Committee memberships:

Chairman of the Executive
Committee

Chairman of Environmental
Policy Committee

Date appointed to the Board:

April 2002
Independent: No

Skills and experience:
Joined the Group in April 2002
as Chief Executive. Previously
with the property company
MEPC for 11 years, he gained
broad experience ranging from
portfolio management through
to corporate transactions and
general management as a
member of the Group
Executive Committee.

Age 47.

Current external
commitments:

Member of the British Property
Federation Board and Policy
Committee, Member of the
Management Board of the
Investment Property Forum,
Director of The New West End
Company, Non-Executive
Director of Liv-Ex Limited
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Nick Sanderson
Finance Director

BA (H