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Report on the audit of the financial statements 
Opinion 
In our opinion: 

— the financial statements of intu properties plc (the Company) and its subsidiaries (the Group) give a true and fair view of the state of  
the Group’s and of the Company’s affairs as at 31 December 2019 and of the Group’s loss for the year then ended; 

— the Group financial statements have been properly prepared in accordance with International Financial Reporting Standards (IFRSs) 
as adopted by the European Union; 

— the Company financial statements have been properly prepared in accordance with United Kingdom Generally Accepted Accounting 
Practice, including Financial Reporting Standard 101 ‘Reduced Disclosure Framework’; and 

— the financial statements have been prepared in accordance with the requirements of the Companies Act 2006 and, as regards the Group 
financial statements, Article 4 of the IAS Regulation. 

We have audited the financial statements which comprise: 

— the consolidated income statement; 
— the consolidated statement of comprehensive income; 
— the balance sheets; 
— the statements of changes in equity; 
— the consolidated statement of cash flows; and 
— the related notes 1 to 36. 

The financial reporting framework that has been applied in the preparation of the Group financial statements is applicable law and IFRSs 
as adopted by the European Union. The financial reporting framework that has been applied in the preparation of the Company financial 
statements is applicable law and United Kingdom Accounting Standards, including FRS 101 ‘Reduced Disclosure Framework’ (United 
Kingdom Generally Accepted Accounting Practice). 

Basis for opinion 
We conducted our audit in accordance with International Standards on Auditing (UK) (ISAs (UK)) and applicable law. Our responsibilities 
under those standards are further described in the auditor’s responsibilities for the audit of the financial statements section of our report.  

We are independent of the Group and the Company in accordance with the ethical requirements that are relevant to our audit of the 
financial statements in the UK, including the Financial Reporting Council’s (the FRC’s) Ethical Standard as applied to listed public interest 
entities, and we have fulfilled our other ethical responsibilities in accordance with these requirements. The non-audit services provided to 
the Group and Company for the year are disclosed in note 8 to the financial statements. We confirm that the non-audit services prohibited 
by the FRC’s Ethical Standard were not provided to the Group or the Company. 

We believe that the audit evidence we have obtained is sufficient and appropriate to provide a basis for our opinion. 

Material uncertainty relating to going concern 
We draw attention to note 1 in the financial statements which indicates that a material uncertainty exists that may cast significant doubt 
on the Group’s and the Company’s ability to continue as a going concern.  

The Group has a number of secured financing facilities that contain covenants requiring the Group to maintain specified financial ratios 
and comply with certain other financial covenants. These include loan to value ratios, debt service ratios and, in the case of the Revolving 
Credit Facility (RCF), a net worth covenant and gearing ratio. These are generally tested quarterly or semi-annually, or otherwise at the 
direction of the lender in certain circumstances.   

In addition to maintaining compliance with its financial covenants, the Group is required to repay or refinance amounts under its 
financing arrangements when they come due, which will be significant over the next two years. £331.5 million of borrowings are due to be 
repaid or refinanced prior to 31 March 2021 with a total of £1,116.7 million by 31 December 2021, including £573.2 million outstanding 
under its RCF, based on the amounts drawn down under the Group’s borrowings as at the date of these results. In addition, for unallocated 
swap breaks up to 31 March 2021, there could be a £93.0 million settlement related cash outflow. 
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We identified the following areas which we considered to be the key risks giving rise to a material uncertainty in relation to the directors’ 
going concern assessment and detail the procedures we have performed on those risks:  

Risk area Procedures performed 

Financing and covenant compliance 
Covenant compliance 
Due to continuing uncertainties in the retail environment and the 
additional potential impact of Covid-19, there is a risk that both 
property valuations and rental income decline more than Management 
has forecast. See Management’s illustrative sensitivity analysis in note 1 
which describes the level of payments which would be required to cure 
covenant breaches depending on the level of future valuation and 
rental income declines. Should mitigating actions, as set out below and 
in note 1, not be successful, the Group may be unable to make all 
payments as they fall due. 
Additionally, the Group could be in breach of its existing RCF covenants 
when tested in July. Breaches under the RCF facility could result in 
wider cross defaults in relation to the convertible bonds and unallocated 
swaps, causing amounts outstanding under those arrangements to 
become immediately due and payable in full. 

Financing 
The Group may not be able to refinance its borrowings at the same  
level as currently outstanding. At 31 December 2019, a reduction in net 
external debt of over £1.1 billion would be required in order to reduce 
the debt to assets ratio to the directors’ preferred level of 50 per cent.  
In the current unpredictable retail environment, the Group’s liquidity 
position and available resources are impacted by a reduced ability to 
refinance debt facilities on maturity at the same amount as this will be 
dependent on asset valuations at the refinancing date. 

— With assistance from our specialist debt advisory team, we reviewed 
key loan and bond documentation to understand the principal terms, 
including financial covenants, and performed a review of the Group’s 
existing and forecast compliance with debt covenants and any 
associated equity cures/cash traps. 

— We challenged the forecast cash flows and assumptions made by 
Management with particular regard to the current market conditions 
with assistance from our industry specialists, including in respect of 
Company Voluntary Arrangements (CVAs). 

— We assessed Management’s forecast property valuations and 
challenged the assumptions made by Management with assistance 
from our industry and valuation specialists. 

— We assessed external retail and real estate industry reports in order 
to assess the completeness and reasonableness of Management’s 
sensitivity analysis. 

intu Puerto Venecia disposal 
The directors have included the net proceeds of £95 million from the 
intu Puerto Venecia disposal, which has not yet completed, within their 
cash flow forecasts. The key condition is in relation to certain regulatory 
approvals outside the control of the Company. 

— We have inspected the sales and purchase agreement in relation to 
the disposal and understood any conditional factors within these 
legal agreements. 

Mitigating actions 
The directors have identified mitigating actions available to the Group: 
— Alternative equity structures or solutions including the feasibility  

of a substantial equity raise. Some of these solutions could require 
shareholder or certain other approvals, which would be outside of  
the control of the Group and Company; 

— Sales and/or part sales of additional assets, however these may be  
at lower valuations than the current market valuation and may not 
be achievable in the timescales required; 

— Seeking waivers from, or amendments to, financial covenants; and 
— Other self-help measures including a reduced level of capital 

expenditure in the short term. 
Should the Group be unable to successfully execute the mitigations,  
or complete them in a timely manner, it may be unable to cure some  
or all of its covenant breaches or be able to refinance the amounts 
coming due. 

— We reviewed Management’s assessment of the options available to 
the Group and the reasonableness of the mitigating actions identified,
including input from its financial advisers. 

— We involved our restructuring specialists in conducting our 
evaluation, specifically in relation to challenging the reasonableness 
of the alternative equity structures and covenant waiver/ 
amendment proposals. 

— We made enquiries of the Company’s brokers and financial advisers  
in relation to a potential equity raise. 

— We involved our real estate specialists in considering the timelines  
for further disposals and the proceeds that could be expected to  
be achieved. 

As stated in note 1, the events or conditions described above indicate that a material uncertainty exists that may cast significant doubt on 
the Group’s and the Company’s ability to continue as a going concern.  

Our opinion is not modified in respect of this matter. 
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Summary of our audit approach 
Key audit matters The key audit matters that we identified in the current year were: 

— Going concern (see material uncertainty relating to going concern section);  
— Valuation of the property portfolio; and 
— Accounting for the part disposal of intu Derby. 
In the prior year only ‘Valuation of the property portfolio’ was reported as a key audit matter. 

Materiality The materiality that we used for the Group financial statements was £38.4 million which was determined on the 
basis of approximately 2 per cent of net assets. 

Scoping Our Group audit scope comprises the audit of intu properties plc as well as the subsidiaries and certain joint 
ventures. The Group team perform full scope audit procedures on the UK subsidiaries and certain joint ventures 
and specified audit procedures on the Spanish subsidiaries and joint ventures are performed by a component  
audit team. 

Conclusions relating to principal risks and viability statement 
Based solely on reading the directors’ statements and considering 
whether they were consistent with the knowledge we obtained in the 
course of the audit, including the knowledge obtained in the evaluation 
of the directors’ assessment of the Group’s and the Company’s ability  
to continue as a going concern, we are required to state whether we 
have anything material to add or draw attention to in relation to: 
— the disclosures on pages 42 to 44 that describe the principal risks  

and explain how they are being managed or mitigated; 
— the directors' confirmation on page 40 that they have carried out a 

robust assessment of the principal risks facing the Group, including 
those that would threaten its business model, future performance, 
solvency or liquidity; or 

— the directors’ explanation on page 63 as to how they have assessed 
the prospects of the Group, over what period they have done so and 
why they consider that period to be appropriate, and their statement 
as to whether they have a reasonable expectation that the Group will 
be able to continue in operation and meet its liabilities as they fall due 
over the period of their assessment, including any related disclosures 
drawing attention to any necessary qualifications or assumptions. 

We are also required to report whether the directors’ statement relating 
to going concern and the prospects of the Group required by Listing 
Rule 9.8.6R(3) is materially inconsistent with our knowledge obtained  
in the audit. 

As set out in the material uncertainty relating to going concern section, 
there is uncertainty as to whether the Group will have sufficient liquidity 
or available headroom in the going concern period.  
There is also uncertainty beyond that period, with further refinancing 
required, the outcome of which is dependent on future property 
valuations and lender appetite which are uncertain in the current 
market as set out in the directors’ viability statement on page 63. 
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Key audit matters 
Key audit matters are those matters that, in our professional judgement, were of most significance in our audit of the financial statements  
of the current period and include the most significant assessed risks of material misstatement (whether or not due to fraud) that we 
identified. These matters included those which had the greatest effect on: the overall audit strategy, the allocation of resources in the  
audit; and directing the efforts of the engagement team. 

These matters were addressed in the context of our audit of the financial statements as a whole, and in forming our opinion thereon,  
and we do not provide a separate opinion on these matters. In addition to the matter described in the material uncertainty relating to 
going concern section, we have determined the matters described below to be the key audit matters to be communicated in our report. 

Valuation of the property portfolio   

Key audit matter description The Group’s investment and development properties are a portfolio of super-prime and  
prime shopping centres in the UK and Spain. The portfolio is valued at £5,947 million as at  
31 December 2019 (2018: £8,058 million). During the year a revaluation deficit of £1,797 million 
(2018: £1,302.0 million deficit) was recorded (excluding acquisitions, disposals and foreign 
exchange gains).  
The portfolio valuation was carried out by four independent external valuers. The external valuers 
were engaged by the directors and were instructed to perform their work in accordance with the 
Royal Institution of Chartered Surveyors (RICS) Valuation – Global Standards 2017. The external 
valuers have extensive experience of the market in which the Group operates. The external 
valuers use factual information, such as lease agreements and data from the tenancy schedule, 
and apply their professional judgement relating to market conditions and factors impacting 
individual properties.  
The valuation of the portfolio is inherently subjective due to key unobservable inputs in the 
valuation requiring a significant level of estimation. These include property yields, forecast 
estimated rental values and void assumptions.  
In the UK there is an elevated level of risk in the property valuation due to the ongoing 
deterioration in the retail market. In addition, there has been a lack of comparable property 
transactions in 2019 to use as market evidence. Therefore the external valuers have had to 
exercise a greater level of judgment in the key estimates used in the valuation. This is particularly 
applicable to property yields, due to the limited transactional activity for super-prime and prime 
retail properties.   
Please see critical accounting judgements and key sources of estimation uncertainty accounting 
policy in note 1 to the financial statements and discussion in the report of the Audit Committee on 
page 66. 

How the scope of our audit responded  
to the key audit matter 

Understanding 
We obtained an understanding of key controls in the valuation process.  
We visited six of the largest properties to further develop our understanding of the portfolio  
to enhance our challenge of the assumptions made by the valuers. 
We met with the Asset Directors and Regional Directors, to enhance our knowledge of the 
portfolio and to assist in our ability to identify specific key assumptions for certain properties 
including property vacancies, leases nearing maturity or break clauses, and significant ongoing  
tenant negotiations with existing and prospective tenants. 
Data provided to the valuers and Management process 
We assessed Management’s process for providing data to the external valuers and their 
evaluation of the output. We attended and observed Management’s meetings with the external 
valuers to assess the nature of their communications and evaluation.  
We verified the integrity of the tenancy schedule, a key input in the property valuations.  
This included verifying a sample of data to underlying lease agreements. 
Valuations – Investment and Development Property 
We assessed the competence, capabilities and objectivity of the external valuers.  
We obtained the external valuation certificates and assessed the overall approach to the 
valuation. We confirmed with the external valuer that the valuations had been prepared in 
accordance with RICS Valuation – Global Standards 2017. Our analysis included input from our 
internal valuation specialists who are chartered surveyors. We challenged the valuation process, 
portfolio performance and the significant estimates and assumptions applied, focusing on 
property yields, estimated rental values and voids assumptions. This included the impact of CVAs. 
Our challenge further included benchmarking the key assumptions to external industry data and 
comparable (albeit limited) transactional market evidence.  
Additionally we benchmarked the yields applied across the three UK external valuers. 
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We have verified the costs to complete for development properties.  
Industry and market challenge 
We challenged both the external valuers and Management to explain and assess the property 
valuation in the context of the Group’s significant share price discount to its net asset value (NAV). 
Additionally, we have also assessed the Group’s discount to NAV to other comparable companies.  
We have involved both restructuring and retail specialists to understand the potential impact that 
further CVAs and future tenant administrations will have on the overall property valuation.  
Our internal valuation specialist has performed a ‘deep-dive’ on three shopping centres and 
focused on the rent rolls of each centre by testing the market rents being applied by the valuers. This 
has included assessing the rent reductions under CVAs and administrations in these specific centres. 

Key observations We conclude that the valuation approach and methodology adopted by the external valuers is 
appropriate and aligned with standard market practice. We found the UK external valuers to have 
consistently reflected the ongoing structural issues in the retail sector in the estimations and 
assumptions used.  
We recognise the disconnect between the investment property valuation and the Group’s share 
price is significant, however in our view, this is no longer meaningful given the wider issues facing 
the Group. All other procedures performed were completed without error. 

Accounting for the part disposal of intu Derby  
Key audit matter description On 8 July 2019 intu completed the part disposal of its investment in intu Derby to Cale Street 

Investments LP (Cale Street) for £113 million.  
The transaction took the form of a structured equity arrangement, whereby Cale Street’s 
investment receives a preferred return and ranks above intu’s on liquidation of the structure. 
Additionally, the shareholder agreement grants intu the option to buy out Cale Street’s 
investment after the third anniversary of the transaction.  
The transaction resulted in intu losing control of a subsidiary and a joint venture being recognised 
as per the guidance in IAS 28 Investments in Joint Ventures and Associates. 
While there was complexity in all elements of the transaction, the critical judgement made related 
to whether the consideration received from Cale Street was debt or equity in nature as this 
determined whether the transaction resulted in a disposal of equity or a financing arrangement. 
IAS 32 Financial Instruments: Presentation determines the debt or equity classification. In order  
for a financial instrument to be classified as a liability it must create a contractual and enforceable 
obligation for the issuer to deliver cash to the holder. In this case, the fact that the joint venture 
board retains the right to decide the timing and amount of dividends to be paid means that there 
is no contractual obligation to deliver cash. Therefore the instruments cannot be classified as a 
liability and must be equity instruments. 
Please see critical accounting judgements and key sources of estimation uncertainty accounting 
policy in note 1 to the financial statements and discussion in the report of the Audit Committee 
on page 66. 

How the scope of our audit responded  
to the key audit matter 

We reviewed the sale and purchase agreement and shareholders agreement and assessed 
whether both parties’ shares in the structure meet the definition of equity under IAS 32 Financial 
Instruments: Presentation. 
We assessed whether it is appropriate to derecognise the investment in a subsidiary under IFRS 10 
Consolidated Financial Statements and tested the loss on disposal. 

Key observations We concur with Management’s conclusion that the investments should be treated as equity and 
the accounting treatment used for the intu Derby transaction is appropriate. 
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Our application of materiality 
We define materiality as the magnitude of misstatement in the financial statements that makes it probable that the economic decisions of 
a reasonably knowledgeable person would be changed or influenced. We use materiality both in planning the scope of our audit work and 
in evaluating the results of our work.  

Based on our professional judgement, we determined materiality for the financial statements as a whole as follows: 

 Group financial statements Company financial statements 

Materiality £38.4 million (2018: £94.4 million) £36.5 million (2018: £34.6 million) 

Basis for determining materiality Approximately 2% of net assets  
(2018: 1% of total assets) 

2% of net assets, capped at 95% of Group 
materiality (2018: 1% of total assets) 

Rationale for the benchmark applied We consider net assets to be a critical  
financial performance measure for the Group 
on the basis that it is a key metric used by 
management, investors, analysts and lenders 
and given intu’s high levels of leverage. 
In addition to net assets, we consider 
underlying earnings to be a critical financial 
performance measure for the Group and  
we applied a lower threshold of £6.4 million 
based on 5% of that measure for testing of all 
balances impacting this financial performance 
measure (2018: the previous auditor used  
£9.5 million, determined on the same basis). 

We consider net assets to be a critical 
performance measure for the Group on  
the basis that the Company holds all the 
investments therefore making the balance 
sheet the relevant primary statement for 
management and lenders. 

 

 

We set performance materiality at a level lower than materiality to reduce the probability that, in aggregate uncorrected and undetected 
misstatements exceed the materiality for the financial statements as a whole. Group performance materiality was set at 65 per cent of 
Group materiality for the 2019 audit. In determining performance materiality we consider factors including our risk assessment and our 
assessment of the Group’s overall control environment. While we were able to rely on controls in a number of areas, as this is our first year 
as auditor and given the heightened risk due to the material uncertainty relating to going concern detailed above, we determined that 
setting it at 65 per cent of Group materiality appropriately reflected these matters. 

We agreed with the Audit Committee that we would report to the Audit Committee all audit differences in excess of £1.9 million (2018: £9.4 
million was used by the previous auditors), as well as differences below that threshold that, in our view, warranted reporting on qualitative 
grounds. We also report to the Audit Committee on disclosure matters that we identified when assessing the overall presentation of the 
financial statements. 
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An overview of the scope of our audit 
Our Group audit was scoped by obtaining an understanding of the Group and its environment, including Group-wide controls, and 
assessing the risks of material misstatement at the Group level.  

The Group audit team performed full scope audit procedures on the UK subsidiaries (UK Component) and UK joint ventures (JV 
Component) to component materialities. This work was performed centrally by the Group audit team led by the Senior Statutory Auditor. 
Component materiality levels ranged from £15.4 million to £26.9 million. These components account for approximately 100 per cent of 
the Group’s net assets and 100 per cent of underlying earnings.  

Our component audit team performed an audit of specified balances on the Spanish subsidiaries and joint venture entities (Spanish 
component). Senior members of the Group audit team visited the Spanish component during the year to attend the local audit close 
meeting and review of their audit file. Additionally we joined the Spanish valuation meetings. 

Other than the Spanish component audit, the audit is performed centrally at the Group’s London head office, as the books and records for 
each entity within the UK components are maintained at this location. 

We also tested the consolidation process and carried out analytical procedures to confirm our conclusion that there were no significant 
risks of material misstatement of the aggregated financial information.  

From our understanding of the entity and after evaluating the design and determining the implementation and operating effectiveness of 
the key controls, for the UK components, we relied on controls in performing our audit of rent receivable and payroll. No controls reliance 
was taken by the Spanish component. 

Other information 
The directors are responsible for the other information. The other information comprises the information 
included in the annual report, other than the financial statements and our auditor’s report thereon. 
Our opinion on the financial statements does not cover the other information and, except to the extent 
otherwise explicitly stated in our report, we do not express any form of assurance conclusion thereon. 
In connection with our audit of the financial statements, our responsibility is to read the other information and,  
in doing so, consider whether the other information is materially inconsistent with the financial statements or  
our knowledge obtained in the audit or otherwise appears to be materially misstated. 
If we identify such material inconsistencies or apparent material misstatements, we are required to determine 
whether there is a material misstatement in the financial statements or a material misstatement of the other 
information. If, based on the work we have performed, we conclude that there is a material misstatement of  
this other information, we are required to report that fact. 
In this context, matters that we are specifically required to report to you as uncorrected material misstatements 
of the other information include where we conclude that: 
— Fair, balanced and understandable – the statement given by the directors that they consider the annual report 

and financial statements taken as a whole is fair, balanced and understandable and provides the information 
necessary for shareholders to assess the Group’s position and performance, business model and strategy,  
is materially inconsistent with our knowledge obtained in the audit; or 

— Audit Committee reporting – the section describing the work of the Audit Committee does not appropriately 
address matters communicated by us to the Audit Committee; or 

— Directors’ statement of compliance with the UK Corporate Governance Code – the parts of the directors’ 
statement required under the Listing Rules relating to the Company’s compliance with the UK Corporate 
Governance Code containing provisions specified for review by the auditor in accordance with Listing  
Rule 9.8.10R(2) do not properly disclose a departure from a relevant provision of the UK Corporate 
Governance Code. 

We have nothing to report  
in respect of these matters. 

Responsibilities of directors 
As explained more fully in the directors’ responsibilities statement, the directors are responsible for the preparation of the financial 
statements and for being satisfied that they give a true and fair view, and for such internal control as the directors determine is necessary 
to enable the preparation of financial statements that are free from material misstatement, whether due to fraud or error. 

In preparing the financial statements, the directors are responsible for assessing the Group’s and the Company’s ability to continue as  
a going concern, disclosing as applicable, matters related to going concern and using the going concern basis of accounting unless the 
directors either intend to liquidate the Group or the Company or to cease operations, or have no realistic alternative but to do so. 
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Auditor’s responsibilities for the audit of the financial statements 
Our objectives are to obtain reasonable assurance about whether the financial statements as a whole are free from material misstatement, 
whether due to fraud or error, and to issue an auditor’s report that includes our opinion. Reasonable assurance is a high level of assurance, 
but is not a guarantee that an audit conducted in accordance with ISAs (UK) will always detect a material misstatement when it exists. 
Misstatements can arise from fraud or error and are considered material if, individually or in aggregate, they could reasonably be expected 
to influence the economic decisions of users taken on the basis of these financial statements. 

Details of the extent to which the audit was considered capable of detecting irregularities, including fraud, are set out below. 

A further description of our responsibilities for the audit of the financial statements is located on the FRC’s website at: 
www.frc.org.uk/auditorsresponsibilities. This description forms part of our auditor’s report. 

Extent to which the audit was considered capable of detecting irregularities, including fraud 
We identify and assess the risks of material misstatement of the financial statements, whether due to fraud or error, and then design and 
perform audit procedures responsive to those risks, including obtaining audit evidence that is sufficient and appropriate to provide a basis 
for our opinion. 

Identifying and assessing potential risks related to irregularities 
In identifying and assessing risks of material misstatement in respect of irregularities, including fraud and non-compliance with laws and 
regulations, our procedures included the following: 

— considering the nature of the industry and sector, control environment and business performance including the design of the Group’s 
remuneration policies, key drivers for directors’ remuneration, bonus levels and performance targets; 

— enquiring of management, internal audit, and the Audit Committee, including obtaining and reviewing supporting documentation, 
concerning the Group’s policies and procedures relating to: 
– identifying, evaluating and complying with laws and regulations and whether they were aware of any instances of non-compliance; 
– detecting and responding to the risks of fraud and whether they have knowledge of any actual, suspected or alleged fraud; 
– the internal controls established to mitigate risks related to fraud or non-compliance with laws and regulations; 

— discussing among the engagement team including significant component audit teams and involving relevant internal specialists, 
including tax, valuations, IT, and industry specialists regarding how and where fraud might occur in the financial statements and any 
potential indicators of fraud. As part of this discussion, we identified potential for fraud in the following areas: valuation of the property 
portfolio relating to the level of estimation required in determining the valuation; and 

— obtaining an understanding of the legal and regulatory frameworks that the Group operates in, focusing on those laws and regulations 
that had a direct effect on the financial statements. The key laws and regulations we considered in this context included the relevant 
provisions of the UK Companies Act and Listing Rules as well as relevant provisions of tax legislation, including the REIT rules. In 
addition, we considered provisions of other laws and regulations that do not have a direct effect on the financial statements but 
compliance with which may be fundamental to the Group’s ability to operate or to avoid a material penalty. 

Audit response to risks identified 
As a result of performing the above, we identified the valuation of the property portfolio as the key audit matter. The key audit matters 
section of our report explains the matter in more detail and also describes the specific procedures we performed in response to that key 
audit matter.  

In addition to the above, our procedures to respond to risks identified included the following: 

— reviewing the financial statement disclosures and testing to supporting documentation to assess compliance with relevant laws and 
regulations described as having a direct effect on the financial statements; 

— enquiring of management, the Audit Committee and in-house legal counsel concerning actual and potential litigation and claims; 
— performing analytical procedures to identify any unusual or unexpected relationships that may indicate risks of material misstatement 

due to fraud; 
— reading minutes of meetings of those charged with governance, reviewing internal audit reports and reviewing correspondence with 

HMRC; and 
— in addressing the risk of fraud through management override of controls, testing the appropriateness of journal entries and other 

adjustments; assessing whether the judgements made in making accounting estimates are indicative of a potential bias; and evaluating 
the business rationale of any significant transactions that are unusual or outside the normal course of business. 

We also communicated relevant identified laws and regulations and potential fraud risks to all engagement team members including 
internal specialists and significant component audit teams, and remained alert to any indications of fraud or non-compliance with laws 
and regulations throughout the audit. 

  

   intu properties plc Annual report 2019 107

Strategic report
Governance
Financial statements
Other information



Independent auditor’s report to the  
members of intu properties plc continued 

108 intu properties plc Annual report 2019  

Report on other legal and regulatory requirements 
Opinions on other matters prescribed by the Companies Act 2006 
In our opinion the part of the directors’ remuneration report to be audited has been properly prepared in accordance with the Companies 
Act 2006. 

In our opinion, based on the work undertaken in the course of the audit: 

— the information given in the strategic report and the directors’ report for the financial year for which the financial statements are 
prepared is consistent with the financial statements; and 

— the strategic report and the directors’ report have been prepared in accordance with applicable legal requirements. 

In the light of the knowledge and understanding of the Group and of the Company and their environment obtained in the course of the 
audit, we have not identified any material misstatements in the strategic report or the directors’ report. 

Matters on which we are required to report by exception 
Adequacy of explanations received and accounting records 
Under the Companies Act 2006 we are required to report to you if, in our opinion: 
— we have not received all the information and explanations we require for our audit; or 
— adequate accounting records have not been kept by the Company, or returns adequate for our audit have  

not been received from branches not visited by us; or 
— the Company financial statements are not in agreement with the accounting records and returns. 

We have nothing to report  
in respect of these matters. 

Directors’ remuneration 
Under the Companies Act 2006 we are also required to report if in our opinion certain disclosures of directors’ 
remuneration have not been made or the part of the directors’ remuneration report to be audited is not in 
agreement with the accounting records and returns. 

We have nothing to report in 
respect of these matters. 

Other matters 
Auditor tenure 
Following the recommendation of the Audit Committee, we were appointed by the Board on 2 April 2019 to audit the financial statements 
for the year ending 31 December 2019 and subsequent financial periods. The period of total uninterrupted engagement including previous 
renewals and reappointments of the firm is one year, covering the year ending 31 December 2019.  

Consistency of the audit report with the additional report to the Audit Committee 
Our audit opinion is consistent with the additional report to the Audit Committee we are required to provide in accordance with ISAs (UK). 

Use of our report 
This report is made solely to the Company’s members, as a body, in accordance with Chapter 3 of Part 16 of the Companies Act 2006. Our 
audit work has been undertaken so that we might state to the Company’s members those matters we are required to state to them in an 
auditor’s report and for no other purpose. To the fullest extent permitted by law, we do not accept or assume responsibility to anyone 
other than the Company and the Company’s members as a body, for our audit work, for this report, or for the opinions we have formed. 

 

 

Claire Faulkner FCA (Senior Statutory Auditor) 
For and on behalf of Deloitte LLP 
Statutory Auditor 
London, United Kingdom 
12 March 2020 
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£m Notes 2019 
Re-presented1 

2018 

Revenue 3 542.3 581.1 

Net rental income 3 348.1 398.5 

Net other income  6.2 5.3 

Revaluation of investment and development property 13 (1,796.8) (1,332.8) 

Loss on disposal of subsidiaries 4 (6.3) (8.5) 

Gain on sale of investment and development property  3.9 1.4 

Write-down on recognition of joint ventures and other assets classified as held for sale 32 (38.0) – 

Impairment of goodwill  (4.0) – 

Impairment of investment in associates 18 (7.4) – 

Impairment of loan to associate  (5.5) – 

Administration expenses – ongoing  (39.5) (42.9) 

Administration expenses – exceptional 5 (3.4) (13.1) 

Operating loss 6 (1,542.7) (992.1) 

Finance costs 9 (220.9) (216.7) 

Finance income 9 16.6 14.8 

Other finance charges – exceptional 9 (36.9) (32.9) 

Change in fair value of financial instruments 9 (72.9) 87.3 

Net finance costs 9 (314.1) (147.5) 

Loss before tax, joint ventures and associates  (1,856.8) (1,139.6) 

Share of post-tax loss of joint ventures 16 (158.9) (42.1) 

Share of post-tax (loss)/profit of associates 18 (0.3) 2.3 

Loss before tax  (2,016.0) (1,179.4) 

Current tax – ongoing 10 (16.0) (0.1) 

Current tax – exceptional 10 (6.4) – 

Deferred tax 10 16.6 5.8 

Taxation 10 (5.8) 5.7 

Loss for the year  (2,021.8) (1,173.7) 

    

Attributable to:    

Owners of intu properties plc  (1,950.9) (1,132.2) 

Non-controlling interests  (70.9) (41.5) 

  (2,021.8) (1,173.7) 

    

Basic loss per share 12 (145.1)p (84.3)p 

Diluted loss per share 12 (145.1)p (84.3)p 

1 See note 1 for details of re-presented amounts. 
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£m Notes 2019 2018 

Loss for the year   (2,021.8) (1,173.7) 

Other comprehensive income    

Items that may be reclassified subsequently to the income statement:    

Exchange differences  (30.7) 4.1 

Total items that may be reclassified subsequently to the income statement  (30.7) 4.1 

Items that will not be reclassified subsequently to the income statement:    

Revaluation of other investments  (2.6) (6.4) 

Change in fair value of financial instruments 25 75.0 43.4 

Total items that will not be reclassified subsequently to the income statement  72.4 37.0 

Other comprehensive income for the year  41.7 41.1 

Total comprehensive loss for the year  (1,980.1) (1,132.6) 

    

Attributable to:    

Owners of intu properties plc  (1,909.2) (1,091.1) 

Non-controlling interests  (70.9) (41.5) 

  (1,980.1) (1,132.6) 
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£m Notes 
Group 

2019 

Re-presented1 
Group   

2018   
Company 

2019 
Company 

2018 

Non-current assets      
Investment and development property 13 6,026.7 8,138.3  – – 
Property, plant and equipment   14.3 11.8  10.4 9.3 
Investment in Group companies 15 – –  1,842.7 2,719.1 
Investment in joint ventures 16 326.6 487.9  – – 
Loans to joint ventures 16 197.5 336.0  – – 
Investment in associates 18 53.7 65.6  – – 
Derivative financial instruments 21 – 4.3  – – 
Other non-current assets  1.1 20.7  – – 
  6,619.9 9,064.6  1,853.1 2,728.4 
Current assets      
Joint ventures and other assets classified as held for sale 32 163.7 –  – – 
Derivative financial instruments 21 – 0.4  – – 
Trade and other receivables 19 130.0 138.0  855.3 727.4 
Cash and cash equivalents 20 203.5 239.5  0.2 0.4 
  497.2 377.9  855.5 727.8 
Total assets  7,117.1 9,442.5  2,708.6 3,456.2 
Current liabilities      
Trade and other payables 22 (243.3) (278.4)  (376.7) (387.9) 
Current tax liabilities  (5.9) –  (5.3) – 
Borrowings 23 (71.1) (51.1)  (0.4) – 
Derivative financial instruments 21 (48.4) (39.0)  – – 
  (368.7) (368.5)  (382.4) (387.9) 
Non-current liabilities      
Borrowings 23 (4,663.2) (4,984.2)  (421.5) (393.9) 
Derivative financial instruments 21 (237.1) (246.2)  (0.8) (4.6) 
Deferred tax liabilities 10 (0.9) (18.0)  – – 
Other payables  (1.2) (1.2)  – – 
  (4,902.4) (5,249.6)  (422.3) (398.5) 
Total liabilities  (5,271.1) (5,618.1)  (804.7) (786.4) 
Net assets  1,846.0 3,824.4  1,903.9 2,669.8 
Equity      
Share capital 28 677.5 677.5  677.5 677.5 
Share premium 28 1,327.4 1,327.4  1,327.4 1,327.4 
ESOP shares 29 (33.6) (37.0)  (33.6) (37.0) 
Other reserves 30 443.9 402.2  61.4 61.4 
(Accumulated losses)/retained earnings  (511.0) 1,441.6  (128.8) 640.5 
Attributable to owners of intu properties plc  1,904.2 3,811.7  1,903.9 2,669.8 
Non-controlling interests  (58.2) 12.7  – – 
Total equity  1,846.0 3,824.4  1,903.9 2,669.8 

1 See note 1 for details of re-presented amounts. 

A loss of £767.6 million is recorded in the financial statements of the Company in respect of the year (2018: loss of £187.0 million).  
No income statement or statement of comprehensive income is presented for the Company as permitted by Section 408 of the  
Companies Act 2006. 

These consolidated financial statements of intu properties plc (registration number: 3685527) have been approved for issue by the  
Board of directors on 12 March 2020. 

Matthew Roberts  Robert Allen 
Chief Executive  Chief Financial Officer 

The notes on pages 115 to 156 form part of these consolidated financial statements. 
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 Attributable to owners of intu properties plc   

Group (£m) 
Share 

capital 
Share 

premium 
ESOP 

shares 
Other 

reserves 

Retained 
earnings/ 

(accumulated 
losses) Total 

Non- 
controlling 

interests 
Total 

equity 

At 1 January 2019 677.5 1,327.4 (37.0) 402.2 1,441.6 3,811.7 12.7 3,824.4 

Loss for the year – – – – (1,950.9) (1,950.9) (70.9) (2,021.8) 

Other comprehensive income:         

Revaluation of other investments – – – (2.6) – (2.6) – (2.6) 

Change in fair value of financial instruments 
(note 25) – – – 75.0 – 75.0 – 75.0 

Exchange differences – – – (30.7) – (30.7) – (30.7) 

Total comprehensive loss for the year – – – 41.7 (1,950.9) (1,909.2) (70.9) (1,980.1) 

Share-based payments (note 7) – – – – 1.8 1.8 – 1.8 

Acquisition of ESOP shares (note 29) – – (0.1) – – (0.1) – (0.1) 

Disposal of ESOP shares (note 29) – – 3.5 – (3.5) – – – 

 – – 3.4 – (1.7) 1.7 – 1.7 

At 31 December 2019 677.5 1,327.4 (33.6) 443.9 (511.0) 1,904.2 (58.2) 1,846.0 
 

 Attributable to owners of intu properties plc   

Group (£m) 
Share 

capital 
Share 

premium 
ESOP 

shares 
Other 

reserves 
Retained 
earnings Total 

Non- 
controlling 

interests 
Total 

equity 

At 1 January 2018 677.5 1,327.4 (39.1) 361.1 2,748.1 5,075.0 54.2 5,129.2 

Adjustment on adoption of new accounting 
standard (note 1) – – – – 14.0 14.0 – 14.0 

Adjusted 1 January 2018 677.5 1,327.4 (39.1) 361.1 2,762.1 5,089.0 54.2 5,143.2 

Loss for the year – – – – (1,132.2) (1,132.2) (41.5) (1,173.7) 

Other comprehensive income:         

Revaluation of other investments – – – (6.4) – (6.4) – (6.4) 

Change in fair value of financial instruments 
(note 25) – – – 43.4 – 43.4 – 43.4 

Exchange differences – – – 4.1 – 4.1 – 4.1 

Total comprehensive loss for the year – – – 41.1 (1,132.2) (1,091.1) (41.5) (1,132.6) 

Dividends (note 11) – – – – (188.1) (188.1) – (188.1) 

Share-based payments (note 7) – – – – 2.8 2.8 – 2.8 

Acquisition of ESOP shares (note 29) – – (0.9) – – (0.9) – (0.9) 

Disposal of ESOP shares (note 29) – – 3.0 – (3.0) – – – 

 – – 2.1 – (188.3) (186.2) – (186.2) 

At 31 December 2018 677.5 1,327.4 (37.0) 402.2 1,441.6 3,811.7 12.7 3,824.4 
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 Attributable to owners of intu properties plc 

Company (£m) 
Share 

capital 
Share 

premium 
ESOP 

shares 
Other 

reserves 

Retained 
earnings/ 

(accumulated 
losses) 

Total 
equity 

At 1 January 2019 677.5 1,327.4 (37.0) 61.4 640.5 2,669.8 

Loss for the year  – – – – (767.6) (767.6) 

Total comprehensive loss for the year – – – – (767.6) (767.6) 

Share-based payments (note 7) – – – – 1.8 1.8 

Acquisition of ESOP shares (note 29) – – (0.1) – – (0.1) 

Disposal of ESOP shares (note 29) – – 3.5 – (3.5) – 

 – – 3.4 – (1.7) 1.7 

At 31 December 2019 677.5 1,327.4 (33.6) 61.4 (128.8) 1,903.9 
 

 Attributable to owners of intu properties plc 

Company (£m) 
Share 

capital 
Share 

premium 
ESOP 

shares 
Other 

reserves 
Retained 
earnings 

Total 
equity 

At 1 January 2018 677.5 1,327.4 (39.1) 61.4 1,015.8 3,043.0 

Loss for the year  – – – – (187.0) (187.0) 

Total comprehensive loss for the year – – – – (187.0) (187.0) 

Dividends (note 11) – – – – (188.1) (188.1) 

Share-based payments (note 7) – – – – 2.8 2.8 

Acquisition of ESOP shares (note 29) – – (0.9) – – (0.9) 

Disposal of ESOP shares (note 29) – – 3.0 – (3.0) – 

 – – 2.1 – (188.3) (186.2) 

At 31 December 2018 677.5 1,327.4 (37.0) 61.4 640.5 2,669.8 
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£m Notes 
 

2019 
Re-presented1 

2018 

Cash generated from operations 33 321.4 319.7 

Interest paid  (255.4) (236.1) 

Payments on termination of interest rate swaps   (52.4) – 

Interest received  14.1 19.3 

Taxation  (16.6) (0.3) 

Cash flows from operating activities  11.1 102.6 

Cash flows from investing activities    

Purchase and development of property, plant and equipment  (127.7) (193.5) 

Sale of investment and development property  75.3 24.4 

Additions to other investments  (0.1) (0.1) 

Sale of other investments  8.0 – 

Disposal of subsidiaries net of cash sold 31, 35 100.7 143.2 

Investment of capital in joint ventures  (4.4) (7.7) 

Repayments of capital by joint ventures 16 7.7 7.1 

Loan advances to joint ventures 16 (4.8) (2.0) 

Loan repayments by joint ventures 16 16.2 25.3 

Distributions from joint ventures 16 4.6 2.9 

Cash flows from investing activities  75.5 (0.4) 

Cash flows from financing activities    

Acquisition of ESOP shares  (0.1) (0.9) 

Borrowings drawn  208.0 302.0 

Borrowings repaid  (322.1) (204.3) 

Equity dividends paid 11 (8.2) (187.6) 

Cash flows from financing activities  (122.4) (90.8) 

Net (decrease)/increase in cash and cash equivalents  (35.8) 11.4 

Cash and cash equivalents at 1 January 20 239.5 228.0 

Effects of exchange rate changes on cash and cash equivalents  (0.2) 0.1 

Cash and cash equivalents at 31 December 20 203.5 239.5 

1 See note 1 for details of re-presented amounts.
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1 Accounting convention and basis of preparation 
Group consolidated financial statements 
The Group consolidated financial statements have been prepared 
in accordance with International Financial Reporting Standards as 
adopted by the European Union (IFRS), interpretations issued by 
the International Financial Reporting Standards Interpretations 
Committee and with those parts of the Companies Act 2006 
applicable to companies reporting under IFRS.  

The Group consolidated financial statements have been prepared 
under the historical cost convention as modified by investment 
and development property, derivative financial instruments and 
certain other assets and liabilities that have been measured at fair 
value. A summary of the significant accounting policies as applied 
to the Group is set out in note 2. 

Company financial statements 
The Company financial statements have been prepared in 
accordance with Financial Reporting Standard 101 (FRS 101) 
‘Reduced Disclosure Framework’ as issued by the Financial 
Reporting Council. The Company transitioned from IFRS to  
FRS 101 at 1 January 2019. 

In preparing the Company financial statements the Company has 
taken advantage of the following disclosure exemptions available 
under FRS 101, and therefore the Company financial statements  
do not include:  

— certain comparative information as otherwise required by IFRS 
— disclosures regarding the Company’s management of capital 
— a statement of cash flows 
— disclosures in respect of financial instruments 
— disclosure of related party transactions with wholly owned 

members of the Group 
— the effect of future accounting standards not yet adopted 

The above disclosure exemptions have been adopted because 
equivalent disclosures are included in the Group consolidated 
financial statements into which the Company is consolidated. 
A summary of the significant accounting policies as applied to  
the Company is set out in note 2. 

Accounting standard changes 
The accounting policies are consistent with those applied in the last 
annual financial statements, as amended when relevant to reflect 
the adoption of new standards, amendments and interpretations 
which became effective in the year (see detail as follows). These 
changes have not had a material impact on the financial statements.  

This is the Group and Company’s first set of annual financial 
statements where IFRS 16 Leases has been applied. The impact on  
the financial statements on adoption of this standard is set out below: 

IFRS 16 Leases – the standard requires lessees to recognise a right-of-
use asset representing its right to use the underlying asset and a lease 
liability representing its obligation to make lease payments. 
Revaluation of the right-of-use asset and finance costs on the lease 
liability will be recognised in the income statement. The application 
of this standard does not result in material changes to lessor 
accounting including current accounting for rental income earned  
or related disclosures. The standard allows for different transition 
options and the Group has adopted the modified retrospective 
approach. On adoption the Group recognised a right-of-use asset  
and lease liability of £3.5 million. Of this, £1.7 million related to  
the Company. See note 2 for the revised accounting policy. 

A number of standards and amendments to standards have been 
issued but are not yet effective for the current year. These are not 
expected to have a material impact on the Group financial 
statements. 

2018 was the Group and Company’s first set of annual financial 
statements where IFRS 9 Financial Instruments and IFRS 15 
Revenue from Contracts with Customers were applied. The impact 
on the financial statements on adoption of these standards is set 
out below: 

IFRS 9 Financial Instruments – the standard applies to 
classification and measurement of financial assets and financial 
liabilities, impairment provisioning and hedge accounting. 

The standard did not have a material impact on the financial 
statements, with an opening adjustment to retained earnings  
of £14.0 million being made by the Group on adoption and no 
adjustment made to the Company. 

IFRS 15 Revenue from Contracts with Customers – the standard  
is applicable to service charge income and facilities management 
income but excludes lease rental income arising from contracts 
with the Group’s tenants. The adoption of this standard did not 
have a material impact on the financial statements. 
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1 Accounting convention and basis of preparation 
(continued) 
Re-presentation of information 
The Group has re-presented the following during the year in order 
to add clarity and simplify the primary statements. None of these 
re-presentations have had any impact on reported basic or diluted 
earnings per share. 

– consolidated income statement 
The underlying component of other finance charges, being the 
amortisation of Metrocentre compound financial instrument,  
has been re-presented to finance costs. As a result, other finance 
charges now only include exceptional items. These amounts have 
been classified as exceptional based on their nature. Following the 
change in presentation, at 31 December 2019 finance costs include 
£5.9 million relating to this amortisation charge. For the year ended 
31 December 2018 finance costs have increased by £5.9 million, 
while other finance charges – exceptional have decreased by the 
same amount. See note 9 for disclosure details. 

– group balance sheet 
Amounts attributable to tenant lease incentives previously 
classified as trade and other receivables have been re-presented to 
investment and development property. Following the change in 
presentation, at 31 December 2019 investment and development 
property includes £117.4 million relating to tenant lease incentives. 
At 31 December 2018 investment and development property  
has increased by £116.5 million, non-current trade and other 
receivables (now presented within other non-current assets) have 
decreased by £99.3 million and current trade and other receivables 
have decreased by £17.2 million. 

As a result of the above change, total current assets at 31 December 
2018 decreased by £17.2 million and total non-current assets 
increased by the same amount. 

Other non-current assets at 31 December 2018 of £20.7 million 
contains the following amounts presented individually in the  
2018 annual report and financial statements: other investments  
of £10.5 million; goodwill of £4.0 million; and non-current trade 
and other receivables of £6.2 million which remains from the initial 
£105.5 million after the tenant lease incentives re-classification  
of £99.3 million (as above). 

Amounts attributable to loans to joint ventures previously  
classified within investment in joint ventures has been re-presented 
to a separate line, loans to joint ventures. Following the change  
in presentation, at 31 December 2019 £197.5 million has been 
separately classified as loans to joint ventures. At 31 December 
2018, investment in joint ventures has decreased by £336.0 million, 
and loans to joint ventures has increased by the same amount. 

– consolidated statement of cash flows 
The 2018 consolidated statement of cash flows has been re-
presented to reconcile to total cash and cash equivalents on the 
balance sheet as opposed to unrestricted cash. The impact of this is 
a £2.9 million increase in cash and cash equivalents at 1 January 
2018, a £1.8 million decrease in the cash outflows from financing 
activities and resultant £1.1 million increase in cash and cash 
equivalents at 31 December 2018. 

As a result of these changes, cash flows from financing activities at 
31 December 2018 which was originally an outflow of £89.0 million 
is now an outflow of £90.8 million, cash and cash equivalents at  
1 January 2018 which was originally £225.1 million is now £228.0 
million, cash and cash equivalents at 31 December 2018 which was 
originally £238.4 million is now £239.5 million, and net increase in 
cash and cash equivalents which was originally £13.3 million is now 
£11.4 million. 

Critical accounting judgements and key sources of  
estimation uncertainty 
The preparation of financial statements in conformity with the 
Group and Company’s accounting policies requires management  
to make judgements and use estimates that affect the reported 
amounts of assets and liabilities at the date of the financial 
statements and the reported amounts of income and expenses 
during the reporting period. Although these judgements and 
estimates are based on management’s best knowledge of the 
amount, event or action, the actual result ultimately may differ 
from those judgements and estimates. 

– key sources of estimation uncertainty 
Valuation of investment and development property – see 
investment and development property accounting policy in  
note 2 as well as note 13 for details on estimates and assumptions 
used in the valuation process and sensitivities. 

Recoverable amount of investment in subsidiaries (Company only) – 
see note 15 for details on estimates and assumptions used in 
determining the recoverable amount of subsidiaries in the Company. 

– critical accounting judgements 
Accounting for the part disposal of intu Derby – management 
applied significant judgement to determine that the part disposal  
of intu Derby should be accounted for as an equity arrangement  
as opposed to a financing arrangement. See further detail on 
judgements made in note 31. 

Going concern – when preparing the financial statements, 
management is required to make an assessment of the entity’s 
ability to continue as a going concern and prepare the financial 
statements on this basis unless it either intends to liquidate the 
entity or to cease trading or has no realistic alternative but to  
do so. As set out in going concern, there are a number of events 
or conditions that indicate a material uncertainty exists in relation 
to going concern. 

After reviewing the most recent projections and the sensitivity 
analysis and having carefully considered the material uncertainty, 
and the mitigating actions available, the directors have formed the 
judgement that it is appropriate to prepare the financial statements 
on the going concern basis. 
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1 Accounting convention and basis of preparation 
(continued) 
Going concern 
- introduction 
The Group’s business activities, together with the factors likely to 
affect its future development, performance and position are set out 
in the strategic report. The financial position of the Group, its cash 
flows, liquidity position and borrowing facilities are described in 
the financial review on pages 30 to 37. The principal risks of the 
Group are set out on pages 42 to 44. In addition, note 27 includes 
the Group’s financial risk management objectives, details of its 
financial instruments and hedging activities, its exposure to 
liquidity risk and details of its capital structure. The directors have 
considered these areas alongside the principal risks and how they 
may impact going concern, the assessment of which is considered 
to be a critical accounting judgement as set out earlier in this note. 

The most recent forecast used to assess going concern includes 
trading and property valuations as at and for the period ended  
31 December 2019 as well as 2020 budget assumptions. Included in 
these forecasts are assumptions in respect of like-for-like net rental 
income, giving particular consideration to the impact of company 
voluntary arrangements (CVAs) and administrations and property 
valuations (see note 13 for illustrative sensitivities in respect of 
estimated rental values (ERVs) and nominal equivalent yields and 
the corresponding impact on property valuations). The Group has 
considered sensitivities for what are believed to be reasonably 
possible adverse variations in performance and property 
valuations, reflecting the ongoing volatility in the UK retail market 
as well as the resulting impact of these changes on the Group’s debt 
structure, facilities and related financial covenants. 

– material uncertainty 
Due to the factors described below, a material uncertainty exists 
which may cast significant doubt on the Group and Company’s 
ability to continue as a going concern. 

At 31 December 2019 the Group had immediately available cash  
and facilities of £241.5 million. At 10 March 2020, immediately 
available cash and facilities was £200.3 million. 

The Group expects further short-term falls in net rental income  
and property valuations due to the ongoing challenges facing retail 
and retail property. In addition, the Covid-19 situation is rapidly 
evolving and the impact on intu’s centres is being closely 
monitored (see further details on pages 40 and 41). 

– financing and covenant compliance 
The Group has a number of secured financing facilities that contain 
covenants requiring the Group to maintain specified financial 
ratios and comply with certain other financial covenants. These 
include loan to value ratios, debt service ratios and, in the case of 
the Revolving Credit Facility (RCF), net worth and borrowings-to-
net-worth covenants. These financial covenants are generally 
tested quarterly or semi-annually, depending on the relevant 
financing arrangement, or otherwise at the direction of the  
lender in certain circumstances. 

The Group is currently in compliance with its financial covenants (see 
details in financial covenants on pages 165 and 166). At 31 December 
2019, the Group’s debt to asset ratio was 67.8 per cent, which is higher 
than the directors would want, and a key driver for the current 
strategy of fixing its balance sheet as set out in the Chief Executive’s 
review on pages 6 to 8. Since 31 December 2019, the Group utilised 
approximately £50 million from available cash resources to reduce 
the leverage levels in a small number of its facilities in order to  
meet the relevant loan to value covenants. While the Group is in 
compliance with all its covenants, in certain of the Group’s financing 
arrangements additional operational and financial restrictions 
(including limitations on making distributions of excess cash to 
other intu group companies by way of repayment of intra-group 
debt or otherwise) have been imposed as the Group approaches 
the maximum loan to value ratios under those arrangements. 

The Group has experienced a significant reduction in the valuation 
of its property portfolio over recent years, with an approximately  
33 per cent like-for-like valuation decline between 31 December 
2017 and 31 December 2019 including a 22 per cent like-for-like 
valuation decline in 2019, which has contributed to a significant 
increase in the Group’s debt to asset ratio from 53.1 per cent to 67.8 
per cent in 2019. The Group has considered the impact of further 
reductions in property valuations on the loan to value ratios 
contained in its financing arrangements in the near term. A further 
10 per cent decline in property valuations from 31 December 2019, 
equivalent to a reduction of 40 per cent from the December 2017 
valuation peak, would (after taking into account the net proceeds 
from the intu Asturias disposal and the net proceeds from the  
intu Puerto Venecia disposal, which is expected following certain 
regulatory approvals): 

— create a covenant cure requirement of £113.0 million under  
the Group’s asset-level borrowings 

— require cures on the RCF’s net worth and borrowings-to-net-
worth covenants, involving repayment of £161.0 million of net 
borrowings on this facility 

The Group has also experienced a reduction in net rental income 
over recent years, with an 8 per cent decline in like-for-like net 
rental income between 2017 and 2019, which included a 9.1 per 
cent decline in like-for-like net rental income in 2019. The Group 
has considered the impact of any further reductions in net rental 
income on the debt service ratios contained in its asset-level 
financing arrangements in the near term. A further 10 per cent 
decline from 2019 net rental income would create a covenant  
cure requirement of £34.0 million. 

In addition to maintaining compliance with its financial  
covenants, the Group is required to repay or refinance amounts 
under its financing arrangements when they come due, which  
will be significant over the next two years. £331.5 million of 
borrowings are due to be repaid or refinanced prior to 31 March 
2021 (£1,116.7 million by 31 December 2021, including £573.2 
million outstanding under its RCF), based on the amounts drawn 
under the Group’s borrowings as at the date of these results. 
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1 Accounting convention and basis of preparation 
(continued) 
Going concern (continued) 
Settlement amounts could also become payable on termination  
of some of the Group’s interest rate swap contracts which are not 
actively used as hedges against Group borrowings (unallocated 
swaps). At 31 December 2019, for unallocated swaps with break 
options occurring up to 31 March 2021 the settlement amounts 
would have been approximately £93.0 million. 

– mitigating actions 
The options available to the Company and the Group to address  
the material uncertainty in relation to going concern include:  

— engaging with stakeholders and other potential investors to 
explore alternative capital structures or solutions, including those 
investors which have expressed an interest in such transactions. 
The Group will also continue to keep under review the feasibility 
of a substantial equity raise. Some of these solutions could require 
shareholder or certain other approvals, which would be outside  
of the control of the Group and Company 

— the sale and/or part sale of additional assets, which may be  
at lower valuations than the valuations at which the relevant 
investment was previously recorded and/or the current market 
valuation. The asset sales may also not be achievable in the 
timescales required in order to ensure sufficient liquidity 

— seeking waivers from, or amendments to, the financial covenants 
contained in the Group’s existing financing arrangements with 
lenders (including the lenders under its RCF). These are likely  
to be required prior to the covenants being tested in July 2020  

— other self-help measures including a reduced level of capital 
expenditure in the short term 

The successful execution of some or all of these mitigating actions 
described above would mean the Group is likely to have cash 
available to reduce net external debt in order to provide appropriate 
financial covenant headroom, or refinance amounts coming due 
under, the borrowings secured by some of the Group’s assets or other 
Group-wide borrowings. The Group would also likely be able to fund 
potential settlement costs in respect of certain unallocated swaps 
with break options occurring up to 31 March 2021. 

If, however, the Group was unable to complete some or all of these 
mitigating actions described above or unable to complete them  
in a timely manner it may be unable to cure some or all covenant 
breaches that could arise in respect of, or refinance amounts 
coming due under, the borrowings secured by some of the Group’s 
assets or other Group-wide borrowings. This could occur when  
the covenants are scheduled to be tested in July 2020. The Group 
may also be unable to fund potential settlement costs in respect  
of certain unallocated swaps. 

In the event of a covenant breach or liquidity shortfall, amounts 
outstanding under the relevant financing arrangement would 
become due and payable in full (following any relevant cure 
periods), and lenders may take possession of one or more secured 
assets, which may be sold at a value which leaves no residual  
value for the Group. These circumstances could, depending on  
the materiality of the relevant financing arrangement, result in  

a cross-default in relation to intu’s other Group-wide financing 
arrangements, including its RCF and/or the 2.875 per cent 
convertible bonds, causing amounts outstanding under those 
arrangements to become immediately due and payable in full. 

- conclusion 
The events or conditions described above indicate that a material 
uncertainty exists that may cast significant doubt on the Group’s 
and the Company’s ability to continue as a going concern. 

After reviewing the most recent projections and the sensitivity 
analysis and having carefully considered the material uncertainty 
and the mitigating actions available, the directors have formed  
the judgement that it is appropriate to prepare the financial 
statements on the going concern basis. 

The auditors’ report on page 100 refers to this material uncertainty 
surrounding going concern. 

2 Accounting policies – Group and Company 
Basis of consolidation 
The consolidated financial information includes the Company  
and its subsidiaries and their interests in joint arrangements  
and associates. 

All intra-group transactions, balances and unrealised gains  
on transactions between Group companies are eliminated  
on consolidation. 

– subsidiaries 
A subsidiary is an entity that the Company controls. Control exists 
when the Company is exposed, or has rights, to variable returns  
from its involvement with the entity and has the ability to affect 
those returns through its power over the investee. Subsidiaries are 
fully consolidated from the date on which control is transferred to  
the Group and are de-consolidated from the date that control ceases. 

The Company’s investment in Group companies is carried at cost 
less accumulated impairment losses. 

– joint arrangements 
A joint arrangement is an arrangement over which two or more 
parties have joint control. Joint control is the contractually agreed 
sharing of control of an arrangement where decisions about the 
relevant activities require the unanimous consent of the parties 
sharing joint control. 

A joint arrangement is recognised either through a joint operation 
or joint venture. 

A joint operation is a joint arrangement where the parties that  
have joint control of the arrangement have rights to the assets,  
and obligations for the liabilities, relating to the arrangement. 

The Group’s interest in a joint operation is accounted for by 
consolidating the Group’s share of the assets, liabilities, income  
and expenses on a line-by-line basis. 

A joint venture is a joint arrangement where the parties that have 
joint control of the arrangement have rights to the net assets of  
the arrangement. 

The Group’s interest in a joint venture is accounted for using  
the equity method as described opposite. 
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2 Accounting policies – Group and Company 
(continued) 
Basis of consolidation (continued) 
– associates 
An associate is an entity over which the Company, either directly  
or indirectly, is in a position to exercise significant influence. 
Significant influence is the power to participate in the financial and 
operating policies of the entity but is not control or joint control of 
those policies. 

The Group’s interest in an associate is accounted for using the 
equity method as described below. 

– the equity method 
Under the equity method of accounting, interests in joint  
ventures and associates are initially recognised at cost and adjusted 
thereafter to recognise the Group’s share of the post-acquisition 
profits or losses and movements in other comprehensive income.  

Loan balances relating to long-term funding from Group 
companies to joint ventures and associates in which settlement is 
not explicitly planned or likely to occur in the foreseeable future are 
presented on the face of the balance sheet as loans to joint ventures. 

– non-controlling interest 
A non-controlling interest is the equity in a subsidiary not 
attributable, directly or indirectly, to the Company. Non-controlling 
interests are presented within equity, separately from the amounts 
attributable to owners of the Company. Profit or loss and each 
component of other comprehensive income are attributed to 
owners of the Company and to non-controlling interests in the 
appropriate proportions. 

Foreign currencies 
Items included in the financial statements of each of the Group’s 
entities are measured using the currency of the primary economic 
environment in which it operates. The consolidated financial 
statements are presented in pounds sterling, which is the Group’s 
presentational currency. 

The assets and liabilities of foreign entities are translated into 
pounds sterling at the rate of exchange ruling at the reporting date 
and their income statement and cash flows are translated at the 
average rate for the period. Exchange differences arising are 
recorded in other comprehensive income. 

At entity level, transactions in currencies other than an entity’s 
functional currency are recorded at the exchange rate prevailing at 
the transaction dates. Foreign exchange gains and losses resulting 
from settlement of these transactions and from retranslation of 
monetary assets and liabilities denominated in foreign currencies 
are recognised in the income statement except if they relate to 
hedging of net investments in a foreign operation or for loans 
 to foreign subsidiary entities considered to be part of the net 
investment in those entities, in which case these amounts are 
recorded in other comprehensive income. 

Revenue 
Revenue comprises rental income receivable, service charge 
income and facilities management income. 

Rental income receivable is recognised on a straight-line basis  
over the term of the lease. Directly attributable lease incentives  
(for example, rent-free periods or cash contributions for tenant  
fit-out) are recognised within rental income on the same basis  
as the underlying rental income received. 

Contingent rents, being those lease payments that are not fixed at 
the inception of a lease, the most significant being rents linked to 
tenant revenues or increases arising on rent reviews, are recorded 
as income in the periods in which they are earned. In respect of 
rents linked to tenant revenues, where information is not available, 
management uses estimates based on knowledge of the tenant and 
past data. Rent reviews are recognised as income from the date of 
the rent review, based on management’s estimates. Estimates are 
derived from knowledge of market rents for comparable properties 
determined on an individual property basis and updated for 
progress of negotiations. 

Service charge income and facilities management income are 
recorded as income over time in the year in which the services  
are rendered and the performance obligations are satisfied. 

Exceptional items 
Exceptional items are those items that in the directors’ view are 
required to be separately disclosed by virtue of their size, nature  
or incidence. Underlying earnings is considered to be a key 
measure in understanding the Group’s financial performance  
and excludes exceptional items. Additional information including  
a reconciliation to the profit/loss attributable to owners of intu 
properties plc, is provided in presentation of information on  
pages 157 to 161. 

Employee benefits 
– pensions 
The Group operates defined contribution group pension plans  
for its staff. All contributions are invested in funds administered 
outside of the Group. The Group has no defined benefit schemes. 

The costs of defined contribution schemes and contributions to 
personal plans are charged to the income statement in the year  
in which they are incurred. 

– share-based payments 
The cost of granting share awards is recognised through the income 
statement with reference to the fair value of the equity instrument, 
assessed at the date of grant. This cost is charged to the income 
statement over the vesting period of the awards. All awards are 
accounted for as equity settled with the credit entry being taken 
directly to equity. For awards with non-market related criteria, the 
charge is reversed if it is expected that the performance criteria will 
not be met. 

For share awards an option pricing model is used applying 
assumptions around expected yields, forfeiture rates, exercise price 
and volatility. Where the share awards have non-market related 
performance criteria the Group has used the Black-Scholes option 
valuation model to establish the relevant fair values. Where the 
share awards have market-related performance criteria the Group 
has used the Monte Carlo simulation valuation model to establish 
the relevant fair values. 
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2 Accounting policies – Group and Company 
(continued) 
Taxation 
Current tax is the expected tax payable on the taxable income  
for the year and any adjustment in respect of prior years. It is 
calculated using rates applicable at the balance sheet date. 

Deferred tax is provided for temporary differences between the 
carrying amounts of assets and liabilities in the balance sheet and 
the amounts used for tax purposes. Deferred tax is determined 
using tax rates that have been enacted or substantively enacted  
by the reporting date and are expected to apply when the asset  
is realised, or the liability settled. 

Temporary differences are not provided on goodwill not deductible 
for tax purposes, the initial recognition of assets or liabilities  
that affect neither accounting nor taxable profit, and differences 
relating to investments in subsidiaries to the extent that they will 
not reverse in the foreseeable future. 

Deferred tax assets are recognised only to the extent that 
management believes it is probable that future taxable profit will be 
available against which the temporary differences can be utilised. 

Tax is included in the income statement except when it relates to 
items recognised directly in other comprehensive income or equity, 
in which case the related tax is also recognised directly in other 
comprehensive income or equity. 

Investment and development property 
Investment and development property are owned or leased  
by the Group and held for long-term rental income and  
capital appreciation. 

The Group has elected to use the fair value model. Properties 
are initially recognised at cost and subsequently revalued at the 
balance sheet date to fair value as determined by professionally 
qualified external valuers on the basis of market value with the 
exception of certain development land where an assessment of fair 
value may be made internally. External valuations are received for 
significant development land once required planning permissions 
are obtained. Valuations conform with the Royal Institution of 
Chartered Surveyors (RICS) Valuation – Global Standards 2017 
incorporating the International Valuation Standards and the  
UK National Supplement 2018 (the Red Book). 

The main estimates and assumptions underlying the valuations  
are described in note 13. 

The cost of investment and development property includes 
capitalised interest and other directly attributable outgoings 
incurred during development. Interest is capitalised on the basis  
of the average interest rate on the relevant debt outstanding. 
Interest ceases to be capitalised on the date of practical completion. 

Gains or losses arising from changes in the fair value of investment 
and development property are recognised in the income statement. 

Depreciation is not provided in respect of investment and 
development property. 

Sales and purchases of investment property are recognised  
when control passes on completion of the contract. Any gain  
or loss arising on derecognition of the property (calculated as  
the difference between the net disposal proceeds and the carrying 
amount of the asset) is included in profit or loss in the period in 
which the property is derecognised. 

Leases 
– Group as lessee 
Leases of investment property are accounted for as a right-of-use 
asset and a lease liability. The investment property asset is included 
in the balance sheet at fair value, gross of the recognised lease 
liability. Contingent rents are recognised as they accrue. 

Other right-of-use assets are capitalised at the lower of the fair  
value of the leased asset or the present value of the minimum lease 
payments and depreciated over the shorter of the lease term and 
the useful life of the asset. 

Lease payments are allocated between the liability and finance 
charges so as to achieve a constant financing rate. 

– Group as lessor 
A lease that transfers substantially all the risks and rewards of 
ownership to the lessee is classified as a finance lease. All other 
leases are normally classified as operating leases. 

Investment properties are leased to tenants under operating leases, 
with rental income being recognised on a straight-line basis over 
the lease term. For more detail see the revenue accounting policy. 

Impairment of assets 
The Group’s assets are reviewed at each balance sheet date to 
determine whether events or changes in circumstances exist that 
indicate that their carrying amount may not be recoverable. If such 
an indication exists, the asset’s recoverable amount is estimated. 
The recoverable amount is the higher of an asset’s fair value less 
costs to sell and its value in use. An impairment loss is recognised 
in the income statement for the amount by which the asset’s 
carrying amount exceeds its recoverable amount. For the purposes 
of assessing impairment, assets are grouped at the lowest levels  
for which there are separately identifiable cash flows. 

At each balance sheet date the Group reviews whether there is any 
indication that an impairment loss recognised in previous periods 
may have decreased. If such an indication exists, the asset’s 
recoverable amount is estimated. An impairment loss recognised in 
prior periods is reversed if, and only if, there has been a change in 
the estimates used to determine the asset’s recoverable amount. In 
this case the asset’s carrying amount is increased to its recoverable 
amount but not exceeding the carrying amount that would have 
been determined had no impairment loss been recognised.  
The reversal of an impairment loss is recognised in the income 
statement. No impairment reversals are permitted to be recognised 
on goodwill. 

For financial assets within the scope of IFRS 9 Financial 
Instruments, the Group applies the expected credit loss model.  
See note 27 credit risk section for further details. 
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2 Accounting policies – Group and Company 
(continued) 
Trade receivables 
Trade receivables are recognised initially at their transaction price 
and subsequently measured at amortised cost less loss allowance 
for expected credit losses. 

When applying a loss allowance for expected credit losses, 
judgement is exercised as to the collectability of trade receivables 
and to determine if it is appropriate to impair these assets. When 
considering expected credit losses, management has taken into 
account days past due, credit status of the counterparty and 
historical evidence of collection. 

Cash and cash equivalents 
Cash and cash equivalents comprise cash in hand, deposits with 
banks, whether restricted or unrestricted, and other short-term 
liquid investments with original maturities of three months or less. 

Trade payables 
Trade payables are recognised initially at fair value and 
subsequently measured at amortised cost. 

Borrowings 
Borrowings are initially recognised at fair value taking into  
account attributable transaction costs and subsequently carried  
at amortised cost with any transaction costs, premiums or 
discounts recognised over the contractual life in the income 
statement using the effective interest method. This excludes 
certain financial instruments such as convertible bonds as  
detailed in note 25 and below. 

In the event of early repayment, all unamortised transaction  
costs are recognised immediately in the income statement. 

Convertible bonds 
Convertible bonds are assessed on issue, as to whether they should  
be classified as a financial liability, as equity or as a compound 
financial instrument with both debt and equity components.  
This assessment is based on the terms of the bond and in 
accordance with IAS 32 Financial Instruments Presentation.  

The Group’s convertible bonds currently outstanding are 
designated as at fair value through profit or loss and so are 
presented on the balance sheet at fair value. Gains and losses in 
respect of own credit risk are recognised in other comprehensive 
income and all other gains and losses are recognised in the 
income statement through the change in fair value of financial 
instruments line. 

Derivative financial instruments 
The Group uses derivative financial instruments to manage 
exposure to interest rate risk. They are initially recognised on  
the trade date at fair value and subsequently re-measured at fair 
value. In assessing fair value the Group uses its judgement to  
select suitable valuation techniques and make assumptions that  

are mainly based on market conditions existing at the balance  
sheet date. The fair value of interest rate swaps is calculated  
by discounting estimated future cash flows based on the terms  
and maturity of each contract and using market interest  
rates for similar instruments at the measurement date. These  
values are tested for reasonableness based upon broker or 
counterparty quotes. 

Amounts paid under interest rate swaps on obligations as  
they fall due are recognised in the income statement as finance  
costs (allocated swaps) or other finance charges – exceptional 
(unallocated swaps). Fair value movements on revaluation  
of derivative financial instruments are shown in the income 
statement through changes in fair value of financial instruments. 

The Group does not currently apply hedge accounting to its interest 
rate swaps. 

Share capital 
Ordinary shares are classified as equity. Incremental costs directly 
attributable to the issue of new ordinary shares are shown in equity 
as a deduction, net of tax, from the proceeds. 

ESOP shares 
Investments held in the Company’s own shares in connection  
with employee share plans and other share-based payment 
arrangements are deducted from equity at cost. Where such shares 
are subsequently sold, any consideration received is recognised 
directly in equity. 

Dividends 
Dividends are recognised when they become legally payable.  
In the case of interim dividends to owners, this is the date of 
payment. In the case of final dividends, this is when approved  
by shareholders at the annual general meeting. 

Current/non-current classification 
Current assets include assets held primarily for trading purposes, 
cash and cash equivalents, and assets expected to be realised in, or 
intended for sale or consumption within one year of the reporting 
date. All other assets are classified as non-current assets. 

Current liabilities include liabilities held primarily for trading 
purposes and expected to be settled within one year of the 
reporting date. All other liabilities are classified as non-current 
liabilities. 

Non-current assets and disposal groups held for sale 
Non-current assets and corresponding disposal groups are 
classified as held for sale when their carrying amount is to be 
recovered principally through a sale that is considered highly 
probable. They are stated at the lower of carrying amount and  
fair value less costs to sell. For subsidiaries, assets and liabilities  
are separately grouped and presented on single lines in the  
balance sheet. For joint ventures, the investment is presented  
on a single line in the balance sheet as held for sale. 
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3 Segmental reporting  
Operating segments are determined based on the strategic and operational management of the Group. The Group is primarily a shopping 
centre-focused business and has two reportable operating segments being the UK and Spain. Although certain areas of business performance 
are reviewed and monitored on a centre-by-centre basis, the operating segments are consistent with the strategic and operational 
management of the Group by the Executive Committee (the chief operating decision-makers of the Group). 

Management reviews and monitors the business primarily on a proportionately consolidated basis. As such, the segmental analysis  
has been prepared on a proportionately consolidated basis. Additional information is provided in presentation of information on pages  
157 to 161. 

The key driver used to measure performance is net rental income. An analysis of net rental income is provided below: 

 2019 

 Group including share of joint ventures 
Less share of  
joint ventures  

 

£m UK Spain Total Group total 

Rent receivable 456.0 32.1 488.1 (64.1) 424.0 
Service charge income 116.4 7.6 124.0 (16.7) 107.3 
Facilities management income from joint ventures 7.0 – 7.0 4.0 11.0 

Revenue 579.4 39.7 619.1 (76.8) 542.3 
Rent payable (16.2) – (16.2) 1.0 (15.2) 
Service charge costs (134.0) (7.9) (141.9) 18.4 (123.5) 
Facilities management costs recharged to joint ventures (7.0) – (7.0) (4.0) (11.0) 
Other non-recoverable costs (48.0) (4.4) (52.4) 7.9 (44.5) 

Net rental income  374.2 27.4 401.6 (53.5) 348.1 

      

Loss for the year (1,942.1) (80.2) (2,022.3) 0.51 (2,021.8) 
 

 2018 

 Group including share of joint ventures 
Less share of  
joint ventures  Group total £m UK Spain Total 

Rent receivable 494.6 33.4 528.0 (60.7) 467.3 

Service charge income 113.2 7.3 120.5 (13.5) 107.0 

Facilities management income from joint ventures 4.5 – 4.5 2.3  6.8 

Revenue 612.3 40.7 653.0 (71.9) 581.1 

Rent payable (14.6) – (14.6) 1.1  (13.5) 

Service charge costs (131.0) (8.0) (139.0) 15.0  (124.0) 

Facilities management costs recharged to joint ventures (4.5) – (4.5) (2.3) (6.8) 

Other non-recoverable costs (40.0) (4.4) (44.4) 6.1  (38.3) 

Net rental income  422.2 28.3 450.5 (52.0) 398.5 

      

(Loss)/profit for the year (1,175.1) 1.9 (1,173.2) (0.5)1 (1,173.7) 

1 Relates to the loss/(profit) attributable to non-controlling interests within the Group’s investment in joint ventures. 

There were no transactions within net rental income between operating segments. 

The Group’s geographical analysis of non-current assets is presented below. This represents where the Group’s assets reside and, where 
relevant, where revenues are generated. In the case of investments this reflects where the investee is located. 

£m 2019 
Re-presented1 

2018   

UK 6,261.8 8,399.0  

Spain 304.4 599.6  

India 53.7 66.0  

 6,619.9 9,064.6  

1 See note 1 for details of re-presented amounts.  
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3 Segmental reporting (continued) 
An analysis of investment and development property, capital expenditure and revaluation (deficit)/surplus are presented below: 

 Investment and development property Capital expenditure Revaluation (deficit)/surplus 

£m 2019 
Re-presented1  

2018   2019 2018 2019 2018 

UK 6,315.8 8,394.6  108.4 171.8 (1,899.8) (1,406.6) 

Spain 405.8 861.1  20.8 29.2 (79.9) 1.6 

Group including share of joint ventures 6,721.6 9,255.7  129.2 201.0 (1,979.7) (1,405.0) 

Less share of joint ventures (694.9) (1,117.4)  (3.1) (5.8) 182.9 72.2 

Group 6,026.7 8,138.3  126.1 195.2 (1,796.8) (1,332.8) 

1 See note 1 for details of re-presented amounts. 

4 Loss on disposal of subsidiaries 
The loss on disposal of subsidiaries of £6.3 million includes a loss in respect of the part disposal of intu Derby to a joint venture of £6.5 
million (see note 31) offset by a £0.2 million gain on disposal of a wholly owned subsidiary, which holds a plot of sundry land near intu 
Xanadú, to the intu Xanadú joint venture. The 2018 loss of £8.5 million includes a loss in respect of the part disposal of intu Chapelfield to  
a joint venture of £9.0 million (see note 31) offset by an adjustment in respect of the part disposal of intu Xanadú in 2017 of £0.5 million. 

5 Administration expenses – exceptional 
Exceptional administration expenses in the year total £3.4 million and relate principally to costs incurred in respect of the revised strategy 
work undertaken by the Group. The 2018 costs of £13.1 million related principally to costs associated with the aborted offers for the Group 
made by Hammerson plc and the consortium (comprised of the Peel Group, the Olayan Group and Brookfield Property Group). These 
amounts have been classified as exceptional (see accounting policy in note 2) based on their incidence. 

6 Operating loss 
£m 2019 2018 

Operating loss is arrived at after charging:   

Impairment of goodwill 4.0 – 

Staff costs (note 7) 98.1 95.2 

Depreciation 5.5 4.3 

7 Employees’ information 
Employees’ costs 
£m 2019 2018 

Wages and salaries 82.0 79.2 

Social security costs 8.6 8.2 

Pension costs 5.7 5.0 

Share-based payments 1.8 2.8 

 98.1 95.2 

Employees’ numbers 
At 31 December 2019 the number of persons employed by the Group was 2,556 (2018: 2,654). The Company had no employees during the 
year (2018: none). The monthly average number of persons employed by the Group during the year is provided below: 

Number 2019 2018 

Head office 421 422 

Shopping centres 2,138 2,148 

 2,559 2,570 
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7 Employees’ information (continued) 
Share based payments 
Details of share options outstanding under each of the Group’s schemes is set out below: 

 
 
 Note 

Outstanding 
1 January 2019 

Granted 
during the year 

Exercised  
during the year  

Expired/forfeited 
during the year 

Outstanding 
31 December 2019 

Exercisable 
31 December 2019 

Share Option Schemes  A 7,938,601 – –  (801,528) 7,137,073 5,687,073 
Performance Share Plan1  B 7,008,260 3,734,410 –  (2,228,278) 8,514,392 n/a 
Bonus Share Scheme  C 1,827,366 556,840 (996,503)1 (16,632) 1,371,071 n/a 
Share Incentive Plan2  D 243,127 88,027 (41,116)1 (80,736) 209,302 n/a 
Save As You Earn Scheme  E 219,136 448,368 –  (121,172) 546,332 60,443 
Joint Share Ownership Plan  F 4,345,305 – –  (1,382,972) 2,962,333 2,962,333 

1 Shares ordinarily exercised immediately on vested date. 
2 Relates to non-vested SIP free shares, partnership shares and matching shares granted. 

The weighted average exercise prices of the outstanding options and outstanding options exercisable at 31 December 2019 for the Share 
Option Schemes were 304 pence and 309 pence respectively (2018: 302 pence and 309 pence respectively) and for the Save As You Earn 
Scheme were 77 pence and 278 respectively (2018: 224 pence and nil respectively). 

A Share Option Schemes 
Options to subscribe for ordinary shares may be awarded under the intu properties plc Company Share Option Plan and the intu properties 
plc Non-approved Executive Share Option Scheme. 

Such options may not be exercised within three years of grant or before the satisfaction or waiver of any applicable performance 
conditions and will be forfeited if the employee leaves the Group before their options become capable of exercise, except in certain 
circumstances. The options will lapse if not exercised within 10 years of the date of grant. 

B Performance Share Plan (PSP) 
The Company operates a PSP for eligible employees at the discretion of the Remuneration Committee. 

Awards may be made in the form of nil cost options, a conditional share award or prior to April 2019, a joint share ownership award and 
fixed-value zero-cost option, and eligible employees may be granted any combination of such awards subject to any individual limits. 

The 2020 PSP awards will vest based on (i) 50 per cent of each award – relative Total Shareholder Return vs a bespoke real estate sector 
peer group (this group being expanded from the very small groups used previously) and (ii) 50 per cent of each award – intu’s Total 
Property Return vs the MSCI UK Shopping Centre benchmark. This mix of metrics represents a change from the 2019 awards which were 
based 50 per cent each on relative and absolute TSR targets subject to a Remuneration Committee-operated discretionary assessment of 
underlying financial performance. It is intended that awards will vest three years following grant (with an additional two year post vesting 
holding period applying to the net number of shares that vest if the Remuneration Committee considers it appropriate to apply such 
additional condition). 

C Bonus Share Scheme (Bonus Scheme) 
Under the Company’s Bonus Scheme, shares may be awarded on a deferred basis as part of a bonus award (Deferred Share Awards). 

Deferred Share Awards comprise Restricted Shares and Additional Shares (prior to July 2019). Restricted Shares will vest two or three years 
after the date of their award and Additional Shares will vest four or five years after the date of award. Vesting is subject, under normal 
circumstances, to continued employment during the vesting or ‘restricted’ period. There are no further performance conditions applicable 
to either Restricted Shares or Additional Shares. 

Where awarded, the number of Additional Shares would be equal to 50 per cent of the combined total of shares awarded as Restricted 
Shares and under the Share Incentive Plan (see section D). No Additional Shares were outstanding at 1 January 2014 and no awards of 
Additional Shares have been made since this time. 
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7 Employees’ information (continued) 
D Share Incentive Plan (SIP) 
The Company operates a SIP for all eligible employees, who may receive up to £3,600 worth of shares (Free Shares) as part of their annual 
bonus. The SIP is an HMRC tax-advantaged scheme. 

Any Free Shares awarded under the SIP will be held in trust on behalf of each employee for at least three years following grant, after which 
time they may be withdrawn, provided the individual employee has remained in employment with the Company. If the Free Shares are 
held in trust for a further two years, they will qualify for HMRC-approved tax advantages. 

As part of the SIP arrangements, the Company also offers eligible employees the opportunity to participate in a Partnership share scheme, 
under which employees can invest up to £1,800 of pre-tax salary (or, if less, 10 per cent of salary) in any tax year, which will be used to 
purchase ordinary shares in the Company (Partnership Shares) at the end of a 12-month period. The Group will give each employee one 
ordinary share (a Matching Share) for every two Partnership Shares purchased by the employee. Matching Shares will be forfeited if the 
employee leaves the Group within three years of the date of award and will qualify for HMRC-approved tax advantages if they are held in 
the SIP for five years. 

E Save As You Earn Scheme (SAYE) 
The Group operates a SAYE under which all eligible UK employees may save up to a maximum of £500 per month for a period of three or 
five years and use the proceeds at the end of their saving period to purchase shares in the Company. At the start of the saving period, each 
SAYE participant will be granted an option to purchase such shares at a price usually determined as the average mid-market closing share 
price of an ordinary share in the Company over the three consecutive dealing days preceding the SAYE invitation date, discounted by up  
to 20 per cent. Options may normally be exercised within six months following the end of the savings period. 

F Joint Share Ownership Plan (JSOP) 
Eligible employees were invited to participate in the JSOP which formed part of the intu properties plc Unapproved Share Option Scheme 
(which was replaced by the Non-approved Executive Share Option Scheme upon its expiry in April 2018) and the PSP. Under the JSOP, 
shares are held jointly by the employee and the employee share ownership plan trustee with any increases in the share price and dividends 
paid on those shares being allocated between the joint owners in accordance with the terms of the scheme. 

Conditions under which JSOP interests may be exercised (including applicable performance conditions) are the same as those for the  
Non-approved Executive Share Option Scheme as outlined in section A. 

8 Auditor’s remuneration 

 
2019 
£000 

2018 
£000 

Fees payable to the Company’s auditor and its associates for:   

The audit of the Company’s annual financial statements 559 382 

The audit of the Company’s subsidiaries 533 441 

Fees related to the audit of the Company and its subsidiaries 1,092 823 

Audit-related assurance services1 64 51 

Total fees for audit and audit-related services 1,156 874 

Other non-audit assurance services2 534 230 

Total fees 1,690 1,104 

1 Relates to the interim report review of the Group, and interim reviews of certain subsidiary undertakings. 
2 2019 other non-audit assurance services relate primarily to reporting accountants’ work associated with the potential equity raise not completed. 
 The reporting accountants’ work surrounding the potential equity raise not completed includes a working capital report that requires the accountant to have detailed 

knowledge of the Group. If a firm other than the audit firm were to undertake this work, they would require a significant amount of additional time to become familiar with the 
Group. Deloitte was therefore chosen to undertake this work as it was considered to be sensible and more efficient both in terms of time and costs. 

 2018 other non-audit assurance services included £40,000 related to reporting accountants’ work associated with a year end significant change report and £190,000 related to 
reporting accountants’ work in connection with the Group’s Q3 profit estimate which was required at the time due to Takeover Code rules. 

 The work surrounding a significant change report and a profit estimate requires the accountant to have detailed knowledge of the Group. If a firm other than the audit firm  
were to undertake this work, they would require a significant amount of additional time to become familiar with the Group. PwC was therefore chosen to undertake this work  
as it was considered to be sensible and more efficient both in terms of time and costs. 

 As for all 2019 and 2018 non-audit work, consideration was given as to whether Deloitte’s (2019) and PwC’s (2018) independence could be affected by undertaking this work.  
It was concluded by the Audit Committee that this would not be the case. 

Fees payable by the Group’s joint ventures in respect of 2019 were £156,000 (Group’s share), all of which relates to audit and audit-related 
services (2018: £121,000, all of which related to audit and audit-related services).  
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9 Net finance costs 
£m 2019 2018 

Interest on bank loans, overdrafts and allocated interest rate swaps 206.4 203.1 

Less: finance costs capitalised to developments3 (6.7) (10.5) 

On convertible bonds (note 25) 10.8 13.8 

On lease liabilities 4.5 4.4 

Amortisation of Metrocentre compound financial instrument1 5.9 5.9 

Finance costs1 220.9 216.7 

Interest receivable on loans to joint ventures (13.7) (12.2) 

Other finance income (2.9) (2.6) 

Finance income (16.6) (14.8) 

Interest on unallocated interest rate swaps and other costs 36.9 31.8 

Foreign currency movements – 1.1 

Other finance charges – exceptional1/2 36.9 32.9 

Loss/(gain) on derivative financial instruments4 57.9 (67.5) 

Loss/(gain) on convertible bonds designated as at fair value through profit or loss (note 25) 15.0 (19.8) 

Change in fair value of financial instruments 72.9 (87.3) 

Net finance costs 314.1 147.5 

1 See note 1 for details of re-presented amounts. 
2 Exceptional finance costs include interest on unallocated interest rate swaps, amounts associated with modifications and extinguishments of borrowings, foreign currency 

movements and other fees. These amounts have been classified as exceptional (see accounting policy in note 2) based on their nature. 
3 Finance costs are capitalised to developments at interest rates that are specific to the development and are between 4.2 and 4.5 per cent. 
4 Included within the loss/(gain) on derivative financial instruments are gains totalling £36.6 million (2018: £40.1 million) resulting from interest payments on interest rate swaps 

during the year. Of these £27.0 million (2018: £28.1 million) relate to unallocated interest rate swaps.  
 The cash flow statement also includes payments on termination of interest rate swaps of £52.4 million in 2019, of which £52.2 million relates to unallocated interest rate swaps. 

10 Taxation 
Income statement 
Taxation for the year: 

£m 2019 2018 

Current tax:   

UK taxation 15.7 – 

Overseas taxation 0.3 0.1 

Current tax – ongoing 16.0 0.1 

Current tax – exceptional 6.4 – 

Deferred tax:   

On investment and development property (16.4) (5.5) 

On other temporary differences (0.2) (0.3) 

Deferred tax (16.6) (5.8) 

Total tax expense/(credit) 5.8 (5.7) 
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10 Taxation (continued) 
The tax expense for 2019 is higher and the tax credit for 2018 is lower than the standard rate of corporation tax in the UK. The differences are 
explained below: 

£m 2019 2018 

Loss before tax, joint ventures and associates (1,856.8) (1,139.6) 

Loss before tax multiplied by the standard rate of tax in the UK of 19% (2018: 19%) (352.8) (216.6) 

Exempt property rental profits and revaluations 307.0 214.9 

 (45.8) (1.7) 

Tax on shortfall of minimum PID 22.1 – 

Additions and disposals of property and investments 7.1 0.3 

Non-deductible and other items 3.4 3.4 

Overseas taxation (3.4) (0.4) 

Unprovided deferred tax1 22.4 (7.3) 

Total tax expense/(credit) 5.8 (5.7) 

1 The unprovided deferred tax predominantly relates to revenue losses, property fair values and derivative fair values. 

Factors that may affect future current and total tax charges 
Management uses judgement in assessing compliance with REIT legislation. 

The Group believes it continued to operate as a UK REIT throughout the year, under which any profits and gains from the UK property 
investment business are exempt from corporation tax, provided certain conditions continue to be met. The Group believes that these  
UK REIT conditions have been fulfilled throughout the year. 

In view of the announced short-term reduction of dividends there will be an underpayment of the minimum PID, and therefore under 
REIT legislation, the Group will incur UK corporation tax payable at 19 per cent while remaining a REIT. 

The ongoing current tax expense in the year of £16.0 million includes £15.7 million relating to corporation tax on the estimated current 
period underpayment of the minimum PID. This amount has been included within the Group’s measure of underlying earnings as it 
relates to a tax expense on current year UK rental income. 

The UK exceptional current tax expense in the year of £6.4 million represents in full the corporation tax arising in the current year in 
respect of the prior year underpayment of the minimum PID. This one-off tax expense in respect of prior year profits has been classified as 
exceptional (see accounting policy in note 2) based on its incidence, and so is excluded from the Group’s measure of underlying earnings. 

Balance sheet 
Under IAS 12 Income Taxes, provision is made for the deferred tax assets and liabilities associated with the revaluation of assets and 
liabilities at the corporate tax rate expected to apply to the Group at the time the temporary differences are expected to reverse. For those 
UK assets and liabilities benefiting from REIT exemption the relevant tax rate will be 0 per cent (2018: 0 per cent), and for other UK assets  
and liabilities the relevant rate will be 19 per cent if the temporary difference is expected to be realised before 1 April 2020 and 17 per cent  
if it is expected to be realised on or after 1 April 2020 (2018: 19 per cent before 1 April 2020, 17 per cent thereafter). For Spanish assets and 
liabilities the relevant tax rate will be 25 per cent (2018: 25 per cent). 

Movements in the provision for deferred tax: 

£m   

Investment and 
development 

property 

Other 
temporary 

differences Total 

Provided deferred tax provision/(asset):      

At 1 January 2018   24.6 (0.9) 23.7 

Recognised in the income statement   (5.5) (0.3) (5.8) 

Foreign exchange movements   0.1 – 0.1 

At 31 December 2018   19.2 (1.2) 18.0 

Recognised in the income statement   (16.4) (0.2) (16.6) 

Foreign exchange movements   (0.5) – (0.5) 

At 31 December 2019   2.3 (1.4) 0.9 

The net deferred tax provision of £0.9 million predominantly arises in respect of the revaluation of development property at intu Costa del 
Sol, partially offset by associated tax losses. 
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10 Taxation (continued) 
There are unrecognised deferred tax assets on the following temporary differences (presented below before the application of the relevant 
tax rate) due to uncertainty over the level of profits in the non-REIT elements of the Group in future periods: 

£m  2019 2018 

Revenue losses – UK  398.4 300.8 

Capital losses – UK  34.5 34.2 

Derivative financial instruments  172.7 184.9 

Other temporary differences  20.1 9.7 

Total unrecognised temporary differences  625.7 529.6 

The Company recognises no deferred tax asset or liability (2018: nil). 

11 Dividends 
£m 2019 2018 

Ordinary shares:   

2017 final dividend paid of 9.4 pence per share – 126.3 

2018 interim dividend paid of 4.6 pence per share – 61.8 

Dividends paid – 188.1 

The directors are not recommending a final dividend for 2019. See note 10 for further information on the associated tax consequences  
of not declaring and paying dividends in accordance with REIT legislation. 

Details of the shares in issue and dividends waived are given in notes 28 and 29 respectively. 

Additional information on distributable reserves is provided in the financial review on page 37. 

The 2019 cash flow statement outflow in respect of equity dividends paid relates to £8.2 million of withholding tax paid in respect of the 
2018 interim dividend. 

12 Earnings per share 
(a) Basic and diluted earnings per share 

 

  2019   2018 

Loss  
£m 

Shares 
million 

Loss per share 
pence 

Loss  
£m 

Shares 
million 

Loss per share 
pence 

Basic1 (1,950.9) 1,344.5 (145.1)p (1,132.2) 1,343.7 (84.3)p 

Diluted2 (1,950.9) 1,344.5 (145.1)p (1,132.2) 1,343.7 (84.3)p 

1 The weighted average number of shares used has been adjusted to remove shares held in the ESOP. 
2 Diluted shares include the impact of any dilutive convertible bonds, share options and share awards. 

During 2017 the Group incurred a £49.4 million share related charge in relation to its Spanish development partner Eurofund’s future 
interests in the share capital of the intu Costa del Sol development company. The positive impact of this share related charge on equity 
attributable to owners of intu properties plc is a credit to retained earnings of £49.4 million. Subsequent to 31 December 2019, the Group 
has received the final ratifications required for full planning to become effective and therefore we expect the positive impact on retained 
earnings to reverse, once these arrangements are formally concluded. 
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12 Earnings per share (continued) 
(b) Headline earnings per share 
Headline earnings per share is an APM and has been calculated and presented as required by the Johannesburg Stock Exchange listing 
requirements. 

 2019   2018   

£m Gross Net1  Gross Net1  

Basic loss  (1,950.9)   (1,132.2)  

Adjusted for:     

Revaluation of investment and development property (note 13) 1,796.8 1,713.0  1,332.8 1,289.3  

Loss on disposal of subsidiaries (note 4) 6.3 6.3  8.5 8.5  

Gain on sale of investment and development property (3.9) (3.9)  (1.4) (1.4)  

Write-down on recognition of joint ventures and other assets  
classified as held for sale (note 32) 38.0 38.0  – –  

Impairment of goodwill 4.0 4.0  – –  

Impairment of investment in associates 7.4 7.4  – –  

Impairment of loan to associate (note 18) 5.5 5.5  – –  

Share of joint ventures’ adjusted items 182.4 183.7  72.4 74.6  

Share of associates’ adjusted items 1.2 1.2  (2.2) (2.2)  

Headline earnings  4.3   236.6  

Dilution2  –   –  

Diluted headline earnings  4.3   236.6  

Weighted average number of shares (million)  1,344.5   1,343.7  

Dilution2  –   –  

Diluted weighted average number of shares (million)  1,344.5   1,343.7  

Headline earnings per share (pence)  0.3p   17.6p  

Diluted headline earnings per share (pence)  0.3p   17.6p  

1 Net of tax and non-controlling interests. 
2 The same dilution impact is required to be included as calculated in note 12(a) even where this is dilutive for headline earnings per share. 

13 Investment and development property 

£m 
Investment    

property   
Development 

property Total   

At 1 January 2018 (re-presented1) 8,853.7  434.9 9,288.6  

Additions  64.3  130.9 195.2  

Disposals (21.7)  – (21.7)  

Disposal of development property to joint venture –  (1.2) (1.2)  

Transfer 165.5  (165.5) –  

Deficit on revaluation (1,268.8)  (64.0) (1,332.8)  

Effect of movement in tenant lease incentives 5.9  1.5 7.4  

Foreign exchange movements –  2.8 2.8  

At 31 December 2018 (re-presented1) 7,798.9  339.4 8,138.3  

Additions  48.3  77.8 126.1  

Disposals (63.1)  (8.3) (71.4)  

Disposal of investment and development property to joint venture (353.7)  (8.1) (361.8)  

Transfer 6.6  (6.6) –  

Deficit on revaluation (1,699.9)  (96.9) (1,796.8)  

Transfer to assets classified as held for sale –  (0.8) (0.8)  

Effect of movement in tenant lease incentives 4.9  0.4 5.3  

Foreign exchange movements –  (12.2) (12.2)  

At 31 December 2019 5,742.0  284.7 6,026.7  

1 See note 1 for details of re-presented amounts. 
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13 Investment and development property (continued) 
A reconciliation to market value is given in the table below: 

£m 2019 2018 

Balance sheet carrying value of investment and development property 6,026.7 8,138.3 

Head leases on investment property (note 14)  (80.2) (80.2) 

Market value of investment and development property  5,946.5 8,058.1 

Included within investment and development property are tenant lease incentive balances totalling £117.4 million (2018: £116.5 million). 

Investment and development property is measured at fair value in the Group’s balance sheet and categorised as Level 3 in the fair value 
hierarchy (see note 27 for definition) as one or more significant inputs to the valuation (including rent profiles and yields) are partly based  
on unobservable market data. 

Transfers into and transfers out of the fair value hierarchy levels are recognised on the date of the event or change in circumstances that 
caused the transfer. There were no transfers in or out of Level 3 for investment and development property during the year. 

The Group has only one class of investment and development property asset. All the Group’s significant investment and development 
property relates to prime shopping centres which are of a similar nature and share characteristics and risks. 

Capital commitments 
At 31 December 2019 the Board had approved £131.6 million (2018: £233.0 million) of future expenditure for the purchase, construction, 
development and enhancement of investment property. Of this, £67.7 million (2018: £188.5 million) is contractually committed. The 
majority of this is expected to be spent during 2020. 

Capital commitments in respect of joint ventures is provided in note 16. 

Valuation process 
It is the Group’s policy to engage independent external valuers to determine the market value of its investment and development property at 
both 30 June and 31 December. These independent external valuers hold recognised and relevant professional qualifications and have recent 
experience in the location and category of the investment and development property being valued. The Group provides information to the 
valuers, including current lease and tenant data along with asset-specific business plans. The valuers use this and other inputs including 
market transactions for similar properties to produce valuations (see valuation methodology below). These valuations and the assumptions 
they have made are then discussed and reviewed with the management as well as the directors. 

A summary of the independent external valuers and the value of property assets they have been engaged to value is presented below: 

£m 2019 2018 

Cushman & Wakefield 3,054.7 4,029.2 

CBRE 1,430.1 2,160.6 

Knight Frank 1,292.5 1,635.1 

Jones Lang LaSalle 169.2 210.0 

Development property not valued externally – 23.2 

 5,946.5 8,058.1 

In addition to the above, investment properties within the Group’s joint ventures were valued by CBRE, Cushman & Wakefield, Knight 
Frank and Jones Lang LaSalle. 

Development property not valued externally relates to certain early stage development projects. These amounts have been reviewed 
internally and it has been concluded that the carrying amount is a reasonable approximation of its fair value and so no valuation 
adjustment is needed. As the developments advance these will be valued by independent external valuers. These costs will be adjusted  
if the developments are no longer being pursued. 

In respect of the intu Costa del Sol development site near Málaga, Spain, as the General Plan of Torremolinos was approved in December 
2017, with the remaining consents expected in the coming months, the Group obtained an independent external valuation at 31 December 
2017 as cost was no longer an appropriate approximation of fair value. Consistent with the 31 December 2018 valuation, the 31 December 
2019 valuation is based on the assumption that planning approval is in place at the valuation date. Subsequent to 31 December 2019,  
the Group has received the final ratifications required for full planning to become effective. 

Valuation fees are a fixed amount agreed between the Group and the valuers in advance of the valuation and are not linked to the 
valuation output.  
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13 Investment and development property (continued) 
Valuation methodology 
The fair value of the Group’s investment and development property at 31 December 2019 was determined by independent external  
valuers at that date other than certain development land as detailed above. The valuations are in accordance with the Royal Institution  
of Chartered Surveyors (RICS) Valuation – Global Standards 2017 incorporating the International Valuation Standards and the UK National 
Supplement 2018 (the Red Book) and were arrived at by reference to market transactions for similar properties and rent profiles. Fair 
values for investment properties are calculated using the present value income approach. The main assumptions underlying the 
valuations are in relation to rent profile and yields as discussed below. 

The key driver of the property valuations is the terms of the leases in place at the valuation date. These determine the majority of the cash 
flow profile of the property for a number of years and therefore form the base of the valuation. The valuation assumes adjustments from 
these rental values in place at the valuation date to market rent (ERV) at the time of the next rent review (where a typical lease allows only 
for upward adjustment) and as leases expire and are replaced by new leases. The ERV is assessed based on evidence provided by the most 
recent relevant leasing transactions and negotiations. This is based on evidence available at the date of valuation and does not assume 
future increases in market rent. 

The nominal equivalent yield is applied as a discount rate to the rental cash flows which, after taking into account other input assumptions 
such as vacancies and costs, generates the property valuation. The nominal equivalent yield applied is assessed by reference to market 
transactions for similar properties and takes into account, among other things, any risks associated with the rent uplift assumptions. 

In respect of development valuations, deductions are made for anticipated costs, including an allowance for developer’s profit and any 
other assumptions before arriving at a valuation. 

The net initial yield is calculated as the current net income over the gross market value of the asset and is used as a sense check and to 
compare against market transactions for similar properties. 

Full definitions of ERV, nominal equivalent yield and net initial yield are provided in the glossary. 

The valuation output, inputs and assumptions are reviewed by management as well as the directors to ensure that they are in line with 
those of market participants. 

The table below provides details of the assumptions used in the valuation of the core portfolio and key unobservable inputs being nominal 
equivalent yield and ERV: 

 

   2019    2018 

Market value  
£m 

Net initial  
yield (EPRA) 

Nominal 
equivalent yield 

ERV  
£m 

Market value  
£m 

Net initial  
yield (EPRA) 

Nominal 
equivalent yield 

ERV  
£m 

UK super-regional centres2 4,382.1 4.8% – 8.5% 5.3% – 7.8% 295.2 5,613.5 3.9% – 6.1% 4.7% – 6.3% 342.6 

UK major city centres3 1,261.5 4.0% – 6.7% 5.8% – 7.4% 94.7 1,988.0 3.7% – 6.6% 5.3% – 7.2% 112.0 

Other UK investment and 
development properties4 133.7 0% – 10.9% 0% – 11.0% 

 
12.8 227.2 0% – 8.6% 0% – 9.0% 17.7 

Spain development 169.2 n/a n/a n/a 229.4 n/a n/a n/a 

Total1 5,946.5   402.7 8,058.1   472.3 

1 Details on individual properties is provided in investment and development property on pages 162 and 163. 
2 Includes the Group’s interests in intu Trafford Centre, intu Lakeside, intu Metrocentre, intu Merry Hill, intu Braehead and Cribbs Causeway.  
3 Includes the Group’s interests in intu Watford, Manchester Arndale, intu Eldon Square, intu Milton Keynes and intu Victoria Centre. 
4 Includes the Group’s interests in intu Potteries, intu Broadmarsh and Soar at intu Braehead. 

A significant change in the ERV or nominal equivalent yield of investment property in isolation would result in a significant change in the 
value of investment and development property. In practice, an increase in ERV or an inward shift in the nominal equivalent yield would 
likely cause a resulting increase in the valuation, and vice versa. The table below illustrates the change in the total value of investment and 
development property when applying a +/- 5 per cent sensitivity to ERV and a +/- 50 basis point sensitivity to nominal equivalent yield: 

 ERV Nominal equivalent yield 

£m -5% +5% +50bp -50bp 

2019 (161.0) 286.2 (354.7) 646.3 
2018 (230.0) 374.5 (669.1) 818.9 
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14 Right-of-use assets and lease liabilities 
Head leases on investment property are included within investment and development property on the balance sheet and represent the 
right-of-use asset on certain investment property that has a head lease interest. In the current year total cash outflow for head leases and 
other lease liabilities is £19.8 million (2018: £22.0 million). A number of these leases provide for payment of contingent rent, usually a 
proportion of net rental income, in addition to fixed rents. 

£m 

  2019   2018 

Head leases on 
investment 

property Other1 Total 

Head leases on 
investment 

property Other1 Total 

Minimum lease payments fall due:       

Not later than one year 4.4 0.9 5.3 4.4 – 4.4 

Later than one year and not later than five years 17.8 1.8 19.6 17.8 – 17.8 

Later than five years 104.8 – 104.8 104.8 – 104.8 

 127.0 2.7 129.7 127.0 – 127.0 

Future finance charges on lease liabilities (46.8) – (46.8) (46.8) – (46.8) 

Present value of finance lease liabilities 80.2 2.7 82.9 80.2 – 80.2 

       

Present value of lease liabilities       

Not later than one year 4.4 0.9 5.3 4.4 – 4.4 

Later than one year and not later than five years 17.8 1.8 19.6 17.8 – 17.8 

Later than five years 58.0 – 58.0 58.0 – 58.0 

 80.2 2.7 82.9 80.2 – 80.2 

1 On adoption of IFRS 16 Leases (see note 1 for details), at 1 January 2019 the Group recognised a right-of-use asset and lease liability of £3.5 million. The right-of-use asset is 
presented within property, plant and equipment on the balance sheet. 

15 Investment in Group companies 

Company (£m) 

  2019   2018 

Cost 
Accumulated 

impairment Net Cost 
Accumulated 

impairment Net 

At 1 January 3,342.5 (623.4) 2,719.1 3,342.5 (450.2) 2,892.3 

Impairment charge in the year – (876.4) (876.4) – (173.2) (173.2) 

At 31 December 3,342.5 (1,499.8) 1,842.7 3,342.5 (623.4) 2,719.1 

During the year the Company carried out a review of the recoverable amount of its subsidiaries. The review led to the recognition of an 
impairment loss in the income statement of £876.4 million, largely as the result of property valuation reductions. 

The recoverable amount is based on fair value less costs of disposal (reflecting the underlying assets and liabilities of the respective 
subsidiaries) which is Level 3 in the fair value hierarchy (see note 27). The recoverable amount of the investment in subsidiaries is a key 
source of estimation uncertainty, as the estimates used to measure the recoverable amount are based on the valuations of investment  
and development property which is also a key source of estimation uncertainty, as set out in notes 1 and 13. If property valuations were  
to decline by a further 10 per cent, there would be a further impairment of approximately £550 million. 
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16 Investment in and loans to joint ventures 
The Group’s principal joint ventures own and manage investment and development property. 

£m 

       2019 

St David’s,  
Cardiff 

intu 
Derby 

intu 
Chapelfield 

intu Puerto  
Venecia 

intu 
Xanadú 

intu  
Asturias Other1 Total 

At 1 January 2019 296.4 – 134.7 145.7 125.3 91.2 30.6 823.9 

Acquisition of joint venture 
interest (note 31) – 93.9 – – – – – 93.9 

Group’s share of underlying 
earnings 11.6 3.2 4.6 2.5 4.8 0.8 0.4 27.9 

Group’s share of other net loss (63.4) (56.7) (27.3) (18.7) (1.5) (5.9) (13.3) (186.8) 

Group’s share of (loss)/profit (51.8) (53.5) (22.7) (16.2) 3.3 (5.1) (12.9) (158.9) 

Investment of capital – – – – 8.7 – – 8.7 

Repayment of capital – – – – (7.7) – – (7.7) 

Distributions – – (3.9) – – – (0.7) (4.6) 

Loan advances – – – 2.0 – – 2.8 4.8 

Loan repayments (12.9) – – – – (3.3) – (16.2) 

Transfer to assets classified  
as held for sale (note 32) – – – (123.0) – (77.7) – (200.7) 

Foreign exchange movements – – – (8.5) (5.1) (5.1) (0.4) (19.1) 

At 31 December 2019 231.7 40.4 108.1 – 124.5 – 19.4 524.1 

Represented by:         

Loans to joint ventures  56.7 – 74.0 – 55.0 – 11.8 197.5 

Group’s share of net assets 175.0 40.4 34.1 – 69.5 – 7.6 326.6 
 

£m 

      2018 

St David’s,  
Cardiff 

intu 
Chapelfield 

intu Puerto  
Venecia 

intu 
Xanadú 

intu  
Asturias Other1 Total 

At 1 January 2018 347.0 – 133.9 119.4 95.6 39.6 735.5 

Acquisition of joint venture interest (note 31) – 151.9 – – – – 151.9 

Group’s share of underlying earnings 13.2 5.3 2.0 5.1 3.2 0.4 29.2 

Group’s share of other net (loss)/profit (49.8) (20.3) 9.8 (0.8) 0.5 (10.7) (71.3) 

Group’s share of (loss)/profit (36.6) (15.0) 11.8 4.3 3.7 (10.3) (42.1) 

Investment of capital – – – 7.7 – – 7.7 

Repayment of capital – – – (7.1) – – (7.1) 

Distributions – (2.2) – – – (0.7) (2.9) 

Loan advances – – – – – 2.0 2.0 

Loan repayments (14.0) – (2.0) – (9.3) – (25.3) 

Foreign exchange movements – – 2.0 1.0 1.2 – 4.2 

At 31 December 2018 296.4 134.7 145.7 125.3 91.2 30.6 823.9 

Represented by:        

Loans to joint ventures  69.6 74.0 98.3 58.5 26.0 9.6 336.0 

Group’s share of net assets 226.8 60.7 47.4 66.8 65.2 21.0 487.9 

1 Other primarily includes the Group’s interest in intu Uxbridge and developments in Spain. 

Capital commitments 
At 31 December 2019, the boards of joint ventures had approved £9.8 million (2018: £5.0 million) of future expenditure for the purchase, 
construction, development and enhancement of investment property. Of this, £7.3 million (2018: £2.7 million) is contractually committed. 
These amounts represent the Group’s share. 
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16 Investment in and loans to joint ventures (continued) 
Set out below is the summarised information of the Group’s joint ventures with financial information presented at 100 per cent. 

£m 

       2019 

St David’s, 
Cardiff 

intu   
Derby1 

intu 
Chapelfield 

intu Puerto   
Venecia2 

intu 
Xanadú 

intu    
Asturias2 Other4 Total 

Summary information         

Group’s interest 50% 26%5 50% 50% 50% 50%   

Principal place of business Wales England England Spain Spain Spain   

Summarised income statement         

Revenue 38.0 22.4 21.6 26.0 32.0 17.4 18.1 175.5 

Net rental income 23.3 10.4 14.4 19.8 22.3 12.7 11.5 114.4 

Revaluation of investment and 
development property (126.8) (56.2) (54.5) (33.6) – (11.9) (53.7) (336.7) 

Administration expenses – ongoing – (0.1) (0.4) (1.8) (2.0) (1.2) (2.2) (7.7) 

Finance costs – (2.7) (4.9) (12.8) (9.6) (7.7) (6.0) (43.7) 

Other finance charges – exceptional – – – (1.6) – – – (1.6) 

Change in fair value of financial 
instruments – (0.5) – (3.4) (0.4) (0.3) 0.3 (4.3) 

Taxation – – – (0.1) (3.7) (1.9) – (5.7) 

(Loss)/profit (103.5) (49.1) (45.4) (33.5) 6.6 (10.3) (50.1) (285.3) 
Attributable to non-controlling 
interests3 – – – 1.1 – 0.1 – 1.2 

(Loss)/profit attributable to owners (103.5) (49.1) (45.4) (32.4) 6.6 (10.2) (50.1) (284.1) 

Group’s share of (loss)/profit (51.8) (53.5) (22.7) (16.2) 3.3 (5.1) (12.9) (158.9) 

Summarised balance sheet         

Investment and development 
property 465.7 297.7 212.3 – 467.0 – 167.9 1,610.6 

Other non-current assets 0.1 1.6 0.6 – 81.9 – 2.9 87.1 

Total non-current assets 465.8 299.3 212.9 – 548.9 – 170.8 1,697.7 

Cash and cash equivalents 8.4 11.3 7.9 – 12.9 – 7.6 48.1 

Other current assets  16.5 4.1 1.1 – 1.6 – 15.6 38.9 

Total current assets 24.9 15.4 9.0 – 14.5 – 23.2 87.0 

Current financial liabilities (0.1) (0.9) (0.9) – (7.1) – (1.3) (10.3) 

Other current liabilities (11.1) (9.9) (4.8) – (1.2) – (136.1) (163.1) 

Total current liabilities  (11.2) (10.8) (5.7) – (8.3) – (137.4) (173.4) 

Partners’ loans (113.3) – (148.0) – (110.0) – (23.6) (394.9) 

Non-current financial liabilities – (147.9) – – (223.3) – – (371.2) 

Other non-current liabilities (16.2) – – – (82.8) – – (99.0) 

Total non-current liabilities (129.5) (147.9) (148.0) – (416.1) – (23.6) (865.1) 

Net assets 350.0 156.0 68.2 – 139.0 – 33.0 746.2 

Group’s share of net assets 175.0 40.4 34.1 – 69.5 – 7.6 326.6 

1 intu Derby is presented for the period from 9 July 2019, the date at which it ceased being a 100 per cent owned subsidiary of the Group. 
2 intu Puerto Venecia and intu Asturias are presented for the period to 15 December 2019, the date at which they became classified as joint ventures held for sale. 
3 Represents non-controlling interests directly within the joint venture. 
4 Other primarily includes the Group’s interest in intu Uxbridge and developments in Spain. 
5 Represents the Group’s economic interest at 31 December 2019 after considering our joint venture partners’ structured equity interest. 
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16 Investment in and loans to joint ventures (continued) 

£m 

      2018 

St David’s, 
Cardiff 

intu    
Chapelfield1 

intu Puerto 
Venecia 

intu 
Xanadú 

intu  
Asturias Other3 Total 

Summary information        

Group’s interest 50% 50% 50% 50% 50%   

Principal place of business Wales England Spain Spain Spain   

Summarised income statement        

Revenue 41.0 22.2 26.6 32.6 18.0 17.9 158.3 

Net rental income 26.6 15.1 20.3 23.0 13.5 11.4 109.9 

Revaluation of investment and development 
property (99.6) (40.7) 11.4 4.3 1.7 (50.0) (172.9) 

Administration expenses – ongoing (0.1) (0.1) (2.0) (2.0) (1.3) (2.6) (8.1) 

Administration expenses – exceptional – – – (0.1) – – (0.1) 

Finance costs – (4.4) (14.2) (9.7) (5.7) (5.9) (39.9) 

Other finance income – exceptional – – 9.4 – – – 9.4 

Change in fair value of financial instruments – – (0.5) (1.2) (0.8) 1.3 (1.2) 

Taxation – – – (5.7) 0.1 – (5.6) 

(Loss)/profit (73.1) (30.1) 24.4 8.6 7.5 (45.8) (108.5) 

Attributable to non-controlling interests2 – – (0.8) – (0.2) – (1.0) 

(Loss)/profit attributable to owners (73.1) (30.1) 23.6 8.6 7.3 (45.8) (109.5) 

Group’s share of (loss)/profit  (36.6) (15.0) 11.8 4.3 3.7 (10.3) (42.1) 

Summarised balance sheet        

Investment and development property 592.1 266.6 480.7 485.5 288.3 221.4 2,334.6 

Other non-current assets 0.2 0.4 1.1 82.0 5.1 2.5 91.3 

Total non-current assets 592.3 267.0 481.8 567.5 293.4 223.9 2,425.9 

Cash and cash equivalents 9.7 7.0 13.4 19.8 16.7 5.9 72.5 

Other current assets  19.4 2.6 2.1 1.1 0.9 13.6 39.7 

Total current assets 29.1 9.6 15.5 20.9 17.6 19.5 112.2 

Current financial liabilities (0.1) (0.9) (10.4) (9.5) (4.7) (1.8) (27.4) 

Other current liabilities (12.4) (6.4) (5.4) (7.0) (1.7) (7.7) (40.6) 

Total current liabilities  (12.5) (7.3) (15.8) (16.5) (6.4) (9.5) (68.0) 

Partners’ loans (139.1) (148.0) (196.6) (116.9) (52.2) (19.4) (672.2) 

Non-current financial liabilities – – (186.1) (236.1) (107.5) (130.5) (660.2) 

Other non-current liabilities (16.2) – – (85.3) (11.4) – (112.9) 

Total non-current liabilities (155.3) (148.0) (382.7) (438.3) (171.1) (149.9) (1,445.3) 

Net assets 453.6 121.3 98.8 133.6 133.5 84.0 1,024.8 

Non-controlling interests2 – – (4.1) – (3.2) – (7.3) 

Net assets attributable to owners 453.6 121.3 94.7 133.6 130.3 84.0 1,017.5 

Group’s share of net assets 226.8 60.7 47.4 66.8 65.2 21.0 487.9 

1 intu Chapelfield is presented for the period from 1 February 2018, the date at which it ceased being a 100 per cent owned subsidiary of the Group. 
2 Represents non-controlling interests directly within the joint venture. 
3 Other primarily includes the Group’s interest in intu Uxbridge and developments in Spain. 
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17 Joint operations 
The Group’s interests in Cribbs Causeway and Manchester Arndale are accounted for as joint operations. The Group holds 50 per cent 
beneficial interests in the relevant freehold or leasehold of these properties. Each joint arrangement is governed by a Trust Deed giving 
each party rights to income and obligations for expenses in respect of their beneficial interest in the property. The management of the 
property is established under the Trust Deed as being undertaken by an entity jointly controlled by the beneficial owners of the property. 
This entity does not have the right to a share of the income or expenditure from the property, other than the receipt of a management fee. 
Therefore these interests are accounted for as joint operations. The principal place of business of both joint operations is England. 

18 Investment in associates  
£m 2019 2018 

At 1 January 65.6 64.8 

Share of post-tax (loss)/profit of associates (0.3) 2.3 

Impairment (7.4) – 

Foreign exchange movements (4.2) (1.5) 

At 31 December 53.7 65.6 

Investment in associates comprises a 32.4 per cent holding in the ordinary shares of Prozone Intu Properties Limited (Prozone), a listed 
Indian shopping centre developer, and a 26.8 per cent direct holding in the ordinary shares of Empire Mall Private Limited (Empire) – 
Empire also forms part of the Prozone group giving the Group an effective ownership of 38.0 per cent. Both companies are incorporated  
in India. 

The equity method of accounting is applied to the Group’s investments in Prozone and Empire in line with the requirements of IAS 28 
Investments in Associates and Joint Ventures. The results for the year to 30 September have been used as 31 December information is not 
available in time for these financial statements. Those results are adjusted to be in line with the Group’s accounting policies and include 
the most recent property valuations, determined at 30 September 2019, by independent professionally qualified external valuers in line 
with the valuation methodology described in note 13. 

The market price per share of Prozone at 31 December 2019 was INR19 (31 December 2018: INR29), valuing the Group’s interest at  
£9.9 million (31 December 2018: £16.4 million) compared with the Prozone carrying value pre-impairment of £41.5 million (31 December 
2018: £45.1 million). As the share price of Prozone is lower than its carrying value, a review of the carrying value of Prozone and the Group’s 
direct interest in Empire (as it also forms part of the Prozone group) has been undertaken. Underpinning the impairment assessment 
(where the fair value less costs to sell was considered) were the independent third-party valuations received for the investment and 
development properties, representing the underlying value of the associate’s net assets. Assumptions were also made for tax and other 
costs that would be reasonably expected if these assets were to be disposed of. Following this review, an impairment of £7.4 million  
was recognised. 
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18 Investment in associates (continued) 
Set out below is the summarised information of the Group’s investment in associates with financial information presented  
at 100 per cent: 

   2019   2018 

£m Prozone Empire Total Prozone Empire Total 

Summary information       

Group’s interest 32.4% 26.8%  32.4% 26.8%  

Summarised income statement        

Revenue 13.6 7.0 20.6 14.8 10.1 24.9 

Revaluation of investment and development property  (5.6) (0.1) (5.7) 8.1 3.7 11.8 

Other income statement items (9.8) (5.0) (14.8) (13.5) (9.2) (22.7) 

(Loss)/profit reported by associate (1.8) 1.9 0.1 9.4 4.6 14.0 

Attributable to non-controlling interests1 (0.6) – (0.6) (5.9) – (5.9) 

(Loss)/profit attributable to owners (2.4) 1.9 (0.5) 3.5 4.6 8.1 

Group’s share of (loss)/profit (0.8) 0.5 (0.3) 1.1 1.2 2.3 

Summarised balance sheet       

Investment and development property 252.7 75.8 328.5 271.3 81.5 352.8 

Other non-current assets 31.6 3.5 35.1 31.3 3.2 34.5 

Current assets 13.3 12.7 26.0 4.0 4.0 8.0 

Current liabilities (10.5) (1.7) (12.2) (8.7) (1.6) (10.3) 

Non-current liabilities (49.3) (17.2) (66.5) (41.6) (10.7) (52.3) 

Net assets 237.8 73.1 310.9 256.3 76.4 332.7 

Non-controlling interests1 (109.7) – (109.7) (117.2) – (117.2) 

Net assets attributable to owners before impairment 128.1 73.1 201.2 139.1 76.4 215.5 

Group’s share of net assets attributable to owners 
before impairment 41.5 19.6 61.1 45.1 20.5 65.6 

Impairment (6.0) (1.4) (7.4) – – – 

Group’s share of net assets attributable to owners 35.5 18.2 53.7 45.1 20.5 65.6 

1 Represents non-controlling interests directly within the associate.  
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19 Trade and other receivables 

£m 
Group 

2019 

Re-presented1 
Group   

2018   
Company 

2019 
Company 

2018 

Trade receivables 39.9 35.8 2.4 1.3 

Amounts owed by subsidiary undertakings – – 845.6 719.1 

Amounts owed by joint ventures 5.1 8.5 – – 

Other receivables 17.0 16.3 6.1 4.5 

Net investment in finance leases 0.4 0.4 – – 

Prepayments 37.2 46.6 1.2 2.5 

Accrued income 30.4 30.4 – – 

Trade and other receivables 130.0 138.0 855.3 727.4 

1 See note 1 for details of re-presented amounts. 

Amounts owed by subsidiary undertakings are unsecured and repayable on demand. 

20 Cash and cash equivalents 

£m 
Group 

2019 
Group 

2018 
Company 

2019 
Company 

2018 

Unrestricted cash 185.6 238.4 0.2 0.4 

Restricted cash 17.9 1.1 – – 

Cash and cash equivalents 203.5 239.5 0.2 0.4 

A number of the Group’s borrowing arrangements place certain restrictions on the rent received each quarter. These do not prevent access 
to or use of this funding within the borrowing entities, however they do place certain restrictions on moving those funds around the wider 
Group, typically requiring debt servicing costs to be paid before restrictions are lifted. Excluding these amounts, at 31 December 2019 
immediately available cash and facilities is £241.5 million (31 December 2018: £246.8 million).  

21 Derivative financial instruments 
All derivative financial instruments held by the Group at 31 December 2019 relate to interest rate swaps which are classified as fair value 
through profit or loss (see note 27). 

22 Trade and other payables 

£m 
Group 

2019 
Group 

2018 
Company 

2019 
Company 

2018 

Rents received in advance 84.8 103.4 – – 

Trade payables 8.4 3.2 1.3 0.5 

Amounts owed to joint ventures 0.2 0.4 – – 

Amounts owed to subsidiary undertakings – – 369.7 367.4 

Accruals 117.9 141.2 5.5 11.9 

Other payables 6.8 2.5 0.2 0.2 

Other taxes and social security 25.2 27.7 – 7.9 

Trade and other payables 243.3 278.4 376.7 387.9 

Amounts owed to subsidiary undertakings are unsecured and repayable on demand. 
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23 Borrowings 
    2019  2018 

£m 
Secured/ 

unsecured 
Fixed rate/ 

floating rate 
 Carrying 

value Fair value 
Carrying 

value Fair value 

Current       

Commercial mortgage backed securities (CMBS) notes Secured Fixed 28.8 33.9 46.7 51.1 

Bank loans Secured Floating 37.0 37.0 – – 

Current borrowings, excluding finance leases   65.8 70.9 46.7 51.1 

Lease liabilities (note 14) Secured Fixed 5.3 5.3 4.4 4.4 

   71.1 76.2 51.1 55.5 

Non-current       

Revolving credit facility 20211 Secured Floating 420.6 420.6 393.9 393.9 

CMBS notes 2022 Secured Fixed 22.9 25.0 33.4 37.1 

CMBS notes 2024 Secured Fixed 88.7 92.5 88.3 96.8 

CMBS notes 2029 Secured Fixed 61.5 70.9 67.5 77.0 

CMBS notes 2033 Secured Fixed 280.5 354.6 296.3 364.7 

CMBS notes 2035 Secured Floating 197.3 217.4 195.1 201.9 

Bank loan 2020 Secured Floating – – 25.0 25.0 

Bank loans 2021 Secured Floating 461.5 461.5 668.7 668.7 

Bank loan 2022 Secured Fixed 248.2 277.9 247.5 282.8 

Bank loan 2022 Secured Floating 8.6 8.6 – – 

Bank loan 2023 Secured Floating 68.3 68.3 73.1 73.1 

Bank loan 2024 Secured Floating 432.4 432.4 473.8 473.8 

3.875% bonds 2023 Secured Fixed 445.8 406.7 444.6 454.7 

4.125% bonds 2023 Secured Fixed 480.5 448.7 479.5 496.9 

4.625% bonds 2028 Secured Fixed 343.4 302.3 342.9 363.0 

4.250% bonds 2030 Secured Fixed 345.7 301.8 345.3 349.7 

Debenture 2027 Secured Fixed 229.4 183.5 229.1 247.2 

2.875% convertible bonds 2022 (note 25) Unsecured Fixed 254.9 254.9 314.9 314.9 

Non-current borrowings, excluding finance leases and Metrocentre 
compound financial instrument   4,390.2 4,327.6 4,718.9 4,921.2 

Metrocentre compound financial instrument2 Unsecured Fixed 195.4 195.4 189.5 189.5 

Lease liabilities (note 14) Secured Fixed 77.6 77.6 75.8 75.8 

   4,663.2 4,600.6 4,984.2 5,186.5 

Total borrowings   4,734.3 4,676.8 5,035.3 5,242.0 

Cash and cash equivalents (note 20)   (203.5) n/a (239.5) n/a 

Net debt   4,530.8 n/a 4,795.8 n/a 

1 Facility includes £84.6 million (2018: £89.9 million) drawn in euros. 
2 Represents funding from the Group’s partner to The Metrocentre Partnership equal to their 40 per cent ownership interest (intu’s portion of funding to The Metrocentre 

Partnership equal to the Group’s residual 60 per cent ownership interest has been eliminated on consolidation). The funding has been classified as a compound financial 
instrument due to the equity-like features of the instrument. 

At 31 December 2019 the total carrying value of secured borrowings is £4,284.0 million (2018: £4,530.9 million) and the total carrying  
value of unsecured borrowings is £450.3 million (2018: £504.4 million). The total carrying value of fixed rate borrowings is £3,108.6 million 
(2018: £3,205.7 million) and the total carrying value of floating rate borrowings is £1,625.7 million (2018: £1,829.6 million).  

Analysis of the Group’s net external debt is provided in note 27. 

The Group substantially eliminates its interest rate exposure to floating rate debt through interest rate swaps as described in note 27. 

The market value of investment property secured, either directly or indirectly, as collateral against borrowings at 31 December 2019 is 
£6,428.7 million including £681.6 million of investment property held within joint ventures (2018: £8,774.6 million including £1,096.8 
million held within joint ventures). In most circumstances the Group can dispose of up to 50 per cent of its interest in an asset without 
restriction providing the Group continues to manage the asset. Disposing of an interest in excess of this may trigger a change of control 
and mandatory repayment of the facility. 
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23 Borrowings (continued) 
The fair values of fixed rate borrowings and CMBS are assessed based on quoted market prices, and as such are categorised as Level 1 in  
the fair value hierarchy (see note 27 for definition). The fair values of unlisted floating rate borrowings are equal to their carrying values 
and are categorised as Level 2 in the fair value hierarchy. 

The maturity profile of debt (excluding lease liabilities) is as follows: 

£m 2019 2018 

Repayable within one year 65.8 46.7 

Repayable in more than one year but not more than two years 901.8 30.5 

Repayable in more than two years but not more than five years 2,114.2 2,722.0 

Repayable in more than five years 1,569.6 2,155.9 

 4,651.4 4,955.1 

Certain borrowing agreements contain financial and other conditions that, if contravened, could alter the repayment profile (further 
information is provided in financial covenants on pages 165 and 166). 

At 31 December 2019 the Group had committed undrawn borrowing facilities of £238.5 million (2018: £274.2 million), maturing in 2021 
and 2022. This includes £42.1 million of undrawn facilities in respect of development finance. 

24 Movement in net debt 
     2019 

  Liabilities from financing activities  

£m 

Cash and 
cash 

equivalents 
Current 

borrowings 

Non- 
current 

borrowings 
Total 

borrowings 
Net 

debt 

At 1 January 239.5 (51.1) (4,984.2) (5,035.3) (4,795.8) 
Disposal of subsidiaries 100.7 – 150.0 150.0 250.7 
Borrowings drawn  208.0 – (208.0) (208.0) – 
Borrowings repaid (322.1) 22.2 299.9 322.1 – 
Cash flows from operating activities 11.1 – – – 11.1 
Purchase and development of property, plant and equipment (127.7) – – – (127.7) 
Other net cash movements1 94.0 – – – 94.0 
Other non-cash movements2 – (42.2) 79.1 36.9 36.9 

At 31 December 203.5 (71.1) (4,663.2) (4,734.3) (4,530.8) 
 

     2018 

  Liabilities from financing activities  

£m 

Cash and 
cash 

equivalents 
Current 

borrowings 

Non- 
current 

borrowings 
Total 

borrowings 
Net 

debt 

At 1 January 228.0 (186.7) (4,811.1) (4,997.8) (4,769.8) 

Adjustment on adoption of new accounting standard – – 14.0 14.0 14.0 

Adjusted at 1 January 228.0 (186.7) (4,797.1) (4,983.8) (4,755.8) 

Disposal of subsidiaries 143.2 – – – 143.2 

Borrowings drawn  302.0 – (302.0) (302.0) – 

Borrowings repaid (204.3) 160.4 43.9 204.3 – 

Cash flows from operating activities 102.6 – – – 102.6 

Purchase and development of property, plant and equipment (193.5) – – – (193.5) 

Equity dividends paid (187.6) – – – (187.6) 

Other cash movements1 49.1 – – – 49.1 

Other non-cash movements2 – (24.8) 71.0 46.2 46.2 

At 31 December 239.5 (51.1) (4,984.2) (5,035.3) (4,795.8) 

1 Refer to statement of cash flows for details of other net cash movements. 
2 Other non-cash movements predominantly relate to fair value movements on convertible bonds and amortisation of loan fees.
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25 Convertible bonds 
On 1 November 2016 Intu (Jersey) 2 Limited (the ‘Issuer’) issued £375.0 million 2.875 per cent Guaranteed Convertible Bonds (2.875 per cent 
bonds) due 2022 at par, all of which remain outstanding at 31 December 2019. At 31 December 2019 the exchange price was £3.7506 per 
ordinary share (2018: £3.7506). intu properties plc has unconditionally and irrevocably guaranteed the due and punctual performance by  
the Issuer of all of its obligations (including payments) in respect of the 2.875 per cent bonds and the obligations of the Company, as guarantor, 
constitute direct, unsubordinated and unsecured obligations of the Company. 

Subject to certain conditions, the 2.875 per cent bonds are convertible into preference shares of the Issuer which are automatically 
transferred to the Company in exchange for ordinary shares in the Company or (at the Company’s election) any combination of ordinary 
shares and cash. The 2.875 per cent bonds can be converted at any time from the date 180 days prior to the Final Maturity Date of  
1 November 2022 to the 20th dealing date prior to the Final Maturity Date. 

The initial exchange price was £3.7506 per ordinary share, a conversion rate of approximately 26,662 ordinary shares for every £100,000 
nominal of the 2.875 per cent bonds. Under the terms of the 2.875 per cent bonds, the exchange price is adjusted upon certain events 
including the payment of dividends by the Company over a certain threshold.  

The 2.875 per cent bonds may be redeemed at par at the Company’s option subject to the Company’s ordinary share price having traded at 
30 per cent above the conversion price for a specified period, or at any time once 85 per cent by nominal value of the 2.875 per cent bonds 
originally issued have been converted or cancelled. If not previously converted, redeemed or purchased and cancelled, the 2.875 per cent 
bonds will be redeemed at par of £375.0 million on 1 November 2022. 

The 2.875 per cent bonds are listed on the Channel Islands Securities Exchange and the Open Market (Freiverkehr) of the Frankfurt  
Stock Exchange. 

The 2.875 per cent bonds are designated as at fair value through profit or loss and so are presented on the balance sheet at fair value.  
Gains and losses in respect of own credit risk (driven by market movement in our debt rating) are recognised in other comprehensive 
income (2019: gain of £75.0 million; 2018: gain of £43.4 million) and all other gains and losses are recognised in the income statement 
through change in fair value of financial instruments line (2019: loss of £15.0 million; 2018: gain of £19.8 million). 

At 31 December 2019, the fair value of the 2.875 per cent bonds was £254.9 million (2018: £314.9 million). During the year interest of  
£10.8 million (2018: £10.8 million) in respect of these bonds has been recognised within finance costs. 2018 finance costs also included  
£3.0 million of interest related to the 2.5 per cent convertible bonds, which matured in October 2018. 

26 Operating leases 
The Group earns rental income by leasing its investment properties to tenants under operating leases. 

In the UK the standard shopping centre lease is for a term of 10 to 15 years. Standard lease provisions include service charge payments, 
recovery of other direct costs and review every five years to market rent. Standard turnover-based leases have a turnover percentage 
agreed with each lessee which is applied to a retail unit’s annual sales and any excess between the resulting turnover rent and the 
minimum rent is receivable by the Group and recognised as income in the period in which it arises.  

The Group’s secure rental income profile is underpinned by long lease lengths (as mentioned above), high occupancy and upward only  
rent reviews. 

The future minimum lease amounts receivable by the Group under non-cancellable operating leases for continuing operations are  
as follows: 

£m 2019 2018 

Not later than one year 322.6 374.6 

Later than one year and not later than five years 788.3 987.2 

Later than five years 657.3 973.5 

 1,768.2 2,335.3 

The income statement includes £12.7 million (2018: £14.4 million) recognised in respect of contingent rents calculated by reference to 
tenants’ turnover. 
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27 Financial risk management 
The Group is exposed to a variety of financial risks arising from the Group’s operations being principally market risk (including interest  
rate risk and foreign exchange risk), liquidity risk and credit risk. 

The majority of the Group’s financial risk management is carried out by the Group’s treasury department. The policies for managing each 
of these risks and their impact on the results for the year are summarised below. 

Market risk 
a) Interest rate risk 
Interest rate risk comprises both cash flow and fair value risks. Cash flow interest rate risk is the risk that the future cash flows of a financial 
instrument will fluctuate due to changes in market interest rates. Fair value interest rate risk is the risk that the fair value of financial 
instruments will fluctuate as a result of changes in market interest rates. 

The Group’s interest rate risk arises from borrowings issued at floating rates that expose the Group to cash flow interest rate risk, whereas 
borrowings issued at fixed interest rates expose the Group to fair value interest rate risk. Bank debt is typically issued at floating rates 
linked to LIBOR. The Group is aware that LIBOR will be discontinued after 2021 and is actively monitoring the output from the various 
working groups on LIBOR reform. The Group will also be carrying out a review on whether the fall-back provision across its existing 
facilities (including bank debt, floating rate notes and interest rate swaps) is adequate, and look to implement changes as and when it is 
appropriate. Bond debt and other capital market debt is generally issued at fixed rates. 

It is Group policy, and often a requirement of the Group’s lenders, to eliminate substantially all exposure to interest rate fluctuations by 
using floating to fixed interest rate swaps (referred to as allocated swaps) in order to establish certainty over cash flows. Such allocated 
swaps have the economic effect of converting borrowings from floating to fixed rates. The Group also holds interest rate swaps that are  
not actively used as a hedge against borrowings (referred to as unallocated swaps). 

As a consequence, the Group is exposed to market price risk in respect of the fair value of its fixed rate interest rate swaps. Additional 
information on the Group’s interest rate swaps is provided in the financial review on page 34. 

The table below shows the effects of allocated swaps on the borrowings profile of the Group: 

  2019  2018 

£m Fixed Floating Fixed Floating 

Borrowings (nominal value)1 2,951.8 1,667.3 2,998.3 1,884.1 

Derivative impact (nominal value of allocated swaps) 1,073.5 (1,073.5) 1,112.6 (1,112.6) 

Net borrowings profile 4,025.3 593.8 4,110.9 771.5 

Interest rate protection  87.1%  84.2% 

1 Borrowings as presented exclude the Metrocentre compound financial instrument (£195.4 million) and lease liabilities (£82.9 million). At 31 December 2019 they include the 
£420.6 million (2018: £393.9 million) drawn under the revolving credit facility (RCF) which incurs interest at a floating rate. Excluding the RCF, interest rate protection is 96 per 
cent (2018: 92 per cent). 

Group policy is to target interest rate protection within the range of 75 per cent to 100 per cent. 

The weighted average rate for allocated swaps currently effective is 1.97 per cent (2018: 1.89 per cent). 

The nominal value of unallocated swaps, which are excluded from the above table, is £483.4 million (2018: £566.7 million). Their fair  
value of £166.7 million (2018: £184.4 million) is included as a liability in the balance sheet. The term of each unallocated swap runs until  
its respective maturity date, the last of which runs until 2037, but each also has a mandatory or discretionary break clause which, unless 
otherwise agreed, would lead to earlier termination between 2020 and 2023. In the event of an early termination of an unallocated swap, 
a settlement amount is immediately payable by the Group. 

The impact on the total fair value of derivatives liability and the inverse to change in fair value of financial instruments (allocated and 
unallocated swaps) of a 50 basis point increase in the level of interest rates would be a credit to the income statement and increase in equity of 
£67.8 million (2018: £78.8 million). The approximate impact of a 50-basis point reduction in the level of interest rates would be a charge to the 
income statement and decrease in equity of £67.8 million (2018: £78.8 million). In practice, a parallel shift in the yield curve is highly unlikely. 
However, the above sensitivity analysis is a reasonable illustration of the possible effect from the changes in slope and shifts in the yield curve 
that may occur. Where the fixed rate derivative financial instruments are matched by floating rate debt, the overall effect on Group cash flow 
of such a movement would be very small. 

b) Foreign exchange risk 
Foreign exchange risk arises when future commercial transactions or recognised assets or liabilities are denominated in a functional 
currency other than pounds sterling. The Group does not have significant foreign exchange risk on foreign cash balances. However,  
in respect of net assets attributable to shareholders of the Group, at 31 December 2019 the exposure is 23.6 per cent (31 December 2018:  
15.0 per cent), the increase in the year being primarily due to the declines in UK property valuations.  
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27 Financial risk management (continued) 
The table below summarises the Group’s exposure to foreign exchange risk as well as the foreign exchange rates applied: 

   
2019 

€m 
2018 

€m 
2019 

INRm 
2018 

INRm 

Net exposure   468.9 555.7 5,072.4 6,274.5 

Foreign exchange rate   1.1825 1.1126 94.4586 88.3432 

The approximate impact of a 10 per cent appreciation in foreign exchange rates would be a positive movement of £50.0 million (2018: 
£63.4 million) to equity attributable to owners of the Group. The approximate impact of a 10 per cent depreciation in foreign exchange 
rates would be a negative movement of £40.9 million (2018: £51.9 million) to equity attributable to owners of the Group. There is no 
material income statement impact as these exchange differences are recognised in other comprehensive income. 

As part of the strategy to mitigate the Group’s exposure to foreign exchange risk, the Group is able to borrow part of its RCF in euros,  
up to €100 million. The RCF borrowings denominated in euros have been designated as a hedging instrument (net investment hedge) 
against the Group’s net investment in Spain with the hedged risk being the changes in the euro/pounds sterling spot rate that will result in 
changes in the value of the Group’s net investments in Spain. At 31 December 2019, €100 million (2018: €100 million) was drawn in euros. 

Liquidity risk 
Liquidity risk is managed to enable the Group to meet future payment obligations when financial liabilities fall due. Liquidity  
analysis is conducted to determine that sufficient headroom is available to meet the Group’s operational requirements and committed 
investments. The Group treasury policy aims to meet this objective by maintaining adequate cash, marketable securities and committed 
facilities. Undrawn borrowing facilities are detailed in note 23. The Group’s policy is to seek to optimise its exposure to liquidity risk by 
balancing its exposure to interest rate risk and to refinancing risk. In effect the Group seeks to borrow for as long as possible at the lowest  
acceptable cost. 

Group policy is to maintain a weighted average debt maturity of over five years. At 31 December 2019, the maturity profile of Group debt 
showed an average maturity of five years (2018: six years). The Group regularly reviews the maturity profile of its borrowings and seeks to 
avoid concentration of maturities through the regular replacement of facilities and by arranging a selection of maturity dates. Refinancing 
risk may be reduced by doing so prior to the contracted maturity date. The change in valuation of an asset used as security for a debt 
facility may impact the Group’s ability to refinance that debt facility at the same quantum as currently outstanding. 

The Group does not use supplier financing arrangements to manage liquidity risk. 

The tables below set out the maturity analysis of the Group’s financial liabilities based on the undiscounted contractual obligations to 
make payments of interest and to repay principal. Where interest payment obligations are based on a floating rate, the rates used are those 
implied by the par yield curve for the relevant currency. Where payment obligations are in foreign currencies, the spot exchange rate at the 
balance sheet date is used. 

     2019 

£m Within 1 year 1–2 years 2–5 years Over 5 years Total 

Borrowings (including interest) (249.5) (1,091.3) (2,600.9) (1,716.1) (5,657.8) 
Finance lease obligations  (5.3) (5.3) (14.3) (104.8) (129.7) 
Other financial liabilities  (15.4) – – (1.2) (16.6) 
Net derivative payments (34.3) (28.8) (78.4) (222.9) (364.4) 

 (304.5) (1,125.4) (2,693.6) (2,045.0) (6,168.5) 
 

     2018 

£m Within 1 year 1–2 years 2–5 years Over 5 years Total 

Borrowings (including interest) (237.8) (245.2) (3,259.1) (2,408.0) (6,150.1) 

Finance lease obligations  (4.4) (4.4) (13.4) (104.8) (127.0) 

Other financial liabilities  (6.1) (1.2) – – (7.3) 

Net derivative payments (37.2) (33.5) (74.0) (248.2) (392.9) 

 (285.5) (284.3) (3,346.5) (2,761.0) (6,677.3) 
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27 Financial risk management (continued) 
Credit risk 
Credit risk is the risk of financial loss if a tenant or counterparty fails to meet an obligation under a contract. Credit risk arises primarily 
from trade receivables but also from other financial assets with counterparties including loans to joint ventures, cash deposits and 
derivative financial instruments. 

– trade receivables 
Credit risk associated with trade receivables is actively managed; tenants are typically invoiced quarterly in advance and are managed 
individually by asset managers, who continuously monitor and work with tenants, aiming wherever possible to identify and address risks 
prior to default. 

Prospective tenants are assessed via a review process, including obtaining credit ratings and reviewing financial information, which is 
conducted internally. As a result deposits or guarantees may be obtained. The amount of deposits held as collateral at 31 December 2019  
is £3.5 million (2018: £3.5 million). 

When applying a loss allowance for expected credit losses, judgement is exercised as to the collectability of trade receivables and to 
determine if it is appropriate to impair these assets. When considering expected credit losses, management has taken into account days 
past due, credit status of the counterparty and historical evidence of collection. 

The ageing analysis of trade receivables is as follows: 

£m 2019 2018 

Up to three months 29.9 32.1 

Three to six months 10.0 3.7 

Trade receivables 39.9 35.8 

At 31 December 2019 trade receivables are shown net of a loss allowance totalling £6.1 million (2018: £4.0 million). 

The Group does not use factoring to generate cash flow from trade receivables. 

– other financial assets including loans to joint ventures 
The Group applies the expected credit loss model in respect of other financial assets. Financial assets are individually assessed as to 
whether the credit risk has increased significantly in the period and therefore whether there is a need to apply the lifetime expected credit 
losses model as opposed to the 12-month expected credit loss model. 

At 31 December 2019 there is no loss allowance recognised for other financial assets as it has been concluded as an immaterial risk of credit 
loss on other financial assets. 

– cash deposits and derivative financial instruments 
The credit risk relating to cash deposits and derivative financial instruments is actively managed by the Group’s treasury department. 
Relationships are maintained with a number of tier one institutional counterparties, ensuring compliance with Group policy relating to limits 
on the credit ratings of counterparties (between BBB+ and AAA). 

Excessive credit risk concentration is avoided through adhering to authorised limits for all counterparties. 

Counterparty Credit rating 
Authorised limit 

£m 

Group exposure 
31 December 

2019 
£m Credit rating 

Authorised limit 
£m 

Group exposure 
31 December 

2018 
£m 

Counterparty #1 AA- 125.0 64.9 AA- 125.0 111.9 

Counterparty #2 AAA 150.0 43.1 A+ 100.0 44.1 

Counterparty #3 A+ 100.0 38.7 A 100.0 27.2 

Counterparty #4 A 100.0 26.0 AAA 150.0 22.3 

Counterparty #5 A 75.0 20.0 AAA 150.0 12.3 

Sum of five largest exposures   192.7   217.8 

Sum of cash deposits and derivative financial 
instrument assets   203.5   244.2 

Five largest exposures as a percentage of assets at risk   95%   89% 
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27 Financial risk management (continued) 
Classification of financial assets and liabilities 
The tables below set out the Group’s accounting classification of each class of financial assets and liabilities and their fair values. 

The fair values of derivative financial instruments are determined from observable market prices or estimated using appropriate yield curves 
at 31 December each year by discounting the future contractual cash flows to the net present values. The determination of the fair values of 
borrowings is defined in note 23. 

    2019 

£m 
Carrying 

value 
Fair 

value 

Loss to 
 income  

statement 

(Loss)/gain  
to other 

comprehensive 
income 

Loans to joint ventures 197.5 197.5 – – 
Trade and other receivables 62.0 62.0 – – 
Cash and cash equivalents 203.5 203.5 – – 

Total financial assets – amortised cost 463.0 463.0 – – 

Other investments – – – (2.6) 

Total financial assets – fair value through other comprehensive income – – – (2.6) 

Derivative financial instruments (285.5) (285.5) (57.9) – 

Total financial liabilities – fair value through profit or loss (285.5) (285.5) (57.9) – 

Convertible bonds (254.9) (254.9) (15.0) 75.0 

Total financial liabilities – designated as at fair value through profit or loss (254.9) (254.9) (15.0) 75.0 

Trade and other payables (16.6) (16.6) – – 
Borrowings (4,396.5) (4,339.0) – – 

Total financial liabilities – amortised cost (4,413.1) (4,355.6) – – 
 

    2018 

£m 
Carrying 

value 
Fair 

value 

Gain to 
 income  

statement 

(Loss)/gain  
to other 

comprehensive 
income 

Loans to joint ventures 336.0 336.0 – – 

Trade and other receivables 65.6 65.6 – – 

Cash and cash equivalents 239.5 239.5 – – 

Total financial assets – amortised cost 641.1 641.1 – – 

Other investments 10.5 10.5 – (6.4) 

Total financial assets – fair value through other comprehensive income 10.5 10.5 – (6.4) 

Derivative financial instruments (280.5) (280.5) 67.5 – 

Total net financial liabilities – fair value through profit or loss (280.5) (280.5) 67.5 – 

Convertible bonds (314.9) (314.9) 19.8 43.4 

Total financial liabilities – designated as at fair value through profit or loss (314.9) (314.9) 19.8 43.4 

Trade and other payables (7.3) (7.3) – – 

Borrowings (4,640.2) (4,846.9) – – 

Total financial liabilities – amortised cost (4,647.5) (4,854.2) – – 
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27 Financial risk management (continued) 
The table below presents the Group’s financial assets and liabilities recognised at fair value: 

£m 2019 2018 

Financial assets   

Level 1 Other investments – fair value through other comprehensive income – 8.9 

Level 2 Derivative financial instruments – fair value through profit or loss – 4.7 

Level 3 Other investments – fair value through other comprehensive income – 1.6 

Total financial assets – 15.2 

   

Financial liabilities   

Level 1 Convertible bonds – designated as at fair value through profit or loss (254.9) (314.9) 

Level 2 Derivative financial instruments – fair value through profit or loss (285.5) (285.2) 

Total financial liabilities  (540.4) (600.1) 

Fair value hierarchy 
Level 1: Valuation based on quoted market prices traded in active markets. 

Level 2: Valuation techniques are used, maximising the use of observable market data, either directly from market prices or derived from 
market prices. 

Level 3: Where one or more significant inputs to valuation are unobservable. Valuations at this level are more subjective and therefore 
more closely managed, including sensitivity analysis of inputs to valuation models. Such testing has not indicated that any material 
difference would arise due to a change in input variables. 

Transfers into and transfers out of the fair value hierarchy levels are recognised on the date of the event or change in circumstances that 
caused the transfer. There were no transfers between Levels 1, 2 and 3 during the year. 

Valuation techniques for Level 2 hierarchy financial assets and liabilities are presented in the accounting policies. 

Capital structure 
The Group seeks to enhance shareholder value both by investing in the business so as to improve the return on investment and by 
managing the capital structure. The capital of the Group consists of equity, debt and a compound financial instrument. The Group aims 
to access both debt and equity capital markets with maximum efficiency and flexibility. 

The key metrics used to monitor the capital structure of the Group are net external debt, debt to assets ratio and interest cover. The Group’s 
stated medium to long-term preference is for the debt to assets ratio to be within the 40–50 per cent range and interest cover to be greater 
than 1.60x. The debt to assets ratio has increased to 67.8 per cent in the year due to the deficit on property revaluation. As part of the 
revised strategy, the Group is looking to reduce net external debt as well as reduce the debt to assets ratio to below 50 per cent. Additional 
information on the Group’s revised strategy is provided in the chief executive’s review on pages 6 to 8. The interest cover ratio continues  
to be above the preferred level. 

As the Group’s debt is sometimes secured on its interests in joint ventures, these metrics are monitored for the Group including share of 
joint ventures. Additional information including reconciliations from the relevant IFRS amounts to those including the Group’s share of 
joint ventures as presented below is provided in presentation of information on pages 157 to 161. 

– net external debt 

£m – including Group’s share of joint ventures 
Group  

2019 
Group 

2018 

Total borrowings  4,916.8 5,331.0 

Cash and cash equivalents (223.0) (274.3) 

Net debt 4,693.8 5,056.7 

Less Metrocentre compound financial instrument (195.4) (189.5) 

Net external debt 4,498.4 4,867.2 

Analysed as:   

Debt including Group’s share of joint ventures 4,721.4 5,141.5 

Cash including Group’s share of joint ventures (223.0) (274.3) 

Net external debt 4,498.4 4,867.2 
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27 Financial risk management (continued) 
– debt to assets ratio 

£m – including Group’s share of joint ventures 
Group 

2019 
Group 

2018 

Market value of investment and development property 6,633.3 9,167.4 

Net external debt (4,498.4) (4,867.2) 

Debt to assets ratio  67.8% 53.1% 

Taking into account the net proceeds from the sale of intu Asturias and intu Puerto Venecia of £163.7 million (see note 32), the debt to 
assets ratio would be 65.3 per cent. 

– interest cover 

£m – including Group’s share of joint ventures 
Group 

2019 
Group 

2018 

Finance costs (227.5) (223.0) 

Less amortisation of Metrocentre compound financial instrument 5.9 5.9 

Finance income 2.9 2.6 

 (218.7) (214.5) 

Underlying operating profit 364.7 409.4 

Interest cover 1.67x 1.91x 

28 Share capital and share premium 

£m 
Share  

capital 
Share  

premium 

Authorised, issued and fully paid:   

At 31 December 2019 and 31 December 2018: 1,355,040,243 ordinary shares of 50 pence each 677.5 1,327.4 

Full details of the rights and obligations attaching to the ordinary shares are contained in the Company’s articles of association. These 
rights include an entitlement to receive the Company’s annual report and financial statements, to attend and speak at general meetings  
of the Company, to appoint proxies and to exercise voting rights. Holders of ordinary shares may also receive dividends and may receive  
a share of the Company’s assets on the Company’s liquidation. There are no restrictions on the transfer of the ordinary shares. 

At 26 February 2019 the Company had an unexpired authority to repurchase shares up to a maximum of 135,504,024 shares with a 
nominal value of £67.8 million, and the directors have an unexpired authority to allot up to a maximum of 451,608,081 shares with  
a nominal value of £225.8 million. 

Included within the issued share capital at 31 December 2019 are 10,325,626 ordinary shares (2018: 11,216,115) held by the Trustee  
of the ESOP which is operated by the Company (see note 29). The nominal value of these shares at 31 December 2019 is £5.2 million  
(2018: £5.6 million). 

29 Employee Share Ownership Plan (ESOP) 
The cost of shares in intu properties plc held by the Trustee of the ESOP operated by the Company is accounted for as a deduction  
from equity. 

The purpose of the ESOP is to acquire and hold shares which will be transferred to employees in the future under the Group’s employee 
incentive arrangements as described in note 7 including joint ownership of shares in its role as Trustee of the Joint Share Ownership Plan. 
During 2019, no dividends in respect of these shares have been waived by agreement (2018: £1.6 million). 

 2019 2018 

 
Shares 
million £m 

Shares 
million £m 

At 1 January 11.2 37.0 11.6 39.1 

Acquisitions 0.2 0.1 0.6 0.9 

Disposals (1.1) (3.5) (1.0) (3.0) 

At 31 December  10.3 33.6 11.2 37.0 
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30 Other reserves 

£m 
Capital 

redemption Translation Other1 Total 

At 1 January 2018 61.4 42.8 256.9 361.1 

Revaluation of other investments – – (6.4) (6.4) 

Change in fair value of financial instruments (note 25) – – 43.4 43.4 

Exchange differences – 4.1 – 4.1 

At 31 December 2018 61.4 46.9 293.9 402.2 

Revaluation of other investments – – (2.6) (2.6) 

Change in fair value of financial instruments (note 25) – – 75.0 75.0 

Exchange differences – (30.7) – (30.7) 

At 31 December 2019 61.4 16.2 366.3 443.9 

1 Other includes fair value movements in respect of own credit risk for financial instruments designated as at fair value through profit or loss as well as a merger reserve. 

Other reserves in respect of the Company relate to the capital redemption reserve of £61.4 million (2018: £61.4 million). 

31 Disposal of subsidiaries 
Disposal during 2019 
On 8 July 2019 the Group completed the part disposal of a structured equity interest in intu Derby, a wholly owned subsidiary, to Cale 
Street Investments LP (Cale Street) for final cash consideration of £113.3 million before expenses of £6.5 million. Following this transaction 
intu Derby ceased to be accounted for as a subsidiary and is now a joint venture. Therefore the assets and liabilities of intu Derby are  
no longer recorded at 100 per cent in the Group’s balance sheet but the remaining interest is included in investment in joint ventures  
at an initial value of £93.9 million. As a result of this transaction the Group has recorded a loss on disposal of £6.5 million in the income 
statement. The cash flow statement records a net inflow of £96.7 million (included within disposal of subsidiaries net of cash sold) 
comprising the cash consideration received of £113.3 million less cash in the business of £10.1 million reclassified to investment in joint 
ventures and expenses of £6.5 million. 

The accounting for the part disposal of intu Derby in the year is a critical judgement as referenced in note 1. Due to the complexity caused 
by Cale Street’s structured equity interest, the Group has assessed the key terms set out in the shareholders agreement, including joint 
venture board discretion over any payment of distributions. As a result, the part disposal has been accounted for as an equity arrangement 
as opposed to a financing arrangement following completion. 

The assets and liabilities of the subsidiaries disposed of, at 100 per cent, are set out below: 

   £m 

Assets    

Investment and development property   350.1 

Cash and cash equivalents   10.1 

Trade and other receivables    8.0 

Total assets   368.2 

Liabilities    

Trade and other payables   (13.3) 

Borrowings   (147.7) 

Total liabilities   (161.0) 

Net assets   207.2 

Net assets (at share disposed)   113.3 

Fair value of consideration received    106.8 

Loss on disposal of subsidiaries   6.5 
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31 Disposal of subsidiaries (continued) 
Disposal during 2018 
On 31 January 2018 the Group sold 50 per cent of its interest in intu Chapelfield, a wholly owned subsidiary, to LaSalle Investment 
Management (acting on behalf of Greater Manchester Pension Fund and West Yorkshire Pension Fund) for final cash consideration of 
£145.1 million before expenses of £1.6 million. Following this transaction intu Chapelfield ceased to be accounted for as a subsidiary and  
is now a joint venture. Therefore the assets and liabilities of intu Chapelfield are no longer recorded at 100 per cent in the Group’s balance 
sheet but the remaining 50 per cent interest is included in investment in joint ventures at an initial value of £151.9 million. As a result of 
this transaction the Group has recorded a loss on disposal of £9.0 million in the income statement. The cash flow statement records a net 
inflow of £143.2 million comprising the net consideration received of £143.5 million less cash in the business of £0.8 million reclassified  
to investment in joint venture, net of cash classified as held for sale at 31 December 2017 of £0.5 million. 

The assets and liabilities of the subsidiaries disposed of, at 100 per cent, are set out below: 

   £m 

Assets    

Investment and development property   302.0 

Cash and cash equivalents   0.8 

Trade and other receivables    6.6 

Total assets   309.4 

Liabilities    

Trade and other payables   (5.0) 

Total liabilities   (5.0) 

Net assets   304.4 

Net assets (at 50 per cent)   152.2 

Fair value of consideration received (including fair value adjustments of £0.3 million)   143.2 

Loss on disposal of subsidiaries   9.0 

32 Joint ventures and other assets classified as held for sale 
intu Puerto Venecia 
In December 2019 the Group announced the disposal of its joint venture interest in intu Puerto Venecia to Generali Shopping Centre  
Fund S.C.S. SICAV-SIF and Union Investment Real Estate GMBH for consideration of €475.3 million (intu share €237.7 million) and  
will deliver net proceeds to intu of around €115.0 million after repaying asset-level debt, working capital adjustments and taxation.  

The transaction is expected to complete in the first half of 2020 following the successful conclusion of certain regulatory approvals.  
As a result, from 15 December 2019, being the date the Board approved the transaction, the Group classified its joint venture interest  
in intu Puerto Venecia (which is part of the Spain operating segment) as held for sale. 

The joint venture interest has been recognised at its expected net proceeds of £95.4 million, as opposed to its carrying amount of  
£123.0 million (see note 16). 

intu Asturias 
In January 2020 the Group announced and subsequently completed the disposal of its joint venture interest in intu Asturias to the  
ECE European Prime Shopping Centre Fund II for €290.0 million (intu share €145.0 million) and has delivered initial net proceeds  
to intu of £68.3 million after repaying asset-level debt, working capital adjustments, fees and taxation.  

As a result, at 15 December 2019, being the date the Board approved the transaction, the Group classified its joint venture interest  
in intu Asturias (which is part of the Spain operating segment) as held for sale.  

The joint venture interest has been recognised at its expected net proceeds of £67.3 million, as opposed to its carrying amount of  
£77.7 million (see note 16) alongside land and other assets totalling £1.0 million within a wholly owned subsidiary also being sold as part  
of the transaction. 
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33 Cash generated from operations 

£m Notes 
Group 

2019 
Group 

2018 

Loss before tax, joint ventures and associates  (1,856.8) (1,139.6) 

Adjusted for:    

Revaluation of investment and development property 13 1,796.8 1,332.8 

Loss on disposal of subsidiaries 4 6.3 8.5 

Gain on sale of investment and development property  (3.9) (1.4) 

Write-down on recognition of joint ventures and other assets classified as held for sale 32 38.0 – 

Impairment of goodwill  4.0 – 

Impairment of investment in associates 18 7.4 – 

Impairment of loan to associate  5.5 – 

Depreciation  5.5 4.3 

Share-based payments 7 1.8 2.8 

Lease incentives and letting costs  (3.6) (9.3) 

Net finance costs 9 314.1 147.5 

Changes in working capital:    

Change in trade and other receivables  (0.5) (5.3) 

Change in trade and other payables  6.8 (20.6) 

Cash generated from operations  321.4 319.7 
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34 Subsidiaries, joint ventures and associates 
The table below lists all of the Company’s subsidiaries, joint ventures and associates. The country of incorporation and registration 
is England and Wales and the registered office is 40 Broadway, London SW1H 0BT except as indicated. The Company’s interest in  
each subsidiary is 100 per cent, except as indicated. The Company’s interest in each joint venture is 50 per cent, except as indicated.  

Name of entity Class of capital 

Subsidiaries based at 40 Broadway, London, SW1H 0BT  
Barton Square Holdco Limited (holding company) Ordinary shares 

Barton Square Investments Limited (holding company) Ordinary shares 

Barton Square Limited (property) Ordinary shares 

Birdhouse Retail Limited (retail) Ordinary shares 

Braehead Glasgow Limited (property) ‘A’ Ordinary 
shares 
‘B’ Ordinary 
shares 

Braehead Leisure Partnership (property) n/a 

Braehead Park Estates Limited (property) Ordinary shares 

Braehead Park Investments Limited (property) Ordinary shares 

Broadmarsh Retail (Nominee No.1) Limited (dormant) Ordinary shares 

Broadmarsh Retail (Nominee No.2) Limited (dormant) Ordinary shares 

Broadmarsh Retail (Nominee No.3) Limited (dormant) Ordinary shares 

Broadmarsh Retail (Nominee No.4) Limited (dormant) Ordinary shares 

Broadmarsh Retail General Partner Limited (general partner) Ordinary shares 

Broadway Construction & Development Limited (dormant) Ordinary shares 

Broadway Retail Leisure Limited  
(management of leisure facilities) 

Ordinary shares 

Cable Plaza Limited (limited partner) Ordinary shares 

Capital Shopping Centres Limited (dormant)3 Ordinary shares 

Castle & Pedmore Houses Limited (dormant) Ordinary shares 

Chapelfield LP Limited (limited partner) Ordinary shares 

Chapelfield Property Management Limited (dormant) Ordinary shares 

Conduit Insurance Holdings Limited (holding company)3 Ordinary shares 

Cribbs Mall Nominee (2) Limited (dormant) Ordinary shares 

Crossmane Limited (limited partner) Ordinary shares 

CSC Uxbridge Limited (dormant) Ordinary shares 

Fortheath (No.3) Limited (dormant) Ordinary shares 

Intu (SGS) Finco Limited (finance) Ordinary shares 

Intu (SGS) Holdco Limited (holding company) Ordinary shares 

Intu (SGS) Limited (holding company) Ordinary shares 

Intu (SGS) Topco Limited (holding company)3 Ordinary shares 

Intu 2027 Limited (dormant) Ordinary shares 

Intu Braehead Leisure Limited (holding company) Ordinary shares 

Intu Braehead Limited (holding company) Ordinary shares 

Intu Braehead Property Management Limited  
(property management) 

Ordinary shares 

Intu Bridlesmith Gate Limited (property) Ordinary shares 

Intu Broadmarsh Limited (dormant) Ordinary shares 

Intu Cardiff Holdco Limited (holding company) Ordinary shares 

Intu Cardiff Limited (dormant) Ordinary shares 

Intu Centaurus Retail Limited (limited partner) Ordinary shares 

Intu Chapelfield Limited (holding company) Ordinary shares 

Intu Debenture plc (finance, holding company)3 Ordinary shares 

Name of entity Class of capital 

Intu Eldon Square Limited (property)  Ordinary shares 

Intu Energy Limited (energy procurement) Ordinary shares  

Intu Experiences Limited (mall commercialisation) Ordinary shares 

Intu Finance MH Limited (finance) Ordinary shares 

Intu FM Limited (dormant)  Ordinary shares 

Intu India (Direct) Limited (dormant)3 Ordinary shares 

Intu India (Portfolio) Limited (holding company)3 Ordinary shares 

Intu Investments Limited (property) Preference 
shares 
Ordinary shares 

Intu IP Limited (intellectual property) Ordinary shares 

Intu Lakeside Hotel Limited (dormant) Ordinary shares 

Intu Lakeside Limited (property) Ordinary shares 

Intu Lakeside Property Management Limited 
(property management) 

Ordinary shares 

Intu Management Services Limited  
(management services)3 

Ordinary shares 

Intu Metrocentre Limited (limited partner) Ordinary shares 

Intu Metrocentre Parent Company Limited  
(holding company) 

Ordinary shares 

Intu Metrocentre Property Management Limited  
(property management) 

Ordinary shares 

Intu Metrocentre Topco Limited (holding company)3 Ordinary shares 

Intu MH Acquisitions Limited (limited partner) Ordinary shares 

Intu MH Group Limited (holding company) Ordinary shares 

Intu MH Holdings Limited (holding company) Ordinary shares 

Intu MH Investments Limited (limited partner) Ordinary shares 

Intu MH Leaseholds Limited (dormant) Ordinary shares  

Intu MH Parking Limited (limited partner) Ordinary shares 

Intu MH Participations Limited (holding company) Ordinary shares 

Intu MH Phase 1 Limited (limited partner) Ordinary shares 

Intu MH Properties Limited (dormant) Ordinary shares 

Intu MH Waterfront Limited (limited partner) Ordinary shares 

Intu MHDS Holdco Limited (holding company)3 Ordinary shares 

Intu Milton Keynes Limited (property) Ordinary shares 

Intu Nottingham Investments Limited (limited partner) Ordinary shares 

Intu Payments Limited (Group payment services) Ordinary shares 

Intu Potteries Limited (limited partner) Ordinary shares 

Intu Property Management Limited  
(property management) 

Ordinary shares 

Intu Property Services Limited (holding company) Ordinary shares 

Intu Retail Services Limited (facilities management) Ordinary shares 

Intu RS Limited (facilities management) Ordinary shares 

Intu Secretariat Limited (dormant)3 Ordinary shares 

Intu Shelfco 3 plc (dormant) Ordinary shares 

Intu Shopping Centres plc (holding company)3 Ordinary shares 

Intu Spain Limited (holding company) Ordinary shares 
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34 Subsidiaries, joint ventures and associates (continued) 
Name of entity Class of capital 

Intu The Hayes Limited (limited partner) Ordinary shares 

Intu Trafford Centre Group (UK) Limited  
(holding company) 

Ordinary shares 

Intu Trafford Centre Limited (dormant) Ordinary shares 

Intu Ventures Limited (dormant) Ordinary shares 

Intu Victoria Centre Limited (limited partner) Ordinary shares 

Intu Watford Holdco Limited (dormant) Ordinary shares 

Intu Watford Limited (property) Ordinary shares 

Intu Watford Property Management Limited  
(property management) 

Ordinary shares 

IntuDigital Holdco Limited (holding company) ‘A’ Ordinary 
shares 
‘B’ Ordinary 
shares 

IntuDigital Limited (digital services) Ordinary shares 

Kindmotive Limited (dormant) Cumulative 
redeemable 
preference 
shares 
Ordinary shares 

Lakeside 1988 Limited (dormant) ‘A’ Ordinary 
shares 
‘B’ Redeemable 
preference 
shares 
‘C’ Preference 
shares 

Liberty Capital PLC (dormant)3 Ordinary shares 

Liberty International Construction and Development 
Limited (dormant)3 

Ordinary shares 

Liberty International Financial Services Limited  
(holding company) 

Ordinary shares 

Liberty International Group Treasury Limited  
(treasury management) 

Ordinary shares 

Liberty International Holdings Limited (holding company)1 Ordinary shares 

Manchester Nominee (2) Limited (dormant) Ordinary shares 

Merry Hill Management Services Limited (dormant) Ordinary shares 

Merry Hill Services Limited (dormant) Ordinary shares 

Merry Hill Trading Limited (dormant) Ordinary shares 

Metrocentre (GP) Limited (general partner) Ordinary shares 

Metrocentre (Holdco) Limited (holding company) Ordinary shares 

Metrocentre (Nominee No.1) Limited (dormant) Ordinary shares 

Metrocentre (Nominee No.2) Limited (dormant) Ordinary shares 

Metrocentre (Subco) Limited (holding company) Ordinary shares 

Metrocentre Lancaster LLP (property)4 n/a 

Metrocentre Lancaster No.1 Limited (limited partner) Ordinary shares 

Metrocentre Lancaster No.2 Limited (dormant) Ordinary shares 

MH (No.1) General Partner Limited (general partner) Ordinary shares 

MH (No.1) Limited Partnership (property) n/a 

MH (No.1) Nominee A Limited (dormant) Ordinary shares 

MH (No.1) Nominee B Limited (dormant) Ordinary shares 

MH (No.2) General Partner Limited (general partner) Ordinary shares 

MH (No.2) Limited Partnership (property) n/a 

Name of entity Class of capital 

MH (No.2) Nominee A Limited (dormant) Ordinary shares 

MH (No.2) Nominee B Limited (dormant) Ordinary shares 

MH (No.3) General Partner Limited (general partner) Ordinary shares 

MH (No.3) Limited Partnership (property) n/a 

MH (No.3) Nominee A Limited (dormant) Ordinary shares 

MH (No.3) Nominee B Limited (dormant) Ordinary shares 

MH (No.4) General Partner Limited (general partner) Ordinary shares 

MH (No.4) Limited Partnership (property) n/a 

MH (No.4) Nominee A Limited (dormant) Ordinary shares 

MH (No.4) Nominee B Limited (dormant) Ordinary shares 

MH (No.5) General Partner Limited (general partner) Ordinary shares 

MH (No.5) Limited Partnership (property) n/a 

MH (No.5) Nominee A Limited (dormant) Ordinary shares 

MH (No.5) Nominee B Limited (dormant) Ordinary shares 

MH (No.6) General Partner Limited (general partner) Ordinary shares 

MH (No.6) Limited Partnership (property) n/a 

MH (No.6) Nominee A Limited (dormant) Ordinary shares 

MH (No.6) Nominee B Limited (dormant) Ordinary shares 

MH (No.7) General Partner Limited (general partner) Ordinary shares 

MH (No.7) Limited Partnership (property) n/a 

MH (No.7) Nominee A Limited (dormant) Ordinary shares 

MH (No.7) Nominee B Limited (dormant) Ordinary shares 

MH (No.8) General Partner Limited (general partner) Ordinary shares 

MH (No.8) Limited Partnership (dormant) n/a 

MH (No.8) Nominee A Limited (dormant) Ordinary shares 

MH (No.8) Nominee B Limited (dormant) Ordinary shares 

Middleford Property Investments Limited (dormant) Ordinary shares 

Potteries (GP) Limited (general partner) Ordinary shares 

Potteries (Nominee No.1) Limited (dormant) Ordinary shares 

Potteries (Nominee No.2) Limited (dormant) Ordinary shares 

Runic Nominees Limited (dormant) Ordinary shares 

Sandal Investments Limited (dormant) Ordinary shares 

Staffordshire Property Management Limited (property) Ordinary shares 

TAI Investments Limited (holding company)2 ‘B’ Deferred 
shares 
Ordinary shares 

TAI Nominees Limited (dormant) Ordinary shares 

The Broadmarsh Retail Limited Partnership (property) n/a 

The Bullfinch Company Limited (dormant) Ordinary shares 

The Metrocentre Partnership (property)4 n/a 

The Potteries Shopping Centre Limited Partnership 
(property) 

n/a 

The Trafford Centre Holdings Limited (holding company) Ordinary shares 

The Trafford Centre Investments Limited  
(holding company) 

Ordinary shares 

The Trafford Centre Limited (property) ‘A’ Preference 
shares 
‘B’ Preference 
shares 
Ordinary shares 

The Victoria Centre Partnership (property) n/a 

TransAtlantic Holdings Limited (dormant) Ordinary shares 

Transol Investments Limited (dormant) Ordinary shares 
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Name of entity Class of capital 

VCP (GP) Limited (general partner) Ordinary shares 

VCP Nominees No.1 Limited (dormant) Ordinary shares 

VCP Nominees No.2 Limited (dormant) Ordinary shares 

Westgate Oxford Investments Limited (dormant) Ordinary shares 

Whitesun Limited (dormant) Ordinary shares 

WRP Management Limited (property) Ordinary shares 

Subsidiaries based at 27 Esplanade, St Helier, Jersey, JE1 1SG 
Belside Limited (property) Ordinary shares 

Curley Limited (property) Ordinary shares 

Steventon Limited (property) Ordinary shares 

Subsidiaries based at 22 Grenville Street, St Helier, Jersey, JR4 8PX 
Intu (Jersey) 2 Limited (finance)3 Ordinary shares 

Intu (Jersey) Limited (finance)3 Ordinary shares 

Intu Derby 2 Limited (holding company) Ordinary shares 

Intu Derby Limited (holding company) Ordinary shares 

Intu Merry Hill 2 Limited (holding company) Ordinary shares 

Intu Merry Hill Limited (holding company) Ordinary shares 

Intu MH (No.1) Jersey Unit Trust (limited partner) Units 

Intu MH (No.1) Sub-Trust (limited partner) Units 

Intu MH (No.2) Jersey Unit Trust (limited partner) Units 

Intu MH (No.2) Sub-Trust (limited partner) Units 

Intu MH (No.3) Jersey Unit Trust (limited partner) Units 

Intu MH (No.3) Sub-Trust (limited partner) Units 

Intu MH (No.4) Jersey Unit Trust (limited partner) Units 

Intu MH (No.4) Sub-Trust (limited partner) Units 

Intu MH (No.5) Jersey Unit Trust (limited partner) Units 

Intu MH (No.5) Sub-Trust (limited partner) Units 

Intu MH (No.6) Jersey Unit Trust (limited partner) Units 

Intu MH (No.6) Sub-Trust (limited partner) Units 

Intu MH (No.7) Jersey Unit Trust (limited partner) Units 

Intu MH (No.7) Sub-Trust (limited partner) Units 

Intu MH (No.8) Jersey Unit Trust (limited partner) Units 

Intu Sprucefield 2 Limited (holding company) Ordinary shares 

Intu Sprucefield Limited (holding company) Ordinary shares 

Intu Uxbridge Holdco Limited (holding company) Ordinary shares 

Sprucefield No.1 Nominee Limited (dormant) Ordinary shares 

Sprucefield No.2 General Partner Limited (general partner) Ordinary shares 

Sprucefield No.2 Limited Partnership (property) n/a 

Sprucefield No.2 Nominee Limited (dormant) Ordinary shares 

Sprucefield Unit Trust (limited partner) Units 

Subsidiaries based at 7 Rue Robert Stumper, L-2557, Luxembourg 
ICS Holding S.à r.l. (holding company) Ordinary shares 

ICS InvestCo S.à r.l. (holding company) Ordinary shares 

ICS JV S.à r.l. (holding company) Ordinary shares 

Intu Holding S.à r.l. (holding company) Ordinary shares 

  

  

  

 
 

Name of entity Class of capital 

Subsidiaries based at Paseo de la Castellana 64, 28046,  
Madrid, Spain 
Daytrade Inversiones 2014 S.L. (intellectual property) Ordinary shares 

Intu Costa del Sol Resort Holdco S.A. (holding company) Ordinary shares 

Intu Costa del Sol Resort S.L. (property development) Ordinary shares 

Intu Management Spain S.L.  
(property management and management services) 

Ordinary shares 

Ocio y Nieve S.L. (property management) Ordinary shares 

Wattenberg Invest S.L. (property)  Ordinary shares 

Other subsidiaries  

Intu Management Spain Holding S.à r.l. (holding company) 
(6 Rue Eugène Ruppert, L-2453 Luxembourg) 

Ordinary shares 

Intu Trafford Centre Group Limited (holding company)3 
(Cains Fiduciary, Fort Anne, Douglas, Isle of Man, IM1 1LB) 

Ordinary shares 

Libint (Proprietary) Limited (local administration services) 
(Liberty Life Centre, 1 Ameshoff Street, Braamfontein, 
Johannesburg 2007, South Africa)3 

Ordinary shares 

Libtai Holdings (Jersey) Limited (holding company)  
(PO Box 761 Ordnance House 31 Pier Road, St Helier, 
Jersey, JE4 8ZZ)3 

Ordinary shares 

Merry Hill Finance Designated Activity Company (dormant) 
(6th Floor, Pinnacle 2, Eastpoint Business Park, Dublin, 
Republic of Ireland) (in liquidation) 

Ordinary shares 

Nailsfield Limited (holding company) (IFS Court, 
Twentyeight, Cybercity, Ebene, Mauritius)3 

Ordinary shares 

The Trafford Centre Finance Limited (finance)  
(190 Elgin Avenue, George Town, Grand Cayman,  
KY1-9007, Cayman Islands) 

Ordinary shares 

Joint ventures based at 40 Broadway, London, SW1H 0BT 
Centaurus Retail LLP (property) n/a 

Chapelfield GP Limited (general partner) Ordinary shares 

Chapelfield Nominee Limited (dormant) Ordinary shares 

Cribbs Causeway JV Limited (property management) ‘A’ Ordinary 
shares 
‘B’ Ordinary 
shares 

Derby Business Management Limited (dormant) Ordinary shares 

 ‘A’ shares 

Derby Investments General Partner Limited  
(general partner) 

Ordinary shares 

Derby Investments Limited Partnership (limited partner) n/a 

Derby Investments Trustee Limited (dormant) Ordinary shares 

Intu Chapelfield Residential Limited (property) Ordinary shares 

Manchester JV Limited (property management) ‘A’ Ordinary 
shares 
‘B’ Ordinary 
shares 

The Chapelfield Partnership (property) n/a 

The Wilmslow (No.3) Limited Partnership (property) n/a 

Wilmslow (No.3) (Nominee A) Limited (dormant) Ordinary shares 

Wilmslow (No.3) (Nominee B) Limited (dormant) Ordinary shares 

Wilmslow (No.3) General Partner Limited (general partner) ‘A’ Ordinary 
shares 
‘B’ Ordinary 
shares 
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34 Subsidiaries, joint ventures and associates (continued) 
Name of entity Class of capital 

Joint ventures based at 100 Victoria Street, London, SW1E 5JL 
St. David’s (Cardiff Residential) Limited (property)  Ordinary shares 

St. David’s (General Partner) Limited (general partner) ‘A’ Ordinary 
shares 
‘B’ Ordinary 
shares 

St. David’s (No.1) Limited (dormant) Ordinary shares 

St. David’s (No.2) Limited (dormant) Ordinary shares 

St. David’s Limited Partnership (property) n/a 

Joint ventures based at Paseo de la Castellana 64, 28046,  
Madrid, Spain 
Asturias Propco Numero Uno S.L. (property)  Ordinary shares 

Asturias Retail and Leisure SOCIMI S.A. (holding company)  Ordinary shares 

Gravois Desarrollos S.L. (property) Ordinary shares 

Intu Eurofund Valencia S.L. (property development) Ordinary shares 

Intu Eurofund Vigo S.L. (property development)  Ordinary shares 

Madrid Xanadú 2003 S.L. (property)  Ordinary shares 

Puerto Venecia Investments SOCIMI S.A. (property)  Ordinary shares 

SnowZone S.L. (leisure) Ordinary shares 

Xanadú Retail and Leisure S.L. (holding company)  Ordinary shares 

Zaragoza Properties SOCIMI S.A. (holding company) Ordinary shares 

  

 

Name of entity Class of capital 

Joint ventures based at 7 Rue Robert Stumper, L-2557, Luxembourg 
Intu Eurofund Developments S.à r.l. (holding company) Ordinary shares 

Intu Zaragoza Holding S.à r.l. (holding company)  ’A’ shares 
‘B’ shares 

Intu Zaragoza S.à r.l. (holding company)  ‘A’ shares 
‘B’ shares 

Parque Principado S.à r.l. (holding company) ‘A’ shares 
‘B’ shares 

Joint ventures based at 22 Grenville Street, St Helier,  
Jersey, JR4 8PX 
Intu Derby Jersey Unit Trust (limited partner) Units 

Midlands Shopping Centre Jersey Unit Trust (No.1)  
(limited partner) 

Units 

W (No.3) GP (Nominee A) Limited (dormant) Ordinary shares 

W (No.3) GP (Nominee B) Limited (dormant) Ordinary shares 

Other joint ventures  

Metropolitan Retail JV (Jersey) Unit Trust (property)5 ‘A’ units 

(28 – 30 The Parade, St Helier, Jersey, JE1 1EQ) ‘B’ units 

Associates based at 105-106 Provogue House, Off New Link Road, 
Andheri (West) Mumbai, 400 053 India 
Empire Mall Private Limited (property)6 Ordinary shares 

Prozone Intu Properties Limited (property)7 Ordinary shares 

1 40.2 per cent is held by intu properties plc, 31.1 per cent is held by Conduit Insurance Holdings Limited and 28.7 per cent is held by TAI Investments Limited. 
2 95.4 per cent in addition to the Ordinary shares is held by Libtai Holdings (Jersey) Limited and 4.6 per cent in addition to the B Deferred shares is held by intu properties plc. 
3 Related undertaking held directly by intu properties plc. 
4 Group’s interest is 60 per cent. 
5 Group’s interest is 20 per cent. This is classified as a joint venture due to an equal voting interest. 
6 Group’s interest is 26.8 per cent. 
7 Group’s interest is 32.4 per cent. 
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34 Subsidiaries, joint ventures and associates (continued) 
Other entities 
Intu (SGS) Finance plc and Intu Metrocentre Finance plc are consolidated as subsidiaries in these financial statements but are not listed in 
the table above as the Group does not own the shares in these companies. These companies are vehicles set up on behalf of the Group for 
the sole purpose of issuing some of the Group’s listed debt. The Group’s obligations in respect of this debt via a back-to-back intercompany 
loan agreement between these companies and other Group companies, and security over investment property via a deed of charge 
between the security trustees and other Group companies, mean that the Group is deemed to have control of these companies. 

Non-controlling interests 
By virtue of their 40 per cent interest in The Metrocentre Partnership, GIC Real Estate is entitled to appoint 40 per cent of the directors  
of Metrocentre (GP) Limited. GIC Real Estate through an intermediate entity also owns a 40 per cent interest in the capital of Metrocentre 
Lancaster LLP. £58.2 million of the non-controlling interest losses shown in the balance sheet at 31 December 2019 (2018: £12.7 million 
earnings) and £70.9 million of the non-controlling interest share of loss shown in the income statement for the year ended 31 December 
2019 (2018: share of loss £41.5 million) relates to GIC Real Estate’s interest in these entities. Set out below is the summarised financial 
information of The Metrocentre Partnership and Metrocentre LLP at 100 per cent, as consolidated: 

£m 2019 2018 

Summarised income statement    

Revenue 64.0 68.3 

Loss for the year (177.2) (103.7) 

Summarised balance sheet   

Investment and development property 676.8 841.8 

Borrowings – 4.125% bonds 2023 (480.5) (479.5) 

Borrowings – compound financial instrument (488.5) (473.8) 

Other net liabilities (27.7) (31.2) 

Net liabilities (319.9) (142.7) 

The balance sheet includes a non-controlling interest recoverable amount of £58.2 million (2018: £12.7 million attributable to non-
controlling interest). This amount is considered to be recoverable in view of the £195.4 million owed to the non-controlling interest  
(which is included in the Group’s borrowings in note 23).    

35 Related party transactions 
Key management1 compensation 
£m 2019 2018 

Salaries and short-term employee benefits 4.7 4.9 

Pensions and other post-employment benefits 0.3 0.8 

Share-based payments 1.5 1.7 

 6.5 7.4 

1 Key management comprises the directors of intu properties plc and the Executive Committee who have been designated as persons discharging managerial responsibility (PDMR). 

During 2017 the Group’s joint ventures in intu Puerto Venecia and intu Asturias sold shares in subsidiaries, previously wholly owned by the 
respective joint ventures, listed on the Spanish MaB to PDMRs of the Group. The total value of the shares at 31 December 2019 is €1.0 million 
for each joint venture, representing 1 per cent of the respective outstanding share capital. The sale of shares in these entities was required to 
comply with Spanish MaB free float listing requirements. The Group provided an interest-free loan to PDMRs to enable them to purchase the 
shares. The loans are treated as a taxable benefit which accordingly is included in the above table. In line with the terms of the relevant loan 
agreements entered into, the loans are repayable in full upon cessation of employment or the sale of the underlying assets. Further to the 
exchange of contracts in respect of the sale of intu Puerto Venecia in December 2019 and of intu Asturias in January 2020, the relevant PDMRs 
sold these shareholdings in January 2020 and February 2020 respectively. All outstanding loans in respect of the above arrangements have 
been repaid to the Company in full or in part. For those loans which have been partially repaid, the outstanding balance has been written off  
by the Company. 
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35 Related party transactions (continued) 
Transactions with Peel Group (Peel) 
As John Whittaker, deputy chairman and non-executive director of intu properties plc, is the Chairman of the Peel Group (Peel), members  
of Peel are considered to be related parties. Total transactions between the Group and members of Peel are shown below: 

£m 2019 2018 

Income 0.9 1.3 

Expenditure (0.6) (0.7) 

Income predominantly relates to leases of office space and contracts to provide advertising services. Expenditure predominantly relates  
to costs incurred under a management services agreement and the supply of utilities. All contracts are on an arm’s length basis at 
commercial rates. 

Balances outstanding between the Group and members of Peel at 31 December 2019 and 31 December 2018 are shown below: 

£m 2019 2018 

Net investment in finance lease 0.8 1.2 

Amounts owed by members of Peel 0.3 0.3 

Amounts owed to members of Peel (0.1) (0.1) 

Under the terms of the Group’s acquisition of intu Trafford Centre from Peel in 2011, Peel has provided a guarantee in respect of Section 
106 planning obligation liabilities at Barton Square which at 31 December 2019 totalled £13.0 million (2018: £12.4 million). 

The net investment in finance leases above relate to three advertising services agreements related to digital screens with Peel Advertising 
Limited (a member of Peel) under which Peel will procure advertising on behalf of the Group. The minimum fixed payments in these 
agreements have been classified as a finance lease. 

During the year intu shareholders approved, at a General Meeting held on 31 May 2019, the sale to the Peel Group of a 30.96 acre site near 
intu Braehead known as King George V docks (West) and additional plots of adjacent ancillary land for cash consideration of £6.1 million. 

Other transactions 
During the year, the Group sold a wholly owned subsidiary, which holds a plot of sundry land near intu Xanadú, to the intu Xanadú joint 
venture for consideration of £8.6 million. Consideration includes cash consideration of £4.3 million and a retained interest in the entity 
through the intu Xanadú joint venture. The cash flow statement records a net inflow of £4.0 million comprising the cash consideration 
less cash in the business of £0.3 million. 

36 Directors’ emoluments 
Directors’ emoluments in accordance with Schedule 5 to the Accounting Regulations is analysed below: 

£m 2019 2018 

Salaries and short-term employee benefits 1.6 2.0 

Pensions and other post-employment benefits 0.2 0.3 

 1.8 2.3 

Three executive directors (including David Fischel who resigned on 26 April 2019) participated in the Group’s defined contribution group 
pension plan during 2019. 

Further information regarding the remuneration of individual directors is provided in the audited part of the directors’ remuneration 
report on pages 73 to 95. 
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Overview 
The Group presents alternative performance measures (APMs) (see glossary) within these results. In presenting APMs, management  
have applied the ‘European Securities and Markets Authority Guidelines on Alternative Performance Measures’. 

The most significant APMs used to measure the Group’s performance including the rationale for their use are summarised before the 
presentation of each APM on the following pages. EPRA performance measures, which are industry standard APMs, are detailed in  
EPRA measures on pages 167 to 170. 

During the year the Group has reviewed its use of APMs and will no longer present NAV (diluted, adjusted) as management no longer 
believe this is the most relevant metric in assessing the Group’s performance. The Group will continue to present EPRA NAV and  
EPRA NNNAV, which are industry standard APMs, in order to standardise the Group’s disclosures with other entities in the sector. 
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APM – proportionately consolidated amounts 
The Group accounts for its interests in joint ventures using the equity method as required by IFRS 11 Joint Arrangements. This means  
that the income statement and the balance sheet as prepared in accordance with IFRS include single lines for the Group's total share of 
post-tax profit/loss and the net investment in joint ventures respectively. 

Management reviews and monitors performance as well as determines the strategy of the business primarily on a proportionately 
consolidated basis. This includes the Group’s share of joint ventures on an individual line-by-line basis rather than a post-tax profit/ 
loss or net investment basis. The figures and commentary presented in the annual report and financial statements are consistent with  
this management approach as management believes this provides a more relevant and reliable analysis of the Group’s performance to 
users. A reconciliation of the income statement and balance sheet between the two bases is provided below: 

Proportionately consolidated income statement 

   2019   
Re-presented1 

2018   

£m 
Group income 

statement  
Share of joint 

ventures  

Group including 
share of joint 

ventures 
Group income 

statement 
Share of joint 

ventures 

Group including 
share of joint 

ventures 

Revenue 542.3 76.8 619.1 581.1 71.9 653.0 

Net rental income 348.1 53.5 401.6 398.5 52.0 450.5 

Net other income 6.2 (2.6) 3.6 5.3 (2.4) 2.9 

Revaluation of investment and  
development property (1,796.8) (182.9) (1,979.7) (1,332.8) (72.2) (1,405.0) 

Loss on disposal of subsidiaries (6.3) – (6.3) (8.5) – (8.5) 

Gain on sale of investment and  
development property 3.9 – 3.9 1.4 – 1.4 

Write-down on recognition of joint ventures 
and other assets classified as held for sale (38.0) – (38.0) – – – 

Impairment of goodwill (4.0) – (4.0) – – – 

Impairment of investment in associates (7.4) – (7.4) – – – 

Impairment of loan to associate (5.5) – (5.5) – – – 

Administration expenses – ongoing (39.5) (1.0) (40.5) (42.9) (1.1) (44.0) 

Administration expenses – exceptional  (3.4) – (3.4) (13.1) (0.1) (13.2) 

Operating loss (1,542.7) (133.0) (1,675.7) (992.1) (23.8) (1,015.9) 

Finance costs (220.9) (6.6) (227.5) (216.7) (6.3) (223.0) 

Finance income 16.6 (13.7) 2.9 14.8 (12.2) 2.6 

Other finance charges – exceptional (36.9) (0.8) (37.7) (32.9) 4.5 (28.4) 

Change in fair value of financial instruments (72.9) (2.4) (75.3) 87.3 (1.0) 86.3 

Net finance costs (314.1) (23.5) (337.6) (147.5) (15.0) (162.5) 

Loss before tax, joint ventures  
and associates (1,856.8) (156.5) (2,013.3) (1,139.6) (38.8) (1,178.4) 

Share of post-tax (loss)/profit of joint ventures (158.9) 158.9 – (42.1) 42.1 – 

Share of post-tax (loss)/profit of associates (0.3) – (0.3) 2.3 – 2.3 

(Loss)/profit before tax (2,016.0) 2.4 (2,013.6) (1,179.4) 3.3 (1,176.1) 

Current tax – ongoing (16.0) (1.6) (17.6) (0.1) (0.6) (0.7) 

Current tax – exceptional (6.4) – (6.4) – – – 

Deferred tax 16.6 (1.3) 15.3 5.8 (2.2) 3.6 

Taxation (5.8) (2.9) (8.7) 5.7 (2.8) 2.9 

(Loss)/profit for the year (2,021.8) (0.5) (2,022.3) (1,173.7) 0.5 (1,173.2) 

Non-controlling interests 70.9 0.5 71.4 41.5 (0.5) 41.0 

Loss for the year attributable to owners  
of intu properties plc (1,950.9) – (1,950.9) (1,132.2) – (1,132.2) 

1 See note 1 for details on re-presented amounts. 

Interest cover on a proportionately consolidated basis is presented within note 27.  
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Proportionately consolidated balance sheet 

   2019   
Re-presented1 

2018   

£m 
Group balance 

sheet  
Share of joint 

ventures  

Group including 
share of joint 

ventures 
Group balance 

sheet 
Share of joint 

ventures 

Group including  
share of joint 

ventures 

Non-current assets       

Investment and development property 6,026.7 694.9 6,721.6 8,138.3 1,117.4 9,255.7 

Property, plant and equipment  14.3 0.1 14.4 11.8 0.1 11.9 

Investment in joint ventures 326.6 (326.6) – 487.9 (487.9) – 

Loans to joint ventures 197.5 (197.5) – 336.0 (336.0) – 

Investment in associates 53.7 – 53.7 65.6 – 65.6 

Derivative financial instruments – 0.3 0.3 4.3 – 4.3 

Other non-current assets 1.1 40.8 41.9 20.7 42.9 63.6 

 6,619.9 212.0 6,831.9 9,064.6 336.5 9,401.1 

Current assets       

Joint ventures and other assets classified  
as held for sale 163.7 – 163.7 – – – 

Derivative financial instruments – – – 0.4 – 0.4 

Trade and other receivables 130.0 10.6 140.6 138.0 7.8 145.8 

Cash and cash equivalents 203.5 19.5 223.0 239.5 34.8 274.3 

 497.2 30.1 527.3 377.9 42.6 420.5 

Total assets 7,117.1 242.1 7,359.2 9,442.5 379.1 9,821.6 

Current liabilities       

Trade and other payables (243.3) (16.5) (259.8) (278.4) (27.7) (306.1) 

Current tax liabilities (5.9) – (5.9) – (0.1) (0.1) 

Borrowings (71.1) (25.9) (97.0) (51.1) – (51.1) 

Derivative financial instruments (48.4) (0.3) (48.7) (39.0) (0.2) (39.2) 

 (368.7) (42.7) (411.4) (368.5) (28.0) (396.5) 

Non-current liabilities       

Borrowings (4,663.2) (156.6) (4,819.8) (4,984.2) (295.7) (5,279.9) 

Derivative financial instruments (237.1) (1.4) (238.5) (246.2) (3.3) (249.5) 

Deferred tax liabilities (0.9) (41.4) (42.3) (18.0) (48.4) (66.4) 

Other payables (1.2) – (1.2) (1.2) – (1.2) 

 (4,902.4) (199.4) (5,101.8) (5,249.6) (347.4) (5,597.0) 

Total liabilities (5,271.1) (242.1) (5,513.2) (5,618.1) (375.4) (5,993.5) 

Net assets 1,846.0 – 1,846.0 3,824.4 3.7 3,828.1 

Non-controlling interests 58.2 – 58.2 (12.7) (3.7) (16.4) 

Net assets attributable to owners of  
intu properties plc 1,904.2 – 1,904.2 3,811.7 – 3,811.7 

1 See note 1 for details on re-presented amounts. 

A reconciliation to market value of investment and development property is given in the table below: 

£m 2019 2018 

Balance sheet carrying value of investment and development property 6,721.6 9,255.7 

Head leases on investment property (88.3) (88.3) 

Market value of investment and development property  6,633.3 9,167.4 

Net external debt and debt to assets ratio on a proportionately consolidated basis are presented in note 27. 
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APM – like-for-like amounts 
Like-for-like amounts are presented as they measure operating performance as distinct from the impact of acquisitions or disposals. In 
respect of net rental income, the like-for-like measure relates to property that has been owned throughout both years without significant 
capital expenditure in either year, so that income can be compared on a like-for-like basis. For the purposes of comparison of capital 
values, this will also include assets owned at the previous reporting year end but not throughout the prior year. A reconciliation of the  
like-for-like measure for net rental income as well as investment and development property including the Group’s share of joint ventures 
is provided below: 

 Year ended 31 December Movement 

 
2019 

£m 
2018 

£m £m % 

Like-for-like property 395.2 434.8 (39.6) (9.1) 
Part disposal: intu Derby (8 July 2019) – 7.5 (7.5) n/a 
Part disposal: intu Chapelfield (31 January 2018) – 0.6 (0.6) n/a 
Held for sale: intu Puerto Venecia and intu Asturias (15 December 2019) – 0.7 (0.7) n/a 
Other disposals 4.0 5.7 (1.7) n/a 
Developments 2.4 1.2 1.2 n/a 

Net rental income 401.6 450.5 (48.9) (10.9) 
 

 Market value Revaluation deficit 

 
2019 

£m 
2018 

£m 
2019 

£m 
2019 

% 

Like-for-like property 6,290.8 7,970.6 (1,795.7) (22.3) 
Part disposal: intu Derby (8 July 2019) – 276.2 (25.9) (20.8) 
Held for sale: intu Puerto Venecia and intu Asturias (15 December 2019) – 397.0 (32.7) (11.1) 
Other investment property disposals – 81.3 (4.7) (5.8) 
Spain developments 177.3 217.0 (45.7) (20.5) 
UK other including developments1 165.2 225.3 (75.0) (32.6) 

Investment and development property 6,633.3 9,167.4 (1,979.7) (23.1) 

1 UK other including developments represents valuation movements on investment and development property valued below £200 million each.  
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APM – underlying earnings  
Underlying earnings (used to calculate underlying EPS) as presented is based on EPRA earnings (used to calculate EPRA EPS), an industry 
standard APM considered a key measure of recurring performance, but adjusted for certain items (listed below) which management believes 
are necessary in order to better present the Group’s recurring performance and therefore provide an indication of the extent to which dividend 
payments are supported by underlying operations (see underlying profit statement on page 171). Underlying earnings excludes property  
and derivative movements, exceptional items and related tax. The key differences to EPRA earnings relate to the following adjustments: 
— with the exception of termination costs on allocated interest rate swaps and costs related to acquisitions, which are both excluded  

from EPRA earnings and underlying earnings, other finance charges – exceptional (as detailed in note 9), administration expenses – 
exceptional (as detailed in note 5) and current tax – exceptional (as detailed in note 10) are included in EPRA earnings but are excluded 
from the Group’s measure of underlying earnings. In accordance with the Group’s definition for exceptional items (see glossary), the 
Group considers these costs to be exceptional based on their nature and incidence, which create volatility in earnings 

— fair value movements on interest rate swaps not currently used for economic hedges of debt (referred to as unallocated swaps) are 
included in EPRA earnings but are excluded from the Group’s measure of underlying earnings. The Group does not hold unallocated 
swaps for speculative purposes. Management currently intends to hold these unallocated swaps for the foreseeable future, therefore 
the period on period volatility created by their fair value movements is unlikely to crystallise until such hedges are settled at maturity 
other than in the event a swap is terminated early 

A reconciliation from the IFRS profit/loss for the year attributable to owners of intu properties plc to EPRA earnings is provided in EPRA 
measures on pages 167 to 170, which also provides additional details on EPRA and related measures. A reconciliation from the 
consolidated income statement including the Group’s share of joint ventures to underlying earnings is provided below: 

2019 2018

£m 

Group 
 including 

share of 
 joint 

ventures 
Underlying 

earnings 

Non-
underlying 

(loss)/ 
earnings 

Group 
 including 

share of 
 joint  

ventures 
Underlying 

earnings 

Non-
underlying 

(loss)/ 
earnings 

Net rental income 401.6 401.6 – 450.5 450.5 – 
Net other income 3.6 3.6 – 2.9 2.9 –
Revaluation of investment and development property (1,979.7) – (1,979.7) (1,405.0) – (1,405.0)
Loss on disposal of subsidiaries (6.3) – (6.3) (8.5) – (8.5)
Gain on sale of investment and development property 3.9 – 3.9 1.4 – 1.4
Write-down on recognition of joint ventures and other assets classified 
as held for sale (38.0) – (38.0) – – –
Impairment of goodwill (4.0) – (4.0) – – –
Impairment of investment in associates (7.4) – (7.4) – – –
Impairment of loan to associate (5.5) – (5.5) – – –
Administration expenses – ongoing (40.5) (40.5) – (44.0) (44.0) – 
Administration expenses – exceptional  (3.4) – (3.4) (13.2) – (13.2)

Operating (loss)/profit (1,675.7) 364.7 (2,040.4) (1,015.9) 409.4 (1,425.3) 

Finance costs (227.5) (227.5) – (223.0) (223.0) – 
Finance income 2.9 2.9 – 2.6 2.6 –
Other finance charges – exceptional (37.7) – (37.7) (28.4) – (28.4)
Change in fair value of financial instruments (75.3) – (75.3) 86.3 – 86.3

Net finance costs (337.6) (224.6) (113.0) (162.5) (220.4) 57.9 

(Loss)/profit before tax and associates (2,013.3) 140.1 (2,153.4) (1,178.4) 189.0 (1,367.4) 
Share of post-tax (loss)/profit of associates (0.3) 1.0 (1.3) 2.3 1.2 1.1

(Loss)/profit before tax (2,013.6) 141.1 (2,154.7) (1,176.1) 190.2 (1,366.3) 

Current tax – ongoing (17.6) (17.6) – (0.7) (0.7) – 
Current tax – exceptional (6.4) – (6.4) – – –
Deferred tax 15.3 – 15.3 3.6 – 3.6

Taxation (8.7) (17.6) 8.9 2.9 (0.7) 3.6

(Loss)/profit for the year (2,022.3) 123.5 (2,145.8) (1,173.2) 189.5 (1,362.7) 

Non-controlling interests 71.4 3.7 67.7 41.0 3.6 37.4

(Loss)/profit for the year attributable to owners of intu properties plc (1,950.9) 127.2 (2,078.1) (1,132.2) 193.1 (1,325.3) 

Underlying earnings per share (pence) 1 n/a 9.5p n/a n/a 14.4p n/a 

1 Calculated using basic shares. See note 12(a) for details on the weighted average number of shares.
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At 31 December 2019 
Market value 

£m 
Revaluation 

deficit 
Net initial 

yield (EPRA) 

‘Topped-up’ 
NIY 

(EPRA) 

Nominal 
equivalent 

yield 
Occupancy 

(EPRA) 

 

Ownership 
Form of 

OwnershipH 

Gross area 
million 

sq ftI 
Number of 

stores 

Annual 
property 

income 
Headline rent 

ITZA 
ABC1 

customers 

Subsidiaries and joint operations               

intu Trafford Centre 1,669.5 –22% 5.2% 5.3% 5.3% 92%  100% FH 2.0 229 £93.4 £400 66% 

intu Lakeside 1,000.0 –22% 4.8% 5.2% 5.5% 96%  100% FH 1.6 257 £54.8 £300 69% 

intu Metrocentre 676.8 –20% 5.5% 6.0% 6.6% 92%  90%E LH 2.1 304 £43.7 £280 54% 

intu Merry Hill 587.6 –24% 5.5% 5.7% 6.2% 95%  100% FH 1.7 268 £39.2 £200 48% 

intu Braehead 288.9 –33% 8.5% 8.5% 7.8% 98%  100% FH 1.1 125 £27.6 £150 66% 

intu Watford 324.9 –20% 4.0% 4.5% 6.1% 97%  93% LH 1.1 173 £18.5 £170 84% 

Manchester Arndale 309.0 –24% 5.5% 6.0% 6.2% 95%  48%F LH 1.8 258 £20.1 £285 57% 

intu Eldon Square 214.1 –24% 5.4% 5.7% 6.2% 97%  60% FH/LH 1.3 145 £13.1 £285 55% 

intu Milton Keynes 212.5 –18% 5.6% 5.7% 5.8% 97%  100% FH 0.4 57 £12.7 £200 68% 

intu Victoria Centre 201.0 –24% 6.7% 7.0% 7.4% 98%  100% FH 1.0 118 £17.8 £200 60% 

Cribbs Causeway 159.3 –27% 6.5% 6.6% 6.2% 98%  33%G FH/LH 1.1 154 £11.9 £250 74% 

OtherB 302.9              

Total IFRS 5,946.5              

Joint ventures               

St David’s, Cardiff 230.0 –21% 5.6% 6.1% 6.0% 95%  50% FH/LH 1.4 203 £15.3 £212 71% 

intu Xanadú 233.8 –1%A 4.8% 5.0% 5.8% 96%  50% FH 1.3J 207 €14.4 n/a n/a 

intu Chapelfield 106.5 –20% 5.9% 6.1% 6.0% 98%  50% FH 0.5 92 £7.6 £175 64% 

intu Derby 77.3 –21% 7.5% 7.7% 7.7% 95%  26% FH/LH 1.3 208 £7.2 £75 45% 

OtherC 39.2              

Total including Group’s share of joint ventures 6,633.3  5.66%D 5.93% D 6.16% D 95%         

Total at 31 December 2018 
including Group’s share of joint ventures 9,167.4  4.75% D 4.98% D 5.44% D 97% 

        

A Calculated in local currency. 
B Includes the Group’s interests in intu Potteries, intu Broadmarsh, Soar at intu Braehead and development land in Spain. 
C Includes the Group’s interest in intu Uxbridge. 
D Weighted average yields exclude developments. 
E Interest shown is that of The Metrocentre Partnership in intu Metrocentre (90 per cent) and the Metro Retail Park (100 per cent). The Group has a 60 per cent interest in 

The Metrocentre Partnership which is consolidated as a subsidiary of the Group. 
F The Group’s interest is through a joint operation ownership of a 95 per cent interest in Manchester Arndale, and a 90 per cent interest in New Cathedral Street, Manchester. 
G The Group’s interest is through a joint operation ownership of a 66 per cent interest in The Mall at Cribbs Causeway and a 100 per cent interest in The Retail Park,  

Cribbs Causeway. 
H Form of ownership is shown as either freehold (FH), leasehold (LH) or freehold and leasehold (FH/LH). 
I Area shown is not adjusted for the proportion of ownership. 
J Excludes owner occupied space. 
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At 31 December 2019 
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Revaluation 

deficit 
Net initial 

yield (EPRA) 

‘Topped-up’ 
NIY 

(EPRA) 

Nominal 
equivalent 

yield 
Occupancy 

(EPRA) 

 

Ownership 
Form of 

OwnershipH 

Gross area 
million 

sq ftI 
Number of 

stores 

Annual 
property 

income 
Headline rent 

ITZA 
ABC1 

customers 

Subsidiaries and joint operations               

intu Trafford Centre 1,669.5 –22% 5.2% 5.3% 5.3% 92%  100% FH 2.0 229 £93.4 £400 66% 

intu Lakeside 1,000.0 –22% 4.8% 5.2% 5.5% 96%  100% FH 1.6 257 £54.8 £300 69% 

intu Metrocentre 676.8 –20% 5.5% 6.0% 6.6% 92%  90%E LH 2.1 304 £43.7 £280 54% 

intu Merry Hill 587.6 –24% 5.5% 5.7% 6.2% 95%  100% FH 1.7 268 £39.2 £200 48% 

intu Braehead 288.9 –33% 8.5% 8.5% 7.8% 98%  100% FH 1.1 125 £27.6 £150 66% 

intu Watford 324.9 –20% 4.0% 4.5% 6.1% 97%  93% LH 1.1 173 £18.5 £170 84% 

Manchester Arndale 309.0 –24% 5.5% 6.0% 6.2% 95%  48%F LH 1.8 258 £20.1 £285 57% 

intu Eldon Square 214.1 –24% 5.4% 5.7% 6.2% 97%  60% FH/LH 1.3 145 £13.1 £285 55% 

intu Milton Keynes 212.5 –18% 5.6% 5.7% 5.8% 97%  100% FH 0.4 57 £12.7 £200 68% 

intu Victoria Centre 201.0 –24% 6.7% 7.0% 7.4% 98%  100% FH 1.0 118 £17.8 £200 60% 

Cribbs Causeway 159.3 –27% 6.5% 6.6% 6.2% 98%  33%G FH/LH 1.1 154 £11.9 £250 74% 
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B Includes the Group’s interests in intu Potteries, intu Broadmarsh, Soar at intu Braehead and development land in Spain. 
C Includes the Group’s interest in intu Uxbridge. 
D Weighted average yields exclude developments. 
E Interest shown is that of The Metrocentre Partnership in intu Metrocentre (90 per cent) and the Metro Retail Park (100 per cent). The Group has a 60 per cent interest in 

The Metrocentre Partnership which is consolidated as a subsidiary of the Group. 
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Other property information 

Amounts presented include the Group’s share of joint ventures. 

Top 20 customers 

Rank Customer 
Number of leases 

2019 
Rent roll % 

2019 

1 Next 19 4% 

2 Boots 21 3% 

3 Arcadia 26 3% 

4 Debenhams 10 3% 

5 H&M 20 3% 

6 Primark 11 2% 

7 Dixons Carphone 29 2% 

8 New Look 15 2% 

9 JD Sports 20 2% 

10 River Island 16 2% 

11 A S Watson 42 2% 

12 Marks & Spencer 16 2% 

13 Signet Group 33 2% 

14 Superdry 17 1% 

15 Sainsbury’s/Argos 13 1% 

16 Watches of Switzerland 23 1% 

17 Inditex 11 1% 

18 Clarks 14 1% 

19 Apple 12 1% 

20 Frasers Group 13 1% 
 

 

£m 
31 December 

2019 
31 December 

2018 

Passing rent 389.2 428.9 

Annual property income 411.9 474.1 

ERV 449.6 566.3 

Weighted average unexpired lease term 6.3 years 7.2 years 
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The actual LTV and interest cover covenants are based on the latest certified figures, calculated in accordance with the loan agreements. 
The calculations are loan specific. Since the year end, we have utilised around £50 million from available resources to reduce the leverage 
levels in a small number of our facilities, including to manage the relevant LTV covenants. 

For LTV covenants, the timing and manner of testing varies and for interest cover covenants the calculations include a variety of 
historical, forecast and in certain instances a combination of historical and forecast basis. 

Intu (SGS) Finance plc and Intu (SGS) Finco Limited (Secured Group Structure) 

 
Loan 

£m Maturity 
LTV 

covenant 
LTV 

actual 

Interest 
cover 

covenant 

Interest 
cover 

actual 

Term loan 141.8 2021         

3.875 per cent bonds 450.0 2023         

4.625 per cent bonds 350.0 2028         

4.250 per cent bonds 350.0 2030         

 1,291.8  80.0% 70.1% 125.0% 184.5% 

Covenants are tested on the Security Group, the principal assets of which are intu Lakeside, intu Braehead, intu Watford and intu Victoria 
Centre. During the year, intu Derby was withdrawn and the extension of intu Watford was added to the Secured Group Structure. 
Following this exchange, on 1 July 2019 £210.0 million of the SGS term loan was repaid. 

The structure has a tiered operating covenant regime giving the Group a significant degree of flexibility when the covenants are below 
certain levels. In higher tiers the level of flexibility is reduced. The Group retains operating control at loan to value below 72.5 per cent  
and interest cover above 1.4x. No financial covenant default occurs unless the loan to value exceeds 80 per cent or the interest cover falls  
below 1.25x. 

The Trafford Centre Finance Limited 
There are no financial covenants on the intu Trafford Centre debt (CMBS) of £697.8 million at 31 December 2019. However, as this debt is 
amortising and the amortisation payments are included in the definition of finance costs, the affordability of the amortisation payments 
in relation to the cash generated by the asset is assessed quarterly. The Group has the ability to contribute cash into the structure in order 
to meet ongoing finance cost obligations. No additional contribution of cash has been required in 2019. 

Intu Metrocentre Finance plc 

 
Loan 

£m Maturity 
LTV 

covenant 
LTV 

actual 

Interest 
cover 

covenant 

Interest 
cover 

actual 

4.125 per cent bonds 485.0 2023 100.0% 71.4% 125.0% 193.8% 

The structure’s covenant regime gives the Group a significant degree of flexibility when the covenants are below certain levels. The Group 
retains operating control at loan to value below 70 per cent and interest cover above 1.4x. No financial covenant default occurs unless loan 
to value exceeds 100 per cent or the interest cover falls below 1.25x. 

As the loan to value is above 70 per cent, a cash trap is now in effect which restricts payments outside of the security group. 

Intu Debenture plc 

 
Loan 

£m Maturity 
Capital cover 

 covenant 
Capital cover  

actual 
Interest cover  

covenant 
Interest cover  

actual 

 231.4 2027 150.0% 150.0% 100.0% 102.5% 

The debenture is currently secured on a number of the Group’s properties including intu Eldon Square, intu Potteries and Soar at  
intu Braehead. 

Should the capital cover or interest cover test be breached, Intu Debenture plc (the ‘Issuer’) has three months from the date of delivery  
of the valuation or the latest certificate to the Trustees to make good any deficiencies. Subsequent to year end, the Group has placed  
£15.0 million of additional security in a charged account. 

The Issuer may withdraw property secured on the debenture by paying a sum of money or through the substitution of alternative 
property provided that the capital cover and interest cover tests are satisfied immediately following the substitution. 
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Financial covenants on corporate facilities 

 
Net worth  
covenant 

Net worth 
actual 

Interest cover 
covenant 

Interest cover  
actual 

Borrowings/net  
worth covenant 

Borrowings/net 
worth actual 

£600m facility, maturing in 20211 £1,200.0m £1,235.2m 120.0% 165.8% 125.0% 118.7% 

£375m 2.875 per cent convertible  
bonds, due in 2022 (note 25)2 

 
n/a 

 
n/a 

 
n/a 

 
n/a 

 
175.0% 

 
33.3% 

1 Tested on the Borrower Group which excludes, at the Group’s election, certain subsidiaries with asset-specific finance. The facility is secured on the Group’s investments in 
Manchester Arndale and Cribbs Causeway. 

2 Tested on the Group excluding, at the Group’s election, the borrowings on certain subsidiaries with asset-specific finance. 

Other asset-specific debt 

Term facilities 
Loan 

£m Maturity 
LTV 

covenant 
LTV 

actual 

Interest 
cover 

covenant 

Interest 
cover 

actual 

intu Uxbridge1 20.05 2020 70.0% 64.1% 125.0% 314.0% 

St David’s, Cardiff 145.2 2021 65.0% 63.1% 150.0% 208.0% 

intu Milton Keynes 137.5 2021 65.0% 64.7% 150.0% 213.9% 

intu Trafford Centre, Barton Square2 25.0 2021 65.0% 28.6% 150.0% 401.1% 

intu Trafford Centre 250.0 2022 65.0% 60.6% 103.0%3 104.9% 

intu Chapelfield 69.06 2023 65.0% 64.8% 150.0% 186.4% 

intu Merry Hill 435.94 2024 75.0% 74.3% 150.0% 254.0% 

intu Derby1 38.8 2024 58.5% 50.2%7 250.0% 416.1% 

intu Xanadú1 (€) 131.5 2022 65.0% 48.6% 150.0% 452.8% 

Held for sale       

intu Asturias1 (€) 60.5 2021 65.0% 39.3% 150.0% 649.6% 

intu Puerto Venecia1 (€) 112.5 2025 65.0% 45.0% 150.0% 486.5% 

Development facilities 
Loan  

£m Maturity 

Loan to 
development cost 

covenant 
Loan to 

development cost 

Loan to gross 
development value 

covenant 

Loan to gross 
development 

actual 

intu Trafford Centre, Barton Square2 19.9 2021 34.0% 26.5% 65.0% 35.9% 

intu Broadmarsh 9.4 2022 60.0% 10.5% 55.0% 50.0% 

1 Debt shown is consistent with the Group’s economic interest. For intu Derby, this is the Group’s economic interest at 31 December 2019 after considering our joint venture 
partner’s structured equity interest. 

2 In addition to the £25.0 million term facility, we have a committed development funding facility of £25.0 million of which £19.9 million was drawn at 31 December 2019. 
3 Covenant is a debt service cover ratio (includes interest and scheduled debt repayments). 
4 Loan is stated after a partial repayment of £25.0 million on 20 January 2020. 
5 Loan is stated after a partial repayment of £6.0 million on 31 January 2020. 
6 Loan is stated after a partial repayment of £5.0 million on 14 February 2020. 
7 Covenant is only tested against initial valuation. Figure presented based on 31 December 2019 valuation. 

Interest rate swaps 
It is Group policy, and often a requirement of the Group’s lenders, to eliminate substantially all exposure to interest rate fluctuations  
by using floating to fixed interest rate swaps in order to establish certainty over cash flows. These swaps have the economic effect of 
converting borrowings from floating to fixed rates.  

The table below sets out the nominal amount and average rate of hedging, excluding lenders’ margins, in place under current and 
forward-starting swap contracts including the Group’s share of joint ventures adjusted for swap repayments up to the date of these results: 

 
Nominal amount 

£m 
Average rate 

% 

In effect on or after:   

1 year 1,896.4 2.66% 

2 years 1,720.2 2.81% 

5 years 592.6 5.03% 

10 years 582.3 5.01% 

15 years 400.2 4.76% 
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1 Summary 
The EPRA Best Practice Recommendations identify six key performance measures, including the EPRA cost ratios. The measures are 
deemed to be of importance for investors in European property companies and aim to encourage more consistent and widespread 
disclosure. The Group is supportive of this initiative but continues to disclose additional APMs throughout this report which it believes  
are more appropriate to the Group’s current circumstances. These EPRA measures are calculated in accordance with the EPRA Best 
Practices Recommendations Guidelines. 

In 2019, the Group retained its EPRA Gold Award for exceptional compliance with the EPRA Best Practice Recommendations. 

The EPRA measures are summarised below and detailed in the tables following and notes referenced: 

 Section 2019 2018 

EPRA cost ratio (including direct vacancy costs) 2 22.6% 20.1% 

EPRA cost ratio (excluding direct vacancy costs) 2 16.1% 15.3% 

EPRA earnings 3  £33.1m £210.5m 

— per share 3 2.5p 15.7p 

EPRA NAV 4 £1,977.3m £3,947.1m 

— per share 4 147p 293p 

EPRA NNNAV 4 £2,005.2m £3,640.7m 

— per share 4 149p 271p 

EPRA NIY 5 5.7% 4.8% 

EPRA ‘topped-up’ NIY 5 5.9% 5.0% 

EPRA vacancy rate 6 5.1% 3.3% 

Details of the Group’s performance against the EPRA Best Practice Recommendations on Sustainability Reporting can be found in full  
in the 2019 sustainability report. In 2019, the Group retained its Gold EPRA Sustainability Best Practice Recommendations award. 

2 EPRA cost ratios 
£m 2019 2018 

Administration expenses – ongoing 39.5 42.9 

Net service charge costs 16.2 17.0 

Other non-recoverable costs 44.5 38.3 

Share of joint ventures’ adjusted items 10.1 8.4 

Remove:   

Service charge costs recovered through rents (4.6) (4.3) 

EPRA costs – including direct vacancy costs 105.7 102.3 

Direct vacancy costs (27.1) (21.4) 

Share of joint ventures’ adjusted items (3.3) (2.9) 

EPRA costs – excluding direct vacancy costs 75.3 78.0 

   

Rent receivable 424.0 467.3 

Rent payable (15.2) (13.5) 

Share of joint ventures’ adjusted items 62.5 59.3 

Gross rental income less ground rent payable 471.3 513.1 

Remove:   

Service charge costs recovered through rents (4.6) (4.3) 

Gross rental income 466.7 508.8 

   

EPRA cost ratio (including direct vacancy costs) 22.6% 20.1% 

EPRA cost ratio (excluding direct vacancy costs) 16.1% 15.3% 
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3 EPRA earnings per share 
£m 2019 2018 

Loss attributable to owners of intu properties plc (1,950.9) (1,132.2) 

Adjusted for:   

Revaluation of investment and development property (note 13) 1,796.8 1,332.8 

Loss on disposal of subsidiaries (note 4) 6.3 8.5 

Gain on sale of investment and development property (3.9) (1.4) 

Write-down on recognition of joint ventures and other assets classified as held for sale (note 32) 38.0 – 

Impairment of goodwill 4.0 – 

Administration expenses – exceptional (EPRA defined)1 – 8.0 

Other finance charges – exceptional (EPRA defined)1 1.3 – 

Change in fair value of financial instruments (EPRA defined)2 38.0 (36.6) 

Tax on the above items3 (note 10) (16.6) (5.8) 

Share of joint ventures’ adjusted items 186.1 77.1 

Share of associates’ adjusted items 1.2 (2.2) 

Non-controlling interests in respect of the above (67.2) (37.7) 

EPRA earnings – basic 33.1 210.5 

Dilutive convertible bonds, share options and share awards – – 

EPRA earnings – diluted 33.1 210.5 

   

Per share – basic4 (pence) 2.5p 15.7p 

Per share – diluted4 (pence) 2.5p 15.7p 

A reconciliation from EPRA earnings to the Group’s APM of underlying earnings is provided below: 

£m 2019 2018 

EPRA earnings – basic 33.1 210.5 

Adjusted for:   

Impairment of investment in associates (note 18) 7.4 – 

Impairment of loan to associate 5.5 – 

Administration expenses – exceptional (non-EPRA defined) 3.4 5.1 

Other finance charges – exceptional (non-EPRA defined) 35.6 32.9 

Change in fair value of financial instruments (unallocated swaps) 34.9 (50.7) 

Other exceptional tax (note 10) 6.4 – 

Share of joint ventures’ adjusted items 0.8 (5.8) 

Share of associates’ adjusted items 0.1 1.1 

Underlying earnings – basic 127.2 193.1 

Per share – basic4 (pence) 9.5p 14.4p 

1 With the exception of termination costs on allocated interest rate swaps and costs related to acquisitions, which are both excluded from EPRA earnings, exceptional finance 
costs (as detailed in note 9) and exceptional administration expenses (as detailed in note 5) are included in EPRA earnings. 

2 Fair value movements on interest rate swaps not currently used for economic hedges of debt (referred to as unallocated swaps) are included in EPRA earnings. 
3 The tax expense in respect of the prior year minimum PID shortfall has been included within EPRA earnings. 
4 See note 12(a) for the weighted average number of shares. 
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4 EPRA NAV per share and EPRA NNNAV per share 
 2019 2018 

£m 
EPRA 
 NAV 

EPRA 
NNNAV 

EPRA 
 NAV 

EPRA 
NNNAV 

Net assets attributable to owners of intu properties plc 1,904.2 1,904.2 3,811.7 3,811.7 

Adjusted for:     

Fair value of derivative financial instruments (net of tax) (EPRA defined)1 118.8 – 96.8 – 

Fair value of convertible bonds (120.1) – (60.1) – 

Difference in fair value of debt over book value – 57.5 – (206.7) 

Deferred tax on investment and development property 0.9 – 18.0 – 

Share of joint ventures’ adjusted items 2.2 (40.5) 9.4 (42.6) 

Non-controlling interest included in the above amounts – 12.7 – 7.0 

Non-controlling interest recoverable balance not recognised 71.3 71.3 71.3 71.3 

Net assets 1,977.3 2,005.2 3,947.1 3,640.7 

Per share – diluted2 (pence) 147p 149p 293p 271p 

1 Fair value movements on interest rate swaps not currently used for economic hedges of debt (referred to as unallocated swaps) are included in EPRA NAV. 
2 The diluted number of shares used of 1,346.1 million (2018: 1,345.6 million) has been adjusted to remove shares held in the ESOP and includes the impact of any dilutive 

convertible bonds, share options and share awards. 
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5 EPRA NIY and ‘topped-up’ NIY 
£m 2019 2018 

Investment and development property 6,633 9,167 

Less developments (287) (342) 

Completed property portfolio 6,346 8,825 

Allowance for estimated purchasers’ costs 392 609 

Gross up completed property portfolio valuation 6,738 9,434 

   

Annualised cash passing rental income 412 474 

Property outgoings (31) (25) 

Annualised net rents 381 449 

Notional rent on expiration of rent-free periods or other lease incentives 19 25 

Topped-up net annualised rent 400 474 

   

EPRA NIY 5.7% 4.8% 

EPRA ‘topped-up’ NIY 5.9% 5.0% 

EPRA NIY and ‘topped-up’ NIY by property is given in investment and development property on pages 162 and 163. 

6 EPRA vacancy rate 
% 2019 2018 

intu Trafford Centre 7.6 2.1 

intu Lakeside 4.3 2.9 

intu Metrocentre 8.2 5.1 

intu Merry Hill 5.4 6.6 

intu Braehead 2.1 1.3 

intu Watford 3.5 3.9 

Manchester Arndale 4.9 1.7 

intu Eldon Square 2.7 1.4 

intu Milton Keynes 3.0 1.7 

intu Victoria Centre 1.6 1.8 

Cribbs Causeway 2.4 2.6 

St David’s, Cardiff 4.5 7.8 

intu Xanadú 3.9 2.3 

intu Chapelfield 2.3 0.7 

intu Derby 5.1 4.8 

intu Puerto Venecia1 n/a 0.5 

intu Asturias1 n/a 1.1 

 5.1 3.3 

1 Classified as held for sale at 31 December 2019 (see note 32). 
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The underlying profit information in the table below shows the Group including share of joint ventures on a line-by-line basis: 

£m 

Year ended  
31 December  

2019 

Re-presented1 
Year ended   

31 December    
2018   

Six months  
ended  

31 December  
2019 

Re-presented1 

Six months   
ended    

31 December    
2018   

Six months  
ended  

30 June  
2019 

Re-presented1 

Six months    
ended    

30 June    
2018   

Net rental income 401.6 450.5 196.4 227.4 205.2 223.1 

Net other income 3.6 2.9 2.2 0.9 1.4 2.0 

Administration expenses  (40.5) (44.0) (19.7) (22.3) (20.8) (21.7) 

Underlying operating profit 364.7 409.4 178.9 206.0 185.8 203.4 

Finance costs (227.5) (223.0) (112.5) (114.4) (115.0) (108.6) 

Finance income 2.9 2.6 1.4 1.3 1.5 1.3 

Underlying net finance costs (224.6) (220.4) (111.1) (113.1) (113.5) (107.3) 

Underlying profit before tax and associates 140.1 189.0 67.8 92.9 72.3 96.1 

Tax on underlying profit (17.6) (0.7) (8.9) (0.3) (8.7) (0.4) 

Share of underlying profit of associates 1.0 1.2 0.4 0.6 0.6 0.6 

Remove underlying amounts attributable  
to non-controlling interests 3.7 3.6 1.5 1.4 2.2 2.2 

Underlying earnings 127.2 193.1 60.8 94.6 66.4 98.5 

Underlying EPS (pence) 9.5p 14.4p 4.5p 7.0p 4.9p 7.3p 

Weighted average number of shares 
(million) 1,344.5 1,343.7 1,344.7 1,343.8 1,344.3 1,343.6 

1 See note 1 for details of re-presented amounts. 
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 2015 2016 2017 2018 2019 

Net rental income £428m £447m £460m £451m £402m 
Underlying earnings £187m £200m £201m £193m £127m 
Underlying earnings per share 14.2p 15.0p 15.0p 14.4p 9.5p 
Dividend per share 13.7p 14.0p 14.0p 4.6p – 
Property revaluation surplus/(deficit) £351m £(64m) £47m £(1,405m) £(1,980m) 
      
Market value of investment and development property £9,602m £9,985m £10,223m £9,167m £6,633m 
Net external debt £4,139m £4,364m £4,836m £4,867m £4,498m 
      
Debt to assets ratio 43.1% 43.7% 45.9% 53.1% 67.8% 
Interest cover 1.91x 1.97x 1.94x 1.91x 1.67x 
      
Change in like-for-like net rental income 1.8% 3.6% 0.5% 0.6% -9.1% 
Occupancy 96% 96% 97% 97% 95% 
Change in footfall (like-for-like) +0% +1.3% +0% -1.6% +0.3% 

Amounts presented include the Group’s share of joint ventures. 
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ABC1 visitors Proportion of visitors within UK social groups A, B 
and C1, defined as members of households whose chief earner’s 
occupation is professional, higher or intermediate management,  
or supervisory. 

APM (alternative performance measure) Financial measure of 
historical or future financial performance, position or cash flows of 
the Group that are not defined or specified in IFRS. See presentation 
of information on pages 157 to 161 for further details. 

Annual property income The Group’s share of passing rent plus 
the independent external valuers’ estimate of annual excess 
turnover rent and sundry income such as from car parks and mall 
commercialisation. 

CACI Provides market research on intu’s visitors and UK-wide 
location analysis. 

Debt to assets ratio Net external debt divided by the market value 
of investment and development property. Calculated including the 
Group’s share of joint ventures. 

Diluted figures Reported amounts adjusted to include the effects  
of dilutive potential shares issuable under convertible bonds and 
employee incentive arrangements. 

EPS (earnings per share) Profit/loss for the year attributable to 
owners of intu properties plc divided by the weighted average 
number of shares in issue during the year. 

EPRA European Public Real Estate Association, the publisher 
of Best Practice Recommendations intended to make financial 
statements of public real estate companies in Europe clearer,  
more transparent and comparable. 

EPRA cost ratios The ratio of administration and operating costs 
(including and excluding direct vacancy costs) divided by gross 
rental income, as calculated in accordance with EPRA Best Practice 
Recommendations. See EPRA measures on pages 167 to 170 for 
further details. 

EPRA earnings IFRS profit/loss adjusted to exclude valuation 
movements, certain exceptional items and related tax, as calculated 
in accordance with EPRA Best Practice Recommendations. Per 
share measure calculated on basic and diluted shares. See EPRA 
measures on pages 167 to 170 for further details. 

EPRA NAV IFRS NAV adjusted to remove the fair value of 
derivatives (net of tax), goodwill resulting from the recognition  
of deferred tax liabilities and deferred tax on investment and 
development property as calculated in accordance with EPRA  
Best Practice Recommendations. Per share measure calculated  
on diluted shares. See EPRA measures on pages 167 to 170 for 
further details. 

EPRA net initial yield (NIY) Annualised net rent on investment 
property (after deduction of revenue costs such as head rent, 
running void, service charge after shortfalls, empty rates and 
merchant association contribution) expressed as a percentage  
of the gross market value before deduction of theoretical 
acquisition costs, as calculated in accordance with EPRA Best 
Practice Recommendations and as provided by the Group’s 
independent external valuers. 

EPRA NNNAV EPRA NAV adjusted to reflect the fair value of 
borrowings, derivative financial instruments and deferred tax on 
revaluation of investment and development property, as calculated 
in accordance with EPRA Best Practice Recommendations.  
See EPRA measures on pages 167 to 170 for further details. 

EPRA ‘topped-up’ NIY EPRA NIY adjusted for the expiration of 
rent-free periods and other unexpired lease incentives. 

EPRA vacancy rate The ERV of vacant space divided by total ERV. 

ERV (estimated rental value) The independent external valuers’ 
estimate of the Group’s share of the current annual market rent 
of all lettable space after expiry of concessionary periods. 

Exceptional items Items that in the directors’ view are required to 
be separately disclosed by virtue of their size, nature or incidence. 
These include administration expenses – exceptional (as disclosed 
in note 5), other finance charges – exceptional (as disclosed in note 
9) and current tax – exceptional (as disclosed in note 10). 
Underlying earnings is considered to be a key measure in 
understanding the Group’s financial performance and excludes 
exceptional items. 

Headline rent ITZA Annual contracted rent per square foot  
after expiry of concessionary periods in terms of Zone A. 

Interest cover Underlying operating profit/loss divided by the  
net finance costs excluding the change in fair value of financial 
instruments, other finance charges – exceptional and amortisation 
of the Metrocentre compound financial instrument. Calculated 
including the Group’s share of joint ventures. 

Interest rate protection The proportion of debt where interest 
obligations are fixed (including debt where interest rate swaps are 
used to fix interest obligations) expressed as a percentage of total 
debt excluding finance leases and the Metrocentre compound 
financial instrument. 

Interest rate swap A derivative financial instrument enabling 
parties to exchange interest rate obligations for a predetermined 
period. These are used by the Group to convert floating rate debt  
to fixed rates. 

Like-for-like amounts Investment property which has been 
owned throughout both periods without significant capital 
expenditure in either period, so that income can be compared on a 
like-for-like basis. For the purposes of comparison of capital values, 
this will also include assets owned at the previous reporting period 
end but not throughout the prior period. See presentation of 
information on pages 157 to 161 for further details.  

Long-term lease A lease with a term certain of at least five years. 

LTV (loan to value) The ratio of attributable debt to the market 
value of an investment property.  

MSCI Producer of an independent benchmark of property returns. 

NAV (diluted, adjusted) IFRS NAV adjusted to remove the fair 
value of derivatives (net of tax), goodwill resulting from the 
recognition of deferred tax liabilities, and deferred tax on 
investment and development property and other investments.  
Per share measure calculated on a diluted basis.
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NAV (net asset value) per share Net assets attributable to owners 
of intu properties plc divided by the number of ordinary shares in 
issue at the period end. 

Net external debt Total borrowings less cash and cash equivalents 
and the Metrocentre compound financial instrument calculated 
including the Group’s share of joint ventures. 

Net rental income (NRI) The Group’s share of net rents receivable 
as shown in the income statement, having taken due account of 
non-recoverable costs, bad debt provisions and adjustments to 
comply with IFRS including those regarding tenant incentives. 

Nominal equivalent yield Effective annual yield to a purchaser 
from an asset at market value before taking account of notional 
acquisition costs assuming rent is receivable annually in arrears, 
reflecting ERV but disregarding potential changes in market rents, 
as determined by the Group’s independent external valuers. 

Occupancy The ERV of let and under-offer units divided by total 
ERV, excluding development and recently completed properties. 
Units let to tenants in administration and still trading are treated  
as let and those no longer trading are treated as un-let. 

Occupancy cost ratio (OCR) The ratio of a unit’s occupancy  
costs (rent, rates and service charge) against the sales generated. 

Passing rent The Group’s share of contracted annual rents 
receivable at the balance sheet date. This takes no account of 
accounting adjustments made in respect of rent-free periods or 
tenant incentives, the reclassification of certain lease payments as 
finance charges or any irrecoverable costs and expenses, and does 
not include excess turnover rent, additional rent in respect of 
unsettled rent reviews or sundry income such as from car parks. 
Contracted annual rents in respect of tenants in administration  
are excluded. 

PMA Property Market Analysis LLP, a producer of property market 
research and forecasting. 

PID (Property Income Distribution) A dividend, generally subject 
to UK withholding tax at the basic rate of income tax, that a UK 
REIT pays to its shareholders from its qualifying rental profits. 
Certain classes of shareholder may qualify to receive a PID  
gross; shareholders should refer to intugroup.co.uk for further 
information. The Group can also pay non-PID dividends that  
are not subject to UK withholding tax. 

REIT (Real Estate Investment Trust) REITs are internationally 
recognised property investment vehicles which have now been 
introduced in many countries around the world. Each country  
has its own rules, but the broad intention of REITs is to encourage 
investment in domestic property by removing tax distortions  
for investors. 

In order for profits of UK property rental businesses to be exempt 
from corporation tax, a REIT must meet certain ongoing rules and 
regulations, including the requirement to distribute at least 90 per 
cent of qualifying rental profits to shareholders. Withholding tax  
of 20 per cent is deducted from these PIDs. Profits from a REIT’s 
non-property business remain subject to normal corporation tax. 
The Group elected for REIT status in the UK with effect from  
1 January 2007. 

Scrip Dividend Scheme The Group may offer shareholders the 
opportunity to participate in the Scrip Dividend Scheme. This 
enables participating shareholders to receive shares instead of  
cash when a Scrip Alternative is offered for a particular dividend. 

Short-term lease A lease with a term certain of less than five years. 

Tenant (or lease) incentives Any incentives offered to occupiers to 
enter into a lease. Typically, incentives are in the form of an initial 
rent-free period and/or a cash contribution to fit out the premises. 
Under IFRS the value of incentives granted to tenants is amortised 
through the income statement on a straight-line basis over the 
lease term. 

‘Topped-up’ NIY Equivalent to EPRA ‘topped-up’ NIY (see 
definition). 

Total property return (TPR) The change in capital value, less any 
capital expenditure incurred, plus net income in the year expressed 
as a percentage of the capital employed (opening capital value plus 
capital expenditure incurred) in the year as calculated by MSCI. 

Underlying earnings IFRS profit/loss adjusted to exclude valuation 
movements, exceptional items and related tax. Per share measure 
calculated on basic shares. See presentation of information on 
pages 157 to 161 for further details. 

Underlying operating profit/loss Consists of net rental income, 
net other income and administration expenses – ongoing. 
Calculated including the Group’s share of joint ventures. 
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Shareholder information

This report contains ‘forward-looking statements’ 
regarding the belief or current expectations of intu 
properties plc, its directors and other members of 
its senior management about intu properties plc’s 
businesses, financial performance and results of 
operations. These forward-looking statements are 
not guarantees of future performance. Rather, they 
are based on current views and assumptions and 
involve known and unknown risks, uncertainties and 
other factors, many of which are outside the control 
of intu properties plc and are difficult to predict, that 
may cause actual results, performance or 
developments to differ materially from any future 
results, performance or developments expressed or 
implied by the forward-looking statements.

These forward-looking statements speak only as at 
the date of this report. Except as required by 
applicable law, intu properties plc makes no 
representation or warranty in relation to them and 
expressly disclaims any obligation to update or 
revise any forward-looking statements contained 
herein to reflect any change in intu properties plc’s 
expectations with regard thereto or any change in 
events, conditions or circumstances on which any 
such statement is based. 

Any information contained in this report on the price 
at which shares or other securities in intu properties 
plc have been bought or sold in the past, or on the 
yield on such shares or other securities, should not 
be relied upon as a guide to future performance.

Copyright © intu properties plc March 2020

Designed and produced by

This report is printed on UPM Fine Offset which is 
made of FSC® certified and other controlled material.

It also has EMAS and the European EcoLabel.

Printed sustainably in the UK by Pureprint, a Carbon 
Neutral® company with FSC® Chain of custody and 
an ISO 14001-certified environmental management 
system recycling over 99 per cent of all dry waste.

If you have finished with this document and no 
longer wish to retain it, please pass it on to other 
interested readers or dispose of it in your recycled 
waste. Thank you.

Registered Office
40 Broadway, London SW1H 0BT
Registered in England & Wales no. 3685527
LEI: 213800JSNTERD5CJZO95

Websites
intugroup.co.uk
intu.co.uk

Registrars
All enquiries concerning shares or 
shareholdings, including notification 
of change of address, queries regarding 
loss of a share certificate and dividend 
payments should be addressed to:

For shareholders registered in the UK
Link Asset Services
PXS, 34 Beckenham Road, Beckenham, 
Kent BR3 4TU. Calls are charged at the 
standard geographic rate and will vary 
by provider; lines are open 9.00am 
to 5.30pm Monday to Friday
Telephone +44 (0) 871 664 0300
Email: enquiries@linkgroup.co.uk
signalshares.com

For shareholders registered in 
South Africa
Link Market Services
13th Floor, 19 Ameshoff Street, 
Braamfontein 1709
South Africa
Postal address:
PO Box 4844
Johannesburg 2000, South Africa
Email: info@linkmarketservices.co.za

Share price information
The latest information on the intu 
properties plc share price is available 
on the website intugroup.co.uk.

Web-based enquiry service 
for shareholders
Shareholders registered in the UK can 
go to signalshares.com to obtain details 
of their shareholdings and dividends. 
The shareholder’s surname, Investor 
Code (found on the share certificate) and 
postcode are required to use this service. 
Shareholders may also use this service 
to amend or change their address and 
dividend mandate details.

Share dealing
Existing UK shareholders may trade 
intu properties plc shares through Link 
Share Dealing Services which provides 
a real-time online, telephone and postal 
dealing service.

Contact details are:
linksharedeal.com
Telephone (within UK) 0371 664 0445 
(calls are charged at the standard 
geographic rate and will vary by 
provider; lines are open 8.00am to 
4.30pm Monday to Friday) 
(outside UK) +44 (0) 371 664 0445 
(calls outside the UK are charged at 
the applicable international rate)

Sharegift
Shareholders with a small number of 
shares, which may be uneconomic to 
sell on a commission basis, may wish to 
consider donating them to the charity 
Sharegift (registered charity no. 1052686). 
Further information can be found on 
Sharegift’s website sharegift.org or by 
calling them on 020 7930 3737.

Strate Charity Shares
South African shareholders for whom the 
cost of selling their shares would exceed 
the market value of such shares may wish 
to consider donating them to charity. 
An independent non-profit organisation 
called Strate Charity Shares has been 
established to administer this process. 
The South African Revenue Service 
(SARS) has advised Strate Charity Shares 
that the value of any shares donated may 
be deducted from taxable income, as the 
scheme is registered under section 18A of 
the Income Tax Act. For further details, 
queries and/or donations contact the 
Strate Share Care toll free helpline on 
0800 202 363 or +27 (0) 11 870 8207 if 
phoning from outside South Africa or 
email charityshares@computershare.co.za.

Electronic communication
The Company supplies information such 
as the annual report via its website to 
shareholders who have consented to such 
communication. Shareholders will be 
notified by email or post when new 
information is available on the website.

Shareholders can at any time revoke a 
previous instruction in order to receive 
hard copies of shareholder information.

UK shareholders may register to receive 
email alerts by logging on to the website 
of the UK Registrars (signalshares.com) 
and following the instructions given to 
register an email address.

South African certified shareholders may 
register to receive email alerts by written 
instruction to the South African 
Registrar, Link Market Services, by email 
(info@linkmarketservices.co.za). South 
African shareholders who hold their 
shares in dematerialised form, should 
update their email addresses directly 
through their broker or custodian. Once 
registered, shareholders are sent a ‘Notice 
of Availability’ email highlighting that 
the annual report or other information 
is available for viewing on the website.
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