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  See presentation of information on pages 157 
to 161 for more details on the presentation of 
information and alternative performance 
measures used

IFRS (£m) 2019 2018 change Key comments

Revenue 542.3 581.1 (38.8)  — reduction impacted by CVAs and administrations
Loss for the year (2,021.8) (1,173.7) (848.1)  — adversely impacted by property revaluation deficit (see below) and change in fair value 

of financial instruments
Basic loss per share (pence) (145.1)p (84.3)p (60.8)p  — in line with IFRS loss for the year
Net assets attributable to owners 
of intu properties plc

1,904.2 3,811.7 (1,907.5)  — reduction predominantly as a result of property revaluation deficit

Dividends paid (pence) – 4.6p (4.6)p  — no 2019 dividend recommended for payment

Alternative performance 
measures (APM)1 (£m) 2019 2018 change Key comments

Net rental income 401.6 450.5 (48.9)  — like-for-like reduction of 9.1% (£39.6m) driven by impact of administrations and CVAs
 — impact of disposals of £10.5m, main contributor being intu Derby

Underlying earnings 127.2 193.1 (65.9)  — net rental income reduction of £48.9m, see above
 — finance costs increased by £4.2m, mainly due to reduced capitalised interest 
 — increased tax expense of £15.7m from current year estimated underpayment 
of minimum PID

Underlying EPS (pence) 9.5p 14.4p (4.9)p  — reduction in line with underlying earnings
Property revaluation deficit (1,979.7) (1,405.0) (574.7)  — like-for-like reduction of 22.3%

 — 95bps outward yield shift from weakening investor sentiment
 — like-for-like ERVs marked down by 13.4% following higher level of administrations and CVAs

Market value of investment 
and development property

6,633.3 9,167.4 (2,534.1)  — revaluation deficit of £1,979.7m
 — part disposals of intu Derby £353.7m, intu Puerto Venecia and intu Asturias transferred 
to held for sale £341.8m

 — capital investment of £129.2m, mainly on developments such as intu Lakeside  
and intu Trafford Centre

Net external debt2 4,498.4 4,867.2 368.8  — reduction from disposal proceeds and transfers to held for sale
EPRA NAV per share (pence)3 147p 293p (146)p  — impact of revaluation deficit of 145p

 — exceptional finance and administration costs of 6p, primarily from unallocated 
swap payments

 — partially offset by underlying earnings in year of 10p
EPRA NNNAV per share (pence)3 149p 271p (122)p  — main movement as above for EPRA NAV per share, offset by 20p movement in fair 

value of borrowings
Debt to assets ratio (per cent)2 67.8% 53.1% 14.7%  — increase due to revaluation deficit

 — reduces to 65.3% when adjusted for expected disposal proceeds from intu  
Puerto Venecia and intu Asturias

Operational performance 2019 2018 Key comments

Leasing activity
 — number 205 248  — level of lettings reduced slightly from economic uncertainty in 2019
 — new rent £26m £39m  — in line with valuers’ assumptions
 — new rent relative to previous 
passing rent

+1% +6%  — +1% on net effective basis (net of rent frees and incentives)

Rental uplift on rent reviews settled +6% +7%  — 159 settled in year
Footfall +0.3% -1.6%  — UK -0.1%; Spain +3.5%

 — UK outperformed Springboard benchmark which was down by 2.5%
Occupancy (EPRA basis) 94.9% 96.7%  — lower occupancy due to increased level of administrations and CVAs, in particular 

the impact from prior year processes
Net promoter score 75 73  — continued improvement in visitor satisfaction
Carbon emission reduction 15% 17%  — continued reduction, total reduction of 69% against 2010 baseline

1 All APMs are presented on a proportionately consolidated basis. See presentation  
of information section for further APM details including rationale for all APMs used  
and reconciliations between presented figures and IFRS figures.

2 See note 27 for calculations.
3 See EPRA measures section for reconciliations between presented figures  

and IFRS figures.
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Our people continued

Diverse and inclusive
Diversity is very important to us – as 
a people business with a footfall in our 
centres of around 360 million a year, it 
is important that our workforce reflects 
our visitors and the communities 
around our centres.

Our HR data suggests we closely mirror 
the national profile for ethnicity. Our 
Executive Committee is now 37.5 per cent 
female. However, the representation of 
women on the new Board falls short of 
the Hampton Alexander target of 33 per 
cent, see pages 54 and 55. 

Gender pay gap
At Group level, our gender pay gap has 
slightly improved in the past year. The 
median has reduced from 4.7 per cent in 
2018 to 2.5 per cent in 2019. The mean has 
fallen from 9.7 per cent to 8.7 per cent.

We continue to work hard to achieve 
gender balance at every level of our 

Pay gap
Difference between the average 
pay of men and women

Bonus gap
Difference between the average 
bonus paid to men and women

Proportion of 
women receiving 
a bonus

Proportion of 
men receiving 
a bonus

Median 2.5% (2018: 4.7%) 0.0% (2018: 0.0%)   85.7% 
(2018 85.5%)

  82.6% 
(2018 83.0%)

Mean 8.7% (2018: 9.7%) 32.7% (2018: 54.4%)

To assess the impact these initiatives 
are having we have also taken a fresh 
approach to measuring employee 
engagement. In August we introduced 
The Happiness Index, which includes an 
‘always on’ staff feedback process, with 
greater emphasis on personal comments. 
While the initial results were less positive 
than previously, as would be expected at 
a time of organisational change, they 
provide a baseline for us to measure our 
performance in addressing the issues 
raised by staff.

Disability Confident Employer 
As our ambition is to be the accessible 
shopping destination of choice, we 
were pleased to be awarded Disability 
Confident Employer Leader (level 3) 
status. We were the first shopping centre 
business to hold leader status across all 
our centres. 

Our commitment to inclusion 
encompasses both our staff and visitors, 
and our recognition as a Disability 
Confident Leader will make sure our 
recruitment, development and training 
processes are accessible by people with 
a disability, as well as helping staff 
understand how to treat all stakeholders, 
regardless of their disability.

Our culture 
Having the right culture is integral to our 
success both in what we deliver and how 
we deliver it. So everyone, regardless of 
role or seniority, goes through the same 
brand immersion to understand our 
purpose and our values and how they 
impact everything we do.

Our purpose is simple – to create 
compelling experiences that make 
our visitors smile and help our brand 
partners flourish.

Our values – bold, creative, genuine – 
encourage us all to behave in the right way 
and do the right thing: for our visitors, our 
customers, the environment and society. 
Our people understand if they apply our 
values in their work they will help create 
a successful and responsible business.

We measure various aspects of culture 
and these are shared with the Board 
and staff on a quarterly basis.

Gender pay gap
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Our 2030 vision

Creating a better future together
We have a strong track record of operating responsibly and over the last 
10 years we have achieved most of our 2020 aspirations – from meeting 
tough environmental targets to making a significant difference in our 
communities through our social programmes.

We have developed a new 2030 sustainability strategy to continue the 
positive impact intu has made over the last decade. We identified the 
issues most relevant to us and our stakeholders, informed by the UN 
Sustainable Development Goals (SDGs), through a robust materiality 
exercise. The areas of interest that emerged from this process fall under 
three pillars: people, community and planet. We have made a number 
of commitments and an overarching goal for 2030 for each pillar. 

The strategy has ambitious climate and environmental targets, along 
with plans to further develop the positive contribution our centres 
make to their local communities, through charity partnerships and 
volunteering programmes. We also aim to become one of the most 
accessible shopping locations in the UK.

We have completed our roll-out of an 
innovative waste reporting and auditing 
system across the portfolio. All our 
managed centres have waste 
improvement plans to improve recycling 
rates and drive cost efficiencies. 26,013 
tonnes of waste was diverted from 
landfill in 2019 and 41 per cent of waste 
was recycled (2018: 43 per cent). 

We joined EV100 to promote the use of 
electric vehicles (EV) and are investing  
in EV charging infrastructure with  
140 charging bays across our centres. 

External benchmarking
Responding to relevant indices provides 
clear and accurate performance data to 
our investors. We are proud to be rated 
EPRA Sustainability Best Practices 
Recommendations (sBPR) Gold for the 
sixth year and to be included in the 
highly regarded DJSI World and Europe 
Sustainability indices, the FTSE4Good 
index in addition to a range of other 
responsible investment indices.

Creating a better future together 

Three visionary goals

Relevant SDGs

Three pillars

100% inclusive
We will strive  
towards being 100% 
inclusive by 2030

100,000+
We will positively 
impact the lives 
of over 100,000 
people by 2030

Net zero
We will be  
a net zero carbon 
business by 2030

with our  
communities 
Together we  
will build resilient 
communities and 
foster wellbeing

with our 
planet
Together we will 
reduce resource use 
and move towards 
climate resilience

with our 
people
Together we will 
create a positive 
culture that is  
fair and inclusive
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Governance

We consider that our governance framework is 
appropriate for a UK premium-listed company

Dear shareholder

Throughout the year we have continued 
to ensure that our governance structures 
at Board, Committee, subsidiary and 
joint venture levels continue to be 
appropriate and support our business 
and culture in an ever-changing 
regulatory environment. In the next 
few pages we provide details of our 
Board members, the role of the Board 
and its performance and oversight. 
We also provide the information on 
our governance framework, which 
we consider is appropriate for a UK 
premium-listed company.

New Corporate Governance Code
In the second half of 2018, the FRC 
published a new UK Corporate 
Governance Code, effective for financial 
years beginning on or after 1 January 
2019. The Board, through the Audit and 
Remuneration committees, received 
comprehensive briefings on the new 
Code and took steps to ensure that the 
Company was able to comply fully with 
the new Code. As regards our application 
of the new Code principles and compliance 
with the Code provisions during 2019, see 
the following sections regarding employee 
engagement and culture.

Employee engagement
I am the designated director for the 
workforce. A new engagement initiative 
‘Questions for the Board’ was formally 
launched in April 2019, with a dedicated 
email inbox and clear signposting to 
employees regarding how they can raise 
questions to the Board via myself, both 
during and outside existing employee 
forums. In addition, ‘Ask Matthew’ was 
formally launched in June 2019, opening 
a new engagement channel between the 
chief executive and employees. Every 
month, Matthew responds to questions 
during his regular ‘15 with Matthew’ 
sessions and further questions can be 
submitted between meetings via a 
dedicated email inbox. These initiatives 
have proved popular and effective, with 
queries and suggestions having been 
received from numerous employees at 
all levels on a range of topics including 
corporate governance, supplier set-up 
processes, dress code and national 
customer service week.

Culture
A dashboard comprising key 
performance indicators and key 
behaviour indicators has been developed 
and is used to track progress across 
various sources of culture insights. 
These are reported at each Board 
meeting. The Board is responsible for 
monitoring intu’s culture and ensuring 
that there is alignment with the purpose, 
values and strategy.

Companies Act 2006, Section 172
While the Board intuitively considers 
Section 172 of the Companies Act 2006 in 
all decision-making, we have taken the 
opportunity to update our existing 
practices to assist the Board with doing 
so. As such, all matters presented to the 
Board requiring a decision must include 
a full analysis of Section 172 factors and 
other stakeholder considerations. Our 
statement regarding Companies Act 
2006, Section 172 is set out on page 61.

Board changes
As described more fully in the 
Nomination and Review Committee 
report on pages 70 to 72, we have 
continued to focus on succession 
planning. During 2019 there were 
a number of changes to the Board 
including the appointment of Matthew 
Roberts as chief executive in April; 
Robert Allen as chief financial officer in 
June; and both Cheryl Millington and 
Steve Barber as non-executive directors 
in May and September respectively. 
Both Cheryl and Steve have taken part in 
comprehensive induction programmes 
since joining intu, including visiting 
our assets in the UK and Spain, attending 
the all-staff induction programme and 
meeting with a range of employees and 
external advisers including valuers, 
auditors, lawyers and investment 
bankers. This has allowed them to 
rapidly build their knowledge and 
understanding of intu, enabling them 
to make a valuable contribution at 
Board meetings within a short period 
since joining.

Effectiveness and evaluation
As Chairman, it is my role to provide 
leadership to ensure the operation of 
an effective Board. The Board consists 
of seven directors. The directors bring 

 
The Board, 
through its 
committees, 
received 
comprehensive 
briefings on the 
new Code and 
took steps to 
ensure that the 
Company was able 
to comply fully.”
John Strachan
Chairman
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The Board continued

Leadership
The Board and its governance 
framework
The Board is responsible for setting intu’s 
strategic aims and then monitoring 
management’s performance against 
those aims as well as setting the strategic 
framework within which those aims can 
be achieved. The business model 
described on pages 14 to 16 illustrates 
the key value creation and operational 
drivers for intu’s strategy and the means 
by which the Board ultimately delivers 
long-term growth and sustainable returns 
for shareholders and debt investors.

Appropriate and effective corporate 
governance is intrinsic to all aspects 
of the Board’s activities. Consequently, 
governance is interwoven into the 
activities of management, who are 
accountable to the Board, and all 
employees, who are in turn accountable 
to management. This is reinforced by 
the established coherent governance 
framework that underpins the culture 
and workings of the Group with clearly 
defined responsibilities and 
accountabilities, consisting of:

 — Board committees to enable the Board 
to operate effectively and give full 
consideration to key matters (as shown 
in the diagram on page 57)
 — delegated authority limits, which 
apply at all levels of the business and 
are incorporated into all operational 
procedures ensuring matters are 
dealt with at the appropriate level
 — internal policies, procedures and 
controls (including risk management 
arrangements, delegated authority 
limits and a related parties protocol), 
which are regularly reported on, 
reviewed and updated by the Board 
and relevant committees
 — internal processes that are 
communicated to all staff and 
are available at all times on the 
Group’s intranet

Each aspect is routinely reviewed by the 
Board and updated to satisfy the needs of 
the business. The Board has continued 
to review its governance framework and 
has adjusted, where necessary, the roles, 
structure and accountabilities of senior 
management to reflect the demands of 
the business.

Board culture
The Chairman is directly accountable for the 
culture of the Board, which is defined by:

 — highly experienced and knowledgeable 
directors, with a wide range of skills 
and diverse perspectives who act 
confidently and with integrity

 — a conservative, measured approach to 
business, allied with a willingness to 
take considered risks through insightful 
investment to achieve strategic goals

 — the relationships between individual 
directors and the senior executives, 
which encourage beneficial debate 
and open communication and 
discussion of views

The Board’s culture permeates throughout 
the Group’s operations and is enshrined 
within intu’s values, which encourage staff 
to be bold, creative and genuine.

  Further information on intu’s culture and 
values can be found on page 46

Sustainability at intu
Operating responsibly has been 
a fundamental part of our approach 
for some time. The Board Corporate 
Responsibility Committee, led by the 
Chairman and the chief executive oversees 
our corporate responsibility activities. 

In line with the aspirations of our 2030 
strategy to be more integrated and 
forward-focused, we are replacing 
corporate responsibility with the more 
inclusive term sustainability.

   Further details of our sustainability 
strategy can be found in the 2019 
sustainability report

Case study: Induction for new directors
There is a comprehensive induction programme for new directors which is tailored 
by the Chairman, in consultation with the chief executive and company secretary, 
depending on the type of appointment. The programme ordinarily includes meetings 
with Board members, senior management and external advisers, as well as a 
high-level review of all current projects, Board strategy and an in-depth review of 
the Group’s assets. Additional elements are added to the programme as needed 
following discussion between the Chairman and the individual director.

Where required, the company secretary provides guidance and facilitates the 
provision of training on directors’ duties under the Companies Act 2006 and on legal, 
regulatory and governance matters with which the Company, Board and individual 
directors must comply.

During 2019 two new non-executive directors were appointed to the Board; 
Cheryl Millington joined in May and Steve Barber joined in September. Their 
comprehensive induction programmes included visiting our assets in the UK and 
Spain and meeting with a range of external advisers including valuers, auditors, 
lawyers and investment bankers.
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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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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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