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Daily Market Comment

Yesterday’s Summary : The ISEQ was the worst performing market in Europe yesterday again pressured by the financials as
Bank of Ireland lowered its full-year earnings guidance and failed to give clarity for next year. CRH bucked the trend however
gaining close to 1% following some strong results from European peers over the last two weeks. In the UK, the FTSE had a
strong day adding over 1% boosted by miners Kazakhmys and Antofagasta.

Overnight News : Asian stocks fell overnight on concerns that US growth will continue to slow. Honda Motor and Sharp both
paced the declines as analysts expect their US profits to be affected by the slowdown in the US.

Breaking News : Barclays issued a trading statement this morning in relation to its Capital Markets division and said that it will
post writedowns of £1.3bn on credit-related securities tied to the US subprime mortgage market. There had been speculation
that subprime write downs could have been as much as £10bn. Barclays also said that profit before tax at its capital market divi-
sion for the ten month period ended 31/10/07 was £1.9bn exceeding its record performance last year despite the write downs.

Equity Index’s change on day Currency daily % change Oil/Gold daily % change

: []

T T T _
= 1.00% — 2.00%
-100
0.507 — 1.00%

-200 T T

T T
ISEQ FTSE DAX DJ NASDAQ  S&P | | 0.00%

7024 6432 7783 13231 2644 71 0.00% ,
€/$ 1.4651 €/£0.7138 Gil $94.09 Gold $811.95

473 70 6 -76 -29 -10

Paper Headlines

“B of | downgrades earnings growth to single digits “ - Bank of Ireland - (Irish Times)
“O’Brien says O’Reilly should retire from IN&M “- Independent News & Media - (Irish Times)
“AIB ready to sell its UK merchant services arm “- AIB - (Irish Independent)

“Eurozone growth rebounds but slowdown still looming “- (Irish Independent)

Market Themes and Movers

Investors exiting carry trade : The Japanese Yen strengthened against all 16 of the most-actively traded currencies pressuring
equity markets today, encouraging investors to lighten holdings of higher-yielding assets bought with loans from Japan. Declines
in equity market tend to compel investors to pare the so called carry trade, a strategy that involves borrowing funds in Japan on
low borrowing costs, to finance the purchase of higher yielding securities in other currencies.

UK economy showing sings of slowing: UK Retail sales for October showed a decline of 0.1% compared with an increase of
0.3% for September a sign that higher borrowing costs are squeezing consumer spending. Economists had expected retail sales
to increase by 0.1%. The Bank of England (BoE) offered some respite however after it signalled yesterday that its is on course to
deliver at least one interest rate cut next year. BoE Governor Mervyn King pointed out that further slowing in consumer spending
is coming from an adjustment to savings rates in which higher effective borrowing rates and tighter credit conditions will lead
households to raise their savings rates.

Federal Reserve to provide increased transparency : The Federal Open Market Committee (FOMC) announced yesterday
that it is to increase the frequency and expand the content of its economic projections. The FOMC pointed out that it will now com-
pile and release projections four times each year up from two times currently with the projection horizon on economic forecasts to
be extended to three years from two.

Dolmen Squawk Box

Today 10 years ago Bank of Ireland was in good demand after reporting bumper results but the share price closed unchanged.
Other stocks in the financial sector benefited from the good results with AIB and Irish Life closing the day up. What a difference to
yesterdays announcement when Bol reported results in line but the share price ended the day down nearly 7%.
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Company Profile

British Land is a property
investment company based
in London, United Kingdom.
During the fiscal year ended
March 31, 2007, the Com-
pany’s out-of-town portfolio
comprised 208 retail
schemes, including super-
stores providing 22m square
feet arranged in 1,680 retail
units. Its in-town portfolio
comprises seven shopping
centers comprising 3.7m
square feet, 38 department
stores comprising 5.6 million
square feet, 53 high street
shops and 11supermarkets.

Price Performance

BUY
£14.00

Previous (issued 11/01/07) £17.50
Current £9.30

Stuart Draper

Target (issued 15/11/07)

Results announced : This morning, British Land (BL) announced its results for the 6 months ended 30/09/07.
The key net asset value (NAV) per share figure of £17.45, adjusted to reflect the fair value of debt and deriva-
tives and the deferred tax on revaluation movements, was 39% higher year on year, even though it was 3%
lower than the £18.01 reported as at 30/06/07. A Q2 dividend per share of 8.75p was declared, going ex on
16/01/08, with the Q1 dividend per share of 8.75p being paid tomorrow, 16/11/07. This keeps the group on
course to pay a full year dividend per share of 35p, representing a yield of 3.8% on the current share price.

Retail slowdown : The main driver of the 3% Q2 NAV reduction appears to have been the group’s retail portfo-
lio, which showed a 2.9% valuation decrease over the 6 months ended 30/09/07, offsetting a 3.6% valuation
increase at the office portfolio over the same period. This slowdown should trigger a Bank of England interest
rate cut over the next 3 months which could as a major positive catalyst for the UK property sector. The group’s
underlying occupancy level is also very strong at 99%, with an average lease length of 14.4 years.

Low gearing : British Land’s gearing is now at its lowest level since 1995, with a current loan to value ratio of
44%. This is highlighted by the fact that it currently has £2 bn of committed undrawn facilities. All of its debt is
fixed with an average maturity of 12.7 years and an average cost of 5.3%. It has £125m of its existing share
buyback programme still to complete, and with the last shares being repurchased at the end of September at
£11.82, this share buyback programme is likely to resume now.

Portfolio repositioning : The group’s current strategy is to tighten its sector focus on its core markets of London
Offices and Out of Town retail, where it has leading market positions. BL is committed to accelerating its portfo-
lio repositioning under the new REIT legislation, and further such activity during Q1 2008 should help expose
the significant discount to NAV at which its shares are currently trading.

Significantly undervalued : Even assuming that the group’s NAV per share falls by 10% over the next 12
months to £15.70 and that the shares are fairly valued at a 10% discount to NAV, in line with BL’s and the over-
all UK property sector’s average NAV discount over the last 20 years prior to the introduction of the REIT legis-

£18.00
£16.00 lation, a 12 month share price target of £14 is generated, providing 50% upside from current levels. With a
£14.00 current year dividend yield of 3.8% paid quarterly and a potential catalyst over the next 3 months from a UK
£12.00 interest rate cut, we continue to recommend the shares as a BUY. The resumption of the group’s share buy-
£10.00 1 back programme now should also limit further downside from current levels.
£8.00
8 R S Major Shareholders % Peer Group Multiples.
> S| S| Barclays 10.90% Company name P/EQO7 P/E08 EPS Growth 07-08
Stiching Pension Fun: 4.88% British Land 18.7 174 7.55%
Legal & General 4.12% Land Securities 20.25 18.47 10.42%
Revenue Breakdown ;3,45 3.75% Liberty International ~ 20.8  28.0 6.57%
Shares Outstanding 512.15m
Share Data Financial Data 2006a 2007e 2008e
Current Price (£) 9.30 Revenue (£m) 649 656 712
Mkt Cap (£m) 4,763 PBT (£Em) 1,440 315 323
Reuters BLND.L EPS (£) 0.53 0.50 0.54
o Bloomberg BLND LN P/E(x) 17.6 18.7 174
mRetail 6% Sector Real Estate DPS(£) 0.16 0.35 0.38
m Offices 42% CEO Stephen Hester Yield 1.76% 3.77% 4.07%
0 Other 2% Finance Director Graham Roberts
Website www.britishland.com
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Disclosures

This report has been prepared by Dolmen Stockbrokers (‘Dolmen’) for information purposes only to assist investors to make their own investment
decisions and is not intended to and does not constitute personal recommendations nor provide the sole basis for any evaluation of the securities
discussed. Specifically the information contained in this report should not be taken as an offer or solicitation of investment advice or, encourage
the purchase or sale of any particular security, option, future or other derivative investment. Not all recommendations are necessarily suitable for
all investors and Dolmen recommend that specific advice should always be sought prior to investment, based on the particular circumstances of
the investor.

Although the information in this report has been obtained from sources, which Dolmen believes to be reliable and all reasonable efforts are made
to present accurate information Dolmen give no warranty or guarantee as to, and do not accept responsibility for, the correctness, completeness,
timeliness or accuracy of the information provided or its transmission. Nor shall Dolmen, or any of its employees, directors or agents, be liable to
for any losses, damages, costs, claims, demands or expenses of any kind whatsoever, whether direct or indirect, suffered or incurred in conse-
quence of any use of, or reliance upon, the information. Any person acting on the information contained in this report does so entirely at his or her
own risk.

All estimates, views and opinions included in this report constitute Dolmen’s judgment as of the date of the report but may be subject to change
without notice. Changes to assumptions may have a material impact on any recommendations made herein.

Unless specifically indicated to the contrary this report has not been disclosed to the covered issuers(s) in advance of publication.

Past performance is not necessarily a guide to future returns. The value of investments and the income from them can fall as well as rise. Invest-
ments denominated in foreign currencies are subject to fluctuations in exchange rates, which may have an adverse affect on the value of the in-
vestments, sale proceeds, and on dividend or interest income. Investors may not necessarily recoup the full value of their original investment.
Investors should be aware that forwarding looking statements and forecasts may not be realised.

This report may not be reproduced (in whole or in part) altered, transmitted or made available to any other person without the prior written permis-
sion of Dolmen.

Dolmen Securities is a Member Firm of the London Stock Exchange, and is authorised by the Financial Regulator under the Investment Intermedi-
aries Act 1995. Dolmen Stockbrokers is a Member Firm of The Irish Stock Exchange, The London Stock Exchange, and is authorised by the Fi-
nancial Regulator under the Stock Exchange Act 1995.

Conflicts of Interest & Share Ownership Policy

Dolmen, its employees, directors or related companies, may have a shareholding in the securities (or related
investments/ derivatives) of certain companies covered in this report, or may provide/ solicit investment banking or other services to/ from them.

It is noted that research analysts' compensation is impacted upon by overall firm profitability and accordingly may be affected to some extent by
revenues arising other Dolmen business units including Corporate Finance, Fund Management and Stockbroking. Revenues in these business
units may derive in part from the recommendations or views in this report. Notwithstanding, Dolmen is satisfied that the objectivity of views and
recommendations contained in this report has not been compromised.

Dolmen permits research analysts to own shares and/ or derivative positions in issuers they publish research, views and recommendations on and
accordingly analysts involved in the production of this report may own stocks in a company covered in it. Any own account staff trading is under-
taken in strict compliance with Dolmen’s own account internal rules and therefore Dolmen is satisfied that the impartiality of research, views and
recommendations remains assured.

Analyst Certification

Each research analyst responsible for the content of this report, in whole or in part, certifies that: (1) all of the views expressed accurately reflect
his or her personal views about those securities or issuers; and (2) no part of his or her compensation was, is, or will be, directly or indirectly, re-
lated to the specific recommendations or views expressed by that research analyst in the research report. Stuart Draper, Carl Bourke and Stephen
Taylor are responsible for the production of this report. Stuart Draper is Head of Research and Carl Bourke & Stephen Taylor are equity analysts.

For US Persons Only

This report is only provided in the US to major institutional investors as defined by s. 15 a-6 of the Securities Exchange Act, 1934 as amended. A
US recipient of this report shall not distribute or provide this report or any part thereof to any other person.
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