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Our results for the six months ended 31 March
2006 reflect further growth in rental income and
underlying profits as well as considerable activity
within our portfolio. We have completed important
strategic acquisitions in Covent Garden, including
our Longmartin joint venture and, with the sale of
National Magazine House, continued our strategy
of reducing the office element of our portfolio.

Results

These are our first results reported under International
Financial Reporting Standards. These new accounting
rules require a number of changes to the format and
presentation of our results but have no impact on our
business strategy or its cash flows. In the interests of
clarity we refer below to our adjusted results, which
exclude movements in the valuation of property
assets and financial instruments, gains on disposals
of properties and exceptional costs, in order to give
a better indication of the underlying profitability of
the Group. A detailed reconciliation of the adjusted
figures and the overall effects of adopting the new
accounting standards are provided in the notes to
the Interim Results.

Six months ended Year ended
31.3.2006 31.3.2005 30.9.2005
£000 £000 £000
Adjusted profit before tax 7,934 7,901 14,250
Exceptional administration costs - (292) (297)
Profit on disposal of investment properties 683 93 4,220
Surplus arising on revaluation of investment properties - - 136,887
Valuation movement in respect of lease
incentives recognised in the period (569) (40) (6,883)
Movement in fair value of financial instruments 709 1,590 (4,171)
Loss on purchase of debenture stock - (531) (3,655)
Profit before tax reported in the Income Statement 8,757 8,721 140,351
Six months ended Year ended
31.3.2006 31.3.2005 30.9.2005
£000 £000 £000
Adjusted taxation charge on the adjusted profit before tax 2,103 2,557 4,120
Current tax in respect of:
Exceptional administration costs - (88) (89)
Loss on purchase of debenture stock - (159) (1,097)
Deferred tax in respect of:
Property disposals (428) - 850
Revaluation of investment properties - - 39,000
Movements in fair value of financial instruments 263 477 (1,210)
Taxation charge reported in the Income Statement 1,938 2,787 41,574
Profit after tax:
Adjusted 5,831 5,344 10,130
Reported in the Income Statement 6,819 5,934 98,777

Chairman’s statement



The adjusted profit before tax for the six months
ended 31 March 2006 amounted to £7.9 million,
which compares with an adjusted profit for the same
period last year of £7.9 million. The results for the
first half this year include a provision for National
Insurance of £0.7 million (2005 - £0.1 million) in
respect of the vesting of performance-related share
options granted over 1,512,000 Ordinary shares and
the increase in the Company’s share price from £3.80
to £5.27 during the period, and provision in respect
of options expected to vest in the future.

Provision for current and deferred taxation on the
adjusted profit for the period amounted to £2.1 million
(2005 - £2.6 million]. The tax charge for the period
has benefited from the release of deferred tax
following the sale of National Magazine House of
£0.4 million.

Adjusted profit after tax amounted to £5.8 million
(2005 - £5.3 million). The profit after tax reported in
the Income Statement for the period amounted to
£6.8 million (2005 - £5.9 million].

Your Directors have declared an interim dividend of
1.92 pence per Ordinary share (2005 - 1.70 pence), an
increase of 12.9%. The interim dividend, which under
IFRS will be recorded as a distribution in the second
half, will be paid on 30 June 2006 to shareholders
on the register on 9 June 2006.

As in previous years, no interim portfolio valuation has
been carried out. In the first half we have continued
to achieve rents at or in excess of estimated rental
values assumed in the September 2005 external
valuation. Market commentary suggests that property
yields and values have continued to improve over
the period although it is impossible to predict their
direction in the coming months.

Strategy

Shaftesbury’s strategy is very focused and
geographically specific. We have concentrated on
those areas at the heart of London’s cosmopolitan
West End which combine centuries of tradition with
a contemporary mix of creativity, wealth and vitality.
Applying this strategy over the past 15 years we have
assembled a unique West End estate.

Our estate includes the distinctive village districts
of Carnaby, Chinatown, and Covent Garden. Within
Covent Garden we have holdings in Seven Dials, our
new joint venture Island Site nearby, as well as two
blocks which front Wellington Street, close to the
Royal Opera House.

Our villages are home to a broad range of uses
with an emphasis on shops and restaurants. We
are careful to ensure that each location maintains
its own individual identity. The long term prosperity
of these districts is underwritten by their close
proximity to the unrivalled cluster of theatres,
cinemas, museums, galleries and historic sites
which is unique to the West End and makes
London a World famous capital and the top city
destination for overseas visitors.

The concentration of our portfolio enables us to work
in close co-operation with Westminster City Council,
Camden Council and local community groups to
facilitate much needed environmental improvements
through investment in paving, lighting and street
initiatives within our estate. Street improvements
are now underway in each of our villages and other
schemes are under discussion.

Portfolio activity

This has been an active six months during which we
have invested £89 million in property acquisitions, of
which £76.4 million has been within Covent Garden.
In November 2005 we sold National Magazine House,
a single let freehold office building of 55,000 sq. ft.
with 11 flats above, for £45 million, retaining a 999
year lease of the shops below. These transactions
further our long term strategy of increasing retail,
restaurant and leisure uses within our portfolio and
reducing exposure to offices, which we consider over
time are more prone to obsolence and volatility in
rents and capital values. An analysis of our portfolio
at 31 March 2006 is set out on page 10.

In the six months to 31 March 2006 we let £2.2 million
of commercial space. At that date the total estimated
rental value of our vacant commercial property was
£3.2 million per annum, of which approximately one
third was ready to let, one third under offer and one
third under refurbishment.

Since October 2005, demand to rent our shops has
been strong and consequently we expect rental growth
for our shops, evident in the first half, to continue.
At 31 March 2006, out of a total of 285 units, we had
eighteen shops vacant and ready to let, of which
eight were under offer. A further eleven are under
reconstruction. In our villages, we continue to see
a trend both for independent fashion brands to open
a first ‘stand alone’ unit and for major retailers to
launch new concepts, which are often close to their
flagship stores. For example, at 31 March 2006, of
our 129 shops in Carnaby, 73 were the only stores
of their kind or were unique to London.
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Wholly Longmartin

Covent Charlotte owned (50%

Carnaby Garden Chinatown Street portfolio owned)

Book value £408.3m £286.3m £261.1m £22.9m £978.6m *£62.7m

% of total book value 40% 27% 25% 2% 94% 6%

Shops Number 129 101 53 2 285 7

Area - sq.ft. 185,000 134,000 49,000 4,000 372,000 13,000

Restaurants Number 37 52 55 8 152 6

and leisure Area - sq.ft. 79,000 126,000 162,000 21,000 388,000 35,000

Offices Area - sq.ft. 237,000 116,000 47,000 15,000 415,000 **161,000

Residential Number 46 88 b4 18 216 43

Area - sq.ft. 35,000 62,000 43,000 10,000 150,000 39,000

Total area - sq.ft 1,325,000 248,000

* Shaftesbury Group’s share
** Includes 35,000 sq.ft. of garaging
Restaurants
and

Shops leisure Offices

Estimated rental value £000 £000 £°000

Under refurbishment 236 98 649

Ready to let 562 42 606

Under offer 902 - 112

Total 1,700 140 1,367

Area - sq.ft. 29,000 4,000 49,000

Rents secured on properties let during the six months ended 31.3.2006 768 747 724













Six months ended Year ended
31.3.2006 31.3.2005 30.9.2005
Note £000 £000 £°000
Continuing operations
Revenue from properties 3 29,999 26,541 52,799
Property charges 4 (6,540) (5,094) (9,398)
Net property income 23,459 21,447 43,401
Administration expenses 5 (3,111) (2,087) (5,507)
Exceptional administration expenses - (292) (297)
Total administration expenses (3,111) (2,379) (5,804)
Operating profit before investment property disposals and valuation movements 20,348 19,068 37,597
Profit on disposal of investment properties 683 93 4,220
Investment property valuation movements 8 (569) (40) 130,004
Operating profit 20,462 19,121 171,821
Interest receivable 80 17 92
Interest payable 9 (12,494) (11,476) (23,696)
Change in fair value of financial instruments 709 1,590 (4,171)
Loss on purchase of debenture stock 10 - (531) (3,655)
Profit before tax 8,757 8,721 140,351
Current tax 11 (2,315) (2,000) (1,700)
Deferred tax 11 377 (787) (39,874)
Tax charge for the period (1,938) (2,787) (41,574)
Profit for the period 6,819 5,934 98,777
Earnings per share: 13
Basic 5.15p 4.49p 74.75p
Diluted 5.14p 4.48p 74.62p




31.3.2006 31.3.2005 30.9.2005
Note £'000 £000 £000
Non-current assets
Investment properties 14 1,041,282 826,389 987,516
Office assets and vehicles 463 281 364
1,041,745 826,670 987,880
Current assets
Trade and other receivables 15 12,532 13,740 27,067
Cash 680 - -
Total assets 1,054,957 840,410 1,014,947
Current liabilities
Trade and other payables 16 23,403 20,781 21,747
Non-current liabilities
Borrowings 17 420,981 346,524 384,432
Financial instruments 18 10,881 6,134 11,758
Deferred tax 19 122,495 84,912 123,849
Total liabilities 577,760 458,351 541,786
Net assets 477,197 382,059 473,161
Equity
Called up share capital 20 33,108 33,039 33,046
Retained earnings 20 321,670 228,597 319,202
Other reserves 20 122,419 120,423 120,913
Total equity 477,197 382,059 473,161
Net assets per share 21
Basic £3.61 £2.89 £3.58
Diluted £3.58 £2.89 £3.57




Unaudited consolidated

cash flow statement

for the six months ended 31 March 2006

Six months ended Year ended
31.3.2006 31.3.2005 30.9.2005
Note £°000 £000 £'000

Operating activities
Cash generated from operations 22 21,341 20,703 39,774
Interest received 80 17 52
Interest paid (13,101) (10,606) (22,282)
Tax payments in respect of operating activities (695) (2,012) (3,064)
Cash flows from operating activities 7,625 8,102 14,480

Investing activities
Acquisition of investment properties (89,226) (4,783) (37,530)
Capital expenditure on investment properties (4,763) (4,529) (10,669
Net proceeds from sale of investment properties 60,236 3,373 3,366
Net purchase of office assets and vehicles (173) (15) (167)
Cash flows from investing activities (33,926) (5,954) (45,000)

Financing activities
Issue of shares 419 b4 145
Purchase of debenture stock - (2,747 (16,686)
Increase in borrowings 31,091 4,460 53,348
Bank loan arrangement costs (95) (102) (226)
Payment of finance lease liabilities (83) - -
Equity dividends paid (4,351) (3,823) (6,061)
Cash flows from financing activities 26,981 (2,148) 30,520
Net change in cash 680 - -




Notes to the interim results

for the six months ended 31 March 2006
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