18 November 2008

Big Yellow Group PLC
(“Big Yellow”, “the Group” or “the Company”)

Results for the Six Months and Second Quarter ende80 September 2008

Big Yellow Group PLC, the UK’s leading self storageand, is pleased to announce results for thensiths and
for the second quarter ended 30 September 2008.

Six month
Six months endec
ended 30 September

30 September 2007
2008 Restatel Change
Revenue £30.1m £28.6m 5%

EBITDA pre nonrecurring item:

and valuation movemerits £15.5m £14.5m 7%
Adjusted profit before tak £6.9m £7.8m  (12%)
(Loss)/profit before tax (E54.3m) £46.8m  (216%)
Basic (loss)/earnings per share (47.46p) 40.57p (217%)
Adjusted earnings per shdtre 5.76p 6.35p (9%)
Adjusted NAV per sharé 465.9p 472.4p (1%)

Interim ordinary dividend nil 4.0p
Occupied space 1,807,000 sq ft 1,888,000 sq ft (4%)

'Seenote6 “Seenote8 3Seenote 14 “See note 1

* Revenue increase of 5% to £30.1 million over saered last year (2007: £28.6 million)

* Revenue for the second quarter increased by 8%3dfinillion from the first quarter (£14.5 million)

e EBITDA pre non-recurring items and valuation movetsaup £1 million (7%) to £15.5 million

* Adjusted profit before tax of £6.9 million down 12%007: £7.8 million) as a result of increasedrnies¢ costs

e Adjusted net assets per share down 10.5% to 4656epas at 30 September 2008 from 520.8 pence3s at
March 2008 and down 1% from 472.4 pence as at BteSiber 2007

* The Board has reviewed the dividend policy givea tBroup’s objectives of continuing with its rolltou
programme on potentially highly profitable existihgndon sites, whilst for the moment keeping curasabt at
these levels. Accordingly no interim ordinary diefdl is proposed (2007: 4.0 pence)

e 50 stores now open with a further 21 committed,vigiag 4.5 million sq ft of self storage space when
completed; Kennington opened in the period, Shdffidillsborough (trading within Big Yellow Limited
Partnership) opened in October 2008

* Acquired one freehold site in Stockport (within Bigllow Limited Partnership) to provide a 60,000fsgtore
when development completed

e Seven planning consents granted since April 20@8;ih London, at Enfield and Gypsy Corner, and ane
Guildford in the wholly owned Group; Edinburgh, gHi Wycombe, Nottingham and Reading within Big
Yellow Limited Partnership



* Refinancing of £325 million core banking facilitytv HSH Nordbank, expiring in September 2013

* Relatively conservative gearing, with net debtitasg property assets of 36%
Commenting on the outlook, Nicholas Vetch, Chairnsaaid:

“Whilst trading conditions remain tough we have niogen in a difficult trading environment for neasiy quarters
and so far we are reassured at the Group’s perfa@aWe have no doubt that further challengeaHead but are
encouraged that in the last seven weeks, the eeghesetasonal net occupancy reduction is not as chagehat
experienced this time last year.

We intend to continue building out stores from euisting development pipeline when appropriate .urFHarther
stores are due to open this financial year. Insiilé storage market generally, as with other esthte, there has
been a significant reduction in the availability @®dit and particularly for some of the smalleetors, more
uncertainty and risk around their business modeél result will be a more or less complete haltompeting new
store commitments and indeed some previously caeangites may never be built out.

The Group started the downturn with a relativelyust financial structure which has been furtherrompd by our
joint venture with our excellent partner, Pramesdeal reinforced by our recent refinancing. Beythal challenge
of maintaining the Group’s security, we are nowiog our attention to how we can continue growing business
and take advantage of the opportunities that witlaubtedly be presented to us.”

- Ends -
For further information, please contact:
Big Yellow Group PLC 01276 477811
Nicholas Vetch, Chairman
James Gibson, Chief Executive Officer
Weber Shandwick Financial 020 7067 0700

Louise Robson, John Moriarty

Notes to Editors

Big Yellow Group PLC is the best known and one led most dynamic self-storage groups in the UKwds
founded in September 1998 by Nicholas Vetch, PHliypks, and James Gibson and listed on AIM in Ma9Q®,
moving to the Official List of the London Stock Ehange in June 2002.

Big Yellow has expanded rapidly and now operatesnfb0 stores, 48 in London and the South, and anb &
Leeds and Sheffield. There are a further 21 storekevelopment and of the 71 total stores and,s@ésare held
freehold and three long leasehold (approximateB6P0AIl the stores have the distinct yellow brargliwith the
majority being within the M25 or in strong urbanncobations. When fully built out the portfolio Wiprovide
approximately 4.5 million sq ft of flexible storagpace.

The Group has pioneered the development of thetlgeneration of self-storage facilities, whicHisgi state of the
art technology and are located in high profile,emsible, main road locations. Its focus on thatioo and visibility
of its buildings, coupled with excellent customendce, has created the most recognised brand mathe UK self-
storage industry.



Big Yellow Group PLC
(“Big Yellow”, “the Group” or “the Company”)

Results for the Six Months and Second Quarter ende80 September 2008
Chairman’s Statement

The Board of Big Yellow Group PLC, the UK’s leadisglf storage brand, is pleased to announce rdsultse six
months and for the second quarter ended 30 Septeab8.

Financial Results

Revenue for the period was £30.1 million, up 5%rftbe £28.6 million achieved in the comparableqakfast year.
Revenue for the second quarter of £15.6 million &&s up on the £15.1 million reported for the quatte 30
September 2007 and an increase of 8% on the quard€rJune 2008.

After adjusting for the loss on the revaluationirofestment properties and other matters shownaertahle below,
the Group made an adjusted profit before tax irpmgod of £6.9 million, down 12% from £7.8 millidor the same
period last year. The reduction was entirely duart increase in the interest charge of £1.8 milliiothe period.
This increase in the interest charge was due tm@mation of increased debt that has been drawmdo fund the
acquisition and development of new sites, and highterest rates. Group EBITDA pre-non recurritgyms and
valuation movements was £15.5 million, up 7% fréwve $ame period last year.

£130 million of the Group’s debt was fixed over thedium term at the period end. Recent reducfiomsonthly
LIBOR will result in materially lower interest chgas going forward, and indeed since the period wedave fixed
£70 million of our floating rate debt at 3.93% phaargin to September 2013, a significant reduatiomecent costs.

As a result of a write down of £60.6 million in thialue of our property assets, the group made dapréoss of
£54.3 million.

(Loss)/profit before tax analysis Six months to Six months to Year ended
30 September 30 September 31 March

2008 2007 2008

£m Restated* Restated*

£m £m

(Loss)/profit before tax (54.3) 46.8 102.6

Adjusted for:

Loss/(gain) on revaluation of investment properties 53.4 (39.8) (92.8)
Change in fair value of interest rate derivatives 1.4) 0.4 3.4
Losses/(gains) on non-current assets 7.2 (0.2) 0.5
REIT conversion costs - 0.2 0.2
Non-recurring indirect tax costs - 0.3 0.3
Non-recurring costs in associate 0.6 - 0.2
Set up costs for Big Yellow Limited Partnership - - 0.6
Loan refinancing costs 1.4 - -
Adjusted profit before tax 6.9 7.8 15.0

* The results of the Group have been restated towatt for the change in accounting policy in respddnterest
capitalisation under IAS 23 Borrowing Costs. Péesse note 1 for further details.



Dividends

REIT regulatory requirements determine the levePadperty Income Dividend (“PID”) payable by theo@p. On
the basis of the full year forecasted distributaigleerves for PID purposes, no PID is payable duihé level of
shadow capital allowances available to the Gro@pS8ptember 2007 — PID of nil pence per share).

Our recently opened stores in London have performeltiover the past year and we therefore beliéa it is the

right strategy to continue to grow the portfoliavén the current economic environment the Boardsictars that at
least for this year it is more prudent to build stdgres at the appropriate moment from the Grofipts cash flow
and surplus land sales, so as to conserve the Grawpilable debt facilities. In effect we are kow to turn

dilutive land into accretive Big Yellow stores s®ta improve earnings and hence dividends in theduWith this

in mind the Board has decided to suspend the disnezy interim ordinary dividend (30 September 260interim

ordinary dividend of 4.0 pence per share).

Stores and the Market
We have included, as usual, a table summarisingdldéng performance of all our stores over the yea

During the period we opened a store in Kenningtath a further store opening in Sheffield Hillsbagh (within
Big Yellow Limited Partnership) in October 2008.eVdre intending to open a further four stores énrimainder of
the financial year, in Sheen and Bromley withinwWelly owned Group, and Liverpool and Birmingharithin Big
Yellow Limited Partnership.

At the period end occupied space was 1,807,00 sgwn 4% from 1,888,000 sq ft at the same tirséyaar. The
portfolio of 32 same stores (with an average niealdde area of 60,750 sq ft) was 76% occupied atetid of the
period, with an average occupancy during the peoiod8%, down from 84% for the same period lastryathe
seven weeks following the period end, during whightypically see a seasonal net reduction in oaotygave have
lost 20,500 sq ft (1% of occupancy). This compdeea loss in the same period in 2007 of 64,008 $8% of
occupancy) and a loss of 18,000 sq ft in 2006 (1#coupancy).

Same store revenue for these 32 stores decreasezbrbgared to the same period last year, the occypass
being largely offset by yield improvement. In Mag08 we put through an annual storage rent incret6&6 on
average across the whole store portfolio. Netmageer square foot on the same store portfoliof28s53 for the
period, an increase of 7.5% from the prior perib821.68. The balance of the improvement after irmteeases was
operational yield improvement.

In addition, the 32 stores achieved EBITDA margafs65% and after an allocation of central overheaet,
operating income margins of 59%. Both of these mn@ssincreased by 2 percentage points from the geamied
last year. Despite the small revenue reductiothénsame store portfolio we have increased prdliialin these
stores through cost savings; EBITDA was up 3% te.Zh.

The domestic customer base is fairly broad andstvbilstomers within the owner occupied segment kaffered,
we have seen a significant increase in customefsnathe rental sector, who now comprise approxatya80% of
the move-ins to our stores. Our business customérs, represent 18% of our customers and 30% of pedu
space, typically occupying larger rooms, and haraained relatively resilient, benefiting from thexthility and

convenience of self storage in these uncertainstime

Total packing materials, insurance and other satge £4.1 million in the period (2007: £4.1 milljon
Taxation

The Group is a Real Estate Investment Trust (“REITWe benefit from a zero tax rate on our quatifyiself
storage earnings. We only pay tax on the profitsbatable to our residual business, comprisingnprily of the
sale of packing materials and insurance, and mamagiefees earned by the Group. Furthermore, BlipWehas a
significant development pipeline of self storageeds within the REIT ringfence and any developnpeafits arising
on these assets will generally be tax free.

There is no cash tax payable for the period. Bhecharge for the period ended 30 September 208846,000
(2007: £327,000). This charge arises due to theevaif of deferred tax assets relating to dedustitor share
options, losses and interest rates swaps withineidual business.



Valuation and Net Asset Value

At 30 September 2008 the total value of the Growghslly owned properties was £813.3 million (20&€789.3
million), comprising £717.7 million for the 48 stwre centres which were open at the period end ¢ardstore
which has been closed for redevelopment), £83.6omifor sites held for development and £12.0 miiliof surplus
land held for sale.

The Group’s investment properties have been vahye@ushman and Wakefield (C&W). The properties Held
development and sale are held at historical cess (provision for impairment) and have not beeerezlly valued.
The Directors have assessed the carrying valugesktsites and have made a provision in the pefiéd.2 million
against them. Of this £4.4 million has been presidor against land which we are intending to safid £2.8
million against sites which are held for developindine latter are specifically sites where we arsune about the
outcome of planning. If we are successful in abitgj planning then it is possible that the impaintneharge may
be reversed. This leaves a residual value of £2 bf7sites for sale at the period end, of whicHLi8has been sold
or is contracted and £8.6m is under offer.

The valuation translates into an adjusted net asde¢ of 465.9 pence per share (see note 14), déwfrom 472.4
pence per share last year and 10.5% from 520.8psgrcshare at 31 March 2008.

The value of the investment property portfolio a8t September 2008 was £717.7 million (2007: £64%I4om),
down £33.2 million from £750.9 million at 31 Mar2R08.

The decrease in valuation of the same store pmrtf®l£59.5 million, representing a 7.9% total e, of which
we estimate 8.0% is a function of capital reductaifset by a small improvement of 0.1% due to openal

performance. Capital expenditure on existing stavas £5.8 million, this includes our store at Shegrch is

currently being redeveloped. The balance of £&fllkon is the valuation of our Kennington storeialn opened in
May, comprising capital expenditure of £14.4 milliand a revaluation uplift of £6.1 million.

The net yield on the portfolio based on the netrajirey income at store level in the first year aftee projected
stabilisation of each store is 7.58% (March 20082 ®6; September 2007: 6.75%). These yields &entafter an
allocation for central overhead. As a comparisagih wonventional property yields, the commensuragdd pre
overhead allocation is 8.25%.

Whilst we recognise that yields on real estatetads®ve increased significantly, we are sceptitatl assets of this
high quality in this sub-sector, where there iscarsity of prime product, could be acquired at ¢heels. We
estimate that there are approximately 110 selagmmassets of this quality in the UK of which wenoav part own
50. The remainder are owned by multi site competitwho we doubt are sellers of their assetsjnia With
ourselves.

In their report to us, our valuers, Cushman and &llekl, have drawn attention to valuation uncetiaiesulting
from exceptional volatility in the financial marketand a lack of transactions in the property invest
market. Please see note 15 for further details.

As at As at
As at 30 September 31 March
30 September 2007 2008
Analysis of Net Asset Value 2008 Restated Restated
Em £m £m

Basic net asset value 519.9 528.0 580.9
Exercise of share options 2.6 3.0 2.7
Diluted net asset value 522.5 531.0 583.6
Diluted net assets per share (pence) 439.4 448.1 492.4
Diluted shares used for calculation (million) 118.9 118.5 118.5
Diluted net asset value (as above) (Em) 522.5 531.0 583.6
Valuation methodology assumption (see note 14) (Em) 31.5 28.7 33.6
Adjusted net asset value (Em) 554.0 559.7 617.2
Adjusted net assets per share (pence) 465.9 472.4 520.8




Property and Construction
We have acquired one site during the first hathefyear, in Stockport within Big Yellow Limited Raership.

There are now 21 sites in the pipeline which, whely developed, will represent an additional 1.4lion square
feet and when open will provide the Group with &ltto@f 71 stores and 4.5 million square feet. Weehplanning
permission on 15 of the 21 pipeline sites and mrgegotiations on 5, with one under appeal. 55%uofotal stores
and sites are located within the M25 and 64 (ov@% %y value) are freehold or long leasehold. Ahfer four
stores, in Sheen and Bromley (wholly owned), andetpool and Birmingham (within Big Yellow Limited
Partnership) are expected to open in this finaryaat.

We are seeing reductions in construction tenderepras a result of falling commodity prices in aaréasingly
competitive construction sector.

Supply of appropriate land has always been resttict our preferred geographical areas and thatirenthe case.
We do however expect to see further opportunitgslistress spills out into the wider economy andawgcipate
seeing more opportunities in the next 12 monthsoor

Big Yellow Limited Partnership

In November 2007, the Group established Big Yellamited Partnership with Pramerica Real Estate $twes
Limited to develop self storage centres in the iidls, the North and Scotland. Big Yellow has comethi£25
million to the venture, and Pramerica £50 milliogsulting in a one third, two thirds equity spli five year term
development loan of £75 million has been securethfthe Royal Bank of Scotland plc, HSH Nordbank Al
HSBC Bank plc to further fund the Partnership.

During the period, the Group sold four developmsités to the Partnership. These development siesina
Camberley, High Wycombe, Poole and Reading andpndl/ide additional self storage space for therfeaship of
235,000 sq ft. In addition to these sites, the @ragreed that the next seven sites acquired bpdnmership can
include sites outside the M25 as well as the afdgheoMidlands and the North. Thereafter, any addé#l sites in
the Partnership will only be in the Midlands and thorth.

The Partnership made an operating profit of £80,80Me period, of which Big Yellow's share is £260. After
revaluation of investment properties and interat# derivatives, the loss for the period for thetigaship was £1.9
million, of which Big Yellow's share was £0.6 md.

Big Yellow has the option to buy the assets or Rréra’s share of the equity in the Partnershipr@sable from 31
March 2013.

For clarity we have included a table below showvilmg split of stores and development sites betweerGroup and
the Partnership.

Big Yellow Big Yellow Total
(wholly owned)  Limited Partnership
At 17 November 2008

No of stores trading 48 2 50
No of stores under development * 10 11 21
Total number of stores and sites 58 13 71
Development sites with planning consent 7 8 15
Open store capacity (sq ft) 3,017,000 132,000 300m
Development site capacity (sq ft) 703,000 670,000 1,373,000
Total planned capacity (sq ft) 3,720,000 802,000 522,000

* includes sites with conditional sale agreemeatBig Yellow Limited Partnership from the Group



Financing and Treasury

We were pleased to announce in September the cbomptd the refinancing of the Group’s core deltilfty. The
new £325 million revolving facility provided by HSNordbank AG replaced our previous £325 millionilfac
which was due to expire in April 2010. The newilfgcprovides the Group with its core debt ovee timedium term
to September 2013. Despite the unprecedentedcdida in the credit markets we have demonstrdiatiwe are
able to secure debt on sensible terms from highitglenders.

Cash generated from operations increased by 3%@&d finillion (2007: £16.0 million) for the period.

The Group was comfortably in compliance with itebaovenants at 30 September 2008. We continferts on
improving our cash flows and we currently have ries¢ cover under our banking covenant in exces? tirhes,
against a minimum requirement of 1.25.

The net debt at the end of September was £295libmi{representing a loan to gross property agseis of 36%)
leaving us £29.3 million of available funds. Weélwionsider using these funds to complete the pipein due
course.

Risks and Uncertainties

The operational risks facing the Group for the neng six months of the financial year are consistgith those
outlined in the Annual Report for the year ended\gdrch 2008. The outlook for the housing market #mel
economy is weaker than in March 2008, but the msfigating factors listed in the 2008 Annual Reparé still
appropriate.

The value of Big Yellow's property portfolio is affted by the conditions prevailing in the propenyestment
market and the general economic environment. Adoglgl the Group’s net asset value can rise anddia to
external factors beyond management’s control. THeetainties in global financial markets look settntinue and
investors remain cautious about property investnenhe short-term. We have a high quality primetfotio of

assets which should help to mitigate the impachisfon the Group.

Self storage is a seasonal business, and oveashéhtee years we have seen losses in occuparmcg-dfo in the
December quarter, followed in the New Year by acrease in activity, occupancy and revenue growithe
visibility we have on the business is relativelyitied at three to four weeks and is based on theeservations we
have in hand, which are currently in line with expectations.

Our customers are facing more difficult financiahditions and there is therefore an increasedthak they may
default on their rent payments. Since the stathefcurrent economic difficulties, we have not saarincrease in
bad debts. We have nearly 30,000 customers asddhiipled with the diversity of their reasonsdsing storage
mean the risk of individual tenant default to BigIéw is low. 75% of our customers pay by direcbitl@nd we
take a deposit from all customers. Furthermorehase a right of lien over customers’ goods, sthim ultimate
event of default, we are able to auction the gdaodecover the debts.

Outlook

Whilst trading conditions remain tough we have rmen in a difficult trading environment for neasix quarters
and so far we are reassured at the Group’s perfa@aWe have no doubt that further challengeaHead but are
encouraged that in the last seven weeks, the eeghbesetasonal net occupancy reduction is not as chagehat
experienced this time last year.

We intend to continue building out stores from euisting development pipeline when appropriate urFarther
stores are due to open this financial year. Insiilé storage market generally, as with other esthte, there has
been a significant reduction in the availability @®dit and particularly for some of the smalleetors, more
uncertainty and risk around their business modeél result will be a more or less complete haltompeting new
store commitments and indeed some previously caeangites may never be built out.

The Group started the downturn with a relativelyust financial structure which has been furtherrmmpd by our
joint venture, with our excellent partner, Pramarénd reinforced by our recent refinancing. Beythredchallenge
of maintaining the Group’s security, we are nowiog our attention to how we can continue growing business
and take advantage of the opportunities that witlaubtedly be presented to us.

Nicholas Vetch
Chairman 17 November 2008
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RESPONSIBILITY STATEMENT
We confirm to the best of our knowledge:

(a) the condensed set of financial statements kas Iprepared in accordance with IAS 34 “InterimaRiial
Reporting”, gives a true and fair view of asseiabilities, financial position and the loss of tlesuer and the
undertakings included in the consolidation as alevas required by DTR 4.2.4R;

(b) the interim management report includes a faw of the information required by DTR 4.2.7Rd{zation of
important events during the first six months andcdiption of principal risks and uncertainties foe remaining six
months of the year); and

(c) the interim management report includes a faaw of the information required by DTR 4.2.8Rs@osure of
related party transactions and changes therein).

By order of the Board
James Gibson

Chief Executive Officer
17 November 2008



BIG YELLOW GROUP PLC
PORTFOLIO SUMMARY

Wholly owned stores

Number of store®

At 30 September 2008
Total capacity (sq ft)
Occupied space (sq ft)
Percentage occupied

For the 6 month period:

Av. Occupancy
Av. annual rent psf

Self storage income
Other storage related
income ©

Ancillary store rental
income

Total storage revenue

Direct store operating
costs (excluding
depreciation)

Short and long leasehold

rent?

Store EBITDAY
EBITDA Margin®

Central overheddl

Store Net Operating
Income

NOI margin
Cumulative capital
expenditure

to 30 September 2008
to complete

Total cost

September  September Septembe
2008 2008 2008
Same stor& Lease-up Total
32 16 48
1,944,000 1,073,000 3,017,000
1,471,000 336,00( 1,807,000
76% 31% 60%
78% 28% 60%
£26.53 £27.83 £26.84
£'000 £'000 £'000
20,115 4,181 24,296
3,184 923 4,107
36 19 55
23,335 5,123 28,458
(7,147) (3,341 (10,488
(990) (21) (1,011
15,198 1,761 16,959
65% 34% 60%
(1,400) (307 (1,707
13,798 1,454 15,252
59% 28% 54%
£m £m £m
160.0 139.9 299.9
- 3.9 3.9
160.0 143.8 303.9

September
2007
Same store

32

1,949,000
1,625,000
83%

84%
£24.68
£000
20,203

3,379

41
23,623

(7,704)

(1,134)

14,785
63%

(1,418)

13,367
57%

September
2007
Lease-up

10

589,000
263,000
45%

45%
£23.87
£000

2,953

749

3,709

(2,011)

(21)

1,677
45%

(223)

1,454
39%

September
2007
Total

42

2,538,000
1,888,000
74%

74%
£24.90
£000
23,156

4,128

48
27,332

(9,715)

(1,155)

16,462
60%

(1,641)

14,821
54%

(1) Same stores are those that the group managesmaiiure basis; lease-up stores have yet to #iatheir mature

occupancy levels.

(2) The results for the six month period to 30 Sepier 2007 exclude the trading and occupancy ofid ésold to
Big Yellow Limited Partnership in November 2007)da®heen (closed for refurbishment in July 2007 Tévenue

earned from these two stores is shown in NotetBeofinancial statements.

(3) Packing materials, insurance and other storalgéed fees.
(4) Rent for seven short leasehold properties atedufor as investment properties and finance &asder IFRS
with total self storage capacity of 431,000 sepftis rent for Chelmsford and Cheltenham until théed that their
freeholds were acquired (29 August 2007 and 15algr2008 respectively).
(5) Earnings before interest, tax, depreciation amdrtisation.
(6) Of the same stores, the seven leasehold stotésved a store EBITDA of £2.7 million and EBITD#argin of
47%. The freehold stores achieved a store EBITDA1&.5 million and EBITDA margin of 71%.
(7) Allocation of overhead based on 6% of storene.



BIG YELLOW GROUP PLC

CONDENSED CONSOLIDATED INCOME STATEMENT
Six months ended 30 September 2008

Six months ended Six months Year
30 September ended endec
2008 30 September 2007 31 March 2008
(unaudited) (unaudited) (audited)
Restate! Restated
Note £'000 £'000 £'000
Revenue 2 30,080 28,635 56,870
Cost of sales (11,248) (11,114) (20,792)
Gross profit 18,832 17,521 36,078
Administrative expenses (3,073) (3,024) (6,736)
Operating profit before gains and losses on
property assets 15,759 14,497 29,342
(Loss)/gain on the revaluation of investment prtipsr (53,396) 39,826 92,777
(Losses)/gains on non-current assets (7,219) 60 (463)
Operating (loss)/profit (44,856) 54,383 121,656
Share of loss of associate 9e (622) - (249)
Investment income 3 1,588 218 289
Finance costs 4 (10,393) (7,755) (19,078)
(Loss)/profit before taxation (54,283) 46,846 102,618
Taxation 5 (546) (327) 770
(Loss)/profit for the period (attributable to
equity shareholders) (54,829) 46,519 103,388
Basic (loss)/earnings per share 8 (47.46p) 40.57p 89.88p
Diluted (loss)/earnings per share 8 (47.21p) 40.18p 89.20p

Adjusted (loss)/earnings per share are shown ia 8ot

All items in the income statement relate to contigwperations.

Please see note 1 for details of the restatement
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BIG YELLOW GROUP PLC

CONDENSED CONSOLIDATED BALANCE SHEET
30 September 2008
30 September 31 March

30 September 2007 2008
2008 (unaudited) (audited)
Not (unaudited) Restated Restated
e £'000 £'000 £'000
Non-current assets
Investment property 9a 717,700 649,420 750,910
Development property 9a 83,610 131,959 104,139
Interest in leasehold properties 9a 21,982 24,027 22,274
Plant, equipment and owner-occupied property 9 3,119 3,070 3,256
Goodwill 9c 1,433 1,433 1,433
Investment in associate 9e 9,637 - 5,454
Deferred tax asset 12 768 530 1,535
838,249 810,439 889,001
Current assets
Inventories 344 362 331
Trade and other receivables 10 6,307 7,743 7,465
Derivative financial instruments - 151 -
Cash and cash equivalents 1,264 919 1,671
Assets classified as held for sale 9d 11,975 7,891 16,336
19,890 17,066 25,803
Total assets 858,139 827,505 914,804
Current liabilities
Trade and other payables 11 (17,205) (20,138) (21,898)
Obligations under finance leases (1,958) (2,094) (1,958)
Current tax liabilities (90) (175) (90)
Derivative financial instruments (1,057) - (2,870)

(20,310) (22,407) (26,816)

Non-current liabilities

Bank borrowings 13 (294,051) (250,015) (282,897)
Obligations under finance leases (20,024) (21,933) (20,316)
Other payables 11 (3,889) (5,116) (3,889)

(317,964)  (277,064)  (307,102)

Total liabilities (338,274) (299,471) (333,918)
Net assets 519,865 528,034 580,886
Equity

Called up share capital 16 11,555 11,525 11,551
Share premium account 16 41,676 41,393 41,645
Reserves 16 466,634 475,116 527,690
Equity shareholders' funds 519,865 528,034 580,886

Please see note 1 for details of the restatement
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BIG YELLOW GROUP PLC

CONDENSED CONSOLIDATED STATEMENT OF RECOGNISED INCO ME AND EXPENSE
Six months ended 30 September 2008

Six months Year
Six months ended ended
ended 30 September 31 March
30 September 2007 2008
2008 (unaudited) (audited)
(unaudited) Restated Restated
£'000 £'000 £'000
Current and deferred tax recognised in equity 222 103 96
Net (expense)/income recognised directly in edfaitythe
period (222) 103 96
(Loss)/profit for the year (54,829) 46,519 103,338
Total recognised income and expense for the period
attributable to equity shareholders (55,051) 46,622 103,434

Please see note 1 for details of the restatement
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BIG YELLOW GROUP PLC

CONDENSED CONSOLIDATED CASH FLOW STATEMENT
Six months ended 30 September 2008

Year
Six months Six months ended
ended ended 31 March
30 September 30 September 2008
2008 2007 (audited)
(unaudited) (unaudited) Restated
Note £'000 £'000 £'000
Operating (loss)/profit (44,856) 54,383 121,656
Loss/(gain) on the revaluation of investment prtipsr 53,396 (39,826) (92,777)
Loss/(gain) on non-current assets 7,219 (60) 463
Depreciation 716 702 1,369
Employee share options 304 196 491
(Increase)/decrease in inventories (13) 75 106
Decrease/(increase) in receivables 1,274 (647) (433)
(Decrease)/increase in payables (1,518) 1,137 (123)
Cash generated from operations 16,522 15,960 30,752
Interest paid (14,280) (8,127) (16,604)
Interest received 53 104 240
REIT conversion charge paid - (11,997) (11,997)
Cash flows from operating activities 2,295 (4,060) 2,391
Investing activities
Sale of non-current assets - 10,500 10,500
Purchase of non-current assets (19,720) (61,868) (110,886)
Sale of assets to associate 15,097 - 20,327
Investment in associate (4,805) - (5,703)
Cash flows from investing activities (9,428) (51,368) (85,762)
Financing activities
Issue of share capital 35 598 876
Purchase of own shares - (1,084) (1,084)
Equity dividends paid (6,309) (6,277) (10,860)
Increase in borrowings — RBS facility 7,000 61,000 94,000
Repayment of RBS loan (291,000) - -
Increase in borrowings — drawing of HSH facility 297,000 - -
Cash flows from financing activities 6,726 54,237 82,932
Net decrease in cash and cash equivalents A (407) (1,191) (439)
Opening cash and cash equivalents 1,671 2,110 2,110
Closing cash and cash equivalents 1,264 919 1,671

See note 1 for details of the restatement.
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BIG YELLOW GROUP PLC

A. Reconciliation of net cash flow to movement inet debt
Six months ended 30 September 2008
Six months Six months

ended ended Year

30 30 ended

September September 31 March

2008 2007 2008

(unaudited) (unaudited) (audited)

£'000 £'000 £'000

Net decrease in cash and cash equivalents in tiwpe (407) (1,191) (439)
Cash inflow from increase in debt financing (13po (61,000) (94,000)
Movement in net debt in the period (13,407) (62,191) (94,439)
Net debt at start of period (282,329) (187,890) (187,890)
Net debt at end of period (295,736) (250,081) (282,329)
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BIG YELLOW GROUP PLC
Notes to the Interim Review
1. ACCOUNTING POLICIES

Basis of preparation

The results for the period ended 30 September 28®8naudited and were approved by the Board dwol/émber
2008. The financial information contained in theport does not constitute statutory accounts witmnmeaning of
section 240 of the Companies Act 1985. The fulloants for the year ended 31 March 2008, which vecktan
unqualified report from the auditors, and did nobhtain a statement under section 237(2) or (3hefGompanies
Act 1985, have been filed with the Registrar of @amies.

The annual financial statements of Big Yellow GrdIpC are prepared in accordance with the IFRSslagtad by
the European Union. The condensed set of finastaaéments included in this half yearly financegort has been
prepared in accordance with International Accoungitandards 34 "Interim Financial Reporting", aspaed by the
European Union. The same accounting policies,gmtation methods of computation are followed indbedensed
set of financial statements as applied in the Geolapest annual audited financial statements, it a change in
accounting policy in respect of IAS 23 “Borrowin@€s”.

The Group’s revised finance costs accounting pati@s follows:

All borrowing costs are recognised in the inconaeshent in the period in which they are incurredess the costs
are incurred as part of the development of a quatjf asset, when they will be capitalised. Comneement of

capitalisation is the date when the group incunseesliture for the qualifying asset, incurs borrgyitosts and
undertakes activities that are necessary to prefharessets for their intended use. In the casugension of
activities during extended periods, the group sndpeapitalisation. The group ceases capitalisaifdorrowing

costs when substantially all of the activities resegy to prepare the asset for use are complete.

The Group’s date of adoption was 1 April 2007. Tm®r year comparatives have been restated teatethis
change in accounting policy. The impact on theentrand prior periods is shown in the table below:

Six months Six months ended
ended30 30 September Year ended31

September 2008 2007 March 2008
(unaudited) (unaudited) (audited)
£'000 £'000 £'000
Income statement
Decrease in interest payable 968 531 1,691
Increase/decrease in revaluation deficit/surplus ,24Q) - (910)
Increase in (loss)/profit after tax (272) 531 781
Balance sheet
(Decrease)/increase in development assets (272) 531 781
(Decrease)/increase in net assets (272) 531 781
Impact on earnings per share
Increase in (loss)/earnings per share — basic 109.24 0.46p 0.68p
Increase in (loss)/earnings per share — diluted 23(1). 0.46p 0.67p
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2. SEGMENTAL INFORMATION

Revenue represents amounts derived from the poovisi self storage accommodation and related sswvichich
fall within the Group's ordinary activities afteedliction of trade discounts and value added taxe Group’s net
assets, revenue and profit before tax are atttibeita one activity, the provision of self storaggommodation and
related services. These all arise in the Unitetgdom with the exception of £150,000 of income \tdcose in the
Emirate of Dubai.

Six months Six months
ended ended Year ended
30 September 30 September 31 March
2008 2007 2008
(unaudited) (unaudited) (audited)
£000 £000 £000
Open stores
Self storage income 24,296 23,156 46,486
Other storage related income 4,107 4,128 7,869
Ancillary store rental income 55 48 114
Income from stores transferred to associate oedldar
redevelopment - 551 690
28,458 27,883 55,159
Stores under development
Non-storage income 822 652 1,473
Fee income
Fees earned from Big Yellow Limited Partnership 650 - 138
Franchise income
Franchise fee received 150 100 100
Total revenue 30,080 28,635 56,870

Further analysis of the Group’s operating revemgeaosts can be found in the Portfolio Summary.

The seasonality of our business is discussed irigh@nd uncertainties section of the Chairmamédesnent.

3. INVESTMENT INCOME
Six months Six months Year
ended ended ended
30 September 30 September 31 March
2008 2007 2008
(unaudited) (unaudited) (audited)
£'000 £'000 £'000
Interest receivable on bank deposit 170 218 289
Change in fair value of interest rate swaps 1,418 - -
1,588 218 289

16



4, FINANCE COSTS

Interest on bank borrowings
Capitalised interest
Other interest payable

Interest on finance lease obligations
Change in fair value of interest rate swaps

Refinancing costs

Please see note 1 for details of the restatement

5. TAX

Current tax — UK corporation tax at 28%
Current tax — REIT conversion charge

Deferred tax movement

Total tax charge

Six months Year

Six months ended ended
ended 30 September 31 March

30 September 2007 2008
2008 (unaudited) (audited)
(unaudited) Restated Restated
£'000 £'000 £'000
9,344 7,133 15,846

(968) (531) (1,691)

1 3 33

669 789 1,508

361 3,382

1,347 - -
10,393 7,755 19,078

Six months Six months Year
ended ended ended

30 September 30 September 31 March
2008 2007 2008
(unaudited) (unaudited) (audited)
£'000 £'000 £'000

237 231

90 90

- 327 321

546 - (2,091)

546 327 (770)

In addition to the current period income statentartcharge of £546,000 there is an overall debiteterves of
£222,000 in respect of the reduction in the defetas asset arising on potential future deductfom® the exercise

of share options.
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6. ADJUSTED PROFIT BEFORE TAX

(Loss)/profit before tax

Adjusted for

Losses/(gains) on revaluation of investment progert wholly
owned

Loss on revaluation of investment properties — ciase
Change in fair value of interest rate swaps — group
Change in fair value of interest rate swaps — ast®c
Loss/(gain) on non-current assets

Loan refinancing costs

REIT conversion costs

Non-recurring indirect tax cost

Set up costs for Big Yellow Limited Partnership

Adjusted profit before tax

Net bank and other interest
Depreciation

EBITDA pre non-recurring items and valuation moveise

Please see note 1 for details of the restatement

Six months Year

Six months ended ended
ended 30 September 31 March

30 September 2007 2008
2008 (unaudited) (audited)
(unaudited) Restated Restated
£'000 £'000 £'000
(54,283) 46,846 102,618
53,396 (39,826) (92,777)
602 - 187
(1,418) 361 3,382

39 - 55

7,219 (60) 463
1,347 - -

- 153 208

- 304 304

- 566

6,902 7,778 15,006
8,207 6,387 13,899

374 333 650
15,483 14,498 29,555

Adjusted profit before tax, excluding gains on leation of investment properties, changes in failue of interest
rate swaps, non recurring items of income and edipme, and gains or losses on non-current ashats,been
disclosed to give a clearer understanding of thmu@s underlying trading performance.

7. DIVIDENDS

No interim ordinary dividend has been declared {200.0 pence).

The 2008 final dividend of £6,309,0

representing 5.5 pence per ordinary share wasquaid July 2008 and is included in Note 16, Movehiefquity.
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8. EARNINGS PER ORDINARY SHARE

Six months ended Year ended
Six months ended 30 September 2007 (unaudited) 31 March 2008 (audited)
30 September 2008 (unaudited) Restated Restated
Earnings Shares Pence Earnings Shares Pence Earnings Shares Pence
£m million per share £m million per sharg £m million per sharg
Basic (54.83) 11553 (47.46 46.52 114.68  40.57 103.39 115.03 89.88
Adjustments:
Dilutive share options - 062 0.25 - 1.09 (0.39 - 0.87 (0.68
Diluted (54.83) 116.15 (47.21 46.52 115.77  40.18 103.39 11590 89.2¢
Adjustments:
Loss/(gain) on investmen
properties 53.40 - 45,98 (39.83) - (34.40 (92.78) - (80.05
Change in fair value of
interest rate swaps (1.42) - (1.22 0.36 - 0.31 3.38 - 2.92
Loss/(gain) on sale of non-
current assets 7.22 - 6.22 (0.06) - (0.05 0.46 - 0.40
Share of associate non-
recurring costs 0.64 - 0.55 - - - 0.24 - 0.21
Loan refinancing costs 1.35 - 1.16 - - - - - -
REIT conversion costs - - - 0.15 - 0.13 0.21 - 0.18
Non—recurring indirect ta
cost - - - 0.30 - 0.26 0.30 - 0.26
Set-up costs of Big Yellow
Partnership - - - - - - 0.57 - 0.49
REIT conversion charge - - - - - - 0.09 - 0.08
Tax effect of non-
recurring items* 0.33 - 0.28§ (0.09) - (0.08 (2.19) - (1.03
Adjusted 6.69 116.15 5.76 7.35 115.77 6.35 14.67 11590 12.64

Please see note 1 for details of the restatement.

The adjustment for gains and losses on sale otno®nt assets has been included for consistertbytiné
calculation of adjusted profit before tax (see réjte

* - this takes into account the tax effect of tihamge in fair value of derivatives, the lossesf{gah non-current
assets and the other non-recurring costs to tlemetttat they fall outside the exempt business
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9. NON-CURRENT ASSETS

a) Investment property, Development property and Iterests in leasehold properties

At 1 April 2008 as previously reported
Prior year adjustment (see note 1)
At 1 April 2008 (restated)

Additions

Adjustment to present value
Reclassifications to investment property
Reclassification from land held for resale
Revaluation and impairment

Depreciation
Disposal to associate

At 30 September 2008

Capital commitments at 30 September 2008 were #h8lién.

b) Plant equipment and owner occupied property

Cost
At 1 April 2008
Additions

At 30 September 2008

Accumulated depreciation

At 1 April 2008
Charge for the period

At 30 September 2008

Net book value
At 30 September 2008

At 31 March 2008

¢) Goodwill

Interest in

Investment Development leaseholc
property property properties
£'000 £'000 £'000
750,910 103,358 22,274

- 781 -
750,910 104,139 22,274
5,747 12,615 -

- - 50

14,439 (14,439) -

- 2,929 -

(53,396) (6,585) -

- - (342)

- (15,049) -
717,700 83,610 21,982
Fixtures,

fittings and

Plant and office
improvements machinery equipment Total
£'000 £'000 £'000
607 4,613 7,122
15 221 237
622 4,834 7,359
(276) (3,468) (3,866)
(57) (299) (374)
(333) (3,767) (4,240)
289 1,067 3,119
331 1,145 3,256

Gooduwill relates to the purchase of Big Yellow S&lbrage Company Limited in 1999. The asset igtieahnually
for impairment. The carrying value of £1.4 millioemains unchanged from the prior year as thererisidered to

be no impairment in the value of the asset.

d) Assets classified as held for sale

The Group has land at five sites with a total beakie of £12.0 million (2007: land at one site watlhook value of
£7.9 million). Land at these sites is surplusgquirements and the Group intends to sell the tarttiird parties
within the next 12 months. A provision has beemlenagainst these sites of £1 million in the curpertod. This is
shown in the income statement in (losses)/gainsooRcurrent assets. We have reclassified onevéitea net book
value of £3.4 million from assets held for saledavelopment property as the Group is not intentlingell the site

within the next 12 months.
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e) Investment in associate

The Group has a 33.3% interest in Big Yellow Lirditeartnership. This interest is accounted forraassociate,
using the equity method of consolidation. The iahip commenced trading on 1 December 2007.

30 September 30 September 31 March

2008 2007 2008
(unaudited) (unaudited) (audited)
£'000 £'000 £000
At the beginning of the year 5,454 - -
Subscription for partnership capital and advances ,8051 - 5,703
Share of results (see below) (622) - (249)
9,637 - 5,454

The figures below show the trading results of Biglldw Limited Partnership, and the Group’s sharé¢hef
results and the net assets.

30
September 30 September 31 March

2008 2007 2008
Big Yellow Limited Partnership (unaudited) (unaudited) (audited)

£000 £'000 £000
Income statement (100%)
Revenue 426 - 252
Cost of sales (259) - (190)
Administrative expenses (87) - (24)
Operating profit 80 - 38
Loss on the revaluation of investment properties ,808) - (562)
Interest payable (22) - (59)
Fair value movement of interest rate derivatives 1711 (165)
Loss before and after tax (1,865) - (748)
Balance sheet (100%)
Investment property 10,060 - 11,830
Development property (including land held for re$al 36,243 - 10,909
Other fixed assets 59 - 50
Current assets 160 - 3,531
Current liabilities (2,334) - (1,317)
Non-current liabilities (15,278) - (8,642)
Net assets (100%) 28,910 - 16,361
Group share of (33.3%)
Operating profit 26 - 13
Interest payable (7 - (20)
Loss on the revaluation of investment properties 02)6 - (187)
Fair value movement of interest rate derivatives 9)(3 - (55)
Loss for the period (622) - (249)
Associate net assets 9,637 - 5,454

The Partnership has in place a loan of £75 millsegured from Royal Bank of Scotland plc, HSH NardbAG
and HSBC Bank plc. The loan has a five year temoh @xpires in 2013. The loan drawn down to datebeen
swapped to 30 June 2013, and has a weighted avietagest cost of 6.65%, including margin.
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10. TRADE AND OTHER RECEIVABLES

30 September 30 September 31 March
2008 2007 2008
(unaudited) (unaudited) (audited)
£'000 £'000 £'000
Trade receivables 1,545 1,839 1,604
Other receivables 52 1,456 483
Amounts owed by associate 262 - -
Prepayments and accrued income 4,448 4,448 5,378
6,307 7,743 7,465
11. TRADE AND OTHER PAYABLES
30 September 30 September 31 March
2008 2007 2008
(unaudited) (unaudited) (audited)
£'000 £'000 £'000
Current
Trade payables 4,827 5,743 8,738
Other payables 3,278 3,966 2,241
Accruals and deferred income 7,872 7,872 9,614
Amounts owed to associate - - 77
VAT repayable under Capital Goods Scheme 1,228 2,557 1,228
17,205 20,138 21,898
Non-current
VAT repayable under Capital Goods Scheme 3,889 5,116 3,889
12. DEFERRED TAX
30 September 30 September 31 March
2008 2007 2008
(unaudited) (unaudited) (audited)
£'000 £'000 £'000
The amounts provided in the accounts are:
Deduction for share options (222) (530) (444)
Other items (546) - (1,091)
(768) (530) (1,535)
13. BANK BORROWINGS
30 September 30 September 31 March
2008 2007 2008
(unaudited) (unaudited) (audited)
£'000 £'000 £'000
Bank borrowings 297,000 251,000 284,000
Unamortised loan arrangement costs
(2,949) (985) (1,103)
294,051 250,015 282,897

During the period, the Group completed a refinaga@hits core debt facilities, replacing the exigti£325 million
loan provided by a syndicate led by Royal Bank a@ftnd plc, with a new £325 million facility praléd by HSH
Nordbank AG. The bank loan is secured on 47 ofdheup’s properties. The loan is due to expire Brs&ptember
2013.
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The new facility is divided into two tranches, Tche A, up to a maximum of £50 million is used taafice non-
stabilised properties within the Group and caraasargin of 150 bps. Tranche B is used to finatabilised group
properties, and bears interest between 112.5 lp4 50 bps dependent on the Tranche B income coMee. group

is currently paying a margin of 112.5 bps on thiarithe. As the properties within Tranche A stabijlthey can be
transferred to Tranche B, reducing the margin pleyab

At 30 September 2008 the Group was comfortablyimmliance with its banking covenants.

14. ADJUSTED NET ASSETS PER SHARE

Analysis of net asset value 30 September 31 March
30 September 2007 2008
2008 (unaudited) (audited)
(unaudited) Restated Restated
£'000 £'000 £'000
Basic net asset value 519,865 528,034 580,886
Exercise of share options 2,653 2,943 2,692
Diluted net asset value 522,518 530,977 583,578
Adjustments:
Tax on fair value of interest rate swaps - (M) -
Adjusted net asset value 522,518 530,970 583,578
Basic net assets per share (pence) 453.1 461.4 506.4
Diluted net assets per share (pence) 439.4 448.1 492.4
Balance sheet adjusted net assets per share (pence) 439.4 448.1 492.4
Balance sheet adjusted net asset value 522,518 ,9AB0 583,578
Valuation methodology assumption (see note 15) 31,540 28,750 33,640
Adjusted net asset value (£'000) 554,058 559,720 617,218
Adjusted net assets per share (pence) 465.9 472.4 520.8
Shares in issue 115,553,818 115,251,181 115,514,119
Own shares held (815,000) (815,000) (815,000)
Basic shares in issue used for calculation 1148138 114,436,181 114,699,119
Exercise of share options 4,179,020 4,053,196 o8®1
Diluted shares used for calculation 118,917,838 18,489,377 118,507,710

Please see note 1 for details of the restatement

Net assets per share are shareholders’ funds diliggehe number of shares at the period end. Tages currently
held in the Group’s employee benefits trust andsuey shares (own shares held) are excluded framrigt assets
and the number of shares.

Adjusted net assets per share include:
» the effect of those shares issuable under empklyae option schemes;

* tax on the fair value adjustment on interest rai&ps; and
* the effect of the revised valuation methodologyeagstions (see note 15)
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15. VALUATIONS
£000
Freehold Store$

As at 1 April 2008 previously reported
Prior year adjustment (see note 1)

As at 1 April 2008 restated
Movement in period

As at 30 September 2008

Leasehold Stores
As at 1 April 2008

Movement in period
As at 30 September 2008

All Stores
As at 1 April 2008

Movement in period
As at 30 September 2008

* Includes one long leasehold property

Revaluation on

Deemed Cost deemed cost Valuation
269,548 422,722 692,270

910 (910) -
270,458 421,812 692,270
20,013 (48,773) (28,760)
290,471 373,039 663,510
15,162 43,478 58,640
173 (4,623) (4,450)
15,335 38,855 54,190
285,620 465,290 750,910
20,186 (53,396) (33,210)
305,806 411,894 717,700

The freehold and leasehold investment propertie® Heen valued at 30 September 2008 by externakrsl
Cushman & Wakefield LLP ("C&W?"). The valuation hbeen carried out in accordance with the RICS Appta
and Valuation Standards published by The Royalitiistn of Chartered Surveyors (“the Red Book").heT
valuation of each of the investment properties lien prepared on the basis of Market Value ashadquipped
operational entity, having regard to trading pat@ntThe valuation has been provided for accopaotposes and as
such, is a Regulated Purpose Valuation as defiméttei Red Book. In compliance with the discloswguirements

of the Red Book, C&W have confirmed that:

* The members of the RICS who have been the sigeattwithe valuations provided to the Group forghme
purposes as this valuation have done so since 18bpte2004.

* C&W have been carrying out biannual valuationsafocounts purposes on behalf of the Group sincecSeyar

2004.

* C&W do not provide other significant professionalagency services to the Group.
* Inrelation to the preceding financial year of C&We proportion of the total fees payable by theuprto the

total fee income of the firm is less than 5%.

Market uncertainty

C&W's valuation report comments on valuation urdiety resulting from exceptional volatility in tHeancial
markets and a lack of transactions in the propextgstment market. C&W note that although thereevaenumber
of self storage transactions in 2007, the onlyifigant transaction so far in 2008 was the sal@ &1% share in
Shurgard Europe which was announced in Januargamgleted on 31 March 2008. C&W observe that deoto
provide a rational opinion of value at the predane it is necessary to assume that the propertikehavill continue
to trade in an orderly fashion. Accordingly, thewe assumed that the self storage sector wilirnoato perform
in a way not greatly different from that being aigiated prior to the “credit crunch”, however thegve reflected
negative sentiment in their capitalisation rated tney have reflected current trading conditionthir cash flow
projections for each property. C&W state that thisréherefore greater uncertainty attached to theinion of
value than would be anticipated during more nonmarket conditions.
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15. VALUATIONS (continued)
Methodology
C&W have adopted different approaches for the alnaf the leasehold and freehold assets as fatiow

Freehold
The valuation is based on a discounted cash flotiveofiet operating income over a ten year periadnational sale
of the asset at the end of the tenth year.

Assumptions

A. Net operating income is based on projected reeenceived less projected operating costs togetitieia central
administration charge representing 6% of the estichannual revenue. The initial net operating inedsrncalculated
by estimating the net operating income in the fidimonths following the valuation date.

B. The net operating income in future years is Wated assuming straight-line absorption from dag actual
occupancy to an estimated stabilised/mature ocaypkavel. In the valuation the assumed stabilisedupancy
level for the 48 trading stores (both freeholds kradeholds) open at 30 September 2008 averagé3¥83March
2008: 85.80%; September 2007: 86.07%). The prajeateenues and costs have been adjusted for estimast
inflation and revenue growth. The average timairassl for the stores to trade at their maturity leeeross the
portfolio is 32 months; for the 32 same stores pod to maturity is 25.5 months (March 2008:91#onths).

C. The capitalisation rates applied to existing dmdire net cash flow have been estimated by refereto

underlying yields for prime industrial and retaihvghouse property, bank base rates, ten year mmate=y inflation
and the available evidence of transactions in #eos. On average, for all 48 trading stores, tieddy(net of

purchaser’s costs) arising from the first yearlaf projected cash flow is 4.65% (March 2008: 4.2 8#ptember
2007: 5.39%). This rises to 7.58% (March 2008: %0September 2007: 6.75%) based on the projectsd fav

for the first year following estimated stabilisatim respect of each property.

D. The future net cash flow projections (includiyenue growth and cost inflation) have been distamliat a rate
that reflects the risk associated with each asBe¢. weighted average annual discount rate adogitedbfth
freeholds and leaseholds) is 10.89% (March 2008686; September 2007: 10.22%).

E. Purchaser’s costs of 5.75% have been assumgalynand sale plus purchaser’s costs totalling566 are
assumed on the notional sales in the tenth ye@iation to the freehold stores.

Leasehold

The same methodology has been used as for fregle{dept that no sale of the assets in the terghigeassumed
but the discounted cash flow is extended to thergxaf the lease. The average unexpired term ofGhneup’s
leaseholds is 17.3 years (March 2008: 17.7 yeasteghber 2007: 18.0 years).

Valuation assumption for purchaser’s costs

The Group’s investment property assets have bderddor the purposes of the financial statemefiés deducting
notional purchaser’s cost of 5.75% of gross vahsef they were sold directly as property asselti Valuation is an
asset valuation which is entirely linked to the @pieag performance of the business. The assetsdwmae to be
sold with the benefit of operational contracts, Eyment contracts and customer contracts, whichldvbe very
difficult to achieve except in a corporate struetuWe believe therefore that the valuation asswnptshould be
adjusted to reflect the reality.

This approach follows the logic of the valuationthaslology in that the valuation is based on a adipétion of the
net operating income after allowing a deduction dperational cost and an allowance for central adhtnation

costs. Sale in a corporate structure would reaudt ieduction in the assumed Stamp Duty Land T&abincrease
in other transaction costs reflecting additionaé diiligence resulting in a reduced notional purehiascost of

2.75% of gross value. All the significant sizednigsactions that have been concluded in the UKdenteyears were
completed in a corporate structure. We therefostricted C&W to carry out a Red Book valuationtioe above
basis, and this results in a higher property vanaat 30 September 2008 of £749,240,000 (£31,200hgher than
the value recorded in the financial statements6ob pence per share). We have included this réwiakiation in

the adjusted diluted net asset calculation (see hé).
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16. MOVEMENT IN EQUITY
Share Capital
Share premium redemption Retained Own
capital account reserve earnings  Shares Total

£'000 £'000 £'000 £'000 £'000 £'000
At 1 April 2008 as
previously reported 11,551 41,645 1,653 527,152 (1,896) 580,105
Restatement (see note 1) - - - 781 - 781
At 1 April 2008 restated 11,551 41,645 1,653 527,933 (1,896) 580,886
Loss for the period - - - (54,829) - (54,829)
Current/deferred tax - - - (222) - (222)
Dividend - - - (6,309) - (6,309)
Issue of shares 4 31 - - - 35
Equity share options - - - 304 - 304
At 30 September 2008 11,555 41,676 1,653 466,877 (1,896) 519,865

Share Capital Retained
Share  premium redemption earnings Own Total
capital account reserve Restated Shares Restated

£'000 £'000 £000 £'000 £000 £'000
At 1 April 2007 11,456 40,864 1,653 434,818 (812) 487,979
Profit for the period - - - 46,519 - 46,519
Current/deferred tax - - - 103 - 103
Dividend - - - (6,277) - (6,277)
Issue of shares 69 529 - - - 598
Equity share options - - - 196 - 196
Purchase of own shares - - - - (1,084) (1,084)
At 30 September 2007 11,525 41,393 1,653 475,359 (1,896) 528,034

See note 1 for details of the restatement.

17.

RELATED PARTY TRANSACTIONS

Transactions between the Company and its subsdjawhich are related parties, have been eliminated

consolidation and are not disclosed in this note.

Transactions with Big Yellow Limited Partnership

As described in note 9e, the Group has a 33% HsttémeBig Yellow Limited Partnership, and enteredbi
transactions with the Partnership during the y@anarmal commercial terms as shown in the tablevieel

30 September 30 September

Fees earned from Big Yellow Limited Partnership

Book value of assets sold to the Partnership

Profit on disposal of assets sold to the Partnprshi

Balance due from/(owing to) the Partnership

2008
£000

650
15,048
49
262

2007
£'000

31 Marct

2008
£'000

138
19,796
531
(r7)

No other related party transactions took placerdutiie year ended 31 March 2008 and the periodsdedd

September 2008 and 30 September 2007.
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INDEPENDENT REVIEW REPORT TO BIG YELLOW GROUP PLC

We have been engaged by the Company to review dhdetised set of financial statements in the halftye
financial report for the six months ended 30 Sepem?008 which comprises the consolidated incomateistent,
the consolidated balance sheet, the consolidasensent of recognised income and expense, the ladeisal cash
flow statement and related notes 1 to 17. We haad the other information contained in the halfrlyefinancial

report and considered whether it contains any appamisstatements or material inconsistencies \flit
information in the condensed set of financial stegets.

This report is made solely to the Company in acaoce with International Standard on Review EngagésngJK
and Ireland) 2410 "Review of Interim Financial Infation Performed by the Independent Auditor of Emeity"
issued by the Auditing Practices Board for usehm Wnited Kingdom. Our work has been undertakethabwe
might state to the company those matters we argreshto state to them in an independent reviewntegnd for no
other purpose. To the fullest extent permittedéwy, lwe do not accept or assume responsibility o=@ other than
the company, for our review work, for this repant for the conclusions we have formed.

Directors' responsibilities

The half-yearly financial report is the respongipibf, and has been approved by, the directorse directors are
responsible for preparing the half-yearly finanegbort in accordance with the Disclosure and Tparency Rules
of the United Kingdoms' Financial Services Authgrit

As disclosed in note 1, the annual financial stetes of the group are prepared in accordance WRSE as
adopted by the European Union. The condensedfdetamcial statements included in this half-yedfilyancial
report has been prepared in accordance with Irttenzd Accounting Standard 34, "Interim Financi@d®rting," as
adopted by the European Union.

Our responsibility

Our responsibility is to express to the Compangmctusion on the condensed set of financial statsria the half-
yearly financial report based on our review.

Scope of Review

We conducted our review in accordance with Intéomal Standard on Review Engagements (UK and Idglan
2410, "Review of Interim Financial Information Ramhed by the Independent Auditor of the Entity'Uisd by the
Auditing Practices Board for use in the United Kiog1. A review of interim financial information casts of
making inquiries, primarily of persons responsifilefinancial and accounting matters, and apphanglytical and
other review procedures. A review is substantiddlys in scope than an audit conducted in accordaite
International Standards on Auditing (UK and Irelpadd consequently does not enable us to obtaimasse that
we would become aware of all significant matterat thnight be identified in an audit. Accordingly, wie not
express an audit opinion.

Conclusion

Based on our review, nothing has come to our atterhat causes us to believe that the condengeaf §ieancial
statements in the half-yearly financial report foe six months ended 30 September 2008 is not prépm all
material respects, in accordance with Internatiévaounting Standard 34 as adopted by the Europkdon and
the Disclosure and Transparency Rules of the Udiaddom's Financial Services Authority.

Deloitte & Touche LLP

Chartered Accountants and Registered Auditors
17 November 2008

London, UK
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