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London, May 30, 2023 -- Moody's Investors Service (Moody's) has today downgraded to Ba3 from Ba1 and placed 
on review for further downgrade the long term corporate family rating (CFR) and the senior secured instrument ratings
of Canary Wharf Group Investment Holdings plc (CWGIH or the company). The outlook remains unchanged at 
ratings under review.

A full list of affected ratings is provided towards the end of this press release.

RATINGS RATIONALE

Moody's downgraded the company because of  (1) the difficult operating and funding environment for real estate
companies that the rating agency expects will persist for at least the next twelve months and will make it difficult for 
CWGIH to improve its already weak credit metrics (2) elevated refinance risk given the more than Â£1.4 billion of debt 
that needs to be refinanced in 2024 and 2025, and (3) the likely high reliance on disposals (and potentially more 
shareholder support) to deleverage and refinance or repay upcoming maturities amid still constrained UK real estate 
investment markets with cautious investor appetite leading to low transaction volumes and making it difficult to sell 
assets without offering substantial discounts.

The recent banking turbulence has negatively impacted sentiment and softened the availability of funding for the
sector, delaying a recovery of investment markets and putting further downward pressure on values. However there is
no credit crunch and secured bank lending remains functional, representing an economically attractive refinancing
alternative to the bond market, which is currently dislocated.

In Moody's view, the company has been somewhat aggressive in managing its refinance risk by overly prioritising 
obtaining the best covenant lite structure over refinancing debt well before its due date. More positively (1) all the 
upcoming secured debt maturities in 2024 and 2025 are in ringfenced SPVs with no recourse to CWGIH and (2) the 
company continues to benefit from strong shareholder support including lending Â£150m of residential proceeds into 
the CWGIH group to date (mostly to fund development capital spend).

CWGIH's Moody's adjusted fixed charge coverage remains weak and stood at 1.1x as of 31 December 2022 and is 
not expected to improve over the next 18 months. The capacity under the fixed charge coverage ratio of the bond 
incurrence covenant has reduced and the ratio stood at 1.33x as of 31 December 2022 versus a minimum level of 
1.25x until 30 June 2023, 1.30x until 30 June 2024, and 1.35x thereafter. However if the bond incurrence covenants 
are not met under the bond documentation (1) the company is still able to refinance existing debt as long as the 
amount, security and collateral remain broadly unchanged and (2) CWGIH is able to raise additional debt under 
various buckets totaling up to Â£450 million. 

ENVIRONMENTAL, SOCIAL AND GOVERNANCE (ESG) CONSIDERATIONS

Governance considerations the rating agency considers include the company's tolerance for leverage, and its 
approach to managing its liquidity and upcoming debt maturities.

FACTORS THAT COULD LEAD TO AN UPGRADE OR DOWNGRADE OF THE RATINGS



An upgrade is unlikely given the ratings are on review for downgrade.

The review will focus on (1) the company's plans to refinance upcoming maturities and any mitigating actions the 
company takes to protect its balance sheet and liquidity including potential asset disposals and support from
shareholders to maintain its financial policy target of keeping net LTV below 50% and (2) the potential impact of the 
worsening operating and funding environment on CWGIH's credit metrics.

STRUCTURAL CONSIDERATIONS

The senior secured notes, which Moody's views as unsecured because they do not benefit from a direct fixed charge 
security over any properties, could be downgraded if there is a deterioration in the quality of the unencumbered pool or
a weakening of unencumbered asset coverage for unsecured creditors.

In line with Moody's REITs and Other Commercial Real Estate Firms methodology, CWGIH's Ba3 CFR references a 
senior secured rating because secured funding forms most of the company's funding mix. Moody's rates CWGIH's
senior secured notes, which it views as unsecured, at the same level as the CFR because the company's 
unencumbered asset pool is of sufficient quality and provides adequate asset coverage to unsecured creditors. 
However, there is a risk the company may pledge currently unencumbered assets to either raise new secured debt or 
to aid it in refinancing upcoming secured debt, which would weaken the credit standing of unsecured creditors. The 
company had Â£1.15 billion of unencumbered investment property assets (excluding land) as of 31 December 2022.

LIST OF AFFECTED RATINGS

..Issuer: Canary Wharf Group Investment Holdings plc

Downgrades, Placed On Review for further Downgrade:

.... LT Corporate Family Rating, Downgraded to Ba3 from Ba1

....Senior Secured Regular Bond/Debenture, Downgraded to Ba3 from Ba1

Outlook Actions:

....Outlook, Remains on Ratings Under Review

PRINCIPAL METHODOLOGY

The principal methodology used in these ratings was REITs and Other Commercial Real Estate Firms published in
September 2022 and available at . Alternatively, please see the
Rating Methodologies page on  for a copy of this methodology.

https://ratings.moodys.com/rmc-documents/393395
https://ratings.moodys.com

COMPANY PROFILE

The company develops, manages and currently owns interests in approximately 9 million square feet of mixed-use
space including over 1,100 Build to Rent apartments. The investment properties, developments, and development
land it owns were valued in aggregate at Â£8.3 billion as of 31 December 2022, with 38 income-producing properties 
generating Â£294 million of gross rental income. The company is the largest private sector led developer in Europe. 
The Estate consists of 128 acres of land and includes 30 office buildings, five shopping malls with over 300 shops, 
cafés, bars, restaurants, and amenities, and over 16.5 acres of open space. In addition to directly managing its
properties, the company also maintains the roads, car parks, open spaces, gardens and waterfront promenade and 
other common areas on the Estate. The company is one of the largest sustainable developers in the UK and has
purchased 100% electricity from renewable sources since 2012 and sent zero waste to landfill since 2009.



CWGIH is ultimately owned on a 50/50 basis between Qatar Investment Authority (QIA) and Brookfield Property 
Partners L.P.

REGULATORY DISCLOSURES

For further specification of Moody's key rating assumptions and sensitivity analysis, see the sections Methodology 
Assumptions and Sensitivity to Assumptions in the disclosure form. Moody's Rating Symbols and Definitions can be 
found on .https://ratings.moodys.com/rating-definitions

For ratings issued on a program, series, category/class of debt or security this announcement provides certain
regulatory disclosures in relation to each rating of a subsequently issued bond or note of the same series, 
category/class of debt, security or pursuant to a program for which the ratings are derived exclusively from existing 
ratings in accordance with Moody's rating practices. For ratings issued on a support provider, this announcement 
provides certain regulatory disclosures in relation to the credit rating action on the support provider and in relation to 
each particular credit rating action for securities that derive their credit ratings from the support provider's credit rating. 
For provisional ratings, this announcement provides certain regulatory disclosures in relation to the provisional rating 
assigned, and in relation to a definitive rating that may be assigned subsequent to the final issuance of the debt, in 
each case where the transaction structure and terms have not changed prior to the assignment of the definitive rating
in a manner that would have affected the rating. For further information please see the issuer/deal page for the 
respective issuer on .https://ratings.moodys.com

For any affected securities or rated entities receiving direct credit support from the primary entity(ies) of this credit rating
action, and whose ratings may change as a result of this credit rating action, the associated regulatory disclosures will 
be those of  the guarantor entity.  Exceptions to this approach exist for the following disclosures, if applicable to 
jurisdiction: Ancillary Services, Disclosure to rated entity, Disclosure from rated entity.

The ratings have been disclosed to the rated entity or its designated agent(s) and issued with no amendment resulting
from that disclosure.

These ratings are solicited. Please refer to Moody's Policy for Designating and Assigning Unsolicited Credit Ratings 
available on its website .https://ratings.moodys.com

Regulatory disclosures contained in this press release apply to the credit rating and, if applicable, the related rating 
outlook or rating review.

Moody's general principles for assessing environmental, social and governance (ESG) risks in our credit analysis can 
be found at .https://ratings.moodys.com/documents/PBC_1288235

At least one ESG consideration was material to the credit rating action(s) announced and described above.

The Global Scale Credit Rating on this Credit Rating Announcement was issued by one of Moody's affiliates outside
the EU and is endorsed by Moody's Deutschland GmbH, An der Welle 5, Frankfurt am Main 60322, Germany, in 
accordance with Art.4 paragraph 3 of the Regulation (EC) No 1060/2009 on Credit Rating Agencies. Further 
information on the EU endorsement status and on the Moody's office that issued the credit rating is available on 

.https://ratings.moodys.com

Please see https://ratings.moodys.com for any updates on changes to the lead rating analyst and to the Moody's legal
entity that has issued the rating.

Please see the issuer/deal page on https://ratings.moodys.com for additional regulatory disclosures for each credit 
rating.
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CREDIT RATINGS ISSUED BY MOODY'S CREDIT RATINGS AFFILIATES ARE THEIR CURRENT OPINIONS 
OF THE RELATIVE FUTURE CREDIT RISK OF ENTITIES, CREDIT COMMITMENTS, OR DEBT OR DEBT-LIKE
SECURITIES, AND MATERIALS, PRODUCTS, SERVICES AND INFORMATION PUBLISHED BY MOODY’S 
(COLLECTIVELY, “PUBLICATIONS”) MAY INCLUDE SUCH CURRENT OPINIONS. MOODY’S DEFINES 
CREDIT RISK AS THE RISK THAT AN ENTITY MAY NOT MEET ITS CONTRACTUAL FINANCIAL 
OBLIGATIONS AS THEY COME DUE AND ANY ESTIMATED FINANCIAL LOSS IN THE EVENT OF DEFAULT 
OR IMPAIRMENT. SEE APPLICABLE MOODY’S RATING SYMBOLS AND DEFINITIONS PUBLICATION FOR 
INFORMATION ON THE TYPES OF CONTRACTUAL FINANCIAL OBLIGATIONS ADDRESSED BY MOODY’S 
CREDIT RATINGS. CREDIT RATINGS DO NOT ADDRESS ANY OTHER RISK, INCLUDING BUT NOT LIMITED 
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ASSESSMENTS (“ASSESSMENTS”), AND OTHER OPINIONS INCLUDED IN MOODY’S PUBLICATIONS ARE 
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OPINIONS AND PUBLICATIONS ARE NOT AND DO NOT PROVIDE RECOMMENDATIONS TO PURCHASE, 
SELL, OR HOLD PARTICULAR SECURITIES. MOODY’S CREDIT RATINGS, ASSESSMENTS, OTHER 
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MOODY’S CREDIT RATINGS, ASSESSMENTS, OTHER OPINIONS, AND PUBLICATIONS ARE NOT 
INTENDED FOR USE BY RETAIL INVESTORS AND IT WOULD BE RECKLESS AND INAPPROPRIATE FOR 
RETAIL INVESTORS TO USE MOODY’S CREDIT RATINGS, ASSESSMENTS, OTHER OPINIONS OR 
PUBLICATIONS WHEN MAKING AN INVESTMENT DECISION. IF IN DOUBT YOU SHOULD CONTACT YOUR 
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ALL INFORMATION CONTAINED HEREIN IS PROTECTED BY LAW, INCLUDING BUT NOT LIMITED TO,
COPYRIGHT LAW, AND NONE OF SUCH INFORMATION MAY BE COPIED OR OTHERWISE REPRODUCED,
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All information contained herein is obtained by MOODY’S from sources believed by it to be accurate and reliable. 
Because of the possibility of human or mechanical error as well as other factors, however, all information contained 
herein is provided “AS IS” without warranty of any kind. MOODY'S adopts all necessary measures so that the 
information it uses in assigning a credit rating is of sufficient quality and from sources MOODY'S considers to be 
reliable including, when appropriate, independent third-party sources. However, MOODY’S is not an auditor and 
cannot in every instance independently verify or validate information received in the credit rating process or in
preparing its Publications. 

To the extent permitted by law, MOODY’S and its directors, officers, employees, agents, representatives, licensors an
suppliers disclaim liability to any person or entity for any indirect, special, consequential, or incidental losses or 
damages whatsoever arising from or in connection with the information contained herein or the use of or inability to 
use any such information, even if MOODY’S or any of its directors, officers, employees, agents, representatives,
licensors or suppliers is advised in advance of the possibility of such losses or damages, including but not limited to: (a
any loss of present or prospective profits or (b) any loss or damage arising where the relevant financial instrument is 
not the subject of a particular credit rating assigned by MOODY’S.

To the extent permitted by law, MOODY’S and its directors, officers, employees, agents, representatives, licensors an
suppliers disclaim liability for any direct or compensatory losses or damages caused to any person or entity, including
but not limited to by any negligence (but excluding fraud, willful misconduct or any other type of liability that, for the 
avoidance of doubt, by law cannot be excluded) on the part of, or any contingency within or beyond the control of, 
MOODY’S or any of its directors, officers, employees, agents, representatives, licensors or suppliers, arising from or in 
connection with the information contained herein or the use of or inability to use any such information.

NO WARRANTY, EXPRESS OR IMPLIED, AS TO THE ACCURACY, TIMELINESS, COMPLETENESS, 
MERCHANTABILITY OR FITNESS FOR ANY PARTICULAR PURPOSE OF ANY CREDIT RATING,
ASSESSMENT, OTHER OPINION OR INFORMATION IS GIVEN OR MADE BY MOODY’S IN ANY FORM OR 
MANNER WHATSOEVER.

PARTICULAR INVESTOR. MOODY’S ISSUES ITS CREDIT RATINGS, ASSESSMENTS AND OTHER 
OPINIONS AND PUBLISHES ITS PUBLICATIONS WITH THE EXPECTATION AND UNDERSTANDING THAT 
EACH INVESTOR WILL, WITH DUE CARE, MAKE ITS OWN STUDY AND EVALUATION OF EACH SECURITY
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Moody’s Investors Service, Inc., a wholly-owned credit rating agency subsidiary of Moody’s Corporation (“MCO”), 
hereby discloses that most issuers of debt securities (including corporate and municipal bonds, debentures, notes and
commercial paper) and preferred stock rated by Moody’s Investors Service, Inc. have, prior to assignment of any 
credit rating, agreed to pay to Moody’s Investors Service, Inc. for credit ratings opinions and services rendered by it 
fees ranging from $1,000 to approximately $5,000,000. MCO and Moody’s Investors Service also maintain policies 
and procedures to address the independence of Moody’s Investors Service credit ratings and credit rating processes. 
Information regarding certain affiliations that may exist between directors of MCO and rated entities, and between 
entities who hold credit ratings from Moody’s Investors Service, Inc. and have also publicly reported to the SEC an 
ownership interest in MCO of more than 5%, is posted annually at under the heading “Investor
Relations — Corporate Governance — Director and Shareholder Affiliation Policy.” 
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