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EPI General Partner Limited

Strategic Report
For the year ended 31 December 2019

The directors present the strategic report for the year ended 31 December 2019.

Fair review of the business

During the year, the company continued to be the general partner of European Property Investors (General
Partner) L.P., a Limited Partnership which has an interest in European Property Investors LP ("the Fund”).
The investment period for the Fund closed in December 2007 and on 18 April 2015 the Fund expired,
whereupon it begun to be wound down, and the Fund is currently in liquidation. During the period, as detailed
in the profit and loss account, the group incured administration expenses and fair value adjustments to it's
investments. The group is currently has a net liabilities at the balance sheet date. None of this loss is
attributable to the shareholders of the company.

Principal risks and uncertainties

The principal risk facing the group is poor invesiment performance. The future health of the business is
dependent upon good investment performance, if (for whatever reason) assets do not increase then this
could jeopardize the future of business profits. This risk is minimal due to the overall profitability of the group,
which has received returns in excess of the original investment.

Future developments

On 18 April 2015 the Fund, which constitutes the sole investment of the group, expired and begun to be
wound down. The Fund is currently in liquidation, though none of the profit or loss is attributable to the
shareholders of the company. Consequently, the financial statements been prepared on a going concern
basis.

Key performance indicators

The KPls of the group are the return on their investment in the Fund, as indicated by the income and
distributable yield (€nit — 2019), the internal rate of return from the Fund {10.3%) and the net asset value of
their investment in the Fund (€352k). The group monitor performance against these KPis on a quarterly basis.

COVID-19

As at the date of approval of the financial statements, the directors are continuing to assess the impact of the
outbreak of COVID-12 and the measures taken to contain it on the group's activities. COVID-19 is a non-
adjusting event occurring after the reporting date of 31 December 2018 and consequently no adjustment has
been made to the financial statements as a result of its impact. At the date of approval of the financial
statements, the estimated impact on the value of the group's asset base has not been able to be quantified.
Whilst the overall effect of COVID-19 on the group cannot be established at this time, the directors do not
believe that it will affect the ability of the group to continue its operations and meet its liabilities as they fall
due.

On behalf of the board

| P Laming
Director
10th September 2020
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EPI General Partner Limited

Directors' Report
For the year ended 31 December 2019

The directors present their annual report and financial statements for the year ended 31 December 2019.

Principal activities

During the year, the company continued to be the general partner of European Property Investors (General
Partner) L.P., a Limited Partnership which has an interest in European Property Investors LP ("the Fund™).
The investment period for the fund closed in December 2007.

Directors
The directors who held office during the year and up to the date of signature of the financial statements were
as follows:

J Furber

| P Laming

R W Lewis

R W | Wilkinson

Results and dividends
The results for the year are set out on page 8.

Future developments
In accordance with section 414C(11) of the Companies Act 2006, the directors have chosen to include
information about future developments in the Strategic Report.

Auditor
The auditor, Moore Kingston Smith LLP, is deemed to be reappointed under section 487(2) of the Companies
Act 20086.

Statement of disclosure to auditor

So far as each person who was a director at the date of approving this report is aware, there is no relevant
audit information of which the auditor of the company is unaware. Additionally, the directors individually have
taken all the necessary steps that they ought to have taken as directors in order to make themselves aware of
all refevant audit information and to establish that the auditor of the company is aware of that information.

On behalf of the board

| P Laming
Director
Date: 10th September 2020
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EPI General Partner Limited

Directors' Responsibilities Statement
For the year ended 31 December 2019

The directors are responsible for preparing the Annual Report and the financial statements in accordance with
applicable law and regulations.

Company law requires the directors to prepare financial statements for each financial year. Under that law the
directors have elected to prepare the financial statements in accordance with United Kingdom Generally
Accepted Accounting Practice (United Kingdom Accounting Standards and applicable law). Under company
law the directors must not approve the financial statements unless they are satisfied that they give a true and
fair view of the state of affairs of the group and company, and of the profit or loss of the group for that period.
In preparing these financial statements, the directors are required to:

+ select suitable accounting policies and then apply them consistently;

+ make judgements and accounting estimates that are reasonable and prudent;

« state whether applicable UK Accounting Standards have been followed, subject to any material
departures disclosed and explained in the financial statements;

- prepare the financial statements on the going concern basis unless it is inappropriate to presume that
the group and company will continue in business.

The directors are responsible for keeping adequate accounting records that are sufficient to show and explain
the group’s and company’s transactions and disclose with reasonable accuracy at any time the financial
position of the group and company and enable them to ensure that the financial statements comply with the
Companies Act 2006. They are also responsible for safeguarding the assets of the group and company and
hence for taking reasonable steps for the prevention and detection of fraud and other irregularities.
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EPI| General Partner Limited

independent Auditor's Report
To the Members of EPI General Partner Limited

Qualified opinion

We have audited the financial statements of EPI General Partner Limited (the 'parent company") and its
subsidiaries (the 'group') for the year ended 31 December 2019 which comprise the Group Profit And Loss
Account, the Group Balance Sheet, the Company Balance Sheet, the Group Statement of Changes in Equity,
the Company Statement of Changes in Equity, the Group Statement of Cash Flows and notes to the financial
statements, including a summary of significant accounting policies. The financial reporting framework that has
heen applied in their preparation is applicable law and United Kingdom Accounting Standards, including FRS
102 The Financial Reporting Standard applicable in the UK and Republic of lrefand (United Kingdom
Generally Accepted Accounting Practice).

In our opinion, except for the effects of the matter described in the Basis for Qualified Opinion paragraph, the
financial statements:
» give a true and fair view of the state of the group’s and of the parent company’s affairs as at 31 December
2019 and of its profit for the year then ended;
» have been properly prepared in accordance with United Kingdom Generally Accepted Accounting
Practice; and
+ have been prepared in accordance with the requirements of the Companies Act 2006.

Basis for opinion

Included within other debtors on the consolidated balance sheet is an amount of €4.16m which represent
repayments of advances made to partners. This balance has not been provided against in the consolidated
financial statements although the available evidence indicate that the balances are not recoverable. If
provided for, the loss would be borme in full by the minority interest and as such there would be €nil effect on
the balance sheet, or profit or loss, of the parent company.

We conducted our audit in accordance with International Standards on Auditing (UK) (ISAs (UK)) and
applicable law. Our responsibilities under those standards are further described in the Auditor's
responsibilities for the audit of the financial statements section of our report. We are independent of the
company in accordance with the ethical requirements that are relevant to our audit of the financial statements
in the UK, including the FRC's Ethical Standard, and we have fulfiled our other ethical responsibilities in
accordance with these requirements. We believe that the audit evidence we have obtained is sufficient and
appropriate to provide a basis for our opinion.

Conclusions relating to going concern
We have nothing to report in respect of the following matters in relation to which the 1SAs (UK) require us to
report to you where:
+ the directors’ use of the going concern basis of accounting in the preparation of the financial statements is
not appropriate; or
» the directors have not disclosed in the financial statements any identified material uncertainties that may
cast significant doubt about the group's or the parent company’s ability to continue to adopt the going
concern basis of accounting for a period of at least twelve months from the date when the financial
statements are authorised for issue.

Page 4



EPI General Partner Limited

Independent Auditor's Report (Continued)
To the Members of EPI General Partner Limited

Other information

The directors are responsible for the other information. The other information comprises the information
included in the annual report, other than the financial statements and our auditor’s repert thereon. Our opinion
on the financial statements does not cover the other information and, except to the extent otherwise explicitly
stated in our report, we do not express any form of assurance conclusion thereon.

tn connection with our audit of the financial statements, our responsibility is to read the other information and,
in doing so, consider whether the other information is materially inconsistent with the financial statements or
our knowledge obtained in the audit or otherwise appears to be materially misstated. If we identify such
material inconsistencies ar apparent material misstatements, we are required to determine whether there is a
material misstatement in the financial statements or a material misstatement of the other information. If,
based on the work we have performed, we conclude that there is a material misstatement of this other
information, we are required to report that fact.

We have nothing to report in this regard.

Opinions on other matters prescribed by the Companies Act 2006
In our opinion, based on the work undertaken in the course of our audit:
- the information given in the Strategic Report and the Directors' Report for the financial year for which the
financial statements are prepared is consistent with the financial statements; and
- the Strategic Report and the Directors' Report have been prepared in accordance with applicable iegal
reguirements.

Matters on which we are required to report by exception

In the light of the knowledge and understanding of the group and the parent company and its environment
obtained in the course of the audit, we have not identified material misstatements in the Strategic Report and
the Directors' Report.

We have nothing to report in respect of the following matters where the Companies Act 2006 requires us to
report to you if, in our opinion:

- adequate accounting records have not been kept by the parent company, or returns adequate for our
audit have not been received from branches not visited by us; or

the parent company financial statements are not in agreement with the accounting records and returns; or
» certain disclosures of directors' remuneration specified by law are not made; or

= we have not received all the information and explanations we require for our audit.

Responsibilities of directors

As explained more fully in the Directors’ Responsibilities Statement, the directors are responsible for the
preparation of the financial statements and for being satisfied that they give a true and fair view, and for such
internal control as the directors determine is necessary to enable the preparation of financial statements that
are free from material misstatement, whether due to fraud or error.

In preparing the financial statements, the directors are responsible for assessing the group’s and the parent
company's ability to continue as a going concem, disclosing, as applicable, matters related to going concern
and using the going concern basis of accounting unless the directors either intend to liquidate the group or
the parent company or to cease operations, or have no realistic alternative but to do so.
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EPI General Partner Limited

Independent Auditor's Report (Continued)
To the Members of EPI General Partner Limited

Auditor's responsibilities for the audit of the financial statements

Our chjectives are to obtain reasonable assurance about whether the financial statements as a whole are
free from material misstatement, whether due to fraud or error, and to issue an auditor’s report that includes
our opinion. Reasonable assurance is a high level of assurance, but is not a guarantee that an audit
conducted in accordance with ISAs (UK) will always detect a material misstatement when it exists.
Misstatements can arise from fraud or error and are considered material if, individually ot in the aggregate,
they could reasonably be expected to influence the economic decisions of users taken on the basis of these
financial statements.

As part of an audit in accordance with ISAs (UK) we exercise professional judgement and maintain
professional scepticism throughout the audit. We also:

Identify and assess the risks of material misstatement of the financial statements, whether due to
fraud or error, design and perform audit procedures responsive to those risks, and obtain audit
evidence that is sufficient and appropriate to provide a basis for our opinion. The risk of not detecting
a material misstatement resulting from fraud is higher than for one resulting from error, as fraud may
involve coliusion, forgery, intentional omissions, misrepresentations, or the override of intermal
control.

Obtain an understanding of internal control relevant to the audit in order to design audit procedures
that are appropriate in the circumstances, but not for the purposes of expressing an opinion on the
effectiveness of the group’s intemal control.

Evaluate the appropriateness of accounting policies used and the reasonableness of accounting
estimates and related disclosures made by the directors.

Conclude on the appropriateness of the directors’ use of the going concern basis of accounting and,
based on the audit evidence obtained, whether a material uncertainty exists related to events or
conditions that may cast significant doubt on the group’s or the parent company's ability to continue
as a going concemn. If we conclude that a material uncertainty exists, we are required to draw
attention in our auditor's report to the related disclosures in the financial statements or, if such
disclosures are inadequate, to modify our opinion. Our conclusions are based on the audit evidence
obtained up to the date of our auditor's report. However, future events or conditions may cause the
group or the parent company to cease to continue as a going concern.

Evaluate the overall presentation, structure and content of the financial statements, including the
disclosures, and whether the financial statements represent the underlying transactions and events in
a manner that achieves fair presentation.

Obtain sufficient appropriate audit evidence regarding the financial information of the entities or
business activities within the group to express an opinion on the consolidated financial statements.
We are responsible for the direction, supervision and performance of the group audit. We remain
solely responsible for our audit opinion,

We communicate with those charged with governance regarding, among other matters, the planned scope
and timing of the audit and significant audit findings, including any significant deficiencies in internal control
that we identify during our audit.
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EPI| General Partner Limited

Independent Auditor's Report (Continued)
To the Members of EPI General Partner Limited

Use of our report

This report is made solely to the company’s members, as a body, in accordance with Chapter 3 of Part 16 of
the Companies Act 2006. Our audit work has been undertaken so that we might state to the company's
members those matters we are required to state to them in an auditor's report and for no other purpose. To
the fullest extent permitted by law, we do not accept or assume responsibility to anyone other than the
company and the company’s members as a body, for our audit work, for this report, or for the opinions we
have formed.

Thomas Moore (Senior Statutory Auditor)
for and on behalf of Moore Kingston Smith ELP 1OSeptember 2020

Chartered Accountants Devonshire House
Statutory Auditor 60 Goswell Road
London
EC1M 7AD
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EPI General Partner Limited

Consolidated Profit and Loss Account
For the year ended 31 December 2019

Notes
Administrative expenses
Change in fair value of investments 5
Loss on ordinary activities before taxation
Tax on profit on ordinary activities 6

Loss after taxation

Profit for the financial year is attributabte to:
- Owners of the parent company
- Non-controlling interests
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€000
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The Profit and Loss Account has been prepared on the basis that all operations are continuing operations.
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EPI General Partner Limited

Group Balance Sheet
As at 31 December 2019

2019 2018
Notes €000 €000 €000 €000

Fixed assets
Investments 7 352 344
Current assets
Debtors 10 4,161 4,175
Cash at bank and in hand 2,490 2,501

6,651 6,676
Creditors: amounts falling due within 11
one year (9.184) (4,269}
Net current (liabilities)/assets (2,543) 2,407
Total assets less current liabilities (2,191) 2,751
Provisions for liabilities 12 - (4,925)
Net liabilities (2,191) (2,174)
Capital and reserves

Minority interests (2,191) (2,174)

The financial statements were approved by the board of directors and authorised for issue on 10th September 2020
and are signed on its behalf by:

I P Laming
Director
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EP| General Partner Limited

Company Balance Sheet
As at 31 December 2019

2019 2018
Notes €000 €000 €000 €000

Current assets - -

Creditors: amounts falling due within "
one year - -

Net assets - -

Capital and reserves

Called up share capital 13 - -

Total equity - -

The financial statements were approved by the board of directors and authonsed for issue on 10th September 2020
and are signed on its behalf by:

| P Laming
Director

Company Registration No. 04963075
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EP1 General Parther Limited

Group Statement of Changes in Equity
For the year ended 31 December 2019

Balance at 1 January 2018

Period ended 31 December 2018:
Profit and total comprehensive income for the year

Balance at 31 December 2018

Period ended 31 December 2019:
Profit and total comprehensive income for the year

Balance at 31 December 2019

Profit and
loss
reserves

€000

Non- Total
controlling
interest

€000 €000

(2,158) (2,156)

(18) (18}

(2,174) (2,174)

a7 (a7

(2,191) (2,191)

Page 11



EPI General Partner Limited

Company Statement of Changes in Equity
For the year ended 31 December 2019

Balance at 1 January 2018

Year ended 31 December 2018:
Praofit and total comprehensive income for the year

Balance at 31 December 2018

Year ended 31 December 2019:
Profit and total comprehensive income for the year

Balance at 31 December 2019

Profit and
loss
reserves

€000
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EPI General Partner Limited

Consolidated Statement of Cash Flows
For the year ended 31 December 2019

2019

Notes €000 €000
Cash flows from operating activities
Cash absorbed by operations 16 (11)
Net cash used in investing activities -
Net cash used in financing activities -
Net decrease in cash and cash equivalents __(1_1)
Cash and cash equivalents at beginning of year 2,501
Cash and cash equivalents at end of year 2_:1;8

€000

2018

€000

(48)

(48)
2,547

2,501
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EPI| General Partner Limited

Notes to the Financial Statements

For the year ended 31 December 2019

1.1

1.2

Accounting policies

Company information

EPI General Partner Limited (“the Company”) is a limited company incorporated in England and Wales.
The registered office is Berkeley Square House, 8th Floor, Berkeley Square, London, W1J 6DB.

Accounting convention

These financial statements have been prepared in accordance with FRS 102 “The Financial Reporting
Standard applicable in the UK and Republic of Ireland” (*FRS 102") and the requirements of the
Companies Act 2006.

The financial statements are prepared in euros, which is the functional currency of the company.
Monetary amounts in these financial statements are rounded to the nearest €000.

The financial statements have been prepared under the historical cost convention, modified to include
the revaluation of freehold properties and to include investment properties and certain financial
instruments at fair value. The principal accounting policies adopted are set out below.

As permitted by s408 Companies Act 2006, the Company has not presented its own profit and loss
account and related notes. The Company’s loss for the year was €nil {2019: €nil)

Basis of consolidation

The consolidated profit and loss account and balance sheet include the financial statements of the
company and ifs subsidiary undertakings made up to 31 December 2019. The results of subsidiaries
sold or acquired are included in the profit and loss account up to, or from the date control passes. Infra-
group sales and profits are eliminated fully on consolidation.

European Property Investors (Special Limited Partner) L.P. and European Property Investors (General
Partner) L.P. have been consolidated in to the group accounts. They are consolidated due to the
company's ability to control them through the terms of each entity's Partnership Agreement. The
company has no rights to the assets or liabilities of each undertaking and therefore they are shown as
wholly attributable to minority interests in the group balance sheet.

Page 14



EPI General Partner Limited

Notes to the Financial Statements (Continued)
For the year ended 31 December 2019

1.3

1.4

1.5

Accounting policies (Continued)

Going concern
The company's balance sheet shows both net current assets and net assets €nil whilst the group shows
net liabilities of €2.2m.

On consolidation, as set out in the basis of consolidation accounting policy, the group incorporates the
assets and liabilities of subsidiary undertakings on a line by line basis. However, none of the assets and
liabilities of the subsidiaries are attributable to the shareholders of the company. The group's net
liabilities of €2.2m arise as a result of the provision for claw back of carried interest as set out in the
partnership agreement of European Property Investors (Special Limited Partner) LP. The Fund has
received assurances from the fund manager that these amounts can be recovered from the investors.

As at the date of approval of the financial statements, the directors are continuing 1o assess the impact
of the outbreak of COVID-19 and the measures taken to contain it on the group's activities. COVID-19 is
a non-adjusting event occurring after the reporting date of 31 December 2019 and consequently no
adjustment has been made to the financial statements as a result of its impact. At the date of approval of
the financial statements, the estimated impact on the value of the group's asset base has not been able
to be quantified. Whilst the overall effect of COVID-19 on the group cannot be established at this time,
the directors do not believe that it will affect the ability of the group to continue its operations and meet
its liabilities as they fall due.

The directors have therefore prepared the financial statements on a going concemn basis.

Cash and cash equivalents

Cash at bank and in hand are basic financial assets and include cash in hand, deposits held at call with
banks, other short-term liquid investments with original maturities of three months or less, and bank
overdrafts. Bank overdrafts are shown within borrowings in current liabilities.

Financial instruments
The group has elected to apply the provisions of Section 11 '‘Basic Financial Instruments’ and Section 12
‘Other Financial Instruments Issues’ of FRS 102 to all of its financial instruments.

Financial instruments are recaognised in the group's balance sheet when the group becomes party to the
contractual provisions of the instrument.

Financial assets and liabilities are offset and the net amounts presented in the financial statements when
there is a legally enforceable right to set off the recognised amounts and there is an intention to settle on
a net basis or to realise the asset and settle the liability simultaneously.

Basic financial assets

Basic financial assets, which include debtors and cash and bank balances, are initially measured at
transaction price including transaction costs and are subsequently carried at amortised cost using the
effective interest method unless the arrangement constitutes a financing transaction, where the
transaction is measured at the present value of the future receipts discounted at a market rate of
interest. Financial assets classified as receivable within one year are not amortised.

Other financial assets

Other financial assets, including investments in equity instruments which are not subsidiaries, associates
or joint ventures, are initially measured at fair value, which is normally the transaction price. Such assets
are subsequently carried at fair value and the changes in fair value are recognised in profit or loss,
except that investments in equity instruments that are not publicly traded and whose fair values cannot
be measured reliably are measured at cost less impairment.
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EPI| General Partner Limited

Notes to the Financial Statements (Continued)
For the year ended 31 December 2019

1 Accounting policies {Continued)

Trade debtors, loans and other receivables that have fixed or determinable payments that are not quoted
in an active market are classified as 'loans and receivables'. Loans and receivables are measured at
amortised cost using the effective interest method, less any impairment.

Interest is recognised by applying the effective interest rate, except for short-term receivables when the
recognition of interest would be immaterial. The effective interest method is a method of calculating the
amortised cost of a debt instrument and of allocating the interest income over the relevant period. The
effective interest rate is the rate that exactly discounts estimated future cash receipts through the
expected life of the debt instrument to the net carrying amount on initial recognition.

Impairment of financial assets

Financial assets, other than those held at fair value through profit and loss, are assessed for indicators
of impairment at each reporting end date.

Financial assets are impaired where there is objective evidence that, as a result of one or more events
that occurred after the initial recognition of the financial asset, the estimated future cash flows have been
affected. If an asset is impaired, the impairment loss is the difference between the carrying amount and
the present value of the estimated cash flows discounted at the asset's original effective interest rate.
The impairment loss is recognised in profit or loss.

If there is a decrease in the impairment loss arising from an event occurring after the impairment was
recognised, the impairment is reversed. The reversal is such that the current carrying amount does not
exceed what the camrying amount would have been, had the impairment not previously been recognised.
The impairment reversal is recognised in profit or loss.

Derecognition of financial assets

Financial assets are derecognised only when the contractual rights to the cash flows from the asset
expire or are settled, or when the group transfers the financial asset and substantially all the risks and
rewards of ownership to another entity, or if some significant risks and rewards of ownership are retained
but contro! of the asset has transferred to another party that is able to sell the asset in its entirety to an
unrelated third party.

Classification of financial liabilities

Financial liabilittes and equity instruments are classified according to the substance of the contractual
arrangements entered into. An equity instrument is any contract that evidences a residual interest in the
assets of the group after deducting all of its liabilities.

Basic financial liabilities

Basic financial liabilities, including creditors, bank loans, loans from fellow group companies and
preference shares that are classified as debt, are initially recognised at transaction price untess the
arrangement constitutes a financing transaction, where the debt instrument is measured at the present
value of the future payments discounted at a market rate of interest. Financial liabilities classified as
payable within one year are not amortised.

Debt instruments are subsequently carried at amortised cost, using the effective interest rate method.

Trade creditors are obligations to pay for goods or services that have been acquired in the ordinary
course of business from suppliers. Amounts payable are classified as current liabilities if payment is due
within one year or less. If not, they are presented as non-current liabilities. Trade creditors are
recognised initially at transaction price and subsequently measured at amortised cost using the effective
interest method.
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EPI General Partner Limited

Notes to the Financial Statements (Continued)
For the year ended 31 December 2019

1.6

1.7

Accounting policies (Continued)

Other financial liabilities

Derivatives, including interest rate swaps and forward foreign exchange contracts, are not basic financial
instruments. Derivatives are initially recognised at fair value on the date a derivative contract is entered
into and are subsequently re-measured at their fair value. Changes in the fair value of derivatives are
recognised in profit or loss in finance costs or finance income as appropriate, unless hedge accounting
is applied and the hedge is a cash flow hedge.

Debt instruments that do not meet the conditions in FRS 102 paragraph 11.9 are subsequently
measured at fair value through profit or loss. Debt instruments may be designated as being measured at
fair value though profit or loss to eliminate or reduce an accounting mismatch or if the instruments are
measured and their performance evaluated on a fair value basis in accordance with a documented risk
management or investment strategy.

Financial liabilities and equity instruments are classified according to the substance of the contractual
arrangements entered into. An equity instrument is any contract that evidences a residual interest in the
assets of the group after deducting all of its liabilities.

Derecognition of financial liabilities
Financial liabilities are derecognised when the group's contractual obligations expire or are discharged
or cancelled.

Equity instruments

Equity instruments issued by the group are recorded at the proceeds received, net of direct issue costs.
Dividends payable on equity instruments are recognised as liabilities once they are no longer at the
discretion of the group.

Provisions

Provisions are recognised when the group has a present obligation as a result of a past event, and it is
probable that the group will be required to settle that obligation. Provisions are measured at the
directors’ best estimate of the expenditure required to settle the obligation at the reporting date, and are
discounted to present value where the effect is material.
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EPI General Partner Limited

Notes to the Financial Statements (Continued)
For the year ended 31 December 2019

2 Judgements and key sources of estimation uncertainty

in the application of the group’s accounting policies, the directors are required to make judgements,
estimates and assumptions about the camying amount of assets and liabilities that are not readily
apparent from other sources. The estimates and associated assumptions are based on historical
experience and other factors that are considered to be relevant. Actual results may differ from these
estimates.

The estimates and underlying assumptions are reviewed an an ongoing basis. Revisions to accounting
estimates are recognised in the period in which the estimate is revised where the revisicn affects only
that period, or in the period of the revision and future periods where the revision affects both current and
future periods.

Critical judgements
The following judgements (apart from those involving estimates) have had the most significant effect on
amounts recognised in the financial statements.

Value of investments

The group periodically revalues its investments based on its share of the underlying value of the net
assets of the investments of the fund. The share of net assets is determined by reference tc a valuation
of the funds assets prepared by independent external fund managers.

Performance fee true up (clawback of carried forward interest)

In accordance with the Fund's limited partnership agreement, the carried interest is calculated by the
Fund based on the return generated by each realised investment. At the end of each financial year, the
General Partner is required to make an estimate of the level of the carried interest at that date based on
returns generated and expected future retums.

3 Auditors' remuneration

2019 2018
Fees payable to the company's auditor and its associates: €000 €000
For audit services
Audit of the company's subsidiaries 8 -

The company's audit fees of €6,000 are berne by the Fund. Additionally, the subsidiary European
Property Investors (General Partner) L.P. audit fees of €6,000 are also borne by the Fund.

4 Employees
The only employees of the company or group were the directors.

5 Other gains and losses

2019 2018
€000 €000
Fair value gains/{losses) on financial instruments
Change in fair value of investments 8 (")
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EPI General Partner Limited

Notes to the Financial Statements (Continued)

For the year ended 31 December 2019

6 Taxation

The actual charge for the year can be reconciled to the expected charge based on the profit or loss and

the standard rate of tax as follows:

L oss before taxation

Expected tax charge based on the standard rate of corporation tax in the

UK of 19.00% (2018. 19%)
Fair value adjustment not subject to tax
Losses carried forward

Tax expense for the year

7 Fixed asset investments

Unlisted investments

Movements in fixed asset investments
Group

Cost or valuation
At 1 January 2018
Changes in fair value
At 31 December 2019

Carrying amount
At 31 December 2019

At 31 December 2018

Company

For details of the company's investments see note 9.

Group
2019
€000

352

2018
€000

344

Company

2019 2018
€000 €000
(17) (18)
(3 (3)

(1) 1

4 2
2019 2018
€000 €000

Investment in
Fund
€000

344
8

362

352

344
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EPI General Partner Limited

Notes to the Financial Statements (Continued)
For the year ended 31 December 2019

8 Subsidiaries

Details of the company's subsidiaries at 31 December 2019 are as follows:

Name of undertaking and country of incorporation or residency Nature of
business
European Property Investors (General Partner) L.P. England and Investment
Wales
European Property Investors (Special Limited England and Investment
Partner) L.P. Wales

% Held

Direct

The above entities are controlied by virtue of the powers granted to EPl General Partner Limited

under the respective partnership agreements of each entity.

9 Financial instruments

Group Company
2019 20138 2019
€000 €000 €000
Carrying amount of financial assets
Debt instruments measured at amortised
cost 4,161 4175 -
Equity instruments measured at cost less
impairment 352 344 -
Carrying amount of financial liabilities
Measured at amortised cost 9,194 4,269 -
10 Debtors
Group Company
2019 2018 2019
Amounts falling due within one year: €000 €000 €000
Other debtors 4,161 4175 -
11  Creditors: amounts falling due within one year
Group Company
2019 2018 2019
€000 €000 €000
Other creditors 9,194 4 269 -

2018
€000

2018
€000

2018
€000
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EPI General Partner Limited

Notes to the Financial Statements (Continued)
For the year ended 31 December 2019

12

13

14

15

16

Provisions for liabilities

Group Company
2019 2018 2019 2018
€000 €000 €000 €000
Provision for true up - 4,925 - -

The provision shown is in respect of a potential performance fee true-up payable fo the Fund. The
expected timing of setttement will be on termination of the Fund. The balance has been reclassified this
year to other payables due in less than one year.

Share capital
Group and company
2019 2018
€000 €000
Issued and fully paid
100 ordinary shares of £1 each - -
Related party transactions

At the balance sheet date European Property Investors (Special Limited Partner) LP owed European
Property Investors LP €4.16 million (2018: €4.16 million).

At the balance sheet date European Property Investors (Special Limited Partner} LP was owed a net
amount of €4.06 million (2018: €4.06m million) by EPI Special Limited Partner LLC, an entity registered
in the United States of America and which has a material interest in that subsidiary undertaking.

Controlling party

The immediate parent company is AEW Ciloger, an entity registered in France. The ultimate controlling
party is Groupe BPCE, an entity registered in France, by virtue of its ultimate beneficial ownership of the
company.

Cash generated from operations 2019 2018
€000 €000

Loss for the year (17) (18}

Adjustments for:

Fair value gains and losses on investments (8) 7

Movements in working capital;

Decrease/(increase) in debtors 14 (15)

(Decrease) in creditors and provisions - (20)

Cash absorbed by operations (11) (46)
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European Property Investors LP
(Limited Partnership No. LP9339)

GENERAL PARTNER'S REPORT

The General Parmer presents its report and Consolidated Finanetal Statements of the Parmcership for the year ended 31
December 2019,

Principal Activity of the Partnership

The Fund life expired on 18 Apnl 2015, however as per the Partnership Agreement the Fund contimues ro operate 1n
order to achieve best value for irs Limited Parmers. Following the amendment of the Limited Partnership Agreement on
the 11 December 2012, the remaining outstanding capital committed by the Limited Partners was cancelled.

The strategy for the Partnership is to wind-up the remaining srrucrure in a timely and orderly manner.

Results for the year

The Partnership has a loss after tax for the year to 31 December 2019 of €0.03 million (2018: €0.1 million).

Information to auditors

So far as cach person who is a director of the General Partner at the date of approving rhis report is aware there is no
relevant audit information, being information needed by the auditor in connection with preparing its report, of which the
auditor 15 unaware. Having made enquiries of fellow directors of the General Partner and the Partnership's audirors, cach
direcror has raken all steps that he/she is obliged to take as a director of the General Partner in order to make himself

aware of anv relexant audit information and to establish that the auditor 15 aware of that informatnon.

Basis of Preparation

Untl 31 December 2014, the Financial Statements of European Property Investors LI were prepared under the “going
concern” assumption. As of 3] December 2015 the Financial Statements were prepared on a basis other than poing
concern reflecting the planned orderly wind up of the Fund. As of 31 December 2016 all investments had been sold.

= A provision of €0.1 million has been made to cover the esimated costs of winding up the Fund scrucrure.

= All assets and Hahilides are recognised as current on the face of the Statement of Financial Positon. Therefore, the
Partnership presents all assers and liabilides in order of liquidity, because it provides information that is reliable and

mote relevant.

For and on behalf of EPI (General Parmer Limited

= ——

Ric Lewis Ian Laming

Designated Member Designated Member
Date: 4 Auguse 2020 Dare: 4 August 2020
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European Property Investors LP
(Limited Partnership No. LP9339)

STATEMENT OF RESPONSIBILITIES OF THE GENERAL PARTNER

The General Partner is responsible for preparing the Strategic Report, the General Pariner’s Report and the Financial

Statements in accordance with applicable law and regulations.

Company law tequires the General Partner to prepare financial statements for cach financial year. Under thar law the General
Parmer has clected to prepare the financial statements in accordance with International Finaneial Reporting Standards as
adopted by the European Union. Under company law the directors of the General Partner must not approve the financial
staterments unless they are satisfied that they give a true and fair view of the state of affairs of the Partnership and the profit
ot loss of rthe Parmership for that pedod.

In prepanng these Finaneial Statements, the General Partner is reguired ro:

= select suirable accounting policics and then apply them consistently;

» make judgements and accounting estimates that are reasonable and prudentr;

= state whether applicable International Financial Reporting Standards as adopted by the European Unicn have been
followed, subject to any matertal departures disclosed and explained in the financial statements, and

= prepare the financial statements on the going concern basis unless it is mappropriate to presume thar the Partnership will
continue in business.

The General Partner is responsible for keeping adequare accounting records thar are sufficient to show and explan the
Partnership's transactions and disclose wirh reasonable accuracy at any time the financial position of the Partnership and
cnable them to ensure that rhe financial statements comply with the Companics JAct 2006 as applied to quahfying
partnerships by The Parmmerships (Accounts) Regulations 2008, They are also responsible for safeguarding the assers of the
Partnership and hence for taking reasonable steps for the prevention and detection of fraud and other irregularities.

For and on behalf of EPT General Partner Timited:

e —

Ric Lewis fan Laming
Designared Member Desigmated Member
Date: 4 August 2020 Pate: 4 Augusr 2020



European Property Investors LP
(Limited Partnership No. LP9339)

GENERAL PARTNER'S STRATEGIC REPORT
The (General Partner presents its strategc report for the vear ended 31 December 2019.
Review of the business

The Partnership’s principal activity dunng the year, and ongomg objective, 15 to manage the liqudanon of the remaining

structure i an orderly manner.

The key financial indicators dunnyg the year were as follows: 2019 2018 Change

€000 €000 %o
Loss after tax 34 &) (42%0)
Limited Partners’ net assets 5,251 5,285 {1%0)

No further capirtal calls are anticipated. The remaming outstanding commitment was cancelled on 11 December 2012,

Tax
An analysis of the tax charge is set out in note 8 of the Partnership’s Financial Statements. The tax charge represents the net
tax charge as required under International Financial Reporting Standards.

Capital retumed during the year
During 2019, the Partership made no return of capital wo the Parters (2018: €ml).

Principal risks and uncertainties
The Partnership is subject to a range of risks, including those associated with liguidity and solvency.

During December 2019, a new virus (“Covid-197) emerged in China and infections started to occur across Asia and larterly
the rest of the world. On 11 March 2020, the World Health Organisaton (“WHQ”) declared Covid-19 a pandemic and
nanional governments have acted to implement a range of policies and actions to combat the virus and its economic impact ro

national markets and rhe global economy.

The full extent of the Covid-19 cconoemic impact 15 currently uncertain and the General Partoer continues to closely monitor
developments and their impact on the Fund. The General Partner is in close contact with all of the Fund’s serviee provaders to
ensure the continuity of the Company’s ongoing operations, assess liquidity and the basis for the values and estumates reported
in the financial statements and accompanying notes. We have assessed the impact on the financial statemenis as of 31

December 2019 and have concluded Covid-19 to be a non-adjusting event.

Liquidity and solvency risks
The Partnership manages irs remaining cash balances to ensure that invoices are settled in a timely manner as the remaining

corporate structure is wournd up.
The Partnership is not subject to externally imposed capital requirements.

Basis of Preparation

As of 31 December 2019, the Financial Statements of Euaropean Property Investors LP have been prepared on a basis other
than going concern, which assumes that the Partnership will be closing and winding up. The Directors of the General Partner
consider this assumpton to be approptiate.

S S

Ric Lewis Tan Laming
Designated Member Dresignated Member
Dare: 4 August 2020 Date: 4 August 2020



INDEPENDENT AUDITORS' REPORT TOG THE MEMBERS OF EUROPEAN
PROPERTY INVESTORS LP

Disclaimer of Opinion

We were engaged to audit the financial statements of European Property Investors LP for the year ended 31 December
2019 which comprise the Statement of Financial Posigon, Consolidated and Partnership Sratement of Comprehensive
Tncome, Statement of Changes in Net Assets .\ttributable to Limited Partners, Statement of Cash Flows and the relared
notes 1 to 16, mcluding a summary of significant accounting policies. The financial reporting framework that has been
applicd in their preparation is applicable law and Internanional Financial Reporting Standards (IFRSs) as adopred by the

Furopean Umon.

We do not express an opinton on the accompanying financial statements of the company. Because of the significance of
the matter described in the basis for disclaimer of opmion section of our report, we have not been able to obtain
sufficient appropriate audit evidence to provide a basis for an audit opimon on these financial statements.

Basis for Disclaimer of Opinion

‘The audit evidence available to us was limited because we were unable to assess whether the performance fee rrue-up of
€4.9 million included in Trade and (Jther Receivables is recoverable from the Special Limitted Pariner. It currently has
insufficient available funds to repay the amount and we have not been able o obtain support thar it will be successful in
obtaining these funds from individual recipients of the performance fee or from s parent ennity in order to repay the
balanee. As a result of this we have been unable o obrain sufficlent appropriatc audit cvidence concermng the
recoverability of the performance fee truc-up balance.

Emphasis of matter - financial statements prepared on a basis other than going concem

We draw attention to note 2 ro the financial statements which cxplains that the General Partner intend to liguidate the
parmership and therefore do not consider it to be appropriate to adopt the going concern basis of accounting in
preparing the financial statements. Accordingly, the financial statements have been prepared on a basis other than gomng
concern as described in note 2. Our opinion is not modified in respect of this martrer.

Opinion on other matters prescribed by the Companies Act 2006 as applied to qualifying partnerships

Because of the significance of the matter described i the basis for disclaimer of opinion section of our report, we have
been unable to form an In our opinion, whether based on the wotk undertaken in the course of the audit:

» the information given in the General Partner's Strategic Report and General Partner's Report for the financial year for
which the financial statements are prepared is consistent with the financial staterents.

» the General Partner's Strategic Report and General Partner's Report have been prepared in accordance with
applicable legal requirements;

Matters on which we are required to report by exception

Notwithstanding our disclaimer of an opinion on the financial statements, in the lighr of the knowledge and
undersranding of the company and its enviroament obtained in the course of the audie performed subject to the
pervasive limatation described above, we have not idenufied material misstatements in the General Partner’s Strategic
Report or the General Partner’s report.

Arsing from the limirauon of our work referred to above:

» we have not obrained all the informaton and explanations that we considered necessary for the purpose of our audir.

We have nothing to report in respect of the following matters where the Companies Act 2006 as applied to qualifymg
partnerships requires us to reporr o vou if, in our opinior,

» zdequate accounting records have not been kept, or returns adequate for our audit have nor been received from
branches not visited by us; or

» the financial statements arc not in agreement with the accounting records and returns; or

» certain disclosures of members’ remuneration specified by law are not made.



INDEPENDENT AUDITORS' REPORT TO THE MEMBERS OF EUROPEAN
PROPERTY INVESTORS LP (continued)

Respective responsibilities of members

As explained more fully in the Statement of Responsibilitics of the General Partner |, the gencral patters are
responsible for the preparation of the financial statements and for being satisfied that they give a true and fair view,
and for such internal control as the members determine is necessary to enable the preparation of financial statements

thart are free from matenal misstatement, whether due to fraud or error.

In preparing the financial statements, the mernbers are responsible for assessing the partnership’s ability to continue
as a going concern, disclosing, as applicable, matters related to going concern and using the going concern basis of
accounting unless members either intend to liquidate the partnership or to cease operatons, or have 1o realistic
atrernative but ro do so.

Auditor’s responsibilities for the audit of the financial statements

Our responsibility is to conduct an audit of the company’s financial statements in zccordance with International
Standards on Auditing (UK} and to issuc an auditor’s report.

[lowever, because of the matter described in the basis for disclaimer of opinion section of our report, we were not
able to obtain sufficient appropriate audit evidence ro provide a basis for an audit opinion on these financial
srarements.

We are independent of the comparny in accordance with the ethical requirements that are relevant to our audit of the
financial statements m the UK, including the FRC’s Fithical Standard and we have fulfilled our other ethical

responsibilities in accordance with these requirements.

Use of our report

This report is made solely to the qualifring partnership’s members, as a body, in accordance with Chapter 3 of Part
16 of the Companies Act 20006 as applied to qualifying parmerships. Our audit work has been undertaken so that we
might state to the qualifying partership’s members those matters we are required to state to them in an auditor’s
report and for no other purpose. To the fullest extent permitted by law, we do not accept or assume responsibilicy
to anyone other than the qualifying partnership’s members, as a body, {for our audir wotk, for this reporrt, or for the
opinions we have formed.

Daniel Saunders (Senior statutory auditor)
for and on behalf of Ernst & Young LLP, Starutory Audiror
London

Sth August 2020
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European Property Investors LP

(Limited Partnership No. LP9339)

STATEMENT OF FINANCIAL POSITION
AS AT 31 DECEMBER 2019

ASSETS

Current assets

Trade and other recervables
Cash and cash equivalents
Total current assets

Total Assets

EQUITY AND LIABILITIES

Equity attributable to partners of the Partmership
Partners’ capital contributions

Partners' current account

Total Equity

Current liabilities

Trade and other payables
Provision for wind up costs
Total current liabilities

Total Liabilities

Total Equity and Liabilities

Notes

12

t1

Partnership Partnership
2019 2018
€'000 €000
4,935 4,955
494 528
5,449 5,483
5,449 5,483
195,954 195,954
(190,703} (190,66Y)
5,251 5,285
5,251 5,285
64 64
134 134
198 198
198 198
5,449 5,483

Signed on behalf of Furopean Property Investors LP by its General Partner, Furopean Property Investors (General

Partner) LP acting through its general partner, EPT General Partner Limited:

e

Ric Lewis

Designated Member

Date: 4 Auguast 2020

The accompanying Notes to the Financial Statements form an intepral parr of these Financial Staterments.



European Property Investors LP
(Limited Partnership No. LP9339)

CONSOLIDATED AND PARTNERSHIP STATEMENT OF COMPREHENSIVE INCOME
FOR YEAR ENDED 31 DECEMBER 2019

Partmership  Consolidated

2019 2018

Notes €'000 €000

Sdministrative expenses 6 (180) (84)
Other income 7 146 -
Gain on hquidadon of subsidiary - 25
Operating loss 34) (59)
Finance costs - -
Loss before tax (34) (59)
Taxaton 8 - -
Loss for the year (34) (E3)]
Tortal comprehensive expense (34) {59}

Attributable to:
Timited Partners (34) (59
Non-controlling interests _

(34) (59)

All of the activides of the Partnership are classed as discontinuing as the Directors of the General Parmer have the
intent to wind up the Partnership.

The accompanying Notes to the Financtal Statements form an integral part of these Financial Statements.



European Property Investors LP

(Limited Partnership No. LP933%)

STATEMENT OF CHANGES IN NET ASSETS ATTRIBUTABLE TO LIMITED

PARTINERS FOR THE YEAR ENDED 31 DECEMBER 2019

As at 1 Januacy 2019
Total comprehensive loss for the year

As at 31 December 2019

As at 1 January 2018

Transfer of foreign exchanpe reserve
Transfer of minority interest written off
Total comprehensive loss for the vear

As at 31 December 2018

Auributable to Limited Parmers

Non-
Current controlling
Capital Account  Account TOTAL Interests  TOTAL
€'000 €'000 €'000 €'000 €'000
195954  (190,669) 5785 - 5285
- (34 (34 - (34
195,954  (190,703) 5,251 - 5,251
Attributable to Limited Partners
Foreign Non-
Capital Exchange Current controlling
Account  Reserve Account TOTAL Interests TOTAL
€000 €'000 €000 €000 €000 €'000
195,954 235 (190,845) 5,344 5 5,349
(235) 235 - - -
— : — - ) )
- - (59 9 - 9
195,954 - (190,669) 5,285 - 5,285

The accompanying Notes to the Financial Staterents form an integral part of these Financial Seatements.



European Property Investors LP
(Limited Partmership No. LP9339)

STATEMENT OF CASH FLOWS
FOR THE YEAR ENDED 31 DECEMBER 2019

Note
Operating activities
Loss before gax
Decrease in trade and other recewables
Decerease in trade and other payables
Net cash flow from operating activities
Net decrease in cash and cash equivalents

Cash and cash equivalents at the beginning of the year

Cash and cash equivalents at the end of the year 10

The accompanying Notes 1o the Financal Staterments form an integral part of these Financial Statements.

Partmership Consolidated
2019 2018

€'000 €'000

(34 (59)

- %0

. (211

(34) (180)

34) (180}

528 708

494 528

10



European Property Investors LP

{Limited Partnership No. LP9339)

NOTES TO THE FINANCIAL STATEMENTS FOR THE YEAR ENDED 31 DECEMBER 2019

a

~—

b

—

CORPORATE INFORMATION

Ihe Financial Statements of Buropean Property Investors Bimited Partnership for the vear ended 31 December 2019 were
authorised for issuc in accordance with a resolutton of the General Partner on 4 August 2028 Furopean Properey Investors
Limited Parmership (the Partnership’) is a qualifying limited parenership incomorated in Fngland and domiciled in the United

Kingdom.

The General Partner to the Partmership 1s Furopean Property Investors (General Partner) 13 (acting through s general partner
IPT General Partrer Limited) as incomporared and registered i England and Wales whose repistered office is locared ar Berkeley
Square [fouse, 8th Floor, Berkeley Square, London, W1J 6DB).

BASIS OF PREPARATION

Preparation of the Financial Statements

The Financial Srarements continue 10 be ]Jrcpan‘d on a basts other than guing concertt. As at 31 December 20'49, the P;lr[ncrshi]!
has a net current asset position of €5.3 million (2018: net carrent assets of €33 million). The General Partner has continued o
prepare the Tinancial Starements on a basis other than gomng concern which assumes that the Partnership will be closing and
winding up. The Partacrship expects to pay alt of its habilioes as chey tall duc. Accordingly, all assets and labilities are recognised as
current om the face of the Statement of Tinancial Tosition. Asscts have been disclosed ar thar estimated realisable amount, liabilities
at thair settlement values and adjusments have been made o provide for any further habilities which will anse. The Financral
Statements are presented tn Touros (€] and all values are rounded to the nearest thousand (€000) except when otherwise indicated.
The Financial Statements have been prepared in accordance with International Financial Reporting Standards (TIPRSs) as ssued by
the Inrernational Accounting Standards Board (TASB) and adopted by the [NUL

The General Partner has assessed the impact on the frnancial statements as of 31 December 2019 and has concluded Covtd-19 o
be a non-adjusemg event.

Furthermore, the General Partner has assessed the porennal short to mid-term impace of Covid-19 and is of the opinion that ar the

date of approval of these financial stacements the Company’s clection to prepare accounts not on a going concern basis 1s not

impaceed.

No profit and loss account is presented for Buropean Property Tnvestors 1P as permitted under section 408 of the Companies Aer
2006. The Partnership's loss for 2019 was €0.03 million (2018: €0.1 million). The comparative figures were consolidated. Control of
all subsidiaries was lost on liquidarion of the subsidiarics on 28 December 2018,

Al references to "ner assers” throughout these Fmancial Statemenes refer to the net asscts artributable o the holders of Pamited

Partners' interests unless otherwise stated.

Statement of Cash Flows

The Tartnetship reports cash flows from operating activities using the indircet method. Inrerest reeeived and patd s presented
within financing cash flows. The acqmsi(l(ms/d!spus:ﬂs of mnvestment properties are disclosed as cash flows from investng
activities because this mast appropriarcly retlects the Partnerslup’s business activities.

New and amended standards adopted by the Partnership

The following seandards and amendments arce refevant and have been adopted by the Partaceship for the firsr e for the fnancial

year begnning on 1 fanuary 2019

Effective date for (annual

Standard /interpretation Content periods beginning on)
1FRS 16 1.cascs 1 January 2019
TERIC 23 Uncertainty over Income Tax Treatment 1 January 2019

The General Partner has given due consideration to the tmpact on the Finaacial Statements of the standards isted above and at
present they do not anticipate thar the adopron of these standards and mterpretations will have a material impact on the Financial
Sratements in the period of inital application, other than on presentaton and disclosure.

Following adoption of the standards hsted above the General Partner has concluded that no changes in acounung poiices are

required.



European Property Investors LP
(Limited Partnership No. LP%339)

NOTES TO THE FINANCIAL STATEMENTS FOR THE YEAR ENDED
31 DECEMBER 2019 (continued)

2

o)

d)

BASIS OF PREPARATION (continued)

New and amended standards adopted by the Parinership (continued)

At the date of authorisation of these financial statements, certain new standards and amendments to existing standards
have been published by the TASB that are not yer effective and have not been adopted early by the Partnership.

New standards, amendments and interpretations issued, but not yet effective

Ar the date of authorisation of these financial statements, certain new standards and amendments to existing standards
have been published by the LASB that are not yet effective and have not been adopted early by the Partnership.
Information on those expected to be relevant to the Parthership’s financial statements is provided below:

Effective for annual periads (and interim periods therein) ¢nding 31 December 2019 and thereafter:
Effective date for

Standard/interpretation Content {annual periods

beginning on)
IERS 3 Business Combinanons 1 January 2020
[AS 1 Presentation of Financial Statements 1 January 2020

Accoundng Policies, Changes in Accounang Fstimartes and

TAS 8 1 January 2020

Errors
IFRS 17 Insurance Contracts 1 January 2021

The Partership has considered the impact of IFRS 3, IAS 1 and IAS 8 and expects the new standards will have no
impact on the Partnership’s financial starements.

The Partnership has considered the impact of TFRS 17 and as the Partnership does not issue or sell reinsurance contracts,
it expects the new standardg will have no material impact on the Partmership’s financial statements.

SIGNIFICANT ACCOUNTING JUDGEMENTS

The preparation of the Partnership's Financial Statements requires the General 1"artner to make judgements, estimares
and assumptions that affect the reported amounts of revenues, expenses, assers and liabilities and the disclosure of
contingent liahilitics, at the reporting date. However, uacertainty abour these assumptions and estimates could result in
outcomes that require a material adjustment to the carrying amount of the assets or abilities affecred.

In the process of applying the Partnership's accounting policies, the General Partner has made the following judgements,
which have the most significant effect on the amounts recognised in the Financial Statements:

TaXES

The Parmership is subject to income and capital gains taxes in numerous jurisdictions. Significant judgement is required
to determine the total provision for current and deferred taxes. There are many transactions and calculadons for which
the ultimate tax determination and timing of payment ts uncertain,

The Partnership recogmses liabilities for current raxes based on estimates of whether additional raxes will be duc. Where
the final tax outcome of these marters is different {rom the amounts that were minally recorded, such differences will
impact the income and deferred rax provisions in the period in which the determination is made. Deferred income tax
assers and lLabilides are offses when there is a legally enforceable right to offset current tax assets against current tax
liabilines and when the deferred income raxes assets and liabilides relate to income taxes levied by the same taxatdon
authotity on either the same taxable entity or different taxable entdes where there is an intention to scttle the balances on
a net basis.

12



European Property Investors LP
(Limited Partnership No. LP9339)

NOTES TO THE FINANCIAL STATEMENTS FOR THE YEAR ENDED
31 DECEMBER 2019 (continued)

3

a)

b)

2)

SIGNIFICANT ACCOUNTING JUDGEMENTS (continued)
Taxes (continued)

Uncertainties exist with respect to the interpretadon of complex tax reguladons and the amount and timing of future
raxable income and gains. Given the wide range of international business relatonships and the long-term narure and
complexity of existing contractual agreements, differences ansing between the acrual results and the assumprnons made,
or furare changes to such assumptions, could necessitate future adjustments 1o tax ncome consequences of audits by the
tax authorties of the respective countries in which it operates. The amount of such provisions is based on various factors,
such as differing interpretations of rax regulations by the taxable entity and the responsible tax authority. Such differences
of interpretation may arise on a wide vatiety of ssues depending on the conditions prevailing in the respective company’s
domicile.

Performance fee

A performance fee is payable to the Special Limited Partner in accordance with the criteria as described n Section 6.1.1
of the Partnership's Limited Partnership Agreement. The fee payable has been calculated based on the return generated
by each realised investment, however on disposal of the final investment the overall performance fee is recognised based
on the total returns penerated. This bas resulted in a truc-up receivable for the performance fees already caleulated.

Receivables arising from the performance fee, that are determined by amounts realised on disposal of investments arc
financial assets measured through the Consolidated Statement of Comprehensive Income. The level of the asset 1s
measured at each vear end based on the Managers' estimate of the recoverabihity of the balance of the fumare cash flows
receivable from the Special Limited Partner.

SUMMARY OF SIGNIFICANT ACCOUNTING POLICIES
Basis of consolidation

The Financial Sratements comprise the financial statements of the Partnership as at 31 December 2019, Control is
achicved when the Partnership is exposed, or has dghts, to variable recurns from its nvolvement with the investee and
has the ability to affect those teturns through its power over the investee. Specificaily, the Partnership controls an
investee if, and only if, the Parmership has:

Power over the investee (i.e., existing righrs thar pive it the current abibity to direct the relevant activities of the investee)
Exposure, or rights, to variable returns from its involvement with the investee
The ability to use its power over the investee to affect its renirns

Generally, there 1s a presumption that a majority of voting rights resuit in control. To support this presumption and when
the Partnership has less than 2 majority of the voting or similar rights of an investee, the Partnership considers all relevant

facts and circumstances in assessing whether it has power over an investee, including;

The contracrual arrangement with the other vote holders of the investee
Rights arising from other contractual arrangements
The Partmership’s voting rights and potential voting rights



European Property Investors LP
(Limited Partnership No. LP9339)

NOTES TO THE FINANCIAL STATEMENTS FOR THE YEAR ENDED
31 DECEMBER 2019 (contunued)

4 SUMMARY OF SIGNIFICANT ACCOUNTING POLICIES (CONTINUED)
a} Basis of consolidation (continued)

The Parmership re-assesses whether or not it controls an inveseee 1f facts and circumstances mdicate that there are changes
to one or more of the three elements of control. Consolidadon of a subsidiary begins when the Parmership obtains control
uver the subsidiary and ceases when the Partnership loses coneol of the subsidiary. Assess, labibities, income and expenses
of a subsidiary acquired or disposed of dunng the vear are included in the financial statements from the date the
Parwership gains control until the date the Partnership ceases to control the subsidiary.

Profit or loss and each component of other comprehensive income (OCI) are atributed to the equity holders of the parent
of the Partnership and to the non-contolling interests, even if this results 1 the non-controliing interests having a deficic
halance. When necessary, adjustments are made to the financial statements of subsidiaries to bring their accounting policies
mto line with the Partnesship’s accounting policies. All mitra-partnership assets and habilities, equity, income, expenses and
cash flows relating te transactons berween members of the Partnership are eliminated in full on consolidation.

A change in the ownership interest of a subsidiary, without a loss of control, is accounted for as an equity transaction.

[f the Partnetship loses control over a subsidiary, it derecognises the related assets (includmg goodwal), halnlives, non-
controlling interest and other components of equity while any resultant gain or loss 1s recognised in profit or loss. Any
mvestment retained is recognised at fair value. The Partnership liquidated of all subsidianes on 28 December 2018, No

consalidation was performed in the carrent period.

b) Trade and other receivables
Trade and other receivables are disclosed at their recoverable amount. Where the me value of money s matertal,
receivables are carrted at amortised cost. Provision 1s made when there is objective evidence thar the Partership will nor
be able to recover balances in full. Additonal provisions are made to cover estimated exit costs of the Fund strucrore.
Balances are written off when the probability of recovery 1s assessed as being remote.

c) Cash and cash equivalents

Cash and cash equivalents in the Statement of Financial Position comprise cash in hand and at bank.

d) Trade and other payables

Trade and other pavables are recogmsed and carnied at therr settlement values. Where the tme value of money 1s mareral,
payables are subscquently carried at amortised cost. Generally this results in their recognition ar their nominal value.
Additional provisions are made to cover estimared exir costs of the Fund structure.

14



European Property Investors L.P
(Limited Partnership No. LP9339)

NOTES TO THE FINANCIAL STATEMENTS FOR THE YEAR ENDED
31 DECEMBER 2019 (contnued)

4

o)

g)

SUMMARY OF SIGNIFICANT ACCOUNTING POLICIES (continued)

Revenue recognition
Other income

Orther income comprise uf monies received from previous Hqudared subsidiaries.
Taxes

The structure of the Partnership is tax fransparent. Accordingly, tax is not payable by the Partnership on the Partnership's
profir for the year, however the operanng income of the Partnership’s investment through its subsidiarics may be subject
to income taxes it the respectve jurisdictions ar applicable tax rates. Such tax is recognised in the Statement of
Comprehensive Income except to the extent that it relates to items recognised directly in net assets, in which case 1115
tecogmsed directly in rhe Statement of Changes in Net Assets Artriburable to Limited Parters.

Current tax

Current tax assets and liabilitics are measured at the amount expected to be recovered from or paid o taxation authorities.
The tax rates and tax laws used o compute the amount are those that are enacted or substantively enacred by the
Statemnent of Financial Position date. Management periodically evaluates posidons raken in tax returns with respect to
situations tn which applicable tax regulations are subject to interpretation and establishes provisions where approprare.

Reserves
Partners’ capital account

This reserve is used to recard the capital contributed from the Limited Parmers for the purpose of investments, less
capital subsequently remurned 1o the Limited Partners.

Partners’ current account

This reserve is used to record the profits / (losses) cammed to date from the mvestments, less any profit rerurned o the
Limuted Partners via a distribution.
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European Property Investors LP

(Limited Partnership No. LP9339)

NOTES TO THE FINANCIAL STATEMENTS FOR THE YEAR ENDED

31 DECEMBER 2619 (continued)

5

FINANCIAL RISK MANAGEMENT OBJECTIVES AND POLICIES

The Partnership’s principal financial instruments comptise trade and other receivables, trade and other payables and

cash. The main purpose of these financial instruments 1s 1o provide finance for the Parmership’s acovities.

The Partnetship's financial instruments and how they are measured in the Statement of Financial Posidon s

summarised below:

As at 31 December 2019

Financial assets

- Trade and other receivables
- Cash

- Performance fee receivable
Financial liabilities

- Trade and other payables

As at 31 December 2018

Financial assets
- Trade and other receivahles
- Cash

- Performance fee receivable

Financial liabilities
- Trade and other payables

Loans and Financial Financial Total
receivables liabilites liabilities at
measured at fair value
amortised through
cost profit or loss

€000 €000 €000 €000

29 - 29

404 - 494

4,926 - 4,926

: B (64) (64)

5,449 - (64) 5,385

Loans and Financial Financial Total
receivables liabilities liabilities at
measured at fair value
amortised through
cost profit or loss

€000 €000 €000 €000

29 - - 29

528 - - 528

4926 - - 4,926

. - (64) (61

5,483 - (64) 5,419
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European Property Investors LP
(Limited Partnership No. LP9339)

NOTES TO THE FINANCIAL STATEMENTS FOR THE YEAR ENDED
31 DECEMBER 2019 (continued)

5

a)

b)

FINANCIAL RISK MANAGEMENT OBJECTIVES AND POLICIES (conuanued)

Liquidity risk

The Parmership monitors its risk of a shorrage of funds using detatted cash flow monitoring run at entry level. These

reports track projected cash flows and the costs associated with maintaining the remaining structure.

The following is an analysis of the conrractual undiscounted cash flows payable under financial habilides as at the

balance sheet date:

As at 2019 Within 1 year 1-2years 2-3years 3-4years 4-5years Totat

€000 €000 €000 €000 €000 €000
Trade and accounts pavables {64) - - - - (04
Total financial liabilities (64) - _ - - (64)
As at 2018 Within 1 year 1-2years 2-3years 3-4years 4-5years Total

€000 €000 €000 €000 €000 €000
Trade and accounts payables (64 - - - (64)
Total financial liabilities (64) - - - - (64)

Solvency Risk

The primary goal of EPI's cash management is to ensure ongoing solvency including the ability to scttle invoices in a

timely manner.

There were no changes in the Partnership's approach to capital management during the year.

The Partnership is not subject o excernally imposed capital requirermnents.
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European Property Investors LP

(Limited Parmership No. LP9339)

NOTES TO THE FINANCIAL STATEMENTS FOR THE YEAR ENDED
31 DECEMBER 2019 (continued)

2019 2018

6 ADMINISTRATIVE EXPENSES €000 €'000
Legal and professional fees {101) {33)
Audir fees (33) (36)
Management fee (25) -
Accoundny fees (19 (11
Bank charges (2) (&)
Total administrative expenses (180) (84)

7 OTHER INCOME

Orher income includes €145,967 (2018: €nil) of income received in relaton to the hquidaton of previous subsidianes.

8 TAXATION 2019 2018
The major components of the tax charge are: €'000 €'000
Current tax credit/ (charge) B .
Total reported in the Statement of Comprehensive Inccome - -

A reconcdliation of the tax charge applicable to the accounting profic before tax at the average tax rare to the tax charge
at the Partnership’s effective tax rate for the year ending 31 December 2019 and 2018 is as follows:

Loss before tax 34 (59

T'ax calculated at a weighted average rate for the Parmership of 0.00% (2018: 0.00%0) - -

Permanent differcnces - _

The effectve tax rate for 2019 is 0.00% (2018: (.00%;).
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European Property Investors LP
{Limited Parmership No. LP9339)

NOTES TO THE FINANCIAL STATEMENTS FOR THE YEAR ENDED
31 DECEMBER 2019 (continued)

10

1

2019 2018
TRADE AND OTHER RECEIVABLES €'000 €'900
TPerformance fee receivable 4926 4926
1rade and accounts receivable 29 29
Total 4,955 4,955
Split as follows:
Current 4,955 4,955
4,955 4,955

The performance fee trueup is due from the Special Limited Partner and is expected to be serded within the nexe 12
months. Refer to notes 3(h) and 13 for further mformarion.

The carrying value of frade and other receivables approximartes thetr realisable amounts and are deemed o be current
as they are expected to be settded within 12 months.

CASH AND CASH EQUIVALENTS

2019 2018
€000 €600
Cash at bank 494 528

Cash at bank earns or incurs interest ar floaring rates based on daily bank deposit rates. The carrving value of cash and

cash equivalents approximates to fair value due 1o its relatively short matunty.

TRADE AND OTHER PAYABLES

2019 2018

€'000 €000

Aceruals & deferred income (64) {64)

Total trade and other payables (64) {64)
Split as follows:

Current (64} (64)

(63) (64




European Property Investors LP
(Limited Partnership No. LP9339)

NOTES TO THE FINANCIAL STATEMENTS FOR THE YEAR ENDED
31 DECEMBER 2019 (continued)

11

TRADE AND OTHER PAYABLES (CONTINUED)

Accruals & deferred income include audit fees of €0.01 milkon (2018: €0.01 million).
Trade and accounts payable are non-interest-bearing and are normally serded on 30 day terms.

Trade and other payables are measured at their settlement value.

PARTNERS' CAPITAL AND CURRENT ACCOUNT

2019 2019 2018 2018

€000 €000 €'600 €'000

Capital Current Capiral Current

APG Investments 31,853 {31,016) 31,853 (31,011
Internationale Kapitalanlagegescllschaft mbFH 28,030 (27,294 28,030 (27,287
Strategic Parmers Real Estare Special Opportunites 1 20,385 (19,850) 20,385 (19,847)
Tamweelview S.A. 19,111 {18,596) 19,111 (18,592)
EPI NU Sarl 15,289 (14,876) 15,289 (14,874)
TPISILPLP 12,740 (12,397) 12,740 {12,395)
Pensionskassernes Administration A /8 12,741 (12,397) 12,741 (12,395
SASU FONAE 12,741 (12,397) 12,741 (12,395)
R&NV Lebensversicherung AG 8,919 (8,078) 8,919 (8,670
[Imarinen Mutual Pension Insurance Company 7,044 (7.,433) 7,644 (7.431)
Aberdeen Tndirecr Property Partners 7,644 (7,433) 7,644 (7431
Storebrand Livsforsikring AS 6,116 (5,946) 6,116 {5.945)
KF-UK Limited Partner 5,096 {4,955) 5,096 {4,954)
R&V Allgemeine Versicherung AG 3822 {3,719) 3822 (3,718)
Suomi Mutual Life Assurance Company 1,978 (1,923) 1,978 (1,923)
Mandatum life nsurance Company Limited 9256 (929} 956 (229
Op Life Assurance Company 889 (864) 889 (864)
195,954 (190,703) 195,954 (190,669)

Included in the Partners' current accounts balance is €nil (2018: €nil) of foreign exchange reserves.

Parmers' capital commitment 2019 2018

€'000 €000
Partners’ capiral commitment ar 1 January 2019 195,954 195,954
At 31 December 2019 195,954 195,954

Following the amendment of the Limired Partnership Agreement on the 11 December 2012, the remaining
ourstanding capital conunitted by the Limited Partners was cancelled.



European Property Investors LP
{Limited Partmership No. LP9339)

NOTES TO THE FINANCIAL STATEMENTS FOR THE YEAR ENDED
31 DECEMBER 2019 (continued)

13

14

15

16

TRANSACTIONS WITH RELATED PARTIES
Carrying value of investment in subsidiary as of 31 December 2019 and 2018 1s €ml.

EPT Orange Holdings Sarl was liguidaced on 28 December 2018, resulting i the write off of all intercompany loans

herween the Parmership and the subsidiary.
Entity with significant influence over the Group

AEW Europe LLP 15 appointed as the Manager of the Parmership and Tristan Capital Parters LLP is appointed as the
Sub-Advisor of the Parmership. Under this appointment, the Manager has the powers and duties m accordance with
secaon 4 of the Limitted Partnership Agreetnent.

Terms and conditions of ransacuons with related parties

No management fees were charged by AR Furope LLD nor by Tristan Capital Partners LLP during the year (2018:
€ml).

Ar 31 December 2019 2 performance fee true-up of €4.9 million (2018: €49 million) due from the Special Limired
Partner was accrued, calculated in accordance with Section 6.1.1 of the Limited Parrnership Agreement. Manager’s
perfonmance fee income of €nil (2018: €nil) was recognised in the Statement of Comprehensive Income for the year
then ended.

CONTINGENCIES AND COMMITMENTS

The Partnership has no other material commitments or contingencies.
ULTIMATE CONTROLLING PARTY

The Parmership does nor bave an ultimate controlling party. No individual Limited Partaer or General Partoer has the
capacity to exercise control over the Partnership.

SUBSEQUENT EVENTS

During December 2019, a new virus (“Covid-19") emerped in China and infections started to occur across Asia and
latwerly the rest of the world. On 11 March 2020, the World Health Organisation (“WH(”) declared Covid-19 a
pandemic and national povernments have acted to implement a range of policies and actions to combat the virus and its
CLONOMIC impact to national markets and the global cconomy.

The full extent of the Covid-19 economic wmpace is currently uncertain and the General Parter continues to closely
monitor developmenss and their impacr on the Fund. The General Parmer is in close contacr with all of the Fund’s
service providers to ensure the condnuity of the Company’s ongoing operations, assess liquidity and the basis for the
values and estimates reported in rthe financial sratements and accompanying notes. We have assessed the impact on the
financial statements as of 31 December 2019 and have concluded Covid-19 ro be a non-adjusting event.



