oLt

TR Property Investment Trust plc

Report & Accounts for the
year ended 31 March 2012

(M

A29 03/08/2012 #138
COMPANIES HOUSE

>
<
a
14
w




TR Property Investment Trust plc

(o) L, BN N

15
16
21
28
29
30
31
35
42
43
44
46

48
53
54
56
61

Directors’ Review
Overview

Statement of Investment Objective and Policy
Financial Highlights and Performance

Histoncal Performance

Chairman’s Statement

Managers' Report — Market Background and Outlook
Ordinary Shares — Financial Highlights and Performance
Ordinary Shares — Manager's Report

Ordinary Shares — Portfolio

Qrdinary Shares — Statement of Comprehensive Income
Ordinary Shares — Balance Sheet

Sigma Shares — Financial Highhghts and Performance
Sigma Shares — Manager's Report

Sigma Shares — Portfolio

Sigma Shares — Statement of Comprehensive Income
Sigma Shares — Balance Sheet

Directors and Managers

Directors’ Remuneration Report

Directors’ Report

~ Business Review

— Annual General Meeting

— Other Statutory Information

— Corporate Governance

Staterment of directors’ responsibilities

Front Cover Theatre and Castle Bridge, Schwenn, NE Germany

Cautionary statement regarding forward-looking statements

62
63
64
65
66
67

90
94
96
97
99

Accounts
Independent Auditors’ Report

Croup Statement of Comprehensive Income

Group and Company Statement of Changes in Equity
Group and Company Balance Sheets

Group and Company Cash Flow Statements

Notes to the Finanoal Statements

Shareholder Information

Notice of Annual General Meeting

Explanation of Notice of Annual General Meeting
Drrectors and Other Information

General Shareholder tnformation

Investing in TR Property Investment Trust plc

This Annual Report has been prepared for the members of TR Property Investment Trust plc and no one else The Company, its
directors or agents do not accept or assume responsibility to any cther person in connection with this document and any such
respansibility or hability 1s expressly disclaimed

This Annual Report contains certain forward-looking staterents with respect to the principal rnisks and uncertainties facing the
Company By thesr nature, these statements and forecasts involve nsk and uncertainty because they relate to events and depend
on circumstances that may or may not occur in the future There are a number of factors that could cause actual results or

developments to differ matenally from those expressed or implied by these forward-looking statements and forecasts The forward-
locking statements reflect the knowledge and information available at the date of preparation of this Annual Report and will not be

updated dunng the year Nothing in this Annual Report shoutd be construed as a profit forecast




Overview

The objective of TR Property Investment Trust plc (“the Trust’, “the
Company” or “the Group”) Is to maximise shareholders’ total returns
via Investment in the property sector.

The Trust offers investors two share classes

Ordinary shares — a portfolio invested in the shares of property companies of all sizes
on an international basis and also in investment property located in the UK

Sigma shares — a portfolio invested in the shares of smaller property companies on an
nternational basis The Sigma share class does not invest in property directly

Introduction The Trust was formed in 1905 and has been a dedicated property investor through the Ordinary
share class since 1982

In July 2007 a second share class, the Sigma share class, was introduced This was created
mainly through the conversion of some of the existing Ordinary shares into Sigma shares Each
share class has a dedicated portfolio and 1s able to pursue independent investment and gearing
strategies However, they are share classes of one corporate entity, the Trust, with a single
independent Board of directors

The Report & Accounts contain the group financial statements and as supplementary
information separate income statements and balance sheets for each share class There Is a
separate Manager's Report for each share class The pages in the accounts have been marked
in the top comer to highlight whether they refer speaifically to one or other of the share classes
or to the group as a whole

The following two pages set out the objective and investment policies for each share class and
key financial and performance data The Manager's Report for each share class comments on
how the actual investment activity through the period has followed the proposed policies and
the resulting performance

Independent The directors are all independent of Thames River Capttal LLP (“Thames River” or “the

Board Manager”) and meet regularly to consider investment strategy, to monitor adherence to the
stated objectives and investment policies (set out on the following pages) and to review
performance Detalls of how the board operates and fulfils its responsibilities are set out in the
Directors’ Report on pages 48 to 60

Further General shareholder information and detalls of how to invest in TR Property Investment
Information Trust pl¢, Including investment through an {SA or saving scheme, can be found on pages 97 to
99 This information can also be found on the Trust's website www trproperty co uk
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Statement of Investment Objective and Policy
Ordinary Shares

Objective

Benchmark

Investment
Policies

Asset
Allocation
Guidelines

Gearing

Capital

Income
Growth

Dividend

The objective of the Ordinary share class 1s to maximise shareholders' total returns by mvesting in
property shares and investment property on an international basis

For the year to 31 March 2012 the benchmark was the FTSE EPRA/NAREIT Developed Europe Total
Return Index in Sterling This index, calculated by FTSE, is free-float based and currently has 84
constituent companies From 1 Apnl 2012 the net of tax version of this benchmark will be used, the
FTSE EPRA/NAREIT Developed Europe Net Total Return Index in Sterling The benchmark website
www epra com contains further detaills about the index and petformance

Although the investment objective allows for investment on an interational basis, the benchmark 15
a Pan-European Index and the majonty of the investments will be located in that geographical area
Direct property investments are located 1n the UK only

The investment selectton process seeks to identify well managed companies of all sizes, especially
those with a focus on a particular type of real estate business The Manager generally regards future
growth and capttal appreciation potential more highly than immediate inial yield or discount to
asset value

As a dedicated investor 1n the property sector the fund cannot offer diversification outside that sector,
however, within the portfolio there are Iimtations, as set out below, on the size of indwidual
investments held to ensure dversification withun the portfolio

To deliver a spread of investment nisk, the maximum holding in the stock of any one ssuer or of a
single asset 1s imited to 20% of the portfolio In addition, any holdings in excess of 5% of the portfolio
must not n aggregate exceed 50% of the portfolio These Imits are set at the point of acquisition,
however, If they were matenally exceeded for a significant length of time through market movements,
the Manager would seek to remedy the positton

The Manager currently applies the following guidelines for asset allocation

UK listed equities 25 — 50% Other listed equities 0-5%

European listed equities 45 — 75% Listed bonds 0 - 5%
Direct property — UK 5 - 20%

The fund may utilise geaning with the purpose of enhancing shareholder returns The maximum gearing
level 1s 40%, however, the current guideline 1s 10% net cash to 25% gearing

The Trust invests in the shares of property companies which themselves employ leverage The total
level of geanng the Trust 1s exposed to through the balance sheets of investee companies together with
the borrowings of the Trust itself is referred to as the "see-through” geanng The Manager comments on
the level of see-through geanng in the Manager's Report

Qver ten years up to the end of March 2012, the share price has nisen by 139% from 64 75p to
154 5p and the net asset value per share has risen by 135% from 78 08p to 183 62p Over the same
penod the benchmark pnce only index has nsen by 52 5%

Over the past ten years the annual net dividend per share has grown by 4 times, equivalent to
15% pa compounded

An intenm dvidend of 2 40p (2011 2 30p) per Ordinary share was paid on 10 January 2012 to
shareholders on the register on 9 Decerber 2011 A final dvidend of 4 20p (2011 3 70p) per Ordinary
share will be paid on 1 August 2012 to shareholders on the register on 6 July 2012 The shares will be
quoted ex-dwidend on 4 July 2012
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Sigma Shares

Objective

Benchmark

Investment
Policies

Asset
Allocation
Guidelines

Gearing

Capital

Dividend

The objective of the Sigma share class 1s to maximise shareholders’ total returns by investing
predomimnantly in the shares of smaller property companies on an international basis

The benchmark for the year to 31 March 2012 was the FTSE EPRA/NAREIT Small Cap Developed
Europe Total Return index in Sterling This benchmark, calculated by FTSE, 1s the FTSE EPRA/NARETT
Developed Europe Total Return Index in Sterling, adjusted to exclude large cap stocks The large cap
threshold and the constituents are adjusted annually For the year to 31 March 2012 the threshold was
£1 1bn From 1 Apnl 2012 the net of tax version of this benchmark will be used This will be calculated
by FTSE in the same way, the FTSE EPRA/NAREIT Developed Europe Net Total Return Index in Sterling,
adjusted to exclude large cap stocks For the year to 31 March 2013 the large cap threshold will be
£097bn

Although the investment objective allows for investment on an internationat basis, the benchmark is a
Pan-European Index and the majerty of the investments wili be located in that geographical area

The investment selection process seeks to identify well managed smaller property companies, especially
those with a focus on a particular type of real estate business The Manager generally regards future growth
and capital appreciation potential more highly than immediate initial yield or discount to asset value

As a dedicated investor in the property sector the fund cannot offer diversificat:on outside that sector,
however, within the portfolio there are imitations on the size of indvidual investments held to ensure
diversification within the portfolio

To delver a spread of investment risk, the maximum holding in the stock of any one issuer or of a
single asset 1s hmited to 15% of the portfolio In addition, any holdings in excess of 5% of the portfolio
must not in aggregate exceed 40% of the portfolio These limits are set at the point of acquisition,
however, if they were matenally exceeded for a significant length of time through market movements,
the Manager would seek to remedy the position

The Fund Manager currently applies the following guidelines for asset allocation

UK listed equities 35 - 60% Other listed equities 0 — 10%

European listed equites 35 - 60% Listed bonds 0 - 5%
Unquoted investments 0 - 5%

The fund may utilise gearing with the purpose of enhancing shareholder returns The maximum gearing
level 1s 40%, however, the current guideline 1s 10% net cash to 25% gearing

The Trust invests i the shares of property companies which themselves are subject to gearing The
total level of gearing the Trust 15 exposed to through the balance sheets of investee companies together
with the borrowings of the Trust itself 1s referred to as the “see-through” geanng The Manager
comments on the level of see-through gearing in the Manager's Report

Stnce launch in July 2007, the share prce has fallen by 33 59% from 106 25p to 70 70p and the net
asset value per share has fallen by 23 0% from 122 85p to0 94 62p Over the same penod the
benchmark price only index has fallen by 33 4%

Due to its focus on smaller market capitalisation companies, some of which are development
companies, the dividend yield of Sigma shares 15 likely to be tower than that of the Ordinary shares

An intenm dividend of 0 95p (2011 090p) per Sigma share was paid on 10 January 2012 1o
shareholders on the register on 9 December 2011 A final dvidend of 1 65p (2011 1 25p) per Sigma
share will be paid on 1 August 2012 to shareholders on the register on 6 July 2012 The shares will be
quoted ex-dividend on 4 July 2012
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Financial Highlights and Performance

Ordinary Shares

Year ended Year ended
31 March 31 March %
2012 2011 Change
Revenue
Revenue earnings per share 7.07p €94p +19
Net dividend per share 6.60p 6 00p +100
At At
31 March 31 March %
2012 2011 Change
Balance Sheet
Net asset value per share 183.62p 20708p -113
Share price 154 50p 177 10p -128
Net debt 10% 7%
Sharehelders’ funds (£'000) 470,472 530,602 <113
Shares in 1ssue at end of penad (m) 256.2 2562 -
Year ended Year ended
31 March 31 March
2012 2011
Performance
Benchmark performance (total return) -8.9% +152%
NAV total return -8.5% +15 4%
Share price total return -9.5% +12 6%
Sigma Shares
Year ended Year ended
31 March 31 March %
2012 2001 Change
Revenue
Revenue earmngs per share 2.60p 257p +12
Net dvidend per share 260p 215p +209
At At
31 Match 31 March %
2012 2011 Change
Balance Sheet
Net asset value per share 94 62p 111 94p -155
Share price 70 70p 83 45p -153
Net debt 5% 8%
Shareholders’ funds (£'000) Wi,7713 139,841 -158
Shares in 1ssue at end of penod (m) 1245 1249 03
Year ended Year ended
31 March 31 March
2012 2001
Performance
Benchmark performance (total return) -12.1% +16 9%
NAV total return -13.6% +16 5%
Share price total retumn -12.7% +197%
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Historical Performance for years ended 31 March

2002 2003 2004 | 2005 | 2006® | 2007 (2008 | 20090 [ 201000 | 2001®) [ 207120
{Restated)

Gross revenue(®)
(£'000) 13,751 16,676 {16247 - - - - - - - -
Total income(®
(£'000} - - - 19,741 | 23,143 | 26,226 | 32,160 | 32,073 127782 | 29,520 | 30,973
Total assets less
current liabiltties
(£'m) 3827 | 3443 | 4409 5447 | 8136 [1,0170 | 7253 4186 | 6166 6888 6063
Shareholders’
funds (£'m}
Total 242 304 401 505 771 973 707 400 598 670 588
Ordinary shares 342 304 401 505 771 973 568 324 476 531 470
Sigma shares - - - - - - 139 76 123 140 118
Net revenue
(pence per share}
Earmings — Ordinary 186 230 251 285 344 409 579 649 518 694 707
Eamings — Sigma - - - - - - 085 291 306 257 260
Dividends — Ordinary 165 205 250 285 340 410 | 560 575 575 600 660
Dwidends — Sigma - - - - - - 195% | 200 | 200 215 260
NAV per share (pence)
Ordinary 78 1* 730 1131 1457 | 2241 2908 | 2196 1261 1852 2071 1836
Sigma - - - - - - 1086 613 981 1119 8946
Share price (pence)
Ordinary 6475 | 5900 {9300 (12850 (20950 {25650 |18825 | 10600 {15940 | 17710 | 154.50
Sigma - - - - - - 92 00 3500 § 7050 8345 7070
Indices of growth
Per Ordinary share
Share pnce 100 a1 147 198 324 2986 291 164 246 274 239
Net Asset Value 100 94 145 187 287 372 281 161 237 265 235
Dividend Net 100 124 152 173 206 242 339 348 348 364 400
RPI 100 103 106 109 112 17 122 121 126 133 138
Benchmark® 100 a1 128 160 229 285 213 104 259 175 153
Per Sigma share
(2007 = launch date)
Share pnce 100 87 37 66 78 67
Net Asset Value 100 88 50 80 9 77
Diadend Net - 100 103 103 110 133
RP} 100 103 103 a7 113 117
Benchmark® 100 88 43 70 79 67

(A) Gross revenue — Is as set out in the Statement of Total Return prepared under UK GAAP

(B) Total income - 15 as set out in the Group Statement of Comprehensive Income prepared tn accordance with IFRS

{C) A composite index compnising the FTSE Real Estate Index up to the end of September 2001, the S&P/Citigroup European Property Index thereafter up to
March 2007 and FTSE EPRA/NAREIT Developed Europe Total Return Index thereafter Source Thames River Capital

(D) Figures for 2006 onwards have been prepared in accordance with IFRS Figures for 2005 have been restated in accordance with IFRS All previous figures

were prepared under UK GAAP

(E) The benchmark for the Sigma share class was FTSE EPRA/NAREIT Europe Index i Sterling up to 31 March 2009 and FTSE EPRA/NAREIT Small Cap
Developed Europe Total Return Index in Sterling, adjusted to exclude “large cap” stocks thereafter Source Thames River Capital

Hully diluted for warrant conversion

“*Includes a specizl dwmdend of 1 10p
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Chairman’s Statement

\_

Peter Salsbury BSc Chairman
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Introduction

My opening comments reiterate two themes that

dominate our investment world — the volatility of equity

markets and the overarching impact of macro events

The sell off in European equity markets started at the

end of June and continued, with intermitient rallies, into

the late autumn After a poorly coordinated response

between central banks and member states it was a rehef

to note both the appointment of technocrat leaders in

Greece and ltaly as well as the increased scope of

European Central Bank intervention with the introduction

of 3 year Longer-term Refinancing Operations (LTROs)

None of these actions are sufficient to solve the crisis

but at least they provide us with some evidence of

forward thinking amongst governments and central

bankers The response from the markets was positive |
with a 20% rally in European eguity markets between !
mid December and mid March Clearly the Eurozone's

problems have not disappeared and at the time of

wniting markets are, once again, very nervous

The year end total return figures are a considerable
improvement on the Intenm posttion, although
disappointingly still negative Both share classes
expenenced positive absolute performance in the second
half In addition relative outperformance of therr respective
benchmarks into this market recovery from mid
December aided performance recovery

Although property companies’ share prices fell over the

12 months to March, their eamings did not and tt 1s pleasing
to announce both record revenue eamings and significant
increases n the final dwvidends in both share dasses




Chairman’s Statement contnved

THE GROUP/COMPANY

Ordinary Share Class Performance: Total Return over 10 years (rebased)

The management fee has been re-negotiated giving a
shight reduction over last year

From 1 Apnl 2012 the benchmarks for both share classes
were moved to a net of tax basis The fund is subject to
UK corporation tax and withholding taxes on overseas
dividends and the net of tax versions of the benchmarks
are more appropriate measures of performance and give
greater transparency to shareholders

In addition, the board has reviewed the Performance
Fee arrangements The improvements bnng increased
ransparency and simphification to the calculation whilst
ensunng that there Is sharp attention paid to cost control
by your managers The scheme should contmue to
encourage long term nvestment deaisions whilst
approprately incentvising management

NAV and Share Price Performance

The Ordinary share class showed an NAV total return of
-8 46% versus a benchmark total return of -8 89%
However the share pnce total retum was -9 51%

For the Sigma share class, the NAV total return was
-13 56% and the benchmark total return was -12 10%
The Sigma share price total return was -12 74%

More detail on the absolute and relative returns are set
out at the start of each share class report and are
commented on by the fund managers

Revenue Results

Revenue in both share classes has exceeded our
managers’ half year expectations Whilst this 1s pnmanly a
consequence of hugher dividend receipts, a lower tax
charge also helped For the Ordinary share class a
number of the larger companies moved dividends back
fram early Apnl to late March, shifing revenue from the
2012/13 financial year into the 2011/12 year The tming
of diwvidend receipts 1s outside our control More detalled
comment on revenue and taxation 15 included in the
managers’ reports In summary, the Ordinary revenue
earnings per share rose 1 9% to 707p per share and the
Sigma revenue eamings rose 1 2% to 2 60p per share

Ordinary Shares Dividend

The Board 1s proposing to shareholders an Ordinary share
class final dwvidend of 4 20p which compares with the
previous year final dividend of 3 70p Taken together with
the intenm dvidend of 2 40p already paid, this will bnng
the full year payout to 6 60p an increase of 10 0% over
the 6 00p pad last year

Sigma Share Class Dividend

The Board 1s proposing to shareholders a Sigma share
class final dividend of 1 65p which compares with the
previous final year dvidend of 1 25p Taken together with
the intenm dwidend of 0 95p already pad, this will bring
the full year payout to 2 60p an increase of 20 9% over
the 2 15p paid last year This is 100% of the Sigma share
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Chairman’s Statement contnved

class earmings for the year and a payout raho which the
Managers would expect to set the tone for future dividend
payments, subject of course to market conditions

Revenue Outlook

Details of the revenue outlook are noted in each of the
managers’ reports In summary, our managers’ are
adwising the Board that, subject to unforeseen
arcumstances, they expect that the revenue for the
Ordinary share class will be in the order of 6 60p per
share, a decline of -6 6% The expectation of a decline in
the Ordinary share class revenue partially reflects the
anticipation that the dates of some dividend receipts will
move back to Apnl from March Underlying earnings in
local currency from the companies we invest in are not
expected to fall Once again 1 must highlight that only
circa 40% of our revenue 1s received In Sterling and the
managers' outlook 1s based on current exchange rates

The Managers expect revenue in the Sigma share class to
Increase by approxmately +77% to 2 8p per share,
reflecting continued growth in dividend receipts from the
compantes we invest In Our medium term forecasts
suggest that revenues will continue to grow beyond next
year, albett at a reduced rate

Net Debt and Geanng

Both share classes had modest geanng throughout the
year which fluctuated between 4% and 14% The
Ordinary share class started the year with net debt of
£37m and finished the year with £45m The comparable
figures for Sigma are £11m and £6m The debt facilities
continue to be a mixture of short and medium term
faclites Alongside the £15m 2016 debenture Ioan, the
Trust has a £50m one year vanable rate multi-currency
facility with The Royal Bank of Scotland and a two year
£30m facility with ING The Trust will continue to utilise
Contracts for Difference (CFDs) when appropnate to
obtain competitively priced gearing

Currencies

As in previous years, the portfalios’” exposure to foreign
currencies was not hedged at the income level Currency
hedging continues to be applied at the asset level to
ensure that the capital exposure to currencies 15 not
matenally different to that of the benchmarks

Over the year, Sterling appreciated against the Euro by
6%, by 4 5% against the Swedish Krona, and 2 8%
aganst the Norwegian Krone The only European currency
it weakened against was the Swiss Franc, by 1 8%
Sterling has continued to strengthen post the year end

Sigma Share Class Performance: Total Return since Inception




Chairman’s Statement contnued

Discount and Share Repurchases

The Ordinary share price discount to net asset value
started the year at 13 0% and ended the penod at

14 3% The average over the pernod was 8 5% as the
discount tightened abruptly in the middie of the year The
Sigma share price discount to net asset value started the
year at 24 4% and ended the penod at 23 9% The
average over the period was 21 1% A total of 045m

(0 36% of 1ssued) shares were repurchased for
cancellation at an average price of 71 1p

The Board pays close attention to the level of discount to
net asset value across each share class and careful
consideration has been given to the mest appropnate
means of optimising the situation for shareholders given
the stated objectives of the Company and each share
class The Board seeks to balance a number of
considerations in formulating its policy These include the
views of shareholders, the long term focus of each share
class, the nature of each class's holdings and the need for
liquidity The Board consider that the long term objective
of each share class remains entirely appropriate Whilst it 1s
cognisant of the short term benefits of share buybacks, it
15 mindful of the need to balance such buybacks with
longer term objectives and the desire of the majonty of
shareholders to maintain exposure to the sector in a liquid
form It 1 the Board's view that 1t would be undesirable to
shrink erther share class to a level whereby hquidity would
be constrained This 1s particularly relevant in the case of
Sigma, where the market cap has fluctuated around the
£100 million level over the last few years

Outlook

Whilst my introductory comments focused on the positive
sentiment exhibited in the first three months of 2012
(being the final quarter of our financial year), ! also
highlighted the persistent volatility 1n 1nvestor attitudes
(and therefore share prices) Drafting these observations in

THE GROUP/COMPANY

mid May Is a case In point, European equities have now
fallen -10 29% from therr mid March highs as investors
whilst appreciating the hugely posttive solvency impact of
the LTROs, return to focusing again on the unsolved
structural 1ssues of Europe Against this backdrop of
instability, your managers intend to concentrate on
businesses with sound balance sheets, invested in markets
which have the greatest kehhood of employment and
wage growth or where the quality real estate has supply
constraints They are taking a defenswe stance One
consequence of the current turmoail 1s a greater divergence
of returns across countries, sectors and inevitably at the
company level This led to an increasing concentration of
exposure and the managers’ reports will elaborate

Unfashionable as it may be to offer an upbeat message |
would like to draw your attention to the revenue results
and outlook Our earnings are dividends and in the
Ordinary Share Class these are coupled with some direct
property rental income Quality property companies are
continuing to benefit from high levels of tenant
occupancy coupled with low short term debt rates and
there 1s no sign of the ECB raising the reference interest
rate Our larger investee businesses also have access to a
broad range of funding sources which continues to
ensure lenders remain competitive Borrowing margins
are stable for the most secure companies Whilst rental
growth will continue to be hard to come by, most of our
Continental European property companies’ income 1s also
invariably index hnked Tenant delinquencies also remain
surpnsingly low by histonic standards Therefore, whlst
there remains enhanced volatility in equity pnces, the
revenue outlook currently appears much more stable

Peter Salsbury
Chairman
8 June 2012
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Managers' Report
Ordinary Share Class & Sigma Share Class

Market Background and Outlook

. a - ™

- v . S/
Marcus Phayre-Mudge MRICS James Wilkinson MRICS
Fund Manager - Fund Manager -
Ordinary share dass Sigma share class

8 June 2012

Introduction

We began last year's Managers’ Report by highlighting
the extreme polanty of property markets, in which good
property rose in value and poor property declined The
twelve months ta the end of March 2012 has seen a
continuation of this theme Demand for prume office
and retail properties in Central London (especially the
West End) has rarely been stronger Both anecdotal
evidence and research produced by London's property
consultants shows that London remains one of the most
hughly sought-after locations for domestic and
internatignal capital Conversely, investor demand for
Dutch or Belgian offices s scant and prices have been
faling throughout the year

This dispanty between the best and worst 1s mirmored in
the significant differences between sovereign, corporate
and consumer environments both within Europe and
beyond We see no signs of this situation changing 1t
wili remain a feature of our investment markets for the
foreseeable future

In spite of the obvious 1ssues facing Europe, we remain
broadly positive about our markets Listed real estate
companies enjoy favourable access to both debt and
equity capital compared to therr private counterparts and
the year brought a regular flow of announcements
concerning successful debt refinancings The companies
we (nvest In report that whilst negotiations with banks are
tough and bank margins (the pnce of debt the bank
charges over the base interest rate) remain elevated, they
are able to secure ihe finance they need to manage ther
businesses profitably New equity has been rare but even
here there have been some encouraging trends German
companies have raised over €1 billion of fresh equity In
the last twelve months and we anticipate further capital
being raised for this market over the coming year

10 TRPpr Yy s T

Property company revenues have proven to be
remarkably resiient over the last few years Whilst UK
GDP fell by over 7% peak to trough and the revenues
of all isted compames in the UK fell similarly between
2008 and 2009, the revenues of the largest listed real
estate companies remained broadly flat over this
tmeframe and outside the UK average revenues
actually increased Rental income dominates the returns
that real estate investors receive over time and this
relatively tugh, relatively secure income stream 1s what
attracts many investors to the sector We forecast that
revenues and dwvidends from the companies we invest
in will continue to show positive growth cver the next
few years, albeit the dispersion of returns will not be
uniform For this reason, we will remain selective in
investing shareholders’ capital, seeking greatest
exposure to the most attractive markets

Listed property markets offer supenior iquidity compared
to physical markets As property equity managers we are
able to rapidly alter exposure in response to changing
prospects A glance at the portfolio exposure statistics
contained in this report demonstrates that both portfolios
are currently heavily exposed to London offices and
German residential companies We firmly believe that
over time this focused approach to the best real estate
companies operating in Europe’s most attractive markets
will generate supenor returns for investors

Liquidity, however, comes with a prce tag that has been
particularly evident in the last few years volatlity Whilst
real estate shares do provide returns in line with the best
physical real estate returns over time {and do so with the
benefit of best In class management and leverage), in the
short term prices can move around independently of
underlying asset prices This is the case against even the
most benign economic backdrop so it 1s hardly surprising
that at times of acute macro nsk, such as dunng the last



Market Background and Outlook contnved

S years, share prices should prove especially volatle This
volatility 1s something that we as fund managers have
learnt to lve with, if not to appreciate Unfortunately we
see lttle prospect of macro nisks subsiding in the short
term The situation In the Eurozone has improved in
sorme respects but not enough for your managers to have
full confidence in its short term prospects There remain
economuc, political and structural 1ssues to deal with that
will take many years to set night

Property Markets

Cross border investment continues to be intensely focused
and as a consequence is fuelling capital value growth in
the key ‘city states’ within our urverse — London and to a
lesser extent Pans London has the necessary conditions
for long term capital growth {or at least capital preservation
for the more beansh) of relatively fixed physical supply
combined with the deepest property investment market in
Europe (£3 3bn of transactions in Q1 2012) Importantly tt
5 outside the Euro Whilst this theme has been running for
several years 1t shows no signs of abating In fact the
geopolitical events of the last twelve months have merely
strengthened 1t Between 2007 and 2011 London
expenenced inward investment of cross border capital of
£52bn, almost five times as much as Manhattan, New
York and more than double the nearest nval Pans This
capttal has been invested in both commercial and
residential markets Knight Frank estimate that pnme
residential values rose 11 2% i1 2011 and 2 7% in Q1
2012 It1s not Just investors, occuplers are also increasingly
aware of the scarcity of the best space International luxury
brands are paying record rents on Bond Street and the
largest histed retall propenty landlord in Covent Garden,
Carnaby and Soho (Shaftesbury) has vacancy of less than
1% Grade A office space availability 1s 5 1% in West End
and 7 19 in the City of London In Pans, office rents rose
in all submarkets (except the inner suburbs) last year
Vacancy across Greater Parns 1s 7% and supply s very

tight with only 376,000 sq m (circa 19% of stock) being
delivered in 2012 and 2013 and two-thirds of that 1
pre-let These markets are not immune from the wider
economy However, the diversity of tenants s ensurnng
steady demand In the City, it was the insurance and fund
management sectors as opposed to traditional banking
that dominated take up last year whilst in the West End,
technology, telecoms and media dominated rather than
the tradimonal prvate banking and hedge fund occupiers

Property's defensive qualities remain its key attraction and
that means nwvestors are targeting above average income
streams, strong covenants and sub-markets where new
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supply cannot overwhelm (fragile} demand For
international and domestic institubonal investors alike,
this has focused their interest into a relatively small
number of cties and sub-markets beyond London
and Paris Secondary assets by virtue of lease length,
age of bullding, location or tenant qualy continue

to underperform

Offices '
In last yeat's report we 1dentified London, Paris,
Stockholm, Oslo, Warsaw and Geneva as office markets
expenencing a recovery In demand and a decline in
vacancy Whilst the hst has not grown much we would
add most of the major German oties, Vienna and
Gothenburg In certain oties, such as Helsinki and
Frankfurt take up has been good but high vacancy
persists Scandanavia and Germany with therr strong
export markets have seen employment levels nse and
this 1s reflected in office demand However demand 1s
very focused on high quality space Advances in arr
handhng, wireless technology and business practices
have led to much more efficent use of office space

As occupation densities have nsen, tenants can afford to
pay for quality Even in these top tier cities, take up 1s at
best merely ensunng modest increases in rental levels
However with growth both anaemic and concentrated
the outlook for the remainder 1s bleak With double digit
vacancy persisting, net rental values are still dnfing lower
in Amsterdam, Brussels, Dublin and Madnd Central
European aties, with the exception of Warsaw continue
to suffer from oversupply with rental values faling

London 1s a good example of just how focused office

demand 15 The M25 market surrounds Greater Londen

and has an office stock of approximately 130 million

sq ft with a long term average annual take up of

2 6 milhon sq ft Over each of the last 3 years 1t has

been 2 1 million sq ft and 2012 15 showing no sign of

improvement on 2011 All a very different story ta

Central London However the lack of new development

has seen vacancy fall from 8 7% to 8 3% and those

markets showing signs of rental growth are both closest

to Londan and tghtly focused in the western quadrant,

Uxbridge, Chiswick, Staines and further afield Guildford,

Reading and Maidenhead Indeed, offices were the only

sector to show rental growth (+2 7%) n the IPD

quarterly data for the twelve months to March 2012 !
The data highlights that Central Londen offices had rental ‘
growth of 5 49 hence rents continued to fall elsewhere

in the country, including the South East (ex London)
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Market Background and Outlook contnued

Retail

As ever in retail it 1s about customer draw — the winners
have been supra regional shopping centres, big box out
of town with excellent communication infrastructure and
luxury brand pitches The lack of wage growth, spending
cuts and nsing cost of living (particularly food and
petrol) has resulted mn shrinking disposable income
Rapid evolution in e-talling 1s changing the way we all
shop In the UK, the 176m internet enabled mobile
phone users registered in 2011 was double the 2009
figure Intemnet sales are now 10% of all retail sales

(ex food) and year on year growth was 20%
Increasingly the retail offer 1s becoming a lesure
expenience with high quality food offerings amongst the
complete retall mix The consequence Is that dominant
centres continue to win market share At the other end
of the retall spectrum, convenience shopping 1s also
critical and retail pitches In densely populated areas are
also faring well 1t 1s mid market products and sub
regional centres which are being squeezed

The weakest performers have clearly been those markets
suffering the greatest austenty and Spain 15 a case n
point European property companies with retail assets in
Spain reported like-for-like sales volume falls of between
5-15% 1n 2011 More positively, demand for Central
London retall drove rental value growth of 5-10% as
London continues to expenence high levels of tounst as
well as domestic demand Once again it 1s the lack of
supply which 1s a clear positive In the UK, there was only
2 5 million sq ft of new shopping centres completed last
year and nearly half of that was Westfield Stratford This
was 30% of the 2008 figure and less than 40% of the
long term average For 2012 the figure will be zero and
n 2013 just 15 milhon sq ft {dominated by Lands
Secunties' Tnnity Leeds scheme)

Distribution and Industrial

Take up n logistics was robust in core European markets
particularly In the UK, Germany, France and Benelux
Speculative construction remains approprately subdued
and most development is tenant-led "build to suit’ Much
of the take-up has been third party logistics business
associated with e-tailing Once again all the growth has
been in pnme locations — arports, key aty fringes (Pans
saw a 48% like-for-like increase in take-up In 2011) and
the best located motorway Intersections With average
yields on pnime logistics still over 7%, investment
volumes were strong as investors were drawn to the high
income yield That sub-sector proved to be a stronger
performer than the broader industnal market where
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generally rental values have not held up as well, reflecting
the lack of GDP growth across Europe

Debt and Credit Markets

The availability of debt for real estate investment remains
at low levels compared to historic averages Nonetheless,
fears that high debt refinancing needs between 2012
and 2014 would lead to further sharp falls in property
values have so far proven to be unfounded On the
whole, banks continue to take a pragmatic approach to
their loan portfolios, reducing exposure as and when
opportunities anse Disposals of loan portfolios have
increased over the last twelve months, as have the
number of joint ventures between banks and investors
Many of these disposals are taking place at significant
discounts to the onginal loan values That s not to say
that these discounts mark a further downturn in property
pricing What 1s apparent 15 that market pncing of
property shifted to clearance levels some while ago
whilst the banks have continued to hold assets at inflated
levels This 1s why we have often described the current
overhang of debt refinancing as more of a problem for
the banks than the rea! estate market

The problem 1s particularly acute in Spain, where banks’
exposure to commercial real estate totals approximately
€340 billion or €400 billion including construction
loans Approximately half of the €340 billion may be
problematic according to the Bank of Spain and 1t 1s by
na means clear that Spain's smaller lenders have
sufficient caprtal to meet losses

Banks have been supported in their approach by
continuing low interest rates and ongoing support from
the Bank of England and ECB Most recently, the 3-year
Longer-term Refinancing Operations mounted by the
ECB pumped a trillion Euros into the European banking
system, boosting bank profit margins and helping to hold
down sovereign and corporate bond yields It looks likely
that interest rates 1n the UK and Eurozone will remain
low for at least another 24 months, although this will
partly depend on what happens to iflation Based on
financial market pncing, expectations of inflaton over

the next 5 years are for 1 9% per annum In the
Eurozone and 3% per annum n the UK Of caurse,
these are averages of a great many individual views, both
tugher and lower than the mid-point It 1s therefore by
no means certain that anybody actually believes in them
For now, therefore, inflation remains yet another medium
term nisk to our outlook
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Market Background and Outlook contnved

This broad overview of debt markets obscures what 1s

a relatively berign situation as far as listed real estate
companies are concemed As referred to in our
introduction, listed real estate companies have proven
time and agan that they are able to refinance at attractive
rates It i1s not just bank debt that 1s available to the listed
real estate companies Corporate bond markets remain
open and we are seeing increasing involvement from
insurance companies Most recently, Big Yellow, the self-
storage operator, secured 15 year debt from Aviva at

an average interest rate of 4 9% and Unite Group, a
provider of student housing, secured 10 year debt from
Legal & General at an average interest rate of 505%
Both these deals demonstrate that it 15 not just traditional
assets that are attractive to lenders at the present tme

Property Shares

This was another year in which macro economic factors
dominated shareholder returns In summary, those stocks
with greatest exposure to penpheral Eurozone nations
such as Greece, Italy and Spain did worst and those with
exposure to the strongest and safest economies such as
Switzerland, London or Germany did best

Markets were highly volatile Usually, market participants
are able to assign probabilities to possible outcomes and
come up with a range of scenarios against which to value
comparues At the current trme, so many outcomes are
possible and so few of them probable that markets are
finding valuatons difficult Election results, comments
from politicians, headhine statistics and gauges of
consumer and business sentiment have all caused

huge swings in market direction The EPRA Index moved
through a range of 28 5% over the year The average
underlying discount to net asset value of the index
constituent companies hit a low of 3 5% and a high

of 24 5% over the penod As we have commented
previously, this volatility in share prices was against a
backdrop of not only overall stable asset values but

also growing eamings and dividends

At the country level, Switzerland was by far the strongest
performer, with a total return of 6 9% n local currency
This was the only country to deliver positive
performance over the penod France, the UK and
Germany generated total returns in local currency of

-3 7%, -3 9% and -5 3% respectively

At the other end of the spectrum, Spain, Italy and Austna
returned negative total returns of -81 6%, -80 5% and
-32 2% Whilst Austna is not 1n the same economic boat

as Italy and Spain, its banks are heawly exposed to
Central and Eastern Europe and its property companies
tend to be amongst the most highly indebted in Europe

Currency had a significant impact on returns In Sterling

the Swiss return was +8 6% due to the increasing value
of the Swiss Franc whilst Eurozone returns were reduced
by approximately 5% due to the falling value of the Euro

Small cap property shares generally underperformed large
caps as investors sought more liquid stocks wrespective of
fundamentals There were a number of exceptions to this
What we regard as the best manufacturers of property
returns (those small, active, entrepreneunal property
companies that we have always favoured) continued to
hold therr own Amongst these, St Modwen Properties in
the UK and Terrers in France stand out with total returns
of +5 1% and +3 3% respectively

With interest rates and bond yields so low, dvidend yield
was an important driver of performance, although often
this was short-lived as stocks rose on the approach of the
ex-dividend date, only to fall back agan shortly after The
average dividend yield n our sector was 5% at the year
end, covered 13 times by recurnng eamings Our own
forecasts show continued earnings growth from the
companies we invest In for each of the next three years,
which should support dividend growth at least in line
with current forecasts of inflation 1n any sensible world
we would expect this to lend support to share prices
However, we have grown to expect anything but a
rational approach in the short term

There has been little in the way of corporate action over
the period Beyond a handful of small placings, there
are only two real themes of note The first relates to
Germany, where listed real estate companies (principally
residential) 1ssued over €1 billion in fresh equity We
anticipate further equity issuance and possible 1PCs 1n
the coming year The second concerns a growing level
of interest from internationa! investors towards European
companies and assets Whilst the general body of equity
investors still see Europe as toxic and best avoided, a
handful of specialist investors have taken advantage of
depressed share prices and a shakeout in share registers
to build stakes Most interestingly, Simon Property Group
of the US has bought 28% of European shopping
centre specialist Klepierre Sovereign wealth funds
including Norges Bank, have also built up numerous
disclosable positions in companies from Great Portland
Estates to Brtish Land
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Market Background and Outlook contnued

Outlook

The macro situation in Europe remains difficult Few of us
can remember such a prolonged period of negatmity
towards the region from those both within and without
and most forecasters remain decdedly beansh It doesn't
help that the UK has slipped back into technical recession
and that much of the Eurozone will almost certainly follow,
nor that recent elections in Greece and France have
changed the terms of the debate from a focus on austenty
to strategies for growth, clouding the 1ssues for
governments Nonetheless, the situation is better than it
was twelve months ago, even If it does not always feel ke
t The ECB has taken important steps to inject iquidity mto
the European banking market that have had a similar
effect to quantitative easing in the UK and US, boosting
asset prices and increasing the velocity of money The
maln rescue funds within Europe (the European Financial
Stabilty Facility and the European Stability Mechanism)
have effectively been merged and made semi-permanent
and the IMF has seen its balance sheet, and therefore
firepower, strengthened Bank regulation and oversight also
contmues to improve and bank balance sheets are slowily
bemng cleansed of toxiaty Risk 1s concentrated in certain
countnes and mstitutions — one has only to consider the
precanous condsiion of the Spamish regional banks to
realise that major hurdles remain However, the fact that
we know where the nsk resides and what form it takes 1s
in itself @ major step forward

Beyond the macro 1ssues, our main investment themes
have not changed since the half year report to
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sharehalders As stated in our introduction, we are
broadly positive about the overall trajectory of earmings,
dividends and asset values Similarly, we see that listed
real estate companies generally benefit from sound
balance sheets, favourable access to capital and long
average lease terms

Nonetheless, we expect significant dispersion of returns
between the best and worst markets and the best and
warst property companies Plainly, companies with
exposure to markets such as West End of London offices
and shops or Berlin residential, where demand from both
tenants and investors (s strong and rents and capital
values are therefore nsing, will continue 1o outperform
Conversely, those companies with exposure to poorer
markets such as Netherlands or Belgian offices will suffer
Some of these latter companties may be faced with the
need to 1ssue new equity

Successful real estate investment 15 not a passive activity
The best property companies are led by entrepreneunal
and creative business people who are able to manufacture
returns from the raw matenal at therr disposal We remain
of the view that the best management teams will be able
to outperform over the long term and that seeking to
identify these teams s therefore an essential aspect of our
management of the Trust We beleve that the current
portfolios contain numerous examples of such companies
and that given time they will demonstrate their ability to
generate strong returns
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Ordinary Shares

Financial Highlights

Year ended Year ended
31 March 31 March %
2012 201 Change
Revenue
Total revenue return (£'000) 26,339 24,896 +58
Net revenue profit before tax (£'000) 20,155 19,016 +60
Revenue earnings per share 707p 694p +19
Net dividend per share’ 6.60p 600p +100
At 31 March Al 31 March %
2012 2011 Change
Balance Sheet
Investments held at fair value (£'000) 516,241 571,264 96
Shareholders' funds (£'000) 470,472 530,602 -113
Shares in 1ssue at end of penod (M) 256.2 2562 -
Net debt? 10% 7%
Net asset value per share 183.62p 20708p -113
Performance
Year ended Year ended
31 March 31 March
2012 2011
Assets and Benchmark
Benchmark performance (price only) -12.8% +10 2%
NAV change -11.3% +11 8%
Benchmark performance (total return) -8.9% +15 2%
NAV total return -8.5% +15 4%
IPD Monthly Index total return® 6.6% +107%
Total return from direct property 12.0% +10 7%
At 31 March At 31 March %
2012 2001 Change
Share Price
Share pnice 154.50p 177 10p -128
Share price total return -9.5% +12 6%
Market capitalisation £396m £454m -128

Sources Thames River Capital/*IPD monthly, one year cumulative

1 Net dadends per share are the dwidends in respect of the fimancial year ended 31 March 2012 An intenm dividend was paid (0 anuary
2012 and the final dwidend will be paid in August 2012

2 Net debt 1s the total value of loans and debentures less cash as a proparton of the Net Asset Value
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Marcus Phayre-Mudge MRICS Fund Manager

Performance

The Ordinary share class total return at -8 5% was shghtly
ahead of the benchmark total retum of -8 9% Whilst the
total return I1s disappointingly negative for the vear, the
figures are a considerable improvement on those reported
at the half year when the NAV total return for the first six
months of the financial year was -16 2% Performance of
pan European real estate shares over the twelve months to
March have been, figuratively speaking, on a rollercoaster
Strong performance in the first quarter, followed by the
dramatic sell-off in the summer which deepened into a
malaise in the autumn and then an abrupt U-turn in mid
December as markets responded to both the ECB's largest
ever LTROs as well as the change of poltical leadership in
both Greece and Italy NAV growth in the fourth quarter
was 120, 220bps ahead of the benchmark as investors
bought back into European equities across the board

Qur Cutlook comments made at the half year remamn valid,
namely maintaiing our focus on good qualty, well
financed property companies exposed to, where possible,
selected sub-markets across Europe with the best demand/
supply fundamentals Tiws approach has served us well
over the long term but in penods where the macro
backdrop dominates investor sentiment, volattlity and
correlation between stocks nses In the same vain, investors
sought perceived safe havens between July and December
This resulted 1n Swiss property companies outperforming
hugely in that penod, even though the occupational real
estate markets, particularly in Zunch, are in no better shape
than many other Westem European major cities with
vacancy close to 10%

Distribution of Assets
Continental European equities exposure decreased from |
58 3% to 55 1% whilst UK equities exposure increased




Manager's Report continved

shghtly from 33 8% to 34 6% UK physical property
increased from 77% to 10 3% following the purchase of
Park Place, Vauxhall This change in the distribution of
assets reflects both performance and our market outlook.
Whilst the Swiss stocks were the top perforrming
companies, collectively the UK was next, recording -3 9%
total return in the penod Our UK physical assets were the
outstanding performer recording +12% total return

Investment Activity

Over the period, turnover {purchases and sales divided by
two) totalled 29% of the average total assets over the
year Whilst this 1s higher than m previous years tt reflects
both the increased volatility in individual stock prices and
the need to react to the dramatic swings in sentiment
towards European equities and the property sector
Reviewing the quantum of actmty through the year, | was
a net investor in the first half, particulady early on
throughout April and again in September following the
rapid falls in stock prices in the summer months The
second half of the year saw net sales, parucularly towards
the end of the financial year following the steep price
improvements in February and March However, the
overall exposure and geanng within the fund did increase
modestly due to the purchase of an office bullding, Park
Place in Vauxhall Of greater importance to our relative
performance were the adjustments to the country focus
and indwvidual company exposure The most significant of
these has been the doubling of our exposure to Germany
(from 3 29% to 7 3% of the equity portfolio) As mentioned
in the Intenims, we participated in the iPOs of GSW and
Prime Office, as well as the capital increase in Alstria and
a nghts 1ssue in DIC Asset In October, the final 25% of
GSW owned by its pnvate equity backers was sold and
we added significantly to our holding Whilst we are
optimistic about German residential per se, we remain
particularly focused on Berlin and the major aities 1n the
west and southern parts of the country Much of the old
East Germany continues to suffer depopulation and 1s not
experiencing the rental growth we are seaing in the
remainder of the country GSW is the Sth largest holding

The wide dispersion of returns across sub-markets, even
within one country, has been a dominant investment
theme and this has fed through to the portfolio’s
construction For example, in the UK, whilst overall
exposure has increased from 33 8% to 34 6% of the
equity assets, the exposure to London has increased
more dramatically and within Greater London, our focus
has been on City and West End markets at the expense

ORDINARY SHARES

See-Through Portfolio by Market* (%)

4 Ordinary Share Benchmark
UK Class Portfolio 31 March 2012
Oty Offices 33% 3 0%
West End Offices 59% 4 5%
West End Retall 3 0% 2 0%
Docklands 0 5% 0 1%
GLC/SE Offices 3I5% 07%
Provincial Gifices 04% 0 3%
In town Retail 5 7% 49%
Supermarkets 05% 10%
Retaill Warehouses 3 3% 320
Out of town Retail 03% 2 8%
SE Industnals 2 3% 2 5%
Other Industinals 1 0% 1 1%
Self Storage 2 1% 0 8%
Leisure 07% 05%
Residental 2 2% 26%
Qther 1 8% 0 5%
Total UK 375% 303%
Austna Retal 07% 0B%
Austria Offices 0 1% 03%
Austna Residential 01% 07%
Belgum Retail 05% 06%
Belgum Offices 0 6% 2 5%
Belgium Residential 0 1% 03%
Belgum Logistics 02% 05%
Central Europe Retal 1 6% | 4%
Central Eurape Offices 0 4% 03%
Central Europe Industral 0% 05%
Central Europe Gther 02% 02%
Denmark 0 1% 0 2%
Finland Retail 03% 1 2%
finland Offices 0 0% 13%
Finlangd Other 00% 02%
France Retall 9 9% 96%
France Offices 7 5% 7i%
france Residential 1 0% 09%
France Logistics 1 0% 14%
France Other 1 7% 14%
Germany Retall 1 9% 17%
Germany Offices 22% 2 0%
Germany Residential 4 9% 520
Germany Logistics 05% 1 1%
Gemnany Other 02% 03%
Creece Retal . 00% 0 1%
Greece Offices 00% 01%
Italy Retail 12% 2 1%
Italy Offices 34% 1 6%
Italy Logistics Co% 02%
Italy Residenual 0 1% 00%
Netherlands Retall 26% 28%
Netherlands Offices D 1% 07%
Netherlands Other 01% 03%
Norway 1 5% 1 2%
Portugal 02% 0 1%
Russia 0 0% 01%
Spain Reta 19% 1 9%
Spain Cther 00% 05%
Sweden Retall 20% 2 4%
Sweden Offices 5 0% 4 5%
Sweden Industnal 139 14%
Sweden Residential 03% (9%
Sweden Other 02% 0 8%
Swatzerland Retall 1 0% 17%
Switzedand Offices 20% 330
Swatzerland Residentiat 03% 08%
Swatzerland Other 07% 07%
usa Q3% 03%
Other overseas 05% 08%

@al 100 0% 100 0%

/

*Combines the undertying property from the Ordinary Portfoho shareholdings

and direct property holdings
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Manager's Report contnved

of Docklands Qur increased investment in Derwent
London, Workspace and CLS Holdings alongside Great
Portland Estates and the purchase of the office building
in Vauxhall all reflect our belief that business space in
Greater London (not just the core) will generate greater
returns than the rest of the UK With little prospect for
rental growth n traditional office and retall sectors outside
the conurbation, our remaining UK focus has been

on specific submarkets self storage (Big Yellow and
Safestore), student housing (Urute) and residential

land bank manufacturers (St Modwen) With so much
weakness n secondary asset values we increased our
holdings in businesses with the firepower and agilty to
take advantage of pricing distress Management track
record 1s key and both London & Stamford and Max
Property are run by seasoned professionals

Scandinavia proved to be another good example of stock
and aty specific performance Finland’s largest two histed
companies are both heavily exposed to the Helsinki office,
industnal and retail markets The aty has suffered from

an oversupply of commeraal property generally for many
years and these weak fundamentals coupled with
napproprate capital structures {too much debt) resulted
n poor performance for both these companies We are
not expecting short term improvements and sold out of
both In Norway, fundamentals are sound in both Oslo
and Stavanger but Norwegian Properties are strugglng

to capture this growth Our holding did not increase in

the year The Swedish exposure did alter over the year,
becoming increasingly defensive, favouring the less geared
businesses such as Hufvudstaden, whilst maintamng
exposure to the principal aties Stockholm, Gothenburg
and Malmo This led to an increased holding in Wihlborgs

Unibail remains our largest holding 1t was the best
performing French stock over the year, returning +1 6%
in docal currency terms Such strong relative performance
resulted n the stock, at times, standing at a considerable
prermum to its asset value and | took the opportunity to
top slhice on occasion The relative overweight posiion has
subsequently been rebuilt as markets sold off in Apnl and
May this year The other large noteworthy investment in
France has been Meraalys Spun out from its parent
company Casino, the business owns neighbourhood
shopping centres adjacent to Casino hypermarkets
Uniquely in European property stocks it hiad, until recently,
no gearing In such volatle tmes this fack of geanng
proved very attractive and the stock’s total return for the
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penod at -1 05% was a strong outperformance of the
benchmark In March, the company announced that it
would take on debt and return approximately 50% of
the equity to shareholders, principally Casino

The volatilty of share prices last year was best illustrated
by our two Italian positions, Beni Stabih and 1GD Beny,
our more substantial holding, receves over 58% of its
gross income from Telecom Italia and over 45% of its
assets are n pnme propenty th Milan, Rome and Tunn
This valuation underpinning did not prevent the stock
faling 28% i Novemnber alone as investors in Itahan debt
fled and yields on 10 yr Italian sovereign bonds touched
7% We have added to our holding dunng the year
accepting short term volatility alongside the opporturuty
to buy exposure 10 good quality assets at large discounts

Gearing, Debt and Debentures

The overall debt position in the share class rose over the
year from €37m to £45m Borrowings peaked at the half
year (£52m) which reflected the acquisiion of Park Place,
Vauxhall in late July Whilst the increase i the amount of
net debt 1s modest, the fall in asset pnces resulted in the
geanng ratio nsing from 7% to 10% We also analyse the
‘see through' gearing of the portfolio, where we add the
assets and the debt of the companies in which we invest
to the on-balance sheet assets and debit of the share class
The ‘see-through’ geanng was 48 2%, whulst the
benchmark figure was 48 4% Although the share class has
on balance sheet debt, the unlevered physical property
assets which comprise 10% of assets broadly offset this

Revenue

Revenue earnings per share increased by 1 9% from

6 94p In the year to March 2011 to 707p 1 the year to
March 2012

At the beginning of the financial year we were anticipating
a fall in revenue The main reasons were the expectation
that the tming of some dividend receipts (which had
moved from Aprl to March in 2011) were hkely to revert
to payment in Apnl in 2012, effectively skipping our
finanaal year 2011/12 We were also anticipating an
increase In the tax charge Other uncertainties were
fluctuations in the exchange rates of European currencies
versus sterling and the possibility of increasing interest
rates on our floating rate debt

in fact, Investment Income actually rose by 5 8% over
the year from £24 9m to £26 3m The majoriy of the
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increase over our expected earnings was due to the
timing of dividends Three significant payments which
had moved from Aprl to March in 2011, were once
again paid in March 1n 2012 and did not, as was feared,
move back to Apnl Income was further bolstered by
another company bringing forward a dvidend ‘ex date’
previously anticipated for late Apnil 2012 to March

A considerable number of comparues from which we
receve significant dvidends go ex between the end of
March/beginning of Apnl period and the exact tming of
these will continue to be uncertain

As predicted the tax charge increased from 6 4% 1n 2011
to 10 19% The tax charge in 2011 was excepticnally low
as a significant number of companies distributed earnings
from capital accounts and therefore were not obliged to
withhold tax on the payments even though these were, In
fact, regular distributions of the companies’ earnings We
correctly anticipated that this would not reoccur to the
same extent in 2012, and that the tax rate would increase
markedly Whilst we continued to receive a small number
of dwidend receipts from capital reserves, and therefore
free of withholding tax in 2012, we do not expect this to
be much of a feature n the forthcoming financial year

At the intenm stage the tax charge was 9 4%, the further
Increase was due to a change in the mix of earmings,
mainly UK franked and Property Income Distnbution
mcome, 1n the second half

Ordinary Share Class
Changes in Investments

ORDINARY SHARES

Exchange rates have been volatile over the period The
Euro was at 1ts strongest at the end of June and then fell,
albeit with some rallies, to the financial year end The
peak dividend receipt period 1s April to June and therefore
the average exchange rate for our Euro denominated
receipts was not markedly different to the average in the
prior year Our fears of the impact of a weakening Euro
were therefore not an 1ssue for the penod under report

Interest rates have not increased through the perod,
however our two year loan faclity does bear a higher
margin than the revolving one year faclity This 1s the price
for certainty of debt availabilty for a longer period, and 1s
reflected in the marginal increase in interest costs We do
believe that 1t 1s important in the current environment to
dwersify our source of debt and debt matunty profile, even
though this may mean a marginal increase in cost To
mitigate this, the use of CFDs was introduced and this
remains an effective method of gearng and acts as an
additional source of competitively priced financing

Net property rental income has increased marginally

At the gross level income has nsen as a result of the
purchase of the office building in Vauxhall and the direct
operation of the car park at the Colonnades n Bayswater
However the successful letimgs to Teva at Harlow were
only possible following the surrender of the previous
tenant’s short remaining lease term Costs incurred in the

4 Valuation Apprecatian/ Valuation A
2011 Purchases Sales (depreciation) 2012

£'000 £000 £000 £'000 £000 %

Austria 10,025 1,930 (7.265) (3,202) 1,488 03
Belgium 6,568 2,175 (3,565) (1,034) 4,144 08
Finland 8,239 838 (6,490) (2,587) - -
France 158,874 18,253 {22,867) (22,310} 131,950 256
Germany 18,209 26,655 (7,881) 767 317,750 73
lialy 6,389 5,978 - (3,308) 9,061 18
Luxembourg 5,745 - (5,927) 182 - -
Netherlands 50,385 14,161 (7633) (14174) 42,739 83
Norway 5,069 2,332 (1,889) (737) 4,775 09
Sweden 39,569 9,428 (10,388} (6,568) 32,041 62
Switzerland 23,849 4,446 (7,500) 1,825 22,620 44
Continental Europe 332,921 86,196 (81,405) (51,144) 286,568 5586
UK 192,964 52,238 (56,261) (13,135) 175,806 340
Fixed Interest 1,054 - (1,093) 29 - -
Direct Property 44,325 8,143 (1,458) 2,857* 53,867 104
L 571,264 146,577 (140,217) (61,383) 516,231 1000

vy

*Net apprecation/(depreciation) includes amounts in respect of rent free penods
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Manager's Report contnved

new leasing actmities and the cost of operating the car
park have increased direct property expenses

In previous annual reports, we have commented on the
prospect of challenging withholding taxes on dividends
from certain European countries Progress has recently
been made in the European courts Claims have been
submitted for some penods and we will continue to
make claims where appropriate There 15 also the
possibility of applying the current UK tax treatment of
foreign dwvidends to earlier penods Revised tax returns
have been submitted for earlier penods on the basis of
the test case currently being heard by the European
courts The outcome s still uncertan and accordingly no
benefit has been recognised in the financial statements

Revenue Outlook

We expect the underlying earnings (in local currency
terms) from the companies in which we invest to
continue to grow modestly this year

However, all the uncertainties we outlined for the
previous year remain As we approach our peak dividend
season for foreign income, the Euro 15 almost 10%
weaker agatnst Sterling than at this ttme last year with a
real nsk of further weakening In addition, as highlighted
In previous years, there are a number of factors, not
within our control, which influence the tax charge We
anticipate a marginally higher tax charge as dvidend
payments by European companies from capital reserves
will be fewer than in the past two years Also the overall
mix of Income impacts the tax charge, particularly the
propartion of UK income receved as Property Income
Distributions or franked dividends The UK REITs do not
provide forecasts on the likely split between these two
forms of dividend Once again, another key vanable
remains the iming of dvidend ex dates falling erther
side of our March year end

On a conservative basis, considenng all the above
factors, we expect eamings of around 6 60p for the year
to March 2013

20 TPz s "2 Tus

Direct Physical Property

The physical property portfolio produced a positive total
retum for the 12 months of 12 0% made up of a capital
return of 7 1% and an income return of 4 9% This
compares to a total retum of the IPD Monthly Index

of 6 6% made up of a capital retumn of -0 2% and an
income return of 6 8% On a like for like basis, excluding
the purchase in the penod, the total return was 13 5%
comprising a capital retum of 8 8% and an income return
of 4 7% The outperformance was drven pnmarily by
asset management Initiatives at Harlow and the
Colonnades but also through yield compression across our
London focused portfolio

In July we purchased Park Place, Vauxhall for a total
cost of £8 25 million which reflects a net intial yield
of 6 75% and a gross capital value of E320 per sq ft
This 25,000 sq ft office 1s 100% occupied and
presents a number of opporturuties to increase rents
as the leases expire

At the Colonnades in Bayswater, the Waitrose rent review
was settled by third party determination The rent
increased by 14% (£67,000) to £534,000 per annum
Following the surrender of the car park lease with NCP,
we nstalled our preferred operator Vehicle cnme has
ceased and occupation 1s increasing We also completed
a further 20 residennal lease extensions receving in
excess of £1 1 mullion in extension premiums We have
now extended 28% of the 242 residential leases and we
are In negotiation with a further 22 residents (9% of the
total) who are seeking to extend

At Harlow, Teva have now leased the remainder of the
building but on a phased basis On completion of the
leases to Teva the whole property portfolio’s vacancy rate
will fall to 0 5% (6 9% at March 2011)

Marcus Phayre-Mudge
Fund Manager — Ordinary Share Class
8 June 2012
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Ordinary Shares — Portfolio

é N /Dlstnbutlun of Investments N
as at 31 March
2012 2012 2011 2011
£°000 % £000 %
UK Secunities — gquoted 175,806 340 192964 338
— fixed interest - - 1,054 02
UK Investment Properties 53,867 104 44325 77
UK Total 229,673 444 238343 417
European Secunties
- quoted 286,568 555 332921 583
Investments held at farr value 516,241 999 571,264 1000
— CFD debtor' 260 01 (22) 00
Total investments 516,501 1000 571,242 1000
\. /o J
@ ) (Investment Exposure A
as at 31 March
2012 2012 201 2011
£000 % £°000 %
UK Secunties — quoted 175,806 338 192964 338
— fixed interest - - 1,054 02
— CFD exposure 39N 08 - -
UK Investment Properties 53,867 103 44 325 77
UK Total 233,645 449 238343 47
European Secunties
— quoted 286,568 551 332921 582
— CFD exposure? - - 674 01
LTotal mvestment exposure’ 520,213 1000 571,938 1000
L ) y
(Portfollo Summary \
as at 31 March
2012 2011 2010 2009 2008
£000 £ 000 £ 000 E000 £'000
Total investments £516m ES71m £513m £278m £565m
Net assets £470m E531m £476m £324m £568m
UK quoted property shares 34% 34% 33% 32% 46%
Overseas quoted property shares 56% 58% 56% 51% 41%
Qverseas fixed interest 0% 0% 10% 0% 0%
Direct property
K(extemall\,r valued) 10% 8% 10% 17% 13%
S

'Net unreahsed gain/(loss) on CFD contract held as balance sheet debtor/{creditor)
!Gross value of CFD positions
"Total investments illustrating market exposure induding the gross value of CFD positions
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Ordinary Share Class Investment Portfolio by country os at 31 march 2012

Market value Market value
£000 % £000 %
Austria Switzerland
CA Immobihen 1,487 03 PSP Swiss Property 14,376 28
Conwert immcbilien 1 00 Swiss Prime Site 8,244 16
1,488 03 22,620 44
Belgium United Kingdom
Cofinmmo 2,410 05 Land Secunties 43,974 85
Befimmo 1,197 02 Hammerson 25,895 50
Wereldhave 335 1 Bntish Land 22,783 44
Warehousing and Distnbution de Pauw 202 00 Derwent Londen 15,914 33
Great Portland Estates 10,661 21
4144 s SEGRO 6,385 12
France Shaftesbury 5,884 11
Unibail-Rodamco 69,410 134 St Modwen 5,667 11
Klépierre 14,193 28 Safestore Holdings 5007 10
Gecina 9,635 19 Workspace Group 4,814 0%
lcade 8,362 16 Max Property 3,402 07
Mercialys 8,352 16 CLS Holdings 3,269 06
Foncigre des Régions 8,142 16 London & Stamford Property 3,091 06
Silic 7732 15 8ig Yellow Group 2,972 06
Tour Eiffel 1,621 03 Helical Bar 2,555 05
CFl 1,596 03 Unite Group 2,437 05
ANF Immobiher 1,272 03 Quintain Estates & Developments 2,118 04
Terreis 785 02 Hansteen Holdings 1,550 03
Foncigre Lycnnaise 633 01 Capital and Counties 1,481 03
Fonciére Europe Logistique 217 00 Pnmary Health Properties 810 02
Local Shopping REIT 748 01
131,950 256 Capital Shopping Centres 724 01
Germany Sorgbird Estates 686 01
GSwW 13,678 26 Capital & Regional 626 01
Deutsche Euroshop 8,237 16 Rugby Estates 447 01
Deutsche Wohnen 4,767 09 Town Centre Securities 435 01
TAG 4,567 09 Conygar Investrment 428 01
Alstnia Office 4,160 08 McKay Secunties 394 01
DIC Asset 1,316 03 Terra Catalyst 294 01
Pnme Office 867 02 Orchid Developments 140 00
Hahn 158 00 Tnruty Capital 127 00
37750 73 Nanette Real Estate 88 0c
175,806 340
Italy
Beni Stabili 6,808 13
Immobiliare Grande Distnbuzione 2,253 04 Direct Property 53,867 104
9,061 17 53,867 104
Netherlands
Cono 22,177 43 CFD Positions (included mn
Wereldhave 7517 15 current assets) 260 01
Euracommeraial Properties 6,689 13 e
Vastned Retall 6356 13 Total Investment Positions 516,501 1000
42,739 a3
Norway
Norwegian Property 4,775 0s
4,775 09
Sweden
Castellum 10,464 20
Hufwudstaden 7,442 14
Wihlborgs 5,782 11
Fabege 4,486 09
Wallenstam 1,326 03
Kungsleden 1,301 03
Klovern 1,240 02
32,041 62
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Shareholding Value

% of invesiment porfolio!

% of equity owned
Share prce at
31 March 2012 (2011)

I ORDINARY SHARES

Twenty Largest Equity Investments — Ordinary Share Class Portfolio

Comment
Note Market caps, yields and share pnce retums all at end March 2012

Umibail-Rodamco
(France)

£6941m (F83 37m)
13 4% (14 79%)

0 6% (0 7%)
€149 95 (€152 85)

Europe’s largest quoted property company by both market cap and gross assets,
followang the June 2007 merger with Rodamen Its €26bn porticho s located n
France (639%), the Netherands (69%), Scandinavia (8%), Spain (9%), Austna (7%)
and Central Europe (7%0) The asset focus rests on very large dominant shopping
centres 1 the main Eutopean aties (76% of assets) wiidh generate higher sales
density/footfall and lower structural vacancy The group also runs
exhibtion/convention centres (8%} and pursues an oppartunistic strategy (buy/build
and sell) on offices (16%) mostly located in Pans CBD and La Défense 1t has a solid
capttal recyding track record (exceptional dvidend of €23 namely 26% of NAV in
2004 and €20 namely 15% of NAV i 2011) The curent loan to value s 38% The
five year total shareholder retum has been 4306

Land Secunties
uK)

£43 97m (E3743m)
8 5% {6 69%)

0 8% (O 79%)

723 Op (733 5p)

The UK’s largest real estate \nvestment trust (REIT) by market cap and portfolio
value, with a pertfolio of £10 8bn including share of joint ventures The company
15 exposed ta Central Landen Cffices (43%), Shopping Centres (38%) and
Retail Warehouses and Supermarkets (119%) In the year, the company
announced Rob Noel, the well regarded head of the group’s London dwsion,
has succeeded Franas Salway as CEQO from March 2012 The group has been
actvely recycling capital out of mature assets and complex development sites,
and pushing ahead with its London tower development (20 fenchurch Street)
which we antiipate will get a pre-let agreement in due course and the only
major shopping cenire to be completed in 2013 (Tnruty Leeds) which 1s 58%
pre-let. The redevelopment of the group's Victona portfolic remains an attracive
future opportunity Last reported loan to value was a low 39% and the five year
total shareholder retum has been -51 4%

3 Hammerson

(UK)

£25 89m (£14 30m)
5 0% (2 5%)

0 9% (0 59%)

416 Cp (446 Sp)

This UK-based REIT is acwe in both the UK and France as an investor and
developer Currently, the £5 Sbn portfolio 15 split 44% UK Shopping Centres,
22% UK Retad Parks, 24% French Shopping Centres and 109 Gty Offices
However, In its recent full-year results the group announced its intention to
become a retall specizlist and dispose its City Office portfolio over the medium
term, & decision that has been well receved by the market Since becorming a
REIT the group has wncreasingly focused on income over developments and the
new CFO Timon Drakesith (ex-Great Portland) s aligned with this strategy
Management continues 0 manage the portfolio well with strong lettings and
low vacancy The development pipefine 1s currently focused on the large

(c 600,000 sqft) Les Terrasses du Port Shopping Centre in Marsellle The
balance sheet remains strong with an LTV of only 350 The five year total
shareholder return has been -56 4%

Bntish Land
(UK)

£22 78m (£32 63m)
4 4% (5 8%b)

0 5% (0 79%)

480 0p (552 5p)

With a £9 7bn portfolio covenng Central London Gffices (309%), Retail (53%)
Supermarkets {1496) and European Retatl (200), Bntish Land 15 the UK's second
largest REIT The porticlio has an above-average lease profile (Weighted Average
Lease Length to first break of 11 5 years) and exposure to higher quality Retad
Warehouses and Supermarkets The group s currently working on over 3 5m saft
of developments which are ¢ 508 pre-let While recent acquisiions appear to lack
stategic cohesion they offer an above average income retum While the last
reported loan to value rauo was high relatve to other UK majors at 48%, 1t s
within the group's target range of 40% to 50% The five year total shareholder
retum has been -50 0%

Cono
(Netherlands)

£22 18m (£22 45m)
4 3% (4 0%)

0 7% (0 6%)

€39 54 (€49 36)

Cono 15 the seventh largest Pan-European property company (weighted by market
cap within the EPRA benchmark) with a €7bn portfolio concentrated on the retail
sector (97%) After an eventful year in which it has successfully completed two
share 1ssues (rasing a totaf €710m) Cono has entered the Geman retail market
through an exclusive deat with Dutch developer Mults Corporation Cono acquired a
€1 3bn retal portfolio comprising of four operational assets and five developments
predominately located n Germany The portfolio split s now Netherdands (29%),
France (27%), italy (179%), Ibena (10%) Germany {9%) and Turkey (8%) In
addiwon the company has a €2 5 development pipeline (37% committed} with a
72% yield on cost which should dnve eamings and NAV growth Leverage 1s at
41% The five year total shareholder retum has been -23 8%

fInvestment portfolio exduding cash on deposit
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Twenty Largest Equity Investments — Ordinary Share Class Portfolio

continued

Shareholding Value

% of investment portfoliot
% of equity owned

Share pnce at

31 March 2012 {2011}

Comment
Note Market caps, yelds and share price retums all at end March 2012 !

6 Derwent London
(UK)

£1591m (£34 54m)
3 1% (2 6%)

0 9% {0 9%)
1745p (1643p)

This group is a speaahist London REIT operating a £2 6bn portfolio with a speafic
focus on Offices n the West End and areas bordenng the City of London In contrast
to the larger UK REITs, the group 15 aiming to explott the supply/demand imbalance
in London through refurbishments rather than new developments, with 2 6m sqft of
total space {1 1m of net new space} planned for delivery pre-2016 Operational
performance in the last year has been strong with the recently completed Angel
Building now fully et and significant pre-lets signed on future developments
Demand for space has been dnven by the TMT sector and management anticpates
this wall continue to push rents in the group’s low-rent portfolio Followng net
disposals in the year, the balance sheet remains strong with a loan-towvalue ratio of
only 33% The five year total shareholder retum has been -12.3%

7 PSP Swiss Property

£14 38m (£10 54m)

Based in Zunch, PSP 15 & real estate investment company owning a portfolio

(Switzerdand) 2 8% () 9%) valued at over CHF 6bn at the end of 2011 67% of assets by value are located
C 6% (0 4%0) in 2unch, with the remaining properties spit mainly between Geneva (1494),
CHF 80 10 (CHF 75 65) Basel (606) and Bem (4%) Two thirds of rent cornes from offices with the
majonty of the rest from retall and parking fees The intemally-managed company
has been successful in reducing the vacancy to B 3% 1in 2011 from 13 9% n
2006 PSP has a very solid balance sheet with a 319 LTV, 2 5% average cost of
debt and 5 9x interest cover ratio The five year total shareholder retum has been
313% !
8 Klepeere £1419m (£18 90m}) Klepierre owns a Pan Furopean shopping centre portfolio valued at €16bn
(France) 2 7% (3 3%) located in France (43%), Scandinavia (23%), laly (11%), (bena (8%) and
0 3% (0 4%) Central Eurcpe (7%) The acguistion of the Steen & Strom €2 7bn portfolio in

€25 94 (€28 64)

2008 together (W with pension fund ABP) has increased diversification in 2
strong retall property market Indeed over the course of 2011 the Scandinavian
porticho posted a 3 246 LFL rental growth thanks to 97% occupancy and 8%
uplft on re-letungs and renewals Klepierre has a €1 4bn commutted
development pipeline mostly on France and Scandinavia with 2 8% yeld on
cost Klepierre has long been a subsidiary of BNP Panbas Swnon Property Group,
the largest global shopping centre REIT acquired 2 28 7% stake in March 2011
at @ 209% premium 1o last pnice and 10% discount to NAV Simon best in-class
asset management capabilibes should help extract operational upside from
Klepierre The five year total shareholder retum has been -30 6%

9 GSW tmmaobilien
(Germany)

£13 68m (£0 00m)
2 7% (0 0%)

1 5% {0 0%)

€25 66 (€n/a)

Founded in 1924 and floated sn 2011 GSW Immaebilien 1s a pure play on the
Berlin residential market The company owns, leases and manages a portiolio of
53 700 residental unts valued at around €2 95bn A subsidiary of GSW also
manages approxmately 17500 residential and commeraial unsts for third parties
The Berlin residential rental market s attractve thanks to a low ownership rato of
159, significant household formation rate of 9 1% per annum over last 10
years, and very imited new construction Although the company’s LTV (57%) sits
above the sector average this doesn't create much investor concern given the
tugh and stable occupancy (97%) of the portfalio and the granulanty of reral
ncome and debt (349 loans with an average matunty of 11 5 years at 4% cost)
The total shareholder retum since its IPO in Apnl 2011 has been 20 5%

10 Great Portland Estates
(UK)

£1066m (£13 99m)
2 1% (2 5%)

09% (1 29%)

360 Op (385 8p)

This Central Landon office investor and develaper, operates £1 4bn of property
with exposure to West End and City Offices and Retail (77% and 23%
respectely) The group had another strong year operationally with significant
lettings signed at its soon to be completed developments, and the acquisition
of Rathbone Place, possibly the best large-scale development opportunity i the
West End Elsewhere the group has run-down rental mcome in anticipation of
future developments and while this has reduced current eamings the future
potential s strong In total, the group has 2 5m sqft of developments The
group remains comsmitted to recychng czpital and the strong balance sheet
(42% LTV} provides firepower for future acquisitions The five year total
shareholder return has been -28 4%
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Twenty Largest Equity Investments — Ordinary Share Class Portfolio

continued
Sharehalding Value
Y% of investment portfaliof
% of equity owned
Share price at Comment
31 March 2012 (2011) Note Market caps, yelds and share pnce returns all at end March 2012
11 Castellum E1046m (£1359m) Based in Gothenburg, Castellum 15 one of the largest real estate comparues in
(Sweden) 2 0% (2 4%) Sweden It owns a SEK 34bn mixed portfolic of higher yielding assets located in
0 8% (0 9%) Central and Southern Sweden giving it a broad exposure to the Swedish
SEK 82 95 (SEK 91 80) economy The property portiolio per type consists of 67% offices/retai, 30%
logistics/industnal and 3% development/land Castellum manages its properties
actvely through six local subsidianes The company has an excellent track record
delvenng stable shareholder retums with a strong focus of cash flow The
company remains conservatve relatve to its Nordic peers with an LTV 50%, no
refinancing issues and development forming only 3% of the balance sheet The
five year shareholder total return has been 4 5%
12 Gecma E964m (£1161m) Geana has an €12bn French high-quality portfolio of offices (57%), pnme
(France) 1 9% (2 1%) residential (3194), healthcare/hotels (10%) and logistics (20%) and 80% of these
02% (0 2%) assets are concentrated in Pans and the Pans Region Cespite the fow yelding
€78 06 (€9732) nature of the residential assets (c. 4 2% net yield) it provides a very resiient cash
flow thanks to high ocoupancy rate {stubbomly above 98% over the past 10
years) and above inflation LFL rental growth (above 2% pa since 2005) The
struggle for power between the controlling Spanish shareholders has been partly
resalved and the corporate govemance has smproved dramaticaily with a2 board
reshuffle and a well regarded independent CEQ These changes coupled with an
LTV down to 40% frorm 47% 1n 2009 have led credit rating agencies ta adopt a
more positve stance on the company In turn Geana was able to raise €1 1bn of
new financing In 2011 at competitive rates (43% aof bonds at a 168bp spread)
The five year total shareholder retum has been -24 0%
13 Icade £836m (£12 68m) icade 1s a dversified real estate company involved i house building, property
(France) 1 6% (2 2%) management and commercial property rental actvity with a €5 3bn portfolio The

0 3% (0 3%)
€65 B5 (€8708)

major event of 2012 15 the announced merger wath SILIC which wall create the
largest French office property company with a total portfolio of €3 3bn The 100%
share-based deal has a compeling industrial logic given the absence of
geographical overlaps between the two portfolios and the similar "investor-
developer” business models of the two companies The new entity will have a
reasonable level of leverage (LTV of 409%) and will stil be able to benefit from the
Caisse des Depots (CDC) finanwal backing The five year total shareholder retum
has been -31 1%

14 Mercialys
(France)

£8 35m {(£0 00m)
¥ 6% (0 0%%)

0 4% (0 0%)

€26 5% (€28 13)

Meraialys owns a French shopping centre postfolo valued at €2 6bn The
company has been listed in 2005 by the food retaler group Casinc which
retained a controlling stake over the subsequent years At the time of the IPO the
company had two differencing aspects an absence of debt and a significantly
under rented portfolio Mercialys has delvered a stunning return for investors over
that penod (10 2% unleveraged annual IRR) mostly by extracting the rent
reversion (€136 average rent per sgrm in 2005 vs €213 per sgm 1 2012) In
February 2012 Meraalys announced that it will gear up its balance sheet (40%
LTV} by returming around 45% of the market cap to shareholders and accelerate
disposals The fve year total shareholder retum has been 3 6%

15 Swiss Prime Site
{Switzerland)

£824m (£13 30m)
16% (2 3%)

0 3% (0 5%)

CHF 7490 (CHF 72 45)

Followng the merger with Jelmol SPS has become the largest Swiss investment
property company both by market cap and portfolio size (CHF 8 2bn) The group —
stilf extemally managed by Credit Suisse — 15 now predominantly invested in retat
(35%) and office {4196} assets throughout Swilzerand Dunng the year the
cormparny fimshed its Pnme Tower development which significantly contnbuted to
valuaton gans and should enhance EPS 1 2012 Investors continue 1o view
Switzerland as a safe haven and as such the shares have performed with the
portfolio yeld gnang a large spread over Swass ten year bonds The yield on the
stock 15 dose to 5% which compares favorably to the Swiss wider equity index (sub-
3%) The five year total shareholder retum has been 30 &%
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Twenty Largest Equity Investments — Ordinary Share Class Portfolio

continued

Shareholding Value

% of investment portfoliot

% of equity owned
Share price at

31 March 2012 (2011}

Comment
Note Market caps, yields and share price returns all at end March 2012

16 Deutsche Euroshop

{Germany)

EB 24m (£6 68m}
169 (1 2%)

0 7% (0 5%)

€26 37 (€26 95)

Deutsche EuraShop 15 Germany's only public company that invests solely in
shopping centres Its €3 1bn portfolio includes 15 centres in Germany, 2 1n
Poland and one each in Austna and Hungary The company s extemally managed
by ECE, the largest developer/manager of shopping centres « Germany The
occupancy has been kept at remarkably fugh levels (>290%) over the past few
years while their lease contracts have a 10-year duration and are 100% CPI linked
which 15 unusual in Germany The LTV 15 modest i the German context at 47%
The five year total shareholder return has been 18 5%

17 Fonciére des Régions

{France)

£8 14m (£15 61m)
1 6% (2 8%)

0 3% (0 4%)
£6003 (€75 19)

Foncitre des Régions 1s a dversified European property company with a
consolidated portfolio of €£14bn of assets (€9bn in group share) The asset focus
rests on French and lalian offices (73% group share) let on long-tenm lease
contracts to tenants such as France Telecom, EDF, 18M, Suez Enwvironment and
Telecom ltaha The ltalian office exposure 1s held through Beni Stabil (BNS) which
converted into a SIQ (talan REIT) 1 January 2011 The adoption of the tax-
transparent regime enabled BNS to Ift its recurning post-tax eamings by 500 in
2011 FDR has reduced its stake in 8BNS to 51% from 68% n order to meet the
SIQ canversion ctena In addiion Foncigre des Régions has strategic stakes n
sector speciglist REITs Foncigre des Murs (French lodging and leisure assets/25%
owned), Fonadre Développements Logements (French and German
residential/32% owned), Fonoere Europe Logistique (French and German
ndustnals/67% owned) and Parcs GFR (French car parks/60% owned) The
group managed s leveraged balance sheet (59% LTV 1 2008) by over-
delivering on its disposal targets and renegotiating debt covenants Leverage is
now 49% The yield 15 dose ta 8% The five year total sharehalder return has
been -34 5%

18

Silic
{France)

£773m (£8 04m)
| 5%0 (1 4%)

0 6% (0 5%)

€82 72 (€98 90)

Silic 15 an ivestor 1n and developer of office and Tight industnal space n the Pans Its
1 2m sqm portfolio {valued at €3 2bn) 15 dustered in business parks Orly-Rungs,
Rotssy and La Défense-Nanterre The company has €263m n developments wath a
projected 8 2% yield on cost and some fand bank reserves valued at over €180m
indeed Silic has one of the largest pnvately-owned land banks in the Pans region
represantng an addmonal building potental of aver 12 millon sqm on thewr 63-
hediare park, which currently houses 376,500 sgm of space The major event of
2012 15 the announced merger with SILIC which will create the largest French office
property company with a total portfolo of €3 3bn The 1009 share-based deal has
a compeliing industnal logic gven the absence of geagraphical overlaps between
the two portfolios and the similar “investor-developar” business models of the two
companies The new entity will have a reasonable [evel of leverage (LTV of 40%)
and will stil be able to benefit from the Caisse des Depots (CDC) financial backing
The five year total sharehiolder return has been -21 8%

19

Wereldhave NV
{Netherfands)

£752m (£8 39m)
15% (1 5%)

0 7% (0 6%)

€59 43 (€75 36)

Wereldhave 15 a dversified Dutch-based REIT with investments throughout
Europe (73%) and the United States (24%) Its €2 9bn portfolio 15 dorminated
by the office and retail sectors, which represents 96% of assets In March 2010
Wereldhave acquired €250m of Dutch mid-size shopping centres from Unibadl-
Rodamco at a 6 1% yield whereby they expanded the portfolio size by 9% and
increase the loan-to-value 10 36% (from 28% a year earliery The cost of debt
remains very low at 2 % (due to 56% flaating rate debt) but tegether with
some unhedged FX exposure tends to underrmine the visibility on future
eamings In February 2012 Wereldhave management announced ther intention
to dispose of their €800m portfolio over the next 2-3 years which should lower
the current 419 LTV The five year total shareholder retum has been -29 1%
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Hufvudstaden
{Sweden)

£744m (£6 31m)
14% (1 19%)
0 1% (0 4%)

SEK 6395 (SEK 7505)

Hufwudstaden has an exceptionally pnme retail and office portfolo (SEK 22 2bn)
in central Stockholm (~88%) and Cothenburg (~129) and owns some of
Sweden's most icomic buldings  Due to its CBD Stockholm focus prime assets
and strong asset management, Hufvudstaden managed to increase LFL rents by
8% duning the year and bnng vacancy below 4% The company has a very
delensve balance sheet with an LTV of 18%, and 'CR of 7x and 100% fixed
debt The five year total shareholder return has been 3 8%

Five year share price total returns are from Bloomberg using the penod ended 31 March 2012, are expressed in local

currency and assume the reinvestment of net dvidends
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Ordinary Portfolio Investment Properties os at 31 March 2012

Value n excess of £10 milhon
Property Sector Tenure Size (sq ft) Principal tenants
The Colonnades Mixed Frechold 44,000 Wartrose Ltd
Bishops Bridge Road Use 200 space car park Velmore Ltd
London W2 242 residential units
The property comprises a large mixed use block in Bayswater, constructed in the mid 1970s The site extends to
approximately 2 acres on the north east comer of the junction of Bisheps Brdge Road and Porchester Road, dose to
Bayswater tube station and the Whiteleys Shopping Centre
Value less than £10 million
Property Sector Tenure Size (sq ft) Principal tenants
I ™ Field House Offices Freehold 66,000 Teva UK Ltd
Station Approach Close Brothers Ltd
Harlow
Located next to Harlow Town raihway station, the bulding was constructed 1n the late 19805 and compnses a 66 000 sq
ft office bulding on a site of 35 acres The buillding 1s multi let to a vanety of tenants with 50% of the property's income
expinng in 2021
\. /
s ™ Solstice House Offices Freehold 31,550 Exel Europe Ltd
251 Midsummer Boulevard
Milton Keynes
This 31,550 sq ft office bulding 15 situated in the pame office pitch in Milton Keynes and s located between the
shopping centre and the railway station The building 15 cccupied by Exel Europe Lid (trading as DHL) who have a lease
expiring January 2015 and a tenants break optian in January 2013
\. /
d ™ Fernier Street Industrial Industrial Freehold 35,800 Absolute Taste
Estate, Ferner Street Kougar Tool Hire Ltd
Wandsworth SW18 and Mossimans
adjacent plots Page Lacquer
The Ferrier Street Industnal Estate occupies a site of just over an acre, 56 metres frorn Wandsworth Town railway station
In an area that 15 predominantly residential The estate compnses 16 small industriat units generally let to @ mix of small
to medium sized private companies
\. Y
Park Place Offices Freehold 25,600 Nacro
10-12 Lawn Lane Police Federation
London SW8 ETV Media

Feed the Minds
Located on the edge of the Ning Elms regeneration area, 150m from the Vauxhalt Cross transport hub this converted
Victonan warehause provides affordable office space close te the West End and Victana office markets The property 1s
splt intc small suites and 15 100% let

fSpread of Direct Portfolio by Capital Value (%) h (i.ease Lengths within the Direct Property Purtfolm\
2s at 31 March 2072 Residental as at 31 March Gross rental income
and Cround
Office Retal  Industral Rents Other Tota! less than 1 year (including vouds) 37 1%
West End of London 86% 201% 12 0% 50% 457% 1 to 3 years 16 0%
Inner London* 14 5% 18% 157% 320% 410 5 years 31 5%
Around M25 15 3% 15 3% 6 to 10 years 14 4%
Other South East 7 0% 70%
11 10 15 years -
Total 454% 219% 157% 120% 50% 1000% Over 15 years 1 0%
*inner London defined as mside the Nerth and South circular _—
\_ AN 100%
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Ordinary Share Class Statement of Comprehensive Income (unaudited)

for the year ended 31 March 2012

Year ended 31 March 2012

Year ended 31 March 201

Revenue Caprtal Tota! Revenue Caputal Total
Return Return Return Return
£000 £000 £000 £000 £'000 £000
Investment income
Investment income 21,749 - 21,749 20,581 - 20,581
Other operating income 32 - 32 23 - 23
Cross rental Income 3,257 - 3,257 3,041 - 3,041
Service charge income 1,249 - 1,249 1,222 - 1,222
(Losses)/gains on investments held
at far value - (61,383)  (61,383) - 54,135 54,135
Net movement on foreign exchange - (22) {22) - 340 340
Net returns on contracts for difference 52 202 254 29 {22) 7
Total income/(loss) 26,339  (61,203) (34,864) | 24,896 54,453 79,349
Expenses
Management and perfarmance fees {2,493) (1,246) {3.739) (2,494) (1,247) (3,741)
Repayment of prior years” VAT 117 58 175 59 30 89
Direct property expenses, rent payable
and service charge Costs (1,795) - (1,795) (1,577) - (1,577
Other expenses (720) - {720) (689) - (689)
Total operating expenses (4,891) (1,188) (6,079) (4,701) (1,217) (5,518)
Operating profit/(ioss) 21,848  (62,391)  (40,943) | 20,195 53,236 73,431
Finance costs (1,293) (1,293) (2,586) (1,179) (1,179) (2,358)
Profit/(loss) from operations
before tax 20,155  (63,684)  (43,529) 19,016 52,057 71,073
Taxation (2,041) 1,070 (971) (1,223) 828 (395)
Total comprehensive income/(loss) 18,113 (62,614) (44,500) 17793 52,885 70,678
Earnings/(loss) per Ordinary share 7.07p (24.49)p (17.37)p 694p 20861p 2755p
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Ordinary Share Class Balance Sheet (unaudited)

as at 31 March 2012

ORDINARY SHARES

2012 2011
£000 £000
Non-current assets
Investments held at fair value 516,241 571,264
516,241 571,264
Current assets
Debtors 6,414 5,707
Cash and cash equivalents 2,944 3,012
9,358 8719
Current liabilities (39,937) | (33,840)
Net current liabilities (30,579) (25,121)
Total assets less current liabilities 485,662 546,143
Non-current habilities {15,190) (15,541)
Net assets 470,472 530,602
Net asset value per Ordinary share 183.62p 20708p
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Sigma Shares

30

Financial Highlights

Year ended Year ended
31 March 31 March 9%
2012 2011 Change
Revenue
Total revenue return (€'000) 3,634 4,624 +02
Net revenue profit before tax (E£'000) 3,503 3,485 +05
Revenue earnings per share 2.60p 257p +12
Net dwidend per share' 2.60p 2 15p +209
At 31 March At 31 March %
2012 2011 Change
Balance Sheet
Investments held at fair value (£'000) 123,501 150,308 -178
Shareholders’ funds {£'000) 117,773 139,841 -158
Shares in 1ssue at end of penod {m) 1245 1249 03
Net debt® 5% 8%
Net asset value per share 94.62p 111 94p -155
Performance
Year ended Year ended
31 March 31 March
2012 2011
Assets and Benchmark
Benchmark performance (pnce only) -15.3% +13 1%
NAV change -15.5% +14 1%
Benchmark performance (total return) -12.1% +16 9%
NAV total return -13.6% +16 5%
Year ended Year ended
31 March 31 March %
2012 2011 Change
Share Price
Share price 70.70p 83 45p -153
Share price total return -12.7% +19 7%
Market capitalisation £88m £104m -154

'Net dwvidends per share ase the dvidends wn respect of the finanaal year ended 31 March 2012 Intenm dvidends were paid in January

2012 and the final dvidend will be pad in August 2012

INet debt 1s the total value of loans and debentures less cash as a proportion of Net Asset Value

Source Thames Rwer Capital
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Manager's Report
Sigma Share Class

- N

e /
James Wilkinson MRICS Fund Manager

SIGMA SHARES

Performance

Over the year to 31 March 2012 the Sigma share NAV
total return was -13 6% The benchmark total return was
-12 1% This marks a significant improvement from the
half year position but it 1s nevertheless disappointing
to have to report a year of negative returns for
shareholders As we described in the Market Background
section, the year saw further turmoil in stock markets
in general and very high levels of volatiity In this penod
of heightened fear, smaller, less hquid companies
suffered disproportionately and the Sigma share class
underperformed the Ordinary share class by 5 1% This
15 the first time since Sigma's launch 1n July 2007 that
smaller companies have underperformed larger ones

Such an cutcome prompts us to examine the strategies
we employ to achieve the Sigma class's objective and the
portfalio we have put n place as a result The Sigma
class's objective 15 to maximise shareholders’ returns by
(investing in the shares of smaller real estate companies
Our expenence Is that over trme smaller rea! estate
companies generate superior returns when compared to
their larger peers We see a number of reasans for this
Small compantes tend to be focused businesses with a
clear and easily defined strategy They are often led by
entrepreneunal ndwiduals or small teams with significant
personal financial exposure to the businesses they run
These leaders are able to make fast and effective
deaisions that are implemented without dilution by
multiple management layers Small businesses can also
be more easily fine-tuned to the economic chmate than
large ones Individual deals can make a significant
difference to a small company's balance sheet and P&L
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Manager's RePO rt continued

In our view, real estate 15 not a business where
economies of scale count for very much The most
notable exception is shopping centre investment and
development, where the ability to offer scale and an
international platform to retailers 1s clearly of great
importance On the whole, however, small real estate
compantes do not suffer from disproportionately high
finance or administrative costs Indeed, they are often
financed and run more efficiently than larger companies
Of course, the impact that management decistons and
individual deals can have cuts both ways One of our
chief tasks, therefore, is to identify management who will
use the features of small companies to shareholders’
advantage rather than cost

We have assembled a portfolio that i1s heavily exposed to
precisely these sorts of companies Many of the
companies we invest In are not only attractive from a
bottom up perspective but are also operating in
environments that we consider to be the most secure
from a macro perspective Of the top 10 positions, which
account for 40 2% of total portfolio value, only one
(Eurocommercial) 1s exposed to anything other than the
UK, Germany or Sweden On a see-through basis the
Sigma portfolio was 63% exposed to the UK, Germany,
Sweden and Switzerland at the year end

Markets at the current time are not well suited to
investors who take bottom up deaisions for the long term
As the adage goes, the only thing that goes up in bear
markets 1s correlation and Sigma’'s own share price has
suffered irrespective of its exposure Nevertheless, your
managers are confident about the long term prospects for
the core shareholdings within the Sigma portfolio These
companies represent our pick of the top real estate
managemert teams in Europe and are true
manufacturers of returns Whilst volatiity 1s likely to
remain high for at least the next twelve months, we
continue to believe that the long term prospects are good
and that the fundamental charactenstics of small cap real
estate stocks will reassert themselves over time

Investment Activity and Distribution of Assets

Qver the perod, turnover {purchases and sales divided by
two) totalled £62 8m, which equates to 46% of average
Investments over the penod This cormnpares to turmover of
419 for the year to the end of March 2011 and 1s a
result of the large fluctuations in prices and relative values
between different stocks over the year
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See-Through Portfolio by Market (%)

4 Sigma Share Benchmark N
Class Portfolio 31 March 2012
UKk
City offices 09% 0 9%
Docklands 09% 0 1%
In town retail I8% 1 1%
Leisure 05% 00%
Other 1 9% 2 0%
Qther industnal 1 59 1 6%
Qther London and SE cffices 2 1% 15%
QOther OOT retail 04% 05%
Peovinaial offices 05% 0 6%
Residental 4 39 52%
Retall warehouses 09% 06%
SE Industnal 1 0% 09%
Self storage 1 7% 2 1%
Supermarkels 01% 01%
west End offices 2 5% 17%
west End retail 27% 08%
Total UK 25 7% 19 8%
Austna Offices 0 4% 05%
Austna Residential 1 5% 22%
Austna Retall 02% 02%
Belgium Laogistics 00% 08%
Belgium Offices 1 9% 30%
Belgium Retail 04% 06%
Central Europe Industnal 0 0% 01%
Central Europe Offices 2 1% 2 6%
Central Europe Other 0 1% 0 1%
Central Europe Residennal 0 6% 02%
Central Europe Retail 1 4% 08%
Finland Offices i 1% 3 1%
Finland Other 0 3% 06%
Finland Retail 08% 2 1%
France Logistics 2300 05%
France Offices 35% 2 0%
France OCther 23% 06%
France Residenual 04% 02%
France Retal 4 1% 19%
Germany Logisbcs | 5% 12%
Germany Offices 72% 9 6%
Germany Other 0 7% 0 8%
Germany Residential 12 0% 12 1%
Germany Retail 38% 3500
Greece Cffices 00% 02%
ltaly Logistics 01w 00%
haly Offices 3 \4p 2 4%
ltaly Residennal 0 1% 0 1%
laly Retail 4 5% 22%
Netherdands Industnal 0 1% 04%
Netherdands Offices 05% 08%
Netherlands Retail 140 1 6%
Norway Offices 3 0% 2 5%
Norway Retall 0% 00%
Other Overseas C3% 08%
Russia industnal 0 0% 0 1%
Russia Offices 01% 01%
Russia Retail 0 0% 0 1%
Spain Offices 00% 0 4%
Spain Residential 00% 03%
Span Resail 0 5% 0 6%
Sweden Logistics 17% 20%
Sweden Offices 63% 7 1%
Sweden Other 08% 12%
Sweden Residental 08% 3 2%
Sweden Retall 1 8% 2 7%
Swizerand Offices 02% 0 B%
Switzerland Other 00% 0 6%
Swizerdand Residennal 020 03%
Swizedand Retall 02% 05%
Total 100 0% 100 0%
/




Manager's Report continved

Sales exceeded purchases by £4 3m, reducing geanng over
the year, from 8% to 5% Our caution towards the
Eurozone s largely reflected m the repostioning of our
stocks rather than in the level of debt that we carry within
the share class Over the year we increased exposure to the
UK and Germany by 10% Germany now accounts for

25 2% of see-through exposure, only marginally behind the
UK at 25 7% The majonty of this German exposure 15 to
residential investment wathin companies such as GSW and
Deutsche Wohnen, which own large portfolios of rental
assets In key German ciies German residential 1s an area of
the market that we expect to continue to show good levels
of capttal and revenue growth n the medium term, backed
by highly granular and relatively low nsk ncome streams

Our French exposure totals 12 6% This s largely made
up of holdings in a group of small, highly specialised
companies Including logistics investor and developer
Argan, Greater Pans operator Terrers, and retall and hotel
investor ANF These companies are prnme examples of
the manufacturers of returns that we 1deally seek out as
the core of the portfolio Fonciere Paris France, another
lle-de-France focused investor and one of last year's top
20 positions, was acquired by a consortium of French Iife
insurers duning the year at a significant premium to its
prevalling share pnce We have held FPF within the Trust
since its IPO m 2006, since when its total return has
been 25%, compared to the EPRA total return of -373%

Exposure to Sweden has fallen over the year, from 15 9%
to 11 4% This partly reflects our view that the Swedish
market 15 relatively fully valued compared to other markets
However, we have alsa rotated out of Hufvudstaden,
which over time has increased In size to the extent that 1t
can no longer be considered a small cap stock

We have less than 0 5% see-through exposure to Greece,
Ireland or Spain ltahan exposure totals 77% This reflects
our holdings in Beni Stabili, IGD and Eurocommeraial,
which own high quality portfolios largely exposed to the
wealthier areas of Northem ltaly

Debt, Gearing and Debenture

The overalt debt posttion in the share dlass fell from
£119m to £74m over the year Net debt was £6m
Gearing reduced from 8% to 5% We signed the two
year multi-currency facility with ING in May last year and
renewed the one year facility with RBS in December
Together with the debenture maturing in 2016 and the

L SIGMA SHARES

abity to use CFDs we consider that we have sufficient
flexibility to meet likely financing needs over the coming
penod

Revenue

Revenue earmings per share increased by 1 2% from

2 57p in the year to March 2011 to 2 60p i the year to
March 2012

At the half year stage we were pointing to earmings of
around 2 40p The main reason for the difference between
this and the year end result was a significant dvidend due
around the year end, which was anticipated to fall into Apnl
In fact this dvidend went ex on the last day of the finanaal
year In addition, the tax charge at the year end at 75% 15
shghtly fower than at the intenm stage due to lower than
anticipated withholding taxes in the second half

Akhough geanng has decreased over the period, finance
costs are at the same level as the prior year In May 2011
the Trust entered into a two year loan facility with ING
This was allocated between the two share classes in the
same way as the one year revolving facility from RBS The
two year loan faality does bear a higher margin and non-
utiisation fee than the revolving one year facility, the pnce
for certainty of debt availlability for a longer peniod As
stated for the Ordinary share class, we do believe that it s
important in the current environment to dwerstfy our
source of debt and debt matunty profile, even though this
may mean a marginal increase in cost The use of CFDs 1s
also available as an additonal method of gearing which 1s
competitively priced

The dmvdend of 2 60p for the year 15 a full payout of the
earmings We indicated in the last annual report that we
expected to be able to increase the ratio from the 84%
seen in 2011 in the future The Sigma share class has
now been in existence for almost five years The first three
years saw a complete overhau! of the portfolio as the
mherted Ordinary share class stocks were divested and
reinvested in the target small cap stocks in order to meet
the new share class objective The dividend payouts in the
first few years were cautious as we anticipated that
dwidend receipts from the smaller cap stocks would be
more erratic and less progressive In addion we were
keen to leave ourselves with the ability to invest in
fledgling companies that are focused on development
apportunities and capable of delivenng supenor capital
returns However, having run an entirely small cap portfolio
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Manager’s Report continued

for a number of years we are now confident that we can
maintain a higher level of dividend whilst also having the
ability to pursue the lower yielding opporturuties with the
potential for significant capital out-performance
Shareholders can also be reassured that having built up a
significant level of revenue reserves in the Sigma class, the
directors have the ability to maintain the dividend should
earnings, for the short term, show some volatility

There continues to be the prospect of legal challenges to
withholding taxes on dividends from certain European
countries Progress has recently been made in the
European courts We have already submitted our own
claims for some periods and will continue to make claims
where appropnate

There 1s also the possibility of applying the current UK tax
treatment of foreign dividends to earlier penods Revised
tax returns have been submitted for earher periods on the
basis of the case cumrently being heard by the EU courts
in relation to this At this stage the outcome 15 still
uncertain and accordingly no benefit has been recognised
in the financial statements
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Revenue Outlook

We expect the underlying earnings from the companies in
which we invest to continue to grow modestly In addition
a number of new companies have been added to the
portfolio, which are expected to have a positive iImpact on
revenue earnings

However, a number of uncertainties remain The Euro
exchange rate 1s almost 10% weaker than at this aime last
year with real nsk of further weakening The timing of
some significant dividends close to the year end, remains
a factor The tax charge 1s also difficult to accurately
predict, particularly as the majonity of the tax incurred 1s
actually withholding tax on non-UK earnings Withholding
tax rates are subject to change and rates vary between
terntories so changes to the geographic focus of the
poartfolio will impact upen the tax charge

Overall, we expect a modest increase In earnings for the
year to March 2013 to around 2 8 p per share

James Wilkinson
Fund Manager — Sigma Share Class
8 June 2012




Sigma Shares — Portfolio

SIGMA SHARES

Destnibution of investments ) (D|str|but|on of investments 2012 2012 201 2011 )
as at 31 March 2012 as at 31 March 2012 £000 % £000 %
UK Secunties
~ Quoted 41,653 337 45,141 300
European Secunties
- Quoted
France 13,359 108 16,085 107
Netherlands 9,731 79 15,828 106
Sweden 12,703 103 24,129 161
Germany 26,581 215 (2,915 86
Cther 18,709 152 35,276 234
— Fixed Interest 765 06 834 06
Investments held at farr value 123,501 1000 150,308 1000
— CFD debtor 28 (¢]4] - -
\ y Total Investments 123,529 1000 150,308 1000
. ™\
Investment Exposure Investment Exposure 2012 2012 2011 2011
as at 31 March 2012 as at 31 March 2012 £000 % £'000 %
UK Secunties
- Quoted 41,653 337 45,141 300
European Secunties
- Quoted
France 13,359 08 16,085 107
Netherlands 9,731 79 15,928 106
Sweden 12,703 103 24,129 161
Germany 26,581 215 12,915 86
Other 18,709 151 35,276 234
— Fixed Interest 765 06 834 06
— CFD exposure 192 01 - -
Total investment exposure 123,693 100 0 150,308 1000
\. VAN
Changes in Investments Valuation Appreaation/ Valuation )
as at 31 March 2011 Purchases Sales {depreciation) 2012
£'000 £'000 £000 EQ00 €000 %
Austna 9,757 671 (2,051) (3,479) 4,898 40
Belgum 4259 3,367 (3.673) {(688) 3,265 26
Finland* 8,543 944 (4,259) (2,468) 2,760 22
France 16,085 4,622 (5,157) (2,191 13,359 108
Germany* 13,619 21,206 (7,268) (306) 27,231 221
aly 5,932 1,349 - (3,085) 4,196 34
Luxembourg 1,157 - {1,393) 236 - -
Nethedands 15,928 6,252 (8,355) (4,094) 9,731 79
Notway 5,322 1,906 (4,062) (103) 3,063 25
Sweden 24,129 4,893 {13,156) (3,163) 12,703 103
Swatzerland 436 172 - 34 642 05
Continental Europe 105,167 45382 (49,394} (19,307) B1,848 663
UK — equities 45,141 15,262 {15,584) (3.166) 41,653 137
150,308 60,644 (64,978) (22,473) 123,501 1000
L*!ncludes fixed interest investments
S
TRPope s T s 35




SIGMA SHARES ]

Sigma Share Class

/Top 20 Holdings at 31 March 2012

Secunty

Couniry

Holding value in £'000

% of total equity
portfolio value

Great Portland Estates
GsSwW

Deutsche Euroshop
Eurocommercial Properties
Shaftesbury

Deutsche

Fabege

Wihlborgs Fastigheter
London & Starnford
Capttal & Counties
Vastned Retail
Befimmo

Fonciére des Murs
Norwegian Property
Waorkspace

Tour Eiffel

Alstria Office

CA Immobilien
Kungsleden

Beni Stabih

Unuted Kingdom
Germany
Germany

Netherlands

United Kingdom

Cemany
Sweden
Sweden

Unuted Kingdom

United Kingdom

Netherlands
Befgium

France

Norway

Unuted Kingdom
France
Germany
Austna

Sweden

ltaly

7
7016
5,744
4,892
4,866
4,689
45617
3,999
3,312
3,258
3,262
3,178
3,065
3,063
2807
2,827
2725
2,636
2,610
2,370

LTne value of the largest twenty holdings at 31 March 2012 totalled £78m and represented 63% of the portfolio

58
57
47
40
39
38
37
32
27
27
26
26
25
25
24
23
22
21
21
19

N

(Top 20 Holdings at 31 March 2011

% of total equity
Secunty Country Holding value in £0G0 partfolio value
Eurocommeraal Properties Netherlands i1,155 74
Great Portland Estates United Xingdom 8,227 55
Shaftesbury United Kingdom 6,436 43
CA Immobihen Austria 5,667 38
Hufvudstaden Sweden 5335 36
Norwegian Property Norway 5,322 35
Fabege Sweden 5127 34
Alstna Office Gemany 4933 33
Sponda Finland 4,508 30
Deutsche Euroshop Germany 4334 29
Kungsleden Sweden 4221 28
Conwert Immaobilien Germany 4,090 27
Castellum Sweden 4,073 27
Ben Stabili Italy 3937 26
Citycon Finland 3,905 26
Tour Eiffel France 3,545 24
Fonaére Pans France France 3228 22
Befimmo Belgium 2976 20
Vastned Retait Netherlands 2,881 19
Waorkspace United Xingdom 2,830 19
The value of the fargest twenty holdings at 31 March 2011 totalled £97m and represented 65% of the pertfolio
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Sigma Share Class Investment Portfolio by country

as at 31 March 2012

Masket value Market value
£'000 % £'000 %
Austria Sweden
CA Immobilien 2,636 21 Fabege 4617 37
Conwert fmrnobilien 2,262 18 Wihlborgs Fasugheter 3,999 32
Kungsleden 2610 21
4.698 39 Klovemn 937 08
Belgium ungberggruppen 540 04
Befimmo 3,178 26
Warehousing & Distnbution 87 01 12,703 102
Switzerland
3,265 27 Allreal 459 04
Finland Mobimo 183 01
Sponda 2,125 17
Citycon 520 04 642 05
United Kingdom
2645 21 Great Portland Estates ARV 58
France Shaftesbury 4,B66 39
Fancigre des Murs Managers 3,065 25 London & Stamford Property 3312 27
Tour Eiffel 2,827 23 Capital & Counties 3,298 27
Argan 2,346 19 Workspace 2,907 24
ANF 1,668 14 St Modwen Properties 2,170 17
CFl Compagnie Foncidre 1,618 13 Quintain Estates & Developments 1,888 15
Terreis 1,147 09 Safestore Holdings 1,835 15
Altarea 293 03 Unite Group 1,732 14
Foncigre Europe Logistique 295 02 Local Shopping REIT 1,337 11
UK Commercial Property Trust 1,193 10
13,359 108 Metnic Property Investment 1,182 10
Germany Max Property 1,175 10
GSW 7016 57 Hansteen Holdings 1,017 08
Deutsche Euroshop 5,744 47 CLS Holdings 929 07
Deutsche Wohnen 4,689 38 Town Centre Securnties 918 07
Alstna Office 2,725 22 Conygar Investment 803 06
TAG 1,822 15 Helical Bar 732 06
DIC Asset 1,548 13 Songbird Estates 546 04
Prime Office 1,118 09 Big Yellow Group 522 04
VIB Vermoegen 1,067 09 NewRwer Retall 184 03
Painzia 6543 05 Grainger 314 03
Hahn 209 02 Capita! & Regional 274 02
Terra Catalyst 266 02
26,581 217 Rugby Estates 266 02
ttaly Pactolus Hunganan 160 o1
Bern Stabill 2,370 19 McKay Secunties 138 01
tmmobiliare Grande Distnbuzione 1,826 15 Tnnity Capital 1z ol
Orchid Developments 98 01
4,196 34 Pnmary Health Properties 95 01
Netherlands Nanette Real Estate 62 ol
Eurocommercial Properties 4,892 40 41,653 337
Vastned Retail 3,262 26
Nieuwe Steen Investments 1,577 13 Fixed Interest
TAG Immobilien 6 5% 10/12/15 (Germany) 650 05
9,731 79 Citycon 4 5% 02/08/13 (Finland) 15 01
Norway 765 06
Norwegian Property 3,063 25
CFD Posittons (included in current
3,063 25 assets) 28 o o
Total portfoho 123,529 1060
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Twenty Largest Equity Investments — Sigma Share Class Portfolio

Shareholding Value

% of investment portfoliot

% of equity owned
Share price at

31 March 2012 (203 1)

Comment
Note Market caps, yields and share price retumns all at end March 2012

1 Great Portland Estates
(UK)

£712m (£823m)
5 8% (5 5%)

0 6% (0 7%)
350 0p (385 Bp)

This Central London office investor and developer, operates £1 4bn of propesty
with expasure to West End and City Offices and Retal (77% and 23%
respectively} The group had another strong year operationally with significant
lettings signed at tts soon to be completed developments, and the acquistiion
of Rathbone Place, possibly the best large scale development opportunity 1 the
West End Elsewhere the group has run-down rental ncome 1n anticipation of
future developments and while this has reduced current eamings the future
potential 1s strong In total, the group has 2 5m sqft of developments The
group remasns committed to recycling caputal and the strong balance sheet
(42% LTV} prowdes firepower for future acquisiions The five year totak
shareholder return has been -28 4%

2 GSW Immobilien
{Germany)

£702rm {£0 00m)
5 7% (0 0%)

0 8% (D 0%)

€25 66 (En/a)

Founded in 1524 and floated in 2011 GSW Immobdien 1s a pure play on the
Berlin residential market The company owns, jeases and manages a portfolo of
53,700 residential units valued at around €2 95bn A subsidiary of GSW also
manages appraxmately 17,500 residenual and commeraal units for third
partes The Berlin residenual rental market 15 attractwe thanks to a low
ownership ratio of 15%, significant household formation rate of 9 19 per
ansum over last 10 years, and very limited new construction Although the
company's LTV (57%) sits above the sector average this doesn't create much
investor concemn given the bugh and stable occupancy (87%) of the portfolio
and the granulanty of rental Income and debt {349 loans with an average
matunity of 11 5 years at 4% cost) The total shareholder retum since its (PO in
Apnl 2011 hes been 20 5%

3 Deutsche Euroshop
(Germany)

£5 74m (£4 32m)
4 7% (2 99%)

0 5% (0 49%)

€26 37 (€26 95)

Deutsche EuroShop 1s Gemany's only public company that invests solely in
shopping centres Its €3 1bn portfolio includes 15 centres in Germany, 2 1n
Poland and one each in Austria and Hungary The company Is externally
managed by ECE, the largest developer/manager of shopping centres 1n
Germany The occupancy has been kept at remarkably hugh tevels (>999%) over
the past few years while therr lease contracts have a 10-year duration and are
100% CPiHinked which s unusual in Germany The LTV 1s modest in the
Cerman context at 47% The five year total shareholder return has been 18 5%

4  Eurocommercal Properties
(Netherlands)

£480m (£11 15m)
4 0% (74%)

0 5% (0 5%)

€28 36 (€34 96)

Based in London and listed in Amsterdam, with Dutch REIT status, the company
15 a specialst shopping centre investor operating 1n Northem (taly (39%),
France {359%) and Sweden (26%) with a €2 6bn portfolic The company 1s
actvely managed, reflected in a vacancy rate below 1% and 2 long dated debt
profife by European standards (7 years) The loan to vajue ratio 1s 43% and the
five year total shareholder return has been -12 9%

5 Shaftesbury
(UK)

£4 87m (E6 43m)
3 99 (4 30%)

0 4% {0 5%)

493 0p (473 1p)

A specialist investor 1n the West End of London with 2 £1 7bn portfolio spht
across Retall/Restaurant (719%), Offices {18%) and Residential (11%) The
group continues to benefit from weak Sterling which 1s enticing foresgn
consumers to the iconic West End As a result, vacancy of 5 1% remains low
The new CEQ Bnan Bickell {ex CFO) took the reigns in October 2011 and we
expect a seamless continuation of the group's strategy The London Olympics
will bnng 2 large number of addwionat tounsts to the West End and beneft the
group’s retallers A strong balance sheet with an LTV of 29 7% offers the
opportunity for accretive acquisiions and redevelopments The five year total
shareholder return 1s -5 6%
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Twenty Largest Equity Investments — Sigma Share Class Portfolio

continued
Shareholding Value
% of investment portfoliat
% of equity owned
Share price at Comment
31 March 2012 {2011) Note Market caps yelds and share prce returns all at end March 2012
6 Deutsche Wohnen £4 69m (E2 63m) Deutsche Wohnen 1s & German listed residential company with 2 portfolio of

(Germany)

38% () B%)
0 5% (0 4%)
€11 05 (€10 19)

€2 9bn compnsing 51,103 units in total, of which 50,626 are residential units
and 477 are commercial properties The predominant share of the portfolio is
located n the regions of Berlin, Frankfurt/Main and the Rhune-Main area Dunng
the year the company implemented a successful capital increase in order to
finance new acquisitons The current foan to value 1s 55% The fve year total
shareholder return has been -48 2%

Fabege
{Sweden)

£462m (£5 17m)

3 7% (3 5%)

0 5% (0 5%)

SEK 5700 (SEK 48 80)

Fabege 15 @ Swedish real-estate investment company with a portfolio of over
SEK 29bn It has a pure Stockholm exposure with 57% n central Stockholm
and the remainder in the suburbs The company has a strong emphasis on
development which currently accounts for around 20% of the balance sheet It
has contrbuted signhcantly to capital growth over 2011 and should lead to
strong cash fiow growth over the next two years as it 15 85% pre-let (by GLA)
The lean to value stands at 57% with the company taking steps to hedge/fix
maore debt at low rates throughout the year (now 769%) The company has also
dwersified its debt by entenng the secured bond market as lending has become
mare difficult In the Nordics Cne concern 1s the impending tax case (the
Cyprus case) which 1s hoped to be resolved n the near future The five year
tota! shareholder return has been -15 2%

Wihlborgs
(Sweden)

£400m (£1 36m)

3 29% (0 5%)

0 6% (0 29%)

SEK 53 25 (SEK 188 00)

Wihlborgs 15 2 Swedish real estate comnpany with SEX 18bn of assets purely
focussed on the Qresund region 74% of its assets are in office/retall, 19% are
in industnal/warehouse and the remainder 1s n projecis and land Wihlborgs
has a cash flow onentated strategy and aims to create value through asset
management, development and transactions Due to the strength of
management and geographucal focus Wihiborgs has one of the highest returns
on equtity in the sector and we expect this to continue At the year end the
company had an LTV of 58%, an ICR of 2 8x and low cost of debt of ~3 5%
The five year total shareholder return has been 56 0%

London & Stamford
(UK)

£331m (E0 00m)
2 7% (0 0%)

0 6% (O 0%)
110 0p (125 0p)

The property company set-up by Raymand Mould and Patack Vaughan targets
opportunistic acquisitions i distressed real estate markets The group has no
sector bias and evaluates all opportunities as they anse The group built a
substantial distnbution portfolio which «t recently sold and has made good
returns on Meadowhall shopping centre since it puichased a 50% share from
Batish Land, whach 1t 1s now looking to sell Over the last year management has
been bullding a war chest of ¢ £800m (including Jv funds) through capntal
recycling as it expects significant acquisition opportunitres will emerge over the
next 12 to 18 months The cument LTV 15 37% and the total shareholder retum
since IPO n November 2007 has been 34 6%

Capital & Counties
(UK)

£3 30m (£2 78m)
2 79 (1 9%)

0 3% (0 2%)

192 Op (168 5p)

Capital & Counties operates as a West End specialist retas owner with its Covent
Garden assets and offers significant exposure to London residential
development with the long-term redevelopment of Earls Coust from extubition
centre to residential Progress at Covent Garden has been strong with
international retailers taking space and helping to transform the area from a
tourist attraction to a shopping destination in its own nght At Earls Court
progress has been a little slower than hoped given the complexty of the site
However, it has submutted the outline planning for the entire area and 15 due to
recewve its first detaled planning consent at the Seagrave Road car-park site We
anticipate land values here will increasingly reflect the residental opportunity
The loan to value remains low at 29% and will reduce as the group exits its JV
with Great Portland Estates Since being spun out of Liberty Intemational in May
2010 the total shareholder return has been 45 2%
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Twenty Largest Equity Investments — Sigma Share Class Portfolio

continued
Shareholding Velue
% of investment portfohot
% of equity owned
Share pnce at Comment
31 March 2012 {2011} Note Market caps, yields and share price returns all at end March 2012
11 Vastned Retall £3 26m (£2 88m) Pan European retal real estate nvestor with Dutch REIT status its €2 1bn high-
(Netherlands) 26% (1 9%) yelding portiolio 1s concentrated in the Netherlands (37%), Spain {199%),
0 5% (03%) France (23%) and Belgum (16%) The company also has exposure to Turkey
€39 20 (€51 65) and Portugal The company’s new strategic objective includes raising the
exposure to high street retail to 65% from 509% of the current portfolio
Management are of the optnion that this sub-market should delver higher
renial growth, better occupancy level and better capital performance over time
It also intends to create high street retail dlusters in targeted ates {eg
Bordeaux) The loan to value rate 15 43% and the five year total shareholder
return has been -23 9%
12 Befimmo E3 18m (E2 98m) Befimmd's portfolio of €1 9bn 15 focused mostly on offices in Brussels and has
(Belgium) 2 6% (2 0%) a sizeable development and refurbishment pipeline with 2 total cost of €175m
04% (0 3%) over the next three years The most sizeable development scheme 1s the
€49 62 (€51 64) Paradis building n Liege (€35m or 5% of total portfolia) which will host the
Finance Federal Public Service from 2014 with a lease matunng in 2038 QOne
of the main attnbutes of Befimmo 15 the long lease duration of 9 years and the
65% exposure to public tenarits (Belgian state and European comimission) The
postiolio occupancy rate of 94 3% also compares favourably to the market level
of 88 5% The loan to vafue stands at 44% and the vield 1s 8% The five year
total shareholder return has been -22 4%
13 Foncgre Des Murs £307m (E2 44m) A separately traded subsidiary of Fonaiére des Regions The company owns 2

(France)

2 5% (1 6%)
0 3% (02%)
€1945 (€22 55)

€3 2bn portiolio and speciahises n the hotel (54%b), restaurant and garden
centre (23%), nursing home {149%;) and ‘eisure {9%) sectors mostly 1n France
(5% 1n Belgium and Portugal) The residual firm lease length 1s 8 years with
ne vacancy The principal tenant 1s the Accor hotel group (Ibis, Mercure and
Novetel) The freefloat 1s kmited to 10 % but the share register 1s rock-solid,
comprsed of life insurance groups (CA Predica, Generali Vie, BNP Cardif)

and Fonaére des Régions (260%) The loan-to-value ratio has been reduced 1o
48% from 62% n December 2009 The five year total shareholder return has
been 0 7%

14

Norwegian Property
{Norway)

£3 06m (E5 34m)

2 5% (3 6%)

0 6% (0 9%)

NOX 8 87 (NOK 10 15)

Norwegian Property 1s a commercial real estate investor/developer Its has 39%
of its assets \n CBD Cslo, a further 48% in the suburbs (Skoyen, Nydalen and
vanous other areas) and 13% i Stavanger The current portfolio yield 1s 6 1%
Through vanous property transactons dunng the year Norwegian Property has
managed to reduce s LTV to 59% (including vendor financing) The total
shareholder retum since listing has been -85 2%

15 Workspace

(CLY)

£2 91m (£2 BOm}
2 4% (1 9%)

0 6% (0 9%)
2350p (2725p)

Workspace operates a £730m portfoho spht across flexible studio and office
space (75%) and small-unit fight industnal (25%) Although the vacancy rate
15 fugh at 12 6%, this covers space currently being developed and space that
has recently been refurbished The group target a vacancy rate of ¢ 10% which
it has found offers the best combination of space flexibility and rental growth
In @ protracted process Jarmie Hopkins (a current non-exec director) was
appointed as the new CEQ from Apnl 2012 This decsion was largely a
surpnse for the market and we wait to see how Mr Hopkins impacts the group
In the year, the group raised £62 Sm in a nghts 1ssue o fund ¢ E£100m of
development actvity over the next two to three years Development 1s spiit
across residential conversion, new-for-cfd business centre developrment and
refurbishment/extension of current space As a result of the nghts 1ssue the
loan-to-value ratio reduced sigruficantly to 41% The five year total shareholder
return has been -92 4%
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Twenty Largest Equity Investments — Sigma Share Class Portfolio

continued
Sharehclding Value
% of investment portfolio!
% of equity owned
Share pnce at Comment
31 March 2012 (2011} Note Market caps, yields and share price retums all at end March 2012
16 Socété de la Tour Eiffel £2 83m (£3 56m) Tour Eiffel has a portfolio valued at €1bn equally sphit between the Greater Panis
(France) 2 3% (2 4%) region and French provincial aities The asset mix 1s Offices (8194), sorting
14% (1 1%) centers {10%), nursing homes (5%) and light ndustnals (4%) The high
€4280 (€6500) yielding nature of the portiolio (7 8%) together with 2 moderate cost of debt
makes Tour Eiffel an atiractve dnidend play The quality of the portfolio has
improved (62% of buildings are new or delvered over the past 10 years) The
company 1s 10% owned by 1ts management team which 1s a positive The loan
to value 1s 58% The five year total shareholder return has been -55 1%
17 Alstna Office £2 72m (£4 97m) Alstria is the largest REIT i Germany It owns a high-quality office portiolio of
(Germany) 2 2% (3 3%) B0 properties valued at €1 53bn, a valuation yeld of 6 5% with an average
0 5% (0 8%) lease length of 77 years 45% of the portfolio 1s located in Hamburg (mostly
€834 (£981) let to the ity of Hamburg with 2n average lease length of 13 2 years) and &
further 20% s 1n Stuttgart Cunng the year the company successfully
completed & 10 9% capital increase it March in order 1o fund new
acquistions The loan to value at year-end stood at 50 2% wath no near term
refinancing needs (until mid 2014) The total shareholder retum has been -
35 7% since the IPO 1n Apnl 2007
18 CA Immoblien £2 64m (E5 66m} CA Immo 15 a Vienna listed commercial property investor and developer with a

(Austria) 2 1% (3 8%) €5 2bn pertfciio located in Austriz {13 9%), Germany (45 3%) and Eastern
0 4% (0 6%) Eurgpe (40 8%) Assets valued at €934m are under development (18% of
€853 (€1300) gross assets), the bulk of which are located in Germany (839%) Dunng the year
the company fully integrated the Europalis acquisiion increasing the portfolio
fram €3 5bn to €5 2bn and the NOI by 71% The lsan-to-value at year end 15
560 The five year total shareholder return has been -64 8%
19 Kungsleden £2 61m (E4 24m) Kungsleden 15 a Swedish commercial real estate company with a property
(Sweden) 2 1% (2 8%) portfclio of over SEK 25bn The property partfolio 1s geographcally spread and
0 4% (0 5%) high yielding (72%) The portfolio 15 split between commergal properties
SEK 45 80 (5EK 62 00) {50%), the Hermso public properties (44%) and modular homes (6%) Dunng
the year Hemso (the public properties) became an independent company and
deconsolidated from Kungsledens accounts although Kungsleden stil owns a
50% share One concern 1s the Impending tax case {the Cyprus case) which s
hoped to be resolved i the near future The company has a balance sheet
loan-to-value rato of 61% although the see-through LTV 15 68% The {ive year
total shareholder retum 15 39 4%
20 Ber Stabili £237m (E3 93m}) A pure Italian office player with a €4 3bn pertfolio n Milan (42%) and Rome
(ltaly) 1 9% (2 6%) (10%) The group was histoncally a passive real estate owner but this changed
0 3% (0 3%) with the take over from Foncigre des Regions {which controls 51% of Beni

€045 (€073)

Stabil) The group now embraces a more cash flow focused model and has
become a SIIQ (ltahian REIT) in January 2011 The adoption of the tax-
rransparent regime has hifted BNS recurnng post tax eamings by 50% i 2011
This new model includes a more systematic disposal of low-yielding assets
Although the portfolio 1s composed of good quality assets and nearly half of the
rents are secured through long leases to Telecom Italia, the stock has been
hsghly correlated to developments in the italian sovereign yield curve The five
year total shareholders return has been -57 4%

Five year share price total returns are from Bloomberg using the period ended 31 March 2012, are expressed in local

currency and assume the reinvestment of net dvidends
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Sigma Share Class Statement of Comprehensive Income (unaudited)

for the year ended 31 March 2012

Year ended 31 March 2012

Year ended 31 March 2011

Revenue Capntal Total Revenue Capital Total
Return Retumn Return Retumn
€000 £000 £000 00D £000 £000
Investment income
Investment Income 4,615 - 4,615 4610 - 4,610
Other operating income 19 - 19 14 - 14
{Losses)/gains on mnvestments
held at farr value - {22,473) (22,473) - 17,381 17,381
Net movement on foretgn exchange - 849 849 - (191) (191)
Net returns on contracts for difference - 28 28 - - -
Total income/(loss) 4,634 {21,596) (16,962) 4,624 17,190 21,814
Expenses
Management and performance fees (704) (352) {1,056) (692) (346) {1,038)
Repayment of prior years’ VAT 27 14 41 14 7 21
Other expenses (155) - (155) (1e1) - (1en)
Total operating expenses {832) (338) (1.170) (839) (339) (1,178)
Operating profit/(loss) 3,802 (21,934) (18,132) 3,785 16,851 20,636
Finance costs (299) (299) (598) (300) (300) (600)
Profit/(loss) from operations
before tax 3,503 (22,233}  (18,730) 3,485 16,551 20,036
Taxation (261) - (261) (274) - (274)
Total comprehensive income/(loss) 3,242 {22,233) (18,991) 321 16,551 19,762
Earnings/{loss) per Sigma share 2.60p (17.83)p (15.23)p 257p 13 25p 1582p
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Sigma Share Class Balance Sheet (unaudited)

as at 31 March 2012

SIGMA SHARES

2012 2011
£000 £000
Non-current assets
tnvestments held at fair value 123,501 150,308
123,501 150,308
Current assets
Debtors 5,105 7295
Cash and cash equivalents 1,445 1,176
6,550 8,471
Current liabilities (9,429) (16,089}
Net current liabilities (2,879) (7618)
Total assets less current liabilities 120,622 142,690
Non-current liabilities {2,849) (2,849)
Net assets 117,773 139,841
Net asset value per Sigma share 94.62p 111 94p
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THE GROUP/COMPANY

Directors

\_ J

Peter Salsbury - Chairman

o J

Caroline Burton

. J
Hugh Seabomn

N\ v
Richard Stone

Peter Salsbury retved in 2000 as Chief Executive of Marks & Spencer plc ("M&S™) He now has & Management Consultancy
practice speciahising in £xecutive Coaching and Strategy and 1s Chairman of Molten Consultancy Dunng his 10 years on the
Board at M&S his responsibiliies included Commercial Estates Retall Operations, HR, as well as Sales and Marketng He also
served on the Board of M&S Finanaial Services for 5 years He joined the Board of TRPIT in 1997, and succeeded as Chairman

on 26 luly 2004

Caroline Burton joined the Board of TRPIT
in June 2002 She joined Guardian Royal
Exchange pl¢'s Investment Departrent in
1973 and remained wath the group untl 1999
From 1987 she was Managing Director

of Guardian Asset Management, and, from
1990 to 1999, Executive Girector —
Investments She 1s a non executive director

of Rathbane Brathers ple, Blackrock Smaller
Companies Trust plc, Liverpool Victona Frnendly
Society Ltd and a Member of the Management
Committee of Hermes Property Unit Trust She
advises a number of pension funds and
charities

Hugh Seaborn joined the Board of TRPIT
on 24 July 2007 He s a Chartered Surveyor
and has considerable expenence in the
property arena, he 1s currently the Chief
Executive Officer of the Cadogan Estate and a
member of the Councl and Audit Commistee
of the Duchy of lancaster From 2000 to
2009, he was Chief Executive Officer of the
Portman Estate and he 15 a past Charman of
the Westminster Property Assaciation

Richard Stone, was Deputy Charman

of Coopers and Lybrand {"C&L") and in 1998
became a member of the Global Board of
PncewaterhouseCoopers until he jomned the
TRPIT Board in 2000 He headed up C&Ls
Comporate Finance Practice in the UK and
Eurape, and was also an Insolvency
Practtoner He brings a broad base of
business finanaat and property expenence to
the TRPIT Board He 1s now Chairman of
Drambuie Lid and of Candover Investments
ple and a non executive director of Henderson
Global Tayst ple. He 15 the Sentor Independent
Director for TRPIT

\.

Simon Marrison

-

Paul Spencer

.

David Watson

All directors are wdependent of the manager and are members of the Audt Committee
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Siman Marnsaon, joined the Board of TRPIT
on 28 September 2011 He 1s the European
CEO and Chief Investment Officer for LaSalle
Invesiment Management Based in Pans
since 1990 he has considerable expenence
in the European property arena

Paul Spencer CBE, joined the Board of TRPIT
on 1 August 2007 He s Charman of State
Street Managed Pension Funds Lid, the Rolls
Royee Group ple Pension Fund and the BT
Pension Fund He also sits on the Boards of
WPP Group plc (where he chairs the Audit
Cornrrittee) and Nipponkoa Insurance Group
(Europe) Ltd He 15 Charman of the TRPIT
Audit Committee

Dawvid Watson joined the Board of TRPIT on

} Apnl 2012 He 1s a Chartered Accountant
and has had a distinguished career in the
Financal Seraces Industry He spent 3 years as
Finance Diredor of M&G Group ple, where he
was a direcior of four equity investment trusts
and mast recently at Awiva plc as Chief Finance
Officer of Aviva General Insurance He is
currently @ non executive director of Charles
Taylor Consulting plc, Kames Capital plc and
Hermes Fund Managers Limited, where he 15
Chawrman of the Audit Committee




Managers

\.

Marcus Phayre-Mudge

f’

.

James Wilkinson

-

\.

Jo Elliott

7

\.

George Gay

THE GROUP/COMPANY

Marcus Phayre-Mudge Fund Manager — Sigma Share Class up to 31 March 2011 ~ Fund Manager Ordinary Share (lass
from 1 Apnl 2017 He joined Henderson Clobal Investors in January 1997, imtially managing the direct praperty portfolio
within the Trust and lattery focusing on real esiate equities managing a number of UK and Pan European reat estate
equity funds in addition 1o actmities in the Trust Marcus moved to Thames River Capital in October 2004 where he 15
also fund manager of Thames River Property Growth & Income Fund Lirmited Pnar to joiring Henderson, Marcus was an
nvestrment surveyor at Krught Frank (1990) and was made an Associate Pariner in the fund management dwision
(1995) He qualified as a Chartered Surveyor in 1992 and has a BSc (Hons) in Land Management from Reading
Unversity

James Willanson, Fund Manager — Sigma Share Class from 1 Apnl 2011 James joined the Trust's team at Henderson

in October 2002, saking responsibility for the direct property investments He was also & porfolio manager and mernber

of the property secunties team at Henderson lames moved with Marcus to Tharmes River Capial in October 2004

gradually increasing his involvernent in the equities component of the Trust James was appointed deputy fund manager

of the Thames River Property Growth & Income Fund in 2007 and 1s currently the lead fund manager for the Thames

River Real Estate Secunties Fund Prior to joiring Henderson he was Assooate Partner at Healey & Baker Investrnent '
Managers where he spent sx years James qualified as a Chariered Surveyor in 1998 He has a BA {Hons) w Philosophy
from Unversity of East Anglia and an MA in Property Valuation and Law frorm City University Business Schoaol

Jo Elliott, Finance Manager, has been Finance Manager since 1995 first at Henderson Global Investors then, since
January 2005, at Fhames River Capital, when she joined as CFO for the property team She joined Henderson Investaors
n 1995, where she mast recently held the position of Drrector of Property, Finance & Cperations, Europe  Previously she
was Corporate Finance Manager with London and Edinburgh Trust plc and prior to that was an investment/treasury
analyst with Heron Corporation ple. Jo has a BSc (Hons) 1n Zoology from the University of Notungham and qualified as a
Chartered Accountant with Emst & Young in 1989

George Gay, Direct Property Fund Manager, has been the direct property fund manager since 2008 He janed Thames
River Capital in 2005 as assistant direct property manager and qualified as a Chartered Surveyor in 2006 George was
previously at niche City investment agent Morgan Pepper where as an invesiment graduate he gained considerable
wndustry expenence He has an MA in Property Valuation and Law from Ciiy University

Other members of Thames River Capital's Property Fund Management team include Alban Lhonneur
Daniel Winterbottom and Paul May Further details can be found at www thamesnver co uk
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Directors’ Remuneration Report

Introduction

This report has been prepared in compliance with Part 15 of
the Companues Act 2006 and the Large and Medium-Sized
Companies and Group (Accounts and Reports) Regulations
2008 The report also meets the relevant Listing Rules of the
Financial Services Authonty and descnbes how the Board has
applied the pnnaples relating to directors’ remuneration A
resolution to approve the report will be proposed at the AGM

Consideration by the Directors of Matters relating
to Directors’ Remuneration

Directors’ remuneration 1s reviewed annually by the
Management Engagement Committee which was formed
N November 2006 and compnises the Chairman and all
directors of the Trust The Management Engagement
Committee last met in March 2012 At this meeting 1t was
agreed that there would be no change to directors’
remuneration for 2012/13

Statement of the Company's Policy on Directors’
Remuneration

The Board consists entirely of non-executive directors, who
are appointed with the expectation that they will serve for a
pencd of three years Directors’ appointments are reviewed
formally every three years thereafter by the Board as a
whole None of the directors has a contract of service and a
director may resign by notice in wnting to the Board at any
nme, there are no notice penods The terms of their

appointment are detalled in a letter to them when they join
the Board The Trust's pohey 1s for the directors to be
remunerated n the form of fees, payable quarterly in
arrears, to the director personally or to a third party
specified by that director There are no long term incentive
schemes, share option schemes or pension arrangements
and the fees are not specifically related to the directors’
performance, either indmdually or collectively

The Trust's policy 1s that the fees payable to the directors
should reftect the time spent by the Board cn the Trust's
affars and the responsibilittes borne by the directors and
should be sufficent to enable candidates of high calibre
to be recruted The policy 15 for the Charman of the
Board, the Chauman of the Audit Committee and the
Senior Independent Director to be paid higher fees than
the other directors in recognition of their more onerous
roles It 15 intended that this policy will continue for the
forthcoming year

For the year ended 31 March 2012, directors’ fees

were paid at the annual rates of Charman £70,000
(2011 £70,000), Audt Committee Chairman and Senior
Independent Drector £35,000 (2011 £35,000) and all
other directors £30,000 (2011 £30,000) The actual
amounts paid to the directors dunng the financial year
under review are as shown in the table below

. ™~
Amount of each director's emoluments (audited)
The fees payable n respect of each of the directors who served dunng the financial year were as follows
31 March 31 March
2012 2014
£ £
C M Burton 30,000 30,000
S Marnson (appointed an 28 September 2011) 15,245 -
P L Salsbury 70,000 70,000
H Seaborn 30,000 30,000
P Spencer 35,000 35,000
R A Stone 35,000 35,000
P H Wolton (retired on 31 January 2011) - 25,083
TOTAL 215,245 225,083
No other remuneration or campensation were paid or payable by the Trust duning the vear to any of the current or
Qormer directors y.
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Directors’ Remuneration Report contnued

Performance Graph - Share Price Total Return
for Ordinary Share Class

Performance Graph - Share Price Total Return
for Sigma Share Class
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—— TR Property Ordinary share pnice total return, assuming the —=— TR Property Stgma share price total return, assuming
investment of £1,000 on 31 March 2007 and the investment of £1,000 on launch date, 24 July 2067 and the
reinvestment of all dwvidends (excuding dealing expenses) renvestment of all dwdends (exduding dealing expenses)
(Source Thames River Capital ) (Source Thames River Capital }
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By order of the Board
Jonathan Carslake
For and on behalf of
Capita Company Secretanal Services
Secretary
8 June 2012
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Report of the Directors

The directors present the audited accounts of the Group and
the Company and therr report for the year ended 31 March
2012 The Group compnses TR Property Investment Trust plc
and its subsidianes The review of the business of the
Comipany, recent events and outlook are contained within
the Charman's Statement, on pages 6 to 9, which forms
part of this Report of the Directors by reference

Status

The Company 1s an nvestment company, as defined in
Section 833 of the Companies Act 2006, and operates

as an investment trust In accordance with Section 1158

of the Corporation Tax Act 2010 It 15 required to seek

HM Revenue & Customs’ ("HMRC") approval of its status
as an investment trust under the above-mentioned Section
1158 every year, and this approval will continue to be
sought HMRC approval of the Company's status as an
investment trust has been receved in respect of the year
ended 31 March 2011 The directors are of the opinion
that the Trust has subsequently conducted its affairs in a
manner which will enable 1t to continue to gain such
approval The Trust has no employees and the ‘dose
company’ provisions do not apply With effect from

I January 2012 the conditions and process for approval as
an investment trust have been simplified The dwectors do
not consider that the simplifications will have any impact on
the Company’s status as an investment trust

Share capital

At 31 March 2012, the Company has two classes of share
Ordinary shares of 25 pence each and Sigma shares of
12 5 pence each The Ordinary shares represent 80 4%
and the Sigma shares represent 19 6% of equity
shareholders’ funds

Business Review

The following review 1s designed to provide information
primarily about the Group's business and results for the
year ended 31 March 2012 and covers

Objective and Strategy

Revenue and Dividends

Capital Return

Property Valuation

Performance Measurement (KPT)

Share Buy-back Activity

Financial Instruments and Management of Risk
Management Arrangements and Fees

Basis of Accounting and 1FRS

Environmental Policy

The results and performance of the two share classes are
reviewed separately Full details of each portfolio, the
results for the financial year to 31 March 2012 and the
Manager's views on the outlook for the coming financial
year for each share class are covered in the Manager's
Report for the Ordinary share class on pages 16 to 20
and for the Sigma share class on pages 30 to 34
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Ordinary share class

Obective and Strategy

The objective of the Ordinary share class of the Trust 15 to
maximise the shareholders’ total returns by investing in
property shares and investment property on an
internationat basis

As at 31 March 2012, 89 6% of the Ordinary share class’
net assets were invested in Pan-European listed property
secunties and 10 4% in directly owned UK real estate

The Ordinary share class portfolio is focused on total
return Future growth and capital appreciation potential 1s
generally regarded more highly than immediate initial
yield or discount to asset value The investment selection
process seeks to dentify well managed companies of all
sizes, especially those with a focus on a pariicular type of
real estate busimess The investment policies are
described on page 2

The Ordinary share class 15 a dedicated investor in real
estate and real estate secunties and will continue to
adhere to this strategy

Revenue and Dwvidends

2012 011 Change

Revenue earmings
per share 7.07p 6 94p +1 9%
Didends per share  6.60p 600p +100%

Total returns per Ordinary share, which include capital gamns
and losses on investments, amounted to a loss of 1737p
per share

The capital loss of 24 44p per share was reflective of the
performance of the property equity market through the
perod which 15 covered in detail in the Manager's Report

Revenue earnings per share increased by 1 9% Details
are set out in the Manager's Report on page 18

The directors recommend the payment of a final dwdend
of 4 20p per Ordinary share Subject to approval at the
AGM, the dvidend will be paid on 1 August 2012 to
shareholders on the register on 6 July 2012 The Ordinary
shares will be quoted ex-dwidend from 4 july 2012 The
total dividend in respect of the year 1s, therefore, 6 60p per
Ordinary share, an increase of 10 0% over the prior year

With earnings of 707p, the dividend for the year of 6 60p
15 fully covered In armving at thewr dividend proposal the
directors also reviewed the income forecasts for the year
to March 2013

The dwvidends shown in the Group Statement of Changes
in Equrty for the year are those dividends which have
actually been paid in the penod, 1e the final dwvidend
relating to the financial year ended 31 March 2011

(3 70p per share) and the intenm dividend for this penod
(2 40p per share)
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Caprtal Return

2012 2011 Change
NAV per share 183.62p 20708p -113%
Share price 154.50p 177 10p -12 8%

Shareholders' funds fell by 11 3% The Benchmark
declined by -12 8% on a price only basis

Detalls of the investments are shown within the
Manager's Report on pages 21 to 27

Property Valuation

Valuations of all the Group's properties as at 31 March
2012 have been carried out by an external independent
valuer These valuations have been adopted In the
accounts Details of the values and changes in investments
are shown n note 10 to the financaial statements

Performance Measurement

The directors consider performance measured against
the benchmark to be the key performance indicator for
the share class

For the year to 31 March 2012 the Benchmark was the
FTSE EPRA/NAREIT Developed Europe Total Return Index
in Sterling This index, calculated by FTSE, 1s free float
based and currently has 84 constituent companies

On a total return basis the share class returned -8 5%
against the benchmark total return of -8 9%

The performance for the financial year just ended and the
outlook for the forthcomiing financial year are covered In
detall in the Chairman'’s Statement, Market Background
and Outlock and Ordinary Share Class Manager's Report
on pages 6 to 20

From 1 Apnl 2012 the benchmark for the share class will
be the FTSE EPRA/NAREIT Developed Europe Net Total
Return Index in Sterling This benchmark is calculated in
exactly the same way as the previous benchmark,
however, It takes into account the fact that dmdends are
generally received net of withholding tax This 1s
considered to be a closer representation of the
Company's own position than the gross of tax benchmark,
and wll present a fairer reflection of the Company’s
performance It will also enable some simplification of the
performance fee arrangement which I1s described in detail
later in this Statement

Share Buy-back Activity

The Board has not set a speafic discount at which

shares will be repurchased However, there has

been considerable actwity in recent years and around

171 million Ordinary shares have been repurchased since
the Board first took the decision to buy back shares in
1999 Dunng the year to 31 March 2012, the Company
did not repurchase any Ordinary shares

Sigma Share Class
Objective and Strategy
The objective of the Sigma share class 1s to maximise the
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shareholders' total returns by investing in the shares of
smaller property companies on an intemational basts

The definition of smaller companies 1s set out through the
market capitalisation of the constituents of the benchmark
which 1s adjusted annually as described below

As at 31 March 2012 the portfolio was invested in Pan
European property shares

As with the Ordinary share class, the Sigma share class 15
a dedicated investor in the real estate sector and will
continue to adhere to this strategy

Revenue and Dividends

2012 2011 Change
Revenue eamings per
Sigma share 2 60p 257p +12%
Dwidends per
Sigma share 2.60p 215p +209%

Total eamings per Sigma share, which mdude capital gains
and losses on investments, amounted to a loss of 1783p
per share

Revenue earnings for the period amounted to 2 60p per
Sigma share

The divdends shown in the Group Statement of Changes in
Equity for the year are those dividends which have actually
been paid in the penod, 1€ the final dvidend relating to the
financial year ended 31 March 2011 (1 25p per share) and
the intenm dwidend for this period (0 95p per share)

The directors recommend the payment of a final dividend
of 1 65p per Sigma share Subject to approval at the
AGM, the dradend will be paid on 1 August 2012 to
shareholders on the register on 6 July 2012 The Sigma
shares will be quoted ex-dwidend from 4 July 2012

The total dividend in respect of the year 1s, therefore,

2 60p per Sigma share, an increase of almost 21% over
the pnor year dvidend

Capital Return

2012 2011 Change
NAV per Sigma share 94.62p  11194p  -155%
Sigma share price 70.70p 8345p -153%

Falls in property equity prices resulted in a decrease in
shareholders’ funds of -15 5% per Sigma share Over the
same penod the price only element of the benchmark
declined by -15 3%

Details of the investments held n the Sigma portfolio are
shown n the Manager's Report on pages 35 to 41
Performance Measurement

The directors consider performance measured aganst the
benchmark to be the key performance indicator for the
share class

The benchmark, provided by FTSE, is the FTSE
EPRA/NAREIT Small Cap Developed Europe Total Return
Index in Sterling This is the FTSE EPRA/NAREIT
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Developed Europe Index in Sterling adjusted to exclude
those stocks with a market cap exceeding a defined level
or “Cap” The Cap 15 redefined each year by reference to
the overall capital movernent of the Small Cap Index over
the preceding Financial Year For the year to 31 March
2012 the Cap was £1 1bn For the year to 31 March
2013, the Cap will be £097bn

The constituents are reviewed annually In order to avold
volatility, at the annual review, only companies with a
Sterling equivalent market capttalisation of 20% or more in
excess of the revised Cap will leave the benchmark
Existing EPRA Developed Europe constituents join only if
their Sterling equivalent market capitaisation 1s 20% or
mare less than the revised Cap Dunng the year, any
company Joining the FTSE EPRA/NAREIT Developed
Europe Total Return Index will also join the small cap index
if the Sterling equivalent of their market capitalisation 1s
less than the defined Cap at the time of entry

On a total retum bass the Sigma share class returned
-13 6% against a Benchmark total returmn of -12 19%

From 1 Apnl 2012 the benchmark for the share dass will
be the FTSE EPRA/NAREIT Small Cap Europe Net Total
Return Index in Sterling This benchmark 1s calculated n
exactly the same way as the previous benchmark, however,
It takes into account the fact that dividends are generally
received net of withholding tax This 1s considered to be a
closer representation of the Company’s own position than
the gross of tax benchmark, and will present a farrer
reflection of the Company's performance and also enable
some simplification of the performance fee arrangement
which 15 described in detail later in this Statement

The performance for the financal year just ended and the
outlook for the forthcoming financial year are covered 1n
detall in the Chairman’s Statement, Market Background
and Outlook and Sigma Share Class Manager's Report on
pages 6 to 14 and 31 to 34

Share Buy-back Actwity

During the year to 31 March 2012, the Company
repurchased 450,000 Sigma shares Since 1 Apnl 2012
to the date of this report, the Company repurchased
250,000 Sigma shares

Financial Instruments and the Management of Risk
By its nature as an investment trust, the portfolios of both
share classes are exposed to market pnce nsk, foreign
currency nsk and interest rate nsk The Company's policies
for managing these risks are outhned in note 11 to

the fimancial statements Further information on the
management of nsk and intemnal controls 15 contained in
the Corporate Governance Report on pages 56 to 60
Management Arrangements and Fees

Throughout the pened investment management services
have been provided by Thames River Capital LLP,
accounting, custodial and admimistrative services by BNP
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Paribas Securities Semices, and company secretanal
services by Capita Company Secretanal Services

The significant terms of the investment management
agreement with Thames River are as follows

e Notice Penod
The investment management agreements ("IMAs")
provide for termination of the agreements by either
party without compensation on the provision of not
less than 12 months’ written notice

& Management Fees
Ordinary share class
The fee for the Ordinary share class for the penod
under review was a fixed fee of £2,782,500 plus an
ad valorem fee of 0 20% pa based on the net asset
value {determined in accordance with the Association
of Investrment Companies ("AIC") method of
valuation) of the Ordinary share class on the last day
of March, June, September and December, payable
quarterly in advance

The fee arrangements were reviewed at the end of the
finanial year, and for the year to March 2013 the fixed
fee element will be reduced to £2,754,325 with no
change to the ad valorem fee The fee amangements will
be reviewed once again at the end of the financal year

Sigma share class

The fee for the Stgma share class for the period
under review was a fixed fee of £682,500 plus an
ad valorem fee of 0 30% pa based on the net asset
value (determined in accordance with the AIC
method of valuation) of the Sigma share class on
the last day of March, June, September and
December, payable quarterly in advance

The fee amangements were reviewed at the end of
the financial year, and for the year to March 2013 the
fixed fee element will be reduced to £675,675 with
no change to the ad valorem fee The fee
arrangements will be reviewed once again at the end
of the financial year

For both share classes the managerment fee mcludes
fund accounting and administrative services, safe
custody and company secretanal services which are all
provided by third parties The Company has a direct
contractual relationship with the parties providing
these services and the fees incurred are deducted
from the gross fees due to Thames Rver This affords
the Company a high degree of transparency and
control n respect of these senvices

e Performance Fees
In addition to the management fees, the Board has
agreed to pay the Investment Manager performance
related fees in respect of an accounting perod if
certain performance objectives are achieved For the
year under review the arrangements were
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Ordinary share class

A performance fee 1s payable if the total return of
adjusted net assets attnbutable to Ordinary
shareholders, as defined in the IMA with Thames
Rwer, at 31 March each year outperforms the total
return of the Company’s Benchmark plus 2% (the
*hurdle rate”), this cutperformance (expressed as a
percentage) 1s known as the “percentage
outperformance” Any fee payable will be the amount
equivalent to the adjusted net assets attnbutable to
Ordinary shareholders at 31 March each year
muluplied by the percentage outperformance, then
multipled by 15%

The maxmum performance fee payable for the
period 1s capped at 2% of the adjusted net assets
attnbutable to Ordinary shareholders However, if the
adjusted net assets at the end of the penod are less
than at the beginning of the penod, the maximum
performance fee payable will be Iimited to 1% of the
adjusted net assets attributable to the Ordinary
shareholders

If any fee exceeds the relevant cap (2% or 1% as
apphcable), such excess will be camed forward and
applied to reduce any percentage underperformance
in future periads If the total return of Ordinary equity
shareholders’ funds for any performance perod s less
than the hurdle rate for the relevant performance
perods, such underperformance (expressed as a
percentage) will be carmed forward No fee will be
payable unless the adjusted net assets for the
particular share class outperform the hurdle rate, after
taking into account any accumulated percentage
underperformance for previous penads to the extent it
15 not offset by the overperformance offsets descrnbed
above There were no performance fees payable in
the year ended 31 March 2012 (2011 nil)

Sigma share class

A performance fee 1s payabte If the total return of
adjusted net assets atinbutable to Sigma shareholders,
as defined in the IMA with Thames River, at 31 March
each year outperforms the total return of the
Company's Benchmark plus 2% (the *hurdle rate”),
this outperformance (expressed as a percentage) Is
known as the “percentage outperformance” Any fee
payable 1s the amount equivalent to the adjusted net
assets attnbutable to Sigma shareholders at 31 March
each year multiphed by the percentage
outperformance, then multiphed by 20%

The maximum performance fee payable in any period
Is capped at 5% of the adjusted net assets
attributable to Sigma shareholders unless the adjusted
net assets at the end of the penod are less than at
the beginning of the penod when the maxmum
performance fee payable will be mited to 1% of the

THE GROUP/COMPANY

adjusted net asset attnbutable to the Sigma
shareholders If any fee exceeds the relevant cap (5%
or 1% as applicable), such excess will be carmed
forward and applied to reduce any percentage
underperfarmance 1n future pernods

If the total return of Sigma equity shareholders’ funds
for any performance penod s less than the hurdle rate
for the relevant performance penods, such
underperformance (expressed as a percentage) will be
carned forward No fee will be payable unless the
adjusted net assets for the particular share class
outperform the hurdle rate, after taking into account
any accumulated percentage underperformance for
previous perods to the extent it 1s not offset by the
overperformance offsets described above There were
no performance fees payable in the year ended

31 March 2012 (2011 nil)

At the end of the financial penod the Board undertook a
review of the performance fee arrangements with the
following objectives

e Simplification of the performance fee calculation

e Increased transparency for shareholders

e Ensure attention to cost control

e Appropriate incentvisation of the Manager

e Enable the Manager to take long-term investment
decisions

The Manager and the Board have agreed to a number of
amendments to the performance fee arrangements to
meet these objectives and to ensure that the Managers'
and the Shareholders’ interests are fully aligned The
principal changes are set out below

The performance fee payable to the Manager 15
calculated by reference to the change in shareholders
funds over each financial year, compared with the
performance of a benchmark index over the same penod
in order to make a valid companson with the benchmark,
the performance fee calculation requires a number of
adjustments to the closing shareholders funds in order to
arnve at “adjusted net assets” for each share class To
simplify the calculation the number of these adjustments
has been reduced with some consequential changes to
the benchmark and hurdie rate

From 1 Apnl 2012 the Fund will use the net of tax version
of the existing indices (FTSE EPRA/NAREIT Developed
Europe Net Total Retun Index in Sterhng for the Ordinary
share class and FTSE EPRA/NAREIT Small Cap Developed
Europe Net Total Return index in Sterling for the Sigma
share class) as the reference benchmarks As a result
adjustments for the income and withholding taxes suffered
by the Fund will no longer need to be made

Fund performance will be compared with the benchmark
on a net of costs basis This ensures that the manager is
rewarded on the sarme basis as the shareholders, 1e net of
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management fees and expenses, and incentivises the
manager to control all costs Previously management fees
were added back into the calculation to armve at adjusted net
assets, these will no longer be added back

In order for a Performance fee to be paid in any financial
year, the Fund perfarmance must exceed the performance
of the benchmark by over 1% (the "hurdle”} The
performance fee 1s based on the performance in excess of
the hurdle In the previous performance fee arrangements
a hurdle of 2% was required, however, as noted above,
fund management fees were previously added back in the
calculation of performance The reduction of the hurdle
from 2% to 1% reflects the fact that comparison of the
Fund performance 1s now on a net of costs basis rather
than a gross basis With management fees embedded in
the fund performance figures investors have greater
transparency than was previously the case The Manager 15
also incentvised to reduce all management costs

It 1s important that the Manager 1s iIncentivised over the long
term Some investrments are made with a long term view In
the volatile markets we have expenenced in recent years
capital preservation 1s paramount. Although we expect the
Manager to consistently outperform the benchmark,
providing 1t does this it should not be penalised for failing to
meet the hurdle when calculating performance fees payable
in subsequent years Therefore, although the Manager must
exceed the benchmark by more than 1% (the "hurdle”) in
any financial penod in order for a performance fee to be
paid, n the event that the benchmark 1s exceeded but the
hurdle 1s not, that outperformance of the benchmark can be
carned forward to offset past or future underperformance
These amounts can be used for offset purposes only and
therefore cannot have the effect of creating a fee in a year
where a fee would not otherwise be payabte or increasing
the fee in that year

Under the previous arrangements underperformance of
the hurdle had been carnied forward in years even where
there had been outperformance of the benchmark itself
This had the effect of matenally increasing the hurdle to
be applied despite cumulative long term outperformance
of the various benchmarks in both share classes The
Board believed that these arrangements were no longer
acting as an incentive

For the Ordinary share class the performance has been
recalculated incorporating the changes to the fee
arrangements outlined above from 1 Apnl 2007 This

5 the date on which the Fund moved from the SSSB
Index to its current benchmark, the EPRA index This
exercise 15 solely for the purpose of calculating any

carry forward of out performance or underperformance
The result 1s that at 31 March 2012 there 1s a carry
forward of outperformance of 1 8% in the Ordinary share
class
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For the Sigma share class the performance has been
recalculated beginning on 1 Apnl 2010 This was the date
the Board mtroduced the current, more appropnate and
stable small cap benchmark for the Sigma share class and
the date on which the transition of the portfolio to meet
the share class objectives had been completed The result
is that at 31 March 2012 there 1s a carry forward of
underperformance of 1 2% in the Sigma share class

All other terms of the Performance Fee arrangements
remain in place In particular the caps on total potental
performance fees payable have not altered

in addition, a further cap has been imposed based on the
Group Equity Shareholders’ Funds Total fees paid to the
Manager in any one year (Management and Performance
Fees) may not exceed 4 99% of Group Equity
Shareholders’ Funds

Allocation of Costs between Revenue and Capital
On the basis of the Board's expected long term split of
returns, 1n the form of capital gains and income n equal
proportions, the Group charges 50% of finance costs to
capital One-third of the management fee 1s deemed to
relate to the administration of the Company and 1s
charged to revenue The remainder is spht on the same
basis as finance costs and 50% charged to capital The
overall result 1s that two-thirds of the management fee 1s
charged to revenue and one-third to capital All
performance fees are charged to capital

Allocation of Costs Between Share Classes

Each share class has its own management fee structure
and 15 invoiced directly for management fees which are
allocated between capital and revenue accounts on the
basis of allocation described above

Administration costs incurred specifically by a single share
class are charged to that share class

The remaining corporate expenses are allocated to the
share class in the proportion to their relative Net Asset
Values at the end of the previous accounting period

Environmental Policy

The Company considers that good corporate govemance
extends to polices on the environment and has therefore
adopted an environmental policy in respect of ts
investments in both physical property and hsted property
companies Within the context of the overall am of the
Company to maxmise shareholders' retums, the directors
will seek to limit the Company's and its investee companies’
impact on the environmeni and will comply with all relevant
legislation relating to our operations and activities

The environmental statements and behaviour of all the
companies in which the Company invests are taken into
account In deciston-making Good environmental
management can play a part In overall nsk management
and also have a financial impact in terms of savings
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through energy and water efficency Where appropriate,
the manager will engage with investee compantes to raise
concerns about environmental matters

So far as direct property investments in the Ordinary share
class portfolio are concerned, the Company conducts
environmental audits pnor to purchase to identify possible
contamination or matenals considered environmentalty
harmful The Company will take remedial action or enforce
tenant obligations to do so wherever appropriate Our
adwisers assess the environmental impact of our properties
on an ongoing basis and will take all necessary action to
comply with environmental responsibilities

Annual General Meeting (the "AGM")

The AGM will be held on Tuesday, 24 July 2012 at

12 noon The Notice of Meeting 15 set out on pages
90 to 93, and an explanation of the business to be
conducted 1s given on pages 94 and 95

Resolution 13 - Authonty of directors to allot shares

A general authority to allot new shares was given to the
directors at the Trust's AGM in 2011 The directors are
proposing to renew the general authonty to allot shares at
the 2012 AGM The authority to allot will be on broadly
the same terms as the resolution passed at the 2011
AGM, and takes account of ABI guidelines The directors
have no present intention to allot new shares, however
consider 1t appropnate to maintain the flexibility that the
authonty provides

Resolutions 14 and 15 will be proposed as special
resolutions which require a majonty of at least 75% of
those present and voting to be passed

Resolution 14 — Disapplication of statutory pre-emption
nghts

This resolution will empower the directors to altot shares
(or sell any shares which the Company elects to hold in
treasury) for cash without first offenng them to existing
shareholders in proportion to ther existing shareholdings

Resolution 15 — Authority to Purchase Own Shares

The Company's Articles permit the Company to purchase
its own shares out of capital profits Under the Listing Rules
of the Financial Senaces Authonty a company 1s permitted
10 purchase up to 14 99% of its 1ssued equity share captal
through market purchases pursuant to a general authonty
granted by shareholders in general meeting

The current authonty which permits the Company o
purchase up to 14 99% of its 1ssued Ordinary and Sigma
shares expires at the conclusion of the forthcoming AGM
The Board believes that the Company should continue to
have authornty to make market purchases of its own
Ordinary and Sigma shares for cancellaion The Board 1s
therefore seeking to renew its power to make market
purchases of Ordinary and Sigma shares Accordingly, a
special resolution to authonse the Company to make market
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purchases of up to 14 99% of the Company's 1ssued
Ordinary and Sigma share capital at the date of the AGM 15
proposed, with the shares purchased to be cancelled Based
on the number of shares in 1ssue at the date of this Report,
14 99% of the Company's 1ssued Ordinary share caprtal Is
equivalent to 38,408,128 Ordinary shares and 14 99% of
the Company's i1ssued Sigma share captal 1s equivalent to
18,620,878 Sigma shares These figures have been
calculated on the basis that there 15 no change in the 1ssued
share capttal between the date of this Report and the AGM
to be held on 24 July 2012

Any purchase of shares would be made at a discount to
the prevailing Net Asset Value, thus enhanaing the Net
Asset Value of the remaiming shares The terms of the
resolution wll restnict the price payable to the effect that it
could not be less than 25p per share for Ordinary shares
and 12 5p per share for Sigma shares (being the nominal
values) and not more than 5% above the average of the
closing mid-market quotations for the five business days
immediately preceding the date on which the Company
agrees to buy the shares concerned

Recommendation

The directors consider that all the resolutions are i the
interests of the Company and shareholders taken as a
whole and recommend that all shareholders vote in favour
of the resolutions, as the directors intend te, 1n respect of
therr own beneficial holdings of 181,686 Ordinary shares
and 245,174 Sigma shares

Ordinary share class 31 March 31 Maxh
2012 2011
Ordmary Ordinary
shares shares
of 25p of 25p

With beneficial interest
C M Burton 18,700 18,700
S Marnson - -
P L Salsbury 32,500 32,500
R A Stone 100,000 115,000
H Seaborn 15,486 15,486
P Spencer 15,000 15,000
Sigma share class 31 March 31 March
2012 2011
Sigma Sigma
shares shares

of 12 sp of 125p

With beneficial mterest

C M Burton 6,600 6,600
S Marnson - -
P L Salsbury 115,000 115,000
R A Stone 60,000 60,000
H Seaborn 38,574 38,574
P Spencer 25,000 25,000
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Other Statutory Information

Directors’ Interests in Shares

The directors’ Interests in the share capttal of the Company
are shown in the tables on page 53

There were no contracts subsisting duning or at the end of
the year n which a director of the Company 1s or was
matenally interested and which 15 or was significant in
relation to the Company's business No director has a
contract of service with the Company

Payment of Supphers

it 1s the Company's payment pohcy for the current financial
year to obtain the best possible terms for all business The
Company agrees with its suppliers the terms on which
business will take place and it abides by these terms There
were no trade creditors at 31 March 2012 (2011 same)

Donations
The Company made no poliucal or chantable donations
dunng the year (2011 nil)

Share Caprtal Changes
At 1 Apnl 2012 the Company had 256,225,000 Ordinary
shares and 124,472,000 Sigma shares in issue

Since 1 Apnl 2012 to the date of this report, the
Company has made no market purchases for cancellation
of Ordinary shares and has repurchased 250,000 Sigma
shares

At the AGM in 2011 the directors were given power to buy
back 38,408,128 Ordinary shares Since the AGM the
directors have not bought back any Ordinary shares under
this authonty The outstanding authority 15 therefore
38,408,128 shares This authonty will expire at the 2012
AGM Also at the AGM n 2011, the directors were given
power to buy back 18,695,828 Sigma shares of

12 5 pence each Since the AGM the directors have bought
back 500,000 Sigma shares under this authonty The
outstanding authonty s therefore 18,195,828 shares This
authonty will also expire at the 2012 AGM The Company
will seek to renew the power to make market purchases of
Ordinary and Sigma shares at this year's AGM

Rights and obligations attaching to shares

Subject to apphcable statutes and other shareholders’ nghts,
shares may be issued with such nghts and restnctions as
the Company may by ordinary resolution deade, or (if
there 1s no such resolution or so far as 1t does not make
specfic provision) as the Board may decade Subject to the
Articles, the Compantes Act 2006 and other shareholders'
nghts, unissued shares are at the disposal of the Board

Voting

At a general meeting of the Company, when voting 1s by
a show of hands, each holder of Ordinary shares and
each holder of Sigma shares has one vote If a poll vote
is called for then each holder of Ordinary shares has a
weighted vote in accordance with the underlying Net
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Asset Value of each Ordinary share and similarly each
Sigma shareholder has a weighted vote in accordance
with the underlying Net Asset Value of each Sigma share
The procedure used to determine the relevant weighting
of each share 1s outlined in the Articles The number of
votes given to each shareholder on a poll 1s determmed
by multiplying the ‘Share Voting Number’ by the number
of shares held by each shareholder For each class of
share the 'Share Voting Number' 1s a number equal to
the Net Asset Value of the assets attributable to that
class, divided by the number of shares in that class in
issue on the Voting Calculation Date (a date six weeks
befare the general meeting 15 convened) The Net Asset
Values of the assets attributable to each class of shares is
calculated every day by the Admunistrator

Restrictions on voting

Holders of Sigma shares do not have the nght to vote at
general meetings of the Company on resolutions which
relate only to the Ordinary shares, other than where the
Board deterrmines that such a resalution will have a
substantial adverse mpact on the holders of Sigma
shares and/or where it 15 a requirement of the Listing
Rules that all shareholders are entitled to vote The same
restrictions on voting apply to the holders of Ordinary
shares 1n relation to the Sigma shares

No member shall be entitled to vote if he has been served
with a restncbion notice (as defined in the Ariicles) after
fallure to provide the Company with information
concerning Interests in those shares required to be
provided under the Companies Act 2006

Deadiines for voting rights

Votes are exercisable at the general meeting of the
Company In respect of which the business being voted
upon 1s being heard Votes may be exercised in person,
by proxy, or in relation to corporate members, by
corporate representatives

The Articles provide a deadhne for submission of proxy
forms of not less than 48 hours {or such shorter time as
the Board may determine)} before the meeting (not
excluding non-working days)

Transfer of shares

Any shares In the Company may be held in uncerificated
form and, subject to the Articles, title to uncertificated
shares may be transferred by means of a relevant system
Subject to the Articles, any member may transfer all or
any of his certrficated shares by an instrument of transfer
in any usual form or in any other form which the Board
may approve The instrument of transfer must be
executed by or on behalf of the transferor and (in the
case of a partly-paid share) the transferee
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The Board may, in its absolute discretion and without
giving any reason, decline to register any transfer of any
share which 1s not a fully paid share The Board may also
decline to register a transfer of a certficated share unless
the instrument of transfer (1) 1s duly stamped or
certified or otherwise shown to the satisfaction of the
Board to be exempt from stamp duty and 1s accompanied
by the relevant share certificate and such other ewdence
of the nght to transfer as the Board may reasonably
require, (i) 15 in respect of only one class of share, and
(m) if joint transferees, are 1n favour of not more than
four such transferees

The Board may decline to register a transfer of any of the
Company's certificated shares by a person with a 0 25%
interest (as defined in the Articles) iIf such a person has
been served with a restnction notice {as defined in the
Articles) after fallure to provide the Company with
information concerning interests in those shares required
to be provided under the Compames Act 2006, unless
the transfer 15 shown to the Board to be pursuant to an
arm's length sale (as defined in the Articles)

Significant Voting Rights — Ordinary shares

% of Ordinary

share voting
Shareholder nghts*
Legal & General Investment Management Limited (UK} 349

Declarations of interests n voting nghts of the Company,
at 31 March 2012, are set out above

in addition, at 31 March 2012 the following shareholders
held over 3% of the voting nghts on a non-discretionary
basis

% of Ordinary

share voting

Shareholder nghts*
Brewin Dolphin Limited 719
Investec Wealth & Investment Ltd 590
HSBC Global Asset Management (UK) Limited 555
Quilter 47
Rathbone Investment Management Limsted' 452
Collins Stewart Wealth Management 356
Barclays Private Bank {UK) 355
F&C lnvestment Management plc k)

'Caroline Burton, a non executive director of the Company, is also a
non executive director of Rathbone Brothers ple (“Rathbone”) who
currently hold 11,573,223 Ordinary shares in the Company,
representing circa 4 5 per cent. of the total voting nghts tn her
capacity as a non executive director of Rathbone, Ms Burton has no
discreticnary control over the Rathbone investment or voting nghts in
the Company

Significant Voting Rights — Sigma shares

% of Sigma

share voting
Shareholder nghts*
Legal & General Investment Management Ltd (UK) 353

Declarations of interests in voting nghts of the Company
at 31 March 2012, are set out above
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In addmon at 31 March 2012 the following shareholders held
over 3% of the voting nghts on a non-discretionary basis

% of Sigma

share voting
Shareholder nghts*
Rehance Mutual Insurance Society Lid 656
Scottish Widows investment Partnership Ltd 650
CG Asset Management Ltd 495
F&C Asset Management plc 449
Laxey Partners Ltd 414
Wells Capital Management inc 373
Henderson Glebal Inwvestors Ltd 349
Merseyside Pension Fund 323

*See page 54 for further information on the voting nights of Ordinary
and Sigma shares

Since 31 March 2012 1o the date of this repor, the
Company has not been informed of any notifiable changes
with respect to the Ordinary or Sigma share class holdings

15As

The Company has conducted its affairs, and will continue
to conduct its affairs, in such a way as to comply with the
Indwidual Savings Accounts Regulations Both Ordinary
shares and Sigma shares can be held in indvidual
Savings Accounts

Drrectors’ Indemnity

Directors’ and Officers’ labihty insurance cover 15 1n place
n respect of the directors The Company's Articles of
Association provide, subject to the prowisions of UK
legislation, an indemnity for directors In respect of costs
which they may incur relating to the defence of any
proceedings brought against them ansing out of their
positions as directors, in which they are acquitted or
judgement 15 given 1n therr favour by the court

To the extent permitted by law and by the Company’s
Artides of Association, the Company has entered into
deeds of indemnity for the benefit of each director of the
Company n respect of abilites which may attach ta them
in thewr capacity as directors of the Company These
provisions, which are qualifying third party indemnity
provisions as defined by section 234 of the Companies Act
2006, were Introduced in January 2007 and cumently
remain 1 force

Shareholder inforrnation
Further information on the Company can be found on
pages 97 to 99

Going Concern

The Board has prepared forecasts which demonstrate that
the Company will be able to continue to meet its habilibes as
and when they fall due (n addition to its cash and remaining
uncalled debt facilities, the assets of the Company consist
manly of secunties which are readily realisable and,
accordingly, t has adequate financial resources to
continue In operational existence for the foreseeable future
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After due consideration, the Board constders that the
Company has adequate resources to meet its business
needs and 1t 1s therefore appropnate to adopt the going
concern basis in preparng these finanaal staterments

Corporate Governance

Corporate Governance Report

The Board of directors 1s accountable to shareholders for
the governance of the Company's affairs

Application of the AIC Code’s Principles

This statermnent descnbes how the principles of the UK
Carporate Governance Cade ("the Code”) 1ssued by the
Financial Reporting Counal (the “FRCY) in May 2010 have
been applied to the affairs of the Company The Code
can be viewed at www frc org uk

In applying the principles of the Code, the directors have also
taken account of the Code of Corporate Govemance
pubhshed by the AIC, which established the framework of
best practice specifically for the Boards of investment trust
companies There 15 some overlap in the pnnaples laid down
by the two Codes and there are some areas where the AIC
Code 1s moare flexible for investment trust companies The
AIC Code can be viewed at wwwiheaic.co uk.

The directors believe that dunng the penod under review
they have complied with the provisions of the Code,
nsofar as they apply to the Company’s business, and with
the provisions of the AIC Code

Composition and independence of the Board

The Board currently consists of seven directors, all of whom
are non-executive and are independent of the Investment
Manager None of the directors have any other Iinks to the
Investment Manager The Trust believes that dwersity of
expenence and approach, including gender diversity,
amongst board members 1s of great iImportance and 1t 1s the
Trust's policy to give careful consideration to issues of board
balance and diversity when making new appointments

Powers of the directors

Subject to the Company's Articles of Association, the
Comparies Act and any directions given by special
resolution, the business of the Company 1s managed by the
Board who may exercise all the powers of the Company,
whether relating to the management of the business of the
Company or not. In particular, the Board may exercise all the
powers of the Company to borrow money and to morigage
or charge any of its undertakings, property, assets and
uncalled capttal and to issue debentures and other secunties
and to gve secunty for any debt, liability or obligation of the
Company to any third party

Directors

The Charrman 1s Mr Salsbury The directors’ biographies,
on page 44, demonstrate the breadth of investment,
commercial and professional expenence relevant to theur
positions as directors of the Company
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Directors’ retirement by rotation and re-election 1s subject to
the Articles of Assaciation, the UK Corporate Governance
Code and the AIC Code of Corporate Governance

In accordance with the UK Corporate Governance Code, all
directors will be subject 10 annual re-election

The Board has considered the continued appointments of
Mr Salsbury, who has served on the Board for fourteen
years and Ms Burton who has served on the Board for ten
years They have no other hnks to the Investment Manager
The Board subscribes to the AIC Code view that length of
tenure 1s not necessarly an issue, rather the directors’
contnbution The Board 15 consaious of the benefits of
continuity on the Board and believes that retaining directors
with sufficent expenence of both the Company and the
markets 15 of great benefit to shareholders Moreover, long-
serving directors are less likely to take a short-term view
The Board has concluded that Mr Salsbury and Ms Burton
continue to make valuable contributions and,
notwithstanding their length of senace, believes that they
remain independent in character and judgement

Mr Stone, who has served on the Board since 2000, will not
be seeking re-election and he will retire from the Board of
directors following the AGM on 24 July 2012 Following

Mr Stone's retirement from the Board, Ms Burton will
become the Senior Independent Director of the Trust

Mr Seaborn and Mr Spencer, being eligible, will also offer
themselves for re-election in accordance with the UK
Corporate Governance Code The Board has concluded
that Mr Seaborn and Mr Spencer continue to make
valuable contnibutions and believe that they remain
independent in character and judgement

Mr Marrison was appointed to the Board with effect from
28 September 2011 Mr Marmson has considerable
experience in the European property arena and 1s Head
of Europe and Chief Investment officer for LaSalle
Investment Management

Mr Watson was appoinied to the Board with effect from

1 Apnl 2012 Mr Watson 1s a Chartered Accountant and has
wide expenence In financial services, iIncluding the operation
and oversight of Unit and Investment Trusts He 1s a non-
executive director of Charles Taylor Consulting plc, Kames
Capttal plc and Hermes Fund Managers Limited

In accordance with the Articles of Association, resolutions to
elect Mr Mamson and Mr Watson will be proposed at the
forthcoming AGM

Accordingly, all directors are regarded as being free of any
conflicts of interest and no i1ssues in respect of
independence anse

Board Commuttees

The Board has established an Audit Committee and a
Management Engagement Committee, which also carnes
out the functions of a Remuneration Committee Further
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details are set out below The Board does not have a
Nominations Committee This function 1s carned out by the
Board as part of the agenda of regular Board meetings
when required

Audit Committee

The Audrt Committee (“the Committee”) compnises all the
members of the Board It has been the Trust's policy, as a
small Board, to include all directors on all committees This
encourages unity, clear communication and prevents
duplication of discussion between the Board and the Audt
Committee The Commuitee Chairman 1s Mr Spencer The
Board has satisfied ttself that at least one Committee
member has recent and relevant finanoal expenence

The Commuttee has written terms of reference, which
clearly define ts responsibilities and duties These can be
found on the Trust's website, are available on request and
will also be available for inspection at the AGM

The Commitiee meets at least twice a year to review the
internal financial and non-financial controls, to consider
and recommend to the Board for approval the contents of
the draft Intenm and Annual Reports to shareholders, and
to review the accounting policies and significant financial
reporting judgements In addition, the Commuttee reviews
the Auditors’ independence, objectivity, effectiveness,
appointment, remuneration, the quality of the services of
the service providers to the Company, and, together with
the Investment Manager, reviews the Company's
complhance with financial reporting and regulatory
requirements Representaives of the Investment
Manager's internal audit and comphance departments may
attend these meetings at the Chairman’s request

Non-audit fees of £18,000 (including VAT) were paid to
Ernst & Young LLP for tax comphiance work. The Board
monitors the Company's relationship with its externat auditor
with @ view to ensunng that the extemal auditor does not
provide non-audit services that have the potential to imparr
or appear to imparr the independence of therr audit role

Representatives of Emnst & Young LLP, the Company's
Auditors, attend the Committee meetings at which the
draft Annual Report and Accounts are reviewed, and are
given the opportunity to speak to the Committee
members without the presence of the representatives of
the Manager

The Charman of the Audit Committee will be present at
the AGM to deal with questions relating to the Accounts

Management Engagement Commuttee
The Management Engagement Committee ("MEC")
comprises the Chairman and all directors of the Company

The MEC meets at least on an annual basis, towards the
end of the financial year The MEC met in March 2012

The MEC reviews, on an annual basis, the performance of
Thames River and 1ts continued surtability to manage the
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Company's portfolio It also reviews the terms of the
Investment Management Agreement, to ensure they are
competitive and fair and in the best interests of the
shareholders, and to negotiate terms where appropnate
At the MEC meeting in March 2012, the MEC confirmed
that Thames River should be retained as the Investment
Manager for the financial year ending 31 March 2013

In addition to the Investment Management role, the Board
has delegated to external third parties the custodial senvices
(which include the safeguarding of assets), the day to day
accounting, company secretanal sevices, administration and
registration services Each of these contracts was entered
into after full and proper consideration of the quality of the
services offered, Including the control systems in operation
msofar as they relate to the affarrs of the Company These
contracts are reviewed annually by the MEC

In addiion to the reviews by the MEC the Board reviews and
considers performance reports from the Investment Manager
at each Board meeting The Board also recewes regular
reports from the Administrator and Company Secretary and
the Investment Manager also reports to the Board on the
performance of ail other third party senice prowiders

Directors” Remuneration

Directors’ remuneration 1s reviewed by the MEC on an
annual basis The MEC determines and approves
directors’ fees following proper consideration, having
regard to the level of fees payable to non-executive
directors in the industry generally, the role that indwidual
directors fulfil in respect of Board and Committee
responsibilities and the time committed to the Company's
affars The results of the most recent review are set out
in the Directors’ Remuneration Report on pages 46

and 47

The Company's Articles of Association limit the aggregate
fees payable to the Board to a total of £250,000 per
annum Detalled information on the remuneration
arrangements for the directors of the Company can be
found in the Directors’ Remuneration Report

Tenure Policy

No director has a contract of employment with the
Company Directors’ terms and conditions for
appointment are set out in letters of appontment which
are available for inspection at the registered office of the
Company and will be on display at the AGM

Performance Evaluation

The Board evaluation process this year was focused on
identifying where performance had improved and where
there 1s more to do

The performance of the Board, Audit Committee and the
Charman were considered separately Questionnaires
were completed by each Member of the Board,
externally collated, and the Chairman interviewed board
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members indmvidually The Charman’s effectiveness was
assessed by all other board members and wiews fed
back to the Senior Independent Director

The Chairman and the Senior Independent Director
confim that the performance of each director continues
to be effective and demonstrates their commitment to
therr role This includes extensive time for ad hoc
communications throughout the year in addiion to
formal board and committee meetings

The performance of the Company s considered in detail
at each Board meeting

All directors, apart from Richard Stone who 1s retinng, are
offering themselves for re-election at the Company's
forthcoming AGM It 15 considered that each of them
ment re-election by shareholders

Appomntment of New Directors

The directors have determined that, due to the size of the
Board and the independence of each of its members,
there 1s no requirement for a separate Nominations
Committee

The Board annually reviews its size and structure, and 15
responsible for succession planning The Board has an
open mind regarding the use of external recruitment
consultants or internal process, and has, in the past,
chosen to combine both routes to ensure best practice

Directors’ Training

When a new director 15 appointed, he/she 1s offered
traning by the Investment Manager Directors are also
provided on a regular basis wath key information on the
Company's activities, iIncluding regulatory and statutory
requirements and intemal controls Changes affecting
directors’ responsibilites are adwised to the Board as they
anse Dwrectors ensure that they are updated on
regulatory, statutory and industry matters

Board Meetings

The number of meetings of the Board and Commuttees
held dunng the year under rewiew, and the attendance of
indwidual directors, are shown below

Meetings

Board Audit MEC
No. of meetings in the year 6 2 1
Peter Salsbury 6 2 1
Caroline Burton 6 2 1
Simon Marrison*® 3/3 1/1 1
Richard Stone 6 2 1
Hugh Seabamn 6 2 1
Paul Spencer 6 2 1

*Appointed on 28 September 2011

In addition to formal Board and Committee meetings,
directors also attend a number of informal meetings to
represent the interests of the Company
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The Board

The Board 1s responsible for the effective stewardship of
the Company's affars Certain strategic 1ssues are
monitored by the Board at meetings against a framework
which has been agreed with the Manager Additonal
meetings may be arranged as required The Board has a
formal schedule of matters specifically reserved for its
decision, which are categorsed under vanous headings,
including strategy, management, structure, capital, financial
reporting, nternal controls, geanng, asset allocation, share
price discount, contracts, investment policy, finance, nsk,
investment restrictions, performance, corporate
governance and Board membership and appointments

In order to enable them to discharge their responsibilities,
all directors have full and timely access to relevant
mnformation At each meeting, the Board reviews the
Company's investment performance and considers
financial analyses and other reports of an operational
nature The Board monitors compliance with the
Company's objecttves and 15 responsible for setting asset
allocation, investment and geanng hmits within which the
Fund Manager has discretion to act and thus supervises
the management of the investment portfolio, which 15
contractually delegated to the Investment Manager

The Board has responsibility for the approval of unguoted
investments and any investments in in-house funds
managed or adwised by the Investment Manager It has
also adopted a procedure for directors, in the furtherance
of therr duties, to take independent professional advice at
the expense of the Company

Further details of the Board's consideration of key
operattonal matters 1s contamed in the Business Review
section of the Report of the Directors on pages 48 to 52

Conflicts of interest

In ine with the Companies Act 2006, the Board has the
power to authorise any potential conflicts of interest that
may anse and impose such imits or conditions as it
thinks fit A register of conficts 1s maintained and 15
reviewed at every Board meeting to ensure all detalls are
kept up-to-date Approprate authonisation will be sought
pnor to the appointment of any new director or if any
new conflicts anse

internal Controfs

The Board has overall responsibility for the Group's
systems of internal controls and for reviewing therr
effectiveness The Manager s responsible for the day to
day investment management decisions on behalf of the
Group Accounting and company secretarial services have
both been ouisourced

The internal controls aim to ensure that assets of the
Group are safeguarded, proper accounting records are
maintained, and the finanaal informaton used within
the business and for publicatton 1s relable Control of




Report of the Directors contnued

the nisks identified, covering financial, operational,
compliance and nsk management, 1s embedded in the
controls of the Group by a senes of regular investment
performance and attribution statements, financial and
risk analyses, fund manager reports and quarterly control
reports Key risks have been identified and controls put
in place to mitigate them, ncluding those not directly
the responsibifity of the Manager

The effectiveness of the intermal controls 1s assessed on a
continuing basis by the Compliance and Risk departmments
of the Manager, the Administrator and the Company
Secretary Each maintains its own system of internal
controls, and the Board and Audit Committee receve
regular reports from them The control systerns

are designed to provide reasonable, but not absolute,
assurance against matenal misstatement or loss and

to manage, rather than eliminate, nsk of falure to

achieve objectives

As the Company has no employees and its operational
functions are undertaken by third parties, the Audit
Committee does not consider it necessary for the
Company to establish its own internal audit function
Instead, the Audit Commuttee relies on internal control
reports received from s principal service providers to
satisfy itself as to the controls in place

The Board has established a process for identifying,
evaluating and managing any major nisks faced by the
Group The Board undertakes an annual review of the
Group's system of internal contrals in line with the
Turnbull guidance Business nisks have also been
analysed by the Board and recorded in a nsk map that is
reviewed regularly Each quarter the Board recewves a
formal report from each of the Manager, the
Administrator and the Company Secretary detailing the
steps taken to monitor the areas of nsk, including those
that are not directly their responsibility, and which report
the details of any known intemnal control fallures The
Board also has direct access to company secretanal
advice and services provided by Capita Company
Secretanal Services, which, through its nominated
representative, 15 responsible for ensunng that the Board
and Committee procedures are followed and that
applicable regulatans are complied with

These controls have been n place throughout the penod
under review and up to the date of signing the accounts

Voting Policy

The Board has approved a corporate governance voting
policy which, in its opinien, accards with current best
practice whilst maintaining a pnmary focus on financial
returns

The exercise of voting nghts attached to the Trust’s portfolio
has been delegated to Thames River who take a global
approach to engagement with 1ssuers and therr management
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in all of the junsdictions i which it invests Thames River are
required to indude on their website a disdlosure about the
nature of therr commitment to the FRC's Stewardship Code
and details may be found at wwwthamesnver co uk

Relations with Shareholders

Shareholder relations are given high prionty by both the
Board and the Investment Manager The pnme medium
by which the Company communicates with shareholders
s through the Intenm and Annual Reports which aim to
provide shareholders with a clear understanding of the
Company's activites and their results This information

15 supplemented by the daily calculation of the Net
Asset Value of the Company’s Ordinary and Sigma shares
which 1s pubhshed at the London Stock Exchange, and
mtenm management statements

This information 1s also avallable on the Company's
website, www trproperty ¢o uk together with a monthly
factsheet and Manager commentary

At each AGM a presentation 15 made by the Managers
following the business of the meeting Shareholders
have the opportunity to address questions to the
Chairman and the Chairman of the Audit Committee
at the AGM All shareholders are encouraged to attend
the AGM

It 1s the intention of the Board that the Annual Report and
Accounts and Notice of the AGM be issued to sharehaolders
50 as to provide at least twenty working days’ notice of the
AGM Shareholders wishing to lodge questions in advance
of the AGM, or to contact the Board at any other time, are
invited to do so by wniting to the Company Secretary at the
registered address given on page 96

General presentations are given to both shareholders and
analysts following the publication of the annual results All
meetings between the Manager and shareholders are
reported to the Board

Socially Responstble investment

Good corporate governance extends to a company’s
poliaes on the environment, employment, human rights
and community relationships Corporations are playing an
increasingly impaortant role in global economic actwity and
the adoption of good corporate governance enhances a
company's economic prospects by reducing the nsk of
govemment and regulatory intervention and any ensuing
damage to 1ts business or reputation

Policies relating to physical property either held directly or
by the companies in which the Trust invests, 1s described
in the Directors’ Report under Environmental Policy on
page 52

The Company's abjective remains the long-term
maximisation of shareholders' total return

Compliance Statement
The directors acknowledge that the Company did not
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comply with the following provisions of the UK Corporate
Govermnance Code in the year ended 31 March 2012

A2

1 Due to the nature and structure of the Company the
Board of non-executive directors does not feel it is
necessary to appoint a chief executive

B2 1 The Board does not have a separate Nominations

Committee This function is camed out by the
Board as part of the agenda of regular Board
meetings when required

C35 As the Company has no employees and s

operational functions are undertaken by third
parties, the Audit Committee does not consider it
necessary for the Company to establish its own
internal audit function

D21 The Board does not have a separate Remuneration

Committee The functions of a Remuneration
Committee are carned out by the MEC.

Statutory Auditor

The Audit Commuttee I1s satisfied that Ernst & Young LLP 1s
independent of the Company A resolution to re-appoint
Ernst & Young LLP as the Company's Auditor will be put
to shareholders at the forthcoming AGM

Directors’ staternent as to discdlosure of information to auditors
The directors who were members of the board at the
time of approving the directors’ report are listed on page

44

Having made enquines of fellow directors and of the

Company’s auditors, each of these directors confirms that

60

to the best of each director's knowledge and belief, there
is no information (that is, information needed by the
group's auditors in connection with prepanng their report)
of which the Company's audttors are unaware, and

TR Property Investment Trust

each director has taken all the steps a director might
reasonably be expected to have taken to be aware of
relevant audd information and to establish that the
Company's auditors are aware of that information

This information 1s given and should be interpreted i
accordance with the prowisions of Section 418 of the
Companies Act 2006

Responsibifity statement
Each of the directors listed on page 44 confirm that to
the best of therr knowledge

the financial statements, prepared n accordance with
IFRS as adopted by the European Union, give a true
and fair view of the assets, labilities, financial position
and profit of the Company and the undertakings
included n the consolidation taken as a whole, and
the Directors” Report, includes a fair review of the
development and performance of the business and
the position of the Trust, together with a description of
the principal risks and uncertainties that it faces

S Lo

By crder of the Board

Jonathan Carslake

For and on behalf of

Capita Company Secretanal Semices

Secretary

8 June 2012
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Statement of directors’ responsibilities in relation to the Group

financial statements

The directors are responsible for preparing the Annual
Report and the Group financial statements in accordance
with applicable United Kingdom law and thase
International Fimancial Reporting Standards as adopted by
the European Union

Under Company Law the directors must not approve the
Group financial statements unless they are satisfied that
they present farrly the financial position, financsal
performance and cash flows of the Group for that penod
in prepanng the Group financial statements the directors
are required to

e select sutable accounting policies in accordance with
IAS 8 Accounting Policies, Changes in Accounting
Estimates and Erors and then apply them
consistently,

e present information, including accounting policies, in a
manner that provides relevant, reliable, comparable
and understandable information,

e provide additional disclosures when comphance with
the specific requiremnents in IFRS is insufficient to
enable users to understand the 1mpact of particular
transactions, other events and conditions on the
Group's financial position and financial performance,

e state that the Group has complied with IFRS, subject
to any matenal departures disclosed and explained n
the financial statements, and

e make judgements and estimates that are reasonable
and prudent

The directors are responsible for keeping adequate
accounting records that are sufficient to show and explain
the Group's transactions and disclose with reasonable
accuracy at any tirme the financial position of the Group
and enable them to ensure that the Group financial
statements comply with the Companies Act 2006 and
Article 4 of the IAS Regulaton They are also responsible
for safeguarding the assets of the Group and hence for
taking reasonable steps for the prevention and detection
of fraud and other uregularities

"

By order of the Board
Peter Salsbury
Chairman

8 June 2012

The Board members are listed on page 44
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Independent Auditors’ Report

to the members of TR Property investment Trust plc

We have audited the financial statements of TR Property Investment ¢ the financial statements have been prepared in accordance with
Trust plc for the year ended 31 March 2012 which compnse the the requirements of the Companies Act 2006 and, as regards the
Group Staternent of Comprehensive Income, the Group and Company group financia! statements, Article 4 of the 1AS Regulation

Statements of Changes in Equity, the Group and Company Balance
Sheets, the Group and Company Cash Flow Statements and the
related notes 1 to 23 The financial reporting framework that has been
apphed n therr preparation 15 applicable law and International Financial In qur opinion
Repoering Standards (JFRSs) as adopted by the European Union and,
as regards the parent company financial statements, as apphed in
accordance with the provisions of the Companies Act 2006

Opimion on other matters presernibed by the Compames Act
2006

e the part of the Directors’ Remuneration Report to be audited has
been properly prepared 1n accordance with the Companies Act
2006, and

This report 1s made solely to the company’s members, as a body, n

accordance wath 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

n an auditor's report and for no other purpose  To the fullest extent Matters on which we are required to report by exception

permitted by law, we do not accept or assume responsibility to anyone We have nothing to report sn respect of the following

other than the company and the company’s members as a body, for

our audtt work, for this report, or for the opimions we have formed

e the information given in the Directors’ Report for the financial year
for which the finanaial staternents are prepared 15 ¢onsistent with
the financial staterments

Under the Companies Act 2006 we are required to report to you If, 10

our opINIoN
Respective responsibtlities of directors and auditor

As explained move fully in the Directors’ Responsibilities Statement set @ 2dequate accounting records have not been kept by the
out on page 61, the directors are responsible for the preparation of Company, or returns adequate for our audit have not been
the financral statements and for being satsfied that they give a true receved from branches not visited by us, or

and fair wew Our respongibility 1s to audit and express an opinion on
the financial statements 1n accordance with applicable taw and
international Standards on Auditing (UK and Ireland) Those standards
require us to comply with the Auditing Practices Board's Ethical

o the Company financial statements and the part of the Drrectors’
Remuneration Report to be audited are not in agreement with the
accountng records and retums, or

Standards for Auditors e certain disclosures of directors’ remuneration speafied by law are
not made, or

Scope of the audit of the finanaal statements

An audit involves obtaining evidence about the amounts and e we have not receved all the informaton and explanations we

disclosures in the financial statements sufficient to give reasonable require for our audit

assurance that the financial staternents are free from matenal
musstaternent, whether caused by fraud or error This includes an
assessment of whether the accountimg policies are appropnate to the e the drectors’ statement, set cut on page 55, in relation to going
group's and the parent company’s arcumstances and have been concermn,

consistently applied and adequately disclosed, the reasonableness of
significant accounting estmates made by the directors, and the overall
presentation of the financial statements In addition, we read all the company’s compliance with the nine provisions of the UK
financial and non-financal mforrmation in the Repart and Accounts to Corporate Govemance Code speafied for our revew, and
dentfy matenal inconsistenaes with the audited finanaal statements
If we become aware of any apparent matenal misstaterents or
inconsistencies we consider the imphcations for our report.

Under the Listing Rules we are required to review

e the part of the Corporate Governance Statemnent relaung to the

¢ cenan elements of the report to shareholders by the Board on
directors’ rermnuneration

Opmion on financial statements
In our opinian

e the financial statements give a true and fair view of the state of
the Group's and of the Company's affarrs as at 31 March 2012
and of the group’s loss for the year then ended,

& the Group financial statements have been properly prepared in

Ashley Coups (Semor statutory auditor)
accordance with IFRS as adopted by the European Unign,

for and on behalf of Emst & Young LLP, Statutory Auditor
e the Company financial statements have been properly prepared

accordance with IFRS as adopted by the European Umon and as London
applied in accordance with the provisions of the Companies Act l‘ June 2012
2006, and
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Group Statement of Comprehensive income

for the year ended 31 March 2012

-

THE GROUP/COMPANY

Year ended 31 March 2012

Year ended 31 March 2011

Revenue Capntal Total Revenue Capital Total
Return Retum Retumn Return
Notes £000 £000 £000 £'000 £'000 E000
Investment income
2 Investment income 26,364 - 26,364 25,191 - 25,191
4 Other operating tncome 51 - 51 37 - 37
3 Gross rental iIncome 3,257 - 3,257 3,041 - 3,041
3 Service charge income 1,249 - 1,249 1,222 - 1,222
10 (Losses)/gains on investments
held at fair value - (83,856) (83,856) - 71,516 71516
Net movement on foreign exchange - 827 827 - 149 149
10 Net returns on contracts
for difference 52 230 282 29 (22) 7
Total income/{loss) 30,973 {82,799) (51,826) 29,520 71,643 101,163
Expenses
Management and performance fees (3.197) (1.598) (4.795) {3,186) {1,593) (4,779)
5 Repayment of prior years' VAT 144 72 216 73 37 110
3 Direct property expenses, rent
payable and service charge costs (1,795) - (1,795) (1,577) - (1,577)
6 Other administrative expenses (875) - {875) {850) - (850)
Total operating expenses {5,723) (1,526) (7,249) (5,540) (1,556) (7.096)
Operating profit/(loss) 25,250 (84,325) (59.075) 23,980 70,087 94,067
7 Finance costs {1,592) {1,592) (3.184) (1,479) (1,479 (2,958)
Profit/(loss) from operations
before tax 23,658 (85917)  (62,259) 22,501 68,608 91,109
8 Taxaton (2,302) 1,070 (1,232) (1,497) 828 (669)
Total comprehensive income/(loss)) 21,356 (84,847) (63,491) 21,004 69,436 90,440
9a Eamings/(lass) per Ordinary
share 7.07p {24.44)p {17.37)p 694p 2061p 2755p
9b Eamings/{loss) per Sigma share 2.60p (1v7.83)p  (15.23)p 257p 13 25p 1582p

The Total column of this statement represents the Group's Statement of Comprehensive Income, prepared in accordance
with IFRS The Revenue Return and Capital Return colurnns are supplementary to this and are prepared under guidance
published by the Association of Investment Companies All tems in the above statement derwve from continuing operations

All income 15 attnbutable to the shareholders of the parent company There are no minonty nterests

The notes on pages 67 to 89 form part of these accounts
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THE GROUP/COMPANY

Group and Company Statement of Changes in Equity

Share Capital
Share Capital* Premium  Redemption Retained Earmings*

Ordinary Sigma Account Reserve Ordinary Sigma Total
for the year ended 31 March 2012 £000 E'000 £000 E'000 £000 £000 £000
At 31 March 2011 64,056 15,615 43,162 43,638 393,743 110,229 670,443
Net loss for the perod - - - - (44500) (18991) (63,491)
Shares repurchased - (56) - 56 - (333) (333)
Dmdends paid - - - - (15,630) (2,744) (18,374)
At 31 March 2012 64,056 15,559 43,162 43,694 333,613 88,161 588,245

Share Capital
Share Capital* Premum Redemption Retained Earnings*

Ordinary Sigma Account Reserve Orchinary Sigma Total
for the Year ended 31 March 2011 £'000 £'000 £'000 £'000 £'000 £'000 £'000
At 31 March 2010 64,181 15,615 43,162 43513 338,641 92,8965 598,077
Net profit for the penod - - - - 70,678 19,762 90,440
Shares repurchased (125) - - 125 (826) - (826)
Dwidends paid - - - - {14,750) (2,498) (17,248)
At 31 March 2011 64,056 15,615 43,162 43638 393,743 110,226 670,443

* The Ordinary/Sigma split1s for informaton only and has not been audied

The notes on pages 67 to 89 form part of these accounts
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Group and Company Balance Sheets

as at 31 March 2012

THE GROUP/COMPANY

Group Company Group Company
2012 2012 2011 2001
Notes £000 £'000 £000 E£000
Non-current assets
10 Investments held at farr value 639,742 617,992 721,572 700,872
10 Investments 1 subsidianes - 48,202 - 44753
639,742 666,194 721,572 745,625
Current assets
12 Debtors 7,158 7,076 8,892 8,637
Cash and cash equwalents 4,389 4,128 4,188 3,876
11,547 11,204 13,080 12,513
14 Current labilities (45,005)  (89,018)  (45819)  (87,547)
Net current liabilities {33,458) (77.814) (32,739)  (75,034)
Total assets less current liabilities 606,284 588,380 688,833 670,591 \
14 Non-current liabilities (18,039) (135) (18,390) (148)
Net assets 588,245 588,245 670,443 670,443
Capital and reserves
15 Called up share capital 79,615 79,615 79,671 79,671
16 Share premium accourit 43,162 43,162 43,162 43,162
16 Capital redemption reserve 43,694 43,694 43,638 43,638
17  Retamed eamings 421,774 421,774 503,972 503,972
Equity shareholders’ funds 588,245 588,245 670,443 670,443
Net asset value per:
20a Ordmnary share 183.62p 183 62p 20708p 20708p
20b  Sigma share 94 62p 94.62p 11194p 11194p
These accounts were approved by the directors of TR Property Investment Trust ple {Company No 84492) and
authonsed for issue on 8 June 2012
P Salsbury — Director ( . ; § &L ‘
The notes on pages 67 to 89 farm part of these accounts
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THE GROUP/COMPANY |

Group and Company Cash Flow Statements

as at 31 March 2012

Group Company Group Company
2012 2012 2014 2011
£000 £'000 £000 £000
Reconciliation of operating revenue to net cash
inflow from operating activities
{Loss)/profit from operations before tax (62,259) (61,901) 91,109 90,908
Finanaing activities 3,184 3,628 2,958 3,774
Losses/(gains) on nvestments and dervatives held at fair
value through profit or loss 83,029 81,677 (71,665) (72,680)
Decrease/(increase) in accrued ncome 453 431 (349) (271)
Net purchases of investments {2,106) (3,173) (4,259) (18,232)
Decrease/(increase) in sales settlement debtor 1,905 1,905 (2,071) (2,071
(Decrease)/increase in purchase settlement creditor (4,142) (4,142) 4,268 4,268
(Increase)/decrease in other debtors (426) (577) 4,056 3,552
{Decrease)/increase in other creditors (66) 2,219 224 15,570
Senp dvidends included in investment income - - (837) (837)
Net cash inflow from operating activities before interest
and taxation 19,572 20,067 23,434 23,981
Interest paid {3,184) {3,628) (2,958) (3774)
Taxation paid (1,679) (1.679) (1,329) (1,329)
Net cash inflow from operating activities 14,709 14,760 19,147 18,878
Financing activities
Equity dwvidends paid (18,374) (18,373) (17.248) (17,248)
Repurchase of shares (333) (333) (826) (826)
Drawdown/{repayment) of loans 3,372 3,372 (8,538) (8,538)
Net cash used in finanang actvities (15,335) (15,335) (26,612) (26,612)
Decrease in cash (626) (575) (7,465) (7738)
Cash and cash equivalents at start of the year 4,188 3,876 11,445 11,402
Foreign exchange movements 827 827 208 208
Cash and cash equivalents at end of the year 4,389 4,128 4,188 3,876

The notes on pages 67 to 89 form part of these accounts
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[ THE GROUP/COMPANY

Notes to the Financial Statements

1 Accounting policies
The financial statements for the year ended 31 March 2012 have been prepared on a going concern basis in accordance with
International Financial Reporting Standards (IFRS), which comprise standards and interpretations approved by the International
Accounting Standards Board (IASB), together with interpretations of the International Accounting Standards and Standing
Interpretations Committee approved by the International Accounting Standards Committee (JASC) that remain in effect, to the
extent that they have been adopted by the European Union and as regards the Company financial statements, as applied in
accordance with the provisions of the Companies Act 2006

The Group and Company financial statements are expressed in Sterling, which 1s thewr functional and presentational currency
Sterling 15 the functional currency because it 1s the currency of the primary economic environment in which the Group operates
Values are rounded to the nearest thousand pounds (£'000) except where othenwise indicated

a Basis of consolidation

The Group accaunts consohidate the financial statements of the Company and 1ts subsidianies to 31 March 2012 Companies,
other than subsidianes, in which the Group has an investment representing 20% or more of the voting nghts and over which it
exerts significant influence, are treated as associates The Group accounts include the apprapnate share of the results and
reserves of these companies based on the latest available accounts Other companies, in which the Croup has an investment
representing 20% or mare of the voting rights but where the directors consider that the Group does not exert significant
influence, are not treated as associates and are accounted for as investments

b Income

Dwidends and Property income Distributions (PIDs) receivable on equity shares are treated as revenue for the year on an ex-

dividend basis Where no ex-dwdend date 1s available, dividends receivable on or before the year end are treated as revenue

for the year Provision 1s made for any dividends not expected to be recewed Where the Group has elected to recewve these

dwidends In the form of additional shares rather than cash the amount of cash dividend foregone is recogrused as income

Differences between the value of shares received and the cash dividend foregone are recognised i the capital returns of the |
Group Statement of Comprehensive Income The fixed returns on debt securities are recognised on a time apportionment

basis so as to reflect the effective yield on each such secunty Interest receivable from cash and short term deposits 15 accrued

to the end of the year

¢ Expenses

All expenses and finance costs are accounted for on an accruals basis An analysis of retained eamings broken down into
revenue and capital ikems 1s given 1IN note 17 In amwving at this breakdown, expenses have been presented as revenue items
except as follows

— expenses which are inadental to the acquistion or disposal of an investment,

— expenses are presented as capital where a connection with the maintenance or enhancement of the value of the investments
can be demonstrated One third of the management fees 1s deemed to relate to the administration of the Company and
charged to revenue The remainder are allocated 50% to revenue retum and 50% to capital retum to reflect the Board's
expeciations of long term mvestment retums The overall result is that two thirds of management fees are charged to revenue
and one third to capital All performance fees are charged to capital return

Expenses are allocated between the share classes as follows

— management fees are charged separately to each share class,

- admunistration costs incurred speaifically by a single share class are charged to that class,

— other corporate expenses are allocated to the share class in proportion to the share classes’ relative net asset values at the end |
of the previous accounting period |

d Finance costs
The finance cost in respect of capital instrurnents other than equity shares is calculated so as to give a constant rate of retumn on
the outstanding balance One half of the finance costs s charged to capital retum

Finance costs are allocated to the share class utiising the capital instrument
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THE GROUP/COMPANY |

Notes to the Financial Statements contnved

1 Accounting polictes continued

e Taxation
Current tax assets and habilities are measured at the amount expected to be recovered from or paid to the taxation authonties,
based on tax rates and laws that are enacted or substantively enacted by the balance sheet date

Income tax 15 charged or credited directly to equity if it relates to items that are credited or charged to equity Othenwise income
tax is recogmised in the Group Staternent of Comprehensive Income

The tax effect of different items of expenditure is allocaled between capital and revenue for the Ordinary shares and the Sigma shares
using the Group's effective rate of tax for the year The charge for taxation 15 based on the profit for the year and takes into account
taxation deferred because of timing differences between the treatment of certan items for taxation and accounting purposes

Deferred taxation is provided using the hiability method on all timng differences, calculated at the rate at whuch it 15 anticipated
the urming differences will reverse Deferred tax assets are recogrused only when, on the basis of available ewdence, 1 15 more
likely than not that there will be taxable profits in the future aganst which the deferred tax asset can be offset

The brought forward tax losses held within TR Property Investment Trust plc pror to the introduction of the new Sigma share
cfass have been split between the Ordinary shares and the Sigma shares based on the propartion of Ordinary shares converted
to Sigma shares on 24 July 2007 (18 9943%) Tax losses will in the future only be transferred from one share class to another
to the extent that there are insufficient current year losses available to the share class claiming the losses to cover the taxable
iNcome arsing

The Company 1s an investment trust under s 1158 of the Corporation Tax Act 2010 and, as such, is not liable for tax on capital
gains Capital gans ansing n subsidiary companies are subject to capital gains tax

f Investment property

Investment property

Invesiment praperty is measured mitially at cost induding transaction costs Transaction costs include transfer taxes, professional fees
for legal serces and nitial leasing commuissions to bring the property to the condition necessary for 1t to be capable of operating
The carrying amaount also indudes the cost of replacing part of an existing investment property at the time that cost 15 incurred o the
recognition cnteria are met The purchase and sale of properties Is recognised to be effected on the date unconditional contracts are
exchanged

Subsequent to wmitial recognition, investment property is stated at fair value Gains or losses ansing from changes in the farr values
are ncluded in the Group Statement of Comprehenswve Income in the year in which they anse

Investment property Is derecognised when it has been disposed of or permanently withdrawn from use and no future economic
benefit 1s expected from ts disposal Any gans or losses on the retrement ar dispasal of swestment property are recognsed in the
Group Statement of Comprehensive Income in the year of retirement or disposal

Gains or losses on the disposal of nvestment property are determimed as the difference between net disposal proceeds and the
camying value of the asset in the previous full penod financial statements

Revaluation of Investment Properties

The Croup carnes its investment properties at fair value (market value) revalued twice a year, with changes n farr values being
recogrused i the Group Statement of Comprehensive Income The Group engaged Drivers lonas Deloitte as independent
valuation specialists to determine market value as at 31 March 2012

Valuations of Investment Properties
Determination of the market value of investment properties has been prepared on the basis defined by the RICS Vatuation
Standards 6th Edition (The Red Book) as follows

“The estimated amount for which a property should exchange on the date of valuation between a willing buyer and a willing seller n an
am's length transaction after proper marketing wherein the parties had each acted knowledgeably, prudently and without compulsion”
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THE GROUP/COMPANY

Notes to the Financial Statements contnued

1 Accounting policies continued
The valuation takes nto account future cash flow from assets (such as lettings, tenants’ profiles, future revenue streams, capital
values of fixtures and fitings, plant and machinery, any environmental matters and the overall repair and condition of the
property) and discount rates applicable to those assets These assumptions are based on local market conditions existing at the
balance sheet date

In amving at therr estmates of market values as at 31 March 2012, the valuers have used their market knowledge and
professional judgement and have not only relied solely on histoncal transactional comparables

Rental income
Rental income recevable under operating leases 1s recognised on a straight-line basis over the term of the lease, except for
contingent rental income which 15 recogrised when it anses

Incentives {or lessees to enter into lease agreements are spread evenly over the lease term, even if the payments are not made on
such a basis The lease term is the non-cancellable penod of the lease together wath any further term for which the tenant has the
option to coniinue the lease, where, at the inception of the lease, the direciors are reasonably certain that the tenant will exercise
that option Prerruumns received to terminate or extend leases are recognised in the capitat account of the Group Statement of
Comprehensive Income when they anse

Service charges and expenses recoverable from tenants

Income ansing from expenses recharged to tenants Is recognised n the penod in which the expense can be contractually
recovered Service charges and other such receipts are included gross of the related costs m revenue as the directors consider
that the Group acts as principal in this respect

g Investments
When a purchase or sale s made under contract, the terms of which require delivery within the timeframe of the relevant
market, the Investments concerned are recognised or derecogrised on the trade date

All the Group's investments are defined under IFRS as investments designated as fair value through profit or loss but are also
described 1n these financial statements as investments held at fair value

All investments are designated upon initial recognition as held at far value, and are measured at subsequent reporting dates at
fair value, which, for quoted investments, is ether the bid price or the last traded price, depending on the convention of the
exchange on which the investment is quoted Unquoted investments or investments for which there 1s only an inactive market
are held at fair value which s based on valuations made by the directors in accordance with IPEVCA guidelines and using current
market prices, trading conditions and the general economic cimate

In #s financial statements the Company recognises its Investments in subsidianes at far value, being the net asset value of each
subsidiary

Changes m the farr value are recognised n the Group Statement of Comprehensive Income On disposal, realised gains and
losses are also recogrused in the Group Statement of Comprehensive Income

Denvatives

Denvatives are held at far value based esther on traded prices or directors’ fair valuation to the extent that traded pnces are
unavailable Gams and losses on denvative transactions are recognised i the Group Statement of Comprehensive Income They are
recognised as capital and are shown m the capttal column of the Group Statement of Comprehensive Income if they are of a capital
nature and are recognised as revenue and shown in the revenue column of the Group Statement of Comprehensive Income if they
are of a revenue nature To the extent that any gans or losses are of a mixed revenue and capital nature, they are apportioned
between revenue and capital accordingly

CFDs are synthetic equities and are valued by reference to the mvestments’ undertying market values
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THE GROUP/COMPANY |

Notes to the Financial Statements contnued

1 Accounting policies continued
The sources of the retums under the dervative contract (e g notional dividends, finanang costs, interest returns and capital changes)
are allocated to the revenue and capital accounts in alignment with the nature of the underlying source of ncome and in
accordance with the guidance given in the AIC SORP Notional dividend income or expenses ansing on long or short pesitions are
apportioned wholly to the revenue account Notional interest income on short pesitions is allocated wholly to the revenue account
Notional Interest expense on long positions 15 apportioned between revenue and capital in accordance with the Board's long term
expected retums of the Company (currently determined to be 50% to the revenue account and 50% to capital reserves) Changes
in value relating to underlying price movements of secunties in relation to CFD exposures are allocated wholly to capital reserves

h Non-current liabilities

All loans and debentures are initially recognised at cost, baing the fair value of the consideration receved, less 1ssue costs where
applicable After initial recognition, all interest-beaning loans and borrowings are subsequently measured at amortised cost
Amecrtised cost s calculated by taking into account any discount or premium on settlement The costs of arranging any interest-
beanng loans are capitalised and amortised over the life of the loan on an effective interest rate basis

1 Foreign currency translation
Transactions mvolving foreign currencies are converted at the rate ruling at the date of the transaction

Foreign currency monetary assets and habilities are translated into Sterling at the rate ruling on the balance sheet date Foreign
exchange differences are recognised in the Group Statement of Comprehensive income

} Cash and cash equivalents
Cash and cash equwalents compnse cash in hand and demand deposits

k Adoption of new and revised Standards

Standards and Interpretations effective in the current pentod
The accounting policies adopted are consistent with those of the previous consoldated financial statements except as follows

The Group has adopted the following new and amended 1FRS and IFRIC interpretations as of 1 Apnl 2011
— IAS 24 Related Party Disclosures, effective 1 January 2011,

— IAS 32 Financial Instruments Presentation — Classification of Rights Issues, effectwe 1 February 2010,

— IFRIC 19 Extinguishing Financial Liabiliies with Equity instruments, effective 1 July 2010,

— Improvements to {FRSs (Issued May 2010), effective 1 January 20171,

When the adoption of the standard or nterpretation s deemed to have an wnpact on the consolidated financial statements or
the performance of the Group, its mpact 15 descnbed below

IFRS 7 Financal Instruments — Disclosures (Amended)
The amendment emphasises the interaction between quantitative and qualitative disclosures and the nature and extent of nisks
associated with financial instruments

Early adoption of standards and interpretations

The standards issued before the reporting date that become effective after 31 March 2012 will not have a matenal effect on
equity or profit for the subsequent penod The Group has not early adopted any new International Financial Reparting Standard
or interpretation
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THE GROUP/COMPANY

Notes to the Financial Statements contnved

1 Accounting policies continued
Standards, amendments and mterpretations issued but not yet effective up to the date of issuance of the Group finanaal
statements are listed below

IAS I Ainancial Statement Presentation - Presentation of items of Other Comprehensive income, effective 1 July 2012
The amendments ta 1AS 1 change the grouping of tems presented in CCl tems ihat could be reclassified (or “recycled”) to
profit or loss at a future pont In time would be presented separately from items that will never be reclassified The amendment
will affect presentation only and has no impact on the Group's financial position or performance

IAS 12 Income Taxes — Recaovery of Underlying Assets, effective 1 January 2012

The amendment danfied the determination of deferred tax on investment property measured at far value The amendment
introduces a rebuttable presumption that deferred tax on nvestment property measured using the fair value model in 1AS 40
should be determined on the basis that its carrying amount will be recovered through sale Further, it introduces the requirement
that deferred tax on depreciable assets that are measured using the revaluation model in IAS 16 should always be measured on
a sale basis The Group is currently assessing the full impact of the amendments

IAS 27 Separate Financial Staternents, effective T January 2013
As a consequence of the new IFRS 10 and IFRS 12, what remains in 1AS 27 1s kmited to accounting for subsidianes, jointly
controlled entities and associates In separate financia! statements

IAS 28 investments in Assoctates and Joint Ventures, effective 1 January 2013

As a consequence of the new IFRS 11 and IFRS 12, 1AS 28 has been renamed IAS 28 Investments in Associates and Jomt
Ventures and describes the application of the equity method to investments in joint ventures 1n addition to associates This
amendment 15 not expected to have any impact on the accounting policies, financial position or performance of the Trust as it
does not have any imvestments n Associates and Joint Ventures

IFRS 7 Financial Instruments Disclosures — Enhanced Derecognition Disclosure Requirements, effective T July 2011

The amendment requires addional disclosure about financial assets that have been transferred but not derecognised to enable
the user of the Group's financial statements to understand the relationship with those assets that have not been derecognised and
thewr assoaated liabilities In addition, the amendment requires disclosures about continuing nvolvement in derecognised assets to
enable the user to evaluate the nature of, and nsks associated wath, the entity’s continuing involvement in those derecogrised
assets The amendment affects disclosure only and has no impact on the Group's financial position or performance

IFRS 9 Financial Instruments Classification and Measurement, effective 1 January 2013

IFRS 9 as 1ssued reflects the first phase of the IASBs work on the replacement of IAS 39 and applies to classification and
measurement of financial assets as defined in 1AS 39 In subsequent phases, the IASB will address dlassification and
measurement of finanaial liabilities, hedge accounting and derecognition The adoption of the first phase of IFRS 9 will have an
effect on the classification and measurement of the Group's financial assets The Group will quantify the effect in conjunction
with the other phases, when issued, 1o present a comprehensive picture

IFRS 10 Consolidated Financial Statements, effective T January 2013
IFRS 10 replaces the portion of IAS 27 Consolidated and Separate Financial Statements that address the accounting for
consolidated financial statements It also includes the 1ssues raised in SIC — 12 Consolidation — Special Purpose Entities

iFRS 10 establishes a single contral model that applies to all entitbes including special purpose entiies The changes introduced
by IFRS 10 will require management to exercise significant judgment to determine which entities are controlled and therefore are
required to be consolidated by a parent, compared with the requirements that were in 1AS 27 The Group is currently assessing
the full impact of this standard

IFRS 11 Joint Arrangements, effective 1 January 2013
IFRS 11 replaces IAS 31 Interests in Joint Vientures and SIC — 13 Jointly-controlled Entities — Non-monetary Contnbutions by Venturers

IFRS 11 removes the option to account for jointly controlled entities (JCES) using proportionate consolidation instead, JCEs that
meet the defimition of a jont venture must be accounted for using the equity method JCEs under current IAS 31 that will be
dassified as joint ventures under IFRS 11 wall transition from proportionate consolidation to the equity method by aggregating the
carrying values previously recorded, testing that amount for imparment and then using that amount as deemed cost for applying
the equity method going forward

The application of this new standard will not impact the financial position of the Group -
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THE GROUP/COMPANY J

Notes to the Financial Statements continved

1 Accounting policies continued

IFRS 12 Disclosure of Involvement with Other Entities, effective 1 January 2013

IFRS 12 includes all of the disclosures that were previously in 1AS 27 related to consalidated finanaal statemenits, as well as all of
the disclosures that were previously included in 1AS 31 and 1AS 28 These disclosures relate to an entity's interests in
subsidianies, jomt arrangements, associates and structured entities A number of new disclosures are also required

IFRS 13 Fair Value Measurement, effective 1 lanuary 2013

IFRS 13 establishes a single source of guidance under IFRS for all fair value measurements 1FRS 13 does not change when an
entity 1s required to use fair value, but rather provides guidance on how to measure fair value under IFRS when far value 1s
required or permitted The Group 1s currently assessing the impact that this standard will have on the financial position and
performance

IFRS 7 & IAS 32 Offsetting of Financial Instruments, effective | January 2013 and 1 January 2014 respectively

The amendments to 1AS 32 and IFRS 7 on offsetting of financial instruments are intended to clanfy existing application issues
refating to the offsetting rules and reduce the level of diversity in current practice The clanfying amendments to 1AS 32 are
effective for the annual penods beginning on or after 1 January 2014 The new disclosures in IFRS 7 are required for annual
periods beginning on or after 1 January 2013 The Graup 1s currently assessing the mpadt that these amendments will have on
the financial pesition

2 Investment income
2012 2011
£000 E'D0O
Diidends from UK listed investments 1,900 2,583
Dividends from overseas hsted nvestrments 18,416 18,079
Serip dividends from overseas listed investments - 837
Interest from listed investments 55 331
Property mcome distributions 5,993 3,361
26,364 25,151
3 Net rental income
2012 2011
£000 £'000
Gross rental income 3,257 3,041
Service charge income 1,249 1,222
Direct property expenses, rent payable and serwice charge costs (1,795) (1,577
2,711 2,686

Operating Leases

The Group has entered mto commeraal leases on its property portfohio Commercial property leases typically have lease terms
between 5 and 15 years and include clauses to enable penodic upward revision of the rental charge according to prevailing
market condstions Some leases contain options to break before the end of the lease term

Future minimum rentals recewable under non-cancellable operating leases as at 31 March are as foilows

2012 201
£000 £000

Within 1 year 3,100 2,700
After 1 year but not more than 5 years 2,700 7400
More than 5 years 2,300 2,300
13,100 12,400
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4 Other operating income
2012 2011
£000 £'000
Interest receivable 27 13
Underwnting commissson 24 24
51 37
5 Management and performance fees
2012 2012 2012 2011 2011 2011
Revenue Capital Total Revenue Capital Total
Retum Return Return Return
£'000 £000 £000 £'000 £'000 £000
Management fee 3,197 1,598 4,795 3,186 1,593 4,779
Repayment of prior years” VAT
(Note 13) (144) (12) (216) (73) (37) (110)
Performance fee - - - - - -
3,053 1,526 4,579 3,113 1,556 4,669
A summary of the terms of the management agreement is given i the Report of the Directors on pages 50 to 52
6 Other administrative expenses
(including irrecoverable VAT) 2012 201
£000 £'000
Directors’ fees (Directors’ Remuneration Report on pages 46 and 47) 215 225
Auditors' remuneration
— for audnt of the finanwal statements 89 85
— for audit of the financial statements of subsidianes 19 8
— for other services 18 5
Other expenses 534 517
875 850
7 Finance costs
2012 2001
£000 £'000
Bank loans and overdrafts repayable within 1 year 1413 1,187
Debentures repayable between 1 and 5 years 1,mM -
Debentures repayable after more than 5 years - 1,771
3,184 2,958
Amount allocated to capital return {1.592) (1,479)
Amount allacated to revenue return 1,592 1,479
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Taxation
a Analysis of charge n the year
2012 2012 2012 201 2011 2011
Revenue Capital Total Revenue Caputal Total
Return Retum Return Return
£000 £°000 £000 E 000 £'000 £'000
UK corporation tax at 26%
(2011 28%) 756 (732) 24 470 (766) {296)
Overseas taxation 1,555 - 1,555 1,203 88 1,291
2,311 (732) 1,579 1,673 (678) 995
Overprovision in respect of
pnor years 4 - 4 Q67 - (167)
Current tax charge for the year 2,315 (732) 1,583 1,506 (678) 828
Deferred taxation {13} {338) (351) (9) (150) (159)
2,302 (1,070) 1,232 1,497 (828) 669

b Factors affecting current tax charge for the year
The tax assessed for the pericd is lower than the standard rate of corporate tax in the UK for a large company of 26% (2011 28%)
The difference 1s explained below

2012 012 2012 2011 2011 201
Revenue Capital Total Reverue Caputal Total
Retum Return Retum Return
£'000 £000 £000 £'000 E'000 £'000
Net profit on ordinary
actmvities before taxation 23,658 (85,917) (62,259) 22,501 68,608 91,109
Corporation tax charge at 26%
(2011 28%) 6,151 (22,338) (16,187) 6,300 19,210 25,510
Effects of
Non taxable losses/(gains)
on mvestments - 21,465 21,465 - (20,210) (20,210)
Tax relief on expenses charged
to capital - 78 78 - 84 84
Nan-taxable income - (60) (60) - - -
Non-taxable UK dwidends (494) - (494) (723) - (723)
Non-taxable overseas dwvidends (4.782) - (4,782) (5,377) - (5377
Overseas withholding taxes 1,555 - 1,555 1,203 88 1,291
Overprovision n respect of
prior years - - - (167) - (1e7)
Losses utilised not charged for {(123) - (123) - - -
Disallowable expenses 6 - 6 4 - 4
Deferred tax not provided - - - 268 - 268
Rate change on deferred tax (1) - () an - Q)
Current tax charge/(credit)
for the year 2,302 (855) 1,447 1,457 (828) 669

The Group has not recognised deferred tax assets of £371,000 (2011 £949,000) arising as a result of losses carnied forward
As at 31 March 2012 this asset related solely to losses m subsidiary companies it 1s considered too uncentain that the Group will
generate profits in these companies that the losses would be available to offset against and, on this basis, the deferred tax asset

In respect of these expenses has not been recognised
TPt e T
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8 Taxation continued
Due to the Company's status as an investment Trust, and the ntention to continue meeting the conditions required to obtain
approval in the foreseeable future, the Company has not provided deferred tax on any capital gans and losses ansing on the
revaluation or disposal of investments In respect of properties held in subsidianes, provision for capital gains tax has been made
for revaluation surpluses not sheltered by brought forward capital losses or non-trade debits

In March 2012 as part of the 2012 Budget, the UK Govemment announced its intention to legislate to reduce the rate of
Corporation Tax to 24% with effect from Apnl 2012, which was subsequently enacted under the provisions of the Prowisional
Collection of Taxes Act 1968 The effect of this reduction is reflected in the unrecognised tax assets disclosed in this note

¢ Provision for deferred taxatton
The amounts of deferred taxation provided at 24% (2011 26%) comprise

0z 2012 2012 2011 2013 201
Revenue Capital Total Revenue Capual Total
Retum Return Return Retumn
Group £000 E'000 E'000 £'000 £000 £000
Capttal gains - 2,904 2,904 - 3,242 3,242
Accelerated capital allowances 135 - 135 148 - 148
Shown as
Deferred tax hability 135 2,904 3,039 148 3,242 3,390
012 2012 2012 2011 201 2011
Revenue Capital Total Revenue Capal Total
Retumn Return Return Retumn
Company £000 £°000 £000 £ 000 £000 £000
Caprtal gains 135 - 135 148 - 148
Shown as
Deferred tax hiabilty 135 - 135 148 - 148

The movement n provision In the year Is as follows

2012 2012 2012 2011 2011 2011
Revenue Caprtal Total Revenue Capnal Tota!l
Retum Return Retum Retum
Group £'000 £000 £000 £000 E'000 EQ00
Provision at the start of the year 148 3,242 3,390 157 3,392 3,549
Accelerated capital allowances (13) - (13) )] - 9
Capital gains - (338) {338) - (150) (150)
Provision at the end of the year 135 2,904 3,039 148 3,242 3,350
2012 2012 2012 2011 201 201}
Revenue Capntal Total Revenue Capsal Total
Retum Retum Return Return
Company £'000 £'000 £000 E 000 £'000 £'000
Provision at the start of the year 148 - 148 157 - 157
Accelerated capital allowances {13) - (13) (9) - 9
Provision at the end of the year 135 - 135 148 - 148
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Earnings/(loss) per share
a Eamntngs/(loss) per Ordinary share
The earnings per Ordinary share can be analysed between revenue and capiial, as below

Year Year

ended ended

31 March 31 March

012 20n

€000 £'000

Net revenue profit 18,114 17,793

Net capuital (loss}/profit {62,614) 52,885

Net total {loss)/profit (44,500) 70,678

Weighted average number of shares in 1ssue dunng the year 256,225,000 (256,514,041

pence pence

Revenue eamings per share 707 694

Capital (loss)/earnings per share (24.44) 2061

(Loss)/earnings per Ordinary share (1737) 2755

b Earnings/(loss) per Sigma share

The earnings per Sigma share can be analysed between revenue and capital, as below

Year Year

ended ended

31 March 31 March

2012 2011

£000 £000

Net revenue profit 3,242 3,211

Net capital (loss)/profit (22,233) 16,551

Net total (loss)/profit (18,991) 19,762

Weighted average number of shares in 1ssue durng the year 124,697,820 |124,522,000

pence pence

Revenue eamings per share 260 257

Capittal {loss)/earnings per share (1783) 1325

{Loss)/earnings per Sigma share (1523) 1582
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Earnings/(loss) per share continued

¢ Reconciliation of Group and Share Class Earnings

THE GROUP/COMPANY

2012 2012 2012
Revenue Caprtal Tota!
Return Return

€000 £000 £000

Net profit/(loss) per Group Statement of Comprehensive Income 21,356 (84,847) (63,491)
Net profit/(loss) per Ordinary Share Class Statement of Comprehensve Incorme 18,114 (62,614) (44,500)
Net profit/(loss) per Sigma Share Class Statement of Comprehensive Income 3,242 (22,233) (18,991)
21,356 (84,847) (63,491)

Weighted average number of Ordinary
shares n 1ssue dunng
the year

Weighted average number of Sigma
shares in 1ssue durning

256,225,000 256,225,000 256,225,000

the year 124,697,820 124,697,820 124,697,820
Net earmings/{loss) per Ordinary share 7.07p {24 aa)p (1737)p}
Net earmings/(loss) per Sigma share 2.60p (1783)p (15 23)p|
Investments held at fawr value
{1) Analysis of investments

Group Company Group Company
2012 2012 2011 201
£'000 £000 £'000 £'000
tisted in the United Kingdom 217,459 217,459 239,159 239,159
Listed overseas 368,416 368,416 438,088 438,088
Investment properties 53,867 32,117 44 325 23,625
investments held at fair value 639,742 617,992 721,572 700,872
Investments n subsidianes at fair value - 48,202 - 44,753
639,742 666,194 721,572 745,625

(11) Gains on investments held at fair value
31 March 31 March
2012 201
£000 £000
Gamns on sale of investments 20,681 29,464
Moverment in investment holding gains (104,537) 42,052
{Losses)/gains on investments held at fair value (83,856) 71516
Net movermnent on foreign exchange 827 149
(83,029) 71,665
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Investments held at fair value continued

(sit) Business segment reporting

Gross
Valuation Net Net Valuation revenue
31 March addons/ apprecation/ 31 March 31 march
2011 (disposals) (depreciation) 2012 2012
£000 £000 £ 000 £'000 £'000
Listed investments 677247 (4,659) (86,713) 585,875 26,364
Direct property 44,325 6,685 2,857* 53,867 3,257
721,572 2,026 (83,856) 639,742 29,621
Contracts for difference (22) 80 230 288 52
721,550 2,106 (83,626) 640,030 29,673

(1v) Geographical segment reporting
Gross
Valuation Net Net Valuation revenue
31 March addwons/ apprecation/ 31 March 31 March
2018 {disposals) (depreciation) 2012 2012
FO00 £'000 £'000 £000 £000
UK listed equsties and convertibles 238,105 (4,345) {16,301) 217,459 7.893
UK direct property 44,325 6,685 2,857* 53,867 3,257
Continenta! European listed equities 437254 779 (70,382) 367,651 18,416
Fixed interest 1,888 (1,093) (30) 765 55
721,572 2026 (83,856} 639,742 29,621
Contracts for difference 22) 80 230 288 52
721,550 2,106 (83,626) 640,030 29,673

*Net appreciation/(depreciation) includes amounts in respect of rent free penods

Included in the above figures are purchase costs of £493,000 (2011 £282,000) and sales costs of £230,000 (2011 £135,000)
These comprise mainly stamp duty and commission

(v) Substantial share interests

The Group held interests in 3% or more of any class of capital In 6 companies we invest In None of these Invesiments
Is considered significant In the context of these financial statements See note 22 on page 89 for further details of
subsidiary nvestments

(vi) Far values of financial assets and financial kabilities

Finanaial assets and financial habilities are either carned in the Balance Sheet at their fair value (investments) or the balance sheet
amount 1s a reasonable approximation of fair value {due from brokers, dvidends and interest recevable, due to brokers, accruals
and cash at bank)
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Investments held at fair value continued

Fair value hterarchy disclosures
The table below sets out farr value measurernents using the IFRS 7 fair value hierarchy

Fmancial assets at fair value through profit or loss
At 31 March 2012

Level 1 Level 2 Level 3 Total

£000 £'000 £000 £000

Equity investments 584,960 - 150 585,110
Fixed interest investments 765 - - 765
Contracts for difference - 288 - 288
585,725 288 150 586,163

At 31 March 2011

Level 1 Level 2 Level 3 Total

£000 £'060 £000 E£'000

Equity mvestments 675,231 - 150 675,381
Fixed interest Investmenis 1,888 - - 1,888
Contracts for difference - (22) - (22)
677,119 (22) 150 677,247

Categonisation within the hierarchy has been determined on the basis of the lowest level input that is significant to the far vatue
measurement of the relevant asset as follows

Level 1 - valued using quoted prices in an active market for identical assets
Level 2 - valued by reference to valuation techniques using observable inputs other than quoted prices within level 1
Level 3 — valued by reference to valuation techniques using inputs that are not based on observable market data

The valuation techriques used by the Group are explained in the accounting policies m notes 1(f) and 1(g)
There were no transfers during the year between Level 1 and Level 2

Finanaial Instruments

Risk management policies and procedures

The Group invests in equdies and other investments for the long term in pursuit of the Investment Objectives set out for each
share dass on pages 2 and 3 The Group 1s exposed to a variety of nisks that could result in erther a reduction or an mncrease in
the profits available for distnbution by way of dvdends

The principal nsks the Group faces in its portfolio management actvities are

= Market nisk (compnsing price nsk, currency nisk and interest rate nsk)
- Liquidity nsk
- Credit nsk

The Investment Manager's policies and processes for managing these risks are summansed on pages 79 to 84 and have been
applied throughout the year

us 79
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Market Price Risk
By the very nature of its activities, the Group's investments are exposed to market price fluctuations

Management of the risk

The Manager runs dwersified portiolios for each share class and reports to the Board on the portfolio actmity and performance at
each board meeung The Board monitors the investment activity and strategy to ensure it 1s compatible with the stated objectives
for each share class

The Group's exposure to changes in market prices on its quoted equity investments and investment property portfolio, was as follows

2012 2011
£000 FO00
investments held at fair value 639,742 721,572

Concentration of exposure to price nisks

As set out in the lnvestment Policies for each share dass on pages 2 and 3, there are guidelines to the amount of exposure to a
single company, geographical region or direct property These guidelines ensure an appropriate spread of exposure to indwidual
or sector price nsks As an investrnent company dedicated to investment in the property sector, the Group 15 exposed to price
mavements across the property asset class as a whole

Price nsk sensitivity

The following table illustrates the sensitiity of the profit after taxation for the year and the value of sharehelders’ funds to an
increase or decrease of 15% in the farr values of the Group's equity and direct property investments This level of change is
consistent with the illustration shown In the previous year The sensitwity analysis 1s based on the Group's equity, CFD and direct
property exposure at each balance sheet date, with all other vanables held constant

2012 2012 2003 201
Increase Decrease Increase Decrease

in far value in fasr value in farr value in farr value
E'000 £000 £'000 E'000

Staterment of Comprehensive Income — profit after tax
Revenue return (127) 127 (148) 148

Capital return 95,952 (95,952) 108,178 (108,178)
Change to the profit after tax for the year/shareholders’ funds 95,825 {95.825) 108,030 (108,030)
Change to total earnings/(loss)
per Ordinary share 30 19p (30.19)p 3339p (33 39)p
per Sigma share 14 85p (14 85)p 18 00p (18 00)p

Currency Risk

A proportion of the Group's portfohio is invested in overseas securities and their Sterling value can be significantly affected by

movements in foreign exchange rates

Management of the nsk

The Board recewes a report at each board meeting on the propartion of the mvestment portfolio held in Sterling, Euros or other
currencies The Group may sometimes hedge foreign currency movernents outside the Eurozone by funding investments in
overseas secunities with unsecured loans denominated in the same curency

Cash deposits are held in Sterling and/or Euro denominated accounts
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112 Currency Risk continued

Foreign currency exposure
At the reporting date the Group had the following exposure
(Sterhng has been shown for reference)

Currency 2012 2011
Sterling 33 5% 36 2%
Euro 48 4% 49 6%
Swedish Krona 93% 8 8%
Other 8 8% 5 4%

The following table sets out the Group's tatal exposure to foreign currency nisk and the net exposure to foreign currencies of the
monetary assets and labilities

Swedish
Sterling Euro Krona Other
2012 £000 £000 £000 £000
Recewables (due from brokers, dividends and other
income recenable) 4,676 1,422 1,034 16
Cash at bank and on deposit 1,940 547 1,893 9
Bank loans and overdrafts (35,500) (4,584) - -
Payables (due to brokers, accruals and other creditors) {4,036) 817 - -
FFX Positions {26,241) (2,346) 7304 231,215
CFD Positions (Gross Exposure) 4,164 - - -
Total foreign currency exposure on net monetary tems {54,997) (5,778) 10,241 21,240
Investments held at farr value 271,859 292,572 44,744 31,100
Non-current habilities {18,039) - - -
Total net currency exposure 198,623 286,794 54,985 52,340
Swedish
Sterling Euro Krona Other
2011 E 000 E'C00 £'000 £000
Recewables (due from brokers, dwidends and other
mcome recewable) 2,748 2,320 3,763 61
Cash at bank and on deposit 2,512 1,121 232 323
Bank loans and overdrafts (31,400) (5312) - -
Payables {due to brokers, accruals and other creddors) (3,403) (5,363) (282) -
FFX Positions 7,458 - (8,896) 1,379
CFD Positions (Gross Exposure) - - 674 -
Total foreign currency exposure on net manetary items (22,085) (7,234) {4,509) 1,763
Investments held at farr value 283,484 339,714 63,698 34,676
Non-current habiliies (18,390) - - -
Total net currency exposure 243,009 332,480 59,189 36,439
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112 Currency Risk continued

Foreign currency sensitivity
The following table illustrates the sensitwity of the profit after tax for the year on the Group's equity in regard to the exchange
rates for Sterling/Eurc and Sterling/Swedish Krona and other currencies

It assumes the following changes in exchange rates
Sterling/Euro +/- 15% (2011 15%)
Sterling/Swedish Krona +/- 159 (2011 15%)
Sterlng/Other +/- 15% (2011 150%)

If Sterling had strengthened against the currencies shown, this would have had the following effect

Year ended 31 March 2012 Year ended 31 March 2011
Swedish Swedish
Euro Krona Other Euro Krona Other
£'000 £'000 £000 E'C00 E'000 £'000
Statement of Comprehensive
Income - profit after tax
Revenue return (1,793) {360) (85) {1,743) (248) (my
Capital return (38,167) (5.831) {(4,054) (44,280) (8,389) (4,520)
Change to the profit after tax
for the year/shareholders’ funds (39,960) (6.191) (4.139) (46,023) (8,637) (4,631)
2012 2011
Change to total earnings
per Crdinary share (15 27)p (1763)p
per Sigma share (8 98)p (11 30)p

If Sterling had weakened against the currencies shown, this would have had the following effect

Year ended 31 March 2012 Year ended 31 March 2011
Swedish Swedish
Euro Krona Other Euro Krona Other
£000 £000 £000 E£'000 £'000 £'000
Statement of Comprehenswe
Income — profit after tax
Revenue return 2,426 487 115 2,359 335 150
Capital return 51,543 7.890 5,483 59,899 11,350 6,115
Change to the profut after tax
for the year/shareholders’ funds 53,969 8,377 5,598 62,258 11,685 6,265
2012 201
Change to total earnings
per Ordinary share 20.65p 2385p
per Sigma share 12.07p 15 28p
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Interest rate risk
Interest rate movements may affect
+ the far value of any investments in fixed interest secunties
=+ the farr value of the debenture lpan
= the level of Income recevable from cash at bank and on deposit
+ the level of Interest expense on any vanable rate bank loans
the prices of the underlying secunties held i the portfotios

Management of the nisk

The possible effects on fair value and cash flows that could anse as a result of changes in interest rates are taken into account
when making investment decisions Property companies usually have borrowings themselves and the level of geaning and
structure of its debt portfolio s a key factor when assessing the investment in a property company

The Group has fixed and vanable rate borrowings The mterest rate on the debenture loan s fixed, details are set out In note 14
In addition to the debenture the Group has an unsecured, multi-currency revolving loan faclity which cames a variable rate of
interest based on the currency drawn, plus a margin This facility totals £80,000,000 (2011 £50,000,000)

The Manager considers both the level of debt on the balance sheet of the Group (e the debenture and any bank loans drawn)
and the “see-through” geanng, taking into account the assets and liabilites of the underlying investments, when considenng the
nvestment portfolio These geanng levels are reported regularly to the Board

The majonty of the Group's iInvestment portfolio is non-interest bearmg As a result the Group's financial assets are not directly
subject to significant amounts of nsk due to fluctuations in the prevailing levels of market interest rates

Interest rate risk exposure

The exposure at 31 March of financal assets and financial hiabiliies to interest rate nsk is shown by reference to
~ floating interest rates when the interest rate 1s due to be re-set

— fixed interest rates when the finanaial instrument is due to be repaid

The Group's exposure to floating interest rates on assets 1s £4,389,000 (2011 £4,188,000)
The Group’s exposure to fixed interest rates on assets 1s £765,000 (2011 £1,888,000)
The Group's exposure to fixed interest rates on labilities 1s £55,084,000 (2011 £51,712,000)

Interest recevable and finance costs are at the following rates

— Interest recewed on cash balances, or paid on bank overdrafts, is at a margin over LIBOR or its foreign currency equivalent
(2011 same)

— Interest paid on borrowings under the multi-currency loan facility 1s at a margin over LIBOR o its foreign cusrency equivalent for
the type of loan

- The finance charge on the debenture stock was at an interest rate of 11 81% (2011 11 81%)

The year end amounts are not representative of the exposure to interest rates dunng the year as the level of exposure changes as
mvestments are made n fixed interest secunties, borrowings are drawn down and repaid, and the mix of borrowings between
floating and fixed interest rates changes

Interest rate sensitivity
A change of 2% on interest rates at the reporting date would have had the following direct impact

2012 2012 201! 2011

2% 2% 2% 2%

Increase Decrease Increase Decrease

£000 £°000 £000 £'000

Change to shareholders’ funds (528) 528 (468) 468

Change to total earnings/(loss}

per Ordinary share {0.19)p 0.19p 0 19)p 014p
per Sigma share {0 04)p o0 0ap (009)p 009

This level of change Is not representative of the year as a whole, since the exposure changes throughout the penod
This assessment does not iake into account the impact of interest rate changes on the market value of the nvestments the
Group holds
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Liqurdity nsk
Unquoted investments in the portfolio are subject to liquidity nsk The Group held one unquoted investment throughout the
financial year (see 11 6 below)

In certain market conditions, the liquidity of direct property investments may be reduced At 31 March 2012, 9% of the Group's
investment portfolio was held in direct property investments

At 31 March 2012, 919% of the Group's mvestment portfolio 15 held in listed secunties which are predominantly readily realisable

Management of the risk

The Manager sets guidelines for the maxmum exposure of the portfalio to unquoted and direct property investments These are
set out m the Investrment Polices on pages 2 and 3 All unquoted investments and direct property investments with a value over
£1 miflion must be approved by the Board for purchase

Credit risk
The faiture of a counterparty to a transaction to discharge its obligations under that transaction could result in the Group suffering
aloss

Management of the risk

Investment transactions are camed out with a number of brokers, whose credit standing 15 reviewed penodically by the Manager,
and himits are set on the amount that may be due from any one broker Cash at bank 15 only held with banks with hugh quality
external credit ratings

Fair values of financial assets and financial liabilities

Except for the debenture loans which are measured at amortised cost, the fair values of the financial assets and financial liabiliies
are etther carried In the balance sheet at therr farr value (investments) or the balance sheet amount 15 a reasonable
approximation of far value (debtors, creditors, cash at bank and bank overdrafts, accruals and prepayments)

The farr values of the #isted nvestments are derived from the bid price or last traded prce at which the secunties are quoted on
the London Stock Exchange and other recognised exchanges

The fair values of Contracts For Difference are based on the underlying listed investment value as set out above and the amount
due from or to the counterparty under the contract is recorded as an asset or hability accordingly

The fair values of the properties are denved from an open market (Red Book) valuation of the properties on the Balance Sheet
date by an independent firm of valuers (Drivers Jonas Deloitte}

There was one unquoted mvestment at the Balance Sheet date, Nanette Real Estate, with a value of £88,000 in the Ordinary
Share Class and £62,000 in the Sigma Share Class

The amounts of change i faw value for such investments recogmised n the profit or loss for the year was a loss of £83,626,000
(2011 gain of £71,494,000)

Capital management policies and procedures

The Group's capital management objectives are

— i0 ensure that it will be able to continue as a going concem, and

- to maximuse the total return to its equity shareholders through an approprate balance of equity capital and debt

The equity caprtal of the Group at 31 March 2012 consisted of called up share capital, share prermiumn, capital redemption and
revenue reserves totalling £588,245,000 (2011 £670,443,000) The Group does not regard the debenture and loans as
permanent caprtal
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THE GROUP/COMPANY

Debtors
Group Company Gioup Company
2012 2012 2011 2011
£000 £'000 £000 £:000
Amounts falling due within one year
Secunties and properties sold for future setttement 2,461 2,461 4,366 4,366
Tax recoverable 588 588 390 390
Prepayments and accrued income* 3,389 3,305 3,836 3,736
Amounts recevable in respect of contracts for difference 288 288 - -
Other debtors 432 434 300 145
7,158 7,076 8,892 8,637

*Includes amounts In respect of rent free penods

VAT recoveries on management fees

Over the last four years, the Company's previous Manager, Henderson Global investors and the Company's current Manager,
Thames River Capital made successful claims for VAT incorrectly paid for the penods between March 2001 and September 2004,

January 1990 to December 1996 and October 2004 {o June 2007

18 8943% of the refunds were allocated to the Sigma share class and 81 0057% to the Ordinary share class in accordance with
the ratio of Ordinary shares which converted to Sigma shares when the Sigma share class was created in luly 2007

The allocation of the total refunds received in the financial years ended 31 March 2012 and 2011 between the two share classes

across the income and capital accounts 15 summansed below

Ordinary share class

Year ended 31 March 2012

Year ended 31 March 2011

Revenue Capital Total Revenue Capital Total
Retum Return Retum Retum
£000 £000 £000 £'000 E'00C £ 000
VAT refund recewved 7 58 175 59 30 89
Sigma share class
Year ended 31 March 2012 Year ended 31 March 2011
Revenue Capital Total Revenue Capital Total
Retum Return Retum Return
£000 £000 E£'000 £ 00O £'000 £000
VAT refund recened 27 14 41 14 7 21
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Current and non-current hiabilities

Group Company Group Company
2012 2012 2011 2011
£'000 £000 £'000 £000

Amaunts falling due within one year
Bank loans and overdrafts 40,084 40,084 36,712 36,712
Secunities and properties purchased for future setilement 1,729 1,729 5,871 5,871
Amounts due to subsidianes - 44,315 - 42,30
Tax payable 1,368 1,368 1,346 1,346
Accruals and deferred income 964 796 1,109 629
Amounts payable in respect of contracts for difference - - 22 22
Other creditors 860 726 759 666
45,005 89,018 45819 87547

Non-current liabilities

Debenture lgan 15,000 - 15,000 -
Defered taxation 3,039 135 3,390 148
18,039 135 18,390 148

The total amount of secured creditors 1s £15,000,000 (2011 £15,000,000)

Debenture loan

£15,000,000 (2011 £15,000,000) participation by TR Property Finance Limited, a subsidiary, in 11 5% 2016 several debenture
stock 1ssued by Trustco Finance ple, which 1s guaranteed by the Company by a floating charge over its assets The fair value of
this debenture at 31 March 2012 was £19,584,000 (2011 £19,297,000}

The Company and Greup have complied with the terms of the debenture agreement throughout the year

Multi-currency revolving loan facilities

The Group also has unsecured, mult-currency, revohang short-term loan {acilities totalling £80,000,000 (2011 £50,000,000)
£64,000,000 of these loans may be drawn by the Ordinary share class and £16,000,000 by the Sigma share class At 31 March
2012, the Ordinary share class had drawn down £35,500,000 (2011 £27,700,000) and the Sigma share class had drawn down

£4,584,000 (2011 £9,012,000)
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Called up share capital

a Ordinary share caprtal

The balance classified as Ordinary share capital includes the nominal value proceeds on ssue of the Ordinary equity share
capital compnising Ordinary shares of 25p

Issued, allotted and fully paid
Number E£'000

Ordinary shares of 25p
At 1 Apnl 2011 and 31 March 2012 256,225,000 64,056

During the year, the Company made no market purchases for cancellation

b Sigma share capital
The balance classified as Sigma share capital mcludes the norrunal value proceeds on issue of the Sigma equity share capital
compnising Sigma share of 12 5p

Issued, allotted and fully paid

Number £000
Sigrma shares of 12 5p
At 1 Apri 2011 124,922,000 15,615
Shares repurchased {450,000} (56)
At 31 March 2012 124,472,000 15,555

Duning the year, the Company made market purchases for cancellation of 450,000 Sigma shares of 12 5p each, representing
0 36% of the number of shares in 1ssue at 31 March 2011 The aggregate consideration paid by the Company for the shares
was £333,000 Shares are repurchased in order to enhance sharehalder value

Since 31 March 2012, 250,000 Sigma shares have been purchased for cancellation for an aggregate consideration of £167.000

Share premium account and capital redemption reserve

Share premium account

The balance classified as share premium includes the prermium above nomimal value from the proceeds on issue of the equity
share capital, comprising Ordinary shares of 25p and Sigma shares 12 5p

Capital redemption reserve
The capital redemption reserve 15 used to record the amount equivalent to the nominal vale of purchases of the Company's own
shares in order to maintan the Company’s capital

Retained earnings

Group Company Group Campany

2012 2012 20114 2011

£000 £000 £000 £'000

Investment holding gains 85,992 97,664 190,766 201,106
Realised capital reserves 295,823 290,793 276,229 271,705
381,815 388,457 466,995 472,811

Revenue reserve 39,959 33,317 36,977 31,161
421,774 421,774 503,972 503,972

Group investment holding gamns at 31 March 2012 include a £1,346,000 toss (2011 same) refating to unlisted investments and
gains of £13,389,000 (2011 £10,816,000) relating to investment properties

Company nvestment holding gams at 31 March 2012 indude gains of £23,715,000 (2011 £19,810,000}) relating to unlisted
subsidiary vestments and a £6,309,000 revaluation loss (2011 £6,766,000) relating to investment properties Dividends are
only distrbutable from the revenue reserve
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Dividends
Year Year
ended ended
31 March 31 March
2012 2011
€000 EQ00
Amounts recognised as distrbutions to equity holders in the year
Second intenm dividend for the year ended 31 March 2011 of 3 70p
(2010 3 45p final dwvidend) per Ordinary share 9,480 8,857
Second ntenm dividend for the year ended 31 March 2011 of 1 25p
per Sigma share (2010 1 10p final dwvidend) 1,559 1,374
intenm diwidend for the year ended 31 March 2012 of 240p (2011 230p)
per Ordinary share 6,150 5893
interm dividend for the year ended 31 March 2012 of 095p (2011 090p)
per Sigma share 1,185 1,124
18,374 17,248
Amounts not recognised as distributions to equity holders in the year
Proposed final dvidend for the year ended 31 March 2012 of 4 20p
(2011 3 70p second intenm divdend) per Ordinary share 10,761 9,480
Proposed final dwidend for the year ended 31 March 2012 of 1 65p
(2011 1 25p second intenm dwidend) per Sigma share 2,050 1,559

The final dividend has not been included as a hability in these financial statements in accordance with I1AS 10 “Events after the

Balance Sheet date”

Set out below s the total dividend to be paid in respect of the year This 1s the basis on which the requirements of s 1158 of the

Corporation Tax Act 2010 are considered

Year Year
ended ended
31 March 31 March
2012 201
£000 £000
Intenm dwidend for the year ended 31 March 2012 of 2 40p (2011 2 30p)
per Ordinary share 6.150 5,893
Intenm dwidend for the year ended 31 March 2012 of 095p (2011 090p)
per Sigma share 1,185 1,124
Pioposed final dividend for the year ended 31 March 2012 of 4 20p
(2011 3 70p second intenm dividend) per Ordinary share 10,761 9,480
Proposed final dwvidend for the year ended 31 March 2012 of 165p
(2011 1 25p second ntenm dwvidend) per Sigma share 2,050 1,559
20,146 18,056
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Company revenue account
As permitted by Section 408 of the Companies Act 20086, the Company has not presented its own revenue account The net
revenue after taxation of the Campany dealt with in the accounts of the Group was £20,530,000 (2011 £20,379,000)
Net asset value per share
a Net asset value per Ordinary share
Net asset value per Ordinary share i1s based on the net assets attrbutable to Ordinary shares of £470,472,000 (2011
£530,602,000) and on 256,225,000 (2011 256,225,000} Ordinary shares in 1ssue at the year end
b Net asset value per Sigma share
Net asset value per Sigma share 1s based on the net assets attnbutable to Sigma shares of £117,773,000 (2011 £139,841,000)
and on 124,472,000 (2011 124,922,000) Sigma shares in 1ssue at the year end
Commitments and contingent habilities
At 31 March 2012 and 31 March 2011 the Group had no captal commitments or contingent liabilities
The Company has guaranteed a £15,000,000 (2011 £15,000,000) participation in ¥1 5% 2016 several debenture stock (see
note 14)
Subsidtaries
The Croup has the following principal subsidianes, all of which are registered and operating in England and Wales
Name of Company Principal Activities
TR Property Finance Ltd Investment holding and finance
Trust Uruon Properties (Bayswater) Ltd Property investment
* The Colonnades Ltd Property investment
Trustco Finance plc Debenture 1ssuing vehicle

All the subsidianes are wholly owned and all the holdings are cidinary shares The Group also has other subsidianies which are
either not trading or not significant

* Indirectly held

Related party transactions disclosures
Balances and transactions between the Company and its subsidianes, which are related parties, have baen eliminated on
consohdation and are not disdosed in this note

Remuneration of key management personnel

The remuneration of the directors, who are the key management personnel of the Company for each of the relevant categones
speafied in IAS 24 Related Party Disclosures 15 provided in the audited part of the Directors’ Remuneration Report on pages 46
and 47

Drrectors’ transactions
Dwvidends totaling £17,000 (£12,000 Ordinary share class and £5,000 Sigma share class) were paid in the year in respect of
shares held by the Company's directors
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Notice of Annual General Meeting

Notice 1s hereby given that the Annual General Meeting of

TR Property lnvestment Trust plc will be held at 12 noon on
Tuesday 24 luly 2012 at the Royal Autornobile Club, 89/91 Pall
Mall, London SW1Y 5HS for the purpose of transacting the
following business

To consider and, if thought fit, pass the foliowing Resolutions,
of which Resolutions 1 to 13 will be proposed as Ordinary
Resolutions and Resolutions 14 and 15 shall be proposed as
Speaial Resolutions

1 To receve the Report of the Directors and the Audited
Accounts for the year ended 31 March 2012

2 To approve the Directors’ Remuneration Report for the year
ended 31 March 2012

3 To dedlare a final dwvidend of 4 20 pence per Ordinary share

4**  To declare a final dwidend of 1 65 pence per Sigma share

5 To elect Simon Marrison as a director

6 To elect Dawid Watson as a director

7 To re-elect Hugh Seaborn as a director
8 To re-elect Paul Spencer as a director

9 To re-elect Caroline Burton as a director

10 To re-elect Peter Salsbury as a director
1 To re-appoint Emst & Young LLP as auditors of the Company

12 To authorise the directors to determine the remuneration
of the auditors

13 THAT the directors be generally and unconditionally
authonsed pursuant to and in accordance to Section 551 of
the Companies Act 2006 (the “Act”) to exerase all the
powers of the Company to allot shares in the Company and
to grant nights to subscribe for, or to convert any secunty
nto, shares in the Company up to a nominal value of
£26,262,720 (being approxmately 33% of the total issued
share caprtal of the Company as at the latest practicable
date prior to publication of the notice of the meeting)
provided that this authonty shall expire at the date of the
next Annual General Meeting of the Company (or, If earlier,
at the dose of business on 24 October 2013), save that
the Company shall be entitled to make offers or
agreements before the expiry of this authonty which would
or might require shares to be allotted or nghts to be
granted after such expiry and the directors shall be entitled

s1¢} AP ey psTomt Ty
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to allot shares and grant nghts pursuant to any such offers
or agreements as if this authonty had not expired

THAT

(a) (subject to the passing of Resolution 13 set out above)
the directors be empowered pursuant to Section 570
and Section 573 of the Act to allot equity secunties {as
defined n Section 560 of the Act) for cash pursuant to
the authonty conferred by Resolution 13 above and/or
to sell shares held by the Company as treasury shares
for cash as if Section 561(1) of the Act did not apply
to any such allotment, provided that this power shall
be limited 1o

() the allotment of equity secunties and sale of
treasury shares for cash in connection with an offer
of, or invitation to apply for, equity securities

(2a) to shareholders in proportion (as nearly as
may be praciicable) to ther existing holdings,
and

(bb) to holders of other equity secunties, as
required by the nghts of those secunties, or as
the Board othenwise considers necessary,

and so that the Board may impose any limits or
restrictions and make any arrangements which it
conskders necessary or appropriate to deal with
treasury shares, fractional entitlements, record dates,
legal, regulatory or practical problems in, or under
the laws of, any terntory or any other matter, and

{1) n the case of the authonty granted under
Resolution 3 and/or in the case of any sale of
treasury shares for cash, to the allotment
(othenwmse than under paragraph (i) above) of
equity secunties or sale of treasury shares up tc a
nominal amount of £3,979,200 (being
approximately 5% of the total ssued share capital
of the Company as at the latest practicable date
prior to publication of the notice of meeting),

(b} the power given by this resolution shall expire upon
the expiry of the authonty conferred by Resalution 13
above, save that the Company shall be entitled to
make offers or agreements before the expiry of such
power which would or might require equity securnties
to be allotted after such expiry and the directors shall
be enutled to allot equity secunties pursuant to any
such offer or agreement as if the power conferred
hereby had not expired
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Notice of Annual General Meeting continved

15%** THAT the Company be and 1s hereby generally and
unconditionally authonsed in accordance with Section 701
of the Act to make market purchases (within the meaning of
Section 693(4) of the Act) of Ordinary shares of 25 pence
each and Sigma shares of 12 5 pence each in the capital of
the Company on such terms and in such manrer as the
directors may from time to tme determine prowded that

(8) the maximum number of Ordinary shares hereby
authorised to be purchased shall be 14 99% of the
Company's Ordinary shares 1n 1ssue at the date of the
Annual General Meeting (equivalent to 38,408,128
Ordinary shares of 25 pence each at 8 June 2012,
the date of this Notice of Annual General Meeting),

(b) the maximum nurmber of Sigma shares hereby
authonsed to be purchased shall be 14 99% of the
Company’s Sigrna shares in issue at the date of the
Annual General Meeting (equivalent to 18,620,878
Sigma shares of 125 pence each at 8 June 2012,
the date of this Notice of Annual General Meeting),

{c) the maximum pnce {exclusive of expenses) which may
be paid for any such share shall not be more than the
higher of

(1) 105% of the average of the middle market
quotations for an Ordinary share (if an Ordinary
share is being purchased) or of a Sigma share (if a
Sigma share 1s being purchased) as taken from the
London Stock Exchange Daily Offical List for the
five business days immediately preceding the date
on which the Company agrees to buy the shares
concerned, and

(u) the hugher of the pnce of the last sndependent
trade and the highest current independent bid for
an Ordinary share or Sigma share (as the case may
be) in the Company on the trading venue where
the purchase is carmed out at the relevant time

{d) the mtumum price (exclusve of expenses) which may
be paid for an Ordinary share shall be 25 pence, being
the norminal value per Ordinary share and for Sigma
shares the mirmmum price shall be 12 5 pence, being
the nomnal value per Sigma share,

(e} the authonty hereby conferred shall expire at the
conclusion of the Annual General Meeting of the
Company in 2013 or at any other general meeting
prior to such tme, save that the Company shall be
entiled to enter into a contract to purchase Crdinary
shares and/or Sigma shares which wiil, or may, be
completed or executed wholly or partly after the power
expires and the Company may purchase Ordmary
shares and/or Sigma shares pursuant to such contract
as if the power conferred hereby had not expired

* In accordance with the Articles of Association holders of
Sigma shares do not have the right to vote on a declaration
of a dividend in respect of the Ordinary shares.

** In accordance with the Articles of Assocation holders of
Ordinary shares do not have the right to vote on a
declaration of a dividend in respect of the Sigma shares

*** Holders of Ordinary shares will vote on Resolution 15
only in respect of market purchases of Ordinary shares and
holders of Sigma shares will vote on Resolution 15 only in
respect of market purchases of Sigma shares.

Registered Office Registered in England No 84492
51 Berkeley Square

London

W1J 5B8 />- W

By Crder of the Board

lonathan Carslake

For and on behalf of

Capita Company Secretanal Services
Secretary

8 June 2012
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Directions eall Mall Clubhouse

The Roval Automobile Club has a dress code
Jacket and Tie

Notes to the Notice of Annual General Meeting

52

Members are entitled to appoint a praxy to exercise all or
any of therr nghts to attend and to speak and vote on their
behalf at the meeting A shareholder may appoint more
than one proxy In relation to the Annual General Meeting
("AGM”) provided that each proxy is appointed to exercise
the nghts attached to a different share or shares held by
that shareholder A proxy need not be a shareholder of the
Company To appoint more than ane praxy, the proxy form
should be photocopied and the name of the proxy to be
appointed indicated on each proxy form together with the
number of shares that such proxy is appointed in respect of
To be valid any proxy form or other instrurment appointing a
proxy must be retumed by post, by couner or by hand to
the Company's Registrars, Computershare Investor Services
PLC, The Pavilions, Bridgwater Road, Bnstol BS99 6ZY, or
altematively, by going to www eproxyappointment com and
following the instructions prowided All proxies must be
appointed by no later than 48 hours before the time of the
AGM The retum of a completed proxy form or other such
instrument will not prevent a shareholder attending the
AGM and voting n person if he/she wishes to do so

In order to be able to attend and vote at the AGM or any
adjourned meeting, {and also for the purpose of calculating
how many votes a person may cast) a person must have
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his/her name entered on the Register of Members of the
Company by 6 00 pm on 22 July 2012 (or 6 00 pm on
the date 2 days before any adjourned meeting) Changes
to entries on the Register of Members after this time shall
be disregarded in determining the nghts of any person to
attend or vote at the meeting

Shareholders should note that it 1s possible that, pursuant to
requests made by shareholders of the Company under
Section 527 of the Companies Act 2006, the Company
may be required to publish on a website a statement
setting out any matter relating to (1) the audit of the
Company's accounts (incduding the auditor's report and the
conduct of the audit) that are to be laid before the AGM, or
{(u} any arcumstance connected with an auditor of the
Company ceasing to hold office since the previous meeting
at which annual accounts and reports were laid in
accordance with Section 437 of the Companies Act 2006
The Company may not require the shareholders requesting
any such website publication to pay its expenses in
complying with Sections 527 or 528 of the Companies Act
2006 Where the Company is required to place a staterment
on a website under Section 527 of the Comparues Act
2006, it must forward the statement to the Company's
auditor not later than the time when it makes the statement
avallable on the website The business which may be dealt
with at the AGM includes any statement that the Company
has been required under Section 527 of the Comparnies
Act 2006 to pubhsh on a website

Any corporation which 15 a member of the Company can
appoint one or mare corporate representatives who may
exercise on its behalf all of ts powers as a member
provided that they do not do so i relation to the same
shares

The nght to appoint a proxy does not apply to persons
whose shares are held on therr behalf by another person
and who have been nominated to recewve
communication from the Company i accordance with
Secton 146 of the Companies Act 2006 (“nominated
persons™) Nominated persons may have a nght under an
agreement with the registered shareholder who holds
shares on their behalf to be appomted (or to have
someone else appointed) as a proxy Alternatively, if
nominated persons do not have such a nght, or do not
wish to exeraise it, they may have a nght under such an
agreement to given instructions to the person holding the
shares as to the exercise of voting nghts

CREST members who wish to appomt a proxy or proxies
through the CREST electronic proxy appointment service
may do so for the AGM to be held on 24 July 2012 and
any adjournment(s) thereof by using the procedures
described in the CREST Manual CREST personal
members or other CREST sponsored members, and




those CREST members who have appointed a voting 8
service provider should refer to thew CREST sponsors or

voting service provider{s), who will be able to take the
appropnate action on their behalf

In order for a proxy appointment of instruction made by
means of CREST to be valid, the appropriate CREST
message (a "CREST Proxy Instruction”) must be properly
authenticated in accordance with Euroclear UK & Irefand
Limited's specifications and must contain the information
required for such instructions, as descnbed n the CREST
Manual The message must be transmitted so as to be
received by the Company's agent, Computershare
investor Services PLC {CREST Participant ID 3RA50), no
later than 48 hours befere the ume appointed for the
meeting For this purpose, the tme of receipt wilt be
taken to be the time (as determined by the ime stamp
applied to the message by the CREST Application Host)
from which the Company's agent 1s able to retneve the
message by enquiry to CREST in the manner prescribed

by CREST ‘o

CREST members and, where applicable, their CREST
sponser or voting service provider should note that
Euroclear UK & Ireland Limited does not make available
special procedures in CREST for any particular messages
Normal system timings and imitations waill therefore apply
in relation to the input of CREST Proxy Instructions It 1s
the responsibility of the CREST member concemed to take
(or, if the CREST member is a CREST personal member or
sponsored member or has apponted a voting service
provider, to procure that his CREST sponsor or voting
service provider takes) such action as shall be necessary
to ensure that a message Is transmitted by means of the
CREST system by any particular time In this connection,
CREST members and, where applicable, thew CREST
Ssponsor or voting service provider are referred in particular
to those sections of the CREST Manual concerming
practical limitations of the CREST system and timings

1"
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The Company may treat as invalid a CREST Proxy

Instruction in the aircumstances set out N Regulation
35(5)(a) of the Uncertficated Secunties Regulatons 2001

Any member attending the meeting has the right to ask
questions The Company must cause to be answered any
such question relating to the business being dealt with at
the meeting but no such answer need be given i (a) to
do so would interfere unduly with the preparation: for the
meeting or Involve the disdosure of confidential
information, (b) the answer has already been given on a
website in the form of an answer to a question, or () it 1s
undesirable in the interests of the Company or the good
order of the meeting that the question be answered

13
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A copy of this notice, and other information required by
section 311A of the Companies Act 2006, can be found at
www trproperty com

Members satisfying the thresholds in section 338 of the
Companies Act 2006 may require the Company to give, to
members of the Company entitled to receive notice of the
Annual General Meeting, notice of a resolution which those
members ntend to move (and which may properly be
moved) at the Annual General Meeting A resolution may
properly be moved at the Annual General Meeting unless
() it would, If passed, be ineffective (whether by reason of
any mconsistency with any enactment or the Company’s
consitution or otherwise), (i} it 1s defamatory of any
persor, or () 1t 1s frivolous or vexatious A request made
pursuant cf this night may be in hard copy or electronic
form, must identify the resolution of which notice 1s to be
given, must be authenticated by the person(s) making it
and must be received by the Company not later than six
weeks before the date of the Annual General Meeting

Members satisfying the thresholds in section 338A of the
Companies Act 2006 may request the Company to include
in the business to be dealt with at the Annual Ceneral
Meeting any maiter (other than a proposed resolution)
which may property be included n the business at the
Annual General Meeting A matter may properly be
inchuded in the business at the Annual General Meeting
unless (1} it is defamatory of any person or (u} it 1s frivolous
or vexatious A request made pursuant of this nght may be
in hard copy or electromic form, must identify the matter to
be included in the business, must be accompanied by a
statement setting out the grounds for the request, must be
authenticated by the person(s) making it and must be
recewed by the Company not later than six weeks before
the date of the Annual General Meeting

Biographical details of the directors are shown on page 44
of the Annual Report & Accounts

As at 8 June 2012 (being the latest practicable day prior
to publication of the notice of the meeting), the 1ssued
share capital of the Company 1s 256,225,000 Ordinary
shares of 25p each and 124,222,000 Sigma shares of

12 5p each Therefore, the total number of voting nghts in
the Company at at 8 June 2012 1s 380,447,000
Shareholders are reminded that on a poll vote, the total
number of voles cast 15 calculated according to the NAV
per Ordinary share and the NAV per Sigma share

The terms of reference of the Audit Commuttee, the
Management Engagement Committee and the Letters of
Appointment for directors wil be available for inspection
for at least 15 minutes prior to and during the
Company's AGM
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Explanation of Notice of Annual General Meeting

Resolutions 1, 2, 3 and 4 Accounts, Directors’
Remuneration Report and Dividends

These are the resolutions which deal with the presentation of the
audited accounts, the approval of the Directors’ Remuneration
Report and the declaration of the final dvidends The vote to
approve the remuneration report 1s advisory only and will not
requsre the Company to alter any arrangements detailed in the
report should the resolution not be passed

Resolutions 5 and 6: Election of directors

Resolutions 5 and 6 deal with the election of Simen Mamson and
Dawid Watson as directors Under the Articles of Association,
Simon Marmsen and David Watson are required to submit
themselves for election at the first AGM after their appointment,
both hereby offer themselves for election

Resolutions 7, 8, 9 and 10 Re-etection of directors

These resolutions deal with the re-election of Hugh Seaborn, Paul
Spencer, Caroline Burton and Peter Salsbury In accordance with
the UK Corperate Governance Code, all directors wall retire on an
annual basis and have confiurned that they will offer themselves for
re-election

Resolutions 11 and 12, Auditors

These deal with the re-appointment of the auditors, Emst & Young
LLP, and the authonsaton for the directors to determine therr
remuneration

Resolution 13: Allotment of share capital

Our Board considers it appropnate that an authonty be granted to
allot shares i the capital of the Company up to a maxmum
nominal ameunt of £26,262,720 (representing approximately 33%
of the Company's issued share capital as at 8 June 2012, being
the latest practical date pnor to publication) As at the date of this
notice the Company does not hold any shares i treasury The
directors have no present intention of exercising this authonty and
would cnly expect to use the authonty if shares could be ssued at,
or at a premium to, the NAV per share of the relevant share class
If the directors were to exercise this authority, they would intend to
exergise not more than two-thirds (£17,508,480) of the maximum
normunal amount in respect of Ordinary shares and not more than
one-third (£8,754,240) of the maximum nominal amount in
respect of Sigma shares

Resolution 14 Disapplication of statutory pre-emption rights
This resolution would give the directars the authority to allot shares
(or sell any shares which the Company elects to hold in treasury)
for cash without first offering them to existing shareholders in
proportion to therr existing shareholdings

This authority would be imited to allotments or sales in
connection with pre-emptive offers and offers to holders of other
equity secunities if required by the nghis of those shares or as the
board otherwise considers necessary, or otherwise up to an
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aggregate nominal amount of £3,979,200 (representing a
maximum of 15,916,800 Ordinary shares or a maximum of
31,833,600 Sigma shares) This aggregate nominal amount
represents approxmately 5% of the total ssued share capital of
the Company as at 8 June 2012, the latest practicable date prior
to publicatior: of this Notice In respect of this aggregate nominal
amount, the directars confirm their intention to follow the
provisions of the Pre-Emption Group's Staterment of Principles
regarding cumulative usage of authorties within a rolling 3-year
penod where the Principles provide that usage in excess of 75%
should net take place without prior consultation with shareholders
The directors would intend not to exercise more than two-thirds
(£2,652,800) of the aggregate norminal amount in respect of
Ordinary shares and not to exercise more than one-third
(£1,326,400) of the aggregate nominal amount in respect of
Sigma shares

The authonty will expire at the earlier of close of business on
24 October 2013 and the canclusion of the annual general
meeting of the Company held in 2013

Resolution 15: Authority to make Market Purchases of the
Company’s Ordinary and Sigma shares

At the AGM held on 26 July 2011, a special resolution was
proposed and passed, giving the directors authorty, until the
conclusion of the AGM 1n 2012, to make market purchases of the
Company’s own 1ssued Ordinary and Sigma shares up o a
maximum of 14 99% of the issued share capital

Your Board s proposing that they should be given renewed
authenity to purchase Ordinary and Sigma shares in the market
Your Board believes that to make such puichases in the market at
appropnate times and prices 15 a suitable method of enhancing
shareholder value The Company would, within guidelines set from
time to time by the Board, make either a single purchase or a
series of purchases, when market conditicns are suitable, with the
aim of maximising the benefits to shareholders

Where purchases are made at pnces below the prevailing Net Asset
Value per share, this will enhance the Net Asset Value for the
remaining shareholders It ss therefore intended that purchases
would only be made at prices below Net Asset Value Your Board
considers that it will be most advantageous to shareholders for the
Company to be able to make such purchases as and when it
considers the tming to be favourable and therefore does not
propose to set a tmetable for making any such purchases

The Companies {Acquisition of Own Shares) (Treasury Shares)
Regulations 2003 (the “Regulations™) came into force on

1 December 2003 The Regulations enable companies i the
United Kingdom to hold i treasury any of their own shares they
have purchased with a view to possible resale at a future date,
rather than cancelling them If the Company does re-purchase any
of its shares, the directars do not currently intend to hold any of
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the shares re-purchased in treasury The shares so re-purchased
will continue to be cancelled

The Listing Rules of the UK Listing Authonty hmit the maximum
price {exclusive of expenses) which may be paid for any such
share It shall not be more than the hugher of

{0 105% of the average of the middle market quotations for
an Ordinary share (if an Qrcinary share 15 being
purchased} or of a Sigma share (if a Sigma share 1s being
purchased) as taken fror the London Stock Exchange
Dally Official List for the five business days immediately
preceding the date on which the Company agrees to buy
shares concerned and

€)} the higher of the price of the last independent trade and
the hughest current independent bid for an Crdinary share
or Sigma share i the Company on the trading venue
where the purchase 1s camed cut

The minimum prce to be paid will be 25p per Ordmary share and
12 5p per Sigma share (being the nominal values) The Listing Rules
also imit a hsted company to purchases of shares representing up to
15% of its 1ssued share capital In the market pursuant to a general
authonty such as this For this reason, the Company is limiting its
authonty to make such purchases to 14 99% of the Company's
Ordinary and Sigma shares in 1ssue at the date of the AGM, this 15
equwvalent to 38,408,128 Ordinary shares of 25p each (nominal
value £9,602,032) and 18,620,878 Sigma shares of 12 5p each
(nominal value £2,327,610) at 8 June 2012, the date of the Notice
of the AGM The authority will last untl the AGM of the Company to
be held m 2013 or at any other general meeting
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Directors and Other Information

Directors

P L Salsbury {Chairman)
C M Burton

S Marrison

H Seaborn

P Spencer

R A Stone

D Watson

Registered Office
51 Berkeley Square
London W1J 5BB

Registered Number
Registered as an 1nvestment company (in England and
Wales No 84492

Investment Manager
Thames River Capttal LLP, authonsed and regulated by the
Financal Services Authonty

51 Berkeley Square

London W1J 5BB

Telephone 020 7360 1200
Facsimile 020 7360 1300

Fund Manager Ordinary Share Class
M A Phayre-Mudge MRICS
Fund Manager Sigma Share Class
J F K'wilkinson MRICS
Finance Manager and Investor Relations
J L Ellott ACA
Assistant Fund Manager
A Lhonneur
Direct Property Manager
G P Gay MRICS
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Secretary

Caprita Company Secretanial Sennces
The Registry

34 Beckenham Road

Beckenham

Kent

BR3 4TU

Registrar

Computershare Investor Services PLC
PO Box 82

The Pavilions

Brndgwater Road

Bnistol BS99 6ZY

Telephone 0870 707 1363

Registered Auditor
Emst & Young LLP

1 More London Place
London SE1 2AF

Stockbrokers

Cenkos Securities ple

&, 7, 8 Tokenhouse Yard
London EC2R 7AS

Solicitors
Slaughter and May
One Bunhill Row
London EC1Y 8YY

Fund Administrator

BNP Paribas Secunties Senvices
55 Moorgate

London

EC2R 6PA




General Shareholder Information

Release of Results
The half year results are announced in late November The full year
results are announced In late May

Annual General Meeting
The AGM 15 held in London in fuly

Dividend Payment Dates
Dwidends are usually paid on the Ordinary and Sigma shares as
follows

Intenm January

Final August

Dividend Payments

Dividends can be paid to Ordinary and Sigma shareholders by
means of BACS (Bankers’ Automated Clearing Services), mandate
forms for this purpose are available from the Registrar Alternatively,
shareholders can wnte to the Registrar (the address is given on
page 96 of this report) to give therr instructions, these must
mclude the bank account number, the bank account ttle and the
sort code of the bank to which payments are to be made

Share Price Listings

The market prices of the Company's Ordinary and Sigma shares
are published daily in The Financial Times Some of the
information 1s published in other leading newspapers The Financial
Times also shows figures for the estimated Net Asset Values and
the discounts applicable

Share Price Information

Ordinary Shares Sigma Shares
ISIN GB0009064097 GBOOB1YW2111
SEDOL 0906409 B1ywz)
Bloomberg TRYLN TRYS LN
Reuters TRYL TRYx L
Datastream TRY TRYS
Benchmark

Details of the benchmarks for each share class are given n the
Staterment of Investment Objective and Policy on pages 2 and 3 of
this Report and Accounts The benchmark indices are published
daily and can be found on Bloomberg

Ordinary share class

FTSE EPRA/NAREIT Developed Europe Net Tolal Return index
in Sterling

Bloomberg NPPRA index

Sigrna share dass

FTSE EPRA/NAREIT Developed Europe Small Cap Net Total Return
Index in Sterling

Bloomberg TGPTHRO2 Index

r THE GROUP/COMPANY

Internet

Details of the market pnce and Net Asset Value of the Ordinary
and Sigma shares can be found at www trproperty co uk on the
Company's website

Shareholders who hold their shares in certificated form can check
therr holdings with the Registrar, Computershare Investor Services
PLC, via www computershare com Please note that to gain access
to your detalls on the Computershare site you will need the holder
reference number stated on the top left hand comer of your share
certificate

Disabghty Act

Copies of this Report and Accounts and other documents issued by
the Company are avallable from the Company Secretary If needed,
copies can be made avallable 1n a vanety of formats, mcuding
Braille, audio tape or larger type as appropnate

You can contact the Regystrar, Computershare Investor Services
PLC, which has installed textphones to allow speech and heanng
impared people who have their own textphone to contact them
directly, without the need for an intermediate operator, by dialling
0870 702 0005 Specally tramed operatars are avallable dunng
nomal business hours to answer quenes via this service

Alternatively, If you prefer to go through a ‘typetalk’ operator
(provided by the Royal National Insutute for Deaf People)} you
should dial 18001 followed by the number you wish to dial

Nominee Share Code

Where notification has been provided in advance, the Company
will arrange for copies of shareholder communications to be
provided to the operators of nominee accounts Nominee investors
may attend general meetings and speak at meetings when invited
to do so by the Chairman

CGT Base Cost

Taxatron of capital gains for shareholders who converted
Ordinary shares to Sigma shares

Upon a disposal of all or part of a shareholder's holding of
Ordinary shares or (as the case may be) Sigma shares, the
shareholder's onginal capital gains tax base cost in his existing
holding of Ordinary shares will have to be apportioned between
that shareholder's Ordinary shares and Sigma shares

We have now agreed with HM Revenue & Customs (*HMRC™) o
base this apportionment of the onginal capital gans tax base cost
on the proportior: of existing Ordinary shares that were converted
by a shareholder into Sigma shares on 25 July 2007

Therefore, 1f an Ordinary shareholder converted 20% of therr
existing Ordinary shares into Sigma shares on 25 July 2007, the
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General Shareholder Information cntnved

capital gains tax base cost of the new Sigma shares acquired
would be equal to 20% of the onginal capital gans tax base cost
of the Ordinary shares that they held pre-conversion The base cost
of thewr remaining holding of Ordinary shares would then be 80%
of the anginal capital gains tax base cost of therr Ordinary shares
held pre-conversion

If in doubt as to the consequences of this agreement with HMRC,
shareholders should consult with their own professional adwisors
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Investing in TR Property Investment Trust pic

Market Purchases

The shares of TR Property Investment Trust plc are listed and
iraded on the London Stock Exchange Investors may purchase
shares through their stockbroker, bank or other financial
intermediary

Saving Scheme and 15A

A number of banks and wealth management organusations provide
Savings Schemes and 15As through which UK clients can imvest in
TR Property investment Trust

One such prowider 15 Alliance Trust Savings Alhance Trust provide
and admiruster a range of self-select investment plans, ncluding
tax-advantaged ISAs and SIPPs (Self-Invested Pension Plans) and
also Investrent Plans and First Steps, an Investment Plan for
Children For more information Alliance Trust can be contacted on
01382 573 737, or visit www alliancetrust co uk

Investors in TR Property through the ATS Investment Plan and ISA
receive all shareholder communications A voting instruction form
I provided to facilitate voting at general meetings of the Company

Please remember that the value of your investments and any
income from them may go down as well as up Past performance
15 not a guide to future performance You may not get back the
amount that you invest 1f you are in any doubt as to the suitability
of a plan or any investment available within a plan, please take
professional adwice

Saving Schemes and ISAs transferred from BNP Paribas
During the year BNP Panibas informed us that they were closing
down the part of their business which operated Savings Schemes
and ISAs Investors were gwven the choice of transfernng therr
schemes to Alliance Trust Savings ("ATS”™) or a provider of thew
own choice or to dose their accounts and sell the holdings

For investors who elected to transfer thewr plans to ATS, any
questions regarding their account should be directed to ATS on
01382 573 737

For investors who did not respond to the letters from BNP Paribas,
thewr accounts have automatically been transferred to ATS, please
coniact ATS on the above number with any questions

Investors who opted to sell their shares or mave to ancther
account provider may contact BNP with any questions by post at
the following address

BNP Panbas Securities Senvices,
Block C,

Western House,

Lynch Wood Business Park,
Peterborough PE2 6BP
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