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Pembroke Grafton GP Limited

Directors’ report
The directors present their report and financial staterments [or Pembroke Gralton GP Eimited (the
“Company”) for the vear ended 31 December 2016

Results and dividends

The result for the financial vear ended 31 December 2016 amounted to a foss of £27.607 (2015 Joss of
£15.8283. The disectors do not recomimend the payment of a dividend (2075 £ul).

Principal activities and review of the business
The principal activity of the Company will continue 10 be Lo act iy the ceneral parier 10 Pembroke
Grafton Lunited Partnerslup (formerly known as HEVAFE Gratton LP Linuted).

Going concern

In assessing whether the gomg concern basts of preparation 1s appropriate to adopt, the directors
considered a number of factors including tinancial projections of the Company and the level of financial
support that wilk be made avatlabie 1 the compamny by Pembiroke Grafton Limited Partnership and
Honzen Real Estate Investors LLO. In addition. the directors assessed the nisk of group companies
related o the Company requesting settlement of the balances due to them. Based on this review the
directors have conchuded that there exists ne material uncenainty as regards to the Company having
sutticient resources 1o contintie in operational existence for the toresecable tuture and have thercfore
prepared the financial statements on a guing concern basts.

Post balance sheet event

Lhere are no significant post balance sheet events.




Pembroke Grafton GP Limited

Directors’ report

Directors

The directors of the Company who were 1 otfice during the vear and up to the date of sizmng of the
financial statements were:

Johannes Haug

Heather Paduck (resigned 22 July 2016)
Nichofas Moldon

Lauren Sulfivan (appointed 22 Julv 20163

Small company exemptions

The Dircctors” Report has been prepared tukimg advantage of the siall companies exemption m
accordance with $413A of the Conmpanies Act 2006 (the “Act™. The Company has also taken the
exemption uikler S4B of the Act, and therelore has not prepared a Strategic Report.

Qualifving third party indemnity provisions

Anassociated undertaking maintams an indemmity to the Company s directors against rabihiy m respect
of proceedings brought bv third parties. subjeet to the conditions set out 1 the Companies Act 2006, Such
gqualifving thind party indemmnity provision has been i place throughout the vear and remains m foree as at
the date ol approving the directors” report.

Disclosure of information to the auditors

So far as euch person who was a dircetor at the Jate of approving this report is aware. there s no relevant
audit information, being imformation needed by the auditors n connection with preparise s report. of
which the auditors are unaware. Lach director has taken all the ~steps that he/she 1s obliged o take ava
director in onder to make himselt herself awite of any relevant audit informution and to establish that the
awditors are aware of that information,

Ot behall of the Board

L A0l

Director: Lauren Suthivan

Date: ZL{ M&«Z‘r\ %‘?—




Pembroke Grafton GP Limited

Statement of Directors’ responsibilities

Statement of Directors’ Respomibilitics

The Directors are responsible for preparing the Director Report and the financial statentents in sccerdance
with applicable law and regulations.

Company law require the Directors to prepare the financaial statements for cach linancial year. Under that
Taw the Directors have prepare the Onuncial statements i accerdance with applicable Laow and United
Kingdom Accounting Standards (United Kingdom Generallv Aceepted Accounting Practice). including
Finaacial Reporuing Standard 102 The Financial Reporting Standard Applicable in the UK and Republic
of Treland (FRS 102),

Under company faw the Directors must not approve financial statements unless they ure satistied that they
grve & true and fair view of the state ol affuirs of the Company and of the profit and loss of the Company
for that period. In preparing these fnancinl statements. the Directors are required Lo
o Selectsuntable acconmting policies and the apply them consistently;
e Make judgenients and accouwnting estimates that are reasonable and prudent:
¢ State whether applicable United Kingdom Accounting Standards. including RS 102 have been
tullowed. subject to any material departures disclosed and explained in the financial statements:
e Notify its sharcholders m wriling abowt the tse of disclosure exemptions, ilany. of FRN 02 use
m the preparaiion of Nnancial statements: and
¢ Prepare the [inancial statements on the going concern basis unless it is approprisie 1o presume
that the Company will continue m business.

The Directors are responsible for keeping adequate accouniing records that are sutficient to show and
explam the Company’s ransactions and disclose with reosonable accuracy at any time the (nancial
pusition of the Company and enable thens o eisure that the fnancial stateiments coanply with the
Companies Act 2000, Tley are also responsible for salvguarding the assets of the Company and henee for
taking reasonable steps for the prevention and detection of {raud and other nregulurities.




Pembroke Grafton GP Limited

Independent auditors’ report to the members of Pembroke
Grafton GP Limited

Report on the financial statements

Our opinion
In our opinion, Pembroke Grafton GP Limited's financial statemnents (the “{inancial statements™):

» oiveatrue and fair view of the state of the company’s alfairs as at 31 Deeamber 2016 and of its loss
and cagh flows for the vear then ended:

= have been properly preparcd in accordance with United Kingdom Generally Accepted Accounting
Practice; and

e huve been prepared in accordance wilh the requirements of the Companies Act 20006,

What we have audited
The tinancial statements, inchided withii the Report and Financial Statements (Lhe “Annual Report™),
comprise:

s« the Statement of Finaneial Position as at 3@ December 201065
e the Statement of Comprehensive Tneome for the vear then ended:
= the Statement of Changes in Equity for the vear ten ended; and

»  the notes to the financial statements, which include a summary of significant accounting policies
and other explanatory information.

‘The financial reporting framework that has been applied in the preparation of the financial statements is
United Kingdom Accounting Standards, comprising FRS 102 “The Finaneial Reporting Standard applicable
in the UK and Republic of reland™, and applicable lavw (United Kingdom Generally Accepted Accounting,
Praclice).

In applying the finsncial reporting framework, the directors have inade @ number of subjective judgements,
for cxample in respect of significant accounting estimutes. Inmaking such estimales, they have made
assumptions and considered [uture events.

Opinions on other matters prescribed by the Companies
Act 2006

In our opinion, based on the work undertaken in the course ot the audits
¢ the information given in the Directors” Report for tre financial veur for which the inaneial
statements are prepared is consistent with the financial statements; and
e the Directors’ Report has been prepured in sccordance with applicable legal requirements.

In addition, in light of the knowledge and uuderstanding of the company and its environment oblained in
the course of the audit, we are required to report if we have identified any material misstatements in the
Directors” Report. We have nothing to report in this respect.

Other matters on which we are required to report by exception

Adequacy of accounting records and information and explanations received
iTnder the Companies Acl 2006 we are required 1o report to vou if, in sur opinion:

e we have not recetved all the infurmation and explunations we require fur our audit; or
» adequate accounting records have not been Kept., or returns adequate for our audit have not been
received from branches not visited by us: or
+  the financial statements are not in agreement with the secounting records and relurns,
We have no exceplions to report arising trom Lhis responsibility.
Directors’ remuneration
Under the Companies Act 2006 we are required to report {o vou ifL in oug opinion, certain disclosures of

directors’ remmuncration specified by L are nol made. We have no exceplions te report arising rom this
responsibility.




Pembroke Grafton GP Limited

Independent anditors’ report to the members of Pembroke

Grafton GP Limited

Entitlement to exemptions

Under the Companies Act 2006 we are required to report to vou ifl in our opinon, the directors were not
enlitled Lo take advantage of the small companies exemption from preparing a slrategic report. We have no
exceptions o report arlsing from this responsibility.

Responsibilities for the financial statements and the audit

Our responsibilities and those of the directors

As explained more fully in the Statement of Directors’ Responsibilities set out on page 4. the directors are
respensible for the preparation of the finencial statements and tor being satisfied that they give a true and
fuir view.

Qur responsibility is to audit and express an opinion on the finuncial statements in accordance with
applicable law and International Standards on Auditing (UK and [relund) ("ISAs (UK & Treland)™). Those
stundards require us to comply with the Auditing Pructices Bourd's Ethical Standards [or Audilors.

This report, including the opinfens, has been prepared for and only for the company’s members as a body
in accordance with Chapter 3 of Part 16 of the Companies Act 20006 and {or no other purpose. We do nol, in
giving these opinions, accepl or assume responsibility for any other purpose or 1o any other person to
swhom this report is shown or into whose hands it may come save where expressly agreed by our prior
consent in writing.

What an audit of financial statements involves

We conducted our audit in accordance with ISAs (UK & Ireland). An audit involves obtsining evidence
about the amounts und diselosures in the financial statemients sutticient to give reasenable assurance that
the financial stalements are [ree from material misstatement, whether caused by fraud or ervor. This
includes an assessment of?

+ whether Lhe accounting polivies are apprapriate to the cempany’s circemstances and have been
consislentlv applied and adequately disclosed;

s Lhe reasonableness ol signilicant accounting estimates made by the divectors; and
s the overall presentation of the financial statements.

We primarily focus our work in these arcus by assessing the directors judgements against available
evidence, forming our own judgements, and evaluating the disclosures in the financial statements,

We lest and examine intormation. using sampling and other auditing techniques, (o the extent we consider
necessary to provide a reasonable hasis for us to draw conclusions. We obtain audil evidence through
testing the effectiveness of controls, substantive procedures or a combination of both.

In addition, we read all the financdial and non-tinancial information in the Annuasl Report Lo identify
material inconsistencies with the audited finuncial stutements and to identifv any information that is
apparently materially incerrect based on, or materially inconsistent with. the knowledee acquired by s in
the course of performing the audit. [fwe become aware of any apparent material misstatements or
inconsistencies we consider the implealions for our report. Wilh respeet to the Directors” Report. we
eonsider whether those reports include the diselosures required by applicable Tegal requirements.

\/fl/ox — il

Thonms Norrie {Seniar Statutory Auditor)
for and on hehalf ot PricewaterhouseCoopers LLP
Chartered Accountants and Slatutory Auditors
London

Z’c.r March 2oty




Pembroke Grafton GP Limited

Statement of Comprehensive Income

for the year ended 31 December 2016

2010

Note £
Costs (27.607)
Operating Loss 3 (27.607)
Finance Costs -
Loss before Tux (27.607;
Taxation 4 -
Total comprehensive loss for the financtal year Y (27607}

828y

3828

5.82¥8)

5.428)




Pembroke Grafton GP Limited

Statement of Financial Position
as at 31 December 2016

26 215
Nore £ £
Current assels
Investinents 5 126 t26
Trade receivables 6 2 R
128 12&
Trade pavables: umounts fulling due within one vear 7 (70.047) (42,440
Ner current Nabilities {(70.047) {42 440)
Total assers less curvent tinhilities (69.919) (42312
Capital and reserves
Called up share capital X 30,002 30,002
Profit and loss account 9 (999214 FERRIES]
Total shareholders’ deficit 9 69,919} 2312

The financial statenients on pages 7 to 14 were approsed by the Board and signed on its behalt by Fauren

Suilivam.

Faue AL

Pate: ZLF W }Ol 7—

Registered No. 0560%19x




Pembroke Grafton GP Limited

Statement of Changes in Equity

as at 31 December 2016

At January 201>

Less for the finagaal vear and total
comprehensive loss

At 31 December 2015

Loss for the fimancial vear and total
compreliensive loss

At 31 December 2616

Called up Profit Toial
Share and loss  shareholdors”
capital accorint defici

£ £ £

30,002 (36.486) (26.4%84)

- (15828 (13.82%)
30.002 (72,314 ($2.312)

- (27607 (27.607)

30.002

(99921

(69.919)

(Lol



Pembroke Grafton GP Limited

Notes to the financial statements
For the vear ended 31 December 2016

Accounting policies
Statutory infornation

Pembroke Grafion GP Limited (the “Company™) 1~ a limated company incorporated i England and Wales, registration
nmber 03608498, The regisiered office is 7 Altbemarle Suzer. London WIS 4HO. United Kingdom.

Baxis of prepuration

The financial statements have been prepared under the Instorical cost convention in accordance with
generalby accepted United Kingdom accountng standards (VUK GAAP), and the Companies Act 2006,
The principal accounting policies, which have been consistently apphied throughout the year. are set out
below,

These financial statements for the year ended 31 December 2016 comply with RS 102 as applicable from
I January 2016,

Going corcern

In ussessing whether the gomng concern basis of preparatien is appropriate to adopt. the Directors
considered a number of tacters including financial progections ol the Company and the fevel of financial
support that wili be made available to the compamy by Pembroke Grafton Limited Paitnership. In
addution. the Directors assessed the risk of group companies related to the Company requesting settlement
of the balances due 1o them. Based on tlas review the Directors have concluded that there exisis no
maierial uncerlanty as regands o the Company living sufticient resources to continue i operational
existence tor the toreseeable future amd hav e theretore prepared the financial statements on a going
concern basts.

Stuatemoent of cash flows

The Company has not prepared @ statement of cash tows for the vear ended 31 December 2016 because
there have been no cash movements within the vear.

Deferred taxation

Dieferred tax s recognised m respect of all timing ditterences that have originated but not reversed at the
balunce sheet date where transactions or events have oceurred at that date that will result i an obligation
Lo pay mere, or a rght to pay less or to recerve more tax. with the foliowing excephions:

¢ Delerred tax assets are recogmsed only Lo the extent that the divectors consider that it is more likely
than not that there will be suntable taxuble profits from wihich the tuture reversal of the underly ing
tmimg dilferences can be deducted.

e Provision s made for tax on gams art~ing front the revaluation (and similar Far value adjustients) of
fixed dassets. and gaims on disposal of fived assets that hinve been rolled over into replacemoent assets.
only to the extent that, at the balunce sheet date, there 1w binding agreement to dispose of the assels
concemed. However. no provision is made where, onithe busis of all available evidence af the
balsnce sheet date. 1t 15 more likely than net that the taxable zain will be rolled over into replacement
assets and charged o tux only where the replacement assets are sohd

Deferred tax 1s measured on an undiscounted basts ut the tax rates that are expected to apply i the periods
in which uming differences reverse. based on fax rates and Liws enacted or subsumtivelv enacted at the
balunce sheet date.

10



Pembroke Grafton GP Limited

Notes to the financial statements

For the vear ended 31 December 2016

Accounting policies (continued)

Classification of shiares as debt or eqnity
An equity Instrunient s a contract that evidences a residual interest in the assets of an entity atter
deducting all 115 habilities.

NOn-cHrrent assel v estenss

Nom-current asset investinents are shown at cost Iess provision for impaiment.

Stadt costs and Directors’ remuneration

There were no staff employed by the Company Juring the vear ended 31 December 2016 (2013 none).
The Directors have received £nil remuneration i respect of their services to the Company during the year
ended 31 December 2006 (2075 fnif).

Operating loss

This is stated after charging of the following administrative costs:

Jtlo 2015

IS &

-Auditors remuneration (510 7080
-Tax comphiance services 1.200 J.200
Teoral auditors” remuneration 10,760 11.280

The auditors” remuneration fees for audit services were £6,508 for 2016 (27080 was paid for 2013 warh
the fee being borne by Pembroke Grafton Lmited Parmership). Non-audit Tees paid o the auditors m
2006, respect ol tax compliance services amounted to £4.200 (2015: £4 2004

Tax
(a) Faxution on loss on ordinany activities
UK corporation tax

26 23

UK corporation tux - -



Pembroke Grafton GP Limited

Notes to the financial statements

For the year ended 31 December 2016

4. Tax (continued)

{b) Factors atfecung current rux charge

The total cunent tax is haghet (2015 higher) than the ax on ordinary activiies based on the standard rate
ol corperatien tax m the UK ot 20%, The difterences are reconciled below

Z01a 2015

£ £

Loss o ordmary aetivitios before tax (27.00) (13.42%)
Loss on ordinary activities multiphied by the standard rate

of corporation tax m the UK of 200 (20035 — 20 2574 (3524 €3.203)

Tax losses notvarned forward 3.521 3203

Total tax charee inote dea) - -

() Factors affecuny fiture tx charges

There are tay Tosses of £100.823 (2005 £73 216y carried forward as at the end ol the vears There 18
cutrently ne persuusive and cebable evadence at s tne to hudicote there will be swable fulure
acciumting profits Som which o set ageinst these losses, consequently no delorred 125 asset has been

recognised mrespect ob these Tosses,

Investments

Cost:
At lanuar 20060 and 2003 126
A3 Decanber 2016 and 2013 126

The mvestment relaves o o .01 hoeldme i the Pembroke Gratton Linuted Paroier=hip. o purtersing
registered m Prgland - T aceordance with the Pertnership Deed dated 16 Pebruany 20660 1he Compuny. es
Crenerat Pariner. s entitled to 6 01" of i profits or fosses that Pembroke Gration Lonmted Pannership
RINGS

The Directors believ e that the carrving value of the myvestments i suppotted b hen nnderb ing net assots.



Pemibroke Grafton GP Limited

Notes to the financial statements

For the vear ended 31 December 2016

0. Trade Receivables

206 Z0f5
£ £
Amounts owed by group undertakings 2 2
7. Trade Pavables: amounts talling due withis one vear.
20l 2
£ r
Amounts owed o group undertakings EENERY {29.983)
Amounts owed to other creditors (25804 (12.430)
Toigl Creditors (F0L047) (42 410
There is noanterest apphed to the imercompany balances and there is no fixed repavinent dute,
8. Called up share capital
2016 20
Aviforised ‘ i
Ordmary shares o7 £] cach 300100 3000
il 215
Abloited, called wpand fidlv paid ! r
Ondinary shares of £1 eoch 30.002 30002




Pembroke Grafton GP Limited

Notes to the financial statements

For the vear ended 31 December 2016

9. Reconciliation of movements in shareholders’ deficit and movements in reserves

Profit
el loss

acestind

‘

(30.4%6)

(15.828)

Tertal

shareholders”

deficit

r

(26,4841

NI

(72.314)

(42210

Called up
Sthare
capiral
¢
At Januy 2013 30.002
Loss tor the Iinancial year and totad
comprehensive loss
AL 3T December 20105 30.002
Loss for the fmancial year and total
comprehensive Toss
AL 3 December 2013 30,002

27.607)

(99621

(27.607)

(6901

0. Contingent liabilities

None noted.

11. Related party transactions

In accordance with exemptions avarlable under FRS 102 the Compuny has net disclosed detals of certam

transacnons and balances with group undertakings. Balances atvear end held with selated purties are

however disclosed i notes 6 and 7 ol the hnancial statements.

12. Past batance sheet ¢vent

There wre no argnificant post balanee sheet events.

13. Parent undertaking and controling party

As at 31 December 2016 the immediate and ultimate pasent undertaking 1s Horzon Real Fstate Investors

L.LC, which s registered 1 the United States ol Amwerica, 1he registered otiice 1s 243 Sumnmer Strect.

AN, Bostorn M 02210,

-
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Pembroke Grafton Limited Partnership

Report and Financial Statements

For the year ended 31 December 2016
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Pembroke Grafton Limited Partnership

General partner's report

The General Partner precents 1ts reportand hinancial stateiments for Pembroke Grafton Limited Partnership (‘the

Partnership’) for the vear ended 31 Pecember 2016,

Results
The profit for the financial vear umounted 10 £ 1341416 (2005 £10,.902.224),

Review of the business
The Partnership is registered pursitat w the provisions of The Limited Partnersinps Act 1907,

Future developments

‘Fhe Parmership intends to continue wiath s current activiiies tor the toreseeable tuture.

Post Balance Sheet Event

There are no stgnificant post balance sheet events.

Principal risks and uncertainties
The Partnership's operations expose it toa variery of nancial risks that include valuation risk, interest rate nsk.

credit risk. price nsk and liquidiny sk,

Diterest raie visk

The Parmership's exposure to interest rate movements relates primarily to long term debr obhgations. In order to
cnsure stabihity of cash out flows and hence munage mterest rate risk, the Partnerslup uses an mterest rate cap w
manage mrerest rate costs, The ettects on cash tlows that could anse as a result of changes i nuterest rates are tken
into sccount when obtaining a borrowing facitity and the Partnership’s policy 1s to manage its nterest costs using

wnterest rate caps to cap the interest payable onits vanable interest foan.

Frice risk

The Partnership abso incurs poce risk m relation w Muetuations in the fair value ol'the denvatn os and investment
properties. The tair vaiue of the miterest rate enp s based on the present value of the expected fulure net interest ot
values marked to market by the bank, The fair value of i esument properties 1s determimned usie the direct

capitalisation method.

Crodirnisk

Credit risk 1s the sk that the counterpurty will be unable or unwilling o meet a commitment that it has entered mto
with the Partnership. The Partersiup’s principal credionsk anses from trade recervables which comprise rents due
trom tenants. In the event ot a rent default the Partnership will sulfer a rental shorttall and meur addinional costs.
mcliding legal expenses, in mauntaining. msurnmg and re-letiing the property until o new tenant s secwred. Fhe
Partnership controfs eredit nsk by requining collateral w support accounts receivable. Tenant rents are pavable
quarterly in advance. with most renants paving on or around the due date. There 15 a credit control team which
actively chases any tenant who does not pay on time and the credit controller then hatses with the Property Munager
regarding any lurther action o be taken. As ot vear end. o tota] o £2,691 1 overdue, greater than 30 days, This
consists of an intercompany balance net of 5 tenants with credit balances.

Credit risk also arises [rom the uther {Inuncial assets of the Pannership, which comprise cash and eash equuvalonts and
dertvative fnancial inmstruments. The Parnership’s nsk arses from s dependency on these lnancial assets: and
turthenmore from the results ol the orgamisations that provide these hinancial instruments. Cash ond cash equivalents are
Iimited to high-credit-quality financial  instituions. The magority of the Partnership's cush 1> held at major
commercial banks. The Partnership believes it mingates its nisks by deposinmg cash i orinvestimg through major
fmancial instimutions. Phe counterparty for - derivatives is the bank providing fending feihtes which mitigates the
risk.



Pembroke Grafton Limited Partnership

General partner's repor{ (continued)

Licpuiicdiny visk

Lxpudity risk arses from the Partnership’s managaimnent of working capital and the fmance charges und principal
repaviments on 1ts debt instruments. [t s the risk that the Panership witl encounter dufficulty m mectmg i~
finuneial obheations as they tall due, The Partership's poliey is to ensure that 1t will alwayvs have sutficient cash o

ajlow 1t to mect 1ty habilities when they become due.

Disclosure of information to the auditors

So far as the General Partner at the date of approving this report 1s aware. there 1s no relevant audit
intormation. bemg information needed by the auditors i connection with preparing its report. of which the
auditors are unnware, Having made enquiries of the Partnership’s auditors, the General Parter has taken all
the steps that itis obliged to take as ¢he general partner in order o make themselyes aware ot any relevant
audie nfurmation and to establish that the muditors are aware of thar mtonnation.

Small company exemptions

The Partmershsp has taken the exempuon in accordance with 84148 of the Companies Act 2006 (the “Act”).
and therefore has not prepared a Strategic Report

On behall of the Board of the Generad Pariner. Pembroke Grafion GP Limied

. dulli

Lauren Sullivan

[hrector

Date: ZLe WI 2@\%



Pembroke Graftoen Limited Partnership

Statement of General Partner's responsibilities

The General Parter 1= responsible tor preparing the Report and the financiad statements in

accordance with applicable T and regulaaons.

Company law as apphed to gqualitv g partnerships by the Partaerships (Accountsy Regulations 2008
(the “Regulations”) requires the members to prepare the financial statements for cach {inancial vear.
Under that law the General Parer has prepared the partnership financial statements i accordance
with Tnited Kingdom Accounting Standards (Tinited Kingdom Generally Accepled Accounting
Practice}, mehuding Financial Reporung Standard 102 The Financial Reporung Standard Applicable
m the UK and Republic of Ircland (FRS 102).

Under company law as appited 10 qualitying partnerships the General Partner must not approve
financial siatements unless it 1s satisfied that they give a true and fair view of the state of atturs of the
Partnership and of the profit and loss of the Partnership for that pertod. In prepanng these finaneial

statemnents, the General Partaer 1s required o

Select suttiable accountung policies und the apply theny consistently:

¢ Make judgements and accountng estimates that are reasonable amd prudent

e Sute whether applicable United Kingdom Accounting Standards. inchuding FRS 102 have
been tollowed. subject o any material departures disclosed and explained 1o the financial
statements:

e Notilv ity sharcholders in winzing about the use of disclosure exempnons, it any, of FRS 102
use m the preparation of financial statements: and

o Prepage the tinancial statements on the gomg concem busts unless it s tnappropriate to

presume that the Partnership will continue 1n business.

The Genersl Pariner 15 responsible for keeping adequate accounting records that are sutficient to
shew and explum the Partnershup’s rinsactions and disclose with reasonable aecuraey at any tme the
fmancial position of the Parnership and enable them o ensure that the financial statements comply
with the Compantes Act 2606 a» apphed to qualifyme partnershups by Regulations. They are also
responsible for safeguarding the assets of the Partnership and hence for tuking reasonabie steps tor

the prevention and detection of frand and other rregulanities.



Pembroke Grafton Limited Partnership

Independent auditors’ report to the members of Pembroke
Grafton Limited Partnership

Report on the financial statements

Qur opinion
In our opmion, Pembroke Grafton Limited Partnership™s finanvial statements (the " finaneial statemeni"y,
o pive s true and fair view of the state of the qualifving partnership’s affairs as at 21 December 2010 and of its protit
and cash Hows for the year then ended;

¢ have been properly prepared in accordance with United Kingdom Generally Accepled Accounting Practice; and

» have been prepared in accordance with the requirements of the Companies Act 2006 us applied to qualifying
partnerships by the Partnerships {Accounts) Regulations 2008,

What we have audited
The finuncual statements, included within the Report and Finaneia] Statements (the “Anoual Report”). comprise:
¢ the Statement of Financial Position as at 31 December 20160;

»  the Statement of Comprehensive Income for the vear then ended;
+  the Statement of Cash Flows for the vear then ended;
¢ lhe Statement of Chunges in Equity for the vear then erded; and

+  the notes to the financial statements, which include a summary of significant accounting policies and other
explanatory information.

The finanaal reporting tramevwork that has been applicd 1 the preparaiton of the Ananeial statements 15 Uited Kmedom Aceounting Standards.
vomprising FRS 102 *The Finanoal Reporting Standard applicable m the TR and Republic of Irefand™. and applicabiv bw (TTited Kingdom
Generally Acgepted Accounting Practice).

In apphving the hinancial reportimg hiimework. the general pastner has nude a number of subjectnve judgements, for example it respect of signiticant
aceountng estimates. Inmuking such cstimates it has made assumptions and considered future ¢

[N

Other matters on which we are required to report by exception
Adcquacy of accounting records and information and explanations received
Under the Companies Act 2006 we are required (o report to vou ifl in vur opinion:
¢ we have not received ull the information and explanations we reguire for our audit; or

« adequale accounting records have not been kept, or returns adequate Lor our uudit huve not been received {rom
branches not visited by us; or

¢ the tinancial statements are nol in agreement with the aeeounting records and returns.

Ve have 10 excepltions W report arting from this responsihalaty,
- “ s
General Partner’s remuneration
{Under the Cotmpanies Act 2006 we are required to report to vou ot our opindon, certam disclosures of general pmtner’s remunerethon specified by
Taw are not made. We have no exceptions 1o repurt ansmg from thes respongibihiey.
Entitlement to exemptions
Under the Companies Act 2006 we are vequired to report o yvou il im our opinion, the generul partiter were not enintled o tike advantave of the small
companies exemption from preparing a strategic report. We have 5o exeeprions 10 report arising from thes responsiline.

Respeonsibilities for the financial statements and the audit

Our responsihilities and those of the gencral partaer

A explatned more tuily in the Statement of Genersl Parmer's responsibilities set out on puge 3. the general partner s responsible for the preparation of
the Hnancial statements and for being sutksfiod that they zive o tree and fair sview.

Our responsibility 1w o audit and express an opunen on the finanaial statenients m aceordamee with appheable law and Intermational Standards on
Auditing (UK and Ireland) CCISAS (UK & Ireland)™). Those standards require us to comply with the Auditmyg Practees Board™s Fiucal Standards for
Auditors
This veport, including the opinion. has been prepared tor and only tor the members of the qualifving pamershap us o body i accondanes with the
Companies Act 2000 as applied to qualifying partnerships by the Partnerships (Accounts Regulations 2008 and for no other purpose, We do not. in
anving this upiton, accept o assunie responsinlity for any uther purpose or w0 any other person to whom this report s show s o into whose hunds 1t
Ny come save where expressly agreed by our prior consent in winting.
Whatt an aundit of financial statements involves
Wo conducted our atedit in accordance wath ISAS (UK & Trelund)h An suditiavelves obamme ovidence abous the amonnis and disclosures m the
Brnimeial statemients sufticient to give reasonable assurance thut the financial stutements are free from ntenal nusstatement. whethes caused by fruud
or errer This meludes an assessment ot

¢« whether the accounting policies ure appropriate to the qualifving partnership’s eivcumstances and have been

consistently applied and adequately disclosed;

+  the reasonableness of significunt accounting estimates made by the general partner; ind



Pembroke Grafton Limited Partnership

s theoverall presentation of the financial statements.

We primanly focus v work in these areas by assessing the general partner’s wdesiments aguinst i ailable evidence, forming our ovn judgenents. and
evaluating the disclosures m the financial staraments.

We test and examine information. tsmp samphng and other anditmg techaiques. o the extent we consider necessany 10 provide a reasonable basis for
us 1o draw conclisions, We obtain audit evidence gwough wsting the eifeciiveness of cantrols, substantive procedures or a comhination of both

In addition. we read wll the financial aud non-financisl information in the Annusl Report to identity material inconsistenvies with the audited fmancial
statenients und o idenntv any information that s apparenthy matenally meerveet based on. or materially inconsistent with, the know Jedge acyuirad by
s in the course of perfonning the audit. I we becone awvare of any apparent maderial misstatements or inconsistencies we consider the implications
for vur report

"

Thomas Norrie (Senior Statutory Anditor}

for and on behalf of PricewaterhouseCoopers LLP
Chartered Accountants and Statutory Auditors
London
Z‘f March 2017



Pembroke Grafton Limited Partnership

Statement of Comprehensive Income

for the vear ended 31 December 2016

Revenue

Costs
Gross praofif

Gunn on Revaluation of investment propertics

(Operating profit
Fianee hwoine
Finance Costs
Profitbefore Tax

Taxation

Profit for the financial year and toral compreliensive
ineome

Nores

1

2016

3206711
£1.223.625)

3143617
(v01.326)

1,983,086

66E.821

2.242.291

10,004,097

2.631,907

385
s

(1,310.876)

12336388

493
(1,434.657)

1341410

10.902.224

13314106

10.902.224




Pembroke Grafton Limited Partnership

Statement of Financial Position

as at 31 December 26106

20in RUIN)
Notes £ i
Non-current assets
Invesumem property 9 8Y.608.901 BR.O75. 199
88.663.901 48,975,199
CHrreat ussets
Irade Recervables 10 2.130.233 2685424
Cash L 160,675 1815647
4.290.90% 4331071
Trade payables: amounts falling due within one year 11 (2615714} (3.323.99h)
Net current assets 1.673.194 1.207.080
Total assets tess current Habilities 91,334,094 V182279
Trade payables: amounis talling due atter more than one year 12 (39703157 (39,881,738}
31038937 50297521
Finwiced by
Parters’ capital aceounts 13 1,942,000 10942000
Partners’ cutrent accounts 13 40.696.937 EDR R
Partners’ capital 51638937 30,297,321

The tinaneeal statements on pages 7-19 were approved by the General Partner, Pembroke Gralton GP L iated
and signed on its behall by

e bl

Lauren Sullivan
Darecior

Date: Z(,t Mgrzlf\ 2_0\?’

Registered number: LI 0987



Pembroke Grafton Limited Partnership

Statement of Changes in Equity

for the vear ended 31 December 2016

Al January 2015
I'rofit for the financial veur and
comprehensive income

Partners'
capital

ACCOUT

£

10.942.000

Puriners'
current

accounts

:

28453297

10.902.224

Total
Partnery’
capttal

¢

30395297

10.902.224

A1 31 December 2015

Profat tor the [inancial vear and
comprehensive meome

1H3.942.000

d
R
o
rh
¥
=
(B

1341416

54297521

1331316

At 31 December 2016

1,942 000

10.696.937

SHOIRWAT




Pembroke Grafton Limited Partnership
Statement of Cash Flows

for the year ended 31 December 2016

Cush flow from operating aciivities

[axation paid
Net cash generated from operating activities

Cash flos from investing activities
Interest received

Net cash generated from investing activities

Cash flow frem financing activities

Titerest paid

Internal loan repayment

Net cash used in financing activities

Net increasefdecrease) in cush and cash equivalents
Cash and cash equivalents at the beginning of the year

Cash and cash equivalents at the end of the year

Cush and cash equivalenes consists of:
Cash at bank and 1m hund
Short term deposits

Cash and cash equivalents

2016
»

Notes
15¢1; 1429023

2013

I

I8 436

1.429.023 3018450
385 493
385 493

(1.124.381) (1069057}

(990.000)

(1900000

{(2.114381)

(2.96Y.057)

(631.973) 1,049 886
1.845.047 795,761
LI60.673 1,845,647

166,675 1.845.647

160,673 1.843.647

16



Pembroke Grafton Limited Partnership

Notes to the financial statements
For the year ended 31 December 2016

1. Accounting policies

Starurory information

Pembroke Gralion Lunuted Purtnership {the "Partnership™ is a muted portiership meorporated oy Englund and
Wales. registration number LPO10YNT. The registered office 15 7 Afbermatle Street. Loadon, WS HHO. Fhated
Kmedom.

Pembroke Grafion GP Limired (e ~“Company "y 1s a general parmerslup incorporated m England and Wales,
regi~tration nuinber  0360%39%, The registered altiee 15 7 Albematle Strecr. Lundon, W15 Q. Umted Kimpdom

Basis of preparation

The thnuncial staterents have been prepared under the historieal cost vonvention as modified 1o mehude the
revaluation of certain assets 1 aceordance with generally accepted accounting standards in the United Kingdom
C'UK GAAP™L The fnaneal statements are prepared under the requirements of the Companies Act 2006 as 1t
applics o qualitymy puninersinps by the Partnership (Accounts) Regulations 2005 The pringipal accounting
pulivies, which have been consistently apphed throushout the year, are setout below

(foing concern
The Genaral Parmer has reviewed cash flow forecasts wntid 2088 that show o net eash nmtlows fronm opersting

activities, The group had surplus cash resen es, The maturity protile of the existing debt covenant position and

derivatives are further detatded tonotes Hramd 120

The expected cash flow gencranmt and existing eash balances provide the General Partner with the view
that the group will continue in operation for the foresceable future and aecordmgly these financial

stitemeitts have heen ;\l'rp:lrcd e a gning coneern basis

Revenue recognirion
Rental ncame 1 eredited to revenue on an acerual hasis. The cost of lease nventives - allocated on a

sivaplit ine basds over the lease renm,

Lessuraceainting

Leuses where the lessor retains substantially all the risk< and rew ards ofownerslup are classilied as operating letses
FRS 102 requires a leasc incentive 10 be measured over the lease term and not just until the rent review Jdate. Under
extsting GAAP the lease ineentives are spread over the shorter of the lease tenmn and the paviod w the first market rent
revien  Insccordance with FRS 102, the Partnership has applied the lustoncul method tor alf Teases signed betore the

transition date. Al lease meemives m relution w leases s

but futire Teases will be measured over the it of the lease or lease termmation option date,

Tnitiad direct costs incurred m negotating and aranging s operuting lease s a lessor are added o the carnang
anwunt ot the lease asset and are recognised ws an expenae oy er the Tease term on the smme basis as the lease

hcome.

The ollowing table sets out tie furure minimum lease paviments under nop-cancellable operating leises Jdue.

med betore the transitien date wre moasared w the rent revicw

Later than 1 year
{ Al amounts in GEP) Within 1 year and less than 2 Tater than 3 years Total
rears
Rent Jue 2007 AT0 12 093 692 2533233 15.22

There 13 no contingent rent recornised as meonw e 2016, There are mulople retal oifiee ond restdenna] tenants on

mndtiple Jeases. Fhe majority of the rental inconie relates to tixed ineome received ona quatter]y hasis,

[he Partnerstup's property is held for long term i estiment. Investment property s aceounted a- tolkme,

11



Pembroke Grafton Limited Partnership

Notes to the financial statements

For the year ended 31 December 2016
1. Accounting policies (continued)

Investmrent properties

Iy estrient proparty is revalued spmally. The varealized gain and-or loss s recognized withino the stiatement of

comprehens iy e Incone.

Althoush the Companzes Act would normally reguire the sysematic anmual deprecianon of leased fixed ussers the
General Partner behenves that the policy of not proy iding depreciation is necessary morder lor the fnancial
staterents 1o provide a tue and fair view, siice the cumrent value of investment properties. and changes 1o that
vwrent vidue, are of prime imporiance rather than a calculanon of systematic annual depreciation Depreciation is
only one of the many factors reflected m the annual yaluaton. and the amount which nught otherwise has ¢ been

micluded cannot be separatelv identitied or quanufied.

Thie valuation of the property 1s inherently subjective duc w factors such as location and expected future rental
revenues. Consequently. the valuation of the property 1s subject to a depree of uncertinnty and s made o the basis
of wssumptions which mas not prove to be accurate The property was valued by Savilly UK i March 2016, an
experienced and reputable company. The estimates used are m hne wah mdustry standards and hasy ¢ used

wxatanplions based on. but not linnted . matters such as tenaney detuels. ground and siructural conditions ot the
propernies and commparable market transacuons. The valsation as at December 2016 15 performed by Pembroke
Real Fotare, Ine | the v estment advisor to the Partiersiup (the " Ady tsor™) as at 31 Becember 2016 wsing the
direct eaprtahization method for valuation  This valuation has been reviewed by the General Partner, The

valuaton 1~ based upon 10 vears with a discount 1ate of 47350 and & neteXit vield of 4.0

Faxation
No taxation is provided as the tax Iehilities on the Partnensdnp's profit are Babilities of the pariners atd
nut ot the Partiership.

Carrving amount of debt und allocarion of Inan issue costs
Dbt insinments, such as bank loans, are ~ated at their net procecds (e, atier deduchion of foan issue costs) on
ssuie, Issue vosts are imertised o the profitand loss aceount over the fife of the istrument and are included in

interest payable and sumilar charges.

Derivarive instrunrenty
The Partne
are revognised at their fon vajue, Dernvatives are carried m the balonee shevt as assets when their tawr value 1s positive

hip has used aninterest rate cap to adiust interest rate expe-ure arlsing Tom ancut acosides Al dem atives

annd s lubdlities when their far value i negative. The interest vate cup is elassitied a- fnancial asset an i value tiroush

profitor Toss Ay gains o1 losses ari-ing from changes in fair voloe on denvatn es during the vear ave tikien dreetly o the

protat and loss aecount through other finanee income. Hedge accounting s not applied

Farr vabie 1 the value o wheeln a postiion could be closed out or sold 4 transacuon o a willimg and knowledpeabic
counterparty over a reasonable period of time under curtent market conditions. 1 oir values of e Partnership's
Jdernvatives are Jetermuned by reference to observable murket prices and so vulued using guoted prices obtained fiom
finaneul s titutions w here wvailable,

Capitalisation of fimance costs
Loan arranoement fees and stlar sssue costs are capitalized apaisst the oan 1w heeh they velate i Ine wath FRS

PO Lhese conts are subsequently amortised over the life of the o (note 8).
2, Principal activities

The principal activities of the business vcomprise of property insestment and the management of commercial
property. Fhe Partnersbap holds the feaschold tide w the property located at | Gratton Street in London.
Comstruction work on this property was complered 1 2010, A 31 Becember 2011 e asset was classafied i the
Tranwrad stifemients as an mvestment property and continues 1 be clusstlied as such. On 21 Febraar 20153 the

Partnership was renamed from HEVAF Grafton Limited Partmership to Pembroke Graflon Limited Partnership.

Petabroke (ratton GI' Linuted, acting as General Partner, Das o fepalinteresd oF 0 0190 iz the Partnership Pembroke
Olfice Gralton Surl, avtmy as Timated Partner. has an miterest of 99 99% i the Partoerstup

12



Pembroke Grafton Limited Partnership

Notes to the financial statements

tor theyear ended 31 December 2016
3. Financial risks

Irterest vofte risk

The Partership's exposure w intetest rate mos ements relates primanly to long term debt ohhgations. Inorder
ctsire stabilny of cash out fows and hence manage interest rate risk the Partnership taes an miterest rate cap to
manuge mterest rale costs, The cap is 3770 and the average interest rate for 20016 was 279 The eftects on cash
flinvs that could arse 2x 2 result of changes in interest zatey are taken 1nto aceount when obtainme a borrowing
favility and the Partmershipy’ poliey 14 10 mwanage ity nterest costs usiny interest rate vaps to cap the interest pavable
on its vanable interest loan. The effcet on the Partership™s protitund eguity of 4 0.53%4 decrease or inerease
comparon to the current interest rate of 2.6%0 with all other vanables held constant would be approxunately £193k.
In the event the rute reached the 3.79% cap from the current 2.6%q level. the Partnership™s profit and equity would be
adversely impacied by approsunately £424K per annum.

Creghirisk

Credit risk i~ the risk that the counterparty will e unuhle or wnw ilhag to meet a commianent that =t has entered into
with the Partnershup. The Partnerships principal credit risk arises from trade receivables which comprise rents due
from tenants. In the event of a rent detaul the Partnership will sufler a rental shortfall and incur additional costs,
ineludimy lewal expenses m mamtaimny. inswng and re-lettmg the property until a new tenant s secured. The
Parinershup controls eredit risk by reguirme eollateral to support aceounts receissble. Tenant rents are pavable
quarterly in adv ance. with mwst enamts pusving on or around the due date. Thete is a credit control wam which
uotiy ely chases any tenant whe does not pay on time and the eredit controller then hatses with the Properts
Manager regarding any further action to he taken. A< at year end. a total 0f £2.091 15 overdue. greater than 30 days.
This consists of an mtereompany baknee net of 5 wenants with credit balunees,

Credt risk also arses from the othier imoneiad assets of the Panmership, which comprise coash and cush egusvalents
and derrvatuve financial instruments, Cashamd casit equiy alents are Hinuted 1o lngh-credit-quadity financial
institstions. The magory of the Partnership’s cash is held at major comimeicial banks The Parmersdup beheves it

mitigates 118 risks by depositing cash in or my esting through mager finmmcnl msunations The counterpanty for

[

derivatives 1s the bunk provids

ending facilittes which mmtigates the nsk.

Pricerisk

‘The Partnerslup also mevss prive rish i relation to fluctuations in the for vatue of the desivatves and investment propertics,
The T value of the imerest rate cap s based on die preseat value of the expected future net mierest at vajues narked to
mathet by the Wk e for value ol investmoent propertics 1y Jetermined using the direct capitalisation method,

Ttis required 1o classify fair value messtenents using a fair value hiermehy that rellects the sipaiheance ol the

inputs tised i making the measurements. The Lz volue hierarely bas the following levels,
1 Quoted prces tunadjustedy i acun ¢ markets For identical asssts or habihities (evel 1),

i1y Inputs other than queted prives inchuded within level T thatare observable for the aset or Tabilite, either diveedy

- prices) of mdirecty tlereed from pricesy devel 21 and

iti) fupues for the osset or habibiny that are not Based on obsern able marker data (unebservable puts} (level 3

The tollowing table aialy~es swithin the fuir value hierarchy the Pannership s Hnanciol assets meusured ot fair
vajue at 31 December 2016,

£AD umounts in GBPY Fevel ] Level 2 Level 3 Total
Interest rate cap - 2004 - 2104




Pembroke Grafton Limited Partnership

Notes to the financial statements

For the yeur ended 31 December 2616

3. Financial risks {continued)

Lrguadine visk

Lrpuidity nisk arises tram the Parmership’s management of working capital and the finanes charges and principal
repavments on s deht instruments. [t is the risk that the Partnership will encoumter dittieulne i ineeting it tinaneial
ubligations as they (Il due. The Partner-hip's policy 15 to ensure that 1t will alwoys have sufficient cash to allow o
meet its liabiires when they beemne due. The foliowing table sets out the contractual maninties (representing,

undiscounted coniructiz:] cush-flows) of finuneial liahidities and recetvahles.

3 months or Jess Aore than 3 More than 1 year Lotal
manths and fess
(All amounts in GBF) than 1 year
Trade and other recetvable 331437 1.233.]33 1.562.643 3,130,033

Current linhilities

Trade and other pavable, 1 GU7T 403 - - LAYT7 105
Paviebles o aroup - VIR IOR - G18.304

Non-Current liabilities
Bank Faality Drawdowy - - 3,121,914 SRZIVIS

Fanes payable - - -

Securnity Deposits pavidh]e - - 1.583 243 1583233
4. Revenue

RIS 2013

¢ £
Rental ineome I RGRI VAT SO0
Servwee charge imeone ERE e 321,323
Orther operating wweomy (12,16 RN
3.206.711 RRERRO ¥

Revenue represents amounts recavuble inrespest of propenty rentals and sermvice chunges, proy wded in the nommal
course of hismess. and w stated net of value added tax Allrevenue relutes o one peovtaphical murket, the Umited

Kinedom.
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Pembroke Grafton Limited Partnership

Notes to the financial statements

For the yeur ended 31 December 2016
5. Operating profit

s 1~ stated after charemg

- For the statutory audit of the finaneial statemenis

- For tay services

Total auditors’ remuneration

The auditors’ remuneratton [ees for audif services were €21.600 for 2316 4£26.000m 2015) Nonwudit fues

incurred to the auditors in 2016, i respect of tax comphiance sarvives amounted o £ 1380 (203 £13.550h

6. Staff costs

The Partnership had no employ ees dunmg the vear ended 31 Deeember 2016 (20135 none.

7. Finance Income

Bank interest

8. Finance costs

Fiitnwe cost~ on bank loans

Anworisation of Joun fsne costs

9. Investment property

Valuation:
At 3] December 2005

Crain on revaluation

Additions

A3 Becomber 2016

Net Book Value at 31 Deceniber 2016

Nt Book Value ar 31 December 2013

206 2016
£ £
25600 26,000
14580 14.580
36,180 30550
016 2015
£ F
388
452 493
A 193
016 2015
£ £
1,170,191 1.070.541
130,685 110,683
1310576 1434657

frivestmens
Prropertv

£

HN975199

068821
24882

89.068.90]

8900831

ENATIIN9



Pembroke Grafton Limited Partnership

Notes to the financial statements

Fur the veur ended 31 December 20106

9. investment property (continued)

The Listincul vost of the wcestment property s 42350 RTI (005 £42.558.570

[he Company has reviened the Advisor’s saluation at 31 December 20616, The direct capiialisation method has

been used for valuation.

10. Trade receivables

2016

£

Aanounts ow ed by group undertakings 53539
Oiher trade receivables 23400957
Prepayments und acerued meome 40,480
I mamortzed lease incentives [93.124
Fair value of mterest rate vap 2004

201s
£

A2
1.421.272
12,300
5TURG0
113781

2685324

Invluded m other tiade recen ables theve 15 myamount of £1383 215 (2073 7,047, 722y that represents tenant pad

d:
1

to £

postts hield onrestrivted cash acoounts N\ corresponding amennt s included withiin other trade povables mnete

On 3 June 2013 (etfective date 16 October 20031 the Partnership entered mito an Interest Rate Cap agrecment This

11. Trade Payables: amounts falling due within one year

2016

£
Amonnts ow ed o wroup undertahangs Y18 309
C(nher trade payables 331369
Avcruals and detered meonie 1.140.217
Tnterest payable on bank kums 203819

agreement had the effect of limting the effective interest rate on the bank loan (note 1200 @ maxmunn of 3 7¢

2is

DN 30x
147,397

A 308

2I2UKT

323091

To tund the acquisttion of the property. the Partnersiup entered e a pronmsson note with Lonzon Real Estate

msvestors LLC 211in the amount o £3.683 308 on the complenon date. The pronussony note bears 624 miteres
I tors LLU (HRL:Nin Lot &30 305 on il plenon date, The g Y o | %% mierest

On 31 May 2013 HRE assiened tts rights o the promesson note w Pembioke Gradion Office S.arl On 235

November 2014 the Fartner<hip repaid £1.800.000 of the vxasting promessory note O 22 Aprel 2015 the Partuership
repaid L6000 and on 29 Deceniber 2015 the Partnersdup repasd £1.300.000 ot the exising promisson note, Oa 20

June 2016 the Partnership repaid £230.000 and on 13 December 2006 the Partnoship sepad £730.000 of the

EXINUNG Profmussory note.
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Pembroke Grafton Limited Partnership

Notes to the financial statements

Tor the year ended 31 December 2016

12. Trade payables: amounts falling due after more than one year

e within Due witlun Due after Due afier
1-2 vears 2-3 venrs more thae 3 vears more thar 3 vears
Imsralmenis Non-fostalnenis
2015
Bank loans less Issue cosis AR 155033 - _
Onherfrade pavablies €7 003 1 ALT 70 _

2016

Bank loans less wsue cosls

R2-9 hg ) oS -

Other trade pay ables - 1583243 -
anla 2018
£ £

Bunk loans

T ewsl 1asue costs

Uther tade pavables

38,500,000
(378,084

ARA00.600
(344 967

SRA21914

RN IRRRIER)

1.,72u.725

4- T

Included m other trade payuables there s an wmount of L1ARZ2H3 (2003, €1.647. 722y that represents tenant pad
depostis feld on restrivied cash aceounts. A correspondmg amount is eloded within other trade recarnables mnoke
i

On June 28, 2015 the Parmersbhp entered into a loan aereement (the ~Anreement™t with Deutsche Plandboefbank AG for

L38.300.000. This Toun attacts interest a1 3 months LIBOR plus 2295 The han is repayable within 3 vears rom the
date the Partnership entered into the Agreement. Interest acomied should be repaid quartarly on linmuary 16, April 1o,
Tulv 16 and October 16 1 euch venr.

Debissuance coses off £697.130 have been capalized and @i amortized over the period of 3 years.

On June 3. 2013 the Partnerchip entaied into a Swap transaction agreement (the “Swap Agreentent” ettective October
16, 2013 with Deutsche  Plandbriefbank AG for a total premium of £6G8.000 and a cap tue of 1.5%. The agroement
ends 3 vears fromthe date  the Partaership entered wite the Swap Agreement. The flosting rate pavments are Jdue

quarterty on Janury 16 Apnl 1o, July 10 and October 10 m cach vear.
The bank loan 1~ secured by a charee over the iy estment property.

The € cmpany considers that Gie curry my value of the foan approxanuies its fare sahie,

17



Pembroke Grafton Limited Partnership

Notes to the financial statcments

For the vear ended 31 December 2016
13. Partners' accounts

Fartnery’ Capital accounts

Pembi oke FPombroke
Grutien (1 ciflon
Cpice Sarf GF Laniied Togel
£ £ [4
AL2T Devember ZULS 0011874 126 10.942.000
At 3] Devember 20106 0,941,873 126 10.942.000
Partners' Currentaccounts
Donibrode Pembroke
Grafton Crofton
Cffice Surd G Limired Tonard
r £ £
A1 3] December 2013 3V351.586 2M35 3933532
Profit for the finaneial vear 1.331.0%> 134 1341416
Al 3 December 20106 40,692 868 3064 0696937

14. Related parties

T awvordunce with excrptions available under FRS W22, the Partnerhip has not disclosed denils of certam transactions

and hakanees with group und:r'{ukﬁngu, Balances ut yeur end held wath related pltl‘lii‘\ are how ever disclosed w notes 16}

and 11 of the hinaneial <ttements.

15. Notes to statement of cash flows

(1 Revoneiliagon of gross pronitto net eash generated irom uperaung actis

Crions Proft
Deerense inamortised Iease meentin o
(Inereasey Deerease m trade recens ables

(Decrease ) Iocteise in trinde pavables

b

2016
r

1LOR3.0%6

3K6.445
(831,25
(109253

o5

1429423

L 0iR 230
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Pembroke Grafton Limited Partnership

Notes to the financial statements
For the year ended 31 Decenther 2016

15. Notes to Statement of Cash flows (continued)

(2) Revonciliation of net cash flow to movement in net delbst

20610 2013

£ {

Dieerease: (Increased in cash (684970 F.0J44Y 883
Cash outtlow from decresse 1 loans QOUE0 1.200.000
Change n act debt arsimg from cush tlows [303.027) ERCAV R
Amonisation of bank loas fees (§40.685) (140.683)
Movement m net debt (104.342) 2809200
Nerdebtar | January (AR217.6U5) (41.026.895)
Netdebtat 31 December (3R033.335) (382176935

16. Post balance sheet events

There ure no ~igoificant post balunee sheet events

17. Ultimate parent undertaking and controlling party

The Partnership’s ultimate parent undertaking and controlling party s Hordzon Real Estate Investors LLC
{"Hovizon" b gstablished in United States, which mdwectly omne the Partnership's innired partners,

Pewbroke Grafton G Dinuted imecporated in the UKD and Pembroke Gratton (MTee Sarl Gnvomoerated
m the Duchy of Luxenibourg),
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