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Directors’ report

The directors present their report and financial statements for Pembroke Grafton GP Limited (the “Company™) for the ycar
ended 31 December 2021.

Results and dividends

The result for the financial year ended 31 December 2021 amounted to a loss of £12,866 (2020: loss of £28,015). The
directors do not recommend the payment of a dividend (2020: £nil).

P'rincipal activities and review of the business

The principal activity of the Company will continue to be to act as the general partner to Pembroke Grafton Limited
Partnership. There are ne future changes expected for this activity.

The principal activities of Pembroke Grafion Limited Partnership comprise of property investment and the management of
commercial property. The Partnership holds the leasehold title to the property located at | Grafton Street in London.

On 21 Febroary 2013 the Partnership was renamed from HEVAF Grafton Limited Partnership to Pembroke Grafton
Limited Partnership.

Pembroke Grafton GP Limited, acting as General Partner. has a legal interest of 0.01% in the Partnership, Pembroke
Office Grafton Sarl, acting as Limited Partner. has an interest of 99.99% in the Partnership.

Going concern

In assessing whether the going concern basis of preparation is appropriate to adopt, the directors considered a number of
factors including financial projections of the company and the level of financial support that will be made available to the
company by Pembroke Grafton Limited Partnership and Horizon Real Estate Investors LLC.

In addition, the directors assessed the risk of group companies rclated to the company requesting settlement ol the balances
due to them. Based on this review the directors have concluded that there exists no material uncertainty as regards to the
company having sufficient resources to continue in operational existence for the foreseeable future and have therefore
prepared the financial statements on a going concern hasis.

Post balance sheet events
There are no significant post balance sheet events.
COVID-19

On January 30, 2020, the World I1ealth Organisation (*WHO") declared the coronavirus (COVID-19) a public health
emergency, shortly followed by declaring a Global Pandemic on 11 March 2020, This had an unprecedented impact on
economies and real estatc markets globally, The UK Government response to this being te initiatc various emergency
measures to protect occupliers and support businesses, such as the introduction of a furlough scheme and the government
moratorium. In addition. the UK Government imposed various lockdowns throughout the year with the introduction of
social distancing requirements and a ban on forcign travel. all of which added further stresses/demands to the cconomy.
Post entering into the third lockdown in late December 2020 the Government put in place a roadmap 1o ease restrictions
which included the roll out of the vaceination plan.

Whilst it is still not possible to fully assess the longer-term impact on specific industries or their constituents at this stage.
the General Pariner believes the Company has a strong balance sheet and the right strategy in place to mitigate against the
worst consequences of the outbreak. The General Partner will continue to monitor the COVID-19 situation closcly and act
accordingly to prolect the interests of investors.
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Directors’ report (continued)

Key performance indicators

No key performance indicators are used due to simoplicity of the business.

Principal risks and uncertainties

The company is reliant on financial support that will be mads available by Pernbroke Grafton Limited Partnership and
Horizon Real Estate Investors LLC. Diirector review considers this risk to not be material.

Directors

The directors of the company who were in office during the year and up to the date of signing of the financial statements
were!

Nicholas Moldon
Sarah Parker

Small company exemptions

‘The Directors’ Report has been prepared taking advantage of the smali companies exemption in accordance with 3415A of
the Companies Act 2006 (the “Act”). The Company has also taken the exemption under 5414B of the Act, and therefore
has not prepared a Strategic Report.

Disclosure of information to the auditors

So fitr as each person who was a director at the date of approving this repart is aware, there is no relevant audit
information, being information needed by the auditors in connection with preparing its report, of which the auditors are
unaware. Each director has taken all the steps that he/she is obliged to take a3 a director in order to make himselfherself
aware of any relevant audit information and to cstablish that the auditors are aware of that information.

The financial statements on pages 8 to 14 were approved by the Board and signed on its behalf by Sarah Parker.

On behaif of the Board:

Ll

Director: Sarah Parker

Date: 27 April 2022
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Statement of directors’ responsibilities in respect of the financial
statements

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

Company law requires the directors to prepare financial statements for each financial year. Under that law the directors
have prepared the financial statements in accordance with United Kingdom Generally Accepted Accounting Practice
(United Kingdom Accounting Standards, comprising FRS 102 “The Financial Reporting Standard applicable in the UK
and Republic of Ireland”, and applicable law).

Under company law, directors iust not approve the financial statements unless they are gatisfied that they give & true and
fair view of the state of affairs of the company and of the profit or loss of the company for that period. In preparing the
financial statements, the directors are required to:

¢  select suitable accounting policies and the apply them consistently;

o state whether applicable United Kingdom Accounting Standards, comprising FRS 102 have been followed,
subject 1o any material departures disclosed and explained in the financial statements;

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

s prepare the financial statements on the going cancern besis unless it is inappropriate to presume that the compeny
wili continue in business.

The directors are also responsible for safeguarding the assets of the company and hence for taking reasonable steps for the
prevention and detection of fraud and other iregularities.

The directors are responsitle for keeping adequate accounting records that are sufficient to show and explain the
company’s tansactions and disclose with reascnable accuracy at any time the financial position of the company and
enable them to ensnre that the financial statements comply with the Companies Act 2006.
Directors’ confirmations
In the case of each director in office at the date the directors’ report is approved:
« 5o far as the director is aware, there {s no relevant audit information of which the company’s auditors are
unaware; and

e they have taken all the steps that they ought to have taken as a director in order to make themselves aware of any
relevant audit information and to establish that the company’s auditors are aware of that information.

On behalf of the Board:

S AL

Director: Samh Parker

Date: 27 April 2022
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Independent auditors’ report to the members
of Pembroke Grafton GP Limited

Report on the audit of the financial statements

Opinion

In our apinion, Pembroke Grafton GP Limited's financial statements:

s giveatrue and fair viewofthe state ofthe company's affairs as at 31 December 2021 and ofitslossforthe yearthenended;

+ have been properyprepared in accordance with United Kingdom Generally Accepted Accounting Practice {United Kingdom Accounting
Standards, comprising FRS 102 “The Financial Reporting Standard applicable in the UK and Republic of Ireland”, and applicable law);
and

« havebeen prepared in accordance with the requirements ofthe Companies Act 2006.

We have audited the financial statements, included within the Report and Financial Statements (the "Annual Report”), which comprise:
Statement of Financial Position as at 31 December 2021; the Statement of Comprehensive Income and the Statement of Changes in Equity
forthe yearthen ended; and the notes to the financial statements, which include a descrptionofthe significant accounting policies.

Basis for opinion

We conducted our auditin accordance with International Standards on Auditing {UK) (*I1SAs (UK)") and ap plicable law. Our responsibilities
under ISAs {UK) are furtherdescribed inthe Auditors’ responsibilities forthe audit of the financial statements sectionof our report. We believe
thatthe auditevidence we haveobtained is sufficient and appropriate to provide a basis for our opinion.

Independence

We remained independent of the company in accordance with the ethical requirements that are relevantto our audit of the financial
statements in the UK, which includes the FRC's Ethical Standard, and we have fulfilled our other ethical respensibilities in accordanece with
these requirements.

Conclusions relating to going concern

Based on the workwe have performed, we have not identified any material uncertainties relatingto events orconditons that, individually or
collectively, may castsignificant doubt on the company's ability to continue as agoing concern for a peried of atleast twelve months from
when the financizl statements are authorised forissue.

In auditing the financial statements, we have conduded that the directors’ use ofthe goingconcem basisof accounting in the preparation
ofthe financial statementsis appropriate.

However, beczause not all future events or conditions can be predicted, this conclusion is not a guarantee as to the company's ability to
continue as agoing concern.

Our responsibilities and th e responsibilities of the directors with respect to g oing concern are described in the relevant sections of this report

Reporting on other information

The other information comprises all of the information in the Annual Report other than the financial statements and our auditors’ report
thereon. Thedirectors are responsible for the otherinformation. Our opinion on the financial statements d oes not coverthe other information
and, accordingly, we do not express an audit opinion or, except to theextent otherwise explicitly stated inthis report, any formofassurance
thereon.
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In connection with our audit of th e financial statements, ourresponsibility iste read the other informationand, in doing so, considerwhether
the other information is materially inconsistent with the financial statements orour knowledge obtained inthe audit, orotherwise appearsto
be materially misstated. Ifwe identify an ap parent material inconsistency or material misstatement, we arerequired to perform procedures
te conclude whetherthere is a material misstatement of the financial statements or a material misstatement of the otherinformation, If, based
on the work we have performed, we conclude that there is a material misstaterrent ofthis other information, we are reguired to report that
fact. We have nothing to report based on these responsibilities.

With respect to the Directors' report, we also considered whether the disclosures required by the UK Companies Act 2006 have been included.

Based on ourworkundertaken in the course ofthe audit, the Companies Act 2006 requires us also to reportcertain opinions and matiers as
described below.

Directors' report

In our opinion, based on the work undertaken in the course of the audit, the inforration given in the Directors' reportfor the year ended
31 December 2021 is cansistent with the financial statements and has been prepared in accordance with ap plicable legal requirements.

In light ofthe knowledge and understanding ofthe company and its environment obtained in the course of the audit, we did notidentify any
material misstatements in the Directors' report.

Responsibilities for the financial statements and the audit

Responsibilities of the directors for the financial statements

As explained mare fullyin the Statement of directors' responsibilities inrespect ofthe financial statements, the directors are responsible for
the preparation ofthe financial statements in accordance with the applicable framework and for being satisfied thatthey give a true and fair
view. The directors are also responsible for such intemal control as they determine is necessary to enable the preparation of financial
statements that are free frommaterial misstatement, whether due to fraud orerror.

In preparing the financial statements, the directors are responsible for assessing the company’s ability to continue as a going concem,
disclosing, as applicable, matters related to goingconcern and using the going concern basis of accounting unless the directors either intend
to liguidate the company or to cease operations, or have no realistic alternative butto do so.

Auditors’ responsibilities for the audit of the financial statements

Our objectives are to obtain reasonable assurance about whether the financial statements as awhole are free from material misstatement,
whether dueto fraud or error, andto issue an auditors’ reportthat includes our opinion. Reasonable assurance is a high levelofassurance,
but is not a guarantee that an audit conducted in accordance with 1ISAs (UK) will always detect a material misstatement when it exists.
Misstatements can arise from fraud orerrorand are considered materialif, individually orin the aggregate, they could reasonably be expected
to influence the economicdecisions of userstaken on the basis ofthesefinancial statements.

Irregularities, including fraud, are instances of non-compliance with laws and regulations. We design procedures in line with our
responsiilities, outlined abave, to detect material misstatements in respect of irregularities, including fraud. The extentto which our
praceduresare capable of detecting iregularnities, in duding fraud, is detailed below.

Based on ourunderstanding ofthe company and industry, we identfied that the principal risks of non-compliance with laws and reg uiatons
related to the Conpanies Act 2006,, and we considered the extent to which non-compliance might have a material effect on the financial
statements. We evaluated management's incentives and opportunities for fraudulent manipulation of the financial statements (including the
risk of overide of controls), and determined that the principal risks were related to posting inappropriate journal entries. Audit procedures
performed by the engagement teamin cluded:

« Discussions with management, including consideration of known or suspected instances of non compliance with laws and regulation and
fraud

« Reviewing relevant Board meeting minutes

+ Identifying and testing joumal entries, in particular any journal entries posted with unusual account combinations and entries posted
containingunusual account descriptions;

« Designing audit procedures to incomorate unpredictability around the n ature, timing or extentofour testing.

Thereare inherent limitations in the audit procedures described abave. We are less likely to become aware of instances of non-compliance
with laws and regulations that are not closely related to events and transactions reflected in the financial staterments. Also, the risk of not

6
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detecting a material misstatement due to fraud is higherthan the risk of not detecting one resulting fromerror, as fraud mayinvolve deliberate
concealment by, for example, forgery orintentional misrepresentations, or through collusion.

A further description of our responsibilities for the audit of the financial statements is located on the FRC's website at:
www.frc.org.uk/auditorsres ponsibilities. This description forms part of our auditors’ report.

Use of this report

This report, including the o pinions, has been prepared for and only for the company's members as a bodyin accordance with Chapter 3 of
Part 16 ofthe Companies Act 2006 and for no other purpose. We d o not, in giving these opinions, acceptor assume responsibility for any
ather purpose or o any other person to whom this report is shown or intc whose hands it may come save where expressly agreed by our
priorconsentin writing.

Other required reporting

Companies Act 2006 exception reporting

Under the Companies Act 2006 we are required to reporttoyouif, in ourgpinion:

+ we have not obtained all the information and explanations we require for ouraudit; or

» adequate accounting records have not been kept by the company, or returns adequate for our audit have not been received frombranches
notvisited by us; or

s certain disclosures of directors’ remunerationspecified by law are not made; or

+ thefinancial statements are notin agreement with the acceunting records and retums.

We have no exceptionsto report arising fromthis responsibility.

Entitlement to exemptions

Underthe Companies Act 2006 we are required to reportto you if, in aur opinion, the directors were not entitled to: take ad vantage of the
small companies exemption from preparing a strategic report. We have no exceptions to report arising from this responsibility.

Jennifer March {Senior Statutory Auditor)

for and onbehafof PricewaterhouseCoopers LLP
Chartered Accountants and Statutory Augitors
London

27 April 2022



" pembroke Grafton GP Limited Report and Financial Statements for the year ended 31 December 2021

Statement of Comprehensive Income
for the year ended 31 December 2021

Administrative expenses
Operating Loss
Lass before Taxation

Tax on loss

Loss for the financial year and total compreltensive expense

The notes on pages §1 1o 14 are an integral part of these financial statements.

Nate

2021

(12,866)

(12.866)

(12,866)

(12,865}

Registered Na. 05608498

2020

(28,015)

{28,015)

(28,015)

(28015)
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Statement of Financial Position

as at 31 December 2021
2021 2020
Note £ £
Current assets

Investments 5 126 126
Trade recaivables [ 2 2
128 128
Trade payables: amounts falling due within one pear 7 {209,755) (196,899)
Net Labilitles ’209‘622! !196;!61!

Capital and reserves
Called wp share capital B 30,0602 30,002
Profit and Joss acconnt (239,629} (226,763)
Total shareholders’ deficit 5209!62 :Z 51961761 )

The notes on pages 11 to 14 are an integral part of these financial statements.

The accounts have been prepared in accordance with the provisions applicable to companies subject to the small
companies regime.

The financial statements on pages 8 1o 14 were approved by the Board and signed on its behatf by:

Sl

Director: Samh Parker
Date: 27 April 2022

Registered number: 05608498
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Pembroke Grafton GP Limited

Statement of Changes in Equity
for the year ended 31 December 2021

At 1 January 2020
Loss for the financial year and total comprehensive expense
At 31 December 2020

L.oss for the financial year and total comprehensive expense

Al 31 December 2021

The notes on pages 11 to 14 are an intcgral part of these financial statements.

Called up
Share
capital

£

30,002

36,002

30,002

Repart and Financial $tatements for the year ended 31 December 2021

Profit
and loss
account

L

(198,748)

(28,015}

(226,763)

(12,866}

(239,629)

Registered No. 05608498

Total
shareholders’
deficif

£

(168,746)

(28.015)

(196.761)

(12.866)

(209,627}
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Notes to the financial statements
for the year ended 31 December 2021

1. Accounting policies

General Information

Pembroke Grafton GP Limited (the “Company™) is a private company. limited by shares, incorporated in England and
Wales. registration number 05608498, The registered office is 7 Albemarle Street. London WIS 4HQ, England, United
Kingdom.

Statement of compliance

The financial statements have been prepared in compliance with United Kingdom Accounting Standards, including
Iinancial Reporting Standard 102, 'The Financial Reporting Standard applicabie in the United Kingdom and the Republic
of Ireland’ ('FRS 102" and the Companies Act 2006,

Basix of preparation
The financial statements have been prepared on a going concern basis, under the historical cost convention. The principal
accounting policies. which have been consistenily applied throughout the year. are set oul below.

Going Concern

The directors assessed the risk of group companies related to the company requesting settlement of the balances due to
them. Based on this review the directors have concluded that there exists no material uncerlainty as regards to the company
having sufficient resources to continue in operational existence for the foreseeable future and have therefore prepared the
financial statements on a poing concern basis.

Significant judgement and key sources of estimation uncertointy
Given the simplicily of the business, there are no significant judgements or sources of estimation uncertainty.

Statement of cash flows
The company has not prepared a statement of cash flows for the year ended 31 December 2021 because there have been nu
cash movements within the year.

Deferred taxation

Deferred tax is recognised in respect of all timing differences that have originated but net reversed at the balance sheet
date where transactions or events have occurred at that date that will result in an obligation to pay more. or a right to pay
less or to receive mare tax, with the following exceptions:

e Delerred tax assets arc recognised only to the extent that the directors consider that it is more likely than not that
there will be sultable taxable profits from which the future reversal of the underlying timing differences can be
deducted.

= Provision is made for tax on gains arising from the revaluation (and similar fair value adjustments) of fixed
assels. and gains on disposal of fixed assets that have been rolled over into replacement assets, only to the extent
that. at the balance sheet date, there is a binding agreement to dispose of the assets concerned. However, no
provision is made where., on the basis ol'all avaiiable cvidence at the balance sheel date, it is more likely than not
that the taxable gain will be rolled over into replacement assets and charged to tax only where the replacement
assels are sold.

Deferred tax is measured on an undiscounted basis at the tax rates that are expected to apply in the periods in which
timing differences reverse, based on tax rates and laws enacted or substantively enacted at the balance sheet date.

Financial instruments
The Company only holds basic financial instruments. which are recognised and measured at cost less provision for
any impairment in accordance with section 11 of FRS 102.

11



) Pembroke Grafton GP Limited Report and Financial Statements for the year ended 31 December 2021 Registered No. 05608498

1. Accounting policies (continued)

Classification of shares as debt or equity
An cquily instrument is a contract that evidences a residual interest in the assets of an entity afier deducting all its
liabilities.

Non-current asset investments
Non-current assct investments are shown at cost less provision for any impairment.

Administrative expenses

Administrative expenses are expensed as incurred and charged to the Statement of Comprehensive Income.

2. Staff costs and directors’ remuneration

There were no staff employed by the company during the year ended 31 December 2021 (2020: none).

The directors have received £nil remuneration in respect of their services 1o the company during the year ended 31
December 2021 (2020: £nil).

3. Operating loss

This is stated after charging of the following adminisirative costs:

2021 2020
£ £
- Statutory audit of financial statements 7,628 7,628
Total auditors’ remuncration 7,628 7.628
4. Fax on loss
(a) Tax on loss
202§ 2020
£ £

UK corporation tax

) Factors affecting current tax charge

The total current tax is higher (2020: higher) than the tax based on the standard rate of corporation tax in the UK of 19%
(2020 — 19%). The difterences arc reconciled below:

12
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4. Tax on loss (continued)

2021 2020

£ £

Loss before taxation (12.866) (28.015)
Loss before taxation multiplied by the standard rate

of corporation tax in the UK of 19% (2019 - 19%) (2.444) (5.323)

Tax losses not carried forward 2,444 5,323

Total tax charge (note 4(a)) )

(c) Factors affecting future tax charges

There are tax losses of £240,009 (2020: £227,143) carried forward as at the end of the year, per the corporate tax rcturn.
There is currently no persuasive and reliable evidence at this time to indicate there will be suitable future accounting
profits from which to set against these losses. conscquently no deferred tax asset has been recognized in respect of these
losses.

5. Investments

£
Cost:
At 1 January 2021 and 2020 126
At 31 December 2021 and 2020 126

The investment relates to a 0.01% holding in the Pembroke Gratflon Limited Partnership. a partnership registered in
England. In accordance with the Partnership Deed dated 16 February 2006, the Company. as General Partner, is entitled to
0.01% of any profits or losses that Pembroke Grafton Limited Partnership makes.

The dircctors believe that the carryving value of the investments is supporled by their underlying net assets.

6. Trade Receivables

2021 2020
£ s
Amounts owed by group undertakings 2 2

i3
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7. Trade Payables: amounts falling due within one year.

Amounts owed to group undertakings

Other creditors

Total Creditors

8. Called up share capital

Authorised

Ordinary shares of £1 each

Allotted, called up and fuily paid

Ordinary shares of £1 cach

9. Contingent liabilities

No contingent liabilities were noted in the financial year.

10. Related party transactions

Repart and Financial Statements for the year ended 31 December 2021

2021

(202,127)

(7,628)

(209.755)

2621

30,100

202§

30,002

Registered No. 05608498

(184,262)

{12,627

(196,889)

2020
¢

30,002

Balances al year end held with related partics i.c. group undertakings, are disclosed in notes 6 and 7 of the financial
statemments. There is no interest applied 1o the inlercompany balances, which are unsecured. They will be settled by funding
tfrom the group’s ultimate parent, however there is no {ixed repayment date. In accordance with exemptions available
under FRS 102 for smali entities, the Company has not disclosed details of transactions and balances with group

undertakings.
11. Post balance sheet events

There are no sipnificant post balance sheet events.

12. Parent undertaking and contrelling party

As at 3] December 2021, the immediale and ultimate parent of the Company is Horizon Real Lstate Investors LLC

("Horizon™). Hotizon is the parent of the smallest group for which consolidated financial statements are drawn up and is

registered in the United States of America. The registered office is 245 Summer Street, F3B. Bosten. MA 02210,

14
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General partner's report

The General Partner presents its report and audited financial statements for Pembroke Grafton Limited Partnership ('the
Partnership’) for the year ended 31 December 2021,

Principal activities

The principal activitics of the business comprise of property investment and the management of commercial property. The
Partnership helds the leaschold title to the property located at 1 Grafton Street in London.

Construction work on this property was completed in 2010. At 31 December 201 1. the asset was classitied in the financial
statcments as an investment property and continues 1o be classified as such. On 21 February 2013 the Partnership was
renamed from HEVAF Grafton Limited Partnership to Pembroke Grafton Limited Partnership.

Pembroke Grafion GP Limited, acting as General Partner, has a legal interest of 0.01% in the Partnership. Pembroke
Grafton Office Sarl. acting as Limited Pariner. has an interest of 99.99% in the Partnership.

The Partnership is registered pursuant to the provisions of The Limited Partnerships Act 1907 and the Companies Act
2006 as applicd to qualitying partnerships.

Results

The profit for the financial year amounted to £19,467.765 (2020: loss of £9,501.706). Net assets at year-end amounted to
£34.587.255 (2020: £32.719,490).

Future developments

The Partnership intends to continue with its current activities for the foreseeable future.

Post balance sheet events

Interest rates

GBP LIBOR as an interest rate benchmark has been phased out; consequently. GBI LIBOR could no longer be used as a
basis for loan and swap arrangements. In line with market practice, the Partnership's loan agreement with Deutsche
Pfandbriefbank AG was amended in January 2022 o an alternative risk-free rate produced by the Bank of England: The
Sterling Overnight Index Average (SONIA). The Partnership's intcrest rate swap was terminated and a new arrangement
with SONIA was agreed. Given other terms on the loan and swap remain unchanged and standard market practice has been
followed, this is not expected to cause a significant impact on the Partnership's 2022 results.

Geopolitical events

Following the escalation of the conflict between Ukraine and Russia in February 2022 and the related economic sanctions
imposed by various governments, the General Partner is actively monitoring the situation and will assess any impact as it
is deemed to arise. The General Partner recognises that the overall impact of the conflict may not yet be apparent and does
not underestimate the inevitable effect it will have on global financial markets, including any potential adverse impact on
the Partnership and its invesiment. As at the date of approval of these financial statements, based on its assessment of the
current situation and information available, the General Partner does not envisage that this will have a material impact on
the Partnership.
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COVID-19

On January 30, 2020, the World Health Organisation ( WHO') declared the coronavirus (COVID-19) a public health
emergency, shorily followed by declaring a Glokal Pandemic on 11 March 2020, This had an unprecedented impact on
economies and real estate markets globally. The UK Government response to this being to initiate various emergency
measures to protect occupiers and support businesses, such as the introduction of a furlough scheme and the government
moratorium. In addition, the UK Government imposed various lockdowns throughout the year with the introduction of
social distancing requirements and a ban on loreign travel, all of which added further stresses/demands to the economy.
Post eniering into the third lockdown in late December 2020 the Government put in place a roadmap to easc restrictions
which included the roll out of the vaccination plan.

Whilst it is still not possible o fully assess the longer-term impact on specific industrics or their constituents a1 this stage.
the General Partner believes the partnership has a strong balance sheet and the right strategy in place to mitigate against
the worst consequences of the outbreak, The General Pariner will continue to monitor the COVID-19 situation closely and
act accordingly to protect the interests of investors.

Principal risks and uncertainties

The Partnership's operations expose it to a variety of financial risks that include interest rate risk, credit risk, valuation risk
and liquidity risk.

Interest rate risk

The Partnership's cxposure to interest rate movements relates primarily to long-term debt obligations. The Partnerships'
Joan agreement with Deutsche Pfandbriefbank AG was refinanced in July 2018, to £43,000,000 for a seven year term. This
loan attracts a variable intcrest rate of 3 months LEBOR plus a 1.35% margin. In order to gain more certainty over future
cash outflows and hence mitigate interest ratc risk, the Partnership has taken cut an interest rate swap with ils lender over
the same period. The Partnership is obliged to pay a nelted interest rate of 1.57% fixed less 3 months LIBOR. on the
principal amount of £34,400,00 i.c. 80% of the loan principal. Cash flows on both the loan and the interest rate swap are
paid quarterly.

Credit risk

Credit risk is the risk that the counterparty witl be unable or unwilling 1o mect a commitment that it has enlered into with
the Partnership, The Partnership’s principal credit risk arises [rom trade receivables, which mostly comprise rents duc from
tenants. In the event of a rent default. the Partnership will suffer a rental shortfall and incur additional costs, including
legal expenses in maintaining, insuring and re-letting the property until a new lenant is securced.

The Partnership controls credit risk by requiring collateral to support accounts receivable; this is usually in the form of'a
security deposit, Tenant rents are payable quarterly in advance, with most tenants paying on or around the due date. There
is a credit control team which actively chases any tenant who does not pay on time and the credit controller then liaises
with the Property Manager regarding any {urther action to be taken.

Credit risk also arises from the other financial assets of the Partnership, which comprise cash and derivative financial
instruments, The Partnership's risk arises from its dependency on these financial assets; and furthermore from the results
of the organizations that provide these financial instruments. All of the Partnership's cash is held al major commercial
banks. The Partnership believes it mitigates its risks by depositing cash in or investing through major financial institutions.
The counterparty for the interest rate swap is the bank providing lending lacilities which mitigates the risk.

Valuation risk

The Partnership also incurs price risk in relation to fluctuations in the fair valuc of its interest rate swap and investment
property, which are categorised as Level 2 and Level 3, respectively. in the fair value hierarchy. The fair valuc of the
interest rate swap is determined by reference to the mark-to-market (MTM) valuation. The fair valuc of investiment
propertics is determined by the investment method of valuation. Whilst the property valuation reflects the external valuer’s
assessment at the valuation date, the General Partner has made certain judgements in considering any fulure uncertainty
around COVID-19 in the real cstate market and as such a range of valuation sensitivitics have been provided for under the
Investment Property note [7].
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General partner's report {(continued)

Liguidity risk

Liquidity risk arises from the Partnership’s management of working capital and the finance charges and principal
repayments on its debt instruments, Tt is the risk that the Partnership will encounter difficulty in meeting its financial
obligations as they fall due. The Partnership's policy is to ensure that it will always have sufficient cash to allow it to meet
its liabilities when they become due.

Disclosure of information to the auditors

So far as the General Partner at the date of approving this report is aware, there is no relevant audit information, being
information needed by the auditors in connection with preparing its report, of which the auditors are unaware. Flaving
made enquiries of the Partership’s auditors, the General Partner has taken all the steps that it is obliged to take as the
general pariner in order to make themselves aware of any relevant andit information and to establish that the auditors are
awure of that information.

Small company exemptions

The Partnership has taken the exemption in accordance with section 414B of the Companies Act 2006 (the “Act”), and
therefore has not prepared a Strategic Report.

On beha!f of the Board of the General Partner, Pembroke Grafton GP Limited:

Lo rl

Drirector Sarah Parker

Date: 27 April 2022
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Statement of general partner’s responsibilities in respect of the financial
statements

The general partner is responsible for preparing the Annual Report and the financial statements in accordance with
applicable law and regulation.

Company Iaw, as epplicd to qualifying parinerships by the Partnerships (Accounts) Regulations 2008 (the “Regulations™),
Tequires the general partoer to prepare financial statements for each fimancial year. Under that law the general partner has
prepared the financial staternents in accordance with United Kingdom Generally Accepted Accounting Practice (United
Kingdom Accounting Standards, comprising FRS 102 “The Fmancial Reporting Standard appliceble in the UK and
Republic of Ireland”, and spplicable law).

Under company law, as applied to qualifying parmerships, 8 general pariner must not approve the financial statements
unless they are satisfied that they give a true and fair view of the state of affairs of the parmership and of the profit or loss
of the parinership for that period. In preparing the financial statements, the general partoer is roquired to:

& select suitable accovmting policies and the apply them consistently;

»  state whether applicable United Kingdom Accounting Standards, comprising FRS 102 have been followed,
subject to any matcrial departures disclosed and explained in the financial statements;

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

e prepare the financial staterments an the poing concern basis urless it is inappropriate to presume that the company
will continue in business.

The general partner is also responsible for safeguarding the assets of the partnership and hence for laking reasonable steps
for the prevention and detection of fraud and other irregularities.

The general partner is responsible for keeping adequate accounting reconds that are sufficient to show and explain the

partnership’s transactions and disclose with reasonsble accuracy at any fime the financial position of the partnership and
etble them to ensure that the financial staternents comply with the Companies Act 2006.

General partner’s confirmations
In the case of each member in office at the date the general partner’s report is approved:
* o far as the director is aware, there is no relevant audit information of which the company’s auditors are
unaware; and

e they have taken all the steps that they ought to have taken as a director in order to make themselves aware of any
relevant audit information and to cstablish that the company’s auditors are awace of that information.

On behalf of the Board of the General Pariner, Pernbroke Graflun GP Limited:

D_PL.

Director; Sarab Parker

Date: 27 April 2022
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Independent auditors’ report to the partners of Pembroke Grafton Limited Partnership for the
year ended 31 December 2021

Report onthe audit of the financial statements

Opinion
In our opinion, Pembroke Grafton Limited Partnership’s financial statements:

« givea true and fair view ofthe state ofthe partnership’s affairs as at 31 December 2021 and ofits profitand
cash flows forthe year then ended;

+ havebeen properlyprepared in accordance with United Kingdem Generally Accepted Accounting Practice (United
Kingdom Accounting Standards, comprising FRS 102 “The Financial Reporting Standard applicable in the UK and
Republic of Ireland”, and applicable law); and

+ have been prepared in accordance with the requirements of the Companies Act 2006 as applied to gualifying
partnerships by the Partnerships (Accounts) Regulations 2008.

We have audited the financial statements, included withinthe Repcrtand Financial Statements (the “Annual Report’),
which comprise: Statement of Financial Position as at 31 December 2021; the Statement ef Comprehensive Income,
the Statement of Cash Flows and the Statement ofChanges in Equity for the year then ended; and the notes to the
financial statements which include adescription ofthe significantaccounting policies.

Basis for opinion

We conducted our auditin accordance with Internationa! Standards on Auditing (UK) (“I1SAs (UK)") and applicable law.
Our responsibilities under ISAs {UK) are further described in the Auditors’ responsibilities for the audit ofthe financial
statements section of our report. We believe thatthe auditevidencewe have obtained is sufficientand appropriate o
provide abasis forouropinion.

Independence

We remained independent ofthe partnership in accordance with the ethicalrequirements that are relevantto cur audit
ofthefinancial statements in the UK, which includes the FRC's Ethical Standard, and we have fulfilled our other ethical
responsihilities in accordance with these requirements.

Conclusions relating to going concern

Based on the wark we have performed, we have not identified any material uncertainties relating to events or
cenditions that, individually ar collectively, may cast significant doubt on the partnership’s abilityto cantinue as a going
concern foraperiod of atleast twelve months fromwhen the financial statements are authorised forissue.

In auditing thefinahcial statements, we have concluded thatthe general partner's use of the going concern basis of
accounting inthe preparation ofthe financial statements is appropriate.

However, because not all future events or conditions can be predicted, this conclusion is not a guarantee as to the
partnership's ability to continue as a going concern.

Our responsibilities and the responsibilities ofthe general partner with respectto going concern aredescribed in the
relevant sections ofthis repart.

Reporting on other information

The ather information comprises all of the information in the Annual Report other than the financial statements and
our auditors' reportthereon. The general partneris responsible for the other information. Our opinion onthefinancial
statements does not cover the other information and, accordingly, we do not express an audit opinion or, except to
the extent otherwise explicitly stated in this report, any formofassurance thereon.
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In connection with our audit ofthe financial statements, our responsibility is to read the other information and, in doing
so, consider whether the other information is materially inconsistent with the financial statements or our knowledge
obtained in the audit, or ctherwise appears to be materially misstated. If we identify an apparent material inconsistency
or material misstatement, we are required to perform procedures to conclude whether there is a material misstatement
of the financial statements or a material misstatement of the other information. If, based on the work we have
performed, we concludethatthere is a materiat misstatement of this other information, we are required to reportthat
fact. We have nothingto reportbased on these responsibifities.

With respect to the General partner's report, we also considered whether the disclosures required by the UK
Companies Act 2006 as applied to qualifying partnerships have been included.

Based on our work undertaken inthe courseofthe audit, the Companies Act 2006 as applied to qualifying partnerships
reguires us also to reportcertain opinionsand matters as described below.

General partner's report

In our opinion, based on the work undertaken in the course ofthe audit, the information given inthe General partners
report for the year ended 31 December 2021 is consistent with the financia! statements and has been prepared in
accordancewith applicable legal requirements.

Inlightafthe knowledge and understanding ofthe partnership and its envimnmentobtained inthe course ofthe audi,
we did notidentify any material misstatemenis in the General partner's report.

Responsibilities for the financial statements and the audit

Responsibilities of the general partner for the financial statements

As explained morefully in the Statement of general partner's responsibilities in respect ofthe financial statements, the
general partner is responsible for the preparation of the financial statements in accordance with the applicable
framewark and for being satisfied thatthey give a true and fair view, The general partner is also responsible for such
internal control as they determine is necessary to enable the preparation of financial statements that are free from
material misstatement, whether due to fraud orerror.

In preparing the financial statements, the general partner is responsible for assessing the partnership’s ability fo
continue as a going concern, disclosing, as applicable, matters related to geing concernand using the going concem
basis of accounting unless the general partner either intends to liquidate the partnership or to cease operations, or
has no realistic alternative but to do so.

Auditors’ responsibilities for the audit of the financial statements

Our chjectives are to obtain reasonable assurance about whether the financial statements as a whole are free from
material misstatement, whether due to fraud orerror, and to issue an auditors’ report that includes cur opinion.
Reasonable assuranceis a high level of assurance, butis nota guarantee that an audit conducted in accordance with
ISAs {UK) will always detect a material misstatement when it exists. Misstatements can arise fromfraud or errorand
are considered material if, individually orin the aggregate, they could reasonably be expected to influence the
economic decisions of users taken on the basis ofthese financial statements.

Irregularities, including fraud, are instances of non-compliance with laws and regulations. We design procedures in
line with our responsibilities, outlined above, to detect material misstatements in respect of irregularities, including
fraud. The extent to which our procedures are capable of detecting irregularities, including fraud, is detailed below.

Based on ourunderstanding ofthe partnership and industry, we identified that the principal risks of non-compliance
with laws and regulations related to non-compliance with the Companies Act 2006, and we considered the extentto
which non-compliance might have a material effect on the financial statements. We evaluated managements
incentives and opportunities for fraud ulent manipulation of the financial statements (including the risk of override of
controls), and determined that the principal risks were related to posting inappropriate journal entries tc revenue or
expenses. Auditprocedures perfarmed by the engagementteam included:
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* Discussions with management, including consideration of known or suspected instances of non compliance with
laws and regulation and fraud

* Reviewing relevant Beard meeting minutes;

* |dentifying and testing jocurnal entries, in particular any journ al entries posted with unusual accountcombin ations
and entries posted containingunusual agccountdescriptions;

*« Designingaudit procedures to incorporate unpredictability around thenature, timing or extentof our testing

There are inherentlimitations in the audit procedures described above. We are less likely to become aware of
instances of non-compliance with laws and regulationsthat are not closely related to events and transactions reflectsd
in the financial statements. Also, the risk of not detecting a material misstatement due to fraud is higherthan the risk
of not detecting one resulting from error, as fraud may involve deliberate concealment by, for example, forgery or
intentional misrepresentations, orthrough collusion.

A further descripticn of our responsisilties forthe auditofthe financial statements is located on the FRC's website at:
www.frc.org.uk/auditorsresponsigilities. This description forms partofour auditors'repaort.

Use of this report

This report, including the opinions, has been prepared forand only for the partners of the qualifying partnership as a
body in accordance with the Companies Act 2006 as applied to qualifying partnerships hy the Partnerships (Accounts)
Regulations 2008 and for no otherpurpose. We do not, in giving these opinions, acceptorassume responsibility for
any otherpurposeorto any ather person to whomthis reportis shown or into whosehands it may come save where
expressly agreed by ourpriorconsentin writing.

Other required reporting

Companies Act 2006 exception reporting
Underthe Companies Act 2006 as applied to qualifying partnerships we are required to reportto you if, in our opinion:

* we havenotobtained all theinformation and explanations werequire forcuraudit; or

¢+ adequate accounting records have not been kept by the partnership, or returns adequate for our audit have not
been received frombranches notvisited by us; or

» cerlain disclosures ofgeneral partner's remuneration specified by law are not made; or

« the financial statements are notin agreementwith the accounting records and returns.

We have no exceptions to report arising from this responsibility.

Entitlement to exemptions

Underthe Companies Act 2006 as applied to qualifying partnerships we are required to reportto youif, in our opinion,
the general partner was notentitled to: prepare financial statements in accordan ce with the small companies regime;
and take advantzge of the small companies exemption from preparing astrategic report. We have no exceptionsto
repertarising fromthis responsibility.

Jennifer March (Senior Statutory Auditor)

For and on behalf of PricewaterhouseCoopersLLP
Chartered Accountants and Statutory Auditors
London

27 April 2022
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Statement of Comprehensive Income
for the year ended 31 December 2021

2021 2020
£ £
Note
Revenue 3 3,433,991 3,663,264
Cosis {855,172) (1,260,474)
Gross profit 2,578,819 2,405,790
(ain / (Loss) on Revaluation of investment properties 7 16.168,275 {9,619,405)
Operating Income / (Loss) 18,747,094 (7,216,615)
Finance Costs (1,197,125) {1,227,783)
Gain / {(Loss) on Revaluation of 6
intcrest rate swap 1,917,796 {1,057.308)
Profit / {(Loss) before Tax 19 467,765 (9,501,706
Taxation - -
{’mﬁr /(Loss) for the financial year and total comprehensive 1 19,467,765 (9.501,706)
income / (expense)

Note: Revenue arises from continuing operations.

The notes on pages 13 (o 20 arc an integral part of the [inancial statements.
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Statement of Financial Position

as at 31 December 2021
2020 2020
Note £ £
Non-current assets
Investment property 7 95,042,270 76,728,750
95,042,270 76,728,750
Current assels
Trade Receivables 8 1,526,898 1,637,070
Cash 2,812,457 2,030,478
4,639,355 3,667,548
Current Lichilities: amounts falling due within one year 9 (1,033,523) (1,698,470)
Net current assets/(labilities) 3,605,832 1.960.078
Total assets lexy current Habilities 98,648,102 78,657,828
Non-Current Liabilities: 10 (44,060,847) (45.978,338)
amounts falling dee after more than one year
54,587,255 32,719,490
——————
Financed by
Purtners’ capital accounts 11 4,274,026 1,874,026
Partoers' current sccounts 11 50,313,220 30,845,464
Partners’ capital 54,587,255 32,719,490
... -} p——— e ——

The notes on pages 13 to 20 are an integral part of the financial statements. The accounts have been prepared in
accordance with the provisions applicable to companics subject to the small companies regime.

The financial statéments on pages 9 to 20 were approved by the General Partner, Pembroke Grafton GP Limited and
signed on its behaif by:

A

Director: Sarzh Parker
Date: 27 April 2022

Registered number: LPO10987
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Statement of Changes in Equity
for the year ended 31 December 2021

Partners'

capital

accounts

£

At ] January 2020 2,830,309
Loss for the financial year and total comprehensive expense -
Partner capital repaid {1,056,283)
At 31 December 2020 1.874,026
Profit for the financial year and total comprehensive expense -
Partner capital received 2,400,000
At 31 December 2021 4,274,026

The notes on pages 13 to 20 are an integral part of the financial statements,

'

Partners
current
accounts
£

40,347,170

(9,501,706)

30,845,464

19,467,765

50,313,229

Registered No: LPO10987

Total
Partners’
capital
£

43,277,479
(9,501,706)

(1,056,283)

32,719.490
16,467,765

2,400,000

54.587.255

11
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Statement of Cash Flows
for the year ended 31 December 2021

Cash flow from operating activities
Net cash generated from operating activities

Cash flow from investing activities

Construction in progress

Net cash used in investing activities

Cash flow from financing activities
Interest paid

Partner capital received
/ {repaid)

Net cash generated from / (used in)
financing activities

Net increase/(decrease) in caslt and cash equivalents

Cash and cash equivalents at the beginning of the year

Cash and cash equivalents at the end of the year

The notes on pages 13 to 20 are an integral part of the financial statements.

Note

13(1}

2021

1.659.587

1,659,587

(2,145.245}

(2.145,245)

{1.132,363)

2,400.000

1,267.637

781,979

2,030,478

2,812,457

Registered No: LP010987

2020

3,418,135

3,418,135

{209,945}

209,945)

(1,171,649)

{1.056,283)

(2,227.932)

980,258
1,050,220

2,030,478

12
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Notes to the financial statements
for the year ended 31 December 2021

1. Accounting policies

General information
Pembroke Grafton Limited Partnership (the “Partnership™) is a limited partnership incorporated in England and Wales,
registration number [L.POT0987. The registered office is 7 Albemarle Street, London, W1S 411Q, United Kingdom,

Statement of compliance

The financial statements of Pembroke Grafton Limited Partnership have been prepared in compliance with United
Kingdom Accounting Standards, including Financial Reporting Standard 102, 'The Financial Reporting Standard
applicable in the United Kingdom and the Republic of Treland' ('FRS 1027 and the Companies Act 20006, as it applies 1o
qualifying partnerships by the Partnership (Accounts) Regulations 2008,

Buasis of preparation

The {inancial statements have been prepared on a poing concern: basis, under the historical cost convention, as modified by
the recognition ol ceriain assets and liabilities measured at fair value. The principal accounting policies, which have been
consistently applied throughout the year, are set out below.

Going concern

The partnership will continue to generate rental income and the General Partner has the view that the partnership and the
group will continue in operation for the foresceable future; accordingly, these financial statements have been prepared on a
going concern basis.

Revenue recognition

Rental income from operating lcases is recognised in the profit or loss on a straight-line basis over the lease term. Leasc
incentives are allocated on a straight-line basis over the lease term. Service charge and other operating income is
recognised in the profit or 1oss on a straight-line basis over the given specified period.

Lessor accounting

The units of the investment property are leased 1o retail, office and residential tenants with fixed lerms, with all leases
calegorised as operating leases i.c. where the lessor retains substantially all the risks and rewards of ownership. Rental
income from operating leascs is charged to the profit and loss account on a straight-line basis over the period of the Iease.
Lease incentives are allocated on a siraight-line basis over the lease term. Initial direct costs incurred in nepotiating and
arranging an operating lease as a lessor are rccognised as a deferred assel are amortized over the lease term on the same
basis as the Icase income.

Investment properties

An investment property is a property held by the owner to earn rentals or for capital appreciation or both.

The Partnership's investment property 1s measured at fair value at each reporting date, with changes in fair value
recognised in the profit or loss, The valuation of the investment property as at December 31 2021 was performed by CBRE
as an independent external valuer. who were commissioned by Pembroke Real Estate LLC, the investment advisor to the
Partncrship (the "Advisor").

CBRI: used the investment method of valuation, capitalising the income streams produced by the property using
capitalisation ratcs derived from transactions of comparable properties in the market. The valuation was produced as per
the Royal Institute of Chartered Surveyor’s *Red Book’, which comprises the statutory regulations and market ‘best
practices” for professionals providing Market Valuations or real estale asscls within the UK.

Cash
Cash at bank and in hand comprise of cash and cash on deposit with banks, which are held in restricted and unrestricted
accoults.

13
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1. Accounting policies (continued)

Taxation
No taxation is provided as the tax liabilities on the Partnership's profit are liabilitics of the partners and not of the
Partnership.

Carrying amount of debt and capitalization of loan issue costs

Dcbt instruments. such as bank loans, arc stated at their net proceeds (1.e. after deduction of amortized loan issue costs).
Loan arrangement {ees are capitalized against the loan to which they relate in line with FRS 102, [ssue costs are amortized
over the life of the instrument.

Derivative instruments

In accordance with Section 12 of FRS 102, the Partnership's interest rate swap is classified as a financial asset or liability
at fair value through profit or loss. Any gains or losses arising from changes in fair value on the derivative during the year
arc taken directly to the profit and loss account. The Partnership does not currently apply hedge accounting for this
derivative. The fair value of the Partnership’s interest rate swap is determined quarterly by reference to the mark-to-market
(MTM) valuation; the year end valuation was obtained from a financial institution.

Significant accounting judgements, estimates and assumptions

The preparation of the Partnership’s {inancial statements requires management to make judgements, cstimates and
assumptions that affect the reported amounts of revenues. expenses, assets and liabilities. at the reporting date. However,
uncerlainty about these assumptions and estimates could result in outcomes that could require a material adjustment to the
carrying amount of the asset or liability affected in future periods.

Investment properties are valued by using the investment method which involves applying capitalisation yields to current
and estimated future rental streams net of income voids arising from vacancies or rent-free periods and associated running
costs. These capitalisation yields and rental values are based on comparable property and leasing transactions in the
market. using the valuers” professional judgment and market observation. Other factors considered in the valuations
include the tenure of the property. tenancy details and ground and structural cenditions.

Derivative financial instruments arc valued using valuation techniques commonly used by market participants. These
consist of discounted cash flows which typically incorporate market data, principally interest rates, basis spreads, and
counterparty credit.

2. Financial risks

Interest rate risk

The Partnership's exposure to interest rate mevements relates primarily to long-term debt obligations. The Partnerships’
loan agreement with Deutsche Pfandbriefbank AG was refinanced in July 2018. to £43,000.000 for a seven-year term. This
loan aftracts & variable interest rate of 3 months LIBOR plus a 1.35% margin. [n order to gain more certainty over future
cash outflows and hence mitigate interest rate risk, the Parinership has taken out an interest rate swap with its lender over
the same period. The Partnership is obliped 1o pay a netted interest rate of 1.565% fixed less 3 months 1.IBOR, on the
principal amount of £34,400.000 i.c.. 80% of the loan principal. Cash flows on both the loan and the inleresl rale swap are
paid quarterly.

Credit risk

Credit risk is the risk that the counterparty will be unable or unwilling to meet a commitment that il has entered into with
the Partnership. The Partnership’s principal credit risk ariscs from trade receivables which comprise rents due from
tenants. In the cvent of a rent default the Partnership will suffer & rental shortfall and incur additional costs, including lcgal
cxpenses, in maintaining, insuring and re-lctting the property until a new tenant is secured.

The Partnership controls credit risk by requiring collateral to support accounts receivable; this is usually in the form of'a
sceurity depesit. Tenant rents are payablie quarterly in advance, with most tenants paying on or around the due date. There
is a credit control team which actively chases any tenant who does not pay on time and the credit controller then liaises
with the Properly Manager regarding any {urther action to be taken.

14
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1. Financial risks (continued)

Credit risk also arises from the other financial assets of the Partnership. which comprise cash and derivative {inancial
instruments. The Partnership’s risk ariscs from its dependency on these financial assets; and furthermore, from the resuits
of the organizations that provide these financial instruments. All of the Partnership’s cash is held at major commercial
banks. The Partnership believes it mitigates its risks by depositing cash in or investing through major financial institutions.
The counterparty for the interest rate swap is the bank providing lending facilitics which mitigates the risk.

Valuation risk

The Partnership also incurs price risk in relation to fluctuations in the fair value of its interest rate swap and investment
property, which are cateporised as Level 2 and Level 3, respectively, in the fair valuc hierarchy. The fair value of the
interest rate swap is determined by reference to the mark-to-market (MTM) valuation. The fair value of investment
properties Is determined by the mvestment method of valuation, It is required o classify fair value measurements using a
fair valuc hierarchy that reflects the significance of the inputs used in making the measurements. The fair value hicrarchy
has the following levels:

i) Quoted prices (unadjusted) in active markets tor identical assets or liabilities (level 1)

i) Inputs other than quoted prices included within level 1 that are observable for the asset or liability, either
directly {as prices) or indirectly (derived from prices) (level 2); and

iii) Inputs for the asset or liability that are not based on observable market data (unobservable inputs) (level 3).

Ligquidity risk

Liquidity risk atises from the Partnership’s management of working capital and the finance charges and principal
repayments on its debt instruments. It is the risk that the Partnership will encounter difficulty in meeting its {inancial
obligations as they fall duc. The Partnership's policy is 10 ensure that it will always have sufficient cash (o allow it to meet
its liabilities when they become due.

3. Revenue

2021 2020
£ £
Rental income 3,057,231 3.121.118
Service charge income 376,760 542 145
3,433,991 3,663,264
4. Operating loss

This is stated after charging
2021 2020
£ £
- For the statutory audit of the financial statements 28473 29223
Total auditors’ remuneration 28,473 29223

15
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5. Staff costs

The Partnership had ne employees during the year ended 31 December 2021 (2020 none).

6. Finance costs

2621 2020

£ £

Finance costs on bank loans 1,128,743 1,159,401
Amortization of loan issue costs 68,382 68,382
1,197,125 1,227,783

7. Investment property
2021 2020
£ £
Valuation as at 1 January 76,728,750 86,138.210
Additions 2,145245 209,945
i 9 61¢

Loss on revaluation 16,168 275 (9.619,405)
Valuation as at 31 December 95,042,270 76,728,750

P ——i

The fair value of the investment property as al 31 December 2021 is £95.042,270 (2020: £76.728.750). The historical cost
of the investment property is £42.55%.872.

The table below shows the results of Management's evaluation of the sensitivity of the fair value of the investment
property at 31 December to changes in unobservable inputs to a reasonabic alternative:

2021 Change in fair value
Fair value Unobservable input +25bps +50bps
£m £m £m
Investment property 95.0 Lquivalent Yield (5.8) (10.9}

Note: Figures rounded to the nearest £000,000.

These amounts are not an estimate or a forecast of the impaci of COVID-19 on the Company's property vatue. The
analysis is desigred solely to provide an indication of the impact of certain changes to the Company's property value.

8. Trade receivables

2021 2020

£ F

Amounts owed by group undertakings 270.852 250,093
Tenant deposits 795,205 863,282
Trade receivables 9,197 368,504
Prepayments and accrued income 71,116 25.780
Unamortized lease incentives 680,528 129,409
1,826,898 1,637,070
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9. Current liabilities: amounts falling due within one year

2021 2020
£ £
Other trade pavables 126,139 110,342
Accruals and deferred income (698,760 1,375,884
Interest payable on bank loans 208,624 212244
1,033,523 1,689,470
10. Non-current liabilities: amounts falling due after more than one year
Due withm Dnee within Due after Due after

/-2 vears 2-5 years more than 5 years more than 3 years
Instalments Non-Instalments
2020
Rank loans less issue costs 42.693.199
Mark-to-market of the
swap 2,421,543
Tenant deposits 863,596
2021
Bank loans less issue cosls 42,761,581
Mark-to-market of the 503.747
swap
Tenant deposits 795519
2021 2020
£ £
Bank loans 43,000,000 43,000,000
Less. 1ssue cosis 238.419) (306,801)
Mark-to-market of the swap 503,747 2,421,543
['enant deposits payable 795,519 863.596
44,060,847 45978,338

On 28th June 2013 the Partnership cntered into a loan agreement (the “Agreement”™) with Deutsche Pfandbriefbank AG for
£38.500.000. This loan atiracled interest at 3 months LIBOR plus 2.20% margin. The loan was refinanced in July 2018, to
£43,000.000 for a seven-year term. This loan atiracts a variable interest rate of 3 months LIBOR plus a 1.35% margin.
Interest accrued is paid quarterly on 23rd January, 23rd April, 23rd July and 23rd October in each year.

Debt issuance costs of £478,676 have been capitalized and are amortized over the period of 7 years: the current net book
value is £238,419 (2020: £323,897).

The bank loan is secured by a charge over the investnient property. The general pariner considers that the carrying value of
the loan approximales its fair value.
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11. Partners' accounts

Partners' Capital accounts

At 1 January 2021

At 31 December 2021

Partners’ Current accounts

At 1 January 2021
Profit for the financial year

At 31 December 2021

12. Related parties

Report and Financial Statements for the year ended 31 December 2021

FPembroke Grafion

Pembroke Grafion GP

Registered No: LPO10387

Office Sard Limited fotal

£ £ £

1,873.900 126 1,874,026

4,273,900 126 4274026

Pembroke Grafton Pembroke Grafion GP Total
Office Sarl Limited o

£ £ £

30.843.874 1,590 30,845,464

19,466,762 1,003 19,467,765

50,310,636 2,593 50,313,229

Balances at ycar cnd held with related parties i.e. group undertakings. are disclosed in note 8 of the financial statements.
There is no interest applicd to the intercompany balances, which are unsecured. They will be settled by funding from the
group’s ultimate parent, however there is no fixed repayment date. In accordance with exemptions available under FRS

102 for small entities. the Partnership has not disclosed details of transactions and balances with group undertakings.

13. Notes to statement of cash flows

(1} Reconciliation of gross profit to net cash generated [rom operating activitics

Gross Profit

Increase /{Decrease} in amertized lease incentives

Decrease in trade and other receivables

Increase/ (Deercase} in trade and other pavables

2021

h
2,578 819

(551,119)
361,291

(729,404)

1,659,587

2020

£
2,402,790

102,102
335612

577,631

3,418,135
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13. Notes to statement of cash flows (continued)

(2) Analysis of changes in net debt

Report and Financial Statements for the year ended 31 December 2021

Registered No: LPO10987

At 31 December

At ] January 2021 Cash flows  Non-cash changes 2021

£ £ L £
Cash 2,030,478 781,979 - 2,812,457
ank loans (43,000,000) - - (43.000.000)
Interest Rate Swap MTM (2.421,543) - 1.917,796 (503,747
Total (43.391,065) 781,978 1,917.796 (40,691.289)

14. Ultimate parent undertaking and controlling party

The Partnership’s ultimate parent and controlling party is Horizon Real Estate Investors L1C (“Horizon™). which has
direct ownership of the Partnership's general partner, Pembroke Grafton GP Limited and the Partnership's limited partner.
Pembroke Grafton Office Sarl. Horizon is the parent of the smallest proup for which consolidated financial statements are
drawn up and is registered in the United States of America. The registered office is 245 Summer Street. F3B, Boston, MA
02210,

15. Operating leases

The following table sets out the future minimum leasc payments under non-cancellable operating leases duc.

Eater than 1 year and

in GRP
{All amounts in GBP) less than 5 years

Within 1 year Later than 5 years Total

2021 1,907,499

10,703,606

15,612,821

28,223,926

2020 2.303.658

2,158,713

1,065,667

5,528,038

There was no contingent rent recognized as income in 2021 (2020: £nil); all income is fixed.

The units of the investment property arc leased to retail. office and residential tenants; all charges are fixed amounts and
the majority of lenants are charged on a guarterly basis.

16. Post balance sheet events

Interest rates

GBP-LIBOR as an interest rate benchmark has been phased out; consequently. GBP LIBOR could no longer be used as a
basis for loan and swap arrangements. In line with market practice, the Partnership's loan agreement with Deutsche
Pfandbriefbank AG was amended in January 2022 to an alternative risk-free rate produced by the Bank of England: the
Sterling Overnight index Average (SONTA). The Parlnership's interest rate swap was terminated and a new arrangement
with SONIA was agreed.

Given other terms on the loan and swap remain unchanged and standard market practice has been followed, this is not
expected to cause a significant impact on the Partnership's 2022 results.
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Geopolitical events

Following the escalation of the conflict between Ukraine and Russia in February 2022 and the related economic sanctions
imposcd by various governments, the General Partner is actively monitoring the situation and will assess any impact as it
is decmed to arise. The General Partner recognises that the overall impact of the conflict may not yet be apparent and docs
not underestimate the inevitable effect it will have on global financial markets, including any potential adverse impact on
the Partnership and its investment. As at the date of approval of these financial statements, based on its assessment of the
current siteation and information available, the General Partner does not envisage that this will have a material impact on
the Partnership.
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