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Investment Objective
the investment objective of the Aviva investors Property trust (the 
“trust”) is to obtain optimum returns compatible with security 
via income and capital appreciation primarily through investment 
in certain kinds of real property, property related securities, 
government and other public securities and units in collective 
investment schemes.

Investment Approach
in order to achieve its objective the trust will primarily invest in:

•   approved immovables which will, initially, be properties within the 
United Kingdom but the Manager may, in due course, consider it 
appropriate to invest in real property in other countries permitted 
by the regulations. the trust may invest up to 100% of its 
property in approved immovables but will typically invest no more 
than 90% of its property in this way;

•  transferable securities, with an emphasis on property-related 
securities. the trust may hold up to 100% of its property in 
transferable securities but will typically hold not more than 30% in 
property company shares;

•  government and other public securities to the extent permitted by 
the regulations; and

•  units in regulated and unregulated collective investment schemes, 
each to the extent permitted by the regulations.

the trust also has maximum flexibility to invest in such other 
investments which the Manager deems appropriate, including 
money-market instruments, derivatives and forward transactions, 
deposits and gold, but subject always to the regulations.

Full details of the investment Approach can be found in the 
Prospectus.

It is the Trust’s normal investment strategy to hold around 10-15% 
of its assets in cash or liquid securities (e.g. listed real estate equities), 
however at times of significant cash inflows or outflows this figure 
can vary.

As at 31 May 2014, the trust has around 78% of its assets in direct 
real estate.

Risk Profile
the trust’s investment portfolio is exposed to market price 
fluctuations. Property valuations are a matter of the independent 
valuer’s opinion rather than fact. the trust is exposed to cash flow/
liquidity risk and, in line with standard industry practice for valuing 
dual priced funds, can switch between a bid price basis and an offer 
price basis and vice versa. Where funds are invested in property, 
investors may not be able to switch or cash in their investment 
when they want to because property in the trust may not always 
be readily saleable. if this is the case we may suspend dealing in the 
trust. 

interest rate risk is managed by ensuring that cash deposits mature 
within a relatively short period.

there are no material overseas investments so there is no exposure 
to foreign exchange risk. the yield from a property may be affected 
by tenant failure and/or the demand/supply dynamics of local 
occupier markets.

Total Performance
During the 12-month period under review, the Trust produced 
a positive total return (after the deduction of charges and non-
recoverable expenses) of 14.77%1.

the returns from the three main components of the trust (before 
charges and non-recoverable expenses) held throughout the period 
under review were as follows:
 
Direct property: 13.2%2 (investment Property Databank (iPD) 
Balanced Monthly index Funds 15.3%2)

Cash instruments/money held on deposit: 0.42%3 

listed real estate securities 24.26%4

FUnD MAnAGer’s rePort
For the year ended 31 May 2014
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Trust Profile and Portfolio Review
the total assets of the trust as at 31 May 2014 were £1,643.9m 
including accumulated income (£1,429.2m as at 31 May 2013)4. 

the asset split was 78.3% in direct property (61 properties), 5.2% in 
listed securities and 16.5% in cash4.

As at the end of May 2014, the asset split within the direct property 
portfolio as compared with the iPD Balanced Monthly index Funds 
benchmark (shown in brackets) was offices 27% (31.1%), retail 
48.6% (42.2%), industrial 10.3% (20.4%) and other 14.1% 
(6.3%)2. However, we very much structure the trust on a risk reward 
basis which is represented by three key investment/risk themes that 
are currently in the portfolio which together aim to deliver a stable 
and diversified returns to our investors. We prefer to think of the 
trust’s assets in this way, rather than simply by headline sector which 
does not really look at the risks and opportunities they afford.

the three key themes are;
Theme 1: Inflation-linked or fixed increase assets
Around 25% of the trust’s property portfolio is invested in retail 
prices index (RPI)-linked or fixed-increase assets. These assets should 
provide us with annual increases in rent that require very low levels 
of active management. Property is a resource-intensive asset class 
meaning that resources need to be allocated carefully. this theme 
is the least risky and gives us an ability to focus on the rest of the 
portfolio and drive returns from there.

Theme 2: Core assets
our core portfolio of assets is the bread and butter of the trust. 
About 50% of the trust’s property portfolio is allocated to these 
types of assets with the aim of producing solid risk-adjusted returns. 
these assets are mainly actively managed at various points in our 
asset-management cycle. We expect these assets to be saleable at 
levels close to their risk-adjusted valuation, if not slightly above.

Theme 3: Value add assets
the remaining 25% of the trust’s property portfolio is allocated to 
what we would term ‘value add’. this is the portion of the portfolio 
where we expect our outperformance to come from. these are 
assets we probably couldn’t sell today for at or above their worth. 
However, the market is increasingly paying more for these types 
of assets with supply running so far behind demand. the key to 
delivering returns from this element of the trust is through active 
asset management initiatives such as refurbishments.

the trust sold six properties over the period under review for a total 
of just over £96m and completed four acquisitions for a total of 
just over £66m. in June 2013, the trust completed the sale of an 
office property located in Bristol and an industrial property located 
in Manchester. the trust also purchased some additional retail 
units adjacent to an existing asset (st Georges shopping Centre) in 
Preston. the purchase will provide the trust with increased flexibility 
with ongoing asset management work at the property. the trust 
sold an office property in edinburgh in July and three high street 
retail properties, two in september and one in october. During 
november the trust completed the acquisition of an office property 
located in edinburgh for just over £15.4m, which is let to tesco 
Personal Finance. so far during 2014, the trust has completed two 
purchases; an office property located on the fringe of the City of 
london and a retail warehouse property, let to B&Q and located 
in the West Midlands. the purchase prices for the properties were 
£29.5m and £19.6m respectively.

the sales and acquisitions over the period reflect the trust’s strategy 
to crystalise positive gain, achieved through successful completion 
of active asset management initiatives, and invest in both existing 
assets and new assets where we feel the risk adjusted returns will 
be greater. in addition to the investment activity the trust continues 
to focus on value-add to the existing portfolio, through active asset 
management initiatives. indeed, the trust’s portfolio has seen a 
continuing improvement in occupier activity over the review period 
and, whilst a uniform occupier recovery is not being seen just yet, 
we’re starting to see much improvement in some markets that is 
feeding through to rental growth. 

Below are a few examples of asset management initiatives during 
the period under review

•  Completion of a substantial refurbishment at the Trust’s industrial 
holding in Croydon. the refurbishment works were described 
by local agents as best in class for the Croydon area. two of the 
three units have been let at rents ahead of estimated rental value, 
contributing to a capital value increase of circa £820,000. the last 
unit was placed under offer, following the period under review, 
again for a rent above estimated rental value

•  Completion of the last remaining unit at the Trust’s industrial 
property in eastleigh. the eastleigh market had not experienced 
rental growth for a number of years, with rents around £6.25psf. 
through the property’s business plan our asset management team 
identified a refurbishment opportunity in order to reposition the 
property to meet the demand for good quality refurbished stock. 
the refurbishment meant that the trust was able to increase the 
rent by 12% to £7.00psf. 

•  In the regional office portfolio the Trust has successfully let the 
eighth floor at Colmore row, Birmingham achieving £21.50psf. 
the property has benefited from a market value increase of over 
16% over the 12 month period.

•  Further progress is also being made on the refurbishment/
repositioning of the Corn exchange in central Manchester into a 
destination dining venue. the trust achieved planning consent in 
october 2013 and interest from potential occupiers has been very 
encouraging, with a number looking at the centre as their first 
move from london to regional markets.

•  In the leisure portfolio the Trust has successfully extended the 
lease on its Marriott Hotel at the omni leisure complex in 
edinburgh to 50 years. in addition to the extended lease the 
tenant has taken additional space; resulting in £850,000 of 
additional value being generated and a further £680,000 of rental 
income ahead of estimated rental value (erv).

The amount of un-let (void) accommodation as at 31 May 2014 
stood at 14.7%, above the 8.1% for the benchmark iPD Balanced 
Monthly index2. Whilst this is higher than benchmark, it is 
important to understand that a significant element of these voids 
is “strategic”. In other words, the space is taken-back proactively 
to allow value-enhancement asset management to take place. A 
good example of this is the trust’s asset on soho square in Central 
London, where a large amount of space was taken-back over the 
quarter. this property will be refurbished and the trust expects to 
achieve rents 15-20% higher than the current estimated rental 
value as a result.

FUnD MAnAGer’s rePort (ContinUeD)
For the year ended 31 May 2014
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Trust Profile and Portfolio Review (continued)
Without taking this space back (and increasing the trust’s void) this 
active management would not be possible. the trust also has a 
number of lettings currently under offer, or in solicitor’s hands, that 
are expected to complete over months which will further reduce 
the void to a rate that we expect to be below the benchmark. For 
example, removing the above “strategic” voids from the analysis, 
and any voids which are currently under offer, reduces the overall 
portfolio-level void to under 7%.

our portfolio of listed real estate securities remains focused on the 
large liquid UK quoted real estate investment trusts (reits) that has 
the ability to deliver a reliable and attractive income stream from 
high-quality real estate portfolios. Our two largest positions are in 
British land and land securities which together represent over half 
of the portfolio by value. British land offers an attractive dividend 
yield of around 4.1% with a 4.4% discount to net asset value. land 
securities similarly trades currently at a 3.1% discount to net asset 
value while paying a 3.1% dividend yield. 

Both British land and land securities own, develop and manage 
high quality buildings in locations across the UK, seeking the best 
opportunities for growth in both rents and capital values. We feel 
that the development pipelines of both companies show significant 
upside in a sector with some attractive fundamentals. other 
companies in the reit portfolio include Great Portland estates and 
Hammerson. Over the near term our approach for an open-ended 
(and principally direct property) trust has remained selective and 
opportunistic. the UK Ftse® ePrA/nAreit UK index showed a 
return of 20.50% for the twelve-month period to the end of May, 
compared to 24.26%4 for the trust’s listed assets.

Economic background for UK real estate
over the year to 31 May 2014 the iPD UK Balanced Monthly index 
Funds, the trust’s benchmark for the direct property portfolio, 
recorded a total return of 15.3%2. this compares with an 8.86%4 
total return from UK equities (Ftse® All-share Index) and a -0.69%4 
total return from UK Gilts (FT 5-15 Years Gilt Index). 

2013 proved to be a turning point for UK real estate as the iPD UK 
Monthly Property Index delivered a double-digit return for the first 
time in three years. the domestic economic backdrop has remained 
supportive throughout the period under review. UK Gross Domestic 
Product grew 0.8 per cent in the first quarter of 2014, or 3.1 per 
cent year-on-year. Inflation has fallen for seven successive months 
and has been below the Bank of england’s 2.0 per cent target for 
four months. After the longest decline in inflation since 1992, the 
Bank of england appears in no hurry to raise interest rates.

The IPD UK Monthly Property Index returned 15.3 per cent year-on-
year in May, up from 14.3 per cent in April. this was the sixteenth 
consecutive monthly increase. the office sector was strongest, led 
by central london, but the industrial sector has now almost caught 
up. retail sector returns have trailed but are also now positive.

Property market transactions have been strong since the second 
half of last year and show little sign of slowing. Annual volumes 
are typically around £30bn-£35bn whilst Q4 last year saw well over 
£20bn traded in three months, indicating the appetite for property. 
transactions have returned to more normal levels in the first quarter 
of this year with figures from Propertydata.com recording 447 
transactions worth £9.7bn. UK institutions continue to become 
more acquisitive while overseas investors remain the most active 
market participants.

the lending environment has improved with the latest Bank of 
england’s Credit Conditions survey pointing to another increase in 
availability of real estate debt. According to the March 2014 survey, 
demand for commercial real estate debt is expected to rise sharply 
in coming months.

Whilst the economic data continues to improve the occupational 
market remained more mixed. there were definitely areas of 
winners and losers with some markets seeing strong recovery, and 
early indications of rental growth. others continue to suffer, with 
increasing vacancy levels and limited tenant demand. Broadly-
speaking, the trust’s portfolio has seen a continuing improvement in 
occupier activity over recent weeks (please see asset management 
examples above).

in general, real estate remains attractively priced relative to other 
income-producing assets. We expect capital growth to remain 
strong in the near term.

Prospects for UK Real Estate
Please note that the below reflects our general views on the market 
and individual sectors. We remain convinced that a bottom-up 
approach rather than a macro-driven strategy is right in the current 
economic climate, and therefore asset-level conditions may well be 
different to those described here.

the UK commercial property market continues to improve and looks 
set to improve further going in to the second half of 2014 and in to 
2015. 

investor demand is spreading beyond prime assets in london to 
more regional parts of the UK. We believe this trend will continue. 
indeed, we are forecasting that on a risk adjusted basis central 
london looks relatively unappealing compared to regional markets 
over the medium term. We also believe that the majority of returns 
will continue to be generated though the individual properties 
and therefore our investment process will continue to place the 
emphasis on owning the right assets with the right risk/reward 
profile for the portfolio. For now, yield compression is the major 
driver of the turnaround and the near term is likely to see this trend 
continue, especially in higher-yielding parts of the market.

Retail
in the retail sector the labour market remains among the most 
positive parts of the economy and continues to support retail 
activity. the Central london market remains the star performer 
in the UK retail sector driven in large part by increased numbers 
of overseas visitors. retailer demand for space remains extremely 
strong, especially for prime pitches, and rents are advancing 
rapidly. Away from Central london, conditions are more muted but 
generally improving. 

Offices
Q1 was another robust quarter for the Central london office market 
with trend levels of take-up and declining availability. Leasing 
activity was particularly strong in some of the smaller sub-markets 
such as Midtown and southbank, continuing a trend of recent 
quarters. there are growing signs that the improvement in the 
economic backdrop is feeding through to occupier conditions in 
the major regional markets too. Take-up is generally on an upward 
trend and with development levels extremely muted, availability is 
moving lower. rents overall appear to have stabilised though some 
centres are seeing uplift for prime assets. rental growth is likely to 
broaden out slowly over the coming quarters.

FUnD MAnAGer’s rePort (ContinUeD)
For the year ended 31 May 2014



FUnD MAnAGer’s rePort (ContinUeD)
For the year ended 31 May 2014

Prospects for UK Real Estate (continued)
Industrial
the manufacturing sector was one of the slowest parts of the UK 
economy to resume meaningful growth but recent quarters have 
brought signs that it has finally turned a corner and that sustainable 
growth has resumed. improvement has been widespread by 
size band and by geography. Availability is declining and though 
purpose-built schemes remain most prominent, there are signs 
of a modest pickup in speculative development. rental growth 
has returned to the sector though the pace of growth remains 
modest overall.

in summary we expect the recovery in UK real estate to continue 
in the period ahead. our view is that the economic recovery has 
become self-sustaining and that real estate occupier markets 
will continue to strengthen from here, a factor that is especially 
positive for medium-term return prospects. In the near term, yield 
compression looks set to continue to generate above-trend returns 
though rising gilt yields are likely in time to erode the value case 
for prime assets. improvements in economic conditions, investor 
confidence and lending conditions are all especially beneficial for 
regional markets and these are likely to perform particularly well 
over the medium term.

We have slightly raised our forecast for 2014 All Property total 
returns to 17 per cent up from 15 per cent*.

July 2014

Any opinions expressed are those of the fund manager. they should not be 
viewed as a guarantee of return from an investment in the trust. the content 
of the commentary should not be viewed as a recommendation to invest. Past 
performance is not a guide to the future. investors should be aware that the value 
of an investment and any income from it may go down as well as up and the 
investor may not get back the original amount invested. 

1  source: lipper for investment Management (performance calculated on a bid to 
bid basis, net income reinvested) as at 31 May 2014 (unit 1 inc).

2  source: investment Property Databank (iPD) as at 31 May 2014.
3  source: Aviva investors 31 May 2014. Cash means money available to meet 

fund cashflow requirements. It excludes cash or cash-equivalent instruments 
which could not be accessed within the settlement period required to meet unit 
redemptions.

4 source: Aviva investors as at 31 May 2014.

*  the forecast return figures which are stated in this report may or may not be 
achieved. the forecasts are based on internal business plan models and are 
provided for information purposes only. the value of an investment can go down 
as well as up and there is no guarantee that the forecast returns will be achieved.

Material Portfolio Changes

Property Related Securities Sales

there were no sales during the year.

Property Related Securities Purchases

Urban and Civic

British land

st. Modwen Properties

Direct Property Sales

1 Quarter Mile, 15 lauriston Place, edinburgh

Merlin Park, 310 Barton Dock road, trafford Park, Manchester

100 temple street, Bristol

32/38 north street, 40/44 ship street, Brighton

MFi, laira Bridge road, Plymouth

139/139A north end, Croydon 

Direct Property Purchases

21 New Street & 6-7 Cock Hill, London

B&Q Warehouse, Brandon Way, Coventry 

interpoint, 22 Haymarket Yards, edinburgh 

st George's shopping Centre, Preston

avivainvestors.co.uk6 Aviva investors Property trust
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PerForMAnCe reCorD

The Aviva Investors Property Trust is a Non-UCITS Retail Scheme, 
in accordance with the classifications of the Collective investment 
schemes sourcebook of the Financial Conduct Authority. Class 1 
income units were first offered on 2 september 1991 at an offer 
price of 80.84p per unit. Class 1 accumulation units were first 
offered on 1 november 2003 at an offer price of 129.00p per unit. 
Classes 2 and 4 (income and accumulation units) were first offered 
on 10 December 2012 at an offer price of 100.00p. Class 5 income 
units were first offered on 15 november 2013 at an offer price of 
100.00p per unit.

Net Asset Value – Income Units

Unit As at Net asset value* 
£000

Units 
in issue

Pence
per unit

Class 1 31.05.12 906,354 859,242,623 105.48

31.05.13 688,351 672,286,320 102.39

31.05.14 612,027 561,396,809 109.02

Class 2 31.05.13 62,437 65,812,674 94.87

31.05.14 341,225 337,741,211 101.03

Class 4 31.05.13 141 148,756 94.82

31.05.14 47 46,568 100.90

Class 5 31.05.14 1 573 104.51

* valued at bid market prices.

Net Asset Value – Accumulation Units

Unit As at Net asset value* 
£000

Units
in issue

Pence
per unit

Class 1 31.05.12 791,891 578,756,167 136.82

31.05.13 667,614 480,598,878 138.91

31.05.14 530,218 349,195,150 151.84

Class 2 31.05.13 10,551 10,926,648 96.56

31.05.14 160,301 151,090,173 106.10

Class 4 31.05.13 102 105,987 96.47

31.05.14 87 81,906 105.73

* valued at bid market prices.

Unit Price Record – Income Units

Unit Calendar
year

Highest offer
price (p)*

Lowest bid
price (p)**

Class 1 2009 116.13 91.98

2010 116.84 102.90

2011 117.97 104.49

2012 111.49 101.77

2013 116.71 100.96

2014*** 121.13 110.61

Class 2 2012† 100.00 94.29

2013 103.04 93.61

2014*** 107.17 102.55

Class 4 2012† 100.00 94.28

2013 108.05 93.54

2014*** 112.37 102.41

Class 5 2013†† 106.67 98.91

2014*** 110.97 106.16

* these prices include revenue and initial charge.
** these prices include revenue.
*** Up to 31 May 2014.
† From 10 December 2012 (date of launch).
†† From 15 november 2013 (date of launch).

Unit Price Record – Accumulation Units

Unit Calendar
year

Highest offer
price (p)*

Lowest bid
price (p)**

Class 1 2009 136.75 111.05

2010 146.80 126.89

2011 150.17 133.38

2012 145.10 135.93

2013 160.16 135.83

2014*** 166.29 151.79

Class 2 2012† 100.00 94.29

2013 106.36 94.28

2014*** 110.66 105.85

Class 4 2012† 100.00 94.29

2013 111.41 94.26

2014*** 115.79 105.59

* these prices include revenue and initial charge.
** these prices include revenue.
*** Up to 31 May 2014.
† From 10 December 2012 (date of launch).
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PerForMAnCe reCorD (ContinUeD)

Ongoing Charges Figure

Unit OCF*
31.05.14

PER**
31.05.14

Class 1 1.37% 0.65%

Class 2 0.74% 0.65%

Class 4 1.02% 0.65%

Class 5 0.67% 0.65%

* the ongoing Charges Figure (oCF) is calculated as the ratio of the total ongoing 
charges to the average net asset value of the trust over the year. the oCF is made 
up of the Annual Management Charge and other operating costs deducted from 
the assets of the trust during the year, except for those payments that are explicitly 
excluded (performance fees). the oCF includes transaction charges which were 
excluded from the total expense ratio (ter) calculations provided previously.
** the Property expense ratio (Per) reflects any additional costs associated 
with the day-to-day operation of the direct property assets and is presented as a 
percentage of the average net value of the trust over the year.

Revenue Record – Income Units

the revenue record table below shows the net distribution rates per 
calendar year on a payment date basis for an investment made on 
2 January 2009 for Class 1, 10 December 2012 for Classes 2 and 4 
and 15 november 2013 for Class 5.

Unit Calendar
year

Net revenue 
per unit (p)

Per £1,000 
invested (£)

Class 1 2009 5.0085 43.51

2010 3.3488 29.09

2011 2.9684 25.79

2012 2.9595 25.71

2013 3.0921 26.86

2014* 2.8295 24.58

Class 2 2012** n/A n/A

2013 1.6899 16.90

2014* 3.1341 31.34

Class 4 2012** n/A n/A

2013 1.6904 16.90

2014* 3.1403 31.40

Class 5 2013*** n/A n/A

2014* 1.9885 19.88

* Up to 31 July 2014 (the final distribution payment date).
** From 10 December 2012 (date of launch).
*** From 15 november 2013 (date of launch).

Revenue Record – Accumulation Units

the revenue record table below shows the net distribution rates per 
calendar year on a payment date basis for an investment made on 
2 January 2009 for Class 1 and 10 December 2012 for Classes 2 
and 4.

Unit Calendar
year

Net revenue 
per unit (p)

Per £1,000 
invested (£)

Class 1 2009 5.8406 43.08

2010 4.0785 30.08

2011 3.7280 27.50

2012 3.8170 28.16

2013 4.0984 30.23

2014* 3.8621 28.49

Class 2 2012** n/A n/A

2013 1.7021 17.02

2014* 3.2192 32.19

Class 4 2012** n/A n/A

2013 1.6101 16.10

2014* 2.9614 29.61

* Up to 31 July 2014 (the final distribution payment date).
** From 10 December 2012 (date of launch).
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Holding or nominal value Market value £000 Total net assets %

  Property Related Assets (4.75%; 2013 4.35%)  

3,492,460  British land 25,006 1.52

162,490  Derwent london 4,447 0.27

761,716  Great Portland estates 5,001 0.30

1,367,995  Hammerson 8,228 0.50

2,931,831  Hansteen 3,155 0.19

1,602,811  land securities 17,182 1.05

1,880,000  londonmetric Property 2,737 0.17

1,475,000  Max Property 2,345 0.14

1,358,565  safestore 2,816 0.17

1,892,738  segro 6,926 0.42

1,063,797  st. Modwen Properties 3,941 0.24

1,750,000  Urban and Civic 4,288 0.26

  Total property related assets 86,072 5.23

  Direct Properties (81.22%; 2013 86.86%)  

  Market values up to £64,000,000

  Development land, Dyce Drive, Aberdeen

  35 Argyle street, Glasgow

  Beech House, 551 Avebury Boulevard, Milton Keynes

  stryker House, Hambridge road, newbury

  Premier Percussion House, Blaby road, Wigston, leicester

  Unit 4A Dennis Way, slyfield industrial estate, Guildford

  Barrasford House, Wollaton street, nottingham

  11 Broadmoor road, southmarston Business Park, swindon

  198 & 200-201 High Street, 20 Waterbeer Street, Exeter

  Gaolgate shopping Centre, stafford

  90 & 92 Queen street, Cardiff

  stanstead road industrial est, Goodward road, eastleigh

  Cross Point, Coventry

  Units A & B, teliske industrial estate, treliske, truro

  victoria road, south ruislip, london

  Alfreds Way industrial estate, Alfreds Way, Barking

  orbital 7, orbital Park, Cannock

  Castle Bromwich Business Park, Birmingham

  Beddington industrial estate, Beddington lane, Croydon

  Kew retail Park, southport

  32 Dover street, london, W1

  Aberdeen Business Park, Aberdeen

  Boyatt Wood industrial estate, Goodward road, eastleigh

  leisure Complex, exchange street, Aylesbury

  Dorking Business Park, station road, Dorking

  specialist vehicles ltd, slyfield industrial estate, Dennis Way, Guildford

  Great Western Arcade, Colmore row, Birmingham

  10-46 & 53-63 Cornwall St, 135/47 & 152/58 Armada Way, Plymouth

  Corn exchange, Manchester

  interpoint, 22 Haymarket Yards, edinburgh

  1-31 King Edward St, 39-55 Jameson St, 2-50 Paragon St, Kingston-Upon-Hull

  Burlington road retail Park, new Malden

  Malmaison Hotel, 49, 51 & 53 Queen’s road, Aberdeen

PortFolio stAteMent
As at 31 May 2014
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Holding or nominal value Market value £000 Total net assets %

PortFolio stAteMent (ContinUeD)
As at 31 May 2014

  Direct Properties (81.22%; 2013 86.86%) (continued)  

  london road retail Park, london road, Maidstone

  Knaves Beech industrial estate, High Wycombe

  Units D & e Knaves Beech, High Wycombe

  City Park, Watchmead, Welwyn Garden City

  Guiseley retail Park, leeds

  Longus House, 40 - 48 Eastgate Street, Chester

  Jurys inn Hotel, south shore road, Gateshead, tyne and Wear

  B&Q Warehouse, Brandon Way, Coventry

  Cheetham Hill retail Park, Cheetham Hill, Manchester

  visteon Headquarters, endeavour Drive, Basildon

  Birstall Shopping Park, 17.5% co-ownership stake, Birstall, Leeds

  instore Distribution Facility, trident Business Park, neptune Way, Huddersfield

  ty Glass shopping Park, Cardiff

  the Pavilion Centre, Brighton

  Debenhams store, Queens Buildings, Queens Way, southampton

  21 New Street & 6-7 Cock Hill, London

  Waterside House, Waterside Park, longshot lane, Bracknell

  123 st vincent street, Glasgow

  the Precinct, Coventry

  Broadway Plaza, Fiveways, Birmingham

  Academy House, 161/7 oxford st & 36 Poland st, london, W1

  Guildhall shopping Centre, exeter

  Colmore Gate, 2-6 Colmore Row, Birmingham

  lombardy retail Park, Hayes

  tesco superstore, Carina road, Kettering Business Park

  Total market values up to £64,000,000 1,054,845 64.17

  Market values over £64,000,000

  20 soho square, london, W1

  omni Centre, Greenside Place, edinburgh

  st George’s shopping Centre, Preston 

  Total market values over £64,000,000 236,750 14.40

  Total direct properties 1,291,595 78.57

  Adjustments for lease incentives (5,258) (0.32)

  Total direct properties after adjustments 1,286,337 78.25

  Portfolio of investments 1,372,409 83.48

  Net other assets 271,497 16.52

  Net assets 1,643,906 100.00

the comparative figures are as at 31 May 2013.
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stAteMent oF MAnAGer’s AnD trUstee’s 
resPonsiBilities

the Collective investment schemes sourcebook of the Financial 
Conduct Authority requires the Manager to prepare financial 
statements for each annual accounting period, which give a true 
and fair view of the financial position of the trust as at the end 
of the year, and of the net revenue and the net gains or losses on 
the property of the trust for the year then ended. in preparing the 
financial statements, the Manager is required to:

•  comply with the disclosure requirements of the Statement of 
recommended Practice relating to Authorised Funds and the trust 
Deed; and

•  keep proper accounting records which enable it to demonstrate 
that the financial statements prepared comply with the above 
requirements.

the Manager is responsible for the management of the trust in 
accordance with its trust Deed, Prospectus and the regulations.

the trustee is responsible for safeguarding the property of the trust, 
and must take reasonable care to ensure that the trust is managed 
by the Manager in compliance with the regulations, the provision 
of the trust Deed and Prospectus.

the Manager and trustee are responsible for taking reasonable 
steps for the prevention and detection of fraud and other 
irregularities.

trUstee’s rePort to tHe UnitHolDers

the trustee is responsible for safeguarding the property of 
the trust and, in fulfilling our obligations under the Collective 
investment schemes sourcebook of the Financial Conduct 
Authority, having made due enquiries of the Manager and having 
carried out checks and monitoring procedures, it is the opinion 
of Citibank international Plc as trustee of the trust, to the best of 
our knowledge and belief, that in all respects the Manager has 
managed the trust during the accounting period to 31 May 2014:

•  in accordance with the limitations imposed on the investment 
and borrowing powers of the Manager and the trustee by the 
trust Deed, by the Prospectus and by all regulations being in 
force under section 243 of the Financial services and Markets Act 
2000; and

•  otherwise in accordance with the provisions of the Prospectus and 
those regulations.

Citibank international Plc
london
2 september 2014

DireCtor’s stAteMent

We hereby approve the report and Financial statements of Aviva 
investors Property trust for the year ended 31 May 2014 on behalf 
of Aviva investors UK Fund services limited in accordance with the 
requirements of the Collective investment schemes sourcebook of 
the Financial Conduct Authority.

t orton    i Buckle
Director    Director

Aviva investors UK Fund services limited
london
2 september 2014
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We confirm that we have valued the immovables of Aviva investors 
Property trust as at 31 May 2014 in accordance with the regulations 
and the statements of Asset valuation and Guidance notes 
published by the royal institution of Chartered surveyors. the 
reported figure represents the sum of the open market values of 
those individual immovables.

each property is inspected by us at the time of purchase and 
subsequently at least once each year. We are of the opinion that, 
as at 31 May 2014, the aggregate of the open market value of the 
immovables of Aviva investors Property trust was £1,291,595,000.

the valuation of each immovable is considered individually and 
excludes any additional value which might arise by the aggregation 
of the entire portfolio or a group of properties for sale to one 
purchaser. no allowance has been made for any expenses of 
realisation or for any liability for taxation which might arise on 
disposal.

Knight Frank llP
Chartered surveyors, london
2 september 2014

vAlUer’s rePort to tHe UnitHolDers
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inDePenDent AUDitor’s rePort to tHe UnitHolDers 
oF tHe AvivA investors ProPertY trUst

Report on the financial statements 

Our opinion
in our opinion the financial statements, defined below:

•  give a true and fair view of the financial position of the Trust as at 
31 May 2014 and of the net revenue and the net capital gains of 
the scheme property of the trust for the year then ended; and 

•  have been properly prepared in accordance with United Kingdom 
Generally Accepted Accounting Practice, the statement of 
recommended Practice for Authorised Funds, the Collective 
investment schemes sourcebook and the trust Deed.

this opinion is to be read in the context of what we say in the 
remainder of this report.

What we have audited
the financial statements of Aviva investors Property trust (the 
“trust”), which are prepared by Aviva investors UK Fund services 
limited (the “Authorised Fund Manager”), comprise:

• the balance sheet of the Trust as at 31 May 2014;

• the statement of total return of the Trust for the year then ended;

•  the statement of change in net assets attributable to unitholders 
of the trust for the year then ended;

•  the statement of cashflow for the year then ended;

•  the notes to the Trust’s financial statements, which include a 
summary of significant accounting policies and other explanatory 
information; and

• the distribution tables

the financial reporting framework that has been applied in their 
preparation is applicable law and United Kingdom Accounting 
standards (United Kingdom Generally Accepted Accounting 
Practice), the statement of recommended Practice ‘Financial 
statements of Authorised Funds’ issued by the investment 
Management Association (the “statement of recommended 
Practice for Authorised Funds”), the Collective investment schemes 
sourcebook and the trust Deed.

in applying the financial reporting framework, the Authorised 
Fund Manager has made a number of subjective judgements, for 
example in respect of significant accounting estimates. in making 
such estimates, they have made assumptions and considered future 
events.

What an audit of financial statements involves 
We conducted our audit in accordance with international standards 
on Auditing (UK and ireland) (“isAs (UK & ireland)”). An audit 
involves obtaining evidence about the amounts and disclosures 
in the financial statements sufficient to give reasonable assurance 
that the financial statements are free from material misstatement, 
whether caused by fraud or error. this includes an assessment of: 

•  whether the accounting policies are appropriate to the Trust’s 
circumstances and have been consistently applied and adequately 
disclosed;

•  the reasonableness of significant accounting estimates made by 
the Authorised Fund Manager; and 

•  the overall presentation of the financial statements. 

In addition, we read all the financial and non-financial information 
in the Annual report to identify material inconsistencies with the 
audited financial statements and to identify any information that is 
apparently materially incorrect based on, or materially inconsistent 
with, the knowledge acquired by us in the course of performing the 
audit. if we become aware of any apparent material misstatements 
or inconsistencies we consider the implications for our report.

Opinions on matters prescribed by the 
Collective Investment Schemes sourcebook

in our opinion:

•  we have obtained all the information and explanations we 
consider necessary for the purposes of the audit; and

•  the information given in the Authorised Fund Manager’s Report 
for the financial year for which the financial statements are 
prepared is consistent with the financial statements.

Other matters on which we are required to 
report by exception

Propriety of accounting records and information and 
explanations received
Under the Collective investment schemes sourcebook we are 
required to report to you if, in our opinion:

•  proper accounting records have not been kept; or

•  the financial statements are not in agreement with the accounting 
records and returns.

We have no exceptions to report arising from this responsibility.
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inDePenDent AUDitor’s rePort to tHe UnitHolDers 
oF tHe AvivA investors ProPertY trUst (ContinUeD)

Responsibilities for the financial statements 
and the audit

Our responsibilities and those of the Authorised Fund 
Manager
As explained more fully in the Authorised Fund Manager’s 
responsibilities statement set out on page 11, the Authorised 
Fund Manager is responsible for the preparation of the financial 
statements and for being satisfied that they give a true and fair 
view.

our responsibility is to audit and express an opinion on the financial 
statements in accordance with applicable law and isAs (UK & 
ireland). those standards require us to comply with the Auditing 
Practices Board’s ethical standards for Auditors. 

this report, including the opinions, has been prepared for and only 
for the trust’s unitholders as a body in accordance with paragraph 
4.5.12 of the Collective investment schemes sourcebook and for no 
other purpose.  

We do not, in giving these opinions, accept or assume responsibility 
for any other purpose or to any other person to whom this report 
is shown or into whose hands it may come save where expressly 
agreed by our prior consent in writing.

PricewaterhouseCoopers llP
Chartered Accountants and statutory Auditors
london
2 september 2014

a)  the maintenance and integrity of the Aviva investors Property trust website is 
the responsibility of the Fund Manager; the work carried out by the auditors 
does not involve consideration of these matters and, accordingly, the auditors 
accept no responsibility for any changes that may have occurred to the financial 
statements since they were initially presented on the website.

b)  legislation in the United Kingdom governing the preparation and dissemination 
of financial statements may differ from legislation in other jurisdictions.



avivainvestors.co.uk 15Annual report and Financial statements for the year ended 31 May 2014

Year ended
31.05.14

Year ended
31.05.13

Notes £000 £000 £000 £000

income

     net capital gains/(losses) 4 87,800 (38,318)

   revenue 5 83,081 93,319 

expenses 6 (31,987) (34,060)

net revenue before taxation 51,094 59,259 

taxation 7 (9,314) (11,792)

net revenue after taxation 41,780 47,467 

Total return before distributions 129,580 9,149 

Finance costs: Distributions 8 (41,332) (47,043)

Change in net assets attributable to unitholders 
from investment activities 88,248 (37,894)

stAteMent oF CHAnGe in net Assets AttriBUtABle 
to UnitHolDers
For the year ended 31 May 2014

Year ended
31.05.14 

Year ended
31.05.13 

£000 £000 £000 £000

Opening net assets attributable to unitholders 1,429,196 1,698,245 

Movement due to issue and cancellation of units:

Amounts receivable on issue of units 138,987 1,061 

less: Amounts payable on cancellation of units (29,514) (251,517)

109,473 (250,456)

stamp duty reserve tax (1,407) (1,830)

Change in net assets attributable to unitholders from investment 
activities (see above) 88,248 (37,894)

retained distribution on accumulation units 18,358 21,130 

Unclaimed distribution monies 38 1 

Closing net assets attributable to unitholders 1,643,906 1,429,196 

stAteMent oF totAl retUrn
For the year ended 31 May 2014
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As at
31.05.14 

As at
31.05.13 

Notes £000 £000 £000 £000

ASSETS

investment assets 1,372,409 1,297,118 

Debtors 9 23,241 14,655

Cash and bank balances 10 289,349 158,892 

total other assets 312,590 173,547

Total assets 1,684,999 1,470,665

LIABILITIES

Creditors 11 (26,359) (29,344)

Distribution payable on income units (14,734) (12,125)

Total liabilities (41,093) (41,469)

Net assets attributable to unitholders 1,643,906 1,429,196 

BAlAnCe sHeet
As at 31 May 2014
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Year ended
31.05.14 

Year ended
31.05.13 

Notes £000 £000 £000 £000

net cash inflow from operating activities 17 51,690  54,551 

Servicing of finance 

Distributions paid (21,915)  (25,804) 

Taxation

taxation paid (10,554)  (11,683) 

Financial investments

Purchases of investments (74,367)  (9,220) 

sales of investments 98,631  284,419 

Capital expenditure (11,816)  (12,611) 

12,448 262,588

Financing

stamp duty reserve tax (1,406)  (1,830) 

Unclaimed distributions 38 –

Amounts received on issue of units 129,659 1,108

Amounts paid on cancellation of units (29,503)  (255,486) 

98,788  (256,208) 

Increase in cash in the year 130,457  23,444 

Net cash at the start of the year 158,892  135,448 

Net cash at the end of the year 289,349  158,892 

   
  

CAsHFloW stAteMent
For the year ended 31 May 2014
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1 Accounting policies
Basis of accounting
the financial statements have been prepared under the historical 
cost basis, as modified by the revaluation of investments, and in 
accordance with the Prospectus, applicable law in the UK, United 
Kingdom Accounting standards (United Kingdom Generally Accepted 
Accounting Practice) and with the statement of recommended 
Practice relating to Authorised Funds issued by the investment 
Management Association (iMA) in october 2010 (sorP 2010).

Unit Classes
the trust has two types of unit class: retail units (classes 1 and 
4) and institutional units (classes 2 and 5). each unit class bears 
different charges and consequently the level of revenue allocated 
to each unit class will differ. each unit class consists of both 
accumulation and income units, with the exception of class 5 which 
consists of income units only.

Recognition of revenue
rental revenue, deposit interest, and other revenue are all 
accounted for on the accruals basis. Dividends are accounted for 
when the investment is quoted ex-dividend. Interest arising on fixed 
interest stocks is accounted for on an effective yield basis. ordinary 
scrip dividends are treated as revenue and are included in the 
distribution. 

the cost of any up front lease incentives offered is recognised as 
a reduction in rental revenue and allocated over the shorter of the 
lease term or the period until the first rent review date. Any amount 
reported in the balance sheet as ‘accrued rent receivable’ is also 
deducted from the fair value of the properties.

service charge revenue and expenses are included in rental revenue 
and other property operating expenses respectively.

Basis of valuation of investments
(a)  The property-related assets of the Trust have been valued at 

bid-market value at midday on the last business day of the 
accounting year.

(b)  Direct properties have been valued at open market value on 
the last business day of the accounting year by an independent 
valuer, who holds a recognised and relevant professional 
qualification and who has recent experience in the location and 
category of the investment property being valued. Movements 
in the open market value are recognised in the statement of 
total return. An adjustment is made to the open market value 
of the direct properties to take account of any ‘accrued rent 
receivable’ reported in the balance sheet in connection with 
up front lease incentives. For the year ended 31 May 2014, 
the open market value of the properties has been reduced by 
£5,258,000 (2013: £6,465,000).

Property purchases and sales
Property purchases and sales are recognised on completion of the 
purchase or sale.

Exchange rates
Assets and liabilities held in foreign currencies are translated at 
the rate ruling on the last business day of the accounting period. 
revenue and expenditure items are translated at the rate ruling at 
the date of the transaction.

Taxation and deferred taxation
Provision for Corporation tax is based at the current rate, as 
appropriate, on the excess of taxable revenue over allowable 
expenses and takes into account taxation deferred because of 
timing differences between the treatment of certain items for 
taxation and accounting purposes. Deferred taxation is provided 
for using the liability method on all timing differences expected to 
be realised by the Company, calculated at the rate at which it is 
anticipated the timing differences will reverse. Deferred tax assets 
are recognised only when, on the basis of available evidence, it is 
more likely than not that there will be taxable profits in the future 
against which the deferred tax asset can be offset.

Any capital allowances used to reduce the corporation tax liability 
and any deferred tax calculated in relation to the capital allowances 
are recorded in capital.

Cashflow statement
in accordance with the requirements of Frs1 (revised) and the iMA 
sorP 2010, a cashflow statement has been provided.

2 Distribution policies
Distribution policy
During the accounting year ended 31 May 2014 the trust was at no 
time more than 60% invested in qualifying investments and so has 
proposed a dividend distribution. Details of the distribution per unit 
are set out in the tables on pages 27 and 28.

Treatment of management expenses
All expenses, except those relating to the purchase and sale of 
investments and stamp duty reserve tax are charged against revenue 
on an accruals basis.

Treatment of development and acquisition expenses
in accordance with generally accepted accounting practice in the 
UK, development and acquisition expenses have been treated as 
costs of purchasing investments and are accordingly treated as 
capital.

notes to tHe FinAnCiAl stAteMents
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3 Financial instruments
the trust’s financial instruments comprise investment properties, 
securities, bank balances, deposits and debtors and creditors that 
arise directly from its operations, for example, in respect of sales and 
purchases awaiting settlement, amounts receivable for issues and 
payable for cancellations, and debtors for accrued revenue.

the trust has exposure to a number of different risks to varying 
degrees. the main risks it faces from its financial instruments and 
the Manager’s policies for managing these risks are summarised 
below:

a) Market Risk
the trust’s investment portfolio is exposed to market price 
fluctuations, which are monitored by the Manager in accordance 
with the investment objective and policy. Property valuations 
are a matter of the independent valuer’s opinion rather than 
fact. Adherence to investment guidelines and the investment 
and borrowing powers set out in the trust Deed and Collective 
investment scheme sourcebook regulations mitigates the risk of 
excessive exposure to any particular type of security or issuer. the 
trust’s investments are listed in the portfolio statement.

b) Liquidity Risk
the trust is exposed to cashflow/liquidity risk and, in line with 
standard industry practice for valuing dual priced funds, can switch 
between a bid price basis and an offer price basis. Where funds are 
invested in property, investors may not be able to switch or cash in 
their investment when they want because property in the trust may 
not always be readily saleable. if this is the case the Manager may 
suspend dealing in the trust.

c) Interest Rate Risk
interest rate risk is managed by maintaining a balanced portfolio 
with due consideration to interest rate risk and redemption profiles. 
interest rate risk is also managed by ensuring that cash deposits 
mature within a relatively short period. the interest rate risk profile 
of the trust’s financial assets is detailed in the table on page 25.

d) Yield Risk
in terms of yields available from investments in direct property 
if sufficient revenues are not generated to meet the operating 
expenses from the properties there is a risk that the trust’s revenue 
can be affected. the yield from the property may be affected by 
tenant failure or availability of supply in the sector or microlocation. 
Similarly should expenditure be required which is non-recoverable 
from the tenant due to default or because a property is void, this 
will also impact on the yield.

risk to yields as a result of tenant failure or default is managed by 
targeting a property portfolio broadly spread across sectors and 
across the regions of the UK and with a large and diverse tenant 
profile.

e) Foreign Currency Risk
there are no material overseas investments so there is no exposure 
to foreign exchange risk.

numerical disclosures in relation to these risks are set out in note 15 
of the financial statements. Further information on the investment 
portfolio is set out in the investment report and the portfolio 
statement.

notes to tHe FinAnCiAl stAteMents (ContinUeD)
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notes to tHe FinAnCiAl stAteMents (ContinUeD)

4 Net capital gains/(losses)

Year ended
31.05.14

Year ended
31.05.13

£000 £000

the net gains/(losses) on investments during the year comprise:

Direct properties 74,011 (50,857)

expenses relating to the purchases and sale of investments (1) – 

Property related securities 13,790 12,539 

Net capital gains/(losses) 87,800 (38,318)

5 Revenue

Year ended
31.05.14

Year ended
31.05.13

£000 £000

Bank and deposit interest 781 789

Property income distributions 1,239 1,521

rental revenue 79,872 90,544

stock dividends 1,118 200

UK dividends 71 265

Total revenue 83,081 93,319 



6 Expenses

Year ended
31.05.14

Year ended
31.05.13

£000 £000

Payable to the Manager, associates of the Manager and agents of either of them:

Manager's periodic charge 17,362 20,043 

registration fees 1,500 1,611 

18,862 21,654 

Payable to the Trustee, associates of the Trustee and agents of either of them:

trustee's fees 36 41 

safe custody fee 2 1 

38 42 

Other expenses:  

Audit fee 43 28 

Abortive purchase costs 12 – 

Bad debts written off 2,600 701 

Head rent 799 813 

insurance 227 226 

lease incentives 1,371 590 

Maintenance costs 182 345 

Marketing costs 100 95 

Non-recoverable expenses (986) 254 

Printing and postage expenses 16 6 

Professional fees 1,834 2,834 

statement fees 48 57

valuer's fees 168 189 

void rates 2,985 2,691 

void service charge costs 3,688 3,535 

13,087 12,364  

Total expenses 31,987 34,060  

notes to tHe FinAnCiAl stAteMents (ContinUeD)
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7 Taxation
a Analysis of tax charge in the year

Year ended
31.05.14

Year ended
31.05.13

£000 £000

Corporation tax 9,431 11,468 

Total current tax for the year (see note 7.b) 9,431 11,468 

Deferred tax (117) 324 

Total deferred tax for the year (see note 7.c) (117) 324 

Total tax charge 9,314 11,792 

b Factors affecting current tax charge
the tax assessed for the year is lower than (2013: lower than) the standard rate of corporation tax in the UK for an Authorised investment 
trust (20%) (2013: 20%).

the differences are explained below:

Year ended
31.05.14

Year ended
31.05.13

£000 £000

Net revenue before taxation 51,094  59,259 

Corporation tax at 20% 10,219  11,852 

Effects of:

Adjustments re capital allowance claimed (854) (790)

expenses not deductible for tax purposes 304 499 

UK dividends not subject to corporation tax (14) (53)

stock dividends not taxable (224) (40)

(788) (384)

Current tax charge (see note 7.a) 9,431 11,468 

Authorised Unit trusts are exempt from tax on capital gains. therefore, any capital return is not included in the above reconciliation.

c Deferred tax 

Year ended
31.05.14

Year ended
31.05.13

£000 £000

the deferred tax provision is made up as follows: 

Capital allowances 6,889 7,006 

Provision at start of the year 7,006 6,682 

(Credit)/charge for the year (117) 324

Provision at end of the year 6,889 7,006 

notes to tHe FinAnCiAl stAteMents (ContinUeD)



8 Finance costs
Distributions and interest

Year ended
31.05.14

Year ended
31.05.13

£000 £000

the distributions take account of revenue received on the issue of shares and revenue deducted on the 
cancellation of shares, and comprise:

interim distribution 17,865 22,293

Final distribution 25,017 22,805

42,882 45,098 

Add: revenue deducted on cancellation of shares 138 1,949

Deduct: revenue received on issue of shares (1,688) (4)

Finance costs: Distributions 41,332 47,043 

Reconciliation of net distribution for the year to net revenue after taxation

Distributions for the year 41,332 47,043 

Capital allowances in current year 854 790 

Deferred tax in relation to capital allowances 117 (324)

equalisation on conversions (524) (42)

Movement in revenue account 1 –

Net revenue after taxation 41,780 47,467 

Details of the distribution per unit are set out in the distribution tables on pages 27 and 28.

9 Debtors

As at
31.05.14

As at
31.05.13

£000 £000

Accrued revenue 189 114 

Amounts receivable on issue of units 9,384 – 

Current property capital debtor 300 301 

Current property revenue debtor 1,979 607 

security deposits due to trust – 285 

lease incentive 1,921 2,503 

Managing agent or other property debtor 6,131 6,883 

rent free debtor 3,337 3,962 

Total debtors 23,241 14,655 

10 Cash and bank balances

As at
31.05.14

As at
31.05.13

£000 £000

Cash and bank balances 30,049 35,692 

Deposits 259,300 123,200 

Cash and bank balances 289,349 158,892 

notes to tHe FinAnCiAl stAteMents (ContinUeD)
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11 Creditors

As at
31.05.14

As at
31.05.13

£000 £000

Accrued expenses 1,689 1,751 

Amounts payable for cancellation of units 1,499 1,454 

Corporation tax payable 4,485 5,608 

Deferred tax 6,890 7,006 

Current property capital creditor – 1,589 

Current property revenue creditor 9,943 10,586 

vAt net payable account 1,853 1,350 

Total creditors 26,359 29,344 

12 Contingent liabilities and commitments
there were no contingent liabilities or commitments at the year end (2013: £nil).

13 Related party transactions
Management charges paid to Aviva investors UK Fund services limited (“the Manager”) are shown in note 6 and details of units issued and 
cancelled by the Manager are shown in the statement of Change in net Assets Attributable to Unitholders. the balance due to the Manager 
at the year end in respect of management charges and registration fees were £1,451,000 (2013: £1,525,000) and £132,000 (2013: 
£123,000) respectively. Any balance due from the Manager in respect of issue of units is shown in note 8. Any balance due to the Manager 
in respect of cancellations is shown in note 9.

trustee fees, safe custody fees and overdraft interest paid to Citibank international Plc (“the trustee”) are shown in note 6. the balance due 
to the trustee at the year end in respect of these transactions was £4,000 (2013: £4,000).

As at 31 May 2014 the Manager and related parties of the Manager held 10.70% (2013: 8.13%) of the units in the trust and the amount 
of income receivable from the trust in the year was £4,781,000 (2013: £3,491,000). the amount due to the Manager and related parties of 
the Manager at the year end was £2,681,000 (2013: £1,902,000).

related parties of the Manager are deemed to be all companies under the control of Aviva Plc. this will include companies which hold units 
in the trust on behalf of other external investors.

Holdings at the year end and movements during the year are as follows;

Holdings at
31.05.14

(units) 
Movement 

(units)

Holdings at
31.05.13

(units) 

the Manager and related parties  149,795,978 49,809,640  99,986,338 

the Manager and related parties of the Manager are ineligible to vote at any general meeting.
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14 Unitholder Funds
the trust currently has four unit classes: Classes 1 and 4 (retail) and Classes 2 and 5 (institutional). the annual management charges are as 
follows:

Class 1: 1.25%
Class 2: 0.62%
Class 4: 0.90%
Class 5:  0.55%

the net asset value of the unit class, the net asset value per unit, and the number of units in the class are shown on page 7. the distribution 
per unit is given in the distribution tables on pages 27 and 28. All the unit classes have the same rights on winding up.

15 Derivatives and other financial instruments
the policies applied in the management of financial instruments are set out on page 19.

Fair value of financial assets and financial liabilities
there is no significant difference between the carrying values of the financial assets and liabilities and their fair values (2013: nil).

Currency exposures
the trust’s financial assets and liabilities are all denominated in sterling. As a result, the trust has no exposure to currency movement.

Interest rate risk profile of financial assets and financial liabilities
the trust does not invest in either fixed rate or floating rate securities and interest rate risk is restricted to interest receivable on bank 
deposits or payable on bank overdraft positions which will be affected by fluctuations in interest rates.

the interest rate profile of the trust’s financial assets and liabilities at 31 May 2014 was:

Currency
31.05.14

Financial assets/
(liabilities)

floating rate
£000

Financial assets/
(liabilities) 
fixed rate

£000

Financial assets/
(liabilities) 

not carrying interest
£000

Investment
property

£000
Total
£000

sterling 289,349 – 68,220 1,286,337 1,643,906 

Currency
31.05.13

Financial assets/
(liabilities)

floating rate
£000

Financial assets/
(liabilities) 
fixed rate

£000

Financial assets/
(liabilities) 

not carrying interest
£000

Investment
property

£000
Total
£000

sterling 158,892 – 35,444 1,234,860 1,429,196 

the value of the investment property has been included in the above table for completeness, although it does not meet the definition of a 
financial asset.
the floating rate on bank balances is linked to the trustee’s base rate.
the floating rate on deposits is linked to liBor.

notes to tHe FinAnCiAl stAteMents (ContinUeD)
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16 Portfolio transaction costs

Year ended
31.05.14

Year ended
31.05.13

£000 £000 £000 £000

Analysis of total purchase costs

Purchases in year before transaction costs* 85,387 9,186 

Commissions 6 8 

other (including capital development expenditure) 20 26 

total purchase costs 26 34 

Gross purchases total 85,413 9,220 

Analysis of total sale costs

Gross sales before transaction costs** 98,771 284,697

Agents fees (716) (14)

legal fees (150) (259)

other – (5)

total sale costs (866) (278)

Total sales net of transaction costs 97,905 284,419

* includes purchases of £7,885,000 (2013; £8,257,000) in property related assets.
** includes sales of nil (2013; £1,619,000) in property related assets.

17 Reconciliation of net revenue before taxation to net cash inflow from operating activities

Year ended
31.05.14

Year ended
31.05.13

£000 £000

net revenue before taxation 51,094 59,259

Decrease/(increase) in debtors 797 (514)

Decrease in creditors (202) (4,194)

Net cash inflow from operating activities 51,690 54,551

18 Post balance sheet events
there are no post balance sheet events which require adjustment or disclosures at the year end (2013: nil).
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Final distribution payable in pence per unit for the six months ended 31 May 2014

Income units
Net

revenue Equalisation 

Final 
distribution

payable
31 July 2014

Final 
distribution

paid
31 July 2013

Class 1 Group 1 1.5838 – 1.5838 1.6377 

Group 2 0.6079 0.9759 1.5838 1.6377 

Class 2 Group 1 1.7297 – 1.7297 1.6899 

Group 2 0.3061 1.4236 1.7297 1.6899 

Class 4 Group 1 1.7102 – 1.7102 1.6904 

Group 2 0.1920 1.5182 1.7102 1.6904 

Class 5* Group 1 1.8811 – 1.8811 n/A

Group 2 1.8811 0.0000 1.8811 n/A

Accumulation units
Net

revenue Equalisation 

Final 
distribution

payable
31 July 2014

Final 
distribution

paid
31 July 2013

Class 1 Group 1 2.1715 – 2.1715 2.1833 

Group 2 0.8356 1.3359 2.1715 2.1833 

Class 2 Group 1 1.7865 – 1.7865 1.7021 

Group 2 0.6421 1.1444 1.7865 1.7021 

Class 4 Group 1 1.6439 – 1.6439 1.6101 

Group 2 0.3068 1.3371 1.6439 1.6101 

* From 15 november 2013 (date of launch).

Group 1 units are those units purchased at or before 12:00 noon on 30 november 2013.
Group 2 units are those units purchased after 12:00 noon on 30 november 2013.

DistriBUtion tABles
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Interim distribution paid in pence per unit for the six months ended 30 November 2013

Income units
Net

revenue Equalisation 

Interim 
distribution

paid
31 January 2014

Interim 
distribution

paid
31 January 2013

Class 1 Group 1 1.2457 – 1.2457 1.4544 

Group 2 0.5263 0.7194 1.2457 1.4544 

Class 2 Group 1 1.4044 – 1.4044 n/A

Group 2 0.8844 0.5200 1.4044 n/A

Class 4 Group 1 1.4301 – 1.4301 n/A

Group 2 1.4301 0.0000 1.4301 n/A

Class 5* Group 1 0.1074 – 0.1074 n/A

Group 2 0.1074 0.0000 0.1074 n/A

Accumulation units
Net

revenue Equalisation 

Interim 
distribution

paid
31 January 2014

Interim 
distribution

paid
31 January 2013

Class 1 Group 1 1.6906 – 1.6906 1.9151 

Group 2 0.9275 0.7631 1.6906 1.9151 

Class 2 Group 1 1.4327 – 1.4327 n/A

Group 2 0.4755 0.9572 1.4327 n/A

Class 4 Group 1 1.3175 – 1.3175 n/A

Group 2 1.0903 0.2272 1.3175 n/A

* From 15 november 2013 (date of launch).

Group 1 units are those units purchased at or before 12:00 noon on 31 May 2013.
Group 2 units are those units purchased after 12:00 noon on 31 May 2013.

Equalisation
equalisation applies only to Group 2 units, in other words units purchased during the period. it is the average amount of revenue included 
in the purchase price of all Group 2 units and is refunded to the holders of these units as return of capital. Being capital, it is not liable to 
income tax but must be deducted from the cost of shares for capital gains tax purposes.
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our investments are intended to be medium to long term 
investments and should not be considered as a short term 
commitment.

Past performance is not a guide to the future.

the value of a Fund and the revenue from it may go down as well 
as up, and you may not get back the original amount invested.

Where Funds are invested abroad, the value of your investment may 
rise and fall purely on account of movement in exchange rates.

Any opinions expressed should not be relied upon as indicating any 
guarantee of return from investment in our Funds.

the information contained within this document should not be 
construed as a recommendation to purchase or sell stocks.

the value of capital and revenue will fluctuate as property values 
and rental revenue rise and fall and the value of dividends, 
Government and other public securities and units in collective 
investment schemes change.

Property valuations are a matter of the independent valuer’s opinion 
and all properties are valued monthly by an independent valuer. 
Market conditions may mean certain property valuations are not 
easily realisable. investors may not be able to switch or cash in their 
investment when they want because property in the trust may not 
be readily saleable. if this is the case, we may suspend dealing in the 
trust.

Stamp Duty Reserve Tax (SDRT)
sDrt was abolished on 30 March 2014. Prior to this date the 
Manager’s chosen policy on sDrt was to charge it directly against 
the property of the trust. this was then reflected within the 
published prices of the trust.

Publication of Prices
information on the prices of Units will be available by calling 
0800 051 2003 or on the internet at www.avivainvestors.co.uk. 
Calls may be recorded for training or monitoring purposes. 

GenerAl inForMAtion
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