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For the financial year ended 30 September 2019
General Information .(_cu_ntinuccl)

Backgronnd

Appian Investments ICAV (the “ICAV"), incorporated .on 21 Sep’tember-?O]_ﬁ, is an umbr_ei_la Irish gollective asset-
management vehicle with variable capital and segregated liability bétween sub-funds registered in Ireland under the. Irish.
Collective Asiet-Management Vehicles Act 2015 with registration.number C160423 and is authorised by the Centrat Bank
of freland as a Qualifying Investor Alternative Investment Fund (“QFAIF”).

"The ICAV currently has one Fund in its umbrelta, the Appian Burlington Property Fund (the “Fund”). The Fund was
authorised by the Central Bank of Ireland on-4 November 2016 and launched on 30-November 2016, There were threg
share classes, Share Class A EUR, Class B-EUR, and Share Class C.EUR in issue at the reporting date,

Investment Objective.and Policies _
The investment objective of the Fund isto achieve long terin appreciation and to generate income by investing in Propetty
-and Praperty Related Assets.

The Property and the Property Related Assets in which the Fund invests will be focused primarily on Property situated in
Ireland and may include Property situated outside Ireland. Tt is anticipated that the Property and the:underlying investmients
of the Property Retated Assets may include but wilt not be limited to the investment and development of property in-the
commercial/office, industrial, logistics and rétail sectors and other suchi real estate opportuinities that may fram time to time.
assist the Fund in polentially generating ¢apital appreciation, income or diversification. '

The Fund may invest in Prapetty of any-tenure and description and at any stage of development and any interest in or over
any such property. The Fund is not, aceordingly, restricted toinvesting only in Property of a particular tenure and there is
no réqbirement that the Fund only invest in freehold property (ot its equivalent) nor i¢ there-any mihimum unexpired lease
term imposed in respect of leasehold {or its equivalent) property. '

Ii is envisaged that the Fund will borfow-and incur leverage [rom banks and lenders to permit the Fund to invest a gredter
amount ip propertics than it receives from investors.and to assist in the Fund mattaging the liquidity of its portfolio,




APPIAN INVESTMENTS ICAV
ANNUAL REPORT AND AUDITED FINANCIAL STATEMENTS
For the financial year ended 30 September 2019
Dircctors’ Report

"The 'Dir_cctm_'s_ submit their annual report together with the audited financial statements for the financial year ended 30
September 2019,

Directors’ Respoisibilitics. Statemtent. _
‘The Directors are responsible for preparing the Directors’ Report.and financial stalements, in accordance with applicable
Jaw and regulations.

Thie Irish Collective Assét-management Vehicles Act 2015 (the “ICAV- Act.2015”) reguires the Directors to prepare
financial slaterients for each financial year.. Under that law, they have elected to prepare. the financial statements in
accordance with International Financial Reporting Standards (JFRS) as adopted by the EU and applicable Iaw,

"The ﬁnan;ial staterneénts.are requited 10 give a true and fair view of the assets, liabilities and ﬁ'nan_ci'a] position of the ICAV
4t the end of ‘the financial year ‘and of the profit or loss of thes ICAV for the financial ‘year. In-preparing these financial
statcments, the Directors are reqjuired to:

-»  select stitable:accouiting policies and then apply them consistently;
¢ make judgments and estimates that are rcasenable and prudent;
¢ state whether they have been prepared in accordance with IFRS as adopted by the EU; and

¢ prepare the [inancial statements on the going concern basis-unless it is thappropriale (o presume that the ICAV will
continue in busingss, '

The. Directors are responsible for keeping adequate accounting records which disclose with reasonable accuracy at any
time the assets, liabilities, financial position-and profit or loss of the ICAV and euable them 10 ensure that the financial
statements comply with the ICAV Act 2015. They have general responsibility for taking such steps as are reasonably open
to-them to safeguard the assets of the ICAV. In this regard they have entrusted the assets of the ICAV to a depositary for
safe-keeping. They have general responsibility for taking such steps as are reasonably open to them to prevent and detect
fraud and .('J'ther"i'rre_gulari't'ies'.; Thé Directors are also responsible for preparing a Directors’ Report that complies with the
requirements of the ICAV Act 2015,

The Difeciors confirm that they have complied with the above requitements in preparing the financial staiements.

Directors® slatement’on accounting records:

The meastires that the Directars have tiken to-ensurc compliance with the requirements of the ICAV Act 2015 with regard
to keeping of accounting records inclhude the use of appropriate systems-and procedures 4and employment of a fund
administrations company. The accounting records are: retained at-Société Générale Securities Services, SGSS (Ireland)
Limited, 3 Floor, IFSC House, Dublin 1, Ireland. '

The Ijircctor_s_ are also rcspon_sibie. for safeguarding the assets.of the ICAV and 1o comply with this, the Directors have
engaged Société Générale S.A. (Dublin Branch) to act as Depositary with a duty to safeguard the-assets of the [CAV. The
Directors are responsible for taking reasonabie steps for the prevention and detectionof fraud and other Irregularities.

Risk managemeént objectives and policies _ _ _
The main risks arising from Lhe ICAV’s activilies arc: market risk, eredit risk and liquidily risk. The Board reviews and
agrees. policies for managing esch of these risks. See note 13 for details of therisks facing the ICAV.

Principal activities, review of the-business.and future developments’

‘A review of the ICAVs investient performance. for the financial year ended 30 September 2019 and an outicok for 2020
{s incliided in (he Alternative Investment Fund Manager’s (“AIFN™) Report cn.pgg_e'?. The background and.investinent
objectives.of the JCAV are included on page 3.
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Directors’ Report (continued)

Future developinents of the business.
Any future developments for the ICAV are included in the Alternative Investment Fund Manager’s Report on page 7.

Resulis.
The results of operations for the year are set eut in the Statement of Comprehénsive Income on page 14.

Dividends

Tt is the present intention of the Directors not to declare or pay dividends out of the Fund on Class A 6r C Shares, and
income earned by those shire classes will be reinvested and _re'ﬂcc_te_d-in- the value of the shares forthe current year, Tt 1s
the Directdrs intention.to distribute a dividend on the Class B shares-in future years.

Diréctors and Secrefary
“The Directors and Secretary of the ICAV are as.stated on page 2. Unless noted below, all served throughout the period.
« Patrick Lawless.
« Kevin Mentan
* Paul [alley
» Ann Hargaden
» Michael Moriarty
« Biian Cahalin {appointed 9 November 2018 and resigned 31 October 2019)
« Mark Barr (appointed 26.March 2019)
« MHC Corporate ‘Services Limited

Directors’ & Secretary’s interests in shares of the ICAY
Any Directors” or Secretary’s interests in the share capital of the ICAV are outlined in'note 16.

Corporate Governance _

The TCAV has applied the voluntary Irish Funds (IF) Corporate Governance Code for Irish domiciled Collective Investment
Schemes and Management Companies. (the “Code™) throughout the year. “The Board has reviewed and asscssed the
incasures included in the Code and considers its corporate governance practices and procedures consistent with the. Code..

Connected parties

Chapter 2, Part [ (1) {viii)y of the Central Bank of Ireland’s AIF Rulebook requires that any transaction carried out with the
ATF by an ATFM, depositary, investment adviser andfor-associated or group companies of these (“connected parties’™) are
carried out as if ncgotiatéd at acm’s Jength and aré in thie best intefests of the shareholders.

The Directors are ‘satisfied that there are arrangements in place, evidenced by written. procedures; 1o ensure that this
requirement is applied 1o transactions with connected parties, and that transactions with connected parties during the year
complied with this requirement.

Significant events during the year
The ICAY acquired the following praperty during the year:

Cost
Property location _ o S ) EUR
Unit 1A DamastownWay, Damastown Industrial Estate, Muthuddart, Dublin 15, Ireland 1,960,000

Political donations _
No political donations were made by the ICAV during the year.

Events since the year-end _ o

Brian Cahalin resigned as a Director elfecti ve-on 3.1 October 2019,

In Budget 2020 the Irish Government increased the rate of Stamp Duty on acquisitions of commercial property to 7.5%.
The new 7.5% iate: came ‘into effect for conveyances.or transfers that are exécuted on br after 9 October-2019. This- will
adversely impact the value of properties held by the ICAV.
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Eventssince the year-end (continued)
The ICAY acquired the following praperty on 20 December 2019:

Cost.
Property location. N EUR
11 Magna Business Park, Citywest, Dublin 15, Ireland 3,405,000

There are no olher significant events post year end that need to be disclosed in-these:financial statements.

Independernt Audifors.
The-auditors, Grant Thornton, Chattered Accountants and Statutory Audtt Fiem, have declared their willingness to continue
inoffice in actordance. with Section 12‘5(1) of the TCAV Act 2015.

Going Concern
The financial statements are prepared on the.going concern basis.

Financial Statements.

The. Directors are ultimately responsible for overseéing the establishment and maintenance of adequate’ internal contral
and risk. management systems of the ICAV in relation to the fi nancial reporting process. As all Directors serve in a non-:
executive ‘capacity, all functions including- the preparation of the fipancial statements have beéen outsourced to the-

Administrator,

Directors’ Emoluments
The Dircctors will charge a fee for their services: to the ICAV . and may be entitled to special remuneration if called upon
1o perform any special or extra services to the ICAV. Please refer to note 16 for further information.

Audit Commiittée

“The Directors behieve that there is:no requirement to form an audit committee as the Board is formed of non-executive
Directors with three independent Directors and the ICAV complies with the provisions of the Code. The Directors have
delegated the day to. day invéstment management and administration of the ICAV to-the Alternative: Investment: Fund
Manager afid o the' Adl_m_mst_rat_or respectively.

The annual financial statemerits-of the ICAV are réquiréd 1o-be approved by the Directors and fited with the Central Bank
of Iréland.

On bekall of the Board -

éf)fr;:}éy Director

Date; 24 January 2020




APPIAN INVESTMENTS ICAY
ANNUAL REPORT AND AUDITED FINANCIAL STATEMENTS
For the financial year ended 30 September 2019

Report of the Alternative Investment Fund Manziger te the Shareholders of Appian Investments ICAY for the:
financial year ended 30 September 2019

Strategy

The investment suategy adopted by the Fund is iuformed by the current and anticipated market environment arid by the
-objective of delivering a consistent level of income to-investors in the Find of af least 5% pa, witha further target of value
growth of at least 3% to 3% pa.

The-objective is to-assembie a diversified portfolio of commercial investment propariies abd manage them with a view to
achieving the target investment return.

The-adopted criteria in cvaluating individual investment epportunities consistent withrour strategy include properties. o be
either office, telail or industrial buildings to be let on leases with a minimum WAULT ideally of 7 years or more, properties
to be located for the most part in the Greater Dublin Area but may also be located in the major provincial cities and
properties to be capable of producing a net initial income yield of between 5% and 8% with a-target portfolio average net
yield.of 6.5%.

Execution of {his strategy during the period resulled in the acquisition of a new industrial investment property located at
Damastown which is just off the M3 motorway in north-west Dublin suburbs: This is the first industrial investment property
acquited Tor the Fund and we expect that further industrial/logistics properties will be added to the portfolio with terms
agreed on a further such property recently,

The Damastown acquisition brings to cight the total number of properties i the portfolio. These buildings match the criteria
set out.above.,.

The Fund’s independerit  valugrs, Cushman and Wakelild (C&W) undertock their financial year-end review of the
properties in the Fund asat 30 September 2019. This valuation confirmed a value of EUR47,515,000 in respect of the
portfolio.

MSCI/IPD

The Fund has during 2019 subscribed 10 the MSCI/IPD Irish Property Index and performance atribution service, This
index is recognized as the most authoritative measure of performance for commercial property investment funds in Ireland
and MSCI have similar indices in respect of miost other internaticnal property investment markets,

The MSCI/IPD repott for the 12 months.to end September 2019 confirms that the portfolis of ‘properties in the Fund
oulpeiformed the market index by 3.39% over the period with a total return of 9.04% vs the index return.of 6.5%. This
total return comprised an Income Return which exceeded the index by 2.17% together withra Capital Growth component
which exceeded the index by 0.22%. '

Review of Commercial Property Market

Activity in the commiercial property investment market remained strong with ihe total transaction voluing for the first 6
months of 2019 up by 8% relative to the same period in 2018. Unceriainty over the ontcome of Brexit'aud its-implications
for Treland did howeverbecome more prevalent during the year and some investors have deferred making decisions in the
short term pending some ¢larity on this issue: '

Notwithstanding Brexit however the.attraction of Irish property has been endorsed with the acquisition of the entire Green
REIT portfolio by a UK investor, Henderson Park for EUR1.34 bn, Thig is the largest transaction ever in the-Irish property
ivestment fmarket and the. fact that there were 3. underbidders for-thiis portfolio underlines the continued high level of
interest in the Irish market.

Dubliny accoumed for 85% of all investment and the-office séctor was the most-active with 38% of activity. Retail accpunﬁt?.d
for 12% of lurnover while PRS (private rented residential) and industrial accounted for the hulk of the rest of the market.
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Report of the Alfernative Investment Fund Manager to tlie Shareholders of Appian Investments ICAY for the.
financial year-ended 3G September 2019 (continued})

Office Market

Dublin’s office market continues to enjoy a period of strong occupier demand with total take up in the first 3 quarters of
2019 in, cxeess of 2m sq ft. This demand is. coming from a ringe of sectors with the finaneial, public and IT sectors
remaining the mosl active. While the city center is still the most popular location for occupiers it is' notable that the
proportion of activity accouiitéd for in the suburbs has-increased with CBRE reporting that 50% of all leiting activity was
in the subuibs-during the quatter to end September 2019.

Retail Market

The-Irish domestic economy conlinues to underpin retail sales at present with an increase in the number.of jobs and growth
in average earnings.coniributng to the growth in the value and volume of retail sales: The year to°August 2019 witnessed
an fnerease in reail sales of 2.2% in value and 4.3% in volume. Consumer confidence however has been unsettled due in
the main 1o uncertainty surrounding Brexit and retailers in generdl remain in defénsive mode. until this uncertainty is
reduced.

Indusirial/Logistics Market

The industrial and logistics property scctor has been experiencing a period of susfained occupier demaid with total take up
fiDublin for the first 9 months of 2019 at 2.4m sq. fi. Lisney report that the 20-year aveérage take up in-Dublin is'c. 2.8m
g, ft and it is likely thercfore thai 2019 will be another year where take up of space exceeds the long term averdge.
Development activity remains subdued for. the present’ which: means that the supply-of good quality space is becoming
more constrained with upward pressure on rents as-a consequence.

Sig_ned :
Date:

Z"qh ’Lc
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Depositary’s Report

I our capacity as Depositary to the ICAY, we have enquired into the conduct-of Appian Asset Management Limiited as the
authorised alternative investment fund manager (the “ATFM”) with respect to the ICAV for the finantial year ended 30
September 2019,

In cur opinion, thie ICAV hds been inanaged, in all malcrla] réspects, during the financial year in. accordance. with the
provisions of the Instrument of Incorporation-and the AIF Rulebooks inclading specifically the provisions relating to the
limitations-imposed o the inveéstment and borrowing powers of the ICAV.

This report including the opinion has been prepared for and, solely for the sharcholders inthe TCAY as abody, in accordance
with the ATF Rulebook and for no ather purpose. We do- riot, in giving this opinion, accepl or assume’ responsibility for any
other purpose or to any other person to whom this report is-shown.

‘Statement of the D_i:positary"s Responsibilities

Our duties and responsibilities are outlined in;
(i) the Investment Funds legislation, as dcﬁned in the ALF. Rulebook,
(ii} the European Umon {Alternative Investment Fund Manaocrs) Regulations 2013, Directive 2011/61/EU,
Commission Regu]allon No. 231 of2013 and
(i) the AIF Rylebook (the ‘Depos:tary: Duties™).

One of those Dépositary Duties is to enguite into the conduct of the AIFM in each annual accounting year and report
thercon (o the sharehalders,

Our report must state whether, in-our opinion; the ICAV has been managed:in the year in accordance with. specified
Tequirémenis of the ICAV’s constitutional decument, Investment Funds legislation and the AIF Rulébook, as.appropriate,
-aiid it is the overall respomlbxhty of the AIFM to-comply with these provisions. If the ATFM has not so complied; we; as
Depositary, must state why we consider this to be the case and outline the steps we have undertakeii to rectify the situation.

Basis of Depositary Opinion
The Depositary conducts such reviews as it; in ils. reasonable opinion, considers-necessary. in order-fo comply with the.
_Dcposnary Duties, and-to ensure. that, in all material respects, the: AIF has been managed:
(a) inaccordance with'the limitations imposed on the investment and borrowing powers of the authorised AIF by the.
constitutional documents and by the Central Bank under the powers grantéd to the Central Bank by the Investment

Fund Ieﬂlslalmn
(b} otherwisein accordance with the provisions of the constituticnal documents and the. Invesiment Fund legislation.

Société Générale S.A. (Dublin Branch)

24 January 2020




Grant Thornton

Independent auditor’s report to the Shareholders of Appian
Investments I[CAV

Opinion.

We have audited the financial statements of Appian Investments ICAV (the “Fund™) which comprise the Statement of
I“mancml Position, the Slatcmem of Comprchenswe Income, the Siatement of Changes i Net Assets: Auributable to
Holders of Participating Shares and the Statement of Cash Flows. for the financial year ended 30 September 2019, and the
related notes to the: financial statements, including the summary of significant accounting policies.

The financial reporting framework that has been applied in their preparation is International Financial Reporting Standards
(TFRS5) as adopred b_y' the European Union.

Lir our opinion, the Fund's financial statements:.

»  give 4 true and fair view in accordance with [IFRSs as adopied by .the European Union, of the assets, liabilities.and
financial pésition of the Fund as at 30 September 2019 and. of itg financial performance and cash flows for the
financial year then ended; and

= have beer; properly prepared in accordance with'--the- reguirements of the Irishi Collective Asset-management
Vehicles Act 2015,

Rasis for opinion

We conducted our andit in'accordance with International Standards on Auditing (Treland) { TSAs (Ireland)’) and applicable
law. Our responsibilitics under those standards are further described in the. ‘responsibilities of the anditor for the audit of
the financial statements’ section of our report. We are independent of the Fund in accordance with the ethical requirements
that are relcvant to our audit of the financial Statéments-in Iretand, namcly the Irish Auditing and Accounting Supervisory
Authority (LAASA) Ethical Standard concerning the integrity, objectivity and-independence of the. auditor, and the ethical
‘pronouncements ¢stablishéd by Chartered Accountants Treland, applied as determined to- be. appropriate in the.
circunistances for the antity. We have fulfilled our other _cl]ma] responsibilities in-acegrdance: wr_t_h these requi rements. We
believe that the audit evidence we have obtained is sufficient and appropriate to provide a basis for our epinion..

‘Conclusious relating to gning_ CONCErn
We have: nothing 1o réport-in respect of the following matters in relation to-which the ISAs (Ireland) require us to report to
you where:
s theDirectors” use of the going concern basis of accounting in the preparation-of the financial statements is not
appropriale; or
» the Directors have not-disclosed in the financial statements any -identified material uncertainties that may-cast
$ignificant doubt about the Fund’s.abilily-lo continue to adopt the going concern basis of accounting for-a period
of 4t least twelve months from the date when the financial statemeits are authorised for issue.

Other information

Other information comprises information included in the annval report, otherthan the i nancial statements and our auditor’s
report théreon, Thi¢ Directors are respousibie for the other-information. Our opinion on the financial statements does not
cover the other information and, except to the extent otherwise explicitly stated in our report, we.do not express.any form
-of assurance conclusion thereon,

10




GrantThornton

Independent auditor’s report to the Shareholders of Appian
Investments ICAV (continued)

Otiher information {continued)

In.connection with our audit of the financial staleéroents, our responsibility is (o read the otherinformation and, in doing so,
consider whether the other information-is materially inconsistent: with the financial statements or our knowledge oblaitied
{in the sudit, of otherwise appears to be materially misstated. If we identify such material inconsistencies in the financial
statements, we are requited wo determine whether there is a material misstatement in the financial statements or:a material
misstatement of the other information. If, based on the work we have performed, we conclude that there is a material
misstatement of this other information, we are fcquifed to report that Tact.

We have nothing to report in this regard.

Responsibilities of management aind those charged with governance for the financial statemonts

As explained.mare fully in the Director's’ responsibilities statement, management is responsible for the preparation of the
financial statéments which give a true and fair view in accordance with IFRS as adopted by the European Union, and for
such internal control as they determine mecessary fo endble Lhe preparation -of financial sfalements that are free from
material .misstatement; whether due to fraud or error.

In preparing the financial statements, management is responsible for assessing the Fund’s ability to continie as a go'_ing
concern, disclosing, as applicablé, matters related te going conternand using the gaing concern basis of accounting unless.
management ¢ither intends (o liquidate the Fund.or to ccase operatigas, or has.-no realistic alternative but to do sc.

Those charged with governance dre tesponsible.for overseeing the Fund's financial Tepoting process:

Respensibilities of the auditor for the andit of the financial statements _

The auditor’s objectives are to obtain reasonable assurance about whether the financial statements a5 'a whele are free from
‘material misstatcment; whether due to fraud or efror, and to-issue an-duditof’sreport that includes theit opinion. Reasonable
assurance is a high level of assurance; but is nidt a guarantee that an audit conducted in accordance with ISAs {reland) will
always detect a material misstatement when it exists. Misstaterents. can arise from fraud or error and are considered
material if,individually or in the aggregate, they could reasonably be expected ta influence the economic decisions of users

‘taken .on the bagisof these financial statements.

As part of an audit in accordance with ISAs (Treland), the auditor will éxercise pr{jfessi.cmai judgrient and maintain
professional scepticism throughout the audit. The auditor will also:

Respmt_sihi]ities of the auditof for the audit of the financial statements’ (i:ontihu_ed)

e Idenlify and assess therisks of material misstaternent of the firiancial statements, ‘whether due to fraud. or error,
design and perform-pudit procedures responsive to those risks, and obtain dudit evidence that is ufficient and
appropriate to prcﬁvide_-a.basis for their opinion. The tisk of not detectin g & material misstatément resulting from’
fraud is higher than for oné resulting from error, as fraud may involve collusion, forgery, intentiondl omissions,
misrepresentations, or the oveiride of internial control. -

*  Obtain an undersianding of internal coptrol relevant to the audil in order to design sudit procedures that are
appropriate- in the circumstances, but not for the purpose of expressing an opinion on the effectiveness of the
Fund’s internal control..

‘e Evaluate the appropiiateness of accounting policies used and the reasonableneéss of accounting estimates and
related disclosures tade by management.

1




GrantThornton

Independent auditor’s report to the Shareholders of Appian
Investments ICAV (continued)

Respansibilities of the anditor for the audit of the financial statements (continued)

e Conchide on the approprialeness of management's use of the goingconcern basis of accounting and, based on the.
audit evidence. obtained, whcthr_:r -a material unceértainty exist related fo events Or conditions’ that may: ciast
significant doubt on the Fand’s ability to'continue.as a going concern. If they conclude that & material uncertainty
-exists, they are reguired to draw attention in the- auditor’s report to the relaied disclosures in the financial
statements or, if such disclasures are inadéquiéte, to modify their opinion. Their conclusions are based.on the audit
evidence obtained up to the date of the auditor's report. However, fiture events or conditions may cause the Find
o ceéase to continue a5 a.g0i0g Concern.

e  Ewvaluate the overall presentaiion, structuie and content of the: financial statements, including the disclosures, and
whether the financial statements represent the underlying transactions and events in a matter that achieves a true
-and fair view.

The auditor communicates with those charged with governance regarding, ameng ather matters, tlic planned scope and
timing of the audit and ewmhcant audir findings, including any significant deficiencies in internal ¢ontrol that may be
.1dem_1ﬂed during the audit,

“The purpese of our audit work-and to whom we owe our respounsibilities:

This report is made solely to the Fund's sharcholders, as a body, in actordance with section 120 of the Irish Collective
Asset-management Vehicles Act 2015, Qur andit work has been undertaken so. (hat we muglit state o the Find's
shareholders those matters wa are required to. State to them in-an-auditor’s report and for no other purpose. “To the fallest
exfent permitled by law, we do not accept or assume r:.qpamrh:hty to anyont other than the Fund and the Fund’s
sharcholders as dbndy Tor our audit work, for this report, or Tor the opinions we have formed.

Niamh Megnan

For and onbehalf of-

Grant Thornten _
Chartered Accountants & Statutory Audit Firm
Dubiin;: 24 Tanuary 2020
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Statement of Financial Position

As at As at
30-Sep-2019 30-Sep2018
Notes E(R ELR
Assels.
Cash and cash equivalents 7 5,301,635 4,474,907
Investment properly 5,11 47,515,000 44,515,000
Rents receivable 25,698, 66,454
Due frem soliitor B 240,000 -
Prepaid expenses. - 25,123
Total assets 53,082,333 49,081,484
Tiabilities
Accrued expenses. 6 (291,761 (329,667)
Rents received inadvance. (175.577) (291,724)
Subsciiptions received in advance (213,598) (500,000
Depaosit received inadvance (624,000) (639,000)
Other payable (337,397 £400,000)
Termloan i7 (18,392,626} (18,360,148)
Ihterest on term ldan. - (1,484)
Toral liahilities (excluding net assets attributable to liolders of
participating shares). (20,034,959) (20,522,023)
Net asséts atiributable to holders of participating shares 33,047,374 28,559461
Class A Shares in issue 9 239,456 223,648
Class B.Shares in is$ue 9 12428 12,428
Class C Shares imissue 9 9,950 9,111
Class A Net Asset Value per Share 20 127.10 11738
Class B Net Asset Value per Share 20 1._16.8i 107.88
Class C'Net Asset Value per Share 20 116,92 107.82
mﬁ&u‘_l// |
Mgy Drirector
Date: 24 January 2020,
13

The accompanying notes form an integral part of these financial statentents,




APPIAN INVESTMENTS ICAV

ANNUAL REPORT AND AUDITED FINANCIAL STATEMENTS

For the financial year ended 30 Sepiembcr 2019

Statement of Comprehensive Income

Year ended Yeat ended
30-Sep-2019 30-Sep2018
Notes EUR EUR
Income
Renial incoine: 3.014,182 2,149432.
.Oti_l'er income 47.606 41,160
Total income. 3,061,788 2,190,192,
Net movement on unrealised gain o fait value c_:f investment
property 11 942,842 595.369
Gross profit 4,004,630 2,785,561
Expenses _
Investment managenent fees 12(a) (:682;_8_49) __(452,2?9)
Administration fees 12 (c) (29,959) (30,014
Depositary fees 2@ (39,556) (18:764)
Directors. fees 12 (&} (88;258) _.(_86,'832_)
Auditor's remineration 12N (18,00 (1,007
Otherexpenses 12¢g) (278,350) {152,353
Total expenses (1,337,472) (751,249)
Operating profit 2,867,158 2034312
Finance costs _
Interest on térm lnas (542,939) (282,870
Total comprehensive gain for the year attributable to
participating shareholders 2,324 219 1,751,442
The accompanying Ho, _:."_fgf_’_u_g -an integral part of these financial statem ents.




APPIAN INVESTMENTS ICAV
ANNUAL REPORT AND AUDITED FINANCIAL STATEMENTS
For the finincial year ended 30 Scptember 2019

‘Statément of Changes in Net Assets Attributable fo Holders of Participating Shares

Year crided Year ended
30-Sep-2019 34-Sep-2018
Net assets attributable to holders of
participating shares. at beginning of the year 28,559,461 19,118,129
Proceeds from participating sfiares issued 2,134,311 7,237.067
Payments for participatling shares redecined (119,692) -
Anti Dilution Lcvy 149,075 452,823
o 2,163.694 7.689,890
“Total.camprchensive gain for the yearattributable to
participating sharcholders 2,324,219 1,751,442
Net assets attiibutable to holders of
participating shares at-end of the financial year 33,047,374 28,559 461

The decompanying notes form an integral part of these financial starements. {5




APPIAN INVESTMENTS ICAV
ANNUAL REFPORT AND AUDITED FINANCIAL STATEMENTS
For the financial year ended 30 September 2019

Statement of Cash Flows

Year ended Year ended
30-Sep-2019 30-Sep-2018
| 10) 3 EUR
Operating activities
“Foral comprehengive gain forihe year aliribuiable 1o o
participaling sharcholders 2,324,219 1,751,442
A cﬁ:.z;s‘fn_xen’fs to reconcileto m‘f comprehensive gain tonet cash
provided by operdting activitias
Net movement on fair value ol investment propérty (942,842 (595,369).
:Amortisation of discount an termloan 30,594 -
Change in accrued-and prepaid cxpenses (12,783 173,586
Change inrents reccivable 4:0;'757_ (66;454)
Change in.due from solicitor {240,000} 20,000
Change in rents véceived in advance, {116,148 261,837
Chinge'in deposits received in-advance {15,000} 327.000
Change in olther payable _ {62,603) 400,000
Nel cash provided by operating-aclivitics 1,006,554 2,272,042
Investing activities _ _
Purchase of investment property {2,057,158) (33.519,631)
Net cash used in investing activitics {2,057,158) (33,519;631)
Financing activities _
Proceeds from paiticipating shares issued. 1,847,909 5,137,067
Payments for participating shares redeemed (119;692) -
Anti Dilution Levy 149,075 452,323
‘Proceeds [rom termloan - 18,361,632
Net cashi provided by Tinancing activitics 1,877,292 23,951,522
Net increas t_:i{dec rease) in cashand casﬁ eguivalents 826,728 (7,296 ,067).
Cash and cash cquivalents at beginning of the year 4,474,907 11,776,974
Cash and cash equivalents at end of the year 5,301,635 4.474,907
Represented Dy:
Cash at bank 5,301,635 4,474,907
Bank overdraft - -
5,201,635 4,474,907
Supplementary Information: o
Inlcrest received, 2,838 580
Inierest paid {16,125} (16226)

The accompanying notes form an integral part of these. financial statements. 16




API_’IAN INVESTMENTS TCAY
ANNUAL REPORT AND AUDITED FINANCIAL STATEMENTS
For the financial year ended 30 September 2019

Notes to the Financial Statements
Géneral information

Appian Investmetits ICAVY (the “ICAV™) is an open-ended umbrella Irish collective asset management vehicle with.
variable capital and segregated liability between sub-funds. The financial statements of the ICAV have been prepared

in accordaneg with. International Financial Reporting Standards (“IFRS”) as adopted by the Européan Union and the.
ICAV Act 2015, The following is a summary of the significant accounting poficies adopted by the ICAV.

Basis of preparation

Statement of compliance _ _
“The financial stafements ofthe ICAV have been prepared in‘accordance with IFRS_as.adapted_’by_rhe European Union,
and the ICAV Act 2015. Thé financial statements have been prepared on the going concern basis.

Basis of measurement _
The financial statements of the ICAV are prepared. on the historical cost basis, as modified by the revaluation of
invesument. properties which are held at fair.value.

Functional and presentdtion carrency

Ttems- included in° the ICAV's financial statemenls are measurcd using the currency of the primary economic
enivironment in which it operates (the “functional currency”), which is Euro {“EUR™). The ICAV has adopted ifs
functional currency as the presentation currgncy for these’ financial statements.

Use of estimates and judgements

The. preparation of the financial statements in conformity with IFRS requires management to miake judgements,
estimates and assumptiohs that affect the appliciticn of dccounting policies and the reported amounts of assets,
liabilities, income and expenses. Actual results may differ fromthese eslimates..

Estimates and underlying assumptions are reviewed on an ongoing basis. Revisions to accounting estimiates are
recognised in the year in which the estimates are revised if the revision affects only that year or in thé year of revision
and futare yearsit the revision affects both current and future years. Information about critical judgements in-applying
accounting policies.thal have the most significant effcct on amounis recognised in the financial statements is included
in the accounting policies and the notes Lo the financial statements. The key aCcounting judgement and eslimate in
these financial stateinents is the valuation of the property portlolio. This is discussed in further detail in note 11.

Going concern

The financial statements aré prepared on.a going concern basis. The [CAV's management has mhade an assessment of
the ICAV" 4bilily to continuc as 2-going concern and is salisfied that the ICAV has the resources 0 continue in
business for the: foreseeable: [ulure, Furthermore, management i§ not aware of any. matérial ubcertainlies that may cast
significant doubt upon the ICAV’s ability to continue as-a going concern. Therefore, the financial statéments-continiie
to be pregared on the going. concern basis.
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APPIAN INVESTMENTS ICAV
ANNUAL REPORT AND AUDITED FINANCIAL STATEMENTS
For the financial year ended 30 September 2014
Notes to the Financial Si_a_tem_e_nts- (continued)
Amendments to standards
NEW Sfaﬂdﬂ!d)" cimendments f.’l’ﬂd interpi ‘eralions (-,’ﬁé’(.'fl\?é‘ fﬂl the f':muc:a! yeqr
IFRS 9 Financial Instroments became effective for annual periods beginning on or after 1 Januaty 2018, JFRS 9

replaces 1AS 39 and mtmduceq new requirements for classification 2nd measurement, impairiment and Hedge
accounting.

A’z result of the adoption of TFRS 9, the Fund has adopted conseguential amendments to-IAS 1 Presentation of

Financial Statements, which require:

- impairment- of financial assets o be preqemed in a separate line item in the Statement of Profit of Loss and other
Comprehensive Intoine. Under TAS 39, impairment was recognised when losses were incurred. The Fund.did not
previausly report any incurred losses: and

- separale presentation in the Statement of Profit or Loss and Other Comprehensive Income of interest revenue
«calculated using the effective interest method. '

Additionally, the ICAV ha¥ adopted consequéntial amendments to IFRS 7 Finuncial Tnstruments; Disclesures, which
ar¢ applied to-disclogures about 2019 buthave not generally becn applied to comparative mfnrmatlon

Classification and measurément of financiil assety and financial liabilities

TFRS 9 contains three principal classification categories for hmnual assets: méasured at amortised cost, fair value
through dther comprehensive income (“FVOCI”J And fair value thirough profit or loss (“FVTPL"}. Thé classification
ol financial assets-under TFRS 9 is generally basced.un the business model in -which a fifancial assct is managed.and.
its mntractual cash flow characteristics. IFRS 9'eliminates the previous IAS 39 categories of held to malufity, loans
and receivabies, and available for sale.

Under IFRS 9, derivatives embedded in contracts where the host i is a financial asset'in the scope of the standard are
never separated. Thstead, the bybrid financial instrument as a whole i is assessed for classification. TFRS 9:largely retains
thé cxisting requirements in TAS 39 for the classification and measurement of financial liabilifies and derivative
financial instruments.

"The adoption of IFRS 9 has not had a significant effect on the ICAVs accounting policies related to financial assets
and financial liabilities,

The table below sets out the original measurement cafegorics under TAS 39 and the new measurement categories under
IFRS 9 forcach class of the FCAV’s financial assets and financial liabilities as at 30 Scptémber 2019,

Original classification New classification
Financial assets ' under IAS 39 under IFRS 9
ash and cash cquivalents. Loans and receivables Amartised cost.
Deposits receivable Loans and receivables Ammortised cost
‘Rents receivable Loans and receivables Amortised cost
Subs¢riplions receivable Loans and receivables Amortised cost
Prepaid cxpenses Amonised cosi Amortised cosl

Original classification New classification
Financial liabilities under TAS 39 under IFRS 9.

Accrued expenscs.

Rents received in advance
Subscriptions received in.advance
Deposit received it advance
‘Otherpayable

“Term loan

Interest on termloan

Amortised cost
Amortised cost
Amortised cost

Amortised cost

Ar’ri_or-tised'cos't
Amortised cost
Amortised dost

Amortised cost
Amortised cost
Awmortised cost,
Amortised cost
Amortised cost
Amontised coss
Amartised cost
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APPIAN INVESTMENTS ICAY
ANNUAL REPORT AND AUDITED FINANCIAL STATEMENTS
For the financial year ended 30 Scptember 2019
Notes to the Financial Statements (continued)
Amendmenis to standards (continoed)

New standards, amendments and'r’nrerp:-‘em'r'fo;z; effective for the financial vear (continied}

Clits. u{rcarwn and meavurement of financial dssets and financial iabilifies (éontinited)

IFRS 9 replaces the “incurred loss” model in IAS -39 with an “expected credit loss™ (“ECL") model. The new
impairmient miode] applies to financial assets mezdsured at amortised cost, but not to investments in equity instruments.
Under TFRS 9. credit losses are recognised earlier than under TAS 39. The ICAV has determined that the application
of IFRS 9's impairiment requirements at 30 September 2019 results in an {mpairment allowance of a trivial amount on.
cash and cash equivalents-and receivables:

Transition
Changes in accounting policies resulting from the adoption of IFRS.9 have been applied retrospectively, except as
described below,

. Comparative periods Have not generally been restated. Differenices in the carrying amounts: of financiat assets
resulting from the adoption of IFRS 9-are récignised in net-assets-atidbutable to holders of participating shares as at
1 Qctober 2018. Accordingly, the information presenied for 2018 does not reflect the requirements of IFRS 9, but
rathér those of TAS 39.

* The ICAY has used the exemption not to restate comparative periods,

Cl'lﬂﬂ‘ff"{,‘(i'ffrm Eﬂld mensurentent f)f.’é’l’é}?l{é’

IFRS 15 supersedes JAS 11 Construction Coniracts; IAS 18 Revenue dnd related interpretations and it apphes, with
limited exceptions, 1o all.revenue arising from coniracts wilh customers, IFRS 15 establishes a [ive-siep model to
account for revenue arising from contracts with customiers and requires that revenue be recognised at an amount that
reflects the consideration to which an entity expects 1o be entitled to in exchange for lramfernng goods or sérvices to
a custorner.

IFRS 15 requires entities to exercise judgement. taking into consideration all of the relevant facts-and circumstances
when applying each siep of the friodet to contracts with their customers, The standard also specifies the accounting for
the incremental. costs of obtaining a contract and the costs directly related to fulfilling a contract. In addition, the
standard requires extensive disclosures:

The corc principal of IFRS 15'1s that an entity wxl] recoguise revenue to depict the transfer of promised goods-or
services to cuslomersin an amount that reflecls 1he consideration to which the entity expects to be entitled in exchange.
for those goods or sexvices. The core principal is delivered in a [ive step model framework, 1) Identify the contract(s)
with a customer; 2) Tdentify t the performance obligationsin the contract; 3y Determine the transaction price; 4) Allocate
the transaction price to the pmformance obligdtions in the contract; 5) Recognise income when (or as) the entiry
satisfies the perfofmance obligation.

The cumulative &ffect of initially applying IFRS 15, if any, is recognised at.the date of initial application as an.
adjustment to the ‘opening balance of retained earnings. ‘Therefore, the comparative information isnot restatéd: The
Directors have concluded that the adoption of IFRS 15 did not have ‘a matérial impact on opening balances as at 1
Qctober 2018 or on closing balances as at 30 Septeniber 2019, The Directors have also conclided that the adoption of
TFRS i3 did not have a material impact on the ICAV's operating; investing and financing cash flows.

New accornting sieindards noteffective in the finaricial vear and not-early eulopted

Classification of leases
IFRS 16 replaces’ existing leases guidance,, including TAS 17 Leases, IFRIC 4 Determining whether an-Arrangement:
tontains a Lease, SIC-15 Operating Leases — Incentives and SIC-27 Evaluating the Substance . of Transactions

Involving the Legal Form of a L.ease,
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APPIAN INVESTMENTS ICAYV
ANNUAL REPORT AND AUDITED FINANCIAL STATEMENTS:
For the finaneial year ¢nded 30 September 2019
Notes to the Financial Statements {continued)
Amendments to standards {continued)

New aceounting standards not effective in the financial vear and not early adopted (continued)

C!‘f_t_m'i 'Eé;arf'_'rm o, leuses continued}
The standard is effective for annual periods beginning on or-after 1 January 2019. IFRS' 16 introduces a single, on-
balance sheét lease accounting model for lessees, A lessee recognises a right-of-use asset representing.its right to.use.
underlying asset dnd a lease liability representing’ its obligation to make lease payments. There are recognition
exemptions for short-térm leases and leases-of low-value items, Lessor acceunting remains similar to-current standard
~i.e. lessors contifiue to classify leases as finance or-operating leases:

Based on the initial assessment, this standard is nol expected to bave a materiai impact on the ICAV.

Early adoption of IFRS 16 has not had been implemented and.the Directors are reviewing the' impact on the:disclosure.
of the financial statements for the following year.

1n-Juie 2017, the TASB issued Interdational Financjal Repnmnv interpretations Commilice (“IFRIC™) Interpretation
23 (“IFRIC 23™), Uncerlainty over Income Tax Treatments, which clarifies the apphca{:on of recognition and
measurement requirements of JAS 12, Income Taxes, when there:is. uncertainty over mcome tax treatments. IFRIC 23
is. cffecuve for annual periods begmmncr on or after 1 January 2019 with early adoption permitied. The ICAV is in the:
Process of assessing the impact of this new interpretation.

Summary of significant-acecounting policies

Classificaticn finder IFRS 9

On initial recogrition, the ICAV classifies finangial assets as measured at amortised cost or FVTEL. A financial asset
is mcasured at amortised cost if it meets both of the following conditions and is not designated as at FVTPL:

+ it'{s held within a business model whose- ()bjt.c[l\-’f: is.to hold assets to colicct contractual cash-flows; and

» {ts contractua] terms give risc on specified dates 10 cash flows that aré.solcly payments of principal and interest
(*SPPI™M.

All other financial assets of the ICAV are measuréd at FVTPL,

BIH’IHC’H HI(J(?'E"J (IT\'EYWHUI’

1n making an assessment of the objective of (he business model in which a financial asset is-held, the ICAV considers

all of the relevant information about how the business-is managed, including:

« the documented investment strategy and the execution of this strategy in practice. This: mcludcs whether the
investment Stralegy focuses ori earhing contractual interest incorme, maintaining a particular interest rate proﬁle
miatching the duration of the financial asséts to the duration of any related liabilities or expected cash” outflows or
realising cash-flows through the sale of the assets:

* how the performance of the pm‘lfolm is evaluated and reported o the ICAV's management;

« the-risks that affect the performance ol the business model (and the fi nancial assets held within that business model)
and how those risks are managed;

« how the investment manager is compensated: e.g. whether compensatien is based on the fair value of the assets.
managed or the contractual cash flows collected;. *md

» the frequency, volume and timing of  sales of financial asscts in priot " periods, the reasons for such sales and
expeclations. about future sales activity.
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APPIAN INVESTMENTS ICAV
ANNUAL REPORT AND AUDITED FINANCIAL STATEMENTS
For the financial year ended 30 September 2019
Notes to the Financial Statements (continued)
Summary of signiﬁ_c_ant accounting policics (continued)

Cligsification under IFRS 9 (continued)

Brr.\me.s.: mr:)del assesyment (continued)

Transfers of financial assels lo third parties in transactions thai do not qualify for derecognition are not considered.
sales for this purpose, consistent with the [CAY’ s cotinuing récognition of the asséts. The ICAV has determined that
it lias ong business model.

» Held-tg-coflect business model: this includes cash and cash equivalents and debt_(_)rs.'Tl_wse_ﬁn.anc'ia] assets are held.
to-collect contractial cash flow. '

Assessment whether contractual cash flows are SPPI

For the purposes.of this assessment, ‘prmmpal” is defined as the fair value of the financial dsset on initial recogmuon
“Interest™is defined as corisideration for the-timé value of money and for the credit risk agsociated with the principal
amount nutsiandmg during a particular petiod.of time and for-other basic lending risks and costs {e.g. liquidity risk
and administrative costs), as well as.a profit margin.

I assessing whethér the contractual cash flows are SPPT, the ICAV considers the contractual terms of the instrument,
This includés agsessing whether the financial asset containg a, contractual term that could changé the timing or amount
of contractual ‘cash f]ows such-that it would not meet this LOI‘ldlthI‘l In making this assessment, the ICAV censiders:
- contingent events that would ch’moe the amount or nmmu of cagh flows;"

—leverage featu_res

— prepayment and exiension features;

— terms thal lintit the Fund's claim to.cash flows from specified agsets (e.g..non-recourse fealures); and

— features that modify consideration of the time value of money (c.g. periodical reset.of interest rates).

Reclassifications

Financial assets are not reclassified subsequent to their initial recognition unless the ICAV were fo changg its-business
miode] for managing financial assets, in which case all affected financial ‘agsets would be reclassified on the first day’
of the firstL reporting period following the change in the business miodel.

Subsegitent measurement of financial assers

Firaneial assets at FVTPL

Thesé assets are subsequently measured at fair value, Net gains and losses, including any interest or di vidend income.
and expense and foreign exchange gains and {osses, are recognised 1n profit or Ioss in the statement of comprehensive
income. There are no assets at the financial year end which fall into this categary.

Fiancial assets dr amortised.cost

Thesc dsscls are subsegquently measured at amertised cost using the bﬂl’.‘C[l\’t interest method. Intercst income, foreign
exchange gains and losses and :mpalrmenl are recognised in profit or loss in the stalernent of cnmprchcnswe income,
Any-gain or loss.on ‘derecognition is alsc recognised in profit or loss.

Cash and cash equivalents and debtors are included in this category:

Financial liabilitiex ~ Classification, subsequent measisrerent and gains and losses

Financial liabililies are. chsslﬁcd as measured at amortiscd cost or F VTPL. A financial liability is classified as at
FVTPL if it i5 classificd as held for trading, it is a derivative or it is designated as such on initial recognltlon Financial
liabitities at FVTPL are measured at fair value and net gains and losses, including any intefest expense, are recognised
in profit or loss. As at 30, Septcmber 20119, there-are no financial liabilities inchuded in this category. Other financial
liabifities are subsequently measured af amortised cost using the efféctive intérest method. Interést expense and foreign
Lxchangc gains and losses are recognised in profit or loss. Any gairi or loss on derecognition is. also recognised-in
profit orloss.

All payables, actrued expenses, and deposits, subscriptions and rents in advance are included in this category.
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APPIAN INVESTMENTS ICAV
ANNUAL REPORT AND AUDITED FINANCIAL STATEMENTS
For the finaneial year ended 30 September 2019
Notes to the F inancial Statements (conti_nued)'
Summary of significant accounting policies (continued)

Classification.under IFRS.9 (continued)

Impairment

The ICAV recognises loss allowances for expected credit Jesses (“ECLs™) (on financial assels measured at amorfised

cost) for the financial year ended 30 September 2019. The ICAV measures loss allowances at-an ampunt equal to

lifetime ECL3. except forthe following, which are measured at 12-mionth ECLs:

« financial assets that are’déterminéd to have low crédit risk at the reporting date;-and

» other financial assets‘for which credit risk (i.e. the risk of default occurnng over the cxpeeted life of the asset) has
‘not increased significantly since initial recognition, .

When determining whether the credit risk of & financial asset has increased significantly since-initial recognition and

when estimating ECLs, the ICAV considers reasonable-and sapportable information that is relevant and- available-

without undue :cost or effort: This includes both quantitafive and qualitative’information-and analysis, based on the

ICAV’s hi'storic_al experience and informed ¢redit assessment and inclnding: forwatd-looking inforination.

The ICAV assumes that the crédit risk on a financial-asset has incieased significanily if it is more than 30 days past

due, The ITCAV tonsiders a financial asset to be in delault _whe‘n_:

= the borrower is unlikely to pay its credit obligations to the ICAV in full, witliout recourse by the ICAV to actions
such as realising security (if any is held): or

» the financial asset is more than 90 days past.due.

The ICAV considers a financial asset to have low credit risk wher thie credit rating of the counterparty is equivalent.
to the globally understood definition of “investment grade”, Lifetime ECLs are the ECLs that resull from all possible
default events over the expected life of a financial instrument. 12-monith ECLS are the portion of ECLs that result from.
défault everits that are possible within the 12 months afterthe reporting date: (or a shorter period if the expected life of
the instrument is less than 72 months).

The maximum period considered when estimating ECLs is the maximum contractual period over which the ICAV is
exposed to credit risk.

Measurement of ECLs )
ECLs are a probability-weighted éstimate of credit losses. Credit losses are measured as the present value of all cash

shoftfalls:(i.c. the difference between the cash flows due to the entity. in accordance with the contr_act' and the cash
Flows that the ICAV expects t0 receive), ECLs are discounted at the effective interest rate of the financial asset.

Credit-impaived financial assets _

At each reparting date, the ICAV assesses whether financial assets carried -at amortised cost aré credit-impaired.
Financial asset is “credit-impaired” when one-or more events that hiave a detrimental impact on-the estimated fature
cash flows of the financial asset have occuired.

Evidence that a finanicial asset is credit-impaired includes the following observable data:
* significant financial difficulty of the borrower or issuer;

« a’breach of contract such as a default or-being mare than 90 days past doe; or

* it is probable that the borrower will enter bankruptcy orother finiancial reorganisation.

Presentation of allowance for ECLs in the statement of financial position
Loss allowances for financial assets measured at dmortised cost are deducted from the gross carrying amount of the
assets.

Write-aff

The gross carrying amount of a financial asset is written off when the TCAV has no reasonable expectations- of
recovering a financial asset in its entirety or a portion thereof.
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APPIAN INVESTMENTS ICAV
ANNUAL REPORT AND AUDITED FINANCIAL STATEMENTS
For the financial year ended 30 September 2019
Notes to the Financial Statements (continued)
Summary of significant accounting policies (continued)

Investment'property

Investment property is property held cither to earn reatal income; or for capital appreckition (including future
-development) or for'both, but not for sale in the prdinary course ol business. The ICAVY does not have any propertics
held for resale o trading purposes.

Investmient propeity is initially measured -at cost including related acquisition costs and subsequently valued by the
Board of Directors, based on values calculated by professional external vaiuers, at their respective fair values-at'each
‘reporting date. The difference between the fair value of an investment property at the reporting date and its carrying
value prior to-(he external valuation is recognised in the Statement of Comprehensive Income as a-fair valué gain ot
loss.

External independent valuers, having appropriately recoguised and rclevant.prd_féssio_na] qualifications. and. recent
experience-in the location and category of property being valued, value the ECAV'sanvestment property portfolio at
year end. in accordance with the Royal Institution of Chartered Surveyors Valuation Standards {(RICS).

Any gain or loss ‘on disposal of an investment property (calculated as the difference between the net proceeds from
disposal .and the carrying amount of the'item) is recognised in the Statement of Comprehensive Inedme.

Properties leased out to tenants under operating leases are included in- investment property in- the Statement of
Financial Position.

Investment propériies are treated as acquited at the point where the ICAY assumes the significant risks and returns of
awnership which normally-occurs when the conveyancing contract I'i_as been pc_rfc_ﬁrmed by both buyer and seller and
the contract has been deemed to have become unconditional and completed. Tnvestment properties are deemed to have
been:sold wherr the bayer has assumed therisks and rewards of ownership and the contract has been compieted,

Additions to investiment propertics consist of purchase or construction of investment propeities plus other directly
attributable costs. such as professional fees and expenses and, in the:case of investment propérties under de’ife_'lopme_nt,
capitafised interest where applicable. The cost of self-constructed investment property inciudes the cost of materials
and direct Tabour, any other costs directly attributable to bringing the investment property to.a working condition for
their intended use and capitalised boitowinig costs, Where the TCAV begins to redevelop an existing investment
property, the propérty continues to be held as an investment property.

Critical aceounting judgements.and estimates in investment property: valaations

The fair values derived are based onranticipated market values for the-properties, being the estimated -amount that
would be received from a sale of the assets inan orderly transactian between market participants. As a resultof all of
these factors, the ultimate valuation the ICAV places on its investnient properties is subject (0 some uncertainty which
may not [urn out to beactcutate, particilarly in times of macro-economic. volatility.

Valiation of (he ICAV's investment properly portfolio is inherently subjective as it requires among other factors,
assumptions to be made regarding the ability of existing tenants {o meettheir rental obligations ¢ver the:entire life of
their leases, the estimation of the expected rental income in 10- the future, an assessmieént of 4 property’s: ability to
remain as-an-attractive technical configuration fo existing and prospective ténanis in a changing market and a
judgementta be reached on the attractiveness of a building, its logation and the surrounding environment. While these
and other similar malters are market standard eonsiderations in determining the fair value of a property in accordance.
with the RICS ‘méthodelogy, they are all subjective assessments-of [iture-events and macro-economic factors ‘which
are outside of the ICAV's control or influénce and therefore may prove te be inaccurate long-term forecasts.

The Royal Thstitute of Chartered Surveyors (“RIES™) property valuation methodology is considered by the Board of
Direetors to be fhe valuation technique most'suited to the measurement of the fair value of property investments. It is
also the primary measurément of fair value that all major and reputable property market participants use when valuing
an investment property.
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Rental income

Rental income from investment property is recognised on an accrual basis &s revenue on a straight-line basis over the
termi of the lease. The ICAV considers this: as the most representative sysiemaltic time paticrn in which the benefits of
ownership of the assels will-acorue to'the business. Lease incentives granted dre recognised as an integral part of the.
tatal rental income ‘over the term of the ledse.

‘Where a rent-free period is included as.an incentive in a lease, the rental income forgone is allocated evenly.over the
years from the date of the lease commencement (o the.earliest termination date of the lcase. Whete a lease incentive
takes.the fnrm of an incentive payment to a lenant, the resultant cost is amortised evenly over the remaining life-of
the lease to its earliest termination date,

Contingent rents, such as turnover rents. -are recorded: is income in the years in which they are.earned, R_c_mal
concessiong are récorded as adjusfinents 10 incoie in the rental ‘years to which the concession relates.

A rent adjustment of review duc under a lease: which has not yet been setled at the reporting date is included in the
results based upon a reasonable estimate of the amount the review will be settled at-and then adjusted to. actual
ontcome when the outstanding review is fi ndll_y_ established.

‘Where the ICAV receives a surrender premium from a tenant for the early termination of a 1€ase, the profit net'of any
dircct costs _ass'ocia_ted with dilapidation and legal costs rélating to that ledse, is reflected in the accounting year'in
which the surrénder took: place. Details con all remal incentives arc provided to the external valbers. for their
_consideration during their review of the investment property valuation at each reporting date,

Expenses _
Expeiises are dccointed for on an agerial basis.

Net asset value per share
“The nel asset value (“NAV") per share of each clasé of share is calculated by dividing the NAVY attributable to that

class by the number of Shares in issue for that ciass.

Nét assets atiributable to holders of participating shares

Shares issued by the ICAV in respect of the Fund provide shareholders. with the nght to redeem théir shares for cash

equal to their proportional share of the: NAV of the Fund and are. classified a5 liabilities. The lizbilities Lo shafeholders

are presenied in the Statement of Finaicial Position as “Net assels ‘attributable to holders.of participating shares™ and

are determined based on‘the residual assefs af the Fund after deducting the Fund's other liabilities. Shareholders are

restricted from rédeeming their shares for a périod of two years comimencing on.the date-that the shares are issued by
the ICAV.

Cash and cash equivalents
Cash and cash equivalents include cash at bank; bank overdraits and short-term, highly liguid investments.teadily
convertible to known amounts of cash and which are subject to insignificant risk of changes in value.

Term loan
Financing activities in¢lude long ferm loans héld with Bank of Ireland that are repayable i m years following the date

of first drawdown and were charged at variable rates, of interest as set out in-note 17 and are used solely for the purposc
of acquiring nicw property in order lo satisfy the investment objectives of the Fund.

Anti dilution levy

The Directors may adjust the subscription-and redemgtion price by adding or deducting to.the NAY per Share an anti-
dilution levy, which is d chargie to- cover market spreads and. transaction costs for the purposes of preserving the value
of ihe underlying assets of the Fund. The anti-dilution lévy will be an amount determined by the Directors -as
dppropriate in the circumstances-and calculated by reference (o the costs of dealing in the underlying investments‘of

the Fund,
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Aunti dilution levy (continued),
Any levy charged to an ‘investor is capitalised as revenue to the Fund and not impacted on the individual share class
-and credited to the Statémerit of Changes in' Nét Assets Attribufable to Holders of Parti_cipaling Shares.

Fair valae hierarchy

TFRS 13 Fair Value Hierarchy -establishes-a three-tier fair value hierarchy that prioritises the. inputs to valuation
techniquestormeasure fair value. The hicrarchy givesthe highest priority to unadjusted quoted prices in active markets
for identical assets or liabilities {Level | measurement) and lowest priority to unobservable inputs {Level 3.
measurement). '

Investments measured and reported at fair valuc are ¢lassified and digclosed in one of the following fair value
hierarchy levels based on the significance of the inpufs used in'measuring its fair value:

Level 1-  Unadjusted quoted p_ri'r_,:cs_ in-active markets that are accessible-at the measurement datc for identical;
unrestricted assets or liabjljties;

Level 2- Quoted prices-in markets that are not active or financial instruments for which all significant inputs arc
observabte, either directly or indirectly, Fair value is détermined through the. use of models: or other valuation
methodologies;

Level 3-  Prices or valuations that reguire inputs. that are both significant to the fair value measurement and are
unobservable. Unobservable inputs are-developed based on the best information available in the circumstances and
reflect the Fund’s own assumptions about how market participants would be expected to value the assct or liability.

An investment is always categorised as Level 1, 2-or 3'in ity entirety. In certdin cases, the fair valué measurement for
an investment -may use a number of different inputs that fall into different levels.of the fair wvalie hierarchy. In such
cascs, an inveéstment”s lével within the fair value hierarchy is based on- the: Towest level of input that is significant to:
the fair value measurement.

Fair value estimates are made at 2 specific point in time, based on market conditions and information about the
financial instrument. These estimates are-subjcetive in nature and involve uncertainties that may reéquire significant
jiudgement (e.g., interest rates, voiatility, esti mated cash flows etc.) Actual results could differ from these estimates.

At 30 September 2019, the ICAV considérs that its investment properties fall within Level 3 of the fair vatue hierarchy
as defined by IFRS 13. As further -outlined in IFRS 13; a Level 3 fair value recogniscs that not all of the-inputs and
considerations made in determining ihe.faif valie of investmenit properties can be derived from publicly available
data, as the valuation méthadology in respect of a praperty has alse to rely on other factors including ‘technical
¢ngineering reports, legal data and analysis,'and proprictary data bases maintained by the valuers in resgect.of similar
propertics (o the assets being valued. Desktop valuations are performed quarterly with a full valuation petformed at
year end.

The following table illustrates the movements in Level 3 investment properties. during the year.

30-Sep-19 30-Sep-18

Investment property rvestment property

EUR BEOR

Opening balance 44,515,000 10,400,000
Purchases 1,900,000 31,451,000
Gains recognised in statement of comprehensiveincome 042 842 . :5'9_5-,369
Capitalisation of costs 157,158 2,068,631
Closing balance 47,515,000 44,515,000
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"The following scisitivity analysis has been determined based on the exposure to property valuation risks as.at 30
September 2019, The basis of the mdependmt valuation is-explained in note 11 Investment Propetty.

As at the 30 September 2019 reporiing date, the ICAV's assets consisted of cash and cash equivalents of EUR
5,301,635 (2018: EUR 4,474,907) and eighi investment properties valued at EUR 47,515,000 (2018 EUR
44,515,0000, "The total net assets were EUR 33,047,374 (2018: EUR 28,559 461) and ‘cash therefore represented
16.04% (2018 EUR 15.7%) of the ICAV"s net assets. This proportion of the ICAV is not sensitive to changes in-yield
levels, rents or discount rates.

However, the estimated value of the property is sensitive to changes in (he annual rent and to changes in market yield
levels, ‘A der,rcase in the annual rent will decrease the fair value, similarly, an increase in the. discournt rates will
decrease the fair value. A 1% increase ir the equivalent yield would have an impact of a 13% reduction in-fair value
whereas a 1% decrease would have an impact of ari 18% increase in fair value.

Tutal rental income in respect of the property portfolic for the year ended 30 September 2019 was EUR 3,014,182
{2018: EUR 2,149,032}, Assuming no'change in the yiclds used for viluation, a 5% increasc n rent would result in
an increase in the:capital value of 5% or EUR 2,375,750 (2018; EUR 2,225,750) and similarly a 5% decrease inrent
would result in-a-simildrreduction in capital value.

30-8Sep-19 30-Sep-18
Key_ unobseryvable
‘Property Fair Valu¢ FUR  Fair Value FUR.  Valuation téchnique’ inputs
Office 25,095,000 23,940,000 Market commparison of yield Yickd
Reiail 20,520,000 20,575,000 Market comparison of yicld Yield
Industrial 1,900,000 - Market comparison of yield Yield
47,515,000 44,515,000

Murkel comparison .rnerhac!
Under the market comparison of yleld a property’s fair value is éstimated based on comparabte transactions. The unit
of comparison applied by the: ICAV is-the yield,

Accrued expenses

30-Sep-19 30-Sep-18

Investment managerment fees (179,862) (158,965)
Depositary fees payahle (6,500). (23,934)
Administration and fransfer agent fees payable (18,600) (36,023
Audit [ees payable {18,000) {3,289
‘Direclors fees'payable (17:380) {45.415)
Legal fees payable (15,000) (28,658}
Other fees payable (36,419) (33,383)
(291,761) (329,667)
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Cash and cash equivalents

Cash and bank balances at the year-end were held with Société Générale S.A. (Dublin Branchi) and Bank of Treland
(BOT} as follows: :

3¢-Sep-19 30-Sep-18
Cash at bank EUR FUR
BOI 1,056,346 1,192,135
Socidié Générale S.A. _ 4245289 ‘3282772

5,301,635 4. A74 907
Due from Solicitor
Due froin solicitor balance at the year-end was held with Eversheds as follow:

30-Sep-19 30-Sep-18
Dize from Solicitor EUR -HIR
Eversheds ' _ 240,000 -

240,000 -

Participating shares

On iricorporation, the autharised share capital of the ICAV was represented by 1, 000,000,000,000 Participating Shares
of no-par value and 2 non-participating redecmable shares of no par value. There are- WO non- participating shares in
issue. The non-participating shares do not form part of shareholders’ funds and have ‘béen diselosed by way of note.

only:

The net assets atiributable to hiolders of participating shares in-the Fund are at all times equal to the NAYV of the Fand.
Part:mpqtma shares, which comprise’ the capital of the ICAV, are:in substance a Hability of the TCAV 'to shareholders.
The'shares-are all entitled to- participate equally. in profit and distributions (if any) of the Fund and in the assets in the.
event of termination. The participating shares carry no prch,renml or pre-emptive rights and are in reégisiered form.
Non-participating shares do not entitle the holders io.any dividends. and on winding up entitle the holders to.réceive.
thie-amount paid up but not otherwise entitle them (o participate i the assets of the ICAV.

There is 2 Lock-Up period of two years ‘on all shares issued by the Fund. The two-year period commences on the-date.
the shares are issued. Following expiry of the Lock- Up period, shareholders will be permilted to request 4 redemption;

The movement in the number of participating shares is as follows:

30-Sep-19 30-Sep-19 30-Sejr19
Class A FUR Class. B EUR Class CEUR
Shares i issus at beginning of year 223,648 12,428 9.111
Tysued during the year 16,761 - 830
Redeemed during the year (953) - -
Shares in fssue at yearend 239,456 12428 9.950
Net Asset Valué per share 127,10 11681 11692
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Participating shares (continued)

The movement in the number of participating shares is as follows:

30-‘Sep—l 8 30-5ep-18 30-Sep-18
Class A FUR Class B EUR Class. CEUR
‘Shiares in issuc al beginning of year’ 175,952 - -
Issued during the year 47,606 12,428 9,111
Redeemed during the year - - -
Shares inissuc at-ycarend 223,648 12,428 0,11}
Net Assct Value per share 11738 107.88 107.82

Taxation

Under currént law and practice the ICAV qualifies as an invesiment undertaking as defined in Sectien 739B of the

Taxes Conselidation Act, 1997, as amended. Ori that basis, it is.not __char:geab']e to Trish tax on its‘incorne or gains.

However, Irish tax may arise on the happening.of 2 “chargeable-evqn_l"".’_ A-chargeable évent includes aniy distribution
payments to Sharehelders orany encashment, redemption, cancellation or transfer of shares-and thie holding of shares
at the end of cach eight-year period beginning with the acquisition of such shares.

No Irish tax will arise.on the ICAV in respect of chiargéable events in respect of:

a) A Shareholder who is neither Irish resident nor ordinarily resident in'Ireland: for tax purposes, at the time of the
chargeable cvent, provided appropriate valid declarations in accordance with the provision$s of the Taxcs
Consolidation Act,.1997, as amended, are held by the ICAV; or '

B} The JCAV has been authorised by the Irish Revenue to make gross -payments in the absence of appropriate
‘declarations and tertaim exempted Irish tax resident Sharehelders who have provided the ICAV withithe necessary
signed statutory declarations. '

The ICAVis Hiable to pay othei taxes such-as' VAT, stamp duty, land tax and local property tax in the normal way.

Finance Act 2016 intioduced a new 20% tax which is-applicable.to investments. made by certain investors’in Irish
Real Estate Funds (IREFs). In broad terms an [REF is a regulated Trish fund which derives 25%-+ af its value dircetly
or indirectly from certain Trish real estate assets. This tax is separate.from the existing exit tax regime and, in general,.
should.only apply to certain investors who would othérwise be exempt from-exit tax, as defined in the legislation,

The new IREF withholding tax will apply to certain taxable evenls for IREFs which aceur on or alter I January 2017,
These taxable events include:

o A distribution;

s A payment from the IREF to the invéstor in relation to-the investor cancelling, tedegming or repurchasing
urigsfshares in.the IREF;

s  Anexchange by an investor of units/shares inone Fund of an IREF which is an-umbrella fand, for units in
another Fund of the same umbrella fund;.

» The issuance of paid up units/shares in the IREF (when the investor. does not pay consideration in fuil for
the units or shares ¢.g. a scrip issue); and

e Where the IREF ceases fo,be an IREF.

Secondary. market sales of units/shares: in an TREF are also considered taxable. events, hawevér the ebligation to
gecount for tax in relation to such events rests with the investor on g sell-assessed basis.

28



10

11

12

APPIAN INVESTMENTS ICAV:
ANNUAL REPORT AND AUDITED FINANCIAL-STATEMENTS
For the financial year ended 30 September 2019
Notes to the Financial Statements (continued)
Taxation (continued)
IREF withholding tax will apply irrespective of whether the .a_ffcc_ted_proﬂts.and gains arose (o the IREF before this
date. Not all profits or gains from Irish real estate-assets are subject to the new tax; in particular, the'capital gain on
the disposal of certain propertics may be excluded from the tax for certain invéstors. The Directors consider the ICAY

an IREF and that, ccnse_quen'tly,' IREF withihelding tax will need to be applied (¢ future distributions and redemptioris
made to.affected investors out of relevant profits and gains. Theré was one redémption for which no tax has been

applied as the investor is exempL.

Investment property

The: total consideration before acquisition expenses of the properties acquired during the year-amounted to EUR
1,900,000 (2018: EUR 31,451,000} and the total costs of acquisition which comprised of stamp duty, legal services
and other ditectly attributable costs arising from the transictions amounted 10 EUR 157,158 {2018: BEUR 2,068,631y
resulting in total capitalised costs of EUR 2,057,158 (2018: EUR 33,319,631) 1o the ICAV during the year, The fair-
value of the ICAV’s fnvestment propertics for the year ended 30 September 2019 was EUR 47,515,000 (2018; EUR
44.515,000) resuliing-in a cumulative unirealised gain'ol EUR 2,486,498 (2018; vorealised gain.of: EUR 1,558,315).

The: fair value of the TCAV's investment properties at 30 September 2019 has been arrived ai on the basis of a
valuation carried ont at that date by the independent external.valuer-Cashman & Wakefield: The total fees earned by
Cushman & Wakefield from the' ICAV are less than 5% of their tofal Irish revenues. The valuations performed by
Cushman & Wakefield, which conform to the Valuation Standards of the Royal Institution of Chartered Surveyors
and with International Valuations Standards (IVS) 2013, were airived at by reéference 10 recent market transaction:
cvidence;

The Board of Directors determines the ICAV's valuation policies and proceduyes for property valuation. The AIFM
reviews the valuations artived dt by the external professional valuers. This review includes a discussion with the
Board and separately with.the extérnal valuer on the assumptions used, the process and methedology nndertaken and
a review of the data considered. by the external valuer. For investment properly, the income. approachfyield
methodology involves applying market-derived capitalisation yields to ¢urrent and market-derived future incomie
streams. with appropriate adjustments for income’ voids arising from vacancies or rent-free’ periods:. These
capitalisation yields and future income streams are derived from comparable property and leasing transactions and
are considered fo be the key inputs in the valuation. Other factors that are taken into account include the tenure of the
propertty, tenancy détails, planning, building and environmental factors that might affect the-property:

Everything else being equal, there is a positive relationship between rental values:and the property valuation, such’
that an incréase in rental values will increase the valuation of a propeity and vice versa. However, thie relationship
between capitalisation yields and the propeity valiation is inverse, therefore: an increase in capitalisation yields will
reduce the valuation of a property and vice versa. There are intérrelationships. between these inpuis as they are
determined by matket conditions and the valuatiod movement in any one year depends on the balance between them,
If these inputs miove in opposite directions (e.g. rertal values increase and yields decrease) valuation movements can
be amplificd wheréas ifthéy move in the same direction, they may offset reducing the-overall net valuation movement.
The Boaid, after consideration of the report of the [CAV's external valuer, ultimately decides whetler the propérty’s
fair value has been reliably determined.

Feesand expenses

The details of all fees charged during the year are. disclosed on Lhe face of Statement of Comprehensivé Income-aind
all fees payable at 30 September 2019 are disclosed in note 6.
(a) ATFM fees

The' ATFM is catitled to.receive out of the assets of the Fund dn-anmual feeof 1.35 % of the Gross Asset Value payable
quarterly inarrears.
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(a) AIFM fees (continued). _
The AIFM is:also entitled to be reimbursed out of the assets of the Fund for all its reasonable out of pocket costs and
EXpPENSES.

AIFM fees charged to the Fund during the ¥ear amounfed to EUR 68$2.849 (2018; _EUR 452,279) with '-E_UR' 179,862
(2018: EUR 158,965) ontstanding as'at 30 September 2019,

(b) Investinent adyisor feés
The AIFM pays.out of its fees (and not out of the assets of the Fund) the fees of the Investment Advisor.

In addition, the Investment Advisor is enitled to be paid, out of the assets.of the Fund, a fee of up to 19 of the
purchase price of each Property {excluding professional fées, land costs and financing costs) payable out. ofthc: assets’
of the Fund for the: idenitification and sourcing of itew investment properties acquired by the Fund.

"The Investment Advisor is-entitled to be relmburscd'by the Fund for all reasenable vouched out bf—'pockc’t expenses
incurred by it. The. Investment Advisor is also-ettitled to-be paid for providing suchi other ancillary services as may
be rcquestcd ini respect of the Fund from time to time provided such services.are.charged at normal cormercial rates.

{c) Administration fees

The Administrator is entitled to receive out of the assets of the Fund-an-annual fee, accrued and pfiyabic quarterly in
arrears, based on the MNct Asset Value of thé Fund, of up to a maximum 600.04%, subject lo:a minimum - monthly fee
of EUR2 50(1 (plus VAT; if any'therean);

The. Admisistrator is éntitled to be repaid for all of its out-of-pockcl. expenses reasonably incurred on behalf of the
Fund. Administration fees charged to the Fund during the year amounted to EUR 29,955 {2018: EUR 30,014) with
EUR 18,600 (2018: 36,023) outstanding as at 30 Scptember 2019,

(d) Depositary fees

The Depositary is entitled to receive. out of the asséts of the Fund an annual feg, accrued -and payable quarterly in
arrears, based on the Net Asset Value of the Fund, of up 1o a maximum.ef 0. 039%, subject-to a minimum menthly fee
of EUR2,000 (plus VAT, if any thereoi}.

Ttic Depositary isentitled to be repaid for-ail of its out-of-pocket expenses reasonably incurred on behalf of the Fund
and is also enlitled to sub-custodian’s fees {which will be charged .at normal commercial rates).. Depositary Tees
charged 1o the Fund dwing the year amounted to EUR 39,556 (2018: EUR 18,764) with EUR 6,500 (2018: 23, ,934)
outstanding as at 30 September 2019.

{e) Directors’ fees

The rion-exccuiive Difectors are entitled to receive director’s remuneration up to a maximum of EUR 25,000 each:
per annum out of the assets of the ICAV. Directors’ fees charged to. the Fund during the year amounted to EUR 88, 258
(2018: BEUR 86:832) with BUR 17,380 {2018: EUR 45, #415) outstanding as at 30 Septembcr 2019.

{f} Auditors remuneration
The-remuneration for dll work carried out by the statutory audit firm, excluding VAT, in respect of the financial year

is as-follows:

30-Sep-19 30-Sep-18
Statutory audit 18,000 11,007
Total 18,000 11;007
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Fecs and expenses (continued)

{g) Other expenses
The fellowing table:details the breakdown of the other expenses for the year.

30-Sep-19 30-8¢p-158
Annual report charges: 531 2494
Bank interest and charges . 16,125 18,630
Legal fees 11,699 39,667
Accounting fees 4,689 4,360
Transfer agent fees 27055 7,672
Property management fees 73,499 51,653
Borrowing fées 52,159 -
Valuation fees 25.493 9,952
Company secretarial fees -3;303 12,266
S_um{ry CXPCNSCS 64,297 5,659
278.850 152,353

Financial risk management

The main risks arising from. the ICAV"s financial instruments are defined in IFRS 7 as market risk, fother price risk,
and foreign currency risk), liquidity rsk and credit risk. The Board of Directors has appmmed the AIFM to manage
its investment risks and the other risks specified in the Prospectus. The AIFM assesses, mom[ors and manages the
exposure fo° these risks ona daily basis, reviews the portfolio on-a regular basis and reporis. to the Board,

(a) Market risk
Market risk is-the risk that the fair value or fiture cash flows of a financial instrument will fluctuate because of’

changes in market prices: and includes valuation risk, interést rate risk and foreign currency.risk.

Other price-risk

“The success of the ICAV depends 51gmﬁcant]y on the. ability of the ICAV and the AIFM to assess the values: of

properties, both at the timie of acquisition and the time of disposal. Valuations of the Fund’s property assets will also
have asi gnmcant effect on the TCAV's financial. ';randmg on an on-going basis and on its ability to obtain financing.
A more detailed overview on the valuation of the Fund's investment properiy and-a sensitivity 'malysm are provided

in note 5.

Titerest rite risk
Titerest rate Tisk is the risk that the fair value or future cash flows of a financial instrument will fluctuate because of
thanges in prevailing interest rates. The Fund does not invest in interest bcann;, securities-but-does liave interest

bearing loans at 30 September: 2019, Please see below the interest rate profile:
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Finaitcial risk management (continued)

(a) Market risk (continued)

Interest rate risk { continued)

A-8ep19

Asséts

Cashand cash equivatents
Investment propenty
chis teccivable

g frofn Sulicitor

Total asséls”

Liabilities

Accrued expenses

Rents received In advance

“Substdpinns reeeived inadvaice

Deposit received in advance

{iher payahle

Term luﬂﬁ_

Net assefs atirbutableto holders of pariicipating shares
Tufal tiabilities

Total interestsensitivity gap

30.Sep-L8

Asgety

Cagh.and cash-oquivalents

Invesineil propeny-
Refs receivable
Prepaid éxpenscs
Teilal assets

Liabilitics

Accmed cxpenses

Rentreceived inadvance

Subsciiptions received in advance
Deposit reeeived in advance.

Other payable

Tern Inan

Literest on term loan _
Net agsets ai{ﬁbut;{_bjé 1o h_nidc;s‘_uf patticipating shares
“Total lial#lities

Total interest sensitivity gap

Less lan Less thian- 1-5  Nondnterest:
1 mianth- 1 year years Bearing Totdl
HR HR- R HR IR
5,301,635 - 5301635
. . 7315000 47,515,000
. - 235,698 25598
- - 240,001 HOH0
3301635 . 47,780,608 53082333
- - 201,78 W16
- - 11557 175,571
- - 213,598 213,598
- - £24,000 624,000
- - 337397 337397
- 18.392.626 - 18,392:626
. . BT INTIM
- 13,302,626 34,680.707 53,082,333
5,301,635 {18,392,626) 13,000,991 .
Less thay Lass than 1-35. Non:Interest
1 rionth [ year years Biaring Total
R EIR: FUR AR FIR
4414507 - . < 4474907
- - - 515000 44515000
; . 66,454 66,454
- - - ARYA, 251
4474907 . - 4606577 49,081,484
- . . 329,66 329667
- . - 201724 291,124
- - - 00,000. SO0.0
£39.000 . - 639,000
400000 ; - . 400,000
. . 14,360,148 . 18,360,148
. - - 1,484 1484
. - . 28,559:461 28,559,461
£030.000 - 18360,148 29,682,336 49,081,484
3435907 - (18,360,148) 14924241 -
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Notes to the Financial Statements (continued)

13 Financial risk management (continued)

(a) Market risk (i:onlinued]

Interest rate risk (LO}!I!HIIE(U

The ICAY signed a loan facility on 27 June-2817 with Bank of Treland for EUR 8,200,000, of which EUR 3,000,000
was drawn.down on 29 March 2018. A déed of Aniendment and Restatement to the Facility Agreement with Bank of
Treland was signed on 2 May 2018, The loan facility with Bank of Treland was increased to EUR 20,490, 000.

The loans have beeh taken out with Bank of Ireland for-a 5 year period, with the intercst being paid quartesly as it
falls due, Pleasc fefer to note 17 for details of loan balance.s and applicable interest rates during the year ended 30
September 2019,

Sensrtmty analysis

An increase.of 25 basis points in the inferest rate over the financial year to 30 Seplember 2019 would have decreased
the nét assets attributable to-holders of participating shares approximately by EUR 32,128 (2018: EUR 36,326). A
decrease of 25 basis points would have an equal but opposite-effect for the year ended 30 September 7019

F()JU!Q.’I CUHFFEHeY risk

Foreign exchange risk is the risk that the. value of a financial instrument fluctuates as a result of changes in foreign
exchange raies:. The TCAV would be exposed 10 forelgn exchange risk primiatily from-asset$ ot liabilities that derive:
their revenues and/or incur expenses in cuirencies 'other than the functional currency. The Fund did not. have any
foreign currency assets or liabilities duririg the year or at the ycar-end and therefore was not exposed 1o foreign
currency risk,

(b) Liquidity risk.

Liquidity risk is the risk that the FCAV wﬂl encounter dszu,u]ty in meeting obligationis associated with financial
Tiabilities. The JCAV s assets comprise mmnly of an investment in property and cash. The main liquidity risk is that
a significant number of investors wish 1o redeem shares-at the same time,

Thé following liquidity table is an analysis-of the filancial Jiabilities at the year-énd:

30 Septémber2019 < 1.mbath < Lyear >1 year Tatal
R HR R E(R
‘Subseriptions received in advince 213,598 - - 213,598
Rents received inadvance - 175,577 - 175,577
Deposils received in-advance - - 624,000 _624_1,000
Actryed expenses - 291,761 - 21,761
Other payable - 337397 - 37,397
Term loan . . 18,392,626 18,392,626
Interest on termdoan ' - - T . C.
Participating shares - . 33047374 337374
213,598 304,735 52,064,000 53,082,333
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Financial risk managément (continued)

{b) Liquidity risk {continued)

30 Septeniber 2018 <1 manth <1 year >1 yoar Total
TR FUR BR BUR
Subscriptions received in advance 500,000 - - S00,000
Rents received in advance B N4 291,74
Accrued expenses - 320,667 329,667
Other payabie 400.000 - . 400,000
Depusils teceived in‘advance - - 639,000 639,000
Termloan - - 18,360,148 18,360,148
‘Tntereston [éom Joan - - 1,484 _ 1,484
‘Participating shares - - 28,559,461 28,539,461
900,000 '621,39F 47,560,093 43,081,484

{c} Credit risk
Credit risk is the risk of financial loss to the ICAV if a tenant or counterparty fails to meet its contractial ebligations,
and arisés principally from réntal iicome receivable and cash and cash-equivalents.

The credit risk of tenants is assessed according to their credit characteristics, including whether they are-an individual,
or legal entity..industry, age profile, and any known existence of previous financial difficulties. The credit rating of
the financial instilutions with which cash.and cash equivalents arc held. is A (2018; A) for Société Générale S:A., and
BBB (2018: BEBY for Bank of Ircland (as issued by Standard &- Pdor’ $).

Dividend distributions

it is the present intention of the Diregtors not to déeclare or pay dividends-out of the Fund on Class A, B or C Shares,
and incomie carned By those share ¢lasses. will be reinvested and reflected.in the value of the shares in this period.

Efficient portfolio management

From time to time, the ICAV may employ investment techniques and derivative instruments for efﬁcient pottfolio
nianagement purposes. subject 10 the conditions and within the limits laid down by the Central Bank of Ireland. As at
30 September 2019, there were no derivative instruments in place in the Fund (2018&: Nune).

Related party transactions

Four-of the Direciors, Patrick Lawless, Kevin Menton, Paul Halley and Brian Cahalin were Directors of the AIFM
and the ICAV durmg the financial year énded 30 September 2019. Kevin Menton held: 1,547 (2018: 1 ,547) of the:
Fund Class B shares. Brian Gahalin beld 1,000 {2018:.1,000) of the Fund Class. A shaves. Brian Cahalin resigned as
a Director effective on'31 - October 2019

John Bruder is ‘managing director of Burlington RE Property Management Limited, the Investment Advisor and held
5.000 (2018:'5,000) of the I'und Class A shares.

Grey Lawless is a Direclor of the AIFM and holds 1,000 {2048: 1,000) of the Fund Class. A shares:

During the year, the AIFM re¢eived fees totalling EUR 682,849 (2018: EUR 452,279), of which EUR 179,862 (2018:
EUR £58,965) are payable at year end.

During the year, Dirgctors. fees.charged to the Fund amounted to EUR 88,258 (2018: EUR 86.832) with EUR 45,415
(2018: EUR45,415) uuhtcmdmg as-at 30-September 2019,
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17 Term loan
The costs associated with loans taken out with Bank of Ireland to purchase propetties hiave been added to the loan

amount. These are EUR 275,049 and are to be amortised over a S-year period. The interést rates applicable on the
loans during the year to 30" Scptember 2019 were;

Cumulative . . Variable
Dirawdowi B alance Ralled Fram - Rolled To ‘Roll Period Biase % Margin % Interest Rate
' %
€70,998 €76.998  28-06-19 30-09-19 94 0.00 275 275
3,000,000 €3,070:998  28-06-19 30-09-19 94. 0.2 275 277
6300000 €9469908  28-06-19 30:09-19 94 035 275 310
€9,125000  €18,5949598  28-06-19 30-09-19 94 0.00 2.75 275

The loan is sccured by a fixed charge over the following propetties in the ICAV's portfolio:
. Beaver House, Beech Hill Office Campus, Dublin 4

. Fenward House, Arkle Road, Sandyford, Dublin

. Office Unit only, Tuarisgate, Tallaght, Dublin 24

. Bareimhe Shopping Ceritre,- Swords, Co.. Dublin

. 73 —"74/75 Patrick Street, Cork _

Bankof Ireland, 14 St. Laurence Street, Drogheda, Co, Louth

L o I

There were no commilments or contingencies at the year-cnd which require diselosure in'the financial statements.
18  Seft comumiissions

There were no soft commission arratigements in place for the financial year ended 30 September 2019 (2018: None).
1Y Subsequent eveénts

Brian Cahalin resigned as a Director effective on-31 October 2019.

In Budget 2020 the Irish Government increased the rate of Stamp Duty on acyuisitions of commereial property to

7.5%. The new 7.5% rate came into effect for conveyances or transfers that are exeeuted on-or after & October 2019,

This will adversely impact (he value of properties held by the ICAV.

The ICAV acquired the following property on 20 December 2019

_ Cast:
Property location ~ EUR
11 Magna Business Park, Citywest, Dublin 15, Ireland- 3,403,000

There aré ho other sigrificant evenls post year end thal néed to be disclosed in these financial statements.
20 Comparatives
The comparative figires for the Stafement of Financial Position are as at-30 September 2018. The comparative figures

for the: Statemeni’ of Comprehensive Income, Statemenl of Changes. in' Net” Assets Attributable 10 Holders of
Patticipating Shares and Stiternent of Cash Flows relate to the-period from 1 October 2017 to 30 September 2018,
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Notes to the Financial Statements (confinued)

Net Asset Value

The published Net:Asset Valne (“NAV™) for 30 September 2019 differs to the NAV ‘dis¢losed - in the:financial
statements due to adjustments to comply with IFRS: These differences are listed below:.

3(-Sep-19 30-Sep-19 -30-Scp-19
Class A TUR Class B EUR Class CEUR
NAY

NAV.as per dealing NAV 30,434,731 1,451,763 1,163,328
NAVas per IFRS 30,432,474 1,451,658 1,163,242
Difference. 2,257 108 86
Quantity of shares outstanding 239,456 12,428 9,950
NA'V pershare as per dealing NAV 127:10 116.81 116.92
NAVpér share:as per IFRS 127.0% 116:80 116.91
.30-Sep-18 30:Sep-18 30-Sep-18

_ Class A FUR Class B EJR ‘Class: C ELIR*

NAY |

'NAV as per dealing NAV 26:250,860 1,340,697 982,419
NAV as per IFRS 26237,525 1,340,016 981,920
Difference 13,335 681 499,
‘Quantity of shares outstanding 293,648 12,428 9,111
‘NAYV per sharéas. pér dealing NAY {17.38 107.88 107.82
NAV per share'us per IFRS. 117.32 107.82 107.77

» Al foss and expenses relating o the: gstablishment of the ICAV .and the Fund including the fees of the
ICAV's p‘fof&ssidﬂal advisérs (including legal. accounting and taxation advisersy are bome by the ICAV.
The Fund amortises its set up fees-aver.a period of [ive years, However under IAS 38: Intdngible Assets this
i5'not permissible in'the Financial statements. As such, the entire amount of the set-up fees are written off in
the first set of financial statements: '

Inaccotdanee with [FRS, all establishment expenses must be debited to-the Statement of Comprehensive Incofne when
icurred, resulting in & difference between the published Net Asset Value of the Funids share classes, which amortise
the fecs over a period of five years from the luunch date of the TFund, and the Net Asset Value in these financial
statements. This difference will be.reduced each financial year for five years until the establishment expenses are fully
amontised in the. published Nel Asset Value.

Expense - NAV [Ixpense - FS Difference in NAV
Total sct up costs. 136,445)
Year 1 (2017) 0,962, (36,445} (26,483)
Year 2 {2018) 11,966 - (14,517
Year 3 (2019) 12,066 (24513
Year 4 (2020) 2,451 - . -
Year 5 (2021) i - - ) -

Approval of findncial statements
The Board of Directors approved.and authorised for issue the financial statements or: 24 January 2020,
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_Property location

frefand
Office
Retail

Industrial

Property location

Ireland
Qffice
Retail

Indusidal

For the financial year ended 30 September 2019

Schedule of Portfolie Investments 2019 (unaudited)

Schiedule of Portfolio Investments 2018 (unaudited)

Cost. Valuation % of Net
EUR IEUR. Assets
21,655,585 25,095,000 75.01%
21,301,099 20,520,000 62.08%
2,057,158 1,900,000. 5.75%
45,013,841 47,515,000 143.77%.
Cost  Valuafion % of Net
EUR FUR Assets
21,655,585 23,940,000 83.83%
21,301,000  20.575,000 72,04%:
42956684 44,515,000 155.87%:
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Remuneration Policy (unaudited)

Appian Asset Management Limited (the “Manager™), in its role as alternative investment fund manager (“"AIFM™) of the
ICAV, has implemented a remuneration policy (the “Policy™) in accordance with Regulation 23(2)(e) of the European
Uniot (Alternative Investrent Fund Manageérs) Re gulations, 2013, as amended (the “AIFMD Rugulatmns") The AIFMD
Reguldiions implement Directive 2011/61/EU on Altérnative Investraent Fund Managers. (“AIFMD") into Ifish law,

Objectives of the Policy

The purpose of the Policy 1s 1o describe, the: remuneration pringiples and practices within the Manager. The Policy reflects
the Manager’s reco gnition-of the need to attract, motivate and retain its: most successful employees to deliver sustdinable
and superior business performance. The Policy- aligns the business strategy, objectives, values and interests of the Manager
and the alternaiive investment funds (“ALFs™) it mariages and is campliant with Schedule 2 10 the AIFMD Regulations and
the European Securities and Markets Authority’'s ("ESMA™) Guidelines on Scund Remuneration Policles urder the
Alternative Investment Fund Managers Directive (the “ESMA Remuneration Guidelines™).

The 'Po]ic'y is designéd to scek to ensure that the Ma_nager"'s compensation arrangements:

= are consistent; witheaiid promote sound and effective risk management;

» db not encourage inapproptiate risk taking or risk taKing that exceeds the level of tisk tolerated by the Manager
and the AIFs it manapes; include measures to mmz,dle conflicts of interest; and

o include measures to mitigate conflicts of interest

e arcin line with the Manager's business strategy, objectives, values and long-term interests.

The underiying principles of the Policy are:

»  remunéraiion is comprised of fixed and variable elements, with a jevel of total reward that is competitive within
the Manager’s market; and

s vartable performance-driven compensation must Be closcly aligned with and supportive of the Manager’s strategy
and musl not inéentivise inappropriate risk taking,

Governance and Decision-Making Process

In view of thé limited-size‘of the ‘AlFs it manages, the non-comiplex naturc of the Manager’s internal structure and its
activitics, the Board of Directors of the Manager (the “Board™) does not consider it appropriate to: -eétablish a remuneration
committee;

The Board is responsible for providing oversight of the implementation of the Policy and processes in-line with the ESMA
Remuneration Guidelines, which includes reviewing the Policy at least annually.

Identified Staff and Regional Scope

The Policy applies to employees and other staff of the Managcr whose professional activities have-a material impact on the
risk prafile of the Manager or of the-AlFs it manages (¢ Identifted Staff”). The regulatory criteria for classifying individuals
as Identified Slaff are as follows:

s (hosé in $enior management;

*  rigk takers; _

. those in control functions; and

e employees recgivingtotal renuneration: that {akes them into the same femuneration bracket as senior management

and tisk takers, whose professtonal activities have.a material impact on the risk profile of the Manager or the AIFs

il manages. .

The individuals subject to the Policy include: any employees of the Manager and (he Manager’s senior management (i.e.,
its Direciors) that are not paid remuneration in respect of their roles pursuant to the secondment arrangement described
above or as otherwise described below. The policy alse. applies ‘to any other categories. of staff, including senior
management, risk takers and contrel functions employed from tire to ime- by the Manager whose professional activities
havea matetial impact on the risk profile-of the Manager and the ATFs,
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Reéntuneration Componenis’
Ff,rz:d- Remuneration

The Manager pays employees a base. salary, taking inio accoun( the rélevant employee’s experience and duc-consideration
of the Managet’s market competitors, The fixéd remuneration primarily reflects relevant. professional experience,

performance and organisational responsibility as sét eut in the relevant emp]oyec s job-description as part of the terms of
employment,

Thé independent non-cxecutive memhef(s) of the Board are remunerated through afixed annual fee and they do not receive
-any variable compensation,

Variable Remuneration

“The: Manager operates. several bonus schemes which dre designed to align employee incentives with the interests of the
Manager's clients; sharéholders and business strategy,

The variable componenl of remuneration for employees is discrelionary- and dependent on the performance of Lthe individual
.and the Manager, Variable remuneration {s awarded based on performance against a bumber of financial and non-financial
metrics,

Quantitative Remuneration Disclosnre Total remunération paid to ‘EUR 1,725.649
staff af the Manager during the financial year

Fixed remuneration EUR 1,597.399
Variable remuneration ' EUR 128,250
Number of staff of the Managef® 26

Agaregate remuneration of senior managemént? of the Manager EUR 546,423
Aggregate remuneration of the staft of the Manager whose actions EBUR 657,476,
have amaterial impact on the sk profile 0f the AIF$ managed by

the Manager®

Carried interest paid by the AIF Nil

' Thie staff numbers in this table comprise all stalf of the Manager during the financial year, including individuals who
bec.amu ar ceased to be, staff. members during the year. '

“Senior management” includes the Board of Directors of the Manager [and any persons discharging the following
functions within the Manager; the Head of. Finance and the Head ol Comphancc]
* This category of staff does nol include the senior management referred ta. in footnote 2 above.
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