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The Board of Matrix European Real Estate |nvestnent Trust Limted announces the
hi ghlights of the Conmpany's results for the year ended 31st Decenber 2007

20t h March 2008

Hi ghlights

? Conversion from open-ended coll ective investnent schene to a
cl osed-ended CGuernsey registered investnent conpany with limted liability on 25
April 2007.

? Shares admtted to the Oficial List of UK Listing Authority on 4 June
2007.

? Pl aci ng and public offer on 4 June 2007 rai sed gross proceeds of «170.8
mllion through the issue of an additional 25.3 mllion shares.

? | ZD office tower in Vienna was acquired for gross consideration of

¢175.0 mllion on 12 June 2007.

? Secured lettings of vacant space in I1ZD to take the occupancy level to
99% conpared to 88% at acqui sition
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? Portfolio of four buildings acquired in Spain for «35.7 mllion on 30
March 2007.
? O fice devel opnent in Montpellier conpleted in January 2008 and the

building is fully let to G oupana.

? NAV per share (basic) up 3.7% since 31 Decenber 2006 to <6.53 as at 31
Decenber 2007

? NAV per share (adjusted) up 6.0% since 31 Decenber 2006 to *6.67 as at
31 Decenber 2007.

? Three dividends totalling 23.625p per share have been paid in respect of
the period fromIPOto 31 Decenber 2007, representing an annual i sed divi dend of
6% on issue price of «6.75.

Chai rman' s St at enent

| am pleased to report that the Conpany has performed well in operational terns
t hrough 2007, despite testing market conditions in the latter part of the year.

Mar ket s wor | dwi de have suffered since the credit crunch emerged in sumer 2007
and the UK conmercial property market has endured a difficult year. W have seen
the end of several years of significant yield conpression and capital val ues
started to reduce during the second half of 2007, with a substantial reduction
in values during the final quarter.

I n Europe the market reaction has been conparatively nmuted. Investnent activity
has sl owed and recent sal es have generally not achieved prices that would have
been secured in the first half of 2007. However, there has not been the sharp
decline in values in continental Europe that has been seen in the UK For this
reason, the Conpany's portfolio, as assessed by the independent valuers, has

| argely maintained its val ue over the year.

In conmmon with other London Stock Exchange investnent property conpanies, shares
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in the Conpany are trading at a discount to NAV. The di scount gap has foll owed
the general trend and is currently in line with the peer group.

Al t hough the Board is keeping the discount under close scrutiny, the Conpany's
main aimis to deliver an attractive incone return and capital growth. The
Conpany' s adj usted NAV per share has increased throughout the year rising from
*6.30 at 31 Decenber 2006 and +6.47 at 4 June 2007 (I1PO) to «6.67 at 31 Decenber
2007.

The Conpany has made a 6% per annum di stribution, based on the issue price of
*6.75 per share. This is inline with the stated intention nade at the initia
public offering ("IPO") and the Board expects to naintain this |evel of

di stribution.

The Conpany has determned to introduce a D vidend Re-lnvestnent Plan (DRIP) to
take effect for the 2008 second quarter dividend. Further details wll be
provided in a letter to shareholders to be sent shortly.

The Conpany has achieved a total return (as detailed on the Statenent of
Recogni sed I ncome and Expense) of «11.6 mllion for the year ended 31 Decenber
2007, including «21.3 mllion of foreign exchange gains on translation of
foreign operations.

It was the Conpany's intention at IPOto utilise the Commercial Mrtgage Backed
Securities debt market ("CMBS") to reduce the cost of borrowi ng across the
portfolio. The reduction of liquidity across finance nmarkets has neant that
this has not been possible. The costs relating to this exercise have been
witten off.

Wil st this was expected to have inproved the Conpany's cost of borrow ng, the
Board believes that the Conpany's financing position is sound. The overall cost
of debt in the portfolio is circa 4.7% (as at 31 Decenber 2007). 89% of the
overall debt is hedged with a wei ghted average expiry date of April 2011 and the
first refinancing is not due until Decenber 2009.
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A common issue that sone property investnment funds (particularly UK invested
funds) are currently facing is the headroom between property values and their

| oan to val ue covenants. The Conpany is currently operating well within its
l[imts and will continue to take appropriate nmeasures to ensure that this
remai ns the case. The wei ghted average loan to value limt across the Portfolio,
as determ ned by bank covenants, is 73.5% which is substantially in excess of
the actual loan to value ratio of 60.4%as at 31 Decenber 2007. This is also
bel ow the 65% target as set out at the tinme of the | PO

This is one of the reasons that no deal s have been undertaken within the Dynam c
joint venture. The Board considers it unwi se to undertake highly geared
transactions, such as were envisaged within Dynamc, in the present market. On
t he ot her hand, active managenent has and will continue to play an inportant
role in the maintenance of value during a weakeni ng narket.

This is clearly illustrated by the 1ZD Tower in Vienna, where we have seen great
success in the letting of vacant space. COccupation has increased from 88% at

| PO to al nost 100% Your Board believes that the lettings already conpleted and
the | ease extensions with major tenants that are being negotiated are key to
maxi m sing value. Wiilst the 1ZD Tower, at 32% of the portfolio, is a |large
exposure, the Board is content to hold the property given its quality and proven
appeal in the occupier narket.

Looking forward the Board considers that the MEREIT portfolio has the potenti al
to continue to deliver secure incone at an attractive |level. The Board intends
to seek out opportunities in markets where it believes that sharehol der val ue
can be added through both sal es and purchases.

Crispian Collins

Chai r man

19 March 2008
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Manager's Report

| nvest nent Cbj ecti ves

The Conpany's objective is to deliver attractive total returns frominvestnent
in European real estate wth a strong i ncone conponent. The conpany focuses on
significant single properties or geographic concentrations where val ue
enhancenent can be achi eved through active asset managenent.

The Conpany al so seeks to provide a diversified exposure to European real estate
with a focus on the property narkets of the major stable western European
econom es.

Mar ket Qut | ook

Looking forward, it is likely that capital value growh will be difficult to

achieve in the European property markets in the imedi ate future and that the
key drivers of performance over the next few years wll be inconme growh and

asset managenent.

We continue to believe that investnment in European property has the potential to
produce attractive incone and capital returns. Wilst economic growh is slow ng
we still expect to see steady performance fromthe property markets - although
this will not be uniform
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We consider that the retail market will outperformover the next few years and
will be | ooking hard at opportunities in this sector. The office market is
likely to be nore difficult but there are locations that are still seeing strong

occupi er demand and where we expect good rental growh and the potential to
actively nmanage to enhance returns. The |l ogistics nmarket should renmain a strong
contributor towards inconme with particular growh potential in the key

di stribution corridors.

Portfolio Overview

As at 31 Decenber 2007 the MEREIT fund conprised 16 properties with a total
value of ?813.7 mllion. On a like-for-like basis the value of properties has
remai ned broadly stable, with a mniml decrease of 0.34% over the year

It is undoubtedly a difficult time in the real estate market and there renains
uncertainty as to what extent the difficulties in the UK market will inpact on
the continent - the high discounts to NAV affecting the quoted property sector
are indicative of this. However we consider that the MEREIT portfolio is well
set for the long term The portfolio is diversified both in ternms of |ocation
and sector and is invested in good quality property let to strong tenants with
an average unexpired termof 7.4 years.

Activity over the Year

| PO and Listing

The principal event during the course of the year was the PO and listing on the
London Stock Exchange. The fund converted from an open-ended col |l ective

i nvest ment schene to a cl osed-ended Guernsey regi stered investnent conpany wth
[imted liability in April 2007 and then undertook a placing and public offering
in June, raising gross proceeds of «170.8 mllion through the issue of an
additional 25.3 mllion shares.
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Acqui si tions

Vi enna

Matrix Vienna Tower LP ("MWT"), a vehicle that owns the IZD office tower ("IZD")
in Vienna was acquired in June for a gross consideration of <175 mllion.

Panrico Portfolio

In March a portfolio of four industrial properties was acquired in Spain for
*35.7 mllion

Mont pel i er

In July 2007, the Conpany invested ¢«11.4 mllion into the devel opnent of a prine
busi ness park building in Montpellier, the construction of which was conpl eted
in January 2008. The investnent included no third-party funding.

The Conpany has also commtted a further «3.7 mllion to the devel opnent of a
second building of 2,560 sqm at the sanme business park. These funds are
comm tted subject to successful receipt of building approval.

Asset Managenent

Thr oughout the portfolio negotiations are currently in progress with various
maj or tenants to extend | eases and i nprove properties in order to enhance the
val ue of the assets.

Si gni fi cant asset nmanagenent events over the course of the year include:
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Vi enna

The Conpany has successfully secured |ettings on the vacant office space within
the 1ZD Tower, including lettings to Verbund - Austrian Power Gid AG and Baxter
AG  These additional lettings have resulted in an increase of the occupancy

| evel of 1ZD to 99% conpared to 88% at acquisition and in each case the rents
agreed have been equal to or in excess of the rent guarantee provided on
purchase; furthernore, this represents the hi ghest occupancy rate of any simlar
bui l ding within Vienna.

Negoti ations are ongoing with other significant tenants to |l et the remaining
space and to extend | eases within the building.

Mont pel i er

The property is now fully let to Goupama SA for, predom nantly, a termof nine
years.

Debt and Currency Position

Borrowi ngs within the Conpany have been targeted at 65% of the consoli dated
gross assets with interest rate hedging applied as appropriate fromtinme to
time. The current loan to value ratio is 60.4% as conpared to the average

wei ghted portfolio limt of 73.5% Loans mature between Decenber 2009 and

Decenber 2014.

At present, 89% of the Group's debt is hedged at an average rate (inclusive of
margin) of 4.72%w th

interest-rate swaps maturing between Decenber 2009 and Novenber 2011

http://www.londonstockexchange.com/exchange/prices-and-...ket-news/market-news-detail .html ?announcementl d=1745445 (8 of 10)22/06/2009 17:53:42



Highlights December 2007 - London Stock Exchange

Consi dering the Conpany's currency exposure, there is an el ement of natural
hedgi ng as the | oans, interest payable and rental incone are all in Euros.

A currency-rate hedge is in place sufficient to cover the magjority of the
current dividend as well as ?150 mllion asset hedge.

Matri x Property Fund Managenent (Guernsey) Limted
Manager

19 March 2008

An extract of the audited Financial Statenents for the year ended 31st Decenber
2007 is attached

www. r ns- pdf . | ondonst ockexchange. com rns/ 6250q_- 2008- 3- 20. pdf

For further information, please contact:

Nat asha Roberts

Matri x Group 020 7925 3382

Edmund Cr ast on

Lehman Brothers International (Europe) 020 7102 1000
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W1l Rogers

Cenkos Securities 020 7397 8900

This information i s provided by RNS
The conpany news service fromthe London Stock Exchange
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