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EPPLEY CARIBBEAN PROPERTY FUND LIMITED SCC

Eppley Caribbean Property Fund is a closed-end
investment company registered with limited liability
in Barbados under the provisions of the Mutual
Funds Act of Barbados.
The Fund is a segregated cell company with two
classes of shares namely the Value Fund and the
Development Fund.
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COMPANY OVERVIEW

Fund name:

Eppley Caribbean Property Fund Limited SCC

Fund type:

Closed-end Fund

Launch date:

August 20, 1999

Eppley management control:

May 4, 2018

Stock exchange listings:

Barbados Stock Exchange (BSE)
Trinidad & Tobago Stock Exchange (TTSE)

Fund valuations:

Monthly

Independent property appraisals:

Semi-Annually

NAV quotations:

Monthly
Value Fund

Development Fund

Net Assets:

$39,734,665

$19,871,524

Shares Outstanding:

55,652,768

54,349,890

Net Asset Value per share:

$0.71

$0.36

Share price, September 30, 2018

$0.60

$0.23

Opening Eppley management share price1:

$0.60

$0.16

Management fees:

1.5% of net assets

0.75% of net assets
4% of property sale proceeds at fair value

1

As at May 4, 2018 the day that Eppley assumed management of the Fund.
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VALUE FUND PROPERTIES

Cave Shepherd Building
Bridgetown, Barbados

24 Broad Street
Bridgetown, Barbados

Sunset Mall
Sunset Crest, Barbados

Emerald City Mall
Six Cross Roads, Barbados

Chattel Village
Holetown, Barbados

Carlisle House
Bridgetown, Barbados

4

No. 24 Broad Street
14%

EPPLEY CARIBBEAN PROPERTY FUND LIMITED SCC

Equivalents
Emerald City JV
16%
13%

VALUE FUND PORTFOLIO 2

The Chattel Village
3%

Loan
Sunset
JVReceivable
6%
5%
Cash & Cash
Equivalents
Emerald City JV
16%
13%

BY ASSETS

Carlisle House CS&C JV
31% Street
12% No. 24 Broad

BY ASSETS

14%

The Chattel Village
3%

BY USE

Carlisle House CS&C JV
12%
31%

BY USE

CS&C JV
31%

Retail
72%

CS&C JV: 31%
Cash & Cash Equivalents: 16%
24 Broad Street: 14%
Emerald City JV: 13%
Carlisle House: 12%
Emerald City JV Loan Receivable: 6%
Commercial
13%Office Sunset JV: 5%
The Chattel Village: 3%
28%

Loan Receivable
Sunset JV
6%
5%

Sunset JV
5%

BY USE

Commercial Office
28%

BY USE

Retail: 72%
Commercial Office: 28%

Commercial Office
28%
Retail
72%

BY GEOGRAPHY
BY GEOGRAPHY

Retail
72%

BY GEOGRAPHY

Barbados: 100%

Barbados
BY GEOGRAPHY
100%

2

Based on the current fair value of each property.
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VALUE FUND OPERATING PERFORMANCE SUMMARY
SQUARE FEET

OCCUPANCY

NOI

ASSET VALUE

CURRENT NOI YIELD

OWNERSHIP

Cave Shepherd Building
24 Broad Street
Sunset Mall
Emerald City Mall3
Chattel Village
Carlisle House

103,131
14,119
17,646
78,488
8,038
48,426

100%
100%
100%
100%
100%
42%

$4,505,245
$994,520
$1,136,147
$1,508,359
$220,289
$138,353

$52,500,000
$8,800,000
$12,200,000
$26,000,000
$1,470,000
$7,500,000

8.6%
11.3%
9.3%
5.8%
15.0%
1.8%

36%
100%
24%
30%
100%
100%

Total (Property level)4

269,848

90%

$8,502,912

$108,470,000

7.8%

PROPERTIES

VALUE FUND FINANCIAL PERFORMANCE SUMMARY
2018

2017

NOI attributable to shareholders

2,449,844

2,445,089

Interest expense

(480,000)

(479,339)

28,485

45,315

Interest expense of investments accounted for using Equity Method

(246,595)

(139,531)

FFO attributable to shareholders

1,751,734

1,871,533

(2,381,895)
(118,141)
(20,892)
(31,669)

(623,119)
47,205
10,754
303,555

(800,863)

1,609,928

0.031
(0.014)

0.034
0.030

Interest and other income

Fair value losses on investment properties
Net (loss)/gain on investment property
Impairment (charge)/recovery for receivables
Non-cash charges of investments accounted for using the Equity Method
Comprehensive (loss)/income per year attributable to shareholders
FFO per share
Earnings per share

3
4

NOI and current NOI yield reflects nine month period for January to September 2018.
Totals do not reflect Fund’s ownership share of properties or management fees .
6

EPPLEY CARIBBEAN PROPERTY FUND LIMITED SCC

DEVELOPMENT FUND PROPERTIES

Wotton Land
Wotton, Barbados

Lower Estate Land
Lower Estate, Barbados

Canouan Land
Canouan, St. Vincent
& The Grenadines

Villas on the Green Land
Cap Estate, St. Lucia

Holders Land
St. James, Barbados

Villas on the Green Townhomes
Cap Estate, St. Lucia

Apes Hill Villas
Apes Hill, Barbados

Lime Grove Villa
Holetown, Barbados

Rockley Central Area
Rockley, Barbados
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DEVELOPMENT FUND PORTFOLIO 5

BY ASSETS
Wotton Lands: 24%
Villas on the Green: 20%
Canouan Land: 14%
Lower Estate: 13%
Cash & Cash Equivalents: 5%
Holder’s Site: 5%
Apes Hill Polo Villa #3: 5%
Apes Hill Polo Villa #18: 5%
Rockley JV: 5%
Lime Grove Hillside:4%

BY USE

Development Land: 63%
Residential Units: 37%

BY GEOGRAPHY

Barbados: 64%
St. Lucia: 21%
St. Vincent: 15%

5

Based on the current fair value of each property.
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LETTER TO SHAREHOLDERS
FELLOW SHAREHOLDERS,
I am pleased to present this inaugural letter to shareholders of the Eppley Caribbean Property Fund Limited SCC (“the
Fund”).
In May, Eppley Fund Managers (“Eppley”) purchased the common shares of the Fund from Fortress Fund Managers and
Altman Real Estate and assumed the stewardship of your portfolio of investment properties. Following the transaction and
with the approval of shareholders, the name of the Fund was changed to reflect Eppley’s ownership.
ABOUT EPPLEY
Eppley Fund Managers is a wholly-owned subsidiary of Eppley Limited, an investment company focused on credit,
mezzanine, and real estate opportunities throughout the Caribbean and Central America. Eppley invests on its own account
and on behalf of investors in our funds.
Eppley was founded in 1973 as Orrett and Musson Investment Company Limited. In 2013, its name was changed to Eppley
Limited and its shares were listed on the Jamaica Stock Exchange.
Eppley is formerly a subsidiary of Musson (Jamaica) Limited, a successor to S.P Musson and Son Company Limited one of
the six companies that formed Barbados Shipping and Trading Limited. Musson is now a diversified conglomerate and one
of the largest private companies in the Caribbean with holdings in distribution, manufacturing, agribusiness and insurance.
While Eppley is an independent company, it retains Musson’s heritage, culture and values.
Eppley has a track record of delivering attractive returns. We apply a consistent investment philosophy, strategy and process
across different asset classes. Uniformly, we are value investors and seek opportunities to deploy capital where value exceeds
our purchase price and where returns exceed our risk of loss. To find these opportunities, we focus on private markets like
credit and real estate where inefficiencies are most pronounced and where our strengths of originating, negotiating and
structuring investments are most highly rewarded. We intend to bring this approach and experience to the management of
the Fund on your behalf.
HISTORICAL PERFORMANCE
The performance of the Fund over the past decade has been disappointing.
Since 2008, the total net asset value of the Fund has declined by 26% 6. This reflects a sharp reduction in the value of the
Fund’s concentrated portfolio of properties in Barbados and the Eastern Caribbean. The Fund has consistently experienced
material fair values losses in most years over the last decade caused initially by the global financial crisis and more recently by
a multi-year deterioration of the Barbadian economy.
The declines in the value of the Fund’s underlying properties alone however only account for about half of the fall in its
market capitalization. Over the same period, the market capitalization of the Fund declined by 52.5% 7. The other half of the
fall is due to a widening gap between the Fund’s net asset value per share and its share price.
Both the Value Fund and the Development Fund’s shares stubbornly trade at large discounts to net asset value. Investors
routinely buy and sell fractional ownership interests in the Fund’s net assets at prices much lower than their independently
appraised value. As of September 30, 2018, these discounts were 15.5% and 36% for the Value Fund and Development Fund,
respectively.
Changing the trajectory of the Fund will require fundamentally addressing both the root causes of its recent declines: the
performance of its property portfolio and the discount of its share price to net asset value.
6
7

Includes the total net asset value of the Value Fund and the Development Fund in 2018
Includes the total market capitalization of the Value Fund and the Development Fund in 2018
9

EPPLEY CARIBBEAN PROPERTY FUND LIMITED SCC

NAV VS. MARKET PRICE 8
FUND’S NAV VS. MARKET PRICE SINCE INCEPTION

Evolution of NAV
Evolution of Market Price

VALUE FUND’S NAV VS. MARKET PRICE
SINCE SPLIT

DEVELOPMENT FUND’S NAV VS. MARKET
PRICE SINCE SPLIT

Value Fund NAV
Value Fund Market Price

Development Fund NAV
Development Fund Market Price

Based on year-end values as at September 30th. Most recent market prices as at December 28, 2018 are $0.55 and $0.23 for the Value Fund and the
Development Fund respectively

8
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VALUE FUND
Performance in 2018
The Value Fund produced a loss attributable to shareholders of $800,863 last year or $0.01 per share. The net asset value of
the Value Fund was $0.71 per share versus $0.76 cents at the end of 2017, a decline of 6.5%.
The loss was mainly driven by a decline in the fair value of the of the Value Fund’s investment properties, most significantly at
Carlisle House. During the year, Carlisle House continued to experience rising vacancy. As a result, its value fell $2.5 million
last year or about 25%.
The Value Fund’s funds from operations (FFO) which excludes non-cash, non-recurring items like fair value gains from
earnings was $1,751,734 last year or $0.031 per share. This compares to $1,871,533 or $0.034 in 2017. Last year at the Cave
Shepherd main store we exchanged lower rental payments for denominating the payments in US dollars and extending the
lease term beyond 2030. Notwithstanding, the Fund’s net operating income (NOI) due to shareholders actually increased
slightly since our share of additional income from the Emerald City Mall outweighed this impact. Nevertheless, the FFO
attributable to shareholders declined since it included our share of the interest expense on our acquisition loan at Emerald
City.
The Value Fund’s portfolio of 6 commercial properties, all located in Barbados and consisting of 269,848 square feet produced
NOI of over $8.5 million last year. The NOI attributable to shareholders, which considers the Fund’s percentage ownership of
our various properties and management fees, was $2,449,843. This equates to an NOI yield of 5.2%.
Acquisitions and Disposals in 2018
The Value Fund executed two significant acquisitions last year: the purchase of a 30% stake in the Emerald City Mall and an
increase in our stake in the Cave Shepherd Building to 36%.
The Emerald City Mall is a 78,488 square feet shopping complex located in Six Cross Roads, Barbados. The Value Fund
purchased 30% of Emerald City in a sale and leaseback transaction with our partners. Emerald City’s tenants include A One
Supermarkets, Courts and Republic Bank. Since the transaction only closed in January the Value Fund recorded just nine
months of results from our ownership interest in the Emerald City Mall in 2018.
The Value Fund owns our interest in the Cave Shepherd Building in Bridgetown through the CS&C joint venture. In
September we completed a transaction with our partners to increase the leverage on the property and to use the proceeds
to acquire Massy pension fund’s shares in CS&C. The Value Fund also bought an additional interest in CS&C outright. As a
result, we increased our stake from 24% to 36%. Following the transaction, our interest in the Cave Shepherd Building is the
largest investment in the Value Fund and we are in turn its largest owner.
Both transactions allowed the Value Fund to acquire tenanted properties with strong income yields on fair terms enhanced
by attractive financing terms.
Funding and Liquidity
The Value Fund ended the year with a significant cash balance of $10.2 million, reflecting the proceeds of recent asset sales
including the Carters properties and the BET building. Additionally, the Value Fund was owed a Vendor’s note of $6.5 million
in relation to the BET building which when paid will further increase the Value Fund’s cash balance by our share of the note
or $3.7 million.
The Value Fund’s only direct debt liability is our $10.5 million of medium-term notes. A tranche of these notes matured in
July and were successfully rolled to 2021 at an interest rate of 4%. The Value Fund’s CS&C and Emerald City joint ventures
also have mortgages which are secured by their respective properties.
The combination of the Value Fund’s cash and its access to attractive financing provides us with the ability decisively execute
large commercial property transactions when the opportunity arises.
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Strategy
Enhancing returns to shareholders, requires tackling the Value Fund’s twin-challenges: improving the performance of our
portfolio of investment properties and eliminating the discount between our share price and net asset value.
The recent fair value losses at the Value Fund mask its healthy operating performance. The average NOI yield of the six
commercial properties in the Value Fund last year was 7.8%. If we annualize the performance of the Emerald City Mall which
we owned for only nine months, the average NOI yield of the Value Fund’s properties last year would have been 8.3%.
Moreover, there are clear opportunities to grow our income and raise NOI yields further by addressing Carlisle House and
deploying the Fund’s large cash balance.
Carlisle House stands out as the Value Fund’s only underperforming asset. Its net operating income yield last year was an
unacceptable 2% driven by high vacancies and operating expenses. This yield was a significant drag on our performance.
Consider this: the average NOI yield of Value Fund’s properties in 2018 annualizing Emerald City but excluding Carlisle
House was 8.8%. Given its impact, we are actively evaluating options to address Carlisle House’s underperformance and are
keeping all options on the table.
At the end of the year, the Value Fund had over $10.2 million of cash. Additionally, the Value Fund was due its $3.7 million
share of the $6.5 million vendor note at the BET joint venture. Both these assets which together represent 35% of the Value
Fund’s equity earn little income and like Carlisle House weigh down the Value Fund’s performance.
Driving change at Carlisle House and investing our liquidity into new commercial properties will consume management’s
time and attention in 2019.
More broadly however, it is also imperative that we set about vastly increasing the scope and scale of Value Fund’s properties.
Today, our portfolio is too heavily weighted to Barbados and to retail. We believe that our Barbadian assets are well
positioned to appreciate as the economy recovers. However, the Value Fund’s experience in Barbados since 2008 should
serve as stark warning to expand our geographic reach beyond a single island and to spread our exposure across all classes of
commercial real estate. In conjunction, increasing the sheer size of our portfolio we will allow the Value Fund to capture great
economies of scale and improve our operating efficiency.
We are continuously exploring transactions to grow and diversify the Value Fund. Our focus is on income-producing real
estate assets in the English-speaking Caribbean valued between US$10 million to US$20 million. We look forward to sharing
these developments with you should they materialize.
Improving the performance of the Value Fund is a necessary but insufficient component of improving shareholder returns.
Additionally, we must erode the difference between the Value Fund’s share price and its NAV per share.
The appraised value of our properties is based on the judgment of independent, qualified experts. These values are also
consistent with our own assessment as new managers. Notwithstanding, the current share price affords investors the
opportunity to purchase these assets at a 22.5% discount to the assessments of fair value.
This bears repeating: currently investors can purchase a fractional, liquid ownership interest in a portfolio of high quality,
tenanted commercial assets with a strong 5.2% net operating income yield net of fees at a 22.5% discount to its independently
appraised value.
Furthermore, by purchasing shares at these prices, investors can earn an effective NOI yield of 6.7% net of management fees
with any benefits from the reinvestment of the Value Fund’s large cash balances or operating improvements at Carlisle House
providing additional upside.
12

EPPLEY CARIBBEAN PROPERTY FUND LIMITED SCC

We intend to engage the regional investment community directly to explain what we consider to be a compelling risk reward
proposition in our shares particularly during a time of record low returns on fixed income assets. Additionally, given the
Value Fund’s high cash balances we are carefully evaluating the appropriateness of repurchasing the Value Fund’s shares to
take advantage of this investment proposition directly on behalf of shareholders.
Dividend
The Board of Directors declared a dividend of $0.024 per share to shareholders on record on December 24, 2018 payable on
January 9, 2019.
Our dividend policy is designed to mirror the approach used by most private owners of commercial property. That is, we
seek to distribute most of our buildings’ rental income net of their operating expenses, financing costs and planned capital
expenditures each year. This year’s dividend is $1,335,666 or about 76% of FFO attributable to shareholders.
DEVELOPMENT FUND
Performance in 2018
The Development Fund produced a loss of $2,110,700 last year or $0.04 per share. The net asset value of the Development
Fund at the end of 2018 was $0.36 per share versus $0.41 per share at the end of 2017, a decline of 12%.
The Development Fund owns a combination of development lands and residential units in Barbados, St. Lucia and St.
Vincent and the Grenadines. The development lands do not produce net operating income. In aggregate, the operating costs
of the residential units exceeded their rental income last year. As a result, the Development Fund produced negative NOI and
FFO in 2018.
Unfortunately, in addition to the Development Fund’s poor operating performance it also experienced broad declines in the
fair value of its assets. The Development Fund’s lands at Villas on the Green, Wotton and Holders Hill all fell in value as did
the Development Fund’s residential investments at Limegrove Villa 6 and Apes Hill Polo Villas 3 and 18. The Development
Fund’s investment in its remaining residential units at Villas on the Green produced an operating loss.
Acquisitions and Disposals in 2018
The Development Fund successfully disposed of several properties in 2018 including: Lion Castle Lot 21, Apes Hill land,
Rockley Cane Garden land and a unit at Villas on the Green. All sales were done at or near our carrying cost.
Funding and Liquidity
As a result of recent asset sales, the Development Fund ended the year with over $1 million in cash.
The Development Fund has no external debt but owes $847,229 to the Value Fund in connection with our acquisition of
additional shares in the CS&C joint venture this year.
Strategy
Our strategy for the Development Fund is two-fold: to eliminate the difference between appraised value and its NAV per
share and more fundamentally to reposition our investment mandate.
The Development Fund currently trades at a 36% discount to its appraised value. Such a steep discount is no doubt a function
of years of consistent declines in the fair value of its properties and recurrent operating losses.
Notwithstanding, it reveals a fundamental disconnect between investors’ views and our fundamentals. At the end of last year,
cash alone accounted for $0.02 per share.
At the current market price of $0.23 per share this implies that the entire value of the Development Fund’s 9 properties net of
all liabilities was $0.21 per share or $11.6 million.
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At the end of the year, the book value of these assets exceeded $18.8 million. To put this in context, this $7.2 million gap is
larger than the appraised values of the Development Fund’s four residential units at Villas on the Green, two residential units
at Apes Hill, one residential unit at Lime Grove and its land at Holders Hill and Rockley central area, combined.
We intend to continue to dispose of the Development Fund’s assets at or above fair value. As this process evolves, the
Development Fund’s cash balance per share will rise and the number of its properties will shrink. This process will bring large
differences between the market and book values of the Development Fund’s remaining assets into increasingly sharper focus.
As with the Value Fund, we intend to engage the investment community directly to discuss our plans for the Development
Fund and our analysis of its value.
Eppley’s strength lies in applying our value investment ethos in illiquid, private markets where we can leverage our expertise
and experience in originating, negotiating and structuring transactions and acting decisively. While we will partner with
developers and could undertake developments ourselves in limited circumstances, we currently have no edge in developing
properties.
We are now carefully evaluating how best to modify the Development Fund’s investment focus to take advantage of our
competitive advantages and current market opportunities. We look forward to sharing our plans in detail with shareholders
when they are fully formulated.
Dividend
We do not intend to pay dividends at the Development Fund until we reposition its investment focus. However, if our shares
continue to trade large discounts to net asset value, we may use our cash holdings to repurchase shares directly in the market
to return capital and create value for shareholders.

Having taken over the management of Fund in May we have evaluated the Fund’s holdings and now have a clear plan to
improve its performance. At the Value Fund we are intent on addressing Carlisle House, deploying our cash and significantly
increasing its size and scope. At the Development Fund, we will continue responsibly selling assets and determining the most
appropriate way to reposition our investment strategy.
Across both the Value Fund and the Development Fund we look forward to engaging the investment community directly to
share our plans and point out the compelling investment proposition our shares offer at their current levels.
We look forward to keeping you updated on our progress.
Cordially,

Nicholas A. Scott
Chairman
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BOARD OF DIRECTORS
NICHOLAS A. SCOTT, Chairman
Chief Investment Officer
Musson Group of Companies
Managing Director
Eppley Limited
P.B. SCOTT
Chairman & Chief Executive Officer
Musson Group of Companies
Chairman
Development Bank of Jamaica
JEFFREY HALL
Chief Executive Officer
Jamaica Producers Group
Chairman
Scotia Group Jamaica Limited
SHARON E. DONALDSON
Chief Executive Officer
General Accident Insurance (Jamaica) Limited
MELANIE SUBRATIE
Chairman
Stanley Motta Limited
ROGER CAVE
Managing Director
Fortress Fund Managers
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SHAREHOLDINGS
Directors shareholdings in the Fund including connected persons as of September 30th 2018, is as follows:
VALUE FUND
Nicholas A. Scott
P.B. Scott
Jeffrey Hall
Sharon E. Donaldson
Melanie Subratie
Roger Cave

DEVELOPMENT FUND

68,442
91,444
10,000

41,010
149,568
10,000

The ten largest shareholders of the Fund as at September 30th 2018, are as follows:
VALUE FUND
SHAREHOLDER

SHARES

%

First Caribbean Barbados C1686 AA
Massy (Barbados) LTD
RBTT Trust Limited - T964C
First Caribbean INT’L Bank A/C#C1191
First Caribbean Barbados C1686 CC
RBC Trust (Trinidad & Tobago) LTD - T148
RBC Trust (Trinidad & Tobago) LTD - T426
RBC Trust (Trinidad & Tobago) LTD - T534
Republic Bank Limited - A/C CT1937
First Caribbean Barbados C1577

5,591,258
5,000,000
2,219,615
2,151,331
1,859,952
1,387,260
1,387,258
1,387,258
1,250,000
983,690

10.05%
8.98%
3.99%
3.87%
3.34%
2.49%
2.49%
2.49%
2.25%
1.77%

SHAREHOLDER

SHARES

%

Massy (Barbados) LTD
First Caribbean Barbados C1686 AA
The Bank Of N.T Butterfield & Son LTD
RBTT Trust Limited - T964C
First Caribbean INT’L Bank A/C#C1191
RBC Trust (Trinidad & Tobago) LTD - T148
RBC Trust (Trinidad & Tobago) LTD - T426
RBC Trust (Trinidad & Tobago) LTD - T534
Republic Bank Limited - A/C CT1937
CBB Staff Pension (Employer Portfolio)

5,000,000
2,793,954
2,777,833
2,219,615
1,964,171
1,387,260
1,387,258
1,387,258
1,250,000
936,078

9.20%
5.14%
5.11%
4.08%
3.61%
2.55%
2.55%
2.55%
2.30%
1.72%

DEVELOPMENT FUND
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CORPORATE INFORMATION

DIRECTORS
Nicholas A. Scott, Chairman
P.B. Scott
Jeffrey Hall
Melanie Subratie
Sharon E. Donaldson
Roger Cave

FUND MANAGER
Eppley Fund Managers Limited
INDEPENDENT VALUERS
Terra Caribbean
BCQS International
Property Consultant Services

INVESTMENT COMMITTEE
Nicholas A. Scott
P.B. Scott
Jeffrey Hall

INDEPENDENT AUDITORS
Ernst & Young
ATTORNEYS
Clarke Gittens Farmer

AUDIT COMMITTEE
Sharon E. Donaldson
Roger Cave
Melanie Subratie

BANKERS
CIBC First Caribbean International Bank
RBC Royal Bank

STOCK EXCHANGES
Barbados Stock Exchange
Trinidad and Tobago Stock Exchange
HEAD OFFICE
First Floor, Carlisle House
Hincks Street
Bridgetown, Barbados
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Ernst & Young Ltd
P.O. Box 261
Bridgetown, BB11000
Barbados, W.l.

Tel: 246 430 3900
Fax: 246 426 9551
246 430 3879
www.ey.com

Street Address
One Welches
Welches
St. Thomas, BB22025
Barbados, W.I.

INDEPENDENT AUDITOR’S REPORT
TO THE SHAREHOLDERS OF EPPLEY CARIBBEAN PROPERTY FUND SCC
Report on the Audit of the Consolidated Financial Statements
Opinion
We have audited the consolidated financial statements of Eppley Caribbean Property Fund SCC and its
subsidiaries (“the Group”), which comprise the consolidated statement of financial position as at 30
September 2018, and the consolidated statement of comprehensive income, consolidated statement of
changes in equity and consolidated statement of cash flows for the year then ended, and notes to the
consolidated financial statements, including a summary of significant accounting policies.
In our opinion, the accompanying consolidated financial statements present fairly, in all material respects,
the financial position of the Group as at 30 September 2018 and its financial performance and its cash
flows for the year then ended in accordance with International Financial Reporting Standards (“IFRSs”).
Basis for Opinion
We conducted our audit in accordance with International Standards on Auditing (“ISAs”). Our
responsibilities under those standards are further described in the Auditor’s Responsibilities for the Audit
of the Consolidated Financial Statements section of our report. We are independent of the Group in
accordance with the International Ethics Standards Board for Accountants’ Code of Ethics for
Professional Accountants (“IESBA Code”), and we have fulfilled our other ethical responsibilities in
accordance with the IESBA Code. We believe that the audit evidence we have obtained is sufficient and
appropriate to provide a basis for our opinion.
Key Audit Matters
Key audit matters are those matters that, in our professional judgment, were of most significance in our
audit of the consolidated financial statements of the current period. These matters were addressed in the
context of our audit of the consolidated financial statements as a whole, and in forming our opinion
thereon, and we do not provide a separate opinion on these matters. For the matter below, our description
of how our audit addressed the matter is provided in that context.
We have fulfilled the responsibilities described in the Auditor’s Responsibilities for the Audit of the
Consolidated Financial Statements section of our report, including in relation to these matters.
Accordingly, our audit included the performance of procedures designed to respond to our assessment of
the risks of material misstatement of the consolidated financial statements. The results of our audit
procedures, including the procedures performed to address the matter below, provide the basis for our
audit opinion on the accompanying consolidated financial statements.

Ernst & Young Ltd is a registered trademark of Ernst & Young Professional Services Ltd

INDEPENDENT AUDITOR’S REPORT
TO THE SHAREHOLDERS OF EPPLEY CARIBBEAN PROPERTY FUND SCC
Report on the Audit of the Consolidated Financial Statements (Continued)
Key Audit Matters (Continued)
Key audit matter

How our audit addressed the key audit matter

Valuation of investment properties and real estate available for resale

In the Value Fund approximately 32% of the total
assets are investment properties. Investment
properties are measured at fair value, as
determined by a specialist engaged by
management.
Approximately 67% of the total assets of the
Development Fund are real estate available-forsale. Real estate available-for –sale is measured at
the lower of cost and net realizable value.

We assessed the valuation reports prepared on
behalf of management to obtain comfort that the
methodology and assumptions used in the
valuation were reasonable. This included
involving an EY expert to assist with the
review. The underlying data used in the valuations
was also tested. The disclosure requirements were
also tested.

Other information included in the Group’s 2018 Annual Report
Management is responsible for the other information. Other information consists of the information
included in the Annual Report, other than the consolidated financial statements and our auditor’s report
thereon. The annual report is expected to be made available to us after the date of this auditor’s report.
Our opinion on the consolidated financial statements does not cover the other information and we do not
express any form of assurance conclusion thereon.
In connection with our audit of the consolidated financial statements, our responsibility is to read the
other information and, in doing so, consider whether the other information is materially inconsistent with
the consolidated financial statements or our knowledge obtained in the audit or otherwise appears to be
materially misstated.
When we read the Annual Report, if we conclude that there is a material misstatement therein, we are
required to communicate the matter to the Audit Committee.
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Responsibilities of Management and the Audit Committee for the Consolidated Financial
Statements
Management is responsible for the preparation and fair presentation of the consolidated financial
statements in accordance with IFRSs, and for such internal control as management determines is
necessary to enable the preparation of consolidated financial statements that are free from material
misstatement, whether due to fraud or error.
In preparing the consolidated financial statements, management is responsible for assessing the Group’s
ability to continue as a going concern, disclosing, as applicable, matters related to going concern and
using the going concern basis of accounting unless management either intends to liquidate the Group or to
cease operations, or has no realistic alternative but to do so.
The Audit Committee is responsible for overseeing the Group’s financial reporting process.
Auditor’s Responsibilities for the Audit of the Consolidated Financial Statements
Our objectives are to obtain reasonable assurance about whether the consolidated financial statements as a
whole are free from material misstatement, whether due to fraud or error, and to issue an auditor’s report
that includes our opinion. Reasonable assurance is a high level of assurance, but is not a guarantee that an
audit conducted in accordance with ISAs will always detect a material misstatement when it exists.
Misstatements can arise from fraud or error and are considered material if, individually or in the
aggregate, they could reasonably be expected to influence the economic decisions of users taken on the
basis of these consolidated financial statements.
As part of an audit in accordance with ISAs, we exercise professional judgment and maintain professional
skepticism throughout the audit. We also:
•

Identify and assess the risks of material misstatement of the consolidated financial statements,
whether due to fraud or error, design and perform audit procedures responsive to those risks, and
obtain audit evidence that is sufficient and appropriate to provide a basis for our opinion. The risk
of not detecting a material misstatement resulting from fraud is higher than for one resulting from
error, as fraud may involve collusion, forgery, intentional omissions, misrepresentations, or the
override of internal control.

•

Obtain an understanding of internal control relevant to the audit in order to design audit procedures
that are appropriate in the circumstances, but not for the purpose of expressing an opinion on the
effectiveness of the Group’s internal control.

•

Evaluate the appropriateness of accounting policies used and the reasonableness of accounting
estimates and related disclosures made by management.
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Auditor’s Responsibilities for the Audit of the Consolidated Financial Statements (Continued)
•

Conclude on the appropriateness of management’s use of the going concern basis of accounting and
based on the audit evidence obtained, whether a material uncertainty exists related to events or
conditions that may cast significant doubt on the Group’s ability to continue as a going concern. If
we conclude that a material uncertainty exists, we are required to draw attention in our auditor’s
report to the related disclosures in the consolidated financial statements or, if such disclosures are
inadequate, to modify our opinion. Our conclusions are based on the audit evidence obtained up to
the date of our auditor’s report. However, future events or conditions may cause the Group to cease
to continue as a going concern.

•

Evaluate the overall presentation, structure and content of the consolidated financial statements,
including the disclosures, and whether the consolidated financial statements represent the
underlying transactions and events in a manner that achieves fair presentation.

We communicate with the Audit Committee regarding, among other matters, the planned scope and
timing of the audit and significant audit findings, including any significant deficiencies in internal control
that we identify during our audit.
We also provide the Audit Committee with a statement that we have complied with relevant ethical
requirements regarding independence, and to communicate with them all relationships and other matters
that may reasonably be thought to bear on our independence, and where applicable, related safeguards.
From the matters communicated with the Audit Committee, we determine those matters that were of most
significance in the audit of the consolidated financial statements of the current period and are therefore
the key audit matters. We describe these matters in our auditor’s report unless law or regulation precludes
public disclosure about the matter or when, in extremely rare circumstances, we determine that a matter
should not be communicated in our report because the adverse consequences of doing so would
reasonably be expected to outweigh the public interest benefits of such communication.
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Other Legal and Regulatory Requirements
This report is made solely to the Group’s shareholders, as a body, in accordance with Section 32 of the
Mutual Funds Act of Barbados. Our audit work has been undertaken so that we might state to the Group’s
shareholders those matters we are required to state to them in an auditor’s report and for no other purpose.
To the fullest extent permitted by law and subject to any enactment or rule of law to the contrary, we do
not accept or assume responsibility to anyone other than the Group and the Group’s shareholders as a
body, for our audit work, for this report, or for the opinion we have formed.
The engagement partner in charge of the audit resulting in this independent auditor’s report is Mr. JohnPaul Kowlessar.

BARBADOS
31 December 2018
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