


NEW STAR UK PROPERTY UNIT TRUST

PORTFOLIO STATEMENT (unaubiTep)
At 30 November 2007

Sector

Office

Office
Retail
Industrial

Office
Office
Office

Office
Retail
Industrial
Office

Retail
Office

Office

Office
Office
Industrial
Office
Office
Office

Office
Office
Retail
Retail
Office
Office
Industrial

Portfolio of investments

Direct Properties - 79.94% (64.98%)

Properties valued at £70m-£135m

60 Gracechurch Street, London

(Office: £125,300, Retail: £9,700)

Governor’s House, London

Staples Corner Retail and Leisure Park, London

Royal Mail, Heathrow Gateway, Feltham,

Middlesex (£46,100)

EGL, Heathrow Gateway, Feltham, Middlesex (£26,300)

Properties valued at £50m-£70m
Windsor Office Park, Berkshire

1 Whitehall, Riverside, Leeds

1 Plough Place, Fetter Lane, London

Properties valued at £40m-£50m

Parkview, Great West Road, Brentford

Hayes Bridge Retail Park, Hillingdon, London
Hardcase Warehouse, Thurrock, Essex

5 St Philips Place, Birmingham

(Office: £32,300, Retail: £10,200)

B&Q Warehouse, Farnborough, Hampshire

Ealing Gateway, 26, 28 & 30 Uxbridge Road, Ealing

Properties valued at £30m-£40m
The Rivers Office Park, Rickmansworth

Properties valued at £20m-£30m

12 Moorgate, London

Dundas House, Edinburgh

Units 1&2 Mercury Drive, Brackmills, Northampton
Aymer House, Chertsey, Surrey

Fairmile Place, Portsmouth Road, Cobham
Chalfont Grove, Narcot Lane, Chalfont St Peter

Properties valued at £12m-£20m

Chaucer House, The Office Park, Leatherhead, Surrey
Metro Point, Croydon

B&Q Unit, Riverside Retail Park,Taunton

Homebase, 300 London Road, High Wycombe

22-24 Worple Road, London

3/7 Town Quay, Buildings 38, 40 and 43, Southampton
Aldi, Stakehill Industrial Estate, Manchester

Bid
valuation
£000

135,000

111,500
77,800
72,400

65,000
56,845
54,000

49,100
43,350
42,800
42,500

42,150
41,600

38,500

29,300
27,100
26,100
24,300
23,025
21,875

14,520
14,350
14,200
13,300
13,150
12,860
12,175

Percentage
of total
net assets

7.72

6.38
4.45
4.14

3.72
825
S8

2.81
2.48
2.45
2.43

2.41
2.38

2.20

1.68
4255
1.49
1.39
1.32
1.25

0.83
0.82
0.81
0.76
0.75
0.74
0.70




NEW STAR UK PROPERTY UNIT TRUST

PORTFOLIO STATEMENT (unaupiTeED)
At 30 November 2007

Sector

Industrial
Office

Industrial
Industrial
Leisure

Office
Office
Retail
Office

Office
Office
Industrial
Retail
Office
Retail
Retail
Retail
Retail

Industrial
Leisure
Office
Industrial
Retail
Retail

Industrial
Retail
Retail
Office

Industrial

Industrial
Office

Portfolio of investments

Direct Properties - 79.94% (64.98%) continued
Properties valued at £9m-£12m

Nexus Point, Holford Business Park, Birmingham
Olympus House, Leamington Spa, Tachbrook Park,
Warwickshire

Exel Unit, ProLogis Park, Banbury

Wycombe Sands Industrial Estate, High Wycombe
Empire Cinema, Birmingham Great Park, Rednal,
Birmingham

55 Greek Street, London

52/54 Southwark Street, London

71/77 Abington Street, Northampton

Marloes Buildings, Kensington Village, London

Properties valued at £7m-£9m

Global House, High Street, Crawley

99 Charterhouse Street, London

Advent Way, Edmonton

B&Q, Bridge Road, Welwyn Garden City
Somerset House, London Road, Redhill
B&Q, Barton Street, Gloucester
Somerfields, Copperfield Road, Chelmsford

Bid
valuation
£000

11,870

i3l Bl
11,350
10,875

10,525
10,400
10,100
9,890
9,850

8,875
8,810
8,630
8,330
7,775
7,750
7,350

Arcadia, 15/16 The Parade and 2-4 Rose Lane, Canterbury 7,200

Havant Retail Park, Portsdown Hill Road, Havant

Properties valued at £6m-£7m

River Way, Harlow, Essex

Odeon Cinema, Kilmarnock

Swan House, Abingdon Business Park, Abingdon
Eldon Way, Park Royal, London

27/31 White Hart Street, High Wycombe
Brighton Road, Shoreham-by-Sea

Properties valued at £5m-£6m
Maidstone Road, Rochester, Kent

Focus, Speedfields Retail Park, Fareham
Homebase, Tudor Road, Cwmbran
Consort House, Princes Road, Weybridge
Bristol Way, Slough, Berkshire

Hitachi Building, Rooksley, Milton Keynes
5/6 Southgate, Chichester

7,100

6,900
6,850
6,790
6,380
6,175
6,000

5,880
550!
5,700
5,660
5,400
5,100
5,030

Percentage
of total
net assets

0.68

0.66
0.65
0.62

0.60
0.59
0.58
0.57
0.56

.5l
0.50
0.49
0.48
0.45
0.44
0.42
0.41
0.41

0.40
0:39
0.39
0.36
0185
0.34

0.34
0:33
.28
0.32
0.31
029
0.29



NEW STAR UK PROPERTY UNIT TRUST

PORTFOLIO STATEMENT (unaubiTep)
At 30 November 2007

Bid Percentage

valuation of total
Portfolio of investments £000 net assets
Direct Properties - 79.94% (64.98%) continued
Properties valued at £3m-£5m
Industrial Wokingham Business Centre, Wokingham, Berkshire 4,970 0.29
Industrial  Units A&B, Connect 33, Boulton Road, Reading 4,860 0.28
Retail Staples, Unit 11, The Forum, Stevenage 4,740 0.27
Retail 23/24 Market Place, Great Yarmouth 4,650 0.27
Office Trimbridge House, Trim Street, Bath 4,630 0.26
Office 3 Knoll Road, Camberley 4,325 0.25
Properties valued at £1m-£3m
Retail 1-3 Silver Street, Bedford 2,510 0.14
Office  Pilgrims Court, 15-17 West Street, Reigate 2,080 0.12
Total value of property holdings 1,397,375 79.94
Nominal Property shares - 11.22% (17.88%)
2,898,674 British Land REIT 26,421 1.51
10,304,036 Brixton REIT 33,694 1.93
5,970,000 Develica Deutschland* 3,027 0.17
12,450 Global Property Fund ‘B'T 12,139 0.70
11,000 Global Property Fund ‘Bii’T 11,495 0.66
3,223,836 Hammerson REIT 32,690 1.87
2,308,004 Land Securities REIT 34,689 1.98
3,441,433 Liberty International REIT 38,751 2.22
1,880,000 Speymill Deutsche Immobilien* 1,191 0.07
1,449,934 Wichford* 1,986 0.11
Total value of property shares 196,083 11.22
Property debentures and loan stock - 0.00% (0.07%)
Portfolio of investments 1,593,458 91.16
Net other assets 154,615 8.84
Net assets 1,748,073 100.00

The percentage in brackets represents market sectors at 31 May 2007.
Unless otherwise stated, all investments are listed securities.

* Listed on Alternative Investment Market (AIM).
1 Related party and unquoted.



NEW STAR UK PROPERTY UNIT TRUST

BALANCE SHEET (unaupitep)

At 30 November 2007

Notes
ASSETS
Portfolio of investments
Debtors 9
Cash and bank balances 10
Total other assets
Total assets
LIABILITIES
Creditors 11

Distribution payable on income shares
Total other liabilities

Net assets attributable to unitholders

30.11.07
£000 £000
1,593,458
4,516
199,308
203,824
1,797,282
(39,599)
(9,610)
(49,209)
1,748,073

31.05.07
£000 £000

1,753,297

9,857

377,903

387,760

2,141,057

(16,692)

(10,215)

(26,907)

2,114,150



NEW STAR UK PROPERTY UNIT TRUST

CASH FLOW STATEMENT unaubitep)

For the six month period ended 30 November 2007

Notes

Net cash inflow from operating
activities 17

Taxation

Capital expenditure:
Payments to acquire investments

Receipts from sales of investments

Equity dividends paid:
Distributions paid

Financing:

Amounts received on issue of units

Amounts paid on cancellation of units

(Decrease)/Increase in cash
in the period 18

30.11.07
£000 £000
38,469
(4,239)
(264,789)
171,564
(93,225)
(10,215)
62,875
(172,260)
(109,385)

(178,595)

31.05.07
£000 £000

46,083
(5,464)

(816,117)

21,209

(794,908)

(13,778)

981,990

981,990

213,923




NEW STAR UK PROPERTY UNIT TRUST

SUMMARY OF MATERIAL PORTFOLIO CHANGES

(UNAUDITED)

For the six month period ended 30 November 2007

Cost
Purchases £000
Direct Properties
Governor's House, London 129,481
Dundas House, Edinburgh 32,164
Advent Way, Edmonton 9,594
Eldon Way, Park Royal, London 6,801
Property shares
Global Property Fund ‘B’ 36,794
Brixton REIT 11,704
Land Securities REIT 8,248
Liberty International REIT 8,212
British Land REIT 8,110
Hammerson REIT 7,037
CLS 95
Total for the period 258,240

Proceeds
Sales £000
Direct Properties
Hertz House, Heathrow 9,150
Property shares
Global Property Company 36,450
Global Property Fund ‘B’ 24,494
Liberty International REIT 14,736
British Land REIT 12,528
Land Securities REIT 11,581
Hammerson REIT 10,182
Brixton REIT 9,459
Great Portland Estates 7,901
Segro REIT 5,948
TR Property Investment Trust 5,904
Grainger 5,045
CLS 4,590
Wichford 3,786
Speymill Deutsche Immobilien 3,210
Kenmore European Industrial Fund 2,303
Invista Foundation Property Trust 1,911
Speymill Deutsche Immobilien 1,616
Freeport 1,435
Real Estate Opportunities 7.5%
convertible unsecured loan stock
2011 1,296
Derwent London REIT 1,250
Develica Deutschland 368
Total for the period 175,143



NEW STAR UK PROPERTY UNIT TRUST

NOTES TO THE FINANCIAL STATEMENTS (unaupiten)
For the six month period ended 30 November 2007

(a)

(b)

(c)

(d)

Accounting policies

Basis of accounting

The financial statements have been prepared under the historical cost basis, as modified by
the revaluation of investments, and in compliance with the Financial Services Authority’s
Collective Investment Schemes sourcebook.

They have been prepared in accordance with applicable accounting standards and in
accordance with the Statement of Recommended Practice (SORP) for Financial Statements
of Authorised Funds issued by the IMA in December 2005.

Basis of valuation of investments

Property shares

The valuation of listed investments has been based on the bid prices (comparatives are
mid prices), excluding any accrued interest in the case of fixed interest securities, at

12 noon on the last day of the accounting period in accordance with the provisions of the
scheme particulars.

Unlisted or suspended securities are valued by the manager taking into account, where
appropriate, latest dealing prices, valuation from reliable sources, financial performance
and other relevant factors.

The Global Property Fund has been measured at the manager’s best estimate of market
value.

Direct properties

The direct property investments of the fund are valued monthly on an open market basis,
as defined in the appraisal and valuation manual prepared by the Royal Institution of
Chartered Surveyors, and in accordance with the trust deed. The interests in property were
last valued by Kane Sweetman MNZPINZ of CB Richard Ellis Limited on 28 November
2007. Any purchases completed after 28 November 2007 have been valued at cost.

Recognition of income
Income is included in the statement of total return on the following basis:

e Dividends on equities and preference stocks are recognised when the securities are
quoted ex-dividend;

e |Income from unquoted equity investments is recognised when the entitlement to the
dividend is established;

e Interest on bank deposits and fixed interest bearing securities is recognised as earned;

e Stock lending income and any associated charges are recognised on an accruals basis;

e Rental income is accounted for on an accruals basis; and

e |ease surrender premiums are recognised as income on the date the lease is terminated.

Service charges

Service charges are covered by the tenant while the property is occupied unless specified in
the lease agreement.

In accordance with FRS5 ‘Reporting the Substance of Transactions’ (Application note G),
service charges are included within income and expenses in the Statement of Total Return.



NEW STAR UK PROPERTY UNIT TRUST

NOTES TO THE FINANCIAL STATEMENTS wunaupiten)

For the six month period ended 30 Nlovember 2007

(e)

()

(8)

(h)

(U]

(1]

Accounting policies continued

Treatment of stock and special dividends

The ordinary element of stocks received in lieu of cash dividends is recognised as income.
Any enhancement above the cash dividend is treated as capital gains on investments.
Special dividends are treated as repayments of capital or income depending on the facts of
each particular case.

Treatment of expenses

All expenses (other than those relating to the purchase and sale of investments and stamp
duty reserve tax arising on sales and repurchases of units in the fund) are charged against
income (see distribution policy).

Expenditure on properties which is not deemed to be of a capital nature is charged against
the income of the fund.

Direct acquisition costs are capitalised at time of purchase. Significant capital
enhancements and refurbishment expenditure will also be capitalised.

Distribution policy

When income from investments exceeds expenses, a distribution will be made. Should
expenses exceed income there will be no distribution and the shortfall will be transferred
from the capital account.

For the purpose of determining the distribution, all of the management charge is borne by
capital. The management charge has been added back for the purpose of determining the
amount available for distribution.

The policy of the fund is to make distributions to unitholders on 31 January and 31 July.

Taxation

Corporation tax is charged at 20% of the income liable to corporation tax less allowable
expenses and interest distributions.

Deferred tax is recognised at a rate at which taxation is likely to become payable in respect
of all timing differences between accounting and taxation treatment of items.

Deferred tax is not provided on permanent differences.

Deferred tax assets are only recognised to the extent that it is regarded more likely than not
that there will be taxable profits against which the reversal of underlying timing differences
can be offset.

Exchange rates

Foreign currency transactions are translated into sterling at the exchange rate ruling at the
date of the transaction. Assets and liabilities expressed in foreign currencies at the end of
the accounting period are translated into sterling at the exchange rates ruling at 12 noon on
the last valuation day of the accounting period.

Depreciation
In accordance with SSAP 19: Accounting for Investment Properties, no depreciation is charged
due to the fact that the properties have unexpired lease terms of less than 20 years.



NEW STAR UK PROPERTY UNIT TRUST

NOTES TO THE FINANCIAL STATEMENTS (unauoiten)
For the six month period ended 30 November 2007

2. Financial instruments

In pursuing its investment objective, the fund holds a number of financial instruments and

properties. These may comprise:

e Equity shares, equity related shares, non-equity shares and fixed income securities.
These are held in accordance with the fund’s investment policy;

e Cash, liquid resources and short-term debtors and creditors that arise directly from its
operations;

e Short-term borrowings used to finance investment activity; and

e Operating leases on freehold and leasehold properties.

The fund may also enter into derivative transactions in the form of futures contracts. The

purpose of such financial instruments is efficient portfolio management.

The fund managers have responsibility for monitoring the portfolio in accordance with the

investment objective and seek to ensure that investments in direct properties and individual

securities also meet a risk reward profile that is acceptable.

The main risks arising from financial instruments are credit, foreign currency, interest rate,

liquidity and market price risks.

These risks have remained unchanged since the beginning of the period to which these

financial statements relate and are summarised below.

Credit risk

Bond investments are exposed to credit risk which reflects the ability of the borrower (i.e.
bond issuer) to meet its obligations (i.e. pay the interest on a bond and return the capital on
the redemption date). Generally, the higher the quality of issuer, the lower the interest rate at
which they can borrow money. Issuers of a lower quality will tend to have to pay more to
borrow money to compensate the lender (the purchaser of a bond) for the extra risk taken.
Certain transactions in securities that the fund enters into expose it to the risk that the
counterparty will not deliver the investment (purchase) or cash (sale) after the fund has
fulfilled its responsibilities. The fund only buys and sells investments through brokers which
have been approved by the manager as an acceptable counterparty.



NEW STAR UK PROPERTY UNIT TRUST

NOTES TO THE FINANCIAL STATEMENTS wunaupiten)

For the six month period ended 30 November 2007

2. Financial instruments continued

Foreign currency risk

The manager has identified three principal areas where foreign currency risk could impact
the fund:

e Movement in exchange rates affect the value of assets;

e Movement in exchange rates affect shortterm timing differences; and

e Movements in exchange rates affect the income received.

The manager may choose to retain holdings in currencies other than sterling, and the
sterling value of this income can be affected by movements in exchange rates.

The fund converts all receipts of income into sterling on or near the date of receipt.

The fund may enter into forward foreign exchange contracts in order to minimise the effect of
exchange rate movements.

An analysis of the fund split by currency can be found in note 14.

Interest rate risk

Bond yields (and, as a consequence bond prices) are determined mainly by market
perception as to the appropriate level of yields given the economic background. Key
determinants include economic growth prospects, inflation, the government’s fiscal position,
shortterm interest rates and international market comparisons.

Returns from bonds are fixed — at the time of purchase the fixed coupon payment is known
as is the final redemption proceeds. This means that if a bond is held until its redemption
date, the total return achieved is unaltered from its purchase date. However, over the life of
a bond, the yield (and hence market price) at any given time will depend on the market
environment at that time. Therefore, a bond sold before its redemption date is likely to have
a different price to its purchase level and a profit or loss may be incurred. An analysis of the
interest rate and maturity of the investments can be found in note 14.

Liquidity risk

The fund’s assets, with the exception of direct properties, comprise mainly of readily
realisable securities, which can be sold to meet liquidity requirements. The main liquidity risk
of the fund is the redemption of any units investors wish to sell. Assets from the fund may
need to be sold if insufficient cash is available to finance such redemptions.

Some investments may be less liquid than other traded securities and can be more
sensitive to economic and other factors.

The purchase of a property investment or the funding of a new development can involve
significant sums of money. The fund plans for business activity and operates a detailed cash
forecasting model that is reviewed regularly.

Market price risk

Market price risk arises mainly from uncertainty about future prices of financial instruments
held. It represents the potential loss the fund might suffer through holding market positions
in the face of price movements.



NEW STAR UK PROPERTY UNIT TRUST

NOTES TO THE FINANCIAL STATEMENTS (unaupiten)
For the six month period ended 30 November 2007

2. Financial instruments continued

Direct property risk

A significant portion of the fund’s assets are invested in tangible properties. These are
exposed to specific risks including:

e Reduced liquidity;

e Market price movements; and

e Sector exposure risk.

Reduced liquidity

By their very nature direct properties are less liquid and the investments are not readily
realisable. Sales may take a number of months.

Market price movements

Whilst the value of direct property is independently valued on a monthly basis, such
valuations are a matter of the valuer’s opinion and such values may or may not be achieved
on a sale.

Sector exposure risk

The fund’s assets are invested solely in direct properties and property securities. As such
the fund is exposed to the sector specific risk as a result of its concentration in this market
sector. The fund is also exposed to specific sector risk through the tenants of the direct
properties invested in. In addition the rental income is dependant on the creditworthiness of
the tenants.



NEW STAR UK PROPERTY UNIT TRUST

NOTES TO THE FINANCIAL STATEMENTS wunaupiten)

For the six month period ended 30 November 2007

3. Net (losses)/gains on investments

The net (losses)/gains on investments 30.11.07 30.11.06
during the period comprise: £000 £000
Non-derivative listed securities (96,895) 50,343
Investments in direct properties (149,699) 18,646
Net (losses)/gains on investments (246,594) 68,989

Included within the net loss on non-derivative listed securities of £96,895,000 for the
current period is a special capital dividend of £687,000.

4. Other gains

The other gains during the period comprise: 30.11.07 30.11.06
£000 £000

Currency gains 38 -

5. Income

30.11.07 30.11.06

£000 £000

Rental income 39,456 21,550
UK dividends 4,221 2,279
Overseas dividends 81 -
Interest on debt securities 24 24
Bank interest 6,957 4,607
Stocklending income 25 10
Lease surrender premiums 425 -
Service charge income 2,112 1,049

Total income 53,301 29,519




NEW STAR UK PROPERTY UNIT TRUST

NOTES TO THE FINANCIAL STATEMENTS (unaupiten)

For the six month period ended 30 November 2007

6. Expenses

30.11.07 30.11.06
£000 £000
Payable to the manager, associates of
the manager, and agents of either of them:
Manager’s periodic charge 15,642 10,084
Payable to the trustee, associates of the trustee,
and agents of either of them:
Trustee fee 169 106
Safe custody fee 4 3
Transaction charges 1 3
174 112
Other expenses:
Administration fee 46 36
Audit fee 11 7
FSA/APUT fees 1 1
Irrecoverable VAT 63 6
Listing fee 10 2
Professional fees 659 444
Registration fee 111 79
Report and accounts fee 1 8
Service charge expenses 2,561 1,272
Fees on terminated contracts 81 -
3,544 1,855
Total expenses 19,360 12,051




NEW STAR UK PROPERTY UNIT TRUST

NOTES TO THE FINANCIAL STATEMENTS wunaupiten)

For the six month period ended 30 November 2007

7. Taxation

(a) Analysis of the tax charge for the period
30.11.07 30.11.06
£000 £000
Corporation tax 5,857 2,792
Adjustments in respect of prior period - (50)
Total current tax charge for the period (note 7b) 5,857 2,742
Deferred tax (note 7c) 366 318
Total tax for the period 6,223 3,060

(b) Factors affecting the tax charge for the period

The tax assessed for the period is lower than the standard rate of corporation tax in the UK

for an authorised unit trust (20%).
The differences are explained below:

30.11.07 30.11.06

£000 £000

Net income before taxation 33,936 17,466

Corporation tax at 20% 6,787 3,493
Effects of:

Income not subject to taxation (600) (456)

Income taxable in different periods 25 -

Expenses not deductible for tax purposes 36 17

Accelerated capital allowances (391) (312)

Current tax charge for the period (note 7a) 5,857 2,742

Authorised unit trusts are exempt from tax on capital gains. Therefore, any capital return is

not included in the above reconciliation.

(c) Provision for deferred taxation

30.11.07 30.11.06

£000 £000

Accelerated capital allowances 391 312

Income taxable in different periods (25) -

Realised loss on sale of asset (prior period adjustment) - 6

366 318

Provision at start of the period 2,971 1,899
Deferred tax charge in profit and loss account for the

period (note 7a) 366 318

Provision at the end of the period 3,337 2,217




NEW STAR UK PROPERTY UNIT TRUST

NOTES TO THE FINANCIAL STATEMENTS (unaupiten)

For the six month period ended 30 November 2007

8. Finance costs

Distributions

The distributions take account of income received on the issue of units and

income deducted on the cancellation of units, and comprise:

30.11.07 30.11.06
£000 £000
Interim distribution 37,409 27,339
Add: income paid on cancellation of units 3,127 -
Deduct: Income received on issue of units (227) (4,857)
Net distribution for the period 40,309 22,482
Manager’s periodic charge borne by the capital account (15,642) (10,084)
Tax relief on manager’s periodic charge 3,128 2,017
Tax relief on accelerated capital allowances 391 312
Deferred tax on accelerated capital allowances (391) (318)
Fees on terminated contracts borne by the capital account (81) -
Transaction charges borne by the capital account 1) (3)
Net income after taxation 27,713 14,406
Finance costs
Net distribution for the period 40,309 22,482
Interest 5 2
Total finance costs 40,314 22,484
Details of the distribution per unit are set out in the distribution tables on page 44.
9. Debtors
30.11.07 31.05.07
£000 £000
Amounts receivable for issue of units - 7,798
Sales awaiting settlement 3,677 98
Accrued income 758 1,342
VAT receivable - 255
Other debtors 81 51
Expenses on properties not yet purchased - 313
Total debtors 4,516 9,857




NEW STAR UK PROPERTY UNIT TRUST

NOTES TO THE FINANCIAL STATEMENTS wunaupiten)

For the six month period ended 30 November 2007

10.

11.

12.

13.

Cash and bank balances
30.11.07 31.05.07

£000 £000
Short term deposits 175,599 334,153
Cash and bank balances 71,254 55,055
Bank overdrafts (47,545) (11,305)
Total cash and bank balances 199,308 377,903

Creditors
30.11.07 31.05.07
£000 £000
Amounts payable for cancellation of units 19,611 -
Purchases awaiting settlement 742 3,259
Rental income received in advance 4,350 4,085
Accrued expenses 2,576 3,235
Corporation tax payable 4,760 3,142
Deferred taxation 3,337 2,971
VAT payable 4,223 -
Total creditors 39,599 16,692
Contingent liabilities and outstanding commitments

There were no contingent liabilities or outstanding commitments at the balance sheet date
(31 May 2007: £nil).

Related party transactions

New Star Investment Funds Limited, together with The Royal Bank of Scotland plc, are
regarded as the controlling parties of the unit trust by virtue of acting together in respect of
the operations of the fund.

Details of any related party transactions occurring during the period with the manager and
the trustee and any balances at the accounting period end are fully disclosed in the balance
sheet, the statement of change in unitholders’ net assets and the notes 5, 6, 8, 9,10 and
11 to the financial statements.

At 30 November 2007 the fund held shares in Global Property Fund (‘B’ and ‘Bii’) valued at
£23,634,000 (31 May 2007: £36,450,000), an entity which is managed by related parties
of New Star Investment Funds Limited.

Amounts due from the manager at the balance sheet date amounted to £2,361,000

(31 May 2007: £2,714,000) and amounts due to the trustee of £31,000 (31 May 2007:
£32,000).

All unit issues and cancellations were transacted with the manager.




NEW STAR UK PROPERTY UNIT TRUST

NOTES TO THE FINANCIAL STATEMENTS (unaupiten)

For the six month period ended 30 November 2007

13.

14.

Related party transactions continued

During the period the manager held units in the fund and had a holding of 13,877 (31 May
2007: 21,644) income and 4,743 (31 May 2007: 32,382) accumulation units at the period
end.

All the fund’s banking arrangements are with the trustee; all interest received and overdraft
interest paid were from/to the trustee. New Star Asset Management Limited, the appointed
investment advisor, may from time to time have entered into arrangements with brokers
under which the broker will provide or procure services or other benefits which can be
reasonably expected to assist in the provision of investment services. They make no direct
payment for these services.

Any transactions conducted under these arrangements are done so on a best execution
basis as required by the regulator, the Financial Services Authority.

Financial assets and liabilities

The policies applied in the management of financial instruments are set out in note 2.
There is no significant difference between the carrying values of the financial assets and
liabilities and their fair values.

Short term debtors and creditors have been included in the net other assets balances
below.

A portion of the net assets of the fund are denominated in currencies other than sterling
with the effect that the balance sheet and total return can be significantly affected by
currency movements.

Net currency monetary assets and liabilities consist of:

Portfolio of Net other Net
investments assets assets
30.11.07 31.05.07 30.11.07 31.05.07 30.11.07 31.05.07
£000 £000 £000 £000 £000 £000
Euros 4,218 8,957 5,246 - 9,464 8,957
Sterling 1,589,240 1,744,340 149,369 360,853 1,738,609 2,105,193
Total 1,593,458 1,753,297 154,615 360,853 1,748,073 2,114,150

The only significant interest-bearing assets are cash balances of £246,853,000 (31 May
2007: £389,208,000), which earn interest by reference to LIBOR.

The only significant interest-bearing liabilities are bank overdrafts of £47,545,000 (31 May
2007: £11,305,000), which pay interest by reference to LIBOR.
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NOTES TO THE FINANCIAL STATEMENTS wunaupiten)

For the six month period ended 30 November 2007

14. Financial assets and liabilities continued

The interest rate profile of the fund’s financial assets and liabilities is:
Fixed rate financial

Fixed rate financial assets weighted
Market assets weighted average period for
valuation average interest rate which rate is fixed
£000 % No. of periods

30.11.07 31.05.07 30.11.07 31.05.07 30.11.07 31.05.07

Property debentures
and loan stock - 1,502 - 4.00 - 4.0

15. Stock lending activities

16.

17.

The fund carries out stocklending activities. Income earned from these activities is shown in
note 5 and is net of bank & agent fees amounting to £17,000 (31 May 2007: £18,000).
payable to HSBC Bank plc. The value of stock on loan at the balance sheet date was
£51,916,000 (31 May 2007: £67,887,000). The value of the overseas government bonds
and FTSE 100 and 250 baskets held as collateral at the balance sheet date were
£13,205,000 and £47,122,000 (31 May 2007: £16,713,000 and £52,953,000).

Post balance sheet events
There were no material post balance sheet events which have a bearing on the
understanding of the financial statements.

Reconciliation of net income before taxation to net cash flow from operating activities
30.11.07 31.05.07

£000 £000
Net income before taxation 33,936 45,369
Currency gains 38 16
Special capital dividends 687 -
Decrease/(increase) in debtors 809 (893)
Increase in creditors 3,829 2,512
Stamp duty reserve tax (830) (921)

Net cash inflow from operating activities 38,469 46,083
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18.

19.

20.

Analysis of changes in debt

Cash and bank balances at the start of the period
Net cash flows

Cash and bank balances at the end of the period

30.11.07 31.05.07
£000 £000
377,903 163,980
(178,595) 213,923
199,308 377,903

Sensitivity analysis

No derivatives were held by the fund in the period to 30 November 2007 and accordingly no

sensitivity analysis or value at risk has been presented.

Portfolio transaction costs
30.11.07
£000 £000

Analysis of total purchase costs

Purchases in the period before transaction costs 250,593
Commissions 86
Taxes 7,561
Total purchase costs 7,647
Total purchases including transaction costs 258,240

Analysis of total sales costs

Sales in period before transaction costs 175,300
Commissions (157)
Total sale costs (157)

Total sales net of transaction costs 175,143

30.11.06
£000 £000
90,367
83
259
342
90,709
633
633
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DISTRIBUTION TABLE (unaubiteD)

For the six month period ended 30 November 2007

Interim distribution in pence per unit
Group 1 units are those units purchased before 1 June 2007.
Group 2 units are those units purchased from 1 June 2007 to 30 November 2007.

Distribution Distribution
Net payable paid
income Equalisation 31.01.08 31.01.07
Income units

Group 1 2.8675 - 2.8675 2.5020
Group 2 1.7470 1.1205 2.8675 2.5020

Accumulation units
Group 1 4.0871 - 4.0871 3.4445
Group 2 2.5408 1.5463 4.0871 3.4445

Corporate unitholders should note that':
A corporate unitholder receives the distribution shown on the voucher enclosed with the report
as follows:

(i) 5.76% of the total dividend allocation, together with the tax credit, is received as franked
investment income; and

(i) 94.24% of the dividend allocation is received as an annual payment, received after deduction
of income tax at the lower rate, and is liable to corporation tax. It is not franked investment
income.

Equalisation
Equalisation applies only to units purchased during the distribution period (Group 2 units),

It is the average amount of income included in the purchase price of all group 2 units and is
refunded to holders of these units as a return of capital.

Being capital it is not liable to income tax but must be deducted from the cost of units for capital
gains tax purposes.

1 This information is unaudited and does not form part of the distribution table.
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FURTHER INFORMATION

The New Star UK Property Unit Trust is an authorised unit trust scheme under section 243 of the
Financial Services and Markets Act 2000 and is a non UCITS scheme complying with the
investment and borrowing powers rules in Chapter 5 of the Collective Investment Schemes
sourcebook (COLL) issued by the Financial Services Authority.

Since the issue of the annual report at 31 May 2007 there has been the following significant
change made to the scheme particulars and trust deed:

+ With effect from 1 November 2007, the New Star Property Unit Trust changed name to New
Star UK Property Unit Trust.

Type of units The fund issues income and accumulation units. For income units, income generated
will be paid out to unitholders on the distribution date. Alternatively, income may be reinvested to
purchase further units in the fund. For accumulation units income generated will be accumulated on
the distribution date.

Buying and selling units Units may be bought or sold on any business day between 9.00am and
5.00pm. The fund is valued daily, at 12 noon. Instructions may be given by telephone (by prior
arrangement only) or in writing and will be dealt on a forward price basis. Instructions received
before 12 noon will be dealt using the current day’s price and instructions given between 12 noon
and 5.00pm will be dealt using the following day’s price.

The buying (offer) price is the price at which units may be bought, and the selling (bid) price is
normally the price at which units are sold. The cancellation price is the lowest price the manager
will pay unitholders for units being sold.

At 22 January 2008, the spread between the cancellation price and the maximum permitted
buying (offer) price, expressed as a percentage of the maximum permitted buying price for both
income units and accumulation units was 9.39%. The actual spread was 4.99% for income units
and 5.00% for accumulation units.

The bid/offer price, at 22 January 2008, was 122.05p/128.46p for income units and
177.56p/186.90p for accumulation units.

Minimum investment and holding The minimum initial investment in the fund is £1,000. The
minimum subsequent investment is £100. The minimum holding is £1,000. The manager
reserves the right to terminate investments where the value is less than £1,000.

Management charges An initial charge of 5.00% is incorporated in the buying (offer) price of the units.

The annual management charge of 1.5% p.a. of the value of the fund is deducted from the fund’s
assets. This charge is accrued for daily and is paid to the manager monthly.

As the annual management charge is deducted from the fund’s capital, distributable income will
be increased at the expense of capital, which may either be eroded, or future growth constrained.
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FURTHER INFORMATION

Personal equity plans (PEPs) and individual savings accounts (ISAs) The New Star UK Property
Unit Trust is available as a PEP or maxi or mini ISA through the New Star PEP or New Star ISA.
New Star Investment Funds Limited is the PEP/ISA manager.

ISAs were introduced in April 1999 for an initial 10-year period. These tax-free savings policies will
now stay in place for the foreseeable future. All PEPs held at 5 April 1999 are unable to accept
further contributions, however they may continue to be held with the same tax advantages as an
ISA.

Distributions The fund distributes income on 31 January and 31 July each year.

Statements Half-yearly statements are prepared at 30 June and 31 December each year. The
statement will show details of all transactions effected during the previous six months and
include a valuation of the account based on the selling (bid) prices at 30 June and 31 December
as applicable.

Manager’s reports An interim and annual manager’s report will be issued each year. The interim
accounting period ends on 30 November and the annual accounting period ends on 31 May.

Scheme particulars Copies of the latest scheme particulars are available free of charge from our
customer services department on 0845 608 8704.

Stamp duty reserve tax (SDRT) SDRT is chargeable on the disposal or switching of units and on
certain transfers of units in the fund.

The current rate of SDRT is 0.5% of the value of the units being disposed of, switched or
transferred (this figure may be reduced depending on the number of issues and surrenders
applying to the fund). It is restricted to those funds whose assets are liable to UK stamp duty.
The manager intends that when SDRT is applicable it will normally be met by the fund itself and
not individual unitholders. This may have an impact on capital growth. However in certain
circumstances, such as large deals, to reduce this effect the SDRT may be charged directly to the
individual unitholder. We believe that if the circumstances prevailing to date continue it is unlikely
to be necessary to charge SDRT in the future. However if a charge were to be made it would be
for a maximum of 0.5%.

Any SDRT payable will in general be paid out of the property of the fund.
Capital gains tax Capital gains within the fund are not liable to tax.

You may be liable to capital gains tax when you sell all or some of your units if your total gains in
the relevant tax year exceed the annual exemption. For the tax year 2007/2008, the first £9,200
of any gains is exempt. This is your personal allowance for all your investments. If you have any
queries regarding your tax position you should contact your local tax office or tax adviser.
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FURTHER INFORMATION

Risk factors The value of investments and the income from them may fall as well as rise and
unitholders may not get back the amount originally invested.

Past performance is not necessarily a guide to future performance.

Property valuation is a matter of judgement by the valuer. The value of capital and income will
fluctuate as property values and rental income rise and fall.

Where derivative transactions are used in the fund solely for the purposes of efficient portfolio
management they are not intended to increase the risk profile of the fund. Derivatives may also
be used from time to time for hedging or for the purpose of meeting the fund’s investment
objective. This use is not likely to increase the risk profile of the fund. Although it is not intended
to use derivatives extensively, if they are so used this may lead to greater volatility in the unit
prices of the fund.

Investors should be aware that in certain circumstances their right to sell units may be
suspended where the trustee is of the opinion that due to exceptional circumstances there is
good and sufficient reason in the interests of unitholders or potential unitholders. One such
circumstance, due to the specialist nature of property investments, is that in the opinion of the
trustee, there is insufficient uninvested cash or assets which are readily realisable to meet
investor demand or likely demand for the sale of units.

Telephone recordings For your protection, calls may be recorded and monitored.

Payment of commission to authorised intermediaries If you apply through a financial adviser, the
manager will arrange typically for commission of up to 3% to be paid from the manager’s initial
charge. Trail commission will typically be paid annually at a rate of 0.5% and will be paid from the
annual management charge. Your financial adviser will give you full details of what commission
they receive for your investment.

Issued by New Star Investment Funds Limited.
Authorised and regulated by the Financial Services Authority.
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Trustee

The Royal Bank of Scotland plc
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Edinburgh EH12 9UZ

Investment adviser

New Star Asset Management Limited
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Registrar
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Issued by New Star Investment Funds Limited. New Star Investment Funds Limited is the authorised unit trust manager of the New
Star unit trust range and the authorised corporate director of the New Star OEIC (open-ended investment company) range. New Star
Investment Funds is a PEP and ISA manager and markets a range of unit trust and OEIC funds. New Star Asset Management
Limited is the investment adviser for the majority of these funds and provides discretionary portfolio management services. Both
companies are authorised and regulated by the Financial Services Authority and are members of the New Star Marketing Group.





