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DISCLAIMER

This report contains forward-looking statements that involve assumptions, risks and uncertainties.
Actual future performance, outcomes and results may differ materially from those expressed in the
forward-looking statements resulting from factors which include, inter alia, general industry and
economic conditions, cost of capital and capital availability, occupancy rates, stabilization period of
occupancy, changes in operating expenses, and public policy. The value of the units in the ASA I-REIT and
the realized capital gain may fall and rise as they are subject to investment risks.
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Approval of the REIT Manager’s Semi-Annual Report and Unaudited Financial Statements

The ASA I-REIT Manager’s semi-annual report and unaudited condensed financial statements of ASA [-REIT for the
interim period ended 30th June 2023 have been prepared in accordance with the requirements of International
Financial Reporting Standards (IFRS), the Accounting Standard IAS 34: Interim Reporting, the Nairobi Securities
Exchange, and the Capital Markets (Real Estate Investment Trusts) (Collective Investment Schemes) Regulations,
2013. They were approved by the Board of the ASA I-REIT Manager and by the ASA I-REIT Trustee on 27th July
2023 and are signed on their behalf by:

A \ADoa I

Rose Mambo Dr. Winnie Nyamute
Chairperson & Independent Independent Non - Executive Director
Non - Executive Director Acorn Investment Management Ltd

Acorn Investment Management Ltd

Henry Karanja
Trustee Compliance Officer
The Co-operative Bank of Kenya Limited
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Overview

Yorstyille

Introduction
' Acorn Investment Management Limited, the REIT Manager,
submits the interim report together with the unaudited
condensed financial statements for the Acorn Student
“  Accommodation Income Real Estate Investment Trust (ASA
« I-REIT) for the six-month period ended 30t June 2023.

NattanG

Moo
Who We Are

The ASA I-REIT is a real estate investment trust licensed
under the Capital Markets (Real Estate Investment Trusts)
(Collective Investment Schemes) Regulations, 2013. Its
primary objective is investment in stabilized income-
generating purpose-built student accommodation (PBSA)
) RS -9 properties.
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As at 30t June 2023, we have five properties under the ASA
pwicl e I-REIT with 3,003 beds. These are:
% Qwetu Jogoo Road
Qwetu Ruaraka
Qwetu WilsonView
Qwetu Parklands

Qwetu Aberdare Heights I
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Key Highlights for the period ended 30t June 2023

Distribution Per Unit Distribution Yield Total Return
(annualized) (annualized)

0.30 3.0% 3.3%

Net Asset Value Management Expense New Acquisitions
Per Unit Ratio

21.65 1.0% 0
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REIT Manager Report

Economic Overview

The year 2023 kicked off with a steady growth as the
global markets sought to implement the lessons from
the recent years. Markets have adjusted to the “new
normal” that followed on from the Covid period and
disruptions from the ongoing Russia-Ukraine conflict.
Global inflation in the first half of the year has been
high. With the central banks having raised interest
rates in response, the 2023 growth outlook remains
subdued, however, with expectations of a recovery in
2024.

The geopolitical landscape has been rather active
with the Russia-Ukraine conflict having dominated
global headlines, even as the BRICS nations advance
the push to replace the US dollar in international
trade. Headline inflation rates in advanced economies
have been easing but have remained above the
respective targets with indication that they may
remain elevated for longer.

Closer home, the Kenyan economy expanded by 5.3%
in the first quarter of 2023, largely attributed to a
rebound in agricultural activities following the long
rains that were heavier than we've seen in recent
years, albeit short rains. The recently elected
government under President Ruto has sought to
implement several landmark projects including
completing some ongoing projects from the previous
regime. Affordable Housing has been earmarked as
one of the main projects with the new government
proposing a new levy of 1.5% on salaries in the
proposed Financed Bill to finance the cash intensive
development agenda.

The Finance Bill which had been mooted by the
government to raise revenue and was debated at
length in the public domain was eventually assented
to by the president and would take effect from 01st
July 2023.

President Ruto has become one of the leading global
voices in the call for climate finance to address a
number of climate-related challenges. With the Africa
Climate Summit 2023 scheduled to be held in Nairobi
in the month of September 2023, it is expected that
this effort will be further bolstered.

Kenya’s macroeconomic environment paints a
picture of resilience despite unprecedented
challenges. The Kenya Shilling has depreciated to
record lows against the US Dollar having crossed the
140 Shilling mark at the start of June 2023, a
depreciation of more than 13% from the start of the
year. The government has however taken a raft of
measures to contain its slide given the pressures
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from debt repayments on maturing Euro Bonds and
domestic debt. These measures include expediting
IMF and World Bank transactions to shore up Kenya'’s
USD reserves, reinstating the interbank forex market
as well as entering into government-to-government
oil credit import deals to lessen the demand on the
USD. The effect of these measures have not been
significant with the government reverting to
aggressively borrowing from the local market to
repay its debts and fund government operations.

Inflation has remained high since the start of the year
though it has tapered off gradually from 9% at the
beginning of the year to 7.9% by end of June 2023,
according to the Kenya National Bureau of Statistics.
In response to this and citing other global
macroeconomic uncertainties as other key reasons,
the Central Bank of Kenya’'s Monetary Policy
Committee raised the Central Bank Rate (CBR) to
10.50% in the month of June 2023. It is expected that
commercial banks will reprice their lending rates in
response further tightening liquidity in the market.

Earlier in the year, the opposition party in Kenya had
led Kenyans to protest the rising cost of living. These
protests were called off in March 2023 as both parties
agreed to dialogue.

The real estate sector has been impacted by
construction costs escalations due to supply chain
disruptions.

The outlook for the second half of the year is rather
muted as the Finance Bill 2023 comes into effect.

All eyes will be on the government as it looks to
navigate the uncertain macroeconomic environment,
particularly the sustained inflationary pressures and
increased risks to the inflation outlook. The
impending maturity of the Eurobond in 2024 will be
a major talking point in relation to the exchange rate
dynamics.

All in all, the Kenyan economy has been particularly
resilient in recent years and there is no reason why
the rest of the year should be any different.

The PBSA Market Review

Globally, student housing or purpose-built student
accommodation (PBSA) has proved to be a
resilient, low-risk defensive asset class with a
counter-cyclical nature. This is evidenced by the
less severe than expected Covid-19 impact on the
PBSA asset class. This resilience has been driven by
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an increase in demand and an increasing
investment appetite.

In Kenya, the PBSA segment of the real estate
sector remains underserved. There has been an
increased demand for student housing, primarily
in the Nairobi Metropolitan region.

The McKinsey Global Institute in an article
identifies Africa as the fastest-urbanizing place on
earth, with more than 500 million people likely to
leave the countryside between now and 2040.

According to the Kenya National Bureau of
Statistics (KNBS) 2022 Economic Survey, the
student population in universities and vocational
centres stood at circa 1.06 million in FY2021/22
from 748,706 in FY2015/16 representing an 8.1%
compounded annual growth rate.

The growing PBSA segment in Kenya has drawn
investor interest. This is buoyed by the push for
affordable housing taking root.

ACORN STUDENT ACCOMMODATION I-REIT SEMI-ANNUAL REPORT 2023
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Strategic Updates

Asset Performance

Q1 2023 marked the beginning of a return to
normalcy with the resumption of physical learning
across all Kenyan universities and tertiary
institutions. While there is some semblance of
harmony in the academic calendar, it is evident that
recovery from the disruption suffered over the last
two academic years might take some time but
nonetheless, we have put in place robust measures to
widen our tenant base to ensure stability in our our
portfolio occupancy.

University Alliances

Significant efforts went towards cementing our
already existing strategic alliances during the period
under review. Through these partnerships, our
tenant base has grown significantly with our
properties currently serving 128 universities and
colleges. The expanded base has served to stabilize
our portfolio occupancy at levels of over 80% despite
the challenges arising from a disjointed academic
calendar.
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Building Communities

Through our community engagement initiatives, our
portfolio properties continue cementing their
position as safe havens where the wellness of our
students comes first. Various activities, among them
movie nights, football tournaments and meet and
greet tours, were held during this first half of the year
all aimed at bolstering the social bond among our
residents.
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Proposed Acquisitions

The ASA I-REIT has entered into a binding agreement
with the ASA D-REIT for the acquisition of Qwetu
Hurlingham. The transaction is meant to be
completed in the course of Q3 2023. We are upbeat
about this proposed acquisition given the profile of
this asset in terms of size and performance.

The asset opened for operations in January 2022 and
serves the Hurlingham catchment area with Daystar
university being the primary target university.

The property achieved stabilization within 11
months of its opening and has maintained a monthly
occupancy of over 90% since then.

It has been one of the strongest performers in the
portfolio of PBSA assets developed by Acorn to date
with an average monthly net operating income of
KES.13.5 million for H1 2023. We therefore expect a
significant growth in portfolio revenue for H2 2023
buoyed by this potential acquisition.

Property Highlights

No. of rooms: 583

No. of beds: 832

Proposed acquisition price: KShs. 2,100,000,000
YTD average occupancy: 92%

Qwetu Hurlingham historical occupancy since
commencement of operations.

100% 94’0/0 92% 930/0

Start of
809% operation

S 71%
64%

60%
1409,
40%

20%

Q122 Q222 Q322 Q422 Q123 Q223
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Portfolio Update

Portfolio Overview

Qwetu Wilson i i Qwetu Parklands i i Qwetu Aberdare i
Road View | ¥ Heights I :

Property Highlights i

Y =Ry

Property Highlights Property Highlights Property Highlights Property Highlights
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Portfolio Occupancy Trend

Weighted Average Portfolio Occupancy

o
89% 82%

Q12023 Q22023

Despite the onset of the holiday season by some
institutions in the course of Q2 2023, our average
portfolio occupancy for H1 2023 has held steady at
85%. This stability has been driven by efforts to
widen our tenant base through our alliances with
tertiary institutions as well as B2B partnerships.
Through these partnerships, we have seen an
increase in the number of feeder institutions with
some portfolio assets now serving over 40
institutions.

Weighted Average Rental Escalation

On 1st April 2023, we effected a rental escalation
across the portfolio in light of steep rising inflation
environment. The average escalation achieved was
4.9% compared to 4.7% achieved in 2022.

Financial Update

30-Jun-23 30 -Jun-22*

KShs 000s KShs 000s
Total turnover 325,007 186,008
Operating expenses (119,440) (66,029)
Net Operating Income (NOI) 205,568 119,979
NOI Margin 63% 65%
Fund expense (76,279) (47,846)
Motor vehicle depreciation (1,279) (1,596)
Finance income 10,365 4,832
Finance cost (45,560) (64)
Distributable Income 92,814 75,305
imvestment properties 2052 47,862
Bargain purchase - -
Total comprehensive income 113,344 123,168
Management expense ratio (MER) 1.0% 1.0%
Adjusted earnings per share 0.32 0.34

* June 2022 financials adjusted to reflect audit adjustments passed during the FY 22 annual audit including the
restatement of bargain purchase

**Adjusted EPS is calculated excluding fair value gains on investment property

The ASA I-REIT recorded a 76% growth in rental
revenue compared to H1 2022. This was driven by
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the two additional assets acquired in 2022. Operating
expenses also went up driven by the contribution
from the new acquisitions as well as some cost
inflation from fuel and electricity tariffs. The portfolio
operating expenditure (OPEX) margin remained
stable at 37%.

Absolute Fund OPEX increased driven by some
variable cost lines such as Trustee and REIT
Management fees, which are based on the net asset
value (NAV) and which was rebased following the
release of the 2022 audited financials. The
management expense ratio (MER) remains
unchanged driven by the efficiencies arising from a
higher asset under management (AUM) base as the
costs are spread over a wider asset base.

Finance costs went up driven by the rising interest
rate environment which had an impact on the KES.
750 million debt facility procured in Q4 2022 to
expedite the acquisition of one of the assets. The
negative impact on the bottom line was however
partially mitigated by investment income which more
than doubled driven by effective treasury
management of our cash reserves. Nevertheless, we
are currently exploring alternatives for the debt
facility to ensure the unitholder returns are
protected.

Distributable income grew by 24% compared to a
similar period last year and as a result, we are happy
to report that the ASA I-REIT has declared an interim
dividend of KES. 87 million representing a 36%
increase compared to H1 2022 interim dividend.

Total comprehensive income is down 8% driven by
the higher finance costs. In spite of this, there is still a
compelling case for the I-REIT to have some leverage
enabling it to acquire assets as they become available.
This is demonstrated by the higher growth in
distributable income.

7.00 2159 2165
6.00
5.00
=
m 4.00
a -+ o0 c gt 6.34
g s
2.00 3.34 3.44 3.58 .
o 1 T
Asat  Asat30th Asat31st Asat30th Asat31st Asat30th
launch June-21  Dec-21  June-22  Dec-22  June-23

mmmm NAV Value e NAV /Unit

The ASA I-REIT absolute net asset value (NAV) has
grown by 34% year on year with the NAV per unit
increasing to KES. 21.65 compared to KES. 21.59
reported in December 2022.

22.00
21.50
21.00
20.50
20.00
19.50

19.00
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Other Regulatory Disclosures Use of proceeds from the offer

) ; As at 30t June 2023 Amount
Details of Valuation

KES 000s

2023 2022

; " Valuation Sources:
Interim Interim in/Loss
Valuation Valuation gain/ Proceeds from rights offer 791,182
KES 000s KES 000s KES 000s Proceeds from open offer .
Total 791,182
Jogoo Road 852,000 837,900 S Uses
' Asset acquisition (Qwetu Hurlingham) * (791,182)
Ruaraka 887,800 829,200 58600
: Balance -
WilsonView 1,844,600 1,782,400 62.200
! * All the rights offer proceeds shall be channelled towards the acquisition of Qwetu
Parklands 1,187,200 984,700 202,500 Hurlingham which should be completed in early Q3 2023)
Aberdare Heights I 1,787,300 1,785,000 2.300 Connected Party Transactions
Investment Connected Par Relationshi Transaction
Property 6,558,900 6,219,200 339,700 ty p
. L . . Acorn Investment [-REIT [-REIT
The five properties in the I-REIT portfolio registered Management Limited Manager Management Fees

a 0.4% increase in fair value from December 2022 to
June 2023. The increase is primarily attributed to
better occupancy levels hence higher than projected
revenues for some of the assets.

The Co-operative Bank

Trustee Trustee fees
of Kenya

Connected party transactions - fees accrued

C ted " Fees
ASA I-REIT Metrics onnected party KES 000s
Jun-23 Jun-22 Acorn Investment Management Limited -
REIT fi 17,016
KES 000s KES 000s management fees
The Co-operative Bank of Kenya - trustee
Total asset value 7,333,155 4,857,391 fees 18,057
Net asset value 6,341,947 4,720,355 The Co-operative Bank of Kenya - custodian 2364
Net asset value per unit 21.65 20.88 fees ’
Number of units 288,887 223,010 Total 37,437
outstanding
R_eco.mm.ended interim 86,666 64,010
distribution . . .
T Recommended Distribution
Interim distribution 1.59 1.89 . . o . .
yield 5% 8% The recommended interim distribution is declared
Interim MER 1.0% 1.0% out of distributable earnings and has met the
Total return 3.3% 4.0% requirements under REITs regulations 72. The table
below shows sources of the distribution.
Supplementary Offer Sources of Distribution Jun-23
In March 2023, the ASA I-REIT received approval to KES 000s
raise up to KShs. 3.5 billion for the acquisition of two Netincome _ 205,568
assets namely Qwetu Hurlingham and Qwetu Fund interest and other income ;253 %533
Aberdare Heights II. Less:
Fund cost (76,279)
The fundraise started with rights offer which ran Other expenses and permitted deductions _(46,839)
through the month of May and successfully closed in Total potential distributable income 92,814
June 2023 ralsm% a total of. KShs. 791.2 million. This Recommended interim distribution 86,666
represents an 83% growth in uptake compared to FY Distribution as a % of distributable income ~ 93.4%
2022 rights offer which netted a total of KShs. 433.2 Distribution per unit 0.30
million. Annualized interim distribution yield 3.0%
Interested investors have an opportunity to
subscribe for new units under the open offer which
runs from July 2023 to the earlier of; full subscription
or 31stJanuary 2024.
ACORN STUDENT ACCOMMODATION I-REIT SEMI-ANNUAL REPORT 2023
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Outstanding REIT holdings movement

The REIT has 288,886,946 units as at June 30, 2023.
The units were valued at KShs 21.59 per unit. The
ASA I-REIT has no limit on the authorized units,
subject to the power of the Trustee, upon the
recommendation of the I-REIT Manager, to limit, at
their discretion, the number of authorized units. The
ASA I-REIT has only one class of authorized and
issued units. A total of 23,831,316 new units were
issued within the reporting period. No units were
redeemed during the period.

The distribution of the REIT’s unitholders as at June
30, 2023, was as follows:

No. of REIT
Securities
Holders

Less than 100 - - -

Level of Holding

Total holdings

100 to 1,000 - - -

1001 to 10000 - - -

10001 to 100000 - - R

100001 to less than 5% 35 113,321,305 39%
Above 5% 4 175,565,641 61%
Total 39 288,886,946 | 100%

The holdings of the promoter as at June 30, 2023,
was greater than 10% in compliance with regulation
74 as follows:

Promoter's
holdings

at least

0
87,397,656 30% 10%

Unitholder

acorn i-reit
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The top ten investor holding is as follows:

Units %
Holding

Applied

ACORN HOLDINGS LIMITED 87,397,656 30.25%
INFRACO AFRICA INVESTMENT

LIMITED INFRACO AFRICA 38,325,000 13.27%
INVESTMENT LIMITED

THE CO-OPERATIVE BANK OF KENYA 20,496,333 7.09%
LTD

CO-OP BANK CUSTODY A/C 23000 16,762,452 5.80%
EQUITY NOMINEES LTD A/C00070 12,584,200 4.36%
STANDARD CHARTERED KENYA

NOMINEES LIMITED A/C 9,677,827 3.35%
KE0000015821

STANDARD CHARTERED KENYA o
NOMINEES LTD 8,435,794 2.92%
EQUITY NOMINEES LIMITED A/C o
00132-COUNTY PENSION FUND 8,222,087 2:85%
ICEA LION LIFE ASSURANCE

COMPANY LTD - POOLED ICEA LION o
LIFE ASSURANCE COMPANY LTD - 6,324,682 2.19%
POOLED

EAST AFRICA RE EAST AFRICAN o
REINSURANCE 6,324,682 2.19%

ACORN STUDENT ACCOMMODATION I-REIT
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GOVERNANCE b) Any matter arising | There @ were no
during the period which | matters arising to this
has been, or should have | effect.

Board of Directors been, notified to the
Authority pursuant to

the Regulations

Rose Mambo Chairperson & Independent c) Any failures by the | There were no
) Non - Executive Director Trustee to comply with | failures to this effect.
Edward_Klrathe Execut¥ve D%rector the provisions of the
Peter Njenga Executive Director
Dr. Winnie Nyamute Independent Non - scheme documents, the
Executive Director Act or the Regulations
Ameel Somani Non - Executive Director and action taken to
Wangui Maranga-Okello Non - Executive Director remedy the failure
Claire Jarratt Non - Executive Director d) Any action taken by the | There were no
Trustee during the | matters that

Trustee’s Report period to protect assets | necessitated such
of the trust or the | action to be taken by

The Trustee’s report is prepared in accordance with interests of  REIT | the Trustee

Regulation 101 (3) and the Fifth Schedule of the securities holders

REITs Regulations. e) Meetings of REIT |e The second

1. Confirmation of all matters relating to the securities holders Annual  General

title particulars of real estate properties and convened by the trustee, Meeting of the
other assets of the fund resolutions put and the unitholders  of
outcome of voting. Acorn D-REIT &

We confirm the below titles particulars for the real I-REIT was held

estate properties whose transfer to the ASA [-REIT in the period via

has been finalized: zoom on 25th
< L.R. No. 209/12306 registered as Title No. L.R. April 2023  at
65/98 - Property known as Qwetu Jogoo Road 10:00am. Details
under the SPV Edenvale Developments LLP of the resolutions
and the outcome

s LR. No 26921/1 registered as Title No. LR. of voting

174246 - Property known as Qwetu Ruaraka provided in
under the SPV Spring Green Properties LLP section 2 of this

% L.R. No 209/11654 registered as Title No. LR. report.

57832 - Property known as Qwetu WilsonView
under the SPV Acacia Vale Properties LLP

« L.R. No. 209/118/54 registered as Title No. L.R.
104696/1 - Property known as Qwetu Parklands
under the SPV Kipkabus Developments LLP

« Land Reference Number 9509/55- property
known as Qwetu Aberdare Heights under the SPV
Rowan Properties LLP

Details of other matters

Requirement under the

Fifth Schedule

a) Any appointment of a | There was no
secondary disposition | appointment to this
Trustee together with | effect.
details of purpose of the

Trustee’s report

A summary of the meetings of REIT securities
holders called or held during the period, a
summary of the purpose of the meeting,
resolutions put to the REIT securities holders
and of attendees and votes cast.

CDSC Registrars who are the Registrars of Acorn
[-REIT confirmed members’ attendance and
proxies as follows:

i) No proxies were received in favour of the
Chairperson and 98% in favour of other persons
other than the Chairperson.

ii) 86.05% proxies were received for the I-REIT
in favour of other persons other than the
Chairperson.

iii) 17 unitholders had registered to attend the
meeting through electronic means.

appointment and of any The Company Secretary confirmed the presence of
documents executed by quorum for purpose of transacting business as per
t}_le N secondary the agenda of the AGM. The below were the
disposition trustee resolutions and the outcome:

ACORN STUDENT ACCOMMODATION I-REIT SEMI-ANNUAL REPORT 2023
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Resolution

1. To receive, consider & adopt the annual
reports period ending 31st Dec 2022.

acorn i-reit
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Summary Votes

Cast (in
favour)

= The ASA I-REIT currently has 5 64.29%
properties with a capacity of 3,003
beds.

= The ASA I-REIT made a profit of Kes
488.7 million for the full year 2022.

= The ASA [I-REIT had assets
amounting to Kes 6.8 billion and the

liabilities were amounting to Kes 946

million.

2. To note, ratify and declare the final distribution
for the year ended 31st December 2022

= The ASA I-REIT had proposed a full
year distribution of Kes 192,482,000

64.29%

broken down into Kes 60,222 million
interim & Kes 132,260 million final.

= The ASA I-REIT Manager proposed
and Trustee ratified payment of a
final dividend at Kes 0.50 per I-REIT
unit.

= The final dividend pay-out
represented 99% of the REIT’s
distributable income; in line with the
80% allowable lower limit.

= The dividend was paid on

02.05.2023.

3. To ratify the appointment of Deloitte Kenya as
ASA I-REIT auditors

= Deloitte Kenya having expressed 64.29%
desire to continue as the Auditor for
the ASA I-REIT was approved to

continue serving for another 1 year.

4. To ratify the issuance of a new supplemental
offer for period between 30th April 2023 to the
next year AGM

= The ASA I-REIT would seek to raise 64.29%
3.5 billion in the year for acquisition
of 2 properties from the ASA D-REIT
namely Qwetu Hurlingham & Qwetu

Aberdare Heights II.

ACORN STUDENT ACCOMMODATION I-REIT
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Trustee’s opinion on whether the REIT
Manager has managed the scheme in
accordance with the provisions of the scheme
documents, the Act and REITs Regulations.

In the Trustee’s opinion the REIT Manager has
managed the scheme in accordance with the
provisions of the scheme documents, the Act and
the REITs Regulations.

Comments by the Trustee on the REIT
Manager’s report, performance of the REIT
Manager or of any other person or other
material matter.

acorn i-reit
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None

Signed by

The Compliance Officer

M (ny
ASA I-REIT Trustee

The Co-operative Bank of Kenya Limited
Date: 27t July 2023

ACORN STUDENT ACCOMMODATION I-REIT
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REIT Manager’s Compliance Report

In accordance with Regulation 101 and the Fifth Schedule to the REITs Regulations, the Compliance Officer notes
the following for the period ended June 30, 2023:

1. The state of the REIT Manager’s compliance program progressed well during the period under review. As
part of the compliance program and in order to meet the evolving business environment within which the
ASAI-REIT operates; the REIT Manager has developed an elaborate compliance manual for ease of ensuring
compliance by the REIT Manager with the REITs Regulations Capital Markets Act and its regulations, and
it continues to proactively reinforce its compliance frameworks, systems, policies and procedures as well
as monitor its risks, implement measures to mitigate their effects and cushion the ASA I-REIT from adverse

effects.

2. Inaddition to the foregoing and in line with the requirements under the Fifth Schedule paragraph (6) (J) of
the REITs Regulations, the REIT Manager states as follows for the period under review:

a. Matters arising during the period which have been, or should have been, notified to the
Authority pursuant to the REITs Regulations:

The ASA I-REIT supplemental offer opened during the period. This was brought to the attention of
the Authority through an application for approval which was subsequently granted on March 31,
2023.

b. Any failures by the REIT Manager, Trustee or any other party to comply with the provisions
of the of the scheme documents, the Act or the Regulations and action taken to remedy the

failure:
None.

c. Any action taken by the REIT Manager or which the Trustee was requested to take during
the period to protect assets of the trust or the interests of REIT securities holders:

None.

d. Anupdate of any matters reported in prior periods and action taken to rectify:

None.

Signed by:

Sheila Maina
Compliance Officer

Acorn Investment Management Limited
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UNAUDITED CONSOLIDATED INTERIM FINANCIAL STATEMENTS

Unaudited consolidated statement of profit or loss and other comprehensive income for
the half year period ended 30 June 2023

30-Jun-23 30 -Jun-22*

KShs 000s KShs 000s
REVENUE
Rental revenue and related income 1 324,758 185,845
Other Income 2 250 163
Operating Income 325,007 186,008
Administrative expenses 4 (120,719) (67,625)
Fund operating expenses 5 (76,279) (47,846)
Impairment loss on financial assets 4b - -
Operating profits 128,009 70,537
Gain on bargain purchase - -
Finance income 10,365 4,832
Finance costs 3 (45,560) (64)
Fair value adjustment to investment property 6 20,529 47,862
Profit before tax 113,344 123,168
Income tax expense - -
Net profit for the period 113,344 123,168
Other comprehensive income = -
Total Comprehensive Income 113,344 123,168
EPS 0.39 0.55
Adjusted Earnings per share (EPS) 0.32 0.34

* June 2022 financials adjusted to reflect audit adjustments passed during the FY 22 annual audit including the restatement of bargain purchase
** Adjusted EPS is calculated by excluding fair value gains on investment property
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Unaudited consolidated statement of financial position for the half year period ended 30
June 2023

30-Jun-23 30 -Jun-22*

KShs 000s KShs 000s

Non-current Assets

Property plant and Equipment 16 9,502 12,285
Investment properties 6 6,558,900 4,434,200
Goodwill - 477 -
6,568,880 4,446,485
Current assets
Amounts due from related parties 8 24,391 57,779
Investments in financial assets 14 14,445 21,289
Inventory 9 4,801 2,478
Trade and other receivables 7 30,939 61,251
Cash and cash equivalents 10 689,699 268,109
764,275 410,906
Total assets 7,333,155 4,857,391
Unit Holder Equity
Trust Capital 6 5,694,136 4,405,690
Fair value reserves 471,683 154,243
Retained Earnings 6 176,127 160,421
Total unit-holder balances 6,341,947 4,720,354
Current liabilities
Borrowings 13 812,173 -
Amounts due to related parties 12 6,748 483
Trade and other payables 11 172,288 136,553
Total liabilities 991,208 137,037
Total unit-holder balances and liabilities 7,333,155 4,857,391
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Unaudited consolidated statement of changes in trust’s equity for the half year period

ended 30 June 2023
Trust RETAINED REVALUATION Total Equity
Capital EARNINGS RESERVES
KShs 000s KShs 000s KShs 000s KShs 000s

At 1 January 2022 3,255,769 217,932 106,381 3,580,082
Proceeds from issuance of Units 1,149,922 - - 1,149,922
Total comprehensive income for the period - 192,010 - 192,010
Transfer to non-distributable reserves - (47,862) 47,862 -
Business reorganization losses - (99,665) - (99,665)
Final dividend paid - (101,994) - (101,994)
FOR THE PERIOD ENDED 30 June 2022 4,405,690 160,421 154,243 4,720,354

Trust RETAINED REVALUATION Total Equity
Capital EARNINGS RESERVES
KShs 000s KShs 000s KShs 000s KShs 000s

At 1 January 2023 5,187,257 195,312 471,683 5,854,252
Proceeds from issuance of Units 506,879 - - 506,879
Total comprehensive income for the period - 113,344 - 113,344
Final dividend paid - (132,528) - (132,528)
Other comprehensive income - - - -

FOR THE PERIOD ENDED 30 June 2023 5,694,136 176,128 471,683 6,341,947
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30-Jun-23 30 -Jun-22*
Notes KShs 000s KShs 000s

OPERATING ACTIVITIES

Profit/Loss before tax 113,344 192,010
Adjustments for:

Interest income (10,365) (4,832)
Depreciation 1,279 1,596
Fair value gain on revaluation of investment properties (20,529) (47,862)
Bargain purchase gain from business combinations - (68,842)
Interest/finance cost 45,560 64
Operating loss before working capital changes 129,289 72,133
Changes in working capital

Trade and other receivables (14,427) (2,213)
Trade and other payables 15,953 18,424
Amounts due from related parties 3,112 38,764
Inventories (2,207) (2,478)
Amounts due to related parties (16,837) (58,162)
Cash flows generated from operating activities 114,883 66,468
Finance income received 9,000 4,832
Finance costs paid - (64)
Net Cashflows provided by/generated from operating activities 123,882 71,236
INVESTING ACTIVITIES

Purchase of from financial assets (26,354) 8,781
Additions to investment properties (3,071) (7,338)
Proceeds from redemption of financial assets 28,100 -
Acquisition of a subsidiaries, net of cash acquired - (363,404)

(Additions)/proceeds from disposal of of intangibles assets > -

Net cash flows used in investing activities (1,324) (361,960)
FINANCING ACTIVITIES
Proceeds from borrowings - (101,994)
Proceeds from issuance of units 506,879 499,151
Dividends paid to equity holders of the trust (132,528) -
Transaction costs for issuance of units - (1,348)
Net cash flows generated from financing activities 374,351 395,809
Net movement in cash and cash equivalents 496,909 105,084
Cash and cash equivalents at the beginning of the year/period 192,790 163,025
Cash and cash equivalents at the end of the year/period 689,699 268,109
ACORN STUDENT ACCOMMODATION I-REIT SEMI-ANNUAL REPORT 2023
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Notes to the unaudited financial statements for the half year period ended 30 June 2023

Introduction

Acorn Student Accommodation I-REIT - the income
real estate investment trust ("the ASA IREIT") is a
real estate investment trust which currently owns
five operating properties valued at KShs. 6.6 billion,
all held through special purpose vehicles.

Basis for preparation

The unaudited semi-annual consolidated financial
statements have been prepared by the I-REIT
Manager to give a true and fair view of the financial
position, performance of the REIT, statement of
comprehensive income, statement of financial
position, statement of changes in equity and cash
flow statement and are all presented in KShs.

The unaudited financial statements are prepared on
the going concern basis and adequate financial
support is available for the ASA I-REIT to remain in
operational existence for the foreseeable future and
nothing has come to the attention of the I-REIT
Manager to indicate that the ASA I-REIT will not
remain a going concern for at least twelve months
from the date of these financial statements.

The unaudited consolidated financial statements of
ASA I-REIT are for the six months to the period ended
June 30, 2023 and have been prepared in accordance
with the requirements of International Financial
Reporting Standards (IFRS), the Accounting
Standard IAS 34: Interim Reporting and the
requirements of the Capital Markets (Real Estate
Investment Trusts) (Collective Investment Schemes)
Regulations, 2013.

Financial performance
The ASA I-REIT had a semi-annual net income of

KShs. 1113 million for the six months ended 30 June
2023.

Key performance highlights:

e The main revenue stream is the residential
revenue from the students with other income
being extras from the student services offered by

the operating properties.

e The costs are categorized in property operating

and administrative expenses which are directly
attributable to the properties and the fund level
costs. Finance costs relates to a Kshs 750 million
short term debt facility procured in October 2022.

e Asat 30]June 2023, total assets under management
stood at KShs 7.33 billion.

30 Jun 23 30 Jun 22

1 REVENUE
KShs 000 KShs 000
Rental income Residential 318,716 181,246
Rental income - Retail 6,042 4,599
324,758 185,845

2 OTHER INCOME

Parking fees 250 163

Key cards - -

250 163

3 FINANCE COST

Interest expense 45,560 -
Other MTN set up costs - -
Foreign exchange loss - 64

45,560 64

4 ADMINISTRATIVE EXPENSES

Utilities and maintenance costs 24,138 7,621
Office expenses 10,154 8,885
Sales & Marketing 11,408 4,390
Professional fees 8,395 4,118
Licenses & Compliance 1,877 1,322
Insurance 8,732 4,293
Shuttle services 7,350 6,671
Staff costs 24,985 15,655
Depreciation and Amortization 1,279 1,596
Other expenses 821 403
Audit fees 2,450 1,951
Property management fees 19,130 10,720

120,719 67,625

4b IMPAIRMENT LOSS ON FINANCIAL ASSETS

Bad debt

VAT write off

ACORN STUDENT ACCOMMODATION I-REIT
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Notes to the unaudited financial statements (continued) for the half year period ended

30 June 2023

5 FUND OPERATING EXPENSES

REIT Management Fees 17,016 24,301
Register of unit holders 267 1,628
Trustee Fees 18,057 21,957
Custodial fees 2,364 2,725
CMA Fees 75 150
REITs placement fees 1,415
Performance Fees 37,086 21,583
76,279 72,344

6 INVESTMENT PROPERTY

At 1 January 6,535,300 4,379,000

Additions during the year 3,071 7,338

Disposals - -
Fair value gain/(loss) 20,529 47,862

At 31 December

6,558,900 4,434,200

Kipkabus Development LLP 161 -
Acacia Vale Properties LLP 7 -
Linden Properties LLP 407 -

28,608 57,779

9 INVENTORY

At 1 January 2,594 -
Purchases during the year 4,892 4918
Cost of goods consumed (2,685) (2,440)
Inventory write downs - -
At 31 December 4,801 2,478

10 CASHAT BANKAND IN HAND

Cash and bank balance 43,192 97,937
Call deposits 646,507 170,172
689,699 268,109

11 TRADE AND OTHER

PAYABLES

Tenant deposit 100,965 37,214
TRADE AND OTHER RECEIVABLES
TS T
d ivabl Deferred income 465 -
Trade receivables 22433 (3,409) Accruals 23,528 37,815
: Vat liability 12,046 -
Provision for bad debts (18,162) - Contractor Retention - -
Net trade receivables 4272 (3,409) Other payables 1,304 8,927
Withheld tax liability 4,773 2,069
Deposits and prepayments 17,933 8,396 172,288 136,553
Advances 7,455 7,660
Accrued Income 1,023 2,809 12 DUE TO RELATED PARTIES
- ] Rowan Properties LLP 81 -
Withheld tax receivable 255 378 Linden Properties LLP (17,285) -
VAT recoverable - 45,418 Acorn Holdings Limited - -
ASA-DREIT - -
30,939 61,251 Beech Properties LLP 12,906 -
Acorn Project (Two) LLP 4,839 -
A.co.rn Management Services 5,811 483
8 DUE FROM RELATED PARTIES Limited
ASA-IREIT Acorn Investment Limited (35) -
i} ' ' Spring Green Properties LLP 7 -
Acorn Holdings Limited - R Acacia Vale Properties LLP 81 -
" - = Edenvale Developments LLP - -
Beech Properties LLP 352 - Spruce Properties LLP
Spruce Properties LLP 429 - Kipkabus Developments LLP - -
6,403 483
Spring Green Properties LLP - -
Edenvale Developments LLP - -
Acorn Project Two LLP 27,101 53,164
Rowan Properties LLP - 4,616
Acorn Management Services Ltd 151 -
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13 BORROWINGS 14

766,613

At 1 January

Additions

INVESTMENTS IN FINA!

acorn i-reit

Student Accommodation

ASSETS

Interest accrued

45,560

Principal repayment

Interest paid

At 31 December

812,173

- At 1 January 14,680 30,070

- 750,000 Additions during the year 26,500 -

16,613 Proceeds from redemption (28,100) (10,000)

- - Interest accrued 1,366 1,219

- - At 31 December 14,445 21,289
766,613

15 INVESTMENT IN SUBSIDIARIES

Additional
Share of investments/ At 31 March
At 1 January 2023 profit/ (loss) (Proceeds Disposal 2023
for the year from
investments)
KES 000 KES 000 KES 000 KES 000

Acacia Vale Properties LLP 1,843,033 234,342 (305,062) - 1,772,314
Rowan Properties LLP - 38,149 1,793,515 - 1,831,664
Kipkabus Development LLP - 206,883 985,469 B 1,192,352
Edenvale Developments LLP 875,339 34,805 (80,537) B 829,606
Spring Green Properties LLP 863,711 75,932 (97,363) - 842,281

3,582,083 590,111 2,296,024 - 6,468,218

Additional
Share of investments/ At 31 March
At 1 January 2022 profit/ (loss) (Proceeds Disposal 2023
for the year from
investments)
KES 000 KES 000 KES 000 KES 000

Acacia Vale Properties LLP 1,843,033 234,342 (305,062) - 1,772,314
Rowan Properties LLP - 38,149 1,793,515 - 1,831,664
Kipkabus Development LLP ° 206,883 985,469 ) 1,192,352
Edenvale Developments LLP 875,339 34,805 (80,537) - 829,606
Spring Green Properties LLP 863,711 75,932 (97,363) - 842,281

3,582,083 590,111 2,296,024 - 6,468,218

16 PROPERTY, PLANT AND EQUIPMENT
30 Jun 23

KShs 000

30 Jun 22
KShs 000

At 1 January 35,566 35,566
Additions - -

At 31 December 35,566 35,566
At 1 January 24,784 21,685
Charge for the year 1,279 1,596
At 31 December 26,064 23,281

NET BOOK VALUE]

At 30 June

9,502

12,285
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Term/Abbreviation Meaning

Act

the Capital Market Act, Chapter 485A of the Laws of Kenya, as amended from time to time;

ASA I-REIT Manager

the I-REIT Manager (being, as at the date hereof, the Acorn I-REIT Manager) and any replacement from time to
time appointed pursuant to this Trust Deed in accordance with the provisions of the Regulations and whose role
is the management of the Acorn I-REIT pursuant to this Trust Deed and the Regulations;

Auditor the independent auditor appointed from time to time by the Trustee as auditor of the Scheme, subject to the
provisions of the Act and the Regulations;

Beneficiary any holder of Units from time to time;

Board means the board of directors of the I-REIT Manager as constituted from time to time;

CDSC Central Depository and Settlement Corporation Limited;

Closed Ended Fund a fund or trust in which:

a person invests by subscribing for an issue of units or by acquiring units in a secondary market.
2. the value of the investment fluctuates over time as determined by market price for the units.
the number of units issued remains constant over time except where a new issue of units is made or
there is a reduction in the capital of the fund initiated by the trustee or as a consequence of
termination or winding up of the trust; and
4.  the security holders, except where there is a reduction in the capital of the fund initiated by the trustee
or as a consequence of termination or winding up of the trust:
i is not entitled to require the trustee to redeem the units; and
ii. may only exit the investment in the units by selling the units in a secondary market;

Connected Party

in relation to any person, an Associated Person of that person or an associate of that person (as associate is
defined in the Act, as amended from time to time) and, in relation to the Acorn I-REIT specifically, includes:

. the ASA I-REIT Manager,

e  the I-REIT Manager.

. a Valuer appointed to undertake a valuation of the Scheme.

. the Trustee.

. a Substantial Unit Holder in the Scheme.

. a director, a senior executive or an officer of any person referred to above.

. an associate of any person referred above.

o the ASA I-REIT

. a controlling entity, a holding company, a subsidiary or an associated corporate entity of any person
referred to above

Eligible Investments

in respect of the Acorn I-REIT the assets and investments specified under Regulation 76 of the Regulations;

Eligible Real Estate has the meaning attributed to it under the Regulations in respect of an ASA I- REIT;

HSSE Health, Safety, Security & Environment;
“Excellence in Design for Greater Efficiencies” which is an innovation of IFC that provides speed, market
intelligence and an investment focus to the next generation of green building certification response to the need for

IFC Edge a measurable and credible solution to prove the business case for building green and unlock financial investment.
The International Finance Corporation’s “Excellence in Design for Greater Efficiencies” certification, which is
accessible via the following link: https://edge.gbci.org/;

Initial Assets the first assets vested by the Promoter in the Trustee under this Trust Deed to be held in trust for the Security

Holders of the Acorn I-REIT;

Investee Company

a company which meets the requirements of Regulation 76 and shall, where the context permits, include reference
to an Investee LLP;

Investee LLP

a limited liability partnership which meets the requirements of Regulation 76 as adopted to limited liability
partnerships;

IFRS the International Financial Reporting Standards;

IRR the Internal Rate of Return (IRR) is the discount rate that makes the Net Present Value of a project zero. It is the
expected compound annual rate of return that will be earned on a project or investment;

KES/KShs Kenya Shilling, the lawful currency of Kenya;
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Term/Abbreviation Meaning

KNBS Kenya National Bureau of Statistics;

LLP Limited Liability Partnership;

NAV Net Asset Value;

NSE Nairobi Securities Exchange;

oTC the over-the-counter trading unquoted script platform on the NSE for hosting, quoting, transferring, settlement,

reporting and registry management of the Units;

Professional Investor

In relation to the ASA - I-REIT includes:

¢) e Any person licensed by the Act.

. An authorized scheme or collective investment scheme.

. A bank or subsidiary of a bank, insurance company, co-operative, statutory fund, pension, or retirement
fund.

. A person including a company, partnership, association:

A trustee on behalf of a trust;

Promoter Acorn Holdings Limited;

REIT Real Estate Investment Trust, an unincorporated common law trust that has been authorized as such by the CMA;

Realized Capital Capital gains actually realized by the ASA I-REIT following the disposal of any of the REIT Assets;

Gains

Real Estate Land, and in addition includes:

a) all things which are naturally part of the land or growing on the land.

b) attachment above and below the land.

c) things which are fixed or are developed, installed or constructed on the land including buildings and
site improvements.

d) Improvementand permanent building, plant and equipment or attachment such as plumbing, heating
and cooling systems, electrical wiring and built-in items such as elevators, and items or a similar
nature which might be used in connecting with the land; and

All rights and interests attaching the land;

REIT Assets all assets of the Fund, including the Initial Assets (for so long as such Initial Assets are owned by the I-REIT);

Register the register of the Security Holders, as maintained by or on behalf of the Trustee pursuant to this Trust Deed and
the Regulations;

Regulation the Capital Markets (Real Estate Investment Trusts) (Collective Investment Schemes) Regulations, 2013 or any
modification or replacement thereof, as may be amended from time to time;

Securities any instrument defined as such under the Act and, in relation to the Acorn I-REIT, includes Units hereby
established;

Security Holder any person including the Promoter, who has purchased or otherwise acquired (including through the exchange, or
in consideration of any transfer of, Real Estate) and holds any Units and is registered in the Register as evidence
that he holds the Units;

TAV Total Asset Value; the value of all the assets of ASA I-REIT before deduction of liabilities;

Trustee The Co-operative Bank of Kenya Limited;

Unit a Security in the Acorn I-REIT, being an undivided share, right, interest or entitlement in the REIT Assets as awhole,

and may not be construed so as to confer an interest in a particular REIT Asset;

Unit in Issue

all Units which have been created and which have been entered in the Register (including those held or deemed to
be held by the I-REIT Manager), and which have not been cancelled;

USP

Unquoted Securities Platform;

Valuation Report

report made by a Valuer;

Valuer

a person appointed as an independent valuer under this Trust Deed and subject to the Regulations to prepare or
who is required to prepare a Valuation Report;
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APPENDICES
Appendix 1: Structure of the I-REIT
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Appendix 2: Asset Holdings Versus Prescribed Limits

I-REIT Eligible Investments (Assets) Regulation Regulation & | Regulation &  Limitin % as at Highest % Date Most
65 Maximum Minimum Scheme Balance Date  Level during Recent
Limit % Limit Document % Reporting Valuation(s)&
Period Reference to

Page of Report
Detailing
Valuation

If the IREIT is an Islamic REIT percentage of Shariah | N/A N/A N/A N/A N/A N/A
Complaint total. If not 100% then for each category
set out below specify % that is Shariah compliant.
All direct eligible real estate
N/A
a)  Freehold N/A N/A N/A N/A N/A
b) Leasehold N/A
N/A N/A N/A N/A N/A
All direct eligible real estate
a)  Freehold held through investee companies or | N/A N/A N/A N/A N/A N/A
investee trusts
b)  Leasehold held through investee companies or Desktop
investee trusts interim
valuation
N/A At least 25 | At least 25 | 100% 100% conducted; full
years at | years at valuations
inception inception expected at
year end
Income producing real estate Regulation 65(5) N/A 75% None 91% 91% Desktop
interim
- I valuation
Mu}:ml.xm .of 75% of TAV within 2 years of conducted; full
authorization valuations
expected at
year end
Land and cost of construction Regulation 70 15% N/A N/A N/A N/A N/A
Maximum 15% of TAV
Vacant Land at acquisition cost & real estate not | 10% N/A N/A NIL NIL N/A
producing commercial return Regulation 79
Maximum 10% of TAV
Cash, deposits, bonds and money market | 5% N/A N/A 9%* 9%* N/A
instruments Regulation 65(9)
Maximum 5% to single issuer, institution or
members of group
Wholly owned and controlled company which | 10% N/A N/A NIL NIL N/A
conducts real estate activities Regulation 65(10)
Maximum of 10% TAV with REIT securities holder
consent
Income producing assets including listed shares in | 10% N/A N/A NIL NIL N/A
Kenyan property companies and units in Kenyan I-
REITS. Regulation 68(2) Maximum 10% of value of
investment and TAV at time of acquisition
For an I-REIT that has converted from a D-REIT | N/A N/A N/A NIL NIL N/A
Mortgages or other secured loans etc.; authorized
under Regulation 12 provided to purchasers of real
estate developed or conducted Regulation 12
Other assets (eligible) include description N/A N/A N/A NIL NIL N/A
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I-REIT Eligible Investments (Assets) Regulation Regulation & | Regulation & Limitin % as at Highest % Date Most
65 Maximum Minimum Scheme Balance Date = Level during Recent
Limit % Limit Document % Reporting Valuation(s)&
Period Reference to

Page of Report
Detailing
Valuation

Other assets (not eligible) include description N/A N/A N/A NIL NIL N/A

*The cash and equivalents invested in call deposits is higher on account of the proceeds from the 2023 rights offer which closed in June 2023. The funds will be
deployed towards the acquisition of an additional asset (Qwetu Hurlingham) with the process meant to be concluded in Q3 2023
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Appendix 3: Details of the Parties

Promoter Acorn Holdings Limited

c/o Intercontinental Trust Limited
Level 3, Alexander House,

35 Cybercity, Ebene 72201,
Mauritius

Tel: +254 (20) 2592671/2

Email: info@ahl-africa.com

Legal Advisor  TripleOKLaw Advocates LLP
5th Floor, Block C, ACK Garden
House,
1st Ngong’ Avenue, off Bishops

P.0.Box 43170-00100
Nairobi, Kenya

info@tripleoklaw.com

Trustee The Co-operative Bank of Kenya

Limited

Co-operative Bank House

Haile Selassie Avenue

P.0. Box 48231-00100

Nairobi, Kenya

Tel: +254 703 027 000

Email: BA

customerservice@co-

opbank.co.ke ;
trusteeservices@co-opbank.co.ke

REIT Acorn Investment Management
Manager Limited

Acorn House, 21d Floor,

97 James Gichuru Rd,

Lavington, Nairobi

P.0. Box 13759-00100

Nairobi, Kenya

Tel: +254 (20) 2592671/2

TRIPLEOKLAW

Road A DV OCATES

Property
Manager

Structural
Engineer

Property
Valuer

Auditor

Registrar

Green
Buildings
Certification

acorn i-reit

Student Accommodation

Acorn Management Services
Limited

Acorn House, 21 Floor,

97 James Gichuru Rd,
Lavington, Nairobi

P.0. Box 13759-00100
Nairobi, Kenya

Tel: +254 (20) 2592671/2

FBW Group

Eldama Park,

Eldama Ravine Rd, Nairobi
P.0.Box 2157-00202
Nairobi, Kenya

Tel: +254 720 274272

FBW

Knight Frank
Lion Place, Ground Floor,

[ ]
Waiyaki Way " Kn Ig ht
Westlands, Nairobi
P.0 Box 39773, Nairobi, Kenya .‘ Fran k

Tel: +254 (20) 423 9000

Deloitte & Touche
Certified Public Accountants

(Kenya) -
Deloitte Place, Waiyaki Way, De I o I tte?

Muthangari

P.0 Box 40092-0011
Nairobi, Kenya

Tel: + 254 (20) 423 0000

CDSC Registrars
1st Floor, Occidental Plaza,
Muthithi Road, Westlands

CDSC ® egistrars
Tel: +254 (20) 258 8000 .

International Finance Corporation
Delta Center, Menengai Road P
Upper Hill, Nairobi ]

Tel: +254 (20) 2937200 E%ﬁge

 @IFC
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Student Accommodation



