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Acorn Student Accommodation Development Real Estate Investment Trust
Trustee's report
For the year ended 31 December 2023

The Trustee submits their annual report and the audited financial statements of Acorn Student
Accommodation Development Real Estate Investment Trust (“the ASA D-REIT") and its
subsidiaries (together, the "Group”) for the year ended 31 December 2023.

The Trustee’s report for the year ended 31 December 2023 is prepared in accordance with
Regulation 101 and the Fifth Schedule of the REIT Regulations.

INCORPORATION

The Acom Student Accommodation Development Real Estate Investment Trust is a real estate
investment trust licensed under the Capital markets (Real Estate Investment Trusts)
(Collective Investment Schemes) Regulations, 2013. The ASA D-REIT is approved by Capital
Markets Authority (CMA) and listed on the Nairobi Securities Exchange ("NSE") under the
Unquoted Securities Platform (USP) on 12 May 2022.

PRINCIPAL ACTIVITIES

The principal activity of the ASA D-REIT is to invest in the acquisition of land, developing the
land, letting and stabilisation of leveraged purpose-built student accommodation (PBSA). The
activities are undertaken through project entities that are controlled by wholly owned
subsidiaries, Acorn Project {Two) LLP, Acorn Project (Three) LLP and Larch Properties.

The objectives of the ASA D-REIT are as follows:

¢ acquisition of eligible real estate, investment in eligible investments and the undertaking
of real estate development, marketing, letting and stabilisation of rental housing focused
on purpose-built student accommodation (PBSA);

* undertaking of incidental and connected activities and activities related to the ASA D-REIT
assets; and

* any other such activities as may be authorized by the Regulations, in each case, in
accordance with the provisions of the Trust deed and the Capital Markets (Real Estate
Investment Trusts) (Collective investment schemes) Regulations, 2013.

The ASA D-REIT Manager is responsible for day-to-day management of the business of the
DREIT and management of ASA D-REIT's assets and conduct of the business while the
Trustee has full power and authority to do all things necessary to carry out the purpose of the
DREIT. The ASA D-REIT Manager has delegated most of the day-to-day management
activities to Acorn Management Services Limited (‘the Project Manager’). This includes but is
not limited to communicating with consultants the requirements of project brief; monitoring the
design of work and achievement of the functions referenced to in the project brief, monitoring
and regulating the projects progress; monitoring and using best endeavours to coordinate the
efforts of all consultants, advisors, contractors and suppliers directly connected to the projects
and monitoring the cost and financial rewards of the project. Whilst this delegation exists, the
DREIT Manager remains responsible for approving all actions taken as a result of these
activities.

BUSINESS REVIEW

The ASA D-REIT's business model commences with the acquisition of land in suitable
locations for the offering of purpose-built student accommodation. Extensive feasibility
analysis and legal due diligence is undertaken to ensure that investment risk is minimized.
Once a land parcel is acquired, the ASA D-REIT undertakes pre-development for the project
— which entails the completion of all design work, receipt of statutory approvals, finalization of
the financing plan and tendering for the main contractor. At this point, a significant amount of
development risk is reduced, and it is at this stage that the project moves into construction
phase. Once a building is complete, it is handed over to a property manager for
operationalisation.

The property is operated to achieve a target stabilized level of occupancy (ideally over 75%)
before it can be considered for sale to a buyer seeking a steady and predictable income stream
through the rental income.
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Acorn Project (Three) LLP
Trustee's report
For the year ended 31 December 2023

BUSINESS REVIEW (CONTINUED)

In October 2023, the Acorn Project (Two) LLP and the Acorn Student Accommodation Income
Real Estate Investment Trust (ASA |-REIT) entered into an agreement to transfer all its
partnership interests in Beech Properties LLP to the ASA |-REIT for a total consideration of
Shs 2,100,000,000.

The Acorn Project (Two) LLP also entered into an agreement to sale all its interests in Linden
Properties LLP to the Acorn Student Accommiodation Income Real Estate Investment Trust
(ASA |-REIT) effective 1 January 2024 for a consideration of Shs 1,480,000,000.

The ASA DREIT through Pecanwood Properties LLP acquired land strategically near the Jomo
Kenyatta University of Agriculture and Technology (JKUAT) for development of a property with
a bed capacity of 380 under the Qwetu brand to be operating as Qwetu JKUAT.

The Group is in the process of acquiring land for the development under Larch Properties LLP.
The properties will be strategically located in Nairobi CBD along Kijabe street.

At 31 December 2023, the ASA DREIT had made payment for the land, but the transaction
had not been completed and has since not recognised the land as investment property.

The Group reported a profit after tax of Shs 72 million (2022: Shs 384 million). The Group has
invested in investment properties with a fair value of Shs 9,975 million (2022: Shs 9,170 million)
at 31 December and has recognised a revaluation gain of Shs 371 million (2022: Shs 702
million) following the annual valuation of the properties by an independent professional valuer.
At 31 December 2023, the Group had total assets of Shs 11,488 million (2022: Shs 10,381)
and total liabilities amounting to Shs 4,927 million (2022: Shs 4,225 miliion). The Group isina
net asset position of Shs 6,561 million (2022: Shs 6,156 millien).

Board of Trustees

Samuel Kibugi Appointed on 16 December 2020
Caroline Karimi Appointed on 16 December 2020
Lydia Rono Appointed on 16 December 2020

Directors of ASA D-REIT Manager

Rose Mambo - Chairperson Appointed on 19 February 2020
Wangui Maranga Appointed Sth June 2021

Winnie Nyamute Appointed on 16 December 2020
Edward Kirathe Appointed on 30 July 2014

Peter Njenga Appointed on 30 July 2014
Claire Jaratt Appointed on 18 February 2021

RESULTS AND RECOMMENDED DIVIDEND

The profit for the period of Shs 72 million (2022: Shs 384 million) has been added to retained
earnings. An interim dividend of Shs 239,819,000 (2022: Nil) being Shs 0.91 per unit was paid
during the year. The Trustee does not recommend the payment of a final dividend.

STATEMENT AS TO DISCLOSURE TO THE GROUP’S AUDITOR
The Trustee confirms that at the time of approval of this report:

a) there was, as far as the Trustee is aware, no relevant audit information of which the
Group’s auditor is unaware; and

b)  The Trustee had taken all steps that ought to have been taken as a Trustee to be aware
of any relevant audit information and to establish that the Group's auditor is aware of
that information.



Acom Project (Three) LLP
Trustee's report
For the year ended 31 December 2023

TERMS OF APPOINTMENT OF THE AUDITOR

PricewaterhouseCoopers LLP continues in office in accordance with the DREIT's trustee deed
and section 97 of the Capital markets (Real Estate investment Trusts) (Collective Investment
Schemes) Regulations, 2013. The Trustee monitors the effectiveness, objectivity and
independence of the auditor. This responsibility includes the approval of the audit engagement
contract and the associated fees.

Confirmatlon of all matters relating to the title particulars of real estate properties and
other assets of the ASA D-REIT

We confirm the below titles particulars for the real estate properties:

Acorn Project (Two) Limited Liability Partnership (“Acorn LLP 2"):

L.R. NUMBER: 8393/26- property known as Qwetu USIU 4 under the Special Purpose
Vehicle Linden Properties LLP.

L.R. NUMBER: 7820/3 (Original No: 7820/1 )- property known as Qwetu and Qejani Catholic
under the Special Purpose Vehicle Spruce Properties LLP,

L.R. NUMBER: 209/346/49- property known as Qwetu and Qejani Chiromo under the Special
Purpose Vehicle Ashvale Properties LLP.

Acorn Project (Three) Limited Liability Partnership (“Acorn LLP 3")

L.R. NO. 13537/805 (Original No. 13537/749/1-Property known as JKUAT Qejani under
special purpose vehicle Willow Creek Properties LLP.

L.R. No. 209/22306 (Original No. 209/5663/2)-Property known as Hurlingham Qejani under
special purpose vehicle Ebony Creek Properties LLP.

L.R. No. 10901/359-Property known as Northlands Qwetu and Qejani under special purpose
vehicle Magnolia Creek Properties LLP.

L.R NO. 21096/90-Property known as Juja Qwetu under special purpose vehicle Pecanwood
Properties LLP,

We confirm that the other assets of the ASA D-REIT are as detailed in the financial
statements.



Acorn Project (Three) LLP
Trustee’s report
For the year ended 31 December 2023

Details of other matters,

Requirement under the fifth schedule

Trustee’s report

a) Any appointment of a secondary disposition Trustee
together with details of purpose of the appointment and of any
documents executed by the secondary disposition Trustee

There was no appointment
to this effect.

b) Any matter arising during the period which has been, or
should have been, notified to the Authority pursuant to the

Regulations

None

c) Any failures by the Trustee to comply with the provisions of
the scheme documents, the Act or the Reguiations and action
taken to remedy the failure

There were no failures to
this effect

d)Any action taken by the Trustee during the period to protect
assets of the trust or the interests of REIT securities holders

The assets were safe and
there was no threat
requiring the Trustee to
take action

e) Meetings of REIT securities holders convenad by the
Trustee, resolutions put and the outcome of voting

There were no meetings of
the ASA D-REIT securities
holders called or held
during the period

f} Any failures by the REIT Manager or any other person o
comply with the provisions of the scheme documents, the Act
or the Regulations and action taken to remedy the failure

There were no failures to
this effect

In the Trustee’s opinion the ASA D-REIT Manager has man aged the scheme in accordance
with the provisions of the scheme documents, the Act and the REIT Regulations.

Approved by the Trustee on 25 March 2024 and signed on its behalf by:

\ }

Iv » ,;ll1 4} -
/YA

Lydia Rono

Trustee’s representative

Caroline Karimi
Trustee's representative




Acorn Student Accommodation Development Real Estate Investrent Trust
Certification of the financial statements by the Trustee
For the year ended 31 December 2023

The Trustee has considered and reviewed the financial statements of the ASA D-REIT for the
year ended 31 December 2023, and certifies, according to the requirements of the Capital
Markets (Real Estate Investment Trusts) (Collective Investments Schemes) Regulations,
2013, that these financial statements are a true and fair view of the state of affairs of the ASA
D-REIT at 31 December 2023 and of the operating results for the year then ended.

Approved by the Trustee on 25 March 2024 and signed on its behalf by:

Trustee Compliance Officer
The Co-operative Bank of Kenya Limited




Acorn Student Accommodation Development Real Estate Investment Trust
Statement of ASA D-REIT Manager’s responsibilities
For the year ended 31 December 2023

The ASA D-REIT Manager is responsible for preparing financial statements for each financial
year that give a true and fair view of the state of affairs of the Group and the ASA D-REIT as
at the end of the financial year and of its profit or loss for that year. The ASA D-REIT is
responsible for ensuring that the Group and the ASA D-REIT keeps proper accounting records
that are sufficient to show and explain the transactions of the Group and the ASA D-REIT;
disclose with reasonable accuracy at any time the financial position of the Group and the ASA
D-REIT: and that enables them to prepare financial statements of the Group and the ASA D-
REIT that comply with prescribed financial reporting standards and Capital Markets (Real
Estate Investment Trusts) (Collective Investment Schemes) Regulations, 2013. They are also
responsible for safeguarding the assets of the Group and the ASA D-REIT and for taking
reasonable steps for the prevention and detection of fraud and other irregularities.

The ASA D-REIT Manager accepts responsibility for the preparation and fair presentation of
these financial statements that are free from material misstatements whether due to fraud or
error. They also accept responsibility for:

(i) designing, implementing and maintaining internal control as they determine necessary
to enable the preparation of financial statements that are free from material
misstatements, whether due to fraud or error;

(i) selecting and applying appropriate accounting policies; and

(i) making accounting estimates and judgments that are reasonable in the circumstances.

Having assessed the Group’s and the ASA D-REIT’s ability to continue as a going concern,

the ASA D-REIT Manager is not aware of any material uncertainties related to events or

conditions that may cast doubt upon the Group's and the ASA D-REIT's ability to continue as

a going concern.

The ASA D-REIT Manager acknowledges that the independent audit of the financial
statements does not relieve them of their responsibility.

Approved by the ASA D-REIT Manager on 25 March 2024 and signed on its behalf by:

ooy it

Dr. Winnie Nyamute Mr. Edward Kirathe
Director, Director,
Acorn Investment Management Limited Acorn Investment Management Limited
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Independent auditor’s report to the Unitholders of Acorn Student Accommodation
Development Real Estate Investment Trust

Report on the financial statements

Opinion

We have audited the accompanying financial statements of Acorn Student Accommodation Real
Estate Investment Trust (the "ASA D-REIT") and its subsidiaries (together, “the Group”) set out on
pages 11 to 55, which comprise the consolidated statement of financial position at 31 December
2023 and the consolidated statement of profit or loss and other comprehensive income, consolidated
statement of changes in unitholder's funds and consolidated statement of cash flows for the year
then ended, together with the ASA D-REIT statement of financial position at 31 December 2023,
and the statements of profit or loss and other comprehensive income, changes in equity, and cash
flows for the year then ended, and the notes to the financial statements, comprising material
accounting policies and other explanatory information.

In our opinion, the financial statements give a true and fair view of the financial position of the Group
and the ASA D-REIT at 31 December 2023 and of their financial performance and cash flows for
the year then ended in accordance with IFRS Accounting Standard and Capital Markets (Real Estate
Investment Trusts) (Collective Investment Schemes) Regulations, 2013,

Basis for opinion

We conducted our audit in accordance with International Standards on Auditing (ISAs). Our
responsibilities under those standards are further described in the Auditor’s responsibifities for the
audit of the financial statements section of our report.

We are independent of the Group and the ASA D-REIT in accordance with the International Code
of Ethics for Professional Accountants (including International Independence Standards) issued by
the International Ethics Standards Board for Accountants (IESBA Code) together with the ethical
requirements that are relevant to our audit of the financial statements in Kenya. We have fulfilled
our ather ethical responsibilities in accordance with the IESBA Code.

We believe that the audit evidence we have obtained is sufficient and appropriate to provide a basis
for our opinion.

Key audit matters

Key audit matters are those matters that, in our professional judgement, were of most significance
in our audit of the financial statements of the current period. These matters were addressed in the
context of our audit of the financial statements, and in forming our opinion thereon, and we do not
provide a separate opinion on these matters.

: PricewaterhouseCoopers LLP, PwC Tower, Waiyaki Way/Chiromo Road, Westlands
P O Box 43963 - oo100 Nairobi, Kenya
T: +254 (20)285 5000 F: +254 (20)285 5001 www,pwe.comyske

Fariners: E Kerich B Kimacia M Mugasa A Murage F Muriu P Ngahu B Nguniiri R Nicroge 5 O Norbert's B Okund| (€ Saiti
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Independent auditor’s report to the Unitholders of Acomn Student Accommodation
Development Real Estate Investment Trust {continued)

Key audit matters (continued)

Key audit matter

How our audit addressed the matter

Valuation of investment properties

As described in Note 2 (e) and Note 3 of the
financial statements, the Group holds significant
investment properties measured at fair value.

The Group uses an external independent
property valuer to determine the fair values of
investment properties at year end. The external
valuer makes significant estimates and
assumptions of unobservable inputs in the
valuation models such as the projected growth
rate of rental income and operational costs, as
well as expected exit yield and applicable
discount rates.

The fair values of the investment properties are
highly sensitve to any changes in the
underlying estimates and assumptions.

We assessed managements processes and
controls over the valuation of investment
properties, including the oversight from those
charged with governance.

We evaluated the objectivity, independence and
expertise of the external independent valuation
specialists.

We assessed the appropriateness and
consistency of the valuation methodologies used
for each investment property, including the
reasonableness and consistency of the
applicable assumptions depending on the type of
property and stage of development.

We agreed the carrying amounts and the related
changes in fair value of the investment properties
in the financial statements to the independent
valuer's reports.

We assessed the adequacy of the disclosures in
the financial statements.

Other information

The other information comprises Corporate informa

tion, Trustee's report, Certification of the financial

statements by the Trustee and Statement of ASA D-REIT Manager's responsibilities which we
obtained prior to the date of this auditor’s report, and the rest of the other information in the Annual
Report and Financial Statements which is expected to be made available to us after that date, but
does not include the financial statements and our auditor's report thereon. The Trustee is responsible
for the other information. Our opinion on the financial statements does not cover the other information
and, except to the extent otherwise explicitly stated in this report, we do not and will not express any

form of assurance conclusion thereon.

In connection with our audit of the financial statements, our responsibility is to read the other
information identified above and, in doing so, consider whether the other information is materially
inconsistent with the financial statements, or our knowledge obtained in the audit, or otherwise
appears to be materially misstated. If based on the work we have performed on the other information
we have received prior to the date of this auditor's report we conclude that there is a material
misstatement of this other information, we are required to report that fact. We have nothing to report

in this regard.

When we read the rest of the other information in the Annual report and Financial Statements and
we conclude that there is a material misstatement therein, we are required to communicate the

matter to those charged with governance.
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Independent auditor’s report to the Unitholders of Acorn Student Accommodation
Development Real Estate Investment Trust (continued)

Responsibilities of the ASA D-REIT Manager for the financial statements

The ASA D-REIT Manager is responsible for the preparation of the financial statements in accordance
with IFRS Accounting Standards and in @ manner required by the Capital Markets (Real Estate
Investment Trusts) (Collective Investments Schemes) Regulations, 2013 and for such internal control
as the ASA D-REIT Manager determines is necessary to enable the preparation of financial statements
that are free from material misstatement, whether due to fraud or error.

In preparing the financial statlements, the ASA D-REIT Manager is responsible for assessing the
Group’s ability to continue as a going concern, disclosing, as applicable, matters related to going
concem and using the going concern basis of accounting unless the ASA D-REIT Manager either
intend to liquidate the Group or to cease operations, or has no realistic alternative but to do so.

Auditor’s responsibilities for the audit of the financial statements

Our objectives are to obtain reasonable assurance about whether the financial statements as a whole
are free from material misstatement, whether due to fraud or error, and to issue an auditor's report that
includes our opinion. Reasonable assurance is a high level of assurance, but is not a guarantee that
an audit conducted in accordance with ISAs will always detect a material misstatement when it exists,
Misstatements can arise from fraud or error and are considered material if, individually or in the
aggregate, they could reasonably be expected to influence the economic decisions of users taken on
the basis of these financial statements.

As part of an audit in accordance with 1SAs, we exercise professional judgement and maintain
professional scepticism throughout the audit. We aiso:

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

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

¢ Evaluate the appropriateness of accounting policies used and the reasonableness of accounting
estimates and related disclosures made by the ASA D-REIT Manager.

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

» Evaluate the overall presentation, structure and content of the financial statements, including

the disclosures, and whether the financial statements represent the underlying transactions and
events in a manner that achieves fair presentation.

10
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Report of the independent auditor to the Unitholders of Acorn Student Accommodation
Development Real Estate Investment Trust (continued)

Auditor’s responsibilities for the audit of the financial statements (continued)

« Obtain sufficient appropriate audit evidence regarding the financial information of the entities or
business activities within the Group to express an opinion on the Group’s financial statements.
We are responsible for the direction, supervision and performance of the Group audit. We remain
solely responsible for our audit opinion.

We communicate with the ASA D-REIT Manager regarding, among other matters, the planned scope
and timing of the audit and significant audit findings, including any significant deficiencies in internal
control that we identify during our audit.

We also provide the ASA D-REIT Manager with a statement that we have complied with relevant
ethical requirements regarding independence, and to communicate with them all relationships and
other matters that may reasonably be thought to bear on our independence, and where applicable
actions taken to eliminate threats or safeguards applied.

From the matters communicated with the ASA D-REIT Manager, we determine those matters that
were of most significance in the audit of the Group's financial statements of the current period and
are therefore the key audit matters. We describe these matters in our auditor's report unless law or
regulation precludes public disclosure about the matter or when, in extremely rare circumstances,
we determine that a matter should not be communicated in our report because the adverse
consequences of doing so would reasonably be expected to outweigh the public interest benefits of
such communication.

. -

FCPA Michael Mugasa, Practising Certificate Number 1478
Engagement partner responsible for the audit

For and on behalf of PricewaterhouseCoopers LLP
Certified Public Accountants

Nairqbi

% 2024
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Acorn Student Accommodation Development Real Estate Investment Trust
Financial statements
For the year ended 31 December 2023

Consolidated statement of profit or loss and other comprehensive income

Notes 2023 2022

Shs “000 Shs ‘000

Rental income 5] 324,483 311,021
Dividends income 7 16,566 -
Change in fair value of financial assets 18 15,694 -
Change in fair value of investment properties 13 371,260 701,564
Operating Income 728,003 1,012,585
Other income 7 6,815 34,936
Administrative expenses 8 (151,418) (174,310)
Operating expenses 10 (214,418) {183,690)
Operating profit 368,982 689,521
{(Loss)/gain on disposal of subsidiary 17 (401) 478
Finance income 11 8,345 6,121
Finance costs 11 {305,371) (311,877)
Profit before income tax 71,555 384,243
Income tax expense . -
Profit for the year 71,555 384,243
Other comprehensive income, net of tax - -
Total comprehensive income for the year 71,555 384,243
Basic earnings per unit (Shs) 0.27 1.57
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Acom Student Accommodation Development Real Estate Investment Trust
Financial statements
For the year ended 31 December 2023

The ASA D-REIT statement of profit or loss and other comprehensive income

Notes 2023 2022
Shs ‘000 Shs ‘000
Change in fair value of financial assets 16 15,694 -
Dividends income 7 16,566 -
Operating income 32,280 -
Administrative expenses 8 (15,0686) (15,630)
Operating expenses 10 (214,417) (183,690}
Operating loss (197,223} (199,320)
Finance Income 11 6,864 1,420
Share of net profit from subsidiaries accounted for
using the equity method 17 261,914 582,143
Profit before income tax 71,555 384,243
Income tax expense - -
Profit for the year 71,5655 384,243
Other comprehensive income, net of tax - -
Total comprehensive income for the year 71,564 384,243

13



Acorn Student Accommodation Development Real Estate Investment Trust

Financial statements
At 31 December 2023

Consolidated statement of financial position

Notes 2023 2022
ASSETS Shs ‘000 Shs ‘000
Non-current assets
Financial assets at fair value through profit or loss 18 779,820 435,000
Investment properties 13 8,494,665 9,169,543
Trade and other receivables 15 - 109,390
9,274,585 9,713,933
Current assets
Cash and bank balances 14 186,719 622,431
Inventories 12 667 1,663
Trade and other receivables 15 469,657 26,391
Due from related parties 21 56,747 16,566
713,790 667,051
Assets classified as held for sale 17 1,499,617 -
TOTAL ASSETS 11,487,991 10,380,984
EQUITY AND LIABILITIES
Equity
Unit-holders funds 18 5,466,061 4,892,563
Retained earnings 1,094,815 1,263,079
Total unit-holder balances 6,560,876 6,155,642
Non-current liabilities
Borrowings 19 1,081,296 3,504,800
Due to related parties 21 - 49277
1,081,296 3,554,077
Current liabilities
Due to related parties 21 136,786 223,247
Trade and other payables 20 744,815 393,959
Borrowings 19 2,935,670 54,059
3,817,271 671,265
Liabilities directly associated with assets held for 17
sale 28,548 -
Total Liabilities 4,927,115 4,225,342
TOTAL EQUITY AND LIABILITIES 11,487,991 10,380,984

The financial statements on pages 12 to 56 were approved and authorised for issue by the Trustee on

ZT‘Jarcl‘T 20424 and were signed on its behalf by: .
# / / »

‘Lydia Rono Caroline Karlmi
Trusteg's representative Trustee's representative

[
Cudnr— it
Dr. Winnie Nyamute Mr. Edward Kirathe
Director, Director,

Acorn Investment Management Limited Acorn Investment Management Limited
14




Acorn Student Accommodation Development Real Estate Investment Trust
Financial statements
At 31 December 2023

The ASA D-REIT statement of financial position

Note 2023 2022
Shs ‘000
ASSETS
Non-current assets
Financial assets at fair value through profit or loss 16 779,920 435,000
Investments in subsidiaries 17 5,650,938 5,800,496
6,430,858 6,235,496
Current assets
Cash and bank balances 14 147,192 23,355
Trade and other receivables 15 408 133
Due from related parties 21 41,867 B
189,467 23,488
TOTAL ASSETS 6,620,325 6,258,984
EQUITY AND LIABILITIES
Equity
Unit holders’ contribution 18 5,466,061 4,892 563
Retained earnings 991,859 1,160,123
6,457,920 6,052,686
Current liabllities
Due to related parties 21 75,710 159,810
Trade and other payables 20 86,695 46,388
162,405 206,298
TOTAL EQUITY AND LIABILITIES 6,620,325 6,258,984

The financial statements on pages 12 to 56 were approved and authorised for issue by the Trustee on
25 March 2024 and were signed on its behalf by:

/1') LU hdo C%f

Lydia-Rono Caroline Karimi
Trustee's representative Trustee's representative
C’ i — .
W d’lﬁ»w
Dr. Winnie Nyamute Mr. Edward Kirathe
Director, Director,
Acorn Investment Management Limited Acorn Investment Management Limited

15



Acorn Student Accommodation Development Real Estate Investment Trust
Financial statements
For the year ended 31 December 2023

Consolidated statement of changes in unitholders’ funds

Unit holders’ Retained
Note contribution Earnings Total
Shs ‘000 Shs ‘000 Shs ‘000
Year ended 31 December 2023
At start of year 4,892,563 1,263,079 6,155,642
Total comprehensive income for the year - 71,555 71,555
Transaction with owners;
- Issue of units, net of transaction costs 18 573,498 - 573,498
-Interim dividends paid to unitholders - (239,819) {239,819)
At end of year 5,466,061 1,094,815 6,560,876
Year ended 31 December 2022
At start of year 4,353,775 878,836 5,232,611
Total comprehensive income for the year - 384,243 384,243
Transaction with owners:
- Issue of units, net of transaction costs 18 538,788 - 538,788
At end of year 4,892 563 1,263,079 6,155,642
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Acorn Student Accommodation Development Real Estate Investment Trust

Financial statements
For the year ended 31 December 2023

The ASA D-REIT statement of changes in unitholders’ funds

Note  Unit holders’ Retained
contribution Earnings Total
Shs ‘000 Shs ‘000 Shs ‘000
Year ended 31 December 2023
At start of year 4 892,563 1,160,123 6,052,686
Total comprehensive income for the year - 71,655 71,555
Transaction with owners:
- Issue of units, net of transaction costs 18 573,498 - 573,498
-Interim dividends paid to unitholders - (239,819) (239,819)
At end of year 5,466,061 991,859 6,457,920
Year ended 31 December 2022
At start of year 4,353,775 775,880 5,129,655
Total comprehensive income for the year - 384,243 384,243
Transaction with owners:
- Issue of units, net of transaction costs 18 538,788 - 538,788
At end of year 4,892,563 1,160,123 6,052,686
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Acom Student Accommodation Development Real Estate investment Trust

Financial statements
For the year ended 31 December 2023

Consolidated statement of cash flows

Cash flows from operating activities
Profit before income tax

Adjustment for:

Interest income

Change in fair value of investment properties
Change in fair value on financial assets
Loss /(gain} on disposal of a subsidiary
Finance costs

Other income

Dividend income

Operating loss before working capital changes

Changes in working capital
- Trade and other receivables
- Trade and other payables
- Due to related parties
- Inventory
- Due from related parties

Cash flows from operating activities
Finance income received
Finance costs paid

Net cash flows from operating activities

Cash flows from investing activities

Additions to investment properties

Proceeds from disposal of financial assets at fair
value

Dividends received from investments

Proceeds from disposal of subsidiary
Capitalised borrowing costs

Net cash flows from investing activities

Cash flows from financing activities
Proceeds from borrowings

Proceeds from issue of units

Principal loan repayments

Dividends paid to unitholders

Net cash flows from financing activities

Net increase in cash and cash equivalents

Cash and cash equivalents at start of year

Cash and cash equivalents at end of year

18

Notes

15
20
21
12
21

11
11

13
16

17
11

19
18
19

14

2023 2022
Shs ‘000 Shs ‘000
71,555 384,243
(8,345) (6,121)
(371,260) (701,564)
(15,694)
401 (478)
305,371 311,877
(6,815) (34,936)
(16,566) .
(41,353) (46,979)
(337,795) 134,705
369,493 171,104
(125,826) 83,070
932 (1,663)
(46,132) (15,193)
(180,681) 325,041
8,345 6,121
(305,371) (311,877)
(477,707) 19,285
(2,246,456) (2,294,714)
6,949 =
16,566 =
1,724,004 1,350,000
(166,051) (161,203}
(664,988) (1,105,917)
1,243 587 1,578,600
573,498 538,788
(860,600) (800,200)
(239,819) -
716,666 1,317,188
(426,029) 230,556
622,431 391,875
196,402 622,431




Acorn Student Accommodation Development Real Estate Investment Trust

Financial statements
For the year ended 31 December 2023

The ASA D-REIT statement of cash flows

Note

Cash flows from operating activities

Profit before income tax

Adjustment for:

Interest income 11
Share of net profit from subsidiaries accounted for using the

equity method 17
Dividend income 7
Change in fair value of financial instruments 16
Operating loss before working capital changes

Changes in working capital

- Trade and other receivables
- Trade and other payables

- Due from related parties
- Due to related parties

Cash flows from operating activities

Finance income received 1

Net cash flows from operating activities

Cash flows from investing activities

Proceeds from disposal of financial assets at fair value

Dividends received

Capital repayments by subsidiaries

Capital funding to subsidiaries 17

Net cash flows from investing activities

Cash flows from financing activities
Proceeds from issue of units 18
Dividends paid to unitholders

Net cash flows from financing activities

Net (decrease)/increase in cash and cash equivalents

Cash and cash equivalents at start of year

Cash and cash equivalents at end of year 14

19

2023 2022
Shs ‘000 Shs ‘000
71,555 384,243
(6,864) (1,420)
(261,914) (582,143)
(16,566) -
(15,694) -
(229,483) (199,320)
(275) 8,627
40,307 23,144
(41,867) 5
(84,200) 43,564
(315,518) (123,985)
6,364 1,420
(308,654) (122,565)
6,948 .
16,566 :
863,404 528,046
(788,106) (1,006,943)
98,812 (478,897)
573,498 538,768
(239,819) =
333,679 538,788
123,837 (62,674)
23,355 86,029
147,192 23,355




Acorn Student Accommodation Development Real Estate Investment Trust
Financial statements
For the year ended 31 December 2023

Notes

1

(a)

General information

The Acorn Student Accommodation Development Real Estate Investment Trust is a real estate
investment trust licensed under the Capital markets (Real Estate Investment Trusts) (Collective
Investment Schemes) Regulations, 2013. The ASA D-REIT is listed on the Nairobi Securities
Exchange ("NSE”) under the Unquoted Securities Platform {USP),

The registered office and principal place of business of the ASA D-REIT is:

2nd Floor, Acorn house
97 James Gichuru Road,
Lavington, Nairobi.
Kenya

Summary of material accounting policies

The principal accounting policies applied in the preparation of these financial statements are set
out below.

Basis of preparation

The financial statements are prepared in accordance with IFRS Accounting Standards and
interpretations issued by the IFRS Interpretations Committee (IFRS IC) applicable to entities
reporting under IFRS.

The measurement basis applied is the historical cost basis, except where otherwise stated in the
accaunting policies below. The financial statements are presented in Kenya Shiliings and all values
are rounded to the nearest thousand (Shs 000), except where stated otherwise.

Measurement basis

The measurement basis used is the historical cost basis except where otherwise stated in the
accounting policies summarised below.

Under the historical cost basis, assets are recorded at the amount of cash or cash equivalents
paid or the fair value of the consideration given to acquire them at the time of their acquisition.
Liabilities are recorded at the amount of proceeds received in exchange for the obligation or, in
some cases, at the amounts of cash or cash equivalents expected to be paid to satisfy the liability
in the normal course of business.

The financial statements are presented in Kenya Shillings which is the Group’s functional and
presentation currency, and all values are rounded to the nearest thousand {Shs 000), except
where stated otherwise

Use of estimates

The preparation of financial statements in conformity with IFRS requires the use of certain critical
accounting estimates. It also requires management to exercise its judgement in the process of
applying the Group’s accounting policies. The areas involving a higher degree of judgement or
complexity, or where assumptions and estimates are material to the financial statements, are
disclosed in Note 3.
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Acorn Student Accommodation Development Real Estate Investment Trust

Financial statements
For the year ended 31 December 2023

Notes {continued)

2
(b)

(c)

Summary of material accounting policies (continued)
Changes in accounting policies and disclosures (continued)
(i} New standards, amendments and interpretations adopted by the Group and the Partnership

The following standards, amendments and interpretations are effective for the first time for annual
reporting periods ending on 31 December 2023, but do not have an impact on the financial
statements of the Group and the Partnership.

Number Effective date Executive summary

Narrow scope amendments to | Annual periods The amendments aim to improve
IAS 1 ‘Presentation of Financial | beginning on or accounting policy disclosures and to
Statements’, Practice statement | after 1 January help users of the financial statements
2 and IAS 8 ‘Accounting | 2023. to distinguish changes in accounting
Policies, Changes in Accounting | (Published policies from changes in accounting
Estimates and Errors’ February 2021) estimates.

There are other standards, amendments and interpretations that applied for the first time to
financial reporting periods commencing on of after 1 January 2023 that did not have a material
impact on the Group and the Partnership.

(i)} Standards, interpretations, and amendments issued but not effective and have not been early
adopted by the Group and the Partnership

Certain new accounting standards and interpretations have been published that are not mandatory
for 31 December 2023 reporting periods and have not been early adopted by the Group and the
Partnership. These standards are not expected to have a material impact on the Group and the
Partnership in the current or future reporting periods and on foreseeable future transactions.

Principles of consolldation and equity accounting
i. Subsidiaries

Subsidiaries are all entities (including structured entities) over which the Group has control. The
Group controls an entity when the Group is exposed to, or has rights to, variable returns from its
involvement with the entity and has the ability to affect those returns through its power to direct the
activities of the entity. Subsidiaries are fully consolidated from the date on which control is
transferred to the Group. They are deconsolidated from the date that control ceases. The acquisition
method of accounting is used to account for business combinations by the Group.

Intercompany transactions, balances and unrealised gains on transactions between Group
companies are eliminated. Unrealised losses are also eliminated unless the transaction provides
evidence of an impairment of the transferred asset.

Where necessary, adjustments are made to the financial statements of subsidiaries to align any
difference in accounting policies with those of the Group.

Non-controlling interests in the results and equity of subsidiaries are shown separately in the
consolidated statement of profit or loss and other comprehensive income, statement of changes in
unit holders’ funds and statement of financial position respectively.

The ASA D-REIT's investment in subsidiary is accounted for using the equity method. Under the
equity method, the investmentin a subsidiary is initially recognised at cost. The carrying amount of
the investment is adjusted to recognise changes in the ASA D-REIT's share of profit or loss of the
subsidiary since the acquisition date.

The statement of profit or loss reflects the ASA D-REIT's share of the results of operations of the
subsidiary. Any change in OCI of the subsidiary is presented as part of the ASA D-REIT's OCI. In
addition, when there has been a change recognised directly in the equity of the subsidiary, the ASA
D-REIT recognises its share of any changes, when applicable, in the statement of changes in unit
holders’ funds.
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Acorn Student Accommodation Development Real Estate Investment Trust
Financial statements
For the year ended 31 December 2023

Notes (continued)

2
(b}

Summary of material accounting policies (continued)
Principles of consolidation and equity accounting {continued)
i.  Subsidiaries (continued)

The financial statements of the subsidiary is prepared for the same reporting period as the ASA D-
REIT,

After application of the equity method, the ASA D-REIT determines whether it is necessary to
recognise an impairment loss on its investment in its subsidiary. At each reporting date, the ASA
D-REIT determines whether there is objective evidence that the investment in the subsidiary is
impaired. If there is such evidence, the ASA D-REIT calculates the amount of impairment as the
difference between the recoverable amount of the subsidiary and its carrying value, and then
recognises the loss within ‘Share of net profit/toss from subsidiary accounted for using the equity
method’ in profit or loss

Upon loss of control over the subsidiary, the ASA D-REIT measures and recognises any retained
investment at its fair value. Any difference between the carrying amount of the subsidiary upon loss
of significant influence, and the fair value of the retained investment and proceeds from disposal is
recognised in profit or loss.

ii. Changes in ownership interests in subsidiaries without change of contro!

The Group treats transactions with non-controlling interests that do not resuit in a loss of control as
transactions with equity owners of the Group. A change in ownership interest results in an
adjustment between the carrying amounts of the controlling and non-controlling interests to reflect
their relative interests in the subsidiary. Any difference between the amount of the adjustment to
non-controlling interests and any consideration paid or received is recognised in a separate reserve
within equity attributable to owners of Acorn Student Accommodation Development Real Estate
Investment Trust.

iii. Disposal of subsidiaries

When the Group ceases to have control, any retained interest in the entity is remeasured to its fair
value at the date when control is lost, with the change in carrying amount recognised in profit or
loss. The fair value is the initial carrying amount for the purposes of subsequently accounting for
the retained interest as an associate, joint venture or financial asset. In addition, any amounts
previously recognised in other comprehensive income in respect of that entity are accounted for as
if the Group had directly disposed of the related assets or liabilities. This may mean that amounts
previously recognised in other comprehensive income are reclassified to profit or loss.

iv. Equity method

Under the equity method of accounting, the investments are initialiy recognised at cost and adjusted
thereafter to recognise the Group's share of the post-acquisition profits or losses of the investee in
profit or loss, and the Group’s share of movements in other comprehensive income of the investee
in other comprehensive income. Dividends received or receivable from investee entities are
recognised as a reduction in the carrying amount of the investment.

When the Group's share of losses in an equity-accounted investment equals or exceeds its interest
in the entity, including any other unsecured long-term receivables, the Group does not recognise
further losses, unless it has incurred obligations or made payments on behalf of the other entity.

Unrealised gains on transactions between the Group and its subsidiaries are eliminated to the
extent of the Group's interest in these entities. Unrealised losses are also eliminated unless the
transaction provides evidence of an impairment of the asset transferred. Accounting policies of
equity accounted investees have been changed where necessary to ensure consistency with the
policies adopted by the Group.

The carrying amount of equity-accounted investments is tested for impairment whenever events or
changes in circumstances indicate that the carrying amount of the investment may not be
recoverable.
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Notes (continued)

2

Summary of material accounting policies (continued)

(b) Principles of consolidation and equity accounting (continued)

v. Associafes

Associates are all entities over which the Group has significant influence but not control or joint
control. This is generally the case where the Group holds between 20% and 49% of the voting
rights. Investments in associates are accounted for using the equity method of accounting, after
initially being recognised at cost.

vi. Changes in ownership interests with change of control

When the Group ceases to consolidate or equity account for an investment because of a loss of
control, joint control or significant influence, any retained interest in the entity is remeasured to its
fair value with the change in carrying amount recognised in profit or loss. This fair value becomes
the initial carrying amount for the purposes of subsequently accounting for the retained interest
as an associate, joint venture or financial asset. In addition, any amounts previously recognised
in other comprehensive income in respect of that entity are accounted for as if the Group had
directly disposed of the related assets or liabilities. This may mean that amounts previously
recognised in other comprehensive income are reclassified to profit or loss.

If the ownership interest in a joint venture or an associate is reduced but joint control or significant
influence is retained, only a proportionate share of the amounts previously recognised in other
comprehensive income are reclassified to profit or loss where appropriate.

vii. Business combinations

The Group accounts for business combinations using the acquisition method when control is
obtained by the Group. A business is defined as an integrated set of activities and assets that are
capable of being conducted and managed for the purposes of providing a return directly to
investors or other owners, members or participants. The consideration transferred is measured
at the fair value of the assets given, equity instruments issued and liabilities incurred or assumed
atthe acquisition date. The consideration transferred includes the fair value of any asset or liability
resulting from a contingent consideration arrangement. Acquisition-related costs are recognised
in profit or loss. Identifiable assets acquired and liabilities and contingent liabilities assumed in a
business combination are measured initially at their fair values at the acquisition date, irrespective
of the extent of any noncontrolling interests.

Goodwill is measured as the excess of the sum of the consideration transferred, the amount of
any non-controlling interests in the acquiree, and the fair value of the acquirer's previously held
equity interest in the acquiree (if any) over the net of the acquisition date fair values of the
identifiable assets acquired and liabilities assumed. If, after reassessment, the net of the
acquisition date fair values of the identifiable assets acquired and liabilities assumed exceeds the
sum of the consideration transferred, the amount of any non-controlling interests in the acquiree
and the fair value of the acquirer's previously held interest in the acquiree (if any), such excess is
recognised immediately in profit or loss as a bargain purchase gain.

An obligation to pay contingent consideration is classified as either a financial liability or equity
based on the respective definitions set out in IAS 32 Financial Instruments: Presentation. The
Group classifies any rights to the return of consideration previously transferred as a financial
asset. Contingent consideration that is classified as an asset or a liability is remeasured at
subsequent reporting dates in accordance with IFRS 9 Financial instruments or IAS 39 Financial
Instruments: Recognition and Measurement, with the corresponding gain or loss recognised in
profit or loss. Contingent consideration that is classified as equity is not remeasured after the
acquisition date.
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Notes (continued)

2
(b)

Summary of material accounting policies {continued)
Principles of consolidation and equity accounting (continued)
vil. Business combinations (continued)

Any changes resulting from additional and new information about events and circumstances that
existed at the acquisition date and, if known, would have affected the measurement of the amount
recognised at that date, are considered to be measurement period adjustments.

The Group retrospectively adjusts the amounts recognised for measurement period adjustments.
The measurement period ends when the acquirer receives all the information that they were
seeking about the facts and circumstances that existed at the acquisition date or learns that
information cannot be obtained. The measurement period shall, however, not exceed one year from
the acquisition date. To the extent that changes in the fair value relate to post-acquisition events,
these changes are recognised in accordance with the IFRS applicable to the specific asset or
liability.

Where the business combination relates to entities controlled by the same party before and after
the transaction, the transaction is accounted for as a common control transaction. The Group
applies the principles of predecessor accounting for common control transaction. Under
predecessor accounting, the assets and liabilities of the acquired entities are consolidated at the
predecessor carrying amounts and fair value measurement is not applied. Further, predecessor
accounting allows an entity to either use the retrospective presentation method or the prospective
presentation method. The Group has elected to use the prospective presentation method. In this
method, the ASA DREIT has incorporated the results and balances of the acquired subsidiaries as
from the transaction date.

{c) Functional currency translation

(i} Functional and presentation currency

kems included in the financial statements are measured using the currency of the primary economic
environment in which the entity operates (‘the functional currency’). The financial statements are
presented in Kenyan Shillings (Shs), which is the Group’s functional and presentation currency,

(i} Transactions and balances

Foreign currency transactions are translated into the functional currency using exchange rates
prevailing at the dates of the transactions or valuation where items are re-measured. Foreign
exchange gains and losses resulting from the settiement of such transactions and from the
translation at year-end exchange rates of monetary assets and liabilities denominated in foreign
currencies are recognised in profit or loss.

Foreign exchange gains and losses that relate to borrowings and cash and cash equivalents are
presented in the statement of comprehensive income within “finance income or cost. All other
foreign exchange gains and losses are presented in the statement of comprehensive income within
‘other income’ or ‘other expenses’.
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2

Summary of material accounting policies {continued)

{d) Financial instruments

The entity classifies and measures its financial assets and financia! liabilities into ‘at amortised cost’
category based on the cash flow characteristics of the asset and the business model assessment.

i. Financial assets

Initial recognition and measurement

Financial instruments are recognised when, and only when, the ASA D-REIT becomes party to the
contractual provisions of the instrument. All financial assets are recognised initially using the trade
date accounting which is the date the ASA D-REIT commits itself to the purchase or sale.

On initial recognition:

i) Financial assets classified as at fair value through profit or loss are measured at fair value.

ii) Trade receivables are measured at their transaction price.

iiiy All other categories of financial assets are measured at the fair value plus or minus transaction
costs that are directly attributable to the acquisition or issue of the instrument.

Classification

Financial instruments held during the year were classified as follows:

- Bank balances, receivables and prepayments, and amounts due from related parties are
classified at amortised cost.
- Investment in units of the ASA I-REIT are classified at FVTPL.

Subsequent measurement

Financial assets after initial recognition are measured either at amortised cost, at fair value through
other comprehensive income, or at fair value through profit or loss according to their classification.

Interest income, dividend income, and exchange gains and losses on monetary items are recognised
in profit or loss.

Fair value is determined as the price that would be received to sell an asset or paid to transfer a
liability in an orderly transaction between market participants at the measurement date. Amortised
cost is the amount at which the financial asset or liability is measured on initial recognition minus
principal repayments, plus or minus the cumulative amortisation using the effective interest method
of any difference between the initial amount and the maturity amount and, for financial assets,
adjusted for any loss allowance.

iil. Financial labilitles

The ASA D-REIT classifies all financial liabilities as subsequently measured at amortised cost.
Amounts due to related parties, borrowings and trade and other payables are classified at
amortised cost.

iii. Impairment

For financial assets carried at amortised cost, the ASA D-REIT first assesses whether objective
evidence of impairment exists individually for financial assets that are individually significant, or
collectively for financial assets that are not individually significant. If the ASA D-REIT determines
that no objective evidence of impairment exists for an individually assessed financial asset, whether
significant or not, it includes the asset in a group of financial assets with similar credit risk
characteristics and collectively assesses them for impairment.
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2
(d)

Summary of material accounting policies (continued)
Financial instruments (continued)
iii. Impairment (continued)

Assets that are individually assessed for impairment and for which an impairment loss is, or
continues to be, recognised are not included in a collective assessment of impairment.

If there is objective evidence that an impairment loss has incurred, the amount of the loss is
measured as the difference between the asset's carrying amount and the present value of estimated
future cash flows (excluding future expected credit losses that have not yet been incurred). The
present value of the estimated future cash flows is discounted at the financial assets original effective
interest rate. If a loan has a variable interest rate, the discount rate for measuring any impairment
loss is the current effective interest rate.

The carrying amount of the asset is reduced through the use of an allowance account and the
amount of the loss is recognised in the profit or loss. Interest income continues to be accrued on the
reduced carrying amount and is accrued using the rate of interest used to discount the future cash
flows for the purpose of measuring the impairment loss. The interest income is recorded in revenue
in profit or loss. Receivables, together with the associated allowance are written off when there is no
realistic prospect of future recovery and all collateral has been realised or has been transferred to
the entity,

If, in a subsequent year, the amount of the estimated impairment loss increases or decreases
because of an event occurring after the impairment was recognised, the previously recognised
impairment loss is increased or reduced by adjusting the allowance account. If a future write-off is
later recovered, the recovery is credited to other income in profit or loss.

{iv) Derecognition of financial instruments

A financial asset (or, where appiicable a part of a financial asset or part of a group of similar financial
assets) is derecognised when:

The rights to receive cash flows from the asset have expired
e The ASA D-REIT has transferred its rights to receive cash flows from the asset or has
assumed an obligation to pay the cash flows in full without material delay to a third party under
a ‘pass-through' arrangement; and either:
o the ASA D-REIT has transferred substantially all the risks and rewards of the asset, or
¢ the ASA D-REIT has neither transferred nor retained substantially all the risks and rewards
of the asset, but has transferred control of the asset.

A financial liability is derecognised when the obligation under the liability is discharged or cancelled
or expires.

Offsetting financial instruments

Financial assets and liabilities are offset and the net amount presented in the statement of financial
position when, and only when, there is a currently enforceable legal right to set off the recognised
amounts and there is an intention either to settle on a net basis or to realise the asset and settle the
liability simultaneously.

Income and expenses are presented on a net basis only when permitted by the accounting
standards, or for gains and losses arising from a group of similar transactions.
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2
(e}

()

Summary of material accounting policies {(continued)
Investment property

Investment property comprises property under construction, operational properties and
undeveloped land that is held to eamn rentals or for capital appreciation or both.

Investment property is measured initially at cost, including transaction costs. Transaction costs
include transfer taxes, professional fees for legal services and initial leasing commissions to bring
the property to the condition necessary for it to be capable of operating or being used as intended.
The carrying amount also includes the cost of replacing part of an existing investment property at
the time that cost is incurred if the recognition criteria are met.

Subsequent to initial recognition, investment property is stated at fair value, which reflects market
conditions at the reporting date. Gains or losses arising from changes in the fair values of
investment properties are included in profit or loss in the year in which they arise. See note 2(f)
below for the accounting policy on fair value measurement and note 3 on fair value measurement
disclosures.

Investment properties are derecognised either when they have been disposed of (i.e., at the date
the recipient obtains control) or when they are permanently withdrawn from use and no future
economic benefit is expected from their disposal. The difference between the net disposal
proceeds and the carrying amount of the asset is recognised in profit or loss in the period of
derecognition. In determining the amount of consideration from the derecognition of investment
property, the ASA D-REIT considers the effects of variable consideration, existence of a significant
financing component, non-cash consideration, and consideration payable to the buyer (if any).
Refer to note 3 for the carrying amounts of the investment properties.

Fair value measurements

The Group measures investment properties at fair value at each reporting date. Fair value related
disclosures for items measured at fair value or where fair values are disclosed, are summarised
in the following notes:

o Accounting policy disclosures; note 2(e) and (f)
« Disclosures of valuation methods, significant estimates and assu mptions; note 3.
« Investment properties; note 12

Fair value is the price that would be received to sell an asset or paid to transfer a liability in an
orderly transaction between market participants at the measurement date. The fair value
measurement is based on the presumption that the transaction to sell the asset or transfer the
liability takes place either:

¢ In the principal market for the asset or liability; or
e Inthe absence of a principal market, in the most advantageous market for the asset or liability

The Group must be able to access the principal or the most advantageous market at the
measurement date. The fair value of an asset or a liability is measured using the assumptions
that market participants would use when pricing the asset or liability, assuming that market
participants act in their economic best interest.

A fair value measurement of a non-financial asset takes into account a market participant's ability
to generate economic benefits by using the asset in its highest and best use or by selling it to
another market participant that would use the assetin its highest and best use. The Group uses
valuation techniques that are appropriate in the circumstances and for which sufficient data is
available to measure fair value, maximising the use of relevant observable inputs and minimising
the use of unobservable inputs.
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(@

(h)

(i)

il

(k)

Summary of material accounting policies (continued)

Tenant deposits

Tenant deposits consist of rent and service charge refundable deposits received from tenants.
Tenant deposits are classified as current liabilities and are recognised initially at fair value and
subsequently at amortised cost using the effective interest method.

Borrowings

Borrowings are recognised initially at fair value, net of transaction costs incurred. Borrowings are
subsequently stated at amortised cost; any differences between proceeds (net of transaction costs)
and the redemption value is recognised in profit or loss over the period of the borrowings, using
the effective interest method.

Fees paid on the establishment of loan facilities are recognised as transaction costs of the loan to
the extent that it is probable that some or all of the facility will be drawn down. In this case, the fee
is deferred until the draw-down occurs. To the extent there is no evidence that it is probable that
some or all of the facility will be drawn down, the fee is capitalised as a pre-payment for liquidity
purposes and amortised over the period of the facility to which it relates.

Borrowings are classified as current liabilities unless the entity has an unconditional right to defer
settlement of the liability for at least 12 months after the end of the reporting period.

Borrowing costs

Borrowing costs directly attributable to the acquisition, construction or production of an asset
that necessarily takes a substantial period of time to get ready for its intended use or sale are
capitalised as part of the cost of the asset. Borrowing costs consist of interest and other costs
thatan entity incurs in connection with the borrowing of funds. In the instance of specific funding
being obtained, the net borrowing costs capitalised is the actual borrowing cost incurred on the
amount borrowed specifically to finance the asset less any investment income earned on surplus
funds. In the case of general borrowings, the capitalised borrowing cost is determined using the
overall weighted average cost of all the general borrowings outstanding during the year and
applying this rate to the costs incurred on the qualifying asset. The amount capitalised can never
exceed the borrowing costs incurred. Capitalisation of borrowing costs ceases when all activities
necessary to prepare the qualifying asset for its intended use or sale are complete. For the
Group, activities to prepare the qualifying asset for its intended use cease at the earlier of a)
issuance of the Certificate of Practical Completion by the project architect, and b) the first receipt
of rental income from the property.

All other borrowing costs are recognised in the profit or loss in the period in which they are
incurred.

Unitholder contributions

Units are classified as equity when there is no obligation to transfer cash or other assets to the
holder. Incremental costs directly attributable to the issue of new units are shown in equity as a
deduction from the proceeds.

Provisions

Provisions are recognized when the Group has a present obligation (legal or constructive) as a
result of a past event, it is probable that an outflow of resources embodying economic benefits
will be required to settle the obligation and a reliable estimate can be made of the amount of the
obligation. When the Group expects some or all of the provision to be reimbursed, for example,
under an insurance contract, the reimbursement is recognized as a separate asset, but only
when the reimbursement is virtually certain. The expense relating to a provision is presented in
the statement of profit or loss net of any reimbursement.
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0

(m)

{n)

Summary of material accounting policies (continued)

Taxes

As per the amendment to Section 20 of the Income Tax Act as contained in the 2018 Finance
Bill, effective 7 November 2019, the ASA D-REIT and its investee entities are exempted from
income tax, except for the payment of withholding tax on interest income and dividends as a
resident person as specified in the Third schedule of the Income tax Act to the extent that its unit
holders are not exempt persons under the First schedule of the Income tax Act.

All distributions of income, and all payments for redemption of units of sale of shares received
by unit holders or shareholders shall be deemed to have been already taxed.

Impairment of non-financial assets

The Group assesses at each reporting date, whether there is an indication that an asset may be
impaired. If any indication exists, or when annual impairment testing for an asset is required, the
Group estimates the asset’s recoverable amount. An asset's recoverable amount is the higher
of an asset's fair value less costs of disposal and its value in use. The recoverable amount is
determined for an individual asset, unless the asset does not generate cash inflows that are
largely independent of those from other assets or groups of assets. When the carrying amount
of an asset exceeds its recoverable amount, the asset is considered impaired and is written down
to its recoverable amount.

In assessing value in use, the estimated future cash flows are discounted to their present value
using a pre-tax discount rate that reflects current market assessments of the time value of money
and the risks specific to the asset. In determining fair value less costs of disposal, recent market
transactions are taken into account. If no such transactions can be identified, an appropriate
valuation model is used. These calculations are corroborated by valuation multiples, quoted
share prices for publicly traded companies or other available fair value indicators.

impairment losses of continuing operations are recognised in the statement of profit or loss in
expense categories consistent with the function of the impaired asset.

For assets excluding goodwill, an assessment is made at each reporting date to determine
whether there is an indication that previously recognised impairment losses no longer exist or
have decreased. If such indication exists, the Group estimates the asset's recoverable amount.
A previously recognised impairment loss is reversed only if there has been a change in the
assumptions used to determine the asset's recoverable amount since the last impairment loss
was recognised. The reversal is limited so that the carrying amount of the asset does not exceed
its recoverable amount, nor exceed the carrying amount that would have been determined, net
of depreciation, had no impairment loss been recognised for the asset in prior years. Such
reversal is recognised in the statement of profit or loss unless the asset is carried at a revalued
amount, in which case, the reversal is treated as a revaluation increase.

Revenue recognition
Rental income

Rental income comprises direct lets to students and to commercial tenants. This revenue is
recognised in the profit or loss over the length of the tenancy period as the ASA D-REIT provides
the services to its customers. Included in the rental contract is the use of broadband facilities
and room cleaning services.

Leases in which the D-REIT does not transfer substantially all the risks and rewards incidental
to ownership of an asset are classified as operating leases. Rental income arising is accounted
for on a straight-line basis over the lease terms and is included in revenue in the statement of
profit or loss due to its operating nature. Initial direct costs incurred in negotiating and arranging
an operating lease are added to the carrying amount of the leased asset and recognised over
the lease term on the same basis as rental income.
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Summary of material accounting policies (continued)

(n) Revenue recognition (continued)

(o)

interest income

Interest income is recognised as it accrues using the effective interest rate (EIR) method. The
EIR is the rate that exactly discounts the estimated future cash receipts over the expected life of
the financial instrument or a shorter period, where appropriate, to the net carrying amount of the
financial asset. Interest income is included in finance income in the statement of profit or loss.

Operating segments

IFRS 8 requires operating segments are identified in a manner consistent with the internal
reporting provided to the chief operating decision maker. The Group determines its reportable
segments having regard to permitted aggregation criteria with the principal condition being that
the operating segments should have similar economic characteristics.

The principal activity of the ASA D-REIT is to invest in the acquisition of land, developing the
land, letting and stabilisation of leveraged purpose-built student accommodation (PBSA). The
activities are undertaken through project entities that are controlled by wholly owned
subsidiaries, Acorn Project (Two) LLP and Acorn Project (Three) LLP.

For the purposes of determining its operating segments, the chief operating decision maker has
been identified as the Investment Committee of the Board. This Committee approves investment
decisions, allocates the Group’s resources and reviews the internal reporting in order to assess
performance.

The Group has determined that its operating segments are the management teams that report
into the Executive Committee of the Board. These management teams are all engaged in
development of the leveraged purpose-built student accommodation (PBSA) in Nairobi county
and its environs.

Having regard to the aggregation criteria in IFRS 8, the Group has one reportable operating
segment.

For the purpose of monitoring segment performance and allocating resources between
segments, all assets are considered to be attiibutable to the purpose-built student
accommodation (PBSA) developments.
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Critical accounting estimates and judgements

Estimates and judgements are continually evaluated and are based on historical experience and
other factors, including expectation of future events that are believed to be reasonable under the
circumstances.

Critical accounting estimates and assumptions

In the process of applying the accounting policies adopted by the Group, the Trustees make
certain judgements and estimates that may affect the amounts recognised in the Group's financial
information. Such judgements and estimates are based on historical experience and other
factors, including expectations of future events that are believed to be reasonable under the
current circumstances. However, actual results may differ from those estimates. The judgements
and estimates are reviewed at each financial reporting date to ensure that they are still reasonable
under the prevailing circumstances based on the information available, and any revisions to such
judgements and estimates are recognised in the year in which the revision is made.

The estimates and assumptions that have a significant risk of causing a material adjustment to the
carrying amounts of assets and liabilities are addressed below.

(a} Valuation of investment properties
The fair value of investment properties is determined by real estate valuation experts using
recognised valuation techniques and the principles of IFRS 13 Fair Value Measurement. The

significant methods and assumptions used by valuers in estimating the fair value of investment
properties are set out below.
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Notes (continued)

3  Critical accounting estimates and judgements (continued)
Critical accounting estimates and assumptions {continued)
(a) Valuation of investment properties (continued)

Discounted Cash Flow (DCF) method was used to obtain the fair value of operational properties,
the Residual method was used for properties under construction while Market comparison approach
was used to obtain the fair value of vacant land. For properties due to transfer to the ASA |-REIT,
the agreed exit price was used as the market value of the property.

Under the DCF method, net income is determined by considering gross income less operating
expenditure. The discount rate is determined with reference to the current market conditions. The
market comparison approach is based on comparison of the subject property to similar properties
which have been sold in the same market. The Residual Method arrives at the value of the property
by calculating the value of the property assuming the planned development is complete and
available in the market on the valuation date and deducting all outstanding development costs to
completion including construction costs, professional fees, and finance cost and a developer's
profit.

At 31 December 2023, the estimated development costs to completion were Shs 2,370,726,000
(2022: Shs 2,371,255,000).

On 1 January 2024, ASA D-REIT entered into an agreement to sell all its interests in Linden
Properties LLP to the Acorn Student Accommodation Income Real Estate Investment Trust (ASA I-
REIT). The agreed valuation (exit price) of the investment property for the purpose of the transaction
was Shs 1,480,000,000. The exit price has therefore been used as the market value of the property
at 31 December 2023.

Critical assumptions are made in determining the value of investment properties. The fair value of
the properties of the Group are determined by an independent professionally qualified valuer. The
best evidence of fair value is current prices in an active market for similar properties. Where such
information is not available, information is considered from a variety of sources including discounted
cash flow projections or capitalised income projections based on a property’s estimated net market
income and a capitalisation rate derived from an analysis of market evidence. The properties have
been valued on the basis of market value.

The significant methods and assumptions used by the valuer in estimating the fair value of
investment properties are set out below.

Changes in valuation techniques

During the year, there were changes in valuation techniques for the properties as shown below:

Project entity ‘ Property name ‘ Valuation technique | Valuation
- | - in 2023 - | technique in 2022
Linden Properties LLP | Qwetu USIU Rd 4 Exit price for the Discounted Cash
transfer of shares to Flow (DCF) method
- | - | the ASA |-REIT -
Spruce Properties LLP | Qwetu Bogani East 1 | Discounted Cash Flow | Income approach —
. - (Phase 1) ‘ (DCF) method | Residual method
Magnolia Creek Qejani Northlands | Income approach - Market comparisen
properties LLP [ - | Residual method approach
| Qwetu Northlands Income approach —
. ‘_ | Residual method

Highest and best use

Given the location of the investment properties, the current use of the properties is considered the
highest and best use.
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3 Critical accounting estimates and judgements {continued)

Critical accounting estimates and assumptlons {continued)

Fair value hierarchy

The following table shows an analysis of the fair values of investment properties recognized in the
statement of financial position by level of the fair value measurement hierarchy

Fair value measurement using

Quoted Significant Significant Total Total gain for
prices in observable unobservable the year in the
active inputs inputs statement of
markets profit or loss
{Level 1) (Level 2) (Level 3)
Shs 000 Shs 000 Shs 000  Shs 000 Shs 000
31 December 2023
Investment properties - - 9,974,665 9,974,665 371,260
31 December 2022
Investment properties . - 9,169,543 9,169,543 701,564

Transfers between hierarchy levels

During the construction and stabilisation stages of the investment property, the valuation technique
used significant unobservable inputs under the Discounted Cashflows valuation method such that
the fair value measurement was classified as Level 3.

Fair value gains recorded in profit or loss for recurring fair value measurements categorized within
Level 3 of the fair value hierarchy amount to Shs 371,260,000 (2022; Shs,701,564,000) and are
presented in the statement of profit or loss in line item ‘Change in fair value of investment properties’.

Gains recorded in profit or loss for recurring fair value measurements categorized within Level 3 of
the fair value hierarchy are attributable to changes in unrealized gains relating to investment
properties held at the end of the reporting period.

Valuation techniques used to derive Level 3 fair values

The table below summarizes the significant unobservable inputs used in the fair value

measurement.
31 December 2023

Key unobservable Linden Spruce Ashvale Magnolia Willow Ebhony
Inputs Properties Properties Properties Creek Creek Creek
LLP LLP LLP Properties Propertles Properties
LLP LLP LLP

Residential income - 4.00% 4.00% 4.00% 4.00%  4.00%
Retail income - 3.00% 3.00% 3.00% 3.00%  3.00%
Operational costs - 32.00% 31.00% 32% 35.00%  35.00%
Exit yield - 9.00% 9.00% 9.00% 9.25%  9.25%
Discount rate - 11.00% 11.25% 11.30% 11.5% 11.5%
Minimum occupancy - 60.00% 70.00%  60.00% 65.00%  70.00%
level

Maximum occupancy - 90.00% 1.00% 90.00% 90.00%  90.50%
level

Developer's profit - - 30.00% 30.00% 30.00%  30.00%
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Critical accounting estimates and assumptlons {continued)
Valuation techniques used to derive Level 3 fair values (continued)

31 December 2022

Key unobservable Linden Beech Spruce Ashvale Willow Ebony
Inputs Properties Properties Propertles Properties Creek Creek
LLP LLP LLP LLP Properties Properties
LLP LLP
Growth rate of;
Residential income 4.00% 4.00% 4.00% 4.00% 4.00% 4.00%
Retail income 3.00% 3.00% 3.00% 3.00% 3.00% 4.00%
Operational costs 27.00% 27.00% 31.00% 31.00% 35.00% 35.00%
Exit yield 8.50% 8.50% 8.50% 9.00% 9.25% 9.25%
Discount rate 10.50% 10.50% 11.00% 11.00% 11.50% 11.50%
Minimum occupancy lev: 75.00% 92.00% 70.00% 70.00% 70.00% 70.00%
Maximum occupancy 90.00% 93.00% 93.00% 93.00% 90.50% 90.50%
level
Developer’s profit - - 30.00% 30.00% 30.00% 30.00%
Sensitivily analysis

Changes in the above assumptions could affect the reported fair value of investment properties for
the period ending 31 December 2023. We have summarized in the table below the
increases/decreases in fair value arising from a reasonable shift for each of the below factors while
holding ail other factors constant;

Base Increase Decrease
assumption

2023 Shs’ 000 Shs’ 000 Shs’ 000
Change in residential income; +/-5% 9,905,200 591,200 (591,200}
Change in retail income; +/-5% 9,905,200 8,800 (9,800)
Change in operational costs: +/-5% 8,905,200 (16,100) 16,000
Change in discount rate: +/-5% 9,905,200 {438,200) 460,700
Change in exit yield; +/-5% 9,905,200 (269,000) 297,100
Change in occupancy rate: +/-5% 9,905,200 29,200 (31,300)
Change developer profit; +/-5% 9,905,200 (39,800) 49,200
Change in residential income; +/-5% 9,905,200 {117,500) 179,500

Base Increase Decrease

assumption

2022 Shs’ 000 $hs’ 000 Shs’ 000
Change in residential income; +/-5% 8,934,500 591,400 (591,400)
Change in retail income; +/-5% 8,934,500 10,000 (10,000)
Change in operational costs: +/-5% 8,934,500 (266,200) 266,200
Change in discount rate: +/-5% 8,934,500 (430,900) 450,400
Change in exit yield: +/-5% 8,934,500 (272,000) 303,800
Change in occupancy rate: +/-5% 8,934,500 656,200 (655,200)
Change developer profit: +/-56% 8,934,500 (69,600} 68,600
Change in residential income; +/-5% 8,934,500 (114,000) 113,000

A reconciliation of opening to closing balance for the investment properties is presented in Note 13.
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4

Financial risk management

The Group’s activities expose it to a variety of financial risks and those activities involve the
analysis, evaluation, acceptance and management of some degree of risk or combination of risks.
Taking risk is core to the Group’s business, and the operational risks are an inevitable consequence
of being in business. The Group's aim is therefore to achieve an appropriate balance between risk
and return and minimise potential adverse effects on its financial performance. The key types of
risk include:

a) Market risk — currency risk, interest rate and price risk;
b) Credit risk; and
¢) Liquidity risk.

The Group's overall risk management programme focuses on unpredictability of changes in the
business environment and seeks to minimise the potential adverse effect of such risks on its
performance by setting acceptable levels of risk.

The Group recognises that in order to pursue its objectives and take advantage of opportu nities, it
cannot avoid taking risks, and that no risk management programme can aim to eliminate risk fully,

The Group's general risk management approach is to increase the likelihood of success in its
strategic activities, that is, to raise the potential reward of its activities relative to the risks
undertaken.

Accordingly, the Group's approach to risk management is intended to increase risk awareness and
understanding, and thus support taking risks where appropriate, in a structured and controlled
manner. The Group recognises that in pursuit of its mission and investment objectives it may
choose to accept a lower level of reward in order to mitigate the potential hazard of the risks
involved.

To assist in implementing its risk management policy, the Group has:

« identified, analysed and produced a risk management strategy for those risks which might
inhibit it from achieving its strategic objectives and which would threaten its ongoing survival;
raised awareness of and integrated risk management into its management policies;
promoted an understanding of the importance and value of risk management, particularly
associated with investment opportunities; and

e established risk management roles and responsibilities for its Trustee, Audit and Risk
committee and the risk department.

The Board has put in place an Audit and Risk committee to assist it in assessing the risk faced by
the Group on an ongoing basis, evaluate and test the design and effectiveness of its internal
accounting and operational controls.

(a) Market risk

Market risk is the risk that the fair value or future cash flows of a financial instrument will fluctuate
because of changes in market prices. Market risk comprises three types of risk: interest rate risk,
currency risk and other price risk, such as equity price risk and commodity risk. The Financial
instruments affected by market risk are payables to contractors which are mainly exposed to
currency risk.
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4

Financial risk management (continued)
{a) Market risk (continued)
(i) Foreign currency risk
The Group operates wholly within Kenya and its assets and liabilities are reported in the local currency.

The Group had minimal foreign currency denominated assets or liabilities at 31 December 2023 such
that the sensitivity analysis borne of the foreign exchange rate would not have a material impact on
the Group's financial statements as presented.

(ii} Interest rate risk

Interest rate risk arises from the possibility that changes in interest rates will affect future profitability
of the fair value of financial instruments. Interest rate risk to the Group is the risk of changes in market
interest rates reducing the overall return or increasing the cost of finance.

The Group holds cash deposits with financial institutions. The interest rates on the cash deposits are
fixed and agreed upon in advance and the Group is therefore not exposed to interest rate risk. The
Group's interest rate risk arises from long-term borrowings. Borrowings issued at variable rates
expose the Group to cash flow interest rate risk, The Group regularly monitors financing options
available to ensure optimum interest rates are obtained. As of 31 December 2023, a 1% increase in
interest rate over a month will result in a decrease in profit before tax of Shs 839,323 (2022; Nil).

(b} Credit risk

Credit risk is the risk that one party to a financial instrument will cause a financial loss for the other
party by failing to discharge an obligation. Credit rigk mainly arises from financial assets and is
managed on a group-wide basis.

Credit risk on financial assets with banking institutions is managed by dealing with institutions with
good credit ratings and placing limits on deposits that can be held with each institution.

The majority of the Group’s income comprise rental income payable in advance; credit risk associated
with tenants is managed, in the case of individuals, by basic financial checks before accepting a
tenant and by prompt follow up of any arrears. For commercial tenants' leases are only entered into
with parties where the assessment of credit risk is satisfactory and again is further controlled through
prompt follow up of arrears. Credit risk on other trade receivables is managed by ensuring that credit
is extended to customers with an established credit history. The credit history is determined by
considering the financial position, past experience and other relevant factors.

In assessing whether the credit risk on a financial asset has increased significantly, the Group
compares the risk of default occurring on the financial asset as at the reporting date with the risk of
default occurring on that financial asset as at the date of initial recognition. In doing so, the Group
considers reasonable and supportable information that is indicative of significant increases in credit
risk since initial recognition and that is available without undue cost or effort. There is a rebuttable
assumption that the credit risk on a financial asset has increased significantly since initial recognition
when contractual payments are more than 30 days past due.

For this purpose, default is defined as having occurred if the debtor is in breach of contractual
obligations, or if information is available internally or externally that suggests that the debtor is unlikely
to be able to meet its obligations. However, there is a rebuttable assumption that that default does not
occur later than when a financial asset is 90 days past due.

If the Group does not have reasonable and supportable information to identify significant increases in
credit risk and/for to measure lifetime credit losses when there has been a significant increase in credit
risk on an individual instrument basis, lifetime expected credit losses are recognised on a collective
basis. For such purposes, the Group groups financial assets on the basis of shared credit risk
characteristics, such as:
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{b) Credit risk (continued)

e type of instrument,
« industry in which the debtor operates; and
« nature of collateral.

The maximum exposure to credit risk for the components of the statement of financial position at
31 December 2023 is their carrying amount as illustrated in the tables helow:

Group

Gross carrying Expected Net

amounts credit losses amounts

At 31 December 2023 Shs’000 Shs*000 $Shs’000
Bank balances (Note 14) 186,712 - 186,719
Trade and other receivables (Note15) 397,781 - 367,781
Due from related parties (Note 21) 62,698 - 62,698
Exposure to credit risk 647,198 - 647,198
At 31 December 2022
Bank balances {Note 14) 622,431 E 622,431
Trade and other receivables (Note15) 110,761 - 110,761
Due from related parties (Note 21) 16,566 - 16,566
Exposure to credit risk 749,758 - 749,758
ASA D-REIT
At 31 December 2023
Bank balances (Note 14) 147,192 - 147,192
Trade and other receivables (Note 15) - - -
Due from related parties (Note 21) 41,868 - 41,868
Exposure to credit risk 189,080 189,060
At 31 December 2022
Bank balances {Note 14) 23,355 E 23,355
Trade and other receivables (Note 15} 133 - 133
Exposure to credit risk 23,488 - 23,488
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(b) Credit risk (continued)

*The credit risk on bank balances is limited as the counterparties are all recognised financial
institutions with good reputation. None if the balances are past due or impaired and no collateral
is held for these balances. ECL has been assessed using a 12- month ECL, based on credit ratings
assigned to the financial institutions by external rating agencies.

**Trade and other receivables are made up of debt guarantee reserve account, deposits and other
receivables. Prepayments are excluded as they do not pose a credit risk. The balances are settled
no more than 12 months after the reporting date. All the balances are non-interest bearing. None of
receivables and other financial assets at amortised cost are past due or impaired. No collateral is
held for these assets.

ECL for the above balances was assessed as immaterial and has therefore not been recognised in
these financial statements.

c) Liquidity risk

Liquidity risk concerns the ability of the Group to fulfil its financial obligations as they become due.
The Group'’s approach to managing liquidity is to ensure, as far as possible, that it will always have
sufficient liquidity to meet its liabilities when due, under both normal and stressed conditions,
without incurring unacceptable losses or risking damage to the Group's reputation.

The Group manages liquidity risk by:

» maintaining adequate cash reserves and banking facilities on the parent company and operating
subsidiaries’ balance sheets; and

* continuously monitoring forecast and actual cash flows and matching the maturity profiles of
financial assets and liabilities.

The Group has developed internal control processes and contingency plans for managing liquidity
risk including maturity gaps that incorporates an assessment of expected cash flows.

To manage it's liquidity gaps, the Group, through it's subsidiary, Acorn Project Two LLP has issued
MTN notes which have a tenor or 5 years, and whose repayment is at the option of the Group. The
Group makes drawdowns from the MTN on a need basis, primarily to fund it's development
projects.

The Group has also a long term note from ABSA Bank Kenya Plc issued through its subsidiary,
Acorn Project (Three) LLP. The facility has a tenor or 5 years, and whose repayment is at the
option of the Group. The Group makes drawdowns from ABSA on a monthly basis, primarily to
fund it's development projects.

The tables below summarises the maturity profile of the undiscounted cash flows of the Group's
and DREIT’s financial assets and liabilities as at 31 December.
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c) Liquidity risk (continued)

Group On Lsess than 3to12 Over
Demand 3 months months one year Total
At 31 December 2023 Shs 000 Shs 000 Shs 000 Shs 000 Shs 000
Financial assets
Cash and bank balances (Note 14} 186,719 - - - 186,719
Trade and other receivables (Note
15) - 280,626 117,155 - 397,781
Due from related parties (Note 21) - 62,698 - - 62,698
186,719 343,324 117,165 - 647,198
Financial liabllities
Borrowings - 55,070 3,204,067 1,289,164 4,548,301
Trade and other payables (Note 20) - 763,452 - - 763,452
Due to related parties (Note 21) - 146,698 - - 146,698
- 965,220 3,204,087 1,282,164 5,458,451
Liquidity gap at 31 December
2023 186,719  (621,896) (3,086,912) (1,289,164} (4,811 ,253)
At 31 December 2022
Financial assets
Cash and bank balances (Note 14) 622,431 - B - 622,431
Trade and other receivables (Note
15) - 1,371 - 109,390 110,761
Due from related parties (Note 21) - 16,566 - - 16,566
622,431 17,937 - 109,390 749,758
Financial liabilities
Borrowings - 54,059 365,131 3,883,120 4,302,310
Trade and other payables (Note 20) - 393,959 - - 393,959
Due to related parties (Note 21) - 223,247 - 49,277 272,524
- 671,265 365,131 3,932,397 4,968,793
Liquidity gap at 31 December
2022 622,431 (653,328) - {4,242,197) {4,273,094)
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Financial risk management (Continued)
¢) Liquidity risk {continued)
ASA D-REIT

At 31 December 2023

Financial assets

Cash and bank balances (Note 14)
Trade and other receivables (Note 15)
Due from related parties (Note 21)

Financial liabilities

Due to related parties (Note 21)
Trade and other payables (Note 20)

Liquidity gap at 31 December 2023

ASA D-REIT
At 31 December 2022

Financial assets
Cash and bank balances (Note 14)
Trade and other receivables (Note 15)

Financial liabilities
Due to related parties (Note 21)
Trade and other payables (Note 20)

Liquidity gap at 31 December 2023

On Less 3to12 Over
than
Demand 3 months one Total
months year
Shs 000 Shs000 Shs 000 Shs 000 Shs 000
147,192 - - - 147,192
- 41,868 - - 41,868
147,192 41,868 - - 189,060
- 75,711 - - 75,711
- 86,694 - - 86,694
- 162,405 - - 162,405
147,192 (120,537) - - 26,655
23,355 - - - 23,355
- 133 - - 133
23,355 133 - - 23,488
- 159,910 - - 159,910
- 46,388 - - 46,388
- 208,298 - - 206,298
23,355 (206,165) - - (182,810}
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Capital risk management

The Group's objectives when managing capital are to safeguard the Group's ability to continue as a
going concern in order to provide returns for unit holders and to maintain an optimal capital structure
to reduce the cost of capital. In order to maintain or adjust the capital structure, the Group may limit
the amount of dividends paid to unit holders, issue new units, or sell assets to manage capital.

The Group’s policy is to maintain a strong capital base so as to maintain investor, creditor and market
confidence and to sustain future development of the business. The impact of the leve! of capital on
unitholders’ return is important and the Group recognises the need to maintain a balance between
the higher returns that might be possible with greater gearing and the advantages and security
afforded by a sound capital position.

The capital structure of the Group consists of borrowings, bank balances and equity attributable to the
unitholders.

The Group manages its capital structure and makes adjustments in light of changes in economic
conditions. To maintain or adjust the capital structure, the Trustee may adjust the number of
dividends to unitholders, return capital to unit holders or issue additional units. The Group monitors
capital using a gearing ratio, which is net debt divided by total capital plus net debt. The Group
includes within net debt, interest bearing borrowings, less cash and short-term deposits. During 2023,
the Group’s strategy was to maintain a gearing ratio within 26% to 50%. The ASA DREIT did not
have any borrowing as at 31 December 2023 (2022: Nil). The Group gearing ratio at 31 December
2023 was as follows;

Group

2023 2022

Shs 000 Shs 000

Interest bearing borrowings (Note 19} 4,016,966 3,558,859
Less: Cash and bank balances (Note 14) (186,719) {622,431)
Net borrowings 3,830,247 2,936,428
Equity (Unitholders’ funds} 6,560,876 6,155,642
Total capital 10,391,123 9,092,070
Gearing ratio 37% 32%
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Rental income

Group
2023 2022
Shs ‘000 Shs ‘000
Residential rental income 322,374 308,559
Commercial rental income 2,109 2,462
324,483 311,021

{a) Other income

Other income 6,815 34,036

The balance relates to interest income and a write back of amounts payable to other related parties.

{b) Dividend income Group and ASA DREIT
2023 2022
Shs ‘000 Shs ‘000
Dividend from ASA I-REIT units 16,566 -

Dividend income relates to 2022 final dividends and 2023 interim dividend income received from ASA
I-REIT for units held {Note 16)

Administrative expenses Group ASA D-REIT
2023 2022 2023 2022
Shs ‘000 Shs ‘000 Shs ‘000 Shs ‘000
Utilities and maintenance costs 24,825 15,616 - -
Office expenses 13,832 16,752 1,738 1,838
Staff costs (Note 9) 32,059 37,099 - -
Professional fees 21,909 17,340 11,251 7,995
Sales and marketing 7,854 2,320 - -
Licenses and compliance 2,426 1,377 - -
Insurance 6,341 4,487 - -
Property management 19,379 18,091 - -
Other expenses 11,219 46,540 95 83
Auditor remuneration 11,674 14,688 1,882 5714
151,418 174,310 15,066 15,630

Salaries and other staff costs Group

2023 2022
Shs “000 Shs ‘000
Salaries and wages 27,538 28,501
Staff welfare and uniforms 937 8,346
Other payroll costs 3,584 252
32,059 37,099

44



Acorn Student Accommodation Development Real Estate Investment Trust
Financial statements
For the year ended 31 December 2023

Notes (continued)

10 Operating expenses Group and ASA D-REIT

2023 2022
Shs ‘000 Shs ‘000
DREIT management fees 147,358 128,730
Register of unit holders 650 598
Trustee and custodial fees 55,447 52,398
Project manager certifier fees 5,328 3,799
Valuer fees 1,422 3,120
CMA license fee 1580 {6,307)
Placement fees 4,066 1,352
214,418 183,690
11 Finance income and costs Group ASA D-REIT
2023 2022 2023 2022
Shs ‘000 Shs ‘000 Shs ‘000 Shs ‘000
Finance income
Interest income 8,345 6,121 6,864 1,420
Finance costs
Interest expense on borrowings (305,371) (311,877) B -
Foreign exchange loss on borrowings - - - -
(305,371) (311,877) - -
Net finance {costs)/income (297,026) (305,756) 6,864 1,420
Included in the other income on advances to project entities and other finance related costs are MTN
costs, ABSA costs and corresponding recharges to the respective project entities.
12 Inventories Group
2023 2022
Shs’ 000 Shs’ 000
Inventories 731 1,663
Transferred to assets classified as held for sale {64) -
667 1,663
13 Investment properties Group
2023 2022
Shs ‘000 Shs ‘000
At start of year 9,169,543 7,757,000
Construction costs incurred in the year 2,246,456 2,294,714
Disposal (2,075,374) (1,757.618)
Capitalised borrowing costs 262,780 173,883
Change in fair value 371,260 701,564
9,074,665 9,169,543
Transferred to assets classified as held for sale (1,480,000) -
At end of year 8,494,665 9,169,543
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13

14

Investment properties (continued)

For the purposes of the statement of cashflows, capitalised borrowing costs are made of:

Cash payments
Accrued borrowing costs

2022

Shs ‘000

161,203

12,680

173,883

*Borrowing costs include transaction fees and costs paid by the Group to raise additional funding
through the Medium term note and also from ABSA Bank PLC. Additional details on the MTN

and ABSA Bank facility are included in note 18.

Amounts recognised in profit or loss for investment properties

Rental income from operating leases (Note 6)
Direct operating expenses from property that
generated rental income

Fair value gain recognised in the year

324,483

(22,904)
371,260

2023
Shs ‘000

2022

Shs ‘000
311,021

{61,089)
701,564

*Borrowing costs include transaction fees and costs paid by the Group to raise additional funding
through the Medium term note and also from ABSA Bank Plc. Additional details on the MTN and

ABSA Bank facility are included in note 18.

Pledge as security for borrowings

The investment properties valued at Shs 9,905,200 (2022; Shs 9,169,543,000) have been

pledged as security for borrowings obtained by the Group.

Cash and bank balances Group ASA D-REIT
2023 2022 2023 2022
Shs 000 Shs 000 Shs 000 Shs 000
Cash and bank balances 196,402 622,431 147,192 23,355
Transferred to assets
classified as held for sale (9,683) - - -
186,719 622,431 147,192 23,355
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15 Trade and other receivables Group ASA D-REIT

2023 2022 2023 2022

Shs 000 Shs 000 Shs 000  Shs 000

Advance payments to contractors 24,221 23,979 -
Debt service reserve account 117,123 109,390 - .
Advances and other prepayments 883 1,041 408 -
Land deposits 279,264 - - -
Prepaid capital expenses 50,691 - - -
Other receivables 458 376 - 133
Trade debtors 936 995 -
473,576 135,781 408 133

16

Transferred to assets classified as

held for sale (3.919) - - -
469,657 = - -
Current 469,657 26,391 407 133
Non - current - 109,390 - -
469,657 135,781 407 133

Land deposit relates to a deposit of Shs 28,000,000 paid for land acquisition and Shs 251,264,000
held in an escrow account of the lawyers involved in the land acquisition.

Prepaid capital expenses relate to costs incurred in acquisition of the land and includes change of
user costs, survey costs, legal expenses, and land search costs. The costs will be capitalized once
the land acquisition process is completed.

Debt service reserve account relates to prepaid three-months interest on the medium-term note,
which in accordance with terms of the MTN issue, is intended for bond redemption at maturity.

Financial assets at fair value through profit or loss
Group and ASA-DREIT
2023 2022
Shs’000 Shs’000
At start of year 435,000 .
Additions in the year 336,174 435,000
Disposal in the year (6,948) -
Changes in fair value 15,694 -
At end of year 779,920 435,000

The balance relates to the fair value of ASA I-REIT units held at year end. The additions in the year
relate to units received in exchange for transfer of subsidiary (Note 17)
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Investment in subsidiaries

(a) Investments in subsidiaries

Below is a summary of the subsidiaries’ shareholding, country of incarporation and principal

activities at 31 December 2023

Subsidiary Ownership Ownership Country of Principal activities
Y% % incorporation
2023 2022
Acorn Project (Two) 100% 100% Kenya Student
LLP Accommodation
Acorn Project (Three) 100% 100% Kenya Student
LLP Accommodation
Larch Properties LLP 100% 100% Kenya Student
Accommodation
Year ended 31 At start of Share of Capital Disposal Atend of
December 2023 year  profit/ (loss) injections/ year
forthe year  (withdrawal)
Shs ‘000 Shs ‘000 Shs 000 Shs ‘000 Shs ‘000
Acorn Project
{Two) LLP 5,412,104 (481,639) 280,585 (1,199,578) 4,011,472
Acormn Project
(Three) LLP 388,392 737,360 204,797 - 1,330,549
Larch Properties
LLP - 6,193 302,724 - 308,917
5,800,496 261,914 788,106  (1,199,578) 5,650,938
Year ended 31 December 2022
Acorn Project
(Two) LLP 5,174,456 582,632 618,062 (963,046) 5412 104
Acomn Project
(Three) LLP - (489) 388,881 - 388,392
5,174,456 582,143 1,006,943 (963,046) 5,800,496

Capital withdrawal was settled both in cash and non-cash terms. The Non-cash item relates to
settlement of property disposal through the issue of units in the ASA I-REIT as expressed under

Note 16.

Cash investments
Non-cash investments

2023 2022

Shs ‘000 Shs ‘000
863,404 528,046
336,174 435,000
1,199,578 963,046

48



Acorn Student Accommodation Development Real Estate Investment Trust
Financial statements
For the year ended 31 December 2023

Notes (continued)

17 Investment in subsidiaries (continued)
(a) Investments in subsidiaries (continued)

Acorn Project Two LLP in a non-operating holding company for the following project entities, which are
all involved in the development of student accommodation properties,

Ownership % Country of Principal activities
incorporation

2023 2022
Beech Properties LLP - 100% Kenya Student Accommodation
Linden Properties LLP 100% 100% Kenya Student Accommodation
Spruce Properties LLP 100% 100% Kenya Student Accommodation
Mahogany Properties LLP 100% 100% Kenya Student Accommaodation
Ashvale Properties LLP 100% 100% Kenya Student Accommodation
Hemlock Properties LLP 100% 100% Kenya Student Accommodation
Scotchpine Properties LLP 100% 100% Kenya Student Accommodation

Acorn Project Three LLP in a non-operating holding company for the following project entities, which
are all involved in the development of student accommodation properties.

Ownership % Country of Principal activities

incorporation
2023 2022

Magnolia Creek Properties 100% 100% Kenya Student Accommaodation
LLP

Ebony Creek Properties LLP 100% 100% Kenya Student Accommodation
Willow Creek Properties LLP 100% 100% Kenya Student Accommodation
Elowen Properties LLP 100% 100% Kenya Student Accommodation
Lancewood Properties LLP 100% 100% Kenya Student Accommaodation
Pecanwood Properties LLP 100% 100% Kenya Student Accommodation
Spicebark Properties LLP 100% 100% Kenya Student Accommodation
Tallowwood Properties LLP 100% 100% Kenya Student Accommodation

(b) Disposal of a subsidiary

In October 2023, Acorn Project (Two) LLP and the Acorn Student Accommaodation Income Real
Estate Investment Trust (ASA I-REIT) entered into an agreement to transfer 100% of Acorn
Project (Two) LLP partnership interests in Beech Properties LLP to the ASA I-REIT for a total
consideration of Shs 2,100,000,000.

A summary of the net assets of the subsidiary at disposal and the consideration received is as

follows:
Shs’000

Net assets at disposal:
Investment properties 2,075,374
Other assets less liabilities (14,795)
Net carrying amount of subsidiary 2,060,579
Consideration received:
Cash proceeds received 1,724,004
Fair value of ASA I-REIT units received (Note 15) 336,174

2,060,178
Loss on disposal of a subsidiary (401)
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{c} Assets classified as held for sale

Non-current assets (or disposal groups) are classified as held for sale if their carrying amount
will be recovered principally through a sale transaction rather than through continuing use and
a sale is considered highly probable.

They are measured at the lower of their carrying amount and fair value less costs to sell, except
for assets such as deferred tax assets, assets arising from employee henefits, financial assets
and investment property that are carried at fair value and contractual rights under insurance
contracts, which are specifically exempt from this requirement.

An impairment loss is recognised for any initial or subsequent write-down of the asset (or
disposal group) to fair value less costs to sell. A gain is recognised for any subsequent increases
in fair value less costs to sell of an asset (or disposal group), but not in excess of any cumulative
impairment loss previously recognised. A gain or loss not previously recognised by the date of
the sale of the noncurrent asset (or disposal group) is recognised at the date of derecognition,

Non-current assets (including those that are part of a disposal group) are not depreciated or
amortised while they are classified as held for sale. Interest and other expenses attributable to
the liabilities of a disposal group classified as held for sale continue to be recognised.

Non-current assets classified as held for sale and the assets of a disposal group classified as
held for sale are presented separately from the other assets in the balance sheet. The liabilities
of a disposal group classified as held for sale are presented separately from other liabilities in
the balance sheet.

In December 2023, Acorn Project (Two) LLP and the Acorn Student Accommodation Income
Real Estate Investment Trust (ASA I-REIT) entered into an agreement to transfer 100% of Acorn
Project (Two) LLP partnership interests in Linden Properties LLP to the ASA I-REIT for a total
consideration of Shs 1,480,000,000.

A summary of the net assets of the subsidiary at disposal is as follows:

Shs’000
Group
Investment in subsidiary
Linden Properties LLP
- Investment property 1,480,000
- Other assets 19,617
- Total liabilities (28,548)
Net assets 1,471,069
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18 Unit holders’ funds

Group and ASA D-REIT

2023 2022
Number of Number of
units Value uhits Value
$hs 000 Shs 000
At start of year 244,243 145 4,892,563 219,528,723 4,353,775
Issue of units, net of
transaction costs 23,087,521 573,498 24,714,422 538,788
At end of year 267,330,666 5,466,081 244,243,145 4,892,563
19 Borrowings Group
2023 2022
Shs ‘000 Shs ‘000
At start of year 3,558,859 2,775,811
Draw-downs in the year 1,243,587 1,578,600
Principal repayments (860,600) {800,200)
Interest expense 483,920 382,305
Interest payments (408,800) (377.657)
At end of year 4,016,966 3,558,859
Current 2,935,670 54,059
Non — current 1,081,296 3,504,800
4,016,966 3,558,859
The borrowings comprise the following:
2023 2022
Shs ‘000 Shs ‘000
Medium Term Note 2,935,670 54,059
ABSA Bank (Kenya) Pl 1,081,296 3,504,800
4,016,966 3,558,859
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19  Borrowings (continued)
Medium Term Note

In October 2019, Acorn Project (Two) LLP issued a Green Bond of Shs 5 billion. The Medium
Term Note (MTN) was successfuily re-opened in September 2022 and upsized to Shs. 5.7 billion.

The MTN was issued through a restricted public offer to professional investors. The purpose of
the loan is to finance construction of purpose-built student accommodation in Nairobi and its
environs.

The borrowings are secured by:

(i} a composite debenture over all the assets of the issuer and the project entities;

(i) a legal charge over each title of land held by the project entities over which the project
development will be constructed:

(iii) 50% guarantee from GuarantCo (the guarantor) on principal and interest payments:

{iv) corporate guarantee by Acorn Holdings Limited:

(v) pledge in respect of the ASA D-REIT interest over the partnership interests of the issuer in
each of the project entities under the MTN including the various subordination agreements; and
{vi) charge over each collection account and the debt service reserve account.

The principal amount is repayable over a term of 5 years with yearly redemption clause at
issuer’s option. The interest rate is at a fixed rate of 12.25% per annum. The drawdown will be
in 14 quarterly tranches as actual project development progresses. The interest repayments are
made on quarterly intervals from the first drawdown.

The Principal amount of the MTN is due for repayment in November 2024, being 5 years since
the issue date. The amount has therefore been classified as current.

ABSA Bank Kenya Plc Facllity

n December 2023 Acorn project (Three) LLP (‘the Partnership”} entered into a binding
agreement with ABSA Bank Kenya Pic for Shs 6.7 billion revolving facility to finance in part the
properties held by the Partnership. The principal amount is repayable at the end of 6 years.
However, at the point of disposal of the project entity, the principal and accrued interest become
due and payable.

The interest rate is at ABSA Bank rate + Margin (4.75%); the rate as per the last interest
repayment was 17.25%. The interest repayments are added to the principal amount until &

months after practical completion date after which interest payments will be made on quarterly
intervals,

The borrowing is secured by a first ranking legal charge over the entity’s properties:

- LR No. 10901/359 registered in the name of Magnolia Properties LLP registered and
stamped covering Kes 1,528,400,000.00 in Favour of ABSA Bank plc.

- LR No. 209/22306 registered in the name of Ebony Creek Properties LLP registered and
stamped covering Kes 772,200,000 in Favour of ABSA Bank plc

- LR No. 13537/805 registered in the name of Willow Creek Properties LLP registered and
stamped covering Kes 639,600,000 in Favour of ABSA Bank plc
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20 Trade and other payables Group ASA D-REIT
2023 2022 2023 2022
Shs 000 Shs 000 Shs 000 Shs 000
Trade payables 329,840 184,896 7,768 7,387
Payable to contractors 127,923 108,261 - -
Other payables and accrued
expenses 287,638 71,291 78,927 39,001
Tenant deposits 18,050 29,511 - -
763,452 393,959 86,695 46,388
Transferred to assets classified as
held for sale (18,638) - -
744,815 393,959 86,695 46,388
21 Related parties and related party transactions
The immediate and ultimate parent of Acorn Student Accommodation Development Real Estate
Trust is Acom Holdings Limited an entity registered in Mauritius. There are other companies that are
related to the entity by virtue of common directorship and ownership.
Related party transactions constitute the transfer of resources, services or obligations between the
Group and a party related to the Group, regardless of whether a price is charged. For the purposes
of defining related party transactions with key management, key management personnel are those
individuals who have the authority and responsibility for planning and exercising power to directly or
indirectly control the activities of the entity and its employees.
The DREIT considers the Board of trustees, Directors of the ASA D-REIT Manager, executive and
non-executive Directors, to be key management personnel for the purposes of IAS 24 — related party
disclosures.
The DREIT enters into transactions, arrangements and agreements involving the key management
and their related concerns in the ordinary course of business.
The following transactions were carried out with related parties:
a) Due from related parties Group ASA D-REIT
2023 2022 2023 2022
Shs 000 Shs 000 Shs 000 Shs 000
Rowan Properties LLP 5,429 495 - -
Acacia Vale Properties LLP 243 4,839 - -
Acorn Management Services Ltd 1,328 136 - -
Edenvale Developments LLP 824 2627 - -
Spring Green Properties LLP 6,399 8,469 - -
Beech Properties LLP 6,430 - - -
Kipkabus Developments LLP 178 - - -
Acomn MasterFinco One LLP 41,867 - 41,867 -
62,698 16,566 41,867 E
Transferred to liabilities classified as held
for sale {5,951) - - -
56,747 16,566 41,867 169,910
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21

Related parties and related party transactions (continued)

Rowan Properties LLP, Acacia Vale Properties LLP, Edenvale Developments LLP, Kipkabus
Developments LLP, Beech Properties LLP and Spring Green Properties LLP are wholly owned

subsidiaries of ASA I-REIT.

Acorn MasterFinco One LLP is a wholly owned subsidiary of Acorn Holdings Limited.

b) Due to related parties

Acacia Vale Properties LLP

Acorn Management Services Limited
Acorn Investments Management Limited
Acorn Holdings Limited

ASA |- REIT

Spring Green Properties LLP
Edenvale Properties LLP

Rowan Properties LLP

Ashvale properties LLP

Spruce Properties LLP

Beech Properties LLP

Acorn Business Services Ltd

Transferred to liabilities classified as held
for sale

Current
Non-current

Non-current balances relate to contribution to Debt service reserve account (Note 15).

Group ASA D-REIT
2023 2022 2023 2022
Shs 000 Shs 000 Shs 000 Shs 000
24,564 23,824 -
9,945 96,122 47 -
12 1,859 12 1,859
56 125,000 56 125,000
42,546 - 42 546 -
86 135 -
191 61 -
26,542 25,523 -
- - 49 51
- - 33,000 33,000
30,228 - - -
12,528 - - -
146,698 272,524 75,710 159,910
{9,912) - - -
136,786 272,524 75,710 159,910
136,786 223247 75,712 -
- 49,277 169,910
136,786 272,524 75,712 159,910

There were no provisions for doubtful debts related to the amount of outstanding balances and no
expense was recognised during the period in respect of bad or doubtful debts due from related

parties.

All transactions with related parties are at commercial terms in the ordinary course of business.

Outstanding balances are to be settled in cash in the subsequent year.
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21 Related parties and related party transactions (continued)
(c) Transactions with related parties

The table below shows the value of products and services provided to the ASA D-REIT by related
entities, during the period

Year ended 31 Property and  Trustee DREIT Other Total
December 2023 project and management services,
management custodial services sale of
and marketing services electricity
services purchase
and fuel
Shs'000  Shs’000 $hs’000 Shs’000 Shs’000
Cooperative
Bank Limited - 52,397 - - 52,397
Acorn
Management
Services Limited 108,665 - - - 108,665
Acorn
Investments
Management
Limited - - 147,358 - 147,358
Edenvale
Properties LLP - - - 4,609 4,809
Spring Green
Properties LLP - - - 563 563
Acorn Business
Services Ltd 15,660 - - - 15,660
124,325 52,397 147,358 5,172 329,252

Year ended 31
December 2022
Cooperative
Bank Limited
Acorn
Management
Services Limited 88,478 - - - 88,478
Acorn

Investments

Management

Limited - - 128,730 - 128,730
Edenvale

Properties LLP - - - 62 62
Spring Green

Properties LLP - - - 5,906 5,906

52,308 - - 52,398

88,478 52,398 128,730 5,968 275,574
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22 Contingencies and commitments

23

Contractual commitments

The Group had significant capital expenditure contracted for at the end of the reporting period
majorly relating to construction contracts with the main contractors but not recognised as

liabilities is as follows:

2023 2022
Shs’000 Shs’000
Investment properties

Spruce Properties LLP - 277,390
Ashvale Properties LLP 361,182 1,421,533
Willow Properties Creek LLP 318,732 608,372
Magnolia Properties Creek LLP 1,270,975 2,234,765
Ebony Properties Creek LLP 434,533 715,000
Pecanwood Properties 278,576 -
2,664,998 5,257,060

Events after period end

On 1 January 2024, Acorn Project {Two) LLP entered into an agreement to sale all its interests in
Linden Properties LLP to the Acorn Student Accommodation Income Real Estate Investment
Trust (ASA I-REIT) for a consideration of Shs 1,480,000,000 subject to repayment of all det held

by the project entity.
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