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Acomn Student Accommodation Development Real Estate Investment Trust
Trustee's report
For the year ended 31 Decembar 2024

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 2024,

The Trustee's report for the year ended 31 December 2024 is prepared in accordance with
Reguiation 101 and the Fifth Schedule of the Capital markets (Real Estate Investment Trusts)
(Collective investment Schemes) Regulations, 2013.

INCORPORATION

The Acorn Student Accommodation Development Real Estate Investment Trust is a real estate
investment trust licensed under the Capital markefs (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 2024,

PRINCIPAL. ACTIVITIES

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

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

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

+ undertaking of incidental and connected activities and activities related fo 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 Trusis) (Collective investment schemas) Regulations, 2013,

The ASA D-REIT Manager is responsible for day-te-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 Acormn Management Services Limited (‘the Project Manager'). This includss but is
not limited fo communicating with consultants the requirements of project brief, monitoring the
design of work and achievement of the functions referenced to in the project brief; menitoring
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 lavel of occupancy (ideally over 75%)
before it can be considered for sale to a buysr seeking a steady and predictable income stream
through the rental income.
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Acorn Student Accommodation Development Real Estate Invaestment Trust
Trustee's report
For the year ended 31 December 2024

BUSINESS REVIEW (CONTINUED)

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

The ASA DREIT through Larch Properties LLP acquired land strategically located in Nairobi
CBD along Kijabe street for development of a property with a bed capacity of 824 under the
Qwetu brand to be operating as Qwetu CBD and bed capacity of 1680 under the Qejani brand
to be cperating as Qejani CBD.

The Group also acquired land for deveiopment under Lancewood Properties LLP. The
properties will be strategically located in Eldoret CBD along Kijabe sireet.

The Group reported a profit after tax of Shs 840 million (2023: Shs 72 million). The Group has
invested in investment properties with a fair value of Shs 13,344 miillion (2023 Shs 9,875
miilion) at 31 December and has recognised a valuation gain of Shs 1,260 million {2023: Shs
371 miflion) following the annual valuation of the properties by an independent professional
valuer, At 31 December 2024, the Group had total assets of Shs 15,360 million (2023: Shs
11,488 million) and total liabiliies amounting to Shs 8,021 million {(2023: Shs 4,927million).
The Group is in a net asset position of Shs 7,340 million (2023: Shs 6,561 million).

Board of Trustees

Samuel Kibugi Appointed on 16 December 2020
Caroline Karimi Appointed on 16 December 2020
t.ydia Rono Appointed on 16 Dacember 2020
Arthur Muchangi Appointed on 25 January 2024
Andrew Wanjau Appointed on 25 January 2024

Directors of ASA D-REIT Manager

Rose Mambo - Chairperson Appointad on 19 February 2020

Wangui Maranga Appointed 9th June 2021

Winnie Nyamute Appointed on 168 December 2020

Edward Kirathe Appointed on 30 July 2014

Peter Nienga Appointed on 30 July 2014

Claire Jaratt Appointed on 18 February 2021

Timo Kiopo Appointed on 10 July 2024 (Formalization on going)

RESULTS AND RECOCMMENDED DIVIDEND

The profit for the period of Shs 839,910,000 (2023: Shs 71,555,000) has been added to
retained earnings. An interim dividend of Shs 293,171,000 (2023: Shs 239,819,000} being Shs
1.08 (2023: Shs 0.91) per unit was paid during the year. The Trustee dees not recommend the
payment of a final dividend (2023; Nif).

STATEMENT AS TO DISCLOSURE TO THE GROUP'S AUDITOR
The Trustee confirms that at the time of approvai 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 o establish that the Group's auditor is aware of
that information.



Acorn Student Accommodation Development Real Estate Investment Trust
Trustee's report
For the year endad 31 December 2024

TERMS OF APPOINTMENT OF THE AUDITOR

The Group has bensfited from retaining PricewaterhouseCoopers LLP for independent
external audit the past four years.

tn line with ASA DREIT's trustee deed and section 87 of the Capital markets (Real Estate
Investment Trusts) (Collective Investment Schemes) Regulations, 2013, the Trustee has
embarked on external auditors’ rotation in the period. The new auditor recommendation by
the Trustee will be tabled at the Annual General Meeting for shareholder approval in
compliance with the ASA 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.

Confirmation of ali matters relating o the title particulars of real estate properties and
other assets of the ASA D-REIT

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

.R. NUMBER: 7820/3 (Criginal 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. 135637/805 (Criginal No. 13537/749/1 - Property known as JKUAT Qejani under
special purpose vehicle Willow Creek Properties LLP.

L.R. No. 209/22306 (Criginal 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,

LR NO. 21086/9¢ - Property known as Juja Qwetu under special purpose vehicle Pacanwood
Properties LLP.

L.R NO. 209/8622B - Property known as CBD Qwetu and Qejani under special purpose
vehicle Larch Properties LLP.

L.R NO. Block7/316 - Property known as Eldoret Qwetu and Juja under special purpose
vehicle Lancewood Properties LLP.

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



Acorn Student Accommodation Development Real Estate Investment Trust

Trustee’s report
For the year ended 31 December 2024

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
Regulations 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 act.

e) Meetings of REIT securities holders convened 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
to 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 managed the scheme in accordance
with the provisions of the scheme documents, the Act and the REIT Regulations.

Approved by the Trustee on 27 March 2025 and signed on its behalf by:

~

e

‘Lydia Rono
Trustee's representative

Caroline Karimi
Trustee's representative




Acorn Student Accommodation Development Real Estate investment Trust
Certification of the financial statements by the Trustes
For the year ended 31 December 2024

The Trustee has considered and reviewed the financial statements of the ASA D-REIT for the
year ended 31 December 2024, and cerlifies, 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 2024 and of the operating results for the vear then ended.

Approved by the Trustee on 27 March 2025 and signad 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 2024

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 Invesiment 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

(iii) 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 27 March 2025 and signed on its behalf by:

LKOJL“L»\OQ“J“ w“ \

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

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 12 to 59, which comprise the consolidated statement of financial position at 31 December
2024 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 2024,
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 2024 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 responsibilities 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 other ethical responsibilities in accordance with the IESBA Code.

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

Key audit matters

Key audit matters are those matters that, in our professional 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.

E PricewaterhouseCoopers LLP. PwC Tower, Waiyaki Way/Chiromo Road, Westlands
P O Box 43963 — 00100 Nairobi, Kenya
T: +254 (20)285 5000 F: +254 (20)285 5001 www.pwe.com/ke

Partners: E Kerich B Kimacia M Mugasa A Murage F Muriu P Ngahu R Mjorege S O Norbert's B Okund| K Saiti
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Independent auditor’s report to the Unitholders of Acorn 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 (f) 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 sensitive to any changes in the
underlying estimates and assumptions.

We assessed management’s 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 information, 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 a 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 statements, 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
concern 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 ISAs, we exercise professional judgement and maintain
professional scepticism throughout the audit. We also:

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

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 control.

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

= 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. Our conclusions are based on the audit
evidence obtained up to the date of our auditor's report. However, future events or conditions
may cause the Group to cease to continue as a going concern.

¢ Evaluate the overall presentation, structure and content of the 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 mast 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.

L] S

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

For and on behalf of PricewaterhouseCoopers LLP
Certified Public Accountants

Nairobi

mtth/wﬁdznzs
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Acomn Student Accommodation Development Real Estate Investment Trust

Financial statements
For the year ended 31 December 2024

Consolidated statement of profit or loss and other comprehensive income

Rental income

Dividend income

Change in fair value of financial assets
Change in fair value of investment properties
Cperating income

Adminigtrative expenses

Operating expenses

Operating profit

Loss on disposat of subsidiary
Finance income

Finance costs

Profit before Income tax

Income tax expense

Profit for the year

Other comprehensive income, net of tax

Total comprehensive income for the year

Basic earnings per unit (Shs)

Diluted earnings per unit (Shs)

Notes

12

17
1
11

18
18

2024 2023
Shs ‘000 Shs ‘000
181,706 324,483
27,738 16,566
20,173 15,694
1,260,376 371,260
1,489,993 728,003
{104,480) (151,418)
(221,742) (214,418)
1,163,771 362,167
(11,041) (401)
35,516 15,160
(348,636) (305,371)
839,910 74,555
839,910 71,555

e
- “ -
838,910 71,555
305 . ke 027

v ¥ .Q, k 's
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Acorn Student Accommodation Development Real Estate Investment Trust

Financial statemenis
For the year ended 31 December 2024

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

Change in fair value of financial assets
Dividend income

Cperating income
Administrative expenses
Operating expenses
Operating ioss
Finance income
Finance costs

Share of net profit from investments in subsidiaries

Profit before income tax

Income tax expense

Profit for the year

Other comprehensive income, net of tax

Total comprehensive income for the year

13

Notfes

16
7

11

11

17

2024 2023

Shs ‘000 Shs ‘000
20,173 15,694
27,738 16,566
47,911 32,260
{21,337) {15,066)
(221,742) (214,417)
(195,168) (197,223)
7108 6,864
(11,619) -
1,039,589 261,914
839,910 71,855
838,810 71,555
839,910 71,555




Acorn Student Accommodation Development Real Estate Investment Trust
Financial statements
At 31 December 2024

Consolidated statement of financial position

Notes 2024 2023
ASSETS Shs ‘000 Shs ‘000
Non-current assets
Financial assets at fair value through profit or loss 16 800,093 779,920
Investment properties 13 11,055,295 8,494,665
Financial asset held at amortised cost 14 138,228 -
11,993,616 9,274,585
Current assets
Cash and bank balances 14 792,094 186,719
Inventories 12 1,178 667
Trade and other receivables 15 73,805 469,657
Due from related parties 21 161,405 56,747
1,028,482 713,790
Assets classified as held for sale 17 2,337,691 1,499,616
TOTAL ASSETS 15,359,789 11,487,991
EQUITY AND LIABILITIES
Equity
Unit-holders funds 18 5,698,098 5,466,061
Retained earnings 1,641,554 1,094,815
Total unit-holder balances 7,339,652 6,560,876
Non-current liabilities
Borrowings 19 4,345,266 1,081,296
Current liabilities
Due to related parties 21 161,778 136,786
Trade and other payables 20 1,179,787 744,815
Borrowings 19 2,307,401 2,935,670
3,638,966 3,817,271
Liabilities directly associated with assets held for 17
sale 35,905 28,548
Total Liabilities 8,020,137 4,927,115
TOTAL EQUITY AND LIABILITIES 15,359,789 11,487,991

The financial statements on pages 12 to 59 were approved and authorised for issue by the Trustee on

ﬁmgozs and were signed on its behalf by: N
| gt il
1( /{/l/u D

‘Lydia Rono Caroline Karimi

Trustee's representative Trustee's representative
[’LOQQ,\ A r— M ’

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 2024

The ASA D-REIT statement of financial position

Note 2024 2023
Shs ‘000
ASSETS
Non-current assets
Financial assets at fair value through profit or loss 16 800,093 779,920
Investments in subsidiaries accounted for using the
equity method 17 6,805,116 5,650,938
7,605,209 6,430,858
Current assets
Cash and bank balances 14 568,268 147,192
Trade and other receivables 15 26,780 408
Due from related parties 21 140,428 41,867
735,476 189,467
TOTAL ASSETS 8,340,685 6,620,325
EQUITY AND LIABILITIES
Equity
Unit holders’ contribution 18 5,698,098 5,466,061
Retained earnings 1,638,598 991,859
7,236,696 6,457,920
Current liabilities
Due to related parties 21 41,310 75,710
Trade and other payables 20 51,060 86,695
Borrowings 19 1,011,619 -
1,103,989 162,405
TOTAL EQUITY AND LIABILITIES 8,340,685 6,620,325

The financial statements on pages 12 to 59 were approved and authorised for issue by the Trustee on
27 Marc Za\and were signed on its behalf by:

/LU 'f”vdéf"'

by [

Lydia Rono Caroline Karimi
Trustee’s representative Trustee's representative
\/%@-Q _,\_C_)Oﬂ.j_ (aﬂﬁj«:m
Dr. Winnie Nyamute Mr. Edward Kirathe
Director, Director,
Acorn Investment Management Limited Acorn Investment Management Limited

15



Acorn Student Accommodaticn Develepment Real Estate Investment Trust
Financial statements
For the year ended 31 December 2024

Consolidated statement of changes in unitholders’ funds

Unit helders’ Retained Total
Note contribution Earnings
Shs ‘000 Shs 000 Shs ‘000
Year ended 31 December 2023
Af start of year 4,892 563 1,263,078 6,155,642
Total comprehensive income for the year - 71,555 71,5585
Transaction with owners:
- Issue of unifs, net of transaction cosis 18 573,498 - 573,498
- Interim dividends paid toc unitholders - (239,819} {238,819)
At end of year 5,466,061 1,094,815 6,560,876
Year ended 31 December 2024
At start of year 5,466,061 1,094,815 6,560,876
Total comprehensive income for the year - 839,910 839,910
Transaction with owners:
- Issue of units, net of transaction costs 18 232,037 - 232,037
- Interim dividends paid to unitholders - (293,171} (293,171}
At end of year 5,698,008 1,641,554 7,339,652
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Acorn Student Accommodation Development Real Estate Investment Trust

Financial statements
For the year ended 31 December 2024

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 - 71,555 71,555
Transaction with cwners:
- lssue of units, net of transaction costs 18 573,498 - 573,498
- Interim dividends paid to unitholders - {238,819) (239,819)
At end of year 5,466,081 991,858 6,457,820
Year ended 31 December 2024
At start of year 5,466,061 891,859 6,457,920
Total comprehensive income for the year - 839,910 839,910
Transaction with owners:
- Issue of units, net of fransaction costs 18 232,037 - 232,037
-interim dividends paid to unithoiders - {293,171) {293,171)
At end of year 5,698,008 1,538,598 7,236,696
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Acorn Student Accommodation Development Real Estate Investment Trust

Financial statements
For the year ended 31 December 2024

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 on disposal of a subsidiary

Interest expense on borrowings (Note 11)
Dividend income

Qperating loss before working capital changes

Changes in working capital
- Trade and other receivables
- Financial assels at amortised cost
- Trade and other payables
- Bue 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 FVTPL
Dividends received from investments

Net proceeds from disposal of subsidiary
Capitalised borrowing costs

Net cash flows from investing activities

Cash flows from financing activities
Proceeds from borrowings

Proceeds from isstie of units

Principal loan repayments

Pividends paid 1o unitholders

Net cash flows from financing activities

Net increase/(decrease) in cash and cash
equivalents

Cash and cash equivalenis at start of year

Cash and cash equivalents at end of year

18

Notes

11
13

17
11

18

20
21

21

13
16

17
13

19

19

14

2024 2023

Shs ‘000 Shs ‘000
839,910 71,555
(35,816) (15,160)
(1,260,378) (371,260)
(20,173) (15,694)
11,041 401
273,293 243,750
(27.738) (18,568)
(219,859) (102,964)
392,717 (337,795)
{138,228) -
444,805 392,113
12,516 (125,828)
(758) 932
(108,647} (46,132)
382,546 (219,672)
34,455 7.335
(296,147) (242,749)
120,854 (455,086)
(3,141,038) (2,269,076)
- 6,948

27,738 16,566
1,470,317 1,724,004
(131,732) (166,051)
(1,774,715) (687,609)
5,604,272 1,243,587
232,037 573,498
(3,262,200) (860,600
(293,171) (239,519)
2,280,938 716,866
627,077 (426,029)
196,402 622,431
823,479 196,402




Acorn Student Accommodation Development Real Estate Investment Trust

Financial statements
For the vear ended 31 December 2024

The ASA D-REIT statement of cash flows

Cash flows from operating activities
Profit before income tax

Adjustment for:

Interest income

Finance costs

Share of net profit from subsidiaries accounted for using the
equity method

Dividend income

Change in fair value of financial instruments

Operating loss before working capital changes
Changes in working capital

- Trade and cther receivables
- Trade and other payables

- Due from related parties
- Due to related parties

Cash fiows from operating activities

Finance income received

Net cash flows from operating activities

Cash flows from investing activities

Proceeds from disposal of financial assets at FVTPL
Dividends received from investments

Capital repayments by subsidiaries

Capital funding fo subsidiaries

Net cash flows from investing activities

Cash flows from financing activities
Proceeds from issue of units
Proceeds from borrowings

Dividends paid to unitholders

Net cash flows from financing activities

Net increase in cash and cash equivalents

Cash and cash eguivalents at start of year

Cash and cash equivalents at end of year

19

Note

1"
11

17
16

11

16

17
17

18
19

14

2024 2023
Shs ‘000 Shs ‘000
839,910 71,555
(7,108) (6,864)
11,619 !
(1,039,589) (261,914)
(27.738) {16,566)
(20,173) (15,694)
(243,079) (229,483)
(26,372) (275)
(35,635) 40,307
(98,561) (41,867)
(34,400) (84,200)
(438,047) (315,518)
7.108 6,864
(430,939) (308,654)

- 6.948

27.738 16,566
906,479 863,404
(1,021,068) (788,106)
(86,851) 98,812
232,037 573,498
1,000,000 _
(293,171) (239,819)
938,866 333,679
421,076 123,837
147,192 23,355
568,268 147,162




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

Notes

1

@)

(b)

General information

Tha Acorn Student Accommodation Development Real Estale Investment Trust is a real estate
investment trust licensed under the Capital markets (Real Estate Investment Trusis) (Collective
investment Schemes) Regulations, 2013, The ASA D-REIT is listed on the Nairobi Securities
Exchange ("NSE") under the Unguoted 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 material accounting policies applied in the preparation of these financial statements are set
out balow.

Basis of preparation

The financial statements are prepared in accordance with IFRS Accounting Standards.

The financial statements are presented in Kenya Shillings which is the Group's functional and
presentation currency, and all values are rounded 1o 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.

Use of eslimates
The preparation of financial statements in conformity with IFRS requires the use of cerfain critical
accounting estimates. It also requires management to exercise its judgement in the process of
applying the Group's accounting policies. The areas invelving a higher degree of judgement or
complexity, or where assumpfions and estimates are materal fo the financial statemenis, are
disclosed in Note 3.
Changes in accounting poiicies and disciosures (continued)
() New standards, amendments and inferpretations adopied by the Group and the ASA D-REIT
There are standards, amendments and interpretations that were to be applied for the first time to

financial reporting periods commencing on or after 1 January 2024 that did not have a material
impact on the Group and the ASA D-REIT,
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Acorn Student Accommodation Development Real Estate Investment Trust
Financial statements
For the year ended 31 December 2024

Notes {continued)

2

(b}

{c)

Summary of material accounting policies (continued)
Changes in accounting policies and disclosures {continued}

(i) Standards, interpretations, and amendments issued but not effective and have not been early
adopted by the Group and the ASA D-REIT

The following new accounting standards and interpretations have been published that are not
mandatory for 31 December 2024 reporting periods and have not been early adopted by the Group
and the ASA D-REIT.

e Amendment to IFRS 9, “Financial Instrumenis” and IFRS 7, *Financial Instruments:
Disclosures” - Classification and Measurement of Financial Instruments.

+ [FRS 18, 'Presentafion and Disclosure in Financial Statements’.
+ |FRS 19, 'Subsidiaries without Public Accountability'.

These standards are not expected to have a material impact on the Group and the ASA D-REIT
except for IFRS 18 which management has not yet assessed the impact.

Principles of consolidation and equity accounting
i. Subsidiaries

Subsidiaries are all entities (including structured entities) over which the Group has control. The
Group confrols an entity when the Group is exposed to, or has righis to, variable returns from its
involvement with the entity and has the ability fo affect those retums 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 confrol ceases. The acguisition
method of accounting is used to account for business combinations by the Group.

Intercompany transactions, balances and unrealised gains on fransactions between Group
companies are eliminated. Unrealised losses are also eliminated uniess 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 investment in 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 reflacts the ASA D-REIT's share of the resuits of operations of the
subsidiary. Any change in OC! of the subsidiary is presented as part of the ASA D-REIT's OCL In
addition, when there has been a change recognised diractly 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.

The financial statements of the subsidiary is prepared for the same reporting period as the ASA D-
REIT.
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Acorn Student Accommoedation Development Real Esiate Invesiment Trust
Financial statements
For the year ended 31 December 2024

Notes (continued)

2

(c)

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

After application of the equity method, the ASA D-REIT determines whether it is necessary fo
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 caiculates the amount of impairment as the
difference between the recoverable amount of the subsidiary and its carrying value, and then
recognises the ioss within 'Share of nef profitioss 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 Joss.

ii. Changes in ownarship inferests in subsidianies without change of control

The Group treats transactions with non-controlling interests that do not result in a loss of control as
transactions with equity owners of the Group. A change in cwnership interest results in an
adjustment between the carrying amounts of the controlling and non-controfling interests to refiect
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 Acom Student Accommodation Development Real Estate
Investment Trust,

iii. Disposal of subsidiaries

When the Group ceases 1o have control, any refained 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 assefs or liabilities. This may mean that amounts
previously recognised in other comprehensive income are recfassified to profit or loss.

fv. Equity method

Under the equity method of accounting, the investments are initially recognised at cost and adjusted
thereafter to recognise the Group’s share of the pest-acquisition profits or losses of the investee in
profit or Joss, and the Group's share of movements in other comprehensive income of the investee
in other comprehensive income. Dividends received or receivable from invesiee eniities 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 exceads its interest
in the entity, including any other unsecured long-term recsivables, the Group does not recognise
further losses, uniess it has incurred obligations or made payments cn behaif 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 entifies. 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 {o ensure consistency with the
policies adopted by the Group.

The carrying amount of equity-accounted investments is tested for impairment whenever evenis or
changes in circumstances indicate that the carrying amount of the investment may not be
recoverable.
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Acorn Student Accommodation Development Real Estate investrent Trust
Financial statemenis
For the year ended 31 Dacember 2024

Notes {continued)

2
()

(e)

Summary of materlal accounting policies {continued)

Functional cwrrency translation
(i} Functional and presentation currency

llems inciuded in the financial statements are measured using the currency of the primary economic

enviroriment 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 fransfated 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 settlement of such transactions and from the
translation at year-end exchange rates of monetary assats 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 eguivalents 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.

Financial instruments

The entity classifies and measures ifs financia! assets and financial liabilities into 'at amortised cost’
catagory 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 becomas parly {o the
confractual 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;

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

ii) Trade receivables are measured at their ransaction price.

fii) 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
Firancial instruments held during the year were classified as follows:

- Bank balances, receivables and prepayments, and amounts cdue from related parties are
classified at amortised cost.

-Invastiment in units of the ASA I-REIT are classified at FVTPL.
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For the year ended 31 December 2024

Notes (continued)

2

(e}

Summary of material accounting policies (continued)
Financial instruments (continued)

ii. Financial assets {continued)

Subsequent measurament

Financial assefs 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 fo their classification,

interest income, dividend income, and exchange gains and iosses 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 fransfer 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.

ii. Financial liabilities

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

ifi. 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
coflectively 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.

Assets that are individually assessed for impairment and for which an impairment loss is, or
continues fo 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 joss is
measured as the difference between the asset's carrying amount and the present value of estimated
future cash flows {exciuding 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 Joan has a variable interest rate, the discount rafe 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 inferest 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 decrsases
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-cff is
later recovered, the recovery is credited to other income in profit or loss.
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For the year ended 31 December 2024
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2

Summary of material accounting policies (continued)

{e} Financial instruments (continued)

®

{iv) Derecognition of financial instruments

A financial asset (or, where applicable a part of a financial asset or part of a group of similar financiai
assets) is derecognised whenn:

s The rights to receive cash fiows from the asset have expired
s  The ASA D-REIT has transferred its rights tc 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:
¢ the ASA D-REIT has transferred substantially all the risks and rewards of the asset, or
+ the ASA D-REIT has neither transferrad nor retained substantially ail the risks and rewards
of the asset but has transferred control of the asset.

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

Offsetting financial instrumenis

Financial assets and liabilities are offset and the net amouni presented in the statement of financial
position when, and only whaen, there is a currently enforczable 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 seitle the
liability simuitaneously.

Income and expenses are presented on a net basis only when permifted by the accounting
standards, or for gaine and losses arising from a group of similar transactions.

Investment property

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

Investment property is measured initially at cost, including transaction costs, Transaction cosis
inciude 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 alsc 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 reflacts markset
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.

tnvestment 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 derecognifion 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.
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2

Summary of material accounting policies {continued)

(g) Fair value measurements

()

0

The Group measures investment properties at fair value af 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:

* Accounting policy disclosures; Note 2(f) and {g)
+ Disclosures of valuation methods, significant estimates and assumptions; Note 3.
= Investment properties; Note 13

Fair value is the price that would be received to sell an asset or paid to transfer a liability in an
orderly transaction befween 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:

¢ |n the principal market for the asset or Eability; or
s Inthe absence of a principal market, in the most advantageous market for the asset or liabifity

The Group must be able t0 access the principal or the most advantageous market at the
measurement date. The fair value of an asset or a liablity 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 {akes into account a market participant's ability
{0 generate economic benefits by using the asset in its highest and best use or by selling it to
anoiher market participant that would use the asset in 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 cbservable inputs and minimising
the use of uncbservable inputs.

Tenant deposits

Tenant deposits consist of rent and service charge refundable deposits received from tenants.
Tenant deposits are classified as current liabiliies 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 fransaction costs)
and the redemption value is recognised in profit or loss over the peried of the borrowings, using
the effective interest method.

Fees paid on the establishment of lcan facilities are recognised as iransaction cosis 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 capitaiised as a pre-payment for liquidity
purposes and amortised over the petiod of the facility to which it relates.

Borrowings are classified as current Habilities unless the entity has an unconditional right to defer
settlement of the liability for at least 12 months after the end of the reporting peried.
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1)

{k)

i

(m)

Summary of material accounting policies {continued)
Borrowing costs

Borrowing costs directly attributable to the acquisition, construction or production of an asset
that necessarily takes a substantial pericd 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
that an 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 investmentincome 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 lo prepare the qualifying asset for its intended use or sale are complete. For the
Group, activities to prepare the qualifying asset for its infended 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 toss in the peried 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 procaeds.

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 setile the obligation and a reliable estimate can be made of the ameunt of the
obiigation. When the Group expects some or all of the provision to be reimbursad, for example,
under an insurance contract, the reimbursement ig 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.

Taxes

As per the amendment to Section 20 of the income Tax Act as contained in the 2019 Finance
Act, 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 o the extent that its unit
holders are not exempt persons under the First scheduls 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 shail be deemed to have been already taxed.
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()

(o)

Summary of material accounting policies {continued)
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 annhual 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 assef's fair value less costs of disposal and its value in use. The recoverable amount is
determined for an individua! 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
1o 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 faken into account. f no such transactions can be identified, an appropriate
valuation model is used. These calculations are corroborated by valuation mulfiples, guoted
share prices for publicly traded companies or other avaitable fair value indicators,

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

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 ioss due fo its operating nature. Initial direct costs incurred in negotiating and arranging
an operating lease are added to the carrying amount of the leasad asset and recognised over
the lease term on the same basis as rental income.

tnierest income

interest income is recognised as it accrues using the effective interest rate (EIR) method. The
EIR is the rate that exactly discounis 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 agset. Interest income is included in finance income in the statement of profit or loss.

Dividend income

Dividend income is recognised when the ASA D-REiT's right o receive that payment is
established.
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2
{m

Summary of material accounting policies {continued)
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 permiited 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 confrolled by wholly owned
subsidiaries, Acorn Project (Twa) LLP and Acorn Project (Three) LLP.

For the purposes of determining its operating segmenis, the chief operating decision maker has
heen 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
info the invesiment Committee of the ASA D-REIT Manager Board. These management teams
are all engaged in development of the leveraged purpose-built student accommodation (PBSA)
in Mairobi county and its environs.

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

For the purpose of monitoring segment performance and allocating resources hetween
segments, all assets are considered to be attributable to the purpose-buill student
accommaodation (PBSA) developments.

All incomes, expenses, assets and fiabilities in the statemenis of profit and loss and financial
position relate to the one reportable segment. All the rental income is atiributable to external
customers.

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
ceriain 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 reascnable 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 amounis of assets and liabilities are addressed below.
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3 Critical accounting estimates and judgements {continued)
Critical accounting estimates and assumptions (continued)
{a) Valuation of invesiment properties

The fair value of investment properties is determined by real estate valuation experts using
recognised valuation technigues 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,

Valuation fechniques underlying management’s astimation of fair value

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

Discounted Cash Flow (DCF) method was used to obtain the fair value of operational properties,
the Residual method was used for properties under construction whilte Market comparison
approach was used to obtain the fair value of vacant land.

For properties due to transfer to the ASA I-REIT, the agreed exit price was used as the market
vaiue of the property.

Under the DCF methed, net income is determined by considering gross income less operating
expenditure. The discount rate is determined with reference to the current market conditions. The
mariet comparison approach is based on comparison of the subject property to similar properties
which have been sold in the same market.

The Residual Methed arrives at the value of the property by calculating the value of the property
assuming the planned development is compiete and available in the market on the valuation date
and deducting all outstanding development costs to completion inciuding construction costs,
professional fees, and finance cost and a developer's profit.

At 31 December 2024, the estimated development costs to completion were Shs 2,844,026,000
(2023: Shs 2,370,726,000).

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

measurement.
31 December 2024

Key Spruce Ashvale Magnolia  Wiilow Ebony Larch
unobservable Properties Properties Creek Creek Creek Properties
Inputs LLP LLP Properties Properties Properties LLP

LLP LLP LLP
Residential 4.00% 4.00% 4.00% 4.00% 4.00%  4.00%
income
Retail income 3.00% 3.00% 3.00% 3.00% 3.00% 3.00%
Operational costs 35.00% 26.85% 2500%  35.00% 35.00%  35.00%
Exit yield 8.00% 8.00% 8.00% 8.00% 8.50%  8.50%
Discount rate 11.50% 11.00% 11.00% 11.5% 11.50% 11.5%
Minimum 70.00% 77.13% 83.00%  50.00% 51.00%  60.00%
occupancy level
Maxirmurm 90.00% 80.00% 80.00%  90.00% 00.00%  90.00%
occupancy fevel
Developer’s profit - - 35.00%  35.00% 3500%  35.00%
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3 Critical accounting estimates and judgements {continued)
Critical accounting estimates and assumptions (continued}

{a) Valuation of investment properties (continued)

Valuation iechniques underlying management’s estimation of fair vaiue {continued)}

31 December 2023

Key unobservable Spruce Ashvale Magnolia  Willow Ebony
Inputs Properties Properties Creek Creek Creek
LLP LLP Properties Properties 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% 8.00% 8.00% 9.25%  8.25%
Discount rate 11.00% 11.25% 11.30% 11.5% 11.5%
Minimum occupancy leval 60.00% 70.00% 60.00% 65.00%  70.00%
Maximurm occupancy level 90.00% 91.00% 80.00% 90.00% 90.50%
Developer’s profit - 30.00% 30.00% 30.00%  30.00%

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 2024 technique in 2023
Ashvaile Properties LLP Qwetu and Qejani Discounted Cash Flow | Income approach —
Chiromo {DCF) methad Residual method
Larch properties LLP Qejani Norfolk Income approach -~ | Market comparison
Qwety Norfolk Residual method approach
Highest and best use

Given the location of the investment properties, the current use of the properties is considered the
highest and best use.

Fajr value hierarchy

The following table shows an analysis of the fair vahies 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 TYotal gain
prices in  observable unobservable for the
active inputs inputs year in the
markets statement
of profit or
loss
{Level 1) {Levetl 2) {Level 3)
Shs ‘000 Shs ‘000 Shs 000 Shs ‘000 Shs ‘000
31 December 2024
Investment properties - - 13,344,205 13,344 295 1,260,376
31 December 2023
Investment properties - - 0,074,665 9,974,665 371,260
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3 Critical accounting estimates and judgements (continued)
Critical accounting estimates and assumptions (continued)
(a) Valuation of investment properties (continued)

Transfers befween 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 recuming fair value measurements of investment
properties categorized within Level 3 of the fair vaiue hierarchy amount to Shs 1,260,376,000 (2023:
Shs, 371,260,000) and are presented in the statement of profit or loss in line item “‘Change in fair
value of investment properties’.

Sensitivity analysis

Changes in the above assumptions could affect the reported fair value of investment properties
for the peried ending 31 December 2024. We have summarized in the table below the
increasesf/decreases in fair value arising from a reasonable shift for each of the below factors
while holding ail other factors constant;

Base assumption Increase Decrease
2024 Shs ‘000 Shs ‘000 Shs ‘000
Change in residential income; +/-5% 13,276,000 38,000 {37,000}
Change in retail income; +-5% 13,278,000 3,000 (3,000}
Change in cperational costs: +/-5% 13,276,000 {27,000) 27,000
Change in discount rate: +/-5% 13,276,000 (604,000) 633,000
Change in exit vield: +/-5% 13,276,000 (382,000) 422,000
Change in occupancy rate: +/-5% 13,276,000 54,000 (55,000)
Change developer profit: +/-5% 13,276,000 (£0,000) 50,000
Change in cost to completion; +/-5% 13,276,000 (192,000) 182,000
2023
Change in residential income; +/-5% 8,905,200 591,200 (591,200)
Change in retaif income; +/-5% 9,905,200 8,800 {2,800)
Change in operational costs: +/-5% 8,905,200 (16,100) 16,000
Change in discount rate: +/-5% 9,905,200 {(438,200) 480,700
Change in exit yield: +/-5% 8,905,200 (269,000) 297,100
Changs in ocoupancy rate; +/-5% 9,905,200 28,200 (31,300)
Change developer profit +/-58% 8,905,200 {39,800) 48,200
Change in cost o completion; +/-5% 8,905,200 (117,500) 178,500

A reconciliation of opening to closing balance for the invesiment properties is presented in Note 13.
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3 Critical accounting estimates and judgements (continued)

Critical accounting estimates and assumptions {continued)

(a) Vaiuation of investment property (comtinued)

Project Property Project Current status | Property type Costs at | Cwmulative | Fair value Disposals for Fair value | Valuation
entity name commenceme ; as per A Fair value gain for the period of the | method
nt date valuation December at start of the property | adopted
reports as at 2024 year period {carrying
31 December value} at 31
2024 Becember
2024
Shs '000 Shs '000 Shs '000 Shs '000
Linden Chwetu 23 April 2019 Completed and | An eleven-storey student residence 789,323 710677 -1 {1,480,000) - 1 NIA
Properties | USIURd 4 occupied as with 450 rooms and a bed capacity
LLP from 1 January of 601 beds
2023
Spruce Queatu 16 April 2022 | Completed and | Two similar five-storey student 865 411 470,772 50,817 1,387,000 | Discounte
Properties | Bogani occupied as residence blocks each providing d cashflow
LLP East 1 from Aprl 2023 | 186 rooms with a bed capacity of method
{Phase 1} 542 beds based on
Qejani 16 Aprit 2022 Completed and Three similar five-storey student 637,606 231,346 33,048 902,000 | projected
Bogari occupied as residences each providing 26 net renial
East 1 from April 2023 | rooms and & total bed capacity of income,
{Phase 1) 808 beds
Ashvale Qwetu 4 May 2022 Completed and | A seventeen-storey student 1,437,433 568,083 46,504 - 2,152,000
Properties | Chiromo occupied as residence with 574 rooms and a bed
LLP from August capacity of 837 beds
2024
Qejani 4 May 2022 Completed and | An gighteen-storey student 1,466,632 597,696 49,472 - 2,114,000
Chiromo occupied from residence with 681 rooms and a bed
September capacity of 837 beds
2024
Sub total 5,176,405 2,678,754 179,341 {1,480,000) 6,585,000
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3 Criticai accounting estimates and judgements (continued)

Critical accounting estimates and assumptions {continued)

{a} Valuation of investment property (continued)

Project Property Project Current staftus as : Property type Costs at Cumulative | Fair value | Disposal Fair value | Valuation
entity name commenceme | per valuation kY| Fair value gain for | s for the of the | method
nt date reports as at 31 Decembe : at start of the period property | adopted
Dacember 2024 r2024 year period | Shs’000 {carrying
Shs"000 Shs'000 value] at 31
December
2024
Shs'000
Magnolia | Qejani 2023 Completed and An eight-storey student residence with ; 1,030,401 269,448 327 151 - 1,627,000 | Income
Creek Northlands ready for 532 rooms and a bed capacity of 1 950 approach —
Properties occlpation beds. residual
LLP Qwetu 2023 Completed and A nine-sforey student residence with 983,921 289 087 260,992 - 1,544,000 | method
Notthtands ready for 462 rooms and & bed capacity of 837.
occupation
Ebony Qejani January 2023 ; Complefed and A sixteen-storey student residence | 1,089,320 102,653 189,018 - 1,331,000
Properties | Hurlingham ready for with 476 rooms and a bed capacity of
Creek LLP occupation 1,360 beds being 204 quadruple
rooms, 136 double rcoms and 136
superior double rooms.
Willew - \ A sixteen-storey student residence 849,144 79,563 200,293 - 1,129,000
Properties ?:JS‘R'T January 2023 _Ugg;r g.?::}sllr:tr:mn with 420 rocms and a bed capacify of
Creak LLP P 1200 beds
Larch Qwetu 2024 Under construction | A seventeen-storey student residence 341,725 - 103,275 - 445,000
Properties | CBD - 10% compiete with 525 rocms and a bed capacity of
LLF 824 beds
Qejani CBD| 2024 Under construction ;: A nineteen-storey student residence 366,153 - 28,847 - 396,000
- 10% complete with 830 rooms and a bed capacily of
1,680 beds
Suh total 4,640,673 750,751 ;| 1,080,576 - 6,472,000
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3 Critical accounting estimates and judgements (continued)

Critical accounting estimates and assumptions (continued)

(a} Vajuaiion of investment property (continued)

Project Property | Project Current status as | Property type Costs at Cumulativ | Fairvalue | Disposale ; Fair value | Valuation
enfity name commenceme | per valuation 31 e Falr gain far for the of the | mathod
nt date reports as at 31 Pecember value at the pariod property | adopted
December 2024 2024 start of period Shs'000 (carrying
S5hs’000 year Shs'000 value} at
M
Decembar
2024
Shs'000
Pecanwood § Qwalu 2023 Pre-development | An eight-storey student residence with 7,453 - - - 87453 : Markel
Proparties | JKUAT 532 rooms and a bed capacily of 1,85¢ comparison
LLP beds. approach
Lancewoed | Qwetu 2024 Pre-development | An eighteen-storey student residence 229,841 - - - 229,841 | Market
Properties Efdoret with 881 rooms and a bed capacity of comparison
LLP 795 peds approach
Cejani 2024 Pre-developrnent | An eighteen-sterey student residence
Eldoret with 681 rooms and a hed capacity of
1,496 beds
Sub totai 317,295 - - - 317,285
Total 10,134,373 | 3,429,505 | 1,260,417 | (1,480,000) | 13,344,296
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3 Critical accounting estimates and judgements (continued)

Critical accounting estimates and assumptions (continued)

(&) Valuation of investment property (continued)}

Project Property Project Current status as | Properiy type Costsat | Cumulativ Fair | Disposals | Fair value | Valuation
entity name commenceme | per valuation H e Falr value for the of the | method
nt date reports as at 31 Decembea valueat | galn for period property | adopted
DPecember 2023 r 2023 start of the Shs’000 {carrying
Shs’000 year period value) at
Shs’000 3t
December
2023
Shs’000
Beech Huringam | 5 November Completed and A fifteen-storay student residence 1,161,660 892,859 6,060 ;(£,060,579) -1 N/A
Properties : Phase 1 2018 oceupied from with 583 rooms and a bed capacity of
LLP 1 January 2023 832 beds
Linden Qwetu 23 April 2019 Completed and An eleven-siorey student residence 769,323 621,884 88,793 - 1,480,000 | Exit price for
Properties | USIU Rd 4 occupied as from with 450 rooms and a bed capacity of the transfer of
LLP 1 January 2023 601 beds shares fo the
ASA I-REIT,
Spruce Qwetu 18 April 2023 | Completed and Twao similar five-storey student 854,876 386,670 77,454 - 1,289,000 | Discounted
Properties : Bogani occupied as from | residence blocks each providing 186 cashflow
LLP East 1 April 2023 rooms with a bad capacity of 542 method
(Phase 1) beds based on
Clejani 18 April 2023 Completed and Three similar five-storey student 610,931 218,379 52,890 ~ 880,200 | prujected net
Bogani occupled as from residences each providing 96 rooms rental
Fast 1 Aprit 2023 and a total bed capacity of 808 beds income.
{Phase 1}
Ashvale Qwehi 4 May 2023 Under canstruction | A seventeen-storey student 1,165,531 851,418 | (198,949) - 1,813,000 | Income
Properties ;| Chiromo - 93% complete residence with 574 rooms and a bed approach —
LLP capacity of 837 beds residual
Qejani 4 May 2023 Under construction { An eighteen-storey student residence i 1,191,510 1,011,598 | (398,108) 1,810,000 | method
Chiromo - 93% complets with 681 reoms and a bed capacity of
837 beds
Sub total 5,743,831 | 3,955.808 ; (371,860) :(2,060,579) | 7.272.200
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3 Critical accounting estimates and judgements {continued)

Critical accounting estimates and assumptions (continued)

(a) Valuation of investment properiy (coniinued)

Project Property Project Currant status as | Property type Costs at | Curnulativ Fair | Disposals | Fair value | Valuation
entity names commencement | per valuation Ky | e Fair value for the of the | method
date reports as at 31 Decembe value at | gain for period property | adopted
December 2023 r2023 start of the Shs'000 (carrying
Shs’000 yaar period value) at
Shs’000 Kk
Decamber
2023
Shs’000
Magnolia Qejani 2023 Under construction | An eight-storey student 944 425 - | 568,575 - 1,513,000 ; Income
Creek Northlands - 55% complete residence with 532 rooms and a approach —
Properties bed capacity of 1,950 beds. rasidual
LLP Qwatu 2023 Under construction ; A nine-storey student residence mathod
Northlands - 55% complete with 462 rooms and a bed
capacity of 837,
Ebony Qejant January 2023 Under construction | A sixteen-gtorey student 545,347 {9,450) 112,103 - 848,000
Properties Hurlingham - 50% complete residence with 476 rooms and a
Craek LLP bed capacity of 1,360 beds
being 204 gquadruple rooms, 136
double rooms and 136 superior
double rooms.
Wiillow o . A sixtzen-storey studant 392,437 17,120 62,443 - 472,000
Properties ?:5’2% January 2023 Ejgg;r Egnmsﬁ:gm residence with 420 rooms and a
Creek 1P o comp bed capacity of 1200 beds
Pecanwood | Qwefu 2024 Pre-development An elght-storey student 69,485 - - - 59,465 | Market
Properties JKUAT residence with 532 rooms and a comparison
P ked capacity of 1,850 beds, approach
Sub-total 1,851,674 7,670 1 743,121 - 2,702,465
Total 7,668,986 3,962,341 | 371,261 (2,060,579} 9,974,665
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3 Critical accounting estimates and judgements (centinued)
Critical accounting estimates and assumptions {continued)
(b} Financial assefs at fair vaiue through profif or loss
Financial assets at fair value through prefit or loss relate to ASA I-REIT units held by the ASA D-
REIT. ASA I-REIT is listed in the Nairobi Securities Exchange (NSE) under the unquoted securities
platform (USP). The units are revalued annually at the close of business on 31 December by
reference to prices quoted in the Nairobi Securities Exchange (NSE).
At 31 December 2024, the ASA IREIT unit price was Shs 22.21 (2023: Shs 21.65)
Changes in valuation techniques
There were no changes in vatuation techniques in the year.

Fair valug hierarchy

The following table shows an analysis of the financial instruments recorded at fair value by level of
the fair value hierarchy:

Fair value measurement using

Quoted  Significant Significant Total Total gain
prices in observable uncbservabie for the year
active inputs inputs in the
markets statement of
profit or
less
(Level 1) (Level 2} {Levei 3}
Shs 000 Shs 000 Shs 000 Shs 000 Shs 000
31 December 2024
Financial assets at fair
value through profit or
loss 1,260,376 - - 1,280,376 1,260,376
31 December 2023
Financial assets at fair
value through profit or
loss 371,260 - - 371,260 371,260

Transfers between hierarchy levels

There were no transfers between level 1 and 2.

Fair value gains recorded in profit or loss for recurring fair value measurements of ASA IREIT units
categorized within Level 3 of the fair value hierarchy amount to Shs 20,173,000 (2023: Shs,

15,684,000} and are presenied in the statement of profit or loss in line item 'Change in fair value of
financial assets at FVTPL',
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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 conseguence
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 opportunities, 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 likefihood 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 cbjectives 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 sirategic objectives and which would threaten its ongoing survival;

» raised awareness of and integrated risk management into its management policies;

o promoted an understanding of the importance and value of risk management, particularly
associated with investment opportunifies; and

« established risk management roles and respensibilities 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, evaiuate 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 rigk and other price risk, such as equity price risk and commaodity risk. The Financial
instruments affected by market risk are payables to contractors which are mainly exposed to
currency risk.

(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 2024 such
that the sensitivity analysis borne of the foreign exchange rate would not have a material impact on
the Group's financial statermnents as presented.
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4

Financial risk management {continued)
{a} Market risk (continued)

(i) Interest rate risk

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

The Group holds cash deposits with financial institutions. The interest rates on the cash deposits are
fixad and agreed upon in advance and the Group is therefore not exposead 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
availabie to ensure optimum interest rates are obtained. As of 31 December 2024, a 1% increase in
interest rate over a month will result in a decrease in profit before tax of Shs 66,527,000 (2023:Shs
40,170,000).

{ilf) Price risk
Price risk is the risk of changes in value of security of portfolio due to movement in market price. The
Group and ASA D-REIT is exposed to price risk in respect of its investments in ASA LREIT units.

At 31 December 2023, if the prices of the investment had increased/decreased by 1% with ail other
variabies held constant, the profit for the year would have been Shs 8,000,000 (2022: Shs 8,000,000)
higher / lower.

{b) Credit risk

Credit risk is the risk that cne party to a financial instrurnent wilf cause a financial loss for the other
party by failing to discharge an obligation. Credit risk 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 insfitution,

The majority of the Group’s income comprise renfal income payabla in advance; credit risk associated
with fenants 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 safisfactory and again is further controlled through
prompt foliow up of arrears. Credit risk on other frade 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 inittal recognition. In doing so, the Group
considers reasonable and supportable information that is indicative of significant increases in credit
risk since initial recegnition and that is available without undue cost or effort. There is a rebuitable
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 cccurred if the debtor is in breach of contractual
obligations, or if information is available intemally or externally that suggests that the debtor is unlikely
{0 be able to meet its obligations. However, there is a rebuitable assumption that that default does not
occur later than when a financial asset is 90 days past due.

if the Group does not have reasonabile and supportable information to identify significant increases in
credit risk and/or 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:

efype of instrument;
eindustry in which the debtor operates; and
snature of collateral.
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Financial risk management {continued)
{b) Credit risk (continued)

The maximum exposure to credit risk for the components of the statement of financial position at
31 December 2024 is their carrying amount as illustrated in the tables below:

Group

Gross carrying Expected Net

amounts credit iosses amounis

At 31 December 2024 Shs’000 Shs*000 Shs'000
Bank balances (Note 14) 792,094 - 792,094
Financial assets at amortised cost 138,228 - 138,228
Trade and cther receivables (Note 15) 17,249 - 17,249
Due from related parties (Note 21) 171,345 - 171,345
Exposure to credit risk 1,118,816 - 1,118,916
At 31 December 2623
Bank balances (Note 14) 186,719 - 186,719
Trade and other receivables (Note 15} 118,517 - 118,517
Due from related parties (Note 21) 62,698 - 62,658
Exposure to credit risk 367,934 - 367,934
ASA D-REIT
At 31 December 2024
Bank balances {Note 14) 568,268 - 568,268
Trade and other receivables (Note 15) 1,989 - 1,989
Bue from related parties (Note 21) 140,428 - 140,428
Exposure to credit risk 710,685 - 710,685
At 31 December 2023
Bark baiances (Note 14) 147,192 - 147,192
Due from related parties (Note 21) 41,867 - 41 867
Exposure to credit risk 189,069 189,059

*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 coliateral
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, depesits and other
receivables. Prepayments are excludad as they do not pose a credit risk. Trade and other receivables
and balances due from related parties are settled no more than 12 months after the reporting date.
All the baiances 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.

*** For amounts due from related parties, ECL has been assessed based on the liquidity of the
counter parties to show their ability to settle the amounts on demand. From the assessment, all the
related parties are considered to be liquid enough to satfle the balances cn demand.

ECL for the above balances was assessed as immaterial and has therefore not been recognised in
these financial statements.
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Financiai risk management (continued)

c) Liquidity risk

Liquidity risk concerns the ability of the Group to fulfi 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 o 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 confrol processes and contingency plans for managing liguidity
risk including maturity gaps that incorporates an assessment of expected cash flows.

To manage it's Equidity gaps, the Group, through its subsidiary, Acorn Project Two LLP has a long
term note from KCB Bank Kenya issued through its subsidiary, Acorn Project (Two) LLP. The facility
has a tenor or 2 years, and whose repayment is at the option of the Group. The Group made one-
off drawdown from KCB Bank primarily to fund redeem the MTN bond

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 Group has also a short term commercial paper from Sanlam igsued through ASA-DREIT. The
facility has a tenor or 1 years, and whose repayment is at the option of the Group. The Group made
drawdown from Sanfam one off, primarily for diversification of DREIT capital structure to meet it’s
short-term funding obligations and eqguity infusicn

The tables below summarises the maturity profile of the undiscounted cash flows of the Group’s
and ASA DREIT's liabilities as at 31 December.

Group On Less than 3to12 Over

Demand 3 months months  one year Total
At 31 December 2024 Shs 000 Shs 000 Shs 000 Shs 000 Shs 000
Financlal liabifities
Borrowings - - 2676585 5040509 7,717,094
Trade and cther payables (Note
2m - 1,208,256 - - 1,208,256
Due fo related parties (Note 21) - 158,214 - - 159,214

- 1,367,470 2,676,885 5040508 9,084,564

At 31 December 2023

Financial liabilifies

Borrowings - - 3,405,377 1254303 4,659,680
Trade and cther payables (Note

20 - 763,451 - - 763,451
Due to related parties (Note 21) - 146,698 - - 146,698

- 910,148 3,403,377 1,254,303 5,560,828
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Financial risk management {continued)

¢) Liquidity risk {continued)

ASA D-REIT Cn Less 3to12 Over Total
than
At 31 December 2024 Demand 3  months one
months year
Shs 000 Shs 000 Shs 000 Shs 000 Shs 000
Financial liabilities
Borrowings - - 1,173,478 - 1,173,478
Due to related parties (Note 21) - 41,310 - - 41,310
Trade and other payables (Note 20} - 51,060 - - 51,060
- 92,370 1173478 - 1,265,848
At 31 December 2023
Financial liabilities
Due to related parties (Note 21} - 75710 - - 75,710
Trade and other payables {Note 20) - 86,695 - - 86,695
- 162,405 - - 162,405

d) 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 siructure, the Group
may limit the amount of dividends paid tc 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 level 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 unithoiders.

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 fo unit holders or issue additional units. The Group monitors
capital using a2 gearing ratio, which is net debt divided by total capital pius net debt. The Group
includes within net debt, interest bearing borrowings, less cash and short-term deposits. During
2024, the Group's sirategy was to maintain a gearing ratio within 25% to 50%.
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Financial risk management (continued)
d) Capital risk management (continued)
The Group and ASA D-REIT gearing ratio at 31 December 2024 was as follows;

Group ASA D-REIT

2024 2023 2024 2023
Shs ‘000 Shs ‘000  Shs ‘000 Shs ‘000

Interest bearing borrowings (Note 19) 6,652,667 4,016,966 1,011,819

Less: Cash and bank balances (Note

14} (792,084) (188,719)  (568,268)

Net borrowings 5,860,573 3,830,247 443,351

Equity (Unitholders’ funds) 7,588,652 6,580,876 7,485,696

Total capital 13,449,225 10,391,123 7,029,047

Gearing ratio 44% 3% 6% 0%

Financial assets and liabilities

The fair value of financial instruments is includad at the price that would be received to sell an
asset or paid to transfer a liability in an orderly tfransaction between market participants at the
measurement date, or in its absence, the most advantagecus market to which the Group has
access at that date. The fair value of a liabilty reflects its non-performance rigsk. The fair value
of cash and cash equivalents and borrowed funds are evaluated by the Group based on
parameters such as interest rates and credit ratings of the financial institutions. The valuation is
performed on a discounted cash fiow basis. Based on this evaluation, atiowances are taken to
account for the expected losses of the receivables,

Valuation methods and assumptions

The following methods and assumptions were uged to estimate the fait values. The fair values
of borrowings are estimated by discounting future cash flows using rates currently available for
debt on similar terms, credit risk and remaining maturities. There have been no transfers
between Level 1 and Level 2 during the year ended 31 December 2023 (2022: Nii).

The table below shows certain financial liabilities that have been measurad at sither fair value,
or for which fair value has been disclosed in the financial statements, analysed by the level of
valyation method.

Range (Weighted average)

Valuation Significant 31 December 31 December
technique observable 2024 2023
inputs
Borrowed funds Discounted cash Expected o
flow cashflows 4% - 1% 4% - 1%
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Financial asseis and liabilities {(continued)

The foifowing summarises the carrying amount of those assets and liabilities not held at fair value.
The carrying amount of assets and liabilities held at amortised cost is considered to approximate the
fair value of the assets and liabilities.

Group Carrying Fair value Level 1 Level 2 Level 3
amoint

At 31 December 2024 Shs*000 Shs‘000 Shs000 Shs'000 Shs 00D

Bank balances (Note 14) 823,479 823,479 - - 823,479

Due from related parties (Note 21) 171,345 171,348 - - 171,345

Financial assets at amortised cost

{Note 14) 138,228 138,228 - - 138,228

Trade and other receivables {Note

15) 1,353 1,353 - - 1,363

Total financial assets 1,134,405 1,134,405 - - 1,134,405

Borrowings (Note 19} 6,652,667 6,652,667 - - 6,652,667

Trade and other payables (Note

20) 1,208,256 1,208,256 - - 1,208,256

Due to related parties (Note 21) 159,214 159,214 159,214

Total financial lHabilities 8,020,137 8,020,137 - - 8,020,137

At 31 December 2023

Bark balances (Note 14) 196,402 196,402 - - 196,402

Due from related parties (Note 21) 62,698 62,698 - - 62,698

Trade and other receivables (Note

15) 118,517 118,517 - - 118,517

Total financial assets 377,617 377817 - - 377,617

Borrowings (Note 19) 4,016,966 4,016,966 - - 4,016,986

Trade and other payables (Note

20) 763,451 763,451 - - 763,451

Due to related parties (Note 21) 146,698 146,698 146,698

Toftal financial liabilities 4,927,116 4,927,115 - - 4927115
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5  Financial assets and liabilities {continued)

ASA D-REIT Carrying Fairvalue  Level1 Levelz Level3
amount
At 31 December 2024 Shs 000 Shs‘00C Shs 000 Shs ‘000 Shs 000
Bank balances (Note 14) 568,268 568,268 - - 568,268
Due from related parties (Note 21) 140,428 140,428 - - 140,428
Trade and other receivables (Note
15) - - - - -
Total financial assets 708,696 708,696 - - 708,698
Borrowings (Note 19) 1,011,619 1,011,619 - - 1011619
Trade and other payables (Note
20) 51,060 51,0860 - - 51,060
Due to relatad parties (Note 21) 41,310 41,310 41,310
Tatal financial liabilities 1,103,986 1,103,989 - - 1,103,989
At 31 December 2023
Bank balances (Note 14) 147,192 147,192 - - 147,192
Due from related parties (Note 21) 41,867 41,867 - - 41,887
Trade and other receivables (Note - -
15} - - -
Total financial assets 189,059 189,059 - - 189,058
Trade and other payables {Note
20) 86,695 86,695 - - 86,695
Due fo related parties (Note 21) 75,710 75,710 75,710
Total financiat liabilities 162,405 162,405 - - 162,405
6 Rental income Group
2024 2023
Shs 000 Shs ‘000
Residential rental income 179,550 322,374
Commercial rental income 2,156 2,109
181,708 324,483
7  Dividend income Group and ASA DREIT
2024 2023
Shs 000 Shs’000
Dividend from ASA |-REIT units 27,738 16,566

Dividend income relates to 2023 final dividends and 2024 interim dividend income from ASA I-REIT
for units held (Note 16).
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8 Administrative expenses

Utilities and maintenance costs

Office expenses

Staff costs (Note 9)
Professional fees

Sales and marketing
Licenses and compliance
Insurance

Property management
Cther expenses

Shared services expenses
Auditor remuneration

Q Staff costs

Balaries and wages
Staff welfare and uniforms
Other payroll costs

10 Operating expenses

D-REIT management fees
Register of unit holders
Trustee and custodial fees
Project manager certifier fees
Valuer fees

CMA license fee

Placement fees

11 Finance income and cosis

Finance Income
Interest income

Finance costs
Other finance related costs

interest expense on borrowings (Note 19)

Net finance {costs)/income

Group ASA B-REIT
2024 2023 2024 2023
Shs ‘000 Shs ‘000 Shs ‘000 Shs 000
15,878 24,825 - -
3,726 11,777 - 1,738
18,832 32,059 - -
22,275 21,809 14,255 11,251
3,473 7,854 - -
1,414 2,428 - -
4,489 6,341 - -
9,505 19,379 - -
5,120 11,219 3,180 95
7977 2,055 - , -
11,79 11,574 3,892 1,882
104,480 151,418 21,337 15,066

Group
2024 2023
Shs ‘000 Shs ‘000
16,951 27,538
777 037
1,104 3,584
18,832 32,059
Group and ASA D-REIT
2024 2023
Shs ‘000 Shs ‘000
161,045 147,358
1,037 850
57,097 55,447
4,634 5,325
- 1,422
150 150
7.579 4,086
221,742 214,418
Group ASA D-REIT

2024 2023 2024 2023
Shs ‘000  Shs ‘000 Shs ‘000 Shs ‘000
35,816 15,160 7.108 6,864
(75,343) {61,611) - -
(273,293} (243,760} {11,619) -
(348,636)  (305.371) {11,819} -
(312,820) (280,211) (4.511) 6,864

Other finance related costs include MTN costs such placement fees, arranger fees and guarantee

fess.
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12  Inventories Group
2024 2023
Shs ‘060 Shs ‘000
inventories 1,489 731
Transferred to assets classified as held for sale {311) {64)
1,178 667
13  Investment properties

2024 2023
Shs ‘000 Shs ‘000
At start of year 8,974,665 9,169,543
Construction costs incurred in the year 3,141,038 2,269,076
Disposal (1,480,000) (2,075,374)
Capitalised borrowing costs 448,216 240,160
Change in fair value 1,260,376 371,260
13,344,295 9,974,665
Transfarred to assets classified as held for sale (2,289,000) {1,480,000)
At end of year 11,055,285 8,484,665

For the purposes of the statement of cashflows, capitalised borrowing costs are made of:
2024 2023
Shs ‘000 Shs ‘000
Cash payments 131,732 143,431
Accrued borrowing costs 316,484 96,729
448,216 240,160

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

2024
Shs ‘000

181,708

(75,510)
1,260,376

2023
Shs ‘000

324,483

(134,843)
371,280

Pledge as security for borrowings

The investment properties valued at Shs 12,435,000 (2023;
security for borrowings obtained by the Group.
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15

{a) Cash and bank balances

Cash and bank balances

Transferred fo assets classified
as held for sale

Group ASA B-REIT
2024 2023 2024 2023
Shs ‘000 Shs ‘000 Shs ‘000 Shs 000
823,479 186,402 568,268 147,192
{31,385) {9,683) - “
792,094 188,719 568,268 147,192

(b} Financial assets held at amortised cost

Term deposits

138,228

The balance relates to cash held with KCB Bank as a debt service reserve eguivalent to three
months interest on the KCB Bank facility in accordance with terms of the facility. The balance
earns interest at a rate of 13% and is accessible upon full repayment of the loan amount

Trade and other receivables

Advance payments to contractors
Debt service reserve account
Advances and other prepayments
Accrued income

tand purchase deposits

Prepaid capital expenses

Other receivables

Trade debtors

Transferred to assets classifiad as
held for sale

Group ASA D-REIT
2024 2023 2024 2023
Shs ‘000 Shs 000 Shs ‘000 Shs ‘000
11,007 24,221 - -
- 117,123 - -
26,347 883 24,791 408
15,896 - 1,989 “
- 279,264 - -
26,257 50,691 - -
802 458 - -
451 936 - -
80,859 473,576 26,780 408
(7,054) (3,919) - -
73,805 469,657 26,780 408

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 Jand acquisition process is completed.

Debt service reserve account relates to prepaid three-months interest on the KCB Bank facility,
which in accordance with terms of the facility issue, is intended to cover the relevant quarterly
interest repayments due at any given time.
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16 Financial assets at fair value through profit or ioss

At start of year
Additions in the year
Dispecsal in the year
Changes in fair value

Af end of year

The baiance relates to tha fair vaiue of ASA I-REIT units held at year end.

Group and ASA-DREIT

2024 2023
Shs ‘000 Shs ‘000
779,620 435,000
- 336,174

- (6,948)

20,173 15,694
800,093 779,920

17 Investment in subsidiaries accounted for using the equity method

{a) Investments in subsidiaries

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

activities at 31 December 2024

Subsidiary Ownership

%

2024

Acorn Project (Two) 100%
LLP

Acorn Project (Three) 100%
LLP

Larch Properties LLP 0%

Ownership
%

2023

100%
100%

100%

Country of
incorporation
Kenya

Kenya

Kenya

Principal activities

Student
Accommaodation
Student
Accommodation
Student
Accommodation

During the year end 31 December 2024, the ASA DREIT transferred its partnership interests in
Larch Properties LEP to Acorn Project (Three) LLP,

Year ended 31 At start of Share of Capital Capital Transfers of Atend
December year profitf injections withdrawals Partnership of year
2024 ({loss) for interests
the year
Shs ‘000 Shs ‘000 Shs ‘000 Shs ‘000 Shs ‘000 Shs ‘000

Acorn Project
{Two) LLP 4,011,472 (37,777 131,686 (906,479) - 3,198,912
Acom Project
{Three} LLP 1,330,549 1,077,366 889,372 - 308,917 3,606,204
Larch
Properties LLP 308,917 - - (308,917) -

5,660,938 1,039,580 1,021,068 {906,479) - 6,805,116
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(a)

Investment in subsidiaries accounted for using the equity method {continued)
Investments in subsidiaries (continued)

Year ended 31 At start of Share of Capital Capital At end of

December 2023 year  profit/ {loss) injections withdrawals year
for the year

Shs ‘000 Shs ‘000 Shs ‘000 Shs ‘000 Shs ‘000

Year ended 31 December 2023

Acorn Project

{Two) LLP 5412,104 {481,639) 280,585  {1,189,578) 4,011,472
Acorn Project

(Three} LLP 388,392 737,360 204,797 - 1,330,549
Larch Properties

LLP - 6,193 302,724 - 308,917

5,800,496 261,914 788,108 (1,199,578) 5,650,838

Capital withdrawal was settied both in cash and non-cash terms. The Non-cash item relates to
seftiement of property disposal through the issue of units in the ASA {-REIT as expressed under
Note 186.

Group
2024 2023
Shs ‘000 Shs ‘000
Cash considerations 906,479 863,404
Non-cash considerations - 336,174
806,479 1,198,578

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

Ownership % Country of Principal activities
incorporation

2024 2023

l.arch Properties LLP 100% - Kenva Student Accommodation
Magnolia Creek Properties

LLP 100% 100% Kenya Student Accommodation
Ebony Creek Properties LEP 100% 100% Kenva Student Accommodation
Willow Creek Properties LLP 100% 100% Kenya Student Accommodation
Elowen Properties LLP 100% 100% Kenya Student Accommodation
{ ancewood Properties LLP 100% 100% Kenya Student Accommodation
Pecanwood Properties LLP 100% 100% Kenya Student Accommodation
Spicebark Properties LLP 100% 100% Kanya Student Accommodation
Tallowwood Properties LI.P 100% 100% Kenya Student Accommodaticn
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(a)

(b)

Investment in subsidiaries accounted for using the equity method (continued)
Investments in subsidiaries (continued)

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

Ownership % Country of Principal activities
incorporation
2024 2023
Linden Properties LLP - 100% Kenya Student Accommodation
Spruce Properiies LLP 100% 100% Kenya Student Accommodation
Ashvale Properties LLP 100% 100% Kenya Student Accommodation
Mahogany Properties LLP 100% 100% Kenya Student Accommodation
Hemlock Properties LLP 100% 100% Kenya Student Accommodation
Scotchping Properties LLP 100% 100% Kenya Student Accommodation

Disposal of a subsidiary

In January 2024, Acorn Project (Two) LLP transferred 100% of its partnership interests in Linden
Properties LLP to the Acom Student Accommodation Income Real Estate Investment Trust (ASA
I-REIT) ASA -REIT for a fotal consideration of Shs 1,480,000,000.

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 1,480,000
Other assets less liabilities 11,041
Net carrying amount of subsidiary 1,491,041
Consideration received:
Cash proceeds received 1,480,000
1,480,000
Loss on disposal of a subsidiary {11.,041)

For the purposes of the statement of cash flows, the cash inflows from disposal of the subsidiary
were as follows:

Shs 000
Cash proceeds received 1,480,000
Cash balances on disposal {9,683)
Net cash inflows 1470317

tn October 2023, Acorn Project (Two) LLP and the Acomn Student Accommeodation Incoms Real
Estate Investment Trust (ASA I-REIT) eniered 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.
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Investment in subsidiaries accounted for using the equity methed (continued)

(b} Disposai of a subsidiary (continued)

(c}

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 2,080,579
Consideration received:
Cash proceeds received 1,724,004
Fair value of ASA 1-REIT units received (Note 186) 336,174
2,060,178
Loss on disposal of a subsidiary (401}

For the purposes of the statement of cash flows, the cash inflows from disposal of the subsidiary
were as follows:

Shs ‘000
Cash proceeds received 1,724,004
Cash balances on disposal -
Net cash inflows 1,724,004

Assets classified as held for sale

In ine with the ASA D-REIT's business model, the Group commences the process of transferring
properties that have achieved stabilisation level of occupancy, ideally 75%, to the ASA |-REIT.

in fine with the CMA reguiations, the properties to be transferred are required to be valued by both
the ASA |-REIT and ASA D-REIT using different independent professional valuers.

in December 2024, Acorn Project {Two) LLP and the Acorn Student Accommodation Income Real
Estate Investment Trust (ASA I-REIT) commenced the transfer of 100% of Acorn Project {Two)
LLP partnership interests in Spruce Properties LLP to the ASA 1-REIT for a total consideration to
be determined al the point of transfer. As at end of the reporting date, the transaction was in
progress, with the asset classified as held for sale in accordance with applicabie financial reporting
standards.
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17 Investment in subsidiaries accounted for using the equity method (continued)
(c) Assets classified as held for sale
For the year ended 31 December 2024 Shs ’000

Investment in subsidiary
Spruce Properties LLP

Investment property 2,289,000

-  Cash and bank balances 31,385

- Prepayments and other receivables 7,054

- Inventories In

- Due from related parties 9,941
Assets classified as held for sale 2,337,691
- Frade and other payables (28,469)

- Due io related parties {7,436}
Liabilities directly associated with assets heid for sale {35,905)
Met assets 2,301,788

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

A summary of the net assels of the subsidiary at disposal is as follows:
For the year ended 31 December 2023 Shs '000

Investment in subsidiary
Linden Propertles LLP

investment property 1,480,000

- Cash and bank balances 9,683

< Prepayments and other receivables 3,919

- Inventories 64

- Due from related parties 5,951
Assets classified as held for sale 1,499,647
- Trade and other payables (18,636)

- Due to related parties (9,912)
Liabilities directly associated with assets held for sale (28,548)
Net assels 1,471,069
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19

(a) Unit holders’ funds

Group and ASA D-REIT

2024 2023
Number of Number of
units Value units Value

Shs ‘000 Shs ‘000
At start of year 267,330,666 5,466,061 244243 145 4,892,563
Issue of units, net of
transaction costs 7791472 232,037 23,087,521 573,498
Al end of year 275,122,138 5,698,008 267,330,666 5,466,061
(b) Earnings per unit

The calculation of basic earnings per unit for the group at 31 December 2024 was based on profit
atiributable to the unitholders of Shs 839,910,000 (2023: Shs 71,555,000} and the weighted average
number of units outstanding of 275,122,138 (2023: 267,330,666 units).

Group
2024 2023
Profit for the year attributable to unitholders (Shs) 839,210,000 71,555,000
issued and weighted average number of units 275,122,138 267,330,666
Basic and diluted earnings per unit {(Shs) 3.05 0.27
Borrowings
Group ASA D-REIT
2024 2023 2024 2023
Shs ‘000 Shs ‘000 Shs ‘000 Shs ‘000
At start of year 4,016,965 3,558,859 - -
Draw-downs in the year 5,604,272 1,243,887 1,000,000 -
Principal repayments (3,262,200) {860,600) - -
Capitalised interest
axpense (Note 13) 448,215 240,160
Interest expense charged
to profit or loss {Note 11) 273,293 243,760 11,619 -
Interest payments (427.879) (408,800} - -
Atend of year 6,652,667 4,016,968 1,011,619 -
Far the purposes of the statement of financial position, borrowings comprise the following:
Group ASA D-REIT
2024 2023 2024 2023
Shs ‘000 Shs 000 Shs ‘000 Shs ‘000
Current 2,307,401 2,935,670 1,011,618 -
Non - current 4,345,266 1,081,296 - -
8,652,667 4,016,966 1,011,619 -
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19 Borrowings (continued)

The borrowings relate to the following:

Group ASA D-REIT

2024 2023 2024 2023

Shs ‘000 Shs ‘000 Shs ‘000 Shs 000

Medium Term Note - 2,935,670 - -
KCB Bank (Kenya) Limited 3,283,904 - - -
ABSA Bank {Kenya) Plc 2,357,144 1,081,296 - -
Sanlam commercial paper 1,011,619 - 1,011,619 -
6,652 667 4,016,866 1,011,619 -

Medium Term Note

The medium term note relates to the Partnership share of the Acorn Green Bond issued by the
immediate parent Company Acormn Project (Twao) LLP. The principal amount of the Bond was
repayable over a term of 5 years. The Bond interest rate was at a fixed rate of 12.25% per annum.
The interest repayments were made on quarterly intervals from the first drawdown.

The principal amount repaid relating to the Medium Term Note was retired on October 2024.
ABSA Bank Kenya Limited Facility

in the year ended 31 December 2023 Acorn Project (Two) LLP (“the Partnership”) entered into a
binding agreement with ABSA Bank Kenya Pic for Shs 6.7 billion revolving facility fo 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 21.25%. The interest repayments are added to the principal amount until 8 months after practical
completion date after which interest payments will be made on guarterly intervals.

The borrowing is secured by a first ranking legai 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 ple.

- 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

Sanlam commercial paper

In December 2024 ASA-DREIT entered into a binding agreement with Sanlam investmenis East
Africa (Saniam Money Market Fund) for Shs 1 billion commercial paper facility to refinance for
diversification of D-REIT capital structure to meet its financial obligations.

The program has a maximum tenor of 12 months with a bullet payment at the end of the facility tenor.
The interest rate repayment was 15.75%. The interest payments will be made on semi-annual
intervals from the date of disbursements.

The borrowing is secured by 100% of the D-REIT shares held in the listed ASA 1-REIT worth Shs
800 million at 31 December 2024. These shares will be placed under lien with the custodian bank,
on behaif of the investors to secure the obligations under the CP Programme,
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Borrowings (continued}

KCE Bank Kenya Plc Facility

in December 2024 Acorn Project {Two) LLP (“the Partnership”) entered into a binding agreement
with KCB Bark {Kenya) Limited for Shs 3,263 million debt facility to refinance the Acorn Green Bond
Medium Term Note (MTN) for Spruce Properties LLP and Ashvale Properties LLP.

The facility has a maximum tenor of 24 months with a bullet payment at the end of the facility tenor.

The interest rate is at KCB Bank base rate + Margin (0.9%); the rate as per the last interest
repayment was 168.50%. The interest payments will be made on quarterly intervals from the date of

disbursements.

The borrowing is secured by:

- First Legal Charge for Shs. 1,275,186,000/- over L.R. No. 7820/3(part), registered in the name
in the name of Spruce Properties LLP to secure advances to the Borrower, and

- First Legal Charge for Shs, 1,988,122,000/- over Title No. Nairobi Block 25/8 formerly L.R. No.
209/346/49 and Title No. Nairobi Block 25/9 formerly L.R.N0.209/346/50 registered in the

name of Ashvale Propetrties LLP {o secure advances to the Borrower.

The borrowings are not subject to any financial covenants.

Trade and other payables Group ASA B-REIT
2024 2023 2024 2023
Shs 000 Shs ‘000 Shs 000 Shs ‘000
Trade payables 499,547 329,840 11,805 7,768
Payable to contractors 251,808 127,923 - -
Other payables and accrued
expenses 423,772 287,638 39,455 78,927
Tenant deposits 33,332 18,050 - -
1,208,256 763,451 51,080 86,695
Transferred to assets classified as
held for sale {28,469) (18,836) - -
1,179,787 744,815 51,080 86,6895

Other payables and accrued expenses mainly refate to project expenses incurred but not billed as
at year end. The accruals are based on the project certifier reports and the interim work certificates.
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Related party transactions

The immediate and ultimate parent of Acorn Student Accommodation Development Real Estate
Trust is Acorn Holdings Limited an entity registered in Mauritius. There are other companies that are
related to the entity by virtue of commen directorship and ownership.

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,

a) Transactions with related parties

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

Related party Service 2024 . 2023
Shs ‘000 Shs ‘000

Cooperstive Bank Limited Trusiee and custodial services 57,097 52,397

Acom Investments

Management Limited DREIT management services 151,045 147,358

Acorn Management Services Property and project

Limited management services 114,955 108,665

Edenvale Properties LEP Furchase of fuel 285 4,609

Spring Green Properties LLP Purchase of eiectricity 5,711 563

Acorn Business Services

Limited Shared services recharges : - 15,660

329,073 320,252

All transactions with related parties are at commercial terms in the ordinary course of business.
Outstanding balances are to be settied in cash in the subsequent year.

b} Due to related partles Group ASA D-REIT
2024 2023 2024 2023
Shs ‘000  Shs ‘000 Shs ‘000  Shs ‘000
Acacia Vale Properties LLP 26,547 24,564 - -
Acorn Management Services Limited 24,538 9,945 47 47
Acorn Investments Management Limited 42 12 42 12
Acorn Holdings Limited 56 56 56 55
ASA |- REIT - 42,546 - 42 548
Spring Green Properties LLP 732 a5 - -
Edenvale Properties LLP 1,353 19 - -
Rowan Properties LLP 28,596 26,542 - -
Ashvale properties LLP - - 51 49
Spruce Properfies LLP - - 33,000 33,000
Beech Preperties LLP 31,680 30,228 - -
Kipkabus Developments LLP 348 - - -
Linden Properties LLP 20,951 - - -
Acorn Project Two LILP - - 8,114 -
Acorn Business Services Ltd 24,361 12,528 - -
158,214 148,698 41,310 75,710

Transferred to liabilities classified as hald

for sale (7.436) (9.812) - -
151,778 136,786 41,310 75,710
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Related party transactions

¢) Due from related parties Group ASA D-REIT
2024 2023 2024 2023
Shs ‘0G0  Shs ‘000 Shs ‘000 Shs ‘000
Rowan Properties LLP 4,990 5,429 - -
Acacia Vale Properties LLP 415 243 - -
Acorn Management Services Lid 1 1,328 - -
Edenvale Developments LLP 1,165 824 - -
Spring Green Properties LLP 8,807 6,399 - -
Beech Properties LLP 7,427 6,430 - -
Kipkabus Developments LLP 3,358 178 - -
Acom MasterFinco One LLP 140,428 41,867 140,428 41,867
l.inden Properties LLP 4,745 - - -
171,345 62,698 140,428 41,867

Transferred to labilities classified as held

for sale (9,940} {5,951) - -
161,405 56,747 140,428 41,867

There were no provisions for doubtful debts related to the outstanding balances and no expense
was recagnised 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 busingss.
Outstanding balances are to be setiled in cash in the subsequent year.

Rowan Properties LLP, Acacia Vale Properties LLP, Edenvale Developments LLP, Kipkabus
Developments LLP, Beech Properties LLP, Linden Preperties and Spring Green Properties LLP are
wholly owned subsidiaries of ASA I-REIT.

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

Coniingencies and commitments
Contractual commitments

The Group had significant capital expenditure contracted for at the end of year majorly relating to
construction contracts with the main contractors but not recognised as liabilities is as follows:

2024 2023
Shs 000 Shs 000

Investment properties
Ashvale Properties LLP - 361,182
Willow Properties Creek LLP 83,786 319,732
Magnolia Properties Creek LLP 144,056 1,270,975
Ebony Properties Creek LLP 53,415 434,533
Pecanwood Properties - 278,576
Larch Properties LLP 2,562,769 -
2,844,026 2,664,998

.
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