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Joint Trustees’ Report on the UPDC Real Estate Investment Trust

For the Financial Statements for the year ended 315! December 2020

The Trustees present their Report on the affairs of the UPDC Real Estate Invesiment Trust, together with the
Financial Statements for the year ended 315 December, 2020.

Principal activity:

Results:

Directors:

Directors' and related parties’

interest in the units of the
REIT:

The principal activity of the UPDC Real Estate Investment Trust (the “REIT")
is to pool investment in a diversified portfolio of income-generating Real
Estate in Nigeria with high growth potential in accordance with the Trustee
Investments Act, the Investments and Securities Act (2007), the Securities
and Exchange Commission's Rules and Regulations and the Trust Deed
(the Applicable Regulations).

The results for the year ended 315 December, 2020 are set out on pages 8
and 10

The Directors of the Fund Manager who served during the period under
review were:

Mrs. Folasade Laoye - Chairman

Mrs. Olumayowa Ogunwemimo - Managing Director (Resigned 14 Aug 20)
Mrs. Tope Omojokun - Managing Director (Appointed 14 Sep 20)
Mr. Tosayes Ogbomo - Non Executive

Mrs. Hamda Ambah - Non Executive (Resigned 6 May 2020)
Mrs. Folasade Ogunde - Non Executive

Mr. Kelechi Okoro - Non Executive

Ms. Yasmin Belo-Osagie - Non Executive

The Directors of the Sponsor who served during the period under review
were:

Mr. Wole Oshin - Chairman

Mrs. Deborah Nicol-Omeruah - Ag Managing Director/CEO
Mrs. Folakemi Fadahunsi - Chief Financial Officer

Mr. Oyekunle Osilaja - Non Executive Director
Mr. Adeniyi Falade - Non Executive Director

Mr. Folasope Alyesimoju - Non Executive Director

The Directors of the Fund Manager and Sponsor with direct beneficial
interest in the units of the REIT are detailed below:

Mrs. Folashade Ogunde 471,000
Mrs, Hamda A. Ambah 60,000

None of the directors of FBNQuest Trustees Limited and United Capital
2



Responsibiiities of the Fund

Manager:

Responsibilities
Trustees:

of

the

Trustees Limited has any direct beneficial interest in the units of the REIT.

The Investments and Securities Act, 2007 requires the Fund Manager to
keep proper books of account and prepare annual financial statemenls,
which give a true and fair view of the state of affairs of the Real Estate
Investment Trust during the period covered by the financial statements.

The Fund Manager is responsible for keeping proper accounting records,
which disclose with reasonable accuracy, at any point in time, the financial
position of the REIT and enable the Fund Manager to ensure that the
financial statements comply with the applicable regulations.

The Fund Manager is also responsible for maintaining adequate financial
resources to meet its commitments and to manage the risks to which the
Fund is exposed.

The responsibilities of the Trustees as provided by the Securities and
Exchange Commission's Rules and Regulations made pursuant to the
Investments and Securities Act, 2007 are as stated below:

- Monitoring the activities of the Fund Manager and the Custodian on
behalf of and in the interest of the Unit Holders;

. Ensuring that the Custodian takes into custody all of the Scheme's
assets and holds them in trust for the holders in accordance with the
Trust Deed and the Custodial Agreement;

Monitoring the register of Unitholders or contributors;

e  Ascertaining the Fund Manager's compliance with the Applicable
Regulations;

*  Ascertaining that the monthly and other periodic retumsireports
relating to the Fund are sent by the Fund Manager to the
Commission;

«  Taking all steps and executing all documents which are necessary to
secure acquisitions or disposals properly made by the Fund Manager
in accordance with the Trust Deed and Custodial Agreement;

»  Exercising any right of voting conferred on it as the registered holder
of any investment and/or forward to the Fund Manager within a
reasonable time all notices of meetings, reports, circulars, proxy
solicitations and any other document of a like nature for necessary
action;

e«  Ensuring that fees and expenses of the Fund are within the
prescribed limits; and

e  Acting at all times in the interest and for the benefit of unit holders of
the Scheme.



Administration of the REIT: During the period under review, the Fund was administered in
accordance with the applicable regulations, faking into cognisance
prevailing market conditions as well as preserving and minimising
possible losses to unit holders’ funds.

In addition, FSDH Asset Management Limited resigned as Fund
Manager to the REIT during the year and the process of replacing the
Fund Manager is in progress.

Charitable donations: The REIT did net make any charitable donations during the period.

Auditors: PricewaterhouseCoopers, the REIT's Auditors, have indicated their
willingness to continue in office.

By Order of the Joint Trustees

— = e

Adekunle Awojob Tokunbo Ajayi
FRC/2013/ICAN/00000002442 FRC/2014/NBA/00000008349
Managing Director Managing Director

FBENQuest Trustees Limited United Capital Trustees Limited

10, Keffi Street, Ikayi Afriland Towers, 37 & 4" Floors,
Lagos, Nigeria 97/105, Broad Street, Lagos, Nigeria
29 March, 2021 29t March, 2021
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UPDC REAL ESTATE INVESTMENT TRUST
FINAMCIAL STATEMENTS
FOR YEAR ENDED 31 DECEMBER 2020

STATEMENT OF THE FUND MANAGER'S RESPONSIBILITIES

The Fund Manager is responsible for the preparation of the financial statements which give a true and fair
view of the state of affairs of the Trust for the year ended 31 December 2020 and of the net income for the
period ended 31 December 2020.

The responsibilities include ensuring that:

the Trust keeps accounting records which disclose with reasonable accuracy the financial
position of the Trust and which ensure that the financial statements comply with the
requirements of the relevant accounting standards;

ii. appropriate and adeguate internal controls are established to safeguard the assets of the
Trust and fo prevent and detect fraud and other irregularities;

iii. the Trust prepares its financial statements using suitable accounting policies supported by
reasonable and prudent judgments and estimates that are consistently applied, and

iv. it Is appropriate for the financial statements to be prepared on a going concern basis.

The Fund Manager accepts responsibility for the annual financial statements, which have been prepared
using appropriate accounting policies supported by reasonable and prudent judgments and estimates in
conformity with:

i. International Financial Reporting Standards

ii. Financial Reporting Council of Nigeria Act

lii. Investments and Securities Act

iv. Relevant circulars issued by the Securities and Exchange Commission.

The Fund Manager further accepls responsibility for the maintenance of accounting records thal may be
relied upon in-the preparation of the financial statements, as well as adequate systems of internal financial
confrol.

Nothing has come to the attention of the Fund Manager to indicate that the Trust will not remain a going
concern for at least twelve months from the date of this statement.

BY ORDER OF THE FUND MANAGER
FSDH Asset Management Limited

| P - T

“Tos gl}dmo Folashade L¥oye
i Director
12019/10D/00000019531 FRC/2014/ICAN/ODDO0006163
March 2021 29 March 2021
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Independent auditor’s report
To the Members of UPDC Real Estate Investment Trust

Report on the audit of the financial statements

Our opinion

In our opinion, UPDC Real Estate Investment Trust's (“the Trust’s”) financial statements give a true and fair view
of the financial position of the Trust as at 31 December 2020, and of its financial performance and its cash flows
for the year then ended in accordance with International Financial Reporting Standards and the requirements of
the Investments and Securities Act and the Finaneial Reporting Council of Nigeria Act.

What we have andited

UPDC Real Estate Investment Trust's financial statements comprise:

= the statement of comprehensive income for the year ended 31 December 2020;
= the statement of financial position as at 31 December 2020;

» the statement of changes in unit and reserves for the year then ended;

» the statement of cash flows for the year then ended; and

= the notes to the financial statements, which include a summary of significant accounting policies.

Basis for opinion
We conducted our audit in accordance with International Standards on Auditing (I8As). Our responsibilities
under those standards are further deseribed in the Auditor’s responsibilities for the audit of the financial
statements section of our report.

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

Independence

We are independent of the Trust in accordance with the International Code of Ethies for Professional
Accountants (including International Independence Standards), i.e. the IESBA Code issued by the International
Ethics Standards Board for Accountants. We have fulfilled our other ethical responsibilities in accordance with
the IESBA Code.

PricewaterhouseCoopers Chartered Accountants, Landmark Towers, 5B Water Corperation Road, Victeria
Island, Lagos, Nigeria
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Key audit matters

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

Key audit matter How our audit addressed the kKey audit matter

Valuation of investment properties -
Nao6.5 billion (refer to notes 2.7, 4.3 and 16)

We focused on this balance because significant We assessed the independence, qualifications and
judgement and estimate are made by management. expertise of the Fund manager’s valuation expert to
determine whether there were any matters that might
The Fund Manager makes use of an external have :ﬁ?ct;d :wr ';hle_chwt:" = wmpmm;c: .
expert to perform these valuations. The valuation Sie ppb et Eac e I I L, DIRPRTELL OFf L
technique adopted for each property is determined by Fund Manager for all properties and assessed
whether the valuation teehnique adopted for each

taking into consideration the current use of the : : = 5

property and the availability of market data on recent Eﬁﬂﬁ‘:;s sl i debeonining the i vakie.of

sales activities, Management eonsidered the rental i)

: ; : g We carried out procedures to test whether property-
:1;1:121'1171 fitaipesental income it de Rairigthe specific information supplied to the valuation experts
: (such as rental income and title held on each

property) reflected the underlying property records
held by the Trust.
We used property specifie information and external
data to independently develop a range of estimates
and compared to the Fund Manager’s estimates.

We also reviewed the disclosure for compliance with
relevant standards.

Other information

The Fund Manager is responsible for the other information. The other information comprises the Parties to the
Trust, Trustees report, Fund Manager’s Report, Statement of Fund Manager’ Responsibilities, Value Added
Statemnents and Five Year Finaneial Summary, but does not include the financial statements and our auditor’s
report thereon,

Our opinion on the financial statements does not cover the other information and we do not express an audit
opinion or 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, 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.
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Responsibilities of the Fund Manager and those charged with governance for the financial
statements

The Fund Manager is responsible for the preparation of the financial statements that give a true and fair view in
accordance with International Financial Reporting Standards and the requirements of the Investments and

Securities Act, the Financial Reporting Couneil of Nigeria Act, and for such internal control as the Fund
Manager determine 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 Fund Manager is responsible for assessing the Trust’s ability to
continue as a going concern, disclosing, as applicable, matters related to going coneern and using the going
concern basis of accounting unless the Fund Manager either intend to liquidate the Trust or to cease operations,
or have no realistic alternative but to do so.

Those charged with governance are responsible for overseeing the Trust's financial reporting process.

Auditor’s responsibilities for the audit of the financial statements

Qur objectives are to obtain reasonable assurance about whether the finaneial 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 2 high level of assurance, but is not a guarantee that an audit conducted in
accordance with 18As will always detect a material misstatement when it exists. Misstatements can arise from

fraud or error and are considered material if, individually or in the aggregate, they could reasonably be expected
to influence the economic decisions of users taken on the basis of these financial statements.

As part of an audit in accordance with 1SAs, we exercise professional judgment and maintain professional
seepticism throughout the audit. We also:

+ Identify 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 frand is higher than for one resulting from error, as fraud may involve
collusion, forgery, intentional omissions, misrepresentations, or the override of internal control,

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

+ Evaluate the appropriateness of accounting policies used and the reasonableness of aceounting estimates
and related disclosures made by the Fund Manager.

» Conclude on the appropriateness of the Fund Manager's use of the going concern basis of accounting and,
based on the audit evidence ohtained, whether a material uncertainty exists related to events or conditions
that may cast signifieant doubt on the Trust'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 diselosures 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 eonditions may cause the Trust to cease to continue as a going coneern,

» Ewvaluate the overall presentation, structure and content of the financial statements, including the
disclosures, and whether the financial statements represent the underlying transactions and events ina
manner that achieves fair presentation.
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We communicate with those charged with governance 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 those charged with governance with a statement that we have complied with relevant ethical
requirements regarding independence, and to communicate with them all relationships and other matters that
may reasonably be thought to bear on our independence, and where applicable, related safeguards.

From the matters communicated with those charged with povernance, we determine those matters that were of
most significance in the audit of the financial statements of the eurrent 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 cireumstances, we determine that a matter should not be
communicated in our report because the adverse consequences of doing so would reasonahly be expected to
outweigh the public interest benefits of such communication.

| :hf-‘.ff{i.l.rr OF BIRAFEnRY
‘ VL OE G RA

\ /‘;1 U b Di nhmll,.;\ L}Ou

For: PricewaterhouseCoopers 31 Mareh 2021
Chartered Accountants
Lagos, Nigeria

Engagement Pariner: Wura Olowofoyeku
FRC/zo17/ICAN/ooo00016809



UPDC REAL ESTATE INVESTMENT TRUST
FINANCIAL STATEMENTS
FOR YEAR ENDED 31 DECEMBER 2020

STATEMENT OF COMPREHENSIVE INCOME

Rental Income

Fair value gain/{loss) on investment property

Interet income on deposit with banks

Interest income on assets measured at fair value through profit or loss
Net gain an financial assets hald for trading

Net gain on financial assets at fair vaiue through profit or loss

Net gain on disposal of investment property

Oiher income

Revenue bid

Impairment charge on recelvables
Operating axpensos

Profitf(loss) before tax

Tax

Profit after tax

Increase!/(decrease) in net assels attributable to unit holders

Earnings per unit alirbutable to unit holders of the Trust
Earnings/{loss) per unit - basic and diluted (Naira)

Motes

17

10
1

16
12

31 December 31 December
2020 2018
N'DOO N'OD0
1,566,896 1,688,205
53,077 (2,385 285)
10,660 12413
321,381 675,863
246,502 100,782

- 6,129

101,453 -
118,343 11,558
2418311 101,655
(5.485) (8,055)
(480,534) (542 ,893)
1,932,292 {449,293)
1,932,292 (449,293)
1,932,292 {449,293)
0.72 (0.47)

The accompanying notes form an integral par! of these firancial slaternerils.
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UPDC REAL ESTATE INVESTMENT TRUST
FINANCIAL STATEMENTS
FOR YEAR ENDED 31 DECEMBER 2020

STATEMENT OF FINANCIAL POSITION

Assets:

Balances with banks

Financial assets held for trading
Other assels

Property and equipment

Right of use assels

Investment proparty
Total assets

Liabilities:

Accounts payabls

Rent recaived in advance
Lease liabilities

Total iabilities

Met assets attributable ta unit holders of the Trust
Represented by:

Units and reserves attributable to unit holders of the Trust

Unit holders’ contributions
Retained sarnings

Notes

13
14
16
18
15
17

18
20
15

21

31 December 31 December
2020 2019
N'000 M'000
1,305,432 3,174,924
3,847,599 926,673
231,870 76,585
93,343 140,302
19,003 18 B29
26,522,225 26,893 847
32,019,272 31,234,164
620,205 114,493
476,060 556,522
12,617 10,676
1,108,782 561,621
30,910,490 30,552,478
26,682,695 26,682 6805
4,227,795 3869783
30,910,490 30,552,478

The accompanying notes form an integral part of these financial statements.

SIGNED ON BEHALF OF THE DIRECTORS OF THE FUND MANAGER ON 29TH MARCH 2021 BY

Folashade Laoye (Director of the Fund Manager)
FRC/2014/ICAN/DD00000B 163

Tosa Ogbomo (Director of the Fund Manager)
FRC/2019/10D/00000019531

Additional Certification:

Shehu Jamiu (Chief Financial Officer of the Fund Manager)
FRC/2018/ICAN/OCO0C01887E
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UPDC REAL ESTATE INVESTMENT TRUST
FINANCIAL STATEMENTS
FOR YEAR ENDED 31 DECEMBER 2020

STATEMENT OF CHANGES IN LINITS AND RESERVES

At 1 January 2019

Comprehensive income

Loss for the year

Transactions with unit holders in their capacity as unit holders:

Distribution paid to unit holders

At 31 December 2019

Comprehensive income
Profit for the year

Transactions with unit holders in their capacity as unit holders:

Distributions paid to unit holdars

At 31 December 2020

16

ATTRIBUTABLE TO UNIT HOLDERS OF THE TRUST

Unitholders' Retalned Total
contributions earnings
N'00D N*DDO N0D0
26,662,695 5,866,672 32,549,367
- (449,253} {449,293)
(448,293) (449,293)
- {1,547.596) (1,547 596)
- {1,996,889) (1,986,889}
26,682,695 3,869,783 30,552,478
= 1,932,292 1,932,292
1,932,202 1,832,292
- {(1,574,279) (1,574,279)
- 358,013 358,013
26,682,695 4,227,795 30,910,491




UPDC REAL ESTATE INVESTMENT TRUST
FINANCIAL STATEMENTS
FOR YEAR ENDED 31 DECEMBER 2020

STATEMENT OF CASH FLOWS

Cash flow from operating activities

Cash genarated from cperating activities

Interest received

MNet cash flow generated from operating activities
Cash flows from investing activities

Proceeds from sale of investment property
Improvement of investment property
Purchase of property and equipment

Net cash used in investing activities

Cash flows from financing activities

Principal element of lease payment
Distributions paid to unit holders

Met cash flow used in financing activities

Met increase in cash and cash equivalent for the peried

Analysis of changes in cash and cash equivalents:

Cash and cash eguivalents at start of period

Net increase in cash and cash equivalent for the period

Cash and cash equivalents at end of period

31 December

31 December

Motes 2020 2019
N'"000 N'D00
22 {1,027,466) 2,890,125
340,470 805,677
(686,395) 3,585,802
17 652,435 ot
17 (227,736) %
18 (32,916) (140,858)
391,783 {140,858)
15 - (11,550)
(1,574,279) (1,547 596)
(1,574,279) (1,558,1486)
(1,869,492) 1,885 797
3,174,924 1,289,127
(1,869,492) 1,885,797
23 1,305,432 3,174,924

The accompanying notas form an integrail part of these financial siatements.
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UPDC REAL ESTATE INVESTMENT TRUST
NOTES TO THE FINANGIAL STATEMENTS
FOR YEAR ENDED 31 DECEMBER 2020

General information

The UPDC Real Estate Investment Trust the *Trust®, established in Jung 6 2013, |5 8 close-ended Real Estate Investment Trust which is listed an the: Nigeran Stock
Exchange (M3E), The units of the Trust can be bought and seld through a lcensed stockbroker on the floer of the exchange.

The primary objective of the Trust is fo enable investors earm stable insoma whiles presendng capital over the long lerm, This is achieved by ensuring statle cash
dislribudlons from Investments in a diversified portfodio of income—praducing real estale property and o improve and manimize unit value through the ohooing
management of tha Trust's assets, acqulsitions and developmenl of additional |noeme-produclng real estate property.

Thesa financial slatemants wora approved and aviharisad for Issus by 1he Invesiment Committes on Lthe 28 of March 2021,

2. Basls of preparation

241

The financial staterments have been prapansd in accordance with Intemational Financlal Reporting Standards (IFRS) as issued by the Infemalional Accounting Standard
Board (1458). Additional informalion required by national regulatiens is included where appropriate. The financia! staterments have been prepared In accordance with the
going cancem principle under fhe hisloreal cost conventlan as modified by fhe measurement of certain financial assels and investment property held &t fair value.

This preparation of Hnanclal staterments in conformity with IFRS requires the usé of cartain oritical accounling estimates. It also requites the Fund Manager io exercisa jis
judgement in the process of applying the Trust's accounting policies. Changes in azsumplions may have a significant (mpact on the financial statemants inthe pariod the
assumptions changed. The Fund fManager belleves that (ke undertying assumplions are appropriate and that the Trust's financial statements therefore present the
financial position and resulls faifly. The apeas involving a higher degres of judgament or complesdty, orarsas whet assumplions and estimales are significant fo the
financial statemeants, are disclosad in Note 4.

The financial statements are presented in Nalra, which (s tha Trust's functional and presentation currency. The figures-shown in the financial stalements ame stated in
thousands of Naira, unless olherwise staled,

Summary of significant secounting policies

Tha prineipal aceounting poficies applied in the preparation of thesa Mnanckal stalements are sel oul belaw. Thase policies have been consistently applied, unless
olharwise stated.

2.2 Standards and |nterpretations effective during the reporting period

{8} Amendments to 1AS 1, Prasantation of Finanelal Statoments, and IAS B, Accounting Policles, Changes In Accounting Estimates and Errors (effective date:
1 January 2020)

The IASE has made amandmenis to IAS 1 Presenialion of Financial Stalements and 1AS 8 Accourling Policies, Changes in Accolnling Estimates and Ermors which usa
a corsistant definiten of materality throughout International Financlal Reporing Standards and the Goneeplual Framewark for Financial Reporting, clarify when
mformation is material and incorporate some of the quidance in |AS 1 aboul immalerial information

In perticular, the amendments clarify:

= {hat tha refersnca to obsouring Information addresses situations in which the effect is similar {o omiiting or misstaling thal Information, and that an enlily essesses
malenality in lhe context of he financial stalements as a whole, and

<ttha mearing of‘primary users of genaral-pupute fmancial slstements’ to whom Boss fnencial siatements aro directad, by defining Bem as 'exdxling and petentlal | s, [enders and olher oredioe’
thal musl rely an genere] purpose finencial slatements for mush of the finuncal infermaon they nead,

The amendments abave cd nol ave any impact on ihe amounts recoqnisad in prior periods and ara Aol expecked io signifcanty afet e cumant or futwe periads.

{%) Revised Goneaplual Framuwarh for Financlal Reperting (effective for annual reporting periods baginning on or attar 1 Januasry 2020)

The [A58 has issued 8 revisad Conceplual Framawork which will be used in slandard-sstiing decisions wilh immediale efect, Koy chingss inckde:

+ ncransing tha prominanea of slewardship In i chjsetive of Sancial reporling

« rginglafing prugence as a component of newrakty

« defining & reporing anfity, which may be a lagal antily, ar o parfan ofan ently

v resising the cedniiens of an assel and a labiliy

+ fenaving (he probablity teshold far recopriian and addng guitans an demscogrition

+ g guidarice on cifferen! measuremen basis, and

« ataling that profit of loss s the primary parfoemancs indlcatarand that, n principie, income and axpeanses in other comarabunshve Income shuuld be recycled whers fils enhiances ths rebevance or failbiul
repeesaniakan of Ihe fnancizl slalements.

Mo changss will ke mada 1o any of the aceaunting standards. Howser, anise lhat raly on the famawark in datermining S acceuniing palicies for ranssckans; evenls ar condéans Lkal are no oterwise
doall with under the eooountng slandards will need fo apaly #ie revised famework from 1 Jaruany 2020, The Trustis notimpacied as ftid nel rely on the framesark In dedermining the secounting paflcles
for its {ensactions
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UPDC REAL ESTATE INVESTMENT TRUST
NOTES TO THE FINANCIAL STATEMENTS
FOR YEAR ENDED 31 DECEMBER 2020

23

{c) Covidi2 Rent Concessions-Amendments o IFRS 16

A aresull ol i covd?9 pandemic, rent concessions hava been granted Io less=es. Such concessions mighl ke a varlety of forms including paymenl bolidays and deferrsl of leass paymeants.

In May 2020, the 1ASB mads an amend mantto IFRS 16 which provides lessecs with 2n option o treet qualiying renl concassions in the same way 6 they would I they wers nod lease modifcations.
I mary cases, this will resull in ecesunfing for e concession as variabla leasa payments in the period in which they are grarizd.

Effachive datais 150 June 2020,

The Trust had no releled Govid18 related ram concessicns a5 such fhene s ro impact on the tnancial slatements.

Standards ond imerpretations kssuediamended but nol yed effective

Certain accounting standards and interpretations have baen publishad that ars nol mandatory for 31 December 2020 reparling periods hard have nol bean sary acopled by the Trusl. Thuse slandirds ave
ol expecliE o bl & ematelal imgact en our claman o fubre e ponting pericds and on oresesatle AUie ansacions. See k! belaw,

Annual improvements to IFRS Standards 2008 = 2020

The following improvements were finalized in May 2020,

+ IFRS 8 financial instruments — Clarifies which fees should be included in the 90% test for derscognition of financlal labilites,

« IFRS 16 laases — To remove the fllustration of payments fram the leasor relating lo leesehold improvements, fo remove any confusion abold (he tresiment of lease
Incentives,

The effective dale s 181 January 2022,

Flnanclal assets and liabilitles

Measuremant methods

Amortised cost and effoctive interes! rata

The amortisad cost i the amount at which the financial asset or financial ability is measured at initlal recegnition minus the principal repaymants, plus or minus the

cumulative amarlizalion using the afective inferest method of any differance betwean that initial amount and the maturity amaount and, for inancisl sssals, adjusted for
any loss allowanes.

The effactive interest rale is the rale thal exactly discounis estimated future cash payments or racaipls thraugh the expected e of the aasat or financial labiliy
1o the gross carmying amount of a Ainancial asse! (e, s amerlised cost before any impaimant allowance) or lo the ameortised cost of a financial lisbility. The calculation
dogs not consider expacted cradit [osses and inciudes transaction costs, premiums or discounts and fees and polnts paid or recelved thal ae infegral o the afeclive
imerest mte, such as orgination fees.

‘When the Trust revisas the sslimales of fuldre cash flows, the camying amaunt of the respectiva financial assats or financial llabllity s adjusted ta reflect the new
estimate discounted using the ariginal effectiva interest rata, Any changes are recognised in profit or |oss,

Initial recognition and measuremant

Finaneial assets and Mnancial liabilfies are recognised when tha enlity becomes a party (o tha contractual provisions of the instrument. Regular way purchases and sales
of financial assels are reeognized on trade-date, the date an which the Trust commils 1o purchasa or sell the assel

At initial recognition, the Trest measwes a financial asset or fnenciel liability at its fair value plus or minus, in (ke case of & financial assel or financial liability not at fair
value through profit or loss, iransaction costs that are incremental and directly attribudabls to the scquisitien o issue of the fnanclal asset or financial liability, such as
ters and commissions, Transaction cosls of financial assels and financial lkabilibes carmed al fair value through profit or loss are expansed in profit or loss. Immediately
after initial recagnition, an axpecied cradit lass allswanse (ECL) Is recognised for financial ascels measwed al amerlised cosl and |nvestments in debt instruments
mpasured al FYOC] which resulls in an accounting loss being recognised in the incame statement whan an asset is newly onginated.

Whan e falr value of financial assels and liabilities differs from the iransaction price on inflial recognition, IFRS 8 the enlily recognises ihe difference as follows:
(&) When the fair value is evidenced by a quated prics in an active markel for an identical assel or liability f.e. 2 Level 1 input) or based on & valuslion tachnique that
uses only data frem observable markets, the difference is recognised as a gain or loss.

(t) Invall ather cases, the diferenca is defered and the iming of reconnifion of deferred day one profil or loss is determinad indlvidually. It |= elther amortised over the
\lfa of the Instrument, defered unti the (nstrument’s falr value can he determined using market ohserable npils, or realized through setlemant.

Finaneial assets

Classification and subsequent measurement
The class ficatton requirements for debt and equity instrumants are described below:

Debl instruments

Dbt Instrurments ara fhose instruments that meot the definition of & financial lizbility from the fssuer's perspeciive, such as loans, government and corporsts bonds and
trade récaivables purchased from cliants in faclaring armangementa without recourse.

Ciassificatian and subsequent measurement of debt instrumants depand on:
([} the Trust's business mede! for managing the asset; and
(li) the cash fiow characleristics of the asset.

Based on these factors, the Trust class|fies s debl instruments into one of the foliowing hvee mepsuwremen! calagories:
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UPDC REAL ESTATE INVESTMENT TRUST
NOTES TO THE FINANCIAL STATEMENTS
FOR YEAR ENDED 31 DECEMBER 2020

a) Financial assets measwed ot amornised cost

These represant assets that are held for collection of conirachusl cash flows where those cash flows represent solely payments of principal and Interest (SPPIY, and that
are not designatad at FYPL. The carrying amount of thase assets s adjusted by any axpected credil lose sllowance recognised and measured, Inferest income from
these financial assels is induded in ‘Ineres! income’ using the sflective interest rate method,

b) Financial assets measurad at FWOCI

Financial assels that are held for eollection of contractual cash flows and for 38lling the assets, where the assals’ cash lows represent salely payments of principal and
Interest, and that are nel designated et FYPL, are measurad al fair value tlrough other comprehensive income (FVOCH. Movemants in the carrying amount ane faken
through Other camprenznsive income (OGT), axeapt forthe recognitien of Impalrment gains of lesees, inferest revenue and foreign exchange gains and losges on the
mstrument’s amortised cost which are recogrised in fhe inpome statament.

When the financial asset 15 derecognised, the curmuiative gain or loss previously recognised In OC] i reclassified fom equity fo profil or loss and recognised in incomes.
imerast income from (hese Mnanclal assels |s included In 'Interest income’ using the effective interest rale method.
Thne Trust does not have any assels measured o FUOC]

¢} Financial assats measured at FVTPL

Aesets that do mot meet the oriteria for amorised cost or FVOC! are measured at fair value through profit or loss. A gain or 1055 on a debt Investmant that is stbseguently
menagurad at falr value through profit or loas and (s not part of a hedging relationship Is recognised in the income stalement and presented in the income statement within
‘Mt gains on financial instruments held for rading' in the perod In whish it arizes, unless i arisas from debt Instrumants (hat wera daglgnated at fair valus or which are
nol held for trading, In which case they sre presanted separately in income. Interest income from ihese financial sssels is included in ‘Interast income’.

C) Equity Instrurmnents

Equily instrumenls are instrurments that meet the definition ot equity from tha issuer's perspactve: that ks, instruments that do nat contain a contraciual obligation to pay
and that avidence a residual intarest In the kBsuer's nel asssls,

The Trust subsaquantly measures all equity Investmants al falr value hrough profit of foss, Dividends, when reprasanting a retumn on such invesiments, confinue 1o ba
racognisad in tha income statamant as other Incoma when the Trust's rght to recsive paymanls Is eslabished.

Gains and lossss on aquity Investments al FYPL are included In the "Nel gains on financial instruments held for trading' line in 1ha income statament,

Demecognition

varsfemad and substant alty all the risks and rewards of ownership of the susets are alsa transferrad (ihat s, if substantially all the risks and rewards have nat bean
trarsfarred, the Trust lasts control In ensure thal conlinulng Imvalvamant an the basis of any relained powers of control does nal pravent derecagnition). Financial
liabilibes are derecognised whan they have been redeemed or olhensse extinguished,

Financ/al liabilities

Classification and measuremant -
Eirmancial llabiliies are classified as subsequenily measured al ameortised cost, The trust's financial habilihes includas Rert recelvad in advanes, fees payable, acorusd
expensas and lease Habilities,

Derecognition of financial llabilities

Financia! liabililies are derecognised when thay are sxdinguished [i.e. when the sbligatien speeified in the cantract is dischargad, cancelled ar expiras). The exchange
between tha Trustand its orginal lenders of debt inatruments with substaniially different lerms, as well as substankial modifications of the lerms of existing financial
liabililies, are accountsd for as an extingulshment of the original financial liablity and the recogrition of a new financial fabifity, The larms ane substantially ditferent if the
diseounted prasant value of the cash Naws undar the rew termes, Including any fees paid net of any fees received and discounted using the onginal effacive interasi rate,
is al leasl 10% difierant fram the discounted present value of the remalning sash flowa of the arlginal financial liability.

In additian, other quslitative factars, such as tha currensy that the instrumant is dznominated in, changes in the type of interest rate, new conversion fastures
atiached lo the instrument and change in covenants are also taken Intn eansideration. f an exchanga of dabl instrumants or madificallon of terms is accounted for
a&s an extingulahmenl, any costs or fess incued are recogniged a8 part of the gain or less on the extinguishmant. It the exchange or modification is not accountad
for as an extingulshment, any costs or fees incurred adjust the carrying amount of the llability and ars amoriised over the remaining lerm of the modified liabllity.
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Category (as defined by IFRS 9) Classes as detormined by the Trust Subclazans
Financial assels Bank balances Balances with banks

Amaoitised cost Ranl recelvables

CiheiSekel Reesivabla fram
proparty manager
Treasury bills

Finanzial asaais held for frading
Financlal assets held for Conporate bonds

trading (FYTRL]) L
Financial assels al fair value through profis or loss mﬂnﬁmﬁ;ﬂ

Fund manager's fee
payatie

Cuslodian fegs
Account payables payable
Dividend payabla

Financial lizbilifies Amortised cost

Aecruad axpenses

i Rent raeaived in
Rert recaived in advance P

Laass liability Lease liabiliiss

2.4 Impairment

For trade recelvables thal do not contain a significant financing companant, the loss allowance is measurad al initial recognition and throughout the life of the receivable
#1 an amount equal fo lifetme ECL, As a practical expedient, a provision matrix has been used to esflimate ECL for ihese assels.

The provizion matrix simply involves applying (he relevant loss ratas 1o (he balances owlstanding across the different age bands 1.8, rates applied depends on the number
of days thal a trade receivable is past due,

The |ass rate is datarmined based on Fistorieal osses rale over a thras-yasr perod, Tha lass definllion Is any racelvabdes balance thal ks over 365 days, The estimaled

historical Ioss rates have been approprately adjusted to reflect the expected futura changes using macroaconamlc variables which sarve a5 Indicators of lassss. Macro
vanables cons/dered include GDP growih rale, inflation rale and exchange rafe respeclively.

Based on the assessment as at 31 December 2020, the loss rates for each age buckel are as follows:

Age bucke! Loss rabe (%)
-3 day= [
(3150 days 4423
B1-1E0 days TO0%
Above 181 days 19.00%:

2.5 Write-off

Loans and debt securities are written off (either pariially or in full} when there is no realistic prospect of recavery. This is generally the case when the Trust determines
{hal the bormewsr does nol have assels or sources of income that could generte suffislent cash lows to repay (he amounis subject to the write-ofl. However, financial
assats thal are wrilten off could still be subject (o enforcement activilies in order to comply with the Trust's procedures for recousry of amounts due

2.6 Offsetting financial Instruments

Financial assats znd [iabilifies are offset and the nat amount reporad |n the statamant of financal position when there is a lagally enforceatble right to offset the
racagniced amourts and there is an intention to setile on a net basis or ralise the asset and setils the liablity simultanecusly. The legally enforcaable dght must not ba
eontingent on futurs events and must be enforceable In ihe nommal course of business and in the event of defaull, insehvency or bankruplcy of the Trust or e
counterparty.

2.7 Investment proparty

|nvesimant properdy include income producing properiies and properdy under development {land or buliding, or part of a buliding, or both) that are hald by tha Trust to
&arn rental income or for capital appreciation or both but Gre not far sale in (he ordinary course of business, use in (he production or supply of goods and services or for
admirlstralive purposes.

Imvasiment prapanty ars initlially recagnized at property coat including related transaclion costs,

After initial recognition, investment property s carfied at fafr value. [nvestment propery under construction is measured al fair value. [nvesiment property under
eonstruction far which the fair value cannct be determined reliably, but for which the Trust expects that the fair valus af the propedy will be ralisbly daterminanie whan
conslructian Is completed, ame measured at cost less impaiment undll the falr value becomas reliably determinable or consiruction is completed - whichever is earfier.
Fairvalue is based on aclve markel prices, adjusizd, if necessery, for differences in the nature, location or condition of the specific ssset. I this information s not
avallable, the Trust uses altemalive valuation melhods, such a8 recent prices on less active markets. These valualions form the basis for the carmying amounts in the
financial stztements. Invesiment property that Is belng redeveloped for confinulng use as lnvestment praperty or for which the market has becoma lass aofive confinues
in ba measured al falr valuo.
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The fair value of Investmant property raflects, among other things, rental income frem current leazes and ather assumpdions market participant: would make when pricing
the properly under current market conditions,

Subsequent expandilure is capitalised to the assel's camying amourt only when I is probable that fulure economic benefits associated with the expenditure will flow to
fhe Trust and the cast of the item can be measured relisbly. All ather repairs and maintenance costs are expensed when Incurred. When part of an investment property is
regplaced, the camying amount of the replaced parl is derecognised.

Changes Infalr values ane recognized in the statement of comprenensive incomea. Investment propary are derecognized when they have been dispased or when

no furtber economic berefits 2ne expected from the property.

FOr | TYESITENT PIOperTy, e 12 VaILANON 1S CAITIed DUL DY INdEpENIent promessionally GUaITed WAIers wid N0 4 MECosniSen relsvan] prfessonal quaincancn ana
have recent experignse Inthe locations and segmenta of the investment property valued. For all invesiment property, their current use equates lo Ihe highest and best
use.

Income on disposal of investmenl properties are recognized in the staterment of comprehansive income a5 'net gainfloss on disposal of investment property'.
2.8 interest income and expense

Irtarest income for all |nterest-bearing financial instruments are recognised wilhin ‘inlerest incoma’ in the statement of comprehensive income using the effeclive interes
method. The Trust does nol have any Interest expense as at ihe reporiing date.

Irterest ineame |9 ealeutated by applying the affactive interest rate 1o the gross earmydng amount of financll assels, axcept for

{a) POCI financial assets, for which the original credit-adjusted sffeclve interest rata is applied 1o the amoartised cost of the finanatal assat.

() Firanchal assets (hat are nol POGT but have subsequenlly besome cradit-impaired {or 'stage 3'), for which inferest reverue |s caloulated by applylng the effective
IMarest Fete 1o thelr amortised cost (1Le, net of the expected credit lozs provision).

The effactive intarest mathod |5 a mathod of calculating tha amorissd cost of & financial asset or a financlal Hsbility and of allacaling (ha Interest Incoma of Interast
expensa overtha relevant period, The effective intsrest rale is (he rate that exacily discounts estimated fulure cash payments or recelpls through tha sxpacted [He of the
financial Ingtrument or, when approprate, a shorer perfod to the nal carrying amount of the financizl assel or financial fiabdity. When calculaling the effactive interest
rate, the Trust ssfirmales cash flows considering afl contractual terms of the financial Instrumant (for axample, prepayment oplions) but doas not consider fuiure cradit
lesses, The calculation ncludes al| fees and paoints pald or received between parties (o he caniract thal are an Integral par of the effeclive inlerest rats, transaction costs
and all oiher prémiums ar discounts,

Cines: | finanoisl assat or & group of similar financial asssls has bagn wrillan down as a resull of an impairment loss, interest income is recognised Using the rals of
interest used lo discount the future cash flows for the purpese of measuring the impalrment |ozs,

2.9 Rental Income from property

Rental Inzama fram invesiment propery is recognisad on a etraight-line basis over the leass term, Whaen the Trust provides incentives to it tenants, the cost of
incentives is recognised over the lease tenm, on a siraighb-ine basiz, as a reduction of rental insams, Rental Ineams eamed but yat ta ha pald by the tenant(s) is
recardad as *rent recelvables™ in the notes (o the sccownt and reporied under “other assets® in the stalement of nancal positon.

Rert pald in advance and yet 1o be sarmed are recorded as "Rent recalved in advance” in the stalement of financial pasition.

2.10 Property and squipment

(I} Recognilion and measuramant

liems of proparty and aquipmeant are maasured al cosl lase accumulated depreciation and impsirmenl losses. Costincludes expenditures (hal are directly afiributable o
|he acquisition of the asset. When parls of an Hem of properly or equipment have different useful lives, they ara secountad for a8 separals ilems (major compenerts) of
propedy and equipmenl. An assal is recognised when it is probable that economic benefils asscciated wilh the item flow fo fhe Trust and the cost of the ftam can be
reliable measured.

Tha gain or ioss en disposal of an item of property and equipment is datermined by comparing the proceeds from disposal with tha camying amaunt of tha item of
propedty and aquipment and are recognized net within othar operating incoma in statemant of comprehensive income,

The assels’ carmying values and useful lives are reviewad, and wrilten diwn if appropriate, at sach date of the stalemeant of financie] posifion. Assels ara impairad
whenever evenls or changes In drcumstances indicate ihat the camying amount is less than the recoverabla amount,

(i) Subsequent costs

The cost of raplacing part of 2 H=m of propery or equipment is recegnised in the samying amount of the item i7i 1s probable that the future sconomic benefits embodied
within ise part will flow to the Trust and its cost can be measured rafiably. The carmying amount of the replaced part is deracognised. The costs of the day-io- day
servicing af prapey and aquipment are recognised in statement of comprehansive incoma,

[iii) Depreciation

Degreciailon s recognised in profit or loss on a straight-live basis to write down the cost of each asset, to their resldusl values over the esfimated useful lives of each
part af an tam of propery and equipment. Lessed assets under finance leasa am deprecialod over the shorler of the lease term and thedir useful lives,

Depreciation begine when an ssset is availabla for uge and ceases al the earfler of the date that the assel is derecognised or classified as held for sale In accordance
wilh IFRS 5. A non-current asset is not depraciatad whila it is ciassified a3 held for sale,
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The estimated useful Ives for the period are 23 follows:

-Office equipment - 33.33%
Fixtures & fttings = 33.33%

Depreciation metnnds, ureful Ihves snd residual values are reassessed ot each repariing date.

2.11 Cash and cash equivalants
Forthe purposss of siatement of cash flow, cash and cash equivalenis are balances that are held for the primary purpose of meeling shod ferm cash commitments.
Hence tris includes cash in hand and cash eguivalents thal are readily convertible (o known amount of cash, are sutiject o Insignificant risk of changes In value ana
whosa original malurity ta threa montns or less. This Includes piscemants with banks and other shor-term highly llquid Invesiments which originally malures in three
maonins or less (such &3 iregsury bills with less than 3 monkhs maturity)

2.12 Taxation

The Trust is domiciled in Migeria. There is no income, estate, corparafion, capltal gains or other galns or taxes payahle by the Trust. The Trust anly Inclrs withholding
taxes on dividend and rental income, The Trust did not eam any dividend income during the pericd ended 31 December 2020 (December 2012: Nil). The Trust also
charges value added tax on sale of investment property or any part thersof and remils same to the responsibla tax authorllies.

2.13 Distributions
Distributions ara recognised in retainad aamings in the period in which they are approved by the Joint Trustess, Distributions for the year thal are declared after tha dals
of {he slalement of firancial position are deall with in the subsequent events note in the financial statament.

2.14 Unit holding

Haldings of the Trust are classified gs unit halding, Incremental costs direstly attfbirtabie fo the issue of new units, are  shown as 8 deduction against unftholders
carributions.

2.15 Earnings per unit
Basic semings per unil i calculated by dividing the profit{loss] far tha year by the welghted average number of unils in issue during the pariod.

Diluted exrnings per unit (s calculated by adjusting the weighted averasge number of units sutstanding to assuma corvarsian of all dilutive patential units.
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3 Risk Managamant Ohjactim and Pollclos
31 Financial risk mansgemeant

Tha Truet ganarates ravenuas for und holdars by mvesting in varlous income generaling acilviies which include renfal income on investment propery, ireding real estsle souly secudies on
tha slack axhanga and trading in govermmant securiies. These activilles expese the Trust (o a vasiely of fnancial sk, including credit, Bouddity risk and fhe efiects of changes in debl and
sgulty markel prices and interest rales. Tha Truel's oversl fek management programme focuses on Lhe unpredictabilty of Enanclal markels and sesks o miniméise polantial adverss affocis on
Iz finencial parformence,

Risk managemant is carriad aut by tha Fund kanagers urdar dirsstian of the lnvasiman! Commiies and FSOH Heldeo's Group Risk Managament Depziment, Tha nvesimenl Comailliee
warks wilhin palizies approvad by B Tre Trustea, Fund Monagens raview (ha market rends and infermalion avaflable to evaluste (he poleniial exposures. They then amive al siralegies o
millgata agsingt thesa Asks. Tha Group Risk Dapadtmont provides the Fund Managses with wiillen guidelines for appropaale nvestrmanls. Thase gudeines are reviswed on & requlas bas s and
aro within tha Collective Invesiment Scheme regulalions Esued by Ihe Securilies and Exchange Commission (SEC}

Thes investmant rigk management framework also adherss {o regulalory requirements in relalion lo invesimeant policies; asseds mx, valusfion, dearsificolion, asset and liability madching, and rsk
managamenL. It also inciudes setfing markal, credit, liquicity and alhes invesiment ris¥ management sirafegies and polcies, developing managemant procedures to ansufe thet invesimare ae
only iransacied n ine with thess policies, and having an aporopriate system of measurement, monlionng, reponing and contml underpinning invasiment activities.

v vy Peldn s sag b

£
3
E
|

Al e o F T s Socorrul i o F ey ws Tiird Line <

Tha Truat Imvestments aro mada by the Fund Manegsr with the conaen ard approval of the mrosiment Commlies in any of the folowing assel classes and In sccordance with the medmum

lerit allwed, Tha limil sBawed for eech |§ class {2 aa slabed balow:

M Inkmidiin
Angal Clats Lirmit Mo e LImie
Faal aslale propery 75,0055 100.00%
Fagl estals ralsled agsels [ B 25.00%
Liould sssais 00 10L00%
This impfes that:

1. A maskmum of 700% or a minfmum of 76% of the REIT's assels may ba investod in real sstale (prope iy}
2. A maxkmum o] 25% of & mialmum of 0% of the RETs assels may be investes in fes esiale relalad seaste such a8 equiias of a res| actate company
3, A makimum el 0% or & minimun of 0% of tha REIT's asse1s may bo invested in Bquis aasals

Tha Invesimeni Commitise & made o of fires Independen! members {ope of whom & fhe Chaiman) who ere seasoned professionals Inres! eslate pusiness and Wwo mpresontaiies each of
U Fund manager, frusiess end propsrty managsr.

The Trust's financial insiruments are categonised & foliows:

31 Dacarmbar 2020 Financinl Azsats Financlal

Liakiftdes

in thausands of Nigerian Maira Ameortised eost| [Financial At amortiaed
|assais ab Falr oo

value thiough
profitor laas

Finonclal sssets; WD N'O0D [l

Bark balances
-Balances with banks 1505432 - =

Flﬂaﬂﬂﬂ hald for trading
- Treasury b - 1,088 B2 .

|- Corparafe bands 3 5_5_5]9 = 2
- FGN Promissary nofes - 2 165,068 -

Ciher assels
(- Rant recabvables 51758 - -

- Recetiable from propey mansper 142, 584 - -
- Fing n Ll 8129 - -

Flnanclal llablililizs:
| Accoum payabis = 5 51553%
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31 December 2018 Finnncial Assats Fimancial

Liahiliios
It Mg of Migerian Naira Amaortised cost| [Financial A amortised
|asseis ai Fair coad

walun through
profit or loss

Financial aseots: OO0 N UCE ND

-Placamant with banks 3,174 924 - -

- Thoa! -] . 161,839 -
|- Congorale bands : 766,833 :

- Recanasle from =
- Hecsvatils an Jamas FPinnock Eotale 6,138

Financial liabilitian:
Accounts payable - - 114,278
32 Liquidity risk

Liguidity riwk Is e rlsk that the Trust tough selvenl, has msufiichs st liquid asaets to maed iz obligatons sush a2 eperallanat esats and distrbutian to unit halders whoen thoy fall due. The
Bquldity profile of iha Trues! ks afunalion &t the sssel mis as enuncialad in e nvestmant guidelinas. To the axtent Lhat they @ra prediciabla, immedize demands for c3sh ar Acl expeciad to
poas undus liguidlly rsk Inrihe Troal A immadiale spmand for cash can only bo 8 dek if s & Bquidity enonage, The Truot wil Invest 10% of e Wial perfolio in lguid ascels of dversiied
raturs and alopgerad 1anors in crder 10 ansurd 1hat it 16 always abls o mesl e obligations.

The Trust being a closed endad Trus would nol be faced with liquidiy reguests jor redsmation of unlts as urits can anly be sald Lo wiling buyen(s) on e faer of the Nigarlan Stock Exchange
[N3E}

Liguidity maturfly analysis

The Lables balow anslyse e Tres's financial sssels and lnsnclal abitles imo ralemnt mabusty groupings based on ther earirssiusl maturitiss. The ameunts dlactoned in the tetle are the
conlraclus] undissoenied cash fows,

31 Decambr 2020
Due within 3 Due within
Dius on demand mantha T Maro than 1

Financial assets months year Total

NO0n NG00 aae NODT NTDD
Bank balancas
- Balanges with benks 1,305,432 - . - 1,305 432
Rent ecehable s - = - 77,288
Recedabiz from proparly managar 142,524 - - = 142 504
Recelvable on James Pinnock Eatata 6.129 - - - 5128
Financhal assets hefd lor irading
- Treaeury bills - 1,067 000 - - 1,067,000
= Corpotale bonds - 14543 63,844 582 094 £60,281
= FIEM Pramissony notes - 85T 041 1470,000 2,367 941

153,454 ~ 1,061,343 1,024,785 1,982 094 5,526 676
Firavicial Fabilies . 619,880 - - E19.990
Leass Fabilty - - - 12 517 12517
Net financlal assal 1531454 1,081,343 1,021,785 1,979 577 4,004 169
Nel zssabs aftributabia lo aquily halders 30,210,430
Porcontage of Bould fisanslal aseais lo Meal azsets ablifbulable to equily holders 16%
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H Decomber 2019
Due within 3 Duw withiin

Due on demand months IL12 Mors than 1
Flnancial steals moriis r Total

— NO@ ~ WNoog T WOl '—I%—wm—
Bank bafances
- Bataroes with banke 3174924 - = 3974924
Rlent recsi/abia ga812 - - - 63812
Recmivabe from properly manager = - - = -
Recelvableon Jarres Pinnock Ectale 6128 6,128
Financial assals held for rading -
= Tragsury bills - 152122 a7 - 161,838
- Corparats bands - 258,600 1470 BOB B48 34 318

32494 BES 177 632 111,687 B0 B48 4341022

Flnanca labiltles - 114,278 - - 114,278
Lease iiability - - - 11,550 11,850
et financial assal 3244 565 63,344 111,687 i E] 3315108
Mel assals atiributatie 10 egulty holders 30552478
Percentags of lqud firancial ssssis to Nel asats alintulable bo aguity holders 4%

3.3 Creditrizk

Tha Trust is expozed m creds risk, which s the risk thet one party to @ inancial Instument wi@ causa a financlal loss for the ciher party by Talllng fo dschango an coligaton. The main
concentratdon ta which the Trus! 6 exposed adees from Iho Trusls investments indzbl securilles. The Tius! ks slso exposed o counterpary credit isk on cash and cash equlialasts, and remt
receivable from lenanss. All frangactions in llsted securilles are setiledipald for ugan dolvery using approved brokers, The risk of defaull Is considared minimal,

Thin Triusd comsiders the cridil expasurs b geographical seclons a5 immaterial 35 all NG croat fsk BXposUNes are domicl e in Nigana for &t parods,

Tha maximum expesure o credlt rish s the carmying amaund of the fnancial susels 43 sel oul below,

Sector analysls of credi rsk exposurs
31 Decombar 2020

Finmncial
assals held far Mayimum
Bank balinces trading Oher assels Exp
N [ [ Noon
Govemmenl - 3,251 670 - 3251670
Financial Institutions 1305438 - - 1,305 432
Corporale - 5o5a9 142 504 736 573
Othars - - & B EE BB 5BY
1305432 3,847 539 212482 5,365,613
31 Dectrmber 219
Flranclal
assets held for M| maaem
Bank balances trading Diher assels E%m
00 HOO0
Governiment - 152,122 - 152,122
Francial Instiuilons 3174824 - - 3174 524
Conpaiale - TEE A3 - THE 53
Clhes - - 61,500 61 B3
2.174.524 10,9854 61,888 2, 186 Tl

“The financial essets fo which the Trust s sxposed am maialy Fedaral Govemmanl of Nigerda (FGMN) treasury bills snd promissory nites o which as Nigena's severeign cbligations, have low

credil risk, corporate bonds and call placemeart with banks.

& raling arid which shows the milngs of sl financial azsets & illustreted bolow.

M Uncamber 3% Dwcambar

2020 2018
N0 pann
Ao kA 142,504 B51.132
AbA 585,820 BET,S67
BER . a8, BT
B 1,305,437 -
Lnralud 3,251,670 107,288
5,795 625 9 TS D3

Tha creoil quallty above wia asseased with reference ta Agusio & Co's rating (cradil rming sgoncy) @t 37 Decomber 2030 and 371 Decerber 2012,
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34 Markat riak
() Praca risk

This is e risk that prevaling marked forces of demand and supply may negatively impact e Trusl's undirying asse! values and 12 atSly (0 a0sn projected performance besed on declining
taniol income and therefona resull in reduced d strhulions be nvesiars.

Tha Trust's sxpasises to the capital markel make it suscentitie ta movements of prices of febl sacuntas m s portfolin, (s expectad that soms of ihe Trusfs eqully ivastimanid may be
quated an i Ngarisn Slock Exchangs (NSE). In managing the risk ansing from tois clors of muestments, the Trustencees divarsification of s pertfofo te ineluds diferent sectors of the
scansery, Diversfieaion of tha podtolio s dena in oecomance with [mils sel by the Trusts Trust Dead and Invesimen! Commitiea which provides jor imvestments subject 1o 8 masimum of 25%
of he valus of the Trust in equities. The Trusts imesiment in leasury bills and corporale bonds are also queled on the Financial barkel Deslers Quatabons (FMDQ).

Tha Trust's dees rol have any aquity invesimerd affected by price movement as al 31 Decarmbar 2020

Over-supiply andlor softening demand for real estals as a functioh of penaral scensmic eandinons, will mpact propeny valuas and rental income, a8 demranc and supply imbatance wil
have & negabve impact on roal astala prices. Consequantly, radused peeopanay lovels and declinig rantal valuas wil affect thes Trust's operaling perdormance, portfolio valuzlion end umalsly
ita masacity In disbiaule relums D nvestons,

Wiiih the experiss and track racord af the Fund Marager, Properiy Manager and imembeers of the. invesimerd Commrtise, we supact thal adverse changes in marel canditions shall ba
alfectively managad fo ensure minima! impac] on fhe operations and valus of ihe Teusi. Polorfial changas in markat rial indieatars suth a3 adveme acannmis sandittng that impact prics of ha
undarlying assel values are expocied lo be labied befors (he Invasimant Commilies by Ihe Fund Marager for daliberatinn ta anzurs efiesive and proseliva ard manag 4 af tho
rigk,

Classification of finencial assals

31 Decarmber 39 December

2020 2018
Hnaa Moon
Financial assals held for irading 384T SE 928673
3,847,508 EFLNCED
The impact on the Trust's nat asast atiribuiable 1o unil holders B prise s of fingnelsl Baaol hetd hod
inzreased or deeraased by 5% wilh all athar variating haid canotan! 5 shown badow:
Increasa 2N 46,434
Decreasa [182.380) (46,434}

(b} Casnfiow and fair valie interes! mie fsk
|nterast rate risk arses trom tha effects of flucluations In the prevaling levels of marat Inleres! ralos on ihe falr valye of fingnclal assets-and labllles and fulure cashliows, Tha Trust's
iABSLINE T cashiiow Intereat mie sk which Ia the riak that the futiee castfiows of 3 finaneial asset wil fluctuate because of changas in market intarest rates is minenal as il halds mainly cash
and cagh equivaianis with fixed Inlares! and kas o Inlerest bearing fnencal Bablikles.

The Trusl also holds ficed Interest securifies which sxpose the Trst s (sk vakie inlerast rale risk. Tha Trust's fied inieres| rate financial asecis are gavemmant sacurities (trasury bils),
Corporate bonds and call batances with financial instilutiars.

Fiawayir, the Trust may be indracty afected by Bhe kngast of interest rate changes on the samings of cefain companles in which the Trust invesls. The rsk here |s nol slonficant since the
assels are fair valoe through profit or loss. The sensiivity of this on the Trust's nol assels alirbulable to equily holders |s egresented In Lhe (able below,

Tha intdn babaw shaws tha impact on the Trust's profl befens tax I Idersst rates on the financial assols held (or trading had increased by 100 basis pairts, with 8 other varniables held constant

H December 31 Decerber

2029 018
N'DOD Moo
Effect of 100 basla polnls mavernent on profil before fax
Incraasns A6 4TE 4287
Decrease (38,476} (287}
(c} Foreign sechange risk
The Trus! did nat have investmants denaminatsd In foralgn curmency as &l 31 Decamber 2020 (December 2019: Nil| and a5 a resull was ol o b fearsign exch rish.
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AE Capital manngamant

The capilal of the Trusl i represeried by equity. The Trust s & dased-snded Trust as such thare am no daily subscriplions and redemplions that can affect ibe capiial of the Trust as the Trust
an only be reded at prices daterminsd by (e forces of demand ard supply an he Migerisn Slock Exchange.

The Fund Mansger's ohjectives whan managing capital are to safaguad e Truals ability i conlnue as 8 going concerm in ordar to provids rotuns for aquiy holdore and banallis for athar
stakafiolders.

In opdar o mainksin or adust e capital shuciome, the Teusl may adjust (he amount of disinbutions paid to equiy holders, rlum capdal 1o aquidy holders, iaue new shares or 5ol assels o
reducs debl Alsa (here (s mo regulaiony cepitsl requesment for the Trust

3§ Falrvalue sstimaticn

Finencial assats and FFabiliies not meas Used st 10 valus
31 Dacambar 2020

Carrying WVafus  Falr value

Financlal noseis N'000 L
Bank balancas
« Plecament with benia 1.305.432 1.305.432
- Qlihar assata 212,482 212482

1,617 514 1,517 814
Financial Liabilitins
Qther labiios 612,890 619,890

618,880 519,950

¥ Docember 2019

Carying value  Fal vaive
Financlal asssts nNuaa Lade ]
Eank balences
= Flacamant with banks 3,174,824 3,474,524
= Oiher @8sels 61,BE5 61,885
3,238,810 3.234.810
Financizl Liakilllies
Ohher Rabililes 114,278 114,278
114,378 174,278
Far Enanciel asseis and iabitles nol moasured af fair valies, thelr earrying valuse ame reasonabls spomdmation of thair foir valuae.
Fair walue hisrarchy of inancial assets and lsbliles not measurad 31 fair velee 1s Shewn bolow.
AL 31 Decarnber 2020 (N'000)
Ll 3 Tatal
Batanzes with banks 1,308,432 1,305 432
Other assals 12,482 212 402
1.517.014 1517414
Other liatiiias 619,840 B19.9%0
619,890 619940
At 31 Decambar 2019 {N'000)
Lot 3 Talal
Balaoces with banks 3174004 3,174,524
Ofhar assale 51,888 L
3,235,810 3,236,810
Odhae Habbities 114,378 114,278
114,278 114 278
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Finanekal Instrumsnts messured 8l fair valus
Tregsury bilts, FGN promigsory netes and bonds

Treasury bills and FGN promigsony neles iopregents shon tarm ingtraments issued by the Cenlral Bank of Nigera, Bonds ane debl instrumeants o conbracs issuid far an agreed paricd of fime,
Thie investor lends an amount of money to the lsswer and eams inborast on the invesiment unlil the maturky af the bond when the principal wil be repaid, The Tair value of sciively radsd
Ireasury bils; FGN promisory notes and bords anm determinsd with rafersncs b0 quated prices (unadjusiad] in an aclive makn! for identical assets.

The tgir valses for bonds are obiained from (he Financiz Markats Dealers Cuotstfions (FRDO) bond peice Mdes. The bend prices are model piess derved from a madethed yald. Thes modallad
yield fs calculaled by adding a ek premium i the valualion yield (comsapanding Lenor b maturty (TTM) yieid inerpolatad of sha FGN bond theanticel spol mte curve). This is wsed 1o
caloufate the bond bad price,

Fimi pramiums am donved by 7 mathoes dessribad bolow;

1. Aply risk spread on kates! acceplable tade for e raspective bonds Le. determing the spraad betwsen the band yield on fhs lalest scceptable trade and fhe FGN bond apol raée of
corparatds TTML

2. Aaply rak apread a1 lesuance |e. determing the spraad betwoan tha bond yvield al issvance and the FGN bord spot rate of camparable TTRL Howsver, where the risk spread &t issuance ls
laza than 1% (100 basis points) & base rlsk promium of 100 basis poinls s apelied,

IFRS 7 specifias & hismarchy of velcolian techniques basad on whathar the inguls 1o thesa valalion lechniques sre observable or uncbeervable. Obaervable Inpuls reflect markel dale
ahtzined from ndepandant scurcas; unabearvable inputs relaet the Trusfs markel essumpBens, These two types of Inputs have crezlad fhe foliowing falr vakis hisrarchy:

Level 1 Quated prices {unsajuatod | n aclive marke's for Monfical acsets or Hatiiles.

LavalZ) Inpuls other than quoted prioes included wilhin Level 1 ihal are cbservable kor the assel or Bsbilty, stther dimclly (.o, & prices) or indrecily (Le. defved ram prices)
Lawgl3: Imputs Tar the ssset or lability thal arm nol based on observable marke! dats junobsarvabile inputs] This herarchy raguires ihe use of chaervabie marked dats when evailable,
The Trush cansiders relevanl and obesrabia marks! prices in ils valuations whare possibie,

Falr walue hisrarehy of fnancial @xaels @ showm below

At 31 Docambar 2020 (N'000]

Lowel 1 Laenl 2 Louel 3 Tatal
Finrnclsl ansals
- Held for brading 1,662,531 2,185,088 - 3,847 599
1662631 PRI - 3,847,630
AL31 Decamber 20118 (N'000}
Level 1 Lovel 2 Lovel 3 Total
Fnarial azesls
- Hedd far trading 795256 133,417 ] 936,67
785258 133,417 - A8.6T3

4 Critical aecounting estimates and judgements

Th Trust's financial slatarments and is Sranslal resull ane inMusnced by scoounting polickss, assumpl] li and ¢ el Judpamerl, which recessally have (0 be made b (e
coirse of prepartiion of the financsl slatarmands.

The Fund Manager makes. estimalas and assumplione thal affect g raporied amoints of assels dnd Tabilas wiitia (he next fnansal year, Al estimates and assumptions requlred in
canfarmity with IFFS ara best satimates undariakan in aceardanca with the applicable standards, Estmates and [wdgements are evehiiad on a conlimous. basks, and are based on pas!
expenance and ofmar factors. including expaciations wilh regard to lulure evanis.

Furd Manager's idogements far cerlgin lems am especially critical lor the Trusl's rasults and franciel siuahon cee (o thaie malernity, These |udgemards and eslimaies
Include:

d.1 Equity holders classification
Thi unils of e Trust she nal redesmabies and are therafora not carmed as financial (abdites. The Tiual s & decs-ended bust.

Uinilts ara bought or redeamed af prcas sotorminad by tha fareas of damand and supcly on the Migarian Stock Exchanga (NSE) with no gusranisss Lo the squity holdars of pringisal of refurn,
The units are lrealed a5 aquity in lins with 185 320 IFAS 0

4.3 ClassHlcation and moasuramant af financisl asaats

Financhal assels that are measured o the basis of falr value are designaied at falr va'ue threugh profit or loss al nflal reeagnilion. The Trust has slaciad ta measure s Fwvestmant in First
Feslival Mal Limed of fair value through profi or loss.
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4.3 Valuation af Invesimenl properiy

InvesaTien! proparty inchude income producing property and prapesty under devalopmant fland or bulfding, or pert ol a bullding, of bath] that ane held by the Trust lo eam renisls or for caplisl
apprecialion ar balh.

Thio Truat's Invesiment propury are measured ot fair vahse. The Trust holds seven irvestmenl propery baing office and residendial buddings in Lagos, Abuja and Atia. Tha buldings are s

slod below.
VAL
Commanckal Pearl Hosted,
Absbes Court,  WMP L, Victorla  VMP Il Victoria Complex, Mo 1-2 Factory  Ibeju-Lakkl Wingsway

Proparty Koyt Island Igland Abufs Road, Aba Building, Marina Tigtal
Sinte Lagos Lapos Logas FET Abujo Ahbia Lagos Lagos

Hooe N0 Lyl ] Ly Nt N'ooo NTL L]
Beginming balence 4,983 300 5,740,000 10,403,414 1806 544 B62.425 AT0.E35 280,619 26,893,847
Disposals . - - . {B52,435) - - {652 435]
ImnprEwarmant 105 TA2 ] & 44,855 = 20,742 56,858 217,736
Unraalised falr velis galni{loss) racognised in
Ihe =lalermant comprenansiva ncomes 15,963 140,000 [814,345) (15.585) - [ FE.085} (65,883) 53,078
Falr valus al 31 December 2020 §.012, 085 5,998,000 9,583,068 1,835 Bod = 35802 2 83 684 26622, 234
Valuation Progess
Tha fair value s rased on valuation prepared by professlonal vatusrs who hold tsed and ral profassional quaifications ard have rasen! sxparence in ihe loeaton and catogory of

U jwesbment proparty being velued, Thass valustions farm tha basks far the r.lrlylng amounts Ik Ihe finantial ststzments. Invaokmont pfopary that s bairg rodavaloped for sonfinuing o as
I sirment poaperty or for which fhe marke! has bocoma lean active eanlinues o be manswed al firvaie.

Tha pratasalonel valisr sngagad for the praparstion of e valuation sopone is DIYA FATIMILEHIN & CO (ESTATE SURVEYORS & VALUERS), FROMN number
(FRCATIANIESVO00D000IATI & FRLMA01WNIESVION000000754),

Afler tha submisslon of (he valualion report from the valuer, the vesimant Comemitles whish comprises of highly knowiedgesbis professionals inresl estate husiness revisws ine repor

AL (ha financis| year end, tha Fund Mamagor and ha Proparty Managar:

< werlly il major Irputs Io the indeperdani vakation napar:

- sas4as property valustion mathad wsod and mavements when somparad 1 the prior yas valuation rapee;
= ek dis cugstons wilth the Indspendent valuar, when necasiasy,

Valuatlon leahnlgues

I eerying aut ha veloation, betaw ane Ihe vanous mashods adopted by the valuer in deteamining the maret vebie of investment praperty.
= Direch markal camparison menad

- Investmentincoms capltalsafon mathad

- Redgvelopment mathod

“Thi edociion of these malhods for @ parlculer proparty degends on the type and marke! condilion of the propedy. One or balh meshods could ba used for a particusar proparly &l 3 pariieulsr
tirme by way of crose-checking figures, The valuer ikses his dscrotion to adopt the mos! appropriala methad sulable 1o thet fype of proparty baing wilued.

Direct market comparsen & e mast refable and wsed whers thes |5 & form cf recanl fales price and current construtiion cast rale.

This method was adopled for B vahealion of lha WP 1 In ke curent year becaise fhers iz seidencs of avallablity of recant prica data for comparable praperfiles, This ks consistenl wilh the
walusion method sppled in pror year.

Ivestmentineome capilalisalion metiod is Usualy adophed In deermining (he miater valus of an neams producing property in the form of rentals, This melhod slands mare appropriate I Ihe
absence of direel mee! companzan decussed above.

This methad was sdaptad far Tus VMP 1, Pead Hostel, Kingsway Bullding and UAC commercial complex, Abuls because lhese propertizs are income generaling and there &re evidance of
surrant rantals eamed on tha propa .

InvestmentHedevalopmant mathod. This mathod sssumes thal a prospective buyer would be prepared (o demalish and rebuiid the build@ng in e with the angaing refuvenation of prepartios in

e area. This moihod wae adapted for Abebe Courl, ko due tolts pima kecallon and miting the propsety in ('3 highest and best usa. This ks a chongn fom the diect mefhad approach vsed
for tha valuailon of Bve props iy In pricr year.
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Investmant propedy and valdation methods and sssumplions ssed

uac Paar Hoatal, Kingaway
Mbebe Court, YMP L Vigterls  WMP I, Vieterda Commarsial Ibaju-Lekki Buliding,
Property Tyl Island Island Complox, Marina
Sala Lagos Lngos Lagos FCT Abuja Lages Lagos
NBLD MO0 N0 MO0 W00 Ho0e
Inwestmant / vastmend | Invggimend [ Invastmant /
Rotdevy opmant Ineging feeme Income IMmee
Waluetion melbod medhod Marksl valus ceplakzation cap tran P ran capiabestion
Azmeasment ol Avallanding of
the highastand  markat pices
bl use o simitar Awalable rental  Avallable rental Available renlsl Avallahla
Regsons for meilhod used analyss proparieg incoma Irecime Income raniad incomes
Assumpians vsnd on incoma capiaksation mathod
Unexpired Unanpired Unexpirad
Unenplrad lmase  fease in tha Unexprod loese lease in The Uneagrired lpaze lease in the
Nurmber of years inthe property  groperty s in the propeily  property s Infhe propery s propeddy (s
s 2Gyre Adyprs s Bdyrs GEyrs tdyra 1Byrs
Rale of oulgoing {deducfion for recairs & mainlenance) Bl MR 12% 0% I 1%
B plus 2.8%
Capllalisalion rals B LI &% % sirking fund 6.25%
Fair value hlerarchy of invesiman! property is shown below
At 31 Decambar 2020 (N'000)
Laval 2 Lowsl 2 Tatal
bwealment praperty
- Abigbe Courl, lkayd, Lages BM2.055 A2 086
=VIP |, Vicloria Island, Lages SA480.000 - 5880,000
= VP | Wiglorta lslzrd, Lagoe - 5,580 055 9,580,068
- LAD Commanial Cormplex, Abujs " 1,835,804 1,835,804
- Puar| Hostel, lbrju-Lokki, Lages - 1202 312,802
- Kingsway Budiding, Marina, Lagos . 2802634 2892604
5830000 20,632.288 20,528,024
At 3 Decembear 2019 (N000)
Loyl 2 Lewvel 3 Tatal
Irvesimart prapery
= Abeba Court, Tkayl Lagos 4955 300 S 4,983 300
= WMP I, Victoria island, Lagas 5,70, 000 - E,780,800
= WMP 11, Victona lsland, Lagos - 10,403 414 10403414
- UAG Commercial Complex, AbLjs - 1,806 544 16806 544
= Wg 1-2 Faclory Road, Aba - 652 435 652435
- Paari Hostal, lbeju-Lekki Lagos - a7n 535 370,535
- Kingsway Bullking, Marina, Lapas - 2,881 818 2amg18
1 [ S, 300 18,924 547 28,621 847
Reconelllation of Level 3 lems
The following fable presants changes In fevel 3 (nstruments
Al January 2095 18,124 547
Tatal Ealns recognised through profil or loss .
—
Al 31 Decambar 2619 16,124,547
Tranafer to fevel 3 dus fo non avedabilty of cbserabls manot data 4,980,300
Saln during Uhe year [852,415)
Improv ement 227,736
Unmallsed a@ndloss ] recognied through thiough proft or loss 8,925
A3 Docamber 2020 20,632,323
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(4

Sensitivity Analysis of property on level 3:

Below is the sensitivity analysis of changes in parameter used in the valuation of the investment property. This shows the effect on the valuation if there is a plus or minus 0.5% in the valuation

table scale used for the purpose of the valuation.

31 December 2020

UAC
Commercial Pear| Hostel, Kingsway
Abebe Court, VMP |, Victoria  VMP I, Victoria Complex, Ibeju-Lekki Building,
property: Ikoyi Island Island Abuja Marina
Lagos Lagos Lagos FCT Abuja Lagos Lagos
Redevelopment Income Income Income Income
Valuation Method method Market value capitalisation capitalisation  capitalisation capitalisation
+/- 5% of +/- 0.5% on +/- 0.5% on +/- 0.5% on
Redevelopment +/- 5% of capitalisation  capitalisation +/- 0.5% on capitalisation
Sensitivity Analysis: Value Market Value rate rate capitalisation rate rate
Impact of increase in valuation scale/rate (300,603) (294,500) (682,041) (54,185) (21,828) (89,465)
Impact of decrease in valuation scale/rate 300,603 294,500 682,041 54,185 21,828 89,465
31 December 2019
UAC
Commercial No 1-2 Pearl Hostel, Kingsway
Abebe Court, VMP |, Victoria  VMP I, Complex, Factory Road, Ibeju-Lekki Building,
property: Ikoyi Island Victorialsland ~ Abuja Aba Marina
Lagos Lagos Lagos FCT Abuja Abia Lagos Lagos
Income Income Income Income Income
Valuation Method Market value Market value capitalisation capitalisation capitalisation  capitalisation capitalisation
+/- 0.5% on +/-0.5% on +/-0.5% on +/- 0.5% on
+/- 5% of +/- 5% of capitalisation capitalisation  capitalisation +/- 0.5% on capitalisation
Sensitivity Analysis: Market Value Market Value rate rate rate capitalisation rate rate
Impact of increase in valuation scale/rate (249,465) (289,000) (800,103) (138,937) (42,921) (13,511) (289,812)
Impact of decrease in valuation scale/rate 249,465 289,000 945,576 164,198 49,524 21,826 354,215

Segment information

A business segment is a group of assets and operations engaged in providing products or services that are subject to risks and returns that are different from those of other business
segments. A geographical segment is engaged in providing products or services within a particular economic environment that are subject to risks and returns different from those of segments
operating in other economic environments. The Trust operates only one line of business, which is investing in real estate assets and other liquid assets to earn rentals or for capital appreciation
or both in line with its Trust Deed. The Fund Manager does not consider it necessary to report the Trust's operations by both business and geographical segments.
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31 December 91 Deceamber
2020 2014
Weoa BO0D
B Rental Income
Renlal Income 1,566,896 1,688,205
1,566,896 1,68, 205
7 Interest income on assets measured at fair value through profit or lass
Held for trading asseis:
Corparatz bands 82,701 123,968
Treasury bills 56,555 556,686
Commercial papars 10,579 =
FGN Promissory nates 161,546
21,381 679,853
& Netgain/(loss) on financial assets held for trading
Trading incoma (3,438) 14,840
Fair value gain on held for (rading instruments 248,938 80.942
246,502 100,782
9 Nel loss on financial assets at fair value through profil or loss
Income frem investment in real estate devalopment 0 6,129
- 6,129
10 Net gain on disposal of investment praperty
Galn an disposal of invesiment property 104,453 -
101,453 -
11 Other income
Proceeds from sale of scrap items 25 11,558
Withholding tax on rent recaived 118,317 -
118,343 11,568
31 Decemnber 31 Decamber
2020 2019
N'ODD MO0
12 Operating expenses
Funid manageds foa 110,008 114 43T
Froperty meintenance expenses 156,810 184,235
Raglstrar's fass 24129 2,129
Trusiees' fass 4,200 4,200
Audi feas 8,500 8,085
FProfessional foes 17,792 33,724
Cusindian fass 22452 24,534
AGM Expensses 2,148 2625
Frinting, advar and travals B7S 228
Property manager's fass 45478 50,619
Insurance premium 12,362 10,182
Depreciafion on propery & equipmeant (ssa nota 17) 79,874 BE,39%
Dapreciation on right of use assels (Mole 14) B26 a26
Interest expense on leass 1,841 1.671
Oither aperating expensas 14,739 9,029
480,534 542,853
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13

Balances with banks
- Current aocount with banks in MNigeriz

Balances with barks 1,305 432 2,174,924
1,305432 3,174,924
Balances with banks represents call sccount balance with United Bank of Africa (UBA) PLC.
31 Decembar 31 Docombar
14 Financial assets held for trading 2020 2019
N'000 N0
Traasury billz with malurily of 90 days or less 7 152,122
Traasury bills with malurity above 20 days 1,086,602 8717
Corporate bonds 595,929 TEE 834
FGM promissory note 2,185,068 -
3,047,599 a28.673
Current 2,012,240 928,673
Mon-Current 1,835,359 -
3,847,500 928,673
31 Decembar 31 Dacamber
15 Loases 2020 an1e
N'QR0 NG00
I Righl-of-use assels
Opening balance as at 1 January 2020 20,655 20,655
Additions during the year + -
Clasing balance as at 31 December 2020 20,655 20,6565
Depraclation
Opening balance as at 1 January 2020 G826 -
Charge for the yaar 828 828
Closing balance as at 31 Decembar 2020 1,652 E26
Mel bosk value as 8t 31 December 2020 19,003 18,828
3 December 31 December
il Lonso llabfiies 2020 20119
N'000 NODD
Opening balance as at 1 January 2020 10,676 =
Addifions - 20,685
Interes! expanse 1,841 1,571
Payments made during the pariod = (11,550}
Closing balance as at 31 December 2020 12,517 10,676
Current lsase [abllitizs - .
Non-cument lease Ebililies 12,517 10676
12,517 10,670
il Amounts recognised In the statement of profit or loss
31 December 31 Decembear
2020 2019
N'T0D MO0o
Depreciation charge of rght-of-use assats 828 B26
Inlerest axpense 1.844 15711
v
Liguidity risk (maturdty analysis of lzass liahilities) 0-3 months 3-12 months 1-2 years Above 2 years
Leasa liablily
2020 = B 48,200
2019 - - - 45,200
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31 December 31 December
2020 2018
W000 N'ooD
16 Other assets
Financial:
Recelvable from properly manager 142,594 -
Recelvable an James Pinnock Estale 6,129 6,129
Rént receivablas 77.289 B3 812
ECL provisian (13,540) |B,055)
212,462 61,8686
Mon financial:
Prepaid expanses 15,280 12382
WHT receivables 3,858 2347
19,168 14,709
231,670 76,585
Cuarent 234,870 76,595
Mon-Curmant § -
231,670 76,585
17 Investment property
Beginning balance 26,893 847 29,289,132
Improvement 227,736 -
Disposals (652,435) -
Fairvalue {loss)igain 53,077 (2.385,285)
76,522,225 26,853 84T
Mon-Curment 26,522,225 26,893,847
Datalls of the Investment property (3 in note 4.3,
Office Fixtures &
18 Property and equipment equipment fittings Talal
H'nod N'000 N'a00
Cost
AL danusry 2020 251,015 133,428 AB4 443
Additions 20,400 12,507 32,916
At 31 Docomber 2020 271,424 145,035 417,358
Accurmulated depreciation
A1 January 2020 187,861 56,280 244,141
Charae for the year 33,381 46,494 79,875
AL 31 December 2020 221,242 102,774 324,016
Mel book amount at 1 January 2020 63,154 77,948 140,302
Met book amount at 31 December 2020 50,182 43,181 93,343
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Office Furniiures &
Property and equipment continuod aquipment fittings Tl
N'D0D N'000 N'O00
Cost
AL January 2019 166,065 77,520 243,585
Addillons 84,850 55,908 140,858
Al 31 Decamber 2019 251,015 133,428 364,443
Accumulated dapraciation
A1 dsnuary 2019 131,802 23,840 157,742
Charge for the year 55,969 30,440 66,359
At 31 December 2019 187,861 56,280 244,147
Met book amount al 1 January 2019 34,163 51,680 B5.843
Met book amount at 31 December 2018 63,154 7T, 148 140,302
19 Other liabilities
Financial llabifities:
Fund manager's lfee payable 27,542 28,035
Custodian fees payable 5,449 5,601
Dividend payabla 31,537 B757
Caution deposils E00 1,500
Accrued expanses 100,662 72,385
Payabls to other Funds 454,300 -
619,990 114,278
Nan financial Liabilitles
VAT payabila 215 215
215 215
520,205 114,493
Curment 620,205 114,493
520,205 114,493
31 December 31 December
2020 2019
N'DDD N'oDD
20 Rent received In advance
Rant recelved in sdvance 476,060 556,522
— 7E0O0 — 550522
Currant 260,993 361,455
Non-Current 195,067 195,067
476,060 558,622
21 Unit holders® contribution
Authorised
3,000,000,000 wnits ot N10 sach 30,000,000 30,000,000
Iesued and fully paid
2,668,269 500 unitz of N10 each 26,682,695 26,682,695
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MO0
31 December 31 December
2020 2018
22 Cash generated from operations Maoles 000 K000
Reconciliation of profit afler lax to cash generated from operations:
(Loss)profit after lax 1,932,202 {449,293 )
Adjusiment far:
= Fair value {gain)ioss on invesiment propery 17 {53,077) 2,395,285
— Depreciation on right of use assels 15 B2E a6
= Depreciation on property & equipment 0 79,874 Bg, 399
— Finenca cast on leases 1,841 1.57T1
~ Falr valua (gain)loss on financial assets held for trading 8 (243,938) (60,842)
= et inferest income 7 {321,381) (G72,853)
= Interat income on deposit with banks {10,880) {12.413)
~ Impalirment charge on receivables 5,485 B.065
Changes in working capitak
- Financlal instrurments held for trading {2,677,418) 1,8326.801
=0iher assels {160,560} {19,750}
—Aecount peyables 505,712 44 565
—Rent received in advance (80,462) (231.127)
Cash gansrated from operalions 11,027,466) 2,850,125
23 Cash and cash equivalents
For purposes of the cash low stalement, cash and cash squivalanis cemprises:
- Balances with banks (Note 12) 1,305,432 3,174,924
1,305,432 3174,924

For the purposes of statement of cash flow, cash and cash equivalents are balances that are held for the primary purpose of meeling short lenm
eash commitmants, This includes doposk hald on callwith banks and other shart-term highly lquid investmants which anginaly maturas in
three monihs or less from when the Trust bacame a party to the Instrument.

24 Related parly transactlons

The Trust is managed by FSDH Asset Management Limiled (FSOH AM}. FSDOH AM Is a subsidiary of FSDH Holding Company Limited
which cwns 89,7% of the Campany's shara capfial. FSOH AM |8 8 co-subsidiary with FSDH Merchant Bank Limited and FSDH

Securites Limitad.

During the perod, the following related party activibes occurred:

Entity Relationship
FSDH Azzat Fund manager
Managsmenl

UACHN Proparty  Property

Davalopment manager
Company Ple

UBA Trustess Trustes
Limitad

FBN Trusless Trustee
Limitad

Type of 2020
tranzaction o000
Mansgemant fag 110,008
Froparty 45478
mangegement fae
Trustee fea 2,100
Trustes (oe 2,100

37

11

2019
N'oaa

4,437

50,618



UPDC REAL ESTATE INVESTMENT TRUST
NOTES TO THE FINANCIAL STATEMENTS
FOR YEAR ENDED 31 DECEMBER 2020

Key management staff has been defined as members of management staff of the Fund Manager and its other related companies. No
compensation was paid to key management staff during the period (December 2019: Nil).

Units held by related parties to the Trust are listed below:

31 December 31 December

2020 2019

Units Units

N’000 N'000

Direct - UPDC 782,806 1,648,915
Indirect

Mrs. Folashade Ogunde 471 400

Mrs. Hamda A. Ambah 60 50

25 Earnings per unit

(i) Basic
Basic earnings per unit is calculated by dividing the net profit after tax attributable to the unit holders of the Trust by the number of units in
issue during the period.

31 December 31 December
2020 2019
Profit/(loss) after tax attributable to unit holders of the Trust (N'000) 1,932,292 (449,293)
Number of ordinary units in issue (000) 2,668,270 2,668,270
Basic earnings/(loss) per unit (expressed in Naira per share) 0.72 (0.17)
(ii) Diluted
The Trust does not have potential units with convertible options and therefore there is no dilutive impact on the profit attributable to the
equity holders.
Diluted earnings/(loss) per unit (expressed in Naira per share) 0.72 (0.17)
31 December 31 December
26 Distributions 2020 2019
N’000 N000
Interim/proposed distribution 1,675,664 1,751,393

In line with the provisions of the Trust Deed, minimum of 90% of the Trust's distributable income will be distributed to unit holders at the
end of every financial year. Distributable income represents the "profit after tax" add/less unrealised fair value loss/gain on investment
property plus realised gain on disposed investment property.

Final distributions are not accounted for until they have been ratified at the Annual General Meeting (AGM) of the unit holders. Interim
distribution was approved by the Joint Trustees. Interim distribution of 25 Kobo (December 2019 was 32 Kobo) per share totalling
N667.07million (Dec 2019 was N853.85million) was paid for the six months ended 30 June 2020 while 38 Kobo totalling N1.01Billion
(Dec 2019 was N897.55million) is being proposed as final distribution for the year ended 31 December 2020.

The proposed final distribution of 38 kobo will be accounted for, as an appropriation of retained earnings in the year ending 31 December
2021.
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Reconciliation of distribution N’000 N'000
Profit/(loss) after tax 1,932,292 (449,293)
Less replacement provision for Pearl Hostel (17,366) -
(Less)/add fair value (gain)/loss on investment property (53,077) 2,395,285
Distributable income 1,861,849 1,945,992
Proposed distribution at 90% of distributable income 1,675,664 1,751,393
Interim distribution paid 667,067 853,846
Distribution proposed 1,008,596 897,547
Total distribution 1,675,664 1,751,393
Interim distribution paid per unit (Naira) 0.25 0.32
Distribution proposed per unit (Naira) 0.38 0.26
Total distribution per unit (Naira) 0.63 0.58

27 Capital commitments

The Trust had no capital commitments as at end of the period ended 31 December 2020 (31 December 2019: Nil).
28 Contingent liabilities

The Trust had no contingent liabilities as at end of the period ended 31 December 2020 (31 December 2019: Nil).
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VALUE ADDED STATEMENT

Gross income

Bought-in-materials and services (local)

Value added

Distribution of value added:
To Government:

Tax

To Fund Manager:

Fund manager's fee
Retained in the fund:

Retained earnings

Dec 2020 % Dec 2019 %
N'000 N’000

2,418,311 118 101,655 (30)

(376,011) (18) (436,511) 130

2,042,300 100 (334,856) 100
110,008 5 114,437 (34)

1,932,292 95 (449,293) 134

2,042,300 100 (334,856) 100
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FIVE YEAR FINANCIAL SUMMARY

Dec 2020 Dac 2019 Dec 2018 Dec 2017 Dec 2016
NDoO MO00 MO0 MO0 N'OCO
ASSETS
Bank balances 1,305,432 3174924 34,287 465,680 7,307
Financtal sasets hald for trading 3,847,590 078 673 3,832,783 4,858,856 5484515
Financisl asaets at fair value through prafit or foss 18,003 18,829 K 2,016,989 2,664,845
Other assets 231,670 76,585 4,809 157,188 258 645
Property and aquipment 93,343 140,302 85,843 89,519 128,651
Invesiment proparty 26,522,225 26,803 847 29,289,132 23,669,750 25,428,563
Flxturas and fitlings - .
TOTAL ASSETS 32,013,272 31,234,168 33,406,944 31,447,871 31,980,626
LIABILITIES
Other lisbilities 1,108,782 681,651 BET ST 209,132 1,138,875
Met assets attributable to unitholders 30,910,490 30,552,478 32,549,267 31,238,739 30,851,751
Representad by:
Unit holders' contributians 26,682,605 26,682 695 26,682 605 26,682 BOS 26,682 695
Relained samings 4,237,795 3,868 753 5,866,672 4,556,044 4,768,056
30,910,490 30,552,478 32549367 31,238,739 30,851,751
INCOME STATEMENT
Rental income 1,566,896 1,686,205 1,324,867 1,124,723 1,104,033
Fair value galni{lcss) on Invesimen! prapery 53,077 (2,395,285) 1.7r4.014 356.410 [204,837)
Interet incame on depesil with banks 10,660 12,413 24,455 7434
Interasl incoma on assets measured at falr valus through pral 21,3 679.853 B12.386 1,123,605 750,272
Met gain on financial assets held for trading 246,502 100,782 (71.221) 79,696 (98, 166)
Mel gdin on Fnancial assets at fair value throug h profil er loss - 6,129 {B1Z,963) {138,474) 292 580
Met gain on disposal of invesiment proparty 101,453 - - - -
OHher income 118,343 11.558.00 1.155 85,385 &
Impairment chamge on receivables (5,485) {B.003) - - -
Operating expenses (480,524) (542 803} {407,830} (428,432) (331,843}
1,932,292 (449,293) 2,644 763 2.208,347 1,512138
Tax - - - - -
1,832,292 (449,203) 2,844,763 2,208,347 1,512,138

41



