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1. FUND MANAGER'S STATEMENT

it is with great pleasure that | present the Audited Financial Statements of 5F5 Real Estate Investrment Trust
[SFS REIT) for the year ended 31 December 2025, This has been a landmark yvear for the Fund — one markea
oy strategic portfalio expansion, o transformational revaluation of our croperty assets, strong income
generation, and an enhanced distribution to our unitholders,

2025 sow the Fund record a total comprehensive income of N4.11 billion, driven principally by a fair value
gain of N3.48 bilion following our voluntary adoption of the fair value model under 1AS 40, Our MNet Assef
Value per unit surged from N139.03 to N323.11, g gain of 132%, reflecting the true market worth of our
diversified Lekki residential porlfolio. Net operaling income [excluding fair value gains) grew by 31.7% 1o
MA28.5 miliion, while fofal income climbed 29.3% to N717.4 million.

We are propesing a final distrbution of N28.30 per unit, amounting fo M566 mililon — a 31.6% increase over
the prior year's distibution of N21.50 per unit. This underscores the Fund's continued commitment to
delivering superior, consistent returns to our valued unitholders.

Aswe look ahaad to 20264, The Fund is well-positioned o capilalise an the structural demand dynarmics in
the Lagos residential market, even as we navigate the emerging headwinds fram the US-sraekron conflict
and its attendant energy and inflationary oressures, Our balance sheet remains rooust, with Né 44 bilion in
net assets, N930.9 milion in cash, and o gecgraphically cencentrated but fundamentally sfrong redl estate
portfolio.

Onbehall of the Board of Directors of 5FS Capilal Nigeria Limifed, | thank aur unitholders, frusfees, regulators,
advisors, dnd tenants for their canfinued trust and partnershig.

2. 2025 MACROECONOMIC OVERVIEW — NIGERIA

Migeria's economy demonsirated commendable resiience in 2025, achieving full-year GOP growth of
approximately 3.89%, with @4 2025 recording 4.07% year-on-year real growth. This performance was
anchored largely by the non-cil sector, which contributed 97.13% of GOP in G4, reflecting the continued
diversification of economic outpul under the administration's reform agenda,

Inflation moderated significantly over the course of the year, Following the NBS rebasing of the CPlfo a
2024 base year, headline inflation closed af 15.15% in December 2025 — the lowest reading since
November 2020 — compared to elevated levels above 25% in early 2025, Food inflation eased to 10.84% in
December, providing welcome relief to hauseheld purchasing power, The CBN's tightening cycle, which
kept the Monetary Policy Rate ot elevalted levels for most of Ine year, was pivolalin Bringing inflalion down.
The foreign exchange market stabilised considerably following the CBN's unificafion and liberalisation of
the exchange rafe regime, Gross extemnal reserves exceeded 350 billion by early 2028 — the highest in over
o decode — supported by improved balance of payments, stronger oil receipts, and increased foreign
portfolic investment. The naira traded around N1L570-N1,610 per US dollar by year-end 2025,
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The passage of the Nigera Tax Act 2025, effective January 2028, infroduced structural reforms to propearty
transaction documentation, formalized lease structures, and improved the ease of doing businass in real
estale, Copital expenditure from the 2024 budget was substantially executed in 2025, providing o fiscal
boost to infrastructure. Nigeria's oll production averaged approximately 1,45 milion bareals per day, below
the 2.1 mbpd budget benchmark, but higher oil prices in the secona half partialy compensated for the
shartfall in valumes.

The construction sector grew by 5.08% year-on-year in Q4 2025, cutpacing averal GDP growth and
signaling continued momentum in physical capital formalion — a posilive struclural driver for real eslale
values.

3. 2025 REAL ESTATE MARKET OVERVIEW — NIGERIA & LAGOS

The MNigerian reqal estate sector ermerged in 2025 as g structural pillar of the economy. Following the NBS
GDP rebasing, real estate became the third-largest contributor fo GDP, accounting for aporoximately
13.36% of total economic outputin @3 2025, displacing crude petroleum and natural gas from that position,
The sectors nominal cutput had reached N41.3 trilion by end-2024 postrebasing, with Q1 2025 alone
contributing N14&.42 trilion in nominal terms.

Residential real estate led sector activity, underpinned by Nigena's population surpassing 220 million, rapid
rural-to-urtzan migration, and an estimated houwsing deficit of over 28 million units requiring approximately
700,000 new hames annually to bridge. In Lagos specifically, approximately 80% of the city's 22 milion
resicdents live in renfed accommodation, crealing structural and persistent rental demand.

In the premium residential segment — porficulady Lekki, lkoyi, and Victoria land — property values
appreciated significantly during the year, driven by dollarization of premium rents, supply constraints in
formal housing stock, and the safe-naven appeal of hard assets amid naira volatility. The Lekki comidor,
wheare S§FS REIT's entire portfolio s concentrated, was particularly buoyvant, with lbeju-Lekki emerging os o
high-growlth fronfier owing fo the Dangote refinery. Lekki Free Trade Zone, aond Lekkl Deep Sea Port
infrastruciure.

The MOF Real Estate Investment Fund introduced long-ferm housing loans af 9.75% in 2025, while the
Renewed Hope Housing Progromme advanced agproximately 2,000 units towards complation in lbeju-
Lekki. Retal and indusirial real estate confinued to reflect Nigeria's evolving consumer and logistics
landscape,

While the luxury tier outperformed, offordability pressures infensified across the mid gand low-income
segments, with hoeme prices and rents outpacing income growth. Construction cost inflation, driven by the
weakening of the naira and the dollarzation of key building materals, odded upward pressure on
development costs, further constraining new supply in the afferdable segment.

=5
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4, FUND PERFORMANCE REVIEW — YEAR ENDED 31 DECEMBER 2025

4.1 Key Financial Highlights

METRIC 2025 2024
Tolal Income [N'DCD) 717.386 554,913
Net Operating Income [N'000) 628,487 477,091
Fair Value Gain on Investment Property [N000) 3,483,050 -
Total Comprehensive Income [N'000) 4,111,537 477,091
Met Assets {N'000) 6,462,202 2,780,664
Net Asset Value per Unit [N] 3231 135%.03
Proposed Distribution per-Unit [N) 28.30 21.50
Met Incame per Unit [N) 31.42 23.85
Total Assets [N'0CO) 7082120 3472873
Investment Properties (N'000) 5,512,500 1.978,793

42 Income Analysis

Total income for the year grew by 29.3% to N717.4 milion [2024: N554.9 milllan). The Income was well-
diversified across three streams:
+ Rental Income: N220.8 milion (2024; N205.% milion] — o 7.3% increase, reflecting the addition of
Maoben Estate to octive rental status and upward rent reviews across the portfalio,
*  Profit on Disposal of Investment Property: N298.% million (2024: N172 4 million) — a 73 4% increase,
demonstrating the Fund's capacity fo crystaliise gains fhrough selective asset recycling,
» Interest Income: N1%7.6 million (2024: N176.6 milion] — an 11.9% increase, suppaorted by the Fund's
disciplined deployment of cash info fenored deposits,

4.3 Expenses and Efficiency

Tetal operating expenses increased by o modest 14.2% fo NEB.? millon (2024: N77.8 milion). The largest
component was the Fund Manager's fee of N45.3 milion, Other expenses were well-contralled, with the
expense rallo improving relafive fo the Fund's expanded assel base, The Fund continued to benefit from its
toeexempt status, with no liabiity for Company Income Tax or Capital Gains Tox.
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4.4 Distribution

The Board proposes a final distibution of N2B.30 per unif, totalling M5&4 million for the yvear ended 31
Cecemier 2025 [2024: N21.50 per unif; M430 million). This represents a 31.8% increase in districution per unit,
maintaining the Fund's consistent practice of distibuting the substantial majority of net income in
comeliance with SEC REIT regulations. The distibufion is expected to be paid in G 2024, Unithelders' funds
grew o 4,442,202 ('000) from N2.780,664 ['000) driven substantially by the fair value revaluation reserve of
M348 bilion.

5. PORTFOLIO REVIEW

5.1 Porffolio Composition

As at 31 December 2025, the Fund's property porffolio was independently valued af N5.51 bilion by Ubosi
Eleh & Co., Estate Surveyors & Valuers, representing o 1 78.4% increase over the prior year camying value of
N1.28 billion. This upllt reflects both the adoption of the fdir value model under 1AS 40 and the continued
capifal appreciation of our Lekki-comidor residential assefs. All eight properties are located within the
premium Lekki axis of Lages, providing focused exposure fo one of Nigeria's highest-demand real estate
markets.

Property Location 2025 Value (N'000) 2024 Value
{N'000)
Milverton Estate Lekki 2,295,000 &50,000
Victory Park Lekk 1.080.000 374,493
Eslate
Bourdillon Court Lekki 225,000 315,000
Sapphire Estate Lekki 480,000 132,000
Malen Estale Lekki 340,000 252,000
Wictora Crast Lekki 230,000 178,000
Estate
Cromwell Estote  Lekki 132,500 75,300
Morthern Lekki 130,000 -
Foreshore Est.
TOTAL 5,512,500 1.978,793

=
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5.2 Accounting Policy Change — Fair Value Model

On 12 December 2025, the Fund volunfarly changed its investment property accounting policy from the
cost model fo the fair value model in accordance with |AS 40, This change provides more relevant and
reliable information fo unitholders by reflecting the true econcomic value of assets and prevalling market
conditions. The resulting fair value gain of N3.48 bilion has been recognised in the statement of
comprehensive income and fransfered o the revaluation reserve in equily.

5.3 Porttolio Activity

During the year, the Fund gocguired o new property at Northern Foreshore Estate, Lekki, for N130 million,
expanding is portfolio 1o eighl assels, Properties with g cost of NP0 milion were disposed of during the year,
generating a profit on disposal of N278.9 million — g gain-on-cost of 232%. Total capital additions were
M140.7 million {2024: N89.8 milicn). The Fund also holds N371.5 milien in FGN bonds ond SUKUK instfruments
os near-iquid real estate-related investrents.

5.4 Rental Pedormance

Milverion Estate remained the Fund's largest income-generating property with renfal income of N57.1
millicn, The SUKUK bond contibuted N47.7 milion in rental-eguivalent income. Victory Park Estate and
Bourdillon Court contibuted N40.8 milion and N27.7 million respectively. Maben Estate’s contribution grew
substantially from N2.2 milion te M17.5 millian as the property was [ully let during the year, The folal direct
operafing expenses on rental properties were N&.7 milion,

6. 2026 ECONOMIC & REAL ESTATE QUTLCOK

&.1 Macroeconomic Projections

Prior fo the escolation of the Middle Eaost conflict [oddressed separately in Section 7). Migerig's
macrogconomic frajeciory for 2024 wos broadly pasitive. The CBN projected GDP growth of 4.49% for 2024,
with inflation moderating further fo aporoximately 12.94% under the new CPl methodology. The confinued
implementation of the Tinubu administration's sfructural reforms — parficulory the removal of the fuel
subsidy, naoira oeralisation, and electicity sector deregulation — were expected to sustain investor
confidence and suppert non-ail grawth,

The Nigeria Tax Act 2025, effective from January 2026, s expected fo improve the formalisation of properfy
transactions ond lease structures, further deepening market fransparency. Bdernal reserves in excess of 350
bilion provide o meaningful buffer against external shocks. Capital budget execution from 2025, expected
to largely flow through in 2024, will provide incremental infrastructure stimulus,

However, the Federal Government's 2026 budget was predicoted on a crude oil benchmark of $64.85 per
parrel, The Us-sraeHran conflict has pushed crude prices significantly abave that bassline, with Breni
frading above $100 per bamel oz af this report’s date. While higher oil prices neminally improve revenue,
imported fuel costs (given Migeria's residual import dependence|, Inflation, and investor risk aversion
complicate the net fiscal and monetary outlook.
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7. SIGNIFICANT POST AUDIT EVENT: US-ISRAEL-IRAN WAR

Cn 28 February 2026 — after the balance sheet date of 31 December 2025 but before the approval of
these financial statermnents — the United States and lsrael launched coordinated military sirikes on fran in
what has been designated Operation Epic Fury. This constifutes a significant non-adjusting post-balance
sheet event in accordance with |AS 10 Events After the Reporting Period, and the Fund Manager considers
disclosure of its potenticl impoct on the Fund essential for users of these financial statements.

7.1 Global Context

The US-lsrael strikes on Iran ond Iran's retaliotory actions have disrupted approximately 20% of global oil
supplies fransiting the Strait of Hormuz, Brent Crude prices surged from approximately $70 per barel efore
the conflict to over $100 per barrel by the first week of March 2024, Iranian afficials have warned that oil
could climb to $200 per barrel if the conflict intensifies and the Strait remain: disrupted. Global financial
markets have responded with elevated volatility, aond onalysts have raised the risk of stagfiation in energy-
import-dependent economies.

7.2 Impact on the Nigerian Economy

Despite being o maojor crude oil producer, Nigeria remains structurally dependent on imported refined
petroleum products for domestic consumption. Petrel prices surged from approximately N840-NEZ0 per litre
fo above N1,250 in many parts of MNgera within weeks of the conflict commencing — an increase of nearly
50%. This has: friggered a chain of inflafionary pressure across transporialion, food distribution,
manufacturing costs, and ufility bills.

The Federal Government's Economic Monagement Team has commenced a review of the situation,
though no immediate relief measures beyend the prometion of CNG conversion have been announced.
The CBN Governar, Olayemi Cardosa, has staled thal Nigeria's macroeconomic reforrm bufifers — including
external reserves exceeding 350 billion — posifion the economy fo withstond the external shock,
Mevertheless, inflafion, which had moderated to 15.15% in December 2025, is expected fo reverne course
in eary 2024.

7.3 Impact on 5F5 RET and Nigeria Real Estate

The Fund Manager has assessed the implications of the US-lsrael-ran conflict for 5F5 REIT across several
dimensions:

* Inflationary Pressure on Construction Costs: The spike in energy prices will increase construction costs
across the value chain — logistics, cement production, steel fobrication, and imported finishing
malerials, This reinforces assel scarcily in the formal residential market and supports capital vaiues
of existing completed properties such as those held by 5FS REIT.

+ Rental income Resiiences; SFS REITs rental incame is derved from residential leases in the pramium
Lekki market, Historically, Lages premium residential rents have demanstrafed reslience and even
appreciaftion dunng infiationary episodes, 03 dollar-linked pricing partially insulates langlords. Mo
materal risk fo rental income collections is cumrently anficipated.
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= Safe-Haven Asse! Demand: Geopolilical uncertainty historically increases the alfracliveness of hard
ossets — pardicularly real estote — as o store of value, Domesfic investors facing nairg devaluation
risk and equity market volafility ore expected fo rotate info redl property and REIT unifs, supporting
bath capital values and REIT unit prices on the Nigerian Exchange Group,

= Foreign Portfolio Investment Risk; Elevated global rsk aversion may resulf in some reduction in
foreign portfolio investment flows inta Nigeria, which could put upward pressure on the naira risk
pramium and create temporary FX headwinds. However, the CBN's strong reserve position provides
o credible buffer.

= Interest Rate Risk: If the CBN tightens monetary policy in response to resurgent inflation, the cost of
property financing could increase, dampening demand in mergage-sensitive segments. 5F5 REIT's
portfolic is net leveraged, and the Fund holds ne borrowings, accordingly, direct interest rate risk to
the: Fund is limited,

* Ol Revenue Upside: Higher glebal cil prices may impreve Nigeria's fiscal position in the medium
term, enakling greater gevernment spending on infrastructure — particulardy in the Lekki comidor
where the lbeju-Lekki developmen! agenda is aclive. This is o potential positive Tor SF5 REIT's long-
term porftolio values,

Cwverall, the Fund Manager's assessment s thal the US-lsraelHran war poses manageakble near-term risks far
SF3 REN, primarily through inflationary pressure, while simultaneously reinforcing the struciural case for

investment in premium residential real estate as a capital preservation and income-generating asset class.
We will confinue to menitor developments closely and will update unitholders as the situation evolves.

8. GOVERNANCE, COMPLIANCE & QUTLOOK

The Fund confinues to comply fully with all Securities and Exchange Commission (SEC) regulations, the
MWigerian Exchange Group Rulebock, and the terms of its Trust Deed. The Fund's Securties Trading Policy
remains aclive and has not been infringed during the year. The mandatary distribution threshold of 75% of
netf income has been comfartably met. No non-audit services were rendered by the Fund's auditors, DCC
Advisory, preserving full independence.

The number of unitholders grew from 3,040 fo 4,897 during the year — g 41% increase — reflecting growing
confidence in SFS RET as on investment vehicle, The Fund maintaing 20,000,000 units al N100 par value, with
the morket valus of the Fund's net assefs implying o unit value of N323.11 os af 31 December 2025,

Locking ahead, the Fund Manager remains focused on three strategic priorfies: (i) enhancing rental
income fthrough dctive asset management and selective lease renewals at market rates; (i) pursuing
accretive acguisitions within the Lekki comidor and adjocent markets where fundamentals support long-
term value; and i} maintaining o prudent iauidity buffer — currently N230.7 million in cash and short-term
insfruments — fo profect against market volatiity ond fund future acauisifions,

We remain committed to delivering superior risk-adjusted refums fo our unitnolders, growing the Fung
responsioly, and positioning SFS REIT as Migeria's premier residential real estate investrment frust.
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The Trustees responsibilifies to the Fund are as follows:

Ta stand possessed of the deposited proparty upon frast for the Unitholders,

T ratain in its poessession or in the posiession of such third parties as it may with the consent of
the Manoger appaint, on a safe custody basiz, all the investment ond documenis of litle or
value connected therewith that are actually received by the Trustees.

At all fimes to act with prudence and honesty in relation to all investments and documents of
fifle ar value kept in its custady,

Ta forward to the Monoger without delay all notices of meefings. réports and circulars
recaived by its nomineas as holdan of gny investmeant.

T jointly issue (with the Manager] cerificatas evidencing cwnership of Units in the fund,

T grant its consent to the appointmant of the Auditors of the fund,

To send copies of the accounts of the Fund to all Unitholders.

To make the trust deed availakle for inspection by the Unit halders of the Fund ond/or o
consant fo the Manager convening such meetings.

To convene General Meetings of the Unit holdes of the Fund andfor to consent fo the
Manager convening such meetings

To nominate the chairman for every General meeting of the tund and to approve the form of
the prowy wsed for meetings,




FUND MANAGERS DUTIES TO THE
) NIGERIAN EXCHANGE GROUP SFS REAL ESTATE JNUEHMENTTRUST‘

The Fund Manager shall render periodic retums aond projections to the office of the Chief Executive of
the Migerian Exchange Group.

The Fund Manager shall abide by all the rules and regulations of the Nigernon Exchange Group,
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FUND MANAGER'S REPORT ON INTERNAL CONTROL
OVER FINANCIAL REPORTING SFS REAL ESTATE INUHEMENTTHUST‘

The manogement of §F5 Capital Nigeria Limited, Fund monagers of SFS REIT (the "Fund"), is
responsiole for establishing and mainfalning adequate infemal confrol over the Fund's financial
reporting. Internal confrol over financial reporting is o process designed by, or under the
supervision of, the Company's principal executive and principal financial officers, or persons
performing similar functions, and effected by the Company's Board of Directors, management
ond other personnel, fo provide reasonable assurance regarding the reliability of financial
reporting and the preparation of financial statements for external purposes in accordance with
International Financial Reporting Standards as well as the guidelines issued by the Securities and
Exchange Commission [SEC) for Real Estate Investmeant Trusts [REIT) in Nigeria

SFS REIT's internal control over financial reporting includes those policies and procedures that,

(a) pertain to the mainfenance of records, that, in reasonable detall, accurately and faidy reflect
the transactions and dispositions of the Fund's assets;

(b} provide reqsonable assurance fhat fransactions are recorded s necessary to permit
preparation of financial statements in accordance with Intematfional Financial Reporting
Standards as well ds the guidelines issued by Securities and Exchange Commission [SEC) for Real
Estate Investment Schemes [REIS) in Nigeria, and that receipts and expenditures of the Fund are
being made only in accordance with authorizations of SFS Capital Nigeria Limited's managemen|
and directors; and

[c] provide reasonable assurance regarding the prevention, or timely detection of unauthorized
acguisition, use or disposition of the Funa's assets that could have a maoterial effect on the
financial statements.

Because of its inherent limitations, internal confrol over financial reporting may not prevent or
detect misstatements. Also, projections of any evaluation of effectiveness to future periods are
subject to the rsk that controls may become inadequate because of changes in conditions, or
that the degree of compliance with the policies or procedures may detferiorate,

Management has completed an dssessment of the effectiveness of the Fund’s internal control
over financial reporing as of Decemiber 31, 2025 of which are considered te be adequate and
very effective in both the design and their implementations. In moking the assessment,
management used the "Infemal Conirol — Integrafed Fromework” ("COS0 2013") promulgated
by the Committes of Sponsering Crganizations of the Treadway Commission ("CO30"),
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FUND MANAGER'S REPORT ON INTERNAL CONTROL
OVER FINANCIAL REPORTING SFS REAL ESTATE INUEEMENTTHUST‘

Based on the assessment perfermed, management concluded that as of December 31, 2025, 5F3
REIT's internal confrol over financial reperting was effective based upon the CCS0 2013
framework. Furthermore, based on this assessment, we have determined that there were no
material weaknesses in its intemal control over financial reporting as of December 31, 2025, The
effectiveness of the Fund's internal control over financial reporting as of Decermber 31, 2025, has
been audited by Stering Partners & Co, an independent registered public accounting Company,
as stated in their report, which appears herein,

>
| _Q‘;ét O ,(K'adhf‘

Dimeji Sonowo Pohickliodionya
Director Managing Director
FRC/201 3/ICAN/OC000002089 FRC/200 3/ CAN/OOO00002177
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CERTIFICATION BY THE MD/CHIEF EXECUTIVE OFFICER
ON INTERNAL CONTROL OVER FINANCIAL REPORTING SFS REAL ESTATE INVESTMENT TRUST 4

Ta comply with the provision of section 1.1 of the SEC Guidance onimplementation of sections 60-63 ofthe
Investments and Securifies Act 2007, and section 1.5 of FRC Guidance on Management Report on Intermal
Confrol over Financial Reporting. | hereby make the following statements regarding the Internal Controls
of SFS Real Estate Investment Trust for the year ended 31 December 2025

|, Batrick llodianya, certify that:

a) | have reviewed this Monagement assessment on internal control over financial reporiing of 5F5 Real
Estate Invesiment Trust,

b) Based on my knowledge, this report does nof contain any untrue statement of a materiol foct oromit o
state a material fact necessary fo make the statements made, in light of the circumstances under which
such stotements were made, not misleading withrespect fo the period covered by this report;

c) Based on my knowledge, the financial statements, and-other fincncial information included in this
report, fairy present in all materal respects the financial condition, results of operations and cash flows of
the Fund s of, and for, the pericds presented in thisreport;

d) The Fund Managers:

1] are responsible for establishing and maintaining internal controls;

2] have designed such internal contrels and procedures, paricularly during the perod inwhich this report
is being prepared;

3) have designed such an internal controlsystem to provide regsonable assurance regarding the reliability
of financial reporting and the preparation of financial statements for external purposes in accordance
with-generally accepted accounting principlas;

4] have evoluated the effectiveness of the Fund's internal controls and procedures as of o date within 70
days prior o the report and presented in this report our conclusions about the effectiveness of the internal
controls.and procedures, as of the end of the perod covered by thisreporf based on such evaluation.

g} The Fund Managers hove disclosed, based on our most recent evaluation of the internal control system,
to the Fund ouditors:

1) All significant deficiencies and matericl weaknesses in the design or operation of the intemal
conirol systern which are regsonably likely to adversely affect the Fund's ability to record, process,
summarize and report financialinformation; and

2] Any froud, whether or not materal, that involves management or other empioyees who have o
significantrole in the Fund'sinternal control system.
fj The Fund Managers have idenfified, in the repor. whether or not there were significant changes in
internal controls or other facts that could significantly offect internal controls subsequent to the date of
their evaluation, including any corective actions with regard to significant deficiencies and material
weaknesses

4

Pafrick llodianya
Manaoging Directer
FRC/2013/ICAN/OC000002177
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) CERTIFICATION OF ACCOUNT BY DIRECTORS SFS REAL ESTATE INUEEMENTTHUST‘

We hereby certify that neither the manager nor any other person acting on its behalf has:

| Acquired or disposed of Investments for account of the Trust otherwise through a recognized
Exchaonge Group sxcept whers such investment cansist of monsy market instrurments or cash
deposits; ar

2 Disposed of Units to anether person for o price lower than the cument offered price; or

3  Acquired Units for a price higher than the cument bid price; or

4 Transferred units lo another person for sale, resale or subseauent transfer to the Manager for
sale or resale.

L (
e O 2awie

DIMEJ SONOWO PATRICK ILODIANYA
EXECUTIVE DIRECTOR MANAGING DIRECTOR
FRC/2013/ICAN/0O00000208% FRC/2013/1CAN/00000002177
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REPORT OF THE INDEPENDENT CONSULTANTS
ON THE MANAGEMENT'S ASSESSMENT OF INTERNAL  srSReAL ESTATE INUEHMENTTRUST‘

- |

STERLING PARTNERS & CO.

{Charard Accouniants) TERRAGE E. tharmi High - Rise

38, Babatola Close, Wernabod Enlate,

Boside Awolows Glass House, Off Ohafsmi

Awclowo Way, kefa, Lagos-Nigeria.

P O, Box 55221, Falomo, lkoyi, Lages,

Tol: DA03 300 A965, 080T 100 3124,

Emall: stedingpastnars@iyshoo.com
statingueiiors kefelgmail com

Waobsaita: mierlingpartnarenigaria,com

SFS REIT

REPORT OF THE INDEFENDENT CONSULTANTS ON THE MANAGEMENT'S ASSESSMENT OF INTERMAL CONTROLS
OVER FINAKCIAL REPORTING FOR THE YEAR ENDED 31 DECEMBER, 2025

TO THE MEMBERS OF SFS REIT

Qur Oplnien on the Intesmal Control over Finarcial Reportiog

W have reviewed the Fund’s irtemal control over finencial reporting as of Decemiber 31, 2025, bosed on
critena sstabished (n imemal Conirol - integrated Framework (2013) Issued by the Commifttes of
Spomsonng Drganizations of the Treadway Commission (C0S0).

DOC advisory acied as the Slatetory Auditors to the Fund during the year ended 31 December, 2025 and
theswr Independent report on the Fund's fnancial Statements for the year ended 31 December, 1025
appear on pages 6 to & inthis Annual Repoit document

In our cpinion, the Fupd maintamed, in 2l matenal respects, effective internal control owver financial
reporting 25 of December 31, 2025, based on ciiteria eitablished in Internzl Contral - integrated
Framework [2013) ksued by the CO50.

We conducted our audll in eCcordance with the intematioral stancards on auditing lssued by the
international Fedarstion of Accourtants.

Cur aucht of internal control over Onancial reporting Incheded obtaining an understanding of intermnal
contral over financial reporting, assessing the nsk that a materlal weatness exsls, dnd lesiing and
evaluating the design and operating effectiveness of internal control based on the assessed risk, Gur audit
also Inchuded performing such ather procedures as we considered necessany In the droumstances. Wa
belisve that our 2udits provide a réasonabie basiz for sur opinions.

A company's interaal controd over financial reporting 15 8 process designed to provide - reasonanie
asiurance regarding the relisbfity of financial reparting and the preparation of financial statemenis for
external purposes in eccordance with generally sccepted accounting principles, & company's internal
contral over financial reporting includes those polices and procedures that (i} pertzin o the
maintenance of records that, In reasonable detall, accurately and falrly reflect the transactions and
dispocitions of the assets of the company;

=Audit =Acdountancy =Taxation =Training = Advisory




REPORT OF THE INDEPENDENT CONSULTANTS
ON THE MANAGEMENT'S ASSESSMENT OF INTERNAL  sFs REAL ESTATE INVESTMENT TRL.IST‘

L] provide reawnattle sussrance thd traswactions are secoeded @i DEC0SSINY 10 DEMHT Breparstinn
of financial Matements in accordance with gersvally scompted sccounting princigles, and that
regeipts and expenditiores of 15 comipaTy wre being imade onky in srcordence veith authorizations
of managemart snd dinecion of 1he company; and

{ii Provide reasonabie pissrdnee regarding prévention or lemely detection of unsuihaoresd
aogpeition, use, of dispoRion of the company's desets that cocld have 3 material effect on the
Fisarszind stitemonts. Bacauie of s inharent lenRatoed, wdernal congrol gver nantial reporing
may mol prevent or detect misstatements. Aluo, projections of sry evaiuation of effectvensss to
luture pariods a<e sulject o the risk 1hat controls may becamn inedeguites becsuse of changes
i conditions, or that the degroe of compliance with the policies or procedures may detedorate.

W bollawe that the audit evidence we have obtained & wiiciens and sppropriste 1o provide & bas for our
audit opinicn.

Respective Hesponsiiiitis of Directors of the Fund Menager

The Dinecion of the Fund Manager me responsible for both the Sinancial ststements of the Fund as well
3 for maimtalning effective intarnal cantrol ower financial reporting by the Fund, and for s assemment
of the effectivensss of imemal control over Binencial mepoeting. induded in the sccomgasrying
Mensgenment’s repon on internsd coerrol aves financial reporting dor the year ended 31 December, 2025,

Independeny

Wie are & public sccoonteng Company rigististed with Bboth Coepanate Aflairs Commission and the Financial
Reparting Councd of Nigera snd are required 1o ba indepandent with reapect to the Furd. We do confirm

thit naither cur fiem noe say of our employees and partmdrs have dny relationchip with the Fund, it
PARIEErs nar its employees 1hat can compramise out independence.

Wi e mot aware of Jevy irstance o which the Fond comtrasned amy atter regulatony law of gulidelines
diring the year.

Akinnuwest O. lsraed, FCA

For: $erling Partrgn & Co




) AUDITOR'S REPORT SFS REAL ESTATE INVESTMENT TRUST 4
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INDEPEMDENT AUDITORS” REFORT TO THE UNIT HOLDERS OF 5F5 REAL ESTATE INVESTMENT TRUST FUND
REPORT FOR THE YEAR ENDED DECEMBER 31, 2025

Cplnlon

Wi nove audited the accomparying financial statements of 555 Real Estale Mvestment Trust Fundg (VSFS RET ar
The Fundg), whicn comprises the statemant af findroial position o o1 December 31, 2025 the slatamant of
prafit or lois and other camprebensive income: fhe stotament of chigriges ineguity, ong the statement of cash
flows for the soma yeor aong with Sgniflcant acoounting paolicias and other expianatony information,

Iy o egirin, e finoncial slofements give o fue and foir view of the Tnorcial pesition of the Fund o of
Pecemper 31, 2005 ang of i financiol pedormance. and . cogh flows far the same year in occordance with
Intemnational Fnancial Reporfing Standands " IFEEY) ord In the manrer reguired by the Companlas and Allieg
Mafters act ["CaMAT CaP S0 LFM 2080 the Investment and Secudtes act (MISAT, the Hnarcicl Reporing
Councd Act 20, and in g manner orescibed by the Intermafional Slandards an Aoditing ssued by the
Internaticnal Auditing ond Assuronee Slondand Board (MAASE™).

Basis of opinion

An audit invalves pedaming procedures. fa obroln audit evigence about e amounts ord disciosares in
financia stotermants, The procedunss selected depend on fhe avditors udgment, Including the osassment of
the rick of moterda misstatemeant of the financial stoftermant, whether dos to froed or @mer, in mating those rizk
azsessment judgement and in order o design cudit procedwras that are appropriate in the circumstances, the
Auditor considers infarmal controls relevant to the entity's preparation and fair presanfation of its financiz)
sloferrants that giver a frue and fair viaw, tul nof for the puroose of exoressing on opinion on the effectiveross
of tha enfity’s mtarmal confol. Alse. an aedit includes evaluating Iha approprialeness of accounding palicies
Lgead ard the resonablensis of oocounting estimabes made by the mancsgement of the Company, a3 well as
evaiualing the overall preseniatien of e finoncial stalements, We beSeve thal the audit evidences. that we
Frovve pbfained oresuficien) and aopgropdate 1o provide o basis for aur audil opirion,

Key Auvdlt Maoters

Kay audit matters are thosa matters fhat, inour professional jugdgement, wera of mast sigrificonce in owr gudit of
e financial statemeants for the vear ended Decemiber 31, 2025, Thesoe mofiers were aoddressed in the confext of
g gudit ab e fingricial stalements as o whole gnd i ferming 'ow opiréon [hereon, we do not provide o
separdle ool o fhase matbers, Thare wens Key audit rrattos weare naofed coedng the courie af the gt

Key Audit Motter - Change in Accounting Follcy and Foir Valuafion of Invesiment Properdies

Whiy the matter was considered significant

During the year, the compary changed ifs occounfing policy forinvesiment properties from the cost modei to
fhe far value modsl, resulling i investment properfies being recogrieed ol fair value Tor fha fis? fime.
Imwaibrment properbes represent the Compary's mast sigrificant asse? closs. The delarminalion of fair valoe
Irvalved sigriifican judgment, including osumplions ralaling to rental growlh roles, ccoupancy levels
copialization rates, and dScount e, The valuabion praces dlso imeelved e vie ol independant exiamal
woklers and resulled In a significant folr vaue adjustment recagnized in pratit or less, Due 1o the mognitude of
e bolorces, the subjaciivity of the assumptions. ond fthe comgpledty asocialed witn fne change in
accounting policy, this matter raguired significart ofenton,

How the matter was addressed In the audH

O oudil procedures included, omong olbers, assessing the oporooeiolenss: of the change in accounding
palicy and ils opelication I sscordance with the opplicoble financial reeoting remewoerk. We evaleated the
competense, capabiliies, and obiectivity of the exiemal valuen engaged by moanagement and inveived our
intesal valualion seecialisls ho oseis the voluation memodaloges ord key nuumshions used, We testsd the
wahation Inputs, Including rental incoeme; accuponcy rates, and welds, by reference to underying. agreements,
hitoricol pedformance, aond market dofo. We also performed sensitivity anofyses o msses the impact of
reqsenably possible changes in key assumptions and evaluoted the adeguaoy of the reioted disclosuresin the
financial stotements.

‘ﬂ . W GOCOOVED!Y. COMm
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) AUDITOR'S REPORT SFS REAL ESTATE INVESTMENT TRUST 4

D)
Fund Monager's Responsibility

The Furd monager is responsiole for the preparation of the ironcial stalements that geve o frue and for view ol
thie stafe of aficis of the Fund in accordance with IFRE; and in the mannes reguired by CAMA, CAP Z20 LFM
2000, the Trustass Investment Act, the investment anag Securfies Act, the Fnarciol Reporing Council Act, 30E3
and such other intemol cantrols o determined necassary by the Fund manager, for the preparafion of financiol
stotermants that are Tresa from matedal misstatemrent, whether due to-froud o ero,

In prepanng the financial stofements, the Fung monoger is respoensible for ossessing the Funo's apility to
confinge @5 a going concem, disclasing, as applicanie marters related to going concem and using the going
concert bass of acesunting unless the Fund manager elther liguidote the Fund or to ceose operoticns, or has
norealiste allermalive bul fs do sa,

Auditors' Responsiblitles

Qur obzective B te obtain reasonobie asuronce, whether the finopcial stafemants oz o whole are free from
material misstatermant, whethar due o frowd or ermor-and o issoe an Avditor's repart that includes our opinian.
Reasonasie assurance & < hign level of assurance, but il isonot o goorartee thal an aedit conducted in
aecordonca with Infermationa Slandasds on Avdiling [SA" [ wil always delect o matenas) mastalement wherit
existi. ntastotemnants con oonse from frouvd or emor and e consicered moteratl i, individually o inothe
aggregate, they cowld reasonably be expected to influence the economic decisons: of usars, token on the
base of the Fnorciol stotementsAs part of an aud) in accordance with BAs, we exescite prolesiona
judgement ana mantain professlonal sceptiaizm throughaut the audit. Also, we;

= |denflly ang assess the dee.af matedal mistalement of Ihe lnoncial statements, whether due o froud or
arror; dasign and parform audil procedures rasponsive lo dendified risks; and oblain aedit evidenco thal is
sufficiant and opproprate to provide a bosis for our cpinion. The risk of not detacting o motenal
risstatennent resulting from friaud is higher than the one resuting fram amor, as fraud may irvalve collusion,
fargeary. Infentiang amissons, misepresentatlons, of e overige of Infermnal contols,

Qtain an endestanding of intermal controls refevant o tne oudit In arder to design audit procedures that
are appropdate 0 The circurrstances, bul aat for the putpose of expressing on opinion.on the
affacliveness of the Fund's infarmal control;

= Evaluole the approgriafenass of accourfing policies used and the regsonablensss ol accounling
esfimates ond reloted discloswres mode oy the Fund manager;

+ Conclude on the aporoprioteness of the Fund Manogers! use of the going concern basis of accounting
and based an tha gudit evidence obigined, whethar a matericl mcarlainty asts in relalion fo avonts or
condifions that may cast significant douol on the Fund's abdity fo confinue @i o going conoarn. IF we
concluds that o matedal uncerainhy axlss, we are raquered to drow attention in owr cuditors’ repart fo tThe
resloted aisclosures in the financiol stotements or, IF such disclosues ore Inadeguate, fo modfy our opinlon
Our conclusions are based an the aedl! evicence oblained up fo ne dale of our audstors' report,
Howayer, [uture events or conditions may cauvse the Fund 1o ceass fo confinue as o going concern; and

+ Evaluegle the overo® presentalion, stucture and content of fhe financial stotements, including the
disclasures and whether the financial slatements represent The urderlying Irarsachors and evenls in o
manner that achieveas foir presentotion.

We dre requred o communicate with e Fund manager regarding, among ofher matters, ine planned
scope and liming of the oudit and significant audit findings, including: ory significant deficiencies in
intermal coniral thot we identify: during the aodit, Also, we are required to provide the Fung Manger, o
statement that we have complied with relevant ethical requirements regarging Independence and to
cammunicaie with hem.on all relafionshios and other matfes hat may be thowghl oo impact aur
independence and raleled saleguords where applicoble,
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0|

Report on other Legal Regulatory Requirements

Compligncse with the reguirements of schedule & of CAMA CAP C20 LFN 2020,

In ouwr opinicn, the Fund has kept proper books of aoccound, so for as it appears from ocur examinafion of its
stetement of financial position and its stotement of comprehensive income, which are in agreement with the
tooks of aocoant.

Signed:

xS

Olodeinde Odunsanya, FCA
FRC/2013/1CAN/000000031%2 ..
For: DoC Advisory. (Chaortered Accountants
March, 2024

Lagos. Nigera
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STATEMENT OF FINANCIAL POSITION

AS AT DECEMBER 31 " 2025 SF5 REAL ESTATE INVESTMENT THUST‘
Nofes 2025 2024
ASSETS N'000 N'000
Irvestment propearias g 5,512,500 1,978,723
Non-curmrent Asseis 5,512 500 1,978,793
Cosh and cash equivalents g 230,987 1026977
Investment in securities 10 371.526 455,593
Cther recaivables 11 265,959 427
Prepaid expeanses 12 I, 754 [.08%
Current Assets 1.569.620 1,494,079
Total Assets 7,082,120 3,472.873
LIABILITIES
Payables & acoruals 13 469 816 $73 234
Defered income 14 150,103 {18,975
Total Habllities 419,919 6§2,20%
Net Assets 4,462,202 2,780,664
EGQUITY AND RESERVES
Unithelders equity 15 2.000,000 2,000,000
Ravenue rasene 16 Y151 7E0. 4584
Revaluafion resernve 17 3.483.050 z
Unithelders' equity 4,462 202 2,780,664
el assets per unit (M) 18 3231 132.03

THE FINANCIAL STATEMENTS WAS APPROVED AND SIGNED BY THE BOARD OF DIRECTORS ON FEBRUARY 26 , 2026.

HE  pa

PATRICK ILODIANYA AKINYEMI GBENRO DIMEJI SONOWO
MANAGING DIRECTOR DIRECTOR EXECUTIVE DIRECTOR
FRC/2013/ICAN/00000002177  FRC/2013/CIEN/00000002091  FRC/2013/ICAN/00000002089

The accompanying notes on pages 14 7o 28 form an integral part of these fnancial statements
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STATEMENT OF PROFIT OR LOSS AND OTHER COMPREHENSIVE INCOME

FOR THE YEAR ENDED DECEMBER 31, 2025 SFS REAL ESTATE INVESTMENT TRUST 48
Notes 2025 2024
NO0D B'000
Interest income 4 197,449 176,599
Frafit on disposal of invesimant praparty 4 298 BY7 172,411
Bentol income 4 220,840 205,903
Total iIncome 717,384 554,913
Totol cperating expenses 5 (88,899 (/7822
Het Income £28 4B7 477,071
Fair value gain en investment proparty [FYTPL) 3.483.050 -
Total comprehensive Profit/[loss) for the year 4,111,537 477,00
Metincome per unit (M) 31,42 2385
Propaosed final distibution 566,000 430,000
Proposed final districution per unit (M) 28.30 21.50

The accompanying notes on pages 14 to 28 form an integral part of these finoncial statements

PAGE 2
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STATEMENT OF CASH FLOWS

FOR THE YEAR ENDED DECEMBER 31, 2025 SFS REAL ESTATE INVESTMENT TRUST A
2025 2024
000 H'000
MNotes
MNet income for the year 4,111,537 A77.091
Fair value [gain)/loss on investment property (3,483,050) i
628,487 477,091
Changes in working capital:
[Incrense|/Decrease in Ofner receivables 11 {265,538} [372)
[incracse | /Decrease in prapaymeants 12 (&b} 45
Increcse/ (Decrease] in payables 13 [78.418] (10,736
Increase/|Decrease) in defered income 14 a1.128 [3,507}
Net cash generated from operating activities 295,593 462,521
Cash Flows from Investing Activities
Furchase of investment property B (140,555} 85 B43)
Proceods from disposal of invastment property ] 90,000 80,000
Investment in securifies I F4.067 108,878
Met cash generated from/{used in) investing
activities 43,412 #9035
Cash Flows from Financing Activilies
Unclaimed distibution Paid During the year 136 (5,000} )
Distribution paid Hie (420,000 1250000
Met cash generated from/{used in) financing
activities (435,000) (290,000)
MNetincrease/(decrease) in cash and cash equivalents 195,595 271,555
Cash and cash equivalents al beginning of year g 1026977 755 421
#30,781 1,026,977
Cash and cash equivalents at end of year #30,981 1,024,977

The accomponying notes on pages 14 to 28 form anintegral part of these finoncial statements
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STATEMENT OF CHANGES IN EQUITY

FOR THE YEAR ENDED DECEMBER 31, 2025

SF5S REAL ESTATE INVESTMENT THLI'ST‘

Balance as at 1 Januvary 2025
Ml income for the year

Fair value gain on investment
property

Distribution paid

Balance at 31 December 2025

Balance as at 1 January 2024
HNetincome for the year
Distrikbution poid

Balance at 31 December 2024

ﬁ 2025 ANNUAL REPORT & SCCOUNTS

Unitholders' Revaluation Revenue Total
Equihy Reserve Reserve Equity
N'000 N'000 H'000 HN'000

2,000,000 - TBO, 664 2,780,644
- - 428 487 &28 487

- 3,483,050 - 3,483,050

- (430,000 (430,000

2,000.000 3,483.050 #79.151 6,442,202

Unitholders' Revaluation Revenue Total
Equity Resarve Reserve Equity
N'000 N'000 N'O00 N'000

2,000,000 - 593,572 2,593,573
y " 477 0%1 AT 0%
- - [F90,000] [#90,000)
2,000,000 - 780,644 2,780,664




PORTFOLIO STATEMENT

FOR THE YEAR ENDED DECEMBER 31, 2025 SFS REAL ESTATE INVESTMENT TRUST 4
2025 2024
Net Met
Mote Cost Aszet Cosi Asset

H'000 o N'000 A

FBeaal eslate ] 5512500 73 F978,773 a4
Roal estate related investments 7 216,054 4 09,333 13

5,728,554 2,288,126

Investment in Securilies

Casn and Cash Equivalents 7 132,853 29452
Financial Assefs held fo moburity 9 953 400 1,153,785
Cther receivables 11 265,959 421
Frepayments |2 1,154 1,089

1,353,566 1,184,746
Lass unclaimed dividend and other [619.719) (6%2.209)
Froposad Distibution (546,000 (430,000}

167,447 3 42,537 3

Tatal Value of Partiolia 5,896,202 100 2,350,664 100

The Trust Deed stipulates that not more than 10% of the Fund's net gsset value shall e neld in fiquid assats,

The mondatory propased distribution for 2025 is expectes fo be poid very eardy in 2026, Therafare this hos
been adjusied accordingly
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> NOTES TO THE FINANCIAL STATEMENT SFS REAL ESTATE INVESTMENT TRUST 4

| Reporting entity
[a} The 5F5 Reaql Estate Investment Trust is o fund incamporated under the iows of Migera, The address of
the Fund's registered office s Plot 287, Ajose Adsogun Street, Viclona lsland, Lagos. IF s govermed by
a Trust Deed approved by the Secunties and Exchange Commission. The fund's units are listed on the
floor of the Nigenan Exchange Group, Its finoncial statement: ara filed with Secunitie: and BExchange
Commission and other regulatory authorities.

The 5F5 Eeal Estate Investment Trust s o close ended Real Estale Investment Trust [REIT), primarily
involved inacguirng investiment properties which are held for copital oppreciation.

The investmeant activities of the fund are manoged by 5F3 Capital Migeria Limited [(the fund
manager] while Apel Capital and Trust Limited arg the Trustees.

]

Disclosure; Securities Trading Policy

In complionce with Bule 1715 Disclosure of Dealings in lssuers' Shares, Rulebook of Ihe Exchange
2015 (lssuers Rule} 5F5 Real Estate Investment Trust maintains effective Security Trading Policy which
guides the directers of the Fund monoger, Audit Committee members, emplovess and all
individuals categorized as insiders os to their deoling in Ihe unifs, The policy is regulary reviewed and
uvpdated by the board. The fund manager has made specific inguiries of all the directors and other
insiders and is not aware of any infingement,

? Basis of preparation
o) Statement of compliance
The fingncial statemeants of the Fund as at and for the year ended Decemiber 31, 2025, have been
prepared in accordance with International Financial Reporting $tandards (IFRS:). These financial
stotermanis were autharised for issue by the Boord of Direciors of the Fund Monager an Febinuary 28,
2024,

—_—

(b} Basizs of measurement
The financial statements have been prepared on the historical cost basis except for the following
material items in the statement of financial position;
il Financial assets held fill maturty are maeasured ot fair value,

T Investment properties are measured al fair value

(e

Functional and presentation cumrency

Thasa financial statements are prasented in naira [N}, which 5 the fund's funclional cumency. All
financial information presented innaira has been rounded to the nearest thousand.

(d

Use of estimates and Judgements

The preparation of the financial statements in conformity with IFRSs requires managemeant to maks
judgements, estimates and assumptions that affect the gpplication of accounting policies and the
reported amounts of assets, lobilitios, income and expenses, Thase astimates and judgements are
continually evaluated and based on historical expedence and olher factors, including expectations
of future events that are believed to be reasonable under the circumstonce. Actuol results moy
differ from these astimeates and assumptions.
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The effect of a change in an accounting esfimale s recognised prospechvely by including it in
comprehensve income in the perdod of the change, il tne change affecis thatl perod anly, ar in
Ihe perod of the change and [ulure perods, if the change aflects boeth, Informalion about
significan! areas of astimation, uncertainty and critical judgements in appiving accounting policies
that have the most significant effect! on the amounts recogmised in the linancial stalements are
described in these nolas,

Adoption of pronouncements under IFRS

Standards and aomendments effective durng the reporting period;

IFRS 146 - Lerosas (effechive on or after January 1, 20179

Standards and interpretations ssued but net yet effective durng the reperting perind.

IFRS 7 - Financial instrumenls [Disclaosures) - Infares! rale benchmark reform (effeclive on or affer
Janwary 1, 20209

Tha Fund did nal adopt eadier any new or amended standards in 2025,

3 Significant accounting policies
The cccounting policies set out below have been applied consistently to cll perods presented in
thase financial stotemsants,

[z} Foreign Currency

Transacticns denominated in foreign currencies are recorded in Naira at actugl exchange rates as
of the dates of the transacticns. Monetary azsets and lakilities denominated in foreign curencies
at the balance sheet date are reported at the rates of exchange prevailing atf that date. Any gain
of foss arsing from a change in exchange rates, subseguent to the dates of fransactions, is included
ds an exchange gain or loss in the profit and loss account.

Mon-monstary assels and liabililies denominated in foreign currencies that are measured af fair
value are fransiated to lhe Migedan naira at the date that the fair value was determined. Foreign
curency differences arising on franslation are recognised inincome, sxcept for differences arising
an the translation of availakle - for - sale equity instruments, financial lakility designoted as a
hedge of the net investmen! in o foreign operation or qualifying cosh flow hedoes, which are
recoghised in other comprehensive income. Mon-monetary items that are measured in ferms of
historical cost in a forelan curency are translated wsing he exchange rate al the aate of the
transactions.

Investment Property

Investment praperty is property held to eam rental inceme. for capital appreciafion, or both, but
nat for sole in the ordinany course of Dusingss, vse in the produciion or supply of goods or senvices,
ar for odministrafive purposes,

Investment propearty is initiolly meosured of cost, including transaction costs, The Fund slected to
apply the opfional exemptfion under IFRE 1 fo vse fhe camying amount of investment properiies as
desmead cost on 1 January 2011, the date: of transition ta IFRS, for oll properies praviously stated
under Nigerian GAAFR,

Up o 12 December 2025, the Fund dccounted for investment properties using the cost model,
mensured at cosl less occumulated depreciafion and impairmeant |ossas (iIFany).

On 12 December 2025, the Fund voluntarly chonged its accounting policy to the fair value madel
in accordance with 1AS 40 Invesiment Propearty, which permits an enlity to choose either the cost
micdel-or the fair valve model asits aocounting policy and o apply that polioy consistently to all

investment propeartiss.
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Undar the fair volue model, investrment properties one remaasured af each reporting date fo reflect
their fair values, with changes recognised in profit or loss. Fair value refleciz fne market conditions at
fhe and of he reparting perod and s determined by an independant, professionally qualified valuer
with relevant experience in fne location and category of the property being valued.

Tne Fund believes this chonge provides more relevant and relioble informafion to users of the
financial stotements by better reflecting the economic value of its invesiment properies and
prevailing market caonditions,

An investment property is derecogrized on disposal or when the investment property is pemanenily
withdrown from wse and na fulure econamic benefits are expected fram ifs disposal. The gain ar lass
on disposal is calculated as the difference between the net disposal proceeds and the camying
amaunt of the assat and is recognized as income of expense in the incoma staterment.

Assets and Liobilities

Recognition

All financial assets and liabilities [including assets and liobilities designated ot fair value through profit
or loss) are infficly ecognized on fthe frode dofe at which fhe fund becomes o party o the
contractunl provisions of the instrument, A&l financiol insfruments ore measured initially at their foir
value plus fransoction costs excent in the case of ingncial assels and financial labilities recorded ot
fair value through profit or loss. Subsequent recognition of financial assets and liabilities s at
dmartized cast or fair valua, Whan the fransaction price diffars frem the fair value of other cbservable
current market trarsactions in the same instument or based on o valuation fechnigue whase
vanables include only doto observable from moarkets, the fund immediately recognizes fhe
difference petween the tramsaction price and fair value in ‘Met gains/ (losses) on financial instruments
classified as held fill matuity’. in cases where foir volve s determined using dofa which is not
chsarvable, the difference between the fransaction price ang madel value 5 only recegnized in the
incoma stotfament when the inputs become obsarvable, or whan the insfrumeant s derecognired,

Classification
The classification of financial insfruments depeénds on fhe purpose and managemaent's intenfion for
which the financial instrurments were acauired and their characteristics.

De-recognifion
The fund derecognizes a financial asset when fhe confroctual rights to the cash flows from the
financiol ossef expire, or when it transfers the rghls 1o receive the confractual cash flows on the
financiol qsset in a fransaction in which substantially all of the rsks and rewards of ownership of the
finoncial asset are fransferred, Any interest in transferred financial assets that iz craated or retained by
thie fund is recognized as o separate asset or liakility, The fund derecognizes a financial liability when
ity contractual obligations are discharged or cancelled or expired, The Fund enters into fransaclions
wheareby it fransfers assets recognized on its statement of financial position but retains either all or
subzstantialiy all of the rsks and rewaords of the ransfered assels or o parlion of them. If all o
substantially ail rsks. aond rewards are retained, then the fransfered assets are not derecognized.
Transfers of assets with retention of all or substantially all rdsks and rewards include, for example,
securifies lending and repurchase fronsactions. In fransacfions in which the Fund neither retains ner
fronsfers substantially ol the rsks and rewards of owneshio of o financial assel ond it relains conlrol
over the asset, the Fund confinues ta recognize the asset to the extent of its continuing involvement,
datermined by extent to which il is exposed o changes in the value of the ransfared asal, Tha
rignts and Dt:ﬁgctﬁons retained in thie franster are recognized seporately as gssets and labilities as
appropriate. In fransfers where conlrol over the asset 1s retained, the Fund confinues fo recognize tha
asset fo the extent of its continuing invelvement, determined by the extent to which it is exposed to
ﬂ changes in the value of the fronsferrad assel.
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Offsetting

Financial assels and liabililies are sat off ond the nel amount presented in ne sfatemant of finoncial
pasition when, and only when, the Fund has a legal right to set off the ameounts and intends either
to settle on o net basiz or to realize the gsset ond seftle fne lapiity simultaneously. Income. and
sxpanies are presented on a net basis only wihnen permitted under IFRESs, or for gains and losses
arising from o Fund of similar transactions such as in the Fund's trading activity,

Sale and repurchase agreements.
The Fund has no sale and repurchased agreaments as af the reporing date.

Financial assets af fair value through profit or loss

Afinancial asset s classifiea at fair value frrough profit or loss i it is classified as held for frading oris
designated as such upoeh Initial recognifion. Finoncial assefs are designated af fair value thraugh
profit or loss if the fund manages such investments and makes purchose and sole decisions based
an thelr fair value in accordance with the funds documented rsk management or investmeant
stralegy. Upon inifial recognifion, altrioutable fransocltion costs are recognized in profit or loss os
incurred. Finoncial assets at fair valve through profit or loss are measured at fair value, and changes
tharein are recognized in profit or loss,

Held-ta-maturity finoncial assets.

If the fund has the posifive intent and ability to hold debt securities (o maturity, then such financial
assats are classified as held-to-maturity. Held-to-motunty financial assets are recognized initially ot
fair volue plus any directly atfributakle fronsachion costs. Subsequeant o inifial recoanition held-fo-
maiurity linancial assels are measured al amortized cost using the effective interast malthod, less
any impairment losses. Any sale or reclassification of o more than insignificant amount of neld-to
maturity investments not close o their motuity would result in the reclassification of all held-fo-
maturity invesiments as available-forsale and prevent the fund from classifying investment
securities as held-fo-maturity for the cument and the following two financial years.

Loans and receivables

Loan: and recaevablas are financial assefs with fixed or deferminable payments that are not quoted
irean active markeh Such assels are recognized initially at fair value plus any directly attibutable
transaction costs. Subseguent to initial recognition leans and receivables are measured ot
amaortized cost using the effective interest mathod, less any impaimmeant Josses.

Available-for-sale financial assets

Available-forscle finoncial ossets are non-derivative financial assefs that are designoted os
availoble-far-sale and that are not classified n any of the previous cofegores. The fund's
investments in equity securities and cerdain debt securilies are classfied os availakls-for-sale
financial assets: 3ukbseguent to iritial recognition, they are measured of fair value and changes
therain, other thon impoiment losses and forelgn curency differences on avaoilable-forsale
financial assets are recagnized in ofher comprehensive income and presented wilhin equily in the
fair value reserve. When an investment is derecognized, the cumulative gain or loss in other
comprahensive income is transferred ta profit or loss,
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Amortized cost measurement

The amaortized cost of a financial asset or lakility 75 the amount at which the financial assef or
liaoility s measured at initial recognition, minus principal repayments, pius or minus the cumulative
amartization using the effective interest method of any difference between the initial amaount
recognized and the maturity amaunt minws any reduction for impaimeant.

Fair Valuve Measurement

Fair volue s the amaount for which an asset could be exchanged, or a ligbiity settled, batwaen
knowiedgsable, wiling parties in an arm’s length fransaction on the meaosuremeant daote, When
available, the fund measures the fair value of an instrument using quoted prices in an active market
for that instrumeant, A market is regorded s active if quoted prices are readily and reguiany
available gnd represent actual and regularly cccurming marke? fransactions on an arm’s length
basis. If a market for a financial instrument is not active, the fund establishes fair value using a
voluation fechnigue, Valuation technigues include using recent am's length fransoctions bebweaen
knowledgeable, willing parties [if available), reference o the curent fair value of other instruments
that are substantially the same, discounted cash flow analysis and option pricing models,

Fair valve hierarchy
Fair voluas are delaermined according o the fallowing hierarchy basad an the requirements in IFRS 7
'Financial Instruments: Disclosures’;

— Level 1 guoted markel prices: financial assels and lakilifies with quoted prices Tor identical
instruments in acfive markets

— Level 2; valuation technigues using observable inputs: guoted prices for similar instruments in
active markels or gquoted prices for idenfical or sirmélar instruments in inactive markets and financial
assels and liabiifiss valued wsing models where all significant inputs are observalbls.

— Leve| 3: valuafion technigues using significant unabsendable inputs; inanciol assets and liakilities
volued using valuation techniques winere one or maore significant inputs are unobservable. The beast
evidence of foir value is o guoted price in an acfive market. In the event that the market for g
financial osset or liokility is not acfive, d valuafion technique is used,

Identification and Measurement of Impairment

At-each reporfing date the fund assesses whether there is objective evidence that financial assets
measured at amaortized cost are impaired. A fnancial asset or a group of inancial assets is impaired
when obiective evidence demonstrates that a loss event has coccured after the initial recognition
of the asset(s]. and that the loss event has on impoct on the future cash flows of the dasset(s) that
con be estimatled reliakly.

An impairmant loss in respect of a inanclal asset measured at amortized cost is calculated as the
difference between Ihe carrying ameunt and the present value of the astimoted future cash flows
discounted at the asset's erginal effective inferest rate, Losses are recognized in profit or loss and
reflacted in an gllowance accaunt ogoinst recaivakleas, Interast on the impaired asset confinues fo
be recognized through the unwinding of ke discounl. When o subseguent evenl causes the
amauntef impdirment Ioss to decrease, the decrease in impaiment loss is reversed through profit or
lozs,

Thia fund writes off finonciol ossets comied of omoertized cost when they are uncollectible,
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Cash and Cash Equivalents
Cosh and cash egquivalents inciude cash in hand, deposifs hald ab call with banks and ofher short-
term investments in an active market with original maturties of three maonths or less,

Frovizions

Provizions dre recognized winen the fund hos o present legol or constructive obligation as a result of
past events, it is probable that an outflow of resources will be reguired to seltle the obligation and a
relioble estimaote of the amount con be maode, Where the fund expecis a provision to be
reimbursed, the reimbursement 15 recognized as an asset only whan the reimbursement is virfually
CEernain.

Taxes

The fund is not subjected fo income and education taxes on its incema by the concession given fa
i1. This concession was given and approved by the Faderal Ministry of Finance in accordance with
infernational best practice, This concession covers:

Exemplion from Companies Income Tax, although WHT will be imposed on dividend disfributed, to

REIT from tom exemption, Exemption from stamp duties to reduce transaction costs; and aexemotion
fram Capital Gains Tax on the ground that income arising from sales or disposal will be ploughed
back for the purchose of odditional properties or distibuted os dividend.

Property, plant and equipment

The Fund deeas nol hold any propearty, plant and eauipment af prasenl, asii s againg the posifion of
the Securfies and Exchange Commissicn (SEC).. All properties. plant and egquipment used for
managing the Fund are awned by the Fund mandger whao s paid management fees,

Impairment of non-financial assets

The camying amounts of the Fund's non-financial assets are reviewed ot sach reporfing date to
daterming whather there s any indication of impairment. If any such indication =xsts, then the
asset’s recoverable amount s estimated.

Animpairment loss is recognized if the camying ameunt of an asset exceesds its recoverable amount,
Impairment losses are recognized in profit of [oss, The recoverable amount of an assef is the areater
of ifs value in Use and s fair value less costs fo sell. In assessing value in use, the estimaled fulure
cash flows ore discounted to their present value dsing a pre-tax discount rate that reflects cument
market assassments of the fime voive of money and the rsks spaciiic fo tha asset, Inrespact of afthaer
assefs, impairmenl |osses recognized in prior perods are assessed ol each reporting dale for any
indications that the loss has decreased or no longer exists. An impairmeant loss is reversed if there hos
baen o changs in the estimates used 1o determine the recoverable amount, AR impairment loss is
reversed only to the extent that the assel's carrying amounl does not excesd the camying amount
that would have been determined. net of depraeciation or amaortization, it ne impaimment |oss hod
been recagnized.

Deferred Income Liability

Eental income thot are designed to cover pereds beyond the reporing period is included as a
lianility-and amorized aver the percd covered by the legse agreement,
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Inceme Recognition

Profit on Disposal of Investment Property

Income from disposal of property is recognized when persuasive evidence of an arangement axists,
dealivery has occurmad, Ihe Tee is lixaed or delerminable, collectakility & probable, aond the significant
risks and rewards of ownership have been transfered to the buyer, Gain on disposal is calculated as
the differance between the net disposal proceeds and the camying amount of the ossets,

Rental Income
Rental income from investment property is recognized In the income staterment on a straight-line
basis over the term of the renfflease. Lease incentives granted are recognized o5 part of the lease.

Interest Income

Inleres! income is recognized in profil or loss wsing the effective interast method. The effaclive
interast rate is the rate that exactly discounts the esfimated future cash receipts through the
expacted life of tha financial asset to the camying amount of the finoncial osset, When calculating
Ihe effective interest rate, the fund estimates future cash flows considering ol conlraclual terms of
the fingncial insfrumants but not future credit lossas.

Risk Management Analysis

Risk management framework

The fund's risk management policies are established fo identify and anclyze the rsks foced by the
fund, to set appropriote rsk limits and contrals, o monitor risks and adnerence to limits, This palicy is
subriect to raview penodically. More frequent reviews may be conducted in the opinion of the fund
Manager, when changes in lows, market conditions or the fund's activities are material encugh to
impoct on the confinued adopfion of existing policies. The fund, througn s fraining and
managemen! standards and procedures, aims o develop a disciplined and constructive conlrol
environment, in which all employees understand their reles and obligations.

The Board of Bireclors of the fund manager haos overdall responsibility lor the establishment and
cversight of the fund's fsk manogement framework via its committess.

The Boord s ossisted by the vanous Management Cammittess in identifving and dssessing rsks
arising frorm daily activities of the fund. These commitiess are:

The Managemeant Credit Committes

Maonagement Bk Committes

Other Ad-hoc Committes
These committess meet on a regular basis while others are set up on an ad hoe basis as dictafed by
the circumsidnces,
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Financial risks

The fund hias exposure to the following risks from its use of financial insfruments;

Credit risk

Liquidity risk

Market nsks

Ooerational risks

This note prasants information about the fund's exposure to eoch of the above risks, fhe fund's
chijectives, policies and processes for measuring and managing risks, and the fund's managemeant
of oszet and liability.

Credit Risk

Credil risk is the risk of an economic loss ansing from foilure of counterparty lo fulfill its confractual
abligafions. its effect is measured by the cost of replocing cash flows if the other party defoults, The
taugh operafing economic environmeant hos confinued to pose severol chollenges in the
management of credif risk.

Credit Risk Philosophy
The fund's credit risk philosephy i guided by fwin responsibilities of protecting earnings and
preventing erasion of capital The Credit Risk Management is gulded by the following principles.

a. Clear articulation of policy guidelines,
b. Irespective of rewards, the fund will ohvays put Credit Risk before pacuniary consideraficns.

. The fund shal adopt a strategic rather than a purely cpportunistic approach in the creation of
risk portfolio.

Liquidity Risk

Liquidity risk is Ihe sk thal The fund does nal have sufficient rescurces fa meel its obligations when
they fall due or will have to meet its obligations of an excessive cost. This may be os a result of cash
requirement from confraciual commitments and Investmeants.

Managemeni of liquidity risk
A brief avendew of the fund's iquidity manogemant processes includes the following:

- Maintenanece of minimum levels of iquid and maorketable assets above the regulotory requirement
firmit;

- The fund has sat for itself more stringent in-house Fmif fowhich it odheres;

- Regular megsurement and monitoring of its liguidity positionfratios In line with regulatory
requirements and in-house limits;

- Regular monitering of non-eaming assets;

- Manitoring of deposit plocement cancentratfion;

= Ensure diversification of funding sources;

= Maintgining a confingency funding plan,
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Exposure to liquidity risk
The key measure used by the fund for managing liquidity fsk is the ratio of net liguid assets to total
raf asset of the fund.

Market Risk

Market sk is the risk that the funds incame o fair value or future cash flows of a inancial instfrument
will fluctuate due to changes in market prices in parficular, changes in interest rates, foreign
exchange rates and equity prices, The objective of market risk monagement is fo manage and
control marke? sk exposures within accepfabie porometers, while optimizing the return on sk,

Management of Market Risk

Cwveral authorty for market sk is vested in Market Risk Manogement Cemmittee, However, the
Morket! Risk Monogement groug within is responsible for the development of defailed risk
managemeant policies (subjec! fo review and approval by the Cammillee] and for the day-lo-day
review of theirimplementation,

Exposure to market risks — frading portfolios

The prncipal too! used to measure and control market sk exposure within the Fund's trading
portfolios 5 the opan posifion limits using the Earnings af Risk approach, Specified limits have baon
sel for open positions limils, which are the expected marimum exposure the Fund is lo be exposed,

Exposure to Inferest rate risk - Trading and non-trading porifolios

The principal fsk o which non-frading porfolios are exposed is The risk of loss from fluctuations in the
future cash flows or fair values of financial instruments because of a chanage in market interest rates,
Interast rate risk s manoged principolly through monitoing inferest rate gaps and by having pre-
approved limits for re- pricing bands,

Cperational Risk

Cperafional sk is the fsk of loss ardsing through froud, unautharzed activities, emors, omission,
inefficiency, system follure or from extemal events. The defintion includas losses arsing from legal
and regulatory risk but excludes strategic and reputational nsk, Cperaticnal rsks arise from all of the
fund's aperafions and are foced by all business enfities.

The chjectives of the fund cperafional rsk management are to manage and control operalional
rsk in o cest-effective manner. aveiding financial losses ond reputationol damages  without
instituting control procedures that will stifie inffiofive and craotivity,

The Tund's Tocus s lo manage operafional sk based on o consistent framework hal enakles us o
determine not only our operational risk profile in comparison to-our risk appetite, but also define risk
mifigating measures and priconties.

Fulure aperatlonal rsks identified through forward-loaking analysis are managed vio miligation
sirategies such as the development of backup systems and emergency plans.

Crifical accounting judgements made in opplying the fund's aceounting policies includs:
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Financlal asset and llability classificafion.

The fund's accounting policies provide scope for asset: and liobilities to be designated on inception
into different accounting categories in certain circumstances:

In classifying financial assets or liobilities as "trading”, the fund nas determined that it meets the
description of frading assets and liabilities set cut in accounting policy.

In designating financial assets or lakilities as availakle-fer-sale, the tund has determined that it has
met cne of the criteria for this designation set cutin accounting policy.

In classifying financial assefs as held-to-maturity, the fund has determined that it has both the
positive intenfion and akility to hold the assets until their maturity date as required by accounting
policy,

Depreciation and carrying valve of property and equipment.

The astimation of the weful lives of assels 5 based on management's judaement, Any moaterio
adjusimeant to the astimated usafiul livas of items of properly and equiprment will have an impact on
the camying value of these ilems.

Management of Impairment of property and equipment

Management is required to make judgements concerning the cause, timing and amount of
impairment. In the identification of impairment indicators, management considers the impact of
charges in cument competitive conditions. cost of capital, availatility of funding, technological
absolescance, discantinuance of services and other circumstances that could indicate: that
impairment exists. Tne Fund applies the impaimment assessment to it separate cash gaenerating unifs.
This reauires management fo make significant judgements and esfimates concerning the existence
of impairment indicators, seporote cash generoting units, remaining wseful lives of assats, projected
cash flows and net realizable voalues, Monagement's judgemant is glsae reqguired when assesing
wheather a previoushy recognized imopairmant [oss shauld be reversed.

Impairment of avallable-for-sale equity Investments
The fund determines that avalable-for-sale equity investments are impaired whean there has been a
significant or prolenged decline in the fair value below cost. This determination of whal is significant
of prolonged reguires judgement. In making this judgement, the fund evaluotes among other
factors, the volafility of the market. In addition, objective evidence of impoiment may be
deterioration in the financial health of the investee, industry and sector performance, changes in
technology, and operational and financing cash flows,

Valuafion of financial instruments
The fund's accounfing pelicy on fair value measuraments is discusied under the nate, The fund
miaasures fair values using the quoted morket price inon active morket for identical instruments,

Financial instruments at fair value (incliuding those held for froding, designated of fair voloe,
defvatives and avoiloble-forsole] are either priced with referance fo o guoted market price for
that instrument or by using o valuafien model, Where the fair value & calculoted using o valuation
miadel, the methodology is o caloculdie the expacted cash flows undear the terms of each specific
contract ond than discount thase values back fo o present value, The expected cosh flows for each
confract agre defermined either directly by reference o actual cash flows imoiicit in observable
market prices or through modelling cash flows using appropriale financial markeds pricing models,
Wharever passible these models use as thalr basis observable marke! prces and rales including, for
axample, interest rote yisld curves, equities aond prices.
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4 INCOME
Frofit on disposal of investmeant propearty
Rantal income
Fixed inferest incame
Interast from unclaimed distibution

5 OPERATING EXPENSES
Maonoger's fea
Other expenses[b)
Audit fea

5b Other Expenses comprise
Rapairs and renavalions/service charge
General expenses
SEC Supervisory fee
AGM, annual report publication expenses elc
Truslee fee
WAT Paia
Yaluation and other professional fees
Custodian fes
Imsurance
Irvestmen! Commities Allowances
Registrars' fee
Bank charges
Witholding tax

& MANAGEMENT AND INCENTIVE FEES

2025

H'000

298897
220,840
124,302

71,347

717,384

45,297
40,502
3,000

83,89y

4,345
5952
5,458
4 895
L4475
4,388
3,325
2,321
1,923
800
5éb
15

40,502

2024
H'000

172,411
205903
114,380

62,219
554,913

41.757
33.565

2.500
77,822

5901
7,433
5,155
1.047
2,500
3058
1.075
2,321
1,900
500
&61
15

33,565

The Fund Manager's fee for the year was calculated as 0.70% of the Fund's Net Assets Value as af
the Stoterment of Financial Positian date. This amounted to N45million (2024:N42million).

7 DISTRIBUTION

The Fund manager has proposed a distribution of N28.30 pear unil amounting to 586 million for the

year ended December 31 2025
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> NOTES TO THE FINANCIAL STATEMENT

SFS REAL ESTATE INVESTMENT THLI'ST‘

B INVESTMENT IN PROPERTIES

[mvestment in properies Milverton, Lekls
Investmeant in property In Victory Park Estate Lekki
Investment in properties in Bourditlon Court, Lekki
Investment in properies Sapphire Estate | Lekki
Investment in propadies Maben Estate, Lakki
Investmant in properties Victora Cres? Estate Leki
investment in properies Cromwel Estate Lekki
Investmeant in proparfies Northern Forashore Estate

Report as at
2025 2024 Dec. 31 2025
Current
Value Value Valuation
N'000 N'000 N'0DO
2,295,000 &50.C00 2,295,000
1080000 376,453 1080000
25,000 315,000 B25.000
480,000 132,000 480,000
340,000 252,000 340,000
230,000 178.000 230,000
132,500 75,300 132,500
130,000 - 130,000
5,512,500 1,978,793 5512500

The fair value model iz used in the measurement ol investmenl properies.

The properties were valued al N5.5billion by Emeka D.Eleh (FRC/2015/NIESY/000000013404) of Ubasi Eleh & Co
Estate surveyours & YValuers (FRC/2014/NIESV /00000003997) in their report doled December 10 2025.

Legal Title
Bb Property Location Documentation
milverton Estate, Lakk

Victory Park Estate Lekki

Purchase Agreaments

Deaed of Subledse

Bourdilion Court, Lekk i T e
s Letters

Sapphire Estate | Lekk

mMakzan Estate, Lekki

Victaria Crast Estate, Lekk

Cromwell Estate Lekki

Morthem Farashore Estate, Lekki

Lettars of Alacation
Allocation Lafters
Deed of Lease
Dead of Agreement
Allocation Lafters

Bc Movement In Investment Property

Balance brought forward

Additicns

Dispasals

Fair Value change on investment Properties
Balance caried forward

Camying

Title Status Value (#'000)
Eesidantial (In usa) 2295000
Residential (in use) 1,080,000
Residential (in use) B25,000
Residential (in use) 480,000
Residantial {in use) 340,000
Residential (in use) 230,000
Fesidential in use) 132,500
Merwly acquired 130.0C0
5,512,500
2025 2024
N000 N'000
1,978,793 1,948,950
140,655 87,843
(90.000) (80,000
3,483,050 =
5,512,500 1,978,793

The Fund manager is of the opinion that the investment properties will confinue to appreciate in valve

and that they are not impaired.
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> NOTES TO THE FINANCIAL STATEMENT SFS REAL ESTATE INVESTMENT TRUST 4

8d Rental income from investment properties was as follows:

de

ﬂ 2025 ANNUAL REPORT & SCCOUNTS

2025 2024
N'000 N'000
Miverton Estate, Lekki 57,138 54,838
Fental income from SUKUE Bond 47,661 a0, 141
Victory Park Estate, Lekki AN T7ET 346,800
Bourdillon Court,Lekk 27,700 27083
Mobean Estate Lekk 17,500 2,187
Sopphire Estote lekki 14,575 10355
Victonia Crest Estate; Lekki 9,000 9,000
Cromwell Eslote, Lakk 4,500 3,500
220,840 205,903
Direct operating expenses that arose from Investment properties that generated rental income,
Renocvotion/Repairs 4,365 5,901
Furchaose ogreement/agency fee/land use 536 429
4,701 £,330
CASH AND CASH EQUIVALENTS

[hese are balances in current accounts with banks and short ferm investments;

Cash gt bank 132,853 29,453
Tenored Deposit 798,129 997525

§30.781 1,026,977
INVESTMENT IN SECURITIES

[hese are investmeants in bonds and ether financial instruments which are hela Hil maturdby
The details are as follows:

Current value Face Value Maturity Dat Rate
N'000 N'000
11.2% FGM SUKUEK 2027 190,939 200,000 &f 162027 | 1.20%
| 4.8% FGM APR 2049 155,472 129,327 4262045 | 4.80%
| 1.2% FGM SURUK 2027 25115 25000 &1 612027 | 1.20%
a71.526 354,327




> NOTES TO THE FINANCIAL STATEMENT SFS REAL ESTATE INVESTMENT TRUST 4

11 OTHER RECEIVABLES

Cpening Balance 441 4
Interast receivables 265,538 421
265959 . an
12 PREPAYMENTS

Cpening Balance 1.08% 1.134
Additions 1,988 1,847
Arnoritised {1.523) (1.500)
1,154 1.08%

The Fund renews the insurance on its preperties annually and the amount paid is amerfized across
the peried. The unamortized volue as at December 31, 2025 was N1.15million (2024: N1.0Bmillion).

2025 2024
T~ NO0O T NOOO
13 PAYABLES AND ACCRUALS
Uneclairmed distibufion® 418,137 423,137
Creditors and Acondals[13E) 47,514 147,597
Audit fes 3,000 2,500
Witholding Tax 1,045 -
4469814 573,234
13b Creditors and Accruals
Managemeant fees 18.542 13635
Crher creditors and accrucls 10,257 117.588
Custody feas 7113 4,678
Sec supenisory fees 4,003 2925
[nusfes faes 5.578 3751
47,514 147 5%7

*In line with the rule of the Securities and Exchange Commission, the sum of N418. 1milllon
(2024:M423.1million) was returned to the fund by the Registrars as unclaimed distribution.

13c UNCLAIMED DISTRIBUTION

Cpening balance AZ3037 arrads
Addition during the year - 45,807
Paid during the year 15,000 -
Income eamed during fhe year 71.347 62,219
487 484 485,354
Inceme transfered to interest income|note 4) [71.347] 162.21%)
Closing balonce (note 13g) 418,137 423,137
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> NOTES TO THE FINANCIAL STATEMENT SFS REAL ESTATE INVESTMENT TRUST 4

14 DEFERRED INCOME

Analysed Into:
Cument 150,103 118,975
Neon-currant O VI,
- 150,103 118875
Movement in deferred income
Balance brought forward 118.275 122,482
Rent received during the year 208,963 1467 442
Bonds Income 5 |23.634)
Securty deposits refunded [1.180) [650)
Securfy deposits received 1775 4,428
Fent refunded during the year [3.250] (1.333)
Transfared fo Statement of comprehansive incomea (173179} {149,759)
150,103 118,975
2025 2024
N'000 N'000
15 UNITHOLDERS' EQUITY

20,000,000 units of M100 each 2,000,000 2,000,000

The fotal number of unit heldears s at the end of 2025 (4,897, 2024 (3040)

1& REVENUE RESERVE

Baolonee brought forward 780664 293,573
Metincome for the year 628,487 477091
Distripution paid (430,000) [290.000)
Reserve caried forward 979,151 780,664

17 REVALUATION RESERVE
Balance brought forward . -
Fair value gain/(loss) on investment property 3,483,050 -
3,483,050 -

18 MET ASSETS VALUE PER UNIT
The net assels vaiue per unit of N323.11 (2024; N137.03) & based an the nef assels of the fund
and the tolal number ol units in issue at the linancial position date.

1% NON-AUDIT SERVICE PROVISION
Mo non-audil service was rendered to 5FS REIT by the ouditors, DOC Advisary during the year
ended December3], 2025,
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VALUE ADDED STATEMENT

FOR THE YEAR ENDED DECEMBER 31, 2025 5F5 REAL ESTATE INVESTMENT THUST‘
2025 b 2024 o
H'000 H'000
(Gross earmings J7.388 1] 554913
Deduct:

Administrafive overnengs and poyments
for olher services (43,402 (0.3} i34,045] (0.1]

Value odded 673,784 100 518,848 100

Applied oz follows,

Fund managers remuneration 45,297 4.7 41,757 8
Rovenue Reserves H76 487 0e 477 0% 72
&73,784 100 518,848 100
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> FIVE-YEARS FINANCIAL SUMMARY SFS REAL ESTATE INVESTMENT TRUST 4

Five Years Financial Summary

2025 2024 2023 2022 2021

N'000 N'000 H'000 N'000 #'000
ASSETS
Cosh and cash equivalents 930,981 1,026 977 755,421 559,406 358,025
Invastment in securifios 371,524 445,593 574.471 575,324 686,255
Receivables 265957 £21 49 49 518
Prepaid 1,154 |.08% 1,134 1.134 1,025
Investmeant properfies 5,512,500 1,978,793 1.948,%50 1,820,390 1.820,390
Total Assels 7,082,120 3,472,873 3,300,025 2,956,305 2,864,214
LIABILITIES
Fayables & occruals (467 B14) [573,234) (583,970} [415,987) [372,465)
Cefered incame (150,103} (118975) (122482} [75,24%) {90,304)
et assets 6,462,202 2,780 464 2,593,573 2,445,069 2,403 445
Represented By:
Unitholders' edquity 2000000 2,000,000 2,000,000 2000000 2000000
Revenues rasernve 79151 TR0 664 593,573 445,065 403, 445
Ravaluation reserve 3,483.050 - - - -
UNITHOLDERS' FUNDS 6,462 202 2,780,644 2,593,573 2,445 0467 2,403 445
Gross income 717,384 354913 375417 247,785 232,623
Metincome 4,111,537 A7T 091 317,503 184621 157 84l
Proposed Distibulion 566,000 430,000 290,000 | &% .00 145000
Proposed Distibution per unil (M} 28.30 21.80 14.50 845 725
Met Asseds value per unil (M) 323.11 137,03 127 48 12225 120017
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> CHANGE OF ADDRESS FORM SFS REAL ESTATE INVESTMENT TRUST 48
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> E-DIVIDEND MANDATE FORM SFS REAL ESTATE INVESTMENT TRUST 4
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> OUR REAL ESTATE IMAGES SFS REAL ESTATE INVESTMENT TRUST 4

Milverton Court Estate

Block of 2 Bedroom Saerviced Apartments af Chevron, Lekki
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> OUR REAL ESTATE IMAGES SFS REAL ESTATE INVESTMENT TRUST 4

Victoria Crest V

Block of 4 bedroom terroce duplexes, at Hamis Drive, VGC, Lekki
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> OUR REAL ESTATE IMAGES SFS REAL ESTATE INVESTMENT TRUST 4

Sapphire Gardens Estate

Block of serviced 3 bed apartments Awoyaya, Ibaeju Lekki
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» OUR REAL ESTATE IMAGES SFS REAL ESTATE INVESTMENT TRUST 48

Maben Estate Phase i

Block of 2 bedroom Serviced Apariments af Chevron, Lekki
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) OUR REAL ESTATE IMAGES SFS REAL ESTATE INVESTMENT TRUST 4

Bourdillon Court Estate

Block-of Serviced 3 Bedroom Apariments with .a B&Q ot Chevron Drive Lekki
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SFS REAL ESTATE INVESTMENT TRU’ST‘

) OUR REAL ESTATE IMAGES

Cromwell Court Estate

Block of 3 Bedroom Semnviced Apartments at Chevron, Lekki
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