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QUARTERLY REPORT
For the period December 31, 2025

Investment Manager's Note

Fund Facts

Following the successful close of the £69.5M (55% LTV) senior debt Fund Structure +  Closed-ended
investment to Northwood (“the Sponsor”) in June 2023, we are pleased Asset Class +  Real Estate Debt
to report the following key updates in respect to the Northwood Asset Type . Commercial
Portfolio (“the Portfolio”), are as follows: Launch Date « June 2023
» The Portfolio occupancy is currently 86% occupied with a WALE of Currency : GBP >
4.0 years, and a 2025 Net Operating Income of £4.1m, equivalent to Fund Manager + UKREIVGPLimited
a 19% debt yield. Total Fund Size 0 31,502,;00
. 1,746,251
*  FUND IV Series A Repayment: JLL are currently tracking 5 live Fund.N.AV . Guernsey
potential purchasers with respect to the Farnborough asset. In any Domicile A
Series

event the Sponsor is arranging a loan facility in order to refinance the
in-place FUND IV Series A facility, with two banks in early-stage
negotiations to provide a refinancing solution. Hence, it is expected
that the FUND IV Series A investment will be repaid in full, on or
before, the maturity date of June 2026.

Farnborough: MDA Space (formerly Satixfy), are currently under
offer to take the final vacant unit in the building at £24 psf on a 5-
year term.

Southampton: The asset is now 100% occupied after Gleeds Cost
Management have expanded their space in the building and taken
the final unit at £20 psf, with a lease term expiring in January 2027.

Reading: SEL, an education company, have taken a unit in the
building at £25 psf, increasing occupancy to 76.6%.

UK RE IV GP Limited is regulated by the Guemnsey Financial Services Commission and licensed under The
Pr jon of Investors (Bailiwick of G ) Law, 2020

UK RE Fund IV LPis regulated by the G 2y Financial Services Co
ended scheme under the Regi: Collective Ir he

jon as a registered closed-
Rules, 2021

Distribution Summary

£375,709
£1,504,459
£8,634,837
£48,000,000

Dividends Paid

£2.0m
. £1.0m

UK Economic Commentary | | IR

gom !

« In February 2026, the Bank of England (“BOE") opted to hold the base rate MMM S S SN0 W0 OO
at 3.75%, pausing after a series of cuts that have lowered borrowing costs : g : S : : : S : g S: 5: 2 S S:
from their mid-2024 peak of 5.25%. The decision reflects ongoing Co0og0cogCocoaogCoCcaao
uncertainty around inflation momentum and economic growth — a =
balance that real estate markets will watch closely as financing costs 7.00%
remain a key driver of asset pricing and transaction activity. 7.00%3

«  The labour market has shown signs of softening, with unemployment Office
projections rising toward 5.3% and wage growth decelerating. For real £21,500,000
estatg investors, th|§ s!gnéls bc'>th potentl{al moderatlo'n in househ?ld £57.350,000
spending and a stabilisation in office and retail footfall whilst underscoring 7%

(]

Consumer Price Inflation (“CPI”) eased to 3.4% in December 2025,
significantly above the Bank's 2.0% target but continuing a downward
trend as goods and services price pressures fade. While this moderation
supports the case for future rate reductions, sticky core inflation,
particularly in services, means policymakers are likely to tread cautiously.
Lower inflation still strengthens investor expectations for a softer rate
environment later in 2026.

the risk of weaker occupier demand in economically sensitive sectors.

Fiscal policy remains a close complement to monetary settings.
Chancellor Rachel Reeves's Autumn Budget 2025 introduced targeted
support measures and incentives for strategic sectors designed to ease
cost-of-living pressures while fostering investment. These policies are
seen as enhancing economic resilience without igniting inflation, thereby
preserving the BOE's optionality on future rate cuts.

1 Launch date deemed as first utilisation 2 June 2023. Distribution from launch to the current quarter
2Yield calculated by dividing total dividends paid by total capital subscriptions
3Yield calculated from January 15t, 2025, to end of the current quarter

Underlying Asset Detail
Northwood Fund Il Portfolio

Farnborough, Reading, Southampton London,
Soho (SOLD), Bristol (SOLD)

02/06/23 — 02/06/26

1RICS Redbook Valuation conducted by Cushman & Wakefield in June 2024.

Portfolio Breakdown by Value

Farnboraugh

e Of particular relevance to property investors, the budget reaffirmed .35% ......... F.k.e?[.“.ﬁ?..
commitments to streamline planning processes and cut unnecessary 44%
regulatory burdens, especially for housing and commercial development.

Continued emphasis on easing planning timelines and reducing

development costs is widely viewed as positive for construction pipelines S

and long-term supply dynamics in key real estate markets. [ AR o
21%
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For the period December 31, 2025

Current Debt Metrics Farnborough Southampton Reading Total
Day 1Facility £69,500,000 Capital Value £18,000,000 £9,350,000 £30,000000  £57,350,000
Less CapitalRepayments o Capital value psf £205 £175 £274 £229
fatioho and Brstol Area (SF) 87,789 53218 109,151 250,158
CRIEE Nl Balarice £21,500,000 Area (%) 35.0% 21.4% 43.6% 100.00%
LessCashHeldina Occupancy 89.2% 100.0% 76.6% 86.1%
Lender Controlled (£1,800,000)
Account Gross Rental £1,578,691 £789,494 £2,323,799 £4,691,984

Income
Net Loan
Rl 2025 NOI* £1,354,678 £714,837 £2,012,947 £4,082,462

Net LTV** / ICR 34% / 1.93x WALE (Years) 42 26 46 40

*Delta between Gross Rental Income and Net Operating Income is the result of 1) non recoverable expenses and 2) tenant incentives such as rent-free periods.
**LTV is based on the June 2024 Redbook valuation carried out by Cushman Wakefield and reflects the Net Loan figure.

Following the sale of the Soho and Bristol assets and the resultant £48M debt paydown, there remain three assets in the portfolio, Farnborough,
Southampton and Reading. In the quarter to December 2025, the Investment Manager is pleased to report the following updates with relation to the
remaining assets:

FUND IV Series A Repayment:

- JLL, who have been appointed as sales agent, are tracking 5 live potential purchasers with respect to the Farnborough asset. The prospective
purchasers all of whom have viewed the asset, are undergoing due diligence on the opportunity. We continue to monitor the prospective
purchasers closely.

- In any case, the Sponsor is arranging a refinancing, with two banks in early negotiation stages to provide a refinancing facility. Therefore, a full
repayment is expected on or before the maturity date of June 2026.

Farnborough:

- MDA Space (formerly Satixfy), a satellite communications firm who currently occupy a ground floor unit are under offer to take the final 9.5k sq ft
vacant unit on the first floor of the building at £24psf for a 5-year term.

- NDreams, a game developer are due to vacate one of their two units in March of 2026 at their break. Menzies accountants, who had previously
expressed interest in the unit under offer to MDA Space are now exploring taking the soon to be vacant 9.7k sq ft NDreams unit.

- If agreements can be reached with Menzies and MDA Space, the property would achieve 100% occupancy, exceeding business plan assumptions.
We continue to monitor these respective enquiries closely.

- The current occupancy for this asset is 89.2% with a WALE of 4.2 years and a NOI of £1.4M.

Southampton:

- The final vacant at Southampton has been taken by Gleeds Cost Management (“Gleeds”). Gleeds who currently occupy a unit on the first floor, will
take the 2.6k sq ft final vacant unit at £20 psf, aligning the lease term to expire in tandem with their current lease in January 2027. The asset is now
100% occupied, exceeding business plan expectations.

- The current occupancy for this asset is 100.0%, with a WALE of 2.6 years and a NOI of £0.7M.

Reading:

- SEL, an education company, have signed for a 5.0k sq ft unit on the 2" floor, at £25 psf on a 5-year term. As a result, occupancy has increased
from 72.0% to 76.6%.

- Pure Offices, a flexible office operator in the building, who account for 24% of the building's rent are in the process of negotiating a move from a
traditional rental lease to a management agreement in which the building owner will share in Pure Offices’ operating cashflows in lieu of Pure
Offices paying rent. This is expected to take place in April 2026 upon their lease break event occurring.

- As previously reported, Altitude Angel and Hays Specialist Recruitment who occupy the 6t Floor have exercised their respective breaks, due to
downsizing needs. Subsequently they will exit the building in January and March of 2026 respectively. Together, these tenants account for 9% of
the building’s rent.

- The current occupancy for this asset is 76.6%, with a WALE of 4.6 years and a NOI of £2.0M.

Disclaimer: Certain of the matters discussed in this Quarterly Report about the Fund's future performance, including, without limitation, future revenues, earnings, dividends, strategies, prospects,
consequences and all other statements that are not purely historical constitute “forward-looking statements.” Such forward-looking statements are subject to risks and uncertainties, which
could cause actual results to differ materially from those anticipated. When used herein, the words “anticipate,” “estimate,” “believe,” “expect,” “should,” “potential,” “forecast,” “project,” variations
of such words and similar expressions are intended to identify forward-looking statements.
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