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INDEPENDENT AUDITOR'S REPORT
To the members of the Unite Group PLC

Report on the audit of the financial statements

1. Opinion

In our opinion:

* the financial statements of The Unite Group plc (the ‘Parent Company’) and its subsidiaries (the ‘Group’) give a true
and fair view of the state of the Group’s and of the Parent Company'’s affairs as at 31 December 2021 and of the
Group's profit for the year then ended;

¢ the Group financial statements have been properly prepared in accordance with United Kingdom adopted
international accounting standards;

¢ the Parent Company financial statements have been properly prepared in accordance with United Kingdom
Generally Accepted Accounting Practice, including Financial Reporting Standard 101 “Reduced Disclosure
Framework”; and

* thefinancial statements have been prepared in accordance with the requirements of the Companies Act 2006.

We have audited the financial statements which comprise:

* the consolidated income statement;

* the consolidated statement of comprehensive income;

* the consolidated and Parent Company balance sheets;

* the consolidated and Parent Company statements of changes in equity;

* the consolidated and Parent Company statements of cash flows; and

* therelated sections 1to 9.

The financial reporting framework that has been applied in the preparation of the Group financial statements is applicable
law and United Kingdom adopted international accounting standards. The financial reporting framework that has been

applied in the preparation of the Parent Company financial statements is applicable law and United Kingdom Accounting
Standards, including FRS 101 “Reduced Disclosure Framework” (United Kingdom Generally Accepted Accounting Practice).

2. Basis for opinion

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

We are independent of the Group and the Parent Company in accordance with the ethical requirements that are relevant
to our audit of the financial statements in the UK, including the Financial Reporting Council’s (the “FRC’s") Ethical Standard
as applied to listed public interest entities, and we have fulfilled our other ethical responsibilities in accordance with these
requirements. The non-audit services provided to the Group and Parent Company for the year are disclosed in section 2.6
to the financial statements. We confirm that we have not provided any non-audit services prohibited by the FRC's Ethical
Standard to the Group or the Parent Company.

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

Key audit matters The key audit matters that we identified in the current year were:

* Investment property and development property valuation; and
* Accounting for Joint Ventures.

In the prior year our reportincluded a key audit matter relating to going concern. However,
given the lessening impact of Covid-19 upon the Group’s current and forecast occupancy, as
well as the available headroom to maintain specific financial ratios, we no longer consider
this to represent a key audit matter.

Within this report, key audit matters are identified as follows:

o Newly identified 6 Increased level of risk @ Similar level of risk

Materiality The materiality that we used for the Group financial statements was £35.5m which was
determined on the basis of net assets. However, we use a lower materiality threshold of
£5.5m for balances which impact adjusted earnings.

Scoping Our Group audit scope comprises the audit of The Unite Group Plc as well as Group's joint
ventures: The Unite UK Student Accommodation Fund (USAF) and The London Student
Accommodation Vehicle (LSAV). All audit work was completed by the Group audit team.

Significant changes in Changes to our key audit matters are setin in section 5 below.
our approach

4. Conclusions relating to going concern

In auditing the financial statements, we have concluded that the Directors’ use of the going concern basis of accounting in
the preparation of the financial statements is appropriate.

Our evaluation of the Directors’ assessment of the Group’s and Parent Company'’s ability to continue to adopt the going
concern basis of accounting included:

* Obtained an understanding of the relevant controls over the going concern process, including management’s process
to formulate the cashflow forecasts as well as the approval process;

* Challenged the revenue assumptions, for the outturn of the 2021/22 academic year and the assumptions for the
2022/23 academic year. For the 2022/23 academic year specifically, we assessed the Group’s current forward sales
bookings and UCAS application data to forecast occupancy assumptions for reasonableness;

* Challenged the cost assumptions within the forecasts, including consideration of previous incurred costs and the
impact of cost inflation;

* Challenged the likelihood of downside scenarios arising relative to reverse stress tests with reference to the income
and cost assumptions. This included reference to the occupancy rates achieved during the previous academic years
which were negatively impacted by lockdown requirements and restrictions in university in person teaching;

* Determined the sufficiency of Group’s liquidity and headroom positions with reference to borrowing facility
agreements, including the consideration of the availability of undrawn down facilities as well as facilities due to expire
within the going concern period of assessment;

* Tested the arithmetical accuracy of the models used to prepare the Group's forecast and related scenarios;

* Assessed the reasonableness of key mitigations available to management to raise or preserve cash to ensure the Group
has sufficient liquidity within the going concern period of assessment; and

* Assessed the sufficiency of the Group’s disclosure concerning the going concern basis of preparation.

Based on the work we have performed, we have not identified any material uncertainties relating to events or conditions
that, individually or collectively, may cast significant doubt on the Group's and Parent Company'’s ability to continue as a
going concern for a period of at least twelve months from when the financial statements are authorised for issue.

In relation to the reporting on how the Group has applied the UK Corporate Governance Code, we have nothing material
to add or draw attention to in relation to the directors’ statement in the financial statements about whether the Directors
considered it appropriate to adopt the going concern basis of accounting.

Our responsibilities and the responsibilities of the Directors with respect to going concern are described in the relevant
sections of this report.
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INDEPENDENT AUDITOR'S REPORT continued
To the members of the Unite Group PLC

5. Key audit matters

Key audit matters are those matters that, in our professional judgement, were of most significance in our audit of the
financial statements of the current period and include the most significant assessed risks of material misstatement
(whether or not due to fraud) that we identified. These matters included those which had the greatest effect on: the
overall audit strategy, the allocation of resources in the audit; and directing the efforts of the engagement team.

These matters were addressed in the context of our audit of the financial statements as a whole, and in forming our
opinion thereon, and we do not provide a separate opinion on these matters.

5.1. Investment property and development property valuation @

Key audit matter
description

The Group's principal assets are investment properties (2021: £3,192.8m; 2020: £3,716.5m) and
investment properties under development (2021: £324.1m; 2020: £187.2m). The Group also holds
investments in its joint ventures, USAF and LSAV, with their principal assets also being investment
properties. The investment properties are carried at fair value based on an appraisal by the Group's
independent external valuers. Valuations are carried out at six-monthly intervals for the Group in
accordance with the Royal Institution of Chartered Surveyors (RICS) Valuation - Professional
Standards (the Red Book), taking into account transactional evidence during the year.

The valuation is underpinned by a number of estimates and assumptions as it requires the estimation
of property yields, rental growth, occupancy and property management costs. A small change in
these assumptions could have a significant impact on the valuation of the properties and there is an
associated fraud risk due to the risk of management override of controls relating to the valuation
process. With regards to the valuation of the USAF and LSAV properties, small changes could also
have a significant impact on a key input to the calculation of a performance fee if the hurdle rate is
achieved as this is based on the net asset values of the funds. Valuations are also impacted by
cladding remediation requirements.

With regards to the investment properties under development, additional estimation is required to
forecast discounted cash flows with a deduction for construction costs to complete.

Refer to page 120 (Audit Committee Statement) and section 3.1: Wholly owned property assets and
section 3.4 Investments in joint ventures. Significant accounting judgements and estimation
uncertainty disclosures relating to Investment property and development property valuation are set
outin Sections 1 and 3.1.

How the scope of
our audit responded
to the key audit
matter

We performed testing on the property valuations and assessed the estimates that had been made.
This work included:

+ Obtained an understanding and tested the relevant controls over the investment property and
development property valuation processes;

+ Understood and challenged the assumptions used in relation to key drivers such as rental income
and growth, occupancy, yields and property management costs including comparing them to the
trends at the end of the year and the following year’s budget;

+ Challenged the accuracy, completeness and consistency of the information provided to the external
valuers which included testing a sample of income and tenancy data back to Group held
information which have been subjected to accuracy tests;

+ We assessed the independence, objectivity, competence and capability of the Group's valuers. We
met with the Group’s external valuers to understand the assumptions being taken and consistency
of the estimates with prior year;

+ With the assistance our valuation specialists within our Deloitte Real Estate team we benchmarked
the assumptions used against market data, including relevant transactions;

+ Reconciled the external valuation reports to underlying financial records to test for completness
and accuracy within the Group’s financial statements;

+ Assessed the appropriateness of the external valuers approach with respect to replacement
cladding and the impact on valuations and Unite’s valuation related disclosures;

+ Assessed the Group's development appraisal process through meeting with the development team
and assessing on a sample basis the forecast cost to complete against budget and substantive
testing of costs incurred to date. We challenged the appropriateness of cost to complete
information and reconciled the valuation reports to underlying financial records; and

+ Assessed the sufficiency of the Group's valuation disclosures, including the related sensitivities.

Key observations

We are satisfied with the approach and methodology adopted in valuing the property portfolio and
consider the investment property and development property valuations to be suitable for inclusion
in the financial statements at 31 December 2021.
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5.2. Accounting for Joint ventures @

Key audit
matter
description

A significant proportion of the Group's assets is held within USAF and LSAV, jointly owned entities that are
accounted for under the equity method as joint ventures (2021: £1,044.1m; 2020: £849.0m), on the basis
that Unite does not control the entities. At 31 December 2021 Unite had a 22% (2020: 22%) ownership of
USAF and 50.0% (2020: 50.0%) ownership of LSAV, and acts as manager of both joint venture vehicles.

Due to the complexity of the contractual arrangements, and the Group’s role as manager of the joint
venture vehicles, the assessment of control involves judgements around a number of significant factors,
particularly with regard to USAF. USAF is a multi-investor fund with an Advisory Committee and the Group’s
ownership stake is subject to change. In accordance with the requirements of IFRS 10 Consolidated
Financial Statements, there is a need to assess control with regards to the ability to direct relevant
activities, to have exposure to variable returns and the ability to use power to affect returns at each
reporting period. Management have assessed (in line with the prior year) that the Group does not have
control over USAF and LSAV, but has joint control. Consequently management has accounted for the joint
ventures under the equity method rather than consolidating them within the Group's financial statements.

During the year, the LSAV fund has been extended beyond its original 2022 maturity for a further 10 years.

Refer to page 120 (Audit Committee Statement) and section 3.4: Investments in joint ventures. Significant
accounting judgement disclosure relating to accounting for joint ventures is set out in Section 1.

How the scope
of our audit
responded to
the key audit

Our audit procedures focused on assessing the activities of the businesses, understanding the contractual
agreements in place and identifying the methodology applied by management in reaching their business
decisions in order to consider the appropriateness of the classification of these arrangements as joint
ventures in accordance with the requirements of IFRS.

matter
With regards to both USAF and LSAV (“the funds”), we have:

+ Obtained an understanding of the relevant controls over the accounting for joint ventures;

+ Assessed the key activities and how they impact the returns to the Group from the funds and challenged
management’s own consideration of these factors in their application of IFRS, including whether there
was evidence of contradictory evidence;

+ Assessed the three key factors relating to control in accordance with the judgement required under IFRS
10. This included whether Unite had exercised control over the funds; and

+ Reviewed the fund agreements in the year to confirm that there have been no changes to the USAF fund
agreement and to assess the changes to the LSAV fund agreement following the extension of the fund in
the year. For the changes to the LSAV fund agreement we considered whether these changes impacted
the key factors to assess control.

Given the particular focus on USAF, we have:

+ Assessed the role of the USAF Advisory Committee including activities which it is resposnsible for as set
out by the fund agreement;

+ Whether the Group has the sole power to direct the activities that are likely to most significantly affect
the returns of USAF in the future, and therefore whether Unite does have control of USAF; and

+ Evaluated the impact of changes to the percentage ownership of the fund and whether this impacts
Unite's power and control.

Key We are satisfied with management’s conclusion that there has been no changes to the structure and the

observations

role played by the Group as investor and asset / development manager or to the USAF fund agreement. The
LSAV fund has been extended in the year however the changes to the LSAV fund agreement does not
impact the control assessment and accounting treatment.

We are satisfied with management’s conclusion that the Group does not have control of the Joint Ventures.
Therefore, treatment as joint ventures is considered to be appropriate.
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6. Our application of materiality
6.1. Materiality
We define materiality as the magnitude of misstatement in the financial statements that makes it probable that the

economic decisions of a reasonably knowledgeable person would be changed or influenced. We use materiality both in
planning the scope of our audit work and in evaluating the results of our work.

Based on our professional judgement, we determined materiality for the financial statements as a whole as follows:

Group financial statements

Parent Company financial statements

Materiality £35.5m (2020: £32.5m) £34.9m (2020: £31.2m)
Adjusted earnings impacting measures: £5.5m
(2020: £4.6m)
Basis for Materiality: 1% (2020: 1%) of net assets 1% (2020: 1%) of Net Assets
determining Adi d . ) ’ - 504 (2020:
materiality justed earnings impacting measures: 5% (2020:

5%) of adjusted earnings

Rationale for the
benchmark applied

We determined materiality for the Group based
on 1% of net assets as the balance sheet is

considered to be a key driver of a property group.

In addition to net assets, we consider the
European Public Real Estate (EPRA) measures to
be a critical financial performance measure for
the Group and we have applied a lower threshold
based on 5% of adjusted earnings for testing of
those items impacting adjusted earnings.

As the parent holding company the principal
activity is to hold the investments in
subsidiaries. Therefore, the net assets balance is
considered to be the key driver of the Company’s
performance and the most relevant benchmark
for materiality.

Materiality

Net assets
£3,554.4m

Net assets

@ Group materiality

Adjusted earnings impacting measures

Adjusted
earnings
£110.1Tm

Adjusted Earnings
@ Group materiality

Group materiality
£35.5m

Audit Committee
reporting threshold
£1.8m

Group Adjusted
Earnings impacting
measures materiality
£5.5m

Audit Committee
reporting threshold
£1.8m
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6.2. Performance materiality

We set performance materiality at a level lower than materiality to reduce the probability that, in aggregate, uncorrected
and undetected misstatements exceed the materiality for the financial statements as a whole.

Group and Parent Company performance materiality was set at 70% (2020: 70%) of Group and Parent Company respective
materiality. In determining performance materiality, we considered the following factors:

* our risk assessment, including our assessment of the Group’s overall control environment, and that we consider it
appropriate to rely on controls over a number of business processes; and

* our past experience of the audit, which has indicated a low number of corrected and uncorrected misstatements
identified in prior periods.
6.3. Error reporting threshold

We agreed with the Audit Committee that we would report to the Committee all audit differences in excess of £1.8m (2020:
£1.6m), as well as differences below that threshold that, in our view, warranted reporting on qualitative grounds. We also
report to the Audit Committee on disclosure matters that we identified when assessing the overall presentation of the
financial statements.

7. An overview of the scope of our audit

7.1. Identification and scoping of components

Our Group audit was scoped by obtaining an understanding of the Group and its environment, including Group-wide
controls, and assessing the risks of material misstatement at the Group level.

The Group is audited by one audit team, led by the Senior Statutory Auditor. We engage with staff at the Group's Bristol
head office, as the books and records for each entity within the Group are maintained at this location. The Group only
operates within the United Kingdom - this includes The Unite Group PLC and its related subsidiaries, as well as the two
joint ventures, USAF and LSAV.

We audit all of the results of the Group together with USAF and LSAV, for the purposes of our Group audit. We have also
tested the consolidation process to confirm our conclusion that there were no significant risks of material misstatement of
the aggregated financial information.

7.2. Our consideration of the control environment

From our understanding of the Group and after assessing relevant controls, we tested and relied on controls in
performing our audit of:

* Investment and development property additions and disposals; and
* Rental income recorded within the Group’s room booking system.

There were no areas where we had planned to rely on controls, other than those set out above.

Whilst we did not take controls reliance, we also assessed the controls relating the valuation of investment and
development property given the significance to the Group.

In addition, we have obtained an understanding of the relevant controls such as those relating to the financial reporting
cycle, and those in relation to our key audit matters.

The Group uses the following application systems for the recording and reporting of its financial statements:

* Oracle EBS - general ledger and room booking system;

* Portal Agent Desktop (PAD) - room booking portal used by students and implemented on top of Oracle EBS and
therefore where revenue transactions are initiated; and

* HFM - used to prepare the Group consolidation at the Group’s Head Office.

179
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We involved IT specialists to assess the relevant controls over the three systems set out above. Working with IT specialists
we identified and assessed relevant risks arising from each relevant IT system and the supporting infrastructure
technologies based on the role of application in the Group’s flow of transactions. We obtained an understanding of the IT
environment as part of these risk assessment procedures. We further performed the following procedures:

* Determined whether each general IT control, individually or in in combination with other controls, was appropriately
designed to address the risk;

* Obtained sufficient evidence to assess the operating effectiveness of the controls across the full audit period; and

* Performed additional procedures where required if there were exceptions to the operation of those controls, including
relevant mitigating controls.

7.3. Our consideration of climate-related risks

In planning our audit, we have considered the potential impact of climate change on the Group's business and its financial
statements.

The Group continues to develop its assessment of the potential impacts of climate change including physical and
transitional risks and is scenario based, as explained in the Strategic Report on pages 50 to 51.

As a part of our audit, we have obtained management’s climate-related risk assessment and held discussions with
management to understand the process of identifying climate-related risks, the determination of mitigating actions and
the impact on the Group's financial statements. Management has assessed that there is currently no material impact
arising from climate change on the judgements and estimates determining the valuations within the financial statements

We performed our own assessment of the potential impact of climate change on the Group’s account balances and classes
of transaction and did not identify any reasonably possible risks of material misstatement. Our procedures also included
reading disclosures included in the Strategic Report to consider whether they are materially consistent with the financial
statements and our knowledge obtained in the audit.

8. Other information

The other information comprises the information included in the Annual Report, other than the financial statements and
our auditor’s report thereon. The directors are responsible for the other information contained within the Annual Report.

Our opinion on the financial statements does not cover the other information and, except to the extent otherwise
explicitly stated in our report, we do not express any form of assurance conclusion thereon.

Our responsibility is to read the other information and, in doing so, consider whether the other information is materially
inconsistent with the financial statements or our knowledge obtained in the course of the audit, or otherwise appears to
be materially misstated.

If we identify such material inconsistencies or apparent material misstatements, we are required to determine whether
this gives rise to a material misstatement in the financial statements themselves. If, based on the work we have
performed, we conclude that there is a material misstatement of this other information, we are required to report

that fact.

We have nothing to report in this regard.

9. Responsibilities of Directors

As explained more fully in the Directors’ responsibilities statement, the Directors are responsible for the preparation
of the financial statements and for being satisfied that they give a true and fair view, and for such internal control as
the Directors determine is necessary to enable the preparation of financial statements that are free from material
misstatement, whether due to fraud or error.

In preparing the financial statements, the Directors are responsible for assessing the Group'’s and the Parent Company's
ability to continue as a going concern, disclosing as applicable, matters related to going concern and using the going
concern basis of accounting unless the Directors either intend to liquidate the Group or the Parent Company or to cease
operations, or have no realistic alternative but to do so.
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10. Auditor’s responsibilities for the audit of the financial statements

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

Afurther description of our responsibilities for the audit of the financial statements is located on the FRC's website at:
www.frc.org.uk/auditorsresponsibilities. This description forms part of our auditor’s report.

11. Extent to which the audit was considered capable of detecting irregularities, including fraud

Irregularities, including fraud, are instances of non-compliance with laws and regulations. We design procedures in line
with our responsibilities, outlined above, to detect material misstatements in respect of irregularities, including fraud.
The extent to which our procedures are capable of detecting irregularities, including fraud is detailed below.

11.1. Identifying and assessing potential risks related to irregularities

In identifying and assessing risks of material misstatement in respect of irregularities, including fraud and non-compliance
with laws and regulations, we considered the following:

* the nature of the industry and sector, control environment and business performance including the design of the
Group's remuneration policies, key drivers for Directors’ remuneration, bonus levels and performance targets;

* results of our enquiries of management, internal audit, the Group’s internal legal counsel and the Audit Committee
about their own identification and assessment of the risks of irregularities;

* any matters we identified having obtained and reviewed the Group’s documentation of their policies and procedures
relating to:

+ identifying, evaluating and complying with laws and regulations and whether they were aware of any instances of
non-compliance;

+ detecting and responding to the risks of fraud and whether they have knowledge of any actual, suspected or
alleged fraud;

+ theinternal controls established to mitigate risks of fraud or non-compliance with laws and regulations; and

* the matters discussed among the audit engagement team involving relevant internal specialists, including tax,
valuations and IT specialists regarding how and where fraud might occur in the financial statements and any potential
indicators of fraud.

As a result of these procedures, we considered the opportunities and incentives that may exist within the organisation
for fraud and identified the greatest potential for fraud in the following areas: investment property and development
property valuation owing to the potential manipulation and override by management of the controls relating to the
valuation process; and revenue recognition owing to the risk of management override of controls relating specifically to
the Covid-19 discounts and refunds offered to students which were processed outside of the Group’s automated revenue
system. In common with all audits under ISAs (UK), we are also required to perform specific procedures to respond to the
risk of management override.

We also obtained an understanding of the legal and regulatory framework that the Group operates in, focusing on
provisions of those laws and regulations that had a direct effect on the determination of material amounts and disclosures
in the financial statements. The key laws and regulations we considered in this context included the UK Companies Act,
Listing Rules, and tax legislation.

In addition, we considered provisions of other laws and regulations that do not have a direct effect on the financial
statements but compliance with which may be fundamental to the Group's ability to operate or to avoid a material
penalty. These included the Group’s compliance with health and safety matters, including fire safety and fire cladding.
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11.2. Audit response to risks identified

As a result of performing the above, we identified the valuation of investment property and development property as a
key audit matter related to the potential risks of fraud. The key audit matters section of our report explains the matter in
more detail and also describes the specific procedures we performed in response to that key audit matter.

In addition to the above, our procedures to respond to risks identified included the following:

reviewing the financial statement disclosures and testing to supporting documentation to assess compliance with
provisions of relevant laws and regulations described as having a direct effect on the financial statements;

enquiring of management, the Audit Committee, internal audit and in-house and external legal counsel concerning
actual and potential litigation and claims;

performing analytical procedures to identify any unusual or unexpected relationships that may indicate risks of
material misstatement due to fraud;

reading minutes of meetings of those charged with governance, reviewing internal audit reports and reviewing
correspondence with HMRC;

in addressing the identified revenue fraud risk relating to the Covid-19 discounts and refunds offered to students:
understanding the relevant controls over the processing and approval of the discounts and refunds; reconciling the
manual revenue adjustments to supporting schedules; and vouching a sample of refunds to tenancy agreement and
cash refunds; and

in addressing the risk of fraud through management override of controls, testing the appropriateness of journal entries
and other adjustments; assessing whether the judgements made in making accounting estimates are indicative of a
potential bias; and evaluating the business rationale of any significant transactions that are unusual or outside the
normal course of business.

We also communicated relevant identified laws and regulations and potential fraud risks to all engagement team
members including internal specialists and remained alert to any indications of fraud or non-compliance with laws and
regulations throughout the audit.

Report on other legal and regulatory requirements

12. Opinions on other matters prescribed by the Companies Act 2006

In our opinion the part of the Directors’ Remuneration Report to be audited has been properly prepared in accordance
with the Companies Act 2006.

In our opinion, based on the work undertaken in the course of the audit:

* theinformation given in the Strategic Report and the Directors’ Report for the financial year for which the financial
statements are prepared is consistent with the financial statements; and

* the Strategic Report and the Directors’ Report have been prepared in accordance with applicable legal requirements.

In the light of the knowledge and understanding of the Group and the Parent Company and their environment
obtained in the course of the audit, we have not identified any material misstatements in the Strategic Report or
the Directors’' Report.

13. Corporate Governance Statement

The Listing Rules require us to review the Directors’ statement in relation to going concern, longer-term viability and that
part of the Corporate Governance Statement relating to the Group's compliance with the provisions of the UK Corporate
Governance Code specified for our review.

Based on the work undertaken as part of our audit, we have concluded that each of the following elements of the
Corporate Governance Statement is materially consistent with the financial statements and our knowledge obtained
during the audit:

* the Directors’' statement with regards to the appropriateness of adopting the going concern basis of accounting and
any material uncertainties identified set out on pages 188 and 189;

* the Directors’ explanation as to its assessment of the Group's prospects, the period this assessment covers and why
the period is appropriate set out on page 76;

¢ the Directors’ statement on fair, balanced and understandable set out on page 95;

¢ the Board's confirmation that it has carried out a robust assessment of the emerging and principal risks set out on
pages 74 to 88;



FINANCIAL OTHER 183
STRATEGIC REPORT GOVERNANCE STATEMENTS INFORMATION

¢ the section of the annual report that describes the review of effectiveness of risk management and internal control
systems set out on pages 72 to 86; and

¢ the section describing the work of the Audit Committee set out on pages 120 to 125.

14. Matters on which we are required to report by exception
14.1. Adequacy of explanations received and accounting records

Under the Companies Act 2006 we are required to report to you if, in our opinion:

* we have not received all the information and explanations we require for our audit; or

* adequate accounting records have not been kept by the Parent Company, or returns adequate for our audit have not
been received from branches not visited by us; or

* the Parent Company financial statements are not in agreement with the accounting records and returns.

We have nothing to report in respect of these matters.

14.2. Directors’ remuneration
Under the Companies Act 2006 we are also required to report if in our opinion certain disclosures of Directors'

remuneration have not been made or the part of the Directors’ Remuneration Report to be audited is not in agreement
with the accounting records and returns.

We have nothing to report in respect of these matters.

15. Other matters which we are required to address
15.1. Auditor tenure

Following the recommendation of the Audit Committee, we were appointed by the Board on 10 June 2015 to audit
the financial statements for the year ending 31 December 2015 and subsequent financial periods. The period of total
uninterrupted engagement including previous renewals and reappointments of the firm is 7 years, covering the years
ended 31 December 2015 to 31 December 2021.

15.2. Consistency of the audit report with the additional report to the Audit Committee

Our audit opinion is consistent with the additional report to the Audit Committee we are required to provide in accordance
with ISAs (UK).

16. Use of our report

This report is made solely to the Company’s members, as a body, in accordance with Chapter 3 of Part 16 of the
Companies Act 2006. Our audit work has been undertaken so that we might state to the Company’s members those
matters we are required to state to them in an auditor’s report and for no other purpose. To the fullest extent permitted
by law, we do not accept or assume responsibility to anyone other than the Company and the Company’s members as a
body, for our audit work, for this report, or for the opinions we have formed.

As required by the Financial Conduct Authority (FCA) Disclosure Guidance and Transparency Rule (DTR) 4.1.14R, these
financial statements form part of the European Single Electronic Format (ESEF) prepared Annual Financial Report filed
on the National Storage Mechanism of the UK FCA in accordance with the ESEF Regulatory Technical Standard (ESEF RTS).
This auditor’s report provides no assurance over whether the annual financial report has been prepared using the single
electronic format specified in the ESEF RTS.

Stephen Craig (Senior statutory auditor)
For and Behalf of Deloitte LLP

Statutory Auditor

London, United Kingdom

23 February 2022
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CONSOLIDATED INCOME STATEMENT
For the year ended 31 December 2021

Rental income

Other income

Total revenue

Operating expenses
Results from operating activities before gains/(losses) on property

Integration/acquisition costs

Proflt/(loss) before net financing costs and share of joint venture profit/(loss)

Swap cancellation fair value settlements and loan break costs

Finance costs

Finance income
Net financing costs

Share of joint venture proflt/(loss) 3.4b 122.4 (11.6)
Profit/loss)beforetax 331 (1201).
CUMENELAX e 258 o 0.9 (1.2)

Deferred tax 2.5a 0.5 (0.9)
PrOf (10SS) FOr the Y AT e 3445 (122.2)
POt (l0SS) fOr the year A U Al 10 e e
OWners Of the parent oM ANy e 3424 o (121.09).

Non-controlling interest 2.1 (1.2)

344.5 (122.2)
PO (0SS POl SN Al | e et e e

Basic 2.2c 85.9p (31.8p)

D||uted ,,,,,,,,,,,,,,,,,,,,,,,,,,,,, = 857p ........................... ( 318p)

All results are derived from continuing activities.

CONSOLIDATED STATEMENT OF COMPREHENSIVE INCOME
For the year ended 31 December 2021

2021 2020
Note £m £m
_Profit/(loss) for theyear 344.5 (122.2)
Mark to market movements on hedging instruments
_Hedges reclassified to profitorloss .
Share of joint venture mark to market movements on hedglng instruments 3.4b (0.1)
_Other comprehensive income/(loss) for theyear (10.4)
Total comprehensive income/(loss) for the year (132.6)
DU €0 e
Owners of the parentcompany 3583 . (131.4)
Non-controlling interest 2.1 (1.2)
360.4 (132.6)

All other comprehensive income may be classified as profit and loss in the future.
There are no tax effects on items of other comprehensive income.
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CONSOLIDATED BALANCE SHEET
At 31 December 2021
2021 2020
Note £m £m

Assets

3.1

3.1

3.1

3.4b

3.3b

3.3a

Deferred tax asset

2.5d

Total non-current assets

Assets classified as held for sale

3.1

Interest rate swaps

4.2

Inventories

3.2

5.2

5.1

Total current assets

Total assets

Liabilities
Wlur.I‘f‘érest rate sWéps a2 36 (58)
Lease Iiabilitiesw 46a @.9) (44)
Trade and othe}‘payables (141';;)'“
“El‘JHrHrent tax Iiak;i‘lity (03)
‘Provisions (15.7)
Total current liabilities (167.5)
‘Borrowings (1,689.9)
Lease liabilities 4.6a (91.9) (96.7)
."Itﬁ‘f‘érest rate sWéps a2 - B (178)
Total non-current liabilities (1,253.9) (1,804.4)
Total liabilities T . (1,496.7) (1,971.9)
Net assets 3,554.4 3,260.0
Equity
Issued share capital a8 998 99.5
Share premium a8 21612 21603
“‘I.\;I‘é}ger reservé‘,‘ .............................. - 402
Retained earnings 12250 949.0
"‘ﬁ'é‘aging reser\}‘é‘ .............................. e - (141)
Equity attributable to the owners of the parent company 3,527.8 3,234.9
mlil“(')“r‘w—controlliné‘interest T . 26.6 251
Total equity 3,554.4 3,260.0

The financial statements of The Unite Group PLC, registered number 03199160, were approved and authorised for issue
by the Board of Directors on 23 February 2022 and were signed on its behalf by:

R S Smith JJ Lister
Director Director
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COMPANY BALANCE SHEET
At 31 December 2021

2021 2020
Restated
Note £m £m
Assets
..‘I.a\')kt‘estments in;ubsidiaries 35 21435 ..... 18267
Loans to Groubﬁandertaking; 52 19283 ..... 1,791".'(.5'”“
Total non-current assets 4,071.8 3,618.3
Interest rate swaps 4.2 6.0 -
Trade and othé;receivables 52 01 5945
Cash andcash éuc1uiva|ents T 02 20
Total current assets 6.3 596.5
Total assets B 40781 42148
Current liabilities
Interest rate swaps 42 (3.6) (5.8)
W,.A‘\}Hounts due taGroup unde';takings 5.4 (380) ..... (06)
Other payables 54 ©6.4) (3.8)
Total current liabilities (48.0) (10.2)
Borrowings 4.1 (542.2) (1,066.6)
Interest rate swaps a2 B (17.8)
Total non-current liabilities (542.2) (1,084.4)
Total liabilities B (590.2) (1,094.6)
Net assets 3,487.9 3,120.2
Equity
Issued share capital a8 99.8 99.5
Share premium 48 21612 21603
Merger reservé‘,‘ rererrensnsseeenere: . 402
'Hedging reserve B 15 (13.3)
Retained earnings B 11852 833.5
Total equity 3,487.9 3,120.2

Total equity is wholly attributable to equity holders of The Unite Group PLC. The profit (2020: loss) of The Unite Group PLC
in 2021 was £419.5 million (2020: £118.8 million).

The financial statements of The Unite Group PLC, registered number 03199160, were approved and authorised for issue
by the Board of Directors on 23 February 2022 and were signed on its behalf by:

R S Smith J J Lister
Director Director
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CONSOLIDATED STATEMENT OF CHANGES IN SHAREHOLDERS' EQUITY
For the year ended 31 December 2021

Issued Attributable Non-
share Share Merger Retained Hedging toownersof controlling
capital premium reserve earnings reserve the parent interest Total
Note £m £m £m £m £m £m £m £m

At1)anuary 2021 . Rt ez el fed, | slesndd Andl sz |
profitfortheyear [ - S -324 -..3424 21 3445
Other comprehensive income
e L S
Mark to market movements
on hedginginstruments . T T T T £ I e e S
Hedges reclassified to
profit or loss . T T T T 09 ... 09 < (09)
Share ofJomt venture mark to
market movements on
hedging instruments 3.4b - - - - 0.6 0.6 - 0.6
Total comprehensive income
for the year . . . T T SEENE - - N s |
Shares issued 4.2 NN C T T T (2 T L |
Deferred tax on share based
payments . . T T T C SIS T e
Fair value of share- based
payments . . T T I 2 L I = S S 2s |
Own shares acquired . . ] T SIN.E - I (5 S
Unwind of realised swap gain . T T T T (2 (=2 T |
Dividends paid to owners
of the parent company 49 T T R (CE | T (SEE N L)
Dividends to non- controlllng
interest - - - - - - (0.6) (0.6)
At 31 December 2021 99.8 2,161.2 40.2 1,225.0 1.6 3,527.8 26.6 3,554.4

Issued Attributable Non-

share Share Merger Retained Hedging toownersof controlling
capital premium reserve earnings reserve the parent interest Total
Note £m £m £m £m £m £m £m £m

At 1)anuary 2020 . 209 VB9 . 402 10690 ... @5 3075 26.5.....3:098.0
Lossfortheyear [ - o - 210 - 0210 a2 (222)
Other comprehensive loss for
the year:

Mark to market movements
on hedging instruments 1 -

Hedges reclassified to
profit or loss | - - - - 2.5 2.5 - 2.5

Share ofJomt venture mark
to market movements on

hedging instruments _34b - - - - (0.1) (0.1) - (0.1)

Total comprehensive

loss fortheyear ) -

Shares issued 48 8.6

Deferred tax on share based

payments ) e e ] L B ) 0. T O
Fair value of share- based

payments ) -

Own shares acq“'“?d . I S B, L0 N
Unwind of realised swap gain e T T T T 02 ©0.2) . T (0.2)
Dividends paid to owners

of the parent company A9 e T T ] T T T T
Dividends to non- controlllng

interest - - - - - - (0.2) (0.2)

At 31 December 2020 99.5 2,160.3 40.2 949.0 (14.1) 3,234.9 251 3,260.0

The notes on pages 190 to 247 form part of the financial statements.
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COMPANY STATEMENT OF CHANGES IN SHAREHOLDERS’ EQUITY

For the year ended 31 December 2021

Issued
share Share Merger Hedging Retained
capital premium reserve reserve earnings Total
Note £m £m £m £m £m £m

At 1 January 2021 99.5 2,160.3 40.2 (13.3) 833.5 3,120.2
Profit and total comprehensive
income for the year - - - 15.0 419.5 434.5
Shares issued 4.8 0.3 0.9 - - - 1.2
Unwind of realised swap gain - - - (0.2) - (0.2)
Dividends to shareholders 4.9 - - - - (67.8) (67.8)
At 31 December 2021 99.8 2,161.2 40.2 1.5 1,185.2 3,487.9

Issued

share Share Merger Hedging Retained
capital premium reserve reserve  earnings Total
Note £m £m £m £m £m £m

At 1 January 2020 90.9 1,874.9 40.2 (3.0) 952.3 2,955.3
Loss and total comprehensive loss
for the year - - - (10.1) (118.8) (128.9)
Shares issued 4.8 8.6 285.4 - - - 294.0
Unwind of realised swap gain - - - (0.2) - (0.2)
Dividends to shareholders 4.9 - - - - - -
At 31 December 2020 99.5 2,160.3 40.2 (13.3) 833.5 3,120.2

The notes on pages 190 to 247 form part of the financial statements.
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STATEMENTS OF CASH FLOWS
For the year ended 31 December 2021
Group Company
2021 2020 2021 2020
Note £m £m £m £m
Net cash flows from operating activities 5.1 171.3 73.3 0.8 (0.7)
Investing activities .
Investment in joint ventures = (7.5) - -
Capital expenditure on properties (95.9) "(148.5) - -
Acquisition of intangible assets (3.2) ) (2.7) - -
Acquisition of plant and equipment (0.4) (0.7) - -
Proceeds from sale of investment property 307.3 - - -
Interest received - 0.1 - -
Dividends received 3741 10.2 - -
Payments to/on behalf of subsidiaries - - (25.0) (539.1) .
Payments from subsidiaries - - 639.4 35.8 .
Net cash flows from investing activities 244.9 (149.1) 614.4 (503.3)
Financing activities H '
Proceeds from the issue of share capital 11 H 294.0 11 294.0 .
Payments to acquire own shares (1.3) ) (0.7) - -
Interest paid in respect of financing activities (47.9) ) (54.2) (21.3) (17.5) .
Swap cancellation FV settlements and debt exit costs (4.2) ‘ (30.1) 4.2) (1.5) .
Proceeds from non-current borrowings 147.0 ) 355.1 146.6 225.0 .
Repayment of borrowings (675.0) "(233.3) (675.0) -
Dividends paid to the owners of the parent company (57.2) H - (57.2) -
Withholding tax paid on distributions (7.0) (3.4) (7.0) (3.4) .
Dividends paid to non-controlling interest (0.6) (0.2) - -
Net cash flows from financing activities (645.1) 327.2 (617.0) 496.6
Net (decrease)/increase in cash and cash equivalents (228.9) 251.4 (1.8) (7.4)
Cash and cash equivalents at start of year 338.3 H 86.9 2.0 9.4 .
Cash and cash equivalents at end of year 109.4 338.3 0.2 2.0
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NOTES TO THE FINANCIAL STATEMENTS

Section 1: Basis of preparation

Where an accounting policy is specific to a particular note to the financial statements, the policy is

0 This section lays out the Group's accounting policies that relate to the financial statements as a whole.
described in the note to which it relates and has been clearly identified in a box.

Basis of consolidation

The financial statements consolidate those of The Unite Group PLC (the Company) and its subsidiaries (together referred
to as the Group) and include the Group's interests in jointly controlled entities. The parent company financial statements
present information about the Company as a separate entity and not as a group.

Subsidiaries are those entities controlled by the Company. Control exists when the Company has an existing right that
gives it the current ability to direct the relevant activities of the subsidiary, has exposure or right to variable returns from
its involvement in the subsidiary and has the ability to use its power to affect its returns. The financial statements of
subsidiaries are included in the consolidated financial statements from the date that control commences until the date
that control ceases.

Intra-group balances and transactions, and any unrealised gains and losses arising from intra-group transactions, such as
property disposals and management fees, are eliminated in preparing the consolidated financial statements. Unrealised
gains arising from transactions with joint ventures are eliminated to the extent of the Group's retained interest in the
entity. Unrealised losses are eliminated in the same way as unrealised gains except where the loss provides evidence of a
reduction in the net realisable value of current assets or an impairment in the value of non-current assets.

Non-controlling interests are shown as a line item within equity and comprise the non-controlling interests in subsidiaries
which are not directly or indirectly attributable to the Group. Non-controlling interests are assigned to one subsidiary as
at both 31 December 2021 and 2020 (see note 3.4).

The parent company financial statements have been prepared in accordance with Financial Reporting Standard 101

- Reduced disclosure framework (FRS 101), and the Group financial statements have been prepared in accordance
with International Financial Reporting Standards as adopted by the United Kingdom (Adopted IFRS), in conformity
with the Companies Act 2006, and approved by the Directors. On publishing the parent company financial statements
here together with the Group financial statements, the Company is taking advantage of the exemption in s408 of the
Companies Act 2006 not to present its individual income statement and related notes. The Company is also taking
advantage of disclosure exemptions from requirements of IFRS 7, IFRS 13 and IAS 1.

The accounting policies have been applied consistently to all periods presented in these consolidated financial statements.

The Company is a public company limited by shares and is registered in England, United Kingdom, where it is also domiciled.

Measurement convention

The financial statements are prepared on the historical cost basis except for investment property (owned), investment
property (leased), investment property (under development), investments in subsidiaries and interest rate swaps all of
which are stated at their fair value.

Going concern

In determining the appropriate basis of preparation of the financial statements, the Directors are required to consider
whether the Group can continue in operational existence for the foreseeable future.

The Directors have considered a range of scenarios for future performance through the remainder of the 2021/22 and
2022/23 academic years, with a focus on forecast liquidity and ICR covenant performance. This included a base case
assuming cash collection and performance for the 2021/22 academic year remains in line with current trends and a
return to 97% occupancy for the 2022/23 academic year; and a reasonable worst case scenario where income for the
2022/23 academic year was impacted by reduced sales broadly equivalent to the 2020/21 academic year where occupancy
was 88%. Under each of these scenarios, the Directors are satisfied that the Group has sufficient liquidity and will
maintain covenant compliance over the next 12 months. To further support the Directors’ going concern assessment, a
‘Reverse Stress Test’ was performed to determine the level of performance at which adopting the going concern basis of
preparation may not be appropriate. This involved assessing the minimum amount of income required to ensure financial
covenants would not be breached. Within the tightest covenant, occupancy could fall to approximately 60% before there
would be a breach.
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As at the date of this report, whilst the global outlook as a result of Covid-19 is improving, it continues to be uncertain and
the range of potential outcomes is significant. In particular, should the impact on trading conditions be more prolonged
or severe than currently forecast by the Directors, namely if there is a further sustained national lockdown that results

in universities not opening physically and students either not arriving at university or returning home, the Group’s going
concern status may be dependent on its ability to seek interest cover covenant waivers from its lenders. The Directors
are satisfied that the possibility of such an outcome is sufficiently remote that adopting the going concern basis of
preparation is appropriate.

Accordingly, after making enquiries and having considered forecasts and appropriate sensitivities, the Directors have
formed a judgement, at the time of approving the financial statements, that there is a reasonable expectation that the
Group has adequate resources to continue in operational existence for the foreseeable future, being at least 12 months
from the date of authorisation of these financial statements.

Standards and interpretations effective in the current period

During the year the following new and revised standards and interpretations have been adopted and have not had a material
impact on the amounts reported in these financial statements:

* |IFRS 4, IFRS 7, IFRS 9, IFRS 16 and IAS 39 (amendments) ‘Interest rate benchmark reform - phase 2’ (see note 4.5)

* |FRS 16 (amendments) ‘Covid-19 related rent concessions’

Impact of accounting standards and interpretations in issue but not yet effective

At the date of approval of these financial statements there are a number of new standards and amendments to existing
standards in issue but not yet effective. The Group has not early adopted the new or amended standards in preparing
these consolidated financial statements.

The following new or amended standards and interpretations are not expected to have a significant impact on the Group's
consolidated financial statements:

* [FRS 10 and IAS 28 (amendments) ‘Sale or contribution of assets between an investor and its associate or joint venture’
* |IFRS 16 (amendments) ‘Covid-19 related rent concessions beyond 30 June 2021’

* |IFRS 17 'Insurance contracts’

* |AS 37 (amendments) ‘Onerous contracts - Cost of fulfilling a contract’

* [FRS 10 and IAS 28 (amendments) ‘Sale or contribution of assets between an investor and its associate or joint venture’
* |AS 16 ‘Property, plant and equipment - proceeds before intended use’

* |AS 8 'Definition of accounting estimates’

* |1AS 12 ‘Deferred tax related to assets and liabilities arising from a single transaction’

* IFRS 4 ‘Applying IFRS 9 ‘Financial instruments’ with IFRS 4 ‘Insurance contracts’' - Extension of the temporary exemption
from applying IFRS 9

¢ |AS 1 (amendments) ‘Classification of liabilities as current or non-current’
* IAS 1 (amendments) and IFRS Practice Statement 2 ‘Disclosure of accounting policies’
* |FRS Standards (annual improvements)

The impact of all other IFRS Standards not yet adopted is not expected to be material.

Restatement of prior year Company balance sheet

It has been identified that amounts owed by Group undertakings totalling £1,791.6 million at 31 December 2020 had
previously been presented within current assets in error, and should have been presented within non-current assets.
Although the amounts are repayable on demand, there was no expectation that they would be recovered within 12
months and therefore did not meet the criteria to be classified as current assets. The comparative balance sheet has
accordingly been restated to show these balances within non-current assets. There has been no impact on net assets or
the result for the year as a result of this restatement.
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NOTES TO THE FINANCIAL STATEMENTS continued

Section 1: Basis of preparation continued

Critical accounting estimates and judgements
The Group's significant accounting polices are stated in the relevant notes to the Group financial statements.

The preparation of financial statements requires management to exercise judgement in applying the Group’s accounting
policies. It also requires the use of estimates and assumptions that affect the reported amounts of assets and liabilities,
income and expenses.

Significant accounting judgements

The areas which involve a high degree of judgement or complexity in applying the accounting policies of the Group are
explained in more detail in the accounting policy descriptions in the related notes to the financial statements.

The areas where accounting judgements have the most significant impact on the financial statements of the Group are
as follows:

* classification of joint venture vehicles (note 3.4)

* recognition of provisions for cladding remediation (note 5.5)

Estimation uncertainty

The estimates and associated assumptions are based on historical experience and various other factors that are believed
to be reasonable under the circumstances, the results of which form the basis of making judgements about carrying
values of assets and liabilities that are not readily apparent from other sources. Actual results may differ from these
estimates.

Estimates and assumptions are reviewed on an ongoing basis with revisions recognised in the period in which the
estimates are revised and in any future periods affected. In 2021 these revisions include the impact of Covid-19.

The areas involving the most sensitive estimates and assumptions that are significant to the financial statements are set
out below and in more detail in the related notes:

* valuation of investment property and investment property under development (note 3.1)

* valuation of provisions for cladding remediation (note 5.5)
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Section 2: Results for the year

This section focuses on the results and performance of the Group and provides a reconciliation between
the primary statements and EPRA performance measures. On the following pages you will find disclosures
explaining the Group's results for the year, segmental information, taxation, earnings and net tangible asset

0 value (NTA) per share.

The Group uses EPRA earnings, adjusted earnings and NTA movement as key comparable indicators
across other real estate companies in Europe. EPRA earnings, Adjusted earnings and NTA movement are
Alternative Performance Measures (APMs), further details of which are set out in section 8.

IFRS performance measures

2021 2020 2020

£m pps

Profit/(loss) after tax (*) (121.0) (31.8p)
Net assets (*) 2.3d 3,527.8 3,234.9 809p

(*) Profit/(loss) after tax represents profit/(loss) attributed to the owners of the parent company, and net assets represents equity attributable to the owners of the
parent company.

EPRA performance measures

2021 2020 2021 2020

Note £m £m pps pps

EPRA earnings 2.2c 152.0 97.3 38.1p 25.5p
Adjusted“éémings (*;), ‘‘‘‘‘‘‘‘‘‘‘‘ 22c ........................... 1101 ............................... 916 ........................... 2 75p ............................ 2 40p .
o NTA ‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘ 23d ....................... 3 5322 ........................ 32662 sszp S 818p .

(**) Adjusted earnings are calculated as EPRA Earnings less the LSAV performance fee recognised, in order to reflect the comparable performance of the Group’s
underlying operating activities

2.1 Segmental information

The Board of Directors monitors the business along two activity lines, Operations and Property. The reportable segments
for the years ended 31 December 2021 and 31 December 2020 are Operations and Property.

The Group undertakes its Operations and Property activities directly and through joint ventures with third parties.
The joint ventures are an integral part of each segment and are included in the information used by the Board to
monitor the business.

Detailed analysis of the performance of each of these reportable segments is provided in the following sections 2.2
to 2.3.

The Group's properties are located exclusively in the United Kingdom. The Group therefore has one geographical segment.

2.2 Earnings

EPRA earnings and adjusted earnings amends IFRS measures by removing principally the unrealised investment property
valuation gains and losses such that users of the financials are able to see the extent to which dividend payments
(dividend per share) are underpinned by earnings arising from purely operational activity. In 2021, an alternative
performance measure based on EPRA earnings, adjusted to remove the impact of the LSAV performance fee has been
presented. Given the quantum of the LSAV performance fee in the year, it has been excluded from adjusted earnings

to improve the comparability of results year-on-year. In 2020, in consideration of EPRA’s focus on presenting clear
comparability in results from recurring operational activities, EPRA earnings excludes integration costs. The reconciliation
between profit/(loss) attributable to owners of the parent company and EPRA earnings is available in note 2.2b.

The Operations segment manages rental properties, owned directly by the Group or by joint ventures. Its revenues are
derived from rental income and asset management fees earned from joint ventures. The way in which the Operations
segment adds value to the business is set out in the Operations review on pages 56 to 61. The Operations segment is the
main contributor to EPRA earnings and EPRA EPS and these are therefore the key indicators which are used by the Board
to monitor the Operations business.

The Board does not manage or monitor the Operations segment through the balance sheet and therefore no segmental
information for assets and liabilities is provided for the Operations segment.
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NOTES TO THE FINANCIAL STATEMENTS continued

Section 2: Results for the year continued

2.2a) EPRA earnings

2021

Share of joint ventures Group on

EPRA basis

Unite USAF LSAV Total

£m £m £m £m

Rental income 209.0 37.6 361 282.7
.NI;r‘E)perty 'c‘;‘p)eratingﬁéxpensé;s (67.7) (13.0) .2 (909)

Net operating income 141.3 24.6 25.9 191.8
‘Management fees 191 (3.2) s 15.9
“6\'/‘erhead; (30.7) (0.3) ©s5 (315)
“‘Itﬁ‘f‘erest o'r; lease Iiébilities ' (8.5) - - ( 85)
Net finana‘ng costsw ' (38.5) (6.7) ©6 (548)

Operations segment result 82.7 14.4 15.8 112.9
mr.’nn"'t‘aperty;egmentmfesuIt (2.2) - - (22)
“L‘J"r"l‘allocaéd to seéments 83.9 (0.2) @24 413

EPRA earnings 164.4 14.2 (26.6) 152.0
LSAV performance fee (84.1) - 42.2 (41.9)

80.3 14.2 15.6 1101

Adjusted earnings

Included in the above is rental income of £16.3 million and property operating expenses of £8.3 million relating to sale
and leaseback properties. The unallocated to segments balance includes the fair value of share-based payments of

(£2.4 million), contributions to the Unite Foundation of (£1.0 million), LSAV performance fee of £41.9 million, deferred tax
credit of £0.8 million and current tax credit of £2.0 million. Depreciation and amortisation totalling £7.8 million is included

within overheads.

2020

Share of joint ventures Group on

EPRA basis

Unite USAF LSAV Total

£m £m £m £m

Rental income 196.1 34.2 329 263.2
ml;l%)perty gberating“éxpenség ................... o e o) (829)

Net operating income 134.2 21.4 24.7 180.3
“‘M‘énagen{ént o OO OSSOSO on o a5 140
“6‘\'/‘erhead‘_§,‘ OSSOSO Gon 05 05 (309)
W[Hf‘erest okﬁ‘lease “é{)mties e o e e (88)
Net finana‘ng costsw S 40.6) ©66) (8.9) (561)

Operations segment result 74.8 11.7 12.0 98.5
mr.’“.‘-'.‘;;perty;egment”'}esu|t e o e s (22)
..b,‘r,‘l‘a"ocaéd - seéhents e o o oo 10

EPRA earnings 79.7 11.4 6.2 97.3
LSAV performance fee (11.4) - 5.7 (5.7)

68.3 11.4 11.9 91.6

Adjusted earnings

Included in the above is rental income of £14.6 million and property operating expenses of £7.3 million relating to sale
and leaseback properties. The unallocated to segments balance includes the fair value of share-based payments of
(£1.7 million), contributions to the Unite Foundation of (£1.0 million), LSAV performance fee of £5.7 million, deferred tax

charge of (£0.8 million) and current tax charge of (£1.2 million).

Depreciation and amortisation totalling £9.2 million is included within overheads. EPRA earnings excludes integrations
costs following the acquisition of Liberty Living, which total £9.2 million in the year.
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2.2b) IFRS reconciliation to EPRA earnings

EPRA earnings excludes movements relating to changes in values of investment properties (owned, leased and under
development), profits/losses from the disposal of properties, swap/debt break costs and integration costs, which are
included in the profit/loss reported under IFRS. EPRA earnings and adjusted earnings reconcile to the profit/(loss)
attributable to owners of the parent company as follows:

2021 2020
Note £m £m
Profit/(loss) attributable to owners of the parent company 342.4 (121.0)

3.1

3.1

3.4b

""" - 3.4b
""" ‘ 4.3 |
""" 43
""" - 2.5d
Non-controlling interest share of reconciling items* H
EPRA earnings 2.2a
NetLSAV perde}ﬁance fee 2.4 (41.9) (5.7)
Adjusted earnings 2.2a 110.1 91.6

* The non-controlling interest, arises as a result of the Company not owning 100% of the share capital of one of its subsidiaries, USAF
(Feeder) Guernsey Limited. More detail is provided in note 3.4.

2.2c) Earnings per share

Basic EPS calculation is based on the earnings/(loss) attributable to the equity shareholders of The Unite Group PLC
and the weighted average number of shares which have been in issue during the year. Basic EPS is adjusted in line with
EPRA guidelines in order to allow users to compare the business performance of the Group with other listed real estate
companies in a consistent manner and to reflect how the business is managed on a day-to-day basis.

The calculations of basic and EPRA EPS and adjusted EPS for the year ended 31 December 2021 and 2020 are as follows:

2021 2020 2021 2020
Note £m £m pps pps
Earnings/(loss)
Basic 342.4 H (121.0) 85.9p (31.8p) .
Diluted 342.4 H (121.0) 85.7p (31.8p) .
EPRA 2.2b 152.0 973 38.1p 25.5p
Adjusted 2.2b 1101 916 27.6p 24.0p
2021 2020
Weighted average number of shares (thousands)
Basic ) ) 398,742 381,379 .
Dilutive potential ordinary shares (share options) ) ) 829 872 .
Diluted 399,571 382,251

Movements in the weighted average number of shares have resulted from the issue of shares arising from the employee
share-based payment schemes and the full year impact of the 2020 equity raise.

In 2021, there were no (2020: 11,278) options excluded from the potential dilutive shares that did not affect the diluted
weighted average number of shares.
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2.3 Net assets
2.3a) EPRANTA

EPRA NTA makes adjustments to IFRS measures by removing the fair value of financial instruments and the carrying value
of intangibles. The reconciliation between IFRS NAV and EPRA NTA is available in note 2.3c.

The Group's Property business undertakes the acquisition and development of properties. The way in which the Property
segment adds value to the business is set out in the Property review on pages 62 to 69.

2021
Share of JVs Group on
Unite USAF LSAV EPRA basis
£m £m £m £m
Investment property (owned) * 3,323.3 632.0 909.5 4,864.8
\Investment property (leased) 97.7 - - 97.7
\Investment property (under development) 324.1 - - 3241
Total property portfolio 3,7451 632.0 909.5 5,286.6
Debt on properties  (11397) (201.0) (336.6) (1.677.3)
Lease liabilites (93.8) - - (93.8)
CaSh ‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘ 102 vaa oy 1555
Net debt (1,124.1) (177.6) (313.9) (1,615.6)
Other assets and (liabilitiesy (90.5) (23.2) ©0 (122.8)
\Intangibles per IFRS balance sheet (16.1) - = (16.1)
EPRA NTA 2,514.4 431.2 586.6 3,532.2
Loan to value** 28% 28% 35% 29%
LoantovaluepostIFRS16 30% 28% /% 3%

* Investment property (owned) includes assets classified as held for sale in the IFRS balance sheet.
** LTV calculated excluding investment properties (leased) and the corresponding lease liabilities. LTV is an APM - see section 8.

2020

Share of JVs Group on

Unite USAF LSAV EPRA basis

£m £m £m £m

Investment property (owned) 3,614.7 616.7 661.8 4,893.2
\Investment property (leased) 101.8 - - 018
\Investment property (under developmenty 187.2 - - 1872

Total property portfolio 3,903.7 616.7 661.8 5,182.2
Debt on properties  (1,663.5) o11) (2682)  (21328)
Lease liabilites (96.3) - - (963)
CaSh ‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘ s o s 3910

Net debt (1,421.5) (185.7) (230.9) (1,838.1)
Other assetsand (liabilities)y (21.3) 132 (24.4)  (589)
\Intangibles per IFRS balance sheet (19.0) - - a9.0)

EPRA NTA 2,441.9 417.8 406.5 3,266.2

L 35% 30% 35% 34%
ml..oan to value post IFRS 16 36% 30% 35% 35%

* LTV calculated excluding investment properties (leased) and the corresponding lease liabilities. LTV is an APM - see section 8.
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2.3b) Movement in EPRA NTA during the year
Contributions to EPRA NTA by each segment during the year is as follows:
2021
Share of JVs Group on
EPRA basis
Unite USAF LSAV Total
Note £m £m £m £m
Operations
Operations;égment result 22a 82.7 14.4 15.8 1129
Add back afﬁértisation of intamr‘w'gibles """ 33b 6.1 - S 61
Total Operations 88.8 14.4 15.8 119.0
e (S
Rental groW{H """""""""""""""""" 17.4 4.5 258 477
Yield move?ﬁént """""""""""""""""" 49.2 12.7 446 1065
Disposal Ioggés ownedy (12.0) (0.3) - (123)
Investment property gains (owned) * 54.6 16.9 70.4 141.9
Investment property losses (leased) 3.1a (11.1) - - (11.1)
Investment property gains (under development) 3.1a 50.3 - - 50.3
Pre-contract/other development costs 2.2a (2.2) - - (2.2)
Total Property 91.6 16.9 70.4 178.9
Una||ocatéa ‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘
G issué;j ‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘ i - e 1 2
Investmentui“r'w‘joint ventures (118.6) (17.7) 136.3 .
Dividends r;;i‘d """""" H (67.8) -
LSAV perfo;%ance fee 84.1 -
Swap canceul'l‘étion FV settlem'é‘r'its and debt brég‘k costs 43 (4.2) -
Acquisition"(;f‘ intangibles 33b (3.3) -
Other 0.7 (0.2) (0.2) 0.3
Total Unallocated (107.9) (17.9) 93.9 (31.9)
Total EPRA NTA movement in the year 72.5 13.4 180.1 266.0
Total EPRA NTA brought forwué}d 24419 417.8 4065 32662
Total EPRA NTA carried forward 2,514.4 431.2 586.6 3,532.2

* Investment property gains (owned) includes gains on assets classified as held for sale in the IFRS balance sheet.

The £0.3 million other balance within the unallocated segment includes a tax credit of £2.8 million, the purchase of own

shares of (£1.3 million) and contributions to the Unite Foundation of (£1.0 million).
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2.3 Net assets continued

2.3b) Movement in EPRA NTA during the year continued

2020
Share of JVs Group on
EPRA basis
Unite USAF LSAV Total
Note £m £m £m £m
Operations
'''''''''''' 2.2a 74.8 11.7 12.0 98.5 .
OSSN S - - - o .
81.2 11.7 12.0 104.9
) (102.4) (24.0) (15.0) (141.4).
) (17.6) (1.1 0.1 (18.6) .
(1.9) - - (1.9) .
(121.9) (25.1) (14.9) (161.9)
S 31a (11.2) - - (11.2) .
Investment property losses (under dev'élopment) '''''''''''' 31a (4.2) - - 4.2) '
ml;l;g—“contract/other c'j“e‘:'\‘/elopment costsw '''''''''''' 22a (2.2) - - (2.2) .
Total Property (139.5) (25.1) (14.9) (179.5)
W[j“r;;uocated ,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,, .
Shares issued 294.0 - - 294.0 .
..‘I.ﬁ‘\.)é;stment in joint \)éﬁtures ....................... 2.3 (5.7) 3.4 - .
D|V|dends pad - - - -
LSAV performance féé ........................ 11.4 - (5.7) 5.7 .
Swap cancellation F\);ettlements anduc'iebt break costs 43 (30.1) - - (30.1) .
..AgdﬁL‘Jisition of intang"i"t')‘IeS e 33 (2.7) - - (2.7) .
..‘I.H‘f‘éération costs (9.2) - - (9.2) .
Other .......................... (3.4) (0.4) (0.1) (3.9) .
Total Unallocated 262.3 6.1) (2.4) 253.8
Total EPRA NTA movement in the year 204.0 (19.5) (5.3) 179.2
Total EPRA NTA broﬁéﬁt forward S 2,237.9 437.3 411.8 3,087.0 .
Total EPRA NTA carried forward 2,441.9 417.8 406.5 3,266.2

The £3.9 million other balance within the unallocated segment includes a tax charge of (£2.1 million), the purchase of own

shares of (£0.7 million) and contributions to the Unite Foundation of (£1.0 million).
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To determine EPRA NTA, net assets reported under IFRS are amended to exclude the fair value of financial instruments,

associated tax and the carrying value of intangibles.

To determine EPRA NRV, net assets reported under IFRS are amended to exclude the fair value of financial instruments,

associated tax and real estate transfer tax.

To determine EPRA NDV, net assets reported under IFRS are amended to exclude the fair value of financial instruments,
but include the fair value of fixed interest rate debt and the carrying value of intangibles.

The net assets reported under IFRS reconcile to EPRA NTA, NRV and NDV as follows:

2021

NTA NRV NDV

£m £m £m

Net assets reported under IFRS 3,527.8 3,527.8 3,527.8
Mark to mar'k‘et mterest rate swaur‘)'é """"" (2.4) (2.4) .
“‘lj‘r{amortlsé‘aﬂswap gam """""""" (1.5) as (15)
Mark to mar'k‘et of flxed rate deb;r """"""" - I (503)
Wl'er{amortlséaufalr value of debt re'r‘('J‘gnlsed on ach|5|t|6rr 23.7 23.7 238
..&,L‘J,‘rrent S o o R
ml.r{r‘anglbles'r)‘ér IFRS balance she'ér """""" (16.1) - -
Real estate"t'rénsfer tax - 277.5 .

EPRA reporting measure 3,532.2 3,825.8 3,499.7

2020

NTA NRV NDV

£m £m £m

Net assets reported under IFRS 3,234.9 3,234.9 3,234.9
Mark to mar'k‘et |nterest rate swé‘r)“_% """"" 44 24.4 o
ml.er{amortlseudmswap galn """""""" 1.8 (1.8) ) (18)
Mark to mar'k‘et of f|xed rate deb'f """"""" - - N (85 2)'.
ml.jur{amortlsérimfalr value ofdebt reuc':‘c;gmsed on ach|S|t|r;rr 281 281 H 28 1 .
.ELJHrrent ax 04 (0.4) ) ‘ -

Wl.r{f‘anglbles“;;ér IFRS balance she'é'r """""" (19.0) - -

Real estate"t'rénsfer tax - 312.0 -

EPRA reporting measure 3,266.2 3,597.2 3,176.0
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Section 2: Results for the year continued

2.3 Net assets continued
2.3d) NTA, NRV and NDV per share
Basic NAV is based on the net assets attributable to the equity shareholders of The Unite Group PLC and the number of

shares inissue at the end of the year. The Board uses EPRA NTA to monitor the performance of the Property segment on
a day-to-day basis.

2021 2020 2021 2020
Note £m £m pps pps
Net assets

Basic 5,527.8 ""3,234.9 H 880p
EPRA NTA 23a 5,532.2 ""3,266.2 H 885p  s0p
EPRA NTA (diluted) - é,536.1 W3,271.0 H 882p  s1gp
EPRA NRV 23c 5,825.9 ""3,597.2 H 959p  903p
EPRA NRV (diluted) - 5,829.7 ""3,601.9 H 955p  90p
EPRA NDV - 5,499.7 W3,176.O H 877p  798p
EPRA NDV (diluted) - 5,503.6 ""3,180.7 H 874p  796p

Number of shares (thousands) 2021 2020

Basic 399,140 398,226
Outstandingshareoptions 1,687 1484

Diluted 400,827 399,710

2.4 Revenue and costs

Accounting policies

The Group recognises revenue from the following major sources:

* Rental income
* Management and performance fees

e Acquisition fees

Revenue is measured based on the consideration to which the Group expects to be entitled in a contract with a
customer and excludes amounts collected on behalf of third parties. The Group recognises revenue when it transfers
control of its service to a customer.

Rental income

Rental income comprises direct-lets to students and leases to universities and commercial tenants. This revenue is
recognised in the income statement over the length of the tenancy period as the Group provides the services to its
customers. Included in the rental contract is the use of broadband facilities and room cleaning services. The Group

does not offer these services as stand-alone products. Under IFRS 15 the Group does not consider these services to be
individually material and has, consequently, bundled these obligations as a single contract. The transaction prices for
rental income are explicitly stated in each contract. A contract liability can result from payments received in advance, until
the date at which control is transferred to the customer and at that point the revenue begins to be recognised over the
tenancy period. Lease incentives are sometimes recognised on commercial units; these are recognised as an integral part
of the total rental income and spread over the term of the lease.

Rental income is derived from contracts which are less than 12 months in length and the Group accordingly recognises
this income in the Income Statement on a straight line basis in accordance with IFRS 16.

Management and performance fees

The Group acts as asset and property manager for USAF and LSAV and receives management fees in relation to these
services. Revenue from these fees is recognised on a straight line basis over time as the joint ventures simultaneously
receive and consume benefits as the Group performs its management obligations which are determined by the
services provided over the course of each academic year, and this reflects the profile of activities being performed.
Detailed calculations in order to determine the transaction prices for these revenue streams are held within the joint
venture agreements.
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Management and performance fees (continued)

The Group is entitled to a USAF performance fee if the joint venture outperforms certain benchmarks. The Group
recognises a USAF performance fee at a point in time in the year to which the fee relates. The Group initially assesses
the probability of a fee being earned and its transaction price at half year and adjusts for any potential risks to
receiving this income at year-end, when the achieved outturn is known. The USAF performance fee is settled within
12 months of the year to which the fee relates and the Group receives an enhanced equity interest in USAF as
consideration for the performance fee.

The Group is entitled to a LSAV performance fee if the joint venture outperforms certain benchmarks over its original
life ending in 2022. The Group recognises a LSAV performance fee at an amount which is considered ‘highly probable’
to become due based upon estimates of the future performance of the joint venture; such estimates include future
rental income and the discount rate (yield). Prior to the maturity of the joint venture, the Group pro-rates the total LSAV
performance fee over the life of the joint venture and recognises a cumulative catch-up to the currently completed
term where sufficient certainty over outperformance of the benchmark is determined to exist; during the year to

31 December 2021, the Group agreed an extension of the LSAV joint venture which shortened the original term to
2021, and which crystallised the settlement of the performance fee in the year. Prior to 2021, the amount which was
considered ‘highly probable’ to become due was reassessed annually with reference to the latest performance of the
joint venture and forecasts. The LSAV performance fee was constrained in earlier years due to an inability to meet the
highly probable criteria that the fee would be earned.

As per IFRS 15, the estimated amount of variable consideration is included in the transaction price only to the extent
that it is highly probable that a significant reversal in the amount of revenue recognised will not occur when the
uncertainty associated with the variable consideration is resolved. The performance fee is variable and dependent

on meeting specific performance targets. Accordingly where there is too much uncertainty over the cumulative
outperformance of the benchmarks, particularly in earlier periods of the performance fee period, which cover each 10
year term of the venture, then no amounts of performance fee can be recognised as it is not highly probable that the
performance fee will be earned.

In respect of the period to 30 September 2021 the value of the LSAV performance fee has been agreed and settled,
and the remaining value of this settlement has accordingly been recognised in the year. The LSAV performance fee in
respect of the renewed venture term commencing 1 October 2021 is not considered to have met the highly probable
criteria and therefore no additional fee has been recognised at 31 December 2021.

Management and performance fees are presented in revenue net of the Group's share of the corresponding expense
within the relevant fund.

At 31 December 2021, no further amounts are deemed to meet the highly probable criteria and therefore we have not
disclosed any future fees receivable from these ongoing contracts.

Acquisition fees

The Group receives acquisition fees from its joint venture partners. This revenue is linked to the acquisition of land or
property and is therefore recognised at the point in time that control of the asset is transferred to the joint venture.
The transaction price for this revenue stream is stipulated in the joint venture agreement as a percentage of the value
of the acquisition. No such land or property acquisitions have occurred in 2021 or 2020.
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2.4 Revenue and costs continued
The Group earns revenue from the following activities:

2021 2020
Note £m £m
Rental income* Operations segment 2.2a 209.0 196.1
Vamagement fous Operat|onssegment 162 .............................. 140 .
LSV performance fee Una”ocated PO .. ... 419 ................................. 57 .
USAF acouistion fee Una”ocate(j ............................................................................ e -
Impact of non-controlling interest on management fees (note34) - (0.2)
Total revenue 266.9

* EPRA earnings includes £282.7 million (2020: £263.2 million) of rental income, which is comprised of £209.0 million (2020: £196.1
million) recognised on wholly owned assets and a further £73.7 million (2020: £67.1 million) from joint ventures, which is included in
share of joint venture profit/(loss) in the consolidated income statement.

The LSAV performance fee was constrained in earlier years due to an inability to meet the highly probable criteria that the
fee would be earned. In the year to 31 December 2021, the catch-up recognised in respect of the release of this constraint
represents £36.0 million of the total £41.9 million fee recognised above.

The cost of sales included in the consolidated income statement includes property operating expenses of £64.4 million
(2020: £53.3 million).

2.5 Tax

As a REIT, rental profits and gains on disposal of investment properties are exempt from corporation tax. The Group pays
UK corporation tax on the profits from its residual business, including management fees received from joint ventures,
together with UK income tax on rental income that arises from investments held by offshore subsidiaries in which the
Group holds a non-controlling interest.

Accounting policies

The tax charge for the year is recognised in the income statement and the statement of comprehensive income,
according to the accounting treatment of the related transaction. The tax charge comprises both current and
deferred tax.

Current tax is the expected tax payable or receivable on the taxable income or loss for the year and any adjustment to
tax payable in respect of previous years. The current tax charge is based on tax rates that are enacted or substantively
enacted at the year-end.

Deferred tax arises due to certain temporary differences between the carrying amounts of assets and liabilities

for financial reporting purposes and those for taxation purposes. Temporary differences relating to investments in
subsidiaries and joint ventures are not provided for to the extent that they will probably not reverse in the foreseeable
future. The amount of deferred tax provided is based on the expected manner of realisation or settlement of the
carrying amount of assets and liabilities.

As a REIT, rental profits and gains on disposal of investment properties and property rich investments are exempt
from corporation tax. As a result, no deferred tax provision has been recognised at the balance sheet date in respect of
property assets or units in USAF and LSAV.
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2.5a) Tax - income statement

The total taxation (credit)/charge in the income statement is analysed as follows:

2021 2020

£m £m

Corporation tax on residual business income arising in UK companies 1.0 1.2
Incometax on UK rental incorﬁé;\;ising in non-UK comb;ﬁ‘i'ég - 3 03 .
Adjustments resectof pria;béfiods ........................................................................................................... (03)

C nt tax (credit)/charge 1.2

Adjustments in respect of prior periods (0.1) 0.1
Deferred tax (credit)/charge (0.5) 0.9
Total tax (credit)/charge in income statement (1.4) 2.1

The movement in deferred tax provided is shown in more detail in note 2.5d.

In the income statement, a tax credit of £1.4 million arises on a profit before tax of £343.1 million. The taxation charge that
would arise at the standard rate of UK corporation tax is reconciled to the actual tax charge as follows:

2021 2020
£m £m
Profit/(loss) before tax 34341 (120.1)

Income tax using the UK corporation tax rate of 19% (2020: 19%)

indexation on invest

other permanent differences

Prior year adjustments

Total tax (credit)/charge in income statement

As a UK REIT, the Group is exempt from UK corporation tax on the profits from its property rental business. Accordingly,
the element of the Group's profit before tax relating to its property rental business has been separately identified in the
reconciliation above.

No deferred tax asset has been recognised in respect of the Group’s accumulated tax losses on the basis that they are not
expected to be utilised in future periods. At 31 December 2021 these losses totalled £14.6 million (2020: £24.3 million).

Although the Group does not pay UK corporation tax on the profits from its property rental business, it is required to
distribute 90% of the profits from its property rental business after accounting for tax adjustments as a Property Income
Distribution (PID). PIDs are charged to tax in the same way as property income in the hands of the recipient. For the year
ended 31 December 2021 the required PID is expected to be fully paid by the end of 2022.

2.5b) Tax - other comprehensive income

Within other comprehensive income a tax charge totalling £nil (2020: £nil) has been recognised representing deferred tax.
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2.5 Tax continued
2.5¢c) Tax - statement of changes in equity

Within the statement of changes in equity a tax credit totalling £0.6 million (2020: £0.1 million charge) has been recognised
representing deferred tax. An analysis of this is included below in the deferred tax movement table.

2.5d) Tax - balance sheet

The table below outlines the deferred tax (assets)/liabilities that are recognised in the balance sheet, together with their
movements in the year:

2021
At 31 Charged/ Charged/ At 31
December (credited) (credited) December
2020 inincome in equity 2021
£m £m £m £m
Investments - - - -
Property, plant and machinery and provisions (0.6) (0.6) - (1.2)
Share schemes (1.3) (0.2) (0.3) (1.8)
Tax value of carried forward losses recognised - 0.3 (0.3) -
Net tax assets (1.9) (0.5)* (0.6) (3.0)
*

The £0.5 million balance above includes tax movements totalling £0.2 million in respect of Property, plant and machinery, share

schemes and losses which are included in EPRA earnings and therefore not shown as a reconciling item in the IFRS reconciliation in note
2.2b. Removing them results in the £0.3 million movement shown in note 2.2b.

2020

At 31 Charged/ Charged/ At 31
December (credited) (credited) December
2019 inincome in equity 2020
£m £m £m £m
Investments - - - -
Property, plant and machinery and provisions (0.9) 0.3 - (0.6)
Share schemes (1.3) (0.2) 0.2 (1.3)
Tax value of carried forward losses recognised (0.7) 0.8 (0.7) -
Net tax (assets)/liabilities (2.9) 0.9* 0.1 (1.9)

*

The £0.9 million balance above includes tax movements totalling £0.8 million in respect of Property, plant and machinery, share
schemes and losses which are included in EPRA earnings and therefore not shown as a reconciling item in the IFRS reconciliation in note
2.2 b. Removing them results in the £0.1 million movement shown in note 2.2b.

The deferred tax asset at 31 December 2021 has been calculated based on the rate at which it is expected to reverse.
On 24 May 2021, Finance Act 2021 was substantively enacted which contains provisions to increase the corporation tax
rate to 25% from 1 April 2023. This rate change increases the deferred tax assets recognised at the year end by £0.2m.

As a REIT, disposals of investment property and property rich investments are exempt from tax and as a result no
deferred tax liability has been recognised in relation to these assets.

Legislation is expected to be enacted in 2022 in relation to a new tax, the Residential Property Developer Tax, effective
from April 2022. The Government has confirmed that purpose-built student accommodation will be excluded from the
scope of this tax, and therefore no material impact is expected for the Group.

Company

Deferred tax has not been recognised on temporary differences of £4.3 million (2020: £4.3 million) in respect

of revaluation of subsidiaries and investment in joint ventures as it is considered unlikely that these investments will
be divested.
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2.6 Audit fees
During the year, the Group obtained the following services from the Company’s auditor and its associates:

2021 2020
£m £m
Fees payable to the Group’s auditors for the audit of the parent company and

consolidated financial statements 0.4 0.5
Feespayable to the Group's audltors for other services tothe Group:
- Audit of the financial statements of subsidiaries e 01

Total audit fees payable to the Group’s auditors 0.5 0.6

Audit-related assurance services 0.1 0.1
Othersemces ,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,, R -

Total non-audit fees 0.1 0.1

Non-audit fees in both 2021 and 2020 relate entirely to services provided in respect of the half year review.

Details on the Company'’s policy on the use of the auditor for non-audit services is also set out in the Audit Committee
Report on pages 120 to 125.

No services were provided pursuant to contingent fee arrangements.

Section 3: Asset management

The Group holds its property portfolio directly and through its joint ventures. The performance of the
property portfolio, whether wholly owned or in joint ventures, is the key factor that drives net asset value
(NAV), one of the Group’s key performance indicators. The following pages provide disclosures about the
Group's investments in property assets and joint ventures and their performance over the year.

3.1 Wholly owned property assets
The Group's wholly owned property portfolio is held in four groups on the balance sheet at the carrying values detailed below.

In the Group's EPRA NTA all these groups are shown at market value, except where otherwise stated.

i) Investment property (owned)

These are assets that the Group intends to hold for a long period to earn rental income or capital appreciation. The assets
are measured at fair value in the balance sheet with changes in fair value taken to the income statement.

ii) Investment property (leased)

These are assets the Group sold to institutional investors and simultaneously leased back. These right-of-use assets are
measured at fair value in the balance sheet with changes in fair value taken to the income statement.

iii) Investment property (under development)

These are assets which are currently in the course of construction and which will be transferred to Investment property
on completion. The assets are initially recognised at cost and are subsequently measured at fair value in the balance sheet
with changes in fair value taken to the income statement.

iv) Investment property classified as held for sale

These are assets whose carrying amount will be recovered through a sale transaction rather than to hold for long-term
rental income or capital appreciation. This condition is regarded as met only when the sale is highly probable and the
investment property is available for immediate sale in its present condition. Management must be committed to the sale
which should be expected to qualify for recognition as a completed sale within one year from the date of classification.
The assets are measured at fair value in the balance sheet, with changes in fair value taken to the income statement. They
are presented as current assets in the IFRS balance sheet.
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Section 3: Asset management continued
3.1 Wholly owned property assets continued

Accounting policies
Investment property (owned) and investment property (under development)
Investment property (owned) and investment property (under development) are held at fair value.

The external valuation of property assets involves significant judgement and changes to the core assumptions: rental
income, occupancy and property management costs, as well as estimated future costs, could have a significant impact
on the carrying value of these assets. Further details of the valuation process are included below.

Construction and borrowing costs are capitalised if they are directly attributable to the acquisition and construction of

a property asset. Capitalisation of borrowing costs commences when the activities to prepare the asset are in progress
and expenditures and borrowing costs are being incurred. Capitalisation of borrowing costs continues until the assets
are substantially ready for their intended use but stops if development activities are suspended. If the resulting carrying
amount of the asset exceeds its recoverable amount, an impairment loss is recognised. The capitalisation rate is arrived
at by reference to the actual rate payable on borrowings for development purposes or, with regard to that part of the
development cost financed out of general borrowings, to the average rate. During the year the average capitalisation rate
used was 3.1% (2020: 2.8%).

The recognition of acquisitions of investment property and land occurs at the date when control passes to Unite.
The recognition of disposals of investment property occurs on legal completion when control passes from Unite. In
accordance with IFRS 15, gains/(losses) from the disposal of investment property are recognised at a pointin time.

Contingent consideration receivables are recognised on disposals where the amount of additional consideration is readily
identifiable. It is recognised at the constrained value determined by the amount that is highly probable to be receivable at
the time of the disposal, and any subsequent change in value is recognised in profit or loss in the later period.

Investment property (leased)

The Group holds certain investment property under historic sale and leaseback arrangements, acting as an
intermediate lessor and subleasing its right-of-use assets. For each leased property, the Group assesses whether

a contract is or contains a lease, at inception of the contract. The Group recognises a right-of-use asset and a
corresponding lease liability (see note 4.6a) with respect to all lease arrangements in which it is the lessee. The right-of-
use assets are initially measured at cost in accordance with IFRS 16 and subsequently at fair value in the balance sheet
with changes in fair value taken to the income statement in accordance with IAS 40.

Valuation process

The valuations of the properties are performed twice a year on the basis of valuation reports prepared by external,
independent valuers, having an appropriate recognised professional qualification. The fair values are based on market
values as defined in the RICS Appraisal and Valuation Manual, issued by the Royal Institution of Chartered Surveyors. CB
Richard Ellis Ltd, Jones Lang LaSalle Ltd and Messrs Knight Frank LLP, Chartered Surveyors were the valuers in the years
ended 31 December 2021 and 2020.

The valuations are based on:

* Information provided by the Group such as current rents, occupancy, operating costs, terms and conditions of leases
and nomination agreements, capital expenditure, etc. This information is derived from the Group’s financial systems
and is subject to the Group's overall control environment.

* Assumptions and valuation models used by the valuers - the assumptions are typically market related, such as yield
and discount rates. These are based on their professional judgement and market observation.

The information provided to the valuers - and the assumptions and the valuation models used by the valuers - are
reviewed by the Property Board and the CFO. This includes a review of the fair value movements over the year.
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The fair value of the Group’s wholly owned properties and the movements in the carrying value of the Group’s wholly
owned property portfolio during the year ended 31 December 2021 are shown in the table below.

2021
Investment
Investment Investment property
property property (under
(owned) (leased) development) Total
£m £m £m £m
At 1 January 2021 3,614.7 101.8 187.2 3,903.7
43.1 7.0 79.3 129.4

(228.2)
(401.1)

Carrying and market value at 31 December 2021

Total assets classified as held for sale at 31 December 2021 of £228.2 million (2020: £nil) comprised entirely investment
property (owned). Assets classified as held for sale are reported within the operations segment, and represents a
portfolio of properties intended to be sold within the next 12 months.

The fair value of the Group’s wholly owned properties and the movements in the carrying value of the Group’s wholly
owned property portfolio during the year ended 31 December 2020 are shown in the table below.

2020
Investment
Investment Investment property
property property (under
(owned) (leased) development) Total
£m £m £m £m
At 1 January 2020 3,406.9 110.4 411.8 3,929.1
Cost capitalised 25.0 2.6 87.6 115.2
Interest capitalised - - 4.6 4.6
Transfer from investment property under development 312.6 - (312.6) -
Transfer from work in progress - - - -
Disposals (9.8) - - (9.8)
Valuation gains 56.5 - 6.4 62.9
Valuation losses (176.5) (11.2) (10.6) (198.3)
Net valuation losses (120.0) (11.2) (4.2) (135.4)
Carrying and market value at 31 December 2020 3,614.7 101.8 187.2 3,903.7

Included within investment properties at 31 December 2021 are £28.8 million (2020: £29.7 million) of assets held under
along leasehold and £0.1 million (2020: £0.1 million) of assets held under short leasehold.

Total interest capitalised in investment properties (owned) and investment properties under development at

31 December 2021 was £57.4 million (2020: £52.2 million) on a cumulative basis. Total internal costs capitalised in
investment properties (owned) and investment properties under development was £74.3million at 31 December 2021
(2020: £66.8 million) on a cumulative basis.

Investment property (under development) includes interests in land not currently under construction totalling
£18.0 million (2020: £19.8 million).

207



208

THE UNITE GROUP PLC | Annual Report and Financial Statements 2021

NOTES TO THE FINANCIAL STATEMENTS continued

Section 3: Asset management continued

3.1 Wholly owned property assets continued
Recurring fair value measurement

All investment and development properties are classified as Level 3 in the fair value hierarchy.

2020

Class of asset £m

London - rental properties 1,137.0
pr|mereg|ona| S prope'r“t‘i“é; ,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,, 9493 .
MaJorregmnal S prope}‘{ikég ,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,, 12558 .
provmc|a| e . 2726 .
London_ Gevelopmant prope}'{'i‘é; ,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,, 1538 .
pr|mereg|ona| : deve|opmentmb“r8berties ,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,, 256 .
Majorregmnal - deve|opmentﬂb}‘§ﬁperties reerreresrercoscs R . ... 28 .

ment property (owned)

Investment property (leased)

Market value (including assets classified as held for sale)

Investment property (classified as held for sale) (228.2) -

Market value 3,516.9 3,903.7

The valuation technique for investment properties is a discounted cash flow using the following inputs: net rental income
estimated future costs, occupancy and property management costs.

r

Where the asset is leased to a university, the valuations also reflect the length of the lease, the allocation of maintenance
and insurance responsibilities between the Group and the lessee, and the market’s general perception of the lessee’s
creditworthiness.

The resulting valuations are cross-checked against the initial yields and the capital value per bed derived from actual
market transactions.

For development properties, the fair value is usually calculated by estimating the fair value of the completed property
(using the discounted cash flow method) less estimated costs to completion.

Fair value using unobservable inputs (Level 3)

2021 2020

£m £m

Opening fair value 3,903.7 3,929.1
Gains and (Iosses) recognised in income statement 1058 (135.4)
Transfer to current assets classified as held forsale - 2282 -
'Eg‘,_i,”i{;j”é;(pendiwre ,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,, 1367 ............................ 1198
D|$posa|s (4011) ............................. (98)

Closing fair value 3,516.9 3,903.7

Investment property (classified as held for sale) 228.2 -

Closing fair value (including assets classified as held for sale) 3,7451 3,903.7
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Quantitative information about fair value measurements using unobservable inputs (Level 3)
2021
Fair
value Valuation Weighted
£m technique Unobservable inputs Range average
London - 849.8 Discounted Net rental income (£ per week) £191-£373 £291
rental properties cash flows Estimated future rent increase (%) 3%-4% 4%
Discount rate (yield) (%) 3.7%-4.9% 3.9%
Prime regional - 992.9 Discounted Net rental income (£ per week) £144-£235 £191
rental properties cash flows Estimated future rent increase (%) 1%-4% 3%
Discount rate (yield) (%) 4.0%-6.3% 4.7%
Major regional - 1,263.6 Discounted Net rental income (£ per week) £62-£173 £131
rental properties cash flows Estimated future rent increase (%) 0%-4% 2%
Discount rate (yield) (%) 4.7%-7.0% 5.7%
Provincial - 2171 Discounted Net rental income (£ per week) £109-£188 £135
rental properties cash flows Estimated future rent increase (%) 1%-4% 3%
Discount rate (yield) (%) 5.1%-14.2% 7.0%
London - 249.9 Discounted Estimated cost to complete (Em) £34.0m-£177.3m £126.5m
development properties cash flows Net rental income (£ per week) £185-£382 £289
Estimated future rent increase (%) 3% 3%
Discount rate (yield) (%) 3.6% 3.6%
Prime regional - 48.4 Discounted Estimated cost to complete (Em) £7.1m-£64.3m £35.9m
development properties cash flows Net rental income (£ per week) £176-£258 £181
Estimated future rent increase (%) 3% 3%
Discount rate (yield) (%) 4.0% 4.0%
Major regional - 25.8 Discounted Estimated cost to complete (Em) £33.9m-£45.2m £42.1m
development properties cash flows Net rental income (£ per week) £171-£213 £172
Estimated future rent increase (%) 3% 3%
Discount rate (yield) (%) 5.0% 5.0%
3,647.4

Investment property 97.7 Discounted Net rental income (£ per week) £95-£185 £144
(leased) cash flows Estimated future rent increase (%) 3% 3%
Discount rate (yield) (%) 6.8% 6.8%

Fair value at
31 December 2021

3,7451
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Section 3: Asset management continued

3.1 Wholly owned property assets continued

2020

Fair value Valuation Weighted
£m technique Unobservable inputs Range average
London - 1,137.0 Discounted Net rental income (£ per week) £164-£370 £267
rental properties cash flows Estimated future rent increase (%) 2%-3% 3%
Discount rate (yield) (%) 3.9%-5.0% 4.0%
Prime regional - 949.3 Discounted Net rental income (£ per week) £140-£229 £169
rental properties cash flows Estimated future rent increase (%) 2%-3% 3%
Discount rate (yield) (%) 4.0%-6.2% 4.8%
Major regional - 1,255.8 Discounted Net rental income (£ per week) £82-£167 £132
rental properties cash flows Estimated future rent increase (%) 1%-3% 2%
Discount rate (yield) (%) 4.7%-7.0% 5.7%
Provincial - 272.6 Discounted Net rental income (£ per week) £87-£188 £136
rental properties cash flows Estimated future rent increase (%) 1%-3% 2%
Discount rate (yield) (%) 5.0%-13.8% 6.8%
London - 158.8 Discounted Estimated cost to complete (Em) £84.9m-£147.9m £114.9m
development properties cash flows Estimated future rent increase (%) 3% 3%
Discount rate (yield) (%) 4.0% 4.0%
Prime regional - 25.6 Discounted Estimated cost to complete (Em) £19.1m-£65.3m £40.8m
development properties cash flows Estimated future rent increase (%) 3% 3%
Discount rate (yield) (%) 4.3% 4.3%
Major regional - 2.8 Discounted Estimated cost to complete (Em) £45.5m £45.5m
development properties cash flows Estimated future rent increase (%) 3% 3%
Discount rate (yield) (%) - -

3,801.9
Investment property 101.8 Discounted Net rental income (£ per week) £129-£185 £147
(leased) cash flows Estimated future rent increase (%) 3% 3%
Discount rate (yield) (%) 6.8% 6.8%

Fair value at
31 December 2020

3,903.7
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rate (yield) will result in an increase in fair value. There are inter-relationships between these rates as they are partially

determined by market rate conditions. These two key sources of estimation uncertainty are considered to represent those

most likely to have a material impact on the valuation of the Group's investment property within the next 12 months as a
result of reasonably possible changes in assumptions used. The potential effect of such reasonably possible changes has
been assessed by the Group and is set out below:

+5% -5% +25 bps -25 bps

changein change in change in change in

Fair value at estimated estimated nominal nominal

31 December net rental net rental equivalent equivalent

2021 income income yield yield

Class of assets £m £m £m £m £m

Rental properties

London 849.8 892.0 807.9 798.9 908.0

Prime regional 992.9 1,046.7 949.7 948.4 1,053.8

Major regional 1,263.5 1,335.1 1,208.8 1,218.3 1,330.7

Provincial 21741 228.4 206.7 209.5 226.2
Development properties

London 2499 265.0 226.8 233.0 2731

Prime regional 48.4 53.6 44.5 44.8 53.9

Major regional 25.8 26.9 23.9 247 27.0

Market value 3,647.4 3,847.8 3,468.3 3,477.7 3,872.7

3.2 Inventories

Accounting policies

Inventories are shown at the lower of cost and net realisable value. Net realisable value is the estimated selling price
in the ordinary course of business less the estimated costs of completion and selling expenses. All costs directly
associated with the purchase of land, and all subsequent qualifying expenditure is capitalised.

2021 2020

£m £m

Interests in land 10.8 6.7
OtherstOCks rereeseserssessessressssensressssnsrssssssnsssssssseeses A 13 ................................. 21 .

Inventories 121 8.8

At 31 December 2021, the Group had interests in two pieces of land (2020: four pieces of land).
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Section 3: Asset management continued
3.3 Right of use assets and other non-current assets

Accounting policies
Leased assets

The Group assesses whether a contract is or contains a lease, at inception of the contract. The Group recognises a
right of use asset and a corresponding lease liability (see note 4.6a) with respect to all lease arrangements in which it
is the lessee. Right of use assets are initially measured at cost, which comprises a value set equal to the lease liability,
adjusted for prepaid or accrued lease payments and lease incentives. They are subsequently measured at this initial
value less accumulated depreciation and impairment losses.

Property, plant and equipment

Property, plant and equipment are stated at cost less accumulated depreciation and impairment losses. Property,
plant and equipment mainly comprise leasehold improvements at the Group's head office and London office as well as
computer hardware at these sites.

Depreciation is charged to the income statement on a straight-line basis over the estimated useful lives. Freehold land
is not depreciated. The estimated useful lives are as follows:
¢ Right of use assets Shorter of lease and economic life

e Property, plant and equipment 4-7 years

Intangible assets

Intangible assets predominantly comprise computer software which allows customers to book online and processes
transactions within the sales cycle. The expenditure capitalised includes the cost of materials, direct labour and an
appropriate proportion of overheads. The assets are amortised on a straight-line basis over four to seven years, being
the estimated useful lives of the intangible assets, from the date they are available for use. Amortisation is charged to
the income statement within operating expenses.

3.3a) Right of use assets

2021 2020
Buildings Other Total Buildings Other Total
£m £m £m £m £m £m
Cost
At1 Janu;‘ry """ 5.8 1.4 72 58 08 66 "
Addition; """ - 0.4 04 - 06 06
DisposaI; """ - (0.5) 05 - - -
At 31 December 5.8 1.3 71 5.8 1.4 7.2
Amortis;fion """ .
At1 Janu'c;a”ry """ (2.2) (0.7) 29 ©08 (0.3) (11)
Amortisé‘f‘ion charge for the year (0.7) (0.4) an a4 (0.4) (18) "
Disposalw """ - 0.5 05 A - B
At 31 December (2.9) (0.6) (3.5) (2.2) (0.7) (2.9)
Carrying value at 1 January 3.6 0.7 4.3 5.0 0.5 5.5
Carrying value at 31 December 2.9 0.7 3.6 3.6 0.7 4.3

The Group leases several assets including office equipment and vehicles. The average lease term is three years.
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Approximately 11% of the leases expired in the current financial year (2020: 42%). The expired contracts were replaced
by new leases for identical underlying assets. This resulted in additions to right of use assets of £0.4 million in 2021
(2020: £0.6 million).

The maturity analysis of lease liabilities is presented in note 4.6a.

Details of interest on lease liabilities and total cash outflows for leases are presented in notes 4.3 and 5.1.

3.3b) Other non-current assets

The Group's other non-current assets can be analysed as follows:

2021 2020
Property, Property,
plantand Intangible plant and Intangible
equipment assets Total equipment assets Total
£m £m £m £m £m £m
Cost
At 1 January 121 61.8 73.9 1.4 59.1 70.5
Additions 0.4 3.3 3.8 0.7 2.7 3.4
At 31 December 12.5 65.1 77.7 12.1 61.8 73.9
Depreciation and amortisation
At 1 January (9.2) (42.8) (52.0) (8.1) (36.4) (44.5)
Depreciation/amortisation charge
for the year (0.6) (6.1) (6.7) (1.1 (6.4) (7.5)
At 31 December (9.8) (48.9) (58.7) (9.2) (42.8) (52.0)
Carrying value at 1 January 2.9 19.0 21.9 3.3 227 26.0
Carrying amount at 31 December 2.7 16.2 18.9 2.9 19.0 21.9

Intangible assets include £0.8 million (2020: £1.1 million) of assets not being amortised as they are not yet ready for use.
Property, plant and equipment assets include £nil (2020: £0.1 million) of assets not being depreciated as they are not ready
for use. At 31 December 2021 the Group had capital commitments of £nil (2020: £0.1 million) relating to intangible assets
and £nil (2020: £0.3 million) relating to Property, plant and equipment.
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Section 3: Asset management continued

3.4 Investments in joint ventures (Group)

Accounting policies

Joint ventures are those entities over whose activities the Group has joint control, established by contractual
agreement. The consolidated financial statements include joint ventures initially at cost subsequently, increased or
decreased by the Group's share of total gains and losses of joint ventures on an equity basis. Interest free joint venture
investment loans are initially recorded at fair value - the difference between the nominal amount and fair value

being treated as an investment in the joint venture. The implied discount is amortised over the contracted life of the
investment loan.

The Directors consider that the agreements integral to its joint ventures result in the Group having joint control
over the key matters required to operate the joint ventures. A significant degree of judgement is exercised in this
assessment due to the complexity of the contractual arrangements.

USAF and LSAV are jointly owned entities that are accounted for as joint ventures. Due to the complexity of the
contractual arrangements and Unite’s role as manager of the joint venture vehicles, the assessment of joint control
following changes to accounting standards (IFRS 10) involves judgements around a number of significant factors. These
factors include how Unite as fund manager has the ability to direct relevant activities such as acquisitions, disposals,
capital expenditure for refurbishments and funding whether through debt or equity. This assessment for USAF is
complex because of the number of unitholders and how their rights are represented through an Advisory Committee.
For some of the activities it is not clear who has definitive control of the activities: in some scenarios the Group can
control, in others the Advisory Committee. However, for the activities which are considered to have the greatest impact
on the returns of USAF, acquisitions and equity financing, it has been determined that the Group and the Advisory
Committee has joint control in directing these activities and that on balance, it is appropriate to account for USAF as a
joint venture. The assessment for LSAV is more straightforward because the Group and GIC each own 50% of the joint
venture and there is therefore much clearer evidence that control over the key activities is shared by the two parties.

The Group has two joint ventures:

Group’s share of

assets/results 2021 Legal entity in which
Joint venture (2020) Objective Partner Group has interest
The UNITE UK Student 23.4%* (23.4%) Invest and operate Consortium of UNITE UK Student
Accommodation Fund student accommodation investors Accommodation Fund,
(USAF) throughout the UK aJersey Unit Trust
London Student 50% (50%) Operate student GIC Real Estate Pte, LSAV Unit Trust, a Jersey Unit
Accommodation accommodation Ltd Real estate Trust and LSAV (Holdings) Ltd,
Venture (LSAV) in London and investment vehicle incorporated in Jersey

Birmingham of the Government

of Singapore

*

Part of the Group's interest is held through a subsidiary, USAF (Feeder) Guernsey Limited, in which there is an external investor. A non-
controlling interest therefore occurs on consolidation of the Group’s results representing the external investor’s share of profits and
assets relating to its investment in USAF. The ordinary shareholders of The Unite Group PLC are beneficially interested in 22.0% (2020:
22.0%) of USAF.
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The summarised balance sheets and results for the year, and the Group’s share of these joint ventures are as follows:

2021
USAF LSAV Total
£m £m £m
Gross MI Share Gross Share Gross Share
Investment property 2,867.4 39.3 631.9 1,819.0 909.5 4,686.4 1,580.7
Cashu H ) 106.2 1.5 ‘ 23.4 45.4 ‘ 22.7 151.6 47.6
Debtu (912.1) (12.5) (201.0) (673.0) (336.5) "'(‘1,585.1) (550.0)
Swap"assets/u(liabiliti‘es) 0.5 - 0.1 H (0.2) (0.1) 0.3 -
Othe; currenut asseté ‘ 106.6 1.5 23.5 22.0 11.0 ‘ 128.6 36.0
Othe; currer{t Iiabiligies H (211.5) (3.5) (46.6) (40.2) (20.1) H (251.7) (70.2)
Net assets 1,9571 26.3 431.3 1,173.0 586.5 3,130.1 1,044.1
Non-'c;ontrollkl:ng intéfest - (26.3) - - ‘ - - (26.3)
SwapH(Iiabilit'i‘es)/ass'éts (0.5) - (0.1) 0.2 0.1 (0.3) -
EPRA NTA 1,956.6 - 431.2 1,173.2 586.6 3,129.8 1,017.8
Profit for the year 146.9 21 34.2 172.2 86.1 319.1 122.4
2020
USAF LSAV Total
£m £m £m
Gross MI Share Gross Share Gross

Investment property 2,798.3 38.3 616.7 1,323.6 661.8 4121.9

Cashu N - 697 10 154 746 373 144.3

Debtﬂ """"""""""""""" ©127) 125 2011 (536.4) 268.2) ‘('i,449.1)
Swapk‘liabilitiés """"""""""""""" . R . 12 06 (1.2)

Othe; currer{t asseté """""""""""""" 0 - 02 04 02 1.4

Othe; currenut Iiabiligies """"""""""""""" ©.0 as 13.4) @9.2) 246) (110.2)

Net assets 1,895.3 25.3 417.8 811.8 405.9 2,7071
Non—éontroll}ng intéfest """"""""""""""" A 253 I A A -
Swapuliabilitiés H - - - 12 06 1.2

EPRA NTA 1,895.3 - 417.8 813.0 406.5 2,708.3

(Loss)/profit for the year (42.6) (0.8) (11.1) 0.6 0.3 (42.0) (11.6)

Net assets and profit/(loss) for the year above include the non-controlling interest, whereas EPRA NTA excludes the non-

controlling interest.

USAF and LSAV use derivatives to hedge their borrowings. These derivatives are designated in cash flow hedge
relationships which are considered to be fully effective. The share of joint venture mark to market movements on hedging
instruments is recognised in Group’s Other Comprehensive Income within the share of joint venture mark to market
movements on hedging instruments. The total notional value of borrowings in hedge relationships at 31 December 2021

is £225.0 million (2020: £225.0 million). See note 4.5 for further details.
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Section 3: Asset management continued

3.4 Investments in joint ventures (Group) continued
3.4b) Movement in carrying value of the Group’s investments in joint ventures

The carrying value of the Group’s investment in joint ventures increased by £195.1 million during the year ended
31 December 2021 (2020: £26.2 million decrease), resulting in an overall carrying value of £1,044.1 million (2020:
£849.0 million).

The following table shows how the increase has arisen.

Recognised in the income statement:

Carrying value at 1 January 849.0 875.2

Carrying value at 31 December 1,044.1 849.0

3.4c) Transactions with joint ventures

The Group acts as asset and property manager for the joint ventures and receives management fees in relation to
these services.

In addition, the Group is entitled to performance fees from USAF and LSAV if the joint ventures outperform certain
benchmarks. The Group receives either cash or an enhanced equity interest in the joint ventures as consideration for
the performance fee. The Group has recognised the following gross fees in its results for the year.

2021 2020

£m £m

USAF 15.2 13.5
|_5AV ,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,, 39 ................................. 6 6 .

Asset and property management fees 1941 201
LSAVperformance s 419 ............................... 1 14 .

Investment management fees 41.9 1.4

Total fees 61.0 31.5

On an EPRA basis, fees from joint ventures are shown net of the Group’s share of the cost to the joint ventures.
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The Group's share of the cost to the joint ventures is £3.2 million (2020: £6.1 million), which results in management fees
from joint ventures of £15.9 million being shown in the Operating segment result in note 2.2a (2020: £14.0 million).

Investment management fees are included within the unallocated to segments section in note 2.2a.

During 2021, the Group sold two properties to LSAV for gross proceeds of £341.9 million. Both properties had been held
on balance sheet as investment property within non-current assets. The proceeds and carrying value of the property are
therefore recognised in profit on disposal of property and the cash flows in investing activities. The profits relating to the
sales, associated disposal costs and related cash flows are set out below:

Profit and loss

2021 2020

£m £m

Included in loss on disposal of property (net of joint venture trading adjustment) 6.6 -

Loss on disposal of property 6.6 -
Cash flow

2021 2020

£m £m

Gross proceeds 341.9 -

Lessamounts settled by transferof property ( 994) .......................... -
Net cash flows included in cash flows from investing activities 242.5 -

As part of the disposal of properties to LSAV, the Group received an additional investment in the joint venture as non-cash
consideration totalling £104.0 million (before costs of £4.6 million), and the settlement of the LSAV performance fee also
resulted in a non-cash increase in its investment value of £53.6 million. The Group's relative interest in the joint venture
remained unchanged.

The Group did not sell any properties to USAF or LSAV in 2020.
3.5 Investments in subsidiaries (Company)

Accounting policies

In the financial statements of the Company, investments in subsidiaries are held at fair value. Changes in fair value are
recognised in profit or loss and presented in retained earnings in equity.

Carrying value of investment in subsidiaries
The movements in the Company'’s interest in unlisted subsidiaries and joint ventures during the year are as follows:

Investment in subsidiaries

2021 2020

£m £m

At 1 January 1,826.7 2,213.7
Addmons ,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,, R -
Revaluauon ,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,, 3 168 ........................... (3870) -

At 31 December 2,143.5 1,826.7

The carrying value of investment in subsidiaries has been calculated using the equity attributable to the owners of

the parent company from the consolidated balance sheet adjusted for the fair value of fixed rate loans. This includes
investment property, investment property under development and swaps at a fair value calculated by a third party expert.
All investment properties and investment properties under development are classified as Level 3 in the IFRS 13 fair value
hierarchy and have been discussed on page 208. The fixed rate loans range between Level 1 and Level 2 in the IFRS 13 fair
value hierarchy and have been discussed further on page 219.

Significant assumptions underlying the valuation of investment in subsidiaries are valuation of investment property and
investment property under development, together with the value of borrowings and inter-company debt.

A full list of the Company'’s subsidiaries and joint ventures can be found in note 9.
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The Group finances its development and investment activities through a mixture of retained earnings,
: borrowings and equity. The Group continuously monitors its financing arrangements to manage its gearing.

Interest rate swaps are used to manage the Group'’s risk to fluctuations in interest rate movements.

The following pages provide disclosures about the Group’s funding position, including borrowings, gearing and
hedging instruments; its exposure to market risks; and its capital management policies.

Accounting policies

Financial instruments

Financial assets and financial liabilities are recognised in the Group's balance sheet when the Group becomes a party
to the contractual provisions of the instrument.

Financial assets and financial liabilities are initially measured at fair value, less any attributable transaction costs,
and subsequently at amortised cost.

With the exception of investments in subsidiaries and derivative financial instruments, no other financial
assets or liabilities have been classified as either fair value through profit or loss or fair value through other
comprehensive income.

The accounting policies applicable to specific financial assets and liabilities, and financing costs, are set out in
the relevant notes.

Impairment of financial assets

The Group recognises a loss allowance for expected credit losses on trade receivables.
The accounting policy is set out in full in note 5.2.

Derivative financial instruments

The Group enters into derivative financial instruments to manage its exposure to interest rate risk. Further details
of derivative financial instruments, including the relevant accounting policies, are disclosed in notes 4.2 and 4.5.

4.1 Borrowings

Accounting policies

Interest bearing borrowings are recognised initially at fair value, less attributable transaction costs. Subsequent to initial
recognition, interest bearing borrowings are stated at amortised cost with any difference between cost and redemption
value being recognised in the income statement over the period of the borrowings on an effective interest basis.

The table below analyses the Group’s borrowings which comprise bank and other loans by when they fall due for payment:

Group - Carrying value Company - Carrying value
2021 2020 2021 2020
£m £m £m £m

Current

795.9

719.0 568.6 420.9 270.7

1,138.2 1,661.8 542.2 1,066.6
23.8 28.1 - -
Total borrowings 1,162.0 1,689.9 542.2 1,066.6

In addition to the borrowings currently drawn as shown above, the Group has available undrawn facilities of £325.0 million
(2020: £50.0 million). A further overdraft facility of £10.0 million (2020: £10.0 million) is also available.
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During the year to 31 December 2020 the Group repaid all of its secured borrowings, retaining only unsecured borrowing

at 31 December 2021 and 31 December 2020.

The carrying value and fair value of the Group’s borrowings is analysed below:

2021 2020
Carrying Carrying
value Fair value value Fair value
Group £m £m £m £m
Level 1 IFRS fair value hierarchy 898.8 936.7 9031 932.2
Other loans and unamortised arrangement fees 263.2 263.2 786.8 786.8
Total borrowings 1,162.0 1,199.9 1,689.9 1,719.0
2021 2020
Carrying Carrying
value Fair value value Fair value
Company £m £m £m £m
Level 1 IFRS fair value hierarchy 425.0 439.0 279.8 312.9
Other loans and unamortised arrangement fees 117.2 117.2 786.8 786.8
Total borrowings 542.2 556.2 1,066.6 1,099.7

The fair value of loans classified as Level 1 in the IFRS fair value hierarchy is determined using quoted prices in active

markets for identical liabilities.

The following table shows the changes in liabilities arising from financing activities:

2021
At1 At 31
January Financing Fair Value Other December
Group 2021 cashflows adjustments changes 2021
Borrowings 1,689.9 (563.8) (4.3) 40.2 1,162.0
Leasellabllltles """"" 101.1 (13.2) - 8.9 96.8 .
Interestrateswaps 23.6 (3.1) (23.9) 0.9 (2.5) .
Total liabilities from financing activities 1,814.6 (580.1) (28.2) 50.0 1,256.3
Company
Borrowmgs """"""""" 1,066.6 (550.8) (0.8) 27.2 542.2 .
Interest rate swaps 23.6 3.1) (23.9) 0.9 2.5)
Total liabilities from financing activities 1,090.2 (553.9) (24.7) 28.1 539.7
2020
At1 At 31
January Financing Fair Value Other December
Group 2020 cashflows adjustments changes 2020
Borrowings 1,567.6 52.1 (4.3) 74.5 1,689.9
Lease liabilities 1048 a3y - 04 1011
Interest rate swaps 76 s 175 - 236
Total liabilities from financing activities 1,680.0 375 13.2 83.9 1,814.6
Company
Borrowmgs """"""""" H 442.2 H 2075 (0.7) H a76 10666
Interest rate swaps 76 s 175 - 236
Total liabilities from financing activities 449.8 206.0 16.8 417.6 1,090.2
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4.2 Interest rate swaps

The Group uses interest rate swaps to manage the Group's exposure to interest rate fluctuations. In accordance with the
Group's treasury policy, the Group does not hold or issue interest rate swaps for trading purposes and only holds swaps
which are considered to be commercially effective. The derivatives of the Company are the same as those of the Group,
and the hedge accounting disclosures in note 4.5a are also relevant for the Company.

Accounting policies

Interest rate swaps are recognised initially and subsequently at fair value, with mark to market movements recognised
in the income statement unless cash flow hedge accounting is applied.

The Group designates certain interest rate derivatives as hedging instruments. The interest rate swap is designated

as the hedging instrument in a hedge of the variability in cash flows attributable to the interest risk of borrowings. At
inception the Group documents the relationship between the hedging instrument and the hedged item, along with the
risk management objectives and its strategy for undertaking various hedge transactions.

Furthermore, at the inception of the hedge and on an ongoing basis, the Group documents whether the hedging
instrument is effective in offsetting changes in fair values or cash flows of the hedged item attributable to the hedged
risk, which is when the hedging relationships meet all of the following hedge effectiveness requirements:

e thereis an economic relationship between the hedged item and the hedging instrument;
¢ the effect of credit risk does not dominate the value changes that result from that economic relationship; and

¢ the hedge ratio of the hedging relationship is the same as that resulting from the quantity of the hedged item that
the Group actually hedges and the quantity of the hedging instrument that the Group actually uses to hedge that
quantity of hedged item.

The effective portion of changes in fair value of the interest rate swap is recognised in Other comprehensive income
and presented under the heading of Hedging reserve in equity, limited to the cumulative change in fair value of the
hedged item from inception of the hedge. Any ineffective portion of changes in the fair value of the interest rate

swap is recognised immediately in profit or loss. Amounts previously recognised in other comprehensive income and
accumulated in equity are reclassified to profit or loss in the periods when the hedged item affects profit or loss, in the
same line as the recognised hedged item. If the Group expects that some or all of the loss accumulated in the hedging
reserve will not be recovered in the future, that amount is immediately reclassified to profit or loss.

The Group discontinues hedge accounting only when the hedging relationship (or a part thereof) ceases to meet the
qualifying criteria. This includes instances when the hedging instrument expires or is sold, terminated or exercised.
The discontinuation is accounted for prospectively. Any gain or loss recognised in Other comprehensive income and
accumulated in the hedging reserve at that time remains in equity and is reclassified to profit or loss when the forecast
transaction occurs. When a forecast transaction is no longer expected to occur, the gain or loss accumulated in the
hedging reserve is reclassified immediately to profit or loss.

The fair value of interest rate swaps is the estimated amount that the Group would receive or pay to terminate the
swap at the balance sheet date, taking into account current interest rates and the current creditworthiness of the
swap counterparties.

The following table shows the fair value of interest rate swaps which at 31 December 2021 are not designated in
accounting hedge relationships:

2021 2020

£m £m

Current (2.5) 5.8
Noncurrent ,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,, R 178 .

Fair value of interest rate swaps (2.5) 23.6

The fair value of interest rate swaps (a debit balance in 2021 and a credit balance in 2020) have been calculated by a
third party expert, discounting estimated future cash flows on the basis of market expectations of future interest rates,
representing Level 2 in the IFRS 13 fair value hierarchy. At 31 December 2021 the net current asset fair value above
comprises assets of £6.1 million offset by liabilities of £3.6 million (2020: all liabilities).
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4.3 Net financing costs

Accounting policies

Net financing costs comprise interest payable on borrowings and interest on lease liabilities, less interest receivable on
funds invested (both calculated using the effective interest rate method) and gains and losses on hedging instruments
that are recognised in the income statement.

2021 2020
Recognised in the income statement: £m £m
Interestincome - (5.6)
Finance income - (5.6)
Grossmterest e |oa“r'1”_<‘, ,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,, 437 .............................. 508 .
|nterestcap|ta||5ed (52) ............................. (45)
'Amortisation of fair value of debt recognised on acquisition @y 3)
Loan interest and similar charges 34.2 41.9
|ntereston T 85 S 83 -
Marktomarket changes on |nterest rateswaps (109) ....................... 5 8 .
“g&\./;bﬁga'aﬁr‘wcellation fair value sé&'l‘ér‘nents and loan break‘ga;t; ............................................... 42 ........................ 301 .
Finance costs 36.0 86.6
Net financing costs 36.0 81.0

The average cost of the Group’s wholly owned investment debt for the year ended 31 December 2021 is 3.0% (2020: 3.2%).
The overall average cost of investment debt on an EPRA basis is 3.0% (2020: 3.2%).

4.4 Gearing

LTV is a key indicator that the Group uses to manage its indebtedness. The Group also monitors gearing, which is
calculated using EPRA net tangible assets (NTA) and net debt. Net debt excludes IFRS 16 lease liabilities, the unamortised
fair value of debt recognised on acquisition and mark to market of interest rate swaps as shown below.

The Group's gearing ratios are calculated as follows:

2021 2020

Note £m £m

Cash and cash equivalents 5.1 109.4 338.3
Current borrowings 4.1 - _

ase liabilities 4.6a

..‘I;‘J"r;;a‘mortised fé'i‘l: value of dégt recognise&ﬁbn acquisit'ig‘n """""" 2.3c 23.8 o 281 .
Adjusted net debt (1,026.3) (1,347.1)
Reported net assetvalue 2.3c 3,527.8 3,234.9

EPRA R s R 3 5322 . 32662 .

“E;;;ring .....................................................................................................................

BaS|c (net debt)l;éported neut;sset value) 33% ........................ 46% .

Adjusted gearing (adjusted net debt/EPRANTA) 29% 0 41%

Loan to value 2.3a 29% 34%
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4.5 Financial risk factors

The Group's activities expose it to a variety of financial risks: market risks (primarily interest rate risk), credit risk and
liquidity risk. The Group's treasury policy focuses on the unpredictability of financial markets and seeks to minimise
potential adverse effects on the Group's financial performance. Details on credit risk can be found in note 5.3.

4.5a) Interest rate risk

The Group is exposed to interest rate risk because entities in the Group borrow funds at both fixed and floating interest
rates. The risk is managed by the Group by maintaining an appropriate mix between fixed and floating rate borrowings, and
by the use of interest rate swap contracts and forward interest rate contracts. Hedging activities are evaluated regularly to
align with interest rate views and defined risk appetite; ensuring the most cost-effective hedging strategies are applied.

The Group's exposures to interest rates on financial assets and financial liabilities are detailed in the liquidity risk
management section of this note.

The Group holds its debt finance under both floating and fixed rate arrangements. The majority of floating debt is hedged
through the use of interest rate swap agreements. The Group's policy guideline has been to hedge 75%-95% of the
Group's exposure for terms of approximately two to ten years.

At 31 December 2021, after taking account of interest rate swaps, 89% (2020: 70%) of the Group'’s borrowing was held at
fixed rates. Excluding the £nil (2020: £250.0 million) of swaps and caps the fixed investment borrowing is at an average
rate of 3.1% (2020: 3.2%) for an average period of 6.4 years (2020: 6.8 years), including all debt with current or forward
starting swaps the average rate is 3.0% (2020: 3.2%).

Under interest rate swap contracts, the Group agrees to exchange the difference between fixed and floating rate interest
amounts calculated on agreed notional principal amounts. Such contracts enable the Group to mitigate the risk of
changing interest rates upon the issuance of forecast fixed rate debt held and the cash flow exposures on the issued
variable rate debt held. The fair value of interest rate swaps at the reporting date is determined by discounting the

future cash flows using the curves at the reporting date and is disclosed below. The average interest rate is based on the
outstanding balances at the end of the financial year.

As the critical terms of the hedge contracts and their corresponding hedged items are the same, the Group performs a
qualitative assessment of effectiveness and it is expected that the value of the interest rate swap contracts and the value
of the corresponding hedged items will systematically change in opposite direction in response to movements in the
underlying interest rates. The main source of hedge ineffectiveness in these hedge relationships has historically been the
effect of the counterparty and the Group’s own credit risk on the fair value of the hedge contracts, which is not reflected
in the fair value of the hedged item attributable to the change in interest rates. No other sources of ineffectiveness
emerged from these hedging relationships. However, changes in anticipated draw down of debt in 2022 as a result of
planned property disposals have meant that the hedged items were no longer expected to occur. As the result the hedge
relationships were discontinued from 1 July 2021. Subsequent changes in fair value of the derivatives of £10.0 million were
recognised directly in profit loss. The amount accumulated in cash flow hedge reserve was reclassified to profit and loss.

The Group holds interest rate swaps and caps at 31 December 2021 against £nil (2020: £250.0 million) of the Group'’s
borrowings, in designated in effective hedge relationships. The fair value of these instruments is net asset of £2.5 million
(2020: £23.6 million). These instruments will mature within next 12 months.

The following tables provide information in respect of accounting hedge relationships that were in place until
30 June 2021.

Hedging instruments

Applicable
interest rates Nominal amount Carrying amount Change in fair value
2021 2020 2021 2020 2021 2020 2021 2020
% % £m £m £m £m £m £m
Within one year - 1.6 - - - (5.8) 5.0 (5.8)
Between one and two years - 0.1 - 250.0 - (4.2) 2.5 4.2)
Between two and five years - - - - - - - 2.5

More than five years - 1.6 - 50.0 - (13.6) 8.6 (8.5)
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Hedged items

Hedging reserve - Hedging reserve -

Nominal amount Change in value continuing discontinued*
2021 2020 2021 2020 2021 2020 2021 2020
£m £m £m £m £m £m £m £m
Variable rate borrowings - 300.0 (16.2) 12.8 - (15.8) 1.6 1.8

* Balance in cash flow hedging reserve representing the unamortised value of the realised swap gain from hedging relationship for which

hedge accounting is no longer applied.

At 1July 2021 all of the previously effective Group hedges were de-designated as hedge relationships following changes in
the anticipated timing of debt draw down requirements, and subsequently £10.0 million of swap charges were recognised
in the income statement.

The following table details the effectiveness of the hedging relationship and the amounts reclassified from hedging
reserve to profit or loss:

Reclassified Reclassified
Hedge to P&L - to P&L -
Changes in OCIl ineffectiveness discontinued continuing
2021 2020 2021 2020 Lineitemin 2021 2020 2021 2020 Lineitemin
£m £m £m £m P&L £m £m £m £m P&L
Mark to market Mark to market
Variable rate 16.2 (12.8) _ (3.3) movements on (1.1) 23 _ _ movements on

borrowings interest rate

swaps

interest rate
swaps

The interest rate swaps settle on a monthly basis. The floating rate on the interest rate swaps is one-month SONIA (2020:
LIBOR). The Group will settle the difference between the fixed and floating interest rate on a net basis.

In previous years, all interest rate swap contracts exchanging floating rate interest amounts for fixed rate interest
amounts have been designated as cash flow hedges to reduce the Group’s cash flow exposure resulting from variable
interest rates on borrowings. At the end of the current year, the Group has no cash flow hedges in hedge relationships.
The interest rate swaps and the interest payments on the loan occur simultaneously and the amount accumulated in
equity is reclassified to profit or loss over the period that the floating rate interest payments on debt affect profit or loss.

The sensitivity analyses below have been determined based on the exposure to interest rates for both derivative and
non-derivative instruments as at 31 December 2021. For floating rate liabilities, the analysis is prepared assuming the
amount of liability outstanding at the reporting date was outstanding for the whole year. A 1% increase or decrease is
used when reporting interest rate risk internally to key management personnel and represents management'’s assessment
of the reasonably possible change in interest rates.

If interest rates had been 1% higher and all other variables were held constant the Group's loss for the year ended
31 December 2021 would increase by £4.0 million (2020: £8.0 million). The Group's sensitivity to interest rates has
decreased mainly due to the lower amount of unhedged floating rate debt in place during the year.

Phase 2 IBOR reform

During the year the Group transitioned its floating rate debt and derivative hedging instruments from LIBOR to Sterling
Overnight Interbank Average rate (SONIA). In doing so the Group adopted Interest Rate Benchmark Reform - IBOR ‘phase 2’
(Amendments to IFRS 9, IAS 39, IFRS 7 and 16) and chose to use the practical expedent introduced by the amendments. The
practical expedient allows the effect of the transition relating solely to the lending rate change when borrowings have been
replaced not to be shown as a derecognition of an old instrument and recognition of a new instrument and therefore has
mitigated recognition of any gains or losses in total comprehensive income in the year.
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4.5 Financial risk factors continued
4.5b) Credit risk on financial instruments

In order to minimise credit risk, the Group has adopted a policy of only dealing with creditworthy counterparties and
obtaining sufficient collateral, where appropriate, as a means of mitigating the risk of financial loss from defaults.

The Group only transacts with entities that are rated the equivalent of investment grade and investments in these
instruments, where the counterparties have minimum A- credit rating, are considered to have low credit risk for the
purpose of impairment assessment. The credit rating information is supplied by independent rating agencies where
available and, if not available, the Group uses other publicly available financial information including CDS price and its
own trading records to rate its major customers. The Group’s exposure and the credit ratings of its counterparties are
continuously monitored and the aggregate value of transactions concluded is spread amongst approved counterparties in
line with Board policy.

Before accepting any new customer, the finance team uses external credit ratings to assess the potential customer’s credit
quality and defines credit limits by customer. Monitoring procedures are also in place to ensure that follow-up action is
taken when ratings deteriorate. The Group does not hold any credit enhancements to cover its credit risks associated with
its financial assets.

The Group considers the following as constituting an event of default for internal credit risk management purposes as
historical experience indicates that financial assets that meet either of the following criteria are generally not recoverable;

* when thereis a breach of financial covenants by the debtor; or

* information developed internally or obtained from external sources indicates that the debtor is unlikely to pay its
creditors, including the Group, in full (without taking into account collateral held by the Group).

Details of the credit quality of the Group'’s financial assets as well as the Group’s maximum exposure to credit risk by
credit risk rating grades are set out on note 5.3.

4.5¢) Liquidity risk

Liquidity risk is the risk that the Group will not be able to meet its financial obligations as they fall due.

Ultimate responsibility for liquidity risk management rests with the Board of Directors, which has established an
appropriate liquidity risk management framework for the management of the Group’s short, medium and long-term
funding and liquidity management requirements. The Group manages liquidity risk by maintaining adequate reserves,
banking facilities and reserve borrowing facilities, by continuously monitoring forecast and actual cash flows, and by
matching the maturity profiles of financial assets and liabilities. Details of additional undrawn facilities that the Group has
at its disposal to further reduce liquidity risk are set out below.

For development activities, the Group has a policy of raising substantially the full amount of equity required for each
development before drawing debt against the development. The funding requirements of developments are therefore
secured at the outset of works.

The Group has the following financial instruments which impact the liquidity risk of the Group either now or in the future:

Financial assets including interest rate swaps, trade receivables, amounts due from joint ventures, other receivables
and cash.

Financial liabilities including borrowings, lease liabilities, interest rates swaps, trade payables, retentions on construction
contracts for properties, other payables and accrued expenses.

The following tables detail the Group’s remaining contractual maturity for its non-derivative financial liabilities with
agreed repayment periods. The tables have been drawn up based on the undiscounted cash flows of financial liabilities
based on the earliest date on which the Group can be required to pay.

The contractual maturity is based on the earliest date on which the Group may be required to pay.
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2021
Weighted
average
effective
interest Less than 1-3 3 months 1-5 5+ Carrying
rate 1month months -1year years years Total amount
% £m £m £m £m £m £m £m
Variable interest rate
instruments 2.0%
Fixed interest rate
i 3.1%
4.2%
Trade and other payables n/a - 130.6 - - - 130.6
Total 1.3 136.5 40.2 600.0 880.6 1,658.6 1,389.4
2020
Weighted
average
effective
interest Less than 1-3 3 months 1-5 5+ Carrying
rate 1month months -1year years years Total amount
% £m £m £m £m £m £m £m
Variable interest rate
instruments 1.7 1.1 2.3 10.2 810.2 - 823.8 793.1
Fixed interest rate
instruments

Trade and other payables n/a - 91.0 - - - 91.0 91.0

Total 1.8 98.1 45.7 1,273.0 743.0 2,161.5 1,882.0

The Company has £133.1 million of variable rate borrowings with weighted average rate of 2.0% and £1,233.7 million
of fixed rate borrowings with weighted average rate of 3.1%. The maturity of the Company’s borrowings is disclosed in
note 4.1.

The Group has access to financing facilities as described below, of which £335.0 million were unused at the reporting date
(2020: £60.0 million). The Group expects to meet its other obligations from operating cash flows.

2021 2020
£m £m
ured bank overdraft facility, reviewed annually and payable at call:

f used ‘ - . -
- amodaf unused 100 10.0 .

10.0 10.0

Unsecured committed bank loan facilities which may be extended by mutual agreement:

—amount used 1250 500.0 .
—amountunused 3250 50.0

450.0 550.0
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4.5 Financial risk factors continued
4.5d) Covenant compliance

The Group monitors its covenant position and the forecast headroom available on a monthly basis. At 31 December 2021,
the Group was in full compliance with all of its borrowing covenants.

The Group'’s unsecured borrowings carry several covenants. The covenant regime is IFRS based and gives the
Group substantial operational flexibility, allowing property acquisitions, disposals and developments to occur with
relative freedom.

2021 2020

Covenant Actual Covenant Actual

Gearing

Interest cover

The Group also has bonds which carry several covenants which the Group was also in full compliance with as set

out below.
2021 2020
Weighted Weighted Weighted Weighted
covenant actual covenant actual
Net gearing

Interest cover
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4.6 Leases
4.6a) Lease liabilities

Accounting policies

The Group assesses whether a contract is or contains a lease, at inception of the contract. The Group recognises a right
of use asset (see note 3.1a) and a corresponding lease liability with respect to all lease arrangements in which itis the
lessee.

The lease liability is initially measured at the present value of the lease payments that are not paid at the
commencement date, discounted by using the Group’s incremental borrowing rate (since the rate implicit in the leases
cannot be readily determined) of 4.17%.

The lease liability is presented as a separate line in the consolidated balance sheet.

The lease liability is subsequently measured by increasing the carrying amount to reflect interest on the lease liability
(using the effective interest method) and by reducing the carrying amount to reflect the lease payments made.

The Group remeasures the lease liability whenever:

* The lease term has changed, in which case the lease liability is remeasured by discounting the revised lease
payments using a revised discount rate.

* The lease payments change due to changes in an index, in which cases the lease liability is remeasured by
discounting the revised lease payments using an unchanged discount rate (unless the lease payments change is
due to a change in a floating interest rate, in which case a revised discount rate is used).

¢ Alease contract is modified and the lease modification is not accounted for as a separate lease, in which case
the lease liability is remeasured based on the lease term of the modified lease by discounting the revised lease
payments using a revised discount rate at the effective date of the modification.

The Group did not make any such adjustments during the period presented.

Undiscounted cash flows Carrying value
2021 2020 2021 2020
Lease liabilities £m £m £m £m

Analysed as:

Non-current o 967 .
current a4
Total lease liability 96.8 101.1
Lease Iiapjlity ma’;yrity apﬂalysis """ o

4.4

,,,,,,,,,,,,,,,, .13.7. N a4 i o
Onwards 94.2 107.8 66.2 73.7
Total 161.1 173.9 96.8 1011

The Group does not face a significant liquidity risk with regard to its lease liabilities. Lease liabilities are monitored within
the Group's treasury function.



228

THE UNITE GROUP PLC | Annual Report and Financial Statements 2021

NOTES TO THE FINANCIAL STATEMENTS continued

Section 4: Funding continued

4.6 Leases continued
4.6b) Lease receivables

The Group accounts for its tenancy contracts offered to commercial and individual tenants as operating leases.
Operating lease contracts with universities contain RPI uplifts and market review clauses.
The lessee does not have an option to purchase the property at the expiry of the lease period.

Maturity analysis of operating lease receivables

The future minimum lease payments receivable under non-cancellable operating leases are as follows:

2021 2020
£m £m
194.1 169.8

Onwards

Total

4.7 Capital management

The capital structure of the Group consists of shareholders’ equity and adjusted net debt, including cash held on deposit.
The Group's equity is analysed into its various components in the Statement of Changes in Equity. The components and
calculation of adjusted net debt is set out in note 4.4. Capital is managed so as to continue as a going concern and to promote
the long-term success of the business and to maintain sustainable returns for shareholders and joint venture partners.

The Group uses a number of key metrics to manage its capital structure:

¢ net debt (note 4.4)
* gearing (note 4.4)
e LTV (note 2.3a)

* weighted average cost of investment debt (note 4.5a)

In order to manage levels of adjusted gearing over the medium term, the Group seeks to deliver NAV growth and to
recycle capital invested in lower performing assets into new assets and property developments. £403.1 million of property
assets were sold in 2021 and we plan to sell £200-£250 million of property during 2022. The Group targets a yield on

cost of approximately 7% from investments in its development and University partnerships pipeline. The Group does not
commit to developing new sites until sufficient equity and funding to fulfil the full cost of the development is secure.

The Board monitors the ability of the Group to pay dividends out of available cash and distributable profits. Based on
the assumption that no shareholders take up the scrip dividend, the full year dividend will be covered by operating cash
flows. The full year dividend is expected to be £62.3 million compared to operating cash flow of £171.3 million.



FINANCIAL OTHER 279
STRATEGIC REPORT GOVERNANCE STATEMENTS INFORMATION

4.8 Equity

Accounting policies

Ordinary shares are classified as equity. External costs directly attributable to the issue of new shares, other than on
a business combination, are shown as a deduction, net of tax, in equity from the proceeds. Share issue costs incurred
directly in connection with a business combination are deducted from the proceeds of the issue.

The Company'’s issued share capital has increased during the year as follows:

2021 2020

Ordinary Share Ordinary Share
Called up, allotted and fully paid No. of shares Premium No. of shares Premium
ordinary shares of £0.25p each shares £m £m shares £m £m
At 1 January 398,170,432 99.5 2,160.3 363,591,882 90.9 1,874.9
Sharesissued (placing) - - - 34502872 8.6 2851
Shares ISSUEd (Scrip d|V|dend) """"" ;89,927 """" 02 (0.2) """""" I - — )
Shares iS';L'J‘ed (option';éxercised) """"" »{79'277 """" 01 11 """""%5,678 """""" - 03 “
At 31 December 399,139,636 99.8 2,161.2 398,170,432 99.5 2,160.3

The holders of ordinary shares are entitled to receive dividends as declared from time to time and are entitled to one vote
per share at meetings of the Company. All shares rank equally with regard to the Company’s residual assets.

The Company's reserves are as follows:

* (Called up share capital reserves contain the nominal value of the shares issued;
* Share premium reserves contain the excess consideration received above the nominal value of the shares issued;

* Merger reserves contain the excess in the value of shares issued by the Company in exchange for the value of shares
acquired in respect of subsidiaries acquired (specifically on the acquisition of the Unilodge portfolio in June 2001);

* Hedging reserves contain the cumulative gains and losses on hedging instruments deemed effective; and
* Retained earnings contain the cumulative profits and losses of the Company net of dividends paid and
other adjustments.

4.9 Dividends

Accounting policies

Dividends are recognised through equity on the earlier of their approval by the Company’s shareholders or
their payment.

During the year, the Company paid the final 2020 dividend of £42.4m - 12.75p per share - and an interim 2021 dividend
of £25.4 million - 6.5p per share (2020: cancelled the proposed final 2019 dividend and paid no interim dividend).

After the year-end, the Directors proposed a final dividend per share of 15.6p - totalling £62.3 million (2020: 12.75p),
bringing the total dividend per share for the year to 22.1p (2020: 12.75p). No provision has been made in relation to
this dividend.

The Group has modelled tax adjusted property business profits for 2021 and 2022 and the PID requirement in respect
of the year ended 31 December 2021 is expected to be satisfied by the end of 2022.
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Section 5: Working capital

This section focuses on how the Group generates its operating cash flows. Careful management of working
capital is vital to ensure that the Group can meet its trading and financing obligations within its ordinary

o operating cycle.

On the following pages you will find disclosures around the Group'’s cash position and how cash is generated
from the Group’s trading activities, and disclosures around trade receivables and payables.

Accounting policies

Cash and cash equivalents comprise cash balances and call deposits. Cash equivalents are short-term, highly liquid
investments that are readily convertible to known amounts of cash and which are subject to an insignificant risk of
changes in value. Bank overdrafts that are repayable on demand and form an integral part of the Group's cash
management are included as a component of cash and cash equivalents for the purpose of the statement of cash flows.

5.1 Cash and cash equivalents
The Group's cash position at 31 December 2021 was £109.4 million (2020: £338.3 million).

The Group's cash balances include £2.0 million (2020: £1.2 million) whose use at the balance sheet date is restricted
by funding agreements to pay operating costs.

The Group generates cash from its operating activities as follows:

Group Company
2021 2020 2021 2020
Note £m £m £m £m
Profit/(loss) for the year 344.6 (122.2) 419.5 (118.8)
Adjustmentsfor: -
"""" Depreciation and amortisation - 78 92 - .
"""" Fair value of share-based payments el 24 17 - .
"""" Dividends received - - (20 (3000
....... Changemvalueof investment property (owned and -
under development) (116.8) 124.2 - -
........ Changemvalueof investment property (leased) 111 11.2 - B
"""" Change in value of investments - - (3168 387.0
"""" Net finance costs 342 363 249 267
"""" Interest payments for leased assets 85 88 - -
....... I\/Iarktomarketchanges in interest rate swaps (10.9) 5.8 - R
"""" Swap break and debt exit costs 42 300 42 s
ofinvestment property (owned) 120 19 - B
ture (profiyloss  34b (122.2) e -
venture adjustment 191 120 -
""" Tax (credit)/charge s o221 - -
Cash flows from operating activities before changes
in working capital 192.5 132.7 6.8 (3.6)
(Increase)/decrease in trade and other receivables 525 ©3 041 1)
(Increase) ininventories @29 @s - .
\Increase/(decrease) in trade and other payables 342 (533) (6.1) 30
Cash flows from operating activities 171.3 74.6 0.8 (0.7)
Taxpad ~ . 13 - o
Net cash flows from operating activities 171.3 73.3 0.8 (0.7)

Cash flows consist of the following segmental cash inflows/(outflows): operations £108.1 million (2020: £57.3 million),
property (£324.8 million) (2020: (£78.2 million)) and unallocated (£12.2 million) (2020: £272.3 million).
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The unallocated net cash outflow includes a net cash outflow of dividends paid totalling £64.8 million (2020: £nil),
amounts received from shares issued of £nil (2020: £294.0 million), LSAV performance fee received of £53.3 million,
tax paid of £nil (2020: £1.3 million), investment in joint venture of £nil (2020: £7.5 million) and £0.7 million (2020: £nil)
on other costs.

During the year the Group acquired an additional investment in its LSAV joint venture as a non-cash transaction as part
of the disposal of property to the joint venture (see note 3.4c for further details).

Dividends received by the Company from its subsidiary undertakings totalling £125.0 million (2020: £300.0 million) are
non-cash distributions of reserves.

5.2 Trade and other receivables

Accounting policies

On the basis that trade receivables meet the business model and cash flow characteristics tests, they are initially
recognised at transaction price and then subsequently measured at amortised cost.

The Group applies the IFRS 9 simplified model of recognising lifetime expected credit losses for all trade receivables as
these items do not have a significant financing component.

In measuring the expected credit losses, the trade receivables have been assessed on a collective basis as they possess
shared credit risk characteristics. They have been grouped based on the days past due and also according to whether
the tenant is a commercial organisation (including universities) or an individual student.

The expected loss rates are based on the payment profile for sales by academic year as well as the corresponding
historical credit losses during the period. The historical rates are adjusted to reflect any current and forwarding looking
macroeconomic factors affecting the customer’s ability to settle the amount outstanding, however given the short
period exposed to credit risk, the impact of macroeconomic factors has not been considered significant within the
reporting period.

Trade receivables are written off (i.e. derecognised) when there is no reasonable expectation of recovery. Failure to
make payments within a reasonable period from the invoice date and failure to engage with the Group on alternative
payment arrangements, amongst others are considered indicators of no reasonable expectation of recovery.

Other financial asset balances are assessed for expected credit losses based on the underlying nature of the asset,
including maturity and age of the asset such as whether a longer term asset or a short term working capital balance
subject to regular settlement arrangements, using the 12 month ECL model. No credit losses have been recognised in
respect of these balances.

Financial assets written off may still be subject to enforcement activities under the Group's recovery procedures, taking
into account legal advice where appropriate. Any recoveries made are recognised in profit or loss.

The Company'’s impairment policies in relation to financial assets are consistent with those of the Group, with
additional consideration given to loans to Group undertakings. In this respect, the Company recognises lifetime ECL
when there has been a significant increase in credit risk (such as changes to credit ratings) since initial recognition.
However, if the credit risk on the loans have not increased significantly since initial recognition, the Company measures
the loss allowance for that financial instrument at an amount equal to 12-month ECL.

The Company expects that the loans to Group undertakings will be repaid in full at maturity or when called. If the
Group undertakings were unable to repay loan balances, the Company expects that in such circumstances the
counterparty would negotiate extended credit terms with the Company. As such, the expected credit loss is considered
immaterial. No change in credit risk is deemed to have occurred since initial recognition and therefore a 12-month
expected credit loss has been calculated based on the assessed probability of default.
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Section 5: Working capital continued

5.2 Trade and other receivables continued
Trade and other receivables can be analysed as follows; all trade and other receivables are current.

Group Company

2021 2020 2021 2020

Restated

Note £m £m £m £m

Trade receivables 27.9 16.4 - -
Amounts due from Group undertakings 5.6 - ) - - 594.3 .
Amounts due from joint ventures 56.8 H 25.2 - -
LSAV performance fee - H 22.8 - -
Prepayments and accrued income 15.3 ) 24.5 - -
Other receivables 8.8 H 15.1 041 0.2 .

Trade and other receivables (current) 108.8 104.0 0.1 594.5

Loans to Group undertakings (non-current) 5.6 - - 1,928.3 1,791.6

The Group offers tenancy contracts to commercial (universities and retail unit tenants) and individual tenants based on
the academic year. The Group monitors and manages the recoverability of its receivables based on the academic year to
which the amounts relate. Rental income is payable immediately, therefore all receivables relating to tenants are past the
payment due date.

We do not anticipate there to be any expected credit loss on amounts receivable from joint ventures as these remain
highly profitable. Details of amounts due from Group undertakings to the Company are disclosed in note 5.6.

2021

Ageing by academic year

Total 2021/22 2020/21 Prior years
£m £m £m £m
Rental debtors
..“C‘gmmerckiél tenantusu(past dHL;e and ieraired)w 0.9 0.5 0.3 0.1 .
..‘I.Haividualkéenants tbast duék‘and imp;ired) 419 31.3 3.7 6.9 .
mlg;(”pected 'gredit Ios';carriec'lm (14.9) (4.3) (3.6) (7.0) '
Trade receivables 27.9 27.5 0.4 -

2020

Ageing by academic year

Total 2020/21 2019/20 Prior years
£m £m £m £m

Rental debtors

mmercial tenants (past due and impaired) 1.4 1.0 0.3 0.1
ividual tenants (past due and impaired) 27.2 19.4 5.0 2.8
Expected credit loss carried (12.2) (4.6) (5.3) (2.3)

Trade receivables 16.4 15.8 - 0.6
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Movements in the Group's expected credit losses of trade receivables can be shown as follows:

2021 2020

£m £m

At 1 January 12.2 3.9
‘Expected creditloss charged to income statementinyear 33 86
'Receivables written off during the year (utilisation of expected credit loss) S 08 (0.3)

At 31 December 14.9 12.2

The loss allowance for trade receivables is estimated as an amount equal to the lifetime expected credit loss (ECL).
This loss has been estimated using the Group's history of loss for similar assets and takes into account current and
forecast conditions.

The impact of credit losses is not considered significant in respect of the financial statements.

5.3 Credit risk

Credit risk is the risk of financial loss to the Group if a customer or counterparty to a financial instrument fails to meet its
contractual obligations. It arises principally from the Group’s cash balances, the Group’s receivables from customers and
joint ventures and loans provided to the Group's joint ventures.

At the year-end, the Group’s maximum exposure to credit risk was as follows:

Note
5.1
5.2

Amounts due from joint ventures 5.2

5.3a) Cash

The Group operates investment guidelines with respect to surplus cash. Counterparty limits for cash deposits are largely
based upon long-term ratings published by credit rating agencies and credit default swap rates. Deposits were placed with
financial institutions with A- or better credit ratings.

5.3b) Trade receivables

The Group's customers can be split into two groups - (i) students (individuals) and (ii) commercial organisations including
universities. The Group's exposure to credit risk is influenced by the characteristics of each customer. The Group holds
customer deposits of £0.8 million (2020: £0.8 million) as collateral against individual customers.

5.3¢) Joint ventures

Amounts receivable from joint ventures fall into two categories - working capital balances and investment loans. The
Group has strong working relationships with its joint venture partners, and the joint ventures themselves have strong
financial performance, retain net asset positions and are cash generative, and therefore the Group views this as a low
credit risk balance. No impairment has therefore been recognised in 2021 or 2020.
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Section 5: Working capital continued
5.4 Trade and other payables

Accounting policies

Trade payables are initially recognised at the value of the invoice received from a supplier (fair value) and subsequently
at amortised cost. The carrying value of trade payables is considered approximate to fair value.

Trade and other payables due within one year can be analysed as follows:

Group Company

2021 2020 2021 2020

£m £m £m £m

Trade payables 35.3 16.8 - -
..‘F'{‘é;[ention';‘on con';tuructionuéontrac{;for proup;erties """ H 4.2 H 5.8 H - o -
“‘A'r‘ﬁounts 'é'l‘ue to G'Ft')‘up undértakinggu - H - H - H 38.0 o 0.6 .
Other pay;bles aﬁ‘d"accruea‘expené‘é‘s - H 96.6 H 68.4 H 6.4 o 3.8 .
Nb'é:ferred 'i‘ﬁcome """ - - H 64.6 ) 50.3 H - o -

Trade and other payables 200.7 141.3 44.4 4.4

Other payable and accrued expenses include £0.8 million (2020: £0.8 million) in relation to customer deposits. These will
be returned at the end of the tenancy subject to the condition of the accommodation and payment of any outstanding
amounts. Deferred income relates to rental income that has been collected in advance of it being recognised as revenue.

Included within accrued expenses is £nil of capital commitments, relating to investment properties under development
(2020: £nil million).

5.5 Provisions

Accounting policies

Provisions are recognised when the Group has a present obligation as a result of a past event, it is probable that the
Group will be required to settle that obligation, and a reliable estimate can be made of the amount of that obligation.
Provisions are measured at the Directors’ best estimate of the expenditure required to settle the obligation and are
discounted to present value where the effect is material.

During 2020, and in accordance with the Government’s Building Safety Advice of 20 January 2020, we undertook a
thorough review of the use of High-Pressure Laminate (HPL) cladding on our properties. We have identified 24 properties
with HPL that needs replacing across our estate, seven of which are wholly owned. We are currently carrying out
replacement works for properties with HPL cladding, with activity prioritised according to our risk assessments, starting
with those over 18 metres in height. The remaining cost of replacing HPL cladding is expected to be £92.0 million (Unite
Share: £46.9 million), of which £33.5 million is in respect of wholly owned properties. Whilst the overall timetable for these
works is uncertain, we anticipate this will be incurred over the next 2 years.

The Government has proposed a Building Safety Bill, covering building standards, which is likely to result in more stringent
fire safety regulations. We will ensure we remain aligned to fire safety regulations as they evolve and will continue to

make any required investment to ensure our buildings remain safe to occupy. We have provided for the costs of remedial
work where we have a legal obligation to do so. The amounts provided reflect the current best estimate of the extent and
future cost of the remedial works required and are based on known costs and quotations where possible, and reflect

the most likely outcome. However, these estimates may be updated as work progresses or if Government legislation and
regulation changes.

We have not recognised any assets in respect of future claims.

Management have performed a sensitivity analysis to assess the impact of a change in their estimate of total costs. A 20%
increase in the remaining estimated costs recognised in the year would affect net valuation gains/Il(osses) on property

in the IFRS P&L and would reduce the Group’s NTA by 2.3p on a Unite share basis. Whilst provisions are expected to be
utilised within two years, there is uncertainty over this timing.
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The Group has recognised provisions for the cost of these cladding works as follows:

Gross Unite Share
£m £m

Wholly Wholly

owned USAF LSAV Total owned USAF LSAV Total
At 31 December 2019 0.3 1.4 - 1.7 0.3 0.4 - 0.7
e e S Lo VR Lo o s Ly
R (03) (20) (02) (25) (03) (04) .................. (01) ,,,,,,,,,,,,,,,,,,, (08)
At 31 December 2020 15.7 50.0 14.2 79.9 15.7 11.0 71 33.8
e e o S g foa e S s
e (02)(171) ................ (125) ................ (298) ................... (02) ................... (38) ................... (63)(103)
At 31 December 2021 33.5 56.3 2.2 92.0 33.5 12.3 11 46.9

5.6 Transactions with other Group companies

During the year, the Company entered into various interest-free, repayable on demand loans with its subsidiaries, the
aggregate of which are disclosed in the cash flow statement. In addition, the Company was charged by Unite Integrated
Solutions plc for corporate costs of £4.1 million (2020: £3.1 million). As a result of these intercompany transactions, the
following amounts were due from/to the Company’s subsidiaries at the year end.

2021 2020

£m £m

Unite Holdings Limited 135.1 141.5
LDC(Ho|d e 9377 ......................... 15320 .
leertyuvmg e 8555 ............................ 7124 .

Amounts due from Group undertakings 1,928.3 2,385.9

Unite Integrated Solutions plc 38.0 0.6

Amounts due to Group undertakings 38.0 0.6

The Company has had a number of transactions with its joint ventures, which are disclosed in note 3.4c.
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Section 6: Key management and employee benefits

The Group’s greatest resource is its staff and it works hard to develop and retain its people. The remuneration
policies in place are aimed to help recognise the contribution that Unite’s people make to the performance of

o the Group.

On the following pages you will find disclosures around wages and salaries and share option schemes which
allow employees of the Group to take an equity interest in the Group.

Accounting policies

The Group operates a defined contribution pension scheme. Obligations for contributions to defined contribution
pension plans are recognised as an expense in the income statement as incurred.

6.1 staff numbers and costs
The average number of persons employed by the Group (including Directors) during the year (calculated on a monthly

basis), analysed by category, was as follows:

Number of employees

2021 2020

Managerial and administrative 509 532
"éiié'éﬁé}atives ,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,, ; 288 ............................ 1207 .

1,797 1,739

The aggregate payroll costs of these persons were as follows:

2021 2020

£m £m

Wages and salaries 62.6 62.0
Soc|a|secur|ty S 61 .................................. 5 8 .
e R o
Fa|rva|ue S payments ,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,, 24 ................................. 17 .

73.5 72.2

The wages and salaries costs include redundancy costs of £0.5 million (2020: £6.1 million).

The total number of persons employed by the Group (including Directors) as at 31 December 2021 was 534 (2020: 508)
managerial and administrative and 1,300 (2020: 1,396) site operatives. There are no employees employed directly by the
Company.

6.2 Key management personnel

The remuneration of the Directors, including non-executive Directors, who are the key management personnel of the
Group and Company, is set out below in aggregate for each of the applicable categories specified in IAS 24 ‘Related
Party Disclosures'. Further information about the remuneration of individual Directors is provided in the audited
part of the Directors’ Remuneration Report on pages 153 to 167 which covers the requirements of schedule 5 of the
relevant legislation.

2021 2020

-term employee benefits

ployment benefits

Share-based payment benefits

31 2.0




FINANCIAL OTHER 237
STRATEGIC REPORT GOVERNANCE STATEMENTS INFORMATION

6.3 Share-based compensation

A transaction is classified as a share-based transaction where the Group receives services from employees and pays
for these in shares or similar equity instruments. The Group operates a number of share-based compensation schemes
allowing employees to acquire shares in the Company.

a) Share schemes

The Group operates the following schemes:
Long-Term Incentive Plan (LTIP), comprising the:

- Performance Share Plan (PSP); and

_ HMRC Approved Employee Share Option Scheme (ESOS) } Details can be found in the Directors’ Remuneration Report

Save As You Earn Scheme (SAYE) Open to employees, vesting periods of three years, service
condition

b) Outstanding share options

The table below summarises the movements in the number of share options outstanding for the Group and their average
exercise price:

Weighted Weighted

average Number average Number

exercise of options exercise of options

price  (thousands) price (thousands)

2021 2021 2020 2020

Outstanding at 1 January £0.83 2,672 £1.45 1,929
Forfeited during the year £1.77 (604) £3.47 (159)
Exercised during the year £2.37 (354) £2.38 (255)
Granted during the year £0.69 657 £0.50 1,157
Outstanding at 31 December £0.57 2,371 £0.83 2,672
Exercisable at 31 December £5.45 929 £3.46 59

For those options exercised in the year, the average share price during 2021 was £10.94 (2020: £9.75).

For those options still outstanding, the range of exercise prices at the year-end was Op to 1084p (2020: Op to 1076p) and
the weighted average remaining contractual life of these options was 2.2 years (2020: 2.5 years).

The Group funds the purchase of its own shares by the ‘Employee Share Ownership Trust’ to meet the obligations of
the LTIP and executive bonus scheme. The purchases are shown as ‘Own shares acquired’ in retained earnings. As at
31 December 2021, the number of shares held by the ESOT was 209,954 (2020: 342,342).

The accounting is in accordance with the relevant standards. No further information is given as the amounts for share-

based payments are immaterial.

Section 7: Post balance sheet events

In February 2022 we exchanged contracts to acquire a development site in East London on a subject to planning basis.
This site is anticipated to provide 700 beds, with a total development cost of £177 million.
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Section 8: Alternative performance measures

The Group uses alternative performance measures (APMs), which are not defined or specified under IFRS. These

APMs, which are not considered to be a substitute for IFRS measures, provide additional helpful information. APMs are
consistent with how business performance is planned, reported and assessed internally by management and the Board,
and provide comparable information across the Group. The APMs below have been calculated on a see through/Unite
share basis, as referenced to the notes to the financial statements. Reconciliations to equivalent IFRS measures are

included in notes 2.2b and 2.2c. Definitions can also be found in the glossary.

Adjusted earnings, as set out below, is a new APM reflecting a more meaningful measure of the underlying earnings of the
Group, excluding the non-recurring impact of the net LSAV performance fee, and therefore improve comparability.

Non-EPRA measures may not have comparable calculation bases between companies and therefore may not provide

meaningful industry-wide comparability.

2021 2020
Note £m £m
Adjusted EBIT
mlil.‘é‘f‘operating i}{come (NOI) H 228 ;i91.8 ..... 1803
‘Management fees ” 22 159 140
“6\',‘érheads S (315) ..... (309)
176.2 163.4
Adjusted EBIT margin %
mli'e‘zurym‘tal incomew 2.2a 2827 """ 2632
EB|T . - R {75,2 ..... 1634
62.3% 62.1%
EBITDA
ml;l.é‘f‘operating i}{come (NOI) H 228 ;i91.8 ..... 1803
‘Management fees ” 22 159 140
“6‘\'/‘érheads S (315) ..... (309)
.“I.Dué‘éreciation a'r‘1ud amortisatigh ............................. 78 84
184.0 171.8
Net debt
CaSh - i55,5 ..... 3910
Debt on propel:fies 238 (16773) ..... (21328)
(1,521.8) (1,741.8)
EB|TDA et débt .......................................................................................
EB|TDA - 1 ‘34,0 ..... 1713
Net debt g (1.521.8) (1,741.8)
Ratio 8.3 10.1
Interest cover (Unite share)
Adjusted EBIT g 1762 163.4
“‘I;l.é‘f‘financing cgsts 2.2a (548) ..... (561)
..‘I.Hf‘érest on Iea;é Iiability/opé}ating Ieaseur"entals 22a (8.5) (88)
Total interest (63.3) (64.9)
Ratio 2.8 2.5
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Reconciliation: IFRS profit/(loss) before tax to EPRA earnings and Adjusted earnings

2021 2020
Note £m £m
IFRS profit/(loss) before tax 343.1 (120.1)
Net valuation (éé‘ins)/lossesmc‘)'h investmer'i{property ((;Wned) """""" 226 ( 2056) .................... 1657 .
‘Property disposals (owned) 220 123 19
Net valuation I(;‘s';ses on inve;;c‘ment propé&y (easedy 220 111 .......................... 1 12 .
W|H£égration COS,;[,; ‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘ s i 9 2 .
“A}ﬁbrtisation onHi"‘air value of“éi‘ebt recogni;éd on acqui;i'fion """""" 2.2b (43) ....................... (43)
Cha ngesin vaIL'J;‘tion of inté;ést rate swaf‘)é """"""""" 226 (109) ........................ 5 8 .
Swap cancellat'i‘c';h fair value;“ettlements and loan bre'é'k”costs """""" 220 42 ........................ 301 .
‘Non-controlling interest and tax 21 22
EPRA eamings, ‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘ 1520 .............................. 973 .
Net LSAV performance fee (41.9) (5.7)
Adjusted earnings 110.1 91.6
Adjusted EPS yield
2021 2020
Adjusted earnings (A) 27.6p 24.0p
EPRANTA A NA Deéé}ﬁber f——— 818p ............................ 847p .
AdJusted T 3 4% ............................ 28% .
Total Accounting Return
2021 2020
Note £m £m
Opening EPRA NTA (A) 2.3d 818 847
..E,Ig‘smg SR NTA ,,,,,,,,,,,,,,,,,,,,,,,,,,,,, e s 32 — 813 .
Movement 64 (29)
..‘l:l,i,‘,‘diwdend pa}é ‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘ < 1275 ..................................... o
'.‘H'éﬁ‘dividend pa};j ‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘ - 65 ..................................... -
Tota| moveméﬁ; L (B'j ,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,, 8325 ................................ (29)

Total accounting return (B/A) 10.2% (3.4%)
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Section 8: Alternative performance measures continued

EPRA Performance Measures
Summary of EPRA performance measures

2021 2020 2021 2020
Note £m £m
EPRA Earnings 152.0 97.3 38.1p 25.5p
Adjusted Earning;‘(;)' """"" 1101 91.6 276p 240p
EPRA NTA (diluted‘j """""""" 3,536.1 3,271.0 882p 818p
EPRA NRV (diIutecb """""""" 3,829.7 3,601.9 955p 901p
EPRA NDV (dilute(':‘lk)‘ """"""" 3,503.6 3,180.7 874p 796p
EPRA Net initial yield 4.0% 3.8%
EPRA Topped Up 'l‘\j‘é{initial yield 40% 3 8%
EPRA Like-for-likek‘ékl"'(‘)“ss rental income 47% (129%)
EPRA Vacancy raté """""""" 5.6% 130%
EPRA Cost ratio (i'r‘w'gluding vacancy costs) 38.8% . 4 00%
EPRA Cost ratio (e;gl‘ljding vacancy costs) 36.8% 362%
* Adjusted earnings calculated as EPRA Earnings less LSAV performance fee income recognised
EPRA like-for-like rental income (calculated based on total portfolio value of £8 billion)
Properties
owned
throughout Development Acquisitions Total EPRA
£m the period property and disposals Earnings
2021
Wﬁéhtm incorﬁé .................................... 2553 .................................. 1 55 ................................. i 2327
..‘Is}sperty opé}ating exaénses (866)(34) ............................... 09 (909)
Net rental income 178.7 1241 1.0 191.8
2020
Rental incorﬁé ...................... 2 533 23 .................................. 76 .............................. 2632
“‘F;'féperty opé”rating exﬁénses ....................... (787) ............................... (08) .............................. ( 34) (829)
Net rental income 174.6 1.5 4.2 180.3
Like-for-like net rental income £4.1m £10.6m £(3.2)m £11.5m

Like-for-like gross rental income 4.7%
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EPRA Vacancy Rate
2020
£m
E ted rental value of vacant space 31.5
Estimated rental value of the whole portfolio 241.8
EPRA Vacancy Rate 13.0%
EPRA Net Initial Yield
2021 2020
Annualised net operating income (£m) 205.1 197.7
Property market value (Em) 4,864.8 4,893.2
Notional acquisition costs (Em) 254.3 256.0
5,149.2
E Net initial yield (%) * 3.8%
Unite Net initial yield (%) ** 5.0%
* No lease incentives are provided by the Group and accordingly the Topped Up Net Initial Yield measure is also 4.0% (2020: 3.8%)
** The Unite measure of Net Initial Yield assumes full occupancy on newly developed properties
EPRA Cost ratio
2021 2020
£m £m
Property operating expenses 67.7 61.9
30.7 30.1
2.2 2.2
0.5 3.2

Less: Joint venture management fees (15.9)
Total costs (A) 109.6
Group vacant property costs** (4.1)

ShareofJV vacant property co;g"** .................................................. 1.4)
Total costs excluding vacant property costs (B) 104.1
Rental income 209.0

ShareofJV rentalincome 737 671 .....
Total gross rental income (C) 282.7 263.2
Total EPRA cost ratio (including vacant property costs) (A)/(C) 39% 40%
Total EPRA cost ratio (excluding vacant property costs) (B)/(C) 37% 36%

* Excludes amounts in respect of the LSAV performance fee.

** Vacant property costs reflect the per bed share of operating expenses allocated to vacant beds.

Unite's EBIT margin excludes non operational expenses which are included within the EPRA cost ratio above.

The Group capitalises costs in relation to staff costs and professional fees associated with property development activity.



242 THE UNITE GROUP PLC | Annual Report and Financial Statements 2021

NOTES TO THE FINANCIAL STATEMENTS continued

EPRA Valuation movement (Unite share)

Valuation Change

Wholly owned
USAF
LSAV

Rental properties

Properties under development 32441
Properties held throughout the year 5,108.0
Disposals to LSAV 178.6
Total property portfolio 5,286.6

EPRAYield movement

NOl yield Yield movement (bps)
% H1 H2 FY
Wholly owne 5.0% (2) (7) (9)
USAF R 5 2% ....................................... (1) .................................. (10) ................................... ( 11)
|_5Av ,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,, 41% ...................................... (3) ................................. (20) .................................. (23)
Rental properties (Unite share) 4.9% (2) (10) (12)
Property related capital expenditure
2021 2020
Wholly Wholly
owned Share of JVs Group share owned Share of Vs Group share
London 4.8 34 7.9 0.6 1.9 2.5
Prime regional 16.7 2.9 19.6 H 2.7 H 08 3.5 .
Major regional 8.1 10.8 18.9 H 5.3 H 22 7.6 .
Provincial 2.8 0.6 3.4 H 2.7 H 02 2.8 .
Total Rental properties 324 17.4 49.8 1.3 5.1 16.4
Increase in beds - - - ) - ) - -
Acquisitions - - - ) - ) - -
Developments 81.4 - 81.4 H 87.6 H - 87.6 .
Capitalised interest 5.2 - 5.2 ) 4.6 ) - 4.6 .

Total property related capex 119.0 17.4 136.4 103.5 5.1 108.6
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Section 9: Company subsidiaries and joint ventures

In accordance with Section 409 of the Companies Act 2006, a full list of subsidiaries and equity accounted investments
as at 31 December 2021 is disclosed below. Unless otherwise stated, the Group’s ownership interest represents 100%
of the ordinary shares, units or partnership capital held indirectly by Unite Group PLC. No subsidiary undertakings have
been excluded from the consolidation. The Unite Foundation has a year-end of 30 September to facilitate academic year
reporting. All other subsidiaries have a year-end of 31 December.

Registered office and principal place of business: South Quay House, Temple Back, Bristol, United Kingdom, BS1 6FL

LDC (AIB Warehouse) Limited (04872419)**

LDC (Portfolio Five) Limited (06079581)**

LDC (Portfolio Four) Limited (04985603)**

LDC (Brunel House) Limited (09760628)**

LDC (Portfolio One) Limited (03005262)**

LDC (Camden Court Leasehold) Limited (05140620)**

LDC (Portfolio) Limited (08419375)**

LDC (Camden Court) Limited (05082671)

LDC (Project 110) Limited (05083580)**

LDC (Project 111) Limited (05791650)**

LDC (Radmarsh Road) Limited (05435290)**

LDC (Skelhorne) Limited (09898132)**

LDC (Smithfield) Limited (03373096)

LDC (St Leonards) Limited (08895830)**

LDC (St Pancras Way) GP1 Limited (07359501)

LDC (St Pancras Way) GP2 Limited (07359428)

LDC (Ferry Lane 2) GP4 Limited (07503913)**

LDC (St Pancras Way) GP3 Limited (07503268)

LDC (Ferry Lane 2) Holdings Limited (07504099)

LDC (St Pancras Way) GP4 Limited (07503251)

LDC (Finance) Limited (09760806)**

LDC (St Pancras Way) Holdings Limited (07360734)

LDC (St Pancras Way) Limited Partnership**

LDC (St Pancras Way) Management Limited Partnership**

LDC (St Vincent's) Limited (10218310)**

LDC (Swindon NHS) Limited (04207502)**

LDC (Tara House) Limited (09214177)

LDC (Thurso Street) GP1 Limited (07199022)

LDC (Thurso Street) GP2 Limited (07198979)

LDC (Thurso Street) GP3 Limited (07434001)

LDC (Hampton Street) Limited (06415998)

LDC (Thurso Street) GP4 Limited (07434133)

LDC (Hillhead) Limited (06176554)

LDC (Thurso Street) Limited Partnership**

LDC (Thurso Street) Management Limited Partnership**

LDC (Ventura) Limited (04444628)

LDC (Vernon Square) Limited (06444132)

* Held directly by the Company.

** Company is exempt from the requirements of the Companies Act relating to the audit of individual financial statements by virtue of

s479A for the financial year ended 31 December 2021.
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Section 9: Company subsidiaries and joint ventures continued

Registered office and principal place of business: South Quay House, Temple Back, Bristol, United Kingdom, BS1 6FL

LDC (Kelham Island) Limited (05152229) LDC (William Morris II) Limited (05999281)**

LDC (Leaseut{(;iax) Limited (04066933)** k Liberty Atlantic Point (Liverpool) Limited (03885187)**

LDC (Leaseuﬁ‘c;ia'é‘) Limited (05978242)** i Liberty Heights (Manchester) Limited (07399622)**

LDC (Lough't‘J'c‘J';‘c;ugh) Limited (04207522)** Liberty Living (HE) Holdings Limited (10977869)**
LDC(MagnetCourtLeasehold) Limited (05140255)%* Liberty Living (LH Manchester) Limited (07120141)**

LDC (Millenn'i‘L'J‘;n View) Limited (09890375)** Liberty Living (Liberty AP) Limited (03633307)**
LDC(MTFPortfoIlo)L|mlted ©5530857)%% Liberty Living (Liberty PP) Limited (03991475)**
LDC (Nairn Street) GP3 Limited (07808933 Liberty Living (LP Bristol) Limited (07242607)**

LDC (Nairn Street) GP4 Limited (07808919) Liberty Living (LP Coventry) Limited (04330729)**

LDC (Nairn Sf‘rué‘et) Holdings Limited (07579402)** Liberty Living (LP Manchester) Limited (04314013)**
LDC(NewWakeﬂeIdStreet) Limited (10436455 Liberty Living (LQ Newcastle) Limited (04302869)**
LDC(Newgate)lelted (©0ssosseoy+ Liberty Living (LQ2 Newcastle) Limited (07298853)**

LDC (Old Hos'b‘i'fal) Limited (09702143)** Liberty Living Finance PLC (10979349)**
LDC(OxfordRoadBournemouth) Limited (04407309)%% Liberty Living Group Limited (BR020813)*/**

LDC (Portfo'l‘i'c‘)m1"(‘)0) Limited (07989369)** Liberty Living Investments 1 Limited Partnership**

LDC (Portf&i‘ig‘éa)‘ Limited (08803996)** k Liberty Living Investments 2 Limited Partnership**

Liberty Li\'/‘li‘r;é'i'r{\‘/'é‘stments 3 Limited Partnership** Unite Finance One (Accommodation Services) Limited (04332937)

Liberty Living Investments GP1 Limited (09375866)** Unite Finance One (Holdings) Limited (04316207)**

Liberty Liviﬁ‘é'i'ﬁ'\‘/estments GP2 Limited (09375868)** Unite Finance One (Property) Limited (04303331)**

Liberty Liviné'i'ﬁ'\‘/estments GP3 Limited (10518849)** Unite FM Limited (06807562)

Liberty Liviné'i'ﬁvestments Il Holdco 2 Limited (09574059)** Unite For Success Limited (05157263)

Liberty Livi‘r"n‘é'i'r‘m'\‘/“estments Il Holdco Limited (08929431)** H Unite Holdings Limited (03148468)*/**
L|bertyL|V|ngInvestments IlLimited (09680931)%* Unite Homes Limited (05140262)
leertylemgInvestments Limited 09375870 Unite Integrated Solutions PLC (02402714)

Liberty Li\'/‘|:‘r'1‘éi'r‘1'\‘/'é‘stments Nominee 1 Limited (09375846)** Unite Modular Solutions Limited (05140259)
L|bertyL|V|ngInvestments Nominee 2 Limited (09375849)%* Unite Rent Collection Limited (05982935)

Liberty Livfﬁ‘é'ia\;‘estments Nominee 3 Limited (10519085)** H Unite Student Living Limited (06204135)

Liberty Liviné'L‘imited (04055891)** USAF GP No 11 Management Limited (07351883)

Liberty Livinéé‘;;are(io Limited (04616115)** USAF LP Limited (05860874)**

Liberty lemgUK Limited (06064187)** USAF Management Limited (05862721)

Liberty Park (Bristol) Limited (07615601)** USAF Management 6 Limited (06225945)

stol) Limited (07615619)** USAF Management 8 Limited (06387597)

on) Limited (07745097)** USAF Management 10 Limited (06714695)

entry) Limited (04992358)** USAF Management 11 Limited (07082782)

Liberty Point (l\/‘l'é'ﬁchester) Limited (04828083)** H USAF Management 12 Limited (07365681)

Liberty Point Southampton (Block A) Limited (10314954)** USAF Management 14 Limited (09232206)

Liberty Proébé& Point (Liverpool) Limited (04637570)** USAF Management 18 Limited (10219775)

Liberty Quay‘(“l;l‘éwcastle) Limited (05234174)** USAF Management GP No.14 Limited (09130985)**

Liberty QuayuéH(NewcastIe) Limited (07376627)** USAF Management GP No.15 Limited (09749946)**

Liberty Se\}é‘l:r;“l‘;’gint (Cardiff) Limited (04313995)** H USAF Management GP No.16 Limited (09750068)**
L|bertyV|IIage(Ed|nburgh) Limited (10323566)¢% USAF Management GP No.17 Limited (09750061)**
LLMldcoZL|m|ted(08998308)** """ USAF Management No.18 Limited Partnership

LSAV (Ang'é‘lul'_‘;r{é‘)"GPB Limited (08646359)** LDC (Capital Cities Nominee No.1) Limited (05347228) (50.0%)
LSAV(AngeILane)GP4 Limited (08646929 LDC (Capital Cities Nominee No.2) Limited (05359457) (50.0%)

LSAV (Aston"é;(‘i,‘l'(‘jentVillage) GP3 Limited (10498217) LDC (Capital Cities Nominee No.3) Limited (08792780) (50.0%)

LSAV (Aston égadent Village) GP4 Limited (10498484) LDC (Capital Cities Nominee No.4) Limited (08792688) (50.0%)

* Held directly by the Company.

** Company is exempt from the requirements of the Companies Act relating to the audit of individual financial statements by virtue of
s479A for the financial year ended 31 December 2021.
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Registered office and principal place of business: South Quay House, Temple Back, Bristol, United Kingdom, BS1 6FL

LSAV (Stapleton) GP3 Limited (08646819)**

LDC (Capital Cities) Limited (05347220) (50.0%)

GP4 Limited (08647019)**

LDC (Ferry Lane 2) GP1 Limited (07359448) (50.0%)

LDC (Ferry Lane 2) GP2 Limited (07359481) (50.0%)

LDC (Ferry Lane 2) Limited Partnership (50.0%)

LDC (Ferry Lane 2) Management Limited Partnership (50.0%)

LDC (Stratford) GP1 Limited (07547911) (50.0%)

LDC (Stratford) GP2 Limited (07547994) (50.0%)

LDC (Stratford) Limited Partnership (50.0%)

The Unite Foundation

LDC Capital Cities Two (GP) Limited (08790742) (50.0%)

Unite Accommodation Management Limited (06190905)**

LSAV (Angel Lane) GP1 Limited (08593689) (50.0%)

LSAV (Angel Lane) GP2 Limited (08593692) (50.0%)

LSAV (Angel Lane) Limited Partnership (50.0%)

LSAV (Angel Lane) Management Limited Partnership (50.0%)

LSAV (Aston Student Village) GP1 Limited (10498478) (50.0%)

LSAV (Aston Student Village) GP2 Limited (10498481) (50.0%)

LSAV (Aston Student Village) Limited Partnership (50.0%)

LSAV (Aston Student Village) Management Limited Partnership (50.0%)

LSAV (Stapleton) GP1 Limited (08593695) (50.0%)

LSAV (Stapleton) GP2 Limited (08593699) (50.0%)

LSAV (Stapleton) Limited Partnership (50.0%)

LSAV (Stapleton) Management Limited Partnership (50.0%)

LSAV (Stratford) Management Limited Partnership (50.0%)

USAF GP No 6 Limited (05897755) (13.3%)

USAF GP No 8 Limited (06381914) (13.3%)

USAF GP No 10 Limited (06714734) (13.3%)

USAF GP No 11 Limited (07075210) (13.3%)

USAF GP No 12 Limited (07368735) (13.3%)

Unite Capital Cities Limited Partnership (50.0%)

USAF GP No 14 Limited (09089977) (13.3%)

Unite Capital Cities Two Limited Partnership (50.0%)

USAF GP No 15 Limited (09585201) (13.3%)

USAF GP No.15A Limited (12644211) (22.0%)

USAF GP No.16A Limited (12644210) (22.0%)

USAF GP No.17A Limited (12644208) (22.0%)

USAF GP No 18 Limited (10219336) (13.3%)

USAF Holdings B Limited (06324325) (13.3%)

USAF Management No. 17 Limited Partnership (22.2%)

USAF Holdings C Limited (06381882) (13.3%)

USAF No.1 Limited Partnership (22.0%)

USAF Holdings H Limited (09089805) (13.3%)

USAF Holdings | Limited (09581882) (13.3%)

ited Partnership (22.0%)

USAF Holdings J Limited (10215997) (13.3%)

USAF No.10 Limited Partnership (22.0%)

USAF Holdings Limited (05870107) (13.3%)

USAF Nominee No.1 Limited (05855598) (13.3%)

USAF Nominee No.1A Limited (05835512) (13.3%)

USAF Nominee No.6 Limited (05855599) (13.3%)

USAF Nominee No.6A Limited (05885802) (13.3%)

USAF No.15A Limited Partnership (22.0%)

USAF Nominee No.8 Limited (06381861) (13.3%)

* Held directly by the Company.

** Company is exempt from the requirements of the Companies Act relating to the audit of individual financial statements by virtue of

s479A for the financial year ended 31 December 2021.
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Registered office and principal place of business: South Quay House, Temple Back, Bristol, United Kingdom, BS1 6FL

USAF No.16A Limited Partnership (22.0%)

USAF Nominee No.17 Limited (12644192) (13.3%)

USAF No.17A Limited Partnership (22.0%)

USAF Nominee No.17A Limited (12644187) (13.3%)

USAF Nominee No.18 Limited (10218595) (13.3%)

USAF Nominee No.18A Limited (10219339) (13.3%)

USAF RCC Limited (05983554) (13.3%)

LDC (Nairn Street) Limited Partnership (22.0%)

LSAV (No.1) Limited Partnership (50.0%)**

LDC (Nairn Street) Management Limited Partnership (22.0%)

LSAV (No.1) GP1 Limited (013184531) (50.0%)**

LSAV (No.1) Nominee 1 Limited (013184589) (50.0%)**

LSAV (No.1) Management Limited Partnership (50.0%)**

LSAV (No.1) GP3 Limited (013184662) **

LSAV (No.1) Nominee 3 Limited (013184656) **

LSAV (Arch View) Limited Partnership (50.0%)**

LSAV (Arch View) GP1 Limited (013210709) (50.0%)**

LSAV (Arch View) Nominee 1 Limited (013210518) (50.0%)**

LSAV (Arch View) Management Limited Partnership (50.0%)**

LSAV (Arch View) GP3 Limited (013210526) **

LSAV (Arch View) Nominee 3 Limited (013210553) **

LSAV (Drapery Plaza) Limited Partnership (50.0%)**

LSAV (Drapery Plaza) GP1 Limited (013209904) (50.0%)**

LSAV (Drapery Plaza) Nominee 1 Limited (013209904) (50.0%)**

LSAV (Drapery Plaza) Management Limited Partnership (50.0%)**

USAF Nominee No.14A Limited (09231604) (13.3%)
USAF Nominee No.15 Limited (12644205) (13.3%)

LSAV (Drapery Plaza) GP3 Limited (013210206) **

LSAV (Drapery Plaza) Nominee 3 Limited (013209979) **

LSAV Management Holdings Limited (013305327) **

USAF Nominee No.16A Limited (12644197) (13.3%)

* Held directly by the Company.

** Company is exempt from the requirements of the Companies Act relating to the audit of individual financial statements by virtue of
s479A for the financial year ended 31 December 2021.

Registered office and principal place of business: 13 Castle Street, St Helier, Jersey, JE4 5UT

LDC (Gt Suffolk St) Unit Trust

LSAV (Aston Student Village) Unit Trust (50.0%)

LSAV (Trustee) Limited (50.0%)

LSAV Unit Trust (50.0%)

Unite Capital Cities Unit Trust (50.0%)

USAF Portfolio 18 Unit Trust (22.2%)

LDC (Nairn Street) Unit Trust (21.9%)

Unite UK Student Accommodation Fund (13.3%)

LSAV (Arch View) Unit Trust (50.0%)

LSAV (Drapery Plaza) Unit Trust (50.0%)

Registered office and principal place of business: Third Floor, La Plaiderie Chambers, St Peter Port, Guernsey, GY1 1WG

USAF Feeder Guernsey Limited (45.2%)

USAF Portfolio 17 Unit Trust (22.2%)

USAF 15 NRL Limited (22.2%)

USAF Portfolio 16 Unit Trust (22.2%)
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Registered office and principal place of business: Saltire Court, 20 Castle Terrace, Edinburgh, EH1 2 EN

LSAV (GP) Limited (5C431844) (50.0%) LSAV (Property Holdings) Limited Partnership (50.0%)

Registered office and principal place of business: Trident Chambers, Wickhams Cay, P.O. Box 146, Road Town, Tortola, British Virgin Islands

Liberty Park (Bedford) Limited Liberty Plaza (Newcastle) Limited

Registered office and principal place of business: Third Floor, Barclays House, Victoria Street, Douglas, Isle of Man, IM1 2LE

Filbert Street Student Accommodation Unit Trust (21.9%)

Registered office and principal place of business: Room 507, Floor 5, Block 1, Building No. 10, Jintong Road West, Chaoyang District, Beijing,
People’s Republic of China

Unite Students Accommodation (Beijing) Business Service Company Limited
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FINANCIAL RECORD

2021 2020 2019 2018 2017

EPRA earnings (Em) 152 97 111 88 71
.EPRA earhings p;er sharé‘(pences """" 38 26 39 34 30
“Adjusted"earninés (Em) H . 110 93 105 88 71
W/.\‘djusteduearninés per sﬁare (péhce) """" 28 24 37 34 30
WI.I‘ZRS prof'i‘t/(loss)”before éax (£m5 """" 342 (120) (101) 246 229
WI.I‘:RS prof'i‘t/(loss)“per shéfe (penée) """" 86 (32) (32) 91 95
'EPRA net tangible assets (NTA)/net assets (NAV) (Em)| 3532 3266 3,087 2,085 1,740
'EPRANTA/NAV per share (penceyl 882 818 847 790 720
WI.I‘:RS net éssets (ﬁm) H . 3,528 3,235 3,072 2,073 1,729
WI.I‘:RS NAVHper shé‘re (penuce) . 880 809 845 787 717
WI:TV (%) H H H . 29% 34% 37% 29% 31%
..‘I.\‘/Ianaged‘portfoi‘io valué‘ e 8,108 7,838 7,702 4,994 4,612
“%otal Acc'(‘)untinguReturnH(TAR) D 10.2% -3.4% 11.7% 13.2% 14.4%

1. EPRA NTA for 2021, 2020 and 2019. EPRA NAV for 2018 and 2017.
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Adjusted earnings

Adjusted earnings per
share (Adjusted EPS)

Adjusted EBIT

Adjusted EBIT margin

Adjusted EPS yield

Adjusted net debt

Basis points (BPS)

Diluted earnings

Diluted NTA/NAV

Direct let

EBITDA

EPRA

EPRA earnings
EPRA earnings
per share

EPRA like-for-like

rental growth

EPRA Net Tangible
Assets (NTA)

EPRA Net Tangible
Assets per share

EPRA Net
Reinstatement
Value (NRV)

EPRA Net Disposal
Value (NDV)

An alternative performance measure based on EPRA earnings, adjusted to remove the impact of the
LSAV performance fee which was settled in the year. Given the quantum of the performance fee in the
year, it has been excluded from adjusted earnings to improve the comparability of results year-on-year.

EPRA earnings per share, adjusted to remove the impact of the LSAV performance fee. Given the
quantum of the performance fee in the year, it has been excluded from adjusted earnings to improve the
comparability of results year-on-year.

The Group’s NOI plus management fees and less overheads. In the opinion of the Directors, adjusted
EBIT is a useful measure to monitor our cost discipline and performance of the Group.

The Group's EBIT expressed as a percentage of rental income. In the opinion of the Directors, adjusted
EBIT margin is a useful measure to monitor our cost discipline and performance of the Group.

Adjusted EPS as a percentage of opening EPRA NTA (diluted).

Net debt per the balance sheet, adjusted to remove IFRS 16 lease liabilities and the unamortised fair
value of debt recognised on the acquisition of Liberty Living.

A basis point is a term used to describe a small percentage, usually in the context of change,
and equates to 0.01%.

Where earnings values per share are used “basic” measures divide the earnings by the weighted average
number of issued shares in issue throughout the period, whilst the diluted measure also takes into
account the effect of share options which have been granted and which are expected to be converted
into shares in the future.

Where NTA/NAV per share is used, "basic” measures divide the NTA/NAV by the number of shares issued
at the reporting date, whilst the diluted measure also takes into account the effect of share options
which have been granted and which are expected to be converted into shares in the future (both for

the additional number of shares that will be issued and the value of additional consideration that will be
received in issuing them).

Properties where short-hold tenancy agreements are made directly between Unite and the student.
The Group's adjusted EBIT, adding back depreciation and amortisation.

The European Public Real Estate Association, who produce best practice recommendations for
financial reporting.

EPRA earnings exclude movements relating to changes in values of investment properties, profits/losses
from the disposal of properties, swap/debt break costs and integration costs.

The earnings per share based on EPRA earnings.

The growth in rental income measured by reference to the part of the portfolio of the Group that
has been consistently in operation, and not under development nor subject to disposal, and which
accordingly enables more meaningful comparison in underlying rental income levels.

EPRA NTA includes all property at market value but excludes the mark to market of financial instruments,
deferred tax and intangible assets. EPRA NTA provides a consistent measure of NAV on a going
concern basis.

The diluted NTA per share figure based on EPRA NTA.

EPRA NRV includes all property at market value but excludes the mark to market of financial instruments,
deferred tax and real estate transfer tax. EPRA NRV assumes that entities never sell assets and
represents the value required to rebuild the entity.

EPRA NDV includes all property at market value, excludes the mark to market of financial instruments,
butincludes the fair value of fixed interest rate debt and the carrying value of intangible assets. EPRA
NDV represents the shareholders’ value in a disposal scenario.
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EPRA Net Initial Yield
(NIY)

EPRA Topped Up
Net Initial Yield
(Topped up NIY)

EPRA Vacancy Rate

EPRA Cost Ratio

ESG

GRESB

Gross asset value (GAV)

The Group
Group debt

HMO

IFRS NAV per share

Interest cover ratio
(ICR)

Lease

Like-for-like
capital growth

Loan to value (LTV)

LTV post IFRS 16

LSAV

Major regional

Net asset value (NAV)

Net debt (EPRA)

Net debt per
balance sheet

Net debt to EBITDA

FINANCIAL
STATEMENTS

OTHER
INFORMATION

251

GOVERNANCE

Annualised NOI generated by the Group's rental property expressed as a percentage of its fair value,
taking into account notional acquisition costs.

EPRA Net Initial Yield adjusted to include the effect of the expiration of rent free periods (or other
unexpired lease incentives such as discounted rent periods or step rents).

The ratio of the estimated market rental value of vacant spaces against the estimated market rental value
of the entire property portfolio (including vacant spaces).

The ratio of property operating expenses, overheads and management fees, against rental income,
calculated on an EPRA basis.

Environmental, Social and Governance.

GRESB is a benchmark of the Environmental, Social and Governance (ESG) performance of real assets.
The fair value of rental properties, leased properties and development properties.

Wholly owned balances plus Unite's interests relating to USAF and LSAV.

Wholly owned borrowings plus Unite’s share of borrowings attributable to USAF and LSAV.

Houses in multiple occupation, where buildings or flats are shared by multiple tenants who rent their
own rooms and the property’s communal spaces on an individual basis.

IFRS equity attributable to the owners of the parent company from the consolidated balance sheet
divided by the total number of shares of the Parent Company in issue at the reporting date.

Calculated as adjusted EBIT divided by the sum of net financing costs and IFRS 16 lease liability
interest costs.

Properties which are leased to universities for a number of years.

Like-for-like capital growth is the growth in Gross Asset Value on properties owned throughout the
current and previous years under review.

Net debt as a proportion of the value of the rental properties, excluding balances in respect of leased
properties under IFRS 16. Prepared on a see-through basis. In the opinion of the Directors, this measure
enables an appraisal of the indebtedness of the business, which closely aligns with key covenants in the
Group's lending agreements.

Net debt as a proportion of the value of the rental properties, including balances in respect of leased
properties under IFRS 16. Prepared on a see-through basis.

The London Student Accommodation Joint Venture (LSAV) is a joint venture between Unite and GIC, in
which both hold a 50% stake. LSAV has a maturity date of September 2032.

Properties located in Aberdeen, Birmingham, Cardiff, Durham, Glasgow, Leeds, Leicester, Liverpool,
Newcastle, Nottingham, Sheffield and Southampton.

The total of all assets less the value of all liabilities at each reporting date.

Borrowings net of cash. IFRS 16 lease liabilities are excluded from net debt on an EPRA basis. In the
opinion of the Directors, net debt is a useful measure to monitor the overall cash position of the Group.

Borrowings, IFRS 16 lease liabilities and the mark to market of interest rate swaps, net of cash.

Net debt as a proportion of EBITDA.



252

THE UNITE GROUP PLC | Annual Report and FInancial Statements 2021

GLOSSARY continued

Net financing costs
(EPRA)

Net operating income

(NOI)

Nomination
agreements

Provincial

Prime regional

Property operating
expenses

Rental growth

Rental income
Rental properties
Rental properties

(leased) / Sale and
leaseback

Resident ambassadors

See-through
(also Unite share)

TCFD

Total accounting
return

Total shareholder
return

USAF/the fund

WAULT

Wholly owned

Interest payable on borrowings less interest capitalised into developments and finance income.

The Group's rental income less property operating expenses.

Agreements at properties where universities have entered into a contract to reserve rooms for their
students, usually guaranteeing occupancy. The universities usually either nominate students to live in
the building and Unite enters into short-hold tenancies with the students or the university enters into a
contract with Unite and makes payment directly to Unite.

Properties located in Bedford, Bournemouth, Coventry, Loughborough, Medway, Portsmouth, Reading,
and Swindon.

Properties located in Bristol, Bath, Edinburgh, Manchester and Oxford.

Operating costs directly related to rental properties, therefore excluding central overheads

Calculated as the year-on-year change in average annual price for sold beds. In the opinion of the
Directors, this measure enables a more meaningful comparison in rental income as it excludes the
impact of changes in occupancy.

Income generated by the Group from rental properties.

Investment properties (owned and leased) whose construction has been completed and are used by the
Operations segment to generate NOI.

Properties that have been sold to a third party investor then leased back to the Group. Unite is also
responsible for the management of these assets on behalf of the owner.

Student representatives who engage with students living in the property to create a community and
sense of belonging.

Wholly owned balances plus Unite’s share of balances relating to USAF and LSAV.

The Taskforce on Climate-related Financial Disclosures develops voluntary, consistent climate-related
financial risk disclosures for use by companies in providing information to investors, lenders, insurers
and other stakeholders.

Growth in diluted EPRA NTA per share plus dividends paid, expressed as a percentage of diluted EPRA
NTA per share at the beginning of the period. In the opinion of the Directors, this measure enables an
appraisal of the return generated by the business for shareholders during the year.

The growth in value of a shareholding over a specified period, assuming dividends are reinvested to
purchase additional shares.

The Unite UK Student Accommodation Fund (USAF) is Europe’s largest fund focused purely on income-
producing student accommodation investment assets.

The fund is an open-ended infinite life vehicle with unique access to Unite’s development pipeline. Unite
acts as fund manager for the fund, as well as owning a significant minority stake.

Weighted average unexpired lease term to expiry.

Balances relating to properties that are 100% owned by The Unite Group PLC or its 100% subsidiaries.



STRATEGIC REPORT GOVERNANCE

FINANCIAL OTHER
STATEMENTS INFORMATION

COMPANY INFORMATION

The Unite Group PLC
Executive Team

Richard Smith

Chief Executive Officer

Joe Lister
Chief Financial Officer

Registered Office
South Quay House, Temple Back, Bristol BS1 6FL

Registered Number in England
03199160

Company Secretary

Christopher Szpojnarowicz

Auditor
Deloitte LLP

1 New Street Square, London EC4A 3HQ

1 Find out more online at www.unite-group.co.uk

A
FSC

www.fsc.org

MIX

Paper from
responsible sources

FSC® C022913

Financial Advisers
J.P. Morgan Cazenove

25 Bank Street, London E14 5)P

Numis Securities

The London Stock Exchange Building
10 Paternoster Square, London EC4M 7LT

Registrars

Computershare Investor Services plc
PO Box 82

The Pavilions

Bridgwater Road

Bristol

BS99 7NH

Financial PR Consultants
Powerscourt

1 Tudor Street London EC4Y OAH

Designed and produced by €mMperor

Visit us at emperor.works

(¢

253





