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INVESTING IN SUCCESS

Unite Students is the UK's largest and most
experienced developer and operator of
student accommodation. We provide a home
for 43,000 students in 125 properties in 25

of the UK's strongest University fowns and cities.

We work in partnership with more than 55
Universities, as well as renting rooms directly
to students and we have over 1,000 employees.

Qur culturally-diverse customers are at the
heart of our business and we aim {o provide
them with a home that supports their success,
academic achievement, personal growth
and employability. Working with our partner
Universities we aim to provide the right
accommodation experience for their students.

Our properties provide high quality, well-located,
safe accommodation close to University
campuses, transport and local amenities.,

Our rent includes a study bedroom, all bills,
insurance, 24-hour security and high speed

Wi-Fi throughout our buildings.

We are focused on delivering attractive returns
for our investors, while balancing investment

in customer service, our operating platform
and future development opportunities.
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STRATEGIC REPORT
"7 FINANCIAL HIGHLIGHTS

- STRONG RESULTS ACROSS THE BUSINESS

» Recumng profits up 44%

* Dividend doubled

* Highly visible eamings growth prospects
* High quality development programme
* Positive rental growth outlook

EARNINGS PER SHARE
PENCE

NET ASSET VALUE
PENCE PER SHARE

OCCUPANCY
%
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« Strong brand and scalable
operating platform

* Market dynamics remain positive

« Reservations and rental outiook
for 2015/16 are strong

DIVIDEND PER SHARE
PENCE

TOTAL RETURN
%

LOAN TO VALUE RATIO
%
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STRATEGIC REPORT

UNITE IN BRIEF e

WHAT WE DO -

OUR PURPOSE HOME FOR SUCCESS

OUR CORE PURPOSE 1S TO PROVIDE STUDENTS
UWITH A HOME FOR SUCCESS THIS MEANS
PROVIDING A COMFORTABLE ENVIRONMENT THAT
ENABLES STUDENTS TO ACHIEVE MORE DURING
THEIR TIME AT UNIVERSITY AND REFLECTS

THE DESIRE OF QUR EMPLOYEES TO POSITIVELY
CONTRIBUTE TO MAKING STUDENTS FEEL AT HOME

OUR PURPOSE SITS AT THE HEART OF OUR BRAND

Creatng a Home for Success for our students s only possible
by delvenng great results for all our stakeholders We do this by

= Working in partnershup with Universihies to help them achieve
the nght accommeodation expenence for therr students in
Iine with therr strategic plans

Ensunng that Unite and the students iving wath us bnng
posihive benefits to therr local commiunity and encouraging
integration between the community and students

= Offenng our employees meaningful challenging
and rewarding careers

Delivering sustainable growtng cash flows and consistent
low double digit total returns to cur investors

Home for Success supports our business model and strategy
to create long-term value for all our stakeholders

Read more on page 18

THE UNITE FOUNDATION

IN 2012 LUE SET UP THE UNITE FOUNDATION

The Unite Foundahon 1s a chantable frust providing
free University accommodation aond a generous
annua! scholarship to young people who aspire

to a degree but face the most challenging
circumstances Reflecting our purpose Home

for Success, partlicular emphasis s placed on
suppo_f[lpg students for whom o secure horme

is of particular significance

This year we provided 90 scholarships, which will
increase o arsund 125 in the next academic year,

HOME FOR SUCCESS
SUPPORTS OUR BUSINESS
MODEL BY CREATING
LONG-TERM VALUE FOR
ALL OUR STAKEHOLDERS

-and we committed £8 5 milkon i funding to the
foundaten for the next five years

Find cut more about the Unite Foundahion

e - - - atwwwunitefoundaton co uk
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Cur business is split into two business ynits Operations and Property

OPERATIONS

Filbert Vilage Leicester

PROPERTY

Stratford ONE, London
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The Operations business vnit s responsible for our 125 properhes
including those owned by our co-investment vehicles
Cperations add value by

+ Delivenng high levels of customer service and building trust
in our brand

Lething our rooms to students and our University partners
to delver operating cash flows and earnings

Delivenng sustainable annual growth in rental income
and profits, Increasing the value of our investment portfolic

= Ensunng our infrastructure is able to support cost saving
and service iImprovement inthatives such as mobile working

* Earning @ management fee {or operahng all properhes
on beholf of our co-investment vehicles

Progress 1s measured through earmings per share operating
cash flow, customer satsfaction Higher Education trust and
safety benchmarks

Read more on page 30

Our Property business unil is responsible for our development
and asset management strategy ond oversees our two
co-investment vehicles Property adds value by

* Identifying and managing the delivery of new
development opporfunities to promote sustanable growth

* Maintairing and enhancing the value of our Investment
assets through targeted asset management aclivihes

+ |Identfying ond managing asset disposal actvihies,
generatng capital for re-investment into new
development activity

The key metncs for the Property business unit are net asset
value per share and ioan to value

Read more on page 33
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STRATEGIC REPORT
HIGHLIGHTS

A YEAR OF ACHIEVEMENT

2014 has been a year of achievement across the business

We have made improvements to our operations, service and
business that will contribute to our long-term sustamable growth,
helping us to deliver the best student accommodation expenence
and provide continued support to our students, our Higher Education
partners and the communities within which we operate

W THE MOST TRUSTED BRAND

We announced a £40mre-
investment programme to help
strengthen our market leading
position and deliver our new
purpose, Home for Success

Read more on pages 18- 19

Qur Home for Success investment
will transform our bulldings, service
and digifal ptatforms enabling us
to provide a genuing home for
students which helps them succeed
at University

This year we

* Worked with 55 University partners
to help them meel their
accommodation needs

* Improved our service by extending
our opening hours

Recruted 100 housekeepers
to support our free fortrughtly
kitchen cleaning

* Upgraded to a mimmum 20MB
wi-Fiin all cur properhes, with the
ophon for students to upgrade
to 50MB

* Lounched a new student website
and two student apps

= With our new visual identity won
gold at the London Design Awards

Our investment has been well
received and this year we filled
more rooms than ever, with 9%
of beds let and delivered 3 3%
rental growth

Our customer satisfaction is ot an
all-ime high and we continued 1o
strengthen our relationships with
Universities, lethng 50% of our rooms
through nominahon agreements

99%

BEDS LET

Callice Court, Coventry
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THE STRONGEST CAPITAL STRUCTURE

In 2014 we delivered our best
financial results with recumng
profits up over 44% and we
increased our final dividend
payout by 133%

We achieved rental growth of
3 3% i the year enhancing our
earnings and NAY

We attracted new capital into
the business by

« Rasing £96mn a share
plocing and open offer the
proceeds of which are being
used to further our regional
development programme

EARNINGS PER SHARE
PENCE

s Secunng a new £124 milhcn
10 year debi facility with
Comerstone Real Estate
Advisers Europe LLP helping
us extend debt matunties
reduce the cost of funding
diversify funding sources
and introduce new lenders
to the Group

» USAF successfully completed
a £115m fundraising

The Unite Group plc Annual Report and Accounts 2014

THE HIGHEST QUALITY PORTFOLIO

We opened three new modem
purpose bullt properties
proviching homes for 1,900
students and supporhng
Uriversity partners with their
housing needs

we fully secured our 2014
development pipeline ccguinng
four sites for delivery 1n 2017 and
obtaining planning permission
on four new developments

Read mgre on pages 20
and 21

The Unite UK Student
Accommodaton Fund {USAF)
acquired a 3,000 bed porifolio
from Cordea Sawvills Student Hall
Funct enhancing the qualty of
our portfoho

Read more on page 23

In 2014, we refurbished 25
recephons and common areaqs
and installed LED ighting 1n 31
properties bringing Home for
Success to life, with the rest of
the estate planned for 2015
and 2016 We cregted more
communal areas and provided
maore spaces for students to
relox and socialise in

42937

LED LIGHTING
INSTALLATIONS

133%

GROWTH IN DIVIDEND

3.3%

RENTAL GROWTH

podar oiBayo18

$JUBLIBDIS IDISUDUIY aounuwIaAoh a)I0dioD

LONOLUIONI IS0



STRATEGIC REPORT
WHERE WE OPERATE -

.. THE LEADING STUDENT
~ “ACCOMMODATION PROVIDER

Currently we operate across the UK in 25 crhes, with our top ten markets making up 71% of our fotal beds
On a see-through basis, 45% of our capital s nvested I London

The tables below show the top ten cihies in which we aperate and our top ten properhes by value All the towns

and cihes Unite operate in are highlighted with red circles on the map the numberin the circle correlates toits

position as one of our fop ten ches The map also highlights the locahon of our top ten properties by value and
provides a littte more insight into bed numbers and what the property has to offer students

At the bottom of the page you can see our development pipeline unhl 2017 once complete it will bring
6,720 beds to the market You can read more in our property review on pages 33 - 346

TOP TEN CITIES IN WHICH WE OPERATE

2014 Completed FTstudent Prorjr?glfl?e?
rank City beds numbers share
London 7378 282 648 26%
2 Sheffleld 3728 46 B89 B80%
3 Lverpool 3398 37 613 ?0%
4 Leeds 3215 49 779 6 5%
5 Bristol 2998 38 492 7 8%
& Birmingham 2422 56 321 4 3%
7 Manchester 2337 58105 40%
8 Glasgow 2155 50413 4 3%
9 Leicester 1685 29 292 58%
10 Partsmouth 1402 18 720 7 5%
30718 468 342 446%
Proportion of Unite portfolio 7%
TOP TEN PROPERTIES BY VALUE
Rank Property City Beds
1 Maonraker Pont London 674
2 Stratford ONE London 1001
3 Woburn Place London 462
4 The Plaza Leeds 1497
H St Pancras Way London 57N
[ Grand Central Liverpool 1,236
7 Ermily Bowes Court Lendon 694
8 The Forge Sheffield 1378
? Parkway Gate Monchester 729
10 Norih Lodge London 528
OUR DEVELOPMENT SEPTEMBER 2015 COMPLETION SEPTEMBER 2016 COMPLETION
Trenchard Street, Bristol, (Wholly owned) Greetham Siree?, Portismouth
PIPELINE 483 beds (Wholly owned)
Angel Lane, London (LSAV) 836 beds
759 beds Causewayend, Aberdeen (Wholly owned)
399 beds
Far Gosford Streed, Coveniry (Wholly owned}
270 beds
Stapleton House, London (LSAV)
Bé62 beds
Wembley Park, London (LSAV)
499 beds

8 The Unite Group plc Annual Report and Accounts 2014




SEPTEMBER 2017 COMPLETION
Newgate Sheet, Newcostle

(Wholly owned)

6046 beds

$t Leonards, Edinburgh (Wholly owned])
550 beds

Tara House, Liverpool (Wholly owned)
598 beds

Constitution Street, Aberdeen
{(Wholly cwned)

458 beds

The Unite Group plc Annual Report and Accounts 2014
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: -CHAIRMAN'S STATEMENT

—__-A-STRONG FOUNDATION

- -~ ~2014 WAS ANOTHER STRONG YEAR
FOR THE GROUP, CONTINUING THE
EXCELLENT MOMENTUM OF RECENT
YEARS WITH FURTHER IMPROVEMENTS
IN ALL KEY PERFORMANCE MEASURES.

2014 was another strong year for the Group conhnung
the excellent momentum of recent years with further
improvements in all key performance measures This
strong performance reflects the high quality of our
portfolio, the increasing power of cur brand and
opematng platform and the strength of our capital
structure The positive strategic steps we have taken
over the past few years in each of these areas have
allowed us to take full advantage of a supportive
environment in the student cccommedation sector

The rate of progress In the business has been
encouraging Dunng 2014 we launched Home for
Success and saw customer satsfachon again rise
toits highest everlevel Our Property team oversaw
£102 milion of development achivity, £137 milion of
acquisihons and £268 milicn of asset disposals, and
we simplified and strengthened cur capital base
by exiting or merging joint ventures and successfully
raising new equity, both on balance sheet and in
our mult-investor fund USAF

The wider student accommaodotion market remains
encouraging Record numbers of studenits started

at University for the 2014/15 academic year (512,000,
anse of 4% year on year) and this helped drive
ike-for-like rental growth of 3 3% and 99% occupaoncy
across the estate Reservahons for the 2015/16
acodemic year have commenced in a similarty
positive vein

PHIL WJHITE
Chairman

We are committed
to a culture of good
governance and
recognise thot it

1s essential fo
protechng
shareholder value

Read more on
pages 44 - B4

The investment market has also proved to be strong
with an increasing numtser and range of investors
seeking exposure o the sector This contnbuted to
a modest 20bps of yield compression in 2014, 15bps
excluding the effect of portfolio mix changes and
sustained interest in this asset class suggests there

15 likely to be further iInward movement in 2015

Looking forward we confinue to have excellent
visibility of sustained earnings growth for the next
few years This s driven by prospechve like-for-like
revenue tncreqses underpinned by positive market
fundamentals, the delivery of a highly accretive
development pipeline and excellent operaling
leverage meaning that a tligh proportion of growth
in net operating ncome flows through to profit We
are mindful of the nisks posed by a recovenng UK
economy namely nsing interest rates and potential
build cost inflation as well as the uncertainty
surrounding the upcoming General Election

but continue to look forward with confidence

PHIL WHITE
Chairman
23 February 2015

The Urite Group plc Annual Report and Accounts 2014




-2 BUSINESS MODEL AND STRATEGY

CREATING LONG-TERM VALUE

Qur focused business model seeks to deliver low double digit total retums and sustainable, growing cash flows

by being the most trusted brand in the sector, having the highest quality portfolic and maintaining the strongest
capral structure in our sector Delivenng great customer service and building strong relationships with our
University partners, the communities iIn which we operate, our customers and employees is crucial o our success

we have a customer-focused approach and work closely with
our Higher Education partners to provide a seamless service to
therr students, tallonng our service to meet ther needs

We work stralegically with University leaders, using our knowledge
and expenence to help them with the realisatien of their estates
and residences strategies

ACTING RESPONSIBLY

We recognise that all businesses have a duty o manage

therr operahons in a way that has a positive effect onall
stakeholders we take this responsibility very senously We bring
people together bulding strong relationshups with our local
communuhes, chanhes, businesses Universiies and the 43 000
students who make Unite therr home, creating additonal voilue
for wider society

Read more on page 40

The Unite Group plc Annual Report and Accounts 2014
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In addition o the work of the Unite Foundathon (page 4] we
support three chantable organisahions which align with our
purpese Home for Success andin 2014 we agreed a nahonal
partnership with Cancer Research UK, giving students the
opportunity to donate unwanted geods through collechon
bins In our properhes Read more about our charty partners

in our Corporate Responsibilty and Sustainability (CR&S) report,
www unite-group co uk/CRS




STRATEGIC REPORT
STRATEGIC PRIORITIES

STRENGTH THROUGH STRATEGY

Dunng 2014 we continued to deliver the clear consistent strategy
that has underpinned Urite's strong performance nrecent years

+ To grow recumng profits and cash flow through a combinahon
of rental growth new openings and cost savings, while bulding
an increqsingly strong brand

+ To enhance cur portfoho quality through a programme of
highly selective developments focusing on Londen and sirong
regional locations also through the disposal of non-core assets

By maintaining the most trusted brand in the student
accommadahion sector, the highest quality portfolio and
the strongest copital structure, we are delivenng sustainable
growing, recuring cash {lows and increasing the value of our
business each year Two thirds of cur recurmng cash flow is
distnbuted to shareholders as dividends, and the remainder
15 re-invested into the business to promote sustainable

growth This yecr, we made good progress on all fronts

To strengthen the Group's capital base

OUR STRATEGIC PLAN

STRATEGIC PRIORITY

Most Trusted Brand

In 2014 we announced @

two year £40m re-investment
programme to strengthen our
market leading posthon Our
investment in our brand will
help us deliver further service
improvements and operational
efficencies

we alse continued to invest

In our people provicing clecr
career progression and
accredited training for all levels
we commiited £8 5 mithon in
funding for the next five years
to the Unite Foundation

Read more on page 18

Highest Quality Portfolio
Throughout 2014 we made
good progress improving the
qualty of our portfolio through
proachve asset management
disposing of further non-core
assets, and we made
significant progress delivering
and secunng our regionai
development programme

Read more on poge 20

Strongest Capital Structure

We made substantial progress
with our financing activily durning
2014 We reduced ourjoint
ventures frorm four to two, raised
new copital into both Unite and
USAF, introduced new lenders to
the Group and completed our
refinancing activity

Reod more on page 22

Key performance Indicators [KPIs}
Read more on page 24

PERFORMANCE

-

.

we installed LED hghting in 31 properhies
and refurbished 25 reception and
common areqs improving the physical
space for staff and students

We upgraded Wi-Fi to a minmum 20MB
and launched our new student website
and our exclusive app 'World of Unite’

We recruited 100 additonal house-
keepers to provide free fortnightly
kitchen cleans

Our service sahsfachon increased
to its highest ever level

We completed three properties
on time and tc budget for 2014/15
academic year

We now have seven sites In strong
regional locahons and obtained
planning consent on four developments

We sold our remaining non-core assets
and exited our OCB joint venture
through the sale of its portfolio using
the funds to Increase our stake in USAF
o 50% and merging UCC and LSAY

In March we raised £946 milhon in a share
placing and open offer to further our
regional development and completed
a £115 millon fundraising through USAF

We secured a £124 milicon 10 year debt
faciity with Cornerstone Reql Estate
Adwisers Eurape LLP

We delivered our £PS yield target a year
ahead of plan and increased dvidend
by 133%

Key risks o manage

Read more on page 27

FUTURE OUTLOOK

These investments will provide the
foundaton from which we will continue
to build our brand In 2015

We will continue 1o investin our digital
platforms and our people and plkace an
ncreased focus on the Ink between
gccommodahon and success at University

We are establishing a smaill
operational presence tn Beyng
for our Chinese customers

We will logk to mainiain our highest ever
occupancy and bulld on the record
customer sahsfachon achievedin 2014

we see further development opportunities
instrong regional locations cver the next
12-18 months parhcularly in hght of
encouraging demand outlook for student
accommodahion and the removal of the
student number cap (see Market overview
on page 16)

London remains an appealing locaton
for new development and we wil!
continue to monitor the market closely

to establish when development becomes
feosible again

Dunng 2015 we will continue fo
strengthen the Group capital base and
deliver sustainable, growing recurmng
casn flows Qur focus 1s on maintaining the
strongest capital structure and delivenng
ottractive returns to our shareholders

Directors' Remuneration Report

Read more onpage 72

The Uriute Group plc Annual Report and Accounts 2014



: CHIEF EXECUTIVE'S STATEMENT

T ‘BUILDlNG MOMENTUM

Throughout 2014 we conhnued fo deliver the

clear consistent sirategy that has underpinned
performance since 2010 This strategy 1s based

on three core objectives and 1s designed to deliver
sustainable growth in recummng profit and cash flow
forthe long term Our three core objectives are

« To build the most trusted brand in our sector
+ To operate the highest quality portfolio In our sector
+ To have the strongest capital structure tn our sector

we continued to make good progress on all fronts
and this s reflected in our key financial ndicators

FINANCIAL HIGHLIGHTS

4 2013
EPRA earnings {recummng) £33 3m £23 Im
EPRA EPS (recurnng) 172p 13 6p
EPRA NAV per share 434p 382p
Dvdend per share 12p 48p
Totol return on NAY 15 0% 10 5%
See-through LTV raho 4% 49%
Operations cash flow £350m £232m

The Unite Group pic Annual Report and Accounts 2014

WITH RECURRING PROFITS UP OVER
40% AND A HIGHLY VISIBLE GROWTH
TRAJECTORY FROM HERE, WE ARE
PLEASED TO ANNOUNCE A STEP
CHANGE IN OUR DIVIDEND TO

A 65% PAYOUT RATIO.

MARK ALLAN

Chief Executive Officer

We acheved our
strategic target of
a 4 5% EPRA EPS
yield on NAY during
2014 a yearahead
of plon

The business has now delivered an average total
retum on equity (NAV growth plus dividends) of

11 1% over the past five years, in ine with our stated
objective of delivering low double digit balanced
totalreturns Yields have compressed by 40bps {6%)
over that five-year pernod (portfolo average now

6 3%) and the vast majonty of the total return
therefore reflects intemnat value creahon

EPRA earnings now account for 30% of retuns
compared with 2% 1n 2010 and we achieved our
strategic target of o 4 5% EPRA EPS yield on NAY
dunng 2014 a year ahead of plan Dividends for the
full year are 11 2 pence per share representing an
increased payout ratio of 65% of EPRA EPS, and are
1 4 imes covered by eperations cash flow

[odal oiBajons
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STRATEGIC REPORT

CHIEF EXECUTIVE'S STATEMENT CONTINUED

COMPONENTS OF TOTAL RETURN

014 2013 2012 2011 2010
EPRA EPS yield 45% 39% 31% 09% 1 0%
Copital growth 60% 4 4% 54% 49% 6 6%
Development profits 45% 41% 4 6% 69% 6 4%
Other - (19)% (23)% (4 71% 27)%
Totalreturn 150% 10 5% 10 8% 80% 1 3%

* Other factors over the five-year penod comprse one-off items such as swap close outs UCC performance tee share plocings and UMS costs

Looking forward rental inflation and developrment
activity are likely to remain the primary drivers of
capital growth, although the high level of iInvestor
interest in the sector at the present tme suggests that
yield compression 15 also likely to feature dunng 2015

BUILDING THE MOST TRUSTED
BRAND IN OUR SECTOR

In Aprik, we launched Home for Success, captunng
the Group's core purpose which is to provide
environments that help students succeed dunng therr
tirme at University ond placing this at the heart of our
brand idenhty This has dniven a senes of investments
into our core product and service offenng both
physical and dgital, which commenced dunng

2014 and will conhinue throughout 2015 and beyond
Above all however Home for Success reflects the
desire of our employees to contnibute positively to the
expenences of students living with us 2014 has been
another strong year across the business and | would
like to thank all of our employees and congratulate
them on therr achievements

Home for Success has been launched at a time
when students are beconming ever more demanding
consumers Al the some hme Universities are
increasingly looking for long-term partners from the
prvate sector in a range of areas and we believe
our compehtors will struggle to respond quickly
either because of a lack of sutficient scale, financiot
1ssves or because they are concerned with securnng
and integrahng acquisithons We believe this will result
in enhanced compehtive advantage for Unite

As evidence of this dunng 2014 our service sahsfaction
levels again increased to thewr highest ever levels
partly reflecting the launch of Home for Success We
also secured excellent results in our independently
assessed employee effectiveness and University trust
scores This translated not only 1nto progress agomnst
our trusted brand objective but also stronger financial
performance net operating income (NOI) margins
increased to 72 5% we achieved our strategic target
of a 4 5% EPS yield on NAV a yeor ohead of plan and
reservations for 2015/16 are at 5% (62% at the same
point in 2014)

Home for Success
reflects the desire
of our employees o
contribute positively
to the expenences
of students living
with us

OPERATING THE HIGHEST QUALITY
PORTFQLIO IN OUR SECTOR

Dunng 2014 we continued to achively manage our
portfolio seeking both to iIncrease the size of cur
estate and conhnue to enhance quality through o
combinahon of new developments, upgrade and
refurbishment achvity acquisitions and asset sales

Qur operahonal portfolio increased in size to
43,000 beds from 41 000 beds at the stort of the
year, following the successful completion of our 2014
development pipeline (1 900 beds} the acquisthon
by USAF of a igh quality regional portfolio {3 000
beds) and £248 million of asset sales (2 000 beds)
Qur secured development pipeline which will
contnbute meaningful upside to future eamings
and NAV as projects are completed, grew to 6,720
beds having secured new development projects in
strong locations such as Aberdeen Newcastle and
Edinburgh On a see-through bass, our property
portfolio grew 19% to £1 624 millon dunng 2014

with 45% of the investment portfolio in London

Qur focus for securnng new development sites during
2014 was onstrong regional locahons where we can
achieve the nght balance of an appropricte return
on capital and affordable rents for students This
preved a successful strategy and the £137 million
acquisithon by USAF of the Cordea Savills Student Hall
Fund portiolc demonstrated that opporturuties shil
exist to add vatue through the acquisition of
operational assets with asset monagement potential
London remains an attrachive, albeit expensive
market and although as expected we did not

add any new development projects to our existing
secured London pipeline we are keeping the market
under careful review 1o determine when condittons
might suppert further development Strong regional
University ciies conhinue 1o represent an excellent
opportunty to secure new development sites and
we expect to add further sites to our pipeline
throughout 2015

The Unite Group plc Annuct Report and Accounts 2014




Disposaol actmty tn 2014 focused on seling a smalk
number of remaining non-core legacy assets and
exiting our OCB joint venture through the sale of its
portfolio Sales totalled £268 milhon in the year (Unite
share £108 millon) representing 9% of the investment
portfolio The proceeds were used to repay borrowings
as well as fund new development and in the case

of the Casis Capital {OCB) sale, Increase our stoke in
our Londen Student Accommeodation Joint Venture
{LSAV] Portfolia recychng remains animpaortant part of
our strategy and we expect to sell a further £70 milion
o £100 milien {Unite share) dunng 2015 which will fund
further development actiity

MAINTAINING THE STRONGEST CAPITAL

STRUCTURE IN OUR SECTOR

Net debt grew by £31 million (4 7%) to £697 millon on
a see-through basis during 2014 despite a significant
capital expenditure programme of £140 million {Urute
share) across development achvity acquisitions and
refurbishment and upgrade spend Besides the small
increase in net debt, this iInvestment was funded by
asset disposals, retained profits and new equity
Loan-to-value ratio fell from 49% to 43% across the
course of the year again on @ see-through basis as
the value of our property portfolio grew more rapicly
than the level of our borrowings We continue to
target a 40% loan to value ratio over tme

In March we raised £96 million of equity via a share
placing and open offer Approxmately half of the
proceeds were invested In acquinng new USAF
units with USAF subsequently using the proceeds
to part-fund the acquimtion of the Cordea Savills
Student Hall Fund portfolio and the remainder has
been fuly allocoted to new development projects
as we expanded our highly accrehive regional
development programme

Our average cost of debt remains at 4 7% foran
average unexpired term of seven years (2013 4 7%
and seven years respechvely] and this continues to
be meaningfully accretive to the ungeared returns of
our investment portfolio {6 3%} and the average yield
on cost for our development pipehne (9 3%) We will
conlinue to take advantage of opportunities to lock
in low interest rates where appropriate dunng 2015

As well as strengthening our capital structure further
dunng 2014 we alsoc simpliied It by exiting our OCB
joint venture using our share of the sale proceeds lo
ncrease our stake in Unite Capital Cilies (UCC) to
50% and then merging UCC info LSAV, our other 50%
joint venture with GIC  As aresult, we have reduced
the number of co-nvestment vehicles from four-to-
two [USAF and LSAV} both of which are core
long-terminvesiments for us and compiémentary to
our own balance sheel and strategy

The Unite Group plc Annua! Report and Accounts 2014

As well os further
strengthening our
copital structure
durning 2014 we also
simplified it by
exihing our OCB
joint venture

OUTLOOK

The outlook for the student accommodation sector
remains posihve The student intake for 2014/15 was
the highest ever and s ikely to Increase agan in
2015716 wath the removal of the student number
cap white the supply of new accommodation

15 shill struggling o keep pace wath this growing
demand Universities for the most part remain capital
constrained and the majonty of new investment
targeting the private sector 1s acguinng operational
assets rather than adding new capacity Demand/
supply dynamics rermnain favourable

The removal of the student number cap s likely to
have a significant impact although not all Universities
willincreqse enrclments matenally as a result the
highest ranked institulions have effectively been
operahng in an uncapped maorket for some imea while
for tower ranked Universities the nsk of losing market
share s heightened Middle ranked Universihes are
arguably best placed fe benefit

The volume of capital targehng investment in the sector
18 sgnificant both in terms of the absolute amount and
the range of investors involved There are a number of
migjor portfolo sales likely to conclude dunng the first
half of 2015 and we expect yield compression to
feature more prominently as a component of returns

N the year ahead

The recovenng UK economy presents some nsks, most
significantly the prospect of nsing interest rates and
build cost inflation, but we are managing the business
In a disciplined way to ensure we can deal with

these nisks as and when they anse The upcoming

UK General Election inevitably generates some
uricertainty, but Higher Education s an area where
the mamn polihical parhes are each supportive from

a policy perspechve

In this context we believe Unite rermains well positoned
to benefit from the strong market dynamics in the
years ahead We have a high quality portfolio with
excellent rental growth prospects, anincreasingly
strong brand a scalable operafing platiorm which
affords us excellent operating leverage a very strong
development pipeline detvenng high returns and @
strong capital ase which has locked inlong-lerm
low interest rates Taken together these charactenstcs
provide a highly visible growth trajectory forrecurnng
profits, cash flow and dividends in the years ahead

Our 2014 strategic report from page 1 to page 41
has been reviewed and approved by the Board of
Directors on 23 February 2015

MARK ALLAN
“Chief Executive Officer
23 February 2015

yodal oifsibys

$JUSLUISIDJS [OIDUDUI aoupuianob apiodion)

UONOLLIOJUI IBYIO

15



STRATEGIC REPORT
MARKET OVERVIEW

Tl 4w

THE LEADING PLAYER

IN A GROWING MARKET

MARKET HIGHLIGHTS

» Highest ever studentintake in 2014/15
with 512 000 students accepting places

= Apphcahons exceeded accepltances
by 180,000

* Removal of student number control cap
In 2015 will see student intake increase

» Supply of new student accommodation over
next three years likely to be less than the growth
In student numbers

AFTER A FURTHER £2.2 BILLION
OF TRANSACTION IN 2014, UP
FROM £2.1 BILLION IN 2013,
THERE ARE NOW THREE MAJOR
PORTFOLIOS OF ACCOMMODATION
ON THE MARKET AND EXPECTED
TO BE SOLD IN 2015.

Read more on page 34

STUDENT TRANSACTIONS
£ BILLIONS

We are forecasting
rental growth of
atleast 3% for
2015/16 following
the removal of

the student
number cap

OUTLOOK

wWe expect demand for UK Higher Educahon to
remain strong oth from domeshc and international
students Urute has concentrated its activities near
stronger Universihes and these Universihies are well
placed fo benefit from the greater level of market
forces in the sector and we expect all strong Uruversity
towns and cihes to expenence sustained growth

As aresult of the favourable supply/demand factors
we conhnue to believe that the rental growth outlook
willremain pesitive for some hme We are forecasting
rental growth of at least 3% for 2015/16 following the
removal of the student number cap

New compethtors have entered the sector over

the past two fo three years pnmanly through the
acquisition of exishng portfolios These new entrants
have ntroduced new capital to the sector but there
has not yet been any fundamental shift in competitive
dynamics in the markets in which we operate We
anticpate that there will be o penod of fime whilst
these new entrants establish and embed themselves
and theirr operatng models

The level of new development activity in London
has slowed considerably due to the strength of the
real estate market and potential returns from other
development uses We expect around 32 000 new
beds to be delivered over the next three years
Increasing land and build costs will put pressure
an development returns beyond this hme honzon

Whilst the outcome of the Genercl Election in

May 2015 could lead to some changes in Higher
Educahon policy the three mojor pohtical parhes
are supporters of Higher Educghon, and are
encouraging further growlhin the sector A change
in government could lead to a penod of uncertainty
for Higher Education, but we believe that it will not
change the general frend of growing student
numbers in the medium term

92% OF UNIVERSITY APPLICANTS
WHO PLAN TO LIVE AWAY FROM
HOME HOPE TO LIVE IN HALLS.

Unite Students Student Expenence Survey Students
Maotter 2014

The Unite Group plc Annual Report and Accounts 2014



FULL TIME STUDENT NUMBERS
MILLIONS

APPLICANTS AND ACCEPTANCES
THOUSANDS

LWHERE STUDENTS LIVE
x

TOP OPERATORS
THOUSANDS

INTERNATIONAL STUDENT MOBILITY 2009
3 7 MILLION INTERNATIONAL STUDENTS

INTERNATIONAL STUDENT MOBILITY 2012
4 5 MILLION INTERNATIONAL STUDENTS

The Unite Group plc Annual Report and Accounts 2014
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AS WELL AS BEING THE
LARGEST PROVIDER OF
PURPOSE BUILT STUDENT
ACCOMMODATION IN THE

UK WE ASPIRE TO REINFORCE
OUR POSITION AS THE

MOST TRUSTED BRAND

IN THE SECTOR.

n 2014, iving with Unite Students got even beller
with the anncuncement of our new purpose —
Home for Success

Home for Success 1s a £40 milion two year
investment into our business that will enable

us to provide students with a heme that helps
them achieve more from their ime at University,
whether defined as academic achievement
personal growth or employability

We are channeling our Investment into four key
areas of the business physical digital, service
and people The investment will bring tangible
benefits to our students, and reflects the desire
of our employees to make a positive contnbution
to studenis’ ime at University

THE MOST
TRUSTED BRAND
IN THE SECTOR

The Unite Group plc Annual Report and Accounts 2014
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HOME FOR SUCCESS

The physlcal condition of cur builldings has been
improved through our more youthful visualidenhiy
The design won gold in the Brand Design calegory
at the London Design Awards This visual identity
has been implemented at all of our properhes

We installed LED hghhng in 31 properhes, mproving
students' expenence and reducing our carbon
footprint ond operating costs We refreshed 25
reception and common rooms with our new

lock and fee! The remaining properties wilt

be completed in the next 18 months

As part of ourimprovements to service we
ntroduced free fortnightly cleaning in all
kitchens and living areas in our shared flats

Students ranked cleantiness as one of the top
three most important considerations when
choosing somewhere to ive in our 2014 student
expenence survey, Students Mather

51,100

KITCHENS CLEANED IN 2014

We made significant investment in our
digital offenng

* Upgrading to a minimum high speed 20MB
Wi-Fi in all cur properhes

* Launching our new stfudent website providing
an improved user experience and adding
Chinese language content

¢ Launching World of Urite, our exclusive app
helping students meet new frends and build
connections before they ammve

We are alse inveshing in cur people introducing
arange of flexible benefits and new development
programmes in 2015, and we have signed up to the
Living Wage

Qur Home for Success plans were fested and
valdated by cur ?00strong student panel This
work 1 ongoing and we will continue to invest
In our business to ensure that we continue to
have the most trusted brand in the sector

The Tarnery, Leeds
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___ 72% OF STUDENTS BELIEVE
- S STHAT ACCOMMODATION

T .. TAFFECTS THEIRSSUCCESS ™, =772 1I™

WHILST AT UNIVERSITY.

|

|

|

|

[
T |

!
Source Unite Students Student Expernence Survey, |
Students Matter 2014 '
We prnde ourselves on maintaining the highest
quaiity portfolic from sourcing the best
development opportunities in the strongest
locations, to carefully managing our exishing
estate We regularly review the qualty of our !
exshng properhes to ensure they are cperationally |
efficient and continue to provide the best |
accommodation for students

This year we recycled 9% of our total portfolio and |
used the preceeds to fund new development
and reduce bomowings

HIGHEST ;
QUALITY
PORTFOLIO
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PLANNING SECURED IN 2014

Iy

399

CAUSEWAYEND, ABERDEEN

odar wBaous

Unite has operated in Aberdeen since 2001

and cummently provides o home for 1 300 studenis
across four propertes, all in great central locations
providing easy occess 1o The University of
Aberdeen and Robert Gordon University

Qur new development site at Causewayend was
acquired from Aberdeen City Council The 399
bed scheme wilhinclude the refurbishment of a
redundont Grade Clisted school bulding as part
of the design, bnnging an old bullding back to Iife

asuousaaob aypiodioD

In November pianning was granted by officers
under a delegated decsion With most schemes
of this scale having to be heard at committee for
approval osole officer’s recommendation
highlights the confidence Aberdeen has in Unite:
This confidence 1s based on Unite’s ability to deliver
the development with the reuse of the existing
histoncal buldings, and te continue to support the
Universihes in the city

Wark 1s due to commence in March 2015 with
completion in hme for the 2016/17 academic year

In 2014 Unite was granted planning for 2,796
beds across four sites

862...

STAPLETON HOUSE, LONDON

836...

GREETHAM STREET, PORTSMOUTH

699 ..

OLYMPIC WAY, LONDON

Ermily Bowes Court London

The Unite Group plc Annual Report and Accounits 2014 2]
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~ THIS YEAR WE MADE
PAFESHMEANINGFUL PROGRESS
=~ TTETSIMPRIEYINGZOUR CAPITAE
STRUCTURE, REDUCING OUR
NUMBER OF JOINT VENTURES
FROM FOUR TO TWO.

Dunng 2014 we raised new capital into both Urite
and USAF to fund growth into strong regional
markets and completed our refinancing activity

The sale of our QCB joint venture assets helped
accelerate the merger of UCC and LSAVY We
used the funds from the sale to increase our
holding in USAF to 50% and in December,
merged UCC with LSAV Thus allowed us to delver
our plan to smplfy cur co-investiment vehicles

-~ STRONGEST
CAPITAL
STRUCTURE

22 The Unite Group plc Annugl Report and Accounts 2014
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USAF RAISED CAPITAL
AND ACQUIRED PORTFOLIO

In March, USAF successfully completed a

£115 milien fundraising These proceeds were
used o reduce leverage and acquire a portfolio
of mne regional assels from the Cordea Sawills
Student Hall Fund

The portfolio of 3,000 beds was acquired for

£137 milion ond adds to Urmte’s exishng presence
instrong regional locations with properties
located in Bath Brmingham, Bradford Bristol,
Edinburgh Leeds, Loughborough, Portsmouth
and Preston Unite currently manages the
properhes in Bath and Porlsmouth under leases
offerning us the potenhal to enhance returns as
these contracts’are re-negotiated

The acquisiion increased USAF's property portfolio
value by 10% and the fund now compnses 24,820
beds in 68 properties across 22 UK towns and cities

USAF 1s Europe's largest non-listed real estate

fund focusing purely on student accommodation
invesiment assets The £1 é bilion fund s an
open-ended iInfinite life vehicle and Unite has

© 22% stake

3,000 ...

ACROSS 9 PROPERTIES, IN 9 LOCATIONS FOR
£137 MiLLION

St Pancras Way, London
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STRATEGIC REPORT
KEY PERFORMANCE INDICATORS [KPIs)

DELIVERING SHAREHOLDER VALUE

Our KPIs have been selected to provide a balance between financial and operatonal targets They compnse

the key mencs that we focus on fo run our business

FINANCIAL KPls

EARNINGS PER SHARE
PENCE

MEASURE
QOur EPRA earnings KPI 15 @ measure of profit per share in ing with
EPRA guidetnes

COMMENTS

Consistent improvement in performonce has been driven by high
levels of occuponcy rental growth cost control and enhancements
to our portfolio The strong growih in EPS underpins our strategic
prionties 1o ke the most frusted brand and establish the strongest
capital structure

TARGET

Dehver visible and meaningful growth in EPS by maintaning

high occupancy ond rental growth and delivering the
development pipeline

TOTAL RETURN
%

MEASURE

The total return to shareholders is the ratio of growth n EPRA NAV plus

dividends paid as a percentage of opening EPRA NAY

COMMENTS

Total return has averaged over 11% in the last five years dnven by the

growth inrecumng earnings, NAY growth and dvidends Maintaining
a strong fotal return from our portfoho s a result of our business model

and delivery of our strategic priorities

TARGET

Continue {0 delver low double digit total returns

NET ASSET VALUE
PENCE PER SHARE

MEASURE

QOur EPRA NAV per share measures the market value of properties
and developments less any debt used to fund them plus any working
capitalin the business

COMMENTS

Consistent NAY growth has been delivered through rental growth
development profits and retained earnings Our sustainable growih
In NAY reflects the implementalion of the business model and our
strategic priority to build the highest quality portfolio

TARGET
well ploced to continue delivenng strong balanced retumns
contributing to o low double digit total return

LOAN TO VALUE RATIO
%

MEASURE
Qur ratio of net debt to property values

COMMENTS

Continued fo deliver reduction in LTV through ongoing focus on
disposals and growing the value of the property portfolo QurlTv
reflects our strotegy to build the strongest capital structure in

the sector

TARGET

To confinue reducing LTV {0 40% over ime

The Unite Group plc Annual Report and Accounts 2014



OPERATIONAL KPls

SAFETY

MEASURE

The number of reportable acaidents in our operations business
each year as a means of assessing our success m approaching
health and safety

COMMENTS

Our Accident Incident Management Sysiern [AIMS], has provided

us with greater visibility on our Incident reporting enabling us fo
implement new ways of working that have improved efficcency Safety
1s ahigh prionty within our business and supports our strategic prionty
1o be the most trusted brand in the sector

TARGET
We stnve to reduce the number of reportable ncidents year on year

EMPLOYEE EFFECTIVENESS %

MEASURE

This year we have developed a sharper focus on employee needs
and satsfoction and as aresult we have introduced a new employee
survey tool run by Hay Group, called Employee Effectiveness The
new report examines factors beyond satsfaction looking at both
employee enablement and engagement We have converted our
five-yearrecord toreflect the new sconng systermn and gong forward
2014 will provide the benchmark for the Group

COMMENTS

This yeor we achieved our highest ever survey participation rate Qur
new survey results provided detailed nsight into the motivahons and
drivers of our employees and posihons us 6% above the General UK
indusiry Benchmark (47%) and 1% behind the High Performing Industry
Benchmark (54%) in our first year Our ongoing focus to continue
mproving employee effectiveness will enable Unite to improve the
management of the business model and deliver our shrategic prnionhies

TARGET

In 2015 we will focus on people development reward and
recognition clongside line management and empowenng teams
in order to grow employee effectiveness as o core strength We are
targetng a 2% increase next year and a move into the High
Performing Industry Benchmark

The Unite Group plc Annual Report and Accounts 2014
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CUSTOMER SATISFACTION
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MEASURE

We undertake an independent survey with TNS twice a year to
understand our relationship with our custorners the expenence
we provide and therr ikelihood to rebook ond recommend Unite
Companes recelve a score which s benchmarked agarnst other
comparnies across Burope

COMMENTS

The improvement In customer satisfachion over the last few years
reflects the drive to put our customers atf the heart of everything we
do and build on our strategic prionty to be the most trusted brand in
the sector Our current score places us within the top 33% of service
providers to private customers in Europe

TARGET
we am fo reach the top 10% of benchmarked companies within the
next three years

$JUBLUIBIDJS [DISUDUIY

UOHDWLIoULIBUIO

HIGHER EDUCATION TRUST

MEASURE

Since 2011 we have undertaken onnual qualitatve research with
our Higher Education pariners to undersiand ther perception of
Unite and the degree to which we meet therr needs and those of
therr students This generates on annual *trust score’

COMMENTS

Understanding what cur Higher Education partners need fromus,
both for themselves as institutions and for ther students 1s a vital part of
mproving our level of service to become the most trusted brand in the
sector The overall score has fallen by one point and whilst cur Higher
Educaton partners welcomed the Home for Success announcement
we now need to deliver on ocur commiments for this to be reflected n
our score

TARGET
We aim to become the accommodation partner of chonce for the
Higher Education sector
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STRATEGIC REPORT
MANAGING OUR RISKS

EMBEDDING A RISK
MANAGEMENT CULTURE

At Unite Students, nisk s assessed and managed as anintnnsic

The open and accountable culture of our orgarisation set

and fundamental part of our strategy The Board, when sething by the Board leads to an open and accountabie culture for

our strategy and overseeing ils implementaton, determines the nsk management The Property and Operahons business units
nature and extent of our significant nsks as well as our risk appehte | maintain 'nsk rackers' which are owned and managed by
alongside our three strategic objectives The Board olso ensures one person from each unit The trackers clearly idenhfy specific
sound nsk manogement and internal control systerms are in place | business nsks and therr real and inteligible impact to our business

commensurate with this nsk

The Board undertakes a formal nsk review at least twice a year
This involves @ thorough review of our matenal nsks and serves as
an opportunity to step back and consider any emerging nsks

This risk tracking approach is embedded withun Unite Students
and leads o afocused tachle and substantive approach to
risk management

Strategic objective

Related risks

Most trusted brand in the sector

The heaith scfety wellbeing and secunty of the 43 000 students who make Urite Students their
hame 15 the foundation ta our reputation and continued facus on heolth and safety s key to
buiding and maintaining thus trust

Inaddihon the nsk of customer demand reducing due ta general market issues {such s chonges
n government policy on Higher Educaton funding and immigration new enfrants in the market
or macro 1ssues) underiines why developing the most frusted brand in the sector 15 eritical for
long-term success

Highest quaity portfolio

Maintain and improve our portfolio wihilst navigating site selecton development and planning risks
aswell as disposal nsks

Strongest copital structure

Maintan a timely approach in extending debt matunhes reducing the cost of funding diversifying
our funding sources and intreducing new lenders to the Group

RISK COMMITTEE

The Risk Committee meets quartery and serves as
a bndge between the business unit beards and the
Board and allows a focused forum for risk review

COMPOSITION OF RISK COMMITTEE
= | JLister— Charr of Risk Committee
and Chief Financial Officer

= R C Simpson—MD Property

The Risk Committee thoroughly reviews and scrutiruses
the business urut nsk management plans and activihies
and ensures these business nsks are being considered
holistically This provides a conduit for the free flow

of information on nsk across the business units

and through to the Boord The Risk Committee

also monitars Group polctes and the most

important controls as well as prontsing

othernsk monagement achvihes

* RS Smith - MD Operchions

» C R Szpojnarowicz - Company Secretary
and Heod of Legal

« D Faulkner - Fund Director
« $Tavylor - Internal Audit

The Unite Group ple Annual Report and Accounts 2014
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- PRINCIPAL RISKS AND UNCERTAINTIES

Risk and impact

Market risks

How we mitigate this rsk Change

What has happened during the year

Changes in government policy
{such as Figher Educaton funding
and imrmugraton) maoy affect
student numbers and behaviour

May reduce demand ond hence
profitabllity and asset values

Ongong monitonng of government
policy and its mpact on and
forecasts of UK EU and
internahonal student numbers
studying in the UK whulst regularly
reviewing our portfolic to ensure

we have the highest quality
portfolio appropnately szed

and in the nght locatons

Student numbers in the UK conhnue to recover
strongly following the reduction in sfudent
numbers with the infroduction of ligher tuithon
feesin 2012 The 2014 intake at UK Universifies
was 512 000 arecord level Thisislikely to
ncrease further following the removal of

the studen! number capin 2015

Read more on pages 16— 17

At Unite Students, occuponcy of $9% (2014/15}
compared with 98% (2013/14) demonstrates
this recovery in student numbers is fransioting
Into cccupancy

Read more on page 31

In Novemnber 2014 tougher rules were tmposed
on Universiies and Colleges sponsonng
international students studying in the UK
although Higher Education partners are not
reporting any reduction in demand from
intemational students

Significant volume of new entrants,
both in London and regionatly may
leod to more competihon to attract
students increased investment in
brand property and new
developments

May result in price competition/
cutting in certain markets

We will continue with our strategy
to tocus on

* Markets with a supply/demand
imbalance

« Exposure to the best Unversities

« Investment in our brand and the
student experience

+ Mantaining strong relationships
with key Higher Education
pariners

£2 2 bilhon of assets transacted duning 2014 0
the PBSA sector

In April 2014 we launched Home for Success
our core business purpose 1o provide an
environment that helps students succeed
dunng their tme at Urwversity As part of that
we announced a £40 millon invesiment
proegramme committing fo o wide range

of service mprovernents systems and
technology upgrades and a new lock

and feel for our properties

Read more on pages 18- 19

with our focus on operating the highest quality
portiolio and maintaining the strongest capital

structure we raised £96 million to accelerate
our targeted regional development and
increase our stake N USAF Dunng 2014, we

ncurred capital expenditure of £102 million and

acquisthons of £33 million (Unite share)
balanced with disposals of £108 million to third
parties and £20 mulkon to USAF (Unite share)

Read more on pages 13- 15
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STRATEGIC REPORT

PRINCIPAL RISKS AND UNCERTAINTIES CONTINUED

Risk and impact

Market risks continued

How we mitigate this risk Change

what has happened during the year

Macro issues such as an EU
referendum (leading to the UK
leaving the EU) 2014 Scottish
independence/subsequent
devolution discussions and
forthcoming 2015 General Blection

Departure from the EU may impact
our EU student business

Uncertainty in our sector and the
economy flowing from devolution
discussions post-Scolland
referendum coupled with
impending 2015 General Election

Cngoing monitoring of these macro
1ssues to enswre we are prepared for
any changes

The major constiluhonal ssues around an
independent Scotland have disoppeared
through the ‘N’ vate

At Urute Students we continue to monitor EU
referendum developments and possible Higher
Education pohcy changes which may flow from
the 2015 General Elechon and manage our
portioho and capidal accordingly

Property morkets are cychcal and
performonce depends on general
economic condtons

Reduction In asset valves reducing
financial returns

Forecast rental growth and
recurnng profit offsets any
yield movement

Clear and active asset
management strategy

Tronsactions in the market suggest student
accommedation valuahons should increase
n 2015 We have been maximssing portfolio
value through a programme of refurbishments
and extensions Customer sahsfachon s at
highest ever levels supportng rental growth

Change in patterns of study
through the enhanced use
of technology

Reduced demand for student
accommodation resulting in
lower profitability

Qur continued focus on the
strongest Universihies

mMarket knowledge and
University relationships

UK Universities retain a global
appeal Continued growth of
international student mobilty

Increased number of overseas students
iving with Unite Sfudents

Operational plaiform supports more
flexble tenancies

Read more on pages 30 - 32

Operational risks

Magor heaith and safety
{H&S) incident in property
development site or office

Reputational damage and impact
to students living with us

H&S given direct Board supervision
by the H&S Committee {asub-
commuttes of the Board) which
actively supervises health and
safety ensunng robust policies
and procedures are in place

and consistently complied with

H&.S 15 also achvely reviewed at the
Operatons and Property business
unit boards ensuring that it s
regularly assessed and valdoted
n our day to day operations

H&S continues to be a prmary focus ond
embedding an H&S cullure supported by
logical and intustive —rather than bureaucratic
- processes has developed throughout the
organsaton

Dunng 2014 the sirategic H&S prionties were
identified as workplace safety fire prevention
and secunly with good progress in meetng
all these prionities

Read more on page 60
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Risk and impact

Property development risks

Failure or delay in obtaining
planning or completing
construction withun buaget
and on hme for the scheduled
academic year

Cost of aborted schemes and/or
reduced financial returns with cash
tied up Impact onreputation with
Universities and customers

How we mitigate this risk Change

Established planning expertise and
careful site selection coupled with
strong track record and focus on
project delivery Strong relationshps
with construction partners with
appropriate nsk sharng

Financial irvestment in schames
carefully managed pnor to grant
of planning

To ersure we have the highest
qguahty portfolio we are pursuing
new opporturities on a condhonal
basis, with a imited number of sites
contracted not condiional

on planning

What has happened during the year

Skiled development iearm with strong frack
record Sirong relationships with planmng
authonhes, particularly inLondon Focus on
pre-application discussions with authorities
and relevani Higher Educahon mshtuhions

we have secured planming for four of ihe seven
new developments onginating from the 2013
and 2014 capital raises

All 2014 schemes delivered on ime and to
budget and alt other schemes contnuing to
run to budget and schedule {see page 35)

Read more on our planning activity
onpage 21

Fund management

Ability 1o deliver strategy of bath the
funds/joint ventures and the Group

Loss of investor confidence and/or
potential deadiock

Dedicated fund drectors
responsible for managing the
performance of USAF and LSAV
Any potential confiicts are
managed through Rsk Committee
Quarterly meetings with investors

Dunng 2014 we lurther aligned our interests with
USAF/LSAV by increasing our stake in USAF to
22%, and LSAVY to 50%

Reduced and streamiined our fund/ joint
venture structures from four to two Disposal of
OCB joint venture Investment and merger of our
two GIC joint ventures (UCC merged into LSAV)

Financing

Expinng debt facilihies cannot be
replaced or only at high cost

Possible forced sale of assets
pofentially leading to sales
below valuation Sliowdown of
development activity Reduced
level of profitability

Proactively managing debt
matunhes torefinance these
faciihes at least six to twelve months
before matunly ard in parallel
diversifying our sources of finance
to repay more expensive and less
flexible borrowings

Control of future cash cormmitments
in ine with progress of disposals
ard refinancing

As new facilifies were arranged in 2013 ond
2014 see-through debt motunties have been
extended o seven years With see-through
LTV of 43% any refinancing requirermnent 15
more shaightforward {o delver

Adverse interest rate movements

Reduced profitability and reduction
In property values {through resulting
expansion of valvation ylelds and
lower valuations)

Hedge exposure with interest rate
swops Refinance facilibies wath
fixed rates

97% of see-through debt now at fixed
ratefswapped

Average cost of debt 4 7% with a seven-year
average loan maturity

Read more on page 38
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STRATEGIC REPORT
OPERATIONS REVIEW

INVESTING IN OUR FUTURE

SALES, RENTAL GROWTH AND PROFITABILITY
The key strengths of our Operctions business are ocur
people and people prachces our scoloble platiom
the strength of our brand and our long-standing
relationstups with Universihes We continued to build
on these strengths throughout 2014, resulhing in

a £10 2millon 44% increase in EPRA earnings on a
recurmnng basis to £33 3 mullion compared with last
year (2013 £23 1 milkon) This growth has been dnven
by high occupancy, rental growth and the impact of
portfolio movements as well as further operational
efficiencies and ongoing cost discipline

FROM 2015/16, THE
RESTRICTIONS ON ENROLMENT
NUMBERS PREVIOUSLY APPLIED
TO UK AND EU STUDENTS

WILL BE REMOVED ENTIRELY,
WHICH IS LIKELY TO SUPPORT
SUSTAINED GROWTH IN STUDENT
NUMBERS IN THE LONGER TERM

HOME FOR SUCCESS HAS GALVANISED
OUR EMPLOYEE BASE, CAPTURING
THE IMAGINATION OF COLLEAGUES
THROUGHOUT OUR BUSINESS. OUR
TEAMS HAVE BEEN BUSY FINE-TUNING
THEIR PLANS AND IDEAS TO LIVE
WITHIN OUR NEW PURPOSE.

RICHARD SMITH

Managing Director of Operations

Occupancy across
Unite's portfolio

for the 2014/15
academic year
stands at 99%

SUMMARY PROFIT AND LOSS ACCOUNT

2014 20012
£m £m

Total Income from managed 254 6 2407
portfolio
Unite share of rental income 1300 1134
Unite share of operating costs (357) {32 4)
Net operating iIncome (NOI) 943 810
NOI margin 72 5% 71 4%
Management fee income 100 106
Operating expenses (19 9) (190)
Finance costs {45 8) {47 0}
Net portfolio contribution 388 254
UCC performance fee - 75
Development pre-contract/ {55) {2 5)
share ophon and other costs
EPRA earnings 333 304
EPRA earnings {recumng) 333 231
EPRA EPS 172p 180p
EPRA EPS ({recunring) 17 2p 13 ép
EPRA EPS yield 45% 39%
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Total income from the managed portfolio has
increased to £254 6 milllon (2013 £240 7 millon) dnven
by the increased size of the portfolio rental growih
and higher occuponcy

The Group's NOI margin increased to 72 5% from

71 4% in December 2013 as we delivered further
efficiencies ond productivity iImprovements while
improving our service and the quality of cur estate
through targeted investment We are targehng further
improvemeants in NQI margin over the next couple

of years while also recognising the importance of
re-nvesting appropnately to ensure that service levels
conhinue improving

Qverheadsincreased by 4 7% to £197 millon as a
result pnmaonly of around £1 0 miliken of one-off costs
relating to the Home for Success programme Qur

key overhead efficiency measure (total operahing
expenses less management fees as a proporhon of
Unite's share of property value) has remained at 41bps
{December 2013 41bps) In tine with our target of 60bps
despite the impact of reduced fees following the exit
from the OCB jomt venture and the increase inour
stake in UCC and USAF Scalability of our overhead
base remains animpaortant strength and we are
targeting a revised overhead efficiency measure

of 35bps to 45bps In the next few years

Finonce costs {compnsing interest and lease
payments) fell to £45 6 million {2013 £470 milion),
reflecting the full year impact of the reductonin

the Group's average cost of debt following the
refnancing achvity in 2013 and 2014 Development
pre-contract and other costs Increased to £5 5 milhion
{2013 £2 5 milion) reflechng the high level of
development actvity and the one-off receipt

of £2 3 million Landsbank recovenes in 2013

OCCUPANCY, RESERVATIONS

AND RENTAL GROWTH

Occupancy across Unite's portiolio for the 2014/15
academic yeor stands at 99% and like-for-like rental
growth of 3 3% was achieved on our sicbilised portfotio

Reservations for the 2015/16 academic year are
encouraging standing ot 65% {62% at the same point
lost year) The removal of the Government's cap on
student numbers, logether with the continued
attraction of the UK as o deshination for internahionat
students, suggests o further meanringful increase in
the number of new students next year This provides
us with further confidence in occupancy and rental
levels for the 2015/16 academic year which we
expect to be atleast as strong as for 2014/15

The Unite Group pic Annual Report and Accounts 2014

Satsfaction with
service has again
mproved toits
highest ever level
dnvenbya
range of further
improvements
this year

DEMAND AND SUPPLY OUTLOOK

For 2014/15 512 GO0 apphcants were awarded places
at UK Universitiess, representing the highest ever annual
intake of students in the UK The total number of
applicants was 697 700 meaning that applicant
rnumbers again ocutstnpped avalable places by over
180,000 Acceptances from EU students were up by

7 3% non-EU student occeptances increased by 2 8%
and acceptances from UK students were up 3 2%
suggeshng that the impact of increased tution fees
introduced in 2012 has been absorbed

From 2015/16 Ihe resinchons on ervolment numbers
previously applied 1o UK and EU students willbe
removed enhrely which is Iikely to support sustained
growth in student numbers in the longer term
However we do not expect this increase in demand
to fall eventy across the sector and vanahon in
enrolment levels between different institutions i1s ikely
to ncrease over hme The inshivhons best placed to
benefit most are those for whom the cap has most
been a constraint histoncally Enrolment of high
attainment students has been uncopped for three
apphcahon cycles so Universities that already recruit
heavily from this population are unlikely o grow much
more when the cap isremoved Similarly lower ranked
Uriversihes may struggle te maintain market share
over ime If higher ranked inshtutions seek to grow
meaningfully Consequently we expect middle
ranking Universihies to be the biggest beneficianes of
the changes We remain confident that our business
15 aligned with stronger inshtuhons and those that are
likely to expenence continued growth

With modest levels of new supply expected In Unite
markets over the next few years and growing student
numbers the demand/supply outiock remains

firmly positive

INVESTMENT IN PEOPLE, TECHNOLOGY
AND RELATIONSHIPS

Satisfaction with service has agam improved to

tts highest ever level dnven by a range of further
improvements this year These include upgrades to
our digital plotforms {website and online bocking), the
successful launch of two student apps (MyUnite which
allows students iving with us to access vanous services
from their Android or10S phone and the Facebook-
based World of Unite} the introduchon of cur
wellbeing programme, the strengthening of our social
media capability and numercus improvements to our
Nathonal Contact Centre {including @ new telephony
system and the recruitment of speciclist adwisers fluent
inacombined 11 languages)
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STRATEGIC REPORT
OPERATIONS REVIEW CONTINUED

We are conhinuing to invest in improving our opercting | Work has begun
platform and service provision to increase our brand on delivenng

strength and compehtive advantage for the longer a £40 milion

term This is taking place at a kme when we believe {£20 milkon Unite
many operators in the sector will struggle fo respond share} two-year
due to financial imitations a lack of scale or investment
competing prionties such as integratng acquisitions programme

As announced in Apni, work has begun on delivenng akgned 1o our core
0 £40 milhen (£20 milion Urite share) two-year business purpose

investment progromme aligned to our core business Home for Success
purpose Home for Success

Progress has already been made with the majonty
of the 16 signature commitments focusing on the four
areas of physical digital service and people Qur
implementahon plan)is on track and students staying
with Unite 1in 2014/15 are already receving o number
of additional services and benefits for no extra cost

* We have completed the upgrade of our Wi-Fi
service throughout all properties now provicing
free 20MB internet access everywhere with the
opthon to upgrade to S0MB

* We have recruited alimost 100 additonal
housekeepers to provide free fortnightly cleaning
In shared kitchens helping students setttein to ther
new homes reducing disputes and giving our staff
more contact ime wath customers

LED ighting installations have been completed in
31 properhes, further reducing our operating costs
and carbon footprint while improving students’
expernence of living with us Over the next

18 months we will complete installaghons in
approxmately six properties per month
completing the full estate by mid-2016

« Recephon and common rooms have been
refreshed in ine with our new ‘look and feel'
at 25 properties as at 31 December 2014 The
remaining buldings will be completed over the next
six months at a rate of approxmately 15 per month

* We are establishing a small operafional presence
in Beying at mnimal cost to cater maore specifically
for our significant Chinese customer population
wWe expect this to be fully operational by Aprt 2015
and to focus on marketing and operationcit
support activities

Over the next six fo nine months we will see much more
delivered in relohon to these commitments including
fransiorming the look and feel of more properties
launching vanous elements of cur new IT Infrastructure
infroducing an enhirely new website, and booking
system and delivenng our plans to pay all staff

at least the Imng (rather than mimimum}) wage

Home for Success has galvanised our employee
base captunng the imagination of colleogues at all
levels of the business and cour teams have been busy
fine-tuning their plans and iIdeas 1N ine with our new
purpose Our discusstons with University partners aver
the last few months have been similarly positive with
excellent encouragement from all quarters across
the UK

WE ARE CONTINUING TO INVEST
IN IMPROVING OUR OPERATING
PLATFORM AND SERVICE
PROVISION TO INCREASE

OUR BRAND STRENGTH AND
COMPETITIVE ADVANTAGE

FOR THE LONGER TERM
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* PROPERTY REVIEW

A STRONG PIPELINE
OF OPPORTUNITIES

NAV GROWTH

EPRA NAY per share increased by 13 6% to 434 pence
at 31 December 2014, up from 382 pence at

31 December 2013 In total, EPRA net assets were
£881 milion at 31 December 2014 up from

£682 mulion a year earler

The main factors behind the growth in EPRA NAY
per share were

+ The growth in the value of the Group's share of
investment assets (+23 pence) as aresult of rental
growth and yield compression

= The value added to the development portfolio
{(+17 pence}

= The positive mpact of retained profits after
dividends paid {+13 pence)

+ The positive impact of the £96 millon share placing
and open offer issue offsel by financing costs
(-1 pence)

Locking forward our portolio is weil placed to deliver
conhinued growth Our focus on the strongest
University locahons underpins rental growth prospecis
and we will continue to deliver meaningful upside
from our development achwity

In fotal our secured pipeline 1s expected to deliver
47 pence per share of NAV uplift and 13 pence of
earnings per share once completed {Unite share)
assuming that expected retums are achieved

The Unite Group plc Annual Report and Accounts 2014

DURING THE YEAR WE HAVE CONTINUED
TO GROW OUR 2016 AND 2017 PIPELINE
HAVING NOW SECURED SEVEN SCHEMES,
DELIVERING 5,50@ BEDS.

RICHARD SIMPSON
Managing Director of Property

Locking forword PROPERTY PORTFOLIO

our portiolio s well | The valuation of our property portfclio at

placed to deliver 31 December 2014 including our share of gross assets
continued growth held in USAF and joint ventures was £1,624 milion

(31 December 2013 £1,370 milion} The £254 million
increqase inportfolio value was attnbutable to

« Capital expenditure on developments of
£102 milion and acquisihons of £33 milkon
{Unite share)

* Increasing our share of USAF from 16% to 22%
and in UCC from 30% to 50%, £148 miflion

» Disposals of £108 milkon to third parhes and
£20 milion to USAF {Unite share)

* Voluahon increases of £27 milion on the
investment and development portfolios, wath
like-for-like rental growth of 3 3% being generated
on the stabilsed portfolio
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STRATEGIC REPORT
PROPERTY REVIEW CONTINUED

SUMMARY BALANCE SHEET

2014 Em 203 Em

Wholty Share of Wholly Share of
owned Fund/JV Total owned Fund/Jv Total
£m £m £m £m £&m £m
Rental properties 952 558 1,510 767 408 1175
Properties under development 49 45 114 180 15 195
1,001 623 1,624 947 423 1,370
Adjusted net debt {449) (248) {697) (470) {194) {666)
Other assets/(llabihties) (38) (a) (44) (24) 2 [22)
EPRA net assets 514 87 a8l 453 229 482

The proportion of our property portfolio that s iIncome generahng increased to $3% from 86% at December 2013, with 7% now under
development as the 2014 completions moved from development to investment categonsation The proporhon of copital committed
to development will start fo increase again in 2015 ond 2016 as we make further progress with the 2015 and 2016 schemes and start
commithng capifal to the 2017 and 2018 delivernies However, we expect the development weighting of our balance sheet to remain
within our internal cap of 20% going forward

UNITE INVESTMENT PORTFOLIO ANALYSIS AT 31 DECEMBER 2014

ucc/ Whally Unlie

USAF LSAV owned Lease Tolal share

London Value {£Em) 195 388 438 - 1,021 475

Beds | 425 2,632 2995 324 2.374 457

Major provincial Value {Em} 1,166 38 344 - 1.550 621

Beds 1% 125 333 5773 1831 27,062 41%

Provincial Value (£m) 212 - 168 - as0 214

Beds 4 305 - 3,237 1,059 8,601 14%

Total value (Em) 1,573 424 952 - 2,951 1.510
Beds 24 885 2,945 12005 3214 43,037
Unite ownership share 22% 50% 100% - -
Unite ownership (£m) 345 213 952 - 1.510

The investment portfoho {see-through) 1s spiif between London (45%) and the rest of the UK (55%) which 1s broadly in line with previous
years The acceleration of our regional development activity dunng 2014 means that the London weighting s likely to fall o around
40% as the portfolio 1s bullt out

STUDENT ACCOMMODATION YIELDS

Over 2014 yields for student accommodation staried to show some signs of modest compression Across our portfolio net imhal yields
moved from & 5% to 6 3% reflechng a change of 20bps from December 2013 Around a quarter of this fall was due te portfolio mix as
we completed two large London developments dunng the year The remainder of the movement reflects the increasing level of
demand for good quality well located purpose built student accommodaticn

INDICATIVE YIELDS

2014 2013
tnhversity Uriversity
Direct Let Guaranteed Direct Let Guoranteed
Londen 55-40% 475-525% 6 0-6 25% 535-58%
Major provincial 814 5% 525-575% 6256 75% 5856 1%
Provincicil & 5-7 0% 606 5% 675-7 25% 6 35-6 &%

Yields for student accommodathon assefs have yet to expenence the extent of compression seen in other sectors, despite the seclor's
consistent renta! growth performance and cutlook and the low interest rate environment As at 31 December 2014 the spread
between our average portfolio yield and the IPD All Property imiial yield was 118bps and the spread over 10 year swap rates 458bps,
both of which are at or close to all-ime highs

There are clear signs that yield compression will feature more prominently in our sector in 2015 After a further £2 2 bilion of ransachons
in 2014 up from £2 1 billien in 2013 there are now three major portfolios of accommodation on the market and expected to be sold
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dunng 2018 The combined value of these portfolios s
over £2 bilion and interest appears to be strong from
awide range of investors, preliminary indications are
that bids are being made at yields 50 to 75bps inside
current valuaton levels Although itis likely that a
proportion of this potential upside will reflect portfolio
premium, which will nct be reflected in individual asset
valuahons, this ndicative pncing suggests there s
room for meaningful yield movement

DEVELOPMENT ACTIVITY

2014 and 2015 completions

Our three 2014 developments were all completed m
line wath budget and programme and have been
fully let for the 2014/15 acadermic year Saw Millin
Huddersfield was sold to USAF In September for

£20 millon generating o £6 milkon development profit
Stratford ONE will be sold to LSAV under the terms of
the forward sale agreement in the next few months
while our 5t Pancras Way property 1s being refained
on balance sheet

We expect fo
secure further
regional
development
projects dunng
2015 targeting
completion
for2018

SECURED DEVELOPMENT PIPELINE [WHOLLY OWUNED]

Qur 2015 developments at Trenchard Street Bristol
{wholly owned) and Angel Lane, Stratford (LSAV) are
both progressing in ine with targets and are on frack
to open in September 2015 Bosed on current levels of
University interest in the properties we expect both
assets to be fully let in therr first year of operation

Reglonal development pipeline

Dunng the year we have continued to grow our 2016
and 2017 regonal pipeline ond have now secured o
total of seven schemes which are expected to deliver
approximatlely 3 200 beds in addihon to our ongoing
project at Trenchard Street All new regional
developments are being undertaken wholly on
balance sheet and prospechive returns are very
attrachve at an average 9 5% yield on cost We
have secured planning consents for our projects

N Aberdeen and Portsmouth where work has now
commenced for 2016 delivery and taking into
account planning progress on our other sites we
also expect Coventry to be delivered in 2016 and
our remaining projects for 2017

Cur fully secured pipeline 1s as follows

Total Total
completed development Capexin Caopex Forecast NAY  Forecast yield
Secured beds value costs penod remaning reraining on cost
No £m Em £m £&m £m %
2015 completions
Trenchard Street Bnstol 483 37 27 13 9 2 9 &%
2014 completions
Greetham Street Portsmouth 8346 54 42 5 37 11 ¢3%
Causewayend Aberdeen 399 33 23 3 20 7 ?8%
Far Gosford Street Coventry 270 22 17 - 17 4 ? 4%
2017 complefions
Newgate Street Newcastle 406 44 a - 31 13 9%
St Leonards’ Edinburgh 550 52 40 1 39 12 ? 5%
Tara House! Liverpool 598 45 35 é 29 10 ? 3%
Constituhon Street® Aberdeen 658 60 44 5 39 14 9 4%
Total (wholly owned) 4,400 347 259 kX 21 77 5%

' Subject to obtaining planming consent

we expec} to secure further regional development projects dunng 2015 targeting completion for 2618 These projects will be funded
from existing reserves and proceeds from asset disposals Prospectve returns remain attrachve although we expect to see some
reduchon from current levels as land prces and build costs begin toincrease However we do not expect any reduction to be more

than 50 to 75bps
LSAV development plpeline

Within LSAY our 50/50 London joint venture with GIC we are well under way with the construction of three development projects at
Angel Lane Stratford, Stapleton House sington and Wembley Park Wermbley

The Unite Group plc Annual Report and Accounts 2014
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STRATEGIC REPORT
++PROPERTY:REVIEUW-CONTINUED

SECURED DEVELOPMENT PIPELINE [LSAV]

Within LSAV we are well under way with the construchon of three development projects in Stratford Isington and Wembley

Totat Total
Secured completed development Capex Copex Forecost NAV Forecast
beds value costs n penod remainng remaining  y:eld on cost
No &m £m £m £m £&m %
LSAV
2015 completions
Angel Lane Ltondon 759 84 54 21 15 15 9 3%
2016 completions
Stapleton House London 862 109 85 35 49 16 88%
wembley Park London 699 62 30 13 37 9 B87%
Total LSAV 2,320 255 189 49 101 40 0%
Unite share of LSAY N/A 128 25 a3 51 20 70%
As anticipated, we did not secure any additicnal Qur development Asset disposals continue to be o feature of our
projectsn LSAY dunng 2014 as alternative use values pipeline remains @ sirategy as we seek to recycle ossets both te manage
for suitable sites parhicularly residential escotated source of significant | portfolio quality and leverage and to generate

rapidly and our achievabile returns dechined as a result
However London remains an appealing locahon for
new development and we are moniforing the maorket

closely to establish when develcpment might become

feasible again if site pnces begin fo reduce 40% of
LSAV's target investment s currently unallocated and
availlable for further developments if required

Qur development pipeline remains a source of
significant future value and earnings growth and the
table below summanses its potenticlimpact on future
NAV and eqrnings per share

lllustrative returns
{by 2018}

Future NAVDRS Future EPS
Secured regional projects
{wholly owned) 37 10
Secured LAV projects 10 3
Total secured pipeline 47 13
Target regional pipeline 9 3
Secured and target
pipeline 56 16
ASSET DISPOSALS

Buring 2014 we sold £268 milion of gross assets at
an average net inthal yield of 6 3% and a further
£20 millen of assets were sold to USAF equatng
to £128 millon of disposals on a see-through basis
and allin ine with book values The level of sales
was shghtly higher than usual in 2014 due to the
sale of the OCB joint venture assets

346

future voiue and
earnings growth

capital for new development actvity As we have
previously cutined, we generally plan to sell an
average £50 mithon - £100 milion of assets each yeor
{Unite share] Disposals in 2015 are likely to be at the
upper end of this range and we will keep our osset
disposal plans under review given the prospect of
strengthening yields

ACQUISITIONS

In July 2014 USAF acquired a high quality 3 000 bed
student accommodation portfolio from Cordea Savills
Student Hall Fund for £137 millon equathing to a net
nihal yield of 6 3% The acquisiion was funded through
a combination of cash resources and exshing debot
facilities and followed USAF's fundraising in March 2014
The mne assets acquired increased USAF's property
pertfolio value by 10% Two of the properties were
dlready operated by Unite under sale and leaseback
amangements so the Group's operational portfolio
increased by a net 1,900 bed spaces as aresult of the
acquisition These two assets in Bath and Portsmouth)
benefit from long-term agreements with Universities
and offer significant reversionary potenhal

USAF currently has approximately £50 milkon —

£75 million of capital available for investment and
will consider further acquisihons in the open market
dunng 2015 provided that good quality assets are
avallable at far prices
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Tl c o FINANCIAL REVIEW - '

-——SIMPLIFYING AND STRENGTHENING

OUR CAPITAL STRUCTURE

INCOME STATEMENT AND PROFIT MEASURES
EPRA earrings 15 the key income performance
measure for the Group and the detail of this
performance is set out in the Operahions Review
section of this report The following table shows

the further elements that are included within the
International Financicl Reporting Stondards profit
after tax measure

2014 2013
£m £m

EPRA sgrnings {recumng) 33 231
EPRA earnings 333 3046
Valuation gains and profit/loss
on disposal 751 4569
Changes in valuation of interest
rate swaps and debt breok costs (18) {13)
Minonty interest and
tax odjustments (40) 18
Profit after tax 102 4 780
EPRA eqrrnings per share 17 2p 13 6p
{recumng)
EPRA earmings per share 17 2p 18 Op

EPRA earnings of £33 3 million to 31 December 2014
{2013 £30 6 million) 15 stated ofter deducting tox
charges share option costs and obortive/pre-
coniract development spend 102013 a one-off
performance fee of £7 5 milion was earned from the
UCC joint venture and wos excluded from recurming
EPRA ecrnings Changes in valuation of interest rote
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OUR STRONG PERFORMANCE MEANS
THAT WE HAVE DELIVERED OUR EPS
YIELD TARGET A YEAR AHEAD OF PLAN

JOE LISTER

Chief Financlal Officer

The Operations
business generated
£35 0 milkon of

net cashin 2014
{2013 £23 2 mullion)

swap and debt break costs of £1 8 milion were
incurred dunng the year, asscciated with the Mass
Mutud! financing thot was completed in January 2014
Minonty interests and lax adjustments of £4 0 milion
{2013 £1 8 milien) relate pnmarly to a deferred tax
charge of £2 9 million relkahng to the uphitn property
valuahons A full reconciiation of EPRA eornings to
profit after tax 1s given in Secthion 2 of the

financial statements

TAX

The Group has built up a significant amount of
brought forward taxlosses and unclaimed copital
allowances pnmarly as a resuit of the high volume of
development actvity ¢ has underiaken over the last
10 years A deferred tax asset of £2 2 milion (2013

£0 6 milkon) and o deferred tax iobility of £2 8 millon
{2013 Z£nidl} have beenrecognised in the Group's
balance sheel Deferred tox assets of o further

£8 9 million (2013 £2 6 millon) have not been
recognised on the Group's balonce sheet due to the
uncertainty of future profits in the relevant companies
and the abiity to offset the losses agoinst them

The existence of the brought forward losses and
unclamed copital allowances mecgns that the Group
15 unlikely to incur meoningful levels of corporation fox
wathin the next two years As the Group continues to
grow recumng earnings and the histoncal losses are
utiised the prospect of conversion to Real Estate
Investment Trust (REIT) status becomes more Iikely
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STRATEGIC REPCRT
FINANCIAL REVIEUW CONTINUED

CASH FLOW AND NET DEBT

The Cperatons business generated £35 0 milion of
net cash in 2014 (2013 £23 2 million) ond see-through
net debt increased marginally to £497 milhon

{2013 £666 milicn) The key components of the
movement in net debt were the share placing
operational cash flow and the disposal programme
{generahng total inflows of £235 milllon on a see-
through basis) offset by tolal capital expenditure

of £102 mition dividends paid of £11 millon and an
increase in our share of co-investment vehicle net
debt of £153 million as a result of our ncreased
ownership levels

For 2015 we expect net debt to remain broadly inline
with current levels as proceeds from asset disposals
oifset development capital expenditure As aresult
we expect our LTV to fall further towards our 40%
target as asset vailues continue fo grow

DIVIDEND

As highlighted in our Intenm statement, we have
reviewed our dividend policy and are recommending
increasing the payout rofic from 35 - 40% of EPRA EPS
to 65% with effect from the 2014 financial year

We are therefore recommending a final dvidend
payment of 20 pence pershare {2013 3 2 pence)
making 11 2 pence for the full year 6 4 pence higher
than 2013 {213 4 8 pence) The increased dvidend
reflects our shong earmings growth and s 1 6 imes
covered by operational cash flow

Subject to cpproval at Unite's Annual General
Meeting on 14 May 2015, the dvidend will be paid
on 19 May 2015 to shareholders on the register at
close of business on 24 Apnl 2015

SHARE PLACING

We completed a ptacing and open offer of

24 5 milhon new ordinary shares in March 2014 at ¢
prnce of 410 pence pershare raising net proceeds of
£96 milion Approximately half of the proceeds were
used to increase our share in USAF to 22% while the
remainder has been used to extend our hignly
largeted regional development progromme

The placing increased NAY at 31 December 2014 by

1 pence per share as the shares were 1ssued at an 8%
premium to the December 2013 net assel value From
an EPS perspective the impact across 2014 has been
broadly neutral as the income return from the
investment in USAF broadly offsets the impact of
rasing capital to invest into development activity

that will not generate eornings for two to three years
In the medium term we expect the addihonal regional
developments to be matenally accretive to EPS

we completed

a share placing
and open offer of
24 5 mililon new
ordinary shares m
March 2014 ata
price of 410 pence
pershare rasing
net proceeds of
£96 mithon

DEBT FINANCING

Durnng the pencd we have maintained our focus on
controlling gearing levels extending debt maturihes
and minmising financing costs

Key debt statistics (see-through basis)

2014 2013
Net debt £497m £466m
Liv 43% 49%
Average debt matunty 6 5years 7| years
Average cost of debt 4 7% 47%
Proporhon of investment debt
at fixed rate 7% Bé&%

The Group's see-through LTV reduced to 43% at

31 December 2014 from 49% at the end of 2013 and
we will continue to manage our gearnng proacthvely
and maintain our target of reducing LTY towards
40% over ime In the event that we expenence
significant yield compression in property values
frorm current levels we will review cur target LTV
threshold downwaords

Qur see-through cost of debt has remained constant
at 4 7% (2013 4 7%) and the Group now has 97% of its
see-through investment debt subject to @ fixed interest
rate {2013 86%) Dunng 2015 we have the opportunity
tolock into forward funding rates on borowings
against our secured development pipeline asit s
completed As current swap rates are lower than we
had assumed for planning purposes this could add
an additional one-two pence per share to the
expected annual earnings from the pipeline

COVENANT HEADROOM

We are in full compliance with all of cur bormowing
covenants at 31 December 2014 Our debt facilihes
include loan fo value minmum net worth and interest
cover covenants that are measured at both a Group
and an indwidual portfolio level and we have
mantained considerable headroom against all
measures Covenant headroom will reduce as
surplus capital is deployed into new development
opportuniies but we intend 1o maintain substanhial
headroom against all covenants
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FUNDS AND JOINT VENTURES

We have made further progress smplifying our bolance sheet dunng the year through the disposal of the OCB joint venture assefs and
the merger of UCC inlo LSAY to create a single joint venture with GIC The table below summanses the key financials for each vehicle

Property Net Other Net Unite share
assels debt assets assels of NAY Unute
£Em im &m £'m £'m Ly Maturity shore
USAF 1573 {611) 27) 935 207 39% Infinite 22%
LSAV 557 {230) (8} 319 140 1% 2022 50%

The co-investment vehicles performed well in 2014
broadly in ine with overall Group performance and
we consider both USAF and LSAV ie be core long-term
investments for the Group

USAF ransed £58 million of third party capital dunng
the year In additon, Unite invested £57 milion of
capital as part of the equity raising process increasing
our stake to 22% The combined proceeds were
invested into the acquisition of the Cordea Savills
Student Hall Fund portfoho in July for a total
censiderahon of £137 millon The portfolo s
complementary to USAF's exishng assets and
enhances the Income and fotal return of the fund

The sate of the three properttes held in the OCB joint
venture was completed in May The proceeds were
reinvested in the UCC joint venture increasing our
stake to 50% and thereby allowing the merger with
the LSAV joint venture to take place dunng the yeor
to reduce the number of co-investment vehicles from
four to two

FEES

Dunng the year the Group received fees of

£14 7 mithon from is fund and asset management
achvihes as follows

2014 2013
£m Em
USAF
Asset manogement fee [ 66
Acquisition fee 14 -
LSAV
Asset and property
Management fee 34 35
Development management fee 27 09
Performance fee - 75
OoCB
Asset monagement fee 03 09
Total fees 147 194

The Unite Group plc Annual Report and Accounts 2014

For 2015 we expect total fees to be in the region of
£15milion excluding performance fees However,
we dalso expect cumulative returns in USAF to reach
a level where our annual performance fee becomes
payable again The actual level of performance fee
will vary according fo USAF's performance with
valuahon yields hkely fo be the most significant
vanable Depending on yields the performance

fee which s poyable inunits, could be in the ronge
of £5 milion to £15 milion

WE HAVE MADE FURTHER
PROGRESS SIMPLIFYING OUR
BALANCE SHEET DURING THE
YEAR THROUGH THE DISPOSAL
OF THE OCB JOINT VENTURE
ASSETS AND THE MERGER OF
UCC INTO LSAV TO CREATE

A SINGLE JOINT VENTURE
WITH GIC
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STRATEGIC REPORT
CORPORATE RESPONSIBILITY AND SUSTAINABILITY

SUSTAINABLE SUCCESS

We recognise the importance of operating responsibly and
sustainably at all times and making a posifive difference to
our stakeholders as well as wider society On behalf of the
executive team | have been appointed chalir of the Corporate
Responsibility & Sustainability {CR&S) Committee and am
accountable to the Board for CR&S within Unite Our
Communications Director, James Puxty, will chair the

CR&S working group with responsibliity for the day to day
development and Implementation of our CR&S strategy

Qur strategy Is based on four areas where we are best able
to make a positive contribution to wider soclety environment,
business, people and communities

RICHARD 5MITH
Managing Director of Operations
Chair, Corporate Responsibility & Sustainability Committee

OVERVIEW

In 2014 we were proud to achieve ¢ significant improvement in cur Carbon Disclosure Project {CDP) Chmate Change disclosure
score (www cdp net) up from 56E In 2013 to B6B This1s the biggest year on year improverment of all 72 respondents in the "Rinancials’
category puthng us 10 points above the average (CDP scores compnse of a disclosure score (from 0-100) relahing to the completeness
and transparency of disclosure, and a performance band from E to A based on actual carbon emissions)

ABSOLUTE ENERGY USE"

204 203 2013 Change
annual report venfied annual report 2013-2014
Total gas (kwh} 22,882 28718 28 564
Total etectncity (kWh) - 105,457 113030 111 528
Company car use (krmj 423,060 401 921 847 940
ABSOLUTE CO,e EMISSIONS®
2014 2003 2013 Change
annual report venhed annual report 2013-2014
Total gos emissions (fonnes CO.el(Scope 1) 4,233 5285 5257
Total electnaity emissions {tonnes CO,el(Scope 2) 52,123 50,353 49,683
Company car {tonnes CO,e)(Scope 1) 82 76 161
Overall emissions {tonnes COel{Scopes 1+2) 546,438 55714 54,940
C0,e EMISSIONS PER BED*
2014 2013 2003 Change
annual report verfied annuakreport 2013-2014
Total gas ermissions {tonnes COe/bed)(Scope 1} 0098 Q129 0129
Total electnaity emissions {tonnes CO,e/bed){Scope 2) 1 1232 1215
Company car (kg CO.e/bed)(Scope 1) 1 901 1870 3940
Overall emissions (fonnes COe/bed){Scopes 1+2) 131 1343 1344

= Carbon emissions foctors used are from the 2014 Departiment for Environment Food and Rural Affairs Greenhouse Gas Conversion Factor Repository
using the tollowing tacters natural gas (kgCO, e/kWh] 018497 gne electncity (kgCO, e/kwWh] 0 49425 and compeny cars (kgCOQ, e/kWh) 018546 for
diesel and 0 19388 for petrol cars
The Unite Group plc Annual Report and Accounts 2014




THE ENVIRONMENT

We work hard to minimise ourimpact on the
environment and miigate nisks through a
commitment to responsible and sustainable business
prachce This commitment means complying with all
relevant legislation, reducing our carbon emissions,
water consumption polluhon and waste while
increasing recycling helping our siaff and students
develop lasting sustainable living and working
habits, and making sure our new developmenis

are built to the highest environmental and energy
performance standards

Carbon emisslons data

As well as reporting our carbon emissions under the
CDP, Carbon Reducton Commutrment {CRC) and
Global Real Estate Sustainability Benchmark (GRESB)
we have been reporhing themin our cnnual report
for several years This year our carbon footpnnt data
has also been independently venfied fo a imited
assurance level in ine with 15O 14064 — 3 2006 against
the requirements of the Greenhouse Gas Profocol
2014'sdata s set out on page 40

A detaled analysis of our absolute energy use 15
availlaoble in our CRAS report www unite-group co uk
The data used to calculate the emissionsincludes a
proporhon of esimates where we are awailling data
from utiites suppliers Full dota will be available for
independent venficaton laterin the year and the
vernfied data will be availlable in next year's report
2014 emissions are compared against 2013's

venhed data

BUILDING COMMUNITIES

We work closely with all our stakeholders to bnng real
value locally and nahonally while creahing conditions
for student communities to flounsh in cur buldings We
are expanding the Unite Foundahon encouraging
staff volunteenng increasing chantable fundraising,
improving student welfare and wellbeng, bulding
community relahons, and engaging with our wider
stakeholders

RESPONSIBLE BUSINESS

Within our business we stnve 1o exceed the
expectations of our partner Universihies and suppliers,
and provide best in class returns for our investors whilst
operating in an ethical, responsible and transparent
manner This means complying with all relevant
legislaton operchng efficiently and effectvely
deliverning quality to cur customers and partners,
generating a return for investors reporting inan

open and fransparent manner, and dealing fouty
with our supply chain

The Unite Group plc Annual Report and Accounts 2014

COMPREHENSIVE
CR&S REPORTING

Further details of cur
CRA&S strotegy, with
case studies of our
achievernents and
progress made
during the year,
con be found in
our Corporate
Responsibility &
Sustainability
Review available
on our website
www unste-group
co Uk/CRS

DEVELOPING PEOPLE

we cre bulding a diverse and talented team,
engaging with our people to help them realise ther
personal and professional potentialin a faur, safe and
rewarding environment This means complying with
allrelevant legisiaton, respecting human nghts,
encouraging a diverse and toleront workforce
provicing for pay and remuneration ond
opporlunities to develop in a supportive envircnment

Unite diversity policy

Urite values diversity and our aimis thot our workforce
will be truly representative of all sechons of society ond
each employee will feel respected and able to give
ther best

Unite opposes and will challenge ait forms of
discrimination You can read more on our
diversity policy in our full C3&R report at
www unite-group co uk/CRS

Human rights

Unite beheves that human nghts are urwversal and
recognises that the UN Guiding Pninciples on Business
and Human Rights set o stondard of conduct
expected of companies We do our best to ensure
everyone involved in our operatons incltuding staft
interviewees customers, partners suppliers and
third-parties are protected and treated ina
completely farr manner and subject to our Anh-
Bribery and Corruption Policies Health & Sofety Policy
and vanous HR policies including those covernng
data protecton, disciplinary, performance
management flexible working gnevance leave
equality and diversity

GENDER DIVERSITY SPLIT
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CORPORATE GOVERNANCE
CHAIRMAN'S INTRODUCTION TO GOVERNANCE

HOW GOVERNANCE HAS SUPPORTED OUR STRATEGY DURING 2014 |

DURING 2014, THE BOARD CONTINUED
TO OVERSEE THE PROGRESSION AND
IMPLEMENTATION OF OUR THREE

KEY STRATEGIC OBJECTIVES. OUR
GOVERNANCE CULTURE IS BUILT

ON THESE AND IS FUNDAMENTAL

TO HOW THE BOARD ENSURES

THEIR SUCCESSFUL DELIVERY.

Skategic objective Board’s governance role Related Boord activily during 2014
To become the Board review and approval of ocur Boaord review and approval of the £40 milion Home for
most trusted core business purpose —Home for Success re-investment programme commithing to a
brand in the Success - which we rolled outin 2014 wide range of service mprovements systems and
sector (see page 4) technology upgrades across the business |
Board confinued to focus on the health The Board considers health and safety at every Board !
and safety wellbeng and secunty of meeting (reviewing health and safety for our students i
the 43 000 students who make Unite visitors and employees at our properties and for our '
Students their home contractors, wisitors and employees at our developmenits
and construction sies) .
Health & Safety Committee - a subcommittee of '
the Board - determines our Health & Safety strategic '
priontes and scrutiruses our Health and Safety policies
and procedures ensunng they are appropnately
embedded and mplemented (see pages 60— 61)
To operate the Board oversight of new developments Successivlly allocated 100% of the development
highest quality scruhnising oty and site selechon as copital from the 2013 share placing and 2014 share
portiolo well as ensunng these developments placing and open offer capital raise dedicated to
run to budget and schedule new development at returns in ine with our fargets
forregional development
Board oversight on gcquisihons and Board review and approval of site acquesihons and
disposals and also our programme developments in Newcastle, Aberdeen Edinburgh
of refurbishments and extensions fo Portsmouth, Liverpool and Coventry (see page 35}
exishng properties Board review and approval relating to USAF's ocquisiiion

of the Cordea Savills Student Hall Fund portfolio and
disposal of OCB assets (see page 34)

Board review of capital spent during 2014 on
refurbsshments and extensions to our existing properties

To maintain the
strongest capital
structure

Beoard focus on capital structure and Board review and approval of the £96 milion share
reducing and diversifying the cost placing and open offer to accelerate our targeted
of funding regional development programme and Increqse our !

stake In USAF

Ongoing Board review of our capifal operating
guidelnes At the end of 2014 debt matunties remained
brocdly consistent at seven years and LTV of 43%

The Unite Group pic Annual Report and Accounts 2014




OUR GOVERNANCE PRIORITIES FOR 2015

Dunng 2015 our Governance pronties will conhinue to focus
on our three strategic obyjechives

= To become the most trusted brand in the sector
overseeing the implemeniahon of Home for Success
and the related £40 million investment olongside the
continued development of our brand and our signature
commitments to our customers and the digitat
environment where we interact with our customers
and prospective customers

To eperaie the highest quality portfolio overseeing our
new developments (in poricular the management of the
build process, with o particuler emphasis on planning and
the himetable to completion) and potenhal acquisition
and disposal opportunities

To maintain the strongest capital sthucture overseeing
the allocahon of capital and development debt

The Board meets twice a year o focus on Unite's strategy often
at Universihes across the UK in order to meet Vice-Chancellors
and learn about therr accommodahon requirements and
broader developments in the Higher Education sector

The Unite Board 1s able to oversee the setting and implementahon
of the Group's strategy due to its flat management siructure

four members of the Board are Executive Directors and achvely
involved in the day to day implementation of the strategy

This executive perspechve s bolanced by five Non-Executive
Directors including the Chairman who bring a depth and
breadth of expernence in serior management, Higher Education,
finance customer service and redl estate

The Board has ulhimate responsibility to Urite shareholders for all
the Group's achwities and a broader responsibility extending to
environmental and social ssues This recognises that the Group

15 home to 43 000 students dunng a crucial stage of therr personal
devetopment and we work with Universihes across the UK To
discharge this broader responsibility effectively the Group needs
to operate nan open harmonious and transparent manner
One way this 1s achieved 15 by ensunng cpen commurication
between the Board and senior Unite management and
members of Unife management regularly present to the Board
This direct access 1o management opens didlogue beyond the
boardroomitself

Furthermore with Board meetings located in ¢ihes across the UK,
the Board wsits our existing properties and new developments
meeting with cur Operahions teams and giving them a grounded
insight to the implementotion of our strategy

The Unite Group plc Annual Report and Accounis 2014

APPOINTMENTS AND SUCCESSION

Dunng 2014, the Nomination Committee conhinued to ensure
the Board had the appropnate belonce of skils expenence,
independence and knowledge in order to discharge their
respechve duhies and responsibihtes effechvely, as well as
reviewing succession planning and senior management

skills development

As part of an orderly succession plan Elizabeth McMeikan joined
the Board on 1 February 2014 brnging significant expenence In
customer-focused businesses to our Board and Richard Walker
retred from the Board in May 2014 after nine years' service

UK CORPORATE GOVERNANCE CODE

Dunng 2014, our governance framework continued o be built

on the UK Corporate Governance Cede {the Code) as introduced
in September 2012 The Code remained the minmum standard
against which we measured ourselves dunng 2014 We complied
with all the provisions in the Code dunng 2014 We also monitored
the changes to the Code introduced in Septermber 2014, for
financial yeors commencing on or after | October 2014 in
preparahon for our fingncial year commencing on 1 January 2015

The Code s published by the Financial Reporting Council {FRC)
and s avaltable at www frc org uk

PHIL WWHITE
Chalrman of the Board
23 February 2015
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From left to nght Richard Simpson Richard Smith Joe Lister Mark Altan

MARK ALLAN
Chief Executive Officer

Committee
Health & Safety Committee

Mark was appointed as Chief Executive Officar
Iin Septermber 2006 following three years as Unite
Chief Financial Officer Mark held o vanety of
other roles in the business prior 1o that having
|oned the Group In 1999 He olso serves asa
Non-Executive Director of Ancher Trust
England’s largest not-for-profit provider of
services fo older pecple Mark has overall
responsibility for the Group s performance
against its business plan targets whast
continuing to develop Unite s growth strategy

JOE LISTER
Chilef Financlal Officer

Joe joined Unite in 2002 He was apponted

as Chief Financial Officer in Jonuory 2008
having previously heid o vanety of roles
inclugding Investment Director Joe is rasponsible
for the Group s finances and invesiment strategy
the company secretanal function and chows the
Group's Major investment Approval meetings
and the Group Risk Committee Pror tojoning
Unite Joe qualfied as a chartered occountant
with PncewaterhouseCoopery

RICHARD SIMPSON
Managing Director of Property

Richard 1s Manoging Director of Property for
Unite He sets the strotegic drrechon for all
aspects of the property portfolio oversees the
fund management of Unite's co-investmeni
vehicles and leads the property development
acthvites Richard [oined Unite in 2005 and has
held a vanety of serior roles within the Group
He s char of the Bntish Property Federation's
cross-sector Student Accommodation
Committee andis a qualhied chartered
surveyor and o fellow of the Royal Inshtute

of Chartered Surveyors Prior {o this Richard
served for six years in the British Army

RICHARD SMITH
Managing Director of Operations

Richard was appeointed as Monaging Director
of Operahiens for Urite in 2011 His role involves
leading the service provided to our 43 000
cusicmers and managing the maintenance
cnd faciities management across the
Group's pertfolio

Richard joined Urute as Deputy Chief Financial
Officerin 2010 Pror 1o this he spent 18 yearsin
the tonsport ndustry warking in the UK Europe
Austraha and North Amenca Richord spent 13
years at Nakonal Express Group where he held o
range of senior finance strategy and operations
roles including Group Development Director
and Chiet Financial Qfficer North Amenca

St Pancras Way, London

PHIL WHITE
Chairman

Committee
Charr of Nominotion Committee
Remunerction Committee

Phil was apponted Chairman in May 2009
The mayority of his executive career was spent
in the public fransport sector during a penod
of deregulaton and prvetischon He was Chief
Executve of National Express Group plc from
1997 to 2005 lecding the business through
comiderable growth bothinthe UK and
overseas Phil s currently Non-Executive
Chairman of Kier Group plc and Lockers ple
and Non-Executive Director of Stogecoach
Group ple and Vp ple

MANJIT WOLSTENHOLME
Senior Independent Director

Committee

Charr of Audit Committee
Remunerahon Commitiee
Nominahon Committee

Mot guahfied as o chartered accountant
with Coopers & Lybrand Her background
ncludes roles as Directer and Co-Head of
investment Banking at Dresaner Klewnwort
wasserstein and Partner at Gleacher Shacklock
She s Char of Provident Fincncicl and Senior
Independent Director and Charr of the
Remuneration Committee of Future plc as well
as Char of Audit and Non-Executive Director
of Aviva Investors Manpt was appointed to the
Board at the end of 2011
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St Pancras Way, London

Fromleft tanght Elizabeth McMeikan Professar Sir Tim Wilson Manit Wolstenholme Phil White Andrew Jones

ELIZABETH McMEIKAN
Non-Executive Director

Committee

Char of Remuneration Commitiee
Audit Commiitee

Nomination Commitiee

Health & Safety Committee

Liz was appointed Non-Executive Director in
February 2004 5he has sgnificant expenence
in customer-focused businesses Tesco and
Colgate Paimolive where she was successful
in dnving growth through an understanding
of customer needs and Gn INNovative
marketing opproach

Liz 15 Senior independent Director at FTSE 250
pub group JD Wetherspoon ana Charr of the
Remunerahon Commitiee ot FlyBe plc She

15 o Non-Executive Director at import/export
fnat and vegetable company Fresca Group Lid
and CH & Co Ltd a prvately-owned

catenng company

InNovember 2012 Liz was appomnted Charr of
Moat Homes Lid aleading housing asseciahon
warking in the South East

PROFESSOR SIR TIM WILSON
Non-Executive Director

Committee

Chair of Health & Safety Committee
Audit Committee

Remuneration Commitiee
Nomination Committee

S Tim was appomnted Knight Bachelor for
services fo Higher Educahon and to butiness in
the 2011 New Year's Honours Ist He 1s a strong
advocaie of the role of Universities in economic
development and acknowledged as one of
the leading thinkers in University business
collaboraton He s the outhor of the
government commissioned Wilson Review

of University Industry collaboration published
n March 2012

Formerly Vice-Chancelior of the University of
Hertfordshire Tim served on the Board of the
Higher Egucation Funding Council for England
{HEFCE) wos Deputy Charr of the CBI Innovation
Science and Technology Committee and o
trustee of the Council for Industey and Higher
Education (CIHE) He has extensive expenence
in both UK and internatonal Higher Education

Tirm was appointed to the Board in 2010
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ANDRELWU JONES
Non-Executive Director

Committee

Audit Committee
Remunerahon Commitiee
Nominotion Committee

Andrew tones s Chief Executive Officer of
LtondonMetnc Property following the 2013
merger of London & Starmford and Metnc
Andrew was a co-founder of Metnc and Chief
Execuhive Officer since its ncephon in March
2010 Andrew's previous rolesunclude Executive
Drector and Head of Retail at Brtish tand

He jeined Bnhsh Land n 2005 following the
acquisthon of Pillar Property where he was on
the main Board with responsibihies for thew
retall portfolio ang the Hercules Unit Trust

Andrew was appointed o the Board in 2013
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CORPORATE GOVERNANCE
SHAREHOLDER RELATIONS

The Board attaches a high prionty to effective communication
with shareholders and with other providers of capital to the
business, and welcomes therr views on the Group's approach

to corporate governance In addition to the final and interm
presentahons o senes of meetings between inshituhonal
shareholders/other providers of capital and senior management
were held throughout 2014 The Board 1s made aware of the views
of mgjor shareholders concerning the Comgpany through among
other means, regular analyst and broker bnefings, and surveys of
shareholder cpinion That process will continue throughout 2015

The Board together with its professional advisers, actively
analyses the Register of the Company with a view to ensunng
the long-term stability of the Register

The Company maintains a corporate website conlaning

a wide range of informahon of interest to inshtutional and
private investors The Company has frequent discussions with
shareholders on a range of issues affecting its performance,
both following the Company’s announcements and in response
to specific requests The Company regularly seeks feedback on
the perception of the Company amongst its shareholders,

the investor community more broadly and its stakeholders

Save for excephonal circumstances all members of the Board
attend the Company's annual general meetings and
shareholders are invited to ask queshons and to meet with
Directors pnor to and cfter, the formal proceedings At the
meaehng, the Charrman reviews the Group's current frading

The results of the votes at the Annual General Meeting together
with details of the level of proxy votes lcdged for each resolution

MEETING WITH INVESTORS

In April, we hosted o capital markets day in Bristol and
announced our investment in Hore for Success to investors
The day included a tour of our properties showcasing the
new visual idenhty and a visit to cur development site,
Trenchard Street Guests had the opporturity to meet with
senior management and members of the Operations team
to fearn more about our mokbile working technology and
custormer facing apps

In December we alsc hosted a property investor four

at Stratford ONE The tour included a presentation by
management, an update on the development pipeline
and a walk around the new 1,001 bed property

SHAREHOLDERS BY GEOGRAPHY %

W United Kingdom 489
H North America 8 Canada 312
M Rest of Eurcpe 144
M Rest of the World 55

TOP 19 SHAREHOLDERS % AS AT 31 DECEMBER 2014

EFMRLLC 83
1s made avalable on a regulatory Informaton service and on
the Company's website at www unite-group ¢o uk M BlackRock Inc 58
Notice of the Annual General Meeting 15 set out on page 138 B Old Mutual Plc 58
RESULTS OF 2014 ANNUAL GENERAL MEETING B Frankiin Resources Inc 51
For Against B Aberdeen Asset 50
% % Management Group
Vales Votes
Resolution cast cast | M APG Asset Management NV 46
1 Receve Annual Report 1000 -00 | @Royal London Asset 39
and Accounts Management
2 Directors remuneraton policy 998 02 i m Norges Bank Investment 392
3 Annucl Report on Remuneration 989 il Management
4 Declare a final dividend 1000 00 | ®Morgan Stanley Investment 32
5-13 Appointment of Directors 931-998 D2-69 |_Management
14 Appoint the auditor 08 1 19 | M Prncipal Financial Group 31
15 Auditor's remuneration 983 17
16 Authority to gltot shares 935 65
17 Pre-emphon nghts 996 04
18 Allow general meetings 862 138

on 14 days' netice
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CORPORATE GOVERNANCE

- - LEADERSHIP

BOARD STRUCTURE

Set out below 1s an outhne of Unite's governance structure

Unite Board

Audit Commiitee
Remuneration Committee
Nomination Committee

Health & Sofety Committee

HOW THE BOARD OPERATES

Meetings

The Board discusses and approves, annually o forword agenda
of tems for the forthcoming year This agenda sets out o wide
range of matters to be reviewed and (to the extent necessary)
approved at Board meehings, and at meetings of its Committees
Meetings are held in our head office In Bristol, in London (where

a large proportion of our properhes are located and also the
largest concentrakon of Higher Education institutions in the UK)
and in cihes throughout the UK These cities are selected to give
the Board an opportunity to see first hand, Unite's operations,
properties and developments across the UK Dunng these city
visits the Board meets with senior leaders in the Higher Educahon
sector, such as Vice-Chancellors of Uriversities that Unite pariners
with so the Board can hear how our business 1s performing and
how the Higher Education sector s developing directly from some
of our key stakehaolders

Board meetngs are structured around the following areas

» Regular updates from the Board Committees on their aclivities
and recommendations. ensure that the detaled work
performed in the Board Committees is considered by the
Board as awhole

Operational, property and financial updates provide the
Board with the necessary information to track the Group's
performance and challenge any problems with performance

Market and Higher Education sector vpdates ensure the
Board i1s equipped with the most up to date knowledge
and understanding of the iIndustry and environment we
operate In

Strategy and five year plan discuss review and approve our
strategy and five year plan and track how we are performing
aganst our current shotegy and five yeor plan

Risk review review and discuss our key risks at a Group Board
level and also review our operational level nsks {the Board's
operational nsk review is fo verify that risks have been properly
identified and that approprnate nsk mitgahon plans are being
comectly managed with clear achions and ownershup)

New development schemes review and challenge new
development schemes being recommended by management
and dvue to the significant capital expenditure involved and
key strategic decisions required, approve these new
development schemes

The Unite Group pic Annual Report and Accounts 2014

Unite Operations Board
Unite Property Board

Risk Committee

Training review the Board's training needs and also ensure the
Board 15 up to date on key legal and regulatory changes (for
example dunng 2014 there was training on changes in the

UK Corporate Governance Code to take effect for the 2015
financial year)

+ Review of Group policies review of key Group policies, such
as the Anth-Bribery Policy. to ensure they are appropriate and
implemented effectively

Senior managers are regulary invited to atfend meetings and
present to the Board on the areas they manage and for which
they have domain expertise This provides the Board in parhcular
the Non-Executves with direct and open access to managers
throughout the Group and helps inculcate ¢ culture of openness
and directness Inaddition external experts are aiso invited

to present to the Board (such as University Vice-Chancellors

and property valuers} fo give the Directors a broader and
independent perspectve

Details of the number of Board and Committee meetings hetd
dunng the year and Director aftendance s available in the table
on page 51

BCGARD MEETINGS 2014

London 4

Bnistoi

Birmingham 1

Newcaste 1

Portsmouth 1
Total 10
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CORPORATE GOVERNANCE
LEADERSHIP CONTINUED

COMPOSITION AND APPOINTMENTS
The composiion of the Board dunng 2014 s set out below

The Board consists of the Chairman four Executive Directors
and four Non-Executive Directors

Elizabeth McMelkan was appointed to the Board as a Non-
Executive Director with effect from 1 February 2014 Richard
walker retred from the Board at the Annual Generai Meeting

of the Company held on 15 May 2014 having served nine years in
office Richard Waiker's posihons as Charr of the Remuneration
Committee and Chair of the Health & Safety Committee were
succeeded by Elzabeth McMeikan and Sir Tim Wilson respechvely

In accordance with the requirements of the Code, each of

the current Directors offers himself/herself for re-election at

the Annual General Meeting to be convened on 14 May 2015
Brief biographies of all the Directors are set out on pages 46 and 47
Following the iIndividual performance evaluatons of each of

the Non-Execuhve Directors seeking re-elechon 1t is confirmed
that the performance of each of these Non-Executive Directors
continues tc be effechve They each demonstiote commitment
to the role, and add value and relevant expenence to the Board

Board breakdown
B Charman 1
W Executive 4

B Non-Executive

ROLES

The Group's terms of reference for the Chairman and the Chief
Executive clearly establish the division of responsibility between
the two roles Summanes of those roles and that of the Serior
Independent Director, are set out below

Role Descrnphon

Chairman Phit White's pnncipal responsibiihes are

= To establish in conunction with the Chief
Executive the strategic objectives of the
Group for approval by the Board

« To organise the business of the Board

+ To enhance the standing of the
Company by communicatng with
shareholders the financial community

and the Group's stakeholders generally

Chief Executive  Mark Allan has responsitility for

* Establishing, in comunchon with the
Charrmon the strategic cbjectives of
the Group for approval by the Board

* Implementing the Group's business plan
and arnnual budget

* The overall operational and financial

performance of the Group

Senior Manyt Wolstenholme’s pancipal
Independent responsibilihies are
Director + Act as Char of the Board f the Charman

1s conflicted

s Act as a conduit to the Board for the
communication of shareholder concerns
if other channels of communication are
inappropnate

* Ensure that the Chairman s provided with
effective feedback on his performance

JANUARY FEBRUARY

Home for Successm

MARCH

Boord meeting at
Newcastle University and
tour of Newcastle properhies

MAY

Board meetng in Brstol and
tour of properties am

JUNE

External Board evaluations

[ 1]
New developments am Review and approval Customer schisfaction scores | Property investment market
of share placing and [ 1] review sl
open offeraman
Review of preliminary Group strategic Review and approve Strategy review of

anncuncemeant Annual
Report and Accounts and
recommend final dividend
-

Board franing m

five-yearplana

Raview of University
partnerships sa

Review of LSAV joint venture
[ ] ]

Group Board nsk review mam

Prelims analyst
reviewn

Cordea Savills Student Hall
Fund acquistonewnwe

Explonng strategic growth
opportunihesm

ITstrategy review am

development disposals
dwvidends ond debt levelsw

Review of USAFmanm
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Responsibility and delegation

A schedule of specific matters s reserved for the Board

These include

* Approving the strategic objechves of the Group and

the business plan to achieve these objectives

« Approving major investments ccquishons mergers

and divestments

BOARD AND COMMITTEE ATTENDANCE AT MEETINGS IN 2014

= Approving major development schemes

= Approving policies relating to Directors' remuneration

* Approving appointments to and disrmissals from the Board

» Reviewing systems of internal control and nsk management

These topics are scheduled as part of the forward cgenda for
the forthcoming year or brought to the Board on an ad hoc basis
as and when necessary

Cate of
Appointment Audit  Remunemton Nominaghon  Health & Safely
Currani Directors Stotus fo the Boord Boord Commiftee Commitiee Committee Commiliee
Phil White Chairman 21 010% 9 N/A 4 3 N/A
Sir Tim Wilson Non-Executive 011210 10 4 3 2
Manjit Wolstenholme Independent arizn 10 4 3 N/A
Andrew Jones Non-Execuhve 010213 10 4 3 N/A
Elizabeth McMeikan Non-Executve 010214 9 4 3 2
Mark Allan Executive 171103 10 NfA N/A N/A 2
Joe Lister Executve 020108 10 NfA N/A N/A N/A
Richard Simpson Executive 010112 10 N/A N/A NfA NfA
Richard Smith Executive 010112 10 N/A N/A N/A N/A
Director who stepped down in the year
03 No0s5
Richard Walker Non-Executive  [resigned 1505 14) 3 1 2 1 0
AUGUST SEPTEMBER NOVEMBER DECEMBER M Srategy
W Commercial
Review of holf yeor results Review of new Investment market review s | Customer satisfachon B Investorrelations
and intenm dvidencimm developmenisaa survey m W Financiol and nsk

Strategic plan through
o 2020

Board meeting in
Portsmouth and fouwr
of Portsmouth propertiesmm

Sales updatem

Unite foundationm

University reputabon survey
[

Group sk review sas

Half year anglyst review s

Anti-Bribery Policy review m

2014 corporate governance
code changes and
preparchonfor20i5we

2015 budget mmm
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CORPORATE GOVERNANCE
LEADERSHIP CONTINUED

BOARD COMMITTEES

The Board has delegated certamn responsibilities toats
Committees, as detalled on the following pages The terms of
reference foreach Committee are reviewed annually and the
current versions are avallable on the Company's website ot
www unite-group co uk The current membership of each
Committee of the Board 1s set out below and full details of
attendance at Committee meetings can be foundin the
table on page 51

Phil White
Remuneration
Nominahon*

Sir Tim Wilson
Aucht
Remuneration
Nomination
Health & Safety

Manjit Wolstenholme
Audit*

Remuneration
Nomination

Andrew Jones
Audit
Remunerahon
Nominaton

Ellzabeth McMelkan
Audcht

Remuneration
Nomination

Heaqlth & Safety

Mark Allan
Health & Safety

* Denotes Char

** S Tim Wilson was Chair of the Nominaton Committee until
31 December 2014 wath Phil White taking over as Charr of the
Naomination Committee from 1 January 2015

Set out below are sechons descnbing the work of the Commitiees
n discharging therr respective funchions

Nomination Committee see the Nomination Committee report
on page 59

Audit Commitiee see the Audit Commitiee Report on page 54

Health & Safety Committee see the Health & Safety Commitiee
Report on page 40

Remuneration Commiftee see the Remunergtion Committee
Report on page 62 The Remuneration Committee Report is
incorporated into this Corporate Governance Statement

by reference

BOARD TENURE

Each of the Executive Directors has arolling contract of
employment with a 12 month notice penod whilst Non-
Executive Directors are, subyect to re-elechion by shareholders,
appotnted to the Board for a term of approximately three years
in accordance with the recommendations of the Code the
Directors will allretire atf the Annual General Meeting and will
subrmit themselves for re-election by shareholders

The graph below shows the current balance of tenure of
the Non-Executive Directors including the Chairman

Years
B Sir Tim Wilson 4
BPhiwWhite 6
H Manyt Wolstenholme 3
B Andrew Jones 2

B Elizabeth McMekan 1

PROFESSIONAL ADVICE AND BOARD SUPPORT

Directors are given access to independent professional avice at
the Company's expense when the Directors deem it necessary in
order for them to carry out their responsibiliies The Directors also
have regular datogue with and drect access to the advice and
services of the Company Secretary who ensures that Board
processes and corporate governance prachces are followed

INSURANCE
The Company maintains Directors and Officers latiity insurance
which s renewed on an annual basis
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CORPORATE GOVERNANCE
EFFECTIVENESS ~~- -

INDUCTION
On appointment each Director takes part in & comprehensive
and personglised induchon programme covenng

* The business and operations of the Group and the Higher
Education sector the role of the Board and matters reserved
forits decisions, the terms of reference and membership
of Board Committees, and powers delegated to those
Committees

« The Group's corporale governance practces and procedures
and the latest financialnformation about the Group

= Therrlegal and regulatory respensibilities as a Director and,
specifically as a Director of a ksted company

As part of the induchon programme each Birector wsits key
locations to see our business operations and properties first hand
and the Higher Education inshtutions we partner with They also
meet with key senior execuhves so that from the outset they have
access to managers throughout the organisahon to help them
form thewr own independent views on the Group and ifs
performance and the Higher Education sector we operate in In
addition, they are given the opportunity to meet with
representatives of the Company's key advisers

This induchon is supplemented with engoing training throughout
the year to ensure the Board 15 kept up to date with key legal,
regulatory ond incdusiry updates

Elzabeth McMeikan joined the Board on | February 2014 Prior fo
her appaintment, Elizabeth had a full induction as set out in the
Group's 2013 Annual Report and Accounts

CHAIRMAN AND NON-EXECUTIVE DIRECTORS

The Board considers each of its four Non-Executive Directors to be
independent Accordingly, the Company meets the requirerent
of the Code in relation to members of the FTSE 350 that at least
half of the Beard {excluding the Chairman) 1s made up of
independent Non-Execuhve Directors In addition Phit White
{Charman of the Board) was considered independent on his
appointment to the role

The Chairman and the Non-Executive Directors constructively
challenge and help develop proposals on sirategy, and bnng
strong, Independent judgement, knowledge and expenence to
the Board's deliberchons Non-Executive Directors are expected
to commut approximately 20 days per annum to the business of
the Group

The terms and conditions of appointment of the Non-Executive
Directors are available for inspechion at the Company's
registered office and at the Annual General Meeting

PERFORMANCE EVALUATION

Each year the Board 1its Committees and Directors are
evaluated considenng among other things the bolance of
skills, expenence, Independence and knowledge on the Board,
s diversity {including gender), how it works together as a unit
and other factors relevant to its effectiveness

Dunng 2014 o formai independent evaluation was undertaken in
accordance with the Company's policy to conduct an external
evaluahon every third year ({the prevtous external evaluation

was 2011, with internal evaluahons in 2012 and 2013} This external
evaluahon was undertaken by Fiion Hague Independent Board

Evalughon which has no other connechion with the Company

The results of the external evaluahon expressed confidence that the Board operates effechvely However certainrecommendatons

were made summansed as follows

Recommendaticns

Action

Longer-term strategy
As the student accommodation sector motures the Boord
should devote more time 1o its longer term strategy

The focus of Board meetings has been refreshed to ensure more
hme 13 built mto each meeting to discuss longer-term strategy
considerations In addition, 2015 and future Board forward
agendas will include a full day dedicated o a longer-term
strategy review beyond the five-year pian

Risk management

Risk managerment processes and reporting were found to be
effective but nsk management should now be enhanced to
explore the Group's nsk appehte as part of its longer-term strategy

Risk management and nsk appetite considered together with
the Board's enhanced focus on longer term strategy

Succession planning

With a matunng business the Board is now well posiioned to
spend more hme on succeassion planning and develeping a
deeper talent pool

The Nominahen Committee developed a senior monagement
talent map and oversees the skills development programme as
port of its Board succession planning

Nominafion Committee
Best prachce indicates that the Board Charr should alse charr the
Neminagton Committee

The Board Chairman took over the Chair of the Nominahons
Committee on 1 January 2015

TRAINING

The Board reviewed its fraining needs dunng 2014 and considered it important that the Directors have o broader perspective

of the digital platforms and social media used by cur digital native customers In addifion, the Board considered it important that the
Committee Chairs continue to receive relevant funchonal fraiming {in areqs such as accounting UK Corporate Governance Code
and executive remunerahion reporhing developments) and accordingly the Committee Chairs attend relevant external seminars

The Unite Group plc Annual Repert and Accounts 2014
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CORPORATE GOVERNANCE
ACCOUNTABILITY

INTERNAL CONTROL

The Board has overall responsibility for the Group's system of
nternal control However such a systemn is designed to achieve
business abjectives and con only provide reasonable and not
absclute assurance agamnst matenal misstatement

The provisions of the Code in respect of Internal controls

require that Directors review all controls including operatonal,
compliance and nsk management as well as financial controls
Through reperts from the Board’s Committees, the Group's Risk
Committee and the Group's business unit boards (Operahons
board and Property board) the Board has reviewed the
effectiveness of the Group's system of internal controls for the
penod covered by the Annual Report and Accounts ond has
concluded that such controls were effechve throughout

the penod

Further informaton on the Company's internal control framework
15 set out In the Audit Committee Report The Board delegates
certain of its duties, responsibiities and powers to the Audit
Committee so that these canreceive suitably focused attention,
but In so doing the Audit Committee acts on behalf of the full
Board, and the matters reviewed and managed by the Audit
Committee remain the responsibility of the Directors taken as
awhole

GOING CONCERN

After making enquiries the Directors have a reasonable
expectahon that the Group and the Company have adequate
resources fo continue In operational existence for the foreseeable
future For this reason they continue to adopt the going concern
basis In prepanng the accounts

RISK MANAGEMENT

The Board when setting the strategy. also determines the
noture and extent of the significant nsks and its nsk appetite
inimplementing this strotegy Each year the Board reviews the
effectiveness of the Group's nsk management systems how
the Board achieved this dunng 2014 15 set out on page 26

BUSINESS MODEL

For a descnption of the Group's business model see page 11
of the Strategic Report

MANJIT WOLSTENHOLME
AUDIT COMMITTEE
CHAIR'S OVERVIEW

The Aucit Committee plays an important role
sitting between management and shareholders
The Committee has specific duties as set out in
its terms of reference, In ine with the Code, to
reqssure shareholders that therr interests are
propeny protected in respect of the Group's
financial management and reporting

The Audit Committee works to a structured
programme of activihes, with agenda trems
focused to coincide with key events in the annual
financial reporting cycle The Committee reports
regularly to the Board on its work

Dunng 2014, the Audit Committee has continued
to monitor the integnty of the Group's financial
statement, assisted the Board n reviewing the
effectiveness of the Group's internal control and nsk
management systems, reviewed the internal audit
achvity and findings. and reviewed armangements
for the Group's employees to raise concerns

in confidence

The Audit Committee has again reviewed the
performance of the Group's external auditor
and believes the relahonship continues to be
effective We remain satisfied with the auditor's
independence and effechveness and have
recommended to the Board that they

be re-appointed

As noted in this Corporate Governance
Statement, the Board delegates certain of its
cduties, responsibilies and powers to the Audit
Committee, so that these can receive suitably
focused attention However, the Audit Committee
acts on behalf of the full Board, and the matters
reviewed and managed by the Committee
remain the responsibility of the Directors as
awhole
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ROLE OF THE AUDIT COMMITTEE

The Audit Commuittee has delegated authonty from the Board set
outinits wntten terms of reference The lerms of reference for the
Audit Commuttee take into account the requirements of the Code
and are avalable for inspection at the registered office and at
the Annual Generat Meeting, and con also be found on the
Group website at www unite-group co uk/cbout-unite/
corporate-governance

The key objectives of the Audit Commitiee are

To provide effective governance and control over the integnty
of the Group's financial reporhng and review sigrificant
finoncial reporiing judgements

To review the effectiveness of the Group's system of
internal controls, ncluding financial controls ond nsk
management systems

To monitor the effectiveness of the Group's internal audit
funchion and review its matenal findings

To oversee the relationship with the external auditor, including
making recommendations to the Board inrelahon to the
appointment of the external cuditor and monitoring the
external quditor's cpjechvity and independence

COMPOSITION OF THE AUDIT COMMITTEE

The members of the Committee are set out on page 52 of this
Corporate Governance Stalement The Commuttee members
are all ndependent Non-Executves and have been selected
with the aim of providing the wade range of financial ond
commercial expertise necessary to fulfil the Committee's duties
The Board considers that as a chartered accountant | have
recent andrelevant inancal expenence

Meetings are attended by invitotion by the Chief Financiat
Officer, the Deputy Chief Financial Officer and the Group
Financtal Controller

| atso invate our external audifor KPMG LLP to each meeting

The Committee regulcrly meets separately with KPMG LLP without
others being present As appropriate, | also invile our ntermal
auditor PwC to attend the meetings We have asked KPMG LLP
and PwC to meet independently of management tc ensure
alignment to update onrespective findings and consider the
impact an the relahve approaches of therr work

COMMITTEE MEETINGS

The Cormmittee met four imes dunng the year ond attendance
at those meetings 15 shown on page 51 of this Corporate
Governance Statement

MAIN ACTIVITIES OF THE COMMITTEE DURING THE YEAR
Meetings of the Committee generally take place just prior to

a Group Board meehing and | report to the Boord as part of a
separate ogendaitern on the activity of the Committee and
matters of partrcular relevance to the Board in the conduct of
ther work At its four meehngs dunng the year, the Committee
focused on the activiies descnbed below

The Commiltee reviewed the halfl year and annual financial
statements and the significant financial reporting judgements
As part of thisreview the Committee reviewed the hquidity nsk and
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the bass for prepanng the accounts on a going concern basis as
outined below The Committee also reviewed and challenged
the external auditor's report on these finonciol stotements

The Committee considered and approved the audit approach
and scope of the audit work to be undertaken by the external
auditor and the fees for the same The Committee also considered
the iIndependence of the auditor and the recommendations in
the Code regording the lender of the external audit contract

The Committee discussed reports from PwC as the Group's
interncl auditor on ther audits and assessment of the control
environment The Committee reviewed and proposed areas
of focus for the internal cudit programme of review

FINANCIAL REPORTING

The pnmary focus of the Committee, in relahon to financial
reporhng inrespect of the year ending 31 December 2014 was
toreview with both management and the external auditor the
approprateness of the half year and annual financial staterments
concentrating on

+ The quality and acceptability of accounting policies
and prachces

The clanty of the disclosures and complicnce with financial
reporhing standards and relevant financial and governance
reporting requirements

* Maternal areas in which significent judgements have been
appled or where there has been discussion with the
external auditor

+ Whether the Annual Report and Accounts taken as a whole
1s fair balanced and understandable and provides the
information necessary for shareholders to assess the Group's
performance business model and stralegy

The Committee's assessrment of the Annual Report to ensure that
it s far, balanced and understandable took into account the
following considerations

= Areview of what far balanced and understondable means
for Unite

The high level of input from the Chief Executive Officer and
Chief Financial Officer with early opportunities for the Board
to review and comment on the Annual Repert

Ensunng consistency in the reporing of the Group's
performance and management information (as descnbed
on pages 24 - 25), nsk reviews {as descnbed on pages 27 ~ 29)
business model and strategy (o5 descnbed on page 11}

* A cross-check between Board minutes and the Annual Report
1s undertaken to ensure that reporting 1s balanced

Whether information s presented in a clear and concise
manner illustrated by appropnate KPis to facilitate
shareholders' access to relevant information

To aid ourreview the Commuttee considers reports from the
Group Financial Controller and also reports from the external
auditor on the outcomes of therr half year review and annual
audit Asa Committee we support KPMG LLP in displaying the
necessary professional scephcism their role requires
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CORPORATE GOVERNANCE
AUDIT COMMITTEE REPORT CONTINUED

SIGNIFICANT ISSUES CONSIDERED BY THE COMMITTEE
After discussion with both management and the external cuditor,
the Committee determined that the key nsk of misstatement of
the Group's 2014 financial statements related to

= Property valuatons
* Delerred tax assetls
+ Joint venture accounting

Property valuations

The Group's pnncipal assets are investment properhes and
investment properiies under developmenl that are either owned
on balance sheet or in USAF or LSAV The investment properties
are carmed at farr value based on an appraisal by the Group's
external valuers who carry out the valuations in accordance
with the RICS Red Book valuahon guide, taking into account
transachonal evidence dunng the year The valuahon of property
assets nvolves significant judgement and changes in the core
assumptions could have a sgnificant impact on the carrying
value of these assets Management discuss the undertying
performaence of each asset with the external valuers and provide
detalled performance data to themincluding rents Uriversity
lease agreements, occupancy property costs and costs to
complete {for development properties) Management receive
detailed reports from the valuers and perform a detalled review
of the valuations to ensure that management consider the
valuahons to be appropriate The valuation report is reviewed

by the Chief Financial Officer and Managing Director of Property
prior o sign-off

Dunng the year, the Commitiee and/or the Board met with all
three of the Group's valuers and challenged them on the basis
of ther valuations and therr core assumptions including the
yield for each property, rental growth and forecast costs

The Committee questoned the external valuers on market
frends and transachional evidence that suppeoerts the valuations
The Committee was satisfied that the Group's valuers were
appropriately qualfied and provided an independent
assessment of the Group's assets The Committee was satisfied
that an apprepnate valuation process had taken place,

the core assumptions used were reasonable and hence the
carrying value of investment and development properties in
the financial statements was cppropnate

The auditor explained their audit procedures to test the valuahon
of Investment and development properties and the Group's
disclosures on the subject On the basis of thewr audit work, the
auditor reported no inconsistencies or misstatements that were
matenalin the context of the financial statements as a whole

Further ancalysis and detail on asset valuahons is set cut on
page 34

Deferred tax assets

The Group has significant tax losses brought forward from pricr
years Recognihion of o deferred tax asset relating fo these losses
15 only made whenit s probable that these losses will be uhibised

in the future and I1s therefore dependent on the abillity to set them
against deferred tax habilties and the forecast taxable profits
which involve significant judgements and assumphons regarding
future periormance Recent changes in Group strategy to reduce
gearng levels and improve profitabiity have made the fulure use

of these losses more likely Management regularly prepare
forecasts of the Group results which are reviewed ot Board level
Management have used these forecasts to model the Group's
future taxable profits and the extent to which taxlosses can be
uvtiised against them Management also considered the impact
on the Group's fax profile of potental conversion to a REIT In the
medium term and whether complexities in the Group structure
might make some of the fox losses inaccessible at some point in
the future Management therefore decided to restnct deferred
fox assets in respect of the next two years' forecast taxable profits
in certan Group compantes that have the capaaity to use

their losses

Dunng the year, the Committee has regutanly discussed the
recognition of a deferred tax asset within management and the
Group's external ouditor The Committee was sahsfied with
management’s approach and subsequent recogrution of

a deferred tax asset within the financial statements

The auditor explaned therr audit procedures to test the assets
recognised and the Group's disclosures on the subject On the
baws of the audit work the auditor reported no Inconsistencies
or misstatements that were matenal in the context of the
financial statements as a whole

Further analysis cnd detal on deferred taxis set out on poge 37

Joint venture accounting
Two of Unite's significant assets ore its Investments in USAF and LSAY
which the Group has historically accounted for as joint ventures

Dunng the year the group has adopted IFRS 10- 12 which
intfroduced new guidance on how an investor should account
forits interests in other enhihes including a new definhon of
control and new guidance on how to classify and account for
jointly controlled arrangements Management has therefore
undertoken arevised assessment of whether the Group has
control or joint control of these entities In accordance with
these new accounting standards Due to the complexity of the
coniractual arrangements ond Unite’s role as manager of the
enhties the assessment of whether Urute has control or joint
confrol of these entihes involves judgements around a number
of sigrificant factors

Managemenl have prepared a detalled analysis that considers
the key aspects of the power Unite has over the USAF and LSAV
funds by examining the nghts that give # the atility to direct
relevant activibes the exposure to vanabile returns from Unite's
involvernent in the nvestee, and Unite's ability to use its power
to affect itsreturns

The Group, as fund manager has the ability to direct a number
of USAF's achvihes, however only some of these were deemed
to be key actvihies that significantly impact on USAF's return
Management's analysis idenhified acquisihons disposals capital
expenditure for refurbishments and funding whether through
debt or equity, as the key activities that impact upon the
performance of the fund For each achvity, management
analysed Unite's contractual nghts against those of the Adwvisory
Committee The Advisory Committee represents the interests of
all the unitholders and consists of one representative from Unite
and at least four different unitholders For some of the activities
it was not clear who had definitive control However, wath
respect to the activities which were considered to have
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significant impact on the ability to influence the returns of the:
fund acquisiions and equity financing, it was determined
that the Advisory Committee and the Group had joint power
to direct the actvihes and therefore 1t was appropnate to
account for USAF as a joint venture under EFRS 11

As aresult Unite records its 22% share of the results and net assets
of USAF as a joint venture using eguity accounhng

The Aucit Committee has challenged management and the
external auditors on the basis of the above analysis inctuding
idenhfying the key activihes, the process for which the legal
agreements have been reviewed to identify the contractual
nghts of both Unite and the Adwviscry Commuttee, and the
overall conclusions

The analysis of whether LSAV 1s jointly controlled 1s more
straightforward due to the fact that Unite and GIC each owns
50% of the joint venture and both have 50% of the veting nghts
over key decisions Therefore there 1s much clearer evidence
that control over the key achvities is shared by the two parhies

Further analysis and detait on joint ventures is set out on page 39

RISK MANAGEMENT

The Group's sk assessment process and the way in which
significant business nsks are managed 1s a key area of focus for
the Committee

Our work here was dnven pnmanly by performing an assessment
of the approach taken by the Groug's Risk Committee choired
by Joe Lister Chief Financial Officer The Risk Committee 1s
responsible for the delivery of the Greup's Risk Management
Framework, which the Committee has approved and the
Group's assessment of ifs principal nsks ond uncertainties, as set
out on pages 27 - 29 We instructed PwC asinternal auditer to
undertake a review of the effectiveness of the Group's approach
to nsk and this was reviewed and challenged at the Audit
Committee Thisreport provided the Committee with comfort
that the Group 15 effectively assessing reviewing and putting
plans in ploce to ensure the effective management of the
Group's key nsks The Board also formally reviewed the Group's
principal nsks of two meetings dunng the year Through these
reviews the Committee considered the nsk management
procedures within the business and was satisfied that the key
Group risks were being apprepnately manoged

The nsk assessment flags the importance of the infernal control
framework to manage nsk and this forms a seporate area of
review for the Committee

INTERNAL CONTROL

Led by the Group's rsk assessment process, we reviewed the
process by which the Group evaluated its control environment
Management s responsible for establishing and maintaining
adequate internal controls over financial reporting inClucing
over the Group's conselidahion process Internal controls are
designed to provide reasonable ossurance regarding the
reliability of financial reporting and the preparation of

the financial statements for external reporting purposes

A comprehensive strategic planring, budgeting and
forecashng process s in place Monthly inancicl information
and performance insight s reported to the Board
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The Committee's work to review the effectiveness of the internal
controls was dnven by the Group Financial Controller's reports
on the effectiveness of internal controls The feedback from the
Group's iInternal auditor on specific areas of control that are
tested on o penodic basis ond o request to our external auditor
to provide specific feedback and assessment of the Group's
financial controls and any areas of weokness No significont
weaknesses were iIdenhfied through the course of the
Committee’s reviews

INTERNAL AUDIT

The Group engages PwC fo perform internal audit actvity

The Commttee discussed and provided guidance for the
programme of activity thal was undertaken by the interral
auditors in 2014 and locking forward on a rolling three year basis
This review Included the scope of internal audit's actwity and
resourcing together with areas of focus and planning for the next
three years The Commitiee also discussed and challenged the
output from the internal audit reviews undertaken in the year and
concluded that the reviews provided good support for
statements made by management and that the control
environment s sold In the areas tested over the last three years

soucuaach ajoiodioD

The relationship wath PwC 1s managed by an Internal Audit
Manager and the Group Financial Contreller Reports from

the Chief Financial Officer include updates on audit achivities
and progress of the Group audit plan During the year PwC
focused therr internal audit work on procurement, anti-bribery
and corruption compliance cash ftow forecasting, cost
menagement and capital expenditure The internal audit report
highlighted the posiive engagement from the finonce team in
the preparation of nsk and control matnces improvements in the
general control environment over the last three years, and
concluded that the financial controls tested appeared to be
designed and operating effeciively

EXTERNAL AUDIT

The effectiveness of the externcal cudit process is faciitated by
approprate audit nskidentfication at the start of the audit cycle
We receve from KPMG LLP a detailed audit plan, identifying their
assessment of these key risks

For the 2014 finoncial year the significant nsks identhied were in
relation to the valuaton of properties, deferred fax assets and the
classificahon of joint ventures due to the iInherent management
Jjudgment required in these areas These focus areas were
discussed at the Committee and it was agreed that they should
be the principal areas of focus as they represent the areas with
the greatest level of judgement and matenally mpact the overall
performance of the Group These nsks are tracked through the
year and we challenged the work done by the cuditor fo test
management's assumphons and estmales around these areas

We assess the effectiveness of the audit process in addressing
these matters through the reporting we receve from KPMG LLP
at both the half year and year end and also reports from
manogement on how these nsks are being cddressed

In addihion we performed a review of auditor effectiveness

We perform this through the use of a queshonnaire and
discussion with management We use this approach to gain
comfort that the external auditoris duly qualfied, ndependent
and cames out their audit strategy appropnately
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CORPORATE GOVERNANCE
AUDIT COMMITTEE REPORT CONTINUED

For the 2014 financial year, the Committee was sahsfied that
there had been appropniate focus and challenge on the
prnmary areas of audif sk and assessed the qualty of the audit
process to be good We hold pnvate meetings with the external
auditor at each Committee meeting fo provide cddihonal
opportunity for open diclogue and feedback from the
Committee and the auditor without management being
present Matters typically discussed include

* The quditor's assessment of business and financial statement
nsks and manogement achvity thereof

+ The transparency and openness of interactions with
management, confirmahion that there has been no restnchon
In scope placed on them by management and the
independence of therr audit

+ How they have exercised professional scephicism

| also meet with the external lead audit partner cutside the formal
Committee process throughout the year

INDEPENDENCE AND EXTERNAL AUDIT TENDER

The Committee considers the re-appointment of the external
auditor, including the rotation of the audit partner, each year
and also assesses ther ndependence on an ongoing basis To
maintamn the objectivity of the audit process the Group supports
audit partner rotahon and the external auditor s required to
rotate the audit portner responsible for the Group audit every five
years The current lead audit partner has been in place for three
years KPMG LLP has been the Group's external auditor since its
stock market isting in 2000 (15 years)

Under the revised Code the transihonal prowsions for audit
tendenng suggest that we conduct an audit tender at the end

of the current aucht partner's five-year ferm, wtuch ends in 2015,
and provide an explanahon for our decsion not fo tender the
aucht prior to that date The new EU regulations set out the
requirernents for mandatory audit firm rolation Since the Group
listed in 2000 and KPMG LLP has been auditor since that date, the
transihonal rules will require the Group to change ifs auditor by

16 June 2023 In the ight of recent regulation changes the Audit
Commuttee intends to tender the audht in 2015

In addition as part of the Audit Committee's assessment of the
independence of the auditor the Committee receves details
of any relationships between the Group and KPMG LLP that
may have a beanng on therrindependence and receives
confirmation that they are independent of the Group

NON-AUDIT SERVICES

To further safeguard the objectvity and independence of the
external auditor from becoming comprormised, the Committee
has a formal policy governing the engagement of the external
auditor to provide non-gudit services No material changes have
been made to this policy dunng the year This precludes KFMG
LLP from provicing certain services such as valuahon work or the
provision of accounfing services

for certain specific permitted services {reporting accountant
achvites tax odvisory and comphance work and debt advisory
services) the Committee has pre-approved that KPMG LLP can
be engaged by management subject to the policies set out
above, and subject to specified fee lirmits for individual
engagements and fee himits for each type of specific service

For all other services, or those permitted services that exceed
the specified fee imits, | as Charrman orin my absence another
member can pre-approve permitted services

Fees pald to the Group's Auditor
2014 2013 2002

£m £m £m
Audit of the Company's

financial statements 02 02 02
Audit of financial statements

of subsidiones 01 01 01
Audit related

assurance services 03 - -
Tax compliance services 01 02 02
Tax advisory services 01 21 02
Corporate finance services - - 01
Total fees 08 06 ns
Audit services 03 03 03
Audit related

assurance services 03 - -
Non-audit relaled 02 c3 05

Dunng the year KPMG LLP charged the Group £0 3 million for
audit services The Committee opproved the fees for cudit
services for 2014 after a review of the level and nature of work

to be performed, iIncluding the impact of acqusihons, and afler
being sofisfied by KPMG LLP that the fees were appropnate for
the scope of the work required These fees are also benchmarked
against other listed real estate companies of compaorable size
and complexity

In addition to the statutory audit fee and fees for the audit of
subsidianes, KPMG LLP charged the Group a further £ 1 milion
for taxahon complance £0 1 million for tax advisory services and
£0 2milhen for the accountant's report n relation to the placing
and open offer of new shares (Capital Markets reperting) Asa
result of the one-off work performed on the accountant's report,
non-audit services amount to over 100% of the audit services
without these transachonal fees, other non-cudit fees represent
68% of the fees for audit services The Audit Committee considers
the overall levels acceptable given the transactional nature of
the placing and open offer and as a significant portion of the
other non-audit services relate to the provision of tax comphance
services {pnncipally assistance with corporation tax returns) The
Committee considers that all of the non-audit services are most
suitably performed by KPMG LLP and could not be provided as
cost effectively by ancther professional auditing firm No
valuation or accounting services are provided by KPMG LLP

with regard to the Capital Markets reporting work inrelation to
the placing and open offer, it s common practice for the auditar
to perform this work and due to the nature of the work, it clearly
makes sense for the quditor to do so

The Audit Committee recognises that the level of fees for non-
audif services dunng 2014 exceeded that of oudit fees This 15 as
aresult of the Capital Markets reporting work referred to above
and therefore non-audit fees are expected to reduce in 2015

COMMITTEE EVALUATION

The Cormmittee’s achivihes formed part of the evaluation of Board
effectiveness performed in the year Details of this process can be
found under ‘Performance evaluahon’
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CORPORATE GOVERNANCE
'+ 'NOMINATION COMMITTEE REPORT

PHIL WHITE
NOMINATION COMMITTEE
CHAIR’S OVERVIEW)

The Nomination Committee helps ensure
the Board has the correct balance of skills,
expernence, iIndependence and knowledge

As well as drniving new appointments, it also drives
Board succession planning In discharging this
responsibility, it s cnifical that the Normination
Committee anticipates the Group's challenges
and opportunities so we can help future proof the
Board with the appropnate diversity of skills and
expernence for the changing environment we
operatein

During the year, the Nomination Committee's
focus has been on senior management skills
development and our talent pipeline for future
Board appointments This helps ensure we have
appropniate succession planning In place

The only change to the Board dunng 2014 was the
appointment of Elizabeth McMeikan, who joined
us on 1 February 2014 as part of our imely
succession planning for Richard Walker, and
during the year we have monitored her induction

Our 2014 Independent evaluation noted that best
practice was for the Charr of the Board to also
charr the Nomination Commiftee Accordingly.

| took over the Char of this Committee from

Sir Tim Wilson effective 1 January 2015
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NOMINATION COMMITTEE OVERVIEW

Compeosition

The Committee 1s compnsed enhirely of Non-Executive Directors
The memters of the Commitiee are set out on page 52 of the
Corporate Governance Statement At the invitaton of the
Committee any other Director orother person may be invited
to attend meetings of the Committee if considered desirable

in assishing the Committee in fulfiling 1ts role

sounulaAot aynicdio))

Role
The role of the Committee 1s to

+ Ensure that appropnate procedures are adopted and
followed in the nominahon selection training evaluahon
and re-elechon of Directors and for succession planning
with due regard in all cases to the benefits of diversity on
the Board, including gender

Reguiarly review the structure size composition skills and
expenence of the Board and to make recommendations
with regard to any adjustments considered necessary

SJUSWUS|D]S [DIDLDUI

* When it 5 agreed that an appointment to the Board should
be made, lead a selechon process that is formal ngorous
and transparent

Be responsible for identfying reviewing and recommending
candidates for appointment to the Board

ACTIVITIES IN 2014

Succession planning

The major activity of the Committee n 2014 was succession
planning and to ensure we have a strong semor management
base and clear talent pipeline for future Board appointments

UOHDWLOULIBYIO

Review of Board composition

In addition we reviewed the Board's composihion to ensure it
has the correct balance of skills, expenence, Independence
and knowiedge Our external evaluation also considered this
We concluded that the current composition s correct having
regard to our current business ond longer-term plans, but
recognising this should always be under review as we consider
succession planning and broader market developments

BOARD DIVERSITY

During 2014, we reviewed our Board diversity policy We recognise
that diversity at Board level and across the Group including
gender, 1s cntical to our conhnued success, particularly for a
business that provides homes for over 43,000 students from many
different backgrounds and couninies We are proud of the diversity
of the Group as @ whole, an organisation made up of employees
who like our customers are from many different backgrounds
and countnes and have diverse personalthes perspectives and
skills This 1s funcamental o understanding the needs of students
Iiving with us and providing the best customer service

The Nominahion Commitiee consdered dunng 2014 whether it
wanted to set speaific targets for female representation on the
Board or other diversity largefs The Committee continues to
welcome the developments in the Code fo consider diversity at
Board level, but the Committee does not feel the sething of targets
1s necessanty in the best Interests of the Group ond its stakeholders
Rather, the Committee will consider gender diversity along with all
other aspects of diversity, with its more general remit fo consider
the balance of skills expernence independence and knowledge
when reviewing appointments fo the Board
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CORPORATE GOVERNANCE
HEALTH & SAFETY COMMITTEE REPORT

SIR TIM WILSON
HEALTH & SAFETY COMMITTEE
CHAIR’'S OVERVIEW

The Health & Safety Committee ensures the
governance of health and safety in both our
ongomng operations and our construction
and development activity

We are home to more than 43,000 students and
therr safety, welfare and secunty are cntical, not
only to us but also our cther key stakeholders, such
as parents and Universiies as well as the police
and fire services

Dunng the year, we made good progress
implementing the full roli-out of our Accident and
Incident Management System (AIMS) which tracks
workplace safety, fire prevention, secunty and
customer welfare support Furthermore, we made
good progress continuing the implementahon of
the recommendatons from our 2012 Safety Audtt,
independently venfied by Quantum Compliance
dunng 2014 In our construchon achvity, we also saw
improved health and safety at our development
sites, with enhanced on-site confractor
management resulting In a low rate of reporfable
and non-reportable incidents

Following this good progress dunng the year, we
are now looking to improve further, by continuing to
embed our health and safety culture underpinned
with effective policies and procedures

HEALTH AND SAFETY COMMITTEE OVERVIELL
Composltion

* SirTim Wilson (Chair}

+ Elzabeth McMelkan

* Mark Allan

Richard Simpson Managing Director of Property and Richard
Srmith, Managing Director of Operations also attend meetings
of the Commiliee

Role
The role of the Health & Safety Committee is to

« Ensure that the Group's policies procedures and working
prachices regarding health and sofety meet or exceed
legal obligahons

* Annually review the Group’s Health & Safety Policy

Ensure that the Board is kept abreast of any regulatory changes
in relation to health and safety and environmental issues and the
impact such changes may have on the business of the Group

Receiva reports as to business unit health and safety and
environmental performance policies and armrangements and
any major health and safety incidents, so as to ensure that
management identfies and implements any correchive action
considered appropnate

ACTIVITIES IN 2014

The major actwmty of the Committee in 2014 was overseeing Ihe
governance of workplace safety and fire prevention as weli as
health and safety nsks at our devefopments which are becoming
an increasing pnonty as we start to develop moere properties

Qur 2014 Quantum Compliance Health and Safety audit found
conhnued improvement In the Group's health and safety cuiture
Key findings were

» The Group understands the importance of maintaining
‘ming' Health & Safety Policy We completed the on-going
process of matching roles and responsibilities with health and
safety ot the forefront to enable the Health & Safety Policy to
be fully updated

The function of the Sciety Support Manager has now evolved
with far mere emphasis on prowviding support locally to our
properties This has been achieved with the Safety Support
team becoming more proactive and responsive in how it
communicates with the opergtional teams which hasin

turn contnbuted to developing an mproved health and
safety culture

we have improved the monthly monitonng process through
better safety audits The focus now shifts to ensunng consistency
across all our properties

Inowr operations we rolled out nationwide the following key
HA&S activities

* 126 fire nsk assessments

» Classroom-style training on fire safety awareness for over 200
operahonal staff across all cihes in the portfolio This covered
aspects such as fire ongin fire safety measures and effechive
fire safety management

= A new fire safety records manual and statutory compliance file
inover 125 properties
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Our number of Reporing of Injunes Diseases and Dangerous
Occurrences Regulahions 2013 (RIDDORs) has reduced with three
1N 2014, down from five 1n 2013 and sixin 2012

At our development sites where the health and safety rnisks
increqse qs we roll out cur development pipeline we have
enhanced our contractor processes Contractors must provide
a {ull-hme health and safety supervisor on site who ensures
weekly site support There 15 clso a requirement for weekly wisits
from o sofety professional with Nahonat Exomination Board in
QOccupahenal Safety and Health (NEBOSH) construction
cerhficate qualfication We have moved to monthly site safety
nspechons {previousty quarterly) and pnincipal contractors are
now required to attend quorterly meetings to discuss health
and safety issues and best prachice

New key performance indicators were introduced to help
rmonitor health and safety at our construchion sites, with positive
resutts There were two reportable incicents providing an overall
score of 015 (100000 x no of Incidents/man hours worked) well
below our KPI target of 0 3 The industry nahonwide number s
304 é reportable accidents per 100 000 operatives/employees
whereas the Urite figure 1s 0 78 per 100,000 operatives/
employees showing we are matenally lower than the industry
standard There were 18 non-feportable Incidents equating to
ascore of 1 34, again well below our key performance indicators
target of 5 0 There 1s no published Industry standard for non-
reportable iIncidents

PRIORITIES FOR 2015

The committee will continue to oversee the governance of our
strategic health and safety plan for 2014-20164, continuing to
focus on embedding a culture of health and safety, workplace
safety and fire preventon and enhanced contractor appraisal
and management procedures
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HEALTH AND SAFETY HIGH-RISE
EVACUATION EXERCISE

We provided the emergency services access to the 19th
floor of Sky Plaza in Leeds, cne of the tallest bulldings in the
city and home to 1 497 students

The exercise Involved ten fire engines and 50 fire service
employees who conducted an emergency evacuation
using octors and simulating fire with smoke bombs The
exercise provided valuable high-nse evacuahon training
forlecal frefighters

The safety of our students is of the highest importance and
this exercise allowed the local fire services the opportunity
to get a better understanding of our bullchngs and our fire
procedures should an evacuation ever be necessary when
the buldings are in occupation

Kathryn Fielding, Service and Safety Adviser in Leeds said
'It was a great event which really tested our emergency
services response It also helped us to builld relohonships
with our local emergency services feams’
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CORPORATE GOVERNANCE
ANNUAL STATEMENT OF THE CHAIR
OF THE REMUNERATION COMMITTEE

ELIZABETH McMEIKAN
REMUNERATION COMMITTEE
CHAIR'S OVERVIEW

DEAR SHAREHOQOLDER,

On behalf of the Board, it s my pleasure to present
the Directors Remunerahon Report for 2014, my first
year as Charr of the Remuneraton Committee

Similar to last year, this report is split into three
sechons the Annual Statement, the Policy Report
and the Annual Report on Remunerahion Our
rermuneration policy, detalled on pages 6471,
remains consistent with that approved by
shareholders at the 2014 AGM, and 1s reproduced
in full for both ease of reference and In order fo
provide context to the decisions taken by the
Commuttee dunng the year

Unite has continued to perform strongly across all
areas in 2014 QOur financial performance has been
headiined by growth in recurring profits {up 44% on
a recumnng basis and 9% overall), NAV up 13 6% to
434pps (equating to a 15 0% total return on equity)
and dividend up 133% o 11 2pps, together with

a further strengthening of the Group's capital
structure evidenced by a reduchon in see-through
LTV (down to 43%) For more detall, please see

the Financial wghhghts on page 1 and Key
Performance Indicators on page 24 and 25

The Committee's key decisions durng the year related to the
following areas

REVIEW OF BASE SALARIES

Towards the end of the year the Committee undertook a
detaled review of the salanes of our Execuhve Directors This
review took into account @ number of factors including external
benchmarking against comparable companies an assessment
of Individual experience and performance and pay condstions
across the Group Following this review, the Committee agreed
that basic salanes for Executive Directors will iIncrease by 2 5%,
effective March 2015 Across the organisafion salary increases
for 2015 will average 2 5% with higher increases fo around 200
employees following the Company’s commitment

to pay a Living Woge (see page 48)

ANNUAL BONUS OUTCOMES FOR THE FINANCIAL YEAR
Following ancther oulstanding year Executive Directors will
receive bonuses of 128 8% of ther respective base salanes
{against a maximum of 144% of salary) The proposed bonuses
reflect both the strong financial performance of the group and
the excephonal individual contribuhons moade by each of the
Executve Directors over the last year Asin 2013, having carefully
considered performance against individual oljectives, as well
as the performance of the Group as o whole the Committee
approved a maximum personal performance mulhplier for each
Executive Director A summary of the key achievements by
individual s inciuded on page 74

LONG-TERM INCENTIVES

As outlined in ocur 2013 report Executive Directors were each
granted an award under the Long-Term Incentive Plan (LTIP)
dunng the year based on performance over the three financial
years to 31 December 2016 These awards will vest 1o the extent
that challenging Earnings per Share (EPS) Total Return (TR) and
relahve Total Shareholder Return {TSR) targets are achieved over
the penod with one-third of any award vesting required to be
held for an additional year

Performance share awards made in 2012 vested on performance
to 31 December 2014 These awards were based on net asset
value, net portfolio contribution and TSR outperformance of the
FTSE 350 Real Estate The Company exceeded maximum targets
for both the NPC and TSR elements with strong NAV performance
resultng in 86% of masimum for that elerment vesting The
Committee 1s sahsfied thot the mplied vesting level reflects the
underlying performance of the Company Consistent with the
rules of the plan these awards will vest in tranches with two-thurds
released on the third anniversary of grant and the remaning
one-third being released after a further year-long holding pernod
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ADJUSTMENTS FOLLOWING PLACING

Durnng the year, Unite raised £96 millon through a share placing
and open offer (hereafter 'placing’) Following the placing, the
Remuneration Committee evaluated the potential impaoct on
the outcomes of short- and long-term incentives in respect of
2014 performance and made a number of adjustments to
ensure executive iIncentives were neutral to the capital raise
Consequently actual cutcomaes for both operating cash flow and
see-through LTV under the annual bonus, and NPC under the
2012LTIP have been cdjusted downwards and further details of
these changes can be found in the relevant sections on pages 74
and 75 The Commuittee intends to make a smilar adjustment to
the octual NPC cutcome in respect of the 2013 LTIP next vear

REVIEW OF REMUNERATION POLICY

Dunng the year the Committee considered Unite’s remunerahon
policy and concluded that the current structure ~ made up of
base salary and benefits a bonws plan cnd a single LTIP -
continued o be appropnate

For 2015, the annual bonus will operate on the same basis as In
previous years save for a minor change to the ‘corporate’
performance measures, where if s intended that operating cash
flow and LTV targets will be replaced with @ single measure

of '‘Net debt fo EBITDA raho’ which essentially combines the two
metncs but measures borrowing levels relative to cash generation
rather than property values which the Commitiee considers to be
more appropnate No changes are proposed to the LTIPIn 2015
which will continue to be based on an equal blend of EPS TR and
relative TSR with a mandatory one year holding penod for
one-third of any vested shares

Further detall on the mplementaton of policy for 2015 including
rahonale for the proposed annual bonus change 15 Included on
page 78

AREAS FOR FUTURE CONSIDERATION

The Committee will continue to monitor market trends
throughout 2015 in order fo assess ongoing requirements for
the Company's remuneration prachices and will consult with
shareholders about making changes should any sigrificant
departures from best prachce anse The appropriateness of
clawback will be considered by the Committee in hme for
our next policy vote

The Unite Group plc Annual Report and Accounts 2014

yodai oibajons

SJUBLLISYDIS [DIDUDUIY oounLIoA0B ajnIodIoD

UOIDLUIOIULIBYIO

63




&4

CORPORATE GOVERNANCE
DIRECTORS’ REMUNERATION POLICY

This report has been prepared in accordance with the provisions
of the Companies Act 2006 and Schedule 8 of the Large and
mMedium-sized Companies and Groups {Accounts and Reports)
{Amendment) Regulations 2013 It also meets the requirements
of the UK Listing Authonty's bisting Rutes and the Disclosure and
Transparency Rules

In accordance with the Regulatons the following sections of the
Remunerahon Report are subject to audit the Single total figure
of remuneration for Directors and accompanying notes (pages
73-75) Scheme interests awarded dunng the financial year
{poge 77) Payments to past directors {poge 77}, Paymenits for loss
of office [page 77) and the staterment of drectors' shareholdings
and share interests (pages 80 and 81) The remaining sechons of
the report are not subject to audit

Unite's remuneration policy was approved by shareholders at the
2014 AGM The report below 15 as disclosed in the 2013 Directors’
Remuneration Report save for @ number of minor changes as follows

= Clawback' has been clanfied to mean ‘malus’ inine with
commoenly accepted market terminology

References lo financial years have been updated where
appropnate

Pay for performance scenano charts have been updated
to reflect 2015 salanes

» Current Non-Executive Director appointment exparry dates have
been updated

+ Details of the Living Wage, paid as a minimum to all employees
have beenincluded

POLICY TABLE
Funchon Qperation
Base salary Bose salanes are reviewed from hme fo hme with reference

To recognise the iIndividual’s skills and expenence and to provide
o compehtive base reward

to salary levels for similar roles at comparable companies to
individual contnbbution to performance and to the expenence
of each Executive

Pension
To provide an opporturty for Executives to bulld up Income
on retirement

All Execuhves are either members of the Unite Group Personal
Pension scheme or recerve a cash pension allowance

Salary 15 the only element of remunerahon that1s pensionable

Senefits

To provide non-cash benefils which are competifive in the market

n which the Executive 1s employed

Executives receive benefits which consist pnmanly of the
provision of a company car or a car allowance and pnvate
health care insurance, although they can include any such
benefits that the Committee deems appropnate

SAYE
To encourage the ownership of shares i Unite

An HMRC approved scheme whereby employees (including
Executive Directors) may save up to the maxsmum monthly
savings hmit {os determined by prevailing HMRC guidelines)
over a penod of three or five years Ophons granted at

a 20% discount
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DIRECTORS” REMUNERATION POLICY

The Group ams to balance the need to athact retain and
motivate Executive Directors and other senior executives of an
appropnate calibre with the need to be cost eflective whilst

at the same hme rewarding excephonal performance The
Committee has designed a remuneration policy that balances
those factors taking account of prevailing best prachice investor
expectahons and the level of remunerahon and pay owards
made generally fo empioyees of the Group

Qoportunity

In addition to the above, the remuneration policy for the
Executive Directors and other senior executives s based
on the following key principles

« Asignificant proportion of remuneration should be hed to
the achievement of speciffic and stretching performance
conditions that align remuneralion with the creation of
sharehotder value and the delivery of the Group's
stralegic plan

There should be a focus on sustaned long-term performance
with performance measured over clearly specified timescales
encouraging Execuhves to take achon in ine with the Group’s
strategic plan using good business management panciples
and taking well considered risks

Indwviduals should be rewarded for success but steps should
be laken within contractual obligations to prevent rewards
far falure

This section of the report sets out the Policy for Executive Direclors
which shareholders approved ot the 2014 AGM The Policy came
into effect from 1 January 2015

Parformance metrics

Any base salary increqses are applied in line with the cutcome
of the review as part of which the Committee clso considers
average mcreases across the Group

Inrespect of exishing Execulive Directors it s anhcipated that
satary increases will generally be in ine with those of salaned
employees as a whole In excephonal arcumstances
{(including but not imited to, a matenclincrease In job size
or complexty) the Comrmittee has discretion o make
apprepnate adjustments to salary levels 1o ensure they
remain market competiive

None

Executive Directors recesve ¢ pension ceninbuhion of 20%
of salary or an eguivalent cash allowance

None

Benefits vary by role and individual crcumstances, eligibibty
and cost s reviewed penodically

The Committee retains the discretion to approve a higher
costin excephonal crcumstances {eg relocation) orin
circumstances where faclors outside the company's
control have changed matenally (eg increases in
Insurance premiums)

None

Savings are capped at the prevailing HMRC mit ot the ime
employees are invited to participate

The Unite Group plc Annual Report and Accounts 2014
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CORPORATE GOVERNANCE

DIRECTORS” REMUNERATION POLICY CONTINUED

POLICY TABLE CONTINUED

funchion

Operation

Performance Related Annual Bonus

To incentivise and reward strong performance aganst financial
and non-financial annual targets, thus delivenng value o
shareholders and being consistent with the delvery of the
strategic plan

Performance measures targets and wesghhings are set at the
start of the year

The scheme has two elements a ‘corpeorate’ element and
an indivmidual’ mulhiplier element At the end of the year the
Remuneration Committee determines the extent to which
targets have been achieved

Bonus payments are dejlivered in cash unless an individual's
shareholding requirements have not been met in which case
up to 50% of the annual bonus payable to the relevant Director
15 satisfied by an allocation of shares in the Company which are
hetd in its Employee Share Ownership Trust (ESOTjand are
subject to malus provisions

LTIP

To drive sustained long-term performaonce that supports the
creghon of shareholder value

The LTIP compnses of a Performance Shore Plan (PSP) and
an Approved Employee Share Ophion Scheme (ESOS)

The ESOS 15 used to deliver a proporton of the LTIP i a tax-
efficient manner and s subject to the same performance
conditions as awards made under the PSP

Award levels and performance conditions are reviewed before
each aword cycle to ensure they remain appropriate and ne
less stretching than the first cycle

Malus provisions will apply on unvested LTIP shares in the event
of gross misconduct, matenal misstatement if a mistake hos
been made in calculating vesting for a previous award

or in any other crcumstance that the Committee

considers approprniate
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Cpportunity

Performance metncs

For Executive Directors the maximum annual bonus opportunity

15 144% of base salary, comprsing

= A maximum benus under the corporate element of 120% of
salary, achieving on-target performance warrants a bonus
equivalent to 70% of salary

= A maximum multiplier under the iIndividual element of 1 2
with arange of zeroto 12

For threshold level performance the bonus will be 50%

of base salary

Performance 1s assessed on an annual basis as meosured against
specific objechves set at the starl of each year The measures
include financicl and non-financiol metnes os welk as the
achievement of personal cbjechves

Corporate measures will be werghted appropnately each year
according to business priornties Measures may nclude, but are
not imited to adjusted earnings EPS, NAY growth cash flow
LTV geanng and customer satisfachon Weightings of individual
measures may vary between 10% and 50% with the ronge of
performance requirec under each measure calibrated with
reference to Unite’s internal budgets Financial measures will
make up al teast 75% of the total epporturity under the
corporate element

The indvidual element s based on the strength of an
execuhive's personal performance over the course of the
year as measured by the twice-yearly Performance
Development Programme review

The Committee has discrehon to adpust the formulaic bonus
outcomes both upwards (within the plan imits) and downwards
(including down to zero) to ensure aignment of pay with
perfarmance egin the event of one of the targets under the
bonus being significantly missed or unforeseen circumstances
outside of management contrel The Commitiee also considers
measures cutside of the bonus framewaork {eg H&S) to ensure
there 1s no reward for failure

Further details of the measures, weightings and targets
cpplicable are provided on page 74 and 75

The LTIP provides for an award up to a normal aggregate hmit
of 150% of sanary for Executive Directors with an overall limit of
200% of salary in exceptional circumstances

For LTIP participants below Board level the maximum annual
LTIP oppartunity is capped at 100% of base salary

Awards may Include a grant of HMRC approved options not
exceeding £10k pa valued on a far value exchange (currently
50-60% of a PSP award)

The Committee has the discrehion to authonse a payment in
cash orshares equal to the value of dvidends which would
have accrued on vested shares during the vesting penod

Veshing of LTIP awards 1s subject to continued employment and
performance aganst three equally-weighted measures, which
are currently as follows

= Adjusted EPS
« TR
= Relative TSR

The Committee has the discrehen to adjust the performance
measures to ensure that they continue to be linked to the delivery
of the Company strategy

Under each measure threshold performance wiil result in 25%
of maximum vesting for that element, nsing on a straight-line bas:s
to full vesting

Awards made under the LTIP will have a performance pernod of
at least three years and a minimum veshng penod of three years
If no entilerment has been earned at the end of the relevant
performance penod, awards will lapse Vesting of awards may
at the discretion of the Committee be deferred in whole orin
port for a pernod of up to two years following the end of a
three-year veshng pencd The Company’s current policy is for
awards te vest two-thirds after three years with the remaining
one-third deferred for an additionai year

As under the Performance Related Annual Bonus the Committee
has discretion to adjust the formulaic LTIP oufcomes to ensure
alignment of pay with performance, 1e to ensure the cutcome

15 a true reflection of the perfermance of the Company

Details of the targets to be used in future LTIP grents are included
in the Annual Report on Remuneration

The Urite Group plc Annual Report and Accounts 2014
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CORPORATE GOVERNANCE

- = .= DIRECTORS. REMUNERATION POLICY CONTINUED

68

NOTES TO THE POLICY TABLE

The Committee 15 sahisfied that the above remunerchion policy
151N the best interests of shareholders and does not promote
excessive nsk-taking

Performance measure selection and approach

to target setting

The measures used under the annual bonus plon are selected
annually to reflect the Group's moin objectives for the year
and reflect both financial and non-financeal prionhies Following
a review and consistent with changes made to performance
measures under the LTIP the Committee determined that the
adjusted earnings measure under the annual bonus would be
replaced with EPS from 2014 enwards

The Committee considers the combinahon of measures in the LTIP
to be appropriate The Committee reviewed the performance
meaosures dunng 2013 to ensure that they are fully aligned with
our strategy and with shareholders' interests Following the review
the Committee concluded that an adjusted EPS measure would
be more closely aigned with the Group's strategic plans and with
the profit attnbutable to shareholders Similarly the Commuttee
resolved that a TR measure would improve aignment between
Execuhves' and shareholders' interests Consequently, for LTIP
awards made from 2014 the NPC and NAV growth measures will
be replaced by measures of adjusted EPS and TR respectively
Relative TSR 15 considered to remain the best measure fo capture
creahon of shareholder value and rewards management for
outperformance of the Company's peers

Targets applying to the bonus and LTIP are reviewed annually
based on a number of nternal and external reference points
Performance targets are set to be stretching but achievable
with regard to the parhcular strategic pnonties and economic
environment In a given year Under the annual bonus target
performance typically requires meanngful improvement on
the previous year's cutturn and for financial measures targets
are typically in ine with the upper end of market consensus

Remuneration policy for other employees

Unite's appreach to annual salary reviews is consisient across
the Group with consideration given to the leve! of expenence
responsibiity Individual performance and salary levels in
comparable companies

All employees cre ehgibte to partcipate tin an annual bonus
scheme with similar metncs to those used for the Executive
Directors Opportunihes and specific performance cendihons
vary by organsational level with business area-specific metncs
incorporated where appropnate

Senior managers {c 25 indwiduals) are eligible to participate In
the LTIP Performance conditions are consistent for all parhicipants
while award sizes vary by organisahonal level Specific cash
incenhves are also in place to motivate, reward and retain staff
below Board level

All employees are eligible to partcipate in the Company’s Save
As You Earn [SAYE) scheme on the same terms

with effect from March 2015 all employees will be paid,
as aminimum the Living Wage

Shareholding guidelines

The Committee continues to recognise the importance of
Executive Directors, aligrning ther interests with shareholders
through building up a significant shareholding in the Company
Shareholding guidelines are in place that require Executive
Directors fo acquire a holding (excluding shares held
conditionally pursuant fo LTIP awards) equivatent to 200% of base
salary for the Chief Executive and 150% of base salary for each
of the other Executive Directors Unhl the relevant shareholding
levels are acquired 50% of the annual bonus paycble to the
relevant Director 1s satisfied by an allocahon of sharesin the
Compaony which are held inits ESOT Subject to the Directors’
conlinued employment within the Group such shares are
transferred to the Director on the third anniversary of the
onginal allocaton Detalls of the Executive Directors’

current personal shareholdings are provided in the

Annual Report on Remunerahon

NON-EXECUTIVE DIRECTOR REMUNERATION

Non Exacutive Director Date of service confroct

P M White 10 Jonuary 2009

R JTWilson 1 December 2010
M } Wolstenholme 1 December 2011
A Jones 18 October 2012

E McMelkan 13 November 2013

Subject to annual re-election by shareholders Non-Executive
Directors are cppointed for an inicl term of approximately
three years Subsequent terms of three years may be awarded
Current appointments will expire at the Annual General Meeting
In 2015 tn the cases of Phil White and Manjit Wolstenholme,

at the Annual General Meeting in 20161n the case of Andrew
Jones and ot the Annual General Meeting In 2017 in the cases
of Elizabeth McMeilkan and Sir Tim Wisen The appontment

and re-appontment and the remuneration of Non-Executive
Directors are matters reserved for the full Board

The Non-Executive Directors are not eligible to parhcipate
in the Company's performance related bonus plan LTIP or
pension arrangements

Details of the policy on iees paid to our Non-Executive Directors
are set out In the table on page 73
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NON-EXECUTIVE DIRECTOR POLICY TABLE
Funchon Operation Qpportunity Performance metrics o
Fees Fee levels are reviewed annuglly, with  Non-Execuhve Director fee increases None Q9
To attract andretain any adjustments effective 1 January are applied in ine with the cutcome 8
Non-Executive Directors in the year following review of the annual fee review Fees for the g
of the highest calibre with The fees paid to the Chairman are year commencing 1 Januvary 2015 g
broad commercial and determined oy the Committee whist  ore s&f cutin the Annual Report g
other expenence relevant the fees of the Non-Execufive Directors ©N Remuneration g
to the Company are determined by the Board Fee levels will next be reviewed dunng ]
I}
Additional fees are payable foracting 2015 with any increase effective @
as Senior Independent Director and 1 January 2016
as Chairman of any of the Board's It 15 expected thatincreqses to Non-
Committees (Audit, Remuneration, Executive Director fee levels will be in ine =
Nomination and Health & Safety) with salaned employees over the Iife of g
Fee levels are benchmarked aganst  1he policy However, in the event that 8
sector comparators and FTSE-lsted there s o matenal misahignment with the -
companies of similar size and market or a change n the complexity a
complexity Time commitment and responsibility or tme comrmitment ‘3"
responsibility are taken info account  équired fo fulfil a Non-Executive Director @
when reviewing fee levels role the Board has discretion to make an &
appropriate adjustiment to the fee level
PAY FOR PERFORMANCE SCENARIOS Richard Simpson o
The charts below provide an illustration of the potenticl future 100% >
reward opportunities for the Executive Directors, and the potenhal | wummom £310k %
spht between the different elements of remunerahon under three g«
different performance scenarics ‘Minmum’ ‘On-target’ 54% 0% 16% 3
and 'Mcaximum’ On target -"”l ||% £577k a
o
Potenhal reward opportunihes are based on Unite's remuneration 0% T 4% 3
policy, applied fo the base salares effechve 1 March 2015 The Moparum -H| || |” "” |||F"§"%i £1.038Kk
onnual bonus and LTIP are based on the level of maximum
opportunihes applied in FY2014 Note that the LTIP awards granted £' . L
] £05 £10 £15 €m
in a yeor do not normally vest untl the third anniversary of the
date of grant and the projected value s based on the face
value at award rather than vesting {ie, the scenanos exclude Richard Smith
the Impact of any share prce movement over the perod) 0%
Minimum £311k
Mark Allan
100% 54% 0% 16%
Minimurm - E544k Onlerget -””” |§ £s77k
30% 4% 36%
54%, W% 16%
N RS
oo [T
[} L L
30% 34% ey £0 £056 10 £15 Em
v T R
] . : i , B Satary, pension and benefits
£0 £05 £10 £15 £20 £m | || Annual benus
Joe Lister & Lp
The ‘minimum’ scenano reflects base salary, pension and benefits
Minmum £345k tie fixed remuneration) which are the only elements of the
54% 0% 16% Executive's remunerotion packages not linked to periormance
On target -””I"m@ £540k The 'On-target’ scenano reflects fixed remuneration as above
30% . 6% plus benus payout of 70% of salary ond LTIP threshold vesting
e at 25% of maximum award
s, R 1 11 R =152«
h ! . The ‘Maximum' scenano reflects fixed remunerahon plus full
0 05 0 215 tm | POYOUt Of allincentves
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CORPORATE GOVERNANCE

DIRECTORS’ REMUNERATION POLICY CONTINUED

APPROACH TO RECRUITMENT REMUNERATION
External appointment

In the cases of hinng or appoiniing a new Execuhve Director from outside the Company the Remunerahon Committee may make use

of all the exsshng componenis of remunerahon as follows

Maximum annual

Cemponent Approach grant value
Base salary The base salaries of new agppointees will be determined by reference to relevant
market data experience and skills of the indwdual, internal relabivihies and their
current basic salary Where new appointees have inthial basic sclenes set betow
market, any shortfall may be managed with phased increases over a penod
of two to three years subject to the individual’s development in the role
Penslon New appointees willreceive pension contnbutions or an equivalent cash
supplement in ine with exishng policy
Benefits New appointees will be elgible to recewe benefits which may include {but are
SAYE not mited to) the provision of a company car or cash alternative, private medical
insurance and any necessary relocahion expenses New appointees will aiso be
ehgible to participate nall-employee share schemes
Performance Related The structure descnbed in the policy table will apply o new cppointees with the 144% of salary
Annual Bonus relevant maximum being pro-rated to reflect the proportion of employment over
the year Targets for the Individual element will be tallored to each executive
Lme New appointees will be granted awards under the LTIP on the same terrms as other  200% of salary

Executives as descnbed in the policy table The normal aggregate imit of 150% of
salary will apply, save in excephenat crcumstances where up to 200% of salary may

be awarded

In determining appropnate remuneration the Remunearation
Committee will take into considerahon all relevant foctors
{including quantum nature of remuneration and the junsdiction
from which the candidate was recruited) to ensure that
arangements are in the best interests of both Unite and its
shareholders The Committee may make an award in respect of
a new appointment 1o ‘buy out’ Incentive arangements forfelted
onleaving o previous employer on a like-for-like basis, which may
be awarded in addition to the remuneration structure outined

in the table above In doing so the Commuttee will consider
relevant factors ncluding hme to vesting any performance
conditions atfeched to these awards and the likelihood of those
conditions being met Any such ‘buy-out’ awards will typicaolly

be made under the existing annual bonus and LTIP schemes,
although in exceplional circumstances the Committee may
exercise the discrehon available under Lishng Rule 94 2R to
make awards using a different structure Any ‘buy-ocut’ awoaords
would have o far value no higher than the awards forfeited

INTERNAL PROMOTION

In cases of appointing o new Executive Director by way of internal
promotion the Remuneration Committee and Board wilt be
consistent wath the policy for external appointees detalled above
where anindwidual has contractual commitments made pnor

to therr promohon to Executive Director level the Company waill
continue fo honour these arrengements The Remunerghon
policy for other employees 1s set out on page 68 Incentive
opportunities for below Board employees are typically no higher
than Executive Directors but measures may vary to provide better
hne-of-sight

NON-EXECUTIVE DIRECTORS

Inrecruiing a new Non-Executive Director, the Remuneration
Committee will vhlise the pohcy os set out in the table on page
69 A base fee inline with the prevatling fee schedule would be
payable for Board membership, with additional fees payable
for acting as Senicr Independent Director and/or as Chairman
of the Board's Committees
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SERVICE CONTRACTS AND TREATMENT FOR LEAVERS
AND CHANGE OF CONTROL

Executive Director service contracts including arrangements

for eorly termination, are carefully considered by the Commuittee
In accordance with general market practice each of the
Execuhve Directors has a rolling service contract requinng

12 months' notice of termingtion on either side Such contracts
contan no specific provision for compensation for loss of office
other than an obligation fo pay for any nohce penod waved by
the Company where pay s defined as solary plus benefits only
Executive Director service contracts are avallable to view at the
Company's registered office

when considenng exit payments, the Committee reviews all
potenhal ncenhve oulcomes to ensure they are far to both
shareholders and participants The table below summanses how
the owards under the annual benus and LTIP are typically reated
in specific circumstonces with the final freatment remaining
subject to the Committee’s discretion

Executive Date ol service contract

MC Allan 31 October 1999

J Jlister 28 March 2002

R C Simpscn 28 Seplember 2011
R 5 Smith 28 Septernber 2011

EXTERNAL APPOINTMENTS

with the approval of the Beard in each case, and subject t¢ the
overnding requirements of the Group Executive Directors may
accept external appointments as Non-Executive Directors of
other companies and retain any fees recerved Effechve 1 August
2014 Mork Allon became a Trustee Director of Anchor Trust for
which he will retain fees of £25 000 po None of the other
Executive Directors currently hold external appomntments

CONSIDERATION OF CONDITIONS ELSEUHERE
IN THE COMPANY

When making decisions on Executive Director remuneration

the Committee considers pay and condihons across Unite Pnor
to the annual salary review the Operahions HR Director provides
the Committee with a summary of the proposed level of increase
for overall employee poy The Remunerahon Committee does not
formally consult wath employees on the executve rermunerahon
polcy ond fromework

CONSIDERATION OF SHAREHOLDER VIELUS

The Remunerahon Committee maintains a regutar dialogue with
its major shareholders Following feedback from shareholders

the Comrittee has reploced NPC with adjusted EPS in the LTIP for
awards going-forward The Commitiee will conhinue to monitor
trends and developments in corporate governance and market
prachce to ensure the structure of the execuhve remuneration
remaQns appropnate

Reoson for leaving

Celculation of vesting / payment

Annual bonus

Resignation

No annua! bonus payable

‘Good’ leaver

Change of confrol

Cash bonuses will only be paid to the extent that financial and individual objectives
set ot the beginning of the year have been met Any resulhing bonus will be prorated
for tme served during the year

LTIP
Resignation Qutstanding awards lapse
‘Good' leaver The Committee determines whether and to what extent oulstanding awards vest based

Change of control

on the extent 1o which performance condihons have been achieved and the proportion
of the veshing penod worked

The determinahion of vesting will be made as soon as reasonably practicol following

the end of the Performance Penod or such earier date os the Committee may agree
{within 12 months in the event of death)

In the event of o change of control Unite awards may alternatively be exchanged

for new equivalent awards in the acquirer where appropnate

' 'Good' leaver s defined s o paricipent ceasing to be empioyed by the Group by reason of death disabiity dlhealth redundancy retrement
or any other regson that the Committee cetermines in its absolute discretion

The Unite Group plc Annual Report and Accounts 2014
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CORPORATE GOVERNANCE
ANNUAL REPORT ON REMUNERATION

The following sechon provides details of how Unite's remuneration
policy was implemented dunng the financial yeor ending
31 December 2014

REMUNERATION COMMITTEE MEMBERSHIP IN 2014
The pnmary role of the Committee 1s {o

» Review, recommend and moritor the level and structure
of remuneration for the Executive Directors and other
senior executives

» Approve the remuneration packages for the
Execuhive Directors

« Determmne the balance between base pay and performance
related elements of the package so as to align Directors’
Interests to those of shareholders

The Committee's terms of reference are set out on the Company’s
website www unite-group couk As of 31 December 2014 the
Remuneration Committee compnsed five independent
Non-Executive Directors

*» Elizabeth McMeikan (Committee Chairmar)
» Phil White

= Sir Tirn Wilson

* Manjit Wolstenholme

* Andrew lones

Certain Executives including Mark Allan (Chief Executive) and
Ruth George (Operathons HR Director) are, from hme to me
invited to attend meetings of the Committee, and the Company
Secretary, Christopher Szponarowicz acts as secretary to the
Committee Noindmvduals are involved in decisions relahng 1o
therr own remunergtion The Remuneration Committee met four
hmes dunng the year and details of members' attendance at
meetings ore provided in the Corporate Governance Staternent
on page 51

SUMMARY OF SHAREHOLDER VOTING AT THE 2014 AGM

Xey actvities of the Remuneration Committee in 2014 were
as foliows

» Considered remuneralion market irends and corperate
governance developments

+ Conducted a benchmarking exercise on Executive Directors'
salanes and total remuneration

Reviewed and approved the Execuhve Directors’ performance
against 2014 annual objectives, determined bonuses payable

Approved share awards for 2014

Considered appropnale adjustments {o performance
outcomes resulting from the placing

Reviewed and approved salary increases for the Executive
Directors and senmor management for 2015

= Delermined the Execulive Director’s bonus and LTIP
perforrmance targets for 201510 ine with the Company's
strategic plan

* Reviewed and approved the Chairman's fee
= Prepared the Directors' Rermunerahon Report
= Reviewed along-term bonus plan for the Development team

ADVISERS

Dunng the yeor the Committee underfock a competitive tender
process and elected 1o retain Kepler Associates ['*Kepler') asis
independent adviser The Commitiee undertakes due diigence
penodically to ensure that Kepler remams independent and that
the advice provided 1s imparticl and objective Keplerisa
founding member and signatory of the Code of Conduct for
Remuneration Consultants, details of which can be found at
www remunerahonconsultantsgroup com in 2014 Kepler provided
independent cdvice on remuneration pohcy and the externat
remunerahon environment, salary and totalremuneration
benchmarking data, and performance testing for LTIPs Kepler
reports directly o the Charrman of the Remuneration Commuittee
and does not advise the Company on any other issues Ther total
fees for the provision of remuneration services in 2014 were £40,760
on the bosis of ime and matencls

The following table shows the results of the adwisory vote on the 2013 Remunerahon Report at the 2014 AGM

Ramunerction Polcy Annuol Report on Remuneration

For fincluding discrehionary) 158,927 995 ?9 8% 109 381 245 98 9%
Against 392,576 02% 1,244 718 11%
Total votes cast {excluding wathheld votes) 159,320,571 110 625 963
Votes withheld 423,489 49,118 097
Total vetes cast (iIncluding withheld votes) 159,744,060 159,744,060

whilsl the overall level of shareholder suppert was broadly similar to the pnor year some shareholders expressed concern regarding
the treatment of performance targets following the 2013 share placing Given this feediback, the Committee has made appropnate
adjustmenis to 2014 ncentive outcomes to ensure that Executive Directors are neutral to the placing which happened dunng the year
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SINGLE TOTAL FIGURE OF REMUNERATION FOR EXECUTIVE DIRECTORS [AUDITED)
The table below sets cut a single figure for the total remuneration received by each Director for the year ended 31 December 2014

and the prior year

Mark Allan Joe Lister Richard Simpson Richard Smith

2014 2003 2014 2013 2014 013 2014 2013

i £ £ £ £ £ £ £

Salary 421,479 411396 266,813 260,313 240,687 234,791 240,467 234,791
Taxable benefits' 23,534 31084 15,167 15045 13,000 13 000 13,940 13,787
Pension benefit? 74,109 72 303 73,902 47 308 45,648 46 958 45,668 44 005
Annual bonus? 545170 499,950 344,950 316350 311,150 285330 311,150 285330
Lmipe 1,374,087 904834 876,988 529,549 663,369 245 42) 663,369 263,317
Others 37,858 24167 23,899 14 144 22,424 6071 17,924 6513
Total 2,478,43% 1943734 1,601,714 1182709 1,297.278 831571 1,293,718 849743

! Taxable benefits consist pnmanly of company car of car cllowance ond private health care nsurance The figures above include car benefits of
£22 573 £14 000 £13 000 and £13 000 for Messrs Allan Lister Simpson and Smith respechively

2 Pension figures include coninbutions to the Unite Group Personal Pension Scheme and cash allowaonces where appiicoble The figure for Joe Lister
includes an overpayment of £23 137 in respect of contnbutions made in 2014 which will be rechfied dunng the 2015 financial year

3 Payment for performance durng the year For 2014 Mark Allan Joe Lister and Richard Simpsen having ciready recched their share ownership
guidelines receved 100% of their bonus awards in cash Richard Smith received 50% of his 2014 bonus award by way of o deferred allocation of
shares through the Company's ESOT See following sechons for further details

»

LTIP awards granted in 2011 and which vested bosed on performance to 31 December 2013 are valued using the market prices at the date of vesting

(24 June 2014 inrespect of Mark Allan and Joe Lister and 5 October 2014 nrespect of Richard Simpson and Richard Smith) of 395 Op and 426 Sp
respechvely These amounts have been revised from kast year's report to reflect the actual share prices on the doles of vestng For the 2012 awards
the rmarket price on the date of vesting 1s currently unknown cnd so the value shown s eshmated using the average market value over the lost
quarter of 2014 of 438 Op See following sechions for further deiails

5 'Other' inciudes the embedded value of SAYE options at grant ond cash payments in heu of dvidends for vested 2012 LTIP awards

SINGLE TOTAL FIGURE OF REMUNERATION FOR NON-EXECUTIVE DIRECTORS [AUDITED)

The table below sets out a single figure for the total remunerahion received by each Non-Executive Director for the year ended

31 December 2014 and the pnor year

Seniorindependent

Base fee Committee Chay fees Director fee Total

1014 2013 2014 2003 2014 2013 2004 2012

£ £ £ £ £ £ £ £

P M White 124000 118000 - - - - 124000 118000
R S walker' 16,325 41,000 5,547 10 546 - - 21,872 51 566
R JTWilson 43,000 41,000 10,329 46000 - - 53,329 47,000
M K Wolstenholme 43,000 41,000 8,925 8.500 5,000 3,166 54,925 52,6466
A Jones 43,000 37 583 - - - - 43,000 37 583
E McMelkan? 39,417 - 5,673 - - - 45,090 -

' Thefees paid to Richard Walker far 2014 relate to the penod 1 January 2014 1o 15 May 2014 when he stepped down from the Board Richard wos
replaced by Elizabeth McMekan as Charr of the Remunergtion Committee and by Sir Tim Wilson as Charr of the Health & Safety Committee

2 Elizabeth McMeikan joned the Boord on 1 February 2014

INCENTIVE QUTCOMES FOR THE YEAR ENDED 31 DECEMBER 2014 [AUDITED]

Performance Related Annual Bonus in respect of 2014 performance

The 2014 annual bonus consists of two elements corporate ond individual The corporate element of the bonus is calculated on

a siding scale up to a maximum of 120% of base salary :in accordance with which ‘on target’ performance by the Group results in

a corporate bonus of an amount equivalent to 70% of base salary To determine the actua! bonus payment to an Executive Director
a multipher (betng the indwidual’ efement of the scheme) ranging between zero and 1 215 applied aganst the corporate bonus

The Unite Group plc Annual Report ond Accounts 2014
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CORPORATE GOVERNANCE
ANNUAL REPORT ON REMUNERATION CONTINUED

Applying the maxmum individual mulhplier {of 1 2}, aganst the maxmum corporate borws {of 120% of base salary) resutts ina
maximurn annual perfermance related bonus opportunity of 144% of base salory However, bonus payments at that level woutd
only be made subject to the achievement of extremely stretching corporate performance targets and exceptional individual
performance by the relevant Director Target performance typically reguires meaningful improvement on the previous year's
outturn, and for financial measures targets are typically in ine with the upper end of market consensus

The performaonce related bonuses awarded inrespect of 2014 reflect corporate bonuses of 107 3% of base salary After applying

individual muttphers actual performance related bonus payments awarded to the Executive Drectors were 128 8% of their respechve

base salanes (8% 4% of therr maximum bonus opportuniies) Furiher details, ncluding the targets set and performance aganst each
of the metncs, are provided in the tables below

Corporate element oulcomes

Ongingl performonce forgets

Thnreshold' Tamget' 100% Stratch' Vest
Measure wgt  S0%ofsalary  70% ofsolary of salory  120%of solary Actual [% solary]
Financial Adjusted EPS 250% 4 95p 152p 15 58p 1582p 17 2p 0%
TR per share 250% 38 2p 42 8p 49 7p 54 3p 57 4p 300%
Operoting cash flow 125% £161m  £179m £206m  £224m  £221m' 14 6%
LTV gearing 12 5% 49% 48% 47% 45% 46 9% 127%
Non-financial Customer satisfachion 250% 72 74 77 79 75 200%
Total corporate vesting (% of salary) 107 3%
' After adjustment for placing see details below
tndividual element outcomes
Persanal
Exacutive Achievements dunng the yaar ncluded muttiplier
MC Allan « Al Group financial and non-financial targets met or exceeded . 1 2x
* Qversaw successful development and launch of the Group's Home for Success purpose
* Conhnued strengthening of serror management team, pnmarily through internal development
and succeassion
+ Qversaw successful execution of important steps in delivenng the Group's strotegic plan
J JLister « Allfinance related targets met or exceeded for the year 1 2x
= Conclusion of major refinancing activity and establishment of long term capital strategy
= Successful restructunng of finance team to enhonce efficiency and accountability
« Successful capital raise in USAF which faciitated an cocretive portiolio acquisihen by the fund
R C Simpson « All Property related targets met or exceeded for the year 12x
* QOversaw conhnued growth in the Group's secured development pipeling
= Oversaw the successful sale of assets from the OCB joint venture and subsequent merger of UCC
and LSAY
* Led the successful acquisiion of the Cordea Savills Student Hall Fund portfolio by USAF
R S Smuth » All Operations related targets met or exceeded for the year 1 2x
» QOversaw the successiul development, launch and inthal roll-out of the Group's Home
for Success iIntiative
= Conhnued to develop the capability of the Operahons management team resulling in higher
and more consistent levels of service delivery across the business
= Qversaw continued development of strategic relahonships wath key Univeruty partners
Overall bonus outcomes Overall banus outcome
Exacutive Corporate vesing  Personal multipher (% of solary) {% of maxmum) £
M C Allan 1 2x 128 8% 89 4% £545.170
JJLister 107 3% 12x 128 8% 8% 4% £344,950
R C Simpson 1 2x 128 8% 89 4% £311,150
R 5 Srmith 12x 128 8% 89 4% £311 150

Mark Allan Joe Lister and Richard Simpson, having already reached their share ownership guidelines will receive 100% of ther
bonus awards in cash Richard Smith will receve 50% of his bonus awards by way of a deferred allocation of shares through the

Company's ESOT

The Unite Group plc Annucl Report and Accounts 2014




Dunng the year Unite raised £96 millon through o share placing and open offer Folowing the placing the Remunerahon Committee
evaluated the potential mpact on the outcomes of the Performance Reloted Annual Bonus inrespect of 2014 performance and
adjusted the actual outcomes for both operafing cash flow and see-through LTV to hold Executive bonuses neutral fo the capital
raise, as follows

« Actual operating cash flow was reduced by £2 4 million to neutrabse the impact on cash flow of a higher stake In USAF
= actual see-through LTV was increased by 4% o account for addihional net cash on the balance sheet awaiing deployment

No adjustment were made to Adjusted EPS or TR measures which are as 'per share' measures already neutral to the
capital raise

The Committee 1s sahisfied that the overall bonus cutcomes detalled above are a far reflection of each indivmdual’s performance
dunng the year

2012 LTIP VESTING [VESTED ON PERFORMANCE TO 31 DECEMBER 2014]

Awards in 2012 were made under the New LTIP consisting of The Urite Group ple Performance Share Plan and The Unite Group plc
Approved Employee Share Ophon Scheme Vesting of the awards was dependent on three equally-weighted measures over o
three-year performance pernod NAV pershare growth, Net Portiolio Contnbuhion (NPC) and TSR outperformance of the FTSE 350 Real
Estate (Super Sector) Index There was no retest provision Further details including vesting schedules and performance aganst each
of the metncs 15 provided In the table below

Maasure weighting Targets Quicome vast R
Net Asset Value (NAV) 1/3 0% vesting below 6% pa (379 pence} 434 pence 85 66%
per share 25% veshng for 6% po (379 pence)

100% vesting for 2% pa (447 pence) or more
Straight-ine vesting between these points

Net Portfollo Contnbution 1/3 0% vesting below £23 5m £353m' 100%
(NPC) in 2014 25% vesting for £23 5m

100% vesting for £31 5m or more

Straight-ine vesting between these points

TSR outperformance of the 113 0% vesting if Group underperforms the Index Index 100%
FTSE 350 Real Estate (Super 25% vesting for matching the Index +14 9% pa (172%
Sector) Index 100% vesting for outperforming Index by 9% pa return)

Straight-ine vesting between these points

Total LTIP vesting (sum product of weighting and vest %} 9522%

v AReradjustment for plocing see details below

The performance perod for the ecch of the elements ended on 31 December 2014 Two-thrds of awards will vest on the third
annwersary of the date of grant with the remaining one-third vesting after on addhonal holding penod of one year

Assumed
Execuhive Director Intevasts held Vvesing & Interests vestng Data vesiting market pnce Eshmoted volue
M C Allan 329,947 314175 £1 376087
JJuster 210276 05 22% 200 225 10 Apnl 2015 (2/3) 4380p £876 986
R C Simpson 159 057 151 454 10 Apnl 2016 {1/3) £663 369
R §Smith 159 057 151 454 £663 369

As detaled above inlight of the placing the Committee evaluated the polenhal impact on the outcomes of the LTIP inrespect of
2014 performance and adjusted downwards the actual outcome for NPC by £3 4m to account for increased investment in USAF
No adjustments were made fo NAY per share which is already neutral to the capial raise, or to TSR which 1s not directly impacted
by the placing

In ine with regulahions, the value disciosed above and in the single total figure of remuneration table on page 73 captures the full
number of inferests vesting [le excluding the one-year holding penod] As Ihe market pnce on the dote of veshing 1s unknown at the
nime of reporting, the value 1s estmated using the average market value over the last quarter of 2014 of 438 0 pence The actual
vaolye at veshing will be trued-up in the 2015 Annual Report on Remunerahon Executives also became entitled to cash nlieu of the
dividends payable on vested LTIP shares over the three year performance penod These payments are included in the row enlifled
‘Other’ In the single total figure of remuneration table on page 73, and amounted fo £37 858 £23 89% £22,424 and £17924 for
Messrs Allan, Lister, Simpson and Smith respectively

The Unite Group plc Annual Report and Accounts 2014
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CORPORATE GOVERNANCE

ANNUAL REPORT ON REMUNERATION CONTINUED

PERCENTAGE CHANGE IN CHIEF EXECUTIVE

OFFICER REMUNERATION

The table below shows the percentage change in CEO
remunerahon from the pnor year compared o the average
percentage change inremuneration for all employees

The Chief Executive Officer’s rernuneration ncludes base salary,
toxable benefit and annual bonus The pay for all other
employees s calculated using the increase In the earnings of
full-hme employees for tax years 2013 and 2014 The analysis
excludes part-hme employees and is based on a consistent set
of employees, e the same indwviduals appear in the 2013 and
2014 populahons

CEO All employeaes

2014 2053 & change % chonge

£ £ 2013-14 2013-14
Base salary 421,479 411,394 2 5% 27%
Taxable benefits 23,536 31,084 (24 3}% (29 O)%
Annual bonus 545170  499.950 9 0% 9 0%

RELATIVE IMPORTANCE OF SPEND ON PAY

The table below shows shareholder distributions (ie dvidends
and share buybacks) and tolal employee pay expenditure for
the financial years ended 31 December 2013 and 31 December
2014, along with the percenlage change in both

2014 2013 %change

£m £m 2013-14

Total employee 343 316 15%
pay expenditure

Distnbutions to shareholders 225 85 165%

The Direclors are proposing o final dwvidend inrespect of the
financial year ended 31 December 2014 of $ 0 pence per
ordinary share

Employee remuneration excludes socicl secunty costs

REVIEW OF PAST PERFORMANCE

The following graph cherts the TSR of the Company and the
FTSE 350 Recil Estote Supersector Index over the six-year penod
from 1 January 2009 to 31 December 2014 Whilst there s no
comparater index or group of companies that truly reflects the
achvities of the Group the FTSE 350 Real Estale Supersector
Index {the conshtuent members of which are all property holding
and/or development companies or real estate invesiment trusts
within the UK) was chosen as i reflects trends within the UK
property market generally and tends fo be the index against
which analysts judge the performance of the Company

The table below details the Chief Executive's 'single figure'
remuneration over the same penod

HISTORICAL TSR PERFORMANCE
Growth in the value of a hypothetical £100 holding over
the é years to 31 December 2014

350

300 /

250 / -

200 o, -

150 / \ //J

100

50

a
J1Dec 31Dec 31Dec 31Dec 3lDec 3lDec 31Dec
2008 2009 2010 20n 2002 2013 2014

volua cf £160invested at 31 December 2008

- Unite
-- FTSE 350 Real Estate Supersector Index

2009 2010 o1 2002 2013 2014
CEQ single figure of remunerahon £665 313 £687 175 &1 475577 £993.754 £1943,734 £2,478,438
(£000)

Short-term incentve award rates against 42 0% 43 4% 75 8% 63 4% 84 0% 89 4%
maximum opportunity

Long-term incentive award rates agamnst

maximum opportunity 00% 00% 82 4% 26 3% 83 1% 952%
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SCHEME INTERESTS AUARDED IN 2014 [AUDITED]

LTIP

in Apnl 2014 Executive Directors were granted awards under the LTIP with a maxmum face value of ¢ 150% of their respective 2014
salanes The three-year performance penod over which performance will be measured began on 1 January 2014 and willend on
31 December 2016 Two-thirds of each Executive's awards is eligible to vest on the thirg anniversary of the date of grant {re 10 April
2017), with the remaining cne-third vesting after an addihonal holding penod of one year

shares over which
Execuhve Director Date of grant owardsgronted'  Market pnce at dote of award Face volue
M C Allan 150 174 £643 4946
JJLster 95753 £410 302
10 Apnl 2014 428 5p
R C Simpson 84 564 £370 935
R $ Smith 86 566 £370,935

' Combination of HMRC approved ophons under the ESOS (2 333} and nil cost options under the PSP colculated using a share price of 428 5 pence
being the closing mid-market prnice on the dey the awaords were calculated

As foreshadowed in the 2013 Birectors’ Remuneration Report, following feedback from sharehotders the Committee made a small
number of evoluhonary changes to the performance measwes goverring vesting of the LTIP awards Consequently veshng of 2014
awards is dependent on three equally-weighted measures over a three-year performance penod IR per share [previcusly NAV] EPS
{previousty NPC) and TSR outperformance of the FTSE 350 Real Estate Supersector Index There s no retest provision The Committee
considers that the targets applying under each of the performance measures are no Jess stretching than in previous years Details of

the vesting schedules are provided below

Measure Weaighting Targets
2016 Adjusted EPS 173 0% vesting below 18 |1 pence
25% vesting for 18 1 pence
100% vesting for 23 5 pence or more
Straight-ine vesting between these points
TR per share pa 143 0% vesting below 8 5% pa
{2014 - 2016) 25% vesting for 8 5% pa
100% vesting for 14 5% pa or more
Straight-ine vesting between these points
TSR outperformance of the 1/3 0% vesting If Group underperforms the Index

FTSE 350 Recl Estate (Super Sector)
Index (2014 — 2018)

25% veshng for matching the index
100% vesting for outperforming Index by 9% pa
Straight-ine veshng between these points

EXIT PAYMENTS MADE IN THE YEAR [AUDITED]

No exit payments were made in the year

PAYMENTS TO PAST DIRECTORS (AUDITED)

Details of awards vesting to John Tonkiss under the 2011 LTIP were included in the 2013 Annual Report on Remuneration

The Unite Group plc Annual Report and Accounts 2014
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CORPORATE GOVERNANCE

ANNUAL REPORT ON REMUNERATION CONTINUED

IMPLEMENTATION OF EXECUTIVE DIRECTOR REMUNERATION POLICY FOR 2015

Base salary

Market posittoning of base salary 1s approached on an individual basis taking account of advice received from the Committee's
independent advisers on the rates of satary for smitar roles in selected groups of comparable companies and the individual
performance and expenence of each Executive The aim s for base salory fo be set with reference to the market median
dependent on the Committee's view of individual and Group performance

The Committee approved the following base salary increqses with effect from 1 March 2015

Executive Director

Base salary fram 1 March 2014
o 28 February 2015

Base salary from  March 2015

to 28 February 2016 Percentage increase

MC Allan £423 400 £434 000 25%
JJLister £267 900 £274,600 25%
R C Simpson £241 650 £247 700 25%
R S Srmuth £24] 650 £247 700 25%

A salary increase averaging 2 5% across the Group was awarded ot the annual pay review

Pension

Executive Directors will continue to receive a pension contribution of 20% of salary or an equivalent cash allowance

Performance Related Annual Bonus

The Performance Related Annual Bonus for the 2015 financial year will operate on broadly the same basis as in 2014 The Committee
has approved a maxmum bonus oppoertunity for each Executive of 144% of salary consisting of a maximum of 120% of salary under
the ‘corporate’ element and a maxmum individua! mulhplier of 1 2x

Corporate measures wgt
Financial {75%) Adjusted EPS 250%
TR per share 250%
Net debt to EBITDA ratio 250%
Non-financial (25%) Customer satisfachon 250%

For 2015 the ‘corporate’ element of the annual bonus will continue 1o be based on a combinaton of financial and non-financial
meaosures weighted 75% and 25% respectively The Committee intends to replace the existing operating cash flow and LTV targets
with a single measure of 'Net debt fo EBITDA ratio' weighted 25% This change will help to further smplify the scheme and provide
robustness against sector cyclicality going-forward whilst shill promoting strong cash flow generation and sustainable leverage
Proposed target levels have been set to be challenging relative to the 2015 business plan although specific targets are deemed
to be commercially sensitive at this time [t 1s the Committee's current mtenhon to disclose these targets retrospechvely in the 2015

Directors' Remuneration Report
LTIP

For 2015 the LTIP will continue to operate ¢on the same basis s in the 2014 financial year Executive Directors will eachreceive an
award equivalent to 150% of salary delivered through a combination of the PSP and ESCS with the final level of vesting dependent
on the achievement of three-year performance forgets relating to EPS, TR and TSR, as follows

Maasure

Weighting

Targets

—— 2017 Adjusted Earrings Per Share (EPS)

1/3

0% vesting below 23 7 pence

25% veshng for 23 7 pence

100% vesting for 31 5 pence or more
Straight-line veshng between these ponis

TR per share pa {2015 -2017)

/3

0% vessting below 9% pa

25% vesting for 9% pa

100% vesting for 15% pa or more
Straight-ne vesting between these points

TSR outperformance of the FTSE350 Real Estate
Supersector Index [2015 - 2017)

1/3

0% veshing If Group underperforms the Index
25% vesting for matching the Index

100% veshng for outperforming Index by 9% pa
Straight-line vesting between these points

Any awards vesting will be released two-thirds after three years with the remaining one-third deferred for an adait:onal year
Further details of the grant date and number of interests awarded will be disclosed in the 2015 Annual Report on Remunerahon

78
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IMPLEMENTATION OF NON-EXECUTIVE DIRECTOR REMUNERATION POLICY FOR 2815
Chairman and Non-Executive Director Fees

Dunng the final quarter of 2014, the Board undertook its annual review of Non-Executive Director fees Following consideration

of salary increoses across the Group and indicative fee increases at sector and FTSE comparators the Board determined that the
basic fee should be increased from £43,000 pa to £44 100 pa and that addihonal fees should be increased by o similar rate

The Committee In considenng similar factors, determined that the fee payable to the Charman of the Board should be increased
from £124 000 pa to £127 100 pa Each of these fee ncreases are ot 2 5% inine with Increases for employees across the Group

A summary of the fee increases, which are effective 1 January 2015, 15 set out in the toble below

Position 2012-2013 feas 2004 fees 2015taes
Base fees

Charman £118,000 £124 000 £127,100
Non-Executive Director £41,000 £43 000 £44,100
Additionalfees

Senior Independent Director £4,750 £5000 £5,125
Audit Committee Chair £8,500 £8 925 £9.150
Remuneration Cornrmittee Charr £6,850 18925 £9.150
Nomination Comrmittee Chair' £6,000 £6 300 N/A
Health & Safety Commuttee Chaor? £6,000 £6 300 £6,475

' Phil White wos appointed Charr of the Nominchon Commitiee effective 1 January 2015 replacing 5w Tim wilson As Chairman of the Board Mr White

declned to occept any additional lee in respect of chainng this Committee

? Committee was established n June 2012

DIRECTORS’ INTERESTS [AUDITED)

A table sethng out the beneficial interests of the Directors and thewr families i the share capital of the Company as of 31 December

2014 1s set out below

Ordinary shares of 25p each Ordinary shares of 25p eoch

at 31 December 2014 at 31 December 2073

M C Allan 497,532 429 397
JJuster 334,025 269 8562
R C Simpsen 117,278 &7.639
R S Smith 44,775 4 685
P M White 10,952 10 000
R JTWilson 6,275 5730
M J Walstenhclme 7.995 7.300
A lones 15,000 -
E McMekan 5,000 -

None of the Directors has @ beneficial interest in the shares of any other Group company Since 31 December 2014 there haove

been no changes in the Duectors’ interests in shares

Details of Directors’ share optons are set outin the tabtes on page 80
SHARE PRICE INFORMATION

Asat 31 December 2014 the middle market price for ordinary shares in the Company was 445 O pence per share Dunng the
course of the year the market price of the Company's shares ranged from 392 7 pence to 471 5 pence per ordinary share

The Unite Group plc Annual Report and Accounts 2014
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CORPORATE GOVERNANCE

ANNUAL REPORT ON REMUNERATION CONTINUED

EXECUTIVE DIRECTORS’ SHAREHOLDING REQUIREMENTS (AUDITED])

The table below shows the shareholding of each Execuhive Director against therr respective shareholding requirement

as at 31 December 2014

Shares Options
[Subiect to Unvested and
holdmcgoaﬁgsgé’ perrs;?-\?:c:c': Vestad but not resgSlrreerr‘:leﬂnl:1 g shamho%:; 2 Requiremant
Cwned oulmght employment]' condions exercised salgry/fee salary/fee? metd
M C Allan 497,532 390 532 344 988 - 200% 5446% Yes
J J Lister 336,025 244913 221 235 - 150% 583% Yes
R C Simpson 117,278 243,065 199 998 - 150% 226% Yes
RS Smith 44775 218,100 199 998 - 150% B&% NG
P M White 10,952 1%
R JT Wilson 6,275 £8%
M J Wolstenholme 7.995 86%
A Jones 15,000 162%
E McMelkan 5,000 54%

' Includes awards vested under the 2012 LTIP shares subject to a helding perod under the 2011 LTIP and deferred bonys shares where applicable

2 Based onshare pace as at 31 December 2014 of 465 Op

DIRECTORS’ INTERESTS IN SHARES AND OPTIONS UNDER UNITE INCENTIVES [AUDITED]

Deferred bonus

Interests held Gronted dunng  Market pnce per Interests vested Interests lopsed Interes?s hald

Exacutive at01 01 14 the year share at grant dunng the year dunng the year at311214 Delerral penod
R C Simpson 17 058 209 4p 17 058 - - 020311-310314
28 544 200 1p - - 28 544 020312-310315
30 790 3100p - - 30,790 070313-060316
32777 442 Op - - 32.777 070314-060317
R S Smuth 33 849 3100p - - 33.869 070313-060316
32777 442 0p - - 32,777 070314-060317

Share options
Asat Gronted dunng  Exercised dunng Lapsed dunng Asat Exercise Nomnat
Execuhve 3213 tha year the yeor the year 311214 pnce exercise dates
+ ) Lister 58 662 - 58,662 - - 2325p 16092007 -1509 2014

* Onthe date of exercise (15 September 2014) the closing mid-market sharg price was 433p

The highest, lowest and closing share prices for 2004 are shown on the previous page

Ophons referred to in the table above were granted pursuant to the Unapproved Scheme All options were granted for nil
consideration Ophons granted under the Unapproved Scheme after | January 2004 were subject to performance cntena based
solely on TSR against companies included in the FTSE $mall Cap Index (excluding investments trusts)
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LTIP awards
tnterests awarded Interests held at
lg:::.‘r::gr': fhvo;eg; Market pace per * lirlgrtgs‘?fn ;sr; Penod of
interesis held  of 25peachin the share when Interests vested Inferests lapsed eachin the gualifying
Executive ot0t o1 4 Company) aworded dunng the year dunng the year Company) condtiors
M C Allan 275725 2138p 229072 46,653 - 2206 11 —-2206 14
329 947 185 5p - - 329,947 100412-1004 15
194 814 3190p - - 196,814 100413-1004 14
150174 428 ép - - 150174 100414-100417
JJLster 161,366 2138p 134,063 27 303 - 2206 11 -2206 14
210,276 185 5p - - 210276 100412-100415
125,482 319 0p - - 125,482 100413-1004 16
95753 428 ép - - 95753 100414-100417
R C Simpson 69,262 156 Bp 57 543 1719 - 051011-051014
159,057 185 5p - - 159 057 100412-1004 15
113,432 319 0p - - 113 432 100413100414
86 566 428 ép - - 86 566 100414-100417
RS Smuth 74313 156 8p &1 739 12 574 - 051011-051014
159 Q57 185 5p - - 159,057 100412-100415
113 432 3190p - - 113,432 1004 13-1004 15
86 566 428 &p - - 86 564 1004 14-100417

Details of the qualfying performance conditions inrelation to
the above referred to awards made in 2012 and 1in 2014 {under
the 2011 LTIP) are set out earlier in this report Those detalls should
also be taken as forming part of the audilable part’ of this
report Details of performance condihons applying to the 2013
awards were set out In the 2013 Directors' Remuneration Report

Awards made in 2012, 2013 and 2014 tock the form of a
combinahon of nil cost options under the PSP and HMRC
approved options under the ESOS No vanations have been
made to the terms or conditions of any awards

The Unite Group plc Annual Report and Accounts 2014

The farr value in respect of Directors' share ophons and LTIP
awards recognised in the iIncome statement 1s as follows

2014 2013
Exacutive £ £
M C Allan 431,777 318 45
J JLster 269,445 190878
R C Simpson 207,918 143513
R 5 Smith 209,286 121 510

Qur annual report on remuneration from poges 72 to 81 has
been reviewed end approved by The Board of Directors on
23 February 2015
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CORPORATE GOVERNANCE
DIRECTORS' REPORT

As al 31 December 2014 the Company had received
netfications from the following companies and institutions of
the vohing interests of themselves and therr clrents in 3% or more
of the 1ssued ordinary share captal of the Company

Percentage of
Shareholder share copsial
1 FMRLLC 83
2 BlackRock Inc 58
3 Old Mutual Pic 58
4 Frankhn Resources Inc 51
5 Aberdeen Asset Management Group 50
&  APG Asset Management NV 446
7 RoyalLondoen Asset Management 39
8 Norges Bank Investment Management 32
9 Morgan Stanley Invesiment Management 32
10 Prnincipal Fnancial Group 31

Following the year end notifications were recewved from APG
Asset Management NV that their interest had increased fo 5 18%
Aberdeen Asset Management to 5 03% ond then reduced to

4 99%, and Old Mutual Plic to 6 03%

SHARE CAPITAL

At the date of thisreport there are 201 559 116 ordinary shares
of 25p each inissue all of which are fully paid-up and quoted
on the London Stock Exchange

Duning the year a total of 115,090 crdinary shares of 25p each
were allotted and issued pursuant to the exercise of options
under The Unite Group plc Savings Related Share Option
Scheme {100 711 ot a price of 138 5p pershare 4 645 at a pnce
of 162p pershare 554 at a prce of 205 Sp per share and 7160
at o price of 221 5p per share) In addihion a total of 167,712
ordinary shares of 25p each were allotted and issued pursuant
to the exercise of options under the Approved Scheme (164 597
ot apnce of 154 8p pershare and 3 115 at a price of 185 5p per
share) and a total of 101 077 ordinary shares of 25p each were
agilotted and ssued pursuant 1o the exercise of optons under the
Unapproved Scheme (5 235 at a price of 191p per share, 58,4662
at a pnce of 232 5p per share and 37180 at a price of 234p

per share)

A further 24 500 000 ordinary shares of 25p each (at a pnce of
410p per share) were allotted and 1ssued pursuant to the Share
Placing and Qpen Cffer which took place dunng March 2014

The nghts attaching to the Company's crdinary shares, as well
as the powers of the Company's Directors, are sef out in the
Company's articles of associchon

There are no restnctions on the transfer or vohing nghts of ordinary
shares in the copital of the Company [other than those which
may be imposed by law from ime to time or as set out In the
Company's articles of association)

In accordance with the DIR, certain employees are required to
seek approval to deal in the Company's shares

The Company is not aware of any agreements between
shareholders that may result in restnchons on the transfers of
securhes and/or voling nghts No person holds securihes in the
Company carrying special nghts with regard to control of the
Company Urless expressly specified to the contrary, the
Company's articles of association may be amended by
special resolution of the shareholders

CHANGE OF CONTROL

All of the Company's share schemes centain provisions relating
to a change of control Quistanding rewards ond ophons would
normally vest and become exercisable on a change of controt
subject to the sahsfachion of any performance conditions
Other than certain of the Group's banking faciities there are
no other significant agreements to which the Company 1s a
party that affect alter or terminate upon a change of control
of the Company following a takeover thd Nor are there any
ogreements between the Company and its Drectors or
employees providing for compensation for loss of office

or employment that occurs because of a takeover bid

Following a change of control of the Company the converhble
bonds issued by Unite Jersey Issuer Limited and announced on
3 October 2014 become redeemable and/or convertible into
ordinary shares of the Company (ot the option of the holder)

The Directors have no authonty to buy back the Company's shares

Details of proposals to be put to the Annual Genercl Meeting In
relahon to the power of Directors to issue sharesin the Company
are set oul under the heading ‘Annual General Meehng'

GOING CONCERN

The going concern statement 1s set out on page 54 under
Accountabihity and s incorporated into this Directors' Report
by reference

DISCLOSURE OF INFORMATION TO AUDITORS

The Directors who held office at the date of opproval of the
Directors’ Report confirm that so far as they are each aware
there is no relevant audit nformaton of which the Company's
auditoris unaware, and each Director has taken all the steps that
he cught to have taken as a Director to make himself aware

of any relevant audit infformation and to establish that the
Company’s auditors are aware of that information

DIRECTORS’ CONFLICTS OF INTEREST

The Company has procedures in place for managing conflicts

of iInterest A Drrectoris o nohty the Charman {and the
Chairman notifies the Chief Executive] if they become aware
that they or any of therr connected parties, may have an interest
in an exishing or proposed transachion with the Company or the
Group Directors have a continuing duty to update any changes
to these conflicts

POLITICAL DONATIONS

Mo pohtical donahens were made dunng the year ending 2014

The Urite Group ple Annual Report and Accounts 2014



OTHER INFORMATION INCORPORATED BY REFERENCE
The following informahon in the Strategic Report s incorporated
into this Oirectors' Report by reference

Results and dividend Page 1
Greenhouse gas ermissions Page 40
Employment Relahions

and Equal Opportunities Page 41

The Corporate Governance Statement on pages 44 10 83 and
the Statement of Directors’ responsiiihies on page 84 are
incorporated into this Directors” Report by reference

MANAGEMENT REPORT

This Directors’ Report together with the strateqic report and
other sections from the annual report which are incorporated
by reference collechvely compnse the Management Report for
the purposes of OTR 4 1 5R

ANNUAL GENERAL MEETING

The Annual General Meeting of the Company will be held af The
Core, 40 5t Thomas Street Bnstol BS1 61X at ¢ 30am on 14 May
2015 Formal notice of the meehlng 1s given on pages 138 to 141

In addition to the ordinary business of the meehng, Resolution 15
will be proposed as an ordinary rescluhion 1o grant the Directors
authonty to alict shares in the Company and grant nghts

fo subscnbe for or to convert any secunly into shares of the
Company, up to cn aggregate of nominal value of £16 796 593
represenhng approxmately one-third of the issved share capital
of the Company as at 23 February 2015 In accordance with
guidelines issued by the Associahion of Brihsh Insurers this
resclution also grants the Directors authonty to allot further equity
secunties up to an aggregate nominat value of £16,796 593,
again represenhing approximately one-third of the nomiral
vatue of the issued ordinary share capital of the Company as at
23 February 2015 This additional authonty may only be applied
to fully pre-emphive nghtsissues

Resolution 16 will be proposed as a Special Resclution to authonse
the Directors to allot equity secunties for cash other than in
accordance with statutory pre-emphion nghis (which require

a company to offer all allotments for cash first to exishng
shareholders in proporhon to their holdings). in respect of the
allotment of shares in connection with any nghts ssue or other
issue by way of nghts and otherwise up o an aggregate nominal
amount of £2,519,489 [representing approxmately 5% of the
issued share capital of the Company as at 23 February 20135)

for general purposes plus an addiionat amouni of £2,519 489
{representing approximately 5% of the 1ssued share capital) in
connection with an acquisihon or specified capital investment

in accordance with updated inshtutional guidance

The Board has no current intention of exercising esther of the:
authonties conferred by the above resclutiors Unless revoked,
vaned or extended, those authonhes wil exprre at the conciusion
of the next Annual General Meeting of the Company or the date
following 15 months from the passing of the resolutions, whichever
15 the earher

The Unite Group plc Annuat Report and Accounts 2014

The Companies [Shareholders' Rights) Regulations 2009 {the
Shareholders' Rights Regulahons) increased the notice penod for
general meetings of the Company to 21 days unless shareholders
approve a shorter notice penod which cannot be less than 14
clear days Al the Annual General Meeting of the Company held
In 2014 shareholders authonsed the calling of general meetings
other than an Annual General Meeting on not less than 14 clear
days' notce Resoluhon 17 seeks the approval of shareholders

o renew the authority to be able o call general meehngs {other
than an Annual General Meeting) on 14 clear days' notice The
flexibiity offered by Resolution 17 will be used where taking into
account the circumstances the Directors consider this
apprapnate inrelahon to the business of the meetng andin

the interests of the Company and shareholders as a whole The
Company undertakes to meet the requirements for electronic
vohng under the Shareholders' Rights Regulahions before caling
a general meeting on 14 clear days' notice if given, the
approval will be effective unhl the Company’s next Annual
General Meeting whenitis intended that a similar resolution

will be proposed

By order of the Board
CHRISTOPHER SZPOJNARQWICZ

Company Secretary
23 February 2015
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CORPORATE GOVERNANCE

STATEMENT OF DIRECTORS' RESPONSIBILITIES IN RESPECT
OF THE ANNUAL REPORT AND THE FINANCIAL STATEMENTS

We confirm that to the best of cur knowledge

+ The financial statements prepared in accordance with the
apphcable set of accounting standards, give a true and farr
view of the assets, iabthties, financial position and profit or loss
of the Company and the undertakings included in the
consolidation taken as a whole

The strategic report includes a far review of the development
and performance of the business and the position of the issuer
and the undertakings included in the conschdation taken as
a whole, together with a description of the pnncipal nsks and
uncertainhes that they face

ANe consider the Annuai Report and Accounts taken as a whole

JJLISTER
Director
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FINANCIAL STATEMENTS
INDEPENDENT AUDITOR’S REPORT TO THE MEMBERS
OF THE UNITE GROUP PLC ONLY

OPINIONS AND CONCLUSIONS ARISING FROM OUR AUDIT

1 Our opinion on the financial statements is unmodified

We have audited the financial statements of The Unite Group ple for the year ended 31 December 2014 which compnse the
Consolidoted Income Stalemenit, the Conschdated Statement of Comprehensive Income the Consolidated and Company
Balance Sheets, the Consolidated and Company Stotement of Changes in Shareholders’ Equity the Consolidated and
Company Statements of Cash Flows and the related notes In our opinien

+ the financial statements give a true and farr view of the state of the Group's and of the parent company's affars os at
31 December 2014 and of the Group's profit for the year then ended

» the Group financial statements have been properly prepared in accordance with Internathonal Financicl Reporting Standards
as adopted by the European Union {IFRSs as adopted by the EU)

+ the parent company financial statements have been properdy prepared in accordance with [FRSs as adopted by the EU and
as applied in accordance with the provisions of the Companies Act 2006

« the financial statements have been prepared in accordance with the requirements of the Companies Act 2006 and
as regards the Group financial statements, Article 4 of the |1AS Regulation

2. Our assessment of risks of materlal misstatement
In amving ot our audit opmion above on the financial statements the nsks of matenal misstatement that had the greatest effect
on cur avdif were os follows

Valuation of nvesiment and development properties (£899 7 million})
Refer to the Audit Commitiee Report and note 3 1 for the accounling pohcy and financial disclosures

« The rsk — Investment properties and investment properties under development are held at far value In the Group's financial
statements, and at every penod end the change in far value 1s reported in the Consolidated Income Statement The Group
engages external experts to value these properties at each reporting penod The valuahon models applied ore comptex and
require consideration of the exishng market conditions including yields and estmates regarding rental ncome, occuponcy and
property management costs Valuing nvestment properties under development can be further complicated by the need to
forecast discounted cash flows with a deduchon for costs to complete

* Our response —in this area our audit procedures ncluded evaluahng the competency of the external experts engaged by the
Group to value the investment and development properties In the context of therr ability to generate o rehable eshmate of the
far value The assessment of the external experts included but was not imited to assessing therr professional qualfications
expenence and nmdependence from the Group We met wath all the external valuahon experts to discuss ther valuation
methodology We used our own valuathion specialists to assist us In cntically assessing the valuaton methodology applied, and
considerad whether it s In ine wvath accounting requirements and best practice We challenged all key assumphons, including
yields rental income occupancy and property operating costs Specifically we performed our own assessment of these inputs
and compared rental ncome fo cumrent tenancy contracts on a sample basis eccupancy to sales reports and property
operahng costs for o sample of properhes through to actual costs for the year

In adadition for investment properties under development, we compared the costs to complete used in the voluchons to
nternal budgets and business plans and considered the histoncal accuracy of such budgets and business plans

wWe assessed whether the Group's disclosures (see note 3 1) in respect of the inputs into the valuations propery reflected the
assumphons used and met the requirernents of the relevant accounting standards

Classification of joint ventures {£383 8 milion)
Refer to the aAudit Committee Report and note 3 4 for the accounting pohcy and financial disclosures

« The risk - Two of the Group's significont assets areits investments in USAF and LSAV which the Group has hustoncally accounted
for as joint ventures Dunng the year the Group has adopled IFRSs 10 and 11 which introduced a new definthon of control and
new guidance on how to classify and account for jointly controlled entihes Due to the complexity of the contractual
armangements ond the Group's role as manager of the entities, the assessment of whether the Group has control or joint
control of these enhhes involves judgements around a number of significant factors pnmarly In the Group's case the power
the Group has to drect relevant actwities

= Qur response — In this areq our audit procedures included cnhically assessing the identification of relevant activihes and how
significantly they affect returns against our own expectations based on our knowledge of the client venfying the Group's nghis
and those of the respective Advisory Committees to direct the relevant achivities to legal agreements and reviewing minutes,
and evaluahng the conclusions recched by the Group, notably as to who directed the relevant activities idenhfied and which
were the most significant against the evidence provided and the requrements of the accounting standards

we also considered whether the Group's disclosures (see note 3 4) met the requrements of the relevant accounting standards
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Defemred tax assets {£24 4 milion)
Refer to the Audit Committee Report and note 2 5 for the accounting policy and financial disclosures

a

The risk — The Group has recognised deferred tax assets of £24 4 mdion (2013 £22 4 milion) in respect of tax losses considered to
be recoverable aganst deferred tox hatiities and future taxable profits In adaihon a deferred tax asset of £8 9 milion has not
been recognised due to the uncertanty of future taxable profits and the ability to offset losses against them The estimate of
future taxable profits requires judgement and interpretahion of tax laws as well as eshmating future profits The recoverability of
assets recognised could vary significantly if different assumphons are applied in esimating future taxable profits and the abity
to utiise the tox losses The nsk s that the amount recognised on the balance sheet may be over- or under-eshmated and any
adjustment would directty affect the profit and the effechve tax rate for the penod

Our response - In this area our audit procedures included teshing the pnnciples and integnty of the model used 1o forecast
toxable profils companson of the key input assumptions {such os rental Income property operating costs administration cosls,
capitat expenditure) to business plans and considered the histoncal accuracy of such business plans We used our own fax
specialsts to consider the appropnateness of the application of tox lows the appropnateness of tax and the ability to offset
projected tax profits against the brought forward losses

We also considered whether the Group's disclosures (see note 2 5) met the reqguirements of the relevant accounting standards

Our application of materlality and an overview of the scope of our audit

The matenalty for the Group financial statements as a whole was set at £6 5 milion, determined with reference to a benchmark
of total Group assets (of which it represents 0 5%}

In

addition we applied matenahty of £2 0 million to revenue, cost of sales operating expenses, loan interest and similar charges

finance income, share of joint venture profit and taxation for which we believe misstatements of lesser amounts than matenalty
for the financial statements as a whole could be reasonably expected to influence the Company's members assessment of the
financia! performance of the Group

we report to the Audit Committee any corrected or uncorected identified misstatements exceeding £325,000 i addition to
other identified misstatements that warranted reporting on qualtahive grounds

The Group audit team performed the qudit of the Group as if it was a single aggregated set of financial information The audit
was performed using the matenality levels set out above and covered 100% of total Group revenue Group profit before tax and
total Group assets

4

Our oplnion on other matters prescribed by the Companles Act 2006 is unmodified

In our epinicn

5

the part of the Directors’ Remunerahon Report to be audited has been properly prepared In accordance wth the Companies
Act 2006

the information given in the Strategic Report and the Directors’ Report for the financial year for which the financial statements
are prepared 15 consistent wath the financial statements

the informalion given in the Corporate Govemnance Statement with respect to internal control and nsk management systerns in
relation to financial reporting processes and cbout share capiial structures is consistent with the financial statements

We have nothing to report in respect of the matters on which we are required to report by exception

Under ISAs {UK and frelond) we are required to report to you If based on the knowledge we acqurred dunng our audit we have
identified other nformahen in the Annual Report that contains a matenal nconsistency with either that knowledge or the
financial statements a matenal misstatement of fact or that 1s otherwise misleading

In parhicular, we are required to report to you if

we have idenhfied matenal incansistencies between the knowledge we acgquired dunng our audit and the Directors’
statement that they consider that the Annual Report and financial statements taken as a whole s far balanced and
understandable and provides the mformation necessary for shareholders to assess the Group's performance business model
and strategy

the Audit Committee report does not appropnately address maiters communicated by us to the audit Committee

Under the Companies Act 2006 we are required to report to you if in our opirion

adequate accounting records have not been kept by the parent company or returns adequate for our audit have not been
receved from branches not visited by us

the parent company financial stotements and the part of $he Dreciors’ Remuneration Report 1o be audited are notin
agreement with the accounting records and returns

certan disclosures of Drectors’' remunerchon specified by taw are not made
we have not received all the infermachon and explanahons we reguire for our qudit

a Corporate Governance Statement has not been prepared by the Company

The Unite Group ple Annual Report and Accounts 2014
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FINANCIAL STATEMENTS
INDEPENDENT AUDITOR’S REPORT TO THE MEMBERS
OF THE UNITE GROUP PLC ONLY CONTINUED

Under the Lishing Rules we are required to review
« the Directors' statement in retation to going concern

« the part of the Corporate Governance Statement relating to the Company’s compliance with the ten provisions of the 2012 UK
Corporate Governance Code specified for our review

We have nothing to report in respect of the above responsibilies
SCOPE OF REPORT AND RESPONSIBILITIES

As explained more fully in the Directors’ Responsibiliftes Statement set out on page 84 the Directors are responsible for the
preparafion of the financial statements and for being satisfied that they give a tue and far view A descnphion of the scope of
an oudit of financial statements 15 provided on the Financial Reporting Council's website at www fre org uk/auditscopeukprivate
This report s made solely te the Company's members as a body and 1s subject to important explanations and disclaimers
regarding our résponsibiihes published on our website at www kprmg com/uk/cuditscopeukco2014a, which are incorporated
into this report as if set outin full and should be read to provide on understanding of the purpose of this report the work we have
undertaken and the basis of ocur opintons

WILLIAM MEREDITH [SENIOR STATUTORY AUDITOR)
for and on behalf of KPMG LLP, Statutory Auditor
Chartered Accountanis

15 Canada Square

Lendon

El4 5GL

23 February 2015
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Whilst these financlal statements are prepared In accordance with IFRS, the Board of Directors manage the
o business based on EPRA earnings and EPRA net asset value (NAV) which can be found in section 2 These

results are aligned with the European Public Real Estate Association (EPRA) best practice recommendations

We have grouped the notes to the financial statements under five main headings

« Resulls for the year, including segmental information, EPRA eamings and EPRA NAV

+ Asset management

e Funding

» Working capital

« Key management and employee benefits

Each section sets out the relevant accounting policles applied in these financlal statements together with the

key Judgements and estimates used

Primary statements
Consolidated income statement
Consolidated statement of comprehensive iIncome
Consoldated bolance sheet
Company balance sheet
Consolidated statement of changes in shareholders’ equity
Company stalement of changes in shareholders’ equity
Statements of cash flows
Section 1 Basis of preparation
Section 2 Results for the year
2 1 Segmental information
22 Earnings
2 3 Net assets
2 4 Revenue and costs
25 Tax
26 Audil fees
Section 3 Asset management
31 wWholly owned property assets
3 2 Inventones
3 3 Other non-cument assets
3 4 Investments in joint ventures
3 5 Investments in subsidiarnes
Section 4 Funding
4 1 Borrowings
4 2 Interest rate swaps
4 3 Net financing costs
4 4 Geanng
4 5 Anancial nsk factors
4 6 Operating leases
4 7 Capitol management
4 8 Equity
49 Dividends
Section 5 Working capital
51 Cash
52 Trade and other recewvables
5 3 Credit nsk
5 4 Trade and other payables
5 5 Transachons with other Group companies
Section 4 Key management and employee beneflis
6 1 Staff numbers and costs
4 2 Key management personnel
6 3 Shore based compensation

The Unite Group plc Annual Report and Accounts 2014

podal oi5a0s

aououIerob ajoradion

SJUBLUD|DIS [OIDUDUIY

UOIDLWIIoJUN IBYIO)

8¢




90

FINANCIAL STATEMENTS

CONSOLIDATED INCOME STATEMENT
FOR THE YEAR ENDED 31 DECEMBER 2014

2014 2013
Note £Em £m
Rental ncome 24 894 810
Property sales and other income 24 191 2046
Total revenve 108 5 101 &
Cost of sales 24 (50 0) {41 8)
Operating expenses {25 9) {23 4)
Results from operating activities 3246 364
Loss on disposal of property {10) (10)
Net valuahon gains on property 31 433 354
Profit before net financing costs 749 708
Loan interest and similar charges 43 (22 2) {19 3)
Mark to market changes in inferest rate swaps 43 (13) 07
Finance costs 43 (23 5) {18 4)
Finance iIncome 43 05 157
Net financing costs 43 (23 0) {2 9)
Share of joint venture profit 34b 565 92
Profit before tax 108 4 771
Tax 25 (3 4) 22
Profit for the year 1048 793
Profit for the year attributable to
Owners of the parent company 22c 102 46 780
Minonty interest 22 13
1048 793
Earnings per share
Basic 22c 53 1p 46 0p
Diluted 22c 52 3p 46 0p
CONSOLIDATED STATEMENT OF COMPREHENSIVE INCOME
FOR THE YEAR ENDED 31 DECEMBER 2014
2014 2013
£m £m
Profit for the year 1048 793
Movements in effective hedges {fo1) 07
Gains on hedging instruments fransfered to ncome staterment 12 -
Share of joint venture movements in effective hedges (18) 36
Share of joint venture movement on hedging instruments transfered to Income statement - 29
Other comprehensive iIncome for the year (07) 72
Total comprehensive income for the year 104 1 845
Athributable to
Owners of the parent company 1019 849
Minonty interest 22 16
1041 845

All movements above are shown net of deferred tax All other comprehensive iIncome may be classified as profit and loss

in the future
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CONSOLIDATED BALANCE SHEET

AT 31 DECEMBER 2014

2014 2013
Note £m £m
Assets
Investment property 3 850 5 767 6
Investment property under development 31 49 2 955
Investment In joint ventures 34b 3838 2372
Joint venture investment loans 34b - 102
Other non-cumrent assets 33 183 73
Deferred tax asset 25¢c 22 06
Total nen-cumrent assets 1.3010 1118 4
Completed property 31 701 -
Properties under development 31 - 615
Inventones 32 39 32
Trade and other receivables 52 434 500
Cash and cash eguivalents 51 414 432
Total cuirent assets 158 8 157 9
Total assets 1,459 8 1,276 3
Llabilities
Bomowings 41 (125) {29 7)
Interest rate swaps 42 (C4) (20)
Trade and other payables 54 (101 6) (85 2}
Current tax creditor {(10) {0 3}
Total current liabllities {115 5) (117 2)
Bomowings 41 (477 3) (483 7}
Interest rate swaps 42 (9 (3 4)
Defemred tax iabiity 25¢c {(28) -
Total non-cumrent flablilities (482 0} (487 1)
Total llabllites (597 5) (604 3)
MNet assets 8623 6720
Equity
Issued share capital 504 442
Share premium 3858 2953
Merger reserve 402 402
Retaned earmings 3592 2660
Hedging reserve (2 5) (18}
Equity portion of convertible instrument 94 94
Equity atfributable to the owners of the parent company 8425 8533
Minonty interest 198 187
Totateffoity 8423 4720

J J LISTER
Director
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"~ FINANCIAL STATEMENTS -=-

.- “COMPANY BALANCE SHEET ———
AT 31 DECEMBER 2014 .

2014 203

Note £m £m
Assets
Investments in subsidianes 35 4120 3238
Total iInvestments 4120 3238
Loan to Group undertaking 35 179 ¢ 179 9
Total non-current assets 5919 5037
Amounts due from Group underiakings 52 494 4 3935
Cash and cash equivalents 51 846 -
Total current assets 5030 3935
Total assets 1,094 9 8972
Cumrent liabllities
Bomowings 4] - (49
Amounts due to Group undertakings 54 {59 &) (59 4)
Other payables 54 (25) {30)
Total cumrent liabilitfes {62 1) {67 3)
Bomrowings 41 (171 2) {169 Q)
Total non-cument llabliities (171 2) {16% 0)
Total Habllities (2333) (236 3)
Net assets 8614 640 9
Equity
Issued share capital 504 44 2
Share premium 3858 2953
Merger reserve 402 40 2
Retained earnings 2%5 137
Revaluahon reserve 344 3 2581
Equity portion of intercompany loan 4 ?4
Total QU 861 6 640 %

equity 15 wiholly attnbutable to equity holders of The Unite Group plc -

J JLISTER
Director
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'CONSOLIDATED STATEMENT OF CHANGES IN SHAREHOLDERS' EQUITY
FOR THE YEAR ENDED 31 DECEMBER 2014

Equity Attributable

Issuved portion of o owners
share Share Merger Relained Hedging convertible of the  Minority
capitel premium reserve earnings reserve instrument parent  Interest Total
£m £m Em £m £m £m £m £m £m
At 1 Jonuary 2014 442 2953 402 2660 {18) 94 6533 187 6720
Profit for the year - - - 102 6 - - 102 & 22 104 8
Other comprehensive
income for the penod - - - - {07) - (07 - {(07)
Total comprehensive
income for the year - - - 1024 (07 - 1019 22 1041
Shares 1ssued 62 f05 - - - - 97 - 97
Far value of share
based payments - - - 31 - - 31 - 31
Own shares acquired - - - {(18) - - (18) - (18)
Dwidends paid to
owners of the parent
company - - - (107 - - (o7 - (107)
Dividends to minornity
interest - - - - - - - () (1
At 31 December 2014 504 3858 40 2 3592 (25) 94 8425 178 8623
Equity Attnbutable
Issued porfonof  to owners
share Share  Merger Retaned Hedgng converhble of the  Minonty
capital premium  reserve eamings  reserve  instrument parent  interest Total
£m Em £Em £m £m £m £&m £&m £m
At 1 January 2013 401 2492 402 1950 (87) - 5158 179 5337
Profit for the year - - - 780 - - 780 13 793
Other comprehensive
income for the pernod ~ - - - 69 - 69 03 72
Total comprehensive
income for the year - - - 780 69 - 849 14 865
Shares 1ssued 41 461 - - - - 502 - 502
Far value of share
based payments - - - 11 - - 11 - i
Own shares acguired - - - {0 6) - - [086) - {04)
Equity ansing on issue of
converhble bond - - - - - 94 94 - 94
Dwvidends paid fo
owners of the parent
company - - - {7 5) - - (7 5) - {7 5)
Dividends to minonty
interest - - - ~ - - - (0 8) (08
At 31 December 2013 442 2953 402 26460 (18) 94 6533 - 187 6720
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FINANCIAL STATEMENTS

COMPANY STATEMENT OF CHANGES IN SHAREHOLDERS’ EQUITY
FOR THE YEAR ENDED 31 DECEMBER 2014

Equity portion

Issued of

share Share  Merger Retained Revaluation intercompany
capital premium reserve eamings reserve loan Total
£m £Em £Em £Em £m £m £m
At 1 January 2014 442 2953 402 137 2581 94 64609
Profit for the year - - - 285 - - 265
Revaluahon of investments in subsichanes - - - - 832 - 882
Shares issued 62 905 - - - - 9567
Dividends to shareholders - - - (10 7) - - {107)
At 31 December 2014 504 3858 40 2 295 3443 F4 8614

Equity portion

Issued of

share Share  Merger Retained Revaluahton intercompany
coprtal premum  reserve  edarnings reserve loon Total
£m £&m £m £m £m £m £m
At 1 January 2013 401 249 2 402 238 1627 - 5158
Loss for the year - - - (2 4) - - (24)
Equity ansing on intercompany loan - - - - - 74 94
Revaluation of investments in subsidianes - - - - 954 - 954
Shares 1ssued 41 451 - - - - 502
Dividends to shareholders - - - {7 5} - - {7 5)
At 31 December 2013 442 2953 402 137 258 1 94 460 ¥
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Group Company
2014 2013 2014 2013

Note £m £m £m £&m
Cash flows from operating activities 51 47 5% 27 {25)
Cash flows from taxation (05) (07) - -
Investing actfivities
Proceeds from sale of investment property 629 ns - -
Payments to/on behalf of subsidianes - - (126 9) {84 9)
Payrnents from subsicianes - - 262 42 4
Repayment received of joint venture investment loan 107 - - -
Loan to subsidhanes - - - (8% 9)
Loan to joint veniures (12 8) {14) - -
Dividends received 222 99 281 -
Interest receved 01 03 106 68
Investment In joint ventures (1033) (11 8) - -
Acquisithon of Intangible assets {(57) (22) - -
Acquisithon of property (45 9) (38 4) - -
Acguisihon of plant and equipment (48) (2 3) - -
Cash flows from investing activities (76 &) (341) (620) (125 4)
Financing activities
Total interest paid {24 8) (24 2) {100) (69)
Interest capitalised into property under develcpment
included in cash flows from operahing achivities 40 32 - -
Interest paid in respect of financing actvities (20 8) {21 0] (oo (69)
ineffective swap payments {40) {167} - -
Proceeds from the issue of share capital 9% 7 594 987 502
Payments to acquire own shares (18) (0 6) - -
Proceeds from non-curent borowings 1248 1498 22 884
Repayment of borrewings (152 5) (166 1) - -
Dividends paid to the owners of the parent company {(107) {7 35) (107 (7 5)
Dvidends paid to minonty interest (n {0 8} - -
Cash flows from financing activities 304 (33) 782 1242
Net (decrease)/increase In cash ond cash equivalents (18) (322) 135 37
Cash and cash equivalents at start of year 432 754 {(49) (12)
Cuash and cash equivalents ot end of year 51 414 432 8é (49)
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FINANCIAL STATEMENTS
NOTES TO THE FINANCIAL STATEMENTS

SECTION 1 BASIS OF PREPARATION

This section lays out the Group's accounting policles that relate to the financial statements as a whole Where
o an accounting policy is specific to a particular note to the financial statements, the policy is described in the
note to which It relates and has been clearly identifled in g box

The financial statements consolidate those of The Unite Group plc (the Company) and its subsidianes {together refered to as the
Group) and include the Group's interests in jointly controlled entties The parent company financial statements present
information about the Company as a separate entty and not as a group

Both the parent company financial statements and the Group financial statements hove been prepared and approved by the
Drrectors In accordance with International Financial Reporting Standards as adopted by the EU [Adopted IFRS) On publishing the
parent company financial statements here together with the Group financial statements the Company s taking advantage of
the exemption in 5408 of the Companies Act 2006 not to present its individual iIncome statement and related notes

The accounting policies have, unless otherwise stated been apphed consistently to all penods presented in these consolidated
financtal statements with the excephon of the first ime application of the following standards

= IFRS 10 Consolidated Financial Statements 1AS 27 Separate Financial Stalements (2011}, IFRS 11 Joint Arangements |AS 28
Investments in Associates and Joint Ventures (2011) and IFRS 12 Disclosure of Inferests in Other Entities

« Amendments to IAS 32 Offsetting Financial Assets and financial biabilihes
« Amendments to IAS 39 Financial Instruments Recognihon and measurement
The adoption of Ihese skandards has not had a significant effect on the consclidated results or financial position of the Group

The Company 1s domicled in the United Kingdom

Going concern

The Group's business achiviies, together with the factors likely to affect s future development and position are set cutin
the Strategic Report on pages 1 fo 41 In addition section 4 of these Notes to the inancial statements includes the Group's
objechves policies and processes for managing its capital, details of its borrowings and interest rate swaps, and innote 5 3
Its exposure to credit nsk

The Group has prepared cash flow projechons 18 months forward to June 2014 and the Group has sufficient headroom to meet
all s commitments The Group has one undrawn facility matunng in 2015 which will be replaced by a new facility with ene of the
Group's relahonship banks Indicative terms have been received and are currently being agreed This facility will be a sufficient
size to Incorporate another facility which matures at the end of 2016 The Group has hustoncally mantained posihive relafionships
with its lending banks and has always secured new facilihes before matunty dates and within its covenant levels The Group 1510
full compliance with its covenants at 31 December 2014 Our debft facilities include loan fo value, Interest cover and minmum net
worth covenants all of which have a high level of headroom In order to manage future financial commitments the Group
operates a formal approval process, through its Major Investment Approvals Committee, to ensure appropnate review is
undertaken before any transachions are agreed

The Drrectors consider that the Group has adequate resources to continue In operahonal existence for the foreseeable future
The financial statements have therefore been prepared on a going concern pasis

Measurement convention
The financial statements are prepared on the histoncal cost bbasis except for investment property investment property under
development investments in subsidianes and interest rate swaps all of which are stated af thewr far value

Baslis of consolidation

Subsidianes are those entities controlled by the Company Control exists when the Company has an exsting nght that gives it the
current ability to direct the relevant activities of the subsidiary, has exposure or nght to vanable refurns from its Involvement in the
subsidiary and has the ability to use its power to affect its returns The financial statemenits of subsidianes are included n the
consolidated financial statements from the date that control commences until the date that control ceases

Intra-group balances and transactions and any unrealised goins and losses ansing from infra-group fransachons such as property
disposals and management fees are eliminated in preparing the consolidaled financal statements Unrealsed gains ansing from
transachons with joint ventures are eliminated to the extent of the Group's retained interest In the entity Unrealsed losses are
eliminated in the same way as unreatised gans except where the loss provides evidence of a recuchon in the net realisable
value of current assets or an impairrment in value of fixed assets
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SECTION 1 BASIS OF PREPARATION CONTINUED

tmpact of accounting standards and interpretations in issue but not yet effective
The following standards, amendments and interpretations have been issued but have not been applied by the Group
n these financial statements

The standards amendments and nterpretations that are expected to have animpact upon the Group are

¢ IFRS ¢ Financial Instruments was reissued in October 2010 as the second step in the Intemahonaol Accountng Standards Board
{IASB) project to replace 1AS 3% Financial Instruments Recognition and Measurement Dunng the yeaor the IASB reissued IFRS 9
to Include hedge accounting and detals on early adophon The final revision to the standard incorporating the imparment,
clossification and measurement requirements was issued by the IASE In July 2014 The Group 5 currently assessing the impact
of the revisions on the Group's results and financial position

IFRS 15 Revenue from Contracts wath Customers was issued on 28 May 2014 This standard sels out revenue recognihon
conditions for the Group The impact of this standard on the Group 15 being assessed

The adophon of the following standards amendments and interpretations are not expected to have any matenal impact
on the financial statements of the Group

« Amendments to IAS 27 Equity Method in Separate Fnancial Statements reinstate the equity method as an accounting option
for investiments in subsiianes joint ventures and associates in an enhty’s separate financial statements

« Amendments to 1AS 16 Property Plant and Equipment and 1AS 38 Clanfication of Acceptable Methods of Depreciation
and Amorhsation

+ The Annual Improvements 2010-2012 and 2011-2013 Cycles includes amendments to a number of different
accounting standards

+ The Annual Improvements 2012-2014 Cycle includes amendmenits to a number of different accounting standards

Accountng estmates and judgements

The preparation of financial statements requires management to exercise judgement in applying the Group's accounting
policies It also requires the use of eshmates and assumphons that affect the reported amounts of assets and habiihes, ncome
and expenses

The eshmates and associated assumphons are based on histoncal expenence and vanous other factors that are belleved to be
reasonable under the crrcumstances the results of which form the basis of making judgements about camying values of assets
and habilities that are not readily apparent from other sources Actuai results may differ from these eshmates

Estmates and assumphons are reviewed on an ongoing basis with revisions recognised in the pencd in which the eshmates
are revised and in any future penods affected

The areas involving a higher degree of jJudgement of complexity are se! cut below and are explained in more defail in the
related notes 1o the financial statements

The areas Involving the most sensitive eshmates and assumphons that are sigrificant to the financial statements are set out
below and in more detail in the reloted notes

« Valuahon of Investrent property investment property under development, completed properhes and properties under
development {note 3 1)

s Toxation (note 2.5)

The accounting policy descnphions set out the areas where judgement needs exercising the most sigmificant of which ore
as follows

+ Classification of joinl venture vehicles [note 3 4]
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FINANCIAL STATEMENTS

~NQTES TO; THE-FINANCIAL STATEMENTS CONTINUED

SECTION 2 RESULTS FOR THE YEAR

This section focuses on the resutts and performance of the Group On the following pages you will find
o disclosures explaining the Group's results for the year, segmental Information, taxation, earnings and net asset
value per share
EPRA earnings and NAV movement are the Group's main key perfoermance indicators
This reflects the way the business is managed and how the Directors assess the performance of the Group

EPRA performance measures

2014 2013

Note £m £m

EPRA eamings 22a 333m 30 6m
EPRA eamings per share (pence) 22¢c 17 2p i80p
EPRA NAV 23c 881 Im 681 6m
EPRA NAV per share (pence) 2 3d 434p 382p
EPRA NNNAY 23c 870 7m 645 5m
EPRA NNNAV per share [pence) 23d 429%p 373p

2 1 Segmental infermation
The Board of Directors monitors the business along two activity ines Operahtons and Property The reportable segments for the
years ended 31 December 2014 and 31 Becember 2013 are Operations and Property

The Group underiokes its Operations and Property activihes drrectly and through joint ventures wath third parhes The joint ventures
are an integral part of each segment and are included in the informathon used by the Board to monitor the business

The Group's properties are located exclusively in the United Kingdom The Board therefore does not consider that the Group has
mecningful gecgraphical segments

2.2 Earnings

The Operations segment manages rental properties owned directly by the Group or by joint ventures Its revenues are

denved from rental income and asset management fees earned from joint veniures The way in which the Operahons segment
adds value to the business is set out in the Operations review on pages 30 - 32 The Operations segment 1s the main contnbutor
to EPRA eamuings and EPRA EPS and these are therefore the key indicators which are used by the Board to monage the
Qperations business

The Board does not manage or monitor the Operahons segment through the balance sheet and therefore no segmental
information for assets and habilities 1s prowded for the Operahons segment
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SECTION 2 RESULTS FOR THE YEAR CONTINUED

2.2 Earnings continved
a) EPRA earnings

- EE A

Group on

see-through

2014 Unite Share of joint ventures basis
Yotal USAF UCC/LSAV QCB Total Total

£m £m £Em £Em £Em Em

Rental income 8% 4 259 135 12 404 1300
Property operating expenses (259) (7 5) (20) {03) {?8) (357)
Net operating Income 635 184 ns 0y 308 943
Management fees 138 (r7) {20) (01) {38) 100
Operafing expenses (19 4) (0 2) {0 3) - {0 5) {19 9)
579 185 92 08 25 844

Operating legase rentals” (14 4) - - - - {14 4)
Net financing costs 217y (52) (38) (0 5) (?5) (31 2)
Operations segment result 218 113 54 03 170 388
Property segment result {3 &) - - - - (3 &)
Unallocated to segments {2 3) 04 - - 04 (19)
EPRA earnings 159 17 54 03 174 333

* Operahng lecse rentals anse from properties which the Group has sold and 1s now leasing back As these properhes contnbute to the Group's
rental income 1he Group consider these lease costs to be a form of fincncing

Included In the above s rental income of £20 3 millon and property operating expenses of £6 2 milion relating to sale and

leaseback properties

The £1 ? milion charge that s unallocated to segments iIncludes the far value of shore bosed payments of (£2 1 milion), Unite
Foundahon of (£0 9 millon), share of monies received from Landsbank of £0 4 midiion fees received from USAF relahng to
acquisitions of £1 2 milion defered tax of £0 5 milion and current tax charges of {(£1 0 milion)
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FINANCIAL STATEMENTS

NOTES.TO THE FINANCIAL STATEMENTS CONTINUED

SECTION 2 RESULTS FOR THE YEAR CONTINUED

2 2 Earnings continued
a) EPRA earnings continued

Group on

see through

2013 Unite Share of joint veniures basis
Total USAF  UCCASAV OCB Total Total

£m im £m £m £m £m

Rental ncome 810 191 105 28 324 1134

Property operating expenses {251) (55) (1 4) {0 4} (7 3) (32 4)
Net operating income 559 134 91 24 251 810
Management fees 137 (1 4) 14} {0 3) {31) 104

Operating expenses (18 5) {02) {02} 01} {0 5) (19 0)
511 120 75 20 215 726

Operaling lease rentals® {137} - - - - (13 7)
Net financing costs (23 }) {47) [41) {1 4) {102) {33 3)
Operations segment result 143 73 34 04 113 254

Propenrty segment result {33) - - - - (33)
Promote fee 75 - - - - 75
Other {15} 23 - - 23 08
Unallocated to segments 60 23 - - 23 83
EPRA eamings 170 b ) 34 06 136 304
EPRA earnings pre UCC promote fee 95 94 34 0é 134 231

* Operahng lease rentals anse from properhes which the Group has sold and 15 now leasing back As these properties confnbute to the Group's

rental mcome the Group consder these lease costs 1o be a fom of finoncing

Included in the above s rental iIncome of £19 7 milllon and property operahng expenses of £6 4 milkon relatng to sale and

leaseback properties

The £0 8 milhon credit that s unallocated to segments includes the far volue of share based payments of (£1 1 milion) Unite
Foundation of (£0 5 millon) share of monies recewved from Landsbank of £2 3 milion, deferred tax of £0 6 millon ond current tax

charges of {£0 4 milion)
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SECTION 2 RESULTS FOR THE YEAR CONTINUED

2.2 Earnings continued
b) EPRA earnings IFRS reconcihiahon

The EPRA profit excludes movemenis relahng to changes in values of Invesiment properties and interest rate swaps, profits from

the disposal of propertes and property impairments, which are included in the profit reported under IFRS The EPRA earnings

reconcile to the profit reported under IFRS s follows

2014 20i3

Note £m £m

EPRA earnings 220 333 304
Net valughon gains on investment property 31 433 354
Property disposals and wnite downs {33) {19}
Share of joint venture gamns on investment property 34b 357 135
Share of joint venture property disposals and wnite downs (0 &) [01)
Mark to market changes ininterest rate swaps* 43 (13) a7
Interest rate swap payments on ineffective hedges* 12 44
Debt exit costs {1¢) {04
Share of joint venture interest rate swaps charges 340 - (38)
Share of joint venture debt exit costs 34b {01) {22
Defered tax relating to interest rate swap movement {(C2) 21
Defemed tax relahng to properties @7 -
Minority interest share of reconciling items** (11) {0 3)
Profit attributable to owners of the parent company 102 & 780

" Within IFRS reperted profit there s @ £1 3 milien loss (2013 £0 7 milion profit) relating to movements in the mark to market of ineffechve interest
rate swaps this full loss can be seenin note 4 3 Part of this movement £1 2millon (2013 £4 4 million) relates to actugl interest payments made
on these swaps and s considered 1o be a true operating cost of the Operations segment I s therefore already included within Net Aincncing

Costs in the Operating segment resuft In note 2 2o

** The minonty interest share or non-contoling interest anses as a result of the Company not owrung 100% of the share copital of one ofits
subsicianes USAF {Feeder) Guernsey Ltd More detail 1s provided innote 3 4
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FINANCIAL STATEMENTS
.=~ .NOTES.TO THE FINANCIAL STATEMENTS CONTINUED

SECTION 2 RESULTS FOR THE YEAR CONTINUED

2 2 Earnings conlinved

c) Eamings per share

The EPS calculahon s based on the earrings atinbutable to the equity shareholders of the Group ond the weighted average
number of shares which have been in 1ssue dunng the year Basic EPS 1s adjusted in line with EPRA guidelines in order to more
accurately show the business performance of the Group in a consistent manner and to reftect how the business s managed
and measured on a day to doy basis EPRA EPS and EPRA EPS pre UCC promote fee are calculated using EPRA earnings

The calculations of basic and adjusted EPS for the year ended 31 December 2014 1s as follows

2014 2013

Note £m £m
Eamings
Basic {and diluted) 102 & 780
EPRA 272a 333 3046
EPRA pre UCC promote fee 22a 333 231
Welghted average number of shares {thousands)
Basic 193,319 189,561
Dilutive potental ordinary shares (share options) 2,966 255
Diluted 194,285 169,814
Earnings per share (pence)
Basic 53 1p 46 Op
Diluted 52 3p 46 0p
EPRA EPS 17 2p 18 0p
EPRA EPS pre UCC promote fee 17 2p 134p

Movements in the weighted average number of shares have resulted from the placing in Apnl 2314 and the issue of shares ansing
from the employee share based payment schemes

The placing compnsed 24 500,000 shares and gave rnse to proceeds of £100 5 million, £26 0 millon net of 1ssue costs

Excluded from the potenhal dilutive shares {share options) in 2014 are 1,174,000 {2013 3,497 000) options which do not affect
the diluted weighted average number of shares
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SECTION 2 RESULTS FOR THE YEAR CONTINUED

2.3 Net assets

The Group's Property business undertakes the acquisihon and development of properties The Property segment’s revenue

compnses revenye from development management fees eamed from joint ventures The way in which the Properly segment
adds value to the business s set out In the property review on pages 33 - 36 EPRA NAV, reported on the basis recommended
for real estate companies by EPRA is the key indicator used by the Board to manage the Property business

a) EPRA net assets

2034 2013
Wholly Wholly
owned Share of JVs Total owned Share of JVs Total
£m £Em £m £m Em £m

Investment properhes 8505 558 4 1,408 9 767 4 407 & 11752
Completed properhes* 1013 - 1013 - - -
Total Income producing properties 9518 558 4 1,5102 767 & 407 & 11752
Investment properties under
development 49 2 651 1143 9535 151 11046
Properties under development* - - - 843 - 843
Total development properhes 49 2 451 1143 1798 151 1949
Total property porifolio 10010 623 5 1.6245 947 4 4227 1,370 1
Debt on properties (489 8) (270 7) (740 5) (513 4) (2153) (728 7}
Cash 414 218 632 432 19 4 624
Net debt {448 4) {248 9) {697 3) {470 2) {195 9) (464 1)
Other assets/{liabilities) (38 0) {81) (46 1) (24 4) 20 (22 4)
EPRA net assets 514 4 3646 5 8811 4528 228 8 481 4
toan to value 45% 40% 43% 50% 48% 49%

* At rarket value
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FINANCIAL STATEMENTS
. MOTES.TO. THE FINANCIAL STATEMENTS CONTINUED

SECTION 2 RESULTS FOR THE YEAR CONTINUED

2 3 Net assets continved
b) Movement In EPRA NAV dunng the year
Coninbutions to EPRA NAV by each segment dunng the year 15 as {ollows

Group on
see-through
2014 Unite Share of joint ventures basls
Total USAF UCC/LSAV OCB Total Total
£m Em £m £m £m £m
Opergtions
Operations segment resvlt 218 "3 54 03 170 388
Property
Rental growth 130 5¢ 22 - 81 211
Yield movement 188 52 67 - 19 305
Disposals and acquisihon costs {(57) - 1y (03) 14 (41)
Investment property gans 259 11 108 (03) riN 3 475
Development property gains 203 - 147 - 147 350
Pre-contract/other development costs {3 8) - - - - (3 8)
Total property 4246 111 255 (03) 363 789
Unallocated
Shares issued 94.7 - - - - 987
Investment in joint ventures (84 0) 595 425 (18 0) 840 -
Dividends paid (10 7) - - - - (107)
USAF property acquisition fee 12 - - - - 12
Swap losses and debt exit costs (33) - - (01) {(01) (34)
Other {2 4) 04 - - 04 (20)
Total unallocated {2 5) 599 425 (181) 843 818
Total EPRA NAV movement in the year 619 823 734 {181) 137 6 199 5
Total EPRA NAY brought forward 4527 124 6 Bé 2 181 2289 6814
Total EPRA NAYV carried forward 514 6 206 9 159 & - 3845 8811

The £2 ¢ milion charge in that compnses the other balance within the unallocated segment includes a tax charge of £1 5 milion
a contnbuhon of £0 9 milion to the Unite Foundahon and £0 4 million relating to a share of the mories received from Landsbank

104
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SECTION 2 RESULTS FOR THE YEAR CONTINUED

2 3 Net assets continved
b) Movement in EPRA NAY dunng the year continued

Group on
see-through
2013 Unite Share of joint ventures basis
Total USAF  UCC/LSAV OCB Total Total
£m £m £m im £m £m
Qperations
Cperations segment result 143 73 34 08 113 254
Property
Rental growth 205 33 - (0 4) 29 234
Yield movement 12 15 26 - 41 53
Disposals and acquisihon costs (27) {01} - - {01} (2 8)
Investment property gains 120 47 26 {0 4} 69 259
Development property gains 184 - 57 - 57 241
Pre-contract/other development costs (3 3) - - - - (3 3}
Total property 341 47 a3 {0 4) 126 447
Unallocated
Shares issued 502 - - - - 502
Investment in joint ventures (12 4) (5 4) 165 13 124 -
Dividends paid {7 5) - - - - (7 5)
Equity portion of converfible
instrments 94 - - _ - 94
UCC promote fee 75 - - - - 75
Swap losses and debt exit costs {12 4) (37) (2 3) - (6 0) (18 4}
Purchase of own shares {0 é) - - - - {0 6}
Other {01} 23 02) 02 23 22
Total unallocated 341 (6 8) 140 15 87 428
Total EPRA NAV movement in the year 825 52 257 17 324 1151
Total EPRA NAV brought forward 3702 119 4 605 164 19463 566 5
Total EPRA NAV carled forward 452.7 124 6 862 181 228 ¢ 681 6
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FINANCIAL STATEMENTS
NOTES TO THE FINANCIAL STATEMENTS CONTINUED

SECTION 2 RESULTS FOR THE YEAR CONTINUED

2 3 Net Assets continuved

c) Reconciliation to {FRS

EPRA NAV excludes the mark to market valuaton of swops deferred tax habilihes and recogrises all properties at market value
These are the main differences between EPRA NAV and Net Assefs reported under IFRS

The Group also manages NAV using EPRA NNNAV which adjusts EPRA NAV to include the far value of swops and debt This is
conadered to give stakeholders the most relevant nfermaton on the current far value of all the assets and liabkilihes in the Group

2014 2013

Note £m im

Net asset value reported under IFRS 8425 4533
Recognise valuation gamn on property held at cost 31 312 228
Mark to market interest rate swaps 48 55
Deferred tax 24 -
EPRA NAV 230 8811 48146
Mark to market of fixed rate debt {30) (10 8}
Mark to market interest rate swaps (4 8) {5 5)
Deferred tax {2 &) -
EPRA NNNAV 8707 4655

d} NAV per share
NAV s based on the net assets atinbutable to the equity shareholders of the Group and the number of shares in issue ot the
end of the year The Board uses EPRA NAV and EPRA NNNAY o monitor the performance of the Property segment on a day

to day basis
2014 2013

Note £m £m
Net assetls
Basic 23c 842 5 6533
EPRA pre-diution 23a 8811 68146
EPRA diluted 8823 483 7
EPRA NNNAV (dituted) 8719 667 &
Number of shares (thousands)
Basic 202,362 176,458
Quitstanding share optons 873 2457
Diluted 203,235 179115
Net asset value per share {pence)
Basic 416p 370p
EPRA pre dilution 435p 384p
EPRA (fully diluted) 434p 382p
EPRA NNNAYV (fully diluted) 429p 373p
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SECTION 2 RESULTS FOR THE YEAR CONTINUED

2 4 Revenve and cosis
The Group earns revenue from the following activities

2014 2013
Note £m £m
Rentalincome Operations segment 22a 8y 4 810
Maonagement fees Operahons segment 120 12
Development management fee Property segment 27 21
Property sales Unallocated 45
UCC promote fee Unallocated - 75
1087 a8
Impact of minonty interest on management fees {(02) {02}
Total revenue 108 § 101 &

The reverue above excludes the Group's share of revenue from joint ventures this can be seen innole 2 20

The cost of sales included in the consolidated income statement includes property operatng expenses of £25 9 million
{2013 £25 1 millon), operating lease rentals of £14 4 milion (2013 £13 7 million) costs associated with development fees
of £2 7 millon {2013 £2 1 millon) and the camying value of property sales of £7 0 milion (2013 £0 ¥ million)

Accounting policies
Revenue is recognised on the following bases

Rental ncome

Rental Income from property leased out under operating leases [compnsing direct lets to students and leases to Universthes
and commercial tenants) s recognised in the iIncome statement on a strarght-ine basis over the term of the lease Lease
ncentives are somehmes granted on commercial units, these are recognised as an integral part of the total rental Income
and spread over the tem of the lease

Property scles
Income relating to the sale of trading properhes is recogrised once contracts for sale have been uncondiionally exchanged

Management and promote fees

The Group acts as asset and property manager for the joint ventures and receives management fees in relation io these
services (n additon, the Group s entifled to promote fees from USAF and UCC/LSAV If the joint ventures outperform certain
benchmarks The Group receives an enhanced equity interest in the joint ventures as considerahon for the promote fee

Management and promote fees ore recognised in line with the management contracts in the pencd to which they relate
Qs services are provided
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FINANCIAL STATEMENTS
NOTES TO THE FINANCIAL STATEMENTS CONTINUED

SECTION 2 RESULTS FOR THE YEAR CONTINUED

2 5Tax

The Group has not paid any corporahon tax in the recent past due to the avalability of capital allowances indexoton and
brought forward losses However it does pay UK income tax on rental income that anses from investments held by offshore
subsichanes {predominantly the investments in USAF)

Accounting policies
The tax charge for the year s recognised in the income statement and the statement of comprehensive income according to
the accounhing treatment of the related transacton The tax charge compnses both curment and deferred tax

Cument tax s the expected tax payable orrecewable on the toxable iIncome or loss for the year and any adjustment to tax
payable in respect of previous years The curent tax charge 15 based on tax rotes that are enacled or substantively enacted
at the year end

Deferred tax anses due to certain temporary differences between the camying amounts of assets and habilihes for financial
reporting purposes and those for taxation purposes Temporary differences relating to investments in subsidianes and joint
ventures are not provided for to the extent that they will probably not reverse in the foreseeable future

The amount of deferred lax provided is based on the expected manner of realisation or settliement of the comying amount of
assets and liobihes The defered tax provision in respect of property assets s calculated on the basis that assets will not be held
indefimtely and therefore takes account of avallable iIndexation A deferred tax asset 1s recognised only to the extent that it is
probaoble that suflicient future taxable profits will be avalable aganst which the asset can be utiised

Forecasting future taxable profits te which these losses will be offset requrres significant judgements and assumphons regarding
future performance The recoverability of the assets recognised could vary significantly if different assumptions are appled in
estimating future taxable profits In addihon the potential conversion to a REIT in the medium term may moke some of the tax
losses inaccessible at some paint in the future but the himing of such conversion has not been determined Deferred tax assets
inrespect of forecast taxable profits have been restncted to the next two years

a) Tax —income statement
The total taxahon charge/{credit) in the Income statement 1s analysed as follows

204 2013

£m im

income tax on UK rental ncome ansing in non-UK companies 12 05
Current tax charge 12 05
Ongination and reversal of temporary differences 24 {18)
Effect of change in tox rate - {03}
Recognition of previously unrecognised asset - {0 6)
Deferred tax charge/(credit) 24 27
Total tax charge/{credit) In Income statement 36 (22)
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SECTION 2 RESULTS FOR THE YEAR CONTINUED

2 5 Tax continved
a) Tax — income staterment continued

In the iIncome statement a tax charge of £3 6 milien anses on a profit before tax of £108 4 milion the taxaton charge that would

anse at the standard rate of UK corporation tax 1s reconciled to the actual tax charge as follows

2014 2013

£m £m

Profit before tax 084 771
Income teix using the UK corporation tax rate of 21 5% {2013 23 3%) 233 179
Effect of Indexation on iInvestment and development property {19) {30)
Non-deductible items (11 5) (69)
Movement on unprovided deferred tax asset (43) (80)
Profits chargeable at lower rate 1 (o1
Effect of property disposals (11) (02}
Rate difference on deferred tax (01) {13}
Recognihon of previously unrecognised deferred tax asset - {0 8)
Pnor years adjustments {07) -
Total tax charge/{credit) in income statement 38 {22)

Included within non-deduchble items of £11 5m are adjustments for property revaluations that are not subject to tax Other

non-deductible items include tax only adjusiments and expenditure not ordinanly allowable for tax purposes such as aborted

deal costs

b) Tax — other comprehensive Income

Within other comprehensive Income a tax charge totaling £1 2 milien {2013 £0 3 milion) hos been recognised representing

deferred tax An analysis of this 1s Included on the next page 1n the defered tax movement table (note 2 5¢)
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FINANCIAL STATEMENTS

NOTES TO THE FINANCIAL STATEMENTS CONTINUED

SECTION 2 RESULTS FOR THE YEAR CONTINUED

2 5 Tax continued
c) Tax — balance sheet

The table below outlines the deferred tax liabilihes/{assets) that are recognised in the batance sheet

movements in the year

together with their

2014

At 31 At 31

December (Credited) Charged December

2013 Transfers In INncome In equity 2014

£m £m £m &m £m

Investment property 169 - 04 - 173
Property, plant and machinery (08) - 02 - (0 &)
Investments in joint ventures 66 - 41 - 107
Share options - - {05} (1 0) (15)
Interest rate swaps {0 8} - 02 03 (0 3)
Interest rate swaps relatng to joint ventures o1 - - (0 5) (08&)
Tax value of camed forward losses recognised (22 4) - (20) - (24 4)
Net tax {assets)/llabilittes {C &) - 24 (12) 06

2013

At 31 At 31

December {Credited) Charged December

202 Transfers nncome In equity 2003

£m £m £m £m £m

Investment property 159 - 10 - 169
Property, plant and machinery 07) - o1 - {0 8)
Investments in joint ventures 71 - {05) - 66
Interest rate swaps (42 - 31 03 {0 8}
Interest rate swaps relating to joint ventures {19) - - 18 {01}
Tax value of camed forward losses recognised {16 2) - {62) - (22 4}
Net tax (assets)/liabliities - - (27) 21 (0 &)

A deferred tax asset of £8 9 milion {2013 £9 6 milion) In respect of losses of £44 7 million {2013 £47 9 millon) has not been
recognised Complexities in the Group structure mean these losses may be inaccessible and the Group 1s considenng converting
to REIT status in the medivm term Accordingly the recognised deferred tox asset has been restncted to those losses which are

likely be vtlised In the next two years

Areduchon in the UK corporation tax rate from 23% te 21% (effective 1 Apnl 2014) and from 21% to 20% (effechve 1 Apni 2015)
was substantively enacted on 2 July 2013 This will reduce the Group's future cument tax charge accordingly The defered tax
asset at 31 December 2014 has been calculated based on the rate of 20% substanhvely enacted of the bolance sheet date

Company

Deferred tax has not been recogrised on temporary hming differences of £69 3 milion (2013 £51 4 million) in respect of
revaluation of subsidianes and investment in joint ventures as it s probable that the temporary hming difference will not

reverse In the foreseeable future

2 & Audit fees

Disclosures in respect of fees paid to the auditor can be found in the Audit Committee Report page 58
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SECTION 3 ASSET MANAGEMENT

The Group holds its property portfolio directly and through its Joint ventures The performance of the property

o portfollo whether wholly owned or in joint ventures Is the key factor that drives EPRA 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 thelr performance over the year

3 1 Wholly owned property assels
The Group's wholly owned property portfolio is held :n four groups on the balance sheet al the camying values detaled below
In the Group's EPRA NAV all these groups are shown of market value

1} Investment property (fixed assets)
These are ossets that the Group intends to hold for a long penod te earn rental income or capital appreciohton The assets are
held at far value in the balonce sheet with changes in farr value taken to the income statement

it} Investment property under development (fixed assets)
These are assets which are curently in the course of construchon and which will be transferred to 'Investment property’
on completon

m) Completed properties (Cument assets)

These are assets acquired by the Group wath the intention to hold the assets for a short penod pror to disposal to a joint venture or
third parhes The Group continues to earn rental Income and capital appreciation on these assels which are held at costin the
bolonce sheet

v] Properhes under development [cumrent assets)
These are assets which are currently In the course of construction and which will be transfered to ‘Compieted properties’
on completon

The Unite Group plc Annual Report and Accounts 2014

[Jodau 2163108

$JUSLIBDIS |DIDUDLIY aoupuaob ajo10di0D)

LoD IBYIO

m



112

FINANCIAL STATEMENTS
NOTES TO THE FINANCIAL STATEMENTS CONTINUED

SECTION 3 ASSET MANAGEMENT CONTINUED

3 1 Wholly owned property assets continved

Accounting policies

Propertes held under operating legses are not included in assets but the future paoyments due 1n respect of these properties
are disclosed n note 4 60

Investment property and investment property under development are held at fair value

Compleled properhes, properties under development and iInventones are shown ot the lower of cost and net realisable value
Net realisable value s the eshtmated selling pnce in the ordinary course of business less the estmated costs of complehon and
seling expenses All costs directly associated with the purchase and construchon of a property and all subsequent qualfying

expenditure s capitalised

The recognition of acquisthons and disposals of iInvestment and other property occurs on uncenditonal exchange of contracts

Borrowing costs are capitahsed If they are directly atinbutable to the acquisihon and construction of a property asset
Capitalisation of bomowing costs commences when the achvibes to prepare the asset are In progress and expenditures

and bomowing costs are being iIncured Capitalisation of borowing costs continues untl the assets are substanhally ready
for therr intended use but stops If development activihes are suspended If the resulting carrying amount of the asset exceeds
its recoverable amount an imparment loss s recognised The capitalisohon rate s amved 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 bomowings o the average rate Dunng the year the average capitalschion rate used was 5 6% (2013 6 3%)

The valuahion of property assets involves significant judgement and changes to the core assumptions market condiions
rental ncome occupancy and property management costs could have a sgnificant impact on the camying value of
these assets

Valuation process

The valuations of the properhes are performed twice a year on the basis of valuation reports prepared by external iIndependent
valuers having an appropnate recognised professional qualfication The far 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 itd Jones Lang
LaSalle Ltd and Messrs Kright Frank Chartered Surveyors were the valuers in the years ending 31 December 2014 and 2013

The reports are based on both

= Information provided by the Group such as cument rents occupancy, operahing costs terms and conditons of leases and
nomination agreements capital expenditure elc This nformation 15 denved from the Group’s financtal systems and s subject
to the Group's overall control environment

» Assumptions and voluation models used by the valuers — the assumptions are typically market related such as yeld and
discount rates These are based on therr professional judgement and market observation

The informathon provided 1o the valuers — and the assumphons and the valuation models used by the valuers - are reviewed
by the Property board and the CFO This includes a review of the far value movemenis over the year
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The movements in the carrying value of the Group’s wholly owned property portfolio dunng the year ended 31 December 2014
are shown In the table below Whilst completed property and property under development are held at cost on the balance
sheet, the Group manages the assets based on ther market value {far velue) These praperties are included in EPRA NAV at therr
far value valued on the same basis as for investment property and investment property under development by external valuers
The far value of the Group’s wholly owned properties at the year ended 31 December 2014 15 also shown below

2074

Investment
property Property
Investment under Completed under
property development properlty development Total
£m £m £m £m £m
At 1 January 2014 747 & 955 - 815 924 4
Cost capitalsed &4 448 - 119 651
Interest capitahsed - 40 - 40 80
Transfer from property under development - - 701 {70 1) -
Transfer from nvestment property under
development 851 {85 1) - - -
Disposals {44 4) (17 5) - {7 3) {71 2)
Valuahon gams 407 75 - - 48 2
Valuahon losses (49) - - - (4%9)
Net valuahon gains 358 75 - - 433
Carrying value at 31 December 2014 8505 49 2 701 - 94698
Valuation gains not recognised under IFRS but
included in EPRA NAV
Brought forward - - - 228 228
Transfer from property under development - - 251 {(251) -
Valuaton gain in year - - 61 23 84
- - 312 - 312
Market valve at 31 December 2014 850 5 49 2 1013 - 1.0010

The movements in the camying value of the Group’s wholly owned property portfolio dunng the year ended 31 December 2013
and the far value of the Group's wholly owned property portfobo ot the year ended 31 December 2013 15 as follows

2013

Investment
property Property
Investment under Completed under

property development property development Totatl
£m m im £m £m
At 1 January 2013 7628 376 - 265 B2469
Cost copitalsed 80 292 - 318 690
Interest capitalsed - 29 - 32 41
Transfer from investment property {87) 87 - - -
Disposals (128) — - - (12 8)
Valuation gams 2364 17 4 - - 4190
valuahon losses {53} {03) - - (5 8)
Net valuahion gans 183 V7 - - 354
Carrying value at 31 December 2013 7467 6 955 - 815 924 &

Valuation gains not recognised under IFRS but included

in EPRA NAV

8rought forward - - - 190 190
Valuahon gain in year - - - 38 38
- - - 228 228
Market value at 31 December 2013 767 & 955 - 843 947 4
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FINANCIAL STATEMENTS
NOTES TO THE FINANCIAL STATEMENTS CONTINUED

SECTION 3 ASSET MANAGEMENT CONTINUED

3 1 Wholly owned property assets continved

Included within investment properhes are £31 4 millon {2013 £30 8 milion) of assets held under a long leasehold and £10 4 million

{2013 £11 3 millon) of assets held under short leasehold

Total interest capitalised ininvestment and develcpment properties at 31 December 2014 was £40 3 milion {2013 £37 ¢ million)
on a cumutative basis Total internal costs relating to construchon and development costs of Group properties amount to

£47 4 milkon at 31 December 2014 {2013 £48 1 milion) on o cumulahve basis

Recumng far value measurement

All investment and development properties are classified as level 3 in the fair value hierarchy Whilst completed property
and property under development are held at cost in the balance sheet the Group discloses the farr value of these assets
and includes them at far value in EPRA NAY Completed property and property under development far value measurements

are categonsed as level 3 in the far value hierarchy and ther far value 18 measured using the same techniques as for

investment properties and investment properhes under development

2014 2013
Class of asset £m £m
London - rental properhes 4381 2745
Major provincial — rental properties 3481 3325
Other provincial — rental properties 167 & 160 6
London — development properties - 149 4
Major provincigl — development properhies 423 179
Other provincial — development properties &9 123
Market value 1,0010 947 4
The valuaton fechrique for investment properties is a discounted cash flow using the following inputs netrental income,
estimated future costs occupancy and property management costs
Where the asset 1§ leased to a University the valuations also reflect the length of the lease, the allocation of maintenance
and insurance responsibilhes between the Group and the lessee and the market's general perception of the lessee's
credit worthiness
The resulting valuahons are cross-checked against the inihal yields and the capital value per bed denved from actual
market transactions
For development properties, the far value 1s usually colcuiated by eshimating the far vaiue of the completed property
{using the discounted cash flow method) less estmated costs to compieton
Fair value using unobservable inputs (level 3)

2014 2013

£m £m

Opening farr value 947 4 8459
Gains and losses recognised in income statement 433 354
Gains and losses not recognised on properties under development 84 38
Acquisitions - -
Capital expenditure 53¢ 751
Disposals (51 7) {12 8)
Closing fair valve 1,001 0 947 4
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SECTION 3 ASSET MANAGEMENT CONTINUED

3 1 Wholly owned property assets continved

Quantitative information about fair valve measurements using unobservable inputs (lavel 3)

Fair valve Valuation Weighted
2014 £m technique Unobservable inputs Range average
London Discounted  Netrentalincome (£ per week) £141m~-£297m  £202m
- rental properties 4381 cashflows Estmated future rent (%) 1% - 3% 3%
Discount rate {yield) (%) 55%-60% 57%
Maor provincial Discounted  Netrentolincome {£ per week) £88m-~-£141m  £113m
- rental properhes 346.1  cash flows Eshmated future rent (%) 27, - 4% 3%
Discount rate (yield) (%) 61%-69% 6 5%
Other provincial Discounted Net rental iIncome (£ per week] E£80m-E12Tm £107m
-rental properties 167 & cashflows Eshmated future rent {%) 2% -3% 37
Discount rate (yield) (%) 63%-846% 6 8%
Major provincial Discounted Estmated cost to complete (Em] £9 Tm-£387m  £25 9m
- development properhes 423 cashflows Estimated future rent (%) 3% 3%
Discount rate (yield) (%) &4% -6 5% 6 5%
Other provincial Discounted Estmated cost to complete {Em) £345m £365m
- development properties 4% cashflows Estmated future rent (%) 3% 3%
Discount rate (yield) (%) 70% 70%

Fair vaiue at 31 December 2014 1.001 0
Far value valuaton Weighted
2003 £m technique Unobservable inputs Range averoge
London Discounted Net rental income (£ per week] £187m - £326m £220m
- rental properties 274 5 cash flows Estmated future rent (%) 1% -3% 3%
Discount rate {yield) (&) 62%—-65% 46 2%
Major provincial Discounted Net rental income {£ per week) £93m -£135m £109m
- rental properties 3325 cash flows Estimated future rent (%) 2% -3% 3%
Discount rate {yield) (%) 6 4% - 69% 6 7%
Other provincial Discounted Nef rental sncome (£ per week]  £78m —£124m £106m
—rental properhes 160 6 cash flows Estmated future rent (%) 2% - 3% 3%
Discount rate (yield) (%) 6 4% -8 4% 6 8%
London Discounted Estmated cost to complete (Em) £8 7m-£122m £109m
- development properhes 149 & cash flows Estimated future rent (%) 3% 3%
Discount rate (yield) (%) 61%—-65% 6 4%
Major provincial Dicounted Estmated cost to complete {£m) £229m £22 9m
- development properiies 179 cash flows Estimated future rent (%) 3% %
Discount rate (yield) (%) 63%-70% 6 6%
Other provincial Discounted Estmated cost to complete (£m)] £57m £57m
— development properhes 123 cash flows Esthmated future rent (%) 3% 3%
Discount rate (yield) (%) 6 8% 68%

falr valve at 31 December 2013 947 4

A decrease in netrental income estimated future rents or occupancy will result in a decrease In the fair value, whereas
a decrease 1n the discount rate {yield) or the eshmated cosls to complete will resutt in anincrease in far value There are
interrelahonships between these rates as they are parhally determined by market condihions
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FINANCIAL STATEMENTS
NOTES TO THE FINANCIAL STATEMENTS CONTINUED

SECTION 3 ASSET MANAGEMENT CONTINUED

3 2 Inventories

2014 2013

£m £m

Interests in land 15 -
Other stocks 24 32
Inventories 39 32

The movement in other stock 1s caused by o decrease in actaty dunng the year relating to costs incurred in connechon with the
acquisthon of assets for the LSAV joint venture

3 3 Other non-cumrent assets

Accounting policies

Property plant and equipment

Other than land and builtdings, property, plant and equipment are stated at costiess accumulated depreciahon and
impairment losses (see below) Land and buldings are stated at farr value on the same basis as investment properties
Property plant and equipment mainty compnse leasehold improvements at the Group's head office and London office
as well as computer hardware and software at these sites

Depreciation 1s charged to the income statement on o straight-ine basis over the estmated useful ives of items of property
plant and equipment Freehold land 1s not deprectated The eshmated useful lives are as follows

* Leasehold improvements Shorter fe of lease and economic life
* Other assets 4-20 years

Intangible assets

Intangible assets predominately compnse intemally developed computer software which allows customers to book online and
processes tfransactions wathin the sales cycle The expendilure capitalised includes the cost of matenals direct labour and an
appropnate proporhion of overneads Expenditure on research achivihes s recognised in the income statement as an expernse
incurred The assets are amorhised on a straight-ine basis over four to five years being the estmated useful ives of the intangible
assets, from the date they are avalable for use Amortisation 1s charged to the income statement

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

2014 2013
Property, Property
plant and Intangible plant and Intangible
equipment assets Tolal  equipment assets Total
£m £m £m £m £m £m
Cost or valuation
Al 1 January 100 197 297 77 175 252
Addihons 48 57 105 23 22 45
At 31 December 148 254 402 100 197 297
Depreciation, amortisation and
impairment losses
At 1 January 72 152 224 65 137 202
Bepreciation/amortisation charge
for the year 10 15 25 o7 15 22
At 31 December 82 167 249 72 152 224
Carrying value at 1 January 28 45 73 12 38 50
Carrying amount at 31 December 54 87 153 28 45 73
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SECTION 3 ASSET MANAGEMENT CONTINUED

3 4 Investments in joint ventures (Group)

Accounting policies

Joint ventures are those entibes over whose activities the Group has joint control, established by contractual agreement The
cansoldated iinancial statements iInclude joint ventures inikially at cost subsequently increased or decreased by the Group's
share of total gans and losses of joint ventures on an equity kbasis Interest free joint venture investment loans are inmally
recorded at far value - the difference between the nominal amount and far value being treated as an investment in the joint
venture The mplied discount s amorhised over the contracted life of the iInvestment loan

The Directors consider that the agreements integral to its jont ventures result in the Group having joint control a significant
degree of judgement 15 exercised n this assessment due to the complexity of the contractual arangements

USAF and UCC/LSAV are jointly owned entihes that are accounted for as joint ventures Due to the complexity of the
contractual arangements and Unite's role as manager of the jonf venture vehicles, the assessment of joint cantrol following
recent changes lo accounting standards (IFRS 10} involves judgements around a number of significant factors These factors
include how Unite as fund manager has the apility to direct relevant activities such as acgquisiions, disposals capital
expenditure for refurbishments and funding whether through debt or equity This assessment for USAF 1s complex because of
the number of unitholders and how their nghts are represented through an Advisory Committee For seme of the activiies it is
not clear who has definiive contral However, for the achvities which are considered to have significant impact on the returns
of USAF acquisihons and equity inancing it has been determined that the Advisory Commitiee and the Group have joint
power In direchng these actvihes and that on batance, it s appropnate to account for USAF as a joint venture The assessment
for UCC/LSAV 1s more straightforwerd because the Group and GIC each own 50% of the joint venture and there is therefore
rmuch clearer evidence that control over the key achvities is shared by the two parhes

Dunng the year the Group has operated four joint ventures following the disposal of OCB and the merger of LSAV and UCC the
Group now operates two joint ventures

Joint venture

Group's share of
assels/results
2014 {2013}

Objective Partner

Legal entity in which
Group has interest

The Unite UK Student
Accommodation Fund
{USAF)

24 0%* (18 9%} Invest and operate  Consorlivm of investors
student accommodation

throughout the UK

Unite Student
Accommedation Fund
a Jersey Unit Trust

Unite Capital Cihes
{UCCQC)

Invest and operate student GIC Real Estate Pte, Lid
accommodation in the Real esfate
capital cities of London investment vehicle

and Edinburgh of the Government
of Singapore

50%** (30%)

LSAV Unit Trust a Jersey
Urit Trust and LSAV
(Holdings) Ltd,
incorporated in Jersey
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London Student
Accommodation Joint
Venture (LSAV)

LSAYV Unit Trust a Jersey
Urut Trust and LSAV
(Holdings) Ltd.
incorporated in Jersey

OCB Property Holdings
{OCB)

50% (50%) Develop and operate GIC Real Estate Pte, Lid
student accommodation Real estate

In London investment vehicle

of the Government

of Singapore

0% (25%) Operate three investment Qasis Capital

properties located in
London, these properties
were sold dunng the year
and the joint venture
wound up

N/A

* part of the Group's interest is held through a subsidiary USAF {Feeder) Guemsey Lid in which there is an extemal investor A minonty interest
therefore accurs on consalidahon of the Group s results representing the external iInvestor's share of profits and assets relaling to its investment

In USAF The ordinory shareholders of The Unite Group plc are beneficially interested in 22 0% (2013 16 4%) of USAF

* On ¢ December 2014 the Unite Capital Ciies joint venture was acquired Dy the London Student Accommadation Yenture via ¢ unit for unit
exchonge based on the farr vaiue of the units in each joint venture on 30 Septemiber 2014
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FINANCIAL STATEMENTS

NOTES TO THE FINANCIAL STATEMENTS CONTINUED

SECTION 3 ASSET MANAGEMENT CONTINUED

3 4 Investments In joint ventures (Group) continued
a) Net assets and results of the joint ventures
The summansed balance sheets and resulfs for the penod and the Group's share of these joint ventures are as follows

2014
USAF UCC/LSAV OCB Total
£m £m £m £m
Gross Share Gross Share Gross Share Gross Share
Investment property 1,5728 3785 556 & 2783 - - 21294 656 8
Cash 502 121 214 108 - - 718 229
Debt (6612) (1591) (2512) [(1256) - - (912 4) (284 7)
Swap liabilites (28) (0 8) (39) (19 - - 67) (25)
Other curent assets 16 04 &5 32 - - 81 34
Other current habihhes {28 1) {52} {14 3) (71) - - {42 4) (12 3)
Net assets 9325 226 1 3153 577 - - 12478 3838
Profit/(loss) for the year 1085 270 594 300 {01) (05) 167 8 585
EPRA net assets 9353 206 9 3192 159 & - - 12545 346 5
2013
USAF UCC/LSAY ace Total
£m £m £m im
Gross Share Gross Share Gross Share Gross Share
Investment property 13547 256 5 4703 157 2 1737 434 19987 457 1
Cash 424 18 188 71 84 21 89 é 210
Debt {645 5) (122 2) {255 3) {830) {105 6) (26 4) (1 006 4) {231 4)
Swap labilihes {35) (O 6) 08 04 - - 27) [02)
Other current assets 118 23 12 05 02 - 132 28
Other cumrent habilities {26 9) {51) (2 3) {30) (4 4) 1 {40 6) ¢ 2)
7530 1427 2265 792 723 180 10518 2399
Investment loans - - - - (40 8} (10 2} {40 8) (102)
UCC promote - - - 75 - - - 75
Net assets 7530 1427 2265 867 315 78 10110 2372
Profit/(loss) for the year 627 {0 8) 241 100 23 - 891 92
EPRA net assets 7565 124 5 2257 863 723 180 1,0545 2288

Net assets and profit for the year above include the minenty interest, whereas adusted net assets exclude the minornty interest
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SECTION 3 ASSET MANAGEMENT CONTINUED
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3.4 Investments In joint ventures (Group) continved

b} Movement In camying value of the Group’s Investments in joint ventures

The camying value of the Group's investment in joint ventures has increased by £146 6 millon durng the year ended
31 December 2014 {2013 £42 4 million) resuthng in an overall camying value of £383 8 million {2013 £237 2 milkon)
The following table shows how the increase has been achieved

2014 2013 8
Investment Joint veniure Investment Joint venture 8
injoint  investment Total njoint  investment Total g.
venture leon interest venture loan interest ©
£m £m £m £m £m £m Q
Recognised In the income statement %
Qperations segment result 170 - 170 113 - 13 2
minonty interest share of Cperations ®
segment result 13 - 13 11 - 11
Management fee adjustment related -
to trading wath joint venture 30 - 30 24 - 24 3
Net revaluation gans 357 - 357 135 - 135 a
Discount on interest free loans g
{note 4 3} (04) 04 - {15 4) 154 - g
Debt exit costs (o1) - {01) (22 - {22) ‘3"
Loss on cancellation of inferest o
rate swaps - - - {38) - (38) &
Landsbank cash received 04 - 04 23 - 23
Loss on disposal of properties (0 &) - (08) - - -
Other 02 - 02 - - - o
565 04 569 g2 154 244 c_‘f
Recognised in equity S
Movement in effective hedges (23) - (23) 84 - 84 g
[+]
Other adjustments to the canying §
valve
Profit adjustment related to trading
with joint venture (15) 01 {14) (42) 18 (2 4)
Increase in loan to OCB - - - - 14 14
Repayment of loan to OCB - {(107) (107) - - -
Increase in loan to USAF 128 - 128 - - -
Addhenal capital Invested in USAF 571 - 571 - - -
Additional capital invested in UCC 265 - 285 34 - 34
Addihonal capital invested in LSAY 197 - 197 84 - 84
UCC promote - - - 75 - 75
Transfer from investment loan
fo iInvestments - - - 194 (1% 6) -
Distnbutions received (22 2) - (22 2) (99} - {9 9)
Increase/{decrease) In camying value 146 6 (102) 136 4 424 (10) 414
Camying volue at 1 January 2372 102 247 4 194 8 112 2060
Carrying valuve at 31 December 3838 - 3838 2372 102 2474
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FINANCIAL STATEMENTS
NOTES TO THE FINANCIAL STATEMENTS CONTINUED

SECTION 3 ASSET MANAGEMENT CONTINUED

3 4 Investments In joint ventures (Group) continved

b} Movement In carrying value of the Group's nvestments In joint ventures continued

In addiion to its equity shares, the Group has also provided interest free investment loans to some of the joint ventures These
were prnmarly provided on the sethng up of the joint venture to provide capital to acquire iInvestment properties As a result of
being provided interest free the loans were discounted on recognition to reflect the far value the unwinding of the discount s
reflected in the Group's finance Income

Dunng the year the remaining joint venture investment loans to OCB were repaid in full This also resulted in the accelerated
unwinding of the discount on the joint venture interest free loans of £0 4 million in the Income statement {note 4 3} This is offset
in the iIncome statement by a coresponding accelerated unwinding of discount through the share of joint venture profit of
£0 4 milhon {note 3 4a)

The remaining interest free loans provided to joint ventures have no fixed repayment dates These are accordingly freated as part
of the cost of the investment in the joint ventures

<) Transachons with joint ventures

The Group acts as asset and property fund manager for the joint ventures and receives management fees in relation to these
services In addihon the Group 1s enhiled to promote fees from USAF and UCC/LSAV if Ihe joint venlures oulperiorm certain
tbenchmarks The Group receives an enhanced equity interest in the joint ventures as considerahon for the promote fee The
Group has recognised the following manogement fees iniifs results for the year

2014 2013

£m im

USAF &9 66
UCCASAV 34 35
OCB 03 09
Property management fees 104 110
UCC/LSAV 27 0%
Development management fees 27 o9
UCC/LSAV - 75
Promote fees - 75
USAF 14 -
Acqulsition fees 14 -
Total fees 147 19 4

included in share of joint venture profit In the Income staterment is a share of joint venture property management tee costs of
£0 8 millon {2013 £0 6 millon) On a see-through basis these costs are deducted from the property management fees shown
above plus an adjustment for the minonty interest of £0 2 milion {2013 £0 2 million} This results in the net fees included in the
Operchng segment result {note 2 2a) of £10 0 mulion (2013 £10 46 millon] Development management fees are included in
the Property segment result {note 2 2a) Promote fees and acquisiion fees are included within the unallocated to segments
{note 2 2q)

Included in the movement in EPRA NAV in the year s o USAF property acquishon fee of £1 2 million This s the gross fee of
£1 4 millon paid by USAF net of a £0 2 millon adjustrment related to trading with joint ventures

Dunng the year the Group has paid operating tecse rentals to USAF relahing to two properties under a sale and leaseback
agreement The rents paid were as follows

2014 2013

£m £Em

USAF 13 -
Lease rentals 13 -
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SECTION 3 ASSET MANAGEMENT CONTINUED

3 4 Investiments in joint ventures (Group) continved
¢} Transactions with joint ventures continued

Dunng the year the Group sold one property to USAF for £20 1 milion The property was held on the balance sheet as investment
property within non-cumrent assets the proceeds ond carrying vaive of the property therefore recogrised inloss on disposal of
property and the cash flows in Investing achvities No properhes were sold fo joini ventures in 2013 The profits relating to sales

and associated disposal costs and related cash flows are set out below

Profit and loss

Profit and loss

2014 2013

USAF USAF

£m £&m

included in loss on disposal of property [net of joint venture frading adjustment) 04 -
Profit on disposal of property 04 -

Cash flow 2014

Cash flow 2013

USAF USAF

£m £m

Gross proceeds 201 -
Part settled by

Investment in joint venture (100) -

Net cash flows included in cash flows from investing activitles 101 -
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FINANCIAL STATEMENTS
NOTES TO THE FINANCIAL STATEMENTS CONTINUED

SECTION 3 ASSET MANAGEMENT CONTINUED

3 5 Investments in subsidiaries (Company)

Accounting policies
In the financial statements of the Company tvestments in subsidianes are held of farr value Changes in far value are
recognised in other comprehensive income and presented m the revaluahion reserve in equity

Camrying value of investment in subsidianes
The movements In the Company's interest In uniisted subsidianes and joint ventures dunng the year are as follows

Investment in subsicianes

2014 2013

£m £m

At 1 January 3238 228 4
Revaluation 882 954
At 31 December 4120 3238

The carrying value of investment in subsidicries has been calculated using the equity attmbutable to the owners of the parent
company from the consolidated balance sheet adjusted for the farr value of fixed rate loans and properhes under development
This iIncludes investment property, Investment property under development and swaps at a far value calculated by o thrd party
expert Allinvestment properties and investment properties under development are classified as level 3 1in the IFRS 13 far vatue
hierarchy and have been discussed on page 113 The fixed rate loans range between level | and level 2 1in the iFRS 13 far value
merarchy and have been discussed further on page 124

In addition to the equity investment in subsidiones and joint ventures the Company has provided a lecan with interest chargeable
at 6 125% to LDC (Holdings) plc The camying value of the loan to LDC {Holdings) plc was £90 0 milion {2013 £90 0 milkon) A
further loan of £8% ¢ milion {2013 £8% 2 milion} was provided to LDC (Holdings) plc in 2013 with interest chargeable ot 5 0%

A full list of the Company's subsidianes 15 appended to the annual return The Company's pnncipal subsidianes and joint
ventures are

Class of  Ownership

Country of incorporation shares held interest
LDC (Holdings} plc* England and Wales Ordinary 100%
Unite Holdings plc* England and Wales Ordinary 100%
Unite Integrated Solutions plc England and Wales Ordinary 0%
USAF LP Lid England and Wales Ordinary 100%
USAF Jersey Investments Ltd lersey Ordinary 100%
Unite (Capital Cities) Jersey Ltd Jersey Ordinary 100%
LDC {Impenal Wharf} Ltd England and Wales Ordinary 100%
Unite Finance One [Property) Lid England and Wales Ordinary 100%

* Held directly by the Company
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SECTION 4 FUNDING
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The Group finances its development and investment actlvities through a mixture of retained earnings,
o bomowings and equity The Group continuousty 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 tunding position, including borrowings, gearing
and hedglng instruments, lis exposure to market risks, and its capltal management policies
g
s
4 1 Borrowings g
o
Accouniing policies 9
Interest beanng borrowings are recogrused tnitially at fair value, less atinbutable transaction costs Subsequent fo inhal @
recogrihon, interest beanng berowings are stated at amortised cost with ony difference between cost and redemphion a
value being recognised in the iIncome statement over the penod of the borrowings on an effective interest basis a
4]
On 10 October 2013 the Group 1ssued a convertible bond The unsecured instrument pays a coupon of 2 5% until 10 Oclober
2018 in accordance with IFRS the equity and debt components of the bond ore accounted for separately and the far value
of the debt component has been determined using the market interest rate for an equivalent non-convertible bond As a -
result £80 3 mdlion was recognised as a iability in the balance sheet onissue and the remainder of the proceeds £9 6 millon a
which represents the equity component, was credited to reserves The difference between the far value of the hability and a
the pnncipal value 1s amorised through the income statement from the date of ssue 1ssue costs of £2 0 millon were allocated o
between equity and debt and the element relating to the debt component 15 being amortised over the lIife of Ihe bond The g—
1ssue costs apportioned to equity of £0 2 millon are not amorhsed T
3
=3
The table below analyses the Group's bomowings which compnse bank and other loans by when they fall due for payment
Group Company
2014 2003 2014 2013
£m £m £m £m g
Cumrent c;_;'-
In one year or less, or on demand 125 297 - 49 g
3
a
Non-current g
In more than one year but not more than two years 405 932 - -
In more than two years but not more than five years 106 7 1823 812 790
In more than five years 3301 208 2 900 900
477 3 4837 1712 169 Q
Total borrowings 489 8 5134 1712 1739

in addition to the borowings curently drawn as shown above, the Group has avallable undrawn faciliies of £76 5 million
{2013 £582 milion) A further overdroft facility of £10 0 million (2013 £10 0 mulhion} 15 also available

The camying value of bomowings 1s considered to be approximate to far value except for the Group's fixed rate loans camed

at £332 5 milion (2013 £211 0 milhon) and the converlible bond camed at £82 5 milion (2013 £807) The convertible bond and
£900 milion {2013 £90 0 milion) of the fixed rate loans are classified as level 1.0 the IFRS 13 farr value hierarchy and have a far
value of £194 5 million {2013 £188 5 milion) The IFRS 13 level categeonsation relales to the extent the farr value cen be determined
by reference to comparable market values The classifications range from leve! 1 where instruments are quoted on an achive
market through to level 3 where the assumphons used to amve at far value do not have comparable market data

The remairing £242 5 milion (2013 £119 5 milhon} of the fixed rate loans are classified as level 2 in the IFRS 13 far value hierarchy
The fair value of these fixed rate loans has been calculated by a third party expert discounting estimated future cash flows on
the basis of market expectahons of future interest rates The farr value of these loans s £224 0 million {2013 £114 7 million])

Properhes wilh a carrying value of £651 ¢ million {2013 £657 2 million) have been pledged as secunty against the Group's drawn
down borowings
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FINANCIAL STATEMENTS
NOTES TO THE FINANCIAL STATEMENTS CONTINUED

SECTION 4 FUNDING CONTINUED

4 2 Interest rate swaps

The Group uses interest rate swaps te manage the Group's exposure to interest rate fluctuatons 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 effechve

Accounting policies
Interest rate swaps are recegnised imhally and subsequently at far value with mark to market movements recognised in the
income statement unless cash flow hedge accounting 15 appled

Hedge accounting as defined in IFRS, 15 when the interest rate swop 15 designated as the hedging instrument i a hedge
of the vanability in cash flows attnbutable to the interest nsk of borowings The effechve portion of changes in far volue of
the interest rate swap 1s recognised In other comprehensive iIncome and presented in the hedging reserve in equity Any
ineffective portion of changes in the far volue of the interest rate swap 1s recognised immediotely in profit or loss The
Group cnly applies hedge accounting when the hedge 1s expecled to be highly effechve

when a hedging insirument or hedge relahonstup 15 terminated but the hedged fransachon is stil expected to occur the
cumulatve gain or loss at that point remains in equity wath any subsequent movements in far value taken fo the ncome
statement If the hedged transaction 1s no longer probable the cumulative unrealised gain or loss recogrused in equity s
recogrised in the income statement immediately

The far value of interest rate swaps 1s the eshmaled amount that the Group would receive or pay o terminate the swap at the
balonce sheel date taking into account current interest rates and the current credit worthingss of the swap counterparties

The following table shows the far value of interest rate swaps

2014 2013

£m im

Current 04 20
Non-current 19 34
Fair value of interest rate swaps 23 54

The far values of interest rate swaps have been calculated by a third party expert discounting estimated future cash flows on
the bosis of market expectations of future interest rates representing level 2.1in the IFRS 13 far value hierarchy

4 3 Net financing costs

Accounhng policies
Net financing costs comprise interest payable on bomowings less interest recevable on funds invested {both calculated using
the effective interest rate method) and gains and losses on hedging insfruments that are recogrised in the incorme statement

The Unite Group ple Annual Report and Accounts 2014




SECTION 4 FUNDING CONTINUED

4 3 Net financing costs conlinued
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2014 213
Recognised In the Income statement £m £m
Finance iIncome
- Interest ncome on deposit 01 [0 3} 0
- Impact of discounting on interest free joint venture Invesiment loans [note 3 4b) (0 4) (15 4) S
o
Finance Income (0 5) (157) g
(1]
le;
Gross interest expense on loans 284 2530 g
Loan break costs 14 04 g
Interest capitalised (80) [61) 3
Loan interest and similar charges 222 193 @
Changes In mark to market of interest rate swaps not accounted for as hedges 13 (07} -
Finance costs 235 184 §
Net financing cosfs 230 29 3
The average cost of the Group’s wholly owned investment debt at 31 December 201415 5 1% (2013 5 1%) The overall average g
cost of investment debt on a see-through basis 1s 4 7% (2013 4 7%) ‘3"
3]
=}
4 4 Gearlng &
The Group's adjusted geanng ratic s a key indicator that the Group uses to manage its Indebtedness EPRA net assel value (NAV)
ond adjusted net debt are used to calculate adjusted geanng Adjusted net debt excludes mark to market of interest rate swaps
s shown below
The Group's geanng ratios are calculated as follows g
1]
2014 2013 5
Note £m £m =)
Cash and cash equivalents 51 414 432 2
Current borrowings 41 (12 5) (29 7) g
Non-current bormowings 41 (477 3) (483 7)
interest rate swaps labilities 472 (23) (5 4)
Net debt per balance sheet (450 7) {475 &)
Mark to market of interest rate swaps 23 54
Adjusted net debt {448 4) (470 2)
Reported net asset value {attnbutable to owners of the parent company} 23c 8425 6533
EPRA net asset value 23c 8811 481 6
Gearing
Basic [Net debt/Reported net asset value) 53% 73%
Adusted geanng [Adjusted net debt/EPRA net asset value) 5% 69%
See-through adjusted geanng (including share of JV properties and net debt) 79% 98%
See-through adjusted LTV 3% 49%
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SECTION 4 FUNDING CONTINUED

4.5 Financial risk factors

The Group's achvities expose it to a vanely of financial nsks, market nsks — pnmanly interest rate nsk credit nsk and hquidity nsk
The Group's freasury policy focuses on the unpredictability of financial markets and seeks to minimise potenhal adverse effects
on the Group's financial perfformance Detaills on credit nsk can be found in note 53

Q) Interest rate nsk
inferest rate nsk 1s the nsk that the Group s impacted by significant changes in interest retes Bomowings issued at or swapped
to floahng rates expose the Group to interest rate nsk The Group's pobcy 1s separated into two main areas

t} Development and refinancing
The Group had no development borrowings as at 31 December 2014 (2013 £17 5 mihon)

The Group's pnncipal exposure to interest rate fluctuahons dunng development relates to rmovements in longer-term interest rates
which affect the amount of debt the property Income 1s capable of servicing at complehon Significant adverse movements
undermine the Group's ability to release equity fromits developments

The Group will continue to review the leve! of its hedging in the ight of the current fow interest rate environment The Group's
policy allows this exposure to be managed through the use of forward starhng swaps

1} Medium and long-term finance

The Group holds its medium and long-term bank finance under beoth floating and fixed rate arangements The majonty of this
floatng debtis hedged through the use of interest rate swap agreements although not all these arrangements qualify for hedge
accounhng under IAS 32 Dunng 2014 the Group's policy guideline has been to hedge 75% and 5% of the Group's exposure for
terms of approxmately 2 - 10 years

At 31 December 2014 after taking account of interest rate swaps 100% (2013 84%) of the Group's medium and long-term
nvesiment borrowing was held at fixed rates Excluding the £79 6 million {2003 £133 0 million) of swaps the fixed investment
borowing 1s at an averoge rate of 4 6% (2013 4 7%) for an average penod of 7 years (2013 7 years) including these swaps the
average rate s 4 4% (2013 4 1%)

The Group holds interest rate swaps at 31 December 2014 against £79 6 milhon (2013 £133 0 milion) of the Group's bomowings
The matunty of these swaps and the applicable interest rates are s follows

2014 2013 2013

Nominal 2014 Nominal  Applicable

amount  Applicable amount interest

hedged interest rates hedged rates

£m o £m %

within one year 230 30 340 31-58
Between one and two years 511 24 550 23
Between two and five years - - 380 26
More than five years 55 54 60 36

Dunng the year if interest rates had increased/decreased by 1% pre-tax profit for the year would have been £0 2 million
{2013 £0 7 milion) lower/higher

b) Ligudity nsk

Liquidity nsk is the nsk that the Group will not be able to meetits financial obhigatons as they fall due For development achivihies,
the Group has a policy to inject substanhally the full amount of equity required for each development before drawing debt
against the specific faciity for the development The funding requrements of ecch scheme are therefore substantally ‘nng
fenced’ and secured at the outset of works

The table on the next page analyses the Group's financial habilibes and interest rate swaps mto relevant matunty groupings
based on the penod remaining untl the contractual matunty date The amounts disclosed in the table are the contractual
undiscounted cash flows (Including interest), 5o will not always recencile with the amounts disclosed on the balance sheet
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SECTION 4 FUNDING CONTINUED

4 5 Financlal risk factors continuved
b) Liquidity nsk confinued

2014
Total Between Belween

conhactual Less than jand2 2and 5 Over
cash flows 1 year years years 5 years
£m £m £m £Em £m
Bank and other loans 545 4 327 597 791 3739
Convertible bonds 983 22 22 939 -
Trade and other payables 101 6 1014 - - -
Interest rate swaps — effective 10 04 02 02 02
Interest rate swaps — ineffective 17 11 04 - -
7480 138 0 627 1732 3741

2013

Total Between Between

contractual Less than 1and?2 2and 5 Qver
cash flows 1 year years years 5 years
£m £&m im &m £&m
Bank and other lcans 5424 47 9 imm7z 1428 2402
Convertible bonds 1011 22 22 9467 -
Trade and other payables 852 852 - - -
Interest rate swaps - effective 32 14 11 04 03
Interest rate swaps — ineffective 43 24 12 07 -
7364 13921 1162 2406 2405

Dunng 2013 the Group issued £89 ¢ millon of converhible bonds The bonds have o matunly date of 10 Oclober 2018 The
bondholders may exercise the Conversion Right in certain crcumstances but this is conhingent on a number of foctors and
therefore the bonds are shown to matunty in the above disclosure

c) Covenant compliance

Many of the Group's funding facilities comy covenants The Group monitors its covenant posihon ond the headroom available
on an ongoing bass At 31 December 2014 the Group was In full compliance with all of its borowing covenants The Group 1s
able to use avalabte cash to reduce debt to increase headroom en its loan to value [LTV) covenants The covenant headroom
position 1s outhned below and assumes that the Group 1s able to use a mixture of availoble cash and add additional property

to banks’ secunty pools

31 December 2014

31 December 2013

Weighted Weighted Weighted weighted
covenant actual covenant actual
Loan to value 73% 22%"* 70% 25%*
Interest cover 145 281 145 250
MiIntmum net worth £250m £881m £250m £4682m

* Calculated on the basis that available cashis used to reduce debt and available property con be used os additional secunty
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SECTION 4 FUNDING CONTINUED

4 46 Operating leases
a) Payable

Accounting policies

Payments made under operating leases are recognised in the income statement on a straight-ine basis over the term of the
lease Lease incenhives received are recogrised in the income statement as anintegral part of the total ledse expense Where
the property interest under an operating lease 15 classified as an investment property, the property interest 1s accounted for as
if It were a finance lease and the far value model 1s used for the asset recognised

The Group has a number of sale and leaseback properties which are accounted for as operating leases

The total future minimum lease rentals payable under non-cancellable operating leases fall due for repayment as follows

2014 2013

£m £m

Less than one year 148 147
Between one and five years 575 365
More than five years 1714 1832
Total 2437 254 4

These leases prmanly relate to properhies which the Group has sold and leased back and on which rental ncome 1s earned
The leases are generaily for penods between 14 and 19 years and subject to annual RPI-based rent review Two properties are
subject to a fixed annual rent increase of 2% The total cperating lease expenditure incumed dunng the year was £14 8 million
[2013 £150 milion}

b} Receivable
The Group accounts for ifs tenancy contracts offered e commercial and indvdual tenants as operating leases The future
minmum lease payments recewvable under non-cancetlable operating leases are as follows

2014 2012

Em £m

Less than one year 737 63 4
Between one and five years 483 47 &
More than five years 654 4830
Total 187 4 1590
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SECTION 4 FUNDING CONTINUED

4 7 Capital management

The capital structure of the Group consists of shareholders’ eguity and adjusted net debt including cosh held on deposit The
Group's equity 15 analysed into its vanous components in the Statement of Changes in Equity The components and calculation of
adusted net debl 1s set out In note 4 4 Capital s managed so as to continue as a going concern and 1o promote the long-term
success of the business and to maintain sustainable returns for shareholders and joint venture pariners

The Group uses a number of key metncs to manage s capital structure
» Adsied net debt (4 4)

+ Adjusted geanng {4 4]

« See-through LTV {2 3a)

s Weighted average cost of investment debt (4 Sau)

In order to manage levels of adjusted geanng over the medium term, the Group seeks lo deliver NAV growth and to recycle
capital mvested in lower performing assets into new assets and property developments £71 milion of property assets were

sold in 2014 and we plan to sell an average of £50 milion - £100 milion of property each year The Group targets a yield on cost
of approximately $% The Group does not commit to developing new sites until sufficient equity and funding fo fulfil the full

cost of the development 15 secure

The Board monitors the ability of the Group to pay dividends out of avalable cash and distnbutable profils The Operations
segment generated cash of £350 milton (2013 £23 2 milhon) dunng the year, thereby covenng the proposed dividend of
£22 5 milhon 1 6 hmes {2013 £8 5 milion, 2 7 mes)

4 8 Equity

Accounhing policies

Crdinary shares are classified as equity External costs directly attnbutable to the issue of new shares other than on a
business combination, are shown as a deduchon net of tax in equity from the proceeds Share ssue costs Incurred directly
in connection with a business combinaton are deducted from the proceeds of the ssue

The Company's ssued share capilal has increased dunng the year as follows

Number of crdinary shares

2014 2013
Issued at start of year - fully paid 176,657,924 160,461,442
Share plocing 24,500,000 16,000 000
Share ophions exercised 383,879 196,482
Issued at end of year - fuily paid 201,541,803 176,657 924

The holders of ordinary shares are entited to receive dividends as declared from time to time and are entifled to one vote
per shore at meehngs of the Company All shares rank equally with regard to the Company’s residual assets

On 12 Apnl 2014 the Group completed a share placing and open offer of 24 500 000 shares, which gave nse to proceeds
of £100 5 million £94 2 mibion net of issue costs
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FINANCIAL STATEMENTS
NOTES TO THE FINANCIAL STATEMENTS CONTINUED

SECTION 4 FUNDING CONTINUED

4 ¢ Dividends

Accounting policies
Diwvidends are recognised through equity on the earier of ther approval by the Company's shareholders or ther payment

Dunng the year the Company declared and paid an intenm dvidend of £4 4 milion {2013 £2 8 millon) and paid a £6 3 milion
final dividend relatng to the year ended 21 December 2013 (2012 £4 7 million)

After the year end, the Directors proposed a final dividend per share of 2 0p {2013 3 2p), banging the tolal dividend per share
for the yearto 11 2p (2013 4 8p) No provision has been made in relohon to this dvidend

SECTION 5 UWORKING CAPITAL

This section focuses on how the Group generates its operafing cash flows Careful management of working
o capital Is vital o ensure that the Group can meet its trading and financing obligations within its ordinary

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 activifles, and disclosures around trade recelvables and payables

51 Cash

Accounting policies

Cash and cash equivalents comprise cash balances and call deposits Cash equivalents cre short-term, highly iquid
investments that are readily converhible to known amounts of cash and which are subject to an insignificant sk of changes in
valve Bank overdrafts that are repayable on demand and form en 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 cosh flows

The Group’s cash position at 31 December 2014 was £41 4 milhon (2013 £43 2 milion)
At 31 December 2014 the Company had o cash balance of £8 4 rmillion {2013 overdroft of £4 ¢ million)

The Group's cash balances include £12 8 milion {2013 £13 4 milion) whose use at the balance sheet date 1s restncted by funding
agreements to pay operahng costs and loan interest relating to specific properhes
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SECTION 5 WORKING CAPITAL CONTINUED

51 Cash continued

The Group generates cash from its operating activihies as follows

Group Company
2014 2013 2014 203
Note £m £m £m &m
Profit/ loss) for the year 10438 793 255 (2 4)
Adpstments for
Depreciahon and amerhsation 33 25 22 - -
Far value of share based payments 61 21 il - -
UCC promote - (75 - -
Dividends received - - {(281) -
Change in value of nvestment property 31 (43 3) (35 4) - -
Net finance costs 43 230 29 (0 &) 01
Loss on disposal of investment property 10 10 - -
Share of oint venture profit 34b (56 5) {92) - -
Trading with joint venture adjustment 14 24 - -
Tax charge/({credit) 2 5a 34 {22) - -
Cash flows from operating aclivities before
changes in working capital 386 346 [22) {23)
Decrease In frade and other receivables 66 36 - -
Increase In completed property and property under
development (8 8) (350) - -
Increase In Inventones (07) (15} - -
Increase/(decrease] in frade and other payables a8 49 (05) {02
Decrease In provisions - {07) - -
Cash flows from operating activities 447 59 (27) (2 5)

Cash flows consist of the following segmental cash inflows/{outflows) Cperations £35 0 milion (2013 £23 2 millon] property
{£16 0 rmilion) (2013 {£94 O milkon)) and undllocated {£20 8 milion) {2013 £38 6 milion} The unallocated amount ncludes

Group dividends (£10 7 milion) (2013 (£7 5 milllon)) tax payable of {£0 5 millon) (2013 (£8 7 million)), iInvestment in jont

ventures (£105 4 milion) (2013 {£11 8 milicn)) contnbutions to the Unite foundation {£0 ¢ million) (2013 {£0 5 milien)) and

amounts receved from shares issued £26 7 million {2013 £59 0 milion)
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FINANCIAL STATEMENTS
NOTES TO THE FINANCIAL STATEMENTS CONTINUED

SECTION 5 WORKING CAPITAL CONTINUED

5 2 Trade and other receivables

Accounting policies

Trade recervables are inhially recognised at the amount invoiced to the customer (far value} and subseguently at the
amounts considered recoverable (amortised cost) Eshmates are used in determining the level of recevables that wall not, in
the opinion of the Board be collected These estmates include such factors as histoncal expenence and indusiry specific
factors A provision for imparrment of trade recevables is established when there is suffictent evidence that the Group will not
be able to collect all amounts due The camying value of trade receivables is considered to approxmate far value

Trade and other recevabies can be analysed as follows all trade and other recervables are current

Group Company

2014 2013 2014 2013

£m £m £m im

Trade receivables 19 22 - -
Amounts due from Group undertakings - - 494 4 3935
Amounts owed by joint ventures 281 293 - -
Prepayments and accrued income ns 153 - -
Other recevables 19 32 - -
Trade and other receivables 434 500 494 4 3935

The Group offers tenancy contracts o commercial {Universihes and retaill unit tenants) and indwidual 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 s payable mmediately, therefore all receivables relating to tenants are past the payment
due date

2014

Ageing by academic year

Total 2014/15 2013/14 Prior years

£m £m £m £m

Rental debtors
Commercial tenants {past due and imparred] 04 04 01 01
Individual tenants (past due and impared) 30 19 09 02
Provisions camed (17) {(04) {(09) {02)
Rental debtors [past due but not impaired) 15 17 01 01
Manufactunng debtors (not past due or impaired) - - - -
Trade recelvables 19 17 01 01
2013

Ageing by academic year

Total 2013/14 2012113 Prior years

£m £m £m £m

Rental debtors
Commercial tenants (past due and impaired) 12 05 04 03
Individual tenanis (past due and impared) 24 16 07 01
Provisions camed {15) {0 4) {0 8} [03)
Rental debtors (past due but not impared) 21 17 03 01
Manufactunng debtors {not past due or impaired) 01 - 01 -
Trade receivables 22 17 04 01

Amounts recewvable from joint ventures are not past due or imparred
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SECTION 5 WORKING CAPITAL CONTINUED

§ 2 Trade and other receivables continved
Movements in the Group's provision for impairment of trade receivables can be shown as follows

2014 2013

£m £m

At 1 January 15 34
imparrment charged to income statement In year [+ 05
Receivables wniten off dunng the year {utlisaton of provision) {0 3) (2 4)
At 31 December 17 15

5 3 Credit risk

Credit nsk 1s the nsk of financial loss to the Group If a customer or counterparty to a financial instrument fails to meet its
contractual obligations It anses pnncipally from the Group's cash balances the Group's recervables from customers and
jeint ventures and ioans provided to the Group's joint ventures

At the year end, the Group's exposure lo credit nsk was as follows

2014 2013

Note £m im

Cash 51 414 432
Trade receivables 52 19 22
Amounts due by joint ventures (excluding loans that are capital in nature) 52 281 293
Joint venture investment loans 34b - 102
n4 849

aj Cash
The Group operates investment guidelines with respect 1o surpius cash Counterparty mits for cash deposits are largely based
upon long-term ratings published by credit rating agencies and credit default swap rates

b) Trade recevables

The Group’s customers can be spht into three groups — {i) students (indviduals) {1) commercial organisations including Universihes
and (i) manufactunng customers The Group's exposure to credit sk is influenced by the characienstics of each customer The
Group holds tenant deposits of £8 3 mifion {2013 £8 1 milion) as collateral against mdvidual customers

¢) Joint ventures
Amounts receivable from joint ventures fall Into twe categones - working capital balances and investment loans
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FINANCIAL STATEMENTS
NOTES TO THE FINANCIAL STATEMENTS CONTINUED

SECTION 5 WORKING CAPITAL CONTINUED

5 4 Trade and other payables

Accounting policies

Trade payables are ivhally recognised at the value of the invoice recerved from a suppler (far value) and subseguently at
amortised cost The camying value of trade payables 15 considered approxmate to far value

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

Group Company

2014 2013 2014 2013

£m £m £m £m

Trade payables 186 165 - -
Retentions on construchon contracts for properhes 40 22 - -
Amounts due to Group undertakings - - 596 594
Other payables and accrued expenses 455 355 25 30
Deferred income 345 3o - -
Trade and other payables 101 6 852 421 824

Other payable and accrued expenses include £8 3 milion {2013 £8 1 milion) inrelation to customer deposits These wilt be
returned at the end of the tenancy subject to the condihon 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

5.5 Transactions with other Group companies
Dunng the year the Company entered into vanous interest free loans wath its subsicdianes, the aggregate of which are disclosed

in the cash flow statement In addition the Company was charged by Unite Integrated Soluhons plc for corporate costs of
1£2 2 million (2013 £2 2 miion)

As aresult of these intercompany transacthions, the following ameounts were due (to)/from the Company's subsidianes at the
year end

2014 2013

£m £&m

Unite Holdings plc 874 812
LDC (Holdings) plc 4048 3123
Amounts due from Group undertakings 494 4 3935
Unilodge Holding Ltd (27 7) {27 7)
Unilodge Holdings (UK) Ltd (30 5) (30 5)
Unite Jersey Issuer Lid {14) (12}
Amounts due to Group undertakings (5% &) (59 4)

The Company has had a number of transachons with its jomt ventures, which are disclosed in note 3 4¢c

The Company has guaranteed £154 milhion of its subsidiary comparnies borrowings (2013 £1464 million) The guargntees have been
entered into in the normal course of business A liability would only anse in the event of the subsidiary failing to fulfit its contractual
obligahons These guarantees are accounted for in accordance with IFRS 4
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SECTION 6 KEY MANAGEMENT AND EMPLOYEE BENEFITS

of the Group
Over the next two pages you will find disctosures on wages and salarles and share option schemes which
allow employees of the Group to take an equity Interest In the Group

The Group's greatest resource is its staft and It works hard to develop and retain its peoplte The remuneration
o policies in place are dimed to help recognise the contribution that Unite's people make to the performance

& 1 Staff numbers and costs
The average number of persons employed by the Group (including Directors) dunng the year, analysed by calegory was
as follows

Number of employees

2014 N3
Managenat and administrative 323 286
Site operatives 654 604
977 890

The aggregote payroll costs of these persons were as follows
2014 2013
£m m
Wages and salanes 335 298
Social secunty costs 34 33
Pension cosfs 10 07
Far value of share based payments 21 11
402 349

The wages and salanes costs include redundancy costs of £1 0 millon (2013 £0 4 millon)

Accounting pohcies
The Group operates a defined contnbution pension scheme Obligations for contnbutions to defined contnbuhon pension
plans are recognised os an expense N the iIncome statement as incumed
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FINANCIAL STATEMENTS
NOTES TO THE FINANCIAL STATEMENTS CONTINUED

SECTION 6 KEY MANAGEMENT AND EMPLOYEE BENEFITS CONTINUED

é 2 Key management personnel

The Board considers that the key management personnel within the Group are those appointed to the Board As such the
remuneraton of key monagement personnel s contained within the Remuneration Report on pages 62 to 83, which covers the
requirements of schedule 5 of the relevant legislafion

4 3 Share based compensation

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

a) Share schemes
The Group operates the following schemes

Executive share ophon scheme — ‘The Approved Scheme’ Detalls can be found in the Drectors’
Executive share option scheme — ‘The Unapproved Scheme’ } Remuneration Report

Executive Long-Term Incentive Plan (LTIF)
Save As You Earn Scheme (SAYE) Open to employees, vesting penods of three
to five vears, service condition

Employee Share Ownership (ESOT) Used to award part of Directors’ and seruar
managers’ bonuses in shares, vest after three

years continued service

b} Cutstanding share ophtions
The table below summanses the movements in the number of share options cutstanding for the Group and therr average
exercise pnce

Weighied Number of Welgh‘red Number of

average opfions average options

exercise price (thousands) exercise pnce (thousands)

2014 2014 2013 2013

Outstanding at 1 January £048 4179 £052 3.720

Forfeited dunng the year £078 (383) £018 {258)

Exercised dunng the year £0 40 {1.076) £134 {277)
Granted dunng the year £ N 898 £0 51 994
Outstanding at 31 December £0 57 3,418 £0 48 4179
Exercisable at 31 December £0 50 133 £221 181

For those options exercised in the year, the average share pnce dunng 2014 was £4 32 (2013 £3 75)

For those ophons shil outstanding the range of exercise pnces at the year end wos Op to 429p (2013 Op to 319p) and the
weighted average remaining contractual Ife of these ophons was 0 3 years (2013 Q 2 years}

The Group funds the purchase of its own shares by the 'Employee Share Ownerstup Trust' to meet the obhgations of the LTIP and
execulive bonus scheme The purchases are shown as 'Own shares acquired’ in retained earnings

The accounting s In accordance with the retlevant standards No further information 1s given as the amounts for share based
payments are immatenal
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7= OTHER INFORMATION o
e i FINANCIAL RECORD -- &+ '3

2014 2002 2012 2011 2010 2009
EPRA NAV per share (pence) 434 382 350 318 295 245
NAV per share {pence} 416 370 321 242 242 229
EPRA NAV (£m) 881 682 567 515 475 423
IFRS net assets (£m) 843 653 514 388 388 346
Managed portfolio value (Em) 2,951 2,736 2,488 2,502 2,334 2,039
LTV adjusted see-through {%) 43% 9% 52% 54% 54% 56%
Net portfolio contribution (£m) 39 26 19 H 4 1
EPRA earnings {Em)} 33 23 146 (7} {5} (4}
Profit/(loss) before tax {£m) 108 77 126 5 24 (35)
EPRA eamnings per share {pence) 17 18 10 (1 {(3) {3)
EPRA eamings per share {recurnng)*  (pence) 17 14 10 3 (3) (3)
IFRS Earmings per share {pence) 53 46 78 1 12 {24}

* Excludes UCC promote i 2013 and UMS loss in 2011
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OTHER INFORMATION
NOTICE OF ANNUAL GENERAL MEETING

Notice s hereby given that the Annual General Meeting of The Urite Group ple (the Company) will be held at The Core, 40 $t Thomas
Street, Bnsto!l BS1 4JX at #30am on 14 May 2015 for the purpose of considenng and, if thought fit, passing Reselutions 1 to 15 (inclusive)
as crdinary resolutions and Resclutions 16 and 17 as special resolutons

ORDINARY RESOLUTIONS

Annual Report and Accounts

1 Torecewe the audited annual accounts of the Company for the year ended 31 December 2014 together with the Directors’ and
auditors' report on these annual accounts {the Annual Report and Accounts)

Annual Report on Remuneration

2  To approve the Annual Statement by the Charman cof the Remunerahon Committee and the Annual Report on Remunerahon for
the year ended 31 December 2014 set out on pages 62 to 71 [Inclusive) and pages 72 to 83 {inclusive] respectively in the Annual
Report and Accounts

Final dividend
3 Todeclare afinal dividend for the year ended 31 December 2014 of ?p per ordinory share payable on 19 May 2015 to
shareholders on the register of membkers of the Company at the close of business on 24 Apri 2015

Re-election of Directors (Resolutions 4 to 12)
To re-elect Mr P M White as a Director of the Company

To re-elect Mr M C Allan as a Directer of the Company
To re-elect Mr J J Lister as a Director of the Compony
Tore-elect Mr R C Simpson as a Brector of the Company

To re-elect Mr R § Smith as a Director of the Company

oM N s

To re-elect Mrs M K Wolstenholme as a Director of the Company
10 Tore-elect SirTim Wilson as a Directer of the Company

11 Tore-elect Mr A Jones as a Director of the Company

12 Tore-elect Ms E McMelkan as a Director of the Company

Auditors (Resolutions 13 and 14)
13 To appont KPMG LLP as auditors of the Company to hotd office from the conclusion of this Annual General Meeting unhl the
conclusion of the next general meeting at which accounts are laid before the Company

14  To authonse the Directors to determine the remuneration of the auditors

Authority to allot shares
15 That in subshivtion for any equivalent authonties and powers granted to the Directors prior to the passing of this Resolution the
Drrectors be and are generally ond uncondiienally authonsed pursuant to Sechion 551 of the Companies Act 2006 {the Act)

(o) To exercise oll pewers of the Company lo allot shares in the Company and grant nghls {o subscrbe for or to convert any
securniy into shares of the Company (such shares, and nghts to subscribe for or o convert any secunty info shares of the
Company being 'relevont secunties’) up fo an aggregete nominal amount of £14 796 593 (such amount to be reduced
by the nominal amount of any allotments or grants made under paragraph (b) below in excess of £146 796,593,

{b) To allot equity securihes (as defined in Sechon 560{1) of the Act) up to an aggregate nominal emount of £33 593 184 {such
amount fo be reduced by the nominal amount of any allotments or grants made under paragraph [a) above) in connecthion
with an offer by way of nghts iIssue

{1 Infavour of holders of ordinary shares in the copital of the Company where the equity secunhes respectively
atinbutable 1o the interests of such holders are proporlionate (as nearly as prachcable) to the respechve number
of ordinary shares in the capital of the Company held by them

() To holders of any other equity secunties as required by the nghts of those secunhes or as the Directors otherwise
consider necessary

but subject to such exclusions or other arrangements os the Directors may deem necessary or expedient to deal with in relation
to treasury shares frachonal entittements or legal regulatory or practical problems ansing under the laws or requirements of any
overseas temtory or by virtue of shares being represented by depository receipts or the requirements of any relevant regulatory
body or stock exchange or any other matier whotsoever
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provided that this authonty shall expire {unless previously renewed varned exiended or revoked by the Company in general meeting)
on the date falling 15 months from the passing of this Resolution or, if earlier, at the conclusion of the next Annual General Meeting of
the Company to be held following the passing of this Resolution save that the Company may at any ime before such expiry make:
an offer or enter into an agreement which would or might require relevant securihes to be allotted after such expiry and the Directors
may allot relevant secunties in pursuance of such offer or agreement as if this authenty had not expired

SPECIAL RESOLUTIONS

Authority to disapply pre-emption rights

16 That in occordance with Section 570(1) of the Act the Directors be and are empowered to dllot equily secunhes (as defined in
Sechon 560 of the Acl) of the Company wholly for cash pursuant to the general authonty under Sechon 551 of the Act conferred
on them by Resotuhon 15 above os if Secton 341{1) of the Act did not apply to any such allotment provided that this power shall
be imited

(@} tothe cllotment of equity secunhies in connecticn with an offer of orinvitation to apply for, equity secunties in favour of
ordinary shareholders in the capital of the Company in the register of members of the Company on a date fixed by the
Directors where the equity secunties respechvely atinbutable io the interests of all those shareholders are preportionate
{as necrty as prachcoble) to the respective numbers of ordinary shares in the capital of the Company held by them on that
date but subject to such exclusions or other arrangements as the Directors may deem necessary or expedient to dealwith
treasury shares fractonal entiiements or legal, regulatory or practical proilems ansing under the laws or requirements of
any overseas terntory or by virtue of shares being represented by depository receipts or the requirements of any relevant
regulctory body or stock exchange or any other matter whatsoever, and

(b} to the allotment {other than under {a) above) of equity securhes having a nominal value not exceeding In aggregate
£2 519 489 and

{c) tothe allotment [other than under {a) cbove and in addifion to (b} above) of equity secunhes having a norminal value not
exceeding In aggregote £2,519,48% in connecthon with an acguisition or specified capital invesiment which s announced
contemporaneousty with the allotment, or which has laken place in the preceding six month penod and is disclosed in the
announcement of the allotment

and unless previously revoked vaned or extended this authonty shall expire on the date faling 15 months from the passing of this
Resoluhon or if earher at the conclusion of the next Annucl General Meeting of the Company to be held following the passing of
this Resolution save that the Company may at any ime before this authonty expires, make an offer or agreement which would or
might require equity secunhes to be allotted after it expires and the Directors may allot equity secunties in pursuance of such offer
or agreement as if this authenty had not exprred and provided further that this authenty shall supersede and revoke all previous
authonhes under Sechion 570(1) of the Act

17 That a general meeting other than an Annual General Meeting may be called on not less than 14 clear days' nohce

By order of the Board
CHRISTOPHER SZPOJNAROWICZ

Company Secretary
Dated 23 February 2015

Registered office
The Core

40 St Thomaoas Street
Bristol

851 481X

Registered in England and Wales with registered number 03199160
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OTHER INFORMATION
NOTICE OF ANNUAL GENERAL MEETING CONTINUED

NOTES

10

A member of the Company who wishes to attend the meehng in person should amve at the cffices of the Company The
Core 40 5t Thomas Street Bristol BS1 61X in good tirme before the meeting, which will commence at 2 30am I order to gain
admittance te the meehng, members moy be required to produce ther attendance cord which is attoched to the form of
proxy enclosed with this document or otherwise prove thesr idenhty

A member of the Company who 15 entitled to oftend, speak and vote at the meeting and who is unable or does not wish to
attend the meeting s entitled to appoint a proxy to exercise all or any of hus/her nghts to attend and to speck and vote on his/

her behalf ot the meeting A member may appoint mere than one proxy provided each proxy s apponted to exercise nghts
attached to different shares (so a member must have more than one share te be able to appoint more than one proxy] A proxy
need not be a member of the Company but must attend the meeting to represent hus/her appointing member Appointing
proxy will not prevent a member from aftending in person and voting af the meeting althcugh voeling n person at the meehng will
terminate a member s proxy appointment A proxy must vote in accordance with any instruchons given by the member by whom
the proxy 1s appointed A form of proxy which may be used to make such appointment and give proxy Instructions accomparues
this nohce You can only appoint a proxy using the procedures set out in these notes and the notes to the proxy form

To be valid any form of proxy and the onginal or duly certified copy of the power of attorney or other authonty (if any) under
whichits signed or authenhcated must be receved by hand or by post at Computershare Investor Services PLC, The Pavilions
Brndgwater Road, Bnstol, BS99 6ZY, no later than % 30am on 12 May 2015

CREST members who wish to appoint a proxy or proxies through the CREST electronic proxy appointment service may do so

for the meehng and any adjournment(s) thereof by following the procedures descnbed in the CREST Monual CREST Personal
Members or other CREST sponsored members, and those CREST members who have appointed a vohng service provider, should
refer to their CREST sponsor or voting service provider(s} who will be able to take the appropnate achon on their behalf

In order for a proxy appointment or instruction made by means of CREST to be valid the appropnaote CREST message {a CREST
Proxy Instruchon) must be properly authenhcated in accordance with Eureclear UK & Ireland Limited's (Euroclear) specifications
and must confain the information required for such instruction as descnbed inthe CREST Manual The message, regardless of
whether it conshiutes the appointment of a proxy, the revocahon of a proxy oris an amendment to the instruchon giventc g
previously appointed proxy must in order to be a valid be transmitted 50 as to be received by the Compaony's agent {CRESTID
3RAS0} by the latest ime for receipt of proxy appointments specified in note 3 akxove For this purpose the tme of receipt will be
taken to be the tme [os determined by the timestomp applied to the message by the CREST Application Hest) from which the
Company's agent s able to retneve the message by enguiry to CREST in the manner prescnbed by CREST After this hme any
change of instruchons to proxies appointed through CREST should be communicated 1o the appointee through other means

CREST members and where applicable their CREST sponsors or vohng service providers, should note that Euroclear does not
make avalable specal procedures in CREST for any particular message Normal system imings and limitohons will therefore
apply In relation to the input of CREST Proxy Instruchions It is the respensibility of the CREST member concerned to take {or i
the CREST member s a CREST Personal Member, or sponsored member or has appointed a voling service provider, to procure
that his/her CREST sponsor or voting service provider(s) take(s)) such achon as shall be necessary to ensure that a message s
transmitted by means of the CREST systemn by any particular time In this connechon CREST members and, where applicoble
their CREST sponsors or voting service providers are referred in particular to those sechons of the CREST Manual concerning
prachcal irritahons of the CREST system and hmings

The Company may treat as invalid a CREST Proxy Instruchon in the circumstances set out in Regulation 35{5){a) of the
Uncerhficated Securhes Regulations 2001 (as amended)

If you would like to subrmut your proxy vote via the internet, you can do so by accessing our registear's website (www
eproxycppointment com) You will require the control number your uruque PIN {which will expire at the end of the voling

penod) and your Shareholder Reference Number {SRN} pnnted on the proxy card, in order to log in and submuit your proxy vote
electronically You can access this site from any internet enabled PC If you subrmut your proxy via the internet it should reach the
registrar by ¢ 30am on 12 May 2015 Should you complete your proxy form electronically and then post a hard copy the form that
amves lost will be counted to the exclusion of instruchons receved earlier, whether electronic or posted Please refer o the terms
and conditions of the service on the website

In the case of joint holders of shares where more than one of the joint holders purports to appont a proxy, only the appontment
submitted by the most seruor holder will be accepted Senionty i1s determined by the orderin which the names of the joint holders
appearin the Company’s register of memibers in respect of the joint holding (the first-named being the most senior)

If you submit more than one vald proxy appeintment inrespect of the same shares the appointment received last before the
latest ime for the receipt of proxies will take precedence

Any person to whom this nohice has been sent who is @ person nominated under Sechion 144 of the Act to enjoy informaton nghts
{a Nominated Person) may, under an agreement between him/her and the shareholder by whorn he/she was nominated have
anght fo be appointed (or fo have someone else appointed} as a proxy for the meehng If @ Nominated Person has no such
proxy appointment nght or does not wash to exercise it he/she may, under any such agreement have a nght to give instructions
to the shareholder as to the exercise of vohing nghts
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The

The statement of the nghts of shareholders in relation to the appointment of proxies above does not apply to Nominated Persons
These nghts can only be exercised by shareholders of the Company

Pursuant to Part 13 of the Companies Act 2006 and Regulahon 41 of the Uncertificated Secunhes Regulahons 2001 {os amended),
the Company specifies that only those shareholgers registered in the register of members of the Company at 5 00pmon 12 May 2015
(or, If the meeting 1s odjourned 48 hours before the imed fixed for the adioumed meeting) shall be entifled to cttend or vote at the
meeting inrespect of ihe number of shares registered in ther name at that ime Ineach case, changes to the register of members of
the Company after such time shall be disregarded in determining the nghts of any persen to attend or vote at the meeting

As at 23 February 2015 [being the last prachicable business day pner to the publication of this Nohce) the Company's issued share
capital compnsed 201 559 114 ordinary shares corrying one vote each at a general meeting of the Company No ordinary shares
were held in treasury and therefore the total voting nghts in the Company os at 23 February 2015 are 201,559,114

You rmay not use any electronic address provided either in this notice of meeting or any related documents (including the proxy
form) to communicate with the Company for any purposes other than those expressly stated

Members attending the meeting have the nght to ask and, sutyect to the provisions of the Act the Company must cause to be
answered, any questions relating to the business being dealt with at the meeting

The following information is avallable at www unite-group co uk {1) the matters set out in this notice of Annual General Meeting
{2) the total numbers of shares in the Company inrespect of which members are enhified to exercise voling nghts at the meeting
{3} the totals of the vohng nghts that members are entitied to exercise at the rmeehng, and (4) members' statements members’
resolutions and members' matters of business received by the Company after the date on which nohce of the meeting was given

It 1s possible that pursuant to requests made by members of the Company under Section 527 of the Act the Company may

be required to publish on a website a statement sething out any matterrelating to {a) the audit of the Company's accounts
{including the auditor s report and the conduct of the audit) that are to be laid before the meeting, or [b) any crrcumstance
connected with an auditor of the Company ceasing to hold office since the previous meeting at which annual accounts and
reports were laid in accordance with 3echon 437 of the Act The Company may not require the members requesting any such
website publication to pay its expenses in complymg with Sechions 527 or 528 of the Act Where the Company s reguired to place
a statement on a website under Sechon 527 of the Act 1t must forward the statement to the Company's auditor not Iater than the
hme when it makes the statement availlable on the website The business which may be dealt with at the meeting includes any
statement that the Company has been required under Sechon 527 of the Act to publish on a website

In accordance with Section 338 of the Act, @ member or memisers of the Company may (provided that the critena set outin
Sechon 338(3) of the Act are met) require the Company to give to members nohce of aresolution which may properly be moved
and s ntended to be moved af the meehng provided that {a) the rescluhon must not be If passed ineffechve {whether by
reason of inconsistency with any enactment or the Company's conshtution or otherwise), and (k) the resoluhon must not be
defamatory of any person, fnvolous or vexahous Such arequest may be in hard copy form or in electronic form must be
authenticated by the person or perscns making it must iIdentify the resclution of which notice is fo be given and must be recerved
by the Company not later than six weeks before the meeting or (fiater, the time ot which nohce 1s given of the meeting {in the
foregoing sentence, the terms ‘hard copy form’, 'electronic form' and 'avthenhicated' bear ther respective meanings set out Iin
the Actinrelation to a communication, or a document or informahon sent or supplied, to a company |

In accordance with Section 338A of the Act a member or members of the Company may [provided that the cntena set out

N Section 338A (3) of the Act are met) require the Company to iInclude in the business to be dealt with at the meeting a matter
{other than a proposed resoluhion) which may properly be included in the business of the meeting, prowvided that the matter s
not defamatory of any person, fnvolous or vexatious A request may be in hard copy form or electronic form must iIdentfy the
maiter fo be included in the business must be accompanied by a statement sething out the grounds for the request, must be
authenhcated by the person or persons making it and must be received by the Company not later than six weeks before the
meebng or if later, the ime at which notice 1s given of the Annual General Meeting (In the foregoing sentence the terms 'hard
copy form' ‘electronic form' and 'authenhcated bear the respechve meanings set outin the Act in relahon to a commurication
or

a document orinformaton sent or supplied, to a company )

A member that s @ company or other organisation not having a physical presence cannot attend in person but can appoint
someone to represent it This can be done In one of two ways either by the appointment of a proxy (as descnbed in the notes
above) or of a corporate representative Members considering the appointment of a corporate representative should check
their own legal posihon the Company's arhicles of association and the relevant provisions of the Act

The following decuments are available forinspechon at the registered office of the Company dunng the usual business hours on
any weekday {Saturday, Sunday or public holidays excluded) from the date of this notice until the conclusion of the meeting and
will also be availlable forinspection af the place of the meeting from ¢ 15am on the day of the meeting unhl its conclusion

{a} copes of the Executive Directors service contracts with the Company and any of its subsidiary undertakings, and

(b} letters of appointment of the Non-Executive Directors
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OTHER INFORMATION
GLOSSARY

ADJUSTED NET DEBT
The Group's debt net of cash and unamortised debt raising costs
excluding the mark to market of interest rates swaps

ADJUSTED NET DEBT TO PROPERTY ASSETS
The adjusted net debi as a percentage of the valuve of
Unite properties

BASIS POINTS [BPS)
A basis point s o term used to descnbe a small percentage.,
usually in the context of change, and equatesto 0 C1%

DIRECT LET

Properhes where short-hold tenancy agreements are made
directly between Urite and the student

EPRA EARNINGS

EPRA earnmings are prepared on the basis recommended for
reql estate companies by EPRA the European Public Real Estate
Associahon This excludes movements relating to changes in
valyes of iInvestment properhes and interest rate swaps and

the related tax effects

EPRA EARNINGS PER SHARE
The diluted earnings per share based on EPRA earnings

EPRA NAV

EPRA NAV I1s prepared on the basis recommended for real estate
companies by EPRA, the European Public Real Estate Associahon
This iIncludies all property at market value but excludes the mark
to market of interest rate swaps This s recommended by EPRA

as a going concermn measure of net assets

EPRA NET ASSET VALUE PER SHARE
The diluted NAV per share figure based on EPRA NAV

EPRA NNNAV

As EPRA NAV but includes both debt and interest rate swaps
carned at market value Thisis recommended by EPRA as a ‘spot’
fair value net asset measure

FINANCING COSTS
Gross financing costs net of interest capitalised into developments
and interest received on deposits

GROSS FINANCING COSTS

This Includes all interest paid by the Group including those
copitalised into developments and operating lease rentcls

It includes allreceipts and payments under interest rate swaps
whether they are effective or ineffective under IFRS as
economically they all hedge interest rate exposures

INTEREST COVER RATIO [ICR)

The interest cover ratio s the Income generated by a property
as a multiple of the interest charge on the debt secured on
the property

LEASE
Propertes which are leased to Universities for a number of years
and have no Unite managemeni presence

LSAV

The London Student Accommodation Joint Venture (LSAV) s a
joint venture between Unite and GIC, alongside UCC Both Unite
and GIC have a 50% stake and LSAV has the same matunty date
as UCC (September 2022) It 1s the primary vehicle through which
Urite undertakes development activity in London and it has nght
of first refusal over Unite’s London development pipeline projects
unhl such time as its capital investment targets are met LSAV and
UCC were merged dunng the year ond the new combined enhity
isreferred to as LSAV

MINIMUM NET WORTH

Minimum net worth covenont meaosures the value of the
Company aganst an absolute target

NET INITIAL YIELD [NIY OR YIELD])

The net operaling iIncome generated by a property expressed
as a percentage of its value taking inte account notional
acquisthon costs

NET OPERATING INCOME [NOI)

The rental iIncome from rental properties less those operahng
costs directly related to the property therefore excluding
central overhead

NET RENTAL GROWTH
The annual growth In net operating income {measured on a like-
for-lke basis 12 excludingmpact of completion and disposals)

NOMINATIONS
Properfies where Uriversiies have entered into ¢ contract to
guarontee occupancy The Universities nominate students to
live in the building and Unite enters into short-hold tenancies
with the studenls

NON-CORE ASSETS
Properhas which do not fit wath the Group's long-term invastment
strotegy because of either therr flocahon or therr size

ocs
Established o joint venture with Oasis Capital (OCB) In August
2009 The three assets located inLondon were all sold in 2014

RENTAL PROPERTIES

Investment and completed properties whose construction has
been completed and are used by the Operations segment to
generate net portfoho coninbution
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SALE AND LEASEBACK

Properties which have been sold to a thrd party investor then
leased back to the Compony Unite s also responsible for the
management of these assets on behalf of the owner

STABILISING ASSETS
Propertes that have recently been developed and are not yet
generahng ther ophmal net operating Income

TOTAL INCOME FROM MANAGED PORTFOLID

This measure indicates the overall scale of the property portfolio
that the Group manages It compnses rental and related income
fotaling £254 4 milion from properties owned by Unite and its
co-investment vehicles

The Group’s share of this gross income 15 shown in note 2 2{a)

ucc

Unite Capital Cihies (UCC) was established in 2005 as a joint
venture between Unite and GIC Real Estate [tis a closed-ended
vehicle due to mature in 2022 and was established by Unite to
develop and operate student accommodahon in London and
Edinburgh UCC equity 1s now fully nvested and all development
projects have been completed LSAY and UCC were merged
dunng the year and the new combined entity isreferred to

os LSAV

USAF/THE FUND

The Unite UK Student Accommaodahion Fund {USAF) 1s Europe's
largest fund that purely focuses on completed income providing
student accommodation investrment assets The fund son
open-ended infinite Iife vehicle which has unique buying access
to Unite's development pipeline Unite acts as fund manager for
the fund as well as owning a significant minonty stoke
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OTHER INFORMATION

COMPANY INFORMATION

Unite Group executive team
Mark Allan
Chief Executive Officer

Joe Lister
Chief Fnancial Officer

Richard Simpson
Managing Director of Property

Richard Smith
Managing Director of Operations

Registered Office
The Core

40 5t Thomas Street
Bristol BS1 6JX

Registered Number In England
3199160

Company Secretary
Chnstopher Szpojnarowicz

Auditor

KPMG LLP

15 Canada square
London £14 5GL

Financial Advisers

J P Morgan Cozenove
25 Bank Street

London E14 5JP

Numis Securities

The London Stock Exchange Building
10 Paternoster Square

London EC4M 71T

Registrars

Computershare Investor Services PLC
PO Box 82

The Pavilions

Bndgwater Road

Bristol BS99 7NH

Financial PR Consultants
Bell Pothnger

Helborn Gate

26 Southampton Buldings
London WC2A 1PB
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OTHER INFORMATION

WHERE TO FIND OUT MORE

THIS REPORT IS COMPLEMENTED
BY A RANGE OF ONLINE
INFORMATION ABOUT OUR
BUSINESS INCLUDING OUR
OPERATIONS AND PROPERTY
DIVISIONS, OUR MARKETS, AND
CORPORATE RESPONSIBILITY
AND SUSTAINABILITY.

www unite-group co uk

Designed and produced by Luminous
www luminous co uk
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