Accourls 2020

Delivering for
the Mm

eeeeeeeeeeee

HAANMERG




At a glance

Who we are Regional portfolio coverage

We are g listed UK real estate
invastment trust (REIT) specialising
in the development of, investment
in and management of, a portfolio
of primary care, diagnostic and
treatment buildings across the UK.

Value of property
The number of properties within each value range is shown in Lthe
location marker,
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Portfolio activities FY 2020

Properties

S5/6

Rent roll

£108.9m

Praperties acquired

28

Disposals

19

Developments completed

4y

Davelopments on site

15

Expanding our portfolio
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Crouch Vale Medical Centre

South Woodham Ferrers

A new community bub previding
space for community healthcare
services zlongs de gereral pracuce
—including community nursing,
stroke rehabilitation, physiotharapy,
specialist services for children and
paople witk long tlerm conditions,
and sexasl health services.

Rothbury Community Hospital
Morpeth

This medern, purpcse-bailt facility
with huge support from the rural
communty it serves, providing a C
surgery and additional inpatient and
autpatient services In partrership
with Northumbria Heslthcare NHS
Foundation Tryst.
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Pinfold Surgery

Leeds

Amadern medical centie withn
GP suner-partnership Health Care
First, which serves more than
30,000 patents ir West Yarkshire.
This imnovative group of GP
practices has partneced with us
to provide special st maragemens
for three of its surgery premises.

Headingley Medical Centre

Leeds

Home to two practices serving
akmost 22 500 patients, this building
In Leeds grows our relationship with
the teams In the Woodsley Primary
Care Network, The site sits near the
unIvers ty In an area popular with
students, and the building s also
the base for the locsl MP,
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Delivering our purpose for
the long term

Qur purpose is to create
outstanding spaces for
health services in our
communities. We aim to
be the UK's number one
listed property business for
long-term social impact.

How do we do that?

Delivering
OUr purpose
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Strategic report Govarnance Financ al ststements Addtional irformation

We bring insight and
expertise
Page 2-3 )

We offer a full service
Page 4-5 >

We are the partner of

choice
Page 6=7 >

for the
ong term

We design best in class,

greener buildings
Page 8-9 )

We innovate to create

space fit for the future
Page 10-11

We have financial

strength
Page 12-13
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How we deliver our purpose

We bring
insight an
expertise

wWhether we're bringing together

many different arganisations

around a new surgery scheme,
helping a group of practicas with
their premises strategy or creating
more clinical space “or a lopg-term
occupier, our deep knowledge and
experence of celivering lor GPs and
the NHS is what we're known for,

2 Assura ple Adnual Report and Accounts 2020
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12m

peaple aged
65 and above in
the UK

Strategic report Governance

30%

of GPs say their premises
aren't fit to meet
future needs

Image
ramoved
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Financial statemesrts Aaddmional i~farmstion

Giving Us 4
long-term view
of our market

Specialist support for a super-partnarship
Cur acquisition of three surgery sites with
wes Yorkshire-based Health Care First,
which serves more tnan 30,000 patients,
means our management expertise can
waork for th's practice group at scale.

"The traditional model of general pract’ce
is changing and for our future planning,

it was time to look at solutions to mansge
Gur premises as & group. This will mear

we have a simple comTunication cathway
on all our premises needs and challenges,
helping s not just to maintain the stazus quo
but also to take advantage of opportunities
to improve cur build' ngs with <he best
possible partner”

Dr Avi Biswas, GP

Locking to the future of eye health on
Teeside

The ground-breaking new eye health clinic
at our North Crmeshy Health Village is a
orime example of how space nour bu'ldings
is being used to help patients reach extra
health services alongside general practice,
and GPs to build their partnerships with
other cl' nicians and senv ces.

Newmed ca's first integrazed eye clinic and
surgical centre opened its doors with the
aim of improving eye heslth services in the
cormmunity and helping to reduce waiting
times for people needing essential NHS
treatment for s'ght-foss conditions.

“Eye operations on't necessarily need to
be in big hospitals, which is why we mave
created this specialist unit. We are very
proud cf our new facility”

Darshak Shah, Managing Director

at Newmedica



How we deliver our purpose continued

We offer a
full service

Curin-nouse skills 1o design, LJild and
manage mean we see our buildings
from all angles: inside 2nd out. We ook

at how hey can work harder and better
for everyonc.

Image removed
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Maore consulting

rooms

is thre mast popular building
improvement request in aur
annual occupier survey

Strategic report Gowrnance

Qrly

o0%

of practices say their
premisas are suitable
for present needs

Image removed

Financial staternerts Andmianal information

Helping practices
seize opportunities

Creating space in Cornwall

"t make a huge difference to how we're
able to work — for so mary years we've hac
visions of expanding and improving our
practice... and now we e finzlly going to
have really kigh quality work space.”

Dr Michelle Wells, Launceston

Medical Centre

After acquiring this medical centre at the
neart of a busy Cormish community, we're
adding ten new consulting rcoms, a bigger
walting area and sgace for staff zcross healtn
and care to work together.

Image removed

|
Launceston Medical Centre

Expansion for a key community

health centre in the heart

of Cormwall,

Assura ple an-ual Report and Acccunts 2020 5



How we deliver our purpose continued

We are the

partner
of choice

Relationships are everything in a sector
where decisions and approvals can take
time, but the end results can transform
patient experiences, We collzborate to get
the job done, whatever the challenge.

image removed
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Strategic report Gowvernance Finzne al stztements Loidivanal information

3”2m 58 Staving the

codurse

GP appzintments GPs per 100,000

delivered in 2019 population in England The brand new surgery for the
Gloucestershire market Llown of Stow-on-
the-Wald fits seamlessly into the la~dscape,
thanks to its bespcke design. This was a long
preject, but for the staff and more than 5,000
patients registered with the practice, the
end result was worth the wait,

Image removed

|
"We're extremely grataful to the CCG for
their steaafast support on this project and

to tne develooment tearm and Assura for
enabl'ng us to rezlise the scheme"

Dr Pautl Sherringham

Senior Partner, Stow Surgery

Image removed
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How we deliver our purpose continuad

We design

est In class,

reener
uildinags

Desigrs which reduce enargy use

and cost for GP practices have long

been our standard, achieving BREEAM
good or excellent status on avery new
development. We consult with partners
including the UK Green Buildings Council
to help us contnue to push the boundaries
of what's possible for future schemes as
part of our social impact strategy.

8 Assura plc Arnual Report and Accounts 2020
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18%

The NHS generates
almest one-fifth of ali
am’ssions fror non-
dornestic buildings ir
tre UK

Strategic report Govsrnance

Estimated contribution of
~gland's health and care

system 1o the country's
carbon footprint

Image removed

Finzncial statemerts Additianal 1nformst an

Making our pertfolio
part of the solution

Our new medical centre for Tonbridge in
Kent will be less reliant on fossil fuels than
the ageing, unfit buildings it reclaces,
generating much of its own power via solzr
panels on the roof and using measures sach
as air-source heat purnocs.

Image removed

Tonbridge Medical Centre
Mare sustainable energy solutizns for this
community health hub.

See page 53 P
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How we deliver our purpose continued

We innovate
to create
spaces that
are fit for
the future

Patient experiences are the starting point for each of our
buldings. We work with designers, national charities and
academics to deecen our aporoach to design for people
with conditions such as dermenrtia and autism. We're
testing self-manitoring health pods and have developed
ourvision of how primary care's use of tecanology could
cnange building design in the coming decade.

10 Assura ple Arnual Report and aczounts 2020
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Strategic report Gaovarnance

Digital first
Digital-first prima-y care m
will becore a new

opuon for every patient One millicn people will

have dementia by 2025

Image remaoved

Financial statemers Aadtenal i farmztion

Designing the future

"Never has there been a greater need to
construct the envirorments for GP pract’zes
to succeed”

Dr Minesh Patel, Chair of the National
Association for Primary Care in the
foreword to the report on cur 2030 health
and wellbeing centre.

"You've tzken 01 board the challenges faced
by those with cognitive impairment and
applied broad design principles to create

a more supportive environment. That's the
key for me when it comes to designing for
dementia: an envi-onment which helos to
trigge- calm responses rather than “ight or
flight’ ones, as well as tnings like wayfinging
and signage.”

Paul Edwards, Director of Clinical
Services, Dementia UK on our

landmark development for Cinderford,
Gloucestershire.

Image removed

.|
Cinderford Health Centre

Design features will make this centre a
welcoming environment for people I'ving
with dementia and those with disabilities.

See page 1P
httes, Fssanesassuraplc.com/media-centre?ab videos
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How we deliver our purpose continued

We have
financia
strengt

we're valued for our long-term and secure
income, low risk, stable returns and strong
pipeline. The support of our sharcholders, lenders
and banking partrers is the foundation of our
investment n the ¢ountry's health infrastructure

- ard ‘s why we hold an A- Investment Grade
Rating from Fitch Ratings Ltdl.

&1,/55mM

Investment
Property,
Loan to Value 26%

2018

12 Assura ple annual Report and Accounts 2020

Image removed

£1 979

Investment
Property,
Loan to Valve 34%

2019




Strategic report

Image removed

2 139m

Investment
Property,
Loan to Valuve 38%

2020

Gowsrnance Financial staterments Additonal isformztion

Solid
foundations to
keep growing

Conservative funding
structure

Growth in our portfolio is
funded by both our equity
snareholders and lending
partners, allowing us to
carefully manage our
Loan-to-Value ratio.

Strong pipeline

We want toc continue growing,
to deliver our development
pipeline that will help improve
the primary healthcare
infrastructure that the

country needs, but within

our funding policies.

... and beyond

Assura ple Annual Report and accaunts 2020 13



How we deliver our purpose continued

Ambitious
strate

to further
advance
our positive
social
impac

By 2026, our goal is that six million people
will have benefited from improvernents
to and through our buildings. To achieve
this, we have formal'sed our social

impact strategy, setting aut the criteria
for how we will measure cur progress
inimproving the nealthcare buildings

that serve six milhion pecple. In addition,
we have laid out six cledges, aiming to
maximise our contribution to society and
minimise our impact on the environment.
These pledges are actiors that will be
embeddec throughout our business model,
strategy and day-to-day activities.

14 Assura ple Arnual Report and Aczounts 2020

Actions that will count
towards our target to
impact six million

- Built a new sustainable ouilding

— Extended or refurbished an existing
building sustainably

- Improved energy efficiency performance
of an existing building

- Imoroved disab’ly access and design for
conditions sdch as dementin and autism
at existing building

- Provided space for a commun’ty project
inone of our bulcings

- Funded 3 health-imoroving project for the
community arcund one of our buildings

Maximising our
contribution to society
pledges:

~ Create the Assura Community Fund,
targeting one million peopie be~efiting
from its work

~ Include community space tor sessional
use in all developments

- Develop our sustainable supply
chain to only work with local,
responsible contractors

Minimising our impact on
the environment pledges:

- Work with our occupiers to recuce the
energy consumed in our buildings -
targeting an EPC rating of B or betrer
across our portfolio

- Advance our development precess 1o
be creating only buildings with a net
zero carbon ratirg for construction
and operation

~ Install energy meters across our portfolio
and scurce only renewable energy



Strategic report o vernance Financial statenants

Maximising
our contribution
to soclety

® I ®
Our ambition is that within
six years, six million pecple will
penefit from improvements to and
through our healthcare buildings

Minimising
ourimpact on
the environment

Addtional information

Image removed
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Chairman’s statement

image removed
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“"The actions we
take right now

to support our
occupiers and the
wider NHS are how
we will be judged
by both you as our
investors, and by
the wider world.”

€d Smith, CBE
Non-Executive Chairman

Non-financial highlights for the year:

100%

development complatiors hitting BREEAM
and EPC targets

~£100,000

donated to charity

14 500+

people henefiting frorm our Flealthy
Communities Scheme grants

5,000+

fundraised for Dementia UK by staff cnallenge



Dear shareholder,

I~ a year which began amids- Brexit turmai!
then saw the keys to Number 10 being
passed on, a generzl election and our formal
departure fram the Curopean Union, the
chzlienges for tne NHS - coth emerging

ard constant - were never far from the

front cages.

I our buildings across the country, orimary
care and NHS staff cortinued delivering
care day in, day oyt. Millions of patients
flowec through “he doors to access

GP appointments, diagrostic tests,
physiotherapy, minor su-gery, kidney
dialysis, IVF and a myriad of cther primary
care sarvices,

And ther the virus mit. The final few weeks

of tre financial year, in wh'ch those using

our sites rose 10 the challenge of the n'ggest
global crisis since the second waorld war,
brought inta snarp focus the very best of this
busness, its ourpose and its pecple, and
you £an read maore in the CEQ statement

on page 2C.

Strategic report, Gavarnance

207900 had sae~ Assura bring 32 primacy
care buildings irto the portlclo, progress
15 grand new medical centres for the NHS
and launcn improvement waorks Lo creale
more pleasant enviranmenss for patients and
betier workplaces for orimary care teams.
Qur purpase - to create outstanding spaces
for haalth services in our commenities -
was well and truly embedded in the way
we had continued to grow ourwaork and
our partnerships with the health service.
Qur research and development acTivites,
to shape the future for medical centre
design as primary care embads digital
technology, wera launcning some very
different conversations about the health
spaceas we will need in the years 1o come.
And when COVID-19 became the single
mast important issue facing our occupiers,
the tea stepped up 1 ways we could not
have imagined.

Whether it was bringing vacant space into
use Lo help with respiratcry cace and testing,
averspill parking for NHS sta® or suppaiting
accupiers’ evolving premises needs, the
team was there w0 support. Trey laised with
colleagues across the heslth service to ofer
support in the emergency response and
pianning to bu'ld capacity {a- the mantas
ahesd. Through remaote working, Assura's
full service remainad for all urgent building
issues, for temporary reconfigurations

and to make sure essential works and
nspactions could still go shead to ensure
primary care buildings could run effectively.
Contractors donated PPE to practices in
o.r buildings end helved create tamporary
drive-in stations. Assura supported existing
crarity partners with additional furdirg and
helped local grant ~ecipients to shift focus
onte COVID-related health neeas.

binane al statements

acdittonal information

As tne eforts continua and the world
begins o lock ahead and plan for ~ow

we w | zll do cur bit to help our country
kic<-start ils economy once sgain, ou”
approach to governance and our corporate
ourpose underpin those conversations
within Assura. Val.es-based leadership has
been Assura’s 'North Star' throughout the
cris's. Tre diversity of skills on our board,
clear committee structures and priorities
have oeen the foundation, averla’d by

a flexible approach to listen, understand
and facilitate speedy action, We continue
te hold true to cur focas on collaboration
with the health services, our custamers and
our communities. Assura's contirued solid
progress, [inancisl strength, strong pipeline
of investment in NHS infrastructire and the
quality of service to tha primary care and
NHS Trust teams using our buildings are the
halimarks of this approach.

The team's response to COVID-19 makes

it particularly timely for us to be launching
Assura's social impact strategy this year.

It builds on the soc’al and community drivers
which have long been innate to this cusiness
and its purpose, and you can read more: in
the CLO statement.

This is an incredibly challenging time, and
we all share the acule sense that tne acticns
we take right now 12 support our occupiers
and the wider NHS are how we wil be
judged by both you as our vasters, and by
the wider world. As a board, we are proud
to see Assura's commitment and strategy
to excesd those expectations,

Ed Smith CBE
Non-Executive Chairman

Logo removed
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COVID-1? - our response
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Strategic report

COVID-1? - our response

We've focused on doing the right thing
by our people, customers and suppliers
whilst alsa managing our cash flow,
financial stability and internal controls.

We've moved quickly to refocus this
year's plans, and we've also started
looking at what COVID-19 will mean for
the NHS estate in the longer-term. The
epidemic has accelerated the adoption
of digital consultation, diagnostics and
monitoring in primary care, whilst
simultaneously underlining the ongoing
need for the right kind of physical space

when patients need to be seen in person.

Estate for step-down care and for
diagnostic and testing capabilities away
from acute sites are likely to be an even
bigger part of the future. It's an area
we've already been lcoking at in depth
with our 2030 health and wellbeing
concept, and the experiences of our
occuplers and partners this year will

be invaluaple in taking that forward.

Governance

Financ al statemer 15 anditonal informstion

Our people

- We quckly ~obilised all staff to work from home and cancelled
all business travel, No stefl were furzuched.
Ciear, consistent but personal messages for staff.

~ Practical supsort and guidance to aic working from home

includirg early ide-tification and sourcing of eguipment, test

days to ensure systems worked remaotely, cyber security trainrg,
ongoing technizal support and grants for home equipment.
Mental and physical health pricrit'sed with risk ¢-ofii g and regular
contact to support wellbe'ng. Social initiatives implerented to
combat isolation and boost morale.

Flexibility and staff autonomy promoted and training providec on
managing teams remotely with support and guidarce from HR.
Succession planning in place. Regular review of workloads.

Cur customers

~ We offered our porticlio and skills to the N=S response, with
vagant space for respiratory care, land for staff car parking and
tempaorary reconfigurations be"wg put into action.

Careful practical guidance and support “o occupiers.

Payment plans agreed with minority of debtors,

List of approved back up suppliers used to continue to provide
SEMVICE NeCessary.

Technology used 1o source and complete projects remotely.

Our suppliers

We've worked closely wth our suppliers and contractors,
suppaorting them to priantise the hezlth of t-eir teams amd to apply
best practice guidance for construction and essential building
works at this time.

Prompt payment of invoices to aid supplier cash flow.

Support provided to contractars to wark safely on site and when
visiting premises. Regular contact raintained to identify issues
and provide suppert and aid remabilisation. Remote meet' rgs/
inspections. Technology emoloyes 1o agvance schemas,

Our financial stability and operations

Continying with e-invo'zing and care®ul monitoring of debtors
with escalstion process.

Costs carefully monitored anc advice sought as appropriate,
with enhanced authorisation procedure for payments introduced.
Negative valuation movement modelled ta ensure headroom

in LTV,

Microsoft Teams introduced to pramote safe communication.
Regqular updates and guidance.

Alte-native marketing avenues embraced.

Teams video conferencirg successfully used for toard meetings
with an extra board meeting held to specifically consider
COVID-19. Regular updates from managerent.

See Principal risks ang uncertainties page 54
See Viabilty stalement pags 66 P
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CEO statement

Social impact at
the heart of
Assura’s strategy

Jonathan Murphy
CEQ

Image removed
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WwWith the cutbreak of
COVIDA9, the importance
of the NHS to our society
has never been more
apparent.

Assura has worked closely with the NHS znd
our GP partners since the anset of the crisis,
to make sJre we can hest support the health
scrvice while also ‘ocusing on tre safety and
wellbeing of our collezgues, occupiers and
their patients.

AssJra has always been “ocused on fulfilling
cur purpose of creating cutstandirg spaces
that best support the health services in

all of aur communit’es, and we are proud
of what we Fave acrieved aver the years,
Over the course of the last financial year
we have baen reflocting an this purpose,
and have assessed owr strateqy T0 sae
where we can make a greater contribution
to society. Fellowing this evaluation, we

are placing our social performance at the
heart of our strategy, and launching 3 plan
to make Assurz the UK's leading listed
property business for long-term social
impact. Our sixbysix ambition - that by
2024 six million people will have benefitted
from improvaements to and through cu-
healtheare builzings - aims to rmaximise our
contribution 1o seciety whilst minimising
our impact on the environment. Tne plan
takes into azcount the many different
elements of our business: our cuildirgs,

our people, our operatians, our iNvestors,
and our communities.

As an initial stez "1 achieving this objective,
we were delighted to announce this year
the launch of the Assura Comrmunity Fund,
with an initial funding of £2.5 million from
our recent successful equity raise. Th's will
work to support the charities, voluntary
organisations and community groups
working across the UK around Assura's
healtheare bullaimgs, Lo support healthier
communitics for the public benelil,

The intention to become the UK's leading
listed property busiress for long-term
social impact is both exciting and
ambiticus. It builds on the already strong
foundations of the wider business ard

the impact our buldings can have on our
communities. The current pandemic has
only reemphasised to us the importance
and clear relevance of our ambiticns., | ook
forward to updating you on our progress.

Strategic report Governance

Financial and operational performance
Assura's business and cur ability to
continue to deliver an our curpose to
create culstanding spaces for hezlt-
services in our comrunities is built or

the reliability and rasilience of our cash
flows. Our resilience is built on the strong
foundations of our lang-term, secure casn
flows - even n these most challenging of
c'roumstances we have ~eta’ ned our normal
patterns of cash collection — supported by
aweighted average unexored lease term
o’ 11.7 years and a strong financial position
{zemonstrated oy our A- credit rating from
Fitch Rat'~gs Lta).

While reraini~g resilient, Assura has
consistantly demonstrated an ability to
identify and secure new opportunities for
growth, building an our market leading
cepabilities to manage, invest ans develop
oLtstanding spaces for health services
oLr communities.

We have continued our strong track record
of investing in new properties, completing
28 acquisitions for a total consideration

of £119 million. Ou- investrent team
continues to leverage the relationships

weo have wilh existing tenants to ‘dentify
new opportunitics, as well as analysing our
nbespoke database which contains detals
on all the medical centres in the UK.

The design of modern fit-for-purpose GP
surgeries has always been a cornerstone

of our development act vities and we

have delivered aver £40C millicn of new
developments and improvements to
existing properties over 17 years, with circa
£100 million of that provided in the last trree
years. Qur developmen: capaoility was
further strengthened "1 May 2019 wnen we
completed acquisition of the development
pipeline and team of GPI, one of the leading
developers in prrrary care for the last 25
years. Tneir experienced team and strong
oipeline were a welcome addition to the
AssUra propesit'on, helping us achieve one
of the most successful years in our history,
with four schemes completad in the year
and a furthe- 15 on site at the year-end.

Financal s=atements

While remaining
resilient, Assura
has consistently
demoenstrated an
ability to identify
and secure new
opportunities

for growth

addtional information

Image removed

Image remaved

Image removed

Stow Surgery
Formally openad in
December 2016, by
Countryfile presenter,
Adarn Henson

Loge removed
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CEO statement continued

AssUra has a high-qualty portiolio of 574
properties, which has been meticulously
assembled over the course of our 17-year
history, This is an essential part of our growtn
strategy as we carefully review every asset
for opportun'ties to enhance its lifetime
cash flows and impact on the community.
Reflecting the impartance of this activity,
we have now set total contracted rental
income as a <ey strategic KPL Tris metric

is a combination of our passing rent rall and
lease length, and is an effective meas_re

of our zhility te both grow and extend our
cash flows for the lang-term. it captures
the crucial value-enhanci~g activity of our
portfolio manzgement teams as they agree
reni reviews, complete lease re-gears,

let vacant space and undertake phys cal
extensions. This year, the team completed
294 rent reviews, 32 leasc -e-gears and

15 new tenancies for oLr vacant space.

This has enabled us to increase our total
contracted rertal income to £1.4 bill'on and,
far the second half of the year, increase our
weighted average unexpired lease term
which stards at 11.7 years.

The comb nation of these elements has
enabled us to continue our strong track
record of growth year-cn-year. Our portfolio
value has increased by 8% to £21 billion and
oLr passing rent roll is up 6% to £10% million.
Our EFRA earnings have increased by 6%

to £67 5 million and cn a per share basis,
th's translates to a 4% growth in EPRAEPS
to 2.8 pence per snara, Taking into account
valuation movements, cur net profit is

£78.9 million or 3.3 pence per share.

Finally, we announced last year that we
would review our dividend level annually,
in line with our annual results. Today we
announce a 1.9% ircrease in the quarterly
dividend payment to 0.71 pence w'th effect
from the July 2020 payment.

Assura outlook

Assura's success, and its future strategy,

is built on our complementary offer of
investment, developmert and manzgement
of prem'ses to our clients. This multi-faceed
appreach enables us to batter understand
the requirements of cur customers and
anticipate their future needs. This year we
have demonstrated the efectivenass of this
madel, and the resiience of gur business ta
extreme economic shocks, Howeaver, the real
test will be cur ability to sustain and support
th's growth for the long-torm.

We enter the new financial year with 2
strong immediate pipeline. In development,
we are on §1e at 15 sites with a gross
development spend of £8° million, an

immeadiate pipeline of £77 million of
developmaonl opportunitics that are
expected to commence wthin tre next
12 manths, and an exiended pipeline

of £199 million of further opportunities
where Assura is the exclusive partner.
Acquisition opportunities in legal hands
total £67 mllion and we have £17 million
of asset enhancement capital prajects in
the immediate pipelne,

We continue to use aur market knowledge
and long-estaclished relationships to source
new opportunities acress both investment
and develapment, whle also continually
reviewing our existing portfolio for value
enhancemert initizt'ves, This gives us
continved confidence in our future growth
wlans, although constructing new medical
centres anc imgoroving those we already
own trrough modified working approaches
means the inevitable delays to some
projects as a result of COVIDA9,

In order to fund our future growth plans and
to support our strong financial position, we
comgleted an equity raise on 7 April 2020

to raise gross proceads of £185 million.

In addidion, in May 2020 we have renewed
aur c.rrent revolving credit facility with

3 cansortium o four banks for maturity

in Novemier 2024, [his finanzial strength
further underpirs our future crowtn prospects,

Market outlook

Healthcae provision in the UK has been
transfarmed in recent weeks, as the NHS nas
respondes to the requirements of gealing
with a pandemic. The short-term focus
on acute care has res.ited in a dramatic
drop-offin A&E attendance and most
primary care provision is currently being
dalivered remately. This is not sustainable
in the long-term, and the backlog in non-
COVID-19 treatments will clearly need to
be addressed.

In addition, it is likely that the sdoption of
technology will accelerate and there will be
a greatar openress to new ways of waorking

and cooperation oetween primary and acute

care, as providers look to shift more services
away from hospitals. These emerging trends

will enly further highlight the urgent need for

investment in primary care infrastructure.

As we emerge from this crisis, the NHS and
its funding necds will be at the forefront of
high-level discussions n Waestminster and

beyond. It is possible that healtheare funding

will increase again in the near future, and
ensuring that there is sufficient capacty to
support this will likely become a key priority
for the NHS.
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Howevar, the nature o7 its buildings in terms
of design, sustainability, built-in technalogy,
and lexibility will all need Lo be enhanced.
Assura has a proua track record of innovation
in primary care building design. This year,
we have devealoped the UK's first medical
centre built on cognitive supportive aesign
prociples, with 3 plan to adopt these
prirciples acress our estate in the future.
We have continued to develep innovative
approaches to the sustainability of our
buildings, and we recently launched our
2030 health and welloeing concent.

As the scale and nature of these evolving
requirements become clearer, we are
ideally placed to support the needs of

the NHS. Assura has the financial strength,
innovative whearewithal anc necessary skills
to meet these challenges. Despite the
unprecedented level of uncertainty at

the current time, we will cantinue to look
forward to the future with corfiderce in
Assura’s prospects.

Jonathan Murphy
CEQ



Case study

A sweet
solution

Our landmark primary care centre project
with the Bournville Village Trust is the fourth
and final stage of the £50 million College
Green care village and will bring together
GPs witn ¢linical pharmzaists, social
prescripers, physiotherapists, physician's
associates and commun'ty paramedics.

"We take our role as a place-shaper seriously
and are always seeking ways 1o work in
partnership with athers 1o ensure tho
communities we scrve have the services and
faciities they need to tarive.

"We have been proud 1o wark closely w'th
the NS, which consulted with patients on
the merger of the surgeries, to ‘dentify and
bring about the best health and welloeing
centre possible and are now working

with Assura who have impressed us with
their excelient values and fantastic track
record of delivering seme of the UK's bast
GP surgeries.”

David Robinson, Director of Finance
at Bournville Village Trust

Excellent

On track for BREEAM rating of

5

Surgeries merging into one bullding

16,000

Patients served

Strategic report

Covermnance

Financial statements

azditonal information

Image remaved

Image remaved

Image removed

Image remaved

Image remaoved
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Our market

Image remaoved

As our population grows and ages, and 2s
we live longer with more complex health
conditions, demand for investment in health
infrastructure continues to increase.

Changing
demographics

— We are living longer and with more
comolex, long-term conditions.

— Thera are nearly 12 miliion peosle
aged 65 and above in the UK, of which
1.4 rrilion are 85 or clder (ONS).

— The 82+ age group — the group wth
the highest GP corsultation rate —
is the fastest growirg (ONS, Hobkbs et
al 2016).

- GPpractices in England delivered 312m
appointmentsin totalin 2019 - up 2.8m
fram tha previous year (NHS Digital).

- O-e million ceople will have dementia
by 2025, and this figure will noucle
by 2050,

of the UK populat’'cn are 65
and nbove

8o+

is the lastest-growirg
3ge grous
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Infrastructure unfit

for purpose

- Many prireary care le\qus are
toa old, too small and don't meaet
accessibility requirements.

- 80% of GP practices say the * premises
will not be fit to cape with future
growth {The BMA],

~ "58% of patients responding said that
there was not enowgh space to allow
reasonable crivacy (The Patierts
Association, 2079).

- The health and care system in England
is responsible for an estimated 4-5%
of the country's carbon foctprrt (For a
Greener NHS Campaian, NHS England).

80%

of GP practices nat fit to cope with
future growth

of patients say there is not
e1ough space

Lack of investment
and capital

~ Primary are has more revenue funding
under the Long Tern Plan, buk capital
options remain [rited.

- £850m committed to 20 hospital
upgrade projects: Brimary care not
yet allocatea.

- 201516 - 2019/20 tstates and
Technology rond complete, and was
heavily oversubscribed,

- The long-term economic recavery “rom
COVID-19 means added pressure on all
governTent investment, including that
for the NHS estate,

£850m

committed to 20 hospial
upgrade projects



Strategic report

Covernance:

Finanmal stazements Anditional i~formation

Image remaved

Government

P

olicy

Easier access to mare services in
primary care.

Intagration of health services.

New nomes need health infrastr, cture,
UK to reach net zero greenhouse gas
emissions by 2050.

"Thare will be more GFs, nurses

and 20,000 aaditional pharmacists,
physiotherapists, paramedics,
physician assocates and social
prescribing Ik warkers worang in
primary carg" (NHS Long Term Plan).
Ambition to ce bulding 300,000
hores a year by the mid-2020s

- 2020 focus on the need to tackle

loneliness through place-strergthening
community inirastructure (DBCMS).

300,000

new homes planned to be built by
the mid-2020s

20.000

additional healthcare professionals
waorking in primary care

What does this mean

for Assura?

wWe understand the health
needs of our communities,
the challenges the
healthcare system faces
and the role we play in
helping the NHS deliver
the Long Term Plan.

We are always lcoking
ahead to ensure our
buildings have longevity
and can evolve with the
changing needs of
healthcare professionals
and patients.

We understand the
responsibility we have

to future generations.
We are playing our part
in the journey to net zero
carbon through our work
to create vital community
infrastructure.

We believe our
contribution to improving
health in the communities
we work in can go far
beyond our buildings.
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Qur strategy

The primary healthcare property sector

s subject to strong growth in underlying
demand and Assura holds a leading position
in this distinct market.

Our purpose is to create outstanding
spaces for health services in our
communities. We aim to generate long-
term value for all of our stakeholders through
oroviding high guality facilities for our
occupiars, growing financial returns for our
shareholders and aiming to be the UK's
number one listed property pusiness for
long-term social impact.

Our strategic priorities are how we focus
our activities to achieve these aims. We
have included alongside cur strategic
priorities now our social iImpact strategy
targets, many of which we will report
against for the first time from March 2021,
link with our existing strategic priorities,
helping us to deliver long-term value for
all of our stakeholders.

See our market page 24
See Social Impact strategy KPIs page 30 9
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Strategic report C30vernance Finanoial statermerts Aaditional irforms=icn

To deliver this, we
have focused on five
strategic priorities:

1. Leveraging our financial
strength

To invest in our portfolio,
making each ¢ invested
work harder aiming to
generate secure, growing
returns for investors.

2. Quality of buildings

To develop buildings
which serve everyone who
uses them, and which are
fit for the future,

Image removed

3. Quality of service

To deliver on the promises
we make to existing and
prospective occupiers and
the communities our
buildings serve.,

4, People

To attract, retain and
develop our high quality,
specialist team.

5. Long-term relationships
To build long-term
relationships that benefit
all of our stakeholders.
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Our strategy continued

1. Leveraging ovur financial strength

To invast in our portiolio, making

each € invested work harder
aiming to generate secure,
growing returns for investors.

2020 priorit priotities

- Rertal growth from
rent reviews, to grow
recuring @arnirgs

- Maintain FPRA Cost Ratio

- Maintain invasirant
grade rating

KPIs )
Growing, fully covered dividend
EPRA Cost Ratio

EPRAEPS & EPRA NAV

Total Property Return and ~otal
Shareholder Retun

Total Accounting Return

Rental growzh from rent reviews

2020 actions & progress

- Rertal growth of 1.8%
achissved from rent reviews

- 15 developments on site and
immediate pipeling of 18
further schemes

- A investment grade
razing reiteraled by Fich
and £107 million new
facilities secured

- EPRA Cost Ratio maintained
at12.6%

- Fully covered dividend
increase for seventh
consecutive year

- 32 lease re-gears corpleted
adding £32 millon to total
contracted rental income

Social impact KPls
Assura Community Funa reach
EPC ratings of o.r portfola
Net ze-o carbon developments

2021 prmrmes
- Driving rental growth from
rent reviews, 1o grow
recuring earnings and
contracted rental income
- Maintain FPRA Cost Ratio
below 13%, excluding
craritacle donations
Maintain invastment grade
razing of A-
- Exploring ESG ard
sustainabTty-I'nked deot
financing optons

Risks

Reguction i~ investor demand
Failure to communicate
Reduction in availability and for
increase in cost of finarce
Failure to maintain capital
structure and gearing
Undarperformance of assets

2. Quality of buildings

To develop bulangs that serve
sl relevant stakeholders ard are
fit for the future =f healthcare.

2020 priarities

- Bespoke desigrs,
incorporating aspects
of sustainability agenda
(including dementia riendly)

- BREEAM - aim for Qutstanding
(K& -~ Very Good)

- Develop sustainable solutions

- EPZ Ratings - achieve
at least B on completed
developments and review our
existing portfclio

2020 actions & progress

- Immediate and extended
dovelopment pipel re
hoasted by acqu'sition of
pipeline and team of primary
care developer GPI

- Completed developments hit
BREEAM 21d EPC targets

- Cinderiord development
first medical centre in the
cauntry to be certified as
demerua friendly

- 2030 health and welloeing
concent lsunched

KPls
Developments on site

Occupier covenant and WALLT
Rental grows:h from rent reviews

Social impact KPIs
BREEAM rating on
completed developments

EPC ratings of our portfolia

Net zerc carbon develocments

2071 priorities

- Rolling our coanitive des'gn
oringciples across on site anc
immadicte pipcling schemos
whera nossibile

- Identifying and delivering Lthe
first development that is ~el
zere carbon for constructior
and operation

- Continue to develop
sustainanla solutions

- Begin rollout of EPC rating
improvements across
existing portfoho

Risks
Changes to government paicy
Development overspend
Undarperformance of assets

See Qur KPls page 30

Seo Principal risks and uncertainties page 54 >
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Strategic report

Grvernance

Finanesal statame-ts

Additonal information

3. Quality of service

To deliver on the prormses

we rrake 1o existing and
proscective cocuciers ana the
communitiez cur bu'ld rgs serve,

2020 priorities

— Warang witn Sur 0CCupiers to

advance assat enhance—eant
opnortunities therughoot
the portialo

- Complate dovelopments an
s€ and convert immeadiate
pipeling to on site

KPls
Occucier covenant and WAULT
Qccunier satisfaction surveys
Developments completed
Growta in rent roll

2020 actions & progress

- Four developments
completes dusing the year

- 28 pracorhios zequired ana
sucaesstolly intcgrated by our
portfols management toam

- Six asset enhancement
projects corpleted ar
underway and 3z re-
gears completed

- Continued srong results
fro~ our occupler
satisfaciion servey

2021 priorities

Advance the asset
enhantemean:
cpportunitics trrougnout
the: portfol'o, delverng
sosteinabilily improvements
Camplele dovelopmants on
ste and conversimmediate
pipeline to on site

Begin rollout of smart meters
across existing sort'clio

and review current enargy
putchase arrangoments
Fstablish Assurz

Commonity Fund

Social impact KPls
Renewably sourced energy
Smart meter coverage
Developments containirg
community space

Assura Community Fund reach

Risks

Changes to goverrment pclicy
Campetitor threa

Staff dependeancy
Underperformance of assats

4, People

o atlract, retair andd develop
our high gquality, specialist team.

2020 Friorities

- Continue witn staff survey

- Establish staff groves to
engage on mprovements or
any areas identified by the
s:aff survey

2020 actions & B}ogress
- 91% response rate to
staff survey, achieving
Best Companies 1 star
award accreditat’an
- 23% of staff now work flaxibly
or part-time

2021 priorities

Support employee wellbeing
Cantinue witn flexiole
waorking calture

Further improvements to
diversity and inclusion

KPls
Staff satisfaction suvey

Social impa&ﬁﬁié---
Staff volunteering
Assura Community Fund reach

Essential travel carbon offsett’ ng

Risks
Staff dependency

5. Long-term relationships

To build long-tere
relationships that benefit all of
oJr stakeholders.

- Wardng with our cccupiets ta

advance asset enhanceTent
opportunities trougkout
the portfolio

- War<ing with our sucpliers to
innovate in techrologies and
methods of construction

- Continue o focus on bulzing
long-term relazionships with
all stakeholders, incl.ding
local authorities, gavernment,
The Patients Association, GP
collaboratives, NHS Trusts,
developers and social groups

2020 actions & progress

- Six asset enhancement
projects corpleted
or underway

- Appointmen: of Head of
Strategic Partnerships to
erhance relationships with
NHS Trusts, local zuthorities
and GP collaboratives.

- Netherfield development
incorporates innovative
interior design ircluding a
diagrost’c pod, interactive
child fearning centre and
space for social crescrcing
group activities.

20 priorities

Advance the asset
enhancemen:

opportunities tn-oughout

the portfolio, delivering
sustzinability imp-ocvemenzs
Review our supoly chain
processes to ensure we share
the same social impact values
Davelop our offering for

NHS Trusts, local authorities
and G® collaporatives in

a primary care setting
Establish Assu-a

Community Fund

KPIs

Occupier satisfaction surveys
Growth ir rent roll
Developments on sita

Social i?ﬁpact KPIs

Supplier conduct code
Contractor locality

Assura Communy Fund reach

Risks

Changes in government policy
Competitor threat
Underperforrance of assets

Sez Qur K35 page 30)

See Principal risks and uncertainties page 569
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Our key performance indicators

Assura is one of the UK's leading
healthcare REITs. In order to sustain this
position, we need to demonstrate that
we can consistently outperform over
time. To measure ourselves against this
objective we have a wide range of key
performance indicators ("KPIs").

These can be distilled into three areas,
all of which link back to our strategic
priorities and form the basis for how our
executive management team is judged
and rewarded: firstly, the financial
performance of the business which
measures the returns we generate for
shareholders; secondly, the portfolio
metrics which measure the quality of
the portfolio and cur development
activities; and lastly, our non-financial
metrics which measure cur impact on
stakeholders of our business.

These KPIs are reflected in both the
short-term (annual bonus details on
page 94) and long-term management
incentive schemes (linked to TSR and
growth in EPRA EPS over a three-year
period, further details on page 95).

Certain of these measures are considered

Alternative Performance Measures
{calculations or references provided
where appropriate) which, as explained
in the CFO review, are provided to help
provide relevant information to
understand how our business

is performing.
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Cur social impact

As detailed on page 14, our social impact
strateqay includas a namber of targets

and pledges that we zim to achieve by
2026, We are developing ou” KPls and
frorm March 2021 will include baselines and
progress against the following metrics that
will be used to track our prograss aganst
the pledges:

- Assura Commun'ty Fund reach - total
fundraising achieved, amoun: distribLted
to heslth-improving prejects and people
reached by projects supported

- EPC ratings of our partfolio — proportion of
partfoliz buldirgs that have an EPC rating
of B or better, or have been improved by
at least two rating bands

- Net zero carbon developments —
Proportion of new gevelopments with
a net zero carbon rating for construction
and operat'an (aloeit we would expect
this to be a3 low preportion in the initial
years as the plan is in its early stages)

- Developments contain'ng community
space ~ proportion of on site
developments that will incorporate
a space for community sessional use

- Renewably saurced energy - proportion
of the cnergy purchased by Assu-a that
is frem renewsble sources

— Smarl meter coverage - proportior of
portfolic that has smar: meters installed
and data on usage for occupiers

- Supplier conduct code - propartion of
suppliers _sed that have certified to us
they are compiliant with our sucplier
conduct code

- Staff volunteering - proportion of team
members undertaking volunteering
acuvities in acdition to their paid work

We also plan to repert on contractor locality
{i.e. the proportion of jobs completed

by people based within 25 miles of the
property) and caroon offsetting in respect of
essential business travel, although we expect
to report these commencing in the 2021/22
financial year.



Strategic report Gowrnance Firane al stavements addinonsticformztion
Financial KPIs
EPRA EPS
Strategic priority Performance - Target
leveraging cur fimancial strength 2018 2017 2018 2019 2020 Grow
Definition . Commentary '
See Note 4 to the accownts EPRAEPS orovides an inz'cation of the recurring profits of the Grovo. We have grown the
EPRA EPS -~ the year through growth in rental incere f-om our properties, whist carafully
mzanaging o.rinterest costs and maintaining our EPRA Cost Rzlic
Diluted EPRA NAV
Strategic priority Perfarmance - o Target
Leveraging our “~anaial strergth 2014 2017 2018 2019 2020 Grow
Definition - Commentary o T -
See Note /1o the accounts FPRA NAV shows the net accounting value of cur asscts and habilities, adjusted in
accordance with the widely used FPRA guidelines for the real estate inaustry. As 2 Ri 1]
with a high dividend pay cut ratic, movenents in our CPRA NAV prnarily are atributed
to asset revaluztions.
EPRA Cost Ratio
Strategic ;:!riority Performance - Target
Leveraging our financial strength 2015 2017 2018 2019 2020 Maintain
fo) o) o, Q or
16.5%  137%  13.0%  12.5%  12.6% o
Definition N Commentary o T
Sae page 65 CPRA Cost Ratio is the operating efliciency of our model, bring tne costs incurred as a
propartion of rental income. During the yoar we have maintaines the CPRA Cost Ratio,
The portfolio has grown curing the period and the corresponding increase ir costs reflects
the investment we have made during the year in growing the development team, boosting
our in-1ouse capabily to deliver our growing developmert pipeline.
Total Property Return
Strategic priority o Performance o - Target
Leveraging our ‘inancial strength 2018 2017 2018 2016 2020 Maintain
a p
8.9% ?.7% ?./% 5.9% 5.3% orgrow
Definition . Commentary ) long
Net rertal incomea plus Total Property Return measuras our success in choosing the right investments and managing tarm
revalustion, divided by opening these assets over time. The return is made up of two components - the income retum
property assets plus additions. fwh'ch has remained broadly consistent with previoas years) and any valuation movemert
See Glossary twh'ch has remained positive, albet to a lower level than previous years with lower aositive
maovement in valuation yields).
Total Accounting Return
Strategic priority Performance h Target
Leveraging our firarcial strength 2016 2017 2018 2019 2020 Maintain
7.2% 2.0%  N0%  68%  6.3% or 3
Definition Commentary ..__. T ST long
Movement on EPRA NAY plus Total Accounting Seturn meaasures the returns we Fave delivered to shareholders in the term
dividends paid, divided oy forms of div'dends paid and the growth in NAV. In the current year, the dividend paid had
opening EPRA NAV. Sea Glossary  again grown compared with the orior year, and whilst the valuation rmovement has remained
positive, the magnitude 15 lower than in previous years reflecting lower positive movements
in valuation yields.
Total Shareholder Return
Strategic pr'lority" o Performance T Target
Leveraging cur financial strength 2016 2017 2018 2019 2020 Maintain
r Qrow
4% 13.2%  68%  1.3% 50.3% g
Definition Commentary ’ - long
Maovement in share price Total Shareholder Return reflects the value of divdends paid and the relative movement term
plus dividends paid, divided of the share price over the year In the current year, the dividend paic had again grown
by opening shares price, cempared with the prior year, although the majority of the TSR Tovemert in tae year reflects
See Glossary share price gains. The s~are price closed the year at 83.5 pence, reflectung a premium of 55%
1o diluted SPRA NAV.
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Our key performance indicators continued

Portfolio metrics

Growth in rent roll

Strategic priority Performance | Target
Long-term relationshics, Qualty  20%4 2017 2018 2019 2020 Positive
of service £8.2m £10.6m £16.6m £11.7m £6.2m
Definition T Commentary o - . _
Increase in rent roll over tre year.  Growth in rent roll is a measure of how we are growing our income which in turn shoula
See Glossary support our dividend policy. [he £6.2 million increase in the current year reflacts acalisitions

and development completions (£5.4 million and £0.7 millian respectively) and rent reviews

(£ 3 mllion), net of disposals (£1.2 villion).
Total contracted rental income
Strateg]c pl‘iUl‘TI‘tWr Bé;ﬁ;rmance 77777 o o T W
Long-terrr relationshups, Guality 2006 2017 2018 2019 2020 Maintain

of Service £0.95bn  £1.05bn  £1.22bn £1.35bn £1.43bn orarew

Definition Commaentary

Total amount of rent to be Tota! contracted rental income is the total amaunt of rent we are due to receive over the
received over the rema’ring remaining term of leases currently in place and committed rent for developments on site.
term of leases currently The passage of time would ses this figure reduce each year, However, the pasitive actions
contracted. See Glossary we have taken in the year, through portfolio additions and asset ennancement activities,

has seen this natural decline be offset to an extent t-at the total contracted rental income
has increased to £1.43 billion,

Rental growth from rent reviews

Strategic priority Perfarmance Target
Leveragng our financ 'l 2016 2017 208 2019 2020 >

strengih, Qualty ofvisinas Doz 1.6% 17% 2.2% 1.8% ator

Definition Commentary

Weightez average annualised Rental growth from rent rev'ews settled in the yesr provides 3 measure of the growth in cur
uplit on rent reviews seftled rent rall, which we waould expect to fiow through o our income and suppart our dividend
dunng the year nalicy. In the current year, we Pave increased the numeaor of rent reviews settled to 296

(178 in pricr yexar). Opon markat reviews gancrated an average uphit of 118% (110% in the
prior year).

WAULT
Strategic priority Performance Target
Quality of Buildings, Quality 2014 2017 2018 2079 2020 Maintain

of service 14.0yrs  13.2yrs  12.6yrs 12.0yrs  11.7yrs or grow

Definition Commentary

Average period until the next Weighted average unexpired lzase torm ("WAULT") provides a measure of the average t'™e
available break clause in cur remaining on the lzases currently in place on our portfolio. The passage of time would see
leases, weighted by rent rall this figure reduce each year. However, the positive actions we have taken in the year, through

portfolio additions and asset ernancement activities, has seen this natural decline be ofset
such that the WALILT has only decreased by 0.3 years.

% of occupier covenant NHS/GPs

Strategic priority Performance o 77 Target
Quality of Buildings, Quality 2016 2017 20°8 2079 2020 Maintsin

o senvice 87% 86% 84% 85% 85% ordrew

Definition mmentary

Proportion of aur rent roll The tenant cavenant provides an indication o the security of our rental income, reflecting
that 's paid directly by GPs cr how much is paid directly by GPs or the NHS. The figure has remained at 85%, reflecting that
NHS bodies portfolio additions have a tenant mix that is consistert with cur existing portfalio.
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Portfolio metrics continued

Developments completed

Strategic priority Performance Target
Qualty of Service 2016 2017 2018 2019 2020 Maintain
/4 2 é 3 4 Or grony
£16.4m £15.8m §£51.5m £18.7m 14.8m
Definition ) - Commentan't' ’ — T R -
Nurnier a~d total cost of Davelopments comoleted give an indication of how we are moving schemes from
developments that resched the pipeline through to our portfolic. Sigures guoted represent the total cost of the
vractical completion dur'~g schemes. We have seen momenturm growing in the NHS approval of new medical cerntre
the year davelopments over Lhe past 18 mantns, wn.ch will flow through iato comeletians following
the nula period whicn is norrally between "4 and 18 maaths for cach scheme. We are
currently expecting 12 of the 15 on site dovelspments 1o complete in the next financial yezr,
Developments on site
Strategic priority ~ 777 Performance -~ - Target
Quality of Service 2014 2017 2018 2019 2020 Maintain
0 b 5 1 15 or grow
£13.5m £31.0m £23.6m $A8.6m £80.5m
Definition E:—r;mmentary - - 7
Nurmber and expected cast of Developments on site give a meascre of cur suzcess in maving opparunities from our
developments that are carrertly  pipeline through to live schemes. Figures guoted represent the total cost of the schemes.
in the course of constructicn Eighl schemes have moved to cn site during the year, giving us a Total of 15 at year erd.
In addition we have 3 strong immediate pipefine of 18 schemes (estimated cost £77 million!
which we would hope to be on site in the next 12 months.
Non-financial KPIs
BREEAM rating "Very Good" or better on completed developments
Strategic priority Performance T ) o Target
Quality of BLildings 2014 2017 208 2019 2020 100%
100% 100% 1009% 100% 100%
ﬁﬁn’i;ﬂ:‘n’w o Commentary - - e T o
Sum of completed BREEAM s the world's foremast environmental assessment method and rating for buildings,
developments achieving the and sets the standard for cest practice in sustainable building design, construction and
BREEAY ce-tified rating of operation. Strong pedformance against this measure demonstrates ocur commitment to
“Vey Good" or better building sustainable buildings that improve the local infrastructure. All developmenis
completes during the year achieved our BREEAM target.
Average EPC rating on completed developments
g;ﬁ?égic priority Performance — T - Target
Quality of Buildings 2016 201/ 2018 2019 2070 A
B A B A A
Definition Commentary e o -
The sum of certified EPC scores An Energy Performance Certicate ("EPC") gives a building a rating far energy eficency.
on comrpleted schemes, divded  Strong perfermance against this measure demenstrates our commitment to building
by the number of completed sustainable buildings that improve the local infrastructure. Three of the schemes completed
schemes and applied to the EPC  in the yea- achieved a rating of A, with the remaining scheme obtaining 2 B.
scoring bands
Occupier satisfaction survey
Strategic priority Performance o B Target
Long-term relationships, Quality 2016 2017 208 2019 2020 >90%

of Services 20% 95% 96% Q5% 91%

Definition Commentary

Propertion of completed The satisfact:an of the tenants ir our buildings is a crucial benchmark of the cuality of
occupicr satisfaction service that we provide. The score obtained from our te~ant satisfaction survey again
surveys that woule consicer indicates that our tenants value hav' g Assura as a landlord and would recommend us
recommending us as a landlorg Lo prospective tenants.

Lo others
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Our business model

We are a listed UK real estate investment

trust ("REIT") specialising in the development

of, investment in and management of a
portfolio of primary care, diagnostic and

treatment buildings across the UK.

We are guided by our purpose - to create
outstanding spaces for health services in our

communities,

Read more on pages 2-15 P

Our strategy and social
impact ambition

We aim to generate long-
term value for all ot cur
stakeholders through
providing high quality
facilities for our occupiers,
growing financial returns
for our shareholders and
aiming to be the UK's
number one listed
property business for
long-term social impact.

Read rrore on page 26 Y

3L Assura ple Annuz| Report and Accounts 2020

Ovur Values

Inhovation
Expertise
Being genuine
Collaboration
Passion

How we work

We champion new ideas and
we're open minded

We do what we say we will
We don't give up
We strive for excellence

We listen to, learn fram and
encourage others

Image removed
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How we do it
Image removed Our unique offering

We are unique in offering
our occupiers (mainly

GPs and other primary
healthcare professionals)

a full property service;

we develop new buildings,
invest in high-guality
existing buildings, look
after and enhance our
portfolio (manage), and
ultimately, own them for
the long-term. >
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Our business model continued

Our reputation for being
sector experts

We are the partne- of chinice with Tare
than 0% of respondents to cur annwal
occupler survey saying they would consider
recommending Assura Lo others.

Operating within a market that supports

the NHS means we have a responsibility

not just to neet cutrent NHS specifications
for buildings, bul also to advance the
sustainab Tty agendz to ensure buildings are
fit for the NYIS's future needs and to satisly
District Valuers (responsible for agreeing
rents on new Gild developments and rent
reviews) that our developments represent
value for money.

We have a highly knowledgeable

and experienced in-house team of
surveyors and external expert partners in
architecture, sustainabilizy and construction,
Qur tear across development, investment,
manacement and external experts work
closely with each other and cur occupiers.

Qur secure, stable
occupier base

We have a secure, long-term rental income
strearn from our stable occupier base made
up mainly up GPs and NHS bodies who
benefit from government reimbursement
of thei” rent. Qur typical lzases are 21+
years in length, giving us strong visibility

of future income. Our internally managed
structure provides & highly scalable rmodel
and gives us direct relationships with our
aocupiers. This enables us to be responsive
Lo therr evolving reeds and to provide
innovative solutions,

Image rermoved

Our carefully managed
balance sheet

The cantinuad support of our shareholders
and lenders is ¢rucial to funding future
growth in our portfclio. We generally borrow
on an unsecured basis (which we believe
gives us access to a larger range of funding
optiors) witr a loan-to-value that 's currently
sub-40% with a policy thar allows us to reach
the: range 40-50% should the need arise.

As we qrow, so the benefits of scale will
accrue 1o shareholders and drive our
progressive dividerd paolicy.

We get a long, secure
income stream at a return
on cost that reflects the
relatively low development
risk we take on.

{mage removed

Image removed

Image removed

21 vyears

length of typical lease

40-50%

1TV range should the need arise
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BPF futures challenge
Portfolio Manager Jess was
part of the winning team

On site development
St | eonards-on-Sea

Site visits

Lauren, ane of our portfolio
assel asaistants out on site
at Sauth Bar House

Logo removed




Growing our portfolio

We use two approzches to growing our
praperty portfolio) we develop prope-ties
fro~ scratch and we invest in ex'sting high-
qual iy properties owned by othars.

Development

Cur team o develepment managers work
with existing aro crospective GP accupiers
to design ana delver bespoke new
medical centres that meet the reeds of the
communities they serva.

The czcupiers and patients benefit from
our strong relaticnships with our expert
nealthcare pattners, with whom we wark
to incorporate the latest sustainas ity and
das’'cainnovacions.

A development anly maoves on site wher
cveryone is agreed that the project is the
n'ghast quality and value for money; the
District Valuer agrees tne rent, the GPs sign
an agreerent for lease and our third party
ouilding contrector partners sign fixed
once contracts.

We gat a lang, secure income sireaT at
a return on cost that oflects the relatively
low developmeant ris<we take on, and

a bulding that showeases our ahility to
delver sustainable solutions that benefits
all stakeholders.

Image removed

Strategic report Governance

Investment

Cur investment team identify opoortonites
to add existing buildings to our cot’olio,
whether through a competitive bidding
process or an off-market opportunity
benefiting from cur reputation as a landlord
that wns and operates buildings 25 a lang-
term pariner to the GP customer.

Our knowladge of the sector, besnoke
database covenng all primary hesltacare
properties in the couniry, our reputation

as alandlora and oor long-standing
relationships g've us strang credantials
when sourcing oppoartunities and speaking
to crospective cccupiers, who are often the
same people that are selling their ouilding.

The investment Drocess considers rumercus
criteria including the qualty o' the buila'ng,
environmental impact and physical

climate change risk, asset enhancement
ocportunit'es and returns but the key factor
is tne importance of the builzing toits lozal
health economy —i.e. is this building the
right solution for that community in the

long term.

Finans al stataments Additional i~formatinn

Managing our portfolio

Our portfol o mansgement team looks after
the needs of the accuriers in our existing
bulla'ngs. This covers 3 range o of'erings:
leaze renewals, extensions or refurbishments,
maraging building costs or simply sharing
their experience w'th an occugcier that wants
ass'stance fixing a nroblem.

Errancing the building through extensicn
or refurbishmert benefits the G7s and the
patients as wall as allowing us > extens
lhe lezse through a regear Our social
impact strategy incluces measures to
ensure these initiatives irclude sustainaoility
improvemaeants, reducing both the imipact
of the cuilding an the environment and
hopefully reducing the running costs for
the occupiers,

The portfol'c management team also liaise
with the District Valuer in settling rent
reviews, making sure tne rents 2n our lezses
are at the latest open market rates.

Image removed

Heysham Primary
Image removed Care Centre
Left

Pinfold Surgery
Top right

Agpen Centre
41 Bottorn right
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Our impact

Our purpose

to create outstanding spaces for
health services in our communities,
demands strong and sustainable
relationships with a huge range of
people. In this section, we look at
the way we work with our key
stakeholders, how we listen to their
ideas, concerns and challenges and
the impact we've had this year.
These groups are fundamental to
delivering success: engagement
and collaboration with them is what
aliows for innovation, sparks passion
in every place and allows us to
further build our expertise.

Image removed
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QUr CUSTOMETS seevigeind

Method of engagement

Through:

- cxisting lea~ relaticnsnips

- dazicated ocousier
commenicet’ on chan-els

- publc affzirs seuvities

- nztiznzl organisation andg
charity partnershios,

Issues raised

- Vitsl plilding improvements
and reclacements

- Making sure build’ ~g design, improverment
and replacement works rescond to
NHS needs
Making it eas'er to snare feedhac<

- Responding to chang'ng N—§ lardscaps
COVID-19-related building needs
and recuests

6UI’ IESPODSE

- Projects to imorove space for oncogiars n
a number of l2cations

- Lzunch of onfine reporung for ma ntenarce
gueries, daedicated occapier cloctronic
magazine ("ezine"}, online and inrstan:
feedback opticns

- New Facilities Manzge~ent Team b.ilt 1o
further improve customer servce
Bespoke events to aform Primary Care
Network thinking on estates

— 2030 ~ealih and wellbeing centre of the
future thought lcaderskin campa gn

- Moving guickly to support occun’ors as
COVID-19 took hold, from putting vacart
space inle emergency use to easuring urgest
works could be comuoleted sa‘ely

QUF CommUﬂltleS Ses page 42 P

Method of engage;é;
Through:

- local Patient Particinat on Groups

- national patient organisations

- local consultations

- wiz counzils and MPs an specific issues
- thraugh our community grant-giving.

Issues raised -

- Accessipility of madical centre buildings,
role of design and physical environment
in patient experiences

- New development scheres and their
impact on communities

- Car parking at medical centras

- Azcess to charity funding

Our response

- Comm.nity consultation and use of feednari
on new schemes and car parking

- Projects to inform buildirg design and to
gather patient feedback commissioned from
Oimensions and The Patients Association

- Mare than £100,000 in charitable conations,
includirg small grants benefiting maore than
14,500 people

- Staff fundrais'ng and mare than 40 Fours
volunteering given

OUF SUppherS les cage 44 P

Method of engagement

Through:

- existing team relationships

- leveraging relationships of additions to
our team™

- Executive Committee mestings wth
key suooliers from time to sime.

Issues raised
- Qperational challenges arising from
COVID-19

Our response

wWe kept in regular contact with aur suppliers
as the crsis unfolded to understand the impact
of social distancing and national guidance for
their operations. We worked closely with our
censtruction cortractors urable to continue
works during the lockdown periad to ensure
stes were secure and ready to mave again
35 500N as it was safe to do so. We cancelled
all non-urgent works and provided quida-ce
to maintenanca contractors on unaertaking
essential visits to our primary care sites.

OUr people cepage 03

Method ofengagerﬁ;ﬁvl: -

hrough:

- the staff representat'ves cammittee
The Voice'

- monthly all-team meeatings
and communications

- an annual Employee Opinion Survey

- Lou'se Fowler - dasignated
employse NED.

Issues raised

~ Recruitment oppaortunities not always
olfered intarnally

- Flexible working not seen as available to all

- Consistency of performanca
appraisal orocess

- IT systems

- Supoorting the transition to full remote
working as COVID-19 restrictions
were enforced

Our response

— Anew recruitment crocess was implemrented
with all roles being zdvertised internally, with
an employee referral scheme

- Flexible worki~g policy was reviewed
and recommunicated

- Ingreased I'~e manager training and briefing
sessions on performance appraisal process

- External consultants currently reviewing IT

- Expanded range of internal cormmunications
channels, including morthly all employee
coemms sessions and team ezine rolled out

Our investors and lenders secpage sy

Methad of engagement
Through:
- results presentations
- direct meetings with investors
and lenders
~ appropriate use of expert advisors.

Mattaers raised
- Developmen: pipeline and GP! acquisition
- ESG actions and reporting
- Updates cn political backdrop in
our sector

Our response

- Feedback fram our investors and lenders is
comrmunicated to the Soard at every Board
meeting 50 as to influence decision making

Assura ple annual Report and Accounts 2020 39



Ovur impact continued

Our customers: GPs and the NHS
As providers of primary healthcare
buildings that currently serve 5.8
million patients, understanding the
challenges and evolving needs of
our customers and their patients is
critical to our success. We listen to
our customers and work with them
collaboratively to develop buildings
that are fit for purpose now and in
the future. 50% of GPs feal that their
current surgeries are not fit for
purpose, and with a lack of capital
investment in primary healthcare,
we play an important role in
helping the NHS to deliver the
Long Term Plan.

Our customers range from single
GP practices iooking for premises
investment and more space, to
groups of practices looking for

a brand new surgery building. Qur
customers in primary care networks,
GP federations and other GP
collaboratives are facing unique
estates strategy challenges while
NHS Trusts took to us for help in
accommaodating services which
have traditionally been based

in hospitals, and in building their
work with primary care.

40 Assura plc Arnual Report and Accounts 2020

How we engage:

W engagae with our customers through regular
communication, whether that's the ane-to-one service

of aur portfolio, nvestment and development managers

or via our cceupier ezine, annual occupier survey, oniine
mairienance partal of instant feedback links. We zlso
maintain refationshics with sector badies such as the British
Medical Asscciat on and the National Association of Primary
Care (NAPC), andf cha'r the British Property Federation's
Healthcare Committee, Our work as secretariat to the All
Party Farliamentary Group for tiealthcare Infrastructure has
seen us suppert information sharing on NHS estates issues
in Parliament ane we waork with partners to run events for
customers on common health estates challenges.

Achievements for 2020 and priorities for 2021:

This year, we added instant feedback te our offer,
encouraging our oCCUpiers e rate our service every time.
we've also launched an online route for accupiers to log
maintenance queries, giving busy G practice managers
another way to contact us cuicdy and easily.

The launch of a quarterly ezine for cur occupiers this year
has given us a more regular forum to seak feadbsack and
ideas from those ysing our buildings and we intend to
continue building our online cLstomer service, During the
initial COVID-9 response, we've focused on Nexibility anc
speed Lo relp our oocupiers inarcas such as bringing
vacant space into use for ~espiratory care and testing,
supnorting CCG's creating 'hot' §tes, freeing up record
storage for extra consulting space and creating free
overspill parking for hospital staf and patients,

We supported the All Party Parliamentary Groep to hear
from experts including The King's Fund, the BMA ana NHS
Provicers on estates and capital issues as it launched an
inquiry into the infrastructure needed to support the NHS
Lang Term Plan. We submitted evidence to government
reviews of GP premises policy and the GF partnership
model, and teamed up with the NARC and Capsticks on
events to help Primary Care Netwuorks find estates solutions,

Our priorities going into 2027 are continuing 1o listen to

the stakeholders we engage with, flowing their needs into
the design work in our development pipetine. We pride
ourselves or delivering new bulldings that are st the cutting
edge ir terms of both design and sustainability.



How we've made an impact:

70%

More than 0% of respondants
1o our annual occupicr survey
szid they waould consider

recommending Assura to others.

Strategic report

Goverrance

Flﬁaﬁ!‘,\%l stzrements

Image removed

Improving workplaces for
frontline staff

At our sites in Pont Newydd
and Scarborough, the practices
have a more gleasant working
environment after our wark

to improve thelr buildings.

Pont Newydd now boasts six
new cansilting rooms and a
new treatment room, created
inwvacant scace on the first
floor, wh'le Eastiield Medical
Centre in Scarborcugh is being
reconfigured to create a more
welzoming waiting area and six
new clinical spaces.

Azt onal i~formanan

The partners and
staff are extremely
excited about the
completion of the
building works.

As our list size is
continuing to grow
due to the various
axtensive housing
developments in
the area, the
expansion of our
premises will ensure
future continuous
service provision
for our patients.

Michelle Frankish
Practice Manager - Eastfield
Medical Centre

Image removed

image removed

Image removed
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Our impact continued

Our communities

We provide important social
infrastructure and our buildings are

a key part of community lives in
cities, towns and villages across
the country, currently serving 5.8
million patients. The patients and
communities living around our
developments are our ultimate end
users and understanding their views
enables us, in collaboration with the
GPs, to design developments that
take into account their specific
needs where appropriate. We
understand the changing
demegraphics in the UK with a
growing and ageing population
with more complex health needs.
in April 2020 we announced the
launch of the Assura Community
Fund, which has been created to
support health-improving work by
charities and local groups in the
communities arocund our buildings.
This builds on the work of our
existing Healthy Communities grant
scheme, and aims to benefit one
million people by 202¢, aided by an
initial donation of £2.5 million from
our April 2020 equity raise.

[ Y] Assura ple Arnual Report and Accounts 2020

How we engage:

We proactively listen and communicate to patients througe
Iratient Participation Grovps, national and local charities,
community groups, MPs, local councillors and academic
partnerships. We also use public consultation events and
meetings with local residents and online channels to gather
feedback. 7o sunpaort the wider local communities, we run
a national pregramme of grants 2nd donations to heafth-
Improving projects,

Achievements for 2020 and priorities for 2021;

This year, we teared up with the national charity
Dimensians on a resgarch project to explore how we can
maxe primary care buldings better for disabled people and
people with zutism, #MyGRandMe: Building Better Together
has sought views from nundreds of patients and carers, and
we lock forward to kuilding on its recommendations and
findings in the coming year.

We've continLed our work with the Patients Association,
to develop and <est a model to help us gauge patient
satisfaction with our buildings and get treir feedback on
haw our spaces can improve, Once piloted, we hope to
rall this out to 3 random sample of buildings every year

to build a clear picture of how our buildings are performing
for patients,

W ran publ ¢ events allowing local residents to chat with
GPs, architects and scheme leads Lu "sed i their views ond
understand more about our plans being exglorad in places
including _lanfair Caerenion, Hemel Hempstead and London
Caolney. Patient Participation Groups guided us on their
ideas for their buildings, we joined the national Loreliness
Action Group and we mat with MPs, councillors and local
organisations across the year. Next year, we'll be deepening
our approach to gathering community feedback.

Our relationshup with Dementia UK continued to grow.

This year, we donated £30,000 to fund their Admiral Nurse
helpline on Sundays and some salary costs. As the COVID-19
cnsis toak hold, we denated a further £25,000 to help
Dementla UK mobilise additional nurses to the helpline.

This year was also a special year for our relationship with
one of the longast-standing charities near our Warrington
office. As Warrington Youth Club joins the national Onside
Youth Zone network, we've agreed to become a founder
patren of its new Youth Zone building - providing anrual
funding to suppor: the club's work with thousands of
children and young people in our home town. Members of
our team volunteered mare than 40 hours of time to the
youth club's Christmas appeal, mzking up food and present
hampers including gifts donated by staff, building a grotc
for tneir annual family Christmas party and serving tables
dunng the celebrations.

Gur national Haalthy Communities Scheme provided
£50,000 in small grants to health-improving projecis
nominated by the GP practices in our buildings —
contributing to social prescribing, mantal health and work
1o tackle loneliness and isolation in the communities our
sites sarve.



How we've made an impact:

0.8mM

Our bu'lZings currently serve
5.8 million patients across
the UK

Dedicated community
microstas laLnched for all
direct development schemes

Linking wit1 schoals at
Porttcawl and Cinderford

Learning projects wth

Dimensions and The
Patients Association

$60K

Almost £40,000 donated
via our cartner charities
Damentia UK and Cheshre
Community Foundation

$£ 5K

More than £5 000 fundraised
for Demeniia UK

o0

<

£50,000 distributed to health-

imecroving charity projects
in comm.nit'es around cur
ouildings, benefiting mare
thar 14,500 people

Strategic report

Gavernance

financ al statemeants

[mage removed

Projects that matter to the
users of our buildings:
Hay-on-Wye community
swirnming pool naeded a new
liner to ensure it can stay open
for local swimmers. Doctors at
our s'te in Hay nominated the
campaign for one of our Healthy
Commuanit'es Scheme grants.

toditinnal iformation

The funding will
help to keep the
pool open for the
benefit of the local
community. If the
pool were to close,
the school children
would need to
travel to Brecon for
swimming lessons
~a round trip of

30 mites, which
would incur the
cost of a bus and
additional time out
of school for one
swimming lesson.

Hay Medical Centre

Image removed

Image removed

Image removed
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Our impact continued

Our suppliers

Relationships with our suppliers
are important to our business -
in particular in maintaining our
reputation with customers. The
strength of our relationships with
key specialists in our sector, such
as our partnership with high quality
architects, West Hart Partnership,
is essential to the strength of cur
proposition to our GP occupiers
in developing, investing in and
managing our portfolio.

LA Assura ple Arrual Raport and Accotnts 2020

How we engage:

supplic relationships are primarily managod by the
respective heacs of our properly team: Development,
Investrnent and Portfolio Managerment,

The Executive Committec invites key supplicrs to meetings
from time 1o time to hear aboct the latest trends in the
sector, for exarnple tris year seeing how Virtual Reality can
allow a potential ooccupier to get a better understanding
of what their new surgery will laok like.

Achievements for 2020 and priorities for 2021:

whilst arcritects and designers are important for our
relationshics with occupiers, delivery of our offering
extends well beyond this. Building contractors, monitoring
surveyars, mechanical and engineering consultants,
ecologsts and many more are vital 1o taking our
developments from concep: through to completion and
have 2 role 1o play in delivering a building to meet the
needs of the community it serves.

Ore of our key achievernents in the past year has been
incorparating the GP pipeline and team, widering our
pool of relationsrips able te design and deliver cur
development pipeline.

Ornee 3 building 1s operational, cur portfolio managers
laveraze toair network of relationships across the country in
meetng any needs of a particular tuilding. Whether that is
for an essential repair or puttirg an occupier in contact with
somecne we think can help tham meet their obligations,
these relationshiss are crucial in providing a high-

quality service.

We have in place a number of palicies and initiatives that
we operate to ensure suppliers are suitably gualified

and compliant with relevant regulations as well as our
expectations of operating 2 respansible cosiness, and in the
caming maonths will review with a view to further enhancing
what we da. This commitment ard focus is reflected in our
sixbysix pledges.

SsafeContractor scheme

We require that all suppliers we use at our praperties ae
SafeContractor verised, whether for 2 large repzir or for
small routine maintenance on & ouilding. The SafeContractor
scheme tracks the suitability of health and safety
procedures and insurance in relation to the werk they are
set to complete, If adequate pracedures and insdrance are
nat in place, than we will not work with the suppl er,

Modern slavery and anti-bribery

We require all of our suppliers to adhere to cur Modern
Slavery and Anti-Bribery and Corruption Policies, both of
which are available to view on our website,

We also communicate our Quality and Environmental
policies (as part of our procedures in relation to our 150
$001 and IS0 14007 acereditation) to supphers as well as
making clear our policies in respect of whistleblowing and
the prevention of tax evasion. We are currently mproving
our processes for tracking and auditing compliance by
our suppliers.



How we've made an impact:
wWe leveraged existing
relat'onships of the acqu™aed SP
team, inZreasing cur network
of specialist consultants for the
berefit of our develzpment
pipeline and offe-ing to

GP customers.

Pertfolio additicrs durng the
year guitkly embedded by
our portfolio team, working
with suppliers *o ensure
occapiers can beneafit fram
our relationsh'os

Strategic report
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Pl Labs

During the year, we committed
capital to Pl Labs Funa Il Pl Labs
is 2 leading European proptech
venture capitalist and Fund 1l

is focused on investing in early
stage proctech starf-ups across
Edrope and the U< that use
technology soluticns to enhance
any stage of the real estate value
chain inciuding sustainzbility,
future of work ard construction
technologies. The benel 't to
Assura is early access and
opportunities to bild st-steqic
relationships with the start-ups
to further enhance aur offering.

Image removed

Adaitional information

This investment
reflects our
commitment to
innovation and
technological
advances in the real
ostate market. We
are only at the very
start of realising the
significant benefits
technology can
have on the wider
property sector,
from embedding
tech in the design
of buildings to
greater connectivity
and how people
interact with
services — which
will be hugely
relevant to Assura’s
expertise on GP
surgery, primary
care and community
health estate. We
are looking forwara
to working closely
with Pi Labs going
forward and
witnessing the
opportunities that
can be created
through the fund.

Patrick Lowther
Head of Investment
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Our impact continued

Our people

We are renowned for being sector
experts with a team made up of
development and investment
surveyors, portfolio management
SUrveyors, project managers,
communications experts and
finance professionals with a wealth
of knowledge and experience.

Of course, a collection of high
quality individuals is one thing, but
it is how we work together across
departments for the benefit of our
customers and all stakeholders that
sets us apart. Living our values
(Innovation, Expertise, Being
Genuine, Collaboration, Passion)

is fundamental to what we do.

&8 Assura ple Aanaal Repor and Accounts 7020

How we engage:

We engage with our pneaple through our staff
representatives committes, rmanthly all-team meatings
and communications and via an annual Employese
Opinion Survey.

Awide range of people initistives are critical to haw we
engage including employee wellbeing via our designated
empioyee Non-Executive Drector and engagement,
learning and development, internal communications,
succession planning and talent rranagement,

Achievements for 2020 and priorities for 2021;

We have worked cross functionally 1o urderstand our
cultural identity and the key drivers of wellbsaing within

the organisation. The establishment of cur employes
representative group, e vo'ce, has been key to this.

The groun has met through the year with designated
workforce engagement Nen-Executive Directors David
Richardson and Louise Fowler, discussing issuves, ideas ana
solutions to take forward within the business and helping
aur Board further explore our culture with us. Further details
of this can be found in the Governance sectior on page 79.

Areas of priority for the year were employes wellpeing,
internal communication and reward and recognition.

As a result, we have developed a HR metrics /dashboard

in order to identify key rrends and set targets ‘or future
performanne, achieved a response rate of 3% in the MIND
wiellbeing Index Survey and developod a long-term peonle
strategy outlining key milestones and celverables

1% of our team participated in the Best Companies
emualoyes opinion survey ana based on the results we
achieved a One Sta- rating, indicating very good levels
of employee engagement. Areas of continued focus for
next year are further wnprovernents to wellbe'ng and
internal communication,

Core w0 our long-tarm syccess as an organisation is

the development of both current and future talent.

We increased our team 1o 71 people during the year,
offered our first graduate internships 1o real estate students
from Liverpocl john Moores University and recruited our
first graduate.

A grous from acress the business took cart in a special
development opportunity taking on a series of special
projects and benefiting from coaching and oroject
management skills training. Their work gave us the
concept for cur 2030 health and wellbeing centre thought
leacership praject, which was then rolled out externally

to customers and influencers,

The caming year will see us focus on supporting our
team through and beyond COVID-19, development
and implementation of an employec health and
wellbeing strategy, creation of a culture of autonomy
and empowerment and buillding our learning and
development offerirg.
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How we've made an impact:

25%

of our war<farce now either
work flexibly or part-time

1%

of employees responded to qur
Employae Cpinion Survey, with
76% of ernployees stating they
were able to make a valuable
contribution towaras the
success of Assura.

We achieves a Best Companies
One Star award.

Six peocls are currently studying
for professional quali©cations
across oLr team.,

Image removed

Employee gender diversity at 31 March 2020

Male  Female

Board of Directors 3 3
Senior management

excluding execusives 3 3
Employees 26 32

folal no. of emplaoyecs
(including NEDSs)

Percentage breakdown

Graph removed

Th's year, we signed up ¢ the Race al

Work Charter z2nd appointec our Non-
Lxecutive Director Louise - owler as our
sponsor. We've begqun capturing accurate
equality ard diversity data across our team
and this is included in the monthly Board
report. Qur social impact sirategy includes
a goal to improve the gender diversity

of all managers zt all levels and we have
reviewed satisfaction rates of employees

by gender in the recert Best Companies
survey. Next year, we will be writing our
equality and d versity charter, implementing
a diversity and inclusion moaule in the
induct’on training fer all new team members
and developing management training which
specifically addrasses the needs o women.

Apprenticeships in action:

Three of the womer in our organisation
are currantly urdertaking agorenticeshics
including Lovecay laosse, who joined

us on an Ass'stant Accountant Level 3
Apprenticeship with Warrington and Vale
College. Tnis year, she's had the opportunity
to play not just a key rele on day-to-day
finance activities, but also to contribute 1o
husiness-wide continuous impravement of
sysiems and processes.

Addinoanal imformation

It sounds cliched,
but the best thing
about working
alongside studying
is gaining the
experience — it's so
valuable. ' wasn't
100% set on going
to university and
should have
considered an
apprenticeship first
- if you're unsure
about what you
want to ¢o

after compulsory
education, take a
year out, get a job,
volunteer and
consider your
options. If you're
dead set on an
apprenticeship
—go forit!"

Loveday losse

Assistant Accountant
Level 3 Apprenticeship
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Our impact conti

nued

Our investors and lenders

As a company with a growth
strategy, the continued support
from our equity shareholders and

lending partners i

s essential to

meet our ongoing funding
requirements and operating within

our capital and gearing policies. We

focus on providin

g regular updates

to these stakeholders via a range
of channels, whether face-to-face

meetings, calls, o

ur website or

financial documents.

Activities in 2020

————

April T
New York, Bostan and
Philazelpria roadshow

June

- Cape Towr and
Jchannesburg roadshow

- Morgar Stanley European
Property Cenference

— EPIA Corporate
Access Day

August
£107m privately olacec
notes with existing lenders

November

- Interim results
presentation

- Results roadshow
{London, Edinburgh,
Amsterdam)

Febru:i\ry
Glasgow and
Edinourgn roadshow

May
Year end results
presentation
Results roadshow
{Londcn, Edinburgh)

[ oty o
Trading staterment

’» September
— Chairman
meetings with
larger shareholders
- EPRA
Conference Madr'd
- Private wealth
manager roadshow
- Unsecured bond
investor call

January

Trad'ng statement
March

London roadshow
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How we engage:

As detailed in the Gavernance section on page /8, the
Board s committed to maintaining ar appracriate level of
com-runication with shareholders. The bxecutive Directors
and Heaa of Financial Reporting are available throughaut
the year for invastor meetings, and work with advisors to
give investors the opportunity to engage with managerent
at a range of farums, the most important being the year erd
and interim results presentations, to which aur lenders are
also invited.

Relationships with our diverse pool of lenders are also
ma ntained through regular interaction, primarily wizh
the CFOC.

Achievements for 2020 and priorities for 2021:

The timeline presanted summarises aur extensive activities
and interactions during 2020, the highlights being the

£107 million of privately placed notes obtzined from existing
lenders in August, and in April 2020, raising £185 million of
equity from our shareholders via a placing.

As ever, aur priorities in 2021 include maintaining regular
communication with cur funders, both equity and debt, to
maximisa the range of options available to us in managing
our LTV, funding sources and growth strategy moving
forward. We would expect these options exclored to
inclide FSG and sustainability-linked funding solutions
approorately reflecting the impact of our ambitious socal
impact strategy, sixbysix

Key materials and contact information

Our website (www.assuraplc.com) includes all cur
regulatary announcements, financial results and news
stories, supolemented by viceos giving furtrer information.

Interaction with cur shareholdears and equity analysts
is managed by our Head of Financial Reporting.

1471 667

investor meetings field during of the register seen
the year
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Investment case

Assura is one of the UK's
leading healthcare REITs,
supporting the future
requirements of the NHS.
As a trusted partner of GPs,
our scalable platform ana
robust financial position
enable us to deliver
sustainable returns.

Image removed
1. Leader in the provision
of primary care real estate
with a strong brand
nurtured through leng-term
partnerships with GPs and
delivering vaiue for money
to the NHS.

2. Strong balance sheet
together with a sustainable,

How we've made an impact: covered and progressive
141 irvestor meet'ngs hela curing the year, o .
66% of the share register seen. dividend policy.

Engaged with the nine equity analysts
sring Assra, increasi . o
E;ﬁ?;g dl?;n:{;wneﬁ‘;eezsr!ng oureoverRgs 3. Capitalising on acquisition
and development
opportunities supported
by a scalable platform to

address growing demand.

4, Low risk, growing
portfolio providing a
recurring and predictable
revenue stream.
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Our environmental impact

Environment

Minimising our impact

on the environment is a
crucial aspect of cur social
impact strategy and our
business model.

Image remaved
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Our environmental strategy
is fundarrental to our whele offering:

- Ensuring our developments meet the
needs of our customers: the GPs tha NHS
and the communities they serve;

- Helping our occuc'ers reduce their energy
bills; and

- Driv'rg value in our portfolio through
sustainability linked asset enhancements
giving us extended leases or
increased rent.

But we also want to go a lot further. Cur goal
is to produce tae first medical centre in

the UK that s net zero carbon for both
construction a~d operation, and then make
that standard for all of our developments

by 2026.

Our environmental impact - developments
As a developer of buildings, we are focused
on ensuring our buildirgs are designed with
sLstainability in ~ind. Read more about Fow
we a0 this 'n our Sustainacle Developraen-
case study on page 52

During the year we completed four
developments achieving an average EPC
rating of A, Our developments at Knebworth
and Stow on the Wold schieved BREE AM
ratings o Excellent, with South Waoodham
Ferrars and Darlay Dale acnieving ratings of
Very Good.

Qur envireonmental impact - existing
properties

For the majority of cur portfolio, ozcupiers
purchase erergy directly from the utility
companigs. For these procerties, our
portfolic managemert team meets
regularly with the occupiers to understand
their needs and increasingly we are
having conversations about ways in

which we can help them to reduce their
energy consumption.

In respact of £1 properties, we purchase
utilities on cehalf of the occupiers which are
recharged, usually through a service charge,
in these buildings, energy consumption is
at the discretion of the cocupier but we

are generally in more frecuent discussion
with these occupiers, and we are currently
looking at what areas of our provision “or
OCCJPIers we Can improve with a view

to reducing the environmaental impact of
our portfolio.

Strategic report Govarranco

W have -nergy Performance Certificatos
("EPC" in place for 89% of our portiolio.
Ul Lthose assessed, 68% have a rating of
A-C and only a smzll number are corertly
rated as F or G. We zlso cons der the
environmental impact of a building we are
looking to acquire ensuring that costs of
any required improvements are inclided
inthe price.

Our sixbysix pledges include several
targets relating to our existing portfolio by
2026 whicn will commence in the coming
financial year:

- Work with cur occup’ers to reduce tne
snergy consumed in our buildings -
targeting an EPC rating of B or bezter
across our portfolio

- Only purchase renewably sourced energy

— Install smart meters across oJr portfolic,
something which has only become
standard practice "~ recent years in new
build croperties.

Finangial statemerts

Image removed

16 600 kg
CO,e

Expected per annum carbon saving
through using 2V panels at Cinderford

100%

Timber in constraction responsitsly
sourced at Cinder‘ord

Additianal ivformatinn

Image removed

Cinderford Medical Centre

At Cinderford, our on site
develepment is on track for
BREEAM “Very Good', and
"Outstanding” for Energy
Consumption. K has an
autormatic meter reading system,
an intelligent LED lighting and
centrol system, and has beer
desigred to achieve ventilation
thraugh natural methods where
possible. “hrough careful
planning, the air permeability of
the huilai~g is mucn higher than
required Buitding Regulations
—which will save the practice
mcney on their energy blls in
the long run.

Image removed
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Our environmental impact continued

Qur environmental impact — employees
The greenhause gas emission data below
relates to the environmental impact of
Assura employees - specically electricity
consumed at the head office and fuel
usage from travelling to visit our oroperties,
We are conscious of the environmert
impact of our team and we have improved
our practices, linked to improved flexible
waorking arrangements, in hosting calls
and several members of our team are now
based remotely.

Environmental policy and greenhouse gas
emissions

We have r plzce an envirormental policy
(available in the Corcorate Governance
section of our website) which is reviewed
o an annual basis by the Board. The policy
sats out our commitment we make in
addressing environmental risks in the

work we carry out, working with suppliers
and partners to promate envirenmentally
friendly beraviours, and maintaining our
1ISC 14007 Environmental Management
System certification.

The table below shaws the Scope 1 and
Scepe 2 emissions directly within the
operaticnal contral of the Group, Scoepe 1
relates to nusiness vericles, and Scope 2
relates to grid electricily consumed at the
Company head office, both of which rave
been converred using government
publ'shed conversior factors.

wWe consider the most appropriate intensity
factor i, he Mt CO:e per employee.

Our greenhouse gas emissions have
increased 10% compared wath the prior year,
but decreased 15% or. a per employes basis,
Ourteam has ingreased in size, particularly in
respect of our development team wno travel
large distances to advance development
oppertunities, This kas been offset by a
reduction in energy consumed at cur head
offize followirg cfforts made by our team.

Sustainable development

The ervironmental impact of a new building
is something that we consider from the
initial design phase and maintain focus on
throaghout the project. We measure this
against the Building Research Establishment
Ervirormental Assessment Method
{"BREEAM™ for which we target a score

aof “Very Good" or "Excellznt” on all our in-
house developments.

BREEAM is a methedalogy for assessing
the ervirormental, social ara economic
susta rability perforrance of an asset.

It measures sustainable value in a range

of categorias (such as energy, inavalion,
materials, pollution, waste and water),
assessing foctors such as carbon emissions
reduction, desigr durability, adaplat'on to
climate change and protection of ecelogy
and biadiversity.

2020 2019 Change
Scope 1
MLUCOe 520 184 28%
MECOme per employes 0.4 0.95 (1%)
Scopé 2 )
Scope 2 -mt CO;ze n7 275 (21%)
Mt COze per emeloyee (.33 0.54 {39%)
Total (Scope 1 plus Scope 2) ’
Mt COse 839 78.] 10%
Wibge per em-pﬁoyee 1.27 149 (15%)
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In practice, this moans that we need to
select the materials in the right way (BRE
produces a Green Guide to Specication
from which materials are chosen), we
commission environmental and ecolagical
reports ‘rom wich the actions are
incorporated into our plans, and we work
with the occupicrs to ensure that the energy
systems installed are both environmentally
friendly and cost effective. All of this nesds
to be completed to a high standard and is
indepandently assessed.

See the Sustanability and Corcorate
Governance palicies section of cur website
for detailled energy disclosures in respect,
of our portfolios wwwassuraolc.com



40%

Excected saving of an air source
heat p.mp compared witk ar
electric voiler

100%

materials at Tonbridge
resoonsibly sourced as part of
sustzinable procurerent plan

Image removed
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Image removed

Tonbridge Medical Centre

Our on site development for the
Tonbridge Medical Group brings
together a practice which was
praviously cperating at three
unsuitable convarted residential
properties. Their new building
is on track to be BREEAM
"Excellent” incoroorating an

all electric energy solution
comprising photavolta’c
panels, air source heat pumos
and LED lighting throughout.
During construction we have
amended the design following
censultation with a local
ecology group to incorporate
brck boxes for Com ron

Swifts and amended external
lighting to mitigate impact on
nocturnal mammals,

Image removed

Assura plc Annual Report and Acccunts 2020 53



Principal risks and uncertainties

Risk management is the responsibility of the Board,

which sets the risk appetite and tolerances for the business,
cetermines the nature and extent of the principal risks the
Group is willing to take in achieving its strategic objectives
and ensures that risk management and internal controls are
embedded in the Group's operations.

The Group's risk appetite is to target above
market, risk adjusted returns in our chosen
healthcare real estate assets, by developing
assets curselves (as opposed to purchasmg
only completed developments) and using
debt to gear returns in line with our LTV
policy. However, we seek to avo'd, trag or
heavily mitigate risks in all other areas of tre
business, including:

- Property evert risk - oy “ull insurance
cover, full due diligence and committed
funds for acquisitions

- Development r'sk - by only undertaking
developments where there is already a4
agreement for lease in place with fixed
orice or capped price bu'la contracts

- Control risk — by clea- ma~agemeans
controls and Board reporting

~ Gearing ris<— we maintain an apnpropnate
range of lenders and debt maturities with
varable rale debt be'ng restricted to an
appropriste level

- Palitical risk —which could limit future
growth but does not affect the current
business assets.

The Risk Comm'ttee includes staff from

all areas of the business; together with
the CEO ard CFO it met five times in the
year, to review the risk register, identify
amerging risks and conduct "deep

dives" into individual risks to ensure that
sousnd assurance is in place. KPMG, the
Group's internal aucitor attended faur Risk
Committee meetings in the year.

Internal a.dit in the year focused on cyber
security, accounts payable and payroll and
further cetail on their findings is set out in
the Audit Committee report on page 82.

Emerging risks were considered by the
Commitee including COVIDA9, financial
pressures on pharmacy occupiers and low
EPC ratings of certain buildings in light of
the requirement for a minimum =PC of B by
2030 - sce further cormnmentary on page
51, Risk Committee pra’ects in the year
included business cont nuity frem bath an
Il and operational perspective, an update

on technology risks (and coportunities,
particularly in light of COVID-19) for the
business, discussion on sustainability, the
wark of the Social Impact Commitiee, an
update on EPCs, health and safety updates
including on ashestos and legionella and IT
penetration testing and cyber awareness
Training. The Risk Committee provides
copies of the Risk Committee Minutes to the
Audit Committee and twice yearly provides
a detailed report on its activity to the Audit
Cormmittee, The Audiz Committee regularly
monitars risk managemert ard internal
control systems and reports to the Board.

The Board has carned out a robust
assessment of the principal risks facing
the businass. These are the r'sks which
would threaten its business model, future
performance, solvency or liquidity and are
summarised on pagoes 5¢& to 59,

The Board has also considered which of the
Group's strateq’c objectives may be affected
by these risks and its findings are set out in
the table on pages 28 and 29

Brexit, Climate and Cyber

As durng the previous financial year, the Risk
Committee, the Audit Committee and the
Board considered the impact of Brexit on
the business and again concluded, on the
basis that the Group is a wholly UK-based
aperation with no reliznce on exparts and
limited reliance on imports for building
praducts, that Brexit did not, in itself,
constitute a signficant risk to the business.
The review again examined a number of
potential areas where bus'ness operat’'ons
could be impacteg, including property
valuations, interest rates and the supgly chain,
with the conclusion being that the impact
from the scecific risk factor was not material.

Cyker security was also kept under

clase review ana, given the continuing
improvemeants to security and processes,
panetration testing and training and the
internal audit review during the year, it was
considered that an appropriate lovel of risk
mitigation was in place
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Climate risks were considerad in relation

Lo the EPC ratings of existing properties
fspecifically changes in policy or regulation
in relaticn to minimum energy efficiency
pe-formance of buildings being let) and
further details of the Company's activities
to identify and improve these ratings are set
out on page 3.

With the majority of our 70+ staff based
and waorking collaboratively at our head
ofice in Warrington, risks are quickly and
easily icentified.

COvID-19

COVID-19 was identfied as an emerging risk
for the business in February with potential
to affect our strategy through the impact

on our people, occupiers and suppliers as
well zs the firancial performance of cur
business through delays to developments
and acquisitions, ‘'mpact on cash tHows and
disrupticn to normal working practices.

Aworking group was set up with
representatives from each depastment

to wark through each risk that the crisis
presanted for the business and prepare

and coordinate a detailed action plan in
response. Qur facus was on doing the

right thing by our people, customrers and
suppliers whilst alse managing our cash flaw,
financial stability and inzernal controls.

The Risk Cormittes met to prepare

a detailed COVID-9 sk register and the
Board held an additicnal board meeting
to work through the cris’'s and ensure

all apcropriate controls and mitigation
were in place. We continug to moniter
the situation and plan appropriately.

You can read more about our response
to the crisis on page 18.
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Risk management

framework

The Board has estaclisned a clear nsk
msnagement framework tha: dafines
resconsibilites for risk managemen: across
the Group. The framewaork provides an
effective process for tre identification,
assessment, monitorng, and reporting of r'sk,
with a strategic top-down approach to risk
mznagement and a botzom-up operationzl
management of risk by the business.

This framawark is regularly reviewed by the
Board to ensure its effectivenass and has beer
n place for the financizl yea- ended 31 March
2020 and to ~he date of approval of this report.

Top-down

Strategic Risk

Management
S

Financ.al statements Aaditisnal irformstion

Sets strategic chjactives and the Grouc's
risk apretite to optimise delivery of
Group strategy, whilst raviewing external
erviroament to assess emerging risk.

Board and Audit
Committee

Oversees management of risk manzgement
and interral control systems and assesses
their effectiveness.

Reports principal risks.

Executes the Group's strategy and the
day-to-day manzgement of the cusiness,
considerirg the risk appetize and the impact
of kay business risks.

Executive Committee

Monitors key risk indicators.

Ensures 1sk management strategies are
in place to manage risk in line witn the
Board's expectations.

Considers completeness of risk register ard
adequacy of ritigation.

Reviews adequacy of isk register and risk
mitigation by referance to the Group's
risk appetite.

Risk Committee

Considers and evaluates emarging risks and
their impact on strazegy.

ldentifies, evaluates, prioritises, mitigates
and monitors operational risks includ'rg
emerqing risks and records them in the risk
register. Carries out deep dives to review
the effective management of ris <.

Reports to the Executive Committee and the
Audit Committee on principal and emerging
risks and movement in these risks.

£nsures that risk is assessed and managad
effectively in their areas, througn
ergagement with the business, and by
establ'shing processes to identify, marage
and escalate changing or emerging r's<s.

Business units and all
employees

Responsible for identifying risks in
performing thair daily duties and acting to
limit the likelihood and impact of trese ris<s
in line with excectaticns. Reports these risks
or changes in them o the Risk Comm'tiee
ar its members.

e
Bottom-up
Operational Risk
Management
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Principal risks and uncertainties continued

Risk heat map

The gross risk exposure of the Company's
principal risks are shown in the heat map
which plots likelhood of a risk cocurring
against potential impact if - does before
likelihood ‘s reduced due ta mitigation in place.
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@ Developrert overspend

@) Staff dependency

(SD Lack of rertal gronwth

@Tenen: default
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Movements in principal risks

The Board has carried out a robust
assessment of the princpal risks fzcing
the business. These are the r'sks which
would threaten its business model, future
werformance, solvency or liquidity.

The gross risk exposure of changes in
government policy and availabilizy/cost
of finance has reduced since last year as
explained in the commentary to each,

Underperformance of assets has been split
into twao risks, being lack of rental growth
and occupier default as they have diffe-ent
risk profiles.

The gross -isk exposure of all otrer principal
nsks is unchanged from last year but a number
of net risk exoosures hava been reclassfed
as low ta raflect seoring mare accurately

The gross risk (prior to any mitigation) and
net risk {post mitigatior; exposure of ezch
risk is set out in the table belcw which
does nat list such riss in order of priority or
concern. The gross risk is before mritigation
and net risk is after.

The Board consicers that the top risks the
business faces are those with a net nisk
rating of madivm and above, being, change
ir. government policy, competitor threat,
recluction in investor demand and fack o
rental growrh.
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Finang al statements

anditional informstion

Low Medium High

© G G

Decreasing No change

@ ) @

increasing

(1 Changes to Government policy

Risk

Recuced funding ‘or grieary care
premices’ experditue could lesd 1o 3
redductionin oo ceveloprrent pipelire
and growth prospects A changs to

the reimborsement reechan sm for GPs
coulz lead 1o 2 change in the <<k protile
af our Cnderly ng ocoupiers.

Avoid

The Group proact vely engsges witl
the Goverrment cver policy that could
impac: the business, botn directly and
through the Healthosre Comm tiee of
the British Franety Meceration.

Trap

The 2oard monitors changes In
governmen. policy =rd manzgement,
reports 1o the Board at every mesting

Miiigate

Comment

There has been signif Cart progression
af support for sustairacle ri—ary
hesithearo irfrastructure with

soending ris ng up the pohteal

agenda The Secretary of State far
—ealth and Social Care, Matt Hancocs,
commentad that Pivatal to the dal very

of mare personalised, preventative
hesltheare inthe N -5 Long Term Plan
S MOre COMmMmUNiy and prmary carc
awsv frormn haspitals Trat reqaires
invesrment 1 *he nght buildings and
facilities across the boarn.” Dctzber
2019 Propzsed ravsions to the -5
premises costs diractions shows ~o

matenzl change 1o the systerm of G
rert reimoursement

Gross risk rating
© ™)

Net rigk rating

@ ®

(» Competitor threat

Risk
|~creased competition from new
purchasers could lead to a redacton
in our ability to accuire new progerties
snd a general increase in prices across
the sector,

Avoid

We maintain our specialist knowledge,
team structure 3nd strong brand
recognitarwilth GPs, and focus ~eavily
on customer care.

TFrap

The Boars receives reqular property
reports, highlghting waere we have
lost to competitors and when new
entrants are identified. The market is
increasingly comoetitive and every
procosed transaction s reviewad
by cur Investment Committee to
ensure that the proseeclve retums
are adecuste.

Mitigate
Contiruing use of oar
scecialist expertise.

Comment

Afarther sigrificart incrense in asset
prces ncreases the r sk of these returns
not achieving cur required lovel ard our
raze of acquis tions slowang s gnifizantly,
Howvever, we have made substantizl

sdditions te our portfolic during
the year and we have strengthenod
our team with dedicated business
develapment resource

while sector special’sts and other
loner risk income-focused funds
continue to drive compet:tion and
pricing in the sector, our IFvestmaent
team maintains a piceline of suitable
invastment cpportunitics,

Gross risk ;;tlné
&) ™

Net risk rating

o ™

(3) Reduction in investor demand

Risk

Reducad investar demand for LK
pmary care property could lead to a
faling srare price and difficulty raising
equity to fund our strateqic plans.

This could anse from:

- Changes in NHS policy

- Health of the UK ecanomy

- Availablity of finance

- Relative attractiveness of cther
asser classes,

Avoid
We are open In communicating our
sirateqy to investors and maintain
an LT range which is scceplable to
the market

Trap

The overall economy and its impact an
the Group's operations are -egularly
assessed and considered in reviewing
the Group's strategy

The Board receives reqular reports on
investor retations and the development
of our share registe~.

Mitigate
The dividend yield and <he underlvirg
strength of tne cash flows supparting
it rernain attractive relative to othar
asset classes

Commaeant

The funcamentals for our sector
rernain very strong and the longevity
and security of o.r cash flows have
continued to genarate sirong investor
dermand for our skares in the past

year as evidenced by our 1sing share
price and the placing which raised
£185 millior.

Gross risk rating

© ®

Net risk rating

2 ©

(& Failure to communicate strategy

Risk

Fallure to adequately communicats
the Compary's strategy and
explain perfarmarce may result in
an increased discannect belween
investcrs' perceptions of value and
actual performance.

Avoid

Stralegic priarit’es are clearly
articulated in corporate
communications ns the Group's
performance is wansparently reparted.

Wi cornmunicate regularly with
investors and analysts

Trap
The Boarzs receives regular reports on
investor altitudes and the market

The Zroup maintairs close links with
its two brokers, whict communicate
investor thoughls ard concerns.

Mitigate

Investor communication, particelarly
through face-to-face meetings, re~ains
a key priority.

Comment
141 meet ngs nave been neld dunng
the year.

Gross risk rating
& O

Net risk rating

» O
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Principal risks and uncertainties continued

Financial risks

(® Reduction in availability and/or increase

Risk

A reduction in avalable financing could
azversely affect the Group's ability

to saurce new funding and refinance
existing facililies

Th's could delay or prevent the
development of naw preriscs,

incraasing financirg costs could
ircrease the overall cos: of deket to the
Group znd so reduce underlying profits

Avoid
The Group has 3 number of long-term

facilities which reduce thess refinancing

risks, choosirg 1o take fixed interest
rates where poss ble.

in cost of finance

Trap

The Group regJlarly manizers and
manages its refinancing orofile ana
cash requirements,

Caomment

Current market condimions dug Lo
COVID-19 have rmeant that capital
markets are more volatle. However,
we expect tnat should any nooo arse
for further borrowang during this time
the Sroup would be able to access

“the markets due Lo our strong cash

florvs and A- rat'ng from Fisch Hatings
Ltd, Indeed, post year end we have
extended the term on our reval ng
credit facility to hovernbear 2024

Mitigate

The Group actively engages with

a range of funders to ensure a breadth
of funder and maturity profiles

We continue to explore firancing
aotions with other lenders as well as
maintaining strong relationships with
existing lenders.

Gross risk rating
& ™

Net risk réﬁng

NG

(® Failure to maintain capital structure and gearing

Risk
Property valuations are inherently
uncertain and sublect to
significart judgement,

adall in oroperty values or income could
adversely affect bank covenarts

Breach of covanants could lesd to
forced asset disposals which could
redace the Greup's net assets

and profitability

Avoid

valuations and yields are
regularly benchmarkes against
comparable portfolios

All Yinancial foracasting, ircluding for
news acquisitions, considers gearnng
and covenant headroom.,

Trap
Tha Group cngages two exterral
valuers to review property valuations,

The valuasions are formally reviewed by
the Roard twice a year.

ovenant headroom and gear ng are
regularly monitored with refzrerce
ta possble valuation movements and
future expenditure,

The Board ragularly reviews the capital
structure of the Group

Mitigate

It 1s passible to dispase of propertics
to preserve covenants as the major ty
of facilities are unsecured

Comment

LTV iz carrently at 38% ((30% on a
praforma basis, following the April
equity placing) and tnis provides
covenant headroom, The Group has
recently dispased of 18 assets which

were considered ta have lower
growth prospects

COVIE-19 has presented challenges
in the abllity to value properties at
current market crices n certain sectors

" we have completad a ~umber of

transactions cast year end, botn
acquistions ard disposals, at values in
1 ne with our current yields

Gross risk rating

e ®

Net risk rating

©» O

Operational risks

(» Development overspend

Risk

Development risk could adversely
Irpact the performance of the Group
as a result of cost averruns and delays
o1 new projects.

Avoid

The Group has strengthened
its dedicated and experienced
development team.

The Group's policy is to engage In
developments that are substantially
pre-let w th fixed price or capped price
build contracts.

Trap

A high level of due diligence 1s
undertaker befare waorks commence
a~d detailec designs are negotiated to
prevent variations

Reqular reviews are conducted
of latest cost estimates as each
project nrogresses,

Comment

The potential impzct o this has
increased slightly during the year as

the number of developments gatners
momertum and COVID-12 could lead to
delays on site.

Cur foture development pregramme
1s more geared towards in-house
development (as cppased to forward
funding commitments! so increased
scrutiny on contract cond tions ard
pre-contract due diigence is required
in conjuncticn w'th our legal adwvisors

The successful integraticn of the
expericncec GPIteam strengtnens our
development tearmn ard our zhility to
manage risk on development proiects

Mitigate

We ramain confident 'nour ability

to rmanage this risk thraugh our
experences team o development
surveyors and reducs the potent'al risk
through tre use of fixed price contracts
and the usze of parformance bonds.

A performance bond insures against
the risk of the mzin contractor
becoming insolvent

Gross risk rating

2

Net risk rating

®» ©
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Strategic report

Grvernance

Firanc al statemerts

Anditional irformzson

(&) Staff dependency

Risk

Fallure to ecret, cevelep and retain
staffl and nrectors wth tne nght
s¥lls and experierce may result
inundercerfarmance

Avoid

Compsttive salary and benefit
packagas av= alignad witn
appropnsts peer groups and
nenadically beronmarked

Professions! development snd teaining
are ercourages and costs are mat oy
the Group

Success on plans are n clace for
each department.

Lorg-term incentive plans span three
yaar periads to ercourage retent'on
of szaft.

Comment
The average rumber of ernployees in
the year was &¢ (2019 53)

Six members of siaff are
currently working towards
professonal qualifications.

wa sucressfully racruited several
qualilied membe-s of staff in the

year see pages L6 and 47 for details
of improvements to employze
engagement in the year including the
waork o the des‘gnated warkforce
MNon-Executive Director ard activties
following the ermcloyee survey.

Trap

Success an plsnring, team strusture
and sk Il sets ara regularly evaluared
and olarnad

The appra sal prozess acts 28

3 two-way d'scussion forum to
ident:fy emploves asp rat'ons and
any dissastisfact’or,

Any emeloyee resignations e
reported at each Soard meest ag.

Mitigate T
Contirumng ve=nfo s
snedialist expertise.

Gross riskrating
@ O

Net riskﬂgﬁggi

©  ©

® Lack of rental growth

Risk

Mot all rent reviews are upwards only
and challenges to revisws and appeals
could lead o lace of rertal growth

Avoid
The Groap engages expenenced thirg
parties o conduot rent reviews.

Trap

Leases ara carefully reviewed on
acquismon and the Group does

nat acquire any naw leases with a
occupier right to trigger a dowrneard
rent reviaw.

Mitigate

The Group ta-aats Retail Price Index
("SR reviews for new leases but

if this is anachigvable then open
rnarket upwards only reviews o° apen
market lanclo-d tigger only reviews
are accepted

Comment

The Group entered into new
commission-driven agreements with
its two designated rent review agents
and made significart iMmprovernents
internally to driving tne rent review

process with better data capture
and anslysis

Gross risk rating
2 ®

Net risk rating

2 ®

(o) Occupier default
Risk

Loss o incorre could arise from
failing practices nanding bac< GP
conirgcls and losing the right to

rent reimaurserrent or frore iirancial
pressutas on pharmacy and other
occupiers putling oressare on ther
bos ness and becormng unable to
meet thair financial chligaticns wnder
the lease

Avoid

Ihe strategic importance of a
pracice to its location is 2 key
investment cecision

Trap

Wa arg in regular contact with GPs
to ensure there are no financial
issues and carefully rontor the
financial health of non GP accupisrs,
incioding pha-maciss

Mitigate

we liaise with GPs and NHS
comrnissionng bodies to ensure
continuing provisior o services from
that practice. GPs remain personally
hable as named individuals under tha
lcase We roview hinarcial informal on
provided by the NHS on our accupiers
and zs part of the acquisition

due diigence.

Comment
Approximately 30% of leases have fixad
uphf:s or are linked 1o RPL

Less tnan 5% of l2ases Fave sccupiar
abiliry to trigger a downaara
rent review,

There are very irited cases of GPs
handing back medical cantracts and
we are in active discussion with the
accupiers and NHS commussioning
badies in these cases.

Rent reimburserment for GP tenants
has not been threatened by COwID-"¢
We have agreed a small nur-ber of
payment plans for certain non GP
tenants. We continue to monisor

the siruation and manage our
dabtors careflly

Gross risk rating
& ©

Net risk rating

© O
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CFO review

A robust
business
model

Jayne Cottam
CFO

Image removed
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Highlights for the year:

$2.9m

Lease re-gears completed - value of existing
rent roll, 10 5 vears added to WAULT on
those leases

11./ years

WAULT

1.430n

Total conzractad rental income

538%
5.05%

Weighted average interest rate on debt



Pwaaldd like tos startl by saying that our
business ~as stayed rasiliert in teaso
challenging times. Rent receipls for tre
March —.ure 2020 rent quarter have
peer received as expecied and we ~ave
worked with a small nomber of our non-
NHS occupiers 1o agree payment plans
where necassary. Post vear end we have
completes a £1835 million equity placing
ta invest ir our pipeling of acquisition
and develcoment apportunities and
extended our revolving credt facility
until Novemcer 2024,

Alternative Performance Measures ("APMs™)
The financial performance for the period

is reparted includ'ng a number of APMs
{financial measures not defined under

IFRS). we beleve that includirg these
alongside IFRS measures provides additional
in“‘ormation to help understand the financial
performance for the period, in particular

in respect of EPRA measures which are
designed to a1z comparabllity across real
estate companies, Explanaticns to define
why the APM is used and calculations of

the measures, w'th reconciliations back

to reported IFRS measures normally in the
Clossary, are included where passible.

Portfolio as at 31 March 2020 £2,139.0
million (2019: £1,978.8 million)

Our business is based or our

investment porfolio of 576 properties.

This has a cassing rent roll of £208.92 milion
(7019: £102.7 million), 85% o which is
underpinned by the N43. The wWalULT is 11.7
years and 64% of the rent ol will s3ill be
contracted in 2030,

At 31 March 2020 zur portfolic of completed
investment properties was vilued ar a otal
of £2,093.6 million, including westmert
properties held for sale of £20.3 million
{(2019: £1,5460.5 million and £17.2 million),
which produced a retinitial yeld ("\Iv")

of L 68% (2019: £ 74%). Taking account of
potential lettings of unoccupied space and
any uplift to current market rents on raview,
ourvaluers assess the net equivalent yield to
be £.96% (2019: 4.77%). Adjusting this Roval
Instituzion of Charteed Surveyors ("RICS")
stardard measure to reflect the zdvanced
payrmert of rents, the true equivalent yield
is L96% {2019 4.91%.).

Our FPRANIY, based an our passing rent roll
and latest annual direct property costs, was
4.69% (2019 4 75%).

Strategic report Goverrance

Development pipeline:
March 2019

$49mM

Cn site cost of
11 schemes

£52m

Immediate pipeline cost af

Tinancal statements

/

schemes
completed

S

schemes

Ada tionzlir formaton

March 2020

$&TmM

On site cost of
15 schemes

$//m

Immediate pipeline cost of

11 schemes moved on site 18 schemes

2020 2019 2020

£m £m £m

Net rental Acquisition of completed
income 1037 95.2 medical centras N4
Valaation Developments Afonward
mavermeant 97 20.2 funding arrangements 473
Total Property Like-for-f<e portfolic
Retun N34 115.4 (improverments) 1.7

Expressed as a percentage of opening
investrnant croperty plus additions, Tetal
Property Return for the year was 5.3%
{(7019: 5.9%). This can be split as 4.9% rom
net rental incame (2019 4.8%) and 0L4%
fror valoation maoverment (201%: 1.1%).

Our annualised 1otal Return aver the five
years to 31 Decembear 2012 a5 calculated by
MSClwas 2.0% comparaed with the MSCI

All Hezlthcare Benchmark of 8.7% over the
same penoad.

The net valuation gain in the year of

£67 million comprises a 0.93% uplift on a
like-‘or-like casis net of movements relating
to properties acquired in the period.

Whilst yield shift in the sector Fas been to

a lesser extent thar prior years, the positive
valuation increase reflects the banefit o our
asset enhancement activity during the year,
with rent reviews and lease re-gears flowing
through to the property valuations. The NIY
on our assets contirues to represent a
substantial premism over UK gilts at 31 March
2020; the 15-year gilt being at 0.59% and the
10-yea- at 0.35%.

Investment and development activity

We have nwested substantially during the
period, with this expenditure split between
investments in completed properties,
developments, forward funding projects,
extensions and fit-out costs enabling vacant
space to te let as follows:

Total capital experditure 148.4

The majority of the growth in our investment
portfolio has come rom the acqu sition

af 28 properzies far £119 million auring the
period In zddition to our four corrpleted
developments (value £15 million).

These addit'ons were st 3 combined total
cost of £134 million with a combined passing
rent of £6.1 million {yield on cost of 4.6%) and
a WAL T of 18.3 years.

We centinge 10 source properties that mee?
our investment crite-ia for fLture acquisition.
The acguisition pipeline stands at £47 million,
being opporunities trat are currently in
solicitors’ hands ana which we would hope
to complete within three to six months,
subject to sausfactory due diligence.

During the current COVID-12 situation,

we have seen transactions continug in

our market, completing acgusitions and
disposals post year-end in the ardirary
course of business,

During the year, we disposed of 13 properties
which we considered to have lower growth
praspects than the remainder of our portfslio,
generating proceeds of £20 million at a
pramium over boak value of £1.7 million.

In addition at the year end we had excharged
contracts for the disposal of a furthar 20
properties far total consideration of £17 million.
This sale completed in May and the assets
were classified as helo for sale at the balance
sheet dzte.
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CFO review continued

We are cont nually reviewing cur portfalio
for any indication that propertias no longer
mect our investment criteria

Our development team has had a successful
year both taking schemes through to
completion ard converting schemes from
our pipaling 1o on site, as wali as replenishing
the pipeline. This delivery has bean boosted
hy the acquisition of the pipeline and team
o' primary care developer GPL

The acolisition of GPl added four
experienced development surveyors

to our team and an initia! £92 million to
our immediate and extended pipelines.
Since acquisition, the team has integrated
well with our existing team, and several
schemes have moved on site {| aunceston,
and Ware by year end, and Colney in
April) with the remainder of the pipeline
progressing well.

Of the 15 developments on site at 31 March
2020, seven are under forward funding
agreements and eight are in-house
developments. These have a combined
development cost of £81 mllion of which we
had spent £50.3 million as at the year end.

In addition to the 15 developments currently
on site, we have ar immediate pipeline of
18 properties (estimated cost £77 million)
which we would hope to be on size within
12 months notwithstanding any potential
delays due to COVID-1%. This takes the
total ivmediate develocment pipeline o
£158 million, which incluges an increasing
proportion that are directly sourced and
developed by our in-house team f{as
opposed to being forward furded).

We recorded a revaluation gain of
£7.3 million in respect of investmeart prapety
under constractior (2019: £1.1 million).

Portfolic management

Qur rent roll grew by £4.2 million during

the year to £108.9 milion, £.3 milion

of this growth was from rent rev'ows.

We successfully concluded 296 rant reviews
during the year (2019 178 reviews) to
generate a weichted average annual rert
increase of 1.79% (2019: 218%) on those
praperties, which is a figure that includes
49 reviews we chose not to instigate

in the year. These 294 reviews covered
£29.9 million or 29% of cur rent roll at the
start of the year and the absolute ‘ncrease
of £1.3 million is a 4.5% increase on this rent,
Our portfolio benefits frem a 30% weignting
in fixed, RPI and other uplifts which
generated an average uplift of 2.58% during
the period. The majority of our portfolio is
subject to open market reviews and these
have generated an average uplift of 1.18%
(2019: 1.10%) during the period.

Qur total contracted rental incomre, which is
a function of current rent roll and unexpired
lease term on the existing portfalic and
on-site developments, has increased from
£1.35 billion at Marck 2019 to £1.43 billion at
March 202C. wWe grow our total contracted
rental income through additions to the
portfolio and getting developments on

Live developments and forward funding arrangements

Estimated Development Costs

completion date costs to date Size
Bolrmyille May-21 _ £hAm £2.7m 2,380 sgm
Broédway Iul-21 ‘£5.6m £6.5m 1027 sam
Canterbury Mar21 £3.7m Teom 3
Cinderford C Sep-20 ’ ¢55m  $Lom )
Gre;at Barr i O-ct-ZO - £A.<§Fﬂ__ £3.4m 1170 sa.m
Hereford C Dec-20 £9.5mn 72.0m 7,QA7Vqu‘P"
Launceston Jan-21 | £4.0m £24m 1,267 sqm
Netherﬂeld B Se?)fQO } ch7m t4.0m 1,247 5}17
'Nevvmwn B Nov-20 ) Eiof?rin ' £3.1m 71‘517 e lat!
St Leonards Oct20 £8.4m gh1m  2010sa.m
Stafford Apr20 £7.2m £65m 2,800 sq.m
Stourbridge Dec20  &7em £07m 1,346 sgr
Timperley . " Nov-20 £23m T £02m 424 sgum
Tonbridge ) "Oet-29 £5.6m £43m 1,405 sq.m
Ware ) ' Tk £5.5m A

site, but increasingly our focus has been
extending the unexcired term on the leases
on our existing portfolio ('re-gears™).

The team has had success in aelivering 52
re-gears in the peried, covering £2.9 millior
of rent roll and zdding 10.5 years 1o the
WAULT far those particular leases. We also
have terms agreed on a pipeline of 38 re-
gears covering a further £4.7 millicn of rent
roll and these are currently i~ legal hands.

We nave secured 13 new tenancies with an
annual rent roll of £0.4 million and 3 pipeline
in legal hands of five new tenancics (rent
£0.2 million). Gur EPRA Vacancy Rate at
March 202018 1.4% (2019 1.5%].

We completed four asset enhancement
capital projects during the year and are
currently firalising plans to start two more
early in the new finanzial year. In total we
have s pipeline of 22 asset enhancement
capital projects we hope to complete in the
next two years. Thesa have an estimatec
capital spend of £17 mill on, additional rent
of £1.3 million and irprove the WAULT on
those properties,

Our current rent roll is £108 9 million and,
on a proforma basis, would increase

to approximately £135 million once

the acquisition pipeline and extended
development pipeline are completed
plus anticipated rent reviews and asset
enhancements identified.

Administrative expenses

The Group analyses cost performance by
reference to our EPRA Cost Ratios (including
and excluding direct vacancy costs)

which were 12 6% and 11.5% respoctively
{(2019:12.5% anz 11.4%).

We also measure our operating efficiency

as the ratio of administrative costs to the
average gross investrent property value
This ratio dur rg the period equated to
0.48% (2019: 0.47%) and administrative costs
stood at £9.9 million (2019: £8.7 million).
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The increase in tha ratios during the
period reflects the investment in
additional team members, in particular
to enhance our capabilities to deliver
our growing development and asset
enhanczement pipelines.

Financing

As we continue to grow through toth
acquisitions ard developmerts, we have
obtained ada'tionat lending during the
period on an unsecured basis, in lire with
our financing strategy. Kitch have slso
reitorated our investment grade rating of A-,
being unchanged from initigtion.

in AugLst 2019, we raised £107 million of
unsecuraed deby via the issue of privately
placed netes with ex’sting lenders.

The notes were drawn in two tranches,
£47 million drawn in Augast and £60 millicn
drawn in Qctober 2019, with maturities of
10 and 15 years respectively, and a fixed
weighted average interes: rate of 2. 30%.

Financing

statistics 2020 2019
Net debt

V(iNote 27) FH2B.4M CAHGZ.E8M
Weighted

average debt

maturity 6.8 yrs 73 ¥rs
weigrted

average interest

rate i 2.03% 3.24%
% of debt at

fixed /capped

rates . % Q6%
EBITDA te net

interest cover 3.6x 3.8x%
Net debt to

FBITDA 8.9x 7.7%
LTV (Note 22) 38% 349%




Subsequent to the year end we were
plezsed to abtzin the suppart of cur sauity
investors ~ completing a share placing
genarating gross proceeds of £185 mellon
to fund our &'zaline of development and
acquisition opportunities. On a profarma
basis, tris would reduce our LTV from 38%
st year end to 30% whizh will ther ircrease
as wa invest in our pipeling. O_- LTV policy
aliows .5 1o reach tre range o’ £0% to 50%
skzuld the nead ar'se.

At 21 March 2020, 91% of our facilities are at,
fixed interest rates, although thiswill change
35 we draw on the RCF which is at a vanable
rate. “he weighted average debt maturity is
4.8 years,

As at 31 March 2020, we had undrawn
facilities ard cash totaliing £238.5 million.
Details of the outstanding facilities and their
covenants are set outin Note 16,

Net finance costs presented thraugh

EPRA earrings in the year armaunted to
£24 1 million (2019 £22.4 million), having
increased due to oJr additional borrowirgs
funding the growth in our portfclio.

Profit before tax

Prafit hefaore tax for the ceriod was

£78.9 million (2019: £84.0 millicn).

This reduction reflects the increase in net
rental income reflectad in EPRA earnings
(as highlighted by the tzble below), offset
by a lower positive valuation movement
compared with the prior year.

EPRA earnings

2020 2019
£m £m
Net renzal
income 1037 252
Administrative
expanses 29 (&)
Net finance
costs (261 (22.4)
Share-based
paymeants and
taxation ) {0.2) 0.3)
EPRA earnings 47.5 438
The movement in EPRA earnings can be
summarised as follows:
£m
Year ended 3t March 2079 638
Net renzal ircome 85
Administrative expenses (1.2)
Net finance costs (3.7)

Share-based payments 01
Year anded 31 March 2020

()/E—-

EPRA earnings has grown 5.8% (o

£67.5 million in the year to 31 March 2020
reflecting the property acacisitions and
develepments completed as well as the
imozct of our asset management act vity
with rent reviews and new lettings. This has
been offset by increases in administrative
expenses and linancing costs.

Strategrc report Governanae

Earnings per share

The basiz earnings per share ('EPS")
an profic for the period was 2 3 pence
(2019: 3.5 pence).

LPRA EPS, whicn excludes the nat impant
o val.atie~ movemeants, was 2.8 pance
(2013 2.7 pence).

Based on calculaticns comaleted in
accordance with 1AS 33, share-based
payment schemes are currently expected
to be dlitive to E=S, with 2.5 millzn new
shares expected to be issued. Tre dilution
is not material as illustrated i~ the
following table:

EPS measure

{pence) Basic Diluted
Profit for year 33 3.3
FPRA 2.8 z.8
Dividends

Total dividends settled in tre year to

31 March 2020 were £66.2 milllion or 2.7
pence per share (2079 2.65 pence per
snare). £¢.4 million of this was satisfied
through the issuance of shares via scrip.

As a REIT with reguirement o distsibute
20% of taxable profits (Preperty Ircome
Distr'cution, “PID"), the Group expects

to oy out as dividends at least 90% of
recurring cash profits, Three of the four
dividends paid during the year were normal
dividends {non-PID}, as a result of brought
forward tax losses and avzilable capital
allowances. The October 2019 dividerd was
naid as a PID and future dividends will be a
mix of PIC and normal dividends as required.

The table below illustrates our cash flows
over the period:

2020 2019
£m £m

Opening cash 18.3 287
Net cash flow
from operations 663 72.G
Dividends paid (56.6) {55.0)
Investment:
Property
and other
acquisitions (132.6) {(210.1)
Development
expenditure {53.7) {21.2)
Sale of
Eoperties 200 75
Financing: N
Net borrowings
movement 156.7 1559
Closing cash 18.5 18.4

Net cash flow from aperstions differs from

EPRA earnings due to maovements in waorking

capital balances.

Sinanc 3‘ statemants

Diluted EPRA NAV movement

andit'

snal infsimation

Pence per

£m share
Diluted EPRA NAY
at 31 March 2019 1,276.4 53.3
ErRA eamings £7.5 2.8
Capital
(revvaluations end
capital losseas) N4 0.5
Dividends {64.2) 2.8)
Other 2.8 oAl
Diluted EPRA NAV
at 31 March 2020 1,301.9 539

Qur Total Accounting Return per share for
the vear ended 31 March 2020 is 6.3% of
which 2.75 pence per share (5.2%) has
been distribuiea 1o shareholders a~d 0.9
nence per share (1.1%) is tha movement

on EFRA NAV.

Jayne Cottam
CFO
20 May 2020
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CFO review continued

EPRA performance measures

The calculations below are in accordance
with tre November 2016 recornmendations,
In Ostaber 2019, EPRA publishad updated
recommendations, effective for financial
perinds commencing after 1 January 2020
We have included at Appendix A, on page
137, the effact of these changes which
intraduce new measures for NAV.

Summary table
2020 2019
EPRAEPS (p) ) i 2.8 2.7
EPRA Cost Ratio Oncluding direct vacancy osts) (%) - o ] . 12.6 12.5
EPRA Cost Ratio (excluding direct vacancy costs) (%) 1.5 N4
2020 2019
EPRANAV () ) 53.9 53 i
EPRA NNM,4 - e 52.7 52.5
EPA NV (%) ) ) - L 69 4.73
EPRA "tapped-Lp” MY (%) - R o mA3 478
EPRA Vacancy Rate (%) 1.6 1.5
EPRAEPS Diluted EFRA NAY EPRA NNNAY
2.8p 53.9p 52.70
20M9: 270 2009: 53.3p 2019 52.5p0
Definition Definition Definition

Earnings from operational activities.

Purpose

Akey mezsure of a company's
underlying operating results and
an indication of the extent to which
current dividerd payments are
supported by eamings.

The calculation of EPRA EPS and

diluted EPRA EPS are shown in Note &
to the accounts,
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NaY sdjusted to include properties
and other invastment interests at fair
value and to exclude cerain items
not expected to crystallise in a long-
term investment property business.,
Presented on a diluted basis.

Purpose

Makes adjustments to IFRS NAV to
provide stakeholders with the most
relevant infarmation on tre fair value
o the assets and habilities with a true
real estate investrment company witn
a long-term investment strategy.

The calculation of EPRA NAV is shown
inNote 7 to the accounts.

EFRANAV adjusted w include the
fair valLes of () firancial irstruments,
(i) debt and (i) deferred raxes.

Purpose

Makes adjustments to EPRA NAV to
provide stakeholders with the most
relevant inflormation on the current
fair value of all tre assets and liabilities
within a real estate comaoany.

The calculation of EPRA NNNAV is
shown in Note 7 to the accounts.,




Strategic report

EPRA NIY

4.69%

2019 4.73%

EPRA “"topped-up™ NIY

L./5%

2019: 4.78%

Definition - EPRA NIY

annualised rental income based on the cash rents passing
at the balarce shee: da<e, less non-recoverable property
operating expenses, divided by the marke: value of the
property, increased with {est mates) corcrasers’ costs.

Definition - EPRA “topped-up™ NIY

This measure incorporates an adjustment 1o tne E2RA NIY
i respact of the expiration of rent-free periods {or othe-
unexpired leass incantives such as discounted rent perioas
and siep rents).

Purpose

A comparable measure for portfolio valuations, this measure
should make 11 easier for investors to judge for themselves
haw the vzluation compares with that of portfolios in other
listed compan’es

2020 2019
£m £m

Investment property 213%.0 1,978.8
| ess develepments (57.5) (231
Comoleted investreant property
portfolio 2,081.5 1,955.7
Allowance for estimated
cJarenasers’ costs 137.5 128.3
Gross Lp completed investment
croperty - B 2,219.0 2,084.0
AnnLalisad czsh passing rental
income ) 108”7 1027
AnnLalised property outgoings [ 4.0
Annualised nelL rents — A 1060 98.6
Notional rent expiration of rent-
free perads or other incentives 0.9 0.9
Tocned-up arnualised rent - C 104.9 9.5
EPRA NIY - A/B (%) 469 473
EPRA "topped-up" NIY - C/B (%) 473 L£ T8

EPRA Vacancy Rate

1.6%

2019:1.5%

Definition
Estuimated rental value ("ERV") of vacant space divided by ERV
of the whole portiolio.

Purpose
A'pure” (%) ~easure of vestmert property space that is
vacant, based on ERV.

2020 2019
ERY of vacant space (Em) 17 1.6
ERV of completed property )
portfolio (Em) m.7 104.0
EPRA Vacancy Rate (%) 1.4 1.5

Govarnance

Sinancizl statermerts

EPRA Cost Ratio (excluding
direct vacancy costs)

11.5%

2019:11.4%

EPRA Cost Ratio (including
direct vacancy costs)

12.6%

2019:12.5%

Definition
Administrative a~d operating costs {including ard excluding
direct vecancy casts) divided by gross rental i-come.

Purpose
Akey reasure to enable meaning®ul measurement of the
changes in a company’s aperaung costs.

2020 2019
£m £m

Direct property costs 4 4.1
Acministrative expense: 3.9 8.7
Share-bascd payment costs 0.2 0.3
Net service charge costs/fees (0.3) {0.3)
Exclude: L
Ground rent costs (0.4) (0.4)
EPRA Costs (including direct
vacancy costs) — A 13.5 12.4
Direct vacancy €osts (1.2) 0
EPRA Costs (excluding direct
vacancy costs) — B 12.3 1.3
Gross rental income less ground
rent costs {per IFRS) 1074 Q8.5
Gross rental income = C 107.4 986
EPRA Cost Ratio (including direct
vazancy costs) — A/C 12.6% 12.5%
EPRA Cost Ratio (excluding direct
vacancy costs) - B/C "1.5% N.4%
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Compliance statements

Viability statement

In accordance with the Code, the Board has
conducted a review of the Group's current
pos'tion and principal risks to assess the
Group's longer-term viability.

The Board believes the Group has szrang
long-term prospects, being well-pasiticned
to address the need for better primary health
care buildings i~ the UK and the Graup
culture placing emphasis on long-term
relatiorships and market understanding.

The business madel (see page 34) and
strategic pricrities {see page 27) are
designed to 'dentify, assess and meet

the evelving needs of our ozcupiers and
other stakeholders through the lifecycle of
aJr buildings, utihsing our balance sheet
strength and capital discipline (as reflected
in our current, rating of A- from Fitch
Ratings Ltd).

In compileting the assessment of viahlity,
the Board has considerad the crincipal risks
of the Group, as set cut on pages 54 to 59,
in developing sensitivities that have been
applied to financial forecasts covering the
five-year zssessment oeriod.

Specific scenarios Link te

modelled principal risks
Prolonged downturn  Strategic rigks -
in prope-ty valuations  competitor threat
(7S0ps over two and investar
years with no further  derand
growth)

Increase ininterest
rates (assumed 0.5%
increasc in base rate
per annum)
Sustained absence
o rantal growth
{assumes 0% open
market rental growth)
and increased risk

of occupier default
{assumed cad debt
at 3% of rent roll

per annum)

Mnancial risks -
increase in cost.
of finance

Operational risks —
unelerpe-darmance
of assety

The assessmeant has not assumed any
significant changes to Government. policy
with respect to NHS estates strategy or
the GP* reimbursement model which we
consider to have a low likelihood), or any
specific implications as a result of Brexit
{which we consider to have z low potential
impact on our business).

In respect of the current COVID-19 outbreak,
as described on page 19, a rumbe- of
mitigating business operation acticns have
been taken and we believe the dermand

for high quality medical centres will remain
slrong. We slso believe that the sensitivitias
included above suitably address the potential
impact on cur busiress and results as a result
of COVIDA19.

I addition, it has been assumed that debt
facilities can be refinanced as required in
riormal market lending conditicns, consistent
with what we are currently experiencing in
negotiations with odr banks o extenc the
term on our RCF. For prudence, we have
assumed that the interest rates achieved are
in excess of what we have achisved 'n the
current yaar.

Group forecasts are prepared using a
comprenensive financial model whicn
projects the income statement, balance
sheet, cash flows and key performance
indicators (including covenant comoliance
and reverse stress testing) over the
relevant timeframe, The model allows
various assumptions Lo be applied and
altered i respect of factors such as lavel
of investment, nvestmeant yield, availzbility
and cast of finance, rental growth and
potential movements in interest rates and
property valuations.

The reverse strass tests completed showed
that as a7 31 March 2020 a praperty veluation
decline in excess of 30% and a aecling in
rental income in excess of 0% would be
required before covenants were breaches.

Afive-year pencd is considered appropriate
for this review as this corresponas with

Lhe Group's strategic plannirg timefrzme.

In addition, the long-term nature of leases
and deot facilities support an assessment
over this perod,

Basec on this cansideration of principal risks
and the farecasiing exercise completed, the
Board has a reasonacle expectation that the
Group will he able to withstand the impact
of the specific scenarios considered over
the five-year period assessed. The Board
considers that the long-term nature of the
leases and “nancing arrangements in place
mean that the business maodel wauld remain
viatle in the avent that further growth of the
business was not achieved.

Going concern

Assura's business activities together with
factors likely o affect its future performance
are set oot i the CFO review on pages 60
to 65, In addition, Note 22 1o the accounts
includes the Group's objectives, policies
and processes for managing its capital, its
financial risk management objectives, details
of its financial instruments end its exposure
to credit risk and liquidity risk.

In addition to surplus available cash

of £18.3 million at 31 March 2020

(2019: £16.5 million), the Group has undrawn
facilities of £220 million at the balance sheet
date, with commitments as at year end cf
£34.0 million (see Note 23). Subseguen: to
the year end, this has increased following
the £185 million equity raise completed ir
Apel 2020,

The Group has “acilities from a number
of financial institutions, none o which are
rapayable before May 2021, In respect

of the RCF, due to mature in 2021, post
year end we have extended the term to
November 2024,
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The Group's primary care propearty
developments in progress are all
substantially ore-let.

The Group has adequate headroom in its
banking covenants. The Group has been
in compliance with all financial covenants
onits loans throughout the year.

The Group's properties are substantially

let with rent paid or reimbursed by the
NHS and they benefit from a WAULT of 11.7
years. They are diverse both geographically
and by lot size and therefare represent
excellent security.

The Group's financial ferecasts show that
borrowing facilities are adequate and the
business can operate within these facilitios
and meet its obligations when they fall due
for the foresecahle future, The Dircctors
beleve that the busiress is well placed to
manage its current and reasonably possitle
future risks successfully.

In reaching itls conclusicn, the Drectors have
considered the specific impact in respec:

of Brexit and COVID-19, neither of whick,

in themselves, are considered significant
risks to the business based on the curent
position. The Directors continue 1o monitor
these, and any other emerging risks,

as appropriate.

Accardingly, the Board considers it
appropriate that the financ’al statements
have been prepared on a going concern
basis of accounting and there are no matar'al
uncertaintias regardirg the Company’s
abilily .o conlinue o prewdre thein o Uiy
basis over a period of at least 12 montks.



s172 statement

Strategic report Governance

Finanzial statements

Azcitional infarmiztinn

The Board is reqJired to understand the views o the Group's key stakehclders end descrbe in the arnuz! report how therr interests and the
maztrers set out in 5172 of the Comperies Act 2006 have been cansideres i+ Board discossions and decision making. Tae Board considers that.
throughout the year, it has acted in a way a~d made decisions tha: would most | cely promote the saccess of the Group for the pensfit of its
mempers as awholz, with particulzr regard to:

5172 factor

How factor is brought into Board decision making

Read more

a) tha likely conszquences of
any decision in the long term

The very nature o what we ¢do makes it necessary for us to cansider
all decisions for tha long torm.

We adopt s long-term approac o holdirg our 2ssets - the average
lemgtr of our leases is 21 years. Our ~vestment decisions consider
how crucial an asset is to tre local haalth economy “or the long
term, our davelcpments are designed o incarporate future proof
technology and we seek to improve and enhance exist ng assets so
they remain fit fzr purpose.

We strive to bu |s lastirg relationships with our cocupiers and waork
hard to safeguard employee reterntion.

We maintain 3 conservative funding structure and our dividena
policy is bzsed on paying out a proportion of racurring earnings.

- Cwr business maoda| page 44

- Our customers: GPs 2nd the
NHS page 40

— Cur peoele page 46

- CFO review page 60

D) the interests of the
Company's employees

Louise Fowler has responsibility for workforce engagement and

regularly meets with the employes representative group "the Voice",

feedirg their comments back to the Boara so that their views
can be unde-stoad and conside-ea 1 Board decis'ons.

- COVID-19 - ourresponse
paage 1%

- Our people page 46

- Aletter from L ouise nage 7%

the need to fastar the
Company's casiness
relaticnships with suppliers,
customers and othars

2]

The Boa-d factors stakeholders in all our decisions and
cemmiss'oned management to create a detailed stakeholder map
with a particular focus an the implementation of our stratogy as set
aut an pages 24 to 29,

- CCVID-19 - our response
page 17

- Qur customers: GPs and the
NHS page 40

- Our supplicrs page 44

- Our communities page 42

d) the mpact of the Company's
operations on the community
and the environment

This year we have launched our social impact strategy where

we have committed to meeting s pledaes by 2026 to maximise
our contribution to society and rinimising our impact on the
environment. Read more gbout the Board's involve Tent on page 75.

- Our social impact strategy
page 14

- Qur communities page 42

- Environmental impact

page 50
e} the desirabllity of the wWe have a clear purpose t¢ craate outstanding spaces for health - COVID-19 - cur response
Company maintair’ng a services ir our commurities through our values of innovation, page 1%
reputation for high g=andards  expertise being genuine, collaboration and passion. - Our purpose and values
of business conduct page 34
we believe good gavernance is key 1o the way we run oor business - Corporate Governance
and we comply with all legal and regulatory standards. page 68

We maintain high standards for health and safety, and we treat our
suppliars fairly.

- Our suppliers page 44

- Ourregulatory and
compliance policies page
L6667

f] the necd te act fairy as
hetweaen members of
lhe Company

The Board erbhraces open dialoguo with sharehalders anc
works with s stockbrokers to ensure that an approprate level
of ccmmunication is ‘acilitated.

- Qurinvestors and lenders
pagc 48

- Qurinvestment case
page 49

- Shareholder ergageTent
page 78

An example of Fow we have exercised our s172 doties in practice is set out in the case study on page 76
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Chairman's introduction to governance

Governance in numbers

Board composition Meetings per year
Chairman Executive Non-Executive  Board Audit Nominations  Remuneration
Diractors Directors Commtiee Committee Committee

Time spent on key Board activities during 2020:

50% 1% 15% 10%

1. Strategy, property and . Financial performance 4. Stakeholders, shareholders &, Audit
projects - Update and discussion of KPls  and public affairs - Fxtermnal audit
- Specific prajects e.q. - Approval of bucgst and half - Stakehalder - Monitanng risk regster
technology vear and full year sccounts engagement feedback and internal controls
- Chairman and CFO ousiness — Disgussions on future - Investor relations activitics
- Updates on investment, funding requirements - Puglic affairs and " O O/
development and portfolio - Operational excellence and charitable foundat'on Q
including health and safety cyber security 7. Other
- Updates on and discussion ’i éO/ - Board composition
of strategy ‘I O O/ O and succession
o) 5. Governance
3. Purpose, culture and people - Governance
— Social impact strategy compliance updates
- Moritoring culture - Board evaluation
- Employee survey - Rermuneraticn

- Diversity and inclusion

Image removed

Ed Smith, CBE
Non-Executive Chairman
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Dear Shareholder

This is oL Corporate Governance Repart,
which sets out how the Board and its
Committees oneraie and how we are
comrmitted to mainta'ning tne nighest level
of corporate governance.

Implementing the 2018 Code ("Code")
Lzst year we welcomed the changes

to corporate governance in the new

UK Corparate Governance Code and
sdopted them in advance where possible,
\We continued to entrench thes in the
business during the year and in accordance
with the Listing Rules, | am very pleased to
canfirm that throughout the year ended

31 March 2020, the Company was compliant
with all the relevart provisions as set out -
the Code save as set out on page 86 of the
Remuneration Report,

This Report explains Fow the Board has
applied the princples of the Code.

l.eadership

The Board 1s collectively responsible for
the effective leadership and long-term
success of the GroLp. We welcared
Louise Fowler as Non—Executive Jiractor in
lune 2019 and Jonathan Davies succeeden
David R chardson as Audit Chavr and Seniar
Independent Director at the conclusion of
last year's AGM.

Culture

Qur clear strateg'c and social purpose is

to create outstanding spaces for health
services Ir our communities. Our strong
culture suppo-ts our strategic pria-ities
and promotes employee engagement,
retention and productivity. We are genuine
and passisnale about what we do, working
collaboratively and using our expertise

to fird innovative quality solutions for

our occupiers and the people who use

our buildings.

Strateq o repon Governance

The Bozrd leads by examrple, fzcosing

o our purpose and values in all decsion
making ane cemaonstrating the behaviours
we encourage a~d support ir everycne at
Assura. To this end the Board agreed that
its legacy should be as a dy-zmic pa-tnar
w tha NHS and leading social impact
business, playing a key role in rodernising
and improving community healthcare whilst
celivering consistent long-term shareholder
rerums. Qur social impact strategy, s'xbysix,
embaodies the simple aim of improving the
healthcare buildings used by maore than six
million patients by 2026,

Culture is measured trrough the

results of cur employee engagerent
surveys, abserieeism and staff turnover,
whistleblowing reports, health and
salety incidents and initiatives and
cuslomer satistaction,

Employee and other stakehaolder
engagement

Lovise Fowler took over responsib ity

for workforce engagement fram David
Richardson in July 2019. Lou'se regelarly
meets with tne employee representative
group “the Voice” feeding their comments
back to the Board so that ther views

car be understood and considered in
Board decisions.

The Board members “walk the flocr" when
attending Board meetings at the heac office
in'Warringten and engage w'th emplayess
whao present Board papers and accorpany
them on s'ie visits. An annual dinner in an
infarmal setting allows the Board to interact
freely with employees and understand what
matters ta them.

In October 2019, employee engagement
was independently surveyed by the

Best Campanies organisation. 91% of
employaes participated in the survey and
we were pleased to achieve a One Star
rating which showed very good levels of
ergagement, The Board receives regular
updates on the measures which were
identified for development sucn as internal
communication an2 wellbeing.

The Board factars stakeholders into all our
deasions and commissioned management
{0 create a detailed stakehaolder map with
a paricular focus on the implementation

of our strategy. Stakeholder importance

to the businass was plotted against our
influerce on that stakehalder group

to 'dentify priority arsas and establish
specific engagement plans which were
then developes throughaout the year.
Management provide regular updates on the
risks and opportunizies which have arisen in
the year in relation to these groups.

The stakeholder mapping assists the Board
in perorming its duty under §172 of the
Companias Act 2006 and provides the
framework for management to consider all
stakeholders when developing plans for
Board approval.

Finare al staterments addminnal irfarmstion

Performance evaluation

The Board agreed an sction pla~ based on
the perfarmance review carried out by Weva
Ltd (who hzs no other involverment with the
Compzny or board me~bers) last year to
help supcort continuous Tprovemert intne
Bozrd's performznce. Significant progress
has ceen made ir all sreas of the plan
including agreeing the Board's purpose,
actively supporting the Company's sozial
puroose and co—missioning managerment
to procuce a clear articulation of the
Company's business model along with
success critena for cur strategy and 2

formal stakeholder strategy as referred

to above. The Board has also established

a methodology for self-assessment for the
next three years.

Remuneration

@ receivec over 89% of votes in favour of
our Remuneration Report at the 2019 AGY
and | am gratef:l to sharenclders for the
level of engagement and sucport curing
the year.

Effectiveness

| believe that the Board has an effective,
well-nalanced structure. Board memibers
have a wealth of skills and exper ence, as
shown on pages 72 to 74, which erable
them tc challenge, motivate and support
the business. Louise Fowler brings significant
skills in customer-facing rales, marketing and
digital techrology which will help drive the
implementation aof cur strategy.

| am pleased to report that all the Directers
continueg to davota suTicient t' e to
discharging their dulies to a high standard
and remain committed to their rolas.

Gender diversity

The Board is committed to ensuring that
the Group is free from discrimination anc
equitable 1o all employees. We were
delighted to be ranked 4th in the Hampton-
Aloxander Report 2015 for FTSE 25C Womern:
on Boards and in Leacership rarking

ath for women or Boards and 8th for
Executive Commitiee and Direct Reports.
With 50% fermale representation cn our
ma'n Board, this shows our commitment

to greater gender diversity throughout

the organisation.

Ed Smith, CBE
Nor-Executive Chairman
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Our governance framework

The Board

Responsible for selting the Group’s strategy for delivering long-term value to our shareholders
and otrer stakeholzers and setiing the culture, values and governance framewark for the
Group. Provides effective challenge to management concerning execution of the strategy

and ensures the Group maintaing an effective risk managament and internal control system.
The Board has approved a schegule of matters reserved for decision by the Board.

The Board delegates certain matters to its three principal committess:

-
Nominations Audit Remuneration
Committee Committee Committee
Resporsible for ensuring aur Board Responsible for reviewing and reporting Responsible for establishing the
and its Committees have t-e right to the Board on the Group's financial Group's Remuneration Policy
balance of skills, knewledge and reporting, maintaining an appropriate and ensuring there is a clear link
experience ard ensuring adequate relationship with the Group's auditor and between performance and pay and
successian plans are in place. maonitaring the internal cortrol systems. pay is fair relative to the work’orce.
.

Executive Committee

The Boars delegates the execution of the Company's strategy 2nd the day-to-day
managemer! of the busness Lo the Executive Committes which cperates under the
direction and authary of the T=0

The Commitiee makes key decisicns to ersure achievement of strategic plans, ratifies
the decisions of the scpporting committees, considers key business risks and shapes
and sustains the culture and valuas of the business.

Itis supcorted by sub- committees each focusirg on an area of the business.

-

Risk Committee

Reviows and monizors key risks and the effectivenass of tne risk management
systemns, [dentifies emarging nisks, Reports Lo the Aud't Committee.

Investment Committee

Reviews and appraves investment, development and asset enhancement
transactions, allocates wvestment capital and agrees investmen: hurcie rates.

Operations Committee

Drives operaticnal excellence in systems and processes across the business
and responsible for performance management of our T systems and controls
including cyber controls.

Social Impact Committee

Establishes which social impazt risks and opportunities are of strategic
significance, integrates thern into business strategy and ensures effective
communication to stakeholders.
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Strateque report

Image removed

Governance

Financ al statements

Division of

responsibilities

Chairman

- The effective running =f the Board.

- Ensur’~g the Directors rece'va accurate
and timely information.

- Promoting high sta~dards of
Corporate Governance.

- Ensurng Board agendas take full
account of -elevant issues ard Board
members' corcerns.

- As Chair of the Nominat'ons Committee,
ensuring effective Board sLccession
plans arein place.

CEQ

- Running the Company's day-to-
day cperations.

- Imcler-enting the husiress strategy
and culture,

- Reqularly updating the Board on
progress against approved plans.

- Providieg efleciive leadership of the
Executive Commrittes wo achieve agreed
strateg es ana objectives.

CFO

- Responsible for the preparation and
integrity of financial information.

- Quoerat ~g effective systams of risk
management ana cantral.

- Develaping anc implementing financial
strategy and policies.

Non-Executive Directors

- Challenging and helping to develop
preposals on strategy.

- Satisfying themselves as to tne integrity
of the financial information and that
thera are effactive systems of risk
maragement and financizl control.

- Chairng and/or sernv'ag on
relevant Committees.

Senior Independent Director

- Acting as Chair of the Board if the
Chairmzn is conflicted.

— If necessary, acting as a conduit
to the Board for cormmunicating
shareholder concerns

- Ersunng the Crairman s provided with
effective feedback on per‘ormance.

- Serving as an intermediary for other
Directors when nacassary

Company Secretary

- Ersuring good irformation flow within
the Board and Commitiees.

- Faciltaung induction and training
of Board members,

- Advising the Board on all
gavernance matters.
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Board of Directors

The right mix of skills
and experience

Executive Committee
gender balance

44

Fermnale Male

Board tenure

(in current role)

42

04 years 4=7 years
(67%) (33%)

Board gender balance

S5 5

Female Male

image removed

|
Ed Smith, CBE

Non-Executive Chairman

Appeinted

October 2017

skills and experience

Az an experienced Chairman, Ed has extens ve govemance skills in
both the orivate and public sectors. During his time a5 Chairman of
NHS Improverrent and Deputy Cha'rman of NMS England he gained
significant health service and public secto- experience. Ed's skills
include strategy and ocerational excellence as he was the former
Global Assurance Chie’ Operating Officer and Strategy Chairman of
PricewarerhouseCoopers (“PwC"). During his 30-year career as a
Senior Partner at PwC, helding many leading Board and top client
roles in the UK and globally, he gained broad experience in finance
and accounting, capital markets and customer focus,

He 1s 8 Non-Executive Director of HS2 Ltd and chairs the Advisory
Board of HCA Healthcare UK and Fust Doctor.

Ed is & Chartered Accountant.
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Jonathan Murphy
[SRS]

Appointed
February 2017

skills and experience

Jenathan has been with Assura since lanuary 2013 having joined the
Group as Finance Directar and bacoming CEQ in 2017 lonathan was
previously finance direcior for the fund maragement business of
Brooks Macdenald and Braemar Group ple and thase roles provided
broad exper ence in finance and account'ng, corporate finance,
capltal markets andd real estate investrnent.

Jonathan's earlier career included commercial and strategic roles
gt Spir't Group and Vodafone.

Jonathan sits on the the Board of the BPF and on the Advisory Board
far the European Publ'c Real Estate Association ("EPRA") and is Cha'~
o the Healthcare Committes for the British Praperty Federation.

He qualified a5 a Chartered Accoumant with Pwi, holding
management roles in both the UK and Asia.

Image removed

|

|
layne Cottam

CFO

Appointed

September 2017

skills and experience

layne is a CIMA gualified accountant, with skills including finance,
debt strategy and nisk management. She joined Assura from Morris
Homes, ane of the U<'s largest private national housing develocers
where she was the Finance Director for Operations, heading up the
operational finance team across the Graup and providing “nancial
and strateg'c support as a member of the Board for each of the three
owerating regions,

Jsyne was previossly Director of Finance for the Continental Europe
Division of European Metal Recycling Limited, one of the world's
largest metal recyclers, and before that held a number of other
senior finarce pos'tions.

Jayne sits on the North west Regional Council of the CBJ
(Confederation of Britisk Industry) and the Fina~ce Committee of tre
British Proparty Federation,
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Jonathan Davies

Senior Non-Exec live Director
Appointed

iuns 2018

skills and experience

As Chief Financial Sfficer of SSP Group ple, Jonathan has extensive
experience of firance, mergers and acquisitions and corparate
governance. He nas broad capital market skills, taking SSP private
in 2006, hstingg # on the L endon Steck Pxchange in 2014 z=nd
undertaking various dabt and equity raiscs s'nee then, lonathan's
s<lls include strategy, cammarcial and financial management.

Ile began his carcer in Unilever plc's managemant devalopment
programme before joining QCAC, the strategic management
consultancy, as a start-up in 1987 where he was par: of its rapid
growth to become a leading internztional consulting firm. From 1995
to 2004 Jonathan warked for Safeway plc, where ha was Finance
Director on its Executive Board betweean 1599 and 2004,

lonathan was appointed cha'rman of the Audit Committee and
Senior Independent Direcor following Davic Richardson's retirement
at the conclusion of the 2019 AGM.

Jenefer Greenwood, OBE
Non-Exzcutive Director
Appointed

May 20712

Skills and experience

Jenefer is & Chartered Surveyor with extensive knowledge of tre
real estate ‘ndustry. Jenefer started her career at Hillier Parker in
1978, becoming Executive Direcior and Head of Retail on merge-
with CBRE. She workad for Grosvenor Fstate from 2003 until 2012
where she exparded her skills in develocment and maximis ng real
estate value.

Jenefer chairs the Remuneration Committee, having initially gained
rermuneration expenence as crair of the remuneration committee
of The Crown Estate. She has significant board level experience
and is currently on the coa-d of 5t Modwen Procerties clz and
LiveWest Housing

Image remaoved

Image removed

Louise Fowler
Non-Exacutive Director
Appointed

June 2019

Skills and experience

From beginning ner career at British Airways before moving into
financial services with Barclays and the Co-operative Barking
Group, Louise has achieved 25 years' marketing, customer anc
digital expenence at a senior level in the travel and “nancial
services irdustries,

In recent years, she has been working as an independent consultant
for wellknowr consumer brands such as the Post Office, First Direct
and M&S furthering her skills in branding ana ceveloping strategy
through customer focus.

Wth her significant experience in promoting and developing a
coherent busiress culture, Louise was ideally placed to take over
Board respons dility for employee engagament,

/|
Orla Ball

Company Secretary

Appointed

April 2015

Skills and experience

Orlais a lawyer, qualified Chartered Secretary and an Associate

of ICSAwhose skills include corporate governance and managing
legal risk. She qualified as & solicitor with Eversheds Manchester
and gained s'gnificant legal, mergers and acquisitions and capital
markets experierce working as a corporate lawyer for over 14 years.

Orla's move in-house to Braemar Group plc, subsequently acquired
by Brooks Macdonald ple, provided her with real estate skills as
sne looked after the legal matters for its preperty management and
property funds business.

Orla s Head of Legal for the Groug, Cha'r of the Risk Committee and
a member of tna Executive Committec.
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Board of Directors continued

Time commitments and

independence

Other directorships of the Board

memoers are set out on pages /2 1o 73.
Executive Directors would be permitted

to serve on one other Board if this would
not interfere with their time commitment

to the Company. At present, neither of the
Cxecutive Directors holds any Nor-Execytive
Director positions.

The Board reqularly considers the
independence of aur Non-Execctive
Directors and all Directors are reavired to
declare any relationships or interests which
may constitute a conflict of interest at the
commencement of each Boa-d reeating.

Re-election of Directors

In accordance with Corporate Governance
best practice, it 1s the Comoany's policy
that all Direciors will submit tremselves (or
re-election at the 2020 AGM and the Notice
of AGM w Il explain why their centribution
ramains important to the Company's lang
Lz sustai~able succoss,

T4 Assura ple Arnual Report and Accounts 2020

I order 1o deliver the Group's purposa and strategy, the Board
bel eves the tollowing mix of skills within our leadership team
is required:

Skills and experience

Number of
Non-Executive
Directars Number of
(including the Executive
Chairman) Directors
Executive and strategic 4 2
=sdershi
Financizl accounting, regorting or 2 2
corporete finance

Property developr;afﬂt,—\

investrnen: or real estate 2 2
management

Governance ang compliance

Social imnacs, people or charities

Health and safety, risk management, 2 2

or internal controls

lnvestor relatiors and 2
engagement

Pricr remuneration cormitteg
experience and or exparience in 5 2

remuneration

Committee meetings attendance

Board Auvdit Rem Nom
Ed Smitr &/6 470 5/5 /3
lonathen Murphy &/ &4 5/5 33
Eyne Cottam Y oA 5/5 3/5
lenefer Graenwood T &6 44 575 3/3
Jonathsn Davies s 4/% 4‘14/;5—— 373
Lovisc fowler* afs 373 A
David Richardson'” 272 A 272 A

appoiried lune 2019
* retired July 2019
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Key Board activities

—

Image removed

Social impact
strategy -

sixbysix

The Bosrd commiss oned
manacement te loo' at developing
arespons.cle business strategy

in March 2019, recegn’sing that a
strong social purpose was critical
to maintain ng trust ard confidence
with key stakeholders and that the
business was uniguely placea tc make
Image removed a genuine positive impact on the
communities our ocoupiens serve.

The Board discussed the strategy
again in September 2015, agree’ng
tha bold amhbition for the Group

to tecome the 'UK's leading listed
property business for long-term social
impact' and endarsing high level goals
around our bulzings, cur operations,
our people, our cemmunities and

our investors.,

1 he Board alse approved tre
establishment of the Assura
Community fund which will build

on the work we've already done
through our Healthy Communinies
grant scheme since 2077, Tha =und will
bagin dist-ibuting millions of pounds
into health-improving orojects in the
communities around our buildings

th's summer.

The Social Impact Committee was
created in September 2019 and
repo-ted to the Board in “anuary

and March 2020 on the high level
objectives to advance the simple

aim of improving the healthcare
buildings used by mare taan six million
patients by 2026. The Comrmittee are
developing the KPIs to track delivery
of these objectives against which they
will regularly report to the Board. J

Image removed

Victoria Park Medicaf Centre
Top - landscaped
sustainacle drainage

wetland area

The Men's Shed Logo removed
Middle - Hegalthy
Communities grant recipient

West Gorton Medical
Centre - Greater Manchester
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Key Board activities continued

Making the
right strategic
decisions
|

The Board factors owr stakeholaers, the
lo~g-term impact on the business and the
impact on the environment inte all our
decisions in Jne with jts duties under §172
Companies Act 2006.

In May 2019 the Board anproved the
acquisition of the business of GPI
Limited, a third-party primary care
development company.

The Board considered that this
acquisition would be beneficial to the
Group's long-term strategy of becorring
the numker one listed business for
social impact, as GFI had a sigrificant
pipeline of orimary care development
opportunities wh'cl wunniplemented our
development pipelire of high quality
community based schemas znd four
experienced development surveyors
whose skill sets would strengthen the
skills of our development taam.

Image removed

The GPI staff shared our high standards
and culture and were extremely paositive
abaut joining us. In considering their
interests No measures wera proposed
for their transfer and they moved

across on their existing contract terms
hey nave since integrated seamlessly
into our feam,

Extensive due diligence was carried
ot on the pipeline to ensure its
viability for shareholders and that

the scheres presenzed no adverse
environmental impact. The 2oard

noted that the acquisition weould sacure
the ongoing workstreams for the GFI
suppliers including building contractors
and architects.

However, the overriding consideration
for the acauisition was that the pipeline
of proposed schemes would create
outstanding spaces for health services
in our communities,
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Image removed

image removed

Financial statemer is andtional iforr stion

Image removed

Image removed

Image removed

Image removed

Parthcawl
Medical Centre
Middle and botrzm

Virtual reality
demonstration
Botom left,
Non-Executive Diractor,
| cuise Fowler

Logo removed
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Key Board activities continuec

image removed

Shareholder
engagement

The Board embraces open dialogue
wilth sharcholders and works with

its slockbrokers Stifel and JF Margan
Cazenove to ensure that an apprepriate
level of communication 1s facilitatec
through a series of investor relations

Image removed

activities, including regular meetings
between the Executive Directors,

institutional invastars, sales t2ams snd
industry/sector analysts, as well as
regular advice from <PMG Makinson
Cowell. Details of the investor relations
prograrmme over the year is shawn on
page 48,

We have increased IR reporting to the
Board with a2 dedicates slot at each
Board meeting where feedback from
these meatings is regula’ly discussed 'n Image removed
order to ensure that all Board members,
and Non-Executive Directors in particular,
develop an underszarding of the views
o major shareholders and of the market
in general,

This year the Chairman also offered direct
meetings to our largest shareholders
and this allowed the Chairman to directly
hear their views and feed these views

back to the Beard. The Chairman found
these discussions very useful as they

covered current strategy, the NHS znd W
the impaortance of social impact

Comrmittee <airs consalt with
shareholdars on appropriate matters,
althow gh no consultations were
completed in the current year.

Image removed

Image removed
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Employee

engagement

Image removed

Our business has people
at its heart: we are very
conscious of the social
impact we have as an
organisation with our
primary purpose being
to create outstanding
spaces for health services
In our communities.

Louise Fowler
Non-Fxecutive Director

Stiateqic report Gavernance

Aletter from Louise Fowler

Inined the Board in June 2019 and was
delighted 1 be asked to take on the rcle
0 NED wth resporsibility lo- employee
engagemeant as this is something | have
always vafued in my business [ife. ™ his was
not a new role to Assura; Cav'a Richardson
had pioneerad this role for tne Corpany
fallawing the intreduction of the 2018 Code,
laying some excellent foundations, but

I and my Board and executive colleagues
are pass onate abous taking cur emgloyee
engagemert and satisfaction further.

Our business has peopla at its heart; we

are very conscious of the social impact we
have az an organisation with our primzry
purpose teing to create outstanding soaces
for health services in our communitias.

wWe are launching our social impact strategy
setting out our ambiticn thst six million
peopte will benefit from improvements to
our healtrcare buildings by 202&. This is a
big ambition. We know that we can have

a significant impact on the fives of ardinary
neople and for us it is not just what we do
but how we do it that matters. Our pecple
are all ighly skilled professionals and they
arc encouraged o collaborate and innovate
as well a3 to dovelop their own skills better,
For example, every emplayes has the
opportunity to davelon a long erm personal
development plan which aims 7o enable
them to achieve their career goals.

Internal communications and engagement
requires a constant focus and effort at

all levels in the Company. The Board ard
Exacutive Team set the tone from the top,
and in line with our culture of being genuine,
collaborative, listening and learning and
enccuraging others, we work hard = ensure
we are acproachable and commnicative.

| meet regularly witn a cross-functional,
crass-hierarchical team of colleagues which
we call "The Voice", Repraesentatives on The
Voice are respons ole for gathering views
fram their colleagues and team-r-ates to
identify current hot topics or ‘ssues, and to
feedback the discussion from the group.

| particularly value the very proactive and
pos tive approach my Voice colleagues nave,
often bringing their own suggesticns and
solut'cns for consideration. | am responsible
for updating the Board on tne key issaes
affecting the warlkforce, which informs our
decision making and often promots action
or change as a resull.

Financizt statema-ts

Aadivionzhinformation

Az aur most recon: Voice sossiors, health
and welloaing has bhean ~iahlighted as heing
high on colleagues' agendas, tnis having
been a particular focus durirg the COVID-1%
- erforced remaote working. Ve are
explori~g ways in which the Caompany can
positively suppert all our staff in maintaining
both ghysiczl and mental health. We nad
already made great prograss in int-oducing
flexible working patterns to some sza¥f
before we had even heard o* COVID-19 and
the speed and professionalism with which
colleagues nave rolled out remcte and
fexible working in the national lockdown
nas been truly awe-inspiring. We have

also discussed erployee rewards and

how all colleagues might be able to share
in the success of the growing cempany,
have more flexible bensfits and ensure the
performance--elated element of their reward
is as efective and consistently managed

as possible.

We entered the "Best Companies” survey
this year ard we were delighted to be
awardad one star at the first time o°
entering. Over 90% of colleagues completed
the survey ano 47% showed high levels

of engogement and satisfactior atwork.

I he survey also highlighted our oper
culture ard the approachability of the senior
management, however we will always strive
for excellence and there is always room for
improvemant. This year we will be exploring
internal communication, wellbeing anc

my team.

Assura is a growing businass with 2

critical rele to play in contributing to the
communities we serve; all cur people play
avital role in that and 1 see a key part of
my position an the Board as supporting
colleagues znd emecloyees to be the
absolute best they can be in what they do,
day-in and day-out, to continue to deliver
our long-term sustainable success and to
deliver against our social impact ambition.
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Nominations Committee Report

Image removed

Committee members Attendance®
- Ed Smith, CBE

(Committee Chair) 3/3
- Jenefer Greenwood, OBC /3
— Jonathan Davies 73

- David Richardsen (until July 2019) 11
— Louise Fowler (from lune 2019) 2/2

.

ot of the maximum possible meetings

Additional attendees*
- Orla Ball - Comopany Secreiary
- lonathan Murphy - CEQ

.

as aporopriate

Meetings in the year:

5

Terms of Reference

htzps: Awww.assuraple.com/irvestor-
relations/shareholder- ~formation/
sustainao|ty-and-corporate-governance-
policies

Dear Shareholder

The Committes continees to play a crucial
role in supporting Assura’s strategy by
ensuring the Board and its Committees have
an appropriate balance of skills, experience
and knowledge, with succession plans

in place, maintain a diverse pioeline for
board and serior managemenit positions
and a robust evsluation process to

ensure the Board and Committees are
working effectively.

Beard compaosition

Appointment of Jonathan Davies as Audit
Committee Chair and SID

Jonathar Davies joinec the Boarc in June
2018 and was appointed ¢nair of the Audit
Committee and Senicr Indepencent Direcior
when David Richardson stepped down at
the cenclusion of the AGM in uly 2019

Appointment of Louise Fowler, NED for
employee representation

In Marcn 2019 we appoinled recruitment firm
Russell Reynolds Associates to assist with the
search process for another Non-Executive
Direcior with corplementary skills to further
strengthen our Board. Russell Reynolds
Assaciates had been engaged on the
appointment of Jonathan Davies and have
no cther connect ons with the Group or any
membaers of the Board.

The Committee agread the recruitment brief
requesting that the candidate have 2 core
skill setin marketing, busingss develooment
or technology alongside complementary
experience in commercial, customer centric
business and arganic growth. “he position
was open to those with no previoss Non-
Executive Directorship experence but who
would be attracted by our puroose, values
and wider social strategias and diversity

in its broadest sense was encouraged.
Russell Reynaolds carried out an extensive
external search process from which they
identified a long list of ootential candidates
for tne Conrmittes to review and, from this,

a shorthst was selected. [he Commitlea then
interviewed a number of these candidates.

I May 20719, Lhe Board appointaed Louise
Fowler on the Committee's recommendation
and agreed that she should become

the designated Non-Executive Director

for employee representaticn which she
subsequently did wnen David Richardson
retired at the conclusion of the 2019 AG™,

80 Assura ple Annual Report and Accounts 2020

Induction of Louise Fowler

On appointment, rew Lirectors undertake
a full, formal and tailored induction
programme. Training needs are raviewed
annually as part of the Board evalLation.
Each Board membaer is permitted to

take professional advice on any matter
which refates to thew position, rele and
respansibilites as a Director at the cost of
the Company, and have access to the advice
and services of the Company Secretary.

Non-Executive Director

induction process

Following the appoirtmen: of Louise
Fowler as Non-Executive Director, the
following induction was carried out:

Meetings with the Chairman
and other Board merbers

S

Meetings with the CEC, C=0 and
Executive Committee ~embers

S

D'rectors' duties and governance training
from the Cempany's legal advisors and
briefings from the Company Sec-etary

S

Al support pack o relevant
readirg rmaterizls

e g

Bricfings from the Company’s advisors
including auditors, corporate brokers
and PR firm
‘v

Meetings with senior management and
other staff members at the Company's
head office in Warrington

v
Visits to premises

Succession planning

The Committea maintains regular focus

on succession planning for both Board
and senior leadersh'p roles. Our talent
pipeline of hign performing individials are
identified as part of the annual appraisal
process. We began recruitTent for the role
of Group Financial Controller in July 2019
External candidates were considered for
the role, However, it was corcluded that
the strongast candidate was Owen Roach,
who was an existing employee. Owen was
identified as a high performing ndividual
with strong financial and commercial

s4ills and an in-depth understanding of
the business.



Diversity

[he Board behaves that a diverse warkforee
and managemeaent team improve the
parfarmance and culture of the organisation
and add value to the business ag a whole.
Russell Reynol:s Associates were tasked
with searching “or possible Nor-Execolive
Director candidates who could increasc the
diversity of Lhe Board.

Female representation on the Board has
improved 1o 50% from 33% last vear with
tne apoosintment of Louise Fowler and | am
del'ghted to repor: that the Greup meoved
from 43rd to 4th in the Hampton-Alexandea-
Review - FTSE 250 Rankings Women on
Boards and i1 Leadership, ranking 4t~ for
wWomen on Board and 8th for FISE 250
combined Executive Committecs and their
Direct Reports.

Diversity overview

The Commitiee will continue to consider
gender and wider aspects of diversity such
as industry experience, nationality, disability
and age when recommending any future
Board appointmerts and recruitmeant

firms are instructed to include a diverse

list of candidates for the Committee's
consideration. Final appointments will always
be made on merit.

Further details of aur employes policies

to promaote equality and d'versity can be
found on pages 44 but in surmmary this year
we have:

- signed up to the Race a2 Work Charter
and appointed Lou'se Fowler to act
as sponsor

- started capturing accurate employes
equality and diversity data

~ under aur social impact strategy,
set a goal to improve the gender
diversity of managers at all levels wthin
the organisation

- reviewed employee satisfaction by
gender in the recent Best Companies
survey {equal levels)

~ Improved flexible work ng within the
organisation with almost one quarter of
erployees currently working part time
or flexibly.

Strateque repnrt Governance

External Board evaluation

The externzlly facilitaten Board review
carried out by Weva Limited - a spec alist
hoard and leadn-ship consultancy whic has
no connsclions with the Group or the Board
mombars — in 2078 covelopod a Board
effectivenass ramawaork ('tre Framaowork™
under the specific hoadirgs:

- Cutside World

~ Creating the Future

- BoardTea Effectivencss
- Nurtur'ng ldentity

- Managing the Present

The review recommended that the Board
consider a number of areas to build on

or develop as part of its approach to
cantinuous improvement. The 3oard
accepted these recommendations and
agreed an action plan wnich has now been
substantially completed.

In particular the Board has:

- agreec a stztement of the Board’s
purpose o ensure Assura's long-term,
sustainable success by collectively
directing the Company's affairs as it strives
to create outstand ~q spaces fo- haalth
servicas in our comrunities and become
the numoer 1 listed prope-ty business for
long-term social impac: ard agreed that
its legacy should be as a dyramic partner
to the NHIS and leading social impact
business, playing a key role in modernising
and improving community healthcare
whilst delivering consistent long-ierm
shareholder returns

- actvely supported Assura's social purpose
and its sixbysix ambition as described
more fLlly on page 14.

- commissicned management to produce

a clear articulation of our business model

to explain how value s created over time

tasked managemert with developing a

formal stakeholder engagement strategy

to manage external risks and opportunities
around delivery of strategy.

- scheduled reqular Board develcpment
sessicons to explore new insights and
ideas, develoc skills and build Board
dynamics, for example a recent Board
dinner included a verbal presentation
on the impact of technolegy and digital
GP consultations

Financ al staternerts sddmonal infarmanion

- The Board cariec sut a self-ovaluation
this year with assistance rom Weva
Limited and the ~csults show that the
Bozrd is commit.ed to strengthening
its effectivencss across all arcas o the
I ramawaork with a facus on continuaus
improvemeant. A questionnaire was
compled by the Company Scorctary and
Lhe external facilitator to cover all areas
of the Framewaork, Lach Board member
scored the perce’ved strength of tre
Board and its Committees in each area
anc added commentary if thay wished.
The external facilitator irterviewead me and
the Company Secretary to 355858 now
effectively the Board and s Committees
were operating, collatec the scores from
the quest-onnaire and together with the
Company Secretary reported back to the
Board anonyrising the comments,

Recommended actions from the self-
evaluation ‘nclude:

Outside World
Build understanding of external
stakeholder nerspectives.

Creating the Future
Review strategy in lignt of
stakeholder nerspactivas.

Board Team Effectiveness
Review ways to increase Board diversity
through succession nlanning.

Nurturing Identity
ldentify ways to measure culture znd
continue engzgement with staff.

Managing the Present
Develop performance metrics to rmeasure
delivery of strategy.

These actions will ce progressed this

year and the Mramewaork wl be regularly
considered at Board meetings to identify
any required changoes in focus o priorty,

Ed Smith, CBE
Chair of the Nominations Cammittee
20 May 2020
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Audit Committee Report

Image removed

Committee members Attendance*
- lonathan Davies (Committee Chair)
{from july 201%) [y
- lenefer Greenwood, OBF 409,
- Louise Fowler (from lune 20193 342
- David Richardson
{until July 2019) 1/

aut of the maximum possible meetings

Additional attendees®

Deloitte LLP

Savills Commercial Limited and Jones
Lang LaSalle

KPMG LLP as interral auditer

Ea Smith, CBE = Non-Execurive Chairman
Jenathan Murphy - CEO

Jayne Cottam - C~O

Crla Ball - Company Secrezary

David Purcell - Head of Financial Reporting
Cwen Rosch - Group Financizl Cantroller

as appropriate

Meetings in the year:

/,

Terms of Reference

https: Awwww.assuraplc.com firvastor-
relations/sharcholder-information/
sustainabil ly-and-corporale-governance-
policies

a2

Dear Shareholder

This is my first yvear as Chair of the Audit
Committee ("the Committee") and 1 have
pleasure in setting out below the formal
report on its activities for the year ended
31 Marck 2020.

The Commitea comprises myself and the
two other Non-Executive Directors and

| confirm that | Fave recent and relevant
financial experience as CFO of 5P Group
ple, We met four times in the year and the
key matzers considerad by tae Committee
at each meeting were as follows:

May 2019
- Reviewed the exte-nal portfolio valuations
for the financial year endes 31 March 2019
- Received a report from Deloitte on the
audit and the annual report and accourts
- Reviewed use of Deloilte for non-audit
waork and confirmed thoir indeperdence
- Reviewed the drat annual report
and accounts
- Considered the ‘™pact of IFRS 14 on
the business
- Reviewed the gaing concern statermant
and assumptions
- Reviewed the viability staterment
and assurnptions
- Reviewed the external
auditor performsnce

November 19

- Reviewed the half year external
portfolio valLations

- Reviewed the interim repor: and accounts
and auditor's report

- Carried out a detailed review of
going congcern

- Received reports from the internal auditor
on intanal crocesses reviewed

- Confirmed compliance with REIT tests,
cans dered property income distributions
and nominared Jayne Cottam as HM3C
Senior Accounting Officer

- Reviewed the accountirg treatment for
the acquisition of the GPI business

lanuary 20

- Approved the agenda items and schedule
of Committee meetings for the upcoming
calendar year

- Approved the terms of -eference for
the Comm’itee

- Reviewed the quarterly valuation

- Approved the rreasury counterparties

- Rece'ved an update on progress of
actions recommended by internal
audit and approved the processas
to be reviewed by internal audit this
calendar year

Assura plc Ann.al Repart and Accounts 2020

March 20
- Reviewed use of Dealaitte for non-audit

work in line with non-audit fees policy and

reviewsd audilor's ndependence
- Approved the external audit plan and fee
- Received a report on tre Risk Committes

activity for the year, reviewed principal risk

mavement and approved the ris< section
of the annual report

- Received an update on cyber risk

- Received an internal audit update

- Approvad the draft viability statement

Audit meatings are held in advance of the

Board meetirg and | provide a repor: to the

Board of the key matters discussed giving
the Board the appeortunity to consider
any recommendations proposed by

the Committee.

Fair, balanced and understandable
assessment

The Commitiee performed a detailed revow
of the content and tone of the annusl report

and half year results and has satistied itself
that there are robust controls over the

accuracy and consistercy of the infarmazion

presented, including comprehensive
revicws undertaken hy the Board, scnior
management and the audilors. Accordingly,
the Commitiee has advised the Board

that the annual report taken as a whole is
“fair, balanced and understandable” and
pravides the informazion necessary for

the shareholders to zssass the Company's
pasition anc performance, cusiness madel
and strategy.

Significant financial reporting matters
During the year the Committes reviewed
the following significant financial
reporting judgements:

- Valuation of investment properties,
includirg those under construction -
valuations and vields are discussed
with management and benchmarked
against comparable portfclios. The two

external valuers, Savills and JLL, cresented

and discussed their findings with the
Commitee. Deloitte secarately discuss
the valuations and the assumptions
they are based onwnith the valuers.
The Commitiee considered the impact
of ZCVID-19 on the reported basis of
valuation, as cescribed in Note 2 tc the
accounts on page 116,



- validity of the going concern basis
and the availab iy o finance gaing
forward - tre Cormittee cons ders the
financing requirements of the Group in
the context of committed facilities and
evaluatas management's assessment
ot go'ng concermn and the assurrptions
made. The external auditor also reports
to the Committes following its review.
The going concern staterent which
cenfirms the going concern status of the
business cespite the current situaticn with
COVID-19 is on page 19

- Viability szatement - the Committes
censidered the viability statement
proposed for inclusion in the annual recaort
and the supporting analysis produced
by management. 1he statement was
approved for inclusior in the 2020 report
and appears on page 66. The Committoe
reviewed the peried covered by the
vabil'ty statement and continues to
be of the view that a five-year period
rernains the most appropriate timespan
in this regara and the cusiness is still
v'able desoite the current situation
with COVID-19.

Other financial reporting matters

In addition to the significant financial
reporting matters discussed above, the
Committee considers other financial
reporting matters as and when they grise
to ensure aperopriate treatment in the
accounts, receving appropriate brefings
on emerging regulations and standards
from management and Deloitte.

During the year this included the following:

- Consideration of IFRS 16 - the revised

accounting standard for leases.

The Committee concluded that IFRS

16 will not maike a material change to
Assura’s financial statements with an
estimated balance sheat impact of £3.8m
increase in both assets and liabilities and
£0.3m of non-recoverable operating lease
cost going taraugh the income statement
which will be reclaced with finance lease
interest under IFRS 16,

- Consideration of the whether the
acquisition of the GPI business transaction
saould ce accounted for under IFRS 2
Business Combinations, or the purchase
of adividual assets, concluding that we
have purchased a collectian of assets so it
snould nol be accounted for under [FRS 5
Busingss Combinations,

We are satisfied that there were no matters
arising from any of the above that we wish to
draw to the attention of the shareholders.

Strateqic report Governance

Risk and internal controls

The Commiltee s aware of the Code's
requircments in relation to risk and the
manitarrg of intamsl cantrol systerns and
the risk assessvent and internal control
processes are a «ey consideration of the
Commitiee. The Board has established a
framework of prudent and effective controls
which enable risk to be assessed and
managed as set out o~ page 70. During the
year the Committee received mnutes

from the meetings of the Risk Committee,
reviewed the principal risk register and
monitored the Group's risk management and
internal control systems including in relation
to Brexit and COVIC-19. The Commitas

has not identified any significant {ailings or
weakness in these control systems during
the year. The risk report is set cutin full on
pages 54 1o 5%

The Group's internal control systems are
codified in pelicies and proceduras which
are regularly reviewed and include a detailed
authonsaticn process, formal documentation
of all transact'ons, a robust system of
financial planning (inclucing cash flow
forecasting and scenario testing), regular
financial reporting and reports ta the Board
from the CLO and C=0 and on specialist
risks including lax, and a robust appraisal
process for all property investments.
Changes to internal conticls, or contrels

to respond te changing risks identified (for
aexample in the current CCVID-19 situation 1
respect of cyber sk and remaote working),
are addressed by the Risk Committee

with appropriate escalation to the Audit
Committee as required,

Internal audit

The Corrmittes appointed KPMG as internal
auditor to complete raviews of spec™c
internal processes on a rolling basis.

The Corrmittae agreed thst the processes
to be reviewed last calendar year were
cyber securty, payroll and accounts payable.
The Corrmities received detailed reports on
the work completed anc the KPMG internal
audit cartner atterded Audit Committee
meeatings to prasent their findings and
answer guestions. Improvements were
identified for each of thase processes which
have now been substa~tially implemented.
The Cormittee has agreed that the
procasses to be reviawed th's calendar year
are development controls, financial clase
and reporting and 1T general controls.

Save for cammissianing spacific procosses
for review, the Commitlee is satisfied

that the correct level of contral and risk
management within the business adequately
meets the Group’s current needs.

Financ al statements Additional ir formatinn

Audit/non-audit fees payable to

external auditor

The fees paid Lo the external auditor are
disclosed in Note 4(a) to the zcecunts,

and the policy far non-audit services isin
the Audit Commrittee Terms of Reference
availanle on ourwebsite. The external
auditor dic not provide any non-audit non-
statutory serv'ces in the financial year ended
31 March 2020,

Effectiveness of external audit process

The Committee assessed the effectiveness
of the external audit process, ritially
reviewirg and challenging the audit planning
memorandum prepared by Deloitte and
then monitaring fulfilment of this plan.

The audit was carriad cut remotely as the
head cffice closed in March due to CCVID-1%
but this did not impact the audit process in
any mazerial way. The Committee received
regular feedback from management ant-e
service and support provided by Delo'tte,
had a mesting st the end of the audit to
discuss judgements and concluded that

the external audit was carried out efficiently
and effectively with objective, independent
challenge. Accordingly, -he Committee
recommends Delnitte's re-appoirtment

at the 202C AGM,

Delsitle was appoined following a
comgetitive tender in March 2012 and

the latest date by which the Company

is required to tender the role of external
auditor is for the financial year beginning

1 April 2022. The Cempany proposes to
undertake a competitive audit tender in
the financial year beginning 1 Apnl 2021,
There are no current intent'ons to conduct
an audit tender in the next 12 months

We receiva regular updates or potential
requlatory changes affecting the audit
industry and are assassing their impact
on the Company ana the work of

the Committee.

Jonathan Davies
Chair of the Audit Committee
20 May 2020
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Annual Statement

Dear Shareholder

On behalf of the Board, | am pleased 1o
introcuce the Directors' Remuneration
Report for the year ended 31 March 2020.

This report is split into three parts:

- This Annual Statement — in which | explain
the wark of the Remuneration Committee
dur'ng 201$/20 and the key decisions
taken during the year;

- A summary of the Directors'
Remuneration Policy — which was
approved by shareholders at the AGM an
2 luly 2019, 2nd which was in force for the
year under review, and

- The Annual Report on Remuneration —
which detzils the link between Company
performance and rermuneration and
includes payments and awards made to
the: Directors for 2019420 and information
on how the Remunaration Policy will be
implemented for 2020/

AT the AGM to be held on 7 July 2020,
vou will be asked 1o approve an advisory
resolution covering this Annual Statement
and the Annual Report an Remuneration.

Remuneration for 2019/20

The Remuneration Policy appraved

at last year's AGM followed a detailed
review oy the Remuneration Committee

of wnat was recLired to ensu-e a clese

link between Assura's strategic priorities
and pay for the ExecLtive Directors and
best/market practice. We undertook an
extensive consultation exercise with major
shareholders and proxy advisory bodies and
we were pleased to receive the support of
an overwhelming majority of shareholders
at the AGM for the new Policy.

The changes troduced in the new

Policy were detailed at length in my
Annual Statement introducirg last year's
Remuneration Report. in brief, we avoidad
radical change and instead focused on
enhancing our provious structures by, for
example, streamlining our approach to
bonus deferral and requiring all “uture PSP
awards to include a compulsory two-year
post-vesting holding period. In recognitizn
of salaries for both Executive Directors
heing significantly below market, we
included within the Policy the potential for
annual salary increases to be higher tran
that of the general workforce, but subject
to a cap. We also reduced the maximum
pensior provision for Directors to 13.5%

of basic salary.
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In rocognition of the fact that overall
remunearation for both Fxecative Dircctors
was well below market for companies of

3 similar size, we also increased the annual
banus potential to 125% of basic salary for
the CEO and to 100% of basic salary for
the CFO.

During 2019/20, our short and long-term
incentive schemes were operated in line
with the new Policy and with perfarmance
meatrics that ave clearly linked to the delivery
of Assura’s strategic chjectives.

The annuzl banus scheme for the year
had fewer performance measures than in
previous years, to reduce complaxity and
erhance the ‘ocus on areas of particular
importance. We assessed our financial
performance against three <@y measures
for the business, namely total accounting
return, EPRA earnings and growth in toal
contracied rental roll. For a separate element
of the bonus we measured management’s
seceess in instillng a culture of operational
excellence across the Group. We also st
inaividual objectives for both Executive
Direclors [oked Lo syecific areas of

ther responsibility.

We assessed performance after the yoar
end, and determined that the CEQ and CrO
hzd earned bonuses of 59% of salary and
45% of salary respectively. Details of the
targets employed during tne year and the
extent of achievement against them are set
out in the Annual Report on Remuneraticn.
For this year, we have provided additional
detail on the specific non-financial objecives
used and the performance achioved.,



I or the PSP we measured TSR and NAV
oerformance over the thres-year period

to 31 March 2020 to determine the level of
vestirg for the award granted in 2017 to
lenathan Murphy and in early 2018 to layne
Cotta~ (his awara ~aving been made
following her sppointment to the Board).
The TSR target was met in full and the NAY
target was partially mer. Tzking into acccunt
this lavel of performance, the Committee
agreed that tne PSP awards will vest at a
level of 64% . 17 ling w th the Remuneration
Policy that applied at the date of grant, (i)
Jonathan Murphy's vestec shares will not be
subjoct to & two-year pos-vesting holding
period as at the time of vesting he will have
satisfied his shareholding requirement, but
(i) zayne Cottam's vested shares will be
subject to & two-year pos-vesting rolding
period as she has not yet built up the
required shareholding (witn it noted that
the Remuneration Policy approved in 2019
requires a post-vesting holding period for
all shares that vest under awards made fror
2019 onwards).

No discretion was exercised by the
Cammittee in deciding upon the level of
bonus cayout or PSP vesting for 2019420,

Qur plans for 2020/21

We have revewed sll aspects of the
remuneration package for the Executive
Diractors “ar the year ahead.

The basic salaries of the Executive Directors
wera reviewed, with the Committee initially
agreeing increases for both the CEC and
CFO at levels above nflation and zbove the
wider workforce average (but within the
cap sef oot in the Remuneration Policy), to
help ~arrcw the gap with the wider marcet.
We subsequently reviewed this in light of the
broader marke: uncertzinties triggered by
the COVID-1¢ outbreak, and agreed upon an
inflationary increase of 1.8% with effect from
1 April 2020, We will, however, revisit this
later in the financial year and may implement
2 mid-year increase depending on
circumstances at the time, “he Committee
cent'ues to be concerned that the salaries
for the CEQ and CFO are materially below
m'd-market levels when comrpared to

other companies of Assura's size, and do
not sufficiently reflect their contribution to
the business. Any mid-year increase will be
subject to the limit on increases set in the
Remuneration Palicy.

Strategic repyart Governance

The bonus scneme will operate ina similar
fasrion Lo 2019720, with perormance
assessed against o mix of financial ard
nos-linanc’al metrics. Tne speciiic targets
are conzidered commercially confidential
at the current time but will be disclosed in
next year's Annuzl Report an Remureration.
The Committes will continue to have the
discretion to determine the appropriate
bonus amount cased cn a rounded
assessmeant of performance at the end of the
year. The maxirum tonus opportunity will
remain at 125% of basic salary for the CEQ
and 100% of basic salary for the CFO.

The only change we are mak ng from last
vear is that a portion of the CEQ's bonus will
be judged against the success of Assura's
initiztive to make the Group’s social impazt
a key point of diferentizt’'on for the business,
as demonstrated by the £2.5m Assura
Community Fund announced in April 2020,

We intend to make another PS2 gran:

in 2020 at 5 level 0°150% of basic

salary for both the CEO and the CFO.

The performance metrics will be a mixture of
TSR, EPS and targets linked to Assura's long-
term performance on critical FSG measures,
split eglally and measured over the Lhraee-
year porformance period to 31 March 2023,
The introduction of the ESG element is
intended <o ensure management focus on
develaping Assura's social imoact strategy
and continuirg o improve eavironmental
performance. A two-year holding perioc will
apply 1o any vested awards. The specific
targets are set out on cage 100.

The Cemmittee believes that the
combination of measures used for the
bonus scheme and the PSP continues to
ensure a clear link between a number of
key strategic abjectives and Executive
Directors' remuneration. We have carefully
considered the extent to which incentives
ara linked to ESG matters which, quite
rightly, are being focused on more closely
by shareholoers and wider stakeholders.
ESG is nherent 1o Assura's business: the
Company's core purpose is to create
outstanding spaces for health services ir
our communities. This has a clear benefit
to society as a whole, a theme wh'ch s
heing emphasised with increased focus
across the business. The Company is also
committed to developing buildings which
are designed with sustainability in mind, with
the environmental impact of new kuildings
considered from the outset. Assura has an
excelient record of achiev.ng high BREEAM
ratings on its in-house developments and the
Board and managament remain commitied
to this continuing

Firane al statements

Addeitional infornmistion

As such, the Carmmilles beligves trat

the sucnass of Assura as a business —

as measered by tre melrics used in the
incentive schemes —will represent 2 positive
ESC o tcome. We have also linked some
elements of remuneration more cirectly to
ESG. For example, for 2013/20 the personal
objectives for the CEC's ban.s incluced an
element based on the develcoment of o
respons ole businass strategy. In addition,
as noted above, for 2020/21 we have

made further changes to emphasise e
imperiance of our socizl impac: goals.
These measures are crucial to Assura and

to aur sharehalders and we wili continue to
cons'der how we can adaress these matters
through remuneration in ‘uture years.

The Comm'ttee intends to undertake

a review of its approach to long-term
incentive provision for the CEC and CFO
during the course of the year. This follows
3 review alreaay undertalken of long-term
incentive provision for the memoers of

the Execotve Committes (excluding the
Executive Directors) during the year under
review. Snareholder approval will be sought
at the 2021 AGM faor any changes to the
existing Rermuneration Policy that may be
required following the Committee's rev'ow
fwith a prior consultaticn underlaken if
considered necessary).

Regulatory developments

During the vear tne Commitiee kent

3 close watching brief on relevant regulatory
developments and has sougn: to ensure
that reparting on pay is aligred with the
evolving expectations of institutional
investors. For example, although Assura
does not have 250 UK erployees, ard

is thus nos legally required to publish the
CEQ pay ratio, the Committee has decided
to provide tnis information o1 a voluntary
basis, 7 line with best practice. The ratio

is set out on page 99, alongside the
supporting detzil as required by the relaevant
regulations. The median pay ratio, at 2111,
reflacts the differentials between the CEO's
remuneration for 2019/20 {as determinad by
the "single figure" of his pay} and that of the
employee identified at the median within
the organisation. A s gnificant portion of the
CEO's pay ‘or the year represents the value
of the PSP award which vested at 44% (as
set out abave), and the size of the pay ratio
15 influenced by the employee at the media~
not participating in the PSP This is rellective
of an approach which recagrises that while
Cxecutive Dircctors should be provided with
market-relevant incentives linked to aligning
their interests with those of shareholdears,
such incentives are rot appropriate at all
levels of the business. At the same time, we

Assura plc Annual Repaort and Accounts 2020 85



Directors' Remuneration Report continued

believe that the ircentives {or the Directors
should not result in rewards which are
oxcassive when compared to pay lovels
throughout the organisation.

We have also scught 1o comply with

the provisions of the 2018 LUK Caorpaorate
Governance Cade, which formally applied
to Assura for the 2019/20 financial year.

As noted last year, we developed the
Directors' Remuneration Policy with the
Code very much ir. mind, ard we helieve
that in all materal respects the Policy and its
implementatior are aligned with the Cade
(save where indicated below). The Policy
and its implementation are consistent with
the six factors set out in Provision 40 of
the Code:

- Clarity - our Policy is well urzerstood
by our mznagement tearn and has been
clearly articulated to ou- sharcholders and
representative bodies;

- Simplicity ~ the Committee 18 mindful
of the need to avoid overly comalex
reruneratior structures which cen be
misunderstood and deliver unintenaed
autcomes. Therefore, one of tha
Commitiec's objectives is to ensure
that our executive remuneration policies
and practices are straightforwarg to
communicate and operate;

- Risk - our Remuneration ~olicy is
designed to ensure that inapporopriate
risk-ta<ing is discouraged and will not
be rewarded via (i) the balanced use of
beth short- and long-term incentive plans
which erploy a blend of financial, non-
financial and shareholder return targets,
(i) the significant role played by equity
in our incentive plans {together with
shareholding guidelines) and (i) malus/
clawback crovisions;

- Predictability — our incentive plans are
subject to indivigual caps, with our share
plans also subject to market standard
dilution limits;

- Proportionality - there is a clear link
between individual awards, delivery of
strategy and our long-term cerformance.
in addition, tne significant role played
by incertive/ at-risk' pay, together with
the structure of the Executive Directors’
service contracts, ensures that coor
perfarmance is not rewarded: and

- Alignment to culture - our executive
pay oolicies are lully aligned to Assura's
culwre through the use of metrics in baoth
the annual bonus and PSP that measure
how we perform against our targets
that directly underpin the delivery of
our strategy. Te incentive schemes are
aligned with au- strong performance
culture and, zs noted above, are linked
to a strategy to support the clear social
purpose of Assura's business.

In line with the Code, the Committee has
also reviewed workforce remuneration and
related policies. Assura 15 2 relatively small
company in terms of headcount and there ‘s
a significant degree of alignment between
the ramuneration for our Executive Directors
and that for the wider team. For example,
we operate bonus schemes throughout

the arganisatiar to ensure there is a link
between cerformance and individ.al reward
for all employees. We propose to further
breaden equety ownership througheut the
businass by introducing an all-errployee
Share Incentive Plan at an appropriate time,
for whizh sharerolder approval will be
sought at the AGM. We will communicate
the potential benefits of this Arrangements
1o employees and we hope 1o sec a good
level of interest and take-up when it

is launched.

One of the members of the Committee,
Louise Fowler, is the aesignatea Non-
Executive Director for engagement with

the workfcree and has had 8 number of
discussions with employees on wider
matters of interest As recommendea by the
Code, this process will be extendec o cover
executive remuneration issues.

There are twe areas of non-compliance with
the Code. First, under Code Provision 38,
the pension contribition rate for the current
Executive Directors remains higher than

the rate applicable to the majority of the
wider workforce (currently 6%). We do not
propose to reduce the current Directer rate
at the presant tire as it remains relatively
low compared to practice across FTSE

250 companies, and fixed pay 3% a3 whole
continues to be positioned conservatively
at Assura. However, we will keep this matter
under review for the deration of the ceriod
covered py the Remuneration Policy. As a
rerminder, for any now Frecutive Director the
Policy specifies that pension contributions
will be sot at the wider workforce rate.
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The second issue o non-compliance,
elating to Code Provision 36, is that we have
not introduced sharcholding requirements
to auply for a perod of time following
cessation of emplayment, The Committee
balieves that the Remuneration Pol'cy as
currently structurad provides “or sufficient
alignment between Executive Directars

snd investors, For example, the three-year
performance period and two-year post-
vesting holding period in the PSP ensures
tha: partic cants in the plan have a clear
long-term interest in the perfermance of the
business. The holding period continues to
apply in the event of departure, meaning
that 8 lirk with future perfcrmance persists
beyond terrrination. Directors' interests with
shareholders are also sligned through the in-
employment shareholoing guideling which
requires all Executive Directors to build a
helding eguivalent to a min mum of 200% of
basic salary {300% in the case of the current
CEO, as a crevious beneficiary of the Value
Creation Plan which operated prior to the
introduction of tha PSP). The Commitiee will
keep urder review the potential benefits of
maving to a fully Code-complant positian
on this atter in future years.

In conclusion

I trust you find this report helpful ard
in‘ormative. | ook forward to your

support for the advisory resaluticn at our
forthcoming AGM. In the meantime, | would
be delighted 1o receive any feedback or
comments you may have on our Zpproacn

Jenefer Greenwood
Chair of the Remuneration Committee
20 May 2020
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At A Glance

What our Executive Directors earned during 2019/20
The following table provides 2 summary single total figure of remuneration ‘or 2019/20. Further detzils are set out "o the Annual Recor:
an Remunerat’on.

£'000 Salary Benefits Bonus Pansions TIs Total
Jonathzn Murphy 395 ) 15 233 53 435 1131
Jayne Cottam 222 12 120 30 122 438

How our Executive Directors will be paid in 2020/21
Asumrary of how the Committee intends to ooerate the Rermunerat on Policy for 2020/27 1s 85 “ollows:

Component lonathan Murphy layne Cottam
Base salary £402,110 £225,994
(Increased by 1.8% from 1 April 2020) {Increased by 1.8% from 1 April 2020)
Pensior allowance T
(% of salary) 13.5%
Annoal bonus max o o
(% of salary) 195% 100%
Ann_al bonus deferral Any bonus payable over 100% of salary 50% of any bonus deferred for two years
deferred into shares for two years until snareholding guiceline is met
Anncal bonus meatrics 20% total accou‘rﬁi’h-g return, 20% EPRA earnirgs, 20% totalled contracred rental roll, 20%
social impact {CEQ only)/20% operational excellence (CFO only], 20% persoral olbjectives
P5p :
(% of salary) 50%
B3P Performance Cond tions 33% TSR 33% EPS and 33% key ESG measures
Post vesting holding period o Two years T
Shareholding guidelines B
(% of salary) 200% 200%

Remuneration Scenarios far 2020/21
The craris or page 91 show how total pay for the Executive Directors varies under four different pertormance scenarios: Minimu~; Target;
Maximurm; and Maximum with share price growth.

Directors' Remuneration Policy (Summary)

Policy scope
The policy applies to the Chairmar, Executive Directors and Non-Executive Directars.

Policy duration

The policy was passed by a birding sharehclder vote at the Company's Annual General Meeting on 2 luly 20°% and became effective from
that date. It will remain in place for three years unless approval for a new polcy is sought. All payments to Directors during the policy geriod
will be consistent with the approved colicy.

Overview of Remuneration Policy
The Committee considers that the Group's remunerat on policies should align to Assura's values and benaviours, encourage a strong
performance cultue and empnasise long-term shareholder value creation in order 1o be afigned with its shareholders' interests.

The policy was developad following an extensive review by the Committee ir 2018 of the previous pelicy. This included consideration

of the link between Assura's strategy and executive remuneration, developments in market practice and the expectations of institutional
invastors. “ollowing <his review, a set of proposals was developed which was then the subject of a comprehensive consultation exercise
with major shareholders in late 2018 and early 2019, The proposals were refined as a result of feedback received and the policy presented
for shareholder zpprovzl at tne AGM in 2015, Throghout tne policy period, the Comm'ttee keeps the policy and its implementation under
review. The Commitzee will consult with major shareholders if it considers that a change to the policy is required.

Conflicts of interest are managed through the operation of existing governance procedures. The Committee is comprised of independent
Nan-Executive Directors and the Chairman of the Board, While t xecutive Directors may attend meet'ngs of the Committee, they are not
presanl when matters specifically relating to their own remunerat on zre discussed. | he Commttee receives advice on the remuneratior
policy from independent exterral advisers who are appointed by the Committee.
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Ihe policy has the following ohjectives:

- To develop a remuneration struclure which supports the Company's strong pertormance culwre and our key cojective of creating long

Larm shareholder value:

- To erable the Compary to recruit and retain Executives with the capability 1o lead the Company on ts ambiticus growtr path;

- To refect principles of kest pracuce; and

- To ensure our remuneration structures are transparent and easily understood both internally and externally.

The full policy was included in the AnnLal Report and Accounts 2019, available on Assura's website. A summary of the policy is set out below

and on the follow'ng pages.

Objective and

link to strategy Qperation

Maximum Performance measurement
opportunity and assessment

Fixed remuneration

Base salary

Core element

o' remuneration
set at a level that
racognisas the size
and comolexity

o' the Company
and when
combined with
the performance
based variable
remuneration
potential can
attract and etzin
Crecutive Directors
of the quality

to execute the
strategy.

An Fxecutive Director's base salary 's

each year.

Company's peers.

factors include:

~ individual periormance and experiance:
~ nay and conditions for employees across

the Group:

~ the general performance of the Company;

anc
~ the cconomic chwironment.

No recovery provisions apply 1o base salary,

considared by the Commillee on spoaintment
and -hen reviewed oeariodically or when an
individual changes position or respoasitiity.

Any changes normally take effect from 1 April

wWhen making a determ’nation as to the
appropriate salary level, the Committesa first
considers remunaration practicas within the
Growp as awhaole ard, where censidered
relevant, conducts abjective reseasch an the

It should be noted that the resuls of any
benchmarking will only be one of many factors
taken into account by the Committee. Other

Any increase in salary for None,
Executive Directors will take

inte account salary levels of

comparable FTSE Real Estate

companias and companias of
comparable size and complexity,

However individuals whe are
racruited or promaoted to the
Board may, on occasion, have
tneir salaries set below the
targeted Policy level until thay
beceme established in their

role, In such ceses subsaeguent
increases in salary may be higher
than the average until the targat
pusitioning is achieved although
the maximum increase in ary year
will be 7% above the general
workforce increase.

Benefits
The Company
provides benefits
inline with market - health insurance;
practice. - death in service bengfits;

- compzny car allowance; and

package which includes:

— ather benefits as provided fram time

to time.

Benefits are reviewed periodically o ensure

that they remain market competitive.

The payments are no: included in salary for the
purposes of calculating any benefit or level of
partic pation inincentive arrangements.

Executive Directors may receive a benefit

Mo recovery provisions apply to benefits.

Benefit values vary year on year None.

depending or premiums ard

the maximum value is the cost o°
the provision of these benefits.
The Committee will maonitor the
costs of benefits in practice and
will ensure that the overall costs
do not increase by more than the
Committes cansiders appropriate
in alf the circumstances.
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stratog o report Governance Financial staternents Adcitinnal i-farmztion
Objective and Maxfmum Performance measurement
link to strategy Operation opportunity and assessment

Pension

The Compary
orovides 2

level of pension
cortrbution

ir order to be
compettive ans 1o
ensure that it has
the abilty to recruit

and retain Exective

Directors.

Execut've Directors may receive persion
contributions 1o persanal pension
arra~gements or 3 cash supplement.
Pension-related payments zre not includez
for the purposes of caloulating any benefit or

level of partic caticn inincentive arrangements.

N3 recovery provisions apoly

The maximom employer's
contribution s 12.5% of
basea salary for tha current
Executive Directors,

For any new Executive Director
appointmeanrs to the Board, the
Cemmittee will look te alion
pension prov'sion to gansral
workforce levels.

None,

Perfarmance-based variable remuneration

Bonus

Incentivises the
acievament of

a range of key
performance
targets that are key
to the stccess of
the Company.

Awards may be made annually,

The performance period is one financial year.
Pay-outs rray be made 1 a mix of cash and
deferred shares geterminec by the Committee
following the financial year erd, based on
achievement against a range of financial ana
strategic targets.

Whers an element of bonus 1s payable as
deferrad shares, ind'viduals may be agle to
receive a dividend equivalent in cash or shares
equal to the value of dividends which would
have accrued during the vesting period.

S0% of any bonus is ae’esred into snares for
twa years where the shareholding guideline
has not been met. Additionally ary bonus
payment above 100% of salary will be ceferrad
into shares for two vears.

Benus payments are not pensicnable, but are
subject to malus ard clawhack provisions.

The maximurn annual bonus for
Executive Directors is 125% of
salary. A7 thresnold performance
0% of maximurm can he earned.

The CEQ has a maximum bonus
ocpportunity of 125% of sslary and

an on-target level of 75% of salary.

The CFO has a maximum bonus
oppo-tunity of 100% of salary
and an or-target level of 54.25%
of salary.

annially based on a number
of financial and strategic
measures which may include
(but are not lim™ed to)

for example:

- delivering specific added
value activities;

- delivering financial goals;

- improving operational
performance; and
developing the performance
capability of the team.

The Commttee has the
discretion to vary the
performance targets
depending on economic
conditions and Company-
specific circumstances that
may occur dur'ng the year.

At the end of each financial
year the Committee takes

into account the Company's
financial pe-farmance and
achievemant against key short-
term objectives established

at the beginning of tho year.
This involves establishing in
advance what constitutes
success for good, strong or
outstanding performarce, Itis
the Comm'ttee’s apcroach to
view the performance in the
round at the end of the year,
taking into account extraneous
events and changing priorities,
where relevart.
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Directors' Remuneration Report continued

Objective and
link tg strategy

Operation

Long-term
incentives

To metivate and
incentivise aelivery
of sustained
peatfarmance over
the long-term,

and to prorote
alignment with
shareholaers'
interests, the
Compary aperates
the Perormance
Share Plan {"F3P").

Awards under the PSP may be granted as
nil/nominal cast cptions or condional
awards which vest 1o the extent perfarmance
conditions are satisfied over a period of at
least three years, with a two year post vesting
holding period also acclying. In exceptional
circumstances, vasted awards may also be
setiled in cash.

PSP awards may be increased toreflect the
value of dividends that would have heen paid
in respect of any ex-dividend dates falling
between the grant of awards, ana the expiry
of any vesting period and any holding period.

Clawback and malus provisions apply 1o
PSP awards,

Shareholding The Committee opera:éé sharehaolder

requirement

To ensure alignment
between Executive
Directors and
shareholders'
interests over a
longer time horizon.

guidelines to encourage long-term share
ownership by the Executive Directors.

Executive Directors may not sell any shaves
acgiired viz any share-based incentive plan

if the: sale would take their shareholding below
the srareholding requirement.

T200% of salavy.

Maximum.

oppartunity

The P3P allows for awards

over shares with a maximum
value of *50% of nase salary per
financial year.

Where an Executive Director
has participated in the former
Value Creation Flan ("VCP") the
requirement is 300% of salary.

Notes to the Policy table for Executive Directors
Performance measures and targets

The anncal bonus plan measures are selected to provide direct al gnment with the short-term operational targets of the Company. Care is
taken to ensure that the short-term performance measures is always suppartive of the leng-term objectives. This is especially important in

a business which has & long-term invesiment horizon. Short-term targets are stretching and geared tc encourage outstanding performarce,
which if delivered can earn the executive Up to tre maximum under the plan.

Performance measurement

and assessment

The Committee may set such
performance conditions on
PSP awards as it considers
appropriate (whether
financial or non-financial and
whather corporate, divisianal
or indwidual).

Performance periods may
be over such periods as the
Commttee selects at grant,
which will not be less than
fout may be longer than}
three years.

No more than 10% of awards
vest for atizining the thrashold
love) of performance conditions.

In addition, whila performance
rmeasuras and targets used in
the PSP will generally rerain
unaltered, if in the Zommittae's
opinion, circumstances

are such that a d'ferent or
amendea target woula e a
tairer measure of performance,
such amended or different
target car be set provided
that it is not materially more or
less difficult to satisty than the
original target was at the time
L was sot.

The PSP targets are selected to ensure that the executives are encouraged in, and appropriately rewarded for, delivering against the
Company's key long-term strateqgic goals so as ta ensure a clear and transparent alignment of interasts barween exacutives and shareholders
and the generation of sustainable long-term retyras.

20
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Discretion
The Commities has discrertion in soveral
areas of the Policy as set aut in this
report. The Committea may also exercise
operationat and administrative discretions
under relavant plan rules zpproved by
sareholders. In add-ion, the Committee
hzs the discretion 12 amend the Policy with
regard to minor or adminstrative mattars
where iLwould be in the opinion of the
Committee, disproportionate to seek or
await shareholder approval. In addition,
for the avasdance of doubt, in approving this
Policy, authonity is given to the Company
te honcur any commitments entered into
with current or former Directers prior to the
adaption of this Palicy.

Differenices in Remuneration Policy for

ali employees

Any diterences in the types of reward
bewween Directors and staff reflect comman
practice. All employees are entitled to base
szlary, benefits and defined contribut’'on
pension paymen:s and are eligibe for
annual bonuses and to participate in the
PSP (although actual participation ir the PSP
will be limitea to the Trost senior executives
withir the Company). The bonus targets for
sza'f are more focused on specific cersonal
goals that further the Company's irterests.
The maximum bonys opportunity available
is based on the seniarity and responsibility
of the role.

Clawbacik

The Commitee retains the power to redLce
the annual borus or potential vesting of
unvested deferred bonus /PSP awards
{including to zero) (often referred to as
malus} or ro recoup the value of previously
paid or vested awards from an indivicual
within two years of vestirg if it considars
appropriate to do so (often referred to as
clawbac<). The Commitiee may cioose to
exercse this cower where there has been:

- a material misstaterent of “nancial results
for any period;

- an error or the use of inaccurate
information in assessing the extent 1o
which any perfarmance conzition was
satisfied: or

- circumstances warranting the summary
disrm'ssal of an individual.

Strategic repart Governance

Illustrations of application of
Remuneration Policy

“ha policy of the Cormitteg s to align
Fxecutive Directors' interests with

those of sharehalders and to give the

[ xecutive Directors incentives Lo perform

al the highest levels. To achieve this, tne
Commitzee sccks to ansure that a s'gnificant
proportion of the remuncration package
varcs with the cerformance of the Carmpany
and that targets are alignec with the
Compary's stated business chjectives,

The comnaosition and total value of the
Executive rectors' rer~unearation package
for the financial yezr 2020421 at minimum,
on-target and maximum periormance
scerarios are set outin the charts below:

Assumptions used in determining the level of
pay-out under given scenarios are as follows:

Minimum - Base salary at 1 Ap-il 2020,
estimated 2020/21 benefits and 13.5%
of salary for cension provision (or
czsh allowance).

On-target — 2ased on whart the D'rector
wauid receive if performance were on-
target {excluding share price appreciation
and dividends):

- Annual bonus: cansists of the on-target
bonus (75% of salary for Jonathan » urphy
and 56.25% of salary for Jayne Cottam).

Remuneration scenarios for 2020/21
CEO
(£'000)

Financial statamarts rAditinnal infarmstion

- tong-term incertive: consists of the
midpoint level of vest g (50% vesting)
under the PSP,

Maximum - Based on the maxmum
remuneration receivable (excluding share
price appraciation and dividends):

- Annusl bon.s: consists of maximum borus
of 125% of salzry for Jonathan Murphy and
100% of salary for Jayne Cottam.

- Long-term inzentive: consists of the face
value of awards (at 150% of salany).

Maximum with share price growth — 245 per
maximurm but with a 50% share price growth
assLmeac on PSP awards.

Approach to recruitinent remuneration
and promotions

Tha Committee's aporoach to recroitment
remuneration is to pay no more than is
necessary to attract candidates ¢f Lhe
approgriate calibre ana experience needed
for tre role. The remuneration package for
any new recrdit would be assessed following
the same principles as for the Executve
Directors, as set out In the remuneration
Policy table. "he Committee will have regard
to guidelines and shareholder sentiment
regarding one-off or enhanced short or
long-term incentive payments made on
recrutrment and the appropristaness of any
performance measures assoc sted with

an award.

CFO
(£:000)

Graph removed

Graph remeved
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Directors' Remuneration Report continued

Approach to service contracts and
cessation of employment

Fach of the Executive Directors has o
service contract with the Company which is
terminable by the Company on six months’
notice and by the Direclor on s’ months’
notice, Jonathan Murphy's contract is dated
April 201/ and Jayne Cottam's contract is
dated August 2017

wWhen determining any loss of office
payment for a departing Director, the
Commitree will always seek to m'nimise
cost to the Company whilst complying with
the contractual terms and seeking to reflect
the circumszances in place at the time.

The Committee reserves the right to make
additional payments wrere such payments
are maae in good fa'thin discharge of

an existirg legal cbligation (or by way of
damages for breach of such an obligation);
o by way of setilement or compromise

of any claim arisirg in connection with the
terrination of an Executive Director's office
or employment.

Policy table - Non-Executive Directors

Objective and

Good leaver status

The Committes has discretion to determine
whether sn individual is a "good leaver”
under the Company's incentive plans.
where the Committee uses its general
discration to determire that an Executive
Director 15 a gocd leaver, it will provide a full
explanation ta shareholders of the pasis for
its dete-mination.

Consideration of employment conditions
alsewhere in Assura when developing

the Policy

In setting the Remuneration Policy for
Directors, the pay and conditions of other
employees of Assura are taken into accourt,

including zny case szlary increases awarded.

The Committee is provided with data on the
rermuneration structure for all staff and uses
this information to ensure consistency of
aopraach throughout the Company.

Maximum

The Company has a smalt number of
employees and applies the same broad
policy in relation to incentive compensation
throughous the organisation.

Although the Committee takes into
account the pay and conditions of other
employees, the Company d'a not consult
with employees when drawing up the
Palicy repart.

Consideration of shareholder views

The Committee takas the views of the
srarehoiders seriously and these views are
taken into account "1 shaping Remuneration
Palicy and practice. Shareholder views are
considered when evaluating and setting
remuneration strategy and the Commitee
commits to consulting with key sharenolders
prior to any significant changes to its
Remuneration Palicy (25 was the case in
relaticn to the Policy introduced in 2019},

Pertormance meaasuremenl

link to strategy

Operation

apportunity

and assessment

The Corpany sets fee levels
necessary to sttract and retzin
experiencad and skilled Non-
Executive Directors to advise
and assistwith establishing
and menitaring the strategic
oojectives of the Company.

The Company's practice is 1o appoint the Non-Executive Direclors, including the Chairman, under letters of appointment. Their appeintment
is usually for @ term of three years subject 1o annual re-election by the shareholders at the Company's AGM. When setting notice periods,

Fee levels are sufficient to attract
individuals with appropriate
knowledge and experience.

Non-Executive Directors are paid
a base fee and additional fees
for Chairmanship of Commtteas
and/or acting as the Senjior
Independent Director.

Fees are reviewsad periodically
with any changes generally
effective from 1 April,

In excepticnal circumstances, fees
may zlso be paid for additional tims
spent on the Compary's busiress
autside of the normal duties.

Non-Executive Directors do

not receive a bonus, do not
participate n awards under the
Company's share plans, and are
nat eligible to join the Company's
pension screme.

The Corpany raserves the rignt
to provide benefits {including
travel and office support) to the
Non-Cxecutive (rectors.

Fees wl wake sceount of fee levels
of comparable companies within
the f TSE Real Fstate Investment
Trusls arnd FI1SC Real Estate
Investment Scrvicas sectors, and
companies of comparable size
and complexity.

Tre aggregate fees and any
benefits of Non-Executive
Directors will not exceed

the limit from time to time
prescribed within the Company's
Articles of Association for such
fees {currently £700,000 p.a.

in aggregate).

the Committee has regard for market praciice and Corporate Governance best practice
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Stratege repnr Governance Finsne al stztemants addtional infarmation

Annual Report on Remuneration

This Ann_al Report on Rerm_neration cortans details of how the Company's Remuneration Poley for Directars was implernented during the
finanzizl year ended 31 March 2020, T-is report has been prepared in accordance with the provisions of the Compznies Act 2006 a~d the
associated reporting regulations. An advisory resolut’'an to approve this report will be putto stareholders at the 2020 AGM.

Consideration by the Committee of matters relating to Directors' remuneration

The memoers of the Committee during 2015/20 we-e Jenefer Greenweod (Committee Chairman), Ed Smith, Jonathan Davies, _ouise Fowler
{frarr 3 June 2019) and David Ricnardson {to 2 July 20192, The members of the Committee rave ne personal financial interest, other than as
sharehalders, in matters to be deciced, and no potenual conflicts of interest arising from cross-directarships. The Non-Executives have no
day to day invelvemeant ir rurning the business.

The Commitiee is responsible for recommending to the Board the Remuneration Policy for Executive Directors and for setting the
remuneration packages “or cach Execolive Director and the executive tier airectly below Board. The Committes sets the fees of the Chairman
and the fees for the Non-Executive Directors are set by the Chairman in conjunciion with the CEQS. The Committee also has oversigrt of the
Remuneration Policy and packages for other senior members of staff The written Terms of Refarence of the Committee are aveilable on the
Company's website and frorm the Company on request.

The Committee held five meet ngs during the yvear. Its activitias during and relating to the financial year 2019/20 included:

- Consideration of objectives and targets for annual honuses

~ Censideration of annuaf pay awards and bonuscs

- Consideration of targets and awaros under the PSP

- Oversight of the Exective Committee's remuneration structures and levels
- Considering the implementation of a new all-emgployes share schere

- Approving the appoirzmeant of new indeperdent advisors to the Committee
— Preparing this reccrt

Advisors to the Committee
During 2019/20 the Committee reviewed s independent advisors ana, following a competitive tender exercise, appointed Korn Ferry in
place of =IT Remuneration Consultants with effect fram 1 January 2020.

Both Korn Ferry and FIT are members of the Remuneration Consultants Group and, as such, voluntarily operate under its code of conduct

in relation to executive remureration consulting in the UK. ~he Cemmittee raviewed the nature of the services provided by Kern Ferry and
AT during the year and was sat sfiea that no conflict of interes: exists or existed in relation to the provision of those services. The total fees
paid to Korn Ferry and FIT for se~vices providea o the Committee during the year were £7.250 and £27,500 respectively (ex VAT). Fees were
determined hased or the scope and nature of the pojects undertsken for the Committee,

Nether Korn Ferry nor T|T provided additional services to Assura during 20i9/20.

The Committee also sought the views of Jonathan Murzhy during the year. "he CEO 's given notice of all meetings and, at the request of the
Chair of the Committes, attends part of the meetings. The CEQ may reguest that he attends ana spaaks at Committee meetiags. In normal
circumstances, the CEO will be consulted on genersl policy matters and matters concerning the other Executive Director and employees.

Single total figure of remuneration - Executive Directors (audited)
The remuneration of Executive Directors showing the breakdown betwesr campaonents with comparative figures for the prior year is shown
below. Fgures pravided have been calculated in accorcance with the reportirg regulations:

Taxable Long-term
Year Salary Pensions benefits Bonys' incentives* Tatal
Jonathzan Murphy 2019/20 395 53 ‘5 233 435 1,131
o T 2018719 365 9 % 203 13 79
Jayne Cottam 2019/20 222 ' =0 3 100 123 488
B e 002 97 13 107 - 344

Notes

I For Jayre Cottam a portian of bonus is deferred as explasined on page 5.

2. The long-term incentive valye for 2019/20 reflects the outtu-n for the 2077 PSP (February 2018 award fo- Jayre Cottam) whoeh vests in 2020 at 44% The vesting share
price has been estimated ai 7717 pence, based on the Lhree-month average share price ended 31 Maich 2020, Further details are set oLt below, The long-term incentjive
value for 2018419 for Junsthan Murphy has been restated to reflect the value of the shares at the time of vesting ir August 2019, basex on a share price of 651 pance.

3 £75.377 and £27,671 of the 2019420 figure for Jonathan Murphy and layne Cottam respectively s attiibutable to snare price appreciation $nce the date of grant
The Cammittee Fas not exercised any discretion in relation to this matter.
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Directors' Remuneration Report continved

Total pension entitlements
I'he Cxecutive Directars received payments in liau of pension contributions equivalent 10 13.5% of salary respectively for 2015/20.

Benefits
laxable benefits comprisea health insurance, death in service benefits, critical iliness, group income pratect'on and company car allewance.

2012/20 annual bonus plan outcome

The bonus scheme for 2019/20 was based on the same principles as applied in previous years, but the Cammittee decided to use a smaller
number of retrics to reduce complexity and ensure that management was focused an measures which are closely linked to Assuras
strategic prorities. 80% of the bonus scheme was based on a mixture of financial and kusiness targets, with the remairing 20% based on
personsl objectives. The table below includes details of the specific targets and the extent to which they were achieved.

For 2015/20 the maximum potential banus awards were 125% of salary “or jonathan Murphy and 100% of salary for Jayae Cotam.

Metric Weight Threshold Maximum Resuft Bonus achieved
Financial and business targets

Total Account G Return - 0% T so% 8% 63% 0%
EPRAearmings T T Tao%  £6a7sm £7933m £675m AS%
Growth in total conwracted remt rald 20% £155.70m £9630m  £larm
OperatioTale_xcﬁrEi-i—_ﬁﬁﬁﬁﬁﬁ‘_i‘i 20%  Secbelow  Seebelow  Ses below

Personal ol;je—ctizs— -

Individual targess T 7T 0%  seebelow  Seebelow  Seebslow  See below

1. The growth in total contracted rent <ol 15 measured on the basis of the gross increase, which was 147 millon, On a net basis, the tatal contracted rent roll increased
£80 millon compared wita March 2019 factoang in the passage of time an existng leases.

Uperational excellence {20% of the total bonws)

The operational excelle~ce metric ~volved the assessment of a number of critical measures designed to improve business processes and
incraase efficiency across the Grouo. Various success indicatars were ageed for this metric, including: imoroved data capture and analysis
across the business; process improvernents across propersy, finance and scpport functions; imoprovements in cross-departmental workings
snd delivery o initiatives by cross=unctional teams; the development of an integrated facilities management support function to imcrove
C.stomer service acrass tre busness; and embedding a performance cultuse within the business.

In considaring the extent 1o which trese targets had been met, the Committee reflected on achievernents during the year, including:

- Initizlisation of in-depth reviews of processes ac-ass the business ard cviderce of new mindset across the employee base trat change
is pasitive

- Cost and time savings identified and implemerted through improverents to the f nance function

- Re~l roview processes impraved witr intraduction of interact ve mapping toof and streamlining of RPI rev ows, which enabled target
on £ rantal uplift on R0 reviows 10 be excecdead

- Cross-departmental working greatly enhanced with portfelio management “ully embeaded ir the acquisition process, and finance
providing detailed and timely reparting to development team

Taking this into account, the Commitiee decided that s bonus of 80% was payable to the Executive Directors for the operaticnal excallence metric.

Personal objectives (20% of the total bonus)

Personal objectives were set for both Jonathar Murphy and Jayne Cotiam based or their indwvidual areas of responsibility. For Jonathan
Murphy, these objectives were based on: developing a responsible business strategy with clear multi-year ESG targets; contincing to develop
the Executive Committes into a high-perfarming team; delivering the Board's strategic plar for the year and ensuring planning for future
vears is well advanced and key criorities understood: and delivering innovatian in technology and Zor sustainability that differentiates Assura
from the competition. For Jayne Cottam, the objectives were linked to: impraving the operational efficiency of the finance function; further
enhancing Investor Relat.ons, with a focus on introducing new investors, enhancing coverace by analysts and developing the IR function;

and increasing the profile and the performance of the finance team throughout the business.

The Committes assessed Jenathan's performance against his obiectives after the year end and agreed that a bonus of 90% was payable,
In reaching this conclusion, the Committee determined that Jonathan had successfully met many of the targets set for him. In carticufar,
the Committee took into accourt the following key achievements:

— The launch of AssJra's majo” social impact strategy 16 act as a key point o° differentiztion for the business, with the identification of key
targets and the clusion of social impact within all Investrent Committee decisions; the approach has helped investors identify Assura
as a positive social impact business

- Recruitment of new Head of Portfolio Management as key member of the Executive Committee and enhancemeants to cross-functional
initiatives and cross-functional challenge within the senior team
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Stiateg ¢ repart Governance “inanc al statements Anditional infarmation

— Delvery of key strateg’s targets for tre yvear and success in embedding total controctad rental roll as a critical measu-c of performanse
acrnss tie whnzle business

- Sustainability of new davelooments enhanced, with greater focus on low-anergy ight'ng and tre use of renewable scurces of energy,
and zdditionz! investment in new orojects cocmonstrating 2 commitment to innovative design and technoloay (e.g. the irvestrent during
tre year in P Labs)

lhe Committee zlso assessed _ayne's performance and agreed that 3 borus of 0% was paysble in light of the successful achievemeant
of key individual objectives. Factors taken into account by the Commitee included:

- Improverents ‘1 bosiness anslysis undertake~ for rent review forecasts, targeting and pipefline visibility for cecision-makirg; complet’'cn
of wider systems and process review and development of Project Implementation Document

- Ongoing develop—ent of the operatian of the IR function and coverage from four new aralysts

- Persoral growth in role, across Assera and inwider retworks

- Enhancements to the “nance team, ‘ncluding the developrent of senicr finance professiorals within the team and introduction of new
roles and ways of warlking threugnout the business

In total, the banus payable to jonathan Murphy in light of his perfermance against both the Group anc oersonal ob ectives wes equivalent
to 47% of the maximum payable (59% of his basic salary for the year). This resulted in a conus awa-d of £233,050. As this amount is less
tha~ "00% of the CEQ's basic salary, the entire bonus will ba paid in cash 2nd no element will be deferred into shares. This is in ling with the
provisions o the Directors' Remuneration Palicy.

The bonuas payable to Jayne Cotiam in light of her cerformance against both the Group and personal objectives was equivalent to 45% of the
maximum payable (5% of her basic salary for the year). This resulted in a bonus award of £130,455, of which 50% will be deferred inta shares
for two years, in line with the crovisians of the Directors' Remuneration Policy. Th's recognises that layne 's in the process of building her
snareholding towards the guideline specified in the Palicy.

Vesting of long-term incentive awards based on performance to 31 March 2020

The LTIPvalue included in the single figure relates to the award granted to loratnan Murchy in July 2017 and the award granted ta Jayne
Cottarr in February 2018, These awards will vest in July 2020 and Fecruary 2021 -espectively based on the achievernent of TSR and NAV
pe'formance measLred to 31 Margn 2020,

Under the TSR performance targe: (50% of awsras), which uses a slicing scale, 0% of this part of an award vests for TSR of 5% p.a.
increasing cro-rata to ‘ull vesting for TSR of 15% p.a., measured over the three years to 31 March 2020:

Threshold Maximum Actual Vesting %
Performance target TSR TSR TSR (max 100%}
TSR (50% of awards) 5% p.a. 15% p.a. 15.82% p.a. 100%

Under the NAV performance target (50% of awards), which uses a sliding scale, 0% of tnis part of an awara vests for NAV per share growth
of 5% p.a. increasing pro-rata to full vesting for NAV per share growth of 15% p.a., measured over tne three years to 31 March 2020

Threshold Maximum Actual Vesting %
Performance target NAV growth NAY growth NAY growth {max 100%)
NAY (50% of awards) 5% p.a. 15% p.a. 780% p.a. 28%

As a result of TSR (100% of awards vest] and NAV per share (28% of awards vest) performance, the total vesting percentage is 64% and the
gross value of TP share awards exoected to vest in 2020 is as follows:

Share price at Proportion Shares Dividend Total shares Total
31 March 2020 to vest to vest equivalents? ta vest £000
lonathan Murphy F7A/p EL% 514,419 45,022 563,441 434,807
layne Cottam FZAV]s] EL% 147,818 11,682 159,500 123,084

1. The share price at 31 March 2070 15 base on a three-month average w0 31 March 2020.

2 aaditional shares awarded in respect of dividend equivalerts accrued over the vesting period This represents the position as at 3! March 2020, using the share price as
st out above, The precise m.mber of additional shares awarced as divicend equivzlants will depend on the share price 2t the time of vesting articipants will also have
an entitlement ta adeitional shares in respect of further divicends declared prio- tc the vesting date,
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Performance Share Plan

ntinued

The follewing awaras were made undar the PSP o the {xecutive Directors dur 1g the yoar:

Date of
grant

Rasis of
award

Face value End of
of avward performance
£ periad

Jonathan Murphy
Jayne Cottam

2 July 2019 150% of salary

T 2uly 2019 150% of salary

) 592,500 31 March 2‘3227
333,000 31 March 2022

1. The awarzss made on 2 JLly 2019 were granted using the average mid-market share pr ce on the three dealing days prior to the date of grant (62.87 pence), The exercise

price s «il

Detai's of the outstanding PSP awards are:

Awards Awards Awards Awards interests
outstanding at  granted during vested during lapsed during  outstanding at Normal vesting,/
Executive Date aof grant a1/04/19 the year the year the year 31/03/20 exercise date
Jonathan Murphy 8 August 2078 607,759 - 192,356 415,403 - From
] & August ZQTQ
18 12ty 2017 803,787 - - - 803781 From
) 18 July 2020
2 uly 2018 951,897 - - - 951,897 From
) ] 3 uly 2021
2 july 2019 - 27714 - - F27T4 Fram
2 July 2022
Jayna Cottarr ? February 2018 230,967 - - - 230,967 From
9 February 2027
3 uly 2018 487165 ’ - - - 481165 From
) 3 July 2021
Z July 2019 E 521,398 - - 521,398 Srom
2 july 2022

“or PSP awards granted prior to 2076, a two-year post-vesting holding period applics to the extent that, on vesting, a parfticpan: does not
comply with the shareholding guizeline in place at the time {currently 30C% of salary for the CEO and 200% ‘or the CFO). For PSP awards
granted in 209 {and those o ce granted in subseguent years), a two-year post-vesting halding period applies irrespective of whether ar not

the shareholding guideline has bean met.

Cutstanaing PSP awards vest based on performance against the following targets wnich encourage the generation of sustainable long-term
returns to sharerolders over a three-year performance period commencing at the start of the financial year of grant:

2017 LTIP awards (includes the award granted to Jayne Cottam in February 2018):

50% of awards

Absolute average

50% of awards

Vesting schedule

Vesting schedule

annual compound TSR (% of the TSR part which vest) NAV growth (% of the NAY part which vest}
< 5% p.a. 0% < 5% poa. 0%
5% p.a. 0% 3% pa 0%

Between 5% and 15"/;7 p.a.
15% p.a. or more

2018 LTIP awards:

Prarata between 0% and 100%

100% 15% pja. or mare

50% of awards

Absolute average

_ Between 5% and 15% ca. Pro-rata between 0% and 100%

100%

50% of awards

Vesting schedule

Vesting schedule

annual compound TSR {% of the TSR part which vest} EPRA EPS growth (% of the EPS part which vest}
< 5% p.a. 0% < 5% poa. 0%
- ’ 5% p.a. — T o% T T T s%oe. T T ow
E*Beiween 5% and 15% pa *—PrMIﬁeﬁﬁmM T E\f&}_ﬂ?% EITCH?/O p.a. 'Tmﬁbﬁmé and 100‘7;7
T T Tas%paormore T 00% 5% pa armare T 00%
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M9 LTI awardds:

Stralegic repart

Governance

Finaneal statemearts

Azeht onal wformanon

50% of awards

50% of awards

Absolute average

Vesting schedule

vesting schedule

annual compound TSR {% of the TSR part which vest) EPRA EPS growth (% of the EPS part which vest)
<h%pa. 0% <5%pa 0%

T %% pa. 0% S%pa. 10%

Betweean 5% and 15% pg— Pro-rata betwean 10% and TOOA%W" Betweear 5% and 15% p.a. Prc;——;éta batween 10% ano 100%
15% p.a. cr mcré o 100% "5% p.a. or mere T 100%

Single total figure of rernuneration -~ Non-Executives (audited)
The remuneration of Non-Execulive Tirectors shawing the breakdown betwean components, with comparative figures for the prior year, is
snown below. Figures proveed nave been calculated in accardance with the reporting regulations:

Basic Additional Total

Non-Executive Director (£'000) feas feas® fees
Ed Smith 2079/20 153 - 153
T 2018719 115.6 B 54
Jenefer Greenwood o 2019720 39.4 © 8¢9 483
T - T a018/19 38.4 Y. 473
Jonathan Davias: T D019/20 304 15,3 517
- 2018719 0 - 30.2
Lou'se Fowler: 2019/20 0.8 - 08
David R chardson: . ) 2015/20 07 46 %7
B 2018/19 38.6 17.L )

Siron Laffins o - 2018/19 15 - 45

Notes

1. Ed Smith was appo nted as Chairman on 10 July 2018

2. Jonathan Davies was appoi~ted to the Board on 1 June 2018 Appointed as Senior Independent Director and Chairmar of the Audit Cammittee on 2 July 2073,
3 Louise Fowler was appaintea to the Board on 3 June 2079,

4. David Ricnardsor retired from the Board an 2 July 2015

5. Simen Laffin retived from the Board on “0 July 2018

& Additional fees represent Serior indegendant Director and Charrman of Board Committee fees

Statement of Directors® sharehalding and share interests (audited)

Directors' share interests ana, wheare zpplicable, achisvement of shareholding requ-ements are set out below. In order that “heir interests zre
aligned with those of shareholders, Executive Directors are expected to build up and maintain a personal shareholding equsl to 300% of their
basic salary in the Company if thay participated in the former Value Creation Plan (i.e. Jonathan Murphy), or 200% of satary for other Executive
Directors (e, sayne Cottam), The Remuneraticn Committee notes that Jayne Cottam is building her holding in Assura shares fallowing her
appointment to the Board in 2017, As set out in the Remuneration Policy, 50% of any annual bonus is required <o be deferred irto shares for
two years where the sharenolding guideline has not bhean met.

Shareholding and other interests at 31 March 2020

Shares required

to be held Number of Number of Shareholding Total number of

{percentage shares required heneficially requirement scheme
Director of salary) tohaold'  owned shares’ met? interests’
lenathan Murphy 300 1,419,162 2159393 Yes 2,683,392
layne Cottam 2008 531,737 93,385 No 1,233,520
Ed Smith - - @ 385 n/a -
lenefer Greenwsood - - N7,254 n/a -
Janathan Davies - - - n/a -
Louise Fowlar - - - n/a -
David Richardson - - 485,010% n/a -
Notes
1 Sharehalding reguirerent calculation is hased on the share price at the erd of the year (83,5 pance at 31 March 2020)
2 Bene‘icial interests irclude shares held directly o indirectly by connected persans,
3 This relates to unvested PSP awards (see al=o the taole on page 94)
4 Shareholding stazed as at 2 luly 2819, the date of retirement from the Board,
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Directors’' Remuneration Report continued

The Company ‘unds its share ircentves through a combination of now issue and market purchased shares. The Compary monitors the levels
of share grants and the impact of these on the ongoing reqg.irement for siares. In accordance with quidelines set aut oy the Investment
Association the Company can issue a maximurn of 10% of its issued share capital in a rolling 10-year period to employees ander all its share
plans with an inner 5% lim't applying 1o discretionary olans,

There has been no movement in Directors' shareholdings since the vear-end, except for shares issued relating to the April dividend payment
by Ed Smith and layne Cottam under the scrip alternative.

Performance graph and table

The Cormittee believes that the Executive Directors' Remuneration Policy ard the supporiing reward structure provide clear alignment
with the Campany's performance. The Committee believes it is appropriate to monitor the Company's performance against the FTSE All
Share Real Estate investment Trusts index for these purposes. The graph below sets out the TSR performance of tre Company comeared to
the F¥SE All S~are Real Estate Inves:ment Trusts index and, for comparisen, the FTSE All Share index over a ten-year period as required by the
repa-ting regulations:

Rebased TSR

Graph removed

The table below shows tre CEQ's remuneration packages over the past ten years:

Single figure Bonus LT
Year Name £'000% (% of max) (% of max)
2019/20 lonathar Murphy ) ) . 1,13 47 ] b4
201819 lonathan Murphy /98 ] £1 32
2007/18 Jonathar Murphy ) 1513 84 100
2016,17 Ionathan Murphy i ) 1,232 B 9§ 100
@‘.6/17' - rGraham Robe.rts ] ) 7 ) ) 55‘1789 ) 100
201516 Graharm Roberts ] 3747 7 100
2004,/15 Graham Roberts 677 6 -
201314 Graham Roberts ) B £80 G5 -
200213 Graham wberts _ _ a4 1C0 -
2011,/12 Nigel Rawlings? _ _ 395 85 -
2070/ Nigel Rawlings 34 75 -

Notes

1. Both Graham Ro'zerts' and Jonathan Marphy's remuneraticn details have been included as they both sersed as CEQ duning the year

2. Inrludes base salary, taxable benefits, bonus payments %or the relovant f nancial year, [ang-term ncantive awards that vested for performance relsted 1o the finanmiel year
and cash inl'eu of pensian.

3. Nigel Rawlings ceased to be a Director with effect from 30 April 2017 The bonus of £100,000 was a ane-off award reflectirg his contribution ta selling the
Pharmacy business.
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Strategic repor Governance Fizne al statements andironal infore on

Percentage change in the CEO's remuneration

The table below comeares the percentage increase inthe Sr0's pay (includng salary ard fees, taxable benefits and annusl bonus) with the
wader erployee population. The Company consicers the whole full-lime erployee population, excl.ding the Dxecdt ve Directors, wo ke an
anpropristc comparator groun:

Taxable
Salary benefits Bonus
Ditector % change % change % change
CEO o 8.2 0.0 4.5
Total employee pay - 6.0 1.5 °5
Average employee pay 6.5 .2 {13.7)

CEO pay ratio information
although Assurs does not have more than 250 UK emp’oyaes, and is thus not formally required to publisk the ratio of the TEQ's pay to the
wider Ul employee base, we have decided to do so as a matter of good pracrice.

25th percentile Median  75th percentile
Year Method pay ratio pay ratio pay ratio
2019/20 Option B 51 2701 4]
Total pay and benefits ' o ESQ,SEﬂ £54 959 27827?7_“
Salary ) 08,619 £41,205 £60,000

1. The calculations of the pay ‘or the e~ployess at the different levels have been calculated as at 31 March 2020 Where ralevant, full-time equivalent employee pay was
calculated by applying s orapartionate incraase to the pay and benef ts of part-time employees.

Opticn B was chosen so that the calculation of the pay ratio was undertaken in the mast efficient manner passible. We have cons'dered
carefully the remuneration of the employees identified through this exercise and believe that) they are reasorably representative of the
25th, 50th and 75th percentiles of remuncration for 2019420, This assessment took into account their pay arrangements, the pay of other
errplayees at a simila- level with tne crganisation and pay structures and levels across the Company as a whole,

The Commitzee believes tha: the rrediar pay ratio for the year is consistent with Assura's wider pay, reward and progression policies for

its employees and takes into account the pay and incentives available to employees at ar arourd the median level. The ratic reflects the
different als between the CEQ's pay and others within the crganisation, most notably in terms of the incentives receivec by the CEO during
the year under review. The largest component of the CEC single figure for 2019420 is the valug ascribed to the PSP award, as disclosed on
page 93. PSF awards have been limited to Executive Directors and otner members of the Executive Committee, ana therefore the emgloyes
remnunaration disclosed in the table above does not include a value for long-term incentives.

Relative importance of spend on pay
The table below sets out the overall spend on pay for all erployees compared with the returns distributed to shareholders:

2019/20 2018/19
Significant distributions £m £m % change
Overall spend on pay for employees, incluzing Executive Directors 5.8 4.8 20.8
Distributions to shareholders by way of dividends 466.2 63.3 4.6

Payments to past Directors or for loss of office
No Executive Direciar left the Company during the year. No payments “or compensation far loss of office were paid to, or receivable by,
arw Director for that or any earlier year.

Statement of shareholder voting
The table below shows the results of voting on the remuneration resolutions at the AGM held on 2 July 2019:

AGM resolution Votes for % Votes against %  Votes withheld
Remuneration Paolicy 1,615,726 915 839.43 190,877,698 10.57 151,645
Annual Report on Remuneration 1,673,343 545 Q4,64 B4, 720,325 5.56 38 692 388
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Directors' Remuneration Report continued

Statement of implementation of Remuneration Policy for 2020,/21

Executive Directors

Salary

In setting salary levels for 2020/21 far the Executive Directors, the Committes considered a number of factors, including individual
performance and experience, pay ard conditions for employees across the Group, the general performance of the Company, pay levels in
ather cemperable companies and the econumic envircnment, In recognition of salaries for both Executive Directors beirg significantly below
market, the Committee initially agreed on increasas for both at Jevels above inflation and above the wider warkforce average (but within the
cap set out in the Remuneration Polzy), to nelp narrow the gap wth the wider market. After consideration, and in recognition of the kroacer
market environment in the context of the CCVID-19 outoresk, tne Committes decided to limit the salary increase with effect from 1 April 2020
to aninflationary increase of 1.8%. However, the Committes intends to further review salary levels for the Directors later in the financial vear,
and may implement & mid-year inCrease depend’'ng on circumstances at the time,

The salaries with effect from 1 April 2020 and the relative increases are set aut below:

1 April 2019 1 April 2020

salary salary
Executive Director £000 £'000 % change
lonathan Murphy 395 4002 1.8%
layne Cottam 2272 226 1.8%

Pension and benefits
As was the case last year, Jonathan Murphy and Jzyna Cottam will receive payments in liew of pension contributions equivalent 10 13.5%
of salsry respectively. Benefits will be provided in line with the Remwuneration Pclicy.

Annual bonus

The maximum bonus ooportunity for 2020,/21 will remain at 125% of salary for lonathan Murphy and 100% of salary “or Jlayne Cottam.

The on-target ievels will remain at the current level of 75% of salary for Jonathan and 56.25% of salary for Jayne, The Committee 's aware that
these on-target levels are slightly higher than the 50% of total opportunity recommanded by scme investors and advisory bodies as the
maximum applicable for on-target levels of perfarmance. The Committee beleves that the current framework is appropriate given the levels
o streteh irherent n the bonus targets, oot will keep ths matter under regular review,

The perforrmance cbjectives under the annual bonus plan for 2020421 will continue to relate to measures which are critical to Assura's
strategic goals and will include a mixture o7 financial ard non-financial geals, The metrics will be similar to those in place for 2019/20: total
accouJnting return {20% weighting), ZPRA earnings (20%), growth in total contracted rental roll (20%) and personal objectives (20%). The final
20% of t~e bonus will be based on key strategic and operational goals specific to each Executive Director. For the CEQ, payments will
depend on his success in enhancing Ass.ra's sccizl impact. For the CFO, this final elemeant will be linked to further pregress in improving
operzt cnal excellence. The Commttee is of the opinion thar the crecise performance targets “or the bonus plan are commercially sensitive
and that it would be detrimental to the interests of the Company 1o disclose them before the start of the financial year. Appropriate levels

of disclosure of the actual targets, performance achieved and awarcs made will be published at the end of the performarce pericd so
shareholders can fully assess the basis for any pay-outs.

As was the case with the bonus for carlier years, a deferrec share element will apply, under which up to 50% of any bonus earnec by an
Executive Director will be deferred into shares for twe years to the extent that the Executive Director does not already hold shares werth at
least equal to tre relevant shareholding guideline (300% of salzry for the CEO and 200% of salary for the CFO). In addition, any bonus earned
above 100% of salary will be similarly deferred {regardless of sharehalding).

Long-term incentives

Afurther grant of awards will be made unaer the PSP to Jlonathan Murphy and layne Cottam over shares worth 150% of salary. These wil vest
subject to the extent to which three-year TSR, EPRAEPS and key ESG perfermance targets are satisfied. For the TSR and EPS elements, ro
changes will be made to the required growth ranges. As such, the performance targets for the 2020 PSF awards, which are expected to be
granted in July 2020, will be as follows:

33% of awards 33% of awards

Vesting schedule
{% of the EPS part which vest)

Vesting schedule
{% of the TSR part which vest)

Absolute average

annual compound TSR EPRA EPS growth

<5% pa. a% < 5% pa. 0%

5% p.a. ) 0% o 5% p.a. h ) 10%

Between 5% and 15% pa.  Pro-rata between 10% and 100% Retween 5% and 15% p.a.  Pro-rata between 10% and 100%

T 15% pra. or more ' 100% 5% p.a. or more 180%
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The final 33% of he awards will vest subject 1o the croportion of kildings raceisirg an EPC rating of B or highar for one half of this element]
and tho Comimittea's assessrant of the success of Ass.ra's social impacl strateqy (or the other hall of this element), a5 set out below:

Proportion of portfolio receiving an EPC Vesting Schedule

rating of B or higher by 31 March 2023 (% of the EPC element which vests)

< 60% 0%

60% T 10% T

Retwecr 0% ana 80% o Fro-rata netween 10% and 50% -
\’F/;;i T T o 500/0 o

Betweer 80% and 100% o Fro-rata between 50% and 100%

wos T 100% o

For the element of the PSP based on Assura's sacial impact strategy, the Committee will judge the extent ta which targets linked to the main
elements of the strategy are me: These targets invelve metrics linked to:

- Buildings (including additional measures to the EPC rating set out anove]
- Operaticns (including sucpliers and the use of contractors)

- People (includ'~g diversity anc employee engagemert)

- Comrmunities

- Investors

in considering the extent o which awards vest under this element o the PSP, the Commttee will review progress against the targets by

the end of the 2022,/23 financial year. in the Directors' Remuneration Repaort for that year, the Committee will explain in detail its rationale
for determ ning the appropriate vesting percentage, taking into account the perforrance against the targets set and other relevan: factors.
In addition, the Committes will alse reflect an Assura's overall financial and business performance aver the cocrse of the performance ceriod
when detarmining the extent cfvesting.

A two-year post vesting holding period will zlso apply.

Non-Executive Directors
The following table sets out the fee rates for the Non-Executive Diractors from T Ap-il 2020:

2019/20 2020/21
Executive Director £'000 £'000 % change
Chairman fee 153.0 155.8 1.8%
Noen-Executive Director base fee T 294 407 1.8%
Additional fes for chairing of Audit anc Remunerastion Committee ) 8% 9. 1.8%
Additional fee for Senior Independent Director o T 8.9 IR 1.8%

By order of the Board
lenefer Greenwood

Chair of the Remuneration Committes
20 May 2020
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Directors' Report

Financial and business reporting

The Dircctors presant thefr annval report
and aczounts on the aftairs of the Group,
together with the firancial statements and
auditor's repart, far the year ended 31 March
2020. The Corporate Governance Statement
sel out on page 69 forms part of this report.

The Directors' Repert and the other sections
of this Annual Report contain forward-
locking statements. The extent 1o which the
Company's shareholders or anyone may rely
on these forward-looking statements is set
out on page 141,

Principal activities

Assura plc is a leading primary care
oroperty investor and developer. it owns
and procures good quality primary care
properties across tre UK.

The subsdiary and associated uncertakings
are listed in Nete 8 to the zccournts,

CFO review

The Groep is required 1o include a business
revievy in this report. The information that
fulfils tra raquiremearts of the bisiness
review can be found in the CFO review on
pages 60 1o &5, which are inzorporated in
th's report by reference.

Future developments
Details of future developmerits are discossad
on page 60 in the CFO review.

Going concern
The Company's going concern statement
is on page 66.

Long~term viability statement
The Corrpany's viability statemant is on
page 66.

Internal controfs and risk management
The foard accepts and acknowledges
that it is both accountable and responsible
for ensunng that the Group has in place
appropriate ard effective nsk management
and internal control systems, including
financial, operational and compliarce
control systems.

The Board monitors these systems on an
angoing basis and this year's raview found
them to be aperating effectively.

Price risk, credit risk, liquidity risk and cash
flow risk

Full details of how these risks are mitigated
can be found in Note 22 10 the accounts.

Dividends

Betails of the dividend can be foond in Nate
18 to the accounts. The Group benefits from
brought forward tax losses, wrich resulted
in three of the four dividends paid during
the year being paid as ordinary dvidends.
The October 2019 dividend was paid as a PID.

Details of the Group's dividend policy can be
found in the CFO review on page 63.

Supplier payment policy

The Group has rot signed up to any specific
supplier payment code; it is Assura's policy
to comply witn the terms of payment agreed
with its suppliers. Where specific payment
terms zre not agreen, the Group endeavours
to adhere to the suppliers’ standard
paymrent terms. As at 31 March 2020, the
average number of days taken by the Group
to pay its suppliers was 28 days (2019: 15
days), having increased due to a higher
proportion of farge invoices at the year end
relating to on site developments.

Further details of how the Group manages and
manitors relstionships with supoliers, and our
supplier palicies can be foond o~ page 44,

Donations

In the year to 31 March 2020, Assura donated
£103,500 to charities (2019: £85,000), all of
which were UK registered charities, and
no contributions were made for political
purposes (2019 nil}. More aetails of our
chosen charities can be found on our
website and pages 42 to 43. We have

also established the Assura Community
Fund to formalise our charitable activities,
Further details can be found on page 42.

Employees

Lmployees are encouraged 1o maximise
their individual cantribution to the Group.

In agdition to competitive remuneration
packages, they paricipate in an annual
bonus seneme which irks persanal
contribution to the goals of the business.
Outperfermance against the annual targets
can result in a bonus award croportionate to
the individual's contributior. Employees are
providea regularly with information regaraing
pragress against the buaget, financial and
economic factars affecting the business's
performance ana other matters of concern
te them. In addition, all staff are eligible 1o
participate in a defined contribution pension
scheme. The views of employees are taken
into account wnan making decisions that
mignt affect their interests. Assura encourages
opennass and transparency, with staff having
regular access to the Directors and being
given the oppaortunity (o express views

and opinions.
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Further delails of how trne Drectors engage
with employees can be found in the
Employees section on pages 44 to 47 and
in the Corporate Gavernance sccuon an
page 79,

Tha Group is committed to the promotion of
egqual oppaortunities, soppoted by its Zqus)
Opportunity and Diversity 2olicy. The policy
ref ects both current legislation and best
practice. It highlights the Group's obligations
to race, gender and disability equality.

Full and fair consideration is gven to
applications for employment from cisabled
persons and appropriate training and career
development are providec. Further details
are provided on page 46,

Share capital

Assura has a single class of share capital
which is divided into Crdinary Shares of
nominal value 10 cence each ranking par
passu. No other securities have been issued
by the Company. AT 31 March 2020, there
were 2,413,241,827 Ordinary Shares in issue
and fully paid, nona of whicr ara held *n
treas.ry. No shares were bought cack
during the year, Further details relating to
share capital, iInclud.ng movemeants during
the year, are set out in Note 17 to the
financial statements.

Subsequent to the yezr e~d, the Company
issued 240,507,920 Ordinary Sharas via

an equily plac’g and 6,543,440 Ordinary
Shares via scrip in respect of the Agril
2020 dividend paid. As at 20 May 2020,
the number of Grdinary Shares inissue is

2 656,995187,

The Baard manages the business of Assura
under the powers set out in the Articles

of Association. These powers incluae the
Directors' ability to issue or buy back shares.
Shareholders’ autharity to empower the
Directors to make market purchases of up to
10% of its owr Ordinary Shares is sought at
the AGM each vear.

All the issued and outstanding Orainary
Shares of Assura nave equal voting rights
with cne vote per share. There are no special
contral rights attaching to them save that
the control rights of Crdinary Shares hela

in the Employee Benefit Trust ("EBT") can

be directed by the Company to satisy the
vesting of autstanding awards under the PSP,



The nghts, mzluding ll details relziing o
voting of sharenalders and any restrictions
on lransfer relaling Lo Assura's Crd'rary
Shares, are set aut in the Articles and -

the explanatory ~oles that accompany “he
Notce of tne 2019 AGM. These documents
are avallable on Assura's website ot
www.assuraplc.com. Assara s not aware of
any agreements or control rights betwseen
existing shareholders that may result in
resTrictionrs on the transfer of securites or
onvating nghts. The ZBT is used to act as
avehicle for the issus of new sharas under
the PSP, As at 31 March 2020, the EBT did
not hold any Ordinary Shares. A dividend
waiver is in place from the Trustee in respact
of &Il dividends payable by Assura on shares
which it holds in trust

Interests in voting rights

As at 20 May 2020, the Cempany had
been notified of the following interests in
accordance with Disclosure Gu'cance and
Transparency rules 5:

31 March 2020 20 May 2020

Percentage Percertage
of Crdirany of Crainary
Name of shareholder Shares Shares

BlackRack, Inc. 2.55 No change

Artemis
Investrment

Management 8.71 No change

Standara Life
Aberdeer 712 5.40

Resolution Caprial o

Limrited 517 Nochange

Schroders plc S46 No changs

Legal & General

Group ple 301 Nochangs

Directors

The appointment and replacement of
Directors is governed by Assura's Articles of
Asscciation, the UK Corporate Governance
Code, the Companies Acz 2006 (“The Act”)
and related legislation. The Board may
appoint 2 Director either to fill 2 casual
vacancy or as an addition to the Board so
long as the total number of Directors does

not exceea the limit prescribed in the Articles.

An appointed Director must retire and seek
election to office at the rext AGM. In addition
to any power of removal conferred by the
Act, Assura may by ordinary reszlution
remove any Director before the exciry of
their period of office and may, subject to
the Articles, by ordinary resciution appoin:
another person wheo iswilling to act as a
Director in their place. In line with the Code
and the Board's palicy, all Directors are

required to stand for re-election at each AGM.

Strateqic report Governance

Subject to pravisions of the Act, the Articlas,
and te any directions given by specizl
resclution, the busness of the Campany
shall be managed by the Board, wnic~ may
exercise all the powers of the Compary.
The Directars may exercise all the powers
of the Company Lo barrow money.

There are ro agresments oetween the
Compa-y ard its Directors or employees
providing for compensatior for loss of office
or employment or otherwise that occurs
specifically because of a takecver.

The Ccmpany has srrangad qualifying third
party indemnity insurance cover in respect of
legal action against its Directors, ncluding all
Directors of the wholly cwned subsidiaries
within the Group structure.

Competition and Markets Authority
(“CMA™ Order

The Company confirms that it has complied
with the Statutory Audit Services for Large
Companies Market Investigation (Mandatory
Use of Competitive Terder Processes

and Audit Committee Responsibilitios)
Order 2014 published by the CMA on

24 September 2014,

Greenhouse gas emissions

Detalls of greenhouse gas emissions from
employee and head office acrivities can be
found on page 52.

Auditor

Each of the persons who is a Director at
the date cf approvsl of this annusal report
confirms that:

- Sofaras the Dector is awarg, there is ro
relevant auc’t infermation of which the
Company's auditor is unaware; and

- The Director has taker all the steps that
he/she cught to have taken as 3 Director
in order to make himseli/herself aware
of any relevant audit infarmation and to
establish that the Company’s auditor is
awares of that in‘ormation.

This confirmat'ecn is given and shoule
be intepreted in accaordance with the
provisiors of secucr 418 o' the Act.

The Directors, on recommendation from
he Audit Committee, intend to place a
resolution before the AGM to re-appoint
Deloitte LLP as auditor for the year e~dirg
31 March 2021.

Financ.z] statements

aadtonal irformstion

Amendments to the Articles of Association
The articles can only be amendead, or new
Articles adapted, by a resolution passed by
shareholders in gencral meeting a~d being
approved by at least three quarters of the
vaoles cast.

Change of control

The Group's financing agreements aford
the larder a right to mandatory repayment,
on charge of control following a takcover.
lhe Company's PS= canlains provisions
that tzke effect in suzh an cvent but do not
entitle participants Lo a greatar interestin
the shares of the Company than created
by the intal grant or award under the
relevant plan.

Annual General Meeting

Due to the current COVID-19 pandem’c,
the AGM of the Company will be reld

as a closed meeting at the private
residence of the Chairman on 7 July

2020. The rreeting will cons cer formal
busness only. Shareholders are invited to
submit any gquestions in advance via email
{investor@assura.co.ukl. Shortly after the
meeting, the Company will publish on its
website tre resulz of the AGM and an answer
ta any guestion submitted.

Both the Directors' Report on pages “02 and
103 and the Strategic Report or pages 110
&7 were approved by the Board and signed

on its behalf.
Q&a §¢.Q_Q_

Orla Ball
Corpany Secrctay
20 May 2020
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Directors’ Responsibility Statement

The Directars are responsle for preparing
the annual report and the financial
slatements in accordance wth applicable
law and regulaticns.

Company law reguires the Directors Lo
prepare financial statements for each
financial year. Under that law the Directors
are required 1o prepare the Group financial
statements in accordance with International
Financial Reporting Standards (“IFRSs") a3
adopted by the European Union ("EU™ and
Art'icle &4 of the IAS Regulation and have also
chosen to prepare the Parent Company
financial statements under IFRSs as adopted
by the Eu. Under company law the Directars
must nat approve tre financial statements
unless tmey are satisfied that they give a
true and fair view of the state of affairs of
the Company and of the profit or loss of the
Company for that period.

In preparing these financial statements, 1451
requires that Directors:

- Properly select and accly
accounting policies;

- Present informaton, including account'ng
policies, in a manner that provides
relevant, reliable, comparable and
understandable inforration;

- Provide addTional disclasures when
compliance with the specific requirements
in IFRSs are insufficient to enable users
to understand the impact of particular
transactions, other events and canditions
on the entity's financiaf position and
financial perforrance; and

- Make an assassment of the Company's
ability to continue as a going concern,

The Directors are responskle for keeping
adequate accounting records that

are sufficient to show and explain the
Company's transactions and disclose with
reasaonable accuracy at any time the financial
position of the Campany and enable them to
ensure that the financial statements comply
with the Companias Act 2006, They are

also responsible for safeguarding the assets
of the Company and hence for taking
reasonable steps for the pravention and
detection of fraud and other irregularities,

The Directors are respensible for the
maintenance and integrity of the corporate
and financial information included an the
Company's website. Legislation in the United
Kingdom goveming the preparation and
dissemination of financial statements may
differ ‘rom legislation in other jurisdictions.

We confirm trat to the best of
our knowledge:

- The financial statements, prepared in
accordance with IFRSs as adopted by the
EU, give a true and fair view of the assets,
liabilities, financial pesition and prefit
of the Comesny and the undertakings
included in tne consolidation ta<en as
awhole;

- The Strategic Report includes a fair reviews
of the developmant and performance
of the business and the position of the
Company and the undertakings included
in the consolidation taken as awhale,
togethe- with a gescr ption of the
principal risks and uncertainties that they
face; and

~ The annual report and financial
staternents, taken as a whole, is fsir,
balanced and understandable and
provides the information necessary for
shareholders ta assess the Company's
pasition and performance, business madal
and strategy.

By order of the 3oard
Orla Ball Q-LD g&% .
Comneny Secratary

20 May 2020
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independent Auditor's Report to the members of Assura plc

Report on the audit
of the financial
statements

Opinion

In our opinion:

- the financial statements of Assura plc {(tne " Farent Company”) and its subsidiaries (the "Group™ give a true and fair vew of the state
of the Group's and of the Parent Company's affairs as at 31 Mareh 2020 and of the Group's profit for the year tnen ended;

- the Group fingncal statements have been croperly orenared in accordznce with Internationsl Financlal Reccrting Standards 17 255"
as adopteo by the Eurcpean Union;

- tha Parent Company financial statements have teen properly preparec in accordance with IFRSs as adopted by the Eyuropean Union
and as applied n accordarce with tre provisions of the Companies Act 2006; and

- the financial statements have been prepared in accordance with the requirements of tre Corpanies Act 2806 and, as regards the
Group financial statements, Artizla 4 of the IAS Requlation.

We have audited the financial statements wh'ch comprise:

- the Consol'dated and Parent Company Income Statemens;
- the Consol'dated and Parent Company Statements of Comprenensive Income;
- the Consoldated and Parent Company Balance Sheets;

the Consolidated and Parent Company Cash flow Statements;
- the Consoldated and Parent Company Statements of Changes in Equity; snd
- the related notes 1to 25 and the Ato F

The financial reporzing framework that has been applied in their preparation is applicable law and IFRSs as acopted by tre Europaar Union
and, as regards the Parent Company financial statements, as appled in accordance with the provisions of the Comganias Act 2006,

Basis for opinion
we conductad our audit in accardance with International Stardards on Auditing (JK) ("iS4s (UK)") and applicable law. Cur responsibilities
under those standards are further dascribed in the auditer's responsibilities for the audit of the financial statements section of our repert.

we are independent of the Group ard the Parert Company in accordance witn the ethica! requirements that are relevant to aur audit of tne
financial statements in the UK, including the Financial Reportirg Cauncil's (the "FRZ's") Ethical Standard as applied tc listed public interest
entities, and we have fulfilled our otber ethical resporsikilities in accordance with these requ~ements. We confirm that the non-audit services
prohibited by the FRC's Ethical Standard were not provided to the Group or the Parent Company.

we bolieve thal the audit evidence we Fave obtained is suf cient and ageropriaie to provide a basis for cur opinion.

Summary of our audit approach

Key audit matter

The key audit matter that we “dentified in the current year was:

- valuation of the completed investment propearty (excluding properties under development].

Wthin tnis report, key aud T matters are identified as follows:

> Similar level of risk

Materiality

The materiality applied for the Group financial statements was £26.0 million which was determined on the basis of 2% of net assats and
specific materislity appliec was £3.3 mill'an which was determined on the basis of approximately 5% of EPRA easnings {as defined in Note 6
to the accounts).

Scoping

The Group audit team performed full scope audit procedures giving a coverage of 100% of the G-ouc's result and net assets. Audit work

to respond to the risks of material misstatemert was performed directly by the group engagement team.

Significant changes in our approach
Thera were ne significart changes in our approach in the current year.
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Independent Auditor's Report to the members of Assura plc continued

Conclusions relating to going corncern, principal risks and viability statement

Going concern

We have reviewed the Directors' statement in note 2 to the financial statements about whather they
considered it appropriate to adopt the qoing concern basis of accountng 0 preparing them and their
identification of any material uncertainties tc the Group's and Company's ability to continue to do so
over a period of at least twelve morths from the date of approval of the financial staterents.

We considered as part of our risk assessment the nature of the group, its business model and related
risks including where relevant the impact of the COVID-19 pandemic and 3rexit, the requirements of the
applicable financial recarting framework and the system of inkernal cortrol. We evaluated the Directors'
assessment of the Group's ability to continue as a going concern, including challenging the underlying
data and key assumotions used to make the assessment, and avaluated the Directors' plans for future
actions in relation to their going concern assessment.

We are required to state whettier we have anything material to add or draw attention to in relation to
that statement required by listing Rule 9.8.6R{3) and report if the statement is materially inconsistent
with our knowledge obtained in the audit,

Principal risks and viability statement

Based sololy on reading the D'rectors' stalements and considerng whethe: they were consistant

with the knowledge we obtained in the co.urse of the zudit, including the knowteage obta ned in the
avaluation of the Direclors' assassment of the Group's and the Company's ability to continue as a going
concern, we are required to state whethewe hava anything material to add or craw attention Lo in
relatior Lo

- the disclosures on pages 54-5% trat descrine the principal risks, crocedures to identify emerging
nisks, ana an exclznation of how these are being managed or mitigated;

-« the directors' confirmation on page 54 that they have cuttied wut a rebust aiscasmaent of the prineinal
and emearging risks facing the Group, including thase that would threaten s busmess model, future
performance, solvency or liguidizy; or

~ the Directors' explanation on page é6 as to how they rave assessed the prospects of the Group,
over what period they have done so and why they consider that perios to be apprepriate, and their
statement as to whether they have a reasonsble expectation that the Group will be able to continue
inoperation and meet its labilities as they fall due over the periad of their assessment, including any
related disclosures drawing attention to any necassary qualifications or assumptions.

We are also required to report whether the Directors' statement relating to the prospects of the Group
required by Listing Rule 9.8.67 {3} is materially inconsistent with our knowledge obtained ir the audit.

Key avdit matters

Going concern is the basis of
preparation of the financial
statements that assumes an
entity will remain in operation
for a peried of at least 12
months from the date of
approval of the financial
statements.

We confirm that we have
nothing material to recont, add
or draw atiention to in respect
of thase matters.

Viability means the ability of
the Group to continue over
the time horizon considered
approptiate by the Directors.

we confirm that we have
nothing material 1o reczort, sdd
or draw attention to in respect
of these matters.

Key audit matters are those matters that, in our prefessional judgement, were of most significance in our audit of tre financial statements of
the surrent period and include the most significant assessed risks of material misstatement twhetrer or not due to fraud) that we identified.
Thase matters included those which had the greatest eFect on: the overall audit strategy, the allocetion of rescurces in the audiy; and

directing the efforts o the engagement team.,

These matters were addressed in the context of our audit of the financial statements as a whole, and in forming our opnion thereon,

and we do not provide a separate opinion on these matters.
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Valuation of completed investment property (excluding properties under development) >

Key audit matter
description

The Group owns and manages a portfol ¢ of 576 (2019: 563) madern primary haalthcare propert'as tnat are carried at
fair value in the financ'zl statements. [ he portfolic is valued at £2,074 million as at 31 Mzarch 2020 (2019 £1,953 mill'en)
and comorises the majority of tha assets in the Group balance sheot

The Group uses professicnally qualified exterrat vsluers, (the *valuers"), to fa'r value the Group's portfolio at half-
yearly intervals. The Valuers are engaged by the Directors and perform their work in accordance with the Royal
Instituticn of Charterad Surveyors {'RICS" Valuation — Professional Standards.

in determining a property's valuation, the Valuers take into account property specific information such as current
tenancy agreements and rentsi income attached to the asset. The portfolio (excluding davalopment properties) is
valued by the investment method of valuation. The key input into the valuation exercise is yield, which is influenced
by prevailing market yields, comparable market transactions and the specific craracteristics of each property in the
portfolic.

The estimaticn of yields and ERVs in the property valuation is 8 significant judgermnent area, underpinned by a sumber
of assumptions relating to the size and location of the croperty as well as certain attributes of the lzase. Given the
high level of judgement invalved, we determined that there was a potential for fraud through possible manipulation
of these key inputs to the valuation. The irherent subjectivity in relation to estimatior of yields and ERVs, coupled
with the fact that only a small parcentage difference in individual property valuations, when aggregated, could result
in a material misstatermnent o~ the Statemen: of Comprehensive Income and the Statemert of Financial Pasition,
warrants specific audit focus in this area.

valuation of propery reprasents a key source of estimation uncettainty {or the Group, as described in the Group's
accounting policies in note 2, and a s'gnificant financiz! reporting matter considered by the Audit Committee, as
described in page 82 Further details are disclosed in note 9 to the financial statements. The evaluation and impacts
of COVIZNS and the valuations be ng reported on the basis of 'material valuation uncertainty, ircluding the impacls
upan sensitivites of future sources o estimation uncertainty, are described in Lhe respective sections as referoncoed.

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

Given the inheren?sub_’ectiwty invelved in the valuation of investment gropert'es, the need for deep market
knowledge whear determin'ng the mos: appropriate assumptions, and the technicalities of a valuation methadolcgy,
we involved our internal valuation specialists (qualified charterad surveyors) in addressing the key audit matter.

We obtained an understanding of the relevant controls over the valuation process, including assessirg
management’s process and control for reviewing and challenging the worl of the external Valuers rcluding
management’s experience and knowledge to undertake th's sctivity. We obsarved discussions betwesn
management and the Valuers which evidenced tnat alternative assumpuons and recent market transactions were
considered and evaluated befare the final valuation was determined.

wWe read the valuation recorts for all properties and attended meetings with each of the valuers. We assessed
whether the valuation agproach for each was in accordance with RICS guidance and suitable “or use in determining
the carry' ng value in the Group balance sheet. We also olbtained explanations from the valuers ard management,
relating to specific consideraticns regarding 1o the COVID-19 pandemic, and any events subsequent to 31 March of
relevance to the market and associated valuation trends.

We assessad the competence, capabilities ana objectivity of the external Valuers and read their terms of engagament
with the Group ta determine whether there were any matters tnat migh: have affected their abjectivity or may have
impased scoce limitations on their work,

We carried cut proceaures, on a sample basis, to test whether property-specific data supplied 1o the Valuers by
management reflected the unaerlying propety records held by the Group and wh'ch had been tested during our audit.

We comeared tne vields used by the Valuers to an estimated range of expected yvields, determined via reference to
putlished benchmarks, and to recent transactions, We also considered the -easonableness of other assumptions that
are not so readily comparable to published benchmarks, such as Estimated Rentat Value, Additionally, we evaluated
year-on-year movements in capital value with reference to punlished benchmarks. Where assumptions were

odtsice the excected range or otherwise deemed unusual, ard/or valuations sppeared o experence unexpected
movements, we unaertosk further invastigations and, where necessary, held further discussiors with management:
and the Valuers in order to challenge the assumptions and impacts upon the valuations.
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Independent Auditor's Report to the members of Assura plc continued

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

we specifically evaluated and challenged, tsking into account the nature of the ndustry in which the Group operates
and wider mar'et trends observed, managemert's and the Valuers' conclusiens in respect of the valuations a1 the
valuation date in reference to the COVID-19 pardemic and the valuations being repo-ted on the basis of 'material
valuation uncertainty .

We also cansidered the adequacy of the Group's disclosuras about the degrec of the estimasion and sensitivity

Key observations

to key assumptions made when valuing these properties, including the impact of the COVID-19 pandemic.

we found that the valuations and their underlying assumptions were supportable in light of available and éa)mparacié_

market evidence. \We found the disclosures included within the Annual Report were appropriste.

OQur application of materiality
Materiality

We define materizlity as the magnitude of misstaternent in the financial statements that makes it probable thzt the sconarric decisions of
3 reasonably knowledgeable person would be changed or influenced. We use materiality both in planning the scope of our avdit work and

in evaluating the results of cur work.

Based on our professional judgement, we determmined materiality for the financizsl statements as a wrole as follows:

Materiality

Basis for determining
materiality

Rationale far the
benchmark applied

Group financial statements

Parent company financial
statements

Qverall Group materiality
£26.0 million (2019 £25.5 million)

2% (2019 2%) of net assets

In arriving at this judgement
we had regsrd to the carmying
value of the Graup's assets,
scknowledging that the primary
perfarmance mezsure of the
Grour is the carrying value of
investment property.

Performance materiality

Specific Group materiality
£3.3 million (2015 £3.1 million)
aspplied to EPRA earnings
impacting balarces
Approximately 5%
(2079 approximately 5%)
of EPRA earings

£2.97 million (20719: £2.8 rmullion)

Tre Parent Company
materiality represents 2%
(2019: 2%) of equity which is
capped at 20% (2019:902)
of Specific Group materiality.

In aadition to net assets, we
consider EPRA ear-ings to be
a critical financial peformance
measure far the Group and
we applied a lower threshold
of £3.1 million based on 5% of
that measure for test' ng of all
impacted balances, classes of
transactions and disclosures.

As a non-trading Parent
Company, eduity is the key
driver of the Company. The
cap is applied against the
Specific Graup materiality
due to the FPRA earnings
impacting transactions within
the Company.

We set performance raterialicy at a level lower than matenality 1o reduce the probability thas, in aggregate, uncorrected and undetectled
misstatermnents exceed the materiality for the financial statements as a whole. Group performance materiality was set at 70% of group
materiality for the 2020 audit (201%: 70%). In determining performance materiality, we considered factors including our risk a5sessment,
our assessment of the group's overall control environ™ent, and our past experience of the sudit, which has inoicated a low number of

uncorrecied and corrected misstatements identified in prior periods.

Errar reporting threshold

we agreed with the audit Committee that we would repor: Lo the Commitzee all audit differences in excess of £1,300,000 (2019: £1,280,000),
or £165,C00 (2019: £159,500) for differences impacting EPRA eanings, as well as differences below that threshold that, in cur view, waranted
reporting on aualitative grounds. We also report to the Audit Committes on disclosure matters that we ident fed when assessing the overall
presentation of the financial statements.

An overview of the scope of our audit

Identification and scoping of components

Our Group audit was scoped by oblaining an understanding of the Group and its internal ard external environment. ~ his includea assessing
Group-wide controls, assessirg Lthe risks of material misstaternent at the Group level and in particular looking at where the directors make
subjective judgements, for example in resoect of significant accounting astimates of adoption of accounting policies that are underpinned
by a number of assumptions.
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Audit wark to respond to the -isks of raterial misstatement was performead directly by the group engagemaent team. QOur audit work or

the individual s bsidiary entities was executed al levels of matenality applicabls to each individual entity wh'ch were lower than Group
materality, and ranged botween £0.2 million and TR million (2019: $0.2 mill'cn and 574 ~illion), This res_lts in 10l scope avdit crocedures
perdormed an 100% (2019 100%) of the Group's result and net assets. At the Group lovel we also tested the eonsaldation process and carried
out anzlytical procedares to conslude thal there were no significant risks of matenal misstatement of the aggregated financial ‘nformation of
the remaining components no: subject to 2. dit or specified zudit procedures.

Other information
The directors are responsible for the other "~formation. The other infarmation comprises the information included 'n the annual report,
orher than the “nancial staterrents and our auditor's report “hereon.

Our ogin'on on the financial statements does not cover the other infarmation and, except to the exiant atherwise explicitly stated In our
report. we do not express any form of assurance conglusion thereon.

In connection witn our audit of the financial statements, our responsibility is to read the other information and, in doing so, consider whether
the other infarmaticn is mazerially inconsistent with the financ al statements or our knowledge obtained ir the aud't or otherwise appears 1o
be materially misstated.

If we icentify such material inconsistencies or apparent materal misstatements, we ae reguired 1o determ’~e whether there is g material
misstaternent in the “nancial staterents or a material misstaternent of the orher information. If, based on tha waork we have perforred,
we conclude tha: there is g material misstalemant of this other information, we are required to report tha: fact,

In this context, matters that we are spacifically required to report 1o you as uncorrected material misstatemeants of the other informartion
include where we conclude that:

— Fair, balanced and understandable - the statermnent g'ven by tne Directors that they consider the annual report and financial statements
taken as a whole is fair, balarcad and understandacle and provides the information necessary for shareholders to assess the Group's
position and cerformance, business model and strategy, is materially inconsistent with cur knowledge cbtained in the audit; or

— Audit Committee reporting — tne section descryng tne work of the Audir Committee does not appropristely address matters
communicated by us to the Audit Committec; or

- Directors' statement of compliance with the UK Corporate Governance Code - the pars of the direciars' statement required under the
Listing Rules relating to the comgany's compliance with the UK Corporale Goverrance Code contaimirg provisions specified for review oy
the auditor in accordance with Listing Rule $.8.10R {2) do not properly disclose a departure from a relevant provision of the UK Corporate
Governance Code.

W have nothing to report in respect of these matters.

Responsibilities of directors

As explainea more fully in the Directors’ Resoonsibility Statement, the Directors are responsible for the preparation of the financial statements
and for ceing satisfied that they give a true and fair view, and for such internal control as the Directors determire is necessary to erable the
preparaticr of financial statements that are free frem material misstatement, whether due to fraud or errorn.

In preparing the financial statements, the D'rectors are responsible for assessing the Group's and the Parent Company's ability to cantinue
as a going concern, disclosing as applicable, matters related to going concern and using the going concern basis of accounting unless the
Directors either intend to liquidate the Group or the Parent Company of o cease operatians, or have no realistic alternative but to do so.

Auditor's responsibilities for the audit of the financial statements

Our objectives are to obtain reasonable assurance about whether the financial statements as a whaole are free from material misstaternent,
whether due to fraud or error, and to issue an aud'tor's report that includes our opinion. Reasonable assurance is a nigh level of assurance,
but is nat a guarantee that an audit conducted 'n accordance with 15As (UK) will always cetect a material misstatement wher it exists.
Misstatements can arise from Sraud or error and are considered ~raterial if, Individually or in the aggregate, they could reasonably be
expected to influence the economic decisions of users ta<en on the basis of these financial statements.

Details of the exzent to which the audit was considered capable of detecting irregularities, including fraud and non-comoliance with laws and
regulations are set aut below.

Afurther description of our responsibifities for the audit of the financial statements is located on the FRC's webs e at: wwwifre.org.uk/
auditorsresconsibilities. This description forms part of cur auditor's report.
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Independent Auditor’s Report to the members of Assura plc continued

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

we identity and assess the risks of mataorial misstalement of the linancial statermnants, whaother due to fraud or error, and tren design anc
perform audit orocedures respaonsive Lo those 1'sks, including obtaining audit evidence that is sufficient ang approprizte to provide 2 basis
for our opinicn.

Identifying and assessing potential risks related to irregularities
in identifying and assessing risks of material misstatement in respect of irregularities, including fraud and non-compliance with laws and
regulations, we considered tre following:

— the nature of the industry and sector, conzrol envirorment and business performance including the design of the Group's remureration
policies, key drivers far Directors' remuneration, bonus levels and performance targets;
- results of cur enquiries of mznagement and tre Audit Commitzee about their own idenificatior and assessment of the risks of iregularities;
- any matters we identified having obtained and reviewed the Group's documentaticn of their policies and procedures relating to:
- identifying, evaluating and complying with laws anc ragulations and whether they were aware of any instances of non-compl'ance;
- detecting and responding ta the risks of fraud and whether they have knowladge of any actual, suspected or alieged fraud;
- the internal controls established to mitigate risks of fraud or non-compliance with laws and reg.iations;
- the matters aiscussed among the sudit engagemert team and involvirg relevant internal specislists, including valuation specialists
regarding how and where fraud might occur in the financial statements and eny potent sl indicators of fraud.

As a result of these procedures, we considerad the opportunities and incentives that may exist within the organisation for fraud and
identified the greatest potential for fraud in the following area: valuation of completed investment property (excluding properties urder
development). In common with all audits under 15As (UK), we zre also required to perform specific orocedures to respond 10 the r sk of
management override.

W also obtained an understanging of the leaal and regulatory famewaorks that the Group operates in, focusing on arovisions of those laws
and regulations that kad g direct effect on the determination of material amounts and disclosures in the financial statements. The key laws
and requlations we considered in this context included the UK Campan es Act, Listng Rules, pensions legislation, REIT and tax legislation.

Audit response to risks identified

As a result of performing the above, we identitied valuauon of comeleted investment property {excluding properties under development)
as a key audit matter related to the potential risk of fraud. | he key sudit matters section of our report explains the matter in more detail and
alsa describes the specific procedures we perfarmed in response to that key auc= matler.

in addition to the above, aur procedures to respond to risks identified included the fellow ng:

~ reviewing the financial staternent disclosures and <esting to supporting documertatior to assess compliance with provisions o relevant
laws anc regulations described as having & direct effact on the financial staterments;

- enquiring of management, the Audit Committee and "n-house legal counsel concerning actual and potential litigation and claims;

- perfarming analytical procedures to identify any cnususl or unexpected relationshios that may indicate risks of material msstatement due
to fraud;

- reading mutes of meetings of those charged with governance, reviewing inmternzl audit reports and reviewing correspordence with
HMRC; and

- in addressing the risk of fraud th-ough management overrida of controls, tasting the appropriateness of journaf entnes and other
adjustments; assessing whether the judgements made in making accounting estimates are indicative of a potential bias; and evaluating the
business rationale of any significant transactions that are unusual or cutside the normal course of business.

wWe also cormmunicated relevant identified laws and regulations and potential fracd risks to all engagement team members including internat
specialists, and remained alert to any Indications of fraud or non-compliarce with laws and regulations throughout the audit.

Report on other legal and regulatory requirements

Opinion on other matters prescribed by the Companies Act 2006

In our opinion the part of tre Directors’ Remuneration Report to be aua’ted has been properly prepared in accordance with the Cormpanies
Act 2006,

In our opinion, based an the work undertaken in the course of the audit:
~ tha information givan in the Strategic Repart and the Directors’ Report for the financial year for which the “nancial statements are prepared
is cansistent with the financial statements; and

— the Strategic Repor ard the Direclors’ Report have been prepared in accordance with applicable legal requirements.

I the light of the knowledge ard understanding of the Group and the Parent Company and their environment obtained in the course of the
audit, we have not icentified ary material misstatements in the Strategic Report or the Directors' Report.
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Matters on which we are required to report by exception
Adequacy of explanations received and acceunting records
Under the Companies Acl 2004 we a-e required te repart Lo you ¥ in our opirion:

- we have not receved all the infarmat on and explanaticors we readire for our audit; or

- adequate accounting records have not been <ept by the Parent Camgany, or eturns adeguate for our gudit have not been received from
branches not visited oy us: o-

- the Parent Corpany financial staterments are not in agreement with the accounting records and returms,

We have nothing to repor: in respect of these matters.

Directors' remuneration
Under the Companies Act 2006 we are also required to report if in our opinion certain disclosures of Directors' remuneration have not been
made or the part of the Directors' Remuneraticn Repart to be audited 5 not in agreement with tre accounting records and returns.,

Wae have nothing to report in rospect of these matters,

Other matters

Auditor tenure

Following the recommendation of the Acdit Committee, we were appointed by the Boara cf Directors on 21 January 2012 to audit the
financial statements for the year ending 31 March 2012 and subsequent financial ceriods. The period of tetal uninterrupted engagement
including previous renewals and reappointments of the firm is nine years, covering the years ending 31 March 2012 to 31 March 2020,

Consistency of the audit repart with the additional repart te the audit committee
Cur audit opinior is consistent with the additioral report to the Audit Comrmittes we are -cquired w provide in accordance with 1SAs {UK].

Use of our report

This repot is made salely to the Company's meTbers, as a cady, in accordance with Chapter 3 of 2art 16 of the Companies Act 2006.

Our audit work has been undertaken so that we might state tc the Company's members those matters we are required to state to them inan
augitor's report and for 16 other purpose. To the fullest extent parmitted by law, we do not accept or assume responsibility to anyone other
than he Company and the Company’s members as a body, for our audit work, for this report, or for the opinions we nave formed.

Scott Bayne, FCA (senior statutory auditor)
For and on behalf of Celoitte LLP

Statutory Auditor

Manchester, United Kingdom

20 May 2020
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Consolidated income statement
[or the yoar ended 31 March 2620

TR0 2019
Capital and Cavital and

ZPRA non-EPRA Total FFRA non-EPRA foral

Note £m Em £m £m £m il

Gross rental and related income 167.8 37 .S 99.3 21 1024
Properly operating expenses @) @32 @8 {n o @n g2
Net rental income 3 o3/ - w037 %53 = o5n
Administrative expenses A we - esn  sn - wan
Revaluation gains ST T T T T T T ey ey = Tone 2002
Gain on sale of property e - a7z Ay o T T
Share-based payment charge 1@ ©@2 - ©» 03 - 05
finance revenve - T Toa =TT
Finence costs 5 @en - @en (25 - e
Profit before taxation  &/5 1.4 789 ks 202  &s0
Taxation 21 - - - - - -
Profit for the year attributable
to equity holders of the parent 645 L4 78.9 £3.8 20.2 840
EPS Thasic &ciuted & - 3.3p T T 3s
EPRAEPS - basic & diluted s 2.8p T 27p -

There were no items of othar comprehensive incorme or expense and therefore the profit for the year also reflects the Group's wotal
comprahensive income, All ‘Income arises from continuing operations in the UK.
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Stratec.~ repyart CIovernance

Consolidated balance sheet
As at 21 March 2020

Financial statements

adadimonal infarmsnien

2020 2007
MNote £m £m
Non-current assets
Irvestmé'ﬁt property o e o 21390 1,9788”
Property work in pr_c;gi}(izssii o - Z i A
Property, plart and equrﬁ-éﬁi T T h 10 0.2 0.2
Investmeants o ) ) - & W) a =
Deferrea tax asset o 21 0.5 0.5
T T eisia 19755
Current assets T o
Cash, casn equivalents and rest-ictec cash o 1 18.5 18.3
Trade and ozher receivables - 12 19 147
Property assets held for sale T 9 207 76
o ’ YK 50.6
Total assets ) o o 2,209.3 20200
Current liabilities
Trade and other payables i o 13 %) 35
Borrowings ) 16 Tno T no
Head lease Labilities - 1 on -
Deferred revenue - T 15 Y 21.3
661 45.3
Non-current liabilities . '
Borrowings T % 8305 6723
Head lease liabilities o o 14 - 55 2.8
Deferrad ravenue 15 AT £3
o i 808 6804
Total liabilities T 9069 750.2
Net assets 1,302.4 1,279.9
Capital and reserves
Share cap'za T 2413 2358
Share prewum“ - 5955 S87.4
Merger reserve ) 7 2312 2312
Retained earmnings | 234.4 221.5
Total equity 13024 1,279.9
NAY per Ordinary Share - basic ’ 7 5!&)@ 53.4p
- diluted 7 S39p 534D
EPRA NAV per Ordinary Share - basic 7 54 0p 53.3p
T Jdiluted T 7 5350 5330
The financial statements were approved at a meeting of the Board of Directors held on 28 May 2020 and signed on its behalf by
Jonathan Murphy Jayne Cottam
CEO CFO
Qrs\ o e ot
-
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Consolidated statement of changes in equity

for tne year ended 51 March 2020

Sriare Share Merger Retained Total

capital premium reserve earnings aguity

Note £m i £ £ £m

1April 2018 238.3 580.4 221.2 200.5 12504
Profit atrrinutable to equity holders - - ) - 84.0 SAM

Total comprehénsive income - - - 84.0 40
Issue of Ordinzry Shares 7 - 0.2 - - 02
Dividends - 8 5 6.3 - ©3.3) (55.0)

Fmployee share-pased incentives - - - 03 Q.3
31 March 2019 235.8 587.4 2312 2215 12799

Profit attributable ta C_QIJILV holcors - - - /80 o 78.9
Total comprehensive income - - - 789 i 789
Civicends ’ 8 5 & - (66.2) T (56.6)

EmB\Oyee share-bhased incentives - - - 70,2 - 0.2

31 March 2020 ' 2613 3955 231.2 2544 1,302.4
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Consolidated cash flow statement
Fortha year oendad 31 Ma-ch 2090

2020 2017

HNote £m £m
Operating activities
Rent receves ] -0 T S W0he 1008
Intérest paid and smilar charges - o S (23.7) 67
“ees received T ___ 09 09
Interest received T T o T - o
Cash paid to suppliers and employeéé T T o {15.5) ) 12.2)
Net cash inflow from operating activities ) f 20 o 6a3 79
Investing activities o T -
Purchase of irvestment property o o 132.4) - 220
Develapment expenditure B T (537) 1.9
Praceeds from sate of p@%é&?u - T 207 71
Other investments o o T 0.2) -
Net cash outflow _fEmmmvés{ﬁﬁg activities T T (146.2) 226.2)
Finaneing activities —M o T B
Dividends paid o ’ {54.6) {55.0}
Repayment of loan/borrowings T o % - (100.0)
Long-term loans drawn down - B 6 157.0 298.4
Interest on head lease liakilities h - .1 -
Loan issua costs - - A {0.2) \257
Net cash inflow from financing activities o o 100, Log
Increase/(decrease} in cash and cash equivalents ] —_—_ 7_ 0.2 (‘U-rf,'z
Opening cash and cash equ]va\ehmts - i 18.3 257
Closing cash and cash equivalents e o 18.5 83
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Notes to the accounts
For lhe year erded 31 March 2020

1. Corporate information and operations
The Company ‘s 2 public limited company, limiten by shares, incorporated ana domicled in England ard Wales, whose shares are publicly
traded on the main market of the London Stock Exchange.

With effect from 1 April 2013, the Group has elecied to be treated as o JK REIT, See Note 21 for further details.

2. Significant accounting policies

Basis of preparation

The consolidated financial statements have been prepared on a historical cost basis, except for nvestrment properties, including investment
properties under construction and land which are included at fair value. The financial statements have also been prepared ir accardance with
IFRSs and interpretations adogted oy the European Union and in accordance with the Compan'es Act 2006.

The financial statements are prepared o1 a going concern basis as explained in the Directors’ Report on page 102 and are presentad
in pounds sterling.

The accounting policies have been apnlied consistently to tha results, ather gains and losses, liabilities and cash flows of entities included
in tre consolidated Enancial statements. All intragroup bzlances, transactions, income and expenses ara eliminated on corsohdation.

Standards affecting the financial statements

1he following standards anz amendmrents became effective for tne Company in the year ended 31 March 2020, The pronouncements either .
had na materal impact on the finanzial statemenss ar resulted in changes in presentation and disclosure only (effective Tar periads beg ning

on ar after the date in brackels):

- Annual Improvements 1o IFRS Standards 2015-2017 Cycle (1 January 2019)
- Amendments to long-term interests in associates and joint vertures (1 lanuary 2019)
- Amendments rega-ding the definition of maeriality (1 January 2020)

IFRS 14 Leases (1 January 2019)

The standard does not impact the Group's financial pos'tion as a lessor or the Group's rental income from its investmant properties.

Lessor accounting is substzntially unchangea from previous 2ccourting. In respeact of lessee accounting, for operating leases in excess of

12 months, the standard requires lessees to recognise a right-of-use asset and related lease lizbility representing the obligation to make lease
payments. The right-of-use asset is assessed for impairment annually and is amortised on a straight-line basis. The lease liakility is amortised
using the effective interest method. The assat and hability were equal and opposite upon adoption, with a value o° £5.6 millicn at March 2020,
The impact on the ircome statement is negligible. The Group has mace use of the practical expedient available on transition to IFRS 16 not
o reassess whether a contract is or contains a lease. Accordingly, the defin'tion of a lease in accordance with I1AS 17 and IFRIC 4 will cortinue
to te applied to thase leases enlered into or madified befare 1 Apnl 2015, As part of the Group's adoption of IFRS 16 and applicatior of the
modified retrospective aprroach to transition, the Group also elected to use the following practical expedients:

- asingle discount rate has been applied to portfalios of feasas with reasonably similar characzeristics;

- reliance on the previoos identification of a lease (under 1AS 17) for 2ll contracts that existed on 1 Apnl 2019;

- exclusion of indirect costs from the measurament of the right 1o use asset at 1 Acril 2019; and

- the accounting for operating leases with a remaining tarr of less than 12 months as a 1 April 2019 as snort term leases

Standards in issue not yet effective

The following standards and amendments are in iss.e as at the date of the approval of these financial statements but are nat yet effactive
for the Company. The Directors do nat expect that the adaoptior of the standards listed celow will have a material impact on the financial
statements of the Company in future periods hut are continuing 1o assess the patential impact (effective for periods beginning on or after
the: date in kbrackets).

~ Amendments o IFRS 3 regarding the definition of a business (1 January 2020}
~ Amendments regarding the definition of materiality (1 lanuary 2020)
~ Amendments to references te the Conceptual Framewark in IFRS Standards (1 lanuary 2020}

There are ne other standards or intercretations yvet to be effective that would be expected to have a material impact on the finarcial
statemeants of the Group.

Key sources of estimation uncertainty
The key assumptions concerning the future, and oter key sources of estimation uncertainty at the palance sheet date, that have a significant
nsk of causing a materisl adjostment to the carrying amounts of assets and liabihities within the next finzncial year, are discussed below,

Property valuations

The key source of estimation uncertainty relates to the valuation of the property portfolio, where a valuation is obtained twice z year

from professionally qualified external valuers. The evidence to sucpert these valuations is based primarily on recent, cormparable market
transactians on an arm's-length basis. However, the assumptiors applied are inherently subjective anc 50 are subject to a degree of
uncertainty. Property valuations are one of the principal uncerta'nties of the Group and details of the accounting policies appiied in respect
of valLation are set out below. Note ¢ includes details of the key unobservable inputs relating to the valuations, and a sensitivity analysis in
respect of a movernent in the eauivalert yield or Estimatad Rental Value ("ERV") which are considered to be the two key assumptians with
the highest risk of causing 3 material movement "~ the next finaazial year.
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2. Significant accounting policies (continued)

As a result of the COVID-"9 outbreak and the consequentizl impact upor alobzl financial markets, the Groun's external Vsloers have tzken into
accoun: latest quidelines fram RICS and repored the Group's investment property valuat'ons on tne basis of 'material va uation uncera'riy’
as per VPS 3 and VPGA 10 of the RICS Res 3ock Global. The Directars have evzluated the basis, and meaning, of such preparation.

Although unzertainty is oresent wthin the wider real estate sector, with varying impacts being observed, the Directors consider the sectar

ir which the Croup operates to be less impacted by adverse events seen across sectors (as descrived within the principal rsks section on
page 58). Ir addition, marke: evidence relating to comoleted transactions a~d those in progress within our sector do not i~dicate a lack

of evidence or impact upon the valuations cetarmined as at the balance shaat zate. Tna basis of preparation crimarily highlights futore
uncertainty and 2 higher degree of caution. The Drectors have corsidered this also in respect of key sources of estimation urcertainty a~d
have conclLded based ugon the sector and market trends observed, relat've to the wider resl| estate, that the events of COVID-19 do o qive
rise to new course of key estimation Lncertainty, nor do they impact the patential sens’tivity level of a reasonable snd possible change that
may occor with'a the next 12 months.

Critical judgements in applying the Group's accounting policies
In the process of acplying the Group's account'ng pol cies, which are describes celow, the Directors de not consider thare to be significant
judgements spplied with regard to the paolic’es adopted, other than "1 respect of property val_ations as cescnbed above.

Basis of consolidation

Subsidiaries and associates

Subsidiaries are fully consalidated from the date of acguisiton, being the cate onwh'ch the Group obia’s control, and continue to te
censolidated unul the date that such conirol ceases. Control comprises power over the entity, exposure 1o variable relurns ard the ahility
to use its power over tne entity to sffect the armount of returns.

Investments in associztes zreinitally held at cost, and then applying equity accounting rules. Investments which are not deemed to
be subsidiaries or assaciazes due o insufficient control are initially held at cost and subseguently remeasared to fair value through the
ncome statement.

In the Company financial staterents, investments in subsidiaries are held at cost less any provision for ‘rpairrent. In addition, the Campany
recognises dividend income when the riahts to receive paymert have been establis~ed (normally when declared and paid).

wWhere properties are acquired through the purchase of a corporate entity but the transaction does not meet the definition of a bus ness
combingtion under IFRS 3, the purchase is treated as an asset acquisition. Wheare the acauisition s considerad a bus ~ess combination, the
excess of the consideration transferred over the fair value of assers and liabilities acquired is Feld as goodwill, initially recognised at cost
with subsequent ‘mpairTent assessments completed a2t least annually. Where the nitial calculation of goodwill arising is negative, th's is
recagnised immediately in the income stazement.

Property portfolio
Properties are externally valued on an open market basis, which represents fair value, as at the balance sheset date and are recorded
at valuation.

Investment croperty under construction ("[2UC") is valued as if corrplete, with approprigte deductions for expected cost to complete and
theoretical developer's margin on remaining costs.

Any surplus or deficit arising on revaluing investment property and IPUC is recognised in the income staternent.

All costs associated with the purchase and construction of IPUC are capitalised including attributable interest. Interest is calculzted on
tne expenditure by reference to specific barrow ngs where relevant and otherwise on the average rate applicable to short-term loans.
When IPLUC are completed, they are classified as investment oroperties.

| easehold properties that are leased oul to accupiers under operating leases are classified as investrent properties or developrnent
properties, as appropriate, and included in the balance sheet at fair value.

\Where ar investment property is neld under a head lesse it 15 initislly recogrised as an asset as the sum of the premium paid on acquisition
and the present value of minimum greuna rent paymerts. The correspondng rent liability to the head leaseholder is included in the balance
sheet as a heaa lease lability. Shart-term leases (less than "2 manths) or those of low value assets are kept off balance sheet in accordance
with IFRS 16.

The market valLe of nvestment property as estimazed by an external valuer is increased for the unamortised pharmacy lease premium held
st the balance sheet date. Properties are classified 25 assets held for sale when it is corsidered highly probable that it will be disposed in the
next financial year and are recorded st the lower of carrying value and fzir value less costs to sell.

Casts incurred prior to a development being legally committed ("on site') are recarced as property work in progress and neld at cast, being
transferred to investment property under construction when legally committed. With the increase in value of the acquisition, ceveloprmen:
and asset enhancement pipelines, the Group has deemed it appropriate to present property work in progress as a separate line item on

the face of the balance sheet. Given the immaterizl nature of these balances previously, the camparative at March 2019 (£1.0 million) was
presented in trade and other receivables and the balarce sheet at March 2019 Pas not been restated.

Net rental income

Rental income is recogn’sed on an aceruals basis ard recagnised on a straight-line basis cver the lease term. A rent adjustment pased on
open market estimated rental value is recognised from the rent review date in relation to unsettled rent reviews. Pharmacy lease premiums
received from occupiers are spread over the lease term, even if the receipts are not received o1 such a basis. The lease term is the non-
cancellable perioz of the lease. Property operating expanses are expensed as incurred and prope-ty operating expenditure not recovered
from occupiers through service charges is charged to the income statement.

In accordance with IFRS 13, service charge income and expenditure s shown gross on the face of the income statement, presented within
the capital and non-LPRA calurn in accordance with EPRA guidelines.
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Notes to the accounts continued
For the year ended 31 March 2020

2. Significant accounting policies (continved)

Gains on sale of properties

Gains an sale of properties are recognised on the corpletion of the contract and ase calculated by reference to the carrying value at the end
of the prevous reporting period, adjusted for subsequent capital expenditure.,

Financial assets and liabilities

Trade rece'vables and pavables are initially recognised at transaction value and subsequently measured at amortised cost and discounted
as appropriate. Appropr ate provisions are made for expected credit losses considering historical cred't losses incarred and future
expected losses.

Other investments are shown at amortised cost and held as icans and receivables. Loans and receivables are initially valued at fair value less
directly attributable sransaction costs. After recognition, loans and receivables are measured at amortised cost using the effective nterest
method, less any impairment. Interest income is recognised by applyirg the effective interest rate.

Debt instruments are stated at their net proceeds or issue. Finance charges including premiums payable on settlement or redemption and
direct issue costs are spread aver the period to redemption at a constant rate on the carrying amount of the liability.

Financial assets are derecognised only when the contractual rights tc the cash flows from the asset expire or when substantially all the risks
and rewards of ownership of the asset have been transferred to another entity. Any difference between tne asset's carrying valuve and any
consideration received is recognised 1In the income statement.

Financial liabilities are derecognisec only when the Group's obligations have been discharged, cancelled or have expired. The difference
between the carrying amount of the financial lisb' Ty derecognised ara the consideration paid is recegnised in the incorne statemen:.

Financial instruments
Cash equivalents zre limited to instruments with a maturity of lass thar three months measured at amortised cost.

Tax

Current tax is expected tax payable on any non-RET taxable income far the period and is calculated using tax rates that have been enacted
o substantively enacted at the balance sheet date. Taxable profit differs from net profit as reported in the income statement because it
excludes items of income or expanse that are not taxable (or tax deductible).

Deferred tax is provided on items that may become taxable at a later date, on the difference between the balance sheet value and tax
base valua.

Alternative performance measures

In the reporting of financial informration, the Group uses certain measures (Non-GAAP measures, alsa known as "alternative Pedormance
Measures”) that are not required under IFRS, tne generally accepted accounting principles ("GAAP”) under which the Group reports.

The Bosard believes that these measures, as cescrbed in the CFO review, provide addit'onal useful information on performance ang trands
ta shareholders. These are used by the Board for internal performance analysis and incentive compensation arrangements for employees.
They are not intended to be a substitute for, or supearior to, GAAP measures.

Income statement definitions
EPRA earnings represents profit calculated in accardance with the guide publ'shed by the European ublic Real Estate Association.
See Note & for details of the adjustments.

Cap'tal and non-EPRA represents all othe- statutory income statement items that are excludes from ESRA earnings.

Employee costs
Defined contribution pension plans
Obligations for contributions to defined cortribution pensio~ plans are charged to the income slatement. as incurred.

Share-based employee remuneration

Share-based employee remuneration is determined with reference to the fair value of the equity instruments at the date at which they are
granted and charged to the income statement over the vesting perios on a straight-line basis. The fair value of share options is calculated
using an appropriate valuation Todel and is dependent on factars including the exercise price, expected volatility, option life and ris<-free
interest rate. IFRS 2 Share-basad Payment has been applied to share options granted.

Segmental information

The Group is run and management assess performance as one business anc as such no segmental analysis is presented for the current
or prior year results.
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3. Net rental income

Strateqs repet

Financial statements

additional informztion

2020 2019
£m £
Rental revenue 065 G8.4
Se'viceichar;gj:—-'_"go-r-ne 37 TTE
Otrer related income B 05 0.9
Gross re~al and related income 1.5 2.4
2020 0%
em e
Gross reral and related income 15 102.4
Direct property expenses T (5.1} G
Service charge expensaes (3.7) (30
Net renal ircome - 103.7 95.2
4. Administrative expenses
2070 2075
Note £ £m
Wages and salaries 4.0 3.4
Social security costs 0.7 0.5
- o T 47 39
Auditer's remuneration -A(a] 0.2 03
Directors' remuneration and fees 15 ) 13
Other administrative expenses 35 T 39
o T T T A 8.7
The Graup operates a definez contribution pension scheme, available to all ermployees. The Group contribution to the scheme during
the yearwas £205 400 (2019: £222,220), wrich represents the total expense recogn’sed through Lhe income statement. As at 41 March
2020, contributions of £17,800 (2019: £14100) due in respect of the repertirg per'od had not been pa'd over to the plan but were all paid
in Apnl 20Z0.
The average number of employees in the year was 66 (2019: 51}
Full disclosure of Directors' emaluments, as required by the Companies Act 2006, can be found in the Remuneration Repart on pages 84
tor 101
2029 2079
Key managemen: staff (Executive Corrmittea) £m e
Salaries, pension holiday pay, payments in liew of notice and bons 2. 17
Cost of ermployee share-based incentives {inctuding related scoizl security costs) ___‘ 02 0.3
Social security costs T T 03 0.3
) o 2.6 2.3
{a) Auditar's remuneration
2020 2015
Ern £n
Fees payable to auditor for audit of Company's annual accounts 0. G
Fees payable to auditor for audit of Compa ny‘s_éubsid\arieré h 0. 0.
Total audit fees 0.2 0.2
Other assurance services (lotal non-audit fees) — half vear review and reporting accountant services - G
) 0.2 03
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Notes to the accounts continued
For the yoar ended 31 March 2020

5. Finance costs

2020 2019

£ £m

Interest payable 236 21.8
Interest cépitaﬁsed on dovelopments - (1,5 (0.5)
Amorlisation of loan issLe costs o B 1.4 1.2
Interest on head leasc liability - h o1 =
Total finance costs - 261 205

Interest was capitalised on proce-ty developments at the approoriate cost of finance at commencement. Dunng =he year this ranged from

4% to 5% (2019 4% to 5%).

6. Earnings per Ordinary Share

EFRA EFRA

tarnings esrnings tarnings earnings

2020 2020 2019 2019

£m £mn £€m £m

Profit for the year 78.9 789 240 84.0
Revaluation gains 9.7 20.2)
Gain on szle of property .7 -
EPRA earnings &7.5 4358

Weightad average number of shares in issue - basic

2,407,359,927

2407359922 2,391704,389

2,391,704,389

Potential dilutive impact of share options 2,506,034

2,506,034 560,853

560,853

Weighted average number of shares in \$5Lir_é - diluted 2,L09 865,556

2,509,865550  2,392,265,70

2,392,268707

EPS/ZPRAEPS - basic & diluted 313p 28p 35 27p

The current estimated number of shares over which nil-cost aptions may be issuad to participants is 2.5 million
7. NAV per Crdinary Share

ZPRA EPRA

NAY NAY NaAY NAY

2020 2020 209 2019

£mM £m £ Em

el assels [,302.4 1,.302.4 1,27%.9 12729

Deferred tax i {0.5) 0.5)

CPRA NAY 13019 1,279.4

Number of shares in issue 2,413,241,827

2413261827 2,398,371795

2 298,371,775

Potential dilutive impact of PSP 2,506,034

2,506,034 560,853

560,853

Diluted ~umber of shares in issue 2 415,747 841

0415 747,861 2,398,932 648

2,398,932,648

NAV per Ordinary Share — basic 54.0p 5..0p S34p 533p

- diluted 53.9p L39p S33.4p 53.3p

EPRA EPRA

NNNAY NNNAY

2020 2019

£m o

EPRA NAV ) 13019 1,279.4
Mark to market of fixed rate debt B (30.9) (1‘?.2}_

EPRA NNNAY 1271.0 1,260.2
EPRA NNNAV per Ordinary Share - basic s27p 52.5;3“_

The EPRA measures set out above are in accordance with the Best Practices Recommendations of the European Public Real Estate
Association dated November 2016, In October 2019, EFRA puklisned three new measures to replace EPRA NAY and EPRA NNNAY with
reguirements for these to be reported from 31 March 2£21 for Assura. We have included in Appendix A on page 137 the impact of these

cranges for illustration.

Mark to market acd’ustments bave been provided by the counterparty or by reference to the quoted fair value of finarcial instrumerts.
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Strategic report Govarnanae

Below 1s 2 listirg of 'l subsidiaries o Assura ple:

Sroperty investment compan'es

Financial statements

Assorz (SCT Hd”
Assura (SC2) [td”
Assra Aspire Lid”

s Aspire UK Lid®

Assura HC UK Lzd”

Ass.ra Health Investments Ltd”
Assura Medical Centres Ltd”

Assara Primary Care Properties Ltd”
Assira Preperties plc”

Assura “roport'es UK Ltd*
Assura Trelloch Ltd”

BHE (Heartlands) 1 d*

B 1 (5t cames) Ltd®
Donringlon Healthoare Ld”
Ralywell House Ltd®
Malmesbury Medizal Enterprise Ltd”
Medical Fropertes Limited®
Meridian Mega'zal Serv'ces Ltd*
Metro MRH Ltd*

Metro MRI Lod”

Meatro MRM Ltd”

Newton Healthcaro Ltd”

Park Moedical Services §d®
venaoon HS Lid”

Prime Hareford Hu LLd®

SIM Developments Ltd®
Swrgery Developments Lig”
Trinity Mad cal Properties [td*
wWhition Property Limted”

Folding or dormact compsanies

Abbey Healthcare Group Lta™
Abbey Healthcare Property Investrents Ltd*
AH Medical Properties Ltd®
Ashoeane Investments Led”®
Assara (AHI) Ltd”

Assora Aylesnam | d*

AssJra Banbury Ltd*

Assdrz Beeston Ltd”

Assora CSurd®

Assura CVSK Ltd*

Assarz | nancing Ltd”

Assura Grimshy Lid*

Assars Group Lid (Guernsey)
Assura HC Holdings Ltd”

Assura IH Ltd

Assura Investments Ltd®

Assura Kensington Ltd”

Assura Management Services Ltd*
Assura PCP UK Ltd*

Assura Pharmacy Holdings Ltd™ (Guernsey!
Assura Pharmirvest Ltd*

Assura Froperty (d® (Guernsey)
Assura Property Manzgement Ltd”
Assura Retall York Ltd*

Assura Services Ltd*

Assura Southampton Ltd”

Assura Stanwell Ltd*

Assura Todmorden Ltd®

Assura Tunbridge wells Ltd”
Birchdale Irvestments {td*

Broad eld Surgery Ltd”

Cac Courl Developmeants Lig®
Cloverles® Investments .1d”
Community Venturas Hartlecool Lia*
Community Venturas Hartlenool Midee Ltd*
Destra Hartlepool Ltd*

F.P Projects _td”

General Przctice Investment Corporation Ltd™!

GP Premises Holdings Ltd*
MP Realty Holdings Ltd*
PCD Permbrokeshire Ltd*
PC| Marsgement Lid*

PH nyestment (No. 1) Ltd”
Primary Care Initiatives (Macclesfield) Ltd*
PVR Investments {td”
Riddings Pharmeao Ltd®

SHC Holdings Ltd* (Jersey)
South Kirkby Property Ltd*
SPCD (Ralsall Common) Ltd®
SPCD (Crawcaroak) Lid™

SPCD {Davyhulme) ' td”
SPCD Mideot) Lio*

SPCID (<Kinczidston) Led”
SPCD Rugeley) Lid*

SPCD {Sutton in Ashfield) Ltd"
Stonebrites Ltd”

Stratford Healthcare Ltd®

The 3F Development Ltd*

Trinity Med cal Developments Lid”
Whitton Limited® (Jersey)

Inchzates subsiziary awned by intermediate subsiciary of Assura ple

1 Previously SPCD (Silsden) Ltd.

All companies are whally owned by the Group (holcing the Orainary Shares) and registered in England unless otrerwise indicated.
All companies registered in England have a registered address of The Brew House, Greenalls Avenue, Warrington, Wad AHL, The companies

registerad in Cuernsey have a -egistered address of PO Box 286, loor 2, Trafalgar Court, Les Banques, St Peter Port, Guernsay and the Jersey
company registered addresses are 44 Esplanade, St Heler, Jersey (SHC) and 2nd Floor, Gaspe House, 6672 Esplanade, 5t Helier, Jersey

(whitton). Taking into cons'caration the facts of each transaction, acquisitions of comeanias owning property completad during the years

ended 3° March 2020 and 31 March 2019 have been accounted for as asser purchases as opposed to business combinations.

During the year, 2 100% subsidiary of the Group committes to invest up to £5 million in Pl Labs 11l LR, 8 limited partnership registered in
England (LPO20025, registered addrass 151 wWardour Street, London, W1F 8WE). £0.2 million had been invested as at 31 March 2020. The first
£3 million car be drawn on demand to cover investments the fund makes in qualifying, selected PropTech businesses. The remaining

£2 million may only be drawn in tranches of £1 million when total investmeant in the fund exceeds €40 million and £50 million respectively

(currently £10 miflion of committed investors of which Assura represents 30%). This invastmant has initially been recorded at cost and will

subsequently be recorded at fair value threugh the income statement. AL 31 March 2020, the Directors believe the cost is equal to the

fair value.

Adcaitional intormat an

The Third Party Davelopment Corporation Lrd*

The Group also nolds an investment in Virgin Healthcare Holdings Limited, made up of a 0.7% equity holding (book value £nil) and a £4 miltion
loan rote receivable (book value €nil, 2019: £nil), The registered adzress is Lynton House, 7-12 Tavistock Scuare, London WCTH GLT.
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9. Property assets
Investment property and investment property under construction (MIPUC"),

Properties are stated at fair value, which has been determined for the Group by Savills Commercial Limited and Jones Lang LaSalle as at

31 March 2020, The properties have been valued individually and on the basis of open market value {which the Directors consider to be the
fair value) in accerdance with RICS Valuation -~ Professional Standards 2020 ("the Red Book"). Valuers are paid on the pasis of 2 fixed fee
arrangement, sulbject 1o the number of properties valued.

Investimert rJc Tortal Investrnent IPUC Total

2020 2020 7020 2019 2005 2019

‘m m £m fm £ £m

Opening market value 19529 23.0 19759 1,707.7 2272 17289
Additions: T - ) T S ‘73 -

T:quisitioms T T ’ 9. - TTwa o8z T 2183
Zimprovements o 7 - 17 Teo T T

) ' ‘ 127 - 121 ~ 205 = T 2205
Development costs T s T T wis - 200 e
Transfers T - ) 951 i) ' I (oo.0) i
Transfer (to)/from assets held for sale T (18.9) -;7 R (18:‘5’)&“ 'i-yﬁ"_m‘@f? -7‘_(‘9?
Capitalised interest T T - 0 10 = 05 05
Disposals ) ) 27 - (2.7 —;—(77 T i [ )
meahsed;mé on revaluation T 8.4 s RS ' 1.1 B 0.2

aosw’ng market value - T 2,075.9 575 21334 19529 | 23] 1,976.0
Add head lease labilities recogniged separately S 56 - ) 56 238 T 2w

Closing fair value of investment procearty 20815 575 2139.0 9557 231 1978.8

2020 209

£ fm

Market value of investment property as estimatea by valuer 20733 19433

Add PUC - e ) 575 231
Add capitalised lease premiums and rental payrﬁents T 26 94
Add head lease lizbilities recognised separately - - N a8

Fair value for financial reporting cJurposes R ' 2% 7 1,978.8

Eompleied investment property held for sale - - - 20.3 7.2
I and held for sale ’ T oA T 04
Total property assets T S 21567 T 15964

The totsl value of investment property is £2,093.4 million, which is completed investment property of £2,073.3 million plus £20.3 millic~ of
investment croper. 25 held for sale.

2024

£m

Assets held for sale at 1 Aprit 2019 7.6
Bisposa\g duringxthe yéar B - ) | {Wﬁ
Net transfers from investment property ) o 8%

Assets held far sale at 31 March 2020 R T T ’ 507

At March 2020, 24 assets are held as available for sale (2019: 19 assets). These properties are either being activity marketed for sale or have
a negctiated sale agreed which is currently in fegal nands.

Fair value hierarchy
The fair value measuramens hierarchy for all investment property and IPUC as at 31 March 2020 was Level 3 - Significant unobservable inputs
(2015: Level 3). There were no transfers between Levels 1, 2 or 3 during the year.

Descripticns anc aefinitions relating to valuation techniques anz key uncbservable inputs made in determining fair valLes are as follows:
Valuation techniques used to derive Level 3 fair values )
The valusticns have been precared or the basis of fair market value which is defined in the Red Book as "the estimated amount far which an

asset or hahility should exchange on the valuation date between a willing buyer and a willing seller in an arms-length transaction atter proper
markeling ard where the parties had each acted knowledgeably, prudently and without compulsion',
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9. Property assets (continued)

Unobservable inputs

The key unobservable ~puts in the property valuztion are the equivalent yield and tre ERv, wh ch are explained in more detail below. it s also
worth noting that ~he proserties are subjact to physical inspaction by the valuers on a rotational basis (2! least once every threc years),

The cquivalent vield ranges from 3.9% to 8.3% (2019: £4.00% to 8.00%, in respect of 96% of the portfoho by val_e. A decrease in the
equivalent yield appled to 3 property would increase the market value. Factors that a'fect the equivalent vield applied 1o a oroperty include
the weighted average urexpired lease term, the estimated future incresses in rent, the strength of the occupier covenart and the physical
condition of tne property. Lower vields generally -ecresent properties with irdex-linked rev'ews, 10C% NHS tenanc'es a~d longer unexpired
lease terms, ranging from 3.90% to 4.65%. Higher yields (range 5.6% to 8.0%) are zpplied for & weaker occupier mix and leases approaching
expiy. Our propert'es have a range of occup er mixes, rent revew basis and unexpired terms, A C.25% shift of equivalent yield would have
approximately a £111.8 million (20°9: £108.5 m'llicn) impact on the investment croperty valuation.

The ERV ranges from £100 t2 £427 per sq.m {2019: £100 to £425 per sq.m), in -espect of 98% o the portfolio by value. Anincrease in the ERV
of a property woulz ircrease the ma-ket value. A 1% increase in the ERV wo_ld have spproximately a £21.0 million {2019 £15. million) increase
ir he investmanl property valuation. The nature of the sector we operate in, with long unexpired lease tarms, low void rates, low accupier
turmover snd upward only rent reyv'ew clauses, means that 2 significant fall in the ERV is considered unlkely.

10. Property, plant and equipment
The Group halds computer anc other equ.prrent assets v th cost o €11 million (2019 £1.0 million) ana accum lated deprecat'on of
£0.9 million (2019: £0.8 million}, giving a net book value of €0.2 mll'an (2071%: £0.2 million).

1 here were £0.1 mllion additions during the year (2019: none) and depregiation chargad to the mcome statement was £0.1 million
{2019: £0.2 million).

11. Cash, cash equivalents and restricted cash

2020 209

£rm £m

Cash hela in current sccount 18.3 6.5
Reastncted cash T T 0.7 1.8
T o RS 18.3

Restricted casn arises where there are rent deposits, interest payment guarantees, cash is ring-fenced for committed property development
expenditure, wnich is released to pay contractors’ invoices directly, or under the terms o security arrangements under the Group's panking
facilities or its bond.

12. Trade and other receivables

2020 2017

£m £m

Trade receivables 12.8 8.9

Prepayments and accrued income o ) 5.4 38
Other debtors ) o 09 20

T T 121 w7

Trade receivables are recognised initially al their transacticn price and subsequently measured at amartised cost less loss allowance for
exnected credit losses.

The Group's principal custamers are invoiced and pay quarterly in aclvance, usually on the English quarter days. Other debtors are generally
on 30-40 days' te'ms. No bad debr provision was reguired during the year (2019 £nil).

As at 31 March 2020 and 3% March 2013, the znalysis of trade debtors that were past due but not impaired is as follows:

2ast due but not impaired

Neither past due

Tetal norimpaired =30 cays =60 days =90 days

£m £m fm £m £n

2020 12.5 2.8 0.9 0.7 14
2019 3.9 7.4 05 0.2 0.4

The Group has not recoan’sed a loss allowance as historical experience has ~dicated that the risk profile of trade receivables is deemed low
and the bulk of the Group's inzome serivas from the NHS or is reimbursed by tne NHS; the risk of default is not considered significant.

13. Trade and other payables

2020 20°%

m £m

Trade creditors 4.8 2.2
Other creditors and aceruals o - 25.6 Y
VAT creditor ' T 1.8 3.2
T o 29 375

The maturity of trade and other payables is disclosed in Note 22.
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14. Head lease liabilities

2020 2019

£m £rm

Current [OX1 -
Non-cur}erli a ) ) ) - _T 2.8_
N i T ‘ . - h 56 - 2.8-

Head lease liabilitios are amounts pavable in respect of leasehald investment prope-ty held by the Group. The fair value o' the Group's lease
liabilities is approximately equal to their carrying value, The minimum payments due under head lease liabilities is d'sclosed in Note 22.

15. Deferred revenue

2020 ac19

£m £m

Arising from rental received in advance 223 20.9
Arising from pharmaCy lzase premiums received in advance ) o . ) =3 57
) T s T e

Current - ' 22.8 21.3
Non-current ' - o ' ’ 48 53
o ' ’ ' ' ) 27.6 266

16, Borrowings

2020 2019

£m Em

At 1 April £83.3 486.3

AmoJnt drawn dowr in year - 7 ) ) B 157.0 ) 298.4
AmoLnt repaid in year - - 7 ) -~ ©(100.0)
Loan issue costs i - .2 ) 12.5)
Amortisation of loan issue costs ) ) ’ 14 =N

At 31 March ) - 8415 683.3

Due within one year ) i 1.0 1.0

Due after more than one year o N ) i 8305 T3

AL 31 faarch B ) 84105 0033

The Group has the following bank facilities:

1. 10-year senicr secured bond for £1°0 million a7t a fixed interest rate of 4.75% maturing = December 2021. The secured bond carries a loan
to value {"LTV") covenant of 75% (70% at the point of substitution of an investment property or cash] and an interest cover requirement of
115 times {1.5 times at tne point of substitution). In addition, the bend is subject to a WALLT test of ten years which, it not met, gives the
bondnolder the option to request repayment of £5.3 million avery six morths. “ha WAL of the charged properties is below ten years
at 31 March 2020 and £11.0 million has thorefere been shown as dus within one yaar, at the aption of the bondholder. At the date of this
report, the opt'on has not been taken up.

2. Five-year club revolving credit facility with Lloyds, HSBC, Santander and Barclays for £300 million on an unsecured basis at an initial margin
af 1.50% above LIBOR, expiring in May 2021. The margin increases based on the TV of the subsidiaries to which the facility relates, up
to 2.0% where tre LTV is in excess of 50%. The facility is subject 1o 2 historica! interest cover requirement of at least 175%, maximum LTV
of 60% and a weighted average lease length of seven years. As at 31 March 2020, £80 million of the facilty was drawn {2019: £30 millior
deawn). Post year erd, the facility has been exterced to November 2024, From May 2021, the “acility will reduce to £225 million,

3. 10-year notes in the US private placement market for a total of £100 million. The notas are unsecured, nave a fixed intercst rate of 2.65%
and were drawn cn 13 October 2016, During the year, an additional £107 mittion of notes were issued in twao series, £47 millior in August
20°% and £40 millior in October 2019, with maturities of ten and 15 years respectively and a weightez average fixed interest rate of 2.30%.
The facilities are subject to a historical interest cover reguirerent of at least 75%, maximurr LTV o 60% and a weighted average lease
length of seven years.

4. £350 miliion of unsecured privately placed notes ir two tranches with matur'ties of eight and ten years drawn on 20 October 2077,
The weighted average coupon is 3.04%. The facility is subject 1o a historical cast interest cover requirement of at least 175%, maximum LTV
of 60% and a weigh-ed average lease length of seven years.

10-year senior unsecured bhonc of £300 rillion at a fixed rate of 3% maturing July 2028. The facility is subject to an interest cover
requirement of at least 150%, maximum LTV of 65% and pricrity debt not exceeding 0.25:1. In accordance with pric’ng convention on the
bond market, the coupaon and quantum of the facility are set to rauna figures with the proceeds adjusted based on market rates o the day
of pricing.

o

The Group has been in compliance with all financial covenants on all of the above loans as appl'cable throughout the year.
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17. Share capital

Srare Srure

Number capital Nurnbier cap'tal

cfsrares 2020 fskares 207y

2020 frr 2019 £y

Ordinary Shares issued and fully paid

At Aprl o o 2.398,371.795 9356 2383122102 2383

lssued 18 April 2018 - serip = - 23559 02

lssued 18 July 2018 - serip. - - 6,467,532 a7

tssued 17 October 2018 - scrip . - 1,945 37 02

Issued 14 January 2019 - scrip - - 4395,055 0.4

issued 14 “ebruary 2019 - - 285,874 -

issued 17 April 2079 - scrip o 3707485 o6 - -

Jssued 17 July 2019 = sorip i} 5665695 04 - -
lssued 9 August 2019 T 3308 - - I
lssued 16 Octooer 2019 - serip VY7 0.4 - -

lssued 15 January 2020 - scdp 2,693,039 03 - -

At @1March 2,113261,827 2413 2,398,371,795 ERET

Own shares held T T - - ) -

Totsl share capital o 2.L13,7461,897 2413 2398371755 7338

There is no difference betweaean the rumber of Ordinary Shares issued and authorised. At the AGM eacn year, approval is scught from
snareholders giving the Directors the ability to issue Ordinary Shares, up 10 10% of the Ordinary Shares in issue at the time of the AGM.

The Ordinary Shares issued in April 2018, July 2018, October 2018, Janua~y 20°9, April 2019, Iuly 2019, October 2019 and January 2020 were
issued to shareholders whe elected to receive Ordinary Sha-es in lieu of a cash dividend under the Company scrip dividend alternative.

On 14 February 2019, 285,874 Ordinaty Shares were issued as part consideration for the acquisition of a medical centre.

In August 2019, 323,781 Ordina-y Shares ware 1ssued following emplayees exercis ng nil-cost options awarded under the 2014 Pe-formance
Share Plan. 1 ull details of amounts paid can bo found in the Directars’ Remuneration Repart.

The merger reserve relates to the cagital restructuring in January 2015 whereby Assurs plo replaced Assura Groop Limited as the top
company in tre Group and was accounted for under mergar accounting principles.

18. Dividends paid on Ordinary Shares

Mumber of

Pence per Crdinary 2020 2019
Fayment cate share Shares Em £m
18 April 2018 0.655 2383122112 - 54
18 Iuly 2018 0.655 2385478003 - 56
17 Octobar 20718 0.655 2,391945 555 - 57
16 ianuary 2019 0.685 2.393,890,868 - T
17 April 2019 0,685 2,398,371795 e =
17 ILly 2019 - 0685 2402079280 165 -
16 October 2019 T 0.685 2406068056 16.5 -
15 Januzry 2020 o 0667 2,410,54¢,788 16.8 -

66.3 633

The april dividend for 202C/21 of 0.6%7 pence ner share was paid on 15 April 2020 and the July dividend for 2020/21 of 0.71 pence per sheare is
cureently olanned to be paid on 15 July 2020 with a record date of "2 June 2020.

A scrip dividend alternative was irtroduced with effect from the lanuary 2016 qua-terly dividend. Details of shares issued in lieu of dividenc
paymeants can be found in Note 17,

The October 2018, October 20°9 and Aprl 2020 d'vidends were PIDs as defined uncer the REIT regime. Future dividends will ze a mix of PID
and normal dividends as required.
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19. Share-based payments
As at 31 March 2020, the Group hac one long-term incentive scheme in place - the Performance Share Plan ("PSP"). Further details in respect
of the PSP can be found in the Remuneration Cammit.ee Report on pages 84 to 101

The long-term incentive arangements are structured so as to align the incentives of relevant Executives with the lang-term performance of
the business and (o motivate and retain key mambers of staff. To the extent practicable long-term incentives are provided through the use

of share-based (or share-fulfilled) remuneration to provide al'gnment of objectives with the Group’s sharehalders. Long-term incentive awsards
are granted by the Remuneration Committes, which reviews awara levels an a case oy case basis.

As at 31 March 2020, the Employee Benefit Trust did not hold any (2019: nil) Ordinary Sharas of 10 pence each in Assura plc. The Trust remains
in place to act as a vehicle for the issuance of new shares under the PSP,

Performance Share Plan
During the year, 1,922,100 nil-cost options were awarded to senior management Lnder the PS® Faricipants' awards will vest if certain targets
relating to TSR and growth in EPS are met, as detziled in the Remuneration Committee Report.

The following table illustrates the movement in options (sll of which were nil-cost options) outstanding:

Options outstanding at 1 April 2019 3,897004
Options issued during the year 1922100
Options exercised durning the year (287150)
Optiorm{s |apséd during the year {611,598)
Options outstanding at 31 March 2020 4,220,354

Of the optiors outstanding at 31 March 2020, 1,161,337 have a performance period ending 31 March 2020, 1,836,919 for the period ending
31 March 2021 and 1,922,100 for the period ending 31 March 2022,

The fair valLe of the newly issued PSP eqguity settled options granted during the year was estimated as at the date of gra~t using the
Stochastic Model, taking into account the terms and conditions unon which awards were grantad. The following table lists the key inputs
to the models used:

2020 2019
Expected share price volat ity (%) 20 22
Risk free interast rate (%) 0.46 0.70
Expected life units (years) 3 3

The expected volatility reflects the assumption that the historical volatibity is ind cative of future trends, which may not necessarily be the
actual outcor-e,

The fair value of the awards granted in 2020 was £892,912 based on the market price at the date the units were granted. This cost is allocated
over the vesting period. ~he cost allocation for all outstanding un'ts in tne period was a charge of £2.2 million (2019: £0.3 million).

20. Note to the consolidated cash flow statement

2020 2019
£l m
Reconciliation of net profit before taxation to net cash inflow from operating activities:

Ne: profit before taxation 739 84.0

Adjustments for: -
Increase in debtors {5.8) 0.8
Increase in creditors B ’ 39 8.7
Revaluation gain - T e @7 T 0o
Interest capitalised on develbpmen:gﬁ e .00 o 10.5)
Gain on disposal of properties T T T n.7) T -
Depreciation 0 0.2
Employee share-based incentive costs ’ 0.2 0.3
“Amortisation of [oan issue costs o 1.4 1.2
Net cash inflow from operating activities &3 729
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21. Tax and deferred tax

There were na amnounts relating to corcoration tax reco-ded in the income stazement d_ring 2025 or 2019. The differences from tre standara

rate of tax applied to the profi- before tax may be analysed as follows:

2020 =019

tm £m

Profit hefore taxation 789 4.0

UK income tax a- rate of 19% (201%: 19%) B 10 60
Effects of: ST N T
Non-taxable income (m"dad_lag REIT exemot income) o (14.9) (TE;O_
Movement in un-ecognised deferrec sax (615 -

The Group electad to be treated as a UK REIT with aeffect from 7 April 2013, The UK REIT rules exempt the profits of the Group's property rental
business from corparation tax. Gains on properties are also exempt from tax, provided they are not held for trading or sold in the three years

post completion o develzcpment. The Group will cthenwise be subject to corporat’on tax at 19% in 2020/21 (2019/20: 19%).

Any Graug tax charge/{credit) relates to its non-praperty incame. As the Group has sufficient brought forward tox losses, no taxis duzin

relation to the current o prior penoad.

As a REIT, the Group is rezzired to pay Property Income Distributians ("PIDs") equal to at least 90% of the Group's rental profit calculated

by reerence to tax rules rather tha~ accounting standards. During the year the Group paid a PID as part of tre October 2019 dividend.

Future dividends will be a mix of PID and normal dividends as requ-ed. To remain as a UK REIT there are 2 number of condit'ons to be met
in respect of the principal company of the Group, the Group's qualifying acrivities and the balance of business. The Group remains corneliant

at 31 March 2020,

The deferred tax asset consists of the “ollowing:

2020 2019

rm £m

At 1 April 0.5 05

Income statermeant movement - -

AL 31 March T 0.5 0.5
The amounts of deductible termparary differences and unused tax losses {which have not been recognised) are as follows:

2020 2019

£m £m

Tax losses Mg 212.8

Otner timing differences o 11 1.4

213.0 22

The majority of tax losses carriec “orward relste to capital losses gererated on the disposal of farmer divis'ons of the Group.

The following deferred tax assets have not been recognised due to Lncertainties sroond future recoverability (having increased from the prior

year primarily due to changes in substantively enacted tax rates):

2020 2019

£m £m

Tax losses 4C.3 38.2
Ctner temporary differences ) N 0.2 07
) 405 364
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22, Derivatives and other financial instruments
The Group holds cash and liquid resources as well as having debrors and creditors that arise directly from its operations.

The main risks arising from the Group's financial instrumerts and properties are credit risk, liquidity risk, interest rate risk and capital risk.
The Board regularly reviews and agrees policies for managing each of these risks and these are summarised below.

Credit risk
Credit risk is the risk that an issuver or counterparty will be unable or unwilling to meet a commitment that it has entered into with the Group.

In the event of a default by an occupational occupier, the Group will suffer a rental income shortfall and may incur additional costs, including
legal expenses, in mezintaining, insuring and re-letting the property. Given the nature of the Company's occupiers and enhanced rights of
landlords who can issue proceedings and enforcement by bailiffs, defaults are rare and potential defaults are managed carefully by the credit
control department. The maximum credit exposure in zgaregate is one quarter's rent of circa £27 million; however, this amount derives ‘rom
all the occupiers in the portfol'o and such a scenario is hypothetical. The Group's credit risk is well spread across ¢rca 1,200 occupiars at any
one time. Furthermore the bulk of the Group's property income derives from the NHS or is reimbursed by the NHS, which has an obligation to
ensure that patients can be seen and treated and steps in when GPs are unable to practise, hence the rsk of default is minimal,

The maximum credi risk exposure relating to financial assets is recresented by their carying values as at the balance sheet date.

Liquidity risk

Viguidity risk is the risk that the Group will encounter 'n -ealising assets or otherwise raising funds to meet financial commitments.
Investrnants in property are relatively illiquid; however, the Group has tried to mit'gate this risk by investing n modern purzose-built medical
centres which are let to GPs and NHS PropCo. In arder to progress its property investment and development programme, the Grouc needs
access lo hank and equity finance, both of which may be difficult to raise notwithstanding the quality, long lease length, NHS backing, and
geographical and lot size diversity of its property portfolic.

I'he Group manages is liquidily risk by ensuring that it has a spread of sources and maturities. The current £300 million revalving credit facility
is due to mature in May 2021 and post year end the term has been extended 1o Novermnber 20724,

The Group has entered inte commercial property leases on its investment property pertfolio. These non-cancellabie leases have remaining
terms of up 10 30 years and have a WAULT of 11.7 years. All leases are subject to revsion of rerts according to various rent rev ew clauses.
Future minimum rentals receivable under non-cancellable operating leases along with trade and other rece’vable as at 31 March are

as follows:

Or Less than 3to 2 Tt
deomard 3 maonths manths yeurs ~S years Total
Receivables as at 31 March 2820 £m £m £Em £rm £ £m
Non-cancellable leases - 245 81.8 36,2 880.6 1,425.9
Trade and other rece vables - 191 - - - 19.1
- 4La4L 81.8 43672 880.4 1,445.0

On Less than 3to 12 105
demand Imaonths months years =5 years Total
Recenables as at 31 March 2019 £m £ £m £m e £m
Non-cancellable leases - 25.5 76.5 408.5 841.0 1351.5
Trade and other recaivables - 14.8 - - - 4.8
- A03 765 408.5 8410 1,364.3

The table below summarises the maturity profile of tne Group's financial I'sbilities, including interest, at 31 March 2020 and 31 March 2019
based on contractual undiscounted payments at the earliest date o1 which the Group can be recuired to pay.

or | es5 than 3to12 1t 5
demard 3 months mznths years =5 years Total
Payables as at 31 March 2020 tm £m m £m £ £m
Non-derivative financial liabilities:
Interest bearing loans and borrowings _ - b4 30.3 2621 715.0 10138
Trade and other payables - - 257 6.6 0.2 5.3 37.8
Total financial habilities - 321 369 2623 720.3 10516
On Less than Zo12 Tto5
demard 3 months raonths years =5 years Total
Payables as at 31 March 2019 £rri £m £m £m £ £m
Non-derivative financial liabilities:
Interast cearing loans and borrowings - 5.5 275 204.3 5975 834.8
Trade and other payables - 3.6 41 0.3 2.5 40.5
Total financiat liabilities - 371 33.6 204.6 4600.0 875.3
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22. Derivatives and other financiaf instruments {continued)

Interest rate risk

The Group's exposdre 7o market risk for changes 21 interest -ates relates orimarily to the Grous's cash cepasits and, as debt iz utilsed, long-
term dent obligations. The Grouc's policy is to manage its interest cost using fixed rste debt, or by interest rate swaps, for the majority of
loans and borrowings slthough the Groue wll zecent sere exposure to variable rates where deemed appropriate and restricred to one third
of the loan book. Any swaps (there are rone at March 2020) are revzlued to their market value by reference to mar<et interest ratas 2t cach
balarce shoet date.

The ageing analysis of tre financial assets a~d labilites exclue™~g trade receivables and payables of the Group st 31 March 2020 was
as follows:

Wethin lta ks
1year years =3 years Total
£r £ £m £m
Floating rate asset
Cash 185 - - 18.5
Liabilities (fixed rate unless stated)
Long-term loans:
Revolv rg credit facility (variable rate) - 80.0) - {(80.Q)
Private placements - - [357.0) (357.0)
Secured bonz {11.0) {93.0) - {110.0)
Unsecured bond - - 300.0) {200.0)
Payments due under head lessas (0.0 (0.4) 51 (5.4)

Details of the principal amounts, maturitias, interest rates and covenants of all debt instruments are provided in Note 16, The RCF and Secured
Bond are both due to mature in the next two years at wnich paint the Group will be required to refinance these facilities at current market
rates. Given cur current A- rating from Fitch Ratings Ltd, the Group is confident of maintaining or ‘mpraving the interast ratas on these
facilities, but this will o course be subject to prevailing markes conditions.

The ageing analysis of tne financial assets and liabilites excluding trede receivables and payacles of the Group at 31 March 2019 was
as follows:

W.thin 1to o
1year years =5 years Total
£m £m emn =
Floating rate asset
Cash 18.3 - - 18.3
Liabilities (fixed rate unless stated) T T
Long;te'm loans: -
RevoNng credit facility {varizble rate) - (30.0) ST - (30.0)
Prvate placements - N - T s (250.0)
Sacured bondw T - - o M.Q) ) _{‘99_0) o - Mo.0)
Unsecured bond Cooemmee e e e e e - {300.0) {300.0)
Payments due under finance lezses T - 0.3} (2.5) {2.8)
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Notes to the accounts continued
For tre year ended 41 March 2020

22, Derivatives and other financial instruments (continued)

Sensitivity analysis

The table below shaws the book and fair value of financial instruments. As at 31 March 2020, 91% of debt drawn by the Group is subjec:
to fixed interest rates. A 0.25% movermnent in interest rates (deemed to be a rezsenable approximation of possible cnanges ininterest
razes) would cause profit to increase/decrease by £0.2 million (201%: £0.1 million), based on the amoJnt of variable rate debt drawn at the
period end.

Book valua Fair value

2020 2019 2020 2019

£, ¥m £m £mn

Long-term loans - fair value hierarchy Level 1 4085 408 4 4227 4243
o ~fav value hierarchy Leval 2 ) o 357.0 2500 3757 2533

- Other - N 80.0 500 80.0 300

Cash’ ' 185 183 185 8.3

E’éyﬁents due under head leases - 5.4 28 5.6 2.8

The Group is exposed to *he valuation impact on investor sentirent of long-term interest rate expectations, which can impact transactions in
the market and increase or decrease valuations accordingly. The fair value of long-term loans has been included by reference to either guoted
prices in active markets (Level 1), calculated by reference to observable estimates of interest rates {Level 2), or book valae is determined to be
apgroximately equal to fair value for varisble rate debt (other).

Capital risk

The Group manages its capital structure and makes adjustments to it in light of changes in economic conditions. To maintain o~ adjust
the capital siructure, the Group may make disposals, edjust the dividend payment to shareholders, return capital to shzreholders or issue
new shares.

The Group manitors capital structure with reference to LTV, which is calculated as net debt divided by total croperty. The LTV parcentage
0 this basis is 38% at 31 March 2020 (31 March 2019: 34%.).

2020 2019

Frm £m

Investment property 2,0815 1,935.7
investment property under construction ) ) o 575 231
Held for sale o } T 207 7.6
Total property o ) ) 31597 19962
2020 2019

£m im

Loans 8415 6823
Head lease lizbilities - ‘ o 56 28
Cash N ’ 18.5) (18.3)
Net debt - o a8 467.8
TV 38% 34%

Financial liabilities, which campr'se loans and head lease liabilities in the table above, have increased from £686.1 million to £8471 miilion as at
31 March 2020. The maveTent refating to [oans is reconciled 'n Nota 1€ and tnere has also been a £2.8 million increase in head lease liabilities
twhich relazes to additional liabilities recorded this year following the zdootion of IFRS 14, see Note 2).

23, Commitments
At the year end the Group had 15 (2019: 11) committed developments which were all on site with a contracted total experditure of
£20.5 million (2019: £48 7 millicn) of which £50.3 million (2019: £15.3 million) ~ad been expendad.

As detziled in Note §, the Group 's committed to invest yp to £5 miliion in SropTecn investor Pl Labs Il LR £0.2 million had been invested
as at 31 March 2920. The first £3 million can be drawn or demand to cover investments the fund makes in qualifying, selected PropTech
businesses. The remaining £2 midlion may only be drawn in tranches of £1 million when total iovestment in the fund exceeds 240 milhon and
£50 millior respectively.

24. Related party transactions
Details of transactions during the year and outstarding balances at 31 March 2020 in respect of investments held are detalled in Note 8.

Detalls of payments to key management personncl are provided in Note 4.
25. Post balance sheet event
On 9 April 2020, the Cormpany issued 240,207,920 Ordinary Shares of 10 pence each via an equity placing at a price of 77 pence per share,

generating gross proceeds of £185 million.

On 20 May 2020, the term on the revolving credt facility was extended to November 2074, Frorm May 2027, the faclity will reduce to
£225 miflion.
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Strategic report {zovarnance

Company income statement

For the vear endaed 31 March 2020

Financial statements

Aaditional information

2020 2007
Note £m Err
Revenue

Dividends received fom subsidiary companies o 76.0 "5

Group maﬂagomewfghargr) T T ) 37 2.4

Total revenue T o T e 77.6
Administrative eXpenses I o [&R)] (2.797)'
mrefbase-a_p-éy}ﬂéir{thcﬁharge ’ 1% (0.2) ) ©.3)
Fp_alr_m_ent of investment subsidiary T B (30.9) [39.0
Operating profit o 44 5 354
Profit before taxation o T 449 354
Taxation o - -
44.9 354

Profit attributable to equity holders

All amounts relate to continuing activitics. There were no itams of ct~er comprehensive income or expense and therefora the profit for the

period also reflects the Company's total comprehensive income.
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Company balance sheet
As at 31 March 2070

2020 2me
“ote £m Em
Non-current assets
Investrments in subsidiary companics T B 2661 2970
- - B 2661 2940
Current assets i i
Cash ard cash equivalents B S ) C - 01
Other recelvables o ’ T 0.2 0.1
Amounts owed by subsidiary companies T D 8299 8103
- o Co T 8301 R10.5
Current liabilities - ) T
Trade and other payables o (1.3) %))
. R - (1.3) (1.1
Net assets T T 10949 T106.4
Capital and reserves »
Share capital - o 17 2413 2398
Share premium T T 505.5 5874
Merger reserve T B 773 108.2
Retained earnings B o o 180.8 710
Total equity 1,094.9 11064

The financial szatements were apcroved at a meeting of the Board of Directaors held on 20 May 2020 and signes on its behalf by:

Jonathan Murphy Jayne Cottam
CED CrO

Company registered nurber: 349441

TP TS e G
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Stiategic report

Governance

Company statement of changes in equity

For tho year ended 31 March 2070

Financial statements

agdit onal imformanon

thare Share Merga- lieta ned Total

cantal prem um reserve earnings equity

MNeve £m tm £re £ £m

1April 2018 2383 LEO.L 147.2 155.4 17255

Frofit attributable to equity holders T - - - 354 254

Total comprehensive income - - - - 354 254

Werger reserve release B - - (35.0) 390 -

Issue &C)-Er;ary Shares 7 - o T T 02
Dw‘v'\dends__ oo o ) 1;%77 - 1.75““‘ h - éém T - \'6-53-_ o (25.0)
Employee share-based incentives T - - - oz 03
31March 2019 T T T T ozes 0 sz W08z 0T 106k
Profit attributable to equity holders - - - 44 G 445 }

Total comprehensive income - - - 443 L4 3

Merger reserve release T B - - (30.9) 309 -
Dividenos 18 e I (56.6)

Employee share-based incentives - - - G.2 02

31 March 2020 23 5855 773 180.8 1,094.5
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Company cash flow statement

Farthe yesr ended 31 March 2020

2020 2019
Note £m £m
Operating activities

Charges received from subsidiarie: ' T T T

AMOLINtS pEd‘[o suopliers and (_‘I;TMéb - T T (3.0) - 2.8
Net cash inflow/ (outflow) fromioperatihg activities 0.1 2)
I?er activities ] ’ - - - -

Net balances received from subsidiaries ' T 55.0
Net cash Wmi_r)vesting activities ' ' ' Sei 55.@_7
Financing activities o o T -
Dividends paid ) i i T ) (56.6) (55.0)
Net cash outflow from financing activities 7F_ —— - {56.6) 153.0)
Decrease in cash and cash equivalents i on (OAE
Cash and mquivalemts at start of period T ' al ji

C - 0.1

Cash and cash equivalents at end of period
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Notes to the Company accounts

For the veas endoed 41 March 2020

A. Accounting policies and corporate information
The accounts of the Comnzny are separate ©o those &f the Group.

The acceunting pelicies of the Company are corsistent wth those of tre Group which zan be found in Note 2 to t~e Gro_p acco.nts,

The auditor's remuneration for audit and other services s disclosed in Note 4(a) to the Group accounts, D'sclosure of each Director's
remunatation, share interests, share options, long-term incentive schemes, pansion conributions and pension e~tlements required by t-e
Companies Azt 2006 and those specified for audit by the Listing Rules of the Financial Cenduct Acthority a-e shown in the Remurerat an
Report on pages 93 to 99 and form part of these aczounts.

The average rumper of employaes in the Company dur'ng the year was 2 (2019 2},

B. Investments in subsidiary companies

2020 20°%

fm For

Cost 4842 4842
Provision for diminut’'on in value 7 718:7 o @5

26687 2970

Details of all subsidiaries as a7 31 March 2020 are snown in Note 2 to the Group accounts.

The Compary direcily halds investments in Assura Group L mited 2d Assura I- Limited, which are both intermediate halding corrpames for
the property-owning sucsidiaries in the Assura plc groop.

During the peried the Compzny -eceived a dividend of £40.0 million (2019 £30 million) f-om its wholly owred subsidiary company, Assura
Group Limited, which was settled by ciearing an 'ntercomacany balance owed by Assura ple to Assura Group Limited. The resulting reduction
in net assets of Assura Group Limited lea t¢ managemeant completing an impairment gssessment of the nvestmert held in Assura Group
Lirrited, Fellowing this assessment, an impairmert cnarge of £30.9 million (20°%2: £39.0 rillion) was recorded, wh'ch was determined by
reference to the net assets of scbsidiaries, which is considered to be equivalent to the fair value less costs to sell. The net assets are driven
by the invastrent property valuations, in zddition to intragroup dividends, and sens'tivities in respect of property valuations and appropriate
Level 3 unchiservable input disclosures are provided in Note 9 to the Group accounts. A carresponding amount has been transferred fram the
merger reserve to reta’ned earnings which is considerad distributable.

€. Cash and cash equivalents

2020 2005

£m £rm

Cash helz in current account - 07
D. Amounts owed by subsidiary companies - current

2020 2015

£m £

Amounts owed by Group undertakings 829.9 210.3

The above amounts are unsecured, non-interest bearing and repayable upon demand.

The racoverable amount of amounts receivable from subsidiaries is reviewed annually by referance to the subsidiary balance sheet and
expacted future activities, with a provision ~ecorded to the extent the amount is not considered recoverable. No provision has bean
deemed necessary.

E. Related party transactions

Charges Dwidends Armounts Amaunts
receved received owed by awed 0
£m £¥m £rn fm

Group undertakings -
31 March 2020 3.1 /6.0 829.9 -
31 March 2019 2.6 /5.0 810.3 -

The above transactions are with subsidiaries.
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Notes to the Company accounts continued
For tne year ended 31 March 2020

F. Risk management

Credit risk

Credit risk is the risk that an issuer ar caurterparty will be unabile ar unwilling to meet a commitmen: that it has entered into with
the Company.

Credit risks within the Company derive from non-payment of loan balances. However, as the balances are receivable from subsidiary
companies the risk of default is considered minimal.

The maximum credit risk exposure relating to financial assets is recresentad by tne carrying value as at tne balance sneet date.

The Comrpany bzlance sheet largely comprises illiquid assets in the form of investments in subsidiaries and loans to subsidizries, which have
been used to finance property investment and development activities. Accordingly the realisation of these assets may take time and may not
achieve the values at which they are carried in the balance sheet.

The Company had trade and other payables of £1.3 millicn at 31 March 2020 {37 March 2019; £1.1 million).

There are ro differences between the book vatue of cash and trade payables, nor is there any meaningful interest rate sensitivity.
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Strateqic repart Gowarnance Financial srstemarts

New EPRA measures for net asset value
in October 2019 EPRA publishez _pdated Rest Practices Recommeandations which included three new metrics in respect of net zsset value:

Additional information

- EPRA Net Reinstatement Value ("CPRA NRV"] whicr assumes that entities never sell assets and aims to represent the value required

to rebuild the entity.

- EPRA Net Tangible Assets ("EPRA NTA") wnich assumes that entities oLy and sell assets, therecy crystallising cerain levels of uravo dable

de‘erred tax.

CPRA Net Dispasal Value ("EPRA NDV") which represents the shareholaars' value under a disposal scenar'a, wheare deferred tax, financ’al
instrurments ana certain other agjustmerts are celeulated to the full extent of their liability, net of any resulting tax.

These are required to be reported for financial vears commencing “rom 1 January 2020, so for Assura from the year ended 31 March 2021,
out we have incluzed below illustrative disclosures as at 31 March 2020 25 comparative information.

Sor Assura, EPRA NAV is the same as EPRANTA, [PRA NNNAV is almost the same as EPRA NDV, anc EPRA NRV is 2 new numier adding back
ourchasers' costs to the property values.

Ex’sting Neavwy
FPRA NAY FoRA NNRAY FPRA NR/ F2RA NTA FPRA NI/
NAV per finang al statements 1,302.4 1,502 4 1,302.4 1,302.4 1,302.4
Deferrec tax (C.5) (0.5) (0.5 (0.5) -
Fair value of debt - (30.9) - - (30.9)
Real estate transfer tax T T - - 137.5 - -
FPRA adjusted NAV T 71,5019 15410 1839.4 1,509 1975

Diluted number of shares

T WIS 86 D AISLTRET D 415747841

2 41574786

2,415 747,861

Diluted EPRA measures per;hare

539 526 56.6

23.9

52.6
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Appendix B

Medical centres valued over £10 million

Building oficial name Town Build date Sqm List sice NHS rent %
Abbey Court Medu‘at Centre Turbridge 2009 2758 18494 %
Asnfields Health Centre T Sanddoach moon . azee  oa0le 88%
Aspem spen Centre T 74_%?@ - T 01 3481 29423 82%
Birkennead Medical B Buw\dmg - Birkenhead a 2010 2,636 20,100 9%,
Bonnyrigg Medical Centre T Bonnyrigg ) 200S ) L 083 22JT8 T oTw
Church View Med cal Centre South Kirkby i T o Togz T wes 0%
Church View Primary Care Centre " Namtwich | 2008 - 3,271 B 24,792 N
Crompton Healtq Centre T malon T onor 7564, 108 8%
Dent Brve Primary Care Centre woasford T 2007 2795 24,780 Tarw
Dickson House o ) jhﬂas’"gsvtoke ) ] 2007 ‘2‘3% ' QS,BQ&V ’ T ae%
Durham ngnost\c Treatment Contre 7 Durham ' T 2018 )"'2‘069 ] - 100%
Eagie Bridge Health and Weilbeing Centre . Crewe ' T 2007 6809 43 431 90%
Heetwood Health and Weﬂbemg o er:tre Fleetwood 7 T e 5,204 1200 - N%
Freshney Green Primary Care Centre -%Grimsby - 2000 ')‘6,590 /57‘62-0 T Es%
Frome Medical Centre ' T Fome T 2017 4082 29,274 79%
Hall Green Health Centre o T Birmingham N 7 2005 2409 26,071 T T T s
Heysham Primary Care Centre T Heysham T oo 3077 s379 93%
Hillsicle Primary Care Centre Varlesdan T 2008 wss 8 71/ 100%
Maimesbury Primary Care Centre Malmasbury T o008 3208 16114 G0%
Market Drayton Primary Care Centre T Market Drzgto_n” 2005 3,589 ) 17,760 ' 0%
Maoor Park Medical Centre ' Blackoool ) T 2011 4,964 28,459 Q4%
North Ormesby Health Village T North Ormesby T T oeoos 7,652 20416 %
Northgate Healtn Centre Bridgnorth 2007 55877 14,335 8%%
One Life Bilding Middlesorough ) 2005 3,306 10,518 92%
Parcshot Medical Centre ’ Richrnand ) N 2014 ) 1,227 14,%31 0%
Priory Health Park ) wells ' Tzo03 T 4478 19,347 83%
Rothbury Community Hospitel & Medical Cerre Retibury “2007 1476 5873 100%
Severn Fields Haalth Villsge Shrewsbury ‘ o012 6,003 17,038 94%
Well Street Surgcry ' ‘)-.Hackney 2008 )kT_OSO ] 1&‘253 10(\%
South Bar House — ) Hantury ) 2009 3692 39,919 89%
St Annes Health Centre ’ Lytham St Annes T T oo 3393 19,280 7%
Stratford Healthcare Centre Strartford-upon-Avorw T 2008 N 5688 " 19,349 28%
Sudbury Community Health Centre Sudbury 2014 2,937 10177 100%
Taes Valley Traatment Cenue Middlesbrough TR ) f 5R9 - n/a
The Montef ore Medical Centre Ramsgate ' 7 2008 T 2339 27,801 85%
The Su-gery @ Wheatb-idge Chesterfield ’ 2008 2862 15,261 8%
Todmerden Medical Centre Todmorden ' 2008 - 4188 13,4246 - N%
Turnpice House Medical Centre Worcester ‘ 2006 4132 26,376 90%
Waters Green Medical Centre - 7_ Macclesfiald 2006 k 6,018 i 61,544 93%
Portfolio statistics
IPartfolio WAULL Tatal floo
statistics Numcer Rent {£m) (ycars) ares (sq m) walue =L1m £1-5m E5-"0m =£70m
North East 128 25.4 125 127,076 4765 97 2241 102.6 1381
Midlznds T as 183 124 100,213 360.0 T 7s %34 066 024
North West - 158 17 80,847 3226 75 Ry e o151
South East 10 8.2 95 92,792 3377 4.0 1711 951 575
London 48 s .8 51,117 2367 37 136.3 525 452
South West 48 84 134 50,342 617 7.7 577 321 842
Wales D T N9 4303 w1 83 780 Shb -
Scotland 23 Y 7 19,066 5235 a1 220 s 157
576 108.9 17 559,482 2093.6 616  899.4 L4 638.2
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Stratemic reprt
Glossary

AGM 'z the Annuz’ General Maeting.

Average Debt Maturity is each tranche of Grouo debt multiplied by
the remaining periog tc its matarily and the res.lt divided by total
Group debt inissue at the year end.

Average Interest Rate is the Group loan interest and derivative costs
per ann_m at the year end, divided by 1otal Group dabtin issue ot
the year end.

British Property Federation ("BPF"} is the memuoership orgarisation,
the voice, of the real astate nd _stry.

Building Research Establishment Environmental Assessment
Method (“BREEAM"™) assess the sustanability of buld ~gs against
a range of criteriz,

Clinical Commissioning Groups (“CCGs”) are the grouns of GPs
and other hesltheare professionals responsible for commissioning
primary ard seconazry healthcare services n their locality.

Code or New Code is the UK Corporate Governance Code 20718,
3 full copy of which can be found on the website of the Financial
Reporting Council.

Company is AssJura ple.

Direct Property Costs comprisg cost of repairs and maintenance,
void casts, other direct irrecoverable propenly expenses and rent
review fees.

District Valuer ("DY™) is the commercial arm of the Valuazion
Office Agency. It provides professional property advices across the
public sector and in respect of primzary healthcare reprasents NHS
bodies on matters of valuations, rent reviews snd initial rents on
new developments.

Earnings per Ordinary Share from Continuing Operations ("EPS")
is tne profit attributable to equity holders of the parent d'vided by
the weighted average number of snares inissue during the perioc.

EBITDA is EFRA earnings before tax and net finance costs, I~ the
current year this is £93.6 million, calculated as et rental income
(£103.7 million) less administrative experses (£5.2 million) and
skare-based payment charge (£0.2 million).

European Public Real Estate Association (“EPRA") is the indusiry
body for furopean ROTs, CPRA s a registered trademarl of the
Furspean Public Real Fstate Association,

EPRA earnings is a measure of profit calculated in accordance witn
EPRA guidelines, designed to give an indication of the operating
performance of the business, excluding one off or non-cash items
sLce a5 revaluation movements and prafit or loss on disposal.

See Note 6.

EPRA EPS is EPRA earnings, caleulated on 2 per share basis
See Note 6.

EPRA Net Asset Value {("EPRA NAV") is the balance sheet net assets
excluding own shares held, mark to market derivative financial
instruments (including asscciates) and deferred taxation. See Note 7.

EPRA NNNAY is the EPRA NAY adjusted to reflect the fair value of
debt and derivatives. Sec Note 7.

Gowvernanc e Financiar statemanis Additional information

Equivalent Yield i5 5 weighted average of t~2 Net Inzial Yield and
Reversicnary Yielz and represents the return o property will praduce
basex upo- the timing of the income received. The true equivalent
yield assumes rents are received guarterly in adva~ce. Tha nominal
equivalent assumes rents are received anacally in arrears.

Estimated Rental Value ("ERV") is the exterral valuars' opinion
as 1o the open market rent which, on the date of valusticn, could
reasonably be expected to oe obtained on a ~ew letting or ren:
review of a property.

GMS i5s Gereral Moz zal Services,
Gross Rental Income is the gross accoanting rent receivable
Group is Assura plc end its subsidiaries.

IFRS is International Financial Reporting Standards as adocted by the
furopear Union.

Interest Cover is the rumbor of Uimes net interest payable is covered
by EBITDA. In the current vear net interest pzyable is £26.1 millior,
E2TDA s £93.6 million, giving inlerest cover of 3.6 t'mes.

KPI 5 3 Key Performance Indicator.

Like-for-like represents amounts calculated based on properties
owned at the previous year end.

Loan to Value (“LTV") s the ratio of net debt ta the total value of
property assets, See Note 22

Mark to Market is the differcnce between the book value of an asset
or liability and its market value.

MSCI is an organisation that provides performance analysis for most
types of real estate and produces an independent banchmark of
property retumns. The MSCI Al Healthcare Index ~efers to the MSCI
UK Annual Healthcare Property index, ircorparating all properties
reported to MSCI for the 12 months to Jecember that meet the
definition cf healthcare.

NAY is Net Asset Valua.,

Net debt is total borrowings plus haad lease liabilities lass cash.
See Note 22,

Net Initial Yield ("NLY"} is the annualised rents generated by
an asset, after the deduction o an estimate of annual recurring
irrecaverable croperty oulgoings, exprassed as a percentage
of the asset valuation (after notional purchasers' costs),
Davelopment properties are not included.

Net Rental Income is the rental income receivable in the period after
payment of o'rect property costs. Net rental income is gquoted cn an
accounting basis.

Operating efficiency is the ratio of administrative costs ta tne
average gross investment property value, This ratio during the
perioc equated to 0.48%. " his is calculated as administrative
expense of £2.9 million civided by the average property balance
of £2,059 millicn {ocering £1,97% mll'on plus clasing £2 139 millicn,
divided by two).
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Glossary continued

Primary Care Property is the property occupied by health services
providers who act as the principal point of consylation for patients
such as OF practices, dental practices, community pharmacies and
high street optometrists.

Property Income Distribution (“PID"} is the required distribution of
income as dividends under the REIT regime. It is calculsted as 90%
of exempted net income.

PSP is Performance Share Plan.

Real Estate Investment Trust ("REIT") is 3 listed property company
which qualifies for ard has electec into a tax regime which exempts
qualifying UK profits, arising from croperty rental income and gains
on investment prope-ty disposals, from corporation tax, but reguires
the distribution of 3 PID.

Rent Reviews taks clace at intervals agreed in the lease (typically
every three years) and thair purpose is usually to adjust the rent
to the current market level at the review date,

Rent Roll is the passing rent (i.e. at a point in time) being the
total of all the contracted renis reserved under the leases, an
an annual bas's. At March 2020 the rent roll was £108.9 million
(2019; £102.7 million} and the growth in the 12 months was
£6.2 million,

Retail Price Index ("RPI") is an official measure of the genersl level
of inflatior as reflected in the retail price of a basket o goods and
services such as energy, food, petrol, housing, househalo gocds,
travelling fares, etc. RPIis commenly computed on a monthly and
annual basis.

Reversionary Yield is the anticipated yield which the initial yield will
rise 1o once the rent reaches the ERV and when the property is fully
let. It is calculated by dividing the ERV by the valuation.

RPI Linked Leases arc those leases which Fave rent reviews which
are linked to changes in the RPI,

Total Accounting Return is the overall return generated by

the Group including the irpact of debt. Itis calculated as the
movement on EPRANAY (see glossary 2&  nition and Note 7) for the
year plus the dividends paid, divided by the opening EPRA NAV.
Opening EPRA NAY (i.e. at 31 March 2019) was 53.3 pence per share,
closing EPRA NAV was 53.9 pence per share, and dividends paid
total 2.75 pence per share.

Total Contracted Rent Roll or Total Contracted Rental Income

is the total amount of rent 1o be received over the rema ning term
of leases currently contracted. For example, a lease with rent of £100
and a remaining leasea term of ten years would have total contracted
rental income of £1 000, At March 2020, the total contracted rentat
income was £1.43 billior (2019: £7.35 billion) and the growth in the

12 months was £74 million.

Total Property Return is the overall reurn gererated oy properties
on a debt-free basis. It is calculated as the net rentat income
generated by the portfolio plus the change in market values, divided
by opening property assets plus additions. In the year to March
2020, the calculation is net rental income of £103.7 million plus
revaluation of £9.7 million g'ving 2 return of £113.4 million, dvided by
£2134.8 million (opening investment property £1,943.3 million and
IPUC £23.1 million plus additions of £121.1 million and cevelopment
costs of £47,3 million).

Total Shareholder Return ("TSR"} is the combination of dividends
paid 1o shareholders and the net movement ir the share price during
the year, divided by the open’g share price. The share price at

21 March 2079 was 57.4 pence, at 37 Marck 2020 it was 83.5 pence,
and dividends paid dunng the year were 275 pence per skare.
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UK GBC is the UK Green Building Council.

Weighted Average Unexpired Lease Term ("' WAULT") is the average
lease term remaining to first break, ar exsiry, azross the portfolio
weighted by contracted rental income,

Yield on cost is the estimated annual rent of a completed
development divided by the total cost of development including site
value and finance costs expressed as 3 percentage retum.

Yield shift is 3 movement (usually exprassed in basis points) in the
yield of 2 property asset ar like-for-like portfolio over a given peried.

Yield compression s a commonly used term “or a reduction
in yields.
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Forward-locking statements

This docur-ent contains certain stztements that gre reither reported
financial resulzs nor other 2'starical information. These staterents zre
farward-looking in nature and are subjec: to r'sks and uncertaint’es.
Actual fuzure results may differ materially from those expressed inor
imzlied by these statements. Many of these risks and uncertanties
relate to factors that are beyond Assura's enility to cortrol or
estimate precsely, such as future market conditions, the behaviour
of cther market participants, the actions of governmental regulators
and other risk factors suzh as the Comeany's ability 1o continue

to obtain financing ta meet its liquidity needs, changes in the
political, social and regulatory framewaerk in which the Comocany
operagies or neconamic or technological trenas ar conditions,
incluz’ng inkation end consumer confidence, on a glocal, regional
or national basis. Readers are cautioned not to place undue reliance
on these farward-lacking statements, which speak orly as of the
date of this document. Assura does not wndertake any obligation

to publicly release any revisians to these farward-looking statements
to reflect cvents or circumstances after the date of this cocument.
Information contained in this document relating to the Company
should not ke relied upon as a guide o future perfarmance.
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