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ULIVING@ESSEX LIMITED

STRATEGIC REPORT
FOR THE YEAR ENDED 31 DECEMBER 2019

Introduction

The Directors present their strategic report of ULiving@Essex Limited (the “Company”) for the year ended 31
December 2019.

Principal activities

The principal activity of the Company is to design, build, finance and manage student accommodation for the
period of 51 years from August 2012 to August 2063 pursuant to a project agreement dated 7 August 2012. The
construction of the new accommodation achieved practical completion on 18 September 2013.

The Directors do not recommend the payment of a dividend (2018: £nil).

Business review

The loss for the year before taxation was £1,109k (2018: £1,917k).

The financial position of the Company is presented in the Statement of Financial Position. The Company had
net liabilities of £17,635k (2018: 16,526k) and cash of £7,676k (2018: £7,850k) as at 31 December 2019.

Having completed the construction phase of the Meadows building in 2013, the Directors consider that the
operating phase of the project is performing satisfactorily.

Financial key performance indicators

The Directors consider revenue, operating profit, profit before tax and profit after tax and achievement of
milestones under the PFI/PPP concessions to be the key performance indicators of the Company. Through the
contractual agreements in place, the SPV has to achieve various milestones during the year, in regards to
financial reporting to lenders and requirements such as model submissions. The Directors are satisfied these
contractual milestones have been achieved.

Principal risks and uncertainties

Under the terms of the PFI/PPP concession contracts, the Company is required to meet certain key performance
targets. The Directors review actual performance against those targets on a regular basis to mitigate risks
arising from contract activities.

Financial management risk ¢

The Company's main commercial risks during the year are attributable to the collection of rent and repayment of
senior loan facility.

The Company has committed term loan facilities which are secured on the assets and future revenues of the
Company. Interest payments are indexed linked for the term of the loan.

The Company’s cash flow risk is managed by monitoring cash flow as part of the day-to-day control procedures.
The Directors consider cash flow projections to ensure appropriate facilities are available to be drawn as
necessary.
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ULIVING@ESSEX LIMITED

STRATEGIC REPORT (CONTINUED)
FOR THE YEAR ENDED 31 DECEMBER 2019

Interest rate risk

The Company has entered into a RPI linked interest rate loan to minimise risk from movement in base interest
rates. Inflation risk is mitigated by linking RPI increases to rental income increases.

Credit risk

Credit risk is mitigated via monitoring the progress of the project against milestones under the concession
agreement.

Liquidity risk

The Company manages its liquidity risk based on business needs, tax, capital or regulatory considerations, if
applicable, through numerous sources of finance in order to maintain flexibility.

Section 172 Statement

Under the requirements of section 172 Companies Act the Directors are required to make a statement on how
they have carried out their duty to promote the success of the company for the benefit of its members as a whole
having regard to the matters set out in section 172(1):

(@) the likely consequences of any decision in the long-term;

(b) the interests of the company’s employees;

(c) the need to foster the company’s business relationships with suppliers, customers, and others;
(d) the impact of the company’s operations on the community and the environment;

(e) the desirability of the company maintaining a reputation for high standard of business conduct;
f the need to act fairly between members of the company.

The company is a SPV in that its purpose is to design, build, finance and manage student accommodation. All
its services are sub contracted and, as such it does not have any employees. Therefore, the main stakeholders
of the company are the shareholders, the university, service providers, bond guarantors and trustees.

Shareholders
An open communication is maintained with its shareholders on an on-going basis and as questions arise.

The University

A General Manager is appointed to deal with communications with the university, which are held formally on a
regular basis and as well as ad hoc meetings when required to discuss any issues, nominations, student
numbers, additional requirements of the university which will include major maintenance and variations.

The Board are regularly kept updated of the relationship with the university, the performance of the project, by
way of quarterly management accounts and semi-annual model updates, the operational performance of the
project via a General Manager's report and the KP! achievement as stated in the project agreement at the
quarterly Board meetings. Robust service agreements with management service providers ensures sufficient
controls are in place.

Service providers

A service provider manager handles the management of the project company’s relationships with the University
and its subcontractors through monthly operational meetings. The Board at the quarterly meetings reviews these
relationships to ensure they are positive and deal with any issues promptly.
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STRATEGIC REPORT (CONTINUED)
FOR THE YEAR ENDED 31 DECEMBER 2019

Bond guarantors and trustees

Communication is maintained with its bond guarantors and trustees on an on-going basis and as questions
arise. Information undertakings in the credit agreements ensure that semi-annual model updates are sent for
approval to the security trustee as well as associated compliance certificates, submission of financial and
operational reports and regular face to face project updates. The Security trustee also conducts site visit on an
ad hoc basis and is encouraged to have discussions with the University. In addition Standard & Poor's, the credit
rating agency, do a ratings confirmation on the listed bond taken out by the project and have review meetings on
an annual basis with management.

" Interactions for the appointment of the company’s auditors, lawyers etc. are dealt with at Board level and
reviewed at quarterly Board meetings.

The Board recognises its responsibility for promoting the long-term success of the company for the benefit of its
members as a whole through the achievement of milestones under the PFI concessions.

This report was approved by the board on 26 June 2020 and signed on its behalf.

V=

R Gillespie
Director
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ULIVING@ESSEX LIMITED

DIRECTORS' REPORT
FOR THE YEAR ENDED 31 DECEMBER 2019

The Directors present their report and the financial statements for the year ended 31 December 2019.

Results and dividends

The loss for the year, after taxation, amounted to £1,109k (2018 - loss £1,917k).

There were no dividends declared or paid (2018:£Nil).

Directors

The Directors who served during the year were:

D Vermeer

M Fowkes

R Gillespie

Going concern

The Company meets its day to day working capital requirements principally through a mixture of shareholder
loans and bond finance. The bond finance loans are in place to 2058 and interest payments have both fixed and

variable elements, with the variable elements being linked to movements in RPI for the term of the loan.

The Company's forecasts and projections, taking into account reasonably possible changes in trading
performance show that the Company should be able to operate within the level of its current facilities.

Even though the Company has a net liabilities position currently, the Directors have a reasonable expectation
that the Company has adequate resources to continue in operational existence for the forseeable future.
Accordingly the Directors continue to adopt the going concern basis on preparing the financial statements.

Future developments

The Directors of the Company are not aware of any circumstances by which the principal activity of the Company
would alter or cease.

Post balance sheet events

Since the balance sheet date, the outlook of the UK and Global economy has become increasingly uncertain due
to the spread of the COVID-19 virus. The Directors have held discussions with the Unversity of Essex regarding
their ability to pay Uliving@Essex Limited the committed rental amounts for the foreseeable future and, based on
these discussions and to having a long term PFl contract in place with the University of Essex, they do not
believe there to be any significant impact to the trading activities of the Company in the short to medium term.

- Qualifying third party indemnity provisions

The Directors of ULiving@Essex Limited have qualifying third party indemnity provisions put in place through
other companies of which they are also Directors.

Matters covered in the strategic report

The Company has chosen in accordance with section 414C(11) of the Companies Act 2006 (Strategic Report
and Director's Report) Regulations 2013 to set out matters in the Strategic Report as required by schedule 7 of
the Large and Medium-sized Companies and Groups (Accounts and Reports) Regulations 2008, including all
risk management policies. :
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ULIVING@ESSEX LIMITED

DIRECTORS' REPORT (CONTINUED)
FOR THE YEAR ENDED 31 DECEMBER 2019

Disclosure of information to auditors

Each of the persons who are Directors at the time when this Directors’ Report is approved has confirmed that:

. so far as the Director is aware, there is no relevant audit information of which the Company's auditors are
unaware, and
o the Director has taken all the steps that ought to have been taken as a Director in order to be aware of any

relevant audit information and to establish that the Company's auditors are aware of that information.
Auditor
BDO LLP resigned as auditor in the year, and UHY Hacker Young LLP were appointed in their place.

The auditors, UHY Hacker Young LLP, will be proposed for reappointment in accordance with section 485 of the
Companies Act 2006.

This report was approved by the board on 26 June 2020 and signed on its behalf.

%%‘/&'
R Gillespie
Director
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ULIVING@ESSEX LIMITED

DIRECTORS' RESPONSIBILITIES STATEMENT
FOR THE YEAR ENDED 31 DECEMBER 2019

The Directors are responsible for preparing the Strategic Report, the Directors’ Report and the financial
statements in accordance with applicable law and regulations.

Company law requires the Directors to prepare financial statements for each financial year. Under that law the
Directors have elected to prepare the financial statements in accordance with applicable law and United
Kingdom Accounting Standards (United Kingdom Generally Accepted Accounting Practice), including Financial
Reporting Standard 102 ‘The Financial Reporting Standard applicable in the UK and Republic of Ireland'. Under
company law the Directors must not approve the financial statements unless they 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, the Directors are required to:

. select suitable accounting policies for the Company's financial statements and then apply them
consistently;

. make judgements and accounting estimates that are reasonable and prudent;

o state whether applicable UK Accounting Standards have been followed, subject to any material departures
disclosed and explained in the financial statements;

o prepare the financial statements on the going concern basis unless it is inappropriate to presume that the

Company will continue in business.

The Directors are responsible for keeping adequate accounting records that are sufficient to show and explain

the Company's transactions and disclose with reasonable accuracy at any time the financial position of the
Company and to enable them to ensure that the financial statements comply with the Companies Act 2006. They

are also responsible for safeguarding the assets of the Company and hence for taking reasonable steps for the

prevention and detection of fraud and other irregularities.
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ULIVING@ESSEX LIMITED

INDEPENDENT AUDITORS' REPORT TO THE MEMBERS OF ULIVING@ESSEX LIMITED

Opinion

We have audited the financial statements of ULiving@Essex Limited (the '‘Company') for the year ended 31
December 2019, which comprise the Statement of Comprehensive Income, the Statement of Financial Position,
the Statement of Changes in Equity and the related notes, including a summary of significant accounting
policies. The financial reporting framework that has been applied in their preparation is applicable law and United
Kingdom Accounting Standards, including Financial Reporting Standard 102 ‘The Financial Reporting Standard
applicable in the UK and Republic of Ireland' (United Kingdom Generally Accepted Accounting Practice).

In our opinion the financial statements:

. give a true and fair view of the state of the Company's affairs as at 31 December 2019 and of its loss for
the year then ended;

J have been properly prepared in accordance with United Kingdom Generally Accepted Accounting
Practice; and

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

Basis for opinion

We conducted our audit in accordance with Intemational Standards on Auditing (UK) (1SAs (UK)) and applicable
law. Our responsibilities under those standards are further described in the Auditors' responsibilities for the audit
of the financial statements section of our report. We are independent of the Company in accordance with the
ethical requirements that are relevant to our audit of the financial statements in the United Kingdom, including
the Financial Reporting Council's Ethical Standard, and we have fulfilled our other ethical responsibilities in
accordance with these requirements. We believe that the audit evidence we have obtained is sufficient and
appropriate to provide a basis for our opinion.

Conclusions relating to going concern

We have nothing to report in respect of the following matters in relation to which the ISAs (UK) require us to
report to you where:

. the Directors' use of the going concern basis of accounting in the preparation of the financial statements is
not appropriate; or
. the Directors have not disclosed in the financial statements any identified material uncertainties that may

cast significant doubt about the Company's ability to continue to adopt the going concern basis of
accounting for a period of at least twelve months from the date when the financial statements are
authorised for issue.

Other information

The Directors are responsible for the other information. The other information comprises the information
included in the Annual Report, other than the financial statements and our Auditor's Report thereon. Our opinion
on the financial statements does not cover the other information and, except to the extent otherwise explicitly
stated in our report, we do not express any form of assurance conclusion thereon.

In connection with our audit of the financial statements, our responsibility is to read the other information and, in
doing so, consider whether the other information is materially inconsistent with the financial statements or our
knowledge obtained in the audit or otherwise appears to be materially misstated. If we identify such material
inconsistencies or apparent material misstatements, we are required to determine whether there is a material
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ULIVING@ESSEX LIMITED

INDEPENDENT AUDITORS' REPORT TO THE MEMBERS OF ULIVING@ESSEX LIMITED (CONTINUED)

misstatement in the financial statements or a material misstatement of the other information. If, based on the
work we have performed, we conclude that there is a material misstatement of this other information, we are
required to report that fact.

We have nothing to report in this regard.
Opinion on other matters prescribed by the Companies Act 2006
In our opinion, based on the work undertaken in the course of the audit:

) the information given in the Strategic Report and the Directors' Report for the financial year for which the
financial statements are prepared is consistent with the financial statements; and

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

Matters on which we are required to report by exception

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

We have nothing to report in respect of the following matters in relation to which the Companies Act 2006
requires us to report to you if, in our opinion:

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

) the financial statements are not in agreement with the accounting records and returns; or

. certain disclosures of Directors' remuneration specified by law are not made; or

. we have not received all the information and explanations we require for our audit.
Responsibilities of directors

As explained more fully in the Directors' Responsibilities Statement on page 6, the Directors are responsible for
the preparation of the financial statements and for being satisfied that they give a true and fair view, and for such
internal control as the Directors determine is necessary to enable the preparation of financial statements that are
free from material misstatement, whether due to fraud or error.

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

INDEPENDENT AUDITORS' REPORT TO THE MEMBERS OF ULIVING@ESSEX LIMITED (CONTINUED)

Auditors’ responsibilities for the audit of the financial statements

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

A further description of our responsibilities for the audit of the financial statements is located on the Financial
Reporting Council's website at. www.frc.org.uk/auditorsresponsibilities. This description forms part of our
Auditor's Report.

Use of our report

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

Marc Waterman (Senior Statutory Auditor)

for and on behalf of
UHY Hacker Young LLP
Statutory Auditor, Chartered Accountants

Quadrant House

4 Thomas More Square
London

E1W 1YW

26 June 2020
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ULIVING@ESSEX LIMITED

STATEMENT OF COMPREHENSIVE INCOME
FOR THE YEAR ENDED 31 DECEMBER 2019

Turnover
Cost of sales

Gross profit

Administrative expenses

Operating profit

Interest receivable and similar income
Interest payable and expenses

Loss before tax

Loss for the financial year

Note

2019 2018
£000 £000
7,459 7,021
(2,964)  (2,814)
4,495 4,207
(1,594) (1,579)
2,901 2628
340 337
(4,350) (4,882)
(1,109) (1,917)
(1,109) (1,917)

There were no recognised gains and losses for 2019 or 2018 other than those included in the statement of

comprehensive income.

The notes on pages 14 to 27 form part of these financial statements.

The statement of comprehensive income has been prepared on the basis that all operations are continuing

operations.

Page 10



! ULIVING@ESSEX LIMITED
: REGISTERED NUMBER: 08038090

STATEMENT OF FINANCIAL POSITION
AS AT 31 DECEMBER 2019

2019 2018
Note £000 £000
Fixed assets
Intangible assets 11 56,474 57,767
56,474 57,767
Current assets
Debtors: amounts falling due after more than
one year 12 31,251 31,257
Debtors Within One Year 12 1,031 990
Cash at bank and in hand 13 7,676 7,850
39,958 40,097
Creditors: amounts falling due within one
year 14 (5,717) (5,943)
Net current assets 34,241 34,154
Total assets less current liabilities 90,715 91,921
Creditors: amounts falling due after more
than one year 15 (108,350) (108,447)
Net liabilities (17,635) (16,526)
Capital and reserves
Called up share capital 18 15 15
Profit and loss account (17,650) (16,541)
(17,635) (16,526)

The financial statements were approved and authorised for issue by the board and were signed on its behalf on
26 June 2020.

R Gillespie
Director

The notes on pages 14 to 27 form part of these financial statements.
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ULIVING@ESSEX LIMITED

STATEMENT OF CHANGES IN EQUITY
FOR THE YEAR ENDED 31 DECEMBER 2019

Called up Profit and
share capital loss account Total equity

£000 £000 £000
At 1 January 2019 - 15 (16,541) (16,526)
Comprehensive income for the year
Loss for the year - (1,109) (1,109)
Total comprehensive income for the year - (1,109) (1,109)
At 31 December 2019 15 (17,650) (17,635)

The notes on pages 14 to 27 form part of these financial statements.
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. ULIVING@ESSEX LIMITED

STATEMENT OF CHANGES IN EQUITY
FOR THE YEAR ENDED 31 DECEMBER 2018

Called up Profit and
share capital loss account Total equity

£000 £000 £000
At 1 January 2018 15 (14,624) (14,609)
Comprehensive income for the year
Loss for the year - (1,917) (1,917)
Total comprehensive income for the year - {1,917) (1,917)
At 31 December 2018 15 (16,541) (16,526)

The notes on pages 14 to 27 form part of these financial statements.
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ULIVING@ESSEX LIMITED

NOTES TO THE FINANCIAL STATEMENTS
FOR THE YEAR ENDED 31 DECEMBER 2019

1.

General information

Uliving@Essex Limited is a private company limited by shares and incorporated and domiciled in England
and Wales. The registered office is as stated on the company information page.

Accounting policies

2.1 Basis of preparation of financial statements

The financial statements have been prepared under the historical cost convention unless otherwise
specified within these accounting policies and in accordance with Financial Reporting Standard 102,
the Financial Reporting Standard applicable in the UK and the Republic of Ireland and the
Companies Act 2006.

The preparation of financial statements in compliance with FRS 102 requires the use of certain
critical accounting estimates. It also requires management to exercise judgement in applying the
Company's accounting policies (see note 3).

The presentational currency is Sterling (£), which is the functional currency of the Company.
Monetary amounts in these financial statements are rounded to the nearest £000.

FRS 102 allows a qualifying entity certain disclosures exemptions, subject to certain conditions,
which have been complied with. The Company is included in the consolidated financial statements of
its parent undertaking ULiving@Essex HoldCo Limited. The company information page provides
details of where those consolidated financial statements may be obtained from, which is the
registered office address.

In preparing the financial statements, the Company has taken advantage of the following exemptions:

- from disclosing key management personal compensation, as required by paragraph 7 of Section 33
Related Party Disclosures;

- from presenting a reconciliation of the number of shares outstanding at the beginning and of the
year, as required by paragraph 12 of Section 4 Statement of Financial Position; and

- from presenting a statement of cash flows, as required by Section 7 Statement of Cash Flows.

On the basis that equivalent disclosures are given in the consolidated accounts of the parent
company, the Company has also taken advantage of the exemption not to provide certain disclosures
as required by Section 11 Basic Financial Instruments and Section 12 Other Financial Instrument
Issues.

The following principal accounting policies have been applied:
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ULIVING@ESSEX LIMITED

NOTES TO THE FINANCIAL STATEMENTS
FOR THE YEAR ENDED 31 DECEMBER 2019

2,

Accounting policies (continued)

2.2

2.3

24

Going concern

The Directors have considered the global pandemic of Covid-19 in respect of going concern and they
do not believe it to have a significant impact to the Company. This has been discussed further in the
strategic report under post balance sheet events.

The Company meets its day to day working capital requirements principally through a mixture of
shareholder loans and bond financing following the refinancing. The RPI linked bonds are in place to
2058 and interest payments are RPI linked for the term of the loan. Exposure to RPl movements are
mitigated by the RPI linked increases in rental income.

The Company's forecasts and projections, taking into account of reasonably possible changes in
trading performance show that the Company should be able to operate within the level of its current
facilities,

The Directors have a reasonable expectation that the Company has adequate resources to continue
in operational existence for the foreseeable future. The refinancing exercise undertaken during the
year end has not materially affected the Director's view on the going concern, and accordingly the
financial statements have been prepared on a going concern basis.

Revenue

Turnover represents income received in the ordinary course of business for services provided and
excludes value added tax.

Rental income - this represents income which is receivable from the University of Essex. Income is
based on a guaranteed percentage of available units available for rental at a contractually agreed
date. Income is received in quarterly instaliments and recognised over the period the income relates
to. A provision is made for amounts that may become refundable under annual university retention
arrangement, once the rental floor has been exceeded.

Third party revenue - this relates to income received from a rental agreement with Compass Group to
hire and fit out a convenience shop on site.

Pass through income - this relates to money received from the University for damages caused by
students within the student accomodation, and is passed on to Derwent FM who carry out the repairs.

Intangible assets

Intangible assets are initially recognised at cost. After recognition, under the cost model, intangible
assets are measured at cost less any accumulated amortisation and any accumulated impairment
losses. The Company believes that this is an infrastructure asset with the right to charge for use of
the infrastructure assets to the University, either directly or via a 3rd party who would then take letting
risk on a similar arrangement to the existing one with the University.

The intangible asset will be amortised over the length of the concession through to August 2063, at
which point ownership will pass to the University.

Page 15
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ULIVING@ESSEX LIMITED

NOTES TO THE FINANCIAL STATEMENTS
FOR THE YEAR ENDED 31 DECEMBER 2019

Accounting policies (continued)

25

2.6

2.7

Cash and cash equivalents

Cash is represented by cash in hand and deposits with financial institutions repayable without penalty
on notice of not more than 24 hours. Cash equivalents are highly liquid investments that mature in no
more than three months from the date of acquisition and that are readily convertible to known
amounts of cash with insignificant risk of change in value.

Debtors

Short term debtors are measured at transaction price, less any impairment. Loans receivable are
measured initially at fair value, net of transaction costs, and are measured subsequently at amortised
cost using the effective interest method, less any impairment.

Financial instruments

Financial assets and financial liabilities are recognised in the Company's Statement of Financial
Position when the Company becomes a party to the contractual provisions of the instrument.The
Company has not classified any of its financial assets as held to maturity or available-for-sale.

Financial assets

All financial assets are recognised and derecognised on a trade date where the purchase or sale of a
financial asset is under a contract whose terms require delivery of the financial asset within the time
frame established by the market concemned, and are initially measured at fair value.

Loans and receivables

These assets are non-derivative financial assets with fixed or determinable payments that are not
quoted in an active market. They arise principally through the provision of goods and services to
customers (trade debtors) under PFl contracts but also incorporate other types of contractual
monetary asset. They are carried at cost less any provision for impairment.

Impairment of financial asset

Impairment of financial assets relates to trade debtors. They are assessed for indicators of
impairment at each balance sheet date. When a trade debtors is considered uncollectible, it is written
off against the allowance account. Subsequent recoveries of amounts previously written off are
credited against the allowance account. Changes in the carrying amount of the allowance account
are recognised in profit or loss.

Derecognition of financial assets

The Company derecognises a financial asset only when the contractual rights to the cash flows from
the asset expire or when it transfers the financial asset and substantially all the risk and rewards of
ownership of the asset to another entity.

Financial liabilities and equity

Debt and equity instruments are classified as either financial liabilities or as equity in accordance with
the substance of the contractual arrangement.

Page 16
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ULIVING@ESSEX LIMITED

NOTES TO THE FINANCIAL STATEMENTS
FOR THE YEAR ENDED 31 DECEMBER 2019

2,

Accounting policies (continued)

27

2.8

29

Financial instruments (continued)
Equity instruments

An Equity instrument is any contract that evidences a residual interest in the assets of an entity after
deducting all of its liabilities. Equity instruments are recognised at the proceeds received.

Derecognition of financial liabilities

The Company derecognises financial liabilities when, and only when, the Company'’s obligations are
discharged, cancelled or they expire.

Creditors

Short term creditors are measured at the transaction price. Other financial liabifities, including bank
loans, are measured initially at fair value, net of transaction costs, and are measured subsequently at
amortised cost using the effective interest method.

Annual University Retention

A retention has been put in place against the current year's rental revenue to provide for the 18/19
Annual University Retention to defer income into the next academic year, which provides additional
financial security for the University. This is money that will be deducted from the 18/19 rental income,
released in September 2019.

2.10 Finance costs

Upfront finance costs of procuring senior debt facilities are capitalised during construction and
subsequently amortized over the life of the relevant loans and charged to the profit and loss account.
Arrangement fees for these facilities have been capitalised against the cost of the loan.

Finance costs that are directly attributable to the cost of construction of the fixed assets are
capitalised as part of the cost of those assets. The commencement of capitalisation begins when
both finance costs and expenditure for the assets are being incurred and activities that are necessary
to get the assets ready for use are in progress. Capitalisation ceased when substantially all the
activities that are necessary to get the assets ready for use are complete.

2.11 Taxation

Current and deferred tax, including UK corporation tax, is provided at amounts expected to be paid
using the tax rates and laws that have been enacted or subsequently enacted by the reporting date.

Deferred tax assets and liabilities are recognised where the carrying amount of an asset or liability in
the Statement of Financial Position differs from its tax base, except for differences arising on the
initial recognition of an asset or liability in a transaction which is not a business combination and at
the time of the transaction affects neither accounting, nor taxable profit.

Recognition of deferred tax assets is restricted to those instances where it is probable that taxable
profit will be available against which the differences can be utilised.

The amount of the asset or liability is determined using tax rates that have been enacted or
substantively enacted by the reporting date and are expected to apply when the deferred tax assets
are recovered.

Page 17



5

b9ls 4\

L6 LECOABLEQ
2Ap2ISUlAGIA 6USCIE] PA (U6 1ebowud Q9i6 Fuq 9L6 sxbacieq j0 abbjd Mpsu [P6 (eieley [UX 92256(2
lue swonup of pe 9226 ot jispjitk 12 ge(slneq n2ul [SX \S[62 {PY] PYAE PEEU euYCcieq oL

BLOY AVl PO SASYSPIC 889121 MICH (PG QIUBICUCS? CEU PG Nfflesy’
KecoBuOU O} qelELLE] (IX 928612 12 LS2MUCIEq [0 [HO2G 1IZ{IUCE2 MPBLS | 12 blopapie ;ps; faxapie

6 LG O} (U6 LaUZICHOU SYBCI2 YBIUEL JCCoNUUE” Lot [axapis buoyr

gy wecoduifion Of Su S226f oL FIpNA (U § {LSU2SCAOU MPICH 12 UOf § DA2KIG22 COWPILSNOU JuO g
[J)6 2UTI6LI6UL 0f LINSUCIS| HORIKOU qIISI2 PoLw if2 f9X pee6’ 6xcebr (oL quustsucse Syzuad ou (s
pesiiag (9X 9226(2 SuQ ||ISPIIINGE S16 LECORUI2EY MPIELE (6 CIUAMLD JUI0NU] Of SU 9226! OL PIBPIIA Ju

218 116 (9% LT[62 SUQ (FM2 [PI! PIAS Pesu sUSCIGY OL 2npzedneufih suscisq pA fpe wbouywd qas’
cnuelg suq geletey @ax' lucingrd nie cotbotspou f9x° 12 biongeq st swonuje sxhaciey (0 pe bsig

374 Laxsgou

sCiAes sl 916 vecszesih JO Bs( [ue B22se oA (oL N26 Jie couwlbiels”

fo det e sazege 169gA oL n2s G161 biodieze’ C3byglasnoy cege6q Mpsy anpalsulisph oy fue
POV YUIUCS Co2fz gug exbeuqinis (oL (6 S226(2 SI6 PEiUG IUCnLeq SUG SCiIAE? (St SIS Uscezzaih
cubygiesq 92 b9y Of {6 CO2{ O} {Joze B226(2° | N6 cowlsucewsys o} cabiylizanou psdjue mpey
1LIUSUCE CO2[2 (UI! BLE QUECHN SUUPAISPIS {0 (6 COef O} COUBLNCHOU O} e yxeq =226fe 916

yusuBelueU |562 10L (626 {9Ciie2 PIAG pésu cst;g:elgasq adsine; (U6 Coat of fUs jooy’
2npeadneyliA SWOLISEQ OAGL (116, [I{E Of U6 L6[BASU] j0gU2 Suq cp3Lleq (O e bioy Sug [oez Sceonup
nbgour pusuce cozie op bocnuud 2euolL qepr (gciitez 916 csbigpeea qnuud couACHol Suq

$°10 Liuglce coae

3’8

33

Lsjeg2eq 1w 2ebieuipst S048"

-gusueys; escnuz)\ (0L {6 NUINGLAIA" 11112 {2 WOUBA (St Mij| P6 Qanc:eq o jye 49\35 LSULY| leows®

WUUNS| NUIABL2IA KEIBIAON (O GEiSL (LCOWS JUI0 jH6 UeX| Scagaiic A6SL mpicy bloaigez sqaqyous) -
V A6{8U0N Pa2 66U A U bigce sBgwz) [Ps cnusu) A6SL2 L6UJS) LEAGUNS [0 DLOAIGE (0L 16 JB\43

YULNg NBIAGLRIA K610

SLoLIeeq CO2f N21WA UG GUECHAS [UISLER] WEIOG™ '
{0902 916 We2nLeg WIS\ 9¢ 1911 ASING' LUB{ O} LBLBSCHOL CORfR' TUq SL6 WeI2neq anpesdneufh 9

-2P0L jeUl Cieqiola SIS WeS2Meq ) (U6 peuzacHou buce OISt pUSUCIZ) tapfes’ wenqul peug

cLsqiote

qr’cusxasq cslce)|eq oL jueh Gxbie’
1b6 CowbsuA gelecoliuizsa puUSUCIS] HoPKIIGe Mpel’ Sug oulh mpeu’ (e cowbsu) 2 opjdajioue eis

szscoaumou o} yusuCIS] HEPQIHee

qeqnepud gy of 42 epiiiee EdmyA fizpnweue sie LecoBujesq 9f fue bLocesa2 LeTeINGa
v gdnigh I2NLEUL 12 SUM COURSCE §HS| BAIGEUCER I LS21qNYy IU[ELERE Il (N6 Baes[2 Of BU eUh BYsL

gdnyh jpepmusug2

Elusucig) wesfunisee {coufjunicq)

veconuziud bojlciee (couflunea)

EQE LHE AEVE EUDED 31 DECEWBEY S043
UOLEZ 10 1HE LIMVYUCIVI 2LVIEWENLS

AMAIMCOE22EX MINLLED




ULIVING@ESSEX LIMITED

NOTES TO THE FINANCIAL STATEMENTS
FOR THE YEAR ENDED 31 DECEMBER 2019

Accounting policies (continued)

2.11 Taxation (continued)

Deferred tax assets and liabilities are offset when the Company has a legally enforceable right to
offset current tax assets and liabilities and the deferred tax assets and liabilities relate to taxes levied
by the same tax authority on the same taxable company.

Judgements in applying accounting policies and key sources of estimation uncertainty

The estimates and judgements that have a significant risk of causing a material adjustment to the carrying
amounts of assets and liabilities within the financial year are as follows:

Classification of asset

The property has been classified as an intangible asset. The company believes that this is an
infrastructure asset with the right to charge for use of the infrastructure assets to the University, either
directly or via a 3rd party who would then take letting risk on a similar arrangement to the existing one with
the University.

Capitalisation of costs

During the period of construction, all costs incurred as a direct result of financing, designing and
constructing the student accommodation, including finance costs, have been capitalised. The directors
consider this to be appropriate since the risks and rewards of ownership rest with the Company.

Construction margin

Revenue on construction was recognised at cost with no margin as profitability is considered to be
negligible with no interim services provided during construction and the risk was fully passed down to the
building contractor.

intercompany agreement — Interest rate

Subordinated loan notes carried an interest rate of 10.5% to 31st August 2013, 7.01% from 1st September
2013 to 31st August 2022, 8.5% from 1st September 2022 to 31st August 2032 and 9.5% thereafter plus a
variable element of interest based on annual changes in RPI. In order to calculate an effective interest rate
the Directors have made a judgement regarding the future RPI increases using an estimate of inflation set
at 2.5% per annum going forward.

The Directors believe that the loan note value in these financial statements reflects its fair value at the
reporting date.
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ULIVING@ESSEX LIMITED

NOTES TO THE FINANCIAL STATEMENTS
‘FOR THE YEAR ENDED 31 DECEMBER 2019

Turnover

An analysis of turnover by class of business is as follows:

Rental income
Third party revenue
Pass through revenue

All turnover arose within the United Kingdom.

Operating profit

The operating profit is stated after charging:

Amortisation of intangible assets

Fees payable to the Company's auditor and its associates for the audit of
the Company's annual financial statements

Employees

2019 2018
£000 £000
7,454 7,004
- 12
5 5
7,459 7,021
2019 2018
£000 £000
1,293 1,283
8 8

The Company has no employees other than the Directors, who did not receive any remuneration (2018 -

£NIL).

Directors' remuneration

Directors' emoluments

2019 2018
£000 £000
97 24
97 24

No staff and Directors were directly employed by the Company. Services provided by the contractors
include the provision of staff and management to perform contractual responsibilities. Costs associated

with the staff and management are included within the contractors service charge.
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ULIVING@ESSEX LIMITED

NOTES TO THE FINANCIAL STATEMENTS
FOR THE YEAR ENDED 31 DECEMBER 2019

10.

Interest receivable

Interest receivable from group companies
Other interest receivable

Interest payable and similar expenses

Finance costs

Loans from group undertakings
Bond indexation

Amortisation of loan finance costs

Taxation

Total current tax

Deferred tax

Total deferred tax

Taxation on loss on ordinary activities

2019 2018
£000 £000
336 335
4 2

340 337
2019 2018
£000 £000
8 18
1,581 1,536
2,270 2,761
491 567
4,350 4,882
2019 2018
£000 £000
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ULIVING@ESSEX LIMITED

NOTES TO THE FINANCIAL STATEMENTS
FOR THE YEAR ENDED 31 DECEMBER 2019

10.

Taxation (continued)

Factors affecting tax charge for the year

The tax assessed for the year is equal to (2018 - the same as) the standard rate of corporation tax in the

UK of 19% (2018 - 19%). The differences are explained below:

2018
£000

(1,997)

(379)

390
(27)
(236)
217
261
(452)
226

2019

£000
Loss on ordinary activities before tax (1,111)
Loss on ordinary activities multiplied by standard rate of corporation tax in
the UK of 19% (2018 - 19%) (211)
Effects of:
Total fixed asset differences at 19% 181
Income not taxable for tax purposes (27)
Adjust opening deferred tax to average rate of 19% (275)
Expenses not deductible for tax purposes at 19% 81
Adjust closing deferred tax to average rate of 19% 274
Adjustment to losses (14)
Deferred tax not recognised (9)
Total tax charge for the year -

Factors that may affect future tax charges

There were no factors that may affect future tax charges.
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ULIVING@ESSEX LIMITED

NOTES TO THE FINANCIAL STATEMENTS
FOR THE YEAR ENDED 31 DECEMBER 2019

1.

Intangible assets

Cost
At 1 January 2019

At 31 December 2019

Amortisation
At 1 January 2019
Charge for the year on owned assets

At 31 December 2019

Net book value

At 31 December 2019

At 31 December 2018

intangible
assets
£000

64,769

64,769

7,002
1,293

8,295

56,474

57,767
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ULIVING@ESSEX LIMITED

NOTES TO THE FINANCIAL STATEMENTS
FOR THE YEAR ENDED 31 DECEMBER 2019

12

Debtors

Due after more than one year

Due from shareholders
Prepayments and accrued income

Prepayments and accrued income

2019 2018
£000 £000
17,582 17,246
13,669 14,011
31,251 31,257

The prepayments and accrued income balance relates to an element of the refinance gain of the group
paid to the University. This is being amortised over the debt finance term given it arose from this

transaction.

Due from Shareholders

An unsecured loan was made to the shareholders at an interest rate of 0.1% above the below mentioned
debt facility of £98,200k 0.10% index linked guaranteed secured bonds due 2058 (Note 15). The loan is

due repayable as agreed by the parties but no fater than 31 August 2063.

Due within one year

Trade debtors
Prepayments and accrued income

2019 2018
£000 £000
1 1
1,030 989
1,031 990
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ULIVING@ESSEX LIMITED

NOTES TO THE FINANCIAL STATEMENTS
FOR THE YEAR ENDED 31 DECEMBER 2019

13.

14.

15.

Cash and cash equivalents

Cash at bank and in hand

Creditors: Amounts falling due within one year

Group bond

Unamortised debt issue costs
Trade creditors

Other creditors

Accruals and deferred income

Creditors: Amounts falling due after more than one year

Group bond

Unamortised debt issue costs
Accumulated bond indexation
Subordinated loan

2019 2018
£000 £000
7,676 7,850
7,676 7,850
2019 2018
£000 £000
2,473 2,273
(91) (100)
17 37
494 1,457
2,824 2,276
5,717 5,943
2019 2018
£000 £000
89,222 91,997
(3,252) (3,333)
7,996 5,631
14,384 14,152
108,350 108,447
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ULIVING@ESSEX LIMITED

NOTES TO THE FINANCIAL STATEMENTS
FOR THE YEAR ENDED 31 DECEMBER 2019

15.

Creditors: Amounts falling due after more than one year (continued)

Group bond

The debt facility consists of £98,200k 0.10% index linked guaranteed secured bonds due 2058, issued
by a Uliving@Essex Issuerco plc, a group company, and listed on the Irish Stock Exchange, guaranteed
by Assured Guaranty (Europe) Limited and Assured Guaranty Municipal Corp. As at 31 December 2019
£99,691k (2018: £99,901k) of the bond facility is outstanding. Principal repayments are made semi-
annually in line with the agreement. The proceeds of the bond are loaned to the Company on the same
payment terms and installments as made by Uliving@Essex Issuerco plc.

As per the Bond Trust Deed, a fixed and floating charge debenture dated on or before the Issue Date has
been granted by ULiving@Essex HoldCo Limited, of which ULiving@Essex Limited is a subsidiary, in
favour of the Security Trustee (the "HoldCo Debenture").

Shareholder loans

Subordinated loans constitute unsecured debt and the total sum available is £14,530k which matures in
2063. The principal amounts drawn are repayable in semi annual installments commencing in February
2014. As per schedule 4 of the loan notes deed poll no further repayments are due in the period from
August 2016 to February 2049, and therefore the loans are all classified as due in greater than 5 years.
The balance includes £307k (2018: £73k) of accrued interest to adjust for the effective interest method.

Subordinated ioan notes carried an interest rate of 10.5% to 31st August 2013, 7.01% from 1st
September 2013 to August 2022, 8.5% from 1st September 2022 to 31st August 2032 and 9.5%
thereafter plus a variable element of interest based on annual changes in RPI.

Page 25



1905 52

fielesysi bine 9 ASyspls 6{BWEL[ O} jufeLeal peREq Ou SULNS| cpsulsa Pt Kbl
2sbiewpst 3013 © vAdnay SOSS' 8'0.¢ oW (o] 2sbislupst 505s 0 342 wnadnegg 5035 quq 3¢
27POLaIUSIEq [09L UOME2 CSLIGH SU IUBIEE! LI Of J0'Rde 0 342 Yndn2i 5043 N0400 Wow Jar

146 PS|SuCe Weingse £301K (3048: £A3YW) 0} ICCLNEq twieLe2] {0 Sqlhief 1oL (U6 GUBLHAG IUleLe2] Wemoq

vnlneg SOTQ (0 LSPUNSIA SOVE TUQ (UELSIOIS {6 {0912 S16 S)f Clg2e1yeq 82 §ne b Gtetel {Pul 9 A&l
044" v2 beL 2cpegnis ¢ Of 6 josu uojee §eeq bay o nupsl iebsAweui sis qns W e beuog wow
sS0e3 Lue buucibs) swonuie qrany SIS 1ehsASNIe WU 261Ul SUUNS) IWEISHWSUIR2 COLLSUCIUE I chmsu.A

. 20p0LQILSIeq j0SU2 COURINNE NYSECALEG GEP SLG [HE {Ofd] 2MX SASIAPIG 2 £4¢ 230K MPIC twgimez it

427

2US\60} 6L (09U

{SAONL Of U6 2ECAUA | Lr12(66 (LS ,po-qco pepsuins, )
pssu Bigusq pA NNALEGE2ZSX HOICO LT Of muicy nr'mua@geasx ruyeq 12 9 enpeuq:sw 1
v beL {6 gouq (12 Deeq’ 9 (xeq sug gospud cpsids qepsulnLs qSfeq Ou OL PELOLS JUE [22n6 DSI6 #S2

behuseus stz Suq R2fYwels? 22 Weqe pA NIAGOEessx j2@nsico bie

suungid u (e Mmifs (e sdtasweur (16 blocesqge Of (U6 POUa SL6 |0SUSQ {0 e Cowbsul ou 6 a3we
£89'ea4K {3018 £330 of s pouq sciih 12 onenquds puucibe) webshueure 9s weas el
pA vaemsg @nswsud (Emobs) rioyeq gug yaensq @NSiSufA Wnuicibe) CoLb e 9 3] DECeWpst 5048
PA 9 MIMUB@E226x j22n61c0 bic' 8 Bionb cowbabA' gug IBf6q OU (6 U SIocK EXcpauds’ ANISU(SEq
118 aspy (9ciiA Touziefe Of £48°SI0K 0°4042 1Igex jUKeq GnIlauiecq 26Cnieq pouge qns 008" 122neg

@ronb pouy

clequote: Ywonuia (SHivad qno syfoL 1woLo fHol oue Aeuk (couftuncq)

EOY LHE AEVIS EVIDED 24 DECEWBEK 3019
NOLER LO LHE LIMVUCIVI 2LYLIEWENL2

NrAACDER2EX MNLLED




ULIVING@ESSEX LIMITED

NOTES TO THE FINANCIAL STATEMENTS
FOR THE YEAR ENDED 31 DECEMBER 2019

Loans

Analysis of the maturity of loans is given below:

2019 2018
£000 £000
Amounts falling due within one year
Group bond 2,473 2,273
Unamortised debt issue costs (91) (100)
2,382 2,173
Amounts falling due 1-2 years
Group bond 2,606 2,304
Unamortised debt issue costs (81) (100)
2,515 2,204
Amounts falling due 2-5 years
Group bond 8,241 7,051
Unamortised debt issue costs (272) (301)
7,969 6,750
Amounts falling due after more than 5 years
Group bond 78,376 82,642
Subordinated debt 14,078 14,078
Unamortised debt issue costs (2,890) (2,932)
89,564 93,788

102,430 104,915
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ULIVING@ESSEX LIMITED

NOTES TO THE FINANCIAL STATEMENTS
FOR THE YEAR ENDED 31 DECEMBER 2019

17.

18.

19.

20.

Financial instruments

2019 2018
£000 £000
Financial assets
Financial assets measured at amortised cost 25,258 25,096
Financial liabilities
Financial liabilities measured at amortised cost (117,410) (117,823)

Financial assets measured at amortised cost comprise trade debtors, cash at bank and in hand, and
amounts from shareholders.

Financial liabilities measured at amortised cost comprise loans, group loans, trade creditors, accruals
and other creditors.

Share capital
2019 2018
£000 £000
Authorised, allotted, called up and fully paid
15,000 (2018 - 15,000) Ordinary shares of £1.00 each 15 15

Related party transactions

The Company has taken advantage of the exemption available under FRS 102 and has not disclosed
related party disclosures between the Company and other companies that are 100% owned by the group.

Controlling party

The immediate parent company is ULiving@Essex Holdco Limited. The smallest and largest group into
which this company is consolidated is ULiving@Essex Holdco Limited. Copies of those accounts can be
obtained from 3rd Floor (South), 200 Aldersgate Street, London, EC1A 4HD.

The uitimate parent and controlling party is considered to be Equitix Fund Il LP, a limited partnership in
England and Wales. Copies of those accounts can be obtained from Welken House, 10-11 Charterhouse
Square, London, EC1M 6EH.
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