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AT A GLANCE

WHO WE ARE

2021

HIGHLIGHTS

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, community,
diagnostic and treatment buildings across the UK.

Portfolio analysis

Portfolio analysis

Portfolio analysis

by capital value by region by occupier covenant
Total Total Number Total Total Total Total
Number'of value value of valve value rent roll valve
properties £m % properties £m % £m %
<£Im 78 48.8 2 North 190 878.6 36 GPs 80.3 66
£1-5m 393 1,001.3 41 South 232 861.7 36 NHS body 20.8 7
£5-10m N 606.1 25 Midlands 104 465.8 19 Pharmacy 9.6 8
> £10m 47 758.5 32 Wales 58  140.6 6 Private 6.4 5

609 24147 100  Scotland 25 8.0 3 providers

& NI Other 4.6 4
609 24147 100 121.7 100

Operational highlights

Over £290m invested in portfolio growth during the year

- Acquisitions, developments and asset enhancements grow rent roll by 12% to £121.7m

- 12 developments completed (benefitting over 170,000 patients) and a further 16 currently

on site

- Development capability further boosted by acquisition of pipeline and team of primary care

developer Apollo

- 31lease regears completed, covering £2.8m of existing rent roll
- £300m, 10-year Social Bond successfully launched in September 2020 and £185m equity raise
completed in April 2020

- Assura Community Fund established with initial £2.5m contribution and over £800,000
distributed to eligible projects

Financial highlights

2021 2020 Change
Financial performance
Net rental income £112.0m £103.7m 8.0%
Profit before tax £108.3m £78.9m 37.3%
IFRS earnings per share (Note 6) 4.1p 31p 32.3%
Adjusted EPRA earnings per share (Note 6) 2.8p 2.8p -
Dividend per share 2.82p 2.75p 2.5%
Property valuation and performance
Investment property £2 453m £2139m 14.7%
Diluted EPRA NTA per share (Note 7) 57.2p 53.9p 61%
Rent roll £121.7m £108.9m 1.8%
Financing
Loan to Value ("LTV") ratio (Note 22) 37% 38% (Mppt
Undrawn facilities and cash £272m £238m 14.3%
Weighted average cost of debt 2.47% 3.03% (56)bps
EPRA summary table

2021 2020

EPRA EPS 2.7p 2.8p
EPRA NTA 57.2p 53.9p
EPRA NRV 63.2p 59.7p
EPRA NDV 56.0p 52.7p
EPRA NIY 4.55% 4.69%
EPRA 'topped up' NIY 4£.56% 473%
EPRA Vacancy Rate 1.3% 1.6%
EPRA Cost Ratio (including direct vacancy costs) 15.5% 12.6%
EPRA Cost Ratio (excluding direct vacancy costs) 14.5% 11.5%

See pages 66 and 67

This page includes a number of financial measures to describe the financial performance of the Group, some of
which are considered Alternative Performance Measures as they are not defined under IFRS. Further details are
provided in the CFO Review, notes to the financial statements and the Glossary.



REGIONAL PORTFOLIO
COVERAGE

Value of property
The number of properties within each value
range is shown in the location marker.

® > =10 milion
© <5-10milion

0 £1-5million

0 < g£Imillion
Northgate Medical Centre

We carried out extensive
SCOTLAND & NJ refurbishment work here to create

a new mezzanine level, adding two
‘. 7 4 extra consulting rooms and more

office space. We also installed
solar panels and LED lighting

Leeds Student Medical Centre NORTH EAST throughout the building to reduce
.. %0 17 energy consumption.
Serving almost 40,000 patients ilee Health
in the heart of Leeds’ student NORTH WEST Jubilee Health Centre
community, this centre provides .. 25 8 This key hub for health services in

mental health services and 'Linking
Leeds', a wellbeing coordinator
helping isolated local people. The
practice's priorities also include
eating disorders, sexual health
and gender identity issues.

South London provides not just
general practice, but also services
from Epsom and St Helier University
Hospitals NHS Trust and South
West London and St George's
Mental Health NHS Trust.
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Financial statements

CREATING OUTSTANDING SPACES

«7IM

Our buildings serve 5.9m people across the UK.

» Read more on pages 2 and 3

SUPPORTING OUR PEOPLE

of eligible team members joined the

Share Incentive Plan.

» Read more on pages 4 and 5

COLLABORATING WITH OUR COMMUNITIES

£800k

distributed to health-improving
charity projects.

» Read more on pages 6 and 7

PERFORMING FOR OUR SHAREHOLDERS

' 2.8p

Dividends paid during the year.

» Read more on pages 8 and 9
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CREATING
OUTSTANDING

SPACES

Better patient experiences and access to healthcare for everyone
As our research with Dimensions' #MyGpAndMe campaign
completed, our new medical centre building in Cinderford,

Gloucestershire opened its doors with a focus on neuro-inclusive
design for people living with conditions such as dementia.
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This report marks an exciting new phase in
the work Dimensions has led to support
better outcomes for people who have a
learning disability and autism in primary
care. The buildings in which we all access
healthcare can both help and hinder our
engagement with health services and, as
this report shows, it is vital that primary care
buildings meet the needs of all patients.”

Steve Scown
Dimensions CEO

peopleare'served by our
- buildings across the UK

»80% > 74%

of GPS'say their premises of patients feel very or somewhat

aren'tfit for future needs confident to go back to primary care

(The BMA) buildings after lockdown (Patients
Association survey for Assura)
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SUPPORTING B
OUR PEOPLE

Sharing in success and giving back
In a year when many businesses were forced to furlough and lose
staff, close offices and mothball plans, we launched our Share
Incentive Plan, giving all staff the chance to benefit from the
company's success and support their personal plans for the future.
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| think it's a fabulous way to save
and invest in your Company, the
matched shares from the Company
are very generous and | look
forward to the benefits in a few
years' time!"

Debbie Chalcraft

Group Compliance Manager

of eligible team members joined
the Share Incentive Plan

- Outst&a‘nding

.S Indicative employee'@ngagement levels
‘ in pulse survey with'Best Companies
.?'-

i 1

?f( A ,‘ of team members fed baek in our

- _Lh , first Mind Workplace Wellbeing
= . Index survey
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COLLABORATING
WITH OUR

COMMUNITIES

Led by local

Our Assura Community Fund launched in May and set out on its

mission to distribute millions of pounds in funding and reach one

million people through health-improving projects by March 2026.
With support from our partners at Cheshire Community Foundation,
we invited applications from projects working around our buildings

across the country, finding those which are making a unique
difference to health in their community.
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We are so grateful for your pledge to support
our psychological wellbeing service for young
care leavers in Warrington. Care leavers are
often surviving at a very young age without
the practical or emotional support they need
to live a happy and successful life. Your pledge
will help us to support the mental health
needs of a really vulnerable group of young
people who are often overlooked. A huge
heartfelt thank you."

Sarah Sturmey
Pure Insight Founder and CEO

> 60k

-
Mants to grassroots health / people impacted

¥
\ &
-im r,’}vmg

I€auses across the country,
228% of which!focused on f \
ental health 4{
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PERFORMING

FOR OUR
SHAREHOLDERS

We notched up a first for UK real estate with our launch of the sector's
first social bond. The £300m issuance with a rate of 1.5% saw us set
the bar high and reinforced our commitment to invest only in projects
which deliver on our social impact goals. The bond has widened our
debt investor base by further promoting our social credentials.

Assura plc Annual Report and Accounts 2021
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Our Social Bond wasn't just a huge step
forward for us - it was about our commitment
to investing, decision-making and prioritising
in a way which is focused on growing our
impact for the patients, health services and
communities we serve, and to minimising our
impact on the environment. It was also a real
first for the property sector. | couldn't be
more proud that it's Assura leading the way
on this."

Jayne Cottam
: CFO

paid during year

Our eighth consecutive year
of increased dividends paid

9%

current average interest
rate on debt facilities

Assura plc Annual Report and Accounts 2021



CHAIRMAN'S STATEMENT

"We remain passionate about the role of
community space for health and wellbeing."

Non-financial
highlights for
the year

100% 4

development completions h&
hitting Building Research 3
Establishment Environmental
Assessment Method
("BREEAM") and EPC targets

>»£800k+

distributed by the Assura Community Fund

Assura plc-Anhnual Réport and Accounts 2021



Dear Shareholder,

If I asked you to think of a word to describe
the response of society and business to the
last twelve months, one of these may well
be high on your list: Innovative.
Collaborative. Genuine. Passionate.

All of these are ways of working which the
Assura team chose as our guiding values
many years ago, and which have been at
the heart of our approach to the quickly-
changing external environment, our
business and the unique pressures on both
our people and those working in our
buildings this year. Our continued solid
progress, financial strength at a time of
unprecedented economic shocks, strong
investment pipeline and the quality of our
service to those working in and using our
buildings are testament to how we have
delivered in a year like no other.

It's been a year of innovation: while the NHS
pivoted people, systems and places to
cope with the virus' peaks and to maintain
essential care, we kept our buildings and
the skills of our team at the NHS's disposal.
We end the year with close to one in ten of

275k+

people benefitting from our SixBySix
strategy in year one

We will continue to

step up: providing the
outstanding spaces that
will be needed to deliver
excellent care and access
to it for everyone."

Ed Smith, CBE
Non-Executive Chairman

Strategic report Governance

our buildings as designated vaccine hubs,
and we have worked to support our
customers in their needs to equip buildings
for longer-term social distancing and hybrid
care across both physical and virtual
consultations. In the year when the NHS
announced its goal of becoming the
world's first net carbon zero health system,
we advanced our plans to create the first
primary care centre to achieve net carbon
zero for both construction and operation.
We have identified test locations and our
research and development activity is

well underway.

It's been a year for deep collaboration:
we've worked with our customers, suppliers
and wider partners to understand the
longerterm impacts of the pandemic and
the inequalities it has further exposed for
the NHS's estate and for the future of care.
We're building a picture of how our already
ground-breaking surgery of the future vision
must evolve for health services which want
to build back greener and fairer, using the
lived experiences from the frontline this year
and the realities of emerging integrated
care systems. We're about to start on-site

59m

patients served by our buildings

Financial statements Additional information

tests of our assessment tool for designing
primary care environments which are truly
inclusive and welcoming for everyone:
ensuring that our spaces are doing
everything they can to help people with
disabilities and conditions such as autism,
dementia and anxiety to access health
services when they need to.

It's been a year where doing the right thing
by people has been the lens through which
we've made our decisions: our reputation
for 'being genuine' is important to us. As a
microcosm of society, our team has faced
into the personal and professional
challenges of the last year and we've
worked hard to support them emotionally,
technically, socially and financially. The team
sought to make a real difference for tens of
thousands of people in the communities
around our buildings across the country
through the Assura Community Fund,
focusing its early grants on projects
addressing the health impacts of loneliness,
isolation, financial pressures and the
widening inequalities of those already
facing disadvantage. We remain passionate
about the role of community space for
health and wellbeing, whether within or
through our developments and existing
buildings, with some exciting schemes
getting underway.

Underpinning all these things has been our
financial strength. Assura delivered a sector
first with its social bond and social finance
framework - helping investors focus their
investment on work which fits with their
social goals. I want to thank our many
shareholders for their support of the values
of our business and for the values they bring
to us.

This year sees Jenefer Greenwood step
down from the Assura Board after nine
years of incredible service - our thanks and
best wishes to her cannot go far enough.
In turn, we welcome Emma Cariaga, Noel
Gordon and Sam Barrell to the team as
Non-Executive Directors. Each brings with
them unique experiences from the worlds
of property, the NHS and technology (see
page 76) - | very much look forward to their
new energy and insights within the
non-executive team.

Looking ahead, as health and care systems
begin to move beyond the pandemic,
begin to address the diagnostic and
treatment backlogs and formally launch
integrated care systems, we will continue to
step up: providing the outstanding spaces
that will be needed to deliver excellent care
and access to it for everyone.

Ed Smith CBE
Non-Executive Chairman
17 May 2021
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BT
It's beenta year where
doing the right thing by
people has been the lens
through which we have
made our decisions"

Ed Smith, CBE
Non-Executive Chairman
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COVID-19

Strategic report

Governance

OUR CONTINUED RESPONSE

Doing the right thing by our
people, customers and suppliers
was our starting point in
responding to the crisis in March
2020, and is still our constant
today. We've worked hard to help
our team through the personal
and professional challenges of
three lockdowns and a year of
uncertainty. We've responded
quickly to ever-evolving customer
needs both large and small,
supported our suppliers where
necessary and — most importantly
of all - we've listened. We've
sought out the views of patients
and healthcare professionals
across the country and the health
service on what they will need
from us and local healthcare
buildings in the future: how will
the spaces where we all access
care in our communities need to
change, and what must they
deliver for the people they serve?
Experiences of delivering the
vaccine programme, the ambition
to level up and build back better
and the practicalities of premises
which can cope with more flexible
delivery of healthcare both face-
to-face and remotely are informing
the way we design, invest and
innovate for the future beyond
COVID-19.

(0]

(0]

ur people

We ensured all staff have the IT, desks,
chairs and other equipment they need to
work from home permanently as required,
whilst keeping the office open, in line with
national guidance and health and safety
requirements, for those whose individual
circumstances made home working
particularly challenging.

We've evolved our internal communications
channels and techniques to meet the
needs of a team working almost entirely
from home. Increased management time
was spent on regular contact with team
members one to one, and also ensuring
visibility of the leadership team through
weekly all-team calls.

Business travel was permitted for critical
site visits only, with clear safety protocols
and guidance for advance testing.

No staff were furloughed or made
redundant during the year.

We reinforced information on employee
assistance programme support around
mental health, finances and other personal
challenges, and provided weekly online
physical fitness and wellbeing sessions.
Social initiatives continued throughout the
year to combat isolation and boost morale.
Flexibility and staff autonomy promoted.
Online training provided on a range

of topics.

Succession planning and business
continuity plans were reviewed.

Regular review of workloads.

ur communities

Our first national grants programme from
the Assura Community Fund included

a particular focus on supporting local
charities and community organisations

to deliver projects which tackled the
long-term health impacts of the pandemic
such as loneliness, financial instability and
digital exclusion.

Assura plc Annual Report and Accounts 2021

Financial statements

Additional information

Our customers

We kept our portfolio and skills on
permanent offer to support the NHS
response, with vacant space to help
practices with distancing requirements
and temporary reconfigurations including
one-way systems being put into action.
Regular practical guidance to customers.
Support to help local planning for vaccine
hub sites.

Payment plans agreed with minority

of debtors.

Technology used to progress projects
remotely, such as virtual design meetings
with practices.

Our suppliers

We've continued to work closely with our
suppliers and contractors, supporting
them to prioritise the health of their teams
and to apply best practice guidance for
construction and essential building works.
Prompt payment of invoices to aid
supplier cash flow, with faster payments
to development contractors where
appropriate.

Support to contractors to work safely on
site and when visiting premises.

Regular contact maintained to identify
issues and provide support and aid
remobilisation.

Remote meetings/inspections.

Our financial stability and

(o]

perations

Continuing with e-invoicing and

careful monitoring of debtors with
escalation process.

Costs carefully monitored and

advice sought as appropriate, with
enhanced authorisation procedure for
payments introduced.

Microsoft Teams introduced to promote
safe communication.

Ongoing review of marketing channels.
Teams video conferencing successfully
used for board meetings, and board
agenda changed to cover COVID-specific
updates at each meeting. Additional
meetings were held when required and
the Board asked for particular focus on
the people aspects of our response.
Regular updates from management

for shareholders.
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CEO STATEMENT

"Our approach has been to put our team first
and we've seen the true benefit of this in the
sustained, high level of service."

Assura plc Annual Report and Accounts 2021




In preparing for our annual results
presentation this year, we asked a few
members of our team - Luke, who started
working with us as an apprentice in our IT
team only a few months ago, and Lisa, a
senior portfolio manager who's been with
us for almost four years now - to answer
some questions about how they reflect on
the last year. While | think we'd all agree
wholeheartedly with their description of
the last 12 months as ‘like no other’, what
also came through was their sense of pride
at having been part of a business playing its
small part to help the NHS - taking care of
the local medical centres which needed

to be safe and open to patients, offering
support to those which have become
vaccination centres and keeping new-build
schemes on track to create essential new
local capacity for the NHS.

Just like every team in every business all
over the world over the last 12 months, for
every person in our organisation there is

an individual story of working through the
pandemic. | couldn't be prouder of how our
whole team has adapted to support our
customers over the last year.

Our approach has been to put our team first
and we've seen the true benefit of this in
the sustained, high level of service.

Inevitably we have had some challenges and
suffered some lost productivity - disruption
from adapting to remote working, site visits
not able to be completed, delays in
construction, the lost benefits of
collaborations between customers and the
team on future solutions, all of which are
inevitably harder to undertake remotely.

Despite this, the team has excelled in
delivering enhancement to our portfolio.
Over the year we completed £230 million of
acquisitions, completed 12 developments
(more than in any other year in our history)
and moved a further 13 on site, and our
asset enhancements continued to deliver
with 31 lease re-gears all of which
contributed to an increase in both our

total contracted rent roll and WAULT.

This growth has only been possible thanks
to the continued support from our investors
with £185 million raised from our equity
investors in April and £300 million from the
successful launch of our debut Social Bond
in September.

Strategic report Governance

Of course, the launch of the Social Bond
was only possible due to the strength of our
social impact strategy, SixBySix, which we
launched in May 2020. The six core pledges
are all designed to maximise our positive
impact on society and the environment.

During the year, we started the
implementation of our pledges and plans.
We've completed our assessment of the
EPC ratings of our portfolio and know what
we need to do to achieve an average rating
of a B. We've identified two development
projects which will be our first net zero
carbon pilots and we hope to be on site
with these within 12 months. And the Assura
Community Fund has been able to support
more than 115 projects all over the country
following its launch with an initial
contribution of £2.5 million in 2020.

There is a long way to go to deliver the
ambitious social impact targets we have set
ourselves. The big questions around patient
experiences and health inequalities beyond
the pandemic and the NHS's big goal of
becoming the world's first net zero carbon
health system have got us deepening our
thinking about how we want our work to
contribute. The team has embraced the
challenge and I look forward to reporting
to you the positive achievements over the
coming months and years.

Financial and operational performance
Assura's business and our ability to
continue to deliver on our purpose to
create outstanding spaces for health
services in our communities is built on the
reliability and resilience of our long-term,
secure cash flows. These are supported by
a weighted average unexpired lease term
of 11.9 years and a strong financial position
(demonstrated by our A- credit rating from
Fitch Ratings Ltd).

While remaining resilient, Assura has
consistently demonstrated an ability to
identify and secure new opportunities for
growth, building on our market-leading
capabilities to manage, invest in and
develop outstanding spaces for health
services in our communities.

Financial statements Additional information

The launch of the Social
Bond was only possible
due to the strength of our
social impact strategy,
SixBySix"

Jonathan Murphy
CEO

Jonathan Murphy and
Emma Degg, Chief
Executive, NWBLT
Top

Jayne Cottam, CFO
volunteering at a
COVID-19 vaccination
centre

Above
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CEO STATEMENT
CONTINUED

We have continued our strong track record
of investing in new properties, completing
50 acquisitions for a total consideration of
£230 million throughout the year. Our
investment team continues to leverage the
relationships we have with existing occupiers
to identify new opportunities, as well as
analysing our bespoke database which
contains details 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 activities and we

have delivered over £450 million of new
developments and improvements to
existing properties over 18 years. We have
had a record year with 12 development
completions and a further 13 schemes
moving on site. In addition, our
development capability was further
strengthened in February 2021 when we
completed the acquisition of the
development pipeline and team of Apollo
Capital Projects Development Ltd ("Apollo"),
one of the leading developers in primary
care across the country. Their experienced
team and strong pipeline are a welcome
addition to the Assura proposition as we
move forward.

Assura has a high-quality portfolio of 609
properties, which has been meticulously
assembled over the course of our 18-year
history. This is an essential part of our
growth strategy as we carefully review
every asset for opportunities to enhance
its lifetime cash flows and impact on the
community. Reflecting the importance of
this activity, we have now set total
contracted rental income as a key strategic
KPI. This metric is a combination of our
passing rent roll and lease length, providing
an effective measure of our ability to both
grow and extend our cash flows for the
long term. It captures the crucial value-
enhancing activity of our portfolio
management teams as they agree rent
reviews, complete lease re-gears, let vacant
space and undertake physical extensions.
This year, the team completed 320 rent
reviews, 31 lease re-gears and 15 new
tenancies for our vacant space. This has
enabled us to increase both our total
contracted rental income to £1.57 billion
and our weighted average unexpired lease
term which stands at 11.9 years.

The combination of these elements has
enabled us to continue our strong track
record of growth year-on-year. Our portfolio
has increased by 15% to £2,453 billion and
our passing rent roll is up 12% to £121 million.
Our adjusted EPRA earnings have increased
by 12% to £75.4 million which translates to
an adjusted EPRA EPS of 2.8 pence per
share. Taking into account the positive
valuation movements, our net profit is
£108.2 million or 4.2 pence per share.

Finally, the resilience of our income and the
growth we have delivered is reflected in our
dividend payments. Today, we announce

a 4% increase in the quarterly dividend
payment to 0.74 pence with effect from the
July 2021 payment, our eighth consecutive
year of increased dividend.

Assura outlook

Assura's success, and its future strategy,

is built on our complementary offer of
investment, development and management
of premises to our customers. This multi-
faceted approach enables us to better
understand the requirements of our
customers and anticipate their future needs.
This year we have demonstrated the
effectiveness of this model, and the
resilience of our business to extreme
economic shocks. However, the real test
will be our ability to sustain and support this
growth for the long-term.

We enter the new financial year with a
strong immediate pipeline. In development,
we are on site at 16 schemes with a gross
development spend of £72 million, an
immediate pipeline of £111 million of
development opportunities that are
expected to commence within the next

12 months, and an extended pipeline of
£222 million of further opportunities where
Assura is the exclusive partner. Acquisition
opportunities in legal hands total £46 million
and we have £15 million of asset
enhancement capital projects in the
immediate pipeline.

We are also exploring exciting
opportunities in new areas, all supporting
delivery of community-based services away
from hospitals. Our development pipeline
includes a multi-use facility for the
Northumbria Healthcare NHS Foundation
Trust in Cramlington (which will be our
largest development to date), a state-of-
the-art facility for an Ambulance Trust in the
West Midlands and we have acquired a site
in Greater Manchester let to a local mental
health trust.
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We are also pleased to report that we

have signed a strategic partnership with a
national provider of primary care at scale.
This is an exciting emerging area for us with
the full scale of our offering - management,
investment and development - supporting
the growth prospect of the provider and
providing attractive investment
opportunities for our portfolio.

We remain well funded to support our
future growth plans. We currently have cash
and undrawn committed facilities totalling
£272 million having completed well-
supported equity and debt raises during
the previous 12 months. This financial
strength further underpins our future
growth prospects.

Market outlook

As we head into a summer which we all
hope will bring an end to many of the
pandemic's restrictions, attention must turn
to the NHS's future needs and to how the
response to COVID-19 should change the
sorts of spaces we need for healthcare in
local communities. Demographics remain
the same, with a growing, ageing
population in the UK requiring care. But this
is one of the groups with the greatest
reliance on primary care, and research by
Age UK suggests that many older people
with long-term conditions have been
struggling to manage given the more
limited access to services during the
pandemic, with worsening symptoms,
reduced ability to complete day-to-day
activities and an increase in pain. While
remote consulting is here to stay, it does
not work for all patients or every clinical
scenario. Healthwatch has warned about
the dangers of older people being left
behind, so the primary care spaces of
the future must be fit for a sophisticated
marriage of remote and face-to-face care.



Waiting times for non-urgent procedures
grew exponentially last year as the system
pivoted to cope with the pandemic, and
will take years to clear. The wider health,
social and economic impacts of this, such
as the mental health challenges of living
with long-term pain, are lurking. But it is
clear that local access to diagnostic
services will be crucial in reducing waiting
lists and their ripple effects for wider health
and society. The Government remains
committed to the expansion of access to
primary care and to a broader range of
professionals there; as Integrated Care
Systems become formally part of the
landscape in the coming year, the role of
primary care as the gateway to wider health
services is at their heart.

All of those changes notwithstanding, the
primary care and community health estate
remains doggedly unfit for purpose. Many
of these gateway buildings to the NHS are
too old, too small, don't meet accessibility
requirements and - as our YouGov research
with healthcare professionals found this
year - have not provided the flexibility
needed during the pandemic and beyond
to a future with hybrid care routes.

A recovery built on new housing and
infrastructure must include the healthcare
provision to care for new communities, and
equality of access to healthcare is as much
about the NHS's places, spaces and
technology as it is the design of local
systems and pathways. The NHS's net zero
ambition - to become the world's first
healthcare system to achieve this - will
require a shift like we have never seen
before across its vast estate.

Assura's role beyond the pandemic is as a
trusted partner to help the NHS on all of
these fronts, particularly on the social and
environmental tests which have been laid
bare over the last year. Over a time of global
uncertainty, Assura has shown that it has the
financial strength, innovation and skills to
rise to the challenge.

Jonathan Murphy
CEO
17 May 2021

Strategic report Governance

Financial statements

Additional information

Assura Community Fund

Launched in 2020 with an initial
contribution of £2.5 million, our fund
supports health-improving projects in
the communities around our buildings.

Administered by the fantastic team at
Cheshire Community Foundation and

a panel of Assura team members, over
£800,000 has been distributed during the
first year to more than 115 charities and
organisations working across the UK for
the benefit of over 60,000 people.

£2.5m

QOur initial contribution to support
health-improving projects

£800k+

Over £800,000 has been distributed to
more than 115 charities and organisations
across the UK
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OUR MARKET

Changing Unfit infrastructure Growing backlog
demographlcs Many primary care buildings are too Waiting times for non-urgent procedures
. . old, too small, don't meet accessibility grew exponentially last year as the

We are living longer and \.N.'th elis requirements and have not provided the system pivoted to cope with the
complex, long-term conditions. flexibility needed during the pandemic. pandemic, and will take years to clear.

- Remote consulting is here to stay, but The wider health impacts of this, such
- There are nearly 12 ’T"”'O” people . does not work for all patients or every as the mental health challenges of living

aged ¢5and above in the UK, of which clinical scenario. with long-term pain, cannot yet

1.6 million are 85 or older (ONS)
- The 85+ age group - the group with
the highest GP consultation rate - is

be quantified.
- 80% of GP practices say their premises

) will not be fit to cope with future - The treatment backlog for non-urgent
the fastest growing (ONS, Hobbs et growth (The BMA) procedures was at 4.52 million people
al 2016) - . - 58% of patients responding said that by the end of 2020 (NHS Confederation)

5 Chlpracticesin England dellyered there was not enough space to allow - 224,000 of those people had been
almost 280m appointmentsiin202g reasonable privacy. (The Patients waiting more than a year for their
(NHS D.'g'tal) . 1 i Association, 2019) treatment, compared to fewer than

- One million people_ wil haye dementia - More than one third of disabled . 1,500 people at the end of 2019
by 2025, and this figure will double respondents said they felt stressed - Major expansion and reform of
by 2050 ' in their primary care environment diagnostic services is needed over the

( and almost 45% felt worried next five years to facilitate recovery
(Dimensions, 2020) from the COVID-19 pandemic and to
85+ - Certain groups also risk being left meet rising demand... new facilities
. behind (by remote consultation), such and equipment will be needed
The number of people aged 85+ is as older people, disabled people, (Richards Review, 2021)

projected to double by 2043 (ONS) people affected by homelessness and

s on low incomes, and those whose
1 I n 1['. first language isn't English.
(Healthwatch, 2021)

Approximately 1in 14 people over the
age of 65 have dementia (Alzheimer's

=Sery. 2010 27% S5.9m

\ of healthcare professionals say fewer referrals for elective treatment
healthcare buildings haven't worked made in 2020 compared to 2019
. sufficiently for services during the
Lack of investment B pendemic (YouGov) 33 3%
and capital o = - ‘
70 /o proportion of total patients referred for

Primary care has more revenue funding any of 15 key diagnostic tests who had

under the Long Term Plan, but capital say community medical centre buildings been waiting six weeks or more by end
options remain limited. l of the future need flexible space which of January (NHS England)
can be adapted quickly when needed
- Primary care aspects of the Health (YouGov) .
Infrastructure Plan not yet clear o L
- 2015/16 - 2019/20 Estates and A7 (o]
Technology Fund complete, and was -
heavily oversubscribed of adults over 65 and 24% of people who ===
- The long-term economic recovery from are Equality Act disabled don't have a
COVID-19 means added pressure on all smartphone for private use (ONS, cited
government investment, including that by Healthwatch)

for the NHS estate

£850m

committed to 20 hospital
upgrade projects
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=~ new homes by the end of this parliament

Healthcare policy

Easier access to more services in
primary care.

- Integration of health services

- There will be more GPs, nurses and
20,000 additional pharmacists,
physiotherapists, paramedics,
physician associates and social
prescribing link workers working in
primary care (NHS Long Term Plan)

- Call for "additional investment in the
primary care estate and digital
infrastructure... to capitalise on this
expanding workforce, by ensuring they
have sufficient facilities to meet patient
needs." (RCGP and the BMA, 2021)

- New homes need supporting health
infrastructure

- Focus on the need to tackle loneliness
through place-strengthening
community infrastructure (Department
for Digital, Culture, Media & Sport)

Strategic report Governance Financial statements Additional information

What does this mean
for Assura?

Building back
greener and fairer

The Government has set out its recovery
strategy from the pandemic - which
focuses on levelling up geographic and
social disparities, and accelerating the
green economy.

We take the time to understand
the health needs of our
communities, the challenges
the healthcare system faces -
to recover from COVID-19, to
launch formal integrated care
systems and to build on both
face-to-face and remote means
to improve access to health
services — and the role we play
in helping the NHS deliver the
Long Term Plan. We are always
looking 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

- The NHS aims to become the world's
first net carbon zero health system

- Infrastructure investment is one of
government's three core pillars
for growth

- There are significantly fewer GPs per
head in the most deprived areas of
England compared to the least
deprived (Nuffield Trust/Financial
Times, 2018)

- Certain groups also risk being left
behind on access to care from their
GP practice, such as older people,
disabled people, people affected by
homelessness and on low incomes,
and those whose first language isn't
English. (Healthwatch, 2021)

2in5

say loneliness is having a negative
impact on their mental health (British
Red Cross)

Tm

il

through our work to create
vital community infrastructure.
We believe our contribution

to improving health in the
communities we work in must
reach far beyond our buildings.

18%

of all emissions from non-domestic
buildings in the UK are generated by
the NHS's built footprint (University
of Cambridge)

S3

GPs per 100,000 patients in the least
deprived CCGs, compared with 47 in the
most deprived (Nuffield Trust, 2018)

60%

of people with learning disabilities or
autism said their GP did not make
reasonable adjustments for them
(Dimensions)

e

oy
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OUR STRATEGY

The primary
healthcare property
sector is subject to
strong growth in
underlying demand
and Assura holds a
leading position in
this distinct market.

Our purpose

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 providing high quality
facilities for our customers,
growing financial returns for our
shareholders and aiming to be
the UK's number one listed
property business for long-term
social impact.

To achieve these aims, we focus
on five strategic priorities,
which are all underpinned by
our commitment to positive
social impact:

20 Assura plc Annual Report and Accounts 2021

Our strategic priorities

®
Leveraging our
financial strength

O
Quality of buildings

O
Quality of service

O
People

®
Long-term
relationships



Strategic report

To invest in our portfolio,

making each £ invested
work harder aiming to

generate secure, growing

returns for investors.

To develop buildings
that serve all relevant
stakeholders and are
fit for the future of
healthcare.

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

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

To build long-term
relationships that benefit
all of our stakeholders.

Financial statements Additional information

i,

sixbysix

Our commitment
to ESG through
our social impact
strategy

Our strategic priorities are
underpinned by our SixBySix
pledges, aiming to minimise our
impact on the environment and
maximise our impact on society.

» Read more on page 24 and 25
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OUR STRATEGY
CONTINUED

ED Leveraging our financial strength

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

2021 priorities

- Driving rental growth from
rent reviews, to grow
recurring earnings and
contracted rental income

- Maintain EPRA Cost Ratio
below 13%, excluding
charitable donations

- Maintain investment grade
rating of A-

- Exploring ESG and
sustainability-linked debt
financing options

2021 actions & progress

- Rental growth of 1.5%
achieved from rent reviews

- A-investment grade rating
reiterated by Fitch

- £300m Social Bond issued
and RCF refinanced to 2024

- EPRA Cost Ratio maintained
at 13%, excluding Assura
Community Fund contribution

- Dividend increase for eighth
consecutive year

- 31 lease re-gears completed
adding £43 million to total
contracted rental income

2022 priorities

- Minimise natural reduction in WAULT
through investment and asset-
enhancing activities

- Exploring sustainability-linked debt
financing options

- Driving rental growth from rent
reviews, to grow recurring earnings
and contracted rental income

- Maintain investment grade rating of A-

KPls

- Financial: EPRA EPS, EPRA
NTA & EPRA Cost Ratio

- Total Property Return,
Total Shareholder Return,
Total Accounting Return

- Portfolio: Rental growth
from rent reviews

- Stakeholder: Growing,
covered dividend,
ESG-linked financing

Risks

- Reduction in investor
demand

- Failure to communicate

- Reduction in availability
and/or increase in cost
of finance

- Failure to maintain capital
structure and gearing

- Underperformance of assets

B> Quality of buildings

To develop buildings that serve all relevant stakeholders and are fit for the future of healthcare.

2021 priorities

- Rolling out cognitive design
principles across on site and
immediate pipeline schemes
where possible

- Identifying and delivering
the first development that
is net zero carbon for
construction and operation

- Continue to develop
sustainable solutions

- Begin rollout of EPC rating
improvements across
existing portfolio

2021 actions & progress

- 16 developments on site and
immediate pipeline of 17
further schemes

- Immediate and extended
development pipeline
boosted by acquisition of
pipeline and team of primary
care developer Apollo

- Completed developments
hit BREEAM and EPC targets

- Working with partners to
develop Designing For
Everyone framework

2022 priorities

- Progressing identified pilot
developments for net zero carbon for
construction and operation

- Step up rollout of EPC rating
improvements across existing
portfolio

- Continue to develop sustainable and
innovative solutions for our customers
utilising the latest technology

- Revising space requirements to meet
our customers evolving needs

KPIs

- Portfolio: Rental growth
from rent reviews, WAULT,
occupier covenant,
developments on site

Risks

- Changes to government
policy

- Development overspend

- Underperformance of assets

» See our KPIs on pages 26 to 31

» See Principal risks and uncertainties on pages 56 to 61
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B Quality of service

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

2021 priorities
- Advance the asset
enhancement opportunities
throughout the portfolio, -
delivering sustainability
improvements

- Complete developments on
site and convert immediate -
pipeline to on site

- Begin rollout of smart
meters across existing
portfolio and review current -
energy purchase
arrangements

- Establish Assura -
Community Fund

2021 actions & progress

- 12 developments completed

during the year

50 properties acquired

and successfully

integrated by our portfolio

management team

Eight asset enhancement

projects completed or

underway and 31 re-gears

completed

Assura Community Fund

launched with initial £2.5m

contribution

Energy contract tendered

and now 100% of energy

purchased is renewably

sourced

- Continued strong results
from our customer
satisfaction survey

2022 priorities

Continue to strive to maximise the
asset enhancement opportunities
throughout the portfolio, delivering
sustainability improvements

Listening to our customers and
understanding and adapting to their
changing requirements

Complete developments on site and
convert immediate pipeline to on site
Launch pilot project with selected
customers to review technological
solutions that can be implemented

to reduce energy consumption
Advance work of the Assura
Community Fund through second
years of grants, leveraging our
position as Community Health Partner
to the 2021 Rugby League World Cup
Working closely with supply chain
partners to improve the quality of
service delivery and attainment of our
wider social impact objectives
Implementing a Customer Service
Desk approach to our FM activities in
order to maximise customer service
and responsiveness

KPIs

Portfolio: Growth in rent roll,
WAULT, customer covenant,
developments completed
Stakeholder: Customer
satisfaction surveys

Risks

Changes to government
policy

Competitor threat

Staff dependency
Underperformance of assets

D People

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

2021 priorities 2021 actions & progress
- Support employee - Supporting our employees in
wellbeing working remotely through

- Continue with flexible the pandemic

2022 priorities

Focus on working patterns,
encouraging flexible arrangements
to support employee health and

KPIs

Stakeholder: Staff
satisfaction survey

working culture - 91% response rate to staff wellbeing Risks
- Further improvements to survey, achieving indicative - Advancing diversity and inclusion - Staff dependency
diversity and inclusion increase on employee measures, working on the back of the
engagement from Very Good findings from our first cross-team
to Outstanding survey
- Commitments made with - Continuing to develop our employees
respect to Diversity & at all levels, building on existing
Inclusion and being Disability manager, intern and apprenticeship
Confident Committed programmes
- 26% of staff now work flexibly
or part-time
B) Long-term relationships
To build long-term relationships that benefit all of our stakeholders.
2021 priorities 2021 actions & progress 2022 priorities KPIs

- Advance the asset
enhancement opportunities
throughout the portfolio,
delivering sustainability -
improvements

- Review our supply chain
processes to ensure we
share the same social -
impact values

- Develop our offering for NHS
Trusts, local authorities and
GP collaboratives in a
primary care setting

- Establish Assura Community
Fund

- Eight asset enhancement
projects completed or
underway

Partnership for premises
solutions developed with
national provider of primary
care at scale

Development pipeline
includes schemes for NHS
Trusts in the North East and
West Midlands

Finalise development of our supply
chain framework, rolling out and
asking for supplier commitments to
follow and leveraging shared social
impact objectives

Develop our offering for NHS Trusts,
local authorities and GP collaboratives
in a primary care setting

Advance work of the Assura
Community Fund through second
year of grants, leveraging our position
as Community Health Partner to the
2021 Rugby League World Cup

Portfolio: Growth in rent roll,
developments on site
Stakeholders: Customer
satisfaction survey

Risks

Changes in government
policy

Competitor threat
Underperformance of assets

» See our KPIs on pages 26 to 31
» See Principal risks and uncertainties on pages 56 to 61
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OUR SOCIAL
IMPACT STRATEGY

We refer to ESG as being our Social Impact
Strategy. We published our SixBySix plan
alongside our March 2020 Annual Report
and the disclosures in this year's report
reflect the progress made over the first

12 months. As we have worked through
our plans, we have improved the wording
of several pledges.

Our approach

In setting our SixBySix pledges and targets,
our starting point was alignment with the
UN Sustainable Development Goals - two
of the goals particularly resonating with
our purpose.

eson T
o L B

e
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Maximising
our contribution
to society

[ [
sixbysix
By 2026, our goal is that six million
people will benefit from

improvements to or through
our buildings.

our impact on
the environment

The Social Impact Committee, made up of
team members across all departments of the
business, then went through a materiality
assessment process of deciding what was
important to us and our stakeholders.

Our approach considered three main factors:

- what is the right thing to do

- what is within our control

- what is the most ambitious target
we can set

SixBySix governance

Overall responsibility for progress against
SixBySix targets rests with the CEO,
Jonathan Murphy. Efforts are led by the
Head of Sustainability, who is a member of
the Executive Committee, and the Social
Impact Committee, which monitors
progress against the specific SixBySix
targets and regularly reports into the
Executive Committee and Board.
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Progress against our SixBySix pledges

Our SixBySix ambition is that six million people will benefit from improvements to or through our buildings. In the first year, we impacted
over 275,000 people, mainly through our delivery of 12 completed developments and the activities of the Assura Community Fund. This
number will accelerate as we rollout our plans to improve the environmental performance of our existing portfolio.

Strategic report

Governance

Financial statements

Pledge

2020/21 progress

2021/22 priorities

KPI

Through the Assura
Community Fund's

- Fund launched with £2.5m

initial contribution

Distribute a further £550,000
through the second year of

Assura Community Fund
reach

one
grant-making and our £800,000 distributed to more  the grant programme - Total fundraising achieved
support for shared than 120 health-improving - Pilot innovation community - Amounts distributed to
community space, to projects, impacting over space partnerships health improving projects
help improve the 60,000 people - Launch staff fundraising - People reached by
wellbeing of more Official Community Health activities projects supported
than one million Partner for upcoming 2021
people Rugby League World Cup
Develop a sustainable Advanced our review of - Finalise our Supply Chain Supply Chain Framework’
two  supply chain which existing supply chain and Framework working with our - Proportion of suppliers
shares our developed priorities for our supply chain partners for that have certified to us
commitment to Supply Chain Framework attainment of our social they comply
adding value for the impact objectives
communities we work - Roll out compliance
in programme, initially targeting
our largest suppliers
Create opportunity Joined Mission INCLUDE - Launch diversity and inclusion  Staff satisfaction survey
three Via volunteering, mentoring programme strategy across the business, - Proportion of staff stating

education,
partnerships and
mentoring to help
reduce inequalities
and build more
inclusive communities

Delivered over 850 training
hours to our employees
Taken on three apprentices
and four interns

applying actions from the
team survey

Create volunteering
opportunities with Assura
Community Fund projects
Create education, mentoring
and volunteering
opportunities through our
Supply Chain Framework

they are engaged, satisfied
and able to contribute

Staff volunteering'

- Proportion of staff
engaging in community
fundraising and
volunteering activities

four

Work with our
customers to reduce
the energy consumed
in our buildings -
targeting an EPC
rating of B or better
across our portfolio

Appointed Murton & Co as
our EPC improvement partner
Completed assessment of
our existing portfolio and
incorporated into our strategy
for each individual building

Begin implementation of
improvement plan for
individual buildings
Incorporate sustainability
feature into all customer
newsletters

Launch the Assura Energy
Forum for customers

EPC ratings of our portfolio

- Proportion of buildings
(by area) that have an EPC
rating of B or better, or
have been improved by at
least two bands

five

Advance our
development process
to be creating only
buildings with a net
zero carbon rating
for construction

and operation

Technology & Innovation
Group established to further
advance our development
process

Two pilot net zero carbon
schemes identified, and
appointed Hoare Lea as net
zero carbon consultant

Finalise design on pilot
schemes, including method
of assessing compliance
under UK Green Building
Council framework

Aim for at least one of the
pilot schemes to be on site

Net zero carbon

developments

- Proportion of net
developments with a net
zero carbon rating for
construction and operation

BREEAM ratings

- Sum of completed
developments achieving
the certified BREEAM rating
of Very Good or better

SIX

Source only
renewable energy and
drive innovative
energy solutions for
customers through
the use of appropriate
technology

Appointed Head of
Sustainability

Energy contract replaced in
November 2020 with new
stipulation that all energy is
100% renewably sourced

First phase of smart metering
programme, focusing on
properties where we control
the supply of utilities
Development of sustainability
strategy at a property level

Renewably sourced energy

- Proportion of the energy
purchased by Assura that is
from renewable sources

1. not currently reported against - aiming for reporting by March 2022.
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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").

Our financial KPlIs track the
performance of the business in
terms of the returns we generate
for shareholders. Our portfolio
metrics measure the quality of our
portfolio and our development
activities. Our stakeholder metrics
measure the influence we have on
the wide range of stakeholders
impacted by our activities. All of
these KPIs link back to our
strategic priorities and SixBySix
pledges and form the basis for
how the executive management
team is judged and rewarded.

26 Assura plc Annual Report

These KPIs are reflected in both
the short-term (annual bonus
details on page 97) and long-term
management incentive schemes
(linked to TSR, growth in EPRA
EPS and performance against ESG
targets over a three-year period,
further details on page 99).

Certain of these measures
are considered Alternative
Performance Measures
(calculations or references
provided where appropriate)
which, as explained in the
CFO Review on pages 62 to 67,
are provided to help provide
relevant information to
understand how our business
is performing.
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EPRA EPS (p) Diluted EPRA NTA (p) EPRA Cost Ratio (%)
Performance Performance Performance

515 70 15.0 1

3.0 60 czo 57.2 125 = 130 1205 126 3B

. 493 524 533 53 .

20 e 00

1.5 30 5

1.0 20 5.0

0.5 10 2.5

0
2017 2018 2019 2020 2021 2017 2018 2019 2020 2021 2017 2018 2019 2020 2021

Strategic priority

1 Leveraging our financial strength

Strategic priority
1 Leveraging our financial strength

Strategic priority

1 Leveraging our financial strength

EPRA EPS provides an indication of the
recurring profits of the Group. EPRA EPS
has fallen to 2.7 pence as a result of the
one-off £2.5 million contribution to the
Assura Community Fund. Adding this
one-off item back gave an adjusted EPRA
EPS of 2.8 pence, which has remained flat
due to the timing of the equity raise at the
start of the year.

EPRA NTA shows the net accounting value
of our assets and liabilities, adjusted in
accordance with the widely used EPRA
guidelines for the real estate industry. As

a REIT with a high dividend pay out ratio,
movements in our EPRA NTA primarily are
attributed to asset revaluations.

| Definition Definition Definition
. See Note 6 to the accounts See Note 7 to the accounts See page 66
Commentary Commentary Commentary

EPRA Cost Ratio is the operating efficiency
of our model, being the costs incurred as

a proportion of rental income. The EPRA
Cost Ratio has increased slightly during the
period, excluding the £2.5 million Assura
Community Fund donation. The portfolio
has grown during the period and the
corresponding increase in costs reflects
the investment we have made during the
year in growing the development team,
boosting our in-house capability to deliver
our growing development pipeline.

Target
Grow

Target
Grow

Target
Maintain or reduce

Total Property Return (%)

Total Accounting Return (%)

Total Shareholder Return (%)

Performance Performance
12 14
10 9.7 9.7 12
10

2017 2018 2019 2020 2021

Definition

Net rental income plus revaluation, divided
by opening property assets plus additions.
See Glossary

Strategic priority
1 Leveraging our financial strength

2017 2018 2019 2020 2021

Strategic priority

1 Leveraging our financial strength

Definition

Movement on EPRA NAV plus dividends
paid, divided by opening EPRA NAV.
See Glossary

Performance

60
50
40
30
20 13.
10 6.8
0
-10

50.3

1.3 (9.8)

2017 2018 2019 2020 2021

Strategic priority
1 Leveraging our financial strength

Definition

Movement in share price plus dividends
paid, divided by opening share price.
See Glossary

Commentary

| Total Property Return measures our
success in choosing the right investments
and managing these assets over time.

The return is made up of two components
" - the income return (which has remained
broadly consistent with previous years)
and any valuation movement (which has
remained positive).

Commentary

Total Accounting Return measures the
returns we have delivered to shareholders
in the forms of dividends paid and the
growth in NAV. In the current year, the
dividend paid had again grown compared
with the prior year, and the return has
been strengthened by the positive
valuation movement.

Commentary

Total Shareholder Return reflects the value
of dividends paid and the relative
movement of the share price over the year.
In the current year, the dividend paid had
again grown compared with the prior year,
although the TSR is negative due to the
share price movement, having opened the
year at 83.5 pence and closed at 72.1 pence.

Target
Maintain or grow over long term

Target
Maintain or grow over long term

Target
Maintain or grow over long term
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OUR KEY PERFORMANCE INDICATORS

CONTINUED

PORTFOLIO METRICS

Growth in rent roll (§m) Total contracted rental income (£bn) WAULT (years)
Performance Performance Performance
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Strategic priority
5 Long-term relationships

3 Quality of service

Definition
Increase in rent roll over the year.
See Glossary

Strategic priority
5 Long-term relationships
3 Quality of service

Definition

Total amount of rent to be received over
the remaining term of leases currently
contracted. See Glossary

Strategic priority
2 Quality of buildings

3 Quality of service

Definition
Average period until the next available
break clause in our leases, weighted by
rent roll

Commentary
Growth in rent roll is a measure of how

we are growing our income which in turn

should support our dividend policy.
The £12.8 million increase in the current
year reflects acquisitions (£10.2 million),
development completions (£3.1 million)
and portfolio management activity
including rent reviews (£1.1 million),
offset by the rent relating to disposals
(£1.6 million).

Commentary

Total contracted rental income is the total
amount of rent we are due to receive over
the remaining term of leases currently in
place and committed rent for developments
on site. The passage of time would see this
figure reduce each year. However, the
positive actions we have taken in the year,
through portfolio additions and asset
enhancement activities, has seen this
natural decline be offset to an extent that
the total contracted rental income has
increased to £1.57 billion.

Commentary

Weighted Average Unexpired Lease Term
("WAULT") provides a measure of the
average time remaining on the leases
currently in place on our portfolio. The
passage of time would see this figure
reduce each year. However, the positive
actions we have taken in the year, through
portfolio additions and asset enhancement
activities, has seen this natural decline be
offset such that the WAULT has increased
to 11.9 years.

Target
Positive

Target
Maintain or grow

Target
Maintain or grow

% of occupier covenant NHS/GPs (%)

Rental growth from rent reviews (%)

Performance

Performance
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Strategic priority
2 Quality of buildings

3 Quality of service

Definition
Proportion of our rent roll that is paid
directly by GPs or NHS bodies

Strategic priority

1 Leveraging our financial strength

3 Quality of service
Definition
Weighted average annualised uplift on rent
reviews settled during the year

Commentary

The occupier covenant provides an
indication of the security of our rental
income, reflecting how much is paid
directly by GPs or the NHS. The figure
has remained strong at 84%, reflecting
that portfolio additions have an
occupier mix that is consistent with
our existing portfolio.

Commentary

Rental growth from rent reviews settled in
the year provides a measure of the growth
in our rent roll, which we would expect to
flow through to our income and support
our dividend policy. In the current year, we
have increased the number of rent reviews
settled to 320 (296 in prior year). Open
market reviews generated an average
uplift of 1.2% (1.2% in the prior year).

Target
Maintain or grow

Target
> inflation
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Developments completed (£m)

Developments on site (fm)

Performance

90
75 69.5
60
45
30

18.7
15 13.8 14.8

Performance

90 80.5
75 72.5

60

4 31.0
30 . 23.6

15

2017 2018 2019 2020 2021

Strategic priority
3 Quality of service

Definition

Number and total cost of developments
that reached practical completion during
the year

2017 2018 2019 2020 2021

Strategic priority
3 Quality of service

Definition

Number and expected cost of
developments that are currently in the
course of construction

Commentary

Developments completed give an
indication of how we are moving schemes
from the pipeline through to our portfolio.
Figures quoted represent the total cost of
the schemes. We have seen momentum
growing in the NHS approval of new medical
centre developments over the past 18
months, which will flow through into
completions following the build period
which is normally between 14 and 18

Commentary

Developments on site give a measure of
our success in moving opportunities from
our pipeline through to live schemes.
Figures quoted represent the total cost
of the schemes. 13 schemes have moved
to on site during the year, giving us a total
of 16 at year end. In addition, we have a
strong immediate pipeline of 17 schemes
(estimated cost £111 million) which we
would hope to be on site in the next

months for each scheme. We are currently 12 months.
expecting 13 of the 16 on site developments

to complete in the next financial year.

Target Target

Maintain or grow

Maintain or grow

Additional information
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OUR KEY PERFORMANCE INDICATORS
CONTINUED

STAKEHOLDER METRICS

Our customers

Our investors and lenders

Our communities

Customer satisfaction (%)

Growing, covered dividend (p)

Assura Community Fund Reach (people)

Performance

100 95— 9695
90

80
70

91 90

60

2017 2018 2019 2020 2021

Strategic priority
5 Long-term relationships

3 Quality of service

Definition

Proportion of completed customer
satisfaction surveys that would consider
recommending us as a landlord to others

Performance

35
3.0 05 275 2.82
25 pos 246 289

20

15

1.0

05

2017 2018 2019 2020 2021

Strategic priority
1 Leveraging our financial strength
Definition
Dividend per share paid out during the
financial year

Performance
75,000

60,000
45,000

60,700

30,000
15,000
0

2021

SixBySix pledge

Community impact
Definition
People impacted by projects supported
by the Assura Community Fund

Commentary

The satisfaction of the customers in our
buildings is a crucial benchmark of the
quality of the service we provide. The
score obtained from our customer
satisfaction survey again indicates that
our customers value having Assura as a
landlord and would recommend us to
prospective customers.

Commentary

Our dividend policy is for the dividend
paid to be progressive and covered by
EPRA earnings (before charitable
donations).

Commentary

The aim of the Assura Community Fund is
to distribute funds to support community
programmes in and around our buildings.
Having been seeded with an initial
contribution of £2.5m, we are delighted
to have been able to support over 115
projects, distribute over £800,000 and
positively impact 60,000 people.

Target Target Target
>90% Grow >50,000 per year
ESG linked financing (%) q
Our people Staff volunteering
Performance . 5
Staff satisfaction survey (%) We aim fo_r over 50 /o'Of staff to be
Performance 30 25 engaged in community fupdralsmg and
25 volunteering activities during the year,

100 20 increasing to 75% in year 2.

80 76 74 15 ) ] )

%0 10 We aim to report against this KPI from

= March 2022.
40
0
20 2021
0 2020 2021 Strategic priority ‘ '
1 Leveraging our financial strength

Strategic priority Definition

4 People Proportion of available facilities certified
Definition as being linked to social or green

Proportion of respondents to the
employee opinion survey stating they
were engaged, satisfied and able to
make a valuable contribution to the
success of Assura

Commentary

Our staff survey in the year to March
2020 saw us obtain a Best Companies
One Star award. Our pulse survey
completed during 2021 saw us obtain an
indicative improvement in engagement
from Very Good to Outstanding.

objectives

Commentary

Reflecting the positive social impact that
is ingrained within our business model,
and our plans to minimise the
environmental impact of our portfolio,
we successfully launched our debut
Social Bond during the year.

Target
Maintain or grow

Target
Maintain or grow

30
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The environment

Strategic report Governance

EPC ratings (%)

Renewably sourced energy (%)

Performance Performance
36 60
30 50 48
24 40
18 30
21
12 20
6 10
0 0
2021 2020 2021
SixBySix pledge SixBySix pledge
@ EPC ratings @ Renewable energy
Definition Definition

Proportion of portfolio buildings that have
an EPC rating of B or better, or have been
improved by at least two bands

Proportion of energy purchased by Assura
(whether for own use or on behalf of
customers) that is renewably sourced

Commentary

During the year we completed our
assessment of the entire portfolio and
generated plans for each property
that requires an improvement on the
current rating.

Commentary

During the year we tendered our utilities
supply contract and switched to 100%
renewably sourced with effect from
December 2020.

Target
100% by March 2026

Target
100%

Net zero carbon developments (%)

BREEAM rating (%)

Performance Performance
30 100 100 100 100 100 100
20 40
15
10 4o
5 20
0 0
2021 2017 2018 2019 2020 2021
SixBySix pledge Strategic priority
® Net zero development 2 Quality of buildings
Definition Definition

Proportion of on site developments
designed to be net zero carbon for
construction and operation

Proportion of completed developments
achieving the BREEAM certified rating of
"Very Good" or better

Commentary

We would expect this to be low in the
initial years of SixBySix as we run pilot
projects. We have identified our first pilot
project and are targeting being on site by
March 2022.

Commentary

BREEAM is the world's foremost
environmental assessment method and
rating for buildings and sets the standard
for best practice in sustainable building
design, construction and operation.
Strong performance against this measure
demonstrates our commitment to building
sustainable buildings that improve the
local infrastructure. All developments
completed during the year achieved our
BREEAM target.

Target
>50% by March 2026

Target
100%

Financial statements

Additional information

Our suppliers

We are currently conducting a review

of our supply chain. This includes
development of a revised supplier code
of conduct with reference to our SixBySix
pledges and gaining an understanding
of how our suppliers currently source
labour for work on our properties.

Our aim is to have >95% of our suppliers
(by spend) certifying to us that they

are compliant with our Supply Chain
Framework. We expect to start reporting
against these new KPIs from March 2022.
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OUR BUSINESS MODEL

WHO WE ARE

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.

Our 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.

Our values

> Innovation

> 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 from and
encourage others

|ln![>rt nd Accounts 2021

WHAT WE DO

> Development

Growing our portfolio through new developments

Our team of development managers work with
existing and prospective GP customers to design
and deliver bespoke new medical centres that meet
the needs of the communities they serve.

The customers and patients benefit from our strong
relationships with our expert healthcare partners,
with whom we work to incorporate the latest
sustainability and design innovations.

A development only moves on site when everyone
is agreed that the project is the highest quality and
value for money; the District Valuer agrees the rent,
the GPs sign an agreement for lease and our
third-party building contractor partners sign fixed
price contracts.

Following the 12-18 month build period, we get
a long, secure income stream at a return on cost
that reflects the relatively low development risk
we take on, and a building that showcases our
ability to deliver sustainable solutions that

benefits all stakeholders.
IEI‘ F- ! a
4
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Strategic report

> Investment

Growing our portfolio through acquisition
of existing properties

Our investment team identify opportunities to add
existing buildings to our portfolio, whether through
a competitive bidding process or an off-market
opportunity benefitting from our reputation as

a landlord that owns and operates buildings as

a long-term partner to the GP customer.

Our knowledge of the sector, bespoke database
covering all primary-healthcare properties in the
country, our reputation as a landlord and our long-
standing relationships give us strong credentials
when sourcing opportunities and speaking to
prospective customers, who are often the same
people that are selling their building.

The investment process considers numerous criteria
including the quality of the building, environmental
impact and physical climate change risk, asset
enhancement opportunities and returns but the key
factor is the importance of the building to its local
health economy - i.e. is this building the right
solution for that community in the long term.

Governance Financial statements Additional information

> Managing our portfolio

Maintaining and enhancing our properties

Our portfolio management team looks after the
needs of the customers in our existing buildings.
This covers a range of offerings: lease renewals,
extensions or refurbishments, improving
environmental performance, managing building
costs or simply sharing their experience with a
customer that wants assistance fixing a problem.

Enhancing the building through extension or
refurbishment benefits the GPs and the patients
as well as allowing us to extend the lease through
a re-gear. Our social impact strategy includes
measures to ensure these initiatives include
sustainability improvements, reducing both the
impact of the building on the environment and
hopefully reducing the running costs for the
customers.

The portfolio management team also liaise with
the District Valuer in settling rent reviews, making
sure the rents on our leases are at the latest
open market rates.
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OUR BUSINESS MODEL
CONTINUED

HOW WE DO IT

> Our unique offering

We are unigue in offering our customers (mainly
GPs and other primary healthcare professionals)

a full property service: we develop new buildings,
invest in high-quality existing buildings, look after
and enhance our portfolio (manage), and
ultimately, own them for the long term. Our
internally managed structure provides a highly
scalable model and gives us direct relationships
with our customers. This enables us to be
responsive to their evolving needs and to provide
innovative solutions.

> Our reputation for being sector experts

We are the partner of choice with more than 90%
of respondents to our annual customer survey
saying they would consider recommending
Assura to others.

Operating within a market that supports the NHS
means we have a responsibility not just to meet
current NHS specifications for buildings, but also
to advance the sustainability agenda to ensure
buildings are fit for the NHS's future needs and to
satisfy District Valuers (responsible for agreeing
rents on new build 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,
sustainability and construction. Our team across
development, investment, management and
external experts work closely with each other
and our customers.

Assura plc Annual Report and Accounts 2021
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> Our secure, stable occupier base

We have a secure, long-term rental income stream
from our stable customer base made up mainly of
GPs and NHS bodies who benefit from government
reimbursement of their rent. Our typical leases are
21+ years in length, giving us strong visibility of
future income.

> Our carefully managed balance sheet

The continued support of our shareholders and
lenders is crucial to funding future growth in our
portfolio. We generally borrow on an unsecured
basis (which we believe gives us access to a larger
range of funding options) with a loan-to-value that
is currently sub-40% with a policy that allows us to
reach the range 40-50% should the need arise.

As we grow, so the benefits of scale will accrue
to shareholders and drive our progressive
dividend policy.

> Our commitment to long-term social and
environmental impact

Consideration of social and environmental
impact is ingrained through our operations

and long-term strategy for each building in our
portfolio. Minimising the environmental impact
and maximising the positive social impact of each
building in our portfolio through our SixBySix
pledges is fundamental to our offering for all
stakeholders. See our SixBySix strategy on

page 24-25.
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S .
Our customers

Our GP and NHS customers get spaces at the forefrontiof the
sector in terms of design, innovation and environmental
performance that allew them to provide the services needed#
by the communitiﬁs that they serve.

A

»00% o, \

of respondents to our annual
satisfaction survey rated our
service as ood' or 'OK’

Our communltles
The communities that use our spaces et a building that meets
the bespoke health eeds of that loea ﬁlth economy.

,5.9m

patients served by our buildings,
£800,000 distri Uted by the

Our suppliers
Our supplier partners benefit from a collaborative approach to
finding innovative solutions to meet theineeds of our customers.

g

i year to suppliers
for constructio pert, .
management verheh

Our people
Assura employees work in a friendly, engaging environment that
supports aspirations to develop their skills and opportunities.

>

Vo ™

in oul
inclusion survi

Our investors and lenders

Our financial supporters, bo
financial return derived from |
in the essential health igfrastruc

equity and debt, get a fair
al income from investment
re of our country.

Vi

dividends per share paid during
the year, 2.47% weighted
average interest rate paid

on debt facilities

Assura plc Annual Report and Accounts 2021




S$172 STATEMENT

Listening to and understanding our stakeholders underpins our
decision-making and the way we work. The following pages make
up our Section 172 statement, outlining our core stakeholders,

how we and our Board members engage with them and the impact

36

of that engagement.

The Board is required to understand the
views of the Group's key stakeholders and
describe in the annual report how their
interests and the matters set out in s172

of the Companies Act 2006 have been
considered in Board discussions and
decision-making.

Making long-term decisions

The very nature of what we do makes it
necessary for us to consider all decisions
for the long term. This year our decision-
making has been influenced by the impact
of COVID-19. The Board has met more
frequently to discuss our strategic,
financial and operational resilience. Read
more on our response to COVID-19 on
page 13 and Governance Report on pages
69 to 108.

We adopt a long-term approach to
holding our assets as set out in our
strategy and business model on pages 32
to 35. In February 2021 the Board
approved the acquisition of Apollo which
will enhance our development pipeline,
capabilities and capacity for managing on
site schemes. Read more on page 78. Our
investment decisions consider how crucial
an asset is to the local health economy for
the long term. We strive to build lasting
relationships with our occupiers with the
average length of our leases being 21
years. We seek to improve and enhance
existing assets so they remain fit for
purpose by working collaboratively with
our occupiers, for example this year with
asset enhancement projects at our
properties in Scarborough and Swindon,
and aim to develop new properties that
incorporate future-proof technology and
environmental measures.

We maintain a conservative funding
structure. This year we have issued a
£300m social bond which represents 25%
of our available funding (see page 77 in our
Governance Report). Our dividend policy
is based on paying out a proportion of
recurring earnings (see our CFO Review
page 65).
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Understanding and responding to
stakeholder concerns

Pages 38 to 51 describe how we have
engaged with and responded to matters
raised by employees, suppliers, customers,
investors and communities. Unsurprisingly,
the key matters raised this year across all
our stakeholder groups have centred
around the impact on COVID. Read more
about our COVID response on page 13.

Our impact on the environment

Pages 52 to 54 set out our approach to
minimising our impact on the environment,
including climate change. This year all our
completed developments have hit BREEAM
targets and finalised all EPC certifications
and costed improvements required. We
have also piloted our first net zero carbon
developments and retendered our energy
contract and are now 100% renewable.

Maintaining high standards of

business conduct

We believe good governance is crucial

to ensuring high standards of business
conduct are maintained (see our
Governance Report on pages 69 to 108).
We have a clear purpose that is embedded
through our culture and values of innovation,
expertise, being genuine, collaboration and
passion (read more on pages 49 and 80).
This year we have undertaken a review

of our supplier chain including the
development of a revised Supplier Code

of Conduct. Our target is for >95% of our i
suppliers by value certify their compliance ]
to us by March 2022.

The Board considers that throughout the
year, it has acted in a way and made
decisions that would most likely promote
the success of the Group for the benefit of
its members as a whole and the case study
on page 78 demonstrates this further.
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OUR IMPACT

STAKEHOLDER ENGAGEMENT

Our communities

Who they are

- 5.9 million patients who use
our buildings and those who
live in the communities
around our buildings.

Important because individuals
are the end users of our
buildings. Their experiences
of the physical space and

environment impact upon their

engagement with health
services and their perceptions
of the care they receive. Their
feedback helps us improve
design and ensure that our
buildings are helping to
improve equal access to local
health services. We need
buy-in from communities to
create new health facilities,
which may involve services
moving to a different location.

» Read more on page 42-43

Stakeholder metrics

- Assura Community Fund reach

- Developments supporting
community space.

Method of engagement

- Seeking views from Patient Participation Groups, local
Healthwatch/Community Health Council members on proposed
new development schemes

- Using expertise of national patient organisations to gather
feedback on specific design issues

- Local public consultations to seek feedback on proposed
new developments

- Engagement with councillors and MPs on specific issues

- Outreach by Assura Community Fund to seek funding bids from
local health-improving projects.

Why these methods are effective: Ensuring that our work
delivers for those who will receive care in our buildings and those
who live in the surrounding community relies on understanding
local priorities, issues and concerns.

Monitored by: Heads of Property, Business Development
and Public Affairs.

Board members met with the Chief Executive of Cheshire
Community Foundation, which manages the Assura Community
Fund, to understand our 20-21 priorities and approach to best
support communities recovering from the health impacts of
COVID-19. Board members also receive updates on SixBySix
activities at every Board meeting.

Issues raised

- COVID-19 impacts on
healthcare buildings

- Accessibility of medical centre
buildings

- New development schemes
and their impact on
communities

- Car parking at medical centres
to support vaccination
programme

- Need for funding for local

charity health projects to tackle

impacts of COVID-19.

Our response (and next year's priorities)

- National survey with the Patients Association to understand
measures required at primary care buildings to help patients feel
confident to return to them when they are asked to — with
recommendations communicated to every GP practice in our
buildings

- Building Better Together report on improving primary care
environments for people with disabilities and autism published
with Dimensions and launched by Baroness Jolly and the BMA's
Executive Committee Lead for Premises.

- Virtual meetings with community councils to offer more detailed
opportunities for questions and discussion of new development
proposals

- Assura Community Fund distributed more than £800,000 in
grants to health-improving projects around our buildings

- Liaison with individual MPs on issues such as suspending the
parking management system at a major vaccination centre to
get elderly and vulnerable patients through more quickly.

38 Assura plc Annual Report and Accounts 2021



Strategic report

Governance Financial statements Additional information

Our customers

Who they are Stakeholder metrics
- GP practices - Customer satisfaction.
- NHS Trusts

- Other professionals delivering
health services in the
community.

Important because the local
health services which our
customers deliver are what
make our buildings so vital in
the communities and local
health ecosystems they serve.
The long-term rental income
from our customers is
reimbursed by government.

»» Read more on page 44-45

Method of engagement

- Existing relationships with our portfolio managers, portfolio
administrators and portfolio asset assistants, credit controller
(ongoing)

Instant, adhoc and annual feedback surveys

Monthly customer ezine which invites dialogue

- Supplier relationships (ongoing)

- Public affairs activities with local influencers (adhoc).

Why these methods are effective: All approaches allow us

to get a real-time sense of how our customers are feeling,

the challenges they are facing and the problems they need us
to solve.

Monitored by: Heads of Property, Business Development and
Public Affairs.

Board members periodically hold meetings with NHS influencers
and leaders, join sessions with suppliers and consider feedback
from customer surveys.

Issues raised

- Vital building improvements
and replacements

- Changing layouts, signage and
infrastructure for COVID-19
social distancing

- Vaccination rollout support

- Changing building features for
the future, informed by
experiences of COVID-19

- Speed of response to queries

- Challenges of moving in.

Our response (and next year's priorities)

- Projects to improve space for occupiers in several locations, or
to support COVID-19 operations

- Kept new-build schemes progressing under COVID-safe
working practices

- All customers offered direct support to meet vaccine centre
specifications

- Trialled new ways of working in our property team to offer faster
and more consistent reactive maintenance and facilities
management support

- Used national polling of healthcare professionals to understand
views on immediate and future premises needs from COVID-19,
along with feedback from similar questioning in our customer
survey calling for temporary external covered areas, external
space for patients and staff and more flexible space which can
be adapted quickly when needed.
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OUR IMPACT
CONTINUED

Our people

Who they are
- Our team around the UK.

Important because they are
Assura. Their expertise and
skills are what allow us to
deliver for our customers and to
our purpose.

» Read more on page 48-49

Stakeholder metrics
KPI:

Best Companies survey

Supporting metrics:

Internal mood surveys

Annual diversity and inclusion
data

Quarterly feedback from The
Voice team representatives
with designated employee
NED

Data on staff turnover, training
and sickness trends reported
to the Board.

Method of engagement

- Weekly virtual team town hall

- Monthly team ezine which includes calls to action for feedback

- Departmental team meetings

- The Voice

- Virtual social events to help encourage dialogue and feedback
during full remote working

- Individual wellbeing calls during lockdown

— Mission INCLUDE Mentoring programme

- Virtual training/coaching for managers both one to one and
group.

Why these methods are effective: We seek regular feedback
from the team representatives group, the Voice, to understand
which methods are effective and which need reviewing. We also
track engagement with internal surveys and events to judge their
effectiveness.

Monitored by: Head of HR.

Board members have participated in a range of virtual team
social events across the year and undertook wellbeing calls with
the executive committee. Louise Fowler has completed quarterly
meetings with The Voice group and has brought feedback into
the wider Board.

Issues raised

Mental wellbeing, isolation and
stress due to pressures of
lockdown, home-schooling and
uncertainty

IT systems and equipment/
furniture for long-term remote
working

FM,/maintenance desk
resourcing

Greater autonomy for
managers

Knowledge stagnation/feeling
of lack of creativity/innovation.

Our response (and next year's priorities)

- Flexibility for all staff on working patterns and ongoing
encouragement to raise new pressures

- Increased signposting to Employee Assistance Programme
resources

- Making one day per week a day with no internal meetings

- Weekly virtual mindfulness, yoga, HIT and fitness sessions open
to all

- Regular virtual social events

- Equipment upgrades and launch of major programme to
upgrade finance system

- Pilot of alternative team structure to support FM/maintenance
helpdesk operations

- Coaching and training for all managers on change, leadership
and business planning

- Cross section of team members being externally mentored
under the Mission INCLUDE diversity and inclusion programme.
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Governance Financial statements

Additional information

Our suppliers

Who they are
- The contractors and

businesses providing goods
and services to us or for us.

Important because our
suppliers help us meet the
needs of communities and

customers and to deliver our
social impact, thus growing our

business.

» Read more on page 46-47

Stakeholder metrics

Supplier conduct code
compliance
Supply chain locality.

Method of engagement

- Facilities management, portfolio and development team
member relationships (ongoing)

- Executive Committee and Board meetings with key suppliers
from time to time (adhoc).

Why these methods are effective: Our relationships with our
regular suppliers allows us to understand emerging issues and
challenges, and to respond accordingly.

Monitored by: Heads of Property, Finance and Legal.

Issues raised

Financial and operational
pressures of COVID-19
Supporting local jobs.

Our response (and next year's priorities)

- Working to pay all suppliers promptly

- 'COVID-terms' for some suppliers to help their cash flow

- Move to e-invoicing

- Keeping guidance for maintenance contractors visiting primary
care sites under continual review in line with COVID-19

- Continuing to use smaller, local suppliers when possible.

Our investors and lenders

Important because their
investment allows us to

generate long-term value for all

our stakeholders.

» Read more on page 50-51

Stakeholder metrics

Share price

Composition of investor
register

Growing covered dividend
ESG linked financing.

Method of engagement

- Results presentations

- Virtual investor tour

- Chairman meets with major shareholders when requested
- Direct meetings with investors and lenders

- Appropriate use of expert advisors.

Why these methods are effective: Regular dialogue with our
investors and lenders allows us to respond to questions, seek
feedback and test ideas with our financial stakeholders.

Monitored by: Heads of Finance and Investor Relations.

Board members receive updates on investor issues raised at
every meeting.

Issues raised

Deployment of proceeds from

equity raise and Social Bond
Development pipeline
Apollo acquisition

ESG benchmarking and
reporting

Net zero carbon

Rent collection during
COVID-19

Political developments for our

sector.

Our response (and next year's priorities)
- Rolling programme of investor and lender meetings
- Increased use of virtual tools to provide regular updates.
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OUR IMPACT
CONTINUED

OUR COMMUNITIES

53,400

beneficiaries of the Assura Community
Fund national small grants scheme

6,500

callers supported by Dementia UK's Admiral
Nurse Helpline thanks to our funding

Shortlisted

for Estates Gazette Social Impact Award
and Third Sector Magazine's Business
Charity Award for Community Impact

Men Up North want to

see increased feelings of
improved mental health
amongst men. We want men to
become more open to talking
as a result of these sessions and
for them to feel in a position to
positively deal with navigating
the ever changing and often
challenging world."

Men Up North, one of the
projects supported during the
year

How we engage

We seek feedback from, listen to and
communicate with patients through Patient
Participation Groups, national and local
charities, research partnerships, community
groups, local and social media, MPs and
local councillors. This year, of course, we've
had to employ virtual techniques and online
channels for public consultation events,
meetings with local residents and to gather
feedback. We've also engaged with local
health projects all over the country this year
through our work making grants from the
Assura Community Fund.

Why these methods are effective
Ensuring that our work delivers for those
who will receive care in our buildings and
those who live in the surrounding
community relies on seeking out their
perspectives and understanding local
priorities, issues and concerns.

Achievements for 2021 and priorities

for 2022

The power of place in access to healthcare
This year, we published our research with the
national charity Dimensions - to explore how
primary care buildings could work better
for people with disabilities and autism - at a
virtual roundtable led by Baroness Jolly and
the British Medical Association's Executive
Committee lead for premises, Dr Gaurav
Gupta. The final research was extended to
include additional feedback experiences of
people with disabilities and autism during
the first stages of the pandemic. The report
is informing the next phase of this work,
which will create an assessment tool to help
any GP practice or community health
service understand how their premises
design and environment works for people
with disabilities, dementia or autism and
steps they can take to make improvements.
We will be testing this tool in our buildings
this year, and are working with Dimensions
and the University of Worcester's
Association for Dementia Studies to launch
the tool as a resource within the national
#MyGPAndMe campaign.

We joined forces with the Patients
Association once again to gauge patient
confidence to return to primary care
buildings when they are asked to, and the
steps which will make patients feel more
comfortable to be in spaces which may
look very different for some time to come.

We ran virtual sessions allowing local
residents, MPs and councillors to chat with
GPs, architects and scheme leads to feed in
their views and understand more about our
plans for new medical centre buildings in
places including Cardiff and Wallsend in
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North Tyneside, and we used surveys of
communities to gather input and ideas for
scheme design, location and local
connections. In 21-22, we plan to further
deepen our digital engagement capabilities
to better understand the live experiences of
all patients in our buildings.

Helping grassroots health projects

The Assura Community Fund distributed
more than £550,000 in small grants to
health-improving projects in communities
around our buildings across the UK, ranging
from projects helping young care leavers
and those experiencing homelessness to
schemes reducing loneliness and isolation,
helping families with budgeting and cooking
skills, and innovation with primary care to
support people who are digitally excluded.
These projects will reach 53,400 people with
better health outcomes including increased
self-esteem and confidence, improved
mental health and wellbeing, improved
physical health and wellbeing, reduced
stress or anxiety, taking part in sport or
activity, improved diet and improved social
networks. A further £200,000 was donated
from the fund to a number of more strategic
health projects in Assura's 'home' county of
Cheshire, and almost £38,000 to Dementia
UK to fund their national Admiral Nurse
helpline on Sundays, Christmas Eve and
Boxing Day, to help support people living
with dementia who have been particularly
hard-hit by the pandemic. And our
relationship with Warrington Youth Zone, as
founder patrons, continued to deepen; our
team donated food and Christmas gifts
which help the club distribute more than
500 Christmas hampers to families living in
poverty across Warrington and one team
member volunteered her time to support the
youth zone on the development of a unique
online hub which will bring together virtual
mental health support and activities for
young people from charities across Cheshire.

Projects that matter for health:

The Men Up North charity operates in South
Yorkshire and Derbyshire to provide men,
particularly those from a BAME background,
with a safe space to have open and honest
conversations about mental health and
masculinity within a supportive network.
The charity was given a £5,000 grant from
the Assura Community Fund to support its
‘Micro Greens for Mental Health' project that
will use food growing to reduce loneliness,
build skills for cooking and eating healthily
and raise awareness of the impact of
COVID-19 on the BAME community
in Sheffield near our buildings for
Dovercourt and Upwell
Street surgeries.
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OUR CUSTOMERS
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%
o
of healthcare professionals want to see
more flexible space which can be adapted
quickly in community medical centre
buildings of the future, based on their

experiences of care during the pandemic
(YouGov Plc, June 2020)

S52%

want both face-to-face consulting rooms
and smaller remote consulting spaces

49%

want external spaces for both patients
and staff

Ours is a purpose-built medical
centre which houses three GP
practices along with community
staff. It's quite a modern
building but due to the
pandemic, we needed to
review a one-way system for
the building."

Tina Birkby
Practice Manager, Dene Drive
Medical Centre, Winsford

Strategic report Governance

How we engage

This year, our direct communication routes
with customers have been particularly
important in understanding the live issues
they've been dealing with during the
pandemic and vaccination programme. The
day-to-day interactions of our portfolio,
maintenance and facilities management
team members, our monthly customer
ezine which encourages two-way dialogue,
instant feedback and sector polling have all
helped us identify where we can offer more
support to practices in our buildings. We've
given virtual welcomes to customers in
buildings which are new to our network and
we are piloting a Facebook group to offer
our customers peer networking and
learning opportunities. We've continued to
maintain our relationships with
organisations such as the British Medical
Association, National Association of Primary
Care and our chair of the British Property
Federation's Healthcare Committee.

Why these methods are effective

Our mixed approach to gathering customer
feedback and ideas give us a sense of how
our customers are feeling, the challenges
they are facing and the problems they need
us to solve.

Achievements for 2021 and priorities

for 2022

Support during COVID-19

We moved quickly to support our
customer's emerging needs at various
points during the pandemic, such as NHS
England's call-out for venues to act as
vaccination hubs. We reached out to
understand which buildings may need
additional support to operate as a vaccine
centre and have at various points helped
our customers with speedy reconfigurations
to support social distancing and one-way
patient flow. Through our close
relationships with customers, we've been
able to progress schemes to add crucial
new capacity at some of our buildings
despite the limitations of distancing and
repeated lockdowns. At Northgate Medical
Centre in Pontefract, we worked with NHS
England's Estates and Technology
Transformation Fund to complete an internal
extension adding two mezzanine level
consulting rooms. We commissioned
research with YouGov to understand how
well health premises were working for staff
across the NHS as the pandemic
progressed, gaining invaluable insight into
the priority improvements they would make
to healthcare infrastructure for the future.
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Small things make a big difference

"Ours is a purpose-built medical centre
which houses three GP practices along with
community staff. It's quite a modern
building but due to the pandemic, we
needed to review a one-way system for the
building. We approached Assura for
permission to convert two existing
windows into exit doors for the two
practices on the ground floor. Within days
the permission was granted and, much to
our delight, over a period of three weeks
the works have almost been completed!
Cannot thank Natalie enough for all her hard
work and enthusiasm for our project and
thanks to her, this was carried out
effectively and efficiently.” Tina Birkby,
Practice Manager, Dene Drive Medical
Centre, Winsford.

Helping customers reduce the health
impacts of digital exclusion

A social prescribing and community
development service based in 10 GP
practices across Mendip received funding
from the Assura Community Fund to
increase digital awareness and access for
local people who aren't digitally
connected. The grant funding will make a
Digital Connector available in our Frome
Medical Practice building every week to
provide advice on where to get free wi-fi,
where to find use of digital devices, advice
on SIM cards, pay-as-you-go tariffs, courses
on setting up an email account, using a
mouse or key pad and using a search
engine. Digital exclusion has an impact on
poorer health outcomes, lower life
expectancy, increased isolation, less access
to jobs and education and challenges in
accessing welfare benefits.
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OUR SUPPLIERS

paid to our suppliers and contractors

£21Tm

Total Tax Contribution - £7.0m borne
(payroll and stamp taxes) and £13.0m
collected (PID withholding tax and net VAT)

How we engage

We've continued to keep in close contact
with our supplier network through our
relationships across the business, with key
maintenance service relationships now
coordinated by our facilities manager and
property asset assistants. The Executive
Committee invites suppliers to meetings
from time to time to hear about the latest
trends in the sector. We require that all
suppliers are Safe Contractor verified,
whether for a large repair or for small
routine maintenance on a building -
ensuring the suitability of health and safety
procedures and insurance in relation to the
work they are set to complete. We also
require all of our suppliers to adhere to our
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 ISO 9001 and
ISO 14001 accreditation) to suppliers as well
as making clear our policies in respect of
whistleblowing and the prevention of tax
evasion.

Why these methods are effective
Dialogue with our regular suppliers allows
us to understand emerging issues and
challenges, and to respond accordingly.

Achievements for 2021 and priorities

for 2022

With the acquisition of Apollo, we have
again widened our pool of relationships
with professionals working on our
expanding development pipeline. We have
made headway on work to improve our
processes for tracking and auditing
compliance by our suppliers, and launched
work to map the potential social value
which can be created by our supplier
network to support our SixBySix pledges:
conversations have already begun on
potential ideas and opportunities with
some of our major suppliers. In the 21-22
year we plan to pilot a quarterly ezine for
our suppliers to increase our engagement
with them on growing the social impact we
can have together.

Getting the work done with minimal
disruption

Our suppliers are often completing essential
maintenance, refurbishments, major
reconfigurations and construction work for
our buildings alongside the busy day-to-day
of primary care continues at pace. We work
with our customers and suppliers to plan
jobs carefully, minimising disruption for
patients and staff. During the year we
helped our development contractors and
other suppliers by accelerating payment
dates to help with cash flow during the
pandemic, and prompt payment of
suppliers is a value that will feed into the
Supply Chain Framework work under
SixBySix.

We are delighted with the progress
on site to date. It's not an easy
development, which involves the
refurbishment of a building of
significant local interest together
with a large contemporary extension.
It is located in a very busy town

centre with limited working area and
Conamar have created absolutely

minimal disruption.”
Dolphin House Surgery, Ware

on the work of our contractor to create their new primary
care building to serve more than 14,500 local people.
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OUR IMPACT
CONTINUED
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Employee gender diversity

Female Male
Board of Directors 3 3
Senior management
(excluding executives) 3 4
Employees 37 31
Total no. of employees
(including NEDs) 43 38




OUR PEOPLE

15%

of employees are living with a health
problem or disability

80%

of men in our business have kept mental
health symptoms to themselves, compared
to 42% of women

My mentee is going through a huge
life change at the moment and her
courage and resilience to deal with
that in both her personal and
professional life has me looking at
some things in my own life very
differently. It's also great to hear how
the business she works for is
supporting her in the ways which are
right for her - it's helping me look at
my emotional intelligence as a
manager and how | need to think
about the individual every time."

Assura mentor
Mission INCLUDE

Strategic report Governance

How we engage

Our annual team survey and adhoc polls,
our team representatives group, weekly
virtual team town hall meetings, a monthly
team ezine, departmental team meetings,
virtual social events and team away days,
virtual health and wellbeing sessions,
coaching and training and individual
wellbeing calls during lockdown have all
been important routes for our engagement
with our team this year. The Board has
joined a number of our social events,
recorded personal messages of
encouragement to the team during some of
the toughest parts of lockdown and our
designated team NED, Louise Fowler, has
held regular sessions with our team
representatives group, The Voice, to
feedback ideas and concerns. Our culture
reflects the values of being genuine,
innovation, collaboration, expertise and
passion which were chosen by the team as
the things they see as important at Assura;
we engage to understand how our people
are feeling about change and future plans,
and to support them to embrace these.

Why these methods are effective

We seek regular feedback from the team
representatives group, the Voice, to ensure
we are engaging in ways which work for
our people, understand which methods are
effective and which need reviewing.

Achievements for 2021 and priorities

for 2022

Growing engagement

The team participated in a pulse employee
opinion survey with Best Companies and
responses indicated an increase in levels of
employee engagement from ‘very good'
during 2019 to ‘outstanding' during 2020.
Areas of continued focus are team
wellbeing and internal communication
which we have kept in sharp focus
throughout the year, creating as many
opportunities as we can to keep a fully-
remote team connected and healthy with
virtual mindfulness, yoga, HIT and fitness
sessions open to all every week, a guest
speaker session on resilience, team ‘away'
time and social events including an online
‘Assura Big Day In', a virtual Christmas party
complete with yule log decorating and
wine tasting, an afternoon tea with our
NEDs and the ever-popular Friday quiz.

Diversity and inclusion

This has been an important year for our
work to create a more inclusive business:
we carried out our first cross-team survey
on diversity and inclusion, highlighting ways
in which our team wants to see faster
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progress. As a result, in the coming year we
will be focusing on further building a culture
of gender equality and championing female
representation in more senior roles, and to
grow our understanding of and diversity of
support for mental health challenges at work.
This year also saw every executive committee
member and a cross section of employees
from the business joining the award-winning
Mission INCLUDE mentoring programme as
both mentors and mentees for peers in
other businesses. We also joined the national
Disability Confident employer scheme and
were named one of joint top businesses in
the European Women On Boards Gender
Equality Index, placing eleventh in the
Hampton-Alexander league table.

Developing talent

Core to our long-term success as an
organisation is the development of our
current and future talent. We increased our
team to 81 people during the year, offering
further graduate internships to real estate
students from Liverpool John Moores
University and taking on three more
apprentices in our finance, IT and HR teams.
A number of internal promotions offered
new opportunities to existing team
members, and we built our learning and
development offering with a particular
focus on autonomy and empowerment in
our manager's group. We have listened to
staff ideas and feedback on the need for
flexibility to work around the pressures of
home schooling, isolation and poor mental
wellbeing during national lockdowns,
offering alternative working patterns where
needed, encouraging a 'no internal
meetings' day once a week and
implementing recommendations from our
survey with the MIND Wellbeing Index.

A brew and a bake with the

#TeamAssura Board

Our usual dinner with the Board for the
whole team couldn't be held in person this
year — so we ran a virtual afternoon tea with
every member of the business and the full
Board taking part. Boxes of scones, cake
and tea were sent to everyone's homes
around the country and we joined together
online for discussions on lockdown
memories and our hopes for 2021. The
format allowed every team member the
chance to chat with our NEDs and the NEDs
to get a deep sense of the team's
experiences of both personal and
professional challenges during 2020.
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OUR IMPACT
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OUR INVESTORS AND LENDERS

APANY

128

investor meetings held during the year

67%

of the share register seen

12

equity analysts currently cover Assura
(up from nine at March 2021)

We've focused on expanding the
number of channels through
which we are available for
investors; conferences, virtual
property tours, platforms such

as InvestorMeetCompany and

of course, video meetings."

David Purcell
Head of Investor Relations

How we engage

As detailed in the Governance section on
page 81, the Board is committed to
maintaining an appropriate level of
communication with shareholders. The
Executive Directors and Head of Investor
Relations are available throughout the year
for investor meetings, and work with
advisors to give investors the opportunity
to engage with management at a range of
forums, the most important being the year
end and interim results presentations, to
which our lenders are also invited. Direct
feedback is sought from investors from
every meeting we hold during the year,
through our shareholder engagement
platform (Ingage) and we also signed up to
Investor Meet Company, a platform that
aims to give retail investors appropriate
access to management to ask questions
and provide feedback.

Relationships with our diverse pool of
lenders are also maintained through regular
interaction, primarily with the CFO, as well
as our website and financial documents.

Why these methods are effective
Regular dialogue with our investors and
lenders allows us to respond to questions,
seek feedback and test ideas with our
financial stakeholders.
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Achievements for 2021 and priorities

for 2022

This year saw us offer our first virtual site
tour, giving investors the opportunity to
hear from the CEO, CFO and team members
working on some of our latest completed
developments across the country. Fly-
through footage and interviews with
primary care teams working in our new
buildings for Cinderford in Gloucestershire
and Netherfield in Nottinghamshire offered
an insight into the bespoke design
processes and social impact created
through both new schemes and allowed us
to highlight our next steps and priorities in
these areas.

The launch of our Social Finance Framework
and our first Social Bond gave us
opportunities for greater engagement with
our investors on our social impact plans and
priorities.

In 2022, our priorities are maintaining our
extensive engagement activities - ensuring
we continue to identify new potential
investors, particularly through highlighting
our positive social impact to ESG-focused
investors and leveraging our relationships
with the 12 equity analysts that currently
cover Assura. We look forward to
conducting physical meetings again,
following the entire 2021 investor relations
activity having been completed virtually,
including plans for additional events giving
further detailed information on our
sustainability plans and a tour of one of our
completed developments.

Key materials and contact information
Our website (www.assuraplc.com) includes
all regulatory announcements, financial
results, news stories and additional
background on our strategy and policies.
The materials are supplemented by videos
giving further information.

Interaction with our shareholders and
equity analysts is managed by our Head of
Investor Relations.
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Year end results
presentation
Results roadshow:.
RCF extended to
November 2024
EPRA Corporate

rgan Stanley European Access Day

Property Conference
July
- Trading statement

September - AGH :

~ Chairman meetings with - North American
larger shareholders focused roadshovy
Virtual property tour
£300m Social Bond
launched
Unsecured bond October

investor call Trading statemient

Novembef”
- Interim results
presentation January

- Results roadshow - Trading statement
- Barclays European

Real Estate
Conference
Private wealth
manager focused

February roadshow

Non-holder targeting

roadshow March

- JRMorgan'ESG
Conferénce

- “Retail.investor
presentation via
InvestorMeetCompany
platform

- Bank of America EMEA
Real Estate Conference
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OUR ENVIRONMENTAL
IMPACT

We continue to advance our environmental progress, for the benefit of

all stakeholders, with ambitious targets for both our existing portfolio and
new developments, all as part of our vision for healthcare spaces that are

good for the environment.

Our environmental strategy is fundamental
to our whole offering:

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

- Helping our customers reduce their
energy bills; and

- Driving 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. Our
goalis to produce the first medical centre
in the UK that is net zero carbon for both
construction and operation, and then make
that standard for all of our developments
by 2026.

2021 key actions and progress

- Newly appointed Head of Sustainability

- All developments completed hit BREEAM
targets of "Very Good" or better

- EPC certifications finalised and
improvements costed

- Energy purchase contract retendered and
now 100% renewably sourced

- Updated green lease clauses to advance
expectations of customers

- Net zero carbon development pilot
projects identified.

2022 priorities

- Delivering on site developments to
achieve BREEAM targets

- Advancing pilot net zero carbon
development design and approval
process, aiming to have pilot on site
in 2022.

- Rolling out plans to commence EPC
improvement programme amongst
existing portfolio

- Advancing plans in respect of metering
and customer energy usage reduction
amongst existing portfolio

- Developing plans to ensure compliance

with TCFD from March 2022 (see page 55).

Minimising the environmental impact of
our existing properties

As a landlord of a large portfolio, our ability
to influence the energy consumed in our
buildings is through improving the fabric of
the buildings and specifically more efficient
heating, lighting and ventilation systems for
our customers. That is why we have created
our SixBySix pledges targeting an
improvement to the EPC ratings of the
portfolio — aiming for all properties to have
a rating of B by 2026.

Our actions during the year have been to
complete the current assessment of our
portfolio and cost the plans for the
improvements. Our initial assessment
indicates we will need to spend £15-20
million over the next five years to achieve
our target and will aim for this spend to be
linked to a lease regear or asset
enhancement project.

During the year, we completed four asset
enhancement projects, all of which
included an improvement in the energy
performance of the building, generally
through an upgrade of the lighting to LEDs.
All of these 4 buildings are now at EPC B or
better. All of our pipeline asset
enhancement schemes include measures to
improve sustainability at the same time as
the capital works.

The following table shows the proportion of
certificates in our portfolio in each EPC
band, weighted by building area.

EPC band % of certificates
A/A+ 6%
B 24%
C 49%
D 7%
E 4%

For the majority of our portfolio, customers
purchase energy directly from the utility
companies. For these properties, our
portfolio management team meets
regularly with the customers to understand
their needs, concerns around energy usage
and working with them to identify energy
saving opportunities.
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In respect of 47 properties (7.7% of
portfolio), we purchase utilities on behalf of
the customers which are recharged, usually
through a service charge. In these buildings,
energy consumption is at the discretion of
the customer but we are generally in more
frequent discussion with these customers.
During the year, we have tendered our
energy purchase contract and mandated
that energy bought is 100% renewably
sourced.

One of our SixBySix pledges is to drive
innovative energy solutions for customers
through the use of appropriate technology.
During the year we plan to launch a pilot
scheme in the buildings for which we
currently procure energy to gather detailed
data on energy consumption and building
utilisation with the aim of using this analysis
to help our customers to use the building
more efficiently and reduce utility bills.

Our standard leases include green lease
clauses that allow us to request data on
energy usage, to gain access to make
energy performance improvements and to
prevent customer works on our buildings
that negatively impact the energy
performance. We continue to review our
standard lease clauses and whether further
advancements would be appropriate for
our customers.

Minimising the environmental impact of
our developments

As a developer of buildings, we are focused
on ensuring our new buildings are designed
to be right at the cutting edge of
sustainability within our sector, and we
pride ourselves on innovating to advance
our environmental performance. As
mentioned above, our SixBySix pledge is to
advance our developments to be net zero
carbon for construction and operation and
to measure the whole life carbon impact of
the buildings we develop. We continue to
measure our current developments by
reference to BREEAM - read more about
how we do this in our Sustainable
Development section opposite.

During the year we completed 12
developments which all hit our minimum
EPC target of B, with six achieving an A.



Sustainable development

The environmental impact of a new building
is something that we consider from the
initial design phase and maintain focus on
throughout the project. We measure this
against BREEAM for which we target a score
of "Very Good" or "Excellent”" on all our
in-house developments.

BREEAM is a holistic methodology for
assessing the environmental, social and
economic sustainability performance of a
building. It measures sustainability in a
range of categories (such as energy,
innovation, materials, pollution, waste and
water), assessing factors such as carbon
emissions reduction, design durability,
adaptation to climate change and
protection of ecology and biodiversity.

In practice, this means that we need to
select the materials in the right way (BRE
produces a Green Guide to Specification
from which materials are chosen), we
commission environmental and ecological
reports from which the actions are
incorporated into our plans, and we work
with our customers to ensure that the
energy systems installed are both
environmentally friendly and cost effective.
All of this needs to be completed to a high
standard and is independently assessed.

Of the 10 eligible developments completed
during the year, seven achieved BREEAM
ratings of Excellent and three achieved Very
Good, although three are awaiting the final
certification. All of the 16 currently on site
developments are on track to achieve at
least BREEAM Very Good with 85% on track
for Excellent.

Strategic report Governance

Minimising the environmental impact of
our employees

The greenhouse gas emission data below
relates to the environmental impact of
Assura employees - specifically electricity
consumed at the head office and fuel usage
from travelling to visit our properties.

During the past year, our energy usage and
working patterns have changed significantly
and we would expect our travel to reduce
in future years relative to pre-pandemic
levels, with greater time spent working from
home and more meetings hosted virtually
where possible.

Environmental policy and greenhouse
gas emissions

We have in place an environmental policy
(available in the Corporate Governance
section of our website) which is reviewed
on an annual basis by the Board. The policy
sets out our commitment we make in
addressing environmental risks in the work
we carry out, working with suppliers and
partners to promote environmentally
friendly behaviours, and maintaining our ISO
14001 Environmental Management System
certification.

The table below shows the Scope 1and
Scope 2 emissions directly within the
operational control of the Group. Scope 1
relates to business vehicles and estimated
gas used by homeworkers for heating, and
Scope 2 relates to grid electricity
consumed at the Company head office,
both of which have been converted using
government published conversion factors.

Financial statements Additional information

Signatory of the World Building

Council Net Zero Carbon
Buildings Commitment

For 2021, in light of the pandemic, Scope 1
and Scope 2 figures include an estimate of
the energy consumed by employees for
homeworking which we calculated in
accordance with a whitepaper published
by EcoAct (https://info.eco-act.com/en/
homeworking-emissions-whitepaper-2020).

We consider the most appropriate intensity
factor to be Mt CO,e per employee. During
the year the intensity has reduced, mainly as
a result of reduced business travel during
the pandemic - in previous years business
travel has represented over 75% of our
greenhouse gas emissions. However, the
reduced travel has been offset by estimated
gas used by homeworkers - our usual office
operations do not use gas normally, and
hence the Scope 1 usage in kWh was nil in
the prior year.

100% of Scope 1and 2 emissions relate to
consumption in the UK and as we re-
evaluate how we work post-pandemic we
are reviewing how we can reduce energy
consumed by the team.

See the Sustainability and Corporate
Governance policies section of our website
for detailed energy disclosures in respect of
our portfolio: www.assuraplc.com

2021 2020 Change
Scope 1
Mt CO,e 52.3 62.2 (16%)
Mt CO,e per employee 0.68 0.94 (28%)
kWh 256,615 - n/a
Scope 2
Mt CO,e 15.7 21.7 (27%)
Mt CO.e per employee 0.20 0.33 (38%)
kwWh 67,524 84,869 (20%)
Total (Scope 1 plus Scope 2)
Mt COse 68.1 83.9 (19%)
Mt CO,e per employee 0.88 1.27 (30%)
kwh 324,140 84,869 282%
kWh per employee 4,210 1,286 227%
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OUR ENVIRONMENTAL IMPACT
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Case Study
Ware Primary Care Centre

In Hertfordshire, our sustainable design
solution for the nearby, relocating GP
practices involves the extension and
refurbishment of Meade House, a building
that was previously used as a police, fire
and Citizens Advice hub. The badly needed
additional space for the local Dolphin House
Surgery and The Maltings practices will
serve over 14,500 patients. The building is
on track for BREEAM Very Good with plans
for the site to include on site renewable
energy (PV panels and air source heat
pumps) and an efficient waste management
plan designed for all waste to be either
recycled or diverted from landfill.

23%

forecast reduction in carbon emissions at
Ware through use of PV panels and air
source heat pump

100%

of waste from Ware either recycled or
diverted from landfill as part of sustainable
development plan

Case Study

Health and
Wellbeing Centre
Bournville Village Trust

Our newly completed development at
Bournville is on track to achieve a BREEAM
rating of Excellent — with all measures
designed to reduce costs for the customers
and minimise the environmental impact on
the surrounding area. The design
incorporates eight electric car charging
points for building users and the designs
result in a 23% reduction in energy usage
versus a notional medical centre.

8

electric car charging points installed for
new building users

100%

LED lighting used throughout building.
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TASK FORCE ON CLIMATE-RELATED

FINANCIAL DISCLOSURES

Strategic report Governance

Financial statements

Additional information

The Board recognises the significance of combatting climate change and the
role that Assura must play in relation to the buildings owned and operations.

This is reflected in the social impact strategy, SixBySix, incorporating plans to
minimise our impact on the environment.

Below, we have set out for the first-time
disclosures against the requirements of Task
Force on Climate-related Financial
Disclosures ("TCFD").

Governance

The Board review climate-related risks and
opportunities within our existing reporting
and governance structure. This is typically
within relevant update papers presented to
the Board at each meeting from relevant
members of the Executive Committee, and
through Risk Committee reporting into the
Audit Committee.

At each Board meeting, the Board receive
an update of progress against SixbySix,
which includes pledges to minimise our
environmental impact, and from the newly
appointed Head of Sustainability.

Overall responsibility for progress against
environmental targets rests with the CEO,
Jonathan Murphy. Efforts are led by the
Head of Sustainability, who is a member of
the Executive Committee, and the Social
Impact Committee, which monitors
progress against the specific SixBySix
targets and regularly reports into the
Executive Committee.

Strategy

During the year we completed a review of
the climate-related risks and opportunities,
considering the short (< 1year), medium (1-5
years) and long-term (> 5 years) time
horizons, and incorporating consideration
of both transitional and physical climate
risks.

This initial review has been fed into the Risk
Committee and an action plan for the
course of 2021/22 has been agreed.

Below we have included examples of the
risks and opportunities that could have a
material impact on the business.

In line with the requirement for full reporting
against TCFD for the March 2022 annual
report, we will conduct a review over the
coming year of the resilience of our strategy
taking into consideration different climate-
related scenarios.

Risk Management

Our assessment of climate-related risks
follows the existing processes of the Risk
Committee, as detailed on pages 56 to 6],
including escalation to the Audit Committee
as appropriate and decisions of assessing
the size and materiality of each risk. The
review highlighted in the Strategy section
was reported into the Risk Committee in
March.

Targets & Metrics

In our first year of reporting under TCFD, we
have identified the risks and opportunities
that we consider material to our business
and strategy. Over the coming year we will
assess which specific targets and metrics
we consider to be most relevant for our
business in direct response to climate-
related risks and opportunities.

We would expect this to include a specific,
science-based target for reduction of our
Scope 1and Scope 2 emissions (disclosure
of which can be found on page 53), and be
closely aligned with our SixBySix targets
which are already aimed at minimising our
environmental impact. The SixBySix targets
are incorporated into the Executive
Remuneration targets as detailed on pages
97 to 98.

Examples of risks

Impact on business strategy

and financial planning

Regulatory requirements for minimum energy efficiency.

Energy performance certificate for every building obtained and

action plans created to improve where necessary.

Financial impact would be through lost revenue or negative
valuation movement were a building not able to be re-let.

Risks to buildings from climate-related events such as flooding and
temperature rise affecting water supply temperature.

Individual building strategies incorporate risks for each property.
Financial impact would be through additional insurance

requirements or property maintenance required to meet water

supply obligations.

Example of opportunity

Impact on business strategy

and financial planning

Enhanced reputation with GP occupiers and the NHS through
better, more energy efficient buildings could lead to more
development opportunities and higher rents.

We continue to ensure our buildings provide the latest technology
and innovation for our customers. Being at the forefront will ensure
our customers continue to demand our spaces. Financial impact
would be through portfolio growth and increased rent roll.
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PRINCIPAL RISKS AND
UNCERTAINTIES

Risk management is the responsibility of the Board, which sets the risk appetite and
tolerances for the business, determines 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.

Risk appetite

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

- property event risk - by full insurance
cover, full due diligence and committed
funds for acquisitions

- development risk - by only undertaking
developments where there is already an
agreement for lease in place with fixed
price or capped price build contracts

- control risk - by clear management
controls and Board reporting

- gearing risk - we maintain an appropriate
range of lenders and debt maturities with
variable rate debt being restricted to an
appropriate level

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

Our approach to risk management

The Risk Committee includes staff from all
areas of the business; together with the
CEO and CFO it met five times in the year,
to review the risk register, identify emerging
risks and conduct "deep dives" into
individual risks to ensure that sound
assurance is in place. KPMG, the Group's
internal auditor attended all Risk Committee
meetings in the year.

The regular business of the meetings
included:

- a brainstorm on emerging risks,

- an IT update with a particular focus on
increased cyber risk facing staff working
from home (addressed through increased
IT penetration testing and cyber
awareness training), extra capacity
requirements for remote working
(including server access, extra portable
hardware and increased system
functionality) and our reliance on an
external IT provider with increased
demand from its customers (no issues
arose),

- health and safety compliance (including
on asbestos and legionella),

- areview of potential occupier defaults
where there is a possibility of GPs revoking
their GMS contract or where GPs on the
lease are no longer practising (there have
been no GP occupier defaults in the year)
or where non-GP occupiers are facing
financial difficulties (a small number of rent
deferment plans have been agreed)

- an update on complaints (none).

Internal audit in the year focused on
developments, financial close and
reporting, IT general controls and internal
audit follow up and further detail on their
findings is set out in the Audit Committee
report on page 85.

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
Committee. The Audit Committee regularly
monitors risk management and internal
control systems and reports to the Board.
The Board has carried out a robust
assessment of the principal risks facing the
business. These are the risks which would
threaten its business model, future
performance, solvency or liquidity and are
summarised on pages 58 to 61.

The Board has also considered which of the
Group's strategic objectives may be
affected by these risks and its findings are
set out in the table on pages 22 to 25.

Brexit, Climate and Cyber

As during 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 operation with no reliance on
exports and limited reliance on imports for
building products, that Brexit did not, in
itself, constitute a significant risk to the
business. The review again examined a
number of potential areas where business
operations could be impacted, including
property valuations, interest rates and the
supply chain, with the conclusion being that
the impact from the specific risk factor was
not material.

Cyber security was also kept under close
review recognising the heightened risk of
cyber-attacks on staff working remotely.
Penetration testing and cyber awareness
training were increased in the year, firewalls
were upgraded, and the Group signed up
to its second year of a managed assurance
service to cover email phishing, external
vulnerability scanning, online security
awareness training and cyber health

56 Assura plc Annual Report and Accounts 2021

check-up. The Group is close to achieving
Cyber Essentials Plus Certification which it
hopes to secure in the Autumn following an
upgrade to its finance system. Given this
increased protection it was considered that
an appropriate level of risk mitigation was in
place. All significant recommendations from
the previous year's internal audit report on
the cyber security report were
implemented in the year.

Climate risks were considered in relation to
the EPC ratings of existing properties
(specifically the requirement for a minimum
EPC of B for all properties being let by 2030.
EPC surveys were commissioned for 288
properties which did not have a rating and
further details of the Company's activities to
identify and improve these ratings are set
out on page 52. Climate risk is not currently
consider a principal risk of the Group, but this
will be kept under review. In addition, our
TCFD disclosures can be found on page 55.

While staff have been working remotely, the
culture of working collaboratively, freedom
to raise concerns and all departments being
represented on the risk committee means,
risks are quickly and easily identified.

COVID-19

Emerging risks were considered by the
Committee with many of these centred
around the effects of COVID-19, including:

- changing working practices and building
requirements for healthcare providers
including for the vaccination programme,

- ongoing pressures faced by staff and real
and perceived risks in returning to the
workplace,

- financial pressures on pharmacy occupiers
and other occupiers impacted by reduced
footfall,

- financial pressures facing suppliers and
contractors,

- delays to planning approvals and
approvals of new leases due to staff
shortages in the planning departments
and district valuers offices.

The business departments reviewed the
COVID-19 risk register and updated it for
lessons learnt. The register is kept under
constant review.

The Board held four extra Board meetings
in the year with the specific aim of keeping
abreast of the impact of COVID-19 on the
business, particularly on staff and their
wellbeing. You can read more about our
response to the pandemic on page 13.
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RISK MANAGEMENT FRAMEWORK

The Board has established a clear risk management framework that defines responsibilities for
risk management across the Group. The framework provides an effective process for the
identification, assessment, monitoring, and reporting of risk, with a strategic top-down approach
to risk management and a bottom-up operational management of risk by the business. This
framework is regularly reviewed by the Board to ensure its effectiveness and has been in place
for the financial year ended 31 March 2021 and to the date of approval of this report.

Top-down
Strategic Risk Management

\/

BOARD AND AUDIT COMMITTEE

Sets strategic objectives and the Group's risk

appetite to optimise delivery of Group
strategy, whilst reviewing external
environment to assess emerging risk.

Oversees management of risk management
and internal control systems and assesses
their effectiveness.

Reports principal risks.

EXECUTIVE COMMITTEE

Executes the Group's strategy and the
day-to-day management of the business,
considering the risk appetite and the impact
of key business risks.

Monitors key risk indicators.

RISK COMMITTEE

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

Considers and evaluates emerging risks and
their impact on strategy.

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

Considers completeness of risk register and
adequacy of mitigation.

Identifies, evaluates, prioritises, mitigates
and monitors operational risks including
emerging risks and records them in the risk
register. Carries out deep dives to review
the effective management of risks.

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

BUSINESS UNITS AND ALL EMPLOYEES

Ensures that risk is assessed and managed
effectively in their areas, through
engagement with the business, and by
establishing processes to identify, manage
and escalate changing or emerging risks.

Responsible for identifying risks in
performing their daily duties and acting to
limit the likelihood and impact of these risks
in line with expectations. Reports these risks
or changes in them to the Risk Committee or
its members.

/\

Bottom-up
Operational Risk Management
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The gross risk exposure of the Company's
principal risks are shown in the heat map
which plots likelihood of a risk occurring
against potential impact if it does, before
likelihood is reduced due to mitigation in
place.

Movements in principal risks

The Board has carried out a robust
assessment of the principal risks facing the
business. These are the risks which would
threaten its business model, future
performance, solvency or liquidity.

The gross risk exposure of the principal
risks is unchanged from last year.

The gross risk (prior to any mitigation) and
net risk (post mitigation) exposure of each
risk is set out in the table opposite which
does not list such risks in order of priority or
concern.

The Board considers that the top risks the
business faces are those with a net risk
rating of medium and above, being, change
in government policy, competitor threat,
reduction in investor demand and lack of
rental growth.
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o Changes to Government policy
o Competitor threat

o Reduction in investor demand
o Failure to communicate

° Reduction in availability of finance

o Failure to maintain capital
structure and gearing

o Building obsolescence
e Development overspend
o Staff dependency

@ Lack of rental growth
0 Occupier default
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o Changes to
Government policy

6 Competitor threat

e Reduction in
investor demand

o Failure to communicate
strategy

Risk

Reduced funding for primary care
premises' expenditure could lead to a
reduction in our development pipeline
and growth prospects. A change to
the reimbursement mechanism for GPs
could lead to a change in the risk
profile of our underlying occupiers.

Risk

Increased competition from new
purchasers could lead to a reduction in
our ability to acquire new properties
and a general increase in prices across
the sector.

Risk

Reduced investor demand for UK
primary care property could lead to a
falling share price and difficulty raising
equity to fund our strategic plans.

This could arise from:

- Changes in NHS policy

- Health of the UK economy

- Availability of finance

- Relative attractiveness of other
asset classes.

Risk

Failure to adequately communicate the
Company's strategy and explain
performance may result in an
increased disconnect between
investors' perceptions of value and
actual performance.

Avoid

The Group proactively engages with
the Government over policy that could
impact the business, both directly and
through the Healthcare Committee of
the British Property Federation.

Avoid

We maintain our specialist knowledge,
team structure and strong brand
recognition with GPs, and focus
heavily on customer care.

Avoid

We are open in communicating our
strategy to investors and maintain an
LTV range which is acceptable to the
market.

Avoid

Strategic priorities are clearly
articulated in corporate
communications and the Group's
performance is transparently reported.

We communicate regularly with
investors and analysts.

Trap

The Board monitors changes in
government policy and management
reports to the Board at every meeting.

Trap

The Board receives regular property
reports, highlighting where we have
lost to competitors and when new
entrants are identified. The market is
increasingly competitive, and every
proposed transaction is reviewed by
our Investment Committee to ensure
that the prospective returns are
adequate.

Trap

The overall economy and its impact on
the Group's operations are regularly
assessed and considered in reviewing
the Group's strategy.

The Board receives regular reports on
investor relations and the development
of our share register.

Trap
The Board receives regular reports on
investor attitudes and the market.

The Group maintains close links with
its two brokers, which communicate
investor thoughts and concerns.

Mitigate
Active engagement with Government,
where appropriate.

Mitigate
Continuing use of our specialist
expertise.

Mitigate

The dividend yield and the underlying
strength of the cash flows supporting
it remain attractive relative to other
asset classes.

Mitigate

Investor communication, particularly
through face-to-face meetings,
remains a key priority.

Comment

There continues to be significant
progression of support for sustainable
healthcare infrastructure. The current
pandemic has highlighted the need for
delivery of appropriate health services
in a community setting, in quality,
fit-for-purpose premises. Proposed
revisions to the NHS premises costs
directions shows no material change
to the system of GPs rent
reimbursement.

Comment

Afurther significant increase in asset
prices increases the risk of these
returns not achieving our required level
and our rate of acquisitions slowing
significantly. However, we have made
substantial additions to our portfolio
during the year and we have
strengthened our development
pipeline and team through the
acquisition of Apollo.

While sector specialists and other low
risk income-focused funds continue to
drive competition and pricing in the
sector, our investment team maintains
a pipeline of suitable investment
opportunities.

Comment

The fundamentals for our sector
remain very strong and the longevity
and security of our cash flows have
continued to generate strong investor
demand for our shares in the past year.

Comment
128 meetings have been held during
the year.

Gross risk rating

© 0

Gross risk rating

© 0

Gross risk rating

© 0

Gross risk rating

© ©0

Net risk rating Net risk rating Net risk rating Net risk rating
Risk owner Risk owner Risk owner Risk owner
CEO and Head of Public Affairs Executive Board CEO and CFO CEO and CFO
Risk key

Low Medium High Decreasing  No change Increasing New
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N
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CONTINUED

STRATEGIC RISKS

o Reduction in availability
and/or increase in cost
of finance

o Failure to maintain capital
structure and gearing

0 Building obsolescence

Risk

A reduction in available financing could
adversely affect the Group's ability to
source new funding and refinance
existing facilities.

This could delay or prevent the
development of new premises.

Increasing financing costs could
increase the overall cost of debt to the
Group and so reduce underlying profits.

Risk

Property valuations are inherently
uncertain and subject to significant
judgement.

Afall in property values or income
could adversely affect bank covenants.

Breach of covenants could lead to
forced asset disposals which could
reduce the Group's net assets and
profitability.

Risk

The shift in service delivery towards
more digital consultations could
reduce overall demand for medical
centre buildings and could increase the
risk of our buildings being no longer fit
for purpose if we fail to implement
latest standards and guidance or equip
them for remote consultations.

Avoid

The Group has a number of long-term
facilities which reduce these
refinancing risks, choosing to take fixed
interest rates where possible.

Avoid

Valuations and yields are regularly
benchmarked against comparable
portfolios.

All financial forecasting, including for
new acquisitions, considers gearing
and covenant headroom.

Avoid

We work closely with our GPs to keep
our buildings up to current standards
and provide adaptable solutions for
healthcare access. We are working
through our partnerships to get a
better understanding of the digital
healthcare landscape, get their
(customer) feedback on who is good in
those different customer segments and
understand impact. We can through
these develop our response (which
could take many forms).

Trap

The Group regularly monitors and
manages its refinancing profile and
cash requirements.

Trap
The Group engages two external
valuers to review property valuations.

The valuations are formally reviewed by
the Board twice a year.

Covenant headroom and gearing are
regularly monitored with reference to
possible valuation movements and
future expenditure.

The Board regularly reviews the capital
structure of the Group.

Trap
We carefully monitor the latest
standards and digital solutions.

Mitigate

The Group actively engages with a
range of funders to ensure a breadth of
funder and maturity profiles.

We continue to explore financing
options with other lenders as well as
maintaining strong relationships with
existing lenders.

Mitigate

It is possible to dispose of properties
to preserve covenants as the majority
of facilities are unsecured.

Mitigate

We seek to future proof our new
developments for digital readiness, for
example through provision of remote
consultation rooms where clinicians
can contact patients remotely in a
confidential manner. We are also
mitigating through a structured
approach to understanding the market
and developing our strategic response
to digital health.

Comment

Current market conditions due to
COVID-19 have meant that capital
markets are more volatile. However, we
maintain our strong cash flows and A-
rating from Fitch Ratings Ltd and in
September 2020 our oversubscribed
Social Bond raised £300 million at a
coupon of 1.5% allowing us to reduce
our RCF facility and repay our 4.75%
£110 million secured bond. As at the
year end net debt stood at £908 million
with undrawn facilities of £225 million
and cash of £46.6 million.

Comment

LTV is currently at 37% and this
provides covenant headroom. The
Group has recently disposed of 29
assets which were considered to have
lower growth prospects.

COVID-19 has presented challenges in
the ability to value properties at current
market prices in certain sectors.

We have completed a number of
transactions post year end, both
acquisitions and disposals, at values in
line with our current yields.

Comment

Our surgery of the future concept
embraces digital health solutions which
we consider on each new
development. We adapted many GP
premises for COVID-safe working
during the pandemic. We see digital
health as an opportunity for our
business and there will be
opportunities to work with our partners
on digital first projects in FY21/22 to
create some innovative virtual and
physical solutions.

Gross risk rating

© 0

Gross risk rating

© 0

Gross risk rating

O O

Net risk rating

© ©

Net risk rating

Net risk rating

©O ©o

Risk owner
CFO

Risk owner
CFO

Risk owner
Head of Property
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e Development
overspend

o Staff dependency

@ Lack of rental
growth

0 Occupier
default

Risk

Development risk could adversely
impact the performance of the Group
as a result of cost overruns and delays

Risk

Failure to recruit, develop and retain
staff and Directors with the right skills
and experience may result in

Risk

Not all rent reviews are upwards only
and challenges to reviews and appeals
could lead to lack of rental growth.

Risk

Loss of income could arise from failing
practices handing back GP contracts and
losing the right to rent reimbursement or

on new projects. underperformance. from financial pressures on pharmacy and
other occupiers putting pressure on their
business and becoming unable to meet
their financial obligations under the lease.
Avoid Avoid Avoid Avoid

The Group has strengthened its
development pipeline and team with
the acquisition of Apollo.

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

Competitive salary and benefit
packages are aligned with appropriate
peer groups and periodically
benchmarked.

Professional development and training
are encouraged and costs are met by
the Group.

Succession plans are in place for each
department.

Long-term incentive plans span
three-year periods to encourage
retention of staff.

The Group engages experienced third
parties to conduct rent reviews.

The strategic importance of a practice
to its location is a key investment
decision.

Trap

A high level of due diligence is
undertaken before works commence
and detailed designs are negotiated to
prevent variations.

Trap

Succession planning, team structure
and skill sets are regularly evaluated
and planned.

Trap

Leases are carefully reviewed on
acquisition and the Group does not
acquire any new leases with an
occupier right to trigger a downward

Trap

We are in regular contact with GPs to
ensure there are no financial issues and
carefully monitor the financial health of
non GP occupiers, including

The appraisal process acts as a rent review. pharmacies.
Regular reviews are conducted of two-way discussion forum to identify
latest cost estimates as each project employee aspirations and any
progresses. dissatisfaction.
Any employee resignations are
reported at each Board meeting.
Mitigate Mitigate Mitigate Mitigate

We remain confident in our ability to
manage this risk through our
experienced team of development
surveyors and reduce the potential risk
through the use of fixed price contracts
and the use of performance bonds.

A performance bond insures against
the risk of the main contractor
becoming insolvent.

Continuing use of our specialist
expertise.

The Group targets Retail Price Index
("RPI") reviews for new leases but if this
is unachievable then open market
upwards only reviews or open market
landlord trigger only reviews are
accepted.

We liaise with GPs and NHS
commissioning bodies to ensure
continuing provision of services from
that practice. GPs remain personally
liable as named individuals under the
lease. We review financial information
provided by the NHS on our occupiers
and as part of the acquisition due
diligence.

Comment

The potential impact of this increased
slightly during the year as the number
of developments gathered momentum
and COVID-19 led to some delays on site.

Our future development programme is
more geared towards in-house
development (as opposed to forward
funding commitments) so increased
scrutiny on contract conditions and
pre-contract due diligence is required
in conjunction with our legal advisors.

The successful integration of the
experienced GPl and Apollo team
strengthens our development team
and our ability to manage risk on
development projects.

Comment
The average number of employees in
the year was 77 (2019: 66).

Seven members of staff are currently
working towards professional
qualifications.

We successfully recruited several
qualified members of staff in the year.
See pages 48 and 49 for details of
improvements to employee
engagement in the year including the
work of the designated workforce
Non-Executive Director and activities
to promote staff wellbeing during
lockdown.

Comment

The commission-driven agreements
with its two designated rent review
agents and internal improvements to
the rent review process with better
data capture and analysis continues to
drive rental growth, although there
have been some delays to rent review
approvals as a result of staff shortages
in DV departments.

Comment
Approximately 30% of leases have
fixed uplifts or are linked to RPI.

Less than 5% of leases have occupier
ability to trigger a downward rent review.

There are very limited cases of GPs
handing back medical contracts and
we are in active discussion with the
occupiers and NHS commissioning
bodies in these cases.

Rent reimbursement for GP occupiers
has not been threatened by COVID-19.
We have agreed a small number of
payment plans for certain non-GP
occupiers. We continue to monitor
the situation and manage our

debtors carefully.

Gross risk rating

© 0

Gross risk rating

© ©

Gross risk rating

© 0

Gross risk rating

© ©0

Net risk rating

© ©0

Net risk rating

© o0

Net risk rating

© 0

Net risk rating

© ©0

Risk owner
Head of Property

Risk owner
Head of HR

Risk owner
Head of Property

Risk owner
Head of Property
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CFO REVIEW

Highlights for the year:

£2.45bn

Current portfolio

11.9 years

WAULT

£1.57bn

Total contracted rental income

37%

LTV

2.47%

Weighted average interest rate on debt

‘ ‘ Development pipeline:
March 2020 March 2021

We are delighted

to report another £81 m 12 £72m
strong year of on site cost of schemes on site cost of

g rOWth despite 15 schemes > completed 16 schemes

s el £77m 13 £11Tm

€= immediate pipeline cost of schemes immediate pipeline cost of

18 schemes moved on site 17 schemes

Assura plc Annual Report and Accounts 2021



We are delighted to have received
continued, strong support from our debt
and equity holders during the year; raising
£185 million of equity in April 2020,
extending our RCF to November 2024 and
successfully launching our debut £300
million Social Bond in September 2020.

Our deployment of these proceeds has
been ahead of our initial expectations, with
strong acquisition and development
activity.

Whilst our asset enhancement activity has
been a little slower than initially intended
due to the NHS rightly concentrating on
their heroic pandemic response and
vaccine roll out, we continue to report
positive performance on lease regears and
rent reviews.

Alternative Performance Measures
("APMs")

The financial performance for the period is
reported including a number of APMs
(financial measures not defined under IFRS).
We believe that including these alongside
IFRS measures provides additional
information to help understand the financial
performance for the period, in particular in
respect of EPRA performance measures
which are designed to aid comparability
across real estate companies. Explanations
to define why the APM is used and
calculations of the measures, with
reconciliations back to reported IFRS
measured normally in the Glossary, are
included where possible.

In particular, in the current period we have
disclosed an adjusted EPRA earnings
measure. This has been introduced to
exclude the one-off impact of the £2.5
million contribution to the Assura
Community Fund in the period, so as to
ensure readers of the accounts can
continue to understand the underlying,
recurring earnings of the property rental
business.

Portfolio as at 31 March 2021 £2,453.3
million (2020: £2,139.0 million)

Our business is based on our investment
portfolio of 609 properties (2020: 576).

This has a passing rent roll of £121.7 million
(2020: £108.9 million), 84% of which is
underpinned by the NHS. The WAULT is 11.9
years and we have a total contracted rent
roll of £1.57 billion (2020: £1.43 billion).

At 31 March 2021 our portfolio of completed
investment properties was valued at a total
of £2,414.7 million, including investment
properties held for sale of £14.3 million
(2020: £2,093.6 million and £20.3 million),
which produced a net initial yield ("NIY") of
4.58% (2020: 4.68%). Taking account of
potential lettings of unoccupied space and
any uplift to current market rents on review,
our valuers assess the net equivalent yield
to be 4.81% (2020: 4.94%). Adjusting this

Strategic report Governance

Royal Institution of Chartered Surveyors
("RICS") standard measure to reflect the
advanced payment of rents, the true
equivalent yield is 4.83% (2020: 4.96%).

Our EPRA NIY, based on our passing rent roll
and latest annual direct property costs, was
4.55% (2020: 4.69%).

Financial statements

2021 2020
£m £m
Net rental income 112.0 103.7
Valuation
movement 41.6 9.7
Total Property
Return 153.6 3.4

Expressed as a percentage of opening
investment property plus additions, Total
Property Return for the year was 6.3%
(2020: 5.3%). This can be split as 4.6% from
net rental income (2020: 4.9%) and 1.7%
from valuation movement (2020: 0.4%).

Our annualised Total Return over the five
years to 31 December 2020 as calculated by
MSCI was 8.1% compared with the MSCI Al
Healthcare Benchmark of 8.2% over the
same period.

The net valuation gain in the year of £41.6
million reflects a 2.1% uplift on a like-for-like
basis net of movements relating to
properties acquired in the period. The
valuation gain is split equally between our
asset enhancement activities (due to both
lease regears and rent review uplifts) and
the 13 basis point movement in our
equivalent yield.

The NIY on our assets continues to
represent a substantial premium over both
the 10-year and 15-year UK gilts which
traded at 0.845% and 1.22% respectively at
31 March 2021 (2020: 0.35% and 0.59%
respectively).

Investment and development activity

We have invested significantly 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 be let as follows:

2021
£m

Acquisition of completed
medical centres 228.9
Developments/forward funding
arrangements 56.9
Capitalised interest 1.9
Investment properties - no
incremental lettable space 4.6
Total capital expenditure 292.3

We have completed 50 acquisitions and 12
developments during the year.

Additional information

These additions were at a combined total
cost of £298.6 million with a combined
passing rent of £13.3 million (yield on cost of
4.4%) and a WAULT of 18.8 years.

We continue to source properties that meet
our investment criteria for future acquisition.
The acquisition pipeline stands at £46
million, being opportunities that are
currently in solicitors' hands and which we
would hope to complete within three to six
months, subject to satisfactory due
diligence.

During the year, we disposed of 29
properties where we believed there was
lower growth prospects than the rest of our
portfolio, generating proceeds of £26.2
million at a premium over book value of £0.9
million.

We continue to review our portfolio for any
indication that properties no longer meet
our investment criteria and as at the year
end have £14.3 million of investment
properties held for sale.

Of the 15 developments that were on site at
March 2020, 12 have completed in the year
and the remainder are due to complete
during the remainder of 2021.

The development team has continued to
have success in converting schemes from
the pipeline to live schemes, with 13
schemes moving on site during the year
meaning that 16 are on site at March 2021.

Of the 16 developments on site at 31 March
2021, nine are under forward funding
agreements and seven are in-house
developments. These have a combined
development cost of £72 million of which
we had spent £37 million as at the year end.

Our already strong in-house development
capabilities have been further boosted by
the acquisition of the pipeline and team of
primary care development Apollo in
February 2021. The acquisition added four
experienced development surveyors to our
team (which now stands at 11) and an initial
£50 million to our immediate and extended
pipelines.

In addition to the 16 developments currently
on site and including the addition of the
Apollo figures, we have an immediate
pipeline of 17 properties (estimated cost £111
million, which we would hope to be on site
within 12 months) and an extended pipeline
of 37 properties (estimated cost £222
million, appointed exclusive partner and
awaiting NHS approval).

We recorded a revaluation gain of £4.9
million in respect of investment property
under construction (2020: £1.3 million).
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Portfolio management
Our rent roll grew by £12.8 million during the
year to £121.7 million.

The growth came from acquisitions (£10.2
million), development completions (£3.1
million) and portfolio management activity
including rent reviews (£1.1 million), offset by
the rent relating to disposals (£1.6 million).

During the year we successfully concluded
320 rent reviews (2020: 296 reviews) to
generate a weighted average annual rent
increase of 1.5% (2020: 1.8%) on those
properties, which is a figure that includes 74
reviews we chose not to instigate in the
year. These 320 reviews covered £36.6
million or 34% of our rent roll at the start of
the year and, on a like-for-like basis, the
absolute increase of £1.5 million is a 4.2%
increase on this rent. Our portfolio benefits
from a 33% weighting in fixed, RPl and other
uplifts which generated an average uplift of
2.0% during the period. The majority of our
portfolio is subject to open market reviews
and these have generated an average uplift
of 1.2% (2020: 1.2%) during the period.

Our total contracted rental income, which is
a function of current rent roll and unexpired
lease term on the existing portfolio and
on-site developments, has increased from
£1.43 billion at March 2020 to £1.57 billion at
March 2021, despite the passage of time.
We grow our total contracted rental
income through additions to the portfolio
and getting developments on site, but
increasingly our focus has been extending
the unexpired term on the leases on our
existing portfolio ("re-gears").

The team has had success in delivering 31
re-gears in the period, covering £2.8 million
of rent roll and adding 15.5 years to the
WAULT for those particular leases (2020: 32
re-gears, £2.9 million of rent). We also have
terms agreed on a pipeline of 39 re-gears
covering a further £5.0 million of rent roll
and these are currently in legal hands.

We have secured 15 new tenancies with an
annual rent roll of £0.4 million and a pipeline
in legal hands of six new tenancies (rent £0.3
million). Our EPRA Vacancy Rate at March
20211is 1.3% (2020: 1.6%).

We completed four asset enhancement
capital projects during the year (spend £1.2
million) and are currently on site with a
further four projects with a total capital
spend of £2.7 million. In total we have a
pipeline of 19 asset enhancement capital
projects we hope to complete in the next
two years. These have an estimated capital
spend of £15 million, additional rent of £0.9
million and improve the WAULT on those
properties.

Live developments and forward funding arrangements

Estimated Development

completion date costs Costs to date Size
Beaconsfield Q122 £6.2m £4.0m 1,668 sq.m
Brighton Q123 £4.7m £1.9m Q48 sg.m
Broadway Q3 21 £3.6m £3.5m 1,027 sgq.m
Calne Q2 22 £3.7m £0.3m 813 sg.m
Hackbridge Q3 21 £1.6m £0.2m 565 sg.m
Hemel Hempstead Q122 £51m £2.8m 997 sg.m
Kelsall Q4 21 £2.9m £0.7m 700 sg.m
Leeds Q3 21 £3.0m £1.5m 680 sg.m
London Colney Q3 21 £4.0m £2.8m 680 sg.m
Newcastle Q321 £3.8m £1.6m 1,212 sg.m
Portsmouth Q122 £4.8m £1.8m 968 sg.m
Preston Q3 21 £12.9m £6.3m 1,894 sg.m
Stourport Q4 21 £5.6m £2.7m 1,950 sg.m
Sutton Q122 £3.2m £1.4m 664 sg.m
Timperley Q2 21 £2.1m £0.2m 424 sgq.m
Ware Q2 21 £5.3m £4.9m 1191 sg.m
Our current rent roll is £121.7 million and, on Financing

a proforma basis (i.e. assuming relevant
figures are added to the rent roll as it
stands), would increase to approximately
£145 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 15.5% and 14.5%
respectively (2020: 12.6% and 11.5%).

These ratios would reduce to 13.4% and
12.3% respectively excluding the impact of
the one-off contribution of £2.5 million to
the Assura Community Fund which was
announced as part of the equity raise in
April 2020.

Making a further adjustment to exclude the
direct and indirect costs of the
development team, the EPRA Cost Ratio
(including direct vacancy costs) for the year
is 11.9% (2020: 11.1%). All direct development
team costs are taken to the income
statement as opposed to an element being
capitalised within the cost of investment
property under construction.

We also measure our operating efficiency
as the ratio of administrative costs to the
average gross investment property value.
This ratio during the period equated to
0.48% (2020: 0.48%) and administrative
costs stood at £11.0 million (2020: £9.9
million) excluding the £2.5 million
contribution to the Assura Community
Fund.
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As we continue to grow through
acquisitions and developments, we are
delighted to have received support from
both the debt and equity markets.

In April 2020 we completed an equity
placing for £185 million.

In May 2020 we extended the term on our
RCF to November 2024. In October 2020
we took the option to reduce the facility
from £300 million to £225 million.

In September 2020 we successfully
launched a £300 million, 10-year Social Bond
which priced at a fixed interest rate of 1.5%.
This was launched alongside our Social
Finance Framework, which supports our
SixBySix social impact strategy, and the
proceeds are to be used for investment in
eligible acquisitions, developments and
refurbishment of publicly accessible primary
care and community healthcare centres.

In October 2020 we repaid in full our sole
remaining secured debt instrument, the
£110 million 4.75% secured bond which was
due to mature in December 2021. The early
repayment cost of £6.4 million has been
presented through the income statement as
Capital and Non-EPRA.



Financing statistics 2021 2020
Net debt (Note 22) £906.6m  £828.6m
Weighted average

debt maturity 8.0 years 6.8 years
Weighted average

interest rate 2.47% 3.03%
% of debt at fixed/

capped rates 100% 91%
EBITDA to net

interest cover 3.9x 3.6x
Net debt to EBITDA 9.3x 8.9x
LTV (Note 22) 37% 38%

Our LTV ratio currently stands at 37% and
will increase in the short term as we utilise
cash to fund the pipeline of acquisitions,
development and asset enhancement
opportunities. Our LTV policy allows us to
reach the range of 40% to 50% should the
need arise.

At 31 March 2021, 100% of our facilities are at
fixed interest rates, although this will
change as we draw on the RCF which is at a
variable rate. The weighted average debt
maturity is 8.0 years.

As at 31 March 2021, we had undrawn
facilities and cash totalling £271.6 million.
Details of the outstanding facilities and their
covenants are set out in Note 16.

Net finance costs presented through EPRA
earnings in the year amounted to £25.2
million (2020: £26.1 million), having increased
due to our additional borrowings funding
the growth in our portfolio.

Profit before tax

Profit before tax for the period was £108.3
million (2020: £78.9 million). As can be seen
below, adjusted EPRA earnings have
increased compared with the prior year and
we have also recorded an increased
valuation gain following our positive asset
enhancement activities and valuation yield
movement.

EPRA earnings

2021 2020

£m £m

Net rental income 112.0 103.7
Administrative
expenses (13.5) 9.9)
Net finance costs (25.2) (26.1)
Share-based
payments and
taxation (0.5) (0.2)
EPRA earnings 72.8 67.5
Add back one-off
Assura Community
Fund contribution 2.5 -
Adjusted EPRA
earnings (exc. one-
off donation) 75.3 67.5

Strategic report Governance

The movement in adjusted EPRA earnings
(exc. one-off donation) can be summarised
as follows:

£m
Year ended 31 March 2020 67.5
Net rental income 8.3
Administrative expenses (1.1)
Net finance costs 1.0
Share-based payments 0.3)
Year ended 31 March 2021 75.4

Adjusted EPRA earnings has grown 11.5% to
£75.4 million in the year to 31 March 2021
reflecting the property acquisitions and
developments completed as well as the
impact of our asset management activity
with rent reviews and new lettings. This has
been offset by increases in administrative
expenses and financing costs.

Earnings per share

The basic earnings per share ("EPS") on
profit for the period was 4.2 pence (2020:
3.3 pence).

EPRA EPS, which excludes the net impact of
valuation movements and gains on disposal,
was 2.7 pence (2020: 2.8 pence). Excluding
the £2.5 million Assura Community Fund
contribution, adjusted EPRA EPS was 2.8
pence (2020: 2.8 pence).

Based on calculations completed in
accordance with IAS 33, share-based
payment schemes are currently expected
to be dilutive to EPS, with 1.6 million new
shares expected to be issued. The dilution
is not material as illustrated in the following
table:

EPS measure (pence) Basic Diluted
Profit for year 4.2 4.2
EPRA 2.7 2.7
Adjusted EPRA (exc.

one-off donation) 2.8 2.8

Dividends

Total dividends settled in the year to 31
March 2021 were £73.6 million or 2.82 pence
per share (2020: 2.76 pence per share). £11.7
million of this was satisfied through the
issuance of shares via scrip.

As a REIT with requirement to distribute
90% of taxable profits (Property Income
Distribution, "PID"), the Group expects to
pay out as dividends at least 90% of
recurring cash profits. Two of the four
dividends paid during the year were normal
dividends (non-PID), as a result of brought
forward tax losses and available capital
allowances. The April 2020 and October
2020 dividends were paid as a PID and
future dividends will be a mix of PID and
normal dividends as required.

Financial statements Additional information

The table below illustrates our cash flows
over the period:

2021 2020
£m £m

Opening cash 18.5 18.3
Net cash flow from
operations 77.4 66.3
Dividends paid (61.9) (56.6)
Investment:
Property and other
acquisitions (236.8) (132.6)
Development
expenditure (56.9) (53.7)
Sale of properties 26.2 20.1
Financing:
Net proceeds from
equity issuance 181.7 -
Net borrowing
movement 98.4 156.7
Closing cash 46.6 18.5

Net cash flow from operations differs from
EPRA earnings due to movements in
working capital balances, but remains the
cash earned that is used to support
dividends paid.

The investment activity in the period has
been funded by the proceeds from the
April 2020 equity raise and the September
2020 Social Bond issuance.

Diluted EPRA NTA movement

Pence per

£m share
Diluted EPRA NTA
at 31 March 2020
(Note 7) 1,301.9 53.9
EPRA earnings 72.8 2.7
Capital (revaluations
and capital gains 425 1.5
Dividends (73.6) (2.8)
Equity issuance 185.2 1.9
Other 1.6 0.0
Diluted EPRA NTA
at 31 March 2021
(Note 7) 1,530.2 57.2

Our Total Accounting Return per share for
the year ended 31 March 2021 is 11.4% of
which 2.82 pence per share (5.2%) has been
distributed to shareholders and 3.3 pence
per share (6.2%) is the movement on

EPRA NTA.

Jayne Cottam
CFO
17 May 2021
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EPRA performance measures

The calculations below are in accordance with the EPRA Best Practice Recommendations published October 2019.

Summary table

2021 2020
EPRA EPS (p) 2.7 2.8
EPRA Cost Ratio (including direct vacancy costs) (%) 15.5 12.6
EPRA Cost Ratio (excluding direct vacancy costs) (%) 14.5 1.5

2021 2020
EPRA NRV (p) 63.2 59.6
EPRA NTA (p) 57.2 53.9
EPRA NDV (p) 56.0 52.6
EPRA NIY (%) 4.55 4.69
EPRA "topped-up" NIY (%) 456 473
EPRA Vacancy Rate (%) 13 1.6

EPRA EPS

2.7p

2020: 2.8p

Definition
Earnings from operational
activities.

Purpose

A key measure of a
company's underlying
operating results and an
indication of the extent to
which current dividend
payments are supported
by earnings.

The calculation of EPRA
EPS and diluted EPRA EPS
are shown in Note 6 to
the accounts.

EPRA NAV Metrics
EPRA NRV EPRA NTA EPRA NDV

63.2p 57.2p 56.0p

2020: 59.6p 2020: 53.9p 2020: 52.6p

Definitions

EPRA Net Reinstatement Value assumes entities never sell assets and aims to represent the value

required to rebuild the entity.

EPRA Net Tangible Assets assumes that entities never buy and sell assets thereby crystallising

certain levels of unavoidable deferred tax.

EPRA Net Disposal Value represents the shareholders' value under a disposal scenario, where

deferred tax, financial instruments and certain other adjustments are calculated to the full extent

of their liability, net of any resulting tax.

Purpose

The EPRA NAV set of metrics make adjustments to the NAV per the IFRS financial statements to
provide stakeholders with the most relevant information on the fair value of the assets and

liabilities of a real estate investment company, under different scenarios.

The calculations of EPRA NRV, EPRA NTA and EPRA NDV are shown in Note 7 to the accounts.
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EPRA NIY EPRA "“topped-up" NIY EPRA Vacancy Rate
L .55% L4.56% 1.3%
2020: 4.69% 2020: 4.73% 2020: 1.6%
Definitions Definition
EPRA NIY is annualised rental income based on the cash rents Estimated rental value ("ERV") of vacant space divided by
passing at the balance sheet date, less non-recoverable ERV of the whole portfolio.
property operating expenses, divided by the market value of
the property, increased with (estimated) purchasers' costs. Purpose
A "pure" (%) measure of investment property space that is
EPRA "topped-up" NIY - this measure incorporates an vacant, based on ERV.
adjustment to the EPRA NIY in respect of the expiration of
rent-free periods (or other unexpired lease incentives such as 2021 2020
discounted rent periods and step rents). £m £m
ERV of vacant space (£Em) 17 17
Purpose ) ) , ERV of completed property
A comparable measure for portfolio valuations, this measure portfolio (£m) 1251 1117

should make it easier for investors to judge for themselves

how the valuation compares with that of portfolios in other EPRA Vacancy Rate (%) 13 1.6
listed companies.
2021 2020
£m £m
Investment property 2,453.3 2139.0 EPRA Cost Ratio (including EPRA Cost Ratio (excluding
Less developments (45.0) (57.5) direct vacancy costs) direct vacancy costs)

Completed investment property 1 5 5 O/ 1 ‘ 5 O/
portfolio 2,408.3 2,081.5 ° o ° o

Allowance for estimated purchasers'

costs 158.8 137.5 2020:12.6% 2020: 11.5%
Gross up completed investment o
property - B 25671  2,219.0 Definition

Administrative and operating costs (including and excluding

Annual!sed cash passing rerjtal HCONIS 121.7 1081 direct vacancy costs) divided by gross rental income. Note
Annualised property outgoings (5.0 (@) that in the current year, no overhead was capitalised by the
Annualised net rents - A 116.7 104.0 Company (2020: £nil).
Notional rent expiration of rent-free
periods or other incentives 0.3 0.9 Purpose .
g isod A key measure to enable meaningful measurement of the
Topped-up annualised rent - C 7.0 104.9 changes in a company's operating costs.
EPRA NIY - A/B (%) 4.55 4.69
2021 202
EPRA "topped-up" NIY - C/B (%) 4.56 4.73 o o
Direct property costs 5.0 4.1
Administrative expenses 13.5 9.9
Share-based payment costs 0.5 0.2
Net service charge costs/fees (0.5) 0.3)
Exclude:
Ground rent costs (0.4) (0.4)
EPRA Costs (including direct vacancy
costs) - A 18.1 13.5
Direct vacancy costs (1.2) (1.2)
EPRA Costs (excluding direct vacancy
costs) - B 16.9 12.3
Gross rental income less ground rent
costs (per IFRS) 116.6 107.4
Gross rental income - C 116.6 107.4
EPRA Cost Ratio (including direct
vacancy costs) - A/C 15.5% 12.6%
EPRA Cost Ratio (excluding direct
vacancy costs) - B/C 14.5% 11.5%
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Viability statement

In accordance with provision C.2.2 of the
UK Corporate Governance Code 2014, the
Board has conducted a review of the
Company's current position and principal
risks to assess the Company's longer-term
viability.

The Board believes the Company has
strong long-term prospects, being
well-positioned to address the need for
better primary health care buildings in the
UK and the Company culture placing
emphasis on long-term relationships and
market understanding.

The business model (see page 32) and
strategic priorities (see page 20) are
designed to identify, assess and meet the
evolving needs of our occupiers and other
stakeholders through the lifecycle of our
buildings, utilising our balance sheet
strength and capital discipline (as reflected
in our current rating of A- from Fitch Ratings
Limited).

In completing the assessment of viability,
the Board has considered the principal risks
of the Group, as set out on pages 56 to 6],
in developing sensitivities that have been
applied in aggregate to financial forecasts
covering the five-year assessment period.

Specific scenarios

modelled Link to principal risks

Prolonged downturn  Strategic risks -

in property valuations competitor threat
(75bps over two and investor
years with no further  demand

growth)

Financial risks -
increase in cost
of finance

Increase in interest
rates (assumed 0.5%
increase in base rate
per annum)

Sustained absence
of rental growth
(assumed 0% open
market rental growth)
and increased risk

of occupier default
(assumed bad debt
at 3% of rent roll

per annum)

Operational risks -
underperformance
of assets

This assessment has not assumed any
significant changes to Government policy
with respect to NHS estates strategy or the
GP reimbursement model, or any specific
implications as a result of Brexit or the
current COVID-19 outbreak, all of which we
consider to have a low likelihood
(government policy) or low potential
impact (Brexit and COVID-19).

In addition, it has been assumed that debt
facilities can be refinanced as required in
normal market lending conditions. For
prudence, we have assumed that the
interest rates achieved are in excess of what
we have achieved in the current year.

Company forecasts are prepared using a
comprehensive financial model which
projects the income statement, balance
sheet, cash flows and key performance
indicators (including covenant compliance)
over the relevant timeframe. The model
allows various assumptions to be applied
and altered in respect of factors such as
level of investment, investment yield,
availability and cost of finance, rental
growth and potential movements in interest
rates and property valuations.

A five-year period is considered appropriate
for this review as this corresponds with the
Company's strategic planning timeframe. In
addition, the long-term nature of leases and
debt facilities support an assessment over
this period.

The forecasts prepared (including
application of the specific scenarios
detailed above in aggregate) showed that
the business remained viable thoughout the
forecast period. In addition, a reverse stress
test was completed to consider by how
much valuations would need to fall (30%)
and how much rental income would need
to be removed (65%) for covenants to be
breached.

Based on this consideration of principal risks
and the forecasting exercise completed,
the Board has a reasonable expectation that
the Company will be 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 financing arrangements in
place mean that the business model would
remain viable in the event that further
growth of the business was not achieved.

Going concern

Assura's business activities together with
factors likely to affect its future performance
are set out in the CFO Review on pages 62
to 67. In addition, Note 22 to the accounts
includes the Group's objectives, policies
and processes for managing its capital, its
financial risk management objectives,
details of its financial instruments and its
exposure to credit risk and liquidity risk.
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In addition to surplus available cash of £46.6
million at 31 March 2021 (2020: £18.3 million),
the Group has undrawn facilities of £225
million at the balance sheet date, with
commitments as at year end of £40.2 million
(see Note 23).

The Group has facilities from a number of
financial institutions, none of which are
repayable before November 2024.

The Group's primary care property
developments in progress are all
substantially pre-let.

The Group has adequate headroom in its
banking covenants. The Group has been in
compliance with all financial covenants on
its 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 11.9 years.
They are diverse both geographically and
by lot size and therefore represent excellent
security.

The Group's financial forecasts (including
the financial models prepared in relation to
the viability statement) show that
borrowing facilities are adequate and the
business can operate within these facilities
and meet its obligations when they fall due
for the foreseeable future. The Directors
believe that the business is well placed to
manage its current and reasonably possible
future risks successfully.

In reaching its conclusion, the Directors
have considered the specific impact in
respect of Brexit and COVID-19, neither of
which, in themselves, are considered
significant risks to the business based on
the current position. The Directors continue
to monitor these, and any other emerging
risks, as appropriate.

Accordingly, the Board considers it
appropriate that the financial statements
have been prepared on a going concern
basis of accounting and there are no
material uncertainties regarding the
Company's ability to continue to prepare
them on this basis over a period of at least
12 months.
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CHAIRMAN'S INTRODUCTION
TO GOVERNANCE

Our strong culture
supports our strategic
priorities and promotes
employee engagement”

Ed Smith, CBE
Non-Executive Chairman

Dear shareholder

This is our Corporate Governance
Report, which sets out how the
Board and its Committees operate
and how we are committed to
maintaining the highest level of
corporate governance.

Implementing the 2018 Code (“Code")

In accordance with the Listing Rules, | am
very pleased to confirm that throughout the
year ended 31 March 2021, the Company
was compliant with all the relevant
provisions as set out in the Code save for:

- Code Provision 38 - the pension
contribution rate for the current Executive
Directors is currently higher than the rate
applicable to the majority of the wider
workforce (currently 6%). We recognise
that this is an important matter of principle
for investors and therefore the
Remuneration Committee has agreed that
the pension rate for the Directors will be
aligned with that of the majority of the
wider workforce by the end of December
2022, consistent with the guidance issued
by the Investment Association.

- Code Provision 36 - we have not
introduced shareholding requirements to
apply for a period of time following
cessation of employment. The
Remuneration Committee believes that
the Remuneration Policy as currently
structured provides for sufficient
alignment between Executive Directors
and shareholders, but also recognises that
these post-employment requirements are
now favoured by a majority of investors.
As a result, we commit to introducing
post-employment shareholding
requirements as part of the Remuneration
Policy to be proposed for shareholder
approval at the AGM in 2022.

This Report explains how the Board has
applied the other principles of the Code.

Leadership

The Board is collectively responsible for the
effective leadership and long-term success
of the Group.

We held four specific Board meetings in the
year to discuss the impact of COVID-19 on
the business and staff wellbeing with the
Board providing support and sharing helpful
insights from their other business interests.

| recorded a video message for staff at
Christmas and the Board members shared
their experiences of lockdown and
messages of support in other videos shared
in the year.

Culture

Our clear strategic and social purpose is to
create outstanding spaces for health
services in our communities. Our strong
culture supports our strategic priorities and
promotes employee engagement, retention
and productivity. We are genuine and
passionate about what we do, working
collaboratively and using our expertise to
find innovative quality solutions for our
occupiers and the people who use our
buildings.

The Board leads by example, focusing on
our purpose and values in all decision
making and demonstrating the behaviours
we encourage and support in everyone at
Assura. The Board agreed that its legacy
should be as a dynamic partner to the NHS
and leading social impact business, playing
a key role in modernising and improving
community healthcare whilst delivering
consistent long-term shareholder returns.
Our social impact strategy, SixBySix,
embodies the simple aim of improving the
healthcare buildings used by more than six
million patients by 2026.

Culture is measured through the results of
our employee engagement surveys,
absenteeism and staff turnover,
whistleblowing reports, health and safety
incidents and initiatives and customer
satisfaction.

Our executive pay policies are fully aligned
to Assura's culture through the use of
metrics in both the annual bonus and PSP
that measure how we perform against our
targets that directly underpin the delivery
of our strategy. The incentive schemes are
aligned with our strong performance
culture and are linked to a strategy to
support the clear social purpose of Assura's
business.



Employee and other stakeholder
engagement

Louise Fowler has responsibility for
workforce engagement and regularly meets
with the employee representative group
"the Voice", feeding their comments back
to the Board so that their views can be
understood and considered in Board
decisions. You can read more on their
interaction on page 80.

The Board members usually "walk the floor"
when attending Board meetings at the
head office in Warrington and engage with
employees who present Board papers and
accompany them on site visits. However,
since the start of the pandemic all Board
meetings have been held virtually and the
Board have not been able to meet with staff
or attend any site visits.

Instead, our colleagues have continued to
engage with the Board through presenting
their papers in the virtual Board meetings
and the annual informal dinner, which allows
the Board to interact freely with employees
and understand what matters to them, was
replaced with a remote "cream tea" where
the Board members led informal sessions
with groups of employees reflecting on
highlights from 2020 and discussing what
people were most looking forward to when
lockdown ends.

The Board were particularly concerned
about staff wellbeing during the pandemic
and so this was a standing agenda item for
all Board meetings held in the year. In the
Pulse employee survey undertaken in the
Summer of 2020, we were delighted to
achieve an indicative improvement in
engagement from Very Good to
"Outstanding” which is a credit to
management's efforts in looking after their
colleagues during this difficult time.

The Board factors stakeholders into all our
decisions and management regularly
updates the Board on the implementation
of our strategy with a particular focus on
stakeholders and the risks and
opportunities which have arisen in the year
in relation to these groups.

GOVERNANCE IN NUMBERS
Board composition

1 2 3

Chairman Executive

Directors Directors

Non-Executive
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Performance evaluation

The Board Review carried out by Weva Ltd
(who has no other involvement with the
Company or Board members) in 2019
recommended that the Board consider
several areas of effectiveness to build on or
develop as part of its approach to
continuous improvement. The Board has
continued to make progress in all areas, for
example, completing a skills matrix to aid
with succession planning, regularly
engaging with management on COVID-19
and on the development of the Group's
strategy and inviting external speakers to
present to the Board to build skills and
develop and explore new insights and
ideas.

Remuneration

We received over 83% of votes in favour of
our Remuneration Report and over 99%
votes in favour of our all employee share
incentive plan at the 2020 AGM and | am
grateful to shareholders for the level of
engagement and support during the year.

Effectiveness

| believe that the Board has an effective,
well-balanced structure. Board members
have a wealth of skills and experience, as
shown on pages 74 to 76, which enable
them to challenge, motivate and support
the business.

The skills matrix identified our breadth of
experience and strengths for example in
capital markets, governance, investor
relations, strategy, finance and risk,
leadership, people and change
management, business development as
well as social purpose and ethical focus.

The Board's experience in NHS strategy and

technology has been bolstered by the
appointment of three Non-Executive
Directors in May 2021.

I am pleased to report that all the Directors
continue to devote sufficient time to
discharging their duties to a high standard
and remain committed to their roles.

Meetings per year

10 4 4

Board Audit
Committee

Financial statements

Nominations
Committee

Additional information

Diversity

The Board is committed to ensuring that
the Group is free from discrimination and
equitable to all employees.

We were delighted to be ranked 11th in the
Hampton-Alexander Report 2020 for FTSE
250 Women on Boards and in Leadership
and were named one of the joint top
businesses in the European Women On
Boards Gender Equality Index. With 50%
female representation on our main Board,
this shows our commitment to gender
diversity throughout the organisation.

The Board aspires to greater diversity
throughout the Group and this year we
carried out our first cross-team survey on
diversity and inclusion with the results
informing our recruitment and training
strategies for the business. We have also
joined the Mission INCLUDE mentoring
programme as both mentors and mentees
for peers in other businesses and the
national Disability Confident employer
scheme.

Ed Smith, CBE
Non-Executive Chairman

6

Remuneration
Committee
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OUR GOVERNANCE
FRAMEWORK

THE BOARD

Responsible for setting the Group's strategy for delivering long-term value to our
shareholders and other stakeholders and setting the culture, values and governance
framework for the Group. Provides effective challenge to management concerning
execution of the strategy and ensures the Group maintains an effective risk management
and internal control system.

The Board has approved a schedule of matters reserved for decision by the Board.

The Board delegates certain matters to its three principal committees:

Nominations Audit Remuneration
Committee Committee Committee
Responsible for ensuring our Responsible for reviewing and Responsible for establishing the
Board and its Committees have reporting to the Board on the Group's Group's Remuneration Policy and
the right balance of skills, financial reporting, maintaining an ensuring there is a clear link
knowledge and experience and appropriate relationship with the between performance and pay
ensuring adequate succession Group's auditor and monitoring the and pay is fair relative to the
plans are in place. internal control systems. workforce.

EXECUTIVE COMMITTEE

The Board delegates the execution of the Company's strategy and the day-to-day
management of the business to the Executive Committee which operates under
the direction and authority of the CEO.

The Committee makes key decisions to ensure achievement of strategic plans,
ratifies the decisions of the supporting committees, considers key business risks
and shapes and sustains the culture and values of the business.

It is supported by sub-committees each focusing on an area of the business.

Risk Committee

Reviews and monitors key risks and the effectiveness of the risk management
systems. Identifies emerging risks. Reports to the Audit Committee.

Investment Committee

Reviews and approves investment, development and asset enhancement
transactions, allocates investment capital and agrees investment hurdle rates.

Operational Excellence Committee

Drives operational excellence in systems and processes across the business
and is responsible for performance management of our IT systems and
controls including cyber controls.

Social Impact Committee

Establishes which social impact risks and opportunities are of strategic
significance, integrates them into business strategy and ensures effective
communication to stakeholders.

Assura plc Annual Report and Accounts 2021



Strategic report Governance Financial statements

DIVISION OF RESPONSIBILITIES

Chairman

- The effective running of the Board.

Ensuring the Directors receive accurate and timely information.

- Promoting high standards of Corporate Governance.

- Ensuring Board agendas take full account of relevant issues and Board members' concerns.

As Chair of the Nominations Committee, ensuring effective Board succession plans are in place.

CEO

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

Implementing the business strategy and culture.

Regularly updating the Board on progress against approved plans.

- Providing effective leadership of the Executive Committee to achieve agreed strategies and
objectives.

CFO

- Responsible for the preparation and integrity of financial information.
- Operating effective systems of risk management and control.
- Developing and implementing financial strategy and policies.

Non-Executive Directors

- Challenging and helping to develop proposals on strategy.

- Satisfying themselves as to the integrity of the financial information and that there are effective
systems of risk management and financial control.

- Chairing and/or serving on relevant Committees.

Senior Independent Director

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

- If necessary, acting as a conduit to the Board for communicating shareholder concerns.
Ensuring the Chairman is provided with effective feedback on performance.

- Serving as an intermediary for other Directors when necessary.

Company Secretary

- Ensuring good information flow within the Board and Committees.
- Facilitating induction and training of Board members.
- Advising the Board on all governance matters.
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BOARD OF DIRECTORS

BOARD AT
YEAR END

Board tenure
(in current role)

L

O-4 years
(67%)

4+ years
(33%)

Board gender balance

3 3

Female Male

Executive Committee
gender balance

L S

Female Male

In order to deliver the
Group's purpose and
strategy, the Board believes
the following mix of skills
within our leadership team
is required:

Jonathan Murphy

Ed Smith, CBE

Jayne Cottam

CEO Non-Executive Chairman CFO
Appointed Appointed Appointed
February 2017 October 2017 September 2017

Skills and experience

Jonathan has been with Assura
since January 2013 having joined
the Group as Finance Director
and becoming CEO in 2017.
Jonathan was previously finance
director for the fund
management business of
Brooks Macdonald and Braemar
Group plc and these roles
provided broad experience in
finance and accounting,
corporate finance, capital
markets and real estate
investment.

Jonathan's earlier career
included commercial and
strategic roles at Spirit Group
and Vodafone.

Jonathan is a Non-Executive
Director for the British Property
Federation and chairs their
Healthcare Committee, sits on
the Advisory Board of EPRA and
is Chair of the North West
Business Leadership Team.

He qualified as a Chartered
Accountant with PwC, holding
management roles in both the
UK and Asia.

Skills and experience

As an experienced Chairman, Ed
has extensive governance skills
in both the private and public
sectors. During his time as
Chairman of NHS Improvement
and Deputy Chairman of NHS
England he gained significant
health service and public sector
experience. Ed's skills include
strategy and operational
excellence as he was the former
Global Assurance Chief
Operating Officer and Strategy
Chairman of
PricewaterhouseCoopers
("PwC"). During his 30-year
career as a Senior Partner at
PwC, holding 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 is Senior Independent
Director at HS2 Ltd, the
independent Non-Executive
Director at Push Doctor Ltd and
chairs the Advisory Board at
HCA Healthcare UK.

Ed is a Chartered Accountant.

Skills and experience

Jayne is a CIMA qualified
accountant, with skills including
finance, debt strategy and risk
management. She joined Assura
from Morris Homes, one of the
UK's largest private national
housing developers where she
was the Finance Director for
Operations, heading up the
operational finance team across
the Group and providing
financial and strategic support
as a member of the Board for
each of the three operating
regions.

Jayne was previously 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 finance
positions.

Jayne sits on the North West
Regional Council of the CBI
(Confederation of British
Industry) and the Finance
Committee of the British
Property Federation.

Number of Non-

Executive Directors Number of
. . (including the Executive
Skills and experience Chairman) Directors
Executive and strategic leadership 4 2
Financial accounting, reporting or corporate finance 2 2
Property development,
investment or real estate management 2 2
Governance and compliance 4 2
Social impact, people or charities 3 2
Health and safety, risk management or internal controls 2 2
Investor relations and engagement 2 2
Prior remuneration committee experience and or
experience in remuneration 3 2
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Jonathan Davies
Senior Non-Executive Director

Jenefer Greenwood, OBE
Non-Executive Director

Louise Fowler
Non-Executive Director

Orla Ball
Company Secretary

Appointed
June 2018

Appointed
May 2012

Appointed
June 2019

Appointed
April 2015

Skills and experience

As Chief Financial Officer of SSP
Group plc, Jonathan has
extensive experience of finance,
mergers and acquisitions and
corporate governance. He has
broad capital market skills,
taking SSP private in 2006,
listing it on the London Stock
Exchange in 2014 and
undertaking various debt and
equity raises since then.
Jonathan's skills include
strategy, commercial and
financial management.

He began his career in Unilever
plc's management
development programme
before joining OC&C, the
strategic management
consultancy, as a start-up in 1987
where he was part of its rapid
growth to become a leading
international consulting firm.
From 1995 to 2004 Jonathan
worked for Safeway plc, where
he was Finance Director on its
Executive Board between 1999
and 2004,

Jonathan chairs the Audit
Committee and is Senior
Independent Director.

Skills and experience

Jenefer is a Chartered Surveyor
with extensive knowledge of
the real estate industry. Jenefer
started her career at Hillier
Parker in 1978, becoming
Executive Director and Head of
Retail on merger with CBRE.
She worked for Grosvenor
Estate from 2003 until 2012
where she expanded her skills in
development and maximising
real estate value.

Jenefer chairs the Remuneration
Committee, having initially
gained remuneration
experience as chair of the
remuneration committee of The
Crown Estate. She has
significant board level
experience and is currently on
the board of St Modwen
Properties plc and LiveWest
Housing.

Jenefer will be retiring as a
Non-Executive Director at the
conclusion of the 2021 AGM.

Skills and experience

From beginning her career at
British Airways before moving
into financial services with
Barclays and the Co-operative
Banking Group, Louise has
achieved 25 years' marketing,
customer and digital experience
at a senior level in the travel and
financial services industries.

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

Louise is a Non-Executive
Director at Howdens Joinery
Group plc.

Skills and experience

Orlais a lawyer, qualified
Chartered Secretary and an
Associate of ICSA whose skills
include corporate governance
and managing legal risk. She
qualified as a solicitor with
Eversheds Manchester and
gained significant legal,
mergers and acquisitions and
capital markets experience
working as a corporate lawyer
for over 14 years.

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

Orla is Head of Legal for the
Group, Chair of the Risk
Committee and a member of
the Executive Committee.

Committee meeting attendance Board Audit Rem Nom
Ed Smith 10/10 4/ 6/6 4/L
Jonathan Murphy 10/10 4/L 6/6 4/L
Jayne Cottam 10/10 4/L 6/6 4/
Jenefer Greenwood 10/10 4/L 6/6 4/
Jonathan Davies 9/10 4/L 6/6 L/
Louise Fowler 10/10 4/L 6/6 4/
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BOARD OF DIRECTORS
CONTINUED

OUR NEWLY
APPOINTED
NON-EXECUTIVE
DIRECTORS

Emma Cariaga
Non-Executive Director

Noel Gordon
Non-Executive Director

Dr Sam Barrell, CBE
Non-Executive Director

Appointed
May 2021

Appointed
May 2021

Appointed
May 2021

Skills and experience

Emma is the Joint Head of
Canada Water, one of the
largest regeneration schemes in
London, with British Land where
she also sits on their Executive
Committee. She also holds a
current Non-Executive role with
TEDI-London - a higher
education provider for
engineering.

She has over 20 years'
experience in the property
sector across residential, retail,
commercial and leisure with
previous roles at Landsec,
Barratt Homes and Crest
Nicholson. She was previously
on the Board of Thames Valley
Housing Association where she
chaired the Investment
Committee.

Emma is passionate about
sustainable development within
the property sector and has a
strong interest in the evolution
of cities and the social impact of
property.

Skills and experience

Noel is a recognised figure
across the UK health system,
formerly as Chair of NHS Digital,
Chair of Healthcare UK and as a
Non-Executive Director on the
Board of NHS England. He spent
most of his career transforming
the footprint and operating
models of large, multinational
banking institutions.

In the late 90's, Noel led
significant restructuring
programmes to enable banks to
adopt new digital channels. He
brought this transformative
experience to NHS England and
NHS Digital, reshaping their
approach to digital change and
new models for healthcare
delivery.

Noel is a Non-Executive Director
of Bestway Panacea Holdings.

Skills and experience

Sam is the COO of the Francis
Crick Institute - a world-leading
biomedical research
organisation which she joined
from a career in the NHS as a
noted healthcare leader. Sam
was CEO of the Taunton and
Somerset NHS Foundation Trust
and before that, established
and led the South Devon and
Torbay CCG. Earlier in her
career, as a practising GP, she
led the formation of a practice
based commissioning
consortium.

Sam offers strong ESG
credentials, as a past National
Advisory Council Member of the
King's Fund and an active
Mentor for the NHS Innovator
Accelerator Programme. She is
a Non-Executive Director of the
York Health Economics
Consortium.

She was awarded the CBE in
2014 for services to healthcare.

Time
commitments and
independence

Other directorships of the Board
members are set out on pages
74 to 76. 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
Executive Directors holds any
Non-Executive Director
positions. However, Jonathan
Murphy has recently been
appointed as chair of the North
West Business Leadership
Team.
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The Board regularly considers
the independence of our
Non-Executive Directors and all
Directors are required to
declare any relationships or
interests which may constitute a
conflict of interest at the
commencement of each Board
meeting.

Re-election of Directors

In accordance with Corporate
Governance best practice, it is
the Company's policy that all
Directors will submit themselves
for re-election at the 2021 AGM
and the Notice of AGM will
explain why their contribution
remains important to the
Company's long-term
sustainable success.



KEY BOARD
ACTIVITIES

Social impact strategy -
launch of our first
Social Bond

We launched our SixBySix social impact
strategy last year, to put our purpose -
creating outstanding spaces for health
services in our communities - at the centre
of everything we do. Our ambition is to
become the UK's number one listed
property business for social impact.

In September 2020 we announced the
launch of our first Social Bond, a Sterling-
denominated senior unsecured bond in an
amount of £300 million with a tenor of 10
years. This followed a series of UK fixed
income investor meetings which generated
strong institutional demand.

Our Social Bond is the first issued under the
Assura Social Finance Framework and the
proceeds will be used to fund or refinance
eligible social projects, specifically the
acquisition, development or refurbishment
of publicly accessible primary care and
community healthcare centres.

The issuance of our first Social Bond
demonstrates our commitment to
contributing to the communities in which
we operate and will be used to support our
continued investment in providing more
fit-for-purpose primary and community
healthcare centres.

The strong level of bond investor support
leaves us well positioned to deliver against
our acquisition and development pipeline,
as well as SixBySix.

£300m

Sterling denominated senior unsecured
bond was launched in Septemeber 2020

Financial statements A Additiénal information
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KEY BOARD ACTIVITIES
CONTINUED

Making the right
strategic decision -
acquisition of Apollo

The Board factors our stakeholders, the
long-term impact on the business and the
impact on the environment into all our
decisions in line with its duties under s172
Companies Act 2006.

In March 2020 the Board approved the
acquisition of primary care developer
Apollo.

The Board considered that the acquisition
would be beneficial to the Group's
long-term strategy of becoming the
number one listed business for social
impact as Apollo had a strong, 20-year track
record of developing high-quality primary
care properties across the UK.

The acquisition would also provide
continuity of service and enhanced benefits
for the very experienced four-person
development team and two administration
staff who shared our culture and high
standards for design.

Apollo pipeline scheme
Top

On site at the
Beaconsfield

development
Right
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Extensive due diligence was carried out on
the pipeline to ensure its viability for
shareholders and that the schemes
presented no adverse environmental
impact. The Board noted that the
acquisition would secure the ongoing
workstreams for the Apollo suppliers
including building contractors and
architects.

The Board approved the acquisition as it
expanded the Assura development team to
11 specialist surveyors, increased our
immediate and extended development
pipeline and further deepened our
understanding of the future trends shaping
the sector, from building design to
sustainability allowing us to expand our
offer to the NHS as its partner of choice.
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We aim to become
the number one
listed business for
social impact with
the acquisition of
businesses like Apollo
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KEY BOARD ACTIVITIES
CONTINUED

&A

with Louise Fowler

Overall there
has been a
sense of
'looking out
for each other'
and a very
supportive
culture.

Louise Fowler
Non-Executive Director

Assura plc Annual Repo

Q. Do you feel that the Voice
trust you with their feedback?

Yes, | feel that they do. As the designated
NED for workforce engagement, | explain to
them that | will share any feedback with the
Board on an anonymous basis respecting
any confidences shared. | also stress that
this communication should not replace
normal lines of communication in the
business through line managers or the
whistle-blowing process. The team are
pretty open with me about what's on their
minds.

Q. From your discussions can
you comment on how the
business has looked after
colleagues in these difficult
times?

The Voice feel that Assura has reacted
incredibly well. They really appreciated the
early confirmation of job security and the
prompt extension of fixed-term contracts
which put their minds at ease as well as the
speed with which IT equipment and office
chairs were provided to ensure successful
remote working. The Company adopted a
very flexible approach to working from
home patterns allowing employees with
young children to vary their hours to suit
childcare arrangements and everyone was
encouraged to switch off the screen at
regular intervals, go for more walks, to keep
in touch and look out for each other. From
speaking to friends and relatives they felt
very lucky and proud to work for an
organisation that has clearly done so much
more than some others. Obviously, as time
has gone on, it has become harder for some
people: it has been noted that Assura is

doing much to provide individual support
and there is strong desire for the Company
to continue, and increase, the focus on
mental health issues beyond the pandemic.
This has been highlighted as a key priority
for all staff through a recent survey.

Q. How well does the Voice feel
the business communicated
with staff during lockdown?

The Voice said that the Company worked
very hard to keep everyone included and
up to date with what has been happening
in the business with lots of regular emails,
Teams meetings and the weekly call with
Jonathan which is very well-liked. They
understand that there is a lot of uncertainty,
but they believe they will be given the
information they need at the right time, and
particularly appreciated some of the
insights into the home lives of senior
managers, for example, when small children
or pets wandered into the video
conference.

Q. Do the Voice feel concerned
about returning to the office?

They appreciate that the Company is taking
the time to consider what's right, and no
decision has been made about a return
date although it is good that the office has
been opened to colleagues who are
struggling to work from home. Some are
impatient to get back whilst others are
naturally more cautious. They have said they
do not feel pressured, and communication
has been very good.



Q. What are the Voice hoping
will be learnt from how we are
working now?

They have been surprised at how well
working from home has worked. The
biggest challenge has been managing
children at home as well as a job but people
have surprised themselves at how
productive they can be, and at their ability
to keep motivated and not get distracted.
There is a widespread hope that when they
do go back, it's not to exactly the same and
the business should look at how we use the
office for example mixing remote and office
working.

Before lockdown, Assura was very meetings
oriented. There is a hope that there will be
fewer meetings, or that they can be shorter
or a mix of face-to-face and video
conferencing. Often employees can drive 3
- 4 hours for a half-hour meeting with an
occupier. Whilst there is no doubt face-to-
face is sometimes necessary, they think it
will be possible to reduce costs, help the
environment and increase productivity by
doing things like this less often.

They also hope that a short, weekly,
informal communication from Jonathan (or
"the top") could continue after lockdown as
this makes them feel involved and engaged
in how the business is doing in a way that
may have been missing before.

Q. How is staff wellbeing?

There are a mix of views here: Lockdown
has meant less physical activity, commuting,
walking around the office etc but while
some have felt encouraged to go outside
and get exercise during office hours, others
were afraid it would be frowned on. There
is a greater all-Assura team spirit because of
this period, when before there was more of
an emphasis on individual teams.

People feel they have been working very
hard and obviously some parts of the
business have been more affected than

Strategic report Governance

others by the lockdown: engaging with GPs
and practice managers during the
pandemic, for example, has been harder as
they have quite naturally had other
priorities, whilst new buildings under
construction have continued much as
before, so there is a hope that everyone is
rewarded fairly for what they have done
during this difficult period.

Q. What have people found
most difficult and what are they
worried about?

The prolonged working from home and
isolation, particularly among colleagues
who live alone, or younger colleagues still
early in their career, has really begun to take
a toll, especially in this third lockdown, and
of course parents having to home-school as
well as do their busy jobs have found it
tough. There is a high level of appreciation
for what Assura has done to help,
particularly when people talk to family or
friends who work elsewhere and whose
experiences have been quite different.

Q. What has been the culture of
Assura during lockdown?

Overall, there has been a sense of "looking
out for each other" and a very supportive
culture. Line managers are accessible and
frequently make contact, colleagues keep in
touch and look out for each other. Some
employees are speaking to more people
now than when they were in the office.
There has also been a little less formality
and they have loved seeing the more
personal side of Jonathan, hearing about his
family etc and we have held numerous
virtual team events that have really brought
people together. Assura has always had a
supportive, people-led culture, but during
this difficult year people have come to feel
that they are really part of one big team and
have greatly valued the feeling of everyone
supporting each other and us all being in it
together.
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Stakeholder
engagement

The Board embraces open dialogue with
shareholders and works with its
stockbrokers Stifel and JP Morgan
Cazenove to ensure that an appropriate
level of communication is facilitated
through a series of investor relations
activities, including regular meetings
between the Executive Directors,
institutional investors, sales teams and
industry/sector analysts, as well as regular
advice from Makinson Cowell. Details of
the investor relations programme over the
year is shown on page 51.

We have increased IR reporting to the
Board with a dedicated slot at each Board
meeting where feedback from meetings
and observations from the equity markets
is provided for discussion. This is to ensure
that all Board members, and Non-
Executive Directors in particular, develop
an understanding of the views of major
shareholders and of the market in general.
This year the Chairman again offered
direct meetings to our largest
shareholders to allow the Chairman to
directly hear their views and feedback to
the Board. The Chairman found these
discussions very useful as they covered
current strategy, the NHS and the
importance of social impact.

Committee C