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SCAPE LIVING PLC

STRATEGIC REPORT (CONTINUED)

Business review (continued)

During the year, the decision was made to sell the Circus St asset. The asset comprises a student accommodation
block, fully let to an academic institution under a nomination agreement, and an office block. The Group’s strategy
is to build and operate student accommodation and city living and as such, as there is no direct involvement with the
student lettings, the Board’s decision was to divert the cash into assets that enable it to better focus its expertise. The
asset is being marketed for sale.

Occupancy has increased to 91% in the year to 30 September 2023 (2022 - 79%) and is nearly fully booked for
the 2023/24 academic term time, demonstrating a strong demand for all-inclusive student accommaodation that is
well located and visually appealing.

Principal risks and uncertainties
Market risk
The Board consider the main market risks to be the weakening of property values and high inflation.

There is increased risk around property valuations in light of interest rate rises. While the economic environment is
stabilising, high inflation in operating costs and wages is prolonging the high interest rate environment and delaying
the recovery in UK market conditions. The operational performance of the portfolio is very strong, counter balancing
macroeconomic conditions. Demand for UK higher education is stable, and there is persistent undersupply in Scape’s
asset locations meaning market fundamentals remain intact.

Inflation has steadied over recent months and the risk of inflationary increases to the Group’s operating costs is
deemed to have decreased from the prior year. The Directors remain vigilant of price increases to the cost base of
the business, though to date and for the coming academic year, the Directors are confident that the contractual rent
and the inflationary rise seen in the rates achieved will mitigate the overall risk, which is deemed to have decreased
in the year.

Liquidity risk

The Group has a £200m shareholder loan in place. After the year end, this loan was extended to 7 June 2025.
The Directors intend to repay the loan in the near term using funds obtained from the new loan secured on the
Hammersmith asset, a loan due to be secured on the Kingsway asset and proceeds from the sale of the Circus Street
asset. The remaining loan balance will be capitalised as share capital.

The assets generate sufficient cash to meet the external loan interest and running costs of the operational assets. In
order to meet the development payments under the forward funding agreement at Hammersmith the remaining
£55m of bank loan secured on the asset and £69m of commitments from APG will be utilised. Of this balance,
£15m was drawn down on 24 October 2023.

The Board monitors the cash flows generated by the Group to ensure that sufficient funds are available to service
the Group's liabilities as and when they fall due. Please see the Viability Statement on page 5 for further details on

future cash flow.

The liquidity risk is deemed to be the same as the prior year.
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SCAPE LIVING PLC

DIRECTORS REPORT (CONTINUED)
Results and dividends

The Group's loss for the year, after taxation and non-controlling interests, amounted to £38,269,000 (2022 - profit
£45,155,000).

The Company’s loss for the year, after taxation, amounted to £34,409,000 (2022 - profit £40,067,000).

Two dividends were declared during the year to 30 September 2023 (2022 - £Nil). On 9" June 2023, an ordinary
dividend of £6,867,299 (£0.65 per ordinary share) was declared, and a scrip dividend of £3,105,546 (£63.746 per
ordinary share) of which £2,484,437 was declared and paid by way of issuing new share capital. Both dividends were
paid on 22 June 2023.

Going concern

The Group was loss making in the year due to investment property revaluation losses amounting to £49.3m. The
operational assets performed well with an overall operating margin of 54% (2022: 55%). The Group has strong
positive net assets of £595.4m but is in a net current liability position due to the shareholder loan being due for
repayment in less than one year. After the year end, the £200m shareholder loan was extended to 7 June 2025
and the Group secured further debt financing of £105m.

APG has committed £69m of equity, of which £15m has been called upon in October 2023.

The Group's two existing bank loans are meeting historic and forward looking covenants as at the date of the signing
of these financial statements.

In assessing the appropriateness of the going concern basis of preparation the Directors have taken into account the
key risks of the business, including the Group’s business model and availability of cash resources. The Directors
continue to ensure compliance with both historical and forecast financial covenants.

On the assumption that the Group continues to trade as expected, and that there are no significant external shocks
to the property market resulting in significant reductions in property values, the Directors have a reasonable
expectation that the Group has sufficient resources to continue to meet its liabilities as they fall due for a period of at
least 12 months from the date of approval of these financial statements and the Board considers it appropriate to
prepare the financial statements on a going concern basis.

The Company was loss making, in a net current liability position and has positive net assets at the year end date.
Management have reviewed forecasts and the payment terms of current liabilities in the context of the financial
resources available and are satisfied that the Company is able to meets its liabilities as they fall due.

Post balance sheet events

For details of post balance sheet events see note 35.

Financial instruments

Details of the financial instruments of the Group are detailed in note 4 and note 25.
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SCAPE LIVING PLC

NOTES TO THE FINANCIAL STATEMENTS
FOR THE YEAR ENDED 30 SEPTEMBER 2023

1 General Information

The Company is a public company, limited by shares and incorporated and domiciled in England and Wales,
registered number 12899215. The address of its registered office is Central Square, 29 Wellington Street, Leeds, LS1
4DL.

These financial statements are presented in sterling (£), which is the functional currency of the Company and each
of its subsidiaries and have been rounded to the nearest thousand £'000 unless indicated to the contrary.

The Company has taken advantage of the exemption allowed under section 408 of the Companies Act 2006 not to
present the parent company statement of comprehensiveincome. The loss for the parent company for the year was
£34,409,000 (2022 - profit £40,067,000).

2 Accounting policies

The principal accounting policies as applied in the preparation of these financial statements are set out below. These
policies have been applied consistently throughout the period presented, unless otherwise stated.

Basis of preparation

These financial statements have been prepared under the historical cost convention, except for investment property
and deferred consideration which have been measured at fair value, and on a going concern basis in accordance with
International Financial Reporting Standards (IFRS) as it applies in the UK and in conformity with IAS 1. There were no
material departures from this standard.

The preparation of financial statements in conformity with the IAS 1 requires the use of certain critical accounting
estimates. It also requires the Directors to exercise judgement in the process of applying the Group's accounting
policies. The areas involving a higher degree of judgement or complexity, or areas where assumptions and estimates
are significant to the financial statements are disclosed in note 3 of the financial statements.

Going concern

The Group was loss making in the year due to investment property revaluation losses amounting to £48.9m. The
operational assets performed well with an overall operating margin of 55% (2022: 55%). The Group has strong
positive net assets of £595.4m but is in a net current liability position due to the shareholder loan being due for
repayment in less than one year. After the year end, the £200m shareholder loan was extended to 7 June 2025
and the Group secured further debt financing of £105m.

APG has committed £69m of equity, of which £15m has been called upon in October 2023.

The Group's two existing bank loans are meeting historic and forward looking covenants as at the date of the signing
of these financial statements.

In assessing the appropriateness of the going concern basis of preparation the Directors have taken into account the

key risks of the business, including the Group'’s business model and availability of cash resources. The Directors
continue to ensure compliance with both historical and forecast financial covenants.
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SCAPE LIVING PLC

NOTES TO THE FINANCIAL STATEMENTS (CONTINUED)
FOR THE YEAR ENDED 30 SEPTEMBER 2023

24 Borrowings
Group Company Group Company
2023 2023 2022 2022
£'000 £'000 £'000 £'000
Current borrowings
Bank loans 1,571 - 1,500 -
Loans from shareholders 200,000 200,000 200,000 200,000
Total 201,571 200,000 201,500 200,000
Non-current borrowings
Bank loans 354,331 = 355,580 -
Loan arrangement fees (2,112) = (2,920)
Total 352,219 = 352,660
Total borrowings 553,790 200,000 554,160 200,000

Loans from shareholders

Loans from shareholders are unsecured, interest free per annum and repayable on demand. Under the newly
extended loan agreement, repayment should be no later than 7 June 2025.

Bank loans

The Group has two bank loans:

56

A £157,080,000 facility which was refinanced on 28 March 22. The facility is repayable in quarterly instalments
and as at 30 September 2023, £155,901,900 remains outstanding, with a carrying value of £155,125,437. The
loan is secured over the assets of Mile End Guernsey Propco Ltd, Guildford 2 UK Propco Ltd and Wembley UK
Propco Ltd; the total valuation of these properties as at 30 September 2022 is £371,865,000 (2022:
£389,960,000). The loan has a blended interest rate of 5.3% (2022: 3.61%) which is now fixed until the end of
the loan. The loan terminates on 27 March 2025, but the Group is able to extend the termination date to 27
March 2027 provided there are no breach of covenants.

Under the loan, the financial covenants required the loan to property valuation to be lower than 55% and both
the yield on debt and the projected yield on debt to be in excess of 6%. There has been no breach of these
covenants during the year.

A £200,000,000 facility refinanced on 31 August 2022 with a carrying value of £198,664,311 as at 30
September 2023. This loan is secured over the assets of Bloomsbury UK Propco Ltd and Shoreditch Guernsey
Propco Ltd; the total valuation of these properties as at 30 September 2023 is £515,140,000 (2022:
£511,470,000). The loan has a blended fixed interest rate of 4.23%. The loan is repayable on 5 April 2029.

Under the loan, the financial covenants required the loan to property valuation to be lower than 60%, the historic
interest service cover ratio to be greater than 1.4 and the projected interest service cover ratio to be in excess of
1.7. There has been no breach of these covenants during the year.












DocuSign Envelope ID: 24A0CEFA-B582-4651-9CC2-B13132B00714

SCAPE LIVING PLC

NOTES TO THE FINANCIAL STATEMENTS (CONTINUED)
FOR THE YEAR ENDED 30 SEPTEMBER 2023

29 Non-controlling interest

£000
At 30 September 2021 and 1 October 2021 m
Share of profit 5
At 30 September 2022 and 1 October 2022 4
Share of loss (212)
At 30 September 2023 (208)

30 Related party transactions

Company

The shareholder APG, loaned the Company £200,000k to acquire the Gemini portfolio in the prior year. This
balance remains outstanding at the year end date. The loan was due for repayment on 30 April 2024 but
extended to 7 June 2025 post year end.

During the year ended 30 September 2023, the Company incurred £2,710k (2022 - £1,798k) of advisory fees from
Scape UK Management Ltd, a company with key management personnel in common. At 30 September 2023, the
balance owed to Scape UK Management Ltd was £829k (2022 - £1,510k).

During the year, the Company transferred funds to and from Group undertakings in order to manage cashflows.
During the year, the Company borrowed £24,156k on a net basis (2022 - advanced £64,465k) from Group
undertakings in the course of ordinary cashflows. During the year, £8,000k (2022 - £Nil) has been written off. The
Company also loaned Group undertakings £82,030k on a net basis (2022 - £77,350Kk) in order to fund investment
activity. These loans are short-term funding until external bank loans are secured. At the 30 September 2023 there
is a net receivable of £117,246k (2022 - £66,515k) due from subsidiaries.

During the year, the Company and the Group did a number of reorganisations (as detailed in note 16). As part of this,
the Company acquired direct investments in a number of entities that were previously held as indirect subsidiaries.
The total of these of these investments was £66,819k. As part of the reorganisation it also sold a direct subsidiary
to another direct subsidiary for £3,080k as part of a share for share exchange.

The Company also recorded dividends of £62,632k (2022 - £228,710k) due from its subsidiaries and recorded
interest expense receivable from subsidiaries of £1,882k (2022 - £Nil).

Two of the Group's assets were previously sold into the Group from an individual and companies which share key
management personnel. The sale contracts contained a number of retentions and deferred consideration clauses.
During the year, a further £5k was recognised and £4,792k was repaid. At 30 September 2023 the balance owed
to the companies and individual was £635k (2022 - £5,421k).

Group
The shareholder APG, loaned the Group £200,000k to acquire the Gemini portfolio in the prior year. This balance
remains outstanding at the year end date. The loan was due for repayment on 30 April 2024 but extended to 7

June 2025 post year end.

During the year, the Group accrued interest of £437k on its loan to Gemini Jersey JV LP (2022 - £Nil). At 30
September 2023 the balance owed to Gemini Jersey JV LP was ENIL (2022 - £7,809k).
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