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Supermarket Income REIT
Profitably building scale

Supermarket Income REIT (SUPR) has raised gross proceeds of £100m
through a placing and retail offering of new shares. The net proceeds,
combined with leverage, will fund the acquisition of nine assets for
approximately £216m. The acquisitions enable SUPR to leverage its cost-
efficient and scalable platform and deep grocery real estate knowledge,
and are expected to be EPS accretive in the first full year. In addition, in a
market where scale matters, the issue should benefit share trading liquidity
and wider shareholder appeal. SUPR expects to announce results for the
year ended 30 June 2026 in September and says that performance is in line
with its expectations.

A robust platform for growth

120.5m new shares, around 10% of the pre-existing share capital, have been issued
at 83p, a ¢ 5% discount to December 2025 (end-H126) EPRA net tangible assets
(NTA) per share of 87.7p, conditional on approval at a general meeting on 3 August,
with trading expected to commence on 5 August. In combination, SUPR expects the
issue and successful purchase of the identified assets to be accretive to earnings
per share from the first full financial year with minimal NTA dilution. The loan-to-
value (LTV) ratio will increase but the company remains committed to a maximum
45%, while the net debt-to-EBITDA cover ratio is expected to be a comfortable 7—8x.

Immediate progress with identified acquisitions

Immediately following the share placing, SUPR exchanged contracts to acquire
three well-established UK supermarkets with strong trading histories for an
aggregate £118m, at a net initial yield (NIY) of 6.9%, well above the current ¢ 6%
portfolio yield. The acquisition pipeline contains a further six UK grocery assets, with
a combined value of £98m, comprising five supermarkets and SUPR’s first grocery
distribution centre, all predominantly let to investment-grade tenants on long leases.
Completion is expected within three months. In aggregate, the nine assets have a
NIY of 6.6% with a long weighted average unexpired lease term (WAULT).

Valuation: Attractive yield with capital upside

Following successful execution on a series of strategic initiatives, SUPR shares
have increased 27% since the beginning of 2025, with a total return including
dividends of more than 40%. Although the discount to NTA has narrowed materially,
the shares still yield an attractive ¢ 7%. DPS has increased each year since listing
and the company targets an acceleration in fully covered DPS growth to at least 2%
per year from FY27.

Consensus forecasts

Year end EPRAEPS (p)  NAV/share (£) DPS (p) Yield (%) PINAV (x)
6/25 6.0 0.88 6.12 7.0 1.00
6/26e 5.6 0.89 6.20 7.0 0.99
6/27e 6.3 0.92 6.20 7.0 0.96
6/28e 6.5 0.94 6.40 7.3 0.94

Note: Forecast data is market consensus as supplied by the company.
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Business description

Supermarket Income REIT, listed on the premium
segment of the LSE, with a secondary listing on

the JSE, invests in grocery property, let to leading
supermarket operators in the UK and Europe on long,
inflation-linked leases. The investment objective is to
provide an attractive level of income, with the potential
for capital appreciation over the longer term.

Bull points
Specialist investor with deep industry knowledge.
Structurally supported sector.

Low cost ratio.

Bear points
Relatively high gearing in a sector context.
Over-renting risk requires skilled management.

Historically modest dividend growth.
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Positive tailwinds and well positioned

SUPR’s investment proposition is based primarily on robust and visible income growth from long weighted average lease
length (WAULT) of ¢ 12 years), upward-only, mostly inflation-linked leases with strong tenants. To sustainably achieve
this, the company invests selectively in high-quality, strong-performing, primarily omnichannel stores that are critical to
the operations of its tenants and which represent an essential part of the nation’s food delivery infrastructure. SUPR is
not affected directly by the trading performance of its stores (it does not receive turnover-linked rents), but sustainable
rent growth is a function of store turnover.

Given the non-discretionary nature of most grocery sales, the UK grocery market has shown consistent growth, and
SUPR’s key UK tenants (Sainsbury’s and Tesco) have been taking market share, as have the larger-format omnichannel
stores, which remain a core part of SUPR’s investment strategy. Similar trends are in place in France, which prior to the
new transactions represented c 10% of its portfolio, a level that SUPR anticipates will increase. Most recently SUPR
has broadened its investments to include UK regional grocery distribution centres (RDCs), a critical part of the operator
supply chain.

A strategy for growth

SUPR has previously made clear that it continues to see strong opportunities to grow its portfolio and leverage its cost-
efficient platform and deep grocery real estate knowledge. To highlight the scale of this opportunity, with its interim
results it stated an ambition to double the size of its £2bn portfolio over time and announced the appointment of two
experienced senior hires, a strategy director and head of investments.

SUPR identifies opportunities across all of the existing areas in which it operates, including in Europe and in the recently
identified area of RDCs, which are a crucial element of the supply chain and store network for operators.

In seeking to grow broadly on this scale, it is the company’s intention to preserve the core characteristics of the portfolio,
including a long WAULT, strong inflation linkage and a focus on investment-grade tenants.

Exhibit 1: Grocery real estate exposure at December Exhibit 2: Indicative growth potential
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Remaining capital deployed ahead of recent transactions

Since reporting interim results, and prior to the newly announced transactions, SUPR has completed the acquisition of
two stores for £41.0m (before costs), both let to Tesco, deploying its available capital at an average NIY of 6.8%. These
were:

= A Tesco-anchored retail park in Newport, purchased for £21.0m at a 7.2% NIY. The property was acquired as a
corporate entity, saving on stamp duty, with the yield reflecting achieved acquisition cost of 3.7% rather than the
standard 6.8%. The retail park has a WAULT of 12 years and the foodstore accounts for 81% of the value of the site
with five-yearly CPI-linked rent reviews (subject to a 3% cap and 0% floor).

= A Tesco store in Glastonbury, purchased for £20.0m at a 6.4% NIY. The foodstore benefits from a triple-net lease
with an unexpired lease term of 11 years and annual RPI-linked rent reviews (subject to a 4% cap and 1% floor).
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Immediate exchange of contracts on the first three pipeline assets

Immediately following the share placing, SUPR exchanged contracts to acquire three well-established supermarkets with
strong trading histories, let to investment-grade tenants on triple-net leases, for an aggregate £118m. The blended NIY
of 6.9% is well above the existing portfolio yield of 6.0% at end-H126. Completion is expected in September.

The supermarkets are:

Sainsbury’s, Manchester on a 5.2 acre site comprising a 71k sq ft supermarket with a click-and-collect facility. The
unexpired lease term is 12 years with rent of £34 per sq ft and annual RPI-linked rent reviews (subject to a 5% cap
and 3% floor).

Tesco, Edinburgh on an 8.8 acre site comprising a 128k sq ft supermarket with eight home-delivery vans and click-
and-collect facility. The unexpired lease term is five years with rent of £33 per sq ft and annual RPI-linked rent
reviews (subject to a 4% cap and 0% floor).

Tesco, Halifax on a 5.1 acre site comprising a 41k sq ft supermarket. The unexpired lease term is eight years with
rent of £35 per sq ft and annual RPI-linked rent reviews (subject to a 5% cap and 0% floor).

The properties have been acquired through a corporate entity, saving on stamp duty costs, and the NIY indicates an
annualised rent roll of ¢ £8.4m. Prior to the transaction, SUPR’s portfolio had an annualised passing rent roll of £129m
with a WAULT of 12 years and a NIY of 6.1% (based on the end-H126 portfolio valuations).

The WAULT of the three assets is a relatively short eight years and the average rents of £34 per sq ft are above the end-
H126 portfolio average of £23. SUPR says they offer good re-gear opportunities, which play to the company’s strength
as a sector-specialist investor, providing the opportunity to underwrite the re-gear risks more effectively than many
others. The value created by re-gear opportunities comprises a period of higher ‘over-rent’ for the term of the existing
lease (in this case a highly attractive 6.9% NIY) followed by reversion to a lower, rebased level of rent over a newly
extended term, with the increased duration of cash flow providing potential for a capital uplift.

Since reporting interim results, SUPR has agreed re-gear terms on two existing stores, extending the WAULT of seven
years to 15 years at rents broadly in line with the externally assessed expected rental value (ERV), an estimate of the
rent that could be achieved if the stores were let at market rents today. One of the leases was renewed at the in-place
passing rent, while the other had a 15% rent reduction. No rent-free periods or other lease incentives were granted. For
these assets, SUPR expects that, taken together, the revised lease terms and extended duration of income will enhance
total returns.

Further pipeline expected to complete within three months

The further pipeline of six grocery assets, the acquisition of which SUPR expects to complete within three months for an
aggregate £98m, includes:

Five UK supermarkets let primarily to investment-grade tenants geographically spread across the UK, with a
WAULT of 13 years and average rents of £26 per sq ft.

A grocery distribution asset let to an investment-grade grocery tenant with an unexpired lease term of 15 years and

rents of £14 per sq ft.

In aggregate, the expected NIY on all nine assets is 6.6%, implying a NIY for the additional six assets of ¢ 5.5%.

Recent refinancing added additional visibility to funding and debt cost

At the beginning of July, SUPR completed the refinancing of the £445m of existing unsecured debt facilities due to
mature over the next two years, reducing borrowing costs and extending maturity.

The agreed average margin of 1.18% above SONIA (on a drawn basis) represented an annual cost saving of £0.3m
and increased the weighted average debt maturity from 2.9 years to 3.8 years. Following the refinancing, the weighted
average cost of debt is 4.4% (pro-forma 4.8% at end-H126) and is 98% fixed or hedged until the first debt maturity in
June 2028.

Gearing has been deliberately increased over the past two years as management has become more confident
that supermarket real estate valuations are at or close to a bottom and offering attractive investment yields, while
simultaneously improving its visibility about debt funding costs. At end-H126, adjusted net debt, including SUPR’s
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share of its joint venture (JV) with Blue Owl, was £925m and the net LTV was 45% but subsequently reduced to ¢ 42%
including all post period-end transactions and transfers of assets to the JV.

Including the new transactions and equity raise, LTV will increase again, but the company remains committed to a
maximum 45% and expects LTV to reduce over time, to 40% or below, for which a continuation of the revaluation growth
registered in H126 would be helpful. Meanwhile, the net debt-to-EBITDA cover ratio is expected to be a comfortable 7—
8x, underpinned by resilient income from predominantly investment-grade tenants.
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General disclaimer and copyright

This report has been commissioned by Supermarket Income REIT and prepared and issued by Edison, in consideration of a fee payable by Supermarket Income REIT. Edison Investment Research standard fees are
£60,000 pa for the production and broad dissemination of a detailed note (Outlook) following by regular (typically quarterly) update notes. Fees are paid upfront in cash without recourse. Edison may seek additional fees
for the provision of roadshows and related IR services for the client but does not get remunerated for any investment banking services. We never take payment in stock, options or warrants for any of our services.

Accuracy of content: All information used in the publication of this report has been compiled from publicly available sources that are believed to be reliable, however we do not guarantee the accuracy or completeness
of this report and have not sought for this information to be independently verified. Opinions contained in this report represent those of the research department of Edison at the time of publication. Forward-looking
information or statements in this report contain information that is based on assumptions, forecasts of future results, estimates of amounts not yet determinable, and therefore involve known and unknown risks,
uncertainties and other factors which may cause the actual results, performance or achievements of their subject matter to be materially different from current expectations.

Exclusion of Liability: To the fullest extent allowed by law, Edison shall not be liable for any direct, indirect or consequential losses, loss of profits, damages, costs or expenses incurred or suffered by you arising out or in
connection with the access to, use of or reliance on any information contained on this note.

No personalised advice: The information that we provide should not be construed in any manner whatsoever as, personalised advice. Also, the information provided by us should not be construed by any subscriber or
prospective subscriber as Edison’s solicitation to effect, or attempt to effect, any transaction in a security. The securities described in the report may not be eligible for sale in all jurisdictions or to certain categories of
investors.

Investment in securities mentioned: Edison has a restrictive policy relating to personal dealing and conflicts of interest. Edison Group does not conduct any investment business and, accordingly, does not itself hold any
positions in the securities mentioned in this report. However, the respective directors, officers, employees and contractors of Edison may have a position in any or related securities mentioned in this report, subject to
Edison's policies on personal dealing and conflicts of interest.

Copyright 2026 Edison Investment Research Limited (Edison).

Australia

Edison Investment Research Pty Ltd (Edison AU) is the Australian subsidiary of Edison. Edison AU is a Corporate Authorised Representative (1252501) of Crown Wealth Group Pty Ltd who holds an Australian Financial
Services Licence (Number: 494274). This research is issued in Australia by Edison AU and any access to it, is intended only for "wholesale clients" within the meaning of the Corporations Act 2001 of Australia. Any advice
given by Edison AU is general advice only and does not take into account your personal circumstances, needs or objectives. You should, before acting on this advice, consider the appropriateness of the advice, having
regard to your objectives, financial situation and needs. If our advice relates to the acquisition, or possible acquisition, of a particular financial product you should read any relevant Product Disclosure Statement or like
instrument.

New Zealand

The research in this document is intended for New Zealand resident professional financial advisers or brokers (for use in their roles as financial advisers or brokers) and habitual investors who are “wholesale clients” for
the purpose of the Financial Advisers Act 2008 (FAA) (as described in sections 5(c) (1)(a), (b) and (c) of the FAA). This is not a solicitation or inducement to buy, sell, subscribe, or underwrite any securities mentioned or
in the topic of this document. For the purpose of the FAA, the content of this report is of a general nature, is intended as a source of general information only and is not intended to constitute a recommendation or opinion
in relation to acquiring or disposing (including refraining from acquiring or disposing) of securities. The distribution of this document is not a “personalised service” and, to the extent that it contains any financial advice, is
intended only as a “class service” provided by Edison within the meaning of the FAA (i.e. without taking into account the particular financial situation or goals of any person). As such, it should not be relied upon in making
an investment decision.

United Kingdom

This document is prepared and provided by Edison for information purposes only and should not be construed as an offer or sol icitation for investment in any securities mentioned or in the topic of this document. A
marketing communication under FCA Rules, this document has not been prepared in accordance with the legal requirements designed to promote the independence of investment research and is not subject to any
prohibition on dealing ahead of the dissemination of investment research.

This Communication is being distributed in the United Kingdom and is directed only at (i) persons having professional experience in matters relating to investments, i.e. investment professionals within the meaning of
Article 19(5) of the Financial Services and Markets Act 2000 (Financial Promotion) Order 2005, as amended (the "FPQO") (ii) high net-worth companies, unincorporated associations or other bodies within the meaning
of Article 49 of the FPO and (iii) persons to whom it is otherwise lawful to distribute it. The investment or investment activity to which this document relates is available only to such persons. It is not intended that this

document be distributed or passed on, directly or indirectly, to any other class of persons and in any event and under no circumstances should persons of any other description rely on or act upon the contents of this
document.

This Communication is being supplied to you solely for your information and may not be reproduced by, further distributed to or published in whole or in part by, any other person.

United States

Edison relies upon the "publishers' exclusion” from the definition of investment adviser under Section 202(a)(11) of the Investment Advisers Act of 1940 and corresponding state securities laws. This report is a bona fide
publication of general and regular circulation offering impersonal investment-related advice, not tailored to a specific investment portfolio or the needs of current and/or prospective subscribers. As such, Edison does not
offer or provide personal advice and the research provided is for informational purposes only. No mention of a particular security in this report constitutes a recommendation to buy, sell or hold that or any security, or that
any particular security, portfolio of securities, transaction or investment strategy is suitable for any specific person.
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