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Civitas Social Housing

Strong financial and social returns continuing

H120 results showed strong year-on-year growth in rental income and
earnings. Dividend cover is increasing and full cover is in sight, with debt
facilities in place to fund further portfolio growth as the company gears its
existing equity. Through its investment adviser, the company continues to
work closely with housing associations, other counterparties and the
regulator to raise performance and delivery standards that will benefit all
stakeholders over the longer term.

Net rental Adj earnings®*  EPRAEPS* EPRA NAV/ DPS PINAV  Yield

Year end income (Em) (Em) (p)  share* (p)) (p) (x) (%)
03/18 18.6 9.1 1.44 105.5 425 0.94 43
03/19 35.7 226 3.63 107.1 5.00 0.93 5.0
03/20e 46.7 29.8 4.80 108.0 5.30 0.92 5.3
03/21e 52.2 336 541 109.9 5.40 0.91 54

Note: *EPRA earnings and NAV are fully diluted.

Strong income growth and increasing DPS cover

H120 revenues increased by 45% year on year, driven by acquisitions and rent
indexation, and EPRA earnings and diluted EPRA EPS increased by just over 40%.
DPS paid (up 6% year on year) was 87% covered by earnings and the period-end
run rate was 96%. With debt facilities in place to fund further portfolio growth, full
cover is within reach. Rent indexation also supported property valuations and
EPRA NAV increased modestly to 107.3p (FY19: 107.1p) despite dividend
distributions and a drag from acquisition costs. Our estimates are slightly reduced
by assumed slower investment, in line with the H120 experience. We continue to
expect DPS growth, in line with inflation, with run-rate full cover (on the increased
DPS) achieved during the next 12 months.

Supporting sector growth and development

The chronic shortage of specialist supported housing (SSH) homes is forecast to
increase, yet compared with the alternatives of residential care or hospitals it is
widely recognised to improve lives in a cost-effective manner. SSH funding comes
100% from central government via local authorities, with cross-party support.
Civitas continues to work closely with its housing association partner providers to
help them develop and mature and is actively engaged with the regulator, which
has raised sector-wide concerns over corporate governance and/or financial
viability. It has supported the establishment of a sector community interest company
(CIC) to bring together housing associations and pool industry skills, expertise, and
best practice. Most of Civitas’s housing association partners are profitable and it
continues to operate as normal with those that are subject to regulatory notices and
judgements, actively engaging with them to help effect any changes that may be
necessary to allay the regulator’s concerns.

Valuation: Attractive yield and NAV discount

Despite recent share price strength, compared with a peer group of long income
investors in social housing and healthcare property, Civitas shares provide an
above-average prospective yield and trade at a larger discount to EPRA NAV.
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Strong financial and social returns continuing

This report updates on the financial and operational progress of the company since our detailed

published in June 2019 following publication of the FY19 results.

The six months to September 2019 (H120) saw strong year-on-year growth in income and cash

flow, driven by the growing portfolio and consumer price inflation (CPI)-linked rental growth.
Dividends paid increased by 6% and were 87% covered by EPRA earnings. The company

estimates a period-end run rate of 96% and a full-year contribution from recent acquisitions and
continuing planned investment should see cover soon reach 100%, consistent with our revised

estimates.

Operationally, Civitas has continued to leverage its position as the leading provider of supported
social housing, playing a hands-on role in bringing about direct improvements to its counterparties,
particularly its housing association partners. It continues to work closely with these counterparties
and engage with the regulator of social housing (RSH) to help address the sector risks identified by

the RSH to the benefit of all stakeholders.

The company also continues to deliver a strong positive social return, providing much-needed

private investment capital to housing associations so they may provide and manage additional
care-based quality accommodation to some of the most vulnerable in society, improving tenant life
outcomes in a cost-effective manner. Independent analysis indicates that Civitas created £114m of

social value in the year to 31 March 2019, including £59m of direct cost savings for the public

purse.

Strong H120 income growth and increasing dividend cover

Exhibit 1: Summary of H120 financial results

Year to 31 March (Em)
Revenue
Total expenses

Operating profit/(loss) before revaluation of properties

Change in fair value of investment properties
Operating profit/(loss)

Net finance expense

Change in fair value of interest rate derivatives
C share amortisation

PBT

Tax

IFRS net earnings

Adjust for:

Change in fair value of investment properties
Finance costs associated with C share financial liability
EPRA earnings

Basic IFRS EPS (p)

Diluted EPRA EPS (p)

DPS declared (p)

Investment portfolio

Diluted EPRA NAV per share (p)

Net cash/(debt)

Net LTV*

H210
27
4.9)
17.8

3.2
210
(34)
(0.2)

0.0
174

0.0
174

(3:2)
0.0
143
2.80
2.29
2.65
833.5
107.3
(181.0)
215%

H119
15.7
(4.4)
1.3

6.9
18.2
(1.1)

0.0
(6.5)
10.6

0.0
10.6

(6.9)
6.5
10.1
3.02
1.63
2.50
673.9
107.8
(7.3)
1.1%

H120/H119
45.0%
10.8%
58.4%

15.5%

65.0%

65.0%

41.2%

41.1%

6.0%
23.7%
-0.5%

2019
357
(9.6)
26.1

37
297
(3.5)

(6.4)
19.9

0.0
19.9

3.7)
6.4
26
467
3.63
5.00
820.1
1071
(161.3)
19.5%

Source: Civitas data, Edison Investment Research. Note: *Net debt as a percentage of investment property at

fair value.

The key financial highlights of the interim results were:
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Revenues increased by 45% compared with H119, primarily driven by acquisitions but also rent
indexation to CPI. With a period-end annualised rent roll of £46.5m, recent acquisitions are yet

to fully contribute.

Total expense growth was well below the rate of growth of revenues and the investment
portfolio value. Investment advisory fees were lower than in the prior year period (c £3.1m
versus ¢ £3.2m) reflecting the change to average IFRS NAV as the base for calculation
compared with the previous use of average NAV on the higher portfolio basis. General and
administrative expenses increased to ¢ £1.7m compared with ¢ £1.1m and included ¢ £0.3m of
items identified by the company as non-recurring including prior period fees, consultancy fees,
offshore administration fees, and abortive project costs.

Demonstrating scale economies from the growth of the portfolio, the EPRA cost ratio (recurring
EPRA costs as a percent of EPRA revenues) reduced to 21.6% (H119: 28.2%; FY19: 27.0%).
The ongoing charge ratio (recurring costs as a percentage of average net assets) was 1.37%
(FY19: 1.36%).

Rent indexation continued to drive the external portfolio valuation while yield compression had
a smaller impact than in H119. The gross revaluation gain was ¢ £7.0m or ¢ 0.8% of the
opening fair value of the portfolio. The net revaluation movement of £3.2m reported in the
income statement included adjustment for lease incentives and the straight line recognition of
fixed rent increases as well as for acquisition costs written off.

Exhibit 2: Revaluation movement

£m unless stated otherwise H120 H119 FY19
Gross property revaluation 7.0 13.9 211
Gross property revaluation as % opening fair value 0.8% 2.7% 4.1%
Adjust for:

Acquisition costs written off (2.7) (2.6) (10.9
Change in straight line rent recognition adjustment 0.2) 0.2) (0.5
Change in debtor for lease incentive (1.0) 4.2) (6.0
Income statement revaluation movement 3.2 6.9 3.7

Source: Company data, Edison Investment Research

The increase in net finance expense compared with H119 reflects the debt taken on to grow the
portfolio as Civitas moves towards its target 35% gearing.

EPRA earnings increased by more than 40% to £14.3m and diluted EPRA EPS increased to
2.29p.

Two quarterly dividends of 1.325p each were paid during the period, in line with the target for
the year of 5.3p (FY19: 5.0p). Dividends paid were 87% covered by EPRA earnings during the
period and the company estimates a period-end run rate of 96%. With a full-year contribution
from recent acquisitions and continuing planned investment, Civitas expects cover to soon
reach 100%.

At 30 September 2019 (H120) the Civitas investment portfolio was independently valued at
£842m (the balance sheet value of £833m is adjusted for lease incentives). During H120,
Civitas acquired eight SSH properties and including the £2.7m of acquisition costs, acquisition
investment in the period was £10.2m. At ¢ 35% the acquisition cost ratio appears high
(including full land transfer tax we would expect ¢ 6.8%) and we understand that a portion of
the H120 costs relate to the determination of acquisition costs in respect of previously agreed
transactions.

EPRA NAV per share increased slightly from end-FY19, from 107.1p per share to 107.3 per
share.

We calculate end-H120 net LTV (net debt as a percentage of investment property assets
measured on an IFRS basis) of 21.5% or 27.1% on a gross basis (ie before adjusting gross
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debt for cash balances). On the company definition (gross borrowings as a percentage of gross
assets on a portfolio basis) gearing was 24%.

Driving sector improvements to benefit all stakeholders

Given its greater complexity and granularity and the continuing strong demand for general needs
social housing, SSH has not generally been the focus of the longer-established housing
associations and sector growth has been led by 40-50 more specialist providers that have been
established in the past 10 years or so. These have typically utilised lease-based structures to
provide the capital for growth and, in many cases being newer and smaller associations, inevitably
have relatively thin capital bases and less sophisticated management and governance structures.
Prompted by the financial distress of First Priority Housing Association in early 2018, the RSH has
been closely monitoring the sector and has raised a number of concerns. In some specific cases it
has issued regulatory judgements, primarily in relation to corporate governance and/or financial
viability. Against this backdrop, the company’s investment adviser, Civitas Housing Advisors (CHA),
has taken an active role, working in close consultation with its sector partners (housing
associations, care providers, local authorities) and with the RSH to promote the delivery of as many
improvements as possible. Alongside its ongoing dialogue with the RSH, the actions that have been
taken by Civitas include:

Supporting the establishment of a new not-for-profit CIC, the Social Housing Family CIC.
The CIC is governed by a board of experienced non-executive directors and chaired by CHA
director Paul Bridge, although it is independent of CHA (and Civitas) and is funded by the
sector. It intends to bring together a group of housing associations active in the SSH sector,
providing a platform for the pooling of sector skills and resources to be able to support the
performance and delivery of group members. Specifically, it is hoped the CIS will support
housing associations in addressing the concerns of the RSH. Auckland Home Solutions, a
leading housing association partner of Civitas accounting for 20% of the rent roll at end-H120,
is the first housing association to join the group.

Assisting in the recruitment of new housing association board members and executives,
to strengthen corporate governance and leadership.

Rolling programmes of housing association and performance seminars, hosted quarterly
by Civitas.

Assisting housing associations with business planning reviews.

We believe current regulatory interventions in the fast-developing SSH segment are primarily aimed
at identifying, assessing and making clear the risks so that these may be adequately managed as a
means to safeguarding this financial resilience and maintaining the operational standards of the
sector. Importantly, we believe the regulator recognises the important role played by private capital
in supporting the much-needed growth and sustainable development of the sector. It is important to
note that Civitas continues to operate as normal with those of its housing association partners that
are subject to regulatory notices and judgements, with no material impacts on its ability to collect
rents due, while it engages with them to help effect any changes that may be necessary to allay the
regulator’s concerns. Research undertaken by CHA shows the company’s housing association
partners are mostly generating increased net financial surpluses from their core activities.
Westmoreland Supported Housing and Trinity Housing Association have been loss making but have
implemented corrective business plans.

Portfolio update

At 30 September 2019 (H120) the Civitas investment portfolio was independently valued at £842m
(the balance sheet value of £833m is adjusted for lease incentives). With an annualised rent roll of
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£46.5m the valuation reflects a net initial yield of 5.28%, similar to end FY19. The portfolio has been
assembled at a cumulative cost (excluding acquisition expenses) of £764m with an average
acquisition yield of 5.9% (or 5.6% after acquisition costs). The weighted average unexpired lease
term was 23.9 years at end-H120, slightly down from 24.4 years at end-FY19, reflecting the
passage of time.

The portfolio comprised 599 individual properties, fully let to 15 different registered providers that
manage SSH homes for more than 4,000 tenants on behalf of 160 different local authorities.

Exhibit 3: Portfolio summary

30-Sep-19 31-Mar-19
Capital deployed (before acquisition costs) £764m £758m
External fair valuation £842m £827m
Weighted average unexpired lease term 23.9 years 244 years
Contracted annualised rent roll £46.5m £45.6m
Net initial yield 5.28% 5.27%
Number of properties 599 591
Number of tenancies 4114 4,072
Number of local authorities 160 157
Number of registered providers 15 15
Number of care providers 114 113

Source: Civitas

Civitas has grown its portfolio strongly since IPO and by comparison, the pace of growth in H120
(eight assets and £10.2m of investment including acquisition costs) was relatively modest. The
company indicates it was awaiting the completion of new debt facilities before committing to new
acquisitions although we suspect the very active role that the investment adviser has played in
supporting existing housing association partners to evolve and develop their business models may
also have had an impact. With additional debt facilities now in place (see page 7), Civitas expects
the pace of investment to pick up.

Exhibit 4: Strong asset growth since IPO
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Source: Civitas

The portfolio is geographically diversified around major conurbations, with around one-third of the
properties purpose built or repurposed and two-thirds well located community properties that have
been adapted on a bespoke basis for long-term use by residents. The list of housing associations
with which Civitas has chosen to work provides further diversification and has been assembled with
the aim of establishing a housing association counterparty in each geographic area and to have
several others in reserve to provide for contingencies. In some circumstances this approach
facilitates the reassignment of leases from one housing association to another that may be better
placed to undertake the management of the assets and meet the needs of tenants.
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Exhibit 5: Spread of housing association counterparties (by share of rent roll)
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Source: Civitas. Note: Data at 30 September 2019.

The spread of housing association counterparties (by share of rent roll) is shown in Exhibit 5.
Unrelated to any changes in the composition of the portfolio, during H120 the share of rent roll
accounted for by Auckland Home Solutions increased from 11.3% to 20.0% while that of
Westmoreland Supported Housing reduced from 19.7% to 10.8%. We believe this change is likely
to reflect a re-assignment of leases related to Westmoreland’s ongoing actions to improve its
financial performance and corporate governance in response to concerns by the RSH, which in
September enforced the appointment of three additional board members to support the process of
change. Civitas welcomed the board changes and said that it remained supportive of the
Westmoreland board and confident the new appointments would help it in meeting its objectives. It
also said Westmoreland had continued to meet its financial obligations to Civitas and produce
rental income as expected.

Further investment plans

Civitas plans further portfolio growth as it gears up its existing equity resources, targeting a gearing
level of up to 35%. It has identified a number of potential investment transactions matched to its
current available debt resources and these represent part of a wider pipeline of opportunities for
which additional debt facilities are under negotiation.

The £60m NatWest debt facility agreed in September (of which £20m had been drawn at end-
H120) has been allocated to:

Honouring existing commitments to counterparties, including a mix of investment in new
properties to be acquired as well as existing properties that are being extended to meet
demand.

Working with local authority partners to create bespoke high acuity schemes where Civitas is
instrumental in selecting the properties, determining adaptions, then on-boarding care
providers and/or housing associations. Civitas is preparing to take delivery of a new property in
Wales that will provide state of the art quality care provision to 49 residents with acute learning
disability, mental health, brain injury and degenerative illnesses.

Maintaining a conservative cash buffer, targeted at ¢ £30, and supporting share repurchases
while this remains accretive. Share repurchases commenced in early October 2019 and to date
the company has acquired 815k shares, held in treasury, at a cost of ¢ £694k or an average
85.2p per share. Although relatively modest in scale, the repurchases are accretive and
underline the board’s confidence in the published NAV.

Aimed at the wider pipeline opportunity, additional borrowing of £80m is under advanced
negotiation and the company expects completion during the first three months of 2020. Including
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the £40m undrawn from the NatWest facility at end-H119 this will take total additional debt funding
capacity to £120m with the company targeting 5.5-6.0% yield (excluding acquisition costs).

Financials

Our forecasts assume further significant growth in income-earning property assets, although
compared with our estimates published in June, the amount of capital committed is lower and
occurs at a slower pace. We nevertheless expect a good level of EPRA earnings growth, further
DPS growth and for run-rate dividend cover to be achieved in FY20 with increasing dividend cover
in FY21. We also anticipate capital growth during the forecast period, driven by CPI-linked rental
growth with a partial offset from property acquisition costs and an increasing NAV per share.

Our key forecasting assumptions are:

£43m of capital deployment by end-FY20 and an additional £80m by end-FY21 at an average
yield (before acquisition costs) of 5.7% (5.4% after), adding £7m to rent roll (£46.5m at end-
H120). The assumed acquisition yield compares with the average 5.9% (before acquisition
costs) achieved since IPO. The lower assumed yield reflects investor demand for SSH assets
and market-wide yield tightening.

Including assumed CPI-based rent indexation of 1.8% pa, we forecast an end-FY20 rent roll of
£49.4m and £54.9m at end-FY21, although the full benefit is not seen in the income statement
until Fy22.

We have assumed acquisition costs of 5.8%, although the actual outcome will depend on the
size, structure and complexity of the transactions.

We have assumed 2% pa growth in general and administrative expenses and investment
advisory fees in line with the scaled fee schedule, since March 2019 applied to IFRS NAV
(previously applied to the portfolio basis NAV). The marginal fee rate, applicable to average net
assets of more than £500m and up to £1bn is 0.8% pa. On this basis we expect the total
expense ratio (or total expenses as a percentage of average IFRS net assets) to be broadly flat
in FY20 (1.37% compared with 1.36% in FY19) and then fall towards 1.3%.

Forecast revisions

Our previous forecasts had assumed slightly greater and faster gearing-up of the existing equity
base than now seems likely, with £170m of debt funded acquisitions in FY20. With assumed
investment of £123m by end-FY21 our revised forecasts indicate a slower build-up of rental income
and earnings but the impact on DPS growth is minimal (Exhibit 6). We expect DPS to be covered
on a run-rate basis over the next 12 months and on an annual basis for FY22.

Exhibit 6: Forecast revisions

Net rental income (£Em) EPRA earnings (£Em) EPRAEPS (p) EPRA NAV/share (p) DPS (p)
New Old % chg New Old % chg New Old % chg New Old %chg New Old % chg
03/20e 467 503 (7.2) 298 327 (8.7) 480 525 (8.7) 1080  108.0 (0.0) 530 534 (0.7)
0321e 522 5638 (8.1) 336 365 (7.9) 541 586 (7.8) 1099 1113 (1.3) 540 546 (1.1)
03/22¢ 556  N/A N/A 357  NA N/A 574  N/A N/A 113.0 N/A N/A 550  N/A N/A

Source: Edison Investment Research
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Debt facilities

Civitas increased its debt facilities by £60m in H120 to £272.5m, of which £228.4m was drawn at
the period end. The new £60m facility arranged in September is a five-year term facility with
National Westminster Bank that has the potential to be extended by a further £40m. Other debt
facilities comprise a £52.5m 10-year fixed-rate facility and two floating-rate revolving credit facilities
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of a shorter-term nature. The average cost of debt at end-H120 was 2.63%. All covenants on the
facilities were comfortably met during the year.

The additional £80m debt facility under negotiation will contribute towards moving gearing on a
portfolio basis towards the 35% level targeted by the company (H120: 24%), defined as gross
borrowings as a percentage of gross assets on a portfolio basis. To ease comparison across the
sector, our calculation of net LTV represents net debt as a percentage of investment property
assets measured on an IFRS basis. At H120 this was 21.5% or 27.1% on a gross basis (ie before
adjusting gross debt for cash balances). Assuming a similar differential between portfolio gearing
and gross LTV on an IFRS basis is maintained, our forecast ¢ 35% gross LTV for end-FY21
suggests the company may still have further borrowing headroom to meet its 35% portfolio gearing

target.
Exhibit 7: Debt portfolio summary
Lender NatWest Scottish Widows  Lloyds HSBC
Facility Loan notes Loan notes RCF* RCF*
Facility size £60.0m £52.5m £60m £100m
Drawn atend-H120  £20.0m £52.5m £56m £100m
Term 5 years+1+1** 10 years 3 years +1*** 3years +1 +1**
Cost 2.71% fixed*™** 2.99% fixed 1.50% margin over LIBOR  1.70% margin over LIBOR

Source: Civitas. Note: *RCF is revolving credit facility. **Facility may be extended for one year at the option of
Civitas. ***Facility may be extended by one year and then a further year at the option of Civitas. ****Comprises
2.00% interest margin and 0.71% swap cost.

Valuation

Based on targeted quarterly DPS payments amounting to 5.34p for the current year, Civitas offers a
yield of 6.1%, while trading at ¢ 20% discount to H120 (IFRS and EPRA) NAV per share.

We calculate an EPRA NAV total return since the 18 November 2017 IPO to 30 September 2019
(H120) of 20.3%, or an average annualised 6.7% pa. This does not allow for reinvestment of
dividends. Our forecasts for FY20—FY22 imply an average annualised return of 6.4% pa over the
period, with FY20-FY21 returns held back slightly by assumed property acquisition costs. DPS paid
represents around three-quarters of our forecast return and capital growth the balance. The capital
growth results from our assumption that CPI rental income uplifts will feed through to property
values (ie unchanged property yields) with a further benefit from gearing. Given the prospect for
continued low interest rates and low investment returns generally, the forecast level of returns from
Civitas, substantially income based, appears attractive.

Exhibit 8: EPRA NAV total return

Reported data Forecast data
FY18* FY19 H120  From IPO to end-H120 FY20e FY21e FY22e FY20/FY22
Opening EPRA NAV per share (p) 98.0 1055 1071 98.0 107.1 108.0 109.9 107.1
Closing EPRA NAV per share (p) 105.5 1071 107.3 107.3 108.0 109.9 113.0 113.0
Dividends paid (p) 3.0 5.0 27 10.7 5.3 5.4 55 16.2
EPRA NAV total return 10.8% 62% 2.6% 20.3% 5.8% 6.8% 7.8% 20.6%
Annualised compound total return 6.7% 6.4%

Source: Civitas, Edison Investment Research. Note: *18 November 2016 to 31 March 2018.

In Exhibit 8 we show a share price performance and valuation comparison with a group of
companies that we would consider to be the closest peers to Civitas. The group includes Triple
Point Social Housing and Residential Secure Income, which invests in affordable shared
ownership, retirement and local authority housing (but not SSH), primary healthcare investors, PHP
and Assura, and care home investors, Target Healthcare and Impact Healthcare. The peers are all
focused on stable, growing, income returns, with the potential for capital appreciation, from
investment in properties let on long leases to tenants whose income is provided, to differing
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degrees, by government funding. However, the peer group remains quite differentiated in terms of
lease terms, which will naturally influence valuation levels. UK primary healthcare leases benefit
from the security of being directly or indirectly backed by government, although the majority of rents
are subject to open market rent reviews rather than indexed to inflation. For the care home
investors, the lease counterparties are the care home operators, and rents are generally linked to
RPI.

Civitas shares have a higher yield than the peer group average and its P/NAV remains well below
the average. The one year share price performance still shows the effects of the regulatory
intervention in the SSH market earlier in 2019, which primarily raised concerns about tenant
covenant strength. The share price and the valuation have begun to improve again in recent
months but there is still plenty of further potential is investors become more confident about the
evolution of the SSH sector, the robustness of the Civitas income stream and its ability to further
grow and diversify its portfolio to achieve full dividend cover.

Exhibit 9: Peer comparison

Price Market cap. P/NAV* Yield** Share price performance

(p) (Em) (x) (%) 1month 3months 12months  From 12m high

Assura 78 1882 1.46 35 1% 6% 44% -3%
Impact Healthcare 109 348 1.03 5.7 1% -1% 6% -5%
Primary Health Properties 160 1949 1.49 35 4% 14% 40% 0%
Residential Secure Income 100 171 0.92 5.0 4% 9% 14% 0%
Triple Point Social Housing 102 356 0.97 5.0 12% 1% -1% -3%
Target Healthcare 122 556 1.13 54 3% 5% 12% -1%
Average 1.17 47 4% % 19% 2%
Civitas Social Housing 101 625 0.94 5.3 13% 16% 2% -4%
UK property index 1,932 3.5 2% 5% 19% 2%
FTSE All-Share Index 4,260 44 2% % 13% 0%

Source: Company data. Refinitiv. Note: Prices at 17 January 2020. *Based on last reported EPRA NAV. **Based on trailing 12 month
DPS declared.
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Exhibit 10: Financial summary

Period ending 31 March (£'000s) 2018 2019 2020e 2021e 2022¢
INCOME STATEMENT

Revenue 18,606 35,738 46,716 52,221 55,568
Directors' remuneration (205) (163) (168) (168) (168)
Investment advisory fees (5,773) (6,457) (6,169) (6,184) (6,321)
General & administrative expenses (2,915) (3,022) (3,110 (2,834) (2,890)
Total expenses (8,893) (9,642) (9,447) (9,185) (9,379)
Total recurring expense ratio (TER) 1.36% 1.36% 1.35% 1.35%
Operating profit/(loss) before revaluation of properties 9,713 26,096 37,269 43,035 46,189
Change in fair value of investment properties 30,633 3,652 8,264 11,843 17,684
Operating profit/(loss) 40,346 29,748 45,533 54,878 63,873
Net finance expense (628) (3,484) (7,437) (9,424) (10,484)
C share amortisation (2,792) (6,400) 0 0 0
PBT 36,926 19,864 38,096 45,455 53,389
Tax 0 0 0 0 0
Net profit 36,926 19,864 38,096 45,455 53,389
Adjusted for:

Change in fair value of investment properties (30,633) (3,652) (8,264) (11,843) (17,684)
C share amortisation 2,792 6,400 0 0 0
EPRA earnings 9,085 22,612 29,832 33,612 35,705
Average number of shares (m) 350.0 4254 622.1 621.6 621.6
Average diluted shares (m) 633.1 622.5 622.1 621.6 621.6
Basic IFRS EPS (p) 10.55 467 6.12 7.31 8.59
Diluted EPRA EPS (p) 1.44 3.63 4.80 5.41 5.74
DPS declared (p) 4.25 5.00 5.30 5.40 5.50
EPRA EPS/DPS 0.34 0.73 0.90 1.00 1.05
BALANCE SHEET

Investment properties 516,222 820,094 884,085 980,568 998,252
Other receivables 0 6,824 8,079 8,193 8,307
Total non-current assets 516,222 826,918 892,164 988,761 1,006,559
Trade & other receivables 3,315 5,723 7,196 7,996 8,378
Cash & equivalents 249,608 54,347 46,600 43,355 46,103
Total current assets 252,923 60,070 53,796 51,351 54,481
Trade & other payables (10,176) (15,324) (9,595) (10,661) (11,170)
C shares (298,752) 0 0 0 0
Total current liabilities (308,928) (15,324) (9,595) (10,661) (11,170)
Bank loan & borrowings (90,822) (205,156) (265,245) (346,445) (347,645)
Total non-current liabilities (90,822) (205,156) (265,245) (346,445) (347,645)
Net assets 369,395 666,508 671,120 683,006 702,224
Basic EPRA NAV 369,395 666,508 671,120 683,006 702,224
C shares 298,752 0 0 0 0
Fair value of interest rate derivatives 0 0 180 180 180
Diluted EPRA NAV 668,147 666,508 671,300 683,186 702,404
Period-end basic number of shares (m) 350.0 622.5 621.6 621.6 621.6
Period end diluted number of shares (m) 633.1 622.5 621.6 621.6 621.6
Basic IFRS NAV per share (p) 105.5 107.1 107.9 109.8 112.9
Diluted EPRA NAV per share (p) 105.5 1071 108.0 109.9 113.0
CASH FLOW

Net cash flow from operating activity 8,057 23,335 36,479 43,188 46,203
Cash flow from investing activity (483,898) (302,577) (61,877) (84,640) 0
Net proceeds from equity issuance 343,000 (56) 0 0 0
Net proceeds from C share issuance 295,960 0 0 0 0
Loan interest paid (417) (2,958) (6,031) (8,224) (9,284)
Bank borrowings drawn/(repaid) 92,457 115,990 60,000 80,000 0
Share repurchase (694) 0 0
Dividends paid to ordinary shareholders (10,073) (17,591) (32,883) (33,569) (34,171)
Dividends paid to C shareholders 0 (9,966) 0 0 0
Other cash flow from financing activity (1,761) (2,374) (1,111) 0 0
Cash flow from financing activity 719,166 83,045 19,282 38,207 (43,455)
Change in cash 243,325 (196,197) (6,117) (3,245) 2,748
Opening cash 0 243,325 47,128 41,011 37,766
Closing cash (excluding restricted cash) 243,325 47,128 41,011 37,766 40,514
Restricted cash 6,283 7,219 5,589 5,589 5,589
Cash as per balance sheet 249,608 54,347 46,600 43,355 46,103
Debt as per balance sheet (90,822) (205,156) (265,245) (346,445) (347,645)
Unamortised loan arrangement costs (1,635) (3,291) (3,202) (2,002) (802)
Total debt (92,457) (208,447) (268,447) (348,447) (348,447)
Net (debt)/cash excluding restricted cash 150,868 (161,319) (227,436) (310,681) (307,933)
Net LTV (IFRS valuation basis) n.m. 19.5% 25.5% 31.4% 30.6%

Source: Civitas data, Edison Investment Research
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EDISON

This report has been commissioned by Civitas Social Housing and prepared and issued by Edison, in consideration of a fee payable by Civitas Social Housing. Edison Investment Research standard fees are £49,500 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: Copyright 2020 Edison Investment Research Limited (Edison). All rights reserved FTSE International Limited (‘FTSE”) © FTSE 2020. “FTSE®” is a trade mark of the London Stock Exchange Group companies
and is used by FTSE International Limited under license. Al rights in the FTSE indices and/or FTSE ratings vest in FTSE and/or its licensors. Neither FTSE nor its licensors accept any liability for any errors or omissions in
the FTSE indices and/or FTSE ratings or underlying data. No further distribution of FTSE Data is permitted without FTSE's express written consent.

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.

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.

This document is prepared and provided by Edison for information purposes only and should not be construed as an offer or solicitation 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 "FPQ") (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.

Edison relies upon the "publishers' exclusion” from the definition of investment adviser under Section 202(a)(11) of the Inve stment Advisors 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.

+49 (0)69 78 8076 960 +44 (0)20 3077 5700 +1646 653 7026 +61(0)2 8249 8342
Schumannstrasse 34b 280 High Holborn 1,185 Avenue of the Americas Level 4, Office 1205
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