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Grocery sector evolving strongly
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Supermarket property investment market strengthening

First green energy initiative for SUPR



Financial Highlights for the six months ended 31 December 2019

Six months to Six months to

31-Dec-19 31-Dec-18 Change
Annualised passing rent £26.1m £16.5m N 59%
EPRA Earnings £7.2m £4.7m N 53%
EPRA EPS 2.5 pence 2.5 pence Flat
Quarterly dividend per share 1.46 pence 1.42 pence N 2.9%

31-Dec-19 30-June-19 Change
EPRA net assets £329.0m £231.5m AN £97.5m
Loan to value 32.4% 43.0% -
EPRA NAV per share 97 pence 97 pence Flat

Total Shareholder Return

7% for the Period’ 24% since IPO?

SUPR°°© (1) For the six month period ending 31 December 2019 (2) since initial listing 21 July 2017 to 31 December 2019 4
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Business highlights for the six months ended 31 December 2019

£114.8m acquisition of two accretive omnichannel assets
* 5.2% average NIY vs Portfolio average of 4.9%
* Portfolio WAULT maintained at 18 years

e All RPI linked rent reviews

£100m total equity raised and £77m new debt facility
* Issuance upsized from original £50m target due to investor demand
* Oversubscribed issuance at 5% premium to NAV

* New five-year fixed rate debt facility from Deka Bank at 1.9%

Dividends declared for the Period of 2.9 pence per ordinary share
* Quarterly dividends up 2.9%, in line with UK inflation

* On track to deliver full-year target dividend of 5.8 pence per share

Sustainability
*  Terms agreed inaugural 370 kw solar rooftop installation

*  New strategic partnership with Evo Energy

LSPRR.,. (1)  Average agreed rent reviews that occurred in the period. For further information see page 14.

Portfolio highlights

£490.4m

Independent portfolio valuation

1.6%

Like for like Portfolio valuation growth in the
six month period

100%

Upward only, indexed linked rent reviews

2.7%

Average rent increases during the six month
period @



Highly specific investment strategy

Blueon the outside.
| Greenontheinside,

Last mile grocery
fulfilment in the UK

RPI linked
rents

Large flexible
sites

Locations optimised for 15 minute drive
times

Mission critical omnichannel stores with

strong trading track record Long leases with no breaks

Full-year target dividend of 5.8 pence per share

SUPRCC© Full year dividend target is equal to a 5.4% dividend yield based on the share price of 107.5 pence as at 31 January 2019. There is no certainty that these illustrative projections will be achieved

SUPERMARKET INCOME REIT



Image: Sheffield Morrisons store

Portfolio overview

Portfolio by tenant mix by valuation

o

Sainsbury’s

Morrisons

Since 1839

TESCO
Portfolio valuation: £490.4m
Portfolio valuation yield: 5.0%

Portfolio key

1 Sainsbury’s, Ashford
Morrisons, Sheffield
Tesco, Bristol
Tesco, Thetford
Tesco, Scunthorpe

Tesco, Mansfield
Tesco, Cumbernauld
Sainsbury’s, Preston
Sainsbury’s Cheltenham

O 00 N O

Valuations as at 31 Dec 2019

u b WN

SUPERMARKET INCOVE RErT 7



Financial Results

Income statement

Statement of financial position
Movement in EPRA NAV per-share
Debt financing overview

EPRA metrics

SUPR*°
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Image: Sainsbury’s Preston store
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Income statement

Rental income

Administrative and other expenses
Finance costs

EPRA earnings

Dividend paid

Adjusted EPRA cost ratio (!

On going cost ratio )

Six months to
31-Dec-19
£fm

11.9

8.2

17.7%

1.6%

Six months to
31-Dec-18
fm

8.3
(1.5)
(2.1)

4.7
5.1
17.0%

1.7%

(1) The Group calculates an Adjusted EPRA cost ratio excluding from administrative and other expenses any non-recurring costs to give what the Board considers to be a measure of cost efficiency
more directly relevant to its ongoing cost performance. Total non-recurring costs excluded in December 2019 was £143,000 (December 2018: £260,000) (2)Calculated in accordance with the

Company’s PRIIP Key Information Document which is available on the Company’s website www.supermarketincomereit.com



Statement of financial position

SUPR .

Investment property

Cash and cash equivalents

Other assets

Gross assets

Borrowings

Prepaid rents and other liabilities

EPRA net assets

EPRA NAV per share

As at
31 Dec 2019
fm

490.4
7.7
6.1

504.2

(166.4)

(8.8)

329.0

97 Pence

As at
30 June 2019
fm

368.2
9.9

3.5
381.6
(143.7)
(6.4)

231.5

97 Pence



Movement in EPRA NAV per share

Components of EPRA NAV pence per share

100
95
90
85 r T T T T
EPRA NAV 31 June Equity issue - Acquisition costs  Property valuation EPRA earnings Dividend paid EPRA NAV 31
2019 premium to NAV December 2019

less issue costs

SUPERMARKET INCOME REIT
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Debt financing overview

Cost of borrowing reduced plus new banking relationships

* New £77m 5-year term loan with Deka Bank at 1.9% fixed rate

* Weighted average finance cost down from 2.4% to 2.2% 0

32.4%

Net loan to value ratio as at 31 Dec 2019
Facility ~ Provider Running finance cost Expiry date
£100m  HSBCRCF 2.3% Aug 2022 o)

2.2%
£52m Bayerische Landesbank 2.5% July 2023

Annualised running finance cost ()
£77m Dekabank 1.9% Sep 2024

f60m

Debt headroom 31 December 2019

Refinancing and upsizing RCF to £150m

* Stronginterest from multiple lenders
* Same terms as existing RCF but for 5 to 7 year term

* Expected to increase average term of debt from 3 years to between 4 to 6 years

Substantial headroom on financial covenants
* DSCR covenant 200%: current 615%
* LTV covenant 60%: current 32.4%

?HRRH‘ . (1) Calculated on total facility where the interest rate is fixed or has been fixed via interest rate Swaps and interest rate cap.



EPRA metrics

SUPR .

EPRA NAV Per Share

EPRA Triple Net Asset Value (NNNAV) Per Share

EPRA EPS

EPRA Net Initial Yield

EPRA Topped Up Net Initial Yield
EPRA Vacancy Rate

Adjusted EPRA Cost Ratio (1)

Ongoing cost Ratio (2

As at
31 Dec 2019

97 pence
97 pence
Six months to
31-Dec-19
2.5 pence
5.0%

5.0%

0%

17.7%

1.6%

As at
30 June 2019

97 pence
96 pence
Six months to
31-Dec-18
2.5 pence
4.9%

4.9%

0%

17.0%

1.7%

(1) The Group calculates an Adjusted EPRA Cost Ratio excluding from administrative and other expenses any non-recurring costs to give what the Board considers to be a measure of cost efficiency
more directly relevant to its ongoing cost performance. Total non-recurring costs excluded in FY2019 was £143,000 (FY2018: £260,000) (2) Calculated in accordance with the Company’s PRIIP Key

Information Document which is available on the Company’s website www.supermarketincomereit.com
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@)\ Business Update
) ,’

v Rent reviews

. Contracted RPI uplifts

. Rooftop solar update

. Sustainability progress

. New. sustainability partnership

ESG update

SUPR©“©
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RPI rent reviews impact on annualised rent

Like for like rent reviews (£m) @

<+ + 2.7% average rent increase > 4+ + 2.3% average rent increase >

26
2.2%

24% £26.3m
26
13.0% 5 year 2.3%

(2.4% annual ave) £36 k
26
26 3.0%
£ 2.6% £80 k
«
26 £104 k
£25.6 m
25
25
25 ——
Annualised rent  Ashford Thetford Sheffield  Annualised rent Bristol Cumbernauld  Scunthorpe Mansfield Prospective
30 June 2019 31 December annualised rent
(Adjusted for 2019 from March
acquisitions) 2020

SUPR‘

SUPERMARKET INCOME REI

(1) Annualised rent at 30 June 2019 adjusted to include new acquisition in the Period to illustrate impact of rent reviews

15



Contracted RPI uplifts drive rental growth

Estimated future annualised rent receipts and future yield on purchase price (1)

Annualised rent £m

32

31

30

29

28

27

26

25

24

23

(1)

5.5%
5.3%
5.2%
5.1%
5.0%
28.6
27.6
27.1
26.6
Dec 2019 Dec 2020 Dec 2021 Dec 2022 Dec 2023

There is no certainty that these illustrative projections will be achieved

Rents and portfolio valuation as at 31 Dec 19. Assumed flat valuation yields and annual RPI inflation forecast 2.5%

5.6%

Dec 2024

6.0%

5.0%

4.0%

3.0%

Yield on purchase price %

16



Rooftop solar commercial terms agreed

Thetford store - inaugural rooftop solar array installation Indicative Thetford scheme visuals

* 370 kW rooftop solar array
* Generate 310 MWh of decarbonised electricity per annum

* Generated energy sold to Tesco under long term power purchase
agreement

* 7-8% expected return

Enhanced site sustainability

* 85,370 KG of CO2 Reduction Per Year lETedge
* Supply 80-90% of store need at peak generation —T T ————F \
Rl lﬁ_s‘.,.." o Sb o aX _—— & W T .

Flat Roof

* Utilising advanced Solar Edge technology
Q EVOENERGY
= - --I' 8

SUPERMARKET INCOME REIT

(1)  Peak generation timeline June to July - daylight hours 17



Sustainability progress

SUPR .

Rooftop solar progression

Store

Thetford

Bristol

Cumbernauld

Scunthorpe

Mansfield

Ashford

Sheffield

Preston

Cheltenham

DNO = District Network Operator

Operator

Tesco

Tesco

Tesco

Tesco

Tesco

Sainsbury’s

Morrisons

Sainsbury’s

Sainsbury’s

Initial
evaluation

v

Plans
developed

v

v

DNO
Approved

v

v

Structural &
technical
survey

v

v

Installation
terms agreed
with operator

v

18



New sustainability partnership

Investment Adviser has formed strategic sustainability
partnership

*  With EVO Energy UK’s leading commercial renewable
energy company

*  Execute and manage sustainability projects across our
Portfolio

Comprehensive rooftop solar power investment plan
across our Portfolio

Solar PV

Battery Storage

Operation &
Maintenance

19



Environmental, social and corporate governance

ENVIRONMENTAL INITIATIVES SOCIAL INITIATIVES GOVERNANCE

Assets with detailed

. 100% 0
environmental plan 0 Nominated Charity .Into . Independent Board members 100%
University
Percentage of estate GIA
0,

f:z?pable of solar energy 71% Female Board members 25%
W . .

Our approved Thetford leadership roles 40% Independence of Audit and

solar array: 370,000 kw p ndependence of Au !t an 100%

Remuneration Committee
Thetford estimated CO2 Votine rights for
saving to Tesco (pa) 85,000 kg Code of conduct &g Equal
o Yes shareholders

training (2

Workplace electricity

supplied from renewable 100% Management investment (! £3m

sources (2) . .
Anti corruption Yes

Work place operational 100% training (2 Percentage of management 25%

waste recycling rate (2 0 fee paid in shares 0
OUR TENANTS ENVIRONMENTAL INITIATIVES

TE H Y .

--§(.:9 Sainsbu rys Morrisons

Carbon neutrality by 2050: 100% Carbon neutrality by 2040: 100% Carbon neutrality by 2050: 97%

Packaging fully recyclable by 2025: 100% Plastic packaging to be recyclable, reusable o Plastic packaging to be recyclable, 100%
or compostable by 2025: ° reusable or compostable by 2025: °

SUPR-CC (1) Shareholding as at 31 Dec 2019 and share price as at 28 Jan 2020. (2) Investment Adviser initiative 20
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Grocery Sector

The future model of grocery
Capital investment in last mile innovation
Omnichannel stores fulfil online

Last mile grocery fulfilment in the UK

. Global convergence
. Improving store profitability
. Grocery forecasts

Strong tenant covenants

SUPR©“©

SUPERMARKET INCOME REIT



The future model of grocery

“Capital investment and
continues to be directed toward leveraging
our grocers’
As a result, growth in e-commerce sales IS

In these locations that is
not yet obvious to market participants”

Fred Boehler, CEO Americold Logistics LLC
Global leader in temperature-controlled warehousing and logistics.

Source Slate Retail REIT: Investor Annual Report 2019




Capital investment in store innovation

Operator in store last mile fulfilment investment initiatives

West Bromwich— Urban Fulfilment Centres (UFC) New Hampshire - Urban Fulfilment Centres (UFC)

T T

mmr:rn]“‘“"“-‘—‘r S o
0 1)
’ ]
TQ'~
Keoff E

9 Takeoff TESCO /\|_ =T° Walmart

r & g 7 7 4 WATITON Save money. Live better.

* 20,000 square-foot facility 20,000 square-foot facility

e Tesco Extra West Bromwich Walmart Supercenter Salem, New Hampshire

* Operational Summer 2020 Operational January 2020

SUPRCC
SUPERMARKET INCOME REIT 23



Omnichannel stores fulfil online

SUPR-°C

SUPERMARKET INCOME REIT

IGD Channel forecasts 2019 - 2024 (1)

(1)
()

£Bn’s

120

100

80

60

40

20

,___________________________________________-
e e e e e e e e e e e e e e e e e e e e e e e e e e e e e e e e e e e e e e e =

. Supermarkets , Convenience

W 2019 Value (£bn)

Source IGD 2019
Atrato Capital, IGD, Retail Gazette sales data from Tesco, Sainsbury’s, Asda and Ocado

48
41
34
| I

Discount

W 2024 Value (£bn)

- —

7

74% of online grocery
orders are fulfilled in

= e

17
12

N

supermarkets @

= |n-store fulfilment
= CFC distribution

—_—— i ——————

10 9

Other retailers

24



Last mile grocery fulfilment in the UK

Tesco’s online distribution network (%)

Online opening dates
2009: Croydon

"~ . 2009: Aylesford
2010: Greenford

2013: Crawley

2013: Erith

s 2014: Didcot

¢ In-store fulfilment (337)
Online only (6)

Sainsbury’s online distribution network (!

Online opening dates
2016: Bromley

In-store fulfilment (118)
% Online only (1)

Omnichannel stores have optimal characteristics
for last mile fulfilment

* Larger full range stores - urban warehouse

» Situated in population centres — key for last mile
logistics

* Modern flexible buildings operating multiple models —
instore, home delivery and click and collect

Online only fulfilment focused on M25 area

* London is poorly served by supermarkets — floorspace
is 30% below national average (2)

* Population density required for online only stores - 5.6
million people within 60 mins of Tesco Croydon online
only facility @

90% of Tesco, Sainsbury’s, Asda and Waitrose online grocery orders are fulfilled in-store (2)

SUPR (1) Based on Atrato Capital research, www.maps.espatial.com (2) Atrato Capital research IGD, Retail Gazette and Tesco, Sainsbury’s, ASDA and Ocado websites.

SUPERMARKET INCOME REIT
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Global convergence on the future model of grocery

2007
amazon

Amazon launch Fresh, selling and
delivering grocery through its
fulfilment centres

Move to

omnichannel

2011
Walmart

Walmart commences testing on
home delivery service, not until
2014 is click and collect launched

Move to
omnichannel

2012

Alibaba Tthaucon

Alibaba launches TMALL
Supermarket selling grocery via
its network of distribution centres

Move to
omnichannel

2017
M&S

EST.1884

Marks and Spencer trial online food
delivery service in London and
Reading

Move to
omnichannel

2017

Amazon moves from clicks to bricks
with $13.7 billion Whole Foods

acquisition
2019
amazon
Morrisons

Morrisons and Amazon expand
same day, instore pick offering to
further 5 UK cities

SUPR ¢

SUPERMARKET INCOME REIT

2019

Walmart announces $11bn US store
investment:

e 20+ new 125,000 sq ft stores

e Online grocery pickup expanded
to 1,000 further stores

* Self service pick up towers
expanded to 500 stores

walmart >,<Pickup

2015
Alibaba'

B az

Alibaba Launches physical
supermarket Hema, combining online
and offline shopping

2019

88 Hema stores opened in 2018 -
plans to open a branch in every
Chinese city with over 1 million

residents

S=as

2019

M&S [

EST.1884 Ocodo

M&S acquires 50% of Ocado UK
grocery business for £750m

26




Improving store profitability

Operator investment initiatives (1)

o —
Cashless stores

Nk

— /

Repurposing space

[ = = s

(1) Tesco 2019 Capital Markets Day

20% — 30% supermarket productivity
opportunity ()

£2.2bn combined capital expenditure
allocated by Big 4 to supermarkets in 2020

27



UK food and grocery sales forecast

SUPERMARKET INCOME REIT

IGD forecasts 2019 -2024 (1)

Sales (£bn)

220

210

200

190

180

(1)

&
<«

2019

Source IGD 2019

198

+12.5% forecast growth

ploy

202
2021 2022
Actual [l Forecast

212

218

2024

v

28



Strong FTSE100 tenants

Improving covenant strength (1) %0 217
£11bn debt reduction since 2015 159 155 %
Tesco upgraded by Standard & Poor’s November 2019 f‘o
Sainsbury’s investment grade debt target by 2022

o
55.0

Growth through acquisitions ()

6-7% EBITDAR margin targets across sector

SUPR

SUPERMARKET INCOME REIT

43.143.5

Tesco & Booker + £5.8bn sales with £80m cost synergy
Sainsbury’s & Argos + £4.2bn sales with £160m cost synergy 50

Morrisons Wholesale + £700m sales with £1bn 2020 target

25.0

;;
w
fbn 2
ey
2005 [N
i
2016 [
2017 [
Y
201 [
o

8.0%
7.0%

Focused on margin growth vs sale growth 60%  5.6% g

4.8%
5.0%

Investment in technology + 20-30% productivity

4.0%

3.0%

o
207 N <

2015 [N
2016 [N

(1) Source: latest annual report and accounts 2019 — Tesco EBITDAR margin as per Moody’s credit rating report April 2019

Balance sheet lease adjusted debt (Ebns) (1)

[l
2013 I J\z

10.0

8.0

6.0

4.0

2.0

.0

g

EBITDAR margins ()

GSA

)
—
o
~

B Tesco

77 76 76 76 75 35

3.0
25
2.0
15
1.0

.0

Revenue (£bns) (1

3.0

8.0%

7.0%

6.0%

5.0%

4.0%

3.0%

2015
2016
2017
2018

N
2018 _ 2
w
N
2010 NN ©
o

Z38235|
~
-
o
]

2015 [N
201 I

2019

20.0

18.0

16.0

14.0

12.0

8.0%

" 7.09 7.4 5% 7.0%

o 9
o o
N N

0
o
o
3

[ sainsbury’s

2017

6.0%
5.0%
4.0%
3.0%
2.0%

a

(=}

~N

B Morrisons

wv
2015 NN
2016 I -
2017 I
2012 [
2010 I

H
o
o
-
2005 I ©
oo
2016 I
2017 [

3.4%

2015 [

16.1 16.3

5.8% 5.7%

4.9%

2016 |

H
201s N
w
"
2010 I
~

5.7%

N o o
(== ]
o © o
N N N
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Image: Sainsburys Ashford store

Investment Market

. Supermarket property yields
. Supermarket property.yields have decoupled
from bonds
. Supermarket property yields source of RPI
. Investment volumes
’ Transactional evidence
e Lease re-gear evidence
’ Outlook

(Y
AN

SUPERMARKET INCOME REIT




MSCI Yields 2004 -2019 ()

Supermarket property yields offer value

5.2%

MSCI Net Initial Yields September 2019
Supermarkets
4.6%

9.0
8.0
2,

/' \
f \

h \

h \

7.0 ] \

! \

h \

H \

' \

) \

\ ] \\
\\ ) S
(] \
6.0 N ' >
\\\ '1
\
~ Il
\ 4
\ ’
\ ’
1’
5.0 N
\
\\
\‘ V/
sNI
4.0
2004 2005 2006 2007 2008 2009 2010
Supermarket NIY ——-

(1)  Source MSCI IPD Mar 2004 — Sep 2019

SUPR
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Distribution warehouses
UK Commercial property 4.6%

Scann”
\
\
\
\
\
\
\
S —
\
S
- - J’~~ =<
Dy \\\
2013 2014 2015 2016 2017 2018 2019

2011 2012
Distribution Warehouse

UK All Property
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Supermarket property yields have decoupled from bonds

Historical performance of supermarket property yields and Tesco corporate bonds (2029) (!

7.0

2.9%
Spread

Yield (%)

2.0
< n Yo ~ (o] D o i o~ o™ < LN (o) ~ (o] [e)]
o o o o o o — — — — —l — — — — —
o o o o o o o o o o o o o o o o
o~ o~ (g\] o~ o~ o~ (g\] o~ o~ o~ (g\] o~ o~ o~ (g\] o~
Supermarket NIY = ===-- Tesco Corporate Bond - Dec 2029

SUPR (1)  Source MSCI IPD and Thomson Reuters. 32
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Supermarket leases offer one of the cheapest sources of RPI

Historical performance of supermarket yields and UK index linked gilts (2035) (1)

7.5
6.0
v 4
A
4.5
— 30
X
< 2.9% 7.9%
% spread spread
> 15 "Ssesg
=~ PIN LN
Nz @ [N ~
Seco~d Seaae=" NPT NN
\
0.0 D T
. o’ ;7 -~
v \
\\"5"\\
\
\\
(1.5) (NPT IS I
- -\
\
\NY
\
\
(3.0)
< LN Y] ~ (o] D o i o~ o™ < N (\o] M~ (o] ()]
o o o o o o — — — — i — — B i i
o o o o o o o o o o o o o o o o
(o] N (o] o [o\] (o] N (o] N o~ (o] N (a\] N [o\] (o]
Supermarket NIY — ====- UK gilts 2035

SUPR (1)  Source MSCI IPD and Thomson Reuters. Sep 2004-Sep 2019 33
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Supermarket Property Investment volume

SUPR

SUPERMARKET INCOME REIT

Supermarket transactions 2010 - 2019 ()

£2,000

£1,800

£1,600

£1,400

£1,200

£1,000

£800

Total capital value £m

£600

£400

£200

£0

1. Source: Colliers

£1,575

2010

£1,100

2011

£1,200

2012

£1,760

2013

| £1,290

2014

£1,320

2015

2016

+ 70% increase in
volume

2017

/

2018

/

-

2019

S~
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Valuations supported by transaction evidence

Purchasers of supermarkets 2019 ()

Transaction

value £m
Realty Income 539
Tesco 181
SUPR 159
Blackrock 93
DTZ 70
BAE Pension Scheme 48
Aviva 45
Alpha Real Estate 35
Other 610
Total 1,780

SPRR.. (1)  Source: Property Data UK



Lease re-gear evidence

Supermarket lease and re-gears rates per sq ft (1)

Arbitration review
30 > [Cambridgeshire, £29.75 m ] A
) ) , £11 per sq ft dispersion
B Buckinghamshire, £28.75 .
28 1
| m
West Midlands, £26.65 ® Leicestérshire, £27.27
26 :
1
Leicestershire, £24.75 W :
24 1
n
: 3O
s ) | -
= 22 Suffolk, £22.00 ® West Midlands, £21.50 Somerset, £21.30
(on ] T |
n - | ]
w County Durham, £21.00 ® - |
- -
g 20 ) __—~Aberdeenshire, £19.25 |
o Oxfordshire, £19.00 m Glamorgan, £19:40 - , Norfolk, £18.82
4= ) - I [
Devon, £18.50 u m Bedfordshire, £18.50 - ; .
18 ! m Greater Manchester, £18.00 West Lothian, Eﬁg 0o v
Yorkshire, £17.50 W | West Midlands, £18.00-~"
: Merseysige,/frfz/s
16 Greater Manchester, £16.00 @ ;,//"//
/////”’// £3 per sq ft dispersion
14 T
12
- o~ n < 0 © ~ ) o) o — ~ I < n © ~ 00 )
o o o =) o o o o o =1 - — o o - — - - -
=] o] S S =] S S S =] o o o o o o o o o o
(o] o o o~ (o] (o] o o~ (o] o o o~ o o o o~ o o o
T © © T T © © T © © © T © © © T © © o
= = = = = = = = = = = = = = > = = = >
B Stores
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1. Source: MSCI, Colliers, CBRE, Morgan Williams, Atrato research 36



Sector outlook

The fundamentals of the UK grocery market remain favourable

e UK grocery spending to increase 12.5% in the next 5 years (1)
* Operator credit covenants continue to improve
* Increasing digitisation to improve margins and improve customer experience

* Capital investment and innovation in last mile logistics continues to be directed toward leveraging existing store networks

Investment demand driven by improving operator margin and credit strength
* Growing investment volumes in supermarket sector
* Sustained appetite from major international buyers is likely to continue

* Increasing operator buybacks expected

The Company has a strong pipeline of attractive investment opportunities

SUPR } (1)  Source IGD }
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Appendix: UK Grocery Sector credit strength analysis

Balance Sheet analysis (1)

. ! Net Debt/ !
Lease Operating Net Debt/ ! ' .
o '\gzrkzt Revenue  EBITDAR E&';Pf\f Adjusted Cash Flow EBITDAR | E(BZ'QZDZA)R ;:;‘i't
P- & NetDebt  (2019)  (2019) | : g
] Target ]
Tesco 21.0 51.6 43 6.5% 12.2 2.0 37x | 2x-3x | Baa3
Sainsbury’s 4.1 29.0 2.2 7.5% 7.5 0.8 3.5x i 2x - 3x i Unrated
Morrison’s 4.4 17.7 1.0 5.7% 2.1 0.8 29x | 2x-3x | Baa2
ASDA 7.30 22.0 0.8 3.7% 2.4 1.3 29x | 2x-3x | Private
NCLV BRI LR - . ; 6.0%-6.5% ; ; 26%3.7%: - | -
Average Range i i

sUPR (1) Source: Latest Annual Report and Accounts (2) Source: London Stock Exchange 15/08/019 (3 )Source: Bloomberg 24/04/2019; Based upon agreed consideration payable by Sainsbury’s

SUPERMARKET INCOME REIT



High profile company voluntary agreements (%)

7 e Debenhams

NE W
LOOK

5’\/5 Travelodge

HOMEBASE

Predominantly private equity backed with very
weak balance sheets

* Predominantly private equity ownership

* Employing high leverage to achieve
required PE returns

* Low barriers to entry for online
competition

Source: Retail gazette and City A.M

Appendix: Credit strength vs CVA use

Investment grade grocery retailers

TESCO

Morrisons

since 1899

Sainsbury’s
live uc[ﬁf;rmb

Public companies with investment grade balance
sheets

* Publicly traded FTSE 100 or S&P 100
companies

ASDA

* Reducing debt as part of overall strategy

* Well placed for online growth due to omni-
channel strategy
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Appendix: Portfolio metrics

. . Valuation . Store Size Store Size . .
Valuation Passing Rent . WAULT Rent Rent Review Site Size
Property Tenant (£m) (£m) yield (Vrs) Review Floor — Ca GIA 000, NSA 000, (acres)
(%) P (saft) (Saft)

Scunthorpe Tesco 57.1 3.0 4.9 21 Annual RPI 0% -5% 98 65 8.3
Cumbernauld Tesco 57.8 3.0 5.0 21 Annual RPI 0% - 5% 117 70 9.5
Ashford Sainsbury’s 86.5 4.0 4.4 19 Annual RPI 1% - 3% 125 72 17.0
Bristol Tesco 28.8 1.6 5.0 11 Annual RPI 0% - 4% 55 31 5.7
Thetford Tesco 42.8 2.7 6.0 10 Annual RPI 0% - 4% 78 48 10.4
Sheffield Morrisons 53.5 2.9 5.0 20 5 Yearly RPI 0% -4% 112 58 8.4
Mansfield Tesco 47.5 2.5 5.0 19 Annual RPI 0% - 4% 91 64 8.6
Preston Sainsbury’s 56.0 3.0 4.9 22 Annual RPI 1%-4% 105 78 9.9
Cheltenham Sainsbury’s 60.4 34 53 12 5 Yearly RPI 0% -4% 98 62 6.0
Total - 490.4 26.1 5.0 18 - 0.3% - 4.1% Ave 879 548 83.8
SUPR 41
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Appendix: Long unexpired lease terms

Portfolio maturity profile by annualised rental income £m ()

35

30

25

20

f£m

15

10

Years ending 31 Dec

Assumptions: Annual RPI inflation forecast 2.5%




Appendix: Outline rental profile

lllustrative rent profile per sq ft (Passing + Re-gear) (1)

At end of current
lease, negotiate
lease extension

Receive rent plus
RPl increases

/ (+101yrs)

Rent £ sqft

Acquire store Sell store and

(including costs)

realise proceeds

1 3 5 7 9 11 13 15 17 19 21 23 25 27 29

Years

——— |ease rent profile £ sqft = === Re-gear lease rent rent £ sqft

SUPERMARKET INCOME REIT
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Appendix: Outline returns profile

lllustrative IRR profile from contracted rents plus different re-gear rent assumptions ()

Rent

' SErgaes Re-gear Re-gear
£27 sq ft ave. RPI uplifts

£48 sq ft £27 sq ft £15 sq ft

£31 sq ft real rent £10 sq ft real rent

10% IRR 8% IRR

There is no certainty that these illustrative projections will be achieved

SUPR"

SUPERMARKET INCOME REI

(1)  Assumptions: Single property circa £2.6m annual passing rent, £50m purchase price, 19 years WAULT, 3.2% annual RPI growth and sales proceeds equal to 5% exit yield assuming various re-gear 44
rents psft as per above. Includes leverage at 40% LTV assuming 2.4% annual finance costs. Average passing rent for the portfolio FY 2018/19 was £27. Real rents based on discounting nominal re-
gear rent at 2% equal to the BOE CPI target.




Appendix: Share price performance

Relative share price performance for the Period Trading volume — 4 week rolling daily average since IPO

. .
] 7.0% Total Shareholder Return — < increased in traded volume —
110
14,000
105
12,000
A
100 a_Arf 10,000
8,000
95
6,000
90
4,000
85
2,000
80 o 1 I
Jul-19 Aug-19 Sep-19 Oct-19 Nov-19 Dec-19 5N 5 5 ¥ ¥ ¥ ¥ x 2 9 a3 33 a3 g 3
T
= ) o © 1] © = ] [e) © 1] © = (] o
n =4 - = S 2 =4 - = S 2 =4
SUPRL FTSE All Share Total Retumn I SUPR ordinary shares daily traded amount — 4 week average

Trendline

§In'.!mpxtn.n. (1)  Reuters 2020. Trading volumes monthly since IPO
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Appendix: SUPR Key terms

« UKlisted REIT

The Compan
e London Stock Exchange Main Market, Specialist Fund Segment

+ Target assets with long unexpired lease terms
Investment policy - No individual property will represent more than 40% of the prevailing Gross Asset Value

+ At least 80% of its Gross Asset Value in properties let to UK supermarket operators

Gearing + Targeted average leverage of 30-40% through the cycle
IRR « Target IRR of 7 to 10% ()
Governance + Anindependent board of directors; compliant with the AIC Corporate Governance Code

+ Atrato Capital as Investment Adviser

Management
« JTC Group as AIFM
+ Management fee based on NAV less uninvested cash based on the following tiers:
0.95% up to £500 million;
Investment Adviser . 0.75% between £500 million to £1 billion;
fee . 0.65% between £1 billion to £1.5 billion;
0.45% above £1.5 billion
+  25% of the management fee will be received in shares
I“:jg;f:g:ﬁ”t - £3.0 million
L Ongoing costs: 1.5% - Management fees (0.95% of NAV) Group’s service providers (0.25%) Administration (0.30%).

+ Transaction costs 4.75% - consisting of 5.5% acquisition costs less historical off-market valuation increase on acquisition

LSPRR' . (1) There is no certainty that these illustrative projections will be achieved (2) As at 30 September 2019 46



IMPORTANT NOTICE

The information provided in this Presentation is for background purposes only and may be materially updated, completed, revised or amended
without notice. Neither the Company nor anyone else is under any obligation to update or keep current the information contained in this
Presentation. No reliance should be placed for any purposes whatsoever on the information contained in this document or on its
completeness. No representation or warranty, express or implied, is given by or on behalf of the Company or any of its directors, officers,
employees, advisers, agents or any other persons as to the accuracy, fairness, completeness, verification or sufficiency of the information or
opinions contained in this Presentation.

Statements contained in this document, particularly those regarding possible or assumed future financial or other performance, industry
growth or other trend projections are or may be forward-looking statements and as such involve risks, uncertainties and factors beyond the
Company's control. Actual results and developments may differ materially from those expressed or implied by these statements, depending on
a variety of factors. Historic performance achieved in relation to properties or securities in the past is not indicative of future performance. No
representation or warranty is given as to the achievement or reasonableness of, and no reliance should be placed on, any projections, targets,
estimates or forecasts and nothing in this Presentation is or should be relied on as a promise or representation as to the future. No statement
in this document is intended to be a profit estimate or forecast.

SUPR .



