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INVESTING IN THE FUTURE OF UK GROCERY



AGENDA

Welcome and introduction RBen Green
Financial update RHaffiz Kala
Business review & ESG RRobert Abraham

Market update RBen Green

Contact

Supermarket Income REIT plc

Telephone: +44 20 3790 8087
Email: ir@atratocapital.com

www.supermarketincomereit.com
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Supermarket Income REIT Board of Directors

Nick Vince Prior Jon Austen Cathryn Vanderspar
Hewson Senior Independent Chair of Audit Independent
Chairman Director Committee Director

Atrato Capital Senior Team
Investment Adviser to Supermarket Income REIT

]

Ben Green Haffiz Kala Robert Abraham Steven Noble
Principal Finance Director MD CIO

Steve Windsor Natalie Markham Justin King Kate Heseltine
Principal CFO Senior Adviser Director


http://www.supermarketincomereit.com/
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Financial highlights R6 months to 31 Dec 2021
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Strong financial results
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60% increase in net rental income

Six months to Six months to

i i 9

: 31-Dec -21! 31-Dec -20 % change

: : YoY
Net rental income 32.6 | 20.4 60%
EPRA net income from joint venture (undistributed) 6.2 2.9 113%
Administrative & other expenses (6.2) (4.1) 51%
Finance expense (5.7) (3.7) 54%
EPRA earnings § 26.9 | 15.€ 74%
EPRA earnings per share 3 1p§ 2.8p 11%
Dividends paid ; 239 13.¢ -
Dividend per share @ 3.0p | 2.9p -
EPRA dividend cover | 1.13x 1.12:
EPRA cost ratio § 15.8%! 19.9% -
Annualised net rental income 72.8 48.0 52%

(1) Dividend per share comprises of the final interim dividend for the year ended 30 June 2021 of 1.465 pence per share and t he first interim dividend for the year

SUPRC©© ending 30 June 2022 of 1.485 pence per share 6
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Rental growth through rent reviews (1)
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(1) Direct Portfolio only. Acquisitions during the period by order of acquisition date based on annualised passing rent. (2) The average rent review for stores that have

SUPRC© reviewed in period. Including 5 -yearly rent reviews. (3) Proforma includes post balance sheet events. 7
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Income statement

Six months to

OO0

Six months to

i | 9

: 31.Dec-21. 31-Dec -20 % change

| | YoY
Net rental income 32,6 20.4 60%
EPRA net income from joint venture (undistributed) 6.2 2.9 113%
Administrative & other expenses (6.2) (4.1) 51%
Finance expense (5.7) (3.7) 54%
EPRA earnings § 26.9 | 15.€ 74%
EPRA earnings per share 3.1p§ 2.8p 11%
Dividends paid ; 239 13.¢ -
Dividend per share @ 3.0p | 2.9p -
EPRA dividend cover | 1.13x 1.12:
EPRA cost ratio 15.8%§ 19.9% -

(1) Dividend per share comprises of the final interim dividend for the year ended 30 June 2021 of 1.465 pence per share and t

PR©C© ending 30 June 2022 of 1.485 pence per share
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Adjusted EPRA earnings

Six months to Six months to

i i 9

: 31-Dec -21! 31-Dec -20 % change

i i YoY
EPRA earnings | 26.9 | 15.5 74%
EPRA net income from joint venture (undistributed) (6.2) (2.9) 113%
Adjusted EPRA earnings 20.7 12.6 65%
Dividend paid i 239! 13. 72%
Adjusted EPRA dividend cover 0.87x | 0.91x
EPRA dividend cover 1.13x§ 1.12»

SUPRCC© 9
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Delivering growth in assets and NTA
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As at As at % change

31:-Dec -212 30-Jun-21 Yoy

i £m i £m
Investment properties 1,413.5; 1,148.4 23%
Investment in joint venture 167.55 130.3 29%
Cash and cash equivalents 24.1; 19.€ 23%
Other assets 15.65 4.3 263%
Gross assets 1,620.7 1,302.6 24%
Borrowings (478.0) | (409.7) 17%
Prepaid rents and other liabilities (27.6) (21.6 28%
EPRA net tangible assets (NTA) E 1,115.; 871.3 28%
EPRA NTA per share (pence) 113; 108 5%
Net LTV @ | 32% 34%

(1) Based on Direct Portfolio only excluding the investment in joint venture.
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NTA increase 5 pence per share

120
115
110

—

105

Pence per share

100

95

90
EPRA NTA 30 Adjusted EPRA Dividend paid Equity issue - net Acquisition Property JV revaluation EPRA NTA 31
June 2021 Earnings premium to NTA costs ¥ revaluation and earnings December 2021

(1) Acquisition costs include SDLT, legal and agent fees.
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Direct Portfolio valuation uplift

1,440
1,430
1,420

14

1,410 (12)

1,400

1,390

Value £m

1,380

1,370

1,360

1,350
30 June 21 Direct LFL valuation increase LFL valuation increase New acquistions yield Acquisition costs  (2) 31 December 21 Direct
Portfolio valuation plus from rental uplifts (1) from yield shift shift Portfolio valuation
acquisitions gross cost

o (1) Includes impact of known and not yet realised rental uplifts in leases. (2) Acquisition costs include SDLT, legal and age nt fees. An element of the Cannock purchase
SUPR©©© price has been assigned to standard acquisition cost. 12
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Cost of debt

As at As at

i 3%:Dec-21; 30-Jun-21

£m £m
Drawn debt 481.8m 413.3m
Total debt facilities 643.5m 613.5m
Net LTV @ : 32% : 34%
Running interest cost @ 2.0% 1.9%
Weighted average finance cost ®) 2.5% 2.6%
Debt maturity ® 4 years 4 years
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31 December 2021 inclusive of any costs associated with hedging arrangements, exclusive of unamortised finance costs. (3)IFRS weighted average finance cost is
SUPR®®© calculated by dividing total finance cost per statement of comprehensive income by the weighted average debt drawn during per iod . (4) Including uncommitted 13
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Current secured debt structure

Running

Lender Facility @ Cost @ Expiry date Term to expiry ©)
4> Bayern1B £7m 2.17% Jul 2023 2
4> Bayern18 £52m 2.75% Jul 2023 2
P Hsec £150m 1.87% Aug 2023 2
@ BayernlB £27m 2.22% Aug 2025 4
weaRCLAYS S £300m 1.69% Jan 2024 4
£100m 1.59% July 2023 5
DekaBank £97m 2.09% Aug 2024 5
£60m 2.39% July 2025 6
fo oredt £793m 1.91% : 4

Facilities upsized during the period Post balance sheet events

X Hsse ux DekaBank WBARCLAYS \R\i\% Fitch Rating S

(1) Includes all uncommitted accordion options. (2) Running finance cost represents weighted average credit margin plus SONIA as at 31 December 2021 inclusive

SUPRC“© o any costs associated with hedging arrangements, exclusive of unamortised finance costs. Post balance sheet drawdowns as at 1March. (3) Includes extension 14
SUPERMARKET INCOME REIT .
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Consistent financial growth and performance

Net rental income (Em) @ Dividend per share @

79.7 2D
5.86p
5.80p
47.9 5.63p
5.50p
26.4

17.2
8.9 l

Fy18 FY19 FY20 Fy21 PF 22 FY18 FY19 FY20 Fy21 FY22

EPRA NTA per share Cumulative total shareholder return (3)

11®
48%
108p
101p
96p 97p
|III |III -

FY18 FY19 FY20 FY21 HY22 FY18 FY19 FY20 FY21 HY22
(1) Based on IFRS rental income as per financial accounts. PF stands for pro forma. (2) FY18 to FY21 are dividends declared i n t he respective periods. FY22 is the
SUPR®“°  current target dividend . (3) Cumulative total shareholder return based on cumulative dividend paid plus share price movement over each financial perio d from 15
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Diversified portfolio of high quality assets

£1.54bn Direct Portfolio @ Geographical diversification
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(1) Including post balance sheet events to date and non -food units
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Portfolio benefits from inflation -linked rent reviews

85% inflation -linked uplifts Inflation uplifts by frequency

m RPI
u Annual
H CPI
5 yearly
H Fixed 7 yearly
oMV

Including post balance sheet events to date . Weightings based on percentage of rent roll.
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Value -add transactions

Tesco Prescot (Merseyside) Rregear at acquisition

Attractive omnichannel store Value opportunity De -risked acquisition

. New 15-year annual CPI lease
: : 4 years unexpired lease term
Top quartile trading store

. . Rent rebased to 4% of turnover
Oversized relative to annual sales

Densely populated catchment
Opportunity for further online
capacity

14 home delivery vans Significantly over -rented

SUPRO° 0
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Investment case Outcome to date JV value uplift to date

0Li3sdGAwAt ¢ gqt dzs [ O[LBso¢GAwrt ¢ G
stores 21 of the 26 stores

ey AN D,

+13% on value of our
investment

M -

+£14m @

Yield compression

Running yield +£16m @ -3

(DStore valuations of the buyback options to be finalised in mid 2022, current number is subject to change .(2) Earnings from the joint venture are undistributed as all
operating cashflow utilised to amortise the underlying securitisation debt until maturity in mid - 2023. Further information on key dates including maturity of the two
underlying structures in provided in the appendix .
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Commitment to the sustainability agenda

5% increase in EPCs A -C since Jun21 @ Ambitious net zero targets

Current Direct Portfolio EPC =~ @ Carbon neutral since January 2019

3%

Net zero by 2035

" TESCO Sainsbury’s
rated C
or above
Morrisons WAITRO 2

Since 1899

Net zero by 2040

ASDA  M&S

o0 (1) Based on number of stores (2) As at 1 March 2022
SUPR 22
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Progress on sustainability journey
U e N8

Review of board skills and diversity

Investment policy grounded on responsible investment principles '

Appointment of a Head of Sustainability

Third party engaged to begin work on SECR®M
Atrato commitment to donate percentage of cash profit to charity @
Adopted UN SDGs 3X EPRA Gold awards Frameworks

DECENT WORK AND 13 CLIMATE
ECONOMIC GROWTH ACTION

m D =2PRI
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58 (1) Relating to the Investment Adviser
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Structurally supported investment strategy

Inflationary
tailwinds

Digital
transformation

000 25
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Strategy benefiting from changes in consumer habits

+88%

Yo2Y
online
growth @

+10%

Yo2Y
supermarket
sales growth @

+4%

Yo2Y

physical sales ®

(1) Kantar 52 weeks to January 2022 vs 52 weeks to January 2020
SUPRC©©
SUPERMARKET INCOME REIT

OO0



