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Grocery 
growth 8.8%

=
Robust 
income

Supermarket 
property 

valuations not 
immune from 

macro

Attractive 
levered returns

Balance sheet 
flexibility

Photo: Tesco, Colchester
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£1.8bn

Total 
assets (1)

92p

EPRA NTA 
per share

5.5%

Valuation net 
initial yield

2.9%

Fixed cost 
of debt (2)

36%

Growth in
rent roll (3)

3p

Dividend paid
per share (4)

1) Includes investment in joint venture
2) Including post balance sheet events
3) Annualised passing rent. Six months to 31 December 2022 vs six months to 31 December 2021
4) Interim dividend paid per share

Financial highlights to 31 December 2022

æțɐʌɐṝ ñǍȡɅɾǩʔɶʳẏɾṞ oǸɾɾȺǸPast performance is not indicative of future results.
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Income statement Ṿrental income

Six months to
31-Dec -22

£m

Six months to
31-Dec -21

£m

% change
YoY

Net rental income 45.9 32.6 +41%

Net income from joint venture (undistributed) 7.4 6.2

Administrative & other expenses (7.9) (6.2)

Finance expense (9.0) (5.7)

Adjusted earnings 36.4 26.9

Adjusted earnings per share 2.9 pence 3.1 pence

Dividends paid 37.0 23.9

Dividend cover 0.98x 1.13x

Adjusted EPRA cost ratio 15.1% 15.9%
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Growth in passing rent

Growth in passing rent relates to the Direct Portfolio only. Movements based on annualised passing rent. Rental uplift 
includes rent smoothing. 

3.7% LFL growth
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Past performance is not indicative of future results.
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Income statement Ṿjoint venture

Six months to
31-Dec -22

£m

Six months to
31-Dec -21

£m

% change
YoY

Net rental income 45.9 32.6

Net income from joint venture (undistributed) 7.4 6.2 +20%

Administrative & other expenses (7.9) (6.2)

Finance expense (9.0) (5.7)

Adjusted earnings 36.4 26.9

Adjusted earnings per share 2.9 pence 3.1 pence

Dividends paid 37.0 23.9

Dividend cover 0.98x 1.13x

Adjusted EPRA cost ratio 15.1% 15.9%
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Income statement ṾEPRA cost ratio

Six months to
31-Dec -22

£m

Six months to
31-Dec -21

£m

% change
YoY

Net rental income 45.9 32.6

Net income from joint venture (undistributed) 7.4 6.2

Administrative & other expenses (7.9) (6.2) +27%

Finance expense (9.0) (5.7)

Adjusted earnings 36.4 26.9

Adjusted earnings per share 2.9 pence 3.1 pence

Dividends paid 37.0 23.9

Dividend cover 0.98x 1.13x

Adjusted EPRA cost ratio (1) 15.1% 15.9%

1) Excludes non -recurring costs of £0.9m in relation to the unwind of the SRP
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Income statement Ṿfinance expense

Six months to
31-Dec -22

£m

Six months to
31-Dec -21

£m

% change
YoY

Net rental income 45.9 32.6

Net income from joint venture (undistributed) 7.4 6.2

Administrative & other expenses (7.9) (6.2)

Finance expense (1) (9.0) (5.7) +59%

Adjusted earnings 36.4 26.9

Adjusted earnings per share 2.9 pence 3.1 pence

Dividends paid 37.0 23.9

Dividend cover 0.98x 1.13x

Adjusted EPRA cost ratio 15.1% 15.9%

1) Finance expense is adjusted for finance income from derivatives held at fair value through profit and loss and non -
recurring debt restructuring costs
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Shift to unsecured debt structure

35%
Loan to 
value (2)

£862m
Total 

committed 
debt

ñʌɶɐɅȓ ǍɳɳǸʌȡʌǸ Ȓɐɶ ñĆæéẏɾ ǪɶǸǱȡʌ

(1) Including post balance sheet events

(2) LTV as at 30 March 2023 based on drawn debt net of unamortised arrangement fees

BBB+ rating 
reaffirmed (1)

Facility 
extension

Refinancing (1) 

Unsecured 
facility
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Debt maturity profile as at 31 December 2022. Includes all uncommitted extension options.

1) Undrawn debt as at 31 December 2022

2) Weighted average debt maturity includes post balance events and uncommitted extension options

Diversified lenders with substantial liquidity
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Debt maturity

Unsecured club facilities HSBC Barclays/RBC BLB Deka Wells

Due to be 
repaid

4yrs
Debt 

maturity (2)

£172m
Undrawn debt 

liquidity (1)
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Hedging strategy designed to protect dividend

Earnings protected from SONIA curve 
volatility to 2026

(1) SONIA curves as at date shown, for period March 2023 to December 2030. Sourced from Chatham Financial. 

Hedges 
roll off

Mar -23

Forecasts are not a reliable indicator of future performance. 

Dec -22Sep-22

Executed interest rate hedge to 
fix 100% of floating debt

2.9% fixed cost of debt

£41m upfront cost

SONIA curve as at (1):
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Income statement Ṿadjusted earnings

Six months to
31-Dec -22

£m

Six months to
31-Dec -21

£m

% change
YoY

Net rental income 45.9 32.6

Net income from joint venture (undistributed) 7.4 6.2

Administrative & other expenses (7.9) (6.2)

Finance expense (9.0) (5.7)

Adjusted earnings 36.4 26.9 +35%

Adjusted earnings per share 2.9 pence 3.1 pence

Dividends paid 37.0 23.9

Dividend cover 0.98x 1.13x

Adjusted EPRA cost ratio 15.1% 15.9%



SUPR Primary 1
#405268

15

Statement of financial position

As at
31-Dec -22

£m

As at
31-Dec -21

£m

% change
YoY

Investment properties 1,625.1 1,413.5

Financial asset held at amortised cost 10.7 0.0

Investment in joint venture 197.8 167.5

Cash and cash equivalents 35.4 23.6

Other assets 55.0 16.0

Gross assets 1,924.0 1,620.7 +19%

Borrowings (685.4) (478.0)

Prepaid rents and other liabilities (40.9) (27.6)

EPRA net tangible assets (NTA) 1,146.9 1,115.1

EPRA NTA per share 92 pence 113 pence
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Impact of market yield shift on valuation

(1)

(3)(2)

(1) Includes financial assets held at amortised cost and includes acquisition costs . 

(2) Acquisition costs include SDLT, agent and legal fees. An element of the Chineham purchase price and an element of the 
Bradley Stoke purchase price has been assigned to acquisition costs.

(3) Includes financial assets held at amortised cost.

1,883 

(18) 29 (258)
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Past performance is not indicative of future results.
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Movement in EPRA NTA per share

(1)

(1) Pro forma as at 20 September 2022, reported in FY 22 Results

(2) Includes JV revaluation

(2)

115 
111 

92 

(3.0) 

(18.3) 

2.9 

40

60

80

100

120

EPRA NTA 30
June 2022

EPRA NTA
September 2022

EPRA earnings Dividend paid Property
revaluation

EPRA NTA 31
December 2022

P
en

ce
 p

er
 s

ha
re

Past performance is not indicative of future results.
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Strong grocery market

Tenant strength

Omnichannel growth

Vendors and purchasers

Transaction volumes

Supermarket property yields

Supermarket property returns

Grocery Market

Photo: Tesco, Sheffield
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gɶɐǪǸɶʳ ɃǍɶȶǸʌ ȓɐǸɾ ȒɶɐɃ ɾʌɶǸɅȓʌț ʌɐ ɾʌɶǸɅȓʌțṟ

8.8%
Grocery market 

growth (1)

(1) Kantar data 4 weeks to 19 February 2023 vs 4 weeks to 20 February 2022 
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1) Financial Times and Tesco Q3 and Christmas Trading Statement 2022/23 Ṿretail free cash flow of at least £1.8bn

2) fȡɅǍɅǪȡǍȺ ÿȡɃǸɾ ñǍȡɅɾǩʔɶʳẏɾ èᶱ ÿɶǍǱȡɅȓ ñʌǍʌǸɃǸɅʌ ᶰᶮᶰᶰṩᶰᶱ Ṿretail free cash flow of £600 million

3) Direct Portfolio by value as at 31 December 2022.

ṟǸɅțǍɅǪȡɅȓ ʌǸɅǍɅʌ ȒȡɅǍɅǪȡǍȺ ɾʌɶǸɅȓʌț

78% of our portfolio (3)

Free cash flow guidance 
up 20% to £0.6bn (2)

Free cash flow guidance 
up 29% to £1.8bn (1)
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Long term growth drivers in UK grocery

Photo: Tesco, Mansfield

(1) IGD channel dat a 2018 to 2023
(2) ONS workforce data: 44% working from home in the four months September 2022 to January 2023
(3) Kantar data four weeks to 19 February 2023
(4) Ã¸ñ ɅǍʌȡɐɅǍȺ ɳɐɳʔȺǍʌȡɐɅ ɳɶɐȲǸǪʌȡɐɅ ǱǍʌǍṝ Ẏᶰᶮᶰᶮ-ǩǍɾǸǱ ȡɅʌǸɶȡɃṣẏ ᶱṣᶰụ ȓɶɐʭʌț ɐʬǸɶ ᶯᶮ ʳǸǍɶɾ ǩǸʌʭǸǸɅ ɃȡǱ-2020 and mid -2030

44 %
Working from 

home (2)

17%
Grocery price 

inflation (3)

3%
Projected 

population 
growth (4)

£33bn
Growth over 
last 5 years (1)
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IGD channel data 2018 to 2023. 

Omnichannel - largest growth channel
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>80% of online grocery is fulfilled from omnichannel stores
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ÿǸɾǪɐ Ἁ ñǍȡɅɾǩʔɶʳẏɾ ȺǍɶȓǸɾʌ ǩʔʳǸɶɾ ɐȒ ȓɶɐǪǸɶʳ ɳɶɐɳǸɶʌʳ

(1) Source: Property Data UK from July 2017 to March 2023 and 
Atrato Capital research.

(2) British Airways Pensions Trustees Limited.
(3) Source: Property Data UK July 2017 to March 2023 and Atrato 

Capital research. SUPR includes the 25% stake in the

ñǍȡɅɾǩʔɶʳẏɾ éǸʬǸɶɾȡɐɅ æɐɶʌȒɐȺȡɐṣ ÿǸɾǪɐ æȺǪ includes the property 
values of its 50% stake buyback in Atrato, Sparta and Dorney 
ɳɐɶʌȒɐȺȡɐɾṣ ñǍȡɅɾǩʔɶʳẏɾ ȡɅǪȺʔǱǸs the property value of the 51% stake 
ǩʔʳǩǍǪȶ ȡɅ ʌțǸ ñǍȡɅɾǩʔɶʳẏɾ éǸʬǸɶɾȡɐɅ æɐɶʌȒɐȺȡɐṣ

Vendors (1) Transaction 
value £m

British Land Plc 1,028

SUPR & BA (2) JV 520

Legal & General Property 397

USS 333

Aberdeen Standard Investments 328

Aviva 324

Other 5,782

Total 8,713

Purchasers (3) Transaction
value £m

SUPR 1,830

Tesco Plc 1,612

Realty Income 1,099

ñǍȡɅɾǩʔɶʳẏɾ 520

LXI REIT 277

Blackrock 156

Other 3,218

Total 8,713
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Operator buybacks significant in 2022

Tesco buyback

Source: Colliers transactions volumes 2019 to 2022, Property Data UK from 2019 to 2022 and Atrato Capital research. SUPR 
ȡɅǪȺʔǱǸɾ ʌțǸ ᶰᶳụ ɾʌǍȶǸ ȡɅ ʌțǸ ñǍȡɅɾǩʔɶʳẏɾ éǸʬǸɶɾȡɐɅ æɐɶʌȒɐȺȡɐṣ ÿǸɾǪɐ æȺǪ includes the property values of its 50% stake buyback 
ȡɅ !ʌɶǍʌɐṞ ñɳǍɶʌǍ ǍɅǱ EɐɶɅǸʳ ɳɐɶʌȒɐȺȡɐɾṣ ñǍȡɅɾǩʔɶʳẏɾ ȡɅǪȺʔǱǸs ʌțǸ ɳɶɐɳǸɶʌʳ ʬǍȺʔǸ ɐȒ ʌțǸ ᶳᶯụ ɾʌǍȶǸ ǩʔʳǩǍǪȶ ȡɅ ʌțǸ ñǍȡɅɾǩʔɶʳẏɾ 
Reversion Portfolio.
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Property yields sourced from MSCI for the period March 2006 to December 2022

Supermarket property not immune to yield drift
N
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 in

iti
al

 y
ie

ld

Supermarkets

All UK property

Years

7.6%

3.9%

6.3%

4.6%

5.7%

8.4%

3.2%

4.8%

2.0%

4.0%

6.0%

8.0%

10.0%

2006 2007 2008 2009 2010 2011 2012 2013 2014 2015 2016 2017 2018 2019 2020 2021 2022

Logistics

Past performance is not indicative of future results.
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Property yields sourced from Atrato Capital research based on 
representative investment market transactions exceeding 10 years in 
lease length with fixed uplifts or index -linked rent reviews. Excluding 
open market rent reviews. As at 29 March 2023.

Atrato supermarket property yield series

The value of investments and the income from 
them can fall as well as rise.

5.3% 5.2%
5.0%

4.8%
4.6% 4.5%

4.7%

5.6%

0.0%

2.0%

4.0%

6.0%

8.0%

2016 2017 2018 2019 2020 2021 2022 2023 (YTD)

Atrato supermarket property yield series

Past performance is not indicative of future results.
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Current: 5.5% NIY on entry and exit, long run finance cost of 5.0% (based on the SONIA curve), 35% LTV, inflation is based on
swaps curve (RPI: 3.5% and CPI: 2.6% long run avg ). ERV growth of 1.8%. 

Previous: 4.5% NIY on entry and exit, finance cost of 2.5%, 35% LTV, inflation of 3.0% and ERV growth of 1.0%. 

Attractive returns in a high inflation environment

~5%

~8%

Previous returns Current returns

IR
R

7-8%
Levered

9-10%
Levered

Forecasts are based on assumptions, estimates, opinions and hypothetical performance analysis, therefore 
actual results may vary, perhaps materially, from the results contained here.

Unlevered

Unlevered
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Unique portfolio

Diversified income

Non -grocery

Omnichannel store

Sustainability

SRP investment

Outlook

Current Portfolio

uɃǍȓǸṝ ñǍȡɅɾǩʔɶʳẏɾṞ oǸɾɾȺǸ

28
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The portfolio shown is as at 31 December 2022. 
(1) Direct Portfolio weighted by value based on 31 December 2022 valuation
(2) Iceland Food Warehouse
(3) Supermarkets portfolio only. Estimated store trading based on Atrato Capital research 

Unique portfolio of handpicked supermarkets

Tesco 50%

ñǍȡɅɾǩʔɶʳẏɾ ᶰᶶụ

Morrisons 6%

Waitrose 5%

Asda 2%

Aldi 1%

M&S 1%

Iceland (2) <1%

Map key and exposure by value (1) 50
Supermarkets 

93%
Omnichannel 

stores (1)

4%
Average rent 
to turnover (3)
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1) Direct Portfolio as at 31 December 2022

2) Weighting based on percentage of rent roll

Growth and diversification of income
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19.2

28.7

57.8

77.6

95.5

0

20

40

60

80

100

120

Jun-18 Jun-19 Jun-20 Jun-21 Jun-22 Dec-22

P
as

si
ng

 re
nt

 (£
m

)

100%
Rent collection 
since inception

14yrs
Portfolio 
WAULT (1)

80%
Inflation -linked 

rent (2)
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Units Value % of Direct 
Portfolio

DIY 4 £19m 1.2%

Food and beverage 25 £18m 1.1%

Medical and 
pharmacy 12 £16m 1.0%

Other retail 17 £14m 0.9%

Local amenities 43 £13m 0.8%

Homeware 17 £12m 0.7%

Fashion 2 £5m 0.3%

Discount store 6 £5m 0.3%

Automotive 5 £4m 0.2%

Private rental 1 £1m 0.0%

Total £106m 6.5%

31
(1) As at 31 December 2022

Complementary non -grocery portfolio assets

Over 75% of non -grocery portfolio is essential retail (1)

Exposure by value (1)

7%
of Direct

Portfolio (1)

4yrs
WAULT (1)

8.2%
Net initial

yield (1)

Image: Glasgow

Image: Glasgow

Image: Boots, Chineham

Image: Holland and Barratt, Leicester

Image: Costa and Superdrug, Chineham

Image: Bradley Stoke

Image: Pets at Home, Leicester

Image: Starbucks, Bradley Stoke
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1) Estimated annual revenue based on Atrato Capital research. Includes petrol station sales

Omnichannel stores as revenue centres

Instore sales:
c.£49m

C&C sales: 
c.£4m

Home delivery:
c.£12m

Total site revenue: £65 -75m pa (1)

Petrol station sales
c.£7m

A

B

C

D

A B

C D

Solar under 
development

This graphic is for illustrative purposes only. 

Tesco Thetford
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1) EPC ratings by value based on 31 December 2022 valuations 

Further developing the sustainability strategy

A 3%

B 45%C 36%

D 16%

84% 
rated C 

or above

Asset level

Direct Portfolio EPC (1)

Tesco entered into 
a 20 year PPA

Terms agreed for 
EV charging at 8 

sites

Working towards net zero

Sustainability strategyScience based carbon 
reduction target

Signatory of the 
UNPRI associated 

pledge

Appointed specialists

Targeting full 
compliance ahead of 

2025 deadline
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SRP: investment timeline

May 2020

JV formed
SUPR: 12.75%

February 2021

Additional JV stake
SUPR: 25.5%

January 2023

Acquired BA stake
SUPR: 51%

March 2023

Sale of interest    
ʌɐ ñǍȡɅɾǩʔɶʳẏɾ

1.9x
money 

multiple

IRR 30%

July 2023

Final proceeds 
due from 
ñǍȡɅɾǩʔɶʳẏɾ

This graphic is for illustrative purposes only. 
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SRP: Sector specialism unlocking value

1) uɅǪȺʔǱȡɅȓ =!æÿ¬ẏɾ ɾʌǍȶǸ ȡɅ ʌțǸ ¦Ğṣ MʲǪȺʔǱǸɾ Ǫɐɾʌɾ

2) Subject to five yearly open market rent reviews and a tenant break at year 10

3) Based on Atrato Capital research

ñǍȡɅɾǩʔɶʳẏɾ ɳʔɶǪțǍɾǸǱ

ñǍȡɅɾǩʔɶʳẏɾ ȺǸǍɾǸǱ

Vacant possession

£431m sale proceeds due to be received mid 2023

1.9x money multiple & IRR 30%

7%
ÃȒ ñǍȡɅɾǩʔɶʳẏɾ 
UK turnover (3)

ñǍȡɅɾǩʔɶʳẏɾ ɳʔɶǪțǍɾǸ ᶰᶯ ɾʌɐɶǸɾ Ȓɐɶ ễᶯṞᶮᶲᶮɃ 
4 stores on new 15 year leases (2)

1 to be sold vacant possession 

Invested £217m via JV into 26 ñǍȡɅɾǩʔɶʳẏɾstores 
on short leases (1)

ĞǍȺʔǸ ǪɶǸǍʌǸǱ ʬȡǍ ʔɅǱǸɶʭɶȡʌȡɅȓ ñǍȡɅɾǩʔɶʳẏɾ 
ongoing occupation
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1) Over the investment period
2) gǸɅǸɶǍʌǸǱ ǩʳ ɾǍȺǸ ɐȒ ñĆæéẏɾ ȡɅʌǸɶǸɾʌ ȡɅ ʌțǸ ñéæ ʌɐ ñǍȡɅɾǩʔɶʳẏɾ Ǎɾ ǍɅɅɐʔɅǪǸǱ ɐɅ ᶯᶲ ¶ǍɶǪț ᶰᶮᶰᶱ
3) Assumes 6.0% NIY. Includes standard purchasers costs of 6.8%
4) Assumes 5.0% finance cost

SRP: Balance sheet flexibility

Net sales proceeds on disposal £228m (2)

Store acquisitions (3)

£13m income

Repay debt (4)

£11m saved

Share buyback

Under review

SRP average annualised income £12m (1)

Deployment options

+ inflation

There is no certainty that these hypothetical circumstances will come to pass and should not be taken as an indication 
or guarantee of any future transaction.
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The outlook for Supermarket Income REIT
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EPRA metrics

Adjusted earnings reconciliation

IFRS income statement

IFRS balance sheet

Joint venture income statement

Joint venture balance sheet

Debt metrics
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EPRA metrics

As at 
31-Dec -22

As at
31-Dec -21

EPRA NTA per share 92 pence 113 pence

EPRA NRV per share 102 pence 123 pence

EPRA NDV per share 97 pence 113 pence

Six months to
31-Dec -22

Six months to
31-Dec -21

EPRA EPS 2.6 pence 3.1 pence

EPRA NIY 5.3% 4.6%

EPRA cost ratio 16.7% 15.8%



SUPR Primary 1
#405268

40
Adjustments relate to finance income from derivatives held at fair value through profit and loss and non -recurring debt 
restructuring costs

Adjusted earnings reconciliation

Six months to
31-Dec -22

£m

Six months to
31-Dec -21

£m

Adjusted earnings 36.4 26.9

Less: 

Swap income on hedging instruments (2.1) -

Non -recurring debt restructuring costs (1.5) -

EPRA earnings 32.8 26.9

EPRA earnings per share 2.6 pence 3.1 pence
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1) Interest rate derivatives recognised as fair value through profit and loss

IFRS income statement

Six months to
31-Dec -22

£m

Six months to
31-Dec -21

£m

Net rental income 45.9 32.6

Administrative and other expenses (7.9) (6.2)

Change in fair value of properties (248.1) 11.0

Change in fair value of interest rate derivatives (1) (1.0) -

Share of income from joint venture 18.9 37.2

Operating Profit (192.2) 74.6

Finance expense (10.4) (5.7)

Profit/(loss) for the year (202.6) 68.9

Fair value movement of derivatives 1.8 2.2

Total comprehensive income/(expense) (200.8) 71.1
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IFRS balance sheet

As at 31-Dec -22 
£m

As at 30 -Jun -22
£m

Investment property 1,625.1 1,561.6
Financial assets held at amortised cost 10.7 10.6
Investment in joint venture 197.8 177.1
Other non -current assets 32.0 5.3
Cash and cash equivalents 35.4 51.2
Trade and other receivables 7.5 1.9
Other current assets 15.5 0.3
Total assets 1,924.0 1,808.0
Bank borrowings (685.4) (348.5)
Deferred rental income (21.2) (16.3)
Trade and other payables (19.7) (10.7)
Total liabilities (726.3) (375.6)
Net assets 1,197.7 1,432.5
Share capital 12.4 12.4
Share premium 497.3 494.2
Capital reduction reserve 741.8 778.9
Retained earnings (60.7) 141.9
Cash flow hedge reserve 6.9 5.1
Total equity 1,197.7 1,432.5
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Joint Venture Ṿincome statement

!ȺȺ ȒɶǸǸ ǪǍɾț ȒȺɐʭ ȒɶɐɃ ʌțǸ ñǍȡɅɾǩʔɶʳẏɾ éǸʬǸɶɾȡɐɅ æɐɶʌȒɐȺȡɐ ȡɾ ʔɾǸǱ ʌɐ ǍɃɐɶʌȡɾǸ ʌțǸ ǩɐɅǱɾ 
to a bullet maturity of £315m upon expiry in 2023

Six months to
31-Dec -22

£m

Six months to
31-Dec -21

£m

Rental income 26.9 26.6

Expenses (0.2) (0.2)

Finance cost (6.8) (7.7)

Taxation (1.8) (1.7)

Joint venture earnings (undistributed) 18.1 17.0

Change in fair value of investment properties 38.0 128.8

Change in fair value of derivatives 5.8 4.4

Joint venture profit (undistributed) 61.9 150.2

SUPR share of joint venture profit 18.9 37.2
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Joint Venture income reconciliation

Six months to
31-Dec -22

£m

Six months to
31-Dec -21

£m

EPRA net income from joint venture (undistributed) 7.4 6.2

Share of fair value gain on investment properties 11.5 31.0

IFRS net income from joint venture (undistributed) 18.9 37.2


