
Custodian Property Income REIT
Progress with recent acquisition

Custodian Property Income REIT (CREI) has provided an update on the
strategic £36m acquisition of the highly complementary, diversified portfolio
of family-owned Grove Court Properties, announced in February. The
acquisition was financed by the issuance to the vendor of new CREI shares
(75%) on an adjusted NAV for NAV basis and cash (25%). It is one of three
similarly structured transactions over the past year, amounting to £66m in
aggregate, and represents an attractive route to growth while cash equity
issuance remains unattractive.
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NAV/share

(£) DPS (p) P/NAV (x) Yield (%)
3/24 39.1 25.7 5.8 0.93 5.80 0.95 6.6
3/25 39.5 26.8 6.1 0.96 6.00 0.92 6.8
3/26e 40.7 27.9 6.2 0.98 6.00 0.90 6.8
3/27e 41.6 28.6 6.3 1.00 6.12 0.88 6.9
EPRA earnings excludes revaluation gains/losses and other exceptional items. NAV is defined as EPRA net tangible assets (EPRA
NTA) throughout this report.

The acquisition of Grove Court Properties came after the similar acquisition of
Merlin Properties in May 2025 (£22m of assets), and was itself followed by the
smaller purchase of the Scorpion Properties portfolio (£8m of assets). The success
of these transactions demonstrates the appeal to vendors of CREI’s ability to
leverage its investment strategy and listed REIT structure to facilitate all-share or
majority-share corporate acquisitions of family property companies. In addition to the
financial benefits to CREI shareholders, the transaction allows the vendor to resolve
succession issues and manage a potentially significant capital gains tax liability.
In our recent interview with Richard Shepherd-Cross, fund manager of CREI, he
discusses the Grove Court acquisition in detail, and the outlook for further, similar
transactions with other high-net-worth and family offices.

We believe there are clear benefits to many investors in being able to access
the commercial property market through a diversified, income-focused and
conservatively managed REIT. In a sector where scale is increasingly demanded
by investors, CREI’s growth strategy sits well. This is aside from the company’s
significant organic income opportunity reflected in a Q326 estimated rental value
(ERV) that was 14% above passing rent, for which leasing events are the trigger for
realisation. ERV has continued to increase on a like-for-like basis, up 0.5% in Q326
and 2.5% in FY26 to date. During the quarter, new lettings, lease renewals and rent
reviews were all at or above ERV and/or passing rent. NAV per share increased
0.9% to 99.8p in the quarter, the sixth consecutive quarterly increase, and, adding
back DPS paid (but not reinvested), the NAV total return was 2.3% (8.4% ytd).

Since it was acquired, the Grove Court portfolio has performed in line with
expectations, with occupancy remaining at a high c 97%. In addition, CREI has
begun to unlock reversionary income potential by completing a rent review at a
motor dealership in Beaconsfield at 5% above passing rent and in line with ERV.
This is the largest asset in the Grove Court portfolio, now accounting for 27% of its
rent roll. On top of the initial consideration of £9.0m in cash and 24.1m new shares,
an overage payment of £0.2m, conditional on the successful completion of this rent
review, becomes due. Finalisation of the Grove Court accounts also realises the
deferred issue of an additional 0.7m shares. Custodian Property Income REIT
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Custodian Property Income REIT is a London
Main Market-listed REIT focused on commercial
property in the UK outside London. It is income-
focused, with a commitment to pay a high but
sustainable and covered dividend.

 Analyst

Martyn King +44 (0)20 3077 5700

financials@edisongroup.com
Edison profile page



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

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

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