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Chinks of light 

It has been another quarter of pain for real estate 

investment trusts (REITs) and listed property companies, 

with share price weakness continuing and average falls 

of 13.7% across the sector (as shown in the chart to the 

right). There are chinks of light appearing amongst the 

gloom, however.  

Although still at elevated levels, inflation has started to ease in the UK, 

raising the likelihood that interest rates have peaked or are close to 

peaking. That should give the commercial real estate investment market 

confidence in their return appraisals, precipitate greater deal flow and a 

turnaround in valuations. Values among REITs have been showing 

signs of stabilisation for a couple of quarters now (and validated by 

asset sales), following a sizeable decline at the end of 2022, especially 

in sub-sectors that are displaying strong occupational performance and 

rental growth prospects. This has not been reflected in share prices, 

however, and discounts to net asset value (NAV) have widened to 

unprecedented levels.  

As a result of the wide discounts, merger and acquisition (M&A) activity 

continues to be a real threat. Tired of its long-standing and wide 

discount to NAV, Ediston Property Investment Company decided to 

throw in the towel and sold its entire portfolio to Realty Income, while 

LondonMetric completed the acquisition of its smaller peer CT Property 

Trust. 

 

In this issue 

• Performance data – Offices were once again out of favour 

with investors 

• Corporate activity – After an extended hiatus, real estate 

companies were raising equity again 

• Major news stories – Dedicated real estate stock 

exchange, IPSX, is winding down  

 
 

 Chg. on 
quarter 

(%) 

Ediston Property Investment 
Company 

20.8 

Tritax Big Box REIT 11.8 

UK Commercial Property REIT 9.7 

CEIBA Investments 9.1 

Empiric Student Property 6.3 

Best performing companies in 

price terms in Q3 2023 

 

    Property sector performance* 

    Time period 31/12/2022 to 30/09/2023 

 
Source: Bloomberg, Marten & Co. Note *: Average share 
price of listed property companies rebased to 100 

 

 Market 
cap 

(£m) 

Chg. on 
quarter 

(%) 

SEGRO 8,831 0.6 

Land Securities 4,393 3.2 

Unite Group 3,911 11.7 

British Land 2,938 4.7 

Tritax Big Box REIT 2,661 13.9 

    Biggest property companies at 
    the end of Q3 2023 
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Performance data 

 

Best performing property companies 

Ediston Property Investment Company saw its share price jump more than 20% 

over the quarter on news that it was selling its entire portfolio to US REIT giant 

Realty Income (see page 7 for more details). 

Logistics specialist Tritax Big Box REIT’s share price bounced back in the quarter 

after reporting an uplift in NAV for the first half of the year. It also continued to 

execute its disposal programme to recycle proceeds into its higher yielding 

development pipeline (see page 9). 

UK Commercial Property REIT also posted a positive NAV uplift for the quarter to 

the end of June, further evidence of values stabilising in commercial real estate.  

Empiric Student Property continued its solid share price performance this year – 

gaining 6.3% over the quarter. This is recognition of the highly favourable supply-

demand dynamic and rental growth prospects in the student accommodation sub-

sector.  

Figure 1: Best performing companies in 
price terms in Q3 

 % 

Ediston Property Investment Company 20.8 

Tritax Big Box REIT 11.8 

UK Commercial Property REIT 9.7 

CEIBA Investments 9.1 

Empiric Student Property 6.3 

AEW UK REIT 6.1 

TR Property Investment Trust 6.0 

Target Healthcare REIT 5.6 

LXI REIT 5.5 

British Land 4.7 

Source: Bloomberg, Marten & Co 

Figure 2: Worst performing companies 
in price terms in Q3 

 % 

Regional REIT (39.0) 

First Property Group (25.0) 

Helical (18.7) 

PRS REIT (15.2) 

Schroder European REIT (13.3) 

Safestore Holdings (13.3) 

Lok’n Store (13.0) 

Big Yellow Group (12.5) 

Phoenix Spree Deutschland (12.4) 

CLS Holdings (12.1) 

Source: Bloomberg, Marten & Co 

Figure 3: Tritax Big Box 
REIT YTD 

 

Source: Bloomberg, Marten & Co 
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Worst performing companies 

Regional REIT suffered a heavy sell-off of its shares after the surprise 

announcement that it would cut its dividend. The company also reported a drop in 

NAV, as values in the office sector continue to fall.  

Investor sentiment towards the office focused companies continues to be negative 

as several elements stack up against the sub-sector. The long-term implications of 

hybrid working on demand and valuations, the consequences of any future energy 

regulations and the current economic uncertainty continues to weigh on the sector. 

Central London office developer Helical and UK and European office investor  

CLS Holdings also made the list of worst performing property companies in the third 

quarter. 

Berlin residential landlord Phoenix Spree Deutschland reported another fall in the 

value of its portfolio due to the impact of high interest rates. 

 

 

      

Figure 4: Regional REIT 
YTD 

 

Source: Bloomberg, Marten & Co 
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Significant rating changes 

Discounts to NAV in the property sector remain some of the widest in the investment 

trust world. Figures 5 and 6 show how premiums and discounts to NAV have moved 

over the course of the quarter. 

Figure 5: Biggest percentage point changes to ratings in Q3 2023 – the 10 greatest improvements 

Company Sector Premium/(discount) 
at 30/06/2023 (%) 

Premium/(discount) 
at 30/09/2023 (%) 

Difference 
(percentage point) 

Ediston Property Investment Company Retail (28.3) (13.4) 14.9 

Tritax Big Box REIT Logistics (30.7) (23.6) 7.1 

TR Property Investment Trust Securities (13.1) (7.9) 5.2 

UK Commercial Property REIT Diversified (39.2) (34.5) 4.7 

Life Science REIT Offices/labs (24.4) (20.3) 4.1 

AEW UK REIT Diversified (12.1) (8.0) 4.1 

LXI REIT Diversified (28.9) (25.0) 3.9 

Empiric Student Property Student accom. (27.0) (23.7) 3.3 

LondonMetric Property Logistics (16.8) (13.5) 3.3 

Unite Group Student accom. (6.2) (3.3) 2.9 

Source: Bloomberg, Marten & Co 

We discussed some of the names on this list in the previous section. Ediston 

Property’s share price bounce brought its discount in 14.9 percentage points.  

TR Property, which owns listed property companies across Europe, saw its share 

price rise 6.0% in the quarter. 

Life Science REIT saw its NAV fall slightly, while also witnessing a small uplift in its 

share price as the market recognises the strength of its investment case – 

essentially to transform offices into lab space for burgeoning life science companies 

at hefty rental premiums. 

AEW UK REIT’s share price was rewarded after reporting its NAV had nudged up 

off the back of strong asset management and valuation stability.  

LondonMetric’s share price also rose in anticipation of a boost in NAV following the 

completion of its acquisition of CT Property Trust (see page 7). 
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Figure 6: Biggest percentage point changes to ratings in Q3 2023 – the 10 biggest deteriorations 

Company Sector Premium/(discount) 
at 30/06/2023 (%) 

Premium/(discount) 
at 30/09/2023 (%) 

Difference 
(percentage point) 

Regional REIT Offices (36.5) (57.4) (20.9) 

Safestore Holdings Self-storage (3.4) (19.0) (15.6) 

Lok’n Store Self-storage 17.9 2.6 (15.3) 

First Property Group Diversified (50.5) (62.9) (12.4) 

PRS REIT Residential (31.3) (43.2) (11.9) 

Big Yellow Group Self-storage (9.1) (20.5) (11.4) 

Helical Offices (47.3) (57.1) (9.8) 

Impact Healthcare REIT Healthcare (18.3) (27.0) (8.7) 

NewRiver REIT Retail (26.4) (33.9) (7.5) 

Schroder European REIT Europe (39.9) (47.1) (7.2) 

Source: Bloomberg, Marten & Co 

The plunge in Regional REIT’s share price saw its discount to NAV widen to 57.4% 

at the end of the quarter.  

All three self-storage providers – Safestore Holdings, Lok’n Store and Big Yellow 

Group – saw their ratings suffer as recent trading updates revealed some softness 

in business demand related to macroeconomic uncertainty was creeping in. 

Private rented housing developer PRS REIT’s NAV uplift was not reflected in its 

share price, as was the case with care home investor Impact Healthcare REIT. 
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Major corporate activity 

Fundraises 

For the first time in more than a year, the sector raised equity from investors.  

Unite Group raised a massive £300m in a placing of shares at an issue price 

representing a discount of 4.2% to the prevailing share price. The proceeds will be 

used to develop two new purpose-built student accommodation schemes and 

accelerate asset management initiatives.  

Shopping centre owner Capital & Regional raised £25m in an open offer, the 

proceeds of which was used to part-fund the acquisition of the Gyle Shopping 

Centre in Edinburgh. Growthpoint, the company's largest shareholder, subscribed 

for over 80% of the money raised and as a result now owns 67.64% of the company. 

Lok’n Store raised £20.5m through the issue of shares at a 12.1% discount to its 

prevailing share price. Proceeds will be used to fund its development pipeline. 

Mergers and acquisitions 

LondonMetric completed the acquisition of CT Property Trust. As part of the 

acquisition 105.6m new LondonMetric shares were issued to CT Property 

shareholders. LondonMetric's portfolio is now valued at £3.2bn and generates 

£160m of rental income per annum. 

Ediston Property Investment Company completed the sale of its entire portfolio to 

RI UK 1 Limited (a subsidiary of Realty Income) for a total of £196.8m. Shareholders 

will vote on the voluntary liquidation of the company and the return of cash to 

shareholders (expected to be 72.0p per share) at the end of the year. 

Other major corporate activity 

Embattled Home REIT changed its investment policy as it looks to stabilise its 

business following the appointment of AEW as investment manager. Changes 

included extending the permitted use of properties to include any form of residential 

during a two-year stabilisation period, in an effort to increase rent collection. 

Following the stabilisation period, it proposes to invest in “social use” residential 

accommodation, including for homelessness.  

Shaftesbury Capital agreed a new £200m loan with Aviva Investors for a 10-year 

term secured against a portfolio of assets within the Carnaby estate in London's 

West End. The facility will sit alongside existing debt with Aviva Investors of £130m 

and £120m, which mature in 2030 and 2035 respectively and share in the asset 

security of the Carnaby estate. The additional financing has been priced with 

reference to 10-year UK gilt yields and when blended with the existing Carnaby term 

loans, the annual cash interest rate in respect of the overall amount of £450m will 

be 4.7%. The proceeds of the facility will be used to repay in part the £576m 

unsecured loan which was drawn in April 2023 to fund the repayment of the 

Shaftesbury Plc secured bonds. 

£345.5m was raised by 

property companies during 

the quarter 

LondonMetric completed its 

acquisition of CT Property 

Trust 

https://quoteddata.com/2023/07/unite-group-raises-300m-placing/
https://quoteddata.com/2023/08/capital-regional-raising-cash-fund-gyle-shopping-centre-purchase/
https://quoteddata.com/2023/07/quoteddatas-morning-briefing-7-july-2023/
https://quoteddata.com/2023/05/londonmetric-buy-ct-property-trust/
https://quoteddata.com/2023/08/quoteddata-morning-briefing-21-august-2023/
https://quoteddata.com/2023/07/home-reit-proposes-investment-policy/
https://quoteddata.com/2023/08/quoteddatas-morning-briefing-14-august-2023/
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Warehouse REIT completed a debt refinancing for a new £320m facility, extending 

the tenure to June 2028. It comprises a £220m term loan and a £100m revolving 

credit facility (RCF) with a club of four lenders – HSBC, Bank of Ireland, NatWest 

and Santander. The debt covenants have been improved, with the minimum interest 

cover now 1.5 times compared to 2.0 times and the maximum LTV extended to 60% 

from 55%. Both the term loan and the RCF attract a margin of 2.2% plus SONIA for 

an LTV below 40% or 2.5% if above. The company has £230m of interest rate caps 

in place of which £200m fixes SONIA at 1.5% and the remaining £30m fixes SONIA 

at 1.75%. 

Supermarket Income REIT refinanced a large portion of its debt. It cancelled two 

shorter-dated debt facilities – a £77.5m secured revolving credit facility (RCF) with 

Barclays and Royal Bank of Canada, and a £62.1m unsecured debt facility provided 

by a syndicate of banks. It reduced and extended an existing £150m RCF with 

HSBC to a new £50m, secured, three-year RCF with a £75m uncommitted 

accordion option at a margin of 170 basis points (bps) over SONIA. It also completed 

a new unsecured £67m debt facility with Sumitomo Mitsui Banking Corporation, for 

a three-year term. The debt facility has two one-year extension options and a margin 

of 140 bps over SONIA. As a result of the refinancing loan-tovalue (LTV) has 

reduced to 34% (from 40%) and the weighted average term of debt is now in excess 

of four years and the weighted average all-in cost of debt is 3.1%. 

PRS REIT completed the refinancing of its £150m RCF with RBS and Lloyds 

Banking Group. A new £102m facility of fixed-rate debt for 15 years has been 

secured with Legal & General Investment Management, together with a further 

£75m of floating-rate debt agreed for two years with RBS. An interest rate cap will 

be put in place on the floating rate debt. The company did not disclose the interest 

rates agreed on the new facilities. 

Urban Logistics REIT put in place £57m of new debt on fixed rate terms, refinancing 

existing floating rate debt. The facility, with Aviva Investors, means the company 

has £367m of drawn debt and a further £51m undrawn, at an all-in rate of 4.2% and 

an average maturity of 6.0 years.  

  

https://quoteddata.com/2023/07/quoteddatas-morning-briefing-27-july-2023/
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Major news stories  

• The dedicated real estate stock exchange – IPSX (International Property 

Securities Exchange) – is winding down having struggled to find new 

investment. Launched in 2019, the exchange has just three companies listed. 

• Meta (Facebook) surrendered its lease with British Land at 1 Triton Square – 

one of the two buildings it has leased at Regent’s Place in London – paying 

the landlord £149m. The decision reflects the shift in office occupation with 

firms scaling back space as more employees work from home. 

• The majority of Home REIT’s board will be replaced over the next 12 months. 

The board – made up of Lynne Fennah, chairman, Simon Moore, Peter 

Cardwell and Marlene Wood – oversaw the tumultuous period of wrongdoing 

at the REIT’s former investment manager from inception in 2020. 

• Phoenix Spree Deutschland accelerated plans for condominium sales, 

reflecting the wide discrepancy between values and its share price. With the 

proceeds, the company will look to reduce overall debt levels and return 

capital to shareholders. 

• Tritax Big Box REIT sold an asset let to Howdens in Raunds for £84.3m, in 

line with its June 2023 valuations, and reflecting a net initial yield of 4.0%. The 

company has now sold £235m of assets in 2023 and is targeting a further 

£100-£200m of sales in the remainder of this year. Proceeds will be put into its 

development pipeline. 

• Empiric Student Property is exploring bringing on board a joint venture 

partner to grow its portfolio of student accommodation properties. The 

company has engaged PwC to find a suitable partner that would put up the 

capital to buy properties that would be operated under Empiric’s student 

brand. 

• Tritax EuroBox sold an asset in Hammersbach, Germany for €64.6m – 

broadly in line with the valuation as at 31 March 2023. It was the first in its 

€150m disposal programme. 

• Grit Real Estate Income Group concluded the final phase in the acquisition 

of controlling interests in developer Gateway Real Estate Africa (GREA) and 

asset manager APDM. Grit now owns a direct interest of 51.48% in GREA and 

a 78.95% shareholding in APDM. The acquisitions are expected to have a 

positive impact on group LTV and future growth. 

• Helical signed contracts with the Transport for London (TfL) for a joint venture 

to develop offices above or close to London tube stations at Bank, Paddington 

and Southwark, totalling 600,000 sq ft.  

• LondonMetric Property sold four multi-let industrial estates for £40.5m, in 

line with March 2023 valuations and reflecting a net initial yield of 6.2%. The 

sales were in line with its focus on aligning its portfolio to triple net leases.  

Selected QuotedData views 

• The retail REIT defying the doom and gloom 

• Time is right for this European logistics specialist  
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https://quoteddata.com/2023/08/quoteddatas-morning-briefing-3-august-2023-bbox/
https://quoteddata.com/2023/08/empiric-student-property-seeks-joint-venture-partner-expand/
https://quoteddata.com/2023/08/successful-disposal-tritax-eurobox/
https://quoteddata.com/2023/07/grit-real-estate-completes-acquisition-developer/
https://quoteddata.com/2023/07/quoteddatas-morning-briefing-12-july-2023/
https://quoteddata.com/2023/09/londonmetric-sells-405m-industrial-assets-focus-portfolio-triple-net-leases/
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https://quoteddata.com/2023/08/qd-view-time-european-logistics-specialist/
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Real estate research notes 

 

 
 

 

An update note on Grit Real Estate 

Income Group (GR1T). The company 

has been reborn, with the acquisitions 

of a developer and asset manager 

making annual return targets of 12-15% 

more achievable. 

 
 
An update note on abrdn Property 

Income Trust (API). The manager’s 

focus focus continues to be on growing 

income, and asset management 

initiatives within the portfolio have seen 

its vacancy rate drop to below 5%. 

 

 
 

 

 

An annual overview note on Tritax 

EuroBox (EBOX). After rapid value 

declines due to higher interest rates, 

optimism has grown that prices are 

stabilising. The company’s is in a good 

place to increase annual rent through its 

quality portfolio. 

 
 
An update note on abrdn European 

Logistics Income (ASLI). The company 

is riding out the storm of market 

valuation declines, with a focus on 

managing its portfolio and securing 

income. 

 

 

 

https://quoteddata.com/research/grit-real-estate-income-group-grit-2-0-qd/
https://quoteddata.com/research/abrdn-property-income-trust-ready-and-waiting-qd/
https://quoteddata.com/research/tritax-eurobox-optimism-returns-qd/
https://quoteddata.com/research/abrdn-european-logistics-income-riding-storm-qd/
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