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Further improvements to the management arrangements and fees for the Combined Group

Removal of:

« Two-year term extension of CCL's Investment Management Agreement
(remains 12 months rolling notice)

« £0.35m project fee

In addition to existing concessions offered:

* Waive management fee on the NAV attributable to API for the first nine
months following completion (estimated c. £1.5m savings)

» Reduce management fee by estimated £0.3m pa for the first two years
following completion (estimated £0.6m total savings)

Overall MW fee concessions = estimated £2.5m

Custodian Rroperty. locome. REIT
14 March 2024 Source: CREI RNS on 13 March 2024, “Update on recommended all-share merger with abrdn Property Income Trust Limited ("API") and improvement in management

arrangements and fees for the Combined Group”
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* Ringing endorsement of:
» Diversified property strategy
* Focus onincome

« Rental growth expectations

early April

/'

« Benefits of scale on liquidity and costs

EPRA topped-up net initial yield* 6.2% 5.4%
Reversionary yield** 7.8% 7.3%

« API's 'in demand’ high quality, complementary portfolio

* API General meetings to be held on 27 March, completion expected

Source: API RNS on 14 March 2024, “Update on the recommended all-share merger with Custodian Property Income REIT plc ("CREI")”
* Annualised cash rents at the year-end date, adjusted for the expiration of lease incentives, less estimated non-recoverable property operating expenses, divided by property valuation plus ‘ 3

estimated purchaser’s costs. Source: 2.7 announcement
** Reversionary rent divided by purchase price plus assumed purchasers’ costs. Source: 2.7 announcement
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The CREI Merger represents a strategically consistent and significant
enhancement to the status quo for API Shareholders and offers growth
prospects from the enlarged portfolio. Furthermore, the CREI Merger
represents a premium to API's undisturbed share price and brings an
increase in dividends, full dividend cover and enhanced scale and liquidity
for API shareholders

The ULR Possible Offer would result in a reduction in earnings and dividends
for API Shareholders with lower earnings cover compared to the CREI
Merger and a degree of refinancing risk. Furthermore, the ULR Possible
Offer currently represents a discount to implied value of the CREI Merger.
More generally, the API Board believes that a share-based transaction with
Urban Logistics would constitute a deviation for API Shareholders away from
the diversified, income-focused strategy in which they have chosen to invest

Custodian Rroperty. locome. REIT Source: API RNS on 14 March 2024, “Update on the recommended all-share merger with Custodian Property Income REIT plc ("CREI")” ‘
14 March 2024
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This document (‘Document’), which relates to Custodian Property Income REIT plc (‘Custodian REIT’), has been issued and approved by
Custodian Capital Limited (the ‘Company’) which is authorised and regulated by the Financial Conduct Authority. The Company is solely
responsible for this Document and its contents.

This Document does not constitute a prospectus within the meaning of Part VI of the Financial Services and Markets Act 2000 and is not an offer
of, or invitation to apply for, shares in Custodian REIT and must not be relied on in connection with the acquisition of shares in Custodian REIT.
Subject to its compliance with its legal and regulatory obligations, the Company gives no warranty, representation, undertaking or other assurance
as to the accuracy, fairness or completeness of this Document. Copies of the prospectus of Custodian REIT are available from the registered
office of Custodian REIT.

The information contained in this Document, which has not been verified by the Company, is subject to alteration without notice. To the maximum
extent permitted by law, no liability is or will be accepted for such information by the Company, Custodian REIT or any of their respective directors,
officers, employees, agents or advisers or any other person.

This Document should not be considered a recommendation by the Company or Custodian REIT or any of their respective directors, officers,
employees, agents or advisers in connection with any purchase of or subscription for shares in Custodian REIT. Recipients should consult a
financial adviser before investing in shares in Custodian REIT.

Estimated and target figures in this Document are based on unaudited information. Those figures and any other statements that are, or may be
deemed, forward-looking statements which relate to, among other things, Custodian REIT’s proposed strategy, plans and objectives have not
been subject to formal verification. They involve known and unknown risks, uncertainties and other important factors beyond the control of the
Company or Custodian REIT that could cause the actual performance or achievements of Custodian REIT to be materially different from such
forward-looking statements. They do not represent and should not be regarded as representing forecasts of the performance of Custodian REIT.
Accordingly, recipients should not rely on any forward-looking statements and the Company accepts no obligation to disseminate any updates or
revisions to such forward-looking statements. Custodian REIT shares are admitted to trading on a public stock market and as a result the price at
which shares will be tradable will vary according to market conditions and may not reflect their net asset value.
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