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PCTN delivers capital and income growth.
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¢ Picton Property Income (PCTN) has released its results for
the year ending 31/03/2026, recording a NAV total return of
6.1% and profits of 5.0 pence per share (2025: 6.9p). PCTN’s
property total return was 5.9% (2025: 7.3%) for the year,
compared to 5.4% (2025: 6.3%) for the MSCI UK Quarterly
Property Index. This marks the 13th consecutive year PCTN
has outperformed the property index. Net assets were
£522m (2025: £533m) at the year end.

* The NAV per share increased 2% to 102p (2025: 100p) and
dividends for the year totalled 3.8p (2025: 3.7p), a 2.7%
increase.

¢ Rental growth across the portfolio was 5%. Dividends were
covered 103% (2025: 113%). PCTN’s share price total return
was 12.8%, with the discount narrowing from c. 28% to 25%.
The dividend yield at the current share price is 5.3%.

¢ Net disposal proceeds of £33m were used for share buybacks
(£17.3m) and to invest in the property portfolio (£8.8m),
with the balance available for future capital expenditure.

e PCTN’s gearing was 24% LTV (2025: 24%). All of the £208m
of debt is fixed, with a weighted average interest rate of 3.7%
(2025: 3.7%), with debt maturing in 2030/2031. PCTN also
has an undrawn RCF for £50m.

¢ Atthe beginning of 2026, PCTN’s board initiated a strategic
review to explore options to maximise shareholder value.
On 12/05/2026, a proposed offer from LondonMetric (LMP)
and Schroder Real Estate (SREI) was published. At the time
of writing this remains in process but has not become a
formal offer. As a result, the buyback programme has been
suspended.
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e PCTN has reversionary rental potential of

£13.2m, 30.6% higher than contracted rents. Of
this, £4.4m is where contracted rents are below
estimated rental value (ERV) and £8.8m is from
space available to rent.

e Following disposals, which principally involved

PCTN’s highest value, lowest yielding office
asset, exposure to offices has fallen to 21%
(2025: 24%) and 67% of the portfolio is
invested in industrial, warehouse and logistics
assets. The balance, 12%, is in retail and
leisure, with the majority of that in retail
warehouses.

* Francis Salway, chair, said: “Despite

macroeconomic conditions, occupational
markets are proving more resilient, against

a backdrop of limited new development. We
remain well-positioned, with a high quality
portfolio and a disciplined approach to capital
allocation, which this year, has been focused
on reducing office exposure, investing into the
portfolio and share buybacks.
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e Atthe start of 2026, we initiated a Strategic Review
to explore options to maximise value for shareholders
which has resulted in a Proposed Offer being
announced on 12 May 2026. The Board remains
focused on shareholder value and is committed to
engaging with stakeholders through this process.”

Kepler View

Although the normal focus for investors looking at
performance is on total return, the chart below shows
Picton Property Income’s (PCTN) NAV per share over the
long-term without dividends reinvested. This is a reminder
that whereas PCTN and others remain at significant
discounts to NAV in 2026, property capital values actually
troughed in 2024 and, arguably, have returned to the
longer-term trend.

Fig.1: PCTN NAV Per Share

PCTN: NAV per share
30/06/2013 to 31/03/2026

Source: PCTN, Kepler
Past performance is not a reliable indicator of future results.

This return to trend is a reminder that one of the
conundrums of the 2022-2024 downturn was that, even
as capital values fell, rental growth continued in some

key areas, notably in industrial and logistics but also
retail warehouses, which arguably share many of the
same characteristics. So, although capital values have
adjusted to a higher interest rate environment, rentals
have continued to tick higher. Further, it continues to have
significant reversionary upside from a combination of
under-renting and vacancies.

The main headwind remains the macro factor out of the
control of PCTN’s management: UK gilt rates remain
stubbornly high and, as recent events show, are more
susceptible to market nervousness than other major
economies. But PCTN’s portfolio is well positioned for one
of the good news stories in the UK, which is the continued
demand for those industrial, logistics and retail warehouse
assets, which, combined, form about three quarters of the
portfolio.

The fact that PCTN’s board is holding a strategic review,
and that an initial proposal, yet to evolve into a firm offer,

has been put forward by two other REITs are both a matter
of public record and while we can’t know the details, it’s
reasonable to say that both are indicators that PCTN’s
discount is seen as a value opportunity both by the
company itself and by other specialist investors. Whatever
the outcome, though, the portfolio is well-positioned for
growth of income and, ultimately that’s what will drive the
share price higher over the long-term.

Fig.2: Discount

PCTN: discount vs comparator group
June 2018 to June 2026
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Click here to read the FY report on RNS

Click here to read our latest research on PCTN

Click here to add PCTN to your watchlist



https://www.londonstockexchange.com/news-article/PCTN/preliminary-annual-results/17636114
https://www.trustintelligence.co.uk/investor/funds/picton-property-income
https://www.trustintelligence.co.uk/investor/funds/picton-property-income
https://www.trustintelligence.co.uk/investor/funds/picton-property-income

Disclosure — Non-Independent Marketing Communication. This is a non-independent marketing communication commissioned by Picton Property Income
(PCTN). The report has not been prepared in accordance with legal requirements designed to promote the independence of investment research and is not
subject to any prohibition on the dealing ahead of the dissemination of investment research.

Disclaimer

This report has been issued by Kepler Partners LLP. The analyst who has prepared this report is aware that Kepler Partners LLP
has a relationship with the company covered in this report and/or a conflict of interest which may impair the objectivity of the
research.

Past performance is not a reliable indicator of future results. The value of investments can fall as well as rise and you may get back
less than you invested when you decide to sell your investments. It is strongly recommended that if you are a private investor
independent financial advice should be taken before making any investment or financial decision.

Kepler Partners is not authorised to make recommendations to retail clients. This report has been issued by Kepler Partners LLP, is
based on factual information only, is solely for information purposes only and any views contained in it must not be construed as
investment or tax advice or a recommendation to buy, sell or take any action in relation to any investment.

The information provided on this website is not intended for distribution to, or use by, any person or entity in any jurisdiction or
country where such distribution or use would be contrary to law or regulation or which would subject Kepler Partners LLP to any
registration requirement within such jurisdiction or country. In particular, this website is exclusively for non-US Persons. Persons
who access this information are required to inform themselves and to comply with any such restrictions.

The information contained in this website is not intended to constitute, and should not be construed as, investment advice. No
representation or warranty, express or implied, is given by any person as to the accuracy or completeness of the information
and no responsibility or liability is accepted for the accuracy or sufficiency of any of the information, for any errors, omissions or
misstatements, negligent or otherwise. Any views and opinions, whilst given in good faith, are subject to change without notice.

This is not an official confirmation of terms and is not a recommendation, offer or solicitation to buy or sell or take any action in
relation to any investment mentioned herein. Any prices or quotations contained herein are indicative only.

Kepler Partners LLP (including its partners, employees and representatives) or a connected person may have positions in or
options on the securities detailed in this report, and may buy, sell or offer to purchase or sell such securities from time to time,
but will at all times be subject to restrictions imposed by the firm’s internal rules. A copy of the firm’s Conflict of Interest policy is
available on request.

PLEASE SEE ALSO OUR TERMS AND CONDITIONS

Kepler Partners LLP is authorised and regulated by the Financial Conduct Authority (FRN 480590), registered in England and Wales
at 70 Conduit Street, London W1S 2GF with registered number 0C334771.



