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We own and actively manage

a £723 million UK commercial
property portfolio, invested
across 47 assets and with
around 350 occupiers.

Through our occupier focused, opportunity led
approach, we aim to be the consistently best
performing diversified UK REIT. We have delivered
upper quartile outperformance and a consistently
higher income return than the MSCI UK Quarterly
Property Index since launch in 2005.

With a portfolio strategically positioned to capture
income and capital growth, currently weighted
towards the industrial sector, our agile business
model provides flexibility to adapt to evolving
market trends over the long term.

We have a responsible approach to business and
are committed to being net zero carbon by 2040.

We are listed on the main market of the London
Stock Exchange and a constituent of a number
of EPRA indices including the FTSE EPRA NAREIT
Global Index.

Scan or click here to watch
our At a Glance video
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Financial Additional
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Strategic capital allocation:
creating value

We have focused on maximising
shareholder value through the review of
our capital priorities, ensuring proceeds
raised from repositioned office disposals
have been reinvested into portfolio
upgrades, repaid floating rate debt

and returned capital to shareholders.

L

Read more
on pages10to

Proactive asset management:
growing income and capital

Our occupier focused approach to

asset management ensures we work
collaboratively to help rightsize businesses
for success. Engaging with our occupiers
at key lease events, we have been able

to grow rental income and capture
reversionary potential.

B

Read more
on pages12to13

Sustainable refurbishments:
investing into the portfolio

We have been upgrading the portfolio to
improve environmental credentials and
occupier amenities. Our priority has been
focused on the office sector, which has
enabled us to attract and retain occupiers,
while also driving rental value growth.

L

Read more
on pages14to15

/
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Picton at a Glance

We are a diversified Real Estate Investment Trust (REIT)
investing in UK commercial property. Our property
portfolio consists of 47 assets invested in the industrial,
office, retail and leisure sectors.

Our portfolio composition

We own a portfolio strategically positioned to capture M Industrial Pence per share
income and capital growth through our asset and sector [l Office
selection. Our agile business model provides flexibility to Retail & Leisure
adapt to evolving market trends. - - Cumulative dividends paid
— NAV per share 140p
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Our portfolio weightings Portfolio valuation Loan to value

- £723m 24%

Industrial 64% 2025 £723m 2025 24%

Office 24%

0,
M Retail & Leisure 12% 2015 £341m 2015 0%

2005 £491m 2005
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What makes
us different?

Consecutive years of
MSCI outperformance

Long-term fixed rate debt

Internally managed,
aligned team

B

For more information on our

strategy and performance
track record please see:

Our Strategy page 07

Key Performance
Indicators page 20

Portfolio Review page 28

Financial Review page 42

Sustainable Thinking
page 62

Scan or click here
to watch our Picton
Promise video

Strategic

Report Governance /

- | - « |

Long-term track record of
outperformance through a
diversified investment strategy

Our agile business model provides flexibility
to adapt our portfolio to evolving market
trends. Our proactive approach to asset
management means we have delivered
upper quartile outperformance against the
MSCI UK Quarterly Property Index over three,
five and ten years and since launch in 2005.

@ Read more
on page 08

Additional /
Information

Financial
Statements

Portfolio with strong
income focus and significant
reversionary potential

Our diverse occupier base generates
a stable income stream, underpinned
by a well-positioned portfolio across
sectors. We aim to capture rental
growth and increase income through
our active asset management.

@ Read more
on page 28

Attractive capital structure

We have a disciplined approach to capital
management, with long-term fixed rate
debt. We are focused on delivering a covered
and sustainable dividend through our asset
and sector allocation.

@ Read more
on page 42

approach to business

We are an internally managed business with

a fully aligned team. Our occupier focused
and hands-on approach ensures we engage
with our occupiers to create spaces to help
them succeed and maintain high occupancy
across the portfolio. We are committed to
enhancing the environmental performance of
our buildings, and meeting our sustainability
commitments while generating value for

all our stakeholders.

@ Read more
on page 62
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Highlights

Our diversified approach has enabled
a track record of MSCI upper quartile
outperformance since launch in 2005.

Valuable long-term
debt structure

Loan to value

Strong financial performance
delivering income and value growth

Profit after tax

Earnings per share

. 2025 £37m 2025 6.9p
Borrowings
2024 -£5m 2024 -0.9p
2023 -£90m 2023 -16.5p
At fixed interest rates
Weighted average EPRA earnings EPRA earnings per share
interest rate
2025 £23m 2025 4.2p

Debt maturity profile

2024 £22m
2023 £2Im

2024 4.0p
2023 3.9p

EPRA Net Disposal Value
(per share)

Reflecting fair value of debt

B

For more information on
our strategy and financial
performance see:

Chief Executive's
Review page 16

Key Performance
Indicators page 20

Financial Review
page 42

Net assets

2025 £533m
2024 £524m
2023 £548m

NAV per share

2025 100p
2024 96p
2023 100p

Total return

2025 8.1%
2024 -0.9%
2023 -13.9%

04 / Picton Property Income Limited
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Dividend cover

2025 3%
2024 114%
2023 112%
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Outperforming repositioned portfolio
with improved income and occupancy

Rent collection

Lease transactions

9% ahead of ERV

Occupancy

Like-for-like increase
in contracted rent

Increase in ERV

Office disposals

5.4% above March 2024 valuation

Upgrading and investing into
the portfolio

EPC ratings (A-C)
Improved from 80% in 2024

Total returns indexed from March 2015

250

200

150

100

50

Picton MSCI

Mar Mar Mar Mar Mar
2015 2016 2017 2018 2019

Source: MSCI UK Quarterly Property Index

2020

Mar Mar Mar Mar Mar Mar
2021 2022 2023 2024 2025

All figures are as at 31 March 2025 or for the year ended 31 March 2025 unless otherwise stated.

The Financial Statements are prepared under IFRS. We use a number of alternative
performance measures (APMs) when reporting on the performance of the business and its
financial position. In common with many other listed property companies, we report the EPRA
performance measures. In the Additional Information section of this report on pages 160 to 163
we provide more detailed information and reconciliations to IFRS where appropriate.

Additional
Information

Financial

Governance / Statements

' ' These are very positive results
across key metrics. We have delivered
a profit of £37 million, 5% growth

in EPRA earnings and 4% growth

in net assets.

We are focused on income and value
growth for the benefit of shareholders.
We have outperformed the FTSE 350
REIT Index alongside our twelfth
consecutive year of outperformance
against the MSCI UK Quarterly
Property Index. This is the fifth
consecutive year of EPRA earnings
growth. We have again operated with
awell-covered dividend and recently
announced a 2.7% dividend increase,
the fifth increase since 2020.

Additionally, we intend to continue
our share buyback programme using
disposal proceeds to enhance earnings.

Francis Salway
Chair

Picton Property Income Limited
Annual Report 2025
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Our Purpose

To be a responsible owner of
commercial real estate, helping
our occupiers succeed and being
valued by all our stakeholders.

Our purpose drives our decision making,
ensuring we create long-term value for our
shareholders, occupiers, and other stakeholders.

Our values Positive Proactive Principled

Our values have been | We are collaborative, We are forward thinking, = We are professional,

co-created by the upbeat and put people agile and adaptive diligent and strategic

team and guide our ) ) )

approach to running

the business. We foster strong relationships
and invest in our shared success.
We demonstrate this through
our culture, our occupier focused
approach and engagement
with all our stakeholders.

at the forefront We demonstrate this through our We demonstrate this

asset management and dynamic through our integrity and

positioning of the portfolio. work ethic, our transparent
reporting and alignment with
our shareholders, and our
commitment to sustainability
and environmental initiatives.

06 / Picton Property Income Limited
Annual Report 2025




Strategic /
Report Governance

Our Strategy

Through our occupier focused, opportunity

led approach, we aim to be the consistently
best performing diversified UK REIT.

Key focus areas
- Manage sector and asset allocation to grow income

and capital
- Reduce exposure to lower yielding assets
POI'thliO - Grow occupancy and income profile
- Enhance asset quality and create space that meets
Performance evolving occupier expectations

Maximising - Outperform the MSCI UK Quarterly Property Index
portfolio value
and income

Relevant KPIs
13 4 7 910

Key focus areas
- Maintain disciplined approach to capital structure
and use of disposal proceeds

- Run an efficient and innovative operating platform

Operational - Adapt to market trends with an agile and flexible
business model
Excellence - Deliver earnings growth

- Improve share price rating to facilitate future growth

Driving efficiency
and adaptability

Relevant KPIs
123568

Key focus areas
- Reduce our emissions to become net zero carbon
by 2040

- Actively engage with our occupiers, shareholders,

o i communities and other stakeholders
ACtlnb ReSpOHSlbly - Promote our Company values, nurture a positive
Sustainability, working culture, and alignment of the team
engagement, - Ensure the long-term success of the business with
and governance strong governance and transparent reporting

Relevant KPIs
2101 12

Financial Additional

Statements Information

We are focused on delivering
long-term income and
value. We invest in assets
with strong fundamentals
where we can unlock future
value, balancing income with
growth opportunities.

We drive portfolio performance
through our proactive asset
management and ensure
operational excellence with
disciplined capital allocation.
We are commmitted to acting
responsibly and future-proofing
our portfolio to meet our
evolving occupier needs and our
sustainability commmitments.

Our Key Performance Indicators

Total return (%)

Total shareholder return (%)
Total property return (%)
Property income return (%)
Loan to value ratio (%)

Cost ratio (%)

EPRA NTA per share (pence)
EPRA earnings per share (pence)
EPRA vacancy rate (%)
Retention rate (%)

EPC rating A-C (%)
Employee satisfaction (%)

© ® N o0 0N W N =

= 1= =
N = O

L

For more information on
our strategic progress
and performance across
our report see:

Chief Executive’s
Review page 16

Key Performance
Indicators page 20

Principal Risks page 49

Picton Property Income Limited

Annual Report 2025 / 07



Our Business Model

We create value through managing a portfolio that generates a
diversified and stable income stream. We have the flexibility to
adapt to changing market conditions and so deliver value to our
stakeholders through the property cycle.

Knowledge, expertise and
research-led decision making

01

We have the flexibility
to adapt to changing
market conditions and
deliver value to our
stakeholders through
the property cycle.

Selling assets to
recycle into better
opportunities

O

03

Creating value through
proactive asset management

02

Asset selection
and acquisition

Underpinned by effective

risk management

Our business model is underpinned by our
approach to risk management. We adapt our
capital structure and use debt effectively to achieve
enhanced returns. We maintain a covered dividend
policy to generate a surplus which we can invest
back into the portfolio.

08 / Picton Property Income Limited
Annual Report 2025

Responsible

stewardship

We have a responsible and ethical approach

to business and sustainability is embedded
within our corporate strategy. We understand
the impact of our business on the environment
and are committed to acting for the benefit of
all our stakeholders.

L

For more
information see:

Principal Risks page 49

Sustainable Thinking
page 62



01
Knowledge, expertise and
research-led decision making

Our in-depth understanding of the UK
commercial property market enables
us to identify and source value across
different sectors and reposition the
portfolio through the property cycle.

This expertise is underpinned by our
commitment to responsible investment,
integrating Environmental, Social

and Governance principles into our
decision making to drive sustainable
value and mitigate risks, for the

benefit of all our stakeholders.

02
Asset selection and acquisition

We have established a diversified

UK property portfolio which we
adjust as market conditions dictate.
We consider opportunities where we
can enhance value and/or income.

We consider and mitigate climate
change risks through our acquisition
process and due diligence.

03
Proactive asset management

Our diverse occupier base generates a
stable income stream, which we aim to
grow through active management and
capturing market rental uplifts. Our occupier
focused, opportunity led approach ensures
we create space that meets occupiers'
expectations in order to maintain high

levels of occupancy across the portfolio.

We are committed to mitigating climate
change risks and carry out sustainability
improvements across the portfolio to

meet our net zero carbon commitments.

04

Capital recycling and allocation
We identify assets for disposal to
maximise value creation. Proceeds are
invested into new opportunities, or

used elsewhere within the Group.

We ensure capital is efficiently
recycled, enhancing returns and
creating value for stakeholders.

Strategic
Report

Governance /

Financial
Statements

Creating value for our stakeholders:

Shareholders

Delivering income
and capital growth
for our shareholders

Occupiers
Providing sustainable

spaces to help
occupiers succeed

Employees

Fostering a strong
open culture, with
high employee
satisfaction score

Environment

Targeting 2040 net zero
carbon commitment

Communities

Making a positive
difference

Total shareholder return

2025
2024
Investment into asset upgrades

£12m

2025
2024  £4m

Employee satisfaction score

76%

2025
2024

Reduction in Scope 1 & 2 emissions
compared to 2019 baseline

20%

2025
2024

Charities supported

1

Picton Property Income Limited /
Annual Report 2025

Additional
Information

-1%
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STRATEGY IN ACTION

Strategic capital
allocation:
creating value

We remain firmly focused

on shareholder value and
responding to market
opportunities and challenges.
In recognition of the
disconnect between our
share price and our NAV, we
have reviewed and adapted
our capital priorities.

Link to strategic
priorities:

We have sought to maximise value to
shareholders through unlocking opportunities
with our alternative use strategy and raised £51
million of capital through disposal proceeds
during the year. These have facilitated the
rebalancing of our portfolio by reducing our
office exposure, repaying our entire floating
rate debt, investing into upgrading the
portfolio and returning capital to shareholders.

During the year, we completed the disposals
of three office assets where planning
permission was secured for residential and
student living uses. The total gross proceeds
from the three disposals was a 5.4% premium
to the valuation as at 31 March 2024.

£51m

Total gross proceeds from
repositioned asset disposals

24%

Office exposure, reduced
from 30% in 2024




Governance /

Strategic
Report
Capital priorities during the year
1. 2.
Reduce leverage Share buybacks

Central bank base rates remain
elevated and as such debt is less
accretive to returns. We therefore
prioritised reducing our leverage
through the repayment of our
floating rate revolving credit facility.
The drawn balance (£16.4 million)
was repaid in full from the proceeds
from the sale of Angel Gate, London
which completed in April 2024.

+.

Selective tactical
investment opportunities

Whilst we have seen an increase
in the volume of opportunities
this year, acquisitions have been
deprioritised except where

they are tactical to the existing
portfolio. We completed on

one acquisition (£0.5 million), in
November 2024, which was a
building adjacent to our existing
industrial asset in Gloucester.

Capital recycled

£51m

The share buyback programme
offers an attractive risk adjusted
return for shareholders, being
accretive to both net assets per share
and EPRA earnings per share. Our
strong balance sheet and modest
gearing levels also support this. This
year we launched a £12.5 million
share buyback programme and

as at 31 March 2025, a total of 11.2
million shares at an average price
of 67p have been bought back.

3.

Reinvestment in
the portfolio

Whilst we have been commmitted

to reducing our office exposure,

we have also reinvested in our
remaining portfolio to unlock
reversion and maximise total
returns. During the year £11.8 million
was invested in the portfolio,
improving occupier amenities

and environmental credentials.

Financial
Statements

Three repositioned office
asset disposals completed
during the year

Additional /
Information

o
Angel Gate, London

Alternative use: Residential
Completion date: Apr 2024
Gross proceeds: £29.6m
Premium to March 2024: 2%
Capital priorities: 1,3,4

Charlotte Terrace, London

Alternative use: Residential
Completion date: Jan 2025
Gross proceeds: £13.1Im
Premium to March 2024: 4%
Capital priorities: 2,3

”“Eax

=
Longcross, Cardiff
Alternative use: Student
Completion date: Mar 2025
Gross proceeds: £8.3m
Premium to March 2024: 21%
Capital priorities: 2,3

Picton Property Income Limited /
Annual Report 2025
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STRATEGY IN ACTION

Proactive asset
management: growing
income and capital

Our occupier focused
approach to asset
management means we
have built longstanding
relationships with

our occupiers.

12 / Picton Property Income Limited
Annual Report 2025

Link to strategic
priorities:

Proactive asset management helps us to
understand occupiers' needs and through
ongoing communication and collaboration,
help their businesses succeed.

During the course of this year, we have been
working hard to capture the reversionary
potential in our portfolio through lease
events including rent reviews, lease
renewals, regears and surrenders.

With numerous lease events on
approximately a quarter of the portfolio by
rental value, we have improved occupancy,
increased contracted rental income by

3% and improved income longevity.

e

Increase in contracted
income at key lease events



Additional
Information

Financial
Statements

Strategic

Report Governance /

Improving income through key lease events

Contracted income

Lease length

25%

Lease event uplift in
contracted income
at Parkbury, Radlett

30%

Lease event uplift in
contracted income
at Datapoint, London

23%

Lease event upliftin
contracted income
at Grafton Gate,
Milton Keynes

Vs previous vsMar24ERV  improvement

Sector Asset Event % %
Industrial  Grantham Regear 0% 8% 13 years
Industrial Harlow Surrender/letting 53% 5% ENCEIS
Industrial  Datapoint Letting/renewal/rent review/regear 30% 9% 7 years
Office Milton Keynes RERISWE] 23% 33% 4 years
Industrial  Radlett Renewal/rent review 55% 1% 5years

Total 24% 9%

Capturing rental growth
at Parkbury, Radlett

At our largest industrial asset,
we have captured rental
growth through proactive
asset management.

We relocated an occupier to
another one of our assets,
more suited to their needs,
and facilitated another
occupier to take more space.

We retained an occupier 53%
ahead of the previous rent and
agreed to retain another occupier
64% ahead of the previous rent.

We have settled two further
rent reviews on the estate,
increasing the passing rent
on those units by 53%.

Creating value and
improving income
position at Datapoint,
London

We surrendered a lease on a unit
and simultaneously re-leased

it post refurbishment to an
adjoining occupier. We agreed

a payment from the outgoing
occupier that contributed to the
costs of the unit's refurbishment.

By undertaking this transaction
we also increased and extended
the overall income, creating rental
evidence for the wider estate.

Elsewhere on the estate we
settled a rent review increasing
the passing rent by 33% and
renewed a lease, increasing
the passing rent by 47%.

' ' Having worked with

Delivering rental
uplift at Grafton Gate,
Milton Keynes

During the year, we agreed
the renewal of leases with two
occupiers, both technology
companies, accounting for
approximately 50% of the
building's floorspace.

As part of these transactions we
will upgrade the air conditioning
system to all electric in 2025 and
this is expected to improve the
EPC of the building to an A rating.

The combined rent was £0.8
million per annum, an uplift of
23% on the previous passing
rent and 33% ahead of ERV.

We have two suites to lease
accounting for approximately
25% of the building's floorspace,
one having become available
at year end, and they will be
refurbished simultaneously,
ahead of re-leasing.

a number of landlords

over the years, it has been refreshing working with
Picton by comparison. We’re able to hold sensible,
logical discussions and negotiations enabling us

to grow our operation. Their assets are well cared

for and managed.
Netwise, Datapoint, London

Picton Property Income Limited

Annual Report 2025 / 13



STRATEGY IN ACTION

Sustainable

refurbishments:
investing into the

portfolio

Enhancing environmental
credentials, improving
amenities and creating value.

Link to strategic
priorities:

14 / Picton Property Income Limited
Annual Report 2025

We are commmitted to improving not
only the environmental credentials

of our buildings, but also ensuring

they meet occupier requirements as
demand for sustainable workspace and
best-in-class amenities increases.

This year has been a significant year for
investment in our portfolio. We have
prioritised upgrading our assets, particularly
in the office sector which has enabled us to
attract and retain occupiers, whilst also driving
rental value growth. One key example is our
investment this year at Tower Wharf, Bristol,

which has led to rental values increasing by 5%.

5%

Increase in rental value
at Tower Wharf, Bristol



EPC rating

£2.1m

Total investment

£0.2m

Circular economy savings

.

Tower Wharf, Bristol

Tower Wharfis a 70,000 sq ft building
originally constructed to a BREEAM Excellent
specification in 2006 and is located in central
Bristol. Offering waterside views, roof terraces
and a spacious reception area, alongside

end of trip facilities, this office space already
provided many sought after amenities.

With 20,600 sq ft of space becoming
available from occupiers downsizing and
relocating post-pandemic, we developed

a scheme to refurbish the office space
whilst simultaneously upgrading the air
conditioning, transitioning from gas to
electric, and, in line with our sustainable
refurbishment guidelines, reusing, recycling
and repurposing where possible.

We also worked with an existing occupier to
enable them to relocate within the building
and take on 150% more space, moving from
part of the ground floor to the whole of the
third floor that had recently been vacated.
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Recognising greater occupational demand
for smaller fully fitted suites, we divided

the first floor into two suites of between
3-4,000 sq ft, which we also refurbished to

a fully fitted standard, ready for immediate
occupation and these are under offer to lease.

During 2025 we plan to replace the remaining
gas fired air conditioning, to run the whole
building on green electricity and provide

fully decarbonised workspace. We also have
further works planned to the reception area
and facade, future-proofing the building

to retain and attract future occupiers.

This refurbishment strategy has resulted in a
5% increase in rental value over the year. We
anticipate a return on cost post letting of 21%.

We have successfully reduced our vacancy
at the building with positive leasing activity,
retained occupiers with the provision of
higher quality sustainable workspace, and
reduced our net zero carbon transition risk.

Picton Property Income Limited / 15
Annual Report 2025




Chief Executive’s Review

We have improved
occupancy, upgraded
the quality of our
portfolio and delivered
earnings grow.

Michael Morris
Chief Executive

Scan or click here to
watch our Results video

16 Picton Property Income Limited
Annual Report 2025
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We have successfully continued
our long-term track record of
outperformance and grown
income and value.

Portfolio valuation

Net asset value per share

EPRA earnings per share

These are positive results, showing progress
across multiple areas. We are pleased to

be able to report a profit of £37 million,
recognising an increase in the portfolio value
over the year and EPRA earnings of £23 million.
Net assets have grown to 100 pence per share.

We have improved portfolio occupancy

and income, reduced financing costs and
invested more than ever before into the
portfolio to enhance our assets and retain
and attract new occupiers. This has enabled
us to grow the like-for-like rental income
and reversionary upside within the portfolio,
which will underpin future earnings growth.

We have paid dividends of £20 million,

up 6% on the preceding year, while
maintaining a well-covered dividend of
13%. In January of this year, we launched a
share buyback programme utilising some
of the proceeds from our asset disposals.
These have been accretive and have further
contributed to these positive results.

Performance

During the year we have seen growth in

both our net assets and our EPRA earnings
per share, up 4% and 5% respectively. This

led to a total return of just over 8%. Over the
same period our shareholder total return

was 16%, reflecting an improved share price
rating at the year end, in part recognising the
impact of our share buyback programme.

Our net asset value is £533 million and
although our portfolio valuation reduced, this
was because we have made asset disposals.
This has allowed us to repay our floating

rate debt and reduce our financing costs.

Financial Additional
Statements Information

We have again operated with a fully covered
dividend and we announced following

the year end, a near 3% increase in our
dividend effective May 2025, which is the
fifth successive increase since 2020.

Portfolio performance

We have continued to outperform the MSCI
UK Quarterly Property Index, now for the
twelfth consecutive year. Since launch in
2005 we have delivered upper quartile total
return performance at a property level.

Occupancy at the year end was 94%, up
from 91% a year ago and with two vacant
office asset disposals in the final quarter, the
full impact of lower property costs has not
been fully recognised in this year's results.

There is over £7.5 million of reversion in

the portfolio. Approximately £4.1 million

is where contracted rent is below ERV,
compared with £3.6 million last year and
£3.4 million of space available to lease,
compared with £5.3 million last year. This will
underpin medium-term earnings growth.

Nearly two thirds of the portfolio is now
invested in industrial, warehouse and
logistics assets and this is where there
is the biggest reversionary upside.

Our diversified approach enables us to adjust
the portfolio to changing market conditions,
and this year has been no exception as we
have sought to reduce our office exposure,
particularly where we have identified assets
that can be repositioned for higher value
alternative uses. The two assets identified

for disposal a year ago have now been sold,

in addition to a third where planning was
secured during the year. Total gross proceeds
of £51 million were realised, reflecting disposals
at a 5% premium to their March 2024 valuation.

During the year, office exposure has reduced
from 30% to 24% and we expect this to
reduce further this year as we make selective
disposals, particularly of lower yielding assets
or, where we believe additional value can be
extracted from alternative use projects.

Picton Property Income Limited / 17
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Chief Executive’s Review continued

Operational excellence

We are in a strong operational position,

having conservative but valuable financing
arrangements. Overall, our loan to value ratio is
a modest 24%. All our drawn debt is currently
fixed at interest rates well below prevailing
market levels and with the earliest maturity

in 2031. Our EPRA NDV, which reflects the

fair value of our debt is 105 pence per share

or 5% higher than our published EPRA NTA.

Following the year end we completed the
refinancing of our revolving credit facility.
This is currently undrawn but provides £50
million of additional operational flexibility
and opportunity for future investment.

We also have been able to grow earnings
by reducing void costs through disposals
and managing our administrative

costs as efficiently as possible.
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' ' We have recently
completed the
refinancing of our
revolving credit

facility, providing

£50 million of additional
operational flexibility
and opportunity for
future investment.

Michael Morris
Chief Executive

EPRA NDV per share

Loan to value

Acting responsibly

We have invested £12 million into upgrading
assets including key decarbonisation
projects in the office sector to aid future
leasing prospects. We now have 83% of the
portfolio with EPC ratings of A-C, up from
55% in 2020. Equally, 40% of the portfolio

is rated A-B, up from 9% in 2020, reflecting
our ongoing progress, particularly focused
around the timing of lease events.

From a governance perspective, we welcome
Francis Salway as our new Chair and

Helen Beck as Chair of the Remuneration
Committee, who have joined during the

year. | would like to take this opportunity

to thank Lena Wilson and Maria Bentley

for their contributions during their tenure.

I would also like to thank the team and the
wider Board for all their input and support
this year in helping us deliver these results.
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Equity capital markets

The Board is well aware of the disconnect

in the listed real estate sector between
share prices and reported net asset values.
This has led to considerable corporate M&A
activity this year, with purchasers taking
advantage of this arbitrage, as companies
have been either taken over or taken private
at levels more reflective of book value.

The Board is focused on improving
shareholder value and remains mindful of
opportunities that might exist to achieve
this. It is some comfort to see the discount
narrowing this year, alongside our decision
to allocate capital for share buybacks.

The Board will continue to repurchase
shares this coming year, utilising proceeds
from future disposals to achieve this,
whilst pursuing other investment
opportunities that grow earnings.

' ' We have invested
significantly into our
assets, and now have
83% of the portfolio with
EPC ratings A-C, up
from 55% in 2020.

Michael Morris
Chief Executive

E

Read more in our
Sustainable Thinking
on pages 62 to 83

Governance /

Financial Additional
Statements Information

Outlook

The team is focused on delivering
positive outcomes for shareholders and
other stakeholders. We have a strong
balance sheet and attractive financing
that underpins future success.

In terms of the portfolio, we continue to
improve our assets, enabling us to capture
rental value growth and increase the
reversionary income. We have proven

this year our ability to continue unlocking
value across the portfolio in terms of the
reversion, which primarily is focused within
the industrial assets. Whilst the office
assets are more challenging, pricing has
compensated for some of the additional
risks and we have proven our ability to
crystallise upside from disposals within
this sector, which we expect to continue.

By improving occupancy further we should
be able to not only improve rental income
but reduce property costs associated

with vacant property. Across the portfolio
we have a pipeline of opportunities

that should provide further potential

to capture income or value growth.

Our priorities for the year ahead are:

— Portfolio rebalancing: continuing to improve
the portfolio rental income profile, by
reducing exposure to lower yielding assets.
We will reinvest into higher yield/growth
opportunities

— Portfolio investment: continuing to invest
into the portfolio to upgrade assets and
create value and income growth

— Leverage: maintaining prudent leverage,
using our revolving credit facility tactically
for accretive opportunities

— Shareholder capital: continuing to utilise our
share buyback programme, to unlock value
whilst the discount remains elevated,
providing liquidity to shareholders

We have a long-term track record of property
level MSCI outperformance, stretching back
nearly 20 years. We are focused on ensuring this
continues and equally, that this is reflected in
share price performance this forthcoming year.

Michael Morris
Chief Executive
21 May 2025
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Key Performance Indicators

We have a range of key performance
indicators that we use to measure the

performance and success of the business.

Financial KPIs

l / Total return

2025 8.1%
2024 -0.9%
2023 -13.9%

Link to strategic priorities:

dd-©

Why we use this indicator

The total return is the key measure of the overall performance of the
Group. It is the change in the Group's net asset value, calculated in
accordance with IFRS, over the year, plus dividends paid.

The Group's total return is used to assess whether our aim to be the
consistently best performing diversified UK REIT is being achieved,
and is a measure used to determine the annual bonus.

Our performance in 2025

Our total return for the year was driven by valuation gains, most notably
in the industrial and retail sectors, realised gains on repositioned office
disposals and growth in EPRA earnings.

2 / Total shareholder return

2025 16.0%
2024 -1.0%
2023 -26.4%

Link to strategic priorities:

- dd?

Why we use this indicator

The total shareholder return measures the change in our share price
over the year, plus dividends paid. We use this indicator because

it is the return seen by investors on their shareholdings.

Our total shareholder return relative to a comparator group is
a performance metric used in the Long-term Incentive Plan.

Our performance in 2025

An increase in the share price over the year, supported by the share
buyback programme, together with increased dividends, contributed
to a return of 16%.

[
3/ Total property return

2025 7.3%
2024 1.6%
2023 -8.7%

Link to strategic priorities:

dd-©

20 / Picton Property Income Limited
Annual Report 2025

Why we use this indicator

The total property return is the combined income and capital return
from our property portfolio for the year, as calculated by MSCI. We use
this indicator because it shows the success of the portfolio strategy
without the impact of gearing and corporate costs.

Our total property return relative to the MSCI UK Quarterly Property
Index (over one year) is a performance condition for the annual bonus
and (over three years) for the Long-term Incentive Plan.

Our performance in 2025

We have outperformed the MSCI UK Quarterly Property Index for the
twelfth consecutive year, delivering a return of 7.3% compared to the
Index return of 6.3% for the year. We have also delivered upper quartile
outperformance against MSCI over three, five and ten years, and since
launch in 2005.
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We consider that industry standard measures, such as those calculated

by MSCI, are appropriate to use alongside certain EPRA measures Our strategic priorities
and others that are relevant to us. In this regard, we consider that the
EPRA net tangible asset per share (EPRA NTA), earnings per share and
vacancy rate are the most appropriate measures to use in assessing
our performance.

Portfolio Performance

Operational Excellence

Key performance indicators are also used to determine variable

remuneration rewards for the Executive Directors and the rest of the Acting Responsibly
team. The indicators used are total return, total shareholder return, total o
property return and EPRA earnings per share. This is set out more fully @ Remuneration link

in the Remuneration Report.

4/ Property income return

Why we use this indicator

The property income return, as calculated by MSCI, is the income
return of the portfolio. Income is an important component of total
return and our portfolio is biased towards income generation in
2025 52% addition to capital growth.

2024 5.1% Our performance in 2025

2023 4.4% The income return for the year of 5.2% was ahead of the MSCI UK
Quarterly Property Index of 4.8% and we have also outperformed
over three, five and ten years, and since launch in 2005.

Link to strategic priorities:

d:-

5/ Loan to value ratio

Why we use this indicator

The loan to value ratio is total Group borrowings, net of cash, as a
percentage of the total portfolio value. This is a recognised measure
of the Company's level of borrowings and is a measure of financing

2025 24% risk. See the Supplementary Disclosures section for further details.
2024 28% Our performance in 2025
2023 27% The loan to value ratio has decreased over the year with the positive

valuation movements and repayment of the revolving credit facility.

Link to strategic priorities:

A

()/ Cost ratio
Why we use this indicator
The cost ratio, recurring administration expenses as a proportion of
the average net asset value, is a measure of how efficiently the business
is being run, and the extent to which economies of scale are being
2025 1.3% achieved. See the Supplementary Disclosures section for further details.

2024 1.2% Our performance in 2025

2023 1.0% The cost ratio has increased over the year, partly due to the share
buyback programmme which has reduced net assets over the period,
and staff costs.

Link to strategic priorities:

ds
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Key Performance Indicators continued

EPRA KPIs

7/ EPRA NTA per share

2025 100p
2024 96p
2023 100p

Link to strategic priorities:

d:-

Why we use this indicator

The EPRA net tangible assets (NTA) per share, calculated in accordance
with EPRA, measures the value of shareholders' equity in the business.
We use this to measure the growth of the business over time and
regard this as the most relevant net asset metric for the business.

Our performance in 2025

The EPRA NTA per share has increased this year by 4% as a result of
the positive valuation movements, gains on asset disposals, share
buybacks, growth in EPRA earnings and operating a covered dividend.

8/ EPRA earnings per share

2025 42p
2024 4.0p
2023 39p

Link to strategic priorities:

d:Q

Why we use this indicator

The earnings per share, calculated in accordance with EPRA, represents
the earnings from core operational activities and excludes investment
property revaluations, gains/losses on asset disposals and any
exceptional items. We use this because it measures the operating profit
generated by the business from the core property rental business.

The growth in EPRA earnings per share is also a performance measure
used for the Long-term Incentive Plan.

Our performance in 2025

We have grown EPRA earnings this year by 5% which was as a result of
our office repositioning and disposal strategy allowing repayment of
the floating rate debt and reducing void costs, in addition to securing
reversion on the industrial portfolio.

9/ EPRA vacancy rate

2025 6.2%
2024 9.2%
2023 9.5%

Link to strategic priorities:

d:-
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Why we use this indicator

The vacancy rate measures the amount of vacant space in the portfolio
at the end of each financial period, and over the long-term, is an
indication of the success of asset management initiatives undertaken.

Our performance in 2025

The repositioning and disposal of three part-vacant office assets,
together with letting activity across the portfolio, has led to a reduction
in the EPRA vacancy rate.
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Non-financial KPIs

Additional
Information

Financial
Statements

10/ Retention rate

2025 66%
2024 76%
2023 67%

Link to strategic priorities:

d:-d

Why we use this indicator

This provides a measure of ERV at risk and the retention of that ERV
during the year. This is achieved through lease extensions or removal
of break options.

Our performance in 2025

Excluding properties held for sale, total ERV at risk due to lease expiries
or break options totalled £6.4 million, in line with last year.

Of the ERV at risk in the year, we retained 66% through lease renewals or
removal of break options. In addition, 18% of the ERV not retained, was let
to a different occupier within the year, ensuring a positive outcome on
84% of the total ERV at risk. A further £5.4 million of ERV was retained
through lease extensions, removal of breaks or back-to-back surrender
and releasing, where lease events were dated after the year end.

ll/ EPC rating A-C

2025 83%
2024 80%
2023 76%

Link to strategic priorities:

e d

Why we use this indicator

Energy Performance Certificates (EPCs) indicate how energy efficient a
building could be by assigning a rating from A (very efficient) to G (very
inefficient). From 1 April 2023, Minimum Energy Efficiency Standards
(MEES) regulations prohibited leasing space that is F or G rated, unless
an exemption certificate applies. The minimum EPC rating is likely to be
raised further, with the UK Government consulting on proposals to
require a minimum of C by 1 April 2028, and B by 1 April 2030.

Our performance in 2025

The proportion of EPC ratings between A-C has increased this year to
83%. Of the remainder, 15% is rated D and only 2% is rated E. We are fully
compliant with MEES regulations and have no F or C ratings in the
portfolio. The proportion of EPC A-B ratings has improved significantly
over the last six years, from 9% in March 2020, to 40% in March 2025.

12 / Employee satisfaction

2025 76%
2024 86%
2023 82%

Link to strategic priorities:

- d

Why we use this indicator

We use this indicator to assess our performance against one of our
strategic objectives, to nurture a positive culture reflecting the values
and alignment of the team. The indicator is based on the employee
survey carried out during the year.

Our performance in 2025

Our employee satisfaction score remains high but has decreased
this year, a potential reflection of the wider economic uncertainty
and increased workload across the business.
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Our Marketplace

Macroeconomic conditions remain
uncertain despite a backdrop of

reducing interest rates.

Economic backdrop

Political decisions are influencing
the economic backdrop.

The US Government's tariff
announcement in April

caused significant disruption
in financial markets and
downgrades to economic
growth forecasts globally. The
situation remains fluid, with
the 90-day implementation
delay and the more recent
announcement of a temporary
tariff reduction between the
US and China resulting in an
equity market recovery.

For the UK, exports to the US
account for a relatively small
percentage of overall Gross
Domestic Product (CDP).
Certain industries are likely to
face direct challenges, while
indirect effects may arise from
weakened global demand and
heightened trade uncertainty.

Market drivers
Geopolitical
drivers

|:| Economic
DI:I drivers

@ Property

drivers
ESG

Qﬁ’ drivers
Technology
drivers

B

Read more in Market
Drivers on pages 26 to 27
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On a relatively positive note, if

the tariffs are enforced following
the 90-day delay, the 10% rate on
most UK goods is comparatively
lower than what has been
suggested for many other nations.

INn 2024 UK GDP is estimated

to have grown by 1.1%, placing

the UK third in the ranking of

G7 economies. This compares

to the 0.4% recorded for 2023.
With mounting concerns over US
tariffs, public borrowing and fiscal
rules, in the Spring both the Office
for Budget Responsibility and
the Bank of England halved their
GDP growth forecasts for 2025.

Since August 2024, inflation has
remained close to the Bank of
England’s 2% target, with the
annual Consumer Prices Index
(CPI) standing at 2.6% in March
2025. The Bank of England
began its rate-cutting cycle in
August, implementing four 25
basis point reductions, which
have brought the base rate down
to 4.25%. The five-year SONIA
swap rate has decreased to 3.8%,
compared to around 4% a year
ago. In January, concerns over
public finances and the UK'’s
economic trajectory led to a
sharp rise in the ten-year gilt yield,
which surged to a post-Global
Financial Crisis high of 4.9%. It has
since fallen slightly, but remains
above the ten-year average.

Businesses are contending
with uncertainty as well as
escalating costs, as the tax
increases announced in the
October budget took effect

in April, potentially impacting
expansion and hiring decisions.

Recent data from the Office for
National Statistics recorded a
further softening in employment;
in March payrolled employees
decreased by 78,000 (0.3%) on
the month to 30.3 million. The
number of job vacancies fell

for the thirty-third consecutive
quarter to 781,000. The
unemployment rate is now 4.4%,
in line with the ten-year average.

The consistent increases in the
household savings ratio since
September 2022 reflect the
impact of underlying economic
uncertainty felt by consumers.
Recent retail sales data has been
more positive than expected,
although thought to be
attributable to unseasonably
good weather. The April GFK
Consumer Confidence Barometer
recorded declines across all
measures compared to the
previous month, indicating that
this level of consumer spending
growth may not last. However,

in real terms, wages continue to
show a steady increase; for the
three months to February, regular
and total pay grew by 1.9%.

Whilst the situation with US tariffs
continues to evolve, the outcome
could have a disinflationary effect
on the UK, potentially prompting
a faster reduction in the base rate
than anticipated. Furthermore,
unlike other recent market
shocks, the tariffs are a voluntary
measure and could be 