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Market commentary 
• The agreement of a Brexit deal and the accelerating rollout of a vaccination programme provide greater confidence about a con sumer-led economic recovery in 

2021. The impact of national lockdowns across the UK will slow the recovery in H1 but the medium-term outlook is encouraging with Property Market Analysis 

forecasting returns of 6.8% per annum from the end of 2021 to end of 2025 ‡.  

• Transaction volumes remain subdued by historic standards but there are rising levels of stock availability with investor demand polarised between different 
sectors. Despite structural trends creating greater pressure on retail markets, investor demand for retail warehouse assets i s increasing and yields are starting to 

sharpen for retail parks with stable income profiles off rebased rents. Lack of supply is likely to be the major challenge for the industrial sector whilst the return 

of office workers is likely to drive investor confidence in the office sector. Whilst aggregate demand for  office space is expected to fall, it is unlikely to collapse 

with offices evolving into social/creative hubs with a greater focus on design, layout and amenities.  

• Several open-ended funds have now reopened and all have seen significant redemptions. Uncertainty around the potential structure of daily dealing funds as a 

result of the FCA consultation on notice periods in open-ended funds and HMRC’s consultation on the eligibility of these funds for ISA investors, is driving 

redemptions. Outflows have ranged from 14% - 32% across the peer group and is driving ongoing asset disposals to raise liquidity.  

 

 Income performance to 28 February 2021**  

  

 Cumulative performance to 28 February 2021‡ 

  

Number of assets – 46†† 

Average lot size - £7.33 m†† 

Fund size: £406.29 m††† 
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Fund update 
At the end of February the Fund had a liquidity position of 17.1% compared with a minimum target liquidity level of 20% 

and therefore remains suspended. Liquidity will increase to 23.7% on completion of exchanged sales which are due to 

complete in Q2. The Fund is in solicitors’ hands for a further three sales with a combined value of £11.35m and has 

agreed terms for two sales with a combined value of £36.8m. On completion of these transactions the fund’s liquidity 

will increase to approximately 35%. 

Our roadmap to reopening requires the Fund to achieve the minimum target liquidity level plus sufficient liquidity to 

repay investors who intend to redeem. For many investors there remains a great deal of uncertainty around the 

outlook, in particular for the implications of the FCA’s consultation on notice periods in open-ended funds. We cannot, 

at this stage, be certain when the fund will be able to reopen but we anticipate that it will be in Q2 2021. We will 

continue to communicate with investors to keep them advised of the latest position  and to establish their intentions so 

we can assess the level of additional liquidity that is required. 

Sales update 
Our sales process will balance the needs of investors intending to remain invested with those seeking to redeem. Sales 

will therefore be focused on properties that we expect to underperform the market, properties where we have 

completed the business plan and we consider them ex-growth and disposals that will improve the risk profile of the 

fund.   

We completed two disposals in January and February. A restaurant let to The Ivy in St Albans was sold to a private 

investor for £2.2m and Newburn Riverside Industrial Estate, Newcastle was sold to a UK REIT for £10.9m. The fund is 

currently marketing a further £100m of assets for disposal. 

The Ivy in St Albans  

 

Newburn Riverside Industrial Estate, Newcastle  

 

Asset management 
The team are working hard to deliver business plan initiatives whilst engaging with occupiers to protect the rental 

income due to the fund. There are encouraging signs of increasing occupier activity particularly in regional office 

markets. The fund has issued terms or is under offer  on lettings with a combined rental value of £3.25m per annum 

which will reduce the current void position by over 10%. 

We continue to work with occupiers impacted by the Government lockdown to provide financial assistance whilst 

creating solutions that add value to the fund. At Westgate Street, Cardiff the fund has agreed terms with a restaurant 

operator, Bar 44, to grant a 12-month rent free period effective from 25 March 2020. In return, the tenant has agreed 

to remove the 2025 break option from the lease providing the fund with an additional five years to lease expiry. The 

transaction clears the tenant’s arrears position and ensures that they remain on a stable financial footing whilst the 

fund benefits from a longer lease term to a viable operator in a strong trading pitch. 

In Stevenage, the fund has completed the letting a vacant retail unit to Earl Style Ltd. The tenant has taken a ten -year 

lease at £20,000 per annum. 
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*Source: Aegon Asset Management UK plc for Aegon Property Income Fund B Acc Gross share class historic yield, as at 1 March 2021. Yields may vary 

and are not guaranteed. "Yield" in this context is the Historic Yield which reflects distributions declared over the past twe lve months as a percentage 

of the mid-market unit price, as at the date shown. It does not include any preliminary charge and investors may be subject to tax on th eir 

distributions. Please note the most recent monthly distribution is based on the estimated distribution rate.  

**Source: Aegon Asset Management UK plc for income distribution, performance, gross of tax, gross of ongoing charges (due to charges being taken 

from capital), rolling 12-month total distributions as a percentage of the mid share price at the start of each 12-month period. Distributions are 

assumed to have been paid at the end of the month to which they relate although they are declared and paid in the subsequent month. Please note 

the most recent monthly distribution is based on an estimated distribution rate.  

‡Source: Lipper, noon prices, GBP, as at 28 February 2021. Inception date 28 March 2014. Figures are ‘percentage growth’ (%), total return net of 

annual management charge (single swinging priced funds, NAV to NAV) (dual priced funds, bid to bid). Aegon Property Income Fund, B Gross (Acc) 

shares. Peer group, primary share classes.  

††Source: CBRE as at 28 February 2021. 

†††Source: Aegon Asset Management UK plc as at 28 February 2021. 

The net initial yield (“NIY”) of direct property is calculated as passing rent (less various deductions) divided by property value plus assumed purchaser 

costs. 

Weighted average unexpired lease term (“WAULT”) may be calculated to break or expiry.  
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For Professional Clients only and not to be distributed to or relied upon by retail clients.  

The principal risk of this product is the loss of capital. Please refer to the KIID and/or prospectus or offering 
documents for details of all relevant risks.  

Past performance is not a guide to future performance. The value of investments and the income from them may go 

down as well as up and is not guaranteed. Outcomes, including the payment of income, are not guaranteed.  

The Aegon Property Income Fund invests in assets that may at times be hard to sell. This means that there may be 
occasions when you experience a delay or receive less than you might otherwise expect when selling your 
investment. For more information on risks, see the prospectus and key investor information document.  

Opinions and/or example trades/securities represent our understanding of markets both current and historical and are 
used to promote Aegon Asset Management's investment management capabilities: they are not investment 

recommendations, research or advice. Sources used are deemed reliable by Aegon Asset Management at the time of 
writing. Please note that this marketing is not prepared in accordance with legal requirements designed to promote the 
independence of investment research, and is not subject to any prohibition on dealing by Aegon Asset Management or 

its employees ahead of the its publication. 

Whilst property valuations are conducted by an independent expert, any such valuation is a matter of the valuer's 

opinion. The spread between the price to buy and sell is likely to be wider than for other less specialist funds and may  
vary. There is no guarantee that investments in property will increase in value or that rental growth will take place. 
There is a risk that a property held in the Fund’s portfolio could default on its rental payments. There is the possibility 

that a portion of the portfolio will be held in cash if the supply of new investment opportunities is limited which, if the 
situation persists, may restrict the performance of the Fund. We reserve the right to change the pricing basis of the 
funds and any change will mean an increase or decrease in the price at which you may deal.  

Fund charges are deducted from capital which has the effect of increasing income distributions but constraining capital 
growth. 

Yield Disclosure: All yields as at 1 March 2021. Yields may vary and are not guaranteed. “Yield” in this context is the 

Historic Yield which reflects distributions declared over the past twelve months as a percentage of the mid -market unit 
price, as at the date shown. It does not include any preliminary charge and investors may be subject to tax on their 
distributions.  

All data is sourced to Aegon Asset Management UK plc unless otherwise stated. The document is accurate at the time of 
writing but is subject to change without notice. 

Data attributed to a third party (“3rd Party Data”) is proprietary to that third party and/or other suppliers (the “Data 

Owner”) and is used by Aegon Asset Management UK plc under licence. 3rd Party Data: (i) may not be copied or 
distributed; and (ii) is not warranted to be accurate, complete or timely. None of the Data Owner, Aegon Asset 
Management UK plc or any other person connected to, or from whom Aegon Asset Management UK plc sources, 3rd 
Party Data is liable for any losses or liabilities arising from use of 3rd Party Data. 

Aegon Asset Management UK plc is authorised and regulated by the Financial Conduct Authority. 


