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Dear Fellow Stockholders,
In 2025, Phillips Edison & Company, Inc. (Nasdaq: PECO) (“PECO” or the “Company”) delivered
strong financial and operating performance, reflecting the growth potential of our grocery-
anchored portfolio, the strength of our operating platform and disciplined capital allocation.
Leasing fundamentals remained exceptionally strong, with record-high inline occupancy and
robust new and renewal rent spreads, underscoring continued solid retailer demand across our
neighborhood shopping centers. In addition, we were active in the transaction market in 2025,
acquiring approximately $400 million in gross assets at PECO’s total prorated share. 

For the year ended December 31, 2025:

Net income totaled $111.3 million, or $0.89 per diluted share, compared to $62.7 million, or $0.51
per diluted share, a year ago.

Nareit funds from operations (“FFO”)  increased 9.1% to $353.1 million, or $2.54 per diluted
share, from $323.8 million, or $2.37 per diluted share, a year ago.

(1)

Core FFO  increased 8.7% to $360.7 million, or $2.60 per diluted share, compared to $331.8
million, or $2.43 per diluted share, a year ago.

(1)

Same-Center Net Operating Income (“NOI”)  increased 3.8% to $454.7 million, compared to
$438.1 million a year ago.

(1)

Total Shareholder Return

We believe your investment in grocery-anchored and necessity-based neighborhood retail provides
you with economic resilience and the opportunity to realize sustainable long-term growth. 

PECO delivered a 24.3% 3-year cumulative return through December 31, 2025. In September 2025,
our Board approved a 5.7% increase to the monthly dividend rate, driven by continued strong
operating performance and growing cash flows. This was our fifth consecutive annual dividend
increase and our second straight increase above 5%. Since our 2021 IPO, PECO’s dividend
distribution CAGR has been 5%.

Champions Gate Village | Davenport, FL



PECO has maintained a stable distribution payout ratio,
which allows us to invest meaningfully in our portfolio and
drive additional cash flow growth. PECO’s conservative
payout ratio allows us to retain free cash flow after
distributions to pursue development and redevelopment
opportunities, as well as accretive acquisitions. 

Leader in High-Quality, Grocery-Anchored Neighborhood
Shopping Centers 

The quality of our cash flows is a product of PECO’s 
cycle-tested performance over 35 years. It is also reflected
in PECO’s focused and differentiated strategy of owning
neighborhood shopping centers anchored by the #1 or #2
grocer by sales in a market. 

PECO’s top grocery anchors include Kroger, Publix,
Albertsons and Ahold Delhaize. Our tenants, whom we refer
to as “Neighbors”, are a diversified mix of national, regional
and local operators delivering everyday retail and
necessity‑based goods and services that drive consistent
and recurring traffic. 

Our properties are located in fundamentally strong
demographic markets across the U.S., where our
brick‑and‑mortar assets play an integral role in our
Neighbors’ omni-channel strategies, including convenient
daily shopping and last‑mile fulfillment. We believe our
smaller centers, which average 112,000 square feet, allow 
for better long-term growth because our centers are in
neighborhoods where retailers want to be. 

We manage every aspect of our business in-house and
leverage our Locally Smart™ expertise to make PECO a
preferred landlord. PECO’s 95% Neighbor satisfaction 
score from our annual survey validates our Locally 
Smart approach.

In addition, PECO continues to benefit from a number of
positive macroeconomic trends, creating strong tailwinds
and driving solid Neighbor demand. These trends include a
resilient consumer, hybrid work, migration to the Sunbelt,
population shifts that favor suburban neighborhoods and
the importance of physical locations in last-mile delivery. 
The impact of these demand factors is further amplified 
due to limited new supply over the last 10 years. 

PECO’s pricing power and quality cash flows are also
reflected in our market-leading operating metrics, including
strong new and renewal rent spreads, high occupancy and
high Neighbor retention.

Mansell Village | Roswell, GA
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For the year ended December 31, 2025: 

1,026 leases were executed totaling approximately 6.0 million square feet. 

Leased portfolio occupancy remained high at 97.3%. 

Portfolio and same-center leased inline occupancy increased to a record-high 95.1%.

Leased anchor occupancy remained strong at 98.7%. 

Executed portfolio comparable new leases at a rent spread of 30.9%. 

Executed portfolio comparable renewal leases at a record-high rent spread of 20.7%. 

Portfolio retention rate remained high at 93%. 

Unique Advantages Driving Internal and External Long-Term Growth  

PECO has always been a growth company, and we believe we are well positioned to continue that
growth. With regards to our growth profile, we expect future internal growth to come from
increases in occupancy, growth from our continued strong new and renewal rent spreads,
contractual rent increases and our pipeline of development and redevelopment activity.

As it relates to external growth, we believe PECO remains well positioned and well capitalized with
a fortress balance sheet and ample liquidity to pursue new acquisition opportunities as they arise.
For the full year 2025, we acquired approximately $400 million in assets at PECO’s total prorated
share, which included 18 shopping centers, an outparcel and land for future development. Given
the pipeline we are targeting and the experienced team we have at PECO, we believe we can
achieve $400-$500 million in gross acquisitions in 2026 .(2)

PECO’s low leverage at approximately 32% loan-to-value as of December 31, 2025 gives us the
financial capacity to meet our growth targets. We also have diverse sources of capital that we can
use to grow and match fund our investment activity.

MetroWest Village | Orlando, FL



Continue to Grow with PECO

We are excited about the future growth opportunities at PECO, and we hope you will continue to
invest with us for many years to come. 

We are well aligned with our stockholders. PECO’s management team and Board of Directors own
approximately 8% of the Company . We think like owners, and we believe it shows in our portfolio.
We recognize the importance of each of our Neighbors and intentionally curate the right
merchandising mix and shopping experience at every center. When we think like owners, everyone
benefits.

(3)

The quality of PECO’s cash flows is important as we seek to grow our portfolio accretively, remain
focused on our core grocery-anchored strategy and create long-term value for our stockholders.

In addition to our strong earnings growth, we believe PECO offers a solid dividend yield with room
to grow. Given our demonstrated track record through various market cycles, we believe an
investment in PECO provides stockholders with a favorable balance of quality cash flows, mitigation
of downside risk and strong internal and external growth. In summary, we believe the quality of our
cash flows reduces our beta, and the strength of our growth increases our alpha.

As the Company’s largest individual shareholder, I want you to know I have never sold a share of
PECO stock, and I have no plans to sell any shares in the near term. Thank you for your long-
standing support. We’re excited about the opportunities ahead, and we believe we have the people,
platform and balance sheet to execute PECO’s long-term growth plans. 

We appreciate your investment, and please don’t hesitate to reach out with any questions.

Sincerely,

Jeff Edison
Shareholder, Co-Founder, Chairman & CEO Phillips Edison & Company, Inc.

(1) Definitions and reconciliations of non-GAAP financial measures can be found in the attached Form 10-K.
(2) Full year guidance provided as of February 5, 2026.
(3) As of December 31, 2025. 

Contact PECO’s Investor Relations Team:
Email Investor Relations: InvestorRelations@phillipsedison.com
Transfer Agent - Computershare: (888) 518-8073
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Cascades Overlook | Sterling, VA

Shops of Uptown | Park Ridge, IL
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