Manulife US REIT
2027

Research Reports

i i
‘_‘1 .."'H_ ia

IS SIIIIIIIIIIY /.
LS

. m
. o ‘
——— 1 : - L -
g il LT
' : -t > *6
i i . .j'.. =
» 1 - ‘,I l#l'_lj
; ! !-.Ej‘ ‘
- | e I
ey -{: ‘ | = = —= ‘ g
e 2 Aa= _: o, v | !":. 'i° = L pa ‘:\ I 4 !
¥ . ; = ' =3
| - 1.!
£ :’ - a ?g -
‘ 1 |
| , 1 ' §
5 | ‘ ;
- : | i L.

R 4

|‘;..‘ 1

| _E-r [

] A i |

L

T ‘n.l

= o |
- - ] e
¥
I -~y
B

£ n | - - = | | ' in‘f o = : '7‘.‘!1'7.'..“-'" T
cagt by 1A - . s Amm 1.1 s Y i TR LR z 35

- d e - e poi e % T —‘- =
g - — - = . S ? = O e P PP Ly
K T ﬁ - I s . . - =
i e - T z . : .l : 5 ; =
5T T =i - A ¢ P ) = - : ™ =
5 o " . - . b Farh L - ey ) =
‘ —— 3 R e e e g B -
3 h;. e . 7y e e e -y RS -
- - . - r — ma A e ety 3
= T - g -.‘.!5’—'._ e e — . e -
. %, - o - i, . =
- - - - R Wy e N — -

(|| Manulife
JS REIT




Il Manulife
135 Telald.

0
10
Ul

Singapore Company Update

Manulife US Real Estate Inv

Bloomberg: MUST SP | Reuters: MANU.SI

Refer to important disclosures at the end of this report.

DBS Group Research . Equity 13 Aug 2021

Return-to-office in US to drive recovery

BUY

Last Traded Price (12 Aug 2021): US$0.765 (ST1: 3,182.80)
Price Target 12-mth: US$0.88 (15% upside) (Prev US$0.90)

Investment Thesis

Return-to-office to drive recovery. We believe the return-to-
office in the US and economic recovery will drive recovery in

Analyst -
d the office market.

Rachel TAN +65 6682 3713 racheltanlr@dbs.com
Derek TAN +65 6682 3716 derektan®@dbs.com

A better playing field post index inclusion. MUST is now
placed on a better playing field post index inclusion in the
-FTSE EPRA Nareit Developed Asia Index.

What's New

¢« 1H21 DPU decline mainly due to lower occupancy
and carpark income, partially offset by writeback of
provision

Yield is still attractive. Currently trades at a ¢.7% vield and

1.1x P/NAV tor FY21F it is still attractive, as interest rates are

still at low levels.
e Key positives: i) signs of leasing momentum

improving and ii) encouraging progress with the
renewal of the US Treasury lease

Valuation
We lower our DCF-backed TP to US$0.88 from US$0.90,

owering our occupancy assumptions. We have not factored

e Key negatives: i) occupancy further moderated with | | R ity |
N any potential acquisitions in our estimates.

vacancy seen in key assets, ii) rental reversions
moderated further and iii) a decline in portfolio
valuation

e Maintain BUY; lower TP to US$0.88

Where we Differ

A better playing field post index inclusion. MUST is now
placed on a better playing field post index inclusion in the
-TSE EPRA Nareit Developed Asia Index, where it will likely

Price Relative

nerald a virtuous cycle of greater investor visibility. Following
o A this, we have already seen higher trading liquidity and yield
ool = compression tor MUST. Given its strong execution and
O T 153 acquisition track record, we believe MUST will continue to
0.7 - -l Fowacs command a premium over its peers.

o8 =25

o5
Aug-17

75

1 | |
Sug-18 Aoy -1 AU -Z0 AUg-Z 1

mmfAarnulite US AReal Ectate 1w (LHS) —_— el ative ST (ARHS)

Key Risks to Our View

Carecacte and Valuation Slower-than-expected economic recovery and potential

FY Dec (US$m) 2019A 2020A 2021F 2022F multiple waves of COVID-19. In this situation, it would
Crocc Reven! e 172 194 122 199 impact businesses that may cause rising risks of vacancies.
Net Praperty Inc 117 (N5 T & 1.7/ Non-renewal of leases. MUST's financials, operations, anc
Tj?gfrlit?litﬂwn - ;lzjg "4;%3& ;Eg ggg capital growth may be adversely affected by bankruptcy,
DU (LS cte ) 03 (0 7 A 75 5 )1 insolvency, or downturns in the businesses of its tenants,
EPU Gth (%! (40) nm nm 5 which may lead to non-renewal of their leases.
i At a Glance
;\Jé\ﬁ’;?gr SHE (LIS P18 gg; 7{?{% ?éf ?%; Issued Capital {(m shrs) 12082
Distribution Yield (%) 78 74 2p 75 MK Gep LoaiSwm) LA | 120
PINAY (X) 1.0 1.0 1.7 1.7 Major Sharenolders (%)
Agoregate Leverage . 47 .0 477 47.5 Manulife Financial Corp 5.5
ROAE (%) 4.1 (3.6) 6.6 #10 Prudential PLC 5.0
Drachs Inv 3 Ltd 4.9

. _ Free Float (96) 84.3
Do e I
Other Brokar Recs: 3 8 S () H D GIC Industry : Real Estate / Eguity Real Estate Investment (REITs)

Source of all data on this page: Company, DBS Bank, Bloomberg Finance

[P

X

X

ed: AT/ sa: JC, PY, C5

BDBS

Live more, Bank less



Il Manulife
135 Telald.

Company Update

=DBS

Live more, Bank less

Manulife US Real Estate Inv

WHAT'S NEW

Return-to-office in US to drive recovery

DPU decline mainly due to lower occupancy and
portfolio carpark income; NAY declined further to
US$0.68

o 1H21 DPU was-12% y-o-y to 2. /70 UScts, below our
estimates, mainly due to lower NPl (-10% y-0-y) from

ower occupancy and lower portfolio carpark

income (-43% vy-o-y), partially offset by net reversal
of provision for expected credit losses (ECL) of
US$2.1m.

o 1H21 revenue and NPI fell 8% y-o-y and 10% y-o-y
respectively mainly due to lower occupancies at
Michelson, Centerpointe, and Capitol and lower
oortfolio carpark income.

o All assets saw NPI decdlines y-o-y in the range ot -3%
y-0-y 1o 2 1% y-0-y, except Plaza (+2/7% y-o-y). Key
assets (Figuerca, Michelson, Peachtree,
Centrepointe and Capital) saw larger y-o-y declines
ranging from 11% to 21%.

e Gearingincheduptod42%vs41%in 1Q21. The
average cost of debt lowered to 2.99% vs 3.18% in
1Q271 and 4Q20.

e NAV declined further to Us$0.68 vs US$0.70 in
1021 and 4020, dueto a 1% decline in asset
valuation vs the last valuation in Dec-20. All assets
saw declines in valuation (larger ones came from
Centerpointe (-8.3%) and Figueroa [-2.2%], except
Michelson [+0.6%] and Phipps [+0.5%]). Portfolio
cap rates remained stable.

Key Highlights

(-} Portfolio occupancy declined marginally g-o-g; some

backfilling of Michelson vacancy expected in 3Q21

e Portfolio occupancy was -0.3ppt g-o-gto 91.7% (vs
2020 at 96.2%)

e Onan h-o-h basis, key assets saw larger declines,
including Michelson (-4 ppt), Capitol (-9 ppt), Penn (-
5.4 ppt), and Centrepointe {-0.1ppt). The declines in
occupancy seen in Michelson and Capitol were seen

iNn 1021 due to tenant downsizing and relocation.

e New leases are expected to be signed soon at

Michelson, which will bring occupancy up to 8/7% by
3Q21.

e Subleasing remains low at 3.2% of NLA, flat g-o0-q.

o MUST expects about 60% of its tenants to return-
to-office from Sep-21 and would expect parking
revenue to increase conseguently.

(+) Leasing activities picking up; discussions with US

Treasury is encouraging

o With the progressive return-to-office in the US,
MUST has seen a pick-up in leasing activities with
the number of physical office tours doubling g-o-g
in20Q21.

o |ooking forward, MUST has signed/expected to sign
127k sgft of leases in 3Q21, about 42% of leases
completed in 1H2021.

o Management says that the discussion with US
Treasury, one of its top 10 tenants with the lease
expiring in Jan-22, has been encouraging and &
nositive outcome will be upside to the 127k sgft
leases expected to be completed in 3Q21.

(-} Rental reversions moderated further to +1.3%.
e Rental reversions have moderated further tao 1.3%

vs 2.1% 1IN 10Q21.

e Management continues to expect to maintain FYZ 1
rental reversions at flat to slight positive.

e Net effective rents have fallen 10% to 15% during
the pandemic, in line with market rents.

(+} Healthy rental collections; minimal impact from rental

relief and deferment.

e Rental collections remained healthy at 99% vs 98%
as at AprZ21 and 94% in 4QZ0.

e Rental abatement and deferment remain low at
2.4% and 0.3% of GRI respectively.

(-} Portfolio valuation declined by 1% vs DecZ0; Figueroa
and Centrepointe saw larger declines due to lower rents
and rent growth, higher vacancy, and higher Tls.

e Portfolio valuation declined by 1% vs Dec-20. All
assets saw declines except Michelson, Phipps, and
Capitol.

e Assetsthat saw more significant declines were from
Figueroa (-2.2% h-o-h) and Centrepointe (-8.3%) to
factor in higher Tls and Tree rent, lower market rent
and rent growth outlook, and higher vacancy.

e Portfolio cap rates have remained relatively stable
though we note there were cap rates expansion in
some of the assets.

e Asthe office market stabilises, management hopes
that the valuation decline would stabilise as well.
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Maintain BUY; lower TP to $30.88. We maintain cur BUY Company Background

rating but lower our TP to $$0.88 from 550.90. We Manulife US REIT (MUST) is the first pure-play US office
lowered our FYZT1F-FYZ2F DPU by 8% to 10% to factor in REIT listed in Asia. Its portfolio consists of eight freehold,
lower occupancy and rental growth. Class A or Trophy-guality office properties in Atlanta, Los

Angeles, New Jersey, Washington DC, Virginia, and
MUST currently trades at 1.1x P/NAV. Despite numbers Orange County.
showing some impact from the pandemic, the return-to-
office exadus in the US, which progressively started
from mid-year, would likely drive recovery towards
normalcy. With some early positive signs seen, the

oUutlook and sentiment for ZH2 1 onwards will be more

optimistic in line with the US economic situation.

Interim Income Statement (US%m)

Fy¥ Dec TH2020 2H2020 TH2021 % chg yoy % chg gog
QI oss revenue 498.6 95,/ S0.8 (/.9 (5. 1)
Froperty expenses (26.5) (4.2.0) (34 /) (4. /] (1/7.3)
Net Froperty Income 62,7 i el 56, 1 (9. 5] 45
Otner Operating expenses (6.6) (5. 7] (> /) (13.6) 10.7
Otner Non Opg (Exp)/Inc (14.1) 220 4.2 nm 9.7
Assoclates & |V Inc 0.0 0.0 0.0

Net Interest (Exp)/Ing (14.7) (14.9) (14.7) G 1.6
- xceptional GainALoss) 0.0 0.0 0.0

et Income 26.8 35.8 39.9 49.0 11.5
Tax 150 L d 413 (72.4) (46, 7)
Minority Interest 0.0 0.0 0.0

Net Income after Tax 41,7 435 44.0 5.5 1.1
Total Return (35.6) (/) 6./0 alag (15 /7.4
Non-tax deductible ltems 625 (7.5 (1.0 M (59, /)
Net Inc available for Dist. 48.0 41.0 43.0 (10.4) 49
Ratio (%)

Net Frop Inc Margin 630 26,1 61.8

Dist. Payout Ratio 100.0 100.0 100.0

Source of all data. Company, DBS Bank

Fage 3
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Summarz of results

of Results THZ021 1H2020 % y-0-y 2ZHZ020 % h-o-h
Revenue 90.8 9536 -7.9% 0./ -5.1%
| P 56.1 6227 -9 8% 387 4.5%
3 43.0 48.0 -10.4% 41.0 4 9%
DPU {est) 2.70 5.05 -11.5% Z2.59 4.2%

Source. Company. DES

Key Operational Highlights

Operational Highlit 202021 2Q2020 % y-0-y 1032021 % g-0-q

Porttolio occupancies 91.7% 96. 2% 4.5 ppt 92.0% 0.3 ppt
Rental reversions {(cumulative) 1.2% 7.9% -6.6 ppt 2. 1% -0.8 ppt
WALE (years) 5.3 Sk (0.4) FA :
(aearing A2 1% 39.1% 3 ppt A41.3% 0.8 ppt
Average cost of debt 2.99% 3.26% -0.3 ppt 3.18% -0.2 ppt
D5ER 3.30 3.80 (1) 3.90 (0.6)
| eases expiring in FrZ2021 2. 1% & 1% -4 ot 4 49, -2.3 ppt
| eases expiring in FYZ202/ 12.2% 1/7.19% -3.9 ppt 13.0% 0.2 ppt

Source: Company, DS

Historical Dividend yield and PB band

Distribution yield (%) PB band (x)
(%) 1 s (X)
10.9 - 1.4 -
o 1.3 -
T A B N e e e e e i e e e +2s5d: 1.23x
8.9 - I TR i P R | S R +1sd: 1.14x
e [ A Y e oot +2sd: 8.4% —— ’ ¥ Avg: 1.05x
----------------------------- R s i ~wgg-- +1sd: 7.6% R, e et i i . b Sedch © SREEtee ' L 0 = 1 =)
6.9 Avg: 6.9% il .. | —— . —_ — -25d: 0.87x
e i ™ -1sd: 6.2% -8 -
---------------------------------------------------------------------------------------------- -2s5d: 5.4% -7 -
4.5 . . . ! 0.6 - ! . : .
2017 2018 2019 2020 2021 Aug-17 Aug-18 Aug-19 Aug-20 Aug-21
Source: Bloomberg Finance L.FP, DBES Bank estimates Source: Bloomberg Finance L.FP., DBES Bank estimates
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Income Statement (US$m)
FY Dec

Gross revenue
Fropety expenses

Net Property Income

Other Operating expenses

Other Non Opg (Exp)/Inc
Associates & |V Inc

Net Interest (Exp)/Inc
Exceptional Gain/(Loss)
Met Income

Tax

Minority Interest
Freference Dividend

Net Income After Tax
Total Return

Non-tax deductible ltems
Net Inc availatle Tor Dist.
Growth & Ratio

Revenue Gth (%)

N Property Inc Gth (96)
Net Inc Gth (96)

Dist. Fayout Ratio (9)
Net Frop Inc Margins (9o)
Net Income Margins (%)
Jist to revenue (Yo)
Vianagers & Trustee's fees
ROAE (Y0)

SOA (9)

ROCE (%)

nt. Cover ()

Source: Company, DBS Bank

2018A 2019A 20204 2021F 2022F
145 (Wi 194 188 199
53.5 i N R 69 O 720
90.7 111 116 119 127
(9.3) (12.4) (11.8) (11.4) i ot
0.0 0.0 0.0 0.0 0.0
0.0 0.0 0.0 0.0 0.0
(19.0) (Z25.7) (29.6) (309 (31.4)
16.9 (14.6) (140) 0.0 0.0
792 58.0 (66.0) 76.8 81.7
(14. 7] (13.5) 22 (0.8 (0.8)
0.0 .G 0.0 0.0 0.0
.G .G 0.0 0.0 0.0
64.5 47.6 (43.3) 76.0 $0.9
645 47.6 (43.3) /6.0 50.9
6.46 ahn =2 9538 1013
/1.0 i 59.0 85.6 92,2
5] FiE 9.3 (3.2) 5.6
S L 46 2.8 6.3
11.2 (26.3) glag glag 6.4
TEEE 100.0 100.0 100.0 100.0
TR SEE 59 .6 03.3 B35
44 6 2E (22.3) 40.4 40.7
491 469 45 .5 455 46.4
0.5 Al 0.1 6.0 0.8
D 4.1 (3.6) 0.6 7.0
4.1 2 (2.0} 3.6 3.8
A5 4.4 £ B G

2L 5 3.0 3,5 3,9 3.6

Il Manulife
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nterim Income Statement (US$m)

-Y Dec 1H2019 ZH2019 1H2020 ZH2020 T1HZ2021

{(Jross revenue B 94 5 33.6 I/ G0.8

Froperty expenses (21.0) (26.1) (26.5) (42.0) (34, /)

MNet Property Income S Sed 6.7 s BT 561

Other Operating (550 (/.0) (6.6) ) o

Other Non Opg (Exp)/Ing (0.9) (0.2) (14.1) 220 421

Assoclates & |V Inc 0.0 0.0 0.0 0.0 0.0

Net Interest (Exp)/Inc (11.9) (13.8) (14 /) (14.9) (14. /)

- xceptional GainALoss) 0.0 0.0 0.0 0.0 0.0

Net Income 441 375 26.8 35.8 399

Tax (2.6) (/.9 12.0 Fi il 4

Minority Interest 0.0 0.0 0.0 0.0 0.0

Net Income after Tax 21.5 14.1 41.7 43.5 440

Total Return 16.6 509 Siaey L) 6 /70

Non-tax deductible ltems .43 13.8 &.25 ) (1.0)

Net Inc availatle for Dist. 40.0 43 .4 48.0 41.0 43.0

Growth & Ratio

Revenue Gth (%) NAA 13 4 (3) (5)

N Froperty Inc Gth (%) alag 12 & (14 4
Net Inc Gth (96) alag (6] 4 4 [

Net Prop Inc Margin (Y9%) 67.8 &1.8 £3.0 56, 1 61.8

st Payout Ratio (%) 10C.0 100.0 100.0 1000 1066

Balance Sheet (US$m)

BY Dec 2018A 2019A 2020A 2021F 2022F
Investment Froperties 1,739 2,095 1,993 2,008 S
Other LT Assets 0.0 0. 49 0.0 0.0 0.0
Cash & ST Invts 54 60,7 56,/ 94 .0 937

Inventory 0.0 0.0 0.0 0.0 0.0
Debtors G0/ /.67 6.95 5.05 5.50
Other Current Assets 1.00 261 1.66 1.66 1.66
Total Assets 1,803 2,166 2,088 2,112 2,128
5T Debt 110 /8.9 i P s
Creditor 6.8 2649 18,1 8.4 50.0
Other Current Liab 215 5.10 6.88 6.88 6.88
LT Debt o FEE 619 B3 647
Other LT Liakilities 520 64,3 529 52.9 529
Jnit holders' funds 1,064 1,258 1,158 1,158 1,158
Minority Interests 0.0 0.0 0.0 0.0 0.0
Total Funds & Liabilities 1,803 2,166 2,088 2,112 2,128
Non-Cash Wkg. Capital (3.9) kTS (16.4) Sielsl (26, /)
Net CasnADebt) Koy B (/51) (/66) A (/83)
Ratio

Current Ratio (%) )5 .6 0.4 0.4 !
Quick Ratio (x) a5 0.6 0.4 0.4 0.4
Aggregate Leverage (o) 34 TN 47 .0 471 475
Z-5core (X) s NEE iz =e 1.0

Source: Company, DBES Bank

=DBS
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Cash Flow Statement (US$m)

FY Dec 2018A 2019A 2020A 2021F 2022F
Fre-l1ax Income SH 26 /4.4 Pl =
Dep. & Amort, 0.0 0.0 (0. /) 0.0 .0
Tax Paid (3.3) (1.2) (1.9 (0.8) (0.8)
Associates &)V Inc/{Loss) 0.0 0.0 0.0 0.0 0.0
Chg in Wkg.Cap. 8.8 (35.9) 19.06 918 1.15
Other Operating CF 8.3 5.6 8.5 358 i1.3
Net Operating CF 62.6 86.2 82.0 4.8 93.3
Net Invt In Properties (299) (356) (2 ) (1.9 Ay
Other Invis (net) 0.0 0.0 0.0 0.0 0.0
IS In ASSOC, &V 0.0 0.0 0.0 0.0 0.0
Div Trom Assoc. & Vs 0.0 0.0 0.0 0.0 0.0
Other Investing CF 0.2 0.4/ o1/ (13.4) (15.1)
Net [nvesting CF (399) (350) (24.0) {(15.3) {(17.1)
Districuticon Paid (58./7) (99 4) (/0.7 (85.6) (92.2)
Chgin Gross Delbt 208 145 ok i34 151
New units issued 193 237 0.0 0.0 0.0
Other Financing CF (0. 7) 0.0 0.0 0.0 0.0
Net Financing CF 341 276 (32.2) (72.2) (77.1)
Currency Adjustments 0.0 0.07 0.05 0.0 0.0
Chgin Cash 4.4, 6,66 2549 PR (0.8)
Operating CFRS (US cts)) A W7E Pt 3.98 2 5.70
Free CEPS (US cts)) (26.4) (1/7.2) b 5.81 565

Source: Company, DBS Bank

Target Price & Ratings History

0,86
uss
Date of  Closing k2amrt _
5.MHo. Reton Price Target Rating
0.3 B2 | Price

1 09 Feb 21 .72 090 B LY

0./6

0./

U.66

0.6 | |
AUg-2U) =20 Dec-20

I
Felb-21 Apr-21 Jun-21 AUg-2 1

Mote  Shaeprce and Targat price are adiusted for comporate actions,

Source: DES Bank
Fachel TAN
Derelc TAN

Analyst.
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DBES Bank recommendations are based on an Absolute Total Return™ Rating system, defined as follows;

STRONG BUY (=20% total return over the next 3 months, with identifiable share price catalysts within this time frame)
BUY (=15% total return over the next 12 months for small caps, =10% tor large caps)

HOLD (-10% to +15% total return over the next 12 months for small caps, -10% to +10% for large caps)

FULLY YALUED (negative total return, i.e, =-10% over the next 12 months)

SELL (negative total return of = -20% over the next 3 months, with identifiable share price catalysts within this time frame)

*Share price appreciation + dividends

Completed Date: 13 Aug 2021 06:18:58 (5GT)
Dissemination Date; 13 Aug 2021 062414 (5G1)

Sources for all charts and taples are DBS Bank unless otherwise specified.

GENERAL DISCLOSURE/DISCLAIMER

This report is prepared by DBS Bank Ltd. This report is solely intended for the clients of DBS Bank Ltd, DBS Vickers Securities (Singapore) Pte
Ltd, its respective connected and assodiated corporations and affiliates only and no part of this document may be (i) copied, photocopied or
duplicated in any form or by any means or (i) redistributed without the prior written consent of DBS Bank Ltd,

The research set out in this report is based on information obtained from sources believed to be reliable, but we (which collectively refers to
DBS Bank Ltd, its respective connected and associated corporations, affiliates and their respective directors, officers, employees and agents
(collectively, the “DBS Group”) have not conducted due diligence on any of the companies, verified any information or sources or taken into
account any other factors which we may consider to be relevant or appropriate in preparing the research. Accordingly, we do not make any
representation or warranty as to the accuracy, completeness or correctness of the research set out in this report. Opinions expressed are
subject to change without notice. This research is prepared for general circulation. Any recommendation contained inthis document does
not have regard to the spedific investment objectives, financial situation and the particular needs of any specific addressee. This document
s for the information of addressees only and is not to be taken in substitution for the exercise of judgement by addressees, who should
obtain separate independent legal or financial advice. The DBS Group accepts no liability whatsoever for any direct, indirect and/or
consequential loss {including any claims for loss of profit) arising from any use of and/or reliance upon this document and/or further
communication given in relation to this document. This document Is not to be construed as an offer or a solicitation of an offer to buy or sell
any securities. The DBS Group, along with its aftiliates and/or persons associated with any of them may from time to time have interests in
the securities mentioned in this document. The DBS Group, may have positions in, and may effect transactions in securities mentioned
herein and may also perform or seek to perform broking, investment banking and other banking services tor these companies,

Any valuations, opinions, estimates, forecasts, ratings or risk assessments herein constitutes a judgment as of the date of this report, and
there Ccan be no assurance that future results or events will be consistent with any such valuations, opinions, estimates, forecasts, ratings or
risk assessments. The information in this document is subject to change without notice, its accuracy is not guaranteed, it may be incomplete
or condensed, it may not contain all material information concerning the company (or companies) referred to inthis report and the DBES
Group is under no obligation to update the information in this report.

This publication has not been reviewed or authorized by any regulatory authority in Singapore, Hong Kong or elsewhere, There is no
clanned schedule or frequency for updating research publication relating to any issuer.

The valuations, opinions, estimates, forecasts, ratings or risk assessments described inthis report were based upon a number of estimates
and assumptions and are inherently subject to significant uncertainties and contingencies. It can be expected that one or more ofthe
estimates on which the valuations, opinions, estimates, forecasts, ratings or risk assessments were based will not materialize or will vary
significantly from actual results. Therefore, the inclusion of the valuations, opinions, estimates, forecasts, ratings or risk assessments
described herein IS NOT TO BE RELIED UPON as a representation and/or warranty by the DBS Group (and/or any persons associated with
the aforesaid entities), that:

(a) suchvaluations, opinions, estimates, forecasts, ratings or risk assessments or their underlying assumptions will be achieved, and
(b) there is any assurance that future results or events will be consistent with any such valuations, opinions, estimates, forecasts, ratings or

risk assessments stated therein,

Please contact the primary analyst for valuation methodologies and assumptions associated with the covered companies or price targets,

Fage 8
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Any assumptions made in this report that refers to commoaodities, are for the purposes of making forecasts for the company (or companies)
mentioned herein. They are not to be construed as recommendations to trade in the physical commeaodity or in the futures contract relating

to the commodity referred 1o inthis report.

DBSYUSA, a US-registered broker-dealer, does not have its own investment banking or research department, has not participated in any
oublic offering of securities as a manager or co-manager or in any other investment banking transaction in the past twelve months and does

not engage in market-making,

AMALYST CERTIFICATION
The research analyst{s) primarily responsible Tor the content of this research report, in part or in whole, certifies that the views about the
companies and their securities expressed in this report accurately reflect his/her personal views. The analyst(s) also certities that no part of

his/her compensation was, is, or will be, directly or indirectly, related to specific recommendations or views expressed in the report. The
research analyst (s) primarily responsible for the content of this research report, in part or in whole, certifies that he or his associate! does
not serve as an officer of the issuer or the new listing applicant (which includes inthe case of a real estate investment trust, an officer ofthe

management company of the real estate investment trust; and in the case of any other entity, an officer or its equivalent counterparty of
the entity who is responsible for the management of the issuer or the new listing applicant) and the research analyst(s) primarily
responsible tor the content of this research report or his assodiate does not have financial nterests® in relation to an issuer or a new

isting applicant that the analyst reviews. DBS Group has procedures in place to eliminate, avoid and manage any potential contlicts of
interests that may arise in connection with the production of research reports. The research analyst(s) responsible for this report operates
as part of a separate and independent team to the investment banking function of the DBS Group and procedures are in place 1o ensure
that confidential information held by either the research or investment banking function is handled appropriately. There is no direct link of
DBS Group's compensation to any spedific investment banking function of the DBS Group.

COMPANY-SPECIFIC 7/ REGULATORY DISCLOSURES
i.  DBS Bank Ltg, DBS HK, DBS Vickers Securities (Singapore) Pte Ltd ("DBSVS"™) or their subsidiaries and/or other affiliates have a
sroprietary position in Manulife US Real Estate Invrecommended in this report as of 31 Jul 2021,

2. Neither DBS Bank Ltd nor DBS HK market makes in equity securities of the issuer(s) or company(ies) mentioned in this Research
Report.

3. DBS Bank Ltg, DBS HK, DBSVS, their subsidiaries and/or other affiliates have a net long position exceeding 0.5% of the total issued
share capital in Manulite US Real Estate Invrecommended inthis report as of 31 Jul 2021,

4. DBS Bank Ltd, DBS HK, DBESYS, DBESVUSA or their subsidiaries and/or other affiliates beneficially own atotal of 1% of any class of
commaon equity securities of Manulife US Real Estate Inv as of 31 Jul 2021,

Compensation for investment banking services:

5. DBSYUSA does not have its own investment banking or research department, nor has it participated in any public offering of securities
ds a manager or co-manager or in any other investment banking transaction in the past twelve months. Any US persons wishing to
obtain further information, including any claritication on disclosures in this disclaimer, or to effect a transaction in any security
discussed inthis document should contact DBSVUSA exclusively.

L An associate is defined as (i) the spouse, or any minor child (natural or adopted) or minor step-child, of the analyst; {ii) the trustee of a trust
of which the analyst, his spouse, minor child (natural or adopted) or minor step-child, is a benetficiary or discretionary object; or (iil) another
cerson accustomed or obliged to act in accordance with the directions or instructions of the analyst.

! Financial interest is defined as interests that are commonly known financial interest, such as investment in the securities in respect of an
issuer or a new listing applicant, or financial accommodation arrangement between the issuer or the new listing applicant and the firm or
analysis. This term does not include commercial lending conducted at arm’s length, or investments in any collective investment scheme

other than an issuer or new listing applicant notwithstanding the fact that the scheme has investments in securities in respect of an issuer
or a new listing applicant.
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Disclosure of previous investment recommendation produced:

6. DBS Bank Ltd, DBS Vickers Securities (Singapore) Pte Ltd ("DBSVS"), their subsidiaries and/or other affiliates may have published other
investment recommendations in respect of the same securities / instruments recommended inthis research report during the
pcreceding 12 months. Please contact the primary analyst listed in the first page of this report to view previous investment
recommendations published by DBS Bank Ltd, DBES Vickers Securities (Singapore) Pte Ltd ("DBSVS"), their subsidiaries and/or other
affiliates in the preceding 12 months.

RESTRICTIONS ON DISTRIBUTION

General This report is not directed to, or intended for distribution to or use by, any person or entity who is a citizen or
resident of or located in any locality, state, country or other jurisdiction where such distribution, publication,

availability or use would be contrary to law or regulation.

Australig This report is being distributed in Australia by DBS Bank Ltd, DBESVS or DBESY HK. DBES Bank Ltd holds Australian
Financial Services Licence no, 475946,

DBSYS and DBSY HK are exempted from the reguirement to hold an Australian Financial Services Licence under
the Corporation Act 2001 ("CA") in respect of finandial services provided 1o the recipients. Both DBS Bank Ltd ana
DBSYS are regulated by the Monetary Authority of Singapore under the laws of Singapore, and DBSY HK is
regulated by the Hong Kong Securities and Futures Commission under the laws of Hong Kong, which differ from
Australian laws.

Distribution of this report Is intended only Tor "wholesale investors” within the meaning of the CA

Hong Kong This report has been prepared by a person(s) who is not licensed by the Hong Kong Securities and Futures
Commission to carry on the regulated activity of advising on securities in Hong Kong pursuant to the Securities ana
Futures Ordinance (Chapter 571 of the Laws of Hong Kong), This report is being distributed in Hong Kong and is
attricutable to DBS Bank (Hong Kong) Limited, a registered institution registered with the Hong Kong Securities
and Futures Commission to carry on the regulated activity of advising on securities pursuant to the Securities and
Futures Ordinance (Chapter 571 of the Laws of Hong Kong). DBS Bank Ltd., Hong Kong Branch is a limited liability
company incorporated in Singapore,

For any query regarding the materials herein, please contact Carol Wu (Reg No, AHS283) at dbsvhk@dbs.com

Indonasia This report is being distributed in Indonesia by PT DBS Vickers Sekuritas Indonesia,

Malaysia This report is distributed in Malaysia by AllianceDBS Research Sdn Bhd ("ADBSR"). Recipients of this report,
received from ADBSR are to contact the undersigned at 603-2604 33353 in respect of any matters arising from or in
connection with this report. In addition to the General Disclosure/Disclaimer found at the preceding page,
recipients ofthis report are advised that ADBSR (the preparer of this report), its holding company Alliance
Investment Bank Berhad, their respective connected and associated corporations, affiliates, their directors, officers,
employees, agents and parties related or associated with any of them may have positions in, and may effect
transactions in the securities mentioned herein and may also perform or seek to perform broking, investment
canking/corporate advisory and other services for the subject companies. They may also have received

compensation and/or seek to obtain compensation for broking, investment banking/corporate advisory and other
services from the subject companies.

o
g ___r..';)-'n:lﬁi._-
i
o
¥
J

Wong Ming Tek, Executive Director, ADBSR
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Singapore This report is distributed in Singapore by DBS Bank Ltd (Company Regn. No. 196800306E) or DBSVS (Company
Regn No. 198600294G), both of which are Exempt Finandial Advisers as defined in the Financial Advisers Act and
regulated by the Monetary Authority of Singapore. DBS Bank Ltd and/or DBSYS, may distribute reports produced
by its respective Toreign entities, affiliates or other foreign research houses pursuant to an arrangement under
Regulation 32C of the Finandcial Advisers Regulations. Where the report is distributed in Singapore to a person who
s not an Accredited Investor, Expert Investor or an Institutional Investor, DBS Bank Ltd accepts legal responsibility
for the contents of the report to such persons only to the extent required by law. Singapore recipients should
contact DBS Bank Ltd at 6327 2288 for matters arising from, or in connection with the report,

This report is being distributed in Thailand by DBS Vickers Securities (Thailand) Co Ltd.

United This report is produced by DBS Bank Ltd which is regulated by the Monetary Authority of Singapore.
Kingdom

This report is disseminated in the United Kingdom by DBS Vickers Securities (UK) Ltd, ("DBSVUK"). DBSVUK s
guthorised and regulated by the Financial Conduct Authority in the United Kingaom.

In respect of the United Kingdom, this report is solely intended for the clients of DBSVUK, its respective connected
and assodiated corporations and affiliates only and no part of this document may be (i} copied, photocopied or
duplicated in any form or by any means or (i) redistributed without the prior written consent of DESVUK. This
communication is directed at persons having professional experience in matters relating to investments. Any
investment activity following from this communication will only be engaged in with such persons. Persons who do
not have professional experience in matters relating to investments should not rely on this communication.

Dubai This research report is being distributed by DBS Bank Ltd., (DIFC Branch) having its office at units 608 - 610, &7

International Floor, Gate Precinct Building 5, PO Box 506538, DIFC, Dubai, United Arab Emirates. DBS Bank Ltd,, (DIFC Branch) is
Financial regulated by The Dubai Financial Services Authority. This research report is intended only for professional clients
Centre (as defined in the DFSA rulebook) and no other person may act upon it

United Arab This report is provided by DBES Bank Ltd (Company Regn. No. 196800306E) which is an Exempt Financial Adviser as

Emirates defined in the Financial Advisers Act and regulated by the Monetary Authority of Singapore. This report s for
information purposes only and should not be relied upon or acted on by the recipient or considered as &
solicitation or inducement to buy or sell any financial product. It does not constitute a personal recommendation
or take into account the particular investment objectives, financial situation, or needs of individual clients. You
shiould contact your relationship manager or investment adviser it you need advice on the merits of buying, selling
or holding a particular investment. You should note that the information in this report may be out of date and it is
not represented or warranted to be accurate, timely or complete. This report or any portion thereot may not be
reprinted, sold or redistributed without our written consent.

United States This report was prepared by DBS Bank Ltd. DBSVUSA did not participate in its preparation. The research
analyst(s) named on this report are not registered as research analysts with FINRA and are not associated persons
of DESVUSA. The research analyst(s) are not subject to FINRA Rule 2241 restrictions on analyst compensation,
communications with a subject company, public appearances and trading securities held by a research analyst.
This report is being distributed in the United States by DBSYUSA, which accepts responsibility for its contents. This
report may only be distributed to Major U.S. Institutional Investors (as defined in SEC Rule 15a-6) and to such other
institutional investors and qualified persons as DBSYUSA may authorize. Any U5, person receiving this report who
wishes to effect transactions in any securities referred to herein should contact DBSVUSA directly and not its

affiliate.
Other In any other jurisdictions, except it otherwise restricted by laws or regulations, this report is intended only for
jurisdictions qualified, protessional, institutional or sophisticated investors as defined in the laws and regulations of such

jurisdictions.
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Manulife US REIT ustsp)
Yield Play

2ZH21 a miss, fundamentals sound

MUST’s results were a miss, with 2H21 DPU at +1.5% YoY and -Z2.6% HoH,
on higher rental abatements, lower carpark income and higher vacancies.
This was despite operational improvements, underpinned by strong leasing
momentum and a positive rental reversion guidance into FY2Z. We see
tailwinds from strengthening US fundamentals, but cut our DPUs by 5% on
lower occupancies. DPU visibility remains high, and well-cushioned by its
low FYZ22-23E lease expiries and quality tenancies. We see valuations
undemanding at c.8./7% FYZZE vyield, with upside from acquisitions, as
management deepens its ‘high-growth’ sector AUM. Maintain BUY with 5%
lower DDM-based USDO0.95 TP (COE: 7.8%, LTG: 2.0%).

Occupancy higher with new assets

Portfolio occupancy rose to 92.3% (from 90.9% in 3Q21), driven by its three
new properties - Diablo Technology Park and Tanasbourne Commerce

Center, two suburban office campuses; and Park Place, comprising two
class-A office buildings, that were 93.4% occupied. Leasing activity was

strong at ¢.200k sf, up 347% QoQ and 240% YoY, with expiring leases in FYZ22
falling to 8.0% of NLA (from 12.6% 1n 3Q21). Rental reversion was at -0.8%
for FYZ1 (versus +1.3% for 9MZ21) and would have been stronger at +3.3%,

excluding Michelson. Management 1s guiding for similar low-to-mid single-
digit positive reversion into FYZ22.

Tailwinds from strengthening recovery

US market fundamentals are strengthening, with leasing volumes up c.14%
QoQ and c. /3% YoY, underpinned by longer average tenures of /.8 years
(from 7.7 years in 3Q21), while net effective rents rose c./% QoQ and

Il Manulife

US R

Maybank
BUY

Share Price USD 0.63
12m Price Target USD 0.95 (+57%)
Previous Price Target USD 1.00

Company Description

Manulife US REIT invests directly or indirectly in a
portfolio of income producing office real estate in
the US market.

Statistics
52w high/low {USD) 0.81/0.63
3m avg turnover (USDm) 15
Free float (%) 92.4
Issued shares (m) 1,280
Market capitalisation USD806. St
USDE0&MW
Major shareholders:
Manulife Financial Corp. 6.9%
The Vanguard Group, Inc. 2.7%
TMB Asset Management Co., Ltd. 2.5%

Price Performance
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c.10% YoY, driven by a +2.1% QoQ improveme
QoQ in 3Q21). Subleasing activity has contint

1t in base rents iversus +0.9%
ed to decline (was -1.6% QoQ

in 3Q21), while tenant incentives (Tls) eased

by -c.11% QoQ (from -2.4%),

0.55 A

e a1l ifie US REIT - [LHS, USD]

Feb-20 May-20 Aug-20 MNov-20 Feb-21 May-21 Aug-21 Nov-21

wanulife US REIT f Straits Times Index - [RHS, %)

as the market’s overall rent-free period tightened to 8.2 months (from &.9
months 1n 3Q21).

-1M -3 -12M
Absolute (%) (6) (11) (12)
Relative to index (%) (11) (19) (24)

Source: FactSet

Gearing at c.43%, potential capital recycling

MUST’s new assets at ¢.USDZ20Zm, backed by ‘high-growth tenancies’,
have pushed AUM up ¢.11% HoH to SGDZ.2b, and gearing from 42.1% to

42.8%, while cap rates were stable at 5.50-7.50%. Management 1s keen to
push ahead on acquisitions with an estimated SGD333m debt headroom (at
50% limit), but with gearing at an historical high, we see likely recycling
opportunities as part of near-term portfolio rejuvenation priorities, before
it makes another sizeable deal.

FYE Dec (USD m) FY19A FY20A FYZ1A FY22A FY23A
Revenue 178 194 185 214 219
Net property income 111 116 110 134 137
Core net profit 03 89 86 99 102
Core EPU (cts) 4.5 6.2 4.2 5.1 b.2
Core EPU growth (%) 11.7 35.8 (31.3) 21.2 1.9
DPU (cts) 6.0 h.6 h.3 h.6 h.7
DPU growth (%) (1.6) (5.2) (5.5) 5.3 1.8
P/NTA (x) 1.2 1.0 1.0 1.0 0.9
DPU yield (%) 6.0 7.6 8.0 8.9 9.1
ROAE (%) b.5 8.0 5.8 7.7 7.8
ROAA (%) 4.2 4.2 3.9 4.4 4.5
Debt/Assets (x) 0.37 0.41 0.43 0.43 0.42 ES G @

Consensus DPU
MKE vs. Consensus (%)

Chua Su Tye
chuasutye@maybank.com
(65) 6231 5842

Tear Sheet Insert

THIS REPORT HAS BEEN PREPARED BY MAYBANK RESEARCH PTE LTD Co. Reg No: 198700034E MICA (P) : 099/03/201 2

SEE PAGE 10 FOR IMPORTANT DISCLOSURES AND ANALYST CERTIFICATIONS
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Manulife US REIT

Value Proposition

=  First pure-play US office REIT to be listed in Asia - a good

oroxy for a rebounding US economy.

= 6/% of leases have fixed rental escalations averaging 2.6% pa,
29% under periodic rental increases; should support stable
income growth and DPU visibility.

= Unique tax structure allows investors to access US real estate
at lower tax rates, subject to conditions; MUST 1s subject to
the same regulations as other S-REITs.

= Completed nine acquisitions totalling USD1.5b since [PO,
which boosted its AUM to USDZ.2b as of end Dec 2021.

= Sponsor Manulife offers acquisition growth pipeline.

Sponsor’'s acquisition growth profile

Cumulative number of acquisitions globally (ysp p)
= CLMmulative value of acquisitions globally - RHS

120
100
80
60
40
20

2010 2011 2012 2013 2014 2015 2016 2017 2018 2019 2020

Source: Company

Financial Metrics

= 5.1-year WALE by NLA with 54.3% of leases by NLA expiring
after 2025 as of end-Dec 2021. Lease expiries well-spread,
with minimal due in 2021 and 202Z.

= High 92.3% portfolio occupancy coupled with spread-out
leases provide stable yield base.

= Most assets expecting -2.5% 12-month rental growth, in line

with the US average.
=  DPU growth at between -1.3% and +2.5% from FY20-2ZE.

Lease expiry profile as of end-Dec 2021

(%) By gross rental income By NLA

60 h4, 24' 3
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Source: Company
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Price Drivers

Historical share pnice trend
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Source: Company, Maybank IBG Research

1. Jun-17: Maiden acquisition of Plaza New Jersey for
USD115.0m to boost AUM by 13.9% and NPI| by 17. 7%, with
built-in rental escalation and 9.2 years WALE.

2. Sep-17: Acquired Exchange, its second property in New
Jersey for USD313.Z2m; AUM and NPl rose 34.2% and

27.8%, with DPU at +2.2% post-rights.
3. Apr-18: Acquired sponsor assets - Penn (6.8 years WALE)
in Washington DC for USD182.0m and Phipps (10 years

WALE) in Atlanta for USD205.0m.
4. Dec-18: US IRS released proposed $26 /A tax regulations,
which will have minimal impact on the REIT structure.

5. May-19: Acquired Centerpointe, its second property in
Washington DC for USD122.0m at 7.55% cap rate.

Swing Factors
Upside

= Better-than-expected DPUs from forecasts.

= Accretive acquisition of new properties.

= |ncreases in rents, occupancy or property values of its
assets.

Downside

= S5Spikes in interest rates.

= Value-destroying acquisitions.

= (Changes In tax regime that affects its tax-efficient
structure.

chuasutye@maybank.comies
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ESG@

chuasutye@maybank.com

Business Model & Industry Issues
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Risk Rating & Score’ 11.5 (Low)

Score Momentum? -2.2

Last Updated 17 June 2020
0 - No Reported Incident

Controversy Score?
(Updated: 17 Feb 2017)

MUST draws on its available pool of funds to invest in US commercial real estate, carry out asset enhancements, and redevelop

broperties to optimise value for its unitholders. It is susceptible to sustainability-focused investors with strong preference for
investing in companies that meet specific ESG criteria, given its incessant need for additional capital.
ts activities relating to permissible investments, leverage limits and annual reporting requirements are regulated by the MAS

under Singapore’s code on collective investment schemes. Independence, real estate and capital markets experience on its
board is high, with representation by members with international experience, essential in our view, given 1ts US growth portfolio.
Acquisitions of six freehold Trophy/ Class A properties since its IPO in 2016 have added USD1.2b to its AUM, while extending its
WALE to 5.3 years, the highest amongst peers, which helps support DPU wvisibility.

Participated in the Global Real Estate Benchmark in 2021 for a fifth year, and recorded a 93 score to outperform its peers across
three aspects of ESG, and was also placed 5t out of 13 listed US office REITs.

Material E issues

Eight properties (except for Centerpointe) have received
the Energy Star certification under the US Environmental
Protection Agency programme.

Five of its nine properties are LEED (Leadership in Energy
and Environmental Design) certified, with four recognised
with the LEED Gold, and one (Capitol) with the highest LEED
Platinum.

Achieved for its fourth year a target to maintain or reduce
energy and water intensity, which were down 23.2% YoY and
36.6% YoY in 2020, GHG intensity fell by 30. 7% YoY in 2020,
improving from +2.4% YoY 1n 2019, which was due to higher
market-electricity grid emissions (for its two new assets).
Recent refinancing activity has helped to increase the
proportion of green and sustainability-linked loans to ¢.40%
of its total borrowings, the highest among S-RE|Ts.

Material S issues

Initiatives to engage with unitholders and the investment
community include the organisation of thought leadership
events branded the Green Dot Series to broaden investors’
appreciation of US RElTs, and an invitation of its US tax
advisor to Singapore in Jan 2019 to conduct tax seminars for
analysts, media and investors.

Introduced plan for all MUST employees to be eligible for
Manulife’s Global Share Ownership Plan from Jul 2019,
which saw a strong 37.5% participation rate.

Allocates a minimum SGDZk pa per employee to attend
relevant programmes. Training hours per employee rose to
35.5 hours 1n 2020 (from 35.2 hours in 2019).

Gender diversity 1s high, with female representation at
> /0% amongst all employees, 50% including its CEO at the
management level, and also for the board.

Key G metrics and issues

Externally managed by a 100% subsidiary of its sponsor The
Manufacturers Life Insurance Company (Manulife), which
supports its growth via a pipeline of property assets from
its development activities, and access to capital markets.
Board independence 1s high - it does not comprise any
members with executive functions, and 4 of 1ts 7 members
are independent.

Management fee structure, with a base fee at 10.0% of its
annual distributable income, performance fee at 25.0% of
the difference in YoY DPU change, as well as acquisition
and disposal fee at 1.0% and 0.5% deal value, 1s comparable
to its US office peers.

The cumulative remuneration of its key management team
including the CEOQ, has represented <4.4% of distributable
income since this was first reported in FY18.

Payout ratio for taxable income has been consistently
maintained above the minimum 90% threshold for tax
transparency.

Part of the SGX Fast Track Programme and ranked 4th out
of 45 in the Governance Index for Trust in FYZ20.

Joined the FTSE EPRA Nareit Global Developed Index in Dec
2019 given its higher trading liquidity, which resulted from
a USD14Z.7/m EFR to fund the acquisition of the Capitol
property.

Has maintained a sound balance sheet despite a 2.5x
growth in AUM, with an average leverage of 36.8% from
3Q16-2Q21, manageable at 42.1% as of end-Jun 2021, and
below the 50% regulatory limit.

Maintained an ‘A’ rating for public disclosure in second
submission to GRESB in 2021, to rank 2™ out of 10 peers
with a 93 score.

1R1sk Rating & Score - derived by Sustainalytics and assesses the company’s exposure to unmanaged ESG risks. Scores range between 0 - 50 in order of increasing
seventy with low/high scores & ratings representing negligible /fsignificant risk to the company’s enterprise value, respectively, from E5G-dnven financial impacts. 25core

Momentum - indicates changes to the company’s score since the last update - a negative integer indicates a company’s improving risk score; a positive integer indicates

a deterioration. 3Controversy Score - reported peniodically by Sustainalytics in the event of matenal ESG-related incident(s), with the impact severity scores of these
events ranging from Category 0-5 (0 - no reports; 1 - negligible risks; ...; b - poses senous nsks & indicative of potential structural deficiencies at the company).
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Fig 1: Summary financials 2H21A comparison

EYE 31 Mar 2H20 1H21 2H21 Change YTD21 % of FYE FY21E
(SGD m) (SGD m) (SGD m) (% YoY) (% HoH) (SGD m) (SGD m)

Gross revenue 95.7 90.8 94.3 (1.4) 3.9 185.1 94.5 195.8
Property expenses (42.0) (34.7) (40.8) (2.8) 17.5 (75.6) 101.9 (74.1)

Net property income 53.7 56.1 53.5 (0.3) (4.6) 109.5 90.0 121.7
Borrowing costs (14.9) (14.7) (14.5) (3.1) (1.4) (29.1) 97.8 (29. 8)

Distributable income to unitholders 41.0 43.0 42.6 4.0 (0.9) 85.6 96.0 89.2

Distribution per unit 2.59 2.70 2.63 1.5 (2.6) 5.33 95.8 5.56

NAY per unit (SGD) 0.76 0.73 0.71 0.67

Agdredate leverage (%)" 39.1 41.0 42.1 42.8 180 70

All-1n financing cost (%)" 3.26 3.18 2.99 2.82 (36) (17)

Occupancy (%)" 96.2 93.4 91.7 92.3 (110) 60

Rental growth (% YoY) 7.9 0.1 1.3 -0.8

NPl margin (%)" 63.0 6. 1 61.8 56.7 62 504

“Change in basis points
Source: Company data, Maybank IBG Research

Fig 2: Occupancies improved to 92.3% primarily due to new  Fig 3: Leasing activity picked up at +34% QoQ and +240% YoY

properties added in 4Q21 to ¢.200k sf in 4Q21, from ¢.149k sf in 3Q21
(%) 3021 4021 (000 sf) Leases executed (%)
93.0 e Rental reversion YTD - RHS
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Fig 4: US leasing volumes up ¢.14% QoQ in 4Q21, on the back Fig 5: Tenant improvements and rent-free improved in 4Q21,

of longer lease tenures with net effective rent c.7% below pre-Covid levels
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Fig 6: DPU vield has compressed following its inclusion in the

FTSE EPRA Nareit Global Developed Index in Dec 2019
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Fig 7: P/BV expected to rise with growth in AUM, supported by
long WALESs and rental escalation
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Fig 8: S-REITs valuation comparison
Company Rec. Price TP Upside Yield Total MC ADTV Free BVPS P/BV Dividend vield (%) Gearing
return Float (D/A)
(SGD) (SGD) (%) (%) (%) (SGD b) (SGDm) (%) (SGD) (X) 19 20 21E 22E (%)

Retail 7.9 10.1 0.88 6.1 3.9 5.8 6.0 34
Frasers Ctr Trust (FCT) Buy 2.28 2.90 27.2 5.3 325 3.9 6.5 63 2.31 099 53 40 53 5.5 35
Starhill Global (SGREIT) NR  0.60 1.3 1.4 38 0.85 0.71 74 50 65 6.9 36
SPH REIT (SPHREIT) Hold 0.97 0.95 (2.1) 5.5 3.5 2.7 2.2 29 1.02 0.95 58 2.8 55 57 30
Retail & Office 25.2 81.1 0.90 5.5 4.6 5.5 5.7 37
Cap. Int. Comm. Trust (CICT) Buy 2.07 2.55 23.2 5.3 28,5 137 42.0 77 2.10 0.98 5.8 42 53 5.6 37
Mapletree Comm. (MCT) Buy 1.82 2.35 291 54 345 6.0 28.3 61 1.72  1.06 45 50 54 54 33
Suntec REIT (SUN) Hold 1.55 1.45 (6.5) 56 (0.99 4.4 10.8 59 2.23 0.69 6.1 45 56 5.8 44
Lendlease REIT (LREIT) NR 0.84 1.0 73 0.98 0.85 n.a. 45 57 579 35
Office 6.5 8.9 0.79 6.4 54 6.3 bH.9 19
Keppel REIT (KREIT) Sell 1.11 1.05 (5.4 5.2 (0.2) 4.1 8.1 57 1.32 0.84 5.1 52 52 53 38
OUE Comm. {QUECT) NR  0.43 2.3 0.7 27 0.58 0.74 7.7 56 7.3 6.5 0
Industrial 39.8 108.6 1.17 5.6 55 5.9 6.2 37
Ascendas REIT (AREIT) Buy 2.80 3.65 304 5.5 358 11.8 31.1 43 2.27 1.23 4.0 53 55 579 36
Mapletree Ind. (MINT) Buy 2.50 3.35 34.0 54 394 6.7 19.4 77 1.91 131 4.2 50 54 5.6 40
Mapletree Log. (MLT) Buy 1.73 2.35 35.8 5.1 409 8.1 24.8 67 1.32 1.31 4.7 48 51 5.2 35
Keppel DC REIT {KDCREIT) NR  2.19 3.8 13.9 79 1.34 1.64 3.5 42 46 4.8 35
Frasers Log. & Ind. (FLT) NR  1.40 5.2 11.0 71 1.24 1.13 4.9 49 54 5.6 34
ARA Logos Trust (ALLT) Buy 0.83 0.95 145 6.5 21.0 1.2 1.9 90 0.67 1.23 6.7 6.4 6.5 6.8 40
AIMS APAC (AAREIT) Buy 1.43 1.65 154 6.5 21.8 1.0 3.0 5% 1.92 0.74 6.6 6.3 6.5 6.6 37
ESR REIT (ESREIT) NR 043 0.55 27.9 7.2  35.1 1.7 3.1 70 0.40 1.08 9.2 6.6 7.2 7.7 40
Sabana SC REIT {SSREIT) NR 0.44 0.5 0.4 57 0.52 0.85 6.6 63 7.0 7.5 35
Hospitality 6.9 8.5 0.80 7.5 3.6 8.4 4.5 40
Ascott Res. Trust (ART) Buy 1.04 1.30 250 4.0 290 3.4 5.4 61 1.19 0.88 6.2 2.9 40 5.1 37
CDL HT (CDLHT) Hold 1.21 1.20 (0.8) 3.9 3.1 1.5 1.8 61 1.33 0.91 7.4 40 39 456 39
Far East HT (FEHT) Buy 0.57 0.70 22.8 4.0 2.8 1.1 1.0 47 0.79 0.72 6.7 4.2 40 4.1 47
Frasers HT {FHT) Hold 0.46 0.50 9.9 42 14.1 0.9 0.2 38 0.65 0.70 9.7 3.1 21.6 4.2 43
Offshore REITs 17.6 28.4 0.73 12.3 8.3 8.3 8.6 37
Mapletree N. Asia (MAGIC) NR  1.08 3.8 11,3 62 1.34 0.81 6.5 bH7 64 6.8 42
Capita China Trust (CLCT) NR  1.20 2.0 5.4 71 1.6 0.77 8.2 53 73 8.1 36
Ascendas India Trust {AIT) NR  1.31 1.5 2.6 78 1.18 1.11 54 6.7 7.0 7.2 35
Sasseur REIT {SASSR) Buy 0.83 1.05 265 8.1 346 1.0 1.1 41 095 0.8 78 79 81 8.7 27
Dasin Retail Trust (DASIN) NR  0.32 0.3 0.1 26 1.47 0.22 21.3 12.3 14.1 141 37
BHG Retail REIT (BHGREIT) NR  0.57 0.3 0.0 24 0.89 0.63 n.a. n.a. 53 5.8 35
Lippo Malls Ind. RT {LMIRT) NR  0.05 0.4 1.2 39 0.10 0.54 40.3 n.a. n.a. n.a 43
Manulife US REIT (MUST) Buy 0.65 0.95% 47.3 8.3 556 1.5 {172 91 0.717 091 9.3 92 83 8.7 43
Prime US REIT (PRIME) Buy 0.82 1.10 350 85 435 1.3 2.3 58 0.86 0.95 6.0 85 85 8.8 38
Keppel P.O. US REIT (KORE) NR 0.74 1.0 1.0 84 0.82 090 81 84 81 8.1 37
Cromwell REIT (CEREIT) NR  2.46 2.1 0.9 83 6.41 019 73 71 71 7.4 38
IREIT Global (IREIT) NR  0.65 0.7 0.3 67 0.79 0.82 79 79 63 7.0 33
EC World REIT {(ECWREIT) NR  0.75 0.6 0.4 83 0.95 0.79 8.0 69 80 8.0 38
United Hampshire US (UHU} NR  0.63 0.5 0.2 92 0.75 0.83 6.8 82 10.0 10.2 38
Elite Commercial (ELITE) NR  0.67 0.6 0.2 76 0.62 1.08 n.a. 6.6 7.6 7.7 47
Healthcare 3.2 3.4 1.39 14.3 3.0 3.0 3.2 35
Parkway Life REIT {(PREIT) NR  4.55 2.8 2.4 64 2.37 192 29 30 3.0 3.2 35
First REIT {FIRST) NR  0.31 0.5 1.0 64 0.35 0.87 25.6 n.a. n.a. n.a 35
Total REITs 107 249 0.92 8.3 58 6.9 6.7 36
S-REIT yield spread 2.6

FSTREI Index 4.5

5GS 10Y bond yield 1.9
Prices as of 8 Feb 2022. NR = Not Rated.
Source: Bloomberg, FactSet, Companies, Maybank IBG Research
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FYE 31 Dec FY19A FY20A FY21A FY22A FY23A
Key Metrics

Price /DPU(x) 16.8 13.2 12.6 11.2 11.0
P/BY (x) 1.2 1.0 1.0 1.0 0.9
P/NTA (x) Tud 1.0 1.0 1.0 0.9
DPU yield (%) 6.0 7.6 8.0 8.9 9.1
FCF yvield (%) 6.2 7.0 7.2 8.9 9.1
INCOME STATEMENT (USD m)

Revenue 177.9 194.3 185.1 214.2 2191
Net property income 110.8 115.8 109.5 133.7 136.8
Management and trustee fees (8.6) (9.2) (8.9) (7.8) (8.0)
Net financing costs (26.2) (29.7) (29.1) (31.5) (31.9)
Associates & JV 0.0 0.0 0.0 0.0 0.0
Exceptionals (13.5) (128.5) (42.4) 0.0 0.0
Other pretax income/expenses 0.5 0.2 0.0 0.0 0.0
Pretax profit 60.5 (54.1) 26.7 91.8 94.4
Income tax (10.5) 22.7 (1.1) (1.4) (1.4)
Minonties 0.0 0.0 0.0 0.0 0.0
Discontinued operations 0.0 0.0 0.0 0.0 0.0
Total return avail to unitholders 63.5 97.1 67.9 90.4 93.0
Core net profit 83.3 89.0 8h.6 99.0 101.7
Distributable inc to unitholders 83.3 89.0 85.6 99.0 101.7
BALANCE SHEET (USD m)

Cash & Short Term Investments 60.7 86.7 78.6 78.6 78.6
Accounts receivable 0.0 0.0 0.0 0.0 0.0
Property, Plant & Equip (net) 0.0 0.0 0.0 0.0 0.0
nverstment properties 2,095.0 1,992.8 2,184.4 2,165.5 2,214.7
ntangible assets 0.0 0.0 0.0 0.0 0.0
nvestmentin Associates & JVs 0.0 0.0 0.0 0.0 0.0
Other assets 10.7 8.6 12.6 12.6 12.6
Total assets 2,166.3 2,088.1 2,275.6 2,256.7 2,306.0
5T interest bearing debt 0.0 0.0 0.0 0.0 0.0
Accounts payable 26.9 16.1 h8.8 b8.8 b8.8
LT interest bearing debt 812.0 852.3 971.3 971.3 971.3
Other hiabilities 69.4 h9.86 h7.9 h7.9 h7.9
Total Liabilities 908.3 930.2 1,087.9 1,087.9 1,087.9
Shareholders Equity 1,258.2 1,157.9 1,187.7 1,168.8 1,218.1
Minonty Interest 0.0 0.0 0.0 0.0 0.0
Total shareholder equity 1,258.2 1,157.9 1,187.7 1,168.8 1,218.1
Total liabilities and equity 2,166.5 2,088.1 2,275.6 2,256.7 2,306.0
CASH FLOW (USD m)

Cash flow from operations 86.2 82.0 7.2 98.9 101.6
Capex (0.0} (0.0} (0.0) (0.0) (0.0)
Acquisitions & investments (356.0) (24.2) (230.9) 0.0 0.0
Disposal of FA & investments 0.0 0.0 0.0 0.0 0.0
Dividend income from associates 0.0 0.0 0.0 0.0 0.0
Other investing cash flow 0.5 0.2 0.0 0.0 0.0
CF from investing activities (355.5) (24.0) (230.9) 0.0 0.0
Dividends paid (99.4) (70.7) (84.0) (99.0) (101.7)
Interest expense 0.0 0.0 0.0 0.0 0.0
Change in debt 143.4 38.6 117.3 0.0 0.0
Equity raised / (purchased) 231.9 0.0 98.9 0.0 0.0
Other financial activities 0.0 0.0 0.0 0.0 0.0
CF from financing activities 276.0 (32.2) 132.2 (99.0) (101.7)
Effect of exchange rate changes 0.0 0.1 (0.0) 0.0 0.0
Net cash flow 6.7 25.9 (21.5) 0.0 0.0
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FYE 31 Dec FY19A FY20A FY21A FY22A FY23A
Key Ratios

Growth ratios (%)

Revenue growth 23.0 9.3 (4.7) 15.7 2.3
Net property income growth 22,3 4.6 (5.4) 22.0 2.3
Core net profit growth 17.4 6.8 (3.8) 15.6 2.7
Distributable income growth 17.4 6.8 (3.8) 15.6 2.7
Profitability ratios (%)

Net property income margn 62.3 h9.6 h9.2 62.4 62.4
Core net profit margin 46.9 45.8 46.2 45.2 46.4
Payout ratio 131.2 91.6 126.0 109.4 109.3
DuPont analysis

Total return margin (%) 35.7 50.0 36.7 42.2 42.4
Gross revenue fAssets (x) 0.1 0.1 0.1 0.1 0.1
Assets/Equity (x) 1.7 1.8 1.9 1.9 1.8
ROAE (%) 5.5 8.0 .8 7.7 7.8
ROAA (%) 4.2 4.2 3.9 4.4 4.5
Leverage & Expense Analysis

Asset/Liability (x) 2.4 2.2 2.1 2.1 2.1
Net gearing (%) (excl. perps) h9.7 66.1 Ihi /6.4 73.3
Net interest cover (x) 3.8 3D 3.4 3.9 4.0
Debt/EBITDA (x) 8.1 8.2 9.9 7.9 7.7
Capex/revenue (i) 0.0 0.0 0.0 0.0 0.0
Net debt/ (net cash) 751.3 765.6 892.7 892.7 892.7
Debt/Assets (x) 0.37 0.41 0.43 0.43 0.42

Source: Company; Maybank
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APPENDIX I: TERMS FOR PROVISION OF REPORT, DISCLAIMERS AND DISCLOSURES

DISCLAIMERS

This research report is prepared for general circulation and for information purposes only and under no circumstances should it be considered or intended as an offer to sell or a solicitation
of an offer to buy the securities referred to herein. Investors should note that values of such securities, if any, may fluctuate and that each security’s price or value may rise or fall. Opinions
or recommendations contained herein are in form of technical ratings and fundamental ratings. Technial ratings may differ from fundamental ratings as technical valuations apply different
methodologies and are purely based on price and volume-related information extracted from the relevant jurisdiction’s stock exchange in the equity analysis. Accordingly, investors’ returns
may be less than the original sum invested. Past performance 1s not necessarily a guide to future performance. This report 1s not intended to provide personal investment advice and does
not take into account the specific investment objectives, the financial situation and the particular needs of persons who may recewve or read this report. Investors should therefore seek
financial, legal and other advice regarding the appropriateness of investing in any securities or the investment strategies discussed or recommended in this report,

The information contained herein has been obtained from sources believed to be reliable but such sources have not been independently verified by Maybank Investment Bank Berhad, its
subsidiary and affiliates (collectively, "Maybank IBG") and consequently no representation is made as to the accuracy or completeness of this report by Maybank IBG and i1t should not be
relied upon as such. Accordingly, Maybank I1BG and its officers, directors, associates, connected parties and/or employees (collectively, “Representatives”) shall not be liable for any direct,
indirect or consequential losses or damages that may arise from the use or reliance of this report. Any information, opinions or recommendations contained herein are subject to change at
any time, without prior notice.

This report may contain forward looking statements which are often but not always identified by the use of words such as “anticipate”, “helieve”, "estimate”, “intend”, “plan”, "expect”,
“forecast”, “predict” and “project” and statements that an event or result "may”, “will”, “can”, “should”, “could” or "might” occur or be achieved and other similar expressions. Such
forward looking statements are based on assumptions made and information currently available to us and are subject to certain risks and uncertainties that could cause the actual results to
differ materially from those expressed in any forward looking statements. Readers are cautioned not to place undue relevance on these forward-looking statements. Maybank |BG expressly
disclaims any obligation to update or revise any such forward looking statements to reflect new information, events or circumstances after the date of this publication or to reflect the

occurrence of unanticipated events,

Maybank [BG and its officers, directors and employees, including persons involved in the preparation or issuance of this report, may, to the extent permitted by law, from time to time
participate or invest in financing transactions with the issuer(s) of the securities mentioned in this report, perform services for or solicit business from such issuers, and/or have a position or
holding, or other material interest, or effect transactions, in such securities or options thereon, or other investments related thereto. In addition, it may make markets in the securities
mentioned in the material presented in this report. One or more directors, officers and/or employees of Maybank IBG may be a director of the issuers of the securities mentioned in this
report to the extent permitted by law.

This report 1s prepared for the use of Maybank |BG’s clients and may not be reproduced, altered in any way, transmitted to, copied or distributed to any other party in whole or inpart in any
form or manner without the prior express written consent of Maybank IBG and Maybank |BG and 1ts Representatives accepts no liability whatsoever for the actions of third parties in this
respect.

This report 1s not directed to or intended for distribution to or use by any person or entity who 1s a citizen or resident of or located in any locality, state, country or other jurisdiction where
such distribution, publication, availability or use would be contrary to law or regulation. This report is for distribution only under such circumstances as may be permitted by applicable law.
The securities described herein may not be eligible for sale in all jurisdictions or to certain categories of investors. Without prejudice to the foregoing, the reader 1s to note that additional
disclaimers, warnings or qualifications may apply based on geographical location of the person or entity receiving this report,

Malaysia

Opinions or recommendations contained herein are in the form of technical ratings and fundamental ratings. Technical ratings may differ from fundamental ratings as technical valuations
apply different methodologies and are purely based on price and volume-related information extracted from Bursa Malaysia Securities Berhad in the equity analysis.

Singapore

This report has been produced as of the date hereof and the information herein may be subject to change. Maybank Research Pte. Ltd. ("MRPL") in Singapore has no obligation to update
such information for any recipient. For distribution in Singapore, recipients of this report are to contact MRPL in Singapore in respect of any matters arising from, or in connection with, this

report. If the recipient of this report is not an accredited investor, expert investor or institutional investor {as defined under Section 4A of the Singapore Securities and Futures Act), MRPL
shall be legally liable for the contents of this report, with such liability being limited to the extent (if any) as permitted by law.

Thailand
Except as specifically permitted, no part of this presentation may be reproduced or distributed in any manner without the prior written permission of Maybank Securities { Thailand) Public
Company Limited. Maybank Securities i Thailand) Public Company Limited ("MST") accepts no liability whatsoever for the actions of third parties in this respect.

Due to different characteristics, objectives and strategies of institutional and retail investors, the research products of MST Institutional and Retail Research departments may differ in either
recommendation or target price, or both. MST reserves the rights to disseminate MST Retail Research reports to institutional investors who have requested to receive it. If you are an
authorised recipient, you hereby tacitly acknowledge that the research reports from MST Retail Research are first produced in Thai and there is a time lag in the release of the translated
English version,

The disclosure of the survey result of the Thai Institute of Directors Association (*IOD") regarding corporate governance is made pursuant to the policy of the Office of the Securities and
Exchange Commission. The survey of the 10D is based on the information of a company listed on the Stock Exchange of Thailand and the market for Alternative Investment disclosed to the
public and able to be accessed by a general public investor. The result, therefore, is from the perspective of a third party. It 1s not an evaluation of operation and is not based on inside
information. The survey result is as of the date appearing in the Corporate Governance Report of Thai Listed Companies. As a result, the survey may be changed after that date. MST does
not confirm nor certify the accuracy of such survey result,

The disclosure of the Anti-Corruption Progress Indicators of a listed company on the Stock Exchange of Thailand, which 1s assessed by Thaipat Institute, 1s made in order to comply with the
policy and sustainable development plan for the listed companies of the Office of the Securities and Exchange Commission. Tha pat Institute made this assessment based on the information
recetved from the listed company, as stipulated in the form for the assessment of Anti-corruption which refers to the Annual Registration Statement (Form 56-1), Annual Report (Form 56-2),
or other relevant documents or reports of such listed company, The assessment result is therefore made from the perspective of Thaipat Institute that 1s a third party. It 1s not an assessment
of operation and is not based on any inside information. Since this assessment is only the assessment result as of the date appeanng in the assessment result, 1t may be changed after that
date or when there 15 any change to the relevant information. Nevertheless, MST does not confirm, verify, or certify the accuracy and completeness of the assessment result.

US

This third-party research report 15 distributed in the United States ("US™) to Major US Institutional Investors (as defined in Rule 15a-6 under the Securities Exchange Act of 1934, as amended)
only by Maybank Securities USA Inc ("MSUS™), a broker-dealer registered in the US (registered under Section 15 of the Securities Exchange Act of 1934, as amended ). All responsibility for the
distribution of this report by MSUS in the US shall be borne by MSUS, This report 1s not directed at you if Maybank IBG 1s prohibited or restricted by any legislation or regulation in any
jurisdiction from making it available to you, You should satisfy yourself before reading it that MSUS is parmitted to provide research material concerning investments to you under relevant

legislation and regulations, All U.S. persons recetving and/or accessing this report and wishing fo effect transactions in any security mentioned within must do so with: Maybank Securities
USA Inc. 400 Park Avenue, 11th Floor, New York, New York 10022, 1-(212)688-8886 and not with, the issuer of this report.
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UK

This document 1sbeing distributed by Maybank Securities (London) Ltd (*MSUK”) which 1s authorized and regulated, by the Financial Conduct Authority and is for Informational Purposes only,
This document 1s not intended for distribution to anyone defined as a Retail Client under the Financial Services and Markets Act 2000 within the UK. Any inclusion of a third party link is for
the recipients convenience only, and that the firm does not take any responsibility for its comments or accuracy, and that access to such links 1s at the individuals own risk. Nothing in this
report should be considered as constituting legal, accounting or tax advice, and that for accurate guidance recipients should consult with their own independent tax advisers.
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Definition of Ratings

Maybank |IBG Research uses the following rating system

BUY Return 1s expected to be above 10% in the next 12 months (including dividends)
HOLD Return is expected to be between 0% to 10% 1n the next 12 months (including dividends)
SELL

Return i1s expected to be below 0% in the next 12 months (including dividends)

Applicability of Ratings

The respective analyst maintains a coverage universe of stocks, the list of which may be adjusted according to needs. Investment ratings are only applicable

to the stocks which form part of the coverage universe. Reports on companies which are not part of the coverage do not carry investment ratings as we do
not actively follow developments in these companies.
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Leasing recovery overpowered by occupancy loss

SINGAPORE | REAL ESTATE (REIT) | FY21 UPDATE

=  FY21 DPU of 5.33 US cts (-5.5 % YoY) was a miss, forming 93% of our forecast, due to BUY {(Upgraded)

StocksBnB.com

|lower-than-forecasted portfolio occupancy. LAST CLOSE PRICE USD 0.655
" Occupancy slid 1.1 ppts on non-renewals and downsizing, but US office market is iigéﬁsgﬁ?g Eggg:gg;
showing signs of recovery. Leasing momentum doubled YoY, while net effective rents TOTAL RETURN 39.9%
improved 3.4% YoY.
| COMPANY DATA
= Upgrade from ACCUMULATE to BUY; DDM-based TP (COE 9.1%) raised fromUS50.84 to  BLOOMEBERG CODE- MUST SP
USS0.86. FY21 occupancy came in lower than we anticipated. As such, we lower FY22e-  O/5SHARES (MN) ; ;1:‘5'3"3'
: , MARKET CAP {USD mn / 5GD mn}: 1142/ 1148
24e DPUs by 2.1-6.3% to factor in the gradual recovery in occupancy from the current, 52 - WK HI/LO {SGD) : 0.82 /063
lower-than-forecasted portfolio occupancy. DDM-TP rises due to higher later-period  3Mm Average Daily T/0 {mn) : 2.20
DPU forecasts. The US office market appears to be at an inflection point, showing
. . _ _ MAJOR SHAREHOLDERS (%)
recovery in leasing momentum. Catalysts include stronger-than-expected leasingand T ANULIFE FINANCIAL CORP T
portfolio reconstitution. Current share price implies FY22e/FY23e DPU vyield of PRUDENTIALPLC 4.5%
8.6%/8.9%. DRACHS INV 3 LTD 4.4%

VANGUARD GROUP INC 3.3%

Results at a glance
{USD mn) 2H21 2H20| YoY FY21  FY20 YoY |Comments
Gross 94.3 957 -1.4% | 185.1 194.3 | -4.7% |Due to lower occupancy of 92.3% (FY20: 93.4%),

PRICE PERFORMANCE (%)
IMTH 3MTH YID

COMPANY 0.0 (4.8) 0.3

revenue carpark income (-11.2% YoY) <TI RETURN 12 60 3.7
Net property 53.5 53.7| -0.3% | 109.5 115.8 | -5.4% |Due to higher rental abatement of 1.4% of GRI -
income (FY20: 0.5% of FY20 GRI), partially offset by net BRICE VS, STI

reversal of expected credit loss of USS1.7mn P
Distributable 42.6 41.0| +4.0% | 85.6 89.0 | -3.8%
iIncome 0.80
DPU {cents) 2.63 2,59/ +1.5% | 5.33 564 | -5.5%
Source: Company, PSR 0.70 =%
The Positive o0

Feb-21 May-21 Aug-21 Nov-21 Feb-22
WLST 5P Equity FSATI Index

+ Leasing momentum doubled YoY with net effective rents improving 3.4%. MUST signed

654k sq ft, or 12% of NLA, inFY21, 2.3x the NLA executed inFY20. Traditional officetenants  Souce: Bloomberg, PSR

such as finance and insurance and government agencies accounted for 47% and 20% of  eveananciaLs

leases signed. Reversions camein at -0.8% (FY20:+0.1%), weighed down by leases signed at  ¥/E Dec, USD mn FY20 FY21 FY22e FY23e
Michelson. Michelson’s expiring rents were above market rents due to the 2-3% annual ~ SrossRev-(UsDmn) =134 185 214 224

_ _ _ _ NP1 {USD mn) 116 110 127 132
escalation on long leases, leading to negative reversions when the leases were renewed at  Dpist. Inc. {USD mn) 39 86 100 105
market rates. Excluding leases signed at Michelson, reversions would have been +3.3%  P/NAV{x) 030 037 038 100

DPU {US cents) 564 533 566 5.85

(FY20: +4.7%). More importantly, net effective rents grew 3.4% YoY, as the rent-free period Distribution Yield (%) 861 814 864 893

and tenant incentives eased. Whileimproving, net effective rents arestill 10-15% below pre-  Source: Company, PSR
pandemiclevels. Leases signed in FY21 were for anaverageterm of 4.0 years, slightly shorter

_ _ VALUATION METHOD
than the 6.4 yvears for leases signedin FY20. DDM {COE: 9.1%: Terminal Growth: 2%)

; Natalie Ong {(+65 6212 1850)
The NEgat Ve Research Analyst

- Occupancy hurt by non-renewals and downsizing. Portfoliooccupancyslid1.1ppts YoY to  natalieongpf@phillip.com.sg
92.3%, 3.5ppts below FY19 levels. This compares with the average occupancy of 88.2% for
Class A offices. Lower occupancy was due to non-renewals and downsizing with notable

occupancy losses at Figueroa (-4.4 ppts), Penn (-5.4 ppts), Phipps (-5.5 ppts) and Capitol (-
5.0 ppts).

Outlook

FY21 physical occupancy at MUST's properties ranged from 25-30%. MUST provided rental
abatement of US52.4mn, or 1.4% of GRI, for F&B and retail tenants in FY21 (FY20: 0.5% of
GRI). More pronounced return-to-office is expected to liftcarparkincome and lower rental

abatement burden.

Page | 1| PHILLIP SECURITIES RESEARCH (SINGAPORE)
Ref. No.:$G2022 0022
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The US office market continues to show signs of recovery. This can be seen from (1)
improving net effective rents; (2) lower TlIs; (3) longer lease tenures signed; (4) declinein
subleasing;and (5) improving rental growth outlook for MUST’s cities. About 8.1% of GRI is
up for renewal. FY22 renewals could yield positive reversions, given that passing rents are
2.1% below market rents.
Future acquisition is still focused on markets with high representation of tech, healthcare
and lifesciencetenants. MUST is eyeingassets withcaprates ranging6.5%to 7.5%in sunbelt
and magnet cities -- Seattle, Salt Lake City, Austin, Boston, and Raleigh. Following the
acquisition of three properties in Phoenix and Portland in Dec21, MUST’s exposure to tech
and healthcare tenants increased from 9.5% to 12.8% of GRI. It hopes to increase its
exposure to new economy tenants to 20% of GRI.
Upgrade from Accumulate to BUY, DDM TP raised from USS$0.84 to USS0.86
FY21 occupancy camein lower than we anticipated. As such, we lower FY22e-24e DPUs by
2.1-6.3% to factor in the gradual recovery in occupancy from the current, lower-than-
forecasted portfolio occupancy. DDM-TP rises dueto higher later-period DPU forecasts. The
US office market appears to be at an inflection point, showing recovery in leasing
momentum. Catalysts include stronger-than-expected leasing and portfolio reconstitution.
Current sharepriceimplies FY22e/FY23e DPU vield of 8.6%/8.9%.
Figure 1: Portfolio metrics at a glance
NPI (USSmn) Occupancy Valuation (USSmn)
FY19 FY20 FY21 YoY FY19 FY20 FY21 | YoYppts | FY19 FY20 FY21 YoY
Figueroa 16.0 14.5 13.9 -4.1% 93.8% 93.0% 38.6% -4.4 337.6 320.0 315.2 -1.5%
Michelson 19.0 16.0 13.2 -17.5% | 90.1% 34.4% 87.2% 2.8 345.0 319.0 317.0 -0.6%
Peachtree 13.0 11.2 10.9 -2.7% 95.0% 90.4% 90.8% 0.4 210.7 203.1 212.9 4.8%
Plaza 9.0 7.3 9.7 32.9% | 98.9% 96.7% 96.7% 0.0 119.9 114.6 106.0 -7.5%
Exchange 21.0 18.9 17.9 -5.3% 95.8% 94.8% 97.7% 2.9 348.6 333.0 324.0 -2.7%
Penn 10.2 10.2 9.8 -3.9% | 100.0% 99.2% 93.8% -5.4 189.0 176.5 177.3 0.5%
Phipps 13.2 12.4 11.9 -4.0% | 100.0% 100.0% 94.5% -5.5 220.1 212.1 216.0 1.8%
Centerpointe 6.8 11.0 9.8 -10.9% | 98.7% 91.7% 91.6% -0.1 122.8 118.5 112.7 -4.9%
Capitol 2.6 14.3 11.9 -16.8% | 94.2% 93.3% 38.3% -5.0 201.3 196.0 197.0 0.5%
Total 110.8 115.8 109.0 -5.9% 95.8% 93.4% 92.3% -1.1 2,095.0 1,9928 1,978.1 | -0.7%
Note: Centrepointe and Capitol were acquired on 10 May 19 and 29 Oct 19 respectively. Excludes Tanasbourne, Park Place and Diablo which were acquired in

Dec21
Source: Manulife US REIT, PSR
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Financials
Statement of Total Return and Distribution Statement Balance Sheet
Y/E Dec, USD mn FY19 FY20 FY21 FY22e FY23e Y/E Dec, USD mn FY19 FY20 FY21 FY22e FY23e
Gross revenue 177.9 194.3 185.1 213.9 223.5 ASSETS
Property operating expenses (67.1) (78.5) (75.6) (87.3) (91.2) Investment properties 2,095.0 1,992.8 2,1844 2,1954 2,206.4
Net property income 110.8 115.8 109.5 126.6 132.3 Others 0.5 - 5.7 5.7 5.7
Net Finance (Expense)/Inc. (25.7) (29.6) (29.1) (30.1) (31.0) Total non-current assets 2,0955 19928 2,190.1 2,201.1 2,212.1
Manager's base fee (9.7) (8.9) (8.6) (9.7) (10.2)
Other items (2.7) (2.9) (2.8) (3.0) (3.2) Trade receivables 7.6 6.9 5.6 11.7 11.7
Net income 72.6 74.4 69.1 83.8 88.0 Cash 60.7 86.7 78.6 31.3 20.8
FV change, derivatives & ppties (13.5) (128.5) (42.4) - - Others 0.5 - 5.7 5.7 5.7
Total Return Before Tax 58.0 (66.0) 40.6 83.8 88.0 Total current assets 71.0 95.3 85.6 44.5 33.9
Taxation (10.5) 22.7 (1.1) (2.4) (2.5)
Total Return After Tax 47.6 (43.3) 39.4 81.4 85.5 Total Assets 2,166.5 2,088.1 2,275.6 12,2455 2,245.9
Distribution adjustments 35.8 132.3 46.2 18.6 19.2
Income available for distribution 83.3 89.0 85.6 100.0 104.7 LIABILITIES

Current borrowings /8.9 233.6 296.6 206.9 244.9
Per unit data Trade payables 26.9 18.1 58.8 30.1 31.3
Y/E Dec FY19 FY20 FY21 FY22e FY23e Others 0.5 ’ 5.7 5.7 5.7
NAV (USS) 0.80 0.73 0.68 0.67 0.66 Total current liabilities 110.9 258.6 363.7 245.4 284.6
DPU (US cents) 5.96 5.64 5.33 5.66 5.85

Non-current borrowings 733.1 618.7 674.7 764.4 7264
Cash Flow Others 0.5 - 5.7 5.7 5.7
Y/E Dec, USD mn FY19 FY20 FY21 FY22e FY23e Total non-current liabilities 797.3 671.5 720.5 811.9 776.3
CFO
Total Return Before Tax 58.0 (66.0) 40.6 83.8 88.0 Total Liabilities 908.2 930.1 1,084.2 1,057.3 1,060.9
Adjustments 50.6 186.6 71.0 43.8 45.3
WC changes 2.6 (8.8) 6.1 (35.2) 1.3 Net assets 1,258.3 1,1580 1,1914 1,188.2 1,185.0
Cash generated from ops 111.2 111.8 117.7 92.4 134.6 Represented by:
Others (1.2) (1.9) (0.1) (0.2) (0.2) Unitholders' funds 1,258.2 1,579 1,187.7 1,1845 1,181.3
Cashflow from ops 110.1 109.9 117.6 92.3 134.5 Perp. securities holders (el 0.1 0.8 0.8 0.8
CFI
Purchase of Inv. propty., net (311.0) - (201.0) - - Valuation Ratios
Capex, net (45.0) (24.2) (30.0) (9.5) (9.5) Y/E Dec FY19 FY20 FY21 FY22e FY23e
Others (1.2) (1.9) (0.1) (0.2) (0.2) P/NAV (x) 0.82 0.90 0.97 0.98 1.00
Cashflow from investments (355.5) (24.0) (230.9) (9.5) (9.5) Distribution Yield 9.1% 8.6% 8.1% 8.6% 8.9%

NPI yield 5.8% 5.7% 5.2% 5.8% 6.0%
CFF Growth & Margins (%)
Share issuance, net 236.7 - 100.0 - - Growth
Loans, net of repayments 146.1 39.6 118.5 . - Revenue n.m. 9.3% -4.7% 15.5% 4.5%
nterest paid (23.9) (27.9) (26.9) (27.6) (28.6) Net property income (NPI) n.m. 4.6% -5.4% 15.6% 4.5%
Distributions (99.4) (70.7) (84.0) (99.9) (104.5) Distributable income n.m. 6.8% -3.8% 16.8% A4.7%
Others (1.2) (1.9) (0.1) (0.2) (0.2) DPU n.m. -5.4% -5.5% 6.2% 3.4%
Cashflow from financing 252.1 (60.0) 105.3 (130.0) (135.6) Margins

NPl margin 62.3% 59.6% 59.2% 59.2% 59.2%
Net change in cash 6.6 25.9 (8.1) (47.2) (10.6) Key Ratios
Effects of exchange rate 0.0 0.1 (0.0) - - Net Debt or (Net Cash) 751 766 893 940 051
Ending cash 60.7 86.7 78.6 31.3 20.8 Gearing (%) 37.5% 40.8% 42.7% 43.3% 43.2%

Source: Company, Phillip Securities Research (Singapore) Estimates
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PSR Rating System

Total Returns Recommendation Rating
> +20% Buy 1
+5% to +20% Accumulate 2
-5% to +5% Neutral 3
-5% to -20% Reduce 4
< -20% Sell 5

We do not base our recommendations entirely on the above quantitative return bands.
We consider qualitative factors like (but not limited to) a stock's risk reward profile, market
sentiment, recent rate of share price appreciation, presence or absence of stock price
catalysts, and speculative undertones surrounding the stock, before making our final
recommendation
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Important Information

This reportis prepared and/or distributed by Phillip Securities Research Pte Ltd ("Phillip Securities Research"), whichis a holder of a financial adviser’s license under the
Financial Advisers Act, Chapter110in Singapore.

By receiving or reading this report, you agree to be bound by the terms and limitations set out below. Any failure to comply with these terms and limitations may
constitute a violation of law. This report has been provided toyou for personal use onlyand shall not be reproduced, dist ributed or published by you in whole orin part,
for any purpose.If you have received thisreport by mistake, please delete or destroyit, and notify the sender immediately.

The information and any analysis, forecasts, projections, expectations and opini ons (collectively, the “Research”) contained inthis reporthas been obtainedfrom public
sources which Phillip Securities Research believes to be reliable. However, Phillip Securities Research does not make any rep resentation or warranty, express or implied
that suchinformationor Research is accurate,complete or appropriate or should be relied upon as such. Any suchinformation or Research contained in this report is
subjectto change,and Phillip Securities Researchshall not have any responsibilityto maintain or update the information or Research made available or to supply any
corrections,updates or releases in connection therewith.

Any opinions, forecasts, assumptions, estimates, valuations and prices contained in thisreport are as of the dateindicated and are subject tochange atany time without
prior notice.Past performance ofany product referredto inthis reportis not indicative of future results.

This reportdoes not constitute, and should notbe used as a substitute for, tax, legal or investment advice. This report shouldnotbe relied upon exclusively oras
authoritative, without further being subject to the recipient’s own independent verification and exercise of judgment. The fa ctthatthis report has been made available
constitutes neither a recommendationto enter intoa particulartransaction,nor a representation that any productdescribed inthis report is suitable or appropriate for
the recipient. Recipients should be aware that many of the products, whichmay be described in this report involve significant risks and may not be suitable for all
investors, and thatany decisionto enter intotransactions involving such products should notbe made, unless all such risks are understood and an independent
determination has been made thatsuch transactions would be appropriate. Any discussion of the risks contained hereinwith respect toanyproduct should notbe
considered to beadisclosure of all risks or a complete discussion of such risks.

Nothingin this reportshall be construedto beanoffer or solicitation for the purchase orsale of any product. Any decision to purchase any product mentioned in t his
report should take into account existing publicinformation, including any registered prospectus in respect of such product.

Phillip Securities Research, orpersons associated with orconnected to Phillip Securities Research, including but notlimited to its officers, directors, employees or
personsinvolvedin the issuance of this report, may provide an array of financial services toa large number of corporationsinSingapore and worldwide, including but
not limited tocommercial / investment banking activities (including sponsorship, financial advisory or underwriting activiti es), brokerage or securities trading activities.
Phillip Securities Research, or persons associated with orconnected to Phillip Securities Research, including but notlimited t o its officers, directors, employees or
nersonsinvolvedin the issuance of this report, may have participatedin or invested intransactions with the issuer(s) of the securities mentioned inthis report, and may
nave performed services for or solicited business fromsuch issuers. Additionally, Phillip Securities Research, or persons associated with or connected to Phillip Securities
Research, including but notlimited to its officers, directors, employees or persons involved in the issuance of this report, may have provided advice or investment
services to suchcompanies andinvestments or relatedinvestments, as may be mentionedin this report.

Phillip Securities Research or persons associated with or connected toPhillipSecurities Research, including but not [imited to its officers, directors, employees or persons
involved inthe issuance of this report may, from time to time maintain a long orshort position in securities referred toherein, or in related futures oroptions, purchase
or sell, make a market in,or engage inany othertransaction involving such securities, and earn brokerage or othercompensation in respect of the foregoing.
Investments will be denominated invarious currencies including US dollars and Euroand thus will be subject to anyfluctuationin exchange rates between US dollars and
Euro or foreign currencies andthe currency of your own jurisdiction. Such flu ctuations may have an adverse effect on the value, priceor incomereturnof the
iInvestment.

To the extentpermitted by law, Phillip Securities Research, or persons associated with or connected to Phillip Securities Re search, including but not limited toits officers,

directors,employeesor personsinvolvedin the issuance of this report, may atany time engage in any of the above activities as set out above or otherwise hold an
interest, whether material or not, inrespect of companies andinvestments or relatedinvestments, which maybe mentioned inthis report. Accordingly, informationmay
be available to PhillipSecurities Research, or persons associated withor connected to Phillip Securities Research, including but not limited toits officers, directors,
employees or persons involved intheissuance of thisreport, which is not reflectedin this report, and Phillip Securities Research, or persons associated with or
connected toPhillip Securities Research, including but notlimitedto its officers, directors, employees or persons involved in the issuance of this report, may, tothe
extent permitted by law, have acted upon or used the information prior to or immediately following its publication. Phillip Securities Research, or persons associated
with or connected to Phillip Securities Research, including but not limited its officers, directors, employees or persons involved in the issuance of thisreport, may have
issuedother materialthat is inconsistent with, or reach different conclusions from, the contents of this report.

The information, tools and material presented herein are not directed, intended for distributionto or use by, any personor entity inany jurisdiction or country where
such distribution, publication, availability or use would be contrary to the applicable law orregulationor which would subject Phillip Securities Research toany
registrationor licensing or other requirement, or penalty for contravention of such requirements within suchjurisdiction.

This reportisintended for general circulation only and does not take into account the specificinvestment objectives, financial situation or particular needs of any
particular person. The products mentionedin this report may not be suitable for all investors anda personreceiving or reading this report should seek advice from a
professional and financial adviserregarding the legal, business, financial, taxand otheraspects including the suitability of such products, taking intoaccountthe specific
investment objectives, financial situation or particular needs of that person, before making a commitment to invest inanyofsuch products.

This reportis not intended for distribution, publication toor use byanypersoninany jurisdiction outside of Singapore or any other jurisdiction as Phillip Securities
Research maydeterminein its absolute discretion.

IMPORTANT DISCLOSURES FOR INCLUDED RESEARCH ANALYSES OR REPORTS OF FOREIGN RESEARCH HOUSES
Where thereportcontains research analyses or reports from a foreign research house, please note:

(i) recipientsofthe analyses or reportsare tocontact Phillip Securities Research (and not the relevant foreignresearchhouse) in Singapore at 250 North Bridge
Road, #06-00 Raffles City Tower, Singapore 179101, telephone number 46565336001, inrespect of any matters arising from, or in connection with, the
analysesor reports; and

(ii) to the extent that the analysesorreportsaredeliveredto and intendedto bereceived byanyperson inSingapore whoisnot an accredited investor,
expert investor or institutional investor, Phillip Securities Research accepts legal responsibility for the contents of the analyses or rep orts.
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COMPANY RESULTS

Manulife US REIT (MUST SP)
2021: Slight Miss; Expect DPU To Improve Moving Forward

2021 DPU was down 5.59% yoy and slightly below our expectations, dragged by lower
carpark income and occupancy along with higher rental abatements. The US office
market 1s showing a strong recovery momentum as overall leasing volumes and rents
have trended upwards. For 2H21, MUST saw a recovery In new leases signed and

improving rents. Exposure to the fast growing tech and healthcare sectors increased to
12.8% of GRI. Maintain BUY for its attractive yield of 8.9%. Target price: US$0.80.

2021 RESULTS

Yearto 31 Dec YOy YOy hoh

(US$m) 2021 2020 % chg ZH21  “%chg % chg MNotes
HeverLe 1851 194 3 4.7 94 3 11.4) 3.4

| 1095 1155 . 4 53.5 1).3) 14 6]
Diztnbutable Income 256 290 3.5 426 4.0 105

DPL icents) 5.3 5.6 .5 2 B3 1.5 i B
Snﬁrﬁé:ﬁﬁiﬁftﬁﬂﬂ g SRR Mol i
RESULTS

¢ Underwhelming performance, dragged down by lower occupancy rates. MManulife
REIT's (MUST) 2021 DPU was slightly below expectations, falling 5.5% yoy and forming
95.6% of our full-year forecasts. The drop in DPU was due to higher rental abatements,
lower campark income (-11.2% yoy) and lower rental ncome caused by higher vacancies.

¢ Softer occupancy rates in 2021, Qverall portfolio occupancy softened 1.1ppt in 2021 to
92 3%, caused by non-renewals and downsizing of several tenants. However, 2H21 portfolio

occupancy grews 14ppt hoh as the US office market showed signs of a recovery. MUST
executed 645,000sf of leases (12% of net lettable area, +230% yoy) in 2021, with roughly

192,000¢f of leases signed in 4021 (+34% qoq, +240% yoy). Expiring leases by gross rental
income (GRI) for 2022 dropped to 8.1% from 11.3% in 3Q21.

¢ Expect potential positive rental reversion. Although MUST expenenced a -0.3% rental
reversion In 2021, excluding Michelson, MUST would have had a positive 3.3% rental
reversion. This was largely due to Michelson’s long-lease expiring rents being above market

rents due to compounded annual rent escalations. Ve may expect positive single-digit rental
reversion of roughly 2.1% as 2022 expiries are helows market rents, backed by improving

fundamentals. Lastly, 2H21 net effective rents were up 3 4% hoh as rental-free period and
tenant incentives started to taper off.

¢ Gearing remains steady. Gearing levels increased slighthy to 42.8% (3Q21:42.0%) due to
the recent three acquisitions. Vfith debt headroom of about US3320m (50% gearing), we
opine that MUST may add on acquisitions due to favourable macroeconomic taikuinds,

specifically aiming assets with cap rates of 6.5-7.5% and exposure to tech and healthcare.
MUST's exposure to these fast growing sectors increased from 9.5% to 12.58% of GRI.

KEY FINANCIALS

Yearto 31 Dec iﬁ%ﬂl 2020 2021 2022 2023F 2024F
et turnoy er 194 185 2149 L P27

EEITDA 104 She 118 117 1%

Operating profit 104 She 118 117 118

Met profit (repfact.) 143 34 Fils Fils Fils

et profit (ad). ) a7 sts 51 Gl 51l

EFPU (LISE cent) 52 4.2 4.3 46 4.5

DFPU (LS cent) 30 T3 30 0.0 G0

5 102 14.9 13.2 138 134

B (%] 0.4 0.4 0.4 1.0 1.0

DFL YA (%) oY S 0.4 4.2 4.0

set mardin (%) 1223 i 349 339 24 0

“et debt/{cash) to equity (%) 6. T Ia.2 9.5 a4 ad T

Nterest cover (x) 3.0 3.4 3.4 3.8 3.0

R OE (%) n.4. 3.4 6.5 b4 b5

Consensus DPU (LS cent) .8 .4 G s e

JOBKH/Consensus (x) - - 1.02 1.00 1.02

aource MUST, Bloombery, UO8 Kay Hian

Refer to last page for important disclosures.
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BUY

(Malntained)

Share Price US$0.63
Target Price US$0.80
pside 19.2%
(Previous TF: 830.87)
COMPANY DESCRIPTION

S office REIT with a porfolio of prime,
freehold and Class A or Trophy quality office

properties strategically located in  Los
Angeles; Irvine, Orange County; Mew Jersey,;

Atlanta; Washington D.C.; Fairfax; and
Sacramento.

STOCK DATA

GICS sector Feal Estate
Eloomberg ticker: MUST SP
Shares issued (m); 1,764 .1
Market cap (US3Im): 1,111.4
Market cap (US$m): 1,111.4
3-mth avg daily t'over (US$m): 1.3

Price Performance (%)

5 2-week highflow JS$0.81/USF0615

Tmth smth Bmth Tyr YTD
(3:8) 14 .a) (10.5) (4.4 (6.0)
Major Shareholders %o
Manulife Financial Corp g
Fyv22 MAYShare [USE) INa¥
Fyv 22 Met Debt'Share (USE) s
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STOCK IMPACT YIELD

¢ Strong recovery momentum in the US office market. The US economy Is facing a strong 1:&]’
recovery as. a) more of Its population gets fully vaccinated, and b) there Is strong 15
govemment support/spending. This has spilled over into the US office sector with 4Q21 a0
leasing volumes rising 13.8% qoq while average tenures have Increased from 7.7/ to 7.8 5.5
years. Tenant Incentives (-11.4% qoq) and rent-free penods (-6.5% goq) have dropped 30
sharply while base (+2.2%) and net effective rents (+6.9%) have trended upwards qoq. ;i
Continuing from 3Q21, subleasing activity remained flat in 4Q21 and is expected to trend 35
downwards. Looking forward, with strong industry tailwinds, we reckon this would translate 30
Into stronger leasing environment and occupancy rates for MUST. 55

EARNINGS REVISION/RISK > 16 17 18 19 20 21 29

» Decrease our 2022-23 DPU forecasts slightly, while adding our 2024 DPU forecast. We  =0ute: Bloomberg, UUB Kay Hiar
decrease our DPU estimates for 2022 and 2023 by 7.7% and 6.7% respectively, on the back  YIELD SPREAD
of higher interest expense and lower rental growth assumptions.

VALUATION/RECOMMENDATION

+ Maintain BUY with a lower target price of $$0.80 (previously: $$0.87), based on DDM
assumptions of 9.0% required rate of return (8.0% previously) and terminal growth rate of
1.0%. We Increase our required rate of retum due to the upcoming interest rate hikes. Ve
believe that MUST remains an attractive dividend play with its generous 2022-23 dividend
vields of 8.9% and 9.2% respectively.

SHARE PRICE CATALYST

(%)

¢ Positive newsflow on office leasing activity.
source: Bloomberg, VOB Kay Hian

¢ Retum to office in the US.

OFFICE LOCATIONS

Gross Asking Rent Net Absorption Last 12 months rent  Projected 12 months rent  New Properties Under Delivery
Markets (US$) (‘000 sq ft) growth! (%) growth? (%) Construction ("000 sq fi) Year
Downtown Los Angeles 41.78 (239.2) 0.3 2.3 -
Irvine, Orange County 33.49 (200.4) (2.2) 2.3 - -
Buckhead Atlanta 39.97 (124.0) 1.7 34 340.0° 2022
Midtown Atlanta 43.70 (94.0) 0.3 3.3
Meadowlands3 39.71 (9.9) (1.6) 1.8
Hudson Waterfront3 44 12 0.0 (1.6) 1.8 - -
Washington, D.C. 58.16 110.0 0.0 0.2 814.0¢ 20222024
Faifax Center 32.91 11.6 (1.2) 2.8
Downtown Sacramento 39.54 (15.9) 0.6 2.1
Hillshoro, Portland 26.89 (103.2) 34 3.7 - -
Tempe, Phoenix 24.17 41.6 1.9 5.7 471.05 2022
Chandler, Phoenix 30.51 (10.4) 2.9 5.9

=

source: Al Submarket and Market Data as at Jan 2027 from Costar Market Analysis & Forecast Reporls
(1) Data excludes Hillshoro, Tempe and Chandler markets

(2) All building classes

(d) 26% pre-leased fo Novells

(4) Compnises of Trophy assels which are not comparable fo Penn

(5) Comprises of Class A assels which are not comparable o Diablo

Refer to last page for important disclosures.
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PROFIT & LOSS
Y earto 31 Dec {(US$m)

Met tumover
EBITDA

Deprec. & amor.
EBIT

Total ather non-operating INCo me
Associate contributions

Met interest Incomef{expense)
Pre-tax profit

T aix

fAnorties

Net profit

Met profit (ad).)

CASH FLOW
Y ear to 31 Dec (US$m)

Fre-tax profit
T aix
Deprec. & amot.

Associstes
Working capital changes
MNon-cash tems

Uther operating cashilows
Investing

Capex [arowth)

Capex (mantenance

Froceeds trom sale of assets
Others

Financing
Distribution to unitholders

==le of shares

| QN repay ment

Uthersfinterest paid

MNet cash inflow (outflow)
Beginning ¢ash & cash equivalent

Refer to last page for important disclosures.
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2021
1851
03 2
00
08 2
00
00
9 1)
405

i A)
00

394
STe

1322
(120 9)
100.0
1185
347
(8.1)
86 .7

2022F
2185
117 0
00
117.0
00
00
(30, 1)
334
)
00
76.3
307

(0.1
(43.0)
786

n

g

2023F
2218
117 4
00
117 4
00
00
31 1)
817
.3
00
75.1
795

(134.8)
tocks
00
00
(31 1)
(11.8)
355

2024F

2223
17 b

Bl
(RS

00
00
(31 1)

822

.0
00
756

S0

311
0.0

0.0
00
00
00

(139.5)

(108 4)
00
00

(31 1)
(17.4)
237
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BALANCE SHEET
Yearto 31 Dec (US$m)

Flxed assels
Other LT sssets

CashfsT invest ment

Othercurrent assets
Total assets

ST debt

Othercurrent liabilities
LT debt

Other LT ligbilities
shareholders' equity
Total liahilities & equity

KEY METRICS
Yearto 31 Dec (")

Profitability
EBITDA mardin
Pre-tax mardgin
et margin
ROA

ROE

Growrth
TUrnoyer

EBITDA
Pre-tax profil
et profit

Met profit (ad).)
EFL

Leverage
Debt to total capital
Debt to equity

Met debtficash) to equity
Interest cover fx)

2021
2184 4
57
78.6
7.0
227586
206 6
57 1
574 7
467
1,157 5
2.275.6

2021

0.3 1
219
i B
1.5
3.4

45,00
515
Fond

3.4

Tuesday, 12 March 2022

2022F
21888
57
35,5
3.8
22388
206 6
40 4
574 7
467
11775
22388

2022F

AERE
302
349
3.4
S

151
200
1057
=Ci
5.8

15.0

452
B0
4.5

i
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2023F
21032
57
037
9.0
22315
206 6
46,0
574 7
467
1646
2235

2023F

03
Giaks
339
3.4
b4

455
534
51.4

3.8

2024F
21976
57

6.3

9.0
2218.5
206 6
50.4
574 7
46,7
,147.2
2218.5

2024F

SERE
3.0
4.0
3.4
5.5

0
3
s
s
s

(13)

458
ad. ¢
541
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Disclosures/Disclaimers

This report Is prepared by UOB Kay Hian Private Limited ("LIOBKH"), which is a holder of a capital markets services licence and an
exempt financial adviser in Singapore.

This report is provided for information only and is not an offer or a solicitation to deal in securities or to enter into any legal relations, nor an
advice or a recommendation wath respect to such securities.

This report is prepared for general circulation. It does not have regard to the specific investment objectives, financial situation and the
particular needs of any recipient hereof. Advice should be sought from a financial adviser regarding the suitability of the investment
product, taking into account the specific investment objectives, financial situation or particular needs of any person in receipt of the
recommendation, before the person makes a commitment to purchase the investment product.

This report is confidential. This report may not be published, circulated, reproduced or distributed in whole or in part by any recipient of this
report to any other person without the prior written consent of UOBKH. This repont is not directed to or intended for distribution to or use by
any person or any entity who is a citizen or resident of or located in any locality, state, country or any other jurisdiction as UOBKH may
determine in its absolute discretion, where the distribution, publication, availability or use of this report would be contrary to applicable law

or would subject UOBKH and its connected persons (as defined in the Financial Advisers Act, Chapter 110 of Singapore) to any
registration, licensing or other requirements within such jurisdiction.

The information or wiews In the report ("Information™ has been obtained or derived from sources believed by LUOBKH to be reliable.
However, JOBKH makes no representation as to the accuracy or completeness of such sources or the Information and UOBKH accepts
no liability whatsoever for any loss or damage arising from the use of or reliance on the Information. UOBKH and its connected persons
may have issued other reports expressing views different from the Information and all views expressed in all reports of UOBKH and iis

connected persons are subject to change without notice. UOBKH reserves the right to act upon or use the Information at any time,
including before its publication herein.

Except as otherwise indicated below, (1) UOBKH, its connected persons and its officers, employees and representatives may, to the
extent permitted by law, transact with, perform or provide broking, underwriting, corporate finance-related or other services for or solicit
business from, the subject corporation(s) referred to in this report; (2) LOBKH, its connected persons and ts officers, employees and

representatives may also, to the extent permitted by law, transact with, perform or provide broking or other services for or solicit business
from, other persons in respect of dealings in the securities referred to in this report or other investments related thereto; (3) the officers,

employees and representatives of UODBKH may also serve on the board of directors or in trustee positions with the subject corporation(s)
referred to in this report. (All of the foregoing is hereafter referred to as the "Subject Business™; and (4) UOBKH may otherwise have an
interest {including a proprietary interest) in the subject corporation(s) referred to in this repor.

As of the date of this report, no analyst responsible for any of the content in this report has any proprietary position or material interest in
the securities of the corporation(s) which are referred to in the content they respectively author or are otherwise responsible for.

IMPORTANT DISCLOSURES FOR U.5. PERSONS

This research report was prepared by UOBKH, a company authorized, as noted above, to engage in securities activities in Singapore.
UOBKH is not a registered broker-dealer in the United States and, therefore, is not subject to LS. rules regarding the preparation of
research reports and the independence of research analysts. This research repont Is provided for distribution by UOBKH (whether directly

or through its US registered broker dealer affiliate named below) to "major U.5. instiutional investors™ in reliance on the exemption from
registration prowvided by Rule 15a-6 of the U.5. Securities Exchange Act of 1934, as amended (the "Exchange Act”). All US persons that

receive this document by way of distribution from or which they regard as being from UOBKH by their acceptance thereof represent and
agree that they are a major institutional investor and understand the risks involved in executing transactions in securities.

Any LS. recipient of this research report wishing to effect any transaction to buy or sell securities or related financial instruments based on
the information prowvided in this research report should do so only through UOB Kay Hian {U.5.) Inc ("UOBKHUS™), a registered broker-

dealer in the United States. Under no circumstances should any recipient of this research repont effect any transaction to buy or sell
securties or related financial instruments through UOBKH.

UOBKHUS accepts responsibility for the contents of this research report, subject to the terms set out helow, to the extent that it Is
delivered to and intended to be received by a U.5. person other than a major U.5. institutional investor.

The analyst whose name appears In this research report is not registered or qualified as a research analyst with the Financial Industry

Regulatory Authority ("FINRA™ and may not be an associated person of UOBKHUS and, therefore, may not be subject to applicable
restrictions under FINRA Rules on communications with a subject company, public appearances and trading securities held by a research

analyst account.

Refer to last page for important disclosures.
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Each research analyst of UOBKH who produced this report hereby cerifies that (1) the views expressed in this report accurately reflect
his/her personal views about all of the subject corporation(s) and securities in this report; (2) the reponrt was produced independently by
him/her; (3) hefshe does not carry out, whether for himself/herself or on hehalf of UOBKH or any other person, any of the Subject Business
involving any of the subject corporation(s) or securties referred to in this report; and {4) he/she has not received and will not receive any
compensation that i1s directly or indirectly related or linked to the recommendations or views expressed in this report or to any sales,
trading, dealing or corporate finance adwsory services or transaction in respect of the securities in this report. However, the compensation

received by each such research analyst is based upon various factors, including UOBKH's total revenues, a portion of which are
generated from LIOBKH's business of dealing in securities.

Reports are distributed in the respective countries by the respective entities and are subject to the additional restrictions listed in the
following table.

General This report 1s not intended for distribution, publication to or use by any person or entity who is a citizen or resident of or
located in any country or jurisdiction where the distribution, publication or use of this report would be contrary to
applicahle law or regulation.

Hong Kong | This repont is distributed in Hong Kong by UOB Kay Hian (Hong Kong) Limited ("UOBKHHK"), which is regulated by the
Securities and Futures Commission of Hong Kong. Neither the analyst(s) preparing this report nor his associate, has
trading and financial interest and relevant relationship specified under Para. 16.4 of Code of Conduct in the listed
corporation covered in this report. UOBKHHK does not have financial interests and business relationship specified under
Para. 16.5 of Code of Conduct with the listed corporation covered in this report. Where the repont is distributed in Hong
Kong and contains research analyses or reports from a foreign research house, please note:

(1) recipients of the analyses or reports are to contact UOBKHHK (and not the relevant foreign research house) in Hong
Kong in respect of any matters arising from, or in connection wth, the analysis or report; and

(Il) to the extent that the analyses or reports are delivered to and intended to be received by any person in Hong Kong
who Is not a professional investor, or institutional investor, JOBKHHK accepts legal responsibility for the contents of the
analyses or reporis only to the extent required by law.

Indonesia This report is distributed in Indonesia by PT UOB Kay Hian Sekuritas, which is regulated by Financial Services Authority
of Indonesia {("OJK"). Where the report is distributed in Indonesia and contains research analyses or reports from a
foreign research house, please note recipients of the analyses or reports are to contact PT UOBKH (and not the relevant
foreign research house) in Indonesia in respect of any matters arising from, or in connection with, the analysis or repor.
Malaysia Where the repont is distributed in Malaysia and contains research analyses or reports from a foreign research house, the
recipients of the analyses or reporis are to contact UDBKHM (and not the relevant foreign research house) in Malaysia,
at +603-21471988, in respect of any matters arising from, or in connection with, the analysis or report as UDBKHM is the
registered person under CMSA to distribute any research analyses in Malaysia.

Singapore This report Is distributed in Singapore by UOB Kay Hian Private Limited ("UQOBKH"), which i1s a holder of a capital
markets services licence and an exempt financial adviser regulated by the Monetary Authority of Singapore.Where the

report is distributed in Singapore and contains research analyses or reports from a foreign research house, please note:
(1) recipients of the analyses or reports are to contact UOBKH (and not the relevant foreign research house) in Singapore

In respect of any matters arising from, or in connection with, the analysis or repont; and

(i) to the extent that the analyses or reports are delivered to and intended to be received by any person in Singapore
who I1s not an accredited investor, expert investor or institutional investor, UOBKH accepts legal responsibility for the
contents of the analyses or reports only to the extent required by law.

Thailand This repont is distributed in Thailand by UOB Kay Hian Securities (Thailand) Public Company Limited, which is regulated
by the Securities and Exchange Commission of Thailand.

United This report is being distributed in the UK by UOB Kay Hian {U.K.) Limited, which is an authorised person in the meaning

Kingdom of the Financial Services and Markets Act and is regulated by The Financial Conduct Authority. Research distributed In
the LIK is intended only for institutional clients.

United This report cannot be distributed into the U5, or to any LS. person or entity except in compliance with applicable U.5S.

otates of laws and regulations. It is being distributed in the U.S. by UOB Kay Hian (LS) Inc, which accepts responsibility for its

America contents. Any U.5. person or entity receiving this report and wishing to effect transactions in any securities referred to in

the report should contact UOB Kay Hian {(US) Inc. directly.
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