RHB &

22 January 2024

REITS

A “Pivot”-al Year

Singapore Sector Update

Property | REITS

Ove fwe | g h t (Maintained)

o Keep OVERWEIGHT; a better 2024 on the cards. YTD, S-REIT’s have
retreated by -4%, slightly underperforming the STI (-3%). This comes after
a sharp rally during last two months of 2023 from positive inflation data and
earlier-than-expected dovish US Federal Reserve (US Fed) pivot. We see
the current pullback as temporary and an opportunity, as we expect S-
REITs to outperform in 2024, with tailwinds from better economic growth
and rate cuts. Sector news flows is expected to be incrementally positive,
both operationally and on the balance sheet front, over the course of 2024.

e Investment strategy. The US Fed’s rate cuts and messaging surrounding
the quantum and timing will continue to be the dominant theme and driver
of S-REITs performance in 2024, in our view. RHB economists expect rate
cuts to commence in 2H while expecting economic growth to be much
stronger with a forecasted Singapore’s GDP growth of 3%, ie >2x that of
2023’s. Amid such market conditions, we expect cyclical recovery plays —
ie office and hospitality — as key beneficiaries and to outperform. We
continue to recommend investors to add on market corrections with a
balanced mix of industrial REITs for stable yields, as well as a mix of office,
hospitality, and retail REITs to ride on the recovery and rebound from the
turn in the interest rate cycle. CapitaLand Ascendas REIT, Keppel REIT,
AIMS APAC REIT, and CDL Hospitality Trusts remain our Top Picks.

e Balance sheet metrics still the key near-term focus... We expect the
upcoming earnings season to be muted and unexciting from a DPU
standpoint — the majority of the REITs are set to post YoY declines, dragged
down by higher interest costs. Investors are likely to continue to place
emphasis on the capital management front, ie gearing and hedging, as S-
REITs navigate the tail-end of peak interest rates. Valuations outlook for
overseas markets — Australia, the US, UK, and Europe — remains negative,
with up to 10% declines expected from 50-150bps expansion in cap rates.
Meanwhile, Singapore asset values are expected to remain largely stable.
However, we do believe we are at the peak of the asset devaluation cycle,
with the possibility of upward revisions in 2024 for overseas assets.

e ...with a shift to operational leverage expected in 2H. With the
Singapore economy set to gather pace this year, we expect investor
emphasis to turn to operational resilience (occupancy and rent reversions)
and the impact to bottomlines. S-REITs’ focus since 2H22 has mainly been
on divestments in order to lighten balance sheets and deploy some of this
capital to extract value from existing portfolios via asset enhancements. We
expect this trend to continue into 1Q24 but, moving into 2H, we expect
acquisitions and potentially new listings to make strong comebacks.
Overall, S-REITs made c.SGD3bn in acquisitions last year (-36% YoY). For
2024, we expect this to nearly double to SGD5-8bn in value.

Key catalysts remain strong fund flows from institutional investors, rate
cuts, and higher economic growth. The economy tipping into a severe
recession remains the key risk.

% Upsided]  PIE(x) P/B(x) ROAE (%) Yield (%)

Company Name Rating  Target o cide) Dec-24F Dec-24F  Dec-24F  Dec-24F
AIMS APAC REIT Buy SGD1.48 12.7 10.0 1.0 9.9 7.6
CapitaLand Ascendas REIT Buy SGD3.20 11.0 245 1.2 4.9 55
Capitaland Integrated Commercial Trust Buy SGD2.00 2.2 16.6 0.9 5.6 55
CDL Hospitality Trusts Buy SGD1.23 20.6 274 0.7 2.6 6.7
Cromwell European REIT Buy EUR2.10 48.9 9.2 0.6 6.6 11.1
ESR-LOGOS REIT Buy SGDO0.38 17.9 115 1.0 8.8 7.8
Frasers Centrepoint Trust Neutral SGD2.12 (3.6) 18.2 0.9 52 55
IREIT Global Buy SGD0.47 15.2 10.9 0.6 5.1 8.5
Keppel Pacific Oak US REIT Buy USDO0.48 46.9 11.4 0.5 4.3 145
Keppel REIT Buy SGD1.08 18.9 139 0.7 4.8 6.5
Manulife US REIT Buy USDO0.13 89.9 2.2 0.2 8.6 -

Prime US REIT Buy USDO0.35 80.4 55 0.3 5.4 20.0
Starhill Global REIT Buy SGD0.58 15.1 9.2 0.7 73 7.6
Suntec REIT Neutral SGD1.20 0.5 16.7 0.6 3.4 5.2

Source: Company data, RHB
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A flattish FY24 DPU outlook with a recovery anticipated in FY25. While interest rates
have likely peaked, we believe the lag impact from high interest costs will continue to weigh
heavily on S-REITs DPUs in FY23 and FY24 — outpacing topline growth. This is on the back
of the ongoing repricing of cheap debt secured during the previous low interest rate cycle
and floating rate loans. However, signs are emerging that financing costs are nearing their
peak and, based on management teams’ guidance during the latest briefing sessions
season, we are likely to see this happening by mid-2024.

As such, we hold the view that downside risks to consensus’ DPU forecasts, from here on,
are likely to be minimal. Conversely, with the Singaporean economy expected to grow more
than double that of last year’s numbers, we believe there is room for operational upsides,
especially in terms of rent growth and occupancy uplift. We also see room for upside
revisions to our and Street's DPU forecasts should the US Fed start its interest rate cuts
early, ie in March.

In addition, as we near the tail-end of the interest rate cycle, and with rate cuts projected
across all major markets, this should mark the potential end of asset repricing as valuations
decline. Hence, investors are likely to take cues from the steep trading discounts to S-REITS’
BVs and could look for bargains across the sector instead of buying physical assets directly.

Figure 1: DPU growth, P/BV, and P/E comparison of S-REITS under our coverage

Market cap P/E (x) P/BV (x) Yield (%) DPU growth (%)
Company name (USD m) Rating ™ 1FY 2FY 3FY 1FY 2FY 3FY 1FY 2FY 3FY 1FY 2FY 3FY
AIMS APAC REIT 796 Buy 1.48 10.7 9.9 9.6 1.0 1.0 1.0 7.5 7.5 7.7 -20 0.0 25
CapitaLand Ascendas REIT 9,514 Buy 3.20 20.8 24.8 21.4 1.2 1.2 1.2 5.4 5.4 5.6 -0.6 0.6 3.0
CDL Hospitality Trusts 955 Buy 1.23 27.6 27.7 27.8 0.7 0.7 0.8 6.5 6.7 6.8 193 24 2.8
CapitaLand Integrated 9,760 Buy 2.00 18.3 16.6 16.6 0.9 0.9 0.9 55 55 5.6 1.3 01 1.9
Commercial Trust
Cromwell European REIT 882 Buy 2.10 18.0 9.4 8.6 0.6 0.6 0.6 10.8 10.8 11.0 9.1 -01 1.6
ESR-LOGOS REIT 1,831 Buy 0.38 61.6 11.5 12.8 0.9 1.0 1.0 8.0 7.8 7.9 -144 32 11
Frasers Centrepoint Trust 2,854 Neutral 2.12 19.2 16.8 16.6 1.0 1.0 0.9 5.4 55 55 -04 17 0.6
IREIT Global 405 Buy 0.47 na 10.9 10.3 0.6 0.6 0.6 7.1 8.5 9.2 -27.7 20.6 8.1
Keppel Pacific Oak US REIT 350 Buy 0.48 na 11.6 6.0 0.5 0.5 0.5 14.5 14.3 14.7 -16.5 -0.9 2.9
Keppel REIT 2,576 Buy 1.08 13.7 14.0 18.9 0.7 0.7 0.7 6.4 6.5 6.6 -0.8 0.8 1.9
Manulife US REIT 124 Buy 0.13 na 2.3 15 0.2 0.2 0.2 na na 28.8 na na na
Prime US REIT 238 Buy 0.35 na 5.6 33 0.3 0.3 0.3 21.2 19.6 20.5 -35.3 -7.8 4.6
Starhill Global REIT 857 Buy 0.58 8.0 11.2 9.6 0.7 0.7 0.7 7.4 7.6 7.9 -03 17 4.0
Suntec REIT 2,587 Neutral 1.20 19.4 16.8 15.8 0.6 0.6 0.6 5.8 5.2 5.3 -21.3 -10.5 2.7
REIT total 33,729 21.1 18.0 17.3 0.9 0.9 0.9 6.2 6.1 6.4 -28 -03 23

Note: *Price as of 18 Jan at 12pm
Source: RHB, Bloomberg

Yield spreads and P/BV remains reasonably attractive compared to global
benchmarks. Overall, the S-REIT sector is trading at average FY24 yield of 6.2% based on
Bloomberg estimates. This corresponds to the sector average yield spreads (over the 10-
year Singapore bond yield) of ¢.320bps, ie closer to -1SD, from the average S-REIT yield
spreads since 2010. The spread has narrowed by c.40bps since end Oct 2023 due to a
combination of declines in government bond yields and share price rebounds. With interest
rate cuts to commence later this year, we believe there is room for treasury yields to fall by
another ¢.50-70bps — which should make S-REITs much more attractive.

The current S-REIT yield spreads are also still amongst the highest in comparison with major
global REIT markets such as the US, UK, and Australia, where the spreads are currently
below 100bps (Figure 11).

S-REIT valuations, on the other hand, look attractive in P/BV terms at 0.9x, ie well below
the long-term mean (since 2010) of 1.03x. The reason for this divergence is the relatively
stable cap rates across Singapore assets over the last two years, as well as investors’
expectations of further declines in valuations. However, based on transactional evidence
and discussions with valuers, the demand for Singapore assets continues to remain strong
while cap rates are expected to remain largely stable.

For overseas assets in the US, UK, and Australia, a further cap rate expansion of 50-150bps
is expected during the year-end period, which could result in a potential 10% decline in
valuations. This is, however, is well priced-in, with overseas S-REITs in general trading at
much deeper discounts to BV vis-a-vis S-REITs with majority Singapore assets.
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Figure 2: Yield spreads vs Singapore’s 10-year bond yield

Figure 3: Historical P/BV chart
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Materialisation of rate cuts and easing in yields point to a further more than 20%
upside potential. As we had earlier anticipated, the easing of the Government’s 10-year
bond yields by c.40bps since Oct 2023 has had a positive effect on the FTSE ST REIT Index
— the latter bounced close to ¢.20% before pulling back as rate cut expectations are now
pushed back. The inverse correlation in our view is that, when risk-free rates come down,
the alternative safe-yield options for investors in terms of fixed deposits — ie high-quality
corporate bonds — become less attractive. This prompts a shift in investor capital towards

higher-yield S-REITs, in our view.

We expect the next major leg of S-REIT rally to come in 2Q24 or later, when actual rate cuts
start taking effect — this could result in further easing of treasury yields and a possible more
than 20% upside for the sector. Looking at previous cycles, when the Government’s 10-year
bond yields came down by 60bps to 1.9% from end 2018 to mid-2019, the FTSE ST REIT

Index saw a ¢.24% jump in value during this period.

Figure 4: FTSE ST REIT Index vs the Government’s 10-year bond yields and US Fed fund rates
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Institutional interest expected to make a comeback in 2024. Institutional investors have
generally shied away from the S-REIT sector in the last two years, with them being net
sellers of c.SGD2bn in value during this period. However, we have noted interest in S-REITs
picking up among institutional investors over last two months of 2023 — this is on the back
attractive sector valuations and rotational play on rate peaks. This is also corroborated from
SGX fund flows data, with institutional investors turning into marginal net buyers during the
above mentioned period.

We believe a sizeable comeback in institutional investor interest is possibly one of the key
catalysts and drivers of the S-REIT sector’s recovery later in this year.

Figure 5: Monthly net inflows into the REITs sector (institutional vs retail) (SGD m)
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Divestments still the focus in 1H, with acquisitions to make a comeback in 2H. S-
REIT’s acquisition values fell to their lowest in the last five years, with total transaction value
falling 36% YoY to SGD3.2bn. Unsurprisingly, S-REIT acquisitions ground to a halt in 2H23
with a meagre total acquisition value of SGDO0.8bn amid elevated interest rates and high
cost of capital diminishing accretive acquisition opportunities in the market. Instead, S-
REIT’s have heavily focused on divesting opportunities in order to right-size their balance
sheet profiles and reduce elevated interest cost expenses.

We expect this trend to continue into 1H as well despite signs of interest rate peak as cost
of capital remains elevated. However, with rate cuts beginning, we expect transaction
activity to make a comeback in 2H across all sectors. Overall, we expect acquisitions-led
growth to be better than last year at SGD5-8bn in value 2024.

Figure 6: REITS 2023 acquisition (excludes asset enhancements and divestments)

No. Announce REIT name Property name Country Purchase Segment
ment date Price (SGDm)
1 4-Jan-23 ARA US Hospitality Trust Home2 Suites by Hilton, us 39 Hospitality
Colorado Springs South
26-Jan-23 Frasers Centrepoint Trust NEX mall (25% stake) Singapore 519 Retail
30-Mar-23 Mapletree Logistics Trust Acquisition of eight logistics Japan (six), South Korea 914 Industrial (logistics)
assets (one) and Australia (one)
16-May-23 CapitaLand Ascendas REIT Seagate R&D facility Singapore 218 Industrial
25-May-23 Mapletree Industrial Trust Osaka Data Centre (98.47% Japan 508 Industrial (data
stake) centre)
1-Jun-23 IREIT Global B&M (17 retail assets) France 112 Retail
5-Jun-23 Lendlease Global Commercial REIT Parkway Parade (10%stake) Singapore 89 Retail
2-Aug-23 CapitaLand Ascott Trust Three hospitality assets UK, Ireland, and 531 Hospitality
Indonesia
9 13-Oct-23 Frasers Logistics Commercial Trust Maastricht forward purchase Netherlands 21 Industrial (logistics)
10 19-Oct-23 Parkway Life REIT Two nursing homes Osaka, Japan 16 Healthcare
11 2-Nov-23 Digital Core REIT Stake purchased in Frankfurtand  Germany and Japan 205 Industrial (data
Osaka Data Centre centre)
12 13-Dec-23 Mapletree Logistics Trust Grade-A warehouse Delhi( NCR), India 15 Industrial (logistics)
13 30-Dec-23 Daiwa House Logistics Trust Cold storage warehouse Vietnam 27 Industrial (logistics)
Total 3213

Source: Company data, RHB
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Balance sheets and debt profiles

Interest cost pressures expected to peak by 1H24. Higher interest cost pressures are
expected to dominate S-REITS’ upcoming results announcements. However, we expect the
narrative to slowly shift as we move into 2H, by which we believe most of S-REITs will have
neared peak interest costs — with selective overseas and US office S-REITs likely being
exceptions. On the other hand, well-capitalised and strong sponsor-backed China-focused
S-REITs are likely to enjoy lower interest costs by taking advantage of rate cuts and cheaper
borrowing costs in onshore markets — raising debts there instead.

Based on the latest management team briefings, we note that the margins spread on loans
are still compressing for high-quality S-REITs. Meanwhile, some of the small- and mid-cap
overseas S-REITs are seeing slight margins expansions on their loans, indicating greater
emphasis by borrowers on credit quality.

Overall, average interest costs for the sector have increased ¢.130bps since the start of the
interest rate cycle to 3.8% as of 3Q23 (Figure 5). As a consequence, the average (simple)
interest cover ratio (ICR) for S-REITs has fallen to 3.9x from 5.4x since early last year. We
expect the overall sector interest cost to increase by another 30-50bps next year and peak
around c.4.2% levels, after which it is expected to stabilise and fall slightly in FY25 as the
effect of interest rate cuts start to be felt. S-REITs still have a relatively healthy hedge
position of ¢.74%, which should continue to mitigate some borrowing cost pressures.

Overall, S-REITs’ sector average gearing has risen by c.120bps to 38.2% since early
2022... The increase in gearing can mainly be attributed to valuation declines and FX
impacts for overseas assets, as the pace of acquisitions have largely slowed down amid the
challenging market conditions. According to regulations set by the Monetary Authority of
Singapore (MAS), S-REITs have to maintain a gearing (total debt/total assets) of below the
45% limit if their ICR is below 2.5x. They are allowed to have a gearing of up to 50% if their
ICR is above 2.5x.

Any breach of gearing limits due to annual asset devaluation is not considered a breach of
the regulations, as it is deemed to be out of the control of the S-REIT manager’s hands. In
that scenario, however, the manager will not be able to take on more debt until the situation
is remedied. The concern in this case, however, is that typically bank debt covenants are
generally closely tied to MAS’ limits. Therefore, a breach of this limit could result in the
potential breaking of a bank’s covenant — which could pose default/refinancing risks.

...but gearing pressures are expected to ease with asset values expected to stabilise.
We believe we are near the peak of asset devaluation cycle from the expansion of cap rates,
as the easing of interest rates from their high should lead to a corresponding stabilisation in
cap rates and possibly compression in some markets. Overseas markets — eg the US, UK,
Europe, and Australia — in particular (which have seen cap rates across assets expand by
50-300bps during the current cycle) are likely to be the beneficiary of a potential reversal of
interest rates. These markets could potentially see a 50-100bps cap rate compression over
next two years — depending on the pace of rate cuts — which could result in possible 5-15%
gains in valuation (assuming similar operational performance of assets).

On the other hand, cap rates for Singapore assets have largely remained stable throughout
this cycle and, hence, are not likely to see any compression. Consequently, any valuation
gains ahead for local assets are most likely to come from increases in operational income
and a better income outlook.

Figure 7: S-REIT sector’s debt expiry profile Figure 8: Most S-REITs have hedged >70% of their debt
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Figure 9: S-REITs’ debt profiles*

Company name Avg term to Adj. interest

maturity cover

(years) (X)
AIMS APAC REIT 3 2.2
ARA US Hospitality Trust 2.7 2.6
BHG Retail REIT 1.7 Not reported
CapitaLand Ascendas REIT 3.3 3.8
CapitaLand Ascott Residence Trust 37 4.2
CapitaLand China Trust 35 3.2
CapitaLand Integrated Commercial 4.1 3.1
Trust
CDL Hospitality REIT 2.2 2.9
Cromwell European REIT 2.8 4
Daiwa House Logistics Trust 2.3 11.8
Digital Core REIT 3.2 3.3
EC World REIT 1.5 2.4
ESR-LOGOS REIT 2.4 2.4
Far East Hospitality Trust 3.2 3.7
First REIT 3.8 4.2
Frasers Centrepoint Trust 2.3 35
Frasers Hospitality Trust 2.3 3.6
Frasers Logistics & Commercial Trust 2.2 7.1
IREIT Global 3 6.5
Keppel DC REIT 3.7 5.4
Keppel Pacific Oak US REIT 2.9 3.3
Keppel REIT 2.7 2.9
Lendlease Global Commercial REIT 3.1 1.9
Lippo Malls Indonesia Retail Trust 1.1 2
Manulife US REIT 23 2.4
Mapletree Industrial Trust 3.3 4.3
Mapletree Logistics Trust 3.8 3.2
Mapletree Pan Asia Commercial Trust 3 3
OUE Commercial REIT 2.7 2.4
Paragon REIT 24 31
Parkway Life REIT 2.8 12.8
Prime US REIT 1.9 3.2
Sabana Shariah Comp. Indus REIT 3.1 3.4
Sasseur REIT 3 4
Starhill Global REIT 3.1 3
Suntec REIT 2.3 2
United Hampshire REIT 3.2 2.7
Average (simple) 2.8 3.9

Note: *Based on latest reported results as of Nov 2023
Source: RHB, Company data

Sub-sector outlook and picks

Office REITs — OVERWEIGHT. Singapore’s office sector remains a major outlier across
global markets, with healthy overall central business district (CBD) occupancy levels (more
than 95%) and continued rent growth. This has been on the back of modest supply growth
in the last three years, Singapore’s growing allure as a global financial hub in Asia, and a
high return-to-office trend (c.80%). In 2024, a higher office supply in the CBD is expected
with the completion of IOl Central Boulevard Towers (1.26m sq ft) but, based on media
sources, this is ¢.60% pre-committed with Amazon and Morgan Stanley being the key
tenants.

Nonetheless, the higher supply is likely to put some pressure on overall market occupancy,
with vacancy levels expected to increase 2-3% during the course of the year. We expect
Singapore CBD rents to be flattish at 0-2% for 2024, as the strong economic growth supports
a healthy labour market and office demand. This should continue to result in low- to mid-
single-digit positive rent reversion for office S-REITs. Valuations for office REITs remain
attractive at ¢.30% below book value. This, in our view, presents an opportunity to add
deeply-discounted Singapore office REIT stocks, eg Keppel REIT.

Unencumbered
assets
(% of total)

Not reported

Not reported

Not reported
93%
63%
73%
93%

95%
94%
Not reported
Not reported
Not reported
100%
100%
Not reported
61%
96%
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100%
100%
85%

Not reported
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89%
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Not reported
100%
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86%

Not reported

Not reported
90%
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Industrial REITs — OVERWEIGHT. Industrial sector demand is expected to remain resilient
with non-oil domestic exports or NODX to grow 3% this year vs 2023’s -13.1%. Broadly,
most of the industrial S-REITs saw continued strengthening in operational metrics in 2023,
with stable occupancy levels and healthy positive rental reversions. The logistics sector in
Singapore and overseas markets (except China) continues to be the bright spot, with a
healthy rental rate growth and continued demand for high-specification logistics facilities.
While inflationary pressures have weighed on operating costs, the REITs have mitigated
this — partly by passing on some of the costs to tenants by increasing utility charges. Hence,
NPI margins are likely to be maintained around current levels moving forward.

The industrial sector remains a defensive safe haven, and one that offers earnings stability
and stable asset values amidst the ongoing interest rate hikes. Among the sub-sectors, we
like logistics, hi-tech, and good-quality business parks. These sectors continue to benefit
from the shift in market dynamics — brought about by supply chain shifts — and the
Government’s longer-term push to transform Singapore into a smart nation. Our picks are
CapitaLand Ascendas REIT, AIMS APAC REIT, and ESR-LOGOS REIT.

Hospitality REITs — OVERWEIGHT. We expect tourist arrivals to recover to 85-95% of pre-
COVID-19 levels — at 16-18m — for 2024. The recovery in visitor arrivals is well supported
by a series of upcoming events, including the Singapore Air Show, and Coldplay and Taylor
Swift concerts. Additionally, the recent move to lift visa restrictions for Chinese travellers is
expected to have a positive impact, considering that they were the largest visitor group
before the pandemic, ie ¢.19% of the 19.1m visitor arrivals in total in 2019. For hotel revenue
per available room or RevPAR, we expect a more modest 2-4% YoY growth in 2024 — mainly
aided by occupancy improvements, with average room rate growth expected to be more
flattish.

YTD-Nov 2023, visitor arrivals stand at 12.4m (+230% YoY), representing 71% of 2019’s
visitor arrivals during the same period. Chinese visitors — the largest group prior to the
pandemic — made up ¢.20% of total visitors. They have started to recover nicely since 3Q23
despite slightly easing in 4Q23. For Nov 2023, Chinese visitors to Singapore slightly eased
to 42% of pre-pandemic levels from 55% in Jul 2023.

However, with the increase in flight capacities and China’s economy expected to recover in
2024, we expect Chinese visitors to rise to 60-75% of pre-pandemic levels — supporting
overall visitors’ growth. The recent pullback in hospitality REITS’ share prices, in our view,
represents good tactical opportunity for investors to re-enter the sector. CDL Hospitality
Trusts is our pick for this segment.

Retail REITs — NEUTRAL. Retail REITs posted a strong set of operational numbers for the
latest quarter ended Sep 2023. Tenant sales growth, though, are starting to taper off and
normalise — which we attribute to slight easing in economic growth and cutbacks on the
back of inflationary pressures. This, however, has been partially offset by a rising number
of tourist arrivals. Moving into 2024, key challenges for the sector remain a further raise in
GST charges and the impact of inflationary pressures on tenants, but is likely to be offset
by higher tourist spending and economic growth in 2H.

Overall, we expect the focus for retail landlords to remain on maintaining high occupancy
rates, curating their mall tenant mix, and attracting high-quality tenants while being slightly
flexible in terms of rental rates. Overall, retail sector rents are expected to see a slight
positive growth of 1-5%, translating into healthy positive rental reversions for retail S-REITs
in the mid-to-high single digits. CapitaLand International Commercial Trust remains the best
proxy to retail-cum-office exposure to Singapore. In the mid-cap space, Starhill Global REIT
is still the best proxy to capture higher tourist spending-led growth, with the bulk of its
portfolio located along Singapore’s Orchard Road.

Overseas REITs — OVERWEIGHT. US office REITs share prices have rebounded strongly
(+50-100%) during Nov-Dec 2023 and has seen a pullback since the start of 2024. While
we continue to believe US office REITs remain relatively undervalued, we do expect the
recovery in the US office sector to be a long-drawn affair, with further bumps expected in
2024 before a potential stabilisation and recovery in 2025.

Structural headwinds are likely to persist in 2024, as the US office sector finds an equilibrium
from return-to-office policies and hybrid working strategies. However, with the economy
remaining resilient and many firms implementing stricter hybrid working policies, the overall
office sector is expected to gradually improve, with the worst likely behind us.

One of the key factors we are monitoring closely is the return of lenders’ appetites towards
the commercial sector, which has been a key impediment in loan refinancing as well as
investment market activity. For European-focused REITSs, the overall economic outlook has
so far come in slightly better than anticipated, with inflationary pressures peaking. In this
regard, we see high-risk high-return opportunities in some of the good-quality US office and
European-focused REITs, ie Keppel Pacific Oak US REIT and Cromwell European REIT.

See important disclosures at the end of this report
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S-REITs: Looking Into The Numbers

Figure 10: Peer comparison
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Keppel REIT 2561 8043 091 (16) (32) (42) 83 (05 14 (22) 167 (76) 07 66 66 38 Q 395% 56 13% 15%
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Note: As at 17 Jan 2024
Note 2: DPU frequency — Q: quarterly, S: semi-annual
Sources: Bloomberg, RHB
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S-REITs: A Snapshot

Figure 11: Global REITs —a comparison of yields

Figure 12: Global REITs’ performance YTD
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Figure 15: S-REITs — segmental yield spreads
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RHB Guide to Investment Ratings

Buy: Share price may exceed 10% over the next 12 months

Trading Buy: Share price may exceed 15% over the next 3 months, however longer-
term outlook remains uncertain

Neutral: Share price may fall within the range of +/- 10% over the next
12 months

Take Profit: ~ Target price has been attained. Look to accumulate at lower levels

Sell: Share price may fall by more than 10% over the next 12 months

Not Rated: Stock is not within regular research coverage

Investment Research Disclaimers

RHB has issued this report for information purposes only. This report is intended for
circulation amongst RHB and its affiliates’ clients generally or such persons as may be
deemed eligible by RHB to receive this report and does not have regard to the specific
investment objectives, financial situation and the particular needs of any specific person
who may receive this report. This report is not intended, and should not under any
circumstances be construed as, an offer or a solicitation of an offer to buy or sell the
securities referred to herein or any related financial instruments.

This report may further consist of, whether in whole or in part, summaries, research,
compilations, extracts or analysis that has been prepared by RHB’s strategic, joint
venture and/or business partners. No representation or warranty (express or implied)
is given as to the accuracy or completeness of such information and accordingly
investors should make their own informed decisions before relying on the same.

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
the applicable laws or regulations. By accepting this report, the recipient hereof (i)
represents and warrants that it is lawfully able to receive this document under the laws
and regulations of the jurisdiction in which it is located or other applicable laws and (i)
acknowledges and agrees to be bound by the limitations contained herein. Any failure
to comply with these limitations may constitute a violation of applicable laws.

All the information contained herein is based upon publicly available information and
has been obtained from sources that RHB believes to be reliable and correct at the
time of issue of this report. However, such sources have not been independently
verified by RHB and/or its affiliates and this report does not purport to contain all
information that a prospective investor may require. The opinions expressed herein
are RHB'’s present opinions only and are subject to change without prior notice. RHB
is not under any obligation to update or keep current the information and opinions
expressed herein or to provide the recipient with access to any additional information.
Consequently, RHB does not guarantee, represent or warrant, expressly or impliedly,
as to the adequacy, accuracy, reliability, fairness or completeness of the information
and opinion contained in this report. Neither RHB (including its officers, directors,
associates, connected parties, and/or employees) nor does any of its agents accept
any liability for any direct, indirect or consequential losses, loss of profits and/or
damages that may arise from the use or reliance of this research report and/or further
communications given in relation to this report. Any such responsibility or liability is
hereby expressly disclaimed.

Whilst every effort is made to ensure that statement of facts made in this report are
accurate, all estimates, projections, forecasts, expressions of opinion and other
subjective judgments contained in this report are based on assumptions considered to
be reasonable and must not be construed as a representation that the matters referred
to therein will occur. Different assumptions by RHB or any other source may yield
substantially different results and recommendations contained on one type of research
product may differ from recommendations contained in other types of research. The
performance of currencies may affect the value of, or income from, the securities or
any other financial instruments referenced in this report. Holders of depositary receipts
backed by the securities discussed in this report assume currency risk. Past
performance is not a guide to future performance. Income from investments may
fluctuate. The price or value of the investments to which this report relates, either
directly or indirectly, may fall or rise against the interest of investors.

This report may contain comments, estimates, projections, forecasts and expressions
of opinion relating to macroeconomic research published by RHB economists of which
should not be considered as investment ratings/advice and/or a recommendation by
such economists on any securities discussed in this report.

This report does not purport to be comprehensive or to contain all the information that a
prospective investor may need in order to make an investment decision. The recipient of
this report is making its own independent assessment and decisions regarding any
securities or financial instruments referenced herein. Any investment discussed or
recommended in this report may be unsuitable for an investor depending on the investor’s
specific investment objectives and financial position. The material in this report is general
information intended for recipients who understand the risks of investing in financial
instruments. This report does not take into account whether an investment or course of
action and any associated risks are suitable for the recipient. Any recommendations
contained in this report must therefore not be relied upon as investment advice based on
the recipient's personal circumstances. Investors should make their own independent
evaluation of the information contained herein, consider their own investment objective,
financial situation and particular needs and seek their own financial, business, legal, tax
and other advice regarding the appropriateness of investing in any securities or the
investment strategies discussed or recommended in this report.

This report may contain forward-looking statements which are often but not always
identified by the use of words such as “believe”, “estimate”, “intend” and “expect” and
statements that an event or result “may”, “will” or “might” occur or be achieved and
other similar expressions. Such forward-looking statements are based on assumptions
made and information currently available to RHB and are subject to known and
unknown risks, uncertainties and other factors which may cause the actual results,
performance or achievement to be materially different from any future results,
performance or achievement, expressed or implied by such forward-looking
statements. Caution should be taken with respect to such statements and recipients
of this report should not place undue reliance on any such forward-looking statements.
RHB expressly disclaims any obligation to update or revise any forward-looking
statements, whether as a result of new information, future events or circumstances
after the date of this publication or to reflect the occurrence of unanticipated events.

The use of any website to access this report electronically is done at the recipient's own
risk, and it is the recipient’s sole responsibility to take precautions to ensure that it is free
from viruses or other items of a destructive nature. This report may also provide the
addresses of, or contain hyperlinks to, websites. RHB takes no responsibility for the
content contained therein. Such addresses or hyperlinks (including addresses or
hyperlinks to RHB own website material) are provided solely for the recipient’s
convenience. The information and the content of the linked site do not in any way form
part of this report. Accessing such website or following such link through the report or
RHB website shall be at the recipient’s own risk.

This report may contain information obtained from third parties. Third party content
providers do not guarantee the accuracy, completeness, timeliness or availability of any
information and are not responsible for any errors or omissions (negligent or otherwise),
regardless of the cause, or for the results obtained from the use of such content. Third
party content providers give no express or implied warranties, including, but not limited
to, any warranties of merchantability or fithess for a particular purpose or use. Third party
content providers shall not be liable for any direct, indirect, incidental, exemplary,
compensatory, punitive, special or consequential damages, costs, expenses, legal fees,
or losses (including lost income or profits and opportunity costs) in connection with any
use of their content.

The research analysts responsible for the production of this report hereby certifies that
the views expressed herein accurately and exclusively reflect his or her personal views
and opinions about any and all of the issuers or securities analysed in this report and
were prepared independently and autonomously. The research analysts that authored
this report are precluded by RHB in all circumstances from trading in the securities or
other financial instruments referenced in the report, or from having an interest in the
company(ies) that they cover.

The contents of this report is strictly confidential and may not be copied, reproduced,
published, distributed, transmitted or passed, in whole or in part, to any other person
without the prior express written consent of RHB and/or its affiliates. This report has
been delivered to RHB and its affiliates’ clients for information purposes only and upon
the express understanding that such parties will use it only for the purposes set forth
above. By electing to view or accepting a copy of this report, the recipients have agreed
that they will not print, copy, videotape, record, hyperlink, download, or otherwise
attempt to reproduce or re-transmit (in any form including hard copy or electronic
distribution format) the contents of this report. RHB and/or its affiliates accepts no
liability whatsoever for the actions of third parties in this respect.

The contents of this report are subject to copyright. Please refer to Restrictions on
Distribution below for information regarding the distributors of this report. Recipients
must not reproduce or disseminate any content or findings of this report without the
express permission of RHB and the distributors.

The securities mentioned in this publication may not be eligible for sale in some states
or countries or certain categories of investors. The recipient of this report should have
regard to the laws of the recipient’s place of domicile when contemplating transactions
in the securities or other financial instruments referred to herein. The securities
discussed in this report may not have been registered in such jurisdiction. Without
prejudice to the foregoing, the recipient is to note that additional disclaimers, warnings
or qualifications may apply based on geographical location of the person or entity
receiving this report.

The term “RHB” shall denote, where appropriate, the relevant entity distributing or
disseminating the report in the particular jurisdiction referenced below, or, in every
other case, RHB Investment Bank Berhad and its affiliates, subsidiaries and related
companies.

RESTRICTIONS ON DISTRIBUTION

Malaysia

This report is issued and distributed in Malaysia by RHB Investment Bank Berhad
(“RHBIB”). The views and opinions in this report are our own as of the date hereof and
is subject to change. If the Financial Services and Markets Act of the United Kingdom
or the rules of the Financial Conduct Authority apply to a recipient, our obligations
owed to such recipient therein are unaffected. RHBIB has no obligation to update its
opinion or the information in this report.

Thailand

This report is issued and distributed in the Kingdom of Thailand by RHB Securities
(Thailand) PCL, a licensed securities company that is authorised by the Ministry of
Finance, regulated by the Securities and Exchange Commission of Thailand and is a
member of the Stock Exchange of Thailand. The Thai Institute of Directors Association
has disclosed the Corporate Governance Report of Thai Listed Companies made
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pursuant to the policy of the Securities and Exchange Commission of Thailand. RHB
Securities (Thailand) PCL does not endorse, confirm nor certify the result of the Corporate
Governance Report of Thai Listed Companies.

Indonesia

This report is issued and distributed in Indonesia by PT RHB Sekuritas Indonesia. This
research does not constitute an offering document and it should not be construed as
an offer of securities in Indonesia. Any securities offered or sold, directly or indirectly,
in Indonesia or to any Indonesian citizen or corporation (wherever located) or to any
Indonesian resident in a manner which constitutes a public offering under Indonesian
laws and regulations must comply with the prevailing Indonesian laws and regulations.

Singapore

This report is issued and distributed in Singapore by RHB Bank Berhad (through its
Singapore branch) which is an exempt capital markets services entity and an exempt
financial adviser regulated by the Monetary Authority of Singapore. RHB Bank Berhad
(through its Singapore branch) may distribute reports produced by its respective
foreign entities, affiliates or other foreign research houses pursuant to an arrangement
under Regulation 32C of the Financial Advisers Regulations. Where the report is
distributed in Singapore to a person who is not an Accredited Investor, Expert Investor
or an Institutional Investor, RHB Bank Berhad (through its Singapore branch) accepts
legal responsibility for the contents of the report to such persons only to the extent
required by law. Singapore recipients should contact RHB Bank Berhad (through its
Singapore branch) in respect of any matter arising from or in connection with the report.

United States

This report was prepared by RHB is meant for distribution solely and directly to “major”
U.S. institutional investors as defined under, and pursuant to, the requirements of Rule
15a-6 under the U.S. Securities and Exchange Act of 1934, as amended (the
“Exchange Act”) via a registered U.S. broker-dealer as appointed by RHB from time to
time. Accordingly, any access to this report via Bursa Marketplace or any other
Electronic Services Provider is not intended for any party other than “major” US
institutional investors (via a registered U.S broker-dealer), nor shall be deemed as
solicitation by RHB in any manner. RHB is not registered as a broker-dealer in the
United States and currently has not appointed a U.S. broker-dealer. Additionally, RHB
does not offer brokerage services to U.S. persons. Any order for the purchase or sale
of all securities discussed herein must be placed with and through a registered U.S.
broker-dealer as appointed by RHB from time to time as required by the Exchange Act
Rule 15a-6. For avoidance of doubt, RHB reiterates that it has not appointed any U.S.
broker-dealer during the issuance of this report. This report is confidential and not
intended for distribution to, or use by, persons other than the recipient and its
employees, agents and advisors, as applicable. Additionally, where research is
distributed via Electronic Service Provider, the analysts whose names appear in this
report are not registered or qualified as research analysts in the United States and are
not associated persons of any registered U.S. broker-dealer as appointed by RHB
from time to time and therefore may not be subject to any applicable restrictions under
Financial Industry Regulatory Authority (“FINRA”) rules on communications with a
subject company, public appearances and personal trading. Investing in any non-U.S.
securities or related financial instruments discussed in this research report may
present certain risks. The securities of non-U.S. issuers may not be registered with, or
be subject to the regulations of, the U.S. Securities and Exchange Commission.
Information on non-U.S. securities or related financial instruments may be limited.
Foreign companies may not be subject to audit and reporting standards and regulatory
requirements comparable to those in the United States. The financial instruments
discussed in this report may not be suitable for all investors. Transactions in foreign
markets may be subject to regulations that differ from or offer less protection than
those in the United States.

DISCLOSURE OF CONFLICTS OF INTEREST

RHB Investment Bank Berhad, its subsidiaries (including its regional offices) and
associated companies, (“RHBIB Group”) form a diversified financial group,
undertaking various investment banking activities which include, amongst others,
underwriting, securities trading, market making and corporate finance advisory.

As a result of the same, in the ordinary course of its business, any member of the
RHBIB Group, may, from time to time, have business relationships with, hold any
positions in the securities and/or capital market products (including but not limited to
shares, warrants, and/or derivatives), trade or otherwise effect transactions for its own
account or the account of its customers or perform and/or solicit investment, advisory
or other services from any of the subject company(ies) covered in this research report.

While the RHBIB Group will ensure that there are sufficient information barriers and
internal controls in place where necessary, to prevent/manage any conflicts of interest
to ensure the independence of this report, investors should also be aware that such
conflict of interest may exist in view of the investment banking activities undertaken by
the RHBIB Group as mentioned above and should exercise their own judgement
before making any investment decisions.

In Singapore, investment research activities are conducted under RHB Bank Berhad
(through its Singapore branch), and the disclaimers above similarly apply.

Malaysia
Save as disclosed in the following link RHB Research Conflict Disclosures - Jan 2024
and to the best of our knowledge, RHBIB hereby declares that:

1. RHBIB does not have a financial interest in the securities or other capital market
products of the subject company(ies) covered in this report.
2. RHBIB is not a market maker in the securities or capital market products of the

subject company(ies) covered in this report.

3. None of RHBIB’s staff or associated person serve as a director or board member*
of the subject company(ies) covered in this report
*For the avoidance of doubt, the confirmation is only limited to the staff of research
department

4. RHBIB did not receive compensation for investment banking or corporate finance
services from the subject company in the past 12 months.

5. RHBIB did not receive compensation or benefit (including gift and special cost
arrangement e.g. company/issuer-sponsored and paid trip) in relation to the
production of this report.

Thailand

Save as disclosed in the following link RHB Research Conflict Disclosures - Jan 2024
and to the best of our knowledge, RHB Securities (Thailand) PCL hereby declares that:

1. RHB Securities (Thailand) PCL does not have a financial interest in the securities
or other capital market products of the subject company(ies) covered in this report.

2. RHB Securities (Thailand) PCL is not a market maker in the securities or capital
market products of the subject company(ies) covered in this report.

3. None of RHB Securities (Thailand) PCL'’s staff or associated person serve as a
director or board member* of the subject company(ies) covered in this report

1. *For the avoidance of doubt, the confirmation is only limited to the staff of research
department

4. RHB Securities (Thailand) PCL did not receive compensation for investment
banking or corporate finance services from the subject company in the past 12
months.

5. RHB Securities (Thailand) PCL did not receive compensation or benefit (including
gift and special cost arrangement e.g. company/issuer-sponsored and paid trip) in
relation to the production of this report.

Indonesia

Save as disclosed in the following link RHB Research Conflict Disclosures - Jan 2024

and to the best of our knowledge, PT RHB Sekuritas Indonesia hereby declares that:

1. PT RHB Sekuritas Indonesia and its investment analysts, does not have any
interest in the securities of the subject company(ies) covered in this report.

For the avoidance of doubt, interest in securities include the following:

a) Holding directly or indirectly, individually or jointly own/hold securities or
entitled for dividends, interest or proceeds from the sale or exercise of the
subject company’s securities covered in this report*;

Being bound by an agreement to purchase securities or has the right to
transfer the securities or has the right to pre subscribe the securities*.

Being bound or required to buy the remaining securities that are not
subscribed/placed out pursuant to an Initial Public Offering*.

Managing or jointly with other parties managing such parties as referred to in
(a), (b) or (c) above.

PT RHB Sekuritas Indonesia is not a market maker in the securities or capital
market products of the subject company(ies) covered in this report.

None of PT RHB Sekuritas Indonesia’s staff** or associated person serve as a
director or board member* of the subject company(ies) covered in this report.

PT RHB Sekuritas Indonesia did not receive compensation for investment banking
or corporate finance services from the subject company in the past 12 months.
PT RHB Sekuritas Indonesia** did not receive compensation or benefit (including
gift and special cost arrangement e.g. company/issuer-sponsored and paid trip) in
relation to the production of this report:

Notes:

*The overall disclosure is limited to information pertaining to PT RHB Sekuritas
Indonesia only.

**The disclosure is limited to Research staff of PT RHB Sekuritas Indonesia only.

b)
c)
d)

Singapore

Save as disclosed in the following link RHB Research Conflict Disclosures - Jan 2024
and to the best of our knowledge, the Singapore Research department of RHB Bank
Berhad (through its Singapore branch) hereby declares that:

1. RHB Bank Berhad, its subsidiaries and/or associated companies do not make a
market in any issuer covered by the Singapore research analysts in this report.
RHB Bank Berhad, its subsidiaries and/or its associated companies and its
analysts do not have a financial interest (including a shareholding of 1% or more)
in the issuer covered by the Singapore research analysts in this report.

RHB Bank Berhad’s Singapore research staff or connected persons do not serve
on the board or trustee positions of the issuer covered by the Singapore research
analysts in this report.

RHB Bank Berhad, its subsidiaries and/or its associated companies do not have
and have not within the last 12 months had any corporate finance advisory
relationship with the issuer covered by the Singapore research analysts in this
report or any other relationship that may create a potential conflict of interest.
RHB Bank Berhad’'s Singapore research analysts, or person associated or
connected to it do not have any interest in the acquisition or disposal of, the
securities, specified securities based derivatives contracts or units in a collective
investment scheme covered by the Singapore research analysts in this report.
RHB Bank Berhad’s Singapore research analysts do not receive any
compensation or benefit in connection with the production of this research report
or recommendation on the issuer covered by the Singapore research analysts.

2.

Analyst Certification

The analyst(s) who prepared this report, and their associates hereby, certify that:

(1) they do not have any financial interest in the securities or other capital market
products of the subject companies mentioned in this report, except for:

Analyst Company
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https://research.rhbtradesmart.com/files_preview?hash=5fb9fb18-d2e3-401d-8606-4ba2b8af9905
https://research.rhbtradesmart.com/files_preview?hash=5fb9fb18-d2e3-401d-8606-4ba2b8af9905
https://research.rhbtradesmart.com/files_preview?hash=5fb9fb18-d2e3-401d-8606-4ba2b8af9905
https://research.rhbtradesmart.com/files_preview?hash=5fb9fb18-d2e3-401d-8606-4ba2b8af9905

(2) no part of his or her compensation was, is or will be directly or indirectly related to
the specific recommendations or views expressed in this report.

RHB &
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Tel: +66 2088 9999

Fax :+66 2088 9799

JAKARTA

PT RHB Sekuritas Indonesia
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