Small Cap
Agean Resgearch

Singapore Ground Checks

RHB &

18 November 2024

Prime US REIT (PrRIME sP)

Property | REITS

Buy (Maintained)

.o e . Target Price (Return): USDO0.23 (+47%)
anlng Fora Recovery’ BUY Price (Market Cap): USDO0.15 (USD200m)
ESG score: 3.2 (out of 4)

Avg Daily Turnover (USD/USD) 1.26m/1.26m

e Keep BUY and USDO0.23 TP, 47% upside. Prime US REIT’s 3Q operational Analyst
numbers were in line but distributable income was slightly below. We
recently visited three of its assets in California. Key takeaways being Vijay Natarajan
management’s pursuit for all-out leasing efforts that are slowly starting to +65 63200825

bear fruit although the lead time remains long. Demand for high quality office viiay.natarajan@rhbgroup.com
space is steadily improving with an acceleration of flight to quality trend. Key
risk remains inflation resurgence and interest rate volatility which could drag

the anticipated US office market valuation recovery to 2026.

e US election outcome a net positive for office demand but offset by likely
delay in interest rate cuts. Managements views the recent election result as

a net positive for US office market demand - Donald Trump’s tax cut Share Performance (%)

proposals and policies are centred on creating more manufacturing jobs in YTD im 3m é6m 12m
the US, which in turn will likely spur employment for sectors such as R&D and Absolute (29.8) (15.9) (15.9) 37.8 7.7
production, as well as sales-related roles. Also, tariffs could prompt more Relative (21.0) (10.9) (184) 342 108
multinational corporations (MNCs) to onshore jobs. The downside, however, 52-wk Price low/high (USD) 0.09 -0.24
is that a stronger economy could result in a persistent inflation and slower

trajectory of interest rate decline. This could result in a delayed recovery for PRIME SP (PRIME SP)

DPU and office sector valuations. PriceClose  ----Relative to FSTRE Index (RHS)

e Good leasing momentum with occupancy improvement expected in the ZZ 1::
coming quarters. PRIME signed ~210k sq ft of leases in 3Q, >2x that of in 2Q. oo 4 125
Portfolio occupancy, however, slightly dipped to 83% as new lease signings o9 | in i A 114
were offset by tenant movement in some of its assets. Still, we believe PRIME oyt R ™ Fsy 109
is at near-trough portfolio occupancy levels with ongoing discussion on four 015 i,” ‘.__, i h
large leases (c.60-100k sq ft), of which two are likely to materialise by early o i J"‘g"‘\wm Aancton &
next year, bringing portfolio occupancy to >85% (from 83% currently). Rental Z:: ! lN:" - ::
reversion was +6.5% for the new leases signed during the quarter, with most
leases having built-in annual rent escalations of 2-4%. AR EREE R R REE LS L LR R EE R

2oas883¢¢e 23<<335°37 77336560002

¢ PRIME has completed refinancing of USD550m of loans, and as such, has no
debt maturing until Jul 2027 (including extension options). Average interest
cost post-refinancing is expected at c.5%. We anticipate year-end valuation
torange from 0% to -5%, which should keep gearing below the 50% level.

Source: Bloomberg

o Waterfront at Washingtonian’s asset enhancement was completed in
October, with the modernisation of tenant lounges, conference centre and
full-service gyms. Occupancy increased 7ppts to c.40%, with another c.35k
sqft of lease expected to be signed in 4Q, taking occupancy to 50%. PRIME is

Overall ESG Score: 3.2 (out of 4)
E: EXCELLENT

in active discussion with a large tenant, which, if signed, could stabilise the
asset with ~80% occupancy.

Wesslightly lower our FY24F-25F NPI margin due to lower recovery income,
resulting in a c.5% lower distributable income and expect a 10% dividend
payout. Our TP is pegged to 0.4x FY24F P/BV and includes a 2% ESG

premium.

11 out of the 12 properties in PRIME’s portfolio are U.S.
Green Building Council Leadership in Energy and
Environmental Design (LEED) or Energy Star certified.
PRIME has also undertaken additional long-term energy
saving initiatives across six key assets.

S: GOOD

PRIME enhanced its workplace safety post COVID-19 using
technology to ensure social distancing, upgrading air filters
and increased cleaning frequency of high touch areas. To

Forecasts and Valuation Dec-22 Dec-23 Dec-24F Dec-25F Dec-26F engage with tenants specifically, the property managers at
Total turnover (USDm) 163 160 145 149 158 PRIMES propgrtles regularly held event.s with overall
) wellbeing in mind, such as Ice cream Socials, Lemonade
Net property income (USDm) 97.9 93.6 79.6 817 86.3 Stands, Hot Dog Events, Holiday Breakfasts, Puppy Therapy,
Reported net profit (USDm) (27) (116) 9 50 65 Friday Popcorn, as well as fitness classes.
Total distributable income (USDm) 77.1 57.8 400 37.9 419 G: GOOD
DPS (USD) 007 003 0.00 0.00 003 Majority independent board and clear delineation of rolles
. between the board and management. Improving
DPS growth (%) (3.5) (58.8) (88.7) (5.4) 895.1 stakeholder engagements. Greater details in earnings
P/B (x) 0.20 0.25 0.28 0.26 0.25 quality as well as market outlook and update disclosures.
Dividend Yield (%) 429 17.7 20 1.9 18.8 Note:
Return on average equity (%) (2.9) (14.4) 12 67 82  Small cap stocks are defined as companies with a market
Return on average assets (%) (1.7) (7.6) 0.6 3.6 44  capitalisation of less than USDO.5bn.
Source: Company data, RHB
See important disclosures at the end of this report
1 RHB®
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Key drivers

i. Under-rented portfolio in a good mix of growth
markets;
ii. 100% Class A office buildings;
iii. Trading at distress valuations.

Key risks

i. Continued decline in US office portfolio
valuations resulting in potential gearing breach;
ii. Prolonged WFH trends resulting in continued
structural decline in office demand;
iii. Regulatory changes and changes to tax efficient
structure.

Company Profile

Prime US REIT is a diversified Singapore REIT with a
focus on stabilised income-producing office assets in the
US. PRIME offers investors a unique exposure to a high-
quality portfolio of 14 prime and freehold office
properties, strategically located in ten primary markets
inthe US.

Source: Company data, RHB

Financial summary Dec-22 Dec-23 Dec-24F Dec-25F Dec-26F
Recurring EPS (USD) (0.02) (0.10) 0.01 0.04 0.05
EPS (USD) (0.02) (0.10) 0.01 0.04 0.05
DPS (USD) 0.07 0.03 0.00 0.00 0.03
BVPS (USD) 0.76 0.60 0.55 0.59 0.61
Return on average equity (%) (2.9) (14.4) 12 6.7 8.2
Weighted avg adjusted shares (m) 1,175.26 1,189.33 1,308.54 1,308.80 1,309.05
Valuation metrics Dec-22 Dec-23 Dec-24F Dec-25F Dec-26F
Recurring P/E (x) na na 22.63 4.00 3.10
P/E (x) na na 22.63 4.00 3.10
P/B (x) 0.2 0.3 0.3 0.3 0.2
FCF Yield (%) 49.2 33.6 12.9 238 34.0
Dividend Yield (%) 42.9 17.7 20 1.9 18.8
EV/EBITDA (x) (8.46) (6.56) (7.73) (8.31) (8.41)
EV/EBIT (x) (8.46) (6.56) (7.73) (8.31) (8.41)
Income statement (USDm) Dec-22 Dec-23 Dec-24F Dec-25F Dec-26F
Total turnover 163 160 145 149 158
EBITDA 87 85 71 73 77
Operating profit 87 85 71 73 77
Net interest (22) (28) (30) (34) (35)
Pre-tax profit (41) (116) 3 55 73
Taxation 14 (0) 6 (5) (8)
Recurring net profit (27) (116) 9 50 65
Cash flow (USDm) Dec-22 Dec-23 Dec-24F Dec-25F Dec-26F
Change in working capital (2.8) 1.0 (11.1) 0.8 1.1
Cash flow from operations 89.2 85.6 51.3 70.9 88.8
Capex (0.6) (24.4) (25.3) (23.2) (20.7)
Cash flow from investing activities (30.1) (24.3) 52.7 (23.2) (20.6)
Dividends paid (76.9) (64.3) (4.0 (3.8) (37.7)
Cash flow from financing activities (61.3) (61.1) (125.5) (19.8) (53.3)
Cash at beginning of period 13.9 11.6 118 11.3 38.1
Net change in cash (2.2) 0.2 (21.6) 27.9 15.0
Ending balance cash 11.6 118 11.3 38.1 39.1
Balance sheet (USDm) Dec-22 Dec-23 Dec-24F Dec-25F Dec-26F
Total cash and equivalents 12 12 11 38 39
Total investments 1,572 1,424 1,343 1,393 1,455
Total assets 1,589 1,444 1,357 1,434 1,497
Short-term debt 0 478 0 0 0
Total long-term debt 666 218 607 627 650
Total liabilities 695 730 635 661 694
Shareholders' equity 894 714 722 773 804
Total equity 894 714 722 773 804
Net debt 654 685 596 589 611
Total liabilities & equity 1,589 1,444 1,357 1,434 1,497
Key metrics Dec-22 Dec-23 Dec-24F Dec-25F Dec-26F
Revenue growth (%) 4.0 (2.0) (9.1) 2.9 6.0
Recurrent EPS growth (%) (137.3) 325.3 0.0 4652 29.0
Operating EBITDA margin (%) 53.5 53.2 48.8 48.6 484
Net profit margin (%) (16.5) (72.5) 6.1 335 40.7
Dividend payout ratio (%) (286.6) (27.8) 452 7.6 58.4
Capex/sales (%) 0.4 15.3 17.5 15.5 130
Interest cover (x) 4.04 3.02 2.33 211 2.16

See important disclosures at the end of this report
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Key Takeaways From Our Site Visit

We visited three California assets: Park Tower (Sacramento submarket), Tower 1 at
Emeryville (Emeryville submarket), and Sorrento Towers (San Diego submarket) in late
October. Together these assets account for ¢.27% of total asset value and 23% of FY23 cash
rental income. California has been one of the more challenged office markets in the US post-
COVID-19, impacted by rising remote working trend as well as outbound migration.
However, our site visit shows that some of these trends have started to reverse with some
firms now starting to move back and also increasing headcount riding on the recent
developments in artificial intelligence (Al) with the state being the key technology and start-
up hub. Some of the other sector tenants that were seen expanding or looking for office spaces
include healthcare, professional services, and consulting, with some consolidation of office
spaces by a state government tenant. Below are some of our key takeaways from the site visit:

i. Returnto office improving, but at a gradual pace. California has been one of the hardest
hit US office markets from remote working and work from home trends due to its key
positioning as a hub for technology giants and start-up ecosystem. The trend though has
now started to reverse, with employees’ bargaining power on full remote work or hybrid
options greatly reduced. More and more employers are asking employees to return to
office for few days in a week citing employee productivity and collaboration as the key
reasons. Based on our discussion with asset managers, a 3-day work from office schedule
(Tuesday to Thursday) seems to be the most common;

ii. Safety and homeless situation being addressed and has positively aided PRIME’s
submarkets. One of the key factors that has been driving tenant movement in many
submarkets in California has been the increasing crime rate and worsening
homelessness as well as the law and order situation, based on our discussion with
consultants on the ground. As such, prospective tenants have been emphasising
employee safety as akey priority and moving across to buildings in the submarkets which
have a lower crime rate. Sacramento is one such market which we understand was
impacted, but during our visit, we observed that the situation has greatly improved with
increased in police patrol which is starting to bring back vibrancy in the area. Its
Emeryville asset has also seen a positive spill over in demand from the Oakland
submarket as a result of lower crime rate in the submarket and its proximity to the local
police station, located adjacent to the building;

iii. Flight to quality trend continues to accelerate as employers’ key priority is to attract
employees back into offices post-COVID-19. In order to achieve this, employers have
been relocating into high quality office spaces which are surrounded by amenities and
well connected to transport routes that can increase convenience for employees and
thereby helping in attracting and retaining talent. It has to be noted that all of PRIME’s
assets are Class A buildings and are considered to be among the better-quality assets in
the respective submarkets;

iv. Amenities, collaboration space and tenant engagement activities taking centre stage
for tenants in choosing the right assets. Building on the theme of attracting employees
back to office for more collaboration and increase in productivity, local consultants note
astrong emphasis by prospective tenants on amenities such as surrounding eateries and
facilities such as gyms, common meeting areas and cafes are becoming a must in order to
attract large tenants. We also noticed that most of the tenants in the building have
revamped their office spaces to include large meeting rooms, quiet rooms for calls, video
conferencing facilities, play areas as well as indoor cafe and relaxation spaces in order to
increase employee engagement. In addition, PRIME has also been increasing its efforts
on tenant engagement by conducting various monthly tenant activities in order to foster
greater bonding;

v. Nearing the tail-end of downsizing and right sizing of office spaces as more of the
longer leases signed pre-COVID-19 has been expiring over the last three years and
employers have right sized their spaces to better suit their needs. This in turn will slowly
reduce the overall downward pressure on demand, in our view;

vi. Bigger tenants placing emphasis on landlord’s financial position, especially when
signing larger floor plates in the building for a longer term. This is in order to ensure that
the landlord would be able to fulfil its tenant improvements and incentives as well as
reduce the hassle of moving out should a distress sale happen;

vii. Consolidation another key trend with pockets of expansionary demand, especially in
sectors such as healthcare, R&D, engineering and professional services.

See important disclosures at the end of this report
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Park Tower, Sacramento

Park Tower is located in Sacramento, California and is part of the central business district
(CBD) submarket within Sacramento’s primary market. It is a prominent 24-storey Class-A
office tower with a complimentary shuttle service and easy access to Light Rail and regional
transit (RT) bus service. The asset underwent significant improvements in 2017 and features
newly renovated amenities including a three-storey atrium lobby, fitness centre, locker
rooms, conference centre and tenant lounge.

As at end-3Q, Park Tower occupancy stood at 68.3% (4Q: 72.5%). One of the key reasons for
the decline in asset occupancy over the last two years based on our ground checks was the
worsening homeless situation in Sacramento and an increase in crime rate. This coupled with
more prevalent work from home trends in the market (in particular by the State Government)
has resulted in higher vacancy levels in the market as tenants relocated to other markets and
downsized their spaces. However, during our recent visit, we noticed that the ground
situation has vastly improved with the local authorities taking active steps to address the
homeless situation and increase police patrol in the area which has resulted in higher
commercial activity in the market.

A key highlight of Park Tower is its proximity to the State Capitol building which is three
blocks away and also near the newly developed Downtown Commons and Golden -1 Center,
a mixed-use hotel, entertainment and shopping complex that serves as the home of the US
professional basketball team Sacramento Kings. Because of the proximity and walking
distance to the State Capitol building, a key government tenant is currently in advanced
stages of taking over 100,000 sq ft in the asset in order to consolidate some of its employees
from other nearby properties. This should increase the occupancy of the asset to over the 80%
level and expected signing rents are likely to be in line with the market, which are currently
slightly above the average passing rent at the asset. Based on our discussions, it is currently in
advanced stages with a signing likely to materialise by end 2024 or early next year.

On the other hand, the recent bargain sale of 400 Capitol Mall located nearby is likely to
create some valuation pressure on the asset during the year-end valuation as valuers consider
recent comparable market transactions. Park Tower was acquired in Feb 2020 for USD166m
and since then, its valuation has declined by ~14% mainly due to rising cap rates. As such, we
believe asset valuation will come in lower by 5-10% during the year-end valuation.

_Figure 1: Park Tower, Sacramento Figure 2: Asset overview and key metrics
Building Class A
Sub market Downtown Sacramento
NLA 489,171
Year built/ Renovated 1992
Acquisition date Feb-20
Committed occupancy (%) 68.3
Valuation at end-Dec 2023 (USDm) 143.0
Purchase price (USDm) 165.5
Number of stories 2
Market Rents (psf pa) 25
Average In-Place 39.60-42.60
Rent Reversion (last 12m) 34.92
State of California (11.6%),
Key tenants ICF Consulting (7.2%), and
Delta Conveyance (5.4%)

Source: Company data Source: Company data, RHB,

See important disclosures at the end of this report R"B‘
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Figure 3: Refurbished lobby space at Park Tower
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Source: RHB Source: RHB

Tower 1 at Emeryville

Tower 1is a 12-story Class A multi-tenant office building located in the Emeryville submarket
which is part of the East Bay-Oakland Metropolitan Office Market, and just a few minutes’
drive east of downtown San Francisco. Tower | at Emeryville lies in close proximity to the
Oakland International Airport and enjoys views of the San Francisco Bay, the San Francisco
skyline, Golden Gate Bridge and Treasure Island. Its easily accessible via public transportation
through Amtrak, AC Transit, and free shuttle connecting Emeryville’s employers and
shopping centres with the MacArthur Bay Area Rapid Transit (BART) station and also has
quick access to Interstate-580, which passes from San Rafael in the Bay Area to Tracy in the
Central Valley. This asset was acquired as part of PRIME’s core IPO portfolio.

A key highlight of the asset, in our view, is the high-quality amenities offered which includes a
new modern full facility gym, stylish lobby and visitor meeting areas, a huge indoor basketball
court which can be used for other sporting events and yoga studio. All these facilities are
currently complementary to the tenants. In addition, amenities available within the asset
include a full-service bank, dry cleaners, car wash and locker rooms.

The asset was also hit by the increase in market vacancy over the last two years from an
exodus of companies out of San Francisco. But we understand that the Emeryville submarket
is gaining more favour among prospective tenants currently looking to move in from the
neighbouring Oakland submarkets due to its greater security and safety aspect. Tower 1 is
annexed by the City of Emeryville Police Department which enhances the safety and security
of the asset. The asset also offers an unblocked view of San Francisco Bay which we believe is
an additional advantage.

Healthcare R&D-related tenants are currently the key anchor tenants for the asset and we
understand that there is potential for some of these tenants to expand into this asset in future.
Additionally, we understand there are a few prospective tenants from neighbouring markets
that are currently looking at the asset for relocation. Over the medium term, a greater
potential for the asset based on our discussion with consultants lies in the spill over demand
from the rise in Al-related start-ups and ecosystem demand in San Francisco. Currently the
rents in this submarket are nearly half that of San Francisco’s CBD area and as such, presents
good value for emerging technology sector tenants.

Figure 4: View of downtown Sacramento from Park Tower

See important disclosures at the end of this report
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Figure 5: Tower 1 at Emeryville Figure 6: Asset overview and key metrics
Building Class A
Sub market East Bay
NLA 222,606
Year built/ Renovated 1979/2011
Acquisition date Jul-19
Committed occupancy (%) 74.2
Valuation at end-Dec 2023 (USDm) 104.3
Purchase price (USDm) 121.1
Number of stories 12
Market Rents (psf pa) 51-54.60
Average In-Place 45.28
Rent Reversion (last 12m) -4.2%
Regus (17.1%),
Adamas Pharmaceuticals
(16.9%), and
Key tenants Beigene (8.5%)
BioMade (8.5%)
Source: Company data Source: Company data, RHB,

Figure 7: Views of San Francisco Bay from Tower 1 at Emeryville  Figure 8: Meeting lobby and play area for tenants

Source: RHB Source: Company data

Sorrento Tower, San Diego

Sorrento Towers (ST) San Diego, California and is part of the Sorrento Mesa submarket, a
technology and life science hub, was the third and the final asset we visited. ST comprises two
7-storey Class-A office towers above a 3-storey podium garage with an NLA of 296,327 sq ft.

ST was last refurbished in 2020 and offers amenities such as state-of-the-art fitness centre,
conferencing spaces, a training centre, and multiple outdoor, collaborative meeting areas. We
were highly impressed with the newly refurbished assets amenities such as a grand lobby
entrance, high-end spa and full-fledged gym facility in the asset which stands testament to the
good asset quality.

Itis well connected to the local and regional transportation arteries, including Inland Freeway
(I-805), and Sorrento Court shopping centre that offers two dozen eateries, banking, and
lifestyle amenities. The amenities and nearby eating facilities were one of the key reasons
highlighted by tenants and is also well-liked and utilised by employees based on our ground
checks. This in turn attracts footfall from neighbouring office building tenants as well.

See important disclosures at the end of this report R"B’
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Duetoits stronglocation and amenities, the asset remains highly occupied over the years with
current occupancy at 96.3%. One of the towers is fully leased to anchor tenant Dexcom until
May 2028, which currently serves as its global headquarters. During our visit, we noticed that
the tenants had heavily invested in their office spaces with state-of-the-art conference rooms,
cafes and meeting rooms inside their premises which indicates these tenants are likely to stay
for alonger term.

Overall, the market has been witnessing an increase in demand, particularly from healthcare-
related tenants based on our discussion with consultants. The asset was acquired in Jul 2021
for USD146m and is currently valued c.14% below that due to cap rate expansion. But we
believe this asset offers a good upside potential for valuation increases when interest rate

stabilises.
Figure 9: Sorrento Towers Figure 10: Asset overview and key metrics

= Building Class A
Sub market Sorrento Mesa
NLA 296,327
Year built/ Renovated 1989/2020
Acquisition date Jul-21
Committed occupancy (%) 96.3
Valuation at end-Dec 2023 (USDm) 125.0
Purchase price (USDm) 146.0
Number of stories 7
Number Of Buildings 2
Market Rents (psf pa) 46.20 - 48.60
Average In-Place 43.99
Rent Reversion (last 12m) 6.3%

Dexcom (50%),
FF Properties (19.9%), and
Key tenants Anokiwave (7.3%)
TSMC North America (3.1%)

Source: Company data Source: Company data, RHB

Figure 11: Huge and newly furnished fitness studio Figure 12: Meeting rooms at Sorrento Tower

-

Source: Company data Source: Company data

See important disclosures at the end of this report R"B’
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Emissions And ESG

Trend analysis Emissions (tCO2e) Dec-21 Dec-22 Dec-23
In 2023, PRIME’s operations totalled 24,409 tCO2e of  gcgpet na 1,023 1,162
which 95% was attributed to Scope 2 emissions. This
represents an 8% decrease GHG emissions over previous ~ Scope2 18,761 25,501 23,247
year partially attributable to lower physical occupancy and Scope 3 na na na
management efforts to actively manage energy
consumption. Overall water consumption from operations ~ Total emissions 18,761 26,524 24,409
too saw a 1.3% YoY reduction for 13 properties (excluding  Soyrce: Company data, RHB
One Town Center).
e In Feb 2023, PRIME partnered with Gridium to achieve significant energy savings and attract
ESG-focused tenants.
® The newly implemented Gridium software combines utility smart meter data, utility bill data,
weather data and industry benchmarking into tools to help better manage energy performance.
e PRIME also engaged in various tenant and community activities across its assets in order to
improve tenant bonding.
ESG Rating History
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Recommendation Chart
Price Cl Date Recommendation  Target Price Price
rice Close
2024-10-07  Buy 0.23 0.17
10 :
00 geccmmendaﬂons&Target Prlceg o s o s - s = o o @ o 2024-07-16 Buy 0.23 0.14
0‘8 = = SRR 4 S8 S S5 © ° o© oSo 2024-05-21  Buy 0.23 0.13
0’7 2024-02-23  Buy 0.23 0.12
0' 6 2023-11-08  Buy 0.35 0.14
0'5 2023-08-11  Buy 0.40 0.18
0.4 2023-05-11  Buy 0.57 0.19
03 2023-02-09  Buy 0.67 045
0.2 2022-11-09  Buy 0.77 0.44
01 2022-08-08  Buy 1.00 0.66
Buy Neutral Sell Trading Buy Take Profit Not Rated 2022-02-17 Buy 1.02 0.75
Nov-19  Jun-20 Jan-21 Aug-21 Mar-22 Oct-22 May-23 Dec-23  Jul-24 2021-11-07  Buy 1.04 0.80
Source: RHB, Bloomberg 2021-08-04  Buy 103 075
2021-06-24  Buy 1.03 0.80
2021-02-18  Buy 1.00 0.76

Source: RHB, Bloomberg

See important disclosures at the end of this report
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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 (ii)
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 vyield
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
andinformation 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 fitness 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, alicensed 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
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Stock Exchange of Thailand. The Thai Institute of Directors Association has disclosed the
Corporate Governance Report of Thai Listed Companies made 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 (viaaregistered 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 aresult 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 - Nov 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 - Nov 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. *Forthe 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 - Nov 2024

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

1. PTRHB 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 Indonesiais not amarket 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:

b)
c)

d)

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.

Singapore

Save as disclosed in the following link RHB Research Conflict Disclosures - Nov 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.
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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

(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.
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RHB Investment Bank Bhd PT RHB Sekuritas Indonesia
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Tel : +603 2302 8100 Tel: +6221 509 39 888

Fax:+603 23028134 Fax:+6221509 39777

BANGKOK SINGAPORE
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