Prime US REIT

Unexpected rise in portfolio valuations

SINGAPORE | REAL ESTATE | FY24 RESULTS

= 2H24/FY24 DPU of 0.11/0.29UScts (-52%/-88% YoY) were below expectations at 33%/88%
of our FY24e forecast. The YoY decline was due to: 1) the manager retaining c.90% of DI for
capital expenditure, 2) the divestment of One Town Center in July 24, 3) Waterfront at
Washingtonian’s asset enhancement initiative (AEl), and 4) higher finance expenses.
2H24/FY24 DI was 36%/93% of our FY24e forecast.

= Portfolio valuations rose 2.2% YoY to US$1.352bn, driven by stronger operating
performance and positive leasing momentum, despite a slight increase in cap and discount
rates. FY24 leasing volume grew 1.9% YoY, with leases signed at a 1.8% positive rental
reversion.

=  We maintain BUY with an unchanged TP of US$0.20. We lower our FY25e/26e DPU
estimates by 21%/20% to reflect a lower NPI margin, aligning with FY24 levels as we roll
forward our forecasts. Assuming the 10% payout ratio continues through FY25e and Prime
resumes full distributions in FY26e, the current share price implies an FY25e/26e DPU yield
of 1.7%/19.5%. We expect a return to 100% distribution in FY26e, supported by higher
portfolio occupancy, lower capex and tenant incentive requirements, and cash
contributions from leases signed in FY24/FY25 as rent-free periods and incentives phase
out. With more employers mandating return-to-office five days a week, Prime is well-
positioned to benefit from this trend and the improving leasing momentum. Prime is
currently trading at a steep discount at 0.26x P/NAV.

Results at a glance

(USS mn) 2H24 2H23 YoY FY24 FY23 YoY Comments

Gross revenue 67.5 80.3 |-16.0%|141.0 159.8|-11.8% |Divestment of One Town Center in July 24 and lower
contribution from Waterfront at Washingtonian which was
undergoing AEI.

Net property income 354 46.4 |-23.7%| 76.0 93.6 |-18.8%

Distributable Income 14.8 28.6 |-48.1%| 38.2 57.8 |-34.0% |FY24 finance expenses was US$36mn (FY23: US$28.1mn)

DPU (US cts) 0.11 0.23 |-52.2%| 0.29 2.46 | -88.2% |Cash distribution was c.10% of Dl in FY24 (1H23: 100%;
2H23: c.10%). The amount retained will be used to fund
Capex and tenant incentives.

Source: Company, PSR

The Positive

+ Positive leasing momentum. Prime signed 592k sq ft of leases in FY24, marking a 1.9% YoY
increase, with a 1.8% positive rent reversion. Notable lease singings are expected at Park Tower,
Waterfront at Washingtonian, and Village Center Station | in the coming months, which should
help increase portfolio occupancy from the current 80%. These three assets have occupancy
rates ranging from 48.7% to 65.5%.

+ Portfolio valuations were a pleasant surprise. Valuations increased by US$28.9mn, or 2.2%
YoY, to USS$1.352bn, despite a 25bps rise in cap and discount rates. This growth was driven by
better operating performance, improved cash flow visibility, and favourable take-up rates.
However, after accounting for capital expenditure incurred in FY24, a fair value loss of USS8mn
was recoghnised.

The Negative

-Higher finance costs expected in FY25e. We expect the all-in cost of debt to rise to 5.5% (FY24:
5.1) following the completion of the new US$550mn credit facility in FY24. Gearing improved
10 46.7% (3Q24: 47.8%) but remains high. 67% of debt is hedged to a fixed rate, and the interest
coverage ratio is 2x.
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KEY FINANCIALS
Y/E Dec (US$m) FY23 FY24 FY25e FY26e
Gross Revenue  159.8 141.0 1446 156.4
NPI 93.6 76.0 77.9 84.3
Dist. Inc. 57.8 38.2 34.2 38.2
P/NAV (x) 0.25 0.27 0.26 0.26
DPU (US cents) 2.71 0.29 0.26 2.92
Dist. Yield (%) 18.07 1.93 1.74 19.47

Source: Company, PSR
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Outlook

The flight to quality trend persists, with Prime utilising retained distributions for Capex and
tenant incentives to attract and secure new tenants across its portfolio. We expect FY25e Capex
to be USS$35mn, similar to FY24’s. The focus remains on improving portfolio occupancy and
leasing, which the return-to-office trend should support. Prime’s physical occupancy is nearly
70%, indicating that employees are already returning to the office for an average of 3.5 days
per week.

Maintain BUY with an unchanged TP of US$0.20. Assuming a 10% payout ratio, the current
share price implies an FY25e DPU yield of 1.7%.

Page | 2 | PHILLIP SECURITIES RESEARCH (SINGAPORE)




Financials
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Balance Sheet

Y/E Dec, (US$’000) FY22 FY23 FY24 FY25e FY26e Y/E Dec, (US$’000) FY22 FY23 FY24 FY25e FY26e

Gross revenue 163,012 159,803 140,963 144,563 156,424 ASSETS

Property expenses (65,078) (66,244) (64,988) (66,647) (72,116) Investment properties 1,542,200 1,407,950 1,352,070 1,390,267 1,423,633

Net property income 97,934 93,559 75,975 77,915 84,308 Others 29,954 15,712 3,038 3,448 3,891

Net Finance (Expense)/Inc. (21,599) (28,013) (35,365) (36,384) (38,079) Total non-current assets 1,572,154 1,423,662 1,355,108 1,393,715 1,427,524

Manager's fees (7,872) (6,425) (4,242) (5,999) (7,481) Trade receivables 3,859 4,262 3,281 3,907 4,227

Otheritems (2,820) (2,173) (2,417) (2,479) (2,672)  Cash 11,581 11,756 27,485 27,792 26,948

FV change, derivatives & ppties (106,450) (172,740) (23,154) - - Others 1,462 1,723 1,527 1,806 1,800

Net income before tax (40,807) (115,792) 10,797 33,053 36,077 Total current assets 16,902 17,741 32,293 33,504 32,976

Taxation 13,890 (45) (121) (490) (534) Total Assets 1,589,056 1,441,403 1,387,401 1,427,219 1,460,500

Net income after Tax (26,917)  (115,837) 8,049 32,563 35,543

Distribution adjustments 104,067 173,662 30,126 1,646 2,675 LIABILITIES

Income available for distribution 77,150 57,825 38,175 34,209 38,217 Loans and borrowings - 478,403 - 70,000 -
Trade payables 18,126 20,904 26,311 24,210 26,197

Per unit data Rent received in advance 6,777 7,356 8,764 8,764 8,764

Y/E Dec FY22 FY23 FY24 FY25e FY26e Others 843 1,411 1,020 2,112 2,285

NAV (USS) 0.75 0.60 0.55 0.57 0.57 Total current liabilities 25,746 508,074 36,095 105,086 37,246

DPU (US cents) 6.55 2.71 0.29 0.26 2.92 Loans and borrowings 665,572 218,018 637,266 578,650 680,060
Others 3,945 4,363 4,955 4,771 5,641

Cash Flow Total non-current liabilities 669,517 222,381 642,221 583,422 685,700

Y/E Dec, (US$’000) FY22 FY23 FY24 FY25e FY26e Total Liabilities 695,263 730,455 678,316 688,508 722,946

CFO

Net income before tax (40,807) (115,792) 8,170 33,053 36,077 Net assets 893,793 710,948 709,085 738,711 737,553

Adjustments 132,808 200,461 62,376 35,974 38,625 Represented by:

WC changes (2,783) 997 1,778 (2,581) 2,186 Unitholders' funds 893,793 710,948 709,085 738,711 737,553

Cash generated from ops 89,218 85,666 72,324 66,446 76,888

Others (39) (39) (133) 478 521

Cashflow from ops 89,179 85,627 72,191 66,924 77,409

CFI

Disposals - - 75,373 - -

Acquisitions (631) - - - - Valuation Ratios

Capex, net (29,489) (24,429) (38,197) (38,197) (33,366) Y/E Dec FY22 FY23 FY24 FY25e FY26e

Others 15 91 670 693 750 P/NAV (x) 0.20 0.25 0.27 0.26 0.26

Cashflow from investments (30,105) (24,338) 37,846 (37,504) (32,617) Distribution Yield (%) 43.7 18.1 1.9 1.7 19.5
NPI yield (%) 6.1 6.3 5.5 5.7 6.0

CFF Growth & Margins

Proceeds from issuance of units - - - - - Growth

Loans, net of repayments 15,530 3,195 (88,962) (25,676) (7,403) Revenue 4.0% -2.0% -11.8% 2.6% 8.2%

Distributions (76,852) (64,301) (5,328) (3,421) (38,217) Net property income (NPI) -2.7% -4.5% -18.8% 2.6% 8.2%

Others (16) (16) (16) (16) (16) Distributable income 2.0% -25.0% -34.0% -10.4% 11.7%

Cashflow from financing (61,338) (61,122) (94,306) (29,113) (45,636) DPU -3.4% -58.6% -89.3% -9.8% 1017.2%
Margins

Net change in cash (2,264) 167 15,731 307 (844) NPl margin 60.1% 58.5% 53.9% 53.9% 53.9%

Cash at the start of the period 13,873 11,581 11,756 27,485 27,792 Key Ratios

FX changes (28) 8 (2) - - Net Debt (USS'000) 653,991 684,665 609,781 620,859 653,112

Ending cash 11,581 11,756 27,485 27,792 26,948 Gearing 41.9% 48.3% 45.9% 45.4% 46.6%

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

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

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

This report is prepared and/or distributed by Phillip Securities Research Pte Ltd ("Phillip Securities Research"), which is a holder of a financial adviser’s license under
the Financial Advisers Act, Chapter 110 in Singapore.

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

The information and any analysis, forecasts, projections, expectations and opinions (collectively, the “Research”) contained in this report has been obtained from public
sources which Phillip Securities Research believes to be reliable. However, Phillip Securities Research does not make any representation or warranty, express or implied
that such information or Research is accurate, complete or appropriate or should be relied upon as such. Any such information or Research contained in this report is
subject to change, and Phillip Securities Research shall not have any responsibility to maintain or update the information or Research made available or to supply any
corrections, updates or releases in connection therewith.

Any opinions, forecasts, assumptions, estimates, valuations and prices contained in this report are as of the date indicated and are subject to change at any time
without prior notice. Past performance of any product referred to in this report is not indicative of future results.

This report does not constitute, and should not be used as a substitute for, tax, legal or investment advice. This report should not be relied upon exclusively or as
authoritative, without further being subject to the recipient’s own independent verification and exercise of judgment. The fact that this report has been made available
constitutes neither a recommendation to enter into a particular transaction, nor a representation that any product described in this report is suitable or appropriate
for the recipient. Recipients should be aware that many of the products, which may be described in this report involve significant risks and may not be suitable for all
investors, and that any decision to enter into transactions involving such products should not be made, unless all such risks are understood and an independent
determination has been made that such transactions would be appropriate. Any discussion of the risks contained herein with respect to any product should not be
considered to be a disclosure of all risks or a complete discussion of such risks.

Nothing in this report shall be construed to be an offer or solicitation for the purchase or sale of any product. Any decision to purchase any product mentioned in this
report should take into account existing public information, including any registered prospectus in respect of such product.

Phillip Securities Research, or persons associated with or connected to Phillip Securities Research, including but not limited to its officers, directors, employees or
persons involved in the issuance of this report, may provide an array of financial services to a large number of corporations in Singapore and worldwide, including but
not limited to commercial / investment banking activities (including sponsorship, financial advisory or underwriting activities), brokerage or securities trading activities.
Phillip Securities Research, or persons associated with or connected to Phillip Securities Research, including but not limited to its officers, directors, employees or
persons involved in the issuance of this report, may have participated in or invested in transactions with the issuer(s) of the securities mentioned in this report, and
may have performed services for or solicited business from such issuers. Additionally, Phillip Securities Research, or persons associated with or connected to Phillip
Securities Research, including but not limited to its officers, directors, employees or persons involved in the issuance of this report, may have provided advice or
investment services to such companies and investments or related investments, as may be mentioned in this report.

Phillip Securities Research or persons associated with or connected to Phillip Securities Research, including but not limited to its officers, directors, employees or
persons involved in the issuance of this report may, from time to time maintain a long or short position in securities referred to herein, or in related futures or options,
purchase or sell, make a market in, or engage in any other transaction involving such securities, and earn brokerage or other compensation in respect of the foregoing.
Investments will be denominated in various currencies including US dollars and Euro and thus will be subject to any fluctuation in exchange rates between US dollars
and Euro or foreign currencies and the currency of your own jurisdiction. Such fluctuations may have an adverse effect on the value, price or income return of the
investment.

To the extent permitted by law, Phillip Securities Research, or persons associated with or connected to Phillip Securities Research, including but not limited to its
officers, directors, employees or persons involved in the issuance of this report, may at any time engage in any of the above activities as set out above or otherwise
hold an interest, whether material or not, in respect of companies and investments or related investments, which may be mentioned in this report. Accordingly,
information may be available to Phillip Securities Research, or persons associated with or connected to Phillip Securities Research, including but not limited to its
officers, directors, employees or persons involved in the issuance of this report, which is not reflected in this report, and Phillip Securities Research, or persons
associated with or connected to Phillip Securities Research, including but not limited to its officers, directors, employees or persons involved in the issuance of this
report, may, to the extent permitted by law, have acted upon or used the information prior to or immediately following its publication. Phillip Securities Research, or
persons associated with or connected to Phillip Securities Research, including but not limited its officers, directors, employees or persons involved in the issuance of
this report, may have issued other material that is inconsistent with, or reach different conclusions from, the contents of this report.

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

This report is intended for general circulation only and does not take into account the specific investment objectives, financial situation or particular needs of any
particular person. The products mentioned in this report may not be suitable for all investors and a person receiving or reading this report should seek advice from a
professional and financial adviser regarding the legal, business, financial, tax and other aspects including the suitability of such products, taking into account the specific
investment objectives, financial situation or particular needs of that person, before making a commitment to invest in any of such products.

This report is not intended for distribution, publication to or use by any person in any jurisdiction outside of Singapore or any other jurisdiction as Phillip Securities
Research may determine in its absolute discretion.

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

(i) recipients of the analyses or reports are to contact Phillip Securities Research (and not the relevant foreign research house) in Singapore at 250 North
Bridge Road, #06-00 Raffles City Tower, Singapore 179101, telephone number +65 6533 6001, in respect of any matters arising from, or in connection
with, the analyses or reports; and

(ii) to the extent that the analyses or reports are delivered to and intended to be received by any person in Singapore who is not an accredited investor,
expert investor or institutional investor, Phillip Securities Research accepts legal responsibility for the contents of the analyses or reports.
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