Croesus Retail Trust

Blackstone Privatisation Offer

SINGAPORE | REAL ESTATE (REIT) | UPDATE

Offer from Blackstone Group to acquire all the units in CRT for $$1.17.

Offer price represents a 38% premium to one-year VWAP and 23% premium to Net
Asset Value (NAV) as at 31 March 2017.

Unitholders will still be entitled to another up to SG4.06 cents dividend assuming
effective date falls on or before 31 Oct 2017.

What is the news?

Blackstone Group offer price at $$1.17/unit. Blackstone Group has made an offer to
acquire all units of Croesus Retail Trust (CRT) for S$1.17 per unit. This offer is
excluding a SG4.06 cents dividend.

Premium to NAV close to average premium of listed retail J-REITs. We note that the
offer price, at 1.23x NAV, is close to the average of 1.28x for listed retail J-REITs in
Tokyo which we highlighted in our previous results note last month. Inclusive of the
SG4.06 cents dividend, the offer price/NAV would have been 1.27x.

Clear drivers of DPU growth until 2019, expected continued cap rate compression
likely to be motivation behind Blackstone offer. Continued cap rate compressions
across Japanese retail properties since Abenomics and loose monetary policies were
launched in Jan 2013 have supported the 18% upward revaluation in CRT’s portfolio
from 2013-2016. We think the expectation of continued loose monetary policies and
further cap rate compression amidst a recovering Japanese economy supported by
improving consumption and tourism ahead of the Tokyo 2020 Olympics are likely
factors behind the Blackstone offer. The clear drivers of DPU growth over the next
few vyears, even without acquisitions, from manager internalization savings,
favourable forward hedge rates, and interest cost savings would also have been likely
contributors.

Investment Action:

Accept the offer. Ceasing coverage upon successful privatisation. At an 8% premium
to our last target price of $$1.08 and a 27% premium to latest NAV (inclusive of SG 4c
dividend), the offer price is close to the average premium for listed retail J-REITs. We
deem the buyout offer a fair price and advise investors to accept the offer.
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Accept the Offer

LAST CLOSE PRICE SGD 1.18
OFFER PRICE (Excl SG4c div) SGD 1.17
PREVIOUS TARGET PRICE SGD 1.08
COMPANY DATA

O/S SHARES (MN): 772
MARKET CAP (USD mn/SGD mn): 654 /907
52 - WKHI/LO (SGD): 119/0.79
3M Average Daily T/O (mn) : 199
TOP FIVE SHAREHOLDERS (%)

GKG INVESTMENT HOLDINGS PTE 5.9%
DBS GROUP HOLDINGS 55%
VALUE PARTNERSLTD 4.8%
BLACKROCK 4.6%
TARGET ASSET MANAGEMENT 3.5%
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KEY FINANCIALS

Y/E June FY15 FY 16 FY17e FY18e
Revenue (JPYmn) 7,635 9581 12328 1,337
NPI 4,681 5449 6,608 6,612
Inc Av for Dist. 3,358 3,981 4,523 4,642
P/BV,x 0.90 0.84 105 107

DPU (SG cents) 8.1 71 75 83

Div Yield, % 9.6% 8.9% 7.5% 8.3%

Gearing 473% 453% 458% 456%

Source: Bloomberg, PSR est.

Valuation Method

DDM (Cost of equity 8.5%, Terminal Growth 1%)
Dehong Tan (+6562121849)
tandh@phillip.com.sg
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Figure 1: List of altenative REITS/Business Trusts/Property Developers under PSR coverage

P PhillipCapital

Name PSR CALL PSR Target Price (S$) Mkt Cap (SGD mn) Last Close ($) Dvd Yld:D-1 P/B Latest Gearing (%)

REITS/BUSINESS TRUSTS

ASIAN PAY TV BUY 0.64 819 0.57 11.40 0.65 47.7
DEVELOPERS

CAPITALAND LIMITED ACCUMULATE 4.19 14865 3.50 2.86 0.84 325

CITY DEVELOPMENT LIMITED ACCUMULATE 11.07 9739 10.71 1.49 1.09 29.0

HO BEE LAND ACCUMULATE 2.64 1578 2.37 2.53 0.56 30.6

CHIP ENG SENG BUY 0.9 453 0.73 5.48 0.59 52.5

HOCK LIAN SENG ACCUMULATE 0.57 255 0.50 25.00 1.03 4.2

Source: Bloomberg (Updated 28 June 2017), PSR
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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 licence 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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