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Centurion Accommodation REIT

DPU above forecast with stronger rental rates and

occupancy

Distribution per unit (DPU) above forecast. Centurion Accommodation
REIT reported distribution per unit at 1.739 cents for the financial period from
12 August 2025 to 31 December 2025 (FP 2025). This outperformed
forecast by 6.7%, attributed to higher rental rates and higher occupancy
rates across the portfolio assets.

Revenue and net property income beat forecast. Centurion
Accommodation REIT reported revenue at S$50.7 million, for the financial
period 12 August 2025 to 31 December 2025, 3.4% ahead of forecast. The
better-than-expected financial performance was supported by stronger
rental rates and better occupancy across the portfolio. Net property income
reached S$36.1 million, 4.1% above expectations.
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®  Portfolio performance remains resilient with positive outlook. With focused
asset management, it has built a quality portfolio with resilient income. In FP
2025, the portfolio demonstrated steady operating performance, with
financial occupancy at 97.6% for PBWA and 99.1% for PBSA. That level of
utilisation speaks to sustained demand across both worker and student
accommodation segments.

" Updates on PBWA and acquisition of PBSA Epiisod. Within PBWA, it
completed Westlite Toh Guan and Westlite Mandai, adding about 1,764 and
3,696 beds, respectively. On the PBSA front, it has completed the acquisition
of Epiisod Macquarie Park in Sydney on 13 January 2026. The newly
developed 732 bed asset was acquired for A$345.0 million and fully funded
through committed debt facilities.

®"  Prudent capital management. Gross borrowings of S$376.1 million are
supported by a weighted average debt maturity of 4.3 years. Weighted
average cost of debt at 3.46% is lower than the earlier forecast. With 55.8%
of debt on fixed rates, interest rate exposure is moderated, while the interest
coverage ratio of 6.6 times signals strong debt-servicing capacity.
Aggregate leverage at 22.1% as at 31 December 2025 was also lower than
forecast. It has ample financial flexibility to drive organic growth and
inorganic expansion into other geographical regions.

®  Revise to Neutral and target price to $$1.20. As we roll forward the target
price to FY2027E, we adjust our target price to S$1.20. At the closing price
on 23 February 2026 of S$1.15, the target price represents a potential upside
of 4.4%. Based on our estimate on FY2026E distribution per unit of 6.66
cents, it is trading at FY2026E distribution yield of 5.8%. In terms of PB ratio,
it is trading at price-to-book ratio 1.32x versus the industry average is at PB
0.86x. We revise our recommendation to Neutral.

®  Key risks include concentrated exposure to two key assets, exposure to
leasehold assets, and regulatory requirements, amongst others.

PLEASE SEE ANALYST CERTIFICATION(S) AND IMPORTANT DISCLOSURES BEGINNING IN APPENDIX.
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Achieved distribution per unit above forecast

Centurion Accommodation REIT reported distribution per unit at 1.739 cents for
the financial period from 12 August 2025 to 31 December 2025 (FP 2025). This
represents an annualised distribution yield of 5.64%, based on the closing price
of S$1.15 per unit on 23 February 2026.

Centurion Accommodation REIT’s financial period 2025 DPU of 1.739 cents
outperformed forecast by 6.7%. This was attributed to higher rental rates and
higher occupancy rates across the portfolio assets. It achieved rental growth of
5% year-over-year, higher than the forecast of 3% year-over-year.

Purpose-built worker accommodation (PBWA) achieved 97.6% occupancy rate,
1.8 percentage point above the forecast at 95.8%. Purpose-built student
accommodation (PBSA) achieved 99.1% occupancy rate, 1.8 percentage point
above the forecast of 97.3%.

Including the contribution from newly acquired 732-bed Epiisod Macquarie Park,
we estimate the distribution per unit to grow steadily in FY2026 and FY2027 to
6.66 cents and 6.95 cents, respectively.

Figure 1: Distribution per unit
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Source: Company data, Beansprout research
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Achieved better than expected financial performance
Figure 2: Financial highlights

For financial period from 12 August 2025 (date of constitution) to 31 December 2025

S$ million Actual Forecast Actual vs Forecast
Revenue 50.7 49.0 3.4%
Property operating expenses -14.6 -14.4 1.4%

Net property income 36.1 34.6 41%
Finance expenses -39 -4.8 -17.6%
Amount available for distribution to Unitholders 29,995 28,079 6.8%
Amount to be distributed to Unitholders 29,953 28,079 6.7%
Distribution per Unit (SGD cents) 1.739 1.630 6.7%

Source: Company data

Centurion Accommodation REIT reported revenue at S$50.7 million, for the
financial period 12 August 2025 to 31 December 2025, 3.4% ahead of forecast.
The better-than-expected financial performance was supported by stronger
rental rates and better occupancy across the portfolio.

Property operating expenses were broadly in line, rising 1.4% versus forecast,
which allowed net property income to reach S$36.1 million, 4.1% above
expectations. The outperformance at the operating level reflects steady leasing
momentum and resilient demand across both PBWA and PBSA assets.

Finance costs were 17.6% below forecast at S$3.9 million, due to lower loan
drawdowns and more favourable benchmark rates. As a result, the trust
recorded a profit of S$9.7 million compared to the projected loss.

Amount available for distribution rose 6.8% above forecast to S$30.0 million,
translating into a distribution per unit of 1.739 cents, 6.7% higher than expected.
Based on the closing price on 23 February 2026 at S$1.15, this represents an
annualised distribution yield of 5.64%.

Figure 3: Revenue, net property income, and FFO yield
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Portfolio performance remains resilient with positive outlook

For the Financial period 2025, the portfolio demonstrated steady operating
performance, maintaining high occupancy rates across both worker and student
accommodation segments. It is operating in markets where structural drivers
remain supportive. Asset under management was at S$$1.88 billion as at 31
December 2025, representing 2.3% ahead of forecast.

Figure 4: Portfolio metrics

Portfolio metrics as of 31 December 2025 Actual Forecast Actual vs Forecast
AUM, S$ bn 1.88 1.84 2.3%

Net asset value per unit, S$ 0.87 0.89 -22%
Singapore PBWA portfolio occupancy 97.6% 95.8% +1.8 ppt
Australia PBSA portfolio occupancy 99.1% 97.3% +1.8 ppt

Source: Company data

Occupancy of its Singapore PBWA portfolio occupancy was at 97.6%,
representing 1.8 percentage point ahead of forecast. In Singapore, sustained
foreign labour demand and tight supply conditions continue to underpin the
PBWA segment.

Australia PBSA portfolio occupancy was 99.1%, representing 1.8 percentage
point ahead of forecast. In the United Kingdom and Australia, steady international
student flows and the global appeal of established education hubs support
durable demand for PBSA assets. Together, these trends provide a solid base
for occupancy and rental stability across the portfolio.

In Singapore, it will continue asset enhancement initiatives within the PBWA
portfolio, while keeping a close watch on regulatory developments such as the
Dormitory Transition Scheme and New Dormitory Standards. Across the PBSA
portfolio, selective AEls including bed reconfiguration and refurbishment works
are being evaluated to optimise space utilisation and returns

Figure 5: Portfolio composition as at 31 December 2025
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Updates on PBWA portfolio and acquisition of PBSA Epiisod

Within PBWA, it has secured the Temporary Occupation Permits for the newly
completed blocks at Westlite Toh Guan and Westlite Mandai, adding about 1,764
and 3,696 beds, respectively. Regulatory approvals were also obtained to retain
approximately 664 beds at Westlite Toh Guan through end 2028 and about 1,980
beds at Westlite Mandai through end 2030.

Applications for licences under the Foreign Employee Dormitories Act are in
progress. The approval will confirm the long-term operating status of these
assets.

On the PBSA front, it has completed the acquisition of Epiisod Macquarie Park in
Sydney on 13 January 2026. The newly developed 732 bed asset was acquired
for A$345.0 million and fully debt-funded, preserving liquidity flexibility.

A two-year master lease has been put in place with Centurion Properties Pte. Ltd.
and the Sponsor through 31 December 2027. This allows time to stabilise and
optimise the asset within the broader Australian student accommodation market.

Figure 6: Updates on PBWA portfolio
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Source: Company data
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Prudent capital management
Figure 7: Debt maturity profile
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Source: Company data

Management adopts a proactive and disciplined capital management approach,
to achieve a strong balance sheet. It is supported by a diversified funding
sources and an undrawn committed credit facilities of S$233.2 million. As at 31
December 2025, it does not have any debt maturing till FY2028.

Gross borrowings of S$376.1 million are supported by a weighted average debt
maturity of 4.3 years, which lowers refinancing risk.

Weighted average cost of debt at 3.46% is lower than the earlier forecast,
reflecting disciplined treasury execution and favourable funding conditions.

Risk management is equally evident in the capital structure. With 55.8% of debt
on fixed rates, interest rate exposure is moderated, while the interest coverage
ratio of 6.6 times signals strong debt-servicing capacity.

Aggregate leverage at 22.1% as at 31 December 2025 was lower than forecast
too. Including the completed acquisition of Epiisod Macquarie Park on 13 January
2026, the aggregate leverage increased to 30.7%. Based on a 40% leverage
threshold, it will have a debt headroom of S$348.0 million. This provides
substantial flexibility to pursue acquisitions or asset enhancements without
stretching the balance sheet.

We think having the debt headroom to fund organic growth and inorganic
pipeline is significantly positive because the industry structural growth remains
favourable. It is also considering expansion into other geographic regions.

Figure 8: Capital management

As of end of period, 31 Dec 2025 Actual Forecast
Gross borrowings outstanding, S$ milllion 3761 -
Aggregate leverage 22.1% 31.0%
Weighted average cost of debt 3.46% 416%
Interest coverage ratio 6.6X 4.7x%
Weighted average debt maturity 4.3 years -
Proportion of debt hedged to fixed rates 55.8% -

Source: Company data

Centurion Accommodation REIT (SGX: 8C8U)
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Revise to Neutral and target price at S$1.20

As we roll forward the target price to FY2027E, we adjust our target price to
S$1.20. At the closing price on 23 February 2026 of S$1.15, the target price
represents a potential upside of 4.4%. Considering the valuation, we revise our
recommendation to Neutral.

Based on our estimate on FY2026E distribution per unit of 6.66 cents, it is
trading at FY2026E distribution yield of 5.8%.

In terms of PB ratio, it is trading at price-to-book ratio 1.32x. In comparison, the
industry average is at PB 0.86x.

Figure 9: Valuation comparison

Dividend Dividend

Symbol Mag';";;ap Las;’;’ice yield yield PB ratio igg:ggzte
FY2025 FY2026E
Centurion Accommodation REIT 8C8U-SG 1,980.8 1150 5.8% 5.8% 1.32 30.7%
Capital and Ascott Trust HMN-SG 3,735.4 0.975 6.3% 6.2% 0.83 37.7%
CDL Hospitality Trusts JB85-SG 1,112.0 0.875 55% 5.8% 0.59 37.7%
Far East Hospitality Trust Q5T-SG 12512 0.610 5.9% 5.8% 0.70 33.0%
Average 5.9% 5.9% 0.86

Source: Beansprout research, SGX, price as 23 February 2026
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Financial summary

Listed on 25 September 2025, Centurion Accommodation REIT reported its inaugural
financial results for the financial period from 12 August 2025 (Date of constitution) to 31
December 2025.

Financial period
from 12 August 2025 FY2026E FY2027E
to 31 December 2025

Financial period
from 12 August 2025 FY2026E FY2027E
to 31 December 2025

Y/E Dec (S$ million)

Y/E Dec (S$ million)

Income Statement

Cash Flow

Revenue 51 216 226 Operating cash flow

Property expenses -15 -62 -65 Profit for the year/period 1 132 138

Net property income 36 154 161 Adjustments 24 25 26

Other income (o] (o] 0 Working capital changes -0 9 6

Manager's fees -3 -15 -16 Others - - -

Other expenses -7 -2 -2 Cash flow from operations 35 167 170

Change in value of derivatives 0 0 0

Change in value of investment proper -1 22 22 Investing cash flow

EBIT 15 159 165 GCAPEX -2 -3 -3

Net finance expenses -4 -26 -26 Others 0 0 0

Profit before tax 1 132 138 Cash flow from investments -2 -3 -3

Tax -1 -5 -5

Minority interests (0] (0] 0 Financing cash flow

Profit attributable to owners 10 106 m Dividends paid -30 -128 -134
Proceeds from borrowings 280 310 0

Balance sheet Others 402 -26 -26

Assets Cash flow from financing 652 156 -161

Investment properties 1,884 2186 2,208

Others 19 27 51 Net change in cash 49 1 -23

Total non-current assets 1,903 2,213 2,259 Beginning cash 75 124 135
Currency translation (o] 0 0

Cash & cash equivalents 79 89 67 Ending cash 124 135 112

Trade & other receivables 16 17 18

Others 2 2 2 Per share data (S$ cents)

Total current assets 97 109 87 Book value per unit 0.87 0.87 0.88

Total assets 2,000 2,322 2,346 Distribution per unit 174 6.66 6.94
Earnings per unit 056 6.1 6.39

Liabilities

ST borrowings 0 0 0 Valuation

Trade & other payables 120 129 134 P/E, x 16.5 17.3 16.6

Others 7 0 0  P/B,x 132 132 131

Total current liabilities 127 129 134 Dividend yield (%) 564 579 6.03

LT borrowings 372 682 682 Ratios

Others 4 0 0 ROE (%) 2.6% 7.0% 7.3%

Total non-current liabilities 377 682 682 ROA (%) 19% 18.2% 19.0%

Total liabilities 503 81 816 Net gearing (%) 20% 39% 40%

EQUITY Margins (%)

Share capital 1,486 1,497 1,51 EBIT margin 43% 51% 52%

Unitholders' funds 1,497 1,51 1,529 Net margin 19% 49% 49%

Total equity 1,497 1511 1,529

Total equity and liabilities 2,000 2,322 2,346

Centurion Accommodation REIT (SGX: 8C8U)
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Analyst Certification and Disclosures

The analyst(s) named in this report certifies that (i) all views expressed in this report accurately reflect the personal
views of the analyst(s) with regard to any and all of the subject securities and companies mentioned in this report
and (ii) no part of the compensation of the analyst(s) was, is, or will be, directly or indirectly, related to the specific
views expressed by that analyst herein. The analyst(s) named in this report (or their associates) does not have a
financial interest in the corporation(s) mentioned in this report.

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

Company Disclosure
Global Wealth Technology Pte Ltd (“Beansprout”) does not have any financial interest in the corporation(s) mentioned
in this report.

Disclaimer

This report is provided by Beansprout for the use of intended recipients only and may not be reproduced, in whole or
in part, or delivered or transmitted to any other person without our prior written consent. By accepting this report, the
recipient agrees to be bound by the terms and limitations set out herein.

You acknowledge that this document is provided for general information purposes only. Nothing in this document
shall be construed as a recommendation to purchase, sell, or hold any security or other investment, or to pursue any
investment style or strategy. Nothing in this document shall be construed as advice that purports to be tailored to
your needs or the needs of any person or company receiving the advice. The information in this document is intended
for general circulation only and does not constitute investment advice. Nothing in this document is published with
regard to the specific investment objectives, financial situation and particular needs of any person who may receive
the information.

Nothing in this document shall be construed as, or form part of, any offer for sale or subscription of or solicitation or
invitation of any offer to buy or subscribe for any securities. The data and information made available in this document
are of a general nature and do not purport, and shall not in any way be deemed, to constitute an offer or provision of
any professional or expert advice, including without limitation any financial, investment, legal, accounting or tax
advice, and shall not be relied upon by you in that regard. You should at all times consult a qualified expert or
professional adviser to obtain advice and independent verification of the information and data contained herein before
acting on it. Any financial or investment information in this document are intended to be for your general information
only. You should not rely upon such information in making any particular investment or other decision which should
only be made after consulting with a fully qualified financial adviser. Such information do not nor are they intended
to constitute any form of financial or investment advice, opinion or recommendation about any investment product,
or any inducement or invitation relating to any of the products listed or referred to. Any arrangement made between
you and a third party named on or linked to from these pages is at your sole risk and responsibility.

You acknowledge that Beansprout is under no obligation to exercise editorial control over, and to review, edit or
amend any data, information, materials, or contents of any content in this document. You agree that all statements,
offers, information, opinions, materials, content in this document should be used, accepted, and relied upon only with
care and discretion and at your own risk, and Beansprout shall not be responsible for any loss, damage or liability
incurred by you arising from such use or reliance.
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This document (including all information and materials contained in this document) is provided “as is.” Although the
material in this document is based upon information that Beansprout considers reliable and endeavours to keep
current, Beansprout does not assure that this material is accurate, current, or complete and is not providing any
warranties or representations regarding the material contained in this document. All opinions contained herein
constitute the views of the analyst(s) named in this report, they are subject to change without notice and are not
intended to provide the sole basis of any evaluation of the subject securities and companies mentioned in this report.
Any reference to past performance should not be taken as an indication of future performance. To the fullest extent
permissible pursuant to applicable law, Beansprout disclaims all warranties and/or representations of any kind with
regard to this document, including but not limited to any implied warranties of merchantability, non-infringement of
third-party rights, or fithess for a particular purpose.

Beansprout does not warrant, either expressly or impliedly, the accuracy or completeness of the information, text,
graphics, links, or other items contained in this document. Neither Beansprout nor any of its affiliates, directors,
employees, or other representatives will be liable for any damages, losses or liabilities of any kind arising out of or in
connection with the use of this document. To the best of Beansprout’'s knowledge, this document does not contain
and is not based on any non-public, material information. The information in this document is not intended for
distribution to, or use by, any person or entity in any jurisdiction where such distribution or use would be contrary to
law or regulation, or which would subject Beansprout to any registration requirement within such jurisdiction or
country. Beansprout is not licensed or regulated by any authority in any jurisdiction or country to provide the
information in this document.

As a condition of your use of this document, you agree to indemnify, defend and hold harmless Beansprout and its
affiliates, and their respective officers, directors, employees, members, managing members, managers, agents,
representatives, successors and assigns from and against any and all actions, causes of action, claims, charges,
cost, demands, expenses and damages (including attorneys’ fees and expenses), losses and liabilities or other
expenses of any kind that arise directly or indirectly out of or from, arising out of or in connection with violation of
these terms, use of this document, violation of the rights of any third party, acts, omissions or negligence of third
parties, their directors, employees or agents. To the extent permitted by law, Beansprout shall not be liable to you,
any other person, or organization, for any direct, indirect, special, punitive, exemplary, incidental or consequential
damages, whether in contract, tort (including negligence), or otherwise, arising in any way from, or in connection
with, the use of this document and/or its content. This includes, without limitation, liability for any act or omission in
reliance on the information in this document. Beansprout expressly disclaims and excludes all warranties, conditions,
representations and terms not expressly set out in this User Agreement, whether express, implied or statutory, with
regard to this document and its content, including any implied warranties or representations about the accuracy or
completeness of this document and the content, suitability and general availability, or whether it is free from error.

If these terms or any part of them is understood to be illegal, invalid or otherwise unenforceable under the laws of
any state or country in which these terms are intended to be effective, then to the extent that they are illegal, invalid
or unenforceable, they shall in that state or country be treated as severed and deleted from these terms and the
remaining terms shall survive and remain fully intact and in effect and will continue to be binding and enforceable in
that state or country.

These terms, as well as any claims arising from or related thereto, are governed by the laws of Singapore without
reference to the principles of conflicts of laws thereof. You agree to submit to the personal and exclusive jurisdiction
of the courts of Singapore with respect to all disputes arising out of or related to this Agreement. Beansprout and you
each hereby irrevocably consent to the jurisdiction of such courts, and each Party hereby waives any claim or defence
that such forum is not convenient or proper.

© 2025 Global Wealth Technology Pte Ltd
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