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Stable distribution per unit (DPU) with higher
occupancy

= Distribution per unit (DPU) remains stable. Digital Core REIT (DCREIT)
declared distribution per unit of 1.80 US cents for 1H 2025, unchanged from
1H 2024. DCREIT reported distributable income of US$23.37 million in 1H
2025, a 3.5% increase compared to 1H 2024.

®  Higher portfolio occupancy. With the strong leasing momentum, DCREIT’s
portfolio occupancy rose to 98.0% as at 30 June 2025, from 96.7% as at 31
December 2024. The occupancy rate improved by 130 basis points,
supported by higher occupancy for its assets in Los Angeles which reported
occupancy rate at 87.7% as at 30 June 2025, from 80.0% as at 31 December
2024. Specifically, 3015 Winona Avenue in Los Angeles reported 470 basis
points pickup in occupancy to 84.0% in 2Q 2025, from new leases signed with
several customers.

®  Weighted average lease expiry (WALE) declined to 4.5 years, from 4.7
years in 1Q25. The lower WALE was due to the expiry of the lease in 8217
Linton Hall expired on 30 June 2025. The single tenant moved out on 1 July
2025. DCREIT plans to refurbish and re-lease the property in the next six to
twelve months. Given the favorable demand and supply dynamics in the
Northern Virgina market, DCREIT is confident in the leasing prospects for
8217 Linton Hall.

®  Positive uplift from Linton Hall expected. The data centre market in
Northern Virigina is facing supply shortage as reflected in the market vacancy
rate of less than 0.5%. Based on the current market rate, the re-lease of
Linton Hall is expected to achieve a 25% uplift from the expiring rent.
Furthermore, there is sufficient land for the development of a second facility
on the site to double the capacity.

® Higher leverage. DCREIT’s aggregate leverage rose to 38.3% in 2Q 2025
from 34.0% in 4Q 2025, partly driven by the acquisition of Digital Osaka 3. To
recap, DCREIT acquired a 20% stake in Digital Osaka 3 from Mitsubishi
Corporation at US$86.7 million. Average cost of debt fell to 3.4% in 2Q 2025
from 3.8% in 1Q 2025, due to the use of JPY-denominated loans to finance
the acquisition. The balance sheet profile remains healthy with weighted
average debt maturity at 4.2 years and 85% of the debt was on fixed-rate
basis. Financial flexibility remains strong with US$60.7 million cash-on-hand
and US$200 million in unused credit facilities.

®  Maintain Buy. We believe DCREIT is well-positioned to benefit from strong
demand for data centres, driven by structural growth in Al and cloud
workloads. DCREIT is expected to offer a FY 2025 distribution yield of 6.5%.
The REIT currently trades at a price-to-book valuation of 0.7x, close to its
historical average.
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Figure 1: Digital Core REIT 1H25 results summary

(USD Thousands) 1H FY2025 1H FY2024 Change

(% YoY)
Revenue 88,892 48,262 84.2%
Property Expenses (42,592) (17,833) 138.8%
Net Property Income 46,300 30,429 52.2%
Income Available for Distribution 23,374 22,586 3.5%
Distribution Per Unit (DPU) — US cents 1.80 1.80 -

Source: Company data, Beansprout Research

Figure 2: Digital Core REIT balance sheet summary

As of 30 Jun 2025 As of 31 Mar 2025

Total Debt (US$ m) 675 645
Aggregate leverage 38.3% 38.0%
Interest Cover 3.6x 3.7x
Average Cost of Debt (%) 3.4% 3.8%
Fixed / hedged debt ratio 85% 85%
Weighted average debt maturity 4.2 years 4.5 years

Source: Company data, Beansprout Research
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Pure-play data centre Singapore REIT

Listed on 6 December 2021 on the Main Board of SGX, DCREIT is a pure-play data
centre Singapore REIT. DCREIT holds a portfolio of mission-critical data centres
located in United States, Canada, Germany, and Japan.

DCREIT’s portfolio consists of ten freehold data centres that are strategically located
in core markets. As of end-2024, the attributable asset value was US$1.6bn.

Figure 3: Summary of portfolio of assets
Portfolio Summary, at share basis
As at 31 Dec 2024, US$ '000

Property Ownership Attributable WALE Net Rentable CustomerIT Annualized Occupancy 2024 Revenue 2024 NP1 2024 NP1 yield

Type % Portfolio value sqft Load, kW Rent 31Dec 2024 Us$ m US$ m %
Northern Virgina
44520 Hastings Drive Fully-Fitted 90% 3,72,600 84 1,32,299 12,510 14,309 100% 275 17.6 4.7%
8217 Linton Hall Road Fully-Fitted 90% 2,18,790 0.5 2,07,002 8,640 9,860 100% 18.9 111 51%
43831 Devin Shafron Drive  Shell & Core 90% 56,160 1.3 1,05,364 - 1,727 100% 27 1.9 3.4%
Silicon Valley
2011 Lafayette Street Fully-Fitted 90% 1,54,800 5.1 81,702 5,400 12,425 100% 18.8 94 6.1%
1500 Space Park Drive Shell & Core 90% 1,01,070 9.7 46,454 - 4,308 100% 8.8 7.9 7.8%
Toronto
371 Gough Road Fully-Fitted 90% 1,22,446 34 93,877 6,075 12,688 100% 11.9 71 5.8%
Los Angeles
200 North Nash Street Colocation 90% 54,990 1.8 1,02,245 2,430 5,403 86.8% 5.1 23 4.2%
3015 Winona Avenue Colocation 90% 44,550 21 74,620 1,638 3,252 70.6% 3.9 1.9 4.3%
Frankfurt
Wilhelm-Fay-StraBe 15 &24  Fully-Fitted 65% 3,91,021 53 2,92,205 22,100 30,551 99.5% 46 26 0.7%
Osaka
Digital Osaka 2 Fully-Fitted 20% 1,07,628 3.5 22,988 5,100 6,977 94.6%
Portfolio : Total / Weighted average 16,24,055 48  11,58,756 63,893 1,01,500 96.7%

Source: Company data

The top 3 assets (by annualized rent) are well spread out in 3 locations - Frankfurt
(30%), Northern Virginia (26%) and Silicon Valley (16%).

Figure 4: Breakdown of portfolio by geography
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Focusing on long-term sustainable value creation, DCREIT’s strategy is to own and
operate a global portfolio of high-quality data centres in strategic locations. Northern
Virginia is the world’s largest data centre market with market absorption of over 1.5GW
in 2024. The world-class network connectivity enables 70% of the world’s internet
traffic flows through Northern Virginia. According to the management, Northern
Virginia has been facing severe supply constraint in the past few years with vacancy
rate falling to a low at 0.4% in 2024.

Other locations are also strategically important in the global data centre ecosystem.
Frankfurt, a major financial hub, is one of the fastest growing data centre market in
Europe. Frankfurt’s role as a financial capital of continental Europe and the internal
capital of Europe is a key growth driver for more data centre capacity. Toronto,
financial hub of Canada, is also the primary market for data centres. In Japan, Osaka is
a core data centre hub, expected to be dominated by hyperscale colocation. Osaka is
positioned as a gateway for submarine cables linking the U.S. West Coast to Asia.

High proportion of fully-fitted facilities

85% of the portfolio are fully fitted data centres, rightfully based on standardized
designs and specifications. Besides attracting end clients who are looking for quicker
deployments, DCREIT can charge higher rental rates by providing managed services.

Figure 5: Breakdown of portfolio by property type

Portfolio profile, by property types
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High occupancy rate and extended WALE

As of end-2024, the portfolio’s reported occupancy rate was at 96.7%, relatively stable
compared to 96.6% as of end-2023. This was despite significant changes triggered by
Cyxtera’s bankruptcy. DCREIT was able to leverage on the expertise and efficiencies
of the Sponsor to re-lease the capacity at no downtime.

As at end-2024, the portfolio’s WALE was 4.8 years by annualized rent, higher than 2.8
years reported in the previous year. In 2024, DCREIT signed US$74mn of new and
renewal leases, with a WALE of 5.1 years. The higher WALE provides visibility to
operating cashflows.

About 50% of the leased space will expire after 2030, underpinning stable operating
cashflow in the medium term.

Digital Core REIT (SGX: DCRU)
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Figure 6: Weighted average lease expiry of 4.8 years
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Source: Company data

Customer profile

As of end-2024, DCREIT has a portfolio of 111 customers. Top 10 customers account
for 84.6% of annualized rent, vs 99.6% in the previous year. DCREIT will continue to
diversify the customer concentration. The key customers are leading global cloud
providers, global colocation and interconnection providers, social media platforms and
IT solutions providers.

All the lease agreements contain annual contract rental rate escalations ranging from
1% to 3%. DCREIT is protected from a sharp rise in variable operating expenses. By
contract types, 30% of the portfolio is leased on a triple-net lease structure and 58%
is leased on Gross + Electricity structure. Gross + Electricity structure refers to
contracts in which customers are responsible for the gross rent and 100% of the utility
costs incurred at the leased capacity. Thus, DCREIT is protected against higher energy
costs.

In terms of trade sector, Hyperscale CSP is the biggest contributor, accounting for
64% of annualized rent. In terms of credit quality, Investment grade customers account
for 81% of annualized rent. In our view, DCREIT has a superior quality customer
portfolio dominated by industry leaders and investment grade companies. This reflects
a key competitive advantage as DCREIT provides customers with global connectivity
across numerous deployments. According to the company, 97% of the portfolio is
leased to strategically important customers.

Digital Core REIT (SGX: DCRU)
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Figure 7: Customer profile by contract type

Figure 8: Customer profile by trade sector
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Source: Company data, Beansprout research

As of end-Dec 2024, the portfolio consists of 10 data centres with 1.16mn square feet
in net rentable area, -4.4% year-on-year. The decline in net rentable area was due to
the sale of two Silicon Valley facilities in Jan 2024 to Brookfield for US$160mn. The
divestment formed part of the resolution to Cyxtera Technologies’ bankruptcy. From
DCREIT’s perspective, the transaction was attractively valued at book value and
represented a 4.4% cap rate. Value of the Frankfurt facility increased to US$391m in

2024, following the increase in stake.

Figure 9: Asset value of key assets - 2024 vs 2023

Asset value, US$ mn
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Source: Company data

Digital Core REIT (SGX: DCRU)

PLEASE SEE ANALYST CERTIFICATION(S) AND IMPORTANT DISCLOSURES BEGINNING IN APPENDIX.



24 July 2025 Beansprout

Sponsor is one of the world’s largest operators of data centres

DCREIT’s Sponsor is Digital Realty Trust, Inc. (DRT), one of the world’s largest operator
of data centres with total assets at US$45.3bn, as of end-2024. DRT is a public listed
company on New York Stock Exchange, with market capitalization at US$49.8bn (as
of close on 11 Apr 2025). DRT is the largest unitholder of DCREIT, with 30.91% of the
units. DCREIT has been granted the right of first refusal (ROFR) on a strong pipeline
of assets owned by DRT, valued at more than US$15bn. Going forward, potential
acquisitions of these assets are key to sustaining long-term AUM growth.

Digital Core REIT (SGX: DCRU)
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Key Risks

Customer concentration risk

Customer concentration is high, with the top 3 customers accounting for 61.6% of total
revenue in 2024. DCREIT has plans to diversify the customer base by entering into direct
contracts with the end users. This was implemented at the Los Angeles facilities where
DCREIT added ~60 customers, doubling the customer base to > 100.

Technology obsolescence risk

Technology obsolescence may require DCREIT to replace some equipment in fully-
fitted facilities. Fully-fitted facilities account for 85% of the portfolio, raising concerns
about the costs of maintaining the facilities with up-to-date equipment. Particularly
going forward as the demand shifted towards Al-enabled data centres to support Al
use cases. Besides higher power density to support training models and GPU, Al-
enabled data centres will be equipped with new design of mechanical and electrical
systems.

The release of Deepseek’s LLM (Large Language Model) models in mid-January 2025
has created uncertainty on the future demand for data centres. Chinese startup
Deepseek introduced the open-source reasoning model ‘R1’ which generates the same
output at 10% of the cost required by OpenAl’s o1. The hardware intensity of Deepseek
is significantly lower, implying lower requirement for supporting digital infrastructure.
In the current environment where hyperscalers are spending aggressively to expand
data centre capacity, we may have an oversupply situation if the new Al inferencing
and training applications require lower rack density in data centre. On a positive note,
the cost compression in developing Al-enabled applications could drive higher
adoption of GenAl. The future demand and supply dynamic for data centre capacity
remains unclear.

Operating risk

Climate change may increase operating risks. With assets based in Northern California,
DCREIT’s assets could potentially face higher insurance costs following recent
episodes of widespread fire. The wildfire caused by climate change is unpredictable,
leading to higher operating risks in the region.

Digital Core REIT (SGX: DCRU)
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Disclosure Appendix

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 fitness 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.
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Digital Core REIT (SGX: DCRU) 10

PLEASE SEE ANALYST CERTIFICATION(S) AND IMPORTANT DISCLOSURES BEGINNING IN APPENDIX.



