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1. Executive Summary

Special Feature: Why are we invested in YTL Hospitality REIT?

In July, global markets were supported by improving macro signals and a
less hostile geopolitical environment. The case for monetary easing in the
US has been strengthened by softer inflation data and weaker-than-expected
labour market data.

FBMKLCI declined by 1.4% to 1,513 in July. The US government’s decision to
impose a 19% tariff on Malaysia vs 24% (2 April) and 25% (7 July) was a
reasonable outcome. So far, semiconductor exports remain exempt.

Local sentiment was buoyed by BNM’s OPR cut and the 13th Malaysia Plan
(13MP), which signaled stronger infrastructure spending. Total development
expenditure under 13MP stands at RM611 billion (vs. RM400 billion under
12MP), including RM120 billion for the GLC Empowerment Campaign and RM61
billion via Public-Private Partnerships.
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We believe the KLCI will be resilient. Valuations are undemanding i.e. FY25 PER
of 14.0x (10Y range 12.5x-21.7x), PBR of 1.5x (10Y range 1.2x-1.9x) and forecast
DY of 4.4% (10Y range 2.7%-4.4%) [Source: Bloomberg]. We have holdings in
domestic plays and prefer to avoid companies which are at risk from the tariff
related uncertainty. Our strategy is to buy on weakness, focusing on
fundamentals and a bottom-up investment approach.




2. Feature: YTL Hospitality REIT (YTL REIT)

We continue to own YTL REIT in our funds. The reasons for holding the stock are outlined here:

Exhibit 1: YTL REIT's Luxury Hotels & Serviced Residences in 3 Countries.

Malaysia (Northern) \ I ° ° .
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YTL REIT is the only pure
hospitality play in the local REIT
sector with a portfolio consisting
of well-known Malaysian,
Japanese and Australian hotels.

B The Ritz-Carlton, Ku
Suite Wing

| Australia
| m Brisbaney¥arriott

W The Ritz Carlton, Kuala Lumpur -
Hotel Wing

B AC Hotel Kuala Lumpur Titiwangsa
W Sydney Harbour Marriott
B Hotel Stripes Kuala Lumpur

B Melbourne"Marriott
B Puchong Hotel

Source: YTL REIT

Exhibit 2: Selected Bursa REIT Peers Comparison.
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Current Debt/

Price N:!"p: f;’flp DPSS (R RS ff/’°‘”t“ P/B(x) | DivYid (%) |Asset

TN R I @ | [ Higher dividend yield
Company/Index 1FY 2FY | 1FY 2FY | 1FY  2FY | 1FY_ 2FY igner ividen yie
Bursa REIT 939.0 56.6 | 49.6 51.7| 35 41 12 13| 53 55| 340 .
g 15496 | 10913 | 670 714 | 93 65| te 13| 43 46| 182 and discount to peers
Our Holdings on a price/book basis.
Axis REIT 21| 42638| 97 101|169 41| 13 13| 46 48| 33.3 .
YTL REIT 1.2 | 2,011.2| 74 84237 135 07 07 63 7.1/|426 YTL REIT offers a current dividend
MEDIAN 9.7 10.1|169 41| 13 13| 4.6 4.8 33.3 yield of 6.3%. This is higher than
Selected Peers Comparison the Bursa REIT and KLCI index of
KLCCP Stapled 86 |15453.7 | 46.1 476 | 188 33| 1.1 11| 54 56| 231 5.3% and 4.3% respectively. The
IGB REIT 2.8 (10,1471 | 11.9 129 133 84| 22 22| 43 46| 212 :
Sunway REIT 22| 7,568.8 | 11.1 11.6 | 16.8 4.5 1.3 1.3 5.0 52| 41.3 REIT currently trades below its
Pavilion REIT 17| 68235| 97 99| 213 21| 13 13| 56 57| 372 book value (net asset) at 0.7x and
Capitaland Malaysia 06| 20487 | 46 49| 314 65| 06 06| 75 80| 412 at a discount to its peers (REIT
Al-Agar Healthcare 12| 10411 73 75/|- 88 27 59 6.0 413 dex:
MEDIAN 104 108 | 178 3.9| 1.3 13| 55 56| 39.2 Index: 1.2x).

Source: Bloomberg (1FY = Current Financial Year, 2FY = Next Financial Year)
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Exhibit 3: YTL REIT's Net Property Income (NPI) Segmental Breakdown.

350

S 300 | Malaysia and Japanese

S

& 250 assets (master leases)

% 200 offer stable and

£ 150 recurring income.

EP T I — —

g 100 . There are 15 Malaysian and

° 50 89 120 116 120 120 Japanese assets on master lease

S . structure. These are long-term

z 2023 2024 2025 2026F 2027F lease tenures with rgntal step-ups

every 5 years. This provide a

Management Contracts NPI B Master Leases NPI stable and recurring income as

well as low occupancy risks.
Source: Astute Fund Research

Exhibit 4: YTL REIT Australia Hotels Revenue per Average Room (RevPAR) vs Average Occupancy.
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The Australian hotels are solely
managed by YTL REIT under
management contracts. With
sustained occupancy rates and
growth in average room rates, we
Average Occupancy (%) forecast a 10Y NPI CAGR of +3.3%
until 2035 for the segment.

N

300 100%
§ [ YTL REIT’s Australian
9 hotels have the
2 potential to  uplift
8 earnings.
z

T 90%
250 57719 219 218 80%
2 200 70%
< 60%
o 150 50%
= 40%
2 100 309%
n: (']
50 0%
10%

0 0%

2014 2015 2016 2017 2018 2019 2020 2021 2022 2023 2024 2025

mmm RevPAR (AUD)

Source: YTL REIT
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Exhibit 5: Australia International Visitor Arrivals Forecasts by Tourism Research Australia

. Current forecasts . Last year’s forecast ---- 2019 level

Forecast period

12

0]

Source: Australian Trade and Investment Commission

2015 2016 2017 2018 2018 2020 2021 2022 2023 2024 2025 2026 2027 2028 2029

Australian hotels will
ride on the country’s
tourism prospects.

Australia’s international tourist
arrivals are set to grow at an 8.5%
CAGR from 7.2 million in 2023 to
11.8 million by 2029. YTL REIT is
well-positioned with hotels in key
cities (Melbourne, Sydney, and
Brisbane) under the Marriott
brand.

Exhibit 6: Book Value of YTL REIT Properties vs Weighted Average No. of Units
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Source: YTL REIT

Value driven leadership
delivering  consistent
asset growth with
minimal fundraising.

Dato’ Mark Yeoh's (Executive
Director) strategic asset recycling
and disciplined acquisitions with
only 2 fundraisings (2012 & 2017)
have delivered an 18-year
property value CAGR of +7.8%
versus unit growth of +2.7%.
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Exhibit 7: Non-exhaustive list of YTL Group’s hospitality assets.

YTL Group's Hospitality Assets Country No. of rooms/units

Gaya Island Resort Malaysia 121 .

The Majestic Malacca Malaysia 54 St rOng pOte ntlal asset
Moxy Kuala Lumpur Chinatown Malaysia 320 . . .
Thailand pipeline  from its
The Ritz-Carlton, Koh Samui Thailand 175

Muse Saint Tropez France 15 Sponsor' YTL corp Bhd'
Muse Casa Marbella Spain 2 .
Higashiyama Niseko Village, A Ritz-Carlton Reserve Japan 50 YTL Group owns a portfolio of
Kasara Niseko Village Townhouse Japan 8 units (3 rooms each) hlg h-q Ua“ty hOSpItallty assets
Hinode Hills Niseko Village Japan 79 |t | tri th t
The Westin Perth Australia 368 across mu . Ip € C.OUﬂ res d
The Hague Marriott Hotel Netherlands 306 could be anected into YTL REIT.
The Gainsborough Bath Spa UK 99 H

Monkey Island Estate UK 41 bedrooms + 3 cottages The . REIT has capaCIty for
The Academy UK 50 acquisition with an estimated
Threadneedles UK 74 debt headroom of ~RM621 million
The Glasshouse UK 77 as Of end-FY25.

Source: YTL Group

Exhibit 8: Distributable Income Per Unit (Sen) vs Gross Dividend Per Unit (DPU) vs Dividend Yield.

=
(=
o
(%]
—
]
=
]
Q0
=
o
A
(a)
©
c
©
%]
)
=
©
=
]
(%}
=
(@]
(9]
%)
)
c
o
O
w
[
]
=
)
(%}
<
Y—
o
(]
(%]
=)
—
(o]
L

2 9.2% 10.0%
o . Jo . "1l We forecast a dividend
\ 5% 4 8.0% .
T 6.9% 79 o 68% 6.9% Yo YIeld of 7.5% for FY26
- » and 8.2% for FY27.
-§' 6 &% 4 5.0% % Excluding 2020-2023, YTL REIT
3 4.0%§ has maintained a dividend per
¢ am% unit (DPU) of 7.7-8.5 sen over the
Sow past decade. We project 8.5 sen
’ for FY26 and 9.2 sen for FY27,
] o driven by stable lease income and
2014 2015 2016 2017 2018 2019 2020 201 2022 2023 2024 2025  2026F 20276 improving RevPAR in Australia.
mmm Distributable Income Per Unit (Sen) (LHS) mm Gross DPU (Sen) (LHS) Dividend Yield (%) (RHS)

Source: Astute Fund Research
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Exhibit 9: KLCI & Shariah Index

Source: Bloomberg

13,000 1,700
12500 1,650 The KLCI has
1,600 H
oos eso rebounded amid broad
' ' base buying
> 1,500 °
£ 11,500
" 1,450 The KLCI recovered +8% from the
g 11,000 1,400 trough during Trump’s liberation
8 1350 day tariffs, which sparked a
i 10,500 1300 global selloff. Recovery has been
) 31/7/2025, 11,462 ' . . . |
E 10,000 . . . : 1250 seen as improving macro signals
9 18/10/2024 18/12/2024 18/2/2025 18/4/2025 18/6/2025 and a less hostile geopolitical
= environment
2 e FBMS INdeX e FBMKLCI Index
z
S Source: Bloomberg
%)
15 Exhibit 10: Sector Performances Year-to-Date (%)
o
Q
3 REIT +8.0 .
7 construeT KLCI kept in the red
5 Plantation due to external
) Utilities
(%]
9 KLCI pressures.
o Transportation
= E;ggg[g The healthcare and technology
Telco sectors were the top losers.
I”dtéit:ra's Rising costs could reduce
Finan?e’ Malaysian tech exports’
ConsuTmer: competitiveness in the U.S,
ec . . .
Healthcare 30,6 negatively impacting the outlook
for local technology firms.
-35.0 -30.0 -25.0 -20.0 -5.0 +0.0 +5.0 +10.0
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Exhibit 11: KLCI's 2025 PER (x)

22
21 /\/_ The KLCI's valuation is
Y 103 undervalued below the
19 :
o 5Y mean.
L e 31ul-25,13.9 - -17.2 The KLCI trades at a 2025 PER of
16 14.0x (5Y range 13.0x to 21.7x, 5Y
s mean of 15.1x).
14
13
12 T T T T T

30-jun-20 30un-2! 30-jun-22 30-jun-23 30-jun-24 30-jun-2>

Source: Bloomberg

Exhibit 12: KLCI's 2025 PBR (x)

1.7

This is the same for
KLCI's PBR.

The KLCI trades at a 2025 PBR of
1.3x (5Y range 1.2x to 1.6x, 5Y
mean 1.4x).

1.6

1.5
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Source: Bloomberg
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Exhibit 13: KLCI's 2025 DY (%)

The KLCI dividend yield
is still attractive.

The KLCI trades at a 2025 DY of

>

5 4.4%, above its 5Y mean of 4.1%.

S The appealing dividend yield is

3 likely to help Ilimit potential

2 losses.

[a) 3.3

= e M 3.1

: A B . . .

E 31-Aug-20 31-Aug-2! 31-Aug-22 31-Aug-23 31-Aug-24

3 Source: Bloomberg

g Exhibit 14: MSCI AxJ Index’s 2025 PER (x)

% 24

3 2 Asia ex Japan is trading

5 N near its 5Y mean.

3

5 18 The MSCI AC Asia ex Japan index

trades at a 2025 PER of 15.0x (5Y

16

range 11.3x to 21.6x, mean of

14 ‘\/‘V‘\’/\/\ﬁ/\/‘""g 14.8x). Asia ex Japan is also
__________________ M s seeing recoveries as Trump'’s

12 W—/ tariff eases and US-China tariff

--------------------------------------------------- 10.6 war de-escalate.

1 0 T T T T T
30-un-20 30-un-2" 30-jun-22 30-un-23 30-jun-24 30-un-2>

Source: Bloomberg
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Exhibit 15: Selected ASEAN Markets (Net USD mil)

+23,142 25,000
20,000 Outflows were the
eeos | highest in India and
10,000 South Korea. Southeast
+1,856 5,000 .
. Asia sees outflows as
-1,171 -1,854 -627 -5,000 WE".

5,156 29233672 Overseas investors turned net

’ -10,000 . "
110,286 sellers of Asian equities except
. © 5 o R . - N N o 15,000 China, Taiwan and Japan.
& & & & ¢ Investors are still concern on the
R B R impact of Trump’s trade policies

on Asian economies.
Source: Bloomberg, data as of 31 July 2025, China's data is as of 30 June 2025.
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Disclaimer

This document is prepared for general circulation and for information purposes only and under no circumstances should it be considered or intended as an
offer to sell or a solicitation of an offer to buy the securities referred to herein. Investors should note that values of such securities, if any, may fluctuate and that
each security's price or value may rise or fall. Opinions or recommendations contained herein are in form of technical ratings and fundamental ratings.
Fundamental ratings include various financial data from the income statement, balance sheet, and cash flow statement items such as sales, profit, all important
ratios, cash flows, working capital, cash conversion cycle and etc. over the past quarters and years. Technical ratings may differ from fundamental ratings as
technical valuations apply different methodologies and are purely based on price and volume-related information extracted from the relevant jurisdiction's
stock exchange in the equity analysis. Accordingly, investors' returns may be less than the original sum invested. Past performance is not indicative of future
performance. This document is not intended to provide personal investment advice and does not take into account the specific investment objectives, the
financial situation and the particular needs of persons who may receive or read this document. Investors should therefore seek financial, legal and other advice
regarding the appropriateness of investing in any securities or the investment strategies discussed or recommended in this document. The information
contained herein has been obtained from sources believed to be reliable but such sources have not been independently verified by Astute Fund Management
Berhad (“AFMB") and consequently no representation is made as to the accuracy or completeness of this document by AFMB and it should not be relied upon as
such. Accordingly, AFMB and its officers, directors, associates, connected parties and/or employees (collectively, "Representatives") shall not be liable for any
direct, indirect or consequential losses or damages that may arise from the use or reliance of this document. Any information, opinions or recommendations
contained herein are subject to change at any time, without prior notice. This document may contain forward-looking statements which are often but not always

identified by the use of words such as " anticipate"”, "believe", "estimate”, intend", "plan”, " expect", "forecast”, "predict" and "project" and statements that an
event or result "may", “will", "can", "should", "could " or "might" occur or be achieved and other similar expressions. Such forward-looking statements are
based on assumptions made and information currently available to us and are subject to certain risks and uncertainties that could cause the actual results to
differ materially from those expressed in any forward-looking statements. Readers are cautioned not to place undue relevance on these forward looking
statements. AFMB expressly disclaims any obligation to update or revise any such forward-looking statements to reflect new information, events or
circumstances after the date of this publication or to reflect the occurrence of unanticipated events. AFMB and its officers, directors and employees, including
persons involved in the preparation or issuance of this document, may, to the extent permitted by law, from time to time participate or invest in financing
transactions with the issuer(s) of the securities mentioned in this document, perform services for or solicit business from such issuers, and/or have a position or
holding, or other material interest or effect transactions, in such securities or options thereon, or other investments related thereto. In addition, it may make
markets in the securities mentioned in the material presented in this document. One or more directors, officers and/or employees of AFMB may be a director of
the issuers of the securities mentioned in this document to the extent permitted by law. This document is prepared for the use of AFMB clients, consultants or
Representatives and may not be reproduced, altered in any way, transmitted to, copied or distributed to any other party in whole or in part in any form or
manner without the prior express written consent of AFMB. AFMB and its Representatives accepts no liability whatsoever for the actions of third parties in this
respect. This document 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 law or regulation. This document is for
distribution only under such circumstances as may be permitted by applicable law. The securities described herein may not be eligible for sale in all jurisdictions
or to certain categories of investors. Without prejudice to the foregoing, the reader is to note that additional disclaimers, warnings or qualifications may apply
based on geographical location of the person or entity receiving this document.

The objective of this feature and other contents in this document is to familiarise AFMB clients with our views and ideas. The statements contained herein are
not intended as a recommendation to buy or sell any security. Investors should rely on their own evaluation to assess the merits and risks of the investment. If
investors are unable to make their own evaluations, they are advised to consult their professional advisers. Prices of securities move up and down and may
result in capital loss. Astute may own the securities mentioned in this document from time to time.

This document has not been reviewed by the Securities Commission Malaysia (“SC”), Federation of Investment Managers Malaysia (“FIMM”) and Employees
Provident Fund (“EPF"). The SC, FIMM and EPF are not liable for this document and are not in any way associated with this document. The SC, FIMM and EPF are
not responsible for the contents herein and do not make any representation on the accuracy or completeness of this document, either in whole or in part.

Data, charts and news sources are derived from Bloomberg. Portfolio Managers' Views are from Astute Fund Management Berhad.
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