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Accretive acquisition underpinned by P8
counter-cyclical government-leased income

Queensway House Griffin House A Penhaligon House Challand House Bridgend Jobcentre
East Kilbride, Scotland Wigan, North West England __StAustell, South West England Pontefract, Yorkshire & Humber Bridgend, Wales

Wl

Acquisition Rationale and Key Benefits Pro-forma Impact of £31.9m Proposed Acquisition on Portfolio ()

v Strengthens Portfolio: Longer WALE, DPU accretion

Portfolio Valuation Portfolio WALE
£492.1m 7.6 years
v Grow and diversify Elite UK REIT’s counter-cyclical +7% increase vs 6 gyears as at 31 Mar 2026
(o] B

revenue stream amidst rising macro uncertainty: vs 2.4 years as at 31 Dec 2025

» Proposed Acquisition to bring in key new government

tenant (His Majesty’s Revenue and Customs) with FY2025 FY2025

additional revenue generated from key occupier Distribution per Unit @ NAV per unit @

(Department for Work and Pensions) 3.051 p 45.0p
Including 1.3% accretion Stable

v Further align the Sponsors’ interest with that of Elite UK
REIT and its Unitholders with the issuance of
Consideration Units

(1) Pro forma as at 31 December 2025 is calculated based on, including but not limited to, the completion of the following: (i) Entry into £24.3 million of new lease agreements with
The Secretary of State for Housing, Communities and Local Government of the United Kingdom for properties occupied by the Department for Work and Pensions announced on
5 February 2026, (ii) divestment of Ladywell House for £3.3 million, and (iii) Proposed Acquisition for £31.9 million.

(2) Assuming (i) approximately 4.3 million Private Placement Units are issued for the proposed acquisition only, out of a total of 25.0 million Private Placement units pursuant to the Private
Placement at an issue price of £0.296 per Private Placement Unit; (ii) approximately 30.1 million Consideration Units issued at an issue price of £0.296 per Consideration Unit;
(iii) approximately 1.1 million Acquisition Fee Units are issued to the Manager as payment of the Acquisition Fee at an illustrative issue price of £0.296 per Acquisition Fee Unit; and
(iv) pro forma distribution assumes 100% of distributable income is distributed.
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The New Properties — UK Government Leased g
Essential services operated by HMRC & DWP R —

o

DWP Department for
’ HM Revenue Work and Pensions
& Customs
= Responsible for collecting taxes, = UK’s largest public service department,
administering customs laws, and integral in supporting the UK’s social fabric
managing key benefits and allowances . .
= Following completion of proposed
= Following completion of proposed acquisition, DWP’s contribution to GRI
7 acquisition, HMRC will be a new tenant reduces to ~89.9% from 92.3%
contributing ~3.1% of GRI j j
Valuation by:
Property y . Pur:chase_; Annual Rent
CBRE Colliers Consideration
Queensway
Wigan (1) Jueer 1 Apr 2047 £19.0m £21.0m £19.3m £1.25m
Greater Manchester Pontefract
North West England We:tnY?)rLZf'nire
oot o (2) Griffin House 23 Jun 2029 £6.1m £5.6m £5.6m £0.77m
Humber
(3) Penhaligon 2 Apr 2031 £2.6m £2.9m £2.7m £0.24m
House
Bridgend Challand 31 Mar 2038 £2.3m £2.4m £2.3m £0.18m
Cardiff Cen House
(5) Bridgend 31 Mar 2037 £2.0m £2.0m £2.0m £0.17m
Jobcentre
St Austell Total £32.0m £33.9m £31.9m £2.61m(
Cornwall
South West
England

(1) Leases are signed with The Secretary of State for Housing, Communities and Local Government of the United Kingdom, a Crown Body.
(2) Queensway House, East Kilbride, Challand House, Pontefract, and Bridgend Jobcentre, Bridgend, which together represent 61.1% of New Properties' Annual Rent, benefit from
annually compounded CPI-linked rent reviews of a minimum of 1% and a maximum of 5%.



Funding Structure
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ELITE UK

lllustrative Sources (£m) Prop.o.5gd Lindsay H9use
Acquisition Conversion

Debt Financing

External bank borrowings 7.4 13.3

Consideration Units 8.9 _

Approximately 30.1m units to the Vendors ’

Private Placement 13 6.1

Approximately 25.0m units ’ ’

Cash

Internal resources of Elite UK REIT, including divestment proceeds from 59 -

Ladywell House

Acquisition fee in units 03 _

Approximately 1.1m Units payable to the Manager

Vendor top-up 0.2
Capital incentives for Challand House and Bridgend Jobcentre '

Total 34.0 19.4

30.7

8.9

7.4

5.9

0.3

0.2

53.4

Proposed Lindsay House

lllustrative Uses (£m)

Acquisition Conversion

Proposed Acquisition
. . 31.9
Five government-leased properties

Linday House Conversion
Repositioning of an existing asset to a 170-bed PBSA

Transaction costs 18 0.4
Financing arrangement fee, stamp duty, legal and other professional fees ' '

- 19.0

Acquisition fee in units 0.3 -

Total 34.0 19.4

31.9

19.0

2.2

0.3

53.4

Note: Consideration units, private placement and acquisition fee in units are based on an illustrative issue price of £0.296.

o

REIT
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DPU accretion from optimised funding structure o'~

ELITE UK REIT

v" With diversified funding sources comprising debt financing, divestment proceeds of Ladywell
House, and new equity issuance(!), the Proposed Acquisition is 1.3% DPU accretive on a
pro forma basis

v Based on a unit price of 36 pence as at 31 December 2025, the Proposed Acquisition enhances
distribution yield by 10 basis points

v The £19.0 million conversion of Lindsay House into 170-bed student accommodation would provide
further uplift to distribution yield and DPU accretion, while net gearing remains within the Manager’s
target range

FY2025 Distribution Yield . FY2025 DPU (pence)" . Net Gearing
I I
- I I o+
§ %) I I 2.4°/opt
® I I
g2 +10 bps : +1.3% :
el = 1 I
zs | f |
2o . | 36.8%
T c | 1
5 ° 8.37% | 3.011 .
I I
Before After Before After Before After
Legend Pro Forma for W Pro Forma for After Proposed Acquisition, Private Placement,
Other Events the Proposed Issuance of Consideration Units, and Other Events y

(1) For illustrative purposes only. Assuming (i) approximately 30.1 million Consideration Units are issued pursuant to the Proposed Acquisition at an illustrative issue price of £0.296 per
Consideration Unit, (ii) approximately 4.3 million Private Placement Units are issued pursuant to the Private Placement at an illustrative issue price of £0.296 per Private Placement
Unit, (iii) approximately 1.1 million Acquisition Fee Units are issued to the Manager as payment of the Acquisition Fee at an illustrative issue price of £0.296 per Acquisition Fee Unit,
and (iv) pro forma distribution assumes 100% of distributable income is distributed.

(2) Assuming (i) the Property Management Agreements with Elite Real Estate Services UK Ltd. were effective on 1 January 2025; (ii) the Proposed Acquisition took place on 1 January
2025 and the New Properties were held for the financial period from 1 January 2025 to 31 December 2025; and (iii) the divestment of Ladywell House took place on 1 January 2025 and
the portfolio valuation as of 31 December 2025 includes the full effect of the entry into £24.3 million of new lease agreements with The Secretary of State for Housing, Communities and
Local Government of the United Kingdom for properties occupied by the Department for Work and Pensions announced on 5 February 2026 (collectively, the “Other Events”).

(3) Aggregate leverage will increase from 39.4% to 41.5% post the Proposed Acquisition and taking into account the pro forma effects of Lindsay House Conversion.
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Longer lease profile with staggered expiries s

ELITE UK REIT

v New Properties have a long WALE of 13.3 years(")

v" Following the Proposed Acquisition, portfolio’s pro forma WALE increases to 7.6 years from
2.4 years, with lease expiries staggered across 21 years

v There are no lease expiries before 2028. 2028 expiry exposure is materially derisked and
lowered to 33% of GRI in the near term, pushing back expiries to 30% of GRI in the mid term and
38% of GRI in the long term

PORTFOLIO
PRO FORMA WALE

Pro Forma Lease Expiry Profile 2 based on GRI as at 31 December 2025

Near-Term Mid-Term Long-Term 7 u 6

_________________

: : years
 Legend | ¥66%pts
' = Asat 31 A
| December |
| 2025 1 96%
i B Pro Forma i
: Lease Expiry | A 34%pts
| ile (2 !
| N Profile : A 18%pts s
| Change ! ops
L_V_ ______ ?______,' 30% A 2%pts 34%
| | 19%
9%
I 1% 3% 1% 1% 1% [ 0% 1% 0w g 1% 1% 0% 0% 3%

2028 2029 2030 2031 2034 2035 2036 2038 2047

(1) As at 31 December 2025, including the New Properties which have lease expiry tenures of 21.3 years for Queensway House, East Kilbride, 3.5 years for Griffin House, Wigan,
5.3 years for Penhaligon House, St Austell, 12.3 years for Challand House, Pontefract and 11.3 years for Bridgend Jobcentre.

(2) Pro forma as at 31 December 2025 is calculated based on, including but not limited to, the completion of the following: (i) Entry into £24.3 million of new lease agreements with
The Secretary of State for Housing, Communities and Local Government of the United Kingdom for properties occupied by the Department for Work and Pensions announced on
5 February 2026, (ii) divestment of Ladywell House for £3.3 million, and (iii) Proposed Acquisition for £31.9 million.



Portfolio resilience and income visibility
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ELITE UK REIT

v The increase in portfolio size, valuation, WALE, and proportion of leases benefiting from
in-built CPIl-linked rent review contribute to the portfolio’s resilience and income visibility

Portfolio
as at 31 Dec 2025

Actual

Pro Forma for
Other Events(?

Pro Forma for
Proposed Acquisition,
Private Placement, the
Proposed Issuance of

Consideration Units

and, Other Events

# Properties 148 147 152
Valuation £424.7 million £460.2 million £492.1 million @
NAV per Unit £0.40 £0.46 £0.45
WALE of - - 13.0 years
Proposed Acquisition Y

WALE of Portfolio 2.4 years 6.9 years 7.6 years

% benefitting from

in-built CPI-linked - 45% 46%

rent reviews (1)

(1) Annually compounded CPI-linked rent review, with a minimum of 1% and a maximum of 5% every five years.

(2) Comprising uplift from proposed acquisition of £31.9 million



Greater exposure to counter-cyclical income S
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ELITE UK REIT

v" Proportion of government-leased income rises from 99.2% to 99.4%

» UK Government has an AA3 (stable) credit rating by Moody’s (1), AA- (stable) credit rating by Standard &
Poor’s, @), and AA- (stable) credit rating by Fitch(®)

v Tenant diversification improves: 2.6%pts increase in GRI contribution from non-DWP UK
government occupiers while GRI contribution by DWP decreases from 92.3% to 89.9%

4 )
Tenant mix by GRI
3.1%
89.9%
)
Revenue %
& Customs Department

for Work &
Pensions

ok 2.2% 0.6%

GRI

0.8% £40.7m
' Environment

20% |HomeOfﬁce @Agency

21% o £3GSR|2m

0.3%

Environment E
@ Agency &

14
ol O " 3 % I%?Fg\?i'r";:':'lem
e Food & Rural Affairs
Food & Rural Aftairs
0.7% 1.3% 0.6%

After Pro Forma for Proposed Acquisition,

As at 31 December 2025 and Other Events @

\

1) Source: Moody's Ratings announces completion of a periodic review of ratings of United Kingdom, Government of, 22 May 2026.

2) Source: S&P, United Kingdom 'AA/A-1+' Ratings Affirmed; Outlook Stable, 10 April 2026.

3) Source: Fitch Affirms United Kingdom at 'AA-'; Outlook Stable, 22 August 2025.

4) Pro forma as at 31 December 2025 is calculated based on, including but not limited to, the completion of the following: (i) Entry into £24.3 million of new lease agreements with
The Secretary of State for Housing, Communities and Local Government of the United Kingdom for properties occupied by the Department for Work and Pensions announced on
5 February 2026, (ii) divestment of Ladywell House, Edinburgh for £3.3 million, and (iii) Proposed Acquisition for £31.9 million.
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Upcoming EGM .

ELITE UK REIT

UNITHOLDERS’ APPROVAL REQUIRED

An extraordinary general meeting of Unitholders (EGM) will be convened to seek
Unitholders’ approval by way of Ordinary Resolution() for the entry into the Proposed
Acquisition and the proposed issuance of Consideration Units@ .

Indicative Timetable Action
16 June 2026 * Announcement of the Proposed Acquisition
- EGM
3Q 2026 - Subject to Unitholders’ Approval, the completion of the Proposed
Acquisition expected to take place in 3Q 2026

(1) “Ordinary Resolution” means a resolution proposed and passed as such by a majority being greater than 50.0% or more of the total number of votes cast for and against such
resolution at a meeting of Unitholders convened in accordance with the provisions of the Trust Deed.

(2) Includes approximately 30,067,568 Consideration Units are issued pursuant to the Proposed Acquisition at an illustrative issue price of £0.296 per Consideration Unit to Elite UK
Commercial Fund Ill, a fund managed by Elite Partners Capital Pte. Ltd., which is in turn wholly-owned by Elite Partners Holdings Pte. Ltd. (‘EPH”). EPH and Ho Lee Group Trust are

the Sponsors of Elite UK REIT. 1



Elite UK REIT: Secure Income + Growth Potential

Defensive Cashflow: Multi-sector and focused market exposure to the UK

Relet Reposition

Government- Living
leased i Sector

Jobcentres

\C/BVovErnment Student Built-to-Rent
orkspaces Housing Residential

v Resilient cashflow underpinned by secure government leases

v Positioned to capitalise on the sustained growth of the living sector, supported by strong
demand fundamentals and structural undersupply

v" Prime city-centre assets with good connectivity to transportation hubs and urban amenities

v Various potential alternative uses are available for the assets, depending on the real estate
market conditions and economic dynamics of the submarkets
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Queensway House, East Kilbride o
Strategic operational hub within HMRC’s UK tax administration network

ELITE UK REIT

Holiday Inn ;S 2 . > : = : EaSStt;'ilg:qe.
Glasgow, East & s : =
Kilbride

iﬁ B T |7 min drive Bl 5 : c -
s ELIC i . £ - EastKilbride 3 e T Eanarkshire .
T it - 6 E L s = - e o T ; Shopping Centre o~ Cellege -

s
o
E ’ EF Duncanrig =

o = A3 Z = o Secondary School~— <=

¢

- ~_a . Hairmyres
= Railway Station

<

5'7minutes drive

Hairmyres and East Kilbride stations

New Tenant (D

0—

55509 21 .3years e~75k

Lease term as of 31 Dec 2025 East Kilbride Population
=
rd
3)£1.25m 217,674 sq 1t
Annual Rent (2 Net Lettable Area (®

(1) HM Revenue & Customs.
(2) Subject to an annually compounded Consumer Price Index (“CPI”)-linked rent review of a minimum of 1% and a maximum of 5% on 2 April 2032 and every subsequent 5-yearly period.

The current rent is £1,500,000 per annum. The independent valuation for Queensway House assumes a rent of £1,250,000 per annum till 1 April 2047.

(3) Situated on freehold land. 14
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Griffin House, Wigan -

DWP hub supporting benefits and pension services across the UK FLITE UICRET

~z

—

e

SV e
A49H3;Hv‘\ﬁa§ -

. Bryn Railway
wotation

&

o T

Connection to .

A49 Highway Connection to-
| 1.3km | M6 Highway.

3 minutes drive

Bryn railway station

Key Occupier as Tenant

3.5years ~330 k

Lease term as of 31 December 2025 Wigan Population
=
'd
Y £770.2« 73,653 sq ft
Annual Rent Net Lettable Area (")

(1) Situated on Virtual Freehold land. Virtual freehold refers to long-term leasehold interest, typically lasting for 999 years or beyond. 15



Penhaligon House, St Austell -

ELITE UK REIT

Regional administrative centre supporting DWP’s South West network

.St Austel ¥
ailyayaStation g, Eulr

Wirfte RieMRize

. Shopping Mali=*
L

2 minutes drive

St Austell railway station

Key Occupier as Tenant

5.3years ~25.5k

Lease term as of 31 December 2025 St Austell Population
= 4
4
p) £245.0« 44,517 sq 1t
Annual Rent™ Net Lettable Area @

(1) Subject to an open market rent review which will be effective from 1 April 2026.
(2) Situated on Freehold land 16



Challand House, Pontefract .

ELITE UK REIT

Mixed-function operational site combining Jobcentre and back-office

=

Pontefract Tahsgm R

= . =
S Q _Rai&watationv/-‘ Z . —— Pontefract Bus-
~ - — a

~Station

- = - =
X ‘\Q » - . S5 S 4 Pontefratt Baghill
3 ) : ’ o p = * = Railway Station
s LW ot - Ve — \/ ~ 2 N P
Pay| CHALLAND HOUSE PRsas ; :
- > - S Pontefract .
, ~go ™ % Hospitals > . g
> <> e &
& P (S22 %
. o - ’ P
o 4 &

o

1 O minutes walk

Pontefract Tanshelf railway station

Key Occupier as Tenant

e 12.3years ~31.3k
Lease term as of 31 December 2025 Pontefract Population

259 £175.0« 16,696 sq 1t
Annual Rent(" Net Lettable Area@

(1) Subject to an annually compounded CPI-linked rent review of a minimum of 1% and a maximum of 5% on 31 March 2033. There is a capital incentive of £84,114 for Challand House which
will be borne by the SPA Vendor.
(2) Situated on Freehold land 17



Bridgend Jobcentre, Bridgend <

ELITE UK REIT

Frontline DWP service-delivery site located in the Cardiff Central Region

Newcastle’s
Castle

Council

T ——

- P o il -
&Y, ' 4= N BRIDGEND JOBCENTRE Byrae

3 minutes drive
Bridgend Train Station

Key Occupier as Tenant

113 years ~147k

Lease term as at 31 December 2025 Bridgend Population
=
'd
3) £167.0x 11,508 sq 1t
Annual Rent (") Net Lettable Area @

(1) Subject to an annually compounded CPI-linked rent review of a minimum of 1% and a maximum of 5% on 31 March 2032. There is a capital incentive of £80,288 for Bridgend
Jobcentre which will be borne by the SPA Vendor.
(2) Situated on freehold land 18



Lindsay House, Dundee N

ELITE UK REIT

Planning application for student housing asset approved

Dundee

St Andrews V&A Museum Station

s Edinburgh of Design \,,
o

Tay River g ' : = “.é

- Overgate
. LR \ 3 Mall << s
Caird Hall ; B ! e Dundee City F¥

City Square

b Y

|2 1 70 beds @ 3'7 minutes

St Andrews Walk to leading universities

25 mins
14 miles

: | . Q‘
S&aita @ Edinburgh ﬁ 2 02 7 ;:::iemlc /ﬂ\ 3 . 3x

75 mins
Estimated completion Estimated Student to Bed Ratio(")

100 mins
80 miles

62 miles

(1) With a combined full-time student population of approximately 15,050 at Abertay University and the University of Dundee in the 2023/2024 academic year, the market’s estimated
4,620 existing PBSA beds represent a student-to-bed ratio of around 3.3 times. 19



Disclaimer .

ELITE UK REIT

o

This announcement is for information only and does not constitute or form part of an offer, invitation or solicitation of any offer to purchase or
subscribe for units in Elite UK REIT (“Units”) in Singapore or any other jurisdiction nor should it or any part of it form the basis of, or be relied upon
in connection with, any contract or commitment whatsoever. This presentation may contain forward-looking statements that involve assumptions,
risks and uncertainties. Actual future performance, outcomes and results may differ materially from those expressed in forward-looking statements
as a result of a number of risks. Representative examples of these factors include (without limitation) general industry and economic conditions,
interest rate trends, cost of capital and capital availability, competition from other developments or companies, shifts in expected levels of
occupancy rate, property rental income, charge out collections, changes in operating expenses, property expenses, governmental and public
policy changes and the continued availability of financing in the amounts and the terms necessary to support future business.

You are cautioned not to place undue reliance on these forward-looking statements, which are based on the Manager’s current view on future
events. No representation or warranty express or implied is made as to, and no reliance should be placed on, the fairness, accuracy,
completeness or correctness of the information or opinions contained in this presentation. Neither the Manager nor any of its affiliates, advisers or
representatives shall have any liability whatsoever (in negligence or otherwise) for any loss howsoever arising, whether directly or indirectly, from
any use of, reliance on or distribution of this presentation or its contents or otherwise arising in connection with this presentation.

The past performance of Elite UK REIT is not indicative of future performance. The listing of the Units on the Singapore Exchange Securities
Trading Limited (“SGX-ST”) does not guarantee a liquid market for the Units. The value of the Units and the income derived from them may fall as
well as rise. The Units are not obligations of, deposits in, or guaranteed by Elite UK REIT, the Manager or any of their respective affiliates.
An investment in the Units is subject to investment risks, including the possible loss of the principal amount invested. The Unitholders have no
right to request the Manager to redeem or purchase their Units while the Units are listed. It is intended that Unitholders may only deal in their Units
through trading on the SGX-ST. Listing of the Units on the SGX-ST does not guarantee a liquid market for the Units.

This announcement should be read in conjunction with accompanying disclosure materials, including but not limited to, the announcement dated
16 June 2026 relating to the Proposed Acquisition, and the unaudited or audited financial statements of Elite UK REIT.

This Presentation includes information (a) relating to persons other than Elite UK REIT and/or supplied by or on behalf of third-party sources
and/or other publicly available sources (including, without limitation, information regarding market participants in the sectors which Elite UK REIT
competes and other industry data ("Third Party Information"). Such third-party sources have not reviewed this Presentation. None of Elite UK
REIT, the Manager, Perpetual (Asia) Limited (in its capacity as trustee of Elite UK REIT), or any of their respective affiliates, subsidiaries,
controlling persons, directors, officers, employees, agents, advisers or representatives has undertaken any independent verification of such Third
Party Information and nothing herein shall be taken as a representation, warranty or undertaking of any responsibility in relation to the accuracy,
completeness, correctness and/or reliability of such Third Party Information.

The securities referred to herein have not been and will not be registered under the U.S. Securities Act of 1993, as amended (the "Securities Act"),
and may not be offered or sold in the United States except pursuant to an exemption from, or transactions not subject to, the registration
requirements of the Securities Act and in compliance with any applicable state securities laws. There will be no public offering of the securities
referred to herein in the United States.
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For enquiries, please contact:
Elite UK REIT Management Pte. Ltd.
+65 6955 9999 pearl.lam@eliteukreit.com

3 Church Street, #09-03 Samsung Hub, Singapore 049483
www.eliteukreit.com

LinkedIn Website Email Alerts
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