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Industrial REITs: Tariff Uncertainty & Vacancy
Headwinds - A Long-Term Opportunity

Key Takeaways

= The rise in e-commerce penetration is fueling long-term Positive (+) or Negative (-) Implications
demand for high-quality industrial properties, particularly for
well-located distribution centers and last-mile delivery hubs.

= Tariff uncertainty is a short-term risk, but recent history (+) First Industrial Realty Trust, Inc. (FR)
suggests limited long-term impact. Renewed tariff concerns,
especially around potential bilateral tariffs with Mexico and
Canada, have introduced near-term uncertainty into the outlook for industrial properties.

= Past tariff announcements, including those implemented by Trump’s administration in 2018, did not
derail e-commerce growth or industrial property demand, suggesting the market may be
overestimating any potential impact.

= Vacancies are normalizing from unsustainable lows. Industrial real estate is at an inflection point,
with rising vacancies following record-high construction levels from 2021 to 2023. While this
presents a near-term headwind, new supply growth is slowing, setting the stage for a more
balanced market by late 2025.

= EGP and PLD offer superior growth prospects and attractive valuations. Both companies trade at
discounted FFO multiples relative to historical averages while maintaining some of the highest
projected FFO and same property NOI growth rates in the REIT sector for 2025 and 2026. Their
strong balance sheets provide flexibility to acquire or develop properties opportunistically.

(+) EastGroup Properties, Inc. (EGP)

(+) Prologis, Inc. (PLD)

Fundamental Context - E-Commerce

E-commerce's unstoppable growth is driving a long-term shift in consumer behavior, significantly
impacting industrial REITs as demand for logistics space continues to rise. The convenience of shopping
online and the availability of a wider range of products, along with competitive pricing, have made e-
commerce appealing to a broad consumer base. Improvements in website interfaces, mobile apps, and
secure one-tap payment methods have made online purchases easier than ever before. Advances in supply
chain management, namely “last-mile” logistics, have reduced delivery times for nearly every consumer retail
vertical. Prior to Covid-19, e-commerce was less than 10% of total retail sales, but the global pandemic
accelerated this long-term trend with e-commerce penetration reaching 16.4% in Q2 2020. Brick-and-mortar
sales accelerated post-Covid-19 as physical stores re-opened, but this trend didn’t last as e-commerce sales
now stand at 16.4% of total retail sales again in Q4 2024. We see this permanent behavioral shift in
consumers fueling e-commerce growth further and note CBRE Research sees e-commerce reaching 29% of
retail sales by 2030.

Robust e-commerce demand is the fundamental driver for industrial space demand, as the e-commerce
ecosystem requires 3x the logistics space relative to traditional brick-and-mortar retail. The primary
driver for this being all the additional space needed to bring the supply chain closer to the consumer through
“last-mile” delivery and distribution centers. These facilities help retailers meet consumer demands, with
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logistically savvy retailers even offering same-day delivery of commonly purchased items. This “last-mile”
logistical growth requires a significantly different industrial footprint with facilities needed closer to city
centers, which is a large-scale change from when warehouses had been closer to seaports, airports, or other
transportation hubs. E-commerce growth has also fueled increased consumer selection with high levels of
stock keeping units (SKUs) required to satisfy the needs of digital consumers. Retailers also face a larger
need for return processing with e-commerce sales creating 30% more returns on average compared to
brick-and-mortar, according to CBRE.

Figure 1: E-Commerce Continuing to Grow as a Percentage of Retail Sales
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Source: CFRA, Federal Reserve Economic Data.

Fundamental Context - Tariffs

The risk of widespread and sustained trade restrictions remains overstated, in our view. Despite
heightened rhetoric surrounding potential U.S. tariffs, the political and economic realities make full
implementation unlikely. Historical precedent suggests that initial tariff threats often serve as negotiation
tactics rather than definitive policy shifts. With mounting concerns over inflation, supply chain stability, and
corporate pushback, policymakers in the Trump administration have strong incentives to avoid tariffs and the
risk of retaliatory tariff measures. This overestimation of trade barriers has created unwarranted uncertainty,
while industrial real estate fundamentals (driven by e-commerce growth, supply chain optimization, and
nearshoring trends) remain intact with a high probability of continued growth in overall space demand.

The U.S.’s top three trading partners accounted for $1.35 trillion, or 42%, of all imports during 2024.
Proposed U.S. tariffs targeting imports from key trading partners — Mexico, China, Canada, and European
allies — have been a significant topic of discussion since Trump’s inauguration. For reference, over the last 20
years, the United States’ top five trade partners have accounted for 56% of all imports, the top 10 a steady
68%, and the top 20 over 80% of total imports. Figure 2 illustrates how concentrated imports are from just
three countries (42% of all imports in 2024). Given the historically strong relationship between the United
States and its geographic neighbors, Mexico and Canada, we strongly believe tariffs on neighboring allies
will not be fully implemented and are strictly being used as a negotiating tactic as Trump aims to lure more
domestic investment to the U.S. We think Trump’s goal is focused on preventing further loss of
manufacturing jobs, a key point of rhetoric during his election campaigns.
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Figure 2: Mexican Imports Gaining Share While China Growth Fades
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China’s mostly flat U.S. imports are leading to other Asian nations expanding their U.S. footprint. Since
2018, imports from Vietnam have increased by a staggering 178%, Thailand +100%, South Korea +78%,
Singapore +63%, India +62%, Indonesia +36%, and Malaysia +35%. The big takeaway here is that the U.S.’s
appetite for Chinese imports can be displaced for many goods. When it comes to China specifically, we
believe the current 10% tariff will be gone before year-end, as Trump looks to negotiate a broad-based trade
deal. Based on recent history, we would note that if Chinese imports decline, other manufacturing hubs in
Asia are likely to benefit from increased imports to the U.S.

Figure 3: China Losing Share of U.S. Imports Relative to the Rest of Asia
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E-commerce growth persisted during Trump’s first round of tariffs in 2018. We believe the market
continues to overestimate the long-term risks of tariffs on industrial REITs. Last week, only one day after
implementing tariffs broadly on Mexico and Canada, the Trump administration decided to delay tariffs on
autos for one month after speaking with the big three auto manufacturers. This reinforces our view that
these tariffs are largely a negotiating tool for leverage rather than a permanent policy measure the Trump
administration seeks to install. Historical context from the administration’s previous tariff implementations in
2018 and 2019 demonstrates limited sustained impact on e-commerce growth and industrial real estate
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demand. Despite initial disruption and uncertainty, e-commerce sales growth averaged 13.5% annually from
2017 to 2019 (prior to Covid-19 acceleration) signaling that fundamental demand drivers —consumer
preferences, supply chain optimization, and the push toward nearshoring —remain resilient.

The U.S. received 84% and 76% of Mexico’s and Canada’s exports in 2024, respectively. We see this
export concentration as a significantly greater risk in the near term to both Mexico and Canada and believe
the Trump administration has a greater degree of leverage during these trade negotiations. The strategic
intent behind these tariffs appears to be preserving U.S. manufacturing jobs and reducing dependencies on
specific import sources, particularly from China. As evidenced by import patterns shifting from China toward
other Asian nations such as Vietnam, Thailand, and India, overall, U.S. demand for imported goods remains
robust despite tariff impositions, highlighting the flexibility and resilience of U.S. supply chains.

Trump's latest tariffs caused alarm, but quick reversals reaffirm the stability provided by the United
States-Mexico-Canada Agreement (USMCA). Tariffs on Canada and Mexico have consistently been shown
to be temporary and minimal in their economic disruption, aimed more at negotiating favorable trade terms
rather than substantially altering trade flows. We note that less than 24 hours after implementing these
tariffs, Trump gave concessions to automakers and then a day later delayed all tariffs on imported goods
that fall under the USMCA. In 2024, 50% of imports from Mexico and 38% from Canada entered the U.S.
under these duty-free USMCA rules, but we note that the Wall Street Journal estimates that another 20% of
all imports from each country could likely qualify for this exemption if companies took the necessary
compliance procedures.

Figure 4: E-Commerce Growth Remained Strong in 2018-2019
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Source: CFRA, Bureau of Economic Analysis (BEA).

We believe EastGroup Properties is less exposed to import-dependent tenants than Prologis and First
Industrial. Prologis manages approximately 1.3 billion square feet of industrial properties across 19 countries
(62% of total square feet in the U.S., 19% in Europe, 10% in Other Americas, and 9% in Asia). PLD’s
properties are strategically located near transportation hubs, seaports, airports, and highway junctions and
have a large tenant base composed of third-party logistics providers (3PLs). We estimate a substantial
portion of PLD’s tenants are involved in importing goods, with approximately 60%-70% of tenants’ business
models depending heavily on imported goods. EastGroup Properties focuses on the development,
acquisition, and operation of industrial properties, primarily in the “Smile States” in the U.S., with Texas at
34% of annualized base rent, Florida at 25%, California at 17%, Arizona at 8%, and North Carolina at 5%.
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EGP’s portfolio is primarily composed of multi-tenant distribution buildings with a large amount of shallow-
bay properties (20,000 to 140,000 sq. ft.). In our view, only 50% to 60% of EGP’s tenants are import-
dependent. While still a significant amount, there is less exposure to Chinese and other Asian imports and
slightly more exposure to Mexican and South American imports based on their shallow-bay property
locations. We also note that, assuming the point of entry into the U.S. is the same, it’s entirely irrelevant

where these imports originated from.

Figure 5: Trump’s Proposed Tariff Implementation Schedule
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Tariff Headline = When Rate Who/What’s Affected? Our Expectations
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Fundamental Context - Construction & Vacancies

We see retail sales growth requiring over 1 billion additional sq. ft. of industrial space in the next four to
five years. This is in line with the average deliveries over the last seven years, but below construction
deliveries from 2022 to 2023. We see growth of anywhere from $700 billion to $900 billion total by 2030
from 2024’s $1.19 trillion level of e-commerce retail sales.

This growth will require a significant investment in additional logistical space that isn’t already under
construction. CBRE Research found that $1 billion in incremental e-commerce sales generates demand for
1.25 million sq. ft. of warehouse space. To help visualize these space requirements, imagine a 50,000-floor
office building with 20,000 square feet per floor. The more complicated part of this equation is for industrial
space developers and tenants to find suitable locations for these new properties.

It is increasingly difficult to acquire land zoned for industrial office space in most major logistical hubs.
We see PLD, EGP, and FR all benefiting from this shortage of in-demand space, with rental rate growth
accelerating for already in-place properties as the demand for in-place developments increases. This would
be a change from recent years, as tenants typically prefer newly constructed spaces. Since 2020, properties
built post-2020 have accounted for 54% of all leasing activity (1.1 billion sq. ft.) according to Cushman &
Wakefield.
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Figure 6: Record Level Construction Activity Expected to Continue Normalizing in 2025
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Source: CFRA, Cushman & Wakefield, CBRE.

Vacancy rates have been steadily trending higher since 2023, with supply expected to normalize in the
second half of 2025. We see vacancy rates rising in the first half of 2025, driven by elevated construction
levels in 2022 and 2023, but we anticipate this to normalize by year-end. During Q4 2024, only 85 million sq.
ft. of space was delivered, the lowest level since 2021, and we see total 2025 deliveries between 250 million
and 275 million sq. ft., down from 425 million in 2024. Over the last 15 years, vacancies have averaged
around 6% for industrial space, with efficient operators typically 100 to 200 bps more occupied than
average. Over the last five years, this average has fallen to 4.6%, with industrial space in the South typically
having a higher vacancy rate than the industry. We note that PLD, EGP, and FR have all had lower vacancy
rates than the market average since 2020, but have largely followed the same trend seen in Figure 7.

Figure 7: Uptick in Vacancy Rates Following Unsustainable Lows Post-Covid
8.0%

7.0%
6.0%
5.0%
4.0%
3.0%
2.0%
1.0%

0.0%

PLD EGP FR Industry Total

Source: CFRA, Cushman & Wakefield, company filings.

Thematic Research March 11, 2025 7



Risk Factors

Risks to our analysis of the Industrial REIT industry and subsequent STARS ratings include, but are not
limited to 1) elevated interest rates for longer than anticipated with fewer rate cuts, leading to elevated
borrowing costs and lower levels of deal activity; 2) an economic recession causing a substantial slowdown
in GDP growth and a pullback in consumer spending, further slowing the space demand for industrial REITs;
3) elevated levels of inflation due to the impact of import tariffs, which could lead to stagflation if GDP
growth slows; 4) an increase in general unemployment causing a slowdown in retail spending; 5) geopolitical
uncertainty primarily related to potential retaliatory tariffs from the U.S.’s largest trading partners
(China/Mexico/Canada) or further escalation in the Ukraine-Russia war; and 6) a change in consumer
behavior resulting in a slowdown or shift away from e-commerce spending, resulting in an oversupply of
industrial real estate properties.

Company Implications

EastGroup Properties, Inc (EGP 180 ****) is an industrial REIT that focuses on the development, acquisition,
and operation of industrial properties in major Sun Belt markets throughout the U.S., with an emphasis on
local economies growing faster than the U.S. economy. EGP is less concentrated in Tier 1 markets than
peers, with significantly larger exposure to multi-tenant, shallow-bay facilities (20,000 to 140,000 sq. ft.).
EGP’s properties are currently 95.9% occupied and new supply growth remains muted in many of its infill
sites, creating an opportunity for elevated rental growth rates in 2025, as evident in the 53% rental rate and
renewal rate increases on a straight-line basis in 2024. We see same-property NOI growing 5% to 6% in
2025, with occupancy as the primary headwind. We also believe that as elevated construction activity
normalizes, vacancy rates will stabilize in the second half of 2025, with accelerating FFO growth in 2026.
EGP currently maintains 100% fixed-rate debt and an average maturity on this debt of 4.8 years, a weighted
average interest rate of 3.3%, and ample room for further developments or acquisitions given its debt-to-
EBITDAre has declined to 2.3x from 4.5x in 2022. Our 12-month target of $205 is equal to 22.9x our 2025
FFO estimate of $8.95, a premium to industrial peers’ 20.5x, given EGP’s high growth metrics and tenant
diversification (its top 10 tenants account for 7.2% of annualized base rent).

First Industrial Realty Trust, Inc (FR 56 ***) is a fully integrated, self-administered REIT that focuses on
owning, managing, acquiring, and redeveloping industrial properties across major U.S. logistics hubs and
operates in 15 key logistics markets. The company specializes in bulk warehouses (72% of base rent),
regional warehouses (17%), and light industrial facilities (11%), catering to a diverse range of tenants within
the e-commerce, logistics, and manufacturing sectors. With a portfolio strategically concentrated in high-
demand Tier 1 markets, including a significant presence in Southern California (25% of total rent), FR is well
positioned to benefit from long-term trends in supply chain optimization and last-mile delivery. FR properties
are currently 96.8% occupied, with a record cash rental growth rate of 58% in 2024 and expectations for re-
leasing rental growth of over 50% in 2025 as well. We see same property NOI growing 5% to 6% in 2025,
with occupancy as the primary headwind. FR’s balance sheet remains well positioned, with a weighted
average interest rate of 3.93%, an average maturity of 3.7 years, 87% fixed-rate debt, and 4.6x net debt-to-
EBITDA, with no major maturities due in 2025. Our price target of $60 is 20.7x our 2025 FFO estimate of
$2.90, in line with the industrial peer average.

Prologis, Inc. (PLD 118 ****) is the largest industrial REIT that owns and operates industrial distribution
facilities, with a focus on high-barrier and high-growth markets across the U.S., Europe, Other Americas, and
Asia. PLD has focused on Tier 1 markets globally, larger industrial properties (over 200,000 sq. ft.) and more
recently moved into high-margin data center facility development. PLD has a $41 billion land bank, with $8
billion pad-ready, as it anticipates continued e-commerce growth increasing demand for newly constructed
warehouse space. While vacancies are increasing in the near term, we see this as a temporary headwind
with supply normalizing in the second half of 2025 and FFO growth accelerating in 2026 as customer
retention has increased in the last year. We note construction costs have increased in Tier 1 markets in
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recent years, and we see long-term growth in FFO driven by a cash net effective rent change of 40.1% in Q4
2024, as overall market rents remain below replacement costs and market rents. PLD also has a premier
balance sheet among REITs, with an average weighted interest rate of 3.1%, average maturity of 9.2 years,
and debt-to-EBITDA of 4.6x. Our 12-month target of $145 is equal to 25.2x our projected 2025 FFO estimate
of $5.75, a premium to the industrial REIT peers’ average of 20.5x%, given PLD’s global scale and balance
sheet.
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Source: CFRA, S&P Global Market Intelligence (3/5/24 to 3/5/25).

Implications*

Positive implications: CFRA sees an improvement in company fundamentals, which could include (but are not limited to)
improved pricing, strengthening backlog, market share gains, cost improvements, a more favorable regulatory
environment, or improving demographic trends, over the next 12 months.

Negative implications: CFRA sees a weakening in the company’s fundamentals, which could include (but are not limited
to) weaker pricing, reduced backlog visibility, market share losses, cost inflation, unfavorable regulatory climate, or
demographic headwinds, over the next 12 months.

* The categorization of positive or negative implication may not include every qualitative or quantitative factor that is

used to undertake a full analysis of a company’s financial picture as other factors may need to be analyzed, and is not
intended to be investment advice and should not be interpreted as such. These categorizations represent the current
good-faith views of the authors at the time of publication and these views are subject to change without notice of any

kind.
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Disclosures

Stocks are ranked in accordance with the following ranking methodologies:
STARS Stock Reports

Qualitative STARS recommendations are determined and assigned by equity analysts. For reports containing STARS recommendations
refer to the Glossary section of the report for detailed methodology and the definition of STARS rankings.

Quantitative Stock Reports

Quantitative recommendations are determined by ranking a universe of common stocks based on 5 measures or model categories:
Valuation, Quality, Growth, Street Sentiment, and Price Momentum. In the U.S., a sixth sub-category for Financial Health will also be
displayed. Percentile scores are used to compare each company to all other companies in the same universe for each model category.
The five (six) model category scores are then weighted and rolled up into a single percentile ranking for that company. For reports
containing quantitative recommendations refer to the Glossary section of the report for detailed methodology and the definition of
Quantitative rankings.

STARS Stock Reports and Quantitative Stock Reports

The methodologies used in STARS Stock Reports and Quantitative Stock Reports (collectively, the "Research Reports") reflect
different criteria, assumptions and analytical methods and may have differing recommendations. The methodologies and data used to
generate the different types of Research Reports are believed by the author and distributor reasonable and appropriate. Generally,
CFRA does not generate reports with different ranking methodologies for the same issuer. However, in the event that different
methodologies or data are used on the analysis of an issuer, the methodologies may lead to different views or recommendations on the
issuer, which may at times result in contradicting assessments of an issuer. CFRA reserves the right to alter, replace or vary models,
methodologies, or assumptions from time to time and without notice to clients.

Analyst Certification

STARS Stock Reports are prepared by the equity research analysts of CFRA and its affiliates and subsidiaries. All of the views
expressed in STARS Stock Reports accurately reflect the research analyst's personal views regarding any and all of the subject
securities or issuers. Analysts generally update stock reports at least four times each year. No part of analyst, CFRA, or its affiliates or
subsidiaries compensation was, is, or will be directly or indirectly related to the specific recommendations or views expressed in a
STARS Stock Report.

About CFRA Equity Research's Distributors

This Research Report is published and originally distributed by Accounting Research & Analytics, LLC d/b/a CFRA (“CFRA US”), with
the following exceptions: In the UK/EU/EEA, it is published and originally distributed by CFRA UK Limited (“CFRA UK”), which is
regulated by the Financial Conduct Authority (No. 775151), and in Malaysia by CFRA MY Sdn Bhd (Company No. 683377-A). These
parties and their subsidiaries maintain no responsibility for reports redistributed by third parties such as brokers or financial advisors.

General Disclosure
Notice to all jurisdictions:

Where Research Reports are made available in a language other than English and in the case of inconsistencies between the English
and translated versions of a Research Report, the English version will control and supersede any ambiguities associated with any part
or section of a Research Report that has been issued in a foreign language. Neither CFRA nor its affiliates guarantee the accuracy of
the translation. The content of this report and the opinions expressed herein are those of CFRA based upon publicly-available
information that CFRA believes to be reliable and the opinions are subject to change without notice. This analysis has not been
submitted to, nor received approval from, the United States Securities and Exchange Commission or any other regulatory body. While
CFRA exercised due care in compiling this analysis, CFRA AND ALL RELATED ENTITIES SPECIFICALLY DISCLAIM ALL
WARRANTIES, EXPRESS OR IMPLIED, to the full extent permitted by law, regarding the accuracy, completeness, or usefulness of this
information and assumes no liability with respect to the consequences of relying on this information for investment or other purposes.
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No content (including ratings, credit-related analyses and data, valuations, model, software or other application or output therefrom) or
any part thereof (Content) may be modified, reverse engineered, reproduced or distributed in any form by any means, or stored in a
database or retrieval system, without the prior written permission of CFRA. The Content shall not be used for any unlawful or
unauthorized purposes. CFRA and any third-party providers, as well as their directors, officers, shareholders, employees, or agents do
not guarantee the accuracy, completeness, timeliness or availability of the Content.

Past performance is not necessarily indicative of future results.

This document may contain forward-looking statements or forecasts; such forecasts are not a reliable indicator of future performance.
This report is not intended to, and does not, constitute an offer or solicitation to buy and sell securities or engage in any investment
activity. This report is for informational purposes only. Recommendations in this report are not made with respect to any particular
investor or type of investor. Securities, financial instruments, or strategies mentioned herein may not be suitable for all investors and this
material is not intended for any specific investor and does not take into account an investor's particular investment objectives, financial
situations or needs. Before acting on any recommendation in this material, you should consider whether it is suitable for your particular
circumstances and, if necessary, seek professional advice.

CFRA may license certain intellectual property or provide services to, or otherwise have a business relationship with, certain issuers of
securities that are the subject of CFRA research reports, including exchange-traded investments whose investment objective is to
substantially replicate the returns of a proprietary index of CFRA. In cases where CFRA is paid fees that are tied to the amount of
assets invested in a fund or the volume of trading activity in a fund, investment in the fund may result in CFRA receiving compensation in
addition to the subscription fees or other compensation for services rendered by CFRA, however, no part of CFRA’s compensation for
services is tied to any recommendation or rating. Additional information on a subject company may be available upon request.

CFRA's financial data provider is S&P Global Market Intelligence. THIS DOCUMENT CONTAINS COPYRIGHTED AND TRADE SECRET
MATERIAL DISTRIBUTED UNDER LICENSE FROM S&P GLOBAL MARKET INTELLIGENCE. FOR RECIPIENT'S INTERNAL USE ONLY.

The Global Industry Classification Standard (GICS®) was developed by and/or is the exclusive property of MSCI, Inc. and S&P Global
Market Intelligence. GICS is a service mark of MSCI and S&P Global Market Intelligence and has been licensed for use by CFRA.

Other Disclaimers and Notice

Certain information in this report is provided by S&P Global, Inc. and/or its affiliates and subsidiaries (collectively “S&P Global”). Such
information is subject to the following disclaimers and notices: “Copyright © 2025, S&P Global Market Intelligence (and its affiliates as
applicable). All rights reserved. Nothing contained herein is investment advice and a reference to a particular investment or security, a
credit rating or any observation concerning a security or investment provided by S&P Global is not a recommendation to buy, sell or hold
such investment or security or make any other investment decisions. This may contain information obtained from third parties, including
ratings from credit ratings agencies. Reproduction and distribution of S&P Global’s information and third party content in any form is
prohibited except with the prior written permission of S&P Global or the related third party, as applicable. Neither S&P Global nor its
third party providers guarantee the accuracy, completeness, timeliness or availability of any information, including ratings, and are not
responsible for any errors or omissions (negligent or otherwise), regardless of the cause, or for the results obtained from the use of
such information or content. S&P GLOBAL AND ITS THIRD PARTY CONTENT PROVIDERS GIVE NO EXPRESS OR IMPLIED
WARRANTIES, INCLUDING, BUT NOT LIMITED TO, ANY WARRANTIES OF MERCHANTABILITY OR FITNESS FOR A PARTICULAR
PURPOSE OR USE AND ALL S&P INFORMATION IS PROVIDED ON AN AS-IS BASIS. S&P GLOBAL AND ITS THIRD PARTY
CONTENT PROVIDERS SHALL NOT BE LIABLE FOR ANY DIRECT, INDIRECT, INCIDENTAL, EXEMPLARY, COMPENSATORY,
PUNITIVE, SPECIAL OR CONSEQUENTIAL DAMAGES, COSTS, EXPENSES, LEGAL FEES, OR LOSSES (INCLUDING LOST INCOME
OR PROFITS AND OPPORTUNITY COSTS OR LOSSES CAUSED BY NEGLIGENCE) IN CONNECTION WITH ANY USE OF THEIR
INFORMATION OR CONTENT, INCLUDING RATINGS. Credit ratings are statements of opinions and are not statements of fact or
recommendations to purchase, hold or sell securities. They do not address the suitability of securities or the suitability of securities for
investment purposes, and should not be relied on as investment advice.”

Certain information in this report may be provided by Securities Evaluations, Inc. (“SE”), a wholly owned subsidiary of Intercontinental
Exchange. SE is a registered investment adviser with the United States Securities and Exchange Commission (SEC). SE’s advisory
services include evaluated pricing and model valuation of fixed income securities, derivative valuations and Odd-Lot Pricing that
consists of bid- and ask-side evaluated prices for U.S. Municipal and U.S. Corporate Securities (together called valuation services). Such
information is subject to the following disclaimers and notices: “No content (including credit-related analyses and data, valuations,
model, software or other application or output therefrom) or any part thereof (Content) may be modified, reverse engineered,
reproduced or distributed in any form by any means, or stored in a database or retrieval system, without the prior written permission of
SE. The Content shall not be used for any unlawful or unauthorized purposes. SE and any third-party providers, as well as their
directors, officers, shareholders, employees or agents (collectively SE Parties) do not guarantee the accuracy, completeness, timeliness
or availability of the Content. SE Parties are not responsible for any errors or omissions (negligent or otherwise), regardless of the
cause, for the results obtained from the use of the Content, or for the security or maintenance of any data input by the user. The
Content is provided on an “as is” basis. SE PARTIES DISCLAIM ANY AND ALL EXPRESS OR IMPLIED WARRANTIES, INCLUDING, BUT
NOT LIMITED TO, ANY WARRANTIES OF MERCHANTABILITY OR FITNESS FOR A PARTICULAR PURPOSE OR USE, FREEDOM
FROM BUGS, SOFTWARE ERRORS OR DEFECTS, THAT THE CONTENT’S FUNCTIONING WILL BE UNINTERRUPTED OR THAT
THE CONTENT WILL OPERATE WITH ANY SOFTWARE OR HARDWARE CONFIGURATION. In no event shall SE Parties be liable to
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any party for any direct, indirect, incidental, exemplary, compensatory, punitive, special or consequential damages, costs, expenses,
legal fees, or losses (including, without limitation, lost income or lost profits and opportunity costs or losses caused by negligence) in
connection with any use of the Content even if advised of the possibility of such damages. Credit-related and other analyses and
statements in the Content are statements of opinion as of the date they are expressed and not statements of fact or recommendations
to purchase, hold, or sell any securities or to make any investment decisions. SE assumes no obligation to update the Content following
publication in any form or format. The Content should not be relied on and is not a substitute for the skill, judgment and experience of
the user, its management, employees, advisors and/or clients when making investment and other business decisions. SE’s opinions and
analyses do not address the suitability of any security. SE does not act as a fiduciary or an investment advisor. While SE has obtained
information from sources it believes to be reliable, SE does not perform an audit and undertakes no duty of due diligence or
independent verification of any information it receives. Valuations services are opinions and not statements of fact or recommendations
to purchase, hold or sell any security or instrument, or to make any investment decisions. The information provided as part of valuations
services should not be intended as an offer, promotion or solicitation for the purchase or sale of any security or other financial
instrument nor should it be considered investment advice. Valuations services do not address the suitability of any security or
instrument, and securities, financial instruments or strategies mentioned by SE may not be suitable for all investors. SE does not provide
legal, accounting or tax advice, and clients and potential clients of valuation services should consult with an attorney and/or a tax or
accounting professional regarding any specific legal, tax or accounting provision(s) applicable to their particular situations and in the
countries and jurisdictions where they do business. SE has redistribution relationships that reflect evaluated pricing, derivative valuation
and/or equity pricing services of other unaffiliated firms with which SE has contracted to distribute to its client base.

Pricing and data provided by these third-party firms are the responsibilities of those firms, and not SE, and are produced under those
firms' methodologies, policies and procedures. Valuations services provided by SE and products containing valuations services may not
be available in all countries or jurisdictions. Copyright © 2025 by Intercontinental Exchange Inc. All rights reserved.”

For residents of the European Union/European Economic Area

Research reports are originally distributed by CFRA UK Limited (company number 08456139 registered in England & Wales with its
registered office address at New Derwent House, 69-73 Theobalds Road, London, WC1X 8TA). CFRA UK Limited is regulated by the UK
Financial Conduct Authority (No. 775151).

For residents of Malaysia
Research reports are originally produced and distributed by CFRA MY Sdn Bhd (Company No. 683377-A).
For Residents of Singapore

This Research Report is distributed by CFRA UK Limited to its clients in Singapore who hold a financial advisers licence or is a person
exempt from holding such licence (“SG Intermediary”). Recipients of this Research Report in Singapore should contact the SG
Intermediary in respect to any matters arising from, or in connection with, the analysis in this report. Where the recipient is not an
accredited, expert or institutional investor as defined by the Securities and Futures Act, the SG Intermediary accepts legal responsibility
for the contents of this Research Report in accordance with applicable law. When reports are distributed by SG Intermediaries in
Singapore, the SG Intermediary, and not CFRA, is solely responsible for ensuring that the recipients of the Research Reports
understand the information contained in the Research Reports and that such information is suitable based on the customer's profile and
investment objectives. This Research Report is intended for general circulation and no advice or recommendation is made herein or by
CFRA to any particular person. CFRA does not assume any responsibility to advise on whether any particular product is suitable for any
person, and the analysis herein does not take into account the specific investment objectives, financial situation or particular needs of
any particular person, and should not be relied upon for any investment decision.

For residents of all other countries
Research reports are originally distributed Accounting Research & Analytics, LLC d/b/a CFRA.
Copyright © 2025 CFRA. All rights reserved. CFRA and STARS are registered trademarks of CFRA.
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