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Dropping Coverage

We are dropping coverage of Pennsylvania Real Estate Investment Trust (PEI) due to a
reallocation of resources. Our last rating on PEI shares was Sell. Research issued before
9/17/20, the date of termination, should not be relied upon going forward.

Company Description
Pennsylvania REIT (PEI) is a real estate investment trust (REIT) that owns and manages a
portfolio of regional malls and strip and power centers primarily in the Mid-Atlantic region.

Recent Performance
PEI's YTD total return was -85.1%, compared to the RMZ total return of -9.9% over the same
time period.

Company Risks
The company is highly leveraged and faces further bankruptices in retail due to the
pandemic.

We’ve known Joe Coradino, CEO of PEI, for quite some time and have a high degree of
respect for him. Best wishes to Joe and the rest of PEI team.
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Pennsylvania REIT (PEI)
Truist Securities

in $m, except per share

Source: Company data and Truist Securities Estimates

2017 2018 2019 2020E 2021E 2022E 2023E 2024E

FFO per Share - "NAREIT" $1.60 $1.54 $1.33 $0.65 $0.36 $0.35 $0.33 $0.36

(15.3%) (3.6%) (13.9%) (51.2%) (44.4%) (3.8%) (3.6%) 8.9%

FFO per Share - Normalized $1.67 $1.54 $1.05 $0.42 $0.36 $0.35 $0.33 $0.36

(12.2%) (8.0%) (32.0%) (59.6%) (15.0%) (3.8%) (3.6%) 8.9%

FAD per Share $0.92 $0.77 $0.60 ($0.78) $0.16 ($0.16) ($0.13) ($0.04)

(17.5%) (16.4%) (22.6%) (230.2%) (120.1%) (204.2%) (18.7%) (70.2%)

DIV per Share $0.84 $0.84 $0.84 $0.27 $0.08 $0.08 $0.08 $0.08

Weighted average c/s outstanding (dilute)-FFO 77.7 78.2 78.9 80.5 80.9 80.9 80.9 80.9

EBITDA per share $2.99 $2.81 $2.35 $1.72 $1.60 $1.68 $1.81 $1.92

Interest Coverage 3.6x 3.2x 2.6x 2.0x 2.0x 1.9x 1.8x 1.8x

Fixed Charge Coverage 2.4x 2.3x 1.9x 1.4x 1.4x 1.4x 1.3x 1.3x

FAD Div. Coverage 1.1x .9x .7x -2.9x 1.9x -2.0x -1.6x -.5x

Net Debt + pref/EBITDA 10.0x 10.2x 13.2x 15.2x 16.6x 16.5x 15.8x 15.3x

Net Debt/Assets 53% 53% 55% 49% 50% 53% 55% 66%

CapEx % of NOI 22% 24% 14% 13% 25% 23% 20% 16%

Construction Pipeline % of GAV 2.9% 1.6%

G&A & mgmt costs as a % of total REV 9.6% 10.3% 13.3% 14.1% 14.1% 13.9% 13.5% 13.1%
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Pennsylvania REIT (PEI)
Truist Securities

in USmillions

INCOME STATEMENT 2019 1Q20 2Q20E 3Q20E 4Q20E 2020E 2021E 2022E 2023E 2024E 2025E

Revenues: 13.25265

Minimum rents $302.3 $67.7 $66.5 $65.2 $65.6 $265.1 $248.4 $253.9 $262.1 $271.7 $280.2
Tenant recoveries 20.0         4.3           3.7           3.8           3.2           14.9         12.4         13.8         17.9         22.5         26.3         

Percentage rents -          -          -          -          -          -          -          -          -          -          -          

Equity in earnings of JV's 8.3           0.8 2.2           2.0           2.8           7.8           9.0           9.2           9.5           9.6           9.6           

Management revenue 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0

Other Income/lease termination revenue 14.5         2.2           (10.5)       0.5           1.0           (6.8)         9.5           11.6         14.0         14.5         15.0         

Total Revenues $345.1 $75.1 $61.9 $71.5 $72.6 $281.0 $279.3 $288.4 $303.4 $318.3 $331.2

Expenses: 136.6       10.8% 9.4% 9.2%

CAM and real estate taxes $113.3 $27.5 $23.8 $24.1 $23.1 $98.5 $94.3 $95.9 $99.1 $103.0 $106.6

Depreciation/Amortization 137.8       30.3         36.7         34.4         33.0         134.3       130.5       136.6       141.1       148.3       156.5       

Utilities and other operating expenses 23.3         5.0           5.2           5.3           5.1           20.6         20.7         21.1         21.8         22.6         23.4         

Property management costs

Provision for doubtful accounts -          -          -          -          -          -          -          -          -          -          -          

Other expenses/project costs/acq costs (0.4)         0.2           0.2           0.2           1.6           2.1           11.6         11.7         11.9         12.1         12.3         

General/Administrative 46.0         10.7         9.9           9.0           10.1         39.6         39.3         40.1         40.9         41.7         42.6         

Interest expense 64.0         16.9         16.9         16.9         15.5         66.1         62.4         69.7         81.0         87.8         94.5         

Total Expenses $384.0 $90.5 $92.7 $89.9 $88.2 $361.3 $358.7 $375.2 $395.9 $415.5 $435.8

Op. Expenses/Revenues 40% 44% 49% 43% 43% 44% 47% 46% 45% 45% 44%

Total Expenses/Revenues 111% 121% 150% 126% 122% 129% 128% 130% 130% 131% 132%

Income from Operations ($38.9) ($15.5) ($30.8) ($18.4) ($15.6) ($80.3) ($79.4) ($86.8) ($92.4) ($97.2) ($104.7)

Minority interest in income of consolidated entities -          -          -          -          -          -          -          -          -          -          -          

Interest income -          -          0.0           0.0           0.0           0.0           0.0           0.0           0.1           0.0           0.0           

Loss from early extinguishment of debt 24.9         -          -          -          -          -          -          -          -          -          -          

Gain (loss) on property sale 6.0           1.9           6.0           6.0           6.0           20.0         -          -          -          -          -          

Impairment charge (5.0)         -          -          -          -          -          -          -          -          -          -          
Extraordinary Items (Impairments/restructuring) -          -          -          -          -          -          -          -          -          -          -          

Income from Continuing Operations ($13.0) ($13.549) ($24.8) ($12.4) ($9.6) ($60.3) ($79.4) ($86.7) ($92.4) ($97.2) ($104.6)

Discontinued Operations

Income (loss) from operations, net of min int 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0

Net Gain/(loss) on property disposition, net of min int 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Net Income ($13.0) ($13.549) ($24.8) ($12.4) ($9.6) ($60.3) ($79.4) ($86.7) ($92.4) ($97.2) ($104.6)

Add: allocation to noncontrolling interests 2.1 0.5 0.9 0.5 0.4 2.3 3.0 3.3 3.5 3.7 4.0
Net income attributable to Penn REIT ($10.9) ($13.0) ($23.8) ($11.9) ($9.2) ($58.0) ($76.3) ($83.4) ($88.9) ($93.5) ($100.6)

Redemption of preferred stock
Dist to pfd shareholders (27.4)       ($6.8) (6.8)         (6.8)         (6.8)         (27.4)       (27.4)       (27.4)       (27.4)       (27.4)       (27.4)       

NI Avail to common shareholders ($38.2) ($19.9) ($30.7) ($18.7) ($16.1) ($85.4) ($103.7) ($110.8) ($116.2) ($120.8) ($128.0)

1.9           

Depreciation & Amortization $136.4 $29.9 $36.2 $33.8 $32.5 $132.4 $128.5 $134.5 $139.0 $146.1 $154.1

Gain (loss) on property disposition (2.8) (2.0) 0.0 0.0 0.0 (2.0) 0.0 0.0 0.0 0.0 0.0

noncontrolling interest in OP 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0

Partners share of consolidated JV depreciation (2.1) (0.5) (0.9) (0.5) (0.4) (2.3) (3.0) (3.3) (3.5) (3.7) (4.0)

Equity in loss of unconsolidated entities net 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0

PEI's share of JV FFO 9.9 $3.6 1.8 1.6 2.3 9.3 7.4 7.5 7.7 7.9 7.9

FFO Reconcilliation/ Extraordinary Items 1.5 $0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
FFO - "NAREIT" $104.6 $11.2 $6.3 $16.2 $18.3 $52.1 $29.1 $28.0 $27.0 $29.4 $30.0

Topic D-42 Charges 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Early Retirement of Debt (24.9) 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0

Extraordinary Items (Impairments/restructuring) 2.1 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0

Other non recurring/losses/M2M on derivatives 0.8 $0.1 (6.0) (6.0) (6.0) (18.0) 0.0 0.0 0.0 0.0 0.0
FFO - Normalized $82.6 $11.3 $0.3 $10.2 $12.3 $34.1 $29.1 $28.0 $27.0 $29.4 $30.0

Straight line rents (5.0) (1.0) (47.4) (23.8) 0.0 (72.1) 27.1 0.1 0.1 0.1 (2.0)

FAS 141/142 (0.1) (0.0) (0.0) (0.0) (0.0) (0.1) (0.1) (0.0) (0.0) (0.0) (0.0)

Tenant allowances/improvements & capped leasing costs(13.0) (1.2) (4.7) (4.7) (4.7) (15.4) (27.2) (28.1) (24.5) (19.1) (15.6)

Non-CAM expenditures/CapX (17.6) (1.0) (2.4) (2.4) (3.0) (8.9) (16.4) (13.2) (13.3) (13.5) (13.9)

Other non-cash items included in FFO -          -          -          -          -          -          -          
FAD - Diluted $47.0 $8.027 ($54.3) ($20.7) $4.5 ($62.5) $12.6 ($13.1) ($10.7) ($3.2) ($1.5)

EPS ($0.51) ($0.26) ($0.40) ($0.24) ($0.21) ($1.11) ($1.35) ($1.44) ($1.51) ($1.57) ($1.67)

FFO per Share - "NAREIT" $1.33 $0.14 $0.08 $0.20 $0.23 $0.65 $0.36 $0.35 $0.33 $0.36 $0.37

FFO per Share - Normalized $1.05 $0.14 $0.00 $0.13 $0.15 $0.42 $0.36 $0.35 $0.33 $0.36 $0.37

FAD per Share $0.60 $0.10 ($0.67) ($0.26) $0.06 ($0.78) $0.16 ($0.16) ($0.13) ($0.04) ($0.02)

DIV per Share $0.84 $0.21 $0.02 $0.02 $0.02 $0.27 $0.08 $0.08 $0.08 $0.08 $0.08

5.00

Weighted average shares outstanding-EPS 75.2         76.8         76.8         76.8         76.8         76.8         76.8         76.8         76.8         76.8         76.8         

Weighted average shares outstanding-FFO 78.9         79.3         80.9         80.9         80.9         80.5         80.9         80.9         80.9         80.9         80.9         
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Analyst Certification
I, Ki Bin Kim , hereby certify that the views expressed in this research report accurately reflect my personal views
about the subject company(ies) and its (their) securities. I also certify that I have not been, am not, and will not be
receiving direct or indirect compensation in exchange for expressing the specific recommendation(s) in this report.

Required Disclosures
The following company is a client of Truist Securities, Inc. for non-securities-related services within the last 12
months: PEI-US

Truist Securities, Inc. or an affiliate has received compensation for non-securities related services within the last 12
months: PEI-US

Analyst compensation is based upon stock price performance, quality of analysis, communication skills, and the
overall revenue and profitability of the firm, including investment banking revenue.

As a matter of policy and practice, the firm prohibits the offering of favorable research, a specific research rating
or a specific target price as consideration or inducement for the receipt of business or compensation. In addition,
associated persons preparing research reports are prohibited from owning securities in the subject companies.

Rating and Price Target History for: Pennsylvania Real Estate Investment Trust (PEI-US) as of 09-17-2020
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Truist Securities Ratings System for Equity Securities
Dissemination of Research

Truist Securities, Inc. ("Truist Securities") seeks to make all reasonable efforts to provide research reports
simultaneously to all eligible clients. Reports are available as published in the restricted access area of our website to
all eligible clients who have requested a password. Institutional investors, corporates, and members of the Press may
also receive our research via third party vendors including: Thomson Reuters, Bloomberg, FactSet, and S&P Capital
IQ. Additional distribution may be done by sales personnel via email, fax, or other electronic means, or regular mail.

For access to third party vendors or our Research website: https://truistresearch.bluematrix.com/client/library.jsp.

Please email the Research Department at EquityResearchDepartment@research.truist.com or contact your Truist
Securities sales representative.

Truist Securities Rating System for Equity Securities

Truist Securities, Inc. ("Truist Securities") rates individual equities using a three-tiered system. Each stock is rated
relative to the broader market (generally the S&P 500) over the next 12-18 months (unless otherwise indicated).

Buy (B) – the stock’s total return is expected to outperform the S&P 500 or relevant benchmark over the next 12-18
months (unless otherwise indicated)

Hold (H) – the stock’s total return is expected to perform in line with the S&P 500 or relevant benchmark over the
next 12-18 months (unless otherwise indicated)

Sell (S) – the stock’s total return is expected to underperform the S&P 500 or relevant benchmark over the next 12-18
months (unless otherwise indicated)

Not Rated (NR) – Truist Securities does not have an investment rating or opinion on the stock

Coverage Suspended (CS) – indicates that Truist Securities’ rating and/or target price have been temporarily
suspended due to applicable regulations and/or Truist Securities Management discretion. The previously published
rating and target price should not be relied upon.
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Truist Securities analysts have a price target on the stocks that they cover, unless otherwise indicated. The price
target represents that analyst's expectation of where the stock will trade in the next 12-18 months (unless otherwise
indicated). If an analyst believes that there are insufficient valuation drivers and/or investment catalysts to derive a
positive or negative investment view, they may elect with the approval of Truist Securities Research Management not
to assign a target price; likewise certain stocks that trade under $5 may exhibit volatility whereby assigning a price
target would be unhelpful to making an investment decision. As such, with Research Management‘s approval, an
analyst may refrain from assigning a target to a sub-$5 stock.

Legend for Rating and Price Target History Charts:

B = Buy

H = Hold

S = Sell

D = Drop Coverage

CS = Coverage Suspended

NR = Not Rated

I = Initiate Coverage

T = Transfer Coverage

Truist Securities ratings distribution (as of 09/18/2020):
Coverage Universe Investment Banking Clients Past 12 Months

Rating Count Percent Rating Count Percent

Buy 462 64.44% Buy 171 37.01%
Hold 240 33.47% Hold 62 25.83%
Sell 15 2.09% Sell 3 20.00%

Other Disclosures
Information contained herein has been derived from sources believed to be reliable but is not guaranteed as to
accuracy and does not purport to be a complete analysis of the security, company or industry involved. This report
is not to be construed as an offer to sell or a solicitation of an offer to buy any security. Truist Securities, Inc. and/or
its officers or employees may have positions in any securities, options, rights or warrants. The firm and/or associated
persons may sell to or buy from customers on a principal basis. Investors may be prohibited in certain states from
purchasing some over the-counter securities mentioned herein. Opinions expressed are subject to change without
notice.

Truist Securities, Inc.’s research is provided to and intended for use by Institutional Accounts as defined in FINRA
Rule 4512(c). The term “Institutional Account" shall mean the account of: (1) a bank, savings and loan association,
insurance company or registered investment company; (2) an investment adviser registered either with the SEC
under Section 203 of the Investment Advisers Act or with a state securities commission (or any agency or office
performing like functions); or (3) any other person (whether a natural person, corporation, partnership, trust or
otherwise) with total assets of at least $50 million.

Truist Securities, Inc. is a registered broker-dealer and a member of FINRA and SIPC. It is a service mark of Truist
Financial Corporation. Truist Securities, Inc. is owned by Truist Financial Corporation and affiliated with SunTrust
Investment Services, Inc. and BB&T Securities, LLC. Despite this affiliation, securities recommended, offered, sold
by, or held at Truist Securities, Inc., SunTrust Investment Services, Inc. or BB&T Securities, LLC (i) are not insured
by the Federal Deposit Insurance Corporation; (ii) are not deposits or other obligations of any insured depository
institution (including Truist Bank); and (iii) are subject to investment risks, including the possible loss of the principal
amount invested. Truist Bank may have a lending relationship with companies mentioned herein.

Please see our Disclosure Database to search by ticker or company name for the current required disclosures,
including valuation and risks, Link: https://truist.bluematrix.com/sellside/Disclosures.action

Please visit the Truist Securities (formerly known as SunTrust Robinson Humphrey) equity research library for current
reports and the analyst roster with contact information, Link (password protected): TRUIST RESEARCH LIBRARY

Truist Securities, Inc., member FINRA and SIPC. Truist and Truist Securities are service marks of Truist Financial
Corporation.

If you no longer wish to receive this type of communication, please request removal by sending an email to
EquityResearchDepartment@Research.Truist.com
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© Truist Securities, Inc. 2020. All rights reserved. Reproduction or quotation in whole or part without permission is
forbidden.

ADDITIONAL INFORMATION IS AVAILABLE at our website, TruistSecurities.com, or by writing to: Truist Securities,
Research Department, 3333 Peachtree Road N.E., Atlanta, GA 30326-1070
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