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What is the news?

Mapletree Industrial Trust (MIT d its 2Q FY16 (Y/E M s on 20 October  NOT-Fated
a I n ria rus nn n | ryr n r
pletree Indus ust (MIT) announced its ( ar) results o JCLODEr - 0sING PRICE SGD 1.515
after trading hours. We tuned in to the live webcast on 21 October morning. MIT will trade FORECAST DIV N/A
ex-dividend on 24 October. TARGET PRICE N/A
Results at a glance TOTAL RETURN N/A
(SGD mn) 2Q16 2Q15 y-y(%) Comments
Gross revenue 82.74 77.91 4r6.2 Higher occupancy, higher rental rates and contribution COMPANY DATA

from Equinix 0/S SHARES (MN): 1770
Net propertyincome 61.03 56.20 48.6 No change in property expenses MARKET CAP (USD mn/SGD mn) 1931/ 2691
Distributable income 48.91 45.40 4§7.7 52 - WK HILO (SGD) - 164/ 135
DPU (Cents) 279 2.60 4F7.3 Boosted by Equinix data centre 3M Average Daily T/O (mn) : -

Source: Mapletree Industrial Trust, Phillip Securities Research (Singapore)
MAJOR SHAREHOLDERS (%)

Analyst briefing key takeaways MAPLETREE DEXTRA PTELTD 332%

=  Easing of JTC subletting policy will have a "muted effect" on MIT. JTC has revised its  scHroDERSPLC 76%
subletting policy with effect from 1 October 2015, lowering the required minimum GFA  AMERICAN INTERNATIONAL GROUP INC  4.8%
for anchor subtenants to 1,000 sqm from 1,500 sqm. The Manager explained that most
of MIT's properties are multi-tenanted and not operating on the sub-lease structure.

= Negative rental reversion is a possibility in the near-future. The macroeconomic
outlook is uncertain, and there will be a demand-supply imbalance of industrial space,
with downward pressure on rent and strong supply coming on-stream. The Manager
also guided that property expenses are expected to creep up in the following year. PRICEVS. STI

= Possible geographical diversification strategy. The Manager is considering markets
such as Malaysia, Vietnam and China. These are markets where the Sponsor already has
a presence and MIT can tap on the Sponsor's existing portfolio and network. Of
particular interest are Business Parks.

= Qutlook for future demand. The Manager highlighted that trend of demand by tenants
for High-Tech buildings which have better specifications. In addition, such High-Tech 130 1
buildings tend to hold their rent better compared to generic spaces. 120 T T T

= Kallang Basin 4 Cluster Asset Enhancement Initiative (AEI). Existing tenants will not be Oct-14 Mlﬁ?;g qurt’;'l‘r’_J”F"Sfﬂ IndC;c)f—lS
affected during the AEl and will not be required to relocate, as the scope of the AEl is to
redevelop an existing open car park into a Hi-Tech Building. There is no firm  Source:Bloomberg, PSR
commitment from prospective tenants yet and this is a speculative redevelopment. The ¢y rnanciaLs
Manager is optimistic on achieving at least SS4 psf/month rental, and expecting an NPI

PRICE PERFORMANCE (%)

IMTH 3MTH 1YR

COMPANY 07 (1) B8
STIRETURN 49  (93) (19)

1.70

1.60 A

1.50 A

1.40 1

Y/E Mar FY13 FY14 FY15

yield of 8%. Gross Rev.(SGD mn) 2764 2993 319
NPI(SGD mn) 1954 247 2286

Investment Action Dist. Inc. (SGD mn) B11 1661 180.8
No stock rating or target price provided, as we do not have coverage on MIT. PINAV (% 128 1M 1B
DPU, adj (Cents) 924 992 1043

Distribution Yield, % 6.6 7.3 6.6

Source: Company Data, PSR est.

Richard Leow, CFTe (+65 6531 1735)
richardleowwt@phillip.com.sg
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Peer relative valuation
On a P/NAV valuation basis, MIT is over-valued relative to peer average.

Peer relative data (arranged by Mkt. Cap.)
Mkt. Cap. (SSmn) Price (S$) P/NAV (x) yield (%)

Ascendas REIT 5,827 2.42 1.18 6.0
Mapletree Industrial Trust 2,682 1.515 1.14 7.4
AIMS AMP Capital Industrial REIT 882 1.390 0.91 7.9
Cambridge Industrial Trust 813 0.630 0.93 7.8
Soilbuild Business Space REIT 755 0.810 1.02 8.0
Sabana Shari'ah Compliant REIT 559 0.765 0.72 9.3
Viva Industrial Trust 536 0.760 0.92 9.6
Average 0.98 8.0

Source: Bloomberg (Updated: 21 October 2015)

Historical valuation
MIT is now trading close to 1 standard deviation below its historical average P/NAV,
while yield is 0.5 standard deviations above its historical average.

Fgure 1. Historical P/NAV (x) with SD bands Figure 2. Historical distribution-yield (%) with SD bands
157 ——PINAV average +/-1 std dev +/-2 std dev 8.0 j yield —— average +/-1 std dev +/-2 std dev
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How do we view this?

Downward pressure on rent was evident, as the portfolio had a negative rental
reversion of about 0.8%, by our estimates. However, portfolio occupancy improved to
93.8% from 93.5% over the preceding quarter, and this should give stability to the
rental income for the portfolio. All segments saw improved occupancy g-o-q except
for the Stack-Up/Ramp-Up Buildings. Continued y-o-y growth in DPU can be expected
for the next two quarters with contribution from the Equinix data centre that started
in 4QFY15. Further growth will come from the Hewlett-Packard Build-to-suit (BTS)
project slated for final completion in 1HCY17, and the completion of the AEl for
Kallang Basin 4 Cluster in 4QCY17.
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Important Information

This report is prepared and/or distributed by Phillip Securities Research Pte Ltd (“Phillip Securities Research"), which is a holder of a financial adviser’s
licence under the Financial Advisers Act, Chapter 110 in Singapore.

By receiving or reading this report, you agree to be bound by the terms and limitations set out below. Any failure to comply with these terms and limitations
may constitute a violation of law. This report has been provided to you for personal use only and shall not be reproduced, distributed or published by you in
whole or in part, for any purpose. If you have received this report by mistake, please delete or destroy it, and notify the sender immediately.

The information and any analysis, forecasts, projections, expectations and opinions (collectively, the “Research”) contained in this report has been obtained
from public sources which Phillip Securities Research believes to be reliable. However, Phillip Securities Research does not make any representation or
warranty, express or implied that such information or Research is accurate, complete or appropriate or should be relied upon as such. Any such information
or Research contained in this report is subject to change, and Phillip Securities Research shall not have any responsibility to maintain or update the
information or Research made available or to supply any corrections, updates or releases in connection therewith.

Any opinions, forecasts, assumptions, estimates, valuations and prices contained in this report are as of the date indicated and are subject to change at any
time without prior notice.

Past performance of any product referred to in this report is not indicative of future results.

This report does not constitute, and should not be used as a substitute for, tax, legal or investment advice. This report should not be relied upon exclusively
or as authoritative, without further being subject to the recipient’'s own independent verification and exercise of judgment. The fact that this report has been
made available constitutes neither a recommendation to enter into a particular transaction, nor a representation that any product described in this report is
suitable or appropriate for the recipient. Recipients should be aware that many of the products, which may be described in this report involve significant
risks and may not be suitable for all investors, and that any decision to enter into transactions involving such products should not be made, unless all such
risks are understood and an independent determination has been made that such transactions would be appropriate. Any discussion of the risks contained
herein with respect to any product should not be considered to be a disclosure of all risks or a complete discussion of such risks.

Nothing in this report shall be construed to be an offer or solicitation for the purchase or sale of any product. Any decision to purchase any product
mentioned in this report should take into account existing public information, including any registered prospectus in respect of such product.

Phillip Securities Research, or persons associated with or connected to Phillip Securities Research, including but not limited to its officers, directors,
employees or persons involved in the issuance of this report, may provide an array of financial services to a large number of corporations in Singapore and
worldwide, including but not limited to commercial / investment banking activities (including sponsorship, financial advisory or underwriting activities),
brokerage or securities trading activities. Phillip Securities Research, or persons associated with or connected to Phillip Securities Research, including but
not limited to its officers, directors, employees or persons involved in the issuance of this report, may have participated in or invested in transactions with the
issuer(s) of the securities mentioned in this report, and may have performed services for or solicited business from such issuers. Additionally, Phillip
Securities Research, or persons associated with or connected to Phillip Securities Research, including but not limited to its officers, directors, employees or
persons involved in the issuance of this report, may have provided advice or investment services to such companies and investments or related
investments, as may be mentioned in this report.

Phillip Securities Research or persons associated with or connected to Phillip Securities Research, including but not limited to its officers, directors,
employees or persons involved in the issuance of this report may, from time to time maintain a long or short position in securities referred to herein, or in
related futures or options, purchase or sell, make a market in, or engage in any other transaction involving such securities, and earn brokerage or other
compensation in respect of the foregoing. Investments will be denominated in various currencies including US dollars and Euro and thus will be subject to
any fluctuation in exchange rates between US dollars and Euro or foreign currencies and the currency of your own jurisdiction. Such fluctuations may have
an adverse effect on the value, price or income return of the investment.

To the extent permitted by law, Phillip Securities Research, or persons associated with or connected to Phillip Securities Research, including but not limited
to its officers, directors, employees or persons involved in the issuance of this report, may at any time engage in any of the above activities as set out above
or otherwise hold an interest, whether material or not, in respect of companies and investments or related investments, which may be mentioned in this
report. Accordingly, information may be available to Phillip Securities Research, or persons associated with or connected to Phillip Securities Research,
including but not limited to its officers, directors, employees or persons involved in the issuance of this report, which is not reflected in this report, and Phillip
Securities Research, or persons associated with or connected to Phillip Securities Research, including but not limited to its officers, directors, employees or
persons involved in the issuance of this report, may, to the extent permitted by law, have acted upon or used the information prior to or immediately
following its publication. Phillip Securities Research, or persons associated with or connected to Phillip Securities Research, including but not limited its
officers, directors, employees or persons involved in the issuance of this report, may have issued other material that is inconsistent with, or reach different
conclusions from, the contents of this report.

The information, tools and material presented herein are not directed, intended for distribution to or use by, any person or entity in any jurisdiction or country
where such distribution, publication, availability or use would be contrary to the applicable law or regulation or which would subject Phillip Securities
Research to any registration or licensing or other requirement, or penalty for contravention of such requirements within such jurisdiction.

This report is intended for general circulation only and does not take into account the specific investment objectives, financial situation or particular needs of
any particular person. The products mentioned in this report may not be suitable for all investors and a person receiving or reading this report should seek
advice from a professional and financial adviser regarding the legal, business, financial, tax and other aspects including the suitability of such products,
taking into account the specific investment objectives, financial situation or particular needs of that person, before making a commitment to invest in any of
such products.

This report is not intended for distribution, publication to or use by any person in any jurisdiction outside of Singapore or any other jurisdiction as Phillip
Securities Research may determine in its absolute discretion.

IMPORTANT DISCLOSURES FOR INCLUDED RESEARCH ANALYSES OR REPORTS OF FOREIGN RESEARCH HOUSES
Where the report contains research analyses or reports from a foreign research house, please note:

0] recipients of the analyses or reports are to contact Phillip Securities Research (and not the relevant foreign research house) in Singapore at 250
North Bridge Road, #06-00 Raffles City Tower, Singapore 179101, telephone number +65 6533 6001, in respect of any matters arising from, or in
connection with, the analyses or reports; and

(i)  tothe extent that the analyses or reports are delivered to and intended to be received by any person in Singapore who is not an accredited investor,
expert investor or institutional investor, Phillip Securities Research accepts legal responsibility for the contents of the analyses or reports.
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