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What is the news? Non-rated
Mapletree Logistics Trust (MLT) announ its 2Q FY16 (Y/E Mar) results on 1 tober after
p_e ee Logistics s.( )a .ou ced its 2Q FY16 (Y/ ) gsu s on 19 Octobe e CLOSING PRICE SGD 1.020
trading hours. We tuned in to the live webcast on 20 October morning. FORECAST DIV N/A
Results at a glance TARGET PRICE N/A
Gross revenue 87.46 8151 7.3  Contribution from five properties acquired in China,
Korea, Malaysia and Singapore during the year; COMPANY DATA
contribution from three properties acquired in Australia, OIS SHARES (MN): 2478
Korea and Vietnam during FY16 MARKET CAP (USD mn/SGD mn): 1B20/2528
Net propertyincome  72.96 68.66 4f6.3 Enlarged portfolio; higher costs associated with 52- WK HI/LO (SGD) - 126/0.93
conversions from SUA to MTB )
3M Average Daily T/O (mn): 4.88

Distributable income 46.15 46.27 4}(0.3) Absence of distribution from divestment gain
DPU (Cents) 1.86 1.88 4}(1.1) Enlarged Units base due to DRP MAJOR SHAREHOLDERS (%)
Source: Mapletree Logistics Trust, Phillip Securities Research (Singapore)

TEMASEKHOLDINGSPTELTD 40.3%
BANK OF NEW YORK MELLON CORP 4.9%
Analyst briefing key takeaways VANGUARD GROUP ING 10%
* Only 5.4% of leases by Net lettable Area (NLA) remain due for expiry in FY16; the | .o .cserracolic 10%

Manager is already actively engaging tenants with leases expiring in FY17. Portfolio  gratestrReET corP 0.9%
WALE (by NLA) has been extended to 4.8 years from 4.1 years in the previous quarter.
Two single-user assets (SUAs) are likely to be converted to multi-tenanted buildings  PRICEPERFORMANCE (%)

(MTBs) in FY17. They are 7 Penjuru Close in Singapore (41,253 sqm, 1.3% of portfolio Sl Suld AR

NLA) and Mapletree Logistics Hub Pyeongtaek in South Korea (100,914 sqm, 3.2% of = COMPANY 40 @85 (74

porthIiO NLA) STIRETURN 51 (8.5) (13)
= Guidance for leasing, annual escalation and rental reversion. Tenants are cautious and PRICEVS. STI

are not committing early to renewals. Annual escalation for Singapore is expected to

range between 1.5% and 3% going forward. 5% annual escalation in Hong Kong is still 140

possible, and escalation in Japan has traditionally been flat. Average rental reversion in 120

2Q16 was 3%, compared to average reversion of 2% in 1Q16.

* OQutlook for China portfolio. Domestic consumption is expected to continue to grow, ;|
but at a slower rate. Demand for warehouse space will be driven by urbanisation of
rural areas, predominantly in the Southern and Central regions. The properties in the 0.80 r r r
Sponsor's Right of First Refusal (ROFR) pipeline are located in Tier 2 and Tier 3 cities. Oct14  Jan-15  Apr-15  Jul15  Oct-15

While demand is strong, supply is coming up as well. The competitive strength of the MLTSP Equity FSTHIndex
ROFR properties is their location, which are close to infrastructure and transportation Source: Bloomberg, PSR
links. Healthy occupancy can be expected, but with lower reversions. KEY FINANCIALS
= Outlook for Hong Kong portfolio. Supply of warehouse space is limited, with industrial Sy T —
areas being redeveloped for residential and commercial use. The Manager is confident
. .. cre . . . . . Gross Rev. (SGD mn) 3078 310.7 330.1
of maintaining positive rental reversions, but historical reversions in the low-20%
. . NPI(SGD mn) 268.1 2676 2774
cannot be expected going forward, and will be <20%. )
. . . . . Dist. Inc. (SGD mn) 664 1797 1849
=  Strategy of portfolio rejuvenation through acquisitions and divestments. The Manager PINAV () 122 120 120
is still very keen on inorganic growth and is on the lookout for yield accretive DPU, adj (Cents) 686 735 750

acquisitions. At the same time, lower yielding properties with limited scope for future i uiion vield, % 57 70 60
development will be divested. Divestment proceeds will be used for capital recycling
and capex, while all divestment gains will be distributed to Unitholders. Gains <552
million will be distributed over four quarters, and gains >552 million will be distributed  RichardLeow, CFTe (+6565311735)
over up to eight quarters. richardleowwt@phillip.com.sg

Source: Company Data, PSR est.

Investment Action
No stock rating or target price provided, as we do not have coverage on MLT.
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MAPLETREE LOGISTICS TRUST [H{VIRES

Peer relative valuation

The closest listed peer to MLT is Cache Logistics Trust (Cache). Both industrial REITs
hold a portfolio made up exclusively of warehouses. On a P/NAV valuation basis, MLT
and Cache are approximately on par with one another, but Cache has a slightly higher
yield.

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

Mapletree Logsitics Trust 2,528 1.020 1.00 7.3
Cache Logistics Trust 800 1.020 1.05 8.4
Average 1.02 7.8

Source: Bloomberg (Updated: 20 October 2015)

Historical valuation
MLT is now trading close to 1 standard deviation below its historical average P/NAV,
while yield is close to 2 standard deviations above its historical average.

Fgure 1. Historical P/NAV (x) with SD bands Fgure 2. Historical distribution-yield (%) with SD bands
150 y ——P/NAV average +/-1 std dev +/-2stddev 807 ——yield —— average +/-1 std dev +/-2 std dev
|
1.40 - : 75 |
Source: Bloomberg, PSR est. S h Source: Bloomberg, PSR est.
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How do we view this?

We believe that the cautious attitude from tenants will continue to exert downward
pressure on rental reversions in the near-term. Occupancy could be negatively
affected into FY17 as properties convert from SUAs to MTBs, together with higher
property expenses. In addition, down-time associated with conversions would affect
gross revenue.

On a longer-term basis, acquisitions will continue to drive growth as the Manager is
actively rejuvenating and repositioning the portfolio. Moreover, the Sponsor has a
visible pipeline of ROFR properties, with the Mapletree Shah Alam Logistics Park in
Malaysia as the next property for injection into the MLT portfolio.
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Phillip Securities Pte Ltd
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Phillip Securities Japan, Ltd.
4-2 Nihonbashi Kabuto-cho Chuo-ku,
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Tel +81-3 3666 2101
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Website: www.phillip.co.jp
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Phillip Securities (Thailand) Public Co. Ltd
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Bangkok 10500 Thailand
Tel +66-2 6351700 / 22680999
Fax +66-2 22680921
Website www.phillip.co.th

UNITED STATES
Phillip Futures Inc
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Chicago, IL 60604 USA

Tel +1-312 356 9000

Fax +1-312 356 9005
Website: www.phillipusa.com
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PhillipCapital (India) Private Limited
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Website: www.phillipcapital.in

CAMBODIA
Phillip Bank Plc
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Website: http://www.phillipbank.com.kh/
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Phillip Securities (HK) Ltd
11/F United Centre 95 Queensway
Hong Kong
Tel +852 2277 6600
Fax +852 2868 5307

Websites: www.phillip.com.hk

CHINA
Phillip Financial Advisory (Shanghai) Co Ltd
No 550 Yan An East Road,
Ocean Tower Unit 2318,
Postal code 200001
Tel +86-21 5169 9200
Fax +86-21 6351 2940

Website: www.phillip.com.cn

UNITED KINGDOM
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6th Floor, Candlewick House,

120 Cannon Street,
London, ECAN 6AS

Tel +44-20 7426 5950

Fax +44-20 7626 1757

Website: www.kingandshaxson.com

SRI LANKA
Asha Phillip Securities Limited
2" Floor, Lakshmans Building,
No. 321, Galle Road,
Colombo 03, Sri Lanka
Tel: (94) 11 2429 100
Fax: (94) 11 2429 199
Website: www.ashaphillip.net

DUBAI
Phillip Futures DMCC
Member of the Dubai Gold and
Commodities Exchange (DGCX)

Unit No 601, Plot No 58, White Crown Bldg,
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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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