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Mapletree Logistics Trust

A flat, but better than expected, 1Q09

Fairly flat QoQ. Mapletree Logistics Trust (MLT) posted S$53.3m in 1Q09
revenue, up 24.9% YoY, thanks to acquisitions. Revenue was fairly flat on
a sequential basis, up only 1.7% QoQ. NPI margin stood at 86.7% for the
quarter, slipping from the 87.6% margin achieved a year ago but slightly
better than the 86.1% recorded in 4Q08. Distributable income rose 0.7%
QoQ and 36.1% YoY to S$28.6m. MLT will pay out 1.47 S cents/unit,
down 22.6% YoY (because of an enlarged units base post last year's
rights issue) and up 0.7% QoQ. This translates to an annualized yield of
13.1%. The manager reaffirmed its commitment to pay out 100% of
distributable income.

But better than expected. 1Q results outperformed our expectations by
5-8% due to our conservative occupancy assumptions for FY09. Our
estimates incorporate a fairly bearish 90% portfolio-wide occupancy
assumption over FY09-10. MLT's overall occupancy as at 31st March is
98.5%, versus 99.6% as at 31 December. Some pockets of weakness
have emerged: Hong Kong occupancy has fallen from 98.2% as at December
to 95.8% at March, while China occupancy has fallen from 99.2% to 91.7%.
Note that the China fall is because of problems with one tenant (contributes
less than 1% of total revenue). At the same time, other markets like South
Korea, Japan and Malaysia are holding at 100% occupancy. This variety
in performance explains the small size of the overall dip, and validates the
portfolio's advantages of geographical diversification and balance between
multi-tenanted and sale-and-leaseback properties.

Refinancing underway. MLT is geared at about 38.3% debt-to-assets.
During the quarter, MLT raised some S$105m in new loans to refinance
existing debt. As of 31 March, about S$151m in loans will mature this
year, and the manager announced significant progress in arranging
refinancing. While a US$20m term loan is still being negotiated, MLT has
enough committed lines and cash on hand to refinance all 2009 loans.

Valuation achieved. We believe our investment thesis still stands:
occupancy will be the key performance driver in the industrial space; but
MLT's diversified and high quality portfolio will allow it to deliver reasonably
stable income to unitholders over the next two years. MLT has had a good
run, up 15.4% since our re-initiation in February. However, we have not
seen enough corresponding positive signals for the industrial market. As
our fair value estimate of S$0.45 has been achieved, we are downgrading
the stock to a HOLD.

Year to Revenue Distr Income DPU DPU Growth DPU Yield P/NAV
31 Dec (S$m) (S$m) (cents) (%) (%) (x)
FY 07 141.7 71.8 6.6 - 14.6 0.5
FY 08 184.9 97.4 7.2 10.2 16.1 0.5
FY 09F 181.0 90.5 4.7 -35.5 10.4 0.5
FY 10F 181.0 90.5 4.7 0.0 10.4 0.5

Please refer to the important disclosures at the back of this document.
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MLT Results 1Q09 1Q08 % Chg 4Q08 % Chg
Year Ended 31 Dec (S$ m) (S$m) (S$m) (YoY) (S$m) (QoQ)
Gross revenue 53.3 42.6 24.9% 52.4 1.7%
Property expenses =71 -5.3 34.1% -7.3 -2.9%
Net property income 46.2 37.4 23.6% 45.1 2.4%
Interest income 0.0 0.0 -11.6% 0.1 -71.2%
Other income 0.0 0.2 n.m. 0.2 n.m.
Manager's management fees -5.6 -4.4 26.6% 5.2 7.7%
Trustee's fee -0.1 -0.1 20.0% -0.1 6.2%
Other trust expenses -2.6 -0.5 473.8% -4.3 -38.7%
Borrowing costs -9.1 -9.9 -8.3% -8.8 3.6%
Net investment income 28.8 22.6 271% 271 6.2%
Net change in fair value of financial derivatives -1.4 -20.6 -93.1% -24.6 -94.2%
Net income 27.4 2.0 n.m. 25 n.m.
Net change in value of investment properties 0.0 0.0 n.m. 941 n.m.
Total return before tax 27.4 2.0 n.m. 96.6 -71.7%
Income tax -1.9 -1.8 4.5% -7.5 -75.3%
Total return 25.5 0.2 n.m. 89.1 -71.4%
Adjustment for net effect of non-tax items etc 3.1 20.8 -85.1% -60.7 n.m.
Total amount distributable to unitholders 28.6 21.0 36.1% 28.3 0.9%
DPU (S cents) 1.5 1.9 -22.6% 1.5 0.7%
EARNINGS FORECAST

Year Ended 31 Dec (S$ m) FY07 FYO08 FYO9F FY10F
Gross revenue 141.7 184.9 181.0 181.0
Property expenses -16.8 -23.9 -23.5 -23.5
Net property income 124.9 161.0 157.4 157.4
Interest income 1.5 0.3 0.2 0.2
Other income 0.0 0.8 0.4 0.4
Manager's management fees -14.7 -19.0 -18.6 -18.6
Trustee's fee -0.3 -0.4 -0.4 -0.4
Other trust expenses 0.8 -6.2 -2.9 -2.9
Borrowing costs -35.2 -36.9 -40.6 -40.6
Net investment income 77.0 99.6 95.5 95.5
Net change in fair value of financial derivatives -4.9 -22.2 0.0 0.0
Net income 721 77.4 95.5 95.5
Net change in value of investment properties 125.6 941 0.0 0.0
Total return before tax 197.7 171.5 95.5 95.5
Income tax -15.4 -11.4 0.0 0.0
Total return 182.3 160.1 95.5 95.5
Adjustment for net effect of non-tax items etc -110.4 -62.7 -5.0 -5.0
Total amount distributable to unitholders 71.8 97.4 90.5 90.5
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BALANCE SHEET

As at 31 Dec (S$ m) FYO07 FY08 FYO9F FY10F
Cash and cash equivalents 45.7 81.9 79.5 83.6
Total current assets 67.3 102.9 100.8 105.8
Investment properties 2,379.0 2,943.4 2,943.4 2,943.4
Total assets 2,446.3 3,046.3 3,044.2 3,049.2
Current liabilities ex borrowings 85.8 136.0 129.0 129.0
Total borrowings 1,296.3 1,159.4 1,159.4 1,159.4
Other long term liabilities 21.5 28.8 28.8 28.8
Total liabilities 1,403.7 1,324.2 1,317.1 1,317.1
Total equity 1,042.6 1,722.0 1,727.0 1,732.0
Total liabilities and equity 2,446.3 3,046.3 3,044.2 3,049.2
CASH FLOW

Year Ended 31 Dec (S$ m) FY07 FY08 FYO9F FY10F
Total return 182.3 160.1 95.5 95.5
Adjustments for:

Interest expense 34.9 36.5 40.6 40.6
Net change in value of invt properties -125.6 -94.1 0.0 0.0
Net change in FV of financial derivatives 4.9 22.2 0.0 0.0
Other adjustments 14.2 11.4 -0.2 -0.2
Working capital changes 4.0 20.2 -7.4 -0.9
Tax paid -4.6 -3.4 0.0 0.0
Cashflows from operating activities 110.2 152.9 128.5 135.0
Interest received 1.5 0.3 0.2 0.2
Purchase of invt properties -842.4 -355.3 0.0 0.0
Others -3.2 0.0 0.0 0.0
Cash flows from investing activities -844.1 -355.0 0.2 0.2
Proceeds from issue of new units 349.0 606.7 0.0 0.0
Payment of issue & financing expenses -5.6 -8.1 0.0 0.0
Proceeds from loans and borrowings 1,237.1 544.7 0.0 0.0
Repayment of loans and borrowings -724.9 -784.9 0.0 0.0
Distribution to unitholders -63.7 -88.8 -90.5 -90.5
Interest paid -34.7 -36.9 -40.6 -40.6
Cash flows from financing activities 7571 232.8 -131.1 -131.1
Net change in cash 23.2 30.6 2.4 41
Cash at beg of period 23.8 45.7 81.9 79.5
Exchange rate effects -1.3 5.6 0.0 0.0
Cash at end of period 45.7 81.9 79.5 83.6

Page 3

24 April 2009



Mapletree Logistics Trust @DCBC Investment Research

Per share data

Year ended 31 Dec FYO07 FY08 FYO9F FY10F
Units outstanding, period end 1,108.2 1,939.3 1,939.3 1,939.3
EPU (S cents) 16.4 8.3 4.9 4.9
DPU (S cents) 6.6 7.2 4.7 4.7
CFPS (S cents) 9.9 7.9 6.6 7.0
NAV (S$) 0.9 0.9 0.9 0.9

Key rates & ratios

Year ended 31 Dec FYO07 FY08 FYO9F FY10F
PER (x) 2.7 5.4 9.1 9.1
DPU yield (%) 14.6 16.1 10.4 10.4
P/CF (x) 45 5.7 6.8 6.5
P/NAV (x) 0.5 0.5 0.5 0.5
NPI margin (%) 88.1 87.1 87.0 87.0
NIl margin (%) 54.3 53.9 52.8 52.8
Distr to revenue (%) 50.7 52.7 50.0 50.0
Total Debt/Total Assets (x) 0.5 0.4 0.4 0.4
Total Debt/Equity (x) 1.2 0.7 0.7 0.7

Source: Company data, OIR estimates

Page 4 24 April 2009



Mapletree Logistics Trust @OCBC Investment Research

SHAREHOLDING DECLARATION:
The analyst's immediate family owns 500,000 shares in Mapletree.

RATINGS AND RECOMMENDATIONS:

OCBC én vestment Research’s (OIR) technical comments and recommendations are short-term and trading
oriented.

- However, OIR’s fundamental views and ratings (Buy, Hold, Sell) are medium-term calls within a 12-month
investment horizon. OIR’s Buy = More than 10% upside from the current price; Hold = Trade within +/-10%
from the current price; Sell = More than 10% downside from the current price.

- For companies with less than S$150m market capitalization, OIR’s Buy = More than 30% upside from the
current price; Hold = Trade within +/- 30% from the current price; Sell = More than 30% downside from the
current price.

DISCLAIMER FOR RESEARCH REPORT

This report is solely for information and general circulation only and may not be published, circulated,
reproduced or distributed in whole or in part to any other person without our written consent. This report
should not be construed as an offer or solicitation for the subscription, purchase or sale of the securities
mentioned herein. Whilst we have taken all reasonable care to ensure that the information contained in this
publication is not untrue or misleading at the time of publication, we cannot guarantee its accuracy or
completeness, and you should not act on it without first independently verifying its contents. Any opinion or
estimate containedin this report is subject to change without notice.” We have not given any consideration
fo and we have not made any investigation of the investment objectives, financial situation or particular
needs of the recipient or any class of persons, and accordingly, no warranty whatsoever is given and no
liability whatsoever is accepted for any loss arising whether directly or indirectly as a result of the recipient
or any class of persons acting on such information or opinion or estimate. You may wish to seek advice
from a financial adviser regarding the suitability of the securities mentioned herein, taking into consideration
your investment og/ect/ves, financial situation or particular needs, before making a commitment to invest in
the securities. OCBC Investment Research Pte Lid, OCBC Securities Pte Ltd and their respective connected
and associated corporations together with their respective directors and officers mary have or take positions
in the securities mentioned in this report and may also perform or seek to perform broking and other
investment or securities related services for the corporations whose securities are mentioned in this report
as well as other parties generally.

Privileged/Confidential information may be contained in this message. If you are not the addressee indicated
in this message (or responsible for déelivery of this message to such person), you may not copy or deliver
this message to anyone. Opinions, conclusions and other information in this message that do not relate to
the official business of my company shall not be understood as neither given nor endorsed by it.

Co.Reg.no.: 198301152E For OCBC Investment Research Pte Ltd

Carmen Lee
Published by OCBC Investment Research Pte Ltd Head of Research
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