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Mapletree Logistics Trust

Acquisition frenzy continues

Announces more acquisitions. Mapletree Logistics Trust
(MLT) announced its intention to acquire three distribution
centers in the Kanto region (Greater Tokyo) of Japan. MLT
has signed a binding Memorandum of Understanding with the
vendor - a logistics facilities development and management
company. The three assets are on long-term leases of between
eight and 10 years. The purchases are expected to be
completed by end 3Q10.

Financed fully through debt. The total acquisition cost is
estimated at JPY13b or S$201m. The properties will be
acquired at an average initial NPI yield of 7.3%, compared to
an average implied property yield of 5.0% on MLT's existing
Japan portfolio. The purchases will be fully funded by debt,
increasing MLT's leverage to approximately 43.6% debt-to-
assets. On a pro forma basis, the manager expects an
accretion of 0.33 S cents (+5.5%) over the annualized 1H10
DPU of 6.0 S cents. Note MLT estimates that accretion drops
to +0.01 S cents (+0.2%) if the acquisitions were 60% equity
financed at an issue price of S$0.84, a 5% discount to the
current price.

Equity issue likely, in our view. Since Dec 09, the manager
has announced or completed S$430m of acquisitions, all
financed by debt. We note that MLT is fast approaching its
45% medium-term leverage target. At the same time, MLT
looks far from sated with its acquisition spree (in our opinion),
with both sponsor and third party assets up for grabs. As such,
we believe equity fund-raising (EFR) is likely in the next six to
12 months, and sooner rather than later. At the recent 2Q10
analyst briefing, the manager indicated that any potential EFR
is likely to take the form of a private placement, citing the
faster / more flexible time frame and lower discount versus
rights issues. MLT can issue up to 20% of its existing unit
base through a private placement. The manager also
emphasized that the purpose of any EFR would be to allow
MLT to continue to grow rather than to de-leverage.

DPU estimates adjusted upwards. We have adjusted our
earnings estimates to account for the impact from these
acquisitions with contributions estimated from 01 Oct 2010
onwards. This raises our FY10-11F DPU estimates by 1.7%
and 5.5% respectively to 6.3 S cents and 7.0 S cents. Our
fair value estimate is also up from S$0.86 previously to S$0.89.
With uncertainty about the timing and quantum of any EFR,
and an estimated total return of 7.7%, we maintain our HOLD
rating on MLT.

Please refer to the important disclosures at the back of this document.
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ADDITIONAL INFORMATION

Exhibit 1: Details on acquisitions

Iwatsuki Logistics Centre Iruma Logistics Centre Noda Logistics Centre
- Distribution centre with ancillary  Distribution centre with ancillary - Distribution centre with

Description . .

office office ancillary office
Location Kanto region, Japan Kanto region, Japan Kanto region, Japan
GFA (sgm)  30,000.0 26,000.0 36,000.0
Tenure Freehold Freehold Freehold
Classification  Distribution centre Distribution centre Distribution centre
Tenant QOji Transportation Co., Ltd QOji Transportation Co., Ltd Izu Express Trucking Inc.
Term 10yr fixed lease to 2018 10yr fixed lease to 2018 10yr ﬁxgd lease fom

completion

Outgoings Property maintenance will be borne by customer for all three assets
Cost 8874.3m or JPY4.8b $§52.6m or JPY3.4b S874.3m or JPY4.80
Vendor Kabushiki Kaisha A-MAX Kabushiki Kaisha A-MAX Kabushiki Kaisha T Asset
Est purchase g o 3Fv10 By end 3QFY10 By end 3QFY10
completion
Funding Debt Debt Debt

Note: Such types of assets are used primarily by tenants as distribution centers for their customers' finished products.

Source: MLT, OIR

Exhibit 2: Geographic allocation by gross revenue pre & post-purchase
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Source: MLT
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Mapletree Logistics Trust's Key Financial Data
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EARNINGS FORECAST BALANCE SHEET

Year Ended 31 Dec (S$m) FY08 FY09 FY10F FY11F  Asat 31 Dec (S$m) FY08 FY09  FY10F  FY1F
Gross revenue 1849  206.8 2257 2529  Cash and cash equivalents 81.9 67.4 88.3 97.0
Property expenses -23.9 -25.9 =217 -32.9  Total current assets 102.9 835 110.8 121.0
Net property income 161.0 180.8 1980 2201  Investment properties 29434 29167 32908  3290.8
Manager's management fees -19.0 219 -22.2 -26.1  Total assets 3046.3 30002 34016 34118
Borrowing costs -36.9 -33.2 -32.4 -41.8  Current liabilities ex borrowings 136.0 121.9 126.5 135.8
Net investment income 99.6 117.2 141.6 148.0  Total borrowings 1159.4  1092.6 1466.0 1466.0
Chg in value of invt properties 94.1 -16.5 1341 0.0  Otherlong term liabilities 28.8 324 33.0 33.0
Total return 160.1 94.7 148.8 144.0  Total liabilities 13242 12468 16255  1634.8
Adjustment -62.7 232 -18.9 -1.0  Total equity 1722.0 17533 17760  1777.0
Amt distributable to unitholders 974 1179 1299 1430 Totalliabilities and equity 3046.3 30002 34016 34118
CASH FLOW

Year Ended 31 Dec (S$m) FY08 FY09 FY10F FY1MF KEY RATES & RATIOS FY08 FY09  FY10F  FY1F
Operating cashflows 152.9 149.9 156.5 193.2  Units outstanding 1939.3 20543 20547  2054.7
Purchase of invt properties -355.3 -48.0  -379.7 0.0 DPU (S cents) 72 6.0 6.3 7.0
Investing cash flows -355.0 477 -379.9 04  CFPU (S cents) 79 7.3 76 9.4
Proceeds from new units 606.7 794 0.3 0.0 NAV(S$) 0.9 0.9 0.9 0.9
Proceeds from borrowings 5447 3388  760.3 0.0 DPU yield (%) 8.2 6.8 71 7.9
Financing cash flows 2328 1150 2450 -184.8  PICF(x) 11.2 12.1 11.6 9.4
Net change in cash 30.6 -12.8 216 88  PINAV (x) 1.0 1.0 1.0 1.0
Cash at beg of period 457 81.9 67.4 88.3  NPImargin (%) 87.1 87.5 87.7 87.0
Exchange rate effects 5.6 1.7 0.7 0.0  Distrto revenue (%) 52.7 57.0 57.6 56.6
Cash at end of period 81.9 67.4 88.3 97.0  Total debt/Total assets (x) 0.4 04 04 04

Source: Company data, OIR estimates
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SHAREHOLDING DECLARATION:
The analyst/analysts who wrote this report holds NIL shares in the above security.

RATINGS AND RECOMMENDATIONS:

OCBC (ljnvestment 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 contained in 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 fg/ven 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 makmg a commitment to invest in
the securities. OCBC Investment Research Pte Ltd, OCBC Securities Pte Ltd and their respective connected
and associated corporations together with their respective directors and officers may 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 delivery 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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