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Frasers Centrepoint Trust
The “NEX” acquisition

SINGAPORE | REAL ESTATE (REIT) | 1023 Update

=  No financialsareprovidedin this business update. Retail occupancyimproved 1.2% YoY
to 98.4%. Tenant sales and shopper traffic improved 13.4% and 38.3% YoY respectively.

=  Frasers Centrepoint Trust and its sponsor, Frasers Property, announced the joint
acquisition of 50%interest in NEX atanagreed property valueof $$2,077.8 millionona
100% basis,inlinewith appraisedvalue.

=  Maintain ACCUMULATE, DDM TP (COE 6.90%) lowered from $$2.38 to $$2.31. We trim
our FY23e-FY25e DPU estimates by 6-8% after factoring in the NEX acquisition and
higher borrowing costs. The current sharepriceimplies a FY23e DPU yield of 5.5%.

The Positives

+ Retail portfolio occupancy improved 0.9% QoQ to 98.4%, aided by Century Square (+1.9%),
Changi City Point (+4.1%), White Sands (+1.9%) and Hougang Mall (+1.6%). Leases signedin
the quarter were at positiverental reversions. Occupancy at eight of their nine malls came
inat above 97.8%. Leasing negotiations are ongoing to backfill the anchor space (¥8% NLA)
at Century Square left by Filmgarde.

+ Tenant sales and shopper traffic grew 13.4% and 38.3% YoY, averaging116% and 82% of
pre-pandemic levels for the quarter, respectively. However, we expect tenant sales growth
to moderate to singledigits going forward dueto the increasein Goods and Services Tax and
a slowdown in consumer spending.

The Negative

- High cost of debt. All in cost of debt for 1Q23 increased 50bps QoQ to 3.5%. FCT’'s 73% of
debt hedged to fixed rate (Sep 22: 71%) is on the lower end compared to most peers. About
46% of debt matures in FY23-FY24 andis likely to be refinanced at above 4%.

The Acquisition

=  FCT andits sponsor, Frasers Property, announced the jointacquisition of a 50% stake in
NEX. Post-acquisition, FCT will hold a 25.5% interest while Frasers Property will hold a
24.5% interest.

=  The purchaseconsideration for FCT’s 25.5% stake, estimated to be S5340mn based on
the adjusted net assetvalue of the trustof $$1,305mn, isinlinewithits latestvaluation
of $$2,077mn. FCT will fund this by taking on a 3-year debt with an estimated all in
interest cost of 4.3%.

= The dealis 0.52%DPU accretiveon a pro-forma basisassumingfull debtfunding, with a
post-acquisition gearing of 38.5%.

=  Wethink NEX is a good strategic fitfor FCT's portfolioasitisoneofthe largestsuburban
retail malls in Singapore with excellent connectivity to public transport. It also has a
committed occupancy of99.9% and a remaininglease period of 85 years.

Outlook

FCT announced a S$38mn assetenhancement initiative (AEl) for Tampines 1 where NLA from
lower yielding floors will betransferred to B1, L1 and L2 as well as anadditional c.8000sq ft
of NLA from various bonus GFA schemes. Management estimated a ROl of 8% on the back
of higher rents and assetvaluation gains. FCT’s operating metrics continues to improve, but
its shortdebt maturity and low interest hedge ratio will offsetthese gains going forward.

Maintain ACCUMULATE, TP lowered from S$2.38 to S$2.31
FY23e-FY25e DPU estimates are trimmed by 6-8% after factoring the NEX acquisition and
higher borrowing costs.The current sharepriceimplies a FY23e DPU yield of 5.5%.
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ACCUMULATE (Maintained)

LAST DONE PRICE SGD 2.25
FORECAST DIV SGD 0.119
TARGET PRICE SGD 2.31
TOTAL RETURN 8.0%
COMPANY DATA
BLOOMBERG CODE: FCTSP
0/S SHARES (MN) : 1,704
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KEY FINANCIALS
Y/E Sept FY21 FY22 FY23e FY24e
Gross Rev (SGDmn) 341 357 373 384
NPI (SGD mn) 247 259 260 268
Dist Inc. (SGD mn) 205 208 203 213
P/NAV (x) 0.98 0.97 0.97 0.97
DPU, adj (Cents) 12.09 12.23 1193 12.45

Distribution Yield 54% 54% 53% 5.5%

Source: Company, PSR

Valuation Method
DDM (Cost of equity 6.90%, Terminal Growth 1.5%)
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Financials

Statement of Total Return and Distribution Statement
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Balance Sheet

Y/E Sep, SGD mn FY20 FY21 FY22 FY23e FY24e Y/E Sep, SGD mn FY20 FY21 FY22 FY23e FY24e
Gross Revenue 164 341 357 373 384 ASSETS
Total Property expenses (53) (95) (98) (113) (116) Investment properties 2,750 5,507 5,516 5,521 5,526
Net Property Income 111 247 259 260 268 Investment in Associates 696 46 41 41 41
Net Finance (Expense)/Inc (28) (46) (47) (80) (80) Non Current Assets 3,737 5,848 5,891 6,311 6,318
Trust expenses (2) (3) (4) (4) (4) Trade and Other Receivables 9.7 9.0 8.9 11.2 115
Manager's management fees (18) (32) (33) (30) (31) Cash and Cash Equivalents 29 42 38 54 60
Net Income 65 166 176 145 153 Current Assets 146 51 50 68 75
Share of associate's results 75 (1) (1) 1 2 Total Assets 3,883 5,899 5941 6,379 6,392
Share of JV's results 11 17 25 47 48
Other Adjustments (8) 16 12 12 12 LIABILITIES
Distribution to Unitholders 72 205 208 203 213 Interest bearing borrowings 997 1,604 1,419 1,657 1,787
Others 31 54 50 50 50
Non-Current Liabilities 1,028 1,658 1,470 1,707 1,838
Trade and other payables 43 76 71 98 101
Interest bearing borrowings 255 205 391 570 442
Others 19 42 46 46 46
Current Liabilities 317 322 507 714 588
Per share data Total Liabilities 1,345 1,980 1,977 2,421 2,426
Y/E Sep, SGD FY20 FY21 FY22 FY23e FY24e
NAV 2.27 2.30 2.33 2.32 2.32 EQUITY
DPU (Cents) 9.04 12.09 12.23 1193 1245 Shareholder Equity 2,538 3,919 3,964 3,958 3,967
Cash Flow Valuation Ratios
Y/E Sep, SGD mn FY20 FY21 FY22 FY23e FY24e Y/E Sep FY20 FY21 FY22 FY23e FY24e
CFO P/NAV (x) 0.99 0.98 0.97 0.97 0.97
Net Income 152 172 201 193 203 Distribution yield 4.0% 5.4% 5.4% 5.3% 5.5%
Adjustments (54) 43 25 41 40 NPI yield 4.0% 45% 47% 47% 4.9%
W(C changes (20) (5) 9 25 2 Growth & Margins FY21 FY22 FY23e FY24e 0
Cashflow from operating activities 78 198 234 260 245 Growth
CFI Revenue -16.3% 107.5% 4.6% 4.5% 3.1%
Capex on inv properties (11) - (6) (5) (5) Net property income (NPI) -20.4% 122.4% 49% 04% 3.3%
Others (153) (471) 22 47 48 DPU -232% 33.7% 12% -24% 43%
Cashflow from investing activities (164) (471) 16 42 43 Margins
CFF NPl margin 67.5% 723% 72.5% 69.6% 69.8%
Shareissuance - 1,335 - - - Net Income Margin 39.8% 48.6% 49.2% 39.0% 39.9%
Distributions to Unitholders (85) (150) (208) (208) (203) Key Ratios
Others 186  (899) (46)  (78)  (78) Gearing 32.2% 30.7% 30.5% 34.9% 34.9%
Cashflow from financing activities 101 286 (254) (286) (281) ROA 1.7% 2.8% 3.0% 23% 2.4%
Net change in cash 15 14 (4) 16 6 ROE 2.6% 4.2% 4.4% 3.7% 3.9%
CCE, end 29 42 38 54 60 Interest coverage ratio (x) 4.02 5.38 5.53 3.23 3.33

Source: Company, Phillip Securities Research (Singapore) Estimates

Page | 2 | PHILLIP SECURITIES RESEARCH (SINGAPORE)



FRASERS CENTREPOINT TRUST {3VIR S

® PhillipCapital

Ratings History

—— Market Price

[~ — Target Price

2.50 M m !

TN

Source: Bloomberg, PSR

H H
1.50 1 1
w o 2 = w o
o ® S o} @
< o 3 3 < o
o INY N N
= (xS B N N N
1
| |
2
3
4
5

PSR Rating System

Total Returns Recommendation  Rating
> +20% Buy

+5% to +20% Accumulate 2

-5% to +5% Neutral 3

-5% to -20% Reduce 4
<-20% Sell 5

We do not base our recommendations entirely on the above quantitative
return bands. We consider qualitative factors like (but not limited to) a stock's
risk reward profile, market sentiment, recent rate of share price appreciation,
presence or absence of stock price catalysts, and speculative undertones
surrounding the stock, before making our final recommendation
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Important Information

This report is prepared and/or distributed by Phillip Securities Research Pte Ltd ("Phillip Securities Research"), which isa holderof a financial adviser’s license under
the Financial Advisers Act, Chapter110in Singapore.

By receiving or reading this report, you agree to be bound by the terms and limitations setout below. Any failure to comply with these terms and limitations may
constitute a violation of law. This report has been providedto you for personal use onlyand 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 destroyit, and notify the sender immediately.

The information and anyanalysis, 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 rep resentation or warranty, express or implied
that suchinformation or Researchis accurate, complete or appropriate or should be relied upon as such. Any suchinformation or Research containedin this report is
subjectto 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 thisreport are asofthe date in dicated and are subject to changeat any time
without prior notice. Past performance of any productreferred toin this report is notindicative 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 fa ct that this report has been made available
constitutes neithera recommendation to enter into a particulartransaction, nora representation thatanyproductdescribedin this report is suitable or appropriate
for the recipient. Recipients should be aware that many of the products, which may be described inthis report involve significant risks and may notbe 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
determinationhas beenmade thatsuchtransactions would be appropriate. Any discussion of the risks contained herein with respect to any productshould not be
considered to be adisclosure of all risks or a complete discussion of such risks.

Nothing in this report shall be construedto be an offeror solicitation for the purchase or sale of any product. Any decision to purchase any product mentioned in this
report should take into account existing publicinformation, 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
personsinvolvedin the issuance of this report, may provide an array of financial services to a large number of corporationsin Singapore and worldwide, including but
not limited to commercial / investment banking activities (including sponsorship, financial advisory or underwriting activities), brokerage orsecurities trading activities.
Phillip Securities Research, or persons associated with or connected to Phillip Securities Research, including but not limitedt o its officers, directors, employees or
personsinvolved in theissuance of this report, may have participatedin or invested in transactions with theissuer(s) of the securities mentioned inthis report, and
may have performed services for or solicited business from suchissuers. Additionally, Phillip Securities Research, or person s associated with or connected to Phillip
Securities Research, including but not limited to its officers, directors, employees or personsinvolved in the issuance of this report, may have provided advice or
investment services tosuch companies and investments or related investments, as maybe mentioned inthis report.

Phillip Securities Research or persons associated with or connected to Phillip Securities Research, including but not limited to its officers, directors, employees or
personsinvolvedintheissuance of this report may, fromtime to time maintain along or short position insecurities referred toherein, or inrelated futures or options,
purchase orsell, make a marketin, or engagein anyother transaction involving such securities, and earn brokerage or other compensation inrespect of the foregoing.
Investments will be denominatedin various currencies including US dollarsand Euro and thus will be subject toanyfluctuationin exchange rates between US dollars
and Euro or foreign currencies andthe currency of your own jurisdiction. Such fluctuations may have an adverse effecton the value, price orincome return of the
investment.

To the extent permitted by law, Phillip Securities Research, or persons associated with or connected to Phillip Securities Re search, including but not limited to its
officers, directors, employees or persons involved inthe issuance of this report, may atany time engage inany of the above activities as set out above or otherwise
hold aninterest, whether material or not, in respect of companies and investments or related inve stments, 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 Re search, 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, empl oyees or personsinvolved in the issuance of this
report, may, to the extent permitted by law, have acted upon or usedthe information prior to or immediately following its pu blication. Phillip Securities Research, or
persons associated with or connected to Phillip Securities Research, including but not limited its officers, directors, employees or personsinvolved in the issuanceof
this report, may have issued other material that is inconsistent with, or reach different conclusions from, the contents of t his report.

The information, tools and material presented herein are not directed, intended for distributionto or use by, anyperson or entityin 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 suchjurisdiction.

This reportis intended for general circulation only and does not take into accountthe specific investment objectives, financial situation or particular needs of any
particular person.The products mentionedin this report may not be suitable for allinvestors anda person receiving or read ing this reportshould seek advice from a
professional andfinancial adviser regarding the legal, business, financial, taxand 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 inanyof such products.

This report is notintendedfor distribution, publication to or use by any personin any jurisdiction outside of Singapore or any other jurisdictionas Phillip Securities
Research maydeterminein itsabsolute 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:

(i) recipients of the analyses or reports are to contact Phillip Securities Research (and not the relevant foreignresearchhouse) in Singapore at 250 North
Bridge Road, #06-00 Raffles City Tower, Singapore 179101, telephone number +656533 6001, in respect of any matters arising from, or inconnection
with, the analyses or reports; and

(ii)  tothe extent that the analysesor reports are deliveredto and intendedto be received byanyperson inSingapore whois 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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