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Highlights 

 97.1% portfolio occupancy vs 96.4% (31 Dec 14) 

 Gearing level at 28.6% vs 29.3% (31 Dec 14) 

 87% of borrowings on fixed rates vs 75% (30 Sept 14) 

 16.1% of leases by GRI left to be renewed for remaining half of FY2015 vs 39.4% at start 
of FY  

 
What is the news? 
Frasers Centrepoint Trust (FCT) announced its 2Q15 results after market close yesterday. 
Below are some key numbers. 

 
Results at a glance

(SGD mn) 2Q15 2Q14 y-y (%) 1H15 1H14 y-y (%) Comments

Gross revenue 47.5   41.0   15.9 96.7    80.9   17.1 Contribution from Changi City Point (CCP)

Property Expenses (13.9)  (11.7)  19.6 (28.2)   (23.2) 21.5

Net property income 33.5   29.3   14.4 66.4    57.6   15.3

Distribution to Unitholders 27.2   23.8   14.1 52.4    44.4   17.8

DPU (Cents) 2.96   2.88   2.9 5.71    5.38   6.2

Source: Company, Phill ip Securities Research (Singapore)  
 
Analyst briefing key takeaway 

 2Q15 shopper traffic (ex Changi City Point) up 2% y-y. Management has guided that this 
was driven mainly by Causeway Point. Apart from Yew Tee Point and Causeway Point, 
other malls posted slight declines in shopper traffic. 

 Updates on Changi City Point: Dip in occupancy due to Gain City giving up shop space, 
which is in transition for a new tenant. New tenant, Japanese fashion retailer Uniqlo is 
expected to open in mid-May. Rental reversions are also expected to stay healthy as 
current tenants are mostly on low rental rates, according to management.  

 Causeway Point: Achieved better sales/psf of the whole portfolio. 1H2015 rental 
reversions now stand at close to 8%. Management will strive to maintain this level of 
reversion for the FY. 

 Bedok Point: Large negative rental reversion due to incentives being offered to an F&B 
outlet to maintain the tenancy. Management has guided that prospects remain 
uncertain for Bedok Point and they may have to continue offering low rents to achieve 
their tenant mix. 
 

How do we view this? 
Singapore’s retail sector is facing headwinds lately with sluggish retail sales and not so 
fantastic tourist numbers (not surprising that STB is doing all it can to boost tourist numbers 
with new marketing campaigns.) We have had high profiles retail closures this year such as 
Marks and Spencer and Cold Storage stores at Centrepoint, John Little stores at Marina 
Square and Tiong Bahru, and several other Royal Sporting House outlets. Japanese fashion 
label Lowrys farm also announced the closure of all of its 8 outlets in January this year. 
 
The recent rise in short term interest rates (3m SIBOR climbed to highest in 7years) could 
have also taken a bite out of consumers’ discretionary spending with heavily mortgaged 
Singaporeans now having to pay more every month for their housing loans.  
 
Nonetheless, we still like FCT for its defensive portfolio of suburban malls which cater to the 
primary catchment areas in the neighbourhoods. Biggest and main property of portfolio 
Causeway Point (~45% by NPI) has performed decently with little neighbouring mall  
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competition. Other malls such as Changi City Point should also see improved vibrancy with 
the official opening of the Singapore University of Technology and Design in May 2015 and 
the soon-to-be-opened Uniqlo. 
 
 
Investment Actions  
We maintain our "ACCUMULATE" rating and DDM-derived TP of S$2.14. 
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Financials

Statement of Total Return and Distribution Statement Balance Sheet

Y/E Sept, SGD mn FY12 FY13 FY14 FY15e FY16e Y/E Sept, SGD mn FY12 FY13 FY14 FY15e FY16e

Gross Revenue 147.2   158.0    168.8  193.7  196.0   ASSETS

Total  Property expenses (42.8) (46.4) (50.7) (54.7) (55.4) Investment properties 1,816     2,020    2,400     2,400    2,400    

Net Property Income 104.4   111.6    118.1  139.0  140.6   Investment in Associates 71.8       71.7      74.5       74.5      74.5      

Net Finance (Expense)/Inc (18.2)    (17.7)     (18.5)   (19.7)   (20.3)    Non Current Assets 1,888     2,091    2,475     2,475    2,475    

Asset Manager's  fees (10.7)    (11.5)     (12.9)   (14.1)   (14.2)    Trade and Other Receivables  6.3         3.5        5.3         6.1        6.2        

Net Income 74.0     80.9      85.1    103.5  104.5   Cash and Cash Equiva lents 22.9       39.7      41.7       42.0      37.4      

FV change, Inv properties 100.8   195.7    69.5    -          -           Current Assets 29.2       43.2      47.2       48.2      43.5      

Income available for distribution at beginning of yr 18.4     22.4      24.7    25.6    25.6     Total Assets 1,917     2,135    2,522     2,523    2,518    

Net Tax adjustments 4.4       4.8        5.7      3.2      2.8       

Distributions to unitholders 78.4     87.8      94.5    111.5  112.4   LIABILITIES

Income available for distribution at end of year 22.4     24.7      25.6    25.6    25.6     Trade and other payables 39.9       45.7      39.9       45.8      46.3      

Current portion of securi ty depos i t 13.8       14.2      17.5       17.5      17.5      

Interest bearing borrowings 58.0       60.0      95.0       264.0    190.0    

Current Liabilities 112.4     120.6    153.2     328.1    254.6    

Interest bearing borrowings 519.0     529.0    644.0     475.0    549.0    

Non current portion of securi ty depos i t 22.0       22.0      25.3       25.3      25.3      

Non Current liabilities 541.7     551.5    669.9     500.9    574.9    

Total Liabilities 654.1     672.2    823.1     829.0    829.5    

EQUITY

Shareholder Equity 1,263.0  1,462.4 1,698.7  1,693.8 1,688.6 

Per share data (Cents) Valuation Ratios

Y/E Sept FY12 FY13 FY14 FY15e FY16e Y/E Sept FY12 FY13 FY14 FY15e FY16e

NAV 1.53     1.77      1.85    1.85    1.84     P/NAV 1.31 0.99 1.02 1.09 1.09

DPU 10.0     10.9      11.2    12.2    12.2     Dis tribution yield (%) 5.53 5.92 5.93 6.05 6.08

NPI yield (%) 5.8% 5.5% 4.9% 5.8% 5.9%

Cash Flow

Y/E Sept, SGD mn FY12 FY13 FY14 FY15e FY16e Growth & Margins (%) FY12 FY13 FY14 FY15e FY16e

CFO Growth

Net Income 185.6   287.8    165.1  103.5  104.5   Revenue 24.9% 7.3% 6.8% 14.8% 1.2%

Adjustments (93.3)    (186.8)   (58.4)   16.0    16.6     Net property income (NPI) 26.4% 6.9% 5.8% 17.7% 1.2%

WC changes 5.4       11.8      (6.4)     5.1      (0.2)      DPU 20.3% 11.7% 6.8% 14.2% 0.6%

Cashflow from ops 97.7 112.8 100.3 131.2 127.4 Margins

CFI NPI margin 70.9% 70.6% 70.0% 71.8% 71.8%

Divd from associates  & JVs 3.9       4.4        4.6      4.8      5.0       Net Income Margin 50.3% 51.2% 50.5% 53.5% 53.3%

Cashflow from investments (27.7)    (5.0)       (295.6) 3.4      3.7       Key Ratios

CFF Net Gearing (X) 30.1% 27.6% 29.3% 29.4% 29.5%

Share i ssuance - - 161.5  -          -           

Loans , net of repayments 18.0     12.0      150.0  -          -           

Dis tributions  to unitholders (78.4)    (87.8)     (94.5)   (111.5) (112.4)  

Cashflow from financing (77.7)    (90.9)     197.4  (134.3) (135.7)  

Net change in cash (7.6)      16.8      2.0      0.3      (4.7)      

CCE, end 22.9     39.7      41.7    42.0    37.4     

Source: Company, Phi l l ip Securi ties  Research (Singapore) Estimates

*Forward multiples  & yields  based on current market price; his torica l  multiples  & yields  based on his torica l  market price.  
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Total Returns Recommendation Rating

> +20% Buy 1

+5% to +20% Accumulate 2

-5% to +5% Neutra l 3

-5% to -20% Reduce 4

< -20% Sel l 5

We do not base our recommendations  entirely on the  above quanti tative 

return bands .  We cons ider qual i tative factors  l ike (but not l imited to) a  s tock's  

ri sk reward profi le, market sentiment, recent rate of share price appreciation, 

presence or absence of s tock price catalysts , and speculative undertones  

surrounding the s tock, before making our fina l  recommendation 
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Important Information 

 
This publication is prepared by Phillip Securities Research Pte Ltd., 250 North Bridge Road, #06-00, Raffles City Tower, Singapore 179101 (Registration Number: 
198803136N), which is regulated by the Monetary Authority of Singapore (“Phillip Securities Research”). By receiving or reading this publication, you agree to be 
bound by the terms and limitations set out below. This publication 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 document by mistake, please delete or destroy it, and notify the sender immediately. 
Phillip Securities Research shall not be liable for any direct or consequential loss arising from any use of material contained in this publication. 
 

The information contained in this publication has been obtained from public sources, which Phillip Securities Research has no reason to believe are unreliable and any 
analysis, forecasts, projections, expectations and opinions (collectively, the “Research”) contained in this publication are based on such information and are 
expressions of belief of the individual author or the indicated source (as applicable) only. Phillip Securities Research has not verified this information and no 
representation or warranty, express or implied, is made that such information or Research is accurate, complete, appropriate or verified or should be relied upon as 
such. Any such information or Research contained in this publication 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. In no event will 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 
preparation or issuance of this report, (i) be liable in any manner whatsoever for any consequences (including but not limited to any special, direct, indirect, incidental 
or consequential losses, loss of profits and damages) of any reliance or usage of this publication or (ii) accept any legal responsibility from any person who receives 
this publication, even if it has been advised of the possibility of such damages.  You must make the final investment decision and accept all responsibility for your 
investment decision, including, but not limited to your reliance on the information, data and/or other materials presented in this publication. 
 

Any opinions, forecasts, assumptions, estimates, valuations and prices contained in this material 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 publication 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 publication 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 publication has been made 
available constitutes neither a recommendation to enter into a particular transaction, nor a representation that any product described in this material is suitable or 
appropriate for the recipient. Recipients should be aware that many of the products, which may be described in this publication 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 research 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 preparation or 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 preparation or issuance of this report, may have participated in or invested in transactions with the issuer(s) of the 
securities mentioned in this publication, 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 
preparation or 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 publication. 
 

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 preparation or 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 preparation or issuance of this report, may at any time engage in any of the above activities as set out above 
or otherwise hold a interest, whether material or not, in respect of companies and investments or related investments, which may be mentioned in this publication. 
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 preparation or issuance of this report, which is not reflected in this material, 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 preparation or 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 preparation or issuance of this report, may have issued other material that is inconsistent with, or reach different conclusions 
from, the contents of this material. 
 

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. Section 27 of the Financial Advisers Act (Cap. 
110) of Singapore and the MAS Notice on Recommendations on Investment Products (FAA-N01) do not apply in respect of this publication.  
 

This material 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 material may not be suitable for all investors and a person receiving or reading this material 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. 
 

Please contact Phillip Securities Research at [65 65311240] in respect of any matters arising from, or in connection with, this document. 
This report is only for the purpose of distribution in Singapore. 


