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Company Overview

PLife REIT is one of the largest listed healthcare REITs in
Asia by asset size. Its mandate is to invest in income-
producing real estate and/or healthcare-related assets
primarily used for healthcare and/or healthcare-related
purposes in Singapore and Asia.

e 4Q11 (FY11) revenue $22.8mn ($87.8mn), NPI
$20.8mn ($80.3mn), distributable income $14.9m
($58.1mn)

o DPU for 4Q11 (FY11) at 2.47 cents (9.60 cents)

« Incorporate 95% payout ratio from 2012 t02016

o Upgrade to ACCUMULATE though with a lowered
target price of $1.880

What is the news?

PLife REIT delivered another spectacular report card for
FY11, with DPU grew 9.2% from 8.79 cents to 9.60 cents.
The key performance indicators — gross revenue, net
property income, and distributable income for FY11,
together rose in the range of 9.1%-9.6% to $87.8mn,
$80.3mn and $58.1mn respectively compared to the
preceding year.

Fig.1. Results Summary
Income Statement

(SUEED) 4QFY11 4QFY10 y-y (%) FY11l FY10 y-y (%)
(S$'mn)

Revenue 22.8 215 6.3% 87.8 80.0 9.6%
NPI 20.8 19.7 5.9% 80.3 73.6 9.1%
Distributable Income 14.9 14.4 3.2% 58.1 53.1 9.2%
DPU (cents) 2.47 2.38 3.2% 9.60 8.79 9.2%

Source: Trust, PSR

How do we view this?

DPU was largely in-line with our expectations, amounting to
99.5% of our full year estimates. The increase in DPU was
mainly due to: (1) yield-accretive acquisitions made in
2010/11, (2) upward rental revision of Singapore properties
and (3) lower financing costs.

Investment Actions?

High inflationary environment has prompted us to raise our
CPI rental review assumption for FY12 from 2.5% to 6%
with respect to Singapore properties. While the retention
distributable income to take effect in FY12 will net off the
gains in the rental growth. FY12 DPU is expected to dip first
before heading north in the following years. We rollover our
estimates to FY16 and arrive a lower target price of $1.88.
Nevertheless, it would be good to accumulate PLife REIT
against the backdrop of global uncertainties and high
inflationary environment given its resilient and sustainable
model.
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Key Financial Summary

FYE 12/10
Revenue (SGD mn) 80.0
Net Profit (SGD mn) 53.1
EPS (SGD) 0.108
P/E basic (X) 16.6
BVPS (SGD) 1.410
P/B (X) 1.3
DPS (SGD) 0.088
Div. Yield (%) 4.9%

Source: Bloomberg, PSR est.

*All multiples & yields based on current market price
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DPU remained resilient and soared throughout FY11
DPU had trended higher throughout the quarters in FY11,
with the exception in 1Q11. The blip was due to the removal
of management fee paid in units which has artificially inflated
the DPU prior to 1Q11. With the full contribution from the
acquisition of Fukufuku-kan in Jan 2011, DPU in 2Q11
improved to 2.37 cents. The higher rent from the Singapore
hospital properties due to rental growth rate of 5.3% for the
fifth year lease term commencing 23 August 2011, further
boosted the DPU to 2.40 cents in 3Q11 and 2.47 cents in
4Q11. For the whole of FY11, DPU grew 9.2%, much lower
than the 13.6% growth in FY10 as more properties were
acquired in 2009/10.

Fig.2. Quarter Gross Revenue, NPI, Distributable income
and DPU

s 14
29 244
s :
10 236
5 534

532
0 230

4Q10 1Q11 2Q11 3Q11
s Gross revenue (S$ mn),LHS

mmmm Net propertyincome (S$mn), LHS
mmm Distributable income (S$ mn), LHS

= DPU (SG cents)
Source: Trust, PSR

4Q11

Fig.3. Annual Gross Revenue, NPI, Distributable income
and DPU
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Retention of distributable income

The management has announced that a portion of the
distributable income will be retained to finance recurring
capital expenditure needs of its existing properties through
operating cashflow with effect from FY12. It was understood
that approximately $3mn will be retained for FY12. In this
connection, we have assumed a payout ratio of 95.0% from
2012 to 2016. This action will reduce the REIT’s reliance on
debt to fund its capital expenditure while DPU will decrease
accordingly.

Healthy gearing of 34.8% as at 31 Dec 2011

Aggregate leverage was down from 36.6% in 3Q11 to 34.8%
in 4Q11 as a result of revaluation gain of $46.5mn for total
portfolio value. This leaves PLife REIT with ample debt
headroom of $125.0mm and $266.4mn based on 40% and
45% gearing respectively.

20f9

Fig.4. Debt Headroom as at 31 Dec 2011
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Inflationary environment spurs organic rental growth for
Singapore properties

Rent review mechanism for Singapore properties are based
on CPI + 1% rental revision formula which is computed on a
12-month average basis from July to June of the following
year. With the average CPI from July to December 2011
stood at 5.5%, we therefore presume 6% rental growth for
the sixth year lease term.

Fig.5. Consumer Price Index (Singapore)
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FYEDec FY09 FY10 Fyll FY12F FY13F
Valuation Ratios

P/E basic (X) 14.8 16.6 10.6 18.5 17.8
P/B (X) 1.3 1.3 1.2 1.2 1.2
Dividend Yield (%) 4.3% 4.9% 5.4% 5.3% 5.5%

Per share data (SGD)

EPS basic 0.121 0.108 0.169 0.097 0.100
DPS 0.077 0.088 0.096 0.094 0.098
BVPS 1.390 1.410 1.480 1.480 1.479

Growth & Margins (%)

Growth

Revenue 23.7% 20.0% 9.6% 3.9% 2.9%
EBIT 53.5% 20.2% 9.5% 3.2% 3.1%
Net Income 46.9% 16.9% 15.6% 3.1% 3.6%
EPS 194.9% -11.0% 56.7% -42.7% 3.8%
DPS 13.3% 13.6% 9.2% -2.0% 3.7%
Margins

Gross margin 93.0% 92.0% 91.5% 91.5% 91.5%
EBIT margin 64.5% 80.0% 80.1% 80.0% 79.5%
DistributionMargin 70.1% 66.4% 66.1% 65.7% 66.2%
Key Ratios

ROE (%) 8.9% 7.7% 11.7% 6.5% 6.8%
ROA (%) 8.9% 7.7% 11.7% 6.5% 6.8%
Debt/total assets 0.27 0.34 0.35 0.35 0.35
Debt/equity 0.38 0.54 0.55 0.56 0.56
Interest coverage (x) 6.72 5.81 7.93 7.85 8.09

Income Statement (SGD mn)

Gross revenue 66.7 80.0 87.8 91.2 93.8
Property expenses 4.7) (6.4) (7.5) (7.7) (8.0)
Net property Income 62.0 73.6 80.3 83.4 85.9
Trust expenses (2.4) (2.3) (2.8) (3.0) (3.1)
Management fees (6.1) (7.2) (7.7) (7.9) (8.0)
Other expenses (0.2) (0.2) 0.4 0.0 0.0
EBIT 53.4 64.1 70.2 72.5 74.8
Interest income 0.0 0.0 0.0 0.0 0.0
Interest expenses (7.9) (11.0) (8.9) (9.2) (9.2)
Net income 45.4 53.1 61.4 63.3 65.6
Net change in fair value of properties 28.9 18.7 46.5 0.0 0.0
Net change in fair value of other investments 0.6 0.6 (0.4) 0.0 0.0
Total return before tax and distributions 74.9 72.4 107.5 63.3 65.6
Income tax expense (2.0 (7.3) (5.5) (4.8) (4.8)
Total return after tax and before distribut 72.9 65.1 102.0 58.5 60.7
Available for distributions 46.7 53.2 58.1 59.9 62.1
Source: PSR
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FYEDec FY09 FY10 FY11 FY12F FY13F
Balance Sheet (SGD mn)

Cash & equivalents 21.3 40.6 36.2 40.8 40.1
Trade and other receivables 6.8 7.6 8.4 9.8 10.1
Total current assets 28.1 48.2 44.6 50.6 50.2
Investment properties 1,152.9 1,302.6 1,384.0 1,382.9 1,381.9
Other non-current assets 0.9 1.0 1.0 1.0 1.0
Total non-current assets 1,153.8 1,303.6 1,385.0 1,384.0 1,382.9
Total Assets 1,181.8 1,351.8 1,429.6 1,434.6 1,433.1
Trade and other payables 105 12.3 12.8 13.9 14.3
Interest bearing borrow ings 33.9 0.0 5.8 5.8 5.8
Others 25 3.0 2.1 2.1 2.1
Total current liabilities 46.8 15.3 20.7 21.8 22.2
Interest bearing borrow ings 287.9 464.8 489.2 493.9 492.8
Other non-current liabilities 9.9 18.8 23.6 23.6 23.6
Total non-current liabilities 297.8 483.6 512.8 517.5 516.4
Total liabilities 344.6 498.8 533.4 539.3 538.6
Shareholder Equity 837.2 853.0 896.2 895.3 894.5

Cashflow Statements (SGDmn)

CFO

Total return before tax and distributions 74.9 72.4 107.5 63.3 65.6
Net (inc)/dec in w orking capital 04 (0.1) (3.4) (5.1 4.7)
Other operating cashflow (20.3) (6.8) (37.3) 9.2 9.2
Cash flow from operations 55.0 65.5 66.8 67.4 70.1
CFI

Purchase of investment properties (83.0) (117.2) (10.2) 0.0 0.0
Others (2.6) (0.6) (1.6) 0.0 0.0
Cashflow from investments (85.5) (117.8) (11.8) 0.0 0.0
CFF

Dividends paid (45.4) (51.1) (57.5) (59.4) (61.5)
Inc/(dec) in debt 81.7 130.2 5.1 5.8 0.0
Common stock issuance (repurchase) 0.0 0.0 0.0 0.0 0.0
Other financing cash flow s 9.2) (11.1) (8.4) (9.2 9.2)
Cashflow from financing 27.1 67.9 (60.8) (62.8) (70.8)
Net change in cash (3.4) 15.6 (5.8) 4.6 (0.7)
Cash & cash eq at beginning of period 25.1 21.3 38.1 33.6 38.2
Effect of exchange rate + others (0.4) 3.7 3.8 2.6 2.6
Cash & cash eq at end of period 21.3 40.6 36.2 40.8 40.1
Source: PSR

40f9 PhillipCapital

Your Partner In Finance



Parkway Life REIT Your Partner In Finance

Singapore Equities Research
30 January 2012
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PSR Rating System

Total Returns Recommendation Rating
> +20% Buy 1
+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 rew ard 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 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
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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-NO1) 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.
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Contact Information (Regional Member Companies)

SINGAPORE
Phillip Securities Pte Ltd
Raffles City Tower
250, North Bridge Road #06-00
Singapore 179101
Tel : (65) 6533 6001
Fax : (65) 6535 6631
Website: www.poems.com.sg

HONG KONG
Phillip Securities (HK) Ltd
Exchange Participant of the Stock Exchange of Hong Kong
11/F United Centre 95 Queensway
Hong Kong
Tel (852) 22776600
Fax (852) 28685307
Websites: www.phillip.com.hk

INDONESIA
PT Phillip Securities Indonesia
ANZ Tower Level 23B,

JI Jend Sudirman Kav 33A
Jakarta 10220 — Indonesia
Tel (62-21) 57900800
Fax (62-21) 57900809
Website: www.phillip.co.id

THAILAND
Phillip Securities (Thailand) Public Co. Ltd
15th Floor, Vorawat Building,
849 Silom Road, Silom, Bangrak,
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Tel (66-2) 6351700 / 22680999
Fax (66-2) 22680921
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King & Shaxson Capital Limited
6th Floor, Candlewick House,

120 Cannon Street,
London, EC4N 6AS

Tel (44-20) 7426 5950

Fax (44-20) 7626 1757

Website: www.kingandshaxson.com

AUSTRALIA
PhillipCapital Australia
Level 37, 530 Collins Street,
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Tel (613) 96298380
Fax (613) 96148309
Website: www.phillipcapital.com.au
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