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Company Overview

Sabana REIT is a Singapore-based REIT with a mandate to
invest in income-producing industrial real estate and real
estate-related assets in Singapore and Asia with
compliance to Shari’ah investment principles.

« 4Q11 (FY11) revenue $18.1m ($76.9m), NPl $17.0m
($73.1m), distributable income $13.8m ($60.6m)

« 4Q11 (FY11) DPU of 2.17 cents (9.53 cents)

« Maintain Buy recommendation with target price revised
up to $1.05

What is the news?

Gross revenue and net property income rose 3.8% and
2.6% g-q to $18.1mn and $17.0mn in 4Q11 respectively.
Distributable income was $13.8mn, 1.4% g-q higher than
preceding quarter. The increase in top- and bottom-lines
was due to the contribution from the new properties. The
interest cost for the credit facilities used to fund the new
purchases was financed at 3.4%-3.9%, lower than the 4.8%
of IPO tranche. DPU for the reported quarter was 2.17
cents, bringing DPU for FY11 to 9.53 cents. This constitutes
€.94% of our FY11 DPU estimates.

Fig.1. Results Summary

Income Statement

((SUETH) 3Q11 4Q11 g-q (%) Comments

(S$'mn)

Revenue 17.4 181 3.89% Contrlbutlon_from the
new properties

NPI 16.6 17.0 2.6% Higer property expense

Distributable Income 13.6 13.8 1.2%

DPU (cents) 244 247 14y Muchin-line with our
expectations

Source: Trust, PSR

How do we view this?

Having the average all-in financing cost moderated down to
4.4%, this would translate to additional cost savings and
would further boost the DPU. FY11 DPU of 9.53 cents was
much in-line with our expectation. As the transactions of the
new properties were completed in the middle and end of
4Q11, we would expect full quarter contribution in 1Q12.

Investment Actions?

To reiterate, we assume occupancy to drop in 2013 as the
head tenant may not renew the contract when the bulk of
the master leases expired. Hence, FY13 DPU will slide
down but recover in FY14 and FY15. As Sabana REIT’s FY
ended in Dec, we rollover and include FY16 estimates to
our forecasts. With impending leases only to expire in 2013,
we maintain our BUY recommendation with the target price
revised up a clip to $1.05.
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Sabana RET
Rating 1.00 Buy
- Previous Rating 1.00  Buy
Target Price (SGD) 1.05
- Previous Target Price (SGD) 1.04
Closing Price (SGD) 0.905
Expected Capital Gains (%) 16.0%
Expected Dividend Yield (%) 9.9%
Expected Total Return (%) 26.0%
Raw Beta (Past 2yrs w eekly data) #N/A NA
Market Cap. (USD mmn) 451
Enterprise Value (USD mn) 594
3M Average Daily T/O (mn) 0.5
52 w eek range (SGD) 0.835-1
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Major Shareholders (%)
1. Freight Links Express Holdings 7.5
2. Al-Salam Bank-Bahrain BSC 5.1
3. Moore Capital Management LP 4.7
Key Financial Summary
FYE 12111 12112F 12/13F 12/14F
Revenue (SGD mn) 76.9 78.0 77.7 79.2
Net Profit (SGD mn) 53.5 49.8 49.4 49.9
EPS (SGD) 0.139 0.078 0.077 0.077
P/E basic (X) 6.5 11.6 11.8 11.7
BVPS (SGD) 1.070 1.061 1.055 1.049
P/B (X) 0.8 0.9 0.9 0.9
DPS (SGD) 0.095 0.090 0.084 0.085
Div. Yield (%) 10.5% 10.0% 9.3% 9.4%

Source: Bloomberg, PSR est.

*All multiples & yields based on current market price

Valuation Method

DDM (Discount rate: 10.0%; terminal g: 1.2%)

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

30 1 mmmm Gross revenue (S$ mn),LHS

mmmm Net propertyincome (S$ mn), LHS - 3.00
25 1 = Income available for distribution (S$ mn),LHS
DPU (Cents), RHS + 2.80
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1Q11
Source: Trust, PSR
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1 Tuas Avenue 4 — No rental collections for November
and December 2011

Two-month of rental payments (Nov and Dec 2011) were not
collected for the chemical warehouse at 1 Tuas Avenue 4.
According to the prospectus, security deposits in the form of
cash or bank guarantees totaling $2.1mn was held by
Sabana REIT upon the listing date, representing an average
of the 12 months of rent. This will act as a buffer and provide
the management sufficient time to get a new replacement. In
our opinion, given the limited supply of chemical
warehouses in Singapore which needs approval by relevant
authorities and builds to handle hazardous chemical
products, Sabana REIT should not face much problem to
source for new tenant.

It was understood that the management is in advanced
stage of negotiation with a party for a 10-year lease for the
whole building. To some extent the highly concentrated
lease expiry profile by gross revenue in 2013 will be slightly
reduced should the negotiation materialized.

Fig.3. Lease Expiry Profile by Gross Revenue as at 31
Dec 2011
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Healthy gearing at 34.1%

Following the acquisition, the aggregate leverage escalated
from 23.8% in 3Q11 to 34.1% in 4Q11. This is well below
the industry comfortable gearing ratio of 40% and also
leaves Sabana REIT with debt headroom of $87.7mn to
acquire new properties based on 39% gearing.

The new tranches were secured through 2- and 3- year term
Commodity Murabaha Facilities and revolving Commodity

20of9

Murabaha Facility with lower all-in financing cost of 3.4%-
3.9%. With the existing loan financed at 4.8%, the aggregate
all-in financing cost was moderated down to 4.4%. DPU is
expected to enhance given the lower interest cost.

Fig.4. Loan Profile and Debt Headroom as at 31 Dec
2011
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m3-year Term Commodity Murabaha Facility (S$ mn)
Source: Trust, PSR
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FYEDec FY11 FY12F FY13F FY14F FY15F
Valuation Ratios
P/Ebasic (X) 6.5 11.6 11.8 11.7 115
P/B (X) 0.8 0.9 0.9 0.9 0.9
Dividend Yield (%) 10.5% 10.0% 9.3% 9.4% 9.5%
Per share data (SGD)
EPS basic 0.139 0.078 0.077 0.077 0.079
DPS 0.095 0.090 0.084 0.085 0.086
BVPS 1.070 1.061 1.055 1.049 1.045
Growth & Margins (%)
Growth
Revenue n.m. 1.3% -0.4% 1.9% 1.1%
EBIT n.m. -32.8% 0.5% 0.9% 1.7%
Net Income n.m. -6.9% -0.7% 1.1% 2.1%
EPS n.m. -43.9% -1.9% 1.1% 2.1%
DPS n.m. -5.2% -6.6% 0.9% 1.3%
Margins
Gross margin 95.0% 96.3% 96.3% 95.3% 95.3%
EBIT margin 130.1% 86.3% 87.1% 86.3% 86.8%
DistributionMargin 78.8% 74.0% 73.0% 72.3% 72.5%
Key Ratios
ROE (%) 12.9% 7.3% 7.2% 7.3% 7.5%
ROA (%) 8.2% 4.6% 4.6% 4.6% 4.7%
Debt/total assets 0.33 0.34 0.34 0.34 0.34
Debt/equity 0.53 0.53 0.54 0.55 0.55
Interest coverage (x) 8.33 3.82 3.82 3.83 3.88
Income Statement (SGD mn)
Gross revenue 76.9 78.0 71.7 79.2 80.0
Property expenses (3.9) (2.9) (2.9) (3.8) (3.8)
Net property Income 73.1 75.1 74.8 75.4 76.2
Trust expenses (1.0) (1.0) (1.0) (1.0) (1.0)
Management fees (5.1) (5.4) (5.4) (5.3) (5.3)
Amortization of intangible asset (1.5) (1.2) (1.2) (1.2) (0.9)
Donation of non-shari'ah compliant income (0.2) (0.2) (0.1) (0.2) (0.2)
EBIT 100.1 67.3 67.7 68.3 69.5
Interest income 0.1 0.1 0.1 0.1 0.1
Interest expenses (12.0) (17.6) 17.7) (17.8) (17.9)
Net income 53.5 49.8 49.4 49.9 51.0
Net change in fair value of financial derivatives (4.6) 0.0 0.0 0.0 0.0
Net change in fair value of properties 39.4 0.0 0.0 0.0 0.0
Total return before tax and distributions 88.2 49.8 49.4 49.9 51.0
Income tax expense 0.0 0.0 (0.6) (0.6) (0.6)
Total return after tax and before distribui 88.2 49.8 48.8 49.4 50.4
Available for distributions 60.6 57.7 56.7 57.3 58.0
Source: PSR
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FYEDec FY11 FY12F FY13F FY14F FY15F
Balance Sheet (SGD mn)

Cash & equivalents 31.8 26.8 26.0 25.5 25.1
Trade and other receivables 2.0 2.0 2.0 2.1 2.1
Total current assets 33.8 28.9 28.0 27.6 27.2
Investment properties 1,043.9 1,038.9 1,038.9 1,038.9 1,038.9
Other non-current assets 4.6 3.8 2.6 1.4 0.4
Total non-current assets 1,048.5 1,042.7 1,041.5 1,040.2 1,039.3
Total Assets 1,082.3 1,071.5 1,069.5 1,067.8 1,066.5
Trade and other payables 15.6 17.2 17.2 17.2 17.2
Interest bearing borrow ings 11.9 0.0 0.0 0.0 0.0
Other current liabilities 0.0 0.0 0.0 0.0 0.0
Total current liabilities 27.5 17.2 17.2 17.2 17.2
Interest bearing borrow ings 347.9 361.7 363.5 365.3 367.1
Other non-current liabilities 25.1 15.2 15.2 15.2 15.2
Total non-current liabilities 3731 376.9 378.7 380.5 382.3
Total liabilities 400.5 394.1 395.9 397.7 399.6
Shareholder Equity 681.8 677.4 673.6 670.1 667.0

Cashflow Statements (SGD mn)

CFO

Total return before tax and distributions 88.2 49.8 49.4 49.9 51.0

Net (inc)/dec in w orking capital 32.7 (3.7) 0.0 (0.0) (0.0)
Other operating cashflow (17.4) 231 232 23.3 23.0

Cash flow from operations 103.6 69.2 72.0 72.6 73.4

CFI

Purchase of investment properties (1,004.5) 0.0 0.0 0.0 0.0

Others (6.0) 0.1 0.1 0.1 0.1

Cashflow from investments (1,010.5) 0.1 0.1 0.1 0.1

CFF

Dividends paid (46.7) (58.4) (57.0) (57.1) (57.8)
Inc/(dec) in debt 364.8 0.0 0.0 0.0 0.0

Common stock issuance (repurchase) 664.4 0.0 0.0 0.0 0.0

Other financing cash flow s (43.9) (15.8) (15.9) (16.0) (16.1)
Cashflow from financing 938.7 (74.3) (72.9) (73.1) (73.9)
Net change in cash 31.8 (5.0) (0.8) (0.5) (0.4)
Cash & cash eq at beginning of period 0.0 31.8 26.8 26.0 25.5

Cash & cash eq at end of period 31.8 26.8 26.0 25.5 251

Source: PSR
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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% t0 -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.

PhillipCapital

Your Partner In Finance

7 of 9



Sabana REIT
Singapore Equities Research

=Y
L& PhillipCapital

Your Partner In Finance

25 January 2012

Contact Information (Singapore Research Team)

Chan Wai Chee
CEO, Research
Special Opportunities
+65 6531 1231
yebo@phillip.com.sg

Magdalene Choong
Investment Analyst
SG & US Financials, Gaming
+65 6531 1791
magdalenechoongss@phillip.com.sg

Nicholas Low, CFA
Investment Analyst
Commodities, Offshore & Marine
+65 6531 1535
nicholaslowkc@phillip.com.sg

Lee Kok Joo, CFA
Head of Research
S-Chips, Strategy
+65 6531 1685
leekj@phillip.com.sg

Go Choon Koay, Bryan
Investment Analyst
Property
+65 6531 1792
gock@phillip.com.sg
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Investment Analyst
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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,
Bangkok 10500 Thailand
Tel (66-2) 6351700 / 22680999
Fax (66-2) 22680921
Website www.phillip.co.th

UNITED KINGDOM
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,
Melbourne, Victoria 3000, Australia
Tel (613) 96298380
Fax (613) 96148309
Website: www.phillipcapital.com.au
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Website:www.phillip.co.jp
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Phillip Financial Advisory (Shanghai) Co. Ltd
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King & Shaxson Capital Limited
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