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First REIT

A stable quarter with stable DPU

SINGAPORE | REAL ESTATE (REIT) | 1H24 RESULTS

= 1H24 DPU of 1.20 Singapore cents (-3.2% YoY) was in line with our expectations, forming
51% of our FY24e forecast. 1H24 DPU was lower YoY mainly due to the stronger SGD
against the IDR and JPY. 2Q24 DPU was stable QoQ at 0.60 Singapore cents.

= 1H24 revenue in local currency terms grew 4.4% YoY for properties in Indonesia, 2% YoY
for nursing homes in Singapore, and remained stable in Japan. Finance costs grew
marginally by 0.8% (S50.1mn) YoY due to good interest rate risk and currency risk
management.

= Maintain BUY with an unchanged DDM-derived target price of S$0.30. First REIT is trading
at an attractive 16% discount to NAV and a forward FY24e distribution yield of 9.3%.
Organic growth will stem from more Indonesian hospitals achieving performance-based
rent. Potential catalysts include the successful divestment of non-core assets such as
Imperial Aryaduta Hotel and Country Club (IAHCC) and recycling the proceeds to fund
acquisitions in developed markets as part of its First REIT 2.0 growth strategy. Our
estimates remained unchanged.

Results at a glance

(S$'mn) 1H24 1H23 YoY Comments

Gross revenue 52.0 540 -3.7% |Impacted by the stronger SGD against the IDR
and JPY, offset by higher rental income in local
currency terms.

Net property income 503 524 -4.1%

Finance costs (11.3) (11.2) 0.8% Stable YoY.

Distributable Income 25.0 255 -2.1%

DPU (S cts) 1.20 1.24 -3.2%

Source: Company, PSR

The Positives

+ Rentals in local currency terms continue to improve. 1H24 rental income from Indonesia
and Singapore grew by 4.4% and 2% YoY, respectively, with income from Japan remaining
stable. In 1H24, Siloam contributed 56.3% of rental income from hospitals in Indonesia, while
PT Lippo Karawaci Tbk (LPKR) or PT Metropolis Propertindo Utama (MPU) contributed the
remaining 43.7%. The proportion of rental income contribution by Siloam is expected to
increase to over 80% after October 2026, assuming performance-based rent is achieved for
all the Indonesian hospitals.

+ Strong capital management. The all-in cost of debt remained stable QoQ at 5%, and 87.2%
of debt are hedged to a fixed rate. As about one-third of interest rate hedges expire at the
end of FY24, FIRT is positioned well to benefit from any rate cuts in FY24e. A 100bps increase
in rates will have a -1.2% impact on DPU. FIRT also strives to hedge about 50% of foreign-
sourced income. Currently, about 50% of income from Indonesia is hedged. Gearing and
adjusted interest coverage ratio (ICR) remains healthy at 38.7% and 3.7 times, respectively.

The Negative

- Rentals owed by tenant MPU amounted to $$6.4mn. MPU is attempting to make sizable
property divestments to free up liquidity and has requested more time to make their
payment. FIRT is optimistic it might be able to meet its obligations.
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FORECAST DIV SGD 0.02
TARGET PRICE SGD 0.30
TOTAL RETURN 31.4%
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KEY FINANCIALS

Y/E Dec (S$m) FY22 FY23 FY24e FY25e
Gross Revenue 111.3 108.6 103.2 102.1
NPI 108.6 105.3 100.2 99.1
Dist. Inc. 52.4 51.4 49.4 53.1
P/NAV (x) 0.83 0.84 0.84 0.84
DPU (S cents) 2.64 2.48 2.36 2.51
Dist. Yield (%)  10.35 9.71 9.26 9.86

Source: Company, PSR

VALUATION METHOD

DDM (Cost of Equity: 10.5%; Terminal g: 2%)
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Outlook

FIRT remains focused on its 2.0 Growth Strategy, with a target for developed markets to
comprise more than 50% of its portfolio by FY2027. It continues to benefit from the base
4.5% escalation for its Indonesian hospitals, which could potentially offset the impact of the
depreciating IDR against the SGD. Management is confident that IAHCC will be divested in
due course and has reiterated that it will not be sold below valuation. In the meantime,
IAHCC's lease is on a yearly renewal with a 4.5% escalation.

Maintain BUY with a DDM TP of $$0.30

The long WALE of 11 years and base rental escalation for FIRT’s portfolio continues to provide
earnings visibility going forward. The current share price implies FY24e/25e DPU yields of
9.3%/9.9%.
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Financials

Income statement
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Balance Sheet

Y/E Dec, (S$’000) FY21 FY22 FY23 FY24e FY25e Y/E Dec, (S$’000) FY21 FY22 FY23 FY24e FY25e

Gross revenue 102,346 111,275 108,568 103,229 102,109 ASSETS

Property expenses (2,130) (2,716) (3,234) (3,075) (3,042) Investment properties 962,447 1,145,343 1,139,468 1,156,415 1,170,293

Net property income 100,216 108,559 105,334 100,154 99,067 Others 28 1,262 1 - -

Net Finance (Expense)/Inc. (16,889) (19,157) (22,191) (22,100) (22,043) Total non-current assets 962,475 1,146,605 1,139,469 1,156,415 1,170,293

Manager's fees (4,145) (4,041) (3,713) (3,715) (3,765) Trade receivables 32,488 5,027 6,249 4,473 6,133

Otheritems (2,320) 73,043 (8,202) (7,807) (7,741) Cash 51,203 46,103 40,266 37,826 27,562

FV change, derivatives & ppties (1,052) (106,450) 6,988 - - Others 3,369 890 1,347 1,347 1,347

Net income before tax 75,810 51,954 78,216 66,533 65,518 Total current assets 87,060 52,020 47,862 43,645 35,042

Taxation (12,697) (18,369) (14,877) (13,307) (13,104) Total Assets 1,049,535 1,198,625 1,187,331 1,200,060 1,205,335

Net income after Tax 63,113 33,585 63,339 53,226 52,414

Distribution adjustments (21,053) 18,765 (11,890) (3,783) 726 LIABILITIES

Income available for distribution 42,060 52,350 51,449 49,444 53,140 Loans and borrowings 99,258 1,453 920 920 920
Trade payables 18,888 14,994 12,402 13,647 12,119

Per unit data Others 9,015 4,744 4,369 4,369 4,369

Y/E Dec FY21 FY22 FY23 FY24e FY25e Total current liabilities 127,161 21,191 17,691 18,936 17,408

NAV (S$) 0.37 0.31 0.30 0.30 031 Loans and borrowings 249,953 449,613 448,926 448,926 448,926

DPU (cents) 2.61 2.64 2.48 2.36 2.51 Others 20,601 62,459 60,548 60,548 60,548
Total non-current liabilities 270,554 512,072 509,474 509,474 509,474

Cash Flow Total Liabilities 397,715 533,263 527,165 528,410 526,882

Y/E Dec, (5$’000) FY21 FY22 FY23 FY24e FY25e

CFO Net assets 651,820 665,362 660,166 671,650 678,453

Net income before tax 75,810 51,954 78,216 66,533 65,518 Represented by:

Adjustments (2,255) 27,386 3,731 14,392 17,473 Unitholders' funds 651,820 665,362 660,166 671,650 678,453

WCchanges (2,552) 28,339 136 3,021 (3,188)

Cash generated from ops 71,003 107,679 82,083 83,946 79,803

Others (4,421) (14,599) (12,128) (13,307) (13,104)

Cashflow from ops 66,582 93,080 69,955 70,639 66,700

CFI

Acquisitions - (25,777) - - - Valuation Ratios

Capex, net (662) (4,306) (4,923) (4,898) (4,971) Y/E Dec FY21 FY22 FY23 FY24e FY25e

Others 5,899 12,424 300 392 450 P/NAV (x) 0.70 0.83 0.84 0.84 0.84

Cashflow from investments 5,237 8,118 (4,623) (4,506) (4,521) Distribution Yield (%) 10.2 10.4 9.7 9.3 9.9
NPI yield (%) 20.8 10.3 9.2 8.7 8.5

CFF Growth & Margins

Proceeds from issuance of units 157,702 - - - - Growth

Loans, net of repayments (145,557) (14,532) 2,365 - - Revenue -45.3% 8.7% -2.4% -4.9% -1.1%

Distributions (38,168) (49,489) (52,136) (49,444) (53,140) Net property income (NPI) -14.6% 8.3% -3.0% -4.9% -1.1%

Others (14,054) (38,630) (19,489) (19,130) (19,302) Distributable income -52.8% 24.5% -1.7% -3.9% 7.5%

Cashflow from financing (40,077)  (102,651) (69,260) (68,574) (72,442) DPU 0.5% 1.2% -6.2% -4.7% 6.6%
Margins

Net change in cash 31,742 (1,453) (3,928) (2,440) (10,263) NPI margin 97.9% 97.6% 97.0% 97.0% 97.0%

Cash atthe start of the period 19,292 51,203 46,103 40,266 37,826 Key Ratios

FX changes 169 (3,647) (1,909) - - Net Debt or (Net Cash) 298,008 404,963 409,580 412,020 422,284

Ending cash 51,203 46,103 40,266 37,826 27,562 Gearing 33.3% 37.6% 37.9% 37.5% 37.3%

Source: Company, Phillip Securities Research (Singapore) Estimates
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Source:Bloomberg, PSR

TT-Inf
€2-4dy 4

TR0
€g-uerq

£2-INT
Y-1dy q
ye-Inf -

€2-10
z-uer -

0.35 4
0.30
0.25
0.20 T
5§ 2
o N
58
1
2
3
4
5

Total Returns

>+20%

+5% to +20%

-5% to +5%

-5% to -20%

<-20%

Recommendation  Rating

Buy 1
Accumulate 2
Neutral 3
Reduce 4
Sell 5

PSR Rating System

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

® PhillipCapital
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Important Information
This report is prepared and/or distributed by Phillip Securities Research Pte Ltd ("Phillip Securities Research"), which is a holder of a financial adviser’s license under
the Financial Advisers Act, Chapter 110 in Singapore.

By receiving or reading this report, you agree to be bound by the terms and limitations set out below. Any failure to comply with these terms and limitations may
constitute a violation of law. This report 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 report by mistake, please delete or destroy it, and notify the sender immediately.

The information and any analysis, 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 representation or warranty, express or implied
that such information or Research is accurate, complete or appropriate or should be relied upon as such. Any such information or Research contained in this report 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.

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

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 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 issuance of this report, may at any time engage in any of the above activities as set out above or otherwise
hold an interest, whether material or not, in respect of companies and investments or related investments, 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 Research, 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, employees or persons involved in the 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 issuance of
this report, may have issued other material that is inconsistent with, or reach different conclusions from, the contents of this report.

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.

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

This report is not intended for distribution, publication to or use by any person in any jurisdiction outside of Singapore or any other jurisdiction as Phillip Securities
Research may determine in its absolute 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 foreign research house) in Singapore at 250 North
Bridge Road, #06-00 Raffles City Tower, Singapore 179101, telephone number +65 6533 6001, in respect of any matters arising from, or in connection
with, the analyses or reports; and

(ii) to the extent that the analyses or reports are delivered to and intended to be received by any person in Singapore who is 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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