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What’s New


Maiden DPU of 2.01 UScts, 5.8% above IPO
forecasts



8.5% rental reversions with prospect of higher
rents on favourable demand and supply outlook



Additional upside from increased NLA at Figueroa

Price Relative

Forecasts and Valuation
FY Dec (US$m)
2015P*
Gross Revenue
71.0
Net Property Inc
44.2
Total Return
26.0
Distribution Inc
34.3
EPU (US cts.)
4.15
EPU Gth (%)
nm
DPU (US cts.)
5.48
DPU Gth (%)
nm
NAV per shr (US cts.)
78.4
20.2
PE (X)
Distribution Yield (%)
6.5
P/NAV (x)
1.1
Aggregate Leverage (%)
36.6
ROAE (%)
10.6

2016F*
78.7
48.7
27.2
35.4
4.32
4
5.61
2
82.0
19.4
6.7
1.0
36.2
5.4

Distn. Inc Chng (%):
Other Broker Recs:

B: 2

2017F
79.3
48.6
30.8
38.4
4.84
12
6.05
8
80.8
17.3
7.2
1.0
37.1
6.0

2018F
80.7
49.5
33.9
38.8
5.29
9
6.06
0
80.2
15.9
7.2
1.0
37.6
6.6

S: 0

H: 0

* FY15 numbers are on a proforma basis while FY16 are on an
annualised basis
Source of all data on this page: Company, DBS Bank, Bloomberg
Finance L.P.

ASIAN INSIGHTS
ed: TH / sa: YM, PY

Play on exposure to an improving US office market. We
maintain our BUY call and TP of US$0.93. We continue to like
Manulife US REIT's (MUST) attractive prospective 7.2% yield,
strong organic growth prospects and exposure to the favourable
demand and supply fundamentals in the US office markets
where MUST’s properties are located. This translates to an 8%
DPU growth in FY17, one of the highest among REITs in
Singapore. The expected strength of the USD/SGD exchange
rate could also result in inflows into the stock.
Increased confidence on the REIT’s ability to deliver. Our recent
visit to properties in the US and meetings with various property
brokers as well as MUST’s strong maiden results indicate that
market fundamentals remain firm. We believe that MUST's
properties in Midtown Atlanta and Downtown Los Angeles
submarkets will continue to see steadily increasing rents,
continued expansionary tenant demand, increased employment
opportunities and also a lack of competitive new supply. Apart
from upside when leases come due, 84.2% of leases (by NLA)
have annual rental escalations of around 3%, and 15.0% have
provisions for mid-term or period rent increases.
Acquisitions to be the next driver of growth. The manager has
been disciplined towards acquisitions and with the recent
decline in gearing to 34.6%, MUST is well placed to execute on
DPU-accretive acquisitions. Apart from that, we expect any
acquisition to diversify the REIT’s geographic earnings base and
tenant concentration. Markets that are of interest are core
submarkets that enjoy demand from a diversified type of
industries (i.e. manufacturing, financial, technology and law
firms) which imply stability across market cycles. We have not
priced in acquisitions in our forecasts.
Valuation:
TP is maintained at US$0.93 based on DCF. The stock offers
attractive FY16-17F yields of 6.6-7.2%.
Key Risks to Our View:
Lower-than-expected rental income. The key risk to our view is
lower-than-expected rental income, arising from the nonreplacement/renewal of leases and/or slower-than-expected
recovery of office rents in the US.
At A Glance
Issued Capital (m shrs)
Mkt. Cap (US$m/US$m)
Major Shareholders (%)
Manulife International
Free Float (%)
3m Avg. Daily Val (US$m)
ICB Industry : Financials / Real Estate Investment Trusts

626
525 / 525
7.5
92.5
0.51
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WHAT’S NEW
Strong maiden results
Boost from lower interest expenses

MUST delivered its maiden DPU of 2.01 UScts (for the
period of 20 May to 30 September), 5.8% above its
IPO forecasts and tracking in line with our annualised
FY16F DPU of 5.61 UScts.

The DPU exceeded IPO forecasts mainly due to a
lower-than-expected interest rate of 2.46% versus
initial projections of 2.8%. In addition, NPI of
US$17.6m exceeded IPO forecasts by 1.5% despite
revenue of 1.1% below IPO forecasts due to lower
recoveries/property expenses.

No refinancing until 2019 and immune to near-term rise in
interest rates

MUST currently faces no refinancing risk until 2019,
with US$108m, US$67m and US$121m due in 2019,
2020 and 2021 respectively.

Moreover, MUST’s earnings are immune to an increase
in short-term increases in interest rates as 100% of its
debt is fixed until 2019.

Visible growth ahead, with healthy underlying market
fundamentals

Moving into 2017, we expect MUST to deliver an 8%
growth in DPU. This is underpinned by the fact that
99.2% of leases having rental escalations of which
84.2% have an annual escalation of around 3%, with
Healthy portfolio occupancy and strong rental reversions
another 15% subject to mid-term or periodic rental

Overall portfolio occupancy was healthy at 97% up
increases.
from proforma FY15 occupancy of 96.5%, though

In addition, we expect MUST to continue to deliver
slightly below the projected occupancy at endhealthy rental reversions as it renews its upcoming
December 2016 of 97.7%.
leases. 5.1% of leases by cash rental income are due

From 1 January to 30 September 2016, MUST also
to expire in 2017 with another 1.7% up for renewal in
reported strong rental reversions of 8.5% on a
2018.
portfolio basis. On a per property basis, this consists of

This is supported by healthy market fundamentals at
a 9.7% increase at Figueroa, 9.9% at Michelson and
Greater Downtown Los Angeles, where Figueroa is
4.8% at Peachtree.
located. Current demand exceeds supply which

Meanwhile, average gross passing rents as at endresulted in Class A rents rising by 2% in 3Q16 versus
September were on average 3.8% higher than at end2Q16 or 4.9% on a y-o-y basis.
December 2015. Passing rents at Figueroa, Michelson

At Michelson, the Irvine, Orange County market faces
and Peachtree now stand at US$35.10 psf per year
limited new supply which resulted in a 12-month
(+4.3%), US$47.50 (+3%) and US$30.00 (3%)
rental growth of 8.4% and vacancy dropping to
respectively.
10.6% from 11.2% in the previous quarter.

Meanwhile at Midtown Atlanta, Peachtree enjoys the
Minimal lease expiries with lengthening WALE
fact that rent growth over the last 12 months has

On the back of renewals year to date and forward
increased by 12.5%, with positive net absorption.
renewals, there are no longer any leases that are due
for renewal for the remainder of FY16 (5.7% of cash
Incremental earnings from additional NLA at Figueroa
rental income at the start of the year) and for FY17,

Due to the implementation of new Building Owner
the amount of leases due to expire has fallen from
and Managers Association (BOMA) 2010 code, which
11.6% to 5.1%.
prescribes the measurement of net lettable area (NLA),

In addition, the forward renewal of a major tenancy at
for buildings in the US, Figueroa’s NLA will increase
Michelson which was due to expire in FY17, extended
from c.695k sqft to 732k sqft.
the overall portfolio weighted average lease expiry

However, the ability to maximise the additional NLA
(WALE) from 5.7 to 6.1 years.
will only occur when existing leases come up for
renewal and MUST charges for the additional space.
Increase in portfolio values with gearing dropping to 34.7%
For example, in the latest results, NLA increased by

On the back of increased investment demand and
7.1% on c.72k sqft of new leases renewed.
favourable leasing activities, the portfolio cap rate
compressed from 5.7% to 5.3%, resulting in MUST’s
Maintain BUY, TP of US$0.93
portfolio increasing in value to US$777.5m, 4.6%

With a strong maiden set of results, we maintain our
higher than the initial acquisition costs at IPO.
BUY call with TP of US$0.93. We continue to like
Valuations at Figueroa, Michelson and Peachtree rose
MUST for its exposure to the growing US office market
6.3%, 3.4% and 4.1% respectively.
and attractive 7.2% FY17F yield.

As a consequence of the higher valuations, NAV per
unit rose 7.7% from IPO to US$0.84.

Gearing also fell from 36.8% as at end-December
2015 to 34.7%, which provides additional debt
headroom of c.US$75m should MUST gear up to
40%, the top of its gearing range. The increased debt
headroom should assist MUST in its plans to
potentially acquire one asset per year worth between
US$100-150m.
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Quarterly / Interim Income Statement (US$m)*
FY Dec

3Q2016

Gross revenue

28.2

Property expenses

(10.6)

Net Property Income

17.6

Other Operating expenses

(1.7)

Other Non Opg (Exp)/Inc
Net Interest (Exp)/Inc
Exceptional Gain/(Loss)
Net Income

0.0
(3.1)
0.0
12.8

Tax

(12.0)

Minority Interest
Net Income after Tax

0.0
0.85

Non-tax deductible Items

(21.1)

Net Inc available for Dist.

12.6

Ratio (%)
Net Prop Inc Margin
Dist. Payout Ratio

62.4
100.0

* 3Q16 relates to results between 20 May to 30 September 2016 and are MUST’s maiden results. Thus there is no valid y-o-y or q-o-q comparison.
Source of all data: Company, DBS Bank
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Net Property Income and Margins (%)

CRITICAL DATA POINTS TO WATCH
Earnings Drivers:
Exposure to the recovery of US real estate market. According to
Colliers International (Colliers), the office market outlook for
Downtown Los Angeles, Orange County and Atlanta are
attractive given (i) rising demand due to projected falling
unemployment rates on the back of a pick-up in business
activities, and (ii) a deep pool of local talents and skilled workers
which attract companies to set up and maintain their presence
there.
Net Property Income and Margins (%)

The sub-markets where Manulife US REIT’s properties are
located are also characterised by a lack of new competitive
supply due to limited land availability and high construction
costs. Given supportive market dynamics, Colliers expects Class
A rents in the respective markets to improve by 1.5-23.0% per
annum over 2015-2017. Through the initial portfolio and
potential acquisitions in the future, we believe that MUST offers
a cyclical recovery story, with rents and capital values at or close
to an upswing, underpinned by improved business activity in the
US and real estate values that are off previous highs.
Inbuilt organic growth. MUST’s properties are well positioned to
experience strong organic growth delivered through built-in
rental escalations embedded into their lease contracts. As at 30
September 2016, (1) approximately 84.2% of leases (by NLA)
for the initial portfolio had built-in annual rental escalations,
mostly between 2.5% and 3.5%, and (2) 15% of leases (by
NLA) had mid-term or period rent increases, thus providing a
visible and growing rental income stream.
Long WALE of 6.1 years offers strong income visibility. With
leases typically signed on a 3- to 10-year lease and some in
excess of 10 years, the initial portfolio enjoyed a long WALE of
6.1 years (by NLA) as at 30 September 2016. As such, the initial
portfolio has minimal expiries in the following years - only 5.1%
and 1.7% of its leases (by cash rental income) are expiring in
2017 and 2018 respectively, and we are expecting these leases
to revert positively when leases are due for renewal.
Growth through acquisitions by tapping into the expertise of its
Sponsor. MUST’s Sponsor is The Manufacturer’s Life Insurance
Company, which is part of Manulife Financial Group, a Canadabased financial services group. Through its subsidiary, Manulife
Real Estate (MRE), the Sponsor has a strong acquisition
capability and track record, demonstrated by the acquisition of
85 properties worth US$6.2bn since 2010. This has resulted in a
CAGR of 17.5% per annum in the value of MRE’s AUM.
Therefore, we believe MUST will be able to tap on its Sponsor’s
real estate platform, to source deals, access local market
expertise and gain assistance in securing financing to grow its
portfolio through DPU-accretive acquisitions in the US.

ASIAN INSIGHTS
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Interest Cover (x)
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Aggregate Leverage (%)

Balance Sheet:
Stable gearing. Post recent portfolio revaluation gains, MUST’s
gearing has fallen to 34.7% from 36.8% as at end-December
2015. This provides for a debt headroom of c.US$75m should
MUST increase its gearing back up to 40%.
Conservative interest rate profiles. To manage its interest rate
risks, MUST has hedged 100% of its interest exposure at an
average interest rate of 2.46% till 2019.
Share Price Drivers:
Establishing a track record. A key pushback from potential
investors is the lack of familiarity with the US office market,
which we believe after a few quarters of strong results, will allay
most of investors' concerns. This may lead to a re-rating of the
stock. Another key share price driver is the potential
outperformance relative to MUST’s IPO forecast. This could be
driven by stronger-than-expected recovery of the US office
market leading to higher rental reversions.
Key Risks:
Risk of non-renewal and non-replacement of leases. MUST’s
financials, results of operations, and capital growth may be
adversely affected by bankruptcy, insolvency or downturn in
the businesses of one or more of the tenants, as well as the
decision by one or more of these tenants not to renew their
lease/s at the end of a lease cycle.

ROE (%)

Distribution Yield (%)
7.2

(%)

7.1

+2sd: 7%

7.0
6.9

+1sd: 6.9%

6.8

Foreign currency risks. All of the REIT’s assets are located in the
US and generate revenues in USD. Thus, investors who elect to
receive distributions in SGD have exposure to volatility in the
USD/SGD FX rate. This is mitigated should investors elect to
receive distributions in USD.
Regulatory risks. MUST's tax efficiency relies in part on its
Parent US REIT and Sub-US REITs being able to maintain their
status as US REITs as well as qualifying for US portfolio interest
exemption when repatriating cashflows back to Singapore as
interest. Should there be any changes in tax or REIT
regulations in either the US or Singapore which affects the
current REIT structure or ability to repatriate cash in a taxefficient manner, distributions paid to MUST’s unitholders may
be adversely impacted.
Company Background
Manulife US REIT (MUST) is the first pure-play US office REIT
listed in Asia. Its portfolio consists of three freehold, Class A or
Trophy quality office properties in Atlanta, Los Angeles, and
Orange County with aggregate net lettable area (NLA) of
c.1.8m sqft.

ASIAN INSIGHTS

Avg: 6.7%

6.7
6.6

‐1sd: 6.6%

6.5

‐2sd: 6.4%

6.4
6.3
6.2
May-16

Jun-16

Jul-16

Aug-16

Sep-16

Oct-16

PB Band (x)
(x)
1.10

+2sd: 1.07x
1.05

+1sd: 1.05x

1.00

‐1sd: 1.01x

Avg: 1.03x
‐2sd: 0.98x
0.95

0.90
May-16

Jun-16

Jul-16

Aug-16

Sep-16

Oct-16

Source: Company, DBS Bank
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Income Statement (US$m)
FY Dec
Gross revenue
Property expenses
Net Property Income
Other Operating expenses
Other Non Opg (Exp)/Inc
Net Interest (Exp)/Inc
Exceptional Gain/(Loss)
Net Income
Tax
Minority Interest
Preference Dividend
Net Income After Tax
Total Return
Non-tax deductible Items
Net Inc available for Dist.
Growth & Ratio
Revenue Gth (%)
N Property Inc Gth (%)
Net Inc Gth (%)
Dist. Payout Ratio (%)
Net Prop Inc Margins (%)
Net Income Margins (%)
Dist to revenue (%)
Managers & Trustee’s fees
ROAE (%)
ROA (%)
ROCE (%)
Int. Cover (x)

Source: Company, DBS Bank
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2016F

2017F

2018F

78.7
(30.0)
48.7
(5.4)
0.0
(8.2)
(6.6)
28.6
(1.3)
0.0
0.0
27.2
27.2
8.14
35.4

79.3
(30.7)
48.6
(5.4)
0.0
(8.3)
(2.9)
32.1
(1.3)
0.0
0.0
30.8
30.8
7.65
38.4

80.7
(31.1)
49.5
(5.7)
0.0
(8.7)
0.0
35.2
(1.2)
0.0
0.0
33.9
33.9
4.91
38.8

11.0
10.4
4.9
100.0
61.9
34.6
44.9
6.9
5.4
3.3
5.3
5.3

0.8
(0.2)
13.1
100.0
61.3
38.8
48.4
6.8
6.0
3.7
5.2
5.2

1.7
1.9
10.2
100.0
61.4
42.1
48.2
7.0
6.6
4.0
5.2
5.1

Growth driven by recovery
in the US office market
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Quarterly / Interim Income Statement (US$m)
FY Dec

3Q2016

Gross revenue
Property expenses
Net Property Income
Other Operating expenses
Other Non Opg (Exp)/Inc
Net Interest (Exp)/Inc
Exceptional Gain/(Loss)
Net Income
Tax
Minority Interest
Net Income after Tax
Total Return
Non-tax deductible Items
Net Inc available for Dist.
Growth & Ratio
Revenue Gth (%)
N Property Inc Gth (%)
Net Inc Gth (%)
Net Prop Inc Margin (%)
Dist. Payout Ratio (%)
Balance Sheet (US$m)
FY Dec

28.2
(10.6)
17.6
(1.7)
0.0
(3.1)
0.0
12.8
(12.0)
0.0
0.85
33.7
(21.1)
12.6
N/A
nm
nm
62.4
100.0

2016F

2017F

2018F

Investment Properties
Other LT Assets
Cash & ST Invts
Inventory
Debtors
Other Current Assets
Total Assets

813
0.0
20.3
0.0
3.15
0.70
837

821
0.0
20.3
0.0
3.17
0.70
845

827
0.0
20.4
0.0
3.23
0.70
851

ST Debt
Creditor
Other Current Liab
LT Debt
Other LT Liabilities
Unit holders’ funds
Minority Interests
Total Funds & Liabilities

0.0
7.87
4.34
303
5.10
517
0.0
837

0.0
7.93
4.34
314
5.10
514
0.0
845

0.0
8.07
4.34
320
5.10
514
0.0
851

Non-Cash Wkg. Capital
Net Cash/(Debt)
Ratio
Current Ratio (x)
Quick Ratio (x)
Aggregate Leverage (%)

(8.4)
(283)

(8.4)
(294)

(8.5)
(299)

2.0
2.0
36.2

2.0
2.0
37.1

2.0
2.0
37.6

Source: Company, DBS Bank
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Cash Flow Statement (US$m)
FY Dec

2016F

2017F

2018F

Pre-Tax Income
Dep. & Amort.
Tax Paid
Associates &JV Inc/(Loss)
Chg in Wkg.Cap.
Other Operating CF
Net Operating CF
Net Invt in Properties
Other Invts (net)
Invts in Assoc. & JV
Div from Assoc. & JVs
Other Investing CF
Net Investing CF
Distribution Paid
Chg in Gross Debt
New units issued
Other Financing CF
Net Financing CF
Currency Adjustments
Chg in Cash

35.1
0.0
(1.3)
0.0
(4.3)
1.56
31.1
(0.6)
0.0
0.0
0.0
(8.8)
(9.4)
(35.4)
9.44
0.0
0.0
(25.9)
0.0
(4.3)

35.0
0.0
(1.3)
0.0
0.04
4.79
38.5
(2.1)
0.0
0.0
0.0
(8.4)
(10.6)
(38.4)
10.6
0.0
0.0
(27.9)
0.0
0.04

35.2
0.0
(1.2)
0.0
0.08
4.91
38.9
(0.8)
0.0
0.0
0.0
(5.0)
(5.8)
(38.8)
5.83
0.0
0.0
(33.0)
0.0
0.08

Operating CFPS (US cts.)
Free CFPS (US cts.)

5.61
4.84

6.05
5.72

6.06
5.95

Minimal capex due to
recently refurbished
buildings

Source: Company, DBS Bank
Target Price & Ratings History

Source: DBS Bank
Analyst: Mervin SONG CFA, Derek TAN
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DBS Bank recommendations are based an Absolute Total Return* Rating system, defined as follows:
STRONG BUY (>20% total return over the next 3 months, with identifiable share price catalysts within this time frame)
BUY (>15% total return over the next 12 months for small caps, >10% for large caps)
HOLD (-10% to +15% total return over the next 12 months for small caps, -10% to +10% for large caps)
FULLY VALUED (negative total return i.e. > -10% over the next 12 months)
SELL (negative total return of > -20% over the next 3 months, with identifiable catalysts within this time frame)

Share price appreciation + dividends
Completed Date: 8 Nov 2016 08:05:13
Dissemination Date: 8 Nov 2016 08:55:49
GENERAL DISCLOSURE/DISCLAIMER
This report is prepared by DBS Bank Ltd. This report is solely intended for the clients of DBS Bank Ltd, DBS Vickers Securities (Singapore) Pte Ltd,
its respective connected and associated corporations and affiliates only and no part of this document may be (i) copied, photocopied or duplicated
in any form or by any means or (ii) redistributed without the prior written consent of DBS Bank Ltd.
The research set out in this report is based on information obtained from sources believed to be reliable, but we (which collectively refers to DBS
Bank Ltd, its respective connected and associated corporations, affiliates and their respective directors, officers, employees and agents (collectively,
the “DBS Group”)) do not make any representation or warranty as to its accuracy, completeness or correctness. Opinions expressed are subject to
change without notice. This document is prepared for general circulation. Any recommendation contained in this document does not have regard
to the specific investment objectives, financial situation and the particular needs of any specific addressee. This document is for the information of
addressees only and is not to be taken in substitution for the exercise of judgement by addressees, who should obtain separate independent legal
or financial advice. The DBS Group accepts no liability whatsoever for any direct, indirect and/or consequential loss (including any claims for loss of
profit) arising from any use of and/or reliance upon this document and/or further communication given in relation to this document. This
document is not to be construed as an offer or a solicitation of an offer to buy or sell any securities. The DBS Group, along with its affiliates and/or
persons associated with any of them may from time to time have interests in the securities mentioned in this document. The DBS Group may have
positions in, and may effect transactions in securities mentioned herein and may also perform or seek to perform broking, investment banking and
other banking services for these companies.
Any valuations, opinions, estimates, forecasts, ratings or risk assessments herein constitutes a judgment as of the date of this report, and there can
be no assurance that future results or events will be consistent with any such valuations, opinions, estimates, forecasts, ratings or risk assessments.
The information in this document is subject to change without notice, its accuracy is not guaranteed, it may be incomplete or condensed and it
may not contain all material information concerning the company (or companies) referred to in this report and the DBS Group is under no
obligation to update the information in this report.
This publication has not been reviewed or authorized by any regulatory authority in Singapore, Hong Kong or elsewhere. There is no planned
schedule or frequency for updating research publication relating to any issuer.
The valuations, opinions, estimates, forecasts, ratings or risk assessments described in this report were based upon a number of estimates and
assumptions and are inherently subject to significant uncertainties and contingencies. It can be expected that one or more of the estimates on
which the valuations, opinions, estimates, forecasts, ratings or risk assessments were based will not materialize or will vary significantly from actual
results. Therefore, the inclusion of the valuations, opinions, estimates, forecasts, ratings or risk assessments described herein IS NOT TO BE RELIED
UPON as a representation and/or warranty by the DBS Group (and/or any persons associated with the aforesaid entities), that:
(a)
(b)

such valuations, opinions, estimates, forecasts, ratings or risk assessments or their underlying assumptions will be achieved, and
there is any assurance that future results or events will be consistent with any such valuations, opinions, estimates, forecasts, ratings or risk
assessments stated therein.

Please contact the primary analyst for valuation methodologies and assumptions associated with the covered companies or price targets.
Any assumptions made in this report that refers to commodities, are for the purposes of making forecasts for the company (or companies)
mentioned herein. They are not to be construed as recommendations to trade in the physical commodity or in the futures contract relating to the
commodity referred to in this report.
DBS Vickers Securities (USA) Inc ("DBSVUSA")"), a U.S.-registered broker-dealer, does not have its own investment banking or research
department, has not participated in any public offering of securities as a manager or co-manager or in any other investment banking transaction
in the past twelve months and does not engage in market-making.
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ANALYST CERTIFICATION
The research analyst(s) primarily responsible for the content of this research report, in part or in whole, certifies that the views about the
companies and their securities expressed in this report accurately reflect his/her personal views. The analyst(s) also certifies that no part of his/her
compensation was, is, or will be, directly, or indirectly, related to specific recommendations or views expressed in the report. The DBS Group has
procedures in place to eliminate, avoid and manage any potential conflicts of interests that may arise in connection with the production of
research reports. As of 8 Nov 2016, the analyst(s) and his/her spouse and/or relatives who are financially dependent on the analyst(s), do not hold
interests in the securities recommended in this report (“interest” includes direct or indirect ownership of securities). The research analyst(s)
responsible for this report operates as part of a separate and independent team to the investment banking function of the DBS Group and
procedures are in place to ensure that confidential information held by either the research or investment banking function is handled
appropriately.
COMPANY-SPECIFIC / REGULATORY DISCLOSURES
1.

DBS Bank Ltd, DBS Vickers Securities (Singapore) Pte Ltd (''DBSVS''), their subsidiaries and/or other affiliates have a proprietary position in
Manulife US Real Estate Inv recommended in this report as of 30 Sep 2016.

2.
3.

DBS Bank Ltd does not market make in equity securities of the issuer(s) or company(ies) mentioned in this Research Report.
DBS Bank Ltd, DBS Vickers Securities (Singapore) Pte Ltd (''DBSVS''), their subsidiaries and/or other affiliates have a net long position
exceeding 0.5% of the total issued share capital in Manulife US Real Estate Inv recommended in this report as of 30 Sep 2016.

4.

DBS Bank Ltd, DBSVS, DBSVUSA, their subsidiaries and/or other affiliates beneficially own a total of 1% of any class of common equity
securities of Manulife US Real Estate Inv as of 30 Sep 2016.

Compensation for investment banking services:
5.

DBS Bank Ltd, DBSVS, their subsidiaries and/or other affiliates of DBSVUSA have received compensation, within the past 12 months for
investment banking services from Manulife US Real Estate Inv as of 30 Sep 2016.

6.

DBS Bank Ltd, DBSVS, their subsidiaries and/or other affiliates of DBSVUSA have managed or co-managed a public offering of securities for
Manulife US Real Estate Inv in the past 12 months, as of 30 Sep 2016.

7.

DBSVUSA does not have its own investment banking or research department, nor has it participated in any public offering of securities as a
manager or co-manager or in any other investment banking transaction in the past twelve months. Any US persons wishing to obtain further
information, including any clarification on disclosures in this disclaimer, or to effect a transaction in any security discussed in this document
should contact DBSVUSA exclusively.

RESTRICTIONS ON DISTRIBUTION
General

This report is not directed to, or intended for distribution to or use by, any person or entity who is a citizen or resident of or
located in any locality, state, country or other jurisdiction where such distribution, publication, availability or use would be
contrary to law or regulation.

Australia

This report is being distributed in Australia by DBS Bank Ltd. (“DBS”) or DBS Vickers Securities (Singapore) Pte Ltd (“DBSVS”),
both of which are exempted from the requirement to hold an Australian Financial Services Licence under the Corporation Act
2001 (“CA”) in respect of financial services provided to the recipients. Both DBS and DBSVS are regulated by the Monetary
Authority of Singapore under the laws of Singapore, which differ from Australian laws. Distribution of this report is intended
only for “wholesale investors” within the meaning of the CA.

Hong Kong

This report is being distributed in Hong Kong by or on behalf of, and is attributable to DBS Vickers (Hong Kong) Limited
which is licensed and regulated by the Hong Kong Securities and Futures Commission and/or by DBS Bank (Hong Kong)
Limited which is regulated by the Hong Kong Monetary Authority and the Securities and Futures Commission. Where this
publication relates to a research report, unless otherwise stated in the research report(s), DBS Bank (Hong Kong) Limited is not
the issuer of the research report(s). This publication including any research report(s) is/are distributed on the express
understanding that, whilst the information contained within is believed to be reliable, the information has not been
independently verified by DBS Bank (Hong Kong) Limited. This report is intended for distribution in Hong Kong only to
professional investors (as defined in the Securities and Futures Ordinance (Chapter 571 of the Laws of Hong Kong) and any
rules promulgated thereunder.)
For any query regarding the materials herein, please contact Paul Yong (CE. No. ASE988) at equityresearch@dbs.com.

Indonesia

This report is being distributed in Indonesia by PT DBS Vickers Securities Indonesia.
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Malaysia

This report is distributed in Malaysia by AllianceDBS Research Sdn Bhd ("ADBSR"). Recipients of this report, received from
ADBSR are to contact the undersigned at 603-2604 3333 in respect of any matters arising from or in connection with this
report. In addition to the General Disclosure/Disclaimer found at the preceding page, recipients of this report are advised that
ADBSR (the preparer of this report), its holding company Alliance Investment Bank Berhad, their respective connected and
associated corporations, affiliates, their directors, officers, employees, agents and parties related or associated with any of
them may have positions in, and may effect transactions in the securities mentioned herein and may also perform or seek to
perform broking, investment banking/corporate advisory and other services for the subject companies. They may also have
received compensation and/or seek to obtain compensation for broking, investment banking/corporate advisory and other
services from the subject companies.

Wong Ming Tek, Executive Director, ADBSR
Singapore

This report is distributed in Singapore by DBS Bank Ltd (Company Regn. No. 196800306E) or DBSVS (Company Regn No.
198600294G), both of which are Exempt Financial Advisers as defined in the Financial Advisers Act and regulated by the
Monetary Authority of Singapore. DBS Bank Ltd and/or DBSVS, may distribute reports produced by its respective foreign
entities, affiliates or other foreign research houses pursuant to an arrangement under Regulation 32C of the Financial
Advisers Regulations. Where the report is distributed in Singapore to a person who is not an Accredited Investor, Expert
Investor or an Institutional Investor, DBS Bank Ltd accepts legal responsibility for the contents of the report to such persons
only to the extent required by law. Singapore recipients should contact DBS Bank Ltd at 6327 2288 for matters arising from,
or in connection with the report.

Thailand

This report is being distributed in Thailand by DBS Vickers Securities (Thailand) Co Ltd. Research reports distributed are only
intended for institutional clients only and no other person may act upon it.

United Kingdom

This report is produced by DBS Bank Ltd which is regulated by the Monetary Authority of Singapore.
This report is disseminated in the United Kingdom by DBS Vickers Securities (UK) Ltd, ("DBSVUK"). DBSVUK is authorised and
regulated by the Financial Conduct Authority in the United Kingdom.
In respect of the United Kingdom, this report is solely intended for the clients of DBSVUK, its respective connected and
associated corporations and affiliates only and no part of this document may be (i) copied, photocopied or duplicated in any
form or by any means or (ii) redistributed without the prior written consent of DBSVUK. This communication is directed at
persons having professional experience in matters relating to investments. Any investment activity following from this
communication will only be engaged in with such persons. Persons who do not have professional experience in matters
relating to investments should not rely on this communication.

Dubai

This research report is being distributed in The Dubai International Financial Centre (“DIFC”) by DBS Bank Ltd., (DIFC Branch)
rd
having its office at PO Box 506538, 3 Floor, Building 3, East Wing, Gate Precinct, Dubai International Financial Centre (DIFC),
Dubai, United Arab Emirates. DBS Bank Ltd., (DIFC Branch) is regulated by The Dubai Financial Services Authority. This
research report is intended only for professional clients (as defined in the DFSA rulebook) and no other person may act upon
it.

United States

This report was prepared by DBS Bank Ltd. DBSVUSA did not participate in its preparation. The research analyst(s) named on
this report are not registered as research analysts with FINRA and are not associated persons of DBSVUSA. The research
analyst(s) are not subject to FINRA Rule 2241 restrictions on analyst compensation, communications with a subject company,
public appearances and trading securities held by a research analyst. This report is being distributed in the United States by
DBSVUSA, which accepts responsibility for its contents. This report may only be distributed to Major U.S. Institutional
Investors (as defined in SEC Rule 15a-6) and to such other institutional investors and qualified persons as DBSVUSA may
authorize. Any U.S. person receiving this report who wishes to effect transactions in any securities referred to herein should
contact DBSVUSA directly and not its affiliate.

Other jurisdictions

In any other jurisdictions, except if otherwise restricted by laws or regulations, this report is intended only for qualified,
professional, institutional or sophisticated investors as defined in the laws and regulations of such jurisdictions.
DBS Bank Ltd
12 Marina Boulevard, Marina Bay Financial Centre Tower 3
Singapore 018982
Tel. 65-6878 8888
e-mail: equityresearch@dbs.com
Company Regn. No. 196800306E

ASIAN INSIGHTS

VICKERS SECURITIES
Page 11

