Interview with
the Group CEO

Mr Hiew Yoon Khong
1. FY16/17 is the third year of
4HWSL[YLL»ZÄ]L`LHYI\ZPULZZ
plan. How has Mapletree
performed, and what were
some of the highlights?
It has been a rewarding year with
the Group’s PATMI1 hitting a high of
S$1,413.7 million, a 46% increase as
compared to the previous year. Backed
by strong recurring earnings, this year’s
PATMI is the highest ever achieved since
Mapletree’s establishment in 2000. This
attests to the long-term viability of our
I\ZPULZZTVKLSHUK[OLLɈLJ[P]LS`
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integrated roles we play as a real estate
developer, investor and capital manager
to deliver strong and sustainable returns.
In particular, we achieved recurring
earnings of S$643.6 million, an increase
of 22% compared to FY15/16. Overall,
we are on track to meet our second
Five-Year Business Plan KPI Targets.
/LHKPUNPU[V[OL[OPYK`LHYVM[OLÄ]L`LHY
plan, the Group’s return on equity (ROE2)
continues to remain strong at 12.8% for
FY16/17. This means that our average
ROE2 for these past three years is 11.1%,
which is within our target of 10% to 15%.
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 ,]PKLU[S`4HWSL[YLL»Z
I\ZPULZZPZOLHS[O`HUK[OL
.YV\WOHZ[HRLUZ[LWZ[V
L_WHUKM\Y[OLYIL`VUK(ZPH
in FY16/17. What is the reason
for steering in that direction,
and what has Mapletree
done to grow its presence
PU[OLZLTHYRL[Z&
While Asia is our core market and
has presented the Group with
opportunities for growth, the economic
slowdown in this region has inevitably
posed challenges to our growth in
recent years.

Key Performance Indicators (KPIs)

FY16/17

Target by FY18/19

Five-year NAV CAGR3MYVT-@

11.8%

10% - 15%

(]LYHNLÄ]L`LHY960,4MYVT-@

11.2%

10% - 15%

EBIT + SOA5

S$1,575.1 million

S$1.6 billion - S$2.3 billion

Fee Income6

S$277.4 million
-@[V-@
cumulative: S$785.1 million)

S$350 million - S$500 million
(Five-year cumulative: >S$1.5 billion)

(ZZL[Z<UKLY4HUHNLTLU[(<4

S$39.5 billion

S$40 billion - S$50 billion

(<4YH[PVTHUHNLK]ZV^ULKHZZL[Z

2.5:1

>3:1

Returns

Earnings

Scale

We have evaluated the market
comprehensively and made a strategic
KLJPZPVU[VL_WHUKPU[VKL]LSVWLK
economies like Australia, the United
:[H[LZ<:[OL<UP[LK2PUNKVT<2
and Germany three years ago. These
countries present attractive investment
opportunities for us with their vibrant
and mature real estate landscape, and
we believe that student accommodation,
corporate housing / serviced apartment,
VɉJLHUKI\ZPULZZWHYRHUKSVNPZ[PJZ
are real estate asset classes that are
ZJHSHISLZLNTLU[Z^OPJOVɈLYYLZPSPLU[
yields in these markets.

With that in mind, we ventured into the
student accommodation asset class
in 2016, by acquiring two portfolios
in the UK and the US. Both countries
are home to the largest number of top
universities in the world, and with the
relatively anti-cyclical nature of student
accommodation, we were able to grow
new income streams and attain higher
revenue of S$2,328.8 million in FY16/17.
This is a 24% increase from a year ago.
Combining these two portfolios and
adding another portfolio of similar
properties in the US, we successfully

9VJRPUNOHT/V\ZLPU:OLɉLSKVULVM[OL<2Z[\KLU[HJJVTTVKH[PVUWYVWLY[PLZ\UKLY4.:(7;Y\Z[

syndicated the Mapletree Global
Student Accommodation Private Trust
4.:(7;Y\Z[HUKYHPZLKLX\P[`VM
<: TPSSPVUe: TPSSPVUPU
4HYJO0[PZ[OLÄYZ[WYP]H[L[Y\Z[
PU:PUNHWVYL[OH[VɈLYZPU]LZ[VYZ[OL
opportunity to invest in an attractive
and resilient income-yielding student
accommodation portfolio of 35 assets,
located across 22 cities in the UK and the
US. The strong demand by investors for
MGSA P-Trust validates our investment
thesis for this alternative real estate asset
JSHZZHUK[OLJVUÄKLUJLPU]LZ[VYZOH]L
in Mapletree’s track record of delivering
the desired returns.

 7
 (;40KLUV[LZUL[WYVÄ[HM[LY[H_HUKUVU
controlling interests) attributable to perpetual
securities holders and equity holder of
the Company.
2 ROE denotes return on equity and is computed
based on PATMI attributable to equity holders
of the Company over shareholder’s funds.
3 NAV CAGR is adjusted for dividends distributed
[VZOHYLOVSKLYHUKJHSJ\SH[LKL_JS\KPUNUVU
controlling interests and perpetual securities and
with NAV as at 31 March 2012 as starting base.
4 ROIE denotes return on invested equity and
is computed based on Operational PATMI
SLZZWYVÄ[H[[YPI\[HISL[VWLYWL[\HSZLJ\YP[PLZ
over the Group’s equity from shareholder
adjusted for unrealised revaluation gains or
SVZZLZHUKZ\JOV[OLYUVUJHZOÅV^HUKUVU
operating items including mark-to-market fair
value adjustments and negative goodwill.
 ,HYUPUNZILMVYLPU[LYLZ[HUK[H_,)0;WS\Z
ZOHYLVMVWLYH[PUNWYVÄ[VYSVZZVMHZZVJPH[LK
JVTWHUPLZHUKQVPU[]LU[\YLZ:6(L_JS\KPUN
revaluation, SOA gains or losses relating to
KPZWVZHSMVYLPNUL_JOHUNLHUKKLYP]H[P]LZ
gains or losses.
6 Including REIT management fees.
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Mapletree Business City II was completed in April 2016, and features a 30-storey business park building and recreational facilities
such as futsal and basketball courts

In February 2017, we also acquired
6HR^VVK>VYSK^PKL6HR^VVKH
premier global provider of corporate
housing / serviced apartment solutions.
The acquisition comes after a three-year
partnership and includes all of Oakwood’s
global operations which manages over
14,000 units worldwide. It strengthens
and supports the growth momentum
of Mapletree’s corporate housing /
serviced apartment business globally.
As at 31 March 2017, Mapletree owns nine
corporate housing / serviced apartment
properties in the US and one corporate
housing / serviced apartment property in
Australia. In addition to these, Mapletree
has two corporate housing /serviced
apartment properties in Japan and one
more in Vietnam under development.

SVUN^LPNO[LKH]LYHNLSLHZLZ[VL_WPY`
which are anchored by a strong tenant
base for stable and growing yields.

logistics projects at a development
JVZ[VM17@ IPSSPVUe: IPSSPVU
bringing the total number of assets
under MJLD to 11.

3. With several acquisitions
in FY16/17 in the US and UK,
has Asia taken a back seat?

In addition, we have started construction
VMHUPULZ[VYL`IPNIV_YL[HPSWYVWLY[`
^P[OHUL[SL[[HISLHYLH53(VMHIV\[
ZX\HYLTL[YLZZXTPU5HTIH
Osaka. Upon completion in 2019, it
will be leased to one of Japan’s largest
electronic retailers.

In the business park space, we acquired
.YLLU7HYRH OLJ[HYLOHH^HYK
winning business park in Reading, UK, in
May 2016. The acquisition was part of our
J\YYLU[Ä]L`LHYI\ZPULZZWSHU[VHJX\PYL
quality, income-producing assets with

Our two private funds in Japan – MJOF,
H1HWHUMVJ\ZLKVɉJLM\UKHUK413+
a Japan-focused logistics development
fund – have been active in sourcing
and investing in new projects. During
the year, MJLD committed to four
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Although our AUM in New Markets –
Australia, Europe and the US – grew from
S$398.1 million to S$5.6 billion over the
last three years, and currently account
for 14% of our total AUM, Asia remains
JLU[YHS[VV\YI\ZPULZZ6M[OLZP_WYP]H[L
M\UKZ^LTHUHNLÄ]LHYLMVJ\ZLK
on investing in this region. In addition,
82% of the Group’s revenue is generated
from Asia-based assets.
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In June 2016, Mapletree made its largest
investment in Vietnam by acquiring
Kumho Asiana Plaza, located at the
heart of the central business district,
District 1 of Ho Chi Minh City. It is one
VM[OLSHYNLZ[TP_LK\ZLWYVWLY[PLZ
HUKJVTWYPZLZ.YHKL(VɉJLZX\HSP[`
serviced apartments and a hotel
managed by InterContinental Hotels
Group. This income-yielding investment
is part of the Group’s overall strategy to
further grow its sustainable earnings.

0U*OPUH^LVɉ
JPHSS`VWLULK4HWSL[YLL»Z
South China Singapore City International
Education Zone, part of Nanhai Business
City Phase 4, in January 2017. Nanhai
)\ZPULZZ*P[`PZHOHTP_LK\ZL
development which features retail,
YLZPKLU[PHSOV[LSHUKVɉ
JLJVTWVULU[Z
Also in China, we have invested in 34
logistics projects, with more than 80%
VM[V[HSNYVZZÅVVYHYLHSVJH[LKPU;PLY
and 2 cities.
In Singapore, 18 Tai Seng, a nine-storey
TP_LK\ZLKL]LSVWTLU[JVTWYPZPUN
I\ZPULZZ)PUK\Z[YPHSYL[HPSHUK
Vɉ
JLZWHJLVI[HPULKP[Z;LTWVYHY`
6JJ\WHUJ`7LYTP[;67PU5V]LTILY
2016 and opened the retail space in
February 2017.
Earlier in April 2016, Mapletree Business
*P[`004)*00^HZJVTWSL[LK([
30 storeys, this is Singapore’s tallest
I\ZPULZZWHYRI\PSKPUNHUK[OLÄUHS
phase of the master plan to rejuvenate
[OLOH(SL_HUKYH7YLJPUJ[

base. This has delivered results, with
considerable value generated to the
Group’s shareholder’s funds over the
years. Shareholder’s funds grew to
S$11.2 billion in FY16/17, a 13% increase
from S$9.9 billion the year before. In
addition, the Group achieved a return
VUPU]LZ[LKLX\P[`960,4) of 18.7%
[OPZ`LHYIYPUNPUN[OLH]LYHNLÄ]L`LHY
ROIE4 to 11.2%.
As a capital manager, we actively look
to bring to the market quality and
relevant investment products, whilst
JYLH[PUN]HS\LMVYL_PZ[PUNPU]LZ[VYZ
(ZH:WVUZVY^LVɈLYV\YMV\Y9,0;Z
suitable, stable and income-producing
assets for acquisition, thus ensuring that
they have a steady pipeline of assets
for their investment needs.

4. As an investor and capital
manager, how does Mapletree
manage to continuously
grow its recurring income
and sustain returns in Asia
and beyond?

In August 2016, Mapletree Commercial
;Y\Z[4*;HJX\PYLK4HWSL[YLL
)\ZPULZZ*P[`04)*0MVY: IPSSPVU
Completed in 2010, MBC I has a strong
and diverse tenant base consisting of
reputable multinational corporations
and enjoys a high occupancy of 99%.
;OLLX\P[`M\UKYHPZPUNL_LYJPZL[VM\UK
the acquisition was very successful with
S$1.04 billion raised, and was accorded
[OL)LZ[-VSSV^6U6ɈLYPUN(JJLSLYH[LK
Bookbuild at the GlobalCapital Asia
Regional Capital Markets Awards 2016.

As a capital manager, we seek to
syndicate and grow our third-party
(<4Z\JOHZV\YTHUHNLK9,0;ZHUK
private funds) to create a stable earnings

During the year, we also successfully
syndicated MGSA P-Trust. This was
L_LJ\[LKVUHWYP]H[LWSH[MVYT[VIYPUN
the product to market quickly. It was

TVYLJVZ[LɈLJ[P]L[VZL[\WHUKVWLYH[L
on an ongoing basis without the lengthy
process to launch an initial public
VɈLYPUNHUK[OLPUJYLHZPUNJVTWSPHUJL
costs to maintain a REIT. Divesting
suitable assets to our listed and private
funds reduces the weight on our balance
sheet and frees up capital for the Group
to pursue new growth opportunities. To
ensure a clear alignment of interests with
investors, we maintain at least a 25%
stake in all the funds we manage.
Over time, we plan to scale up our
student accommodation portfolio, and
create a series of private trusts focused
on this strong, resilient asset class.
6UJLV\YUL_[Z[\KLU[HJJVTTVKH[PVU
portfolio achieves its target of US$1.5 to
<: IPSSPVUe: [V: IPSSPVU
we will syndicate another private trust.
We are evaluating potential acquisitions
in the US and UK, and prospecting in
markets like Australia, Germany, the
Netherlands and Spain, where the
tertiary education sector is growing.

4 ROIE denotes return on invested equity and
is computed based on Operational PATMI
SLZZWYVÄ[H[[YPI\[HISL[VWLYWL[\HSZLJ\YP[PLZ
over the Group’s equity from shareholder
adjusted for unrealised revaluation gains or
SVZZLZHUKZ\JOV[OLYUVUJHZOÅV^HUKUVU
operating items including mark-to-market fair
value adjustments and negative goodwill.

An artist impression of Mapletree Kobe Logistics Centre, Japan, one of the four logistics projects committed by MJLD in FY16/17
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