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COMPANY DESCRIPTION
Daiwa House Logistics Trust (“DHLT”) is a Singapore Real Estate Investment Trust (“REIT”) that invests in logistics and industrial real estate located across Asia. As at 31 

December 2025, DHLT’s portfolio comprises 18 logistics properties in Japan and one property in Vietnam, with an aggregate Net Lettable Area (“NLA”) of around 499,000 

square metres (“sqm”). DHLT’s portfolio was valued at S$835.2 million as at 31 December 2025.

SUMMARY
For the six months ended 31 December 2025 (2H FY2025), revenue fell by 3.0% to S$28.6 million in 2H FY2025 from S$29.5 million in 2H FY2024, amid vacancies at DPL 

Sendai Port, DPL Kawasaki Yako, and depreciation of the Japanese Yen (“JPY”) against Singapore Dollar (“SGD”), though partially offset by contribution from DPL Gunma 

Fujioka which was acquired in March 2025. Net Property Income (“NPI”) fell by 4.3% to S$21.7 million in 2H FY2025 from S$22.7 million in 2H FY2024, amid the fall in 

revenue. However, net income before tax rose by 17.8% to S$29.5 million in 2H FY2025 from S$25.0/25.1 million in 2H FY2024, amid: (1) other income rising by S$2.2 million 

mainly due to net foreign exchange gain of S$2.2 million; (2) fair value gain in investment properties rising by S$2.2 million; and (3) fair value change in derivatives rising by 

S$1.6 million to a gain of S$0.2 million. Accordingly, total return for the period (attributable to unitholders) rose by 24.4% (24.9%) to S$25.6 million (S$25.2 million) in 2H 

FY2025 from S$20.6 million (S$20.2 million) in 2H FY2024. Earnings Per Unit (basic & diluted “EPU” in cents) rose by 23.2% to 3.66 in 2H FY2025 from 2.97 in 2H FY2024. 

DHLT declared Dividend Per Unit (“DPU” in cents) of 2.09 for 2H FY2025, 10.7% lower than 2.34 for 2H FY2024.

RECOMMENDATION
DHLT is trading at a P/E multiple of 9.7x, which is lower than the peer average P/E of 20.2x. This suggests that DHLT is undervalued at its current unit price. Adopting a relative 

valuation approach, we estimate a target price of S$1.029 if DHLT is to trade at the peer average P/E of 20.2x. DHLT is trading at a P/B multiple of 0.76x, which represents a 

discount of approximately 24% to NAV. In contrast, the peer average P/B of 1.01x represents a premium of approximately 1% to NAV. Adopting a relative valuation approach, we 

estimate a target price of S$0.661 if DHLT is to trade at the peer average P/B of 1.01x. DHLT’s dividend yield of 8.75% is more attractive than the peer average yield of 6.40%, 

which suggests that DHLT is undervalued at its current unit price. Adopting a relative valuation approach, we estimate a target price of S$0.676 if DHLT is to trade at the peer 

average yield of 6.40%. By averaging our estimated target prices based on P/E multiple, P/B multiple, and dividend yield, we derive a target price of S$0.789 which implies an 

upside potential of 59.4% from the current unit price of S$0.495.

However, we note that DHLT has a smaller market capitalisation (S$346.9 million) than its peers as at 30 April 2026. Shares or units of smaller firms may have lower trading volume 

and thus may be subject to an illiquidity discount, which could range between 20% and 30% for a private firm. As DHLT is a listed REIT, we apply an illiquidity discount of 20% 

(lower end of the 20–30% range) to reflect the risks involved in investing in DHLT’s units which may be less liquid than its peers. Thus, we derive our adjusted target price of 

S$0.631 which implies an upside potential of 27.5% from the current unit price of S$0.495. The upside potential may be supported by a potential privatisation (if it occurs), for which 

the minimum premium may be 27.8% based on privatisation offers for SGX-listed companies over the last twelve months. Given the upside potential based on peer comparison 

analysis and an illiquidity discount, a buy recommendation may be warranted. However, we recognise that our target price may be subject to risks such as a continued depreciation 

of JPY against SGD, downtime after non-renewal of expiring leases, and rising geopolitical tensions between Japan and the People’s Republic of China (“PRC”).
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Year ended 31 Dec

Revenue

(S$ million)

Earnings(1) 

(S$ million)

EPU(2) 

(cents)

P/E 

(x)

DPU 

(cents)

Dividend Yield

 (%)

NAV per unit

 (in S$)

P/B 

(x)

2024 Actual 57.1 33.9 4.98 9.9 4.79 9.68% 0.69 0.72

2025 Actual 57.8 34.9 5.10 9.7 4.33 8.75% 0.65 0.76

2026 Forecast 53.7 22.1 3.26 15.2 4.18 8.44% n.a. n.a.

2027 Forecast 56.1 23.4 3.49 14.2 4.36 8.81% n.a. n.a.

   1www.fpafinancial.com

Note: P/E, P/B and dividend yield based on the current unit price of S$0.495; n.a. = not available.
(1) Profit after tax attributable to unitholders.
(2) Diluted Earnings Per Unit (Trailing Twelve-Month). 

Source: DHLT, FPA
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ECONOMIC & INDUSTRY OUTLOOK 

(I) JAPANESE ECONOMY 

On 28 April 2026, the Bank of Japan (“BOJ”) released its Outlook for Economic Activity and Prices. BOJ noted that Japanese 

growth “is likely to decelerate in fiscal 2026”, as higher crude oil prices are “expected to push down corporate profits and 

households' real income through factors such as a deterioration in the terms of trade.” BOJ added though that “the economy is 

expected to continue growing moderately, albeit at a decelerated rate, since it is likely to be underpinned by factors such as the 

government's various measures and accommodative financial conditions, in addition to developments such as continued high 

levels of profits in the corporate sector.” 

BOJ also noted that the year-on-year (“y-o-y”) growth in CPI (excluding fresh food) “is likely to be in the range of 2.5-3.0 percent 

in fiscal 2026, as the rise in crude oil prices is expected to push up prices, mainly of energy and goods, with moves to pass on 

wage increases to selling prices continuing.” BOJ noted too, “Thereafter, with the waning of the effects of high crude oil prices, 

the rate of increase is expected to decline to the range of 2.0-2.5 percent in fiscal 2027 and to around 2 percent in fiscal 2028.” 

BOJ’s median forecast of CPI (excluding fresh food) for “Fiscal 2026” (or the year ended March 2027) rose to 2.8% in April 2026 

from 1.9% in January 2026, as shown in Exhibit 1. Accordingly, we note that the BOJ may be considering rate hikes. 

Exhibit 1: Forecasted Growth and CPI (All Items less Fresh Food) (Fiscal 2026 to Fiscal 2028) 

 
Source: BOJ   

https://www.boj.or.jp/en/mopo/outlook/gor2604a.pdf
https://www3.nhk.or.jp/nhkworld/en/news/20260407_15/
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On the same day, BOJ left the target rate unchanged at “around 0.75 percent.” BOJ noted in its April 2026 outlook, “given that 

underlying CPI inflation has been approaching 2 percent and real interest rates are at significantly low levels, the Bank will 

continue to raise the policy interest rate and adjust the degree of monetary accommodation, in response to developments in 

economic activity and prices as well as financial conditions.” 

The widening of the spread between Japan’s average uncollateralised overnight call rate (“call rate”; influenced by BOJ’s target 

rate, as may be seen in Exhibit 2) and the U.S.’s Effective Federal Funds Rate (“EFFR”) from April 2022 to April 2024 may have 

contributed to a depreciation of the Japanese Yen (“JPY”) against the United States Dollar (“USD”), as may be seen in Exhibit 

2 (top & middle). In turn, the depreciation may have contributed to a rise in the Nikkei index from around April 2023, as may be 

seen in Exhibit 2 (bottom), as Japanese firms’ export earnings may rise when converted to JPY from other currencies. 

Subsequent hikes in BOJ’s target rate corresponded with brief appreciations of JPY against USD and temporary falls in the 

Nikkei index. However, despite the narrowing spread between Japan’s call rate and the U.S.’s EFFR from April 2025, JPY 

depreciated against USD, and the depreciation may have contributed to a rise in the Nikkei index. 

Exhibit 2: Interest Rates, USD-to-JPY Exchange Rate, and Nikkei (April 2017 to April 2026) 

 
Source: BOJ (target rates), Federal Reserve Bank of New York  (EFFR), Yahoo! Finance (exchange rates and Nikkei),  FPA   

https://www.boj.or.jp/en/mopo/mpmdeci/mpr_2026/k260428a.pdf
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Given that the Nikkei may be affected by the spread between Japan’s call rate and the U.S. EFFR, we briefly review the U.S.’s 

interest rate outlook. 

In March 2026, the U.S. Federal Open Market Committee (“FOMC”) maintained the target federal funds range at 3.50–3.75% 

and noted that “unemployment rate has been little changed in recent months” while inflation remained “somewhat elevated.” 

The U.S. FOMC also noted that “implications of developments in the Middle East for the U.S. economy are uncertain.” 

Meanwhile, the U.S. FOMC indicated in its Summary of Economic Projections that the median projection for the federal funds 

rate was 3.4% at end-2026, 3.1% at end-2027, and 3.1% at end-2028. 

However, J.P. Morgan indicated in April 2026 that it saw “the Fed holding rates steady for the rest of 2026, with the next move 

likely being a hike of 25 basis points (bp) in the third quarter of 2027.” J.P. Morgan noted, “Generally, the Fed is seen as more 

likely to cut rates only if the labor market weakens significantly or if the economic fallout from higher energy prices becomes 

more severe.” J.P. Morgan summarised that, “All in all, the interest rate outlook for 2026 will largely depend on how the Middle 

East conflict plays out.” 

As the U.S. FOMC may maintain the target federal funds range while the BOJ indicated that it would “continue to raise the policy 

interest rate”, the spread between Japan’s call rate and the U.S. EFFR is likely to narrow further through 2Q 2027. However, it 

remains to be seen whether the current trend of JPY depreciating against USD would reverse, and thereby impact Japanese 

firms’ export earnings. 

We will review the outlook for Japanese logistics properties in the next section. 

  

https://www.federalreserve.gov/monetarypolicy/files/monetary20260318a1.pdf
https://www.federalreserve.gov/monetarypolicy/files/monetary20260318a1.pdf
https://www.federalreserve.gov/monetarypolicy/files/fomcprojtabl20260318.pdf
https://web.archive.org/web/20260425084055/https:/www.jpmorgan.com/insights/global-research/economy/fed-rate-cuts
https://web.archive.org/web/20260425084055/https:/www.jpmorgan.com/insights/global-research/economy/fed-rate-cuts
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(II) JAPAN LOGISTICS REAL ESTATE 

Real estate firm CBRE noted in December 2025, “Effective rents for Large Multi-Tenant (LMT) logistics facilities in Q4 2027 are 

projected to have risen from their Q4 2025 levels for all four major metropolitan areas.” CBRE indicated its forecasts as shown 

in Exhibit 3. 

Exhibit 3: Forecasted Net Effective Rent Indices in Japan (2025 to 2027) 

 
Source: CBRE  

 

In particular, CBRE forecasted that rent in Ken-O-do area would fall from 2025 to 2027, while those in other indicated Greater 

Tokyo areas would rise, as shown in Exhibit 4. 

Exhibit 4: Forecasted Effective Rent Indices in Greater Tokyo Areas (2025 to 2027) 

 
Source: CBRE   

https://www.cbre.co.jp/en/insights/reports/japan-market-outlook-2026
https://www.cbre.co.jp/en/insights/reports/japan-market-outlook-2026
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We briefly discuss the outlook for areas where the leases of some of the properties of Daiwa House Logistics Trust (“DHLT”) will 

be expiring in the next two years. 

 

Ken-O-do area (related to DPL Ibaraki Yuki): 

CBRE noted that the “Ken-o-do area has witnessed the addition of over 200,000 tsubo of new supply every year for the three 

years” from 2023 to 2025, “almost half of which is located in Ibaraki Prefecture on the very outer edge of Greater Tokyo.” 

However, CBRE added that, “In 2027, just one property is slated for completion in Ibaraki, with new supply for the entire area 

projected to be just 49,000 tsubo.” Amid the drop in supply, CBRE forecasted that vacancy would fall to 12.0% to 2027 from 

16.1% in 2025. 

Nonetheless, given that vacancy is expected to remain above 10.0%, CBRE commented, “More time is needed before Ken-o-

do rents return to growth.” CBRE noted, “Around the periphery of the Ken-o-do area, where vacancies are plentiful, there is 

intense competition among landlords to attract and retain tenants, with some even offering long rent-free periods in an attempt 

to entice tenants to their properties.” CBRE also noted, “properties in Ibaraki have already significantly lowered asking rents in 

previous quarters”. 

 

Greater Osaka (related to DPL Okayama Hayashima and DPL Okayama Hayashima 2): 

CBRE commented that, “Despite new supply for the 2025 calendar year reaching 401,000 tsubo, some 40% above the previous 

annual record of 290,000 tsubo set in 2017, full-year net absorption is also anticipated to register a new record high of 369,000 

tsubo.” CBRE also noted, “The pre-leasing rate for properties scheduled to come on stream in 2026 has already exceeded 60% 

as of Q3 2025.” CBRE forecasted rent levels “to rise 1.9% y-o-y in Q4 2025, followed by y-o-y increases of a further 1.9% in Q4 

2026, and 1.6% in Q4 2027.” 

 

Greater Fukuoka (related to DPL Iwakuni 1 & 2): 

CBRE noted, “With seven of the 11 properties for completion in 2025 and 2026 located in the Tosu/Ogori area, the total stock in 

this sub-area will have increased by 50% in a two-year period.” CBRE also noted, “In 2027, six of the seven new developments 

due to be completed are in and around Fukuoka City, which should serve to stimulate demand and push up rent levels.” CBRE 

commented that “Effective rents are unlikely to match the significant rises seen over the past three years (an average annual 

rate of 2.9%) but should still achieve around 1.4% per annum between 2025 and 2027.” 
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For reference, DHLT previously indicated the location of each of its 17 Japan properties as at 31 March 2024, as shown in 

Exhibit 5. DHLT later acquired D Project Tan Duc 2 (located in Vietnam) in July 2024. 

Exhibit 5: Location of DHLT’s Properties (as at 31 March 2024) 

 
Source: DHLT  

 

DHLT also acquired DPL Gunma Fujioka in March 2025. The location of DPL Gunma Fujioka is illustrated in Exhibit 6. 

Exhibit 6: Location of DPL Gunma Fujioka 

 
Source: DHLT   

https://links.sgx.com/1.0.0/corporate-announcements/C8ETWUSJMIFSLH9X/3abdb26350f9867e99d94cb54c4ed5abdd30e2c60b39e21db43091bd78a8637c
https://links.sgx.com/1.0.0/corporate-announcements/SX4XBA62PQ0JBKM5/88b65df225ef96a92d63e90e1b10740b3eca747c32f62c9cf439f0c1058f34d6
https://links.sgx.com/1.0.0/corporate-announcements/ULLXHFKUTO1AFZ2N/6170ff17860c87d8463e591512a8e37b156e344dea21ef525390d9ac566b6169
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UNIT PRICE DEVELOPMENTS 

Over the last twelve months, DHLT’s unit price fell by 13.2% to S$0.495 on 30 April 2026 from S$0.570 on 1 May 2025, as 

shown in Exhibit 7. 

Exhibit 7: Unit Price Performance (Last Twelve Months) 

 
Note: Excluded unit buy-backs, change in corporate information, capital distr ibution, and c ash dividend/distr ibut ion 

announcement categories from Exhibit markers .  

Source: SGX (announcement dates), Yahoo! Finance (unit prices and volumes), FPA  

 

On 9 May 2025, DHLT released its update for 1Q FY2025. Unit price fell by 2.6% to S$0.555 on 16 May from S$0.570 on 9 May 

2025. 

On 8 August 2025, DHLT released its results for 1H FY2025. Net Property Income (“NPI”) rose by 6.1% y-o-y to S$22.5 million 

in 1H FY2025, but Distribution Per Unit (“DPU” in cents) fell by 8.6% to 2.24 for 1H FY2025 from 2.45 for 1H FY2024. Unit price 

rose from S$0.580 on 8 August to S$0.585 on 14 August, before falling to S$0.565 on 15 August 2025 (dividend ex-date). 

On 12 November 2025, DHLT released its update for 3Q FY2025. Unit price fell by 0.9% to S$0.570 on 19 November from 

S$0.575 on 12 November 2025. 

On 27 February 2026, DHLT released its results for 2H FY2025. NPI fell by 4.3% y-o-y to S$21.7 million in 2H FY2025 and DPU 

fell by 10.7% to 2.09 for 2H FY2025 from 2.34 for 2H FY2024. Unit price fell from S$0.560 on 27 February to S$0.540 on 5 

March, before falling further to S$0.520 on 6 March 2026 (dividend ex-date).  

Thereafter, unit price fell to a low of S$0.485 on 30 March, and rebounded to S$0.505 on 8 April, before falling to S$0.495 on 

30 April 2026, potentially amid changes in TOPIX in the same period as shown in Exhibit 8. 

Exhibit 8: Unit Price vs Topix (2 March to 30 April 2026) 

 
Note: Unlike most of our graphs, the LHS and RHS axes in this Exhibit  are not proport ional.  

Source: Investing.com (TOPIX), Yahoo! Finance (unit prices), FPA   

https://links.sgx.com/1.0.0/corporate-announcements/BCBOGM16S3U6QFSY/d3e62658c64f7894f56312cd90320786c76e86ed494557f019b0ce4e5c24f3bf
https://links.sgx.com/1.0.0/corporate-announcements/MQ7SYKQ7X2LMDGXZ/554d50ec6a1a6a5c4eb6978eb4d5098f55959847529fa45e446e8498204ee077
https://links.sgx.com/1.0.0/corporate-announcements/YOSIH1B4JG9LX3OF/574110bc5b8df107f02b7d240a301e021fb2acd792e67c7ce479e1ec37f39809
https://links.sgx.com/1.0.0/corporate-announcements/N579AAMRC8U3ODT3/f58e868a18552381c35453fbde51505586977509cd408aeb36de88201416d617
https://links.sgx.com/1.0.0/corporate-announcements/EZBOQI55ZCX1QT78/400316f4ad0c433e17c306bd369df1cd40dc1631067d16159ee1f4baffae1867
https://links.sgx.com/1.0.0/corporate-announcements/5T6MPAZC0O0IHJ7C/e713ae77d773cb4f594cef7ca062d7ff2b353074c223dc468d40d56f6f05ea37
https://www.marketwatch.com/investing/index/tpx/download-data?startDate=2/27/2026&endDate=5/1/2026&countryCode=jp
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UNITHOLDINGS OF SUBSTANTIAL UNITHOLDERS AND DIRECTORS 

We note the changes in unitholdings of the Manager, Daiwa House Asset Management Asia Pte. Ltd. (“DHAMA”), and of the 

Chief Executive Officer (“CEO”), over the last twelve months, as shown in Exhibit 9. 

Exhibit 9: Changes in Unitholdings of the Trustee-Manager and CEO (Last Twelve Months) 

 
n.a. = not appl icable.  

Source: DHLT, FPA  

 

DHAMA is wholly-owned by the Sponsor, Daiwa House Industry Co. Ltd. (“DHI”), as at 12 March 2026. After the transaction on 

13 March 2026 (as shown in Exhibit 9), we estimate that DHI has 13.44% total interest (3.79% direct + 9.65% indirect) in DHLT 

as at 13 March 2026. The unitholder with the second-largest unitholding in DHLT as at 12 March 2026 is Metro Holdings Ltd 

(“Metro”; SGX:M01). Metro’s unitholdings in DHLT have remained unchanged since DHLT’s Initial Public Offering (“IPO”). 

The unitholdings of substantial unitholders as at 12 March 2026, and those of directors as at 21 January 2026, are shown in 

Exhibit 10. 

Exhibit 10: Unitholdings of Substantial Unitholders and Directors 

 
Source: DHLT   

https://links.sgx.com/1.0.0/corporate-announcements/3WLLJZBSR5KLIWH4/3bc6605ff875b090de0a8b70b102d2054b317b31f37ce2029be0c54d9d975eb9
https://links.sgx.com/1.0.0/corporate-announcements/3WLLJZBSR5KLIWH4/3bc6605ff875b090de0a8b70b102d2054b317b31f37ce2029be0c54d9d975eb9
https://investor.daiwahouse-logisticstrust.com/misc/Daiwa-House-Logistics-Trust-Prospectus_19Nov2021.pdf
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Based on the share price of JPY 4,788 as at 30 April 2026, and 619,347,953 shares (excluding 40,288,229 treasury shares) as 

at 31 December 2025, we estimate that the market capitalisation of the Sponsor, DHI, is JPY 3.0 trillion (S$23.7 billion based 

on SGD-to-JPY exchange rate of 125.114 from Yahoo! Finance) as at 30 April 2026. 

The “Principal Shareholders” of DHI as at 31 March 2026 are shown in Exhibit 11. 

Exhibit 11: “Principal Shareholders” of DHI (as at 31 March 2026) 

 
Source: DHI   

https://sg.finance.yahoo.com/quote/1925.T/history/
https://www.daiwahouse.com/English/ir/financial_results/pdf/DaiwaHouseFResultFY2025_3Q.pdf
https://www.daiwahouse.com/English/ir/financial_results/pdf/DaiwaHouseFResultFY2025_3Q.pdf
https://sg.finance.yahoo.com/quote/SGDJPY%3DX/history/
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FINANCIAL ANALYSIS 

(I) FINANCIAL REVIEW 

In this section, we review DHLT’s results for 2H FY2025. While DHLT reports its results in Singapore Dollar (“SGD”), we include 

in brackets our estimates of the respective financial figures in JPY and of the corresponding percentage changes. 

 

Revenue: 

Revenue fell by 3.0% (0.4%) to S$28.6 million (JPY 3.3 billion) in 2H FY2025 from S$29.5 million (JPY 3.4 billion) in 2H FY2024, 

as shown in Exhibit 12. DHLT noted that the decrease “was mainly attributable to DPL Sendai Port (Japan) and DPL Kawasaki 

Yako (Japan), coupled with the weaker JPY partially offset by the contribution from DPL Gunma Fujioka (Japan) which was 

acquired in 1H 2025.” 

Exhibit 12: Revenue (2H FY2025 vs 2H FY2024) 

 
* unless indicated as est imate.  Note: Absolute change in SGD-to-JPY exchange rate is based on [previous period – current period ],  

such that negative (posit ive) change ref lect s depreciat ion (appreciat ion)  of JPY against SGD. Absolute changes for other f igures are 

based on [current period – previous period ] .  

Source: DHLT, Yahoo! Finance (exchange rates), FPA  

 

Revenue from 1H FP2022 (26 November 2021 or “Listing Date” to 30 June 2022) to 2H FY2025 is shown in Exhibit 13. 

Exhibit 13: Revenue (1H FP2022 to 2H FY2025) 

 
* unless indicated as est imate.  

Source: DHLT, Yahoo! Finance (exchange rates), FPA   
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Occupancy for DPL Sendai Port fell to 50.1% in 1Q FY2025 and 31.9% in 4Q FY2025 from 100.0% in 4Q FY2024 and prior. 

Meanwhile, occupancy for DPL Kawasaki Yako fell to 90.0% in 4Q FY2025 from 100.0% in 3Q FY2025. Accordingly, DHLT noted 

that overall portfolio occupancy fell to 87.8% as at end-4Q FY2025 from 92.0% (97.6%) as at end-3Q FY2025 (end-4Q FY2024). 

The Weighted Average Lease Expiry (“WALE”) and occupancy of each of DHLT’s properties, from 4Q FP2021 to 4Q FY2025, 

are shown in Exhibit 14. We discuss further the changes in WALE and occupancy for relevant properties when reviewing NPI. 

Exhibit 14: Weighted Average Lease Expiry and Occupancy Rate of DHLT’s Properties (4Q FP2021 to 4Q FY2025) 

 
Source: DHLT, FPA   

https://links.sgx.com/1.0.0/corporate-announcements/EZBOQI55ZCX1QT78/400316f4ad0c433e17c306bd369df1cd40dc1631067d16159ee1f4baffae1867
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Net Property Income (“NPI”): 

NPI fell by 4.3% (1.7%) to S$21.7 million (JPY 2.5 billion) in 2H FY2025 from S$22.7 million (JPY 2.6 billion) in 2H FY2024, as 

shown in Exhibit 15, amid the fall in revenue. DHLT noted that property expenses rose by 1.1% y-o-y “largely due to the 

acquisition in 1H 2025, mitigated by the weaker JPY exchange rate.” DHLT also noted, “NPI of the Japan Portfolio in JPY terms 

was JPY 2,401 million for 2H 2025, a decrease of JPY 40 million or 1.6% from JPY 2,441 million in 2H 2024.” 

Exhibit 15: Net Property Income (2H FY2025 vs 2H FY2024) 

 
* unless indicated as est imate.  

Source: DHLT, Yahoo! Finance (exchange rates), FPA  

 

NPI from 1H FP2022 to 2H FY2025 is shown in Exhibit 16. 

Exhibit 16: Net Property Income (1H FP2022 to 2H FY2025) 

 
* unless indicated as est imate.  

Source: DHLT, Yahoo! Finance (exchange rates), FPA   
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We briefly review the changes in NPI from each property from FY2022 to FY2025, as shown in Exhibit 17. 

Exhibit 17: Net Property Income from, and Occupancy of DHLT’s Properties (FP2022 & FY2022 to FY2025) 

 
Source: DHLT, FPA  

 

Japan – Hokkaido / Tohoku: 

DPL Sapporo Higashi Kariki (multi-tenant; WALE: 2.3 years as at 4Q FY2025): NPI rose to JPY 568 million in FY2025 from 

JPY 534 million in FY2024, amid WALE rising on a quarter-on-quarter (“q-o-q”) basis in 3Q FY2025 which may suggest lease 

renewal and thus rent reversion. 

DPL Sendai Port (multi-tenant; WALE: 3.5 years as at 4Q FY2025): NPI fell to JPY 246 million in FY2025 from JPY 554 

million in FY2024, amid occupancy falling to 50.1% in 1Q to 3Q FY2025 and 31.9% in 4Q FY2025 from 100.0% in 3Q & 4Q 

FY2024. 

DPL Koriyama (multi-tenant; WALE: 2.2 years as at 4Q FY2025): NPI fell to JPY 236 million in FY2025 from JPY 258 million 

in FY2024, despite a rise in our estimate for its full-year occupancy to 79.6% in FY2025 from 78.8% in FY2024 and WALE rising 

on a q-o-q basis in 2Q & 3Q FY2025. 

Japan – Greater Tokyo: 

D Project Nagano Suzaka S (Built-to-Suit or “BTS”; WALE: 2.8 years as at 4Q FY2025): NPI was JPY 128 million in FY2025, 

relatively unchanged from JPY 128 million in FY2024. 

D Project Maebashi S (BTS; WALE: 7.8 years as at 4Q FY2025): NPI was JPY 165 million in FY2025, relatively unchanged 

from JPY 164 million in FY2024. 

D Project Kuki S (BTS; WALE: 8.6 years as at 4Q FY2025): NPI fell to JPY 178 million in FY2025 from JPY 186 million in 

FY2024.  

DPL Ibaraki Yuki (sole-tenant but non-BTS; WALE: 1.1 years as at 4Q FY2025): NPI rose to JPY 146 million in FY2025 from 

JPY 118 million in FY2024. DHLT announced the acquisition of the property on 15 March 2024 (1Q FY2024). 

https://links.sgx.com/1.0.0/corporate-announcements/UAEK5I98QOENQ57F/cf702f670ed54b1d79efd061697b5b616bcd8708fc0f572e26a053c47fe07fa5
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DPL Gunma Fujioka (multi-tenant; WALE: 5.3 years as at 4Q FY2025): NPI was JPY 187 million in FY2025. DHLT announced 

the acquisition of the property on 24 March 2025 (1Q FY2025). 

D Project Misato S (BTS; WALE: 9.1 years as at 4Q FY2025): NPI was JPY 241 million in FY2025, relatively unchanged from 

JPY 240 million in FY2024. 

D Project Iruma S (BTS; WALE: 12.0 years as at 4Q FY2025): NPI was JPY 185 million in FY2025, relatively unchanged from 

JPY 184 million in FY2024. 

DPL Kawasaki Yako (multi-tenant; WALE: 9.9 years as at 4Q FY2025): NPI rose to JPY 1,248 million in FY2025 from JPY 

1,231 million in FY2024, amid WALE rising on a q-o-q basis in 4Q FY2025 (although occupancy fell to 90.0% as at end 4Q 

FY2025). 

Japan – Greater Nagoya: 

DPL Shinfuji (multi-tenant; WALE: 5.0 years as at 4Q FY2025):  NPI was JPY 290 million in FY2025, relatively unchanged 

from JPY 291 million in FY2024. 

D Project Kakegawa S (BTS; WALE: 8.3 years as at 4Q FY2025): NPI rose to JPY 209 million in FY2025 from JPY 205 million 

in FY2024. 

Japan – Chugoku / Shikoku / Kyushu: 

DPL Okayama Hayashima (multi-tenant; WALE: 1.8 years as at 4Q FY2025): NPI was JPY 305 million in FY2025, relatively 

unchanged from JPY 303 million in FY2024. 

DPL Okayama Hayashima 2 (sole-tenant but non-BTS; WALE: 1.0 years as at 4Q FY2025): NPI rose to JPY 170 million in 

FY2025 from JPY 165 million in FY2024, amid WALE rising on a q-o-q basis in 4Q FY2024 (suggesting potentially higher rent 

in FY2025). 

DPL Iwakuni 1 & 2 (multi-tenant; WALE: 1.5 years as at 4Q FY2025): NPI was JPY 123 million in FY2025, relatively 

unchanged from JPY 121 million in FY2024. 

D Project Matsuyama S (BTS; WALE: 3.6 years as at 4Q FY2025): NPI was JPY 54 million in FY2025, relatively unchanged 

from JPY 53 million in FY2024. 

D Project Fukuoka Tobara S (BTS; WALE: 8.6 years as at 4Q FY2025): NPI rose to JPY 110 million in FY2025 from JPY 103 

million in FY2024.  

Vietnam – Long An (near Ho Chi Minh): 

D Project Tan Duc 2 (BTS; WALE: 17.8 years as at 4Q FY2025): NPI rose to Vietnamese Dong (“VND”) 46.9 billion in FY2025 

from VND 22.2 billion in FY2024. DHLT announced the acquisition of the property on 5 July 2024 (3Q FY2024). 

  

https://links.sgx.com/1.0.0/corporate-announcements/ULLXHFKUTO1AFZ2N/6170ff17860c87d8463e591512a8e37b156e344dea21ef525390d9ac566b6169
https://links.sgx.com/1.0.0/corporate-announcements/ULLXHFKUTO1AFZ2N/6170ff17860c87d8463e591512a8e37b156e344dea21ef525390d9ac566b6169
https://links.sgx.com/1.0.0/corporate-announcements/SX4XBA62PQ0JBKM5/88b65df225ef96a92d63e90e1b10740b3eca747c32f62c9cf439f0c1058f34d6
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For reference, DHLT’s top 10 tenants as at 31 December 2025 are shown in Exhibit 18. DHLT noted in its Annual Report (“AR”) 

for FY2025 that D Project Maebashi S (NPI of JPY 165 million in FY2025) was built for Mitsubishi Shokuhin as a distribution 

centre. DHLT also noted that Mitsubishi Shokuhin was the sole tenant of DPL Ibaraki Yuki (NPI of JPY 146 million in FY2025), 

the anchor tenant of DPL Kawasaki Yako (NPI of JPY 1,248 million in FY2025), and that its WALE across the three properties 

was “approximately 8.7 years as at 31 December 2025.” 

DHLT noted too: 

• Suntory Logistics: D Project Misato S (NPI of JPY 241 million in FY2025) was designed and built for the tenant. 

 

• Meito Vietnam: occupied D Project Tan Duc 2 (NPI of VND 46.9 billion in FY2025). 

 

• Nippon Express: sole tenant of DPL Okayama Hayashima 2 (NPI of JPY 170 million in FY2025). 

Exhibit 18: Top 10 Tenants 

 
Source: DHLT, FPA   
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Manager’s management fees and Japan asset management fees: 

Management fees (Manager’s base fee + Japan asset management fees) fell by 10.8% to S$1.5 million in 2H FY2025 from 

S$1.7 million in 2H FY2024, as shown in Exhibit 19, amid the fall in distributable income (excluding adjustment for base fees). 

There was no performance fee in 2H FY2025, amid DPU (in cents) falling to 4.33 in FY2025 from 4.79 in FY2024. 

Exhibit 19: Management Fees (2H FY2025 vs 2H FY2024) 

 
Source: DHLT, FPA  

 

Management fees from 1H FP2022 to 2H FY2025 are shown in Exhibit 20. 

Exhibit 20: Management Fees (1H FP2022 to 2H FY2025) 

 
Source: DHLT, FPA   
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Trustee’s fee and trust expenses: 

Trustee’s fee rose by 5.7% to S$130,000 (nearest ‘000) in 2H FY2025 from S$123,000 (nearest ‘000) in 2H FY2024, while trust 

expenses fell by 42.9% to S$0.4 million in 2H FY2025 from S$0.8 million in 2H FY2024, as shown in Exhibit 21.  

Exhibit 21: Trustee’s Fee and Trust Expenses (2H FY2025 vs 2H FY2024) 

 
Source: DHLT, FPA  

 

Trustee’s fee and trust expenses from 1H FP2022 to 2H FY2025 are shown in Exhibit 22. 

Exhibit 22: Trustee’s Fee and Trust Expenses (1H FP2022 to 2H FY2025) 

 
Source: DHLT, FPA   



     

 

20 
 

 www.fpafinancial.com 

 
30 April 2026 

Finance expenses: 

Finance expense rose by 30.3% to S$4.7 million in 2H FY2025 from S$3.6 million in 2H FY2024, as shown in Exhibit 23, amid 

interest expense rising by 85.1% y-o-y. DHLT noted that the increase “was mainly due to the additional borrowings taken to fund 

the acquisition which was completed in March 2025 as well as higher interest rates due to security removal and base rate 

increase for the refinancings in November 2024 and 2025.” 

Exhibit 23: Finance Expenses (2H FY2025 vs 2H FY2024) 

 
Source: DHLT, FPA  

 

Finance expenses from 1H FP2022 to 2H FY2025 are shown in Exhibit 24. 

Exhibit 24: Finance Expenses (1H FP2022 to 2H FY2025) 

 
Source: DHLT, FPA   
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Other income/expenses: 

Other income rose to S$2.4 million in 2H FY2025 from S$0.2 million in 2H FY2024, as shown in Exhibit 25. DHLT noted, “Other 

income comprises mainly net foreign exchange gain of S$2.2 million (2H 2024: S$94k) and interest income of S$168k (2H 2024: 

S$96k).” (Interest income of S$169,000 for 2H FY2025, as shown in Exhibit 25, is based on cash flows statement.) 

Exhibit 25: Other Income/Expenses (2H FY2025 vs 2H FY2024) 

 
* unless indicated as est imate.  

Source: DHLT, FPA  

 

Other income/expenses from 1H FP2022 to 2H FY2025 are shown in Exhibit 26. 

Exhibit 26: Other Income/Expenses (1H FP2022 to 2H FY2025) 

 
* unless indicated as est imate.  

Source: DHLT, FPA   
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Fair value change in investment properties: 

Fair value gain in investment properties rose by 22.2% to S$12.0 million in 2H FY2025 from S$9.8 million in 2H FY2024. Fair 

value changes in investment properties from 1H FP2022 to 2H FY2025 are shown in Exhibit 27. 

Exhibit 27: Fair Value Change in Investment Properties (1H FP2022 to 2H FY2025) 

 
Source: DHLT, FPA  

 

Fair value change in derivatives: 

Fair value change in derivatives rose by S$1.6 million to a gain of S$0.2 million in 2H FY2025 from a loss of S$1.4 million in 2H 

FY2024. Fair value changes in derivatives from 1H FP2022 to 2H FY2025 are shown in Exhibit 28.  

DHLT noted, “Fair value on financial derivatives arose mainly from the revaluation of foreign exchange forward contracts entered 

to hedge against the foreign exchange exposures of the Group.” DHLT also noted, “This is a non-cash item and therefore does 

not affect income available for distribution to Unitholders.” 

Exhibit 28: Fair Value Change in Derivatives (1H FP2022 to 2H FY2025) 

 
Source: DHLT, FPA   
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Net income before tax: 

Accordingly, net income before tax rose by 17.8% to S$29.5 million in 2H FY2025 from S$25.0/25.1 million in 2H FY2024, as 

shown in Exhibit 29, amid: (1) other income rising by S$2.2 million mainly due to net foreign exchange gain of S$2.2 million; (2) 

fair value gain in investment properties rising by S$2.2 million; and (3) fair value change in derivatives rising by S$1.6 million to 

a gain of S$0.2 million. 

Exhibit 29: Net Income Before Tax (2H FY2025 vs 2H FY2024) 

 
Source: DHLT, FPA  

 

Net income before tax from 1H FP2022 to 2H FY2025 is shown in Exhibit 30. 

Exhibit 30: Net Income Before Tax (1H FP2022 to 2H FY2025) 

 
* unless indicated as est imate.  

Source: DHLT, FPA   
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Tax expenses and total return for the period: 

Tax expenses fell by 12.2% to S$3.9 million in 2H FY2025 from S$4.5 million in 2H FY2024, as shown in Exhibit 31, despite 

the rise in net income before tax. DHLT noted, “Tax expense of S$3.9 million largely relates to deferred tax expenses that arose 

from property fair value gains.” 

Accordingly, total return for the period rose by 24.4% to S$25.6 million in 2H FY2025 from S$20.6 million in 2H FY2024. 

Exhibit 31: Tax Expenses and Total Return for the Period (2H FY2025 vs 2H FY2024) 

 
Source: DHLT, FPA  

 

Tax expenses and total return for the period from 1H FP2022 to 2H FY2025 are shown in Exhibit 32. 

Exhibit 32: Tax Expenses and Total Return for the Period (1H FP2022 to 2H FY2025) 

 
Source: DHLT, FPA   
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Total return attributable to unitholders and Earnings Per Unit (“EPU”): 

On Listing Date, the Manager issued JPY 3.0 billion perpetual securities, with an initial distribution rate of 2.95% per annum, to 

the Sponsor. According to the Prospectus (dated 19 November 2021), the perpetual securities’ distribution would be “paid on a 

semi-annual basis in arrear on 30 September and 31 March of each year and the first Perpetual Security Distribution payment 

date will be on or before 31 March 2022.” DHLT also noted that the initial distribution rate would be reset five years from issuance 

(i.e., next reset being around November 2026, such that the first distribution after the reset would be in March 2027 or 1H 

FY2027) with the new rate being based on a spread of 2.924% per annum above the JPY 5-year mid Interest Rate Swap. 

Accordingly, the total return attributable to perpetual securities holders in 2H FY2025 & 2H FY2024 generally correspond to JPY 

45 million, by [JPY 3.0 billion × 2.95% × 184 days in 2H FY2025 & 2H FY2024 ÷ 365 (or 366) days in FY2025 (FY2024)]. 

After deducting total return attributable to perpetual securities holders from total return for the period, total return attributable to 

unitholders rose by 24.9% to S$25.2 million in 2H FY2025 from S$20.2 million in 2H FY2024, as shown in Exhibit 33. By dividing 

total return for the period (not just the portion attributable to Unitholders) over the weighted average number of units in issue, 

we note that EPU (in cents) rose by 23.2% to 3.66 in 2H FY2025 from 2.97 in 2H FY2024. 

Exhibit 33: Total Return Attributable to Unitholders and Earnings Per Unit (1H FP2022 to 2H FY2025) 

 
Source: DHLT, Yahoo! Finance (exchange rates), FPA  

 

Total return attributable to unitholders and EPU from 1H FP2022 to 2H FY2025 are shown in Exhibit 34. 

Exhibit 34: Total Return Attributable to Unitholders and Earnings Per Unit (1H FP2022 to 2H FY2025) 

 
Source: DHLT, Yahoo! Finance (exchange rates), FPA   

https://links.sgx.com/1.0.0/corporate-announcements/JUSJC35X3G0PZU73/834c22632c74bdb03aee19f2780170e658dcc76e18c9bb7c0783f5a38c401803
https://links.sgx.com/1.0.0/corporate-announcements/JUSJC35X3G0PZU73/834c22632c74bdb03aee19f2780170e658dcc76e18c9bb7c0783f5a38c401803
https://investor.daiwahouse-logisticstrust.com/misc/Daiwa-House-Logistics-Trust-Prospectus_19Nov2021.pdf
https://investor.daiwahouse-logisticstrust.com/misc/Daiwa-House-Logistics-Trust-Prospectus_19Nov2021.pdf
https://investor.daiwahouse-logisticstrust.com/misc/Daiwa-House-Logistics-Trust-Prospectus_19Nov2021.pdf
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Distribution Per Unit (“DPU”): 

DHLT declared DPU (in cents) of 2.09 for 2H FY2025, 10.7% lower than 2.34 for 2H FY2024. DPU and distribution adjustments 

from 1H FP2022 to 2H FY2025 are shown in Exhibit 35. 

Exhibit 35: Distribution Per Unit and Distribution Adjustments (1H FP2022 to 2H FY2025) 

 
n.a. = not avai lable (f igure obtained from f inancial statements for next period) .  

Source: DHLT, FPA  
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DHLT’s financial performance for 2H FY2025 vs 2H FY2024 is shown in Exhibit 36. 

Exhibit 36: Financial Performance (2H FY2025 vs 2H FY2024) 

 
Source: DHLT, FPA   
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FINANCIAL PROJECTIONS 

(I) REVENUE & NPI PROJECTIONS 

We assume that, in FY2026 & FY2027, that: 

• there would be no further acquisition nor divestment 

 

• there would be no lease expiry for all properties with WALE above 2.0 years 

 

• occupancy would remain at 100.0% throughout, except for DPL Sendai Port (occupancy of 31.9% as at 4Q FY2025), 

DPL Koriyama (occupancy of 74.6% as at 4Q FY2025), and DPL Kawasaki Yako (occupancy of 90.0% as at 4Q 

FY2025) 

 

• rent is unlikely to be revised downwards, and that any fall in NPI at full occupancy (calculated by [disclosed NPI for a 

given period ÷ average occupancy in the period]) was due to ad-hoc expense(s). 

 

Japan – Hokkaido / Tohoku: 

DPL Sapporo Higashi Kariki (multi-tenant; WALE: 2.3 years as at 4Q FY2025): NPI rose to JPY 568 million in FY2025 from 

JPY 534 million in FY2024. We assume that NPI in FY2026 & FY2027 will be JPY 568 million, the same as in FY2025. 

DPL Sendai Port (multi-tenant; WALE: 3.5 years as at 4Q FY2025): NPI fell to JPY 246 million in FY2025 from JPY 554 

million in FY2024, amid occupancy falling to 50.1% in 1Q to 3Q FY2025 and 31.9% in 4Q FY2025 from 100.0% in 3Q & 4Q 

FY2024. We estimate the average occupancy in FY2025 to be 45.5%, by [(Occupancy in 1Q × days in 1Q + … + Occupancy in 4Q 

× days in 4Q) ÷ days in Financial Year or “FY”], such that the respective NPI at full occupancy would be JPY 541 million in FY2025 

[JPY 246 million in FY2025 ÷ 45.5% average occupancy], lower than JPY 554 million in FY2024. We assume that NPI at full 

occupancy in FY2026 & FY2027 will be JPY 554 million, the same as in FY2024. We also assume that occupancy will remain 

at 31.9% in 1Q & 2Q FY2026, and rise to 50.1% in 3Q & 4Q FY2026, such that the average occupancy will be 41.1% in FY2026. 

Thereafter, we assume that (average) occupancy will remain at (rise to) 75.0% in 1Q to 4Q FY2027 (FY2027). Accordingly, we 

project NPI to be JPY 228 million [JPY 554 million × average occupancy of 41.1%] in FY2026 and JPY 416 million in FY2027. 

DPL Koriyama (multi-tenant; WALE: 2.2 years as at 4Q FY2025): NPI fell to JPY 236 million in FY2025 from JPY 258 million 

in FY2024, despite a rise in our estimate for its full-year occupancy to 79.6% in FY2025 from 78.8% in FY2024 and WALE rising 

on a q-o-q basis in 2Q & 3Q FY2025. We estimate the NPI at full occupancy to be JPY 328 million in FY2024 and JPY 297 

million in FY2025. We assume that NPI at full occupancy in FY2026 & FY2027 will be JPY 328 million, the same as in FY2024. 

Thereafter, we assume that (average) occupancy will remain at 74.6% in 1Q to 4Q FY2026 (FY2026) and rise to 82.1% in 1Q 

to 4Q FY2027 (FY2027). Accordingly, we project NPI to be JPY 244 million in FY2026 and JPY 269 million in FY2027. 

Japan – Greater Tokyo: 

D Project Nagano Suzaka S (Built-to-Suit or “BTS”; WALE: 2.8 years as at 4Q FY2025): NPI was JPY 128 million in FY2025 

and JPY 128 million in FY2024. We assume that NPI in FY2026 & FY2027 will be JPY 128 million, the same as in FY2025. 

D Project Maebashi S (BTS; WALE: 7.8 years as at 4Q FY2025): NPI was JPY 165 million in FY2025, relatively unchanged 

from JPY 164 million in FY2024. We assume that NPI in FY2026 & FY2027 will be JPY 165 million, the same as in FY2025. 

D Project Kuki S (BTS; WALE: 8.6 years as at 4Q FY2025): NPI fell to JPY 178 million in FY2025 from JPY 186 million in 

FY2024. We assume that NPI in FY2026 & FY2027 will be JPY 186 million, the same as in FY2024 (we assume one-off ad-hoc 

expense in FY2025). 
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DPL Ibaraki Yuki (sole-tenant but non-BTS; WALE: 1.1 years as at 4Q FY2025): NPI rose to JPY 146 million in FY2025 from 

JPY 118 million in FY2024. DHLT announced the acquisition of the property on 15 March 2024 (1Q FY2024). We assume that 

NPI in FY2026 will be JPY 146 million, the same as in FY2025. 

Based on DHLT’s AR for FY2025, the property is “located in Yuki First Industrial Park, Ibaraki, Greater Tokyo.” DHLT also noted 

that the property was “solely leased to Mitsubishi Shokuhin Co., Ltd., one of the biggest food distributor in Japan.” In January 

2024, DHLT noted that the lease term was “4 years from 1 February 2023” (i.e., expires on 31 January 2027). Accordingly, we 

assume that the current lease’s rent was determined at around start-2023, and that the new rent will be determined at around 

start-2027. 

Amongst the areas for which CBRE provided rent forecast, the property seems to be located closest to Ken-O-do area. Based 

on CBRE’s indications of historical and forecasted rent in the Ken-O-do area (as shown in Exhibit 4 on page 6), we estimate 

(using WebPlotDigitizer) that the effective rent index for Ken-O-do area was around 3,615 for 2022, 3,585 for 2023, 3,315 for 

2026, and 3,240 for 2027. We estimate the rent index at start-2023 and start-2027 to be the average of the current and previous 

years’ indices (i.e., rent index of 3,600 for start-2023 based on the average of indices for 2022 & 2023, and rent index of 3,277.5 

for start-2027). Accordingly, we estimate that rent, thus NPI, from DPL Ibaraki Yuki will fall by 9.0% [projected rent index of 3,277.5 

÷ previous rent index of 3,600 – 100.0%] from February 2027, such that NPI in FY2027 will be JPY 134 million, as projected by 

[JPY 146 million × 31 days in January ÷ 365 days in 2027 + JPY 146 million × projected rent index of 3,277.5 ÷ previous rent index 

of 3,600 × 334 days in 2027 excl. Jan  ÷ 365 days in 2027]. 

DPL Gunma Fujioka (multi-tenant; WALE: 5.3 years as at 4Q FY2025): NPI was JPY 187 million in FY2025. DHLT announced 

the acquisition of the property on 24 March 2025 (1Q FY2025). We estimate that, had the property been acquired at the start of 

FY2025, NPI would have been JPY 242 million instead, by [JPY 187 million in FY2025 ÷ 282 days from 24 March to 31 December 

2025 × 365 days in FY2025]. Accordingly, we assume that NPI in FY2026 & FY2027 will be JPY 242 million, the same as our 

estimate for the full-year NPI in FY2025. 

D Project Misato S (BTS; WALE: 9.1 years as at 4Q FY2025): NPI was JPY 241 million in FY2025 and JPY 240 million in 

FY2024. We assume that NPI in FY2026 & FY2027 will be JPY 241 million, the same as in FY2025. 

D Project Iruma S (BTS; WALE: 12.0 years as at 4Q FY2025): NPI was JPY 185 million in FY2025 and JPY 184 million in 

FY2024. We assume that NPI in FY2026 & FY2027 will be JPY 185 million, the same as in FY2025. 

DPL Kawasaki Yako (multi-tenant; WALE: 9.9 years as at 4Q FY2025): NPI rose to JPY 1,248 million in FY2025 from JPY 

1,231 million in FY2024. Quarterly occupancy remained at 100.0% in FY2024 & FY2025, except in 2Q FY2024 (90.1%) and 4Q 

FY2025 (90.0%), such that we estimate the average occupancy in FY2024 & FY2025 to be 97.5% and that the respective NPI 

at full occupancy would thus be JPY 1,262 million in FY2024 and JPY 1,280 million in FY2025. We assume that occupancy will 

recover to, and remain at, 100.0%, from 2Q FY2026 to 4Q FY2027. We also assume that NPI at full occupancy for FY2026 & 

FY2027 will remain at JPY 1,280 million, the same as in FY2025. Accordingly, we project that NPI in FY2026 will be JPY 1,249 

million [NPI at full occupancy of JPY 1,280 million × average occupancy of 97.5%] in FY2026 and JPY 1,280 million in FY2027. 

Japan – Greater Nagoya: 

DPL Shinfuji (multi-tenant; WALE: 5.0 years as at 4Q FY2025):  NPI was JPY 290 million in FY2025 and JPY 291 million in 

FY2024. We assume that NPI in FY2026 & FY2027 will be JPY 291 million, the same as in FY2024 (we assume one-off ad-hoc 

expense in FY2025). 

D Project Kakegawa S (BTS; WALE: 8.3 years as at 4Q FY2025): NPI rose to JPY 209 million in FY2025 from JPY 205 million 

in FY2024. We assume that NPI in FY2026 & FY2027 will be JPY 209 million, the same as in FY2025. 

  

https://links.sgx.com/1.0.0/corporate-announcements/UAEK5I98QOENQ57F/cf702f670ed54b1d79efd061697b5b616bcd8708fc0f572e26a053c47fe07fa5
https://links.sgx.com/1.0.0/corporate-announcements/MMK3YACANMUXUPS9/12c582545492165c891413862ca7c12dbeb755d1ffc58cd9530289fde14c415f
https://links.sgx.com/1.0.0/corporate-announcements/IKK2AD0L74I7H9R1/e6c585e65d64999b87613cbb7468a6bd4a22ab5213e059bbb9512e0aeb2aadde
https://automeris.io/
https://links.sgx.com/1.0.0/corporate-announcements/ULLXHFKUTO1AFZ2N/6170ff17860c87d8463e591512a8e37b156e344dea21ef525390d9ac566b6169
https://links.sgx.com/1.0.0/corporate-announcements/ULLXHFKUTO1AFZ2N/6170ff17860c87d8463e591512a8e37b156e344dea21ef525390d9ac566b6169
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Japan – Chugoku / Shikoku / Kyushu: 

DPL Okayama Hayashima (multi-tenant; WALE: 1.8 years as at 4Q FY2025): NPI was JPY 305 million in FY2025 and JPY 

303 million in FY2024. We assume that NPI in FY2026 will be JPY 305 million, the same as in FY2025. 

Based on DHLT’s AR for FY2025, the property is “positioned within proximity of Sanyo Expressway Hayashima interchange”. 

DHLT also noted that the property was “currently occupied by EDION Corporation, one of the largest appliances retailers in 

Japan, and K.R.S Corporation, a 3PL operator.” 

Amongst the areas for which CBRE provided rent forecast, the property seems to be located closest to the Greater Osaka 

region. However, even the Greater Osaka region might be nearly 200km away from the property, as shown in Exhibit 37. Thus, 

even though CBRE forecasted that Greater Osaka rent would rise from 2025 to 2027, we assume that NPI in FY2027 will also 

be JPY 305 million, the same as the pre-renewal NPI assumed for FY2026. 

Exhibit 37: Distance Between DPL Okayama Hayashima and Osaka 

 
Source: Google Maps  

 

DPL Okayama Hayashima 2 (sole-tenant but non-BTS; WALE: 1.0 years as at 4Q FY2025): NPI rose to JPY 170 million in 

FY2025 from JPY 165 million in FY2024. We assume that NPI in FY2026 will be JPY 170 million, the same as in FY2025.  

Based on DHLT’s AR for FY2025, the property is also “positioned within proximity of Sanyo Expressway Hayashima 

interchange”. DHLT noted too that the property was “solely occupied by Nippon Express Co., Ltd., one of the leading global 

Japanese 3PL company servicing a major Japanese F&B manufacturer.” 

Amongst the areas for which CBRE provided rent forecast, the property seems to be located closest to the Greater Osaka 

region. However, given that the property is located near DPL Okayama Hayashima, even the Greater Osaka region might be 

nearly 200km away from the property. Thus, even though CBRE forecasted that Greater Osaka rent would rise from 2025 to 

2027, we assume that NPI in FY2027 will also be JPY 170 million, the same as the pre-renewal NPI assumed for FY2026. 

  

https://links.sgx.com/1.0.0/corporate-announcements/MMK3YACANMUXUPS9/12c582545492165c891413862ca7c12dbeb755d1ffc58cd9530289fde14c415f
https://links.sgx.com/1.0.0/corporate-announcements/MMK3YACANMUXUPS9/12c582545492165c891413862ca7c12dbeb755d1ffc58cd9530289fde14c415f
https://links.sgx.com/1.0.0/corporate-announcements/MMK3YACANMUXUPS9/12c582545492165c891413862ca7c12dbeb755d1ffc58cd9530289fde14c415f
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DPL Iwakuni 1 & 2 (multi-tenant; WALE: 1.5 years as at 4Q FY2025): NPI was JPY 123 million in FY2025, relatively 

unchanged from JPY 121 million in FY2024. We assume that NPI in FY2026 will be JPY 123 million, the same as in FY2025. 

Based on DHLT’s AR for FY2025, the property is “located in Iwakuni city”. DHLT also noted that the property was “occupied by 

five tenants, including Nippon Express Co., Ltd.”  

Amongst the areas for which CBRE provided rent forecast, the property seems to be located closest to the Greater Fukuoka 

region. However, even the Greater Fukuoka region might be around 248km away from the property, as shown in Exhibit 38. 

Thus, even though CBRE forecasted that Greater Fukuoka rent would rise from 2025 to 2027, we assume that NPI in FY2027 

will also be JPY 123 million, the same as the pre-renewal NPI assumed for FY2026. 

Exhibit 38: Distance from DPL Iwakuni 1 & 2 and Fukuoka 

 
Source: Google Maps  

 

D Project Matsuyama S (BTS; WALE: 3.6 years as at 4Q FY2025): NPI was JPY 54 million in FY2025, relatively unchanged 

from JPY 53 million in FY2024. We assume that NPI in FY2026 & FY2027 will be JPY 54 million, the same as in FY2025. 

D Project Fukuoka Tobara S (BTS; WALE: 8.6 years as at 4Q FY2025): NPI rose to JPY 110 million in FY2025 from JPY 103 

million in FY2024. We assume that NPI in FY2026 & FY2027 will be JPY 110 million, the same as in FY2025. 

Vietnam – Long An (near Ho Chi Minh): 

D Project Tan Duc 2 (BTS; WALE: 17.8 years as at 4Q FY2025): NPI rose to VND 46.9 billion in FY2025 from VND 22.2 billion 

in FY2024. DHLT announced the acquisition of the property in July 2024 (3Q FY2024). We assume that NPI in FY2026 & FY2027 

will be VND 46.9 billion, the same as in FY2025. 

  

https://links.sgx.com/1.0.0/corporate-announcements/MMK3YACANMUXUPS9/12c582545492165c891413862ca7c12dbeb755d1ffc58cd9530289fde14c415f
https://links.sgx.com/1.0.0/corporate-announcements/SX4XBA62PQ0JBKM5/88b65df225ef96a92d63e90e1b10740b3eca747c32f62c9cf439f0c1058f34d6
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Our projections of NPI for each of DHLT’s properties for FY2026 & FY2027 are shown in Exhibit 39. 

Exhibit 39: Projected NPI for DHLT’s Properties (FY2026 & FY2027) 

 
Source: DHLT, FPA  

 

We assume that the average exchange rates in FY2026 & FY2027 will be the exchange rate as at 28 April 2026. Thus, we 

project NPI to be S$41.0 million in FY2026 and S$42.8 million in FY2027, as shown in Exhibit 40. 

Exhibit 40: Projected Net Property Income (FY2026 & FY2027) 

 
* unless indicated as est imate.  SGD-to-VND exchange rate est imated by [ USD-to-VND exchange rate ÷ USD -to-SGD exchange rate ] .  

Source: DHLT, Yahoo! Finance (exchange rates), FPA  
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We assume that NPI as a percentage of revenue in FY2026 & FY2027 will be the average of FY2023 to FY2025. Thus, we 

project revenue to be S$53.7 million in FY2026 and S$56.1 million in FY2027, as shown in Exhibit 41. 

Exhibit 41: Projected Revenue (FY2026 & FY2027) 

 
Source: DHLT, FPA  

 

Our projections of NPI and revenue from 1H FY2026 to 2H FY2027, generally based on the number of days in the period, are 

shown in Exhibit 42. 

Exhibit 42: Projected Net Property Income and Revenue (1H FY2026 to 2H FY2027) 

 
Source: DHLT, FPA   
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(II) EARNINGS PROJECTION 

Japan asset management fee: 

Japan asset management fee generally rose from 1H FY2023 to 2H FY2025. We assume that the fee in 1H FY2026 & 1H 

FY2027 (2H FY2026 & 2H FY2027) will be the same as in 1H FY2025 (2H FY2025), as shown in Exhibit 43. 

Exhibit 43: Projected Japan Asset Management Fee (1H FY2026 to 2H FY2027) 

 
Source: DHLT, FPA  

 

Trustee’s fee and other trust expenses: 

We assume that trustee’s fee and other trust expenses from 1H FY2026 to 2H FY2027 will be the respective averages of 1H 

FY2023 to 2H FY2025, as may be seen in Exhibit 44. 

Exhibit 44: Projected Trustee’s Fee and Other Trust Expenses (1H FY2026 to 2H FY2027) 

 
Source: DHLT, FPA  

 

Finance expenses: 

We assume that the following for 1H FY2026 to 2H FY2027 will remain the same as in 2H FY2025: total loans & borrowing 

(without accounting for unamortised costs), annualised effective interest on interest expense, amortisation of debt-related 

expenses (generally rose from 2H FY2023 to 2H FY2025), and finance cost on lease liabilities and other liabilities (generally fell 

from 2H FP2022 to 2H FY2025). Commitment and financing fees fell to S$39,000 (nearest ‘000) in 1H FY2025 and S$31,000 

(nearest ‘000) in 2H FY2025. We assume that commitment and financing fees for 1H FY2026 to 2H FY2027 will be the average 

of 1H & 2H FY2025. We project interest expense to be lower in 1H (higher in 2H) based on 181 days (184 days) in 1H FY2026 

& 1H FY2027 (2H FY2026 & 2H FY2027). Accordingly, our projections of finance expenses from 1H FY2026 to 2H FY2027 are 

shown in Exhibit 45. 

Exhibit 45: Projected Finance Expenses (1H FY2026 to 2H FY2027) 

 
Source: DHLT, FPA   
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Other income/expenses: 

Interest income rose to S$147,000 (nearest ‘000) in 1H FY2025 and S$169,000 (nearest ‘000) in 2H FY2025. We assume that 

interest income from 1H FY2026 to 2H FY2027 will be the average of 1H & 2H FY2025. Meanwhile, “Others” comprised mainly 

foreign exchange gain/loss. We assume no foreign exchange gain/loss from 1H FY2026 to 2H FY2027, thus assume “Others” 

in the same period to be nil. Our projections of other income from 1H FY2026 to 2H FY2027 are shown in Exhibit 46. 

Exhibit 46: Projected Other Income/Expenses (1H FY2026 to 2H FY2027) 

 
* unless indicated as est imate.  

Source: DHLT, FPA  

 

Fair value change in investment properties and in derivatives: 

We assume no fair value change in investment properties and in derivatives from 1H FY2026 to 2H FY2027. 

 

Net income before tax (excluding Manager’s management fees): 

Accordingly, we project net income before tax (excluding Manager’s management fees, which is determined partly by 

distributable income) to be S$14.3 million in 1H FY2026, S$14.9 million in 2H FY2026 (totalling S$29.2 million in FY2026), 

S$15.4 million in 1H FY2027, and S$15.7 million in 2H FY2027 (S$31.1 million in FY2027), as shown in Exhibit 47. 

Exhibit 47: Projected Net Income Before Tax (excluding Manager’s management fees; 1H FY2026 to 2H FY2027) 

 
Source: DHLT, FPA  
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Tax expenses and total return for the period (excluding Manager’s management fees): 

Tax expenses generally ranged between S$2.1 million to S$2.3 million (S$3.9 million and S$4.5 million) in 1H (2H) from 2H 

FP2022 to 2H FY2025, even when net income before tax (excluding Manager’s management fees) fell to S$26.2 million (S$13.3 

million) in 2H FY2024 (1H FY2025). Tax expenses were also generally higher in 2H (during which there were fair value gain in 

investment properties) than in 1H, and DHLT noted for 2H of FP2022 to FY2025 that the tax expenses during those periods 

were “largely” related to “deferred tax expenses that arose from property fair value gains.” We assume that the Manager’s 

management fees will have no tax effect. Given that we assume no fair value change in investment properties from 1H FY2026 

to 2H FY2027, we assume that tax expenses in each of 1H FY2026 to 2H FY2027 will be the average of 1H of FY2023 to 

FY2025 (during which there were no fair value gain in investment properties), as may be seen in Exhibit 48. 

Exhibit 48: Proj. Tax Expenses and Total Return for the Period (excl. Manager’s mgmt fees; 1H FY2026 to 2H FY2027) 

 
Source: DHLT, FPA  

 

Total return attributable to unitholders (excluding Manager’s management fees): 

Based on Investing.com data, the JPY 5 Years Interest Rate Swap rate as at 28 April 2026 was 1.868%. We assume that the 

rate in November 2026 (month of rate reset) will remain at 1.868%, such that the new annual distribution rate for the perpetual 

securities (that will apply from 1H FY2027) will be 4.792% [JPY 5 Years Interest Rate Swap rate of 1.868% + spread of 2.924%]. 

Accordingly, we project total return attributable to Unitholders (excl. Manager’s management fees) to be S$11.8 million in 1H 

FY2026, S$12.3 million in 2H FY2026 (totalling S$24.1 million in FY2026), S$12.6 million in 1H FY2027, and S$12.9 million in 

2H FY2027 (S$25.2 million in FY2027), as shown in Exhibit 49. 

Exhibit 49: Projected Total Return Attrib. to Unitholders (excl. Manager’s management fees; 1H FY2026 to 2H FY2027) 

 
Source: DHLT, Yahoo! Finance (exchange rates), FPA   

https://www.investing.com/rates-bonds/jpy-5-years-irs-interest-rate-swap-historical-data
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Distributable income (excluding Manager’s management fees) and Management Fees: 

We assume that current tax in 1H FY2026 & 1H FY2027 (2H FY2026 & 2H FY2027) will remain the same as in 1H FY2025 (be 

the average of 2H FY2024 & 2H FY2025). Thereafter, we project income available for distribution to Unitholders (excluding 

Manager’s management fees) as shown in Exhibit 50. We project management fees by assuming that management fees as a 

percentage of distributable income will remain at 10.0%. 

Exhibit 50: Proj. Distributable Income (excl. Manager’s mgmt fees) and Management Fees (1H FY2026 to 2H FY2027) 

 
Source: DHLT, FPA  

 

Manager’s management fees and distributable income (including Manager’s management fees): 

We assume that the Manager would continue to opt for having 50.0% of its management fees to be paid in units. Accordingly, 

by deducting our projections of Japan asset management fees from those of management fees, we project Manager’s 

management fees (thus distributable income including Manager’s management fees paid in units too) as shown in Exhibit 51. 

Given that distrib. income (incl. mgmt fees) is thus projected to rise, we assume performance fee of S$0.3 million in 2H FY2027. 

Exhibit 51: Projected Manager’s Management Fees and Distributable Income (1H FY2026 to 2H FY2027) 

 
Source: DHLT, FPA   
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Units in issue and to be issued: 

We assume that Manager’s base fee paid and payable in units from 1H FY2026 to 2H FY2027 will be the respective averages 

of 1H FY2023 to 2H FY2025, as may be seen in Exhibit 52. 

Exhibit 52: Projected Units in Issue and To Be Issued (1H FY2026 to 2H FY2027) 

 
Source: DHLT, FPA  

 

Dividend Per Unit (“DPU”): 

Meanwhile, we expect the difference between net amount available for distribution and distributed income to continue rising. 

Accordingly, we project DPU (in cents) to be 2.05 in 1H FY2026, 2.13 in 2H FY2026 (totalling 4.18 in FY2026), 2.16 in 1H 

FY2027, and 2.20 in 2H FY2027 (4.36 in FY2027), as shown in Exhibit 53. 

Exhibit 53: Projected Dividend Per Unit (1H FY2026 to 2H FY2027) 

 
Note: Income avai lable for d istribut ion in 2H FY2027 also excludes projected performance fee.  

Source: DHLT, FPA   
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Earnings Per Unit (“EPU”): 

We assume that the weighted average number of units from 1H FY2026 to 2H FY2027 will be the average of issued units at the 

end of the current and previous semi-annual periods. Thus, we project EPU (in cents) to be 1.59 in 1H FY2026, 1.66 in 2H 

FY2026 (totalling 3.26 in FY2026), 1.73 in 1H FY2027, and 1.76 in 2H FY2027 (3.49 in FY2027), as shown in Exhibit 54. 

Exhibit 54: Projected Earnings Per Unit (1H FY2026 to 2H FY2027) 

 
Source: DHLT, FPA  
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Our projections of DHLT’s financial performance for FY2026 & FY2027 are shown in Exhibit 55. 

Exhibit 55: Projected Financial Performance (FY2026 & FY2027) 

 
Source: DHLT, FPA   
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VALUATION ANALYSIS 

(I) PEER COMPARISON ANALYSIS 

We performed a peer comparison analysis to review how DHLT is faring against industry peers in terms of current valuation 

metrics. Below, we list the selected peers to compare with DHLT (along with a brief description of each peer) as follows: 

 

i. CapitaLand Ascendas REIT (“CLAR”; SGX: A17U) 

CLAR’s market capitalisation is S$12.4 billion as at 30 April 2026. According to CLAR, it “is Singapore’s first and largest listed 

business space and industrial real estate investment trust (REIT).” CLAR also noted that its investment properties’ value was 

S$18.6 billion as at 31 March 2026, comprising 229 properties (excluding those under development) located across Singapore, 

the U.S., Australia, and the United Kingdom/Europe. 

 

ii. Mapletree Logistics Trust (“MLT”; SGX: M44U) 

MLT’s market capitalisation is S$6.2 billion as at 30 April 2026. According to MLT, its “principal strategy is to invest in a diversified 

portfolio of income-producing logistics real estate and real estate-related assets.” MLT also noted that, as at 27 March 2026, its 

portfolio “stands at 175 properties, comprising 44 properties in Singapore, 13 in Australia, 42 in China, 9 in Hong Kong SAR, 4 

in India, 22 in Japan, 9 in Malaysia, 20 in South Korea and 12 in Vietnam”, with total Asset Under Management of S$13.0 billion. 

 

iii. Frasers Logistics & Commercial Trust (“FLCT”; SGX: BUOU) 

FLCT’s market capitalisation is S$3.6 billion as at 30 April 2026. According to FLCT, it “is a Singapore-listed real estate 

investment trust with a portfolio comprising 113 industrial and commercial properties, worth approximately S$6.9 billion, 

diversified across five major developed markets – Australia, Germany, Singapore, the United Kingdom and the Netherlands.”  

 

iv. AIMS APAC REIT (“AA REIT”; SGX: O5RU) 

AA REIT’s market capitalisation is S$1.2 billion as at 30 April 2026. According to AA REIT, it “was established with the principal 

investment objective of owning and investing in a diversified portfolio of high-quality income-producing industrial, logistics and 

business park real estate, located throughout the Asia Pacific region.” AA REIT also noted that its “existing portfolio consists of 

27 properties, of which 24 properties are located throughout Singapore, and 3 properties located in Australia, including a property 

located in Gold Coast, Queensland, a 49.0% interest in Optus Centre located in Macquarie Park, New South Wales and 

Woolworths HQ located in Bella Vista, New South Wales.” 

 

v. Alpha Integrated REIT (“AI-REIT”; SGX: M1GU) 

Previously known as Sabana Industrial REIT, AI-REIT’s market capitalisation is S$540.0 million as at 30 April 2026. According 

to AI-REIT, it has total assets of S$1.06 billion as at 31 December 2025. AI-REIT also indicated that its portfolio comprises 18 

industrial properties in Singapore, spanning high-tech industrial, warehouse & logistics, chemical warehouse & logistics, and 

general industrial. 

  

https://links.sgx.com/1.0.0/corporate-announcements/VLMUR6L61OAEVKHB/43119107c519df23b175eb0720c15cd7912977566170070a7268c4543d32103f
https://links.sgx.com/1.0.0/corporate-announcements/VLMUR6L61OAEVKHB/43119107c519df23b175eb0720c15cd7912977566170070a7268c4543d32103f
https://links.sgx.com/1.0.0/corporate-announcements/5AQSAFUBTNG8TJ1O/f21b4f74515bd9d5ea8885cc1828ce2237249fb1b5298b0c36f556f48f526e32
https://links.sgx.com/1.0.0/corporate-announcements/5AQSAFUBTNG8TJ1O/f21b4f74515bd9d5ea8885cc1828ce2237249fb1b5298b0c36f556f48f526e32
https://links.sgx.com/1.0.0/corporate-announcements/5AQSAFUBTNG8TJ1O/f21b4f74515bd9d5ea8885cc1828ce2237249fb1b5298b0c36f556f48f526e32
https://links.sgx.com/1.0.0/corporate-announcements/UW7PHFX32WPD46V5/c354fe16fe841c201c9e3f9e29e879f8d7fc84598dbf11d1efec333e39b15494
https://links.sgx.com/1.0.0/corporate-announcements/UW7PHFX32WPD46V5/c354fe16fe841c201c9e3f9e29e879f8d7fc84598dbf11d1efec333e39b15494
https://links.sgx.com/1.0.0/corporate-announcements/4RD1MNWJVYCCLH6W/3adca3f49e7f0d754a7467ed4be6e38f68370fe227c8bcdd4ef85374c76ee451
https://links.sgx.com/1.0.0/corporate-announcements/4RD1MNWJVYCCLH6W/3adca3f49e7f0d754a7467ed4be6e38f68370fe227c8bcdd4ef85374c76ee451
https://links.sgx.com/1.0.0/corporate-announcements/4RD1MNWJVYCCLH6W/3adca3f49e7f0d754a7467ed4be6e38f68370fe227c8bcdd4ef85374c76ee451
https://links.sgx.com/1.0.0/corporate-announcements/TSAGEPKN6MGQK9GS/ad5e866d046318dc51031e98d304ddf1d1a465ce33fa97bb8c3023df897490a9
https://links.sgx.com/1.0.0/corporate-announcements/TSAGEPKN6MGQK9GS/ad5e866d046318dc51031e98d304ddf1d1a465ce33fa97bb8c3023df897490a9
https://links.sgx.com/1.0.0/corporate-announcements/TSAGEPKN6MGQK9GS/ad5e866d046318dc51031e98d304ddf1d1a465ce33fa97bb8c3023df897490a9
https://links.sgx.com/1.0.0/corporate-announcements/RD43WRAVX4BAQX8Q/bb1ede12a2f6343b8ded7b8d49e70d6b04f7591e11ec918b0e008ea3fff17b9f
https://links.sgx.com/1.0.0/corporate-announcements/RD43WRAVX4BAQX8Q/bb1ede12a2f6343b8ded7b8d49e70d6b04f7591e11ec918b0e008ea3fff17b9f
https://links.sgx.com/1.0.0/corporate-announcements/RD43WRAVX4BAQX8Q/bb1ede12a2f6343b8ded7b8d49e70d6b04f7591e11ec918b0e008ea3fff17b9f
https://links.sgx.com/1.0.0/corporate-announcements/WOEEKS0M3HOJXVLN/aba60fb17e3daa77179ff005cbbd60df9cb23a5a6b0b6565a473914f802131e5
https://links.sgx.com/1.0.0/corporate-announcements/SCBZ0XZXEDCMXII1/2e0c2eba7b6d38011ef0df71180bd39c2b2c40131969813b40c45620c45974ac
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The results of our peer comparison analysis are shown in Exhibit 56. 

Exhibit 56: Peer Comparison Analysis 

 
Note: Market capital isat ion based on [ unit  price  × total issued units  excluding treasury units  (most recent source) ] .  Trai l ing Twelve-

Month (“TTM”) Diluted EPU based on most recent f inancials. DPU and NAV per unit  based on last disclosed f igures . Peer averages  

exclude ni l  and not meaningful (n.m.) f igures.  

Source: SGX stock screener, respective companies, FPA  

 

(a) P/E multiple 

Based on Exhibit 56, DHLT’s P/E multiple of 9.7x is lower than the peer average P/E of 20.2x. This suggests that DHLT is 

undervalued at its current unit price. Adopting a relative valuation approach, we estimate a target price of S$1.029 if DHLT is to 

trade at the peer average P/E of 20.2x, as follows: 

  Estimated target price (P/E multiple) = Peer average P/E × TTM EPU 

       = 20.2 × S$0.0510  

       = S$1.029 

The estimated target price of S$1.029 implies an upside potential of 107.9% from the current unit price of S$0.495. 

 

(b) P/B multiple 

Based on Exhibit 56, DHLT’s P/B multiple of 0.76x is lower than the peer average P/B of 1.01x. This suggests that DHLT is 

undervalued at its current unit price. Adopting a relative valuation approach, we estimate a target price of S$0.661 if DHLT is to 

trade at the peer average P/B of 1.01x, as follows: 

  Estimated target price (P/B multiple) = Peer average P/B × NAV per unit 

       = 1.01 × S$0.65  

       = S$0.661 

The estimated target price of S$0.661 implies an upside potential of 33.5% from the current unit price of S$0.495. 
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(c) Dividend yield 

Based on Exhibit 56, DHLT’s dividend yield of 8.75% is more attractive than the peer average yield of 6.40%. This suggests 

that DHLT is undervalued at its current unit price. Adopting a relative valuation approach, we estimate a target price of S$0.676 

if DHLT is to trade at the peer average yield of 6.40%, as follows: 

  Estimated target price (Dividend yield) = 
TTM DPU

Peer average yield
 

       = 
S$0.0433

6.40%
 

       = S$0.676 

The estimated target price of S$0.676 implies an upside potential of 36.6% from the current unit price of S$0.495. 

 

(d) Overall 

From our analysis, DHLT seems to be undervalued in terms of its P/E multiple, P/B multiple, and dividend yield. By averaging 

our estimated target prices based on P/E multiple, P/B multiple, and dividend yield, we derive a target price of S$0.789, as 

follows: 

   Target Price = 
1

3
 × [Estimated Target Price (P/E multiple) + Estimated Target Price (P/B multiple) 

+ Estimated Target Price (Dividend yield)] 

     = 
1

3
 × [S$1.029 + S$0.661 + S$0.676] 

     = S$0.789 

The target price of S$0.789 implies an upside potential of 59.4% from the current unit price of S$0.495. 
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(II) POTENTIAL PRIVATISATION 

We also consider the case of a potential privatisation of DHLT by DHI. 

We note that: 

• DHLT’s P/B multiple is 0.76x as at 30 April 2026, which represents a discount of approximately 24% to NAV 

 

• DHLT’s NAV per unit is S$0.65 as at 31 December 2025. 

 

We also estimate that DHI has 13.44% total interest (3.79% direct + 9.65% indirect) as at 13 March 2026 (as mentioned on page 

10). Thus, DHI would need to acquire the remaining 86.56% total interest to privatise DHLT. At the market capitalisation of 

S$346.9 million as at 30 April 2026, this would translate to a full privatisation cost of S$300.2 million (S$346.9 million × 86.56%). 

We consider that, should DHI attempt to acquire DHLT at no discount to NAV, the offer price of S$0.65 per unit (same as the 

NAV per unit as at 31 December 2025) would represent a 31.3% upside potential from the current unit price of S$0.495. 

Alternatively, even if the upside potential would not reach 31.3%, we note that a potential privatisation offer by DHI may need to 

have a minimum premium of 27.8% to be successful. We note so as the average premium of privatisation offers for SGX-listed 

companies over the last twelve months was 27.8%, as shown in Exhibit 57.  

Thus, DHI may need to offer a minimum privatisation offer of S$0.632, which would translate to a full privatisation cost of S$383.6 

million. 

We caution though that such a privatisation offer may be unlikely as: (1) Metro, a substantial unitholder that acquired 51,625,000 

units at the IPO price of S$0.80 per unit, may not divest their unitholdings at a price below the IPO price; and (2) even if a 

privatisation at the minimum offer of S$0.632 would be successful, the full privatisation cost of S$383.6 million would be over 10 

times DHLT’s cash & cash equivalents of S$32.1 million as at 31 December 2025, such that DHI would have to use its own 

resources or seek financing to privatise DHLT. 

Exhibit 57: Privatisation Offers for SGX-Listed Companies (Last Twelve Months) 

 
Source: respective companies, SGX   
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POTENTIAL CATALYSTS 

(I) HIGHER-THAN-EXPECTED RENTAL REVERSION FROM LEASE RENEWAL 

In our projections, we assume for the following properties with WALEs of less than two years: 

• DPL Ibaraki Yuki (WALE of 1.1 years): NPI would fall to JPY 134 million in FY2027 from JPY 146 million in FY2026, 

amid falling Ken-O-do area rent 

 

• DPL Okayama Hayashima (WALE of 1.8 years): NPI in FY2027 would remain the same as in FY2025 & FY2026, given 

that the property may be located nearly 200km away from the Greater Osaka region 

 

• DPL Okayama Hayashima 2 (WALE of 1.0 year): NPI in FY2027 would remain the same as in FY2025 & FY2026, given 

that the property may be located nearly 200km away from the Greater Osaka region 

 

• DPL Iwakuni 1 & 2 (WALE of 1.5 years): NPI in FY2027 would remain the same as in FY2025 & FY2026, given that the 

property may be located around 248km away from the Greater Fukuoka region. 

 

Should rental increase in the Greater Osaka and Greater Fukuoka regions spill over to where DPL Okayama Hayashima, DPL 

Okayama Hayashima 2, and DPL Iwakuni 1 & 2 are located, NPI from the respective properties may rise in FY2027. Alternatively, 

should DPL Ibaraki Yuki’s rent be relatively unaffected by the falling Ken-O-do area rent, DPL Ibaraki Yuki’s NPI in FY2027 may 

not fall as much from NPI in FY2026, as projected by us. 

 

(II) DPU-ACCRETIVE ACQUISITION OF PROPERTIES 

DHLT announced on 24 March 2025 that it acquired DPL Gunma Fujioka. DHLT noted that, “For illustration purposes, on a pro 

forma basis and based on the method of financing, assuming that the Acquisition was completed on 1 January 2024,” the 

acquisition was expected to raise DPU for FY2024 “by approximately 3.3% from 4.79 cents to 4.95 cents”. Accordingly, we note 

that DHLT’s DPU may rise above our projections should DHLT acquire more DPU-accretive properties. 

  

https://links.sgx.com/1.0.0/corporate-announcements/ULLXHFKUTO1AFZ2N/6170ff17860c87d8463e591512a8e37b156e344dea21ef525390d9ac566b6169
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INVESTMENT RECOMMENDATION 

DHLT is trading at a P/E multiple of 9.7x, which is lower than the peer average P/E of 20.2x. This suggests that DHLT is 

undervalued at its current unit price. Adopting a relative valuation approach, we estimate a target price of S$1.029 if DHLT is to 

trade at the peer average P/E of 20.2x. 

DHLT is trading at a P/B multiple of 0.76x, which is lower than the peer average P/B of 1.01x. This suggests that DHLT is 

undervalued at its current unit price. Adopting a relative valuation approach, we estimate a target price of S$0.661 if DHLT is to 

trade at the peer average P/B of 1.01x. 

DHLT’s dividend yield of 8.75% is more attractive than the peer average yield of 6.40%, which suggests that DHLT is undervalued 

at its current unit price. Adopting a relative valuation approach, we estimate a target price of S$0.676 if DHLT is to trade at the 

peer average yield of 6.40%. 

By averaging our estimated target prices based on P/E multiple, P/B multiple, and dividend yield, we derive a target price of 

S$0.789, as follows: 

   Target Price = 
1

3
 × [Estimated Target Price (P/E multiple) + Estimated Target Price (P/B multiple) 

+ Estimated Target Price (Dividend yield)] 

     = 
1

3
 × [S$1.029 + S$0.661 + S$0.676] 

     = S$0.789 

The target price of S$0.789 implies an upside potential of 59.4% from the current unit price of S$0.495. 

However, we note that DHLT has a smaller market capitalisation (S$346.9 million) than its peers as at 30 April 2026. Shares or 

units of smaller firms may have lower trading volume and thus may be subject to an illiquidity discount, which could range 

between 20% and 30% for a private firm. 

As DHLT is a listed REIT, we apply an illiquidity discount of 20% (lower end of the 20–30% range) to reflect the risks involved in 

investing in DHLT’s units which may be less liquid than its peers. Thus, we derive our adjusted target price of S$0.631 as follows: 

   Adjusted target price  = Target price × (1 – illiquidity discount) 

      = S$0.789 × (1 – 20%) 

      = S$0.631 

The adjusted target price of S$0.631 implies an upside potential of 27.5% from the current unit price of S$0.495.  

The upside potential may be supported by a potential privatisation (if it occurs), for which the minimum premium may be 27.8% 

based on privatisation offers for SGX-listed companies over the last twelve months. 

Given the upside potential based on peer comparison analysis and an illiquidity discount, a buy recommendation may be 

warranted. 

We also recognise that there are risks to the target price, which we highlight in the next section. 
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RISKS TO TARGET PRICE 

(I) CONTINUED DEPRECIATION OF JPY AGAINST SGD 

Over the past five years, JPY depreciated against SGD by 34.5% to an SGD-to-JPY exchange rate of 125.079 as at 28 April 

2026 from 81.918 as at 29 April 2021, as shown in Exhibit 58 (top). Over the last twelve months, JPY also depreciated against 

SGD by 13.2% from 108.583 as at 29 April 2025, as shown in Exhibit 58 (bottom). Should JPY continue to depreciate against 

SGD, NPI (as converted to SGD from JPY) for FY2026 & FY2027 may fall below our projections. 

Exhibit 58: Depreciation of JPY against SGD (Past Five Years and Last Twelve Months) 

 
Source: Yahoo! Finance (exchange rates), FPA   

https://sg.finance.yahoo.com/quote/SGDJPY%3DX/history/
https://sg.finance.yahoo.com/quote/SGDJPY%3DX/history/
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(II) DOWNTIME AFTER NON-RENEWAL OF EXPIRING LEASES 

As at 4Q FY2025, we note that the following properties have WALEs of less than two years: 

• DPL Ibaraki Yuki (WALE of 1.1 years) 

 

• DPL Okayama Hayashima (WALE of 1.8 years) 

 

• DPL Okayama Hayashima 2 (WALE of 1.0 year) 

 

• DPL Iwakuni 1 & 2 (WALE of 1.5 years). 

 

In our projections, we assume that existing leases would be renewed before expiry such that there would be no downtime for 

properties with WALEs of less than two years. However, should any of the tenants choose not to renew their leases, and DHLT 

fail to secure new leases before the existing leases expire, NPI for FY2027 may fall below our projections due to the resulting 

downtime for the relevant propert(ies). 

 

(III) RISING GEOPOLITICAL TENSIONS BETWEEN JAPAN AND PEOPLE’S REPUBLIC OF CHINA 

(“PRC”) 

In April 2026, Bloomberg reported that “China has sent a group of warships to hold drills in the western Pacific Ocean, a move 

that comes as Japan for the first time joined massive exercises with the US and the Philippines, highlighting growing tensions 

between Tokyo and Beijing.” Bloomberg added, “Beijing continues to pressure Tokyo over comments on Taiwan by Japanese 

Prime Minister Sanae Takaichi in 2025, when she suggested Tokyo could deploy its military if China uses force to try and seize 

Taiwan.” 

Should Japan-PRC tensions escalate, rising risks of a conflict may dampen business sentiments in Japan, thus weakening 

Japanese growth, consumer spending, and potentially the prospects of DHLT’s tenants. Accordingly, the rising Japan-PRC 

tensions may lower the likelihood of DHLT’s tenants renewing their leases, or of DHLT securing rent increases during lease 

renewals, such that NPI in FY2027 may fall below our projections. 

Rising tensions may also contribute to a continued depreciation of JPY against SGD, such that DPU in FY2026 & FY2027 may 

fall below our projections.  

https://www.straitstimes.com/asia/east-asia/china-deploys-warship-for-combat-drills-in-western-pacific
https://www.straitstimes.com/asia/east-asia/china-deploys-warship-for-combat-drills-in-western-pacific
https://www.straitstimes.com/asia/east-asia/china-deploys-warship-for-combat-drills-in-western-pacific
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DISCLOSURES/DISCLAIMERS 

 

DISCLOSURES/DISCLAIMERS 

This report is prepared for general circulation. It does not have regard to the specific 

investment objectives, financial situation and the particular needs of any recipient 

hereof. Advice should be sought from a financial adviser regarding the suitability of the 

investment product, taking into account the specific investment objectives, financial 

situation or particular needs of any person in receipt of the recommendation, before the 

person makes a commitment to purchase the investment product. 

This report is confidential. This report may not be published, circulated, reproduced or 

distributed in whole or in part by any recipient of this report to any other person without 

the prior written consent of FPA Financial Corporation Pte Ltd (“FPA”). This report is 

not directed to or intended for distribution to or use by any person or any entity who is 

a citizen or resident of or located in any locality, state, country or any other jurisdiction 

as FPA may determine in its absolute discretion, where the distribution, publication, 

availability or use of this report would be contrary to applicable law or would subject 

FPA and its connected persons (as defined in the Financial Advisers Act, Chapter 110 

of Singapore) to any registration, licensing or other requirements within such 

jurisdiction. 

The information or views in the report (“Information”) have been obtained or derived 

from sources believed by FPA to be reliable. However, FPA makes no representation 

as to the accuracy or completeness of such sources or the Information and FPA accepts 

no liability whatsoever for any loss or damage arising from the use of or reliance on the 

Information. FPA and its connected persons may have issued other reports expressing 

views different from the Information and all views expressed in all reports of FPA and 

its connected persons are subject to change without notice. FPA reserves the right to 

act upon or use the Information at any time, including before its publication herein. 
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