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BUY Towards An Optimal Mix

Last Traded Price: S$3.21 (STI : 3,040.48) Driven by an improved outlook in China. We maintain our

Price Target : S$3.73 (16% upside) BUY call with a target price of $$3.73 based on a 25% discount
to our RNAV. We believe that CAPL offers value, trading at an

Potential Catalyst: Asset Recycling, strong operating results attractive 0.8x P/Bk and 0.6x P/RNAV. We expect the group’s

Where we differ: Different estimates of % completion strategy to focus on growing its commercial portfolio, and

Analyst coupled with opportunistic asset recycling of mature assets into
Derek Tan +65 6682 3716 derektan@dbs.com its listed REITs/funds will present upside to our earnings.

Rachael TAN +65 6682 3713 rachaeltan@dbs.com

Growing recurring revenues from its retail malls portfolio
and Ascott. Its current property portfolio has up to 75% of its

Price Relative assets in retail malls, and commercial integrated developments,
e Relative Index including Ascott Group, which offer strong income visibility in
o o the medium term. We see improved operating performance for
e its malls, as the properties reach maturity, boosted by the
3.5
159 completion of four Raffles City mega developments in China in
> I the medium term.
23 1» o8
* Sz Nov-12 Nov-12 Nov-14 RS Launch of new PE funds to boost returns. Leveraging on its
T s e ) fund management expertise, CAPL aims to launch 5-6 private
= ] equity funds with funds under management of S$8bn-10bn by
orecasts an aluation . o o 9
FY Dec (S$m) 2014A 2015 2016F  2017F 2020. We think that by tapplnlg on third party capl'FaI, CAPL
EIE 3925 3728 4187 5363 would be able to leverage on its larger scale to achieve better
EBITDA 2,444 1,662 1,763 2,044 economies of scale, capitalise on market opportunities and at
Pre-tax Profit 1997 1,161 1,238 1,498 the same time de-risk its property level exposure.
Net Profit 1,161 714 762 921
Net Pft (Pre Ex.) 1,161 714 762 921 VEEGrE
EPS (S cts) 27.3 16.8 17.9 21.6 LELI LEE _ ,
EPS Pre Ex. (S cts) 27.3 16.8 17.9 216 Our target price of $$3.73 is based on a 25% discount to our
EPS Gth (%) 33 (38) 7 21 RNAV of $$4.97/share. Our RNAV is based on our estimates of
EPS Gth Pre Ex (%) = (38) 7 2 the market valuation of its various property developments and
Diluted EPS (S cts) 36.9 16.8 17.9 21.6 . .p p. y L P
Net DPS (S cts) 9.00 8.00 8.00 8.00 investment property assets across its various divisions.
BV Per Share (S cts) 394 401 411 425
PE (X) 11.8 19.1 17.9 14.8 Key Risks to Our View:
PE Pre Ex. (X) 11.8 19.1 17.9 14.8 Slowdown in Asian economies. The risk to our view is if
P/Cash Flow (X) 13.7 28.1 32.0 8.9 th . lowd in Asi . iallv Chi
EV/EBITDA (X) 136 20.5 198 170 ere is a slowdown in Asian economies, especially China,
Net Div Yield (%) 2.8 2.5 2.5 2.5 which could dampen demand for housing and private
P/Book Value (X) 038 0.8 0.8 0.8 consumption expenditure and retail sales.
Net Debt/Equity (X) 0.6 0.6 0.6 0.6
ROAE (%) 7.1 4.2 44 52 AtAGlance
Earnings Rev (%): = = - Issued Capital (m shrs) 4,248
Consensus EPS (S cts): 15.6 17.7 19.5 Mkt. Cap (S$m/US$m) 13,636/9,719
Other Broker Recs: B: 19 S:0 H:3 Major Shareholders
Source of all data: Company, DBS Bank, Bloomberg Finance L.P Temasek Holdings Pte Ltd (%) 39.6
Blackrock (%) 6.0
Free Float (%) 54.4
3m Avg. Daily Val (US$m) 30.1
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3Q15 results review.

Capitaland (CAPL)'s 3Q15 PATMI of S$192.7m (+48% y-
o-y) was in line with expectations. This was on the back
of a 17% y-o-y rise in revenues mainly from CapitaLand
China (CLC), which was attributable to (i) higher number
of units handed over to buyers in 3Q15 as well as
consolidation of CapitaLand township as it ceased being
an associate, and (i) higher revenues from its rental malls
and Ascott Limited. This more than offset lower revenues
from Singapore and Vietnam as sales slowed.

Operating PATMI rose 26% y-0-y to S$163.0m; 9M15
operating PATMI was up 36% to S$ 574.3m. This was
driven mainly by gains from The Paragon (Tower 5 and 6)
and Raffles City Changning (Tower 3) due to a change in
accounting treatment for investment properties.

Operating segments Review

CL Singapore: Continues to de-risk

3Q15 CL Singapore sold 45 residential units (9M15 sales
amounted to 151 units, valued at S$412m (YTD
Sept’15>, 237 units at S$444m).

3Q15 revenues was lower due to contributions from Sky
Habitat and Bedok Residences tapering off after the
projects achieved TOP.

CL China - strong sales momentum

CL China sold 2,422 units with sales value of Rmb 3.8bn
in 3Q15 (3Q14: 1,057 units, Rmb 1.6bn). In 9M15, CAPL
sold 6,492 units with a value of Rmb11.6bn (9M14:
3,288 units, Rmb4.3bn).

Better operating results across all regions with significant
contributors being The Paragon, Lotus Mansion in
Shanghai, Dolce Vita in Guangzhou, Riverfront in

Segment breakdown (Revenues)

Hangzhou, The Metropolis in Kunshan, La Botanica In
Xian and ONE iPARK in Shenzhen.

The group handed over 1,596 units to home buyers
(3Q14: 951 units), mainly for phases at Dolce Vita and
Vista garden.

CAPL acquired its first land plot with a potential GFA of
97,649sgm in Guangzhou (waterfront site located in
Liwan district) and is expected to start construction by the
end of the year. The first phase of the project consisting
of 922 units is expected to be launch ready in 4Q16. The
first plot is part of an enlarged plot of sites totaling
115,095 sgm, for which a price of Rmb2,040m has been
agreed.

Shopping Malls - stable returns

For 9M15, same-mall NPI growth in Singapore and China
remain healthy a 1.8% and 8.8% respectively. This is on
the back of a 1.1% and 9.5% y-0-y growth in tenant
sales.

In China, tenant sales growth was at a healthy range of
7.4%-9.3% portfolio wide, with malls in Tier 1 cities
enjoying higher growth rates. 9M15 yield on cost for its
China portfolio was 7.5%.

Two malls in 2015 - CapitaMall 1818 opened with
occupancy rate of 81%, while CapitaMall SKY+ is
expected to open in Dec-15, and has achieved occupancy
rate of ¢.83%.

Ascott Group - Medium term target intact

In 3Q15, Ascott secured contracts to manage four
properties in Vietnam, Malaysia, Indonesia and South
Korea. This increased Ascott’s portfolio to more than
41,000 units.

Portfolio RevPAR rose 4% y-0-y mainly driven by a
portfolio wide improvement in operational performance.

3QFY15 3QFY14

Segments % Chg Remarks
S$'m S$'m
) Lack of contributions from Sky Habitat and Bedok residences, which had
CL Singapore 261.3 358.8 -27.2% ) )
achieved TOP in 2Q15

CL China 437.3 170.0 >100% Higher number of residential developments handed over to buyers
CMA 155.1 173.6 -10.7% Drop mainly due to lower revenues from Bedok Residences
Ascott 196.3 179 9.6% Contributed by an enlarged portfolio
Others 26.0 37.5 -30.7% -
Revenue 1075.9 918.9 17.1%
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CRITICAL DATA POINTS TO WATCH5

Earnings Drivers:

Growing recurring revenues from its retail malls
portfolio and Ascott. While trading properties (residential
development and strata offices) comprise 25% of assets, we
see continued strength from CAPL'’s retail malls division
(CapitaMalls Asia) and commercial integrated developments,
including Ascott Group and its successful serviced residence
brand, which forms a significant 75% of total assets and is
expected to contribute to growing recurring income for the

group.

Looking ahead, CapitaMalls Asia continues to perform
steadily. There are 88 operating properties across Asia (54 of
it in China). As of Sep-15, the group’s shopping malls
continue to see healthy sales and occupancy. Shopper traffic
at its malls in Singapore and China rose 4.1% and 9.2% y-o-y
in 9M15 respectively. Looking ahead, CAPL is expected to
open another 17 properties (10 in China) in the coming years.

In addition, Raffles City integrated developments in China will
continue to offer stable returns (7-8% for stabilised
properties in Shanghai and Beijing, ¢.3% for stabilising
properties in Chengdu and Ningbo). Looking ahead, the
group will be opening 4 more Raffles City developments in
2015-2018, which will boost the group’s returns and
profitability when completed.

The Ascott Limited remains on the fast track to achieve its
80,000 units target by year 2020. Ascott recently invested
over $$120m in China'’s largest and fastest growing online
apartment sharing platform, Tujia which we believe enables
the group to extract synergies and leverage on Tujia’s
platform to reach out to a wider addressable market. The
group also recently launched a US$600m joint venture fund
with Qatar Investment Authority to invest in value-added
opportunities globally. This fund, when fully vested, will offer
its REIT, Ascott Residence Trust (ART) a viable acquisition
pipeline in the medium term.

Launch of new PE funds. Leveraging on its fund
management expertise, CAPL aims to launch 5-6 private
equity funds with funds under management of S$8-10bn by
2020. We think that by tapping on third party capital, CAPL
would be able to leverage on larger economies of scale,
better capitalise on market opportunities and at the same
time de-risk its property level exposure. This strategy will be
able to deliver medium term shareholder ROE of 8-12%.

Revenue growth
60000 | g
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4,000.0

3,000.0
2,000.0
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% Breakdown of assets by segments

Others, 1%

Serviced
Residences,
16% Residential &
Strata Sales,
25%

Commercial &
Integrated Devt,
35%

Breakdown of Mall portfolio (% by country)

Shopping Malls,
23%

Japan, 1% India, 2%

Malaysia,
Singapore, 41%
China, 52%

RNAYV breakdown

Segments S$'m
Value of CapitaLand Singapore 7.1411
Value of CapitaLand China 10,871.3
CapitaMalls Asia 17,303.4
Ascott 4,222.9
Others 846.8
GDV of CAPL Group 40,385.5
Less: Net Debt (11,552.3)
Less: devt capex (7,775.8)
RNAV of CAPL 21,177.5
Total Shares 4,247 .6
RNAV per share 497
Discount to RNAV 25%
Target price 3.73

Source: Company, DBS Bank
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Balance Sheet: Leverage & Asset Turnover (x) o
Balance sheet remains strong. We forecast debt/equity 0-80 1 Fo.2
ratio to remain stable at ¢.0.7x over the coming years (0.51x ZZZ o2
as of end-3Q15). Debt maturity profile remains long at 3.3 0.50 | L 04
years (as of 3Q15) with an average cost of 3.5%. Close to 0.40 | ko
75% of the interest cost is hedged into fixed rate debt. 0.30 | I g:

0.20 - | 0.0
Share Price Drivers: 0.10 - L 0.0
De-risking its Singapore residential exposure/ 000 T 13A | 2014a | 2015F | 2016F | 2017F  O°
replenishing landbank. CAPL has been actively de-risking m=Gross Debt to Equity (LHS)  ——Asset Turnover (RHS)
?ts Slngaporel re5|dehtlal exposure through active mark.etlng of Capital Expenditure
its unsold units, which as of 3Q15, stands at $S$2.7bn in s$m
value. This is only c. 3% of its total asset value, and is not ‘gggg ]
likely to have a major impact on earnings. Looking ahead, 800.0 1
while the group has not been an active investor in Zggg 1
Singapore’s residential market, winning any new land tenders 500.0 |
will imply improved confidence in the outlook for Singapore’s ;‘ggg ]
residential market in the medium term. 500.0 1

ol wm H BN

Relaxation of government policies. Expectations of policy %0 013a | 2014 2015F 2016F 2017F
relaxation (especially cyclical measures like the Buyers’ and = Capital Expenditure (-)
Sellers’ stamp duties) may improve buyers’ market sentiment ROE (%)

and spark a revival in transactional volumes in the Singapore 7.0% -
residential market. This is also expected to lift sentiment on 6.0%
property stocks, which we believe will enable CAPL to close

5.0% -
the gap between stock price and its NAV. 0%
Asset recycling into listed S-REITs CAPL will continue to 3.0% 1
demonstrate its ability to crystallise value through strategic 2.0% 1
divestments of mature assets to its listed REITs, which are 1.0% -
market leaders in their respective subsectors of retail, office 0.0% . . : :

2013A 2014A 2015F 2016F 2017F

and hospitality. The ability to recycle capital efficiently will

enable the group to free up capital, improve its balance sheet Forward PE Band (x)
position and deploy capital to projects with higher returns. (x)

22.8
Key Risks: 208 A *+2sd: 21.5%
Slowdown in Asian economies. The risk to our view is a 18.8 " l +1sd: 18.6x
slowdovyn in A5|an. economies WhlICh could dgmpen demahd we W M/ \j —
for housing and private consumption expenditure and retail 14.8 M/ w N \M N/ tAves S
sales. This in turn could result in slower-than-expected 12.8 -y W -1sd: 12.8x
projections. 108 w

-2sd: 9.8x

8.8
Company Background Nov-11 Nov-12 Nov-13 Nov-14 Nov-15
CapitaLand is one of Asia’s largest real estate companies PB Band (x)
headquartered and listed in Singapore. Its two core markets 13 (0
are Singapore and China, while Indonesia, Malaysia and 12
Vietnam have been identified as new growth markets. 11 M

Y +2sd: 1.04x
o /W

¥ +1sd: 0.95x
0.9
Avg: 0.85x
0.8
I A W

\/ -1sd: 0.75x
oz W]V v W
W -2sd: 0.66x
0.6
0.5
Nov-11 Nov-12 Nov-13 Nov-14 Nov-15

Source: Company, DBS Bank
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Segmental Breakdown
FY Dec 2013A 2014A 2015F 2016F 2017F
Revenues (S$m)

CapitaLand Singapore 1,237 1,242 1,002 1,021 1,213/_ Driven by locked-in sales

CapitaLand China 899 638 1,140 1,452 2,227 from China and

CMA 641 1,178 761 842 999

Ascott 635 683 681 725 775 Retail Malls. Ascott to

/_ X /.

Others 99.0 185 144 147 149 deliver consistent returns

Total 3,511 3,925 3,728 4,187 5,363

Income Statement (S$m)

FY Dec 2013A 2014A 2015F 2016F 2017F
Revenue 3,511 3,925 3,728 4,187 5,363
Cost of Goods Sold (2,274) (2,543) (1,761) (2,093) (2,962)
Gross Profit 1,237 1,382 1,967 2,095 2,401
Other Opng (Exp)/Inc 72.5 27.7 (539) (566) (594)
Operating Profit 1,310 1,410 1,428 1,529 1,807
Other Non Opg (Exp)/Inc 0.0 0.0 0.48 0.48 0.48
Associates & JV Inc 903 970 168 169 171
Net Interest (Exp)/Inc (402) (382) (436) (460) (481)
Exceptional Gain/(Loss) 0.0 0.0 0.0 0.0 0.0
Pre-tax Profit 1,811 1,997 1,161 1,238 1,498
Tax (205) (238) (209) (223) (270)
Minority Interest (731) (599) (238) (254) (307)
Preference Dividend 0.0 0.0 0.0 0.0 0.0
Net Profit 875 1,161 714 762 921
Net Profit before Except. 875 1,161 714 762 921
EBITDA 2,275 2,444 1,662 1,763 2,044
Growth

Revenue Gth (%) 6.4 11.8 (5.0) 12.3 28.1
EBITDA Gth (%) 253 7.4 (32.0) 6.1 15.9
Opg Profit Gth (%) 40.3 76 1.3 7.0 18.2
Net Profit Gth (Pre-ex) (%) 12.8 32.7 (38.5) 6.6 21.0
Margins & Ratio

Gross Margins (%) 35.2 35.2 52.8 50.0 44.8
Opg Profit Margin (%) 37.3 35.9 38.3 36.5 33.7
Net Profit Margin (%) 24.9 29.6 19.2 18.2 17.2
ROAE (%) 5.6 7.1 4.2 4.4 5.2
ROA (%) 2.1 2.6 1.6 1.7 2.1
ROCE (%) 3.0 3.0 2.9 3.0 3.4
Div Payout Ratio (%) 39.0 33.0 47.7 44.7 37.0
Net Interest Cover (x) 3.3 3.7 3.3 3.3 3.8

Source: Company, DBS Bank
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Quarterly / Interim Income Statement (S$m)

FY Dec 2Q2014 3Q2014 4Q2014 1Q2015 2Q2015
Revenue 875 919 1,518 915 1,031
Cost of Goods Sold (574) (610) (1,080) (553) (637)
Gross Profit 301 309 438 362 394
Other Oper. (Exp)/Inc (98.7) (91.6) (173) (116) (88.0)
Operating Profit 202 218 265 245 306
Other Non Opg (Exp)/Inc 0.0 0.0 0.0 0.0 0.0
Associates & JV Inc 375 124 331 126 236
Net Interest (Exp)/Inc (93.7) (96.5) (97.6) (107) (112)
Exceptional Gain/(Loss) 208 0.0 248 0.0 322
Pre-tax Profit 692 245 747 263 753
Tax (62.9) (47.5) (104) (50.6) (144)
Minority Interest (190) (67.6) (227) (51.6) (146)
Net Profit 439 130 416 161 464
Net profit bef Except. 230 130 168 161 142
EBITDA 577 342 596 371 543
Growth

Revenue Gth (%) 42.9 5.0 65.2 (39.7) 12.7
EBITDA Gth (%) 38.2 (40.8) 74.6 (37.8) 46.3
Opg Profit Gth (%) (22.7) 7.5 21.9 (7.6) 24.9
Net Profit Gth (Pre-ex) (%) 105.7 (43.6) 291 (3.9 (12.2)
Margins

Gross Margins (%) 34.4 33.7 28.9 39.5 38.2
Opg Profit Margins (%) 23.1 23.7 17.5 26.8 29.7
Net Profit Margins (%) 50.1 14.1 27.4 17.6 45.0

Balance Sheet (S$m)

FY Dec 2013A 2014A 2015F 2016F 2017F
Net Fixed Assets 666 1,047 1,922 2,021 2,121
Invts in Associates & JVs 12,673 12,781 13,040 13,300 13,561
Other LT Assets 16,583 18,705 18,430 18,930 19,430
Cash & ST Invts 6,393 2,941 2,489 2,201 3,017
Inventory 0.0 0.0 0.0 0.0 0.0
Debtors 1,167 963 909 1,021 1,308
Other Current Assets 7,579 7,676 7,043 6,830 6,093
Total Assets 45,063 44,113 43,833 44,304 45,529
ST Debt 1,280 3,469 3,469 3,469 3,469
Creditor 2,889 3,070 1,956 1,292 1,130
Other Current Liab 478 463 527 606 733
LT Debt 14,656 12,517 13,017 13,517 14,017
Other LT Liabilities 1,305 1,386 1,386 1,386 1,386
Shareholder’s Equity 16,109 16,758 17,089 17,510 18,090
Minority Interests 8,346 6,451 6,389 6,524 6,704
Total Cap. & Liab. 45,063 44,113 43,833 44,304 45,529
Non-Cash Wkg. Capital 5,379 5,107 5,469 5,954 5,538
Net Cash/(Debt) (9,543) (13,045) (13,997) (14,785) (14,469)
Debtors Turn (avg days) 137.9 99.1 91.7 84.1 79.3
Creditors Turn (avg days) 433.2 438.9 541.0 292.3 152.6
Inventory Turn (avg days) N/A N/A N/A N/A N/A
Asset Turnover (x) 0.1 0.1 0.1 0.1 0.1
Current Ratio (x) 3.3 1.7 1.8 1.9 2.0
Quick Ratio (x) 1.6 0.6 0.6 0.6 0.8
Net Debt/Equity (X) 0.4 0.6 0.6 0.6 0.
Net Debt/Equity ex Ml (X) 0.6 0.8 0.8 0.8 0.8
Capex to Debt (%) 0.5 0.8 5.7 1.0 0.9
Z-Score (X) 1.2 1.1 1.0 1.1 1.1

Source: Company, DBS Bank

Gearing to remain
stable
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Cash Flow Statement (S$m)

FY Dec 2013A 2014A 2015F 2016F 2017F
Pre-Tax Profit 1,811 1,997 1,161 1,238 1,498
Dep. & Amort. 62.8 64.6 65.0 65.0 65.0
Tax Paid (223) (256) (145) (144) (143)
Assoc. & JV Inc/(loss) (903) (970) (168) (169) 171)
Chg in Wkg.Cap. (53.7) 51.9 (427) (564) 289
Other Operating CF 262 111 0.0 0.0 0.0
Net Operating CF 956 999 487 427 1,538
Capital Exp.(net) (76.6) (127) (939) (164) (164)
Other Invts.(net) (190) (1,357) 275 (500) (500)
Invts in Assoc. & JV 57.0 841 (150) (150) (150)
Div from Assoc & JV 439 406 58.9 59.0 59.9
Other Investing CF 141 (102) 0.0 0.0 0.0
Net Investing CF 370 (339) (756) (755) (755)
Div Paid (688) (705) (683) (460) (468)
Chg in Gross Debt 280 177 500 500 500
Capital Issues 1.64 1.38 0.0 0.0 0.0
Other Financing CF (464) (3,746) 0.0 0.0 0.0
Net Financing CF (869) (4,272) (183) 40.3 32.4
Currency Adjustments 352 55.0 0.0 0.0 0.0
Chg in Cash 809 (3,557) (452) (288) 816
Opg CFPS (S cts) 23.8 22.2 214 233 29.3
Free CFPS (S cts) 20.7 20.5 (10.6) 6.17 32.3

Source: Company, DBS Bank

Target Price & Ratings History

394 gy

2.54

Nov-14

Mar-15

Jul-15

Nov-15

Note : Share price and Target price are adjusted for corporate actions.

Source: DBS Bank

Date

10 Nov 14
24 Nov 14
26 Jan 15
18 Feb 15
17 Mar 15
04 May 15
25Jun 15
14 Jul 15
15Jul 15
10 Aug 15
31 Aug 15
12 Oct 15
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Closing

Price

3.19
3.32
3.53
3.68
3.50
3.76
3.46
3.38
3.40
3.22
2.82
3.13

3.84
3.84
3.84
3.88
3.88
4.11
411
411
4.11
4.11
3.73
3.73

BUY
BUY
BUY
BUY
BUY
BUY
BUY
BUY
BUY
BUY
BUY
BUY
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DBS Bank recommendations are based an Absolute Total Return* Rating system, defined as follows:

STRONG BUY (>20% total return over the next 3 months, with identifiable share price catalysts within this time frame)
BUY (>15% total return over the next 12 months for small caps, >10% for large caps)

HOLD (-10% to +15% total return over the next 12 months for small caps, -10% to +10% for large caps)

FULLY VALUED (negative total return i.e. >-10% over the next 12 months)

SELL (negative total return of > -20% over the next 3 months, with identifiable catalysts within this time frame)

Share price appreciation + dividends

GENERAL DISCLOSURE/DISCLAIMER

This report is prepared by DBS Bank Ltd. This report is solely intended for the clients of DBS Bank Ltd and DBS Vickers Securities (Singapore) Pte
Ltd, its respective connected and associated corporations and affiliates (collectively, the “DBS Vickers Group”) only and no part of this document
may be (i) copied, photocopied or duplicated in any form or by any means or (ii) redistributed without the prior written consent of DBS Bank Ltd.

The research set out in this report is based on information obtained from sources believed to be reliable, but we (which collectively refers to DBS
Bank Ltd., its respective connected and associated corporations, affiliates and their respective directors, officers, employees and agents
(collectively, the “DBS Group”)) do not make any representation or warranty as to its accuracy, completeness or correctness. Opinions expressed
are subject to change without notice. This document is prepared for general circulation. Any recommendation contained in this document does
not have regard to the specific investment objectives, financial situation and the particular needs of any specific addressee. This document is for
the information of addressees only and is not to be taken in substitution for the exercise of judgement by addressees, who should obtain
separate independent legal or financial advice. The DBS Group accepts no liability whatsoever for any direct, indirect and/or consequential loss
(including any claims for loss of profit) arising from any use of and/or reliance upon this document and/or further communication given in
relation to this document This document is not to be construed as an offer or a solicitation of an offer to buy or sell any securities. The DBS
Group, along with its affiliates and/or persons associated with any of them may from time to time have interests in the securities mentioned in
this document. The DBS Group may have positions in, and may effect transactions in securities mentioned herein and may also perform or seek
to perform broking, investment banking and other banking services for these companies.

Any valuations, opinions, estimates, forecasts, ratings or risk assessments herein constitutes a judgment as of the date of this report, and there
can be no assurance that future results or events will be consistent with any such valuations, opinions, estimates, forecasts, ratings or risk
assessments. The information in this document is subject to change without notice, its accuracy is not guaranteed, it may be incomplete or
condensed and it may not contain all material information concerning the company (or companies) referred to in this report.

The valuations, opinions, estimates, forecasts, ratings or risk assessments described in this report were based upon a number of estimates and
assumptions and are inherently subject to significant uncertainties and contingencies. It can be expected that one or more of the estimates on
which the valuations, opinions, estimates, forecasts, ratings or risk assessments were based will not materialize or will vary significantly from
actual results. Therefore, the inclusion of the valuations, opinions, estimates, forecasts, ratings or risk assessments described herein IS NOT TO BE
RELIED UPON as a representation and/or warranty by the DBS Group (and/or any persons associated with the aforesaid entities), that:

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

Any assumptions made in this report that refers to commodities, are for the purposes of making forecasts for the company (or companies)
mentioned herein. They are not to be construed as recommendations to trade in the physical commodity or in the futures contract relating to
the commodity referred to in this report.

DBS Vickers Securities (USA) Inc ("DBSVUSA")"), a U.S.-registered broker-dealer, does not have its own investment banking or research
department, nor has it participated in any investment banking transaction as a manager or co-manager in the past twelve months.

ANALYST CERTIFICATION

The research analyst primarily responsible for the content of this research report, in part or in whole, certifies that the views about the companies
and their securities expressed in this report accurately reflect his/her personal views. The analyst also certifies that no part of his/her
compensation was, is, or will be, directly, or indirectly, related to specific recommendations or views expressed in this report. As of the date the
report is published, the analyst and his/her spouse and/or relatives who are financially dependent on the analyst, do not hold interests in the
securities recommended in this report (“interest” includes direct or indirect ownership of securities).

COMPANY-SPECIFIC / REGULATORY DISCLOSURES
1. DBS Bank Ltd., DBS Vickers Securities (Singapore) Pte Ltd (“DBSVS"), their subsidiaries and/or other affiliates have a proprietary
position in CapitaLand in this report as of 30 Sep 2015.

2. DBS Bank Ltd., DBSVS, DBSVUSA, their subsidiaries and/or other affiliates do not beneficially own a total of 1% of any class of
common equity securities of the company mentioned as of 30 Sep 2015.

3. Compensation for investment banking services:
DBS Bank Ltd., DBSVS, DBSVUSA, their subsidiaries and/or other affiliates did not receive compensation, within the past 12
months, and within the next 3 months may receive or intends to seek compensation for investment banking services from the
company mentioned.
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CapitaLand

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

Directorship
Peter Seah Lim Huat, Chairman of DBS Group Holdings, is a Deputy Chairman of Capitaland as of 28 Feb 2015 and
Euleen Goh Yiu Kiang, a member of DBS Group Holdings Board of Directors, is a Director of Capitaland as of 28 Feb 2015.

RESTRICTIONS ON DISTRIBUTION

General

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

Australia

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

Hong Kong

This report is being distributed in Hong Kong by DBS Vickers (Hong Kong) Limited which is licensed and regulated by the
Hong Kong Securities and Futures Commission.

Indonesia

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

Malaysia

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

[

=]

/

Wong Ming Tek, Executive Director, ADBSR

Singapore

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

Thailand

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

United
Kingdom

This report is being distributed in the UK by DBS Vickers Securities (UK) Ltd, who is an authorised person in the meaning of
the Financial Services and Markets Act and is regulated by The Financial Conduct Authority. Research distributed in the UK is
intended only for institutional clients.

Dubai

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

United States

Neither this report nor any copy hereof may be taken or distributed into the United States or to any U.S. person except in
compliance with any applicable U.S. laws and regulations. It is being distributed in the United States by DBSVUSA, which
accepts responsibility for its contents. Any U.S. person receiving this report who wishes to effect transactions in any
securities referred to herein should contact DBSVUSA directly and not its affiliate.

Other
jurisdictions

In any other jurisdictions, except if otherwise restricted by laws or regulations, this report is intended only for qualified,
professional, institutional or sophisticated investors as defined in the laws and regulations of such jurisdictions.

DBS Bank Ltd.
12 Marina Boulevard, Marina Bay Financial Centre Tower 3
Singapore 018982
Tel. 65-6878 8888
Company Regn. No. 196800306E
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