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What's New

e Solid financial metrics with continued access to
capital markets enables CLCT to pounce on
opportunities when they arise.

econoimy assets is not priced in

o Qperational metrics strengthening, pivot to new

¢ Reiterate BUY with higher target price of $$1.60

e Rising risk premia for “pure-play” China REITs brings
valuations to an attractive -1 SD level
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Forecasts and Valuation

FY Dec (S¢m) 2019A  2020A  2021F
(Gross Revenue 238 i a55
Net Property Inc fliG:s .35 245
Total Return 165 (12.6) 118
Distribution Inc 14 4 79.7 129
=P (S cts) 6.0 4283 /.87
-PU Gth (96) (3) (249) 83
DPU (S cts) .90 £.33 5.5
DPU Gth (%) (3) (30) !
NAY per shir (S cts) e 149 160
P E(X) 20.6 29.0 15.9
Distribution Yield (%) &.0 5.7 0.9
PINAY (X) 0.8 0.8 0.5
Agoregate Leverage (%) I3 S 336
ROAE (%) 3.8 i 5.1
Distn. Inc Chng (%) (1)
Consensus DPU (5 cs): 5.60
Other Broker Recs: B: 5 S: 0

Source of all dota on this page: Company, DBS Bank, Bloomberg Finance
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Opportunity to buy the dip

Investment Thesis
Compelling value for a morphing China behemoth, We
maintain our BUY recommendation on CLCT with a revised TP

of

5%$1.60, implying 30% upside. Given recent market

correction, CLCT now trades at -1 5.D. P/B levels while offering
compelling torward vyields of 6.9% / 7.7% tor FY21F/ FY22F, one
of the highest among the larger cap peers.

Flight to safety trend should benefit CLCT. Ongoing debt

waorries trom Evergrande wi

likely tighten the liquidity tap for

real estate companies, in our view, and will benetit companies
with strong cashtlows and balance sheets. We believe CLCT
meets these criteria, supported by resilient cashflows trom a

diversified porttolio of retail and “new-economy assets”. [ts
financial metrics are strong with minimal debt renewails
interim. In tact, we see CLCT being able to tap on its debt

IN the

capacity to pursue strategic acquisitions, if asset owners look

[0

divest given the tight liquidity situation.

Bright sparks within existing portfolio. We think that CLCT's

Bl
fej

Va
Re

retail porttolio wil

see improvement from Beijing mall’s
rformance in 2H21, as well as maintain pace of portfolio

uvenation, with Qibao mall potentially on the divestment

radar. Business parks will also add to stability and growth of
the portfolio and contribute ¢.19% to the NPI on a stabilised

DAsIS Nnext year.

uation:
iterate BUY with higher target price of S$1.60. We roll

forward valuations into FY22. Organic growth drivers remain
INt

act with the tullyear contribution from the business park

(BP) portfolio a natural growth driver tor FY22F DPUs.

Where we differ:
Inorganic growth opportunities to fuel acquisition of third-party
assets. More third-party assets on the table for acquisition

consideration as distressed China developers divest to improve

cash position.

Key Risks to Our View:

'ightening pandemic measures following resurgence of COVID-
19 pertaining to imported cases or a return ot COVID clusters.

Al A Glance
ssued Capital (m shrs) 1.519
Vkt. Cap (5$m/US$mM) 1,664 /1,386
Vajor Shareholders (%)
CapitaLand Ltd 226
CapitaLand Integrated Commercial Trust ./
Free FHoat (%) 68.7
3m Avg. Daily Val (US$m) 39

GIC Industry : Real Estate / Equity Real Estate Investment (REITS)
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WHAT'S NEW

Evergrande crisis an opportunity to buy the dip

The Evergrande crisis sent ripples throughout the China CLCT trades near one-year low although fundamentals

and Hong Kong stock markets. Evergrande, one of China's remain intact and promising. CLCT has suffered a double-

largest real estate developers shone the spotlight on whammy In our view, both from a sector sell-off post the

China’s real estate sector, where heavy use of leverage has announcement of Singapore’s return to one-month lock

been regarded as the norm faor years. The developer down as the nation ramps up ‘endemic healthcare

missed two iInterest payments in the second half of capacity as well as the looming shadows of the Evergrande

September, In the same month that two rating agencies crisis. The stock now trades at a -1 standard deviation

had conseguently cut debt ratings on the counter as P/Bk on a compelling forward yield of 6.9%. 1H21 results

much as four tiers below investment grade. came in in line with expectations seeing maiden
contributions from the recently acquired business park

Stocks broadly related to China and/or real estate nortfolio, which we see as a more stable income stream to

naturally dragged into muddy waters. The Hang Seng complement the existing retail portfolio. Mareover, the

Index tell .12.2% to 24,576 tfrom mid-July to end- palance sheet remains in the pink of health, which

September with stocks related to the broad categories of INvestors have come to better cherish post the

real estate or China seeing a matching decline. Within the Fvergrande crisis.

local S-REIT space, Capitaland China Trust (CLCT) and

Sasseur REIT, both of which have full exposure to the Potential beneficiary of a flight to quality’ trend in the

China real estate sector, saw declines of ¢.9.5% and market. We believe that the liguidity tap will be tightenec

C.11.3% respedctively. with greater scrutiny on balance sheets for China rea

estate companies. With greater due diligence in gearing
and debt covenants, CLCT and the broader CapitaLand’s
operations in China will stand to benefit from a flight to
quality trend. We understand that borrowing continues to
De unscathed by the stricter borrowing landscape with
little to no impact to the current existing cost of debt at

2.57% {as at 30" June 2021).

CapitalLand China Trust’s share price performance YTD (S$/unit)

1.50
SG P2HA | S5G P2HA
China's reguiatory
Ldks Crackdown on tech
companies causes sefi-off /
1.40 n Chi &
7 Eo mr:rrkef; Fitch and Moody's
- ‘| cut dept rating
1.35 \ for Chx’g&@gf’gﬁﬂﬂd&
| \ \
130 Daily confirmed case bl /! !
| counts in Ching R ~
L % F 4 b
| e escalated from ~=7r 2
' c.500 in mid-lan to Criing property sector !i ]
C.E0K in end-Fep feels the heat as contagions 7
1.20 effect spreads
Jan-21 Feb-21 Mar-21 ARI-2 May-21 Jun-21 Jul-21 AUE-Z Sep-2

Source: Bloomberg Finance L.P, DES Bank
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Expansion plans could accelerate with more distressed asset sales in the market

Distressed assets could come in at a steal for CLCT. The
contagion etfect spilled over to developer peers Fantasia
Holdings and Sinic Holdings, which saw a similar
downgrade in credit rating, pointing to strained cash
flows. Distressed developers can improve their cash anc
leverage position to better refinance existing loans
through asset divestments, as what we have seen from
Fvergrande offering a steep 30% discount on residential
real estate in September last year.

Haircut at the current single digit level could go towards
double-digit levels. CLCT could potentially look at third-
narty assets at distressed valuations to accelerate the
growth path. We understand that the cap rate has
csenerally been 4.5-5.5% for logistics assets and 5.0-6.0%
for business park assets for Tier-1 to -1.5 Chinese cities.
While discount to valuations has generally kept to within
the single-digit range on asset fire-sales, this could move
iNto the double-digit range soon as more developers join
the pressure bandwagon with more distressed assets on
the market.

Existing and Target AUM In asset exposure

Long-term target means quadrupling of existing business
park exposure. The long-term position on growth has
peen well communicated by CLCT with the acquisition of
the business park portfolio and remaining stakes in Rock
Sguare, the first sizeable deal of many more to come.
CLCT is steering the ship towards a target asset exposure
of 40% - 30% - 30% AUM in the mixed development -
business park - retail sectors respectively. This will
translate to the more than guadrupling of CLCT's AUM
within the business park and new economy asset space
from the current c.RMB3.3bn (CLCT’s stake) to
c.RMB14.3bn. The current landscape could also support
CLCT's first transaction within the mixed development
asset expaosure, which typically comes at a narrower cap
rate as compared to the other two asset classes.

Balance sheet robust and well-staggered to support
growth. Gearing remains at a robust 35.9% as at 30" June
2021, with marginally lower debt cost at 2.51%. Debt due
iNn 2021 has been successfully refinanced with the WADE
lensthened to 3.8 years. Based on the 301 June 2021
palance sheet, CLCT has an existing debt headroom in the
range of S$780m to 5$1,300m with a target gearing range
of 45% to 50%. For upcoming acguisitions, Management
could place a heavily reliance on debt financing to vyield
higher accretion for unitholders.

Leverage and Debt Headroom (based on full-year

(RMB’bn) estimates)
2500
1,600 _ A5
20.0 23.4 1,400 L260  f328
1,200
15.0 14.3 ' 000 A1)5%%
e
10.0 = 108
ooy A5G
= A0
- 200
Retail Business Park W ixed . 30%

19 Y20 V2 1F Y22k

A RS
Uebt Headroom (LHY)

Development

e | cvorgge ratio (RH>)

W Cxisting AUNM Target AUN

Source: Company, DBS Bank
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Operations continue to show green shoots in retail with maiden business park rents partially baked into the

numbetrs

Results in line with estimates, BP portfolio not fully baked
into TH21 numbers. CLCT reported 1H21 NPl of

5$120.3m (+84.4% y-0-y) and DPU of 4.23 Scts (+40.1% y-

o-y), which was in line with our full-year estimates. This
included maiden contributions from the BP portfolio,
which was completed towards the end of TH21 in June.

Overhanging risk for the retail dissipating fast. Retail
occupancy improved 1.3 ppt h-o-h to 95.4%, with
improvement generally seen across the retail malls.
Waivers granted for 1H21 were estimated at about 0.2
months worth of rental rebates of one-fifth of guantum
orovided last year. Reversions was negative at -2%, which
Nas narrowed over the past results and could be signs of

retail rents bottoming.

While periodic mall closure continues to be the case for

malls that are situated in cities with lockdown, CLCT has
managed to claim insurance to offset revenue lost from
tempaorary closures. This includes €.0.6 months worth of

revenue at Grand Canyon, which was closed tor 19 days.

Portfolio traffic and sales still below pre-COVID levels,
impacted by Beijing lockdown. Portfolio shopper traffic
and tenant sales have eased to 75% and 85% of
normalised basis respectively. Traffic and sales were
Impacted by tightening in Beljing (1Q21) with 1H traffic
and sales at ¢./0%, 80% normalised basis, whereas non-
Beijing malls generally did better at a ¢.80%, 85-90%
normalised basis.

Decent demand for business park portfolio. Occupancy
rose 1.9 ppt g-o0-gq to 94%. Demand came from new leases
(419 with tenants within the Information -
communication and E-commerce tenants and existing
tenant expansion (59%;). The office community has fully
returned to office with physical office occupancy back to
100%. Complementary effects from the BP portfolic help
to alleviate portfolio reversions with the BP assets clocking
iN a blended reversion of +6./7%. Full-year contributions
from the BP portfolio will only be factored inin FY22F
which will increase NPl contribution from the BP asset
class from ¢.11% this year to 19% on a stabilised basis.

Asset rejuvenation strategy still in the mix. Two malls,
Minzhongleyuan {(10Q21) and CapitaMall Saihan (20Q21),
were divested as part of ongoing efforts to tweak the retall
oortfolio. CLCT will continue to see stand-alone, hon-core
assets as divestment potential — possibly CapitaMall Qibao
IN our view, which is a single asset in Shanghai
contriouting 0.5% to CLCT's retail portfolic by valuation.

Pockets of opportunities for organic growth in the
portfolio. We continue to see normalisation in rental
waivers and lease restructuring implications, both of which
are lagged indicators of a turn-around in China’s retalil
scene. CapitaMall Nuohemule has proven to be a star in
the making, despite starting its first leasing cycle during a
nandemic year, and potentially a key rental driver
alongside Rock Sguare. We see upside from the retall
nortfolio, driven by 1) better operating metrices from
CLCT's Beijing malls, where ¢.50% of retail portfolio
exposure is concentrated and i) positive reversionary
expeced Tor business park portfolio.

Business Park to contribute a bigger c.20% to portfolio NPI from FY22F

500 1. /% CAGR
150
100
>0
U
2017 2018 Z019F 2020k Z021F 2022 2023k 2024F

B Retail contribution

Source: Company, DBS Bank

Business Park contribution
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Turn around in share price eminent; a buy in opportunity at -1 standard deviation P/BK levels

A laggard to China real estate peers. We see a turnaround in - compelling at 6.9% and 7.7% for FY21F and FY22F
CLCT's share price performance an eminent trend given the  respectively, with further capital gains upside for patient
current divergence against both listed peers within the HK iNvestors.

retail space and Sasseur REIT. CLCT's share price
performance took a first dip back in January when Beljing's Maintain BUY with target price of $$1.60. We re-iterate our

lockdown was announced, over Tears within its Beijing retail ~ BUY recommendation on the counter with structural organic
malls, which make up approximately half of retail portfolio growth drivers in place as CLCT captures incremental
contribution, which has since been alleviated with 1HZ2 contrioution from the BP portfolic come next year.
oerformance tracking in line and insurance coverage for Moreover, an opportunity to acguire may just be on the
Beijing mall closures. Norizon given a rare opportunity to capture assets on

discount with the Evergrande crisis and on the back of strong
Compelling forward yields of 6.9%/7.7% for FY21F / FY22F. acquisition debt headroom of ¢.5%1.3bn. We roll forward our
CLCT's current trading levels at -1 standard deviation P/Bk valuations into the next financial year with the TP raised from
are at compelling levels for entry and supported by 5$1.5510 5%1.60.
oromising fundamental prospects. Moreover, yields are

Relative performance compared to peers within the HK retall space and Sasseur REIT

150 Relative performance {Jan'21=100)
120
110
100 f =

S0

Sasseur REIT | Fetail focused o |
80
Jan-21 Feb-21 Mar-21 Apr-21 Wlay-21 Jun-21 Jul-21 Alg-21 Sep-21

Source: Bloomberg Financial L.P., DBS Bank

CLCT is currently trading at -1 standard deviation P/Bk
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Company Background

CapitalLand China Trust {CLCT}) is a real estate investment
trust that invests in income-producing real estate assets in
China, Hong Kong, and Macau that are used primarily Tor
retail, office and industrial purposes.

Historical Dividend yield and PE band

Distribution yield (%) PB band (x)
(%) 1.3 X}

1.2 -

T o A A o G +2sd: 1.07x
+3sd: 7.8% 1.0 T +1sd: 0.99x
+1sd: 7% 0.2 - W A AvE: 0.92x
% & i g | R e R N A -1lsd: 0.84x

VB D= B | L 1 L 2sd: 0.76x
- -1sd: 5.6% 0.7 -
-2s5d: 4_.8% 0.6 -
3.9 - - - - 0.5 - . . :
2017 2018 2019 2020 Oct-17 Oct-18 Oct-1% Oct-20
Source: Bloomperg Finance L.P, DES Bank estimates Source: Bloomperg Finance L.P., DBS Bank estimates
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CapitalLand China Trust

Income Statement (S%m)

FY Dec 201 8A 2019A 2020A Z021F 2022F
{(Jross revenue L2 238 211 E el 388
Property expenses et (i) ey (110) (11 7)
Met Property Income 147 165 135 245 27
Other Operating expenses (16.2) (5.7) (1/7.5) 2 e (24,9
Other Non Opg (Exp)/Ing (Z2.4) 0.0 0.0 0.0 0.0
Associates & |V Inc 725 8.5/ 5./70 0.0 0.0
Net Interest (Exp)Inc (20.4) (294 (30 4) Dl ] (40.1)
Exceptional Gain/(Loss) 0.0 it 1.66 0.0 0.0
Net Income 116 141 92.7 186 206
Tax Eatetiay (L6 (40 4) (46.4) (51.5)
WVinority Interest 1.09 (1.2) 0.0 (179 (13.7)
Preference Dividend 0.0 0.0 (0.6) (3.4 (3.4)
Net Income After Tax 60.1 65.3 51.7 118 132
Total Return 129 165 (12.6) 118 122
Non-tax deductible ltems (34.8) (54.6) 87 10.8 11.8
Net Inc availatle Tor Dist. 99,7 111 797 129 144
Growth & Ratio

Revenue Gth (%) (Z.8) 0.4 (11.6) £3.5 9.4
N Property Inc Gth (%) (1.2) [, (15.2) 51.2 10.6
Net Inc Gth (%) (41.7) o,/ (Z0.5) 1280 s
Dist. Fayout Ratio (%) 100.0 9G./ 100.0 100.0 100.0
Net Prop Inc Margins (%) bb./ £9.4 od./ 59, 9.9
Net Income Margins (Y6) 234 2 ia 246 o 54
Jist to revenue (Yo) 44 .5 46.5 3/.9 s5b.3 377
Vianagers & Trustee’s fees FE 2.4 5.3 0./ 0.4
ROAE (Yo) 3.9 3.0 25 5. 5.5
SOA (%) 2] 1:8 Tuld 25 2.6
ROCE (%) /.9 e, 2.0 4.3 4.3
Nt Cover () 0.4 5id 3.9 0./ 0.1
Source: Company, DES Bank

Balance Sheet (SSm)
EY Dec 2018A 2019A 20204 2021F 2022F
Investment Froperties 2,447 3,168 3,479 4779 A 79
Other LT Assets 260 264 1.2 1.27
Cash & STInvts g 140 208 224 25
Inventory 0.0 0.0 0.0 0.0 0.0
Debtors 167 124 148 T 629
Other Current Assets 0. 17 1049 228 0.0 0.0
Total Assets 2,983 3,806 4310 5,062 5112
5T Debt 161 207 156 156 156
Creditor 60.7 157 178 107 118
Other Current Liab 292 59.5 824 824 824
LT Debt 8/7 1,173 1,200 T.554 1,576
Other LT Liakilities st G A 549 549 244
Unit helders” funds 1,550 1,874 W sy 2514 2514
Minority Interests 8.5 0.0 0.0 254 316
Total Funds & Liabilities 2,983 3,806 4310 5,062 5112
Non-Cash Wkg, Capital { e S 112 (182 (137)
Net Cash/(Debit) (864) (1,240) (1,14/) (1,486) (1,474)
Ratio

Current Ratio () 1.7 0.9 1.4 0.8 0.9
Quick Ratio (x) 1.1 0.9 1.4 0.8 0.9
Agoreggte Levergge (o) 34,8 0.2 3.3 33.8 33.9
Z-5core (X) .9 i .33 0.8 0.5

Source: Company, DBS Bank
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Cash Flow Statement {(5$m)

FY Dec

Fre-Tax Income
Dep. & Amort.
Tax Paid

Assoclates &)V Inc/ALoss)

Chg in Wkeg.Cap.
Other Operating CF
Net Operating CF
Net Invt in Properties
Other Invis (net)
Imvts In AssoC. & |V
Div Trom Assoc. & Vs
Other Investing CF
Net Investing CF
Distribution Paid
Chg in Gross Debt
New units issued
Other Financing CF

Net Financing CF
Currency Adjustments

Chg in Cash

Operating CFRS (5 cs)
Free (RS (S cts)

Source: Company, DES Bank

Target Price & Ratings History

T 54

1.40

o

D ct-20

Source: DES Bank

Analyst:
Derek TAN

Lec-20

Geraldine WONG

Felh-21

OF=2T

lun-21

Aug-2

OC-21

Nota  Shaepnce and Targeat price are adiistad for corporate actions.

20718A 2019A 2020A 2021F 2022F
116 16/ (12.0) 186 206
[ .73 1.73 1.73 1.73
(56.9) (/4.6) 2] (46.4) (21.3)
(/.2) (8.6) (3./) 0.0 0.0
(2/.9) (18.4) (24.0) 244 464
122 60.6 (S ehtly 10,1
118 127 77.7 394 177
(11.4) (123) (23] (6O1) (11.6)
0.0 0.0 0.0 0.0 0.0
EEn e RS 0.0 0.0
0.0 0.0 0.0 0.0 0.0
243 2,35 4,19 0.0 0.0
(336) (546) (192) (601) (11.6)
(44.3) (68.3) (689, /) (129) (144)
29 205 (116) 354 21.6
(0. 1) BiTie 370 0.0 0.0
(392.2) (D.6) e (3.4 (3.4)
212 407 180 222 (126)
(2.6) SR 2.7 0.0 0.0
(126 (34.0) Gilio 1303 334
18.1 124 &4 .94 10.8
11.0 k) (5] (13.7) 10.4
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Closing
Frice
Dz Oct 20 2
Do Moy 20 T2
09 Dec 20 125
12 Jan 27 1.43
01 Feb 21 1.25

12-mth

Target Rating
Price
155 B LY
1.55 B LY
1.70 B Y
1.70 B LY
1.55 B LY
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DBS Bank recommendations are based on 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 identitiable share price catalysts within this time frame)

*Share price appreciation + dividends

Completed Date: 8 Oct 2021 06:43.07 (5GT)
Dissemination Date: 8 Oct 2021 G/ 11:57 (5G1)

Sources for all charts and tables are DBES Bank unless otherwise specified.

GENERAL DISCLOSURE/DISCLAIMER

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

The research set out inthis 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 assodciated corporations, affiliates and their respective directors, officers, employees and agents
(collectively, the "DBS Group”) have not conducted due diligence on any of the companies, verified any informaticen or sources or taken into

account any other factors which we may consider to be relevant or appropriate in preparing the research. Accordingly, we do not make any

representation or warranty as to the accuracy, completeness or correctness of the research set out in this report. Opinions expressed are
subject to change without notice. This research is prepared for general circulation. Any recommendation contained in this document does
not have regard to the spedific investment objectives, finandial situation and the particular needs of any specific addressee. This document
s Tor 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 assodiated with any of them may from time to time nave 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, it may not contain all material information concerning the company (or companies) referred to in this report and the DBS
Group is under no obligation to update the information in this report.

This publication has not been reviewed or authorized by any regulatory authority in Singapore, Hong Kong or elsewhere, There is no
planned schedule or frequency for updating research publication relating to any issuer.

The valuations, opinions, estimates, forecasts, ratings or risk assessments described in this report were based Upon a number of estimates
and assumptions and are inherently subject to significant uncertainties and contingendcies. It can be expected that one or more ofthe
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 URPON as a representation and/or warranty by the DBS Group (and/or any persons assodiated with
the aforesaid entities), that:

(a) suchvaluations, 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.
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FPlease contact the primary analyst for valuation methodologies and assumptions associated with the covered companies or price targets,

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

DBSVUSA, a US-registered broker-dealer, does not have its own investment banking or research department, has not participated in any
cUBlic offering of securities as a manager or Co-manager or in any other investment banking transaction in the past twelve months and does
not engage in market-making,

ANALYST CERTIFICATION
The research analyst(s) primarily responsible for the content ofthis research report, in part or in whole, certifies that the views about the

companies and their securities expressed in this report accurately reflect his/her personal views. The analyst(s) also certifies that no part of
his/her compensation was, is, or will be, directly or indirectly, related to spedific recommendations or views expressed inthe report. The
research analyst (s) primarily responsible for the content of this research report, in part or in whole, certifies that he or his associate! does
not serve as an officer of the issuer or the new listing applicant (which includes in the case of a real estate investment trust, an officer of the
management company of the real estate investment trust; and in the case of any other entity, an officer or its equivalent counterparty of

the entity who is responsible for the management of the issuer or the new listing applicant) and the research analyst(s) primarily

responsible for the content of this research report or his assodiate does not have finandia interests® in relation to an issuer or a new
isting applicant that the analyst reviews, DBS Group has procedures in place to eliminate, avoid and manage any potential conflicts of
interests that may arise in connection with the production of research reports. The research analyst(s) responsible for this report operates
as part of a separate and independent team to the investment banking function of the DBS Group and procedures are in place to ensure
that confidential information held by either the research or investment banking function is handled appropriately. There is no direct link of
DBS Group's compensation to any spedific investment banking function of the DBS Group.

COMPANY-5PECIFIC / REGULATORY DISCLOSURES
i. DBS Bank Ltd, DBS HK, DBS Vickers Securities (Singapore) Pte Ltd ("DBSVS") or their subsidiaries and/or other affiliates have a

croprietary position in CapitaLand, Capitaland China Trust, Sasseur REIT, China Evergrande Group recommended in this report as of
31 Aug 2021,

2. Neither DBS Bank Ltd nor DBES HK market makes in equity securities of the issuer(s) or company(ies) mentioned in this Research Report.

3. DBS Bank Ltd, DBS HK, DBSYS, their subsidiaries and/or other affiliates have a net long position exceeding 0.5% of the total issued share
capital in CapitaLand China Trust, Sasseur REIT, recommended in this report as of 31 Aug 2021,

4. DBS Bank Ltd, DBS HK, DBSVS, DBSVUSA, their subsidiaries and/or other aftiliates beneficially own a total of 1% of any class of common
securities of Sasseur REIT, as of 31 Aug 2021,

Compensation for investment banking services:
4. DBS Bank Ltd, DBS HK, DBSYS their subsidiaries and/or other affiliates of DBSVUSA have received compensation, within the past 12

months for investment banking services from Capitaland , CapitaLand China Trust as of 31 Aug 2021

5. DBS Bank Ltd, DBS HK, DBSVS, their subsidiaries and/or other affiliates of DBESVUSA have managed or co-managed a public offering of
securities for Capitaland, CapitaLand China Trust inthe past 12 months, as of 31 Aug 2021,

' An associate is defined as (i) the spouse, or any minor child (natural or adopted) or minor step-child, of the analyst; (i) the trustee of a trust
of which the analyst, his spouse, minor child (natural or adopted) or minor step-child, is a beneficiary or discretionary objedct; or (ill) another
cerson accustomed or obliged to act in accordance with the directions or instructions of the analyst

 Financial interest is defined as interests that are commeoenly known financial interest, such as investment in the securities in respect of an
issuer or a new listing applicant, or financial accommaodation arrangement between the issuer or the new listing applicant and the firm or
analysis. This term does not include commercial lending conducted at arm’s length, or investments in any collective investment scheme
other than anissuer or new listing applicant notwithstanding the fact that the scheme has investments in securities in respect of an issuer
or a new listing applicant.
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6. DBSVUSA does not have its own investment banking or research department, nor has it participated in any public offering of securities
4s a manager or co-manager or inany other investment banking transaction in the past twelve months. Any US persons wishing to
obtain further information, including any clarification on disclosures in this disclaimer, or to effect a transaction in any security discussed
in this document should contact DESVUSA exclusively.

Disclosure of previous investment recommendation produced:
7. DBS Bank Ltd, DBS Vickers Securities (Singapore) Pte Ltd ("DBSYS"Y), their subsidiaries and/or other affiliates may have published other

investment recommendations in respect of the same securities / instruments recommended in this research report during the

sublished by DBS

sreceding 12 months. Please contact the primary analyst listed on page 1 of this report to view previous investment recommendations

Cank Ltd, DBS Vickers Securities (Singapore) Pte Ltd ("DBSVS"), their subsidiaries and/or other affiliates in the

sreceding 12 months,

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 Vickers Securities (Singapore) Pte Ltd ("DBSYS") or

Hong kong

DBSY HK. DBS Bank Ltd holds Australian Financial Services Licence no. 475946,

DEBES Bank Ltd, DBSYS and DBSY HK are exempted from the requirement to hold an Australian Finandial Services
Licence under the Corporation Act 2001 ("CA") in respect of financial services provided to the recipients. Both DBES

and DBSYS are regulated by the Monetary Authority of Singapore under the laws of Singapore, and DBSY HK is
regulated by the Hong Kong Securities and Futures Commission under the laws of Hong Kong, which differ from

Australian laws.
Distribution of this report is intended only Tor “wholesale investors” within the meaning of the CA

This report has been prepared by a person(s) who is not licensed by the Hong Kong Securities and Futures
Commission to carry on the regulated activity of advising on securities in Hong Kong pursuant to the Securities and
Futures Ordinance (Chapter 571 of the Laws of Hong Kong). This report is being distributed in Hong Kong and is
attributable to DBS Bank (Hong Kong) Limited ("DBES HK™), a registered institution registered with the Hong Kong

Securities and Futures Commission to carry on the regulated activity of advising on securities pursuant to the
Securities and Futures Ordinance (Chapter 571 of the Laws of Hong Kong). DES Bank Ltd,, Hong Kong Branch is &

imited liability company incorporated in Singapore.

For any query regarding the materials herein, please contact Carol Wu (Reg No, AHS8283) at dbsvhk@dbs.com

Indonesia

Malaysia

This report is being distributed in Indonesia by PT DBS Vickers Sekuritas Indonesia,

This report is distributed in Malaysia by AllianceDBS Research Sdn Bnd ("ADBSR"). Recipients of this report,
received from ADBSR are to contact the undersigned at 603-2604 3333 in respedct 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 connedcted and assodiated corporations, affiliates, their directors, officers,
employees, agents and parties related or assodiated with any of them may have positions in, and may effect
transactions in the securities mentioned herein and may also perform or seek 1o perform broking, investment
Canking/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
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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 DBSYS, may distribute reports produced
by its respedctive Toreign 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 1o 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 1o 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,

United
Kingdom

Dubai
International
Financial
Centre

This report is being distributed in Thailand by DBES Vickers Securities {(Thailand) Co Ltd.

This report is produced by DBS Bank Ltd which is regulated by the Monetary Authority of Singapore.

This report is disseminated in the United Kingdom by DBS Vickers Securities (UK) Ltd, ("DBSVUK"). DBSVUK is
authorised and regulated by the Financial Conduct Authority in the United Kingdom.

In respect of the United Kingdom, this report is solely intended for the clients of DBSVUK, its respective connected
and associated corporations and affiliates only and no part of this document may be (i) copied, photocopied or
duplicated in any form or by any means or (i) redistributed without the prior written consent of DESVUK. This
communication is directed at persons having professional experience in matters relating to investments. Any
investment activity tollowing from this communication will only be engaged in with such persons. Persons who do
not have professional experience in matters relating to investments should not rely on this communication.

This research report is being distributed by DBS Bank Ltd., (DIFC Branch) having its office at units 608 - 610, &
Floor, Gate Precinct Building 5, PO Box 506538, DIFC, Dubal, United Arab Emirates. DBS Bank Ltd,, (DIFC Branch) is

regUlated by The Dubail Financial Services Authority. This research report is intended only tfor professional clients
(as defined in the DFESA rulebook) and no other person may act upon it

United Arab
Emirates

This report is provided by DBS Bank Ltd (Company Regn. No. 196800306E) which is an Exempt Finandial Adviser as
defined in the Finandial Advisers ACt and regulated by the Monetary Authority of Singapore. This report is for
information purposes only and should not be relied upon or acted on by the recipient or considered as 3
solicitation or inducement to buy or sell any finandial product. It does not constitute a personal recommendation
or take into account the particular investment objectives, financial situation, or needs of individual clients. You
should contact yvour relationship manager or investment adviser it you need advice on the merits of buying, selling
or holding a particular investment. You should note that the information in this report may be ocut of date and it is
not represented or warranted to be accurate, timely or complete. This report or any portion thereof may not be
reprinted, sold or redistributed without our written consent,

United States

Other
jurisdictions

This report was prepared by DBS Bank Ltd. DBSVUSA did not participate in its preparation. The research
analyst{s) named on this report are not registered as research analysts with FINRA and are not assodiated persons
of DBSVUSA. The research analyst(s) are not subject to FINRA Rule 2241 restrictions ¢n analyst compensation,
communications with a subject company, public appearances and trading securities held by a research analyst,
This report is being distributed in the United States by DBSVUSA, which accepts responsibility for its contents. This
report may only be distributed to Major U.S. Institutional Investors (as defined in 5EC Rule 15a-6) and to such other
institutional investors and gualified persons as DBSYUSA may authorize. Any U.S. person receiving this report who
wishes to effect transactions in any securities referred to herein should contact DBSVUSA directly and not its
affiliate.

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

jurisdictions,
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HONG KONG

DBS (Hong Kong) Ltd
Contact: Carol Wu

13th Floor One Island East,
18 Westlands Roadq,
Quarry bay, Hong Kong
Tel: 852 3668 4181

Fax: 852 2521 1812
e-mail: dbsvhk@dbs.com

INDONESIA

PT DBS Vickers 5ekuritas {Indonesia)
Contact: Maynard FPriajaya Arit

DBS Bank Tower

Ciputra World 1, 32/F

|l. Prot Dr. Satric Kav. 3-5

|akarta 12940, Indeonesia

Tel: 62 21 3003 4200

Fax: 6221 3003 4943

e-mail: indonesiaresearcn@dbs.com

MALAYSIA

AllianceDBS Research Sdn Bhd
Contact: Wong Ming Tek

19th Floor, Menara Multi-Furpose,
Capital 5quare,

8 |alan Munshi Abdullanh 50100
Kuala Lumpur, Malaysia.

Tel: 603 2604 3333

Fax: 603 2604 3921

e-mail: general@alliancedbs.com
Co. Regn No. 198401015984 (128540-U)

THAILAND

DBS Vickers Securities (Thailand) Co Ltd
Contact: Chanpen Sirithanarattanakul
989 Siam Piwat Tower Building,

Hh, 14th-15th Floor

Rama 1 Road, Pathumwan,

Bangkok Thailand 10330

Tel 662 857 7831

Fax: 66 2 658 1269

e-mail; research@th.dbs.com
Company Regn. No 010552391.2/012
Securities and Exchange Commission, Thailand
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SINGAPORE

DBS Bank Ltd

Contact: Janice Chua

12 Marina Boulevard,

Marina Bay Financial Centre Tower 3
Singapore 018962

Tel: 65 6378 8888

e-mail: groupresearchi@dbs.com
Company Regn. No. 196800306k
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