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Forecasts and Valuation

FY Mar (S$m) 2015A 2016A  2017F  2018F
Revenue 383 282 139 97.6
EBITDA 121 103 79.6 39.2
Pre-tax Profit 109 107 82.3 41.9
Net Profit 92.7 92.0 68.3 34.8
Net Pft (Pre Ex.) 106 92.0 68.3 34.8
EPS (S cts) 35.8 35.5 26.4 13.4
EPS Pre Ex. (S cts) 41.0 35.5 26.4 13.4
EPS Gth (%) 17) (1) (26) (49)
EPS Gth Pre Ex (%) (18) (13) (26) (49)
Diluted EPS (S cts) 35.8 35.5 26.4 13.4
Net DPS (S cts) 33.0 33.0 33.0 33.0
BV Per Share (S cts) 496 498 492 472
PE (X) 13.5 13.7 18.4 36.1
PE Pre Ex. (X) 11.8 13.7 18.4 36.1
P/Cash Flow (X) 7.6 7.5 nm 22.0
EV/EBITDA (X) 7.7 8.2 13.2 27.6
Net Div Yield (%) 6.8 6.8 6.8 6.8
P/Book Value (X) 1.0 1.0 1.0 1.0
Net Debt/Equity (X) CASH CASH CASH CASH
ROAE (%) 7.4 7.1 53 2.8

ICB Industry : Real Estate

ICB Sector: Real Estate Investment & Services

Principal Business: The Group is one of the pioneer property
developers in Singapore and has established a reputation as a
property developer of fine quality homes.

Source of all data on this page: Company, DBS Bank, Bloomberg
Finance L.P

Singapore Equity Explorer
Bukit Sembawang Estates

Refer to important disclosures at the end of this report

2 Mar 2017

Landlord King of Singapore

e One of the few with substantial freehold/999-year
lease landbank in Singapore

Flushed with cash; high dividend yield

o Potential takeover target for investors looking to
gain access to land in Singapore

The Business

Largest owner of land in Singapore. Bukit Sembawang is a property
developer that owns more than 2.8m square feet of substantially
freehold / 999-year leasehold land in Singapore, of which ¢.75% is
undeveloped raw land. In addition, the group’s completed / close to
completion high-end residential projects (85-unit Paterson Collection
and 250-unit project at St Thomas Walk) in the core central region
should do well if launched for sale given the positive sentiment in the
luxury residential market currently.

Flushed with cash; high dividend yield. As at Dec16, the group has a net
cash position S$383m (S$1.48/share), implying that close to one-third of
its market cap is backed by cash. In the past two years, it has declared
an annual dividend of 33 Scents (29 Scents special dividend), if
sustained, implies a dividend yield of 7%.

Potential takeover target. Its major shareholder, Lee family of Lee
Rubber / OCBC, owns a 44% stake which could be for sale given the
family has been in a ‘divestment’ mode in the past few years (OCBC's
non-core assets such as F&N & potentially United Engineers and Outram
Rd shop houses). Given ample liquidity and recent M&A deals in
Singapore, we believe that Bukit Sembawang is an attractive prospect
for any investor/developer who wants access to land-bank in Singapore.

The Stock

Trades at significant discount to market price. Despite trading at 1.0x
P/NAV, we estimate that the group’s landbank comes free at Bukit
Sembawang’s current share price. Assuming the price of undeveloped
land is marked to market prices, we estimate Bukit Sembawang is worth
S$7.55/share. If we factor in its full development potential from its
undeveloped landbank (excluding any potential uplift in plot ratio),
RNAV could rise to $$10.35/share.

Low liquidity, execution risks in the absence of potential takeover. The
absence of a potential takeover and long gestation period to realise its
full value of its land-bank.

At A Glance
Issued Capital (m shrs) 259
Mkt. Cap (S$m/US$m) 1,256 / 891
Major Shareholders (%)
Singapore Investments 13.4
Selat Pte Ltd 11.4
Aberdeen 10.0
Free Float (%) 51.5
3m Avg. Daily Val (US$m) 0.28

*This Equity Explorer report represents a preliminary assessment of the subject company, and does not represent initiation into DBSV's coverage
universe. As such DBSV does not commit to regular updates on an ongoing basis. The rating system is distinct from stocks in our regular coverage

universe and is explained further on the back page of this report.

ed: JS/sa: YM, PY
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Bukit Sembawang Estates

REVENUE DRIVERS

Largest listed freehold / 999-year lease landowner in Chart 1 : Revenue Breakdown by segment (FY16)
Singapore. Bukit Sembawang is a property developer that owns Investent holding

more than 2.8m square feet (sqft) of landbank in Singapore, of

which 75% is still undeveloped landbank zoned for landed

properties. Its landbank is largely located in Ang Mo Kio, Seletar

,and Sembawang. In addition, building restrictions on 44% of its

landbank could potentially be lifted if the land is re-issued as 99-year

leasehold land. Development
properties

99.8%

10% of landbank comprises freehold high-rise developments

in Orchard. Bukit Sembawang has 10% of its landbank as freehold

high-rise developments in the vicinity of Orchard (Orchard, Telok

Blangah and River Valley areas). There are currently more than 335

. . . o
units that yet to be launched despite having obtained TOP Chart 2: Cash balance (SSm) vs Dividend yield (%)

(Temporary Occupation Permit) . 0 6.8% 8%  SO%
400 7.0%
. . .. . . 350 6.0%
Flushed with cash; high dividend yield. As at Dec16, Bukit E 300 2
Sembawang’s cash position stood at S$383m with no debt. In the % 250 5% so% i;
past two years, it has declared an annual dividend of 33 Scents (29 % 200 3.1% 3.3 40% 2
Scents special dividend) representing a dividend yield of 7%. & 150 30%
100 2.0%
Attractive takeover target in the midst of limited land supply. 50 10%
Apart from the key attributes above (which already makes it an - 1 s s s O
attractive takeover target in the midst of limited land supply in Cash balance (asat end FY)  =—em=Dividend yield (%)
Singapore), its major shareholder, Lee family of Lee Rubber / OCBC, Table 1: RNAV breakdown
own a 44% stake, which could be for sale given the family’s S$'m per share (S$)
‘divestment’ mode in the past few years (divestment of OCBC's non- Landbank at current price 647 250
core assets including Fraser and Neave (F&N), Asia Pacific Breweries Value of ongoing projects 1,295 500
(APB) and potentially United Engineers (UE), and in 2016, four Investment properties 4 0.02
freehold shophouses along Outram Rd). Development cost (373) (1.44)
KEY OPERATING ASSETS :Si'vnet @ 1;?2 .48
More than 2.8m sqft of freehold / 999-year leasehold land in no. of shares (m) 259
Singapore. The company’s prized jewel lies in its freehold / 999- RNAV / share (S$) | 7.55 |

year leasehold landbank in Singapore. Bukit Sembawang owns more
than 2.8mn sqft of freehold / 999-year leasehold land, of which

Table 2: Estimated RNAV based on full development potential
75% is still undeveloped landbank, mostly zoned for landed S$m per share (S$)

properties, located in Ang Mo Kio, Seletar, and Sembawang.

Develop landbank at current price 2,179 8.41
Value of ongoing projects 1,254 484
10% of landbank comprises three freehold high-rise | . ’
) o ) nvestment properties 4 0.02
developments in the vicinity of Orchard. Bukit Sembawang :
1=V e . Development cost (1,141) (4.41)
currently has three high-rise freehold residential developments in the Add: net cash ! :
i net cas
vicinity of Orchard (Skyline, Paterson Collection and St Thomas Walk RNAV 383 1.48
located in Telok Blangah, Orchard and River Valley respectively). 2,679
While Skyline Residences is close to 90% sold, Paterson Collection no. of shares (m) 259
obtained TOP Oct 15 and St Thomas Walk is 51% completed as at RNAV / share (5$) 10.35
FY16 have yet to be launched. While QC charges could be levied on
the projects if they are still unsold in 3Q17 and 3Q19 respectively, Source: Company, DBS Bank

we believe a bulk sale of the projects could mitigate that risk.
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Bukit Sembawang Estates

GROWTH PROSPECTS

More than 2.8m sqft of undeveloped landbank. Bukit
Sembawang owns more than 2.8m sqft of undeveloped 999-year
leasehold land (75% of total landbank) that could be progressively
realised for future development. The landbank is largely located in
Ang Mo Kio , Seletar, and Sembawang zoned for landed residential
properties. Given the limited land for landed properties in Singapore
and the bottoming of the luxury residential market, we believe Bukit
Sembawang holds valuable landbank in the midst of limited land
supply.

Potential uplift of building restrictions and increase in GFA.
Among the undeveloped landbank, 0.6m sqft (21% of undeveloped
landbank) is still held under an agricultural land title. The company
has applied to lift the building restrictions and Singapore Land
Authority (SLA) requires the company to surrender the entire land
sites (totalling 1.3m sqft land site) to be re-issued as fresh 99-year
leasehold plots without building restrictions, thus increasing its
saleable gross floor area (GFA). Differential premium will be payable
to intensify the land use prior to the issuance of a Written
Permission.

More than 335 unsold high-rise units (453k sqft GFA) on
freehold land in the vicinity of Orchard. While Skyline
Residences is close to 90% sold, Paterson Collection (85 units;
obtained TOP in 2015) and St Thomas Walk (250 units; 51%
completed in FY16) but have yet to be launched. The two properties
comprise 12% of total GFA. If fully sold, the sales value of these
properties is estimated to be close to S$1bn.

MANAGEMENT & STRATEGY

Lee family of Lee Rubber owns 44% stake. The Lee family
from Lee Rubber has a 44% stake in Bukit Sembawang via
various subsidiary companies. The other major shareholders are
Aberdeen (11%) and Asia Foundation (Guoco Group) (5.3%).

Lee family in ‘divestment’ mode? Given the family’s ‘divestment’
mode in the past few years (divestment of OCBC's non-core assets
including Fraser and Neave (F&N), Asia Pacific Breweries (APB) and
potentially United Engineers (UE), and in 2016 four freehold
shophouses along Outram Rd), this could potentially be one of the
assets the family may be open to selling.

Chart 3: 75% undeveloped landbank (as at Dec16)

Developed /
developing
landbank
25%
Undeveloped
landbank
75%

Chart 4: GFA by location (as at Dec16)

Sembawang (1) Orcharg&igh-rise)
6%

Telok Blangah
10%

Chart 5: Current shareholding structure

Lee Family

Source: Company, DBS Bank
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Bukit Sembawang Estates

Income Statement (S$m)

FY Mar 2013A 2014A 2015A 2016A 2017F 2018F

Revenue 355 408 383 282 39 97.6

Cost of Goods Sold (207) (249) (254) (170) (53. (52.4)

Gross Profit 147 160 129 112 85.5 \451\

Other Opng (Exp)/Inc (4.8) (5.7) (5.4) (6.2) (6.2) (6.2 :

Operating Profit 139 150 120 102 793 389 eyt for
Other Non Opg (Exp)/Inc 1.33 0.48 1.01 0.83 0.0 0.0

Associates & JV Inc 0.0 0.0 0.0 0.0 0.0 0.0

Net Interest (Exp)/Inc 2.20 0.24 1.82 3.73 3.00 3.00

Exceptional Gain/(Loss) 0.0 (17.5) (13.3) 0.0 0.0 0.0

Pre-tax Profit 143 133 109 107 82.3 419

Tax (28.3) (22.1) (16.3) (14.9) (14.0) (7.1)

Minority Interest 0.0 0.0 0.0 0.0 0.0 0.0

Preference Dividend 0.0 0.0 0.0 0.0 0.0 0.0

Net Profit 115 1M 92.7 92.0 68.3 34.8

Net Profit before Except. 115 129 106 92.0 68.3 34.8

EBITDA 141 151 121 103 79.6 39.2

Growth .

Revenue Gth (%) 9.2) 15.1 (6.3) (26.3) (50.7) (29.9) Margins Trend

EBITDA Gth (%) (9.4) 6.9 (19.9) (14.4) (23.1) (50.8)

Opg Profit Gth (%) (9.4) 7.7 (20.3) (14.4) (22.5) (50.9) %80% 1

Net Profit Gth (Pre-ex) (%) (10.8) 12.3 (17.6) (13.3) (25.7) (49.1) 53.0% 1

Margins & Ratio 48.0%

Gross Margins (%) 415 39.1 33.6 39.7 61.5 46.3 43.0% |

Opg Profit Margin (%) 39.3 36.8 31.2 36.3 57.0 39.9 28.0% |

Net Profit Margin (%) 32.3 27.2 24.2 32.6 491 35.7 o

ROAE (%) 10.2 9.3 7.4 7.1 53 2.8 33.0% 1

ROA (%) 8.5 8.6 6.8 6.5 4.9 2.6 28.0%

ROCE (%) 8.8 10.4 8.0 6.8 5.1 2.6 23.0% ) . . .
Div Payout Ratio (%) 339 37.2 92.1 929 125.0 2455 2014A 2015A 2016A 2017F 2018F
Net Interest Cover (X) NM NM NM NM NM NM -+Operating Margin % ~+Net Income Margin %

Source: Company, DBS Bank
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Bukit Sembawang Estates

Quarterly / Interim Income Statement (S$m)

Revenue Trend

180

300%

FY Mar 2Q2016 3Q2016 4Q2016 1Q2017 2Q2017 3Q2017 . o
Revenue 109 426 12.2 44.9 72.9 104 - -
Cost of Goods Sold (75.3) (11.0) 2.7 (19.9) (26.4) 2.8) - o
Gross Profit 335 31.6 9.58 25.1 46.5 7.56 w0 o
Other Oper. (Exp)/Inc (1.3) (1.1) (2.1) (1.5) (1.4) (1.9) o .
Operating Profit 314 29.6 6.58 22.7 44.0 4.73 w© 0%
Other Non Opg (Exp)/Inc 0.0 0.59 0.05 0.03 0.04 0.05 » 00%
Associates & JV Inc 0.0 0.0 0.0 0.0 0.0 0.0 o 150%
Net Interest (Exp)/Inc 0.67 1.15 1.18 1.41 1.24 1.28 £ £ 8§ § 8§ 8 8 §8 § %
Exceptional Gain/(Loss) 0.0 0.0 (0.5) 0.0 0.0 0.0 § 8§ § ¥ % 8§ § ¥ & %
Pre-tax Profit 320 314 7.31 241 453 6.05 =revene Revenue Growth % (200)
Tax (1.7) (7.0) (0.4) 3.40 (8.0) (0.7)
Minority Interest 0.0 0.0 0.0 0.0 0.0 0.0
Net Profit 304 243 6.90 27.5 373 5.35
Net profit bef Except. 30.4 24.3 7.41 27.5 37.3 5.35
EBITDA 0.06 0.06 0.05 0.06 0.08 0.08
Growth
Revenue Gth (%) (8.1) (60.8) (71.3) 267.1 62.2 (85.8)
EBITDA Gth (%) (3.2) 5.0 (20.6) 16.0 293 10.7
Opg Profit Gth (%) (11.0) (5.6) (77.8) 244.4 94.3 (89.3)
Net Profit Gth (%) 0.0 (19.9) (71.6) 298.3 35.8 (85.7)
Margins
Gross Margins (%) 30.8 74.3 78.2 55.8 63.8 72.9
Opg Profit Margins (%) 28.8 69.6 53.8 50.4 60.4 45.6
Net Profit Margins (%) 27.9 57.1 56.4 61.2 51.2 51.6
Source: Company, DBS Bank
Balance Sheet (S$m) Asset Breakdown (2016)
FY Mar 2013A 2014A 2015A 2016A 2017F 2018F Net Fied
Assets -

Net Fixed Assets 0.27 0.20 0.13 0.08 99.8 99.7 Deptors- 0%
Invts in Associates & JVs 0.0 0.0 0.0 0.0 0.0 0.0 Y _AssocsIVs -
Other LT Assets 4.77 461 7.59 11.5 1.5 11.5 0.0%
Cash & ST Invts 142 205 329 412 202 174
Inventory 0.0 0.0 0.0 0.0 0.0 0.0 /‘
Debtors 17.0 5.61 153 924 102 712 d
Other Current Assets 1,083 1,118 1,041 942 942 942 iventory ./
Total Assets 1,247 1,334 1,393 1,458 1,357 1,298 Y% g

“~_Bank, Cash
ST Debt 0.0 0.0 0.0 0.0 0.0 0.0 and biauid
Creditor 57.0 65.8 74.8 141 64.2 62.8 81.7%
Other Current Liab 17.8 25.6 294 20.9 14.0 7.13
LT Debt 0.0 0.0 0.0 0.0 0.0 0.0
Other LT Liabilities 13.0 10.4 5.75 5.91 5.91 5.91
Shareholder’s Equity 1,160 1,232 1,283 1,290 1,273 1,222
Minority Interests 0.0 0.0 0.0 0.0 0.0 0.0
Total Cap. & Liab. 1,247 1,334 1,393 1,458 1,357 1,298
Non-Cash Wkg. Capital 1,025 1,033 952 872 965 943
Net Cash/(Debt) 142 205 329 412 202 174
Debtors Turn (avg days) 16.9 10.1 10.0 69.7 254.4 323.2
Creditors Turn (avg days) 100.4 96.6 107.6 303.3 439.3 439.3
Inventory Turn (avg days) N/A N/A N/A N/A N/A N/A
Asset Turnover (x) 0.3 0.3 0.3 0.2 0.1 0.1
Current Ratio (x) 16.6 14.5 13.3 8.9 15.9 17.0
Quick Ratio (x) 2.1 2.3 3.3 3.1 3.9 3.5
Net Debt/Equity (X) CASH CASH CASH CASH CASH CASH
Net Debt/Equity ex Ml (X) CASH CASH CASH CASH CASH CASH
Capex to Debt (%) N/A N/A N/A N/A N/A N/A
Source: Company, DBS Bank

Page 5
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Bukit Sembawang Estates

Cash Flow Statement (S$m)

Capital

Expenditure

FY Mar 2013A 2014A 2015A 2016A 2017F 2018F
Pre-Tax Profit 143 133 109 107 82.3 41.9
Dep. & Amort. 0.26 0.24 0.26 0.24 0.24 0.24
Tax Paid (23.4) (16.9) (20.4) (27.1) (20.9) (14.0)
Assoc. & JV Inc/(loss) 0.0 0.0 0.0 0.0 0.0 0.0
Chg in Wkg.Cap. 55.6 (32.5) 64.2 87.3 (86.0) 289
Other Operating CF (1.9) 17.5 12.9 0.73 0.0 0.0
Net Operating CF 173 102 166 168 (24.4) 57.1
Capital Exp.(net) (0.3) 0.0 0.0 0.1) (100.0) 0.1)
Other Invts.(net) 0.0 0.0 0.0 0.0 0.0 0.0
Invts in Assoc. & JV 0.0 0.0 0.0 0.0 0.0 0.0
Div from Assoc & JV 0.0 0.0 0.0 0.0 0.0 0.0
Other Investing CF 0.0 0.0 0.0 0.0 0.0 0.0
Net Investing CF 0.3) 0.0 0.0 0.1) (100.0) (0.1)
Div Paid (46.6) (38.8) (41.4) (85.4) (85.4) (85.4)
Chg in Gross Debt (277) 0.0 0.0 0.0 0.0 0.0
Capital Issues 0.0 0.0 0.0 0.0 0.0 0.0
Other Financing CF (6.0) 0.0 0.0 0.0 0.0 0.0
Net Financing CF (330) (38.8) (41.4) (85.4) (85.4) (85.4)
Currency Adjustments 0.0 0.0 0.0 0.0 0.0 0.0
Chg in Cash (156) 62.8 125 82.5 (210) (28.5)
Opg CFPS (S cts) 455 51.8 393 31.2 23.8 10.9
Free CFPS (S cts) 66.9 393 64.1 64.9 (48.0) 22.0
Source: Company, DBS Bank

VALUATIONS Chart 6:

Trades at 36% discount to RNAV and 1x P/NAV. Our RNAV

estimates the valuation of its existing projects and marking to
market its land-bank to current prices. This implies a potential RNAV
of $$7.55/share. If we factor in its full development potential from
its undeveloped land-bank (ex-any potential uplift in plot ratio), we

estimate that RNAV could increase to S$10.35/share.

Risk Assessment: Moderate

Category Risk Rating Wagt Wgtd Score
1 (Low) - 3 (High)

Earnings 2 40% 0.8

Financials 1 20% 0.2

Shareholdings 1 40% 0.4

Overall 1.4

Low liquidity in the absence of potential takeover. The
absence of a potential takeover may result in a lack of activity due
to low liquidity for the stock.

Execution risks. Timeline to fully realise the value of the group’s

landbank will take time.

S$m
120.0

100.0

80.0

60.0

40.0

20.0

0.0

2014A 2015A

2016A

2017F 2018F

m Capital Expenditure (-)

Historical 12 month forward PBV (x)

0.6
2010 2011 2012 2013 2014 2015 2016 2017
PBV = «= Mean e= == -15D +15D
Table 3: Peers’ Comparisons
Mkt Price
Company Cap 1-Mar-17 RNAV  P/RNAV Latest Qtr
(S$m) (S$) (S$) (x) P/NBV
Capitaland 15,255 3.60 4.80 0.75 0.94
uoL 5,270 6.55 10.23 0.64 0.77

Source: DBS Bank, Bloomberg Finance L.P

Page 6
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Bukit Sembawang Estates

DBS Bank Equity Explorer return ratings reflect return expectations based on an assumed earnings profile and valuation parameters:

1 (>20% potential returns over the next 12 months)
2 (0 - 20% potential returns over the next 12 months)
3 (negative potential return over the next 12 months)

The risk assessment is qualitative in nature and is rated as either high, low or moderate risk. (see section on risk assessment)

Note that these assessments are based on a preliminary review of factors deemed salient at the time of publication. DBSV does not commit to
ongoing coverage and updated assessments of stocks covered under the Equity Explorer product suite. Such updates will only be made upon
official initiation of regular coverage of the stock.

Completed Date: 2 Mar 2017 08:19:01 (SGT)
Dissemination Date: 2 Mar 2017 08:52:18 (SGT)

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

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

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

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

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

Please contact the primary analyst for valuation methodologies and assumptions associated with the covered companies or price targets.

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

DBS Vickers Securities (USA) Inc ("DBSVUSA")"), a U.S.-registered broker-dealer, does not have its own investment banking or research
department, has not participated in any public offering of securities as a manager or co-manager or in any other investment banking transaction
in the past twelve months and does not engage in market-making.

BIDIBS VICKERS SECURITIES Page 7



Equity Explorer

Bukit Sembawang Estates

ANALYST CERTIFICATION

The research analyst(s) primarily responsible for the content of this research report, in part or in whole, certifies that the views about the
companies and their securities expressed in this report accurately reflect his/her personal views. The analyst(s) also certifies that no part of his/her
compensation was, is, or will be, directly, or indirectly, related to specific recommendations or views expressed in the report. The DBS Group has
procedures in place to eliminate, avoid and manage any potential conflicts of interests that may arise in connection with the production of
research reports. As of 2 Mar 2017, the analyst(s) and his/her spouse and/or relatives who are financially dependent on the analyst(s), do not hold
interests in the securities recommended in this report (“interest” includes direct or indirect ownership of securities). The research analyst(s)
responsible for this report operates as part of a separate and independent team to the investment banking function of the DBS Group and
procedures are in place to ensure that confidential information held by either the research or investment banking function is handled
appropriately.

COMPANY-SPECIFIC / REGULATORY DISCLOSURES

1. DBS Bank Ltd, DBS Vickers Securities (Singapore) Pte Ltd (''DBSVS'"), their subsidiaries and/or other affiliates have a proprietary position in
CapitaLand, UOL Group recommended in this report as of 31 Jan 2017.

2. DBS Bank Ltd does not market make in equity securities of the issuer(s) or company(ies) mentioned in this Research Report.

3. DBS Bank Ltd, DBS Vickers Securities (Singapore) Pte Ltd (*'DBSVS"), their subsidiaries and/or other affiliates have a net long position
exceeding 0.5% of the total issued share capital in Capitaland recommended in this report as of 31 Jan 2017.

Compensation for investment banking services:

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

5. Euleen Goh Yiu Kiang, a member of DBS Group Holdings Board of Directors, is a Non-Exec Director of CapitaLand as of 1 Jan 2017.
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6. DBS Bank Ltd, DBS Vickers Securities (Singapore) Pte Ltd ("'DBSVS"), their subsidiaries and/or other affiliates may have published other
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DBS Bank Ltd, DBS Vickers Securities (Singapore) Pte Ltd ("'DBSVS"), their subsidiaries and/or other affiliates in the preceding 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") or DBS Vickers Securities (Singapore) Pte Ltd ("DBSVS"),

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

Hong Kong

This report is being distributed in Hong Kong by or on behalf of, and is attributable to DBS Vickers (Hong Kong) Limited
which is licensed and regulated by the Hong Kong Securities and Futures Commission and/or by DBS Bank (Hong Kong)
Limited which is regulated by the Hong Kong Monetary Authority and the Securities and Futures Commission. Where this
publication relates to a research report, unless otherwise stated in the research report(s), DBS Bank (Hong Kong) Limited is not
the issuer of the research report(s). This publication including any research report(s) is/are distributed on the express
understanding that, whilst the information contained within is believed to be reliable, the information has not been
independently verified by DBS Bank (Hong Kong) Limited. This report is intended for distribution in Hong Kong only to
professional investors (as defined in the Securities and Futures Ordinance (Chapter 571 of the Laws of Hong Kong) and any
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Indonesia

This report is being distributed in Indonesia by PT DBS Vickers Sekuritas 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.
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Wong Ming Tek, Executive Director, ADBSR
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Singapore

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

Thailand

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

United Kingdom

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

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

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

Dubai

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

United States

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

Other jurisdictions

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

DBS Bank Ltd
12 Marina Boulevard, Marina Bay Financial Centre Tower 3
Singapore 018982
Tel. 65-6878 8888
e-mail: equityresearch@dbs.com
Company Regn. No. 196800306E
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