Capitaretail China Trust

Strong start to a new FY; Look out for the next acquisition
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95.1% portfolio occupancy vs 95.9% (4Q14)
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ACCUMULATE (Maintained)

. . LAST DONE PRICE SGD 1.75
e Gearing remalns' healthy at 28.6% FORECAST DIV SGD 011
e 1Qrental reversion at 12.8% vs 20.6% (4Q14) TARGET PRICE SGD 1.90
e Overall shopper traffic up 1.6% yoy; Tenant sales up 14.3% yoy TOTAL RETURN 14.8%
e  Maintain “ACCUMULATE”, with upwardly revised target price of $1.90 (from $1.70)
COMPANY DATA
What is the news? O/S SHARES (MN) : 839
Capitaretail China Trust (CRCT) announced its 1Q15 results after market close last MARKETCAP (USDmn/SGDmn):  1102/1469
friday. Below are some key numbers. 52 -WKHI/LO(SGD): 1.75/1.45
3M Average Daily T/O (mn): 1.23
Results at a glance
(SGD mn) 1Q15 1Q14 y-y (%) Comments MAJOR SHAREHOLDERS (%)
Gross revenue 545 481 133 Dueto rental growth from multi-tenanted malls and stronger RMB against SGD RETAILCROWN PTELTD 19.3%
Property Expenses (20.0) (15.8) 26.5 Higher business tax and management fees as a result of higher gross revenue ~ CAPITAMALL TRUST 14.5%
Net property income 345 323 638 MATTHEWS INTERNATIONAL CAPITAL 6.91%
Inc Avfor distribution 222 196 13 AMERICAN INTERNATION ASSURANCE 5.28%
DPU (Cents) 264 240 10 CAPITARETAIL CHINATR. MGMT 4.01%
Source: Company, Phillip Securities Research (Singapore)
PRICE PERFORMANCE (%)
How do we view this? IMTH 3MTH YR
e Continue to be optimistic - Gross Revenue and NPl came in at 24.9% and 24.6% of  company 01 66 234
our full year forecast. We continue to be optimistic on the prospects of CRCT <1 returN 320 360 1045
following this set of results.
PRICE VS. STI
e China retail sales growth deceleration looked to have bottomed; Loose monetary
policies to help - China’s 1Q retail sales is up 10.6% yoy, which supports our claim 170 -
in our initiation report that China’s retail sales growth deceleration should have hit
a bottom of 10.3% in 2014. We expect China’s retail sales to stay resilient for the 10
rest of the year, in part due to the wealth effect created by the soaring stock 150
markets in the country in recent months. China government’s easing monetary
policies also lend weight to asset prices and could boost consumer sentiment. 1‘4ipr_14 1 Oadd  smis  Aprds
CRCT SP EQUITY FSSTlindex
e Rental reversion numbers still good, expected to stay in teens for rest of FY -
Management’s proactive mall management has continued to yield results with ~ S°Urce:Bloomberg, PSR
good growth in tenant sales and shopper traffic. 1Q15 portfolio rental reversion at gy FINANCIALS
12.8% is a slowdown from 20.6% in 4Q14 or 18% which is the average for the past sgpmn FY13  FY14 FYl5e FYlee
13 quarters. Nonetheless, we advise investors not to lose sight of the fact that at "¢ - 160 203 221 245
12.8%, this is still a strong set of rental reversion figures yoy (for comparison 103 132 141 159
purpose, CMT’s yoy rental reversion figure for 1Q15 was 6.1%). We expect rental i ¢ 70 81 90 97
reversion figures to remain in the teens for the rest of the FY. P/NAV (x) 090 098 106  1.09
DPU (Cents) 9.0 9.8 108 116
e Look out for the next acquisition - With gearing at 28.6%, CRCT still has healthy  pist. vield 6.8% 6.1% 62%  6.7%

debt headroom for acquisition opportunities. Management has guided in the
previous quarter’s results briefing that more acquisition opportunities are turning
up in the market now. We think the next acquisition could be not too far ahead.

Source: Company Data, PSR est.

(+6565311229)
tandh@phillip.com.sg

Dehong Tan

Investment Actions

We maintain our "ACCUMULATE" rating and revise up our DDM-derived TP from $1.70
to $1.90 to reflect the improved growth prospects due to the stabilising retail sales and
accommodative landscape in China currently.
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Financials
Statement of Total Return and Distribution Statement Balance Sheet
Y/E Dec, SGD mn FY12 FY13 FY14 FY15e FYl6e Y/E Dec, SGD mn FY12 FY13 FY14 FY15e FYl6e
Gross Revenue 1525 160.1 203.3 2211 245.1 ASSETS
Total Property expenses (52.9) (57.0) (70.9) (79.6) (85.8) Investment properties 1,477 2,058 2,251 2,251 2,251
Net Property Income 99.7 103.0 1324 1415 1593 Trade and Other Receivables 9.1 11.4 113 13.7 15.2
Net Income before tax and FV changes 86.1 83.8 98.7 1105 1189 Cash and Cash Equivalents 140.5 105.5 86.6 86.2 75.7
FV changes and forex gain/(loss) 104.7 100.7 104.8 - - Total Assets 1,649 2,184 2,358 2,367 2,358
Tax expense (50.8) (48.5) (57.1) (24.3) (26.1)
Net Income after tax and FV changes 1401 1359 1464 86.2 92.7 LIABILITIES
Net Inc attributible to Unitholders 137.0 1329 1446 84.1 90.5 Trade and other payables 343 57.7 51.1 69.9 77.5
Distribution adjustments (70.2) (62.9) (63.7) 5.7 6.4 Security deposit 27.4 35.0 41.2 42.1 46.7
Income available for distribution 66.8 70.1 80.9 89.8 96.9 Interest bearing borrowings 465.4 712.3 671.7 671.7 671.7
Other liabilities 120.1 165.4 216.2 216.2 216.2
Total Liabilities 647.1 970.4 980.2 9999 1,012.1
EQUITY
Shareholder Equity 1,001.7 11,2139 1,377.8 1,366.8 1,345.6
Per share data (SGD)
Y/E Dec FY12 FY13 FY14 FY15e FYl6e
NAV 1.31 148 1.63 1.65 1.62
DPU (cents) 9.5 9.0 9.8 10.8 11.6
Cash Flow Valuation Ratios
Y/E Dec, SGD mn FY12 FY13 FY14 FY15e FY1l6e Y/E Dec FY12 FY13 FY14 FY15e FYl6e
CFO P/NAV 1.26 0.90 0.98 0.97 0.99
Net Income after tax 140.1 1359 1464 85.2 91.6 Distribution yield (%) 5.80 6.80 6.10 6.40 6.90
Adjustments (69.7) (56.0) (37.0) 275 309 NPI yield (%) 6.7% 5.0% 5.9% 6.3% 7.1%
WC changes (13.1) (11.3) 2.0 16.4 6.1 Growth & Margins (%) FY12 FY13 FY14 FY15e FYl6e
Cashflow from ops 57.3 686 1114 129.1 1286 Growth
CFI Revenue 19.3% -0.7% 28.9% 10.0% 10.0%
Cashflow from investments (13.8) (143.3) (16.7) (16.8) (16.7) Net property income (NPI) 16.2% 3.4% 28.3% 7.0% 12.6%
CFF DPU 9.4% -5.3% 8.9% 10.3% 7.5%
Share issuance 86.1 59.0 - - - Margins
Distributions to unitholders (86.0) (37.7) (49.0) (89.8) (96.9) NPI margin 65.3% 64.4% 65.1% 64.0% 65.0%
Cashflow from financing 30.2 34.7 (117.3) (112.6) (122.4) Operating Income Margin 56.5% 52.3% 48.5% 50.0% 48.5%
Net change in cash 73.7 (40.0) (22.5) (0.4) (10.5) Key Ratios
CCE, end 140.5 105.5 86.6 86.2 75.7 Net Gearing (X) 28.0% 32.6% 28.7% 28.4% 28.5%

Source: Company, Phillip Securities Research (Singapore) Estimates
*Forward multiples & yields based on current market price; historical multiples & yields based on historical market price.
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CAPITARETAIL CHINA TRUST VNN
Ratings History
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PSR Rating System

Total Returns Recommendation  Rating
> +20% Buy 1
+5% to +20% Accumulate 2
-5% to +5% Neutral 3
-5% to -20% Reduce 4
<-20% Sell 5

| uphwWNE

We do not base ourrecommendations entirely on the above quantitative
return bands. We consider qualitative factors like (but not limited to) a stock's
risk reward profile, market sentiment, recent rate of share price appreciation,
presence or absence of stock price catalysts, and speculative undertones
surrounding the stock, before making our final recommendation
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Important Information

This publication is prepared by Phillip Securities Research Pte Ltd., 250 North Bridge Road, #06-00, Raffles City Tower, Singapore 179101 (Registration Number:
198803136N), which is regulated by the Monetary Authority of Singapore (“Phillip Securities Research”). By receiving or reading this publication, you agree to be
bound by the terms and limitations set out below. This publication has been provided to you for personal use only and shall not be reproduced, distributed or
published by you in whole or in part, for any purpose. If you have received this document by mistake, please delete or destroy it, and notify the sender immediately.
Phillip Securities Research shall not be liable for any direct or consequential loss arising from any use of material contained in this publication.

The information contained in this publication has been obtained from public sources, which Phillip Securities Research has no reason to believe are unreliable and any
analysis, forecasts, projections, expectations and opinions (collectively, the “Research”) contained in this publication are based on such information and are
expressions of belief of the individual author or the indicated source (as applicable) only. Phillip Securities Research has not verified this information and no
representation or warranty, express or implied, is made that such information or Research is accurate, complete, appropriate or verified or should be relied upon as
such. Any such information or Research contained in this publication is subject to change, and Phillip Securities Research shall not have any responsibility to maintain
or update the information or Research made available or to supply any corrections, updates or releases in connection therewith. In no event will Phillip Securities
Research or persons associated with or connected to Phillip Securities Research, including but not limited its officers, directors, employees or persons involved in the
preparation or issuance of this report, (i) be liable in any manner whatsoever for any consequences (including but not limited to any special, direct, indirect, incidental
or consequential losses, loss of profits and damages) of any reliance or usage of this publication or (ii) accept any legal responsibility from any person who receives
this publication, even if it has been advised of the possibility of such damages. You must make the final investment decision and accept all responsibility for your
investment decision, including, but not limited to your reliance on the information, data and/or other materials presented in this publication.

Any opinions, forecasts, assumptions, estimates, valuations and prices contained in this material are as of the date indicated and are subject to change at any time
without prior notice. Past performance of any product referred to in this publication is not indicative of future results.

This report does not constitute, and should not be used as a substitute for, tax, legal or investment advice. This publication should not be relied upon exclusively or as
authoritative, without further being subject to the recipient’s own independent verification and exercise of judgment. The fact that this publication has been made
available constitutes neither a recommendation to enter into a particular transaction, nor a representation that any product described in this material is suitable or
appropriate for the recipient. Recipients should be aware that many of the products, which may be described in this publication involve significant risks and may not
be suitable for all investors, and that any decision to enter into transactions involving such products should not be made, unless all such risks are understood and an
independent determination has been made that such transactions would be appropriate. Any discussion of the risks contained herein with respect to any product
should not be considered to be a disclosure of all risks or a complete discussion of such risks. Nothing in this report shall be construed to be an offer or solicitation for
the purchase or sale of any product. Any decision to purchase any product mentioned in this research should take into account existing public information, including
any registered prospectus in respect of such product.

Phillip Securities Research, or persons associated with or connected to Phillip Securities Research, including but not limited to its officers, directors, employees or
persons involved in the preparation or issuance of this report, may provide an array of financial services to a large number of corporations in Singapore and
worldwide, including but not limited to commercial / investment banking activities (including sponsorship, financial advisory or underwriting activities), brokerage or
securities trading activities. Phillip Securities Research, or persons associated with or connected to Phillip Securities Research, including but not limited to its officers,
directors, employees or persons involved in the preparation or issuance of this report, may have participated in or invested in transactions with the issuer(s) of the
securities mentioned in this publication, and may have performed services for or solicited business from such issuers. Additionally, Phillip Securities Research, or
persons associated with or connected to Phillip Securities Research, including but not limited to its officers, directors, employees or persons involved in the
preparation or issuance of this report, may have provided advice or investment services to such companies and investments or related investments, as may be
mentioned in this publication.

Phillip Securities Research or persons associated with or connected to Phillip Securities Research, including but not limited to its officers, directors, employees or
persons involved in the preparation or issuance of this report may, from time to time maintain a long or short position in securities referred to herein, or in related
futures or options, purchase or sell, make a market in, or engage in any other transaction involving such securities, and earn brokerage or other compensation in
respect of the foregoing. Investments will be denominated in various currencies including US dollars and Euro and thus will be subject to any fluctuation in exchange
rates between US dollars and Euro or foreign currencies and the currency of your own jurisdiction. Such fluctuations may have an adverse effect on the value, price or
income return of the investment.

To the extent permitted by law, Phillip Securities Research, or persons associated with or connected to Phillip Securities Research, including but not limited to its
officers, directors, employees or persons involved in the preparation or issuance of this report, may at any time engage in any of the above activities as set out above
or otherwise hold a interest, whether material or not, in respect of companies and investments or related investments, which may be mentioned in this publication.
Accordingly, information may be available to Phillip Securities Research, or persons associated with or connected to Phillip Securities Research, including but not
limited to its officers, directors, employees or persons involved in the preparation or issuance of this report, which is not reflected in this material, and Phillip
Securities Research, or persons associated with or connected to Phillip Securities Research, including but not limited to its officers, directors, employees or persons
involved in the preparation or issuance of this report, may, to the extent permitted by law, have acted upon or used the information prior to or immediately following
its publication. Phillip Securities Research, or persons associated with or connected to Phillip Securities Research, including but not limited its officers, directors,
employees or persons involved in the preparation or issuance of this report, may have issued other material that is inconsistent with, or reach different conclusions
from, the contents of this material.

The information, tools and material presented herein are not directed, intended for distribution to or use by, any person or entity in any jurisdiction or country where
such distribution, publication, availability or use would be contrary to the applicable law or regulation or which would subject Phillip Securities Research to any
registration or licensing or other requirement, or penalty for contravention of such requirements within such jurisdiction. Section 27 of the Financial Advisers Act (Cap.
110) of Singapore and the MAS Notice on Recommendations on Investment Products (FAA-NO1) do not apply in respect of this publication.

This material is intended for general circulation only and does not take into account the specific investment objectives, financial situation or particular needs of any
particular person. The products mentioned in this material may not be suitable for all investors and a person receiving or reading this material should seek advice from
a professional and financial adviser regarding the legal, business, financial, tax and other aspects including the suitability of such products, taking into account the
specific investment objectives, financial situation or particular needs of that person, before making a commitment to invest in any of such products.

Please contact Phillip Securities Research at [65 65311240] in respect of any matters arising from, or in connection with, this document.
This report is only for the purpose of distribution in Singapore.
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