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Previous Rating: HOLD Share price correction presents fresh buying
Current Price: S$1.81 opportunity
Fair Value: S$1.95

Groundbreaking at JCube development. Last Friday,
CapitaMall Trust (CMT) held the groundbreaking ceremony
for the new retail mall on the site of the former Jurong

4000 Capitamall 3.0 Entertainment Centre. The new mall, named JCube, will have
3500 Trust 25 net lettable area of approximately 204,000 sq ft, which is twice
oon 2.0 the original size. The project is expected to be completed in
2000 1.5 the first quarter of 2012. We expect JCube to be the key DPU
1500 1o growth driver for CMT in 2012 and 2013. Based on the enlarged
1000 2 58 588288 9 o 08 NLA, we expect JCube to generate gross rental income of

% £ 3 8 % £ 38§ % S$34.7m and net property income of S$23.9m when fully

operational. With the changes in our NLA and rental estimates
on JCube, our RNAV estimate has been raised by S$0.02 per
share.

Development of Jurong Lake District to boost human

Reuters Code CMLTSI traffic flow. Long-term outlook for the JCube development is
ISIN Code C38U also positive with development of the Jurong Lake District now
Bloomberg Code CTSP gaining momentum. In Apr, URA launched a 205.854 sq ft
Issued Capital (m) 3182 land parcel for mix development in Jurong Lake District efter a
’ developer committed to bid at least S$350m for the site. In
Mkt Cap (S$m/US$m) 5,759/ 4,287 addition, URA recently sold a residential site at Boon Lay
Major Shareholders Way to Keppel Land for S$303m. Upon the completion of these
CapitaMalls Asia 30% projects, we expect higher human traffic flow in the Jurong
Free Float (%) 40% Lake District and JCube, which is strategically located near
_ the Jurong East MRT Interchange, should be a key beneficiary
Daily Vol 3-mth ('000) 6,494 from the development of the region.
52 Wk Range 1.270 - 2.020

Positioned to grow over the long term. In the near term,
we see DPU growth catalysts coming from positive rent
reversion and asset enhancement (AEI) initiatives at Raffles
City basement, Junction 8 (new 2-storey F&B Annex Block)
and Tampines Mall (reconfiguration of shop units and side
(S$m) FY08 FY09 FY1OF  EY1{F entrance). These AEI works will complete by end-2010. Over
the longer term, there is still a healthy pipeline of AEls that

E:’enue 21?? :z; 2222 2122 CMT could undertake. CMT has received planning permission

o ' ' ) ' from URA to increase the GFA of Tampines Mall by 94,938 sq
Distributions 2384 220 3028 3139 ft for office use. For Funan DigitaLife Mall, CMT has also
DPU yield (%) 53 49 53 55

received planning permission from URA to increase the GFA
PINAV (9 R 12 12 12 by 360,375 sq ft (163,180 sq ft for office use and 197,195 sq ft
for retail use). These projects are likely to start once when the
development of JCube is completed.

Share price correction presents fresh buying opportunity;
Upgrade to BUY. Our fair value, which pegged at parity to our

Foo Sze Ming RNAV estimate, has been raised to S$1.95 (previously S$1.93).

(65) 6531 9810 Recent correction in CMT's share price presents fresh buying

e-mail: FooSzeMing@ocbc-research.com opportunity for investors. With a projected total return of 13%,
we are now upgrading CMT to BUY.

Please refer to the important disclosures at the back of this document.
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Exhibit 1: RNAV Table
in S$m
Valuation of investment properties 8,384.1
Book value of investment properties 7,174.0
Surplus from investment properties 1,210.1
Surplus/(Deficit) from CRCT stake 22.8
Book value (as at end of FY09) 4,969.6
RNAV 6,202.5
Shares outstanding (m) 3,179.3
RNAV per share (S$) 1.95
Premium/Discount to RNAV 0.0%
Fair Value (S$) $1.95
Source: OIR estimate
CMT's Key Financial Data
EARNINGS FORECAST BALANCE SHEET
Year Ended 31 Dec (S$m) FY08 FY09 FY10F FY11F  Asat 31 Dec (S$m) FY08 FY09 FY10F  FY1F
Gross revenue 510.9 552.7 592.2 616.6  Investment properties 7174.0 6920.5 7288.5 7388.5
Total property expenses -169.8 -1759 -188.6  -197.1  Investmentin associate 143.9 1371 1371 1371
Net property income 3411 376.8 403.6 4195  Cash 168.4 350.8 262.6 232.0
Borrowing costs -102.5  -105.0 -1099 -1146  Total current assets 1871 363.1 275.7 2456
Manager's management fees -31.0 -34.2 -36.6 -38.1  Total assets 7509.0 74230 77029 77743
Net income (b/f assoc and reval) 2050 2363 2510 2604  Current liabilities ex debt 158.4 148.9 159.2 166.4
Share of profit of associate 84 41 46 50  Debt 3156.9  2206.7 2554.7  2664.7
Revaluation of invt ppty 3232  -302.2 0.0 0.0 Total liabilities 34294 24534 27812  2901.7
Total return for the period 560.9 -65.2 255.0 264.8  Unitholders' funds 4079.6 4969.6 4921.7 48726
Income available for distribution 2384 2820 3029 3139 Total equity and liabilities 7509.0 74230 77029 77743
CASH FLOW
Year Ended 31 Dec (S$m) FY08 FYO9 FY10F FY11F KEY RATES & RATIOS FY08 FY09 FY10F  FY1F
Operating income b/f wc change 3209 3513 3760 3909  DPU per share (S-cents) 14.3 8.9 9.5 9.9
Change in working capital 27.8 45 15.6 9.6  NAV per share (S-cents) 2448 156.3 154.8 153.3
Cash generated from operations 3487 3559 3916 4004 PER(x) 54 -81.2 22.6 21.7
Tax paid 0.9 0.3 0.6 0.6  PINAV (x) 1.1 1.2 1.2 1.2
Cashflow from operating actiivities 3479 3556  391.0  399.8  NPImargin (%) 66.8 68.2 68.2 68.0
Cashflow from investing activities -1101.7 543 -362.7 -91.1  Netincome margin (%) 109.8 -11.8 431 43.0
Cashflow from financing activities 8532 -1338 -101.6 -339.3  Gearing (%) 42.0 29.7 33.2 34.3
Change in cash 994 1675 733 -30.6  DPU yield (%) 5.3 49 5.3 5.5
Cash at beginning of period 68.9 168.4 335.8 262.6  ROE (%) 13.7 1.3 5.2 54
Cash at end of period 1684 3358 2626 2320 ROA(%) 75 0.9 33 34

Source: Company data, OIR estimates
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SHAREHOLDING DECLARATION:
The analyst/analysts who wrote this report holds NIL shares in the above security.

RATINGS AND RECOMMENDATIONS:

OCBC (Ijnvestment Research’s (OIR) technical comments and recommendations are short-term and trading
oriented.

- However, OIR’s fundamental views and ratings (Buy, Hold, Sell) are medium-term calls within a 12-month
investment horizon. OIR’s Buy = More than 10% upside from the current price; Hold = Trade within +/-10%
from the current price; Sell = More than 10% downside from the current price.

- For companies with less than S$150m market capitalization, OIR’s Buy = More than 30% upside from the
current price; Hold = Trade within +/- 30% from the current price; Sell = More than 30% downside from the
current price.

DISCLAIMER FOR RESEARCH REPORT

This report is solely for information and general circulation only and may not be published, circulated,
reproduced or distributed in whole or in part to any other person without our written consent. This report
should not be construed as an offer or solicitation for the subscription, purchase or sale of the securities
mentioned herein. Whilst we have taken all reasonable care to ensure that the information contained in this
publication is not untrue or misleading at the time of publication, we cannot guarantee its accuracy or
completeness, and you should not act on it without first independently verifying its contents. Any opinion or
estimate contained in this report is subject to change without notice. We have not given any consideration
fo and we have not made any investigation of the investment objectives, financial situation or particular
needs of the recipient or any class of persons, and accordingly, no warranty whatsoever is given and no
liability whatsoever is accepted for any loss arising whether directly or indirectly as a result of the recipient
or any class of persons acting on such information or opinion or estimate. You may wish to seek advice
from a financial adviser regarding the suitability of the securities mentioned herein, taking into consideration
your investment og/ect/ves, financial situation or particular needs, before mak/ng a commitment to investin
the securities. OCBC Investment Research Pte Ltd, OCBC Securities Pte Ltd and their respective connected
and associated corporations together with their respective directors and officers ma fv have or take positions
in the securities mentioned in this report and may also perform or seek to perform broking and other
investment or securities related services for the corporations whose securities are mentioned in this report
as well as other parties generally.

Privileged/Confidential information may be contained in this message. If you are not the addressee indicated
in this message (or responsible for delivery of this message to such person), you may not copy or deliver
this messa%e to anyone. Opinions, conclusions and other information in this message that do not relate to
the official business of my company shall not be understood as neither given nor endorsed by it.

For OCBC Investment Research Pte Ltd
Co.Reg.no.: 198301152E

Carmen Lee
Published by OCBC Investment Research Pte Ltd Head of Research
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