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Highlighted Companies

E&O

E&O offers DIBS for all its projects and roughly
90% of its buyers take up the scheme. The impact
on its projects is likely to be muted as the group
operates in the luxury segment, where the
purchasing power of buyers is strong.

Mah Sing Group

Only a handful of the group's projects still offer
DIBS as the group had discontinued the practice
for many other projects in 2012. Even without DIBS
for most projects, the group still managed to break
new sales records.

UOA Development

All its projects offer DIBS. We believe its residential
projects will not be affected as the company offers
affordable homes where demand is strong. But
demand for commercial properties may be hurt.

BNM to curb DIBS?

The press has reported that Bank Negara Malaysia may impose curbs
on the developer interest-bearing scheme (DIBS). If true, this would be
negative for developers in the short term, though not entirely
unexpected as speculation on such moves had already surfaced in May.

Figure 1: Policies to curb speculation

Date Policy

Oct-09 Reintroduction of RPGT at 5% for first five years
Now11 Loan-to-value ratio for 3rd property capped at 70%
Oct-11 RPGT raised to 10% for first two years

Jan-12 Loan eligibility based on net pay and not gross pay
Oct-12 RPGT raised by 5%pts for all five years

Jun-13 DIBS to be curbed?

SOURCES: CIMB, COMPANY REPORTS

Although such a policy would have a
negative impact on speculative
demand, we believe the impact on
earnings will be muted, while creating
a healthier property market led more
by fundamentals. @We remain
Overweight on the property sector
with Mah Sing as our top pick and
robust sales and earnings growth as
sector catalysts. Any weakness in
property stocks is an opportunity to
accumulate, in our view.

What Happened »

It was reported in Starbiz that Bank
Negara is studying the risks arising
from DIBS with a view of potentially
imposing curbs on it. DIBS has
become a popular easy financing
package  offered by  property
developers in  joint-promotion
activities with banks in recent years.

What We Think »

If the reports are correct, it would be
negative for the property sector in the
short term as buyers may hold back
their purchases while property
investors may switch from the

primary market back to the secondary.

But such a move is not entirely
unexpected as we had heard whispers
over the past few weeks on its
possibility. Speculation on a curbs to

DIBS had surfaced about a month ago
with some developers hearing about it
as early as a year ago. We believe the
impact on property developers will be
negative in the short term, not unlike
previous times when the real property
gains tax (RPGT) was raised, or when
the 70% loans-to-value ratio and
prudent lending measures were
implemented. However, major
developers such as Mah Sing and SP
Setia should have little problem
selling their properties given their
strong marketing prowess.

What You Should Do »

We expect property stocks to come
under short-term selling pressure as
share prices rallied after the 13th
general elections, giving investors an
excuse to take profits. Also, we believe
any slowdown in property sales will
likely be temporary, perhaps similar
to the previous cases of 2-3 months as
house buyers hold out for lower prices.
But given the strong fundamentals of
the residential sector with
affordability near its best-ever level,
transaction volume and property
prices should remain firm. We remain
bullish on the sector and would
advise investors to buy property
stocks on any selloff.

IMPORTANT DISCLOSURES, INCLUDING ANY REQUIRED RESEARCH CERTIFICATIONS, ARE PROVIDED AT THE END OF THIS REPORT.
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Figure 2: Sector Comparison

Company Bloomberg Recom Price Tgt Px Mkt Cap Core P/E(x) 2-yr EPS RNAV Prem./(Disc.)  Gearing(%) P/BV (x) Recurring ROE (%) Dividend Yield (%)
Ticker ) (local curr) (local curr) (US$ m) CY2013 CY2014 CAGR (%) CY2013 to RNAV (%) CY2013 CY2013 CY2014 CY2013 CY2014 CY2013 CY2014
Bukit Sembaw ang Estates BS SP Outperform 6.20 7.41 1.256 13.1 13.1 -0.7% 10.58 -41% Net Cash 1.22 1.06 10.1% 8.7% 2.7% 2.8%
CapitaLand CAPL SP Outperform 2.98 4.33 9.925 195 125 72.0% 5.10 -42% 48.5% 0.82 0.79 4.3% 6.4% 2.6% 2.8%
CapitaMalls Asia CMA SP Neutral 1.78 2.16 5.420 26.6 21.8 22.4% 2.40 -26% 52.6% 1.04 1.01 4.0% 4.7% 1.7% 1.7%
City Developments CIT SP Neutral 10.46 11.19 7.441 18.4 14.1 23.1% 13.17 -21% 22.0% 1.29 1.20 7.3% 8.8% 1.4% 1.6%
Fraser & Neave FNN SP Outperform 8.41 10.03 9.480 20.2 16.0 46.4% 11.03 -24% Net Cash 0.95 0.91 5.5% 5.8% 2.1% 2.1%
Global Logistic Properties GLPSP Outperform 2.61 3.35 9.717 29.8 25.2 13.5% 3.35 -22% 10.2% 1.14 112 3.9% 4.5% 2.0% 2.0%
Ho Bee Investments HOBEE SP Outperform 1.93 2.52 1.024 8.7 8.7 -0.5% 3.09 -38% 35.4% 0.69 0.65 8.5% 8.2% 2.6% 2.6%
Keppel Land KPLD SP Neutral 3.28 4.00 3.967 11.4 10.5 0.3% 4.99 -34% 27.8% 0.76 0.72 7.1% 7.0% 2.6% 2.8%
Overseas Union Enterprise OUE SP Outperform 2.68 3.53 1.908 27.4 225 11.0% 4.41 -39% 75.3% 0.87 0.85 3.1% 3.7% 1.8% 2.2%
Singapore Land SL SP Outperform 8.75 8.52 2.823 15.7 14.0 1.1% 14.20 -38% 9.2% 0.68 0.66 4.5% 4.8% 2.3% 2.3%
UOL Group UOL SP Outperform 5.94 7.99 3,580 12.3 11.3 4.9% 9.99 -41% 27.8% 0.71 0.68 5.9% 6.2% 2.0% 2.2%
Wheelock Properties (S) WP SP Neutral 1.80 1.95 1.685 25.9 14.1 29.7% 2.60 -31% Net Cash 0.69 0.67 2.7% 4.8% 3.3% 3.3%
Wing Tai Holdings WINGT SP Underperform 1.94 2.10 1186 6.8 6.8 0.7% 2.80 -31% Net Cash 0.69 0.69 9.9% 9.9% 4.4% 4.4%
Singapore average 18.3 14.7 16.3% -32% 21.2% 0.92 0.88 5.2% 6.1% 2.2% 2.3%
Agile Property 3383 HK Neutral 7.89 9.60 3.506 4.4 3.9 8.6% 19.54 -60% 60.8% 0.74 0.65 18.0% 17.6% 5.2% 5.9%
China Overseas Grand Oceans 81 HK Outperform 9.58 13.33 2.818 7.9 5.8 33.0% 14.82 -35% 3.4% 2.09 1.58 29.9% 30.8% 1.3% 1.7%
China Overseas Land 688 HK Outperform 18.68 25.65 19.678 8.0 6.9 18.6% 0.00 na 26.8% 1.49 1.27 20.0% 20.0% 2.5% 2.9%
China Resources Land 1109 HK Outperform 18.90 26.50 14.200 11.6 8.9 30.4% 29.41 -36% 45.2% 1.45 1.28 13.1% 15.3% 2.3% 3.0%
Evergrande Real Estate 3333 HK Neutral 2.84 3.61 5.868 5.0 4.1 14.7% 9.03 -69% 68.7% 0.73 0.62 16.5% 16.4% 0.0% 0.0%
Franshion Properties 817 HK Outperform 2.33 3.18 2.752 7.6 5.8 28.2% 5.31 -56% 46.9% 0.69 0.63 9.4% 11.3% 2.8% 3.6%
Guangzhou R&F 2777 HK Neutral 10.50 11.98 4.361 4.8 4.4 10.6% 19.97 -47% 83.2% 0.88 0.78 19.6% 19.0% 7.3% 8.0%
KWG Property Holding 1813 HK Outperform 4.01 6.62 1.495 39 35 16.5% 11.04 -64% 56.4% 0.54 0.48 14.7% 14.7% 6.7% 7.5%
Longfor Properties 960 HK Outperform 11.90 15.60 8.342 8.9 7.6 12.2% 22.35 -47% 60.5% 1.48 1.28 17.7% 18.1% 2.2% 2.6%
Poly Property 119 HK Outperform 3.98 7.15 1.870 55 4.7 23.8% 11.91 -67% 83.0% 0.50 0.46 9.4% 10.1% 5.5% 6.3%
Shimao Property 813 HK Outperform 14.02 20.45 6.276 6.5 4.9 34.1% 29.22 -52% 51.4% 0.98 0.87 16.1% 18.9% 5.0% 6.6%
Shui On Land 272 HK Neutral 2.19 2.94 2.259 13.8 11.6 107.4% 5.87 -63% 81.1% 0.40 0.39 2.7% 3.4% 2.5% 2.6%
Sino-Ocean Land 3377 HK Neutral 3.88 4.95 2.934 59 51 13.9% 9.91 -61% 52.1% 0.43 0.41 7.5% 8.2% 6.5% 6.8%
SOHO China 410 HK Neutral 5.88 6.45 3.698 7.6 15.7 -29.0% 9.99 -41% 26.6% 0.74 0.73 10.0% 4.7% 5.3% 5.3%
Y uexiu Property 123 HK Outperform 1.81 2.73 2172 8.0 6.2 29.3% 4.97 -64% 69.6% 0.57 0.54 7.4% 9.0% 4.4% 5.7%
China/Hong Kong average 7.4 6.3 19.5% -52% 53.5% 0.98 0.88 13.9% 14.7% 3.1% 3.7%
Alam Sutera ASRIJ Outperform 760 1,300 1.492 10.0 6.9 32.6% 2,159 -65% Net Cash 2.61 2.00 29.1% 32.9% 2.9% 4.3%
Bekasi Fajar BEST J Outperform 710 1,100 683 6.2 5.3 56.0% 1,126 -37% Net Cash 2.37 1.78 45.4% 38.3% 2.8% 6.0%
Bumi Serpong Damai BSDE J Outperform 1,700 2,350 2.972 14.3 14.7 23.4% 2,720 -38% Net Cash 3.06 2.62 23.6% 19.2% 0.9% 1.4%
Ciputra Development CTRA J Outperform 1,110 2,000 1.682 14.6 13.6 41.9% 2,147 -48% Net Cash 2.63 2.31 19.6% 18.0% 1.1% 2.1%
Ciputra Property CTRP Outperform 1,140 1,450 700 114 8.9 55.0% 2,748 -59% 2.3% 1.61 141 15.1% 16.9% 1.3% 2.6%
Lippo Karaw aci LPKR 1J Outperform 1,490 1,850 3.435 17.6 18.8 26.6% 2,249 -34% Net Cash 2.77 2.51 17.0% 14.0% 0.9% 1.8%
Metropolitan Land MTLA IJ Outperform 510 730 386 14.3 9.8 35.9% 1,198 -57% 2.3% 221 1.85 16.6% 20.6% 1.1% 1.4%
Summarecon Agung SMRA J Outperform 2,100 3,200 1.513 11.6 10.5 30.5% 4,366 -52% Net Cash 3.22 2.63 31.2% 27.6% 1.6% 2.6%
Surya Semesta Internusa SSIA J Outperform 1,290 2,000 606 6.6 5.2 24.4% 2,124 -39% Net Cash 2.60 1.85 46.8% 41.9% 2.6% 3.4%
Indonesia average 12.4 11.0 33.0% -46% Net Cash 2.69 2.26 23.8% 22.4% 1.4% 2.4%
Eastern & Oriental EAST MK Outperform 1.77 2.48 608 13.4 11.3 24.7% 3.10 -43% 20.2% 1.36 1.25 10.5% 11.5% 2.3% 2.5%
KLCC Property Holdings KLCCSS MK Outperform 6.52 8.00 3.656 19.5 18.5 -5.3% 6.42 2% 14.2% 1.60 1.60 8.2% 8.6% 4.9% 5.1%
Mah Sing Group MSGB MK Outperform 2.78 4.18 976 10.9 9.0 24.1% 3.80 -27% 17.3% 1.84 1.61 19.7% 19.0% 3.1% 3.4%
SP Setia SPSB MK Neutral 3.31 3.99 2528 16.6 15.1 6.9% 3.99 -17% 46.9% 1.54 1.47 10.2% 9.9% 3.2% 3.1%
UEM Sunrise Bhd UEMS MK Outperform 2.91 4.28 3.927 23.0 20.5 16.4% 3.89 -25% 8.6% 2.22 2.07 10.1% 10.5% 1.4% 1.7%
UOA Development UOAD MK Outperform 2.18 2.76 860 8.1 7.0 14.5% 3.16 -31% Net Cash 1.22 1.12 15.5% 16.6% 6.0% 6.4%
Malaysia average 16.7 14.9 20.6% -15% 18.1% 1.70 1.61 10.7% 11.1% 3.3% 3.5%
Amata Corporation AMATA TB Outperform 16.00 32.20 549 8.7 7.5 56.1% 21.77 -27% 43.9% 1.70 1.50 20.3% 21.4% 4.6% 5.4%
Ananda Development ANANTB Outperform 2.58 6.16 276 51 4.2 na 2.34 10% 23.9% 1.24 0.96 28.5% 25.9% 0.0% 0.0%
AP (Thailand) PCL APTB Neutral 6.05 9.03 556 7.3 5.7 16.8% 7.00 -14% 78.8% 1.21 1.04 17.4% 19.7% 5.5% 7.0%
Hemaraj HEMRAJ TB Outperform 3.20 4.14 998 10.9 10.0 20.1% 2.80 14% 56.7% 2.76 241 27.1% 25.6% 4.4% 4.9%
Land And Houses LHTB Outperform 10.10 9.19 3.255 23.0 19.0 13.1% 6.00 68% 54.0% 3.26 3.16 14.4% 16.9% 4.5% 5.3%
LPN Development LPNTB Outperform 22.50 30.63 1.067 11.9 10.3 23.7% 7.40 204% 5.4% 3.30 2.79 29.9% 29.4% 4.2% 4.9%
Pruksa Real Estate PSTB Outperform 18.40 40.22 1.314 7.7 6.9 27.0% 12.54 47% 50.1% 1.69 1.43 23.6% 22.6% 3.9% 4.2%
Quality Houses QHTB Outperform 2.72 5.38 803 9.7 7.6 69.1% 3.60 -24% 111.9% 1.46 1.32 15.7% 18.3% 5.5% 6.6%
Sansiri Public Co SIRITB Outperform 2.82 5.88 825 7.1 5.7 24.9% 2.48 14% 89.9% 1.46 1.24 20.3% 23.5% 6.9% 9.6%
Supalai PCL SPALI TB Neutral 16.30 20.31 899 8.7 7.6 27.2% 9.05 80% 26.1% 1.86 1.60 22.8% 22.6% 4.6% 5.2%

Thailand average 10.6 8.9 33.3% 37% 58.6% 2.06 1.81 20.4% 21.7% 4.6% 5.5%
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Property curbs? »

A potential move by Bank Negara Malaysia to curb DIBS could be negative for
the property sector in the short term as buyers may postpone purchases in
hopes of buying at lower prices while speculators may switch from the primary
market back to the secondary market which had been rather quiet in the past
year. Such a move, however, would not entirely be a surprise as speculation had
surfaced in recent weeks given the strong run-up in residential prices in
Malaysia. The average residential property in Malaysia had appreciated 11.8%
in 2012 and in Selangor, 16.4%. In the Klang Valley, the prices of semi-detached
homes in Kuala Lumpur had jumped 24.1% last year while even high-rise
apartments in Kuala Lumpur had increased 16%, their strongest since 1989.

Figure 3: 2012 house-price increases
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If DIBS is curbed, we believe the impact on property developers will be negative
in the short term, not unlike previous times when the RPGT was raised, or
when the 70% loans-to-value ratio and prudent lending measures were
implemented. Home buyers then had waited a few months in hopes that prices
might decline or developers would provide bigger discounts but when those
failed to materialise, sales had picked up once again. We believe the authorities
may intend to curb speculative demand so that prices do not escalate too fast,
but have no intention to curb genuine demand as home ownership remains a
priority for the government.

Figure 4: Real property gains tax

Up to 2007 Up to 2007 Up to 2007  Apr-07 Jan-10 Jan-12 Jan-13

1st year 30% 30% 30% 0% 5% 10% 15%
2nd year 30% 30% 30% 0% 5% 10% 15%
3rd year 20% 20% 30% 0% 5% 5% 10%
4th year 15% 15% 30% 0% 5% 5% 10%
5th year 5% 5% 30% 0% 5% 5% 10%
6th year onwards 0% 5% 5% 0% 0% 0% 0%

Individual Corporate Foreigners For all For all For all For all
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Figure 3: Policies to curb speculation

Date Policy

Oct-09 Reintroduction of RPGT at 5% for first five years
Now-11 Loan-to-value ratio for 3rd property capped at 70%
Oct-11 RPGT raised to 10% for first two years

Jan-12 Loan eligibility based on net pay and not gross pay
Oct-12 RPGT raised by 5%pts for all five years

Jun-13 DIBS to be curbed?

Feedback from developers »

Our channel checks with developers indicate a wide range of DIBS practices
currently. Some like UOA Development offer DIBS for all its projects, both
residential and commercial. E&O says all its projects offer DIBS and around
90% of its buyers take up the scheme. Others such as Mah Sing had withdrawn
DIBS from many of their projects last year, with the exception of developments
which are slower to move. Our conclusion is that DIBS is popular with
purchasers but good projects need not rely on the scheme and can still sell very
well without it. Should DIBS be curbed, developers could offer small rebates or
discounts in lieu of the scheme. Also, creative developers may still be able to
offer buyers other equivalent incentives that will facilitate easy financing.

Favourable dynamics »

We remain optimistic on the property sector, particularly residential property
due to strong affordability. Affordability indices remain near their best-ever
levels as income growth has been keeping pace with house-price increases over
the longer term. Moreover, the problem in the housing market is not that prices
have gone up too much or too fast, but that supply growth is just too slow.
2012's supply growth of residential properties in Malaysia was only 1.6%, the
lowest in 10 years. In fact, any move by the authorities to curb speculation may
have the unintended effect of slowing down supply growth, which would in turn
exacerbate price increases over the longer term. We believe the cause of strong
price increases in recent years is due more to supply constraints than excessive

demand.
Figure 6: Affordability index for Malaysia Figure 7: Affordability index for the Klang Valley
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Figure 8: Income growth vs. house-price increases

Avg household income Houser price index

13-yr CAGR 8-yr CAGR 3-yr CAGR 13-yr CAGR 8-yr CAGR 3-yr CAGR
Selangor 5.0% 3.9% 5.6% 4.8% 5.4% 12.2%
Kuala Lumpur 5.8% 7.0% 16.1% 6.2% 7.0% 11.8%
Pahang 7.4% 5.7% 4.5% 6.4% 6.4% 10.5%
Sabah 5.9% 6.7% 9.0% 7.9% 8.8% 10.5%
Terengganu 7.2% 9.0% 9.6% 6.2% 7.0% 10.2%
Malaysia 5.6% 5.5% 7.5% 4.8% 5.5% 9.4%
Perak 5.6% 6.1% 8.1% 5.3% 5.3% 8.8%
Pulau Pinang 3.8% 4.6% 4.7% 5.0% 5.6% 8.1%
Negeri Sembilan 5.3% 5.9% 8.9% 4.3% 4.6% 7.7%
Sarawak 5.0% 5.8% 6.2% 4.7% 5.8% 7.0%
Perlis 7.2% 7.1% 10.6% 4.9% 4.7% 6.6%
Johor 4.4% 5.3% 6.7% 1.8% 3.4% 6.0%
Kelantan 7.0% 7.1% 7.7% 4.3% 4.4% 6.0%
Kedah 6.0% 6.1% 8.7% 4.5% 4.0% 5.5%
Melaka 5.9% 6.9% 4.4% 3.7% 3.8% 5.0%

SOURCES: CIMB, PMR

Figure 9: Supply growth in key markets
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Expect selling pressure »

Nonetheless, we expect selling pressure on property stocks in the short term as
property stocks had shot up significantly after the 13th general elections.
Investors are sitting on handsome profits and will use the possible curb on
DIBS as an excuse to take profit. We view any selldown of property stocks as an
opportunity to accumulate. We believe the impact on the real sector will be
minimal as the possible measures should be meant to curb speculation and not
hamper genuine demand. Also, developers such as Mah Sing and even small
players like Hua Yang (HYB MK; Not rated) have stopped offering DIBS for
many of their projects since last year and such moves would have little impact
on their sales.

Maintain Overweight »

We remain Overweight on the property sector. Mah Sing remains our top pick
as it should be less susceptible to the change in policy, having moved away from
DIBS since last year. Also, its new flagship township, the RM5.13bn Southville,
targets first home buyers and sells residential properties in the RM200k-300k
bracket where demand is very strong and should not be affected by DIBS. UOA
Dev could be slightly more affected since all its projects offer DIBS and
commercial properties may be slower to move. But UOA Dev has also lined up
many projects offering affordable homes priced around RM500k which should
continue to enjoy strong demand.

[,
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DISCLAIMER

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.

By accepting this report, the recipient hereof represents and warrants that he is entitled to receive such report in accordance with the restrictions set forth below and agrees to be bound
by the limitations contained herein (including the “Restrictions on Distributions” set out below). Any failure to comply with these limitations may constitute a violation of law. This
publication is being supplied to you strictly on the basis that it will remain confidential. No part of this report may be (i) copied, photocopied, duplicated, stored or reproduced in any form
by any means or (i) redistributed or passed on, directly or indirectly, to any other person in whole or in part, for any purpose without the prior written consent of CIMB.

Unless otherwise specified, this report is based upon sources which CIMB considers to be reasonable. Such sources will, unless otherwise specified, for market data, be market data
and prices available from the main stock exchange or market where the relevant security is listed, or, where appropriate, any other market. Information on the accounts and business
of company(ies) will generally be based on published statements of the company(ies), information disseminated by regulatory information services, other publicly available information
and information resulting from our research.

Whilst every effort is made to ensure that statements of facts made in this report are accurate, all estimates, projections, forecasts, expressions of opinion and other subjective
judgments contained in this report are based on assumptions considered to be reasonable as of the date of the document in which they are contained and must not be construed as a
representation that the matters referred to therein will occur. Past performance is not a reliable indicator of future performance. The value of investments may go down as well as up
and those investing may, depending on the investments in question, lose more than the initial investment. No report shall constitute an offer or an invitation by or on behalf of CIMB or
its affiliates to any person to buy or sell any investments.

CIMB, its affiliates and related companies, their directors, associates, connected parties and/or employees may own or have positions in securities of the company(ies) covered in this
research report or any securities related thereto and may from time to time add to or dispose of, or may be materially interested in, any such securities. Further, CIMB, its affiliates and
its related companies do and seek to do business with the company(ies) covered in this research report and may from time to time act as market maker or have assumed an underwriting
commitment in securities of such company(ies), may sell them to or buy them from customers on a principal basis and may also perform or seek to perform significant investment
banking, advisory, underwriting or placement services for or relating to such company(ies) as well as solicit such investment, advisory or other services from any entity mentioned in
this report.

CIMB or its affiliates may enter into an agreement with the company(ies) covered in this report relating to the production of research reports. CIMB may disclose the contents of this
report to the company(ies) covered by it and may have amended the contents of this report following such disclosure.

The analyst responsible for the production of this report hereby certifies that the views expressed herein accurately and exclusively reflect his or her personal views and opinions about
any and all of the issuers or securities analysed in this report and were prepared independently and autonomously. No part of the compensation of the analyst(s) was, is, or will be
directly or indirectly related to the inclusion of specific recommendations(s) or view(s) in this report. CIMB prohibits the analyst(s) who prepared this research report from receiving any
compensation, incentive or bonus based on specific investment banking transactions or for providing a specific recommendation for, or view of, a particular company.  Information
barriers and other arrangements may be established where necessary to prevent conflicts of interests arising. However, the analyst(s) may receive compensation that is based on
his/their coverage of company(ies) in the performance of his/their duties or the performance of his/their recommendations and the research personnel involved in the preparation of this
report may also participate in the solicitation of the businesses as described above. In reviewing this research report, an investor should be aware that any or all of the foregoing, among
other things, may give rise to real or potential conflicts of interest. Additional information is, subject to the duties of confidentiality, available on request.

Reports relating to a specific geographical area are produced by the corresponding CIMB entity as listed in the table below. The term “CIMB” shall denote, where appropriate, the
relevant entity distributing or disseminating the report in the particular jurisdiction referenced below, or, in every other case, CIMB Group Holdings Berhad ("CIMBGH") and its affiliates,
subsidiaries and related companies.

Country CIMB Entity Regulated by

Australia CIMB Securities (Australia) Limited Australian Securities & Investments Commission

Hong Kong CIMB Securities Limited Securities and Futures Commission Hong Kong

Indonesia PT CIMB Securities Indonesia Financial Services Authority of Indonesia

India CIMB Securities (India) Private Limited Securities and Exchange Board of India (SEBI)

Malaysia CIMB Investment Bank Berhad Securities Commission Malaysia

Singapore CIMB Research Pte. Ltd. Monetary Authority of Singapore

South Korea CIMB Securities Limited, Korea Branch Financial Services Commission and Financial Supervisory Service
Taiwan CIMB Securities Limited, Taiwan Branch Financial Supervisory Commission

Thailand CIMB Securities (Thailand) Co. Ltd. Securities and Exchange Commission Thailand

(i) As of June 24, 2013, CIMB has a proprietary position in the securities (which may include but not limited to shares, warrants, call warrants and/or any other derivatives) in the
following company or companies covered or recommended in this report:

(@) Agile Property, AVJennings, Bukit Sembawang Estates, CapitaLand, CapitaMalls Asia, City Developments, Eastern & Oriental, Fraser & Neave, Keppel Land, Land And Houses,
Mah Sing Group, Singapore Land, SP Setia, UEM Sunrise Bhd, United Engineers, UOA Development, UOL Group, Wheelock Properties (S), Wing Tai Holdings

(iiy As of June 25, 2013, the analyst(s) who prepared this report, has / have an interest in the securities (which may include but not limited to shares, warrants, call warrants and/or any
other derivatives) in the following company or companies covered or recommended in this report:

(@)

The information contained in this research report is prepared from data believed to be correct and reliable at the time of issue of this report. CIMB may or may not issue regular reports
on the subject matter of this report at any frequency and may cease to do so or change the periodicity of reports at any time. CIMB is under no obligation to update this report in the
event of a material change to the information contained in this report.  This report does not purport to contain all the information that a prospective investor may require. CIMB or any of
its affiliates does not make any guarantee, representation or warranty, express or implied, as to the adequacy, accuracy, completeness, reliability or fairess of any such information and
opinion contained in this report. Neither CIMB nor any of its affiliates nor its related persons shall be liable in any manner whatsoever for any consequences (including but not limited
to any direct, indirect or consequential losses, loss of profits and damages) of any reliance thereon or usage thereof.

This report is general in nature and has been prepared for information purposes only. It is intended for circulation amongst CIMB and its affiliates’ clients generally and does not have
regard to the specific investment objectives, financial situation and the particular needs of any specific person who may receive this report. The information and opinions in this report are
not and should not be construed or considered as an offer, recommendation or solicitation to buy or sell the subject securities, related investments or other financial instruments thereof.

Investors are advised to make their own independent evaluation of the information contained in this research report, consider their own individual investment objectives, financial
situation and particular needs and consult their own professional and financial advisers as to the legal, business, financial, tax and other aspects before participating in any transaction
in respect of the securities of company(ies) covered in this research report. The securities of such company(ies) may not be eligible for sale in all jurisdictions or to all categories of
investors.

Australia: Despite anything in this report to the contrary, this research is provided in Australia by CIMB Securities (Australia) Limited (‘CSAL") (ABN 84 002 768 701, AFS Licence
number 240 530). CSAL is a Market Participant of ASX Ltd, a Clearing Participant of ASX Clear Pty Ltd, a Settlement Participant of ASX Settlement Pty Ltd, and, a participant of Chi X
Australia Pty Ltd. This research is only available in Australia to persons who are “wholesale clients” (within the meaning of the Corporations Act 2001 (Cth)) and is supplied solely for
the use of such wholesale clients and shall not be distributed or passed on to any other person. This research has been prepared without taking into account the objectives, financial
situation or needs of the individual recipient.

France: Only qualified investors within the meaning of French law shall have access to this report. This report shall not be considered as an offer to subscribe to, or used in connection
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with, any offer for subscription or sale or marketing or direct or indirect distribution of financial instruments and it is not intended as a solicitation for the purchase of any financial
instrument.

Hong Kong: This report is issued and distributed in Hong Kong by CIMB Securities Limited (“CHK”) which is licensed in Hong Kong by the Securities and Futures Commission for Type
1 (dealing in securities), Type 4 (advising on securities) and Type 6 (advising on corporate finance) activities. Any investors wishing to purchase or otherwise deal in the securities
covered in this report should contact the Head of Sales at CIMB Securities Limited. The views and opinions in this research report are our own as of the date hereof and are subject to
change. If the Financial Services and Markets Act of the United Kingdom or the rules of the Financial Services Authority apply to a recipient, our obligations owed to such recipient
therein are unaffected. CHK has no obligation to update its opinion or the information in this research report.

This publication is strictly confidential and is for private circulation only to clients of CHK. This publication is being supplied to you strictly on the basis that it will remain confidential. No
part of this material may be (i) copied, photocopied, duplicated, stored or reproduced in any form by any means or (ii) redistributed or passed on, directly or indirectly, to any other person
in whole or in part, for any purpose without the prior written consent of CHK. Unless permitted to do so by the securities laws of Hong Kong, no person may issue or have in its
possession for the purposes of issue, whether in Hong Kong or elsewhere, any advertisement, invitation or document relating to the securities covered in this report, which is directed at,
or the contents of which are likely to be accessed or read by, the public in Hong Kong (except if permitted to do so under the securities laws of Hong Kong).

India: This report is issued and distributed in India by CIMB Securities (India) Private Limited (“CIMB India”) which is registered with SEBI as a stock-broker under the Securities and
Exchange Board of India (Stock Brokers and Sub-Brokers) Regulations, 1992 and in accordance with the provisions of Regulation 4 (g) of the Securities and Exchange Board of India
(Investment Advisers) Regulations, 2013, CIMB India is not required to seek registration with SEBI as an Investment Adviser.

The research analysts, strategists or economists principally responsible for the preparation of this research report are segregated from the other activities of CIMB India and they have
received compensation based upon various factors, including quality, accuracy and value of research, firm profitability or revenues, client feedback and competitive factors. Research
analysts', strategists' or economists' compensation is not linked to investment banking or capital markets transactions performed or proposed to be performed by CIMB India or its
affiliates.

Indonesia: This report is issued and distributed by PT CIMB Securities Indonesia (“CIMBI”). The views and opinions in this research report are our own as of the date hereof and are
subject to change. If the Financial Services and Markets Act of the United Kingdom or the rules of the Financial Services Authority apply to a recipient, our obligations owed to such
recipient therein are unaffected. CIMBI has no obligation to update its opinion or the information in this research report.

This publication is strictly confidential and is for private circulation only to clients of CIMBI. This publication is being supplied to you strictly on the basis that it will remain confidential. No
part of this material may be (i) copied, photocopied, duplicated, stored or reproduced in any form by any means or (ii) redistributed or passed on, directly or indirectly, to any other person
in whole or in part, for any purpose without the prior written consent of CIMBI. Neither this report nor any copy hereof may be distributed in Indonesia or to any Indonesian citizens
wherever they are domiciled or to Indonesia residents except in compliance with applicable Indonesian capital market laws and regulations.

Malaysia: This report is issued and distributed by CIMB Investment Bank Berhad (“CIMB”). The views and opinions in this research report are our own as of the date hereof and are
subject to change. If the Financial Services and Markets Act of the United Kingdom or the rules of the Financial Services Authority apply to a recipient, our obligations owed to such
recipient therein are unaffected. CIMB has no obligation to update its opinion or the information in this research report.

This publication is strictly confidential and is for private circulation only to clients of CIMB. This publication is being supplied to you strictly on the basis that it will remain confidential. No
part of this material may be (i) copied, photocopied, duplicated, stored or reproduced in any form by any means or (ii) redistributed or passed on, directly or indirectly, to any other person
in whole or in part, for any purpose without the prior written consent of CIMB.

New Zealand: In New Zealand, this report is for distribution only to persons whose principal business is the investment of money or who, in the course of, and for the purposes of their
business, habitually invest money pursuant to Section 3(2)(a)(ii) of the Securities Act 1978.

Singapore: This report is issued and distributed by CIMB Research Pte Ltd (“CIMBR”). Recipients of this report are to contact CIMBR in Singapore in respect of any matters arising
from, or in connection with, this report. The views and opinions in this research report are our own as of the date hereof and are subject to change. If the Financial Services and Markets
Act of the United Kingdom or the rules of the Financial Services Authority apply to a recipient, our obligations owed to such recipient therein are unaffected. CIMBR has no obligation to
update its opinion or the information in this research report.

This publication is strictly confidential and is for private circulation only. If the recipient of this research report is not an accredited investor, expert investor or institutional investor,
CIMBR accepts legal responsibility for the contents of the report without any disclaimer limiting or otherwise curtailing such legal responsibility. This publication is being supplied to you
strictly on the basis that it will remain confidential. No part of this material may be (i) copied, photocopied, duplicated, stored or reproduced in any form by any means or (i) redistributed
or passed on, directly or indirectly, to any other person in whole or in part, for any purpose without the prior written consent of CIMBR.

As of June 24, 2013, CIMBR does not have a proprietary position in the recommended securities in this report.

South Korea: This report is issued and distributed in South Korea by CIMB Securities Limited, Korea Branch ("CIMB Korea") which is licensed as a cash equity broker, and regulated
by the Financial Services Commission and Financial Supervisory Service of Korea.

The views and opinions in this research report are our own as of the date hereof and are subject to change, and this report shall not be considered as an offer to subscribe to, or used
in connection with, any offer for subscription or sale or marketing or direct or indirect distribution of financial investment instruments and it is not intended as a solicitation for the
purchase of any financial investment instrument.

This publication is strictly confidential and is for private circulation only, and no part of this material may be (i) copied, photocopied, duplicated, stored or reproduced in any form by any
means or (ii) redistributed or passed on, directly or indirectly, to any other person in whole or in part, for any purpose without the prior written consent of CIMB Korea.

Sweden: This report contains only marketing information and has not been approved by the Swedish Financial Supervisory Authority. The distribution of this report is not an offer to sell
to any person in Sweden or a solicitation to any person in Sweden to buy any instruments described herein and may not be forwarded to the public in Sweden.

Taiwan: This research report is not an offer or marketing of foreign securities in Taiwan. The securities as referred to in this research report have not been and will not be
registered with the Financial Supervisory Commission of the Republic of China pursuant to relevant securities laws and regulations and may not be offered or sold within the
Republic of China through a public offering or in circumstances which constitutes an offer or a placement within the meaning of the Securities and Exchange Law of the
Republic of China that requires a registration or approval of the Financial Supervisory Commission of the Republic of China.

Thailand: This report is issued and distributed by CIMB Securities (Thailand) Company Limited (CIMBS). The views and opinions in this research report are our own as of the date
hereof and are subject to change. If the Financial Services and Markets Act of the United Kingdom or the rules of the Financial Services Authority apply to a recipient, our obligations
owed to such recipient therein are unaffected. CIMBS has no obligation to update its opinion or the information in this research report.

This publication is strictly confidential and is for private circulation only to clients of CIMBS. This publication is being supplied to you strictly on the basis that it will remain confidential. No
part of this material may be (i) copied, photocopied, duplicated, stored or reproduced in any form by any means or (i) redistributed or passed on, directly or indirectly, to any other person
in whole or in part, for any purpose without the prior written consent of CIMBS.

Corporate Governance Report:

The disclosure of the survey result of the Thai Institute of Directors Association (“IOD”) regarding corporate governance is made pursuant to the policy of the Office of the Securities and
Exchange Commission. The survey of the |OD is based on the information of a company listed on the Stock Exchange of Thailand and the Market for Alternative Investment disclosed
to the public and able to be accessed by a general public investor. The result, therefore, is from the perspective of a third party. It is not an evaluation of operation and is not based on
inside information.

The survey result is as of the date appearing in the Corporate Governance Report of Thai Listed Companies. As a result, the survey result may be changed after that date. CIMBS does
not confirm nor certify the accuracy of such survey result.

Score Range 90-100 80 -89 70-79 Below 70 or No Survey Result
Description Excellent Very Good Good N/A

United Arab Emirates: The distributor of this report has not been approved or licensed by the UAE Central Bank or any other relevant licensing authorities or governmental agencies in
the United Arab Emirates. This report is strictly private and confidential and has not been reviewed by, deposited or registered with UAE Central Bank or any other licensing authority or
governmental agencies in the United Arab Emirates. This report is being issued outside the United Arab Emirates to a limited number of institutional investors and must not be provided
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to any person other than the original recipient and may not be reproduced or used for any other purpose. Further, the information contained in this report is not intended to lead to the
sale of investments under any subscription agreement or the conclusion of any other contract of whatsoever nature within the territory of the United Arab Emirates.

United Kingdom and Europe: In the United Kingdom and European Economic Area, this report is being disseminated by CIMB Securities (UK) Limited (“CIMB UK"). CIMB UK is
authorised and regulated by the Financial Services Authority and its registered office is at 27 Knightsbridge, London, SW1X 7YB. This report is for distribution only to, and is solely
directed at, selected persons on the basis that those persons: (a) are persons that are eligible counterparties and professional clients of CIMB UK; (b) have professional experience in
matters relating to investments falling within Article 19(5) of the Financial Services and Markets Act 2000 (Financial Promotion) Order 2005 (as amended, the “Order”); (c) are persons
falling within Article 49 (2) (a) to (d) (*high net worth companies, unincorporated associations etc”) of the Order; (d) are outside the United Kingdom; or (e) are persons to whom an
invitation or inducement to engage in investment activity (within the meaning of section 21 of the Financial Services and Markets Act 2000) in connection with any investments to which
this report relates may otherwise lawfully be communicated or caused to be communicated (all such persons together being referred to as “relevant persons”).  This report is directed
only at relevant persons and must not be acted on or relied on by persons who are not relevant persons. Any investment or investment activity to which this report relates is available only
to relevant persons and will be engaged in only with relevant persons.

Only where this report is labelled as non-independent, it does not provide an impartial or objective assessment of the subject matter and does not constitute independent "investment
research" under the applicable rules of the Financial Services Authority in the UK.  Consequently, any such non-independent report will not have been prepared in accordance with legal
requirements designed to promote the independence of investment research and will not subject to any prohibition on dealing ahead of the dissemination of investment research.

United States: This research report is distributed in the United States of America by CIMB Securities (USA) Inc, a U.S.-registered broker-dealer and a related company of CIMB
Research Pte Ltd, CIMB Investment Bank Berhad, PT CIMB Securities Indonesia, CIMB Securities (Thailand) Co. Ltd, CIMB Securities Limited, CIMB Securities (Australia) Limited,
CIMB Securities (India) Private Limited,and is distributed solely to persons who qualify as "U.S. Institutional Investors" as defined in Rule 15a-6 under the Securities and Exchange Act
of 1934. This communication is only for Institutional Investors whose ordinary business activities involve investing in shares, bonds and associated securities and/or derivative securities
and who have professional experience in such investments. Any person who is not a U.S. Institutional Investor or Major Institutional Investor must not rely on this communication. The
delivery of this research report to any person in the United States of America is not a recommendation to effect any transactions in the securities discussed herein, or an endorsement
of any opinion expressed herein. CIMB Securities (USA) Inc, is a FINRA/SIPC member and takes responsibility for the content of this report. For further information or to place an order
in any of the above-mentioned securities please contact a registered representative of CIMB Securities (USA) Inc.

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

Distribution of stock ratings and investment banking clients for quarter ended on 31 May 2013
1042 companies under coverage

Rating Distribution (%) Investment Banking clients (%)
Outperform/Buy/Trading Buy 52.1% 7.6%
Neutral 34.2% 4.9%
Underperform/Sell/Trading Sell 13.7% 5.5%

Recommendation Framework #1 *

Stock
OUTPERFORM: The stock's total return is expected to exceed a relevant
benchmark's total return by 5% or more over the next 12 months.
NEUTRAL: The stock's total retum is expected to be within +/-5% of a relevant
benchmark's total return.
UNDERPERFORM: The stock's total return is expected to be below a relevant
benchmark's total return by 5% or more over the next 12 months.
TRADING BUY: The stock's total return is expected to exceed a relevant
benchmark's total return by 5% or more over the next 3 months.
TRADING SELL: The stock's total return is expected to be below a relevant
benchmark's total return by 5% or more over the next 3 months.

Sector
OVERWEIGHT: The industry, as defined by the analyst's coverage universe, is
expected to outperform the relevant primary market index over the next 12 months.

NEUTRAL: The industry, as defined by the analyst's coverage universe, is expected
to perform in line with the relevant primary market index over the next 12 months.

UNDERWEIGHT: The industry, as defined by the analyst's coverage universe, is
expected to underperform the relevant primary market index over the next 12 months.
TRADING BUY: The industry, as defined by the analyst's coverage universe, is
expected to outperform the relevant primary market index over the next 3 months.

TRADING SELL: The industry, as defined by the analyst's coverage universe, is
expected to underperform the relevant primary market index over the next 3 months.

* This framework only applies to stocks listed on the Singapore Stock Exchange, Bursa Malaysia, Stock Exchange of Thailand, Jakarta Stock Exchange, Australian Securities Exchange, Taiwan Stock Exchange
and National Stock Exchange of India/Bombay Stock Exchange. Occasionally, it is permitted for the total expected returns to be temporarily outside the prescribed ranges due to extreme market volatility or other

justifiable company or industry-specific reasons.
CIMB Research Pte Ltd (Co. Reg. No. 198701620M)
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Recommendation Framework #2 **

Stock
OUTPERFORM: Expected positive total returns of 10% or more over the next 12
months.

NEUTRAL: Expected total returns of between -10% and +10% over the next 12
months.
UNDERPERFORM: Expected negative total retuns of 10% or more over the next 12

months.

TRADING BUY: Expected positive total returns of 10% or more over the next 3
months.

TRADING SELL: Expected negative total returns of 10% or more over the next 3
months.

Sector
OVERWEIGHT: The industry, as defined by the analyst's coverage universe, has a
high number of stocks that are expected to have total returns of +10% or better over
the next 12 months.

NEUTRAL: The industry, as defined by the analyst's coverage universe, has either (i)
an equal number of stocks that are expected to have total returns of +10% (or better)
or-10% (or worse), or (ii) stocks that are predominantly expected to have total returns
that will range from +10% to -10%; both over the next 12 months.

UNDERWEIGHT: The industry, as defined by the analyst's coverage universe, has a
high number of stocks that are expected to have total returns of -10% or worse over
the next 12 months.

TRADING BUY: The industry, as defined by the analyst's coverage universe, has a
high number of stocks that are expected to have total returns of +10% or better over
the next 3 months.

TRADING SELL: The industry, as defined by the analyst's coverage universe, has a
high number of stocks that are expected to have total returns of -10% or worse over
the next 3 months.

** This framework only applies to stocks listed on Korea Exchange, the Hong Kong Stock Exchange and China listings on the Singapore Stock Exchange. Occasionally, it is permitted for the total expected returns
to be temporarily outside the prescribed ranges due to extreme market volatility or other justifiable company or industry-specific reasons.

Corporate Governance Report of Thai Listed Companies (CGR). CG Rating by the Thai Institute of Directors Association (I0D) in 2012.

AAV - not available, ADVANC - Excellent, AEONTS — Good, AMATA - Very Good, ANAN - not available, AOT - Excellent, AP - Very Good, BANPU - Excellent , BAY - Excellent, BBL
- Excellent, BCH - not available, BCP - Excellent, BEC - Very Good, BGH - not available, BJC — Very Good, BH - Very Good, BIGC - Very Good, BTS - Excellent, CCET - Good,
CENTEL - Very Good, CK - Very Good, CPALL - Very Good, CPF - Very Good, CPN - Excellent, DELTA - Very Good, DTAC - Very Good, EGCO - Excellent, ERW — Excellent,
GLOBAL - Good, GLOW - Very Good, GRAMMY - Excellent, HANA - Very Good, HEMRAJ - Excellent, HMPRO - Very Good, INTUCH - Very Good, ITD - Very Good, IVL - Very Good,
JAS - Very Good, KAMART - not available, KBANK - Excellent, KK — Excellent, KTB - Excellent, LH - Very Good, LPN - Excellent, MAJOR - Good, MAKRO - Very Good, MCOT -
Excellent, MINT - Very Good, PS - Excellent, PSL - Excellent, PTT - Excellent, PTTGC - Excellent, PTTEP - Excellent, QH - Excellent, RATCH - Excellent, ROBINS - Excellent, RS —
Excellent, SAMART - Excellent, SC — Excellent, SCB - Excellent, SCC - Excellent, SCCC - Very Good, SIRI - Good, SPALI - Very Good, SRICHA — not available, SSI - not available,
STA - Good, STEC - Very Good, TCAP - Very Good, THAI - Excellent, THCOM - Very Good, TICON - Very Good, TISCO - Excellent, TMB - Excellent, TOP - Excellent, TRUE - Very
Good, TTW - Very Good, TUF - Very Good, VGI - not available, WORK - Good.
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