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Growth supported by RevPAU recovery
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= 9M22 revenue of $$2,331mn (+36% YoY) was above our estimates, forming 88% of our
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ACCUMULATE (Maintained)

forecast. LAST DONE PRICE SGD 3.24
= RE investment revenue grew 48% YoY, driven by an occupancy recovery in their core  FORECAST DIV SGD 0.13
markets, Singapore and India. Fee-related revenue was up 16% YoY, lifted by PE fund  TARGET PRICE SGD 4'102
management (+44%) and lodging management (+48%) as RevPAU recovered to 92% of pre- TOTAL RETURN 31.4%
pa ndemic 3Q22 levels. COMPANY DATA
= Maintain ACCUMULATE with an unchanged SOTP TP of S$4.12. We raise FY22e earnings  BLOOMBERG CODE: CLI SP Equity
by 8% as we increase REinvestment revenue estimates for FY22e. The pick-upintravel and  ©/SSHARES (MN): 5,139
lifting of lockdowns in China will beimmediate catalysts for CLI. SMZA_RV';T:CEO(L:SSES;?/SGD mn): 13917‘.92/71/924;2
3M Average Daily T/O (mn): 8.66
Results at a glance
(SGD mn) 9M22 9M21 YoY Comments MAJOR SHAREHOLDERS (%)
Revenue 2,331 1,719 35.6% CAPITALAND GROUP PTE. LTD. 52.3%
DBSN SERVICES PTE. LTD. 8.1%
Comprising: PHILLIP SECURITIES PTELTD 0.4%
1.REinvestment (REIB) 1,571 1,063 | 47.8% |Driven by recovery in operations.
2. Fee-related (FRB) 760 656 | 15.9% [Higher fee revenue from PE and lodging management. PRICE PERFORMANCE (%)
- REITs mgmt 221 210 5.2% [Due to higher recurring fees (+7%) offset by lower event- 1MTH 3MTH YTD
driven fees (-6%). COMPANY (3.4) 7.4 153
- PE fund mgmt 118 82 43.9% |Due to higher event-driven fees (+229%) which account  STIRETURN (3.2) (5.2) 4.2
for 47% of PE fee-related revenue.
- Property mgmt 231 236 | -2.1% PRICE VS. STI
- Lodging mgmt 190 128 | 48.4% |Recovery in operating performance (RevPAU +41% YoY, 4.30
daily rates +20% and occupancy +10%) and 7.3k/2.7k
new units turning operational in 9M22/3Q22. 3.80 1
Source: Company, PSR 330 4
Note:In the 3Q22 update, only revenue and funds under management details were provided
2.80 : : . .
The Positives Nov-21  Feb-22 May-22 Aug22  Now22

+ Fund management fee-related revenue (+16% YoY) formed 15% of revenue. PE fees (+44%)
were boosted by higher transaction-related fees, which formed 47% of PE fees, whilerecurring
PE fees dipped slightand fell 5% YoY. CLI’s listed funds posted +7% and -6% growth in recurring
and transaction-related fees respectively. The latter was the resultof a high basein 9M21, as
transactions picked up after the pandemic year in 2020. Recurring fees made up 74% of 9M22
fee-related revenue.

+ Lodging segment recovering steadily. Lodging management fees rose 48% on recovering
operating performance as well as 8.2k/7.3k new units turning operational in FY21/9M22.
RevPAU grew 41% as average daily rates grew 20% and portfolio occupancy increased 10%.
Recovery was seen across all CLI’s key markets, except China, with the strongest RevPAU
recovery in Europe (+139%) and Singapore (+66%). The group alsosigned 7.3k keys in9M22,
~89% of the number of keys signed in FY21, taking the number of keys signed to 155k. CLl is
on track (~97%) to meet its 2023 target of signing 160k keys.

+ Real estate investment business (REIB) grew 48% YoY, on the back of reopening in most of
CLI's markets, except for China.Significanteasing of community safe management measures
sinceMar 22 has improved business and consumer sentimentand increased activities. Leasing
activityinIndia hassimilarly picked up with physical occupancy atbusiness parksimproving to
~39% from <5% in FY21.

CLISP Equity FSSTI index

Source: Bloomberg, PSR

KEY FINANCIALS

Y/EDec, SGD mn FY20* FY21 FY22e FY23e
Revenue 1,983 2,293 2,961 3,208
Gross Profit 872 1,058 1,392 1,508
EBIT (157) 1,091 1,507 1,589
EPS (SGD) (19.90) 38.30 25.86 26.12
P/E(x) (16.3) 8.5 12.5 12.4
P/BV (x) 1.1 1.04 1.00 0.97
DPS (cents) - 13.17 14.66
DivYield, % - - 4.1% 4.5%
ROE, % 47% 84% 80% 7.8%

Source: Company Data, Bloomberg

Valuation Method
SOTP

Glenn Thum
Research Analyst
glennthumjc@phillip.com.sg

(+656212 1851)

* FY19 and FY20numbers have been prepared as
if the Internal Restructuring had occurred as at
the beginning of the earliest period presented
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The Negatives

- China retail lagging recovery. Due to China's zero COVID-19 policy, China has not fully
reopened since the startof the pandemic. While tenant sales in Singapore have recovered
29.4% YoY for 9M22, tenant sales in China declined 13.3%. Similarly, shopper traffic in China
has declined 20.8% in China compared to an increase of 21.5% in Singapore. Occupancy at
Chinese malls has dipped to 92% (2Q22:92%), compared to the 97% retail occupancy for
Singapore.

- Macro-economic and geopolitical headwinds slowing fund generation and acquisition
momentum. Inflation, rising interest rates and the Russia-Ukraine conflict have resulted in
more circumspect behaviour and higher required returns for capital investors, limiting the
assets eligible to seed funds. While USD-denominated capital has taken a wait-and-see
approach towards RMBinvestments, CLI’s RMB fund management licenseallows itto tap local
capital. However, continued lockdowns and tightened restrictions in China have impeded
business discussionsand may delay planned transactions.

Outlook

CLI’s real estate investment and lodging management business should continueto recover on
the back of further easing of travel and mobility restrictions. After having divested S$2.4bn
YTD, CLl is ontrackto hitits annual divestment target of S$3bn. However, its 10% FUM growth
target may be at risk given the current macro-economic and geopolitical headwinds which
have resulted in more circumspect behaviour among capital investors. Prolonged lockdowns
inShanghai and Beijingmayalso delay planned transactions.

Maintain ACCUMULATE with unchanged SOTP TP of $$4.12

We maintain our ACCUMULATE recommendation with an unchanged SOTP target price of
SS4.12. We raise FY22e earnings by 8% as we increase RE investment revenue estimates for
FY22e. Our SOTP derived TP of S$4.12 represents an upside of 9.5% and a P/E of 16.1x. The
pick-upintravel and lifting of lockdowns in China will beimmediate catalysts for CLI.
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SOTP Valuation

Business Segments Basis Multiple (x)
1. Investment Management P/E 16

Fund Management
Property Management

2. Lodging Management EV/EBITDA 16
3. Investment Property IP Valuation
4. Stake in Listed Funds Carrying Value
Shares (mn) Stake
CICT 6,625 22.9%
AREIT 4,198 18.0%
ART 3,284 40.7%
CLCT 1,672 22.2%
AIT 1,158 21.6%
CLMT 2,155 38.1%
5. Stake in Unlisted Funds RNAV
Stake
6% - 55%
All Segments

Less: Net Debt and Capitalised Overheads

Valuation
Shares Outstanding (mn)

Valuation Per Share (S$)

SSmn

FY22 PATMI
283.0

FY22 EBITDA
76

TP/Concensus
2.46
3.52
1.24
1.46
1.58
0.18

Valuation
SSmn

4,529

1,214

7,773

9,135

3,732

2,660

1,657
543
394
149

6,186

28,836

(7,373)

21,463

5,203

4.12

P PhillipCapital
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Financials
Income Statement Balance Sheet
Y/E Dec, SGD mn FY19* FY20* FY21 FY22e FY23e Y/E Dec, SGD mn FY19* FY20* FY21 FY22e FY23e
Revenue 2,488 1,983 2,293 2,961 3,208 ASSETS
Gross profit 1,171 872 1,058 1,392 1,508 PPE 914 1,096 1,067 998 934
Operating inc./exp 212 (1,029) 33 115 81 Associates & JVs 13,693 13,198 13,248 14,751 16,123
Gross operating profit 1,383 (157) 1,091 1,507 1,589 Investment Properties 16,256 15,852 16,249 14,037 12,490
Finance cost (327) (377) (353) (347) (340) Others 1,777 1,834 1,260 1,222 1,185
Share of results from: Total non-current assets 32,640 31,980 31,824 31,009 30,733
- Associates 793 81 1,008 581 481
- Joint ventures 172 (106) 210 204 165 Accounts Receivables 4,302 4,258 1,661 2,073 2,246
(Loss)/Profit before tax 2,021 (559) 1,956 1,946 1,895 Cash balance 1,421 1,736 3,877 5,096 6,356
Tax expense (273) (114) (396) (377) (326) Others 479 249 284 284 284
(Loss)/Profit for the year 1,748 (673) 1,560 1,569 1,568 Total current assets 6,202 6,243 5,822 7,453 8,886
Total Assets 38,842 38,223 37,646 38,461 39,618
Attributed to: - -
Owners of the company 1,444 (559) 1,349 1,330 1,343 LIABILITIES
Non-controlling interests 304 (114) 211 239 225 Short term borrowings 1,263 1,132 1,941 1,841 2,091
Accounts Payables 5,293 5,513 2,128 2,665 2,887
Others 628 492 1,547 939 939
Per share data (SGD) Total current liabilities 7,184 7,137 5,616 5,445 5,917
Y/E Dec, SGD cents FY19* FY20* FY21 FY22e FY23e
EPS (19.90) 3830 25.86 26.12 Long term borrowings 5,437 6,049 10,428 10,028 9,828
DPS 13.17 14.66 Others 9,645 9,303 1,501 2,252 2,389
BVPS 3.02 3.12 3.23 3.35 Total non-current liabilities 15,082 15,352 11,929 12,280 12,217
Total Liabilities 22,266 22,489 17,545 17,725 18,134
Cash Flows
Y/E Dec, SGD mn FY19* FY20* FY21 FY22e FY23e EQUITY
CFO Shareholder Equity 12,611 11,875 16,044 16,584 17,230
(Loss)/Profit for the year 1,748 (673) 1,560 1,569 1,568 Perpetual Securities 396 396 396 396 396
Adjustments (858) 1,428 (941) (521) (389) Non-controlling interest 3,569 3,463 3,661 3,757 3,858
WC changes (463) (429) 255 125 49 Total Equity 16,576 15,734 20,101 20,736 21,484
Cash generated from ops 427 326 874 1,173 1,228
Taxes paid, others (110) (143) (207) (226) (189)
Cashflow from ops 317 183 667 947 1,039 Valuation Ratios
Y/E Dec FY19* FY20* FY21 FY22e FY23e
CFl P/E -16.3 8.5 12.5 12.4
CAPEX and acquisitions (175) (236) (1,241) (2,208) (2,180) P/B 1.07 1.04 1.00 0.97
Dividends from assocites & JV 466 502 1,980 287 280 Dividend Yield 4.1% 4.5%
Proceeds from disposal of IP - 364 1,354 5,000 4,250 Growth & Margins
Cashflow from investments 58 1,068 1,268 2,049 1,321 Growth
Revenue -46.1% -20.3% 15.6% 29.2% 8.3%
CFF EBIT nm. 38.2% 5.4%
Dividends paid (454) (720) (1) (771) (677) Net Income, adj. n.m. 0.6% 0.0%
Interest expense paid (308) (365) (342) (336) (330) Margins
Net cash from borrowings/debtsecurities' 493 31 4,091 (508) 50 EBIT margin 52.4% 55.6% -7.9% 47.6% 50.9%
Cashflow from financing (48) (972) 223 (1,777) (1,100) Net Profit Margin 34.0% 703% -33.9% 68.0% 53.0%
Key Ratios
Net change in cash 327 279 2,158 1,219 1,260 ROE 11.5% -4.7% 8.4% 8.0% 7.8%
Effects of exchange rates (2) 42 (21) - - ROA 45% -1.8% 4.1% 4.1% 4.0%
Cash & equivalents at end of year 1,354 1,678 3,815 5,034 6,294 Debt/Equity 0.40 0.43 0.48 0.38 0.31

Source: Company, Phillip Securities Research (Singapore) Estimates
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PSR Rating System

Total Returns Recommendation  Rating
> +20% Buy

+5% to +20% Accumulate 2

-5% to +5% Neutral 3

-5% to -20% Reduce 4
<-20% Sell 5

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 reportis prepared and/or distributed by Phillip Securities Research Pte Ltd ("Phillip Securities Research"), which is a holder of a financial adviser’s licence under the
Financial Advisers Act, Chapter110in Singapore.

By receiving or reading this report, you agree to be bound by the terms and limitations set out below. Any failure to comply with these terms and limitations may
constitute a violation of law. This report has been providedto you for personal use onlyand shall not be reproduced, distributed or published byyou inwhole or in part,
for any purpose. If you have received this report by mistake, please delete or destroyit, and notify the sender immediately.

The information and any analysis, forecasts, projections, expectations and opinions (collectively, the “Research”) contained inthis reporthas been obtained from public
sources which Phillip Securities Research believes tobe reliable. However, Phillip Securities Research does not make any rep resentation or warranty, express or implied
that such information or Research is accurate, complete or appropriate or shouldbe relied upon as such. Any such information or Research contained in this report is
subjectto change, and Phillip Securities Research shall nothave anyresponsibility to maintain or update the information or Research made available or to supply any
corrections, updates or releases in connection therewith.

Any opinions, forecasts, assumptions, estimates, valuations and prices contained in this report are as of the date indicated and are subject to change atany time without
prior notice. Past performance of any product referredto inthis reportis not indicative of future results.

This report does not constitute, and should not be used as a s ubstitute for, tax, legal or investment advice. This report should not be relied upon exclusivelyor as
authoritative, without further being subjectto the recipient’s ownindependentverification and exercise of judgment. The fa ctthat this report has been made available
constitutes neither a recommendationto enter into a particulartransaction, nor a representation that any product described in this report is suitable orappropriate for
the recipient. Recipients should be aware that many of the products, which may be described in this report 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 re spect to any product should not be
considered to be a disclosure of all risks or a complete discussion of such risks.

Nothingin thisreport shall be construedto be an offeror solicitation for the purchase or sale of any product. Any decision to purchase anyproduct mentioned in this
report should take into account existing publicinformation, including any registered prospectus i n respect of such product.

Phillip Securities Research, orpersons associated with or connected to Phillip Securities Research, including but not limited to its officers, directors, employees or persons
involved in the 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 theissuance of this report,may have participated in or investedin transactions with theissuer(s) of the securities mentioned inthis report, and may have
performed services for or solicited business from such issuers. Additionally, Phillip Securities Research, or persons associa ted with or connected to Phillip Securities
Research, including but notlimitedto its officers, directors, employees or persons involvedin the 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 report.

Phillip Securities Research or persons associated with or connected to Phillip Securities Research, including but notlimited to its officers, directors, employees or persons
involved intheissuance of this report may, from time to time maintain along or short position in securities referred to herein, orin related futures or options, purchase
or sell, make a market in, or engage inany other transaction involving such securities, and earn brokerage or other compensation in respect of the foregoing. Investments
will be denominatedin various currencies including US dollars and Euro and thus will be subject to any fluctuationin exchan ge rates between US dollars and Euro or
foreign currencies and the currency of your own jurisdiction. Suchfluctuations may have an adverse effect onthe value, price orincome retum 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 issuance of this report, may at any time engage in any of the above activities assetout above or otherwise holdan
interest, whether material or not, in respect of companies and investments or related investments, which maybe mentionedinthis report. Accordingly, informationmay
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 issuance of this re port, which is notreflectedin this report, 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 issuance of this report, may, to the extent permitted
by law, have acted upon orusedtheinformation priorto orimmediately following its publication. Phillip Securities Researc h, or persons associated with or connected to
Phillip Securities Research, including but not limited its officers, directors, employees or personsinvolved intheissuance of this report, may have issued other material
that s inconsistent with, or reach different conclusions from, the contents of this report.

The information, tools and material presented herein are not directed, intended for distributionto or use by, any personor entityin any jurisdiction or country where
suchdistribution, publication, availabilityorusewould be contrarytothe applicablelaw or regulationorwhichwould subjectPhillip SecuritiesResearch toanyregistration
or licensing or otherrequirement, or penalty for contravention of such requirements within such jurisdiction.

This reportisintended for general circulation only and does not take into account the specificinvestment objectives, financial situation or particular needs of any
particular person. The products mentionedin this report may notbe suitable for all investors anda personreceiving or reading this report should seek advice from a
professional and financial adviserregarding the legal, business, financial, taxand otheraspects including the suitability of such products, taking intoaccountthe
specificinvestment objectives, financial situation or particularneeds of that person, before making a commitment toinvest inany of such products.

This reportis not intended for distribution, publication toor use byanyperson inany jurisdiction outside of Si ngapore or any other jurisdiction as Phillip Securities
Research maydeterminein itsabsolute discretion.

IMPORTANT DISCLOSURES FOR INCLUDED RESEARCH ANALYSES OR REPORTS OF FOREIGN RESEARCH HOUSES
Where the report contains research analyses or reports from a foreign research house, please note:

(i) recipients of the analyses or reports are to contact Phillip Securities Research (and not the relevant foreignresearchhouse) in Singapore at 250 North Bridge
Road, #06-00 Raffles City Tower, Singapore 179101, telephone number +65 65336001, inrespect of any matters arising from, or in connection with, the
analyses or reports; and

(i)  tothe extent that the analyses or reports are deliveredto and intendedto be received byanyperson inSingapore whois not an accredited investor, expert
investoror institutional investor, Phillip Securities Research accepts legal responsibility for the contents of the analyses or reports.
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