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COMPANY RESULTS  BUY 

(Maintained) 
Share Price S$8.24
Target Price S$9.87
Upside +19.8%
(Previous TP S$9.20)

COMPANY DESCRIPTION 
CDL is a global real-estate operating company 
with a geographically-diverse portfolio 
comprising residences, offices, hotels, 
serviced apartments, integrated developments 
and shopping malls. 

STOCK DATA 
GICS sector Real Estate
Bloomberg ticker: CIT SP
Shares issued (m): 906.9
Market cap (S$m): 7,472.9
Market cap (US$m): 5,457.8
3-mth avg daily t'over (US$m): 10.3
Price Performance (%) 
52-week high/low S$8.48/S$6.41

1mth 3mth 6mth 1yr YTD
4.6 4.3 16.9 28.6 24.3

Major Shareholders %
Kwek Hldgs 48.6
- -
- -
FY22 NAV/Share (S$) 10.39
FY22 Net Debt/Share (S$) 10.63
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City Developments (CIT SP) 
 

1H22: A Record Result Due To Divestment Gains 
CDL reported a significant increase in its PATMI due to the completion of two large 
divestments.  As a result, it declared a special interim dividend of S$0.12 which is likely 
to be repeated in 2H22 given that another two large en bloc divestments should be 
completed before the year end. The company’s hospitality segment remains its best 
performer and should continue to do well in 2H22 should corporate travel return in 
force. Maintain BUY. Increase target price to S$9.87. 
1H22 RESULTS 
6M to 30 Jun (S$m) 1H21 1H22 Chg % Remarks
Revenue 1,192 1,473 23.5% - Strong recovery in lodging segment
Gross profit 417 583 40.0%  
Divestment gains 15 1,413 NM - Gain from sale of Seoul Hilton and distribution
Assocaites/JVs -118 93 NM in specie of CDL Hospitality Trust
PATMI -19 1,126 NM  
Gross profit margin 35.0% 39.6% +5ppt  
PATMI margin -1.6% 76.5% +78ppt  

Source: CapitaLand Investment, UOB Kay Hian 

RESULTS 
• A record 1H22 due to divestment gains. City Developments (CDL) reported a 24% yoy 

increase in 1H22 revenue to S$1.5b while at the PATMI level, the company saw a record 
PATMI of S$1.1b on the back of divestment gains from the sale of Millenium Hilton Seoul as 
well as gains from the deconsolidation of CDL Hospitality Trust. Excluding these gains, the 
company missed our and consensus’ estimates due to slightly lower-than-expected property 
development revenue and higher-than-expected costs.  

• Another bonanza. CDL declared a special interim dividend of S$0.12/share to reward 
shareholders post the divestment gains outlined above. We would not rule out another 
special dividend on top of a final dividend when the company announces its 2022 results 
next year given that the company has sold another two assets via en bloc in 1H22, which are  
Golden Mile Complex and Tanglin Shopping Centre.  

• Continued recovery in hospitality segment. CDL witnessed the continued rebound of its 
hotel operations with all major metrics showing growth, eg room occupancy rose 16ppt to 
59% in 1H22 while RevPAR jumped 110% to S$114. The company remains bullish as it 
believes that the return of corporate travel in 4Q22 will provide a further boost. We believe 
that all of its hospitality markets should continue to see sequential improvement over the 
course of 2022. 

KEY FINANCIALS 
Year to 31 Dec (S$m) 2020 2021 2022F 2023F 2024F
Net turnover  2,108 2,626 2,832 3,085 2,868
EBITDA  (565) 599 2,003 779 793
Operating profit  (852) 322 1,725 474 457
Net profit (rep./act.)  (1,898) 85 1,424 525 479
Net profit (adj.)  (1,985) 98 1,437 538 492
EPS (S$ cent) (218.8) 10.8 158.4 59.3 54.2
PE (x) n.m. 76.5 5.2 13.9 15.2
P/B (x) 0.9 0.9 0.8 0.8 0.7
EV/EBITDA (x) n.m. 30.2 9.0 23.2 22.8
Dividend yield (%) 1.5 1.1 2.4 1.0 1.1
Net margin (%) (90.0) 3.2 50.3 17.0 16.7
Net debt/(cash) to equity (%) 99.1 107.6 98.8 74.6 52.7
Interest cover (x) (3.3) 1.4 8.2 1.6 1.6
ROE (%) n.a. 1.0 15.7 5.3 4.6
Consensus net profit  - - 698 530 567
UOBKH/Consensus (x)  - - 2.06 1.02 0.87
Source: City Developments, UOB Kay Hian 
n.m. : not meaningful; negative P/E, EV/EBITDA reflected as "n.m." 
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STOCK IMPACT 
• Property development – still some challenges in Singapore. Management highlighted 

the continued difficult conditions for Singapore property developers due to the “five-year 
ABSD rule” (developers have a five-year deadline to develop the residential site and sell all 
the available units, otherwise it will have to pay 25% of the land price that it paid). With its 
landbank running low, CDL has had to bid at government land sales as well as en blocs and 
it noted that this landbank bidding has been hotly contested. The company is nevertheless 
satisfied with what it has in its launch pipeline, with more than 2,000 units (ranging from 
mass market to high-end projects) coming up for sale, which should reduce pressure on it to 
engage in the bidding frenzy. 

• Living sector – not a new segment but a greater emphasis for the future. During the 
analyst briefing, management spent time to elaborate on its strategy for the living sector 
segment where it is looking to invest more capital going forward. This sector comprises of its 
traditional hospitality business as well as its relatively new purpose built students’ 
accommodation (PBSA), private rented assets, affordable housing, and senior housing. 
Management disclosed that in particular, it will look to invest into more PBSA assets in the 
UK, Japan and Australia. As for exit options, CDL stated that it will look to divest these 
assets into other CDL entities (either its public REITs or private funds) with sales to third 
parties being the least preferred option.  

• Manageable debt levels. CDL disclosed that its average interest rate for 1H22 was 1.9% 
but did highlight that it will incur higher interest cost in 2H22 due to the higher base rates. 
While the company has around S$2.7b in debt due in 2022, 66% of this has been refinanced 
via bank agreements and a further 23% are short-term loans subject to annual review. As at 
end-1H22, CDL’s net gearing was 83% vs 99% at end-21, and it had S$4.1b in cash and 
available committed credit facilities. 

EARNINGS REVISION/RISK 
• Upgrading earnings. We have upgraded our 2022 earnings (see table on RHS) to take into 

account the divestment gains. Note that our 2022 PATMI does not include gains from the 
two en bloc properties – Golden Mile Complex and the Tanglin Shopping Centre. 

VALUATION/RECOMMENDATION 
• We retain our BUY rating on the stock with a higher target price of S$9.87 (previously 

S$9.20). Our RNAV has risen slightly from S$13.70 to $14.10 to account for the divestment 
gains in 1H22. Our target price is pegged to a 30% discount to RNAV which is largely in line 
with the company’s historical discount to RNAV. We note that CDL disclosed during its 2021 
results briefing that its RNAV (including revaluation of its hotel portfolio) was S$18.86/share 
as at end-21. During the analyst briefing, the company stated that its board had discussed a 
potential share buyback scheme at length which would support the share price in the near 
term, in our view.  

SHARE PRICE CATALYST 
• Continued economic recovery from COVID-19, especially with the resumption of leisure and 

business travel. 

• Implementation of a share buyback scheme in 2H22. 
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DEBT MATURITY PROFILE (S$M) 
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EBITDA (EX DIVESTMENT GAINS) IN 1H22 

Property 
Devt
45%

Hotel
18%
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Prop.
30%

Others
7%

1H22 EBITDA: 
S$323.4m

Source: CDL 

CHANGES TO EARNINGS FORECASTS 
S$ m 2022F 2023F 2024F 
Net profit - was 466 526 463 
Net profit - is 1,437 538 492 
Change NM 2.3% 6.2% 

Source: UOB Kay Hian 
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PROFIT & LOSS     
Year to 31 Dec (S$m) 2021 2022F 2023F 2024F

Net turnover 2,626 2,832 3,085 2,868

EBITDA 599 2,003 779 793

Deprec. & amort. 278 278 305 336

EBIT 322 1,725 474 457

Total other non-operating income 0 0 0 0

Associate contributions 107 186 427 301

Net interest income/(expense) (202) (98) (183) (90)

Pre-tax profit 228 1,813 717 668

Tax (88) (326) (129) (127)

Minorities (42) (50) (50) (49)

Preferred dividends (13) (13) (13) (13)

Net profit 85 1,424 525 479

Net profit (adj.) 98 1,437 538 492
 

 BALANCE SHEET     
Year to 31 Dec (S$m) 2021 2022F 2023F 2024F

Fixed assets 5,362 5,162 4,935 4,677

Other LT assets 6,774 6,974 6,997 7,204

Cash/ST investment 2,083 2,102 3,724 5,333

Other current assets 9,674 11,646 10,145 8,650

Total assets 23,893 25,885 25,802 25,863

ST debt 5,188 6,188 6,111 6,117

Other current liabilities 2,714 2,714 2,714 2,714

LT debt 5,952 5,552 5,152 4,752

Other LT liabilities 707 707 707 707

Shareholders' equity 8,414 9,756 10,099 10,506

Minority interest 918 968 1,018 1,067

Total liabilities & equity 23,893 25,885 25,802 25,863
 

     
CASH FLOW     
Year to 31 Dec (S$m) 2021 2022F 2023F 2024F

Operating 1,134 204 2,151 2,161

Pre-tax profit 140 1,487 588 541

Tax 0 0 0 0

Deprec. & amort. 278 278 305 336

Associates (107) (186) (427) (301)

Working capital changes 814 (1,473) 1,501 1,496

Non-cash items 0 0 0 0

Other operating cashflows 11 98 183 90

Investing (863) 21 159 15

Capex (growth) (271) (200) (300) (400)

Capex (maintenance) 0 0 0 0

Investments (635) (78) (78) (78)

Proceeds from sale of assets 0 0 0 0

Others 42 299 537 492

Financing (1,277) (206) (688) (567)

Dividend payments (186) (95) (194) (85)

Issue of shares 0 0 0 0

Proceeds from borrowings 0 0 0 0

Loan repayment (378) (400) (400) (400)

Others/interest paid (713) 288 (93) (82)

Net cash inflow (outflow) (1,006) 19 1,622 1,609

Beginning cash & cash equivalent 3,127 2,083 2,102 3,724

Changes due to forex impact (37) n.a. n.a. n.a.

Ending cash & cash equivalent 2,083 2,102 3,724 5,333
 

      
KEY METRICS     
Year to 31 Dec (%) 2021 2022F 2023F 2024F

Growth     
Turnover 22.8 70.7 25.3 27.6

EBITDA 8.7 64.0 23.2 23.3

Pre-tax profit 3.2 50.3 17.0 16.7

Net profit 0.4 5.7 2.0 1.9

Net profit (adj.) 1.0 15.7 5.3 4.6

EPS   

   

Profitability   

EBITDA margin 24.5 7.9 8.9 (7.0)

Pre-tax margin n.a. 234.1 (61.1) 1.7

Net margin n.a. 696.0 (60.4) (6.9)

ROA n.a. 1,579.8 (63.1) (8.8)

ROE n.a. 1,371.0 (62.6) (8.6)

 n.a. 1,371.0 (62.6) (8.6)

Leverage   

Debt to total capital   

Debt to equity 54.4 52.3 50.3 48.4

Net debt/(cash) to equity 132.4 120.3 111.5 103.5
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Disclosures/Disclaimers 
 
This report is prepared by UOB Kay Hian Private Limited (“UOBKH”), which is a holder of a capital markets services licence and an 
exempt financial adviser in Singapore.  
 
This report is provided for information only and is not an offer or a solicitation to deal in securities or to enter into any legal relations, nor an 
advice or a recommendation with respect to such securities.  
 
This report is prepared for general circulation. It does not have regard to the specific investment objectives, financial situation and the 
particular needs of any recipient hereof. Advice should be sought from a financial adviser regarding the suitability of the investment 
product, taking into account the specific investment objectives, financial situation or particular needs of any person in receipt of the 
recommendation, before the person makes a commitment to purchase the investment product. 
 
This report is confidential. This report may not be published, circulated, reproduced or distributed in whole or in part by any recipient of this 
report to any other person without the prior written consent of UOBKH. This report is not directed to or intended for distribution to or use by 
any person or any entity who is a citizen or resident of or located in any locality, state, country or any other jurisdiction as UOBKH may 
determine in its absolute discretion, where the distribution, publication, availability or use of this report would be contrary to applicable law 
or would subject UOBKH and its connected persons (as defined in the Financial Advisers Act, Chapter 110 of Singapore) to any 
registration, licensing or other requirements within such jurisdiction.  
 
The information or views in the report (“Information”) has been obtained or derived from sources believed by UOBKH to be reliable. 
However, UOBKH makes no representation as to the accuracy or completeness of such sources or the Information and UOBKH accepts 
no liability whatsoever for any loss or damage arising from the use of or reliance on the Information.  UOBKH and its connected persons 
may have issued other reports expressing views different from the Information and all views expressed in all reports of UOBKH and its 
connected persons are subject to change without notice. UOBKH reserves the right to act upon or use the Information at any time, 
including before its publication herein.  
 
Except as otherwise indicated below, (1) UOBKH, its connected persons and its officers, employees and representatives may, to the 
extent permitted by law, transact with, perform or provide broking, underwriting, corporate finance-related or other services for or solicit 
business from, the subject corporation(s) referred to in this report; (2) UOBKH, its connected persons and its officers, employees and 
representatives may also, to the extent permitted by law, transact with, perform or provide broking or other services for or solicit business 
from, other persons in respect of dealings in the securities referred to in this report or other investments related thereto; (3) the officers, 
employees and representatives of UOBKH may also serve on the board of directors or in trustee positions with the subject corporation(s) 
referred to in this report. (All of the foregoing is hereafter referred to as the “Subject Business”); and (4) UOBKH may otherwise have an 
interest (including a proprietary interest) in the subject corporation(s) referred to in this report. 
 
As of the date of this report, no analyst responsible for any of the content in this report has any proprietary position or material interest in 
the securities of the corporation(s) which are referred to in the content they respectively author or are otherwise responsible for.  
 
IMPORTANT DISCLOSURES FOR U.S. PERSONS  
 
This research report was prepared by UOBKH, a company authorized, as noted above, to engage in securities activities in Singapore.  
UOBKH is not a registered broker-dealer in the United States and, therefore, is not subject to U.S. rules regarding the preparation of 
research reports and the independence of research analysts. This research report is provided for distribution by UOBKH (whether directly 
or through its US registered broker dealer affiliate named below) to “major U.S. institutional investors” in reliance on the exemption from 
registration provided by Rule 15a-6 of the U.S. Securities Exchange Act of 1934, as amended (the “Exchange Act”).  All US persons that 
receive this document by way of distribution from or which they regard as being from UOBKH by their acceptance thereof represent and 
agree that they are a major institutional investor and understand the risks involved in executing transactions in securities. 
 
Any U.S. recipient of this research report wishing to effect any transaction to buy or sell securities or related financial instruments based on 
the information provided in this research report should do so only through UOB Kay Hian (U.S.) Inc (“UOBKHUS”), a registered broker-
dealer in the United States.  Under no circumstances should any recipient of this research report effect any transaction to buy or sell 
securities or related financial instruments through UOBKH. 
 
UOBKHUS accepts responsibility for the contents of this research report, subject to the terms set out below, to the extent that it is 
delivered to and intended to be received by a U.S. person other than a major U.S. institutional investor. 
 
The analyst whose name appears in this research report is not registered or qualified as a research analyst with the Financial Industry 
Regulatory Authority (“FINRA”) and may not be an associated person of UOBKHUS and, therefore, may not be subject to applicable 
restrictions under FINRA Rules on communications with a subject company, public appearances and trading securities held by a research 
analyst account. 
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Analyst Certification/Regulation AC  
 
Each research analyst of UOBKH who produced this report hereby certifies that (1) the views expressed in this report accurately reflect 
his/her personal views about all of the subject corporation(s) and securities in this report; (2) the report was produced independently by 
him/her; (3) he/she does not carry out, whether for himself/herself or on behalf of UOBKH or any other person, any of the Subject Business 
involving any of the subject corporation(s) or securities referred to in this report; and (4) he/she has not received and will not receive any 
compensation that is directly or indirectly related or linked to the recommendations or views expressed in this report or to any sales, 
trading, dealing or corporate finance advisory services or transaction in respect of the securities in this report. However, the compensation 
received by each such research analyst is based upon various factors, including UOBKH’s total revenues, a portion of which are 
generated from UOBKH’s business of dealing in securities.  
 
Reports are distributed in the respective countries by the respective entities and are subject to the additional restrictions listed in the 
following table. 
General This report is not intended for distribution, publication to or use by any person or entity who is a citizen or resident of or 

located in any country or jurisdiction where the distribution, publication or use of this report would be contrary to 
applicable law or regulation. 

Hong Kong This report is distributed in Hong Kong by UOB Kay Hian (Hong Kong) Limited ("UOBKHHK"), which is regulated by the 
Securities and Futures Commission of Hong Kong. Neither the analyst(s) preparing this report nor his associate, has 
trading and financial interest and relevant relationship specified under Para. 16.4 of Code of Conduct in the listed 
corporation covered in this report. UOBKHHK does not have financial interests and business relationship specified under 
Para. 16.5 of Code of Conduct with the listed corporation covered in this report. Where the report is distributed in Hong 
Kong and contains research analyses or reports from a foreign research house, please note: 
(i) recipients of the analyses or reports are to contact UOBKHHK (and not the relevant foreign research house) in Hong 
Kong in respect of any matters arising from, or in connection with, the analysis or report; and  
(ii) to the extent that the analyses or reports are delivered to and intended to be received by any person in Hong Kong 
who is not a professional investor, or institutional investor, UOBKHHK accepts legal responsibility for the contents of the 
analyses or reports only to the extent required by law.  

Indonesia This report is distributed in Indonesia by PT UOB Kay Hian Sekuritas, which is regulated by Financial Services Authority 
of Indonesia (“OJK”). Where the report is distributed in Indonesia and contains research analyses or reports from a 
foreign research house, please note recipients of the analyses or reports are to contact PT UOBKH (and not the relevant 
foreign research house) in Indonesia in respect of any matters arising from, or in connection with, the analysis or report. 

Malaysia Where the report is distributed in Malaysia and contains research analyses or reports from a foreign research house, the 
recipients of the analyses or reports are to contact UOBKHM (and not the relevant foreign research house) in Malaysia, 
at +603-21471988, in respect of any matters arising from, or in connection with, the analysis or report as UOBKHM is the 
registered person under CMSA to distribute any research analyses in Malaysia. 

Singapore This report is distributed in Singapore by UOB Kay Hian Private Limited ("UOBKH"), which is a holder of a capital 
markets services licence and an exempt financial adviser regulated by the Monetary Authority of Singapore.Where the 
report is distributed in Singapore and contains research analyses or reports from a foreign research house, please note: 
(i) recipients of the analyses or reports are to contact UOBKH (and not the relevant foreign research house) in Singapore 
in respect of any matters arising from, or in connection with, the analysis or report; and  
(ii) to the extent that the analyses or reports are delivered to and intended to be received by any person in Singapore 
who is not an accredited investor, expert investor or institutional investor, UOBKH accepts legal responsibility for the 
contents of the analyses or reports only to the extent required by law.  

Thailand This report is distributed in Thailand by UOB Kay Hian Securities (Thailand) Public Company Limited, which is regulated 
by the Securities and Exchange Commission of Thailand. 

United 
Kingdom 

This report is being distributed in the UK by UOB Kay Hian (U.K.) Limited, which is an authorised person in the meaning 
of the Financial Services and Markets Act and is regulated by The Financial Conduct Authority. Research distributed in 
the UK is intended only for institutional clients. 

United 
States of 
America 
(‘U.S.’) 

This report cannot be distributed into the U.S. or to any U.S. person  or entity except in compliance with applicable U.S. 
laws and regulations. It is being distributed in the U.S.  by UOB Kay Hian (US) Inc, which accepts responsibility for its 
contents. Any U.S. person or entity receiving this report and wishing to effect transactions in any securities referred to in 
the report should contact UOB Kay Hian (US) Inc. directly. 

 
 
Copyright 2022, UOB Kay Hian Pte Ltd. All rights reserved.  
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