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SECTOR UPDATE 

Property Developers – Singapore 
2022: Strong Results From Both CLI And CDL; Outlook Remains Bright 
CLI and CDL reported strong 2022 results, with the latter’s result boosted by the sale of 
a hospitality asset, and both seeing strength in their respective lodging/hospitality 
segments as expected. CLI’s China ambitions in funds management should pay off in 
2023 while CDL will maintain its focus on Singapore and the UK. Reiterate BUY 
recommendations on both CLI (Target price: S$4.28) and CDL (Target price: S$9.70). 
Maintain OVERWEIGHT. 

CAPITALAND INVESTMENT: 2022 RESULTS 
2022 RESULTS 
Year to 31 Dec (S$m) 2021A 2022A yoy % Remarks
Revenue 2,293 2,876 25.4%  
EBITDA 2,178 1,966 -9.7%  
Reported PATMI 1,349 861 -36.2% - Due to lower portfolio gains & revaluations
Core PATMI 497 609 22.5% - Due to improved fee-related businesses & lodging
EBITDA margin 95.0% 68.4% -26.6ppt  
PATMI margin 58.8% 29.9% -28.9ppt  

Source: CapitaLand Investment, UOB Kay Hian 

• Strong set of numbers. CapitaLand Investment (CLI) reported a strong set of results that 
were slightly better than expectations, with core PATMI up 23% yoy to S$609m as a result 
of better performance in its Fee Income-related Businesses (FRB) and recovery in its 
lodging business. At the reported PATMI level, the company was negatively affected by 
lower yoy portfolio gains and revaluations, mainly due to China. 

• DPS of S$0.12 declared. The company declared a final dividend of S$0.12 as well as a 
special dividend-in-specie of S$0.057. CapitaLand Ascott’s shares are valued at S$0.059 
per unit.  

• Would have been better if not for China. EBITDA for 2022 of nearly S$2b was 10% 
lower yoy mainly due to lower gains from asset recycling and revaluation of investment
properties. Notably, China, which used to comprise one-third of CLI’s EBITDA, fell to only 
11% in 2022. However, we expect the post-COVID-19 reflation story to positively impact 
contributions from China this year.   

• Lodging business took up the slack. In 2022, lodging management became a much 
more significant contributor to CLI’s overall performance as travel resumed. Importantly, 
this segment is a fee-income generator which is the identified direction for CLI’s earnings 
going forwards. While the segment’s margins are reasonably healthy at 30% at present, 
this is expected to go up as CLI scales up the business further. The management 
commented that it has a healthy pipeline that will be operational in the next few years, thus 
it expects margins to continue expanding towards 50%. 

• Capital recycling should accelerate in 2023. CLI divested gross asset value of S$3.1b 
in 2022 at an average premium of 12% (2021: 13%). This was a good outcome overall 
given the challenging market conditions last year, and while the company admitted that it 
could have done more, it chose to walk away from poor deals. During the analyst call, 
management shared that 1H23 will still be a period of adjustment and analysis with 2H23 
likely to see a greater level of capital recycling activity given the “wall of capital” that is 
waiting to be invested. 

• Two new China funds. In the past two days, and in a clear indication that foreign capital 
is ready to go back into China, CLI announced the setting up of two China funds: a) the 
CapitaLand China Opportunistic Partners Programme (S$1.1b in equity committed), and b) 
the CapitaLand China Data Centre Partners Fund (S$530m in equity committed). These 
China-focused special situation funds allows investors to take advantage of dislocation or 
gaps in the market. In the former fund, it acquired a high quality logistics asset with a 15-
year lease in Foshan, Guangdong, while the latter fund comprises of two hyperscale data 
centre sites in Beijing with new global institutional investor clients. In total, CLI has three 
Rmb funds set up and it has targeted to set up six in the near to medium term. 

OVERWEIGHT 
(Maintained) 
 
SECTOR PICKS 
Company Rec ------- Price (S$) ------- Up/down 
  23 Feb Target (%) 
City Devts BUY 7.84 9.70 23.7 
CapitaLand Inv BUY 3.79 4.28 12.9 

Source: UOB Kay Hian 
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CITY DEVELOPMENTS: 2022 RESULTS 
2022 RESULTS 
Year to 31 Dec (S$m) 2021A 2022 Yoy % Remarks
Revenue 2,626 3,293 25.4% - Strong recovery in all lodging  geographies
Gross profit 978 1,247 27.5%  
Associates 107 170 58.9%  
Pre-tax profit 228 1857 NM  
PATMI 98 1,285 NM - Bolstered by sale of Millenium Hilton Seoul hotel
Gross profit margin 37.2% 37.9% 0.6  
NPAT margin 4.07% 5.16% 1.1  

Source: City Developments, UOB Kay Hian 

• Record earnings bolstered by sale of the Millenium Hilton Seoul. City Developments 
(CDL) reported that its 2022 revenue rose 25.4% yoy to S$3.3b, with PATMI of S$1.3b 
bolstered by divestment gains, the largest being the sale of Millennium Hilton Seoul and 
the gain on the deconsolidation of CDL Hospitality Trusts (CDLHT). Singapore property 
development (Amber Park, Haus on Handy and Irwell Hill Residences) remained the 
biggest contributor, accounting for 42% of 2022 revenue. 

• Final write-off. CDL wrote off the final S$81m in Sincere having made most of the write-
offs in 2021. Given the lack of clarity on the timeline of bankruptcy proceedings in China, 
the company thought it was prudent to completely write off Sincere as it could not 
ascertain how much it could recover post completion of the bankruptcy proceedings. 

• Hotel operations displayed strength as expected. CDL’s hotel operations segment saw 
a 58.1% yoy increase in revenue and a 91% growth in RevPAR, assisted by the continued 
post-pandemic recovery and “revenge travel”.  

• Expansion in the UK. Post the failed attempt at a REIT listing of its UK office assets, it 
appears that CDL has decided to scale up this GBP600m portfolio before new 
monetisation plans – either via a REIT or a PE fund – are put in place. The company’s 
management highlighted that it will be acquiring St Catherine’s Dock, London, to get its UK 
portfolio to approximately GBP1b. In addition, CDL will look at expanding further in the 
living sector, with its UK living sector currently comprising 5% of total CDL assets or about 
S$1b. With about 2000 beds (98% utilisation in 2022), management believes that it has 
good economies of scale and is targeting to increase this by 2-3x over the next few years. 

• Forward plans: Management commented that Singapore residential projects will remain a 
key focus area for the company as it is still optimistic on the market despite the fact that. 
COVID-19 has increased costs. As a result, the company will look to replenish its landbank 
in Singapore either via Government Land Sales or en blocs that may be attractive. The 
company also highlighted that it has been able to extract residential exposure out of its 
historical office assets within the Central Mall and Fuji Xerox Tower redevelopment 
projects. While management will continue to look at monetising some of its hospitality 
assets, it did acknowledge that it would be difficult to replicate something that was the size 
of its Seoul divestment.  

ACTION 
Capitaland Investment (CLI SP, BUY, target price S$4.28).  

• Maintain BUY with a slightly higher SOTP–based target price of S$4.28 ($4.13 
previously). The higher target price is the result of: a) CLI’s comparable companies 
experiencing EBITDA multiples expansion, and b) higher target prices and market prices 
for CLI’s listed REITs. We believe that the company’s current P/B valuation is inexpensive 
at 1.1x for 2023 vs its 2022 peak P/B of 1.4x.  

• The China angle. In our view, the company will be in a much stronger shape in 2023 as 
we expect China’s recovery path to be sustained given a post-COVID-19 normalisation of 
the economy. In addition, we look forward to the company closing and deploying more 
funds over the next six months. In the past week, CLI announced two niche Rmb funds 
and we should expect more of such funds built on the company proprietary niches in 2023. 
As at end-22, CLI had embedded FUM of S$8b, ie committed funds but not yet deployed. 

 

2



  

Fr iday ,  24  Feb rua ry  2023

41 Refer to last page for important disclosures. 

R e g i o n a l  M o r n i n g  N o t e s  

City Developments (CIT SP, BUY, target price S$9.70)

• We retain our BUY rating on the stock with a slightly lower target price of S$9.70 
(S$9.87 previously). Our target price is pegged to a 30% discount to our assessed RNAV 
of S$14.50 which is largely in line with the company’s historical discount to RNAV. We 
note that CDL disclosed at its results briefing that its RNAV (including revaluation of its 
hotel portfolio) was S$19.14/share as at end-22. In our view, market concerns over the 
company’s balance sheet has dissipated given that CDL’s total debt declined 13% in 2022 
to S$9.7b as at end-22 (net gearing of 58%).  

SHARE PRICE CATALYSTS 
• Continued economic recovery from COVID-19 especially resumption of leisure and 

business travel 

• Higher-than-expected return of capital to shareholders in 2023 – both companies have 
active share buyback mandates. 

PEER COMPARISON 
Company Ticker Share price Mkt cap ----------------------- PE ----------------------- ----------------------- P/B ----------------------- EV/EBITDA ROE 
  (S$) (US$m) 2022 2023E 2024E 2022 2023E 2024E 2023E 2023E 
City Dev CIT SP 7.84 5,386 5.7 13.9 13.8 n.a. 0.7 0.7 15.0 5.6 
UOL UOL SP 6.71 4,234 16.2 15.6 16.9 0.5 0.5 0.5 16.5 3.4 
OUE OUE SP 1.23 779 n.a. n.a. n.a. n.a. n.a. n.a. n.a. n.a. 
Oxley OHL SP 0.143 457 178.8 n.a. n.a. 0.6 n.a. n.a. n.a. n.a. 
Wing Tai WINGT SP 1.49 846 9.0 18.4 24.8 0.3 0.3 0.3 20.4 1.9 
Ho Bee Land  HOBEE SP 2.37 1,176 6.6 6.1 7.0 0.4 0.4 0.4 18.0 6.2 
Average    43.2 13.5 15.6 0.5 0.5 0.5 17.4 4.3 
Capitaland Inv CLI SP 3.79 14,709 22.9 17.5 15.1 n.a. 1.2 1.1 n.a. 7.2 

Source: Bloomberg, UOB Kay Hian 
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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. 
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