
Great Eagle
HK$26.95 - UNDERPERFORM

Financials
Year to 31 December 13A 14A 15CL 16CL 17CL
Revenue (HK$m) 7,301 8,127 4,972 5,220 5,276
Adjusted net profit (HK$m) 1,680 1,927 1,667 1,840 2,019
NP forecast change (%) - - (17.2) (16.6) -
Adjusted EPS (HK¢) 263.1 293.9 254.2 280.5 307.9
CL/consensus (9) (EPS%) - - 90 95 -
Adj EPS growth (% YoY) (7.8) 11.7 (13.5) 10.4 9.8
Adjusted PE (x) 10.2 9.2 10.6 9.6 8.8
Dividend yield (%) 8.0 2.7 2.7 2.7 2.7
Net debt/equity (%) 23.4 25.5 23.3 16.9 14.1
Source: CLSA
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12M hi/lo HK$29.95/25.05

12M price target HK$28.00
±% potential +4%

Shares in issue 655.8m
Free float (est.) 43.2%

Market cap US$2,279m

3M average daily volume
HK$9.6m (US$1.2m)

Major shareholders
The Lo Family 56.8%

Stock performance (%)
1M 3M 12M

Absolute 3.9 2.9 0.7
Relative 6.3 2.1 (6.0)
Abs (US$) 3.8 2.8 0.8

Source: Bloomberg
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Mixed performance
Many moving parts
While Great Eagle’s US hotels will benefit from the US recovery, the 
growth could be offset by weakening foreign currencies and ongoing 
renovations. We believe the uncertainties in Champion Reit and HK 
hotels, the company’s two largest profit contributors, will also weigh on 
its performance. Despite our positive outlook on Central offices, rentals at 
Citibank Plaza should remain under pressure with a vacancy of over 20%. 
Slowing mainland arrivals will also impact HK hotels.  Maintain U-PF.

FY14 growth driven by interest income
The 13%YoY growth, or HK$197m, in adjusted core profit (Fig1) was largely 
driven by higher interest income (or HK$159m). The profit loss from the HK
hotel spin-off was mostly compensated by addition of The Langham Fifth 
Avenue, and the 123 Mission Street office. Overseas hotel profit grew by 22% 
YoY, thanks to US recovery and new addition. 

Hotels – mixed picture across geographies
HK hotels underperformed, with Occupy Central (OC) and ongoing renovation 
impact dragging FY14 RevPAR growth to +0.1%YoY (vs +2.9%/+10%YoY for 
High Tariff A/B hotels), though even pre-OC, 9M14 came in at just 4.3%YoY
(vs +5.3%/+4.9). Pressure on room rates should is likely to continue (Fig6-7) 
with Mainland arrivals down 3%YoY for the first seven days of CNY. Overseas 
hotels were mixed, with positive growth in N. America and New Zealand being 
dragged by renovations at The Langham in Sydney and London. Contribution 
from The Langham in Chicago and Sydney should rise with the completion of 
ramp-up/renovation in 2H14 but this could be offset by renovation in 
Washington (began in mid-Dec 14) and weak foreign currencies.  

Champion REIT - Citibank rental pressures remain
Citibank Plaza NPI contracted 6%YoY, with passing rent down 8% YoY and 
lower occupancy at 75.4% (end-13:84.8%) due to Merrill Lynch’s departure. 
Rental reversion should remain negative with average expiring rent of 
HK$98psf in 2015 vs face rents of HK$75-80psf though current offers are 
getting traction. 3.5% more spece have been committed post year-end. Lease 
terms have been extended for the 6.9% coming up for rent review in 2015.

Maintain Underperform
Our earnings cuts largely reflect the completion delay of the Dalian project 
due to weaker-than-expected sales progress. Our price target is set at a 60% 
discount to end-FY15CL NAV of HK$69.9, from a 55% discount to end-FY14CL 
to reflect weakening retail/tourism trend.

http://www.clsa.com/
http://www.clsa.com/
http://www.clsa.com/
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Mixed performance
Figure 1

FY14 results snapshot

Financials (Dec Y/E) FY14 FY13 YoY %

Rental income 417 335 24.7

Hotel operation income 3,361 3,481 (3.4)

Management fee income from C.Reit 310 316 (1.9)

Distribution income from C.Reit 717 717 0.0

Distribution Income from Langham 306 189 61.9

Others 483 382 26.5

Revenue from core business 5,594 5,419 3.2

Rental income 263 210 25.4

Hotel operation income 515 673 (23.5)

Management fee income from C.Reit 310 316 (1.9)

Distribution income from C.Reit 717 717 0.0

Distribution Income from Langham 306 189 61.9

Others 196 145 35.3

Operating income from core business 2,307 2,249 2.5

Other income 486 156 212.7

Other charge (408) (281) 45.0

EBITDA 2,385 2,124 12.3

Depreciation (143) (122) 17.2

EBIT 2,242 2,001 12.0

Finance costs (166) (126) 32.3

Share of results of associates and JVs (27) (26) 5.1

Core profit before taxation 2,049 1,850 10.7

Taxation (127) (169) (24.8)

Core profit after taxation 1,922 1,681 14.3

Minority interests (3) (2) 66.7

Core profit 1,919 1,680 14.3

Adjusting for:

Realised securities portfolio gains (134) (20) 570.0

Hotel depreciation (188) (191) (1.5)

Provision for Rmb depreciation 69 - na

Adj. core profit 1,666 1,469 13.4

Source: Company, CLSA

Figure 2

Hotel portfolio - profit contribution

(HK$m) FY14 FY13 YoY% 1H14 1H13 YoY%
Hong Kong
(The Langham, Hong Kong, Langham Place, Hong Kong, and Eaton, Hong Kong 
from 01 Jan 13 to 29 May 13)*

- 254.8 n.a. - 254.8 n.a.

China n.a.
Shanghai (The Langham Xintiandi from 11-31 Dec 14)^ 0.8 - n.a. - -
Europe
UK (The Langham, London) 125.3 153.7 (18.5) 55.4 61.0 (9.3)
North America
U.S. (The Langham, Boston, The Langham, Chicago, Langham, Fifth Ave, NY, and 
The Langham, Huntington Hotel & Spa) and Canada (Eaton Chelsea)

131.4 21.8 502.8 21.2 41.9 (49.9)

Australasia
Australia (The Langham Melbourne and The Langham, Sydney) and New Zealand 
(The Langham, Auckland)

123.1 137.7 (10.6) 63.2 63.4 (0.5)

Total 380.6 568.0 (33.0) 139.8 421.1 (66.8)
Total (excl. Hong Kong) 380.6 313.2 21.5 139.8 166.3 (15.9)

*HK hotel portfolio was spun-off in late May-13. ^The Langham Xintiandi was acquired in Dec-14. Source: Company

http://www.clsa.com/
http://www.hibor.com.cn/
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∑ Core profit: FY14 core earnings came in at HK$1,919m, up 14%YoY, 
mainly due to the first full-year contribution of rental income from LHIL 
post spin-off in May-13, the new contributions of Langham Place Fifth 
Avenue and 123 Mission Street, as well as HK$134m in securities gains 
(FY13: HK$20m). If we strip out the impact of exceptionals (including
securities gain), core profit would be HK$1,666m, up 13%YoY.

∑ Rental income: Net rental income increased 25% to HK$263m. This was
driven by 95%YoY growth in US portfolio from the new full-year impact of 
123 Mission Street, despite the partial loss of income of 500 Ygnacio and 
353 Sacramento Street due to the transfer to Great Eagle’s US Fund in 
Aug-14 and Nov-14 respectively. In the Hong Kong portfolio, Great Eagle 
Centre saw +0.5%YoY net rental income growth despite -2%YoY gross 
income decline (from an increase in space occupied by the group post 
LHI-spinoff), due to a higher maintenance costs incurred in 2013. Growth 
also came from the Eaton Service Apartments, which saw +13%YoY
growth in net rental income, driven by conversion of some rooms at the 
Wanchai Gap Road property into guesthouses.

∑ Hotel income. Income and EBITDA contribution of the hotels segment 
came down 3%YoY and 33%YoY respectively, due to the first full-year 
post HK-hotel portfolio spin-off.  Overseas hotels saw income increase 
22%YoY, given the new addition of The Langham Fifth Avenue (New York), 
and an improving portfolio, including The Langham Chicago (which 
recorded a smaller loss than in FY13), though additionally renovation 
works caused some drag at The Langham, London, The Langham, Sydney, 
and Eaton Chelsea.

o GE’s hotel manager has also announced the roll-out of a new Cordis 
brand (8 properties in the pipeline), to be positioned just below the 
Langham Place brand, as a cost saving measure through higher 
operational efficiency. The first property will be in Hong Kong, via the 
rebranding of Langham Place Hotel, with five planned in China and 
one each in Bali and Colombo. 

∑ Langham Hospitality (HK hotels): The contribution from LHI increased 
by 62%YoY to HK$306m, with the amount reflecting full-period, versus 
just 7-months in FY13. On the hotel level, the portfolio as a whole was 
negatively impacted by Occupy Central (mostly focused on Langham 
Place), with +4.3%YoY RevPAR for 9M14 dragged by -10%YoY in 4Q14, or 
down 0.1%YoY overall for FY14, and underperforming both High Tariff A & 
B (+2.9%/+2.6%YoY RevPAR respectively).

o The Langham, Hong Kong had flat/+1.3%/+1.3%YoY in 
occupancy/average room rate/RevPAR respectively (4Q14: -5.3pp/-
1.5%/-7%YoY), however due ongoing room renovation, average 
daily rooms available dropped to 465 from 495, implying room 
revenue dropped about 5%. F&B revenue came in +0.2%YoY (4Q14: 
flat) for FY14 given the renovation of several outlets during the year.

o Langham Place Hotel, Hong Kong (to be rebranded to Cordis 
Hong Kong in 2Q15) came in at +0.5pp/-0.6%/-0.1%YoY on 
occupancy/room rate/ReVPAR (4Q14: -8.6pp/-6.5% /-14.9%YoY), 
with security concerns arising from Occupy Central causing both 
room booking and corporate event booking cancellations as the hotel 

Gains mainly due to the 
first full-year contribution 

of rental income from 
LHIL 

Overseas hotels saw 
income increase 

But the portfolio as a 
whole was negatively 

impacted by Occupy 
Central 
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was located closest to the Mong Kok protests. F&B was similarly 
impacted, up only 2.6%YoY (4Q: -9.3%YoY) with walk-in patrons 
staying away from the area as a whole.

o Eaton, Hong Kong held up at +1.0pp/+0.4%/+1.5%YoY on 
occupancy/room rate/RevPAR (4Q14: -1.1pp/-4.7%/-5.7%                 
YoY), and was the least impacted of the three by Occupy Central 
(also the furthest from protest locations). F&B saw an overall growth 
of +7.3%YoY (4Q14: +9.2%YoY).

∑ Champion REIT income: The contribution from Champion REIT came in 
flat at HK$717m, despite a 3%YoY decrease in distributable income, due 
to increased units held by Great Eagle from 58.2% to 61.8%. 

o Citibank Plaza NPI came in at -6%YoY to HK$932m. Occupancy 
rate fell to 75.4% from 88.6% end-Jun-14 and 84.8% end-13, 
mainly due to the Bank of America Merrill Lynch (making up 14%) 
moving out post lease expiry in Sep-2014. However, management 
has already begun to fill the space, with 3.5% more new leases 
committed. Rental reversions were negative with passing rent at 
HK$77.53psf, compared to HK$82.07psf 1H14 and HK$84.60psf end-
13, while year-end face rent was at HK$75-80psf, compared to 
HK$80-85psf for 2013.

o Langham Place office NPI came in up 9%YoY to HK$253, while 
mall NPI came in at 17%YoY to HK$615m, and despite impact from 
Occupy Central, tenant sales growth remained resilient, coming in at  
+9.8%YoY (and only -1%YoY for 4Q14), compared to the HK 
market’s -0.2%. Passing base retail rents came up to HK$165.44psf 
from HK$146.01psf (end-Jun-14), and HK$144.26psf a year ago, 
while given the 2-month impact of Occupy Central, turnover rent 
edged down HK$25.21psf from HK$25.87psf in FY13.

∑ Gearing: Net gearing came in at 34.2% from 32.5% end-Jun and 31.4% 
a year ago, which includes the consolidated debts of both Champion REIT 
and LHIL. By itself, Great Eagle has a net cash position of HK$2.9bn, 
compared to HK$3bn end-Jun-14 HK$3.8bn at end-Dec-13

∑ Dividends: A final DPS of HK$0.47 was proposed, +9% from FY13, while 
no special dividend was declared. Excluding last year’s special dividend, 
total dividend for the year came in at HK$0.74, up 12%YoY, or a core 
payout ratio of 25.3% (FY13: 25.1%).

Flat contribution from 
Champion REIT 

Great Eagle has a net 
cash position of HK$2.9bn

A final DPS of HK$0.47 
was proposed

http://www.clsa.com/
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Figure 3

Hotel portfolio occupancy

(%) FY14 FY13 YoYppt
The Langham, Hong Kong 88.9 88.9 -
Langham Place Hotel, Hong Kong 91.2 90.7 0.5
Eaton Hotel, Hong Kong 96.1 95.1 1.0
The Langham, London 81.1 80.7 0.4
The Langham, Boston 82.0 75.1 6.9
The Langham, Huntington Pasadena 77.0 74.8 2.2
The Langham, Chicago 60.0 46.8 13.2
Langham Place, Fifth Avenue, New York 74.5 81.4 (6.9)
Hotel in Washington D.C. 50.4 na na
Eaton Chelsea Toronto 71.4 68.7 2.7
The Langham, Melbourne 86.1 85.7 0.4
The Langham, Sydney 82.3 82.9 (0.6)
The Langham, Auckland 82.6 76.3 6.3
The Langham, Xintiandi Shanghai 69.3 58.8 10.5

High Tariff A hotels 86 86 -
High Tariff B hotels 91 89 2

Source: Company, HK Tourism Board

Figure 4

Hotel portfolio average room rate

(Local currency) FY14 FY13 YoY%
The Langham, Hong Kong (HK$) 2,295 2,266 1.3
Langham Place Hotel, Hong Kong (HK$) 1,871 1,883 (0.6)
Eaton Hotel, Hong Kong (HK$) 1,213 1,208 0.4
The Langham, London (GBP) 266 278 (4.3)
The Langham, Boston (US$) 256 242 5.8
The Langham, Huntington Pasadena (US$) 251 228 10.1
The Langham, Chicago (US$) 326 291 12.0
Langham Place, Fifth Avenue, New York (US$) 538 627 (14.2)
Hotel in Washington D.C. (US$) 182 na na
Eaton Chelsea Toronto (CAD) 130 124 4.8
The Langham, Melbourne (AUD) 285 277 2.9
The Langham, Sydney (AUD) 303 291 4.1
The Langham, Auckland (NZD) 173 177 (2.3)
The Langham, Xintiandi Shanghai (Rmb) 1,669 1,696 (1.6)

High Tariff A hotels (HK$) 2,452 2,382 2.9
High Tariff B hotels (HK$) 1,205 1,201 0.3

Source: Company, HK Tourism Board

High HK occupancy was 
maintained…

…though HK room rates 
stayed fairly flat…
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Figure 5

Hotel portfolio RevPAR

(Local currency) FY14 FY13 YoY%
The Langham, Hong Kong (HK$) 2,040 2,013 1.3
Langham Place Hotel, Hong Kong (HK$) 1,706 1,707 (0.1)
Eaton Hotel, Hong Kong (HK$) 1,166 1,149 1.5
The Langham, London (GBP) 216 224 (3.6)
The Langham, Boston (US$) 210 182 15.4
The Langham, Huntington Pasadena (US$) 194 170 14.1
The Langham, Chicago (US$) 196 136 44.1
Langham Place, Fifth Avenue, New York (US$) 400 511 (21.7)
Hotel in Washington D.C. (US$) 92 na na
Eaton Chelsea Toronto (CAD) 93 85 9.4
The Langham, Melbourne (AUD) 246 238 3.4
The Langham, Sydney (AUD) 250 241 3.7
The Langham, Auckland (NZD) 143 135 5.9
The Langham, Xintiandi Shanghai (Rmb) 1,156 997 15.9

High Tariff A hotels (HK$) 2,109 2,049 2.9
High Tariff B hotels (HK$) 1,097 1,069 2.6

Source: Company, HK Tourism Board

Figure 6

HK hotel room rates

Source: Hong Kong Tourism Board, CEIC

Figure 7

Mainland tourist arrivals to Hong Kong

Source: CEIC

Downward momentum 
across hotels…

…continued slowdown in 
Mainland tourist arrivals…

… and similarly with HK 
RevPARs

http://www.clsa.com/
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Figure 8 Figure 9

Chinese tourist destinations (2009-13) Chinese tourist destinations (2014-20)

Source: Euromonitor, CLSA

Figure 10

Citibank Office Tower rent and occupancy trend

Source: Company

Figure 11

NAV estimate (end-FY15CL)

HK$m HK$/share %

Development China 4,125 6.5 10.3

Investment property- offices (Hong Kong) 3,095 4.9 7.7

Investment property- offices (Overseas) 1,576 2.5 3.9

Investment property- Retail 687 1.1 1.7

Investment property- Serviced Apts 885 1.4 2.2

Hotels (Overseas) 12,008 19.0 30.0

Langham Hotel Holdings (1270.HK) 4,438 7.0 11.1

Champion REIT (2778.HK) 13,238 21.0 33.1

Gross asset value 40,053 63.4 100.0

Net Debt 4,084 6.5

Net asset value 44,136 69.9
Source: CLSA
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Figure 12

Great Eagle’s NAV discount chart

Source: CLSA

Figure 13

Hong Kong property valuation summary

Stock code Rec Last 
close
(LC)

Target
(LC)

NAV
(LC)

Disc to 
NAV
(%)

FY14
U/L PE

(x)

FY15
U/L PE

(x)

FY16
U/L PE

(x)

FY14
Yield
(%)

FY15
Yield
(%)

FY16
Yield
(%)

Developers

SHKP 16 HK SELL 119.8 120.0 202.5 (40.8) 15.1 15.9 15.8 2.8 2.8 2.8

Cheung Kong 1 HK BUY 153.2 180.0 219.0 (30.0) 9.6 10.8 11.1 2.4 2.6 2.4

Henderson Land 12 HK SELL 51.9 41.0 87.5 (40.7) 18.9 18.3 18.5 1.8 1.9 1.9

Sino Land 83 HK U-PF 12.3 13.5 22.6 (45.5) 14.6 14.6 14.9 4.1 4.1 4.1

Kerry Prop 683 HK U-PF 25.8 26.8 53.1 (51.4) 11.8 10.5 10.3 3.1 3.1 3.1

New World Dev 17 HK U-PF 9.0 9.6 20.8 (56.6) 9.9 11.9 11.6 4.7 4.7 4.7

CSI 497 HK BUY 0.3 0.4 0.9 (69.2) 3.3 2.5 2.7 4.0 6.0 5.5

Landlords

Hang Lung Prop 101 HK O-PF 22.0 24.7 35.3 (37.6) 9.8 14.3 15.4 3.5 3.5 3.5

HKLand HKL SP BUY 7.6 8.7 11.3 (32.5) 21.1 19.5 16.9 2.4 2.4 2.4

Hysan 14 HK O-PF 36.8 40.0 68.9 (46.6) 17.2 16.3 15.3 3.5 3.7 4.0

Great Eagle 41 HK U-PF 27.0 30.2 69.9 (61.4) 9.2 10.6 9.6 2.7 2.7 2.7

Wharf 4 HK U-PF 54.9 61.7 102.7 (46.5) 13.7 11.6 10.7 3.3 3.6 4.0

Swire Prop 1972 HK O-PF 25.3 27.5 36.6 (31.0) 21.7 21.8 21.1 2.6 2.6 2.6

Prop agents

Midland 1200 HK U-PF 3.5 4.3 N.A. N.A. 70.4 22.1 19.2 1.0 2.0 2.0

REITs

Link REIT 823 HK O-PF 48.5 54.5 54.6 (11.3) 29.2 26.3 24.0 3.4 3.8 4.2
Source: CLSA 

Trading 1.2 S.D. below 5-
year average
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Valuation details
We use NAV discount is the primary valuation metric for the company. NAV 
reflects the spot rental change while earnings largely reflect leases signed 
over the past three years and properties presold over one to two years, 
making the former more appropriate for landlord-type property companies. In 
addition, we mark-to-market the company's listed subsidiaries.

Investment risks
Our negative view on the stock is primarily driven by the slowing of tourists 
to Hong Kong, detrimental to its HK hotel portfolio. While its geographically 
diverse international hotel portfolio does provide exposure to any tourism 
resurgence globally, as a whole the picture remains mixed at best. 
Additionally vacancy-driven rental pressure on Citibank Plaza in spite of an 
improving Central grade A office market which will continue to pull back on 
any positive data points from the Langham Place property. As such any policy 
that would thereby improve or encourage tourism growth to Hong Kong, any 
policy indicating less scrutiny of luxury spending (which Langham Place mall's 
positioning would be less able to capture), as well as numerous large new 
leases signed in quick succession resulting in a higher and more stable 
vacancy/rental trend at Citibank Plaza, would be a risk to our view.

http://www.clsa.com/
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Summary financials
Year to 31 December 2013A 2014A 2015CL 2016CL 2017CL
Summary P&L forecast (HK$m)
Revenue 7,301 8,127 4,972 5,220 5,276
Op Ebitda 3,155 3,456 1,937 2,101 2,274
Op Ebit 2,751 2,969 1,589 1,736 1,890
Interest income - - - - -
Interest expense (545) (623) (15) (15) (15)
Other items 1,598 1,422 1,056 1,183 1,312
Profit before tax 3,804 3,767 2,631 2,903 3,187
Taxation (426) (496) (259) (286) (314)
Minorities/Pref divs (978) (895) (705) (778) (854)
Net profit 2,399 2,376 1,667 1,840 2,019

Summary cashflow forecast (HK$m)
Operating profit 2,751 2,969 1,589 1,736 1,890
Operating adjustments - - - - -
Depreciation/amortisation 404 488 348 366 384
Working capital changes 326 86 35 2,668 4
Net interest/taxes/other (575) (604) (607) (572) (667)
Net operating cashflow 2,905 2,939 1,366 4,196 1,611
Capital expenditure (7,534) (4,197) (1,426) (959) (977)
Free cashflow (4,629) (1,259) (60) 3,238 634
Acq/inv/disposals (844) (95) 868 (44) (44)
Int, invt & associate div (656) 312 396 1,450 1,646
Net investing cashflow (9,034) (3,980) (162) 448 624
Increase in loans 9,639 1,604 (2,757) (473) 0
Dividends (899) (452) (485) (485) (485)
Net equity raised/other 3,161 (623) (15) (15) (15)
Net financing cashflow 11,900 528 (3,258) (973) (500)
Incr/(decr) in net cash 5,772 (514) (2,053) 3,671 1,736
Exch rate movements (22) 0 0 0 0
Opening cash 4,962 10,712 10,198 8,145 11,816
Closing cash 10,712 10,198 8,145 11,816 13,551

Summary balance sheet forecast (HK$m)
Cash & equivalents 10,712 10,198 8,145 11,816 13,551
Debtors 744 788 482 506 511
Inventories 106 2,571 2,571 0 0
Other current assets 1,852 250 250 250 250
Fixed assets 81,977 85,686 86,764 87,357 87,951
Intangible assets - - - - -
Other term assets 2,381 2,453 1,593 1,646 1,700
Total assets 97,772 101,945 99,804 101,575 103,963
Short-term debt 7,042 3,231 473 - -
Creditors 2,934 3,113 2,842 2,963 2,973
Other current liabs 367 360 65 72 79
Long-term debt/CBs 19,389 24,682 24,209 24,209 24,209
Provisions/other LT liabs 953 1,183 1,183 1,183 1,183
Minorities/other equity 17,131 17,608 18,313 19,091 19,945
Shareholder funds 49,956 51,770 52,719 54,057 55,575
Total liabs & equity 97,772 101,945 99,804 101,575 103,963

Ratio analysis
Revenue growth (% YoY) 8.2 11.3 (38.8) 5.0 1.1
Ebitda growth (% YoY) 9.6 9.6 (43.9) 8.5 8.2
Ebitda margin (%) 43.2 42.5 39.0 40.3 43.1
Net profit margin (%) 32.9 29.2 33.5 35.2 38.3
Dividend payout (%) 82.1 25.2 29.1 26.4 24.0
Effective tax rate (%) 11.2 13.2 9.8 9.8 9.8
Ebitda/net int exp (x) 5.8 5.5 131.4 142.5 154.2
Net debt/equity (%) 23.4 25.5 23.3 16.9 14.1
ROE (%) 5.2 4.7 3.2 3.4 3.7
ROIC (%) 3.2 3.1 1.7 1.8 2.0
EVA®/IC (%) (4.7) (4.7) (6.2) (6.0) (5.8)
Source: CLSA
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Companies mentioned
Great Eagle (41 HK - HK$26.95 - UNDERPERFORM)¹
Bank of America (BAC US - US$15.81 - SELL)²
Bank of America Merrill Lynch (N-R)
Champion Reit (N-R)
Cheung Kong (1 HK - HK$153.50 - BUY)¹
CSI Properties (497 HK - HK$0.29 - BUY)¹
Hang Lung Prop (101 HK - HK$22.00 - OUTPERFORM)¹
Henderson Land (12 HK - HK$53.00 - SELL)¹
Hongkong Land (HKL SP - US$7.55 - BUY)¹
Hysan (14 HK - HK$37.20 - OUTPERFORM)¹
Kerry Properties (683 HK - HK$25.90 - UNDERPERFORM)¹
Langham Hospitality Group (N-R)
Langham Hospitality Investments Ltd (N-R)
Link Reit (823 HK - HK$49.50 - OUTPERFORM)¹
Midland (1200 HK - HK$3.82 - UNDERPERFORM)¹
New World Dev (17 HK - HK$9.15 - UNDERPERFORM)¹
SHKP (16 HK - HK$121.60 - SELL)¹
Sino Land (83 HK - HK$12.68 - UNDERPERFORM)¹
Swire Properties (1972 HK - HK$25.75 - OUTPERFORM)¹
Wharf (4 HK - HK$56.55 - UNDERPERFORM)¹

¹ Covered by CLSA; ² Covered by CLSA Americas

Analyst certification 
The analyst(s) of this report hereby certify that the views expressed in this research report accurately reflect 
my/our own personal views about the securities and/or the issuers and that no part of my/our compensation 
was, is, or will be directly or indirectly related to the specific recommendation or views contained in this 
research report.

Important disclosures 
Recommendation history of Great Eagle Holdings Ltd 41 HK

Date Rec Target Date Rec Target
22 Aug 2014 U-PF 30.20 28 Feb 2013 U-PF 31.90
27 Feb 2014 U-PF 28.60 29 Oct 2012 U-PF 23.50
07 Jan 2014 U-PF 28.10 20 Aug 2012 U-PF 21.10
20 Aug 2013 U-PF 28.40 18 Apr 2012 U-PF 23.00
02 Jul 2013 U-PF 30.00
Source: CLSA
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The policy of CLSA (which for the purpose of this 
disclosure includes subsidiaries of CLSA B.V. and CLSA 
Americas, LLC ("CLSA Americas")) and Credit Agricole 
Securities Taiwan Co., Ltd. (“CA Taiwan”) is to only 
publish research that is impartial, independent, clear, fair, 
and not misleading. Analysts may not receive 
compensation from the companies they cover.

Regulations or market practice of some 
jurisdictions/markets prescribe certain disclosures to be 
made for certain actual, potential or perceived conflicts of 
interests relating to a research report as below.  This 
research disclosure should be read in conjunction with 
the research disclaimer as set out at 
www.clsa.com/disclaimer.html and the applicable 
regulation of the concerned market where the analyst is 
stationed and hence subject to.  This research disclosure 
is for your information only and does not constitute any 
recommendation, representation or warranty.  Absence 
of a discloseable position should not be taken as 
endorsement on the validity or quality of the research 
report or recommendation.

Neither analysts nor their household 
members/associates may have a financial interest in, or 
be an officer, director or advisory board member of 
companies covered by the analyst unless disclosed 
herein.  Unless specified otherwise, CLSA/CLSA 
Americas/CA Taiwan did not receive investment 
banking/non-investment banking income from, and did 
not manage/co-manage a public offering for, the listed 
company during the past 12 months, and it does not 
expect to receive investment banking compensation from 
the listed company within the coming three months. 
Unless mentioned otherwise, CLSA/CLSA Americas/CA 
Taiwan does not own a discloseable position, and does 
not make a market, in the securities.

The analysts included herein hereby certify that the 
views expressed in this research report accurately reflect 
their own personal views about the securities and/or the 
issuers and that unless disclosed otherwise, no part of 
their compensation was, is, or will be directly or indirectly 
related to the specific recommendation or views 
contained in this research report or revenue from 
investment banking services provided.  The analyst/s 
also states/s and confirm/s that he has/have not been 
placed under any undue influence, intervention or 
pressure by any person/s in compiling this research 
report.  In addition, the analysts included herein attest 
that they were not in possession of any material, non-
public information regarding the subject company at the 
time of publication of the report.  Save from the 
disclosure below (if any), the analyst(s) is/are not aware 
of any material conflict of interest.

Key to CLSA/CLSA Americas/CA Taiwan investment 

rankings: BUY: Total stock return (including dividends) 
expected to exceed 20%; O-PF: Total expected return 
below 20% but exceeding market return; U-PF: Total 
expected return positive but below market return; SELL: 
Total expected return to be negative. For relative 
performance, we benchmark the 12-month total forecast 
return (including dividends) for the stock against the 12-
month forecast return (including dividends) for the 
market on which the stock trades. For example, in the 
case of US stock, the recommendation is relative to the 
expected return for S&P of 10%. Exceptions may be 
made depending upon prevailing market conditions.  We 
define as “Double Baggers” stocks we expect to yield 
100% or more (including dividends) within three years. 
"High Conviction" Ideas are not necessarily stocks with 
the most upside/downside but those where the Research 
Head/Strategist believes there is the highest likelihood of 
positive/negative returns. The list for each market is 
monitored weekly.

Overall rating distribution for CLSA/CLSA Americas/CA 
Taiwan Universe: Buy / Outperform - CLSA: 63%; CLSA 
Americas: 63%; CA Taiwan: 68%, Underperform / Sell -
CLSA: 37%; CLSA Americas: 37%; CA Taiwan: 32%, 
Restricted - CLSA: 0%; CLSA Americas: 0%; CA Taiwan: 
0%. Data as of 31 December 2014. Investment banking 
clients as a % of rating category: Buy / Outperform -
CLSA: 2.6%; CLSA Americas: 0%; CA Taiwan: 0%, 
Underperform / Sell - CLSA: 1.6%; CLSA Americas: 0%; 
CA Taiwan: 0%, Restricted - CLSA: 0%; CLSA Americas: 
0%; CA Taiwan: 0%. Data for 12-month period ending 
31 December 2014.  For a history of the 
recommendations and price targets for companies 
mentioned in this report, as well as company specific 
disclosures, please write to: (a) CLSA Americas, 
Compliance Department, 1301 Avenue of the Americas, 
15th Floor, New York, New York 10019-6022; (b) CLSA, 
Group Compliance, 18/F, One Pacific Place, 88 
Queensway, Hong Kong and/or; (c) CA Taiwan 
Compliance (27/F, 95, Section 2 Dun Hua South Road, 
Taipei 10682, Taiwan, telephone (886) 2 2326 8188).

© 2015 CLSA Limited, CLSA Americas, LLC (“CLSA 
Americas”) and/or Credit Agricole Securities Taiwan Co., 
Ltd. (“CA Taiwan”)

This publication/communication is subject to and 
incorporates the terms and conditions of use set out on 
the www.clsa.com website. Neither the 
publication/communication nor any portion hereof may 
be reprinted, sold, resold, copied, reproduced, 
distributed, redistributed, published, republished, 
displayed, posted or transmitted in any form or media or 
by any means without the written consent of CLSA group 
of companies (excluding CLSA Americas, LLC) (“CLSA”), 
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CLSA Americas (a broker-dealer registered with the US 
Securities and Exchange Commission and an affiliate of 
CLSA) and/or CA Taiwan. 

CLSA, CLSA Americas and CA Taiwan has/have 
produced this publication/communication for private 
circulation to professional, institutional and/or wholesale 
clients only. This publication/communication may not be 
distributed or redistributed to retail investors. The 
information, opinions and estimates herein are not 
directed at, or intended for distribution to or use by, any 
person or entity in any jurisdiction where doing so would 
be contrary to law or regulation or which would subject 
CLSA, CLSA Americas and/or CA Taiwan to any additional 
registration or licensing requirement within such 
jurisdiction. The information and statistical data herein 
have been obtained from sources we believe to be 
reliable. Such information has not been independently 
verified and we make no representation or warranty as to 
its accuracy, completeness or correctness. Any opinions 
or estimates herein reflect the judgment of CLSA, CLSA 
Americas and/or CA Taiwan at the date of this 
publication/communication and are subject to change at
any time without notice. Where any part of the 
information, opinions or estimates contained herein 
reflects the views and opinions of a sales person or a 
non-analyst, such views and opinions may not 
correspond to the published view of CLSA, CLSA 
Americas and/or CA Taiwan. This is not a solicitation or 
any offer to buy or sell. This publication/communication is 
for information purposes only and does not constitute any 
recommendation, representation, warranty or guarantee 
of performance. Any price target given in the report may 
be projected from one or more valuation models and 
hence any price target may be subject to the inherent 
risk of the selected model as well as other external risk 
factors. This is not intended to provide professional, 
investment or any other type of advice or 
recommendation and does not take into account the 
particular investment objectives, financial situation or 
needs of individual recipients. Before acting on any 
information in this publication/communication, you 
should consider whether it is suitable for your particular 
circumstances and, if appropriate, seek professional 
advice, including tax advice. CLSA, CLSA Americas 
and/or CA Taiwan do/does not accept any responsibility 
and cannot be held liable for any person’s use of or 
reliance on the information and opinions contained 
herein. To the extent permitted by applicable securities 
laws and regulations, CLSA, CLSA Americas and/or CA 
Taiwan accept(s) no liability whatsoever for any direct or 
consequential loss arising from the use of this 
publication/communication or its contents. Where the 
publication does not contain ratings, the material should 
not be construed as research but is offered as factual 
commentary. It is not intended to, nor should it be used 

to form an investment opinion about the non-rated 
companies.  

Subject to any applicable laws and regulations at any 
given time, CLSA, CLSA Americas, CA Taiwan, their 
respective affiliates or companies or individuals 
connected with CLSA/CLSA Americas/CA Taiwan may 
have used the information contained herein before 
publication and may have positions in, may from time to 
time purchase or sell or have a material interest in any of 
the securities mentioned or related securities, or may 
currently or in future have or have had a business or 
financial relationship with, or may provide or have 
provided investment banking, capital markets and/or 
other services to, the entities referred to herein, their 
advisors and/or any other connected parties. As a result, 
investors should be aware that CLSA, CLSA Americas, CA 
Taiwan and/or their respective affiliates or companies or 
such individuals may have one or more conflicts of 
interest. 

Regulations or market practice of some 
jurisdictions/markets prescribe certain disclosures to be 
made for certain actual, potential or perceived conflicts of 
interests relating to research reports. Details of the 
disclosable interest can be found in certain reports as 
required by the relevant rules and regulation and the full 
details are available at 
http://www.clsa.com/member/research_disclosures/. 
Disclosures therein include the position of CLSA, CLSA 
Americas and CA Taiwan only and do not reflect those of 
CITIC Securities International Company Limited, Credit 
Agricole Corporate & Investment Bank and/or their 
respective affiliates. If investors have any difficulty 
accessing this website, please contact 
webadmin@clsa.com on +852 2600 8111. If you require 
disclosure information on previous dates, please contact 
compliance_hk@clsa.com. 

This publication/communication is distributed for and 
on behalf of CLSA Limited (for research compiled by non-
US and non-Taiwan analyst(s)), CLSA Americas (for 
research compiled by US analyst(s)) and/or CA Taiwan 
(for research compiled by Taiwan analyst(s)) in Australia 
by CLSA Australia Pty Ltd; in Hong Kong by CLSA 
Limited; in India by CLSA India Private Limited (formerly 
CLSA India Limited) (Address: 8/F, Dalamal House, 
Nariman Point, Mumbai 400021. Tel No: +91-22-
66505050.  Fax No: +91-22-22840271; CIN: 
U67120MH1994PLC083118; SEBI Registration No: 
INZ000001735 (Old SEBI Regn No: BSE Capital Market 
Segment: INB011499135; BSE F&O Segment: 
INF011499135; NSE Capital Market Segment: 
INB231499139 ; NSE F&O Segment: INF231499139); in 
Indonesia by PT CLSA Indonesia; in Japan by CLSA 
Securities Japan Co., Ltd; in Korea by CLSA Securities 
Korea Ltd; in Malaysia by CLSA Securities Malaysia Sdn 
Bhd; in the Philippines by CLSA Philippines Inc (a 
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member of Philippine Stock Exchange and Securities 
Investors Protection Fund); in Thailand by CLSA 
Securities (Thailand) Limited; in Taiwan by CA Taiwan 
and in United Kingdom by CLSA (UK).  

United States of America: Where any section of the 
research is compiled by US analyst(s), it is distributed by 
CLSA Americas. Where any section is compiled by non-
US analyst(s), it is distributed into the United States by 
CLSA solely to persons who qualify as "Major US 
Institutional Investors" as defined in Rule 15a-6 under 
the Securities and Exchange Act of 1934 and who deal 
with CLSA Americas. However, the delivery of this 
research report to any person in the United States shall 
not be deemed a recommendation to effect any 
transactions in the securities discussed herein or an 
endorsement of any opinion expressed herein. Any 
recipient of this research in the United States wishing to 
effect a transaction in any security mentioned herein 
should do so by contacting CLSA Americas.  Canada: The 
delivery of this research report to any person in Canada 
shall not be deemed a recommendation to effect any 
transactions in the securities discussed herein or an 
endorsement of any opinion expressed herein. Any 
recipient of this research in Canada wishing to effect a 
transaction in any security mentioned herein should do so 
by contacting CLSA Americas. 

United Kingdom: In the United Kingdom, this research 
is a marketing communication.  It has not been prepared 
in accordance with the legal requirements designed to 
promote the independence of investment research, and is 
not subject to any prohibition on dealing ahead of the 
dissemination of investment research.  The research is 
disseminated in the EU by CLSA (UK), which is authorised 
and regulated by the Financial Conduct Authority.  This 
document is directed at persons having professional 
experience in matters relating to investments as defined 
in Article 19 of the FSMA 2000 (Financial Promotion) 
Order 2005.  Any investment activity to which it relates is 
only available to such persons.  If you do not have 
professional experience in matters relating to 
investments you should not rely on this document.  
Where the research material is compiled by the UK 
analyst(s), it is produced and disseminated by CLSA 
(UK). For the purposes of the Financial Conduct Rules this 
research is prepared and intended as substantive 
research material. 

Singapore: This publication/communication is 

distributed for and on behalf of CLSA Limited (for 
research compiled by non-US and non-Taiwan 
analyst(s)), CLSA Americas (for research compiled by US 
analyst(s) and/or CA Taiwan (for research compiled by 
Taiwan analyst(s)) in Singapore through CLSA Singapore 
Pte Ltd solely to persons who qualify as Institutional, 
Accredited and Expert Investors only, as defined in 
s.4A(1) of the Securities and Futures Act. Pursuant to 
Paragraphs 33, 34, 35 and 36 of the Financial Advisers 
(Amendment) Regulations 2005 with regards to an 
Accredited Investor, Expert Investor or Overseas 
Investor, sections 25, 27 and 36 of the Financial Adviser 
Act shall not apply to CLSA Singapore Pte Ltd. Please 
contact CLSA Singapore Pte Ltd in connection with 
queries on the report. MCI (P) 094-11-2014

The analysts/contributors to this 
publication/communication may be employed by a Credit 
Agricole, CLSA or CITIC Securities company which is 
different from the entity that distributes the 
publication/communication in the respective jurisdictions.

MSCI-sourced information is the exclusive property of 
Morgan Stanley Capital International Inc (MSCI). Without 
prior written permission of MSCI, this information and 
any other MSCI intellectual property may not be 
reproduced, redisseminated or used to create any 
financial products, including any indices. This information 
is provided on an "as is" basis. The user assumes the 
entire risk of any use made of this information. MSCI, its 
affiliates and any third party involved in, or related to, 
computing or compiling the information hereby expressly 
disclaim all warranties of originality, accuracy, 
completeness, merchantability or fitness for a particular 
purpose with respect to any of this information. Without 
limiting any of the foregoing, in no event shall MSCI, any 
of its affiliates or any third party involved in, or related to, 
computing or compiling the information have any liability 
for any damages of any kind. MSCI, Morgan Stanley 
Capital International and the MSCI indexes are service 
marks of MSCI and its affiliates. The Global Industry 
Classification Standard (GICS) was developed by and is 
the exclusive property of MSCI and Standard & Poor's. 
GICS is a service mark of MSCI and S&P and has been 
licensed for use by CLSA. 

EVA® is a registered trademark of Stern, Stewart & 
Co. "CL" in charts and tables stands for CLSA/CLSA 
Americas/CA Taiwan estimates unless otherwise noted in 
the source.

Research subscriptions
To change your report distribution requirements, please contact your CLSA sales representative or email us at cib@clsa.com.
You can also fine-tune your Research Alert email preferences at https://www.clsa.com/member/tools/email_alert/.
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