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Sino Land
High dividend yield and disciplined investment
should warrant a tighter discount

Sino Land interim FY15 earnings higher than consensus by 9%

Sino Land (Sino) reported H1 FY2015 net core earnings of HK$1.7bn, down 31% YoY,
or EPS of HK$0.28. The earnings drop is attributed to the lack of disposal gain from
commercial properties which amounted to HK$0.9bn in H1 14. The results were better
than consensus by 9% and UBSe by 7%. We attribute the earnings surprise to the
better than expected development sales margins of 11.9%, against UBSe of 8%. Sino
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Trading data and key metrics

declared a flat interim DPS of HK$0.12, representing a payout of 42% (vs H1 FY14's

29%) on core earnings.

Organic rental growth and new contributions support higher dividend

52-wk range

HK$14.08-10.28

Sino registered 6% YoY of organic rental growth for both of its office and retail
properties in H1FY15. In addition, we expect the company to have 277k sqgft of new
retail space, a 4% expansion of its existing commercial property GFA. We believe the
growing rental earnings should support higher dividend payments in the future.

Confident about replenishing land in the near term

Sino still holds strong cash reserves, including net cash of HK$9bn and sales receivable
of HK$6bn, and this should put it in a good position to take advantage of potential
land replenishment opportunities. Nevertheless, the company intends to maintain its
discipline when bidding for land to ensure reasonable margins. Management indicated
that they intend maintaining their sales launch schedule for 2015, comprising of five
projects mainly in HK and Kowloon, even if the government implements more
measures to rein in the heated property market.

Valuation: Currently trading at 44% NAV discount

We reiterate our Buy rating with a higher PT of HK$14.57 (+0.7%) based on an
unchanged target discount of 35% to NAV of HK$22.4 (+0.7%). We favour Sino Land
for its strong financials, steady and attractive yields of close to 4.0%, high sales lock-in
for FY2015E but still trading at 44% NAV discount.

Market cap. HK$76.4bn/US$9.85bn
Shares o/s 6,017m (ORD)
Free float 47%
Avg. daily volume ('000) 5,087
Avg. daily value (m) HK$64.1
Common s/h equity (06/15E) HK$113bn
P/BV (06/15E) 0.7x

EPS (UBS, diluted) (HK$)

From To % ch  Cons.
06/15E 0.81 0.83 3.09 0.86
06/16E 0.85 0.87 1.51 0.90
06/17E 0.81 0.81 0.30 0.94
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Highlights (HK$m) 06/12 06/13 06/14 06/15E 06/16E 06/17E 06/18E 06/19E
Net rental income 2,029 2,210 2,393 2,503 2,581 2,709 2,802 2,880
EBITDA 3,918 3,232 4,332 4,940 5,422 5,349 5,513 4,615
EPS (UBS, HKS$) 0.91 1.12 0.84 0.83 0.87 0.81 0.84 0.74
DPS (HK$) 0.46 0.50 0.50 0.50 0.50 0.50 0.50 0.50
BVPS (basic, HK$) 16.03 17.24 18.18 18.71 19.08 19.39 19.73 19.97
NAV per share (UBS, HK$) 16.03 21.31 21.48 22.41 22.41 22.41 22.41 22.41
Profitability/valuation 06/12 06/13 06/14 06/15E 06/16E 06/17E 06/18E 06/19E
PE (UBS) 12.6 1.9 13.2 15.2 14.7 15.6 151 17.2
EPS (UBS) yield % 7.9 8.4 7.6 6.6 6.8 6.4 6.6 5.8
Net dividend yield % 4.0 3.7 45 3.9 3.9 3.9 3.9 3.9
Prem/(disc) to BVPS % (28.4) (22.6) (39.0) (32.1) (33.4) (34.5) (35.6) (36.4)
Prem/(disc) to NAV ps % (28.4) (37.4) (48.4) (43.3) (43.3) (43.3) (43.3) (43.3)
EV/EBITDA (UBS) x 18.5 35.1 17.6 17.0 15.1 14.8 15.3 16.2

Source: Company accounts, Thomson Reuters, UBS estimates. Metrics marked as (UBS) have had analyst adjustments applied. Valuations: based on an average share price that year, (E): based on a

share price of HK$12.70 on 10 Feb 2015 22:38 HKT
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Investment Thesis
Sino Land

Investment case

Sino Land has the largest exposure to Hong Kong's residential
market among its peers and is highly sensitive to changes in
residential prices due to its relatively high-end products. Sino has
been steadily growing its rental and other recurring earnings,
which are expected to contribute ~50% of EBIT in 2014-16E. In
addition, Sino maintained a steady dividend payment of HK$0.50
in FY2014 and paid out more than 90% of its recurring earnings
to investors. Our PT of HK$14.57 is based on a target NAV
discount of 35%.

Upside scenario

We believe Sino’s share price is mainly driven by HK economic
conditions and government property policies, as it has the
highest exposure to the HK market (87% in terms of its gross
asset value) among the developers we cover. If the HK economy
grows better than expected, we believe Sino's office and retail
rentals could be 15% above our current assumptions. This would
improve our NAV/share to HK$23.9 and valuation to HK$15.5.

Downside scenario

Unfavourable government policies, mortgage rate hikes and a
weakening Hong Kong economy are the major risks to the
property market as well as Sino Land, in our view. If Hong Kong's
residential prices and commercial rents are 15% below our
current estimates, our NAV/share could decrease to HK$19.0,
and valuation would fall to HK$11.5 based on a wider NAV
discount of 40% (from 35%).

Upcoming catalysts

Update on the sales of its upcoming HK primary launches;
potential new land acquisitions in Hong Kong or China

Eva Lee, CFA, Analyst, eva-c.lee@ubs.com, +852-3712 4243

12-month rating Buy

12m price target HK$14.57

Business description

Sino Land was founded in 1971 and is 51%-owned by Tsim
Sha Tsui Properties. Sino is involved in property development,
investment and management, and hotel operations and stock
market investment.

Industry outlook

We forecast HK re-sale market prices will reverse from growth
of 8% YoY in 2014 to a decline of 5-10% YoY in 2015. This
would bring end-2014 prices back to early 2012 levels. We
project total property volumes to recover 28% YoY in 2014
after the 39% YoY decline in 2013. We note that BSD, SSD
and DSD dampened market sentiment, particularly at the high
end. Our Hong Kong economist expects retail sales to grow in
the mid-single digits in 2015 after staying flat in 2014.
Domestic consumption may slow, as declining residential prices
would reverse the wealth effect. However, we expect more
retailers to switch from street-level shops to shopping malls.
Therefore, we forecast flat to +5% rental growth in 2015 for
shopping malls in HK. Also, Sino's high exposure to local
community malls should limit the impact of a slowdown in the
high-end segment.

Revenues by region (2015E)

Service fee
income
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Source: UBS estimates

EBIT by product segment

2013 2014 2015F 2016F 2017F

Property development 426 1,404 1,980 2,383 2,167
Property investment 2,210 2,393 2431 2546 2,673
Hotel 360 363 358 357 370
Management service 208 214 225 236 248
Share investment 62 107 113 118 124
Others (513)  (489)  (503)  (518)  (534)
Total 2,752 3,993 4603 5122 5,048

Source: Company data, UBS estimates

Sino Land 11 February 2015
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Project launch schedule for CY 2015

Sino Land expect to have about five brand new projects scheduled for sale in this
calendar year, providing a total of 913 residential units (on an attributable basis).
We expect the most imminent launched for the company will be Corinthia by the
Sea (Tseung Kwan O) and Bontanica Bay (Lantau Island). In addition, the company
also has remaining units at Dragons Range and projects in Pak Shek Kok for sale.
We believe the company will actually have a sufficient sales pipeline for this year.
We think that potential positive responses from the launches could be a key
catalyst for Sino's share price.

Figure 1: Upcoming launches

Attri. GFA Attri. Units Consideration per unit
Project Location Usage 000 sqf HK$m Expected launch
Corinthia by the Sea Tseung Kwan O Residential/Commercial 292 326 73 Q215
Lot1949 in DD221 Sai Kung Residential 249 274 10 H215
Lot1180 in DD215 Sai Kung Residential 174 270 7.1 H215
Botanica Bay Lantau Island Residential 41 16 325 post CNY
53 Conduit Road Midlevels Residential 60 27 47.8 Mid Year
Tota 816 913 9.7
Source: Company data, UBS estimates
Sino Land 11 February 2015 S UBS 3



Property development earnings in H2FY15 largely locked-in

Sino's property development earnings are heavily skewed towards second half
FY15. That said, we note that the projects scheduled for booking in the second
half have already achieved 80%-94% sell-through rate as of end Dec 2014. The
projects to be booked in second half are mainly Mayfair by the Sea | & Il and
Avenue Phase 2. We hence see limited earnings risk for the company for FY2015E.

Figure 2: Sino Land’s H115 results analysis

H1FY15A H1FY15E H1FY14A Act v F/cast YoY H2FY15E
HK$m HK$m HK$m (%) (%) HK$m
Property sales 2,822 4,073 0 (31 N/A 20,287
Property rental 1,417 1,459 1,365 3) 4 1,486
Hotel and restaurant operation 468 423 439 1" 7 456
Service fee income 531 509 489 4 9 501
Investments & Financing 32 34 32 (7) (0) 76
Total sales 5,269 6,499 2,325 (19) 127 22,806
Property sales 331 281 (93) 18 (454) 1,649
Property rental 1,223 1,259 1,177 (3) 4 1,279
Hotel and restaurant operation 194 179 190 8 2 198
Service fee income 114 m 105 3 8 m
Investment & Financing 32 36 32 (12) (0) 81
Less: unallocated corporate expense (384) (252) (178) 52 116 (119)
Total operating profit 1,510 1,614 1,233 (6) 22 3,198
Net finance income/(cost) 125 33 75 279 68 (60)
Share of profit from associates 338 307 416 10 (19) 243
- sales 154 67 294 130 (48)
- rental 368 346 319 6 15
- hotel 64 51 49 26 30
- others (88) (50) (64.65) 76 36
- finance cost (83) (30) (70) 176 19
- income tax (77) (77) (112) 1 31
One-off disposal gains 7 0 946 NA (99) 495
Add revaluation 2,020 0 2,520 NA (20)
PBT 3,999 1,954 5,189 105 (23) 3,877
Total Taxation (266) (329) (167) (19) 60 (522)
Minority interest 0 (19) (21) (101) (101) (39)
Net profit 3,733 1,606 5,001 132 (25) 3,317
Recurring profit 1,714 1,606 2,481 7 (31) 3,317
EPS (HK$) 0.62 0.27 0.84 131 (26) 0.55
Recurring EPS (HK$) 0.28 0.27 0.42 6 (32) 0.55
Interim DPS (HK$) 0.12 0.12 0.12 - - 0.38
Payout ratio 19% 45% 14%
Payout ratio on recurring earnings 42% 45% 29%

Source: Company data, UBS estimates

Sino Land 11 February 2015 K UBS 4



Figure 3: Sino Land's historical discount to NAV
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Figure 4: Sino Land's NAV breakdown
NAV NAV/share % of
(HK$m) (HK$) FD NAV Assumptions
HK development properties
Mass residential 3,282 0.5 2.5% DCF @ 10.8%
Luxury residential 18,172 3.0 14.0% DCF @ 10.8%
Office 1,161 0.2 0.9% DCF @ 10.8%
HK investment properties
Residential 2,079 0.3 1.6%
Retail 61,112 10.1 47.2%
Office 18,986 3.1 14.7%
Industrial 2,869 0.5 2.2%
Carparks 991 0.2 0.8%
China development properties 9,844 16 7.6%
China investment properties 3,401 0.6 2.6%
Overseas investment properties 1,037 0.2 0.8%
Hotel 5,023 08 3.9%
Listed investment 1,564 0.3 1.2%
Net cash/(debt) 6,372 11 FY14 net debt +asso. Debt
Net asset value (HK$m) 135,893 22.4

Source: UBS estimates

Sino Land 11 February 2015
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Sino Land (0083.HK)

Income statement (HK$m) 06/12 06/13 06/14 06/15E % ch 06/16E % ch 06/17E 06/18E 06/19E
Net rental income 2,029 2,210 2,393 2,503 4.6 2,581 3.1 2,709 2,802 2,880
Investment income 66 62 107 113 5.0 18 5.0 124 130 137
Trading income 1,706 426 1,404 1,980 41.0 2,383 20.4 2,167 2,228 1,247
Associates and other income 1,381 4,556 1,757 1,463 -16.7 1,917 31.0 1,597 1,579 1,671
Total income 5,182 7.254 5,661 6,058 7.0 6,999 15.5 6,597 6,739 5,935
Interest payable (219) (267) (253) (240) 5.1 (230) 4.5 (205) (174) (145)
Admin and other 76 (435) (410) (425) -3.6 (440) -3.6 (456) (472) (488)
Revenue surplus / recurring income 5,039 6,552 4,998 5,393 7.9 6,330 174 5,937 6,093 5,302
Interest capitalised 87 41 20 40 7.9 24 17.4 20 21 10
Depreciation & amortisation (76) (78) (78) (78) 0.6 (78) 0.0 (78) (78) (78)
Pre-exceptional provisions 835 622 1,268 502 -60.4 0 - 0 0 0
Profit before tax (UBS) 5,885 7,137 6,208 5,857 -5.7 6,276 7.2 5,879 6,036 5,234
Exceptionals 5,362 5,051 3,899 2,020 -4820 0 - 0 0 0
Profit before tax 11,247 12,188 10,107 7,876 22.1 6,276 -20.3 5,879 6,036 5,234
Tax (504) (345) (1,150) (768) 33.3 (867) -13.0 (860) (893) (749)
Profit after tax 10,743 11,843 8,957 7,109 -20.6 5,408 -23.9 5,019 5,143 4,485
Minorities 71) (156) (36) (58) -62.4 (157) -168.4 (89) (35) (36)
Preference dividends 0 0 0 0 - 0 - 0 0 0
Extraordinary items (post-tax) 0 0 0 0 - 0 - 0 0 0
Net earnings (local GAAP) 10,673 11,687 8,921 7,050 21.0 5,251 255 4,930 5,108 4,449
Tax rate (UBS) (%) 8.6 4.8 18.5 13.1 -29.3 13.8 54 14.6 14.8 14.3
EBITDA 3,918 3,232 4,332 4,940 719.8 5,422 11.5 5,349 5,513 4,615
EBIT 5,390 3,373 5,045 5,250 4.1 5,198 -1.0 5,118 5,284 4,537
Per share (HK$) 06/12 06/13 06/14 06/15E % ch 06/16E % ch 06/17E 06/18E 06/19E
EPS (UBS) 0.91 1.12 0.84 0.83 -0.9 0.87 4.0 0.81 0.84 0.74
Net DPS (HK$) 0.46 0.50 0.50 0.50 0.0 0.50 0.0 0.50 0.50 0.50
BVPS (basic) 16.03 17.24 18.18 18.71 2.9 19.08 2.0 19.39 19.73 19.97
NAV per share 16.03 21.31 21.48 22.41 4.3 22.41 0.0 22.41 22.41 22.41
Cash EPS (UBS) 0.76 1.02 0.64 0.76 18.5 0.87 15.7 0.82 0.85 0.75
Average shares 5,855 5,929 5,975 6,040 1.1 6,064 0.4 6,064 6,064 6,016
Balance sheet (HK$m) 06/12 06/13 06/14 06/15E % ch 06/16E % ch 06/17E 06/18E 06/19E
Investment properties (book value) 51,644 54,611 56,281 58,223 34 58,144 -0.1 58,066 57,988 57,909
Development properties (book value) 0 0 0 0 - 0 - 0 0 0
Other fixed assets 27,281 33,877 33,900 34,376 1.4 35,289 2.7 35,851 36,371 36,960
Total fixed assets (book value) 78,925 88,487 90,181 92,598 2.7 93,433 0.9 93,917 94,358 94,869
Trading properties (book value) 23,389 26,544 29,502 39,146 32.7 41,776 6.7 43,843 46,074 47,729
Cash & deposits 5,722 11,943 14,412 15,328 6.4 16,911 10.3 18,693 13,023 23,047
Other current assets 6,237 2,289 2,833 2,833 0.0 2,833 0.0 2,833 2,833 2,833
Total assets (book value) 114,272 129,263 136,929 149,905 95 154,954 34 159,286 156,288 168,478
Debt (9,671) (10,193) (8,040) (7,980) 0.7 (7,321) 8.3 (6,325) (5,294) (4,353)
Other liabilities (8,994) (15,359) (18,225) (27,179) -49.1 (30,667) -12.8 (34,097) (30,053) (41,767)
Preference shares 0 0 0 0 - 0 - 0 0 0
Minority interests (822) (1,179) (1,284) (1,284) 0.0 (1,284) 0.0 (1,284) (1,284) (1,284)
Shareholders equity / NTA 94,786 102,533 109,379 113,463 3.73 115,682 1.96 117,580 119,657 121,074
Surpluses over book value (UBS) 0 0 0 0 - 0 - 0 0 0
S/h equity / NTA (basic) 94,786 102,533 109,379 113,463 373 115,682 1.96 117,580 119,657 121,074
S/h equity / NTA (diluted) 94,786 102,533 109,379 113,463 37 115,682 2.0 117,580 119,657 121,074
Cash flow (HK$m) 06/12 06/13 06/14 06/15E % ch 06/16E % ch 06/17E 06/18E 06/19E
EBIT 5,390 3,373 5,045 5,250 4.1 5,198 -1.0 5118 5,284 4,537
Depreciation & amortisation 76 78 78 78 0.6 78 0.0 78 78 78
Net change in working capital 78 (684) (1,592) (402) 74.7 779 - 1,369 (6,300) 10,174
Net interest (20) (18) (34) 46 - 27 -40.7 (6) 26 156
Tax paid (497) (497) (823) (1,201) -46.0 (804) 33.1 (866) (866) (864)
Other (operating) (770) (732) (1,473) 0 - 0 - 0 0 0
Operating cash flow 4,257 1,520 1,201 3,771 2139 5,279 40.0 5,694 (1,778) 14,082
Net (acquisitions) / capex 1,850 1,796 2,791 0 - 0 - 0 0 0
Dividends paid (1,167) (2,341) (2,276) (2,928) -28.6 (3,175) -84 (3,121) (3,067) (3,068)
Share issues / (buybacks) 0 0 0 0 - 0 - 0 0 0
Net other cash flows (2,516) 4,724 2,831 153 -94.6 106 -31.0 106 106 106
Cash flow (inc)/dec in net debt 2,423 5,699 4,547 996 -78.1 2,210 121.9 2,679 (4,740) 11,119
Net (debt) / cash (3,949) 1,750 6,372 7,348 15.32 9,590 3057 12,368 7,729 18,694

Source: Company accounts, UBS estimates. (UBS) metrics use reported figures which have been adjusted by UBS analysts.
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Sino Land (0083.HK)

Valuation 06/12 06/13 06/14 06/15E 06/16E 06/17E 06/18E 06/19E
PE (UBS) x 12.6 1.9 13.2 15.2 14.7 15.6 15.1 17.2
EV/EBIT (core) x 18.9 36.4 18.1 17.4 15.3 15.0 15.6 16.6
EV/EBITDA (core) x 18.5 35.1 17.6 17.0 15.1 14.8 15.3 16.2
P/CEPS (UBS) x 15.0 13.1 17.4 16.8 14.5 15.4 14.9 16.9
CEPS yield (UBS) % 6.6 7.7 5.8 6.0 6.9 6.5 6.7 5.9
Net dividend yield % 4.0 3.7 4.5 3.9 3.9 3.9 3.9 3.9
Net property yield % 5.5 5.7 5.8 5.8 5.2 5.5 5.7 5.8
BVPS (basic, HK$) 16.03 17.24 18.18 18.71 19.08 19.39 19.73 19.97
NAV per share (HK$) 16.03 21.31 21.48 22.41 22.41 22.41 22.41 22.41
Prem/(disc) to BVPS % (28.4) (22.6) (39.0) (32.1) (33.4) (34.5) (35.6) (36.4)
Prem/(disc) to NAV per share % (28.4) (37.4) (48.4) (43.3) (43.3) (43.3) (43.3) (43.3)
Enterprise value (HK$m) 06/12 06/13 06/14 06/15E 06/16E 06/17E 06/18E 06/19E
Market cap. 66,552 78,853 66,105 76,412 76,412 76,412 76,412 76,412
Net debt (cash) 3,949 (1,750) (6,372) (7,348) (9,590) (12,368) (7,729) (18,694)
Buy out of minorities 71 156 36 58 1,284 1,284 1,284 1,284
Pension obligations/other 0 0 0 0 0 0 0 0
Total enterprise value 70,571 77,259 59,769 69,122 68,106 65,328 69,967 59,002
Non core assets 0 0 0 0 0 0 0 0
Core enterprise value 70,571 77,259 59,769 69,122 68,106 65,328 69,967 59,002
Growth (%) 06/12 06/13 06/14 06/15E 06/16E 06/17E 06/18E 06/19E
Recurring income (UBS, pre-tax) (0.5) 30.0 (23.7) 7.9 17.4 (6.2) 2.6 (13.0)
CEPS (UBS) (2.4) 33.8 (37.5) 18.5 15.7 (6.0) 3.6 (11.9)
BVPS (basic) 15.4 7.5 5.5 2.9 2.0 1.6 1.8 1.2
NAV per share 4.9 32.9 0.8 4.3 0.0 0.0 0.0 0.0
EBITDA (core) 81.7 (42.3) 53.9 19.8 11.5 (2.3) 3.1 (20.2)
DPS 12.4 8.7 0.0 0.0 0.0 0.0 0.0 0.0
Profitability 06/12 06/13 06/14 06/15E 06/16E 06/17E 06/18E 06/19E
ROE % 6.1 6.7 4.7 4.5 4.6 4.2 43 3.7
Interest cover x 27.5 27.6 254 25.2 28.2 29.6 355 37.1
Dividend cover x 4.7 4.1 3.0 2.3 1.7 1.6 1.7 1.5
Cash earnings (UBS) dividend cover x 1.7 2.0 1.3 1.5 1.7 1.6 1.7 1.5
Productivity (%) 06/12 06/13 06/14 06/15E 06/16E 06/17E 06/18E 06/19E
Pre-exceptional tax rate 8.6 4.8 18.5 13.1 13.8 14.6 14.8 14.3
Net debt/revalued net assets 4 () (6) (6) 8) an (6) (15)
Net debt/(revalued gross assets-cash) 4 (1) (5) (5) (7) 9) (5) (13)
Net debt/EV 5.6 (2.3) (10.7) (10.6) (14.1) (18.9) (11.0) (31.7)
EBITDA/interest expense x 17.9 12.1 17.1 20.6 23.6 26.1 31.6 31.9
Net debt/EBITDA x 1.0 (0.5) (1.5) (1.5) (1.8) (2.3) (1.4) @.1)
Investment properties by location % 06/12 06/13 06/14 06/15E 06/16E 06/17E 06/18E 06/19E
Japan - - - - - - - -
Asia (including Australia) - - - - - - - -
Europe - - - = - - - -
North America - - - - - - - -
South America - - - - - - - -
Other - - - - - - - -
Total - - - - - - - -
Investment properties by sector % 06/12 06/13 06/14 06/15E 06/16E 06/17E 06/18E 06/19E

Offices

Retail

Industrials

Hotels

Other

Total commercial
Residential

Total

Source: Company accounts, UBS estimates. (UBS) metrics use reported figures which have been adjusted by UBS analysts.
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Forecast returns

Forecast price appreciation
Forecast dividend yield
Forecast stock return
Market return assumption

Forecast excess return

+14.7%
3.9%
+18.6%
6.7%

+11.9%

Statement of Risk

Our forecasts for Sino Land are subject to the global and local economic
environment, fluctuations in the property market and policy changes in Hong Kong
and China. Sales and earnings are subject to project booking schedules determined
by the management. Sino's EPS is highly sensitive to residential price changes, with
+/-10% changes in residential prices resulting in +/-5.9% changes in FY12 EPS, all

else remaining equal.

Sino Land 11 February 2015
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including with respect to UBS, and (2) no part of his or her compensation was, is, or will be, directly or indirectly, related to
the specific recommendations or views expressed by that research analyst in the research report.

UBS Investment Research: Global Equity Rating Definitions

12-Month Rating Definition Coverage!' IB Services?
Buy FSR is > 6% above the MRA. 47% 37%
Neutral FSR is between -6% and 6% of the MRA. 42% 32%
Sell FSR is > 6% below the MRA. 11% 21%
Short-Term Rating  Definition Coverage’® IB Services*

Stock price expected to rise within three months from the time

0, o)
the rating was assigned because of a specific catalyst or event. less than 1% less than 1%

Buy

Stock price expected to fall within three months from the time

[0} [¢)
the rating was assigned because of a specific catalyst or event. less than 1% less than 1%

Sell

Source: UBS. Rating allocations are as of 31 December 2014.

1:Percentage of companies under coverage globally within the 12-month rating category. 2:Percentage of companies within
the 12-month rating category for which investment banking (IB) services were provided within the past 12 months.
3:Percentage of companies under coverage globally within the Short-Term rating category. 4:Percentage of companies
within the Short-Term rating category for which investment banking (IB) services were provided within the past 12 months.

KEY DEFINITIONS: Forecast Stock Return (FSR) is defined as expected percentage price appreciation plus gross dividend
yield over the next 12 months. Market Return Assumption (MRA) is defined as the one-year local market interest rate
plus 5% (a proxy for, and not a forecast of, the equity risk premium). Under Review (UR) Stocks may be flagged as UR
by the analyst, indicating that the stock's price target and/or rating are subject to possible change in the near term, usually
in response to an event that may affect the investment case or valuation. Short-Term Ratings reflect the expected near-
term (up to three months) performance of the stock and do not reflect any change in the fundamental view or investment
case. Equity Price Targets have an investment horizon of 12 months.

EXCEPTIONS AND SPECIAL CASES: UK and European Investment Fund ratings and definitions are: Buy: Positive
on factors such as structure, management, performance record, discount; Neutral: Neutral on factors such as structure,
management, performance record, discount;  Sell: Negative on factors such as structure, management, performance
record, discount. Core Banding Exceptions (CBE): Exceptions to the standard +/-6% bands may be granted by the
Investment Review Committee (IRC). Factors considered by the IRC include the stock's volatility and the credit spread of the
respective company's debt. As a result, stocks deemed to be very high or low risk may be subject to higher or lower bands
as they relate to the rating. When such exceptions apply, they will be identified in the Company Disclosures table in the
relevant research piece.

Research analysts contributing to this report who are employed by any non-US affiliate of UBS Securities LLC are not
registered/qualified as research analysts with the NASD and NYSE and therefore are not subject to the restrictions contained
in the NASD and NYSE rules on communications with a subject company, public appearances, and trading securities held by
a research analyst account. The name of each affiliate and analyst employed by that affiliate contributing to this report, if
any, follows.

UBS AG Hong Kong Branch: Eva Lee, CFA; Eugene Cheung, CFA; Summer Xia, CFA.
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Company Disclosures

Company Name Reuters 12-month rating Short-term rating

Price

Price date

Sino Land 0083.HK Buy N/A

HK$12.70

10 Feb 2015

Source: UBS. All prices as of local market close.

Ratings in this table are the most current published ratings prior to this report. They may be more recent than the stock

pricing date

Unless otherwise indicated, please refer to the Valuation and Risk sections within the body of this report.

Sino Land (HKS)
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Global Disclaimer

This document has been prepared by UBS Securities Asia Limited, an affiliate of UBS AG. UBS AG, its subsidiaries, branches and affiliates are referred to herein as UBS.

This document is for distribution only as may be permitted by law. It is not directed to, or intended for distribution to or use by, any person or entity who is a citizen or
resident of or located in any locality, state, country or other jurisdiction where such distribution, publication, availability or use would be contrary to law or regulation or
would subject UBS to any registration or licensing requirement within such jurisdiction. It is published solely for information purposes; it is not an advertisement nor is it
a solicitation or an offer to buy or sell any financial instruments or to participate in any particular trading strategy. No representation or warranty, either express or
implied, is provided in relation to the accuracy, completeness or reliability of the information contained in this document (‘the Information’), except with respect to
Information concerning UBS. The Information is not intended to be a complete statement or summary of the securities, markets or developments referred to in the
document. UBS does not undertake to update or keep current the Information. Any opinions expressed in this document may change without notice and may differ or
be contrary to opinions expressed by other business areas or groups of UBS. Any statements contained in this report attributed to a third party represent UBS's
interpretation of the data, information and/or opinions provided by that third party either publicly or through a subscription service, and such use and interpretation
have not been reviewed by the third party.

Nothing in this document constitutes a representation that any investment strategy or recommendation is suitable or appropriate to an investor's individual
circumstances or otherwise constitutes a personal recommendation. Investments involve risks, and investors should exercise prudence and their own judgement in
making their investment decisions. The financial instruments described in the document may not be eligible for sale in all jurisdictions or to certain categories of
investors. Options, derivative products and futures are not suitable for all investors, and trading in these instruments is considered risky. Mortgage and asset-backed
securities may involve a high degree of risk and may be highly volatile in response to fluctuations in interest rates or other market conditions. Foreign currency rates of
exchange may adversely affect the value, price or income of any security or related instrument referred to in the document. For investment advice, trade execution or
other enquiries, clients should contact their local sales representative.

The value of any investment or income may go down as well as up, and investors may not get back the full (or any) amount invested. Past performance is not necessarily
a guide to future performance. Neither UBS nor any of its directors, employees or agents accepts any liability for any loss (including investment loss) or damage arising
out of the use of all or any of the Information.

Any prices stated in this document are for information purposes only and do not represent valuations for individual securities or other financial instruments. There is no
representation that any transaction can or could have been effected at those prices, and any prices do not necessarily reflect UBS's internal books and records or
theoretical model-based valuations and may be based on certain assumptions. Different assumptions by UBS or any other source may yield substantially different results.

This document and the Information are produced by UBS as part of its research function and are provided to you solely for general background information. UBS has no
regard to the specific investment objectives, financial situation or particular needs of any specific recipient. In no circumstances may this document or any of the
Information be used for any of the following purposes:

(i) valuation or accounting purposes;
(ii) to determine the amounts due or payable, the price or the value of any financial instrument or financial contract; or
(iii) to measure the performance of any financial instrument.

By receiving this document and the Information you will be deemed to represent and warrant to UBS that you will not use this document or any of the Information for
any of the above purposes or otherwise rely upon this document or any of the Information.

Research will initiate, update and cease coverage solely at the discretion of UBS Investment Bank Research Management. The analysis contained in this document is
based on numerous assumptions. Different assumptions could result in materially different results. The analyst(s) responsible for the preparation of this document may
interact with trading desk personnel, sales personnel and other parties for the purpose of gathering, applying and interpreting market information. UBS relies on
information barriers to control the flow of information contained in one or more areas within UBS into other areas, units, groups or affiliates of UBS. The compensation
of the analyst who prepared this document is determined exclusively by research management and senior management (not including investment banking). Analyst
compensation is not based on investment banking revenues; however, compensation may relate to the revenues of UBS Investment Bank as a whole, of which
investment banking, sales and trading are a part.

For financial instruments admitted to trading on an EU regulated market: UBS AG, its affiliates or subsidiaries (excluding UBS Securities LLC) acts as a market maker or
liquidity provider (in accordance with the interpretation of these terms in the UK) in the financial instruments of the issuer save that where the activity of liquidity
provider is carried out in accordance with the definition given to it by the laws and regulations of any other EU jurisdictions, such information is separately disclosed in
this document. For financial instruments admitted to trading on a non-EU regulated market: UBS may act as a market maker save that where this activity is carried out in
the US in accordance with the definition given to it by the relevant laws and regulations, such activity will be specifically disclosed in this document. UBS may have issued
a warrant the value of which is based on one or more of the financial instruments referred to in the document. UBS and its affiliates and employees may have long or
short positions, trade as principal and buy and sell in instruments or derivatives identified herein; such transactions or positions may be inconsistent with the opinions
expressed in this document.
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United Kingdom and the rest of Europe: Except as otherwise specified herein, this material is distributed by UBS Limited to persons who are eligible counterparties
or professional clients. UBS Limited is authorised by the Prudential Regulation Authority and regulated by the Financial Conduct Authority and the Prudential Regulation
Authority. France: Prepared by UBS Limited and distributed by UBS Limited and UBS Securities France S.A. UBS Securities France S.A. is regulated by the ACP (Autorité
de Contréle Prudentiel) and the Autorité des Marchés Financiers (AMF). Where an analyst of UBS Securities France S.A. has contributed to this document, the document
is also deemed to have been prepared by UBS Securities France S.A. Germany: Prepared by UBS Limited and distributed by UBS Limited and UBS Deutschland AG. UBS
Deutschland AG is regulated by the Bundesanstalt fur Finanzdienstleistungsaufsicht (BaFin). Spain: Prepared by UBS Limited and distributed by UBS Limited and UBS
Securities Espafa SV, SA. UBS Securities Espana SV, SA is regulated by the Comisién Nacional del Mercado de Valores (CNMV). Turkey: Distributed by UBS Limited. No
information in this document is provided for the purpose of offering, marketing and sale by any means of any capital market instruments and services in the Republic of
Turkey. Therefore, this document may not be considered as an offer made or to be made to residents of the Republic of Turkey. UBS AG is not licensed by the Turkish
Capital Market Board under the provisions of the Capital Market Law (Law No. 6362). Accordingly, neither this document nor any other offering material related to the
instruments/services may be utilized in connection with providing any capital market services to persons within the Republic of Turkey without the prior approval of the
Capital Market Board. However, according to article 15 (d) (ii) of the Decree No. 32, there is no restriction on the purchase or sale of the securities abroad by residents of
the Republic of Turkey. Poland: Distributed by UBS Limited (spolka z ograniczona odpowiedzialnoscia) Oddzial w Polsce. Russia: Prepared and distributed by UBS
Securities CJSC.  Switzerland: Distributed by UBS AG to persons who are institutional investors only. UBS AG is regulated by the Swiss Financial Market Supervisory
Authority (FINMA). Italy: Prepared by UBS Limited and distributed by UBS Limited and UBS lItalia Sim S.p.A. UBS ltalia Sim S.p.A. is regulated by the Bank of Italy and
by the Commissione Nazionale per le Societa e la Borsa (CONSOB). Where an analyst of UBS lItalia Sim S.p.A. has contributed to this document, the document is also
deemed to have been prepared by UBS Italia Sim S.p.A.  South Africa: Distributed by UBS South Africa (Pty) Limited, an authorised user of the JSE and an authorised
Financial Services Provider. Israel: This material is distributed by UBS Limited. UBS Limited is authorised by the Prudential Regulation Authority and regulated by the
Financial Conduct Authority and the Prudential Regulation Authority. UBS Securities Israel Ltd is a licensed Investment Marketer that is supervised by the Israel Securities
Authority (ISA). UBS Limited and its affiliates incorporated outside Israel are not licensed under the Israeli Advisory Law. UBS Limited is not covered by insurance as
required from a licensee under the Israeli Advisory Law. UBS may engage among others in issuance of Financial Assets or in distribution of Financial Assets of other
issuers for fees or other benefits. UBS Limited and its affiliates may prefer various Financial Assets to which they have or may have Affiliation (as such term is defined
under the Israeli Advisory Law). Nothing in this Material should be considered as investment advice under the Israeli Advisory Law. This Material is being issued only to
and/or is directed only at persons who are Eligible Clients within the meaning of the Israeli Advisory Law, and this material must not be relied on or acted upon by any
other persons. Saudi Arabia: This document has been issued by UBS AG (and/or any of its subsidiaries, branches or affiliates), a public company limited by shares,
incorporated in Switzerland with its registered offices at Aeschenvorstadt 1, CH-4051 Basel and Bahnhofstrasse 45, CH-8001 Zurich. This publication has been approved
by UBS Saudi Arabia (a subsidiary of UBS AG), a Saudi closed joint stock company incorporated in the Kingdom of Saudi Arabia under commercial register number
1010257812 having its registered office at Tatweer Towers, P.O. Box 75724, Riyadh 11588, Kingdom of Saudi Arabia. UBS Saudi Arabia is authorized and regulated by
the Capital Market Authority to conduct securities business under license number 08113-37. United States: Distributed to US persons by either UBS Securities LLC or
by UBS Financial Services Inc., subsidiaries of UBS AG; or by a group, subsidiary or affiliate of UBS AG that is not registered as a US broker-dealer (a ‘non-US affiliate’ )
to major US institutional investors only. UBS Securities LLC or UBS Financial Services Inc. accepts responsibility for the content of a document prepared by another non-
US affiliate when distributed to US persons by UBS Securities LLC or UBS Financial Services Inc. All transactions by a US person in the securities mentioned in this
document must be effected through UBS Securities LLC or UBS Financial Services Inc., and not through a non-US affiliate. Canada: Distributed by UBS Securities
Canada Inc., a registered investment dealer in Canada and a Member-Canadian Investor Protection Fund, or by another affiliate of UBS AG that is registered to conduct
business in Canada or is otherwise exempt from registration.  Brazil: Except as otherwise specified herein, this material is prepared by UBS Brasil CCTVM S.A. to
persons who are eligible investors residing in Brazil, which are considered to be: (i) financial institutions, (ii) insurance firms and investment capital companies, (i)
supplementary pension entities, (iv) entities that hold financial investments higher than R$300,000.00 and that confirm the status of qualified investors in written, (v)
investment funds, (vi) securities portfolio managers and securities consultants duly authorized by Comissdao de Valores Mobilidrios (CVM), regarding their own
investments, and (vii) social security systems created by the Federal Government, States, and Municipalities. Hong Kong: Distributed by UBS Securities Asia Limited
and/or UBS AG, Hong Kong Branch. Singapore: Distributed by UBS Securities Pte. Ltd. [mica (p) 107/09/2013 and Co. Reg. No.: 198500648C] or UBS AG, Singapore
Branch. Please contact UBS Securities Pte. Ltd., an exempt financial adviser under the Singapore Financial Advisers Act (Cap. 110); or UBS AG, Singapore Branch, an
exempt financial adviser under the Singapore Financial Advisers Act (Cap. 110) and a wholesale bank licensed under the Singapore Banking Act (Cap. 19) regulated by
the Monetary Authority of Singapore, in respect of any matters arising from, or in connection with, the analysis or document. The recipients of this document represent
and warrant that they are accredited and institutional investors as defined in the Securities and Futures Act (Cap. 289). Japan: Distributed by UBS Securities Japan Co.,
Ltd. to professional investors (except as otherwise permitted). Where this document has been prepared by UBS Securities Japan Co., Ltd., UBS Securities Japan Co., Ltd.
is the author, publisher and distributor of the document. Distributed by UBS AG, Tokyo Branch to Professional Investors (except as otherwise permitted) in relation to
foreign exchange and other banking businesses when relevant. Australia: Clients of UBS AG: Distributed by UBS AG (Holder of Australian Financial Services License
No. 231087). Clients of UBS Securities Australia Ltd: Distributed by UBS Securities Australia Ltd (Holder of Australian Financial Services License No. 231098). Clients of
UBS Wealth Management Australia Ltd: Distributed by UBS Wealth Management Australia Ltd (Holder of Australian Financial Services Licence No. 231127). This
Document contains general information and/or general advice only and does not constitute personal financial product advice. As such, the Information in this document
has been prepared without taking into account any investor's objectives, financial situation or needs, and investors should, before acting on the Information, consider
the appropriateness of the Information, having regard to their objectives, financial situation and needs. If the Information contained in this document relates to the
acquisition, or potential acquisition of a particular financial product by a ‘Retail’ client as defined by section 761G of the Corporations Act 2001 where a Product
Disclosure Statement would be required, the retail client should obtain and consider the Product Disclosure Statement relating to the product before making any
decision about whether to acquire the product. The UBS Securities Australia Limited Financial Services Guide is available at: www.ubs.com/ecs-research-fsg.  New
Zealand: Distributed by UBS New Zealand Ltd. The information and recommendations in this publication are provided for general information purposes only. To the
extent that any such information or recommendations constitute financial advice, they do not take into account any person’s particular financial situation or goals. We
recommend that recipients seek advice specific to their circumstances from their financial advisor. Dubai: The research distributed by UBS AG Dubai Branch is intended
for Professional Clients only and is not for further distribution within the United Arab Emirates. Korea: Distributed in Korea by UBS Securities Pte. Ltd., Seoul Branch.
This document may have been edited or contributed to from time to time by affiliates of UBS Securities Pte. Ltd., Seoul Branch. Malaysia: This material is authorized
to be distributed in Malaysia by UBS Securities Malaysia Sdn. Bhd (253825-x).  India: Prepared by UBS Securities India Private Ltd. (Corporate Identity Number
U67120MH1996PTC097299) 2/F, 2 North Avenue, Maker Maxity, Bandra Kurla Complex, Bandra (East), Mumbai (India) 400051. Phone: +912261556000 SEBI
Registration Numbers: NSE (Capital Market Segment): INB230951431, NSE (F&O Segment) INF230951431, BSE (Capital Market Segment) INBO10951437.

The disclosures contained in research documents produced by UBS Limited shall be governed by and construed in accordance with English law.

UBS specifically prohibits the redistribution of this document in whole or in part without the written permission of UBS and UBS accepts no liability whatsoever for the
actions of third parties in this respect. Images may depict objects or elements that are protected by third party copyright, trademarks and other intellectual property
rights. © UBS 2015. The key symbol and UBS are among the registered and unregistered trademarks of UBS. All rights reserved.

3 UBS

Sino Land 11 February 2015 S UBS 12



