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■ What's new 
Hysan Development (Hysan) posted 
strong underlying net profit growth 
of 23.8% YoY to HKD1,622m for 
2012, in line with our forecast of 
HKD1,610m which was 4.9% above 
consensus.  
 
The group also has announced a 
plan to redevelop Sunning Court and 
Sunning Plaza, which we are calling 
Lee Gardens Three, into a retail-
office complex to strengthen the 
appeal of its Lee Gardens hub. We 
see this an important strategic step 
in Hysan’s attempt to bring out the 
full potential of its portfolio.   
 
■ What's the impact 
Portfolio rejuvenation well under 
way. While the new contribution 
from Hysan Place was the main 
driver of 2012 net profit growth, 
underlying growth for the rest of the 
portfolio was also strong. Retail 
revenue was up 9.5% YoY despite an 
increased vacancy rate at Lee 
Theatre Plaza due to AEI work.  

Redevelopment plan offers 
commercial benefits and strategic 
value, in our view. The plan would 
give Hysan around an extra 
90,000sq ft of GFA. Moreover, we 
see the redevelopment as a positive 
step towards further rejuvenating 
the portfolio (see pages 4-5). We 
estimate that the redevelopment will 
add HKD2.1bn to NAV, or HKD2.02 
per share. 
 
■ What we recommend 
We continue to see Hysan as a 
company that has been moving 
ahead to unlock the full potential of 
its prime commercial portfolio in 
Hong Kong. In our view, the 2012 
results confirm that this 
transformation is well under way, 
and we expect the redevelopment 
plan to add further impetus.  
 
We our reiterate Buy (1) rating and 
raise our six-month target price to 
HK48.16 from HKD42.80, based on 
an unchanged 30% discount to our 
revised end-2013E NAV of 
HKD68.80 (formerly HKD61.20) 
(see page 6 for NAV breakdown). 
Risks include a plunge in Hong 
Kong retail spending in Hong Kong.  
 
■ How we differ 
We think the importance of Hysan 
Place extends beyond its rental 
contribution, as it symbolises a new 
chapter for Hysan in its decade-long 

attempt to unlock the value of its 
prime commercial property portfolio 
in Hong Kong.  
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‘Lee Gardens Three’ in the 
making? 

• Hysan’s 2012 results indicate that an upgrading of its entire 
portfolio is already paying dividends 

• Plan to redevelop Sunning Court and Sunning Plaza is positive, 
in our view; we estimate it should add HKD2.02/share to NAV 

• We see significant room for value creation; raising target price 
to HKD48.16, reaffirm Buy 
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Hysan Dev (LHS) Relative to HSI (RHS)

(HKD) (%)

12-month range 29.05-40.20
Market cap (USDbn) 5.43
3m avg daily turnover (USDm) 6.70
Shares outstanding (m) 1,056
Major shareholder Lee Hysan Estate Company (40.9%)

Financial summary (HKD)
Year to 31 Dec 13E 14E 15E
Revenue (m) 2,823 3,130 3,444
Operating profit (m) 2,247 2,524 2,784
Net profit (m) 1,910 2,160 2,404
Core EPS (fully-diluted) 1.809 2.045 2.277
EPS change (%) 17.8 13.1 11.3
Daiwa vs Cons. EPS (%) 2.0 6.9 n.a.
PER (x) 22.0 19.5 17.5
Dividend yield (%) 2.9 3.0 3.3
DPS 1.150 1.200 1.300
PBR (x) 0.7 0.7 0.7
EV/EBITDA (x) 19.4 17.2 15.4
ROE (%) 3.3 3.6 4.0

Jonas Kan, CFA
(852) 2848 4439

jonas.kan@hk.daiwacm.com
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  Key assumptions 

 

 Profit and loss (HKDm)

 
 Cash flow (HKDm) 

Source: FactSet, Daiwa forecasts 

Year to 31 Dec 2008 2009 2010 2011 2012 2013E 2014E 2015E

Completed investment properties (m 
sq ft)

3.7 3.7 3.7 3.7 4.4 4.4 4.4 4.4

Blended average office rent (on 
GFA) (HKD/sq ft)

29.2 30.3 31.3 34.6 35.7 39.0 42.4 47.7

Blended average retail rent (on GFA) 
(HKD/sq ft)

59.2 61.2 66.2 66.0 81.2 91.5 103.4 112.3

Blended average residential rent (on 
GFA) (HKD/sq ft)

30.8 30.1 31.1 32.3 37.6 37.6 40.0 42.6

Year to 31 Dec 2008 2009 2010 2011 2012 2013E 2014E 2015E
Property rental - office 720 747 770 820 908 1,081 1,175 1,323
Property rental - retail 626 648 700 789 1,250 1,414 1,605 1,746
Other Revenue 292 285 294 313 328 328 350 375
Total Revenue 1,638 1,680 1,764 1,922 2,486 2,823 3,130 3,444
Other income 63 38 49 90 73 56 59 62
COGS (217) (235) (250) (262) (423) (438) (463) (510)
SG&A (134) (133) (140) (173) (179) (186) (194) (204)
Other op.expenses (2) (7) (8) (8) (8) (8) (8) (8)
Operating profit 1,348 1,343 1,415 1,569 1,949 2,247 2,524 2,784
Net-interest inc./(exp.) (155) (131) (117) (122) (156) (154) (153) (151)
Assoc/forex/extraord./others 326 161 133 170 211 226 240 262
Pre-tax profit 1,519 1,373 1,431 1,617 2,004 2,319 2,611 2,895
Tax (264) (189) (201) (226) (288) (314) (353) (392)
Min. int./pref. div./others (54) (71) (82) (81) (94) (95) (98) (99)
Net profit (reported) 1,201 1,113 1,148 1,310 1,622 1,910 2,160 2,404
Net profit (adjusted) 1,201 1,113 1,148 1,310 1,622 1,910 2,160 2,404
EPS (reported)(HKD) 1.156 1.064 1.091 1.240 1.536 1.809 2.045 2.277
EPS (adjusted)(HKD) 1.156 1.064 1.091 1.240 1.536 1.809 2.045 2.277
EPS (adjusted fully-diluted)(HKD) 1.156 1.064 1.091 1.240 1.536 1.809 2.045 2.277
DPS (HKD) 0.680 0.680 0.740 0.800 0.950 1.150 1.200 1.300
EBIT 1,348 1,343 1,415 1,569 1,949 2,247 2,524 2,784
EBITDA 1,350 1,350 1,423 1,577 1,957 2,255 2,532 2,792

Year to 31 Dec 2008 2009 2010 2011 2012 2013E 2014E 2015E
Profit before tax 1,519 1,373 1,431 1,617 2,004 2,319 2,611 2,895
Depreciation and amortisation 2 7 8 8 8 8 8 8
Tax paid (183) (469) (161) (181) (204) (251) (282) (314)
Change in working capital 64 24 72 5 109 70 44 45
Other operational CF items (223) (55) (51) (82) (63) (80) (95) (119)
Cash flow from operations 1,179 880 1,299 1,367 1,854 2,066 2,286 2,515
Capex 0 (242) (871) (980) (802) (450) (600) (950)
Net (acquisitions)/disposals (759) 959 (274) (551) 0 0 0 0
Other investing CF items 0 0 0 0 0 0 0 0
Cash flow from investing (759) 717 (1,145) (1,531) (802) (450) (600) (950)
Change in debt 765 179 632 0 0 0 0 0
Net share issues/(repurchases) 2 1 1 0 0 0 0 0
Dividends paid (641) (642) (733) (790) (845) (1,162) (1,267) (1,193)
Other financing CF items (140) (127) (109) (154) (135) (132) (138) (140)
Cash flow from financing (14) (589) (209) (944) (980) (1,294) (1,405) (1,333)
Forex effect/others 0 0 0 0 0 0 0 0
Change in cash 406 1,008 (55) (1,108) 72 322 281 232
Free cash flow 1,179 638 428 387 1,052 1,616 1,686 1,565

Financial summary 
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 Balance sheet (HKDm) 

 
 Key ratios (%) 

Source: FactSet, Daiwa forecasts 

 Company profile 

 Hysan Development (Hysan) was founded by the Lee family in 1970 to redevelop the Lee family’s properties and was listed on 
the Hong Kong Stock Exchange in 1981. Hysan currently owns an investment-property portfolio in Hong Kong comprising 4.4m 
sq ft (4.2m sq ft on an attributable basis), of which 3.7m sq ft is at Causeway Bay. In addition, the group owns 0.69m sq ft of 
luxury residential properties in Hong Kong’s Mid-level area and has a 24.7% stake in Grand Gateway 66, one of the largest and 
most prominent mixed commercial-property complexes in Shanghai. 

 

As at 31 Dec 2008 2009 2010 2011 2012 2013E 2014E 2015E
Cash & short-term investment 1,015 1,984 1,993 2,961 2,311 2,633 2,914 3,146
Inventory 0 0 0 0 0 0 0 0
Accounts receivable 94 83 98 134 158 165 170 175
Other current assets 1,331 489 320 507 605 610 615 620
Total current assets 2,440 2,556 2,411 3,602 3,074 3,408 3,699 3,941
Fixed assets 203 396 429 530 580 590 620 636
Goodwill & intangibles 0 0 0 0 0 0 0 0
Other non-current assets 38,893 41,090 45,714 55,236 64,769 65,475 66,225 67,200
Total assets 41,536 44,042 48,554 59,368 68,423 69,473 70,544 71,777
Short-term debt 550 400 650 1,507 699 699 699 699
Accounts payable 320 314 433 532 469 565 610 635
Other current liabilities 836 499 552 589 599 612 635 650
Total current liabilities 1,706 1,213 1,635 2,628 1,767 1,876 1,944 1,984
Long-term debt 3,201 3,491 3,937 5,156 5,242 5,242 5,242 5,242
Other non-current liabilities 3,919 606 665 840 967 985 1,003 1,029
Total liabilities 8,826 5,310 6,237 8,624 7,976 8,103 8,189 8,255
Share capital 5,206 5,253 5,267 5,299 5,315 5,315 5,315 5,315
Reserves/R.E./others 26,263 31,963 35,410 43,454 52,808 53,715 54,660 55,797
Shareholders' equity 31,469 37,216 40,677 48,753 58,123 59,030 59,975 61,112
Minority interests 1,241 1,516 1,640 1,991 2,324 2,340 2,380 2,410
Total equity & liabilities 41,536 44,042 48,554 59,368 68,423 69,473 70,544 71,777
EV 44,309 42,988 43,302 44,352 44,277 43,780 43,429 43,127
Net debt/(cash) 2,736 1,907 2,594 3,702 3,630 3,308 3,027 2,795
BVPS (HKD) 30.278 35.571 38.674 46.168 55.041 55.899 56.795 57.871

Year to 31 Dec 2008 2009 2010 2011 2012 2013E 2014E 2015E
Sales (YoY) 19.7 2.6 5.0 9.0 29.3 13.6 10.9 10.0
EBITDA (YoY) 17.2 0.0 5.4 10.8 24.1 15.2 12.3 10.3
Operating profit (YoY) 17.4 (0.4) 5.4 10.9 24.2 15.3 12.3 10.3
Net profit (YoY) 3.7 (7.3) 3.1 14.1 23.9 17.8 13.1 11.3
Core EPS (fully-diluted) (YoY) 5.0 (7.9) 2.6 13.6 23.9 17.8 13.1 11.3
Gross-profit margin 86.8 86.0 85.8 86.4 83.0 84.5 85.2 85.2
EBITDA margin 82.4 80.4 80.7 82.0 78.7 79.9 80.9 81.1
Operating-profit margin 82.3 79.9 80.2 81.6 78.4 79.6 80.6 80.8
Net profit margin 73.3 66.3 65.1 68.1 65.2 67.7 69.0 69.8
ROAE 3.8 3.2 2.9 2.9 3.0 3.3 3.6 4.0
ROAA 2.9 2.6 2.5 2.4 2.5 2.8 3.1 3.4
ROCE 3.7 3.4 3.2 3.0 3.1 3.4 3.7 4.0
ROIC 3.2 3.0 2.8 2.7 2.8 3.0 3.4 3.7
Net debt to equity 8.7 5.1 6.4 7.6 6.2 5.6 5.0 4.6
Effective tax rate 17.4 13.8 14.0 14.0 14.4 13.5 13.5 13.5
Accounts receivable (days) 17.8 19.2 18.7 22.0 21.4 20.9 19.5 18.3
Current ratio (x) 1.4 2.1 1.5 1.4 1.7 1.8 1.9 2.0
Net interest cover (x) 8.7 10.3 12.1 12.9 12.5 14.6 16.5 18.4
Net dividend payout 58.8 63.9 67.8 64.5 61.8 63.6 58.7 57.1
Free cash flow yield 2.8 1.5 1.0 0.9 2.5 3.8 4.0 3.7

Financial summary continued …
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‘Lee Gardens Three’ in 
the making?  

Results show promise  

While the new contribution from Hysan Place 
(HKD431m in gross rental income) was the main 
contributor to Hysan’s strong 2012 results, rental 
growth for the rest of the portfolio was also strong. 
Retail rents for the rest of the portfolio rose by 9.5% 
YoY despite a higher vacancy rate at the Lee Theatre 
Plaza due to AEI work. 
 
We think the 2012 results also confirm our view that 
the completion of Hysan Place would bring benefits to 
Hysan’s entire portfolio. Overall, we continue to see 
Hysan as a company that holds arguably some of the 
most prime commercial property in Hong Kong in 
terms of location, and believe the group has been 
working on extracting greater commercial value from 
its portfolio for probably over a decade already.  
 
In this light, we consider the most important aspect of 
the Hysan Place completion as not the property’s direct 
rental contribution, but rather the symbolic meaning 
that Hysan is entering a new chapter in terms of 
unlocking value in the portfolio.   
 
 Hysan: 2012 results highlights  
  2011 2012 YoY 
  (HKDm) (HKDm) change %
Office 789 1,250 58.4%
Retail 820 908 10.7%
Residential 313 328 4.8%
Turnover 1,922 2,486 29.3%
Property expenses (262) (423) 61.5%
Net property income 1,660 2,063 24.3%
Investment income 90 55 -38.9%
Other gains and losses (34) 18 -152.9%
Administrative expenses (173) (187) 8.1%
EBIT 1,543 1,949 26.3%
Underlying net profit  1,310 1,622 23.8%
Source: Company, Daiwa 

 

 Hysan: AEI history 

2001 Acquired the Sincere Group's 30% minority stake in Lee Theatre Plaza for HKD516m
2002 Completed renovation of Bamboo Grove 
2003 Completed renovation of Sunning Court 
 Completed renovation of the retail podium of Caroline Centre and changed its name 

to Lee Gardens II  (with a bridge linking Lee Gardens and Lee Gardens II) 
2004 Completed renovation of 11 Leighton Road 
2006 Announced the redevelopment of Hennessy Centre  
2009 Completed renovation of AIA Plaza (now 18 Hysan Avenue) 
2011 Completed renovation of Leighton Centre retail podium and office common areas 

Source: Company, Daiwa 

 

Redevelopment plan offers 
commercial and strategic benefits  

However, we think the most important aspect of the 6 
March results was Hysan declaring its plan to 
redevelop Sunning Court (a residential building 
completed in 1982) and Sunning Plaza (an office 
building completed in 1982), which we are calling Lee 
Gardens Three. In our view, this redevelopment is a 
positive move for the three following reasons. 
 
First, we see clear commercial benefits, as the 
redevelopment would allow Hysan to fully utilise the 
plot ratio of these two buildings and add about 90,000 
sq ft of GFA to its portfolio. The market value of the 
new office and retail areas in the new development is 
also likely to be higher, even after adjusting for the 
redevelopment cost. We estimate that this 
redevelopment exercise will add HKD2.1bn or 
HKD2.02/share to NAV.  
 
 Hysan: impact of redevelopment plan for Sunning Court and 
Sunning Plaza  
Our estimate on the existing NAV of Sunning Plaza and Sunning Court 
   Spot rent
 GFA Stake Mkt 

value 
Mkt 

value 
HKD/ Cap. (HKD/

sq ft)
 (sq ft) (%) (HKD/ 

sq ft) 
(HKDm) share rate (%) (gross)

Sunning Plaza S 14,147 100% 7,200 102 0.10 5% 30
 O 262,853 100% 9,600 2,523 2.39 5% 40
Sunning Court R 98,000 100% 12,000 1,176 1.11 4% 40
 375,000  3,801 3.60
Our estimate on the NAV of Sunning Plaza and Sunning Court after factoring in their 
redevelopment potential 
   Spot rent

 GFA Stake Mkt 
value 

Mkt 
value 

HKD/ Cap. (HKD/
sq ft)

 (sq ft) (%) (HKD/ 
sq ft)* 

(HKDm) share rate (%) (gross)

Redeveloped 
property 

S 167,147 100% 17,000 2,841 2.69 4% 70

 O 297,853 100% 10,400 3,098 2.93 5% 60
 465,000 100%  5,939 5.62
NAV 
enhancement 

 2,138 2.02

Source: Daiwa 

* after adjusting for HKD4,000/sq ft as an all-in cost for redevelopment 
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Second, and more importantly, this redevelopment 
should greatly strengthen the appeal of the Lee 
Gardens hub of Hysan’s portfolio. We have been of the 
view that Hysan’s portfolio nicely fits into what we see 
as the ‘retail triangle’ in Causeway Bay (defined as Sogo 
HK-Hysan Place in the north, Times Square-Leighton 
Centre-One Hysan Avenue in the Southwest, and Lee 
Gardens in the Southeast), and we consider the Lee 
Gardens hub to be a cluster for luxury fashion brands 
(see our report on 11 January 2012: Ready for take-
off). 
 
In recent years, many premier international fashion 
brands have been keen to open large flagship stores in 
Hong Kong. In this light, redeveloping Sunning Court 
and Sunning Plaza into an integrated retail-and-office 
complex of 0.46m sq ft should put Hysan in a good 
position to ride on this trend; the redevelopment 
should bring critical mass to the size of Hysan’s retail 
portfolio for luxury brands, especially given that many 
of them occupy high-street retail space with high and 
wide frontages, which are scarce in Causeway Bay. 
Note that added together, the combined retail floor 
area of the Lee Gardens One, Lee Gardens Two, 18 
Hysan Avenue and Lee Gardens Three would be over 
600,000 sq ft and would offer critical mass as an area 
for shopping for luxury and fashion brand products.  
 
In addition, as we argued in our January 2012 report, 
we believe high-street shop retail space is one of the 
most undervalued parts of Hysan’s portfolio. As such, 
we see Hysan’s latest attempt to strengthen the Lee 
Gardens hub of its portfolio as an important strategic 
move towards creating an integrated retail portfolio 
and bringing out the full potential of the high-street 
retail space in its portfolio.   
 
Last September, the group branded its Causeway retail 
portfolio LEEGARDENS, which it described as ‘a 
multifaceted, yet integrated shopping environment that 
combines significant street frontage with shopping 
malls of different characteristics, complemented by a 
vibrant streetscape.’ We see this as a credible strategy 
that would help to maximise the value of Hysan’s retail 
portfolio and address some issues it is facing (see our 
January 2012 for a more detailed analysis of the 
challenges facing Hysan’s retail portfolio and possible 
ways it could address them). 
 
 

 Hysan’s retail portfolio: street-level frontage  

Source: Daiwa 

 
Finally, and perhaps most importantly, we see Hysan’s 
unveiling of its redevelopment plan for Lee Gardens 
Three (completion targeted for 2018) just after the 
completion of Hysan Place and before the completion 
of the AEI for Lee Theatre Plaza as a sign that the 
change in management orientation did not stop with 
the completion of Hysan Place.  
 
We believe Hysan has become more active and 
ambitious and is keen to leverage the improved 
management depth of knowledge and expertise it has 
built up through executing Hysan Place. All along, our 
view has been that there is significant value to be 
unlocked in Hysan’s portfolio and it appears to us that 
the prospects of this potential being realised look 
stronger than ever. 
 
Overall, to take into account the redevelopment value 
of Lee Gardens Three and the rise in spot rents for 
some of Hysan’s properties, we are revising up our end-
2013E NAV to HKD68.80 from HKD61.20. We are also 
raising our six-month target price to HKD48.16 from 
HKD42.80, based on an unchanged 30% discount to 
our revised end-2013E NAV. We believe the 
assumptions in our NAV estimates are not aggressive, 
especially given that Hysan’s portfolio has many high-
street shops retail space, leaving room for upward 
revisions if the group can continue to upgrade its 
portfolio and boost its retail sales.  

Sunning Court (to be redeveloped) is 
behind Sunning Plaza
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The Lee Gardens area is close to some of the most 
luxurious residential areas in Hong Kong, and as such, 
patronage from high net-worth individuals in Hong 
Kong could become a special niche for Hysan’s 
portfolio. To this end, we see the building of Lee 
Gardens Three as an important strategic step in terms 
of strengthening Hysan’s potential in this area. We 
therefore reaffirm our Buy (1) rating.   
 

 Hysan: breakdown of end-2013E NAV  
       Blended
       avg. price
       HKD/sq ft
   HKDm HKD/share m sq ft GFA
Completed investment properties 
Hong Kong 
- Office 28,877 27.2 2.3 12,307
- Retail 30,353 28.6 1.5 20,444
- Residential 10,503 9.9 0.7 15,200
  69,732 65.8 4.5 15,421
  
China 
- Retail 3,756 3.5 0.3 11,773
- Office 860 0.8 0.2 4,816
- Residential 592 0.6 0.2 2,676
  5,208 4.9 0.7 7,245
  
Completed investment properties 74,941 70.7 5.2 14,299
  
Total property assets 74,941 70.7 6.0 12,593
Investments and others  1,268 1.2 
Gross NAV 76,209 71.9 
Net debt (3,308) (3.1) 
NAV 72,901 68.8 

Source: Daiwa 
 

 

 Hysan: NAV of completed investment properties in Hong Kong 
Project District Use Interest Attri. GFA Attri. MFA NAV/ Assumptions

(%) (sq ft) (sq ft) NAV share Cap rate
(HKD/sq ft) (HKDm) (HKD) (%)

Completed retail property for Investment 
Lee Gardens Causeway Bay Retail 100% 200,000 200,000 16,800 3,360 3.2 5.0%
Lee Theatre Plaza Causeway Bay Retail 100% 317,000 317,000 16,800 5,326 5.0 5.0%
Lee Gardens Two Causeway Bay Retail 65% 169,000 169,000 16,800 2,839 2.7 5.0%
AIA Plaza Causeway Bay Retail 100% 10,191 10,191 16,800 171 0.2 5.0%
111 Leighton Road Causeway Bay Retail 100% 7,319 7,319 16,800 123 0.1 5.0%
Sunning Plaza/ Sunning Court redevelopment Causeway Bay Retail 100% 167,147 167,147 17,000 2,841 2.7 4.0%
Leighton Centre Causeway Bay Retail 100% 128,217 128,217 21,600 2,769 2.6 5.0%
One Hysan Avenue Causeway Bay Retail 100% 35,770 35,770 21,600 773 0.7 5.0%
Hysan Place Causeway Bay Retail 100% 450,000 450,000 27,000 12,150 11.5 4.0%
Sub-total 1,484,644 1,484,644 20,444 30,353 28.6
Completed office for Investment 
Lee Gardens Causeway Bay Office 100% 703,000 703,000 12,000 8,436 8.0 5.0%
Lee Gardens Two Causeway Bay Office 65% 458,000 458,000 12,000 5,496 5.2 5.0%
AIA Plaza Causeway Bay Office 100% 121,809 121,809 10,800 1,316 1.2 5.0%
111 Leighton Road Causeway Bay Office 100% 72,681 72,681 10,800 785 0.7 5.0%
Sunning Plaza/ Sunning Court redevelopment Causeway Bay Office 100% 297,853 297,853 10,400 3,098 2.9 5.0%
Leighton Centre Causeway Bay Office 100% 299,783 299,783 10,800 3,238 3.1 5.0%
One Hysan Avenue Causeway Bay Office 100% 133,230 133,230 10,800 1,439 1.4 5.0%
Hysan Place Causeway Bay Office 100% 260,000 260,000 19,500 5,070 4.8 4.0%
Sub-total 2,346,356 2,346,356 12,307 28,877 27.2
Completed residential for Investment 
Bamboo Grove Mid-levels Residential 100% 691,000 691,000 15,200 10,503 9.9 3.0%
Sub-total 691,000 691,000 15,200 10,503 9.9
Total 4,522,000 4,522,000 15,421 69,732 65.8 
Source: Daiwa 
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 Hysan: Causeway Bay portfolio and the retail triangle 

Source: Daiwa 
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 Current situation on Yun Ping Road and the Lee Garden cluster  

Source: Daiwa Source: Daiwa 

  

Source: Daiwa Source: Daiwa 

 
 
 Causeway Bay retail: from a ‘dual-centre market’ to a ‘retail 
triangle’ 
Before 
2003 

A dual centre retail market with Sogo HK and Times Square being the two dominant 
players. 

2003-now Evolving into an integrated retail cluster; with a retail triangle taking shape (the three 
poles being Sogo HK in the north, Times Square in the Southwest, and Lee 
Gardens in the Southeast). 

 Selected high streets within this triangle are gaining prominence, with the most 
outstanding one being Russell Street. 

2012 
onwards 

Retail triangle clearly emerging (Sogo HK-Hysan Place in the north, Times Square-
Leighton Centre-One Hysan Avenue in the Southwest, and Lee Gardens in the 
Southeast). 

 Increasing regional specialisation among different areas within this triangle. 
 The whole area increasingly emerging as an integrated retail cluster where 

shoppers can walk around freely and conveniently, in ways not dissimilar to 
London’s  West End (Oxford-Regent-Bond streets). 

 Previously less prominent areas within this triangle notably rise in terms of 
importance, including Lee Gardens as well as the Leighton Centre-One Hysan 
Avenue area. 

 More high streets within this triangle gaining prominence – will this include Yun Ping 
Road, Hysan Avenue, Leighton Road, Percival Street and Lee Gardens Road? 

2020 The retail triangle in Causeway Bay becomes recognised as comparable to Regent-
Oxford-Bond streets in London’s West End? The retail triangle grows into a Greater 
Causeway Bay encompassing the entire Causeway Bay district as well as the fringe 
areas linking Wanchai to the west and Tin Hau to the east?  

Source:  Daiwa 

 Hysan: Hong Kong portfolio 
Retail Office Residential Total Year of

GFA (sq ft) GFA (sq ft) GFA (sq ft) GFA (sq ft) completion

Causeway Bay 
One Hysan Avenue  35,770  133,230  -  169,000 1976
Leighton Centre  128,217  299,783  -  428,000 1977
Sunning Court  -  -  98,000  98,000 1982
Sunning Plaza  14,147  262,853  -  277,000 1982
111 Leighton Road  7,319  72,681  -  80,000 1988
AIA Plaza  10,191  121,809  -  132,000 1989
Lee Gardens Two  169,000  458,000  -  627,000 1992
Lee Theatre Plaza  317,000  -  -  317,000 1992
Lee Gardens  200,000  703,000  -  903,000 1994
 Hysan Place   450,000  260,000  -  710,000 2012 
Mid-levels 
Bamboo Grove  -  -  691,000  691,000 1982
Grand total:  1,331,644  2,311,356  789,000  4,432,000 

Source: Company, Daiwa 
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 The Sunning Plaza; the Sunning Court; and the Lee Gardens hub 

Source: Daiwa 
 

Lee Gardens One

Lee Gardens Two

18 Hysan Avenue

Lee Gardens Three?

Sunning Plaza
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Daiwa’s Asia Pacific Research Directory 
 
HONG KONG   

Nagahisa MIYABE  (852) 2848 4971 nagahisa.miyabe@hk.daiwacm.com 
Regional Research Head 

Hiroaki KATO (852) 2532 4121 hiroaki.kato@hk.daiwacm.com 
Regional Research Co-head 

John HETHERINGTON (852) 2773 8787 john.hetherington@hk.daiwacm.com 
Regional Deputy Head of Asia Pacific Research; Regional Head of Product Management

Pranab Kumar SARMAH (852) 2848 4441 pranab.sarmah@hk.daiwacm.com 
Regional Head of Research Promotion 

Mingchun SUN (852) 2773 8751 mingchun.sun@hk.daiwacm.com 
Head of China Research; Chief Economist (Regional) 

Dave DAI (852) 2848 4068 dave.dai@hk.daiwacm.com 
Deputy Head of Hong Kong and China Research; Pan-Asia/Regional Head of Clean 
Energy and Utilities; Utilities; Power Equipment; Renewables (Hong Kong, China) 

Kevin LAI (852) 2848 4926 kevin.lai@hk.daiwacm.com 
Deputy Head of Regional Economics; Macro Economics (Regional) 

Chi SUN (852) 2848 4427 chi.sun@hk.daiwacm.com 
Macro Economics (China) 

Christie CHIEN (852) 2848 4482 christie.chien@hk.daiwacm.com 
Macro Economics (Taiwan) 

Jonas KAN (852) 2848 4439 jonas.kan@hk.daiwacm.com 
Head of Hong Kong Research; Head of Hong Kong and China Property; Regional 
Property Coordinator; Property Developers (Hong Kong) 

Jeff CHUNG (852) 2773 8783 jeff.chung@hk.daiwacm.com 
Automobiles and Components (China) 

Grace WU (852) 2532 4383 grace.wu@hk.daiwacm.com 
Head of Greater China FIG; Banking (Hong Kong, China) 

Jerry YANG (852) 2773 8842 jerry.yang@hk.daiwacm.com 
Banking (Taiwan)/Diversified Financials (Taiwan and China) 

Leon QI (852) 2532 4381 leon.qi@hk.daiwacm.com 
Banking (Hong Kong, China) 

Joseph HO (852) 2848 4443 joseph.ho@hk.daiwacm.com 
Head of Industrials and Machineries (Hong Kong, China); Capital Goods –Electronics 
Equipments and Machinery (Hong Kong, China) 

Winston CAO (852) 2848 4469 winston.cao@hk.daiwacm.com 
Capital Goods – Machinery (China) 

Bing ZHOU (852) 2773 8782 bing.zhou@hk.daiwacm.com 
Consumer/Retail (Hong Kong, China); Hotels, Restaurants and Leisure - Casinos and 
Gaming (Hong Kong, Macau) 

Cris XU (852) 2773 8736 cris.xu@hk.daiwacm.com 
Household & Personal Products (China) 

Eric CHEN (852) 2773 8702 eric.chen@hk.daiwacm.com 
Pan-Asia/Regional Head of IT/Electronics; Semiconductor/IC Design (Regional)

Felix LAM (852) 2532 4341 felix.lam@hk.daiwacm.com 
Head of Materials (Hong Kong, China); Cement and Building Materials (China, 
Taiwan); Property (China) 

John CHOI (852) 2773 8730 john.choi@hk.daiwacm.com 
Head of Multi-Industries (Hong Kong, China); Small/Mid Cap (Regional);  
Internet (China) 

Joey CHEN (852) 2848 4483 joey.chen@hk.daiwacm.com 
Steel (China) 

Kelvin LAU (852) 2848 4467 kelvin.lau@hk.daiwacm.com 
Head of Transportation (Hong Kong, China); Hong Kong and China Research 
Coordinator; Transportation (Regional) 

Jibo MA (852) 2848 4489 jibo.ma@hk.daiwacm.com 
Head of Custom Products Group; Custom Products Group 

Thomas HO (852) 2773 8716 thomas.ho@hk.daiwacm.com 
Custom Products Group   

   

PHILIPPINES 

Rommel RODRIGO (63) 2 813 7344  
ext 302 

rommel.rodrigo@dbpdaiwacm.com.ph 

Head of Philippines Research; Strategy; Capital Goods; Materials 
 
 

SOUTH KOREA   

Chang H LEE (82) 2 787 9177 chlee@kr.daiwacm.com 
Head of Korea Research; Strategy; Banking/Finance 

Sung Yop CHUNG (82) 2 787 9157 sychung@kr.daiwacm.com 
Pan-Asia Co-head/Regional Head of Automobiles and Components; Automobiles; 
Shipbuilding; Steel 

Jun Yong BANG (82) 2 787 9168 junyong.bang@kr.daiwacm.com 
Automobiles and Components; Chemical

Anderson CHA (82) 2 787 9185 anderson.cha@kr.daiwacm.com 
Banking/Finance  

Mike OH (82) 2 787 9179 mike.oh@kr.daiwacm.com 
Capital Goods (Construction and Machinery) 

Sang Hee PARK (82) 2 787 9165 sanghee.park@kr.daiwacm.com 
Consumer/Retail

Jae H LEE (82) 2 787 9173 jhlee@kr.daiwacm.com 
IT/Electronics (Tech Hardware and Memory Chips) 

Joshua OH (82) 2 787 9176 joshua.oh@kr.daiwacm.com 
IT/Electronics (Handset Components)

Thomas Y KWON (82) 2 787 9181 yskwon@kr.daiwacm.com 
Pan-Asia Head of Internet & Telecommunications; Software (Korea) – Internet/On-line Game

 

TAIWAN  

Mark CHANG (886) 2 8758 6245 mark.chang@daiwacm-cathay.com.tw 
Head of Research; Regional Head of Small/Medium Cap; Small/Medium Cap (Regional)

Birdy LU (886) 2 8758 6248 birdy.lu@daiwacm-cathay.com.tw 
IT/Technology Hardware (Handsets and Components) 

Christine WANG (886) 2 8758 6249 christine.wang@daiwacm-cathay.com.tw 
IT/Technology Hardware (PC Hardware)

Lynn CHENG (886) 2 8758 6253 lynn.cheng@daiwacm-cathay.com.tw 
IT/Electronics (Semiconductor)

Rita HSU (886) 2 8758 6254 rita.hsu@daiwacm-cathay.com.tw 
Small/Mid Cap

   

INDIA 

Punit SRIVASTAVA (91) 22 6622 1013 punit.srivastava@in.daiwacm.com 
Head of Research; Strategy; Banking/Finance 

Navin MATTA (91) 22 6622 8411 navin.matta@in.daiwacm.com 
Automobiles and Components

Saurabh MEHTA (91) 22 6622 1009 saurabh.mehta@in.daiwacm.com 
Capital Goods; Utilities

Mihir SHAH (91) 22 6622 1020 mihir.shah@in.daiwacm.com 
FMCG/Consumer

Deepak PODDAR (91) 22 6622 1016 deepak.poddar@in.daiwacm.com 

Materials   

Nirmal RAGHAVAN (91) 22 6622 1018 nirmal.raghavan@in.daiwacm.com 
Oil and Gas; Utilities  

   

SINGAPORE 

Adrian LOH (65) 6499 6548 adrian.loh@sg.daiwacm.com 
Head of Singapore Research, Regional Head of Oil and Gas; Oil and Gas (ASEAN and 
China); Capital Goods (Singapore) 

Srikanth VADLAMANI (65) 6499 6570 srikanth.vadlamani@sg.daiwacm.com 
Banking (ASEAN)

David LUM (65) 6329 2102 david.lum@sg.daiwacm.com 
Property and REITs  

Ramakrishna MARUVADA (65) 6499 6543 ramakrishna.maruvada@sg.daiwacm.com 
Head of ASEAN & India Telecommunications; Telecommunications (ASEAN & India)
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Daiwa’s Offices    

Office / Branch / Affiliate Address Tel Fax 

DAIWA SECURITIES GROUP INC    

HEAD OFFICE Gran Tokyo North Tower, 1-9-1, Marunouchi, Chiyoda-ku, Tokyo, 100-6753 (81) 3 5555 3111 (81) 3 5555 0661 

Daiwa Securities Trust Company One Evertrust Plaza, Jersey City, NJ 07302, U.S.A. (1) 201 333 7300 (1) 201 333 7726 

Daiwa Securities Trust and Banking (Europe) PLC (Head Office) 5 King William Street, London EC4N 7JB, United Kingdom  (44) 207 320 8000 (44) 207 410 0129 

Daiwa Europe Trustees (Ireland) Ltd Level 3, Block 5, Harcourt Centre, Harcourt Road, Dublin 2, Ireland (353) 1 603 9900 (353) 1 478 3469 

    

Daiwa Capital Markets America Inc Financial Square, 32 Old Slip, New York, NY10005, U.S.A. (1) 212 612 7000 (1) 212 612 7100 

Daiwa Capital Markets America Inc. San Francisco Branch 555 California Street, Suite 3360, San Francisco, CA 94104, U.S.A.  (1) 415 955 8100 (1) 415 956 1935 

Daiwa Capital Markets Europe Limited 5 King William Street, London EC4N 7AX, United Kingdom  (44) 20 7597 8000 (44) 20 7597 8600 

Daiwa Capital Markets Europe Limited, Frankfurt Branch Trianon Building, Mainzer Landstrasse 16, 60325 Frankfurt am Main,  
Federal Republic of Germany 

(49) 69 717 080 (49) 69 723 340 

Daiwa Capital Markets Europe Limited, Paris Representative Office 36, rue de Naples, 75008 Paris, France (33) 1 56 262 200 (33) 1 47 550 808 

Daiwa Capital Markets Europe Limited, London, Geneva Branch 50 rue du Rhône, P.O.Box 3198, 1211 Geneva 3, Switzerland  (41) 22 818 7400 (41) 22 818 7441 

Daiwa Capital Markets Europe Limited,  
Moscow Representative Office 

Midland Plaza 7th Floor, 10 Arbat Street, Moscow 119002,  
Russian Federation 

(7) 495 641 3416 (7) 495 775 6238 

Daiwa Capital Markets Europe Limited, Bahrain Branch 7th Floor, The Tower, Bahrain Commercial Complex, P.O. Box 30069,  
Manama, Bahrain 

(973) 17 534 452 (973) 17 535 113 

Daiwa Capital Markets Hong Kong Limited Level 28, One Pacific Place, 88 Queensway, Hong Kong (852) 2525 0121 (852) 2845 1621 

Daiwa Capital Markets Singapore Limited 6 Shenton Way #26-08, DBS Building Tower Two, Singapore 068809,  
Republic of Singapore 

(65) 6220 3666 (65) 6223 6198 

Daiwa Capital Markets Australia Limited Level 34, Rialto North Tower, 525 Collins Street, Melbourne,  
Victoria 3000, Australia 

(61) 3 9916 1300 (61) 3 9916 1330 

DBP-Daiwa Capital Markets Philippines, Inc 18th Floor, Citibank Tower, 8741 Paseo de Roxas, Salcedo Village,  
Makati City, Republic of the Philippines 

(632) 813 7344 (632) 848 0105 

Daiwa-Cathay Capital Markets Co Ltd 14/F, 200, Keelung Road, Sec 1, Taipei, Taiwan, R.O.C. (886) 2 2723 9698 (886) 2 2345 3638 

Daiwa Securities Capital Markets Korea Co., Ltd.  One IFC, 10 Gukjegeumyung-Ro, Yeouido-dong, Yeongdeungpo-gu, 
Seoul, 150-876, Korea  

(82) 2 787 9100 (82) 2 787 9191 

Daiwa Securities Capital Markets Co Ltd,  
Beijing Representative Office 

Room 3503/3504, SK Tower,  
No.6 Jia Jianguomen Wai Avenue, Chaoyang District,  
Beijing 100022, People’s Republic of China 

(86) 10 6500 6688 (86) 10 6500 3594 

Daiwa SSC Securities Co Ltd 45/F, Hang Seng Tower, 1000 Lujiazui Ring Road,  
Pudong, Shanghai 200120, People’s Republic of China 

(86) 21 3858 2000 (86) 21 3858 2111 

Daiwa Securities Capital Markets Co. Ltd,  
Bangkok Representative Office 

18th Floor, M Thai Tower, All Seasons Place, 87 Wireless Road,  
Lumpini, Pathumwan, Bangkok 10330, Thailand 

(66) 2 252 5650 (66) 2 252 5665 

Daiwa Capital Markets India Private Ltd 10th Floor, 3 North Avenue, Maker Maxity, Bandra Kurla Complex,  
Bandra East, Mumbai – 400051, India 

(91) 22 6622 1000 (91) 22 6622 1019 

Daiwa Securities Capital Markets Co. Ltd,  
Hanoi Representative Office 

Suite 405, Pacific Palace Building, 83B, Ly Thuong Kiet Street,  
Hoan Kiem Dist. Hanoi, Vietnam 

(84) 4 3946 0460 (84) 4 3946 0461 

    

DAIWA INSTITUTE OF RESEARCH LTD    

HEAD OFFICE 15-6, Fuyuki, Koto-ku, Tokyo, 135-8460, Japan (81) 3 5620 5100 (81) 3 5620 5603 

MARUNOUCHI OFFICE Gran Tokyo North Tower, 1-9-1, Marunouchi, Chiyoda-ku, Tokyo, 100-6756 (81) 3 5555 7011 (81) 3 5202 2021 

    

New York Research Center 11th Floor, Financial Square, 32 Old Slip, NY, NY 10005-3504, U.S.A. (1) 212 612 6100 (1) 212 612 8417 

London Research Centre 3/F, 5 King William Street, London, EC4N 7AX, United Kingdom (44) 207 597 8000 (44) 207 597 8550 
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Disclaimer 
 

 

 

This publication is produced by Daiwa Securities Group Inc. and/or its non-U.S. affiliates, and distributed by Daiwa Securities Group Inc. and/or its non-U.S. affiliates, except to the extent 
expressly provided herein. This publication and the contents hereof are intended for information purposes only, and may be subject to change without further notice. Any use, disclosure, 
distribution, dissemination, copying, printing or reliance on this publication for any other purpose without our prior consent or approval is strictly prohibited. Neither Daiwa Securities Group 
Inc. nor any of its respective parent, holding, subsidiaries or affiliates, nor any of its respective directors, officers, servants and employees, represent nor warrant the accuracy or completeness 
of the information contained herein or as to the existence of other facts which might be significant, and will not accept any responsibility or liability whatsoever for any use of or reliance upon 
this publication or any of the contents hereof. Neither this publication, nor any content hereof, constitute, or are to be construed as, an offer or solicitation of an offer to buy or sell any of the 
securities or investments mentioned herein in any country or jurisdiction nor, unless expressly provided, any recommendation or investment opinion or advice. Any view, recommendation, 
opinion or advice expressed in this publication may not necessarily reflect those of Daiwa Securities Capital Markets Co. Ltd., and/or its affiliates nor any of its respective directors, officers, 
servants and employees except where the publication states otherwise. This research report is not to be relied upon by any person in making any investment decision or otherwise advising with 
respect to, or dealing in, the securities mentioned, as it does not take into account the specific investment objectives, financial situation and particular needs of any person. 
 
Daiwa Securities Group Inc., its subsidiaries or affiliates, or its or their respective directors, officers and employees from time to time have trades as principals, or have positions in, or have 
other interests in the securities of the company under research including derivatives in respect of such securities or may have also performed investment banking and other services for the 
issuer of such securities. The following are additional disclosures. 
 
Japan 
Daiwa Securities Co. Ltd. and Daiwa Securities Group Inc.  
Daiwa Securities Co. Ltd. is a subsidiary of Daiwa Securities Group Inc. 
Investment Banking Relationship 

Within the preceding 12 months, The subsidiaries and/or affiliates of Daiwa Securities Group Inc. * has lead-managed public offerings and/or secondary offerings (excluding straight bonds) of 
the securities of the following companies:  Rexlot Holdings Limited (555 HK); China Outfitters Holdings Limited (1146 HK); Beijing Jingneng Clean Energy Co. Limited (579 HK); Infraware 
Inc. (041020 KS); Jiangnan Group Limited (1366 HK); Huadian Fuxin Energy Corporation Limited (816 HK). 

*Subsidiaries of Daiwa Securities Group Inc. for the purposes of this section shall mean any one or more of: Daiwa Capital Markets Hong Kong Limited, Daiwa Capital Markets Singapore 
Limited, Daiwa Capital Markets Australia Limited, Daiwa Capital Markets India Private Limited, Daiwa-Cathay Capital Markets Co., Ltd., Daiwa Securities Capital Markets Korea Co., Ltd. 
 
Hong Kong  
This research is distributed in Hong Kong by Daiwa Capital Markets Hong Kong Limited (“DHK”) which is regulated by the Hong Kong Securities and Futures Commission. Recipients of this 
research in Hong Kong may contact DHK in respect of any matter arising from or in connection with this research. 
Ownership of Securities 
For “Ownership of Securities” information, please visit BlueMatrix disclosure Link at https://daiwa3.bluematrix.com/sellside/Disclosures.action. 
Investment Banking Relationship 
For “Investment Banking Relationship”, please visit BlueMatrix disclosure Link at https://daiwa3.bluematrix.com/sellside/Disclosures.action. 
Relevant Relationship (DHK) 
DHK may from time to time have an individual employed by or associated with it serves as an officer of any of the companies under its research coverage. 
DHK market making 
DHK may from time to time make a market in securities covered by this research. 

 
 

 
Singapore 
This research is distributed in Singapore by Daiwa Capital Markets Singapore Limited and it may only be distributed in Singapore to accredited investors, expert investors and institutional 
investors as defined in the Financial Advisers Regulations and the Securities and Futures Act (Chapter 289), as amended from time to time. By virtue of distribution to these category of 
investors, Daiwa Capital Markets Singapore Limited and its representatives are not required to comply with Section 36 of the Financial Advisers Act (Chapter 110) (Section 36 relates to 
disclosure of Daiwa Capital Markets Singapore Limited’s interest and/or its representative’s interest in securities). Recipients of this research in Singapore may contact Daiwa Capital Markets 
Singapore Limited in respect of any matter arising from or in connection with the research. 
 
Australia 
This research is distributed in Australia by Daiwa Capital Markets Stockbroking Limited and it may only be distributed in Australia to wholesale investors within the meaning of the 
Corporations Act. Recipients of this research in Australia may contact Daiwa Capital Markets Stockbroking Limited in respect of any matter arising from or in connection with the research. 
Ownership of Securities 
For “Ownership of Securities” information, please visit BlueMatrix disclosure Link at https://daiwa3.bluematrix.com/sellside/Disclosures.action. 
 
India 
This research is distributed by Daiwa Capital Markets India Private Limited (DAIWA) which is an intermediary registered with Securities & Exchange Board of India. This report is not to be 
considered as an offer or solicitation for any dealings in securities. While the information in this report has been compiled by DAIWA in good faith from sources believed to be reliable, no 
representation or warranty, express of implied, is made or given as to its accuracy, completeness or correctness. DAIWA its officers, employees, representatives and agents accept no liability 
whatsoever for any loss or damage whether direct, indirect, consequential or otherwise howsoever arising (whether in negligence or otherwise) out of or in connection with or from any use of or 
reliance on the contents of and/or omissions from this document. Consequently DAIWA expressly disclaims any and all liability for, or based on or relating to any such information contained 
in or errors in or omissions in this report. Accordingly, you are recommended to seek your own legal, tax or other advice and should rely solely on your own judgment, review and analysis, in 
evaluating the information in this document. The data contained in this document is subject to change without any prior notice DAIWA reserves its right to modify this report as maybe 
required from time to time. DAIWA is committed to providing independent recommendations to its Clients and would be happy to provide any information in response to any query from its 
Clients. This report is strictly confidential and is being furnished to you solely for your information. The information contained in this document should not be reproduced (in whole or in part) 
or redistributed in any form to any other person. We and our group companies, affiliates, officers, directors and employees may from time to time, have long or short positions, in and buy sell 
the securities thereof, of company(ies) mentioned herein or be engaged in any other transactions involving such securities and earn brokerage or other compensation or act as advisor or have 
the potential conflict of interest with respect to any recommendation and related information or opinion. DAIWA prohibits its analyst and their family members from maintaining a financial 
interest in the securities or derivatives of any companies that the analyst cover. This report is not intended or directed for distribution to, or use by any person, citizen or entity which is resident 
or located in any state or country or jurisdiction where such publication, distribution or use would be contrary to any statutory legislation, or regulation which would require DAIWA and its 
affiliates/ group companies to any registration or licensing requirements. The views expressed in the report accurately reflect the analyst’s personal views about the securities and issuers that 
are subject of the Report, and that no part of the analyst’s compensation was, is or will be directly or indirectly, related to the recommendations or views expressed in the Report. This report 
does not recommend to US recipients the use of Daiwa Capital Markets India Private Limited or any of its non – US affiliates to effect trades in any securities and is not supplied with any 
understanding that US recipients will direct commission business to Daiwa Capital Markets India Private Limited. 
 
Taiwan 
This research is distributed in Taiwan by Daiwa-Cathay Capital Markets Co., Ltd and it may only be distributed in Taiwan to institutional investors or specific investors who have signed 
recommendation contracts with Daiwa-Cathay Capital Markets Co., Ltd in accordance with the Operational Regulations Governing Securities Firms Recommending Trades in Securities to 
Customers. Recipients of this research in Taiwan may contact Daiwa-Cathay Capital Markets Co., Ltd in respect of any matter arising from or in connection with the research. 
 
Philippines 
This research is distributed in the Philippines by DBP-Daiwa Capital Markets Philippines, Inc. which is regulated by the Philippines Securities and Exchange Commission and the Philippines 
Stock Exchange, Inc. Recipients of this research in the Philippines may contact DBP-Daiwa Capital Markets Philippines, Inc. in respect of any matter arising from or in connection with the 
research. DBP-Daiwa Capital Markets Philippines, Inc. recommends that investors independently assess, with a professional advisor, the specific financial risks as well as the legal, regulatory, 
tax, accounting, and other consequences of a proposed transaction. DBP-Daiwa Capital Markets Philippines, Inc. may have positions or may be materially interested in the securities in any of 
the markets mentioned in the publication or may have performed other services for the issuers of such securities. 
For relevant securities and trading rules please visit SEC and PSE Link at http://www.sec.gov.ph/irr/AmendedIRRfinalversion.pdf and http://www.pse.com.ph/ respectively. 
 
United Kingdom 
This research report is produced by Daiwa Securities Capital Markets Co., Ltd and/or its affiliates and is distributed by Daiwa Capital Markets Europe Limited in the European Union, Iceland, 
Liechtenstein, Norway and Switzerland. Daiwa Capital Markets Europe Limited is authorised and regulated by The Financial Services Authority (“FSA”) and is a member of the London Stock 
Exchange, Chi-X, Eurex and NYSE Liffe. Daiwa Capital Markets Europe Limited and its affiliates may, from time to time, to the extent permitted by law, participate or invest in other financing 
transactions with the issuers of the securities referred to herein (the “Securities”), perform services for or solicit business from such issuers, and/or have a position or effect transactions in the 
Securities or options thereof and/or may have acted as an underwriter during the past twelve months for the issuer of such securities. In addition, employees of Daiwa Capital Markets Europe 
Limited and its affiliates may have positions and effect transactions in such securities or options and may serve as Directors of such issuers. Daiwa Capital Markets Europe Limited may, to the 
extent permitted by applicable UK law and other applicable law or regulation, effect transactions in the Securities before this material is published to recipients. 
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This publication is intended for investors who are not Retail Clients in the United Kingdom within the meaning of the Rules of the FSA and should not therefore be distributed to such Retail 
Clients in the United Kingdom. Should you enter into investment business with Daiwa Capital Markets Europe’s affiliates outside the United Kingdom, we are obliged to advise that the 
protection afforded by the United Kingdom regulatory system may not apply; in particular, the benefits of the Financial Services Compensation Scheme may not be available. 
 
Daiwa Capital Markets Europe Limited has in place organisational arrangements for the prevention and avoidance of conflicts of interest. Our conflict management policy is available at 
http://www.uk.daiwacm.com/about-us/corporate-governance-and-regulatory. Regulatory disclosures of investment banking relationships are available at 
https://daiwa3.bluematrix.com/sellside/Disclosures.action. 
 

Germany 

This document has been approved by Daiwa Capital Markets Europe Limited and is distributed in Germany by Daiwa Capital Markets Europe Limited, Niederlassung Frankfurt which is 
regulated by BaFin (Bundesanstalt fuer Finanzdienstleistungsaufsicht) for the conduct of business in Germany. 

Bahrain 

This research material is issued/compiled by Daiwa Capital Markets Europe Limited, Bahrain Branch, regulated by The Central Bank of Bahrain and holds Investment Business Firm – 
Category 2 license and having its official place of business at the Bahrain World Trade Centre, South Tower, 7th floor, P.O. Box 30069, Manama, Kingdom of Bahrain. Tel No. +973 17534452 
Fax No. +973 535113 

This material is provided as a reference for making investment decisions and is not intended to be a solicitation for investment. Investment decisions should be made at your own discretion 
and risk. Accordingly, no representation or warranty, express or implied, is made as to and no reliance should be placed on the fairness, accuracy, completeness or correctness of the 
information and opinions contained in this document, Content herein is based on information available at the time the research material was prepared and may be amended or otherwise 
changed in the future without notice. All information is intended for the private use of the person to whom it is provided without any liability whatsoever on the part of Daiwa Capital Markets 
Europe Limited, Bahrain Branch, any associated company or the employees thereof. If you are in doubt about the suitability of the product or the research material itself, please consult your 
own financial adviser. Daiwa Capital Markets Europe Limited, Bahrain Branch retains all rights related to the content of this material, which may not be redistributed or otherwise transmitted 
without prior consent. 
 
United States 
This report is distributed in the U.S. by Daiwa Capital Markets America Inc. (DCMA). It may not be accurate or complete and should not be relied upon as such. It reflects the preparer’s views 
at the time of its preparation, but may not reflect events occurring after its preparation; nor does it reflect DCMA’s views at any time. Neither DCMA nor the preparer has any obligation to 
update this report or to continue to prepare research on this subject.  This report is not an offer to sell or the solicitation of any offer to buy securities. Unless this report says otherwise, any 
recommendation it makes is risky and appropriate only for sophisticated speculative investors able to incur significant losses. Readers should consult their financial advisors to determine 
whether any such recommendation is consistent with their own investment objectives, financial situation and needs. This report does not recommend to U.S. recipients the use of any of 
DCMA’s non-U.S. affiliates to effect trades in any security and is not supplied with any understanding that U.S. recipients of this report will direct commission business to such non-U.S. 
entities. Unless applicable law permits otherwise, non-U.S. customers wishing to effect a transaction in any securities referenced in this material should contact a Daiwa entity in their local 
jurisdiction. Most countries throughout the world have their own laws regulating the types of securities and other investment products which may be offered to their residents, as well as a 
process for doing so. As a result, the securities discussed in this report may not be eligible for sales in some jurisdictions. Customers wishing to obtain further information about this report 
should contact DCMA: Daiwa Capital Markets America Inc., Financial Square, 32 Old Slip, New York, New York 10005 (telephone 212-612-7000). 
 
Ownership of Securities 
For “Ownership of Securities” information please visit BlueMatrix disclosure Link at https://daiwa3.bluematrix.com/sellside/Disclosures.action.  
 
Investment Banking Relationships 
For “Investment Banking Relationships” please visit BlueMatrix disclosure link at https://daiwa3.bluematrix.com/sellside/Disclosures.action.  
 
DCMA Market Making 
For “DCMA Market Making” please visit BlueMatrix disclosure link at https://daiwa3.bluematrix.com/sellside/Disclosures.action. 
 
Research Analyst Conflicts 
For updates on “Research Analyst Conflicts” please visit BlueMatrix disclosure link at https://daiwa3.bluematrix.com/sellside/Disclosures.action. The principal research analysts who prepared 
this report have no financial interest in securities of the issuers covered in the report, are not (nor are any members of their household) an officer, director or advisory board member of the 
issuer(s) covered in the report, and are not aware of any material relevant conflict of interest involving the analyst or DCMA, and did not receive any compensation from the issuer during the 
past 12 months except as noted: no exceptions. 
 
Research Analyst Certification 
For updates on “Research Analyst Certification” and “Rating System” please visit BlueMatrix disclosure link at https://daiwa3.bluematrix.com/sellside/Disclosures.action. The views about any 
and all of the subject securities and issuers expressed in this Research Report accurately reflect the personal views of the research analyst(s) primarily responsible for this report (or the views of 
the firm producing the report if no individual analysts[s] is named on the report); and no part of the compensation of such analyst(s) (or no part of the compensation of the firm if no individual 
analyst[s)] is named on the report) was, is, or will be directly or indirectly related to the specific recommendations or views contained in this Research Report. 
 
The following explains the rating system in the report as compared to relevant local indices, based on the beliefs of the author of the report.  
"1": the security could outperform the local index by more than 15% over the next six months. 
"2": the security is expected to outperform the local index by 5-15% over the next six months. 
"3": the security is expected to perform within 5% of the local index (better or worse) over the next six months. 
"4": the security is expected to underperform the local index by 5-15% over the next six months. 
"5": the security could underperform the local index by more than 15% over the next six months. 
 
Additional information may be available upon request. 
 
Japan - additional notification items pursuant to Article 37 of the Financial Instruments and Exchange Law 
(This Notification is only applicable where report is distributed by Daiwa Securities Co. Ltd.) 
 
If you decide to enter into a business arrangement with us based on the information described in materials presented along with this document, we ask you to pay close attention to the 
following items.  
• In addition to the purchase price of a financial instrument, we will collect a trading commission* for each transaction as agreed beforehand with you. Since commissions may be included in 

the purchase price or may not be charged for certain transactions, we recommend that you confirm the commission for each transaction.  
• In some cases, we may also charge a maximum of ¥ 2 million (including tax) per year as a standing proxy fee for our deposit of your securities, if you are a non-resident of Japan.  
• For derivative and margin transactions etc., we may require collateral or margin requirements in accordance with an agreement made beforehand with you. Ordinarily in such cases, the 

amount of the transaction will be in excess of the required collateral or margin requirements.  
• There is a risk that you will incur losses on your transactions due to changes in the market price of financial instruments based on fluctuations in interest rates, exchange rates, stock prices, 

real estate prices, commodity prices, and others. In addition, depending on the content of the transaction, the loss could exceed the amount of the collateral or margin requirements.  
• There may be a difference between bid price etc. and ask price etc. of OTC derivatives handled by us.  
• Before engaging in any trading, please thoroughly confirm accounting and tax treatments regarding your trading in financial instruments with such experts as certified public accountants.  

*The amount of the trading commission cannot be stated here in advance because it will be determined between our company and you based on current market conditions and the content of 
each transaction etc.  

 
When making an actual transaction, please be sure to carefully read the materials presented to you prior to the execution of agreement, and to take responsibility for your own decisions 
regarding the signing of the agreement with us.  
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