Singapore

Flash Note

DBS Group Research . Equity
Singapore Property

Analyst

Derek TAN +65 6682 3716; derektan@dbs.com
Rachel TAN +65 6682 3713; racheltanlr@dbs.com

Our dreams, our children’s future

o URA's latest long-term review of Singapore land
use transformation is anchored around livability
and sustainability

¢ Rejuvenation of the CBD and emergence of
polycentres to bring jobs closer to homes

¢ Industrial land use could change with
rejuvenation in the next wave for industrial
landlords

¢ New housing options at existing Paya Lebar Air
Base and a new “long island” along the
Southeastern Coast of Singapore

What's New

The Singapore Urban Redevelopment Authority (‘URA")
has launched an exhibition titled “Space For Our Dreams”
for the Long-Term Plan Review (“LTPR"). This latest LTPR
represents the URA's latest review of Singapore's long-
term plans to safeguard land for a quality living
environment and to meet the changing uses and
demands. At the public exhibition for the Long-Term Plan
Review (LTPR) titled “Space For Our Dreams”, Mr
Desmond Lee, Minister for National Development and
Minister-in-charge of Social Services Integration spoke
about Singapore’s future urban environment targets
seven pillars, i.e., Live, Work, Play, Move, Cherish, Steward
and Sustain. Some of salient highlights and possible
beneficiaries of the LTPR are:

1. Rejuvenation of the Central Business District
(“CBD") and a polycentric strategy to bring jobs
closer to homes.

In its pursuit towards the seven pillars, coupled with
increasing trend of working anywhere and everywhere,
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which was made possible during the COVID-19 pandemic,
Singapore is committed towards providing more jobs
closer to homes and sustaining Singapore’s
competitiveness as an attractive destination for business
and leisure globally.

Introducing an integrated industrial development with
“vertical zoning" - Kolam Ayer and Yishun industrial
estates named as potential areas. The rejuvenation of the
City centre is underway with incentive schemes to convert
older commercial buildings into integrated
developments. Outside the city centre, the development
of polycentres at key business districts is on the cards,
with the Jurong Lake District, Changi region and Northern
Gateway as key future nodes.

In addition, URA is exploring a “vertical zoning” concept in
the industrial estates and introducing Business-White
Zones to incorporate non-industrial uses within the
space. Based on our understanding from the description,
this could be seen as an integrated industrial
development with clean industrial activities on the lower
floors, co-working spaces on the mid-floors and
residential at the upper floors. URA has identified
potential areas such as Kolam Ayer and Yishun industrial
estates.

Our thoughts:

These concepts may potentially be game changers not
only for the commercial landscape but possibly changing
the usage of land zoned for industrial estates. While we
do not envision a total change in zoning requirements for
now, the introduction of more Business-White Zones
sites (especially for prime sites within industrial zones)
can be seen as a strategy to bring players within the
industrial eco-system together. This is especially when
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the demand of workers and expectations of their working
environment have changed tremendously over the years,
and forces businesses to respond to their needs.

We believe this could be positive for industrial developers
/ landowners as they may benefit from a diversified usage
of their development. This could attract bigger MNCs to
consider Singapore as a potential destination for their
R&D / lab facilities. While most industrial S-REITs
(Ascendas REIT, AIMS APAC REIT) have properties located
within the “Northern Gateway” which maybe ripe for
redevelopment. In the immediate term, we remain
excited on the prospects for Mapletree Industrial Trust's
("MINT") latest development at Kolam Ayer, which should
start to see positive leasing traction in the coming
quarters.

2. Commercial / office areas with shorter lease
tenures - a return of “transitional offices”?

URA also plans to introduce sites with shorter lease
tenures (possibly less than the current 99-year to 15-30
years) in selected areas. The shorter cycles will enable
land use to be refreshed to meet the changing working
arrangements such as flexible work arrangements post
pandemic. According to URA, this would help businesses
to be nimble and adapt to the changing business
environment.

Our thoughts:

The introduction of shorter lease tenures on commercial
properties is not an entirely new concept. In 2007, URA
sold shorter leases for transitional office use to help
alleviate the office supply crunch at that time. These sites
had 15-year leases and were located at Mohammed
Sultan Road, Scotts Road, Mountbatten Road and
Aljunied Road / Geylang East Avenue 1, according to the
Straits Times. As office supply appears to be getting
increasingly tighter, these shorter lease tenures could
once again help alleviate the supply crunch in the next
few years. While it is still uncertain how URA plans to
implement this, the question with a longer term
implication is whether URA is considering to eventually
reduce the lease tenures of commercial land in the future
to ensure a quicker and faster turnaround to
accommodate the changing economic needs. If these
measures are extended wider and longer, it would
change the landscape of commercial assets in Singapore,
but we do not see any near-term impact to the current
upward trajectory in office rents in 2022-2023. Valuations
should remain stable for current properties on the back
of a steady upturn in rental expectations.

3. New townships and a better mix of private and
public housing island wide.

More flexible housing options.

The authorities are looking at offering a mix of private
and public housing across Singapore while at the same
time offering a wider variety of flat layouts to provide HDB
owners more flexibility in deciding the use of space to
suit their needs. This will be a positive development, with
the HDB meeting the evolving needs of households given
smaller household sizes and working from home (“WFH")
trend.. Over time, this could lead to further appreciation
in value for HDB flats.

Transformation of Paya Lebar Airbase (PLAB) into a new
town.

The planned relocation of PLAB sometime in the 2030s
will free up close to 800ha of land in the East. Including
the surrounding areas, we could see an uplift in plot
ratios when height restrictions are lifted over time,
providing meaningful development opportunities in the
longer term. URA's partners, Singapore Institute of
Architects (“SIA") and Singapore Institute of Planners
("SIP™), envision that the redeveloped site can emerge as a
distinctive new future-proof and sustainable township
anchored around PLAB's heritage as an airport and
airbase. PLAB's future as a business centre is a key part of
Singapore’s polycentric strategy to embrace the “work-
live-play” living environment.

A new "“long island” in the East

As part of the strategy to protect Singapore's coastline
along the south-eastern coast from Marina East to
Changi, coastal protection measures will be integrated
with planned future reclamation. This includes a new
reservoir to enhance Singapore’s resilience towards
floods and water needs. In addition, new homes could
also be built on this long island, providing aspiring
homeowners with more housing options in the East.

Our thoughts:

We like the initiatives that have been introduced by URA.
More flexible options for HDB homes is a positive read to
meet the evolving needs of homeowners and a step
towards building sustainably, reducing construction
wastage over time as home-owners are able to better
plan their own lifestyles, rather than being confined to
the standard layouts offered by HDB in the current build-
to-order (“BTQ") schemes.

The redevelopment of both PLAB and the construction of
the “long island” provide planners with a blank canvas to
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develop new townships and districts with distinctive
offerings that cater to the needs and growth of
Singapore. While the redevelopment of PLAB is touted to
be the size of “five Toa Payoh townships”, we believe that
the development will be done in phases over a long
period, to balance existing demand requirements and
not cause any oversupply situation in the area.

The potential lifting of plot ratios in the area could be
positive for property owners given the potential for
enbloc opportunities, especially the older properties
located along the flight path of PLAB. This would also be
positive also for industrial landlords like Ascendas REIT
and MINT who have properties within the PLAB vicinity.
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DBS Bank recommendations are based on an Absolute Total Return* Rating system, defined as follows:

STRONG BUY (>20% total return over the next 3 months, with identifiable share price catalysts within this time frame)
BUY (>15% total return over the next 12 months for small caps, >10% for large caps)

HOLD (-10% to +15% total return over the next 12 months for small caps, -10% to +10% for large caps)

FULLY VALUED (negative total return, i.e., >-10% over the next 12 months)

SELL (negative total return of > -20% over the next 3 months, with identifiable share price catalysts within this time frame)

*Share price appreciation + dividends

Completed Date: 7Jun 2022 08:20:27 (SGT)
Dissemination Date: 7 Jun 2022 08:50:41 (SGT)

Sources for all charts and tables are DBS Bank unless otherwise specified.

GENERAL DISCLOSURE/DISCLAIMER

This report is prepared by DBS Bank Ltd. This report is solely intended for the clients of [DBS Bank Ltd, DBS Vickers Securities (Singapore)
Pte Ltd, DBS HK, DBS Vickers (Hong Kong) Limited (“DBSV HK"), DBSVI, DBSVTH, DBS Vickers Securities (USA) Inc (“DBSV USA"), DBS Bank Ltd
(London Branch) (“DBS UK"), its respective connected and associated corporations and affiliates only and no part of this document may be (i)
copied, photocopied or duplicated in any form or by any means or (ii) redistributed without the prior written consent of DBS Bank Ltd.

The research set out in this report is based on information obtained from sources believed to be reliable, but we (which collectively refers to
DBS Bank Ltd, its respective connected and associated corporations, affiliates and their respective directors, officers, employees and agents
(collectively, the “DBS Group”) have not conducted due diligence on any of the companies, verified any information or sources or taken into
account any other factors which we may consider to be relevant or appropriate in preparing the research. Accordingly, we do not make any
representation or warranty as to the accuracy, completeness or correctness of the research set out in this report. Opinions expressed are
subject to change without notice. This research is prepared for general circulation. Any recommendation contained in this document does
not have regard to the specific investment objectives, financial situation and the particular needs of any specific addressee. This document
is for the information of addressees only and is not to be taken in substitution for the exercise of judgement by addressees, who should
obtain separate independent legal or financial advice. The DBS Group accepts no liability whatsoever for any direct, indirect and/or
consequential loss (including any claims for loss of profit) arising from any use of and/or reliance upon this document and/or further
communication given in relation to this document. This document is not to be construed as an offer or a solicitation of an offer to buy or sell
any securities. The DBS Group, along with its affiliates and/or persons associated with any of them may from time to time have interests in
the securities mentioned in this document. The DBS Group, may have positions in, and may effect transactions in securities mentioned
herein and may also perform or seek to perform broking, investment banking and other banking services for these companies.

Any valuations, opinions, estimates, forecasts, ratings or risk assessments herein constitutes a judgment as of the date of this report, and
there can be no assurance that future results or events will be consistent with any such valuations, opinions, estimates, forecasts, ratings or
risk assessments. The information in this document is subject to change without notice, its accuracy is not guaranteed, it may be incomplete
or condensed, it may not contain all material information concerning the company (or companies) referred to in this report and the DBS
Group is under no obligation to update the information in this report.

This publication has not been reviewed or authorized by any regulatory authority in Singapore, Hong Kong or elsewhere. There is no
planned schedule or frequency for updating research publication relating to any issuer.

The valuations, opinions, estimates, forecasts, ratings or risk assessments described in this report were based upon a number of estimates
and assumptions and are inherently subject to significant uncertainties and contingencies. It can be expected that one or more of the
estimates on which the valuations, opinions, estimates, forecasts, ratings or risk assessments were based will not materialize or will vary
significantly from actual results. Therefore, the inclusion of the valuations, opinions, estimates, forecasts, ratings or risk assessments
described herein IS NOT TO BE RELIED UPON as a representation and/or warranty by the DBS Group (and/or any persons associated with
the aforesaid entities), that:

(@) such valuations, opinions, estimates, forecasts, ratings or risk assessments or their underlying assumptions will be achieved, and
(b) there is any assurance that future results or events will be consistent with any such valuations, opinions, estimates, forecasts, ratings or
risk assessments stated therein.
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Please contact the primary analyst for valuation methodologies and assumptions associated with the covered companies or price targets.

Any assumptions made in this report that refers to commaodities, are for the purposes of making forecasts for the company (or companies)
mentioned herein. They are not to be construed as recommendations to trade in the physical commodity or in the futures contract relating
to the commodity referred to in this report.

DBSVUSA, a US-registered broker-dealer, does not have its own investment banking or research department, has not participated in any
public offering of securities as a manager or co-manager or in any other investment banking transaction in the past twelve months and does
not engage in market-making.

ANALYST CERTIFICATION

The research analyst(s) primarily responsible for the content of this research report, in part or in whole, certifies that the views about the
companies and their securities expressed in this report accurately reflect his/her personal views. The analyst(s) also certifies that no part of
his/her compensation was, is, or will be, directly or indirectly, related to specific recommendations or views expressed in the report. The
research analyst (s) primarily responsible for the content of this research report, in part or in whole, certifies that he or his associate! does
not serve as an officer of the issuer or the new listing applicant (which includes in the case of a real estate investment trust, an officer of the
management company of the real estate investment trust; and in the case of any other entity, an officer or its equivalent counterparty of
the entity who is responsible for the management of the issuer or the new listing applicant) and the research analyst(s) primarily
responsible for the content of this research report or his associate does not have financial interests? in relation to an issuer or a new
listing applicant that the analyst reviews. DBS Group has procedures in place to eliminate, avoid and manage any potential conflicts of
interests that may arise in connection with the production of research reports. The research analyst(s) responsible for this report operates
as part of a separate and independent team to the investment banking function of the DBS Group and procedures are in place to ensure
that confidential information held by either the research or investment banking function is handled appropriately. There is no direct link of
DBS Group's compensation to any specific investment banking function of the DBS Group.

COMPANY-SPECIFIC / REGULATORY DISCLOSURES
1. DBS Bank Ltd, DBS HK, DBS Vickers Securities (Singapore) Pte Ltd ("DBSVS") or their subsidiaries and/or other affiliates have proprietary
positions in Mapletree Industrial Trust, Ascendas REIT, AIMS APAC REIT, recommended in this report as of 30 Apr 2022.

2. DBS Bank Ltd, DBS HK, DBSVS, their subsidiaries and/or other affiliates have a net long position exceeding 0.5% of the total issued
share capital in Mapletree Industrial Trust, Ascendas REIT, recommended in this report as of 30 Apr 2022.

3. DBS Bank Ltd, DBS HK, DBSVS, DBSVUSA or their subsidiaries and/or other affiliates beneficially own a total of 1% of any class of
common equity securities of Mapletree Industrial Trust, Ascendas REIT, as of 30 Apr 2022.

Compensation for investment banking services:
4. DBS Bank Ltd, DBS HK, DBSVS their subsidiaries and/or other affiliates of DBSVUSA have received compensation, within the past 12
months for investment banking services from Mapletree Industrial Trust, Ascendas REIT, AIMS APAC REIT, as of 30 Apr 2022.

5. DBS Bank Ltd, DBS HK, DBSVS, their subsidiaries and/or other affiliates of DBSVUSA have managed or co-managed a public offering of
securities for Mapletree Industrial Trust, Ascendas REIT, AIMS APAC REIT, in the past 12 months, as of 30 Apr 2022,

L An associate is defined as (i) the spouse, or any minor child (natural or adopted) or minor step-child, of the analyst; (ii) the trustee of a trust
of which the analyst, his spouse, minor child (natural or adopted) or minor step-child, is a beneficiary or discretionary object; or (iii) another
person accustomed or obliged to act in accordance with the directions or instructions of the analyst.

2 Financial interest is defined as interests that are commonly known financial interest, such as investment in the securities in respect of an
issuer or a new listing applicant, or financial accommodation arrangement between the issuer or the new listing applicant and the firm or
analysis. This term does not include commercial lending conducted at arm's length, or investments in any collective investment scheme
other than an issuer or new listing applicant notwithstanding the fact that the scheme has investments in securities in respect of an issuer
or a new listing applicant.

Page 5



BDBS

Live more, Bank less
Flash Note

6. DBSVUSA does not have its own investment banking or research department, nor has it participated in any public offering of securities
as a manager or co-manager or in any other investment banking transaction in the past twelve months. Any US persons wishing to
obtain further information, including any clarification on disclosures in this disclaimer, or to effect a transaction in any security
discussed in this document should contact DBSVUSA exclusively.

Disclosure of previous investment recommendation produced:

7. DBS Bank Ltd, DBS Vickers Securities (Singapore) Pte Ltd ("DBSVS"), their subsidiaries and/or other affiliates may have published other
investment recommendations in respect of the same securities / instruments recommended in this research report during the
preceding 12 months. Please contact the primary analyst listed on page 1 of this report to view previous investment recommendations
published by DBS Bank Ltd, DBS Vickers Securities (Singapore) Pte Ltd ("DBSVS"), their subsidiaries and/or other affiliates in the
preceding 12 months.
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RESTRICTIONS ON DISTRIBUTION

General

This report 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.

Australia

This report is being distributed in Australia by DBS Bank Ltd, DBS Vickers Securities (Singapore) Pte Ltd ("DBSVS") or
DBSV HK. DBS Bank Ltd holds Australian Financial Services Licence no. 475946.

DBS Bank Ltd, DBSVS and DBSV HK are exempted from the requirement to hold an Australian Financial Services
Licence under the Corporation Act 2001 (“CA") in respect of financial services provided to the recipients. Both DBS
and DBSVS are regulated by the Monetary Authority of Singapore under the laws of Singapore, and DBSV HK is
regulated by the Hong Kong Securities and Futures Commission under the laws of Hong Kong, which differ from
Australian laws.

Distribution of this report is intended only for “wholesale investors” within the meaning of the CA.

Hong Kong

This report has been prepared by a person(s) who is not licensed by the Hong Kong Securities and Futures
Commission to carry on the regulated activity of advising on securities in Hong Kong pursuant to the Securities and
Futures Ordinance (Chapter 571 of the Laws of Hong Kong). This report is being distributed in Hong Kong and is
attributable to DBS Bank (Hong Kong) Limited ("DBS HK"), a registered institution registered with the Hong Kong
Securities and Futures Commission to carry on the regulated activity of advising on securities pursuant to the
Securities and Futures Ordinance (Chapter 571 of the Laws of Hong Kong). DBS Bank Ltd., Hong Kong Branch is a
limited liability company incorporated in Singapore.

For any query regarding the materials herein, please contact Dennis Lam (Reg No. AH8290) at dbsvhk@dbs.com

Indonesia

This report is being distributed in Indonesia by PT DBS Vickers Sekuritas Indonesia.

Malaysia

This report is distributed in Malaysia by AllianceDBS Research Sdn Bhd ("ADBSR"). Recipients of this report,
received from ADBSR are to contact the undersigned at 603-2604 3333 in respect of any matters arising from or in
connection with this report. In addition to the General Disclosure/Disclaimer found at the preceding page,
recipients of this report are advised that ADBSR (the preparer of this report), its holding company Alliance
Investment Bank Berhad, their respective connected and associated corporations, affiliates, their directors, officers,
employees, agents and parties related or associated with any of them may have positions in, and may effect
transactions in the securities mentioned herein and may also perform or seek to perform broking, investment
banking/corporate advisory and other services for the subject companies. They may also have received
compensation and/or seek to obtain compensation for broking, investment banking/corporate advisory and other
services from the subject companies.

c

/

Wong Ming Tek, Executive Director, ADBSR

Singapore

This report is distributed in Singapore by DBS Bank Ltd (Company Regn. No. 196800306E) or DBSVS (Company
Regn No. 198600294G), both of which are Exempt Financial Advisers as defined in the Financial Advisers Act and
regulated by the Monetary Authority of Singapore. DBS Bank Ltd and/or DBSVS, may distribute reports produced
by its respective foreign entities, affiliates or other foreign research houses pursuant to an arrangement under
Regulation 32C of the Financial Advisers Regulations. Where the report is distributed in Singapore to a person who
is not an Accredited Investor, Expert Investor or an Institutional Investor, DBS Bank Ltd accepts legal responsibility
for the contents of the report to such persons only to the extent required by law. Singapore recipients should
contact DBS Bank Ltd at 6878 8888 for matters arising from, or in connection with the report.

Thailand

This report is being distributed in Thailand by DBS Vickers Securities (Thailand) Co Ltd.

For any query regarding the materials herein, please contact Chanpen Sirithanarattanakul at research@th.dbs.com
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United This report is produced by DBS Bank Ltd which is regulated by the Monetary Authority of Singapore.
Kingdom
8 This report is disseminated in the United Kingdom by DBS Bank Ltd, London Branch (“DBS UK"). DBS UK'is

authorised by the Prudential Regulation Authority and is subject to regulation by the Financial Conduct Authority
and limited regulation by the Prudential Regulation Authority. Details about the extent of our regulation by the
Prudential Regulation Authority are available from us on request.
In respect of the United Kingdom, this report is solely intended for the clients of DBS UK, its respective connected
and associated corporations and affiliates only and no part of this document may be (i) copied, photocopied or
duplicated in any form or by any means or (ii) redistributed without the prior written consent of DBS UK, This
communication is directed at persons having professional experience in matters relating to investments. Any
investment activity following from this communication will only be engaged in with such persons. Persons who do
not have professional experience in matters relating to investments should not rely on this communication.

Dubai This communication is provided to you as a Professional Client or Market Counterparty as defined in the DFSA

International Rulebook Conduct of Business Module (the "COB Module"), and should not be relied upon or acted on by any

Financial person which does not meet the criteria to be classified as a Professional Client or Market Counterparty under the

Centre DFSArules.

This communication is from the branch of DBS Bank Ltd operating in the Dubai International Financial Centre (the
"DIFC") under the trading name "DBS Bank Ltd. (DIFC Branch)" ("DBS DIFC"), registered with the DIFC Registrar of
Companies under number 156 and having its registered office at units 608 - 610, 6th Floor, Gate Precinct Building
5, PO Box 506538, DIFC, Dubai, United Arab Emirates.

DBS DIFC is regulated by the Dubai Financial Services Authority (the "DFSA") with a DFSA reference number
FO00164. For more information on DBS DIFC and its affiliates, please see http://www.dbs.com/ae/our--
network/default.page.

Where this communication contains a research report, this research report is prepared by the entity referred to
therein, which may be DBS Bank Ltd or a third party, and is provided to you by DBS DIFC. The research report has
not been reviewed or authorised by the DFSA. Such research report is distributed on the express understanding
that, whilst the information contained within is believed to be reliable, the information has not been independently
verified by DBS DIFC.

Unless otherwise indicated, this communication does not constitute an "Offer of Securities to the Public" as
defined under Article 12 of the Markets Law (DIFC Law No.1 of 2012) or an "Offer of a Unit of a Fund" as defined
under Article 19(2) of the Collective Investment Law (DIFC Law No.2 of 2010).

The DFSA has no responsibility for reviewing or verifying this communication or any associated documents in
connection with this investment and it is not subject to any form of regulation or approval by the DFSA.
Accordingly, the DFSA has not approved this communication or any other associated documents in connection
with this investment nor taken any steps to verify the information set out in this communication or any associated
documents, and has no responsibility for them. The DFSA has not assessed the suitability of any investments to
which the communication relates and, in respect of any Islamic investments (or other investments identified to be
Shari'a compliant), neither we nor the DFSA has determined whether they are Shari'a compliant in any way.

Any investments which this communication relates to may be illiquid and/or subject to restrictions on their resale.
Prospective purchasers should conduct their own due diligence on any investments. If you do not understand the
contents of this document you should consult an authorised financial adviser.

United States

This report was prepared by DBS Bank Ltd. DBSVUSA did not participate in its preparation. The research
analyst(s) named on this report are not registered as research analysts with FINRA and are not associated persons
of DBSVUSA. The research analyst(s) are not subject to FINRA Rule 2241 restrictions on analyst compensation,
communications with a subject company, public appearances and trading securities held by a research analyst.
This report is being distributed in the United States by DBSVUSA, which accepts responsibility for its contents. This
report may only be distributed to Major U.S. Institutional Investors (as defined in SEC Rule 15a-6) and to such other
institutional investors and qualified persons as DBSVUSA may authorize. Any U.S. person receiving this report who
wishes to effect transactions in any securities referred to herein should contact DBSVUSA directly and not its
affiliate.

Other
jurisdictions

In any other jurisdictions, except if otherwise restricted by laws or regulations, this report is intended only for
qualified, professional, institutional or sophisticated investors as defined in the laws and regulations of such
jurisdictions.
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