4 ‘ Driving Demand Driving Value

Letter to
Unitholders

Our rigorous efforts in
proactively managing
the assets and
keeping costs under
control, as well as
prudent capital and
risk management
have enabled us

to optimise portfolio
performance and
deliver a commendable
set of results, thus
achieving better value
for Unitholders.”

DPU FOR FY14/15

0.943

cents

Dear Unitholders,

On behalf of the Board of Directors of

the Manager, we are pleased to present
MGCCT’s second Annual Report to
Unitholders for the financial year from 1 April
2014 to 31 March 2015 (“FY14/15”), since
its initial public offering on 7 March 2013.

DRIVING STABLE AND

GROWING VALUE

FY14/15 was an eventful year for the
Hong Kong retail sector, marked by softer
sales especially for luxury items, a shift in
visitor spending patterns towards more
mid-priced products and disruptions to
the business and shopping areas caused
by the “Occupy Central” Movement. In
China, we witnessed moderate economic
growth driven by the Government’s reform
measures to pursue a more balanced and
sustainable growth strategy.

Despite these developments in the two
regions in which our assets are based,
MGCCT has continued to outperform the
preceding year (“FY13/14”)! as well as the
Forecast? and deliver increased returns

to Unitholders for the second consecutive
year since listing. In FY14/15, the REIT
reported a total Distribution per Unit (“DPU”)
of 6.543° cents to Unitholders, 10.4% higher
than the corresponding period last year
and 15.4% more than the Forecast.

MGCCT'’s unit price appreciated during
FY14/15 from the opening price of
S$0.815 on 1 April 2014 to S$1.04

on 31 March 2015, translating to a gain
of approximately 27.6%. Including the

DPU paid out to Unitholders of 6.56 cents*
at a yield of 8.1%°, MGCCT delivered a
total return of 35.7%?° in FY14/15.

Portfolio gross revenue of S$281.1 million
and net property income of $$229.3 million
exceeded FY13/14 by 11.3% and 12.2%
respectively. Compared to the Forecast,
gross revenue and net property income
grew 13.5% and 16.1% respectively. With
good support from shoppers and tenants,
MGCCT's portfolio occupancy rate was
98.8% and the portfolio’s weighted average
lease expiry by monthly gross rental income
was a healthy 2.4 years as at 31 March 2015.

As at 31 March 2015, the portfolio was
valued” at $$5,349.3 million, an appreciation
of 13.3% from S$4,722.1 million as at

31 March 2014. This was attributed to
higher rental income from the properties
and translation gains due to the appreciation
of both the Hong Kong Dollar (“HKD”)

and Renminbi (“RMB”) during FY14/15.
Correspondingly, Net Asset Value per

Unit over the same period improved from
$$1.058 to S$1.198.

Our rigorous efforts in proactively
managing the assets and keeping costs
under control, as well as prudent capital
and risk management have enabled us

to optimise portfolio performance and
deliver a commendable set of results,

thus achieving better value for Unitholders.

DRIVING DEMAND

MGCCT is the first and only REIT that
offers Unitholders exposure to best-in-class
commercial assets in both Hong Kong and

1 For a more meaningful comparison, actual results from 1 April 2013 to 31 March 2014 are presented as the

comparative period for 1 April 2014 to 31 March 2015.

2 The Forecast figures (herein referred to as the “Forecast”) are derived from the Projection Year 2014/2015
(for period 1 April 2014 to 31 March 2015) as disclosed in the Prospectus dated 27 February 2013.

3 DPU of 6.543 cents is based on total issued units of 2,721,032,794 units as at 31 March 2015.

4 Comprising DPU of 3.162 cents, based on 2,705,865,469 units as at 30 September 2014, which was paid out
on 24 November 2014 and DPU of 3.398 cents, based on 2,721,032,794 units as at 31 March 2015, which was

paid out on 25 May 2015.

5 Distribution yield is based on DPU paid out to Unitholders of 6.56 cents over opening unit price of S$0.815 on

1 April 2014.

6 Sum of distributions and capital appreciation for FY14/15 over the opening unit price of $$0.815 on 1 April 2014.
7 Portfolio valuations were carried out by Cushman & Wakefield Valuation Advisory Services (HK) Ltd as at 31 March 2014

and as at 31 March 2015.
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China. During the year, we continued our
proactive portfolio and asset management
to drive demand at both Festival Walk and
Gateway Plaza.

Festival Walk - Most Favoured
Shopping Mall among Hong Kong

and Mainland Chinese Consumers®
Festival Walk is a one-stop shopping, dining
and lifestyle destination, particularly popular

amongst the locals residing in the upscale
Kowloon Tong vicinity as well as tourists.

Keeping abreast with market trends,
Festival Walk introduced more affordable
luxury brands and unique food concepts
in FY14/15 to further strengthen its tenant
mix. Creative and cost-effective marketing
promotions and events organised in
partnership with tenants and partners
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helped to further lift retail sales and footfall.
We also continued to upgrade the mall’s
amenities and facilities to further enhance
shoppers’ experiences.

With these concerted efforts, Festival
Walk’s tenants generated retail sales of
HK$5,620.0 million in FY14/15, an increase
of 5.8% over FY13/14, despite a 1.9%
decline® in Hong Kong’s overall retail sales

8  Festival Walk was presented with ‘Hong Kong Consumers’ Most Favoured Shopping Mall’ and ‘Mainiand Consumers’ Most Favoured Shopping Mall in Hong Kong’ by Ming Pao

in November 2014.

9 Figures are from the Hong Kong Census and Statistics Department’s Monthly Survey of Retail Sales Reports as reported in the months of March 2014, April 2014 and March 2015.
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over the same period. Both retail and office
space at the mall remained fully occupied.
Compared to expiring leases, Festival Walk
signed new and renewed leases in
FY14/15 with an average rental uplift of
22% and 12% for the retail and office
segments respectively. Gross revenue

and net property income grew 9.2%

and 8.8% respectively over the previous
corresponding period, attesting to the
resilient performance of the mall.

Gateway Plaza Supported by Healthy
Demand and Limited Supply in Beijing
With good connectivity and accessibility
to major transportation networks,
Gateway Plaza is a Grade-A office
building strategically located in the prime
Lufthansa Area, one of the established
major office submarkets in Beijing.

Even with China’s moderate economic
growth rate, Beijing continues to

see steady demand from financial services,
professional services, technology and
industrial companies. Buoyed by a

limited supply of Grade-A office buildings,
Beijing enjoyed the lowest vacancy in
China of 4.8%° at the end of 2014.

Against this backdrop and together with
our continuous improvements to provide
a high quality office environment for our
tenants, Gateway Plaza continues to
attract and retain a number of major
multinational corporations and leading
domestic enterprises. In FY14/15,

gross revenue and net property income
derived from the asset were 17.7% and
21.3% higher than FY13/14 respectively.
Gateway Plaza enjoyed a high occupancy
rate of 98% as at 31 March 2015. On
average, new and renewed office leases
were signed at 30% above the rental rates
of leases expiring in FY14/15.

PRUDENT CAPITAL AND

RISK MANAGEMENT

In line with our prudent and risk-based
approach towards capital management,
we continued to strengthen MGCCT’s
funding structure in FY14/15. Capitalising
on favourable debt capital market
conditions, Mapletree Greater China
Commercial Treasury Company

(HKSAR) Limited (“MGCCT HK-TCo")"
undertook its inaugural Notes issuance
of S$75.0 million 7-year 3.2% Fixed Rate
Notes due 2021 from the US$1.5 billion

10 Savills Beijing Office Sector Research Report (January 2015).

11 A wholly-owned subsidiary of MGCCT.

12 Without the notes issuances, the weighted average term to maturity would have been 2.02 years as at 31 March 2015.
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Euro Medium Term Securities Programme
which was established on 31 May 2013.
Further diversifying MGCCT’s sources of
funding, MGCCT HK-TCo successfully
completed its second issuance of
HK$550.0 million 5-year 2.80% Fixed Rate
Notes due 2020 as well as its third issuance
of $$100.0 million 7-year 3.43% Fixed Rate
Notes due 2022. These proceeds were
utilised to partially refinance the first tranche
of the Term Loan maturing in March 2016.

Through these issuances, MGCCT'’s
weighted average debt maturity extended
to 2.75 years™. Average all-in cost of
debt per annum remains low at 2.55%.
As at 31 March 2015, MGCCT has total
borrowings of HK$11,286.0 million which
represents a gearing of 36.2%, down
from 38% as of 31 March 2014. MGCCT’s
interest cover ratio remains healthy at

5.0 times, with 100% of the assets not
collateralised. MGCCT retains a stable
rating from Moody’s Investors Service

of ‘Baal’. In expectation of interest rate
volatility, interest cost on 87% of the

total debt for FY15/16 has been fixed,
thus substantially mitigating MGCCT’s
exposure to rising interest costs.




To ensure stability of future distributions
to Unitholders, we progressively hedge
both HKD and RMB distributions to
mitigate exposure to foreign exchange
fluctuations. To date, we have hedged
about 60% of expected FY15/16 portfolio
distributable income.

MAKING AN IMPACT

IN SUSTAINABILITY

We recognise the importance of managing
our businesses sustainably and remain
committed to being a responsible corporate
citizen towards our environment, our people
and the communities in which we operate.

In addition to ensuring the safety and
well-being of our employees, tenants and
shoppers, we embarked on MGCCT's first
employee survey in FY14/15 to further
engage our employees. Through energy
saving and air quality management efforts,
we have reduced the environmental impact
of our business activities. At Festival Walk,
we actively support a series of community
programmes to reach out to the needy
and less fortunate. These have helped

to increase the visibility and impact of
various social causes.

OUTLOOK

Hong Kong’s economy is projected to
continue to grow by 1% to 3% in 2015,
However, low unemployment and resilient
local consumption are expected to
support the leasing activities of the
shopping mall retail market, which
includes Festival Walk.

China’s economic growth is likely to be
more moderate and sustainable. Beijing’s
office market is expected to remain
attractive for multinational and domestic
corporations that are embracing China’s
transition to a sustainable, more value-
added and service-oriented economy.

Going forward, we will continue to focus
on maintaining high occupancy rates,

strengthening our tenant mix and actively
managing operational costs, in addition to
enhancing the amenities, environment and
overall quality of the buildings. Concurrently,
we will look out for yield-accretive acquisition
opportunities in the Greater China region
from the Sponsor and/or third parties.

Prudent capital and risk management
continues to be a key pillar of our strategy
and will serve us well in navigating through
the economic uncertainties and managing
the challenges ahead. Looking forward to
FY15/16, a significant portion of MGCCT'’s
interest cost has been fixed and the
expected distributable income has been
hedged to mitigate expected interest

rate and foreign exchange volatilities.

The Manager will continue to proactively
monitor and manage these exposures.

ACKNOWLEDGMENTS

We would like to express our deepest
appreciation to the Board of Directors for
their guidance as well as to Unitholders,
tenants, shoppers and business partners
for their continued support. We would also
like to extend our thanks to our staff, whose
tireless effort and dedication has been
instrumental to delivering these results.

Building on MGCCT’s performance, we
remain committed to driving growth for
our portfolio and providing sustainable

value to Unitholders.
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Chairman and Independent
Non-Executive Director
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MS CINDY CHOW PEI PEI
Executive Director and
Chief Executive Officer

13 Figures are from the Government of the Hong Kong Special Administrative Region’s report on Hong Kong’s

Economic Outlook (25 February 2015).
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We recognise

the importance

of managing

our businesses
sustainably and
remain committed to
being a responsible
corporate citizen
towards our
environment, our
people and the
communities in
which we operate.”

01. Gateway Plaza in Beijing is
expected to continue to enjoy
steady demand by multinational
and domestic corporations.

02. One of our many exciting
events that drew high footfall
to Festival Walk.
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