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Macau Property Opportunities

Beginning to gain traction

21 October 2009

The Macau Property Opportunities Fund has made significant progress
since launch, notwithstanding the most brutal of economic backdrops
and a relatively immature portfolio. We are now entering a key phase in
the development of both Macau and the company. Having just
completed on its largest investment and with a number of its projects
in the advanced stages of the planning process, we believe it is well
positioned for a re-acceleration of growth in the region. We initiate
coverage with a BUY recommendation.

Solid foundations: The compound growth in the NAV since launch in 2006
is 12.2%. Over the same period, the MSCI Far East ex Japan total return
index has increased by an annualised 7.9% while the UK property sector
has delivered an annualised compound NAV total return of -16% (all sterling
adjusted). All properties in the portfolio have been the subject of upward
revaluations, and in many cases, these have been significant.

Strategically positioned portfolio: The manager pursues a rigorous
investment process and has constructed a balanced property portfolio in
terms of the stage of development. While there is some exposure to the
retail and logistics sector, there is a strong bias towards residential property.
Most notably, the company has a significant investment in the prestigious
One Central development, which currently represents 67% of NAV, where it
has just taken delivery of 59 units. Given a supply/demand imbalance for
ultra-high quality developments in Macau, there is undoubted potential for
material upward revaluations of this investment. In recent months, Hong
Kong property prices have outperformed and consequently Macau prices
now stand close to a 60% discount to their neighbours; the manager expects
this to narrow as international and mainland capital flows into Macau.
Notably, there has been a significant increase in transactions recently.

Where is the risk? Given the embryonic characteristics of the local
economy we acknowledge the associated risks. That said, with the UK now
ranked 37" in terms of overall financial stability in the recent World Economic
Forum, and with the LTV of the UK commercial property market at 106%,
and with much of the outstanding debt due to be re-financed in the next 18
months (the elephant in the room), and with many UK commercial property
funds on demanding premia, we continue to wonder where the real risks lie.

Current discount represents compelling opportunity: Although there has
been a strong recovery this year, the shares still trade on a discount of 30%
to the end-June NAV (and we would expect the NAV to have made good
progress since then). The board is continuing to assess measures to
address the current rating and measures include a potential move from the
AIM to the main market and/or a dual listing in Hong Kong. In addition, we
take comfort that the managers are now one of the largest investors in the
fund, and indeed, have been increasing their investment in recent months.

Current market stats at cob 20 October

Price 95p
Adjusted NAV @ 30 June 2009 136p
Discount 30%
Property portfolio as % of NAV 117%
Market capitalisation £100m

Manager Sniper Capital Limited

Web page www.mpofund.com

Source: Fundamental Data
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Macau Property Opportunities Fund

Investment objective
To deliver long-term returns from high quality property developments in
carefully selected niche markets in Macau and China’s Pearl River Delta.

History
The company raised £105m when launched in June 2006. It is a Guernsey
registered closed-end fund traded on AIM.

Management

Sniper Capital Limited has managed the company since launch. It was
established in 2004 to capitalise on the many property development and
investment opportunities offered by Macau’s growing economy. The property
portfolio has since been expanded to include the Western Pearl River
Region of Southern China.

The founding partners are Tom Ashworth and Martin Tacon and the team
consists of 20 dedicated professionals, who are responsible for design,
engineering, environmental and construction management. Sniper
Investments, an investment vehicle associated with the manager has
increased its shareholding significantly in recent months and it now owns 4.5%
of the shares in issue.

The focus is on the identification of undervalued property opportunities in
emerging and high growth niche markets. Such sectors are typically where
larger developers are less active and where a lack of local expertise
excludes most foreign investors. One of the manager’s core strengths is the
ability to exploit mispriced opportunities and create added value through
imaginative development skills and active asset management. The projected
IRR’s of the current portfolio range between 20% and 25%. During the
investment phase the managers looked at 130 potential projects and
invested in just five.

Managers pursue a rigorous investment process

7. Exit 1. Source

Implement disposal Research and identify

strategies to maximise undervalued assets in

investment returns emerging locations

-

6. Asset Manage “ 2. Acquire
Optimise asset values " Megotiate attractive
via positioning, leasing prices and conduct
& sales sirategies ' rigorous due diligence

3

5. Develop - y 3. Plan

Project manage detailed Commission building
design, construction and design and secure
handover processes 4, Finance planning approvals

Negotiate and secure
competitive terms for
project financing

Source: Sniper Capital

Web page — www.snipercapital.com
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Management fee/contract
The management fee is 2% per annum of net assets. There is a
performance fee of 20% of the increase in NAV above a hurdle (based on
the placing price at launch, compounded at 10%). The performance fee is
also subject to a high watermark.

There is also a super performance fee of 15% of the excess return over a
super performance hurdle — this is the placing price, compounded at 25%.
This is also subject to a high watermark.

The management contract is terminable on one years’ notice. A continuation
vote will be proposed at the AGM in 2014.

Macau

Macau is a Special Administration Region of China and operates under the
policy of “one country, two systems”; the transfer of sovereignty was
completed in December 1999. Macau is located in the Pearl River Delta,
which has a population of 60m, produces a third of Chinese exports and has
the highest per capita GDP in China. In December, Macau will celebrate the
10" anniversary of the handover, and it will also appoint a new Chief
Executive Officer, Fernando Chui Sai On, a pro-Beijing businessman.

Macau is the only location in China where gambling is legal and this has
been a key component of the spectacular economic growth in the past 10
years. In just a few years, Macau has established itself as the top gambling
destination in the world. Its annual gaming revenues exceeded Las Vegas
for the first time in 2006 and since that time, these two destinations have
experienced widely different fortunes.

Earlier this year, the Chinese government loosened visa restrictions to allow
mainland tourists to visit Macau once a month rather than once every six
months. There has been a strong recovery in gaming revenues in recent
months; in the third quarter, revenue was 22% ahead of the comparable
period in 2008. Meanwhile, hotel occupancy in August was 80%, the highest
level since the end of 2007. The administration is looking to diversify the
economy and in the past couple of years, there have been a number of
convention centres and high-end shopping centres opened.

In recent weeks, the profile of Macau has been raised further through a
number of IPO’s; Wynn Resorts has raised US$1.9bn, while Las Vegas
Sands has applied for a Hong Kong IPO, which may take place as early as
next month and raise up to US$2.5bn. Over the next few years, there are
plans to open several new casinos.

Additionally, there are several infrastructure projects planned. In addition to
the expansion of the airport and a permanent ferry terminal, work will start
shortly on a bridge linking Macau to Hong Kong and also a mass transit
system within Macau.

Hong Kong-Zhuhai-Macau Bridge

The Hong Kong-Zhuhai-Macau Bridge is a series of bridges and tunnels
which will connect Hong Kong to the mainland Chinese city of Zhuhai. The
bridge will be 29km long and will reduce road travel between Macau and
Hong Kong from 4%z hours to 40 minutes. It is expected that construction will
begin shortly and will be completed by 2016. The project will be 42% funded
by the governments of Guangdong, Hong Kong and Macau, with the
balance from the Bank of China.
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Light Rapid Transit System

Macau’s Light Rapid Transit will consist of two tracks connecting the Macau
Peninsula with Taipa and Cotai. There will be over 20km of track and 21
stations. Work is expected to begin next year, with the first phase
operational by 2013.

Balance Sheet

Property portfolio/Adjusted NAV (US$m)
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Source: Company data

The adjusted NAV reflects the fair value of the underlying properties rather
than the lower of cost and net realisable value. The portfolio is re-valued
every six months by Savills (Macau) Limited.

The company has a US$82m loan from a consortium of banks led by HSBC.
The full amount was drawndown on the handover of One Central. The loan
is repayable in four stages: 10% of the principal is due in November 2010
and May 2011, 15% is due in November 2011, with a balloon repayment of
65% in May 2012. Interest is payable at HIBOR (currently 23 basis points)
plus 2.4% per annum and there is an annual commitment fee of 80 basis
points.

The LTV ratio at the end of June 2009 was 25.5% (the LTV covenant is
55%), and in the third quarter, the cash balance fell from US$47m to
US$43m.
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Property portfolio at 30 June 2009

Property investments

Valuation @ 30 Jun

Property Sector Acquisition date Projected IRR 2009 ($m
One Central Residential - high-end Nov-06 23 158.¢
Rua do Laboratoria Residential - entry level Nov-06 20 38.:
Senado Square Mixed-use Oct-07 22 33.
Rua da Penha Residential - niche Oct-06 25 21.¢
Zhuhai Logistics Warehousing & Logistics Aug-08 23 12.¢
Other 10.<
Total 275.

Source: Company data

Portfolio composition (based on total commitment costs)

Zhuhai
Rua do nglsttucs Other property
Laboratorio $ir; re assets
$50m m $7m  cash
$47m
Senado
Square
$33m
Rua g;OPenha One Cenfral
m $138m
Source: Company data
Sector exposure (based on total commitment costs)
Warehouse/
Logistics
15% .
Mixed-use
1%

Residential
74%

Source: Company data
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One Central Residences

End-June valuation: US$159m, 67% of NAV

One Central Residences was developed by Hong Kong Land and Shun Tak
Holdings and is Macau’s premier mixed-used development. It comprises
seven high quality residential towers, a Mandarin Oriental Hotel (which will
open shortly) and a shopping centre, aimed at the upper end of the market.

The company acquired the whole of Tower Six, comprising 59 units, in
November 2006 and it also owns 25 individual units in the rest of the
development. Tower Six was handed over in August 2009 and the manager
is now looking to further enhance these units. They are working with a highly
regarded Japanese design company, Glamorous Co. Ltd, to advise on the
interior design.

It is expected that all units in Tower Six will be available for lease by the end
of this year and the managers are already in discussions with several
potential corporate tenants. The transaction was partly financed by the $82m
loan mentioned above.

The handover of the other 25 units is currently underway and the manager
will look to adopt an opportunistic strategy with regards to timing of exit.
These units are typically located on higher floors and accordingly they will
command a premium.

The end-June valuation of Tower Six represents a valuation of cHK$5,800
per square foot (eqUS$750 or eq£460). We would note that this headline
number is boosted by five “special” units in Tower Six, which command
premiums of 80-100% above that of standard units. The managers expect
cash rich mainland buyers to drive prices higher by the end of the year.

Rua do Laboratorio

End-June valuation: US$38m, 16% of NAV

Originally acquired in November 2006, the managers are currently seeking
planning permission to demolish the existing building and replace it with a
high rise residential block targeting the entry level market. Earlier this year,
the Macau SAR government introduced a package of incentives designed to
help first-time buyers (including a subsidised mortgage) and broaden
demand for mass-market residential properties.

Located in Northern Macau, this property is close to the Chinese border and
residents will have easy access to Zhuhai. In addition, the property will be
close to the Light Rapid Transit system, when it becomes operational. The
original cost was $21m and the projected development cost is a further
$29m, representing a total commitment of $50m.

The managers are hoping to begin construction in the next few months with
building completed by the end of 2011. It is the intention to pre-sell these
units, beginning in the first half of that year.
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Senado Square

End-June valuation: US$33m, 14% of NAV

Senado Square is a mixed-use development project located in the heart of
Macau'’s tourist district. The original investment was made in October 2007
and the intention is to construct a multi-level retail complex. The project is at
the advanced planning stage with demolition of the existing site and
construction scheduled for the next few months. The managers expect
building work to be completed in 2011 at which point they will look to lease
up the units and then sell.

The site was acquired for $16m with projected development costs of a
further $17m.

Rua da Penha

End-June valuation: US$22m, 9% of NAV

The company is looking to re-develop this property, which is a low-level
residential block; when completed, the target buyer will be local residents
looking to upgrade. The project is at the advanced stages of planning and it
is hoped that construction will begin early in the New Year, with completion
by end-2010/early-2011.

The existing property was acquired in October 2006 for $8.6m, with a further
$11.4m planned for development costs.

Zhuhai Logistics Centre

End-June valuation: US$13m, 5% of NAV

The company made its first investment in mainland China, in a government
supported development area, in August 2008. The intention is develop this
1.1m square foot site into warehouse facilities and accommodation for local
workers, the project is scheduled to be completed in 2011/2. The site will be
well located to benefit from the Hong Kong-Zhuhai-Macau bridge.

The original acquisition cost $11m while additional development costs will be
around $34m.

Other Property Assets
End-June valuation: US$10m, 4% of NAV
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Performance

Macau Property Fund — adjusted NAV ($ per share)
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Independent thinking
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Sniper Capital Research

Alignments and locations are indicative only.

MPO’S KEY PROPERTIES

a Rua da Penha
e One Central
e Rua do Laboratério

° Senado Square

e Zhuhai Logistics Centre

MAJOR CASINOS ON
MACAU PENINSULA

(® Sands Macao (2004)
Starworld (2006)

© Wynn Macau (2006)

® Wynn Encore (2010)

(E) Lisboa (1970)

(F) Grand Lisboa (2007)

© MGM Grand Macau (2007)
@ Ponte 16 (2008)

MAJOR CASINOS ON
COTAI

(D Altira Macau (2007)
() Galaxy Mega Resort (2010)
® Venetian Macao (2007)
@© City of Dreams (2009)
™) Four Seasons (2008)
@ Shangri-La*

©) Far East Consortium™
() Sheraton & St. Regis™
© Macao Studio City*
® Hiton & Conrad*

) Fairmont & Raffles™

* Under planning
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This document constitutes Non-Independent Research. Please see the disclosures on the back page of this document for further information.

This document is Non-Independent Research and a marketing communication. It has not been prepared in accordance with the legal requirements designed to promote the independence of Investment Research and we
are therefore not subject to any prohibition on dealing ahead of the dissemination of Investment Research. In practice, however, our conflicts management policies prohibit Collins Stewart Europe Limited (‘CSEL”) and its
personnel from dealing ahead of Non-Independent Research and our (independent) Investment Research. The individuals who prepared this document may be involved in providing other financial services to the company
or companies referenced in this document or to other companies who might be said to be competitors of the company or companies referenced in this document. As a result both CSEL and the individual employees who
prepared this document may have responsibilities that conflict with the interests of the persons who receive this document and you should therefore not rely on this document as being an independent, impartial or objective
view of the value or prospects of the companies and/or investments referred to herein.

This document has been issued by CSEL for information purposes only and does not constitute investment advice and is not to be construed as a solicitation or an offer to purchase or sell investments or related financial
instruments. This document has no regard for the specific investment objectives, financial situation or needs of any specific person or entity. CSEL and/or connected persons may, from time to time, have positions in, make
a market in and/or effect transactions in any investment or related investment mentioned herein and may provide financial services to the issuers of such investments. We have put in place appropriate procedures, systems
and controls to identify, prevent (where this is possible) and manage conflicts of interest. In order to manage and prevent conflicts of interest, CSEL maintains effective organisational and administrative arrangements
including a system of Chinese Walls (information barriers that are used to restrict access to confidential information) to ensure that conflicts are properly managed.

The information contained herein is based on materials and sources that we believe to be reliable, however, CSEL makes no representation or warranty, either express or implied, in relation to the accuracy, completeness
or reliability of the information contained herein or its fitness for purpose. Information may be available to CSEL which is not contained herein.

All opinions and estimates included in this document constitute a judgement as at the date of this document and are subject to change without notice. CSEL is under no obligation to update the information contained herein.
None of CSEL, its affiliates or employees shall have any liability whatsoever for any loss (including indirect and consequential loss) howsoever arising from any use of or otherwise in connection with this research (except to
the extent that any such liability cannot be excluded by an applicable law).

CSEL may have issued other reports or documents that are inconsistent with and reach different conclusions from, the information contained in this document. Those reports or documents reflect the different assumptions,
views and analytical methods of the analysts who prepared them.

The investments discussed in this document may not be suitable for all investors. Investors should make their own investment decisions based upon their own financial objectives and financial resources and, if in any doubt,
should seek advice from an independent investment advisor. Past performance is not necessarily a guide to future performance and an investor may not get back the amount originally invested. Where investment is made
in currencies other than the investor's base currency, movements in exchange rates will have an effect on the value, either favourable or unfavourable. Levels and bases for taxation may change.

The following notices additionally applies to the recipients in the following countries identified below:

For United Kingdom:

This document is only intended to be distributed to:

. Existing Professional Clients and Eligible Counterparties of CSEL (as defined in the FSA rules); and

. Other persons who are not clients of CSEL who have expressed interest in receiving it who are professional investors meeting the criteria described below.

Together, the “Intended Recipients”. This document should not be distributed to Retail Clients. If an Intended Recipient who receives this research sends or discloses it to a Retail Client for whatever reason, they should
take appropriate steps to explain that the Retail Client should not rely upon this research and that it should not be seen as an impartial assessment of the companies and investments it refers to.

Where you are an existing client of CSEL, you are a Professional Client or Eligible Counterparty. Notwithstanding this you acknowledge that this research does not constitute investment advice, nor shall CSEL be
responsible to you in this regard.

Where you are not an existing client of CSEL, you acknowledge that CSEL is not acting for you and will not be responsible to you for providing the client protections required by the FSA. Further, where you are not an
existing client, this note is being made available only to, and is directed only at persons having professional experience in matters relating to investments, those persons being “investment professionals” as defined in Article
19(5) of the Financial Services and Markets Act 2000 (Financial Promotion) Order 2001 (as amended); and any other persons to whom this document for the purpose of section 21 of the Financial Services and Markets
Acts 2000 can otherwise lawfully be communicated.

CSEL makes a market in Macau Property Opportunities Fund

CSEL has received compensation for investment banking services from Macau Property Opportunities Fund in the past 12 months or intends to seek, compensation for investment banking services in the next three months.
Distributed in the UK by CSEL. CSEL is authorised and regulated by the Financial Services Authority, which has its principal place of business at 25 The North Colonnade, London, E14 5HS and is a member of the London
Stock Exchange.

For the United States: This document is intended for distribution in the United States to qualified institutional investors only. Collins Stewart Inc. (CSI) is a wholly owned subsidiary of CSEL, Collins Stewart LLC (CSTI), a
division of CSI, is a registered broker-dealer with the U.S. Securities and Exchange Commission and is a member of FINRA. U.S. persons seeking more information about any of the securities discussed in this document or
wishing to execute a transaction in these securities, should contact Collins Stewart Inc. at Collins Stewart LLC (CSTI), 350 Madison Avenue, 10th Floor, New York, NY 10017 (Intl. Securities Tel No. 2126529000, U.S.
Securities Tel. No. 2125849111). Investment products provided by or through CSI /CSTI or CSEL are not FDIC insured, may lose value and are not guaranteed by CSI /CSTI or CSEL. Investing in non-US securities may
entail certain risks. The securities of non-US issuers may not be registered with or subject to SEC documenting and other requirements. The information available about non-US companies may be limited, and non-US
companies are generally not subject to the same uniform auditing and documenting standards as U.S. companies. Fluctuations in the values of national currencies, as well as the potential for governmental restrictions on
currency movements, can significantly erode principal and investment returns. Market rules, conventions and practices may differ from U.S. markets, adding to transaction costs or causing delays in the purchase or sale of
securities. Securities of some non-US companies may not be as liquid as securities of comparable U.S. companies.

This report has been entirely prepared by foreign research analysts, as defined in FINRA Rule 1050(f)(1). The following affiliates of Collins Stewart LLC prepared this report: CSEL. The following foreign research analysts
contributed to this report: please refer to front page for the name of analyst and his/her contact information. The foreign research analysts who have contributed to this report are not registered and qualified as research
analysts with FINRA. These foreign research analysts are not associated persons of Collins Stewart LLC and therefore are not subject to FINRA Rule 2711 restrictions on communications with a subject company, public
appearances and trading securities held by a research analyst account.

This report is for information purposes only, and the information herein is obtained from sources that we believe to be reliable, but its accuracy and completeness, and that of the opinions based thereon, are not guaranteed.
The securities described herein may not be eligible for sale in all jurisdictions or to certain categories of investors. Further, this report is not intended as an offer or solicitation to buy or sell any securities or related
instruments. The investments discussed or recommended in this report may not be suitable for the specific investment objectives, financial situation or needs of the reader, and should not be relied upon without consultation
with an investment professional. Opinions expressed in this report are subject to change without notice. Collins Stewart LLC accepts no liability whatsoever for any loss or damage of any kind arising out of the use of any
part, or all, of this report. This report is for distribution only under such circumstances as may be permitted by applicable law, and may not be reproduced or distributed in any form without the specific consent of Collins
Stewart LLC. Redistribution of this, via the Internet or otherwise, report without permission is specifically prohibited, and Collins Stewart LLC accepts no liability for the actions of third parties in this regard.

From time to time, Collins Stewart LLC or its employees may have a long or short position in the securities of company/ies discussed herein and, at any time, may make purchases and/or sales as principal or agent.

The research analysts principally responsible for the preparation of CSEL research have received compensation based upon various factors, including quality of research, investor client feedback, stock picking, competitive
factors, firm revenues and overall investment banking revenues.

For Jersey, Guernsey and Isle of Man: This document is sent to you by Collins Stewart (Cl) Limited ("CSCI") for information purposes and is not to be construed as a solicitation or an offer to purchase or sell investments
or related financial instruments. This document has been produced by our parent company, CSEL, for circulation to its institutional clients and also CSCI. Its contents have been approved by CSCI and we are providing it to
you on the basis that we believe it to be of interest to you. This statement should be read in conjunction with your client agreement, CSCl's current terms of business and the other disclosures and disclaimers contained
within this document. If you are in any doubt, you should consult your financial adviser.

CSCl is licensed and regulated by the Guernsey Financial Services Commission, the Jersey Financial Services Commission and the Isle of Man Financial Supervision Commission. CSCl is registered in Guernsey and is a
wholly owned subsidiary of Collins Stewart plc.

All rights reserved. Any part of this work covered by copyright may be reproduced or copied in any form or by any means provided that a full attribution is given. QUEST™, CITN™, Companies in the News™, SCITN™,
Smaller Companies in the News™, marketAngle™, portfolioAngle™ and triAngle™ are all trademarks of Collins Stewart Europe Limited. E&OE. © Collins Stewart Europe Limited.

For Singapore: This document is provided by CSEL through Collins Stewart Pte Ltd ("CSPL") pursuant to Regulation 32C of the Financial Advisers Regulations. CSPL is exempt from holding a financial adviser's licence
under section 23(1)(d) of the Financial Advisers Act (Cap. 110 of Singapore) (the "FAA") by virtue of its being a holder of a capital markets services licence under the Securities and Futures Act (Cap. 289 of Singapore) (the

"SFA").

This document is only intended to be distributed to:
. Accredited investors as defined under Section 4A(1)(a) of the SFA; and
. Institutional investors as defined under Section 4A(1)(c) of the SFA.

This document should not be distributed to investors other than those listed above. No part of this document may be (i) copied, photocopied or duplicated in any form by any means or (i) redistributed without the prior
written consent of CSEL and CSPL.

Whilst we have taken all reasonable care to ensure that the information contained in this publication is not untrue or misleading at the time of publication, we cannot guarantee its accuracy or completeness, and you should
not act on it without first independently verifying its contents.

The recipient of this analysis or report should contact Collins Stewart Pte Limited in respect of any matters arising from, or in connection with, this analysis or report. Please contact the Compliance Officer at Collins Stewart
Pte Limited, 77 Robinson Road, #21-02 Singapore 068896, Tel: +65 6854 6154.

THIS DOCUMENT IS CONFIDENTIAL AND IS SOLELY FOR USE OF THE INTENDED RECIPIENTS. NEITHER THIS DOCUMENT NOR ANY COPY HEREOF MAY BE DISTRIBUTED IN ANY JURISDICTION
OUTSIDE THE UK WHERE ITS DISTRIBUTION MAY BE RESTRICTED BY LAW. PERSONS WHO RECEIVE THIS DOCUMENT SHOULD MAKE THEMSELVES AWARE OF AND ADHERE TO ANY SUCH
RESTRICTIONS.

Disclosure. Prices of securities mentioned are as at close of business on 20 October 2009 unless indicated otherwise.

Fu Research ions issued by Collins Stewart Europe Limited in Q3 2009

Recommendations Buys Sells Hold/Neutral
Percentage of Total 47% 17% 36%
Percentage of which in Corporate Client stocks 13% 0% 5%
London New York Paris Dublin Geneva

Collins Stewart Europe Limited Collins Stewart LLC Collins Stewart Europe Limited Collins Stewart Europe Limited Collins Stewart Europe Limited

88 Wood Street 350 Madison Avenue 89-91 Rue du Faubourg South Dock House 7 Avenue Pictet de Rochemont
London New York, NY Saint-Honoré Hanover Quay 1207 Geneva

EC2V 7QR 10017 75008 Paris Dublin 2 Switzerland

+44 (0)20 7523 8000 +1 212 402 6000 +33 14924 1917 +353 (0)1 635 0210 +41 22 707 0080
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