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SingHaiyi Group (SHG SP)



Buy



Property - Real Estate Market Cap: USD294m



Target Price: Price:



SGD0.19 SGD0.14 Macro Risks



Best SGX-listed Developer To Play US Property Revival
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0 0 . 2 0 0 We initiate coverage on SingHaiyi with BUY and a RNAV-derived TP of . 0 SGD0.19 (32% upside). It is a premium property developer/investor with 0 assets in the US and Singapore. Using a value-added approach, it has 0 one-third RNAV exposure to US properties, including an Ohio retail mall, a San Jose commercial development and a San Francisco prime residential estate. With rising US property prices and a stronger USD vis-à-vis SGD, the risk is skewed to the upside for SingHaiyi.
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Distressed asset play in the US. SingHaiyi Group (SingHaiyi) creates shareholder value through its savvy investments in undervalued assets in the US at attractive costs. The group bought three US properties at steep discounts to their market values over the past two years, some as large as a 77% discount to net book value, with a view to enhance their values via redevelopment. Two of the assets are in the buoyant San Francisco Bay Area. We expect the deep-value nature of such purchases to contribute meaningfully to earnings over the next 2-4 years. Well-affiliated backing. SingHaiyi‟s sponsor – American Pacific International Capital (APIC) – has over 13 years of experience in the US. st APIC‟s management has Neil Bush (third of the five children of the 41 US President George H.W. Bush) as its Director and Gary Locke (former US Ambassador to China) as its Senior Advisor. In addition, APIC is also committed to offering all the US projects it encountered to SingHaiyi at the same cost. The value that SingHaiyi is able to extract from APIC‟s affiliated US network and at-cost right-of-first-refusal (ROFR) differentiates it from other SGX-listed developers, whereby none of them have any US backing. Potential M&A kicker. We estimate that APIC has in excess of USD250m-300m US assets, which may potentially be injected into SingHaiyi. However, this may take a few years and a faster option may be to consider merging the US operations into the group. With the uptrend in US property prices, this will be the quickest way for SingHaiyi to scale up its US exposure in our view. Maiden dividend next year. We expect SingHaiyi to pay dividends as it stabilises its investment properties and enlarges its recurring income base. We forecast a maiden dividend of 0.3 cent from FY16 (Mar) onwards, amounting to a modest dividend yield of 2.1%. This can grow further in subsequent years as SingHaiyi enlarges its recurring cash flow. Key risks. Foreign currency risk, interest rate risk, and property cycles risk (see page 14 for a detailed description of these risks)
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Investment Thesis Proxy to the US, with three assets bought on the cheap. With US property prices and the USD on the uptrend, SingHaiyi is poised to benefit with assets previously acquired at a steep discount. The group has insofar bought three US properties – two at court auctions – with a view to enhance their values through asset enhancement and redevelopment. Tri-County Mall in Ohio, for instance, was purchased at a 77% discount to its net book value, while Vietnam Town in San Jose was acquired at a mere land cost of USD39 psf (total land area basis). We expect the deep-value nature of such purchases to contribute meaningfully to earnings over the next 2-4 years. According to our RNAV estimates, SingHaiyi has slightly more than one-third exposure (35%) to the US, with 11% in investment properties and 24% in property development (See Figure 1). Even without new acquisitions, we estimate its US assets to contribute c.SGD95m of present value surplus to its RNAV. 1



Well-connected sponsor offers at-cost right-of-first-refusal (ROFR). SingHaiyi‟s sponsor –APIC – has over 13 years of experience in the US. Its portfolio includes a retail and entertainment lifestyle centre The Globe in California, five boutique hotels in San Francisco, a condominium project and micro-unit housing in San Francisco. The value that SingHaiyi is able to extract from APIC‟s network and ground knowledge, in terms of resource sharing and deal sourcing/screening etc in the US, is evident through the previous three US acquisitions, which were made in relatively quick succession. The ROFR undertaken by APIC also ensures that all US projects encountered by APIC must first be offered to SingHaiyi at the same cost incurred by APIC. Monetising its Singapore inventory over next two years to fund US ambitions. SingHaiyi has four residential projects in Singapore, one of which was fully sold. We expect the group to monetise SGD332.7m of attributable revenue (including associates contribution on a prorated basis) and SGD56.4m of attributable profits in 2015-2016 following the revenue/profit recognition of its fully-sold CityLife@Tampines executive condominium (EC) and 86%-sold design, build and sell scheme (DBSS) Pasir Ris One. Given the slew of cooling measures taking a toll on residential properties, we believe SingHaiyi can generate higher returns by plowing back the capital to acquire more US assets, on the back of a stronger USD and a more favourable economy. Sponsor injections or better still, outright merger. Based on our estimation, APIC has over USD250m-300m of US assets that may potentially be injected into SingHaiyi. However, since this may take a few years, a faster way would be to inject the US operations into the group. With US property prices on an uptrend, we believe this will be the quickest way for SingHaiyi to scale up its US exposure, since its last US acquisition on 26 Feb 2014. Potential maiden dividend starting next year. With the progressive stabilisation of SingHaiyi‟s investment properties and its ongoing stance to enlarge its recurring income base, we think the group is capable of paying out dividends to shareholders starting FY16 onwards. This should provide another kicker to its share price. In our forecast, we have factored in a maiden dividend of 0.3 cent next year, amounting to a payout ratio of ~30% and a modest dividend yield of 2.1% at the current share price. This can grow further in subsequent years as SingHaiyi enlarges its recurring cash flow. Translation gains. The USD has strengthened c.8% against the SGD over the past 12 months. With the US Fed likely embarking on an interest-rate „liftoff‟ this year, we expect further translation gains from SingHaiyi‟s one-third RNAV exposure to US properties. Three key numbers to keep in mind  One-third RNAV exposure to the US



 >USD250m-300m



of US assets for



 0.3 cent dividend likely in FY16



injection from APIC SingHaiyi has slightly more than one-third exposure (35%) to the US, with 11% in investment properties and 25% in property development, based on RHB estimates.



APIC has in excess of USD250m-300m of US assets that may potentially be injected into SingHaiyi.



With the progressive stabilisation of SingHaiyi‟s investment properties and its ongoing stance to enlarge its recurring income base, we believe in the group‟s ability to reward shareholders with 0.3 cent of dividend from FY16 onwards.



1



We deem APIC the sponsor of SingHaiyi given that the ROFR undertaken by APIC ensures that all US projects it encountered must first be offered to SingHaiyi at the same cost incurred by APIC.



See important disclosures at the end of this report
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Key Charts At a Glance Figure 1: SingHaiyi’s RNAV breakdown by business segment (%)



Figure 2: SingHaiyi’s RNAV breakdown by geography (%)
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Figure 3: SingHaiyi’s 9M YTD revenue breakdown by business segment (%)



Figure 4: SingHaiyi’s 9M YTD revenue breakdown by geography (%) Title: Source:
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Figure 5: S&P/Case-Shiller 10-City Composite Home Price Index (including San Francisco)



Figure 6: US PHLX Housing Sector Index (HGX Index) – US property counters have blazed strongly since the global financial crisis (GFC) 30
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Milking Distressed US Assets Distressed asset play in the US. SingHaiyi Group, formerly known as SingXpress Land, creates shareholder value through its savvy investments in undervalued assets in the US at attractive costs. It does this via its sponsor‟s (APIC) network and favourable ROFR agreements in the states. APIC is controlled by Gordon Tang and his wife, Serena Chen, both directors and controlling shareholders of SingHaiyi. Neil Bush, son and brother of two former US presidents, is the non-executive chairman of SingHaiyi. The group has insofar bought three US properties at steep discounts to their market values, with a view to increasing their values through asset enhancement and redevelopment. Tri-County Mall (TCM) in Ohio, for instance, was purchased at a 77% discount to its net book value at USD45m (USD96 psf on a NLA basis), while Vietnam Town (VT) in San Jose had a land cost of USD39 psf (total land area basis). We expect the deep-value nature of such purchases to contribute meaningfully to earnings over the next 2-4 years. SingHaiyi will also continue to actively search for unique investment opportunities in the US, including exceptional deals priced below market. According to its annual report, the group‟s recurring earnings contribution from the US will likely exceed that of Singapore in the mid to longer term. Figure 7: US Properties Assets Type
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Source: RHB



Tri-County Mall (TCM). SingHaiyi acquired TCM in Sep 2013 (initial net property income yield-on-cost of 11%) through a court auction for USD45m (USD96 psf on a NLA basis), at a hefty 77% discount to its net book value of USD194m. This was SingHaiyi‟s maiden venture into the US property market. TCM is the second-largest mall in Cincinnati, Ohio, with a gross floor area (GFA) of 1.22m sf. Macy‟s, Dillard and Sears are the anchor tenants, occupying ~60% of the mall. Prior to the acquisition, TCM was operated for 16 months by a court-appointed receiver, during which eight tenants left the mall. Since SingHaiyi took over the mall on 27 Sep 2013, occupancy has risen to 81% as of Jan 2015 from 70% in Jul 2013. Moving forward, SingHaiyi will conduct a USD30m asset-enhancement initiative (AEI) (debt-funded) for TCM, which is expected to be completed in 2018. The first phase includes leasing outparcel lots to food and beverage (F&B) tenants, while the second phase entails a facelift to develop a „streetscape,‟ where entrances of ground-floor shops face the street to enhance pedestrian traffic. Management is targeting a ROI of 10% for this initiative.



See important disclosures at the end of this report
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SingHaiyi Group (SHG SP) 25 March 2015 Figure 8: Tri-County Mall before AEI



Figure 9: Tri-County Mall after AEI (artist impression)
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Vietnam Town (VT). Launched in 2005, the developer of Vietnam Town went into difficulties in 2009 and was subsequently placed under receivership when it lost funding for the project. Sitting on a freehold land of 853,502 sf, VT is a 256-unit partially-completed commercial condominium, of which 64 units were sold. VT is located in a neighborhood that is best characterised as “mixed use” with retail, commercial and service/commercial uses and residential neighborhoods dominating secondary streets. The average size of each unit in VT is about 1,000 sqf. VT was acquired through an auction in Nov 2013 for USD33.05m for the remaining 192 units, of which 51 were completed. SingHaiyi intends to progressively sell the completed 51 units (12 units sold presently) and use the proceeds to construct the remaining 141 units, which are estimated to be completed by 1H16. Figure 10: Vietnam Town in San Jose, California



Figure 11: 5 Thomas Mellon Circle in San Francisco, California



Source: Company



Source: Company
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5 Thomas Mellon Circle (TMC). SingHaiyi acquired 5 TMC, along San Francisco Bay, California, from APIC for USD24.4M in Feb 2014. The land parcel was valued at USD35m as of 21 Feb 2014. The property has an attractive bayside location in close proximity to major highways in between the San Francisco City Centre and the San Francisco International Airport. It is located about 13km south of the renowned Fisherman‟s Wharf. The initial plan was to develop the parcel into a continuing care retirement community (CCRC) for seniors but this was switched to a residential condominium in Feb 2015. After conducting feasibility studies and due diligence, the group decided that a multifamily general condominium development – for which prior approval was obtained on 18 Jul 2011 – would generate better investment returns than its original plan to develop a high-end CCRC for senior citizens. The residential project is slated to have 511 units with a GDV of USD420m. It will capitalise on the city‟s transformation of Candlestick Point (state park unit of California) into a new and vibrant community with retail, housing and entertainment, with an emphasis on waterfront living, active lifestyle, convenience and value. The project is sited on a parcel of waterfront land with a total area of 204,300 sf, while completion is estimated to be in 2H18.



Figure 12: SingHaiyi's US properties Project
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Source: RHB, Company data



San Francisco, California resurgence. It is noteworthy that two out of three of SingHaiyi‟s US assets are in San Francisco Bay Area, which is poised to surpass Manhattan as the most expensive US office market in 2015 as technology companies extend a surge in leasing, according to CBRE. Leasing demand in New York from financial firms – the traditional core – has lagged technology, media, advertising and information companies, which accounted for 41% of new office jobs from 2011-2013. In San Francisco, hiring at tech companies such as Salesforce.com Inc and Twitter Inc constitutes 56% of all new hiring jobs in San Francisco. San Francisco‟s economy is also benefiting from growth in healthcare and education companies, restaurants as well as tourism and construction. The last time San Francisco‟s office market saw such growth was during the Internet boom that peaked in 2000. The city led all US markets from 1999, with average rents soaring 79% in a year to USD73.64 psf/year in 2000, before rates crashed to USD31.04 psf/year at the end of 2001. Technology companies have dominated US corporate leasing since the last recession ended in 2009, accounting for one out of four US office-using jobs. In San Francisco, the industry‟s hub, almost three-quarters of tenant deals in 2014 were signed by technology firms as social media, data-storage and mobile-application startups expand. CBRE expects technology‟s growth potential to remain strong for the next two years and lead expansion in concentrated areas throughout the country. See important disclosures at the end of this report
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SingHaiyi Group (SHG SP) 25 March 2015 San Francisco office rents could climb to USD69.71 psf/year by 4Q15, up almost 18% from USD59.28 psf/year in 2Q14. We think the technology boom in San Francisco Bay Area will also spill over to the retail and residential segments, for which SingHaiyi can capture the upside with its well-located 5 Thomson Mellon Circle in San Francisco and Vietnam Town in San Jose. The higher growth rates for the S&P/Case-Shiller San Francisco Home Price Index vs the US-wide index is a case in point (see Figures 13-14 below).
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Figure 14: S&P/Case-Shiller US National home price index
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Figure 13: S&P/Case-Shiller San Francisco home price index
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Source: Bloomberg



Capitalising on unique opportunities in the US. APIC has over 13 years of experience in the US and is a diversified international investment with businesses throughout the US and China. Its portfolio includes retail and entertainment lifestyle centre The Globe in California, five boutique hotels in San Francisco, a condominium project and micro-unit housing in San Francisco, as well as three hotels in China and a Chao An Specialty Development. APIC management counts Neil Bush as Board of Director and Gary Locke as senior advisor. In early 2015, APIC sold off KOIN Centre in Portland to ScanlanKemperBard for USD88m vis-à-vis its initial purchase of USD53m in 2009. APIC bought KOIN Centre from California Public Employees‟ Pension System, which paid USD107m for the property before defaulting on a USD70m loan.
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Figure 15: American Pacific International Capital (APIC) Portfolio Assets Type



Location 6036 Stevenson Blvd, Fremont, California, USA 25 Mason Street, San Francisco, California, USA 940 Sutter Street, San Francisco, California, USA



Google Map Link here



1



The Globe (incl. Saigon Village)



Retail and entertainment lifestyle centre



2



Hotel Metropolis



105-room Hotel near Union Square shopping



3



Hotel Vertigo



102-room Hotel at the site of the Empire Hotel made famous in arguably Alfred Hitchcock’s best work, Vertigo



4



Best Western PLUS Americania



143-room Hotel located close to San Francisco’s Civic Center and Moscone Convention Center



121 7th Street, San Francisco, California, USA



here
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Carriage Inn



48-room Hotel situated near Westfield San Francisco Centre and Union Square



141 7th Street, San Francisco, California, USA



here
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Good Hotel



117-room Hotel named as one of California Home+Design’s “Coolest Hotel Designs in California"



112 7th Street, San Francisco, California, USA



here
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1111 Mission Street



Mirco Unit Housing
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25 Mason Street



109-unit residential condominium project with and 2,300 sf of retail



1111 Mission Street, San Francisco, California, USA 25 Mason Street, San Francisco, California, USA
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Shantou Haiyi Panorama Hotel



142-room Hotel with panoramic view of the harbor



53 Haibin Road, Shantou, Guangdong Province, China



here
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Shantou Junhua Haiyi Hotel



318-room 5 Star Hotel known as "pride of Shantou"



97 Jin Sha East Road, Shantou, Guangdong Province, China



here
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Hainan Junhua Haiyi Hotel



270-room 5 Star Hotel in Hainan's Special Economic Zone



18 Wen Hua Road, Haikou, Hainan, China



here
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Chao An Speciality Development



China development with 12 specialty sub-projects including food, packaging, printing, steel, logistics, and distribution



Situated on the northwest part of Chao An, at the foot of a mountain which is a prominent location



N.A.
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here



Source: Company



The value that SingHaiyi is able to extract from APIC‟s network and ground knowledge, in terms of resource sharing and deal sourcing/screening etc in the US, is evident through the previous three acquisitions, which were made in relatively quick succession. The ROFR agreement undertaken by APIC ensures that all US projects encountered by APIC must first be offered to SingHaiyi at the same cost incurred by APIC.



Figure 16: APIC’s US assets



APIC owns and manages five hotels and is in the midst of developing two residential sites, all in San Francisco, California. Source: Company



Possible asset acquisition or M&A opportunity with sponsor. We estimate that APIC has in excess of USD250m-300m of US assets (approximately 30-36% of SingHaiyi‟s total assets) that may potentially be injected into SingHaiyi. However, this may take a few years and a faster way could be to merge the US operations into the group. With the uptrend in US property prices as demonstrated by the Case Shiller US National Home Price Index (see Figure 14), which has been up 23.4% since endSee important disclosures at the end of this report
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SingHaiyi Group (SHG SP) 25 March 2015 2012 buoyed by both US new home sales (see Figure 17) and US housing starts (see Figure 18), the merging of APIC's US operations could be the quickest way for SingHaiyi to scale up its US exposure in our view, which has slowed down since the last San Francisco acquisition, 5 Thomson Mellon Circle on 26 Feb 2014.



Figure 17: US new home sales (‘000)



Figure 18: US housing starts (‘000)
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Focuses On Recurring Income In Singapore Monetising its Singapore inventory in 2015-2016 will free up cash flow for expansion in the US. The group has four remaining residential projects in Singapore, one of which was fully sold. The income for the 100%-sold EC project CItyLife@Tampines will come in next year (likely 4Q15), while the 80%-sold DBSS Pasir Ris One will be recognised following its temporary occupation permit (TOP) in Mar 2015. The remaining projects are City Suites (formerly CosmoLoft), which is 10%-sold and yet-to-launch The Values EC (517 units). SingHaiyi won the tender for the Anchorvale Crescent EC in Feb 2014 and will be launching it in 3Q15 (TOP likely in 1H17).



Figure 19: SingHaiyi’s Singapore development projects SG Project Location
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RHB's Avg. Selling Price (SGD psf)



1,600



653



782



800



RHB's Breakeven (SGD psf)



1,094



535



666



659



PBT Margin (%):



31.6



18.1



14.8



17.6



FY3/15 Attrib. RNAV Contrib. (SGD'm) FY3/15 Attrib. PBT (SGD'm)



8.7



33.9



13.4



38.1



1.4



37.6



0.0



0.0



FY3/16 Attrib. PBT (SGD'm)



1.4



2.0



16.9



0.0



FY3/17 Attrib. PBT (SGD'm)



1.4



0.0



0.0



0.0



FY3/18 Attrib. PBT (SGD'm)



4.1



0.0



0.0



50.7



FY3/19 Attrib. PBT (SGD'm)



4.1



0.0



0.0



5.6



Source: RHB



In the near term, SingHaiyi is expected to recognise SGD332.7m of attributable revenue (including associates contribution on a prorated basis) and SGD56.4m of attributable profits in 2015-2016 following the revenue/profit recognition of its CityLife@Tampines EC (24.5% stake) and DBSS Pasir Ris One (80% stake) projects. Given the slew of cooling measures taking a toll on residential properties, we believe SingHaiyi can generate higher returns by plowing back the capital to acquire more US assets, on the back of a stronger USD and a more favourable economy.



Office rentals still on the uptrend. According to CBRE, Grade A rent grew 14.9% in 2014 to SGD11.20 psf/month. Similarly, the average Grade B core central business district (CBD) and Grade B (islandwide) rents rose 11% and 10.3% to reach SGD8.55 and SGD8.00 psf/month respectively. For the whole of 2014, the total net absorption is 1.10m sqf vis-à-vis total net addition of 1.33m sqf. Investment activity in the office market is expected to hold steady in the next 3-6 months. Capital values for Grade A offices were up 9.6% to SGD2,850 psf. The contraction in the financial sector has resulted in space being released by banks, but the ensuing take-up by business services (IT, e-commerce etc) is not likely to alter the market dynamics to any great extent given the current low vacancy rates combined with limited new supply coming on stream. For example, Facebook has recently signed 70,000 sqf to be the anchor tenant of the 34-storey office tower at the South Beach project, while Apple has inked a lease of 35,000 sqf spanning two floors at CapitaGreen, with options to take up even more space in the building. The lease was signed late last year, probably at a monthly rent of around SGD11-12 psf. Generally, demand for completed strata office units remains healthy especially from mature investors and owner-occupiers, which bodes well for TripleOne Somerset. With the office market going into a 12-month period of limited supply, worries over the true strength of occupier demand are unlikely to change the market outlook in the short term. The strata-titled office market is likely to continue registering plenty of activities, much of it being driven by owner occupiers. A number of larger buildings (eg former Equity Plaza, Prudential Tower) that would have been considered by larger tenants face the prospect of being sub-divided and sold. This may further See important disclosures at the end of this report



10



SingHaiyi Group (SHG SP) 25 March 2015 accelerate the tight availability situation that the market is facing before new developments complete in 2016-2017. Going forward, the market may still enjoy rental growth over the next 12 months with the first half of 2015 likely to outperform the second half. As the market gets closer to the impending supply pipeline in the later part of 2016, tenant retention is likely to become a higher priority on landlord‟s agenda. We forecast rentals for Grade A office space to rise 7% in 2015 before tapering down to flattish levels in 2016, with the realisation that the market will be near the next wave of new development completion in 2H16 onwards. The previous political tension in Hong Kong could also lead to a positive effect in Singapore. Strategic diversification into commercial. Apart from property development, SingHaiyi has also diversified into the more upbeat commercial segment with a 20% stake in TripleOne Somerset. It is the second-largest shareholder in the consortium after Perennial Real Estate Holdings Limited (PREH), which owns 50.2%. Other partners include Mr George Quek from BreadTalk Group (BREAD SP, BUY, TP: SGD1.90) (5.3%), Mr Wong Fong Fui from Boustead Singapore (BOCS SP, NR) (5.5% stake) and Mr Ron Sim –CEO of OSIM International (OSIM SP, BU, TP: SGD2.45)– in his own personal capacity. SingHaiyi aims to further enhance the value of TripleOne Somerset via a SGD150m asset enhancement (100% basis) to be completed in 2017. The group believes that rising stable recurring income puts it in good stead to withstand the tough environment ahead in the Singapore residential market. Shifting its sights to the more resilient office and retail segments is a good move in our view. Additional kicker can also come from the progressive strata sales of the 648,610 sqf of office space (GFA basis) where feasible. SingHaiyi plans to start work on the retail podium this year, including creating an underground pedestrian link to Somerset MRT station. We expect rental uplifts for the retail and office segments to reach SGD16 psf/month and SGD9 psf/month respectively, from SGD10 psf/month and SGD8 psf/month following the completion of the AEI. In addition, the 20% interest in TripleOne Somerset (SGD66m equity) was structured via a combination of redeemable and non-convertible junior bonds (SGD45.8m) and the rest in preference shares and ordinary shares in Perennial Somerset Investors Pte Ltd. The junior bonds pay an effective coupon rate of 9% after tax (recognised as investment income under „Other income‟ line in P&L) and provide SingHaiyi with a recurring income stream of ~SGD4.1m as the property undergoes renovation works over the next three years.



See important disclosures at the end of this report
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Valuation 10% Core PATMI CAGR over FY3/2015-19F. The key drivers are: 



In Singapore, ongoing profit recognition of the CityLife@Tampines EC and The Vales EC projects, which are computed on a completion of construction (COC) basis. The group expects these two projects to receive their TOPs In 2H15 and 1H17 respectively.







In US, it anticipates Vietnam Town and 5 Thomas Mellon Circle to finish construction in 1H16 and 2H18 respectively. Upon completion, the profit streams will progressively flow through starting from FY3/17.







Stabilisation of investment properties and the completion of the SGD150m asset enhancement initiative for TripleOne Somerset (SG) in 2017 and the USD30m refurbishment for Tri-County Mall (US) in 2018. We forecast passing rentals to be lifted by 12% and 10% to SGD14 psf/mth and USD2.20 psf/mth respectively from 2015 levels.



Figure 20: Core PATMI forecast for SingHaiyi 80.00 70.00



60.00 50.00 40.00 30.00 20.00 10.00 FY3/19F



FY3/18F



FY3/17F



FY3/16F



FY3/15F



(20.00)



FY3/14



(10.00)



FY3/13



0.00



Core PATMI Source: RHB, Company data



Potential maiden dividend starting next year. With the progressive stabilisation of SingHaiyi‟s investment properties and its ongoing stance to enlarge its recurring income base, we think the group is capable of paying out dividends to shareholders starting FY3/16 onwards. This should provide another kicker to its share price. In our forecast, we have factored in a maiden dividend of 0.3 cents next year, amounting to a payout ratio of ~30% and a modest dividend yield of 2.1% at the current share price. This can grow further in subsequent years as SingHaiyi enlarges its recurring cash flow.



Initiate coverage with a BUY and a TP of SGD0.19. We initiate coverage on SingHaiyi with a BUY and a TP of SGD0.19, pegged at a conservative 30% discount to our RNAV/share. This is based on: i) a DCF with WACC of 8% from the sale of its development properties and, ii) the RNAV of its investment properties on forward rental assumptions. We have assumed a conservative 30% discount to our RNAV of SGD0.27, taking into account size effects (larger developers with developed markets exposure pegged at a 25% discount), executive risks in property development and regulatory risks from any further cooling measures by the Singapore Government and tax implications in the US.



See important disclosures at the end of this report
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SingHaiyi Group (SHG SP) 25 March 2015 Figure 21: SingHaiyi - RNAV breakdown RNAV (SGD m) Investment properties:



396.9



Property Development (GDV): Singapore



356.2



US



239.0



Less: Net liabilities (incl any off b/s debt and capex)



(219.9)



RNAV:



772.2



No. of shares outstanding (m)



2,863.8



RNAV per share (S$)



0.270



Premium/(Discount) (%)



(30)



Target price:



0.190



Current price (SGD)



0.144



Upside (%):



31.9



Source: RHB



Further catalysts to our TP may come from third-party acquisitions, sponsor asset injections in the US, or better still, a wholesale merger of the US operations into the group. The USD has strengthened c.8% against the SGD over the past 12 months. With the US Fed likely embarking on an interest-rate „liftoff‟ this year, we expect further translation gains from SingHaiyi‟s one-third RNAV exposure to US properties. Moving ahead, we also expect SingHaiyi to pay out dividends to shareholders as it stabilises its investment properties and enlarges its recurring income contribution. In our conservative forecast, we have factored in a maiden dividend of 0.3 cents from FY3/16F onwards, amounting to a modest dividend yield of 2.1%. This can grow further in subsequent years as SingHaiyi enlarges its recurring cash flow.



Figure 22: USD vis-à-vis SGD Exchange Rate 1.45



10.0 8.0



1.4



6.0 4.0



1.35



2.0 1.3



0.0 (2.0)



1.25



(4.0) (6.0)



Jan-12 Feb-12 Mar-12 Apr-12 May-12 Jun-12 Jul-12 Aug-12 Sep-12 Oct-12 Nov-12 Dec-12 Jan-13 Feb-13 Mar-13 Apr-13 May-13 Jun-13 Jul-13 Aug-13 Sep-13 Oct-13 Nov-13 Dec-13 Jan-14 Feb-14 Mar-14 Apr-14 May-14 Jun-14 Jul-14 Aug-14 Sep-14 Oct-14 Nov-14 Dec-14 Jan-15 Feb-15 Mar-15



1.2



USD-SGD X-RATE



YoY growth (%) [RHS]



Source: Bloomberg



See important disclosures at the end of this report



13



SingHaiyi Group (SHG SP) 25 March 2015 Figure 23: Peer Comparables Share Shares price out.



Mkt cap



Mkt cap



P/E (x) EPS growth (%) Price/ Op. Net Historic Current Forecast Current book ROE Margin Gearing



(lcy)



(m)



(lcy)



(USD m)



(x)



Bukit Sembawang Estates Ltd



5.010



258.9



1,297.0



951.0



125.3



NM



NM



NM



Chip Eng Seng Corp Ltd



0.970



626.8



608.0



445.8



24.3



NM



NM



NM



Goodland Group Ltd



0.280



332.2



93.0



68.2



56.0



NM



NM



Hiap Hoe Ltd



0.825



472.9



390.2



286.1



NM



NM



Heeton Holdings Ltd



0.620



268.6



166.5



122.1



NM



Pollux Properties Ltd



0.067



622.6



41.7



30.6



Roxy-Pacific Holdings Ltd



0.530



1,193.6



632.6



Sim Lian Group Ltd



0.860



1,005.9



Soilbuild Construction Group Ltd



0.245



664.0



TA Corp Ltd



0.285



TEE Land Ltd



Div. Yield



(%)



(%)



(%)



(%)



1.0



8.4



32.5



(16.6)



NM



1.2



21.5



8.7



97.1



NM



NM



0.6



26.6



(4.5)



112.0



NM



NM



NM



NM



60.6



(0.8)



57.3



NM



NM



NM



NM



NM



4.5



10.0



126.4



NM



NM



NM



NM



NM



NM



4.4



2.4



141.7



NM



463.8



27.7



7.7



8.2



260.7



1.6



26.5



18.7



169.2



13.0



865.1



634.3



18.7



NM



NM



NM



0.8



18.1



26.5



(5.8)



NM



162.7



119.3



24.5



NM



NM



NM



1.9



26.5



8.0



(60.7)



NM



465.0



132.5



97.1



NM



NM



NM



NM



NM



8.6



9.8



91.5



NM



0.275



446.9



122.9



90.1



NM



NM



NM



172.0



NM



9.7



5.5



74.2



NM



Tuan Sing Holdings Ltd



0.385



1,176.2



452.8



332.0



77.0



NM



NM



NM



0.6



7.9



15.1



150.7



NM



Tiong Seng Holdings Ltd



0.147



919.2



135.1



99.1



NM



NM



NM



(30.0)



NM



(5.1)



2.2



55.4



NM



62.0



7.7



8.2



204.4



1.1



18.2



18.4



56.1



13.0



Singapore-listed peers



AVERAGE US-listed peers Arbor Realty Trust Inc



6.99



50.5



352.8



352.8



13.4



13.4



10.5



0.0



0.8



21.1



26.5



225.9



7.4



Ares Commercial Real Estate Corp



11.54



28.6



329.9



329.9



11.5



10.7



9.9



8.3



0.8



4.6



24.2



174.1



9.4



Armada Hoffler Properties Inc



10.87



25.1



272.6



272.6



17.0



35.1



32.0



(51.6)



NM



NM



12.7



205.9



2.9



Consolidated-Tomoka Land Co



58.24



5.9



343.9



343.9



NM



NM



NM



NM



2.7



5.1



35.5



79.5



NM



First Real Estate Investment Trust of New Jersey Howard Hughes Corp/The



21.50



6.8



146.7



146.7



17.9



NM



NM



NM



27.9



17.5



35.8



807.5



NM 0.4



152.63



39.6



NM



NM



NM



NM



NM



(1.1)



14.6



64.3



Homefed Corp



46.50



15.4



6,050.0 6,050.0 715.5



715.5



NM



NM



NM



NM



1.8



1.3



9.1



(14.9)



NM



One Liberty Properties Inc



25.57



16.4



418.5



418.5



17.0



20.6



25.1



(17.3)



1.6



8.9



50.0



111.4



4.8



15.1



19.3



19.1



(13.5)



3.3



1.4



17.9



88.5



1.4



0.144



2,863.1



412.3



302.3



14.4



9.2



13.5



56.5



1.0



5.6



59.2



84.7



NM



AVERAGE SingHaiyi Group Ltd Source: Bloomberg, RHB



Key risks Foreign currency risk. With investments in US, SingHaiyi is exposed to forex risk. Profitability may be affected if the USD depreciates against the SGD. Interest rate risk. The group‟s interest expense/income on debt obligations and deposits are based on floating market rates. It does not use derivative financial instruments to hedge interest rate risk at the moment. According to our sensitivity analysis, a 100 bps increase in borrowing costs will reduce core PATMI by 5%. Property cycles risk. SingHaiyi has 60 % RNAV (24% US and 36% SG) exposure to property development, which is dependent on the prevailing outlook of the property market in the US and Singapore. The Singapore residential market, especially ECs, has entered a downturn. As long as low interest and unemployment rates prevail, cooling measures are unlikely to be removed unless prices go into a tailspin.



See important disclosures at the end of this report
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Company Profile About the group. SingHaiyi is a premium property developer and investor, with assets in Singapore and the US. Formerly known as SingXpress Land, the group entered Singapore‟s property scene in 2010, successfully riding the local property boom with four residential development projects – one of which is fully sold. SingHaiyi has also been listed on the MSCI Singapore Small Cap Index since 7 Nov 2013. Operationally focused in the US and Singapore, SingHaiyi Group Ltd. develops and invests in residential, office, retail and hospitality properties. Backed by an experienced management team, the group is dedicated to achieving sustainable growth through yield-accretive acquisitions, quality property developments, innovative asset enhancement strategies and proactive property management. Subsequent to a change in corporate identity and controlling shareholders in 2013, Mr Gordon Tang and his wife, Madam Serena Chen entered as directors and controlling shareholders of SingHaiyi Group. Together, they brought on board fresh perspectives from the global arena garnered through their collective experiences in managing and developing properties within the international real estate space. SingHaiyi‟s operations in the US are supported by a skilled team on the ground as well as APIC, the group‟s sister firm whose extensive network and resources provide it with niche opportunities across the country. The group‟s mandate to expand geographically was approved by shareholders in Jun 2013. Since then, SingHaiyi has made three acquisitions across two US states, which have already started contributing to the earnings of the group. In Singapore, SingHaiyi‟s expertise lies predominantly in the development of public and private residential properties, through which the group tirelessly finds new ways to break new ground. The group will be delivering new homes to the owners of Charlton Residences ahead of the schedule in 2014, and will concentrate on the development of its remaining four residential projects thereafter. In the past year, the group has also ventured into the office and retail spaces in Singapore with its investment into TripleOne Somerset, a mixed development along the prime shopping belt in Orchard Road. Having recently secured its new EC project in Anchorvale Crescent, the group will continue to capitalise on opportunities to expand the breadth of its offering and expertise, while building up competence in property management.



Figure 24: SingHaiyi’s business segments



Source: Company data



Business strategy. The group‟s exposure to various segments of the real estate sector in Singapore and the US stands as a testament to its calculated diversification strategy, which is designed not only to mitigate systemic and sovereign risks but also to provide stability and visibility to earnings so as to ensure accountability and deliver value to shareholders. SingHaiyi creates value for shareholders through investing in undervalued assets. By investing in these assets, SingHaiyi is able to create maximum value through the redevelopment of these properties. SingHaiyi has made three acquisitions across two US states which have already started contributing to the earnings of the group. Two of these acquisitions were previously placed under receiverships and auctioned off. The deep-value nature of one such purchase, Tri-County Mall in Cincinnati, Ohio, also provided the group with a SGD16.6m boost to FY3/14 earnings based on gain from the bargain purchase. Plans to either develop, re-develop or enhance these properties are underway. The group expects these plans, along with further potential acquisitions, to contribute even more meaningfully to earnings over the next 2-4 years.



See important disclosures at the end of this report
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SingHaiyi Group (SHG SP) 25 March 2015 Figure 25: SingHaiyi’s key board of directors and management Neil Bush, Mr Neil Bush was appointed as non-executive chairman on 22 Apr 2013 and was last re-elected as a director on 29 Jul Non-executive chairman 2013. He is also a director of APIC. He is a business partner of Mr Gordon Tang through APIC, and also serves as the chairman of Points of Light, chairman of the Barbara Bush Houston Literacy Foundation, and on the boards of the Houston Salvation Army and the Bush School of Government and Public Service. Mr Bush also serves as deputy chairman on the Board of Hoifu Energy Group Ltd, a company listed on the Stock Exchange of Hong Kong and as a director of US-based Escalera Resources Co. Mr Bush has been involved in energy and international business development for three decades beginning in 1980, where he worked with Amoco Production Company (now BP) in Denver, Colorado. During the 1980s, he formed two independent oil companies that explored oil in various states in the United States including Wyoming, Colorado, California and Michigan, as well as in Argentina. For the past fifteen years, Mr Bush was engaged in various international business development activities with a focus on China and the Middle East. He has travelled to at least twenty cities in China and has worked with numerous entities on a variety of projects including real estate development and manufacturing business. Mr Bush is the third of five children of the 41st United States President, Mr George H.W. Bush, and his wife Barbara. He graduated from Tulane University with a Bachelor’s degree in International Economics and from the Tulane University Freeman School of Business with a Master’s degree in Business Administration. Gordon Tang, Non-executive director



Mr Gordon Tang was appointed as non-executive director on 14 Jan 2013 and last re-elected as a director on 29 Jul 2013. He has also been the chairman of APIC since 2003. Under Mr Tang’s leadership, APIC has grown into a significant company with a strong track record in real estate development and investment and management of hotels under the Haiyi brand. Beyond providing strategic business links between China and the US, APIC utilises its unique access to Asian capital and markets to create a portfolio of quality investments and businesses which it brings to the investment community. Leveraging on Mr Tang’s business acumen, APIC transforms business models to keep up with changes in the operating environment, while delivering healthy growth and returns. Mr Tang set up Tang Dynasty Pte Ltd in 1995 and Haiyi in 2003 in Singapore. Their main businesses include international trade, and financial and corporate investments. Mr Tang is the honorary chairman of Teochew Poit Ip Huay Kuan, a Teochew clan association in Singapore, and is a keen supporter of the Singapore Judo Federation and Singapore Sailing Federation. Mr Tang is the spouse of Mdm Chen Huaidan, who is the group managing director of the company.



Chen Huaidan, Group managing director



Mdm Chen Huaidan was appointed as non-executive director on 14 Jan 2013. She was redesignated as the executive director on 1 Feb 2013 and subsequently group managing director on 1 Dec 2013. Mdm Chen was last re-elected as a director on 29 Jul 2013. She has served as the managing director of Haiyi Holdings Pte Ltd (“Haiyi”) since 2003 and is in charge of its daily operations and decision-making. She has been a director of APIC since 2001 and an executive director of Tang Dynasty Pte Ltd since 1995. From 1990 to 1994, Mdm Chen was the assistant judicial officer of Shantou Longhu District Court, China and was also the general manager of Centaur International LLC, US from 2001 to 2003. In addition to her extensive management experience, she is a keen supporter of youth education. She has been a member of the advisory committee of West Spring Secondary School since 2003 and has provided donor support to the school’s activities. Mdm Chen graduated with a Bachelor’s degree in Literature from China People’s University for Police Officers (now known as People’s Public Security University of China). Mdm Chen is the spouse of Mr Gordon Tang, who is a non-executive director of the company.



Ng Kheng Choo, Nicole Group COO



Ms Nicole Ng has close to 20 years of experience in the fields of auditing, accounting, corporate finance, mergers and acquisitions and investment. She was appointed in Jul 2013 as the chief financial officer (CFO) of the company and is responsible for the financial and management reporting functions. Ms Ng also oversees corporate finance activities (including debt and equity financing); assists in strategic planning to formulate the group’s growth strategy; and is involved in the evaluation and execution of the group’s investment and acquisition. In addition, Ms Ng oversees the corporate secretarial and investors relation matters of the company. Ms Ng currently sits on the board of SGX-listed ISO Team Ltd. As an independent non-executive director, she holds a Bachelor of Accountancy from Nanyang Technology University and is a member of the Institute of Singapore Chartered Accountants.



Tay Eng Kiat, Jackson Group CFO



Mr Jackson Tay has more than 10 years of experience in the fields of accounts and finance functions of various entities in the public and private sector. He was appointed on 2 Feb 2015 as the CFO of the company. As CFO, he is responsible for overseeing the financial and management reporting functions, as well as corporate secretarial matters of the group. Jackson holds a Bachelor of Accountancy from the Nanyang Technological University, and is a non-practising member of the Institute of Singapore Chartered Accountants.



Source: Company data



About the sponsor. APIC was founded in 2002 and is headquartered in the US city of San Francisco, California. APIC is a diversified international investment holding company with businesses throughout the US and China. It has its own management companies for its hotels, shopping malls and commercial buildings. Some of the businesses in the US include owning and managing five boutique hotels in downtown San Francisco, namely, Good Hotel, Best Western PLUS Americania, Carriage Inn, Hotel Metropolis and Hotel Vertigo. In addition, APIC owns and develops two residential projects in downtown San Francisco, two large shopping malls in California, and some residential real estates in Oregon. In China, APIC owns and operates three luxury hotels, Hainan Junhua Haiyi Hotel (5 Star), Shantou Junhua Haiyi Hotel (5 Star) and Shantou Haiyi Panorama Hotel (4 Star). In addition, APIC also owns and operates multiple high-rise residential development projects in Shantou, China. See important disclosures at the end of this report
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Financial Exhibits Profit & Loss (SGDm)



Mar-13



Mar-14



Mar-15F



Mar-16F



Mar-17F



Total turnover



17



57



276



30



102



Cost of sales



(11)



(35)



(196)



(13)



(66)



Gross profit



6



22



81



17



36



(3)



11



3



19



10



Operating profit



3



34



84



36



46



Operating EBITDA



3



34



84



36



(0)



(0)



Other operating costs



Depreciation of fixed assets Operating EBIT



-



-



46 -



3



34



84



36



46



(0)



0



11



27



11



Interest income



0



1



0



0



0



Interest expense



(0)



(0)



(19)



(19)



(19)



-



-



-



Net income from investments



Other non-recurring income



0



(0)



Pre-tax profit



2



34



76



44



38



Taxation



(0)



(11)



(23)



(13)



(11)



Minority interests



(0)



(1)



(9)



(1)



(0)



Profit after tax & minorities



2



23



45



31



27



Reported net profit



2



23



45



31



27



Recurring net profit



2



23



45



31



27



Mar-17F



Source: Company data, RHB



Cash flow (SGDm)



Mar-13



Mar-14



Mar-15F



Mar-16F



Operating profit



3



34



84



36



Depreciation & amortisation



0



0



-



-



46 -



Change in working capital



(5)



(102)



(145)



(112)



Other operating cash flow



(4)



(22)



(1)



(1)



(1)



Operating cash flow



(6)



(89)



(62)



(77)



58



Cash flow from operations



(6)



(89)



(62)



(77)



58



Capex



(7)



(0)



(0)



(0)



Other new investments



-



Other investing cash flow Cash flow from investing activities Dividends paid Proceeds from issue of shares Increase in debt



(35)



-



-



14



(0) -



4



(169)



(268)



(3)



(3)



(3)



(204)



(268)



(3)



(3)



-



-



-



9



99



237



-



-



-



9 -



21



28



347



-



(40)



86



(19)



(14)



(28)



Cash flow from financing activities



80



350



328



(5)



(19)



Cash at beginning of period



14



86



143



Total cash generated



72



57



0



(0)



Other financing cash flow



Forex effects Implied cash at end of period



86



143



(2) 141



141 (86) 55



55 36 91



Source: Company data, RHB



See important disclosures at the end of this report



17



SingHaiyi Group (SHG SP) 25 March 2015



Financial Exhibits Balance Sheet (SGDm)



Mar-13



Mar-14



Mar-15F



Mar-16F



86



143



141



55



91



Accounts receivable



0



56



272



30



100



Other current assets



200



280



449



508



510



Total current assets



286



479



862



593



701



Total investments



33



168



171



173



175



Total other assets



24



90



357



360



363



Total non-current assets



57



258



529



533



538



343



737



1,390



1,126



1,239



Short-term debt



22



54



151



151



151



Accounts payable



31



76



317



21



108



28



4



4



4



53



158



471



176



262



124



120



396



396



396



14



42



45



45



45



Total non-current liabilities



138



162



440



440



440



Total liabilities



191



320



911



616



702



Share capital



146



382



382



382



382



6



34



52



78



99



152



416



434



460



482



Minority interests



0



1



Other equity



0



0



Total equity



152



418



479



511



537



Total liabilities & equity



343



737



1,390



1,126



1,239



Total cash and equivalents



Total assets



Other current liabilities Total current liabilities Total long-term debt Other liabilities



Other reserves Shareholders' equity



-



46 -



50 -



Mar-17F



55 -



Source: Company data, RHB



Key Ratios (SGD or %)



Mar-13



Mar-14



Mar-15F



Mar-16F



Mar-17F



Revenue growth (%)



0.0



234.5



385.3



(89.1)



237.9



Operating profit growth (%)



0.0



1034.2



150.2



(57.0)



25.6



Net profit growth (%)



0.0



1277.6



93.0



(31.5)



(13.3)



EPS growth (%)



0.0



1016.9



92.8



(31.7)



(13.4)



Bv per share growth (%)



0.0



173.9



4.0



5.8



4.7



Operating margin (%)



17.5



59.2



30.5



120.2



44.7



Net profit margin (%)



9.9



40.7



16.2



101.3



26.0



Return on average assets (%)



0.0



4.3



4.2



2.4



2.2



Return on average equity (%)



0.0



8.1



10.5



6.8



5.6



39.4



7.4



84.6



96.2



84.7



0.000



0.000



0.000



0.003



0.003



Net debt to equity (%) DPS



Source: Company data, RHB



See important disclosures at the end of this report



18



SingHaiyi Group (SHG SP) 25 March 2015



SWOT Analysis  Distressed asset play in the US



 Unexpected increase in interest rates



 Continued expansion into US justified by rising home prices and strengthening of USD. Case Shiller Index is up 23.4% since end-2012



 Increasing competition in SG and US markets



 Monetising its Singapore inventory in 2015-16 will free up cash flow for expansion in the US  c  On the lookout for more opportunities to beef up exposure in US  Its sponsor, American Pacific International Capital (APIC), has a strong pipeline of US and China assets spanning hotels, shopping malls, commercial and residential projects



 Singapore‟s residential market, especially ECs, has entered a downturn. As long as low interest and unemployment rates prevail, cooling measures are unlikely to be removed unless prices go into a tailspin



P/E (x) vs EPS growth



P/BV (x) vs ROAE



920%



140



780%



120



640%



100



500%



80



360%



60



220%



P/E (x) (lhs)



Jan-17



-200%



Jan-16



0



Jan-15



-60%



Jan-14



80%



20



Jan-13



40



EPS growth (rhs)



Source: Company data, RHB



2.5



10.0%



2.0



8.0%



1.5



6.0%



1.0



4.0%



0.5



2.0%



0.0



0.0%



P/B (x) (lhs)



Jan-17



160



12.0%



Jan-16



1,060%



Jan-15



180



3.0



Jan-14



1,200%



Jan-13



200



Return on average equity (rhs)



Source: Company data, RHB



Company Profile SingHaiyi Group Ltd, through its subsidiaries, focuses on property development and investments.



See important disclosures at the end of this report
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Recommendation Chart Price Close 0.33 0.28



0.23 0.18 0.13 0.08 0.03 Mar-10



Jul-11



Oct-12



Jan-14



Source: RHB, Bloomberg Date



Recommendation Target Price



Price



2015-03-24



Source : RHB, Bloomberg



See important disclosures at the end of this report
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RHB Guide to Investment Ratings Buy: Share price may exceed 10% over the next 12 months Trading Buy: Share price may exceed 15% over the next 3 months, however longer-term outlook remains uncertain Neutral: Share price may fall within the range of +/- 10% over the next 12 months Take Profit: Target price has been attained. Look to accumulate at lower levels Sell: Share price may fall by more than 10% over the next 12 months Not Rated: Stock is not within regular research coverage Investment Research Disclaimers RHB has issued this report for information purposes only. This report is intended for circulation amongst RHB and its affiliates‟ clients generally or such persons as may be deemed eligible by RHB to receive this report and does not have regard to the specific investment objectives, financial situation and the particular needs of any specific person who may receive this report. This report is not intended, and should not under any circumstances be construed as, an offer or a solicitation of an offer to buy or sell the securities referred to herein or any related financial instruments. This report may further consist of, whether in whole or in part, summaries, research, compilations, extracts or analysis that has been prepared by RHB‟s strategic, joint venture and/or business partners. No representation or warranty (express or implied) is given as to the accuracy or completeness of such information and accordingly investors should make their own informed decisions before relying on the same. 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 the applicable laws or regulations. By accepting this report, the recipient hereof (i) represents and warrants that it is lawfully able to receive this document under the laws and regulations of the jurisdiction in which it is located or other applicable laws and (ii) acknowledges and agrees to be bound by the limitations contained herein. Any failure to comply with these limitations may constitute a violation of applicable laws. All the information contained herein is based upon publicly available information and has been obtained from sources that RHB believes to be reliable and correct at the time of issue of this report. However, such sources have not been independently verified by RHB and/or its affiliates and this report does not purport to contain all information that a prospective investor may require. The opinions expressed herein are RHB‟s present opinions only and are subject to change without prior notice. RHB is not under any obligation to update or keep current the information and opinions expressed herein or to provide the recipient with access to any additional information. Consequently, RHB does not guarantee, represent or warrant, expressly or impliedly, as to the adequacy, accuracy, reliability, fairness or completeness of the information and opinion contained in this report. Neither RHB (including its officers, directors, associates, connected parties, and/or employees) nor does any of its agents accept any liability for any direct, indirect or consequential losses, loss of profits and/or damages that may arise from the use or reliance of this research report and/or further communications given in relation to this report. Any such responsibility or liability is hereby expressly disclaimed. Whilst every effort is made to ensure that statement of facts made in this report are accurate, all estimates, projections, forecasts, expressions of opinion and other subjective judgments contained in this report are based on assumptions considered to be reasonable and must not be construed as a representation that the matters referred to therein will occur. Different assumptions by RHB or any other source may yield substantially different results and recommendations contained on one type of research product may differ from recommendations contained in other types of research. The performance of currencies may affect the value of, or income from, the securities or any other financial instruments referenced in this report. Holders of depositary receipts backed by the securities discussed in this report assume currency risk. Past performance is not a guide to future performance. Income from investments may fluctuate. The price or value of the investments to which this report relates, either directly or indirectly, may fall or rise against the interest of investors. This report does not purport to be comprehensive or to contain all the information that a prospective investor may need in order to make an investment decision. The recipient of this report is making its own independent assessment and decisions regarding any securities or financial instruments referenced herein. Any investment discussed or recommended in this report may be unsuitable for an investor depending on the investor‟s specific investment objectives and financial position. The material in this report is general information intended for recipients who understand the risks of investing in financial instruments. This report does not take into account whether an investment or course of action and any associated risks are suitable for the recipient. Any recommendations contained in this report must therefore not be relied upon as investment advice based on the recipient's personal circumstances. Investors should make their own independent evaluation of the information contained herein, consider their own investment objective, financial situation and particular needs and seek their own financial, business, legal, tax and other advice regarding the appropriateness of investing in any securities or the investment strategies discussed or recommended in this report. This report may contain forward-looking statements which are often but not always identified by the use of words such as “believe”, “estimate”, “intend” and “expect” and statements that an event or result “may”, “will” or “might” occur or be achieved and other similar expressions. Such forward-looking statements are based on assumptions made and information currently available to RHB and are subject to known and unknown risks, uncertainties and other factors which may cause the actual results, performance or achievement to be materially different from any future results, performance or achievement, expressed or implied by such forward-looking statements. Caution should be taken with respect to such statements and recipients of this report should not place undue reliance on any such forward-looking statements. RHB expressly disclaims any obligation to update or revise any forwardlooking statements, whether as a result of new information, future events or circumstances after the date of this publication or to reflect the occurrence of unanticipated events. 21



The use of any website to access this report electronically is done at the recipient‟s own risk, and it is the recipient‟s sole responsibility to take precautions to ensure that it is free from viruses or other items of a destructive nature. This report may also provide the addresses of, or contain hyperlinks to, websites. RHB takes no responsibility for the content contained therein. Such addresses or hyperlinks (including addresses or hyperlinks to RHB own website material) are provided solely for the recipient‟s convenience. The information and the content of the linked site do not in any way form part of this report. Accessing such website or following such link through the report or RHB website shall be at the recipient‟s own risk. This report may contain information obtained from third parties. Third party content providers do not guarantee the accuracy, completeness, timeliness or availability of any information and are not responsible for any errors or omissions (negligent or otherwise), regardless of the cause, or for the results obtained from the use of such content. Third party content providers give no express or implied warranties, including, but not limited to, any warranties of merchantability or fitness for a particular purpose or use. Third party content providers shall not be liable for any direct, indirect, incidental, exemplary, compensatory, punitive, special or consequential damages, costs, expenses, legal fees, or losses (including lost income or profits and opportunity costs) in connection with any use of their content. The research analysts responsible for the production of this report hereby certifies that the views expressed herein accurately and exclusively reflect his or her personal views and opinions about any and all of the issuers or securities analysed in this report and were prepared independently and autonomously. The research analysts that authored this report are precluded by RHB in all circumstances from trading in the securities or other financial instruments referenced in the report, or from having an interest in the company(ies) that they cover. RHB and/or its affiliates and/or their directors, officers, associates, connected parties and/or employees, may have, or have had, interests in the securities or qualified holdings, in subject company(ies) mentioned in this report or any securities related thereto and may from time to time add to or dispose of, or may be materially interested in, any such securities. Further, RHB and/or its affiliates may have, or have had, business relationships with the subject company(ies) mentioned in this report and may from time to time seek to provide investment banking or other services to the subject company(ies) referred to in this research report. As a result, investors should be aware that a conflict of interest may exist. The contents of this report is strictly confidential and may not be copied, reproduced, published, distributed, transmitted or passed, in whole or in part, to any other person without the prior express written consent of RHB and/or its affiliates. This report has been delivered to RHB and its affiliates‟ clients for information purposes only and upon the express understanding that such parties will use it only for the purposes set forth above. By electing to view or accepting a copy of this report, the recipients have agreed that they will not print, copy, videotape, record, hyperlink, download, or otherwise attempt to reproduce or re-transmit (in any form including hard copy or electronic distribution format) the contents of this report. RHB and/or its affiliates accepts no liability whatsoever for the actions of third parties in this respect. The contents of this report are subject to copyright. Please refer to Restrictions on Distribution below for information regarding the distributors of this report. Recipients must not reproduce or disseminate any content or findings of this report without the express permission of RHB and the distributors. The securities mentioned in this publication may not be eligible for sale in some states or countries or certain categories of investors. The recipient of this report should have regard to the laws of the recipient‟s place of domicile when contemplating transactions in the securities or other financial instruments referred to herein. The securities discussed in this report may not have been registered in such jurisdiction. Without prejudice to the foregoing, the recipient is to note that additional disclaimers, warnings or qualifications may apply based on geographical location of the person or entity receiving this report. RESTRICTIONS ON DISTRIBUTION Malaysia This report is issued and distributed in Malaysia by RHB Research Institute Sdn Bhd. The views and opinions in this report are our own as of the date hereof and is subject to change. If the Financial Services and Markets Act of the United Kingdom or the rules of the Financial Conduct Authority apply to a recipient, our obligations owed to such recipient therein are unaffected. RHB Research Institute Sdn Bhd has no obligation to update its opinion or the information in this report. Thailand This report is issued and distributed in the Kingdom of Thailand by RHB OSK Securities (Thailand) PCL, a licensed securities company that is authorised by the Ministry of Finance, regulated by the Securities and Exchange Commission of Thailand and is a member of the Stock Exchange of Thailand. The Thai Institute of Directors Association has disclosed the Corporate Governance Report of Thai Listed Companies made pursuant to the policy of the Securities and Exchange Commission of Thailand. RHB OSK Securities (Thailand) PCL does not endorse, confirm nor certify the result of the Corporate Governance Report of Thai Listed Companies. Indonesia This report is issued and distributed in Indonesia by PT RHB OSK Securities Indonesia. This research does not constitute an offering document and it should not be construed as an offer of securities in Indonesia. Any securities offered or sold, directly or indirectly, in Indonesia or to any Indonesian citizen or corporation (wherever located) or to any Indonesian resident in a manner which constitutes a public offering under Indonesian laws and regulations must comply with the prevailing Indonesian laws and regulations.
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Singapore This report is issued and distributed in Singapore by RHB Research Institute Singapore Pte Ltd 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 categories of investors, RHB Research Institute Singapore Pte Ltd and its representatives are not required to comply with Section 36 of the Financial Advisers Act (Chapter 110) (Section 36 relates to disclosure of RHB Research Institute Singapore Pte Ltd ‟s interest and/or its representative's interest in securities). Recipients of this report in Singapore may contact RHB Research Institute Singapore Pte Ltd in respect of any matter arising from or in connection with the report. Hong Kong This report is issued and distributed in Hong Kong by RHB OSK Securities Hong Kong Limited (興業僑豐證券有限公司) (CE No.: ADU220) (“RHBSHK”) which is licensed in Hong Kong by the Securities and Futures Commission for Type 1 (dealing in securities) and Type 4 (advising on securities) regulated activities. Any investors wishing to purchase or otherwise deal in the securities covered in this report should contact RHB OSK Securities Hong Kong Limited. United States This report was prepared by RHB and is being distributed solely and directly to “major” U.S. institutional investors as defined under, and pursuant to, the requirements of Rule 15a-6 under the U.S. Securities and Exchange Act of 1934, as amended (the “Exchange Act”). RHB is not registered as a brokerdealer in the United States and does not offer brokerage services to U.S. persons. Any order for the purchase or sale of the securities discussed herein that are listed on Bursa Malaysia Securities Berhad must be placed with and through Auerbach Grayson (“AG”). Any order for the purchase or sale of all other securities discussed herein must be placed with and through such other registered U.S. broker-dealer as appointed by RHB from time to time as required by the Exchange Act Rule 15a-6. This report is confidential and not intended for distribution to, or use by, persons other than the recipient and its employees, agents and advisors, as applicable. Additionally, where research is distributed via Electronic Service Provider, the analysts whose names appear in this report are not registered or qualified as research analysts in the United States and are not associated persons of Auerbach Grayson AG or such other registered U.S. broker-dealer as appointed by RHB from time to time and therefore may not be subject to any applicable restrictions under Financial Industry Regulatory Authority (“FINRA”) rules on communications with a subject company, public appearances and personal trading. Investing in any non-U.S. securities or related financial instruments discussed in this research report may present certain risks. The securities of non-U.S. issuers may not be registered with, or be subject to the regulations of, the U.S. Securities and Exchange Commission. Information on non-U.S. securities or related financial instruments may be limited. Foreign companies may not be subject to audit and reporting standards and regulatory requirements comparable to those in the United States. The financial instruments discussed in this report may not be suitable for all investors. Transactions in foreign markets may be subject to regulations that differ from or offer less protection than those in the United States. OWNERSHIP AND MATERIAL CONFLICTS OF INTEREST Malaysia RHB does not have qualified shareholding (1% or more) in the subject company (ies) covered in this report except for: a) RHB and/or its subsidiaries are not liquidity providers or market makers for the subject company (ies) covered in this report except for: a) RHB and/or its subsidiaries have not participated as a syndicate member in share offerings and/or bond issues in securities covered in this report in the last 12 months except for: a) RHB has not provided investment banking services to the company/companies covered in this report in the last 12 months except for: a) Thailand RHB OSK Securities (Thailand) PCL and/or its directors, officers, associates, connected parties and/or employees, may have, or have had, interests and/or commitments in the securities in subject company(ies) mentioned in this report or any securities related thereto. Further, RHB OSK Securities (Thailand) PCL may have, or have had, business relationships with the subject company(ies) mentioned in this report. As a result, investors should exercise their own judgment carefully before making any investment decisions.
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Indonesia PT RHB OSK Securities Indonesia is not affiliated with the subject company(ies) covered in this report both directly or indirectly as per the definitions of affiliation above. Pursuant to the Capital Market Law (Law Number 8 Year 1995) and the supporting regulations thereof, what constitutes as affiliated parties are as follows: 1.



Familial relationship due to marriage or blood up to the second degree, both horizontally or vertically;



2.



Affiliation between parties to the employees, Directors or Commissioners of the parties concerned;



3.



Affiliation between 2 companies whereby one or more member of the Board of Directors or the Commissioners are the same;



4.



Affiliation between the Company and the parties, both directly or indirectly, controlling or being controlled by the Company;



5.



Affiliation between 2 companies which are controlled, directly or indirectly, by the same party; or



6.



Affiliation between the Company and the main Shareholders.



PT RHB OSK Securities Indonesia is not an insider as defined in the Capital Market Law and the information contained in this report is not considered as insider information prohibited by law. Insider means: a. a commissioner, director or employee of an Issuer or Public Company; b.



a substantial shareholder of an Issuer or Public Company;



c.



an individual, who because of his position or profession, or because of a business relationship with an Issuer or Public Company, has access to inside information; and



d.



an individual who within the last six months was a Person defined in letters a, b or c, above.



Singapore RHB Research Institute Singapore Pte Ltd and/or its subsidiaries and/or associated companies do not make a market in any securities covered in this report, except for: (a) The staff of RHB Research Institute Singapore Pte Ltd and its subsidiaries and/or its associated companies do not serve on any board or trustee positions of any issuer whose securities are covered in this report, except for: (a) RHB Research Institute Singapore Pte Ltd and/or its subsidiaries and/or its associated companies do not have and have not within the last 12 months had any corporate finance advisory relationship with the issuer of the securities covered in this report or any other relationship (including a shareholding of 1% or more in the securities covered in this report) that may create a potential conflict of interest, except for: (a) Hong Kong RHBSHK or any of its group companies may have financial interests in in relation to an issuer or a new listing applicant (as the case may be) the securities in respect of which are reviewed in the report, and such interests aggregate to an amount equal to or more than (a) 1% of the subject company‟s market capitalization (in the case of an issuer as defined under paragraph 16 of the Code of Conduct for Persons Licensed by or Registered with the Securities and Futures Commission (the “Code of Conduct”); and/or (b) an amount equal to or more than 1% of the subject company‟s issued share capital, or issued units, as applicable (in the case of a new listing applicant as defined in the Code of Conduct). Further, the analysts named in this report or their associates may have financial interests in relation to an issuer or a new listing applicant (as the case may be) in the securities which are reviewed in the report. RHBSHK or any of its group companies may make a market in the securities covered by this report. RHBSHK or any of its group companies may have analysts or their associates, individual(s) employed by or associated with RHBSHK or any of its group companies serving as an officer of the company or any of the companies covered by this report. RHBSHK or any of its group companies may have received compensation or a mandate for investment banking services to the company or any of the companies covered by this report within the past 12 months. Note: The reference to “group companies” above refers to a group company of RHBSHK that carries on a business in Hong Kong in (a) investment banking; (b) proprietary trading or market making; or (c) agency broking, in relation to securities listed or traded on The Stock Exchange of Hong Kong Limited. 24
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Well-positioned within the healthcare sector, where market dynamics for private .... The main bulk of these expenses involve investment in medical equipment .... between the group and the specialists as most of them have equity in SOG.
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blocks, a seven-storey administration block, covered car park and a bus park for ... proximity to Changi Business Park (9.4km), Seletar Aerospace Park (14.3km) ...




















BUY (Maintained) Sembcorp Industries (SCI SP) 

COMPANY DESCRIPTION. A conglomerate with two dominant businesses. - offshore oil & gas heavy engineering via. Sembcorp Marine and a global utilities.




















BUY (Maintained) RH Petrogas (RHP SP) 

May 21, 2014 - Business as usual even if takeover fails. In the event that the takeover offer ... SHARE PRICE CATALYST. â€¢ Successful discovery of O&G in .... business from, the subject corporation(s) referred to in this report; (2) UOBKH, its conne




















BUY (Maintained) Bumitama Agri Ltd (BAL SP) 

May 13, 2015 - Source: Bumitama Agri Ltd, Bloomberg, UOB Kay Hian ..... business from, the subject corporation(s) referred to in this report; (2) UOBKH, ...




















Q&M Dental Group (QNM SP) 

Oct 5, 2015 - Oct-10 Apr-11 Oct-11 Apr-12 Oct-12 Apr-13 Oct-13 Apr-14 Oct-14 Apr-15 Oct-15. +1SD = 41.6x. Mean = 34.3x. -1SD = 27.0x ... Apollo Hospital. NR. INR. 1,444 n/a. 3,172. 48.8. 38.4. 30.4. 21.6. 1.8. 24.9. 5.7. 14.9. 0.5. Siloam Hospital. N




















Noble Group NOBL SP COMPANY QUICK ... 

We think Noble's high multiples are justified, as it has high Agri, low metals, high supply ... There are lock-up agreements for senior management â€“ 5 years for ...




















Neo Group (NGL SP) Affected By Seasonality - RHB Research Institute 

Aug 12, 2015 - loss of SGD0.5m after accounting for exceptional items. Maintain BUY and SGD1.20 TP (49% upside, ... 2. Figure 1: Umisushi's delivery pamphlet. Figure 2: Neo Garden's advertising booklet with different catering packages .... Advanced a




















DBS Group Holdings Christmas came early Buy 

Building and construction. 45,450. 42,089. 8.0% ..... 11/F United Centre 95 Queensway. Hong Kong. Tel +852 ... ANZ Tower Level 23B,. Jl Jend Sudirman Kav ...




















Buy Best Internal Wardrobe Designs Screens at Best Price.pdf ... 

Buy Best Internal Wardrobe Designs Screens at Best Price.pdf. Buy Best Internal Wardrobe Designs Screens at Best Price.pdf. Open. Extract. Open with. Sign In.
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Retrying... Download. Connect more apps... Try one of the apps below to open or edit this item. man-86\best-buy-pdf.pdf. man-86\best-buy-pdf.pdf. Open. Extract.
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