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Forecasts and Valuation  

 FY Dec (S$m)  2020A 2021F 2022F 2023F 

Revenue 216 258 266 269 
EBITDA 232 254 262 254 
Pre-tax Profit 171 215 222 214 
Net Profit 137 181 187 180 
Net Pft (Pre Ex.) 154 181 187 180 
EPS (S cts) 20.6 27.3 28.2 27.2 
EPS Pre Ex. (S cts) 23.2 27.3 28.2 27.2 
EPS Gth (%) (59) 32 3 (4) 
EPS Gth Pre Ex (%) 63 17 3 (4) 
Diluted EPS (S cts) 20.6 27.3 28.2 27.2 
Net DPS (S cts) 10.0 10.0 10.0 10.0 
BV Per Share (S cts) 546 563 581 598 
PE (X) 12.9 9.8 9.5 9.8 
PE Pre Ex. (X) 11.5 9.8 9.5 9.8 
P/Cash Flow (X) 16.1 23.1 14.6 13.8 
EV/EBITDA (X) 17.7 17.3 17.0 17.4 
Net Div Yield (%) 3.7 3.7 3.7 3.7 
P/Book Value (X) 0.5 0.5 0.5 0.4 
Net Debt/Equity (X) 0.6 0.7 0.7 0.7 
ROAE (%) 3.8 4.9 4.9 4.6 
     
     
Other Broker Recs:  B: 2 S: 0 H: 0 
 
GIC Industry : Real Estate 
GIC Sector: Real Estate Management & Development 
Principal Business: Ho Bee is primarily a property owner and 
developer. 

Source of all data on this page: Company, DBS Bank, Bloomberg Finance 

L.P. 

 

At A Glance  
Issued Capital (m shrs) 664 

Mkt. Cap (S$m/US$m) 1,773 / 1,341 

Major Shareholders (%)  

Ho Bee Holdings Pte Ltd 75.2 
Free Float (%) 24.8      

3m Avg. Daily Val (US$m) 0.27 

 

DBS Group Research . Equity  

 

10 Jun 2021 

Singapore Company Focus 

Ho Bee Land Ltd 
Bloomberg: HOBEE SP | Reuters: HBEE.SI  Refer to important disclosures at the end of this report 

Diamond in the rough 

• Investment properties valued at more than S$4.6bn is 

well positioned for the new economy 

• Recurring rental income stream ensures stable 

dividends, akin to REITs  

• Possible corporate actions could be a significant share 

price catalyst  

• Initiating with BUY and TP of S$3.80 

Well diversified “future ready” portfolio.  Ho Bee Land’s (HBL) 
portfolio of office properties located in London’s CBD and 
Singapore’s science and knowledge hub appeals to a wide 
spectrum of tenants from the technology, finance, consumer 
goods and shipping sectors. In addition, its UK offices are in 
prime locations and supported with a long WALE of 10 years, 
pointing to strong earnings visibility.  
 
Stable income and dividends akin to REITs. With more than 90% 
of its revenues generated from rental income which has been 
time and “COVID tested” with minimal earnings disruption, we 
believe that HBL’s earnings profile is similar to a REIT. The 
stable and recurring income stream has also enabled HBL to 
pay out dividends of 10 Scts per annum over the last four years, 
representing a yield of c.4.0%.  
 
Multiple catalysts to unlock value. Trading at a P/NAV multiple 
of 0.5x, several corporate actions could take place to unlock 
value for shareholders and pave the way for our RNAV of 
S$6.28 to be realised. Recent share buybacks have brought 
HBL’s free float down to c.25% and possible scenarios are (i) 
privatisation, (ii) securitization of its income-producing portfolio 
or (iii) conversion into a “stapled security” presents upside of 
35%-60%.  
 
Valuation: 
We value HBL based on the sum-of-the-parts RNAV. Our TP of 
S$3.80 is pegged to a 40% discount to our RNAV.   
 
Key Risks to Our View: 
The key risk to our projections will be an economic slowdown 
that may negatively affect residential development sales and 
commercial rents. 
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Investment Summary 
 
Initiate with BUY, TP S$3.80. We are initiating coverage on 

Ho Bee Land (HBL) with a BUY recommendation and a TP of 

S$3.80, based on a 40% discount to our RNAV of S$6.28. 

This represents potential upside of c.40%. The stock 

currently trades at P/NAV of 0.5x and offers a yield of 

c.4.0%, backed by stable cashflows from its office property 

portfolio.  

 

Office property portfolio positioned for the new economy. 

HBL has a portfolio of quality office properties that are 

located in London’s CBD, as well as in the de-centralised 

science and knowledge hub of Singapore. In Singapore, the 

jewel in the portfolio is The Metropolis, a commercial 

property in One North, serving a whole spectrum of tenants 

from the technology, finance, consumer goods and shipping 

sectors, which we believe will continue to see growth in the 

medium term. The asset is also a beneficiary of a pivot 

towards more suburban locations as companies adopt 

more flexible working arrangements. The group is doubling 

down its exposure in One North and is currently building a 

business park catering to the life-science and biotech 

sectors, which will contribute to earnings upon completion 

sometime in FY23.  

 

Its London portfolio includes seven prime offices that 

boasts an occupancy rate of almost 100% with a long 

weighted average lease expiry (WALE) of 10.8 years offering 

strong earnings visibility. The long-term visibility will enable 

the group to ride through the near-term volatility in demand 

from tenants in London.  

 

“REIT-like” dividend and income stability. Over the past five 

years, recurring rental income has increasingly played a 

bigger role in HBL’s revenues, averaging at 85% of its annual 

revenues. In FY20, rental income made up as much as 

99.7% of revenues and should remain above 90% in the 

foreseeable future. Given the high proportion of recurring 

income from its investment properties, HBL has been able 

to maintain a steady annual dividend, another hallmark of 

the developer having “REIT-like” characteristics. The group 

has been paying out an annual dividend of 10 Scts over the 

past four years, translating to a dividend yield of c.3.8% 

(current price) to 4.5% (average 5-year trading price).  

 

Earnings boost in FY21-23F from substantially sold 

residential projects. While the group has made the pivot 

towards amassing a significant recurring income base, HBL 

has close to S$1.3bn of development projects on the books 

(22% of assets), of which a substantial portion has been sold 

(mainly in China and Australia). The group will be 

recognising profits in the coming years, providing a boost to 

earnings. Riding on the positive sentiment in the Singapore 

residential space, the group has launched the remaining 

unsold units at Turquoise in Sentosa, bringing a near term 

boost to earnings.   

 

Higher dividend yield and faster NAV growth compared to 

developer peers. We believe the market has largely ignored 

HBL’s superior shareholder metrics compared to its closest 

developer peer, UOL. Compared to the FSTREH and UOL, 

HBL trades at a lower P/NAV multiple of 0.5x despite 

offering a higher dividend yield of 4.0% and faster growth in 

shareholder equity over the past decade. We see further 

upside from (i) impending recognition of development 

profits, (ii) completion of Biopolis development to drive 

upside to NAV and a re-rating in share price.  

 

Restructuring to crystallise value? The low interest rate 

environment and ample capital for deployment 

opportunities have put HBL as a possible take-over target, 

given its dominant portfolio characteristics and attractive 

discount to NAV. We present 3 possible scenarios of (i) 

privatisation, (ii) securitisation exercise, and (iii) conversion 

into stapled security presenting possible upside of 35%-

60%.  

 

RNAV of HBL  

RNAV S$'m 

Singapore Commercial  2,570  

London Commercial  2,481 

Development projects SG 932 

Development projects (others) 655 

Other investments 218 

SOTP  6,856  

Less: Debt/MI/Future capex -2,680 

RNAV 4,176 

RNAV/share 6.29 

Disc 40% 

TP 3.80 

Source: Company, DBS Bank 

 

Key risks 

 

1. Working from home (WFH) resulting in a larger than 

expected return of space in Singapore and London, 

resulting in lower occupancies.  

2. Currency risks given a substantial portion of earnings 

are derived in the UK. 
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 “Future ready” portfolio  
 
Portfolio of office properties positioned for the new 

economy. HBL’s investment property portfolio consists 

mainly of office properties located in prime districts in 

Singapore and the UK (London). As of Dec 2020, the group 

has property investment portfolio valued at c.S$6.0bn, of 

which properties in Singapore and UK account for c.49% 

and c.42% respectively. Commercial properties consist of 

76% of total portfolio value, followed by residential at 

c.23% and c.1% in Industrial.  

HBL’s top three largest investment properties are The 

Metropolis in Singapore, Ropemaker Place and 1 St 

Martin’s Le Grand in London. The three assets combined 

have an estimated value of S$3.5bn, which accounts for 

close to 58% of the group’s total investment property 

portfolio.  

 

 

 

 

Summary of portfolio investments  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

  

 

 

 

 

 

 

 

 

 

 

 

Source: Company, DBS Bank  Source; Company, DBS Bank 

 

 

Key commercial assets within HBL 

Properties Description GFA  

(sqft/sqm) 

Valuation/Cost*  

(LC$’m) 

Valuation 

(LC$psf)  

Valuation  

(S$’m) 

The Metropolis  Two office towers with retail 

component  

1,080,662 S$2,028.0m S$1,876 psf  S$2,080.0m 

Ropemaker Place, 

London 

21- storey office building 601,260 GBP 685.0m GBP1,139 psf S$1,280.9m 

1 St Martin Le 

Grand, London 

11-storey office building 276,792 GBP 220.5m GBP 796.6 psf S$412.3m 

 

Source: Company, DBS Bank  

 

  

Singapore, 

49%

UK , 42%

Australia, 2%
China, 7%

Geographical Breakdown (S$6.0bn)

Commercial, 

76%

Residential , 

22%

Industrial , 1%

Breakdown by asset type (S$6.0bn)
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Singapore – right space, right time  
 

 

Strategic asset in a key suburban location. HBL’s Singapore 

property portfolio consists mainly of The Metropolis, which 

at a value of S$2.1bn, comprises of c.71% of its Singapore 

portfolio as of Dec 2020. The Metropolis is located within 

the One North precinct, which is home to key growth 

sectors such as the biomedical sciences, info-comm and 

media, and start-ups. The park’s overall occupancy has 

been hovering at >90% over the last few years, given 

robust demand for space there. The Metropolis’ unique 

work-live-play environment also appeals to leading 

multinational corporations and currently serves as the 

corporate headquarters of several leading multinational 

corporations such as Shell, Procter & Gamble, and GE 

Power which are key anchors of the property.  

 

While ongoing flexible working arrangements such as work-

from-anywhere (WFA) have infused uncertainty into future 

office demand, we believe that demand for quality 

workspaces in suburban locations such as One North, 

close to residential estates, will continue to be defensive 

and attract companies. In addition, the group has recently 

completed AEI works at the property, adding 14,000sqft of 

NLA. Recently, Justco has signed a lease to manage a co-

working space at the property.  

 

Leveraging on the growth of the Biomedical / Research 

sector. HBL will be embarking on its second major 

development in the One-North precinct, following the 

success of The Metropolis. The group was awarded the 

tender for Biopolis Phase 6. Upon completion sometime in 

2023, Biopolis Phase 6 will add c.376,000 sqft of business 

parks space catering to biomedical research, and another 

c.60,000 sqft of office and retail space. We estimate that 

Biopolis Phase 6 will be valued at c.S$430m once 

completed in 2023, which implies a projected yield of 

c.5.0% once stabilised, boosting HBL’s recurring income 

stream to the tune of c.S$17m per annum.  

 

One North occupancy rate has stayed resilient 

 

 

 

 

 

 

 

 

 

 

 

Source: JTC, DBS Bank 

 

Freehold industrial properties. Other major properties in 

the Singapore portfolio comprise of HB Centre 1 and 2, 

which are freehold hi-specifications industrial properties 

located within the Macpherson industrial estate, which is 

one of the key hubs location within the fringe of the Central 

Business District (CBD).  

 

 

Summary of key properties within the One North region 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

  

Source: Company, URA, DBS Bank   

Biopolis Phase 6 

(completing 

2023) 

The Metropolis 

Biopolis Development 
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Early foray into UK and Europe  
 

 

A well-located portfolio within London. A HBL has made an 

early foray into investing in London from 2014 and has 

amassed a portfolio of over 7 commercial assets worth 

S$2.5bn (or GBP $1.4bn, based on an exchange rate of 1 

SGD : 0.57 GBP). The group’s strategy has been to buy 

stable, quality and visible income streams across key 

districts within London, although the group also has 

smaller stakes in niche residential development projects.  

 

Key assets in its UK commercial portfolio are Ropemaker 

Place and 1 St Martin’s Le Grand, both located in the heart 

of London, UK. Ropemaker Place is a 21-storey Grade A 

office building with an NLA of more than 0.6m sqft. The 

asset, 1 St Martin’s Le Grand, is also a Grade A office 

building with an NLA of more than 276,000 sqft that is 50m 

from the London Stock Exchange. The prominent locations 

of both properties in London’s CBD are home to several 

leading financial institutions and professional services 

firms. The tenants at Ropemakers Place include MUFG, IHS 

Markit and Liberium, and those at 1 St Martin’s Le Grand 

include Nomura and Julius Baer. 

 

Navigating around the “future of work”. We acknowledge 

there is uncertainty on the future of office demand as 

companies re-look at their current real estate footprint. 

According to a recent survey by JLL, while most employees 

are looking to spend more time of the work week working 

remotely, most are looking to adopt some form of hybrid 

working arrangement. The survey also highlighted the need 

for employees to feel engaged with their colleagues and 

teams, and the human interaction is what they missed the 

most. Also, every employee’s domestic situation is different, 

and a significant number of respondents to the survey 

mentioned that working in the office provides them with 

access to a professional environment with tools that 

enhance productivity. 

 

This shifting trend will no doubt force businesses to re-

think the use of their office space. Although this could 

mean that businesses may look at reducing their 

workplace footprint, we believe the focus will be on how to 

reconfigure their workplace into flexible space for 

employees to collaborate and socialise. Instead of the 

return of office space as more employees opt to work 

remotely, employers could look at transforming the office 

into a place where employees want to return to. A place 

that facilitates collaborations and a social hub that is 

employee centric.  

 

We recognise this may put pressure on rentals at HBL’s 

office buildings in London. But given the prime location of 

these properties and long WALE of 10.8 years, we believe 

this risk will be manageable. The main appeal of HBL’s 

London portfolio is its prime location in London’s core 

CBD. Even as companies look to rationalise their workplace 

footprint, HBL’s properties will benefit from the flight to 

quality as businesses will always want to maintain a 

presence in the financial hub of the UK. Moreover, HBL’s 

track record of acquiring properties in London with long 

WALEs will definitely pay off in uncertain times, and helps 

to ensure income stability in the long run.  

 

We estimate that HBL’s London assets have an average 

remaining WALE of c.5-6 years. Among them, the Apollo 

and Lunar house is estimated to have the shortest WALE of 

c.2 years. However, we understand that HBL will look to 

unlock value of the property by evaluating the 

redevelopment potential of the asset to tie in with the 

expansion and rejuvenation of the Croydon borough.  

 

London’s commercial property market remains resilient 

and prime rents are expected to continue rising. The 

limited new supply of commercial space in London, 

especially in Central London where HBL’s assets are 

located, is expected to support occupancy rates. London’s 

attractiveness as a global hub for businesses and talents to 

converge and the recovery of the global economy is also 

expected to drive leasing demand and rental growth in the 

medium-to-long-term.  

 

Expansion into Europe will enhance recurring income. HBL 

has been stepping up its exposure to Europe, with group’s 

investments totalling EUR104.5m currently. Its 40% co-

investment in the redevelopment project in Munich, 

Germany, is expected to commence works in mid-2021. 

The redeveloped Grade A office building in the Munich City 

Centre will increase the site’s GFA by c.30% and is expected 

to complete by FY25. 

 

Its second investment, also a co-investment, is for a 

commercial redevelopment project in Berlin, Germany. It is 

currently in the planning and design phase.  
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Salient details of London projects 

Date Property NLA 

(sqft) 

Purchase 

Price 

(GBP ‘m) 

Land 

tenure 

(Yrs) 

Tenants Initial 

WALE 

(yrs) 

Initial 

Yield 

(%) 

Occupancy 

 

(%) 

Mar-14 1 St Martin's Le Grand 276,792 171.0 Freehold Nomura International 

Plc, Julius Baer 

International, etc. 

12 5.5% 100.0% 

Oct-14 60 St Martin's Lane 36,350 43.9 Freehold - 12 3.8% 100.0% 

Jul-15 39 Victoria Street 98,000 144.0 Freehold The Corporation Officer 

of The House of 

Commons 

14.3 4.2% 100.0% 

Aug-15 110 Park Street 28,000 45.8 LH 101 (till 

2021) 

- 8.7 4.5% 100%*  

Dec-15 Apollo House and 

Lunar House 

441,797 99.0 Freehold British Government 7.5 5.4% 100.0% 

Jun-17 67 Lombard Street 93,640 129.3 Freehold Arthur J. Gallagher, etc. 10.2 4.1% 100.0% 

Jun-18 Ropemaker Place 602,000 650.0 Freehold - 10.5 4.7% > 90% 

 Total   1,283   10.8 4.7% 100.0% 

*includes rent guarantee 

Source: Company, DBS Bank 

 
Location of properties located within Central London 

 
Source: Company, googlemap, DBS Bank 
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1. 1 St Martin’s Le Grand 

2. 60 St Martin’s Lane 

3. 39 Victoria Street 

4. 110 Park Street 

5. 67 Lombard Street 
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Niche residential projects to give an income boost  
 

 

The former “King of Sentosa”. Even as HBL’s earnings are 

increasingly driven by recurring income from its portfolio of 

investment properties in recent years, residential 

development projects can still play a key role in its future 

earnings. There is close to an estimated S$1.3bn worth of 

development projects (including JV stakes) on the books. 

With the bulk of its residential projects completed over the 

past few years, the majority of them are held as properties 

held for sale, especially in Singapore, and selected 

developments in Australia and London.  

 

Singapore – Sentosa projects may catch the current 

positive sentiment in the property sector. HBL’s projects in 

Singapore are primarily its development projects on 

Sentosa Island, namely Turquoise (90% stake), Seascape 

(50% stake) and Cape Royale (35% stake) which were 

completed in 2012-2013. Given the declining interest in 

Sentosa projects after the Global Financial Crisis (GFC), 

HBL, with their partners have leased out the unsold units, 

providing HBL with a stream of rental income. We 

understand all 3 projects enjoy robust occupancy rates of 

more than 90%, while still holding the potential for positive 

rental reversions.  

 

HBL remains opportunistic in looking to monetise these 

unsold inventories. For instance, HBL had put up 16 units 

at Turquoise in Sentosa Cove for sale, of which 10 were 

sold (according to URA caveats lodged), reaping in an 

estimated c.S$35m in revenues in FY21.  

China projects are substantially sold. The group has 

partnered with Yanlord Group for the development of 

three parcels of land in Shanghai (40% interest, 1470 units, 

100% sold), Tangshan (50%, phase 1&2: 2,065 units, 100% 

sold) and Zhuhai (20%, 3,669 units, 86% sold). Most of 

these projects are substantially sold, of which profits will be 

recognised in the coming financial years as units are 

handed over to buyers.  

 

Venturing into Australia, targeting at the primary sales 

market for its resiliency. In Australia, HBL’s residential 

development projects have seen robust sales and only one 

project remains in its books as an asset held for sale. 

Rhapsody in Gold Coast is c.90% sold and only c.26 units 

remain unsold. While waiting for an opportune time to 

release these remaining apartments, several of the units 

have been rented out and generate yields of c.5% annually.  

 

With the recycling of capital from its completed projects 

and further investments planned, HBL set up a local office 

in Australia to focus on the development of master-

planned residential communities. Over the past year, HBL 

shifted its focus into land subdivision projects in Australia 

and acquired five sites in the growth corridors of 

Queensland and Victoria. These sites are expected to 

generate a combined c.2,000 lots for sale over the next few 

years.  

 

 

 

Summary of selected residential projects  

Project Location Stake Units remaining Sold Strategy 

Turquoise Sentosa, Singapore 90% 48 units of 91 units 47% Rented out with c.90% occupancy rate but to 

list for sale at appropriate time.  
Seascape Sentosa, Singapore 50% 98 units of 151 units 35% 

Cape Royale Sentosa, Singapore 35% 302 units of 302 0% 

Xujing Shanghai, China 40% 1,470 100% Profits to be booked in coming years 

Nanhu Eco City Tangshan, China 50% 2,065 100% Profits to be booked in coming years 

Tangjiwan Zhuhai, China 20% 3,669 88% Profits to be booked in coming years 

Rhapsody Gold Coast, Australia 100% 223 91% Profits to be booked in coming years 

Source: Company, URA, DBS Bank 
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“REIT-like” dividends and income stability  
 

 

Steadily rising recurring income supports a consistent pay-

out policy. Excluding FY16 where development income 

made up more than 50% of revenues due to the 

completion of two residential projects in Australia, rental 

income formed more than 96% of HBL’s annual revenues 

in the past 7 years.  

 

HBL’s growing recurring income base has enabled it to pay 

stable annual dividends akin to REITs, in our view. In the 

past four years, HBL has paid annual dividend of 10 Scts a 

share, translating an average dividend yield of c.4%, placing 

it as one of the highest among the property developers.  

 

With its stable stream of recurring income, we believe that 

HBL can continue declaring dividends based on a 40% 

payout in the foreseeable future. In contrast, its peers 

whose revenues are heavily dependent on development 

projects may see their dividends fluctuate in tandem with 

project launches and sales. 

 

We created a dividend index (FY10 as the base year) to 

look at how dividends have grown over the past 10 years. 

The dividend index shows that HBL’s dividends have 

increased the most among its peers and maintained at 

5.0x in the past four years on dividend of 10 Scts per 

annum. HBL’s dividend growth has outperformed its peers 

mainly due to its growing portfolio of investment 

properties that generate a stable income stream. Since 

FY12, as a percentage of total assets, investment 

properties have progressively risen from around 30% to 

more than 73% today. 

 

Revenue contribution by segment  Dividend Index (base year = 2010) 

   

 

 

 

 

 

 

 

 

 

 

 

 

Source: Company, DBS Bank  Source: Company, DBS Bank 

 

 

Dividend Yield   Steady growth EBIT supports dividend pay-out (%) 

   

 

 

 

 

 

 

 

 

 

 

 

 

Source: Company, DBS Bank  Source: Company, DBS Bank 
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Valuation  
 

Revalued book per share of S$ 6.28/share. Our revalued 

NAV (RNAV) for HBL stands at S$ 6.28/share, which implies 

c.15% upside against its latest NAV of S$5.46 as of end 

Dec 2020 and 136% above the current share price. Our 

RNAV valuation has accounted for (i) our fair value 

estimates for its major investment properties, and (ii) 

realisable values for its major development projects 

(completed). Our target price of S$3.80, implies a discount 

of 40% to the RNAV, a steeper discount as the stock is 

illiquid compared to its larger developer peers.  

 

Attractive P/NAV valuation of 0.5x. HBL currently trades at 

a P/NAV of 0.5x (in line with historical average), despite the 

strategic shift towards enhancing its recurring income 

stream, supporting a stable and high dividend yield. Even 

at its historical average P/B multiple, we believe the market 

has placed too large a discount on HBL’s valuation. The 

management has been building up its stake in the group 

and currently holds more than 75% of HBL’s issued shares.  

 

Overlooked gem with NAV growth outpacing peers on top 

of a higher dividend yield. Given that nearly all of HBL’s 

income over the three years have been contributed by 

recurring income from its commercial investment 

properties, we believe that nearest comparable landlord 

will be UOL Group, which also derives a substantial 

income from commercial properties. HBL has generally 

traded at a discount to UOL and the FSTREH (developer 

index). However, in terms of dividend yield and NAV 

growth over the same period, HBL has outpaced UOL on 

both. As such, we believe that investors have not accorded 

the right valuation for a company that continues to deliver 

shareholder returns.  

 

 

RNAV of HBL  

Location  Stake NLA (sqft) Implied Cap Value (S$'m) 

Investment Properties:     
Metropolis  100% 101,697 4.25% 2,046.8 

Ho Bee Center 1 & 2 100% 10,838 5.50% 66.2 

Eastwood Centre 100% 972 5.50% 25.0 

Biopolis Phase 6 100% 41,000 4.50% 432.1 

Singapore     2,570.0 

     
Ropemaker Place  100% 602,000 4.50% 1,243 

1 St Martin's Le Grand  100% 276,796 5.25% 374 

60 St Martin Lane  100% 36,350 4.00% 83 

39 Victoria Street  100% 97,995 5.00% 233 

110 Park Street Mayfair  100% 27,986 4.00% 102 

Apollo House and Lunar house  100% 441,755 5.25% 204 

67 Lombard Street  100% 93,636 4.00% 242 

London    2,481 

     
Devt Projects:     
Turquoise Cove, Sentosa 90%   172 

Seascape, Sentosa 50%   271 

Cape Royale, Sentosa 30%   489 

Australia properties  effective (49%-100%)   120 

China projects  effective (20%-50%)   466 

Other assets n.m.   69 

Total Development    1,587 

Investments in funds    218 

Revalued Book    6,856 

Less Net debt, MI and future capex    -2,680 

RNAV    4,176 

Total Share    664.0 

RNAV / share    6.28 

Discount     40% 

Target price    3.80 

Source: Company, DBS Bank 
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Historical P/NAV of HBL vs UOL and FSTREH Index (developers) 

 
Source: Company, DBS Bank 

 

Dividend yield (%) – HBL vs UOL 

 

  

• HBL has maintained a 

consistently higher 

dividend vs UOL since 

May’ 2017 after the group 

hiked dividends to 10 

Scts/share.  

Source: Company, DBS Bank 

 
Growth in NAV – HBL vs UOL in the past decade 

 

  

• HBL’s NAV in 2011: 

S$2.34/share 

• UOL’s NAV in 2011: 

S$5.96/share 

Since 2011, HBL’s NAV 

growth has generally 

outpaced that of UOL with a 

10% CAGR over 10 years vs 

UOL’s 8% CAGR.  

Source: Company, DBS Bank 
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An attractive target  
 
 

Investors looking at income producing assets with HBL 

looking an attractive target. HBL currently trades at c.0.48x 

P/NAV, despite the group’s strategic shift towards recurring 

income supporting a stable and high dividend yield. We 

believe the market has placed too large a discount on HBL. 

The management has been building up its stake in the 

group and currently holds more than 75% of HBL’s issued 

shares.  

 

Recent market transactions serve to reiterate the 

underlying “market value” of HBL’s investment properties. 

For instance, HBL’s current P/NAV multiple implies that its 

prized asset in One-North is valued at a c.50% discount to 

its fair value. However, property transactions in Singapore’s 

knowledge hub in the past two months implies a tightening 

in cap rates in the precinct, with transactions at/or above 

latest book values. In April 2021, Blackstone led the 

privatisation of Soilbuild Business Space REIT, seemingly for 

its portfolio of industrial and business park properties in 

Singapore as it concurrently divested the Australian 

portfolio. Soilbuild Business Space REIT’s core asset was 

Solaris at Fusionopolis, one of the earliest business space 

complexes, which is separated from HBL’s The Metropolis 

by the one-north park, a green link in the heart of the 

precinct. In the same month, Blackstone also announced 

the acquisition of The Sandcrawler, a Grade A business 

park building within the Fusionopolis cluster for an 

estimated yield of c.4.5%. Most recently, a majority stake in 

Galaxis, another business park asset in One-North, is 

expected to be transacted at a yield of c.5.3%. 

 

The steep discount to its book value, coupled with strong 

demand for its quality assets could present some 

opportunities for value to be unlocked.  

 

Possible restructuring scenarios. We therefore present 3 

possible restructuring scenarios that potentially may bring 

upside and realise value for shareholders. These are our 

own views.  

 

 

 

Historical P/NAV Chart of HBL  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Source: Company, DBS Bank 
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Three possible restructuring scenarios 

 
Scenario 1: Privatisation 

Scenario 2: Securitisation through 

Hobee REIT 

Scenario 3: Conversion into a Stapled 

Security (Developer-REIT stapled) 

Possible 

reasons for:   

• Realise value on a thinly traded 

stock.  

• Benefiting from capital values 

upside in the long term. 

• Crystalize value on the books, 

closing the price/NAV gap. 

• Proceeds can be returned in the 

form of capital returns. 

• Tax efficiency for stabilised 

properties. 

• Retention of control by major 

shareholder. 

Possible 

reasons 

against: 

• Losing the listed status. 

• No urgency. 

• Major shareholder already has 

significant control. 

• “Loss of control” of its crown 

jewel, which would raise 

concerns on sustainability of 

growth.  

• Tighter regulatory controls to 

adhere to and less flexibility. 

• Less financial flexibility given 

tighter LTV restrictions (<50%) 

for REITs. 

 

Likelihood 

(in our view) 

Less Likely Possible Possible 

Source: DBS Bank 

 

 

Scenario 1: Privatisation (by strategic investors) 

Over the past five years, the group has spent more than 

S$32.6m in share purchases and buy backs. This translates 

to an average of S$6.5m spent annually. The management 

team’s deemed interest in HBL has progressively crept up 

to more than 75% currently.  

 

In light of the protracted economic recovery post COVID-

19, liquidity has returned to the markets and M&A activities 

are heating up. Good quality income-producing properties 

are increasingly scarce as private funds with larger risk 

appetites are willing to pay above-market prices given the 

lack of investable opportunities to deploy capital. With a 

P/NAV multiple of 0.48x, we believe that HBL would be an 

attractive target for investors who are looking to acquire a 

portfolio of stable income-producing properties. Moreover, 

the strategic location of HBL’s properties creates 

opportunities for further upside to valuations as it rides the 

“new economy” wave. 

 

HBL’s stark discount to book value offers significant upside 

even after considering a possible premium paid to 

minorities. In our analysis of past transactions of property 

related companies that were taken private, offers were 

made on average at a volume weighted average price 

(VWAP) of c.21-22% (1-mth and 3-mth) with an average 

P/NAV of 0.93x and P/RNAV of 0.8x. The mean pricing of 

0.9x P/NAV (or 0.8x P/RNAV) implies a price of S$5.0/share 

for HBL. Even at the lowest multiple transacted at 0.67x 

P/RNAV, the implied price is S$4.20 for HBL, which is more 

than 57% premium to HBL’s current price of S$2.66/share.  

 

Summary of selected past privatisation exercises 

    Implied mkt cap VWAP P/NAV P/RNAV 

Date Target (S$’bn) 1 mth 3 mth (x) (x) 

Feb-14 Singapore Land Limited 3.8 17% 14% 0.72 0.67 

Apr-14 CapitaMalls Asia 9.2 34% 33% 1.26 0.89 

Sep-14 Lee Kim Tah 0.5 12% 12% 1.03 0.98 

Jan-15 Keppel Land Limited 5.6 25% 29% 0.88 0.65 

Apr-16 Sim Lian Holdings 1.1 17% 20% 0.90 0.78 

Aug-18 Wheelock Properties 2.5 22% 23% 0.81 0.84 
 Mean  21% 22% 0.93 0.80 
 Max  34% 33% 1.26 0.98 
 Min  12% 12% 0.72 0.65 

Source: Various circulars, DBS Bank 

 

 

 



   

 
  Page 14 

 

 

Company Focus 

Ho Bee Land Ltd 
 

 

 

Scenario 2: Securitisation  

HBL’s investment property portfolio is currently valued at 

more than S$4.6bn, sizable to potentially consider 

securitization of all or part of the portfolio. This has been 

discussed previously (and management had in their 33rd 

AGM addressed that this strategy has been considered but 

timing is not right). We believe that HBL’s acquisition of the 

S$1.2bn Ropemaker Place office building in London (mid-

2018) has expanded its investment property portfolio 

significantly. The high occupancy and relatively long WALEs 

at its 10 commercial properties are sure to appeal to REIT 

investors who seek portfolios that generate a stable and 

visible income stream. HBL’s strategically located 

properties in Singapore’s knowledge hub and London’s 

CBD are well positioned to attract “new economy” tenants 

and have the potential to generate capital gains over the 

long-term.  

 

Securitising its investment properties will subject it to REIT 

regulations such as a cap on leverage and mandatory 

distribution of at least 90% of its income. However, it is also 

accompanied by benefits such as tax transparency and the 

ability to unlock value of its investment properties. The REIT 

will also act as a vehicle for HBL to monetise its commercial 

developments going forward while enabling the group to 

redeploy capital into future development opportunities.  

 

More importantly, if a REIT is created to securitise its 

portfolio of investment properties, shareholders of HBL 

may benefit from the unlocking of the value of its 

investment properties. A scenario of monetisation of its 

S$4.6bn investment property portfolio into a REIT (40% 

gearing) may bring in S$2.0/share to shareholders.  

 

Breakdown of RNAV by asset class  

 

 

 

 

 

 

 

 

 

 

 

Source: Company, DBS 

 

Scenario 3: Conversion into a Stapled Security 

Similar to some developers in Australia and Malaysia, HBL 

could consider restructuring into a stapled trust, a hybrid 

structure that holds both a REIT component as well as a 

development component. The hybrid structure is a 

marriage of the key appeals of both its investment 

property and development portfolios. By transferring a 

selected list of income-producing investment properties in 

a REIT structure would allow shareholders to benefit from 

higher tax efficient yields. As such, we believe pricing will be 

closer to the commercial S-REITs current valuation of 

P/NAV of c.1.0x. At the same time, HBL can continue to 

invest in development projects. In addition, with the major 

shareholder retaining control, we believe that this is a 

possible option that can be explored.  

 

Assuming that HBL places its 2 key assets, The Metropolis 

and the Ropemaker into the REIT component of the 

stapled security, we believe this structure could drive a 

share price re-rating of up to 35%.   

 

Will a conversion into a stapled security drive a potential 35% re-rating in share price? 
 

Asset 

S$’m) 

EV/Asset 

(x) 

Mkt price 

(S$’m) 

Remarks 

REIT 3,290 1.0 3,290 Assume The Metropolis and Ropemaker, pegged to the average 

commercial S-REITs valuation of 1.0x P/NAV.  

Developer 3,566 0.5 1,783 Current valuation 

SOTP 
 

 5,073 
 

Debt/MI/Capex   (2,680) 
 

Market Value   2,393 
 

Shares   665.3 
 

Share price   3.60 Implied uplift of 35%  

Source: Company, DBS Bank
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Key Risks 
 
Country risks. HBL is exposed to country risks including 

economic, political and policy changes in countries where it 

operates in. The countries include Singapore, UK, Australia, 

Germany and China. As economies are increasingly 

interdependent on one another and the global economic 

landscape, a change in the strength of the global economy 

might result in an economic downturn in any one of the 

countries HBL operates in. This could negatively affect 

tenant demand for rental properties and residential project 

sales, and hence income and distributions to shareholders 

of HBL.  

 

In addition, HBL will be impacted by changes in the real 

estate market conditions in the five countries. Any changes 

in supply or reduced demand for real estate assets will have 

an impact on demand and the attractiveness of its 

properties to tenants and buyers. 

 

However, we believe that most of these risks should be 

mitigated with its long-term rentals signed and limited 

exposure to development projects which are deemed to be 

more volatile. Moreover, its rental properties which cater to 

tenants in the “new economy” are expected to continue 

benefiting from the structural growth of their respective 

industries.  

 

Potential fair value losses of its assets due to COVID-19. 

During the height of the COVID-19 outbreak in FY20, 

businesses had put their expansion plans on hold while 

considering consolidation of operations. This was evident in 

the slowdown in leasing activities experienced worldwide. 

Asking rents for real estate space in most countries were 

also impacted as landlords were more willing to sacrifice 

rental rates in a bid to retain tenants and fill up vacancies. 

 

As the economic outlook remains uncertain due to the 

prolonged pandemic, it has been reflected in real estate 

valuations. HBL reported a fair value loss of S$32.8m in 

FY20 on its investment properties. We believe that the fair 

value losses were the result of a combination of softer rents 

in FY20, as well as sluggish rent expectations in the near 

future. It was also likely due to expectations of lower selling 

prices and sell-through rates for its residential development 

projects.  

 

Excluding the effects of fair value gains and losses in FY19 

and FY20, underlying profit from operations would have 

been higher y-o-y due to higher rental income. 

 

Interest rate risks.  While interest rates are still relatively low, 

we have witnessed a rise in recent months. If interest rates 

continue to rise, this may have a negative impact on HBL’s 

borrowing costs and profits.  

 

Although HBL actively reviews its debt portfolio and utilises 

interest rate derivatives to hedge its exposures, rising 

interest rates could affect its all-in borrowing costs when 

these hedges and debt obligations come due. 

 

Foreign currency risks. HBL has operations in five countries 

and is therefore exposed to foreign currency risks. Although 

there is some level of natural hedging for overseas 

investments, HBL reports its financials in SGD and annual 

dividends are also paid out in SGD. It is also exposed to 

foreign currency risk on sales, purchases, receivables and 

borrowings that are denominated in currencies other than 

SGD. 

 

The group mitigates such foreign currency risks via foreign 

exchange derivatives and hedging instruments. 

 

Regulatory risks. Should there be any changes in tax laws in 

either Singapore or the overseas countries HBL invests in, 

this may affect its the current structure and investment 

vehicles. This may affect HBL’s operations and ability to 

repatriate cash in a tax efficient manner. 

 

As a foreign entity operating in the UK, Australia, Germany 

and China, shifts in international trade policies and 

regulations may disadvantage the group and pose as a 

potential risk.  
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SWOT Analysis 

 

Strengths Weakness 

• Portfolio of strategically located commercial properties well 

positioned for the new economy. HBL’s core investment 

properties are well located in Singapore’s knowledge hub 

and London’s CBD, and the prime locations help attract 

renowned MNCs as well as “new economy” tenants in the 

technology and biomedical sectors. 

• Stable recurring income to weather market volatility. 

Recurring rental income from its investment properties 

enabled HBL to maintain its revenues even as the ongoing 

COVID-19 pandemic affected development projects and 

sales. Rental income from its long-term leases facilitated 

HBL’s outperformance over its developer peers whose 

developments were significantly impacted. 

• Good track record in Australia and China. Its success and 

robust sell-through rate of residential developments in 

Australia and China provides the group with capital that can 

be redeployed for future developments. 

• Lacks landbank. Although HBL’s revenue has been 

gradually reliant on recurring rental income from its 

investment properties, return on equity will gradually 

decline over time to the 4%-5% level. This may create an 

overhang on the overall P/NAV valuation of the stock.  

• Exposed to foreign currency risks. Approximately 51% 

of HBL’s portfolio is made up of overseas assets. Foreign 

currency fluctuations could affect earnings and profits 

when repatriated back to Singapore. Moreover, about 

half of its investment properties are in the UK and 

fluctuations in the GBP against the SGD would 

significantly affect HBL’s recurring income stream. 

 

Opportunities 

 

Threats 

• Biopolis Phase 6 to boost recurring income. Once 

completed in FY23, Biopolis Phase 6 will add to HBL’s 

portfolio of investment properties that generate stable 

recurring income. The property is positioned to attract 

tenants in the Biomedical Sciences industry, which is also 

touted to see healthy demand due to the growing demand 

for such specialised facilities.  

• Focusing on master-planned communities in Australia. HBL 

has recently ventured into master-planned residential 

developments in Australia. It has acquired five sites that will 

yield c.2,000 lots for sale in the next few years. These 

projects are also expected to be less risky than the typical 

residential development projects as they tend to be less 

capital intensive and focus on local demand.  

• Redevelopment opportunities within its portfolio. We 

understand that HBL is open to redeveloping some of its 

older assets in London to maximise their value. HBL has a 

good track record in development projects. 

 

• Competition for assets could result in unfavourable 

acquisition prices. Given the current low interest rate 

environment, there has been increased demand for 

income-producing assets. As demand for good quality 

assets increases, HBL could face stiff competition for 

assets, resulting in higher capital values and negatively 

affecting income yields. 

• Rising interest rates will impact earnings. As interest 

rates are currently among the lowest in the past few 

years, there are expectations that rates will rise in the 

medium term. Rising interest rates will increase HBL’s 

financing costs and affect earnings. Although the group 

utilises derivatives and actively manages its debt 

obligations, sudden spikes in interest rates could 

negatively impact profits. 

• Rising construction costs. Developers in Singapore are 

faced with rising construction costs due to labour 

shortages and disruption to supply chains. This could 

pose a risk for HBL as the development of Biopolis 

Phase 6 has recently commenced but we understand 

that construction costs have been largely priced in. 

 

Source: DBS Bank 
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Critical Factors  

 
Steady rental income. Recurring rental income from HBL’s 

investment properties have gradually made up the bulk of its 

annual income. In FY20, HBL’s rental income of c.S$215m 

made up more than 99% of its annual revenue. This 

recurring income stream has been gradually growing over 

the past few years mainly due to HBL’s acquisition of 

investment properties, as well as organic growth of its 

portfolio. Its investment properties have an occupancy rate 

of more than 90% on average. Given the strategic location of 

its investment properties in Singapore’s One-North precinct 

and London’s CBD, we expect occupancy rates to remain 

healthy, and could even see some upside as “new economy” 

occupiers continue growing and demand for more space.  

 

Biopolis Phase 6 will be the main driver of recurring income 

growth. Biopolis Phase 6 is a slated to be an integrated 

facility that consists of mainly research labs, as well as an 

office and retail component that will occupy c.15% of its total 

gross floor area of more than 41,000 sqm. Once completed 

in FY23, Biopolis Phase 6 is estimated to make up 

approximately 10% of HBL’s investment property portfolio. 

We believe that the property will generate an estimated 5.0% 

NPI yield on a stabilised basis, and this translates to an 

additional c.S$17m in recurring income per annum. Biopolis 

Phase 6, located in the One-North precinct and close to 

HBL’s prized asset The Metropolis, is positioned as a facility 

that caters to biomedical sciences research. We expect the 

take up rate for the property to be robust as such dedicated 

and specialised facilities in Singapore remains limited. 
 

Potential redevelopment opportunities within its investment 

property portfolio. We understand that HBL would consider 

redevelopment opportunities for its older assets in London. 

For instance, Apollo and Lunar House in London consists of 

two 60-year old buildings. As the surrounding area is 

currently undergoing significant expansion and rejuvenation, 

there could be an opportunity to redevelop the properties 

once its major leases expire. The redevelopment is expected 

to fully maximise the asset’s value and allow HBL to enjoy 

higher rents in the future. 

 

Residential developments to remain a major segment upon 

completion in the coming years. Despite the lack of 

development projects over the past two years, HBL has 

redeployed capital in Australia by acquiring five sites in the 

states of Queensland and Victoria in FY20. Its focus in 

Australia has shifted to master-planned residential 

communities, and the five sites are expected to yield a 

combined c.2,000 lots over the next few years. Its joint 

developments in China have also done well and the 

remaining residential units are expected to be completed 

and handed over to buyers in FY21. Following that, we 

believe that HBL will look to redeploy its funds in China and 

embarking on more residential development projects in the 

near future.  

 

 

 

Major milestones in HBL’s listing history  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
Source: Bloomberg Finance L.P., DBS Bank  
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Financials  

 
Organic growth in rental income. The strategic location of 

HBL’s investment properties in Singapore and London has 

helped it attract tenants and maintain its high occupancy 

rates. The Metropolis in Singapore is home to leading MNCs 

in the oil and gas, and consumer goods sectors, while its 

properties in London houses leading financial institutions 

and professional services tenants. We expect its properties 

to continue reporting positive rental reversions due to the 

lack of quality office space around its assets. The long WALE 

of its investment properties helps ensure income stability, 

and the upward-only rental reversion for its London office 

properties would drive organic growth in rentals. 

 

Residential properties held for sale could be an upside 

surprise to revenues. In FY21, HBL is expected to hand over 

completed units and book profits for its China residential 

developments. Aside to the sale of its China residential 

projects and also its recent successful launch of its units at 

Turquoise which according to URA caveats, sold 10 unit in 

2021. HBL currently has a portfolio of residential 

apartments in Singapore, Australia and the UK that are 

currently rented out while waiting for the opportune time to 

monetise them. With the pickup in residential sales activity 

and rising home prices, HBL could seize the opportunity to 

release more apartments. Given the strong interest, HBL 

could release more apartments for sale in FY21 and this 

would be an upside to our earnings estimate.  

 

Room to optimise gearing levels. As at 31 December 2020, 

HBL reported a gearing of 0.64x. Since its gearing increased 

in FY18 following the acquisition of Ropemaker Place in 

London, gearing has been relatively stable between 0.70x 

and 0.63x. With the low interest rate environment, HBL has 

expressed their willingness to increase gearing if acquisition 

opportunities arise. Assuming a gearing ratio of 1.0x, HBL 

has a debt headroom of more than S$1.3bn to utilise. 

 

We believe that HBL will be actively looking to grow its 

portfolio in FY21, especially outside of Singapore where 

property yields remain attractive. Having shifted its focus to 

land sub-division in Australia, it could be a segment that HBL 

may want to continue land banking. In the UK, HBL will 

continue to look out for opportunities to grow its 

commercial property portfolio and consider redevelopment 

projects in the medium-term. Given the group’s net cash 

position in China following the robust sales of its residential 

developments, HBL will likely look to redeploy capital into 

more residential developments there. 

 

We have not assumed any new projects or growth into our 

projections, and new developments would be a catalyst to 

earnings especially given its track record and the low 

interest rate environment. 

 

Biopolis Phase 6 to drive revenue growth in FY23. In our 

projections, HBL’s revenues are expected to grow by c.7% in 

FY23 mainly due to the completion of Biopolis Phase 6. We 

have conservatively assumed that Biopolis Phase 6 will have 

an occupancy rate of only 50% upon completion, and 

gradually stabilise at a higher level over the following two 

years. As Biopolis Phase 6 has only just commenced 

development, construction delays could put downside 

pressure on our estimates, while higher-than-expected 

committed occupancy would lead to upside to our 

projections. 
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Segmental Breakdown  

FY Dec   2018A 2019A 2020A 2021F 2022F 2023F 
       
Revenues (S$m)       

  Development 

Properties 
17.2 2.97 0.68 35.0 37.5 26.4 

  Rental Income 180 209 215 223 228 242 

  Fees 0.0 0.0 0.0 0.0 0.0 0.0 

              

       

Total 197 212 216 258 266 269 

Gross Profit (S$m)       

  Development 

Properties 
6.57 0.33 (0.9) 8.75 9.38 6.60 

  Rental Income 160 189 199 202 207 219 

  Fees 0.0 0.0 0.0 0.0 0.0 0.0 

              

         

Total 167 190 198 211 216 225 

Gross Profit Margins (%)       

  Development 

Properties 
38.2 11.2 (125.3) 25.0 25.0 25.0 

  Rental Income 89.1 90.5 92.5 90.6 90.5 90.3 

       

       

       

Total 84.7 89.3 91.8 81.7 81.3 83.9 

 

Source: Company, DBS Bank 
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Income Statement (S$m) 

FY Dec  2018A 2019A 2020A 2021F 2022F 2023F 

       
Revenue 197 212 216 258 266 269 

Cost of Goods Sold (30.1) (22.6) (17.6) (47.3) (49.7) (43.3) 

Gross Profit 167 190 198 211 216 225 

Other Opng (Exp)/Inc (14.8) (17.0) (22.7) (23.5) (24.4) (25.2) 

Operating Profit 152 173 175 187 192 200 

Other Non Opg 

(Exp)/Inc 
0.0 0.0 0.0 0.0 0.0 0.0 

Associates & JV Inc 98.8 6.89 55.4 65.5 69.1 53.0 

Net Interest  (Exp)/Inc (41.6) (52.1) (42.8) (37.9) (39.0) (39.2) 

Exceptional Gain/(Loss) 111 237 (17.3) 0.0 0.0 0.0 

Pre-tax Profit 320 365 171 215 222 214 

Tax (49.7) (33.7) (29.0) (33.3) (34.4) (33.2) 

Minority Interest (0.4) 1.02 (4.6) (0.3) (0.3) (0.3) 

Preference Dividend 0.0 0.0 0.0 0.0 0.0 0.0 

Net Profit 270 332 137 181 187 180 

Net Profit before 

Except. 
159 94.8 154 181 187 180 

EBITDA  251 180 232 254 262 254 

Growth       

Revenue Gth (%) 19.5 7.9 1.5 19.6 3.0 1.1 

EBITDA Gth (%) 14.5 (28.3) 28.7 9.5 3.1 (2.9) 

Opg Profit Gth (%) 22.8 13.8 1.5 6.8 2.4 4.4 

Net Profit Gth (Pre-ex) 

(%) 
(2.6) (40.3) 62.7 17.4 3.2 (3.5) 

Margins & Ratio       

Gross Margins (%) 84.7 89.3 91.8 81.7 81.3 83.9 

Opg Profit Margin (%) 77.1 81.3 81.3 72.6 72.1 74.5 

Net Profit Margin (%) 137.2 156.4 63.5 70.2 70.4 67.2 

ROAE (%) 8.4 9.7 3.8 4.9 4.9 4.6 

ROA (%) 5.1 5.5 2.2 2.8 2.7 2.6 

ROCE (%) 2.5 2.6 2.4 2.5 2.4 2.5 

Div Payout Ratio (%) 24.6 20.0 48.4 36.6 35.5 36.8 

Net Interest Cover (x) 3.6 3.3 4.1 4.9 4.9 5.1 

 

Source: Company, DBS Bank 

 

 

Revenue Trend 

 

 

 

 

 

 

 

 

Margins Trend 

 
Source: Company, DBS Bank 
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Balance Sheet (S$m) 

FY Dec  2018A 2019A 2020A 2021F 2022F 2023F 
       
Net Fixed Assets 30.3 34.9 43.5 339 468 497 

Invts in Associates & JVs 1,090 1,005 975 1,041 1,110 1,163 

Other  LT  Assets 4,422 4,704 4,867 4,867 4,867 4,867 

Cash & ST Invts 176 191 119 132 177 209 

Inventory 184 184 200 200 200 200 

Debtors 25.4 26.0 44.1 33.3 34.2 34.6 

Other Current Assets 43.9 51.1 78.0 78.0 78.0 78.0 

Total Assets 5,971 6,196 6,326 6,690 6,934 7,048 

       

ST Debt 

 
400 277 434 434 434 434 

Creditor 56.3 65.5 90.4 73.8 76.0 76.8 

Other  Current Liab 62.9 60.0 69.7 35.0 36.1 34.9 

LT Debt 2,068 2,146 1,996 2,296 2,416 2,416 

Other  LT  Liabilities 83.7 94.0 95.9 95.9 95.9 95.9 

Shareholder’s Equity 3,285 3,541 3,624 3,739 3,860 3,974 

Minority Interests 14.7 12.5 16.5 16.8 17.1 17.3 

Total Cap. & Liab. 5,971 6,196 6,326 6,690 6,934 7,048 

       

Non-Cash Wkg. Capital 134 136 162 202 200 201 

Net Cash/(Debt) (2,292) (2,232) (2,311) (2,598) (2,672) (2,640) 

Debtors Turn (avg days) 49.9 44.2 59.3 54.7 46.4 46.8 

Creditors Turn (avg 

days) 
641.4 1,012.2 1,744.2 652.2 564.9 664.4 

Inventory Turn (avg 

days) 
2,283.4 3,055.3 4,296.0 1,588.1 1,507.9 1,738.3 

Asset Turnover (x) 0.0 0.0 0.0 0.0 0.0 0.0 

Current Ratio (x) 0.8 1.1 0.7 0.8 0.9 1.0 

Quick Ratio (x) 0.4 0.5 0.3 0.3 0.4 0.4 

Net Debt/Equity (X) 0.7 0.6 0.6 0.7 0.7 0.7 

Net Debt/Equity ex MI 

(X) 
0.7 0.6 0.6 0.7 0.7 0.7 

Capex to Debt (%) 0.2 0.2 0.4 10.9 4.6 1.1 

 

Source: Company, DBS Bank 
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Cash Flow Statement (S$m) 

FY Dec  2018A 2019A 2020A 2021F 2022F 2023F 

       
Pre-Tax Profit 270 331 142 215 222 214 

Dep. & Amort. 0.71 0.68 1.31 1.31 1.31 1.31 

Tax Paid (24.2) (25.6) (18.7) (68.1) (33.3) (34.4) 

Assoc. & JV Inc/(loss) (98.8) (6.9) (55.4) (65.5) (69.1) (53.0) 

Chg in Wkg.Cap. 61.8 (0.4) (51.9) (5.8) 1.21 0.46 

Other Operating CF 10.9 (159) 93.0 0.0 0.0 0.0 

Net Operating CF 221 140 110 76.8 122 128 

Capital Exp.(net) (4.5) (5.3) (9.1) (297) (130) (30.0) 

Other Invts.(net) 0.0 (4.3) (68.5) 0.0 0.0 0.0 

Invts in Assoc. & JV (1,129) 70.6 81.9 0.0 0.0 0.0 

Div from Assoc & JV 71.5 5.34 21.6 0.0 0.0 0.0 

Other Investing CF (113) 11.7 (57.6) 0.0 0.0 0.0 

Net Investing CF (1,175) 78.1 (31.7) (297) (130) (30.0) 

Div Paid (66.6) (66.5) (66.5) (66.4) (66.4) (66.4) 

Chg in Gross Debt  1,152 (79.8) (38.4) 300 120 0.0 

Capital  Issues (1.2) 0.0 (2.7) 0.0 0.0 0.0 

Other Financing CF (44.7) (55.6) (45.1) 0.0 0.0 0.0 

Net Financing CF 1,039 (202) (153) 234 53.6 (66.4) 

Currency Adjustments (5.9) (1.1) 1.99 0.0 0.0 0.0 

Chg in Cash 79.2 15.1 (72.6) 13.3 45.4 31.9 

Opg CFPS (S cts) 23.9 21.1 24.4 12.4 18.2 19.2 

Free CFPS (S cts) 32.5 20.3 15.2 (33.2) (1.2) 14.8 

 

Source: Company, DBS Bank 
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Company Background 

 
Ho Bee Land Limited was listed on the Mainboard of the 

Singapore Exchange in 1999. Headquartered in Singapore, 

Ho Bee a has property investments and developments in 

Australia, China, United Kingdom and Europe. The real 

estate development and investment company has a 

portfolio that covers many quality residential, commercial 

and high-tech industrial projects since its establishment in 

1987. 

 

In Singapore, apart from being the leading developer of 

luxury homes in the exclusive residential enclave of Sentosa 

Cove, its portfolio of investment properties includes the 

commercial landmark in the one-north precinct, The 

Metropolis.  Other buildings in its overseas investment 

property portfolio include Ropemaker Place, 1 St Martin’s Le 

Grand, 60 St Martin’s Lane, 39 Victoria Street, 110 Park 

Street, Apollo & Lunar House and 67 Lombard Street in 

London. 

 

Founder and CEO of Ho Bee Group. Dr Chua Thian Poh was 

the founder of Ho Bee Group and was appointed as the 

Group’s Chairman and CEO since its debut on the 

Mainboard of the Singapore Exchange in 1999. In addition 

to establishing Ho Bee Group in 1987, Dr Chua is also a 

prominent community leader who is recognised for this 

philanthropy efforts. His son, Mr Nicholas Chua was 

appointed as Deputy CEO of Ho Bee Land in 2018. 

 

Together, Dr Chua and family have a combined deemed 

interest of more than 75% of Ho Bee Land.  

 

 
 

Corporate Structure 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
 

Source: Company
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Environment, Social & Governance (ESG) 
 
Ho Bee Land publishes a sustainability report annually which 

outlines the Group’s commitment towards sustainable 

growth through the disclosure of selected performance and 

targets of significant assets of the Group. In the sustainability 

report, HBL has aligned factors it deemed material to 

relevant United Nations Sustainability Development Goals 

(“SDGs”). Through the shared blueprint towards the 2030 

Agenda for Sustainable Development, the group hopes to 

contribute to a better and more sustainable future for all.  

 

Sustainability Integration  

HBL provides a roadmap for employees to work towards the 

mission of “Ho Bee Land’s Sustainability Value Creation” 

through five pillars – Enhancing Economic Value, Contributing 

to a Sustainable Environment, Developing Our People, 

Enriching Our Communities and Strengthening Corporate 

Governance. 

 

Stakeholder Engagement  

Key stakeholders were identified based on their influence on 

the Group’s business and the impact of our businesses on 

them. The Group engages stakeholders through various 

channels to identify and understand issues pertinent to 

them. Some of the key stakeholders identified include 

Investors/Shareholders, Customer-Tenants/Home Buyers, 

Employees, Communities, Government and Regulators, and 

Business Partners/Suppliers. HBL engages with its key 

stakeholders frequently throughout the year. 

 

Material Environmental, Social and Governance (ESG) Factors 

A materiality assessment exercise which took reference from 

the GRI Standards Materiality Principle was conducted while 

preparing HBL’s inaugural sustainability report for FY2017. 

Through the exercise, they have identified, prioritised and 

validated the following ESG factors to be of significance to 

business operations and of interest to key stakeholders. 

 

Material Environmental, Social and Governance (ESG) Factors 

 

 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
Source: Company 
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Key Management Team  

Name  Position Summary  

Chua Thian 

Poh 

 

Chairman and 

CEO 

• Dr Chua Thian Poh is the founder of Ho Bee Group. He was appointed as the 

Group’s Chairman and Chief Executive Officer in 1999. 

• Dr Chua has held several public appointments. He was appointed as the Non-

Resident Ambassador of Singapore to the Republic of Maldives (2015 – 2019), 

a member of the Constitutional Commission for the review of Elected 

Presidency (2016), and full member (2019) of the Council of Presidential 

Advisers. 

• An active community leader, Dr Chua serves as Honorary President of 

Singapore Federation of Chinese Clan Associations, Honorary President of 

Singapore Chinese Chamber of Commerce & Industry, Immediate Past 

President of Singapore Hokkien Huay Kuan, Honorary Chairman of Bishan East 

Citizens’ Consultative Committee, Chairman of Ren Ci Hospital, Chairman of 

Board of Trustee of the Chinese Development Assistance Council, and 

Chairman of Singapore Chinese Cultural Centre. 

• In July 2019, National University of Singapore conferred on him the Honorary 

Doctor of Letters. 

• Among the other awards conferred on him include the Public Service Star 

(BBM, 2004), Justice of the Peace (2005 – 2020), Businessman of the Year 

(2006), President’s Award for Philanthropy (Individual, 2012), Forbes Asia’s 

Heroes of Philanthropy (2014), and Distinguished Service Order (2014). 

Nicholas 

Chua 

 

Deputy CEO • Mr Nicholas Chua was appointed as Deputy Chief Executive Officer on 1 

October 2018. Prior to the appointment, he held various senior management 

positions since joining the Group in 2002.  

• He has been involved in developing the Group’s businesses, particularly in 

Australia and China. He also spearheaded the Group’s investments into 

Europe. With his role as the Deputy Chief Executive Officer, he assists the Chief 

Executive Officer in implementing the Group’s strategies and policies, and in 

the overall management of the Group’s businesses.  

• Mr Chua started his career with DBS Group Holdings Ltd. He graduated with a 

Bachelor of Science in Finance and Marketing from the University of Oregon. 

• Mr Chua is also the Board Chairman of Chua Foundation. 

Chong Hock 

Chang 

 

Group Director, 

Projects and 

Marketing 

• Mr Chong Hock Chang was appointed as Group Director (Projects and 

Marketing) in January 2017.  

• Mr Chong is responsible for the Group’s projects and the marketing of 

investment and development properties, both local and overseas. Prior to his 

current appointment, Mr Chong held several senior management roles since 

joining the Group in 1995.  

• Mr Chong started his career as a valuer at the Inland Revenue Authority of 

Singapore. He then joined Jones Lang Wootton (now known as Jones Lang 

LaSalle) as a consultant and undertook major research, feasibility studies and 

formulated marketing strategies for clients.  

• Mr Chong holds a Bachelor of Science (Honours) degree in Estate 

Management from the National University of Singapore. He currently serves as 

the Assistant Honorary Treasurer on the Management Committee of the Real  

Estate Developers Association of Singapore. 
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Name  Position Summary  

Michael 

Vinodolac 

CEO, Australia • Mr Michael Vinodolac joined Ho Bee Land in February 2020 as the CEO in 

Australia. He is responsible for charting the Group’s property business and 

growth strategy in Australia.  
• Mr Vinodolac has more than 15 years of experience in the masterplanned 

residential communities, having initially started his career as a lawyer before 

moving into development finance, followed by residential development roles. 

• Prior to joining Ho Bee Land, Mr Vinodolac was the Chief Operating Officer for 

Villa World Limited, an ASX-listed residential developer and home builder 

where he oversaw a substantial growth phase for the business.  

• Mr Vinodolac holds a Bachelor of Commerce in Accounting and Finance from 

Notre Dame University Australia and a Bachelor of Laws from Griffith 

University. 

Josephine 

Lee 

Finance Director • Ms Josephine Lee joined Ho Bee Land as Financial Controller in July 2018. She 

is responsible for managing the Group’s finance and accounting operations, 

financial and management reporting, capital management and budgeting and 

budgetary control.  

• Ms Lee was promoted to Finance Director with effect from 1 January 2021. She 

has more than 20 years of diversified experience in the Big Four audit firms 

and commercial experience in Singapore and China.  

• Prior to joining Ho Bee Land, Ms Lee was the Chief Financial Officer of Frasers 

Hospitality Asset Management Pte Ltd and Frasers Hospitality Trust 

Management Pte Ltd, and was responsible for the managers’ financial 

management and regulatory compliance and reporting, and the financial and 

capital management for Frasers Hospitality Trust.  

• Ms Lee holds a Bachelor of Accountancy (Honours) degree from Nanyang 

Technological University, Singapore, and is a Chartered Accountant of 

Singapore. 

Katharine 

Kum 

General Manager, 

Projects and 

Property 

Management 

• Ms Katharine Kum joined Ho Bee Land as General Manager, Projects and 

Property Management in April 2020. She is responsible for planning, execution, 

design, construction and performance of the Group’s development projects 

and oversight of the property management of the Group’s portfolio of 

investment properties in Singapore.  

• Ms Kum has more than 20 years of project development experience and prior 

to joining Ho Bee Land, she was the General Manager, Head of Projects in 

Bukit Sembawang Estates Ltd, responsible for the design and development of 

the Group’s properties.  

• Ms Kum holds a Bachelor of Architecture (Honours) degree and a Bachelor of 

Environmental Design degree from the University of Western Australia. She is a 

registered architect with the Singapore Board of Architects, a member of the 

Singapore Institute of Architects and the Singapore Institute of Arbitrators. 

Source: Company 
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DBS Bank recommendations are based on Absolute Total Return* Rating system, defined as follows: 

STRONG BUY (>20% total return over the next 3 months, with identifiable share price catalysts within this time frame) 

BUY (>15% total return over the next 12 months for small caps, >10% for large caps) 

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

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

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

*Share price appreciation + dividends 

 

Completed Date:  10 Jun 2021 09:44:44   (SGT) 

Dissemination Date: 10 Jun 2021 11:00:59   (SGT) 

 

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

 

GENERAL DISCLOSURE/DISCLAIMER  

This report is prepared by DBS Bank Ltd. This report is solely intended for the clients of DBS Bank Ltd, DBS Vickers Securities (Singapore) 

Pte Ltd, its respective connected and associated corporations and affiliates only and no part of this document may be (i) copied, 

photocopied or duplicated in any form or by any means or (ii) redistributed without the prior written consent of DBS Bank Ltd. 

 

The research set out in this report is based on information obtained from sources believed to be reliable, but we (which collectively refers 

to DBS Bank Ltd, its respective connected and associated corporations, affiliates and their respective directors, officers, employees and 

agents (collectively, the “DBS Group”) have not conducted due diligence on any of the companies, verified any information or sources or 

taken into account any other factors which we may consider to be relevant or appropriate in preparing the research.  Accordingly, we do 

not make any representation or warranty as to the accuracy, completeness or correctness of the research set out in this report. Opinions 

expressed are subject to change without notice. This research is prepared for general circulation. Any recommendation contained in this 

document does not have regard to the specific investment objectives, financial situation and the particular needs of any specific 

addressee. This document is for the information of addressees only and is not to be taken in substitution for the exercise of judgement by 

addressees, who should obtain separate independent legal or financial advice. The DBS Group accepts no liability whatsoever for any 

direct, indirect and/or consequential loss (including any claims for loss of profit) arising from any use of and/or reliance upon this 

document and/or further communication given in relation to this document. This document is not to be construed as an offer or a 

solicitation of an offer to buy or sell any securities. The DBS Group, along with its affiliates and/or persons associated with any of them may 

from time to time have interests in the securities mentioned in this document. The DBS Group, may have positions in, and may effect 

transactions in securities mentioned herein and may also perform or seek to perform broking, investment banking and other banking 

services for these companies. 

 

Any valuations, opinions, estimates, forecasts, ratings or risk assessments herein constitutes a judgment as of the date of this report, and 

there can be no assurance that future results or events will be consistent with any such valuations, opinions, estimates, forecasts, ratings 

or risk assessments. The information in this document is subject to change without notice, its accuracy is not guaranteed, it may be 

incomplete or condensed, it may not contain all material information concerning the company (or companies) referred to in this report 

and the DBS Group is under no obligation to update the information in this report. 

 

This publication has not been reviewed or authorized by any regulatory authority in Singapore, Hong Kong or elsewhere. There is no 

planned schedule or frequency for updating research publication relating to any issuer.   

 

The valuations, opinions, estimates, forecasts, ratings or risk assessments described in this report were based upon a number of estimates 

and assumptions and are inherently subject to significant uncertainties and contingencies. It can be expected that one or more of the 

estimates on which the valuations, opinions, estimates, forecasts, ratings or risk assessments were based will not materialize or will vary 

significantly from actual results. Therefore, the inclusion of the valuations, opinions, estimates, forecasts, ratings or risk assessments 

described herein IS NOT TO BE RELIED UPON as a representation and/or warranty by the DBS Group (and/or any persons associated with 

the aforesaid entities), that: 
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(a)  such valuations, opinions, estimates, forecasts, ratings or risk assessments or their underlying assumptions will be achieved, and 

(b) there is any assurance that future results or events will be consistent with any such valuations, opinions, estimates, forecasts, ratings 

or risk assessments stated therein. 

 

Please contact the primary analyst for valuation methodologies and assumptions associated with the covered companies or price targets. 

 

Any assumptions made in this report that refers to commodities, are for the purposes of making forecasts for the company (or companies) 

mentioned herein. They are not to be construed as recommendations to trade in the physical commodity or in the futures contract 

relating to the commodity referred to in this report.  

 

DBSVUSA, a US-registered broker-dealer, does not have its own investment banking or research department, has not participated in any 

public offering of securities as a manager or co-manager or in any other investment banking transaction in the past twelve months and 

does not engage in market-making.   

 

ANALYST CERTIFICATION 

The research analyst(s) primarily responsible for the content of this research report, in part or in whole, certifies that the views about the 

companies and their securities expressed in this report accurately reflect his/her personal views. The analyst(s) also certifies that no part 

of his/her compensation was, is, or will be, directly or indirectly, related to specific recommendations or views expressed in the report. The 

research analyst (s) primarily responsible for the content of this research report, in part or in whole, certifies that he or his associate1 does 

not serve as an officer of the issuer or the new listing applicant (which includes in the case of a real estate investment trust, an officer of 

the management company of the real estate investment trust; and in the case of any other entity, an officer or its equivalent counterparty 

of the entity who is responsible for the management of the issuer or the new listing applicant) and the research analyst(s) primarily 

responsible for the content of this research report or his associate does not have financial interests
2
  in relation to an issuer or a new 

listing applicant that the analyst reviews.  DBS Group has procedures in place to eliminate, avoid and manage any potential conflicts of 

interests that may arise in connection with the production of research reports.  The research analyst(s) responsible for this report 

operates as part of a separate and independent team to the investment banking function of the DBS Group and procedures are in place 

to ensure that confidential information held by either the research or investment banking function is handled appropriately.  There is no 

direct link of DBS Group's compensation to any specific investment banking function of the DBS Group. 

 

 

COMPANY-SPECIFIC / REGULATORY DISCLOSURES  

1. DBS Bank Ltd, DBS HK, DBS Vickers Securities (Singapore) Pte Ltd (''DBSVS'') or their subsidiaries and/or other affiliates have 

proprietary positions in UOL Group, City Development recommended in this report as of 30 Apr 2021. 

2. Neither DBS Bank Ltd nor DBS HK market makes in equity securities of the issuer(s) or company(ies) mentioned in this 

Research Report.  

 

Compensation for investment banking services: 

3. DBS Bank Ltd, DBS HK, DBSVS their subsidiaries and/or other affiliates of DBSVUSA have received compensation, within the 

past 12 months for investment banking services from City Development,  as of 30 Apr 2021. 

4. DBS Bank Ltd, DBS HK, DBSVS, their subsidiaries and/or other affiliates of DBSVUSA have managed or co-managed a public 

offering of securities for City Development, in the past 12 months, as of 30 Apr 2021. 

5. DBSVUSA does not have its own investment banking or research department, nor has it participated in any public offering of 

securities as a manager or co-manager or in any other investment banking transaction in the past twelve months. Any US 

persons wishing to obtain further information, including any clarification on disclosures in this disclaimer, or to effect a 

transaction in any security discussed in this document should contact DBSVUSA exclusively.            

 

 
1 An associate is defined as (i) the spouse, or any minor child (natural or adopted) or minor step-child, of the analyst; (ii) the trustee of a trust of 

which the analyst, his spouse, minor child (natural or adopted) or minor step-child, is a beneficiary or discretionary object; or (iii) another person 

accustomed or obliged to act in accordance with the directions or instructions of the analyst.   

2 Financial interest is defined as interests that are commonly known financial interest, such as investment in the securities in respect of an issuer or 

a new listing applicant, or financial accommodation arrangement between the issuer or the new listing applicant and the firm or analysis.  This 

term does not include commercial lending conducted at arm's length, or investments in any collective investment scheme other than an issuer or 

new listing applicant notwithstanding the fact that the scheme has investments in securities in respect of an issuer or a new listing applicant.   
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Disclosure of previous investment recommendation produced: 

6. DBS Bank Ltd, DBS Vickers Securities (Singapore) Pte Ltd (''DBSVS''), their subsidiaries and/or other affiliates may have 

published other investment recommendations in respect of the same securities / instruments recommended in this research 

report during the preceding 12 months. Please contact the primary analyst listed in the first page of this report to view 

previous investment recommendations published by DBS Bank Ltd, DBS Vickers Securities (Singapore) Pte Ltd (''DBSVS''), their 

subsidiaries and/or other affiliates in the preceding 12 months.      

 

 
RESTRICTIONS ON DISTRIBUTION  

General This report is not directed to, or intended for distribution to or use by, any person or entity who is a citizen or 

resident of or located in any locality, state, country or other jurisdiction where such distribution, publication, 

availability or use would be contrary to law or regulation. 

 

Australia This report is being distributed in Australia by DBS Bank Ltd, DBSVS or DBSV HK. DBS Bank Ltd holds Australian 

Financial Services Licence no. 475946. 

 

DBSVS and DBSV HK are exempted from the requirement to hold an Australian Financial Services Licence under 

the Corporation Act 2001 (“CA”) in respect of financial services provided to the recipients. Both DBS Bank Ltd and 

DBSVS are regulated by the Monetary Authority of Singapore under the laws of Singapore, and DBSV HK is 

regulated by the Hong Kong Securities and Futures Commission under the laws of Hong Kong, which differ from 

Australian laws. 

 

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

 

Hong Kong This report has been prepared by a person(s) who is not licensed by the Hong Kong Securities and Futures 

Commission to carry on the regulated activity of advising on securities in Hong Kong pursuant to the Securities and 

Futures Ordinance (Chapter 571 of the Laws of Hong Kong). This report is being distributed in Hong Kong and is 

attributable to DBS Bank (Hong Kong) Limited, a registered institution registered with the Hong Kong Securities 

and Futures Commission to carry on the regulated activity of advising on securities pursuant to the Securities and 

Futures Ordinance (Chapter 571 of the Laws of Hong Kong). DBS Bank Ltd., Hong Kong Branch is a limited liability 

company incorporated in Singapore.  

                 

For any query regarding the materials herein, please contact Carol Wu (Reg No. AH8283) at dbsvhk@dbs.com 

 

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

 

Malaysia This report is distributed in Malaysia by AllianceDBS Research Sdn Bhd ("ADBSR"). Recipients of this report, 

received from ADBSR are to contact the undersigned at 603-2604 3333 in respect of any matters arising from or in 

connection with this report. In addition to the General Disclosure/Disclaimer found at the preceding page, 

recipients of this report are advised that ADBSR (the preparer of this report), its holding company Alliance 

Investment Bank Berhad, their respective connected and associated corporations, affiliates, their directors, officers, 

employees, agents and parties related or associated with any of them may have positions in, and may effect 

transactions in the securities mentioned herein and may also perform or seek to perform broking, investment  

banking/corporate advisory and other services for the subject companies. They may also have received 

compensation and/or seek to obtain compensation for broking, investment banking/corporate advisory and other 

services from the subject companies. 

 

Wong Ming Tek, Executive Director, ADBSR 
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Singapore This report is distributed in Singapore by DBS Bank Ltd (Company Regn. No. 196800306E) or DBSVS (Company 

Regn No. 198600294G), both of which are Exempt Financial Advisers as defined in the Financial Advisers Act and 

regulated by the Monetary Authority of Singapore. DBS Bank Ltd and/or DBSVS, may distribute reports produced 

by its respective foreign entities, affiliates or other foreign research houses pursuant to an arrangement under 

Regulation 32C of the Financial Advisers Regulations. Where the report is distributed in Singapore to a person who 

is not an Accredited Investor, Expert Investor or an Institutional Investor, DBS Bank Ltd accepts legal responsibility 

for the contents of the report to such persons only to the extent required by law. Singapore recipients should 

contact DBS Bank Ltd at 6327 2288 for matters arising from, or in connection with the report. 

 

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

 

United 

Kingdom 

This report is produced by DBS Bank Ltd which is regulated by the Monetary Authority of Singapore.  

 

This report is disseminated in the United Kingdom by DBS Vickers Securities (UK) Ltd, ("DBSVUK"). DBSVUK is 

authorised and regulated by the Financial Conduct Authority in the United Kingdom.  

 

In respect of the United Kingdom, this report is solely intended for the clients of DBSVUK, its respective connected 

and associated corporations and affiliates only and no part of this document may be (i) copied, photocopied or 

duplicated in any form or by any means or (ii) redistributed without the prior written consent of DBSVUK. This 

communication is directed at persons having professional experience in matters relating to investments. Any 

investment activity following from this communication will only be engaged in with such persons. Persons who do 

not have professional experience in matters relating to investments should not rely on this communication. 

 

Dubai 

International 

Financial 

Centre  

This research report is being distributed by DBS Bank Ltd., (DIFC Branch) having its office at units 608 - 610, 6th 

Floor, Gate Precinct Building 5, PO Box 506538, DIFC, Dubai, United Arab Emirates. DBS Bank Ltd., (DIFC Branch) is 
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