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Singapore Press Holdings 
What’s next? 

■ We took a deep dive into what’s next for SPH following its recent proposal to 
exit media. We raise SOP TP to S$2.19 on higher investment portfolio value. 

■ We deem SPH an integrated real-estate asset manager/owner with quality 
portfolio worth at least S$6.7bn with S$1.2bn non-core assets for recycling.  

■ SPH is not a property developer, with minimum development projects and 
trading at an attractive c.0.8x FY21F P/B vs. peers at 2.5x (Fig 5).  

 

Deep dive  
We looked at 1) why anyone would be interested in Singapore Press Holdings (SPH) 

without media, 2) why SPH should not be benchmarked against property developers but 

instead potentially labelled as an integrated real-estate asset manager/owner, 3) breaking 

down its non-core assets worth c. S$1.2bn, potentially ripe for capital recycling, 4) whether 

it makes sense for SPH to be privatised, and 5) what happens if the media exit plan fails? 

Reiterate Add, with higher SOP-based TP of S$2.19, mainly to account for (i) higher value 

for asset manager (to include US Prime REIT) and (ii) higher value for iFAST based on our 

TP. Downside risks include resurgence of Covid-19 cases and weaker-than-expected 

income from media and investment portfolio.  

Integrated real-estate asset manager  
SPH’s quality portfolio is worth at least c.S$6.7bn which we broadly categorise into 1) 

property assets, 2) asset management, 3) digital investments, and 4) other listed 

investments. Property assets dominate a large part (c.S$5.3bn) of its portfolio with quality 

retail malls in Singapore and Australia, student accommodation assets in the UK and 

Germany, aged care assets in Singapore and Japan, and partial stakes in Woodleigh mixed 

development as well as a data centre in Singapore. In FY20, as media business slid into a 

loss-making position, SPH’s entire EBIT was supported by stable income from its real-

estate portfolio above.   

Who would be interested in SPH without media? 
We believe, practically anyone, such as strategic investors/real estate funds that already 

have a real estate portfolio or investors who want exposure to the real estate management 

business. Some of the real estate funds/companies that have similar exposures to SPH 

include ARA Asset Management, Brookfield, Mapletree Investments, Metro Holdings and 

Savills Investment Management (Fig 10). SPH could also be a good fit for Keppel Corp as 

both groups had the same chairman, Mr. Lee Boon Yang, from 2011 to 23 Apr 2021, and 

shared joint ownership and legacy investments (Fig 11).  

S$1.2bn of non-core assets ripe for capital recycling  
We estimate SPH’s non-core assets to be worth c.S$1.2bn (Fig 20), potentially ripe for 

capital recycling. If SPH sells all of these assets, it could double its PBSA (purpose built 

student accommodation) portfolio (Fig 21), raising our FY22-23F net profit forecasts by 

c.30% and dividend yields to 4.5-5% on the stock.   
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  Singapore 

ADD (no change) 

Consensus ratings*: Buy 2 Hold 1 Sell 2 
  

Current price: S$1.82 

Target price:   S$2.19 

Previous target: S$2.09 

Up/downside: 20.1% 

CIMB / Consensus: 23.5% 
  

Reuters: SPRM.SI 

Bloomberg: SPH SP 

Market cap: US$2,184m 

 S$2,897m 

Average daily turnover: US$22.32m 

 S$29.77m 

Current shares o/s: 1,591m 

Free float: 95.7% 
*Source: Bloomberg  

 

Key changes in this note 

 FY21-22F EPS cut by 1.5-6.3%. 

 
 

 

 

Source: Bloomberg 

 
Price performance 1M 3M 12M 

Absolute (%) 15.2 35.8 32.8 

Relative (%) 12.4 34.7 15.1 
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Financial Summary Aug-19A Aug-20A Aug-21F Aug-22F Aug-23F

Revenue (S$m) 959.3 865.7 883.1 895.8 901.3

Operating EBITDA (S$m) 263.6 215.9 303.9 307.7 313.2

Net Profit (S$m) 213.2 (83.7) 158.3 152.5 159.8

Core EPS (S$) 0.13 (0.07) 0.10 0.09 0.10

Core EPS Growth (23%) (151%) (4%) 5%

FD Core P/E (x) 13.80 NA 18.59 19.30 18.41

DPS (S$) 0.12 0.03 0.06 0.07 0.07

Dividend Yield 6.59% 1.37% 3.30% 3.57% 3.85%

EV/EBITDA (x) 19.36 29.56 21.05 20.69 20.23

P/FCFE (x) 306.3 15.9 17.2 13.7 13.5

Net Gearing 31.0% 52.8% 52.2% 50.9% 49.7%

P/BV (x) 0.81 0.78 0.77 0.77 0.76

ROE 6.00% (2.95%) 4.18% 3.99% 4.15%

% Change In Core EPS Estimates   (1.52%) (6.34%)  

CGS-CIMB/Consensus EPS (x)   1.06 1.14 1.21
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What’s next  
Disposal of media business is the first step in its strategic 
review    

SPH announced on 6 May 2021 that it will be transferring its media business to a 

not-for-profit entity. It also said that the disposal of the media business is only the 

first step in its ongoing strategic review and it will continue to explore strategic 

options for its other businesses to further unlock shareholder value. Since the 

announcement, investor questions on SPH have been mainly centered on how 

SPH can further unlock shareholder value after the spin-off of its media business.   

In this report, we attempt to address these questions by exploring some of the 

options open to SPH for unlocking the value of its other businesses.  

 

What’s next? 1: Emergence of a substantial shareholder?   

One of the key outcomes of the disposal of its media business is SPH will no 

longer be bound by the provisions of the Newspaper and Printing Presses Act 

(NPPA) which stipulates that (i) no one can become a substantial shareholder of 

SPH, and (ii) own more than 5% in aggregate of SPH’s shares, without the 

approval of the Minister.  

Interested parties can now acquire a substantial stake in SPH. With the 

removal of the NPPA post restructuring, any interested party will be able to acquire 

a substantial stake in SPH. SPH’s currently fragmented shareholding structure, 

with the top 10 largest shareholders holding a mere 8.8% of the company with 

each of remaining shareholders owning 0.1% or less, can help to facilitate this. 
 

Figure 1: SPH's fragmented shareholdings as at 16 Jun 2021 

 
   SOURCES: BLOOMBERG, CGS-CIMB RESEARCH 
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Vanguard Group Inc/The (2.92%)

Norges Bank (1.55%)

BlackRock Inc (1.19%)

 Government Pension Investment Fund
(0.79%)

State of California (0.77%)

Dimensional Fund Advisors LP (0.66%)

Charles Schwab Corp/The (0.36%)

American Century Cos Inc (0.25%)

State Street Corp (0.22%)

Teachers Insurance & Annuity Assoc
(0.11%)
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Why would anyone be interested in SPH?  

Quality portfolio. SPH’s property portfolio, excluding media, consists of (i) quality 

retail malls in Singapore and Australia, (ii) student accommodation assets in UK 

and Germany, (iii) aged care assets in Singapore and Japan, (iv) a 50%- owned 

Woodleigh mixed development, and (v) a 40%-owned data centre at Genting Lane, 

Singapore.  

Aside from these property assets, SPH is also the asset manager of SPH REIT 

and its PBSA (purpose-built student accommodation) and aged care business, 

where it collects a stable fee income. It also owns 20% of the manager of Prime 

US REIT. It also has stakes in listed companies, as well as bungalows and offices 

in Singapore and Hong Kong, which could be divested and proceeds redeployed 

into higher yielding assets, in our view.  
 

Figure 2: SPH’s portfolio overview - 1) property asset, 2) asset manager, 3) digital investments and 4) other listed investments 

 
   SOURCES: CGS-CIMB RESEARCH ESTIMATES, COMPANY REPORTS 

 

 

 

Investment Stake Asset Description Asset value (S$ m)*

Paragon (Singapore)

One of the largest malls (NLA 717,855 sf) located on Orchard Road, the main 

shopping belt in Singapore. It is a 6-storey retail mall with 14-storey of medical 

suite/office tower and another 3-storey medical suite/office tower sitting on top 

of the retail podium. 

1HFY21 (Sep 20 to Mar 21): Occupancy 97.1%; Rental reversion +1.3%

1742 (as at Aug 2020)

The Clementi Mall 

(Singapore)

A 5-storey suburban mall links directly to the bus interchange on the ground 

floor and Clementi MRT Station on the 3rd floor via a linkbridge. 

1HFY21 (Sep 20 to Mar 21): Occupancy 97.1%; Rental reversion -7.8%

385 (as at Aug 2020)

The Rail Mall (Singapore)

A suburban retail strip comprising 43 single-storey shop units which linked by a 

short walking distance to one of the key access points to the Rail Corridor.

1HFY21 (Sep 20 to Mar 21): Occupancy 100%; Rental reversion +5.4%

41 (as at Aug 2020)

Westfield Marion (Australia)

50% owned by SPH REIT, the mall is the largest and only super regional 

shopping centre in South Australia. The freehold property which sits on a land 

parcel of c.2.5m sf is strategically located c.10km south-west of Adelaide's 

CBD.

1HFY21 (Sep 20 to Mar 21): Occupancy 97.9%

436 (as at Aug 2020)

Figtree Grove (Australia)

It is a dominant sub-regional shopping centre located c.3km south-west of the 

Wollongong CBD. The mall is anchored by supermarkets - Cole and 

Woolworths, Kmart (a discount department store), offering resilient rental 

income.

1HFY21 (Sep 20 to Mar 21): Occupancy 99.2%

109 (as at Aug 2020)

PBSA 100%
United Kingdom (7439 beds) 

and Germany (284 beds)

SPH owns 7439 beds in UK and 284 beds in Germany. PBSA has proven to be 

one of the most resilient assets with investment volumes in the UK reached the 

highest year on record despite the pandemic.  Investment yields have also 

remained resilient at 3.75% to 5.5%. 

1431 (as at Aug 2020)

The Seletar 

Mall Pte Ltd
70% Seletar Mall (Singapore)

The Seletar Mall is a suburban shopping mall which is connected to Fernvale 

LRT Station in Singapore. 
336 (as at Aug 2020)

Orange Valley Singapore 

(>900 beds)

Japan (365 beds)

Nassim Road 

Bungalows
100%

3 unit of freehold Good 

Class Bungalows located at 

Nassim Road, Singapore.

133 (Based on CGS-CIMB 

estimates of market value)

20A Yarwood 

Avenue, 

Singapore 

100%

A unit of 999-year leasehold 

Good Class Bungalow 

located at Yarwood Avenue, 

Singapore.

22 (Based on CGS-CIMB 

estimates of market value)

Tower Two, 

Lippo Centre, 

Hong Kong

100%

Commercial office unit at 

Unit 1308 13th Floor

89 Queensway, Hong Kong

-
20 (Based on CGS-CIMB 

estimates of market value)

Manhattan 

house, 

Singapore

100%

Commercial office unit at 

151 Chin Swee Road

Units #01-39 to #01-48

-
7 (Based on CGS-CIMB 

estimates of market value)

Woodleigh 

Mixed 

Development, 

Singapore

50%
Mixed-use commercial and 

residential development 

An integrated property development jointly developed by SPH and Japanese 

property developer Kajima Development. Residential units were soft launched 

in Oct 2018. As at 22 Mar 2021, c.412 units (62% of total units) have been 

sold at an average price of S$1,923 psf, up from S$1,873 psf at launch. 

Woodleigh Mall has been earmarked as a ROFR asset of SPH REIT.

642 (as at Aug 2020)

100% SPH REIT

100% PBSA

20% KBS Prime US REIT

sgCarMart 100% - No. 1 platform in Singapore for buying and selling cars. 50 (as at 28 Feb 2021)

Coupang 0.1% - The largest online marketplace in South Korea. 89 (as at 16 Jun 2021)

M1 16.1%

A subsidiary of Keppel Corp, 

a full service 

communications provider in 

Singapore.

One of the four major telcos operating in the country. 307 (as at 28 Feb 2021)

Data Centre at 

Genting Lane, 

Singapore

40%

A JV with Keppel Data 

Centres Holding Pte Ltd. 

Currently under construction. 

A valuable asset given the moratorium imposed to limit the supply of data 

centre and strong demand for data center in Singapore. 
24 (as at 28 Feb 2021)

iFast 15% -
Listed in Singapore. A leading wealth management fintech platform, with 

assets under administration of approximately S$16.11 billion as at 31 March 
345 (as at 16 Jun 2021)

KBS Prime US 

REIT
6.5% -

Listed in Singapore. A well-diversified REIT focused on stabilised income-

producing prime office assets in the US. 
79 (as at 16 Jun 2021)

MindChamps 20% -
Listed in Singapore. Leading early education, child care and enrichment 

provider in Singapore, and market leader of premium preschools.
13 (as at 16 Jun 2021)

Total 6,686 

Digital investments

Listed investments

Property asset

Deliver stable recurring income
167 (Based on CGS-CIMB 

estimates)
Asset manager

Aged care assets are expected to deliver stable income. Despite the Covid-19 

pandemic, bed occupancy rate in its Singapore assets was at 84% in Feb 

2021 while the underlying portfolio occupancy of Japan assets remained at 

high 90s and reported slight positive fair value adjustment of S$12k.

192 (as at Aug 2020)

SPH REIT 66%

Aged care 100%

Good Class Bungalows are landed properties located in 39 designated areas 

in Singapore.  They are the creme de la creme of residential housing form. It is 

estimated that the supply of GBCs is about 2,800 units and this only accounts 

for only 0.7% of total island-wide stock c.411,000 private residentail properties 

(as of 4Q2020) or 3.8% of all landed private residential stock. From 2001 to 

2021, land prices of GCBs have been rising at 7.5% CAGR per annum, 

according to media article. 

Asset manager



 

 Newspaper │ Singapore 

 

 Singapore Press Holdings │ June 17, 2021 
 

 

 

 

4 
 

SPH’s earnings are mainly supported by stable income. SPH’s financial 

performance is mainly supported by income from its property investments (SPH 

REIT, Seletar Mall and PBSA). In FY19, some 87% of EBIT was generated by 

stable income. In FY20, as the media business of SPH slid into the red, the group’s 

EBIT was entirely supported by the stable income generated from SPH REIT, 

Seletar Mall and PBSA.   

 
  

Figure 3: SPH EBIT contributions - FY19 Figure 4: SPH EBIT contributions - FY20 

  
   SOURCES: CGS-CIMB RESEARCH, COMPANY REPORTS    SOURCES: CGS-CIMB RESEARCH, COMPANY REPORTS 

  

 

Trading below book value. SPH is currently trading at S$1.82, a c.18%/12% 

discount to its pre-/post-restructuring NAV of S$2.24/2.08, respectively. While 

Singapore property developers are trading at between 15% and 60% discounts to 

their book values, we note that these companies have larger exposures to 

property development (see next section titled “It is not a property developer”).  

Global real estate investment managers trade at a premium to book. A check 

on global developed market real estate investment managers and owners shows 

that the market has ascribed a premium valuation to book of 2.5x on average for 

these companies. CapitaLand has also proposed to spin off its development 

business from the listed entity in hopes of unlocking the value of its investment 

management business. 

Considering the premium valuation commanded by the real estate investment 

managers, as well as SPH’s much smaller asset base and its slight exposure to 

the property development business, we believe SPH should trade at least at a 

post-restructuring NAV of S$2.08, which is close to our post-restructuring SOP 

target price of S$2.03.  
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Stable income Non-recurring income

Title:

Source:

Please fill in the values above to have them entered in your report

Stable income
92%

Non-
recurring 

income
-8%

Stable income Non-recurring income



 

 Newspaper │ Singapore 

 

 Singapore Press Holdings │ June 17, 2021 
 

 

 

 

5 
 

 

Figure 5: Peer comparisons – integrated real estate investment managers/ owners (as at 17 Jun 2021) 

 
   *Based on EBITDA **Based on EBIT ***Based on SPH’s interest  

SOURCES: CGS-CIMB RESEARCH, COMPANY REPORTS, BLOOMBERG 
 

 

Company
Last Price 

(LC)
Rating

 Mkt cap 

(S$ m) 

P/BV (x) 

(Latest 

quarter)

Dvd 

yield 

(Last 

FY)

ROE# 

(Last 

FY)

Location Business
Portfolio by 

type
AUM (Last FY)

Revenue 

breakdown 

(Last FY)

APN 

Property 

Group Ltd

0.905 NR 304 2.4 2.1% 3.8% Australia

A specialist real estate 

investment manager. The 

company manages 

commercial real estate funds 

and also has its own capital 

invested in the investment 

funds it manages. 

Industrial; 

Office; 

Convenience 

retail

(1) Funds under 

management - S$2,718m: (i) 

Real Estate Securities (46%) 

(ii) APN Industria REIT (31%) 

(iii) APN Convenience Retail 

REIT (17%) (iv) Direct 

Property (6%) 

(2) Co-Investments & Cash - 

S$137m

(1) Fund 

Management 

Fee (58%)

(2) Co-

investment 

Income (30%)

BlackWall 

Limited
0.63 NR 41 1.9 3.3% 1.0% Australia

Generates management, 

performance and transaction 

fees from real estate 

investment structures - the 

largest being BWR. Portfolio 

under management currently 

comprises 16 properties with 

a total value of A$400m

S$410m

(1) Management 

fee (75%)

(2) Performance 

and transaction 

fees (10%)

RMR Group 40.88 NR 1,695 4.3 3.7% 9.7% USA

A leading US alternative 

asset management company, 

focuses on commercial real 

estate and related 

businesses. 

Hotels, Multi-

tenant & 

Single tenant 

office, NNN 

service retail, 

Senior living 

residential, 

Industrial, Life 

science, 

Medical 

office, 

Wellness

S$42bn

(1) Management 

services (98.3%)

(2) Advisory 

services (1.7%)

First 

Property 

Group

35.5 NR 73 0.8 0.0% 6.9%
UK, Poland 

and Romania

(1) Earns fees from investing 

for third parties in property. 

Manages 12 funds which are 

invested across the UK, 

Poland and Romania. 

(2) Earn a return on its own 

capital, usually in partnership 

with third parties. 

Investments comprise eight 

directly owned properties in 

Poland and Romania as well 

as non-controlling interests in 

10 of the 12 funds managed.

Office, 

Retail/retail 

warehousing, 

Supermarkets

, Industrial

Fund management division: 

S$1,060m 

Group Properties Division: 

S$105m

(1) Fund 

management 

division (24%)

(2) Group 

properties (76%)

ESR 

Cayman
24.25 NR 12,616 2.7 0.0% 8.0%

China, 

Japan, 

Singapore, 

India, 

Australia, 

South Korea

(1) Investment - includes 

completed properties held on 

balance sheet, co-

investments in the funds and 

investment vehicles and the 

public REITs under 

management

(2) Fund management - 

Manage a broad range of 

funds and investment 

vehicles that invest in a 

portfolio of logistics 

properties

(3) Development - activities 

include land sourcing, 

design, construction and 

leasing.

Industrial, 

business 

parks

S$39.5bn

(1) Investment - 

28%

(2) Fund 

management - 

49%

(3) Development - 

24%

Charter Hall 

Group
15.4 NR 7,316 3.3 2.3% 20.2% Australia

Integrated property group 

that manages listed and 

unlisted property funds on 

behalf of wholesale, 

institutional and retail 

investors.

Office, 

Industrial & 

logistics, 

Social 

Infrastructure, 

Retail

S$41.3bn

(1) Investment 

management 

revenue (72%)

(2) Property 

services revenue 

(11%)

(3) Development 

revenue (14%)

(4) Gross rental 

income (2%)

Goodman 

Group
20.85 NR 39,289 3.2 1.4% 13.1%

Asia, 

UK/Continent

al Europe, 

Australia/Ne

w Zealand, 

Americas

Own, develop and manage 

modern industrial real estate 

including logistics facilities, 

warehouses and business 

parks. 

Industrial S$52.6bn

(1) Development 

income (58%)

(2) Management 

income (34%)

(3) Property 

income (8%)

Lendlease 

Group
12.24 NR 8,597 1.2 2.7% 1.5%

Australia, 

Asia, Europe 

and Americas

Globally integrated real 

estate and investment group 

with core expertise in 

urbanisation. Creates urban 

precincts, new communities, 

retail precincts, and work 

places. Also creates 

essential civic and social 

infrastructure including state-

of-the-art hospitals, 

universities, and stadiums 

around the world.

Residential, 

Retail, 

Commercial

Development pipeline - 

S$115bn

Construction backlog 

revenue - S$14bn

Funds under management - 

A$37bn

Assets under management - 

A$30bn

(1) Development 

(57%)*

(2) Construction 

(18%)*

(3) Investment 

(25%)*

Average 8,741 2.5 2.0% 8.0%

SPH 1.84 Add 2,881 0.8 3.30% 3.7%

Singapore, 

Australia, 

UK, 

Germany, 

Japan

A Singaporean media 

organisation with business in 

print, digital radio, and 

outdoor media and property 

and aged care. It has 

proposed to spin off its media 

business to focus on real 

estate business.

Retail malls, 

student 

accommodati

on and aged 

care.

>S$6.7bn*** - Retail malls 

(45%), PBSA (21%), aged 

care (3%), others (23%)

Pre-

restructuring**

Property (110%)

Media (-4.9%)

Others (-5.3%)
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It is not a property developer 

SPH has much lower development exposure to total assets. SPH has 

development exposure due to its 50% and 40% stakes in Woodleigh mixed 

development and data centre at Genting Lane, respectively. However, its 

exposure to development projects is much smaller compared to most of other 

property developers. Assuming that the project is fully developed, we estimate 

that SPH’s Woodleigh mixed development (the only residential project currently) 

would account for c.7.7% of total assets (as at 1HFY21, excluding media). 

Together with the data centre, which is earmarked for investment purposes, the 

development component would account for c.9% of total assets (as at 1HFY21, 

excluding media) vs. property developers’ development properties exposure of 8-

35% of total assets (Fig. 6).  

Property development is not a major revenue drive. Property developers 

derived between 30% and 80% of their FY19-20 revenues from developing 

property (Fig. 6). We estimate that Woodleigh residential development (excluding 

the retail portion as this is earmarked for rental income) would only account for 

4% to 11% of SPH’s total revenue (ex-media) in FY21-23F. More importantly, 

unlike property developers, we do not expect property development to be a 

yearly contributor to SPH’s revenue.   

 

 
 

Figure 6: Development properties exposure  

 
                                                                                               *Based on cost of development and assuming assets are fully developed 

    SOURCES: CGS-CIMB RESEARCH, COMPANY REPORTS 
 

 

To put things into perspective, we segregate SPH’s assets into different 

categories based on the valuation of the assets, which affirm that investments and 

fee-related assets account for the bulk of its total asset value at 82% vs. 18% from 

development projects. Of the 20% development projects, 58% are from data 

centre and Woodleigh mall which have been earmarked for investments (Figs 7 

and 8).   

 

FY19 FY20 1HFY21

Propery developer's development properties to total assets 

(FY20) - 8% to 35% -

Property developer's development properties to total revenue 

(FY20) 30% to 80% 45% to 82% -

SPH's development properties to total assets* 9%
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Figure 7: SPH has more exposure to investments than the development business 

 
   SOURCES: CGS-CIMB RESEARCH, COMPANY REPORTS 

 

 

 
 

Figure 8: Investments and fee-related assets account for 80% of SPH’s total portfolio* 

 
   SOURCES: CGS-CIMB RESEARCH ESTIMATES, COMPANY REPORTS 

*Please see figure 7 for more details on the total assets break-down 
 

 

 

 

 

 

 

 

 

 

 

 

Value (S$ m) Stake (%)
Stake Value 

S($ m)

1) Stakes in REITs - Stable recurring income

● SPH REIT (Carrying value as at Aug 2020) 4,111 66% 2,713

● Prime US REIT (market value as at 16 Jun 2021) 1,122 7% 73

2) Stakes in listed companies - opportunity for monetisation

● Coupang (market value at 16 Jun 2021) 89,230 0.1% 89

● iFast (market value at 16 Jun 2021) 2,298 15% 345

● Mindchamps (market value at 16 Jun 2021) 66 20% 13

3) Investment properties - High quality assets for monetisation

● PBSA (carrying value as at Aug 2020) 1,431 100% 1,431

● Aged care (carrying value as at Aug 2020) 192 100% 192

● Seletar Mall (carrying value as at Aug 2020) 480 70% 336
● Residential & commercial properties in Singapore and HK (market value, 

based on CGS-CIMB estimates) 183 100% 183

4) Others

● Media Fund Portfolio (ex Coupang) (carrying value, as at 28 Feb 2021) 66 100% 66

● M1 (carrying value, as at Feb 2021) 1,907 16% 307

1) Asset manager (based on CGS-CIMB estimates)

● SPH REIT

● PBSA

● Prime US REIT Manager (20% stake)

1) Mixed-development (GDV as at Aug 2020)

● Woodleigh development, Singapore 1,099 50% 550

● Woodleigh mall 784 50% 392

2) Digital

● Data Centre at Genting Lane (GDV as at Aug 2020) 932 40% 373

Investments 

Development  

Fee related earnings  

167 100% 167

Title:

Source:

Please fill in the values above to have them entered in your report

Investments + fees 
related, 82%

Development, 18%

Investments + fees related Development
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Focus is not on development but to grow stabilised assets. We understand 

that Woodleigh mall, which is part of the whole mixed development, was the main 

pull factor for SPH to invest in the project. The mall has been listed as one of the 

ROFR (right of first refusal) assets for SPH REIT (66% owned by SPH).  

As for the data centre at Genting Lane, SPH incurs minimal additional costs (total 

investment cost S$139.6m) as it injected the land into the JV (40% owned by SPH) 

to develop the data centre which we think is a valuable asset for SPH due to strong 

demand for data centres and the moratorium imposed on data centre in Singapore.  

Going forward, we believe SPH’s main focus is to build up a defensive portfolio to 

yield stable recurring income, led by SPH REIT, Seletar Mall, PBSA and aged 

care assets. Based on its historical track record, we believe the property 

development business would remain small for SPH, even if the group continues 

to venture into this business and is likely to be in a partnership setting as SPH has 

minimal particular expertise in developing properties.   

Since 2004, SPH has only ventured into three development projects – (i) 274 units 

of Sky@eleven condominium (sold out within 30 hours after its soft launch in Jan 

2007); (ii) Seletar Mall (via 30%-owned JV with United Engineers); and (iii) 

Woodleigh mixed development (via 50%-owned JV with Kajima Development). 

The growth of its real estate portfolio was in fact mainly driven by acquisitions of 

stabilised assets (PBSA and aged care) since 2018 (Fig. 9). We are of the view 

that SPH’s business model is more similar to REITs that acquire mainly stabilised 

assets and trade mostly near or above 1x 1HFY21 P/BV.  

 
 

Figure 9: Acquisitions since 2018 

 
   SOURCES: CGS-CIMB RESEARCH. COMPANY REPORTS 
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Who could be interested?  

There are endless possibilities here, in our view. They can be strategic 

investors/real estate funds that already have a real estate portfolio or any 

investors who want exposure to the real estate management business. 

There are many real estate funds globally. To give a sense of which funds could 

be looking at SPH, we screen some real estate funds/companies that have similar 

exposures to SPH. Of those we screened, the funds/companies which have the 

most similar exposures to SPH are ARA Asset Management, Brookfield, 

Mapletree Investments, Metro Holdings and Savills Investment Management.  
 

Figure 10: Companies with similar exposures to SPH's assets 

 
   SOURCES: CGS-CIMB RESEARCH, COMPANY REPORTS 

 

 

Will Keppel be keen? We also note similarities between SPH and Keppel Corp 

group (KEP) (KEP SP, ADD, TP S$6.40, CP S$5.14). Firstly, both groups used to 

share the same chairman, Mr. Lee Boon Yang, from 2011 to 23 Apr 2021 when 

Mr. Lee stepped down from KEP. Over the years, SPH and KEP had shared joint 

ownership and legacy investments. These included stakes in M1, KBS Prime US 

REIT, as well as the data centre development at Genting Lane. SPH’s aspirations 

to grow its recurring income base in asset management from education and senior 

living also is similar to Keppel Capital’s model, in our view. 

There are a few ways in which we think KEP could come in the picture: 

1) KEP could take a strategic stake in SPH for ease of partnership with 

Keppel Capital to grow the asset management segment in education and 

senior living space. We think KEP’s appetite for commercial properties 

(retail) may be muted and see limited collaboration in this space.  

2) Konnectivitiy/KEP to take over SPH’s 16.1% stake in M1. Although this 

could have taken place without SPH’s exit of the media business and not 

subject to the Newspaper & Printing Press Act, we think the recent 

restructuring exercise of SPH forces the company to scrutinise its non-

core holdings. We think it makes sense for KEP to subsume M1 as a 

100% subsidiary as connectivity is identified as a key growth driver in its 

2030 plan, after redefining the group into four key pillars- 

energy/environment, urban development, connectivity and asset 

management.  

 

3) Keppel Data Centre (KDC)/KEP to take over SPH’s 40% stake in the 

Genting Lane data centre currently jointly developed upon completion/ 

Germany 

Europe, 

others

Retail
Student 

Housing
Retail

Student 

Housing

Student 

housing
Hospitality

Student 

housing

 Student 

housing

ARA Asset Management

Arlington Investors

Barings Real Estate 

Advisers

Brookfield

Capitaland

Centurion Corp

Charter Hall Group

Cheyne Capital 

Management

Europa Capital

Far East Orchard

Greystar Europe Holdings

GSA

ICG-Longbow

Mapletree Investments

Metro Holdings

Patron Capital

Savills Investment 

Management

Australia Singapore United Kingdom



 

 Newspaper │ Singapore 

 

 Singapore Press Holdings │ June 17, 2021 
 

 

 

 

10 
 

securing of customers. This falls into the pipeline asset for KDC to pump 

into KDC REIT.  

4) Merger between KEP and SPH (excluding SPH REIT) to enlarge the 

former’s asset management base. As at end-Dec 20, Keppel Capital’s 

global asset management stood at S$37bn, with a plan to hit S$50bn by 

2022F (which could be a stretch in the current environment, in our view). 

SPH’s asset management AUM stood at c.S$6bn based on the latest 

available reported value.  

 
 

Figure 11: Similarities between SPH and KEP  

 
   SOURCES: CGS-CIMB RESEARCH, COMPANY REPORTS 

 

 

Does it make sense to privatise SPH? A controlling stake in 
SPH could trigger a general offer for SPH REIT  

According to The Singapore Code on Take-overs and Mergers, a person acquiring 

shares that results in him and his concert parties owning 30% or more of the 

Listco’s voting shares will trigger a mandatory general offer of the listed company. 

In addition, it will also trigger a general offer of its subsidiary if the subsidiary 

contributes significantly to the first company in terms of assets, market cap, sales 

or earnings.  

In SPH’s case, SPH REIT’s assets, market cap, sales or earnings account for a 

substantial portion of SPH’s financials (Fig. 12) and hence, a general offer on SPH 

REIT could be triggered should there be the emergence of a substantial 

shareholder (owning >30% stake) in SPH, although the final outcome would 

depend on Singapore Securities Industry Council’s decision. This indicates that a 

potential buyer would need to fork out c.S$5.3bn (based on 1x P/BV and SPH’s 

1HFY21 total equity) to privatise both companies, which we believe could serve 

as a stumbling block.   
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target commitment of US$500m for the Keppel 
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- 70% stake in a premium bilingual K12 school property 

operated by Malvem College Chengdu in Sichuan, 

China. Other pipeline include properties in Singapore, 

Australia, China, South Korea and Vietnam

Senior living

Orange Valley Singapore (>900 
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Japan assets (365 beds)

Keppel Capital Senior Living acquired a 50% stake in 

US senior housing operator Watermark Retirement 
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Figure 12: SPH REIT contributes significantly to SPH's financials 

 
   SOURCES: CGS-CIMB RESEARCH, COMPANY REPORTS 

 

 

 

What’s next? 2: Unlocking of assets nurtured for years   

Listing of purpose-built student accommodation (PBSA). SPH purchased its 

first portfolio of PBSA in Sep 2018 in the UK with 3,436 beds, and this has since 

grown to 7,723 beds to-date. SPH REIT aside, the PBSA portfolio is SPH’s largest 

asset. We think the value unlocking of the PBSA could come in the form of listing. 

In fact, SPH has, in early-2020, indicated that listing of the PBSA is a possibility 

and it is one of the opportunities it is studying to improve shareholder value.  

Based on our back-of-the-envelope calculation, PBSA could be divested for an 

initial capital gain (before taking into account the eventual stake in the listed PBSA) 

of between S$93m and S$156m, based on divestment yields of between 4.6% 

and 4.8%, vs. its average acquisition yield of about 5.2%, based on our estimates 

(Figure 13). According to Cushman & Wakefield (global commercial real estate 

services firm), the PBSA investment yields in 1Q21 ranged from 3.75% to 5.5% 

for prime London, super prime regional and prime regional, with super prime 

regional PBSA investment yields having experienced steady compression since 

2016 (Fig. 15).  

SPH is UK’s top 10 private sector owners as at 2020/21 by nominated number of 

beds, which could be attractive to potential buyers, in our view (Fig. 14).  

 
 

Figure 13: PBSA divestment scenario, potentially raising  

 
   SOURCES: CGS-CIMB RESEARCH ESTIMATES, COMPANY REPORTS 

 

 
  

Figure 14: UK Top Private Sector Owners (by nominated number 

of beds) 2020/21 

Figure 15: UK Regional PBSA Investment Yields  

  

SPH (S$ m) SPH REIT (S$ m)

% contribution of SPH 

REIT to SPH
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   SOURCES: CGS-CIMB RESEARCH, CUSHMAN & WAKEFIELD    SOURCES: CGS-CIMB RESEARCH, CUSHMAN & WAKEFIELD 

  

 
  

Figure 16: Average annual rents 2020/2021 (£ per week) Figure 17: SPH’s headline weekly room rates as at AY21/22 

 

 

   SOURCES: CUSHMAN & WAKEFIELD, CGS-CIMB RESEARCH *AY21/22 is Sep 2021 to Sep 2022   

 SOURCES: CGS-CIMB RESEARCH, COMPANY REPORTS 

  

 

Selling Seletar Mall. Seletar Mall is a suburban mall in Singapore and was a joint-

venture between SPH (70% stake) and United Engineers (30% stake), completed 

in Jul 2014. Based on our estimates, Seletar Mall could be trading at a c.4.5% 

yield (as at FY20). Assuming an exit yield of 4%, a sale of Seletar Mall would 

realise a capital gain of S$42m (12% gain vs. last valuation) vs. the last valuation 

of S$69m (22% gain) vs. the initial development cost (Fig 18). 

 
 

Figure 18: Seletar Mall divestment analysis 

 
   SOURCES: CGS-CIMB RESEARCH ESTIMATES, COMPANY REPORTS 

 

 

Divesting stakes in iFAST and GCBs in Singapore. Other potential larger 

investments include IFast and four units of Good Class Bungalows (GCB) in 

Singapore which were in SPH’s book at least since 2004, according to its filing. 

We estimate these investments could realise a total capital gain of S$c.400m (Fig. 

19).  

 
 

Figure 19: Estimated potential capital gain on sale of iFast and GCB  

 
*iFAST Corporation - ADD TP 8.00, Last close S$8.30    

SOURCES: CGS-CIMB RESEARCH, COMPANY REPORTS 
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Assumed exit yield 4%

Exit valuation for Seletar Mall (S$ m) 378

Seletar Mall FY20 carrying value (70% stake) (S$ m) 336

Investment gain (vs current valuation) (S$ m) 42

Investment gain (vs current valuation) (%) 12%

Investment gain (vs initial development cost) (%) 69

Investment gain (vs initial development cost) (%) 22%

Assets Stake

Valuation 

methodology

Ascribed 

Valuation in 

SOP Capital gain Assumption

iFAST 15% CGS-CIMB TP 332 302 Capital gain since iFAST's listing and based on share price as at 8 Jun 

2021.

Good Class Bungalows - 4 units 100% Market value 155 142

Capital gain since 2004. Assumed S$700/sf in 2004 and current market 

value of S$2900/sf.

Total 487 444
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What can SPH do with the disposal proceeds? SPH can redistribute the 

divestment proceeds as dividend, or alternatively redeploy the capital into growing 

its PBSA and aged care portfolios as a means to expanding its real estate portfolio, 

in our view. This in return will boost the AUM of its asset management business, 

in our view. While SPH may distribute small amount of dividend back to 

shareholders, we think bulk of the potential proceeds from disposals would be 

utilised to grow its real estate portfolio given its strategy of becoming an 

established asset manager.  

We estimate that the disposal of non-core assets can generate proceeds of 

S$1.2bn (Fig 20). Using this alone, SPH could potentially double its PBSA portfolio, 

from 7.7k beds to 16-17k beds, based on average transaction price per bed in the 

UK and US of S$144k and S$128k, respectively (Fig 21). If the proceeds are used 

to grow its aged care assets instead, SPH could increase the number of beds from 

1,265 to 7,000-8,000 beds, based on price/unit of S$150k-170k (Fig 22).  

Assuming if SPH doubles its PBSA portfolio from the current 7.7k beds to 

16k, this will increase our FY22-23F net profit forecasts by a substantial 

c.30%, while dividend yields could be raised to an attractive 4.5-5% over the 

same period.  

Clear usage of proceeds may be required in order to dispose material assets. 

We think asset divestments, especially core assets, would not be as straight 

forward, as shareholders’ approval will be required for the disposal of assets worth 

over 20% of the company’s NTA (net tangible asset), profits or market cap. To 

entice shareholders, we believe a clear plan for the use of the proceeds from 

disposal will be needed, which means SPH is likely to redeploy the proceeds 

towards higher- yielding assets.  

 
 

Figure 20: Non-core assets 

 
   SOURCES: CGS-CIMB RESEARCH ESTIMATES, COMPANY REPORTS 

 

 
 

Figure 21: SPH could recycle its proceeds from non-core asset divestments to double PBSA portfolio  

 
* Based on UK PBSA average transaction price/bed in 2020. Source: Cushman&Wakefield 

** Based on US student housing average transaction price/bed in 1H2020. Source: Newmark Knight Frank 

   SOURCES: CGS-CIMB RESEARCH ESTIMATES, COMPANY REPORTS 
 

 
 

Figure 22: SPH could recycle its proceeds from non-core asset divestments to grow aged care portfolio by 7x  

 
* Based on US senior living average transaction price/unit in 3Q20. Source: CBRE    

** Based on SPH's average acquisition price/unit of Japan assets in Mar 2020 

Asset Stake Valuation methodology Valuation (S$ m)

sgCarMart 100% Carrying value (as at Feb 2021) 50

Media Fund Portfolio 100% Carrying value (as at Feb 2021) 146

M1 16.1% Carrying value (as at Feb 2021) 307

Ifast 15% CGS-CIMB's TP 332

KBS Prime US REIT 6.5% Market value (as at 16 Jun 2021) 73

Mindchamps 20% Market value (as at 16 Jun 2021) 13

Residential and commercial properties in 

Singapore and HK 100% Market value 183

Others As at Feb 2021 125

Total 1,229

Assumed proceeds from 

disposals of non-core 

assets (S$ m)

Location Assumed price/bed (S$)
Number of beds that can be 

acquired

SPH's current total number 

of beds 

Total number of beds if 

SPH acquires

1,200 UK 143,868* 8,341 7,723 16,064

1,200 US 128,072** 9,370 7,723 17,093

Assumed proceeds from 

disposals of non-core 

assets (S$ m)

Location
Assumed price/unit 

(S$)

Number of beds that can be 

acquired

SPH's current total number 

of beds 

Total number of beds if 

SPH acquires

1,200 US 150,000* 8,000 1,265 9,265

1,200 Japan 170,000** 7,059 1,265 8,324
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SOURCES: CGS-CIMB RESEARCH ESTIMATES, COMPANY REPORTS 
 

 

 

What’s next? 3: What if shareholders say no-go to spinning 
off media?   

In the event the spin-off of the media business fails to win shareholders’ approval, 

we see the company continuing to build its real estate portfolio, while trying to 

revive its media business. We believe the media business will stay weak and be 

a drag on the group’s earnings and dividend payouts in the future as the structural 

decline of the industry continues. While we have projected a relatively stable 

yearly EBIT loss of S$20m (similar to S$20m EBIT loss in FY20) for FY21-23F, 

we see more downside than upside risks to our forecasts as digital channels 

continue to gain ever bigger slices of the advertising pie and SPH increases 

investments in digital to revive the media business. The Covid-19 pandemic has 

also accelerated the structural decline of the newspaper business. 

Although we estimate that the S$20m yearly loss from the media business can be 

easily offset by a 30% increase (+2,277 to 10,000 beds) in the number of PBSA 

beds, the potential S$20m yearly EBIT loss from the media segment nonetheless 

represents a cash burn that the company could otherwise have redeployed to 

other investments to generate positive returns.  

Recall that SPH’s share price re-rated from S$1.50 on 30 Mar 21 to the current 

S$1.82 after it announced plans to undergo a strategic review. A no-go from 

shareholders could therefore impact its share price negatively, in our view.  

 

Reiterate Add on SPH   

We reiterate our Add rating on SPH with a higher SOP-based target price of 

S$2.19 due to the higher value ascribed to (i) asset manager (including the value 

of Prime US REIT manager); and (ii) iFAST, which now is based on our target 

price instead of market value.  

While SPH’s share price has done well (+23%) since 30 Mar 21 (vs STI -2.8% 

over the same period), our target price of S$2.19 (even after incorporating a 20% 

holding discount) still represents a c.20% upside potential vs. its current market 

price of S$1.82. When compared to its NAV as at 1HFY21 of S$2.24, SPH is 

currently trading at a c.19% discount. Our post restructuring target price of S$2.03 

still represents a 12% upside potential from its current price. It is also trading at a 

c.13% discount vs. its NAV of S$2.08 (as at 1HFY21) post restructuring (Fig 25).   

Given SPH’s small exposure to property development, which is selling well, and 

that we do not expect SPH to generate yearly recurring income from property 

development, we do not think it should trade at a discount to book value like other 

property developers. Having said that, our valuation incorporates a 30% RNAV 

discount for its Woodleigh project.  

In addition, we have also ascribed just the carrying value for its PBSA even though 

its peers in the UK and US (Empiric Student, GCP Student Living and Unite Group) 

are trading at an average 1.4x P/BV (based on latest quarter available) (Fig 23). 

On top of this, we have incorporated a 20% holding discount to our valuation. 

Hence, we believe our SOP valuation is conservative.  
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Figure 23: P/BV (x) of listed student accommodation players in the US and the UK 

 
Note: Based on latest quarter available   

 SOURCES: CGS-CIMB RESEARCH, COMPANY REPORT, BLOOMBERG 
 

 

Key catalysts and downside risk. The success of its restructuring efforts to 

dispose of its media business and continuing efforts in shareholder value 

unlocking would serve as re-rating catalysts, in our view. Downside risks include 

a failure to spin off the media business. We have modelled in a yearly loss of 

S$20m (for FY21-23F) for its media business for now and estimate that these 

losses can be easily offset by a 30% increase (+2,277 to 10,000 beds) in the 

number of PBSA beds. Other downside risks include weaker-than-expected 

performance from media and investment income as well as resurgence of Covid-

19 cases which may affect the enrolment of university students and hence the 

occupancy of PBSA.  

 

 
 

Figure 24: SPH P/BV 

 
   SOURCES: CGS-CIMB RESEARCH, BLOOMBERG 
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Figure 25: Sums of parts valuation 

 
   SOURCES: CGS-CIMB RESEARCH, COMPANY REPORTS 

 

 

 

 

 

 

 

 

Stake Valuation Methodology Valuation (S$m) Per share (S$) Valuation (S$m) Per share (S$) Valuation (S$m) Per share (S$)

Core media operations 100% Carrying value 180                  0.11 180                  0.11               0 0.00

Aged care 100% Carrying value 192                  0.12 192 0.12               192 0.12

SPH REIT 66% CGS-CIMB TP 1,957                1.23 1,957 1.23               1,932 1.21

Asset manager 8x P/E 167                  0.10 113 1.23               167 0.10

Seletar Mall 70% Carrying value 336                  0.21 336 0.21               336 0.21

Woodleigh mixed development 50% 30% discount to RNAV 519                  0.33 443 0.28               519 0.33

UK PBSA 100% Carrying value 1,431                0.90 1,460 0.92               1,431 0.90

sgCarMart 100% Carrying value 50                    0.03 50 0.03               50 0.03

Other digital 631                  0.40 643 0.40               631 0.39

Treasury portfolio & others 689                  0.43 592 0.37               689 0.43

Net debt (1,354)              -0.85 -1,354 (0.85)              -1,434 (0.90)

Sum of parts (SOP) value 4,798                4,611 4,513

Less: Perps securities 452                  452 452

Equity value (S$) 4,346                4,159 4,061

No. of shares outstanding (m) 1,591                1,591 1,597

Equity value (Scts) 2.73                 2.61 2.54

CGS-CIMB Target Price 20% holding discount 2.19                 2.09 2.03

Previous valuation After restructuringRevised valuation
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SOURCES: CGS-CIMB RESEARCH, COMPANY REPORTS  
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Profit & Loss 

(S$m) Aug-19A Aug-20A Aug-21F Aug-22F Aug-23F

Total Net Revenues 977.7 954.6 908.1 920.8 926.3

Gross Profit 977.7 954.6 908.1 920.8 926.3

Operating EBITDA 263.6 215.9 303.9 307.7 313.2

Depreciation And Amortisation (27.4) (40.6) (34.1) (33.7) (33.8)

Operating EBIT 236.2 175.3 269.8 274.0 279.4

Financial Income/(Expense) (49.3) (65.1) (58.2) (58.2) (58.2)

Pretax Income/(Loss) from Assoc. 19.1 (6.6) 8.9 13.6 18.9

Non-Operating Income/(Expense) 92.2 (214.6) 30.0 20.0 20.0

Profit Before Tax (pre-EI) 298.3 (111.0) 250.5 249.4 260.1

Exceptional Items 0.0 25.7 0.0 0.0 0.0

Pre-tax Profit 298.3 (85.3) 250.5 249.4 260.1

Taxation (38.7) (27.2) (31.8) (32.4) (33.2)

Exceptional Income - post-tax

Profit After Tax 259.5 (112.5) 218.8 217.1 226.9

Minority Interests (46.3) 28.8 (60.5) (64.6) (67.1)

Preferred Dividends

FX Gain/(Loss) - post tax

Other Adjustments - post-tax

Net Profit 213.2 (83.7) 158.3 152.5 159.8

Recurring Net Profit 213.2 (109.4) 158.3 152.5 159.8

Fully Diluted Recurring Net Profit 213.2 (109.4) 158.3 152.5 159.8

Cash Flow 

(S$m) Aug-19A Aug-20A Aug-21F Aug-22F Aug-23F

EBITDA 263.6 215.9 303.9 307.7 313.2

Cash Flow from Invt. & Assoc.

Change In Working Capital (13.8) (5.7) (48.6) 1.0 0.5

(Incr)/Decr in Total Provisions

Other Non-Cash (Income)/Expense

Other Operating Cashflow 37.1 13.5 0.0 0.0 0.0

Net Interest (Paid)/Received (49.3) (65.1) (58.2) (58.2) (58.2)

Tax Paid (49.3) (32.3) (31.8) (32.4) (33.2)

Cashflow From Operations 188.2 126.5 165.4 218.2 222.3

Capex (25.8) (12.2) (12.8) (13.4) (13.5)

Disposals Of FAs/subsidiaries 536.3 231.8 0.0 0.0 0.0

Acq. Of Subsidiaries/investments (684.7) (879.3) 0.0 0.0 0.0

Other Investing Cashflow (491.5) (729.3) 0.0 0.0 0.0

Cash Flow From Investing (665.6) (1,389.1) (12.8) (13.4) (13.5)

Debt Raised/(repaid) 487.0 1,447.6 18.8 10.0 10.0

Proceeds From Issue Of Shares 148.8 298.4 0.0 0.0 0.0

Shares Repurchased (9.2) (9.3) 0.0 0.0 0.0

Dividends Paid (255.0) (140.6) (119.7) (127.6) (135.6)

Preferred Dividends

Other Financing Cashflow 251.4 (58.8) (58.2) (58.2) (58.2)

Cash Flow From Financing 623.0 1,537.2 (159.1) (175.8) (183.7)

Total Cash Generated 145.6 274.7 (6.5) 28.9 25.0

Free Cashflow To Equity 9.6 185.0 171.4 214.7 218.7

Free Cashflow To Firm (428.1) (1,197.5) 210.8 262.9 266.9
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BY THE NUMBERS… cont’d  
 
 

 

 

  

 

 

  

 

 

 
SOURCES: CGS-CIMB RESEARCH, COMPANY REPORTS  

 

 

Balance Sheet 

(S$m) Aug-19A Aug-20A Aug-21F Aug-22F Aug-23F

Total Cash And Equivalents 598 865 879 928 974

Total Debtors 147 144 114 115 116

Inventories 23 20 19 20 20

Total Other Current Assets 0 0 0 0 0

Total Current Assets 769 1,029 1,012 1,063 1,110

Fixed Assets 188 226 204 184 164

Total Investments 5,756 7,217 7,256 7,289 7,328

Intangible Assets 141 132 132 132 132

Total Other Non-Current Assets 253 246 246 246 246

Total Non-current Assets 6,338 7,821 7,838 7,852 7,870

Short-term Debt 411 1,286 1,286 1,286 1,286

Current Portion of Long-Term Debt

Total Creditors 228 286 206 209 210

Other Current Liabilities 38 23 23 23 23

Total Current Liabilities 677 1,595 1,515 1,518 1,519

Total Long-term Debt 1,646 2,191 2,210 2,220 2,230

Hybrid Debt - Debt Component

Total Other Non-Current Liabilities 43 70 70 70 70

Total Non-current Liabilities 1,689 2,261 2,280 2,290 2,300

Total Provisions 34 42 42 42 42

Total Liabilities 2,400 3,898 3,837 3,850 3,861

Shareholders' Equity 3,639 3,766 3,810 3,840 3,870

Minority Interests 1,068 1,186 1,203 1,225 1,249

Total Equity 4,707 4,952 5,014 5,065 5,119

Key Ratios

Aug-19A Aug-20A Aug-21F Aug-22F Aug-23F

Revenue Growth (2.37%) (9.76%) 2.02% 1.44% 0.61%

Operating EBITDA Growth (4.9%) (18.1%) 40.7% 1.2% 1.8%

Operating EBITDA Margin 27.5% 24.9% 34.4% 34.3% 34.7%

Net Cash Per Share (S$) (0.90) (1.62) (1.62) (1.59) (1.57)

BVPS (S$) 2.25 2.33 2.36 2.38 2.39

Gross Interest Cover 4.79 2.69 4.64 4.71 4.80

Effective Tax Rate 13.0% 0.0% 12.7% 13.0% 12.8%

Net Dividend Payout Ratio 94.6% NA 72.1% 80.1% 81.4%

Accounts Receivables Days 83.76 61.67 53.32 46.67 46.86

Inventory Days N/A N/A N/A N/A N/A

Accounts Payables Days N/A N/A N/A N/A N/A

ROIC (%) 34.6% 36.0% 58.7% 56.3% 60.0%

ROCE (%) 3.88% 2.52% 3.52% 3.43% 3.46%

Return On Average Assets 4.64% (0.92%) 3.13% 3.10% 3.19%

Key Drivers

Aug-19A Aug-20A Aug-21F Aug-22F Aug-23F

Advertisements (0.1)                    (0.3)                (0.1)               (0.1)               (0.0)               

Circulation (0.1)                    0.0                 0.0                 0.0                 0.0                 

Paragon rental psf 19.8                   17.0                18.7               19.5               19.7               

Clementi Mall rental psf 18.1                   15.8                18.1               18.2               18.7               

Seletar Mall rental psf 14.0                   12.6                14.4               14.5               14.9               

Rail Mall rental psf 8.2                     8.4                 8.9                 9.2                 9.5                 

Figtree rental psf 6.0                     5.6                 6.9                 7.1                 7.1                 
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DISCLAIMER 
The content of this report (including the views and opinions expressed therein, and the information comprised therein) has been prepared by and 
belongs to CGS-CIMB. Reports relating to a specific geographical area are produced and distributed by the corresponding CGS-CIMB entity as listed 
in the table below.  

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. 

By accepting this report, the recipient hereof represents and warrants that he is entitled to receive such report in accordance with the restrictions set 
forth below and agrees to be bound by the limitations contained herein (including the “Restrictions on Distributions” set out below). Any failure to 
comply with these limitations may constitute a violation of law. This publication is being supplied to you strictly on the basis that it will remain confidential. 
No part of this report may be (i) copied, photocopied, duplicated, stored or reproduced in any form by any means; or (ii) redistributed or passed on, 
directly or indirectly, to any other person in whole or in part, for any purpose without the prior written consent of CGS-CIMB. 

The information contained in this research report is prepared from data believed to be correct and reliable at the time of issue of this report. CGS-
CIMB may or may not issue regular reports on the subject matter of this report at any frequency and may cease to do so or change the periodicity of 
reports at any time. CGS-CIMB has no obligation to update this report in the event of a material change to the information contained in this report. 
CGS-CIMB does not accept any obligation to (i) check or ensure that the contents of this report remain current, reliable or relevant, (ii) ensure that the 
content of this report constitutes all the information a prospective investor may require, (iii) ensure the adequacy, accuracy, completeness, reliability or 
fairness of any views, opinions and information, and accordingly, CGS-CIMB, its affiliates and related persons including China Galaxy International 
Financial Holdings Limited (“CGIFHL”) and CIMB Group Sdn. Bhd. (“CIMBG”) and their respective related corporations (and their respective directors, 
associates, connected persons and/or employees) shall not be liable in any manner whatsoever for any consequences (including but not limited to any 
direct, indirect or consequential losses, loss of profits and damages) of any reliance thereon or usage thereof. In particular, CGS-CIMB disclaims all 
responsibility and liability for the views and opinions set out in this report.  

Unless otherwise specified, this report is based upon sources which CGS-CIMB considers to be reasonable. Such sources will, unless otherwise 
specified, for market data, be market data and prices available from the main stock exchange or market where the relevant security is listed, or, where 
appropriate, any other market. Information on the accounts and business of company(ies) will generally be based on published statements of the 
company(ies), information disseminated by regulatory information services, other publicly available information and information resulting from our 
research. 

Whilst every effort is made to ensure that statements 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 as of the date of the document 
in which they are contained and must not be construed as a representation that the matters referred to therein will occur. Past performance is not a 
reliable indicator of future performance. The value of investments may go down as well as up and those investing may, depending on the investments 
in question, lose more than the initial investment. No report shall constitute an offer or an invitation by or on behalf of CGS-CIMB or any of its affiliates 

(including CGIFHL, CIMBG and their respective related corporations) to any person to buy or sell any investments.  

CGS-CIMB, its affiliates and related corporations (including CGIFHL, CIMBG and their respective related corporations) and/or their respective directors, 
associates, connected parties and/or employees may own or have positions in securities of the company(ies) covered in this research 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, CGS-CIMB, 
its affiliates and their respective related corporations (including CGIFHL, CIMBG and their respective related corporations) do and seek to do business 
with the company(ies) covered in this research report and may from time to time act as market maker or have assumed an underwriting commitment 
in securities of such company(ies), may sell them to or buy them from customers on a principal basis and may also perform or seek to perform 
significant investment banking, advisory, underwriting or placement services for or relating to such company(ies) as well as solicit such investment, 
advisory or other services from any entity mentioned in this report. 

CGS-CIMB or its affiliates (including CGIFHL, CIMBG and their respective related corporations) may enter into an agreement with the company(ies) 
covered in this report relating to the production of research reports. CGS-CIMB may disclose the contents of this report to the company(ies) covered 
by it and may have amended the contents of this report following such disclosure. 

The analyst 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. 
No part of the compensation of the analyst(s) was, is, or will be directly or indirectly related to the inclusion of specific recommendations(s) or view(s) 
in this report. The analyst(s) who prepared this research report is prohibited from receiving any compensation, incentive or bonus based on specific 
investment banking transactions or for providing a specific recommendation for, or view of, a particular company. Information barriers and other 
arrangements may be established where necessary to prevent conflicts of interests arising. However, the analyst(s) may receive compensation that is 
based on his/their coverage of company(ies) in the performance of his/their duties or the performance of his/their recommendations and the research 
personnel involved in the preparation of this report may also participate in the solicitation of the businesses as described above. In reviewing this 
research report, an investor should be aware that any or all of the foregoing, among other things, may give rise to real or potential conflicts of interest. 
Additional information is, subject to the duties of confidentiality, available on request. 

Reports relating to a specific geographical area are produced by the corresponding CGS-CIMB entity as listed in the table below. The term “CGS-
CIMB” shall denote, where appropriate, the relevant entity distributing or disseminating the report in the particular jurisdiction referenced below, or, in 
every other case except as otherwise stated herein, CGS-CIMB Securities International Pte. Ltd. and its affiliates, subsidiaries and related corporations. 
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Country CGS-CIMB Entity Regulated by 

Hong Kong CGS-CIMB Securities (Hong Kong) Limited Securities and Futures Commission Hong Kong 

India CGS-CIMB Securities (India) Private Limited  Securities and Exchange Board of India (SEBI) 

Indonesia PT CGS-CIMB Sekuritas Indonesia  Financial Services Authority of Indonesia 

Malaysia CGS-CIMB Securities Sdn. Bhd. Securities Commission Malaysia 

Singapore CGS-CIMB Research Pte. Ltd.  Monetary Authority of Singapore 

South Korea CGS-CIMB Securities (Hong Kong) Limited, Korea Branch  Financial Services Commission and Financial Supervisory Service 

Thailand CGS-CIMB Securities (Thailand) Co. Ltd.  Securities and Exchange Commission Thailand 
  
 

Other Significant Financial Interests: 

(i)  As of May 31, 2021 CGS-CIMB has a proprietary position in the securities (which may include but not be limited to shares, warrants, call warrants 
and/or any other derivatives) in the following company or companies covered or recommended in this report:  

(a)  Singapore Press Holdings 

(ii)  Analyst Disclosure: As of June 17, 2021, the analyst(s) who prepared this report, and the associate(s), has / have an interest in the securities 
(which may include but not be limited to shares, warrants, call warrants and/or any other derivatives) in the following company or companies covered 
or recommended in this report: 

(a)  - 
 

This report does not purport to contain all the information that a prospective investor may require. Neither CGS-CIMB nor any of its affiliates (including 
CGIFHL, CIMBG and their related corporations) make any guarantee, representation or warranty, express or implied, as to the adequacy, accuracy, 
completeness, reliability or fairness of any such information and opinion contained in this report. Neither CGS-CIMB nor any of its affiliates nor their 
related persons (including CGIFHL, CIMBG and their related corporations) shall be liable in any manner whatsoever for any consequences (including 
but not limited to any direct, indirect or consequential losses, loss of profits and damages) of any reliance thereon or usage thereof.  

This report is general in nature and has been prepared for information purposes only. It is intended for circulation amongst CGS-CIMB’s clients generally 
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. The information and opinions in this report are not and should not be construed or considered as an offer, recommendation or solicitation to 
buy or sell the subject securities, related investments or other financial instruments or any derivative instrument, or any rights pertaining thereto. 

Investors are advised to make their own independent evaluation of the information contained in this research report, consider their own individual 
investment objectives, financial situation and particular needs and consult their own professional and financial advisers as to the legal, business, 
financial, tax and other aspects before participating in any transaction in respect of the securities of company(ies) covered in this research report. 

The securities of such company(ies) may not be eligible for sale in all jurisdictions or to all categories of investors. 
 

Restrictions on Distributions 

Australia: Despite anything in this report to the contrary, this research is provided in Australia by CGS-CIMB Securities (Singapore) Pte. Ltd. and 
CGS-CIMB Securities (Hong Kong) Limited. This research is only available in Australia to persons who are “wholesale clients” (within the meaning of 
the Corporations Act 2001 (Cth) and is supplied solely for the use of such wholesale clients and shall not be distributed or passed on to any other 
person. You represent and warrant that if you are in Australia, you are a “wholesale client”. This research is of a general nature only and has been 
prepared without taking into account the objectives, financial situation or needs of the individual recipient. CGS-CIMB Securities (Singapore) Pte. Ltd. 
and CGS-CIMB Securities (Hong Kong) Limited do not hold, and are not required to hold an Australian financial services license. CGS-CIMB Securities 
(Singapore) Pte. Ltd. and CGS-CIMB Securities (Hong Kong) Limited rely on “passporting” exemptions for entities appropriately licensed by the 
Monetary Authority of Singapore (under ASIC Class Order 03/1102) and the Securities and Futures Commission in Hong Kong (under ASIC Class 
Order 03/1103).  

Canada: This research report has not been prepared in accordance with the disclosure requirements of Dealer Member Rule 3400 – Research 
Restrictions and Disclosure Requirements of the Investment Industry Regulatory Organization of Canada. For any research report distributed by CIBC, 
further disclosures related to CIBC conflicts of interest can be found at https://researchcentral.cibcwm.com . 

China: For the purpose of this report, the People’s Republic of China (“PRC”) does not include the Hong Kong Special Administrative Region, the 
Macau Special Administrative Region or Taiwan. The distributor of this report has not been approved or licensed by the China Securities Regulatory 
Commission or any other relevant regulatory authority or governmental agency in the PRC. This report contains only marketing information. The 
distribution of this report is not an offer to buy or sell to any person within or outside PRC or a solicitation to any person within or outside of PRC to 
buy or sell any instruments described herein. This report is being issued outside the PRC to a limited number of institutional investors and may not be 
provided to any person other than the original recipient and may not be reproduced or used for any other purpose. 

France: Only qualified investors within the meaning of French law shall have access to this report. This report shall not be considered as an offer to 
subscribe to, or used in connection with, any offer for subscription or sale or marketing or direct or indirect distribution of financial instruments and it is 
not intended as a solicitation for the purchase of any financial instrument. 

Germany: This report is only directed at persons who are professional investors as defined in sec 31a(2) of the German Securities Trading Act 
(WpHG). This publication constitutes research of a non-binding nature on the market situation and the investment instruments cited here at the time 
of the publication of the information. 

The current prices/yields in this issue are based upon closing prices from Bloomberg as of the day preceding publication. Please note that neither the 
German Federal Financial Supervisory Agency (BaFin), nor any other supervisory authority exercises any control over the content of this report.  

Hong Kong: This report is issued and distributed in Hong Kong by CGS-CIMB Securities (Hong Kong) Limited (“CHK”) which is licensed in Hong Kong 
by the Securities and Futures Commission for Type 1 (dealing in securities) and Type 4 (advising on securities) activities. Any investors wishing to 
purchase or otherwise deal in the securities covered in this report should contact the Head of Sales at CGS-CIMB Securities (Hong Kong) Limited. 
The views and opinions in this research report are our own as of the date hereof and are 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. 
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CHK has no obligation to update its opinion or the information in this research report.  

This publication is strictly confidential and is for private circulation only to clients of CHK. 

CHK does not make a market on other securities mentioned in the report. 
 

India: This report is issued and distributed in India by CGS-CIMB Securities (India) Private Limited (“CGS-CIMB India”). CGS-CIMB India is a subsidiary 
of CGS-CIMB Securities International Pte. Ltd. which is in turn is a 50:50 joint venture company of CGIFHL and CIMBG. The details of the members 
of the group of companies of CGS-CIMB can be found at www.cgs-cimb.com, CGIFHL at www.chinastock.com.hk/en/ACG/ContactUs/index.aspx and 
CIMBG at www.cimb.com/en/who-we-are.html. CGS-CIMB India is registered with the National Stock Exchange of India Limited and BSE Limited as 
a trading and clearing member (Merchant Banking Number: INM000012037) under the Securities and Exchange Board of India (Stock Brokers and 
Sub-Brokers) Regulations, 1992. In accordance with the provisions of Regulation 4(g) of the Securities and Exchange Board of India (Investment 
Advisers) Regulations, 2013, CGS-CIMB India is not required to seek registration with the Securities and Exchange Board of India (“SEBI”) as an 
Investment Adviser. CGS-CIMB India is registered with SEBI (SEBI Registration Number: INZ000209135) as a Research Analyst (INH000000669) 
pursuant to the SEBI (Research Analysts) Regulations, 2014 ("Regulations"). 

This report does not take into account the particular investment objectives, financial situations, or needs of the recipients. It is not intended for and 
does not deal with prohibitions on investment due to law/jurisdiction issues etc. which may exist for certain persons/entities. Recipients should rely on 
their own investigations and take their own professional advice before investment.  

The report is not a “prospectus” as defined under Indian Law, including the Companies Act, 2013, and is not, and shall not be, approved by, or filed or 
registered with, any Indian regulator, including any Registrar of Companies in India, SEBI, any Indian stock exchange, or the Reserve Bank of India. 
No offer, or invitation to offer, or solicitation of subscription with respect to any such securities listed or proposed to be listed in India is being made, or 
intended to be made, to the public, or to any member or section of the public in India, through or pursuant to this report. 

The research analysts, strategists or economists principally responsible for the preparation of this research report are segregated from the other 
activities of CGS-CIMB India and they have received compensation based upon various factors, including quality, accuracy and value of research, firm 
profitability or revenues, client feedback and competitive factors. Research analysts', strategists' or economists' compensation is not linked to 
investment banking or capital markets transactions performed or proposed to be performed by CGS-CIMB India or its affiliates. 

CGS-CIMB India does not have actual / beneficial ownership of 1% or more securities of the subject company in this research report, at the end of the 
month immediately preceding the date of publication of this research report. However, since affiliates of CGS-CIMB India are engaged in the financial 
services business, they might have in their normal course of business financial interests or actual / beneficial ownership of one per cent or more in 
various companies including the subject company in this research report. 

CGS-CIMB India or its associates, may: (a) from time to time, have long or short position in, and buy or sell the securities of the subject company in 
this research report; or (b) be engaged in any other transaction involving such securities and earn brokerage or other compensation or act as a market 
maker in the financial instruments of the subject company in this research report or act as an advisor or lender/borrower to such company or may have 
any other potential conflict of interests with respect to any recommendation and other related information and opinions. 

CGS-CIMB India, its associates and the analyst engaged in preparation of this research report have not received any compensation for investment 
banking, merchant banking or brokerage services from the subject company mentioned in the research report in the past 12 months. 

CGS-CIMB India, its associates and the analyst engaged in preparation of this research report have not managed or co-managed public offering of 
securities for the subject company mentioned in the research report in the past 12 months. The analyst from CGS-CIMB India engaged in preparation 
of this research report or his/her relative (a) do not have any financial interests in the subject company mentioned in this research report; (b) do not 
own 1% or more of the equity securities of the subject company mentioned in the research report as of the last day of the month preceding the 
publication of the research report; (c) do not have any material conflict of interest at the time of publication of the research report. 

Indonesia: This report is issued and distributed by PT CGS-CIMB Sekuritas Indonesia (“CGS-CIMB Indonesia”). The views and opinions in this 
research report are our own as of the date hereof and are subject to change. CGS-CIMB Indonesia has no obligation to update its opinion or the 
information in this research report. This report is for private circulation only to clients of CGS-CIMB Indonesia. Neither this report nor any copy hereof 
may be distributed in Indonesia or to any Indonesian citizens wherever they are domiciled or to Indonesian residents except in compliance with 
applicable Indonesian capital market laws and regulations. 

This research report is not an offer of securities in Indonesia. The securities referred to in this research report have not been registered with the 
Financial Services Authority (Otoritas Jasa Keuangan) pursuant to relevant capital market laws and regulations, and may not be offered or sold within 
the territory of the Republic of Indonesia or to Indonesian citizens through a public offering or in circumstances which constitute an offer within the 
meaning of the Indonesian capital market law and regulations. 

Ireland: CGS-CIMB is not an investment firm authorised in the Republic of Ireland and no part of this document should be construed as CGS-CIMB 
acting as, or otherwise claiming or representing to be, an investment firm authorised in the Republic of Ireland. 

Malaysia: This report is distributed in Malaysia by CGS-CIMB Securities Sdn. Bhd. (“CGS-CIMB Malaysia”) solely for the benefit of and for the exclusive 
use of our clients. Recipients of this report are to contact CGS-CIMB Malaysia, at 29th Floor Menara CIMB No. 1 Jalan Stesen Sentral 2, Kuala Lumpur 
Sentral 50470 Kuala Lumpur, Malaysia, in respect of any matters arising from or in connection with this report. CGS-CIMB Malaysia has no obligation 
to update, revise or reaffirm its opinion or the information in this research reports after the date of this report.  

New Zealand: In New Zealand, this report is for distribution only to persons who are wholesale clients pursuant to section 5C of the Financial Advisers 
Act 2008. 

Singapore: This report is issued and distributed by CGS-CIMB Research Pte Ltd (“CGS-CIMBR”). CGS-CIMBR is a financial adviser licensed under 
the Financial Advisers Act, Cap 110 (“FAA”) for advising on investment products, by issuing or promulgating research analyses or research reports, 
whether in electronic, print or other form. Accordingly, CGS-CIMBR is a subject to the applicable rules under the FAA unless it is able to avail itself to 
any prescribed exemptions. 

Recipients of this report are to contact CGS-CIMB Research Pte Ltd, 50 Raffles Place, #16-02 Singapore Land Tower, Singapore in respect of any 
matters arising from, or in connection with this report. CGS-CIMBR has no obligation to update its opinion or the information in this research report. 
This publication is strictly confidential and is for private circulation only. If you have not been sent this report by CGS-CIMBR directly, you may not rely, 
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use or disclose to anyone else this report or its contents. 

If the recipient of this research report is not an accredited investor, expert investor or institutional investor, CGS-CIMBR accepts legal responsibility for 
the contents of the report without any disclaimer limiting or otherwise curtailing such legal responsibility. If the recipient is an accredited investor, expert 
investor or institutional investor, the recipient is deemed to acknowledge that CGS-CIMBR is exempt from certain requirements under the FAA and its 
attendant regulations, and as such, is exempt from complying with the following: 

(a)  Section 25 of the FAA (obligation to disclose product information); 

(b)  Section 27 (duty not to make recommendation with respect to any investment product without having a reasonable basis where you may be 
reasonably expected to rely on the recommendation) of the FAA; 

(c)  MAS Notice on Information to Clients and Product Information Disclosure [Notice No. FAA-N03]; 

(d)  MAS Notice on Recommendation on Investment Products [Notice No. FAA-N16]; 

(e)  Section 36 (obligation on disclosure of interest in specified products), and 

(f)  any other laws, regulations, notices, directive, guidelines, circulars and practice notes which are relates to the above, to the extent permitted by 
applicable laws, as may be amended from time to time, and any other laws, regulations, notices, directive, guidelines, circulars, and practice notes as 
we may notify you from time to time. In addition, the recipient who is an accredited investor, expert investor or institutional investor acknowledges that 
as CGS-CIMBR is exempt from Section 27 of the FAA, the recipient will also not be able to file a civil claim against CGS-CIMBR for any loss or damage 
arising from the recipient’s reliance on any recommendation made by CGS-CIMBR which would otherwise be a right that is available to the recipient 
under Section 27 of the FAA, the recipient will also not be able to file a civil claim against CGS-CIMBR for any loss or damage arising from the 
recipient’s reliance on any recommendation made by CGS-CIMBR which would otherwise be a right that is available to the recipient under Section 27 
of the FAA.  

CGS-CIMBR, its affiliates and related corporations, their directors, associates, connected parties and/or employees may own or have positions in 
specified products of the company(ies) covered in this research report or any specified products related thereto and may from time to time add to or 
dispose of, or may be materially interested in, any such specified products. Further, CGS-CIMBR, its affiliates and its related corporations do and seek 
to do business with the company(ies) covered in this research report and may from time to time act as market maker or have assumed an underwriting 
commitment in specified products of such company(ies), may sell them to or buy them from customers on a principal basis and may also perform or 
seek to perform significant investment banking, advisory, underwriting or placement services for or relating to such company(ies) as well as solicit such 
investment, advisory or other services from any entity mentioned in this report. 

As of June 16, 2021, CGS-CIMBR does not have a proprietary position in the recommended specified products in this report. 

CGS-CIMBR does not make a market on the securities mentioned in the report. 
 

South Korea: This report is issued and distributed in South Korea by CGS-CIMB Securities (Hong Kong) Limited, Korea Branch (“CGS-CIMB Korea”) 
which is licensed as a cash equity broker, and regulated by the Financial Services Commission and Financial Supervisory Service of Korea. In South 
Korea, this report is for distribution only to professional investors under Article 9(5) of the Financial Investment Services and Capital Market Act of 
Korea (“FSCMA”). 

Spain: This document is a research report and it is addressed to institutional investors only. The research report is of a general nature and not 
personalised and does not constitute investment advice so, as the case may be, the recipient must seek proper advice before adopting any investment 
decision. This document does not constitute a public offering of securities.  

CGS-CIMB is not registered with the Spanish Comision Nacional del Mercado de Valores to provide investment services. 

Sweden: This report contains only marketing information and has not been approved by the Swedish Financial Supervisory Authority. The distribution 
of this report is not an offer to sell to any person in Sweden or a solicitation to any person in Sweden to buy any instruments described herein and may 
not be forwarded to the public in Sweden. 

Switzerland: This report has not been prepared in accordance with the recognized self-regulatory minimal standards for research reports of banks 
issued by the Swiss Bankers’ Association (Directives on the Independence of Financial Research). 
Thailand: This report is issued and distributed by CGS-CIMB Securities (Thailand) Co. Ltd. (“CGS-CIMB Thailand”) based upon sources believed to be reliable (but 
their accuracy, completeness or correctness is not guaranteed). The statements or expressions of opinion herein were arrived at after due and careful consideration 
for use as information for investment. Such opinions are subject to change without notice and CGS-CIMB Thailand has no obligation to update its opinion or the 
information in this research report. 

CGS-CIMB Thailand may act or acts as Market Maker, and issuer and offeror of Derivative Warrants and Structured Note which may have the following securities as 
its underlying securities. Investors should carefully read and study the details of the derivative warrants in the prospectus before making investment decisions.  

ACE, ADVANC, AEONTS, AMATA, AOT, AP, AWC, BAM, BANPU, BBL, BCH, BCP, BCPG, BDMS, BEC, BEM, BGRIM, BH, BJC, BPP, BTS, CBG, CENTEL, CHG, 
CK, CKP, COM7, CPALL, CPF, CPN, CRC, DELTA, DOHOME, DTAC, EA, EGCO, EPG, ESSO, GFPT, GLOBAL, GPSC, GULF, GUNKUL, HANA, HMPRO, INTUCH, 
IRPC, IVL, JAS, JAMART, JMT, KBANK, KCE, KKP, KTB, KTC, LH, MAJOR, MBK, MEGA, MINT, MTC, OR, ORI, OSP, PLANB, PRM, PTG, PTT, PTTEP, PTTGC, 
QH, RATCH, RBF, RS, SAWAD, SCB, SCC, SCGP, SPALI, SPRC, STA, STEC, SUPER, TASCO, TCAP, THANI, TISCO, TMB, TOA, TOP, TPIPP, TQM, TRUE, 
TTW, TU, TVO, VGI, WHA, WHAUP, AAV, ERW, MC, PSL, SIRI, TKN. 

Corporate Governance Report: 

The disclosure of the survey result of the Thai Institute of Directors Association (“IOD”) regarding corporate governance is made pursuant to the policy of the Office of 
the Securities and Exchange Commission. The survey of the IOD is based on the information of a company listed on the Stock Exchange of Thailand and the Market 
for Alternative Investment disclosed to the public and able to be accessed by a general public investor. The result, therefore, is from the perspective of a third party. It 
is not an evaluation of operation and is not based on inside information. 

The survey result is as of the date appearing in the Corporate Governance Report of Thai Listed Companies. As a result, the survey result may be changed after that 
date. CGS-CIMB Thailand does not confirm nor certify the accuracy of such survey result. 
 

Score Range: 90 - 100 80 – 89 70 - 79 Below 70 No Survey Result 

Description: Excellent Very Good Good N/A N/A 
   
 

United Arab Emirates: The distributor of this report has not been approved or licensed by the UAE Central Bank or any other relevant licensing 
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authorities or governmental agencies in the United Arab Emirates. This report is strictly private and confidential and has not been reviewed by, 
deposited or registered with UAE Central Bank or any other licensing authority or governmental agencies in the United Arab Emirates. This report is 
being issued outside the United Arab Emirates to a limited number of institutional investors and must not be provided to any person other than the 
original recipient and may not be reproduced or used for any other purpose. Further, the information contained in this report is not intended to lead to 
the sale of investments under any subscription agreement or the conclusion of any other contract of whatsoever nature within the territory of the United 
Arab Emirates.  

United Kingdom and European Economic Area (EEA): In the United Kingdom and European Economic Area, this material is also being distributed 
by CGS-CIMB Securities (UK) Limited (“CGS-CIMB UK”). CGS-CIMB UK is authorized and regulated by the Financial Conduct Authority and its 
registered office is at 53 New Broad Street, London EC2M 1JJ. The material distributed by CGS-CIMB UK has been prepared in accordance with 
CGS-CIMB’s policies for managing conflicts of interest arising as a result of publication and distribution of this material. This material is for distribution 
only to, and is solely directed at, selected persons on the basis that those persons: (a) are eligible counterparties and professional clients of CGS-
CIMB UK; (b) have professional experience in matters relating to investments falling within Article 19(5) of the Financial Services and Markets Act 
2000 (Financial Promotion) Order 2005 (as amended, the “Order”), (c)  fall within Article 49(2)(a) to (d) (“high net worth companies, unincorporated 
associations etc”) of the Order; (d) are outside the United Kingdom subject to relevant regulation in each jurisdiction, material(all such persons together 
being referred to as “relevant persons”). This material is directed only at relevant persons and must not be acted on or relied on by persons who are 
not relevant persons. Any investment or investment activity to which this material relates is available only to relevant persons and will be engaged in 
only with relevant persons. 

This material is categorised as non-independent for the purposes of CGS-CIMB UK and therefore does not provide an impartial or objective assessment 
of the subject matter and does not constitute independent research. Consequently, this material has not been prepared in accordance with legal 
requirements designed to promote the independence of research and will not be subject to any prohibition on dealing ahead of the dissemination of 
research. Therefore, this material is considered a marketing communication.  

United States: This research report is distributed in the United States of America by CGS-CIMB Securities (USA) Inc, a U.S. registered broker-dealer 
and an affiliate of CGS-CIMB Securities Sdn. Bhd. (formerly known as Jupiter Securities Sdn. Bhd.), CGS-CIMB Research Pte Ltd, PT CGS-CIMB 
Sekuritas Indonesia, CGS-CIMB Securities (Thailand) Co. Ltd, CGS-CIMB Securities (Hong Kong) Limited and CGS-CIMB Securities (India) Private 
Limited, and is distributed solely to persons who qualify as “U.S. Institutional Investors” as defined in Rule 15a-6 under the Securities and Exchange 
Act of 1934. This communication is only for Institutional Investors whose ordinary business activities involve investing in shares, bonds, and associated 
securities and/or derivative securities and who have professional experience in such investments. Any person who is not a U.S. Institutional Investor 
or Major Institutional Investor must not rely on this communication. The delivery of this research report to any person in the United States of America 
is not a recommendation to effect any transactions in the securities discussed herein, or an endorsement of any opinion expressed herein. CGS-CIMB 
Securities (USA) Inc, is a FINRA/SIPC member and takes responsibility for the content of this report. For further information or to place an order in 
any of the above-mentioned securities please contact a registered representative of CGS-CIMB Securities (USA) Inc. 

CGS-CIMB Securities (USA) Inc. does not make a market on other securities mentioned in the report. 

CGS-CIMB Securities (USA) Inc. has not managed or co-managed a public offering of any of the securities mentioned in the past 12 months. 

CGS-CIMB Securities (USA) Inc. has not received compensation for investment banking services from any of the company mentioned in the past 12 
months. 

CGS-CIMB Securities (USA) Inc. neither expects to receive nor intends to seek compensation for investment banking services from any of the company 
mentioned within the next 3 months. 

United States Third-Party Disclaimer: If this report is distributed in the United States of America by Raymond James & Associates, Inc (“RJA”), this 
report is third-party research prepared for and distributed in the United States of America by RJA pursuant to an arrangement between RJA and CGS-
CIMB Securities International Pte. Ltd. (“CGS-CIMB”). CGS-CIMB is not an affiliate of RJA. This report is distributed solely to persons who qualify as 
“U.S. Institutional Investors” or as “Major U.S. Institutional Investors” as defined in Rule 15a-6 under the Securities and Exchange Act of 1934, as 
amended. This communication is only for U.S. Institutional Investors or Major U.S. Institutional Investor whose ordinary business activities involve 
investing in shares, bonds, and associated securities and/or derivative securities and who have professional experience in such investments. Any 
person who is not a U.S. Institutional Investor or Major U.S. Institutional Investor must not rely on this communication. The delivery of this report to 
any person in the U.S. is not a recommendation to effect any transactions in the securities discussed herein, or an endorsement of any opinion 
expressed herein. If you are receiving this report in the U.S from RJA, a FINRA/SIPC member, it takes responsibility for the content of this report. For 
further information or to place an order in any of the above-mentioned securities please contact a registered representative of CGS-CIMB Securities 
(USA) Inc. or RJA.  https://raymondjames.com/InternationalEquityDisclosures  

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

 

Rating Distribution (%) Investment Banking clients (%)

Add 70.3% 1.1%

Hold 19.6% 0.2%

Reduce 10.1% 0.2%

Distribution of stock ratings and investment banking clients for quarter ended on 31 March 2021

613 companies under coverage for quarter ended on 31 March 2021

https://raymondjames.com/InternationalEquityDisclosures
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Spitzer Chart for stock being researched ( 2 year data ) 
 

Singapore Press Holdings (SPH SP) 

 

 
 

Corporate Governance Report of Thai Listed Companies (CGR). CG Rating by the Thai Institute of Directors Association (Thai IOD) in 2020, 
Anti-Corruption 2020 

ADVANC – Excellent, Certified, AMATA – Excellent, Certified, ANAN – Excellent, n/a, AOT – Excellent, n/a, AP – Excellent, Certified, ASP – Excellent, 
n/a, AU – Good, n/a, BAM – Very Good, Certified, BAY – Excellent, Certified, BBL – Very Good, Certified, BCH – Good, Certified, BCP - Excellent, 
Certified, BCPG – Excellent, Certified, BDMS – Excellent, n/a, BEAUTY – Good, n/a, BH - Good, n/a, BJC – Very Good, n/a, BLA – Excellent, 
Certified, BTS - Excellent, Certified, CBG – Very Good, n/a, CCET – n/a, n/a, CENTEL – Excellent, Certified, CHAYO – Very Good, n/a, CHG – Very 
Good, n/a, CK – Excellent, n/a, COM7 – Very Good, Certified,  CPALL – Excellent, Certified, CPF – Excellent, Certified, CPN - Excellent, Certified, 

CPNREIT – n/a, n/a, CRC – Very Good, n/a, DELTA - Excellent, Certified, DDD – Very Good, n/a, DIF – n/a, n/a, DOHOME – Very Good, n/a, DREIT 

– n/a, n/a, DTAC – Excellent, Certified, ECL – Excellent, Certified, EGCO - Excellent, Certified, EPG – Excellent, Certified, ERW – Very Good, Certified, 
GFPT - Excellent, Certified, GGC – Excellent, Certified, GLOBAL – Very Good, n/a, HANA - Excellent, Certified, HMPRO - Excellent, Certified, 
HUMAN – Good, n/a, ICHI – Excellent, Certified, III – Excellent, n/a, INTUCH - Excellent, Certified, IRPC – Excellent, Certified, ITD – Very Good, n/a, 
IVL - Excellent, Certified, JASIF – n/a, n/a, JKN – Excellent, Declared, JMT – Very Good, Declared, KBANK - Excellent, Certified, KCE - Excellent, 
Certified, KEX – n/a, n/a, KKP – Excellent, Certified, KSL – Excellent, Certified, KTB - Excellent, Certified, KTC – Excellent, Certified, LH - Excellent, 
n/a, LPN – Excellent, Certified, M – Very Good, Certified, MAKRO – Excellent, Certified, MC – Excellent, Certified, MEGA – Very Good, n/a, MINT - 
Excellent, Certified, MTC – Excellent, Certified, NETBAY – Very Good, n/a, NRF – n/a, n/a, OR – n/a, n/a, ORI – Excellent, Certified,  OSP – Very 
Good, n/a, PLANB – Excellent, Certified, PRINC – Very Good, Certified, PR9 – Excellent, n/a, PSH – Excellent, Certified, PTT - Excellent, Certified, 
PTTEP - Excellent, Certified, PTTGC - Excellent, Certified, QH – Excellent, Certified, RBF – Good, n/a, RS – Excellent, n/a, RSP – Good, n/a, S – 
Excellent, n/a, SAK – n/a, n/a, SAPPE – Very Good, Certified, SAWAD – Very Good, n/a,  SCB - Excellent, Certified, SCC – Excellent, Certified, 
SCGP – n/a, n/a, SHR – Very Good, n/a, SIRI – Excellent, Certified, SPA – Very Good, n/a, SPALI - Excellent, Declared, SPRC – Excellent, Certified, 
SSP - Good, Declared, STEC – n/a, n/a, SVI – Excellent, Certified, SYNEX – Very Good, n/a, TCAP – Excellent, Certified, THANI – Excellent, Certified, 
TISCO - Excellent, Certified, TKN – Very Good, n/a, TMB - Excellent, Certified, TOP - Excellent, Certified, TRUE – Excellent, Certified, TU – Excellent, 
Certified, TVO – Excellent, Certified, VGI – Excellent, Certified, WHA – Excellent, Certified, WHART – n/a, n/a, WICE – Excellent, Certified, WORK – 
Good, n/a. 
- CG Score 2020 from Thai Institute of Directors Association (IOD) 
- Companies participating in Thailand's Private Sector Collective Action Coalition Against Corruption programme (Thai CAC) under Thai Institute of Directors (as of January 30, 2021) are 
categorised into: companies that have declared their intention to join CAC, and companies certified by CAC. 
 

 

Recommendation Framework 

Stock Ratings Definition: 

 Add The stock’s total return is expected to exceed 10% over the next 12 months. 

 Hold The stock’s total return is expected to be between 0% and positive 10% over the next 12 months. 

 Reduce The stock’s total return is expected to fall below 0% or more over the next 12 months. 

The total expected return of a stock is defined as the sum of the: (i) percentage difference between the target price and the current price and (ii) the forward net 
dividend yields of the stock.  Stock price targets have an investment horizon of 12 months.  
  

Sector Ratings Definition: 

 Overweight An Overweight rating means stocks in the sector have, on a market cap-weighted basis, a positive absolute recommendation. 

 Neutral A Neutral rating means stocks in the sector have, on a market cap-weighted basis, a neutral absolute recommendation. 

 Underweight An Underweight rating means stocks in the sector have, on a market cap-weighted basis, a negative absolute recommendation. 
  

Country Ratings Definition: 

 Overweight An Overweight rating means investors should be positioned with an above-market weight in this country relative to benchmark. 

 Neutral A Neutral rating means investors should be positioned with a neutral weight in this country relative to benchmark. 

 Underweight An Underweight rating means investors should be positioned with a below-market weight in this country relative to benchmark. 
 

 

 #01c 
 
 
 

 
 

0.70

1.20

1.70

2.20

2.70

3.20

Jun-18 Dec-18 Jun-19 Dec-19 Jun-20 Dec-20

Price Close

2
.4

9
 

2
.8

5
 2
.8

8
 

2
.8

8
 

2
.7

4
 

2
.6

4
 

2
.6

4
 

2
.2

2
 

2
.1

9
 

2
.2

1
 

1
.5

7
 

1
.3

5
 

1
.1

0
 

1
.3

1
 

2
.0

9
 

Recommendations & Target Price

Add Hold Reduce Not Rated

http://www.thai-iod.com/imgUpload/Brochure%20CGR%202019%20Resized.pdf
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