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INITIATION

 

IGB Bhd 
A post-pandemic value play    

■ We initiate coverage on IGBB with an Add rating and RM2.50 TP, pegged to  
a 75% discount to our CY22F RNAV estimate.    

■ IGBB is a deep value play. Its 53.2% stake in IGB REIT is 80% higher than its 
current market cap of RM1.7bn; a key appeal supporting its recovery outlook.  

■ Higher dividends is a new angle with attractive FY21-23F yield of 5.3-6.4%  
 

The only real estate developer with two listed REITs    
IGB Bhd (IGBB) is primarily a real estate developer which has diversified into retail and 

commercial assets. Its key retail assets are housed under 53.2%-owned IGB REIT 

(IGBREIT MK, Add, TP: RM1.88) while selected commercial assets are part of the 

recently listed IGB Commercial REIT (IGBCR MK: NR). IGBB’s businesses are 

predominantly in Malaysia, with the remaining geographical exposures located in Asia, 

Australia, the US and the United Kingdom (UK). We view the recovery of the property 

market and the monetisation of assets/spin-off into REITs as the group’s strong points.   

Beneficiary of post-pandemic recovery; offering 5.3% dividend yield    
We expect the group’s three core business divisions, i.e. property development, 

commercial assets and retail assets to stage a strong recovery in FY22F. We expect this 

to be anchored by: 1) improvement in consumer sentiment, 2) recovery in retail sales and 

footfall, 3) diminishing rental rebates, and 4) transition from work-from-home to office 

environment. Our 3-year (FY21-23F) EPS CAGR of 52% imputes a worst-is-over Covid-

19 scenario. Cash dividend payout surged to 10 sen in 3QFY21 (historical high) and 

looks sustainable in FY22-23F at 5.3% dividend yield.       

Valuation mismatch? Market cap is 44% lower than IGB REIT 
What IGBB lacks in trading liquidity is compensated for by the stock’s undervaluation 

compared to its peers, with the market potentially overlooking the fact the current market 

value of IGBB’s 53.2% stake in IGB REIT alone is 80% higher than IGBB’s market 

capitalisation of RM1.7bn. Post-listing of IGBCR in Sep, the likely injection of Southkey 

Mega Mall (into IGB REIT) would enhance IGBB’s value, while the RM591m proceeds 

from the Blackfriar land sale in 4Q21F would support new growth strategies, in our view.      

Initiate coverage with an Add call and TP of RM2.50    
We see deep value in IGBB as it trades at a steep 81% discount to our fully diluted (FD)  

CY22F RNAV of RM10/share. Initiate coverage with an Add rating and RM2.50 TP, 

based on 75% discount to RNAV/share, in line with the average trailing RNAV discounts 

of its peers under coverage. We foresee IGBB’s renewed dividend angle and likely better 

disclosures/engagement with investors as two key factors that could enhance its trading 

liquidity. Re-rating catalysts: 1) Robust qoq net profit rebound in 4Q21F, 2) Potential 

injection of new retail assets in IGB REIT, 3) Turnaround of the hotel sector, and 4) 

Investors gravitating to post-pandemic value plays. Downside risks: prolonged losses and 

the emergence of a new Covid-19 variant – negative for IGBB’s recovery prospects.               
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Financial Summary Dec-19A Dec-20A Dec-21F Dec-22F Dec-23F

Total Net Revenues (RMm) 1,436 1,016 1,048 1,196 1,239

Operating EBITDA (RMm) 604.3 315.2 378.0 494.8 532.3

Net Profit (RMm) 208.7 9.2 38.4 94.0 117.0

Core EPS (RM) 0.30 0.01 0.04 0.11 0.13

Core EPS Growth (17%) (96%) 269% 145% 24%

FD Core P/E (x) 6.2 160.4 43.5 17.8 14.3

DPS (RM) 0.03 0.02 0.12 0.10 0.10

Dividend Yield 1.60% 1.06% 6.38% 5.32% 5.32%

EV/EBITDA (x) 6.96 14.23 12.00 9.14 8.43

P/FCFE (x) NA 6.34 1.81 4.29 3.90

Net Gearing 84.9% 88.2% 74.5% 73.0% 70.6%

P/BV (x) 0.36 0.46 0.45 0.44 0.43

ROE 5.92% 0.26% 1.05% 2.50% 3.04%

% Change In Core EPS Estimates   

CGS-CIMB/Consensus EPS (x)   0.31 0.96 0.77
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A post-pandemic value play   

Investment thesis   

A deep value play   

In our view, investors with the appetite for longer-term exposure to undervalued 

real estate/property and property investment companies may consider IGB 

Berhad (IGBB), as despite its low share liquidity, the company has been 

overlooked, somewhat, in terms of 1) P/BV valuations and RNAV discounts vs. 

its peers, and 2) its track record in asset spin-offs into REITs. As a holding 

company, IGBB holds subsidiary stakes in IGB REIT (IGB MK, Add) and the 

newly listed IGB Commercial REIT (IGBCR MK, NR) while it conducts property 

development ventures on its own, having been present in the domestic market 

for many years. While we do not totally disregard other business components 

such as the construction (internal works only), hotels (loss-making in 9M21, 

plagued by Covid-19 disruptions) and International School (non-core; we believe 

this can be a divestible asset), these segments do not contribute substantially to 

the group’s underlying asset value.  

Our thesis, therefore, angles IGBB more as a longer-term value play benefitting 

from: 1) The endemic-driven economic recovery, 2) The lifting of domestic and 

international travel restrictions, 3) The retail sector’s road to recovery with the 

return of shoppers populating leading retail malls, 4) The recovery of hotel 

occupancy rates, 5) The repopulating of office and commercial space albeit 

more in a hybrid manner, and 6) The government’s initiatives to assist economic 

sectors that were heavily disrupted by the pandemic over the last two years.       
 

Figure 1: IGBB as a long-term value play, in our view  

 
   SOURCES: CGS-CIMB RESEARCH, IGBCR PROSPECTUS  

 

 

Losses have bottomed-out; the worst of Covid-19 is over   

For IGBB, earnings recovery is also underway, as we view 3QFY21’s financial 

results as marking the inflection point to sustainable profits from 4QFY21F. The 

maximum impact of Covid-19 (lockdown disruptions to operations) should have 

been fully reflected in 3Q21’s reported net loss of RM59m, being the biggest 

quarterly loss since the pandemic started. Overall, the worst for earnings is over 

and our FY21F net profit of RM38.4m implies a strong qoq earnings rebound. 

This is with the exception of the hotel segment where losses are likely to take 

longer to turnaround given the absence of foreign tourist arrivals.       

 

IGBB

as a value play
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recovery
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Figure 2: The worst is over for pandemic-led quarterly losses  

 
   SOURCES: CGS-CIMB RESEARCH, COMPANY REPORTS 

 

 

“New normal” dividend jumps 5-fold: FY21F 6.4% yield   

We expect investor’s lukewarm perception regarding IGBB’s ability to reward 

shareholders with higher dividends to improve. There was a 5-fold yoy jump in 

cash interim DPS from 2 sen in 3Q20 to 10 sen in 3Q21. 3Q21’s DPS of 10 sen 

excludes a dividend-in-specie of 2 sen/share. With a total (cash +shares) payout 

of 12 sen (historical high), the implied FY21F dividend yield is 6.4%. We expect 

the 10 sen cash DPS (RM90.5m) to be the new normal – strongly supported by 

a 105% increase in end-Sep 21 cash and bank balances to RM1.6bn (RM1.70 

cash/share). This is a result of proceeds generated from IGB Commercial REIT’s 

IPO in Sep 21 but IGBB has yet to recognise the RM591m proceeds from a land 

sale in the UK in Oct 21.           

 
 

Figure 3: Turning point in dividend outlook with 3Q21’s DPS of 12 sen 

 
   SOURCES: CGS-CIMB RESEARCH, COMPANY REPORTS 

 

 

Pre-pandemic to post-pandemic recovery indicators   

Our post-pandemic scenario does not angle IGBB as a growth stock – typically, 

diversified property investment companies earnings are fairly stable. 

Nevertheless, our FY21-23F 3-year EPS CAGR of 52% is attractive, which is 

more indicative of the low-base effect of the washout year FY21F. Based on our 

selected indicators, we are projecting: 
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(a) A 7% average revenue growth post-pandemic (FY22-23F) – anchored 

by the property development business under IGBB, retail assets (at 

holding company level and IGB REIT), and commercial assets (at 

holding company level and IGB Commercial REIT) vs. the average 13% 

p.a. decline in revenue during the pandemic period (FY20-21F). 

(b) Blended gross margin to improve to 59% post-pandemic from 49.6% 

average during the pandemic period – this will be aided by diminishing 

rental assistance for commercial and retail tenants.  

(c) Average pretax margin return to increase to 30% post-pandemic, and 

should gradually match the pre-pandemic level of 36% (from the slump 

of 18% during the Covid-19 peak lockdown periods. 

(d) As a base-case, we expect average occupancy rates for IGB REIT’s 

leading neighborhood malls, i.e. Midvalley Megamall and The Gardens 

Mall to remain above 90% (higher than retail industry average of 65% at 

end-Sep 21; according to Jones Lang Wooton, JLW), and IGB 

Commercial REIT’s average occupancy rates to stabilise above 70%, 

roughly in line with JLW’s commercial properties average of 65-70% at 

end-Sep 21.  

(e) Separately, although we note that property development progress,  

property sales data, unbilled sales and property sales targets are not 

explicitly available from company disclosures, we believe that IGBB, 

along with other domestic property developers will target to ramp-up 

launches of its residential projects in FY22F, aim for higher sales rate, 

work on a more robust sales target vs. FY21F, and intensify promotions 

to capture the selective property buying trends.      
 

Figure 4: Pre-Covid 19 to post-pandemic recovery indicators at a glance   

 
   SOURCES: CGS-CIMB RESEARCH, COMPANY REPORTS 

 

 

81% discount to RNAV - too appealing to ignore   

Based on our RNAV estimates for CY22F, IGBB currently trades at a deep 81% 

discount to its FD RNAV  of RM10/share (peer average: 67% discount to RNAV. 

We believe the gap can be narrowed with: 1) improving investor engagement, 2) 

investors’ greater appreciation of the group’s operating model and its ability to 

leverage on post-Covid-19 opportunities, 3) greater clarity on the group’s plans 

and strategies, and 4) investors preference potentially tilting towards 

undervalued recovery themes. Also, under the new normal in CY22F, we do not 

discount the emergence of new growth opportunities and more asset 

divestments/injections into REIT (for example: Midvalley Southkey – largest 

integrated mall in the state of Johor). We view these as a longer-term natural 

progression for IGBB which could be realised over time, as the investment 

properties under the holding company (IGBB) matures with better potential 

returns.  

 

Timeframes 

Pre-Covid Pandemic Post-Pandemic 

(FY14-FY19) (FY20-FY21F) (FY22F-FY23F) Comments

Average revenue growth p.a. (%) 3.6% -13.1% 7.0% Anchored by property dev't, retail and commercial assets

Average gross margin (%) 53.0% 49.6% 58.7% Diminishing rental rebates/assistance 

Average pretax margin (%) 35.5% 17.7% 29.7% Reflects continued losses for hotel segment

ROE (%) 6.7% 0.7% 3.0% Slow ROE recovery under new normal

Net gearing (%) 71.2% 81.4% 70.4% Potential downside from asset divestments

3-year EPS CAGR (%) (FY21-23F) 52.0% Low-base effect 

IGB REIT's occupancy rate of >90%

IGB Commercial REIT's occupancy rate of >70%

Hotel occupancy rates remain below breakeven point
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Figure 5: RNAV/share and discounts to RNAV in the sector (FY20-21F)  

 
   SOURCES: CGS-CIMB RESEARCH, COMPANY REPORTS 

DATA AS AT 10 DEC 2021 
 

 

IGBB’s market cap is lower than the value of IGB REIT and 
IGB Commercial REIT combined   

What is more compelling in our view, is that if we stack up the market 

capitalisation of IGBB of RM1.7bn against the market capitalisation of a 53% 

stake in IGB REIT and a 51% stake in IGB Commercial REIT, there appears to 

be a valuation mismatch. IGBB’s market cap is 44% lower than IGB REIT’s 

market cap and 55% lower than the combined market cap of IGB REIT and IGB 

Commercial REIT. This compares to our RM10/share FD RNAV valuation for 

IGBB, where IGB REIT makes up 38% of RNAV while IGB Commercial REIT 

constitutes 7.6% of RNAV (CY22F).    

 

RM2.50 TP with 33% potential upside; Initiate coverage with an 
Add rating   

We see deep value in the stock. We initiate coverage with an Add call and 

RNAV-based TP of RM2.50 (75% discount to our CY22F FD RNAV of 

RM10/share) – 33% potential upside. Key merits:   

 IGBB currently trades at a massive 81% discount to RNAV. In our view, this 

is unjustified as this does not fully reflect the value of the two listed REIT 

entities. Other segments are for “free”. 

 Beneficiary of post-pandemic recovery: losses have bottomed-out 

 Stronger balance sheet and cash position via IGB Commercial REIT IPO 

and Blackfriars land sale.  

 Higher dividends in FY21F (interim of 12 sen, ex-date 24 Dec 2021): 6.4% 

yield. Sustainable cash dividend yield of 5.3% (FY22-23F).     

Share price (RM) RNAV/share (RM) Disc. to RNAV (%)

Eastern & Oriental 0.60 4.04                            -85%

Eco World Development Group Bhd 0.84 1.51                            -44%

Eco World International 0.45 1.04                            -57%

LBS Bina Group 0.51 3.65                            -86%

Mah Sing Group 0.71 1.82                            -61%

SP Setia 1.22 4.01                            -70%

UOA Development 1.62 3.47                            -53%

UEM Sunrise Bhd 0.32 3.06                            -90%

Sime Darby Property Berhad 0.60 3.42                            -82%

Sunway Bhd 1.67 2.23                            -25%

IGB Bhd 1.88 10.00                          -81%

Average -67%
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Figure 6: IGB REIT and IGB Commercial REIT combined are valued at 122% above its holding company IGBB  

 
   SOURCES: CGS-CIMB RESEARCH, COMPANY REPORTS 

 

 

 

IGB Commercial REIT IPO    

Carved out 10 commercial assets; RM3.2bn in asset value   

IGB Commercial REIT (IGBCR) made its debut on Bursa Malaysia’s Main Board 

on 20 Sep 2021 with an IPO price of RM0.70 per unit. The IGBCR IPO deal 

involved the injection of IGBB’s ten commercial properties with a total asset 

value of RM3.2bn – making IGBCR the largest office/commercial REIT in terms 

of asset value. The properties are located in the prime areas of Mid Valley City, 

MVC (seven assets) and the Golden Triangle in Kuala Lumpur (three assets). 

Post-IPO, IGBB holds a 51% stake in IGBCR. All the properties were last 

revalued in Dec 2020.  

With a current market capitalistion of RM1.4bn (RM0.60/share), IGBCR trades at 

a 15.5% discount to its IPO price of RM0.71 per unit and 39% below its end-Sep 

21 net asset value (NAV) per unit of RM0.99.   
 

Figure 7: Assets under IGB Commercial REIT  

 
   SOURCES: CGS-CIMB RESEARCH, IGBCR PROSPECTUS  
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IGBB's market capitalisation is lower than IGB REIT and IGB Commercial REIT combined (RM m)

IGBB’s market cap is 44% lower than 
IGB REIT’s market cap (53.2% stake) 

IGBB’s market cap 55% lower than the combined 
market cap of IGB REIT and IGB Commercial REIT

Appraised value

Assets (RM m) Valuation date

Properties located in Mid Valley City (MVC)

(1) Menara IGB & IGB Annexe 188.9 31-Dec-20

(2) Centrepoint South 190.5 31-Dec-20

(3) Centrepoint North 196.5 31-Dec-20

(4) Boulevard Properties 78.0 31-Dec-20

(5) Gardens South Tower 391.5 31-Dec-20

(6) Gardens North Tower 382.1 31-Dec-20

(7) Southpoint Properties 573.5 31-Dec-20

Properties located in Golden Triangle (KL)

(8) Menara Tan & Tan 239.1 31-Dec-20

(9) GTower 739.8 31-Dec-20

(10) Hampshire Place Office 180.6 31-Dec-20

Total asset value 3,160.5
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Decent average portfolio occupancy rates of c.75%   

At end-Sep 21, portfolio occupancy rates of IGBCR’s assets located in MVC 

stood at an average of 75%, higher than the average 66% for the group’s 

properties located in KL. Overall, this works out to a total portfolio average 

71.4%. IGBCR’s portfolio occupancy rates have been trending lower from 80.2% 

in FY18, 78.8% in FY19 and 77.9% in FY20. The declining occupancy rates from 

FY20 to 9MFY21 were the result of the Covid-19 pandemic. For all properties 

under IGBCR, average net property income (NPI) margin was 68% in FY20.     

 
  

Figure 8: IGBCR’s portfolio occupancy rates  Figure 9: IGBCR’s average occupancy rates  

 

 

SOURCES: CGS-CIMB RESEARCH, IGBCR PROSPECTUS   SOURCES: CGS-CIMB RESEARCH, IGBCR PROSPECTUS   

  

 
 

Figure 10: Revenue, gross rental income (GRI) and net property income (NPI) of IGBCR's assets (FY20) 

 
   SOURCES: CGS-CIMB RESEARCH, IGBCR PROSPECTUS  

 

 

IGB REIT: proxy to retail recovery post-pandemic 

Flagship neighbourhood malls underpin robust recovery   

We believe IGB REIT is a proxy to retail consumption growth post-pandemic. 

Both the malls owned by IGB REIT, i.e. Mid Valley Megamall (MVM) and The 

Gardens Mall (TGM) are the flagship neighbourhood malls in the Klang Valley. 

We expect a robust recovery outlook for MVM and TGM in 2022F as consumer 

sentiment and retail footfall return to pre-pandemic levels. The improvement in 

retail sales would lower the risks of prolonged rental assistance/rebates and 

tenant dropouts. We believe that IGB REIT is strategically positioned to benefit 

from the full economic reopening.   

Assets FY18 FY19 FY20 Average

Menara IGB & IGB Annexe 73.1% 73.9% 69.3% 72.1%

Centrepoint South 97.2% 97.6% 87.0% 93.9%

Centrepoint North 93.9% 92.8% 91.0% 92.6%

Boulevard Properties 93.5% 92.6% 92.0% 92.7%

Gardens South Tower 93.2% 92.4% 89.2% 91.6%

Gardens North Tower 94.0% 82.3% 79.5% 85.3%

Southpoint Properties 20.6% 39.9% 48.8% 36.4%

Menara Tan & Tan 67.6% 70.5% 73.0% 70.4%

GTower 82.0% 78.1% 85.5% 81.9%

Hampshire Place Office 87.1% 67.5% 63.4% 72.7%

Average 80.2% 78.8% 77.9%

80.2%

78.8%

77.9%

76.5%

77.0%

77.5%

78.0%

78.5%

79.0%

79.5%

80.0%

80.5%

FY18 FY19 FY20

IGBCR's average porfolio occupancy rates

Revenue Gross rental income (GRI) Net property income (NPI) NPI margin

Assets (RM m) (RM m) (RM m) (%)

Menara IGB & IGB Annexe 11.1 6.9 7.3 65%

Centrepoint South 14.5 9.2 10.4 72%

Centrepoint North 14.8 9.8 11.1 75%

Boulevard Properties 3.9 2.7 3.3 85%

Gardens South Tower 31.1 21.1 23.6 76%

Gardens North Tower 26.2 18.8 18.9 72%

Southpoint Properties 16.2 9.7 6.9 42%

Menara Tan & Tan 16.4 9.3 8.6 53%

GTower 49.7 31.7 36.3 73%

Hampshire Place Office 10.2 6.1 6.2 60%

Total 194.1 125.2 132.5 68%
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High occupancy rate despite pandemic risks   

In the past, Mid Valley Megamall (MVM) and The Gardens Mall (TGM) have 

achieved strong occupancy rates of close to 100% (100% on average for MVM, 

and 98% on average for TGM). This is mainly underpinned by its strategic 

location in Klang Valley, and close proximity to residential areas and office 

premises. On average, MVM and TGM have been able to maintain average 

occupancy rates of above 95% even during the various lockdown phases YTD. 

We expect the high occupancy rates and improving average retail spend per 

footfall to be supported by: 1) good tenant mix (which include entertainment, 

departmental stores, super/hypermarkets, F&B, fashion, specialty retail stores, 

fitness/personal care services), 2) integrated access to mall including rail 

transport.   

Expecting a robust recovery in 4Q21F   

Despite having been a challenging period for the retail sector in 9M21, the 

company indicated that Mid Valley Megamall (MVM) and The Gardens Mall 

(TGM) managed to sustain healthy occupancy rates of over 90%, while average 

weekend footfall since late-Sep 21 has improved to  80-85% vs. pre-Covid 19 

levels, particularly since NRP phase 3 began on 1 Oct 2021. Prospects are 

looking brighter towards end-2021 and the group is cautiously optimistic about 

recovery of the retail space and consumer spending in 4Q21F. Rental support 

risks will gradually diminish in the coming months (more selective) and also 

prioritise tenants of the luxury goods space at TGM. However, rental reversion 

outlook remains in negative territory (single-digits) in FY21F for both malls. With 

the gradual opening of the overall economy, Retail Group Malaysia (RGM), in its 

recent quarterly publication, forecasts retail sales growth of 12.7% yoy in 4Q21F 

and 6% yoy in 2022F. We believe, this bodes well for IGB REIT’s MVM and GM 

as more than 90% of tenants are operating post-easing of SOPs.   
 

Figure 11: IGB REIT’s 9M21 results performance  

 
   SOURCES: CGS-CIMB RESEARCH, COMPANY REPORTS 

 

 

  

FYE Dec (RM m)                                       3QFY21 3QFY20
yoy % 

chg
2QFY21

qoq % 

chg

3QFY21 

cum

3QFY20 

cum

yoy % 

chg

Prev. 

FY21F
 Comments 

Revenue 95.8 130.7 -26.7 84.9 12.8 280.2 317.7 -11.8 425 Intensified rental support to compensate for the weak 

Operating costs (30.9)     (39.0)   -20.8 (35.4)   -12.7 (100.4)  (114.2)  -12.1 (167) retail scene in 9M21 

EBITDA 64.9      91.8    -29.2 49.6    31.0 179.9   203.5   -11.6 258

EBITDA margin (%) 67.8 70.2 -3.4 58.4 16.1 64.2 64.1 0.2 61

Depn & amort. (0.3) (0.7) -55.1 (0.3) -0.7 (0.9) (2.0) -54.7 (0) Depr. of PPE and amort. of capitalised borrowing costs

EBIT 64.6      91.1    -29.0 49.3    31.2 178.9   201.5   -11.2 258

Interest expense (13.4) (13.4) 0.0 (13.2) 1.1 (39.7) (39.8) -0.4 (53)

Interest & invt inc 2.8 1.5 85.5 1.7 64.6 6.2 4.7 32.5 8

Associates' contrib 0.0 0.0 nm 0.0 nm 0.0 0.0 nm 0 None as expected

Exceptionals & revaln (15.5) (2.4) 553 6.6 -335.3 (18.9) (1.7) nm 0 RM18.9m impairment of trade receivables in 9M21 

Pretax profit 38.5 76.8 -49.9 44.3 -13.0 126.6 164.7 -23.1 210

Tax 0.0 0.0 nm 0.0 nm 0.0 0.0 nm 0

Tax rate (%) 0.0 0.0 nm 0.0 nm 0.0 0.0 nm 0

Minority interests 0.0 0.0 nm 0.0 nm 0.0 0.0 nm 0 None as expected

Net profit 38.5 76.8 -49.9 44.3 -13.0 126.6 164.7 -23.1 210

Distributable profit 43.1 83.3 -48.2 49.3 -12.5 141.0 181.8 -22.4 242 9M21 core net profit made up 70% of ours and consensus 

Core net profit 54.0      79.2    -31.8 37.7    43.3 145.4   166.3   -12.6 210 full-year forecasts 

DPU (sen) 1.2 2.1 -44.1 1.4 -12.6 3.9 4.7 -17.3 6.2 9M21 DPU made up 64% of our full-year forecast 
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Key operational highlights    

Tan & Tan: top 10 property developer since 2003   

IGBB, through its wholly-owned subsidiary Tan & Tan Developments Sdn Bhd, 

plans to launch two property projects in 2021. In the pipeline are the 1) Kundang 

Township in Gombak, Selangor, and 2) Southpoint development at Mid Valley 

City. The strategy is to venture into residential property within the suburban 

areas, where demand is relatively more robust for spacious family homes. 

According to the company, the area in Kundang which is to be developed into a 

township, offers these features.  

 D’Laman Kundang has a total GDV of RM80m and will be developed over a 

6.5-acre freehold land. It comprises 179 two-storey link houses with built-up 

area starting from 1,517 sq ft and a four-bedroom, three bathroom 

configuration. All units are designed as family homes. According to the 

company, Kundang fulfills four of the main criteria that most buyers look for: 

1) Location, 2) Connectivity, 3) Convenience, and 4) Price. In terms of 

pricing, the company indicated that the cost of terrace houses ranges from 

RM350k to 500k per unit, while in comparison, a similar terrace house in the 

suburban areas of Subang Jaya and Petaling Jaya would cost over RM800k.  

 Southpoint Residences, being the final development within Mid Valley City, 

was earlier targeted to be launched in 3Q21.  

 Tan & Tan Development won The Edge Malaysia Top Property Developers 

Award – Top 10 Property Developer for 16 years since 2003. The group’s 

developments in Sierramas and U-Thant Residence have won the FIABCI 

Malaysia Award of Distinction for Residential Development in 2002 and 2012 

respectively.  

 
  

Figure 12: D’Laman Kundang  Figure 13: Stonor 3 KLCC  

   

SOURCES: CGS-CIMB RESEARCH, IGBB WELSITE   SOURCES: CGS-CIMB RESEARCH, IGBB WELSITE   

  

 
   

Figure 14: Sierramas Heights  Figure 15: Menara Southpoint Residence   Figure 16: Taman Melawati  

   

SOURCES: CGS-CIMB RESEARCH, IGBB WEBSITE   SOURCES: CGS-CIMB RESEARCH, IGBB WEBSITE   SOURCES: CGS-CIMB RESEARCH, COMPANY REPORTS   
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Construction progress to resume for key developments    

The Group’s construction projects were affected by work stoppages caused by 

the various Movement Control Orders (MCO) this year. In addition, strict SOPs 

were required to safeguard the health of its construction workers and safety of 

project sites. This has caused some delays to work flow processes as the 

number of workers allowed on site was reduced. Nevertheless, we expect these 

two projects to be ramped up in 4Q21F and FY22F.  

 Menara Southpoint, Mid Valley City: Menara Southpoint is a 55-storey 

tower comprising offices and residential units. Architectural and interior 

design work are still being carried out on the residential components known 

as Southpoint Residences. This project, which is the last major component 

of the Mid Valley City development, should progress towards completion in 

1HCY22F, by our estimates.  

 St Giles Southkey, Johor Bahru: The St Giles Southkey is a proposed 4-

star hotel. The upgrading works for a total of 10 floors, which is equivalent to 

330 rooms, have been completed and the hotel is being handed over to the 

owners progressively.    

 

Water treatment plant in China     

The China Water Group proved resilient in FY20 due to its existing minimum 

guaranteed water quantity agreement, which ranges from 90% to 100%, with the 

local administrations. We expect these agreements to cushion the impact of 

declining water consumption as a result of reduced economic activity caused by 

the pandemic.  

 In terms of operations, transportation of chemicals and other raw materials 

was slightly affected during the lockdown period – major delays were 

avoided due to timely applications for special transportation permits. Other 

contingency plans include sourcing for alternative suppliers who are in 

closer proximity to various plants.  

 Operational outlook from IGBB’s FY20 annual report highlighted that the 

operating environment for the water treatment business in China remains 

bright as the group expects demand to strengthen once China’s national 

economy begins to recover.  

 

IGB International School: a non-core asset    

As of 31 Dec 2020, there was a significant decline in the number of students 

enrolled in IGB International School (IGBIS) from 535 students in Mar 2020 to 

439 students in Aug 2020. Due to the pandemic, the group had missed its earlier 

target of 600 students for the 2020-21 school year.  

 The decline in student enrollment year-on-year was largely due to families 

having to repatriate to their home countries and/or were unable to obtain 

entry visas for Malaysia due to the border closures and government 

restrictions. The school has sought to mitigate the impact by freezing fees 

for one semester, allowing for deferred payment plans and increasing 

incentives for early payment of fees for the 2020-21 school year. 

 IGBIS was able to quickly adapt to the pandemic since it had developed 

virtual learning strategies in 2019 when schools were closed due to the haze.  

 Although IGBIS was able to open in Aug 2020, a hybrid teaching model was 

implemented to ensure that all students could still take part in classes. 
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Figure 17: IGB International School (IGBS) 

 
   SOURCES: CGS-CIMB RESEARCH, IGBB WEBSITE  

 

 

 

Review of financials   

Revenue and gross margin to stage a recovery    

In our projections, we assume IGBB’s total revenue to stage a mild recovery in 

FY21F (driven by a strong qoq rebound in 4Q21F on the economy reopening), 

lifting of interstate travel ban, and improvement in property and consumer 

sentiment. We forecast revenue growth in FY22F to gain momentum 

underpinned by the full economic reopening, pick up in property demand and 

higher proportion of overseas travel (positive for hospitality segment). IGBB’s 

pre-pandemic vs. 9M21 revenue breakdown are shown below:  

 
  

Figure 18: Pre-Covid revenue composition (FY19)  Figure 19: 9M21 revenue composition (Covid-19 period)   

  

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

  

 

 

 

Other recovery assumptions in our FY21-22F include:  

 Our FY22F revenue projection translates to yoy growth, but remains below 

pre-Covid 19 levels. In our view, the full recovery of the domestic hotel 

industry to pre-Covid 19 levels as unlikely in FY22F, taking into account the 

still-low average industry occupancy rates and competitive room rates, we 

expect this potential weakness to be offset by the group’s retail, commercial 

and property development segments. 

Retail assets Commericial assets Property development Hotel Others

Retail and commerical assets: 59%
Property development: 12%
Hotel: 19%
Others: 12%

Retail assets Commericial assets Property development Hotel Others

Retail and commercial assets: 72%
Property development: 8%
Hotel: 4%
Others: 15%
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 From the low of 46% in FY20, we forecast group blended gross margin of 

53% in FY21F and 55% in FY22F - in line with stronger revenue, easing of 

rental assistance/rebates, stronger property sales and higher occupancy 

rates for its hospitality assets.  

 Our net profit forecasts in FY21-23F translate into a 3-year CAGR of 52%.  

 
  

Figure 20: Revenue trends and projections  Figure 21: Gross margin trends and projections  

  

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

  

 

 
  

Figure 22:  Pretax profit trends and projections  Figure 23: Net profit trends and projections  

  

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

  

 

 

9M21 results: biggest quarterly loss, but worst is over   

IGBB’s 9M21 results were reflective of: 1) the impact of various lockdowns and 

the surge in Covid-19 cases, 2) subdued occupancy rates for hotels – roughly 

estimated at below 30%, 3) resilient occupancy rates of over 90% for IGB REIT 

– above retail industry average of 65%, 4) 70% average occupancy rate for 

commercial assets, which was broadly in line with industry average of 65-70%. 

We note that the construction division did not generate revenue in 1H21 and 

1H20 as there were no properties under construction during those periods. 

Overall, the worst for earnings is over and our FY21F net profit of RM38.4m 

implies a strong qoq earnings rebound (with the exception of the hotel segment 
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where losses are likely to take a longer time to turnaround given the absence of 

foreign tourist travels despite the lifting of interstate travel bans). 

 

Some highlights:   

 IGBB booked its largest quarterly net loss in 3Q21 but the group indicated in 

the notes to the financials that 4Q21F earnings should show a strong 

turnaround, masking the underperformance of the previous three quarters.  

 IGBB recognised a one-off tax expense of RM56.2m net of deferred tax in 

3Q21 in relation to the disposal of assets to be injected into IGB Commercial 

REIT. 

 Mid Valley Southkey (up and coming new leading mall for IGBB in Johor) 

reported a pretax loss of RM17.6m in 3Q21.  

 Property development revenue contribution was mainly generated from 

inventory sales of Stonor 3 condominium.  

 D’Laman Kundang’s 179 residential units were launched in May 2021 but it 

has not contributed strongly to revenue and net profit.  

 Segmental breakdown for 9M21 shows that pretax loss for hotels rose 8.1% 

yoy while property development, retail assets and commercial assets saw a 

double-digit yoy pretax profit decline of 29-34%.   

  
 

Figure 24: Segmental performance in 9MFY21 vs. 9MFY20 

 
   SOURCES: CGS-CIMB RESEARCH, COMPANY REPORTS 

 

 

  

9MFY21 9MFY20 %

Revenue (RM m) (RM m) yoy Comments

Property investment - retail 330.9 384.5 -13.9% Impacted by various lockdowns and surge in Covid-19 cases

Property investment - commercial 124.6 128.9 -3.4% Average occupancy rates of above 70% in 2Q21

Property development 52.1 47.1 10.6% Slight increase in units sold for Stonor 3 condo

Hotel 25.9 62.4 -58.5% Impacted by various lockdowns and surge in Covid-19 cases

Construction 0.0 0.0 nm No properties under construction for the period 

Others 96.1 116.8 -17.7% na

Total 629.6 739.8 -14.9%

9MFY21 9MFY20 %

EBIT (RM m) (RM m) yoy

Property investment - retail 153.7 219.0 -29.8% Rental rebates intensified 

Property investment - commercial 41.6 60.6 -31.3% Average occupancy rates of above 70% in 3Q21

Property development 40.2 62.3 -35.4% Likely lower margin mix on units sold 

Hotel (49.3) (45.6) 8.1% Impacted by various lockdowns and surge in Covid-19 cases

Construction (4.4) (4.0) 10.6% No properties under construction for the period 

Others (3.4) (2.2) 51.2% na

Total 178.4 290.0 -38.5%

9MFY21 9MFY20 %-pts

EBIT margin (%) (%) yoy

Property investment - retail 46% 57% -10% Supported by high occupancy rates of over 90%

Property investment - commercial 33% 47% -14% Average occupancy rates of above 70% in 3Q21

Property development 77% 132% -55% Likely supported by one-off land sale gains

Hotel -190% -73% -117% Losses likely to narrow in FY22F

Construction nm nm nm Absence of internal construction works 

Others -4% -2% -2%

Total 28% 39% -11%
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Segmental recovery indicators on upward trajectory   

Post 9M21 performance, we forecast higher EBIT margins for retail, commercial 

and property development divisions; hotel assets would remain the weakest link. 

Retail, commercial and property development segments combined to remain the 

largest revenue generator in FY21-23F.   

 
  

Figure 25:  Retail assets revenue, EBIT and EBT margin  Figure 26: Commercial assets revenue, EBIT and EBT margin 

  

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

  

  

 
  

Figure 27:  Property development revenue, EBIT and EBT margin  Figure 28: Hotel assets revenue, EBIT and EBT margin  

  

SOURCES: CGS-CIMB RESEARCH ESTIMATES, COMPANY REPORTS   SOURCES: CGS-CIMB RESEARCH ESTIMATES, COMPANY REPORTS   
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Proceeds from IGBCR IPO and UK land sale: two major cash 
enhancing deals in FY21F   

IGBB executed two major corporate deals in FY21F that has substantially 

increased cash balance at end-Sep 21 and lowered net gearing.   

 The IGB Commercial REIT IPO: The IPO in 20 Sep 2021 raised total 

proceeds of RM1.2bn. At end-Sep 21, 28% of the proceeds have been 

utilised mainly for the first stage repayment of borrowings (RM344m) while 

the second stage repayment of borrowings (RM486.2m) was only approved 

by the Board on 26 Nov 2021. To this end, the balance unutilised proceeds 

is RM327m. The utilisation breakdown is as follows:  
 

Figure 29: Utilisation of RM1.2bn proceeds from IGB Commercial REIT IPO 

 
   SOURCES: CGS-CIMB RESEARCH, COMPANY REPORTS 

 

 The RM1.1bn cash proceeds from UK land sale: On 21 Oct 2021, IGBB 

announced that Verokey Sdn Bhd (indirect wholly-owned subsidiary) and 

Tower Ray Limited have signed a deal to sell/divest their 50% stake each in 

Black Pearl Limited (BPL). BPL owns the freehold title to the land known as 

18 Blackfriars Road, SE1 London. BPL entered into a sale and purchase 

agreement (SPA) with HNG Blackfriars 1 Limited (purchaser of the land) for 

a total land sale value of £208.8m (RM1.1bn). According to the IGBB’s notes 

to its 3Q21 financial results, this transaction will also increase net assets by 

21 sen and a substantial one-off disposal gain of RM190m in 4Q21F (not 

imputed in FY21F pending deal completion).     

105% jump in cash and a lower net gearing at end-Sep 21    

Post-IGBCR IPO, we observe improvements in IGBB balance sheet position. At 

end-Sep 21, cash and balances jumped 105% to RM1.6bn (including the 

balance RM327m proceeds from IGBCR IPO) but this has yet to reflect the 

RM591m incoming cash (50% share of total land sale proceeds of RM1.1bn) 

from the Blackfriars land sale. Net gearing improved from 89.3% at end-Jun 21 

to 74.5% at end-Sep 21.    

 
 

Figure 30: Movement of cash and net gearing in 1Q21, 2Q21 and 3Q21  

 
   SOURCES: CGS-CIMB RESEARCH, COMPANY REPORTS 

 

 

 

RM m % of total Status

Repayment of bank borrowings 344.1 28% Completed

Proceeds attributable to selected minority shareholders* 53.3 4% Completed 

IPO expenses (IGBCR and related proposals) 2.0 0% Completed

Repayment of borrowings** 486.2 40% Within 3 months 

Balance proceeds 326.9 27% Within 24 months 

Total IGBCR IPO proceeds 1,212.5 100%

*TT Realty, Gtower Sdn Bhd, Hampshire Properties 

** Approved on 26 Nov, yet to be utilised 

Title:

Source:

Please fill in the values above to have them entered in your report
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High dividend yield ranking  

What stood out in IGBB’s 3QFY21 results review was the higher-than-usual 

proposed interim cash DPS of 10 sen, and the 2 sen dividend-in-specie. We are 

positive on the dividend front as historically, IGBB’s dividends have been low 

and this “new normal” of a higher DPS payout is likely to garner investor interest 

and demonstrates IGBB’s new commitment in rewarding its shareholders. We 

use the 10 sen cash DPS as the base-case dividend payout in FY21-23F, which 

is a 5-fold increase from its interim dividends of past years. At a FY22F dividend 

yield of 5.3%, IGBB has climbed the dividend yield ranks to beat its peers under 

our coverage (sector average: 2.8%).    

 
  

Figure 31: DPS forecasts for IGBB Figure 32: Dividend yield comparisons    

  

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

  

 

Risks   

Sector based risks   

Risks to our positive view on IGBB relate to the still-subdued property sector 

trends, which is largely unchanged from the pre-pandemic period. Key property 

sector trends as at 1H21 (extracted from the National Property Information 

Centre or NAPIC) are as follows:    

 A 22.2-34.7% yoy rise in residential and commercial transaction volumes 

and values due to pent-up demand – positive for property sales rate if trend 

continues in FY22F.  

 Sequentially lower average occupancy rates for retail malls, coming off from 

79.7% during pre-pandemic to 76.6% at end-1H2021 – likely due to tenant 

drop-outs and the inability to replenish tenanted space: IGB REIT’s two 

leading malls maintained their superior occupancy rates of over 90% in spite 

of the pandemic.   

 Sequentially lower average occupancy rates for office, down from 82% 

during pre-pandemic to 79% at end-1H2021 – IGB Commercial REIT’s 

average occupancy rate for its commercial assets was c.75% at end-Sep (in 

line with industry trends).  

 The above would also trickle down as potential company specific downside 

risks for IGBB relating to occupancy rates – in the event of a weaker-than-

expected recovery of the retail and commercial property space in CY22F 

(post-pandemic)  
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Figure 33: Residential transaction volume trend  Figure 34: Residential transaction value trend   

  

SOURCES: CGS-CIMB RESEARCH, NAPIC 1H21 REPORT   SOURCES: CGS-CIMB RESEARCH, NAPIC 1H21 REPORT   

  

 
  

Figure 35: Commercial transaction volume trend   Figure 36: Commercial transaction value trend   

  

SOURCES: CGS-CIMB RESEARCH, NAPIC 1H21 REPORT   SOURCES: CGS-CIMB RESEARCH, NAPIC 1H21 REPORT   
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Figure 37: Malaysia average occupancy rates: retail  malls   Figure 38: Malaysia average occupancy rates: office   

  

SOURCES: CGS-CIMB RESEARCH, NAPIC 1H21 REPORT   SOURCES: CGS-CIMB RESEARCH, NAPIC 1H21 REPORT   

  

 

 

External risk – resurgence of new Covid-19 variants   

A resurgence of new Covid-19 variants could disrupt the recovery momentum of 

key economic sectors. Potential negative implications for IGBB include:  

 Reinstatement of tighter mobility restrictions, which would be negative for 

property development, retail assets and commercial assets, similar to what 

was seen during the peak lockdown phases this year – negative for property 

sales, retail mall footfall, retail sales, office occupancy rates. Rental rebates 

could make a comeback.  

 Re-imposition of interstate travel ban and a closure of international borders, 

which is already occurring for arrivals from some countries due to the 

emergence of the Omicron Covid-19 variant – negative for the recovery of 

the hospitality sector and bad news for IGBB’s hotel assets as this may 

prolong their loss-making period.  
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Valuation and recommendation   

Initiate coverage with an Add and TP of RM2.50   

Overall, we see deep value in IGBB as it currently trades at a steep 81% 

discount to our FD RNAV of RM10/share. Initiate coverage with an Add call and 

RM2.50 TP – pegged to a 75% discount to RNAV (CY22F) in line with the 

average trailing RNAV discounts of its peers under coverage. We foresee 

IGBB’s renewed dividend angle and likely better disclosures and engagement 

with investors as key factors that could enhance the stock’s trading liquidity. 

IGBB is under-researched and has long been a laggard of the sector. Key 

catalysts: 1) Robust qoq earnings rebound in 4Q21F, 2) Potential injection of 

new retail assets in IGB REIT, 3) Turnaround of the hotel sector, and 4) 

Investors gravitating towards post-pandemic value plays. Downside risks: 

prolonged losses and a resurgence of new Covid-19 variants in FY22F – which 

would be negative for retail sentiment, property sales, and hotel occupancy rates 

if lockdowns are reinstated.   

 There appears to be a valuation mismatch between IGBB’s market 

capitalisation of RM1.7bn and the market capitalisation of IGB REIT at a 

53% stake and IGB Commercial REIT at a 51% stake. IGBB’s current 

market cap is 44% lower than IGB REIT’s market cap and 55% lower than 

the combined market caps of IGB REIT and IGB Commercial REIT.  

 IGBB provides a cheaper exposure to IGB REIT given its CY22F P/BV 

multiple 0.44x vs IGB REIT’s 1.53x. Also, IGBB’s FY22-23F dividend yield of 

5.3% is higher IGB REIT’s 4.6% in FY22F.   

 IGB REIT makes up 38% of RNAV while IGB Commercial REIT constitutes 

7.6% of RNAV. RNAV method is used to better reflect the values of listed 

REITs and net gain from land sale.   
 

Figure 39: RNAV 

 
   SOURCES: CGS-CIMB RESEARCH ESTIMATES, COMPANY REPORTS 

 

 

Fully diluted

RM m RM/share 

Adjusted Shareholders' Equity (as of 31 Dec 2020) - excluding IGB REIT & IGB Commercial REIT 2,623 2.78              

Listed entities 4,269 4.52              

IGB REIT market cap @ 53.2% stake; implied value based on RM1.88 TP 3,549 3.76              

IGB Commercial REIT @ 52% stake; based on current share price 720 0.76              

Net revaluation surplus for all major properties** 2,044 2.16              

   Mid Valley Southkey Megamall (Est. market value @ 5% yield less FY20 NBV) - 70% stake 412 0.44              

   The Gardens Hotel & Residences, KL (independent valuation in 2017) - 100% stake 260 0.28              

   St Giles Tank Stream Hotel, Sydney (independent valuation in 2017) - 100% stake) 282 0.30              

   Cititel Hotel MV, KL (independent valuation in 2017) - 100% stake 151 0.16              

   The Boulevard - St Giles Premier Hotel, KL (independent valuation in 2017) - 100% stake 115 0.12              

   Others (new office buildings, hotels and landbanks) - 50%, 80%, 100% stakes 824 0.87              

Net gain on Blackfriars land disposal  190 0.20              

Cash proceeds from IGB Commercial REIT IPO 1,213 1.28              

Less: Utilisation of IPO proceeds: 

   Repayment of borrowings (1st stage) 344      0.36              

   Repayment of borrowings (2nd stage) 486      0.51              

   Proceeds attributable to MI of certain commercial assets 53        0.06              

   Listing expenses 2          0.00              

Balance cash proceeds fro IGB Commercial REIT IPO 327 0.35              

Total 9,454 10.00            

Current shares issued and outstanding (m) 888.7    

RNAV/share (RM) 10.64    

Fully diluted (FD) shares on full conversion of RCCPS (m) 945.0    

Fully diluted (FD) RNAV/share (RM) 10.00    

RNAV discount (%) 75%

TP (RM/share) 2.50      

**From various sources including: 

1) Available disclosures on top 10 properties in FY20 annual report

2) Independent valuation in 2017 in conjunction with the Goldis-IGB Corp acquisition deal 
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The 81% discount to RNAV is too appealing to ignore   

Based on our RNAV estimates, IGBB currently trades at an 81% discount to its 

FD RNAV of RM10/share (peer average: 67% discount to RNAV).  

We believe the gap can be narrowed with:  

1) improving investor engagements;  

2) investors’ greater appreciation of the group’s operating model and its ability to 

leverage on post-Covid-19 opportunities;  

3) greater clarity on the group’s plans and strategies; and  

4) investor preferences potentially tilting to undervalued recovery themes.  

 

Base-case applied RNAV discount of 75% is fair   

We view the 75% RNAV discount applied to derive IGBB’s TP as a fair base-

case parameter, as it is in line with the trailing average RNAV discount of its 

peers under coverage, and reflects the underlying challenges, prevailing risks, 

uncertain market conditions and cautious overall market sentiment going into 

FY22F, despite the full reopening of economic sectors. It is also broadly in line 

with IGBB’s 5-year (2017-2021) average mean P/BV multiple of 0.72x (IGBB 

trades at -1 Std. deviation of its 5-year mean P/BV). Our sensitivity analysis 

suggests that for every 5% pts reduction in RNAV discount applied, our TP 

would rise by RM0.50.    

 
 

Figure 40: TP sensitivity to RNAV discounts  

 
   SOURCES: CGS-CIMB RESEARCH ESTIMATES, COMPANY REPORTS 

 

 
 

Figure 41: 5-year rolling P/BV (x) multiple 

 
   SOURCES: CGS-CIMB RESEARCH, COMPANY REPORTS 

 

 

 

RNAV disc Implied TP Upside

(%) (RM/share) (%)

80% 2.00 6.4%

75% 2.50 33.0% Base-case 

70% 3.00 59.6%

65% 3.50 86.2%

60% 4.00 112.8%

55% 4.50 139.5%

50% 5.00 166.1%

45% 5.50 192.7%

40% 6.00 219.3%
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Figure 42: Sector Comparisons – IGBB vs property developers under coverage 

 
   SOURCES: CIMB, COMPANY RESEARCH ESTIMATES, COMPANY REPORTS, BLOOMBERG 

DATA AS AT 10 DEC 2021 
 

 
 

Figure 43: Sector Comparisons – IGBB vs M-REITs under coverage 

 
   SOURCES: CIMB, COMPANY RESEARCH ESTIMATES, COMPANY REPORTS, BLOOMBERG 

DATA AS AT 10 DEC 2021 
 

 

 

Our TP of 2.50 implies a 33% upside potential   

Out TP of RM2.50 implies a 33% upside potential. Our overall thesis on IGBB 

angles the stock more as a longer-term value play benefitting from:  

1) The endemic-driven economic recovery;  

2) The lifting of domestic and international travel restrictions;  

3) The retail sector’s road to recovery, with the return of shoppers populating 

leading retail malls;  

4) The recovery of hotel occupancy rates;  

5) The repopulating of office and commercial space, albeit more on a hybrid 

manner; and  

6) The government’s initiatives to assist economic sectors heavily disrupted by 

the pandemic over the last two years.  

An added support to share price is the higher dividends in FY21F (interim of 12 

sen, ex-date 24 Dec 2021): 6.6% yield. Sustainable cash dividend yield of 5.3% 

(FY22-23F).  

 

 

Share 

price

Target 

Price

(local 

curr)

(local 

curr)
CY21F CY22F CY21F CY22F CY21F CY22F CY21F CY22F

Eastern & Oriental EAST MK Hold 0.60 0.60             207 na 24.3 -238.9% 0.52 0.51 -0.5% 2.1% 0.0% 2.1%

Eco World Development Group BhdECW MK Hold 0.84 0.85             587 14.8 16.2 -13.0% 0.51 0.49 3.5% 3.1% 2.4% 2.4%

Eco World International ECWI MK Hold 0.45 0.51             254 9.4 15.9 -25.1% 0.36 0.35 3.9% 2.2% 12.0% 3.7%

LBS Bina Group LBS MK Add 0.51 0.58             189 9.9 9.8 48.2% 0.56 0.54 5.7% 5.6% 4.0% 4.1%

Mah Sing Group MSGB MK Add 0.71 0.81             406 16.4 11.5 31.7% 0.40 0.39 3.0% 4.2% 3.7% 4.7%

SP Setia SPSB MK Add 1.22 1.81          1,178 45.1 15.1 89.0% 0.35 0.35 0.8% 2.3% 0.0% 1.3%

UOA Development UOAD MK Hold 1.62 1.65             895 24.1 27.5 -26.6% 0.68 0.68 2.8% 2.5% 3.1% 2.7%

UEM Sunrise Bhd UEMS MK Add 0.32 0.55             378 na 28.8 na 0.23 0.23 -0.5% 0.8% 0.0% 0.0%

Sime Darby Property Berhad SDPR MK Add 0.60 0.84             969 29.0 15.0 9.1% 0.44 0.44 1.7% 2.9% 1.7% 2.0%

IGB Bhd IGBB MK Add 1.88 2.50             403 43.5 17.8 52.0% 0.45 0.44 1.0% 2.5% 6.4% 5.3%

Average 25.6 18.3 20.1% 0.45 0.45 1.9% 2.7% 2.5% 2.5%

Recurring ROE 

(%)

Dividend Yield 

(%)
Company

Bloomberg 

Ticker
Recom.

Market Cap 

(US$ m)

Core P/E (x) 3-year 

EPS 

CAGR (%)

P/BV (x)

Share 

price

Target 

Price

(local 

curr)

(local 

curr)
CY21F CY22F CY21F CY22F CY21F CY22F CY21F CY22F

Axis REIT AXRB MK Add 1.90 2.44              652 20.4 18.1 4.2% 1.30 1.29 6.4% 7.2% 4.9% 5.5%

CapitaLand Malaysia Trust CMMT MK Hold 0.60 0.66              301 31.8 19.3 -5.8% 0.50 0.51 1.6% 2.6% 3.3% 5.1%

IGB REIT IGBREIT MK Add 1.61 1.88           1,365 27.0 22.4 2.4% 1.51 1.53 5.5% 6.7% 3.8% 4.6%

KLCCP Stapled Group KLCCSS MK Hold 6.43 7.00           2,756 18.9 18.2 4.9% 0.88 0.88 4.7% 4.8% 4.9% 5.0%

Sentral REIT SENTRAL MK Add 0.90 1.00              228 12.2 12.0 0.8% 0.72 0.72 5.9% 6.0% 7.6% 7.7%

Pavilion REIT PREIT MK Hold 1.26 1.45              912 34.5 21.4 15.3% 0.98 0.98 2.9% 4.6% 3.2% 5.0%

Sunway REIT SREIT MK Hold 1.46 1.53           1,187 29.6 22.0 -1.7% 1.04 1.03 3.3% 4.7% 2.8% 4.1%

IGB Bhd IGBB MK Add 1.88 2.50              403 43.5 17.8 52.0% 0.45 0.44 1.0% 2.5% 6.4% 5.3%

Average              976 27.2 18.9 18.0% 0.92 0.92 3.9% 4.9% 4.6% 5.3%

P/BV (x)
Recurring 

ROE (%)

Dividend Yield 

(%)
Company

Bloomberg 

Ticker
Recom.

Market Cap 

(US$ m)

Core P/E (x)
3-year EPS 

CAGR (%)
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Figure 44: 10-year share price chart  

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

A product of a merger back in 2002   

IGB Berhad (IGB) was incorporated in Malaysia as a private limited company 

under the name of Dimensi Subuh Sdn Bhd on 1 Jun 2000. On 23 Nov 2000, the 

company was converted to a public limited company, renamed Gold IS Berhad 

on 31 Jan 2001, and subsequently changed its name to Goldis Berhad on 8 Jul 

2005. 

On 8 May 2002, IGB assumed the listing status of Tan & Tan Developments 

Berhad (Tan & Tan) following the completion of the merger between Tan & Tan 

and IGB Corporation Berhad (IGB Corp). Post-merger, IGB Corp emerged as 

one of the largest property corporations in Malaysia. 

In 2014, IGB made a voluntary general offer for the remaining shares in IGB 

Corp and became its parent company. In March 2018, IGB completed its efforts 

to acquire IGB Corp’s remaining shares that it did not already own by way of a 

Scheme of Arrangement resulting in 100% ownership in IGB Corp. 

IGB Berhad is primarily a property company engaged in all aspects of the 

property industry. Its core business is in retail, commercial, residential, 

construction and hospitality. The company also has investments in water 

treatment, information technology and data analytics and education. 

IGB Berhad is one of the largest listed property companies in Malaysia, with 

footprints across Asia, Australia, the United States of America and United 

Kingdom.   

 

Overview of key assets in chronological order    

Overview of key assets in chronological order of development  

 
 

Figure 45: 1979: Desa Kudalari 

 

SOURCES: CGS-CIMB RESEARCH, COMPANY REPORTS   

 

 

 

Desa Kudalari is the first of its kind 
in Malaysia. Launched in 1979, this 
high-end lifestyle condominium in 
Kuala Lumpur has a total of 187 
residential units on a 7-acre 
freehold land. The project has two 
blocks with one having 19 storeys 
while another is only 3-storeys high. 
Located within the KLCC area, this 
low-density residential development 
offers superb connectivity, 
convenience and amenities.   
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Figure 46: 1984 – 1986: Queen Victoria Building  

 

SOURCES: CGS-CIMB RESEARCH, COMPANY REPORTS   

 

 
 

Figure 47: 1988: Micasa All Suites Hotel   

 

SOURCES: CGS-CIMB RESEARCH, COMPANY REPORTS   

 

 

 

The Queen Victoria Building (QVB) 
in Australia was restored by IGBB 
at a cost of A$86m, under the terms 
of a 99-year lease from the Sydney 
City Council. In Nov 1986, QVB 
reopened its doors to the public as 
a world-class retail and cultural 
environment offering a broad mix of 
upmarket boutiques and shops as 
well as cafes and restaurants. The 
QVB’s attraction, exhibits and 
unique heritage characteristics 
make the Centre a ‘must visit’ for 
tourists to Sydney.   

Micasa All Suites Hotel is reputed 
to be the only urban tropical resort 
with a saltwater pool in the city of 
Kuala Lumpur since its opening in 
1988. This 242 all suite-hotel offers 
luxuriously fitted suites ranging 
from studio, one, two and three-
bedroom suites complete with a 
fully functional kitchen featuring a 
microwave oven, induction cooker 
and refrigerator. The serviced suite 
provides a grocery list where 
guests would just need to select the 
items they wish to purchase and 
the rest will be taken care of by the 
hotel. 
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Figure 48: 1993: Sierramas 

 

SOURCES: CGS-CIMB RESEARCH, COMPANY REPORTS   

 

 

 
 

Figure 49: 1998: Galeries Victoria  

 

SOURCES: CGS-CIMB RESEARCH, COMPANY REPORTS   

 

 

 

Launched in 1993, Sierramas is the 
first gated community development 
in the country. It is nestled in a 
quiet suburbia of Sungai Buloh, in 
the outskirts of Kuala Lumpur, 
covering 255 acres of freehold land 
with about 500 units of homes. 
Well-planned with innovative 
buildings, connectivity and leisure 
features amid lush greenery, the 
development is also designed for 
walking, jogging and cycling with 
unique road designs for enhanced 
safety. A host of social and 
recreational amenities are provided 
including a clubhouse, swimming 
pool, cafeterias, etc. In 2002, it won 
the FIABCI Award of Distinction for 
Residential Development.  

The Galeries Victoria, Sydney 
CBD’s major specialty retail centre, 
was acquired by Ipoh Ltd in May 
1998. Construction of the centre 
was completed in Jul 2000. The 
Galeries Victoria is located opposite 
the QVB and is linked by 
underground retail arcade to the 
Town Hall Station. The Galeries 
Victoria is a 15,000 square metre 
shopping centre with lettable area 
over four levels, including the 
restored Heritage School of Arts 
Building. The tenancy mix for the 
Lower Ground Floor level 
comprises food and beverage, 
convenience and service retailing. 
The Ground Floor level is 
principally for leisure and lifestyle 
fashion and fashion accessories. 
Above the shopping centre is a 
72,000 square metre office tower. 
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Figure 50: 1999: The Strand Sydney  

 

SOURCES: CGS-CIMB RESEARCH, COMPANY REPORTS   

 

 

 
 

Figure 51: 1999: Old Bank Buildings  

 

SOURCES: CGS-CIMB RESEARCH, COMPANY REPORTS   

 

 

 

The Strand in Sydney was 
purchased by Ipoh Ltd in May 1999 
for approximately A$70m. The 
Strand is one of Sydney’s only 
surviving arcades built during the 
Victorian period and links the Pitt 
Street shopping mall to George 
Street. Today, The Strand Arcade 
remains a majestic beauty in the 
middle of the hustle and bustle of 
Sydney’s CBD. Many retailers 
including The Nut Shop, Elie’s 
leather Repair and Strand Hatters 
have traded for decades, becoming 
well-known Sydney institutions. 
Today the centre is a unique mix of 
Australian designer fashion and 
specialty stores catering for a 
discerning, sophisticated clientele. 

The Old Bank Buildings in 
Wellington, New Zealand is a four- 
level heritage shopping centre 
redevelopment. Restoration of the 
centre was completed in 1999. The 
centre is often described as a 
scaled down version of the QVB, 
linking historical architecture and 
design with retail operations. The 
total redevelopment cost of the Old 
Bank Buildings was approximately 
A$19.7m. 
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Figure 52: 1999: Mid Valley City  

 

SOURCES: CGS-CIMB RESEARCH, COMPANY REPORTS   

 

 

 
 

Figure 53: 2007: The Gardens Mall   

 

SOURCES: CGS-CIMB RESEARCH, COMPANY REPORTS   

 

 

Mid Valley City, a city within a city, 
was launched with the opening of 
Mid Valley Megamall in Nov 1999 
as the first retail component of 
Phase 1 of the RM1.3bn Mid Valley 
City development in Kuala Lumpur. 
Mid Valley Megamall with a net 
lettable area of 1.8m sq ft is one of 
the largest malls in Malaysia, with 
five levels of shopping, dining and 
entertainment and consistently 
achieving full occupancy since its 
opening. Peer recognition has also 
won Mid Valley Megamall, 
international and local industry 
awards for its contribution to the 
retail industry in Malaysia. 

Sep 2007 saw the opening of The 
Gardens Mall, Mid Valley City’s 
luxury mall. Part of the RM1.5bn 
The Gardens development in Mid 
Valley City in Kuala Lumpur, this 
project complements Mid Valley 
Megamall with its positioning; thus 
extending Mid Valley City’s 
shopping reach to a larger and 
more significant market. The 
Gardens Mall’s upscale retail 
offering, anchored by the Isetan 
departmental store, is a curated mix 
of fashion, lifestyle and 
entertainment, accompanied by an 
array of dining experiences. 
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Figure 54: 2010: GTower 

 

SOURCES: CGS-CIMB RESEARCH, COMPANY REPORTS   

 

 

 
 

Figure 55: 2014: IGB International School 

 

SOURCES: CGS-CIMB RESEARCH, COMPANY REPORTS   

 

 

 

GTower in Kuala Lumpur is 
Malaysia’s first Green Certified Mix 
Development. Completed in 2010, 
GTower is a 30-storey smart and 
green building comprising offices, 
hotel, a club floor and other 
facilities. Built in accordance with 
Multimedia Super Corridor (MSC) 
specifications, GTower offers a 
number of intelligent features for 
connectivity, security, data centre 
and a 24/7 IT support concierge. 
This building was conceptualised 
from its corporate philosophy 
towards green and environmental-
conscious initiatives. In the same 
year, it received the Green Mark 
Gold Rating by Singapore’s 
Building & Construction Authority 
(BCA) for being the first fully 
certified green building in Malaysia. 

Located in Sierramas, Sungai 
Buloh, IGB International School 
(IGBIS) received its first students in 
2014. An International 
Baccalaureate (IB) World School, 
IGBIS is the first school in Malaysia 
authorised for the full continuum of 
IB programmes:- the Primary Years 
Programme (PYP), the Middle 
Years Programme (MYP), the 
Diploma Programme (DP), and the 
Career-related Programme (CP). 
IGBIS is a vibrant Early Years to 
Grade 12 international school that 
provides a dynamic, innovative and 
inclusive learning environment 
where students are challenged to 
excel in both their learning and 
personal growth. 
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Figure 56: 2018: Menara Southpoint 

 

SOURCES: CGS-CIMB RESEARCH, COMPANY REPORTS   

 

 

 
 

Figure 57: 2018: Co-living at Damai Residence 

 

SOURCES: CGS-CIMB RESEARCH, COMPANY REPORTS   

 

 

 

Menara Southpoint, a 55-storey 
mixed-use building is the final major 
component of Mid Valley City in 
Kuala Lumpur. Sitting on a 1.9-acre 
land, it is an office and residential 
development. The first 36 storeys of 
the building consisting of offices 
were opened to tenants and the 
public in Jul 2018, while the 
remaining 19 storeys of residential 
units are undergoing final stages of 
interior design and architectural 
works. 

Co-Living @ Damai Residence in 
Kuala Lumpur was launched late-
2018. It is a new concept of living 
for the younger generation or 
professionals on-the go. Offering 
174 rooms with six different fully 
furnished types, it offers flexible 
rental contracts from 3 months to a 
year. Co-living creates a community 
that uses shared spaces and 
facilities to enable a more fulfilling 
lifestyle – to meet new people, 
learn, work and experience new 
things with social events and 
outings organised by the 
management committee. 
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Figure 58: 2019: The Mall – Mid Valley Southkey   

 

SOURCES: CGS-CIMB RESEARCH, COMPANY REPORTS   

 

 

 

The Mall, Mid Valley Southkey 
opened its doors in Apr 2019 as the 
largest megamall in the southern 
region of Peninsular Malaysia. The 
mall is the first project in the 36 
acre mix-development in Johor. 
With 1.5 million square feet of net 
lettable area over five levels of 
shopping, dining and entertainment, 
the mall is similar to its bigger sister 
malls in Kuala Lumpur i.e. Mid 
Valley Megamall and The Gardens 
Mall, with a tenant mix of 
established brands and recognised 
local stores. 
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Figure 59: Key management profile   

 

SOURCES: CGS-CIMB RESEARCH, COMPANY REPORTS   

 

Name Designation Profile

Tan Lei Cheng Non-Indepedant, Non-executive Chairman (1) Appointed to the Board in Sep 2000. Age: 64

(2) Bachelor of Commerce from University of Melbourne, Australia, Bachelor of Law

     from King’s College, London (LLB Hons), England

(3) More than 40 years experience in the property industry and corporate sector

(4) Following the completion of the merger between IGB Corporation Berhad (IGBC) 

     and Tan & Tan on 8 May 2002, she assumed the role of Executive Chairman

     and CEO of Goldis Berhad (Goldis) (now known as IGB Berhad (IGB), which took over 

     the listing of Tan & Tan)

(5) After the privatisation of IGBC by IGB on 16 March 2018, she remains as Non-Executive

     Chairman of IGB

Dato' Seri Robert Tan Chung Meng Group Chief Executive Officer (GCEO) (1) Appointed as GCEO in Mar 2008. Age: 68

(2) Recipient of The Edge Malaysia Outstanding Property CEO Award 2019

(3) Vast experience in property development, hotel construction, retail design and development.  

     More than 30 years experience in the property and hotel industries

(4) Appointed Joint Managing Director of \IGB Corporation Berhad (IGBC) in 1995, and 

     subsequently redesignated to Group Managing Director in 2001

(5) Closely involved in the development of Mid Valley City, Mid Valley Megamall (MVM) and 

     The Gardens Mall (TGM)

(6) Instrumental to the success of MVM and TGM, in retaining their positions as prime shopping 

     hotspots in the Klang Valley

(7) Appointed as GCEO of IGB Berhad following the delisting of IGBC on 16 March 2018. 

Tan Boon Lee Alternate Director to Dato’ Seri Robert Tan (1) Appointed as DGCEO in June 2008. Age: 57

Deputy Group CEO (DGCEO) (2) Bachelor of Economics from Monash University, Australia and an MBA from Cranfield School of 

     Management, UK 

(3) Joined IGB Corporation Berhad (IGBC) as Executive Director in June 2003, assumed the role of 

     CEO of Tan & Tan Developments Berhad (Tan & Tan) from January 2008

(4) Appointed DGCEO of IGB Berhad (IGB) after the privatisation of IGBC on 16 March 2018

(5) More than 26 years experience in the property and hotel industry. President of Malaysian 

     Association of Hotel Owners from 2002 to 2004. 

Tan Mei San Alternate Director to Tan Lei Cheng (1) Appointed as Head of Group Strategy and Risk, Property Investment (Commercial) division 

Head of Group Strategy and Risk      in June 2008. Age: 37

ExCo Chairman - Property Investment division(2) Bachelor of Science in Economics from the London School of Economics and Political Science

(Commercial Assets) (3) Previously an Engagement Manager at Oliver Wyman, specialising in financial services strategy 

     and risk management consulting

(4) Non-independent executive director of Goldis Berhad (has been renamed as IGB Berhad (IGB) 

     on 20 March 2018) from 18 May 2016 to 30 August 2018

(5) After the privatisation of IGB Corporation Berhad by IGB, she assumed the role of the HSR 

     and the ExCo Chairman of Property Investment (Commercial) Division

Chai Lai Sim Group Chief Financial Officer (GCFO) (1) Appointed as GCFO in June 2008. Age: 60

(2) Member of the Malaysian Institute of Accountants (MIA) and Malaysian Institute of Certified 

     Public Accountants (MICPA)

(3) Over 30 years of experience in audit, corporate finance, capital management strategy, including 

     treasury, financial accounting and taxation in property development, commercial and 

     retail property investment and hospitality industries

(4) Joined Tan & Tan Developments Berhad (Tan & Tan) as Group Financial Controller in 1993

(5) Following the completion of the merger between Tan & Tan and IGB Corporation Berhad (IGBC) 

     in 2002, she was appointed Senior Group General Manager of Group Finance and subsequently 

     as GCFO of IGBC

Antony Patrick Barragry CEO: IGB REIT Management Sdn Bhd (1) Appointed as CEO of IGB REIT Management in Sep 2012. Age: 69

(2) Project Director for phase 1 of Mid Valley City (MVC), including Mid Valley Megamall. Appointed 

     as Executive Director of Mid Valley City Sdn Bhd in 2002

(3) Led the development of more than 6m sq ft of of commercial space in MVC’s phase 2 

    (The Gardens Mall and The Gardens Hotel & Residences), phase 3 (Menara Southpoint, 

     and phase 4 (Northpoint)

(4) Previously CEO of Mid Valley City Gardens Sdn Bhd. CEO of IGB REIT Management in 2012

Lim Gaik Chay Executive Director (1) Appointed in Jan 2007. Age: 59

Ensignia Construction Sdn Bhd (2) 30 years of experience in construction, project management, design and development in 

      various commercial, residential and high rise projects

(3) Joined IGBC in 1994 as project engineer for the construction of Renaissance KL Hotel and 

     New World Hotel

(4) Construction Manager for the construction of entire Mid Valley City; group projects such 

     as Desa Damansara Condominium, U-Thant Residence, Seri Ampang Hilir Condominium, 

     Cendana Condominum, G Residence; redevelopment of Pangkor Island Beach Resort;

     St Giles Hotel at Makati, Philippines and Mid Valley Southkey, Johor Bahru.

Tan Yee Seng CEO (1) Appointed in Jan 2019. Age: 41

Tan & Tan Developments Sdn Bhd (2) Involved in the aesthetic realisation of The Gardens Mall (TGM)

(3) Fine tuning of the e the facades and key elements of TGM and Mid Valley Megamall.

(4) Previously a design architect at Eric Kuhne Associates (London); worked on several large 

      mixed-use proposals

Wong Khim Hoon CEO (1) Appointed in Jan 2009. Age: 61

IGB Property Management Sdn Bhd (2) Over 31 years of experience in the real estate industry: building and civil construction, 

      property development, project management, property management and asset management

(3) Previously an Executive Director/CEO of AmREIT Managers Sdn Bhd
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Figure 60: Map of Mid Valley City in Kuala Lumpur   

 

SOURCES: CGS-CIMB RESEARCH, MIDVALLEY.COM.MY   
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ESG in a nutshell – IGB REIT    
 

 

IGB REIT’s ESG efforts revolve around eight main areas covering community enrichment, human capital management, 
health and safety, engagement with the community, energy conservation, water management, waste management, and 
security.  . 

 

Keep your eye on Implications 

The group established a Risk Management and 

Sustainability Committee (RMSC) to oversee and monitor 

its ESG-related matters, including feedback and input from 

business partners, government/authorities, employees, 

investment community, retail shoppers, and tenants. To 

ensure that its ESG initiatives are kept in check, the RMSC 

organises workshops within the group to raise ESG 

awareness and assess how the initiatives can be applied 

across the organisation.  

IGB REIT’s ESG initiatives can be viewed as a relatively 

generic approach, but are nonetheless comprehensive and 

adaptable to changing market conditions and challenges 

brought about by the Covid-19 pandemic. 

  

ESG highlights Implications 

Key deliverables that are monitored from time to time 

include 1) average water consumption, 2) constant 

monitoring and optimisation of each asset’s waste disposal 

management, 3) energy consumption that reduces carbon 

emissions being among the key deliverables over the  

longer term, and 4) health, safety and human capital 

management including a comprehensive business 

continuity plan (BCP) and competitive staff benefits.   

Its energy-saving waste management may have a positive 

impact on NPI margins as its property operating expenses 

could decline over time.    

  

Trends Implications 

Key trend to watch out for in the coming months – signs of 

a recovery in the retail sector and retail mall footfall, driven 

by the economic reopening.  

Key ESG efforts that could emerge as a priority would be 

health/safety and engagement with the community in terms 

of enhancing its brand awareness and bringing back retail 

mall visitors/footfall to both MVM and The Gardens.   

 SOURCES: CGS-CIMB RESEARCH, ANNUAL REPORT 
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BY THE NUMBERS 
 
 

 

  

  

 

 

  

 

 

 
SOURCES: CGS-CIMB RESEARCH, COMPANY REPORTS  
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Profit & Loss 

(RMm) Dec-19A Dec-20A Dec-21F Dec-22F Dec-23F

Total Net Revenues 1,436 1,016 1,048 1,196 1,239

Gross Profit 760 476 547 673 730

Operating EBITDA 604 315 378 495 532

Depreciation And Amortisation 0 0 0 0 0

Operating EBIT 604 315 378 495 532

Financial Income/(Expense) (145) (140) (131) (132) (134)

Pretax Income/(Loss) from Assoc. 4 (28) (28) (28) (28)

Non-Operating Income/(Expense) 0 0 0 0 0

Profit Before Tax (pre-EI) 463 148 219 335 371

Exceptional Items

Pre-tax Profit 463 148 219 335 371

Taxation (97) (49) (53) (80) (89)

Exceptional Income - post-tax

Profit After Tax 366 99 167 254 282

Minority Interests (158) (90) (128) (160) (165)

Pref. & Special Div 0 0 0 0 0

FX Gain/(Loss) - post tax 0 0 0 0 0

Other Adjustments - post-tax 0 0 0 0 0

Net Profit 209 9 38 94 117

Recurring Net Profit 209 9 38 94 117

Fully Diluted Recurring Net Profit 209 9 38 94 117

Cash Flow 

(RMm) Dec-19A Dec-20A Dec-21F Dec-22F Dec-23F

EBITDA 604.3 315.2 378.0 494.8 532.3

Cash Flow from Invt. & Assoc. 0.0 0.0 0.0 0.0 0.0

Change In Working Capital 33.7 (88.5) (78.4) 14.0 14.9

Straight Line Adjustment

(Incr)/Decr in Total Provisions

Other Non-Cash (Income)/Expense 105.5 123.3 133.2 143.9 155.4

Other Operating Cashflow (115.7) 57.8 0.0 0.0 0.0

Net Interest (Paid)/Received (145.1) (139.7) (131.1) (132.4) (133.7)

Tax Paid (96.9) (48.9) (52.6) (80.3) (89.0)

Cashflow From Operations 385.8 219.3 249.1 440.0 479.9

Capex (281.8) (157.4) (238.0) (80.0) (80.0)

Disposals Of FAs/subsidiaries 0.0 0.0 0.0 0.0 0.0

Disposals of Investment Properties 3.7 3.9 4.1 4.3 4.5

Acq. Of Subsidiaries/investments (6.9) 0.0 0.0 0.0 0.0

Other Investing Cashflow 20.6 (23.0) 369.4 25.0 25.0

Cash Flow From Investing (264.4) (176.5) 135.5 (50.7) (50.5)

Debt Raised/(repaid) (202.0) 191.4 540.4 0.0 0.0

Proceeds From Issue Of Shares 0.0 0.0 0.0 0.0 0.0

Shares Repurchased (21.9) (12.6) 0.0 0.0 0.0

Dividends Paid (26.6) (17.8) (108.6) (90.5) (90.5)

Preferred Dividends (192.5) (141.6)

Other Financing Cashflow (40.4) (85.1) (25.0)

Cash Flow From Financing (443.0) 19.4 391.3 (175.6) (115.5)
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BY THE NUMBERS… cont’d  
 
 

 

 

  

 

 

  

 

 

 
SOURCES: CGS-CIMB RESEARCH, COMPANY REPORTS  

 

 

Balance Sheet 

(RMm) Dec-19A Dec-20A Dec-21F Dec-22F Dec-23F

Total Cash And Equivalents 694 793 1,560 1,570 1,603

Properties Under Development 0 0 0 0 0

Total Debtors 372 286 204 214 225

Inventories 501 511 516 521 527

Total Other Current Assets 61 38 431 433 435

Total Current Assets 1,627 1,628 2,712 2,739 2,790

Fixed Assets 1,506 1,532 1,506 1,556 1,606

Total Investments 4,774 4,742 4,545 4,550 4,554

Intangible Assets 0 0 0 0 0

Total Other Non-Current Assets 700 683 701 732 764

Total Non-current Assets 6,981 6,957 6,752 6,837 6,924

Short-term Debt 1,310 1,696 385 385 385

Current Portion of Long-Term Debt 0 0 0 0 0

Total Creditors 810 656 589 618 649

Other Current Liabilities 43 30 106 111 117

Total Current Liabilities 2,162 2,382 1,080 1,114 1,151

Total Long-term Debt 2,534 2,337 4,183 4,183 4,183

Hybrid Debt - Debt Component 0 0 0 0 0

Total Other Non-Current Liabilities 50 44 31 33 34

Total Non-current Liabilities 2,584 2,381 4,214 4,215 4,217

Total Provisions 150 148 135 142 149

Total Liabilities 4,896 4,911 5,428 5,471 5,517

Shareholders' Equity 3,614 3,612 3,726 3,796 3,889

Minority Interests 97 62 309 309 309

Total Equity 3,712 3,674 4,036 4,105 4,198

Key Ratios

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

Revenue Growth 10.3% (29.2%) 3.1% 14.1% 3.6%

Operating EBITDA Growth 7.9% (47.8%) 19.9% 30.9% 7.6%

Operating EBITDA Margin 42.1% 31.0% 36.1% 41.4% 43.0%

Net Cash Per Share (RM) (4.57) (3.65) (3.39) (3.37) (3.33)

BVPS (RM) 5.24 4.07 4.19 4.27 4.37

Gross Interest Cover 3.52 1.90 2.40 3.11 3.31

Effective Tax Rate 20.9% 33.1% 24.0% 24.0% 24.0%

Net Dividend Payout Ratio 13% 192% 283% 96% 77%

Accounts Receivables Days 66.15 85.23 70.08 63.59 64.42

Inventory Days 260.0 343.0 374.8 362.0 375.6

Accounts Payables Days 410.1 496.8 453.5 419.8 452.8

ROIC (%) 18.2% 9.9% 11.5% 13.4% 14.1%

ROCE (%) 8.18% 4.39% 4.88% 5.94% 6.31%

Return On Average Assets 5.48% 2.32% 2.89% 3.67% 3.92%

Key Drivers

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

Revenue growth (%) 10.3% -29.2% 3.1% 14.1% 3.6%

EBITDA growth (%) 7.9% -47.8% 19.9% 30.9% 7.6%
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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 Securities (Singapore) 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 November 30, 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)  - 

(ii)  Analyst Disclosure: As of December 11, 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 
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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. 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 Level 29, Menara Bumiputra-Commerce, No. 11, Jalan 
Raja Laut, 50350 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 Securities (Singapore) Pte Ltd (“CGS-CIMB Singapore”). CGS-CIMB Singapore is a 
capital markets services licensee under the Securities and Futures Act (Chapter 289). Accordingly, it is exempted from the requirement to hold a 
financial adviser’s licence 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. CGS-CIMB Singapore is 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 Singapore, 50 Raffles Place, #16-02 Singapore Land Tower, Singapore in respect of any matters 
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arising from, or in connection with this report. CGS-CIMB Singapore 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-CIMB Singapore directly, you 
may not rely, 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-CIMB Singapore 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-CIMB Singapore 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-CIMB Singapore is exempt from Section 27 of the FAA, the recipient will also not be able to file a civil claim against CGS-CIMB 
Singapore for any loss or damage arising from the recipient’s reliance on any recommendation made by CGS-CIMB Singapore which would 
otherwise be a right that is available to the recipient under Section 27 of the FAA. .  

CGS-CIMB Singapore, 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-CIMB Singapore, 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 December 10, 2021, CGS-CIMB Singapore does not have a proprietary position in the recommended specified products in this report. 

CGS-CIMB Singapore 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.  

AAV, ACE, ADVANC, AEONTS, AMATA, AOT, AP, BAM, BANPU, BBL, BCH, BCP, BCPG, BDMS, BEC, BEM, BGRIM, BH, BJC, BTS, CBG, CENTEL, CHG, CK, 
CKP, COM7, CPALL, CPF, CPN, CRC, DELTA, DOHOME, DTAC, EA, EGCO, ESSO, GLOBAL, GPSC, GULF, GUNKUL, HANA, HMPRO, ICHI, INTUCH, IRPC, 
IVL, JAS, JMART, JMT, KBANK, KCE, KKP, KTB, KTC, LH, MAJOR, MEGA, MINT, MTC, NRF, OR, ORI, OSP, PLANB, PRM, PSL, PTG, PTL, PTT, PTTEP, 
PTTGC, QH, RATCH, RBF, RS, SAWAD, SCB, SCC, SCGP, SINGER, SPALI, SPRC, STA, STEC, STGT, SUPER, SYNEX, TASCO, TCAP, THANI, TISCO, TKN, 
TOP, TQM, TRUE, TTB, TU, TVO, VGI, WHA 
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 
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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., CGS-CIMB Securities (Singapore) 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 (%) Inv estment Banking clients (%)

Add 72.4% 1.1%

Hold 20.1% 0.0%

Reduce 7.5% 0.0%

Distribution of stock ratings and inv estment banking clients for quarter ended on 30 September 2021

623 companies under cov erage for quarter ended on 30 September 2021
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Spitzer Chart for stock being researched ( 2 year data ) 
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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, TIDLOR – n/a, n/a 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. 
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