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Property Development 
Green building, building green  

■ Mandatory building energy codes, green-certified buildings and higher IBS 
adoption are key to decarbonising Malaysia’s buildings & construction space. 

■ Developers may prefer green commercial/industrial buildings given higher 
marketability and selling price premium vs. green residential buildings.  

■ SP Setia and Sime Darby Property are poised to benefit from the growing 
demand for green certified buildings given their experience within the space. 

 

Green buildings gaining traction globally due to climate change  
As the buildings and construction sector are responsible for over one third of the world’s 

energy consumption and the total direct and indirect energy-related carbon emissions in 

2020, the sector needs to be almost net-zero carbon by 2050 to meet the Paris agreement 

goals, according to 2021 Global Status Report for Buildings and Construction. This can be 

achieved by improving energy efficiency and reducing emissions through mandatory 

building energy codes and green retrofitting. We note green buildings are gaining traction 

across the globe as evidence shows that this is one of the most effective measures for 

tackling climate change.   

Going green is not an option any longer 
We believe stakeholders within the Malaysia buildings and construction industry will 

gradually embrace green buildings given the increasing focus on sustainability from real 

estate investors and more stringent building energy codes from policy makers to address 

climate change. We expect the domestic buildings and construction sector will likely evolve 

to achieve net-zero carbon buildings via: (i) implementation of mandatory building energy 

codes, (ii) targets for more buildings to be green-certified, (iii) promote industrialised 

building systems (IBS) adoption and automation, and (iv) increase usage of eco-friendly 

green building materials.  

Green buildings come with a price tag  
Based on our findings, the construction cost premium for green buildings range at 0-14% 

vs. conventional buildings. Empirical studies published by Knight Frank and MDPI (see 

page 10-11 for details) show that green commercial buildings are able to command a higher 

selling premium vs. conventional buildings. The higher green construction cost premium 

vs. lower presale green premium for such residential buildings could dent developers’ 

margins. As per a Life Science Journal’s article (see page 10), a majority of Malaysian 

home buyers are only willing to pay up to 3% premium for green homes, vs. a 0-6% green 

construction cost premium for a Green Building Index (GBI) certified residential building. 

We believe property players will prioritise green-fitted commercial/industrial buildings given 

the higher marketability and selling price premium as real-estate operators and office 

occupiers need to address environmental, social and governance (ESG) issues. However, 

green-fitted residential buildings may not command a selling price premium as home 

buyers are more sensitive to pricing, in our view.  

Developers with green buildings experience are better positioned   
We expect property players with i) experience in designing and obtaining green certification 

for their buildings/projects, and ii) high adoption of IBS and in-house IBS manufacturing 

facilities, to benefit from the rising demand for green-rated buildings/projects. We like SP 

Setia within this space as it has experience obtaining green certification for buildings and 

in-house IBS manufacturing facilities, which is unique among developers. We also like 

Sime Darby Property which has set clear goals and action plans under its 2030 

Sustainability Goals to cover green building development aspects. We retain sector Neutral 

given affordability issues, potential interest rate hikes, and higher property overhang, which 

is balanced by KL Property Index’s undemanding valuation, in our view. A key potential 

sector upside risk is stronger-than-expected new sales, while a key downside risk is a 

weaker macro outlook.  

 

  Malaysia  

Neutral (no change) 
  

Highlighted Companies 

Sime Darby Property Berhad 
ADD, TP RM0.84, RM0.615 close 

We like Sime Darby Property for its 
healthy balance sheet and steady sales 
momentum. We believe its large land 
bank is an advantage, enabling it to 
address any changes in future product 
demand.  

SP Setia 
ADD, TP RM1.81, RM1.17 close 

We are positive on SP Setia given its 
massive land bank, which will enable it to 
cater to changes in consumer 
preferences, improving balance sheet and 
potential to benefit from rising demand for 
green-certified buildings. 
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P/E (x) Dec-21F Dec-22F Dec-23F

Sime Darby Property Berhad 29.78   15.41   15.80   

SP Setia 46.22   15.45   33.99   

P/BV (x) Dec-21F Dec-22F Dec-23F

Sime Darby Property Berhad 0.46     0.45     0.44     

SP Setia 0.43     0.42     0.42     

Dividend Yield Dec-21F Dec-22F Dec-23F

Sime Darby Property Berhad 1.63% 1.95% 1.90%

SP Setia 0.00% 1.29% 0.59%
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Green building, building green  

Global building and construction sector  

Decarbonising buildings to meet net-zero carbon by 2050   

Buildings and construction contributed 37% of global energy related carbon 

emissions. According to the 2021 Global Status Report for Buildings and 

Construction (2021 GSR), the global building and construction sector was 

responsible for c.36% of the world’s energy consumption (22% from residential 

buildings, 8% from non-residential buildings and 6% from the buildings 

construction industry) in 2020 (up vs. 35% in 2019, despite global energy demand 

in buildings contracting 1% yoy as a results of the Covid-19 pandemic), due to a 

shift in sectoral demand. The global building and construction sector contributed 

c.37% of the total direct and indirect energy-related CO2 emissions (17% from 

residential buildings, 10% from non-residential buildings, and 10% from the 

building construction industry) in 2020 (down vs. 38% in 2019, given the lower 

production of building construction materials due to the Covid-19 pandemic and 

continued efforts to decarbonise the power sector).  

Energy demand from buildings continues to rise. Putting the year of the 

pandemic aside, energy demand from buildings and building construction 

continues to rise, driven by improved access to energy in developing countries, 

greater ownership and use of energy-consuming devices, and rapid growth in 

global buildings’ floor area. The stronger energy demand for heating and cooling 

due to extreme weather events contributed to the higher energy-related carbon 

emissions from buildings in recent years, after flattening between 2013 and 2016. 

The 2020 GSR stated that there is still ample potential to reduce emissions due 

to continued use of fossil fuel-based assets, a lack of effective energy-efficiency 

policies, and insufficient investment in sustainable buildings. 
  

Figure 1: Buildings and construction’s share of global final 
energy in 2020  

Figure 2: Buildings and construction’s share of global energy-
related carbon emissions in 2020  

  
 SOURCES: 2021 GSR, INTERNATIONAL ENERGY AGENCY (IEA)  SOURCES: 2021 GSR, IEA 

  

 

Net-zero carbon by 2050. The 2021 GSR stated that the global building and 

construction sector needs to be almost net-zero carbon by 2050 to achieve the 

Paris Agreement goals. Building emissions could be reduced through: i) reducing 

energy demand through change in consumption pattern and improving energy 

efficiency, ii) decarbonising power supply through renewable energy (RE), and iii) 

addressing embodied carbon in building materials through refurbishment of 

existing buildings and minimising upfront carbon impacts. The 2021 GSR stated 

that it is possible to reach near net-zero carbon emissions by 2050 through the 

first two measures mentioned above. 
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Mandatory building energy codes and building retrofit must catch up. 

According to the International Energy Agency (IEA), around two-thirds of countries 

lacked mandatory building energy codes in 2020, meaning more than 3.5bn sq m 

were built last year without mandatory performance requirements. As of Sep 2021, 

80 countries had mandatory or voluntary building energy codes on the national or 

subnational level. All countries need to establish zero-carbon-ready building 

energy codes latest by 2030 to be in line with the net-zero emissions by 2050, 

which requires 20% of the existing building floor area to be renovated by 2030, 

with annual energy efficiency renovation rates worldwide increasing from <1% 

currently to 2.5% by 2030.  
 

Figure 3: Building energy codes by jurisdiction, 2019-2020 

 
 SOURCES: IEA WEBSITE 

 

 

Global investment in building energy efficiency rising. Constructed floor 

space in buildings has increased by about 65% globally since 2000, reaching 

245bn sq m in 2020. However, the average energy use per sq m has declined by 

only around 25%, signaling that improvements in energy efficiency have only 

partially offset total floor area growth. According to the 2021 GSR, global 

investment in building energy efficiency has increased by 40% since 2015. 

Despite the Covid-19 outbreak, the building sector’s investment in energy 

efficiency rose 11.4% to US$184bn in 2020 (vs. US$165bn in 2019), mainly driven 

by targeted government support in Europe.  
 

Figure 4: Global building construction area by type of building code in the 
Sustainable Development Scenario, 2019-2030 

 
*nZEBs: net-zero energy buildings  

SOURCES: CGS-CIMB RESEARCH, IEA WEBSITE 
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Malaysia’s race to be a low-carbon nation  

Building’s energy efficiency plays a big role   

To reduce GHG emissions by 45% by 2030. As a signatory nation to the 

Conference of Parties (COP) to the United Nations Framework Convention on 

Climate Change (UNFCCC), Malaysia has pledged to reduce the greenhouse gas 

(GHG) emissions intensity of its gross domestic product (GDP) by 45% by 2030 

(relative to 2005 levels). This target was set with 35% on an unconditional basis, 

or 45% on a conditional basis, upon receipt of climate finance funding, technology 

transfer, and capacity building from developed countries.  

Buildings’ energy efficiency is a key enabler of sustainability. In Malaysia, 

residential and commercial buildings consume about 12% of total energy and 49% 

of total electricity as of 2018. Therefore, buildings’ energy efficiency is crucial to 

reduce energy use and improve local environmental sustainability. Currently, 

there is no single official guide for the building and construction industry’s players 

to adhere to in terms of setting common green building goals and developing the 

entire ecosystem for delivering a green building.  

Key initiatives to improve the building and construction sector’s energy efficiency 

include green building designs, green building ratings, industrialised building 

systems (IBS), and green building materials. 

  

Key initiative 1: Green building designs   

Voluntary building codes. There are a few voluntary building energy codes in 

Malaysia, such as: i) MS1525: Code of Practice for Energy Efficiency in non-

Residential Buildings, published in 2001, to cover the design specifications of 

commercial buildings with conditioned floor space of more than 4,000 sq m, and 

ii) MS2680: Code of Practice for Energy Efficiency and use of Renewable Energy 

for Residential Buildings, published in 2017. According to the Green Technology 

Master Plan (GTMP, 2017-2030), published in 2017, the voluntary instruments 

gained little traction in the building industry, and the adoption of several parts of 

MS1525:2007 relating to building envelope thermal energy performance 

requirements in the Uniform Building By Law (UBBL) had been slow, with only 

three out of 13 states gazetting it, i.e. Selangor (2012), Terengganu (2013), and 

Penang (2016).  

Voluntary green building rating scheme. There are several green building 

rating tools, which include: i) the Malaysian Carbon Reduction and Environmental 

Sustainability Tool (MyCREST), used by the Construction Industry Development 

Board (CIDB), ii) the Green Real Estate (GreenRE), established by the Real 

Estate & Housing Developers' Association (REHDA), and iii) the Green Building 

Index (GBI) developed by Pertubuhan Akitek Malaysia (PAM) and the Association 

of Consulting Engineers Malaysia (ACEM). Green building rating schemes are 

also implemented, with new government buildings adopting green building 

designs in accordance with existing standards, such as MyCREST. Existing 

government buildings will be retrofitted, while industry players will be encouraged 

to obtain green certifications, such as the GBI or GreenRE, for private buildings. 

  

Key initiative 2: Sustainable construction practices   

Industrialised building systems (IBS). As 15% of a building’s GHG emissions 

throughout its lifecycle happens during the construction phase, the adoption of 

IBS is one of the measures backed by the government to reduce carbon emission 

and waste generation in construction practices. The Construction Industry 

Transformation Plan (CITP) launched in 2015 aims to increase adoption of IBS 

through mandating all public projects worth RM10m and above to achieve a 

minimum IBS score of 70, and all private projects at RM10m and above to achieve 

an IBS score of 50 by 2020. A higher IBS score reflects reduction of workers, less 

wastage, increased site cleanliness, and better quality control. Public sector 

projects’ IBS adoption rate grew from 69% in 2016 to 87% in 2019, whereas the 
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adoption rate for private projects above RM50m increased from 14% in 2016 to 

40% in 2019 as per Works Minister Datuk Seri Fadillah Yusof in Aug 2020.  

 

Key initiative 3: Green building materials   

Green building materials or eco-friendly materials are building construction 

materials that reduce energy consumption and environmental impact during the 

lifetime of its application in the building. SIRIM Eco-Label sets specific 

requirements for a material to achieve the Eco-Label certification in Malaysia. 

There are two green product directories available to encourage green building 

material procurement, i.e. MyHijau Directory and GreenPages Malaysia, where 

products listed in these directories are required to be eco-labeled certified by a 

recognised certification body. Products labelled under the MyHijau directory are 

also eligible for incentives under MIDA’s Green Investment Tax Allowance (GITA), 

introduced in 2014. As of 2019, there were more than 5,100 products and services 

certified with the MyHijau Mark, of which c.15% were related to the building 

industry. GTMP said that the variety and quality of new green building materials 

innovation were still limited in Malaysia, given that research and development of 

new green building materials is still at an early stage. 

 

Way forward in Malaysia – Green is the new standard   

Green building design and operations. According to Malaysia Association of 

Energy Service Companies’ (MAESCO) proposed roadmap, the Energy Efficiency 

and Conservation Act (EECA) is scheduled to be enacted by 2022, and a building 

sector energy efficiency regulation under the EECA, with mandatory building 

energy codes and green building ratings, could be introduced. 

Implementation of a green building rating scheme and incorporation of energy 

efficiency features in new building designs are highlighted as some of the 

mitigation measures in Malaysia’s Third Biennial Update Report to the UNFCC, 

submitted in Dec 2020. GTMP stated the government targets to have 1,750 

buildings certified by green rating tools by 2030 and achieve a sectoral Building 

Energy Index (BEI) of below 60 (BEI<100: 5-star rating).  

Under the 12th Malaysia Plan (12MP, 2021-2025), cities and townships 

development will adopt green city concepts, such as low carbon city, smart city 

and equitable transit-oriented development (eTOD), to reduce carbon emissions 

and promote efficient resource use. The adoption of green certifications tools will 

be expanded to more government projects, while the private sector will be advised 

to adopt green rating tools for new projects and retrofitting works.  

Sustainable construction practices. Under GTMP, building and construction 

players are encouraged to adopt IBS, reduce on-site waste and upskill their 

construction labour force to reduce the impact of construction activities on the 

environment. The strategic plan of Construction 4.0 (2021-2025) also highlighted 

smart construction as a key trend, where building design, construction and 

operation will fully utilise digital technologies and industrialised manufacturing 

techniques to increase productivity, minimise cost, and improve sustainability. 

Under the National Housing Policy (2018-2025), the Ministry of Housing and Local 

Government (KPKT) aims to increase the adoption of IBS for new housing projects 

to at least 50% by 2025.  

Green building materials. CIDB will collaborate with key stakeholders to enable 

equipment procurement for construction and demolition (C&D) waste recycling 

and to amend policies to allow the use of recycled materials in construction, 

according to GTMP. The private sector is encouraged to collaborate with CIDB in 

formulating supportive policies to suggest or require the use of part-recycled 

construction materials in projects. CIDB will also set up research plans on energy-

efficient building materials after consulting industry players to ensure developed 

materials are aligned with future revisions of MS1525 and MS2680, as material 

specifications play a part in buildings’ energy efficiency and environmental 

performance.  
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Conclusion: Green is the new standard. We observe the entire ecosystem of 

the building and construction sector will likely evolve to facilitate the construction 

of net-zero carbon buildings in the future. The new buildings will need to: i) adhere 

to building energy codes and obtain green credentials for better energy efficiency 

and lower carbon footprint, ii) adopt IBS and more automation, such as smart 

construction, to reduce wastage and labour costs, and iii) use more green building 

materials, which are more environmentally responsible.  

 
 

Figure 5: Proposed roadmap towards net-zero energy buildings  

 

 
 SOURCES: MALAYSIA ASSOCIATION OF ENERGY SERVICE COMPANIES (MAESCO) 

 

 

 

 

  

2022-2025 2026-2030 2031-2035 2036-2040 2041-2050

EE&C Act to be enacted by 

2022

Data analysis Act/regulation 5 year term Reviews 

and Updates

Act/Regulation 5 year term reviews 

and updates

Continuous monitoring enforcement 

and updates of Act/Regulation to 

push toward achieving Net Zero 

Energy Buildings

Establish a dedicated building 

sector EE Regulation under the 

Act with mandatory EE Building 

Codes and Green Building 

Rating to ensure Passive design 

considerations and other 

Sustainable Design Attributes

Assessment Level of compliance Enhance Enforcements Liberalization of Energy Supply 

enabling user choice of energy 

supplier

Capacity Building against new EE 

technologies

Prepare energy benchmarking 
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available Government Funding 
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prescribed building categories
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prescribed building categories
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mix as off site power supply from 

the grid
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contribution to meet National GHG 
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levels
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technologies

Capacity Building against new EE 
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Energy supply Market conditions Energy mix assessment on RE To achieve 75% net zero energy 

targets in buildings

Public Awareness Validate EE contribution to NDC by 

2030

Assess potential of energy usage in 

buildings to be carbon neutral through 

off site gri interactive connectivity 

with RE producers

MEPs for residential appliances To achieve 35% of Net Zero 

emission target in Buildings by 2030

To achieve at least 50% of Net zero 

Emission targets in buildings by 2035

Continue Public awareness Confirmation of new National GHG 

reduction targets
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Green buildings in trend   

Green buildings certification systems globally. Green buildings are gaining 

traction across the globe as evidences showed that it is one of the effective 

measures to accomplish a range of global goals, such as tackling climate change, 

creating sustainable communities and driving economic growth. Many evaluation 

systems and certification systems for green buildings are developed globally, such 

as the Building Research Establishment’s Environmental Assessment Method 

(BREEAM) in the UK; Leadership in Environmental and Energy Design 

Leadership (LEED) in the US; Ecology, Energy Saving, Waste Reduction and 

Health (EEWH) in Taiwan; the Green Mark in Singapore; and GBI in Malaysia. 

There is no common set of criteria for green rating tools, with each country having 

its own rating system.  

CIDB has conducted a research to compare the normalised rating and scoring 

level for various green rating tools. Based on its findings, GreenRE requires the 

lowest scoring level to achieve the minimum performance level (27% for Bronze 

certification), while GBI is the most stringent as it needs the highest scoring level 

to hit the minimum performance level (50% for certification). BREEAM is the 

toughest in granting the highest performance rating compared with the others, 

while MyCREST has a moderate rating scale.  
 

Figure 6: Summary of normalised rating and scoring level of green rating tools 

 
 SOURCE: CONSTRUCTION INDUSTRY DEVELOPMENT BOARD (CIDB) 

 

 

Green buildings’ uptake increasing. The World Green Building Council (WGBC) 

stated that LEED-certified green buildings have been shown to consume 25% less 

energy and 11% less water vs. conventional buildings, while GBI said a GBI-

certified project consumes 50% less electricity than the average project. As more 

investors and building occupiers use ESG principles as a screening tool, the 

demand of green-rated buildings will likely grow in the long term, in our view. 

According to the 2021 GSR, the uptake of global green building certification 

increased 13.9% in 2020 (vs. 2019). We observe the uptake of green building 

certifications increasing in Malaysia as well. As of Sep 2021, there were 585 

buildings certified by GBI (vs. 190 certified green buildings in Dec 2013) according 

to GBI’s website; this is equivalent to a potential emission reduction of 1,382.40 

ktCO2e in Sep 2021 (vs. 335.40 ktCO2e in Dec 2013).  
 

Figure 7: Average growth of number of green buildings globally  

 
 SOURCES: IOPSCIENCE, RESEARCHGATE 

 

GBI GreenRE MyCREST PHJKR LEED BREEAM Green Mark

0 50 27 40 40 31 30 31

20 50 45

25 66 41 50 39 47

40 60 55

50 76 46 70 47 53

60 70 70

75 86 49 85 63 56

80 80 85

100 100 100 100 100 100 100 100

Scoring Level (%)Rating 

level %

Country Year No. of Building Avg. Growth (per year)

U.S. 1998-2012 13,000               867

Hong Kong 2005-2014 1,500                 150

Singapore 2005-2015 1,101                 100

Germany 2009-2016 490                   61

India 2001-2015 754                   54

Malaysia 2009-2015 335                   48

Japan 2001-2015 450                   30

South Korea 2008-2012 53                     11

Israel 2005-2013 45                     5

Indonesia 2009-2015 23                     3
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Figure 8: Rating and scoring criteria of green rating tools  

 
 SOURCES: GBI, CIDB, GREENRE, US GREEN BUILDING COUNCIL, GREEN MARK, BREEAM, INTERNATIONAL JOURNAL OF INNOVATIVE TECHNOLOGY AND EXPLORING ENGINEERING 

 

 

  

Rating Score

Energy Efficiency Platinum 86-100

Indoor Environmental Quality Gold 76-85

Sustainable Site Planning and Management Silver 66-75

Materials and Resources Certified 50-65

Water Efficiency

Innovation

Total

Pre-design 6 points 3% 5 Star 80-100

Infrastructure and Sequestration 38 points 21% 4 Star 70-79

Energy Performance Impacts 71 points 39% 3 Star 60-69

Occupant & health 10 points 5% 2 Star 50-59

Lowering the Embodied Carbon 34 points 19% 1 Star 40-49

Water Efficiency Factors 13 points 7%

Social and Cultural Sustainability 7 points 4%

Demolition & Disposal Factors 4 points 2%

Sustainable and Carbon Initiatives (Bonus) 8 points 4%

Total 183 + 8 points 100% + 4%

Energy Efficiency 113 points 59% Platinum >90

Water Efficiency 15 points 8% Gold 85 - 89

Environmental Protection 46 points 24% Silver 75 - 84

Indoor Environmental Quality 8 points 4% Bronze 50 - 74

Other Green Features 7 points 4%

Carbon Emission 3 points 2%

Total 192 points 100%

Location and Transportation 16 points 15% Platinum >80

Sustainable Sites 10 points 9% Gold 60-79

Water Efficiency 11 points 10% Silver 50-59

Energy and Atmosphere 33 points 30% Certified 40-49

Materials and Resources 13 points 12%

Indoor Environmental Quality 16 points 15%

Integrative Process 1 point 1%

Innovation 6 points 5%

Regional Priority 4 points 4%

Total 110 points 100%

Management 21 points 11% Outstanding >85

Health and Wellbeing 22 points 14% Excellent 70-84

Energy 31 points 16% Very Good 55-69

Transport 12 points 10% Good 45-54

Water 10 points 7% Pass 30-44

Materials 14 points 15%

Waste 6 points 6%

Land Use and Ecology 10 points 13%

Pollution 12 points 8%

Innovation (Bonus) 10 points 10%

Total 138 + 10 points 100% + 10%

Climatic Responsive Design 30 Points 21% Platinum >70

Building Energy Performance 30 points 21% Gold Plus 60-69

Resource Stewarship 30 points 21% Gold 50-59

Smart and Healthy Building 30 points 21%

Advanced Green Efforts 20 points 14%

Total 140 points 100%

Sustainable Site Planning and Management 5 Star 85-100

Energy Efficiency 4 Star 70-84

Indoor Environmental Quality 3 Star 50-69

Material and Resources 2 Star 40-49

Water Efficiency

Innovation

Total 100%
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22%
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Green Building Index 

(GBI)

35%

21%
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7%

16%

11%
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Green buildings come with a price tag   

Construction cost premiums for green buildings range between 0-14%. 

According to the WGBC’s report ‘The Business Case for Green Building’ in 2013, 

the cost premium for green buildings ranged between -0.4% and +12.5% for a 

wide variety of building types/countries, with the latter value corresponding to a 

zero-carbon project. According to QScience Connect’s article, ‘Cost premiums for 

green building in Qatar’, published in 2017, the cost premium for various rating 

systems ranged between 1% and 6% for low-to-high levels of certifications, based 

on a case study on a commercial office building.  

The MDPI’s (a publisher of open access journals) article, ‘Construction cost of 

green building certified residence: A case study in Taiwan’, published in 2019 

(MDPI 2019), stated that the average cost premium for green buildings vs. 

traditional buildings is 10.9% in China, 0.7%-10.8% in the US, and 4%-11.6% in 

Israel. The cost increment for GBI-certified is between 0% (basic certification level) 

and 6% or above (highest Platinum level) in Malaysia. 
 

Figure 9: Extra increase in construction costs of green certificated buildings 

 

 
 SOURCES: MDPI, WORLD GREEN BUILDING COUNCIL, GBI WEBSITE 

 
 

Figure 10: Green buildings’ cost premiums as percentage of total construction costs 

 
GSAS is Global Sustainability Assessment System  

SOURCES: QSCIENCE CONNECT, GBI 
 

 

Green retrofitting cost premium. Retrofitting an existing building helps to reduce 

the dependency on constructing new buildings, optimise energy performance, and 

extend the life of the existing building. According to Crimson Publishers’ (an open-

access academic publisher) research article, ‘Comparative study on the cost 

analysis of a green versus conventional building’, published in 2019, the total cost 

of construction increased by 30% to integrate LEED features to a conventional 

building in the US. WGBC’s report ‘The Business Case for Green Building’ in 2013 

said that the retrofitting cost premium in the UK, with enhanced energy efficiency 

improvements, was 0.3%-40% more than normal market refurbishment in a 2012 

study. The higher premium was related to higher Energy Performance Certificate 

Year Country Building Type

Office

School

2011 U.S. Bank

Hotel 8.50%

Residential Building 10.30%

Office 13.90%

2013 New Zealand Office

2013 U.S., U.K., Australia, Singapore, Israel Various Types

2014 U.S. Residential Housing

2014 Israel Office

Residential

Commercial

0%

-0.4% to +12.5%

10.77%

4.33%-11.6%

2019 Malaysia 0%-6%

Extra Construction Costs

2003 U.S. 0.66%-6.5%

2%-3%

2011 China Average 10.9%

1.82%

1.35%
1.55% 1.68%

1.10%

2.62%
2.30%

1.95% 1.98%
1.80%

3.97%

3.50% 3.45% 3.48%
3.80%

5.27% 5.30% 5.25%

6.03%

5.10%

0.00%

1.00%

2.00%

3.00%

4.00%

5.00%

6.00%

7.00%

GSAS LEED ESTIDAMA BREEAM GBI

2 Star | Certified | 1 Pearl | Pass 3 Star | Silver | 2 Pearl | Good
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(EPC) rating that requires the retrofit of LED lighting, heat recovery systems, 

photovoltaics and passive chilled beams. 

 

Do green buildings command selling price premiums?   

Price premiums for green commercial buildings. According to Knight Frank’s 

research, ‘Green building value: do green-rated buildings add a premium to sales 

price’, published in Sep 2021, prime office buildings in London, Sydney and 

Melbourne with green credentials could fetch an 8-18% sales price premium vs. 

conventional buildings, depending on the level of green ratings. The research also 

mentioned that green-rated prime Central London office buildings commanded a 

3-13% rental premium vs. unrated buildings, as ESG-driven users were willing to 

pay extra rental, which could be the key driver of the higher sales premium.  

From MDPI’s article, ‘A review of the impact of green building certification on the 

cash flows and values of commercial properties’, published in 2020 (MDPI 2020), 

green-certified commercial properties’ sales prices and rental premiums were 

14.8% and 6.3% on average for the US and European countries.  

Jones Lang LaSalle (JLL) Asia Pacific’s report, ‘Sustainable Real Estate: From 

ambitions to actions’, published in Jun 2021, stated that 70% of Asia Pacific 

corporations are willing to pay a rental premium to occupy green-certified buildings. 

The report also said that most of the corporate occupiers leasing a space in the 

green buildings are paying a rental premium of 7-10%. 

Price premiums for green residential buildings. A 2009 survey conducted in 

Malaysia showed that a majority of interested buyers would be willing to pay at 

least 5% extra for green homes, according to MGBC’s conference paper, ‘How 

can developers harvest the benefits of green building while reducing the risks and 

cost of green building accreditation’, published in 2010. Life Science Journal’s 

article ‘Strategic approach to green home development in Malaysia–the 

perspective of potential green home buyers’ published in 2013 stated the majority  

of Malaysian home buyers are only willing to pay up to 3% price premium to buy 

green homes. 

According to ScienceDirect’s article, ‘Economic returns to residential green 

building investment: The developers’ perspective’, published in 2014, the green 

residential building selling price premium in Singapore arose mainly during the 

resale phase at 10% (vs. the presale stage at 4%). This indicates that developers 

only gained part of the benefits related to green investments, while paying for most 

of the additional costs during the green building construction. 

Conclusion: Studies show that green commercial buildings are able to command 

higher selling premium vs. conventional commercial properties, largely due to 

higher rental rates, lower operating costs and higher occupancy rates, as real-

estate operators and occupiers are more aware of sustainability issues and need 

to address ESG issues. This makes a green-fitted commercial building 

economically viable, especially in developed countries, as developers are able to 

recoup most of the additional green-fitting costs through higher selling prices, 

while investors/occupiers are able to save on electricity and maintenance costs.  

There is limited empirical evidence on the selling premium of a green residential 

building, and as the study in Singapore by ScienceDirect’s article, ‘Economic 

returns to residential green building investment: The developers’ perspective’ 

published in 2014 suggested, the additional green investment costs could erode 

developers’ earnings margin due to lower presale green premium. As integrating 

green and sustainable features in the building industry involves a large amount of 

effort and cost investment, the lack of incentives, higher green cost premium and 

unformed green building ecosystem in Malaysia could also have contributed to 

the low interest from developers to embrace green residential buildings at the 

moment. 
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Figure 11:  Sales price and rental premiums of green-certified buildings 

 
    

SOURCES: SCIENCEDIRECT, KNIGHT FRANK, RESEARCHGATE, EMERALD, UNIVERSITY OF CALIFORNIA, AMERICAN 
ECONOMIC REVIEW  

 

 

  

Sales price premium

Year Country Building Type Sales Price Premium

2010 U.S. Commercial 15.8-16.8%

18% for Energy Star

25% for LEED

28%-29%  for dual certification (Energy Star & LEED)

2012 China Residential 17.70%

2012 U.S. Residential Average of 9% 

9.3% (A-Rated Energy Rating)

5.2%  (B-Rated Energy Rating)

2014 Singapore Residential 4%

10.1% (Energy Star or LEED)

Average of 6.6%  for Energy Star

Average of 14.8%  for LEED

2017 Romania Residential 2.2%-6.5%  for Retrofitted Buildings

2020
Finland, France, 

Germany
Commercial 19%

2021 U.K., Australia Commercial 8%-18% 

Rental premium

Year Country Building Type Rental Price Premium

2011 U.S. Commercial 3%-5%

2013 U.K. Commercial 19.70%

3.7% for LEED

2.7% for Energy Star

2015 Canada Commercial 10.2% for LEED

2018 Germany Commercial 23%

2021 U.K. Commercial 3%-13%

2017 U.S. Commercial

2015 U.S. Commercial

2011 U.S. Commercial

2013 Ireland Residential
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ESG ratings and action items  

ESG ratings for developers   

UEMSunrise has the best ESG rating among its peers. Among the property 

stocks that were assessed by FTSE Russell as of Jun 21,  UEMSunrise and Mah 

Sing were rated four stars (top 25% by ESG ratings amongst PLCs in FBM Emas); 

SP Setia, Sime Darby Property, Eco World Development (EWDG), Eco World 

International (EWI) and Eastern & Oriental (E&O) were rated three stars (top 26-

50% by ESG ratings amongst PLCs in FBM Emas); and LBS Bina was rated two 

stars (top 51-75% by ESG ratings amongst PLCs in FBM Emas). On the other 

hand, UEMSunrise was rated an A under Refinitiv ESG rating, Sime Darby 

Property was rated B and SP Setia was rated B-. Sime Darby Property, 

UEMSunrise, EWDG, and Mah Sing are constituents of the FTSE4Good Bursa 

Malaysia index (FTSE4G). 

We observe SP Setia’s, UEMSunrise’s and Mah Sing’s FTSE Russell’s ESG 

ratings improved yoy, while EWDG’s and LBS Bina’s ESG ratings were lower. For 

Refinitiv ESG rating, SP Setia’s and UEMSunrise’s ESG ratings were better yoy 

but Sime Darby Property’s ESG rating fell from B+ to B. Overall, UEMSunrise has 

the best ESG ratings among the developers under our coverage. 
 

Figure 12: ESG Ratings of external providers for property players 

 
 
*FTSE Russell ESG rating: 4 Star is top 25%, 3 star is top 26-50%, 2 star is top 51-75%, and 1 star is bottom 25% by ESG ratings 
amongst PLCs in FBM Emas    

*As at 6 Dec 2021 

SOURCES: CGS-CIMB RESEARCH, BURSA MALAYSIA, REFINITIC DATABASE, COMPANY REPORTS 
 

 

Key action items on green buildings   

Green building design and operations. Sime Darby Property has announced 

that it is currently seeking to attain a GreenRE township Gold rating or higher for 

City of Elmina, which will be the largest township certified by the GreenRE 

Township Tool upon certification. It has also set a FY30F target of building 12,500 

energy-efficient homes (vs. 2,760 homes built in FY20). SP Setia is working on 

getting its commercial properties, such as corporate office towers or strata office 

towers, certified by green building rating tools, and targets to obtain at least one 

green certification for each upcoming project, as per SP Setia’s FY20 annual 

report.  

EWDG targets to achieve a minimum ‘certified’ rating from any Green Building 

Certification for all existing and new development projects according to its FY20 

sustainability report. Eco World International’s projects with commercial spaces 

are required to be BREEAM certified, while its residential schemes comply with 

the code for sustainable homes (CFSH). We also gather (from FY20 annual 

reports) that UEMSunrise and Mah Sing have obtained green building 

certifications and integrated green features into their products. LBS Bina is lagging 

behind its peers as it has no green building certifications to-date. 

Sustainable construction practices. Sime Darby Property has set a target of 

achieving an IBS score of 80 points by FY30F vs. 56 points in FY20. Most of  Sime 

Darby Property’s projects are moving towards adopting higher IBS contents in 

order to leverage on its advantages such as faster construction, better quality and 

better control on health, safety, security & environment (HSSE), according to Sime 

Darby Property’s management. SP Setia and LBS possess in-house IBS precast 

Company FTSE Russell Refinitiv FTSE4G Constituents

Eastern & Oriental 3-Stars - -

Eco World Development 3-Stars - Yes

Eco World International 3-Stars - -

LBS Bina Group 2-Stars - -

Mah Sing Group 4-Stars - Yes

SP Setia 3-Stars B- -

UEM Sunrise 4-Stars A Yes

UOA Development - - -

Sime Darby Property 3-Stars B Yes
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facilities, which is unique among developers. SP Setia also received an award for 

achieving the highest IBS score  in Malaysia, at 93.95, in 2019. 

UEMSunrise is exploring the potential adoption of modern methods of 

construction (MMC) such as precast concrete (PC) system and prefabricated 

prefinished volumetric construction (PPVC) for greater automation and higher 

productivity. Mah Sing also intends to set up an IBS precast concrete plant near 

Southville, partnering with Chinese firms in the near future.  

Green building materials. We gather most of the developers utilise certified eco-

friendly materials, but applications are limited (i.e. low volatile organic compound 

paints, waterproofing and ceiling plasterboard), as green-certified building 

materials in Malaysia are still scarce and expensive for most of the projects. Sime 

Darby Property began taking steps to standardise sustainability elements in its 

products in FY20 by establishing guidelines to cover sustainable building 

materials.  

In a nutshell. We observe that majority of the developers have embedded green 

features, such as water-efficient fittings, rainwater harvesting, and LED lighting, 

into their products. Other green design initiatives include the allocation of green 

spaces in townships, urban farming and solar-powered homes.  

Sime Darby Property stands out among developers in having set out clear goals 

and action items that encompass green building development aspects under its 

2030 Sustainability Goals. In contrast, the majority of its peers do not have long-

term sustainability targets.  

 

  



 

 Property Malaysia 

 

 Property Development December 7, 2021 
 

 

 

 

14 
 

Conclusion  

Green buildings and IBS adoption are key   

Going green is not an option any longer. We believe stakeholders within the 

local buildings and construction industry will gradually embrace green buildings 

given: i) the increasing focus on sustainability and responsible investing from real 

estate investors as ESG gains traction, ii) more stringent building energy codes 

from policy makers to address climate change, and iii) higher marketability among 

commercial building occupiers due to lower energy consumption and lower 

maintenance. 

Focus will be on green commercial/industrial building. Moving forward, we 

believe Malaysia’s buildings and construction sector will likely need to 

decarbonise its buildings and projects through: i) adoption of mandatory building 

energy codes, ii) obtaining green certifications for its projects/buildings, iii) 

embracing and increasing IBS usage in projects, and iv) increasing its use of eco-

friendly building materials. We believe property players would prioritise green-

fitted commercial/industrial buildings given the higher marketability and higher 

selling price premium, as companies need to address ESG issues and reduce 

carbon footprints, but green-fitted residential buildings might not be able to 

command a selling price premium as mass market home buyers are more 

sensitive to property pricing. 

Top picks. We expect property players with: i) experience in designing and 

obtaining green certifications for their buildings/projects, and ii) high adoption of 

IBS and in-house IBS manufacturing facilities, to benefit from the rising demand 

for green-rated buildings/projects. The majority of the developers under our 

coverage have adopted IBS for projects but only two of them have in-house IBS 

production facilities, SP Setia and LBS Bina. Our coverage universe has 

experience in obtaining green credentials for their buildings/projects, except LBS 

Bina. We view SP Setia as the leader within the green building space as it has 

experience obtaining green certification for buildings, adopts IBS and has in-

house IBS manufacturing facilities, which is unique among developers. We also 

like Sime Darby Property given solid fundamentals, comprehensive sustainability 

action items and high IBS adoption for its projects (almost all its projects use IBS 

and the average IBS score is c.56% currently).  

 
 

Figure 13: Stock picking criteria 

 
*FY21F new property sales based on companies’ target    

*Net gearing based on latest financial reports 

SOURCES: CGS-CIMB RESEARCH, COMPANY REPORTS 
 

 

  

Earnings trend ( 

positive growth in 

CY22F)

Balance Sheet (net 

gearing < 0.4x)

Improving FY21F 

new sales 
Adoption of IBS

In-House IBS 

Production

Green Building 

Certification 

Experience

Eastern & Oriental 1 1 1 3

Eco World Development Group Bhd 1 1 2

Eco World International 1 1 1 3

LBS Bina Group 1 1 1 3

Mah Sing Group 1 1 1 1 1 5

SP Setia 1 1 1 1 4

UOA Development 1 1 1 3

UEM Sunrise Bhd 1 1 1 3

Sime Darby Property Berhad 1 1 1 1 1 5

Fundamentals Beneficiaries of future trends

Total
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Sector outlook   

While new property sales and progress billings should normalise in CY22F as the 
impact of disruptions from the Covid-19 outbreak and various movement control 
orders (MCO) in CY20-21F fade, we see the recent rerating of the property sector 
(+6.6% vs. FBMKLCI from 1 Oct 21-29 Oct 21) as largely pricing in these positives. 
We expect the overall sector core EPS growth to be higher yoy in CY22F as the 
new property sales and revenue recognition of projects were impacted in CY20-
21F, but on an aggregate basis the CY22F core net earnings of the stocks under 
our coverage are still lower than the total CY19 recorded core net profit, indicating 
the sector’s CY22F earnings are not likely to revert to pre-Covid levels.  

We retain our sector Neutral call given: (i) persistent affordability issues with mean 
monthly household income declining 10.3% to RM7,089 in 2020 vs. RM7,901 in 
2019 due to the pandemic, according to the Department of Statistics Malaysia 
(DOSM). 20% of the M40 group has moved to the B40 group and 12.8% of the 
T20 group has shifted to the M40 group, indicating that a majority of households 
experienced a decline in income, and the housing affordability issues could 
worsen; (ii) potential interest rate hikes as our economist is projecting two 25bp 
rate hikes in FY22F, (iii) higher property overhang (+8% YTD in 3Q21 in terms of 
total overhang units) despite extension of the Home Ownership Campaign (HOC), 
and (iv) the likely surge in default auctions when the loan moratorium ends 
eventually, which could cap the property sector’s upside in the near term. 
Nevertheless, we also do not see much downside risk to the property sector given 
that the KLPRP Index is currently trading at 0.42x P/BV as of 6 Dec 2021, 1 s.d. 
below its historical 10-year P/BV of 0.68x, barring the country suffering a 
significant deterioration in economic growth (not likely in the near term, in our 
view).  

We value most of our stocks under coverage using their respective 3-year 
historical mean P/BV, which is lower than the 5-year and 10-year historical P/BV 
multiples, as we take a more conservative stance given the ongoing volatility in 
the overall market; with the exception of Mah Sing, which company we value using 
a sum-of-parts (SOP) valuation approach to reflect its new rubber gloves business. 
Currently, the property counters under our coverage are trading at a sector 
average 0.45x CY22F P/BV, which is on par with KLPRP index. We have recently 
ascribed a higher P/BV valuation for SP Setia as it could benefit from the growing 
demand of green certified buildings and is likely to see more demand for its landed 
products in future, in our view.  

We expect the housing market to remain challenging in the near term, unless there 
is a: (i) meaningful surge in household income or decline in house prices, (ii) 
significant reduction in unsold property units and new launches, especially high-
rise properties, and (iii) relaxation on the mortgage loan criteria i.e. uplift of the 
maximum loan-to-value (LVR) ratio. A key potential sector upside risk is stronger-
than-expected new sales, while a key downside risk is a weaker macro outlook. 

 
 

Figure 14: Sector Comparisons 

 
*As of 6 Dec 2021  

  SOURCES: CGS-CIMB RESEARCH, BLOOMBERG 
 

 

  

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             204 na 24.1 -238.9% 0.51 0.51 -0.5% 2.1% 0.0% 2.1%

Eco World Development Group BhdECW MK Hold 0.84 0.85             585 14.8 16.2 -13.0% 0.51 0.49 3.5% 3.1% 2.4% 2.4%

Eco World International ECWI MK Hold 0.44 0.51             247 9.2 15.5 -25.1% 0.35 0.34 3.9% 2.2% 12.3% 3.8%

LBS Bina Group LBS MK Add 0.52 0.58             190 10.0 9.9 48.2% 0.56 0.55 5.7% 5.6% 4.0% 4.1%

Mah Sing Group MSGB MK Add 0.71 0.81             407 16.5 11.6 31.7% 0.40 0.40 3.0% 4.2% 3.7% 4.6%

SP Setia SPSB MK Add 1.17 1.81           1,125 43.3 14.5 89.0% 0.34 0.33 0.8% 2.3% 0.0% 1.4%

UOA Development UOAD MK Hold 1.63 1.65             896 24.3 27.7 -26.6% 0.68 0.69 2.8% 2.5% 3.1% 2.7%

UEM Sunrise Bhd UEMS MK Add 0.31 0.55             365 na 27.8 na 0.22 0.22 -0.5% 0.8% 0.0% 0.0%

Sime Darby Property Berhad SDPR MK Add 0.62 0.84             989 29.8 15.4 9.1% 0.46 0.45 1.7% 2.9% 1.6% 1.9%

Average 23.8 18.2 10.7% 0.46 0.45 2.0% 2.7% 2.2% 2.3%

P/BV (x) Recurring ROE (%) Dividend Yield (%)

Company
Bloomberg 

Ticker
Recom.

Market Cap 

(US$ m)

Core P/E (x)
3-year 

EPS 

CAGR 

(%)

https://rfs.cgs-cimb.com/api/download?file=750c9e78-826f-4247-93c0-9b5fa65edc96
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Figure 15: KL Property Index P/BV (x) trend 

 
   SOURCES: CGS-CIMB RESEARCH, BLOOMBERG 

 

 

ESG in a nutshell  
 

 

We see mandatory building energy codes, green-certified buildings, higher IBS adoption and increased usage of green 
building materials as key to decarbonising Malaysia’s buildings & construction space. We believe more developers will 
increase their focus on ESG issues and establish sustainability frameworks in order to ensure their businesses meet 
sustainability goals.  

 

Keep your eye on Implications 

Green buildings will likely gain traction as it is one of the 

major contributors of global energy consumption and carbon 

emissions.  

Developers with experience designing and obtaining green 

certifications for their projects will likely benefit from higher 

demand for green buildings. 
  

ESG highlights Implications 

Sime Darby Property, UEMSunrise, Eco World 

Development and Mah Sing are constituents of the FTSE4G 

index.  

There is currently no empirical evidence showing that better 

ESG ratings result in better share price performance, but we 

believe adopting better ESG practices is positive for the long 

term, especially given the growing awareness of their 

importance in Malaysia.  
  

Trends Implications 

Green-certified buildings and adoption of IBS are key trends 

shaping the property industry.  

We expect more developers to work towards reducing their 

carbon footprints by monitoring and identifying significant 

sources of greenhouse gas emissions.  

SOURCES: CGS-CIMB RESEARCH, BURSA MALAYSIA, REFINITIV 
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investment objectives, financial situation and particular needs and consult their own professional and financial advisers as to the legal, business, 
financial, tax and other aspects before participating in any transaction in respect of the securities of company(ies) covered in this research report. 

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

Restrictions on Distributions 

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

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

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

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

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

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

Hong Kong: This report is issued and distributed in Hong Kong by CGS-CIMB Securities (Hong Kong) Limited (“CHK”) which is licensed in Hong Kong 
by the Securities and Futures Commission for Type 1 (dealing in securities) and Type 4 (advising on securities) activities. Any investors wishing to 
purchase or otherwise deal in the securities covered in this report should contact the Head of Sales at CGS-CIMB Securities (Hong Kong) Limited. 
The views and opinions in this research report are our own as of the date hereof and are subject to change. If the Financial Services and Markets Act 
of the United Kingdom or the rules of the Financial Conduct Authority apply to a recipient, our obligations owed to such recipient therein are unaffected. 
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CHK has no obligation to update its opinion or the information in this research report.  

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

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

India: This report is issued and distributed in India by CGS-CIMB Securities (India) Private Limited (“CGS-CIMB India”). CGS-CIMB India is a subsidiary 
of CGS-CIMB Securities International Pte. Ltd. which 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. 

CCGS-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 
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. 
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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 7, 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 other specified products 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 
  

 

United Arab Emirates: The distributor of this report has not been approved or licensed by the UAE Central Bank or any other relevant licensing 
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 
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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.  

 

 
 

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 

Rating Distribution (%) Investment Banking clients (%)

Add 72.4% 1.1%

Hold 20.1% 0.0%

Reduce 7.5% 0.0%

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

623 companies under coverage for quarter ended on 30 September 2021

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

