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Fair value (Return)

MYR1.60 (+18%)

Price: MYR1.36
Market Cap: usb152m
Avg Daily Turnover (MYR/USD) 0.09m/0.02m
e NOT RATED; indicative fair value of MYR1.60. Ideal United Bintang Analyst
(Ideal) will likely be founder Tan Sri Datuk Alex Ooi’s flagship company. This [
affordable hous.ing plgyer is a clear winner, as Penang now a]lows more Loong Kok Wen, CFA ‘L\ (\‘
affordable housing units to be sold in the open market. Also, with a higher +603 9280 8861 o\ L
income limit, it should be able to capture a larger pool of buyers. We also do loong.kok.wen@rhbgroup.com \ A\
not rule out the possibility of it entering the construction industry going
forward.
. . Share Performance (%)
e Household name in Penang. Ideal Property Group (the founder’s private YTD 1
. . m 3m 6m 12m
company) has a strong foothold in the Penang property market, particularly Absolut 204 343 248 282 6.8
in the high-rise condominium segment. Over the years, before the injection solute : : : : :
of development projects into the listed company, Ideal Property has built Relative 302 326 228 279 60
various condominium and landed property projects such as I-Regency, Fiera 52-wk Price low/high (MYR) 0.99 - 1.86

Vista, SummerSkye Residences, Tree Residency, and most projects are
located at Sg. Ara/Bayan Lepas area.

e Pipeline assets to sustain long-term earnings. Ideal currently has six
ongoing projects worth MYR3.38bn in GDV (including one just completed
and two nearing completion) on Penang Island. The three older projects saw
take-up rates of around 90%. After the injection of another three projects
(the exercise was completed in April), we understand that Tan Sri Alex Ooi
may plan to inject more projects in the short-to-medium term, to ramp up the
company’s total portfolio GDV. Given the continuity in pipeline projects,
double-digit earnings growth is expected to be sustainable over the next 2-3
years.

e A potential Penang Transport Master Plan (PTMP) beneficiary. Apart
from being a property developer, Tan Sri Alex Ooi is also establishing his
presence in the construction scene. SRS Consortium, in which Ideal
Property Development SB holds a 20% stake, is the project delivery partner
(PDP) for the PTMP initiative. Hence, we think Ideal could benefit from more
housing projects being proposed for land parcels that will be reclaimed at
the south of the island in the future.

e Strong earnings growth ahead. Given that the construction progress for
some of the newer projects has reached 10-15%, we expect earnings to kick
in very soon, when the projects are officially launched. Unbilled sales as at
1Q19 stood at MYR463m — which excludes the three latest projects that
were injected. Our FY19-21F earnings growth of 10-23% pa puts it among
the highest compared to the property stocks under our coverage.

e Valuations. Our indicative fair value for Ideal is MYR1.60, based on a 10%
discount to RNAV. Our valuation is justifiable, given the company’s
favourable earnings uptick, with more promising growth prospects ahead.
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Forecasts and Valuation Dec-17 Dec-18 Dec-19F Dec-20F Dec-21F
Total turnover (MYRm) 246.5 677.7 687.5 739.3 772.2
Core net profit (MYRm) 15.7 52.5 64.6 73.3 81.5
Core net profit growth (%) 89.0 234.4 23.1 13.5 111
Recurring EPS (MYR) 14.2 47.6 14.4 15.8 17.6
DPS (MYR) 0.00 0.00 0.03 0.03 0.03
Recurring P/E (x) 9.6 2.9 9.5 8.6

P/B (x) 1.60 1.03 1.88 1.66 1.49
Dividend Yield (%) 0.0 0.0 1.8 2.2

Return on average equity (%) 18.4 35.9 18.9 12.7 12.6
Net debt to equity (%) Netcash Netcash Netcash Netcash Netcash
Interest coverage (x) 6,962 132 784 531

Source: Company data, RHB
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More Goodies Ahead

Company background

Ideal was formerly known as United Bintang. It was a loss-making heavy machinery and
spare parts trading company. Tan Sri Alex Ooi emerged as the major shareholder in late
2013, and subsequently diversified into property development. The company then
changed its name to Ideal United Bintang International. The first property project, i-
Santorini, was injected in 2015.

Tan Sri Alex Ooi founded Ideal Property Group in 2002. The company has an established
presence in the Penang property market, particularly in the high-rise residential segment.
Currently, Tan Sri Alex Ooi and family hold a 75% stake in Ideal. Prior to this, in Apr 2018,
via his holding company ICT Innotech SB (ICT), he made a mandatory general offer to all
minority shareholders after ICT acquired an additional 26.9% from Bumimaju Gaya SB
and Lakaran Asia SB. The offer price was at MYRO0.54 per Ideal share.

Ideal — benefiting from Penang’s economic growth transformation

In our opinion, infrastructure developments and housing matters are amongst the key
priorities for the Penang State Government after the general election last year. Easing
traffic conditions and providing affordable housing to Penangites are the main social
issues to be addressed. As the Government has announced the stamp duty waiver for the
purchase of affordable housing priced below MYR500,000 for first-time home buyers
(exemption is for the first MYR300,000), this should provide a boost to developers —
especially those with high exposure to young buyers. On this, Ideal would be one of the
beneficiaries. Ideal Property Group has already participated in a number of affordable
housing projects in collaboration with the Penang State Government. Some of these have
already been injected into Ideal.

On the infrastructure front, late last year, the media reported that the state government
announced its intention to engage in compulsory acquisitions of some properties to make
way for the construction of Pan Island Link under the PTMP. Meanwhile, both Air Asia and
Malaysia Airports (MAHB MK, BUY, TP: MYR9.20) have proposed to put up a low-cost
carrier terminal in Penang Island. All these news flow provide a strong indication that
various infrastructure projects will likely be carried out in Penang. We are positive on these
developments, as there should be spillover demand for property as a result of the positive
economic impact.

A pure affordable housing play in Penang Island

Ideal is a pure Penang affordable housing play. Three projects — One Foresta, Forestville
and i-Santorini — were injected a few years ago. |-Santorini was the first project brought
into Ideal. It is located at Tanjung Tokong, with a GDV of MYR925m, comprising 2,155
units of condominium priced below MYR400k each. The project is now 95% sold.
Meanwhile, both Forestville and One Foresta are located at Bayan Lepas. While the
former has 991 units, the latter has 1,343 units with a combined GDV of MYR1.04bn. The
take-up rate for both Forestville and One Foresta is at about 87%, and 93%, respectively.

The encouraging demand for these affordable condomiums was largely due to the pricing
as well as the location. For instance, Forestville and One Foresta are surrounded by a few
schools, and near the Bayan Lepas Free Industrial Zone and Penang International Airport.
We also understand that some of these units are also open to the public as the state
government now allows 40% (vs 30% last year) of the affordable housing units in any
particular project to be sold in the open market (10-20% higher, depending on location).
Given the flexibility, affordable housing developers such as Ideal are able to capture a
larger pool of buyers for their projects. At the same time, the flexibility will also help to
absorb the supply of affordable units as many buyers — in Penang as well as across
Malaysia — still face difficulties in securing mortgage financing due to insufficient income
levels.

Requirements for the state’s affordable housing buyers. Purchasers of affordable
homes developed either by the Government or private developers must apply through the
state housing department. There are a few requirements that affordable home buyers
must fulfil, under the state’s affordable housing scheme. These include:

i. The applicant must be a Malaysian and age 21 years and above;

i. The applicant must be a registered voter in Penang;

See important disclosures at the end of this report R"H*
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ii. The applicant must be either be Penang-born or works in the state, has resided in the
state for at least five years from the date of application, or holds an undergraduate
degree or diploma with a minimum two years of working experience (under the Talent
& Skilled category);

iv. Total household income must not exceed MYR12,000 per month.

Figure 1: i-Santorini is at tail-end of construction Figure 2: Location map of Forestville
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Injection of new projects to sustain earnings growth

In April, the company completed its acquisition of three projects from Tan Sri Alex Ooi and
Puan Sri Joanne Phor for a total consideration of MYR191.47m + MYR161.62m. These
three projects are all located in the Sungai Ara/Bayan Lepas area, and carry a combined
GDV of MYR1.41bn. The consideration was satisfied via the issuance of 191.47m new
shares at MYR1.00 each (tranche 1) and 161.62m new shares at MYR1.00 each (tranche
2) to the vendor. Over the medium term, Ideal also intends to have a 30% private
placement exercise to raise about MYR160-200m, depending on the issue price, with an
estimated number of shares of 130-155m shares. Proceeds from the placement would
come in handy as working capital or for future acquisitions of new projects.

Unlike i-Santorini and One Foresta, these three new projects are largely mid-range
products, with average unit prices of MYR450,000-650,000 (or MYR500-600 psf),
depending on location. The Amarene project, priced at the higher end of the range, is
strategically located, as it is just minutes away from the Straits International School and
Penang International Airport. Imperial Grande, on the other hand, is located closer to
Jalan Paya Terubong. Therefore, the pricing is relatively cheaper compared to Amarene.
Currently, Imperial Grande and Amarene are already about 70%- and 40%-sold.

We understand that both Imperial Grande and Amarene and Mori have reached 10-15%
completion, while Imperial Ville is <10% completed. Given that the substructure and
ground works are almost completed, this means that earnings recognition from the billings
of the units sold will be immediate — and earnings growth would be sustainable over the
next 2-3 years.

Just yesterday, the company also added another project in Balik Pulau into its portfolio.
With a land area of 88.45 acres, GDV for the project is about MYR600m, as it comprises
320 units of condominiums, 360 units of low-cost apartments, 505 units of landed homes
(bungalows, semi-detached houses and terrace units), as well as 24 units of retail shops.

See important disclosures at the end of this report m‘
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Figure 3: Details of the three projects to be injected
Land size GDV GDC GDP % of stake Purchase consideration Development

New projects (sgm) (MYRm) (MYRm) (MYRm) acquisition (MYRm) components

Imperial Grande 18,635 499.8 337.8 162.0 100% 202.0 938 apartment units, shoplots/office units

Amarene & Mori 51,470 665.4 443.4 222.0 100% 117.9 890 condo units, shoplots/office units

Imperial Ville 19,148 246.5 153.8 92.7 100% 33.2 500 apartment units, landed houses

Total 1,411.7 935.0 476.7 353.1

Source: Bursa, Company

Figure 4: Location of the Amarene project
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Prime beneficiary of Penang state’s housing initiatives

Ideal is a clear winner under the Penang state government’s initiative to spur home
ownership and unwind supply glut. In early 2019, the State Housing, Town, Country
Planning and Local Government Committee chairman Jagdeep Singh Deo announced that
the developers of affordable housing are now allowed to sell 40% of the units in the open
market (vs 30% previously), at rates that are not bound by affordable housing pricing. 20%
of these can be sold to non-Penangites who are not registered voters (in Penang).

At the same time, the income eligibility threshold for affordable housing has also been
raised by MYR2,000 across the board. For a MYR150,000, MYR200,000 and
MYR300,000 unit, the household income limit is now MYR8,000 (from MYR6,000),
MYR10,000 (from MYR8,000) and MYR12,000 (from MYR10,000).

We applaud the state’s initiatives as we believe these would be effective to ease the
property overhang and boost the sale of mid to low-end housing in Penang. Half of Ideal’s
projects (including the newly injected projects) are in the low-mid end segment, and there
are not many Penang developers selling property products that are within this price range.
By allowing more units to be sold under the open market and raising the income limit, the
pool of qualified buyers is now much larger, and more Penangites and non-Penangites are
now eligible to purchase the affordable housing. Compared to other listed players such as
IIM (IIM MK, NEUTRAL, TP: MYR1.91) and Eastern & Oriental (EAST MK, NEUTRAL,
TP: MYRO0.89), Ideal certainly has a better niche in this segment.

Expect strong earnings growth in FY19-20

Over the last 4-5 years, Ideal’s earnings have seen significant turnaround. From a loss of
MYR2.1m in FY15, the company returned to the black with a net profit of MYR8.3m in
FY16, as the contribution from its heavy equipment and machinery segment was
overtaken by the property development business. Subsequently, earnings growth
accelerated further and FY18 was ended with a net profit of MYR52.5m.

See important disclosures at the end of this report
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We expect Ideal’'s FY19 earnings to hit around MYR63-65m. Although its unbilled sales
have depleted to MYR463m, this amount excludes the billings from the three new projects.
Hence, we are confident that the unbilled sales will be topped up again when the 2Q19
results are released.

As construction works progress, its gross margin stabilises at 26-28%, which is
comparable to its peers — considering that Ideal is only selling affordable or mid-range
property products. According to management, given the improvement in earnings, the
company may also announce a maiden dividend as a token to reward its shareholders,
possibly from FY19 or FY20 onwards. We therefore assume a 15-20% dividend payout
ratio for FY19-21F. This translates into a 2-3 sen DPS, suggesting a yield of around 2%.

Pipeline projects to sustain long-term earnings

We expect a few more mid-range housing projects to be injected into Ideal over the next
6-12 months, as One Foresta’s was completed in 1Q19. Currently, Tan Sri Alex Ooi has a
number property projects that are held privately, and some of them are affordable housing
developments in Sungai Ara, Bayan Lepas and other parts of Penang Island that could
possibly be injected. We understand that the combined GDV of these projects could be
worth MYR1-2bn — which potentially doubles the current total GDV in the portfolio. Ideal
will remain as an affordable housing developer in Penang.

Potential beneficiary of the southern reclamation project

Tan Sri Alex Ooi has a strong network in Penang. He has been involved in the property
development business since 2002, and his privately-held Ideal Property Group has
completed various projects in Penang island, including Ideal Regency, 1-World, Terrace
Plus, The Palazzia etc — mainly in the Sungai Ara/Bayan Lepas area. In recent years,
Ideal Property Group has also supported the Penang State Government’s initiative to
provide affordable housing to Penangites — as such, its projects cover all segments of the
property market.

Apart from property development in Penang, Tan Sri Alex Ooi is also establishing the
company’s foothold in construction, as Ideal Property Development SB holds a 20% stake
in SRS Consortium, the PDP for the Penang Transport Masterplan (PTMP) project. We
understand that the total project cost for LRT, Pan Island Link 1 and Penang South
Reclamation (PSR) would amount to MYR32bn. As such, a 5-6% PDP fee would mean
MYR1.6-1.92bn for a period of seven years to the consortium partners.

Just last week, the media reported that the State Government has secured approval for
the environmental impact assessment (EIA) report of the Penang South Reclamation
(PSR) scheme, which involves the reclamation of three man-made islands (about 1,800 ha
in total). According to Chief Minister Chow Kon Yeow, the state will have to comply with
the 72 conditions imposed by the Department of Environment. A detailed design will be
worked on, before tenders are called in 1H20.

Although the PDP role belongs to the founder’s private company, we think Ideal could
potentially benefit in the future as it opens up opportunities to have JV projects on the land
parcels that will be reclaimed in the southern tip of Penang Island.

Construction business may be the next angle

Apart from property development, we believe Ideal may further explore the construction
business, given its strong foothold in Penang. According to some media reports, in early
April, six companies (including two from China) were said to be interested to be part of the
MYR1.2bn expansion project for Penang International Airport. Ideal is one of the local
companies that expressed interest in participation.

As such, given Tan Sri Alex Ooi’'s personal exposure to the PTMP, we think Ideal could
get involved in other infrastructure development works in the pipeline. We would not be
surprised if construction becomes a new stream of business for the company in the near
future — which could be another share price catalyst.

See important disclosures at the end of this report
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Valuation

Our indicative fair value for Ideal is around MYR1.60, based on a 10% discount to RNAV.
Although the 10% discount to RNAV seems to be low when compared with the other
property stocks under our coverage, we note that Ideal’s earnings growth and ROEs are
amongst the highest, with more promising growth prospects as highlighted above. Its
potential participation in the construction segment is also a wild card.

In our valuations, we have not taken into account the proposed placement exercise as it
should be carried out in tandem with the injection of new projects in our view. The stock is
currently trading at about 8.6x FY20 P/E (7.8x ex-cash).

Figure 5: RNAV estimate

Projects Unbilled sales & Effective stake
remaining unsold GDV (MYRm)

I-Santorini 354 50.0%

One Foresta 184 50.5%

Forestville 291 50.5%

Imperial Grande 500 100.0%

Amarene & Mori 665 100.0%

Imperial Ville 247 100.0%

Balik Pulau 600 100.0%

Subtotal

NTA

Proceeds from warrants conversion

Total RNAV

Share capital (incl. consideration shares)
No. of warrants

Enlarged share cap

RNAV per share

Discount to RNAV

Fair value

Net surplus @ 9%
(MYRm)

37.31
19.56
29.77
75.91
103.53
35.94
63.59

365.60
499.30
55.23
920.13
463.56
55.23
518.79
1.77
10%

1.60

Source: Company

Figure 6: Sector peer comparison

FYE Price Target Mkt Cap P/E (x) EPS Growth (%) P/BV (x) P/CF(x) ROE (%) DY (%) Discount to Rec
(MYR/s) (MYR/s) (MYRm) FY19F FY20F FY19F FY20F FY19F FY19F FY19F FYI19F RNAV

Sunway Dec 168 186 8,186 13.3 119 5.4 116 10 19.5 7.1 4.5 -36% Buy
101 Prop Jun 137 176 7,543 10.4 9.9 24.4 53 0.4 10.9 3.9 4.4 -69% Buy
UEM Sunrise Dec 0.83 114 3,743 12.3 16.5 8.8 (25.6) 0.5 18.2 4.2 0.0 -71% Buy
Matrix® Mar 193 2.42 1519 6.6 6.2 6.3 55 10 4.9 16.7 6.7 -40% Buy
Tambun Indah Dec 0.78 0.90 338 7.7 6.9 (20.0) 10.5 0.5 24.0 7.2 5.8 -70% Buy
Hua Yang” Mar 0.41 0.40 144 2.3 10.3 (537.2) 18.6 0.2 4.1 2.0 0.0 -85% Neutral
SP Setia Dec 2.13 2.28 8,589 19.8 16.6 315 19.6 0.6 66.0 3.0 4.2 -63% Neutral
Sime Darby Property Dec 100 113 6,801 20.9 20.8 0.9 0.8 0.7 10.8 5.3 2.5 -60% Neutral
UOA Dev Dec 2.30 2.35 4,241 13.7 13.0 (18.1) 4.7 0.9 7.7 6.8 5.7 -36% Neutral
Mah Sing Dec 0.91 100 2,209 10.2 10.7 (20.4) 4.2) 0.6 4.4 6.2 4.4 -59% Neutral
E&O" Mar 0.81 0.89 1160 4.7 18.3 (45.7) (19.7) 0.6 4.9 4.4 2.5 -73% Neutral
Sector Avg 13.2 12.6 1.9 4.9
Note:~FY19-20 valuations referto those of FY20-21
Source: RHB
See important disclosures at the end of this report 6 Iﬂlﬂ*
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Buy: Share price may exceed 10% over the next 12 months
Trading Buy: Share price may exceed 15% over the next 3 months, however
longer-term outlook remains uncertain

Neutral: Share price may fall within the range of +/- 10% over the next
12 months

Take Profit: ~ Target price has been attained. Look to accumulate at lower levels

Sell: Share price may fall by more than 10% over the next 12 months

Not Rated: Stock is not within regular research coverage
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laws and regulations of the jurisdiction in which it is located or other applicable laws
and (ii) acknowledges and agrees to be bound by the limitations contained herein.
Any failure to comply with these limitations may constitute a violation of applicable
laws.
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are RHB'’s present opinions only and are subject to change without prior notice. RHB
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subjective judgments contained in this report are based on assumptions considered
to be reasonable and must not be construed as a representation that the matters
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report is general information intended for recipients who understand the risks of
investing in financial instruments. This report does not take into account whether an
investment or course of action and any associated risks are suitable for the recipient.
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own financial, business, legal, tax and other advice regarding the appropriateness of
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statements that an event or result “may”, “will” or “might” occur or be achieved and

other similar expressions. Such forward-looking statements are based on
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statements. RHB expressly disclaims any obligation to update or revise any forward-
looking statements, whether as a result of new information, future events or
circumstances after the date of this publication or to reflect the occurrence of
unanticipated events.

The use of any website to access this report electronically is done at the recipient's own
risk, and it is the recipient’s sole responsibility to take precautions to ensure that it is free
from viruses or other items of a destructive nature. This report may also provide the
addresses of, or contain hyperlinks to, websites. RHB takes no responsibility for the
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convenience. The information and the content of the linked site do not in any way form
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This report may contain information obtained from third parties. Third party content
providers do not guarantee the accuracy, completeness, timeliness or availability of any
information and are not responsible for any errors or omissions (negligent or otherwise),
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report and were prepared independently and autonomously. The research analysts
that authored this report are precluded by RHB in all circumstances from trading in
the securities or other financial instruments referenced in the report, or from having
an interest in the company(ies) that they cover.

The contents of this report is strictly confidential and may not be copied, reproduced,
published, distributed, transmitted or passed, in whole or in part, to any other person
without the prior express written consent of RHB and/or its affiliates. This report has
been delivered to RHB and its affiliates’ clients for information purposes only and
upon the express understanding that such parties will use it only for the purposes set
forth above. By electing to view or accepting a copy of this report, the recipients have
agreed that they will not print, copy, videotape, record, hyperlink, download, or
otherwise attempt to reproduce or re-transmit (in any form including hard copy or
electronic distribution format) the contents of this report. RHB and/or its affiliates
accepts no liability whatsoever for the actions of third parties in this respect.

The contents of this report are subject to copyright. Please refer to Restrictions on
Distribution below for information regarding the distributors of this report. Recipients
must not reproduce or disseminate any content or findings of this report without the
express permission of RHB and the distributors.

The securities mentioned in this publication may not be eligible for sale in some
states or countries or certain categories of investors. The recipient of this report
should have regard to the laws of the recipient's place of domicile when
contemplating transactions in the securities or other financial instruments referred to
herein. The securities discussed in this report may not have been registered in such
jurisdiction. Without prejudice to the foregoing, the recipient is to note that additional
disclaimers, warnings or qualifications may apply based on geographical location of
the person or entity receiving this report.

The term “RHB” shall denote, where appropriate, the relevant entity distributing or
disseminating the report in the particular jurisdiction referenced below, or, in every
other case, RHB Investment Bank Berhad and its affiliates, subsidiaries and related
companies.

RESTRICTIONS ON DISTRIBUTION

Malaysia

This report is issued and distributed in Malaysia by RHB Investment Bank Berhad
(“RHBIB”). The views and opinions in this report are our own as of the date hereof
and is subject to change. If the Financial Services and Markets Act of the United
Kingdom or the rules of the Financial Conduct Authority apply to a recipient, our
obligations owed to such recipient therein are unaffected. RHBIB has no obligation to
update its opinion or the information in this report.

Thailand

This report is issued and distributed in the Kingdom of Thailand by RHB Securities
(Thailand) PCL, a licensed securities company that is authorised by the Ministry of
Finance, regulated by the Securities and Exchange Commission of Thailand and is a
member of the Stock Exchange of Thailand. The Thai Institute of Directors Association
has disclosed the Corporate Governance Report of Thai Listed Companies made
pursuant to the policy of the Securities and Exchange Commission of Thailand. RHB
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Securities (Thailand) PCL does not endorse, confirm nor certify the result of the
Corporate Governance Report of Thai Listed Companies.

Indonesia

This report is issued and distributed in Indonesia by PT RHB Sekuritas Indonesia.
This research does not constitute an offering document and it should not be
construed as an offer of securities in Indonesia. Any securities offered or sold,
directly or indirectly, in Indonesia or to any Indonesian citizen or corporation
(wherever located) or to any Indonesian resident in a manner which constitutes a
public offering under Indonesian laws and regulations must comply with the
prevailing Indonesian laws and regulations.

Singapore

This report is issued and distributed in Singapore by RHB Securities Singapore Pte
Ltd which is a holder of a capital markets services licence and an exempt financial
adviser regulated by the Monetary Authority of Singapore. RHB Securities Singapore
Pte Ltd may distribute reports produced by its respective foreign entities, affiliates or
other foreign research houses pursuant to an arrangement under Regulation 32C of
the Financial Advisers Regulations. Where the report is distributed in Singapore to a
person who is not an Accredited Investor, Expert Investor or an Institutional Investor,
RHB Securities Singapore Pte Ltd accepts legal responsibility for the contents of the
report to such persons only to the extent required by law. Singapore recipients
should contact RHB Securities Singapore Pte Ltd in respect of any matter arising
from or in connection with the report.

Hong Kong

This report is issued and distributed in Hong Kong by RHB Securities Hong Kong
Limited (BL3E{6% 35 45 R /A 5]) (CE No.: ADU220) (“RHBSHK”) which is licensed in
Hong Kong by the Securities and Futures Commission for Type 1 (dealing in
securities) and Type 4 (advising on securities) regulated activities. Any investors
wishing to purchase or otherwise deal in the securities covered in this report should
contact RHBSHK. RHBSHK is a wholly owned subsidiary of RHB Hong Kong
Limited; for the purposes of disclosure under the Hong Kong jurisdiction herein,
please note that RHB Hong Kong Limited with its affiliates (including but not limited
to RHBSHK) will collectively be referred to as “RHBHK.” RHBHK conducts a full-
service, integrated investment banking, asset management, and brokerage business.
RHBHK does and seeks to do business with companies covered in its research
reports. As a result, investors should be aware that the firm may have a conflict of
interest that could affect the objectivity of this research report. Investors should
consider this report as only a single factor in making their investment decision.
Importantly, please see the company-specific regulatory disclosures below for
compliance with specific rules and regulations under the Hong Kong jurisdiction.
Other than company-specific disclosures relating to RHBHK, this research report is
based on current public information that we consider reliable, but we do not
represent it is accurate or complete, and it should not be relied on as such.

United States

This report was prepared by RHB and is being distributed solely and directly to
“major” U.S. institutional investors as defined under, and pursuant to, the
requirements of Rule 15a-6 under the U.S. Securities and Exchange Act of 1934, as
amended (the “Exchange Act”). Accordingly, access to this report via Bursa
Marketplace or any other Electronic Services Provider is not intended for any party
other than “major” US institutional investors, nor shall be deemed as solicitation by
RHB in any manner. RHB is not registered as a broker-dealer in the United States
and does not offer brokerage services to U.S. persons. Any order for the purchase
or sale of the securities discussed herein that are listed on Bursa Malaysia Securities
Berhad must be placed with and through Auerbach Grayson (“AG”). Any order for the
purchase or sale of all other securities discussed herein must be placed with and
through such other registered U.S. broker-dealer as appointed by RHB from time to
time as required by the Exchange Act Rule 15a-6. This report is confidential and not
intended for distribution to, or use by, persons other than the recipient and its
employees, agents and advisors, as applicable. Additionally, where research is
distributed via Electronic Service Provider, the analysts whose names appear in this
report are not registered or qualified as research analysts in the United States and
are not associated persons of Auerbach Grayson AG or such other registered U.S.
broker-dealer as appointed by RHB from time to time and therefore may not be
subject to any applicable restrictions under Financial Industry Regulatory Authority
(“FINRA”) rules on communications with a subject company, public appearances and
personal trading. Investing in any non-U.S. securities or related financial instruments
discussed in this research report may present certain risks. The securities of non-
U.S. issuers may not be registered with, or be subject to the regulations of, the U.S.
Securities and Exchange Commission. Information on non-U.S. securities or related
financial instruments may be limited. Foreign companies may not be subject to audit
and reporting standards and regulatory requirements comparable to those in the
United States. The financial instruments discussed in this report may not be suitable
for all investors. Transactions in foreign markets may be subject to regulations that
differ from or offer less protection than those in the United States.

DISCLOSURE OF CONFLICTS OF INTEREST

RHB Investment Bank Berhad, its subsidiaries (including its regional offices) and
associated companies, (‘RHBIB Group”) form a diversified financial group,
undertaking various investment banking activities which include, amongst others,
underwriting, securities trading, market making and corporate finance advisory.

As a result of the same, in the ordinary course of its business, any member of the
RHBIB Group, may, from time to time, have business relationships with or hold

positions in the securities (including capital market products) or perform and/or solicit
investment, advisory or other services from any of the subject company(ies) covered
in this research report.

While the RHBIB Group will ensure that there are sufficient information barriers and
internal controls in place where necessary, to prevent/manage any conflicts of
interest to ensure the independence of this report, investors should also be aware
that such conflict of interest may exist in view of the investment banking activities
undertaken by the RHBIB Group as mentioned above and should exercise their own
judgement before making any investment decisions.

Malaysia

Save as disclosed in the following link (RHB Research conflict disclosures — July

2019) and to the best of our knowledge, RHBIB hereby declares that:

1. RHBIB does not have a financial interest in the securities or other capital
market products of the subject company(ies) covered in this report.

2. RHBIB is not a market maker in the securities or capital market products of the
subject company(ies) covered in this report.

3. None of RHBIB’s staff or associated person serve as a director or board
member* of the subject company(ies) covered in this report
*For the avoidance of doubt, the confirmation is only limited to the staff of
research department

4. Save as disclosed below, RHBIB did not receive compensation for investment
banking or corporate finance services from the subject company in the past 12
months.

5. RHBIB did not receive compensation or benefit (including gift and special cost
arrangement e.g. company/issuer-sponsored and paid trip) in relation to the
production of this report.

Thailand

RHB Securities (Thailand) PCL and/or its directors, officers, associates, connected
parties and/or employees, may have, or have had, interests and/or commitments in
the securities in subject company(ies) mentioned in this report or any securities
related thereto. Further, RHB Securities (Thailand) PCL may have, or have had,
business relationships with the subject company(ies) mentioned in this report. As a
result, investors should exercise their own judgment carefully before making any
investment decisions.

Indonesia

PT RHB Sekuritas Indonesia is not affiliated with the subject company(ies) covered

in this report both directly or indirectly as per the definitions of affiliation above.

Pursuant to the Capital Market Law (Law Number 8 Year 1995) and the supporting

regulations thereof, what constitutes as affiliated parties are as follows:

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

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

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

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

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

6.  Affiliation between the Company and the main Shareholders.

PT RHB Sekuritas Indonesia is not an insider as defined in the Capital Market Law
and the information contained in this report is not considered as insider information
prohibited by law. Insider means:

a. acommissioner, director or employee of an Issuer or Public Company;

b.  asubstantial shareholder of an Issuer or Public Company;

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

d.  anindividual who within the last six months was a Person defined in letters a, b
or ¢, above.

Singapore

Save as disclosed in the following link (RHB Research conflict disclosures — July

2019) and to the best of our knowledge, RHB Securities Singapore Pte Ltd hereby

declares that:

1. RHB Securities Singapore Pte Ltd, its subsidiaries and/or associated
companies do not make a market in any issuer covered in this report.

2. RHB Securities Singapore Pte Ltd, its subsidiaries and/or its associated
companies and its analysts do not have a financial interest (including a
shareholding of 1% or more) in the issuer covered in this report.

3. RHB Securities, its staff or connected persons do not serve on the board or
trustee positions of the issuer covered in this report.

4. RHB Securities Singapore Pte Ltd, its subsidiaries and/or its associated
companies do not have and have not within the last 12 months had any
corporate finance advisory relationship with the issuer covered in this report or
any other relationship that may create a potential conflict of interest.

5. RHB Securities Singapore Pte Ltd, or person associated or connected to it do
not have any interest in the acquisition or disposal of, the securities, specified
securities based derivatives contracts or units in a collective investment
scheme covered in this report.

6. RHB Securities Singapore Pte Ltd and its analysts do not receive any
compensation or benefit in connection with the production of this research
report or recommendation.
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https://research.rhbtradesmart.com/attachments/13/rhb-report-rhbib-and-rhbs-conflict-of-interest-disclosures-july-2019-200844420055833065d1ef80b926e1.pdf
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Hong Kong
The following disclosures relate to relationships between RHBHK and companies
covered by Research Department of RHBSHK and referred to in this research report:

RHBSHK hereby certifies that no part of RHBSHK analyst compensation was, is or
will be, directly or indirectly, related to the specific recommendations or views
expressed in this research report.

RHBHK had an investment banking services client relationships during the past 12
months with: -.

RHBHK has received compensation for investment banking services, during the past
12 months from: -.

RHBHK managed/co-managed public offerings, in the past 12 months for: -.

On a principal basis. RHBHK has a position of over 1% market capitalization of: -.

Additionally, please note the following:

Ownership and material conflicts of interest: RHBSHK policy prohibits its
analysts and associates reporting to analysts from owning securities of any company
covered by the analyst.

Analyst as officer or director: RHBSHK policy prohibits its analysts, and
associates reporting to analysts from serving as an officer, director, advisory board
member or employee of any company covered by the analyst.

RHBHK salespeople, traders, and other non-research professionals may provide oral

or written market commentary or trading strategies to RHB clients that reflect
opinions that are contrary to the opinions expressed in this research report.

RHB®

KUALA LUMPUR JAKARTA
RHB Investment Bank Bhd PT RHB Sekuritas Indonesia

Level 3A, Tower One, RHB Centre Wisma Mulia, 20th Floor

Jalan Tun Razak JI. Jenderal Gatot Subroto No. 42

Kuala Lumpur 50400 Jakarta 12710

Malaysia Indonesia

Tel : +603 9280 8888 Tel : +6221 2783 0888

Fax : +603 9200 2216 Fax :+6221 2783 0777

HONG KONG BANGKOK

RHB Securities Hong Kong Ltd. RHB Securities (Thailand) PCL

12" Floor, World-Wide House 10th Floor, Sathorn Square Office Tower
19 Des Voeux Road 98, North Sathorn Road, Silom

Central Bangrak, Bangkok 10500

Hong Kong Thailand

Tel : +852 2525 1118 Tel: +66 2088 9999

Fax : +852 2810 0908 Fax :+66 2088 9799

SINGAPORE

RHB Securities Singapore
Pte Ltd.

10 Collyer Quay

#09-08 Ocean Financial Centre
Singapore 049315

Tel : +65 6533 1818

Fax : +65 6532 6211
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