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Yong Tai Bhd

All Set To Make An Impression

We project a multi-fold rise in net profit as Yong Tai’s business focus
switches to property development. This would be underpinned by the
Impression City project, which would see a potential total GDV rise to
MYR6.1bn from MYR164m currently. This ought to keep the group busy
for the next 8-10 years. Impression Melaka offers a further upside to both
earnings and valuations. We estimate a valuation range of MYR1.03-1.18.

Taking the next leap. In line with the group’s overall expansion plan into the
property sector, Yong Tai has announced several proposals, key of which are:

i. MYR37m acquisition of a 17 acre land plot in Melaka (Impression Land)
for the development of a theatre to produce the Impression Melaka as
well as the acquisition of PTS Impression (to hold a 30-year license to
stage the show) for MYR3m;

i. A joint venture (JV) agreement for the development of 100 acres of land
adjacent to the Impression Land;

iii. A fund-raising exercise to raise >MYR300m.
The proposals are expected to be completed/take effect by IHFY17 (Jun).

Impression Melaka - first of its kind outside China. Impression Melaka is a
live cinematography show that utilises the latest light and sound technologies,
modern art concepts and cultural performers. This is to be the first live large-
scale Impression Series outside of China and is one of the “entry point project”
within the National Key Economic Area (NKEA) initiative for the tourism sector.
The performing arts centre is estimated to cost c.MYR300m, with completion
targeted for end-2017. Management expects Impression Melaka to contribute
MYR50m-60m pa in bottomline thereafter.

Impression City to contribute MYR5.4bn to total GDV. Concurrent with the
construction of the theatre for Impression Melaka, Yong Tai is to develop the
land adjacent to it (the development collectively known as Impression City). The
mixed development project includes residential, commercial and retail units.
The total GDV over an 8-10 year period is estimated to be c.MYR5.4bn.
Management believes the Impression Melaka project would spur the growth of
tourism and related industries such as real estate, hotels and eateries, ie
catalysts for Impression City.

Forecasts. We project for Yong Tai to turn around and post a net profit of
MYR14m in FY17, accelerating to MYR64m in FY18. This is underpinned by
the progress of its property projects. Our forecasts do not factor in the
contribution from Impression Melaka, which we have pushed to FY19.

Investment case. We derive an indicative valuation estimate range of
MYR1.03-1.18 (fully diluted) based on SOP. The low end of our valuation range
excludes Impression Melaka while, for its property development business, we
have ascribed a 40% discount to its RNAV. The top end of our valuation range
incorporates the show, where we estimate the business to be worth MYR107m
based on DCF. We see upside to our valuation for Impression Melaka as
execution risks ease. Our indicative valuation estimate range implies an FY18F
P/E of 7-8x (10.6-12x, fully diluted).

Forecasts and Valuations Jun-14 Jun-15 Jun-16F Jun-17F Jun-18F
Total turnover (MYRm) 48 97 56 203 661
Reported net profit (MYRm) (5.7) 9.2 0.2) 14.3 63.8
Recurring net profit (MYRm) (1.6) 3.3 0.2) 14.3 63.8
Recurring net profit growth (%) (75.1) na (105.9) na 346.4
Recurring EPS (MYR) (0.03) 0.03 (0.00) 0.05 0.15
Recurring P/E (x) na 26.3 na 17.6 5.8
P/B (x) 2.51 1.61 1.61 1.19 0.98
Return on average equity (%) (29.5) 18.5 0.2) 7.2 18.6
Return on average assets (%) (8.0) 8.2 0.2) 4.1 7.8
Net debt to equity (%) 153.5 (28.2) (22.5) (24.3) 54.4
Our vs consensus EPS (adjusted) (%) 0.0 0.0 0.0
Source: Company data, RHB

See important disclosures at the end of this report 1

Powered by the EFA Platform @

Malaysia Not Rated Note

Property | Real Estate

Not Rated
Target Price: NA
Price: MYRO0.85
Market Cap: USD34.6m
Bloomberg Ticker: YTB MK
Share Data
Avg Daily Turnover (MYR/USD) 1.91m/0.47m
52-wk Price low/high (MYR) 0.45-0.85
Free Float (%) 81
Shares outstanding (m) 160
Estimated Return NA
Shareholders (%)
Boo Kuang Loon 9.4
Dato' Sri Lee Ee Hoe 9.2
Share Performance (%)
YTD 1m 3m 6m 12m
Absolute 13.4 5.6 9.7 45.7 23.0
Relative 11.3 3.4 3.6 44.8 29.1

Source: Bloomberg

Yong Tai Bhd (YTB MK)

= === Relative to FTSE Bursa Malaysia KLC! Index (RHS)

Price Close

Vol m

15

w0

Apr-15
Jun
Aug-1

Source: Bloomberg

Jan-13 Jan-14

Source: Bloomberg

Analyst
David Chong, CFA
+603 9207 7618

___________________ ]L....Iui'.m.|||I“||||thi|j|||||i|i||.|ml

Jan-15

Oct-1
Dec-1
Feb-1f

Core rolling P/E (x)

Jan-16 Jan-17

david.chong@rhbgroup.com

Jn.WINLH.\I...@.....\uu......‘|.JQ§......_J.1“1|L|J.J

144
130
116
102
88

RHB &


http://www.efa.biz/
mailto:david.chong@rhbgroup.com

Financial Exhibits

Profit & Loss (MYRm) Jun-14 Jun-15 Jun-16F Jun-17F Jun-18F  Cash flow (MYRm) Jun-14 Jun-15 Jun-16F Jun-17F Jun-18F
Total turnover 48 97 56 203 661  Operating profit ©) 2 8 32 108
Cost of sales (32) (73) (36) (145) (474)  Depreciation & amortisation 2 2 1 1 1
Gross profit 16 24 20 58 187  Change in working capital 3 18 4) (296) (474)
Gen & admin expenses 2 (&) 3) (16) (54) Operating cash flow 4 21 5 (263) (365)
Selling expenses 11) 12) ©) (6) (22)  Interest paid 2 (&) 1) 1) (12)
Other operating costs ®3) 8) 4) 4 (4) Tax paid ©) 1) - 8) (23)
Operating profit ©) 2 8 32 108  Cash flow from operations 2 18 4 (272) (400)
EBITDA 1 4 9 33 109  Capex 1) (6N} @ @ @
Depreciation of fixed assets 2 2 1) 1) (1)  Other investing cash flow 1) (38) - - -
Operating profit ©) 2 8 32 108  Cash flow from investing activities 2 (39) 2 (&) )
Net income from investments - - ®) (10) (10)  Proceeds from issue of shares - 61 - 220 -
Other recurring income 1 4 1 1 1 Increase in debt 2 6) ) - 315
Interest expense ) ) @) )] (12)  Other financing cash flow - ©) o] 160 -
Other non-recurring income 4) 7 - - - Cash flow from financing activities 2 54 9 380 315
Pre-tax profit 6) 11 ©) 22 87  Cash at beginning of period 1 1 43 29 126
Taxation ©) 1) - 8) (23)  Total cash generated 2 34 @) 106 87)
Minority interests 0 - - - - Implied cash at end of period 3 35 36 135 39
Reported net profit ©) 9 ©) 14 64 Source: Company data, RHB
Recurring net profit (&) 3 ©) 14 64
Source: Company data, RHB
Balance Sheet (MYRm) Jun-14 Jun-15 Jun-16F Jun-17F Jun-18F
Total cash and equivalents 1 43 29 126 30
Key Ratios Jun-14 Jun-15 Jun-16F Jun-17F Jun-18F  Inventories 18 7 6 119 390
Revenue growth (%) (28.0) 100.1 (42.3) 262.1 226.3  Accounts receivable 19 9 5 83 272
Operating profit growth (%) (94.7) 0.0 288.2 305.2 240.5  Other current assets 4 33 33 33 33
Recurring net profit growth (%) (75.1) 0.0 (105.9) 0.0 346.4  Total current assets 42 92 74 362 725
Recurrent EPS growth (%) (75.1) 0.0 (103.8) 0.0 205.5  Total investments 12 47 35 185 335
Gross margin (%) 33.2 24.5 35.9 28.6 28.3  Tangible fixed assets 17 16 16 17 18
Operating EBITDA margin (%) 2.6 3.6 16.5 16.3 16.5  Total non-current assets 29 63 51 202 353
Operating margin (%) 0.7) 2.1 14.0 15.6 16.3 Total assets 71 155 125 564 1,078
Recurring net profit margin (%) 3.3) 3.4 (0.4) 7.0 9.6  Short-term debt 17 17 5 5 320
Return on average assets (%) (8.0 8.2 0.2) 4.1 7.8 Accounts payable 13 36 15 59 195
Return on average equity (%) (29.5) 18.5 0.2) 7.2 18.6  Other current liabilities 18 16 16 16 16
Net debt to equity (%) 153.5 (28.2) (22.5) (24.3) 54.4  Total current liabilities 47 68 36 81 531
Interest cover (x) (0.2) 0.9 7.8 45.2 9.2  Total long-term debt 8 2 5 5 5
Capex/Free cash flow (%) 75.4 57 48.2 0.7) (0.5)  Total non-current liabilities 8 2 5 5 5
BVPS (MYR) 0.34 0.53 0.52 0.71 0.86 Total liabilities 55 71 41 86 536
Free cash flow per share (MYR) 0.01 0.16 0.01 (0.92) (0.92)  Share capital 40 80 80 218 218
Source: Company data, RHB Retained earnings resene (26) 4 (5) 10 73
Other resenes 2 8 8 83 83
Shareholders' equity 16 84 84 310 374
Other equity - - - 168 168
Total equity 16 84 84 478 542
Total liabilities & equity 71 155 125 564 1,078

Source: Company data, RHB
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Banking On Property

Background

Established in 1971, Yong Tai was a garment manufacturer whose businesses include the
manufacturing and dyeing of fabrics, as well as trading and retailing of textile and garment
products and related fashion accessories. However, the operating environment has turned
increasingly challenging and since FY06, Yong Tai has generally been incurring annual
losses.

In 2014, the group decided to embark on its diversification plan into property development.
Its maiden project was a JV with Melaka-based PTS Properties SB to build a 29-storey
luxury condominium hotel known as The Pines, which was fully sold. The Pines is located
at the gateway of Melaka City’s town centre at Jalan Tun Sri Lanang and within close
distance to the main tourist attractions and heritage spots.

Currently, the group is developing its second project with PTS Properties, The Apple. This
encompasses a 16-storey four-star hotel (managed by The Courtyard by Marriott) and a
32-storey service apartment in Melaka. With a total GDV of MYR234m, The Apple would
incorporate the first dual-key system small office/lhome office (SOHO) in the state and is
expected to be completed by end-2017.

Mr Wong Liew Lin, the founder of Yong Tai, stepped down from his position as managing
director back in March. Mr Boo Kuang Loon is currently the key management person. He
was appointed to the Board as an Executive Director in Oct 2015 and subsequently, re-
designated as CEO on 12 Apr 2016. Mr Boo has a vast exposure in the property sector,
having served in various property companies such as Malton (MALT MK, NR) and Jaya 33
Sdn Bhd. Subsequently, he established the PTS Properties group of companies in 2007.
At present, Mr Boo is the largest shareholder of Yong Tai, with a 9.4% stake.

The proposals

The group took another step further towards its ambition to become a major property
developer with the announcement of several memorandums of understanding (MOUs) and
proposals since Aug 2015. The key MOUs and proposals are:

i. The acquisition of the entire equity interest in PTS Impression SB (PTSI) for
MYR3m in cash, as well as the proposed capitalisation of MYR44m owed by PTSI
to its creditors via the issuance of 54.8m new Yong Tai shares (issued at MYRO0.80
per share). PTSI had secured a license in 2013 from China’s Impression Wonders
Art Development to produce and stage a live scale tourism stage performance
known as Impression Melaka for a 30-year period;

ii. Proposed acquisition of 17 acres of seafront land (Impression Land) located in
Melaka for MYR37m. In Oct 2015, IVPS Property Consultant SB has appraised the
land as having a market value of MYR39m. Impression Land is meant for the
development of a theatre to stage Impression Melaka;

iii. Proposed JV agreement with Admiral City SB for the master development of 100
acres of leasehold land located adjacent to Impression Land;

iv. Two separate MOUs for the acquisition of two parcels of freehold land each located
in Puchong (Selangor) and Johor Bahru (Johor);

v. Proposed special issue for the subscription by Impression Culture Asia Ltd
(Impression Culture) of 150m new Yong Tai shares at an issue price of MYR0.80
per share and 200m new irredeemable convertible preference shares (ICPS) at an
issue price of MYRO0.80. In total, the company is likely to raise MYR280m from the
special issue;

vi. Proposed placement of up to 70m new Yong Tai shares;

vii. Proposed 1:10 bonus issue of ICPS to existing Yong Tai shareholders.

See important disclosures at the end of this report 3 RHB‘
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Impression Melaka — first of its kind outside China

Established in 1998, the Impression Series in China was co-founded by Ms Wang
Chaowei, Mr Fan Yue and Mr Zhang Yimou — the trio behind the opening and closing
ceremonies of the Beijing Olympic Games in 2008. This series is a new concept of
performing arts, where the natural environment of real mountains, water and life is weaved
in as its backdrop. Local culture and customs are also incorporated into the performance,
along with lights, shadow and dance to complement the show. Impression Melaka would
be the brand’s 10" series and the first Impression Series outside of China. It would be
staged indoors, integrating Melaka’s history and modern day culture with characteristic
music, while presenting lights, shadows, dance and fine arts. Impression Melaka has
received endorsement of the Ministry of Tourism and Culture Malaysia as one of the “entry
point projects” within the tourism sector's NKEA.

As mentioned above, Impression Melaka would be performed indoors in a theatre with a
360-degree revolving seating platform for 2,000 people. The show is expected to include a
cast of 400-500 employees and local performers. The theatre is estimated to cost
MYR300m (inclusive of land costs) and is expected to be completed by end-2017.

Management expects the project to attract 1.1m people from the 15m tourists expected to
visit Melaka annually (implies ¢.75% utilisation, assuming two daily shows). Yong Tai
targets tourists from China to account for 40% of the visitors. This is followed by:

i. South-East Asia (30%);
ii. Other parts of Asia (eg Hong Kong, Taiwan and Japan) (20%);
iii. The US, Europe and the Middle East accounting for the remaining 10%.

While it is still early days, management has guided for ticket prices to average between
MYR120 and MYR130. We note this would be cheaper relative to ticket prices of the
series in China. For instance, ticket prices for Impression Liu Sanjie are in the range of
CNY198-580 (MYR120-360). Main operating costs are royalty fees, personnel, as well as
utilities and maintenance.

See important disclosures at the end of this report A R”B‘
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Yong Tai would enjoy investment tax allowances, giving rise to tax-free profits for the first
five years. Management estimates a profit contribution of MYR50m-60m pa from 2018.

Figure 2: Artist impression of the theatre for Impression Melaka

Source: Company

Impression City —riding on the pulling power of Impression Melaka

Yong Tai believes Impression Melaka would help spur the growth of tourism and related
industries such as real estate, hotels, eateries, transportation and arts education in the
state. Thus, concurrent with the construction of the theatre, Yong Tai intends to develop
100 acres of land adjacent to the Impression Land. This development is collectively known
as Impression City. Phase 1 of the project would include retail shops, a cultural village, a
do-it-yourself (DIY) workshop, an orchard farm and a resort. The second and third phases
are likely to unveil the development of commercial lots and high-rise residential units.
Phase 4, meanwhile, would focus on building a public institution. This is followed by a one-
of-a-kind, eco-friendly retirement village. More residential homes are to be built to
complete the final phase of Impression City. Overall, the master development is expected
to take place over a period of 8-10 years and give rise to an estimated GDV of MYR5.4bn,
with a gross development cost of MYR3.8bn. Such costs includes Admiral City's
entitlement to the JV (21% of GDV).

Figure 3: Mix development components of Impression City

Phase 1 Impression Melaka, retail, DIY factory, cultural village, orchard farm and resort
Phases 2 and 3 Commercial and residential high-rise units

Phase 4 Public institution

Phase 5 Eco/retirement village

Phase 6 Residential

Source: Company
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Figure 4: Layout for Impression City
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Other projects

Apart from The Apple and its Impression City projects, Yong Tai has also entered into two
separate MOUs for the acquisition of two parcels of freehold land each located in Puchong
(Selangor) and Johor Bahru (Johor). The land in Puchong measures 1.5 acres in total and
Yong Tai is eyeing a mixed development project involving one tower block of small
office/versatile office (SOVO) units, one hotel tower, and a common podium housing
offices and commercial retail units. The total GDV for the project is expected to be
MYR173m (excluding the hotel block). As for the Johor land, this is approximately 1.77
acres in size, and the group intends to carry out a mixed development project comprising
SOVO units, a hotel and office suites. The estimated GDV of the project is around
MYR363m.

Figure 5: Puchong development Figure 6:

Johor development

Source: Company Source: Company
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Funding

Given the size of the projects to be undertaken ahead, significant funding would be

required. In Feb 2016, Yong Tai announced a proposed fund-raising exercise entailing:

i. Proposed capitalisation of MYR44m in amount due by PTSI to its creditors (PTS
Properties SB, Mr Boo, Apple Impression SB and Beijing Impression Wonders
Culture Development Co) through the issuance of 54.8m new Yong Tai shares at

an issue price of MYRO0.80 each;

ii. Proposed subscription agreement with Impression Culture for the subscription of
150m new Yong Tai shares (issued at MYRO0.80 per share) and 200m new ICPS at

MYRO0.80 each;
iii. Proposed private placement of up to 70m new Yong Tai shares.

Apart from the above, the group has also proposed a bonus issue of up to 20m new ICPS

to existing shareholders on the basis of one new ICPS for 10 Yong Tai shares held.

Inclusive of the conversion of 40m outstanding warrants — and assuming the proposed
private placement is carried out at MYRO0.80 per share — we estimate that the group could
raise a total of MYR400m. Meanwhile, post exercise, the number of shares outstanding
could rise to 475m from 160m currently. The ICPS conversion carries a moratorium of
three years from its issue date and a tenure of 10 years. Assuming a full conversion of the

ICPS, the enlarged share base could rise further to 695m from 475m.

Figure 7: Potential funding raised and impact on share base

No. of shares Funds raised

m MYRm
Current number of shares 160.3 -
Conversion of warrants 40.1 20
Proposed capitalisation of balance owed to PTSI’s creditors 54.8 44
Proposed special issue 150.0 120
Proposed private placement 70.0 56
Enlarged number of shares/Funding raised before ICPS 475.3 240
Proposed issue of ICPS and subsequent conversion into shares 200.0 160
Proposed ICPS bonus issue and subsequent conversion into shares 20.1 -
Enlarged share base/Total funding raised after ICPS 695.4 400

Source: Company data, RHB

Figure 8: Impact of fund-raising exercise on shareholding structure

Existing Proforma | Proformalll
Shareholder No. of shares % stake No. of shares % stake No. of shares % stake
m % m % m %
Boo Kuang Loon 15.0 9.4 54.6 115 56.1 8.1
Dato’ Sri Lee Ee Hoe 14.7 9.2 20.9 4.4 224 3.2
Impression Culture - - 150.0 31.6 350.0 50.3

Note: As at 8 Apr 2016

Note II: Proforma | incorporates the conversion of warrants, proposed capitalisation, proposed special issue, and

proposed private placement. The increase in Dato’ Sri Lee’s stake is due to his interest in Apple Impression
Note IlI: Proforma Il incorporates the conversion of ICPS.
Source: Company data, RHB

See important disclosures at the end of this report
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Who is Impression Culture?

Post the fund-raising exercises above, Impression Culture would emerge as Yong Tai's
largest shareholder. Impression Culture is a wholly-owned subsidiary of Sino Haijing
Holdings (1106 HK, NR), a company listed on the HKEX. The group mainly focuses on the
production and sale of expanded polystyrene products for household electrical appliances
in China.

In March, it acquired an 85% stake in Master Race Ltd for HKD135m. A subsidiary of
Master Race, Shenzhen Qianhai Chengkai Culture Development Co Ltd (Qianhai
Chengkai), had entered into an exclusive ticket agency agreement with Guilin Guangwei
Wenhua Tourism and Culture Industry Co Ltd (Guangwei Wenhua). Under the agreement,
the former would act as an exclusive ticketing agency for the Impression Liu Sanjie
cultural show for a term of 20 years. Other terms of the deal are:

i. The average annual ticket sales of Impression Liu Sanjie should also not be less
than 1.3m tickets for each of the years between 2016-2018;

ii. Not less than a 2% annual increase in ticket sales in 2019-2020.

In the event the annual 1.3m ticket sales target is not achieved, Qianhai Chengkai would
pay Guangwei Wenhua CNY10m. If the annual sales growth of 2% in 2019-2020 is not
achieved, the former would need to indemnify the latter CNY10m pa.

We do not discount the possibility that a similar performance undertaking could be
arranged between Yong Tai and Impression Culture, with respect to minimum ticket
commitments for tourists from China. Given that a substantial portion of ticket sales for
Impression Melaka is expected to go to tourists from China, such an arrangement should
bode well for Yong Tai.

Risks

The key risk is if the proposals fall through. The proposed acquisitions and fundraising
exercise are subject to approval from, among others, the shareholders of Yong Tai (EGM
targeted for June). Assuming all relevant approvals are obtained, the fundraising exercise
is expected to be completed in 1QFY17, while the proposed acquisitions are expected to
be completed by end-2QFY17.

Apart from the above, execution is a risk for property development. Meanwhile, execution
and lower-than-expected audiences are risks for Impression Melaka.

Forecasts

We project for Yong Tai to break even in FY16, followed by net profits expanding rapidly to
MYR14m in FY17 and MYR64m in FY18. This would be underpinned by the group’s
property development projects. Our forecasts assume the legacy garment business is fully
disposed of by end-FY16. Also, we have not factored in any contributions from Impression
Melaka in our forecast horizon. We assume that contributions from the show would only
kick in from FY19.

Balance sheet-wise, as at 31 Dec 2015, Yong Tai had a relatively clean balance sheet
with net gearing of just 6%. That said, we expect the size of the balance sheet to change
significantly upon completion of the fundraising exercises and good progress of its
property development projects. We expect net gearing to rise to 54% in FY18, as property
development works accelerate.

Yong Tai has not been declaring any dividends in recent years as it has been incurring
losses — the last dividend paid out was for FY02. However, with the expected turnaround
in prospects, we have pencilled in a DPS of 2.5 sen in FY18, which translates into a yield
of 3%.

See important disclosures at the end of this report
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Investment case

We value the property development business at MYR317m, which is based on a 40%
discount to its RNAV (Figures 9 and 10).

As for Impression Melaka, we value the business based on DCF. This is because we
believe the valuation method better captures the near-term high capex spending. We have
used a WACC of 9.9%, with the key assumptions being a risk-free rate of 4.3% and
market risk premium of 8.7%). Due to the unique nature of the Impression Melaka show,
our market risk premium assumption factors in an additional 200bps in risk premiums.
Based on DCF valuation, we estimate Impression Melaka to be worth MYR107m.

Overall, we derive an indicative, fully-diluted valuation estimate range of MYR1.03-1.18
per share based on SOP. The low end of our valuation range excludes Impression
Melaka, while the top end of our valuation range incorporates the show. Our indicative
valuation estimate range implies an FY18F P/E of 7-8x (10.6-12x, fully diluted).

We see Impression Melaka as a swing factor in our indicative valuation estimate. In our
view, management would have the option of either keeping the business to enjoy the
recurring income stream or selling off Impression Melaka for a one-time, upfront boost to
earnings and cash flow. Once the heavy investments are completed and the additional
200bps risk premium is removed, we estimate Impression Melaka could be worth north of
MYR500m, or at least 72 sen per share over the base case, fully diluted per share
valuation of MYR1.03. If the rights and the theatre are sold off, this may fetch Yong Tai
over MYR800m, or MYR1.15 per share (fully diluted).

Figure 9: Yong Tai’s RNAV estimate for property development

Projects Acres GDV Effective stake Net surplus @
11%

MYRm MYRm

The Apple n.a. 234 70% 13.4
Impression City 100 5,400 100% 379.6
Puchong 15 170 100% 15.9
Johor Baharu 18 363 100% 34.0
Subtotal 442.9
Shareholders’ equity 84.9
Total RNAV 527.7

Source: Company data, RHB

See important disclosures at the end of this report
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Figure 10: Yong Tai’s SOP estimate

Valuation
Value method  Discount
MYRm
Property development 527.7 RNAV 40%
Impression Melaka 107.0 DCF -

Warrant proceeds @ MYRO0.50
Special issue @ MYRO0.80
ICPS @ MYRO0.80

Private placement @ MYRO0.80
Settlement of debts

Outstanding no. of shares (m)
Warrants (m)

Special issue (m)

ICPS (m)

Private placement (m)

Bonus ICPS (m)

Proposed capitalisation of debts (m)
No. of shares — fully diluted (m)

Fully diluted SOP/share estimate (MYR)

Value Value
(ex-Impression  (with Impression
Melaka) Melaka)
MYRm MYRm
316.6 316.6

- 107.0

316.6 423.6
20.1 20.1
120.0 120.0
160.0 160.0
56.0 56.0
43.8 43.8
716.5 823.5
160.3 160.3
40.1 40.1
150.0 150.0
200.0 200.0
70.0 70.0
20.0 20.0
54.8 54.8
695.3 695.3
1.03 1.18

Source: Company data, RHB
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RHB Guide to Investment Ratings

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

Investment Research Disclaimers

RHB has issued this report for information purposes only. This report is intended for circulation amongst RHB and its affiliates’ clients generally or such
persons as may be deemed eligible by RHB to receive this report and does not have regard to the specific investment objectives, financial situation and
the particular needs of any specific person who may receive this report. This report is not intended, and should not under any circumstances be construed
as, an offer or a solicitation of an offer to buy or sell the securities referred to herein or any related financial instruments.

This report may further consist of, whether in whole or in part, summaries, research, compilations, extracts or analysis that has been prepared by RHB’s
strategic, joint venture and/or business partners. No representation or warranty (express or implied) is given as to the accuracy or completeness of such
information and accordingly investors should make their own informed decisions before relying on the same.

This report is not directed to, or intended for distribution to or use by, any person or entity who is a citizen or resident of or located in any locality, state,
country or other jurisdiction where such distribution, publication, availability or use would be contrary to the applicable laws or regulations. By accepting
this report, the recipient hereof (i) represents and warrants that it is lawfully able to receive this document under the 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.

All the information contained herein is based upon publicly available information and has been obtained from sources that RHB believes to be reliable and
correct at the time of issue of this report. However, such sources have not been independently verified by RHB and/or its affiliates and this report does not
purport to contain all information that a prospective investor may require. The opinions expressed herein are RHB'’s present opinions only and are subject
to change without prior notice. RHB is not under any obligation to update or keep current the information and opinions expressed herein or to provide the
recipient with access to any additional information. Consequently, RHB does not guarantee, represent or warrant, expressly or impliedly, as to the
adequacy, accuracy, reliability, fairness or completeness of the information and opinion contained in this report. Neither RHB (including its officers,
directors, associates, connected parties, and/or employees) nor does any of its agents accept any liability for any direct, indirect or consequential losses,
loss of profits and/or damages that may arise from the use or reliance of this research report and/or further communications given in relation to this report.
Any such responsibility or liability is hereby expressly disclaimed.

Whilst every effort is made to ensure that statement of facts made in this report are accurate, all estimates, projections, forecasts, expressions of opinion
and other subjective judgments contained in this report are based on assumptions considered to be reasonable and must not be construed as a
representation that the matters referred to therein will occur. Different assumptions by RHB or any other source may yield substantially different results
and recommendations contained on one type of research product may differ from recommendations contained in other types of research. The
performance of currencies may affect the value of, or income from, the securities or any other financial instruments referenced in this report. Holders of
depositary receipts backed by the securities discussed in this report assume currency risk. Past performance is not a guide to future performance. Income
from investments may fluctuate. The price or value of the investments to which this report relates, either directly or indirectly, may fall or rise against the
interest of investors.

This report does not purport to be comprehensive or to contain all the information that a prospective investor may need in order to make an investment
decision. The recipient of this report is making its own independent assessment and decisions regarding any securities or financial instruments referenced
herein. Any investment discussed or recommended in this report may be unsuitable for an investor depending on the investor’s specific investment
objectives and financial position. The material in this 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. Any
recommendations contained in this report must therefore not be relied upon as investment advice based on the recipient's personal circumstances.
Investors should make their own independent evaluation of the information contained herein, consider their own investment objective, financial situation
and particular needs and seek their own financial, business, legal, tax and other advice regarding the appropriateness of investing in any securities or the
investment strategies discussed or recommended in this report.

» o« » o«

This report may contain forward-looking statements which are often but not always identified by the use of words such as “believe”, “estimate”, “intend”
and “expect” and 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 assumptions made and information currently available to RHB and are subject to known and unknown risks, uncertainties and
other factors which may cause the actual results, performance or achievement to be materially different from any future results, performance or

achievement, expressed or implied by such forward-looking statements. Caution should be taken with respect to such statements and recipients of this
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report should not place undue reliance on any such forward-looking 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 content contained therein. Such addresses or hyperlinks (including addresses or hyperlinks to RHB own
website material) are provided solely for the recipient’s convenience. The information and the content of the linked site do not in any way form part of this
report. Accessing such website or following such link through the report or RHB website shall be at the recipient’s own risk.

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), regardless of the cause, or for the results
obtained from the use of such content. Third party content providers give no express or implied warranties, including, but not limited to, any warranties of
merchantability or fitness for a particular purpose or use. Third party content providers shall not be liable for any direct, indirect, incidental, exemplary,
compensatory, punitive, special or consequential damages, costs, expenses, legal fees, or losses (including lost income or profits and opportunity costs) in
connection with any use of their content.

The research analysts responsible for the production of this report hereby certifies that the views expressed herein accurately and exclusively reflect his or
her personal views and opinions about any and all of the issuers or securities analysed in this report and were prepared independently and autonomously.
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.

RHB and/or its affiliates and/or their directors, officers, associates, connected parties and/or employees, may have, or have had, interests in the securities
or qualified holdings, in subject company(ies) mentioned in this report or any securities related thereto and may from time to time add to or dispose of, or
may be materially interested in, any such securities. Further, RHB and/or its affiliates may have, or have had, business relationships with the subject
company(ies) mentioned in this report and may from time to time seek to provide investment banking or other services to the subject company(ies)
referred to in this research report. As a result, investors should be aware that a conflict of interest may exist.

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.

RESTRICTIONS ON DISTRIBUTION

Malaysia

This report is issued and distributed in Malaysia by RHB Research Institute Sdn Bhd. 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. RHB Research Institute Sdn Bhd 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 Securities (Thailand) PCL does not endorse, confirm nor certify the result of the Corporate Governance
Report of Thai Listed Companies.
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Indonesia

This report is issued and distributed in Indonesia by PT RHB Securities 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 Research Institute Singapore Pte Ltd and it may only be distributed in Singapore to accredited
investors, expert investors and institutional investors as defined in the Financial Advisers Regulations and the Securities and Futures Act (Chapter 289), as
amended from time to time. By virtue of distribution to these categories of investors, RHB Research Institute Singapore Pte Ltd and its representatives are
not required to comply with Section 36 of the Financial Advisers Act (Chapter 110) (Section 36 relates to disclosure of RHB Research Institute Singapore
Pte Ltd ’s interest and/or its representative's interest in securities). Recipients of this report in Singapore may contact RHB Research Institute 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 (Bl #5255 % AR 7) (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 RHB Securities Hong Kong Limited.

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”). 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.

OWNERSHIP AND MATERIAL CONFLICTS OF INTEREST

Malaysia
RHB does not have qualified shareholding (1% or more) in the subject company (ies) covered in this report except for:
a) -

RHB and/or its subsidiaries are not liquidity providers or market makers for the subject company (ies) covered in this report except for:
a) -

RHB and/or its subsidiaries have not participated as a syndicate member in share offerings and/or bond issues in securities covered in this report in the
last 12 months except for:

a) -

RHB has not provided investment banking services to the company/companies covered in this report in the last 12 months except for:
a) -
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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 Securities 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 Securities 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. a substantial shareholder of an Issuer or Public Company;

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

Singapore
RHB Research Institute Singapore Pte Ltd and/or its subsidiaries and/or associated companies do not make a market in any securities covered in this
report, except for:

@) -

The staff of RHB Research Institute Singapore Pte Ltd and its subsidiaries and/or its associated companies do not serve on any board or trustee positions
of any issuer whose securities are covered in this report, except for:

@) -

RHB Research Institute Singapore Pte Ltd and/or 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 of the securities covered in this report or any other relationship (including a shareholding of 1%
or more in the securities covered in this report) that may create a potential conflict of interest, except for:

@) -

Hong Kong

RHBSHK or any of its group companies may have financial interests in in relation to an issuer or a new listing applicant (as the case may be) the securities
in respect of which are reviewed in the report, and such interests aggregate to an amount equal to or more than (a) 1% of the subject company’s market
capitalization (in the case of an issuer as defined under paragraph 16 of the Code of Conduct for Persons Licensed by or Registered with the Securities
and Futures Commission (the “Code of Conduct”); and/or (b) an amount equal to or more than 1% of the subject company’s issued share capital, or issued
units, as applicable (in the case of a new listing applicant as defined in the Code of Conduct). Further, the analysts named in this report or their associates
may have financial interests in relation to an issuer or a new listing applicant (as the case may be) in the securities which are reviewed in the report.
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RHBSHK or any of its group companies may make a market in the securities covered by this report.

RHBSHK or any of its group companies may have analysts or their associates, individual(s) employed by or associated with RHBSHK or any of its group
companies serving as an officer of the company or any of the companies covered by this report.

RHBSHK or any of its group companies may have received compensation or a mandate for investment banking services to the company or any of the
companies covered by this report within the past 12 months.

Note: The reference to “group companies” above refers to a group company of RHBSHK that carries on a business in Hong Kong in (a) investment
banking; (b) proprietary trading or market making; or (c) agency broking, in relation to securities listed or traded on The Stock Exchange of Hong Kong
Limited.

Kuala Lumpur Hong Kong Singapore
RHB Research Institute Sdn Bhd RHB Securities Hong Kong Ltd. RHB Research Institute Singapore
Level 11, Tower One, RHB Centre 12" Floor Pte Ltd.
Jalan Tun Razak World-Wide House 10 Collyer Quay
Kuala Lumpur 19 Des Voeux Road #09-08 Ocean Financial Centre
Malaysia Central, Hong Kong Singapore 049315
Tel : +(60) 3 9280 2185 Tel : +(852) 2525 1118 Tel : +(65) 6533 1818
Fax : +(60) 3 9284 8693 Fax : +(852) 2810 0908 Fax : +(65) 6532 6211
Jakarta ShEUlWET Bangkok
PT RHB Securities Indonesia RHB (China) Investment Advisory Co. Ltd. RHB Securities (Thailand) PCL
Wisma Mulia, 20th Floor Suite 4005, CITIC Square 10th Floor, Sathorn Square Office Tower
JI. Jenderal Gatot Subroto No. 42 1168 Nanjing West Road 98, North Sathorn Road, Silom
Jakarta 12710, Indonesia Shanghai 20041 Bangrak, Bangkok 10500
Tel : +(6221) 2783 0888 China Thailand
Fax : +(6221) 2783 0777 Tel : +(8621) 6288 9611 Tel: +(66) 2 862 9999
Fax : +(8621) 6288 9633 Fax : +(66) 2 862 9799
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