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DESCRIPTION 
 
Tourism-related property developer, undertaking the 
Impression Melaka and Impression City projects on a 
138-acre plot of land in Melaka Tengah 
 
KLCI       1,605.36  
 
12-Month Target Price       RM0.41 
Current Price      RM0.345 
 
Expected Share Price Return (%) 18.8% 
Expected Dividend Return (%) 0.0% 
Expected Total Return (%) 18.8% 
  
Market             Main 
Sector                                                            Property 
Bursa Code                                7066 
Bloomberg Ticker                                               YTB MK 
Shariah-Compliant                                                     Yes            
 
 
SHARE PRICE CHART 

 

 
 
52 Week Range (RM)   0.30 - 1.55 
3-Month Average Vol (‘000)       5,663.8 
 
 
SHARE PRICE PERFORMANCE 
 

 1M 3M 12M 
Absolute Returns -4.2 -1.4 -75.4 
Relative Returns -5.8 -2.4 -71.7 

 
 
KEY STOCK DATA 
  

Market Capitalisation (RMm) 
No. of Shares (m) 
Estimated Free Float (%) 
Beta (x) 

184.3    
534.2 
42.9 

0.7  
 
 
MAJOR SHAREHOLDERS 
 

 % 
Full Winning Developments  Ltd 28.1 
Datuk Wira Boo Kuang Loon 12.0 
Dato’ Sri Lee Ee Hoe 5.8 
 
 
Ching Weng Jin  
T 603 2268 3000 
F 603 2268 3014  
E research@publicinvestbank.com.my 
 

 Special Share Issue  
 
To our slight surprise, the Group has announced a special share issue which will 
see a mammoth 300m placed out immediately (necessary approvals obtained, 
notwithstanding) to 3 parties, and the remaining 100m shares to be placed out to 
interested parties at a later date. The surprise is the sheer size of the exercise 
which almost doubles its existing share base (before conversion of the 
preference shares), and also coming so soon after it had just completed another 
share placement exercise recently. We are slightly troubled over this 
development, as the equity raising route at relatively low share prices vis-à-vis 
just over a year ago when prospects looked promising suggests of difficulties in 
obtaining debt financing at rates commensurate with its prospects. While we 
continue to see value in its long-term proposition, near term confidence in the 
Group will depend largely on the speed in which it manages to turn around its 
Encore Melaka theatre which is being dragged by lower-than-expected ticket 
sales. Our sum-of-parts (SOP) derived target price is lowered to RM0.41 
(RM0.55 previously) as we account for the recent share placement exercise 
while also increasing the SOP discount to 60% (50% previously) as we flag 
concerns over its fund raising exercises. Post-completion of this particular 
exercise anticipated by the second half of the year, target price will adjusted to 
RM0.27. Our Neutral call is retained, with clarity on near-term earnings 
prospects remaining cloudy.  
 

§ Special issue of 300m shares will be taken up by 3 parties in equal 
proportions: 

· Full Intelligent International Limited, a company linked to its existing 
Hong Kong-based major shareholder Full Winnings Development 
Limited, will subscribe for 100m shares at 36sen per share. 

· A further 100m shares will be taken up by Domain Capital Sdn Bhd 
(DCSB), 70%-owned by Hongda Capital Limited and 30%-owned by 
Yong Tai Berhad’s current Chief Executive Officer, Datuk Wira Boo 
Kuang Loon. Hongda Capital, meanwhile, is 70%-owned by Thong 
Teong Bun who is Independent Non-Executive Director of Bursa-
listed Amtek. The remaining 30% in DCSB is owned by Ho Sue Bia 
who counts as a significant shareholder in Bursa-listed Latitude Tree 
Holdings (as as 4 October 2018 – in the 2018 Annual Report).  

· The final tranche of 100m shares will be subscribed by Datin Seri 
Faridatulfirdaus binti Ariff, currently Setiausaha Sulit Kanan in Bank 
Kerjasama Rakyat Malaysia Berhad.  

 
§ Remaining issue of 100m shares will be placed out to third party 

investor(s) to be identified, at an issue price to be determined and fixed by 
the Board at a later date after receipt of all relevant approvals for the 
Proposed Special Issue.  
 

§ Share base of the company will eventually balloon to 1.18bn shares, post 
conversion of 32.6m outstanding warrants (at 50sen per share) and 216m 
Irredeemable Convertible Preference Shares (ICPS) on a 1-for-1 basis.  
While management opines that the Proposed Special Issue will contribute 
positively to the future of the Group due to the availability of additional funds 
toward its ongoing development projects, we are nonetheless troubled at 
the highly-dilutive nature of this exercise in the near term as earnings from 
its on-going projects will only kick-in more significantly late FY20 / early 
FY21 at the earliest.  The equity raising route at relatively low share prices 
vis-à-vis just over a year ago when prospects looked promising suggests of 
difficulties in obtaining debt financing at rates commensurate with its 
prospects, somewhat troubling to us.  
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Table 1: Effects On Issued Share Capital  

 No. of shares RM 
Existing share base  534,207,950 375,503,252 
Proposed special issue 400,000,000 144,000,000 1 
 934,207,950 519,503,252 
Warrants exercised 32,602,300 16,301,150 
Reversal of warrants reserve - 5,053,357 
Conversion of ICPS 216,034,494 172,827,595 
Enlarged share capital  1,182,844,744 713,685,354 

1 Computed based on indicative share price of 36sen 
 
Upon completion of this exercise, the structure  of substantial shareholdings 
will look as such:  
 

Table 2: Shareholding Structure Post-Special Issue 
 

 No. of shares 1 % 
Asia Television Holdings Limited 250,030,000 2 26.06 
Datin Seri Faridatulfirdaus binti Ariff 100,000,000 10.70 
Datuk Wira Boo Kuang Loon  94,249,950 10.09 
Hongda Capital Limited 70,000,000 7.49 
Dato’ Sri Lee Ee Hoe, JP 30,931,500 3.31 

1 Direct and Indirect (effective stake)        
2 By virtue of ownership in Full Winnings Development Ltd and Full Intelligent International Ltd 
 
 

§ Total proceeds of RM144m raised (assuming the remaining 100m shares 
are also placed out at 36sen per share) will be utilized in the following 
manner:  
 

Table 3: Utilization of Proceeds  
 

Utilization RM’000 Time frame 
Part finance development of:   
- Terra Square 80,000 12 to 18 months 
- Impression City  20,000 12 months 
- Impression U-Thant 19,000 12 months 

Working capital  22,500 6 months 
Expenses for Exercise  2,500 Immediately 

 
The fact that a large chunk of the proceeds is now being utilized for the 
development of Terra Square is indicative of a change in strategy on 
management’s part. Recall that this development had already been sold en-
bloc to China-owned Orient Venture Properties Berhad, but which 
subsequently saw construction works halted owing to the country’s capital 
control measures. Negotiations had been on-going with various other 
parties to resolve this particularly sticky issue. Though the Group is 
proceeding on its own for now, we gather a sale of this particular asset 
remains on the table, but with values enhanced further as its commercial 
viability remains sound. Melaka’s tourism-related prospects are robust.    
 

§ On a separate note, Encore Melaka is seen to contribute more significantly 
FY20 onwards with the anticipated “return” of China-based tourists. 

 
KEY FORECAST TABLE  
 

FYE Jun (RM m) 2017A 2018A 2019F 2020F 2021F CAGR 
Revenue 87.6 132.6 182.0 394.4 603.9 47.1% 
Pre-tax Profit 18.3 23.3 -7.4 23.4 65.6 29.0% 
Core Net Profit 13.7 15.5 -7.3 15.5 49.1 29.1% 
FD EPS (Sen) 1.8 2.0 -0.9 2.0 6.3 29.1% 
FD P/E (x) 19.7 17.4 -36.8 17.4 5.5  
Div Yield (%) 0.0 0.0 0.0 1.9 3.7  
Debt to Equity (x) Net Cash 0.4 0.5 0.5 0.5  
ROA (%) 2.3% 1.5% -0.7% 1.5% 4.2%  
ROE (%) 2.8% 2.8% -1.3% 2.8% 8.0%  

NTA/Share (RM)              
0.62  

            
0.72  

            
0.72  

            
0.74  

            
0.82   

Price to NTA (x) 0.6 0.5 0.5 0.5 0.4  
Source: Company, PublicInvest Research estimates 
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KEY FINANCIAL DATA 
 

INCOME STATEMENT 

FYE Jun (RM m) 2017A 2018A 2019F 2020F 2021F 

Revenue 87.6 132.6 182.0 394.4 603.9 

Operating Expenses -60.2 -89.4 -160.7 -338.3 -504.6 

Gross Profit  27.4 43.2 21.2 56.1 99.4 

Other Expenses  -8.8 -19.1 -16.6 -17.8 -18.8 

Finance Costs -0.2 -0.8 -12.0 -15.0 -15.0 

Pre-tax Profit 18.3 23.3 -7.4 23.4 65.6 

Income Tax -4.6 -7.8 0.0 -7.9 -16.5 

Effective Tax Rate (%) 25.3 33.6 0.3 33.6 25.1 

Discontinued Operations -7.1 0.0 0.0 0.0 0.0 

Core Net Profit 13.7 15.5 -7.3 15.5 49.1 
      

Growth      

Revenue (%) >100% 51.3% 37.3% 116.8% 53.1% 

Operating Profit (%) >100% 57.3% n.m. 164.2% 77.0% 

Core Net Profit (%) >100% 13.1% n.m. n.m. 216.4% 
Source: Company, PublicInvest Research estimates 

 
BALANCE SHEET 

FYE Jun (RM m) 2017A 2018A 2019F 2020F 2021F 
Property, Plant & Equipment 69.3 403.2 429.6 435.7 441.2 

Intangibles 156.1 170.5 160.9 168.6 175.9 

Receivables 171.0 305.3 202.9 389.8 473.4 

Cash and Cash Equivalents 69.2 7.2 10.5 17.9 24.7 

Other Assets 119.1 141.8 208.7 15.9 41.6 

Total Assets 584.6 1,028.0 1,012.6 1,027.9 1,156.8 

Payables 94.1 212.9 69.3 150.2 230.0 

Borrowings 0.0 252.3 264.7 314.7 314.7 

Other Liabilities 5.5 7.0 131.1 0.0 0.0 

Total Liabilities  99.7 472.2 465.1 464.9 544.7 

Shareholders’ Equity 484.9 555.8 547.6 563.1 612.1 

Total Equity and Liabilities 584.5 1,028.0 1,012.6 1,028.0 1,156.8 

Source: Company, PublicInvest Research estimates 

 

CASH FLOW 
FYE Jun (RM m) 2017A 2018A 2019F 2020F 2021F 

Depreciation and Amortisation              0.1               0.6             13.3             13.9             14.5  

Operating Cash Flow -131.3 -47.7 41.6 -78.7 -39.3 

Capital Expenditure -60.5 -221.3 -20.0 -20.0 -20.0 

Free Cash Flow -191.8 -269.0 21.6 -98.7 -59.3 

Investing Cash Flow -147.9 -239.7 -26.5 -33.9 -33.9 

Financing Cash Flow 346.6 198.6 50.0 120.0 80.0 

Net Cash Flow 67.5 -88.8 65.1 7.4 6.8 
Source: Company, PublicInvest Research estimates 
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RATING CLASSIFICATION 
 
STOCKS 

OUTPERFORM  The stock return is expected to exceed a relevant benchmark’s total of 10% or higher over the next 12months. 

NEUTRAL  The stock return is expected to be within +/- 10% of a relevant benchmark’s return over the next 12 months. 

UNDERPERFORM  The stock return is expected to be below a relevant benchmark’s return by -10% over the next 12 months. 

TRADING BUY The stock return is expected to exceed a relevant benchmark’s return by 5% or higher over the next 3 months but the 
underlying fundamentals are not strong enough to warrant an Outperform call. 

TRADING SELL  The stock return is expected to be below a relevant benchmark’s return by -5% or more over the next 3 months. 

NOT RATED  The stock is not within regular research coverage. 

SECTOR 

OVERWEIGHT  The sector is expected to outperform a relevant benchmark over the next 12 months. 

NEUTRAL  The sector is expected to perform in line with a relevant benchmark over the next 12 months. 

UNDERWEIGHT  The sector is expected to underperform a relevant benchmark over the next 12 months. 
 

DISCLAIMER 
 
This document has been prepared solely for information and private circulation only. It is for distribution under such circumstances as may be 
permitted by applicable law. The information contained herein is prepared from data and sources believed to be reliable at the time of issue of this 
document. The views/opinions expressed herein are subject to change without notice and solely reflects the personal views of the analyst(s) acting 
in his/her capacity as employee of Public Investment Bank Berhad (“PIVB”). PIVB does not make any guarantee, representations or warranty 
neither expressed or implied nor accepts any responsibility or liability as to its fairness liability adequacy, completeness or correctness of any such 
information and opinion contained herein. No reliance upon such statement or usage by the addressee/anyone shall give rise to any claim/liability 
for loss of damage against PIVB, Public Bank Berhad, its affiliates and related companies, directors, officers, connected persons/employees, 
associates or agents.  
 
This document is not and should not be construed or considered as an offer, recommendation, invitation or a solicitation of an offer to purchase or 
subscribe or sell any securities, related investments or financial instruments. Any recommendation in this document does not have regards to the 
specific investment objectives, financial situation, risk profile and particular needs of any specific persons who receive it. We encourage the 
addressee of this document to independently evaluate the merits of the information contained herein, consider their own investment objectives, 
financial situation, particular needs, risks and legal profiles, seek the advice of their, amongst others, tax, accounting, legal, business professionals 
and financial advisers before participating in any transaction in respect of any of the securities of the company(ies) covered in this document.  
 
PIVB, Public Bank Berhad, our affiliates and related companies, directors, officers, connected persons/employees, associates or agents may own 
or have positions in the securities of the company(ies) covered in this document or any securities related thereto and may from time to time add or 
dispose of, or may be materially interested in, any such securities. Further PIVB, Public Bank Berhad, our affiliates and related companies, 
associates or agents do and/or seek to do business with the company(ies) covered in this document and may from time to time act as market maker 
or have assumed an underwriting commitment in the securities of such company(ies), may sell them or buy them from customers on a principal 
basis, may have or intend to accommodate credit facilities or other banking services and may also perform or seek to perform investment banking, 
advisory or underwriting services for or relating to such company(ies) as well as solicit such investment advisory or other services from any entity 
mentioned in this document. The analyst(s) and associate analyst(s) principally responsible for the preparation of this document may participate in 
the solicitation of businesses described aforesaid and would receive compensation based upon various factors, including the quality of research, 
investor client feedback, stock pickings and performance of his/her recommendation and competitive factors. The analyst(s) and associate 
analyst(s) may also receive compensation or benefit (including gift and company/issuer-sponsored and paid trips in line with the Bank’s policies) in 
executing his/her duties. Hence, the addressee or any persons reviewing this document should be aware of the foregoing, amongst others, may 
give rise to real or potential conflicts of interest. 
 
PIVB is a participant of the Mid and Small Cap Research Scheme (“MidS”), and will receive compensation for the participation. This report has been 
prepared by PIVB pursuant to the MidS administered by Bursa Malaysia Berhad. This report has been produced independent of any influence from 
Bursa Malaysia Berhad or the subject company. Bursa Malaysia Berhad and its group of companies disclaims any and all liability, however arising, 
out of or in relation to the administration of MidS and/or this report 
 
Published and printed by: 
PUBLIC INVESTMENT BANK BERHAD (20027-W) 
9th Floor, Bangunan Public Bank 
6, Jalan Sultan Sulaiman 
50000 Kuala Lumpur 
T 603 2268 3000 
F 603 2268 3014 
Dealing Line 603 2268 3129 
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