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What’s New 
• Increase our valuation for ARA to S$5.0bn, from 

S$3.8bn previously 

• “Crown Jewel” ARA could be worth up to S$6.4bn in 

our most bullish case 

• ARA’s relisting will be a key catalyst for STC 

• Maintain BUY with a higher TP of S$3.90 

Source of all data on this page: Company, DBS Bank,  

Bloomberg Finance L.P. 

Diving into ARA’s potential  
 

Investment Thesis:  
Trading below replacement costs. We see compelling value in 

STC, trading at just 0.7x P/NAV and an even steeper discount 

to its realisable value. We believe its two key components, 

ARA Asset Management (ARA) and Straits Real Estate (SRE), 

will continue to drive growth and value in the company. 

 

ARA’s relisting is a key catalyst and could be worth up to 

S$6.4bn. With the impending listing of ARA in 2021/2022, we 

believe STC will benefit significantly. We are raising our 

valuation of ARA to S$5.0bn (5% EV/AUM), from S$3.8bn, 

pegged to historical REIT manager transactions. In our most 

bullish case, we believe ARA could be worth up to S$6.4bn. 

 

Core real estate business churns out stable recurring 

cashflows. The Group’s real estate arm, SRE, has been timely 

in its real estate investments, amassing a portfolio of quality 

commercial and logistics assets with an estimated initial yield 

of 6.5%. The Group remains on track to grow its AUM to 

S$2.4bn by 2022 from S$1.8bn currently.  

 

Valuation: 

Maintain BUY with a higher TP of S$3.90. We are raising our 

TP on the back of a higher valuation of S$5.0bn for ARA. Our 

TP is based on a sum-of-the-parts (SOTP) valuation method 

and a 40% holding company discount. The bulk of our 

valuation stems from SRE (S$2.26/share) and ARA (S$2.73). 

 

Where we differ: 

We are the only brokerage covering this stock and we see 

deep value in its investments. 

 

Key Risks to Our View: 

Revaluation losses on its properties, disruption to Malaysian 

Smelting Corporation and Far East Hospitality Holdings.  

 

 
At A Glance  
Issued Capital (m shrs) 407 

Mkt. Cap (S$m/US$m) 1,127 / 851 

Major Shareholders (%)  

Cairns Pte Ltd/The 70.2 

Standard Life Aberdeen PLC 5.0 

Free Float (%) 20.8 

3m Avg. Daily Val (US$m) 0.40 

GIC Industry : Real Estate / Real Estate Management & 
Development  

DBS Group Research . Equity  
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Price Relative 

 

Forecasts and Valuation  

 FY Dec (S$m)  2019A 2020F 2021F 2022F 

Revenue 364 306 405 417 
EBITDA 138 109 95.2 105 
Pre-tax Profit 129 75.2 83.3 80.2 
Net Profit 84.4 54.3 60.1 57.9 
Net Pft (Pre Ex.) 57.5 48.4 29.0 39.7 
Net Pft Gth (Pre-ex) (%) 40.3 (15.8) (40.1) 37.0 
EPS (S cts) 20.7 13.3 14.8 14.2 
EPS Pre Ex. (S cts) 14.1 11.9 7.11 9.74 
EPS Gth Pre Ex (%) 41 (16) (40) 37 
Diluted EPS (S cts) 20.7 13.3 14.8 14.2 
Net DPS (S cts) 6.00 6.00 6.00 6.00 
BV Per Share (S cts) 373 380 389 397 
PE (X) 13.4 20.8 18.8 19.5 
PE Pre Ex. (X) 19.6 23.3 38.9 28.4 
P/Cash Flow (X) 40.5 18.0 nm nm 
EV/EBITDA (X) 12.8 15.1 17.7 16.1 
Net Div Yield (%) 2.2 2.2 2.2 2.2 
P/Book Value (X) 0.7 0.7 0.7 0.7 
Net Debt/Equity (X) 0.3 0.2 0.2 0.2 
ROAE (%) 5.7 3.5 3.8 3.6 
     Earnings Rev (%):  2 5 5 
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WHAT’S NEW 

ARA – The sky is the limit  

 

ARA – The “Crown Jewel” in STC’s portfolio. ARA Asset 

Management is a leading APAC real assets fund manager 

with a global reach. Since its delisting in 2017, ARA has 

grown at an astronomical pace and expanded its offering 

beyond real estate private funds and REITs, and now 

includes listed and unlisted REITs, private real estate 

equity and credit funds, and infrastructure funds in its 

staple of products.  

 

As at 30 June 2020, the gross assets under management 

(AUM) by ARA and its associates amounted to S$110bn 

across 28 countries. Looking ahead, we believe that the 

group’s AUM is on a firm growth trajectory.  

 

ARA’s proactive deal sourcing and involvement has 

allowed it to accelerate its AUM. Since its delisting in 2017, 

ARA has been proactive in growing its portfolio. It has 

acquired multiple properties across various sectors and 

geographies, and has value-added to some of these 

properties through asset enhancement initiatives. ARA has 

also formed joint ventures and partnerships to leverage 

on the expertise and network of its partners. It also plays 

an active role in managing its investments. Its proactive 

approach has allowed it to grow its AUM at a CAGR of 

37.6%, from S$36bn in 2016 to S$110bn in 1H20. 

 

ARA’s Consolidated Gross AUM 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Source: Company, DBS Bank 

 

Strategic acquisitions of its key associates, Kenedix and 

Cromwell, in 2017 and 2018 respectively. In June 2017, 

ARA had acquired a 20.94% stake in Kenedix as it 

expanded its presence in Japan. It later acquired a 19.5% 

stake in Cromwell Property Group in June 2018. Through 

its partnerships with Kenedix and Cromwell, ARA aims to 

accelerate its growth by offering new investment products 

as well as have access to new capital in Japan, Australia, 

and Europe. 

 

Partial Acquisition of Kenedix and Cromwell 
 

 Kenedix Cromwell 

Company 

Description 

One of Japan’s 

largest 

independent real 

estate asset 

management 

companies 

Australian-based 

real estate 

investment 

manager with 

assets in 

Australia, New 

Zealand, and 

Europe 

Acquired 

stake 
20.94% 19.5% 

AUM as at 

31 March 

2018 

JPY2 trillion AUD11.2bn 

Source: ARA, DBS Bank 

 

Taking Cromwell into its own hands. In June 2020, ARA 

announced an intention to increase its stake in Cromwell 

to 53%, from 24%. It cited deteriorating operational 

performance, increased complexity, erratic strategy, and 

has become increasingly concerned with Cromwell’s 

overall governance and risk management.  

 

This exposed ARA’s investment in Cromwell to 

unacceptable risks and it intends to acquire a majority 

stake in order to guide the group back towards growth. As 

the group’s largest shareholder, we believe that there are 

ample synergies that can be extracted over time.  

 

Accelerating Kenedix – similarities with ARA’s privatisation. 

In November 2020, Sumitomo Mitsui Finance and ARA 

announced a partnership to privatise Kenedix at JPY750 

per share. ARA will increase its stake to 30%, from 20.3%, 

and Sumitomo will hold the remaining 70%. The 

privatisation would strengthen Kenedix REIT and its 

private placement fund business, enhance Kenedix’s 

access to credit and other fundraising channels, and 

expand its business into new areas such as tokenized real 

estate securities.  
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We believe that the aim of the privatisation is to accelerate 

Kenedix’s development, similar to ARA’s privatisation in 

2017. With its strategic investors, ARA and Sumitomo 

Mitsui Finance, the aim is to grow Kenedix’s AUM by 

leveraging on the networks and expertise of its new 

shareholders. With Japan being a deep market for real 

estate opportunities, and with the right partner and 

product offering to capital partners, we believe Kenedix 

will be the next accelerator to grow AUM for the ARA.  

 

We estimate ARA’s effective AUM to be c.S$81bn as at 

June 2020. In 1H20, ARA reported an AUM of S$110bn. 

This included the total managed AUM of its associates. 

Based on the AUM of its associates and ARA’s interest in 

its associates, we estimated ARA’s AUM ex-associates to 

be S$72.9bn and its effective AUM at S$80.8bn as at 

1H20.  

 

ARA’s Effective AUM from its Associates* 

Associate Kenedix Cromwell 

AUM (S$’bn) 25.4 11.7 

ARA’s Interest 20.3% 23.6% 

ARA’s Effective 

AUM (S$’bn) 
5.1 2.8 

Source: ARA, Kenedix, Cromwell Property Group, Company, DBS Bank 

Estimates 

*As at 30 June 2020 

 

Calculation of ARA’s Effective AUM* 

Calculation Value (S$’bn) 

ARA’s Group AUM 110 

  Less: Associates’ AUM (37.1) 

ARA ex-associates AUM 72.9 

  Add: Effective AUM from Kenedix 5.1 

  Add: Effective AUM from Cromwell 2.8 

ARA’s effective AUM 80.8 

Source: ARA, Kenedix, Cromwell Property Group, Company, DBS Bank 

Estimates 

*As at 30 June 2020 

Our previous estimate of ARA’s listing valuation was too 

conservative relative to peers and historical REIT 

transactions. ARA’s peers are currently trading at 19-20x 

1Yr Forward EV/EBITDA. Our previous assumption of 18.0x 

was conservative. On an EV/effective AUM valuation basis, 

our estimate of S$3.8bn for ARA was too conservative.  

 

Assuming ARA’s effective AUM grows at a CAGR of 18% 

from S$80.8bn to S$103.6bn in 2021, our estimate of a 

listing valuation of S$3.8bn implies an EV/effective AUM of 

3.8%, which is significantly below its peers who are 

currently trading at c.7-22% EV/AUM.  

 

In addition, a quick look at previous real estate manager 

transactions in Singapore unveiled that equity value/AUM 

multiples range between 4.1% to 7.1%, implying that fair 

market values for ARA could be closer to those levels. 

 

Revise ARA’s valuation to S$5.0bn, from S$3.8bn. As our 

previous estimate was too conservative, we are raising our 

estimated valuation of ARA to S$5.0bn, from S$3.8bn. Our 

new valuation is based on a 5.0% EV/Effective AUM 

valuation metric, with an effective AUM of S$104bn in 

FY2021F. 

 

This target AUM implies a CAGR of 18.2% and we believe 

that this is achievable as 1) we estimate that it managed to 

grow its effective AUM at a CAGR of 32.8% from its 

delisting in 2017 to 1H20, and 2) the improving COVID-19 

situation will allow for increased deal flow. 
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ARA’s Valuation Based on Precedent Transactions 
 

Date 2007 IPO 
2017 

Delisting 

2Q20 

Divestment 
2021F (Old) 

2021F 

(New) 

Valuation method 
Book-

building 

EV/AUM, 

EV/EBITDA 
N.A. 

SOTP, 

EV/EBITDA 

EV/Effective 

AUM 

AUM (S$bn) 7.2 30.0 110.0 138.1 104.0^ 

EV/AUM 9.3% 6.0% 2.7% 2.7% 5.0% 

EV/Forward EBITDA 16.4x 15.5x* 17.4x 18.0x 22.9x 

1Y Forward P/E 18.2x 18.3x 11.2x 17.2x 20.1x 

Equity Valuation (S$’m) 669 1,775 2,745 3,810 5,041 

STC’s Interest 0.0% 21.0% 21.0% 22.1% 22.1% 

Equity Value Attributable to STC 

(S$’m) 
N.A. 371.9 605.4 840 1,111 

Attributable Value to STC Per Share  N.A. S$0.96 S$1.49 S$2.06 S$2.73 

Source: Company, DBS Bank Estimates 

*Consensus was 18.2x during its 2017 privatisation 

^Effective AUM 

 

 

ARA’s Peers 
 

Company 

Name 
Description 

Market Cap 

(S$’m) 
AUM EV/AUM 

1Y Forward 

EV/EBITDA 

Gresham 

House 

Gresham House is a specialist 

alternative asset management business 

that delivers a range of sustainable 

investment products across real assets, 

public and private equity, that aim to 

meet the long-term objectives of its 

clients and shareholders 

490 EUR2.8bn 6.7% 20.3x 

Centuria 

Capital Group 

Centuria Capital Group is an 

Australasian specialist fund manager of 

real estate and investment bonds. Its 

assets comprise of commercial office, 

industrial, and healthcare sectors 

throughout Australia and New Zealand. 

1,434 AUD9.4bn 21.7% 20.7x 

Blackstone 

Group 

Blackstone is an investment company 

focusing on real estate, hedge funds, 

private equity, leveraged lending, senior 

debts, and rescue financing. 

83,857 USD80.9tn 13.1% 18.7x 

Source: Various companies’ websites, Bloomberg Finance L.P., DBS Bank 
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Historical REIT Manager Transactions 
 

 Manager  Acquirer 
Target AUM 

(S$’m) 

Equity Value 

(S$’m) 

Equity / 

AUM 

2019 Sabana REIT Pte Ltd Infinity Sub Pte Ltd (ESR) 929 38 4.1% 

2019 IREIT Global Group Pte Ltd City Developments Ltd 770 37 4.8% 

2018 Bowsprit Capital Corp OUE Ltd 1,349 59 4.4% 

2018 
Viva Industrial Trust Mgmt 

Pte Ltd 
ESR Funds Mgmt (S) Ltd 1,285 62 4.8% 

2017 
Keppel-KBS US REIT Mgmt 

Pte Ltd 
Keppel Corp 1,132 75 6.6% 

2017 
Fortress Investment Group 

LLC 
Softbank Group 99,577 4,688 4.7% 

2017 
Cambridge Industrial Trust 

Mgmt  
e-shang Infinity (ESR) 1,354 44 3.2% 

2017 ARA Asset Mgmt Limited 

Warburg Pincus, Straits 

Trading Co, CK Asset 

Holdings, AVIC Trust, JL 

Investment Group 

30,000 1,775 6.0% 

2016 IREIT Global Group Pte Ltd Tikehau Invest 678 21 3.1% 

2016 
Keppel DC REIT Mgmt Pte 

Ltd 
Keppel Capital 1,071 76 7.1% 

Average 13,815 688 4.9% 

Source: Various companies’ websites, DBS Bank Estimates 

 

 

Based on our sensitivity analysis, ARA could be priced at 

S$6.4bn in our most bullish case. We conducted a 

sensitivity analysis on ARA’s potential valuation using two 

valuation metrics: EV/AUM and EV/EBITDA. Even in our 

most bearish case, ARA is priced at S$3.7bn, and we arrive 

at a TP of S$3.46 for STC. 

 

In our most bullish case, we obtained a S$6.4bn valuation 

for ARA using 22% CAGR on its AUM, representing an 

effective AUM of S$109.1bn, and 6.0% EV/AUM valuation. 

This translates to a fair value of S$4.33 for STC.  

 

We think that the bullish valuation is possible given it was 

delisted at 6.0% EV/AUM and that its effective AUM has 

grown at a CAGR of 32.7% since its delisting in 2017. 
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EV/AUM x AUM CAGR Sensitivity Analysis 

 EV/EBITDA x Forward EBITDA CAGR Sensitivity 

Analysis 

ARA’s Equity Value (S$’bn) 

 

 

 

 

 

 

 

STC’s Target Price 

 

 

 

 

 

 

 ARA’s Equity Value (S$’bn) 

 

 

 

 

 

 

 

STC’s Target Price 

 

 

 

 

 

 

Source: ARA, DBS Bank Estimates 

 

 

Maintain BUY with a higher TP of S$3.90; re-iterate STC’s 

deep value. With ARA’s relisting imminent, our sensitivity 

analysis reflects the potential impact that ARA’s relisting 

could have on STC. We continue to see deep value in STC’s 

investments and believe the market is applying a huge 

discount due to its complex corporate structure.  

 

Our TP of S$3.90 is based on a SOTP valuation method 

aggregating its interest in Malaysia Smelting Corporation, 

Straits Real Estate, ARA, its Property Portfolio, its holdings 

in Suntec REIT units, and Far East Hospitality Holdings. 

 

We are raising our TP on STC to S$3.90, from S$3.50 

previously, on a higher valuation for ARA. We lifted our 

valuation on ARA to S$5.0bn, from S$3.8bn previously as 

we believe our previous estimate was too conservative 

relative to peers and historical REIT transactions. Our new 

valuation is pegged to a 5.0% EV/Effective AUM (average of 

historical REIT manager transactions) and assumes an 

FY2021F effective AUM of S$104bn. 

 

 

Company Background 

The Straits Trading Company Limited (STC) was 

incorporated in Singapore in 1887 and is an investment 

company with diversified interests across Asia Pacific in 

real estate, hospitality, and resources. 

 

Its notable and key investments include Straits Real Estate 

Pte Ltd (SRE), Malaysia Smelting Corporation Bhd (MSC), 

Far East Hospitality Holdings Pte Ltd (FEHH), and ARA 

Asset Management Limited (ARA). 

 

 

  

14.0% 16.0% 18.0% 20.0% 22.0%

4.0% 3.8 3.9 4.0 4.1 4.2

4.5% 4.3 4.4 4.5 4.6 4.7

5.0% 4.8 4.9 5.0 5.2 5.3

5.5% 5.3 5.4 5.5 5.7 5.8

6.0% 5.8 5.9 6.1 6.2 6.4

E
V

/A
U

M

ARA's Effective AUM CAGR from 1H20 to 2021F
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E
V

/A
U

M

5.0% 7.5% 10.0% 12.5% 15.0%

18.0x 3.7 3.9 4.0 4.2 4.4

18.5x 3.8 3.9 4.1 4.3 4.5

19.0x 3.8 4.0 4.2 4.4 4.5

19.5x 3.9 4.1 4.3 4.4 4.6

20.0x 4.0 4.2 4.3 4.5 4.7E
V

/E
B

IT
D

A

ARA's EBITDA CAGR from 1H20 to 2022F

5.0% 7.5% 10.0% 12.5% 15.0%

17.0x 3.46 3.51 3.56 3.62 3.67

17.5x 3.48 3.53 3.59 3.65 3.70

18.0x 3.51 3.56 3.62 3.67 3.73

18.5x 3.53 3.58 3.64 3.70 3.76
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ARA's EBITDA CAGR from 1H20 to 2022F
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ARA’s Key Corporate Actions Since its Delisting in 2017 
 

Date Key Corporate Action 

Jun 2017 Set up ARA Japan Desk 

Nov 2017 Acquired a stake in Kenedix 

Mar 2018 Set up ARA Europe Desk 

Apr 2018 Set up ARA Infrastructure, a global infrastructure fund based in Singapore 

Jun 2018 Acquired stake in Cromwell Property Group 

Sep 2018 Increased its stake in Cache Logistics Trust to 9.2%, from 5.12% in August 2018 

Dec 2018 Acquired a portfolio of 38 Select Service Hyatt Hotels, marking its maiden entry in the US market 

Dec 2018 Unveiled Century Link Mall, a landmark retail development in Shanghai, China 

Jan 2019 Formed a 50-50 JV with Chesfield Asia to jointly acquire 51 Bras Basah Road (Manulife Centre) 

Feb 2019 Acquired Seoul Square, a prime office building in Seoul, Korea 

Mar 2019 Acquired 133 Mary Street, a B-Grade office and single-level retail building, in Brisbane, Australia 

May 2019 Launched the listing of ARA US Hospitality Trust on SGX 

Jul 2019 
Established JV with London-based Dunedin Property Asset Management to invest in and manage real estate 

assets in the UK 

Dec 2019 Entered into a strategic transaction with LOGOS Group 

Dec 2019 Partnered with Straits Real Estate and ICBC International to acquire Sanlin InCity in Shanghai, China 

Dec 2019 Established JV with Venn Partners to invest in the real estate credit market in Europe 

Dec 2019 Acquired Robinson Centre, an office building at 61 Robinson Road Singapore 

Feb 2020 Formed a JV with QuadReal Property Group to acquire 200 Victoria Parade in East Melbourne, Australia 

Mar 2020 Acquired a majority stake in LOGOS to grow its logistics platform 

Mar 2020 Acquired a majority stake in Venn Partners to grow its real estate credit platform 

May 2020 Acquired a majority stake in Minterest, a Singapore-based crowdfunding platform 

Nov 2020 Acquired Parc1 Tower II, a landmark office tower in Seoul, Korea 

Nov 2020 Formed a 50-50 JV with Chelsfield to enhance 5One Central (formerly known as Manulife Centre) 

Source: ARA, DBS Bank 

 

STC’s SOTP Valuation 
 

Component Relationship STC’s Interest 
Valuation 

Method 

Valuation 

Attributable to 

STC (S$’m) 

Valuer per Share 

(S$) 

Malaysia Smelting 

Corporation 
Subsidiary 54.8% P/E 92 0.23 

Straits Real Estate Subsidiary 89.5% RNAV 920 2.26 

ARA Asset Management 

Limited 
Associate 22.1% 

EV/Effective 

AUM 
1,111 2.73 

STC’s Property Portfolio 
Investment  

Properties 
N.A. RNAV 204 0.50 

Suntec REIT Units 
Investment 

Securities 
N.A. 

DBS’ Target 

Price 
148 0.36 

Far East Hospitality 

Holdings 
Joint Venture 30.0% RNAV 167 0.41 

Total    2,644 6.49 

40% Holding Company 

Discount 
   (1,057) (2.60) 

STC’s Valuation    1,586 3.90* 

Source: Malaysia Smelting Corporation, ARA Asset Management Limited, URA, Bloomberg Finance L.P., Company, DBS Bank Estimates 

*Rounding difference 
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Historical PE and PB Band 

Forward PE band (x)  PB band (x) 

 

 

 
Source: Bloomberg Finance L.P., DBS Bank estimates  Source: Bloomberg Finance L.P., DBS Bank estimates 
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Income Statement (S$m) 

FY Dec  2018A 2019A 2020F 2021F 2022F 

      Revenue 456 364 306 405 417 

Cost of Goods Sold (380) (272) (224) (310) (318) 

Gross Profit 76.2 91.9 82.9 95.6 98.2 
Other Opng (Exp)/Inc (5.8) (7.3) (13.9) (59.9) (57.8) 

Operating Profit 70.4 84.6 69.0 35.7 40.3 
Other Non Opg (Exp)/Inc 0.0 0.0 0.0 0.0 0.0 

Associates & JV Inc 25.7 45.5 31.2 50.3 55.0 

Net Interest  (Exp)/Inc (27.2) (27.7) (31.0) (33.9) (33.4) 

Exceptional Gain/(Loss) 30.7 26.9 5.94 31.2 18.2 

Pre-tax Profit 99.7 129 75.2 83.3 80.2 
Tax (17.0) (29.0) (12.6) (13.9) (13.4) 

Minority Interest (11.0) (16.0) (8.3) (9.2) (8.9) 

Preference Dividend 0.0 0.0 0.0 0.0 0.0 

Net Profit 71.7 84.4 54.3 60.1 57.9 
Net Profit before Except. 41.0 57.5 48.4 29.0 39.7 

EBITDA  103 138 109 95.2 105 

Growth      

Revenue Gth (%) (3.7) (20.3) (15.7) 32.2 2.8 
EBITDA Gth (%) 33.1 34.6 (21.1) (12.7) 10.3 

Opg Profit Gth (%) 108.1 20.3 (18.5) (48.3) 12.9 

Net Profit Gth (Pre-ex) (%) 8.5 40.3 (15.8) (40.1) 37.0 

Margins & Ratio      

Gross Margins (%) 16.7 25.3 27.0 23.6 23.6 

Opg Profit Margin (%) 15.4 23.3 22.5 8.8 9.7 
Net Profit Margin (%) 15.7 23.2 17.7 14.8 13.9 

ROAE (%) 4.9 5.7 3.5 3.8 3.6 

ROA (%) 2.9 3.2 2.0 2.1 2.0 
ROCE (%) 0.6 1.2 0.6 (0.2) 0.2 

Div Payout Ratio (%) 34.1 29.0 45.0 40.6 42.2 

Net Interest Cover (x) 2.6 3.1 2.2 1.1 1.2 
Source: Company, DBS Bank 

 

  

Increase in other operating 

expenses is due to a decline in 

interest income contribution 

from notes issued by a joint 

venture 

 

 

We are forecasting exceptional 

gains due to fair value gains on its 

investment properties 

Decline in contribution as its 

associates/JVs record fair value 

losses on their properties and 

impact on net profits from 

COVID-19 
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Balance Sheet (S$m) 

FY Dec  2018A 2019A 2020F 2021F 2022F 
      
Net Fixed Assets 38.3 43.6 40.1 36.1 31.6 

Invts in Associates & JVs 774 792 787 802 821 

Other  LT  Assets 1,209 1,172 1,114 1,144 1,162 

Cash & ST Invts 294 376 708 662 658 

Inventory 163 153 130 180 185 

Debtors 8.80 5.53 5.74 8.05 8.28 

Other Current Assets 90.2 107 107 107 107 

Total Assets 2,576 2,649 2,892 2,940 2,973 

      
ST Debt 

 

247 210 258 254 251 

Creditor 75.3 54.6 53.4 74.0 76.1 

Other  Current Liab 8.23 9.57 16.1 17.4 16.9 

LT Debt 617 660 812 797 789 

Other  LT  Liabilities 29.8 45.6 45.6 45.6 45.6 

Shareholder’s Equity 1,467 1,519 1,548 1,584 1,618 

Minority Interests 131 150 159 168 177 

Total Cap. & Liab. 2,576 2,649 2,892 2,940 2,973 

      
Non-Cash Wkg. Capital 178 202 174 204 208 

Net Cash/(Debt) (571) (494) (362) (389) (382) 

Debtors Turn (avg days) 5.6 7.2 6.7 6.2 7.2 
Creditors Turn (avg days) 71.1 89.9 91.8 77.4 88.7 

Inventory Turn (avg days) 155.3 218.6 240.5 188.2 215.7 

Asset Turnover (x) 0.2 0.1 0.1 0.1 0.1 
Current Ratio (x) 1.7 2.3 2.9 2.8 2.8 

Quick Ratio (x) 0.9 1.4 2.2 1.9 1.9 

Net Debt/Equity (X) 0.4 0.3 0.2 0.2 0.2 

Net Debt/Equity ex MI (X) 0.4 0.3 0.2 0.2 0.2 

Capex to Debt (%) 37.3 (4.8) (5.5) 0.4 0.4 

      

Source: Company, DBS Bank 
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Cash Flow Statement (S$m) 

FY Dec  2018A 2019A 2020F 2021F 2022F 

Pre-Tax Profit 99.7 129 75.2 83.3 80.2 

Dep. & Amort. 6.62 8.08 8.82 9.21 9.60 

Tax Paid (8.0) (9.2) (6.1) (12.6) (13.9) 

Assoc. & JV Inc/(loss) (25.7) (45.5) (31.2) (50.3) (55.0) 

Chg in Wkg.Cap. (9.9) (7.9) 21.8 (31.7) (3.3) 

Other Operating CF (55.3) (46.9) (5.9) (31.2) (18.2) 

Net Operating CF 7.40 27.9 62.5 (33.3) (0.6) 
Capital Exp.(net) (323) 41.9 58.6 (4.7) (4.7) 

Other Invts.(net) 59.3 (17.4) 0.0 0.0 0.0 

Invts in Assoc. & JV 14.2 10.9 0.0 0.0 0.0 

Div from Assoc & JV 36.3 35.1 35.4 35.7 36.4 

Other Investing CF 4.80 (1.4) 0.0 0.0 0.0 

Net Investing CF (208) 69.2 94.1 31.0 31.8 
Div Paid (27.2) (29.3) (24.4) (24.4) (24.4) 

Chg in Gross Debt  105 8.44 200 (19.0) (10.5) 

Capital  Issues (0.6) (1.5) (0.6) 0.0 0.0 

Other Financing CF 5.82 (8.8) 0.0 0.0 0.0 

Net Financing CF 82.5 (31.1) 175 (43.4) (34.9) 
Currency Adjustments 0.52 (0.3) 0.0 0.0 0.0 

Chg in Cash (118) 65.6 332 (45.7) (3.8) 

Opg CFPS (S cts) 4.23 8.78 10.0 (0.4) 0.64 

Free CFPS (S cts) (77.3) 17.1 29.8 (9.3) (1.3) 

Source: Company, DBS Bank 

Target Price & Ratings History 

Source: DBS Bank 

Analyst: Wei Le CHUNG 

 Derek TAN 

S.No.
Date of  

Report

Clos ing 

Price

12-mth

Target

Price

Rat ing 

1: 04 Feb 21 2.77 3.50 BUY

 Note : Share price and Target price are adjusted for corporate actions.

1

1.41

1.61

1.81

2.01

2.21

2.41

2.61

2.81
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DBS Bank recommendations are based on an Absolute Total Return* Rating system, defined as follows: 

STRONG BUY (>20% total return over the next 3 months, with identifiable share price catalysts within this time frame) 

BUY (>15% total return over the next 12 months for small caps, >10% for large caps) 

HOLD (-10% to +15% total return over the next 12 months for small caps, -10% to +10% for large caps) 

FULLY VALUED (negative total return, i.e.,  > -10% over the next 12 months) 

SELL (negative total return of > -20% over the next 3 months, with identifiable share price catalysts within this time frame) 

*Share price appreciation + dividends 

 

Completed Date:  22 Feb 2021 06:57:27  (SGT) 

Dissemination Date: 22 Feb 2021 07:35:58  (SGT) 

 

Sources for all charts and tables are DBS Bank unless otherwise specified. 

 

GENERAL DISCLOSURE/DISCLAIMER  

This report is prepared by DBS Bank Ltd. This report is solely intended for the clients of DBS Bank Ltd, DBS Vickers Securities (Singapore) Pte 

Ltd, its respective connected and associated corporations and affiliates only and no part of this document may be (i) copied, photocopied or 

duplicated in any form or by any means or (ii) redistributed without the prior written consent of DBS Bank Ltd.      

 

The research set out in this report is based on information obtained from sources believed to be reliable, but we (which collectively refers to 

DBS Bank Ltd, its respective connected and associated corporations, affiliates and their respective directors, officers, employees and agents 

(collectively, the “DBS Group”) have not conducted due diligence on any of the companies, verified any information or sources or taken into 

account any other factors which we may consider to be relevant or appropriate in preparing the research.  Accordingly, we do not make any 

representation or warranty as to the accuracy, completeness or correctness of the research set out in this report. Opinions expressed are 

subject to change without notice. This research is prepared for general circulation. Any recommendation contained in this document does 

not have regard to the specific investment objectives, financial situation and the particular needs of any specific addressee. This document 

is for the information of addressees only and is not to be taken in substitution for the exercise of judgement by addressees, who should 

obtain separate independent legal or financial advice. The DBS Group accepts no liability whatsoever for any direct, indirect and/or 

consequential loss (including any claims for loss of profit) arising from any use of and/or reliance upon this document and/or further 

communication given in relation to this document. This document is not to be construed as an offer or a solicitation of an offer to buy or sell 

any securities. The DBS Group, along with its affiliates and/or persons associated with any of them may from time to time have interests in 

the securities mentioned in this document. The DBS Group, may have positions in, and may effect transactions in securities mentioned 

herein and may also perform or seek to perform broking, investment banking and other banking services for these companies. 

 

Any valuations, opinions, estimates, forecasts, ratings or risk assessments herein constitutes a judgment as of the date of this report, and 

there can be no assurance that future results or events will be consistent with any such valuations, opinions, estimates, forecasts, ratings or 

risk assessments. The information in this document is subject to change without notice, its accuracy is not guaranteed, it may be incomplete 

or condensed, it may not contain all material information concerning the company (or companies) referred to in this report and the DBS 

Group is under no obligation to update the information in this report. 

 

This publication has not been reviewed or authorized by any regulatory authority in Singapore, Hong Kong or elsewhere. There is no 

planned schedule or frequency for updating research publication relating to any issuer.   

 

The valuations, opinions, estimates, forecasts, ratings or risk assessments described in this report were based upon a number of estimates 

and assumptions and are inherently subject to significant uncertainties and contingencies. It can be expected that one or more of the 

estimates on which the valuations, opinions, estimates, forecasts, ratings or risk assessments were based will not materialize or will vary 

significantly from actual results. Therefore, the inclusion of the valuations, opinions, estimates, forecasts, ratings or risk assessments 

described herein IS NOT TO BE RELIED UPON as a representation and/or warranty by the DBS Group (and/or any persons associated with 

the aforesaid entities), that: 

 

(a)  such valuations, opinions, estimates, forecasts, ratings or risk assessments or their underlying assumptions will be achieved, and 

(b) there is any assurance that future results or events will be consistent with any such valuations, opinions, estimates, forecasts, ratings or 

risk assessments stated therein. 
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Please contact the primary analyst for valuation methodologies and assumptions associated with the covered companies or price targets. 

 

Any assumptions made in this report that refers to commodities, are for the purposes of making forecasts for the company (or companies) 

mentioned herein. They are not to be construed as recommendations to trade in the physical commodity or in the futures contract relating 

to the commodity referred to in this report.  

 

DBSVUSA, a US-registered broker-dealer, does not have its own investment banking or research department, has not participated in any 

public offering of securities as a manager or co-manager or in any other investment banking transaction in the past twelve months and does 

not engage in market-making.   

 

ANALYST CERTIFICATION 

The research analyst(s) primarily responsible for the content of this research report, in part or in whole, certifies that the views about the 

companies and their securities expressed in this report accurately reflect his/her personal views. The analyst(s) also certifies that no part of 

his/her compensation was, is, or will be, directly or indirectly, related to specific recommendations or views expressed in the report. The 

research analyst (s) primarily responsible for the content of this research report, in part or in whole, certifies that he or his associate1 does 

not serve as an officer of the issuer or the new listing applicant (which includes in the case of a real estate investment trust, an officer of the 

management company of the real estate investment trust; and in the case of any other entity, an officer or its equivalent counterparty of 

the entity who is responsible for the management of the issuer or the new listing applicant) and the research analyst(s) primarily 

responsible for the content of this research report or his associate does not have financial interests
2
  in relation to an issuer or a new 

listing applicant that the analyst reviews.  DBS Group has procedures in place to eliminate, avoid and manage any potential conflicts of 

interests that may arise in connection with the production of research reports.  The research analyst(s) responsible for this report operates 

as part of a separate and independent team to the investment banking function of the DBS Group and procedures are in place to ensure 

that confidential information held by either the research or investment banking function is handled appropriately.  There is no direct link of 

DBS Group's compensation to any specific investment banking function of the DBS Group. 

 

 

COMPANY-SPECIFIC / REGULATORY DISCLOSURES  

1. DBS Bank Ltd, DBS HK, DBS Vickers Securities (Singapore) Pte Ltd (''DBSVS'') or their subsidiaries and/or other affiliates  have proprietary 

position in Cromwell European Real Estate Investment Trust, LendLease Global Commercial REIT, Keppel Pacific Oak US REIT, Keppel DC 

REIT, Suntec REIT, recommended in this report as of 31 Jan 2021. 

 

2. Neither DBS Bank Ltd nor DBS HK market makes in equity securities of the issuer(s) or company(ies) mentioned in this Research Report.  

 

3. DBS Bank Ltd, DBS HK, DBSVS, their subsidiaries and/or other affiliates have a net long position exceeding 0.5% of the total issued share 

capital in Cromwell European Real Estate Investment Trust, Keppel Pacific Oak US REIT, Keppel DC REIT, recommended in this report as 

of 31 Jan 2021. 

 

4. DBS Bank Ltd, DBS HK, DBSVS, DBSVUSA, their subsidiaries and/or other affiliates beneficially own a total of 1% of any class of common 

securities of Cromwell European Real Estate Investment Trust,, Keppel Pacific Oak US REIT, as of 31 Jan 2021. 

 

Compensation for investment banking services: 

4. DBS Bank Ltd, DBS HK, DBSVS, their subsidiaries and/or other affiliates of DBSVUSA have received compensation, within the past 12 

months for investment banking services from  Straits Trading Company Limited, Suntec REIT, as of 31 Jan 2021. 

 

5. DBS Bank Ltd, DBS HK, DBSVS, their subsidiaries and/or other affiliates of DBSVUSA have managed or co-managed a public offering of 

securities for Straits Trading Company Limited, Suntec REIT, in the past 12 months, as of 31 Jan 2021. 

  

 
1 An associate is defined as (i) the spouse, or any minor child (natural or adopted) or minor step-child, of the analyst; (ii) the trustee of a trust 

of which the analyst, his spouse, minor child (natural or adopted) or minor step-child, is a beneficiary or discretionary object; or (iii) another 

person accustomed or obliged to act in accordance with the directions or instructions of the analyst.   

2 Financial interest is defined as interests that are commonly known financial interest, such as investment in the securities in respect of an 

issuer or a new listing applicant, or financial accommodation arrangement between the issuer or the new listing applicant and the firm or 

analysis.  This term does not include commercial lending conducted at arm's length, or investments in any collective investment scheme 

other than an issuer or new listing applicant notwithstanding the fact that the scheme has investments in securities in respect of an issuer 

or a new listing applicant.   
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6. DBSVUSA does not have its own investment banking or research department, nor has it participated in any public offering of securities 

as a manager or co-manager or in any other investment banking transaction in the past twelve months. Any US persons wishing to 

obtain further information, including any clarification on disclosures in this disclaimer, or to effect a transaction in any security discussed 

in this document should contact DBSVUSA exclusively.            

 

Disclosure of previous investment recommendation produced: 

7. DBS Bank Ltd, DBS Vickers Securities (Singapore) Pte Ltd (''DBSVS''), their subsidiaries and/or other affiliates may have published other 

investment recommendations in respect of the same securities / instruments recommended in this research report during the 

preceding 12 months. Please contact the primary analyst listed in the first page of this report to view previous investment 

recommendations published by DBS Bank Ltd, DBS Vickers Securities (Singapore) Pte Ltd (''DBSVS''), their subsidiaries and/or other 

affiliates in the preceding 12 months.      

 

 

 

RESTRICTIONS ON DISTRIBUTION  

General This report is not directed to, or intended for distribution to or use by, any person or entity who is a citizen or 

resident of or located in any locality, state, country or other jurisdiction where such distribution, publication, 

availability or use would be contrary to law or regulation. 

 

Australia This report is being distributed in Australia by DBS Bank Ltd, DBSVS or DBSV HK. DBS Bank Ltd holds Australian 

Financial Services Licence no. 475946. 

 

DBSVS and DBSV HK are exempted from the requirement to hold an Australian Financial Services Licence under 

the Corporation Act 2001 (“CA”) in respect of financial services provided to the recipients. Both DBS Bank Ltd and 

DBSVS are regulated by the Monetary Authority of Singapore under the laws of Singapore, and DBSV HK is 

regulated by the Hong Kong Securities and Futures Commission under the laws of Hong Kong, which differ from 

Australian laws. 

 

Distribution of this report is intended only for “wholesale investors” within the meaning of the CA. 

 

Hong Kong This report has been prepared by a person(s) who is not licensed by the Hong Kong Securities and Futures 

Commission to carry on the regulated activity of advising on securities in Hong Kong pursuant to the Securities and 

Futures Ordinance (Chapter 571 of the Laws of Hong Kong). This report is being distributed in Hong Kong and is 

attributable to DBS Bank (Hong Kong) Limited, a registered institution registered with the Hong Kong Securities 

and Futures Commission to carry on the regulated activity of advising on securities pursuant to the Securities and 

Futures Ordinance (Chapter 571 of the Laws of Hong Kong). DBS Bank Ltd., Hong Kong Branch is a limited liability 

company incorporated in Singapore.  

For any query regarding the materials herein, please contact Carol Wu (Reg No. AH8283) at dbsvhk@dbs.com 

 

Indonesia This report is being distributed in Indonesia by PT DBS Vickers Sekuritas Indonesia.  
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Malaysia This report is distributed in Malaysia by AllianceDBS Research Sdn Bhd ("ADBSR"). Recipients of this report, 

received from ADBSR are to contact the undersigned at 603-2604 3333 in respect of any matters arising from or in 

connection with this report. In addition to the General Disclosure/Disclaimer found at the preceding page, 

recipients of this report are advised that ADBSR (the preparer of this report), its holding company Alliance 

Investment Bank Berhad, their respective connected and associated corporations, affiliates, their directors, officers, 

employees, agents and parties related or associated with any of them may have positions in, and may effect 

transactions in the securities mentioned herein and may also perform or seek to perform broking, investment  

banking/corporate advisory and other services for the subject companies. They may also have received 

compensation and/or seek to obtain compensation for broking, investment banking/corporate advisory and other 

services from the subject companies. 

 

Wong Ming Tek, Executive Director, ADBSR 

 

Singapore This report is distributed in Singapore by DBS Bank Ltd (Company Regn. No. 196800306E) or DBSVS (Company 

Regn No. 198600294G), both of which are Exempt Financial Advisers as defined in the Financial Advisers Act and 

regulated by the Monetary Authority of Singapore. DBS Bank Ltd and/or DBSVS, 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, DBS Bank Ltd accepts legal responsibility 

for the contents of the report to such persons only to the extent required by law. Singapore recipients should 

contact DBS Bank Ltd at 6327 2288 for matters arising from, or in connection with the report. 

 

Thailand This report is being distributed in Thailand by DBS Vickers Securities (Thailand) Co Ltd.  

 

United 

Kingdom 

This report is produced by DBS Bank Ltd which is regulated by the Monetary Authority of Singapore.  

 

This report is disseminated in the United Kingdom by DBS Vickers Securities (UK) Ltd, ("DBSVUK"). DBSVUK is 

authorised and regulated by the Financial Conduct Authority in the United Kingdom.  

 

In respect of the United Kingdom, this report is solely intended for the clients of DBSVUK, its respective connected 

and associated corporations and affiliates only and no part of this document may be (i) copied, photocopied or 

duplicated in any form or by any means or (ii) redistributed without the prior written consent of DBSVUK. This 

communication is directed at persons having professional experience in matters relating to investments. Any 

investment activity following from this communication will only be engaged in with such persons. Persons who do 

not have professional experience in matters relating to investments should not rely on this communication. 

 

Dubai 

International 

Financial 

Centre  

This research report is being distributed by DBS Bank Ltd., (DIFC Branch) having its office at units 608 - 610, 6th 

Floor, Gate Precinct Building 5, PO Box 506538, DIFC, Dubai, United Arab Emirates. DBS Bank Ltd., (DIFC Branch) is 

regulated by The Dubai Financial Services Authority. This research report is intended only for professional clients 

(as defined in the DFSA rulebook) and no other person may act upon it. 

 

United Arab 

Emirates 

This report is provided by DBS Bank Ltd (Company Regn. No. 196800306E) which is an Exempt Financial Adviser as 

defined in the Financial Advisers Act and regulated by the Monetary Authority of Singapore. This report is for 

information purposes only and should not be relied upon or acted on by the recipient or considered as a 

solicitation or inducement to buy or sell any financial product. It does not constitute a personal recommendation 

or take into account the particular investment objectives, financial situation, or needs of individual clients. You 

should contact your relationship manager or investment adviser if you need advice on the merits of buying, selling 

or holding a particular investment. You should note that the information in this report may be out of date and it is 

not represented or warranted to be accurate, timely or complete. This report or any portion thereof may not be 

reprinted, sold or redistributed without our written consent. 
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United States This report was prepared by DBS Bank Ltd.  DBSVUSA did not participate in its preparation.  The research 

analyst(s) named on this report are not registered as research analysts with FINRA and are not associated persons 

of DBSVUSA. The research analyst(s) are not subject to FINRA Rule 2241 restrictions on analyst compensation, 

communications with a subject company, public appearances and trading securities held by a research analyst. 

This report is being distributed in the United States by DBSVUSA, which accepts responsibility for its contents. This 

report may only be distributed to Major U.S. Institutional Investors (as defined in SEC Rule 15a-6) and to such other 

institutional investors and qualified persons as DBSVUSA may authorize.  Any U.S. person receiving this report who 

wishes to effect transactions in any securities referred to herein should contact DBSVUSA directly and not its 

affiliate.  

 

Other 

jurisdictions 

In any other jurisdictions, except if otherwise restricted by laws or regulations, this report is intended only for 

qualified, professional, institutional or sophisticated investors as defined in the laws and regulations of such 

jurisdictions. 
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