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Privatisation Offer

Offer to delist. Roxy-Pacific Holdings on 20 September
announced a pre-conditional voluntary general offer from TKL &
Family for all the issued ordinary shares in the company. The
offeror is the bid vehicle of a consortium formed by 11
individuals, including the chairman and chief executive of Roxy-
Pacific, Mr Teo Hong Lim. The pre-condition pertains to all
necessary consents under the Overseas Investment Act of New
Zealand.

The offer price of S$0.485 is at a 33.4% discount to adjusted
net asset value of S$0.7287/share (as at 30 Jun 21). 31 Dec
20's ANAV was S$0.7215/share. Currently, the undertaking
parties hold 76.44% of the total number of issued shares.

Emerging from the trough. The Group posted 19.6% yoy
increase in revenue to S$141.2m in 1HFY21, from S$118.1m a
year ago. This was largely due to higher revenue from property
development (+27.4%), offset by lower revenue from hotel
ownership (-29.2%). Property investment segment increased
slightly (+8.5%). 1HFY21 PATMI was S$5.9m, doubled from
S$2.8m a year ago.

Property development. We believe that with residential prices
holding up, along with Roxy-Pacific’'s unbooked contracted
sales (S$564.4m), toplines will be firm for the Group. It has 2
properties under development with a forecasted gross
development value of S$224.1m.

Hotel ownership. Despite the global vaccination drive and
higher vaccination rates, the world continues to grapple with the
virus. We expect tourism to remain weak for the rest of 2021.
Although there is hope of a possible return of travel when
Singapore opens up to more countries under the VTL, large-
scale leisure travel in 2022 remains an uncertainty.

We noted that Singapore-listed property developers are trading
at a significant discount to their adjusted net asset values,
ranging from discount rates of 15.0% to 73.6%.

Key Financials

Revenue (S$'m) 385.4
EBIT (S$'m) 77.3
Net profit (S$'m) 49.8
Basic EPS (S cents) 4.17
Dividend per share (S cents) 1.8
Net cash / (debt) -507.4
Valuation

EBIT margin (%) 20.1
ROIC (%) 6.1
EV/EBITDA (x) 13.4
P/E (X) 12.3
Dividend yield (%) 3.8

FY2017 FY2018 FY2019 FY2020
246.8 132.9 444.0 198.4
65.5 39.3 65.0 -13.6
31.7 21.3 30.3 -29.5
2.42 1.63 2.33 -2.26
1.4 1 0.9 11
-549.4 -751.3 -584.1 -576.7
26.5 29.6 14.6 -6.9
4.3 2.7 3.9 -1.3
16.3 29.3 16.1 NA
19.3 28.8 20.2 NA
3.0 2.1 1.9 2.3
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Offer to delist

Roxy-Pacific Holdings on 20 September announced a pre-conditional
voluntary general offer from TKL & Family for all the issued ordinary shares in
the company. The offeror is the bid vehicle of a consortium formed by 11
individuals, including the chairman and chief executive of Roxy-Pacific, Mr Teo
Hong Lim. The pre-condition pertains to all necessary consents under the
Overseas Investment Act of New Zealand.

The offer price of S$0.485 is at a 33.4% discount to adjusted net asset value
of S$0.7287/share (as at 30 Jun 21). 31 Dec 20’s ANAV was S$0.7215/share.
Currently, the undertaking parties hold 76.44% of the total number of issued
shares.

Emerging from the trough

The Group posted 19.6% yoy increase in revenue to S$141.2m in 1HFY21,
from S$118.1m a year ago. This was largely due to higher revenue from
property development (+27.4%), offset by lower revenue from hotel ownership
(-29.2%). Property investment segment increased slightly (+8.5%). 1HFY21
PATMI was S$5.9m, doubled from S$2.8m a year ago.

Property development

Roxy-Pacific has 2 upcoming development projects with a forecasted gross
development value of S$224.1m.

Proiect Proposed Approximate Approximate Approximate Forecasted
Locjation DeveIFc)) ment % Stake Total Land Area Total GFA Attributable GDV
P sq ft sq ft Land Cost Attributable

Jalan Molek & Residential

0,
TS T B 100% 37,131 103,967 $93.0m $180m
s ER | RS EmiE] 42% 14.300 40,040 $23.8m $44.1m
60 units

Source: Company Data, SAC Capital

We believe that with the firm prices of residential homes, along with Roxy-
Pacific’s unbooked contracted sales, toplines will be firm for the Group. As at
30 June 2021, based on units sold from ongoing development projects, the
Group had total attributable pre-sale revenue of S$564.4m.

High construction costs and delays continue to pose as headwinds and
squeeze property developers’ margins. The manpower supply crunch may
have slowly been easing but we see that the backlogs and delays are still
ahead of the rate of manpower intake. The recent uptick in cases in foreign
workers’ dormitories also pose as a risk.
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Overview of current projects

Attributable Balance

Singapore

Harbour View Gardens
120 Grange

Bukit 828

Arena Residences

RV Altitude

Fyve Derbyshire
Wilshire Residences
Dunearn 386

View at Kismis

Neu at Novena
Malaysia

Wisma Infinitum — The
Colony

Wisma Infinitum — The
Luxe

Development % Stake total sale value gtt_rlbutable % Sold (as at
Type , billings (from Jun 2021)
S$m
Residential 100% $73.7 $1.9 100%
Residential 90% $92.3 $49.0 100%
Residential 80% $32.2 $13.4 100%
Residential 50% $67.1 $40.6 100%
Residential 100% $218.8 $149.1 100%
Residential 100% $95.9 $74.3 75%
Residential 40% $21.2 $18.6 34%
Residential 100% $31.5 $21.5 51%
Residential 60% $139.5 $115.0 98%
Residential 50% $64.0 $56.8 83%
Residential $59.4 $15.1 80%
47%
Residential $34.5 $9.1 55%

Source: Company Data, SAC Capital
Hotel ownership

Grand Mercure Singapore Roxy hotel is a major asset of the Group. In
addition, the Group has opened its upscale boutique hotels under the Noku
hotels brand name in Kyoto and Osaka, Japan, and an upscale resort in
Maldives. The Group’s second upscale resort in Phuket, Thailand, is targeted
to open in FY2022.

Despite the global vaccination drive and higher vaccination rates, the world
continues to grapple with the virus. Singapore made progress by launching the
vaccinated travel lane (VTL), although most of the trips were still done for
business travellers rather than for leisure. Although there is hope of a possible
return of travel when Singapore opens up to more countries under the VTL,
large-scale leisure travel in 2022 remains an uncertainty, especially with the
friction it comes with, i.e. high price tag for numerous Covid-19 tests in
exchange to not to serve quarantine. We expect tourism to remain weak for
the rest of 2021 and hotel owners to continue to be hit by border control
measures in the tourism industry.

Property investment

Property investment made up the remaining 2.8% of revenue and comprises
rental income from shop units in Roxy Square and NZI Centre. Occupancy
ratios as at 30 June 2021 (based on lettable area) were 82% and 100%
respectively.
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Relative peer comparables
Last .
Name MKECap by semil)  Traded RNAV (S§) DSCOUM  pp pE
(S$ mil) . to RNAV
Price (S$)

UOL GROUP LTD 584250  14,320.70 6.920 11.76 412% 059  31.30
GUOCOLAND LTD 1,040.60  6,867.78 1.640 3.60 544% 045  10.60
HO BEE LAND LIMITED 189245  4,479.31 2.850 5.58 48.9% 051  12.46
WINGTAI HOLDINGS LIMITED ~ 1,407.97 1,433.15 1.830 414 55.8% 040 4586
BUKIT SEMBAI_V¥SNG ESTATES ) 260.90 870.56 4.870 5.73 150% 085  6.66
OXLEY HOLDINGS LTD 889.68 3,233.50 0.210 0.2479 153% 089  17.95

RO OIS CORPOIRAMEN | e g 1,965.77 0.780 2.9500 736% 026

LIMITED

ROXY-PACIFIC HLDGS LTD  612.87 1,272.20 0.470 0.7287 355% 126

SINGHAIYI GROUP LTD 425.41 1,309.21 0.101 0.1467 31.2%  0.69

CHIP ENG SENG CORPLTD  325.12 1,476.42 0.415 1.0131 50.0%  0.39
SLB DEVELOPMENT LTD 105.00 222.25 0.115 0.1886 300% 061  7.84
Mean 1,396.49 3404.62 1.84 3.28 426% 063 1895
Median 889.68 1476.42 0.78 2.95 41.2% 059 1246

Source: Bloomberg (22 Sep), Company data, SAC Capital

The offer price of S$0.485 is at a 33.4% discount to its adjusted net asset
value of S$0.7287. This takes into account the fair value of the Grand Mercure
Roxy Hotel, Noku Kyoto, Noku Osaka, hotel under development in Phuket,
Noku Maldives and the head office premise, which were valued at S$679.6m
as at 30 June 2021 compared to net book value of S$216.2m.

We noted that property developers are trading at significant discounts to
adjusted net asset values, ranging from 15.0% to 73.6%, with the largest being
Hong Fok Corp’s 73.6% and Chip Eng Seng’s 59.0%.

We also see Bukit Sembawang Estates as attractive, despite YTD 22.4%
increase in share price. It has net cash of S$391.1m (as at FY ended 31
March) which places them in a strong position to replenish land bank. They
are also able to tap on unutilized bank facilities. In addition, it has a pipeline of
residential launches. However, it trades at a smaller 15.0% discount to RNAV,
the lower end of the average of 42.6% discount.
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DISCLAIMERS AND DISCLOSURES

This report has been prepared and distributed by SAC Capital Private Limited (“SAC Capital”) which is a holder of a capital
markets services licence and an exempt financial adviser in Singapore.

This report has been prepared for the purpose of general circulation, we have not had regard to the specific investment
objectives, financial situation, tax position or unique needs and constraints of any individual person or any specific group of
persons and does not purport to be comprehensive or contain all necessary information which a prospective investor may
require in arriving at an investment decision. Any prospective purchaser should make his own investigation of the securities
and all information provided. Advice should be sought from a financial adviser regarding suitability, taking into account the
specific investment objectives, financial situation or particular needs of the person in receipt of the recommendation, before a
commitment to purchase is entered into.

This report does not constitute or form part of any offer or solicitation of any offer to buy or sell any securities. This report is
confidential and the information in this report shall not be copied or reproduced in part or in whole, and save for the recipient of
this report, shall not be disclosed to any other person without the prior written consent of SAC Capital. The distribution of this
report outside the jurisdiction of Singapore is also strictly prohibited.

Whereas SAC Capital has not independently verified all the information set out in this report, all reasonable care and effort has
been taken to ensure that the facts stated herein are accurate, this report might contain certain forward looking statements and
forward looking financial information which are based on certain assumptions and involve known and unknown risks,
uncertainties and other factors which may cause the actual results or performance of the subject company to be materially
different from those expressed herein. Predictions, projections or forecasts of the economy or market trends are not indicative
of the future performance of the subject company. The inclusion of such statements and information should not be regarded as
a representation, warranty or prediction with respect to the accuracy of the underlying assumptions of the subject company or
that the forecast results will or are likely to be achieved.

Our opinion and facts set out in this report are based on the market, economic, industry and other applicable conditions
prevailing as at the date of the preparation of this report. Such conditions may change significantly over a relatively short
period of time and we assume no responsibility to update, revise or reaffirm our opinion in light of any development
subsequent to the publication of this report, that may or may not have affected our opinion contained herein.

This report contains forward-looking statement which are based on assumptions or forecasts and are subject to uncertainties
which may result in the actual result or performance to be materially different from the opinion or facts set out herein. Caution
should be exercised in placing undue reliance on such statements. such assumptions or forecasts may change over a
relatively short period of time and we assume no responsibility to update, revise or reaffirm our opinion in light of any
development subsequent to the publication of this report.

No representation or warranty, expressed or implied, is made and no responsibility is accepted by the company, SAC Capital,
or any of their affiliates, advisers or representatives as to the fairness, accuracy, completeness or adequacy of such
information or facts, in this report or any other written or oral information made available to any interested party or its advisers
and any liability therefore is hereby expressly disclaimed.

SAC Capital and its associates, directors, and/or employees may have positions in the securities covered in the report and
may also perform or seek to perform other corporate finance and/or capital markets related services for the company whose
securities are covered in the report. SAC Capital and its related companies may from time to time perform advisory services or
solicit such advisory services from the entity mentioned in this report (“Other Services”). This report is therefore classified as a
non-independent report. However, the research professionals involved in the preparation of this report are independent of
those possible or actual business relationships as they have not and will not participate in the solicitation or provision of such
business.

As at the date of this report, SAC Capital does not have proprietary positions or interests in the subject company, except for:

Party Quantum of position

Nil Nil

As at the date of this report, SAC Capital, has had business relations with the subject company within the past 12 months, as
disclosed hereunder:

Nature of Business Relation Date of Business Relation

Nil Nil
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As at the date of this report, none of the analysts who covered the securities in this report have any proprietary position or
material interest in the subject companies covered here in, except for:

Analyst name Quantum of position

Nil Nil

ANALYST CERTIFICATION/REGULATION AC

As noted above, research analyst(s) of SAC Capital who produced this report hereby certify that

(i) The views expressed in this report accurately reflect his/her personal views about the subject corporation(s);
(i) The report was produced independently by him/her;

(i) He/she does not on behalf of SAC Capital or any other person carry out Other Services involving any of the subject
corporation(s) or securities referred to in this report; and

(iv) He/she has not received and will not receive any compensation directly or indirectly related to the recommendations or
views expressed in this report or to any sales, trading, dealing or corporate finance advisory services or transaction in respect
of the securities in this report. He/she has not and will not receive any compensation directly or indirectly linked to the
performance of the securities of the subject corporation(s) from the time of the publication of this report either.



