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Ove rweight (from Neutral)

e U/G to OVERWEIGHT from Neutral; Top Picks: City Developments, APAC
Realty. The residential market is making a comeback with a sharp pick-up in
buying interest seen at new launches (4Q24), indicating a change in buyer
sentiment on the back of easing mortgage costs, a healthy labour market/wage
growth, and pent-up demand from the lack of new launches. We expect
momentum to continue into 2025, supported by a slew of attractive launches
and strong GDP growth. Real estate agencies will be direct beneficiaries while
developer stocks should see the narrowing of steep trading discounts.

e The key risk to our call remains another round of stringent cooling measure
targeting the private property market, such as across-the-board increases in
Additional Buyer’s Stamp Duty (ABSD) and the lowering of loan-to-value (LTV)
ratios. However, we do not rule out the possibility of targeted measures to
tackle rising Housing & Development Board (HDB) resale market prices and a
potential increase in sellers’ stamp duty and holding period (from three years
currently) to curb speculative purchases and overheating if prices continue to
rise at a faster clip (ie >3% per quarter).

¢ New home sales momentum to continue into 2025. We expect primary
volumes of 9,000-10,000 units this year (up 30-50% YoY), driven by lower
mortgage rates, resilient household balance sheets, and an increase in new
launch supply of >13,000 units (double that of 2024). Demand, however, is
expected to remain selective, price-sensitive, and skewed towards the mass
market and mid-tier segments. This follows a marked turnin buying interest in
4Q24, which saw ¢.3,500 new homes being sold (more than the entire 9M24).
Developers sold a total of 6,560 units in 2024 (+2% YoY). The healthy interest
in new launches is likely to spill over into the secondary market segment, as
there remains a significant (30-50%) price differential, with a 10-15% YoY
increase in private resale transaction volumes expected.

Residential prices to continue moderating 1-4% in 2025 as higher supply and
choices in the market, coupled with price-sensitive demand and ABSD
deadlines will likely limit developers’ pricing power. This is especially
noticeable in the high-end segment, where the developer of One Bernam
recently dangled discounts of 15-27%, resulting in a near sell-out of remaining
units. Based on Urban Redevelopment Authority (URA) flash estimates, the
private residential index rose 3.9% in 2024 (2023: 6.8% and 2022: 8.6%).

Developers to maintain cautious bidding stance amid ramp-up in land supply
over the last three years via government land sales (GLS) programmes. For
1H25, GLS has been raised to 8,505 units (2H24: 8,140 units), comprising
5,030 units (2H24: 5,050) in the confirmed list. Notably, there will be three
executive condominium (EC) sites in the confirmed list, yielding 980 units
(75% higher than the previous half) to cater to rising EC demand. We expect
developers to remain selective and measured in their bids as development
margins remain thin (5-15%) amid increasing cost pressures. This, in our view,
could lead to a more stable and sustained property market recovery in 2025.
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Company Name Ratin Target %Upside P/E(x) P/B(x) ROAE (%) Yield(%)
pany ® (SGD) (Downside) Dec-25F Dec-25F Dec-25F Dec-25F
APAC Realty Buy 0.42 1.9 11.4 0.9 7.8 6.6
City Developments  Buy 7.30 44.3 124 0.5 3.9 2.4
Source: Company data, RHB
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Population, demand and supply

Singaporean population back in growth trajectory... Singapore’s population grew 2% YoY in
2024 to 6.04m, following a 5% growth in the previous year. Both resident (Singaporeans and
permanent residents) and foreigner populations saw growth of 1% and 5% YoY respectively.
Theresident population growth came despite a declining total fertility rate (TFR), which stood
at a historic low of 0.97 in 2023, as over the last five years, the average number of permanent
residencies and citizenships granted (Figure 3) have, on average, increased by 4.8% and 3.7%
- more than offsetting the impact of the declining local birth rate. The rising resident
population growth is one of the key catalysts for long-term residential buying demand.

Figure 1: Singapore population trend Figure 2: Singapore’s resident population and growth trend
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Figure 3: Number of citizenships and PRs granted since 2009
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...and buying demand is purely driven by locals, with Singaporeans and permanent residents
accounting for c.99% of the overall non-landed residential transactions (excluding EC) in the
market (Figure 4). Purchases made by foreign buyers have trickled down to below 100 units
per quarter, since the doubling of the ABSD rates to 60% for foreigners in Apr 2023. Most of
the foreign buyers are mainly from countries such as the US, Switzerland, Iceland, Norway,
and Liechtenstein, who are eligible for ABSD remission under their respective nations’ free
trade agreements.

Another source of demand has been the HDB upgrader demand, driven by the steadily rising
HDB resale flat prices (+9.6% in 2024), with a record-breaking 1,000 HDB flats crossing
SGD1m in 2024, which was more than double the estimated 469 flats above SGD1m in 2023.
According to PropNex Research, the estimated 44,863 flats reaching their minimum
occupation period (MOP) from 2025-2027, coupled with the HDB resale market momentum
remaining fairly strong, should continue to support private property demand and prices.

See important disclosures at the end of this report
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Figure 4: Non-landed residential purchases by residential status  Figure 5: HDB flats reaching MOP (since 2016)
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Average annual demand and supply. Based on our compilation of URA data, developers have
sold 6,888 units on average over the last three years (2021-2024), which is c.25% below the
10-year average demand of 9,111 units (Figure 6). This, we believe, is due to a combination of
weak buying demand from higher interest rates, and lower market supply, as only an average
of 6,348 units were launched during the last three years, compared to the 10-year average
supply of 8,004 units. This, coupled with rising local population, in our view, has resulted in a
slight build-up of pent-up demand. With the moderation of interest rates, we believe market
conditions are ripe for a resurgence in market demand in 2025. Demand though has been
mainly on the mass market and mid-tier segments (Figure 7), while high-end segment demand
has been muted post the implementation of stringent ABSD measures.

Figure 6: Units sold vs units launched since 2015

Figure 7: Monthly sales by segments
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New launch units expected to nearly double in 2025. Based on PropNex Research’s
estimates as of Nov 2024, a total of 14,694 units from 34 projects are set to be launched this
year, while Edgeprop estimates ¢.13,500 units from 32 new launches. In comparison, the
average number of new launches over the last three years was ¢.7,500 units. 2025 will also
see a large number of new launches in the core central region (high-end), where buying
demand has been slightly weak. Although recent data points indicate that buyers are keen on
high-end projects where developers have offered attractive discounts and prices, we believe
market demand for new launches will likely remain dual paced and highly price sensitive, with
projects with attractive locations and amenities seeing much stronger take-up rates of >50%
during the launch weekend.

Strong primary market sales are also likely to have a pull effect on secondary market
transactions, resulting in increased activity on the comparable resale projects in the vicinity
of new launches, as the secondary market still offers an attractive pricing discount of 40-50%
compared to new launch prices. Therefore, we expect resale market transactions to rise 10-
15% YoY in 2025 after a similar rise this year.

See important disclosures at the end of this report
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Figure 8: 1H25 upcoming new launches

No Upcoming projects Location Region Tenure No. of units
1 The Orie Lorong 1 Toa Payoh RCR 99 777
2 Bagnall Haus (former Bagnall Court) Upper East Coast Road OCR FH 113
3 Lentor Central Residences Lentor Central OCR 99 477
4 ELTA Clementi Avenue 1 OCR 99 501
5 Aurelle of Tampines (EC) Tampines Street 62 OCR 99 760
6 Marina Gardens Lane GLS Marina Gardens Lane RCR 99 937
8 W Residences Singapore- Marina View Marina View CCR 99 683
9 Aurea Beach Road CCR 99 188
10 Parktown Residence Tampines Avenue 11 OCR 99 1,193
11 Arina East Residences Tanjong Rhu Road RCR FH 107
12 Former Robertson Walk Unity Street CCR 99 348
13 Bloomsbury Residences Media Circle RCR 99 358
14 Orchard Boulevard GLS Orchard Boulevard CCR 99 280
15 Plantation Close (EC) (2) Plantation Close OCR 99 560
16 Former Sin Ming Centre Sing Ming Road RCR 99 34
Total 7316
Note: RCR - Rest of Central Region, OCR - Outside Central Region, and CCR - Core Central Region
Source: PropNex Research Dec 2024
Developers likely to continue bidding cautiously amid increased GLS supply. The
Government has been steadily increasing private housing supply since 2022 to cater to
growing demand and moderate price growth. For 1H25, the number of confirmed-list
residential properties of 5,030 units is similar to that of 5,050 units for 2H24, but ¢.60% higher
than the average confirmed list supply in GLS programmes from 2021 to 2023. Note: Siteson
the confirmed list are automatically launched for tendering as per the planned schedule, while
sites on the reserve list need to be triggered by a developer with a committed acceptable
minimum price set by the URA.
The steady increase in land supply is starting to have the desired effect, with moderation in
land bids observed in recent land sales. Developers have also accumulated more landbank in
the last two years, and have turned more selective on sites and prices. This trend is expected
to continue in upcoming land bids, and should soften overall land prices, thereby having a
corresponding moderating effect on prices in the upcoming launches.
Figure 9: Non-landed residential sites under GLS (including EC) Figure 10: EC residential sites under GLS
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Unsold inventory and vacancy rates

Unsold inventory below long-term average; starting to ease. Inventory levels eased
marginally to 19,940 units as at end 3Q24, down 3% QoQ after being on a rising trend over
the last few quarters. This is as new launch supply was very low in 9M24 and buying demand
slowly started to show improvements from 3Q24 with the commencement of rate cuts.
Current inventory levels are still 10% below the 10-year average, and based on annual
demand of 7,000-8,000 units, this will take less than three years to clear, which we believe is
not high enough to cause pricing pressures in the market.

See important disclosures at the end of this report
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The unsold units are well spread across market segments, with mid-tier accounting for the
bulk of it (37%), followed by mass market (33%), and the high-end segment (30%). The higher
unsold units in the mid-tier inventory is mainly due to the slew of new launches in this
segment. However, with demand in this segment remaining fairly resilient, we expect this to
come off. We think the only segment where unsold units have been facing a bit of a challenge,
is the high-end segment, where demand remains slightly weak due to the absence of foreign
purchases and investment demand.

Movinginto 2025, we expect inventory levels to fluctuate at ¢.20,000 units. While we may see
aslightincrease ininventory this year, it will likely be due to a sharp increase in the number of
new launches with an estimated 13,000-15,000 units expected to be launched. This is unlikely
to be a major concern, as demand indicators remain positive.

On the vacancy front, overall vacancy rates slightly increased to 7.2% as at 3Q24, from 6.1%
in the previous quarter, and higher than the 5-year average of 6.3%. Unsurprisingly, high-end
properties have the highest vacancies at 11.2%, followed by 8.1% in the mid-tier segment and
4.9% for mass market properties. The higher vacancy rates, in our view, will likely keep a lid
on rent growth to a more modest 2-4% level in 2025.

Figure 11: Unsold units stabilising and below average Figure 12: Vacancy rates to normalise in 2025
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Household debt and interest rates

Household balance sheet remains robust. Based on the Monetary Authority of Singapore’s
(MAS) data, overall household debt (3Q) grew by 3.6% YoY and 1.6% QoQ to SGD374bn,
driven by a 3% YoY increase in overall mortgage loans which stood at SGD275bn as at end
3Q24. Household assets, on the other hand, rose at a much faster clip of 8.3% YoY to
SGD3.35trn, driven by a rise in financial assets, shares, and securities. About 20% of
household assets are in the form of currency and deposits at SGD633bn, which in itself is >2x
that of household mortgage loans, indicating fairly high loan coverage.

Aggregate household debt as a share of personal disposable income has been on a downward
trend since 4Q21 and is at a decade-low of 1.1. This is driven by healthy income growth
outpacing debt accumulation. In 2025, household debt is likely to grow at a slightly faster clip
than last year, on the back of an expected pick-up in transaction volumes in both primary and
secondary markets, as well as a gradual price increase resulting in a higher loan quantum.
However, this should be mostly offset by income growth, with the economy expected to
remain healthy.

Overall housing NPL ratio ticked slightly lower in 3Q24 at 0.26%, which is well below the 10-
year average of 0.37%, mirroring the improved resilience of household balance sheet.

See important disclosures at the end of this report R"B‘
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Figure 13: Household debt, mortgage loans, and currency & Figure 14: Housing NPL ratio (%)
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Mortgage rates have moderated from its peak. MAS, in its Nov 2024 financial review, noted
that fixed mortgage rate packages offered by banks peaked at 4.5% at end-2022 and fell to
below 3% in 1H24. This has since fallen closer to ¢.2.5% as at end 4Q24, based on our checks
on bank websites, although we believe it will inch higher in the coming quarters due to the
recent revision in market inflation expectations, albeit unlikely to revert closer to 2022 levels.

At the same time, the risk of a delayed upward adjustment in average mortgage rates on debt
servicing has diminished. As many as 90% of borrowers now bear the post-pandemic upswing
in interest rates, including borrowers who have refinanced or taken up new loans since major
central banks began hiking rates in 2H22.

Results of MAS' stress test on households, which assumes an immediate increase in mortgage
rates to 5.5%, together with a simultaneous income loss of 10%, affirm that debt servicing
capacity is sufficient to survive adverse shocks. More than 90% of households would be able
to continue servicing their mortgages in this scenario. However, a small segment of highly
leveraged borrowers, accounting for less than 5% of total mortgage loans, could be more
vulnerable to repayment risk.

Stock impact: Agencies are the best proxy while positive news flow likely to
support developers

APAC Realty (APAC SP, BUY, TP: SGD0.42). We expect a strong earnings recovery for APAC
in 2025, with a ¢.50% increase in net profits driven by a surge in residential transaction
volumes. Valuationis reasonably cheap at 11x FY25F P/E with a healthy 7% forward dividend
yield and net cash position presenting limited downside risks.

City Developments (CIT SP, BUY, TP: SGD7.30). CIT currently has among the largest
residential landbanks in Singapore and has seen strong take-up rates for its new launches.
Based on our estimates, CIT currently has unbilled residential sales in excess of SGD4bn.
However, a key concern is its growing debt and financing cost pressures, which are weighing
on its bottomline. A potential significant divestment of assets as guided by management
(>SGD 1bn) in the near term could alleviate debt concerns and act as a share price catalyst.
CIT is trading near historic lows and below the -2SD levels of P/BV and P/RNAV.

See important disclosures at the end of this report
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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 may contain comments, estimates, projections, forecasts and expressions of
opinion relating to macroeconomic research published by RHB economists of which
should not be considered as investment ratings/advice and/or a recommendation by
such economists on any securities discussed in this report.

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.

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
andinformation 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 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.

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

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

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

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

RESTRICTIONS ON DISTRIBUTION
Malaysia

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

Indonesia

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

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

United States

This report was prepared by RHB is meant for distribution 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”) via a registered U.S. broker-dealer as appointed by RHB from time to time.
Accordingly, any access to this report via Bursa Marketplace or any other Electronic
Services Provider is not intended for any party other than “major” US institutional
investors (viaaregistered U.S broker-dealer), nor shall be deemed as solicitation by RHB
in any manner. RHB is not registered as a broker-dealer in the United States and
currently has not appointed a U.S. broker-dealer. Additionally, RHB does not offer
brokerage services to U.S. persons. Any order for the purchase or sale of all securities
discussed herein must be placed with and through a registered U.S. broker-dealer as
appointed by RHB from time to time as required by the Exchange Act Rule 15a-6. For
avoidance of doubt, RHB reiterates that it has not appointed any U.S. broker-dealer
during the issuance of this report. 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 any
registered U.S. broker-dealer as appointed by RHB from time to time and therefore may
not be subject to any applicable restrictions under Financial Industry Regulatory
Authority (“FINRA”) rules on communications with a subject company, public
appearances and personal trading. Investing in any non-U.S. securities or related
financial instruments discussed in this research report may present certain risks. The
securities of non-U.S. issuers may not be registered with, or be subject to the regulations
of, the U.S. Securities and Exchange Commission. Information on non-U.S. securities or
related financial instruments may be limited. Foreign companies may not be subject to
audit and reporting standards and regulatory requirements comparable to those in the
United States. The financial instruments discussed in this report may not be suitable for
all investors. Transactions in foreign markets may be subject to regulations that differ
from or offer less protection than those in the United States.

DISCLOSURE OF CONFLICTS OF INTEREST

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

As aresult of the same, in the ordinary course of its business, any member of the RHBIB
Group, may, from time to time, have business relationships with, hold any positions in
the securities and/or capital market products (including but not limited to shares,
warrants, and/or derivatives), trade or otherwise effect transactions for its own account
or the account of its customers or perform and/or solicit investment, advisory or other
services from any of the subject company(ies) covered in this research report.

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

In Singapore, investment research activities are conducted under RHB Bank Berhad
(through its Singapore branch), and the disclaimers above similarly apply.

Malaysia

Save as disclosed in the following link RHB Research Conflict Disclosures - Jan 2025

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

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

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

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

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

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

Indonesia

Save as disclosed in the following link RHB Research Conflict Disclosures - Jan 2025

and to the best of our knowledge, PT RHB Sekuritas Indonesia hereby declares that:

1. PTRHB Sekuritas Indonesia and its investment analysts, does not have any interest
in the securities of the subject company(ies) covered in this report.

For the avoidance of doubt, interest in securities include the following:

a) Holding directly or indirectly, individually or jointly own/hold securities or
entitled for dividends, interest or proceeds from the sale or exercise of the
subject company’s securities covered in this report™;

b) Beingbound by an agreement to purchase securities or has the right to transfer
the securities or has the right to pre subscribe the securities*.

c) Being bound or required to buy the remaining securities that are not
subscribed/placed out pursuant to an Initial Public Offering*.

d) Managing or jointly with other parties managing such parties as referred to in
(a), (b) or (c) above.

2. PTRHB Sekuritas Indonesiais not amarket maker in the securities or capital market
products of the subject company(ies) covered in this report.

3. None of PT RHB Sekuritas Indonesia’s staff** or associated person serve as a
director or board member* of the subject company(ies) covered in this report.

4. PT RHB Sekuritas Indonesia did not receive compensation for investment banking
or corporate finance services from the subject company in the past 12 months.

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

Notes:

*The overall disclosure is limited to information pertaining to PT RHB Sekuritas Indonesia only.

**The disclosure is limited to Research staff of PT RHB Sekuritas Indonesia only.

Singapore

Save as disclosed in the following link RHB Research Conflict Disclosures - Jan 2025

and to the best of our knowledge, the Singapore Research department of RHB Bank

Berhad (through its Singapore branch) hereby declares that:

1. RHB Bank Berhad, its subsidiaries and/or associated companies do not make a
market in any issuer covered by the Singapore research analysts in this report.

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

3. RHB Bank Berhad'’s Singapore research staff or connected persons do not serve
on the board or trustee positions of the issuer covered by the Singapore research
analysts in this report.

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

5. RHB Bank Berhad’s Singapore research analysts, or person associated or
connected to it do not have any interest in the acquisition or disposal of, the
securities, specified securities based derivatives contracts or units in a collective
investment scheme covered by the Singapore research analysts in this report.

6. RHB Bank Berhad’s Singapore research analysts do not receive any compensation
or benefit in connection with the production of this research report or
recommendation on the issuer covered by the Singapore research analysts.

Analyst Certification

The analyst(s) who prepared this report, and their associates hereby, certify that:

(1) they do not have any financial interest in the securities or other capital market
products of the subject companies mentioned in this report, except for:

Analyst Company

(2) no part of his or her compensation was, is or will be directly or indirectly related to
the specific recommendations or views expressed in this report.
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