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TOP Global has been busy selling
strata units at 15 Scotts Road (pre-
viously called Thong Teck Build-
ing) post its delisting from the Sin-
gapore Exchange in August 2021.

Most recently, it has put up for
sale two strata ground floor retail
units, with a combined strata area
of around 6,437 square feet (sq ft),
at15 Scotts Road – a District 9 free-
hold nine-storey commercial
building located near the Tanglin
Club.

Marketing agent Cushman & Wa-
kefield said that the indicative
price is S$38.8 million for the two
units, or around S$6,000 per
square foot (psf). The current ten-
ants are a luxury home interior de-
cor brand and a premium spa facil-
ity.

Interest could be high. Follow-
ing new measures to cool the resi-
dential property market, the appe-
tite for freehold strata office and
retail spaces in prime locations is
expected to be strong.

A foreigner who is not a perma-
nent resident (PR) now pays a 60
per cent Additional Buyer’s Stamp
Duty (ABSD) to buy a home here.

The said foreigner pays no ABSD
when buying non-residential prop-
erties.

For a non-PR foreigner, the dif-
ference in total stamp duties paya-
ble for buying a non-residential
property and a residential proper-
ty worth S$38.8 million amounts to
S$23.6 million. 

Moreover, there is scarcity value
in centrally located strata commer-
cial spaces. In March 2022, the Ur-
ban Redevelopment Authority re-
stricted the strata subdivision of
commercial components of devel-
opments in the Central Area – in-
cluding Scotts Road.

Low-ball privatisation

Top Global was previously a listed
entity. The group was successfully
privatised by an investment com-
pany owned by Sukmawati Widja-
ja, who is the sister of tycoon Oei
Hong Leong and daughter of the
late Eka Tjipta Widjaja.

Sukmawati and her son Hano
Maeloa owned nearly 87 per cent of
Top Global at the time of the offer
announcement. Sukmawati’s bid of
S$0.39 per share in cash was
deemed not fair but reasonable by
the independent financial advisor
Stirling Coleman Capital. 

The reasons for the bid being
seen as not fair included the offer
price representing a discount to
end-2020 net asset value (NAV) of
about 47 per cent, and a discount
to revalued NAV (RNAV) of about 68
per cent. The difference between
RNAV and NAV largely came from

development properties in Indone-
sia.

Grounds for the bid being
deemed reasonable included the
offer price being above various his-
torical trading prices and poor
trading volume of the shares.

I think regulations should be
tightened to stop privatisations of
property-linked groups from suc-
ceeding unless offers are made at
around NAV. 

Doing right

As a business leader with acumen,
Sukmawati played by the rules of
the game when she privatised Top
Global.

But in the spirit of good gover-

nance and corporate social respon-
sibility, should business leaders do
more than merely play by the rules
of the game?

Top Global held 23 strata office
and retail units at 15 Scotts Road,
worth about S$169 million as at
end-2020.

Post-privatisation, the group
sold eight strata office lots occupy-
ing about 8,643 sq ft to multiple
buyers for around S$32 million in
total, or just under S$3,700 psf in
September 2021. 

The Business Times understands
from market sources that other
sales by Top Global included office
space on the third, sixth and eighth
floors for a total of almost S$55

million, between February and De-
cember 2022.

ACushman & Wakefield spokes-
person said that Top Global is left
today with three units at 15 Scotts
Road – the two ground floor units
being put up for sale and one strata
unit on the second floor.

Perhaps Top Global should have
unlocked value for all sharehol-
ders by selling units at 15 Scotts
Road and other investment proper-
ties before going private.

Property groups are popular tar-
gets of privatisation attempts by
major shareholders. For example,
the Ong family, who are controlling
shareholders of construction and
property company Lian Beng

Group, are in the midst of trying to
privatise the group, with an offer
that is significantly below NAV.

That property groups get priva-
tised is unsurprising, given that
many such groups trade way below
book value.

Property groups should, howev-
er, be privatised in a fairer way. Sell
the investment properties first and
return the proceeds raised to sha-
reholders. The remaining property
development business, which may
involve projects with long gesta-
tion periods and may generate
lumpy earnings, can subsequently
be taken private.

In future, independent directors
of listed property groups that re-
ceive low-ball privatisation bids
should insist that investment
properties are put up for sale first.

Many societies are fraying be-
cause of rising inequality. Some
people are losing faith in capital-
ism due to the generation of vastly
unequal outcomes and percep-
tions of wealthy people unfairly
gaming the system.

The business elite should learn
to exercise restraint, to ensure the
sustainability of capitalism. Re-
gardless of what the rules are, treat
workers, suppliers, customers and
minority investors fairly. In short,
business leaders must walk the
talk on good governance.

Boards of undervalued asset-
heavy listed property groups need
to urgently do the right thing by
working to unlock value for the
benefit of all shareholders. 
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Top Global is case study why firms should be made to
sell their investment properties before going private 
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OFFSHORE and marine stalwart
Seatrium, formerly known as
Sembcorp Marine (Sembmarine),
and individuals from the company
are being investigated by the Cor-
rupt Practices Investigation Bureau
(CPIB) for alleged corruption of-
fences. 

In a press statement on Wednes-
day (May 31), CPIB noted that it was
acting on information received. 

“As investigations are ongoing,
CPIB will not be able to provide fur-
ther details at this juncture,” it said. 

“Singapore adopts a strict zero-
tolerance approach towards cor-

ruption. CPIB investigates without
fear or favour and will not hesitate
to take action against any parties
involved in corrupt activities.”

In March, Seatrium issued a no-
tice that its wholly-owned subsidi-
ary, Estaleiro Jurong Aracruz (EJA),
was being investigated for “alleged
irregularities” in its practices. 

This came after the Office of the
Comptroller General of Brazil pub-
lished a notice in the official ga-
zette stating that it had initiated
preliminary administrative pro-
ceedings against EJA for past con-
duct linked to Operation Car Wash. 

Operation Car Wash is a major
anti-corruption probe in Brazil that
has implicated scores of politic-

ians and large Brazilian compa-
nies, including state-owned oil
company Petrobras. The nation-
wide criminal investigation by the
Federal Police of Brazil was first
launched in 2014 as a money laun-
dering investigation, before ex-
panding to cover allegations of cor-
ruption.

In a bourse filing last month,
Seatrium said preliminary admin-
istrative proceedings against EJA
have been suspended. 

It added that the company will
continue to cooperate and work
with Brazilian authorities. 

Shares of Seatrium closed at
S$0.123 on Wednesday, up 2.5 per
cent or S$0.003.

Seatrium under investigation by CPIB for alleged corruption
By Ry-Anne Lim
limmin@sph.com.sg 
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THE manager of Aims Apac Real Es-
tate Investment Trust (AA Reit)
plans to launch an equity funding
exercise to raise gross proceeds of
approximately S$100 million, it an-
nounced on Wednesday (May 31). 

This comprises a private place-
ment of between 56 million and
57.7 million new units to raise
around S$70 million in gross pro-
ceeds, and a non-renounceable

preferential offering of up to 25.4
million new units to raise gross
proceeds of about S$30 million. 

The private placement units will
be priced between S$1.214 and
S$1.249 apiece – at a discount of be-
tween 5.3 per cent and 8 per cent to
the volume-weighted average
price (VWAP) of S$1.319 per unit for
trades done on Tuesday. 

The manager also intends to de-
clare an advanced distribution of
between S$0.017 and S$0.019 per
unit in connection with the private

placement.
Assuming an advanced distri-

bution of S$0.018 per unit is de-
ducted, the private placement is-
sue price range represents a dis-
count of between 4 per cent and 6.7
per cent to an adjusted VWAP of
S$1.301 per unit – for illustrative
purposes.

Under the preferential offering,
new units will be priced between
S$1.189 and S$1.224 apiece. This
represents a discount of between
about 7.2 per cent and 9.9 per cent

to the VWAP of S$1.319 per unit for
all trades done on Tuesday. 

The preferential offering issue
price range represents an approxi-
mate 5.9 per cent and 8.6 per cent
to the adjusted VWAP of S$1.301
per unit after subtracting an ad-
vanced distribution of S$0.018 per
unit, for illustrative purposes.

Assuming that gross proceeds
of S$100 million are raised from
the equity fundraising, the manag-
er intends to use around S$32 mil-
lion to fund the asset enhancement

initiatives (AEIs) for two of its Sin-
gapore properties. 

Another S$65.2 million will be
used to fund its other AEIs, redeve-
lop its properties and for potential
acquisitions.

It will also be used to pare down
the Reit’s existing debt to keep its
aggregate leverage within the de-
sired range. 

Some S$2.8 million will go to-
wards the payment of estimated
professional and other fees and ex-
penses incurred by the Reit in con-

nection with the equity fundrais-
ing. The placement launched on
Wednesday and will close on
Thursday, while the preferential
offering will begin on Jun 14 and
close on Jun 22 at 5.30 pm. The rec-
ord date for the preferential offer-
ing and advanced distribution is
Jun 9 at 5 pm. 

Units of AA Reit closed down 1.5
per cent or S$0.02 at S$1.31 on
Tuesday before it requested a trad-
ing halt on Wednesday prior to the
market open.

Aims Apac Reit to launch equity funding exercise to raise around S$100 million
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CAPITALAND Investment (CLI)
group chief corporate officer
Quah Ley Hoon will join SPH
Media’s board with effect from
Jun 1, the media group said on
Wednesday (May 31). 

Quah currently oversees cor-
porate matters at the real estate
investment manager, including
group communications, organi-
sational culture development, tal-
ent and people, legal, procure-
ment and administration, as well
as government relations. 

Her experience spans both the
private and public sectors. Before
CLI, she was the Maritime and
Port Authority of Singapore’s
(MPA) first woman chief execu-
tive, a role she held from January
2019 to September 2022 before
joining CLI in December 2022. 

She led MPA through the Co-
vid-19 pandemic, organising vac-
cination drives for local maritime
personnel and crew members on-
board ships calling at Singapore. 

She also helped establish the
Global Centre for Maritime Decar-
bonisation in August 2021, and
managed the launch of the Mari-
time Singapore Decarbonisation
Blueprint in March 2022. 

Prior to MPA, Quah was chief
editor of Mediacorp’s Channel
NewsAsia from 2013 to 2018, in
charge of international news pro-
duction for a year, as well as En-
glish programmes and documen-
taries by the current affairs team.

In the public sector, Quah had
stints at the Ministry of Trade and
Industry, Ministry of the Environ-
ment, Prime Minister’s Office,
Ministry of Community, Youth
and Sports, and Ministry of Fi-
nance.

By Vivienne Tay
vtay@sph.com.sg 
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Quotation of taxable book-entry Singapore Government Bonds 
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As at May 31, 2023

01.07.2023 NX13100H 2013 2 3/4 8,800  1/1   1/7 150 99.86 4.34 SG3260987684
01.02.2024 N519100A 2019 2 9,900  1/8   1/2 119 98.76 3.89 SGXF92110679
01.09.2024 NY09100H 2009 3 11,300  1/3   1/9 91 99.29 3.58 SG7S30941627
01.06.2025 NX15100Z 2015 2 3/8 11,700 1/12  1/6 181 98.15 3.34 SG31A0000001
01.11.2025 N520100A 2020  1/2 5,900 1/5   1/11 30 93.71 3.22 SGXF29144064
01.06.2026 NX16100F 2016 2 1/8 8,500 1/12  1/6 181 96.99 3.18 SG31A8000003
01.11.2026 N521100V 2021 1 1/4 5,200 1/11  1/5 30 94.00 3.11 SGXF12888537
01.03.2027 NZ07100S 2007 3 1/2 10,700 1/9   1/3 91 101.62 3.04 SG7J60932174
01.09.2027 N522100N 2022 2 7/8 3,000 1/9   1/3 91 99.76 2.93 SGXF33080817
01.05.2028 NX18100A 2018 2 5/8 7,800   1/5   1/11 30 98.80 2.89 SG31B7000002
01.07.2029 NY14100E 2014 2 7/8 7,600  1/1   1/7 150 99.92 2.89 SG3263998209
01.09.2030 NZ10100F 2010 2 7/8 9,500 1/3   1/9 91 99.97 2.88 SG7U32949426
01.07.2031 NX21100N 2021 1 5/8 6,300 1/1   1/7 150 90.98 2.88 SGXF76205099
01.08.2032 NX22100W 2022 2 5/8 6,300 1/2   1/8 119 98.20 2.85 SGXF46767848
01.09.2033 NZ13100V 2013 3 3/8 6,800 1/3   1/9 91 104.61 2.85 SG3261987691
01.08.2036 NZ16100X 2016 2 1/4 9,100 1/2   1/8 119 94.43 2.76 SG31A9000002
01.07.2039 NZ19100S 2019 2 3/8 5,100  1/1   1/7 150 96.13 2.67 SGXF13029610
01.04.2042 NA12100N 2012 2 3/4 7,300 1/10  1/4 60 102.73 2.57 SG3254976487
01.03.2046 NA16100H 2016 2 3/4 7,400  1/9   1/3 91 104.85 2.47 SG31A7000004
01.03.2050 NA20100F 2020 1 7/8 7,200 1/9   1/3 91 89.56 2.41 SGXF27246101
01.10.2051 NA21200W 2021 1 7/8 4,500 1/4   1/10 60 90.75 2.32 SGXF89085702
01.08.2072 NC22300W 2022 3 2,400 1/2   1/8 119 119.81 2.32 SGXF47639806
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