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Q1. At the extraordinary general meeting scheduled to be held on 11 February 2025, the 
company is seeking shareholder approval for the proposed divestment of its interests in five 
joint-venture real estate development projects in Vietnam.  
 
According to paragraph 4 of the shareholder circular, the rationale for the divestment is to 
strengthen the company’s liquidity position and refocus on assets and services that generate 
stable recurring income and cash flow. Further details on the transaction can be found in the 
circular: 
https://links.sgx.com/FileOpen/OTEL%20-%20Circular%20-
%20Disposal%20of%20VN%20Assets.ashx?App=Announcement&FileID=831066 
 
In May 2023, the company achieved B Corporation certification, reflecting its mission to 
deliver quality affordable housing to underserved markets in emerging economies. 
 

(i) Were there challenges in securing bank financing that necessitated the 
divestment of the joint-venture stakes, or was this purely a strategic 
decision to reallocate capital? 
 

(ii) Have the joint-venture investments in affordable housing met the 
company’s financial and strategic expectations? What have been the key 
learnings from these projects? 
 

(iii) What are the company’s specific plans following the completion of the 
disposal? How will the proceeds be reinvested to enhance long-term 
shareholder value?  
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Q2. The company appointed AVA Associates Limited as the business valuer to conduct an 
independent valuation on the Vietnamese assets while VAS Valuation Co, Ltd. (in association 
with CBRE Vietnam) was appointed as the property valuer to conduct an independent 
valuation on the company’s pro rata share of the value of the land and development projects 
held by the Vietnamese companies and Singapore company.  
 
It is noted that AVA Associates Limited, which has offices in Hong Kong and Singapore, does 
not appear to have substantial experience or expertise in the Vietnamese market.   
 

(i) How did the company select AVA Associates Limited as the business valuer 
and VAS Valuation Co. as the property valuer? What criteria were used to 
assess their suitability, particularly for valuing assets in Vietnam? 

 

 
 
(Source: Appendix B – Property valuation reports)  
 

(ii) What was the rationale for requesting "forced sale" valuations from CBRE 
and how do these valuations influence the final transaction price?   
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Q3. In the revalued net asset value (“RNAV”) calculations, the inventories of each project 
company were written off, amounting to:  
 

- $863,312 for JME Investment Pte Ltd (Paramount) 
- $16,940,543 for Bai Chay National Housing Organization (NHO) Joint Stock Company 

(JSC) (Dragon Castle) 
- $16,205,362 for NHO Phu My 2 JSC (Dao Tri) 
- $12,875,851 for Thuan Ann 2 NHO JSC (Starview) 
- $56,789,713 for Hong Bang 2 NHO JSC (Gem Park) 

 

 
 
(Source: Circular to shareholder dated 22 January 2025; RNAV calculation for Gem Park 
showing the adjustment of inventory to $0) 
 
The total write-off amounts to $103.7 million.  
 

(i) Can the board, particularly the independent directors, clarify the 
commercial and accounting rationale for the full write-off of inventories? 
What underlying assumptions led to this decision, and how does it align with 
industry norms for real estate asset valuation? 
 

In addition, the inclusion of NHO HB2 – Gem Park reduced the market value by S$324,000. 
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(Source: Circular to shareholder dated 22 January 2025) 

 
(ii) Given that including NHO HB2 – Gem Park lowered the aggregate market 

value by S$324,000, what was the strategic reasoning behind its inclusion? 
Did management consider excluding it from the transaction to optimise 
value for shareholders?  
 

(iii) How was the US$5.97 million (S$8.0 million) aggregate cash consideration 
determined? Who led the negotiations, and what role did the independent 
directors play in reviewing and approving the proposed sale?  

 
 
Shareholders are welcome to use and/or adapt the questions prepared by SIAS and to 
forward them to the company.  
 

 
Check out the latest questions on the annual reports of listed companies on SIAS website  
 
Join our mailing list here to receive latest news and upcoming events.   
 

 
CONNECT WITH US 
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