Uni-Asia Group Limited

Positive property business in Japan

SINGAPORE |ALTERNATIVE INVESTMENT| SITE VISIT NOTE

We were hosted by Uni-Asia Group Limited to visit their hotels and residential properties in
Tokyo, Japan. We visited Hotel Vista Tokyo Tsukiji and Hotel Vista Premio Yokohama, and had
a chance to look at the ALERO residential properties Staart Moto Yoyogi and ALERO Shinjuku
7.

Company Background

Uni-Asia Group Limited is an alternative investment company. The company offers structured
finance, ship charter arrangement, shipping and maritime asset management, real estate
investment and other related services. In Japan, the two real estate business are: (i) Manage
a hotel chain under the “Hotel Vista” or “Hotel Vista Premio” brand; (ii) Develop small
residential property projects in Tokyo, named as the ALERO series.

Site Visit Highlights
1. Hotel Vista Management
= Uni-Asia’s hotel business is aided by the surge in tourism due to the Rugby World Cup
in 2019 and the Olympic Games in 2020. The Japanese government placed targets for
tourist arrivals at 40M by 2020, as compared to 31M in 2018.
=  Uni-Asia plans to ride on the influx of tourism by expanding its hotel presence in
Japan. 5 new hotels are to be opened in 2019/2020 under the brands of Hotel Vista
and Hotel Vista Premio, which brings to a total number of 3400 rooms with 20
properties under management (2515 rooms with 15 properties currently). Occupancy
is expected to increase from 82-83% to 85% with hotel room rates expected to double
during the Olympics.
= Management expects a gradual upward trend in tourist arrivals over the long-run
notwithstanding the demand surge from Rugby World Cup and Olympics games. The
official target for tourist arrivals in 2030 is 60M. By end 2020, Uni-Asia hotels would
have coverage of all four main islands in Japan (Hokkaido, Honshu, Shikoku and
Kyushu).
= The Group leases a hotel from the hotel owner and pays lease expense, which is
either fixed, variable or a combination of the two. The average leasing period is 15
years, during which it earns income for operating the hotel.

2. ALERO small residential projects

=  Uni-Asia is able to complete 5 to 8 projects on average per year with an average IRR
of 20%. The projects have a short investment period of fewer than 2 years, from start
of investment such as sourcing of land to completion of a sale. The average
investment amount is SUS3M to SUS5M.

= The ALERO projects are targeted towards high net worth individuals who wish to
purchase properties in Tokyo. It is riding on the wave of rising population in Tokyo as
citizens from other cities are moving to Tokyo. Management mentioned that the
ALERO projects are able to achieve high IRR as the main criteria for the land sourcing
are areas with high rental prices and convenience (less than 10 minutes from Tokyo
Metro).

=  ALERO also stated that there is almost 100% occupancy rate as there is little difficulty
in finding high-quality tenants. As the targeted tenants are young professionals,
default rate is low.

= The Group purchases suitable land, develops the ALERO project and sells for
investment gain. Buyers are usually investors looking for decent rental yield. It may
also earn asset management fee by helping owners post-sale with lease
management.
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LAST CLOSE PRICE SGD 0.74
COMPANY DATA

BLOOMBERG CODE: UAG SP
0/5 SHARES (MN) : 79
MARKET CAP (SGD mn): 58
52 -WK HI/LO (SGD) : 0.88/0.6867
3M Average Daily T/O (mn): 7.65

MAJOR SHAREHOLDERS (%)

YAMASA CO LTD 30.00
EVERGREEN INTERNATIO 8.95
Tanamoto Michio 2.23
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COMPANY 21% -5.8% -6.7%
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KEY FINANCIALS

Y/E FY15 FY16 FY17 FY18
Revenue (USD mn) 76 86 104 123
PATMI, adj (USD mn 35 -12.2 8.9 3.9
EPS, adj. (cents) 5.7 -30.0 13.3 2.6
P/E, adj. (x) 18.3 12 N/A 6.6
P/B (x) 0.29 0.28 0.36 0.32
DPS (cents) 0.03 0.01 0.04 0.04
Div. Yield (%) N/A 5.7 24 6.3

Source: Company Data, PSR est.
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Site 1 - Hotel Vista Tokyo Tsukiji

Located in the Tsukiji area just next to Ginza, this area has gained popularity with tourists for its luxury shopping, dining and
entertainment. A new MICE (Meetings, Incentives, Conferences and Exhibitions) hub is under construction at the previously occupied
fish market. Once constructed, the MICE facility will hold conventions and business events close to the hotel.

The hotel a 4-minute walk to Higashi-Ginza station. It takes 34 minutes from the station to Haneda airport and 80 minutes to Narita
airport.

Figure 1: Construction site of Hotel Vista Tokyo Tsukiji Figure 2: Hotel is located near the metro and MICE
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Site 2 - Hotel Vista Premio Yokohama Minato-Mirai
Located in Yokohama Minato Mirai 21 District, the hotel is close to the Iseyama Kotai Shrine and the Yokohama Cosmo World theme

park. It is walking distance from the convention complex, Pacifico Yokohama, which hosts 1 convention daily. Events held in the
convention centre is a strong demand factor for the hotel.

The hotel is a 5-minute taxi or 14-minute walk from the Yokohama station. The ride from Yokohama station to Tokyo station is 26
minutes and 30 minutes to Haneda airport.

Figure 3: Hotel is located near Pacifico Yokohama and Cosmo World Figure 4: Showroom — Moderate Twin Room
Theme park

Pacifico Yokohama

Cosmo World
Theme Park

Source: PSR

Figure 6: Showroom - Family Room
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Site 3 - ALERO residential site visit

Figure 7: Front view of Staart Moto Yoyogi, cat-friendly condo Figure 8: Your pet cat facility in the condo room

Source: PSR - Source: PSR

Figure 9: Kitchen and cooking areas in each unit

Source: PSR
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Important Information

This report is prepared and/or distributed by Phillip Securities Research Pte Ltd ("Phillip Securities Research"), which is a holder of a financial adviser’s license under the
Financial Advisers Act, Chapter 110 in Singapore.

By receiving or reading this report, you agree to be bound by the terms and limitations set out below. Any failure to comply with these terms and limitations may constitute
a violation of law. This report has been provided to you for personal use only and shall not be reproduced, distributed or published by you in whole or in part, for any
purpose. If you have received this report by mistake, please delete or destroy it, and notify the sender immediately.

The information and any analysis, forecasts, projections, expectations and opinions (collectively, the “Research”) contained in this report has been obtained from public
sources which Phillip Securities Research believes to be reliable. However, Phillip Securities Research does not make any representation or warranty, express or implied
that such information or Research is accurate, complete or appropriate or should be relied upon as such. Any such information or Research contained in this report is
subject to change, and Phillip Securities Research shall not have any responsibility to maintain or update the information or Research made available or to supply any
corrections, updates or releases in connection therewith.

Any opinions, forecasts, assumptions, estimates, valuations and prices contained in this report are as of the date indicated and are subject to change at any time without
prior notice. Past performance of any product referred to in this report is not indicative of future results.

This report does not constitute, and should not be used as a substitute for, tax, legal or investment advice. This report should not be relied upon exclusively or as
authoritative, without further being subject to the recipient’s own independent verification and exercise of judgment. The fact that this report has been made available
constitutes neither a recommendation to enter into a particular transaction, nor a representation that any product described in this report is suitable or appropriate for
the recipient. Recipients should be aware that many of the products, which may be described in this report involve significant risks and may not be suitable for all investors,
and that any decision to enter into transactions involving such products should not be made, unless all such risks are understood and an independent determination has
been made that such transactions would be appropriate. Any discussion of the risks contained herein with respect to any product should not be considered to be a
disclosure of all risks or a complete discussion of such risks.

Nothing in this report shall be construed to be an offer or solicitation for the purchase or sale of any product. Any decision to purchase any product mentioned in this
report should take into account existing public information, including any registered prospectus in respect of such product.

Phillip Securities Research, or persons associated with or connected to Phillip Securities Research, including but not limited to its officers, directors, employees or persons
involved in the issuance of this report, may provide an array of financial services to a large number of corporations in Singapore and worldwide, including but not limited
to commercial / investment banking activities (including sponsorship, financial advisory or underwriting activities), brokerage or securities trading activities. Phillip
Securities Research, or persons associated with or connected to Phillip Securities Research, including but not limited to its officers, directors, employees or persons involved
in the issuance of this report, may have participated in or invested in transactions with the issuer(s) of the securities mentioned in this report, and may have performed
services for or solicited business from such issuers. Additionally, Phillip Securities Research, or persons associated with or connected to Phillip Securities Research, including
but not limited to its officers, directors, employees or persons involved in the issuance of this report, may have provided advice or investment services to such companies
and investments or related investments, as may be mentioned in this report.

Phillip Securities Research or persons associated with or connected to Phillip Securities Research, including but not limited to its officers, directors, employees or persons
involved in the issuance of this report may, from time to time maintain a long or short position in securities referred to herein, or in related futures or options, purchase
or sell, make a market in, or engage in any other transaction involving such securities, and earn brokerage or other compensation in respect of the foregoing. Investments
will be denominated in various currencies including U.S. dollars and Euro and thus will be subject to any fluctuation in exchange rates between U.S. dollars and Euro or
foreign currencies and the currency of your own jurisdiction. Such fluctuations may have an adverse effect on the value, price or income return of the investment.

To the extent permitted by law, Phillip Securities Research, or persons associated with or connected to Phillip Securities Research, including but not limited to its officers,
directors, employees or persons involved in the issuance of this report, may at any time engage in any of the above activities as set out above or otherwise hold an interest,
whether material or not, in respect of companies and investments or related investments, which may be mentioned in this report. Accordingly, information may be
available to Phillip Securities Research, or persons associated with or connected to Phillip Securities Research, including but not limited to its officers, directors, employees
or persons involved in the issuance of this report, which is not reflected in this report, and Phillip Securities Research, or persons associated with or connected to Phillip
Securities Research, including but not limited to its officers, directors, employees or persons involved in the issuance of this report, may, to the extent permitted by law,
have acted upon or used the information prior to or immediately following its publication. Phillip Securities Research, or persons associated with or connected to Phillip
Securities Research, including but not limited its officers, directors, employees or persons involved in the issuance of this report, may have issued other material that is
inconsistent with, or reach different conclusions from, the contents of this report.

The information, tools and material presented herein are not directed, intended for distribution to or use by, any person or entity in any jurisdiction or country where such
distribution, publication, availability or use would be contrary to the applicable law or regulation or which would subject Phillip Securities Research to any registration or
licensing or other requirement, or penalty for contravention of such requirements within such jurisdiction.

This report is intended for general circulation only and does not take into account the specific investment objectives, financial situation or particular needs of any particular
person. The products mentioned in this report may not be suitable for all investors and a person receiving or reading this report should seek advice from a professional
and financial adviser regarding the legal, business, financial, tax and other aspects including the suitability of such products, taking into account the specific investment
objectives, financial situation or particular needs of that person, before making a commitment to invest in any of such products.

This report is not intended for distribution, publication to or use by any person in any jurisdiction outside of Singapore or any other jurisdiction as Phillip Securities Research
may determine in its absolute discretion.

IMPORTANT DISCLOSURES FOR INCLUDED RESEARCH ANALYSES OR REPORTS OF FOREIGN RESEARCH HOUSES
Where the report contains research analyses or reports from a foreign research house, please note:

(i) recipients of the analyses or reports are to contact Phillip Securities Research (and not the relevant foreign research house) in Singapore at 250 North Bridge
Road, #06-00 Raffles City Tower, Singapore 179101, telephone number +65 6533 6001, in respect of any matters arising from, or in connection with, the analyses
or reports; and

(ii) to the extent that the analyses or reports are delivered to and intended to be received by any person in Singapore who is not an accredited investor, expert
investor or institutional investor, Phillip Securities Research accepts legal responsibility for the contents of the analyses or reports.

Page | 6 | PHILLIP SECURITIES RESEARCH (SINGAPORE)



