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Stock information
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Company Update

Matrix Concepts Holdings Berhad

Beefing up Malaysia Vision Valley 2.0

Summary

Acquiring four plots of land collectively measuring 1,000.0-ac in Mukim
Labu, Daerah Seremban, Negeri Sembilan for RM435.0m from Kumpulan
Sime Darby Bhd to be incorporated into part of the development of
MVV2.0.

Post acquisition, total land size of 2,382.0-ac in MVV2.0 that carries an
estimated total GDV of RM12.0bn will be rolled out over 12 years.

We maintain BUY recommendation on MATRIX at fair value of RM2.14,
based on 20% discount to RNAV.

Company Update

Landbank replenishment. Matrix's wholly owned subsidiary, MCHBD
Development Sdn Bhd and NS Corporation through a joint venture vehicle namely
Megah Sedaya Sdn Bhd is purchasing four plots of freehold agricultural lands located
in Mukim Labu, Daerah Seremban, Negeri Sembilan for RM435.0m from Kumpulan
Sime Darby Bhd.

Land details. Located in adjacent to existing land measuring 1,382.0-ac that was
acquired by Matrix back on 22nd August 2022 (see Appendix 1). The said land will
complement the existing land that will be develop into an integrated township.
Located in close proximity within Kuala Lumpur International Airport (KLIA) as well
as major towns such as Putrajaya, Cyberjaya, Kajang, Bangi, Bandar Sri Sendayan
and Seremban that is well connected via North South Expressway, ELITE, LEKAS
and Seremban—Port Dickson Expressway. We expect developments in MVV2.0 to
leverage onto the spillover of urbanisation and growth of Greater Klang Valley.

Acquisition details. The acquisition price tag translates to RM10.00/sgf which is
in on a slight premium against the acquisition made in August 2022 at RM7.64/sqf.
Still, we reckon the premium is justifiable based on the land value appreciation in
recent year which saw Malaysia’s average property transacted price rose 14.6% yoy
to c.RM540,000 in 1Q24. The acquisition will be funded by internal funds and
conventional loans and/or bonds/sukuk. Post completion of acquisition, we gathered
that net is expected to increase from 0.1x to 0.3x.

Our take. We are sanguine over the acquisition that is expected to be earnings
accretive in the long run. The move will bring an enlarged development with a total
land size of 2,382.0-ac that carries an estimated total GDV of RM12.0bn to be
carried out over 12 years from 2026. We believe the move will be able to replicate
the success of BSS development which has demonstrated strong take up rates over
the years.

Outlook. Going forward, Matrix will focus onto the launch of several projects that
carries at total GDV of RM1.65bn for FY25F. 1HFY25 launches centered towards
BSS development namely Bayu Sutera, Eka Heights and Hijayu.

Valuation. Given that the contribution may not take place in coming years, we
made no changes to our earnings forecast for FY25F and FY26F respectively.
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Maintained our BUY recommendation on MATRIX with a target price of RM2.14,
based discount rate of 20% to our RNAV.

¢ Risk. Inability to replenish landbank, rising construction cost beyond expectations,
changes in housing as well as property regulations and labour shortages.

Appendix 1: Land location
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Financial Highlights
Income Statement Balance Sheet
FYE Mar (RM m) FY22 FY23 FY24 FY25F FY26F FYE Mar (RM m) FY22 FY23 FY24 FY25F FY26F
Revenue 892.4 1113.1 1339.9 1540.5 1611.5 Cash 202.1 250.2 3354 452.2 5719
Gross Profit 490.4 488.8 644.4 740.9 775.0 Receivables 7144 778.8 794.7 886.3 860.9
EBITDA 2716 235.4 337.2 389.7 407.7 Inventories 463.2 397.6 5418 459.1 5554
Depreciation & Amortisatior -19 -10.3 -9.8 -104 -10.0 Other current assets »9 8.3 0.0 0.0 0.0
EBIT 2719 260.3 327.3 379.4 397.7 Total Current Assets 1392.6 1434.9 16719 1797.6 1948.2
Net Finance Income/ (Cost) -6.9 -15 23 -25 5.1 Fixed Assets 219.2 210.7 2038 196.8 190.4
Associates & JV 34 18 -04 0.9 0.8 Intangibles 0.0 0.0 0.0 0.0 0.0
Pre-tax Profit 268.4 260.7 334.1 383.6 4016 Other non-current assets 985.0 955.8 8210 10158 1120.8
Tax -67.5 -57.9 -85.9 -88.2 -86.3 Total Non-current assets 1226.8 1203.5 10715 1259.4 1358.0
Profit After Tax 200.9 202.8 248.1 295.4 315.2 Short-term Debt 169.1 163.8 617 86.3 103.6
Minority Interest -4.3 -4.4 16 -3.9 -3.7 Payables 412.3 382.2 446.6 459.3 4274
Net Profit 205.2 207.2 246.5 299.3 318.9 Other Current Liabilities 00 0.0 30 419 419
Exceptionals 0.0 3.0 -8.8 0.0 0.0 Total Current Liabilities 5814 546.0 511.3 587.5 572.9
Core Net Profit 205.2 210.3 237.6 299.3 318.9 Long-term Debt 116.8 79.8 904 135.6 155.9
Other non-current liabilities 222 245 24.9 4.0 34.7
Key Ratios Total Non-current Liabili 139.1 104.6 115.3 149.6 190.6
FYE Mar (RM m) FY22 FY23 FY24 FY25F FY26F Shareholder's equity 9613 9613 9613 9613 9613
EBITDA margin 30.4% 21%% 25.2% 25.3% 25.3% Minority interest -15 -8 -1 -14.1 -14.1
EBIT margin 30.5% 23.4% 24.4% 24.6% 24.7% Equity 1898.9 1987.9 2116.8 2319.9 2542.7
PBT margin 30.19% 23.4% 24.9% 24.9% 24.9%
PAT margin 22.5% 1B.2% 18.5% 19.2% 19.6% Cash Flow
NP margin 23.0% 18.6% 18.4% 19.4% 19.8% FYE Mar (RM m) FY22 FY23 FY24 FY25F FY26F
Core NP margin 23.0% 18.6% 18.4% 19.4% 19.8% Pre-tax profit 268.4 260.7 334.1 383.6 4016
ROE 10.8% 10.4% 1.6% 12.9% 12.5% Depreciation & amortisation n9 10.3 9.8 04 10.0
ROA 7.8% 7.9% 9.0% 9.8% 9.6% Changes in working capital -105.6 55 745 745 745
Net gearing 4.4% Net Cash Net Cash Net Cash Net Cash Others -85.5 -80.8 -77.9 -77.9 -100.0
Operating cash flow 107.9 2113 326.6 375.7 3718
Net capex 18 24 3.0 34 35
Others -5.2 70 -4.7 -4.7 -4.7
Key Assumptions Investing cash flow -3.4 19.4 -1.8 -13 -1.2
FYE Mar (RM m) Dividends paid 100.1 12.6 147.0 96.1 96.1
RNAV (RM'm) 3348.79 Others -239.9 -283.6 -386.0 -310.0 -350.0
RNAV/share (RM) 2.68 Financing cash flow -139.8 -1710 -239.0 -213.9 -253.9
Net cash flow -35.3 59.7 85.9 160.5 116.8
Valuations Forex 0.0 -9.9 28 28 28
RNAV/share (RM) 2.68 Others 519 50.1 46.5 0.0 0.0
Discount Rate 20.0% Beginning cash 1856 150.3 200.1 288.9 4522
Fair Value (RM) 2.14 Ending cash 202.1 250.2 335.4 452.2 5719

Source: Company, Apex Securities
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RESEARCH RECOMMENDATION FRAMEWORK

STOCK RECOMMENDATIONS

BUY: Total returns* are expected to exceed 10% within the next 12 months.

HOLD: Total returns* are expected to be within +10% to — 10% within the next 12 months.
SELL: Total returns* are expected to be below -10% within the next 12 months.

TRADING BUY: Total returns* are expected to exceed 10% within the next 3 months.
TRADING SELL: Total returns* are expected to be below -10% within the next 3 months.
*Capital gain + dividend yield

SECTOR RECOMMENDATIONS

OVERWEIGHT: The industry defined by the analyst is expected to exceed 10% within the next 12 months.
NEUTRAL: The industry defined by the analyst is expected to be within +10% to — 10% within the next 12 months.
UNDERWEIGHT: The industry defined by the analyst, is expected to be below -10% within the next 12 months.

DISCLAIMER

Disclaimer: The report is for internal and private circulation only and shall not be reproduced either in part or otherwise
without the prior written consent of Apex Securities Berhad. The opinions and information contained herein are based on
available data believed to be reliable. It is not to be construed as an offer, invitation or solicitation to buy or sell the
securities covered by this report.

Opinions, estimates and projections in this report constitute the current judgment of the author. They do not necessarily
reflect the opinion of Apex Securities Berhad and are subject to change without notice. Apex Securities Berhad has no
obligation to update, modify or amend this report or to otherwise notify a reader thereof in the event that any matter
stated herein, or any opinion, projection, forecast or estimate set forth herein, changes or subsequently becomes
inaccurate.

All analyst(s) names appear in the front page, whom prepared this report, does not have any interest in the following
securities covered in this report.

Apex Securities Berhad does not warrant the accuracy of anything stated herein in any manner whatsoever and no reliance
upon such statement by anyone shall give rise to any claim whatsoever against Apex Securities Berhad. Apex Securities
Berhad may from time to time have an interest in the company mentioned by this report. This report may not be
reproduced, copied or circulated without the prior written approval of Apex Securities Berhad.




