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Lagenda: Pure-play affordable
developer
e The all-weather demand for affordable

housing fortified Lagenda’s confidence to
ramp up its multi states expansion with the
aim to launch more than 7,300 units with an
estimated gross development value (GDV) of
more than MYRL1.5 billion in FY2023E.

e Unbilled sales and bookings stood at
MYR680 million and MYR439 million as at
31t December 2022, providing revenue
visibility in FY2023E and FY2024E.

e For the near-term outlook, rising building
materials prices remain a common threat to
developers.

¢ We initiate coverage on Lagenda with a
target price of MYR1.54, pegged to a mean
forward PE of 5.36x for FY2023E, which
translates to a 23.21% upside from its current
share price. Hence, we rate Lagenda with a
BUY based on our rating methodology.

Financial Summary
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Price Fundamentals
Current Price (MYR) 1.25
52-Week High (MYR) 1.57
52-Week Low (MYR) 1.05
Daily Volume 328,500
Market Capitalization (MYR ‘bil) 1.05
Shares Outstanding (bil) 0.84
Exchange FBMKLCI
Sector Real Estate Development
Bursa Code 7179
Bloomberg Ticker LAGENDA MK

Source: Bursamarketplace, Bloomberg as at 16" March 2023

(MYR,000) FY2020 FY2021 FY2022 FY2023E FY2024E FY2025E
Revenue 697,612 835,578 868,080 1,163,572 1,336,563 1,494,251
EBITDA 227,877 294,526 269,425 362,430 412,452 458,125
Net Profit 151,687 201,466 177,736 240,207 252,199 280,903
EPS (sen) 57.8 25.1 21.2 28.7 30.1 33.6
EPS Growth (%) 38.2% -56.6% -15.4% 35.1% 5.0% 11.4%
P/E (x) 2.2 5.0 5.9 4.4 4.1 3.7
DPS (sen) 25 6.5 6.5 7.1 7.4 8.2
Dividend Yield (%) 2.0% 5.2% 5.2% 5.7% 5.9% 6.6%
BPS (sen) 238.8 109.8 121.4 142.9 163.8 188.3
P/B (x) 0.5 1.1 1.0 0.9 0.8 0.7
ROE (%) 30.1% 26.7% 18.2% 21.4% 19.4% 18.7%
Net Gearing (x) 0.06 Net Cash Net Cash Net Cash 0.4 0.3

Source: Company, PRSB
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Opinion/Outlook

Lagenda Properties Berhad (Lagenda) is a property developer that focuses on affordable housing with
its presence across Perak, Kedah, Johor, Pahang, and Selangor. Lagenda places a heavy emphasis on
targeting the actual affordability of the B40 and M40 groups. As shown in its ongoing Bandar Baru Setia
Awan Perdana township (BBSAP), the average selling price of the project is within the actual affordability
of the underserved households (Exhibit 1). This strategy allows Lagenda to achieve a consistently higher
take-up rate for its townships and faster turnover for each project.

Exhibit 1: Housing Market in Perak

Housing Market in Perak

@ BBSAP Selling Pricelll
RM135k - RM250k

Avg. Price: RM194k
Avg. Perak Home Price (Q1 2022)
RM249.613

M40 Household Income Max. Affordability W B40 Household Income Max. Affordability

Source: Company

For the near-term outlook, rising building materials prices remain a common threat to developers, where
prices of building materials such as cement and steel bars rose by 1.9% and 1.5% month over month,
respectively in February 2023. The recent rising cost of building materials was mainly due to the higher
electricity surcharge on heavy industrial users, where energy intensive industries such as cement and
steel were the first to feel the pinch before forcing them to pass it on to the builders. Better policy
coordination especially from the policymakers is crucial to mitigate this issue so that developers would
not continue to suffer from margin compression without crippling the buyers’ affordability.

Company Background

Lagenda Properties Berhad was formerly known as D.B.E. Gurney Resources Berhad, which was known
for its poultry business. As the poultry business was in a loss- making, the group gradually ventured into
the property development division and the Doh family emerged as its major shareholders back in 2018.
In 2020, the group fully divested the remaining 49% equity of the poultry business, while Blossom
Eastland Sdn Bhd, Rantau Urusan Sdn Bhd, and Yik Wang Trading Sdn Bhd injected into the group to
scale up its property development division.
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Ongoing projects

The total outstanding GDV of the group’s ongoing developments (Exhibit 2) is attributed to MYR8.96
billion with Lagenda Teluk Intan (LTI) and Lagenda Tapah being the townships that contributed the most.
LTI is one of the most well received townships of the group with LTI phase 1 & 2 achieving a 99% take-
up rate as at 31 December 2022. The quick turnover of its developments enabled the group to only
keep MYR33 million of completed units in its balance sheet, which only contributes 4.7% to the total
inventories of the group as at 31% December 2022 (Exhibit 3). Moving forward, with its proactive land
banking strategies, the group aims to launch at least one new township per year to ensure sustainable
growth, thus the group has proposed to acquire a parcel of 1,075.48 acres of land in Kulai, Johor to
develop a township with over 12,000 units which would further bolster its outstanding GDV by MYR3.5-
4 billion.

Exhibit 2: Ongoing and future developments

Outstanding GDV

Developments MYR (million)
Lagenda Teluk Intan (LTI) 2,163
Lagenda Tapah 1,658
Lagenda Penor Kuantan 1,140
Bandar Baru Setia Awan Perdana (BBSAP) 1,075
Lagenda Mersing Johor (70% JV) 984
Darulaman Lagenda Kedah (50% JV) 609
Bernam Jaya (50%) 531
Lagenda Tropika 246
Others 557
Total 8,961

Source: Company, compiled by PRSB
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Exhibit 3: Q4FY2022 Inventory breakdown

Q4FY2022 Inventory breakdown

Land Held
35.79%

Building Materials
0.14%

Completed Units
4.76%

Property
Development Cost
59.31%

Source: Company, compiled by PRSB

Financial Highlights

The group’s revenue CAGR was at 11.6% (FY2020 to FY2022), mainly driven by its Property
Development division. (Exhibit 4). As at 31 December 2022, unbilled sales stood at MYR680 million
while outstanding bookings were MYR439 million, providing revenue visibility in FY2023E and FY2024E.
The group’s profit after tax (PAT) CAGR was at 8.2% (FY2020 to FY2022), with the PAT margin ranging
from around 20.47% to 24.11%.

Exhibit 4: Segmental revenue by business divisions.

Trading FY2020
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FY2021

Trading
13%

Construction
11%

Property
Development
76%
FY2022
Trading
16%

Construction
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Property
Development
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Source: Company, compiled by PRSB

The group’s PAT margin slightly reduced from 21.74% in FY2020 to 20.47% in FY2022 as seen in Exhibit
5 due to multiple states’ expansion joint venture (JV) projects, which attributed lower margins as
compared to its own townships. Thus, we expect the margins to trend around this similar level until
FY2025E as the group finishes off the JV projects and starts building its own townships in these states.
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Exhibit 5: The Group’s profitability margin.

MYR,000 The Group's Profitability Margin
1,000,000 + 45.00%
oY 39.70% 38.79%
900,000 - ® 835578 868,080 40.00%
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| W
el 21.74% 24.11% 25.00%
500,000 - 20.47% 20.00%
. 0
400,000 H 276,982 ol
300,000 A 15.00%
200,000 - 151,687 ’ 77,736 10.00%
100,000 - 5.00%
0 - 0.00%
2020 2021 2022
mmm Revenue mmm Gross profits mmm Profit before tax
mum Profit for the year ==-=GP margin (%) ==PBT margin (%)
= PAT margin (%)
Source: Company, compiled by PRSB
Exhibit 6: Segmental profitability margin.
Segmental GP Margin
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Source: Company, compiled by PRSB
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Trade receivable credit terms offered by the group are 30 days, while retention sum held by contract
customers are due upon expiry of retention periods of 24 months after issuance of Certificate of
Completion and Compliance and Certificate of Practical Completion (Exhibit 7). The trade receivables
turnover period increased from 89 days in FY2020 to 114 days in FY2022. The trade payables credit
term period granted to the group range from 30 to 60 days, and the current trade payables turnover
period decreased from 143 days in FY2020 to 132 days in FY2022.

The inventory turnover gradually reduced throughout the period from 383 days in FY2020 to 307 days
in FY2022, as a result of operational efficiency to initiate new projects (Exhibit 7).

The net cash from operating activities was MYR116.04 million in FY2022, as compared to MYR218.20
million in FY2020 (Exhibit 8), the difference was mainly attributed to major one-off adjustments in FY2020
after the inclusion of Blossom Eastland Sdn Bhd, Rantau Urusan Sdn Bhd and Yik Wang Trading Sdn
Bhd.

The company has a healthy net cash position (Exhibit 8) and provides the group with ample borrowing
capacity for the proposed land parcel acquisition at Kulai, Johor.

Exhibit 7: Efficiency metrics

MYR,000 Inventory turnover
800,000 - 383 02655 450
700,000 A Z - 400
611,205 e
600,000 A 5
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500,000 - 471,944 300
- 250
400,000 A
1 - 200
300,000 A 3 2 .
200,000 A 4 o
100,000 A )
0- L 0

FY2020 FY2021 FY2022

== Inventories
Trade receivables tumover period (days)
-=Trade payables turnover period (days)
Inventory tumover period (days)
Source: Company, compiled by PRSB
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Exhibit 8: Liquidity metrics
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Source: Company, compiled by PRSB
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The residential transaction value in 2022 stood at MYR94.28 billion, showing an increase of 22.6% YoY
(Exhibit 9). Nevertheless, the residential overhang also eased significantly in 2022 by recording a
decrease of 24.7% and 19.2% in volume and value, respectively. In line with the improved residential
overhang condition, overhang volume in major states such as Johor, Selangor, Penang, and WPKL also
reduced significantly by 13.8%, 39.3%, 34.6%, and 12.2%, respectively.

The improvement in the property market was mainly supported by the recovery in both economic growth,
and labour market conditions, whereby Malaysia’s GDP improved by 8.7% in 2022, along with a lower
unemployment rate of 3.6% in Q42022 as compared to 4.3% in Q42021.

PHILLIP RESEARCH SDN BHD
199001007125 (198695-X)

Page 8 of 19



PHILLIP | LAGENDA PROPERTIES BERHAD (LAGENDA MK) | 16" March 2023

Exhibit 9: Residential Transaction Value

MYR,000 Residential Transaction Value
100,000 94276  25.00%
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mm Value (MYR, Million)  ===% Change

Source: JPPH, compiled by PRSB

Affordable housing segment

Properties that are in the affordable price range (MYR300,000 and below) emerged as the main driver
of the residential property market by attributing 55.8% of the total residential transaction value in 2022,
which emphasised the significance of affordable housing in Malaysia.

Nevertheless, the property overhang situation at Johor (Exhibit 12) may seem worrying for the group’s
venture into the Johor property market as it plans to launch a JV project in Mersing, while it is also
proposing to acquire a land parcel in Kulai to build a township with over 12,000 units. But the group’s
decision to venture into the Johor market is mainly supported by the resilient demand for affordable
landed houses in Johor, whereby landed houses within the affordable price range only account for 1%
of the total overhang units in Johor.

Taking the cue from 2022 property market statistics, we can conclude that Lagenda’s main product
offering (affordable landed house) will remain paramount in Malaysia, therefore supporting its multi
states expansion plan with the aim to launch more than 7,300 units with an estimated GDV of more than
MYR21.5 billion in FY2023E.
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Exhibit 10: Overhang units by price range

Overhang units by price range
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Source: JPPH, compiled by PRSB
Exhibit 11: Overhang units by type
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Exhibit 12: Overhang units in major states

Overhang units in major states
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Source: JPPH, compiled by PRSB

Growth strateqgies

The group’s business model mainly leverages on economies of scale and operational efficiency.
Economies of scale are achieved by mass volume development of more than 1,000 units in each of its
townships, which in turn allows better bargaining power in building materials and contract awards. While
its operational efficiency arises from the approach of standardised design across townships and efficient
land planning.

Regional expansion

For the projects that Lagenda ventures outside of Perak, Lagenda will initiate JV with other local players
in the respective areas to leverage on their recognition and regulatory position, while it can also
effectively reduce the upfront capital outlay by Lagenda. On the flip side, the margins from JV projects
are also lower due to smaller economies of scale.

The group is jointly developing an affordable township development (Darulaman Lagenda) in Kedah with
Bina Darulaman Bhd (BDB). The township development will be the largest affordable township
development in Kedah with more than 2,500 landed houses and GDV of MYR593 million. Phase 1 of
Darulaman Lagenda was well received by the market and secured up to a 99.7% take-up rate as at 31%
December 2022.

Lagenda is also targeting to launch an affordable township development comprising 5,200 units with an
estimated GDV of MYR985 million in Mersing, Johor through its 70% owned indirect subsidiary of
Lagenda Mersing Sdn Bhd. The proposed acquisition of Kulai, Johor land parcel is also in the pipeline,
which could fetch the group an estimated GDV of MYR4 billion.

The group’s expansion into Bernam Jaya, Selangor would be entered through a JV as well. The
development comprises 2,000 units and is expected to bring in an estimated GDV of MYR550 million
with the targeted to launch by end of 2023.

PHILLIP RESEARCH SDN BHD
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Exhibit 13: Lagenda regional projects
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Source: Company

Environmental, Social, and Governance (ESG)

The group has aligned its ESG initiatives with 10 of the 17 Sustainable Development Goals while also
contributing to our national targets as set out in the 12" Malaysia Plan (12MP). Its alignment with the
12MP theme can be summarised as below:

Adopted the Environmental, Climate Change and Biodiversity policies

Emphasised energy efficiency in townships

Minimised the landfilled waste by utilizing prefabricated construction components

100% of contracts are awarded to local suppliers and contractors

Alleviating urban poverty by providing access to affordable housing

Supporting community development through a range of Corporate Social Responsibility (“CSR”)
and community engagement activities

Key Risks

The sluggish government approval process may further impair Lagenda projects’ launching. Higher
building materials prices and energy costs may also depress profitability margins.

Valuation

We initiate coverage on Lagenda with a target price of MYR1.54, pegged to a mean forward PE of 5.36x
for FY2023E, which translates to a 23.21% upside from its current share price. The mean is taken from
the period after Lagenda divested its previous poultry business and became a full-fledged property
developer, which represents our view of Lagenda as a pure play affordable housing developer.

Hence, we rate Lagenda with a BUY based on our rating methodology. We believe Lagenda’s long-term
growth prospects will remain attractive, supported by the ongoing multiple states expansion of the group
and the resilient demand for its affordable landed houses. Please refer to our rating methodology in the
disclaimer for more information.
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Exhibit 14: PE band
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Income Statement

16th March 2023

(MYR,000) 2020 2021 2022 2023E 2024E 2025E
Revenue 697,612 835,578 868,080 1,163,572 1,336,563 1,494,251
COGS -420,630 -511,497 -549,071 -734,214 -855,400 -948,850
Gross profits 276,982 324,081 319,009 429,358 481,163 545,402
SG&A -57,880 -68,880 -79,864 -99,835 -115,940 -131,766
Other income 7,002 36,928 26,917 29,631 43,216 39,687
Operating profits 226,105 292,129 266,062 359,154 408,439 453,323
Share of results from

associated companies and -600 - 46 - - -
joint venture

tEa"’)‘(”("E”Bgl%before Interest & 225504 292,129 266,108 359,154 408,439 453,323
Finance cost -9,562 -13,050 -15,298 -21,310 -53,729 -58,241
Profit before tax 215,943 279,079 250,810 337,844 354,710 395,082
Taxation -64,256 -77,613 -73,074 -97,637 -102,511 -114,179
Profit for the year 151,687 201,466 177,736 240,207 252,199 280,903
Minority interests 9,200 -40 5,525 3,710 3,895 5,803
Net profits ex-Ml 142,487 201,426 172,211 236,497 248,304 275,100
Net profits ex-MI & 142,487 201,426 172,211 236,497 248,304 275,100
extraordinary

% y- 2020 2021 2022 2023E 2024E 2025E
Sales 50.7% 19.8% 3.9% 34.0% 14.9% 11.8%
COGS 49.6% 21.6% 7.3% 33.7% 16.5% 10.9%
Gross profits 52.6% 17.0% -1.6% 34.6% 12.1% 13.4%
SG&A 72.1% 19.0% 15.9% 25.0% 16.1% 13.7%
Operating profits 50.5% 29.2% -8.9% 35.0% 13.7% 11.0%
Earnings before interest & 50.1% 29.5% -8.9% 35.0% 13.7% 11.0%
tax (EBIT)

EBITDA 227,877 294,526 269,425 362,430 412,452 458,125
EBITDA Growth 50.1% 29.2% -8.5% 34.5% 13.8% 11.1%
EBITDA Margin 32.7% 35.2% 31.0% 31.1% 30.9% 30.7%
Profit before tax 54.0% 29.2% -10.1% 34.7% 5.0% 11.4%
Taxation and zakat 57.2% 20.8% -5.8% 33.6% 5.0% 11.4%
Net profits ex-Ml 48.3% 41.4% -14.5% 37.3% 5.0% 10.8%
As % of sales 2020 2021 2022 2023E 2024E 2025E
COGS 60.3% 61.2% 63.3% 63.1% 64.0% 63.5%
Gross profits 39.7% 38.8% 36.7% 36.9% 36.0% 36.5%
SG&A 8.3% 8.2% 9.2% 8.6% 8.7% 8.8%
Operating profits 32.4% 35.0% 30.6% 30.9% 30.6% 30.3%
Eamings before interest & 32.3% 35.0% 30.7% 30.9% 30.6% 30.3%
tax (EBIT)

Profit before tax 31.0% 33.4% 28.9% 29.0% 26.5% 26.4%
Taxation 29.8% 27.8% 29.1% 28.9% 28.9% 28.9%
Net profits ex-Ml 20.4% 24.1% 19.8% 20.3% 18.6% 18.4%
Depreciation & Amortisation 0.3% 0.3% 0.4% 0.3% 0.3% 0.3%
Capex 0.1% 5.3% 5.3% 3.6% 4.7% 4.5%
Depreciation & Amortisation 1,772 2,396 3,363 3,276 4,013 4,802
Capex 1,022 44 477 45,825 37,741 457,943 63,602
Shares out (FY-avg) 262,339 802,299 836,689 836,689 836,689 836,689
EPS (sen) 57.82 25.11 21.24 28.71 30.14 33.57
Core EPS (sen) 54.31 25.11 20.58 28.27 29.68 32.88
EPS Growth 38.2% -56.6% -15.4% 35.1% 5.0% 11.4%
DPS (sen) 2.50 6.50 6.50 7.07 7.42 8.22
Dividend payout 4.6% 25.9% 31.6% 25.0% 25.0% 25.0%
BPS (sen) 238.76 109.76 121.39 142.86 163.77 188.31

Source: Company, compiled by PRSB
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Balance sheet (MYR,000) 2020 2021 2022 2023E 2024E 2025E
Current assets 088,828 1,248586 1,524,571 1,779,580 1,863,872 2,170,419
Cash and deposits 188,930 225,778 407,446 475,341 331,063 408,491
Receivables 203,346 271,075 272,650 331,035 389,334 443,798
Other receivables 32,294 53,294 40,797 55,730 66,782 72,414
Inventories 361,434 472,184 488,809 585,812 688,010 788,304
Contract assets 177,474 222,671 280,519 299,350 355,989 420,690
Others 25,350 3,585 34,350 32,313 32,694 36,722

Long-term assets 199,612 263,400 708,455 517,961
PPE 8,949 11,054 17,227 16,113 19,566 23,867
Land held and cost for

110,510 139,021 203,849 197,879 639,482 444,564
property development
Investment properties 9,514 22,922 23,652 23,287 23,287 23,409
Intangible/Goodwill 24,506 25,576 25,576 25,576 25,576 25,576
Others 20,105 1,038 545 545 545 545
Total assets 1,162,413 1,448,198 1,795,420 2,042,981 2,832,043 3,296,116
Current liabilities 336,677 401,693 472,656 552,171 724,262 946,216
Trade payables 182,714 195,493 178,806 250,773 277,402 314,816
Other payables 81,698 142,450 200,219 182,828 233,746 278,453
Short-term borrowings 41,528 40,861 82,083 71,515 85,578 108,627
Contract liabilities 3,797 2,701 5,853 5,446 6,089 7,817
Lease liabilities 1,310 1,771 1,769 2,148 2,537 2,852
Current tax payable 25,630 18,417 3,926 15,240 15,803 13,347
Others - - - 24,221 103,107 220,304
-term Liabilities 199,386 165,883 307,092 295,498 737,527 780,383
Long-term borrowings 180,687 159,138 300,905 281,199 725,856 766,699
Payables 13,808 2,792 - 8,476 4,707 5,653
Lease liabilities 2,655 3,030 4,924 4,629 5,559 6,835
Deferred tax liabilities 2,236 923 1,263 1,195 1,404 1,196
Others
Total Liabilities 779,748 847,669 1,461,789 1,726,598
Total Equity 1,015,672 1,195,311 1,370,254 1,569,517
Common stock/Share capital 220,520 314,551 333,171 333,171 333,171 333,171
Retained earnings 398,018 566,078 665,792 843,164 1,029,392 1,229,683
Non-controlling interests 7,811 -5 -8 18,976 7,691 6,663
Others - - 16,717 - - -
ngﬁ't)'/'ab”'“es < EHE! 1,162,413 1448198 1,795420 2,042,981 2,832,043 3,296,116
Interest-bearing debt 223,525 201,769 384,757 354,862 813,971 878,178
Net interest-bearing debt 34,595 -24,008 -22,689 -120,479 482,908 469,688
Net debt to equity (%) 5.5% -2.7% -2.2% -10.1% 35.2% 29.9%
Cash and deposits (%) 27.1% 27.0% 46.9% 40.9% 24.8% 27.3%
Receivables (%) 29.1% 32.4% 31.4% 28.4% 29.1% 29.7%
Inventories (%) 51.8% 56.5% 56.3% 50.3% 51.5% 52.8%
&a)‘de and other payables 26.2% 23.4% 24.3% 24.6% 24.1% 24.3%
ATO (%) 74.6% 64.0% 53.5% 60.6% 54.8% 48.8%
ROE (%) 30.1% 26.7% 18.2% 21.4% 19.4% 18.7%
ROA (%) 15.2% 15.4% 10.6% 12.3% 10.2% 9.0%

Source: Company, compiled by PRSB
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Cash flow (MYR,000) 2020 2021 2022 2024E

Operating cash flow 218,203 56,834 116,040 104,888

Pretax profits 215,943 279,079 250,810 337,844 354,710 395,082
Depreciation & Amortisation 1,772 2,396 3,363 3,276 4,013 4,802
Decrease in Account 65,757 67,729 1,575 58,385 58,299 54,463
Receivable

Change in Inventories 148,185 110,750 16,625 97,003 102,198 100,294
Change in Account Payables 75,363 12,779 -16,687 71,967 26,628 37,414
Changes in Contract assets 63,682 45,197 57,848 18,831 56,639 64,701
Changes in Contract -640 -1,096 3,152 -407 643 1,728
liabilities

Interest Expense 488 1,401 21,272 22,225 38,542 56,115
e in Working Capial 202,901  -211,992  -89,584  -102,659  -189,865  -180,316
Taxes 64,256 77,613 73,074 97,637 102,511 114,179
Other 267,156 63,563 3,253 -65,689 - -101,085
Investment cash flow -104,947 -476,885

Capex -1,022 -44.477 -45,825 -37,741 -457,943 -63,602
Investments -129,439 -18,042 7,655 -16,275 -18,942 -18,720
g[jogeed from disposal of 10,773 420 139 i ) )
Repayment from Director's 14741 ) i i ) )

related companies

Financial cash flow 42,112 103,659 227,719

Change in borrowings 8,124 -24,184 182,990 -30,275 458,721 63,892
Change in equity 39,256 97,570 135,049 179,639 174,943 205,297
Dividends paid -15,857 -52,717 -63,867 -59,124 -62,076 -68,775
Other -20,464 21,444 -150,513 -65,689 -343,869 -101,085
Change in cash & 124316 36,847 181,668 67,895  -144,278 77,427
equivalents

Cash & equivalent at FY-start 64,615 188,930 225,778 407,446 475,341 331,063
Cash & equivalent at FY-end 188,930 225,778 407,446 475,341 331,063 408,491
Free Cash Flow 113,257 -5,265 78,009 43,344 -371,997 -21,902

Source: Company, compiled by PRSB
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ISSUER SPECIFIC REGULATORY DISCLOSURES

Materially mentioned issuers

Issuer Ticker Price Price date Stock rating Sector ratingDisclosures

Due to time critical of this report, this information is unavailable at the time of publication.

DISCLAIMERS
Legal and Regulatory Notices (Electronic Communications)
© 2018 PRSB.

Important disclosures

This research report is strictly confidential and has been prepared for information purposes only by Phillip Research Sdn Bhd
(“PRSB"), a subsidiary of Phillip Capital Holdings Sdn Bhd (*PCH”) and is meant for circulation to its clients and clients of other
subsidiaries companies of PCH particularly Phillip Mutual Berhad ("PMB”), Phillip Capital Management Sdn Bhd (“PCM”), Phillip
Wealth Planners Sdn Bhd (“PWP”) and Phillip Capital Sdn Bhd (“PCSB”) (collectively refer to as Phillip Group other licensed
intermediaries (“PGOLI")) only or such other persons as may be deemed eligible to receive such research report, information
or opinion contained herein. Neither the publication/communication nor any portion hereof may be reprinted, distributed, sold,
resold, redistributed, copied, reproduced, published, republished, displayed, posted or transmitted in any form or media or by
any means without the written consent of PRSB.

The policy of PRSB is to only publish research that is impartial, independent, clear, fair, and not misleading. Analysts never
receive compensation from companies they cover. Regulations or market practice of some jurisdictions/markets prescribe
certain disclosures to be made for certain actual, potential or perceived conflicts of interests relating to a research report as
below. This research disclosure is for your information only and does not constitute any recommendation, representation or
warranty. Absence of a disclosable position should not be taken as endorsement on the validity or quality of the research report
or recommendation.

To maintain the independence and integrity of PRSB’s research, PGOLI activities such as fund management, dealing in
securities (restricted to unit trust and private retirement scheme), dealing in derivatives, clearing for derivatives, financial
planning and research business lines are distinct from one another. This means that PRSB is not part of and does not report to
any of PGOLI. Accordingly, PGOLI does not supervise nor control the activities of PRSB’s research analysts. PRSB’s research
analysts report to the Head of Research, who in turn report to PRSB’s senior management.

PRSB and PGOLI have in place internal controls designed to manage conflicts of interest that may arise as a result of PGOLI
engaging in fund management, dealing in securities (restricted to unit trust and private retirement scheme), dealing in
derivatives, clearing for derivatives, financial planning and PRSB activities. Some examples of these controls include: the use
of information barriers and other information controls designed to ensure that confidential information is only shared on a “need
to know” basis and in compliance with PRSB and PGOLI’s Chinese Wall policies and procedures; measures designed to ensure
that interactions that may occur among PRSB’s research personnel, fund management, dealing in securities (restricted to unit
trust and private retirement scheme), dealing in derivatives, clearing for derivatives, and financial planning, PGOLI’s financial
product issuers and PRSB’s research analysts do not compromise the integrity and independence of PRSB’s research.

Neither analysts nor their household members/associates/may have a financial interest in, or be an officer, director or advisory
board member of companies covered by the analyst unless disclosed herein. In circumstances where an analyst has a pre-
existing holding in any securities under coverage, those holdings are grandfathered and the analyst is prohibited from trading
such securities up to the date of the publication of this research report.

Unless specified otherwise, PRSB did not receive investment banking/non-investment banking income from, and did not
manage/co-manage a public offering for, the listed company during the past 12 months, and it does not expect to receive
investment banking compensation from the listed companywithin the coming three months. Unless mentioned otherwise, PRSB
does not own a material disclosable position, and does not make a market, in the securities.

We hereby certify that the views expressed in this research report accurately reflect our views about the securities and/or the
issuers and that no part of our compensation were or will be directly or indirectly related to the specific recommendation or
views contained in this report or to any investment banking relationship with the subject company covered in this report (for the
past one year) or otherwise any other relationship with such company which leads to receipt of fees from the company except
in ordinary course of business of the company. We hereby confirm that our analyst(s) has/have not been placed under any undue
influence, intervention or pressure by any person(s) in compiling this research report. This report is prepared without any
intention to raise, lower or maintaining the price of the securities covered or to induce the recipient to buy or sell the securities
covered. In addition, our analyst(s) included herein attest that he/she/they was/were not in possession of any material, non-
public price sensitive information regarding the subject company at the time of publication of the report. Save from the disclosure
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below (if any), we are not aware of any material conflict of interest.

Key to PRSB investment ratings:

Equity:

BUY: Total stock return (including dividends) expected to exceed 20% annually;

O-PF: Total expected return below 20% annually but exceeding market return;

U-PF: Total expected return positive but below market return;

SELL: Total return expected to be negative.

For relative performance, we benchmark the 12-month total forecast return (including dividends) for the stock against the
12-month forecast return (including dividends) for the market on which the stock trades.

ETFs (Criteria applies to rating assignments from 16th December 2019):

STRONG BUY: Total return (including dividends) expected to exceed 20% annually;
BUY: Total expected return below 20% but exceed 5% or then 1-year rate, whichever is higher;
SELL: Total return of not more than 5% or then 1-year rate, whichever is higher.

The ratings are based on the forecast total return (including dividends) over the next 12 months.

Funds:

The rating a mathematical scoring system that include risks (standard deviation, Sharpe Ratio) and returns (1-year, 3-year, 5-
year and consistency)BUY: Total return (including income distribution) is positive and above peers’ average while risk factors
are low;

O-PF: Total return is positive and above peers’ average but has higher risk factors;

SELL: Total return is negative.

For a history of the recommendations and price targets for companies mentioned in this report, as well as company specific
disclosures, please write to: Phillip Research Sdn Bhd, B-18-6, Block B Level 18, Megan Avenue Il, 12 Jalan Yap Kwan Seng,
50450 Kuala Lumpur, Malaysia.

The information, opinions and estimates herein are not directed at, or intended for distribution to or use by, any person or entity
in any jurisdiction where doing so would be contrary to law or regulation or which would subject PRSB and/or its associate
companies to any additional registration or licensing requirement within such jurisdiction. The information and statistical data
herein have been obtained from sources we believe to be reliable. Such information has not been independently verified and
we make no representation or warranty as to its accuracy, completeness or correctness. Any opinions or estimates herein reflect
the judgment of PRSB at the date of this publication/communication and are subject to change at any time without notice. Where
any part of the information, opinions or estimates contained herein reflects the views and opinions of a sales person (include
but not limited to Financial Planners and Marketing Representative or a non-analyst), such views and opinions may not
correspond to the published view of PRSB. This is not a solicitation or any offer to buy or sell. This publication/communication
is for information purposes only and does not constitute any recommendation, representation, warranty or guarantee of
performance. Any price target given in the report may be projected from one or more valuation models and hence any price
target may be subject to the inherent risk of the selected model as well as other external risk factors. This is not intended to
provide professional, investment or any other type of advice or recommendation and does not take into account the particular
investment objectives, financial situation or needs of individual recipients. Before acting on any information in this
publication/communication, you should consider whether it is suitable for your particular circumstances and, if appropriate, seek
professional advice, including tax advice. PRSB, and PGOLI do not accept any responsibility and cannot be held liable for any
person’s use of, or reliance on the information and opinions contained herein. To the extent permitted by applicable securities
laws and regulations, PRSB accepts no liability whatsoever for any direct orconsequential loss arising from the use of this
publication/communication or its contents. Where the publication does not contain ratings, the material should not be construed
as research but is offered as factual commentary. Itis not intended to, nor should it be used to form an investment opinion about
the non-rated companies.

Subject to any applicable laws and regulations at any given time, PRSB, PGOLI and their respective affiliates or companies or
individuals connected with PRSB may have used the information contained herein before publication and may have positions
in, may from time to time purchase or sell or have a material interest in any of the securities mentioned or related securities, or
may currently or in future have or have had a business or financial relationship with, or may provide or have provided investment
banking, capital markets and/or other services to, the entities referred to herein, their advisors and/or any other connected
parties. As a result, investors should be aware that PRSB, PGOLI and/or their respective affiliates or companies or such
individuals may have one or more conflicts of interest. Regulations or market practice of some jurisdictions/markets prescribe
certain disclosures to be made for certain actual, potential or perceived conflicts of interests relating to research reports. Details
of the disclosable interest can be found in certain reports as required by the relevant rules and regulation. Disclosures therein
include the position of PRSB and PGOLI only. Unless specified otherwise, PRSB did not receive any compensation or other
benefits from the subject company covered in this publication/communication.

The analysts/contributors to this publication/communication may be employed by any relevant PGOLI entity, which is different
from the entity that distributes the publication/communication in the respective jurisdictions.

PRSB, PGOLI and/or its officers, directors and employees, may, to the extent permitted by applicable law and/or regulation, deal
as principal, agent, or otherwise, or have long or short positions in, or buy or sell, the securities, commodities or instruments, or
options or other derivative instruments based thereon, of issuers or securities mentioned herein. PGOLI may also act as market
maker or liquidity provider (within the meaning of applicable regulations in the UK) in the financial instruments of the issuer.

PHILLIP RESEARCH SDN BHD
199001007125 (198695-X) Page 18 of 19



PHILLIP | LAGENDA PROPERTIES BERHAD (LAGENDA MK) | 16" March 2023

Where the activity of market maker is carried out in accordance with the definition given to it by specific laws and regulations
of the US or other jurisdictions, this will be separately disclosed within the specific issuer disclosures.

Investors should not consider this report as only a single factor in making their investment decision and, as such, the report
should not be viewed as identifying or suggesting all risks, direct or indirect, that may be associated with any investment
decision. PRSB produces a number of different types of research product including, among others, fundamental analysis and
quantitative analysis; recommendations contained in one type of research product may differ from recommendations contained
in other types of research product, whether as a result of differing time horizons, methodologies or otherwise. PRSB and PGOLI
publishes research product in a number of different ways including the posting of product on the PGOLI portals and/or
distribution directly to clients. Different groups of clients may receive different products and services from the research
department depending on their individual requirements.

Figures presented herein may refer to past performance or simulations based on past performance which are not reliable
indicators of future performance. Where the information contains an indication of future performance, such forecasts may not
be a reliable indicator of future performance. Moreover, simulations are based on models and simplifying assumptions which
may oversimplify and not reflect the future distribution of returns. Any figure, strategy or index created and published for
illustrative purposes within this report is not intended for “use” as a “benchmark”.

Certain securities are subject to fluctuations in exchange rates that could have an adverse effect on the value or price of, or
income derived from, the investment.

With respect to Fixed Income Research: Recommendations fall into two categories: tactical, which typically last up to three
months; or strategic, which typically last from 6-12 months. However, trade recommendations may be reviewed at any time as
circumstances change. ‘Stop loss’ levels for trades are also provided; which, if hit, closes the trade recommendation
automatically. Prices and yields shown in recommendations are taken at the time of submission for publication and are based
on either indicative Bloomberg, Reuters or PGOLI prices or yields at that time. The prices and yields shown are not necessarily
those at which the trade recommendation can be implemented.

The securities described herein may not have been registered under the US Securities Act of 1933 (the 1933 Act’), and, in such
case, may not be offered or sold in the US or to US persons unless they have been registered under the 1933 Act, or except in
compliance with an exemption from the registrationrequirements of the 1933 Act. Unless governing law permits otherwise, any
transaction should be executed via PhillipCapital Group entity in your home jurisdiction.
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