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Bloomberg Ticker MCH MK
Bursa Code 5236
Issued Shares (m) 823
Market cap (RM m) 1,613
3-mth avg. volume ('000) 329
SC Shariah-compliant Yes
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Lee Tian Hock 14.8
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EPF 8.1
Earnings summary
FYE (Mar) FY18  FY19  FY20i
PATMI-core (RMm) 2182 2354 2474
EPS - core (sen) 26.3 284 29.8
P/E (x) 7.4 6.9 6.6

24 February 2020
Briefing Takeaways

Matrix Concepts Holdings

Pipeline launches to cater to market demand

To recap, Matrix reported 3QFY20 core PATMI of RM65.3m (+11.2% Qo0Q, +34.4%
YoY), bringing 9MFY20 core PATMI to RM178.6m (+17.7% YoY). Management
reiterated its confidence on achieving the RM1.3bn FY20 sales target despite
the potential impact of COVID-19 towards 4QFY20 sales. In terms of dividends,
we expect Matrix to be able to pay over 12 sen per share for FY20 (9MFY20: 9
sen per share). We recalibrate our FY21/22 earnings downwards by -6.8%/-2.9%
as our previous BSS launch assumptions were perhaps on the high side.
Maintain BUY with an unchanged TP of RM2.25 based on unchanged 25%
discount to RNAV of RM3.00.

We attended a small group briefing with Matrix’s management. Below are the key
takeaways.

3QFY20 recap. To recap, Matrix reported 3QFY20 core PATMI of RM65.3m (+11.2%
QoQ, +34.4% YoY), bringing 9MFY20 core PATMI to RM178.6m (+17.7% YoY).
3QFY20 new sales came in at RM280.9m, bringing 9MFY 20 sales to RM946.5m
which represents 73% of the full year target of RM1.3bn while unbilled sales remained
healthy at RM1.2bn, representing a healthy cover ratio of 1.2x.

Pipeline launches. We understand that RM155.7m worth of GDV will be launched in
4QFY20, bringing the full year launch target to slightly over RM1.1bn. The remaining
launches will be located in the BSS township i.e. Hijayu Residence Phase 1
(RM130m) and Tiara Sendayan Precint 8 (RM125.7m). Tentatively, FY21 is set to
launch RM768.1m from the BSS township and RM138.2m from the BSI towns hip; do
note that these are preliminary targets with the product mix and GDV to be
reconsidered closer to end-FY 20. To cater to the current market’s appetite, Matrix will
continue to focus its efforts on producing affordably priced products within its
township. With regards to the high-rise projects in Klang Valley (in Puchong and
Damansara Perdana), management has clarified that its launches may not take place
in the immediate term due to the persisting weak market sentiments.

Foreign projects. In Australia, the soft launch of M.Greenvale took place in April
2019 has an estimated GDV of RM72m and garnered a take up rate of ¢.30%. The
project is expected to be completed in 2021, with earnings to be recognised in FY22.
2021 will also see the launch of M.St.Kilda, a mixed development in Melbourne with
an estimated GDV of RM240m.

Outlook. Management reiterated its confidence on achieving the RM1.3bn FY20
sales target despite the potential impact of COVID-19 towards 4QFY 20 sales. In
terms of dividends, we expect Matrix to be able to pay over 12 sen per share for FY 20
(9MFY20: 9 sen per share)

Forecast. We take this opportunity to recalibrate our FY21/22 earnings downwards by
-6.8%/-2.9% as our previous BSS launch assumptions were perhaps on the high side.

Maintain BUY with an unchanged TP of RM2.25 based on unchanged 25% discount
to RNAV of RM3.00. We continue to like Matrix as it is well-positioned to ride on
affordable housing theme within its successful townships with cheap land cost and
sustained property sales. This is supported by an attractive dividend yield of 6.6% for
FY20 and 7.4% for FY21, being one of the highest in the sector.
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Financial Forecast

All items in (RM m) unless otherwise stated

Balance Sheet Income statement
FYE Mar FY18 FY19  FY20f FY21f  FY22f FYE Mar FY18 FY19  FY20f FY21f  FY22f
Cash 280.4 264.2 3468 4399 384.2 Revenue 818.5 10455 1059.4 1229.2 1417.7
Receivables 3094 4250 4209 4883 563.2 Operating cost (508.5) (733.9) (729.4) (883.5) (1036.7)
Inventories 389.8 671.4 725.6 673.5 776.8 EBITDA 310.0 311.6 330.0 345.7 380.9
Others 885.1 737.2 739.2 828.7 925.2 D&A (9.6) (105 (11.4)  (12.3)  (13.1)
Assets 1,864.8 2,097.9 22325 24305 2,649.3 Net Interest (5.1 (3.3) 26 41 45
Pretax profit 295.2 297.8 321.2 3375 3723
Payables 312.8 381.6 386.7 4487 517.5 Taxation (81.9)  (79.5)  (85.8)  (90.2)  (99.4)
Debt 315.1 362.3 362.3 362.3 362.3 Minority Interest 0.0 0.0 0.0 0.0 0.0
Others 29.9 26.0 26.0 26.0 26.0 PATAMI 2133 218.2 2354 2474 272.8
Liabilities 657.8 770.0 775.0 837.0 905.8 Exceptionals 0.0 0.0 0.0 0.0 0.0
Core Earning 2133 218.2 2354 2474 27238
Shareholder's equity 1,2065 1,327.1 14566 15926 1,742.7 Basic shares (m) 829.2 829.2 829.2 829.2 829.2
Minority interest 0.5 0.8 0.8 0.8 0.8 Diluted shares (m) 893.1 893.1 893.1 893.1 893.1
Equity 1,207.0 1,3279 1,457.4 1,593.5 1,743.5
Consensus core PATMI 228.0 246.5 265.0
Cash Flow Statement HLIB/ Consensus 103%  100%  103%
FYE Mar FY17 FY18  FY19f  FY20f FY21f
Profitbefore taxation 2952 2978 3212 3375 3723 Valuation ratios
D&A 9.6 10.5 11.4 12.3 13.1 FYE Mar FY18 FY19  FY20f FY21f  FY22f
Working capital (43.5) (148.4) (26.2) (23.2) (186.8) NetDPS (sen) 12.9 12.8 12.8 134 14.8
Taxation (83.6)  (89.7)  (85.8)  (90.2)  (99.4) Yield (%) 6.6 6.5 6.5 6.8 76
Others 46 7.6 - - - Core EPS (sen) 25.7 26.3 28.4 29.8 329
CFO 182.3 77.9 220.6 236.5 99.2 Fully Diluted EPS (sen) 239 244 26.4 21.7 30.5
P/E (x) 76 74 6.9 6.6 6.0
Capex (11.3)  (321)  (321)  (32.1)  (32.1) FD P/E (x) 8.2 8.0 74 7.1 6.4
Others (55.7) 19.4 - - - Market capitalization (m) 1625.2 16252 16252 16252 1625.2
CFI (66.9) (12.8)  (32.1)  (32.1)  (32.1) Netcash (m) (34.6)  (98.1)  (15.5) 77.6 219
Netgearing (%) 0.03 0.07 0.01 CASH  CASH
Changes in debt 37.9 29.2 - - - BV / share 1.5 1.6 1.8 1.9 2.1
Shares issued 60.8 35 - - - P/BV (x) 1.3 1.2 1.1 1.0 0.9
Dividends (85.2) (101.5) (105.9) (111.3) (122.8) ROA (%) 114 10.4 10.5 10.2 10.3
Others - - - - - ROE (%) 17.7 16.4 16.2 15.5 15.6
CFF 13.5 (68.8) (105.9) (111.3) (122.8) Enterprise value 1659.8 17233  1640.7 15476  1603.3
EV/ EBITDA (x) 5.4 5.5 5.0 4.5 4.2
Net cash flow 129.0 (3.7) 82.6 93.1 (55.7)
Forex (5.4) . Margin ratios
Others 93.0 80.5 - - - FYE Mar FY18 FY19  FY20f FY21f  FY22f
Beginning cash 63.9 187.4 264.2 346.8 439.9 EBITDA Margin 37.9 29.8 31.2 28.1 26.9
Ending cash 280.4 264.2 346.8  439.9 384.2 PBT Margin 36.1 285 30.3 215 26.3
PATMI 26.1 20.9 222 20.1 19.2
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Figure #1 Immediate BSS pipeline launches (GDV RM’m)

FY2021
GDV (RM 'm)
1Q 2Q aQ

:_;E::::?nm Homes 175 units 2-storey terrace houses
Hijayu Aman P 251 wnits 2-storey terrace houses
Hijayu Aman F2 108 wnits 2-storey termrace houses
Hiayu Residence (Phase 1:
Farcel 1) —_— 130.0
Hjayu R o (Phase 1 units 2-storey houses
Farcel 2) 130.0
Hilayu (Residence) Phase 2 210 units 2-storey houses
:_;E::E?Zn:;‘;m 46 units 2-storey bungalow s 110.0
?F:_inm?]rﬂm e 12 units 2-storey terrace houses
?;;m?:]rﬂm 7 4T units 2-storey terrace houses
?F:'inwm Phass 7 45 units 2-storey semi-defached houses 56.0
:‘:r;;ilfn:;layand 428 units. 2-storey terrace houses
:‘:r;;ilfn;ayan 5 245 units. 2-storey terrace houses
:‘:uﬂ;i?;ayan 8 282 units 2-storey terrace houses 137.3
Tiara Sendayan 7 254 units 2-storey terrace houses 1292
Tiara Sendayan 8 246 units 2-storey terrace houses 1257
Tiara Sendayan 9 B0 units 2-storey terrace houses 46.6
ata 022.9
Company
Figure #2 RNAV Table
Stake NPV
Projects (%) (RM m)
Bandar Sri Sendayan
BSS 100% 980.5
BSI 100% 249.8
Others 100% 196.1
Australia 100% 204
Indonesia 30% 21.8
Total NPV 1,468.5
Shareholders funds 1,206.5
RNAV 2,675.0
Share base 893.1
RNAV/share 3.00
Discount 25%
Discounted RNAV/share 2.25
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Hong Leong Investment Bank Berhad (10209-W)
Disclaimer

The information contained in this report is based on data obtained from sources believed to be reliable. However, the data and/or sources have not been independently
verified and as such, no representation, express or implied, are made as to the accuracy, adequacy, completeness or reliability of the info or opinions in the report.

Accordingly, neither Hong Leong Investment Bank Berhad nor any of its related companies and associates nor person connected to it accept any liability whatsoever for any
direct, indirect or consequential losses (including loss of profits) or damages that may arise from the use or reliance on the info or opinions in this publication.

Any information, opinions or recommendations contained herein are subject to change at any tme without prior notice. Hong Leong Investment Bank Berhad has no
obligation to update its opinion or the information in this report.

Investors are advised to make their own independent evaluation of the info contained in this report and seek independent financial, legal or other advice regarding the
appropriateness of investing in any securifies or the investment strategies discussed or recommended in this report. Nothing in this report consfitutes investment, legal,
accounting or tax advice or a representation that any investment or strategy is suitable or appropriate to your individual circumstances or otherwise represents a personal
recommendation to you.

Under no circumstances should this report be considered as an offer to sell or a solicitation of any offer o buy any securities referred to herein.

Hong Leong Investment Bank Berhad and its related companies, their associates, directors, connected parties and/or employees may, from time to ime, own, have positions
or be materially interested in any securities mentioned herein or any securites related thereto, and may further act as market maker or have assumed underwriting
commitment or deal with such securities and provide advisory, investment or other services for or do business with any companies or entiies mentioned in this report. In
reviewing the report, investors should be aware that any or all of the foregoing among other things, may give rise to real or potential conflict of interests.

This research report is being supplied to you on a stricly confidential basis solely for your information and is made strictly on the basis that it will remain confidential. All
materials presented in this report, unless specifically indicated otherwise, are under copyright to Hong Leong Investment Bank Berhad. This research reportand its contents
may not be reproduced, stored in a refrieval system, redistributed, transmitted or passed on, directly or indirectly, to any person or published in whole or in part, or altered in
any way, for any purpose.

This report may provide the addresses of, or contain hyperlinks to websites. Hong Leong Investment Bank Berhad takes no responsibility for the content contained therein.
Such addresses or hyperlinks (including addresses or hyperlinks to Hong Leong Investment Bank Berhad own website material) are provided solely for your convenience.
The information and the content of the linked site do notin any way form part of this report. Accessing such website or following such link through the report or Hong Leong
Investment Bank Berhad website shall be at your own risk.

1. As of 24 February 2020, Hong Leong Investment Bank Berhad has proprietary interest in the following securities covered in this report
@) -

2. As of 24 February 2020, the analyst(s) whose name(s) appears on the front page, who prepared this report, has interest in the following securities covered in this report:

(a) -

Published & printed by:

Hong Leong Investment Bank Berhad (10209-W)
Level 28, Menara Hong Leong,

No. 6, Jalan Damanlela,

Bukit Damansara,

50490 Kuala Lumpur

Tel: (603) 2083 1800

Fax: (603) 2083 1766

Stock rating guide

BUY Expected absolute retum of +10% or more over the next 12 months.

HOLD Expected absolute retum of -10% to +10% overthe next 12 months.

SELL Expected absolute return of -10% or less over the next 12 months.

UNDER REVIEW Rating on the stock is temporarily under review which may or may not result in a change from the previous rating.
NOT RATED Stock is not or no longer within regular coverage.

Sectorrating guide

OVERWEIGHT Sector expected to outperform the market over the next 12 months.
NEUTRAL Sector expected to perform in-line with the market over the next 12 months.
UNDERWEIGHT Sector expected to underperform the market over the next 12 months.

The stock rating guide as stipulated above serves as a guiding principle to stock ratings. However, apart from the abovementioned quantitative definiions, other qualitative
measures and situational aspects willalso be considered when arriving at the final stock rating. Stock rating may also be affected by the market capitalisation of the individual
stock under review.
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