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ASIAN GEMS CORPORATE HIGHLIGHTS

Mah Sing Group (MSGB MK)
Multiple Engines For Growth

Mah Sing is advancing its data centre partnerships, with ongoing talks for further
partnership at Southville and data centre land sales in Johor Bahru. The plastic
manufacturing business is also expanding, with plans for an IPO in the next three years.
Mah Sing’s glove business is improving and is targeting profitability in 2H25. The
property development segment is going strong, driven by the M-series project. Maintain
BUY. Target price: RM2.29.

WHAT’'S NEW

¢ Engine 1: Proxy to data centre play. After its first collaboration agreement with Bridge Data
Centre (Bridge DC) back in May 24, Mah Sing is gearing up for another data centre
partnership with world-renowned data centre operators/investors in its Southville township.
Bridge DC previously secured 17.55 acres (for data centre capacity up to 100MW) of the
150-acre Southville land (designated as Plot 2). We understand that Mah Sing is now in
advanced discussions for both Plot 1 (90 MW) and Plot 3 (300-400MW), aiming to secure
further data centre deals to attract hyperscalers and Al-driven data centre clients. A deal
could potentially be announced in the coming few weeks.

Mah Sing is expanding its data centre footprint in Johor Bahru through its 42.52-acre
Meridin East development, which could support up to 300MW of capacity. Assuming a
land sale price of RM100-140psf based on the latest market transactions, the potential
proceeds from the sale could range between RM185-260m. The net profit margin for this land
sale is expected to be highly attractive, as the land was originally acquired at a historical cost
of approximately RM7psf. We gather that the infrastructure cost for data centre could range
between RM40-50psf. Hence, we estimate minimum net profit margin for this land sale at
around 40%, which will contribute at least RM74m to net profit (27% of 2025F net profit).

Mah Sing’s 562-acre MSS Business Park in Sepang (among other landbanks) has
potential for future data centre collaborations due to its proximity to the cable landing
station. However, the primary focus for the Sepang MSS Business Park will remain industrial
development, featuring industrial lots and factories starting at RM2.5m, with a total gross
development value (GDV) of up to RM2b. Currently, Mah Sing’s management is in
discussions with Chinese businesses seeking to establish a presence in Malaysia, exploring
potential industrial land sales.

KEY FINANCIALS

Year to 31 Dec (RMm) 2022 2023 2024F 2025F 2026F
Net turnover 2,317 2,603 2,850 3,103 3,383
EBITDA 276 307 390 445 512
Operating profit 316 349 435 515 608
Net profit (rep./act.) 158 215 239 267 316
Net profit (adj.) 143 217 239 267 316
EPS (sen) 5.9 8.9 9.8 10.9 13.0
PE (x) 27.8 18.3 16.6 14.9 12.6
P/B (x) 1.1 1.1 1.0 1.0 1.0
EV/EBITDA (x) 18.7 16.7 13.2 11.6 10.1
Dividend yield (%) 1.8 25 2.7 3.0 3.6
Net margin (%) 6.8 8.3 8.4 8.6 9.3
Net debt/(cash) to equity (%) 21.7 8.0 24.2 32.2 39.0
Interest cover (x) 4.9 5.9 6.9 6.3 6.0
ROE (%) 4.1 5.9 6.4 6.8 7.8
Consensus net profit - - 242 268 295
UOBKH/Consensus (x) - - 0.99 0.99 1.07

Source: Mah Sing Group Berhad, Bloomberg, UOB Kay Hian

BUY

(Maintained)

Share Price RM1.69
Target Price RM2.29
Upside +35.5%

COMPANY DESCRIPTION

One of the leading property developers in
Malaysia, famous with its quick turnaround

strategy.
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STOCK IMPACT

¢ Engine 2: Value unlocking on its plastic manufacturing business with potential IPO
within the next three years, as the segment continues to perform well. The company
recently formed a joint venture with its long-time Indonesian partner, PT Gaya, to expand its
operations in manufacturing and trading plastic pallets, containers, and related material
handling and storage products in Indonesia. With operations set to commence in Oct 24, the
expansion will boost current capacity by approximately 10%. Mah Sing is also eyeing further
growth in other markets, including Thailand. The Indonesia expansion is expected to drive a
10% increase in revenue for the plastic segment, further unlocking value for the business.

Engine 3: Positive outlook for glove business; targeting profitability in 2H25. Mah
Sing’s glove business is showing signs of improvement, with losses narrowing and targeting
profitability in 2H25. The increased US import tariffs on Chinese-made gloves are expected
to benefit Malaysian glove manufacturers, including Mah Sing. Currently, the company
produces nitrile gloves, with 90% of orders coming from the US market. Mah Sing currently
operates 5 out of 12 production lines, with a total capacity of 4b pieces annually.
Management expects to reach breakeven by 2H25 with a utilisation rate of around 80% and
an ASP of US$21/000 pcs (current utilisation rate stands at 40%, with an ASP of
<US$20/'000 pcs). We believe this is an achievable target, as several larger glove
companies in Malaysia have already returned to core profitability, with the exception of Top
Glove. Our glove analyst expects Top Glove to achieve positive core profit by 1QFY25. Once
Mah Sing’s glove business breaks even, we estimate the overall plastic segment could
contribute at least RM15-20m (pre-gloves trend) to net profit, representing around 6-8% of
total net profit.

Engine 4: Mah Sing’s bread-and-butter property development business continues to
do well. Mah Sing achieved new property sales totalling RM1.66b over an eight-month (8M)
period, representing 66% of its 2024 sales target of RM2.5b. During this period, the company
launched RM2b worth of projects (2024 launch target: RM2.8b), with many of the launches
occurring in August. As a result, we anticipate stronger sales in the remaining five months of
the financial year, driven by the higher volume of launches. We believe the RM2.5b sales
target is easily achievable, if not more. In Johor, sales have gained significant traction, with
new launches almost fully sold out and a notable increase in selling prices, rising to
RM400psf from RM350psf (in the Tebrau area) within a year. We remain optimistic that the
M-Series products will continue to gain traction, supported by their strategic locations and
affordable price points. Furthermore, as an affordable property developer, Mah Sing also
stands to benefit from the proposed Budget 2025 wish list, particularly the Madani Deposit
Scheme, alongside the ongoing adjustments to civil servant salaries.

EARNINGS REVISION/RISK
¢ We keep our forecasts unchanged.
VALUATION/RECOMMENDATION

¢ Maintain BUY with an unchanged target price of RM2.29, based on a 10% discount to the
SOTP of RM2.55 and a 40% RNAV discount, within its five-year average discount to RNAV.
Our target price implies 18-23x 2024-26F PE (peers’ average: 22x). We like Mah Sing for its
swift turnaround strategy, which has enabled the company to turn parcels of land into
affordable housing products with appealing pricing aimed at a more resilient segment. We
believe the data centre venture will not only provide immediate value unlocking for idle land
in Southville City but will also bolster recurring income.

ENVIRONMENTAL, SOCIAL, GOVERNANCE (ESG) UPDATES

¢ Environmental

- Awarded GreenRE Bronze certification for M Minori, M Panora, M Astra and others.
¢ Social

- M Adora completed 2,200,000 man-hours without any incidents.
¢ Governance

- Good company transparency along with an anti-bribery and anti-corruption policy.
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2024 LAUNCHES

New Project Launches
Existing Projects
(New Phase Launches)

Source: Mah Sing

KEY ASSUMPTION
2024F 2025F 2026F
Sales (RMb) 2.6 28 3.0
Take-up Rate 95 95 95
EBIT margin 14.8% 15.2% 15.6%
Source: UOB Kay Hian
SOTP-BASED VALUATION
(RMm)  Remarks

Property development 5,516

Shareholder’s fund 3,701

Property RNAV 9,217

Property discounted 5530  Based on 40% discount to
RNAV RNAV

Manufacturing 96 Based on 8x 2024F PE
Data Centre 950 Based on 20x 2026

EV/EBITDA

Less: Holding co (debt)/ -296

cash

Total SOP value 6,280

Share base (m) 2,468

SOTP/share (RM) 2.55

Discount 10%

Target price (RM) 2.29

Source: Mah Sing , UOB Kay Hian
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PROFIT & LOSS
Year to 31 Dec (RMm)

Net turnover

EBITDA

Deprec. & amort.

EBIT

Total other non-operating income
Net interest income/(expense)
Pre-tax profit

Tax

Minorities

Net profit

Net profit (adj.)

CASH FLOW
Year to 31 Dec (RMm)

Operating

Pre-tax profit

Tax

Deprec. & amort.
Associates

Working capital changes
Non-cash items

Other operating cashflows
Investing

Capex (growth)

Others

Financing

Dividend payments

Issue of shares

Proceeds from borrowings
Othersfinterest paid

Net cash inflow (outflow)

Beginning cash & cash equivalent

Ending cash & cash equivalent

2023
2,603
307
(41)
349
31
(52)
327
(105)

215
217

2023
1,090
327
(105)
41

n.a.

(74)
(152)
296
580
981

2024F
2,850
390
(44)
435
31
(57)
364
(117)
®)
239
239

2024F
77
364
(117)
44
n.a.
@72)
57

(543)
(543)

135
(108)

300
(57)
(332)
981
649

2025F
3,103
445
(70)
515
31
(70)
406
(130)

267
267

2025F
431
406
(130)
70
n.a.
16
70

(592)
(592)

109
(121)

300
(70)
(52)
649
598

2026F
3,383
512
97
608
31
(86)
479
(154)

316
316

2026F
504
479
(154)
97
(23)
20
86

(622)
(645)
23
7
(143)

300
(86)
(47)
598
551

BALANCE SHEET
Year to 31 Dec (RMm)

Fixed assets

Other LT assets
Cash/ST investment
Other current assets
Total assets

ST debt

Other current liabilities
LT debt

Other LT liabilities
Shareholders' equity
Minority interest

Total liabilities & equity

KEY METRICS
Year to 31 Dec (%)

Profitability
EBITDA margin
Pre-tax margin
Net margin
ROA

ROE

Growth
Turnover
EBITDA
Pre-tax profit
Net profit

Net profit (adj.)
EPS

Leverage

Debt to total capital

Debt to equity

Net debt/(cash) to equity

Interest cover (x)

2023
2,174
453
981
2,808
6,417

1,287
1,269
116
3,701
36
6,417

2023

11.8
12.6
8.3
34
5.9

12.3
11.4
24.0
36.5
51.9
51.9

255
345
8.0
5.9

2024F
2,673
453
649
3,940
7,716
308
2,147
1,269
116
3,832
43
7,716

2024F

13.7
12.8
84
34
6.4

9.5
27.0
111
11.2
10.2
10.2

28.9
412
24.2

6.9

2025F
3,195
453
598
4,143
8,389
608
2,366
1,269
116
3,978
52
8,389

2025F

14.3
13.1
8.6
33
6.8

8.9
14.1
11.4
115
115
115

318
47.2
32.2

6.3

2026F
3,743
476
551
4,367
9,138
908
2,609
1,269
116
4174
61
9,138

2026F

15.1
14.2
9.3
3.6
7.8

9.0
14.9
18.2
18.5
18.5
18.5

34.0
52.2
39.0

6.0
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Disclosures/Disclaimers

This report is prepared by UOB Kay Hian Private Limited (‘UOBKH”), which is a holder of a capital markets services licence and an
exempt financial adviser in Singapore.

This report is provided for information only and is not an offer or a solicitation to deal in securities or to enter into any legal relations, nor an
advice or a recommendation with respect to such securities.

This report is prepared for general circulation. It does not have regard to the specific investment objectives, financial situation and the
particular needs of any recipient hereof. Advice should be sought from a financial adviser regarding the suitability of the investment
product, taking into account the specific investment objectives, financial situation or particular needs of any person in receipt of the
recommendation, before the person makes a commitment to purchase the investment product.

This report is confidential. This report may not be published, circulated, reproduced or distributed in whole or in part by any recipient of this
report to any other person without the prior written consent of UOBKH. This report is not directed to or intended for distribution to or use by
any person or any entity who is a citizen or resident of or located in any locality, state, country or any other jurisdiction as UOBKH may
determine in its absolute discretion, where the distribution, publication, availability or use of this report would be contrary to applicable law
or would subject UOBKH and its connected persons (as defined in the Financial Advisers Act, Chapter 110 of Singapore) to any
registration, licensing or other requirements within such jurisdiction.

The information or views in the report (“Information”) has been obtained or derived from sources believed by UOBKH to be reliable.
However, UOBKH makes no representation as to the accuracy or completeness of such sources or the Information and UOBKH accepts
no liability whatsoever for any loss or damage arising from the use of or reliance on the Information. UOBKH and its connected persons
may have issued other reports expressing views different from the Information and all views expressed in all reports of UOBKH and its
connected persons are subject to change without notice. UOBKH reserves the right to act upon or use the Information at any time,
including before its publication herein.

Except as otherwise indicated below, (1) UOBKH, its connected persons and its officers, employees and representatives may, to the
extent permitted by law, transact with, perform or provide broking, underwriting, corporate finance-related or other services for or solicit
business from, the subject corporation(s) referred to in this report; (2) UOBKH, its connected persons and its officers, employees and
representatives may also, to the extent permitted by law, transact with, perform or provide broking or other services for or solicit business
from, other persons in respect of dealings in the securities referred to in this report or other investments related thereto; (3) the officers,
employees and representatives of UOBKH may also serve on the board of directors or in trustee positions with the subject corporation(s)
referred to in this report. (All of the foregoing is hereafter referred to as the “Subject Business”); and (4) UOBKH may otherwise have an
interest (including a proprietary interest) in the subject corporation(s) referred to in this report.

As of the date of this report, no analyst responsible for any of the content in this report has any proprietary position or material interest in
the securities of the corporation(s) which are referred to in the content they respectively author or are otherwise responsible for.

IMPORTANT DISCLOSURES FOR U.S. PERSONS

This research report was prepared by UOBKH, a company authorized, as noted above, to engage in securities activities in Singapore.
UOBKH is not a registered broker-dealer in the United States and, therefore, is not subject to U.S. rules regarding the preparation of
research reports and the independence of research analysts. This research report is provided for distribution by UOBKH (whether directly
or through its US registered broker dealer affiliate named below) to “major U.S. institutional investors” in reliance on the exemption from
registration provided by Rule 15a-6 of the U.S. Securities Exchange Act of 1934, as amended (the “Exchange Act”). All US persons that
receive this document by way of distribution from or which they regard as being from UOBKH by their acceptance thereof represent and
agree that they are a major institutional investor and understand the risks involved in executing transactions in securities.

Any U.S. recipient of this research report wishing to effect any transaction to buy or sell securities or related financial instruments based on
the information provided in this research report should do so only through UOB Kay Hian (U.S.) Inc (“UOBKHUS"), a registered broker-
dealer in the United States. Under no circumstances should any recipient of this research report effect any transaction to buy or sell
securities or related financial instruments through UOBKH.

UOBKHUS accepts responsibility for the contents of this research report, subject to the terms set out below, to the extent that it is
delivered to and intended to be received by a U.S. person other than a major U.S. institutional investor.

The analyst whose name appears in this research report is not registered or qualified as a research analyst with the Financial Industry
Regulatory Authority (“FINRA”) and may not be an associated person of UOBKHUS and, therefore, may not be subject to applicable
restrictions under FINRA Rules on communications with a subject company, public appearances and trading securities held by a research
analyst account.
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Analyst Certification/Regulation AC

Each research analyst of UOBKH who produced this report hereby certifies that (1) the views expressed in this report accurately reflect
his/her personal views about all of the subject corporation(s) and securities in this report; (2) the report was produced independently by
him/her; (3) he/she does not carry out, whether for himself/herself or on behalf of UOBKH or any other person, any of the Subject Business
involving any of the subject corporation(s) or securities referred to in this report; and (4) he/she has not received and will not receive any
compensation that is directly or indirectly related or linked to the recommendations or views expressed in this report or to any sales,
trading, dealing or corporate finance advisory services or transaction in respect of the securities in this report. However, the compensation
received by each such research analyst is based upon various factors, including UOBKH'’s total revenues, a portion of which are
generated from UOBKH'’s business of dealing in securities.

Reports are distributed in the respective countries or jurisdictions by the respective entities and are subject to the additional restrictions
listed in the following table.

General This report is not intended for distribution, publication to or use by any person or entity who is a citizen or resident of or
located in any country or jurisdiction where the distribution, publication or use of this report would be contrary to
applicable law or regulation.

Hong Kong | This report is distributed in Hong Kong by UOB Kay Hian (Hong Kong) Limited ("UOBKHHK"), which is regulated by the
Securities and Futures Commission of Hong Kong. Neither the analyst(s) preparing this report nor his associate, has
trading and financial interest and relevant relationship specified under Para. 16.4 of Code of Conduct in the listed
corporation covered in this report. UOBKHHK does not have financial interests and business relationship specified under
Para. 16.5 of Code of Conduct with the listed corporation covered in this report. Where the report is distributed in Hong
Kong and contains research analyses or reports from a foreign research house, please note:

(i) recipients of the analyses or reports are to contact UOBKHHK (and not the relevant foreign research house) in Hong
Kong in respect of any matters arising from, or in connection with, the analysis or report; and

(ii) to the extent that the analyses or reports are delivered to and intended to be received by any person in Hong Kong
who is not a professional investor, or institutional investor, UOBKHHK accepts legal responsibility for the contents of the
analyses or reports only to the extent required by law.

Indonesia This report is distributed in Indonesia by PT UOB Kay Hian Sekuritas, which is regulated by Financial Services Authority
of Indonesia (“OJK”). Where the report is distributed in Indonesia and contains research analyses or reports from a
foreign research house, please note recipients of the analyses or reports are to contact PT UOBKH (and not the relevant
foreign research house) in Indonesia in respect of any matters arising from, or in connection with, the analysis or report.
Malaysia Where the report is distributed in Malaysia and contains research analyses or reports from a foreign research house, the
recipients of the analyses or reports are to contact UOBKHM (and not the relevant foreign research house) in Malaysia,
at +603-21471988, in respect of any matters arising from, or in connection with, the analysis or report as UOBKHM is the
registered person under CMSA to distribute any research analyses in Malaysia.

Singapore This report is distributed in Singapore by UOB Kay Hian Private Limited ("UOBKH"), which is a holder of a capital
markets services licence and an exempt financial adviser regulated by the Monetary Authority of Singapore.Where the
report is distributed in Singapore and contains research analyses or reports from a foreign research house, please note:
(i) recipients of the analyses or reports are to contact UOBKH (and not the relevant foreign research house) in Singapore
in respect of any matters arising from, or in connection with, the analysis or report; and

(i) 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, UOBKH accepts legal responsibility for the
contents of the analyses or reports only to the extent required by law.

Thailand This report is distributed in Thailand by UOB Kay Hian Securities (Thailand) Public Company Limited, which is regulated
by the Securities and Exchange Commission of Thailand.

United This report is being distributed in the UK by UOB Kay Hian (U.K.) Limited, which is an authorised person in the meaning

Kingdom of the Financial Services and Markets Act and is regulated by The Financial Conduct Authority. Research distributed in
the UK is intended only for institutional clients.

United This report cannot be distributed into the U.S. or to any U.S. person or entity except in compliance with applicable U.S.

States of laws and regulations. It is being distributed in the U.S. by UOB Kay Hian (US) Inc, which accepts responsibility for its

America contents. Any U.S. person or entity receiving this report and wishing to effect transactions in any securities referred to in

(‘U.S.) the report should contact UOB Kay Hian (US) Inc. directly.

Copyright 2024, UOB Kay Hian Pte Ltd. All rights reserved.
http://research.uobkayhian.com
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