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MOU signed on Johor-S’pore
Special Economic Zone

A positive move to lift the future of Johor

While no further details are revealed on the Johor-Singapore Special
Economic Zone (JSSEZ), the MOU signed yesterday reaffirms the joint
commitment between Malaysia and Singapore to strengthen economic
cooperation. We remain positive on the JSSEZ, which will create more job
opportunities and commercial activities in the Iskandar M’sia region and
eventually, drive demand for properties. That said, the positives have
been priced in and we advocate investors to consider Penang, for an
exposure in the upcoming Bayan Lepas LRT. Our BUYs are SPSB, TILB.

Strengthens collaboration between M’sia and S’pore

Malaysia and Singapore have signed a MOU to work on a JSSEZ to
strengthen economic connectivity between Johor and S’pore. No further
details on the JSSEZ was announced but we understand that the JSSEZ will
target sectors related to electronics, financial services, business-related
services and healthcare. Both countries will work towards a full-fledged
agreement and provide an update at the 11% M’sia-S’pore Leaders’
Retreat, probably in 2H24. Elsewhere, Malaysia and Singapore will also
work on several initiatives that build towards the JSSEZ (see figure 1).

Exact location of JSSEZ remains unknown

Location of the JSSEZ remains unknown. While we suspect the JSSEZ could
be located at Sedenak and/or Iskandar Puteri areas (see our report dated
4 Jan 2024), there is a possibility that the JSSEZ could involve the whole
Iskandar Malaysia (IM) region that spans 4,749km? covering Johor Bahru,
Kulai, Iskandar Puteri, Pasir Gudang and part of Pontian, benefiting all the
land owners in these regions and leveling the playing field for all land
owners. Apart from developers, plantation estate owners such as SDPL MK,
KLK MK and GENP MK which are sitting on cheap landbank at these areas,
are set to benefit from rising land prices over the longer term.

While the South is shining, do not forget the North

We are positive on the JSSEZ, which is expected to create more job
opportunities through investments from/via Singapore. This will help drive
demand for both residential and commercial properties, with the higher
population requiring housing. Having said that, we believe the positives
have been priced in, and share prices of property stocks with landbank in
Johor have run ahead of theirs fundamentals. As such, we advocate for
investors to take some profit and consider switching to stocks with
landbank in Penang for an exposure to the upcoming Bayan Lepas LRT
project, where its alignment is expected to be finalized by 1H24. Potential
beneficiaries are EAST MK, MRC MK, SPSB MK, IJM MK.
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Beneficiaries for JSSEZ in Johor
i) Sedenak - Kulai area
Developers:

ECW MK, IOIPG MK [N.R., CP: MYR1.89], SCI MK [N.R.,
CP: MYR3.92], LAGENDA MK [N.R., CP: MYR1.36]

Plantation estate owner:

SDPL MK, HOLD, CP: MYR4.42, TP: MYR4.58
GENP MK, BUY, CP: MYR6.30, TP: MYR6.00
KLK MK, HOLD, CP: MYR22.40, TP: MYR21.30

ii) Iskandar Puteri

Developers:

UEMS MK, SWB MK, ECW MK, SPSB MK, EAST MK [N.R.,
CP: MYRO0.75], 3905 MK [N.R., CP: MYR2.35], KSL MK
[N.R., CP: MYR1.30], AME MK [N.R., CP: MYR1.79]

Plantation estate owner:
KLK MK, HOLD, TP: MYR21.30

Beneficiaries for Bayan Lepas LRT and catalytic
projects in Penang:

Property:

Penang island: EAST MK(N.R, CP: MYR0.75) and IJM MK
(BUY)

Penang mainland: SPSB MK (BUY), ECW MK (HOLD), TILB
MK (BUY), MRC MK (N.R., CP: MYR0.47), IDEAL MK (N.R.,
CP: MYR3.39), PAR MK; N.R., CP: MYRO0.97)

Construction:
GAM MK (BUY), IJM MK (BUY), SCGB MK (HOLD)

Stock Bloomberg Mkt cap Rating Price TP Upside P/E (x) P/B (x) Div yld (%)
code (USD'm) (LC) (LC) (%) 23E 24E 23E 24E 23E 24E
Sunway SWB MK 2,488 Hold 2.31 2.02 (13) 19.9 17.7 1.0 1.0 1.5 1.7
UEM Sunrise UEMS MK 1,034 Sell 0.95 0.68 (28) 55.6 39.9 0.7 0.7 0.5 0.8
Sime Darby Prop. SDPR MK 988 Buy 0.68 0.75 11 12.2 11.4 0.5 0.5 3.7 4.0
SP Setia SPSB MK 797 Buy 0.85 1.18 39 15.1 8.6 0.3 0.3 1.8 1.1
Eco World Dev ECW MK 754 Hold 1.19 1.10 8) 10.9 12.1 0.6 0.7 5.9 5.0
Eco World Int'l ECWI MK 163 Hold 0.32 0.26 17) nm nm 0.5 0.7 114.7 79.4
Tambun Indah TILB MK 84 Buy 0.89 0.98 10 6.7 6.1 0.5 0.5 6.0 6.5
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Initiatives that build towards the JSSEZ

Malaysia and Singapore will also work on several initiatives that will build towards
the JSSEZ. These includes:

i) A one-stop business/investment service centre in Johor to facilitate the
application processes for various approvals and licenses necessary for
Singapore businesses to set-up in Johor;

ii) Adoption/implementation of a passport-free QR code clearance system on
both sides, to facilitate more expeditious clearance of people at the land
checkpoints;

iii) Adoption of digitalized processes for cargo clearance at the land checkpoints;

iv) Co-organizing an investors forum to gather feedback from Singapore and
Malaysia businesses on the JSSEZ;

v) Facilitating Malaysia-Singapore renewable energy cooperation in JSSEZ;

vi) Curating training and work-based learning initiatives to address talent and
skills gaps for relevant industries in JSSEZ; and

vii) Developing joint promotion events between Johor and Singapore to promote
trade and investment into JSSEZ.

Source: Ministry of Economy, Malaysia, Ministry of trade and industry, Singapore

A positive and necessary move to lift the future of Johor

We are positive on the JSSEZ, viewing it a timely and necessary move to leverage
on the strengths of both countries. The JSSEZ is expected to create more job
opportunities through investments from or via Singapore, which in turn, is likely to
drive demand for both residential and commercial properties as the higher
population will require housing over the longer term.

Sector strategy: Looking up to the North

While we await more details on the JSSEZ to be announced (probably by 2H24), we
advocate investors to take some profit on the Johor property stocks, as the
positives have been more than priced in, and share prices have run ahead of their
fundamentals (UEMS MK; SELL; TP: MYRO0.68). Investors should consider switching
to property stocks with landbank in Penang for exposure to the upcoming Bayan
Lepas LRT project, where the alighment is expected to be finalized by 1H24.

Major infrastructure projects in Penang, especially the Bayan Lepas LRT, and new
catalytic projects are set to enhance Penang’s appeal as an FDI and tourist
destination. The Bayan Lepas LRT project, in particular, will be a game changer
for Penang’s property market, in our view. To partly fund the project, transit-
oriented (property) developments (TOD) may be introduced. We think this could
receive tremendous response, making it an interesting space to watch. Elsewhere,
among the catalytic projects, we believe that Silicon Island (by GAM MK), The Light
Waterfront Phase 2 (by IJM MK) and Andaman Island (by EAST MK) have the
potential to redefine the future dynamics of the property sector on the island.

The existing industrial parks and future industrial parks to be developed in Penang
such as Bandar Cassia Technology Park, Batu Kawan Industrial Park 2 and Batu
Kawan Industrial Park 3 will continue/are expected to generate more job
opportunities over the longer-term and eventually, translating into demand for
properties in both the island and mainland of Penang.
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Based on the original Bayan Lepas LRT track alignment and station stops, property
developers whom are potential beneficiaries include SPSB (SPICE station stop) and
IJM (The Light stop). MRCB (MRC MK, Not Rated, CP: MYRO0.47) is an obvious
beneficiary if the LRT track extends to Penang mainland. As for E&O (EAST MK,
Not Rated, CP: MYRO0.75), the largest listed land owner in Penang island, it will
benefit from increasing FDI in the Penang state and a better connectivity and
transportation system, if the LRT track extends to Tanjung Bungah. In the
construction space, potential beneficiaries are Gamuda, IJM and SCGB (also see
our report dated 3 Nov 2023).

Risk statement

There are several risk factors for our sector rating: (i) potential introduction of the
build-then-sell scheme by the Government may set back developers with financial
constraints; (ii) stronger-than-expected property sales driven by better economic
growth; (iii) policy risks; (iv) easing of lending measures by the banks; (v) higher-
than-expected Liquidated Ascertained Damages compensation; and (vi) rising
building material costs and labour issues.
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APPENDIX I: TERMS FOR PROVISION OF REPORT, DISCLAIMERS AND DISCLOSURES

DISCLAIMERS

This research report is prepared for general circulation and for information purposes only and under no circumstances should it be considered or intended as an offer to sell or a solicitation
of an offer to buy the securities referred to herein. Investors should note that values of such securities, if any, may fluctuate and that each security’s price or value may rise or fall. Opinions
or recommendations contained herein are in form of technical ratings and fundamental ratings. Technical ratings may differ from fundamental ratings as technical valuations apply different
methodologies and are purely based on price and volume-related information extracted from the relevant jurisdiction’s stock exchange in the equity analysis. Accordingly, investors’ returns
may be less than the original sum invested. Past performance is not necessarily a guide to future performance. This report is not intended to provide personal investment advice and does
not take into account the specific investment objectives, the financial situation and the particular needs of persons who may receive or read this report. Investors should therefore seek
financial, legal and other advice regarding the appropriateness of investing in any securities or the investment strategies discussed or recommended in this report.

The information contained herein has been obtained from sources believed to be reliable but such sources have not been independently verified by Maybank Investment Bank Berhad, its
subsidiary and affiliates (collectively, “Maybank IBG”) and consequently no representation is made as to the accuracy or completeness of this report by Maybank IBG and it should not be
relied upon as such. Accordingly, Maybank IBG and its officers, directors, associates, connected parties and/or employees (collectively, “Representatives”) shall not be liable for any direct,
indirect or consequential losses or damages that may arise from the use or reliance of this report. Any information, opinions or recommendations contained herein are subject to change at
any time, without prior notice.

This report may contain forward looking statements which are often but not always identified by the use of words such as “anticipate”, “believe”, “estimate”, “intend”, “plan”, “expect”,
“forecast”, “predict” and “project” and statements that an event or result “may”, “will”, “can”, “should”, “could” or “might” occur or be achieved and other similar expressions. Such
forward looking statements are based on assumptions made and information currently available to us and are subject to certain risks and uncertainties that could cause the actual results to
differ materially from those expressed in any forward looking statements. Readers are cautioned not to place undue relevance on these forward-looking statements. Maybank IBG expressly
disclaims any obligation to update or revise any such forward looking statements to reflect new information, events or circumstances after the date of this publication or to reflect the
occurrence of unanticipated events.

Maybank IBG and its officers, directors and employees, including persons involved in the preparation or issuance of this report, may, to the extent permitted by law, from time to time
participate or invest in financing transactions with the issuer(s) of the securities mentioned in this report, perform services for or solicit business from such issuers, and/or have a position or
holding, or other material interest, or effect transactions, in such securities or options thereon, or other investments related thereto. In addition, it may make markets in the securities
mentioned in the material presented in this report. One or more directors, officers and/or employees of Maybank IBG may be a director of the issuers of the securities mentioned in this
report to the extent permitted by law.

This report is prepared for the use of Maybank IBG’s clients and may not be reproduced, altered in any way, transmitted to, copied or distributed to any other party in whole or in part in any
form or manner without the prior express written consent of Maybank IBG and Maybank IBG and its Representatives accepts no liability whatsoever for the actions of third parties in this
respect.

This report is not directed to or intended for distribution to or use by any person or entity who is a citizen or resident of or located in any locality, state, country or other jurisdiction where
such distribution, publication, availability or use would be contrary to law or regulation. This report is for distribution only under such circumstances as may be permitted by applicable law.
The securities described herein may not be eligible for sale in all jurisdictions or to certain categories of investors. Without prejudice to the foregoing, the reader is to note that additional
disclaimers, warnings or qualifications may apply based on geographical location of the person or entity receiving this report.

Malaysia

Opinions or recommendations contained herein are in the form of technical ratings and fundamental ratings. Technical ratings may differ from fundamental ratings as technical valuations
apply different methodologies and are purely based on price and volume-related information extracted from Bursa Malaysia Securities Berhad in the equity analysis.

Singapore

This report has been produced as of the date hereof and the information herein may be subject to change. Maybank Research Pte. Ltd. (“MRPL") in Singapore has no obligation to update
such information for any recipient. For distribution in Singapore, recipients of this report are to contact MRPL in Singapore in respect of any matters arising from, or in connection with, this
report. If the recipient of this report is not an accredited investor, expert investor or institutional investor (as defined under Section 4A of the Singapore Securities and Futures Act), MRPL
shall be legally liable for the contents of this report, with such liability being limited to the extent (if any) as permitted by law.

Thailand

Except as specifically permitted, no part of this presentation may be reproduced or distributed in any manner without the prior written permission of Maybank Securities (Thailand) Public
Company Limited. Maybank Securities (Thailand) Public Company Limited (“MST”) accepts no liability whatsoever for the actions of third parties in this respect.

Due to different characteristics, objectives and strategies of institutional and retail investors, the research products of MST Institutional and Retail Research departments may differ in either
recommendation or target price, or both. MST reserves the rights to disseminate MST Retail Research reports to institutional investors who have requested to receive it. If you are an
authorised recipient, you hereby tacitly acknowledge that the research reports from MST Retail Research are first produced in Thai and there is a time lag in the release of the translated
English version.

The disclosure of the survey result of the Thai Institute of Directors Association (“I0D”) regarding corporate governance is made pursuant to the policy of the Office of the Securities and
Exchange Commission. The survey of the 10D is based on the information of a company listed on the Stock Exchange of Thailand and the market for Alternative Investment disclosed to the
public and able to be accessed by a general public investor. The result, therefore, is from the perspective of a third party. It is not an evaluation of operation and is not based on inside
information. The survey result is as of the date appearing in the Corporate Governance Report of Thai Listed Companies. As a result, the survey may be changed after that date. MST does
not confirm nor certify the accuracy of such survey result.

The disclosure of the Anti-Corruption Progress Indicators of a listed company on the Stock Exchange of Thailand, which is assessed by Thaipat Institute, is made in order to comply with the
policy and sustainable development plan for the listed companies of the Office of the Securities and Exchange Commission. Thaipat Institute made this assessment based on the information
received from the listed company, as stipulated in the form for the assessment of Anti-corruption which refers to the Annual Registration Statement (Form 56-1), Annual Report (Form 56-2),
or other relevant documents or reports of such listed company. The assessment result is therefore made from the perspective of Thaipat Institute that is a third party. It is not an assessment
of operation and is not based on any inside information. Since this assessment is only the assessment result as of the date appearing in the assessment result, it may be changed after that
date or when there is any change to the relevant information. Nevertheless, MST does not confirm, verify, or certify the accuracy and completeness of the assessment result.

us

This third-party research report is distributed in the United States (“US”) to Major US Institutional Investors (as defined in Rule 15a-6 under the Securities Exchange Act of 1934, as amended)
only by Wedbush Securities Inc. (“Wedbush”), a broker-dealer registered in the US (registered under Section 15 of the Securities Exchange Act of 1934, as amended). All responsibility for the
distribution of this report by Wedbush in the US shall be borne by Wedbush. This report is not directed at you if Wedbush is prohibited or restricted by any legislation or regulation in any
jurisdiction from making it available to you. You should satisfy yourself before reading it that Wedbush is permitted to provide research material concerning investments to you under relevant
legislation and regulations. All U.S. persons receiving and/or accessing this report and wishing to effect transactions in any security mentioned within must do so with: Wedbush Securities
Inc. 1000 Wilshire Blvd, Los Angeles, California 90017, +1 (646) 604-4232 and not with the issuer of this report.
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UK

This document is being distributed by Maybank Securities (London) Ltd (“MSUK”) which is authorized and regulated, by the Financial Conduct Authority and is for Informational Purposes only.
This document is not intended for distribution to anyone defined as a Retail Client under the Financial Services and Markets Act 2000 within the UK. Any inclusion of a third party link is for
the recipients convenience only, and that the firm does not take any responsibility for its comments or accuracy, and that access to such links is at the individuals own risk. Nothing in this
report should be considered as constituting legal, accounting or tax advice, and that for accurate guidance recipients should consult with their own independent tax advisers.

DISCLOSURES

Legal Entities Disclosures

Malaysia: This report is issued and distributed in Malaysia by Maybank Investment Bank Berhad (15938- H) which is a Participating Organization of Bursa Malaysia Berhad and a holder of
Capital Markets and Services License issued by the Securities Commission in Malaysia. Singapore: This report is distributed in Singapore by MRPL (Co. Reg No 198700034E) which is regulated
by the Monetary Authority of Singapore. Indonesia: PT Maybank Sekuritas Indonesia (“PTMSI”) (Reg. No. KEP-251/PM/1992) is a member of the Indonesia Stock Exchange and is regulated by
the Financial Services Authority (Indonesia). Thailand: MST (Reg. No.0107545000314) is a member of the Stock Exchange of Thailand and is regulated by the Ministry of Finance and the
Securities and Exchange Commission. Philippines: Maybank Securities Inc (Reg. No.01-2004-00019) is a member of the Philippines Stock Exchange and is regulated by the Securities and
Exchange Commission. Vietnam: Maybank Securities Limited (License Number: 117/GP-UBCK) is licensed under the State Securities Commission of Vietnam. Hong Kong: MIB Securities (Hong
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Exchange of India Limited and the Bombay Stock Exchange and is regulated by Securities and Exchange Board of India (“SEBI”) (Reg. No. INZ000010538). MIBSI is also registered with SEBI as
Category 1 Merchant Banker (Reg. No. INM 000011708) and as Research Analyst (Reg No: INH000000057). UK: Maybank Securities (London) Ltd (Reg No 2377538) is authorized and regulated
by the Financial Conduct Authority.

Disclosure of Interest

Malaysia: Maybank IBG and its Representatives may from time to time have positions or be materially interested in the securities referred to herein and may further act as market maker or
may have assumed an underwriting commitment or deal with such securities and may also perform or seek to perform investment banking services, advisory and other services for or relating
to those companies.

Singapore: As of 12 January 2024, Maybank Research Pte. Ltd. and the covering analyst do not have any interest in any companies recommended in this research report.

Thailand: MST may have a business relationship with or may possibly be an issuer of derivative warrants on the securities /companies mentioned in the research report. Therefore, Investors
should exercise their own judgment before making any investment decisions. MST, its associates, directors, connected parties and/or employees may from time to time have interests and/or
underwriting commitments in the securities mentioned in this report.
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Analyst Certification of Independence
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Reminder

Structured securities are complex instruments, typically involve a high degree of risk and are intended for sale only to sophisticated investors who are capable of understanding and assuming
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