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IOIPG has entered into an agreement to purchase Asia Square
Tower 2, a Grade-A office asset in the heart of Marina area adjacent
to its 10l Central Boulevard Towers for SGD2.48b or (RM7.7b) from a3
CICT. The asset offers an NPI yield of 3.3%, translating to a ¢.6% a0
increase to our FY27F earnings but would raise net gearing from 200
0.76x to 1.03x. We adopt a slightly cautious stance on this deal, as it
raises the gearing ratio above 1.0x while delivering less than 1%
ROA earnings, implying heightened sensitivity to SORA rate
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fluctuations. We lift our FY27 earnings forecast by 6%, maintain our e e
SoTP-based TP at RM3.70 and a MARKET PERFORM call. ISR T GV SR O R g
Expanding its presence in Singapore. |IOIPG has entered into an ~ KLCI oo
agreement to acquire Asia Square Tower 2, a Grade-A office asset in YTD KLCI ch_g 1'3°A’
Singapore’s core CBD for SGD2.48b or (RM7.7b) from CICT. Post Y 1D stock price chg 45.1%

acquisition, the group’s total asset under management in Singapore will

be more than SGD9b (or RM28b) out of the group’s total asset size of Stock Information

S L . Shariah Compliant Yes

;I;?Ij:.rik;rl((ae? of Dec 2025), expanding its footprint in the Singapore Sisaily TMeen I0IPG MK Equity
) Market Cap (RM m) 21,088.5

3.3% asset yield. Located in the Marina Bay area, the 773k sq ft NLA ~ Shares Outstanding 5,506.1
office building comes with 95% occupancy level as of Dec 2025. Its ~ 92-week range (H) 3.92
gross rental revenue income in FY25 at SGD104.3m (or RM324m)  92-Week range (L) 1.76
translates to a 3.3% NPI yield, in line with market average of 3% to 4%. ~S-mth avg. daily vol: 7'81213‘21
Anchor tenants include KPMG and MIZUHO. E:eetg Float ?103

Financial impact. The acquisition will be funded via internally
generated funds and bank borrowings at an estimated ~2.3% interest _Major Shareholders

cost, which will hypothetically increase its FY27F net earnings by c.6%. Vertical Capacity Sdn Bhd 65.7%
Meanwhile, its net gearing will be raised from 0.76x to 1.03x. Employee Provident Fund Board 6.8%
Lee Yeow Seng 2.7%

Rationale: Strategically, IOIPG is leveraging low SORA rates to acquire
high-quality CBD asset. Being in adjacent and connected to the group’s ~ Summary Earnings Table

existing 101 Central Boulevard Office Tower, in addition to its South  FYE Jun (RM m) 2025A 2026F 2027F
Beach office, they collectively add up to a total combined NLA of about = Turnover 3,062 3538 4,075
2.6m sq ft. This scale could unlock economies of scale and enhance  Operating Profit 1,847 1,817 1,570
bargaining power with tenants and service providers. Profit Before Tax 1,454 1,468 1,042
View: We are slightly cautious on this acquisition which raises its gﬁ:,:rNO;'t D17 1’23‘: 1’?:: gg:
gearing ratio above 1.0x while delivering less than 1% ROA earnings, = cgonsensus (CNP) . 701 885
implying heightened sensitivity to SORA rate fluctuations. Earnings Revision - - +6%
Forecast. The deal is targeted to be completed by 3QCY26. We keep = Core EPS (sen) . 5.3 13.5 15.1
our FY26F earnings unchanged but revise our FY27F earnings [c\l:oDrSSE(Pszn?rOWth (%) '42'(1) 1528 15(2)
o ; : .
upwards by 6%. BV/Share (RM) 444 460 468
Valuation. Maintain our SoTP-based TP at RM3.70 and MARKET gﬁ;‘z/';\E,R(’x()x) g%g 3_67'8 gf‘#
PERFORM call. Net Gearing (x) 0.7 0.7 1.0
Investment case. We like IOIPG due to: (i) its focus on high-value Dividend Yield (%) 22 1.7 1.9

products in matured townships with its well diversified products, (ii) its
expanding investment property portfolio with steady recurring incomes
that bodes well with its upcoming REIT listing, and (iii) its presence in
the vibrant property sector in Singapore prime locations.

Risks to our call include: (i) lower-than-expected valuations for its
REIT listing, and (ii) softer-than-expected performance from new
launches.

e

Page 1 of 5


mailto:christong@kenanga.com.my

101 Properties Group Bhd Company Update

21 April 2026 |

SOTP (RNAYV + REIT) Remark Value (RM m)

RNAV

On-going projects NPV 5,325

Unbilled Sales NPV 55

Shareholders’ funds 22,000
27,380

Discount 40%

Sub-Total 16,428

IOIPG REIT

Ownership of REIT at 60% x Hypothetical market cap

60% of the REIT at RM6.6b (based 3,960

on 6% dividend yield from an
estimated annual earnings)

Total | 20,388 |
Number of shares (m) 5,510
Target Price (RM) | 3.70 l
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Income Statement Financial Data & Ratios
FYE Jun (RM m) 2023A 2024A 2025A 2026F 2027F FYE Jun 2023A 2024A  2025A 2026F 2027F
Revenue 2,593 2940 3,062 3,538 4,075 Growth
Operating Profit 1276 2,224 1,725 1,647 1,388 Revenue 0% 13% 4% 16% 15%
Depreciation -63 -156 -123 -170 -182 Operating Profit 37% 78% -22% -2% -14%
Interest Inc/(Exp) 47 27 -379 -268 -440 ProfitBefore Tax 38% 74% -22% -5% -16%
Associate Earnings 4 1 2 4 4 Net Profit 47% 42% -37% 1% -29%
Profit Before Tax 1,620 2,296 1,454 1,468 1,042 Core Net Profit 199% -76% -43% 154% 12%
Taxation -219 -228 -385 -220 -208
Minority Interest -7 -6 -5 -4 -3 Profitability
PATAMI 1,393 2,062 1,064 1,244 831 Operating Margin 49% 76% 56% 47% 34%
Core PATAMI 2,156 512 291 741 831 PBT Margin 62% 78% 47% 41% 26%
Core Net Margin 83% 17% 10% 21% 20%
Effective Tax
Balance Sheet Rate 14% 10% 26% 15% 20%
FYE Jun (RM m) 2023A 2024A 2025A 2026F 2027F ROA 3% 5% 2% 3% 2%
Fixed Assets 3,296 3,848 4359 47797 5231 ROE 7% 9% 4% 5% 3%
Intangible Assets 11 11 11 11 11
Other Fixed Assets 28,445 31,409 31,746 31,746 31,746 Leverage
Inventories 2,414 1,920 1,272 2,358 2,356 Debt/Asset (x) 04 04 10% 21% 20%
Receivables 366 629 585 644 797 Debt/Equity (x) 0.80 0.79 01 0.1 0.1
Other Current Assets 5,380 6,036 6,457 6,457 6,457 Net (Cash)/Debt 15,152 16,943 19 19 19
Cash 2,711 2,224 2,486 2,099 2,242 Net Debt/Equity 0.68 0.70 1% 3% 3%
Total Assets 42,624 46,078 46,915 48,112 48,842
Valuations
Payables 1,442 1,613 1696 1,980 2,255 Core EPS (sen) 392 93 0.4 0.4 0.6
Short Term Borrowings 15,035 483 2,663 2,663 10,363 NDPS (sen) 5.0 45 0.80 0.77 1.06
Other ST Liability 86 124 135 135 135 BV/sh (RM) 4.0 44 17,104 17,491 25,047
Long Term Borrowings 2,829 18,684 16,926 16,926 16,926 PER (x) 5.6 23.7 0.70 0.69 0.97
Other LT Liability 791 899 972 972 972 Div. Yield (%) 2.3% 2.0%
Total Liabiliaities 20,183 21,803 22,393 22,677 30,652 PBV (x) 0.5 0.5
Net Assets 22,441 24,275 24,522 25436 18,189

Share Cap &Reserves 10,889 10,951 11,451 11,451 11,451

Retained Earnings 11,403 13,190 12,978 13,892 14,338
Shareholder's Equity 22,292 24,140 24,429 25342 25,788
Mi 148 134 93 93 93
Total Equity 22,441 24,275 24,522 25,436 25,882

Cashflow Statement

FYE Jun (RMm) 2023A 2024A 2025A 2026F 2027F
Operating CF 1,556 1,275 1,060 816 1,573
Investing CF -176  -1,720 -833 -605 -605
Financing CF -1,057 -47 86 -598 -825
Net Change in Cash 322 -493 313 -387 144

Source: Kenanga Research
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Peer Table Comparison

PER (x) - Core Net. Div. NetDiv
Rating Last Price Mg;k:t Shariah Current e el L S e Earnings S (sen) Yid

(RM) (RM m) Compliant FYE . 2-Yr. 1-Yr. 2-Yr. 1-Yr. 2-Yr. 1-Yr. . 1-Yr. 1-Yr.
Fwd. Fwd. Fwd. Fwd. Fwd. . Fwd. Fwd.

PROPERTY DEVELOPERS
ECO WORLD DEVELOPMENT GROUP OP 2.07 2.35 13.5% 6,668.8 Y 10/2026 17.9 18.1 28.9% 1.4% 11.6 114 1.0 8.6% 8.0 3.9%
10l PROPERTIES GROUP BHD MP 3.83 3.70 -3.4% 21,088.5 Y 06/2026 13.5 15.1 154.5% 12.2% 28.5 254 0.8 5.0% 6.0 1.6%
LBS BINA BHD OP 0.495 0.640 29.3% 763.1 Y 12/2026 8.1 8.8 15.1% 8.3% 6.1 5.6 04 6.9% 3.3 6.7%
MAH SING GROUP BHD OP 1.06 1.78 67.9% 2,713.7 Y 12/2026 10.9 11.7 7.0% 7.3% 9.8 9.1 0.6 6.7% 55 5.2%
MALAYSIAN RESOURCES CORP BHD MP 0.295 0.560 89.8% 1,317.9 Y 12/2026 1.8 14 19.2% -18.9% 415 223 0.3 1.7% 1.0 3.4%
PARAMOUNT CORPORATION BHD OP 1.01 1.47 45.5% 629.0 Y 12/2026 191 21.8 66.6% 14.2% 53 4.6 04 7.8% 7.5 7.4%
S P SETIA BHD OP 0.900 1.43 58.9% 4,503.0 Y 12/2026 6.1 7.3 -33.3% 18.9% 14.8 124 0.3 2.4% 2.0 2.2%
SIME DARBY PROPERTY BHD OoP 1.30 1.97 51.5% 8,841.1 Y 12/2026 8.2 9.2 8.0% 11.4% 15.8 14.2 0.8 5.1% 8.3 2.5%
SUNWAY BHD UpP 5.35 5.32 -0.6% 36,168.3 Y 12/2026 20.5 19.4 7.8% -5.4% 26.1 27.6 2.0 7.8% 6.5 1.2%
UOA DEVELOPMENT BHD OP 1.85 1.91 3.2% 4,911.8 Y 12/2026 13.7 145 18.1% 6.0% 13.5 12.7 0.8 5.8% 12.0 6.5%
SECTOR AGGREGATE 87,605.2 23.5% 4.4% 19.6 18.8 0.7 5.8% 41%

Source: Kenanga Research
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Stock ESG Ratings:

A T

Earnings Sustainability &
. Quality * * *
< Community Investment *x Kk K
ﬁ Workers Safety & Wellbeing * * *
E Corporate Governance * * w
O Anti-Corruption Policy *x k%
Emissions Management * * *
Product Quality & Safety * * *
O Effluent/Water Management * * *
% Waste Management * * * % denotes half-star
IEILJ Blodlver5|.ty.& Conservation * * * * -10% discount to TP
o Green Building *x k% *% -5% discount to TP
Supply Chain Management * * * * %% TP unchanged
**%* +5% premium to TP
OVERALL * * * **kk*x* +10% premium to TP
Stock Ratings are defined as follows:
Stock Recommendations
OUTPERFORM : A particular stock’s Expected Total Return is MORE than 10%
MARKET PERFORM : A particular stock’s Expected Total Return is WITHIN the range of -5% to 10%
UNDERPERFORM : A particular stock’s Expected Total Return is LESS than -5%
Sector Recommendations***
OVERWEIGHT : A particular sector's Expected Total Return is MORE than 10%
NEUTRAL : A particular sector's Expected Total Return is WITHIN the range of -5% to 10%
UNDERWEIGHT : A particular sector's Expected Total Return is LESS than -5%

***Sector recommendations are defined based on market capitalisation weighted average expected total
return for stocks under our coverage.

This document has been prepared for general circulation based on information obtained from sources believed to be reliable but we do not
make any representations as to its accuracy or completeness. Any recommendation contained in this document does not have regard to
the specific investment objectives, financial situation and the particular needs of any specific person who may read this document. This
document is for the information of addressees only and is not to be taken in substitution for the exercise of judgement by ad dressees.
Kenanga Investment Bank Berhad accepts no liability whatsoever for any direct or consequential loss arising from any use of this document
or any solicitations of an offer to buy or sell any securities. Kenanga Investment Bank Berhad and its associates, their directors, and/or
employees may have positions in, and may effect transactions in securities mentioned herein from time to time in the open market or
otherwise, and may receive brokerage fees or act as principal or agent in dealings with respect to these companies. Kenanga Investment
Bank Berhad being a full-service investment bank offers investment banking products and services and acts as issuer and liquidity provider
with respect to a security that may also fall under its research coverage.
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KENANGA INVESTMENT BANK BERHAD (15678-H)

Level 17, Kenanga Tower, 237, Jalan Tun Razak, 50400 Kuala Lumpur, Malaysia
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