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Defying the Cycle

When interest rates began to rise and the macro backdrop turned bleak in Brazil in the second
half of 2021, few would have expected the rate-sensitive real estate sector to hold steady. Yet
companies like CYRE, MDNE and LAVYV defied the cycle, delivering growth and rising ROEs,
a paradox that says more about their intrinsic strength than the macro environment itself. The
macro pendulum still swings toward caution, and while we acknowledge risks to returns if
conditions don’t improve, their top-notch execution in high-income niche and the increasing
exposure to low-income segment are “barbell-like strategies” helping them shield operations
while sustaining returns. For now, they continue compounding value, setting the stage for a
potential re-rating if the macro pendulum swings toward optimism.

Join us today to discuss this report with our team at 9:30 AM (BRT) on Zoom (link).

¢ Brazil’s mid/high-income homebuilders have surprised investors with their resilience
over the past tough years of high interest rates. Considering that, some have even
argued that the correlation between housing demand in SP and mortgage rates/affordability
has broken down. We looked closer and found that micro factors have played a larger role:
(i) post-pandemic scarcity of high-end inventory benefitted those with strong positioning in
the niche and with product differentiation; (ii) pent-up mid-income demand reacted after a
period of high construction-cost inflation and muted launches; and (iii) resilient demand for
compact units. Today, the high-end market looks competitive amid rising inventory, while
mid-income is undersupplied — though affordability constraints may once again begin to
influence demand. As such, we believe flawless execution, product differentiation, and
diversification will be key drivers of performance going forward.

e CYRE is our Top Pick with a TP of BRL 39, 29% upside. CYRE is proof that great
businesses can thrive in cyclical sectors. Through a well-executed barbell strategy,
balancing exposure to both high-end and low-income segments, combined with superior
product design and a highly productive in-house housing brokerage team, the company has
grown launches and sales at an impressive pace. The macro remains challenging, but
CYRE'’s diversified platform provides stability. The stock trades at just 4.6x 2026E adj. P/E
or 1.15x P/TBV, levels we see as attractive relative to its high ROE and Ke. As some pundits
once put it, “It's far better to buy a wonderful company at a fair price than a fair company at
a wonderful price.”

o MDNE ranks second in our pecking order (TP BRL 39; 46% upside); followed by LAVV
(TP 19, 34% upside) and EZTC (TP 22, 31% upside). MDNE is the leading developer in
Northeast Brazil, with strong growth and increasing returns since its 2020 IPO, driven by its
condominium-based model. It now opens a new growth avenue in the low-income segment
through a strategic partnership with DIRR — all while trading at only 4.3x 2026E adj. P/E.
LAVV, meanwhile, is the highest-ROE developer in the high-income segment, combining
flawless execution, a lean cost structure, and an attractive valuation of 4.9x earnings.
Finally, EZTC, once the sector’'s benchmark, still faces capital-structure constraints, but we
remain constructive given its attractive 0.85x P/TBV multiple and optionalities such as
extraordinary dividends and a potential sale of its office towers.
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MDNE (OP): TP 39/sh (46% upside) SECTION 7

We are initiating coverage on Moura Dubeux (MDNE3) with an Outperform rating and a target price
of R$39/sh (implying in a 46% upside to current stock price). Our 12-month forward target price of
is derived from the next twelve months' dividend collection and exit value, calculated as the tangible
book value 1Y forward at an exit P/TBV multiple of 1.5x. This is derived from the Gordon Growth
formula, considering a nominal Ke of 17.2% and a terminal nominal growth rate of 4.0%.

Our Estimates

Income statement summary 2024 2025E 2026E 2027E
Launches (100%) 2,897 5,548 5,238 5,452
Net Sales (100%) 2,643 4,085 3,660 4,031
(=) Net revenues 1,570 2,216 2,477 2,873
(-) COGS (ex-interest) (1,043) (1,422) (1,554) (1,820)
(=) Gross profit 527 793 923 1,053
(-) Operating expenses (237) (325) (372) (404)
(+/-) Net financial results 42 30 20 32
(+/-) Other income (expenses) (43) (46) (44) (51)
(=) EBT 290 468 551 649
(-) Income taxes (32) (41) (58) (65)
(-) Minority interest 0 1 2 2
(=) Net income 251 413 491 581
Adj. gross margin 35.5% 36.9% 38.5% 37.9%
Gross margin 33.5% 35.8% 37.3% 36.7%
Net margin 16.0% 18.7% 19.8% 20.2%
(=) FCF generation (cash burn) (16) (152) 222 303
Net Debt/Equity (%) 7.0% 17.8% 11.8% 6.1%
ROE 16.9% 23.7% 23.4% 23.5%
Valuation
Target quarter 3Q26E
Tangible book value (TBV) 2,107,665
Stabilized return-on-equity 24.0%
Target P/TBV multiple 1.5x
Assets valued separately 0
Fair equity value 3,186,098
Shares outstanding (ex-treasury) 84,618
Fair equity value (R$/sh) R$ 37.65
DPS 1Y fwd (R$/sh) R$ 1.48
Fair share price (R$/sh) R$ 39.00
Forecasted upside (1Y fwd) 45.6%

MDNE was founded in 1987 by the Moura Dubeux family in Recife (PE), focusing on high-income
projects under the condominium business model. In 1990s, MDNE expanded operations across
other Northeast states and diversified its real estate product portfolio by developing office buildings,
2nd home projects. MDNE has 5 brands: Moura Dubeux (high-end housing), Beach Class (second
homes), ITC (commercial) all eligible under the condominium model, and Mood (mid-income
housing) and Unica (MCMV)

MDNE conducted its IPOed in 2020 raising BRL 1.1bn in a primary offering with the proceeds to
being channeled to curb leverage — MDNE was impacted by Brazil economic crisis in 2015-16 and
its effects on market in Northeast. The controlling shareholders (Moura Dubeux family) currently
hold 36% stake, and the management team is veteran fully professionalized (Diego Villar is the
CEO, Diego Wanderley CFO, Diogo Barral the IRD and among others experienced directors).

The housing market (ex-MCMV) in the main 6 cities of Northeast Brazil (Recife, Fortaleza, Salvador,
Natal, Macei6é and Jo&do Pessoa), peaked at 2008-12 with 28,000 units launched per year. The
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strength of the market at that time reflected homebuilders from Southeast region expanding footprint
into the region after IPOs, follow-on offerings and plans to grow operations. However, Brazil's
economic crises resulted in a more dramatic market downturn in Northeast.

The sales speed of housing market in Northeast (or in other words, the absorption of inventories)
has been resilient since the crisis, consequently cutting inventories in months of LTM sales from
the peak level of 22 months to 9 months nowadays. More importantly, units launched in 2021-24
have been ~2x bigger than the volume in 2015-18 and MDNE consolidated itself as the leading
homebuilder in the region with launches market share of 22%.

NE Region: Units Launched per Selected States (ex-MCMV) NE Region: Units Sold per Selected States (ex-MCMV)
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Since the IPO, we expect MDNE to end the year growing launches by 6x, from BRL 790mn in 2020
to BRL 5.5bn in 2025E. This operating expansion, coupled with margin improvement (from 27% in
2020 to ~35% in 2025E), driven by the higher profitability of development projects and growth of
condominium-based projects (a business model that boasts higher gross margins and returns).
Consequently, MDNE expanded ROE from 8% in 2021 to ~24%, outperforming peers.

Under the condominium model, MDNE usually develops high-end residential projects and operates
as a contractor, and buyers are responsible for 100% of the construction disbursements (meaning
a lower cash disbursement vs. traditional developments). MDNE collects revenues through 3 fees:
(i) land commercialization fee (right after the sale of quotas), (ii) adhesion fee (also upon quota
acquisition), and (iii) service fee (collected from clients during the construction).

The project starts with MDNE acquiring the land, designing and approving the project. Then it sells
the quotas from a pre-selected pool of loyal clients (without the sales stands) and once a minimum
amount of quotas is sold (usually 35%), the condominium is formalized. Typically, MDNE keeps a
certain volume of quotas of the project and sells them later (so the company is responsible for the
disbursements related to these quotas). For details on the economics, see the chart below.

Itat BBA | 26



Mid Income Homebuilders — October 27, 2025

MDNE: Condominium Model Explained
1
20%
Price Condominium
Discount PSV Composition

Fees as a % of PSV Fee Recognition

At quota sale

>
[
o
5 7
e o 8.25% Following construction
5 % 55% Administration Fee: evolution, which begins
° = Production Costs 15% of Production i> only 13 months after the
5 I= Costs launch
2 g
= 5
8 O
- X ' o
S 35% Accounting: at the condominium
o Land formation (at least 25% of quotas
- 35% Commercialization sold, usually ~6 months after the
Land Fee o> launch)
Commercialization
-20% Cash Flow: linear for ~24 months
Land Cost after formation

Source: Company and Itai BBA

MDNE has grown launches and sales meaningfully in the condominium business model, which has
boosted its margins, operating leverage and returns. In 2020, MDNE'’s launches were 55% under
the condominium model, it rose to 60-65% in 2024 and should end 2025 at ~80%, representing
BRL 3.6bn at stake. We are adopting a conservative approach for launches under this model
(expecting stabilized launches of BRL 2.5bn), meaning there are upside risks to our forecasts.

MDNE: Condominium and Development Launches in PSV (BRL mn)
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In addition, we see a big growth avenue under mid-income and MCMV program. MDNE started its
mid-income operations (under the Mood brand) 2-3 years ago and it has already launched BRL
1.5bn since its inception and BRL 626mn in 2025. MDNE seizes this operating reaching up to BRL
2bn in launches in the next years and this segment should benefit the most from the brand new
MCMV bracket 4 (or “Faixa 4”).

In 2025, MDNE announced its low-income brand Unica, focused on MCMV brackets 3 (“Faixa 3”)
and the first launch is scheduled for 4Q25 under the recently announced partnership with DIRR —
which should MDNE'’s next growth avenue, as launches should total BRL 1bn in 2026 and stabilize
at BRL 2bn, split 50%/50% between MDNE and DIRR.

Elsewhere, the possible approval of tax exemption for individuals earning up to BRL 5k/month
should further boost demand in MCMV “Faixa 2—3", widening the pool of eligible buyers. This is
especially important for the Northeast region as informal workers are 43% of total households
earning BRL 5k, while in states of Sdo Paulo and Rio this represents 33%.

-
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NE Selected States Share at MCMV Program (BRL mn; %)
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NE Selected States MCMV Program Addressable Market

CE PB AL RN PE BA SP RJ
(+) Households - R$1,200-R$2,000/month (mn) 728 334 296 278 810 1,345 2,260 1173
(+) Households - R$2,000-R$5,000/month (mn) 858 413 270 361 889 1,527 6,410 2467
(+) Households - R$5,000-R$7,000/month (mn) 67 36 25 44 84 142 1,215 338
= (a) Households eligible to MCMV (mn) 1,653 783 591 682 1,783 3,014 9,885 3,978
(b) % of informal workers | 458%  454% 40.6% 38.8% 42.5% 43.6% 34.8%
(a) x [1-(b)] = (c) MCMV addressable market 895 427 351 418 1,024 1,699 6,769 2,595
(+) Units sold in MCMV "Group 1" 210 309 650 85 1,350 2,283 7,783 4,081
(+) Units sold in MCMV "Group 2" 6,439 8,043 2,406 5747 8,641 6,895 63,477 8,585
(+) Units sold in MCMV "Group 3" 785 302 186 293 623 821 20,629 2,636
= (d) Total units sold in MCMV - 2019 7,434 8,654 3,242 6,125 10,614 9,999 91,889 15,302

Source: IBGE and Itai BBA

MDNE'’s shares trades at 1.2x P/BV, which is above many mid/high-income developer peers, but
justified by its high ROE and earnings growth, as we expect earnings CAGR of 32% from 2024-27.
However, the stock trades at a very attractive 4.3x P/E 26E. Consequently, with a strong market
position, seasoned management team, clear growth avenues and attractive valuation, we rate
MDNE as Outperform and offering 46% upside from current stock levels (the highest among our
mid/high-income homebuilders coverage).

-
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DISCLAIMER

Itaa BBA is a registered trademark used by Itai Unibanco S.A.

Ratings: Definitions, Dispersion and Banking Relations

Ratings Definition ? Coverage ® Banking Relation
Outperform ;r;?kz?zl\i/es:az);?ects the stock to perform better than 56% 62%
Market Perform ;r;?kz?zl\\;/es:az):l)ects the stock to perform in line with 36% 40%
Underperform The analyst expects the stock to perform below market 8% 8%

average.

The ratings employed in this document (Outperform, Market Perform, and Underperform) basically correspond to Purchase,
Hold, and Sell, respectively.

The ratings represent the analyst's assessment of the medium-term share price performance relative to the market average.
These ratings may be reviewed by the analyst as a result of new information released by the Company or market changes
(there is no predetermined timeframe for these adjustments to occur). The companies are grouped into sectors: Sectors: (i)
Banking; ii) Financial Services; (iii) Consumer Goods and Retail; iv) Food and Beverage; (v) Healthcare; (vi) Education; (vii)
Steel & Mining; (viii) Pulp & Paper; (ix) Oil, Gas and Petrochemicals; x) Agribusiness; (xi) Real Estate; (xii) TMT; (xiii)
Capital Goods, Transportation and Logistics; (xix) Utilities; (xv) Strategy.

Percentage of companies covered by Itai Unibanco S.A. in this rating category.

Percentage of companies included in this rating category that were provided services by Itau Unibanco S.A. or any of its
affiliated companies.

Material Information

9.

10.
11.
12.

This report was prepared by Itad Unibanco, a company regulated by the Securities and Exchange Commission (CVM), and distributed by Itat
Unibanco, Itat Corretora de Valores S.A. and Itai BBA Assessoria. Itai BBA is a brand used by Itai Unibanco. This report was prepared by a
securities analyst from Itai Unibanco and is subject to Resolution 20 of the Securities and Exchange Commission (CVM).

This report does not constitute an offer to buy or sell any financial instrument or to participate in any particular trading strategy under any jurisdiction.
The information herein was deemed reasonable on the date of publication and was obtained from reliable public sources. Neither Itai Unibanco nor
any of its affiliated companies (“Grupo Itad Unibanco”) ensure or guarantee, either expressly or implicitly, that the information contained herein is
accurate or complete. Furthermore, this report is not a complete or summarized representation of investment strategies, markets or developments
thereof. The opinions, estimates and/or forecasts provided in this report reflect the current opinion of the analyst responsible for the content herein on
the date of publication and are, therefore, subject to change without notice. The prices and availability of the financial instruments are merely indicative
and subject to change beyond the control of Itaé Unibanco. The prices used for the production of this report were obtained as of the close of the
relevant market. Neither Itad Unibanco nor any of its affiliated companies are obligated to update, amend or otherwise alter this report, or to inform
readers of any changes in its content, except upon termination of coverage of the securities issuers discussed herein.

The analyst responsible for preparing this document, highlighted in bold, hereby certifies that all opinions expressed in this report
accurately, solely and exclusively reflect his/her personal views and opinions regarding all of the issuers and securities analyzed herein,
provided in this document independently and autonomously, including from Itai Unibanco, Itati Corretora, Itai BBA, and any of their
affiliated companies. Whereas the personal opinions of the analyst may diverge, Itai Unibanco, Itati Corretora, Itai BBA and/or any of their
affiliated companies may have published or eventually publish other reports that are inconsistent and/or reach different conclusions than
those provided herein.

The analyst responsible for preparing this report is not registered and/or not qualified as a survey analyst at the NYSE or FINRA, nor is such analyst
in any way associated with Itau BBA USA Securities, Inc. and is, therefore, not subject to the provisions of Rule 2242 on communications with
researched companies, public appearances and transactions involving securities held in a research analyst account.

Part of the analysts’ compensation is determined based on the total top line of Itai Unibanco and some of its affiliated companies, including revenues
arising from investment services and investment bank services. Nonetheless, the analyst responsible for the content in this report hereby certifies that
no part of his/her compensation is or will be directly or indirectly conditioned to any specific recommendations or opinions herein.

The financial instruments and strategies discussed in this document may not be suitable for all investors and certain investors may not be eligible to
purchase or participate in some or all of them. This report does not take under consideration the specific investment objectives, financial situation or
needs of any particular investor. Investors who intend to purchase or trade the securities covered in this report must seek out the applicable information
and documents in order to decide whether to invest in such securities. Investors must independently seek out financial, accounting, legal, economic
and market guidance, based on their personal characteristics, before making any investment decision regarding the securities of the issuers analyzed
in this report. Each investor must make the final investment decision based on a range of related risks, fees and commissions. In the event that a
financial instrument is expressed in currencies other than the one used by the investor, exchange rate variations may adversely affect the price, value
or profitability. Financial instrument yields may vary, ultimately increasing or decreasing the price or value of financial instruments, either directly or
indirectly. Past performance is not necessarily indicative of future results, and this report does not ensure or guarantee, either expressly or implicitly,
any possible future performance or any other aspect thereof. Itad Unibanco and its affiliated companies may not be held liable for eventual losses,
either direct or indirect, arising from the use of this report or its content. Upon using the content herein, investors undertake to irrevocably and
irreparably hold Itai Unibanco and/or any of its affiliated companies harmless against any claims, complaints, and/or losses.

This report may not be reproduced or redistributed to third parties, either in whole or in part, for any reason whatsoever, without prior written consent
from Itad Unibanco. This report and its contents are confidential.

In accordance with the rules of the Brazilian Securities and Exchange Commission, the analysts responsible for this report have described scenarios
of potential conflict of interest in the “Relevant Information” chart below.

Itad Unibanco has not entered into any agreement with the issuer(s) relating to the production of this report.

The description of the internal organizational and administrative arrangements and of the information barriers in place for the prevention and avoidance
of conflicts of interest with respect to the production of research reports are available at www.itaucorretora.com.br.

Material information regarding the proprietary models used by Itai Unibanco analysts is available at Itai BBA Bloomberg page.

Other important regulatory information is available at https://disclosure.cloud.itau.com.br

Additional note for reports distributed in the (i) United Kingdom: This material has been prepared by Itau Unibanco S.A. for informational purposes
only and it does not constitute or should be construed as a proposal for request to enter into any financial instrument or to participate in any specific
business trading strategy. The financial instruments discussed in this material may not be suitable for all investors and are directed solely at Eligible
Counterparties and Professional Clients, as defined by the Financial Conduct Authority. This material does not take into consideration the objectives,
financial situation or specific needs of any particular client. Clients must independently obtain financial, legal, tax, accounting, economic, credit, and
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financial services and products. You acknowledge that this material contains proprietary information, and you are required to keep this information
confidential. Itau BBA International plc (IBBAInt) exempts itself from any liability for any losses, whether direct or indirect, which may arise from the
use of this material and is under no obligation to update the information contained in this material. Additionally, you confirm that you understand the
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