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In line, substantial land acquisition in FY10

4QFY09 net profit up 131.6% yoy and 23.9% qoq

4QFY09 revenue increased by 38,4% yoy mainly due to higher revenues from
Engineering & Construction, Property Development and Building Services and by a
more moderate 9.6% qog mainly due to higher revenues from E&C and Property
Development. As a result of the better operational performance and losses in 4QFY08
due to provisions for remedial works and writedowns, 4QFY09 net profit jumped by
131.6% yoy. Qoq, despite a significantly higher tax rate, 4QFYQ9 net profit increased
by a respectable 23.9%.

12MFY09 net profit of RM34.6m, up 161.1% yoy, in line with our expectation

The better operational performance by the key E&C and Property Development
divisions as well as losses in 12MFY08 due to higher finance cost (attributable to
amortisation of premium on early redemption of KL Sentral Sukuk amounting to
RM33.1m) and provisions contributed to the 161.1% surge in 12MFY09 net profit.
12MFY09 revenue increased by 16.9% as higher revenue from E&C (increased
billings from on-going works) was partly offset by lower revenue from Property
Development after one-off land sale in KL Sentral development in FY08. Effective tax
rate was lower than the statutory rate due to availability of unutilised tax losses and
recognition of deferred tax. 12MFYQ9 net profit of RM34.6m is almost spot on with our
forecast of RM34.7m but is 11% above consensus estimate of RM31.3m. Following
the better overall performance, the Board recommends a first and final DPS of 1.0 sen
less 25% tax.

Maintaining FY10-11 forecasts, introducing FY12 forecasts, BUY

We believe better times are ahead. The group has four on-going property projects
with a GDV of approximately RM3.9bn and another three with an estimated GDV of
RM3.7bn to be launched this year. It is hence well positioned to ride the recovery in
property demand in the country and regionally. Outstanding order book of RM2.7bn
(including RM1.2bn from KL Sentral property construction) should also see steady
contributions from the E&C division. We maintain our FY10-11 forecasts and
introduce our FY12 forecasts. DPS forecasts are also maintained at 1.5 sen. We
continue to expect improving operational performance and positive news flow on a
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significant land acquisition by the group to drive the share price closer to our RNAV-
Issued shares (m) 1,361.3 based target price of RM1.77. BUY.
Mkt cap (RMm) 1,865.0
Avg daily vol - 6mth (m) 7.12
52-wk range (RM) 1.61-0.73
Est free float 67.0%
NTA per share (RM) 0.74
P/INTA () 1.9
Net cash/(debt) (RMm) (834.5)
ROE (FY10E) 5.9%
Derivatives Nil Earnings and Valuation Summary
FYE 31 Dec 2008 2009 2010E 2011E 2012E
Key Shareholders Revenue (RMm) 788.6 921.6 1,049.6 1,112.6 1,115.7
EPF 30.6% EBITDA (RMm) 38.0 83.1 124.6 137.9 139.0
Pretax profit (RMm) (42.2) 46.5 79.1 87.4 88.5
Net profit (RMm) (56.6) 34.6 54.1 61.4 63.2
Earnings & Valuation Revisions EPS (sen) (4.2) 2.5 4.0 45 4.6
EPS growth (%) (239.0) >100 56.2 135 3.0
10E 11E  12E PER () nm 53.9 345 30.4 295
(F;Ler‘r’ Efss ((ss::)) 3'8 2'2 o Core net profit (RMm) (56.6) 346 54.1 614 64.2
Chg (%) ” "~ "~ Core EPS (sen) 4.2) 2.5 4.0 45 4.7
Prev target price (RM) 1.77 Core PER (x) n.m 53.9 345 30.4 29.0
Curr target price (RM) 1.77 DPS (sen) 0.0 1.0 15 15 15
Dividend Yield (%) 0.0 0.7 11 11 11
EV/EBITDA (x) 63.1 325 16.5 15.0 13.4
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Figure 1: Quarterly Results Comparison

FYE 31 Dec (RMm) 4QFY08 3QFY09 4QFY09 QoQ YoY Comment
% chg % chg
Revenue 203.6 257.1 281.7 9.6 38.4 Higher yoy due to higher revenues from E&C, Property

Development and Building Services; higher gog mainly due
to higher E&C and Property Development revenues

Op costs (223.1) (250.2) (254.9) 1.9 14.3

EBITDA (19.6) 6.9 26.8 286.8 236.8

EBITDA margin (%) (9.6) 2.7 9.5 n.m n.m

Depn and amort (3.0) (3.1) 0.0 (100.0) (100.0)

Forex gain (losses) 0.0 0.0 0.0 0.0 0.0

EBIT (22.6) 3.8 26.8 (606.4) 218.4

Int expense (5.9 (8.3) (11.1) 34.2 87.0

Int and other inc 12.2 16.4 18.8 14.3 53.6

Associates (9.2) 0.0 (11.1) (52,876.2) 20.6

Pretax profit (25.5) 12.0 23.4 95.0 191.6 Higher yoy mainly due to higher profits from E&C and
Property Development as well as losses in 4QFY08 mainly
due to provisions for remedial works and writedowns of
property development land and slow moving property
inventories; higher qogq due mainly to sharp increase in
Property Development profit

Tax (14.5) (0.5) 9.9) 2,004.9 (31.8)

Tax rate (%) (57.0) 3.9 42.4 n.m n.m

MI 0.7 (1.5) (1.0) (30.5) (239.3)

Net profit (39.3) 10.0 12.4 23.9 131.6 Significantly lower qoq increase due to higher effective tax
rate in 4QFY09

EPS (sen) (4.3) 1.1 1.4 23.6 131.4

Core net profit (39.3) 10.0 12.4 23.9 131.6

Figure 2: Cumulative Results Comparison

FYE 31 Dec (RMm) 12MFYO08 12MFYO09 YTD Comment

% chg
Revenue 788.6 921.6 16.9 Higher yoy mainly due to higher revenues from E&C (increased

billings from on-going works), partly offset by lower revenue from
Property Development after one-off land sale in KL Sentral
development in FY08

Op costs (806.7) (875.8) 8.6

EBITDA 18.1) 45.8 (352.9)

EBITDA margin (%) (2.3) 5.0 n.m Higher mainly due to improved margin from E&C (lower material
prices and completion of existing projects) and Property
Development

Depn and amort (12.2) (9.4) (22.9)

Forex gain (losses) 0.0 0.0 0.0

EBIT (30.3) 36.4 (220.3)

Int expense (72.1) (38.6) (46.5) Higher in FY08 ainly due to amortisation of premium on early
redemption of KL Sentral Sukuk amounting to RM33.1m

Int and other inc 75.4 65.1 (13.6)

Associates (15.1) (16.5) 9.2

Pretax profit (42.2) 46.5 210.3 Significantly higher mainly due to improved operational results
from E&C arising from better cost control and margins, higher
billings as well as provisions from remedial works and writedowns
and higher finance cost in FY08

Tax (19.6) (9.0) (53.9)

Tax rate (%) (72.3) 14.3 n.m Effective tax rate lower than statutory rate due to availability of
unutilised tax losses and recognition of deferred tax

MI 5.1 (2.9) (156.3)

Net profit (56.6) 34.6 161.1

EPS (sen) (6.2) 3.8 160.9

Core net profit (56.6) 34.6 161.1

Figure 3: Segmental Operating Profit Breakdown

FYE 31 Dec (RMm) 4QFY08 1QFY09 2QFY09 3QFY09 4QFY09  12MFY08  12MFY09
Engineering & construction (14.2) 7.9 16.2 12.6 14.0 (31.0) 50.7
Property development (25.4) 1.3 3.3 1.0 21.7 34.1 27.3
Infrastructure 5.1 3.8 25 4.8 0.1 11.6 11.1
Building services 2.7 1.7 (0.6) 2.1 0.8 4.2 4.0
Investment holding & others 32.2 2.7 (0.0) 2.1 43.0 44.9 47.7
Elimination (10.8) (3.1) (2.0) (2.3) (31.8) (18.6) (39.2)
Total (10.4) 14.2 19.3 20.2 47.8 45.1 101.6
Figure 4: Segmental Operating Profit Margin Breakdown

FYE 31 Dec (%) 4QFY08 1QFY09 2QFY09 3QFY09 4QFY09  12MFY08  12MFY09
Engineering & construction (10.9) 6.6 8.1 55 55 (6.2) 6.3
Property development (78.9) 8.8 13.8 6.4 35.4 17.0 23.7
Infrastructure 10.8 16.1 8.9 13.0 0.2 12.0 9.5
Building services 28.9 133 3.9 16.5 5.0 116 6.9
Total (5.1) 9.3 8.4 7.9 17.0 5.7 11.0
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Equity Rating Structure and Definitions

BUY Total return is expected to exceed +15% over a 12-month period

TRADING BUY Total return is expected to exceed +15% over a 3-month period due to short-term positive development, but fundamentals are
(TR BUY) not strong enough to warrant a Buy call. This is to cater to investors who are willing to take on higher risks

ADD Total return is expected to be between 0% to +15% over a 12-month period

REDUCE Total return is expected to be between 0% to -15% over a 12-month period

TRADING SELL Total return is expected to exceed -15% over a 3-month period due to short-term negative development, but fundamentals are
(TR SELL) strong enough to avoid a Sell call. This is to cater to investors who are willing to take on higher risks

SELL Total return is expected to be below -15% over a 12-month period

NOT RATED Affin Investment Bank does not provide research coverage or rating for this company. Report is intended as information only
and not as a recommendation

OVERWEIGHT Industry, as defined by the analyst's coverage universe, is expected to outperform the KLCI benchmark over the next 12

months

NEUTRAL Industry, as defined by the analyst's coverage universe, is expected to perform inline with the KLCI benchmark over the next
12 months

UNDERWEIGHT Industry, as defined by the analyst's coverage universe is expected to under-perform the KLCI benchmark over the next 12
months

This report is intended for information purposes only and has been prepared by Affin Investment Bank Berhad (“Affin Investment Bank”) based
on sources believed to be reliable. However, such sources have not been independently verified by Affin Investment Bank, and as such Affin
Investment Bank does not give any guarantee, representation or warranty (express or implied) as to the adequacy, accuracy, reliability or
completeness of the information and/or opinion provided or rendered in this report. Under no circumstances shall Affin Investment Bank, its
associates and/or any person related to it be liable in any manner whatsoever for any consequences (including but are not limited to any direct,
indirect or consequential losses, loss of profit and damages) arising from the use of or reliance on the information and/or opinion provided or
rendered in this report. Any opinions or estimates in this report are that of Affin Investment Bank as of this date and subject to change without
prior notice. Under no circumstances shall this report be construed as an offer to sell or a solicitation of an offer to buy any securities. Affin
Investment Bank and/or any of its directors and/or employees may have an interest in the securities mentioned therein. Affin Investment Bank is
a participant of the Capital Market Development Fund-Bursa Research Scheme, and will receive compensation for the participation.

Investors are advised to seek independent financial, legal and other advice and make their own evaluation on the information and/or opinion
contained in this report before investing or participating in any of the securities or investment strategies or transactions discussed in this report.

Affin Investment Bank Bhd (9999-v)
A Participating Organisation of Bursa Malaysia
Securities Bhd

(Stockbroking Division)

www affininvestmentbank.com.my
Email : research@affinsecurities.com.my
Tel : 603-2143 8668

Fax : 603-2145 3005
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