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UMLand has announced the acquisition of 8.89 acres of
freehold land from TCB Realty Sdn Bhd for RM18.4m. The
land is located within the commercial centre of their flagship
Bandar Seri Alam township in Pasir Gudang.

It plans to develop a commercial retail complex with gross
development cost of RM90m, to complement the existing
amenities in the township. UMLand plans to keep the mall
for recurring rental income. Key details such as NLA and
tenant mix have yet to be determined at this point in time.

The group has disclosed that this is a related party
transaction, as the vendor, TCB Realty Sdn Bhd, is a
substantial shareholder in UMLand with a 7.4% stake.

Assuming a two-year construction period, the earliest
possible financial impact can only be in end-FY13.
Therefore we make no change to our overall RNAV and
earnings forecasts.

We are positive on this move; even without factoring in the
stream of recurring rental income from the mall, we believe
this will help add value and stimulate sales for their flagship
Bandar Seri Alam, which has more than 1,000 acres of
balance land with close to RM3bn of potential future GDV.

Land cost is RM50psf, which appears reasonable given
Sunway City paid RM48 psf for their Plentong land last year.
This works out to be ~20% of GDC, well within the cost
range of any development.

Execution risk for Jalan Mayang project; earnings volatility
due to very few active projects; relatively lacking in free float
and liquidity.

No change.

BUY (€-)

Positives: 76% discount to RNAV; strong upside to earnings
as Jalan Mayang and Pulai Jaya have not been factored in;
consistent dividend payout, even in loss-making years;
major beneficiary of Iskandar Malaysia story; net gearing still
below 0.1x.

Negatives: Potential earnings volatility and lack of liquidity
(the bonus issue is intended to address the liquidity issue).

Trading at 76% discount to RNAV and single-digit P/E,
providing investors with an opportunity to accumulate before
earnings re-rating takes place.

Target price unchanged at RM2.87 (based on 50% discount
to RNAV). BUY

Share price: RM1.39

Sean Lim
slim@hlib.hongleong.com.my
+603-2168 1161
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Information

Bloomberg Ticker UML MK
Bursa Code 4561
Market cap (RMm) 452
3-mth avg volume (‘000) 39
Price Performance Y M 12M
Absolute % -12.7 8.6 121
Relative % -1.2 50 638
Major shareholders
Wawasan Perangsang Mewah Sdn Bhd 23.6%
CapitaLand Residential Malaysia Pte Ltd ~ 19.93%
Chee Tat Holdings (S) Pte Ltd 7.3%
Tradewinds Resources Sdn Bhd 7.3%
Khong Guan Flour Milling Limited 4.72%

Summary Earnings Table

FYE 31 Dec (RM m) 2010A 2011E  2012E 2013E
Revenue 3169 3128  483.6 504.5
Reported net profit 51.6 52.1 67.6 79.4
Norm. net profit 51.6 52.1 67.6 79.4
Norm. EPS (sen) 21.4 21.6 280 329
EPS growth (%) 6.3 1.0 298 175
Norm. PER (x) 6.5 6.4 50 42
FD PER (x) 6.5 6.4 50 42
EV/ EBITDA (x) 54 5.2 41 36
Net DPS (sen) 7.4 7.0 8.0 9.0
Dividend yield (%) 5.3 5.0 58 65
FCF yield (%) 12.9 13.1 177 212
BVPS (RM) 3.6 3.8 40 42
P/B (x) 04 04 03 03
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Figure #1 RNAV table

Township developments Stake  Acres Book value  Book value Market value Market value Surplus
(RMm) RM psf RM psf (RMm) (RMm)
Bandar Seri Alam, Johor 100%  1,313.0 4229 7.39 12.00 686.3 263.4
Bandar Seri Putra, Bangi 70% 216.0 148.5 15.78 15.78 148.5
Seri Austin, Johor 100% 315.0 1131 8.25 12.00 164.7 515
Other landbank 15 28.9 445.27 445.27 28.9
Niche developments Stake GDV (RM m) NPV (Rm m)
Suasana Bukit Ceylon 100% 315 58.7
Waterfront @ Puteri Harbour 50% 188 8.6
Matex 100% 305 54.4
Total surplus 436.6
Shareholder fund (RMm) 950.0
Total RNAV 1,386.6
Shares outstanding (m) 241.7
RNAV per share (RM) 574
Discount to RNAV 50%
Target price 2.87
HLIB
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Financial Projections

www.hlebroking.com

Income statement Cashflow
FYE 31 Dec (RM m) 2009A  2010A  2011E  2012E  2013E FYE 31 Dec (RM m) 2009A  2010A  2011E  2012E  2013E
Revenue 208.5 316.9 312.8 483.6 504.5 PBT 62.9 74.3 69.7 91.4 106.6
Operating cost -136.6 -234.3 -238.8 -394.1 -398.8 Depreciation 15 1.7 11 11 11
EBITDA 71.9 82.6 74.0 89.5 105.8 Amortisation 0.0 0.0 0.0 0.0 0.0
Depreciation -15 -1.7 -11 -11 -11 Taxation paid 74 -15.2 -15.6 -20.4 -23.8
Other operating income 41.6 18.7 18.5 20.0 25.0 Working cap & others -85.0 64.9 97 2292 -16.9
Advertising and marketil -3.3 -12.1 -12.1 -25.0 -15.0 Operating cashflow -28.0 125.7 649  -157.1 67.0
Employee benefits expe -18.0 -20.8 -15.0 -25.0 -25.0 Capex 2.4 7.2 7.2 7.2 7.2
Finance costs -8.6 7.1 7.1 9.8 9.8 Investment & others 85.7 -22.0 0.0 0.0 0.0
Pretax profit 62.9 74.3 69.7 914 106.6 Investing Cashflow 83.3 -29.2 7.2 7.2 7.2
Taxation 5.4 -16.6 -15.6 -20.4 -23.8 Issue of shares 0.0 0.0 0.0 0.0 0.0
Minorities 2.4 6.2 2.0 -34 -34 Dividends -28.6 -13.6 -16.9 -19.3 217
Net profit 55.0 51.6 52.1 67.6 79.4 Others -82.1 -71.4 0.0 0.0 0.0
Basic shares (m) 241.3 241.3 241.3 241.3 241.3 Financing cashflow -110.7 -84.9 -16.9 -19.3 217
Basic EPS (sen) 22.8 21.4 21.6 28.0 329 Net cash flow -55.4 11.6 409  -1836 38.1
Balance sheet Valuation ratios
FYE 31 Dec (RM m) 2009A  2010A  2011E  2012E  2013E FYE 31 Dec (RM m) 2009A  2010A  2011E  2012E  2013E
PPE 280.4 286.4 292.4 298.5 303.5 Reported basic EPS (se 22.8 21.4 21.6 28.0 329
Investments in jointly cc 20.5 31.0 31.0 31.0 31.0 Norm. basic EPS (sen) 22.8 21.4 21.6 28.0 329
Development land 194.7 172.1 172.1 172.1 172.1 Norm. FD EPS (sen) 22.8 214 21.6 28.0 329
Non-current assets 571.0 586.3 593.8 601.2 607.7 PER (x) 6.1 6.5 6.4 5.0 4.2
Development costs 343.2 350.7 346.1 535.1 558.2 Net DPS (sen) 7.5 74 7.0 8.0 9.0
Inventories 48.2 375 371 57.3 59.8 Net DY (%) 54 53 5.0 5.8 6.5
Trade & other receivabl¢ 169.0 1325 130.8 202.1 210.9 NTA/ share (sen) 383.2 387.1 402.5 423.9 449.2
Tax recoverable 2.8 05 05 0.7 0.8 PINTA (x) 04 04 0.3 0.3 0.3
Cash 62.9 72.0 122.0 152.0 152.0 FCF/ share (sen) 21.4 17.9 18.1 24.6 29.5
Total assets 1,197.1 11794 12301 15484 1589.3 FCF yield (%) 15.4 12.9 13.1 17.7 21.2
Shr Holder funds 857.8 878.5 913.7 962.0 1,019.7 Enterprise value 526.2 449.3 401.4 4247 428.1
Minority interests 66.9 55.5 57.5 60.9 64.2 EV/ EBITDA (x) 72 5.4 5.2 4.1 3.6
Total Equity 924.8 934.0 971.2 11,0229 1,084.0 ROE (%) 6.4 5.9 5.7 7.0 7.8
Long-term borrowings 81.8 67.5 67.5 67.5 67.5 Net gearing (x) 0.1 0.1 0.0 0.0 0.0
Trade payables 58.7 71.9 71.0 109.7 1145 BVPS (RM) 36 36 38 4.0 4.2
Short-term borrowings 105.0 62.9 62.9 112.9 112.9 P/B (x) 04 04 04 0.3 0.3
Assumption metrics Quarterly financial summary
FYE 31 Dec (RM m) 2009A  2010A  2011E  2012E  2013E FYE 31 Dec (RM m) 1Q10 2Q10 3Q10 4Q10 1011
Revenue 208.5 316.9 312.8 483.6 504.5 Revenue 76.5 63.8 88.4 88.3 82.2
Gross margin 34.8 317 323 29.0 28.2 Operating cost -63.8 -52.6 -68.2 -70.9 -60.0
PBT margin 30.2 23.5 22.3 18.9 21.1 Operating profit 12.7 11.2 20.2 17.4 22.2
Net margin 26.4 16.3 16.6 14.0 15.7 Other income 0.9 05 1.0 17.0 0.8
Finance costs 2.0 1.7 -1.6 1.7 -1.6
Segment revenues Jointly controlled entitie 0.0 0.0 0.0 0.0 0.0
Townships 120.0 206.0 246.0 Pretax profit 11.7 10.0 19.5 331 21.5
Niche developments 78.0 259.0 2437 Net profit 8.7 4.2 12.8 26.0 14.0
Basic shares (m) 2413 2413 2413 2413 2413
Segment margin (%) Basic EPS (sen) 3.6 1.7 53 10.8 5.8
Property development 25.0 25.0 25.0 DPS (sen) 0.0 0.0 25 5.0 0.0
Property investment 35.0 323 316 FCF/ share (sen) 20.1 10.4 -1.3 10.9 10.9
Net cash/ share (sen) -33.1 -22.7 -30.7 -24.2 -16.0
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Disclaimer

The information contained in this report is based on data obtained from sources believed to be
reliable. However, the data and/or sources have not been independently verified and as such,
no representation, express or implied, is made as to the accuracy, adequacy, completeness or
reliability of the info or opinions in the report.

Accordingly, neither Hong Leong Investment Bank Berhad nor any of its related companies and
associates nor person connected to it accept any liability whatsoever for any direct, indirect or
consequential losses (including loss of profits) or damages that may arise from the use or
reliance on the info or opinions in this publication.

Any information, opinions or recommendations contained herein are subject to change at any
time without prior notice. Hong Leong Investment Bank Berhad has no obligation to update its
opinion or the information in this report.

Investors are advised to make their own independent evaluation of the info contained in this
report and seek independent financial, legal or other advice regarding the appropriateness of
investing in any securites or the investment strategies discussed or recommended in this report.
Nothing in this report constitutes investment, legal, accounting or tax advice or a representation
that any investment or strategy is suitable or appropriate to your individual circumstances or
otherwise represent a personal recommndation to you.

Under no circumstances should this report be considered as an offer to sell or a solicitation of
any offer to buy any securities referred to herein.

Hong Leong Investment Bank Berhad and its related companies, their associates, directors,
connected parties and/or employeees may, from time to time, own, have positions or be
materially interested in any securities mentioned herein or any securites related thereto, and
may further act as market maker or have assumed underwriting commitment or deal with such
securities and provide advisory, investment or other services for or do business with any
companies or entities mentioned in this report. In reviewing the report, investors should be
aware that any or all of the foregoing among other things, may give rise to real or potential
conflict of interests.

This research report is being supplied to you on a strictly confidential basis solely for your
information and is made strictly on the basis that it will remain confidential. All materials
presented in this report, unless specifically indicated otherwise, is under copyright to Hong
Leong Investment Bank Berhad . This research report and its contents may not be reproduced,
stored in a retrieval system, redistributed, transmitted or passed on, direclty or indirectly, to any
person or published in whole or in part, or altered in any way, for any purpose.

This report may provide the addresses of, or contain hyperlinks to, websites. Hong Leong
Investment Bank Berhad takes no responsibility for the content contained therein. Such
addresses or hyperlinks (including addresses or hyperlinks to Hong Leong Investment Bank
Berhad own website material) are provided solely for your convenience. The information and
the content of the linked site do not in any way form part of this report. Accessing such website
or following such link through the report or Hong Leong Investment Bank Berhad website shall
be at your own risk.

1. As of 23 August 2011, Hong Leong Investment Bank Berhad has proprietary interest in the
following securities covered in this report:

(a) -.

2. As of 23 August 2011, the analyst, Sean Lim who prepared this report, has interest in the
following securities covered in this report:

(a) -.
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BUY Positive recommendation of stock under coverage. Expected absolute return of more than +10% over 12-months, with low risk of sustained downside.
TRADING BUY Positive recommendation of stock not under coverage. Expected absolute return of more than +10% over 6-months. Situational or arbitrage trading opportunity.
HOLD Neutral recommendation of stock under coverage. Expected absolute return between -10% and +10% over 12-months, with low risk of sustained downside.
TRADING SELL ~ Negative recommendation of stock not under coverage. Expected absolute return of less than -10% over 6-months. Situational or arbitrage trading opportunity.
SELL Negative recommendation of stock under coverage. High risk of negative absolute return of more than -10% over 12-months.

NOT RATED No research coverage, and report is intended purely for informational purposes.

Industry rating definitions

OVERWEIGHT The sector, based on weighted market capitalization, is expected to have absolute return of more than +5% over 12-months.
NEUTRAL The sector, based on weighted market capitalization, is expected to have absolute return between -5% and +5% over 12-months.
UNDERWEIGHT  The sector, based on weighted market capitalization, is expected to have absolute return of less than —5% over 12-months.
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