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Sunway Bhd

3Q13 results: Earnings beat, but we maintain forecast
given caution ahead; prefer |IJM Land

Sunway Bhd’s (SWB’s) 9M13 earnings beat expectations, but we maintain
our forecast given caution ahead after Budget 2014 cooling measures. While
Iskandar, Johor is seen to be hardest hit by the measures, SWB is starting from
a zero base (so it has more to gain than to lose) and, we believe, has an edge
over rivals given its strong product concept (landed township) and execution
track record. Its property investment and construction units should also help
cushion the impact of a slowdown. Shares are vulnerable short-term, but we
like SWB's longer-term fundamentals. We remain OW, but prefer [JM Land.

e 9M13 results. Core net profit rose 38% Y/Y, to M$325.4mn, representing
85% of our full-year forecast and 82% of consensus. For 3Q13, core profit
rose 32% Y/Y and 12% Q/Q. Profit growth was driven by the property
development and construction units (the latter benefiting from higher order
book), though property investment profits fell 7% Y/Y due to softer hotel
and theme park earnings, and refurbishments. The positive surprise came
mainly from associates, which made up 26% of pretax in 3Q13 (namely, the
Singapore property development operations), and lower tax rates.

e Prospects. Our forecast is unchanged. SWB achieved M$1.1bn in new
property sales for 9M13, or 80% of our full-year forecast of M$1.38bn.
Unbilled sales stood at M$2.2bn, or 2x historical revenue, as of 9M13. In
our 28-Oct-13 update on SWB, we cut earnings to incorporate areas of risk
following the property measures. Better stability for the property investment
division and higher construction earnings should help cushion the impact of
slower property development prospects. Iskandar is estimated to account for
no more than 14-19% of new property sales over FY14/15 (property
development accounts for 51% of SWB’s earnings).

e Our Jun-14 PT of M$3.60 is based on a 30% discount to RNAYV, in line
with the sector’s historical mean. In a worst-case scenario, stripping out
value accretion from Iskandar projects and valuing the assets at just book
cost of M$20psf (vs. recent transactions at M$35-147psf), our PT would fall
to M$2.50 at a 37% discount to RNAV (-1SD from historical sector mean).
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Abs | 27.2% 6.7% -4.4% 31.6%
Rel 19.9% -6.5% -10.8%  18.8%

M$ in mn, year-end Dec FY11A FY12A FY13E FY14E FY15E Company Data

Revenue (M$ mn) 3,692 3,849 4,590 4,794 4,809 Shares O/S (mn) 1,724
Reported Net Profit (M$ mn) 388 531 345 401 448 Market Cap (M$ mn) 4,533
Core Net Profit (M$ mn) 327 349 386 442 476 Market Cap ($ mn) 1,402
Reported EPS (M$) 0.30 0.41 0.20 0.23 0.26 Price (M$) 2.63
Core FD EPS (M$) 0.22 0.23 0.20 0.23 0.25 Date Of Price 29 Nov 13
DPS (M$) 0.00 0.05 0.04 0.05 0.05 Free Float(%) 26.3%
Revenue growth (%) 19.0% 4.3% 19.2% 4.5% 0.3% 3M - Avg daily volume (mn) 1.05
Core EPS growth (%) (0.5%) 6.4% (13.7%) 13.9% 74% 3M - Avg daily value (M$ mn) 3.08
ROCE 17.5% 16.8% 12.2% 13.8% 14.8% 3M - Avg daily value ($ mn) 1.0
ROE 10.5% 11.0% 9.8% 9.7% 9.7% FBMKLCI 1807.60
Adjusted P/E 11.9 11.2 13.0 114 10.6 Exchange Rate 3.23
P/BV (x) 1.3 1.0 1.1 1.0 0.9 Fiscal Year End Dec
EV/EBITDA (x) 13.2 10.3 114 11.0 11.1 Price Target (M$) 3.60
Dividend Yield 0.0% 1.9% 1.6% 1.9% 2.0% Price Target End Date 30-Jun-14

Source: Company data, Bloomberg, J.P. Morgan estimates.
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Company Description

Sunway Bhd is a property developer and investor
formed from the August 2011 merger of Sunway City
and Sunway Holdings. GIC holds a 12% stake in
Sunway Bhd.

SWB has a total property development land bank of
3,861 acres with a total project GDV of M$54bn
(effective GDV: M$31bn), sufficient to sustain it for at
least the next 15 years. The group also has an in-house
construction arm, as well as trading, manufacturing and
quarrying businesses domestically and overseas.
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EPS: J.P. Morgan vs. consensus (M$)
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Year-end Dec J.P. Morgan Consensus*®

FY13E 0.202 0.230
FY14E 0.230 0.253
FY15E 0.260 0.293

Source: Bloomberg, J.P. Morgan estimates. *We believe consensus

has not fully adjusted for full dilution from warrants. Based on net profit
numbers, which are therefore a fairer basis of comparison, our forecast
is below consensus by 3% and 7% for FY14E and FY15E, respectively.

Table 1: Property sector peer comparison

J.PMorgan

P&L sensitivity metrics (FY13E)

EBITDA EPS
impact (%) impact (%)
Sales value (M$ M) 1,383
Impact of each 5% 0.6% 0.9%
Property operating margin assumption 21.2%
Impact of each 5ppt 15.5% 15.8%
Associate & JV contribution (M$ M) 149.6
Impact of each 5% 0.0% 1.4%
Debt/equity assumption 29%
Impact of each 5ppt 0.0% 0.5%

Source: J.P. Morgan estimates

Price target and valuation analysis

Our Jun-14E PT of M$3.60 is based on a 30% discount to our RNAV of
M$5.00. The 30% fair RNAV discount is in line with the sector's long term
historical mean.

For a detailed RNAV breakdown, see Tables 7 and 8.

Key downside risks to PT include: (1) slower-than-expected property sales
versus our forecast following the Budget measures; and (2) rising
competition in Iskandar, which could translate into slower-than-expected
sales (the accretion in value from the Iskandar projects accounts for an
estimated 22% of our base-case RNAV; in terms of earnings, the Medini,
Iskandar projects account for 2% and 4% of our FY14E and FY15E FD EPS,
respectively).

As of: 29-Nov-13 FYE Mktcap Price Rating Target PIE EPS growth Net div yield P/B ROE RNAV Prem/disc
(M$ M) (M$) (M$) CY14E CY15E CY14E CY15E FY14E FY15E FY14E FY14E  (M$) to RNAV
Developers
IGB Corporation Dec 3,699 2.71 uw 220 17.0 162 32% 47% 21% 21% 0.9 55 4.58 -41%
|JM Land* Mar 4,053 2.62 ow 3.70 12.6 114  256% 100% 27% 29% 1.2 11.6 4.50 -42%
Mah Sing Group Dec 3,068 222 N 240 10.3 80 267% 274% 47% 6.1% 1.5 19.6 298 -26%
SP Setia Oct 7,007 2.85 N 3.50 10.9 107  295% 1.8% 53% 6.7% 1.2 10.8 5.53 -48%
Sunway Dec 4,567 2.63 ow 3.60 115 107 139% 74% 19% 2.0% 1.0 9.7 5.00 -47%
UEM Sunrise Dec 10,004 2.31 N 2.30 19.3 178 -122% 80% 17% 2.0% 1.9 8.9 3.51 -34%
Weighted average 32,398 14.4 134 107% 83% 3.0% 3.5% 14 104 -40%

Source: Bloomberg, J.P. Morgan estimates.
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Table 2: Sunway 9M13 results summary

Asia Pacific Equity Research
29 November 2013

J.PMorgan

M$ in millions, Year-end Dec 3Q13 3Q12 YIY 2Q13 Q/Q 9M13 9M12 YIY
Revenue 1,066.1 867.0 23% 1,118.0 -5% 3,205.2 2,677.8 20%
Operating profit 74.9 106.1 -29% 116.6 -36% 2775 270.7 3%
Operating margin 7.0% 12.2% 10.4% 8.7% 10.1%

PBT 159.4 142.7 12% 152.9 4% 4345 3353 30%
Net income 93.1 94.3 -1% 170.3 -45% 354.0 3131 13%
Core net income 124.4 94.6 32% 110.7 12% 325.4 236.5 38%
Core margin 11.7% 10.9% 9.9% 10.2% 8.8%

EPS (sen) 7.80 7.30 7% 12.70 -39% 27.51 24.23 14%
Source: Company data

Table 3: Sunway 9M13 segment breakdown

M$ in millions, Year-end Dec 3Q13 3Q12 YIY 2Q13 Q/Q 9M13 9M12 YIY
Prop development 62.0 53.0 17% 443 40% 131.9 98.9 33%
Prop investment 218 19.3 13% 28.6 -24% 72.6 78.0 7%
Construction 15.4 18.3 -16% 15.7 2% 58.4 433 35%
Other (24.4) 15.5 -257% 27.9 -187% 14.7 50.5 -711%
Operating profit 74.9 106.1 -29% 116.6 -36% 277.5 270.7 3%

Source: Company data
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Table 4: Sunway property sales by project

J.PMorgan

MS$ in millions, Year-end Dec Project status 2010 2011 2012 2013E 2014E 2015E
Klang Valley
Sunway South Quay Ongoing 350 302 278 255
Sunway Damansara Ongoing 79 75 75 75
Sunway Alam Suria Ongoing 91 12 - -
Melawati Ongoing 116 44 - -
Sunway Velocity Ongoing 258 259 292 324
Others 261 0 0 282
1,155 692 645 936
Ipoh/Penang
Sunway City Ipoh Ongoing 29 26 26 26
Penang Ongoing 78 79 79 79
107 105 105 105
Johor
Bukit Lenang New 0 206 180 206
Medini New 0 0 221 369
Pendas New 0 0 0 0
- 206 401 575
Overseas
Novena Ongoing 571 342 365 353
Sembawang, Singapore Ongoing - 38 38 -
571 380 404 353
Overall total (including Singapore) 1,771 2,100 1,833 1,383 1,555 1,969
Growth % 81% 19% -13% -25% 12% 27%
Domestic sales 987 1,200 1,262 1,003 1,152 1,616
Overseas (largely Singapore) 784 900 571 380 404 353
Total 1,771 2,100 1,833 1,383 1,555 1,969
Domestic sales growth 22% 5% 21% 15% 40%
% of property sales
Domestic - Klang Valley 0% 0% 63% 50% 41% 48%
Domestic - Johor 0% 0% 0% 15% 26% 29%
Domestic - Ipoh/Penang 0% 0% 6% 8% 7% 5%
Overseas - Singapore 0% 0% 31% 27% 26% 18%
Overseas - Others 0% 0% 0% 0% 0% 0%
0% 0% 100% 100% 100% 100%

Source: Company data, J.P. Morgan estimates. * Others include 10 ongoing projects in the Klang Valley, i.e., Sunway Monterez, Sunway Semenyih, Sunway Cheras, Sunway Duta, Sunway

Montana, Sunway Resort City, Casa Kiara 111, Sunway Tower KL 1, Bangi, Sungai Long, and Mont Putra, Rawang.

Table 5: Sunway core EBIT breakdown (including associates)

M$ in millions, Year-end Dec 2011 2012 2013E 2014E 2015E
Core EBIT (with associates) 491.5 618.0 626.8 7101 763.6
Property development 211.9 306.4 296.7 363.1 405.5
Property investment 176.9 196.5 200.3 2115 225.2
Construction 63.1 61.5 103.8 1104 108.8
Trading & manufacturing 49.8 450 36.2 36.2 36.2
Quarry 8.4 12.2 19.1 19.5 19.9
Investment holding (30.2) (20.4) (38.4) (39.8) 41.2)
Others 11.8 16.9 9.2 9.3 9.4
Core EBIT 491.6 618.0 626.8 7101 763.6
Segment breakdown

Property development 43% 50% 47% 51% 53%
Property investment 36% 32% 32% 30% 29%
Construction 13% 10% 17% 16% 14%
Trading & manufacturing 10% 7% 6% 5% 5%
Quarry 2% 2% 3% 3% 3%
Investment holding 6% -3% 6% 6% -5%
Others 2% 3% 1% 1% 1%
Total 100% 100% 100% 100% 100%

Source: Company data, J.P. Morgan estimates
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Table 6: Sunway P&L statement

J.PMorgan

M$ in millions, Year-end Dec 2011 2012 2013E 2014E 2015E
Revenue 3,601.7 3,849.2 4,589.9 4,794.2 4,809.2
Property development 915.8 910.2 1,033.7 1,313.6 1,323.5
Property investment 517.6 585.2 594.3 616.7 640.3
Construction 1,221.0 1,274.9 1,887.4 1,781.0 1,754.2
Trading & manufacturing 553.2 558.7 518.3 523.5 528.8
Quarry 184.5 196.9 233.7 2337 2337
Investment holding 34 7.0 12.2 12.2 12.2
Others 296.3 316.4 310.3 3134 316.6
Cost of sales (2,630.0) (2,581.1) (3,011.6) (3,106.4) (3,088.0)
Gross profit 1,061.7 1,268.1 1,578.3 1,687.8 1,721.3
Operating profit 366.3 503.5 433.8 4911 520.7
Property development 130.6 187.0 2204 267.1 280.6
Property investment 108.4 120.7 125.0 129.7 134.7
Construction 58.4 36.8 103.8 1104 108.8
Trading & manufacturing 49.8 450 36.2 36.2 36.2
Quarry 8.4 12.2 19.1 19.5 19.9
Investment holding (22.7) (37.1) (38.4) (39.8) (41.2)
Others 11.8 16.9 9.2 9.3 9.4
Unusual items 21.7 121.6 (41.3) (41.3) (27.6)
Finance income 215 22.7 28.8 25.3 15.7
Finance costs (80.9) (99.6) (109.8) (109.8) (109.8)
Associates 99.7 152.3 75.3 81.8 90.5
Core associates 68.5 75.8 75.3 81.8 90.5
Unusual items 31.2 76.5 0.0 0.0 0.0
JVs 85.9 144.0 76.3 95.9 124.9
Property development 81.3 119.3 76.3 95.9 1249
Construction 4.7 24.6 0.0 0.0 0.0
Pretax 498.5 722.9 504.5 584.2 642.0
Taxation (69.6) (125.4) (116.9) (133.7) (143.7)
PAT 428.9 597.6 387.6 450.5 498.2
MI (41.4) (66.9) (42.7) (49.8) (50.1)
Reported net profit 387.5 530.6 344.9 400.7 448.1
Exceptional items 60.4 181.8 (41.3) (41.3) (27.6)
Core net profit 32741 348.8 386.2 4421 475.7
% growth 7% 11% 14% 8%
Share base 1,292.5 1,292.5 1,722.5 1,722.5 1,722.5
FD share base 1,551.0 1,551.0 1,981.0 1,981.0 1,981.0
Reported EPS (sen) 29.98 41.05 20.02 23.26 26.02
% growth 37% -51% 16% 12%
FD Core/adjusted EPS (sen) 22.03 23.43 20.23 23.05 24.75
% growth 6% -14% 14% 7%
Margins

Gross margin 28.8% 32.9% 34.4% 35.2% 35.8%
Op margin 9.9% 13.1% 9.5% 10.2% 10.8%
PBT margin 13.5% 18.8% 11.0% 12.2% 13.3%
Operating margin by segment

Property development 14.3% 20.5% 21.3% 20.3% 21.2%
Property investment 20.9% 20.6% 21.0% 21.0% 21.0%
Construction 4.8% 2.9% 5.5% 6.2% 6.2%
Trading & manufacturing 9.0% 8.1% 7.0% 6.9% 6.8%
Quarry 4.5% 6.2% 8.2% 8.3% 8.5%

Source: Company data, J.P. Morgan estimates.
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Investment Thesis, Valuation and Risks

Sunway Bhd (Overweight; Price Target: M$3.60)

Investment Thesis

We are cautious on the outlook for property developers in 1H14 following recent
Budget cooling measures that are expected to impact Iskandar-focused stocks most.
While Sunway Bhd (SWB) has some exposure to Iskandar, we believe it commands
an edge in terms of location, product concept (landed township) and execution in
Iskandar, and that its diversified earnings base will also provide support. The stock
may still be vulnerable to selling pressure short-term until the market absorbs the
new property measures, but we continue to like its long-term fundamentals in view of
the following:

1) Strong commercial asset backing: Via 34%-owned Sunway REIT, the
group owns prime investment properties, with prospects for unlocking value
and raising cash here in the next phase of asset injection into its REIT
vehicle, which we believe is likely from FY15/16.

2) Low base of property development sales: Unlike purer developers,
property development accounts for a smaller 50% of SWB’s earnings. The
group also has a low base, with property development sales forecast at just
M$1.4bn for FY 13 (versus over M$2-3bn for peers), despite ample land
bank. In Iskandar, SWB is starting from a zero base, with its maiden launch
expected by early 2014, so we believe it has more to gain than to lose, as
opposed to the existing Iskandar dominant player, UEM. We forecast that
the Medini, Iskandar projects will account for no more than 10% of earnings
and no more than 15-20% of new property sales over FY 14/15.

3) Construction sector growth: The rise in SWB’s outstanding order book to
M$4bn, up 25% Y//Y, and recovery in margins for the construction division
should also help drive earnings.

Valuation

Our Jun-14 PT of M$3.60 is based on a 30% discount to RNAV, in line with the
sector’s historical mean. In a worst-case scenario, stripping out value accretion from
Iskandar projects and valuing the assets here at just book or its land cost of M$20psf
(versus recent transactions at M$35-147psf), our PT would fall to M$2.50 at a 37%
discount to RNAV (-1SD from the historical sector mean).
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Table 7: Sunway RNAV
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% Undeveloped Remaining Years to Revaluation Comments
Projects stake Description land (acres) GDV (M$ M) develop surplus (M$ M)
Selangor/KL
Sunway Damansara 60% Residential/commercial 15 1,691 5 137 Discounted at WACC of 10%

township

Sunway South Quay 60% Lakeside mixed development 52 3,990 7 344  Discounted at WACC of 10%
Sunway Monterez 60% Residential 5 44 3 3 Discounted at WACC of 10%
Sunway Semenyih 70% Residential 398 729 10 69 Discounted at WACC of 10%
Sunway Cheras 100% Residential 6 17 3 2 Discounted at WACC of 10%
Sunway Duta 60% Residential 3 120 3 2 Discounted at WACC of 10%
Sunway Montana 100% Residential 2 56 3 7 Discounted at WACC of 10%
Sunway Alam Suria 100% Residential 1 12 2 7 Discounted at WACC of 10%
Sunway Resort City 100% Commercial 15 660 6 75 Discounted at WACC of 10%
Casa Kiara Il 80% Residential 3 210 3 28 Discounted at WACC of 10%
Sunway Velocity 85% Mixed development 18 2,859 6 337 Discounted at WACC of 10%
Sunway Tower KL 1 100% Office 1 240 3 23 Discounted at WACC of 10%
Bangi 100% Residential 3 59 2 6 Discounted at WACC of 10%
Melawati 100% Residential 2 43 2 19 Discounted at WACC of 10%
Sg Long 80% Residential 1M 217 4 27 Discounted at WACC of 10%
Mont Putra, Rawang 100% 163 156 6 16 Discounted at WACC of 10%
Perak
Sunway City Ipoh 65% Residential 895 1,048 10 86 Discounted at WACC of 10%
Penang
Sunway City Penang 100% Residential 16 172 2 18 Discounted at WACC of 10%
Sunway Grand 100% Residential 12 186 2 20 Discounted at WACC of 10%
Sungai Ara 100% Residential 56 849 3 91 Discounted at WACC of 10%
Bukit Mertajam 100% Residential 42 694 2 74 Discounted at WACC of 10%
S'pore
Novena 30% Medical suites, retail, hotel 2 2,242 3 177 Discounted at WACC of 10%
Sembawang, Singapore 100% 1 75 2 8 Discounted at WACC of 10%
Johor
Bukit Lenang 80% Residential 88 932 5 99 Discounted at WACC of 10%
Medini 38% Mixed development 691 12,000 10 789 Discounted at WACC of 10%
Pendas 60% Mixed development 1,079 18,000 15 1,292 Discounted at WACC of 10%
China
Sunway Guanghao 65% Mixed development 4 67 2 6 Discounted at WACC of 10%
Tianjin Eco City 60% Mixed development 91 5,344 6 389 Discounted at WACC of 10%
India
Sunway OPUS Grand India 50% Condos 24 702 5 35 Discounted at WACC of 10%
Sunway MAK Signature Residence 60% 14 181 5 13 Discounted at WACC of 10%
(JV with M.A.K Builders) Discounted at WACC of 10%
Australia
Wonderland Business Park (Sydney) 45% 48 378 6 15 Discounted at WACC of 10%
Total 3,861 54,032 4,2141

Source: Company data, J.P. Morgan estimates.
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Table 8: Sunway RNAV
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Value (M$ M) Comments

Revaluation surplus

Book value as at Dec-13
Revaluation gain from investment properties
Revaluation gain from construction division

Outstanding cash obligation for land

Total RNAV
Number of shares (millions)
RNAV per share

FD RNAV

Warrants & ESOS

Add proceeds from warrants

Adjusted RNAV

Adjusted number of shares

RNAV per share

RNAV per share (rounded off)

Price target (30% discount to RNAV)

4,214.1

4,257.0
294.8 Valuing 34%-owned Sunway REIT at market value
993.7 Valued at 15x P/E on FY14E

(582.5) Discounted value for Iskandar land purchase

9,1771
1,722.5
5.33

646.3 258.5mn outstanding warrants at M$2.50/share
9,823.4
1,981.0
4,96
5.00
3.60

Source: Company data, J.P. Morgan estimates.

Figure 1: Property sector RNAV band
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Source: Bloomberg, J.P. Morgan calculations.

Risks to Rating and Price Target

Key downside risks include:

Mar-05 Mar-06 Mar-07 Mar-08

Mar-09 Mar-10 Mar11  Mar-12  Mar-13

1) Slower-than-expected property sales versus our forecast following the
Budget 2014 property cooling measures.

2) Rising competition in Iskandar, which could also translate into slower-than-
expected property sales. Medini projects, which have yet to be launched and
currently have no earnings contribution, account for an estimated 22% of

our base-case RNAV.
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Sunway Bhd: Summary of Financials

Profit and Loss Statement

Cash flow statement

M$ in millions, year end Dec FY11 FY12 FY13E FY14E FY15E M$ in millions, year end Dec FY11 FY12 FY13E FY14E FY15E
Revenues 3,692 3,849 4590 4,794 4,809 EBIT 366 503 434 491 521
% change Y/Y 19.0% 43% 192% 45%  0.3% Depr. & amortization 90 95 95 96 96
EBIT 366 503 434 491 521 Change in working capital 60 (305) (123) (34) )
% change Y/Y (38.0%) 37.5% (13.8%) 13.2%  6.0% Taxes paid (70)  (125) (M17)  (134)  (144)
EBIT margin (%) 9.9% 13.1% 9.5% 10.2% 10.8% Others (60) (182) 41 41 28
Net Interest (53)  (77) (81) (85) (94) Cash flow from operations 386 (14) 331 461 498
Earnings before tax 499 723 504 584 642
% change Y/Y (30.4%) 45.0% (30.2%) 15.8%  9.9% Capex (285)  (293) (600)  (600)  (600)
Tax (70) (125) (117)  (134)  (144) Disposals/(Purchases) (373) 537 (232)  (216)  (197)
as % of EBT 14.0% 17.3% 232% 22.9% 22.4% Net Interest (683)  (77) (81) (85) (94)
Net income (reported) 388 531 345 401 448 Free cash flow (225) 294 (439) (290)  (226)
% change Y/Y (43.4%) 36.9% (35.0%) 16.2% 11.8%
Shares outstanding 1,551 1,551 1,981 1,981 1,981 Equity raised/(repaid) (889) 107 731 0 0
EPS (reported) 0.30 041 020 023  0.26 Debt raised/(repaid) 858 511 0 0 0
% change Y/Y (43.4%) 36.9% (51.2%) 16.2% 11.8% Other 263 (312) 76 96 125
Core FD EPS 022 023 020 023  0.25 Dividends paid 0 (78) (86) (98)  (106)
% change Y/Y (0.5%) 6.4% (13.7%) 13.9%  7.4% Beginning cash 869 777 1,159 1,299 856
Ending cash 777 1,159 1,299 856 483
DPS 0.00 0.05 004 005 0.05
Balance sheet Ratio Analysis
M$ in millions, year end Dec FY11 FY12 FY13E FY14E FY15E M$ in millions, year end Dec FY11 FY12 FY13E FY14E FY15E
Cash and cash equivalents 777 1,159 1,299 856 483 EBIT Margin 9.9% 13.1% 95% 102% 10.8%
Accounts receivable 782 1,136 1,355 1,415 1,419 Net margin 9.3% 9.4% 8.7% 95% 10.2%
Inventories 452 650 775 810 812 SG&A/Sales 158% 154% 154% 154% 15.4%
Others 1,063 1233 1,233 1233 1,233
Current assets 3285 4,430 4913 4,565 4,199 Sales per share growth 19.0% 4.3% (10.5%) 45% 0.3%
Sales growth 19.0% 43% 192% 45% 0.3%
LT investments 1,018 600 700 775 825 Net profit growth (43.4%) 36.9% (35.0%) 16.2% 11.8%
Net fixed assets 961 805 809 813 817 EPS growth (0.5%) 6.4% (13.7%) 13.9% 7.4%
Total Assets 7,844 8983 10,237 10,650 11,047 Interest coverage (x) 8.5 7.8 6.5 6.9 6.6
Liabilities Net debt to total capital 30.2% 285% 224% 26.0% 28.2%
ST Loans 311 1,765 1,765 1,765 1,765 Net debt to equity 433% 39.9% 28.8% 352% 39.3%
Payables 1,054 1,148 1,369 1,430 1,435 Sales/assets 0.5 0.5 0.5 0.5 0.4
Others 646 663 663 663 663 Assets/equity 23 26 24 22 22
Total current liabilities 2011 3576 3,797 3,858 3,863 ROE 10.5% 11.0% 98% 97% 9.7%
ROCE 175% 16.8% 122% 138% 14.8%
Long-term debt 1915 972 972 972 972
Other liabilities 574 478 478 478 478
Total Liabilities 4499 5026 5247 5308 5312
Minorities 327 381 424 473 523
Shareholders' equity 3,017 3,577 4,567 4,869 5211
BVPS 208 252 247 265 2.86

Source: Company reports and J.P. Morgan estimates.
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Summary
Sunway Bhd. As Of: 22-Nov-13
MALAYSIA SEDOL B6VGS93 Local Price: 2.74
Fil ial EPS: 0.25}
Latest Min Max Median Average 28D+ 2S8.D.- % toMin  %toMax % toMed % toAvg
12mth Forward PE 10.87x 7.01 14.27 8.91 9.64 13.31 5.98 -36% 31% -18% -1%)
P/BV (Trailing) 1.09x 0.30 1.48 0.94 0.90 1.50 0.30 -73% 36% -14% -17%
Dividend Yield (Trailing) 5.29 0.00 5.29 0.00 1.34 5.38 271 -100% 0% -100% -75%
ROE (Trailing) 16.39 11.44 16.56 16.25 14.72 18.46 10.99 -30% 1% 1% -10%
Implied Value of Growth -6.0% -0.54 0.20 -0.21 -0.20 0.17 -0.58 -799% 431% -254% -241%)|
Source: Bloomberg, Reuters Global Fundamentals, IBES CONSENSUS, J.P. Morgan Calcs * Implied Value Of Growth = (1 - EY/Cost of equity) where cost of equity =Bond Yield + 5.0% (ERP)
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Other Companies Discussed in This Report (all prices in this report as of market close on 29 November 2013)
IJM Land (IIML.KL/M$2.62/Overweight)

Analyst Certification: The research analyst(s) denoted by an “AC” on the cover of this report certifies (or, where multiple research
analysts are primarily responsible for this report, the research analyst denoted by an “AC” on the cover or within the document
individually certifies, with respect to each security or issuer that the research analyst covers in this research) that: (1) all of the views
expressed in this report accurately reflect his or her personal views about any and all of the subject securities or issuers; and (2) no part of
any of the research analyst's compensation was, is, or will be directly or indirectly related to the specific recommendations or views
expressed by the research analyst(s) in this report.

Important Disclosures

® [Lead or Co-manager: J.P. Morgan acted as lead or co-manager in a public offering of equity and/or debt securities for Sunway Bhd
within the past 12 months.

® Client: J.P. Morgan currently has, or had within the past 12 months, the following company(ies) as clients: Sunway Bhd, IJM Land.

® (lient/Investment Banking: J.P. Morgan currently has, or had within the past 12 months, the following company(ies) as investment
banking clients: Sunway Bhd.

® Investment Banking (past 12 months): J.P. Morgan received in the past 12 months compensation from investment banking Sunway
Bhd.

® Investment Banking (next 3 months): J.P. Morgan expects to receive, or intends to seek, compensation for investment banking
services in the next three months from Sunway Bhd.

Company-Specific Disclosures: Important disclosures, including price charts, are available for compendium reports and all J.P. Morgan—
covered companies by visiting https:/jpmm.com/research/disclosures, calling 1-800-477-0406, or e-mailing
research.disclosure.inquiries@jpmorgan.com with your request. J.P. Morgan’s Strategy, Technical, and Quantitative Research teams may
screen companies not covered by J.P. Morgan. For important disclosures for these companies, please call 1-800-477-0406 or e-mail
research.disclosure.inquiries(@jpmorgan.com.
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IJM Land (IUML.KL, IUMLD MK) Price Chart
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Initiated coverage Oct 29, 2009.

The chart(s) show J.P. Morgan's continuing coverage of the stocks; the current analysts may or may not have covered it over the entire
period.
J.P. Morgan ratings or designations: OW = Overweight, N= Neutral, UW = Underweight, NR = Not Rated

Explanation of Equity Research Ratings, Designations and Analyst(s) Coverage Universe:

J.P. Morgan uses the following rating system: Overweight [Over the next six to twelve months, we expect this stock will outperform the
average total return of the stocks in the analyst’s (or the analyst’s team’s) coverage universe.] Neutral [Over the next six to twelve
months, we expect this stock will perform in line with the average total return of the stocks in the analyst’s (or the analyst’s team’s)
coverage universe.] Underweight [Over the next six to twelve months, we expect this stock will underperform the average total return of
the stocks in the analyst’s (or the analyst’s team’s) coverage universe.] Not Rated (NR): J.P. Morgan has removed the rating and, if
applicable, the price target, for this stock because of either a lack of a sufficient fundamental basis or for legal, regulatory or policy
reasons. The previous rating and, if applicable, the price target, no longer should be relied upon. An NR designation is not a
recommendation or a rating. In our Asia (ex-Australia) and U.K. small- and mid-cap equity research, each stock’s expected total return is
compared to the expected total return of a benchmark country market index, not to those analysts’ coverage universe. If it does not appear
in the Important Disclosures section of this report, the certifying analyst’s coverage universe can be found on J.P. Morgan’s research
website, www.jpmorganmarkets.com.

Coverage Universe: Yeoh, Simone Xenia: CapitaMalls Malaysia Trust (CAMA.KL), IGB Corporation (IGBS.KL), IGB REIT
(IGRE.KL), IJM Land (IJML.KL), KLCC Property Holdings (KLCC.KL), KPJ Healthcare Berhad (KPJH.KL), MISC Berhad
(MISC.KL), Mah Sing Group Berhad (MAHS.KL), Media Prima Berhad (MPRM.KL), SP Setia (SETL.KL), Sunway Bhd (SWAY.KL),
Sunway REIT (SUNW.KL), Top Glove Corporation (TPGC.KL), UEM Sunrise Bhd (UMSB.KL), WTK Holdings Berhad (WTKH.KL)

J.P. Morgan Equity Research Ratings Distribution, as of September 30, 2013

Overweight Neutral Underweight
(buy) (hold) (sell)
J.P. Morgan Global Equity Research Coverage 43% 44% 12%
IB clients* 57% 49% 39%
JPMS Equity Research Coverage 42% 50% 8%
IB clients* 76% 65% 57%

*Percentage of investment banking clients in each rating category.

For purposes only of FINRA/NYSE ratings distribution rules, our Overweight rating falls into a buy rating category; our Neutral rating falls into a hold
rating category; and our Underweight rating falls into a sell rating category. Please note that stocks with an NR designation are not included in the table
above.

Equity Valuation and Risks: For valuation methodology and risks associated with covered companies or price targets for covered
companies, please see the most recent company-specific research report at http://www.jpmorganmarkets.com, contact the primary analyst
or your J.P. Morgan representative, or email research.disclosure.inquiries@jpmorgan.com.
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Equity Analysts' Compensation: The equity research analysts responsible for the preparation of this report receive compensation based
upon various factors, including the quality and accuracy of research, client feedback, competitive factors, and overall firm revenues.

Registration of non-US Analysts: Unless otherwise noted, the non-US analysts listed on the front of this report are employees of non-US
affiliates of JPMS, are not registered/qualified as research analysts under NASD/NYSE rules, may not be associated persons of JPMS,
and may not be subject to FINRA Rule 2711 and NYSE Rule 472 restrictions on communications with covered companies, public
appearances, and trading securities held by a research analyst account.

Other Disclosures

J.P. Morgan ("JPM") is the global brand name for J.P. Morgan Securities LLC ("JPMS") and its affiliates worldwide. J.P. Morgan Cazenove is a marketing
name for the U.K. investment banking businesses and EMEA cash equities and equity research businesses of JPMorgan Chase & Co. and its subsidiaries.

All research reports made available to clients are simultaneously available on our client website, J.P. Morgan Markets. Not all research content is
redistributed, e-mailed or made available to third-party aggregators. For all research reports available on a particular stock, please contact your sales
representative.

Options related research: If the information contained herein regards options related research, such information is available only to persons who have
received the proper option risk disclosure documents. For a copy of the Option Clearing Corporation's Characteristics and Risks of Standardized Options,
please contact your J.P. Morgan Representative or visit the OCC's website at http://www.optionsclearing.com/publications/risks/riskstoc.pdf

Legal Entities Disclosures

U.S.: JIPMS is a member of NYSE, FINRA, SIPC and the NFA. JPMorgan Chase Bank, N.A. is a member of FDIC. U.K.: JPMorgan Chase N.A., London
Branch, is authorised by the Prudential Regulation Authority and is subject to regulation by the Financial Conduct Authority and to limited regulation by
the Prudential Regulation Authority. Details about the extent of our regulation by the Prudential Regulation Authority are available from J.P. Morgan on
request. J.P. Morgan Securities plc (JPMS plc) is a member of the London Stock Exchange and is authorised by the Prudential Regulation Authority and
regulated by the Financial Conduct Authority and the Prudential Regulation Authority. Registered in England & Wales No. 2711006. Registered Office 25
Bank Street, London, E14 5JP. South Africa: J.P. Morgan Equities South Africa Proprietary Limited is a member of the Johannesburg Securities
Exchange and is regulated by the Financial Services Board. Hong Kong: J.P. Morgan Securities (Asia Pacific) Limited (CE number AAJ321) is regulated
by the Hong Kong Monetary Authority and the Securities and Futures Commission in Hong Kong. Korea: J.P. Morgan Securities (Far East) Ltd, Seoul
Branch, is regulated by the Korea Financial Supervisory Service. Australia: J.P. Morgan Australia Limited (JPMAL) (ABN 52 002 888 011/AFS Licence
No: 238188) is regulated by ASIC and J.P. Morgan Securities Australia Limited (JPMSAL) (ABN 61 003 245 234/AFS Licence No: 238066) is regulated
by ASIC and is a Market, Clearing and Settlement Participant of ASX Limited and CHI-X. Taiwan: J.P.Morgan Securities (Taiwan) Limited is a
participant of the Taiwan Stock Exchange (company-type) and regulated by the Taiwan Securities and Futures Bureau. India: J.P. Morgan India Private
Limited, having its registered office at J.P. Morgan Tower, Off. C.S.T. Road, Kalina, Santacruz East, Mumbai - 400098, is a member of the National Stock
Exchange of India Limited (SEBI Registration Number - INB 23067523 1/INF 230675231/INE 230675231) and Bombay Stock Exchange Limited (SEBI
Registration Number - INB 010675237/INF 010675237) and is regulated by Securities and Exchange Board of India. Thailand: JPMorgan Securities
(Thailand) Limited is a member of the Stock Exchange of Thailand and is regulated by the Ministry of Finance and the Securities and Exchange
Commission. Indonesia: PT J.P. Morgan Securities Indonesia is a member of the Indonesia Stock Exchange and is regulated by the BAPEPAM LK.
Philippines: J.P. Morgan Securities Philippines Inc. is a Trading Participant of the Philippine Stock Exchange and a member of the Securities Clearing
Corporation of the Philippines and the Securities Investor Protection Fund. It is regulated by the Securities and Exchange Commission. Brazil: Banco J.P.
Morgan S.A. is regulated by the Comissao de Valores Mobiliarios (CVM) and by the Central Bank of Brazil. Mexico: J.P. Morgan Casa de Bolsa, S.A. de
C.V., J.P. Morgan Grupo Financiero is a member of the Mexican Stock Exchange and authorized to act as a broker dealer by the National Banking and
Securities Exchange Commission. Singapore: This material is issued and distributed in Singapore by J.P. Morgan Securities Singapore Private Limited
(JPMSS) [MIC (P) 049/04/2013 and Co. Reg. No.: 199405335R] which is a member of the Singapore Exchange Securities Trading Limited and is
regulated by the Monetary Authority of Singapore (MAS) and/or JPMorgan Chase Bank, N.A., Singapore branch (JPMCB Singapore) which is regulated
by the MAS. Japan: JPMorgan Securities Japan Co., Ltd. is regulated by the Financial Services Agency in Japan. Malaysia: This material is issued and
distributed in Malaysia by JPMorgan Securities (Malaysia) Sdn Bhd (18146-X) which is a Participating Organization of Bursa Malaysia Berhad and a
holder of Capital Markets Services License issued by the Securities Commission in Malaysia. Pakistan: J. P. Morgan Pakistan Broking (Pvt.) Ltd is a
member of the Karachi Stock Exchange and regulated by the Securities and Exchange Commission of Pakistan. Saudi Arabia: J.P. Morgan Saudi Arabia
Ltd. is authorized by the Capital Market Authority of the Kingdom of Saudi Arabia (CMA) to carry out dealing as an agent, arranging, advising and
custody, with respect to securities business under licence number 35-07079 and its registered address is at 8th Floor, Al-Faisaliyah Tower, King Fahad
Road, P.O. Box 51907, Riyadh 11553, Kingdom of Saudi Arabia. Dubai: JPMorgan Chase Bank, N.A., Dubai Branch is regulated by the Dubai Financial
Services Authority (DFSA) and its registered address is Dubai International Financial Centre - Building 3, Level 7, PO Box 506551, Dubai, UAE.

Country and Region Specific Disclosures

U.K. and European Economic Area (EEA): Unless specified to the contrary, issued and approved for distribution in the U.K. and the EEA by JPMS plc.
Investment research issued by JPMS plc has been prepared in accordance with JPMS plc's policies for managing conflicts of interest arising as a result of
publication and distribution of investment research. Many European regulators require a firm to establish, implement and maintain such a policy. This
report has been issued in the U.K. only to persons of a kind described in Article 19 (5), 38, 47 and 49 of the Financial Services and Markets Act 2000
(Financial Promotion) Order 2005 (all such persons being referred to as "relevant persons"). This document must not be acted on or relied on by persons
who are not relevant persons. Any investment or investment activity to which this document relates is only available to relevant persons and will be
engaged in only with relevant persons. In other EEA countries, the report has been issued to persons regarded as professional investors (or equivalent) in
their home jurisdiction. Australia: This material is issued and distributed by JPMSAL in Australia to "wholesale clients" only. This material does not take
into account the specific investment objectives, financial situation or particular needs of the recipient. The recipient of this material must not distribute it to
any third party or outside Australia without the prior written consent of JPMSAL. For the purposes of this paragraph the term "wholesale client" has the
meaning given in section 761G of the Corporations Act 2001. Germany: This material is distributed in Germany by J.P. Morgan Securities plc, Frankfurt
Branch and J.P.Morgan Chase Bank, N.A., Frankfurt Branch which are regulated by the Bundesanstalt fiir Finanzdienstleistungsaufsicht. Hong Kong: The
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1% ownership disclosure as of the previous month end satisfies the requirements under Paragraph 16.5(a) of the Hong Kong Code of Conduct for Persons
Licensed by or Registered with the Securities and Futures Commission. (For research published within the first ten days of the month, the disclosure may
be based on the month end data from two months prior.) J.P. Morgan Broking (Hong Kong) Limited is the liquidity provider/market maker for derivative
warrants, callable bull bear contracts and stock options listed on the Stock Exchange of Hong Kong Limited. An updated list can be found on HKEx
website: http://www.hkex.com.hk. Japan: There is a risk that a loss may occur due to a change in the price of the shares in the case of share trading, and
that a loss may occur due to the exchange rate in the case of foreign share trading. In the case of share trading, JPMorgan Securities Japan Co., Ltd., will be
receiving a brokerage fee and consumption tax (shouhizei) calculated by multiplying the executed price by the commission rate which was individually
agreed between JPMorgan Securities Japan Co., Ltd., and the customer in advance. Financial Instruments Firms: JPMorgan Securities Japan Co., Ltd.,
Kanto Local Finance Bureau (kinsho) No. 82 Participating Association / Japan Securities Dealers Association, The Financial Futures Association of Japan,
Type 1I Financial Instruments Firms Association and Japan Investment Advisers Association. Korea: This report may have been edited or contributed to
from time to time by affiliates of J.P. Morgan Securities (Far East) Ltd, Seoul Branch. Singapore: JPMSS and/or its affiliates may have a holding in any of
the securities discussed in this report; for securities where the holding is 1% or greater, the specific holding is disclosed in the Important Disclosures
section above. India: For private circulation only, not for sale. Pakistan: For private circulation only, not for sale. New Zealand: This material is issued
and distributed by JPMSAL in New Zealand only to persons whose principal business is the investment of money or who, in the course of and for the
purposes of their business, habitually invest money. JPMSAL does not issue or distribute this material to members of "the public" as determined in
accordance with section 3 of the Securities Act 1978. The recipient of this material must not distribute it to any third party or outside New Zealand without
the prior written consent of JPMSAL. Canada: The information contained herein is not, and under no circumstances is to be construed as, a prospectus, an
advertisement, a public offering, an offer to sell securities described herein, or solicitation of an offer to buy securities described herein, in Canada or any
province or territory thereof. Any offer or sale of the securities described herein in Canada will be made only under an exemption from the requirements to
file a prospectus with the relevant Canadian securities regulators and only by a dealer properly registered under applicable securities laws or, alternatively,
pursuant to an exemption from the dealer registration requirement in the relevant province or territory of Canada in which such offer or sale is made. The
information contained herein is under no circumstances to be construed as investment advice in any province or territory of Canada and is not tailored to
the needs of the recipient. To the extent that the information contained herein references securities of an issuer incorporated, formed or created under the
laws of Canada or a province or territory of Canada, any trades in such securities must be conducted through a dealer registered in Canada. No securities
commission or similar regulatory authority in Canada has reviewed or in any way passed judgment upon these materials, the information contained herein
or the merits of the securities described herein, and any representation to the contrary is an offence. Dubai: This report has been issued to persons regarded
as professional clients as defined under the DFSA rules. Brazil: Ombudsman J.P. Morgan: 0800-7700847 / ouvidoria.jp.morgan@jpmorgan.com.

General: Additional information is available upon request. Information has been obtained from sources believed to be reliable but JPMorgan Chase & Co.
or its affiliates and/or subsidiaries (collectively J.P. Morgan) do not warrant its completeness or accuracy except with respect to any disclosures relative to
JPMS and/or its affiliates and the analyst's involvement with the issuer that is the subject of the research. All pricing is as of the close of market for the
securities discussed, unless otherwise stated. Opinions and estimates constitute our judgment as of the date of this material and are subject to change
without notice. Past performance is not indicative of future results. This material is not intended as an offer or solicitation for the purchase or sale of any
financial instrument. The opinions and recommendations herein do not take into account individual client circumstances, objectives, or needs and are not
intended as recommendations of particular securities, financial instruments or strategies to particular clients. The recipient of this report must make its own
independent decisions regarding any securities or financial instruments mentioned herein. JPMS distributes in the U.S. research published by non-U.S.
affiliates and accepts responsibility for its contents. Periodic updates may be provided on companies/industries based on company specific developments or
announcements, market conditions or any other publicly available information. Clients should contact analysts and execute transactions through a J.P.
Morgan subsidiary or affiliate in their home jurisdiction unless governing law permits otherwise.

"Other Disclosures" last revised September 28, 2013.
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