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Sunway

Solid all-round performance

Sunway’s 9M24 core profit of RM736m (+56% yoy) exceeded expectations,
accounting for 90% of both our previous forecast and consensus’ estimates.
Sunway’s 3Q24 core profit surged 71% qoq, fuelled by a RM123m gain from the
completion of Parc Residences in Jul 2024 and solid performances across most of its
key operating divisions. However, we downgrade the stock to a Hold as it offers
limited upside from current levels (total return: 3.5%), having gained 130% YTD.

Financial highlights

FYE Dec 2022 2023 2024F  2025F  2026F
Revenue (RMm) 51949 61362 66308 7457.0 8,082.6
Core net profit (RMm) 555.6 655.2 871.9 9369  1,112.5
Core EPS (Sen) 11.4 10.3 13.8 14.5 16.8
EPS growth (%) 70.4 9.7) 34.8 46 16.3
DPS (Sen) 5.5 5.5 5.5 7.0 9.0
Core PE (x) 435 48.2 35.7 34.2 29.4
Div yield (%) 1.1 1.1 1.1 1.4 18
ROE (%) 5.4 5.6 6.5 6.2 7.2
Net Gearing (%) 52.9 53.9 38.3 38.6 39.5
PBV(x) 1.9 1.9 2.0 2.1 2.1

Source: Company, CIMB Securities

9M24 performance exceeds expectations

Sunway’s 3Q24 core profit surged 71% qoq, fuelled by a RM123m gain from the completion
of Parc Residences in Singapore (Jul 2024) and solid performances across its key operating
divisions — save for the property investment unit. Sunway also declared a second interim
DPS of 3.5 sen, bringing total DPS to 5.5 sen. Excluding the fair value gain of RM27m for
Sunway REIT's (Buy, TP: RM2.09) newly acquired investment properties, property
investment profits would have expanded 27% qoq to RM76m. Similarly, the 9M24 core profit
of RM736m (+56% yoy) exceeded expectations, accounting for 90% of both our previous
forecast and consensus’ estimates. The positive variance was largely driven by (i) higher-
than-expected contributions from its healthcare and quarry segments; and (i) higher interest
income. On a segmental basis, property development activities contributed the most to the
group’s core pre-tax profits, at RM294m, or 31% of the total.

Replenished land bank with three quality sites

For FY24F YTD, Sunway has committed to forking out RM1.5bn in three new land deals,
which include a 35% stake in two plots in Singapore (Tampines and Tengah Plantation
Close). They will complement an estimated RM1.2bn worth of new property launches that
the group has lined up for 4Q24 (Novo Place [Singapore]; Sunway Bayu [Ipoh]; Sunway
Wellesley, [Penang]; and Sunway Gardens Phase 3 [Tianjin, China]). As of 30 Sept 2024,
its unbilled sales stood at RM4.5bn, or 1.4x its FY23 property development revenue.

Meets lower-end of revised orderbook target

Sunway Construction (Sun Con) (RM4.40, not covered) has successfully secured RM4bn
worth of orders YTD, meeting the lower end of its revised new order book target of RM4—
5bn for FY24F. This is backed by an outstanding order book of RM7.1bn and an active tender
book of RM10.6bn. Some of its upcoming job prospects include the Penang LRT project and
the Penang International Airport expansion, as well as Automated Technology Facilities in
Malaysia and within the ASEAN region.

Healthcare: Two new hospitals coming up

Sunway'’s healthcare segment’'s 9M24 EBITDA rose 24% yoy to RM335m, underpinned by
a 11% yoy increase in total patient census and higher bed occupancy levels (76% versus
73% in 9M23). On the other hand, healthcare EBITDA margins remained fairly stable (25%
versus 26% in 9M23) despite higher depreciation or finance costs and capex incurred to
support its aggressive expansion plans. Further out, the planned opening of SMC
Damansara (Dec 2024) and SMC Ipoh (1Q25) will expand its hospital portfolio to five
hospitals (increasing bed capacity to about 2,500 beds versus 1,240 beds currently).

Produced by CIMB Securities Sdn Bhd (formerly known as KAF Equities Sdn Bhd)
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Exhibit 1: Financial results

Source: Company, CIMB Securities

CIMB Securities Sdn Bhd (formerly known as KAF Equities Sdn Bhd)

Priced to perfection; downgrade to Hold
Owing to its robust 9M24 performance, we raise our core FY24F, FY25F, and FY26F profit
projections by 6.3%, 2.9%, and 3.1% to RM872m, RM937m, and RM1.1bn, respectively
(mainly to reflect (i) higher contributions from its healthcare and quarry segments; and (i)
higher interest income), and lift our TP to RM5.05 from RM5.00 (pegged at an unchanged
10% to its SOTP). Our revised TP also reflects (i) the updated market values for Sunway
REIT and Sun Con, and (ii) a slight reduction in the FY24F DPS forecast to 5.5 sen (from 6
sen). Nevertheless, we downgrade the stock from Buy to Hold as it only offers limited upside
of 3.5% from current levels. Key re-rating catalysts: further value-unlocking moves for its
healthcare business and more construction wins. Key risk factor: sudden spike in input costs.

YE 31 Dec (RM m)
Turnover

EBIT

Interest Income
Interest Expense
Pre-associates/JV Profit
Associates/JVs
Pre-exceptionals Profit
Exceptionals

Pretax profit

Taxation

Minorities

Net Profit

Core Net Profit

Core EPS (sen)
Gross DPS (sen)
BV/share (RM)

EBIT Margin (%)
Pretax Margin (%)
Tax Rate (%)

Segmental Breakdown (RM m)

Revenue

Property development
Property investment
Construction

Trading & manufacturing
Quarry

Healthcare

Investment holding & others
Total

Pre-tax profit

Property development
Property investment
Construction

Trading & manufacturing
Quarry

Healthcare

Investment holding & others
Total

Pre-tax margin (%)
Property development
Property investment
Construction

Trading & manufacturing
Quarry

Healthcare

Investment holding & others
Total

9M23
4,271.0

3725
183.9
(230.6)
3258
317.0
642.8
0.0
642.8
(104.6)
(66.4)
4719
4719

78
2.0
219

8.7
15.1
16.3

919.4
642.1
1,156.0
694.5
3215
0.0
5375
4,271.0

142.6
156.3
135.1
33.1
18.1
111.0
46.6
642.8

15.5
243
1.7
4.8
5.6
nm
8.7
15.1

ImM24
5,027.8

509.5
246.2
(277.2)
4785
469.0
947.6
82.8
1,030.4
(134.5)
(77.1)
818.8
735.9

141
55
221

10.1
20.5
131

1,155.3
733.9
1,364.3
7811
3574
0.0
635.9
5,027.8

294.1
231.8
164.6
32.5
34.8
149.2
123.5
1,030.4

255
31.6
121
4.2
9.7

nm
19.4
20.5

% YoY

17.7

36.8

60.3

73.5
56.0

25.7
14.3
18.0
12.5
11.2

nm
18.3
17.7

106.3
483
21.8
(1.9)
925
344

164.8
60.3

2Q24
1,579.9

149.2
86.4
(96.0)
139.6
139.1
2786
62.4
341.0
(44.6)
(26.0)
270.5
208.1

3.1
2.0
215

9.4
216
13.1

371.9
231.0
381.1
255.2
11.9
0.0
228.8
1,579.9

70.1
86.2
52.4
10.5
1.2
49.3
61.3
341.0

18.9
37.3
13.8
4.1
10.0
nm
26.8
21.6

3Q24
2,029.0

202.0
1005
(95.9)
206.5
235.7
4422
204

462.7
(54.2)
(32.4)
376.1

355.6

53
35
2.21

10.0
22.8
1.7

495.7
2717
610.7
284.5
140.6
0.0
225.7
2,029.0

185.1
76.2
69.8
13.1
12.5
63.0
429
462.7

373
28.0
114
46
8.9

nm
19.0
22.8

% QoQ
28.4

35.4

35.7

39.0
70.9

333
17.6
60.2
115
25.6

nm
(1.3)
284

164.0
(11.6)
33.0
25.2
11.7
27.8
(30.0)
35.7
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Exhibit 2: SOTP calculation

Stake Value % of NAV
(%) (RMm) (RMishare)

Property development RNAV various 11,1515 1.68 30.2
Property investment various various 4,513.2 0.68 12.2
Healthcare 24x FY25F EV/EBITDA 840 10,8895 1.65 29.5
Trading & manufacturing 15x FY25F net profit 1000  619.9 0.09 17
Quarry 16x FY25F net profit 1000 7110 0.11 19
Others FY23 net book value nfa  2,730.6 0.41 74
Sunway Construction Market value 646  3,675.1 0.56 10.0
Sunway REIT Market value 409 25908 0.39 7.0
Company level net debt As of 31 Dec 2023 (292.2) (0.04) (0.8)
Proceeds from conversion of warrants, ESOS & ICPS Warrants exercise price of RM1.35 306.8 0.05 0.8
NAV 36,896.2 5.57 100.0
FD no of shares (m) 6,618.6
NAVishare 5.57
TP (less 10% discount) 5.05
Upside (%) 2.1
FY25F dividend yield (%) 14
Total Return (%) 35
Discount to SOP (%) (11.4)
Implied PE at TP 349

Source: Company, Bloomberg, CIMB Securities

Exhibit 3: Historical PE band
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Exhibit 4: Historical P/BV band
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Income Statement

FYE Dec (RMm)
Revenue

EBITDA
Depreciation/Amortisation
Operating income (EBIT)
Other income & associates
Net interest

Exceptional items

Pretax profit

Taxation

Minorities/pref dividends
Net profit

Core net profit

Balance Sheet

FYE Dec (RMm)

Fixed assets

Intangible assets

Other long-term assets
Total non-current assets
Cash & equivalent

Stock

Trade debtors

Other current assets
Total current assets
Trade creditors
Short-term borrowings
Other current liabilities
Total current liabilities
Long-term borrowings
Other long-term liabilities
Total long-term liabilities
Shareholders’ funds
Minority interests

Cash flow Statement

FYE Dec (RMm)

Pretax profit
Depreciation/Amortisation
Net change in working capital
Others

Cash flow from operations
Capital expenditure

Net investments & sale of fixed assets
Others

Cash flow from investing
Debt raised/(repaid)

Equity raised/(repaid)
Dividends paid

Others

Cash flow from financing
Net cash flow

Cash b/f

Cash c/f

Key Ratios

FYE Dec

Revenue growth (%)
EBITDA growth (%)
Pretax margins (%)

Net profit margins (%)
Interest cover (x)
Effective tax rate (%)
Net dividend payout (%)
Debtors turnover (days)
Stock turnover (days)
Creditors turnover (days)
Source: Bloomberg, CIMB Securities

CIMB Securities Sdn Bhd (formerly known as KAF Equities Sdn Bhd)

2022
5,194.9
589.8
(130.2)
459.6
351.1
(14.5)
113.0
909.2
(164.3)
(76.3)
668.6
555.6

2022
1,265.1
441.4
16,015.5
17,722.0
1,896.5
3,279.5
3,037.0
66.8
8,279.8
2,538.1
5,332.0
101.3
7,971.4
3,186.2
692.7
3,878.9
12,519.7
1,631.8

2022
909.2
130.2

(1,258.0)
555.4
336.8

(901.2)
2185
99.5
(583.2)
358.6
0.0
(222.5)
(722.1)
(585.9)
(832.3)
2,732.2
1,895.4

2022
39.8
17.5
12.9
31.8
18.1
40.2

198
272
240
17.5

2023
6,136.2
725.4
(141.4)
583.9
397.7
(70.9)
82.7
993.3
(137.7)
(117.8)
737.9
655.2

2023
1,357.7
454.4
16,827.0
18,639.1
2,230.6
3,435.1
4,145.1
67.5
9,878.3
3,105.9
5,986.5
82.8
9,175.2
3,712.8
629.1
4,341.9
13,850.4
1,149.9

2023
993.3
141.4
(695.8)
20.0
459.0
(765.0)
210.0
(3.4)
(558.4)
581.1
676.4
(231.1)
(610.6)
415.9
316.4
1,895.4

2,226.5

2023
18.1
16.2
12.0

8.2
13.9
36.6

214
275
232
16.2

2024F
6,630.8
871.4
(147.8)
723.6
487.9
(9.2)
62.4
1,264.7
(216.5)
(113.9)
934.3
871.9

2024F
1,388.7
454.0
17,314.7
19,157.5
3,725.8
2,881.2
3,088.3
67.5
9,762.9
2,750.3
6,481.2
82.8
9,314.3
2,908.1
629.1
3,537.1
14,805.1
1,263.8

2024F
1,264.7

147.8
1,255.0
(695.2)
1,972.3
(308.3)

130.0

342.2

163.9
(310.0)

227.3
(206.8)
(351.4)
(640.9)
1,495.2
2,226.5
3,721.8

2024F
8.1
19.1
14.1
78.5
17.1
36.1
199
241
224
19.1

2025F
7,457.0
1,072.3
(155.9)
916.3
417.9
(9.5)
0.0
1,324.8
(240.7)
(147.1)
936.9
936.9

2025F
1,412.0
454.2
17,8425
19,708.7
3,377.9
3,194.1
3,473.1
67.5
10,112.7
3,194.1
6,319.0
82.8
9,595.9
2,945.3
629.1
3,574.4
15,240.3
1,410.9

2025F
1,324.8
155.9
(253.8)
(649.2)
577.7
(389.3)
100.0
334.3
45.0
(125.0)
0.0
(501.8)
(343.8)
(970.6)
(347.9)
3,721.8
3,373.9

2025F
12.5
17.8
12.6
96.9
18.2
49.4
161
209
205
17.8

2026F
8,082.6
1,310.2
(164.3)
1,145.9
478.6
(35.3)
0.0
1,589.1
(285.4)
(191.2)
1,112.5
1,112.5

2026F
1,437.5
454.9
18,551.1
20,443.5
2,955.0
3,388.1
3,764.5
67.5
10,175.1
3,388.1
6,210.0
82.8
9,680.9
2,962.3
629.1
3,591.4
15,744.3
1,602.1

2026F
1,589.1
164.3
(291.4)
(728.6)
7334
(520.5)
100.0
309.6
(110.9)
(92.0)
0.0
(608.5)
(345.0)
(1,045.5)
(423.0)
3,373.9
2,950.9

2026F
8.4
19.7
13.8
32.4
18.0
53.5
163
214
214
19.7
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DISCLAIMER

The content of this report (including the views, opinions and recommendations expressed and the information contained in this report)
has been prepared by and belongs to CIMB Securities Sdn Bhd (formerly known as KAF Equities Sdn Bhd) (“CIMB Securities”).

This report is not directed to, or intended for distribution to or use by, any person or entity who is a citizen or resident of or located in any
locality, state, country or other jurisdiction where such distribution, publication, availability or use would be contrary to law or regulation.

By accepting this report, you represent and warrant that you are entitled to receive this report in accordance with the restrictions in this
report and agree to be bound by the limitations in this report. Any failure to comply with these limitations may constitute a violation of law.

This publication is being supplied to you strictly on the basis that it will remain confidential. No part of this report may be (i) copied,
photocopied, duplicated, stored or reproduced in any form by any means; or (i) redistributed or passed on, directly or indirectly, in whole
or in part, to any other person.

This report is general in nature and has been prepared for information purposes only. It is intended for distribution in Malaysia by CIMB
Securities to the clients of CIMB Securities, CIMB Investment Bank Berhad and CIMB Bank Berhad generally and does not have regard
to the specific investment objectives, financial situation and particular needs of any specific person who may receive this report.

The information, views, opinions or recommendations in this report are not and should not be construed or considered as an
offer, or solicitation to buy or sell, or an invitation to subscribe for, the securities of the company(ies), related investments or
other financial instruments or any derivative instrument, or any rights pertaining thereto.

You are advised to make your own independent evaluation of the information contained in this report, consider your own
individual investment objectives, financial situation and particular needs and consult your own professional and financial advisers as to
the legal, business, financial, tax and other aspects before participating in any transaction in respect of the securities of company(ies)
covered in this report. The securities of the company(ies) may not be eligible for subscription or sale in all jurisdictions or to all categories
of investors.

CIMB Securities may or may not issue regular reports on the subject matter of this report at any frequency and may cease to do so or
change the periodicity of reports at any time. CIMB Securities has no obligation to update this report to include any material omission or
in the event of a material change to the information contained in this report.

CIMB Securities does not accept any obligation to (i) check or ensure that the contents of this report remain current, reliable or relevant;
(ii) ensure that the contents of this report constitute all the information a prospective investor may require; (iii) ensure the adequacy,
accuracy, completeness, reliability or fairness of any views, opinions and recommendations; and accordingly, CIMB Securities as well
as its affiliates, related and associate corporations (and their respective directors, officers and/or employees) shall not be liable in any
manner whatsoever for any direct, indirect, incidental, exemplary, compensatory, punitive, special or consequential damages, costs,
expenses, legal fees, or losses (including lost income or profits and opportunity costs) in connection with any reliance thereon or usage
of this report. In particular, CIMB Securities disclaims all responsibility and liability for the views, opinions and recommendations set out
in this report.

Unless otherwise specified, this report is based upon sources or data which CIMB Securities considered to be reasonable, correct and
reliable at the time of issue of this report. Such sources or data will, unless otherwise specified, for market data, be market data and
prices available from the stock exchange or market where the relevant security is listed, or, where appropriate, any other market.
Information on the accounts and business of company(ies) will generally be based on published statements of the company(ies),
information disseminated by regulatory information services, other publicly available information and information resulting from our
research.

Whilst every effort is made to ensure that statements of facts made in this report are accurate, all estimates, projections, forecasts,
expressions of opinion and other subjective judgments contained in this report are based on assumptions considered to be reasonable
as of the date of the document in which they are contained and must not be construed as a representation that the matters referred to
therein will occur. Past performance is not a reliable indicator of future performance. The value of your investments may go down and
you may lose some or all of your investments.

This report may contain information obtained from third party content providers. Reproduction and distribution of third party contents in
any form is prohibited except with the prior written consent of the related third party content provider.

Third party content providers do not guarantee the accuracy, completeness, timeliness or availability of any information, including ratings,
and are not responsible for any errors or omissions (negligent or otherwise), regardless of the cause, or for the results obtained from the
use of such contents. Third party content providers give no express or implied warranties, including, but not limited to, any warranties of
merchantability or fitness for a particular purpose or use. Third party content providers shall not be liable for any direct, indirect, incidental,
exemplary, compensatory, punitive, special or consequential damages, costs, expenses, legal fees, or losses (including lost income or
profits and opportunity costs) in connection with any use of their contents.

CIMB Securities as well as its affiliates, related and associate corporations (and their respective directors, officers and/or employees)
may own or have positions in securities of the company(ies) covered in this report or any securities related to it and may from time to
time add to or dispose of, or may be materially interested in, any such securities.

Further, CIMB Securities as well as its affiliates, related and associate corporations do and seek to do business with the company(ies)
covered in this report and may from time to time act as market maker or have assumed an underwriting commitment in securities of such
company(ies), may sell them to or buy them from customers (for its own account or the account of its customers) and may also perform
or seek to perform significant investment banking, advisory, underwriting or placement services for or relating to such company(ies) as
well as solicit investment, advisory or other services from any company(ies) mentioned in this report.

CIMB Securities as well as its affiliates, related and associate corporations may enter into an agreement with the company(ies) covered

in this report relating to the production of research reports. CIMB Securities may disclose the contents of this report to the company(ies)
covered by it and may have amended the contents of this report following such disclosure.

CIMB Securities Sdn Bhd (formerly known as KAF Equities Sdn Bhd) 5
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The analyst(s) responsible for the production of this report certifies that the views, opinions and recommendations expressed herein
accurately and exclusively reflect his/her personal views, opinions and recommendations about any and all of the company(ies) or
securities analysed in this report and were prepared independently and autonomously.

In reviewing this research report, you should be aware that any or all of the foregoing, among other things, may give rise to actual or
potential conflicts of interest. Subject to the duties of confidentiality, additional information may be available, on request, at our sole
discretion.

RATING GUIDE

Stock Rating Definition

Buy The stock’s total return is expected to exceed 10% over the next twelve (12) months.

Hold The stock’s total return is expected to be between 0% and positive 10% over the next twelve (12) months.

Reduce The stock’s total return is expected to fall below 0% or more over the next twelve (12) months.
Note: The total expected return of a stock is defined as the sum of:
the percentage difference between the target price and the current price; and
the forward net dividend yields of the stock. Stock price targets have an investment horizon of twelve (12) months.

Sector Rating Definition

Overweight An Overweight rating means stocks in the sector have, on a market cap-weighted basis, a positive absolute
recommendation.

Neutral A Neutral rating means stocks in the sector have, on a market cap-weighted basis, a neutral absolute
recommendation.

Underweight An Underweight rating means stocks in the sector have, on a market cap-weighted basis, a negative absolute
recommendation.

DISCLOSURE OF CONFLICTS OF INTEREST

Disclosure by CIMB Securities
CIMB Securities hereby declares that:
@ CIMB Securities, CIMB Investment Bank Berhad and/or CIMB Bank Berhad has/have proprietary positions in the following

securities of the company(ies) mentioned in this report:
Sunway, Sunway Construction

(b) CIMB Securities (only in respect of its Equities Research Department) received material benefit in relation to the production of
this report for the following companies mentioned in this report:
Nil

Disclosure by Analyst(s)

The analyst(s) who prepared this report declares that:

(@) He/she received material benefit in relation to the production of this report for the following companies mentioned in this report:
Nil

(b) He/she has/have an interest in the securities in the following company(ies) recommended in this report:

Nil

(c) He/she serves as a director or board member of the following company(ies) mentioned in this report:

Nil

Information barriers and other arrangements may be established, where necessary, to prevent conflicts of interests arising. However, the
analyst(s) may receive compensation that is based on his/her coverage of company(ies) in the performance of his/her duties or the
correlation between his/her views, opinions or recommendations and the performance of the securities of the company(ies) and may also
participate in the solicitation of the businesses.

This report is distributed in Malaysia by CIMB Securities solely for the benefit of and for the exclusive use of the clients of CIMB Securities,
CIMB Investment Bank Berhad and CIMB Bank Berhad. Recipients of this report are to contact CIMB Securities at Level 14, Chulan
Tower, No. 3, Jalan Conlay, 50450 Kuala Lumpur in respect of any matters arising from or in connection with this report. CIMB Securities
has no obligation to update, revise or reaffirm its opinion or the information in this research report after the date of this report.

This report is not directed to or intended for distribution or publication outside of Malaysia. If you are outside Malaysia, you should have
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