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Sunway
A healthy FY24

Sunway’s FY24 results surpassed expectations; core profits surged 69% YoY to
reach RM992m, boosted by improvements across all key operating units. However,
we maintain our Hold rating on the stock with a lower SOTP-based TP of RM4.90 to
reflect near-term uncertainties that the proposed diagnosis-related group pricing
system may impose on the company’s future healthcare business expansion plans.

Financial highlights

FYE Dec 2023 2024 2025F  2026F  2027F
Revenue (RMm) 6,136.2 7,8825 82213 85040 90,1283
Core net profit (RMm) 655.2 992.1 9436  1,097.7 11743
Core EPS (Sen) 12.1 15.6 14.6 16.6 17.7
EPS growth (%) 6.6 28.7 (6.6) 14.0 7.0
DPS (Sen) 55 6.0 5.0 6.0 7.0
Core PE (x) 38.3 29.8 31.9 28.0 26.2
Div yield (%) 1.2 13 11 13 15
ROE (%) 5.6 8.0 6.2 6.9 7.1
Net Gearing (%) 53.9 435 38.1 35.6 321
PBV(x) 1.8 1.9 2.0 1.9 1.8

Source: Company, CIMB Securities

Core profits surged 69% in FY24

Sunway’s core profits grew 69% YoY to RM992m in FY24, boosted by improved
performances across all key operating units and the RM124m recognition of development
profits from the completion of Parc Central Residences in Singapore. The group’s FY24
results surpassed expectations, coming in 114% higher than our forecast and 6% ahead of
the street. Total revenue rose 28% YoY to RM7.9bn — the highest level on record since the
company’s listing on Bursa Malaysia in 2011. Sunway declared a second interim DPS of 4
sen, bringing total DPS to 6 sen in FY24 (+9% vs. our DPS forecast of 5.5 sen).

Healthy boost

The healthcare division was one of the stand-out performers in FY24, registering a 42% YoY
pre-tax profit growth at RM216m. The strong performance was largely driven by the increase
in number of licensed beds to 1,396 in FY24 (+24% vs. 1,130 in FY23); this was more than
sufficient to offset start-up losses for SMC Damansara, which commenced operations in Dec
2024. Despite its expanded number of hospitals, the group managed to maintain its
healthcare division’s margins at 25% in FY24 (FY23: 26%).

Higher construction win target in FY25F

Sunway has set a higher order book replenishment target of RM4—6bn for FY25F (up from
RM4-5bn in FY24). Construction pre-tax profits rose 42% YoY in FY24 (total new wins:
RM4.2bn), primarily driven by the accelerated progress of data centre projects, which
accounted for 55% of the group’s outstanding order book worth RM5.8bn.

Property: Sunway beefing up its presence in Johor

Sunway solidified its position within Johor’s property market after striking an agreement with
MRT Corp to develop a transit-oriented, mixed-use project on 4.3 acres of land adjacent to
the Johor Bahru—Singapore Rapid Transit System Link’s Bukit Chagar Station (minimum
gross development value: RM2.6bn). For FY25, the group is targeting a higher launch
pipeline of RM3.6bn (+44% vs. FY23’'s RM2.7bn), with RM1.1bn coming from its Johor-
based projects.

Maintain Hold with a lower TP of RM4.90

We maintain our Hold rating on Sunway with a lower SOTP-based TP of RM4.90 (from
RM5.05). Rolling forward its valuation base to FY26F, this pegs the stock at a wider discount
of 15% to its SOTP value (previously: 10%) to reflect near-term uncertainties the proposed
diagnosis-related group pricing system may impose on the company’s future healthcare
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business expansion plans. We have also lowered the target EV/EBITDA multiple for
Sunway’s healthcare business to 23x (from 24x). At FY26F and FY27F PEs of 28x and 26x,
respectively, the stock is trading at the higher end of its historical PE band vs. the modest
FY25F-27F core EPS CAGR of 4.4%.

Exhibit 1: Financial results

YE 31 Dec (RM m) FY23 FY24 % YoY 3Q24 4Q24 % QoQ
Turnover 6,136.2 7,882.5 285 2,029.0 28546 407
Net operating cost (5,623.6) (7,157.3) (1,830.5) (2,635.6)

EBIT 512.6 725.2 41.5 198.5 2191 104
Interest Income 2571 362.8 411 100.5 116.7 16.1
Interest Expense (325.2)  (369.1) (95.9) (91.9)
Pre-associates/JV Profit 444 4 718.9 203.1 243.8
Associates/JVs 397.0 643.1 235.7 1741
Pre-exceptionals Profit 8414  1,362.0 438.8 4179
Exceptionals 82.7 162.1 239 75.8

Pretax profit 9241 1,5241  64.9 462.7 493.7 6.7
Taxation (137.7)  (241.8) (54.2)  (107.3)
Minorities (117.8)  (128.0) (324) (50.9)

Net Profit 668.6 1,542 72.6 376.1 3355  (10.8)
Core Net Profit 585.9 992.1 69.3 352.2 259.7  (26.3)
Core EPS (sen) 9.7 151 53 39

Gross DPS (sen) 55 6.0 0.0 4.0

BV/share (RM) 2.56 225 221 225

EBIT Margin (%) 8.4 9.2 9.8 7.7

Pretax Margin (%) 15.1 19.3 228 17.3

Tax Rate (%) 14.9 15.9 11.7 217
Segmental Breakdown (RM m)

Revenue

Property development 14149 19649 389 495.7 809.6 63.3
Property investment 898.6 988.7 10.0 27117 254.9 (6.2)
Construction 1,688.9 24641 459 610.7  1,099.8 80.1
Trading & manufacturing 9546 11432 19.7 284.5 362.1 27.3
Quarry 446.3 486.0 8.9 140.6 128.6 (8.6)
Healthcare 0.0 0.0 nm 0.0 0.0 nm
Investment holding & others 7329 835.5 14.0 225.7 1996  (11.6)
Total 6,136.2 7,882.5 285 2,029.0 208546 407

Pre-tax profit

Property development 2116 456.6 1158 1851 1625 (122
Property investment 293.7 364.1 24.0 76.2 1323 73.6
Construction 197.9 2813 42.1 69.8 116.7 67.3
Trading & manufacturing 451 52.8 16.9 13.1 20.2 54.7
Quarry 215 53.0 92.6 125 18.1 45.0
Healthcare 152.7 216.2 41.6 63.0 67.0 6.3
Investment holding & others 64.9 100.2 54.5 429 (23.3) nm
Total 993.3 1,5241 534 462.7 493.7 6.7

Pre-tax margin (%)

Property development 15.0 232 373 201
Property investment 32.7 36.8 28.0 519
Construction 1.7 114 114 10.6
Trading & manufacturing 47 46 46 5.6
Quarry 6.2 10.9 8.9 141
Healthcare nm nm nm nm
Investment holding & others 8.8 12.0 19.0 (11.7)
Total 16.2 19.3 22.8 17.3

Source: Company, CIMB Securities
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Exhibit 2: SOTP valuation

Division Method Stake Value % of NAV

(%) (RMm) (RM/share)

Property development RNAV various 10,590.2 1.60 27.8
Property investment various various 4,513.2 0.68 11.8
Healthcare 23x FY26F EVIEBITDA 840 12,8824 1.95 33.8
Trading & manufacturing 15x FY26F netprofit  100.0  913.4 0.14 24
Quarry 16x FY26F netprofit ~ 100.0  553.5 0.08 15
Others FY23 net book value nfa  2,730.6 0.41 7.2
Sunway Construction Market value 646  3,624.7 0.55 9.5
Sunway REIT Market value 409 2,646.8 0.40 6.9
Company level net debt As of 31 Dec 2023 (292.2) -0.04 (0.8)
NAV 38,162.7 5.77 100.0
FD no of shares (m) 6,618.6

NAV/share 5.77

TP (less 15% discount) 4.90

Share price as of 26 February 2025 (RM) 4.64

Upside (%) 5.6

FY26F dividend yield (%) 1.1

Total Return (%) 6.7

Discount to SOP (%) (19.5)

Implied PE at TP 29.6

Source: Company, Bloomberg, CIMB Securities
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Exhibit 3: Historical PE 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)

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
(34)
(558.4)
581.1
676.4
(179.7)
(661.9)
415.9
316.4
1,895.4

2,226.5

2023
18.1
23.0
16.2
12.0

8.2
13.9
36.6

214
275
232

2024
7,882.5
869.3
(144.1)
725.2
643.1
(6.3)
162.1
1,524.1
(241.8)
(128.0)
1,154.2
992.1

2024
1,251.6
441.8
16,867.5
18,560.9
4,327.2
4,121.9
4,407.6
64.3
12,921.0
3,861.6
5,943.3
83.1
9,888.0
4,905.4
750.8
5,656.2
14,990.4
947.2

2024
1,524.1
144.1
(193.7)
99.7
1,574.1
(763.3)
333
703.8
(26.3)
1,149.4
217.4
(176.1)
(618.2)
5725
2,120.4
2,226.5
432538

2024
28.5
19.8
19.3
14.6

115.5
15.9
31.9

198
237
218

2025F
8,221.3
994.8
(149.0)
845.8
4296
31.6
0.0
1,307.0
(230.3)
(133.1)
943.6
943.6

2025F
1,281.3
442.6
17,406.9
19,130.8
4,788.8
3,779.6
4,054.4
64.3
12,687.0
3,615.2
7,330.2
83.1
11,028.6
3,3935
750.8
4,144.3
15,564.6
1,080.3

2025F
1,307.0
149.0
449.3
(691.5)
1,213.8
(389.3)
100.0
4251
135.8
(125.0)
0.0
(369.4)
(393.5)
(887.9)
461.6
4,325.8
4,787.4

2025F
4.3
14.4
15.9
11.5
26.8
17.6
35.1
188
240
227

2026F
8,504.0
1,062.7
(157.4)
905.3
492.5
111.6
0.0
1,509.4
(257.2)
(154.5)
1,097.7
1,097.7

2026F
1,313.1
443.9
18,129.5
19,886.5
4,840.2
3,807.3
4,077.2
64.3
12,789.1
3,722.7
7,221.2
83.1
11,027.1
3,410.5
750.8
4,161.3
16,252.3
1,234.9

2026F
1,509.4
157.4
56.8
(861.4)
862.3
(520.5)
100.0
506.3
85.8
(92.0)
0.0
(409.9)
(394.7)
(896.7)
51.4
4,787.4
4,838.8

2026F
3.4
6.8
17.7
12.9
8.1
17.0
36.2
175
224
217

2027F
9,128.3
1,098.2
(166.0)
932.2
535.3
130.5
0.0
1,597.9
(266.8)
(156.8)
1,174.3
1,174.3

2027F
1,336.8
444.7
18,894.7
20,676.3
5,101.7
3,652.1
4,251.5
64.3
13,069.6
4,017.3
7,112.2
83.1
11,212.6
3,427.5
750.8
4,178.3
16,963.3
1,391.7

2027F
1,597.9
166.0
275.5
(932.6)
1,106.9
(520.5)
100.0
522.0
101.5
(92.0)
0.0
(463.3)
(391.5)
(946.8)
261.5
483838
5,100.3

2027F
7.3
3.3
17.5
12.9
7.1
16.7
39.5
167
204
212
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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 set forth
below and agree to be bound by the limitations contained herein. Any failure to comply with these limitations may constitute a violation
of law. This report 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 (ii) redistributed or passed on, directly or indirectly, to any
other person, in whole or in part, without the prior written consent of CIMB Securities.

This report is general in nature and has been prepared for information purposes only and does not have regard to the specific investment
objectives, financial situation and particular needs of any specific person who may receive this report. CIMB Securities does not act as a
financial adviser, consultant, or fiduciary to you or any of your agents with respect to any information provided in 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 omission or in the
event of a change (whether material or not) to the information contained in this report.

This report does not purport to contain all the information that a prospective investor may require. CIMB Securities has no, and will not
accept any obligation to (i) check or ensure that the contents of this report are current, reliable or relevant; or (ii) ensure that the contents
of this report constitute all the information a prospective investor may require. CIMB and its affiliates, related and associate corporations
do not make any guarantee, representation or warranty, express or implied, as to the adequacy, accuracy, completeness, reliability or
fairness of any views, opinions, recommendations and information contained in this report. Accordingly, CIMB Securities and its affiliates,
related and associate corporations (and their respective directors, connected persons, 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 the analyst(s) 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 market, information aggregation service providers or stock exchange where the relevant security is listed, or,
where appropriate, any other commonly accepted sources. 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 his/her research.

Whilst the analyst(s) have made every effort 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 by the
analyst(s) 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 investments
may go down as well as up and those investing may, depending on the investments in question, lose more than the initial investment.

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 fithess 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 and its affiliates, related and associate corporations (and their respective directors, connected persons, 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 and 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 clients (for its own account or the account of its clients) 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. In such capacities, CIMB Securities and its affiliates, related and associate corporations
may engage in transactions in a manner inconsistent with any views, opinions and recommendations expressed in this report.
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In reviewing this 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:
(a) the percentage difference between the target price and the current price; and
(b) 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

(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:

(a) 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

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.

No part of the compensation of the analyst(s) was, is or will be directly or indirectly related to the inclusion of specific opinions, views or
recommendations in this report. CIMB Securities prohibits the analyst(s) who prepared this report from receiving any compensation,
incentive or bonus based on specific investment banking transactions or for providing a specific view, opinion or recommendation of a
particular company(ies). 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 businesses as described above.

This report is distributed or disseminated in Malaysia by CIMB Securities for the benefit of and for the use of the clients of CIMB Securities,
CIMB Investment Bank Berhad and CIMB Bank Berhad. This report is also distributed or disseminated in any specific geographical area
or jurisdiction by the affiliates or related corporations of CIMB Securities who are licensed in such jurisdictions, or any third party business
partner pursuant to an arrangement between CIMB Securities and such third party business partner.

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 or revise the information in or
the contents of this report after the date of this report.
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