
 
 

 

 

 

 

 

 

 

 

 

 

 
 

 

 

Sunway REIT 10th Annual General Meeting 

 

 

Questions & Answers 

 
 

27 April 2023 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Note: Questions and Answers have been edited for brevity and clarity purposes  



              Questions & Answers 
 

1 
 

AGM Questions and Answers 

RETAIL SEGMENT 

Unitholders: Chong You Liang, Chua Song Yun, Goon Veiven, Lim Guan Hoe, Teo Cher Ming 

1. Please provide the status of retail footfall and sales for the malls in Sunway REIT’s 
portfolio, in view of our country has transitioned into the endemic stage.   

The retail malls in Sunway REIT’s portfolio have recorded strong rebound in retail sales psf 
since Q4 2021 where it has returned to 100% normalcy in comparison to the pre-pandemic 
levels in FY2019, although retail footfall has yet to return to the pre-pandemic levels. The 
strong momentum in retail sales was sustained in FY2022 following the nation’s transition into 
the endemic phase beginning 1 April 2023.  
 
Additionally, it is encouraging to observe that the robust retail sales recorded in Q4 2022 have 
continued into Q1 2023, attributed to the festive spending and healthy demand for out-of-
home dining. We are cautiously optimistic of the sustained growth momentum in the retail 
sales for the balance of the year given Sunway Malls’ proven track record, strong branding, 
and network of retail partners.  

 

2. Sunway Pyramid Mall, which is Sunway REIT's main revenue and profit contributor, 
reported a slight drop in the average occupancy rate to 97% in FY2022. Although it is 
still on the high side, it projected a downtrend over the past 5 years (page 58). Would 
this be a sign of concern? 

The average occupancy rate for Sunway Pyramid Mall remains strong and we are confident 
that the property will continue to maintain healthy occupancy rates in the coming years. The 
slight decline in the average occupancy rate in FY2022 was largely attributable to the asset 
management initiatives (AMI) which were undertaken by the business unit management team 
(BUMT) to enhance the tenancy mix of the mall.  The average occupancy rate was temporarily 
lower due to fit-out works carried out at some retail spaces to facilitate existing and new 
tenants’ movements. These AMIs are undertaken to ensure that the retail mall continues to 
appeal to consumers in order for rental rates to increase progressively.  

 

3. Please comment on the strategy for Sunway Putra Mall given its underperformance, in 
comparison to Sunway Pyramid Mall in the asset portfolio. 

 
Sunway Putra Mall has the characteristics of a neighbourhood mall with the net lettable area 
(NLA) of approximately 0.6 million sq. ft. whereas Sunway Pyramid Mall is a regional retail 
mall with the NLA of approximately 1.8 million sq. ft. which is able to attract customers from 
a much larger geographic area. In addition, the tenancy mix for a regional mall and 
neighbourhood mall may differ to cater to the targeted catchment and customers’ profile. 
Given Sunway Putra Mall’s primary catchment in serving population from the surrounding 
neighbourhood, hotel guests and office tenants, the BUMT continues to improve the tenancy 
mix, such as F&Bs. The Mall also benefit from the synergies of its 3-in-1 (mall, hotel and 
office) integrated development and it is encouraging to note that Sunway Putra Mall 
demonstrated 10% improvement in retail sales psf for 2022 in comparison to the same period 
in 2019.  
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4. SunCity Ipoh Hypermarket’s lease is expiring in June 2023. Has this lease been 
renewed and what is the rental reversion for the renewal? 

 
The tenancy agreement for SunCity Ipoh Hypermarket was signed in June 2020 for a 3-year 
tenancy term until June 2023, with an automatic renewal for another 2-year tenancy term until 
30 June 2025 at a positive double-digit rental reversion for the 2-year term.  
 

5. How much is the rejuvenation cost for Sunway Pier and what is the progress thus far? 

 
The project is currently in the planning stage and the cost has not been finalised. We will 
continue to update the progress in Sunway REIT's quarterly report and / or integrated annual 
report. 
 

 
 
HOTEL SEGMENT 

Unitholder: Shak Chee Hoi 

6. Why did Sunway REIT renew the Hotel Master Lease for Sunway Resort Hotel, Sunway 
Pyramid Hotel, Sunway Hotel Seberang Jaya and Sunway Putra Hotel without 
Minimum Guaranteed Rent? How would the new rental formula affect Sunway REIT? 

 
The Minimum Guaranteed Rent (MGR) was provided by the lessee during the first term of 
the Hotel Master Lease (HML) as a guaranteed base rent with the expectation that the 
financial performance of the hotel will grow over the years in a sustainable manner. The hotel 
segment was adversely impacted by the movement control orders during the COVID-19 
pandemic in the past 2 years. The renewal of the HML, which was due in 2020 during the 
pandemic, had taken into consideration of Sunway REIT’s business continuity and lessee’s 
financial capacity to continue with the lease. Under the revised HML, Sunway REIT receives 
90% of Gross Operating Profit, which was higher than the previous HML, and Sunway REIT 
is in a good position to benefit from the anticipated recovery in the hotel segment. 
 

 
 
OFFICE SEGMENT 

Unitholders: Goon Veiven, Law Kung Hoo 

7. Please provide an explanation regarding the low occupancy rates at Sunway Tower. 
Does the Manager have any intention divesting it and subsequently recycling its 
capital to fund yield-accretive acquisitions? 

The new supply of office space in Kuala Lumpur continues to increase over the years. The 
Manager is working closely with the BUMT to introduce new tenants in order to improve the 
occupancy of the office tower. The latest feat being the largest indoor vertical farm in Kuala 
Lumpur City Centre launched by Sunway XFarms occupying three floors spanning 37,000 
sq. ft. of NLA in Sunway Tower. With this addition, the occupancy rate of Sunway Tower is 
expected to increase from 31% as at 31 December 2022 to over 40% by end of 2023. 

We have no current plan to divest Sunway Tower. There are various factors to take into 
consideration in making a divestment decision which does not solely based on occupancy 
rate. We will also consider other factors including but not limited to market conditions, 
valuation, opportunity costs, purchaser profile, regulation, and impact on portfolio synergy for 
the best interests of Unitholders at all times. 
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INDUSTRIAL & OTHERS SEGMENT 

Unitholders: Chew Len Chet, Ong Theong Foo, Poh Boon Ping 

8. What is the status of the newly-acquired asset, Sunway REIT Industrial – Petaling Jaya 
1?  

The Manager is actively sourcing for quality anchor tenants for Sunway REIT Industrial – 
Petaling Jaya 1, given the size and strategic location of the property.  
 

9. What is the outlook for the demand of industrial properties for FY 2023 and beyond? 
It is observed that other REITs are invested in this segment.  

Sunway REIT remains optimistic about the prospect of the industrial segment, capitalising on 
global megatrends such as robust growth in e-commerce, acceleration of digitalisation, 
industrial revolution 4.0, amongst others. This will be further supported by the anticipated 
inflow of foreign direct investments into the country. 

 

 

FINANCIALS  

Unitholders: Chua Song Yun, Goon Veiven, Koh Win Keong, Lim Guan Hoe, Ng Kin Hwa, Poon 
Yoon Peng, Teo Cher Ming 

10. Could the Manager provide an explanation regarding the impact of higher interest 
rates? What is the rationale for maintaining a larger proportion of floating rate debt 
(69% of total debt) when interest rates are rising? 

For the financial year ended 31 December 2022, Sunway REIT’s average cost of debt stood 
at 2.98%, one of the lowest among M-REITs. 

The Manager envisages maintaining a manageable level of floating rate debts to allow 
Sunway REIT to continue to benefit from the repricing of market interest rates supported by 
the monetary policy overseen by Bank Negara Malaysia. This proven capital management 
strategy has and continues to yield interest savings to the Unitholders of Sunway REIT over 
the years. For illustration purposes only, in comparison to a fixed-rate 5-year AAA-rated debts 
of 4.50% (based on indicative coupon rate as at end of December 2022), Sunway REIT is 
estimated to have huge savings in finance costs for FY2022 [(4.50% - 2.98%) x RM3.5 billion] 
based on its current capital management strategies, including keeping a stable portfolio of 
fixed and floating rate debts. (The computation is based on Sunway REIT’s total debts of 
RM3.5 billion.) 

 

That said, the Manager has an internal maximum threshold on floating rate debts and will 
continue to monitor for opportunities to lock in favourable fixed rates and to hedge through 
interest rate swap contracts. 
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11. What was the amount of rental support provided to eligible tenants in FY2022 and 
would there be any rental support given in FY2023? 

The rental support was primarily granted to affected retails tenants during the pandemic. 
Following the strong retail sales recorded in FY2022, Sunway REIT had rendered minimal 
rental support during the year. Moving forward, we anticipate that the rental rebate will be 
negligible, supported by expectant of a sustainable retail sales in FY2023.  

 

12. Considering that Sunway REIT’s assets are located in Malaysia and income is 
denominated in MYR, why does Sunway REIT's maintain 35% of its debt in USD 
Revolving Loans (IAR, page 52)? What is the interest rate for the USD loan? Has 
Sunway REIT suffered any forex loss arising from USD strengthening against MYR in 
FY2022? 

The USD loan has been fully hedged with 1-year cross currency swap contract until the 
maturity date to mitigate the risks of foreign currency and interest rate fluctuation over the 
hedging period. As such, the loan interest and the loan principal amount will be paid in MYR 
on each interest service date and maturity date respectively. The USD loan has been drawn 
to take advantage of the savings in interest rate, even after factoring in the hedging costs.  

 

13. Which segment of the portfolio provides the most returns? 

Services, industrial and other segments were ranked the top in terms of yield for FY2022. 
The retail and hotel segments recorded lower yield in FY2022 was attributed to Sunway 
Carnival Mall new wing which was opened in June 2022 and phased re-opening of Sunway 
Resort Hotel commencing May 2022. Further details of the property yield by segment can be 
found in page 50 of the Integrated Annual Report 2022. 

 

14. Would Sunway REIT consider reverting income distribution frequency from semi-
annual to quarterly basis? 

Sunway REIT has a distribution policy to distribute at least 90% of its distributable income to 
Unitholders and the quantum of the income distribution is dependent on the financial 
performance of Sunway REIT. For FY2022, Sunway REIT has progressively increased its 
income distribution payout to 100% in H2 2022 on the back of improved financial performance 
in FY2022. Barring any unforeseen circumstances, the Manager plans to maintain 100% 
income distribution payout in FY2023, which will be distributed on a semi-annual basis. That 
said, the Manager will review the income distribution policy  annually and to make the 
necessary recommendation accordingly. 

 

15. Is the capital expenditure for Sunset Terrace and Black Tap part of RM243 million that 
was earmarked for Sunway Resort Hotel transformation? 

Yes, the capital expenditure (capex) for Sunset Terrace and Black Tap were part of the 
overall refurbishment cost of Sunway Resort Hotel. 
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TRANSCEND 2027, ACQUISITIONS & ASSET RECYCLING  

Unitholders: Ang Kian Keong, Chong You Liang, Chua Song Yun, Koh Win Keong, Law Kung 
Hoo, Lim Shau Wen, Tony Ng Kok Siong, Shak Chee Hoi, Wong Yee Kiat   

16. TRANSCEND 2027 discusses diversifying into foreign markets. Would the foreign 
acquisitions focus on the retail sector? 

The Manager endeavours to expand its investment into overseas markets with a target 
exposure of between 10% - 20% of property value by 2027. In line with TRANSCEND 2027’s 
diversification strategy, the Manager will continue to explore opportunities in sub-sectors that 
are complementary and yield-accretive to its existing asset portfolio, including but not limited 
to retail, services and industrial, and others sub-sectors.   

 

17. What is the rationale for the proposed acquisition of six hypermarkets and how would 
it be funded? 

The proposed acquisition of six hypermarkets is supported by an attractive acquisition yield 
of approximately 8.0% which is expected to enrich Sunway REIT’s portfolio yield (Sunway 
REIT’s portfolio yield for FY2022: 5.4%).  These properties are strategically located in densely 
populated and matured residential areas in Klang Valley and Johor, surrounded by high-
population catchments, and provide non-discretionary products and services to the local 
mass market.  

The proposed acquisition is yield accretive and is expected to increase the income stability 
of Sunway REIT through fixed rental payments from the Lessee under the triple-net lease 
agreements. The combined weighted average lease expiry (WALE) of the six hypermarkets 
of 5.6 years will improve the WALE of Sunway REIT’s enlarged portfolio.  

The proposed acquisition of the six hypermarkets will be funded by debt. 

 
18. Sunway REIT proposed to acquire six hypermarkets from Employees Provident Fund, 

however, one of the hypermarkets (USJ Property) already ceased operation last year. 
Does the Manager foresee that the asset may eventually face difficulty in sustaining 
or raising NPI? 

 
The USJ Property is under a long-term lease agreement with the lessee for a period of 15 
years from August 2013 to August 2028, with a remaining period of approximately six years 
as at 31 December 2022 and the lessee has the option to renew the lease for an additional 
15-year term upon its expiry at an agreed step-up in rental rates. However, the lessee has 
given an early termination notice in respect of the USJ Property in August 2022. 
  
Nonetheless, the Lessee is still obligated to continue to pay rent under the lease agreement 
in which the lessee has been paying the rent for the USJ Property to-date. Given the strategic 
location of the USJ Property as well as the Manager’s track record in mall management, the 
Manager is confident that we will be able to secure a replacement lessee in a timely manner 
to continue to occupy the USJ Property if the lease agreement is terminated after the 
completion of the acquisition. 
 

  



              Questions & Answers 
 

6 
 

19. Does the Manager plan to undertake refurbishment for the proposed acquisition of the 
six hypermarkets? 

The Manager has no plan to undertake any major refurbishment for the six hypermarkets in 
the near term. Notwithstanding that, the Manager shall engage with the new owners of the 
lessee to understand their business plan and requirements moving forward.  
 

20. Are there plans to acquire Sunway Big Box Retail Park or Sunway Velocity Mall? 

Sunway REIT will explore yield accretive acquisition opportunities which are synergistic to 
the asset portfolio and continue to proactively engage with our Sponsor to assess the 
readiness of the pipeline assets. However, the Manager is not able to represent the Sponsor 
on its asset divestment plans. 
 

21. What is the rationale for the Manager to dispose of Sunway Medical Centre (Tower A 
& B)? How does the Manager plan to recover the revenue contribution after the 
disposal? 

The proposed disposal of Sunway Medical Centre (Tower A & B) was part of Sunway REIT's 
asset recycling strategy. Sunway REIT will crystallise gross gain of RM110 million compared 
to the investment cost of RM320 million. In addition, the proposed disposal yield of 6.3%will 
allow Sunway REIT to reinvest its capital into yield accretive acquisitions, as demonstrated 
through the proposed acquisition of a portfolio of six hypermarkets with an acquisition yield 
of approximately 8%.  

The proceeds from the disposal of Sunway Medical Centre (Tower A & B) will be utilised to 
fund the proposed acquisition of the six hypermarkets which generates a higher yield. 
 

22. Given that the disposal of Sunway Medical Centre (Tower A & B) is a related party 
transaction, why the transaction was not voted by the unitholders? 

The proposed disposal of Sunway Medical Centre (Tower A & B) of RM430 million is below 
5% of the total asset value of Sunway REIT based on its latest audited financial statements 
as at 31 December 2021. Therefore, the transaction does not require unitholders' approval. 

 

23. What is the progress for the acquisition of data centre? 

The Manager proactively analyses and is on the lookout for any potential yield-accretive 
acquisition. That said, we are highly prudent and selective in evaluating all offers, considering 
all factors including but not limited to market conditions, tenants’ profile, rental reversion, 
regulation, management, capital growth potential, and long-term prospects. 
 

24. How would TRANSCEND 2027 transformation blueprint translate into future earnings 
in each of the respective segments or return that is expected as shareholders via DY% 
or ROCE? 

The strategic roadmap is intended to grow Sunway REIT's assets portfolio while continue to 
rebalance the portfolio by increasing services, industrial and others properties and 
diversifying into overseas markets, with the objective to deliver sustainable income 
distribution to Unitholders and potential sustainable growth in net asset value per unit. 
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OTHERS 

Unitholders: Chong You Liang, Chua Kin Wei, Ronald Danker, Hew Chin Ling, Hiu Chee Keong, 
Khoo Zhi Ren, Koh Win Keong, Law Kung Hoo, Lim Guan Hoe, Lim Shau Wen, 
Stephen Lye Tuck Ming, Poh Chun Yew 

25. What was the savings from renewable energy usage?  

It is an ongoing sustainability effort of Sunway REIT to increase the usage of renewable 
energy at its properties. In FY2022, the properties of Sunway REIT generated a total 3,008 
MWh of solar energy and the Manager installed new solar panels at Sunway Resort Hotel, 
Menara Sunway and Sunway Carnival Mall, amounting to approximately RM300,000 savings 
in utility costs. We endeavour to continue our decarbonisation efforts over the years to 
achieve the net zero carbon emissions by 2050.  

 

26. Recently the number of COVID-19 cases has been rising, is Sunway REIT prepared for 
more COVID-19 waves, if any? 

Sunway REIT is closely monitoring the situation and will put in the necessary precautionary 
measures in accordance with the guidelines of the Ministry of Health. Based on past 
experience in the last 2 years, we are more prepared and be more agile in managing the 
circumstances.  

 

27. Please distribute e-voucher or door gifts to loyal unitholders who have stayed invested 
amidst the pandemic. Please consider rewarding unitholders with Sunway Pals points 
and leverage this application for new and existing customers. 

Sunway REIT currently does not have any door gifts for participation at AGM. We would take 
your suggestion into consideration for future AGMs. 

 

28. What is the impact of the introduction of the minimum wage and cukai makmur to 
Sunway REIT?  

Sunway REIT is not impacted by cukai makmur. As for the minimum wage, the impact is 
manageable given that the business performance of Sunway REIT is improving. 

 

29. How do the unitholders access the 10th AGM presentation deck and meeting minutes? 

The AGM presentation deck and meeting minutes will be made available on our website after 
the AGM. Kindly access the documents via https://www.sunwayreit.com/investor-
relations/annual-general-meetings/  

 
  

https://www.sunwayreit.com/investor-relations/annual-general-meetings/
https://www.sunwayreit.com/investor-relations/annual-general-meetings/
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30. What is the purpose of fund raising for new units? 

The mandate for the Board to allot and issue new units of up to 20% of the total number of 
issued units of Sunway REIT from time to time will provide the Manager with the flexibility to 
allot and issue new units of Sunway REIT to raise funds to finance future investments, 
acquisitions and capital expenditure project(s) to enhance the value of Sunway REIT and/or 
to refinance existing debt as well as for working capital purposes without convening a general 
meeting, which may delay the capital raising initiatives and incur relevant costs in organising 
the required general meeting. 

 

31. Any plan how to deal with heavy traffic jam in Sunway Pyramid Mall especially during 
holidays? 

We endeavour to continuously improve the infrastructure surrounding our properties to ease 
any inconvenience that may be faced by our customers. In addition to the bus rapid transit 
line connecting to an elevated walkway and the mall, the Manager has also upgraded the car 
park infrastructure including the sensor lights and license plate recognition parking systems, 
and deploying more car park officers during the peak season to ease the traffic congestion 
in the mall’s car park. 

 

32. Any plan to venture and have a bigger footprint in the agriculture business, either 
farmland or conventional farming like urban farm,  such as USA Farmland REIT? 

This is not an asset class that Sunway REIT plan to explore at this juncture as we see 
opportunities in other segments such as industrial and services. 

 

33. Please share more details of the acquisition of industrial property in Prai, Penang.  

Sunway REIT does not own any industrial property in Prai, Penang currently. We will 
communicate any proposed acquisition in Sunway REIT's quarterly report and / or integrated 
annual report. 

 

34. There is some news regarding Sunway REIT intends to take over the project of Empire 
Remix at USJ 1, is the information correct? 

The information is incorrect.  

 

-END- 


