J.PMorgan

Sunway REIT

First Take: 1Q25 results in line with expectations

Our First Take: 1Q25 DPU rose 20.5% YoY to 2.88 Mcts, in line with our own/
consensus expectations and representing 26% of our own/street FY25E DPU, in
line with typical 1Q seasonality. The strong start to the year was due to the
acquisitions made over the prior year and low base effect, with 1Q24 DPU down
10.5% YoY on the back of sale of the medical portfolio and ongoing AEIs (link).
Sunway REIT should benefit from completion of Sunway Carnival Mall Phase 2
refurbishment on 8§ May, two months ahead of schedule (50% occupied to full
opening in Jun-25), increasing occupancy at Sunway REIT Industrial - PJ1 to over
75% in 2H25 from 37% currently and completion of AEON Mall Seri Manjung
acquisition by end Aug-25, partially offset by disposal of Sunway campus by the
year-end (link).

Key Positives

Retail segment saw a 34.4% YoY increase in 1Q25 NPI to RM116.8m on the back
of full-quarter rental contribution from the six Giant hypermarkets, Sunway 163
Mall and Sunway Kluang Mall acquired in 2024. Furthermore, the retail portfolio
benefited from reopening of the Oasis precinct in Nov-24 with almost full
occupancy (260,000 sq. ft. of NLA). Oasis’s rents more than doubled compared to
pre-refurbishment level. This was despite average 1Q25 gross rents falling 1%
YoY on the back of a 0.4% dip in sales psf. Guidance is for high single digit to teens
retail positive reversions achieved in 1Q25 to continue.

Key Negatives/Question Marks

1Q25 hotel NPIfell 17.5% YoY to RM15.0m due to lower occupancy (55% vs 60%
in 1Q24) as Sunway REIT faced new competition and impact from an earlier
Ramadan this year. Based on forward bookings, 2Q25 should see arecovery. Office
NPI also fell 11% YoY to RM12.4m largely on the back of lower occupancy at
Sunway Putra Tower (66% vs 79% in 1Q24) which saw the exit of tenants to their
own buildings and 1% YoY fall in average gross rent. Performance of Sunway
Putra Tower should improve as the REIT is in discussions with prospective tenants
resulting in occupancy rising to over 80% by next year. Gearing rose to 41.8% from
40.1% owing to ongoing capex but is expected to stabilize around 40% post
upcoming asset purchase and disposals. Cost of debt dipped QoQ to 3.92%.

Likely Changes to Consensus

We expect consensus to remain unchanged.
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Share price should be flat to slightly firmer.
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Table 1: Results

RM m, year-end Dec  1Q24 4Q24 1Q25 QoQ YoY FY24 FY25E YoY

Chg Chg Chg

Revenue 178.6 2209 218.9 -0.9% 22.6% 7671 864.7 12.7%
NPI 130.5 165.6 157.2 5.1% 20.4% 569.7 640.1 12.3%
Dist. Income (Avail.) 82.0 94.7 98.6 4.1% 20.2% 342.5 379.5 10.8%
Declared gross DPU

(Mcts) 0.00 5.34 0.00 - - 10.00 11.08 10.8%

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

Sunway REIT (Neutral; Price Target: RM1.85)

Investment Thesis

We believe the strong positioning of Sunway Pyramid, Sunway REIT’s key asset, exposure
to education properties with in-built escalations, ~NRM1bn worth acquisitions, completion
Sunway Pyramid and Sunway Carnival AEI and continued growth of its hotel portfolio,
positions the REIT for steady growth ahead. Combined with continued growth in retail
tenant sales resulting in positive rental reversions ahead, we project a 8% two-year DPU
CAGR. However, we maintain our Neutral rating, as we believe Sunway REIT’s mid 5%
net yield and healthy growth is balanced against elevated gearing (42-43%). We see better
risk reward in our M-REITs.

Valuation

Our Jun-26 PT of RM1.85 is based on our DDM, which uses a 7.8% discount rate, a 4%
risk-free rate and 2% terminal growth. Our PT implies a forward FY25E net yield of 5.4%
and yield spread of 1.4% (0.1 s.d. above mean).

Risks to Rating and Price Target

Key downside risks include:

e Elevated cost of living, mortgage rates and/or removal of government subsidies
negatively impacting tenant sales/retail rents.

e Competition from e-commerce negatively impacting retail malls.

o A larger-than-expected impact from new retail, office and hotel supply.

e A higher-than-expected increase in bond yields.

e Revaluation losses lifting elevated gearing.
Key upside risks include:

o A faster-than-expected recovery in consumer spend and pent-up travel demand.
e A decline in rate hike expectations.

e Addressing gearing concerns.
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engage in any activities in connection with the material that may give rise to conflicts of interests, unless otherwise disclosed in the “Important
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Disclosures” in this material.

Thailand: This material is issued and distributed in Thailand by JPMorgan Securities (Thailand) Ltd., which is a member of the Stock Exchange
of Thailand and is regulated by the Ministry of Finance and the Securities and Exchange Commission, and its registered address is 3rd Floor, 20
North Sathorn Road, Silom, Bangrak, Bangkok 10500.

UK: Unless specified to the contrary, research is distributed in the UK by J.P. Morgan Securities plc (“JPMS plc”’) which 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. JPMS plc is registered in England & Wales No. 2711006, Registered Office 25 Bank Street, London, E14 5JP.
This material is directed in the UK only to: (a) persons having professional experience in matters relating to investments falling within article
19(5) of the Financial Services and Markets Act 2000 (Financial Promotion) (Order) 2005 (“the FPO”); (b) persons outlined in article 49 of the
FPO (high net worth companies, unincorporated associations or partnerships, the trustees of high value trusts, etc.); or (c) any persons to whom
this communication may otherwise lawfully be made; all such persons being referred to as "UK relevant persons". This material must not be
acted on or relied on by persons who are not UK relevant persons. Any investment or investment activity to which this material relates is only
available to UK relevant persons and will be engaged in only with UK relevant persons. Research issued by JPMS plc has been prepared in
accordance with JPMS plc's policy for prevention and avoidance of conflicts of interest related to the production of Research which can be
found at the following link: J.P. Morgan EMEA - Research Independence Policy .

U.S.: J.P. Morgan Securities LLC (“JPMS”) is a member of the NYSE, FINRA, SIPC, and the NFA. JPMorgan Chase Bank, N.A. is a member
of the FDIC. Material published by non-U.S. affiliates is distributed in the U.S. by JPMS who accepts responsibility for its content.

General: Additional information is available upon request. The information in this material has been obtained from sources believed to be
reliable. While all reasonable care has been taken to ensure that the facts stated in this material are accurate and that the forecasts, opinions and
expectations contained herein are fair and reasonable, JPMorgan Chase & Co. or its affiliates and/or subsidiaries (collectively J.P. Morgan) make
no representations or warranties whatsoever to the completeness or accuracy of the material provided, except with respect to any disclosures
relative to J.P. Morgan and the Research Analyst's involvement with the issuer that is the subject of the material. Accordingly, no reliance should
be placed on the accuracy, fairness or completeness of the information contained in this material. There may be certain discrepancies with data
and/or limited content in this material as a result of calculations, adjustments, translations to different languages, and/or local regulatory
restrictions, as applicable. These discrepancies should not impact the overall investment analysis, views and/or recommendations of the subject
company(ies) that may be discussed in the material. Artificial intelligence tools may have been used in the preparation of this material, including
assisting in data analysis, pattern recognition, and content drafting for research material. J.P. Morgan accepts no liability whatsoever for any loss
arising from any use of this material or its contents, and neither J.P. Morgan nor any of its respective directors, officers or employees, shall be in
any way responsible for the contents hereof, apart from the liabilities and responsibilities that may be imposed on them by the relevant
regulatory authority in the jurisdiction in question, or the regulatory regime thereunder. Opinions, forecasts or projections contained in this
material represent J.P. Morgan's current opinions or judgment as of the date of the material only and are therefore subject to change without
notice. Periodic updates may be provided on companies/industries based on company-specific developments or announcements, market
conditions or any other publicly available information. There can be no assurance that future results or events will be consistent with any such
opinions, forecasts or projections, which represent only one possible outcome. Furthermore, such opinions, forecasts or projections are subject
to certain risks, uncertainties and assumptions that have not been verified, and future actual results or events could differ materially. The value
of, or income from, any investments referred to in this material may fluctuate and/or be affected by changes in exchange rates. All pricing is
indicative as of the close of market for the securities discussed, unless otherwise stated. Past performance is not indicative of future results.
Accordingly, investors may receive back less than originally invested. 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. This material
may include views on structured securities, options, futures and other derivatives. These are complex instruments, may involve a high degree of
risk and may be appropriate investments only for sophisticated investors who are capable of understanding and assuming the risks involved. The
recipients of this material must make their own independent decisions regarding any securities or financial instruments mentioned herein and
should seek advice from such independent financial, legal, tax or other adviser as they deem necessary. J.P. Morgan may trade as a principal on
the basis of the Research Analysts’ views and research, and it may also engage in transactions for its own account or for its clients’ accounts in a
manner inconsistent with the views taken in this material, and J.P. Morgan is under no obligation to ensure that such other communication is
brought to the attention of any recipient of this material. Others within J.P. Morgan, including Strategists, Sales staft and other Research
Analysts, may take views that are inconsistent with those taken in this material. Employees of J.P. Morgan not involved in the preparation of this
material may have investments in the securities (or derivatives of such securities) mentioned in this material and may trade them in ways
different from those discussed in this material. This material is not an advertisement for or marketing of any issuer, its products or services, or its
securities in any jurisdiction.

Confidentiality and Security Notice: This transmission may contain information that is privileged, confidential, legally privileged, and/or
exempt from disclosure under applicable law. If you are not the intended recipient, you are hereby notified that any disclosure, copying,
distribution, or use of the information contained herein (including any reliance thereon) is STRICTLY PROHIBITED. Although this
transmission and any attachments are believed to be free of any virus or other defect that might affect any computer system into which it is
received and opened, it is the responsibility of the recipient to ensure that it is virus free and no responsibility is accepted by JPMorgan Chase &
Co., its subsidiaries and affiliates, as applicable, for any loss or damage arising in any way from its use. If you received this transmission in
error, please immediately contact the sender and destroy the material in its entirety, whether in electronic or hard copy format. This message is
subject to electronic monitoring: https://www.jpmorgan.com/disclosures/email
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MSCI: Certain information herein (“Information”) is reproduced by permission of MSCI Inc., its affiliates and information providers (“MSCI”)
©2025. No reproduction or dissemination of the Information is permitted without an appropriate license. MSCI MAKES NO EXPRESS OR
IMPLIED WARRANTIES (INCLUDING MERCHANTABILITY OR FITNESS) AS TO THE INFORMATION AND DISCLAIMS ALL
LIABILITY TO THE EXTENT PERMITTED BY LAW. No Information constitutes investment advice, except for any applicable Information
from MSCI ESG Research. Subject also to msci.com/disclaimer

Sustainalytics: Certain information, data, analyses and opinions contained herein are reproduced by permission of Sustainalytics and: (1)
includes the proprietary information of Sustainalytics; (2) may not be copied or redistributed except as specifically authorized; (3) do not
constitute investment advice nor an endorsement of any product or project; (4) are provided solely for informational purposes; and (5) are not
warranted to be complete, accurate or timely. Sustainalytics is not responsible for any trading decisions, damages or other losses related to it or
its use. The use of the data is subject to conditions available at https://www.sustainalytics.com/legal-disclaimers. ©2025 Sustainalytics. All
Rights Reserved.

"Other Disclosures" last revised April 05, 2025.

Copyright 2025 JPMorgan Chase & Co. All rights reserved. This material or any portion hereof may not be reprinted, sold or
redistributed without the written consent of J.P. Morgan. It is strictly prohibited to use or share without prior written consent from J.P.
Morgan any research material received from J.P. Morgan or an authorized third-party (“J.P. Morgan Data”) in any third-party
artificial intelligence (“AI”) systems or models when such J.P. Morgan Data is accessible by a third-party. It is permissible to use J.P.
Morgan Data for internal business purposes only in an Al system or model that protects the confidentiality of J.P. Morgan Data so as to
prevent any and all access to or use of such J.P. Morgan Data by any third-party.
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