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Sunway REIT

First Take: Well placed to sustain a strong 2025

Our First Take: 3Q25 gross DPU rose 60.5% YoY to 4.19 Mcts owing to prior
acquisitions, positive rental reversions and RM21.0m gain attributed to the
disposal of Sunway University and College. The total quantum of the gains to be
distributed will be decided at year end. Excluding this gain, 3Q25 gross DPU
would have increased by 37.1% YoY to 2.68 Mcts with core 9M25 DPU of 9.26
Scts (+27.3% YoY) ahead of our/street expectations at 81%/83% of our/consensus
FY25E DPU. The higher than expected DPU was due to stronger retail rents and
better hotel performance. With guidance for >10% positive retail rental reversions
to be sustained into 4Q25, we see Sunway REIT continuing its strong YTD
earnings performance into 2026.

Key Positives

3Q25 retail NPI rose 32.8% YoY to RM121.9m on the back of new income
contributions from Sunway 163 Mall, Sunway Kluang Mall and AEON Mall Seri
Manjung, which were acquired in Oct-24, Dec-24 and Jul-25, respectively.
Sunway REIT also benefited from the opening of the Oasis Precinct at Sunway
Pyramid Mall in Nov-24 and the completion of the refurbishment of the existing
wing at Sunway Carnival Mall in May-25. 3Q25 hotel NPI also rose 20.6% YoY
to RM33.9m as occupancy rose to 76% (72% in 3Q24) and with stronger demand
for meetings, incentives, conferences and exhibitions (MICE). Cost of debt fell
QoQ to 3.83% from 3.88% and is expected to dip to 3.8% by year end.

Key Negatives/Question Marks

9M25 tenant sales fell 3% YoY but this is an improvement from the 5% decline in
1H25 as the negative drag from uncertainty over tariff impact has dissipated.
Furthermore, 9M25 rental reversions remain strong at >10% given still healthy
occupancy costs. 3Q25 office NPI fell 8% YoY to RM11.8m due to the non-
renewal of a tenant in Wisma Sunway in Jun-25 (94% occupancy from 100% in
3Q24). However, Sunway REIT has secured some replacement tenants post
balance date. Gearing inched up 0.2pts QoQ to 41.4% but is expected to fall to
~38% post completion of Sunway University and College.

Likely Changes to Consensus

We expect an increase in consensus estimates.

Expected Stock Reaction

We expect a firmer share price.
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Table 1: Results

RM, year-end Dec 3024 2025 3025 QoQ YoY oM24 oM25 Yoy FY24  FY25E YoY

Chg Chg Chg Chg
Revenue 192.1 2114 2364 118%  231% 5463 6667  220% 7671 8805  148%
NPI 1443 1549 1809 168%  253%  404.2 4930 220% 5697 68400  123%
Dist. Income (Avail.) 89.1 9.5 1436 487%  61.1% 2491 387 359% 3438 326 142%
Dist. to unitholders 00 1712 00 nm nm 1506 1945 219% 3425 3926 146%
(Dhjgt'g)r ed gross DPU 0.00 568 358 nm 466 568 21.9% 10.00 1146 14.6%

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

Sunway REIT (Overweight; Price Target: RM2.40)

Investment Thesis

We are OW on Sunway REIT. Our positive view is underpinned by the strong positioning
of Sunway Pyramid, Sunway REIT’s key asset, exposure to education properties with in-
built escalations, ~NRM1bn worth of acquisitions and completion of Sunway Pyramid and
Sunway Carnival AEI and continued growth of'its hotel portfolio, which we believe position
the REIT for healthy growth ahead. Combined with continued growth in retail tenant sales
resulting in positive rental reversions ahead, we project a 11% two-year DPU CAGR.

Valuation

Our Dec-26 PT of RM2.40 is based on our DDM, which uses a 7.0% discount rate, a 4%
risk-free rate and 2% terminal growth. Our PT implies a forward FY26E net yield of 4.6%
(0.4 s.d. below mean) which we believe is justified given strong growth and gearing now
at a manageable level at ~40%.

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.
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price target, no longer should be relied upon. An NR designation is not a recommendation or a rating. Some stocks under coverage have a rating
but no price target; in these cases, we expect the stock will outperform/perform in line/underperform the average total return of the stocks in the
Research Analyst’s, or the Research Analyst’s team’s, coverage universe of the relevant duration of the region. In our Asia (ex-Australia and ex-
India) 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 Research Analysts’ coverage universe. If it does not appear in the Important Disclosures section of this report,
the certifying Research Analyst’s coverage universe can be found on J.P. Morgan’s Research website, https://www.jpmorganmarkets.com.
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Mapletree Logistics Trust (MAPL.SI), Sunway REIT (SUNW.KL)
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*Please note that the percentages may not add to 100% because of rounding.
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Morgan representative, or email research.disclosure.inquiries@jpmorgan.com. For material information about the proprietary models used,
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J.P. Morgan Research may, from time to time, write on issuers or securities targeted by economic or financial sanctions imposed or administered
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should be aware of their own legal and compliance obligations when making investment decisions.

Any digital or crypto assets discussed in this research report are subject to a rapidly changing regulatory landscape. For relevant regulatory
advisories on crypto assets, including bitcoin and ether, please see https://www.jpmorgan.com/disclosures/cryptoasset-disclosure.

The author(s) of this research report may not be licensed to carry on regulated activities in your jurisdiction and, if not licensed, do not hold
themselves out as being able to do so.

Exchange-Traded Funds (ETFs): J.P. Morgan Securities LLC (“JPMS”) acts as authorized participant for substantially all U.S.-listed ETFs. To
the extent that any ETFs are mentioned in this report, JPMS may earn commissions and transaction-based compensation in connection with the
distribution of those ETF shares and may earn fees for performing other trade-related services, such as securities lending to short sellers of the
ETF shares. JPMS may also perform services for the ETFs themselves, including acting as a broker or dealer to the ETFs. In addition, affiliates
of JPMS may perform services for the ETFs, including trust, custodial, administration, lending, index calculation and/or maintenance and other
services.

Options and Futures related research: If the information contained herein regards options- or futures-related research, such information is
available only to persons who have received the proper options or futures risk disclosure documents. Please contact your J.P. Morgan
Representative or visit https://www.theocc.com/components/docs/riskstoc.pdf for a copy of the Option Clearing Corporation's Characteristics
and Risks of Standardized Options or

https://www.finra.org/sites/default/files/2020-08/Security Futures_Risk Disclosure Statement 2020.pdf for a copy of the Security Futures
Risk Disclosure Statement.

Changes to Interbank Offered Rates (IBORs) and other benchmark rates: Certain interest rate benchmarks are, or may in the future
become, subject to ongoing international, national and other regulatory guidance, reform and proposals for reform. For more information, please
consult: https://www.jpmorgan.com/global/disclosures/interbank offered_rates

Private Bank Clients: Where you are receiving research as a client of the private banking businesses offered by JPMorgan Chase & Co. and its
subsidiaries (“J.P. Morgan Private Bank”), research is provided to you by J.P. Morgan Private Bank and not by any other division of J.P. Morgan,
including, but not limited to, the J.P. Morgan Corporate and Investment Bank and its Global Research division.

Legal entity responsible for the production and distribution of research: The legal entity identified below the name of the Reg AC Research
Analyst who authored this material is the legal entity responsible for the production of this research. Where multiple Reg AC Research Analysts
authored this material with different legal entities identified below their names, these legal entities are jointly responsible for the production of
this research. Where more than one legal entity is listed under an analyst’s name, the first legal entity is responsible for the production unless
stated otherwise. Research Analysts from various J.P. Morgan affiliates may have contributed to the production of this material but may not be
licensed to carry out regulated activities in your jurisdiction (and do not hold themselves out as being able to do so). Unless otherwise stated
below in the legal entity disclosures, this material has been distributed by the legal entity responsible for production, or where more than one
legal entity is listed under the analyst’s name, the first legal entity will be responsible for distribution. If you have any queries, please contact the
relevant Research Analyst in your jurisdiction or the entity in your jurisdiction that has distributed this research material.

Legal Entities Disclosures and Country-/Region-Specific Disclosures:
Argentina: JPMorgan Chase Bank N.A Sucursal Buenos Aires is regulated by Banco Central de la Republica Argentina (“BCRA”- Central
Bank of Argentina) and Comision Nacional de Valores (“CNV”- Argentinian Securities Commission - ALYC y AN Integral N°51).

Australia: J.P. Morgan Securities Australia Limited (“JPMSAL”) (ABN 61 003 245 234/AFS Licence No: 238066) is regulated by the
Australian Securities and Investments Commission and is a Market Participant of ASX Limited, a Clearing and Settlement Participant of ASX
Clear Pty Limited and a Clearing Participant of ASX Clear (Futures) Pty Limited. This material is issued and distributed in Australia by or on
behalf of JPMSAL only to "wholesale clients" (as defined in section 761G of the Corporations Act 2001). A list of all financial products covered
can be found by visiting https://www.jpmm.com/research/disclosures . J.P. Morgan seeks to cover companies of relevance to the domestic and
international investor base across all Global Industry Classification Standard (GICS) sectors, as well as across a range of market capitalisation
sizes. If applicable, in the course of conducting public side due diligence on the subject company(ies), the Research Analyst team may at times
perform such diligence through corporate engagements such as site visits, discussions with company representatives, management presentations,
etc. Research issued by JPMSAL has been prepared in accordance with J.P. Morgan Australia’s Research Independence Policy which can be
found at the following link: J.P. Morgan Australia - Research Independence Policy .

Brazil: Banco J.P. Morgan S.A. is regulated by the Comissao de Valores Mobiliarios (CVM) and by the Central Bank of Brazil. Ombudsman
J.P. Morgan: 0800-7700847 / 0800-7700810 (For Hearing Impaired) / ouvidoria.jp.morgan@jpmchase.com.

Canada: J.P. Morgan Securities Canada Inc. is a registered investment dealer, regulated by the Canadian Investment Regulatory Organization
and the Ontario Securities Commission and is the participating member on Canadian exchanges. This material is distributed in Canada by or on
behalf of J.P.Morgan Securities Canada Inc.

Chile: Inversiones J.P. Morgan Limitada is an unregulated entity incorporated in Chile.

China: J.P. Morgan Securities (China) Company Limited has been approved by CSRC to conduct the securities investment consultancy
business.

Colombia: Banco J.P. Morgan Colombia S.A. is supervised by the Superintendencia Financiera de Colombia (SFC).
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