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Earnings summary
FYE (Dec) FY25 FY2ef FY27f
PAT — core (RM m) 4536 4686  476.6
EPU - core (sen) 13.2 13.7 13.9
PIE (x) 19.3 18.7 18.4

14 May 2026
Briefing & Results Review: 1QFY26

Sunway REIT

Hospitality drags, retail delivers

Sunway REIT's 1Q26 core profit of RM114.8m (-3.1% Qo0Q, +10.6% YoY) came
in line with estimates. FY26 earnings are expected to remain flat, weighed by
hospitality weakness but cushioned by stronger retail performance and first
full-year contributions from Sunway Carnival and AEON Mall Seri Manjung.
Growth will be organic driven given gearing at ~40%, with FY28 as the key
inflection point via the new Seberang Jaya hotel and Sunway Pier. We raise
FY26/FY27 forecast by +8%/+7% and introduce FY28 estimates. Maintain
HOLD, TP RM2.48 (from RM2.40) based on an unchanged target yield of 5.30%.

In-line. Sunway REIT reported 1Q26 core profit of RM114.8m (-3.1% QoQ, +10.6%
YoY), in line with our estimate and consensus at 26% and 25% of full-year forecasts
respectively.

Dividend. None as dividends are usually declared semi-annually.

Qo0Q. Revenue eased (-2.0%), dragged by a lower contribution from the Hotel
segment, which saw occupancy rates decline to 56% (FY25: 65%) due to (i)
seasonality impact from the Ramadan month which typically records lower
occupancy rates; and (ii) delay in certain MICE events as a result of geopolitical
tensions. NPI only dipped marginally (-0.3%) as the quarter recorded lower opex (-
6.5%), driven by a one-off utility rebate where malls with a Power Distribution License
were entitled to a refund for overpaid utilities backdated to July 2025. Core net profit
fell by -3.1% as finance cost was higher by +5.7%.

YoY. Topline inched up by 1.9%, driven by the retail and industrial segments, with
NPI increasing by 16.7% and 20.9% respectively, partially offset by the softer
performance from Hotel (-20.9%). The improvement in retail was underpinned by the
fully reopened Sunway Carnival since May 2025 (+36.9%) and the post-completion
of AEON Mall Seri Manjung in July FY25. The weaker hotel performance was due to
lower MICE events as explained in QoQ analysis above. In turn, core profit grew by
10%, supported by lower financing costs (-9.9%).

Occupancy and gearing. Retail, Office, and Industrial segments saw improvements
in occupancy rates at 98%, 83%, and 91% respectively (FY25: 97%, 82%, and 87%),
while Hotel occupancy declined to 56% (FY25: 65%). Gearing inched up to 40.2%
(FY25: 39.4%).

Outlook. While FY26 should benefit from the first full-year FY26 contributions from
Sunway Carnival (post-reopening in May 2025) and AEON Mall Seri Manjung, we
think it may only record a slight improvement on a YoY basis, reflecting a soft year
on the hospitality front. With gearing already at the upper side at 40.2%, we expect
FY26 growth to be driven mainly by organic means, with capex focused on AEI and
ongoing development projects. These are expected to contribute more meaningfully
from FY28 onwards, particularly from the new Seberang Jaya hotel and Sunway Pier
Mall.

Forecast. Following housekeeping adjustments, we raise our FY26 and FY27 core
profit forecasts by +8% and +7% respectively, and introduce our FY28 estimate at
RM507.3m (4% YoY).

Maintain HOLD with a higher TP of RM2.48 (from RMZ2.40), based on an
unchanged target yield of 5.30%, derived from +0.5SD above the 5-year average
yield spread between Sunway REIT and the 10-year MGS, anchored to FY26 DPU.
While we like Sunway REIT's well-diversified asset base, we believe the current
valuation is fair following the recent recovery in its share price.
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Financial Forecast
All items in (RM m) unless otherwise stated

Balance Sheet

Income Statement

FYE Dec FY24 FY25 FY26F FY27F FY28F FYE Dec FY24 FY25 FY26F FY27F FY28F
Cash 289.8 260.9 258.2 372.3 407.6 Total revenue 767.1 894.3 923.4 969.8 1,011.8
Receivables 408 38.6 37.8 420 439 Operating Expenses (197.4) (236.4) (247.0) (273.9) (286.4)
Investment properties 10,384.9 10,185.9 10,3393 10,467.1 10,467.1 Net Property Income 569.7 658.0 676.4 696.0 725.4
Property, plant & equipment 16.6 16.9 19.4 21.6 236 Other Income 13.4 16.8 14.9 147 21.2
Others 706 160.6 160.6 100.6 100.6 Net Investment Income 583.1 674.7 691.3 710.7 746.6
Assets 10,802.6 10,663.0 10,815.2 11,003.6 11,042.8 Trust Expense (218.6) @21.2) (@2.7) (234.1) (239.3)
Profit before tax 364.5 453.6 468.6 476.6 507.3
Payables 3273 391.0 3711 4126 4315 Taxation -
Debt 4,466.7 4,197.6 4,350.9 4,478.7 4.478.7 Core pI'Oﬁt 364.5 453.6 468.6 476.6 507.3
Others 136.6 200.2 200.2 200.2 200.2
Liabilities 4,930.6 4,788.8 4,922.3 5,091.6 5110.5 Extraordinaryitem 160.2 85.8
Reported profit 524.8 539.4 468.6 476.6 507.3
Unitholders' capital 3,433.9 3,433.9 3,433.9 3,433.9 3,433.9
Undistributed profit 1,938.4 1,940.6 1,959.4 1,978.4 1,998.7 Consensus 454.1 474.0 495.0
Perpetual note holders' funds 499.7 499.7 499.7 499.7 499.7 HLIB/Consensus 103% 101% 102%
Equity 5,872.0 5,874.2 5,893.0 5,912.0 5,932.3
Cash Flow Statement Valuation & Ratios
FYE Dec FY24 FY25 FY26F FY27F FY28F FYE Dec FY24 FY25 FY26F FY27F FY28F
Profit Before Taxation 364.5 453.6 468.6 476.6 507.3 Core EPU (sen) 10.64 13.24 13.68 13.92 14.81
Depreciation 4.0 4.0 4.0 46 51 P/E (x) 24.05 19.33 18.71 18.40 17.28
Taxation - DPU (sen) 9.3 14.9 13.1 134 14.2
Others 175.3 263.6 129.0 190.3 166.0 Dividend yield 3.6% 5.8% 5.1% 5.2% 5.6%
CFO 543.8 211 601.6 671.5 678.4 BVPU (RM) 1.57 1.57 1.57 1.58 1.59
PIB (x) 16 16 16 16 16
Capex (1,224.0) (950.8) (150.8) (134.6) .1 NPI margin 74.3% 73.6% 73.3% 71.8% .7%
Others 14.2 1,141.1 14.9 T4.7 212 NIl margin 76.0% 75.4% 74.9% 73.3% 73.8%
CFI (1,209.8) 190.4 (144.9) (59.9) 141 PBT margin 47.5% 50.7% 50.8% 49.1% 50.1%
Netmargin 47.5% 50.7% 50.8% 49.1% 50.1%
Debt raised/(repaid) 1,020.4 (235.2) 153.3 127.8 Return on equity 6.8% 8.4% 8.7% 8.8% 9.3%
Distribution to Unitholders (319.9) (509.2) (449.9) (457.6) (487.0) Return on assets 3.4% 4.3% 4.3% 4.3% 4.6%
Others (170.0) (195.9) (162.8) (167.8) (170.2) Gearing rafio 41.3% 39.4% 40.2% 40.7% 40.6%
CFF 5305 (940.3) (459.4) (497.5) (657.2) Net gearing rafio 38.7% 36.9% 37.8% 37.3% 36.9%
Gross yield 7.4% 8.8% 8.9% 9.3% 9.7%
Net Cash Flow (135.5) (28.8) @n 141 353 NPl yield 5.5% 6.5% 6.5% 6.6% 6.9%
Beginning Cash 4253 289.8 260.9 258.2 3723 NIl yield 5.6% 6.6% 6.7% 6.8% 7.1%
Ending Cash 289.8 260.9 258.2 372.3 407.6 Netyield 3.5% 4.5% 4.5% 4.6% 4.8%
Number of Units 3424.8 3424.8 3424.8 3424.8 3424.8
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Figure #1 Quarterly results comparison
FYE Dec (RM m) 1QFY25 4QFY25 1QFY26 QoQ (%) YoY (%)
Realised gross revenue 213.0 217.8 215.7 -2.0% 1.9%
Other operating income 5.8 9.8 7.3 -0.9% 1.3%
Gross revenue 218.9 227.6 223.0 -26.1% 24.7%
Quit rent, assessment and insurance 5.3 5.7 5.8 1.6% 8.1%
Other property operating expenses -56.3 -60.0 -52.8 -7.3% -6.2%
Property operating expenses -61.7 -62.7 -58.6 -6.5% -5.0%
Net property income 157.2 165.0 164.4 0.3% 4.6%
Finance income 3.0 37 34 -8.1% 12.1%
Other income 0.8 0.6 0.8 40.0% -7.2%
Net investment income 160.3 168.7 167.9 -0.5% 4.7%
Manager's fee -12.7 -13.0 -12.9 -1.1% 1.1%
Trustee's fee 0.3 -0.1 -0.2 92.7% -18.3%
Other trust expenses 05 -0.9 1.7 88.0% 248.3%
Finance cost -42.5 -36.3 -38.3 5.7% -9.9%
Non operating expenses -60.0 -50.3 -53.1 57% -5.1%
Profit before tax 104.3 118.5 114.8 -3.1% 10.0%
Taxation 0.0 0.0 0.0 0.0% 0.0%
Core profit 104.3 118.5 114.8 -3.1% 10.0%
Extraordinary items 0 59.6 0 -100.0% N.M
Reported profit 104.3 178.0 114.8 -35.5% 10.0%
Core EPU (sen) 3.05 3.46 3.35 -3.1% 10.0%
Core DPU (sen) 0.00 8.80 0.00 N.M. N.M
HLIB Research
Figure #2 Quarterly segmental revenue and NPl comparison

FYE Dec (RM m) 1QFY25 4QFY25 1QFY26 QoQ (%) YoY (%)
Gross revenue 218.9 227.6 223.0 -2.0% 1.9%

Retail Segment 168.4 1731 185.0 6.9% 9.9%

Hotel Segment 16.1 29.9 13.0 -56.6% -19.4%

Office Segment 20.4 19.9 20.2 1.6% -0.8%

Services Segment 9.8 0 0 N.M -100.0%

Industrial and Others Segment 4.2 47 48 2.0% 14.6%
Net property income 157.2 165.0 164.4 -0.3% 4.6%

Retail Segment 116.8 121.2 136.3 12.5% 16.7%

Hotel Segment 15.0 28.7 11.8 -58.8% -20.9%

Office Segment 124 11.5 124 7.3% -0.1%

Services Segment 9.8 0 0 N.M -100.0

Industrial and Others Segment 32 3.5 39 10.7% 20.9%
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Hong Leong Investment Bank Berhad (10209-W)

Disclaimer

The information contained in this report is based on data obtained from sources believed to be reliable. However, the data and/or sources have not been independently
verified and as such, no representation, express or implied, are made as to the accuracy, adequacy, completeness or reliability of the info or opinions in the report.

Accordingly, neither Hong Leong Investment Bank Berhad nor any of its related companies and associates nor person connected to it accept any liability whatsoever for
any direct, indirect or consequential losses (including loss of profits) or damages that may arise from the use or reliance on the info or opinions in this publication.

Any information, opinions or recommendations contained herein are subject to change at any time without prior notice. Hong Leong Investment Bank Berhad has no
obligation to update its opinion or the information in this report.

Investors are advised to make their own independent evaluation of the info contained in this report and seek independent financial, legal or other advice regarding the
appropriateness of investing in any securities or the investment strategies discussed or recommended in this report. Nothing in this report constitutes investment, legal,
accounting or tax advice or a representation that any investment or strategy is suitable or appropriate to your individual circumstances or otherwise represents a personal
recommendation to you.

Under no circumstances should this report be considered as an offer to sell or a solicitation of any offer to buy any securities referred to herein.

Hong Leong Investment Bank Berhad and its related companies, their associates, directors, connected parties and/or employees may, from time to time, own, have positions
or be materially interested in any securities mentioned herein or any securities related thereto, and may further act as market maker or have assumed underwriting
commitment or deal with such securities and provide advisory, investment or other services for or do business with any companies or entities mentioned in this report. In
reviewing the report, investors should be aware that any or all of the foregoing among other things, may give rise to real or potential conflict of interests.

This research report is being supplied to you on a strictly confidential basis solely for your information and is made strictly on the basis that it will remain confidential. Al
materials presented in this report, unless specifically indicated otherwise, are under copyright to Hong Leong Investment Bank Berhad. This research report and its contents
may not be reproduced, stored in a retrieval system, redistributed, transmitted or passed on, directly or indirectly, to any person or published in whole or in part, or altered
in any way, for any purpose.

This report may provide the addresses of, or contain hyperlinks to websites. Hong Leong Investment Bank Berhad takes no responsibility for the content contained therein.
Such addresses or hyperlinks (including addresses or hyperlinks to Hong Leong Investment Bank Berhad own website material) are provided solely for your convenience.
The information and the content of the linked site do not in any way form part of this report. Accessing such website or following such link through the report or Hong Leong
Investment Bank Berhad website shall be at your own risk.

1. As of 14 May 2026, Hong Leong Investment Bank Berhad has proprietary interest in the following securities covered in this report:

(a) -

2. As of 14 May 2026, the analyst(s) whose name(s) appears on the front page, who prepared this report, has interest in the following securities covered in this report:

(@)-

Published & printed by:

Hong Leong Investment Bank Berhad (10209-W)
Level 28, Menara Hong Leong,

No. 6, Jalan Damanlela,

Bukit Damansara,

50490 Kuala Lumpur

Tel: (603) 2083 1800

Fax: (603) 2083 1766

Stock rating guide

BUY Expected absolute return of +10% or more over the next 12 months.

HOLD Expected absolute return of -10% to +10% over the next 12 months.

SELL Expected absolute return of -10% or less over the next 12 months.

UNDER REVIEW Rating on the stock is temporarily under review which may or may not result in a change from the previous rating.
NOT RATED Stock is not or no longer within regular coverage.

Sector rating guide

OVERWEIGHT Sector expected to outperform the market over the next 12 months.
NEUTRAL Sector expected to perform in-line with the market over the next 12 months.
UNDERWEIGHT Sector expected to underperform the market over the next 12 months.

The stock rating guide as stipulated above serves as a guiding principle to stock ratings. However, apart from the abovementioned quantitative definitions, other
qualitative measures and situational aspects will also be considered when arriving at the final stock rating. Stock rating may also be affected by the market capitalisation of
the individual stock under review.
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