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YE to Dec FY15 FY16F FY17F  FY18F
Revenue (RM mil) 44513 5338.0 51543 5/146.8
Core net profit (RM mil) 590.7 485.3 487.2 491.8
FD Core EPS (sen) 339 28.2 28.3 28.6
FD Core EPS growth (%) 77 (16.7) 04 0.9
Consensus Net Profit (RM mil) - 523.9 565.1 591.3
DPS (sen) 37.0 10.0 10.0 10.0
PE (x) 8.9 10.7 10.6 105
EV/EBITDA (x) 111 10.6 10.9 10.7
Div yield (%) 12.3 33 33 33
ROE (%) 117 75 75 7.2
Net Gearing (%) 49.8 49.2 51.9 47.8
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® We maintain BUY on Sunway, with a cut fair value of
RM3.50/share (vs. RM3.54/share previously), based on a
15% discount to our SOP value of RM4.11/share and an
implied PE of 13x FY16F.

® [ollowing its 2QFY16 result that came in below
expectations, we cut our FY16F earnings by 9% to account
for lower JV share of profit (-60% vs. previous forecast)
and higher minority interest (+18%), but factoring in a
lower tax rate of 18% vs. 24% previously. Likewise, we
have cut FY17F and FY18F earnings by 12% and 16%,
respectively.

® Sunway posted a 2QFY16 core net profit of RM120.4mil
(+15% QoQ, -12% YoY), bringing the 1HFY16 total to
RM225mil (-16% YoY). It declared an interim dividend of 5
sen/share (2QFY15: 5 sen/share).

® The 1HFY16 core earnings made up 42% and 43% of our
and consensus full-year forecasts, respectively. The
variance with our earlier projection was largely due to
lower- than-expected contributions from JV share of profit,
of which we have duly adjusted downwards.

® The operating line was within expectation, with EBIT
accounting for 48% of our unchanged estimate. While the
construction division underperformed at the topline, EBIT
performance was in line as margin was 6.5ppts better-
than-expected at 12.4% (-5.2ppts YoY).

® YTD, the group has secured a total of RM2.4bil worth of
projects, for an outstanding order book of RM4.9bil (4x
FY15 construction revenue). Recall, the new jobs include
the 60-month RM1.2bil MRT viaduct Package V201 (Sg
Buloh — Persiaran Dagang line). Sunway said preliminary
costs were incurred on the MRT package, the works for
which would start in 2HFY16.

® |In property development, Sunway registered sales
RM613mil (effective: RM510mil) as at end-June 2016 vs.
RM478mil (effective RM353mil) in the same period 2015.

® This meant a more than doubling from 1QFY16 numbers.
As at end-March 2016, it had recorded sales of RM263mil
(effective: RM198mil). Unbilled sales remained at RM2bil
(effective: RM1.5bil) compared to end-March.

® |t is targeting to launch RM1.6bil (effective: RM1.2bil)
worth of projects this year. Property sales are targeted to
rise to RM1.4bil (effective: RM1.1bil) from FY15's RM1.2bil
(effective: RM912mil).

® The stock is currently trading at undemanding forward
PEs of 10x-11x, and at 0.8x PBV FY15. Apart from property
development, the other divisions are expected to drive
growth ahead.
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EXHIBIT 1: 1HFY16 RESULT SUMMARY
1HFY15  1HFY16 %YoY  20FY15  1QFY16  20FY16 % QoQ % Yoy Fyige 1?31"6‘*;
Revenue 2,1015 2,224.7 5.9 1,041.5 1,069.0 1,155.7 8.1 11.0 5,338.0 41.7
EBIT 300.0 315.7 5.2 149.1 152.1 163.6 7.6 9.7 654.4 48.2
Est. Unusual Items 117.1 19.1 (83.7) 101.2 (2.4) 215 (982.6) (78.7) 0.0 n/a
Associates & JVs 78.0 76.8 (1.6) 39.9 426 342 (19.6) (14.3) 156.0 49.2
Net interest income (20.7) (31.7) 53.2 (9.3) (16.1) (15.6) (3.5) 67.4 (60.0) 52.8
PBT 474.4 379.9 (19.9 280.9 176.1 203.8 15.7 (27.5) 750.4 50.6
Taxation (69.2) (69.2) 0.0 (33.1) (32.8) (36.3) 10.6 9.8 (135.1) 51.2
Minorities (20.8) (66.7) 220.3 (9.9) (41.1) (25.5) (37.9) 157.0 (130.0) 51.3
Net profit 3844 244.0 (36.5) 2379 102.1 1419 39.0 (40.3) 485.3 50.3
Total Els after tax and Ml 1171 19.1 (83.7) 101.2 (2.4) 215 (982.6) (78.7)
Tax (69.2) (69.2) 0.0 (33.1) (32.8) (36.3) 10.6 9.8 (135.1) 51.2
Core PBT 3574 360.8 1.0 179.7 178.5 182.2 2.1 14 750.4 48.1
Core net profit 2674 2249 (15.9) 136.7 104.5 1204 15.2 (11.9) 485.3 46.3
Core EPS 15.3 129 (15.9) 7.8 5.9 6.1 4.2 (21.6) 21.7 46.6
Diluted core EPS 15.0 116 (22.9) 7.3 5.6 6.0 7.1 (17.6) 25.9 44.7
Margins (%) 1HFY15  1HFvie PP Cha$g$ 20FY15  1QFY16  2QFy1s PP Cha&?s ppt Cha?gs FY16F ppt variation
EBIT 143 14.2 (0.1) 143 14.2 14.2 (0.1) 0.2) 123 1.9
Core PBT 17.0 16.2 (0.8) 173 16.7 15.8 (0.9) (1.5) 14.1 2.2
Core net profit 12.7 10.1 (2.6) 13.1 9.8 10.4 0.6 .7 9.1 1.0
Tax rate (%) 194 19.2 0.2) 18.4 18.4 19.9 15 15 18.0 1.2
Source: Company
EXHIBIT 2: SEGMENT CORE PBT

Core pretax profit 1HFY15 1HFY16 % YoY 2QFY15 1QFY16 2QFY16 % QoQ % YoY FY16F % 1H over FY16F
Property Dev 113.2 130.9 15.6 55.3 69.7 61.2 (12.3) 10.6 368.0 35.6
Property Inv 486 53.4 9.9 26.6 34.7 18.7 (46.3) (29.8) 89.2 59.8
Construction 108.5 722 (33.5) 56.3 37.7 345 (8.6) (38.8) 129.7 55.7
Trading and Manufacturing 12.0 12.0 0.3 0.7 5.3 6.7 25.1 (1,003.0) 38.2 31.6
Quarry 233 175 (24.9) 155 6.1 113 84.3 (27.1) 19.8 88.4
Investment Holdings 14.8 40.7 174.1 10.7 14.0 26.7 91.3 nm 66.5 61.2
Others 36.9 34.1 (7.8) 16.0 10.9 23.2 113.3 44.9 39.0 87.3
Total 3574 360.8 1.0 179.7 178.5 182.2 2.1 14 750.4 48.1
Core PBT margin 1HFY15  1HFY1s PPt c“*’?g:? 20FY15  1QFY16  20Fy1s PPt Chg‘gg ppt Cha$g$ FY16F  ppt variation
Property Dev 22.4 23.8 14 17.1 29.8 19.4 (10.4) 2.4 276 (3.8)
Property Inv 171 16.2 (0.9) 18.4 20.5 117 (8.9) 6.7) 147 15
Construction 175 129 (4.6) 231 121 13.8 17 9.2) 6.4 6.5
Trading and Manufacturing 3.8 2.9 (0.9) (0.6) 2.8 31 0.3 3.7 6.0 (3.1)
Quarry 19.7 17.6 (2.1) 243 15.9 18.7 2.8 (5.6) 8.3 9.3
Investment Holdings nm nm nm nm nm nm nm nm 1,392.4 nm
Others 14.2 12.7 (1.5) 11.3 8.9 15.8 6.9 45 79 4.8
Overall 17.0 16.2 (0.8) 17.3 16.7 158 (0.9) (1.5) 14.1 2.2
Source: Company
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EXHIBIT 3: SEGMENT OPERATING PERFORMANCE

0,
Core revenue 1HFY15  1HFY16 %Yoy  2QFY15  1QFY16  2QFY16 % QoQ % Yoy Fyige 1?31"6‘*;
Property Dev 504.8 549.1 8.8 3241 2341 315.1 34.6 (2.8) 1,334.0 41.2
Property Inv 284.1 329.3 15.9 144.8 169.2 160.1 (5.3) 10.6 607.5 54.2
Construction 619.4 560.8 9.5) 2441 3114 249.3 (19.9) 2.1 2,022.5 21.7
Trading and Manufacturing 3142 4115 31.0 122.3 1931 2185 131 78.6 637.0 64.6
Quarry 117.9 99.3 (15.7) 64.1 38.7 60.6 56.4 (5.4) 2373 419
Investment Holdings 0.9 6.3 620.4 0.0 0.9 5.4 nm 15,431.4 4.8 132.2
Others 260.2 268.3 31 142.0 1216 146.7 20.6 3.3 494.9 54.2
Total 2,1015 2,224.7 5.9 1,041.5 1,069.0 1,155.7 8.1 11.0 5,338.0 41.7
Est. EBIT
Property Dev 80.0 109.9 374 38.9 56.3 53.6 4.8) 31.7 320.0 34.3
Property Inv 56.4 63.1 12.0 33.0 376 255 (322 (22.7) 109.4 57.7
Construction 108.9 69.6 (36.1) 56.0 356 34.0 (4.6) (39.4) 128.6 54.1
Trading and Manufacturing 14.8 19.0 28.3 0.7 8.5 10.5 22.6 1,457.6 46.5 40.9
Quarry 23.1 18.1 (21.9) 155 6.4 11.7 82.7 (24.8) 20.2 89.5
Investment Holdings (12.9) 5.3 (141.1) (6.9) (1.3 6.6 (603.0) (195.9) 0.0 n/a
Others 29.8 30.8 3.4 119 9.0 21.8 142.6 83.7 29.7 103.6
Total 300.0 315.7 5.2 149.1 152.1 163.6 7.6 9.7 654.4 48.2
Est. EBIT margin 1HFY15  1HFy1s PPEEMaNge  onevis  joryie 2qryie PPEchange  pptchange FY16F ppt variation
YoY QoQ YoY
Property Dev 15.8 20.0 4.2 12.0 24.0 17.0 (7.0) 5.0 24.0 (4.0)
Property Inv 19.8 19.2 0.7) 228 222 15.9 (6.3) (6.8) 18.0 1.2
Construction 17.6 124 (5.2) 229 114 136 2.2 9.3) 6.4 6.0
Trading and Manufacturing 4.7 4.6 0.2) 0.5 4.4 4.8 0.4 4.2 7.3 2.7)
Quarry 19.6 18.2 (1.4) 24.2 16,5 19.3 28 (5.0) 8.5 97
Investment Holdings nm nm nm nm nm nm nm nm 0.0 nm
Others 114 115 0.0 8.4 7.4 14.9 75 6.5 6.0 55
Overall 143 14.2 (0.2) 143 14.2 14.2 (0.1) (0.2) 123 1.9
Source: Company
EXHIBIT 4. PB BAND CHART EXHIBIT 5: PE BAND CHART
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EXHIBIT 6: ORDER BOOK AS AT END-JUNE 2016
Value (RM 0/S

Projects

mil)  value
Civil & infrastructure
MRT Package V4 (Sec 17 to Semantan) 1,173.0 18.0
MRT Package V201 (Sg Buloh - Persiaran Dagang) 1,213.0 1,199.0
Coastal Highway Southern Link 170.0 46.0
KLCC (NEC + Packages 2 & 2A) 646.0  349.0
HUKM (MEP Works) 66.0 66.0
International School of Kuala Lumpur 268.0  268.0
Putrajaya Parcel F 1,610.0 1,292.0
Others 93.0 26.0
Subtotal 5239.0 3,264.0
Internal
Sunway Velocity 2 Mall + Link Bridge 370.0 67.0
Sunway Velocity Hotel & Office 113.0 64.0
Sunway Velocity Medical Centre 185.0 160.0
Sunway Geo Retail Shops & Flexi Suites 153.0 24.0
gﬂ;gg)tlrmfgrlg?l Centre Phase 3 (Sub & 167.0 65.0
Sunway Medical Centre 4 (2 towers) 4280 4220
Sunway Iskandar - Citrine Svc Apt (Superstructure) 213.0 71.0
Sunway Geo Retail Shops & Flexi Suites Phase 2 2440  198.0
Sunway Lenang Phase 1A 96.0 13.0
Sunway Iskandar - Emerald Residences 175.0  152.0
Others 135.0 46.0
Subtotal 2,279.0 1,282.0
Singapore
Precast 888.0  380.0
Total 8,406.0 4,927.0

Source: Company

Aminvestment Bank Bhd 4
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EXHIBIT 7: FINANCIAL DATA

Income Statement (RMmil, YE 31 Dec) FY14 FY15 FY16F FY17F FY18F
Revenue 4,558.1 44513 5,338.0 5,154.3 5,146.8
EBITDA 703.6 764.0 781.7 790.1 796.7
Depreciation/Amortisation (114.1) (114.7) (127.3) (136.3) (144.3)
Operating income (EBIT) 589.5 649.3 654.4 653.8 652.3
Other income & associates 1714 159.1 156.0 167.0 170.0
Net interest (30.4) (26.6) (60.0) (62.0) (64.0)
Exceptional items 229.7 147.4 - - -
Pretax profit 960.2 929.2 750.4 758.8 758.3
Taxation (148.6) (129.8) (135.1) (136.6) (136.5)
Minorities/pref dividends (77.6) (67.0) (130.0) (135.0) (130.0)
Net profit 734.0 7324 485.3 487.2 491.8
Core net profit 523.9 590.7 485.3 487.2 491.8
Balance Sheet (RMmil, YE 31 Dec) FY14 FY15 FY16F FY17F FY18F
Fixed assets 985.2 1,364.3 1,351.1 1,349.3 1,339.5
Intangible assets 319.4 320.1 3194 318.4 316.4
Other long-term assets 5,570.2 7,2455 6,937.5 7,132.8 7,328.3
Total non-current assets 6,874.9 8,929.8 8,608.0 8,800.5 8,984.2
Cash & equivalent 1,978.2 2,627.3 1,763.9 1,035.8 1,109.7
Stock 580.0 693.1 634.7 672.8 7132
Trade debtors 1,184.7 1,948.6 1,578.7 1,814.1 1,811.4
Other current assets 2,239.4 1,795.6 1,714.4 1,745.1 1,776.7
Total current assets 5,982.3 7,064.6 5,691.8 5,267.9 5411.1
Trade creditors 1,275.8 964.9 1,022.8 1,084.2 1,149.3
Short-term borrowings 2,132.9 3,303.8 1,710.8 1,410.8 1,510.8
Other current liabilities 867.1 1524.3 943.0 743.0 743.0
Total current liabilities 4,275.8 5,793.0 3,676.7 3,238.0 3,403.1
Long-term borrowings 1,651.5 2,585.5 3,187.7 3,087.7 2,937.7
Other long-term liabilities 605.9 415.6 415.6 415.6 415.6
Total long-term liabilities 2,257.5 3,001.0 3,603.3 3,503.3 3,353.3
Shareholders’ funds 5,936.4 6,549.8 6,369.2 6,676.4 6,988.3
Minority interests 387.5 650.6 650.6 650.6 650.6
BV/share (RM) 343 3.64 3.54 371 3.88
Cash Flow (RMmil, YE 31 Dec) FY14 FY15 FY16F FY17F FY18F
Pretax profit 960.2 929.2 750.4 758.8 758.3
Depreciation/Amortisation 114.1 1147 1273 136.3 1443
Net change in working capital (311.9) (24.2) (125.0) (442.7) 4.3
Others (54.5) (157.9) 138.9 (129.8) (181.9)
Cash flow from operations 708.0 861.9 891.6 3225 716.5
Capital expenditure (323.9) (104.9) 16.1 (82.9) (81.9)
Net investments & sale of fixed assets 65.8 65.8 65.8 65.8 65.8
Others (627.9)  (2,235.0) (614.3) (771.8) (464.8)
Cash flow from investing (886.0)  (2,274.1) (532.3) (788.9) (480.9)
Debt raised/(repaid) 298.3 249.3 2493 249.3 2493
Equity raised/(repaid) - - - - -
Dividends paid (172.7) (193.8) (665.9) (180.0) (180.0)
Others 475.9 1,051.1 (130.0) (132.0) (134.0)
Cash flow from financing 601.4 1,106.6 (546.6) (62.7) (64.7)
Net cash flow 4234 (305.6) (187.3) (529.0) 170.9
Net cash/(debt) b/f 8717 1,292.9 1,011.5 824.1 295.1
Net cash/(debt) c/f 1,292.9 1,011.5 824.1 295.1 466.0
Key Ratios (YE 31 Dec) FY14 FY15 FY16F FY17F FY18F
Revenue growth (%) (3.5) 2.3) 19.9 (3.4 0.1)
EBITDA growth (%) 20.1 8.6 2.3 11 0.8
Pretax margin (%) 211 20.9 141 14.7 14.7
Net profit margin (%) 16.1 16.5 9.1 9.5 9.6
Interest cover (x) 19.4 24.4 10.9 10.5 10.2
Effective tax rate (%) 155 14.0 18.0 18.0 18.0
Dividend payout (%) 25.9 90.9 371 36.9 36.6
Debtors turnover (days) 92 128 121 120 129
Stock turnover (days) 57 63 53 55 58
Creditors turnover (days) 115 111 80 88 94

Source: Company, Aminvestment Bank Bhd estimates

Aminvestment Bank Bhd 5




Sunway 30 Aug 2016

DISCLOSURE AND DISCLAIMER

This report is prepared for information purposes only and it is issued by Aminvestment Bank Berhad (“Aminvestment”)
without regard to your individual financial circumstances and objectives. Nothing in this report shall constitute an offer to sell,
warranty, representation, recommendation, legal, accounting or tax advice, solicitation or expression of views to influence
any one to buy or sell any real estate, securities, stocks, foreign exchange, futures or investment products. Aminvestment
recommends that you evaluate a particular investment or strategy based on your individual circumstances and objectives
and/or seek financial, legal or other advice on the appropriateness of the particular investment or strategy.

The information in this report was obtained or derived from sources that AmInvestment believes are reliable and correct at
the time of issue. While all reasonable care has been taken to ensure that the stated facts are accurate and views are fair
and reasonable, Aminvestment has not independently verified the information and does not warrant or represent that they
are accurate, adequate, complete or up-to-date and they should not be relied upon as such. All information included in this
report constituteAminvestment’s views as of this date and are subject to change without notice. Notwithstanding that,
Amlinvestment has no obligation to update its opinion or information in this report. Facts and views presented in this report
may not reflect the views of or information known to other business units of Aminvestment's affiliates and/or related
corporations (collectively, “AmBank Group”).

This report is prepared for the clients of AmBank Group and it cannot be altered, copied, reproduced, distributed or
republished for any purpose without Aminvestment’s prior written consent. Aminvestment, AmBank Group and its respective
directors, officers, employees and agents (“Relevant Person”) accept no liability whatsoever for any direct, indirect or
consequential losses, loss of profits and/or damages arising from the use or reliance of this report and/or further
communications given in relation to this report. Any such responsibility is hereby expressly disclaimed.

Amlinvestment is not acting as your advisor and does not owe you any fiduciary duties in connection with this report. The
Relevant Person may provide services to any company and affiliates of such companies in or related to the securities or
products and/or may trade or otherwise effect transactions for their own account or the accounts of their customers which
may give rise to real or potential conflicts of interest.

This report is not directed to or intended for distribution or publication outside Malaysia. If you are outside Malaysia, you
should have regard to the laws of the jurisdiction in which you are located.

If any provision of this disclosure and disclaimer is held to be invalid in whole or in part, such provision will be deemed not to
form part of this disclosure and disclaimer. The validity and enforceability of the remainder of this disclosure and disclaimer
will not be affected.
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