
 

 
 

 
August 23, 2023  

R
e
a
l 
E
st

a
te

 
M

a
la

y
si

a
 

THIS REPORT HAS BEEN PREPARED BY MAYBANK INVESTMENT BANK BERHAD 

SEE PAGE 6 FOR IMPORTANT DISCLOSURES AND ANALYST CERTIFICATIONS 

PP16832/01/2013 (031128) 

 

Malaysia Property & Construction 

Penang LRT: Beyond improving 
connectivity  

 

 

 

 

A game changer 

The Penang LRT (PLRT) project, with its multiple impact on transportation, 

land supply and property development, is a game changer that is set to 

revolutionize the Penang property market. Apart from better connectivity, 

land reclamation at the south of the island (2,300 acres) will reshape the 

landscape of Penang’s property market. Potential beneficiaries include 

listed players like E&O (Not Rated), SPSB (BUY), MSGB (Not Rated) and IJM 

(BUY) that have landbank along the track alignment and around/near the 

LRT stations. As for the construction players, Gamuda (BUY), PDP for the 

PTMP, will see contribution in the form of PDP fees. SCGB (HOLD) which 

was involved in the pre-qualification exercise, is a potential beneficiary. 

Construction of LRT to commence in 2024? 

The Government is finalizing the details of PLRT project and it has, via 

MRT Corp, called for a Request for Proposal (RFP) on 21 Aug 2023 for the 

appointment of design consultant, and connectivity & mobility study 

consultant. This follows the Prime Minister’s statement in May 2023 that 

the Government will allocate funds to expedite the project [link]. 

Contractor appointed is targeted for end-2023 while construction works 

could commence by early 2024 once the overall implementation model is 

finalized. Under the original plan that was approved in 2019, the PLRT will 

link Komtar in George Town to the Penang International Airport in Bayan 

Lepas but the route is now extended to Tanjung Bungah [link].  

Reshaping Penang’s property market 

The PLRT will improve accessibility and alleviate worsening congestion on 

Penang island. It will also stimulate economic activities and demand for 

properties near its station stops while making previously less accessible 

areas more attractive for property development purposes. More 

importantly, the reclamation of land (2,300 acres) for a new Silicon Island 

in the southern part of Penang could redefine the future dynamics of 

Penang’s property sector, offering multiple development opportunities. 

We anticipate a potential shift in property demand pattern (for example, 

for commercial properties) from the northern to the southern parts of 

Penang island. 

Potential beneficiaries in property, construction 

Based on the original LRT track alignment and station stops, property 

developers whom are potential beneficiaries include SP Setia (SPICE and 

Tanjung Bungah station stops), IJM (The Light stop) and Mah Sing (MSGB 

MK, Not Rated, Airport stop). E&O (EAST MK, Not Rated) is an obvious 

beneficiary of the LRT track extension to Tanjung Bungah. In the 

construction space, Gamuda, IJM and SCGB are likely beneficiaries. 
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Potential beneficiaries 

Figure 1: PLCs with landbank in Penang island and mainland  

Island Estimated landbank 

Penang island   

i. IJM Corp (IJM MK, BUY, CP: MYR1.64, TP: MYR2.18) **5 acres remaining landbank, MYR1.7b in GDV at 
The Light City. In addition, 78 acres of remaining 
landbank, MYR11.7b GDV in Jelutong (island). 

 

ii. SP Setia (SPSB MK, BUY, CP: MYR0.81, TP: MYR1.20) **SPSB has 1,274.3 acres of land worth MYR15.7b 
in GDV in Penang (12.5% of SPSB’s total GDV; 91% 
in Bertam, 9% on the island). Its SPICE convention 
centre (at Bayan Baru) will benefit from the SPICE 
LRT stop while it also has a project in the Tanjung 
Bungah area called Setia Eco Forest (MYR960m). 

 

iii. Sunway (SWB MK, HOLD, CP: MYR1.90, TP: MYR1.72) Sunway has 180.4 acres of land in Penang island 
(130 acres) and mainland (50.7 acres in Bukit 
Mertajam) worth MYR2.2b in GDV (6% of Sunway’s 
total GDV). None of the projects in the island near 
the proposed LRT track.  

 

iv. Eastern & Oriental (EAST MK, Not rated, CP: MYR0.415)   **488 acres (Andaman phase 1: 166 acres, phase 
2: 322 acres) worth MYR47b in total GDV (phase 1: 
MYR17b, phase 2: MYR30b) and Straits Quay Retail 
Marina at Seri Tanjung Pinang (STP).  

 

E&O has launched two projects in Andaman phase 
1 namely, The Meg (1,020 units, MYR691m GDV, 
fully sold) and Arica (380 units, MYR392m GDV, 
74% sold in early Aug 2023).  

 

v. Mah Sing Group (MSGB MK, Not rated, CP: MYR0.71) ** Southbay Penang project, Batu Maung (21.2 
acres; mixed development). 

 

Other developers under our coverage which have exposure in Penang 
(mainland)  

 

vi. Eco World Dev (ECW MK, BUY, CP: MYR1.00, TP: MYR1.02) ECW has 232 acres of undeveloped landbank 
worth MYR6.8b in Batu Kawan area (12.3% of 
ECW’s total GDV). 

 

vii. Tambun Indah (TILB MK, HOLD, CP: MYR0.885, TP: MYY0.97) TILB has 380 acres of undeveloped landbank under 
its Pearl City project at Simpang Ampat area.   

 

Source: Companies, Maybank IBG Research; ** potential beneficiaries of Penang LRT project  

 

Stock Bloomberg Mkt cap Rating Price TP Upside

code (USD'm) (LC) (LC) (%) 23E 24E 23E 24E 23E 24E

Gamuda GAM MK 2,537 Buy 4.43 4.80 11 14.0 14.0 1.1 1.0 11.3 2.7

Sunway SWB MK 2,044 Hold 1.90 1.72 (9) 13.9 14.7 0.8 0.8 2.3 2.1

IJM Corp IJM MK 1,295 Buy 1.65 2.18 35 16.7 17.3 0.6 0.6 5.0 3.6

SP Setia SPSB MK 711 Buy 0.81 1.20 48 11.9 5.6 0.3 0.3 1.9 4.0

Eco World Dev ECW MK 646 Buy 1.02 1.02 0 10.8 10.6 0.6 0.6 4.9 4.9

Sunway Const'n SCGB MK 501 Hold 1.80 1.73 (0) 17.1 17.1 2.9 2.7 3.1 3.1

Tambun Indah TILB MK 84 Hold 0.89 0.98 11 6.7 6.6 0.5 0.5 6.0 6.0

P/E (x) P/B (x) Div yld (%)
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Brief background of Penang LRT  

In 2015, SRS Consortium, a joint venture between Gamuda, Ideal Property 

Development Sdn Bhd, and Loh Phoy Yen Holdings, was appointed as the Project 

Delivery Partner (PDP) for the Penang LRT project. Twenty-seven (27) stations 

have been identified along the 29.9KM rail track. Notably, there would be eight (8) 

southernmost stations to be constructed on three reclaimed island located in the 

south of Penang Island. To minimize land acquisition and prevent the need for 

relocating underground utilities, a significant portion of the track will be elevated.  

 

As public transportation falls under the purview of the federal government, the 

proposal was submitted to the Federal Land Public Transport Commission (SPAD) 

by April 2016 for approval by the federal authorities. However, a dispute between 

the Penang state government and the then federal government, resulted in delays 

in securing the required federal approval (sources: The Edge Markets 15 May 2018, 

The Star 21 May 2018, thesundaily.my 21 May 2018). In June 2020, the chairman 

of the State Works Committee, affirmed that the LRT project would proceed, 

regardless of federal government’s support, as it would be financed through land 

reclamation (source: The Star 24 June 2020). 

 

The pre-qualification exercise to identify suitable contractors commenced from 

July to October 2022. The State Works Committee received eight (8) submissions 

from local and international consortiums. The Penang state government intends to 

commence construction by the end of 2023 (source: businesstoday.com 7 Feb 

2023). 

 

In May 2023, the Prime Minister announced that the federal government would 

provide financial assistance for the project as the Penang South Island reclamation 

project would be substantially scaled back from three islands to one island (2,300 

acres). A depot will be built on the Penang island instead of the reclaimed Island 

A, now named Silicon Island. Additionally, the initial track alignment from Penang 

International Airport to Komtar will be extended to Tanjung Bungah (source: The 

Star 12 July 2023).  
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Figure 2: The “original” Penang LRT alignment (to be finalized) 

 

Source: Penang2030.com 
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APPENDIX I: TERMS FOR PROVISION OF REPORT, DISCLAIMERS AND DISCLOSURES 
 

DISCLAIMERS 
This research report is prepared for general circulation and for information purposes only and under no circumstances should it be considered or intended as an offer to sell or a solicitation 
of an offer to buy the securities referred to herein. Investors should note that values of such securities, if any, may fluctuate and that each security’s price or value may rise or fall. Opinions 
or recommendations contained herein are in form of technical ratings and fundamental ratings. Technical ratings may differ from fundamental ratings as technical valuations apply different 
methodologies and are purely based on price and volume-related information extracted from the relevant jurisdiction’s stock exchange in the equity analysis. Accordingly, investors’ returns 
may be less than the original sum invested. Past performance is not necessarily a guide to future performance. This report is not intended to provide personal investment advice and does 
not take into account the specific investment objectives, the financial situation and the particular needs of persons who may receive or read this report. Investors should therefore seek 
financial, legal and other advice regarding the appropriateness of investing in any securities or the investment strategies d iscussed or recommended in this report. 

The information contained herein has been obtained from sources believed to be reliable but such sources have not been independently verified by Maybank Investment Bank Berhad, its 
subsidiary and affiliates (collectively, “Maybank IBG”) and consequently no representation is made as to the accuracy or completeness of this report by Maybank IBG and it should not be 
relied upon as such. Accordingly, Maybank IBG and its officers, directors, associates, connected parties and/or employees (collectively, “Representatives”) shall not be liable for any direct, 
indirect or consequential losses or damages that may arise from the use or reliance of this report. Any information, opinions  or recommendations contained herein are subject to change at 
any time, without prior notice. 

This report may contain forward looking statements which are often but not always identified by the use of words such as “anticipate”, “believe”, “estimate”, “intend”, “plan”, “expect”, 
“forecast”, “predict” and “project” and statements that an event or result “may”, “will”, “can”, “should”, “could” or “might” occur or be achieved and other similar expressions. Such 
forward looking statements are based on assumptions made and information currently available to us and are subject to certain  risks and uncertainties that could cause the actual results to 
differ materially from those expressed in any forward looking statements. Readers are cautioned not to place undue relevance on these forward-looking statements. Maybank IBG expressly 
disclaims any obligation to update or revise any such forward looking statements to reflect new information, events or circumstances after the date of this publication or to reflect the 
occurrence of unanticipated events. 

Maybank IBG and its officers, directors and employees, including persons involved in the preparation or issuance of this report, may, to the extent permitted by law, from time to time 
participate or invest in financing transactions with the issuer(s) of the securities mentioned in this report, perform services for or solicit business from such issuers, and/or have a position or 
holding, or other material interest, or effect transactions, in such securities or options thereon, or other investments rela ted thereto. In addition, it may make markets in the securities 
mentioned in the material presented in this report. One or more directors, officers and/or employees of Maybank IBG may be a di rector of the issuers of the securities mentioned in this 
report to the extent permitted by law.  

This report is prepared for the use of Maybank IBG’s clients and may not be reproduced, altered in any way, transmitted to, copied or distributed to any other party in whole or in part in any 
form or manner without the prior express written consent of Maybank IBG and Maybank IBG and its Representatives accepts no liability whatsoever for the actions of third parties in this 
respect. 

This report is not directed to or intended for distribution to or use by any person or entity who is a citizen or resident of  or located in any locality, state, country or other jurisdiction where 
such distribution, publication, availability or use would be contrary to law or regulation. This report is for distribution only under such circumstances as may be permitted by applicable law. 
The securities described herein may not be eligible for sale in all jurisdictions or to certain categories of investors. Without prejudice to the foregoing, the reader is to note that additional 
disclaimers, warnings or qualifications may apply based on geographical location of the person or entity receiving this report. 

Malaysia 
Opinions or recommendations contained herein are in the form of technical ratings and fundamental ratings. Technical ratings may differ from fundamental ratings as technical valuations 
apply different methodologies and are purely based on price and volume-related information extracted from Bursa Malaysia Securities Berhad in the equity analysis.  

Singapore 
This report has been produced as of the date hereof and the information herein may be subject to change. Maybank Research Pte. Ltd. (“MRPL”) in Singapore has no obligation to update 
such information for any recipient. For distribution in Singapore, recipients of this report are to contact MRPL in Singapore in respect of any matters arising from, or in connection with, this 
report. If the recipient of this report is not an accredited investor, expert investor or institutional investor (as defined under Section 4A of the Singapore Securities and Futures Act), MRPL 
shall be legally liable for the contents of this report, with such liability being limited to the extent (if any) as permitted by law.  

Thailand 
Except as specifically permitted, no part of this presentation may be reproduced or distributed in any manner without the prior written permission of Maybank Securities (Thailand) Public 
Company Limited. Maybank Securities (Thailand) Public Company Limited (“MST”) accepts no liability whatsoever for the actions of third parties in this respect.  

Due to different characteristics, objectives and strategies of institutional and retail investors, the research products of MST Institutional and Retail Research departments may differ in either 
recommendation or target price, or both. MST reserves the rights to disseminate MST Retail Research reports to institutional investors who have requested to receive it. If you are an 
authorised recipient, you hereby tacitly acknowledge that the research reports from MST Retail Research are first produced in Thai and there is a time lag in the release of the translated 
English version. 

The disclosure of the survey result of the Thai Institute of Directors Association (“IOD”) regarding corporate governance is made pursuant to the policy of the Office of the Securities and 
Exchange Commission. The survey of the IOD is based on the information of a company listed on the Stock Exchange of Thailand and the market for Alternative Investment disclosed to the 
public and able to be accessed by a general public investor. The result, therefore, is from the perspective of a third party.  It is not an evaluation of operation and is not based on inside 
information. The survey result is as of the date appearing in the Corporate Governance Report of Thai Listed Companies. As a result, the survey may be changed after that date. MST does 
not confirm nor certify the accuracy of such survey result. 

The disclosure of the Anti-Corruption Progress Indicators of a listed company on the Stock Exchange of Thailand, which is assessed by Thaipat Institute,  is made in order to comply with the 
policy and sustainable development plan for the listed companies of the Office of the Securities and Exchange Commission. Thaipat Institute made this assessment based on the information 
received from the listed company, as stipulated in the form for the assessment of Anti-corruption which refers to the Annual Registration Statement (Form 56-1), Annual Report (Form 56-2), 
or other relevant documents or reports of such listed company. The assessment result is therefore made from the perspective of Thaipat Institute that is a third party. It is not an assessment 
of operation and is not based on any inside information. Since this assessment is only the assessment result as of the date appearing in the assessment result, it may be changed after that 
date or when there is any change to the relevant information. Nevertheless, MST does not confirm, verify, or certify the accuracy and completeness of the assessment result.  

US 
This third-party research report is distributed in the United States (“US”) to Major US Institutional Investors (as defined in Rule 15a-6 under the Securities Exchange Act of 1934, as amended) 
only by Wedbush Securities Inc. (“Wedbush”), a broker-dealer registered in the US (registered under Section 15 of the Securities Exchange Act of 1934, as amended). All responsibility for the 
distribution of this report by Wedbush in the US shall be borne by Wedbush. This report is not directed at you if Wedbush is prohibited or restricted by any legislation or regulation in any 
jurisdiction from making it available to you. You should satisfy yourself before reading it that Wedbush is permitted to provide research material concerning investments to you under relevant 
legislation and regulations. All U.S. persons receiving and/or accessing this report and wishing to effect transactions in any security mentioned within must do so with: Wedbush Securities 
Inc. 1000 Wilshire Blvd, Los Angeles, California 90017, +1 (646) 604-4232 and not with the issuer of this report. 
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Disclosure of Interest 
Malaysia: Maybank IBG and its Representatives may from time to time have positions or be materially interested in the securities referred to herein  and may further act as market maker or 
may have assumed an underwriting commitment or deal with such securities and may also perform or seek to perform investment banking services, advisory and other services for or relating 
to those companies. 

 
Singapore: As of 23 August 2023, Maybank Research Pte. Ltd. and the covering analyst do not have any interest in any companies recommended in this research report. 

 
Thailand: MST may have a business relationship with or may possibly be an issuer of derivative warrants on the securities /companies mentioned in the research report. Therefore, Investors 
should exercise their own judgment before making any investment decisions. MST, its associates, directors, connected parties and/or employees may from time to t ime have interests and/or 
underwriting commitments in the securities mentioned in this report. 

 
Hong Kong: As of 23 August 2023, MIB Securities (Hong Kong) Limited and the authoring analyst do not have any interest in any companies recommended in this re search report. 

 
India: As of 23 August 2023, and at the end of the month immediately preceding the date of publication of the research report, MIBSI, authoring analyst or their associate / relative does not 
hold any financial interest or any actual or beneficial ownership in any shares or having any conflict of interest in the subject companies except as otherwise disclosed in the research report.  

In the past twelve months MIBSI and authoring analyst or their associate did not receive any compensation or other benefits from the subject companies or third party in connection with the 
research report on any account what so ever except as otherwise disclosed in the research report. 

Maybank IBG may have, within the last three years, served as manager or co-manager of a public offering of securities for, or currently may make a primary market in issues of, any or all of 
the entities mentioned in this report or may be providing, or have provided within the previous 12 months, significant advice or investment services in relation to the investment concerned 
or a related investment and may receive compensation for the services provided from the companies covered in this report. 
 

OTHERS 

Analyst Certification of Independence 

The views expressed in this research report accurately reflect the analyst’s personal views about any and all of the subject securities or issuers; and no part of the research analyst’s 
compensation was, is or will be, directly or indirectly, related to the specific recommendations or views expressed in the report. 

Reminder 

Structured securities are complex instruments, typically involve a high degree of risk and are intended for sale only to sophisticated investors who are capable of understanding and assuming 
the risks involved. The market value of any structured security may be affected by changes in economic, financial and political factors (including, but not limited to, spot and forward 
interest and exchange rates), time to maturity, market conditions and volatility and the credit quality of any issuer or refe rence issuer. Any investor interested in purchasing a structured 
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