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1. M-REIT News Highlights:  
Golden Age of Retail REITs

1.1. Overview  

- A comparatively good and active 

year  

2012 has been a comparatively good year for 

the real estate investment trust (REIT) sector. 

IGB REIT became the youngest member of the 

REIT family; REIT yields have fallen 

significantly below their historical average and 

several exciting acquisitions took place. 

Malaysian REITs, especially those with a large 

retail component, had healthy income levels 

while a flurry of news of several companies 

considering injecting their assets into the REIT 

market came into the attention of investors 

and the public.  

1.2. IPOs and Mergers 

- A new member of the family  

September 2012 ended with IGB Real Estate 

Investment Trust (IGB REIT) being listed on 

Bursa Malaysia. The first day of trading for the 

RM4.6billion REIT saw its share price move up 

11.2% compared to its initial public offering 

(IPO) price of RM1.25, buoyed by optimism 

over its property rental income and outlook. 

This brings the number of listed M-REITs to 16 

and pushed the total market capitalization 

over RM23 billion. 

Others have also expressed their ambitions of 

having REITs of their own. Naim Holdings Bhd 

recently said that it was considering launching 

its own REIT, with a target size of RM3bil. 

TA Global Bhd  expressed interest in forming 

its own REIT. KLCC Property Holdings Bhd 

(KLCCP) will create Malaysia's first stapled real 

estate investment trust (REIT) with over 

RM15bil in assets. 

1.3. Acquisitions and 

Disposals 

- Foreign hotels, megamalls and a 

medical centre 

Between January ς October 2012, there were 

seven (7) acquisitions exercised by M-REITs, 

as compared to 10 in 2011. The total value of 

acquisitions rose to RM6.5 billion compared 

to RM1.7 billion in 2011. Three (3) REITs 

records their disposals in 2012 with a total 

value disposal of approximately RM 68.9 

million (see Table 1.1 and 1.2).  

In October 2012, Sunway REIT announced 

that it was entering a sale and purchase 

agreement, expected to be completed in 1Q 

2013, with Sunway Medical Centre Bhd to 

acquire the land and building of Sunway 

Medical Centre for RM310 million which 

would raise its total appraised asset value to 

RM4.94 billion.  

The largest M-REIT aims to achieve RM7 

billion in total assets under management in 

three to five years through a combination of 

acquisitions from the Sponsor (Sunway Bhd) 

and external acquisitions. 

Starhill Real Estate Investment Trust (REIT) 

has acquired three Marriott hotels (Sydney 

Harbour Marriott Hotel, Brisbane Marriott 

Hotel and Melbourne Marriott Hotel) in 

Australia for a total cash consideration of 

RM1.315b. 

On other news, IGB Real Estate Investment 

Trust (REIT) said that it expected the 

upcoming Southkey Megamall project that is 

being developed by IGB Corp in Johor Baru to 

be injected into its portfolio by as early as 

2015. 
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Date Vendor Buyer Type Description Price (RM'000) 

8/12/2011 Awona  

Land Sdn Bhd 

Hektar 

REIT 

Retail Central Square Property 83,000 

8/12/2011 Sri Awona Sdn Bhd Hektar 

REIT 

Retail Landmark Central Property 98,000 

11/5/2012 Mid Valley City 

Development Sdn Bhd 

IGB REIT Retail Mid Valley Megamall 3,440,000 

11/5/2012 Mid Valley City 

Development Sdn Bhd 

IGB REIT Retail The Gardens Mall 1,160,000 

13/6/2012 30 Pitt Street Pty 

Limited 

Starhill 

REIT 

Hotel Sydney Harbour Marriott 

Hotel 

786,342 

13/6/2012 Lonex Pty Limited  Starhill 

REIT 

Hotel Melbourne Marriott Hotel 167,374 

13/6/2012 515 Queen Street Pty 

Limited 

Starhill 

REIT 

Hotel Brisbane Marriott Hotel 356,854 

14/6/2012 Academy Resources 

Sdn Bhd 

Axis REIT Industrial Wisma Academy, Petaling 

Jaya 

85,000 

9/10/2012 Sunway Berhad Sunway 

REIT 

Hospital Sunmed Property 310,000 

 TOTAL ACQUISITON  6,486,570 

Source:  WTW Research 

Table 1.1: REITS Acquisitions, as at 4Q 2012 

Date Vendor Buyer Type Description Price(RM'000) 

27/03/2012 AHP REIT Gemilang M. S. Sdn Bhd Shop/Office Taman Melawati, 53100 Kuala 

Lumpur 

3,200 

4/07/2012 AHP REIT Ong Wei Horng Shop/Office Jalan Semabok, 75050 Melaka 650 

11/7/2012 UOA REIT Sipo Holdings Sdn. Bhd. Office Suite 7-07, 7th  

Floor,  UOA II 

1,405 

26/6/2012 Amanah 

Raya REIT  

Tenaga Nasional Berhad Office Wisma UEP, Petaling Jaya 40,000 

14/5/2012 Axis REIT Exceptional Landmark 

Sdn Bhd 

Industrial Kayangan Depot, Shah Alam 23,600 

 TOTAL DISPOSAL  68,855 

Source:  WTW Research 

Table 1.2: REITS Disposals, as at 4Q 2012
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2. REIT Financials:  
Beating the odds 

Source: Company reports 

Table 2.1: M-REIT Financial result summary, 3Q 2012 
Note: Weighted averages are calculated as the average after weighing each REIT by its respective number of units in circulation for the corresponding quarter. Net Asset Values (NAV) are values after 

distribution adjustment. DPU q-o-q and y-o-y figures (%) change between last 4-quarters cumulated DPU (4Q11-3Q12) and that of the preceding quarter/year.

2.1. Market Capitalization  

- Double the goodness 

In 3Q 2012, M-REITS market capitalization rose to RM24.3 billion from 

RM11.3 billion in 3Q 2011. Weighted average Net Asset Value (NAV) grew by 

1.0% y-o-y in 3Q 2012 to RM 1.18 per share from RM 1.17 in 3Q 2011 (see 

Table 2.1). Debt to capital ratio (gearing) has remained at 29% in 3Q 2012 

which is similar to the level a year ago. 

2.2. Yields 

- Outstanding performance 

 Weighted average dividends have maintained at 8.15 cents per annum in 3Q 

2012. Total returns (capital gains plus dividends) from M-REITs over the last 

four quarters were healthy achieving a weighted average of 27.3% and many 

achieved two digits returns. 

Period Yield Gearing

(RM) q-o-q y-o-y (cents) q-o-q y-o-y (RM) q-o-q y-o-y (RM mil) q-o-q y-o-y  y-o-y

AHP 3Q 2012 1.06          1.9% 0.9% 7.40          0.0% 1.4% 1.55          0.7% 1.7% 106 1.0% 0.9% 11.2% 12%

ALAQAR 3Q 2012 1.45          4.6% 16.1% 5.78          -24.8% -31.8% 1.12          -1.0% 2.0% 1,010 6.9% 39.3% 33.4% 49%

AMFIRST 3Q 2012 1.10          -5.9% -5.1% 7.99          -14.2% -21.9% 1.18          0.0% 2.1% 755 -5.9% -5.1% 5.3% 31%

ARREIT 3Q 2012 0.94          -0.5% 0.0% 7.28          1.0% 3.8% 1.05          0.1% 7.6% 539 -0.5% 0.0% 15.1% 43%

ATRIUM 3Q 2012 1.22          3.4% 17.3% 8.73          1.2% 1.5% 1.11          0.1% 5.3% 149 3.4% 17.3% 25.7% 34%

AXREIT 3Q 2012 3.00          7.1% 27.7% 17.20        0.0% -0.6% 2.07          0.2% 6.0% 1,370 7.8% 55.0% 35.0% 37%

BSDREIT 3Q 2012 2.01          -3.3% 20.7% 12.50        0.0% 73.1% 1.76          0.4% 26.1% 1,260 -1.6% 20.7% 49.3% 16%

CMMT 3Q 2012 1.77          12.7% 35.1% 8.32          1.8% 7.8% 1.15          -0.1% 8.0% 3,129 12.9% 59.5% 41.5% 32%

HEKTAR 3Q 2012 1.40          0.7% 2.2% 10.80        0.9% 4.9% 1.47          0.0% 12.9% 448 0.7% 2.2% 19.7% 48%

IGBREIT 3Q 2012 1.37          N/A N/A 6.38          N/A N/A 1.00          N/A N/A 4,658 N/A N/A N/A N/A

PAVREIT 3Q 2012 1.40          6.1% N/A 6.66          32.2% N/A 0.95          0.0% N/A 4,206 6.1% N/A N/A 23%

QCAPITA 3Q 2012 1.18          0.9% 18.0% 8.38          -0.3% -1.3% 1.30          0.1% 1.3% 460 0.9% 18.0% 26.4% 40%

STAREIT 3Q 2012 1.03          9.7% 15.3% 6.47          -16.8% -0.2% 1.14          1.4% -1.2% 1,364 9.7% 29.5% 31.9% 15%

SUNREIT 3Q 2012 1.45          6.6% 30.6% 7.78          3.8% 14.1% 1.10          0.0% 8.2% 3,913 6.7% 31.1% 37.6% 28%

TWRREIT 3Q 2012 1.43          1.4% 18.2% 11.18        0.0% 37.9% 1.67          2.1% 2.7% 401 1.4% 18.2% 27.4% 23%

UOAREIT 3Q 2012 1.42          3.6% 10.1% 10.66        -1.6% -8.4% 1.43          0.2% 0.3% 600 3.6% 10.1% 18.3% 41%

Simple Average 1.45          3.3% 15.9% 8.97          -1.5% 5.7% 1.31          0.3% 5.9% 24,368     3.7% 116.6% 28.2% 33%

Weighted Average 1.46          5.3% 20.6% 8.15          2.1% 0.9% 1.18          0.2% 1.0% 27.3% 29%

REIT

Price DPU (4Q CUMULATIVE) NAV Market Cap
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Source: Company reports 

Chart 2.1: Portfolio distribution by type in terms of asset value, 3Q 2012 

 Source: Company reports  

Chart 2.2: Portfolio distribution by location in terms of asset value, 3Q 2012

2.3. Portfolio by Type  

Overall, M-REITs Property Investments are 

distributed between Retail (76%), Office 

(22%), Hotel (14%), Plantations (6%), Hospital 

(6%), Industrials (5%), and Others (1%) (see 

Chart). 

Al-Aqar Healthcare is the only REIT 

predominantly focused on hospital assets 

while Al-Hadharah is the only pure-play 

plantation M-REIT. REITs with significant share 

of retail assets include Hektar (100%), IGB 

(100%), CMMT (100%), Pavilion (96%), and 

Sunway (67%). 

2.4. Portfolio by Location  

In terms of location, the preferred location 

remains Kuala Lumpur (65%), followed by 

Selangor (38%), Penang (9%), and Johor (5%). 

Six REITs are focused exclusively in the Klang 

Valley (Pavillion REIT, AMFirst REIT, Atrium 

REIT, Starhill REIT, Tower and UOA REIT)  
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3. Market Commentary:  
Hints of a recovery 

3.1. Overview  

From the public listing of IGB REIT to the 

latest reports on the national as well as 

international economies, the coming year is 

likely to be just as lively as the present one for 

the REIT market. The global economy is 

recovering although fears of worsening 

financial risk lingers. In Malaysia while the 

economy is affected by these global 

developments, domestic demand has 

continued to support economic growth. 

Private consumption is supported by income 

growth and stable employment conditions. 

The retail sector is projected to strengthen 

further although uncertainty lingers as 

Malaysian consumers are cautious about the 

general election, global economy and rising 

household debt. 

3.2. World Economy 

- Hints of strengthening global 

recovery, financial risk heightened 

The global economy took a beating in the first 

half of the year with the escalating euro-zone 

crisis and the fear of an economic slowdown 

in emerging economies especially China.  

In the third quarter, hints of a slightly stronger 

recovery ahead seemed to have relieved the 

markets for now.  

However, financial risk has risen, said the IMF. 

Their main reason, a growing disenchantment 

ƻǾŜǊ ǇƻƭƛǘƛŎƛŀƴǎΩ ŀōƛƭƛǘȅ ƛƴ ǘƘŜ ¦{ ŀƴŘ 9ǳǊƻǇŜ 

to take necessary action to instill confidence 

and make systemic political and economic 

reforms. 

 

 
Source: Thomson Reuters / University of Michigan  

Chart 3.1: University of Michigan: Consumer Sentiment (UMCSENT), USA, 1Q1978 ς 3Q2012 

Note:  Shaded areas indicate US recessions 
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3.2.1. Strength  

- Promising US data and 

accommodative monetary policies  

On promising news, U.S. unemployment rate 

fell to 7.8% in October, dropping below 8 per 

cent for the first time in nearly four years. The 

overall economy grew 1.3% y-o-y in the 

second quarter, down from the previous 

estimate of 1.7%.  

In addition, Michigan's preliminary October 

reading on the overall index on consumer 

sentiment came in at 83.1, up from 78. in 

September and 74.3 in August, and the 

highest since September 2007 (see Chart 3.1).  

US housing new construction was up 29% 

compared to last year backed by rising 

housing prices in major cities for a third 

straight month.  

The US ISM manufacturing activity index rose 

to 51.5 in September from 49.6 in August, 

snapping a three-month declining streak. 

Investors regained some confidence after the 

Federal Reserve recently announced that it 

would purchase mortgage-backed securities 

at a pace of $40billion a month and employ 

other policy tools until economic conditions 

improve. It also extended its low-interest-rate 

guidance from late 2014 to mid-2015.  

Several other central banks also took further 

ƳƻƴŜǘŀǊȅ ŜŀǎƛƴƎ ǇƻƭƛŎƛŜǎ ŦƻƭƭƻǿƛƴƎ ǘƘŜ CŜŘΩǎ 

announcement, most notably: Bank of Japan 

which stated that it will expand its asset-

purchase fund by $126 billion; and the Bank 

of England which launched its Funding for 

Lending Scheme (FLS). 

3.2.2. Weakness 

- Shaky growth in US and China  

The Chinese economy grew by only 7.4% in 

the third quarter, down from 7.6% in the 

previous three months - a pale shadow of the 

9-12% rates it recorded back in 2010.  

The IMF ǘǊƛƳƳŜŘ ƛǘǎ ŦƻǊŜŎŀǎǘ ŦƻǊ /ƘƛƴŀΩǎ D5t 

growth to 7.8 percent in 2012 and 8.2 percent 

ƛƴ нлмо ǿƘƛƭŜ ǘƘŜ ²ƻǊƭŘ .ŀƴƪΩǎ ŦƛƎǳǊŜ ǿŀǎ 

revised to 7.7% this year, down from its 

projection of 8.2% in May. 

The US economy also showed some signs of 

weakness. Its equity market slumped after 

underwhelming 3Q2012 financial results of US 

S&P 500 companies were released in October. 

Reuters reported that of 123 companies in the 

S&P 500, only 38% beat expectations on 

revenue, far below the average of the past 

four years of about 56%. It was also the 

lowest since the first quarter of 2009, when 

the stock market hit its lowest point during 

the Great Recession.  

3.2.3. Opportunity  

- Hints of Chinese rebound 

In China, key economic indicators including 

gross domestic product (GDP) data indicated 

that things may start to pick up again. While 

on a y-o-y basis, GDP slowed, between the 

second quarter and the third, the economy 

grew at an annualized rate of about 9% (see 

Chart 3.2).  

China's industrial production rose by a more-

than-expected 9.2% in September y-o-y, from 

8.9% growth in August.  

Retail sales, meanwhile, during the same 

month were 14.2% higher than a year earlier, 

signaling that domestic consumption was 

growing. 
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Chart 3.2: ChiƴŀΩǎ D5t ƎǊƻǿǘƘ ōȅ ŎƻƳǇƻƴŜƴǘǎ 
Source: The Economist, Oct 20th 2012 

Note:  

* Consumption includes government consumption as well as household consumption. 

** These calculations refer not to consumption's share of GDP (C/GDP), but to its share of GDP growth όɲ/ κ ɲD5tύΦ /ƻƴǎǳƳǇǘƛƻƴ ƛǎ ǎǘƛƭƭ 

unusually low (and investment unusually high) as a share of China's GDP. But as long as consumption's contribution to growth exceeds its 

share of GDP, that share will rise.   

3.2.4. Threats  

- %5 ÁÎÄ 53 0ÏÌÉÃÙ ÍÁËÅÒÓȭ ÉÎÁÃÔÉÏÎ 

may undermine global recovery 

Further financial risk lies ahead. US policy 

makers have to deal with the fiscal cliff ς a 

drastic automatic tax increases and spending 

cutbacks - due at the end of this year. 

Doubts on GreecŜΩǎ ǎǳǎǘŀƛƴŀōƛƭƛǘȅ ƛƴ ǘƘŜ ŜǳǊƻ-

zone resurfaced again. Commentators are 

saying that eǾŜƴ ŀŦǘŜǊ ǘƘŜ 9¦Ωǎ ŀƴŘ LaCΩǎ 

combined 240bn Euros in loans Ǉƭǳǎ ŀ ΨƘŀƛǊ-

ŎǳǘΩ ǘƻ DǊŜŜŎŜΩǎ private creditors, Greece 

might be too far in debt that the best solution 

might be to leave the euro. 

Another country that came under focus was 

Spain as uncertainty mounted over its long-

term credit rating, high unemployment rate at 

25%, ballooning public debt which stood at 

72% of GDP in June 2012 and deteriorating 

balance sheets of its major banks.  

In the latest World Economic Outlook, the 

IMF projected that real GDP in Europe will 

decline by about 0.75% (on an annualized 

basis) during the second half of 2012. Real 

GDP is projected to stay flat in the first half of 

2013 and expand by about 1% in the second 

half.  

IMF also estimates that the world economy 

will grow 3.3 percent this year, the slowest 

since the 2009 recession, and 3.6 percent next 

year.  

It said that it ǎŀǿ άŀƭŀǊƳƛƴƎƭȅ ƘƛƎƘέ Ǌƛǎƪǎ ƻŦ ŀ 

steeper slowdown, with a one-in-six chance of 

growth slipping below 2 percent. Amongst the 

risks noted in the report was - a renewed 

increase in oil prices; an inability to raise the 

U.S. debt ceiling; domestic and external 

constraints on emerging economies; and the 

inaction of European leaders to boost 

confidence and to undertake long-term 

reforms for a banking and fiscal union. 

Its forecast for global growth was marked 

down to 3.3% this year and a still sluggish 

3.6% in 2013. 
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3.3. Malaysian  Economy 

¶ Moderate growth of 4-5% is projected in 

2013 

¶ Household debt and government debt 

remain high 

¶ Consumer price index rose lower than 

expected at 1.3% y-o-y in September 

2012 

3.3.1. GDP 

- Economy to grow by 4.0% to 5.0% in 

2013 

aŀƭŀȅǎƛŀΩǎ ƎǊƻǎǎ ŘƻƳŜǎǘƛŎ ǇǊƻŘǳŎǘ όD5tύ ƎǊŜǿ 

by 7.2% and 5.1% in 2010 and 2011 

respectively.  

Malaysia's economy in the second quarter 

(2Q) grew by 5.4% against 4.9% in the 

preceding quarter, led by increased activity in 

the construction, services and manufacturing 

sectors.  

¢ƘŜ ²ƻǊƭŘ .ŀƴƪ ŜǎǘƛƳŀǘŜǎ aŀƭŀȅǎƛŀΩǎ D5t to 

grow 4.8% and 4.6% in 2012 and 2013 

respectively.  

Bank Negara Malaysia (BNM) projected in 

August the figure would be between 4.0% and 

5.0% for 2012-2015.  

The International Monetary Fund (IMF) also 

forecasted in October that aŀƭŀȅǎƛŀΩǎ D5t will 

grow 4.4% in 2012 and 4.7% in 2013 with an 

average of 5% through to 2017.  

3.3.2. Inflation  

- Consumer price index rose 1.3% y-o-

y in September 2012 

aŀƭŀȅǎƛŀΩǎ ŀƴƴǳŀƭ ƛƴŦƭŀǘƛƻƴ ǊŀǘŜ ƛƴ {ŜǇǘŜƳōŜǊ 

was the lowest in more than two years in 

September. The consumer price index rose 

1.3% in September over the previous year, 

ŜŀǎƛƴƎ ŦǊƻƳ !ǳƎǳǎǘΩǎ мΦп ǇŜǊ ŎŜƴǘ ȅŜŀǊ-on-

year increase. 

3.3.3. Interest rates  

- BNM policy interest rate at 3.0% 

As of 24 October 2012, Bank Negara Malaysia 

has kept the policy interest rate at 3.0% since 

May 2011.  

In its September monetary policy statement, 

it said that domestic demand has continued 

to support economic growth and is expected 

to continue. Private consumption is supported 

by income growth and stable employment 

conditions. 

3.3.4.  Household and Government 

Debt 

- High debt ratios are real concerns 

for the economy 

Household debt to GDP remains high at 76.6% 

while household debt to disposable income 

ratio stands at 110% (peak in 3Q 2007: 127%).  

To curb the rising household debt BNM 

revised its guidelines on bank lending last 

year. Major changes include - a maximum 

tenure for car loans of nine years; no penalty 

for early loan settlement; a cap of 60% debt-

service ratio for civil servants; and a more 

ǎǘǊƛƴƎŜƴǘ άǎǳƛǘŀōƛƭƛǘȅ ŀƴŘ affordability 

ŀǎǎŜǎǎƳŜƴǘέΦ 

MŀƭŀȅǎƛŀΩǎ ƴŀǘƛƻƴŀƭ ŘŜōǘ also soared to 

RM456.12 billion in 2011, 12% increase from 

2010ǋs figure or рмΦу҈ ƻŦ ǘƘŜ ŎƻǳƴǘǊȅΩǎ 

RM881.08 billion GDP.     
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3.4. Retail Sector Demand 

¶ Nielsen survey suggests Malaysian 

consumers are cautious due to high 

private debts  

¶ Consumer confidence rose to 118.3 in 

3Q2012  up from 108.7 in 3Q2011 

¶ Unemployment figures are historically 

low. 

¶ Tourism industry might provide a 

significant boost to the retail sector.  

3.4.1. Consumer Confidence Index  

- Signs of sustained recovery  

In оvнлмн aŀƭŀȅǎƛŀΩǎ Consumer Sentiment 

Index (CSI) increased to 118.3 up from 114.9 

in 2Q2012 and 108.7 in 3Q2011. The level is 

comparable to the historical average at 107 

and significantly higher than where it was 16 

quarters ago when the index was at its all-

time low. 

 
Source: Malaysian Institute of Economic Research 

Chart 3.3: Consumer Sentiments Index and Employement rate, Malaysia, 1Q2003-3Q2012 

3.4.2. Unemployment Level 

- Job numbers boost consumer 

confidence 

The strong CSI numbers are supported by the 

low unemployment rate which stood at 2.9% 

in 3Q2012 below the historical average of 

3.4% (see Chart 1) and significantly lower than 

the 4% rate registered during the global 

financial crisis (see Chart 3.3). 

3.4.3. Private Consumption:  

- Malaysian maintain solid levels of 

spending propensity 

aŀƭŀȅǎƛŀΩǎ ǇǊƛǾŀǘŜ ŎƻƴǎǳƳǇǘƛƻƴ ƭŜǾŜƭǎ ƘŀǾŜ 

remained strong over the past decade. 

According to Malaysia Rating Agency 

/ƻǊǇƻǊŀǘƛƻƴΣ aŀƭŀȅǎƛŀƴǎΩ ƘŀǾŜ ŀ 

comparatively higher propensity to spend 

compared to several of our neighbours (see 

Chart 3.4).  
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The Chart below compares our private 

consumption per capita y-o-y change against 

corresponding gross national income per 

capita numbers. Private consumption per 

capita has been growing at above 5.0% 

annually since 2Q2010.  

Consumer Spending in Malaysia increased to 

RM92,693 million in 2Q2012 (in constant 

prices in 2005) from RM90,533 million in 

1Q2012, according to a report released by the 

Department of Statistics, Malaysia (see Chart 

3.5). 

 
Source: MARC Economic Research 

Chart 3.4: Marginal Propensity to Consume 

3.4.4. Retail Outlook:  

- Survey suggests more Malaysian 

consumers priotizing on reducing 

debts over spending. 

bƛŜƭǎŜƴΩǎ wŜǘŀƛƭ ŀƴŘ {ƘƻǇǇƛƴƎ ¢ǊŜƴŘ wŜǇƻǊǘ 

2012 showed that Malaysian consumers are 

putting higher priority on paring off debts 

with their spare cash rather than spending the 

money on goods, potentially dampening fast 

moving consumer goods market (FMCG) 

growth.  

The report revealed that at 34% of Malaysians 

are more concerned with reducing their debts 

ŎƻƳǇŀǊŜŘ ǘƻ !ǎƛŀ tŀŎƛŦƛŎΩǎ ŀǾŜǊŀƎŜ ƻŦ нм҈Φ  

On responses to food prices survey, 63% of 

hyper and supermarket shoppers indicated 

that they would only purchase essential goods 

or reduce buying luxury items in response to 

price hikes (see Chart 3.6).  

The survey also indicated that about 32% of 

respondents would buy less in total, 

representing the highest percentage in South-

East Asia. 

  
Source: World Bank; IMF; Bank Negara Malaysia; Department of Statistics Malaysia 

Chart 3.5: Private consumption per capita and gross national income per capita (GNI pc), y-o-y 

change 
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Source: Department of Statistics Malaysia 

Chart 3.6: Profile expenditure per household  

3.3.5. Tourism Industry  

- A solid performance thus far  
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Source: Department of Statistics Malaysia 

Chart 3.7: Tourist arrivals (million) and receipts (RM billion), Malaysia, 1998-2012f

The tourism industry in Malaysia has been 

growing steadily over the past decade in both 

the international tourism and domestic 

tourism segments. In the international 

tourism scene, Malaysia remains a popular 

destination amongst international tourists ς 

Kuala Lumpur is the tenth most visited city in 

the world with 8.1 million global visitors 

expected in 2012 according to the MasterCard 

Global Destination Cities Index (see Chart 3.7).  

International Tourism  

Since 2000, the number of foreign tourist 

arrivals has more than doubled, growing by an 

average of 8% annually.  International 

ǘƻǳǊƛǎǘǎΩ ŜȄǇŜƴŘƛǘǳǊŜ ƛǎ ŜȄǇŜŎǘŜŘ ǘƻ ƎŜƴŜǊŀǘŜ 

RM 61 billion for the industry in 2012 up 4% 

from 2011 and comparable to the 10-year 

average growth of 10% per annum. Per tourist 

average receipt has been growing by 3% 

annually since 1998, standing at about 

RM2,400 per tourist in 2012 (see Chart 3.7).  

By far the largest single country contributing 

to tourist arrivals is Singapore with 13.4 

million visitors expected in 2012 while the 

West Asia represent one of the fastest 

growing regions at an average 13% annual 

growth (see Chart 3.8). 

 
Source: Department of Statistics Malaysia  

Chart 3.8: Tourist Arrivals by Country, 

Malaysia, 2008-2010 

On average, international tourists spend 25% 

on shopping/retail and 18% on food & 

beverages (see Chart 3.9). 

   Source: Department of Statistics Malaysia 

Chart 3.9: Inbound Tourism Expenditure of 

Tourists by Products, Malaysia, 2000-2010 

Kuala Lumpur has been receiving the largest 

share of foreign visitors in Malaysia at 34% 

(see Chart 3.10). 

  Source: Department of Statistics Malaysia 

Chart 3.10: International Hotel Guests by 

Region, Malaysia, 2008-2011 

Domestic Tourism  

Domestic tourism is another important 

segment in the retail and F&B sectors. 

Domestic visitor arrivals grew on the average 
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by a staggering 26% annually from 2008 to 

2011 while total expenditure has been 

growing by an average of 23% per annum. In 

terms of per domestic tourist receipt, the 

trend looks stagnant at the RM300-RM350 

range (see Chart 3.11). 

 Source: Department of Statistics Malaysia 

Chart 3.11: Domestic Visitors Arrivals and 

Receipt, Malaysia, 2008-2011 

Domestic tourists spend more on food & 

beverages (20%) and less on shopping/retail 

(20%) compared to international tourists (see 

Chart 3.12). 

 Source: Department of Statistics Malaysia 

Chart 3.12: Domestic Tourism Expenditure of 

Visitors by Products, 2000-2010 

In recent ȅŜŀǊǎΣ Yǳŀƭŀ [ǳƳǇǳǊ ϧ tǳǘǊŀƧŀȅŀΩǎ 

market share of domestic tourist has eased 

off from 18% in 2008 to 14% in 2011 (average 

17% for 2008-2011) (see Chart 3.13). 

 Source: Department of Statistics Malaysia 

Chart 3.13: Domestic Hotel Guests by Region, 

Malaysia, 2008-2011 

Overall, the international and domestic 

tourism sector is expected to generate RM 25 

billion and RM 21 billion for the retail and F&B 

sectors respectively in Malaysia in 2012 while 

for the Klang Valley region alone the values 

are RM 10 billion and RM 7 billion respectively 

(see Table 3.1 and 3.2). 
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Consumer Segment / Sector  Klang Valley East Malaysia West Malaysia 

Local Residents Retail RM 33 billion RM 13 billion RM 40 billion 

Food & Beverage RM 38 billion RM 15 billion RM 45 billion 

Domestic Tourist Retail RM 2 billion RM 2 billion RM 6 billion 

Food & Beverage RM 2 billion RM 2 billion RM 6 billion 

International Tourist Retail RM 8 billion RM 2 billion RM 5 billion 

Food & Beverage RM 5 billion RM 2 billion RM 4 billion 

TOTAL  RM 88 billion RM 35 billion RM 107 billion 

Source: WTW Research; Department of Statistics Malaysia 

Table 3.1: Estimated annual revenue by sector and location 

 

 2002 2004 2007 2009 Average change 

Top 20% 7,745 8,337 9,173 10,208 4% 

Urban 9,085 9,863 10,576 11,312 3% 

Rural 4,057 4,330 5,220 6,028 6% 

Middle 40% 2,660 2,875 3,282 3,770 5% 

Urban 3,265 3,524 3,947 4,301 4% 

Rural 1,612 1,762 2,104 2,312 5% 

Bottom 40% 1,019 1,101 1,345 1,529 6% 

   Urban 1,344 1,450 1,655 1,806 4% 

   Rural 699 783 994 1,036 6% 

Source: Department of Statistics Malaysia 

Table 3.2: Mean Monthly Gross Household Income of Top 20%, Middle 40% and Bottom 40% of 

Households, Malaysia, 2002-2009 

 

3.5. Retail Sector Supply 

¶ Prime-grade malls in KV remain supply-

constrained compressing yields. 

¶ Overall vacancy rates of retail centres in 

Klang Valley steady at 12.1%, up from 

11.0% in 2H2011 

¶ Addition of 7.6 million sq. ft of retail NLA 

to total of 45.3 million sq. ft in KV over 

2012-2014 period 

3.5.1. Occupancy Levels 

- Steady at 12.1% in the Klang Valley 

In 1H2012, the overall vacancy rate of retail 

centres in the KV was 12.1%, up from 11.0% in 

2H2011. The increase in vacancy rates could 

due to the new supply in 2H2011 and 1H2012.  

In terms of take ς up, the overall take ς up in 

KV was up by almost 47.8% as compared to 

1H2011, at 1.57 million sq. ft as at 1H 2012.  

Take ς up space for other areas i.e. MKL and 

GKL also showed improvements of 

approximately 45% and 80%. with net take ς 

ups of approximately 869,813 sq. ft and 

789,164 sq. ft during the review period. 

The high take up was due to the pre-leasing 

and marketing activities of the newly 

completed retail centres e.g. Paradigm Mall 

and Setia City Mall (see chart). 
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Source: WTW Research, June 2012 

3.5.2. Rental Levels  

- Prime-grade malls  in KV remain 

supply-constrained compressing 

yields. 

Prime retail centres, particularly those located 

in Kuala Lumpur such as KL Pavilion currently 

average about RM17 per sq ft per month. 

CMMT reported that the average rent at 

Sungei Wang Plaza was RM13.18 per sq ft. For 

small kiosk spaces, rents of up to RM150 per 

sq ft were reported.  

Mid Valley Megamall and The Gardens 

reported average rents of RM12.35 and 

RM11.52 per sq ft, respectively in the recent 

circular to shareholders. The average retail 

rent was reported at RM7.48 per sq ft at 

Subang Parade and RM6.90 per sq ft at the 

Mines Shopping Fair. 

3.5.3. Mall Supply Pipeline  

- Addition of 7.6 million sq. ft of retail 

NLA to total of 45.3 million sq. ft in KV 

over 2012-2014 period 

In 1H 2012, notable completions of shopping 

centres include three new malls namely AEON 

Rawang, Paradigm Mall, and Setia City Mall 

with a total NLA of 1.96 million sq. ft. (see 

Table 3.3). 

The total cumulative supply of 45.31 million 

sq. ft in 1H2012 was contributed by 129 retail 

centres, predominantly located within the 

Metropolitan KL (44.9% of the total existing 

supply) and the remaining are divided evenly 

between Central KL and Greater KL.  

 

 

Retail Centre Zone Sub Zone Estimated Net Lettable Area (sq. ft) Remarks 

AEON Rawang GKL Rawang 519,670 New Completion 

Paradigm Mall MKL Petaling Jaya 700,000 New Completion 

Setia City Mall GKL Shah Alam 740,000 New Completion 

Source: WTW Research, June 2012 

Table 3.3: Retail Centre completion in 1H 2012 

70.00%

75.00%

80.00%

85.00%

90.00%

95.00%

0

5,000,000

10,000,000

15,000,000

20,000,000

25,000,000

30,000,000

35,000,000

O
c
c
u
p
a

n
c
y
 R

a
te

 (
%

)

T
o

ta
l 
C

u
m

u
la

ti
v
e

 S
u
p
p
ly

 (
s
q
. 

ft
)

Supply & Occupancy Rates of Purpose Built Retail Centres in the KV

CKL MKL GKL OR - CKL OR - MKL OR - GKL



 

WTW Research 

Property Insights, 4Q 2012 ɀ Retail M-REITs Page 18 

Notes:  Rwg = Rawang, PJ = Petaling Jaya, SA = Shah Alam 

 

Looking forward, the future supply of Retail 

centres in the Klang Valley is expected to 

increase by 7.63 million sq. ft between 2012 

and 2014 which represents an average annual 

increase of 5-6% in total NLA of shopping 

malls in the Klang Valley. The details of future 

Retail mall supply are shown in summary 

Table 3.4: 

 

Zone Sub 

Zone 

NLA Name of Development Developer 

COMPLETION IN 2H 2012 

MKL KLW 650,000 Nu Sentral  

(formerly known as Lot G, KL Sentral) 

Pelaburan Hartanah Bhd (PHB) 

KLS 450,000 Cheras Sentral  

(redevelopment of Plaza Phoenix) 

Malaysia Land Properties Sdn Bhd 

(also known as Mayland) 

Total Supply in 2012 1,100,000 

COMPLETION IN 2013 

MKL KLN 200,000 Selayang Boulevard Barisan Tenaga Perancang 

Malaysia Sdn Bhd (a subsidiary of 

Masa Group of Companies) 

PJ 450,000 The Atria Shopping Mall (refurbishment) OSK Property Holdings Bhd 

PJ 310,000 The Strand Shopping Mall Must Ehsan Development Sdn 

Bhd 

Setia City Mall, Shah Alam Muji, Pavilion 

Paradigm Mall, Kelana Jaya Michael Kors, Pavilion 
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Total Supply in 2013 960,000 

COMPLETION IN 2014 

MKL PJ 300,000 Jaya Shopping Centre CIMB - Mapletree Real Estate 

Fund 

KLS 800,000 Sunway Velocity Lifestyle Mall Sunway Integrated Properties Sdn 

Bhd 

KLN 370,000 Avenue Street Mall Mah Sing Group 

GKL SJ 1,250,000 M Square Shopping Mall Millennium Group of Companies 

SJ 400,000 Da:men / Gateway Equine Capital Bhd 

Pjy 1,350,000 IOI City Mall IOI Properties Bhd 

Total Supply in 2014 5,470,000 

Total Supply from 2H 2012 - 

2014 

7,637,000 

Source: WTW Research, June 2012 

Table 3.4: Future Supply of Retail Centres in Klang Valley as at 4Q2012 

Several proposed developments were 

announced during 1H2012 namely Damansara 

City by Guocoland (Malaysia) Berhad, Pavilion 

Extension by Urusharta Cemerlang Sdn Bhd, 

KLCC Extension ς Lot K by KLCC Properties 

Holdings Berhad, Sapura Retail by Sapura 

Ventures Sdn Bhd, Glomac Damansara by 

Glomac Damansara Sdn Bhd, Icon City by Mah 

Sing Group Bhd ŀǎ ǿŜƭƭ ŀǎ DŀƭƭŜǊȅ Ϫ tŀƴΩƎŀŜŀ 

by OSK Property Holdings Berhad. 
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4. Tea with Sunway REIT: 
Managing world-class malls 

WTW, led by Mr. Foo Gee Jen (FGJ), Managing 

5ƛǊŜŎǘƻǊΣ ƳŜǘ 5ŀǘƻΩ WŜŦŦǊŜȅ bƎ όWbύ ƻƴ ǘƘŜ ŜǾŜ 

of National Day at his office in Menara 

Sunway. The CEO of Sunway REIT was warm, 

courteous and patrician in bearing and spoke 

ǇŀǎǎƛƻƴŀǘŜƭȅ ŀōƻǳǘ {ǳƴǿŀȅ w9L¢Ωǎ Ǉƭŀƴǎ ŀƴŘ 

ŦǳǘǳǊŜΦ 5ŀǘƻΩ bƎ ǿŀǎ ŜƴƎŀƎƛƴƎΣ Ŧǳƭƭ ƻŦ ƛŘŜŀǎ 

with a clear vision of the future he wants for 

the REIT.  

 

 

Real Estate Investment Trust 

(REIT): Why invest in REITs? 

WbΥ ά¢ƘŜ Ƴŀƛƴ ŘƛŦŦŜǊŜƴǘƛŀǘƛƴƎ ŦŀŎǘƻǊ ōŜǘǿŜŜƴ 

REITs and equities listed on the stock 

exchange is from the dividend payout 

perspective. Whilst listed companies have the 

discretion to decide on dividend declaration, 

REITs are required by law to distribute at least 

90% of their taxable income to unit holders in 

order to qualify for tax exemption.  

ά¢ȅǇƛŎŀƭƭȅ ƛƴǾŜǎǘƻǊǎ ǎŜŜƪ ƻǳǘ w9L¢ǎ ŦƻǊ ǘƘŜƛǊ 

stable, predictable cash flows and strong 

dividend yields.  

ά²Ƙƛƭǎǘ ǿŜ ŀǊŜ ƴƻǘ ǇƻǊǘŦƻƭƛƻ ƳŀƴŀƎŜǊǎΣ ǿŜ Řƻ 

believe in having a diversified investment 

portfolio comprising various assets class. 

Different asset classes come with different 

risk and return profiles. Different asset classes 

will complement each other well especially 

when they are not highly correlated. E.g. 

Equities and bonds are deemed to have low 

ŎƻǊǊŜƭŀǘƛƻƴΦέ (See Table 1) 

Asset Income 
Capital 
Appreciation 

Fixed Deposit   
Bond  Incidental 

Equity Incidental 
 

Unit Trust 
(Equity) 

Incidental  

Pension Fund 
  

REIT   

Table 4.1: Comparison of various asset classes 

in terms of income and capital appreciation 

 

JN: ά²Ŝ ōŜƭƛŜǾŜ ǘƘŀǘ ƛƴǾŜǎǘƻǊǎ ǎƘƻǳƭŘ 

incorporate REITs into their investment 

portfolio. The REITs allocation in the portfolio 

would typically be more defensive and 

provide steady income stream arising from 

the consistent periodic dividend ǇŀȅƻǳǘΦέ ό{ŜŜ 

Chart 1) 

άCǊƻƳ ŎŀǇƛǘŀƭ ŀǇǇǊŜŎƛŀǘƛƻƴ ǇŜǊǎǇŜŎǘƛǾŜΣ 

aŀƭŀȅǎƛŀƴ w9L¢ǎ όάa-w9L¢ǎέύ ƘŀǾŜ ǊŜƎƛǎǘŜǊŜŘ 

an average return of 14.8% year-to-date (as at 






























