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CAPITALAND MALAYSIA MALL TRUST 
[Established in Malaysia under the trust deed dated 7 June 2010 (as amended and restated on 15 September 2015), entered between CapitaLand Malaysia Mall REIT 
Management Sdn. Bhd. (819351-H) and MTrustee Berhad (formerly known as AmTrustee Berhad) (163032-V)] 

 
SUMMARY OF THE KEY MATTERS DISCUSSED AT THE ANNUAL GENERAL MEETING OF CAPITALAND MALAYSIA MALL TRUST (“CMMT”) HELD 
AT HOTEL ISTANA KUALA LUMPUR CITY CENTRE, MAHKOTA BALLROOM III, BR LEVEL, 73, JALAN RAJA CHULAN, 50200 KUALA LUMPUR, 
MALAYSIA ON THURSDAY, 29 MARCH 2018 AT 10.00 A.M. (“CMMT AGM”) 
 

No. Comments/Questions raised by Unitholders / Proxy 
Holders 
 

Responses/Answers from the Chairman/Chief Executive Officer/Management 

1. Whether the departure of Parkson departmental store 
(“Parkson”), a key tenant of Sungei Wang (“SW”), has an 
impact on the Net Property Income (“NPI”) of SW, and 
whether the Manager has been actively seeking a new 
anchor tenant as replacement thereof or will there be 
reconfiguration of the empty space. 

Parkson tenancy had expired and following Parkson’s exit, Management embarked on asset 
enhancement initiatives (“AEI”) work to reconfigure the space to be named as “Jumpa”, a 
5-storey annex block with a net lettable area of over 170,000 square feet (“sq. ft.”) (“SW 
AEI”). Subject to consent from the authorities, demolition works are expected to commence 
earliest in second quarter of 2018 and shall complete by the first quarter of 2019. During the 
construction period, there may be a negative impact on the NPI of SW, however the NPI of 
SW for the year would remain positive after netting off the necessary operating expenses. 
 
Management has already actively commenced negotiations with prospective tenants for 
Jumpa, including some mini anchor tenants and specialty brands targeting the younger 
shopper profile as well as tourists. 
 

2. The lease expiry profile for 2018 saw 43.8% of the total 
gross rental income (“GRI”) of CMMT expiring in 2018 
and requested Management to share what is the status of 
the lease renewals to-date. 

The lease expiry of 43.8% included Tropicana City Office Tower (“TCOT”) to which 
Management was confident that TCOT would achieve full occupancy by 2018. On the retail 
portfolio, the lease expiry constituted 42.3% of the total GRI of CMMT, out of which 8.5% 
was made up of lease expiries of anchor and mini anchor tenants, and out of which 4% was 
subject to the completion of the AEI at The Mines (“TM”) and SW. Management did not 
foresee any difficulty in renewing the leases for the remaining 4.5%. It was noted that 
Management would update the status of the lease expiry profile on a quarterly basis through 
the announcement to Bursa Malaysia Securities Berhad (“Bursa Malaysia”).  
 

3. As at 31 December 2017, both SW and TM recorded 
negative rental reversions of 16.9% and 7.2% 
respectively, the question was whether it is foreseen that 
the negative rental reversion will continue in 2018. Also, 
the overall rental reversion of CMMT portfolio recorded -
1.3% for 2017 and whether the declining trend will 
continue in 2018. 

The negative rental reversion of SW has since narrowed from 42.8% in 2016 to 16.9% in 
2017. Following the exit of Parkson from SW, the said empty space will become a non-
lettable area during the AEI period and hence will not be considered in the calculation of the 
occupancy rate (committed tenancies) nor in the calculation of rental reversion at SW. 
 
For TM, the negative rental reversion was due to lease expiries in the last year and renewal 
of leases. TM is a suburban mall with an NLA of close to 800,000 sq. ft. The tenants in TM 
comprise anchor and mini anchor tenants which normally do not pay high rental rates whilst 
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tenants of smaller units are already at high yielding rental rates. Management is now trying 
to balance the occupancy cost for selected tenants, therefore the rental reversion may be 
impacted. 
 
For CMMT’s portfolio, the rental reversion for 2018 is foreseen to be negative mainly 
attributed by CMMT malls within Klang Valley. It was noted that CMMT tenants are typically 
on a three-year tenancy term and the portfolio lease expiry as at 31 December 2017 was 
spread out by GRI where 43.8% and 29.2% shall be due for renewal in 2018 and 2019 
respectively, with the balance expiring from 2020 onwards. In addition, most of CMMT’s 
leases include step-up provisions, whereby the rental rate increases by a predetermined 
amount annually. With that, Management hopes to mitigate any negative rental reversion 
impact in 2018. 
 

4. With regard to SW AEI which cost approximately RM54.5 
million, how will it be financed and whether it is through 
bank borrowings. It was noted that SW only contributed 
less than 10% of the total NPI of CMMT. 
 

SW AEI will be funded by revolving credit facilities from banks. Management may consider 
using part of the existing cash reserves to finance the AEI provided the distribution payout 
to all Unitholders would not be impacted. 

5. With the unit price falling from RM1.44 as at 3 January 
2018 to RM1.08 as at 28 March 2018 which is considered 
unusual for a REIT, was CMMT able to sustain the payout 
policy of at least 90% of its total distributable income 
given the current challenging environment. 

CMMT is still maintaining its policy of distributing at least 90% of its distributable income to 
the Unitholders and the fluctuation of the unit price of CMMT is due to stock market 
conditions which did not affect the existing cashflow of CMMT. The quantum of the payout 
is dependent on the distributable income available which shall be attributed from the 
performance of CMMT’s properties and the underlying economic condition. 
 

6. With regard to the general mandate that CMMT is seeking 
for the issuance of new units of up to 20% of the existing 
fund size of CMMT (“General Mandate”), whether (1) 
there is any guideline for a REIT on the issue price similar 
to public listed companies and; (2) whether the purpose 
is for asset acquisition. In light of the low unit price of 
CMMT, any issuance of new units will be at a discount 
from the net asset value of CMMT and is dilutive to the 
existing Unitholders of CMMT. 

With the current unit price of CMMT of RM1.08 as at 28 March 2018, it translated to a 
distribution yield of 7.6%, a record high for CMMT. However, Management emphasised that 
the underlying fundamentals of CMMT remain solid and the revenue contribution remains 
intact. Whilst Management is always on an active lookout for acquisition opportunities, the 
process of completing an acquisition may take up to a period of 2 years. CMMT will make 
the necessary announcement in the event Management has identified the target asset which 
meets CMMT’s investment criteria. In the event the unit price is too yield dilutive, 
Management concurred that it would not be ideal to raise funds via private placement. The 
rationale for seeking the General Mandate is to provide flexibility to the Manager to raise 
funds not merely to fund an acquisition, but also to refinance existing debt as well as for 
working capital purposes. 
 
Pursuant to Clause 14.03 of the REITs Guidelines, any issuance of new units via book-
building exercise shall be at an issue price of no more than a 10% discount from the 
weighted average market price of the units for the five market days immediately prior to the 
price-fixing date. Following the amendments made to the REITs Guidelines which will take 
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effect on 9 April 2018, such 10% discount cap to the issue price will be governed under 
Main Market Listing Requirements of Bursa Malaysia and will be aligned with the issuance 
of shares by other public listed companies. 
 

7. Concern is on the lease expiry renewal for year 2018 
having considered that 43.8% and 29.2% of tenancies by 
GRI will be due for renewal in 2018 and 2019 
respectively, whether Management was confident that the 
43.8% expiry cases will be renewed. 
 

Whilst Management remained confident on the lease renewals, the leasing progress will be 
subject to the underlying economic conditions and the supply of new malls. Nonetheless, 
Management is committed to deliver stable and sustainable returns to Unitholders and shall 
update the Unitholders on a quarterly basis in the event of any new retail concepts 
introduced by Management 

8. Whether the rental rates will be under pressure during the 
negotiation process in light that tenants may have other 
alternatives. 

The retail real estate industry will continue to experience headline growth pressure for 2018 
in particular the existing malls within Klang Valley while new malls still undergo its gestation 
period. While the downtime during AEI is inevitable, Management is positive that certain 
malls will achieve positive rental reversions as well as enjoy step up rentals as provided 
under the existing tenancy contract. 
 

9. Whether all CMMT malls are profitable despite the 
declining NPI performance in 2017. 
 

All CMMT malls were operating at a profit for FY 2017 whereby none of the malls 
experienced negative NPI at each property level, even after netting off the finance cost. 

10. Assuming all things being equal and with the on-going 
SW AEI, whether CMMT is expected to deliver the same 
performance as in year 2017 for 2018. And whether the 
dividend payout for 2018 will be similar in 2017 
notwithstanding the drop in CMMT’s unit price which has 
experienced the worst performance among MREITs, in 
spite of investor relations activities. 

Management is committed to stabilize the NPI and deliver sustainable distributable income 
which will be paid out to the Unitholders. A REIT is meant for those who seek long term 
investment growth instead of a short term capital gain. Nonetheless, Management was 
confident that CMMT would be able to deliver sustainable targets in 2018 on the back of the 
strong commitment from the respective Centre Managements.  

 
On the unit price performance, most of the MREITs were affected including CMMT, in part 
because of the interest rate hike expectation. Management had completed non-deal 
roadshows with key institutional investors and had since received positive feedback and 
support for CMMT. The investors profile of CMMT is diversified comprising of retail 
investors, pension funds, corporate institutions and other fund managers. The price volatility 
in CMMT was partly due to the rebalancing impact of the MSCI Malaysia Index. 
 

11. It was suggested additional disclosures of the distribution 
amount for the preceding year’s corresponding period in 
the distribution statement. Also, it would be good to 
include the year to-date distribution for the current and the 
preceding year. 
 

Management took note of and will look into the comment on the additional information to be 
included in the distribution statement to unitholders. 

12. There is a distinct difference in the shopper traffic 
between Paradigm Mall and Tropicana City Mall (“TCM”) 

TCM is a neighbourhood necessity mall, hence the focus is on marketing activities and 
tenant mix improvement. Since CMMT took over TCM in July 2015, several AEIs were 
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as there seemed to be more shoppers in Paradigm Mall, 
the question is whether this is due to the tenant mix at 
TCM as he has not seen much improvement in terms of 
shopper traffic at TCM since CMMT’s takeover. 

completed, amongst others, additional NLA was created adjacent to TCOT to house 4 new 
standalone F&B tenants. During FY 2017, Management has expanded the Chinese 
restaurant Kingdom Palace with an additional 7,000 sq. ft. to offer banquet services. To 
further strengthen the mall’s appeal, Oliver Gourmet, a new Malaysian gourmet food hall 
operator, was brought in, as well as a beauty services provider, Nulnu on Level 2 which 
offers salon and other beauty-related services. For TCOT, Management is confident that 
TCOT will achieve 100% occupancy soon which will be a feeder of shopper traffic to TCM. 
 

13. Following the recent amendments to the REITs 
Guidelines as announced by the Securities Commission 
of Malaysia (“SC”), whether CMMT has any plans to 
venture into greenfield projects. 

Management welcomed SC’s move to liberalise the permitted activities to afford greater 
opportunities for MREITs. The Manager will study and assess the proposal carefully in light 
that it may have an impact on the cashflow and distributable income to Unitholders and will 
make the relevant announcement to Bursa Malaysia accordingly in the event CMMT decides 
to embark on such projects. 
 

14. Having approached some of the private parcel owners 
who welcomed the proposal to redevelop the entire SW, 
will CMMT be initiating any discussion with these private 
parcel owners or is there any game plan for SW in the 
long run, in light that the valuation on SW has been on a 
declining trend. 

The collaboration between CMMT and Sungei Wang Plaza Management Corporation 
(“SWPMC”) remained intact. The parcel owners who attended the recent annual general 
meeting of SWPMC approved the proposal to upgrade the façade of SW to coincide with 
CMMT’s Jumpa. In response to Mr Chong’s remark on the declining valuation of SW, the 
CEO clarified that the valuation was carried out by an independent professional valuer who 
adopted an Income Capitalisation Approach which took into consideration the existing rental 
rate and the future rental projection based on the prevailing market condition.  
 

15. On 13 March 2018, CMMT uploaded its non-deal 
roadshow presentation slides to Bursa Malaysia, whether 
such roadshow was targeted at Singapore retail and 
institution investors only. 
 

The non-deal roadshow was part of CMMT investor relation’s activities to engage with the 
existing institutional investors in Malaysia and overseas. Based on the recent dialogue, they 
remained supportive of CMMT despite the recent price volatility. 

16. CMMT had earlier announced that it is in collaboration 
with a third party to construct a link bridge connecting SW 
to Berjaya Times Square (“BTS”), whether the proposal is 
on-going or aborted as there were no updates on the 
status of the link bridge in the 2017 Annual Report of 
CMMT as well as the earlier presentation slides by the 
CEO. 
 

CMMT had made the announcement in Bursa Malaysia that the proposed construction of 
the link bridge was aborted due to the consent from a neighbouring property owner not being 
obtained. It was noted that CMMT will leave the discussion on the future connectivity of SW 
with SWPMC. 
 

17. Based on the latest online forum, it was reported that 
Parkson will be withdrawing from all CMMT malls. 

The reporting was incorrect as the exit of Parkson from SW was upon the expiry of Parkson’s 
tenancy. Meanwhile Parkson has agreed to upgrade their department stores at Gurney 
Plaza (“GP”) and East Coast Mall (“ECM”) in 2018. 
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18. What would be the optimal occupancy rate that would 
allow CMMT to raise the rental and enjoy a positive rental 
reversion. 

There is no fool-proof optimal occupancy rate per se and the rental reversion is subject to 
the prevailing market condition. Considering the emergence of new shopping malls and as 
a responsible Manager, the utmost concern is the sustainability of the tenants’ businesses 
which is measured by way of occupancy cost (a function of sales and rental). Management 
has not relied solely on rental increment but has proactively managed the assets through 
cost saving measures. With 5 malls under CMMT’s portfolio and a total of approximately 
1,300 tenants, the focus is to strike a balance between the occupancy cost and occupancy 
rate in order to deliver sustainable returns to the Unitholders.  
 

19. Other REITs of CapitaLand Limited provided their 
occupancy cost ratio in their respective annual reports. 
Hence it will be good that CMMT discloses the same in 
the next annual report. 
 

Management took note of the proposal. Thus far, CMMT has been transparent in disclosing 
information to its Unitholders, whereby it has disclosed its rental reversion consistently 
compared to other MREITs. The occupancy cost of CMMT for the past 3 years has remained 
stable. 

20. Approximately 65% of CMMT’s NPI for FY 2017 was 
contributed by GP and ECM, hence whether the current 
marketing plan can continue to retain the tenants. In 
addition, there is competition faced by ECM following the 
opening of a new shopping mall opposite ECM and it was 
noted that the vehicular traffic has been diverted to the 
new mall. Hence what would be the marketing plan to be 
undertaken by Management to redivert the vehicular 
traffic back to ECM. 
 

The neighbouring mall, Kuantan City Mall, opened in November 2017. Notwithstanding this 
ECM has experienced insufficient car park for its shoppers especially during weekends. 
Management is confident that ECM will remain as the dominant mall for East Coast of 
Peninsula Malaysia. 

21. In light of the current challenging economic conditions 
whilst GP continues to offer premium brands, what would 
be the retention rate in order to sustain GP as it is and 
what is the marketing plan to sustain the tenants at GP. 
 

Management is confident that GP will remain as the premium mall in the Northern Region. 
Currently, Management plans to reposition the ground floor of GP to widen the offering of 
affordable luxury brands. 

22. One unitholder enquired the progress of the 
redevelopment of BB Plaza and whether it will add value 
to SW once the redevelopment plan commences. 

Management welcomed the redevelopment of BB Plaza even though the short term impact 
on SW had started since mid-2015 when the BB Plaza owner closed down the retail floor 
linkages and entrances between SW and BB Plaza. With the commencement of MRT, there 
has been positive impact on SW’s footfall and Management anticipated that the crowd will 
be attracted to Bukit Bintang including SW from the suburban areas. 

 
The resolution set out in the Notice of CMMT AGM dated 28 February 2018 were put to vote by way of poll. The Chairman announced the results of the poll 
and declared that the resolution set out therein was duly carried. 
 
Date : 29 March 2018 


