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Dear Unitholders,
On behalf of the Board of Directors of
the Manager, we are pleased to present
MNACT’s Annual Report to Unitholders
for the financial year from 1 April 2019 to
31 March 2020 (“FY19/20”).

We have also extended rental reliefs
through to 1Q FY20/21, and will consider
the need for continuing with these relief
measures as the impact of the COVID-19
continues to evolve.

FY19/20 was far from business as
usual for MNACT. Geopolitical, trade
and social tensions continued to
impact economic growth, with
increased market volatility. Many
months of social unrests in Hong Kong
SAR had culminated in severe vandalism
and extensive damage to Festival Walk,
which caused the mall to be closed for
major repair and recovery works from
13 November 2019 to 15 January 2020,
while the office tower was closed from
13 November 2019 to 25 November 2019.
Revenue was not collectable during
these closure periods. After the mall
re-opened on 16 January 2020,
COVID-19 emerged in Hong Kong SAR
on 23 January 2020. The consequential
restrictive measures that were
introduced to combat COVID-19 have
severely impacted the business
environment, in particular for our retail
tenants in Festival Walk’s mall.

The Manager has also taken steps
to manage the impact to our
Unitholders and portfolio from
these unprecedented events.

With the emergence of COVID-19, and
as a first priority, immediate steps were
taken to implement precautionary
measures across our properties to
protect the health and safety of our
staff, tenants and visitors.
And to support and sustain the longstanding relationships with our tenants,
we have extended S$18.1 million of rental
reliefs during FY19/20, mainly to our retail
tenants who were adversely affected by
the difficult retail market conditions as
a result of the earlier social unrests and
subsequently COVID-19.

To mitigate the cash flow impact 1
of Festival Walk’s mall closure on the
distributable income payable for 3Q
FY19/20 and 4Q FY19/20, the Manager
implemented distribution top-ups of
S$32.9 million to enable a certain level of
distributable income to our Unitholders.
To accelerate the diversification of
MNACT’s portfolio and reduce the asset
and income concentration from any
single asset, we acquired 2 an effective
interest of 98.47% in two freehold
office properties, MBP and Omori, in
Greater Tokyo, Japan, in February 2020
from the Sponsor at a total acquisition
cost of S$480.0 million. The addition
of these assets contributed to the
diversification of MNACT’s portfolio
across geographies, tenant mix and
lease tenure, providing Unitholders
with a more diversified and sustainable
income stream.
Notwithstanding a difficult operating
environment, we have maintained
good financial flexibility with a healthy
liquidity position of around S$374.4
million comprising both committed
and uncommitted credit facilities
as of 31 March 2020. To strengthen
MNACT’s balance sheet and lower the
gearing level progressively, the DRP
was implemented from 3Q FY19/20

and resulted in additional liquidity of
approximately S$23.1 million 3.
FINANCIAL PERFORMANCE FOR FY19/20
We achieved a portfolio gross revenue 4
of S$354.5 million and NPI of S$277.5
million for FY19/20 compared to S$408.7
million and S$329.0 million respectively for
FY18/19. Accordingly, distributable income
for FY19/20 was S$227.9 million compared
to S$240.7 million for FY18/19. Taking into
account the lower income available for
distribution, the distribution top-ups and
the enlarged unit base 5, FY19/20 DPU was
7.124 cents compared to 7.690 cents for the
last financial year. The DPU of 7.124 cents
translated to a distribution yield of 8.8%
based on MNACT’s closing unit price of
S$0.805 on 31 March 2020 (last trading
day of the financial year).
As of 31 March 2020, portfolio value 6
increased 9.7% to S$8,347.2 million from
S$7,609.5 million as of 31 March 2019.
This was mainly due to the acquisitions
of MBP and Omori, fair value gains on
Gateway Plaza, Sandhill Plaza and the
Japan Properties (including MBP and
Omori), and net translation gains
(against Singapore Dollar (“SGD”))
from the stronger Hong Kong Dollar
(“HKD”) and JPY, partially offset by the
fair value loss on Festival Walk and
weaker Renminbi (“RMB”) against SGD.
The independent valuers are of the
view that the valuation techniques
and estimates they have employed are
reflective of the current market conditions
and have taken into account the impact of
COVID-19 based on information available
as of 31 March 2020. Further, with the
heightened uncertainty over the length
and severity of the COVID-19 outbreak
in the respective countries in which
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Taking into account the issuance of
Transaction Units 7 (in connection
with the acquisitions of MBP and Omori),
advanced distribution paid and lower
profit, NAV 8 per unit decreased to S$1.412
as of 31 March 2020 (2019: S$1.445).
OPERATING PERFORMANCE
Against this backdrop, while our
properties were impacted on several
fronts, the overall portfolio registered a
high occupancy level of 95.2%, with a
WALE of 2.7 years as of 31 March 2020,
attesting to the resilience of our
portfolio of quality assets.
For Festival Walk, the office space was
fully occupied, with an average rental
reversion9 of 6%. The mall achieved an
occupancy of 99.8% as of 31 March 2020
and an average rental reversion of 8% for
leases that expired in FY19/20. However,
due to disruptions from the social unrests
and the restrictive measures introduced
to combat COVID-19, retail sales 10 and
footfall 10 recorded a decrease of 18.1% and
18.7% respectively compared to a year ago.
To support retail tenants and boost
shopper spending, we implemented a
series of marketing promotions including
gift redemptions and complimentary
parking coupons for shoppers as well
as free promotions for our tenants via
our marketing channels. More initiatives
including a partnership with Deliveroo
to facilitate and boost the delivery sales
of our F&B tenants will be introduced.
An enhanced mobile app featuring a
loyalty programme has also been lined
up to generate more sales and enrich our
shoppers’ experience.
1

Acquisition of MBP (FJM and SMB are MNACT’s two existing properties in the Makuhari area).

At Gateway Plaza, we continued to
focus on active leasing and stabilising
occupancy level. With the slowing
economy due to trade tensions and new
supply that came onstream during the
financial year, occupancy of the property
declined to 91.5% as of 31 March 2020
from 99.0% as of 31 March 2019. Rental
levels of new and renewed leases at the
property in FY19/20 were also impacted
by the weak market conditions.
Operating performance at Sandhill
Plaza was relatively more resilient.
Although some tenants were cautious
about the economic outlook, demand
from the technology, media and
telecommunications (“TMT”) sector
remained. The occupancy of the property
was 98.0% as of 31 March 2020, with an
average rental reversion of 10%, achieved
for leases that expired in FY19/20.
During the financial year, demand for
Tokyo office space remained relatively
steady, underpinned by economic and
political stability, and low vacancy rates.
The six offices in Greater Tokyo which
were acquired in May 2018 registered
an average occupancy of 99.1% as of

31 March 2020. However, as one of these
properties was converted from single- to
multi-tenancies upon expiry of the single
tenancy, leases were negotiated at lower
rates to ramp up occupancy. For the
newly acquired MBP and Omori, we will
focus efforts on increasing occupancy
and cost efficiencies to improve the net
property income margin.
PRUDENT CAPITAL MANAGEMENT
The Manager continued to diversify the
funding sources of MNACT throughout
the financial year, and to manage
prudently the cost and tenure of
borrowings to meet our financial and
operational obligations.
As of 31 March 2020, our cash balance
stood at S$207.8 million, backed by a
further S$374.4 million of committed and
uncommitted undrawn bank facilities.
Approximately S$267 million of debt is
due for refinancing by March 2021, with
no more than 25% of total debt due in any
financial year over the next seven years.
MNACT’s aggregate leverage ratio stood
at 39.3% (from 36.6% a year ago) mainly
due to the borrowings drawn to fund

The loss of such revenue may be recovered through insurance claims. Please refer to page 18 in the Financial Review and Capital Management section and
page 33 in the Property Portfolio Summary and Review section.
2
Please refer to MNACT’s SGX-ST Announcement dated 4 December 2019 titled “The Proposed Acquisitions of Two Office Properties in Greater Tokyo”.
3
Please refer footnote 2 of page 5 in the Portfolio Highlights section.
4
Revenue is presented net of value added tax applicable to Gateway Plaza and Sandhill Plaza in China. Revenue is presented net of consumption tax applicable to
the Japan Properties.
5
The enlarged unit base was mainly due to the issuance of Transaction Units to the Sponsor’s Nominee, new units in respect of DRP and also the payment of
management fees to the Manager and the Property Manager. For further details, please refer to page 19 in the Financial Review and Capital Management section.
6
Please refer to page 22 in the Financial Review and Capital Management section on the appointed valuers and valuation methodologies used.
7
Please refer to MNACT’s SGX-ST Announcement dated 28 February 2020 titled “Issuance of Transaction Units to Sponsor’s Nominee, and Completion of
Acquisition of Two Office Properties in Greater Tokyo and Use of Proceeds”.
8
After taking into account distribution payments to Unitholders on 24 June 2020 and 27 May 2019, NAV per unit would have been S$1.407 and S$1.425 respectively.
9
Average rental reversion is calculated based on the change in the effective rental rates of the new leases compared to the previous leases. It takes into account
rent-free periods and step-up rental rates over the lease term (if any). It excludes rental rates for short-term leases that are less than or equal to 12 months as
these are usually at a rental premium, and therefore not reflective of prevailing market rents. In view of the COVID-19 situation, there has been a slight increase
in the number of short term renewals with rental rates that trend lower. Taking into account these leases, the average rental reversion for Festival Walk for retail
leases that were renewed or re-let in FY19/20 would have been 5%.
10
To provide the same basis of comparison, the period of mall closure from 13 November 2019 to 15 January 2020 and the corresponding period a year ago were
not taken into account for footfall and retail sales.
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the acquisitions of MBP and Omori. The
remaining acquisition cost was funded
through gross proceeds of approximately
S$144.8 million from the issuance of
Transaction Units to the Sponsor’s
Nominee, demonstrating the Sponsor’s
commitment to support MNACT’s growth
and diversification strategy.
In addition, we have maintained a wellstaggered debt maturity profile with an
average term to maturity for debt of
3.35 years and kept the effective interest
rate for the financial year low at 2.43%
per annum.
To enhance the stability of distributions,
approximately 77% of MNACT’s interest
cost has been hedged into fixed rates
as of 31 March 2020. About 65% of
expected foreign-sourced distributable
income for 1H FY20/21 has also been
hedged into SGD to mitigate exchange
rate risk.
INTEGRATING SUSTAINABILITY
Sustainable and responsible
environmental, social and governance
(“ESG”) practices are intrinsically linked
to MNACT’s ability to deliver long-term
value and growth to all our stakeholders.
We remain committed to identifying,
managing and monitoring material
ESG matters and will continue to make
progress towards a more sustainable
growth. The FY19/20 Sustainability Report
shares our practices and improvement
efforts during the financial year, as well as
our plans for the year ahead.
ENHANCING RESILIENCE
Looking ahead, FY20/21 is likely to be
another challenging year. Globally,
economic growth is expected to be
severely curtailed, and likely to be
negative, while geopolitical issues and
COVID-19 will continue to bear on the
macro environment.
In Hong Kong SAR, while some of the
social distancing measures have eased
since early May 2020, the operating
environment for retailers remains very
difficult. It remains to be seen when
normalcy will return. Vacancies are
expected to rise over the next six to 12
months, which will place further pressure
1
2
3
4

on rents over the rest of the year 1. The
uncertainties are expected to result in
lower renewal or re-let rental rates for
Festival Walk going forward.
For the Beijing office market 2, with
reduced demand and new supply coming
onstream, occupancy rates will come
under pressure while rents will edge
down further. All efforts will continue
to be made in marketing and leasing to
stabilise rentals and occupancy levels at
Gateway Plaza.
Business parks 3 in Shanghai are
expected to continue to play a
significant role in Shanghai’s transition
to a global centre of innovation. Sandhill
Plaza’s performance is expected to
remain resilient, underpinned by TMT
tenants which are relatively less affected
by the current situation.
Japan’s economy has been impacted
by COVID-19, with a nationwide state
of emergency being declared since
mid-April 2020. The resulting market
uncertainties has led to a slower leasing
momentum 4 in the office sector, with
potential tenants adopting a wait-andsee attitude towards new commitments.
We will focus on tenant retention to
maintain a high level of occupancy and
stability for the Japan Properties.
In view of the heightened uncertainties
and headwinds, MNACT’s performance
is expected to be lower in FY20/21
compared to FY19/20.
Nevertheless, we remain committed
to navigate through this challenging
business climate together with our
tenants. We will continue to adopt
flexible leasing strategies to boost
occupancy levels, while maintaining
financial discipline. Simultaneously, we
will also further leverage on technology
to drive improvements in our operations
and streamline workflow processes.
Furthermore, we will continue to explore
accretive acquisition opportunities
to achieve greater diversification for
MNACT’s portfolio.
As announced in April 2020, MNACT
will adopt half-yearly announcements
of financial statements as well as

half-yearly distributions, with effect
from the financial year from 1 April
2020 to 31 March 2021 (“FY20/21”).
We will continue to engage investors
and other stakeholders, and to provide
interim business updates between
the announcements of half-yearly
financial statements through SGX
announcements.
ACKNOWLEDGEMENTS
On behalf of the Board, we express our
appreciation to Mr. Hiew Yoon Khong,
who stepped down from the Board
with effect from 15 December 2019.
We deeply appreciate his invaluable
guidance and contributions as a
Non-Executive Director and Member
of the Nominating and Remuneration
Committee (“NRC”) of the Manager.
At the same time, we are delighted
to have Mr. Chua Tiow Chye, a NonExecutive Director, appointed as a
Member of the NRC of the Manager
with effect from 15 December 2019.
We also extend a warm welcome to
Ms. Koh Mui Ai Wendy, who joined the
Board as a Non-Executive Director of
the Manager on 15 December 2019.
We would like to thank our Unitholders,
tenants, shoppers and business
partners for their continued trust and
valuable support. We would also like to
express our appreciation to our Board
of Directors for their commitment and
insightful counsel. And most of all, we
would like to thank our management
and employees for soldiering through
and managing the many challenges that
they faced during the year. They remain
dedicated and committed to maintain
the resiliency of MNACT’s portfolio so
as to deliver sustainable value to our
tenants and Unitholders.

MR. PAUL MA KAH WOH
Non-Executive Chairman
and Director

MS. CINDY CHOW PEI PEI
Executive Director and
Chief Executive Officer

Savills, Hong Kong Retail Leasing (April 2020).
Savills, Beijing Office Leasing (April 2020).
Colliers, Business Park Research, “Opportunities and Market Trends that Reshape Shanghai Business Parks” (24 March 2020).
Cushman & Wakefield, APAC Office Report Outlook 2020 (March 2020).
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