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About MREIT

Listed in the Philippine 
Stock Exchange on
October 2021

Megaworld-sponsored flagship REIT that is primarily focused on office and commercial leasing 
to a diversified tenant base

Investment highlights

Prime, Grade A, PEZA-Accredited office, hotel, retail and other assets 
located in integrated “live-work-play” township pioneered by the 
Sponsor

1

2 Diversified tenant base anchored by reputable MNCs and leading 
BPOs with favorable lease covenants that provide stability

3 Sponsored by Megaworld – the largest office developer in the 
Philippines with proven track record and strong brand equity

4 Solid growth roadmap, underpinned by defined acquisition pipeline

5 Target total return of at least 10% p.a. over the next 3 years

Included in the PSE 
Property Index, 
effective February 2023

Aspires to be one of the 
largest office REITs in 
Southeast Asia

Source: Company information
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P5.3bn property-for-share swap

MREIT has secured the approval from the SEC to acquire four prime, Grade A PEZA-accredited 
office properties for a total of P5.3 billion on 27 March 20231

44,567 sqm
additional GLA

98%
Blended occupancy

P5.3bn
Value for transfer

Prime, Grade A PEZA-accredited office properties

Festive Walk 1B, 
Iloilo Business Park, 
Iloilo City

14,703 sqm GLA 

100% stake

93% occupancy

P1.5bn valuation

One West Campus, 
McKinley West, 
Taguig City

9,704 sqm GLA 

80% stake

100% occupancy

P1.7bn valuation2

Two Global Center, 
Iloilo Business Park, 
Iloilo City

9,903 sqm GLA 

100% stake

100% occupancy

P1.0bn valuation

Five West Campus, 
McKinley West, 
Taguig City

10,257 sqm GLA 

80% stake

100% occupancy

P1.9bn valuation2

Source: Company information
Note:
1 Revenue recognition begins on 1 January 2023
2 Valuation on 100% basis. The transfer was made on the basis of the 80% pro indiviso ownership
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Total GLA (k sqm)

P5.3bn property-for-share swap (cont’d)

The addition of the assets in McKinley West further solidifies MREIT’s position as the sole REIT in 
the market with a noteworthy presence in Fort Bonifacio

89 89

53
78

137

137

20

Q4 2022 Post Acquisition

280

325

Total appraised value (P bn)

18.1 18.1

6.5 9.0

31.9
31.9

3.6

Q4 2022 Post Acquisition

56.5

62.61

Source: Company information
Note:
1 This is based on 100% of the appraised value of One West Campus and Five West Campus at McKinley West. 

Only 80% economic interest in the properties were acquired
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Latest portfolio overview

MREIT’s prime, Grade-A Buildings, are located in integrated “live-work-play” townships which 
have transformed into new CBDs and growth areas of the country

3 assets

89,422 sqm GLA

P18.1bn valuation

6 assets

137,403 sqm GLA

P31.9bn valuation

7 assets

77,957 sqm GLA

P9.0bn valuation

Play

Work

Live

✓ Walkable communities form a 
captive ecosystem

✓ Well-planned, modern 
infrastructure

✓ Appreciated by key 20–40-year-
old demographic who make up 
majority of BPO workforce

✓ Pandemic affirmed the 
benefits of living within walking 
distance of office

Eastwood City

✓ Sponsor’s first township 
development that 
showcases the signature 
“live-work-play” concept

✓ Country’s first 
“cyberpark”, after being 
the pioneer recipient of 
the PEZA-accreditation
in the late ‘90s, which 
gave birth to the 
Philippine BPO industry

✓ Strategic location along 
Circumferential Road No. 
5, popularly known as C-5

McKinley Hill 

✓ Italian-themed 
sustainable community 
that integrates 
residential, office, 
commercial and retail, 
sports and recreation and 
institutional components 
into a mini-city

✓ Campus-type office 
buildings that are all 
PEZA-accredited special 
economic zones for 
information technology

✓ Directly connected to C-
5 Road and is easily 
accessible to other Metro 
Manila main road arteries

Iloilo Business Park

✓ Integrated urban 
township in the district of 
Mandurriao, Iloilo City

✓ Around 54 hectares of 
the entire township are 
PEZA-registered as a 
special economic zone

✓ Iloilo City also serves as 
a gateway to the rest of 
Panay Island and other 
nearby islands, and a 
regional center for various 
government agencies 
and offices

2 assets

19,961 sqm GLA

P3.6bn valuation

McKinley West

✓ Ultra-high-end township 
in Fort Bonifacio beside 
Forbes Park and Manila 
Polo Club

✓ Posh residential enclave 
and gated village 
supplemented by a 
modern business district 
with premium-grade 
office buildings, Asia 
Town and mixed-use 
commercial centres

Source: Company information
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Overview of Eastwood City
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Overview of Iloilo Business Park
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Overview of McKinley Hill
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Overview of McKinley West
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Latest operating metrics

Tenant mix (by GLA)

BPO

77%

Retail

4%

Hotel

2%

Traditional

17%

Tenant information

95%
Occupancy rate

23,000 sqm
Closed transactions

2.9 years
Weighted average 
lease expiry (WALE)

8%
6%

5%

5%

5%

4%

4%

3%
3%3%

54%

Top 10 tenants 46%

Tenant 
Breakdown 

(by GLA)

Diversified blue-chip tenants comprised mostly of sticky tenants such as BPOs and traditional 
office, which contributes towards steady recurring rental income

Latest leasing progress

✓ As of 31 May 2023, 
there are no non-
renewals yet for 
Q2 2023 and we 
have closed 4,100 
sqm of new leases
(~1% increase in 
occupancy)

Source: Company information as of 31 March 2023
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Industry update

Sustained demand post pandemic in the office segment to support MREIT's high levels of 
occupancy and rental rate escalation

 Colliers reported new leases in 1Q2023 sustained at 
147,000 sqm across the Philippines

 Megaworld Premier Offices captured up to 13% of 
the reported new leases in the market at 
19,000 sqm

 Long-term prospects still favorable buoyed by IT-
BPM and Healthcare BPOs

 First quarter market vacancy stabilized at 18.7% 
compared to the previous quarter

29

7

12

21

23

28

29

Provincial

Other NCR Area

South NCR

Quezon City

Taguig

Makati

Ortigas

Recent industry highlights 1Q2023 New leases (in ‘000 sqm)

Source: Colliers 1Q2023 Property Market Briefing – Office, Residential and Retail report
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Financial highlights

1Q22 2Q22 3Q22 4Q22 1Q23

Existing Portfolio Additional Infusion

1Q22 2Q22 3Q22 4Q22 1Q23

684 679
692 697

781

639 638 620 630

713

Performance of existing 

portfolio remains strong with 

high occupancy level and 

continued rent escalations

Rental income – billings (P m) Distributable income (P m) Key takeaways

Improvement in topline and 

bottom-line performance 

driven by full quarter 

recognition of income from 

the additional assets infused

12% growth in distributable income in 1Q23 when compared against 1Q22, boosted by the 
successful acquisition and consolidation of the new assets

Source: Company information
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Financial performance

• 1Q23 Gen. & Admin Expense  

includes a one-time expense 

arising from the SEC 

assessment for the property-

for-share Swap transaction 

amounting to P10.7 million

• Excluding the one-time 

expense, Net Operating 

Income Margin improved 

from 77% to 78%

(In P m) 4Q22 1Q23 QoQ (%)

Revenues 937.3 1,035.9 11%

Direct Operating Costs -207.0 -217.3 5%

Gen. & Admin. Expense -9.6 -20.2 110%

Net Operating Income 720.6 798.4 11%

Interest & Other Income 11.2 9.0 -20%

Interest Expenses -77.6 -75.2 -3%

Fair value gains (losses) -2,822.0 0 -100%

Pre-Tax Income -2,167.8 732.1 -134%

Tax Income (Expense) -2.1 -1.7 -18%

Net Income -2,169.9 730.4 -134%

FV Loss 2,822.0 0 -100%

Straight-line and rental adjustment -33.7 -27.1 -20%

Other accounting adjustments 11.2 9.6 -14%

Distributable Income 629.7 712.9 13%

Office industry remains resilient, with strong results posted for 1Q23

Source: Company information
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3Q21 4Q21 1Q22 2Q22 3Q22 4Q22 1Q23

Maximizing shareholder value

P0.2476
per share

JUN 19
2023

7.2%
based on the closing price on 31 May 2023

Dividend per Share

Payment Date

Annualized Yield

0.2399 0.2400 0.2430
0.2468 0.2444 0.2428

0.2476

1Q23 cash dividends brings MREIT’s annualized dividend yield to 7.2%

Dividend per share (PHP) Dividend declaration

Source: Company information



Growth strategy
Section 3



19

Runway for growth

56
45

100
75

500

224
280

325

425
500

1,000

IPO 2021 2023 YTD 2023 2024 2027-2030

Portfolio value grew 25% to P63bn since IPO

10 assets

1,405

303
484

15

209

160

Megaworld
Office GLA

MREIT Office
GLA

Megaworld
Retail GLA

MREIT Retail
GLA

Portfolio Pipeline

Extensive portfolio held by MEG, with ongoing retail 
recovery suggesting an opportunity to diversify MREIT’s 
portfolio

MREIT aims to add 100k sqm gross leasable area within the year, and is committed to double its 
portfolio GLA from its IPO to 500k sqm by 2024

14 assets 18 assets

Source: Company information

GLA growth trajectory (k sqm) Potential acquisition opportunities (k sqm)

MREIT aims to add 
100k GLA by 2023 

year-end
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MOU with Megaworld
On June 1, 2023, MREIT announced an MOU with its sponsor Megaworld for the potential acquisition of up 
to 150,500 sqm of office assets. MREIT targets to execute definitive agreements by Q3 20231

Up to 46% increase in GLA2

Expansion into Davao Park District, Davao City’s newest 
business central district and a major center for information 
technology and business process  outsourcing in Mindanao

89 89 89 89

23 54 78 114
112

137
137

179
20

66

27

IPO Post Q1
2022

Acquisition

Post Q1
2023

Acquisition

Post
Acquisition

of MOU
Assets

FY2023
Year-end

Target

Assets included in the MOU for potential acquisition1 Potential growth in GLA (k sqm)1,4

224

280
325

10 assets 14 assets 18 assets 25 assets1,4

425

GLA of MOU’s asset scope 
exceeds incremental GLA 

required for MREIT to 
reach its year-end target

Source: Company information
Note:
1 Acquisition will be subject to financial, legal, and technical due diligence, as well as required regulatory approval
2 Assuming MREIT acquires 150.5k sqm in GLA of assets from the MOU, with reference to MREIT’s year-end GLA target and the potential assets available through the MOU
3 Illustrative figures based on rental income recorded by the assets in FY2022. Historical financials may not be representative of future performance and income contribution, and potential rental income 

contribution for MREIT post-acquisition will be subject to the final scope of acquired assets and the performance of the assets in the future
4 For illustrative purposes only assuming all MOU assets are acquired. MREIT does not have the obligation to acquire the entire asset pack, and pro-forma figures may change if the asset acquisition scope 

is different than the list of assets included in the MOU

Two West 
Campus

Ten West 
Campus

Science Hub
Tower 3

Science Hub
Tower 4

One Fintech 
Place

Two Fintech 
Place

Davao 
Finance 
Center

Location McKinley 
West

McKinley 
West

McKinley 
Hill

McKinley 
Hill

Iloilo 
Business 

Park

Iloilo 
Business 

Park

Davao Park 
District

GLA (k sqm) 9.5 36.4 20.5 20.7 18.2 18.1 27.1

4751,4

Potential uplift and strategic benefits for MREIT1

Potential c. P1.2bn in incremental rental income3

Stable and quality tenants, with MOU assets boasting a high 
average occupancy rate of 94%
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1880 Eastwood Ave 1800 Eastwood Ave eCommerce Place

33,744 sqm 34,738 sqm 20,940 sqm

One World Square Two World Square Three World Square 8/10 Upper McKinley 18/20 Upper McKinley World Finance Plaza

30,482 sqm 21,286 sqm 21,217 sqm 19,938 sqm 19,414 sqm 25,067 sqm

One Techno Place Richmonde Tower Two Techno Place Three Techno Place One Global Centre Festival Walk 1B Two Global Center

9,549 sqm 13,124 sqm 10,809 sqm 9,568 sqm 10,301 sqm 14,703 sqm 9,903 sqm

One West Campus Five West Campus

9,704 sqm 10,257 sqm

MREIT’s portfolio

Total GLA of 324,742 sqm as of 31 March 2023

GLA: 19,961 sqm

% to Total: 6%

GLA: 77,957 sqm

% to Total: 24%

GLA: 137,403 sqm

% to Total: 42%

GLA: 89,422 sqm

% to Total: 28%
latest appraisal value
P63 billion

portfolio gross leasable area
324,742 sqm

Source: Company information
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Eastwood City masterplan
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Iloilo Business Park masterplan
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Overview of Iloilo Business Park post-acquisition
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McKinley Hill masterplan

Top half Bottom half
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Overview of McKinley Hill post-acquisition
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McKinley West masterplan
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Overview of McKinley West post-acquisition



30

Davao Park District masterplan
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Other updates

MREIT has been included in the PSE Property Index, effective
February 6, 2023.

This development is expected to enhance the liquidity of its
shares, thereby creating greater value for its shareholders.

PROPERTY INDEX

3 IMMUNE “Resilient”

Office Buildings

3 IMMUNE “Powerful”

Office Buildings

Source: Company information
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Details on financing

P7.25bn
Bank loan

3.64% p.a
Cost of debt1

97.50%
Bullet on year 10

14%
Net debt to equity ratio2

Loan details

MREIT’s leverage (as of 31 March 2023)

Source: Company information
Note:
1 Subject for repricing on the third year
2 Net Debt / Equity (Net debt is total debt less cash and cash equivalents)

Details on outstanding 10-year unsecured senior loan drawn down in December 2021 
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Disclaimer

These materials have been prepared and issued by MREIT, Inc. (the “Company”) solely for use at the investor presentation, and may not be used for any other purpose. 

This presentation is being provided as a source of preliminary information about the Company. This does not contain all material information concerning the Company, 
particularly with respect to the risks and special considerations involved with the Company’s operations. The information set forth in this presentation is subject to change 
without prior notice. Certain data in this presentation was obtained from various external sources, and the Company has not independently verified such data. The Company 
is under no obligation to update or keep current the information contained herein. 

This presentation contains statements that reflect the current beliefs and expectations of the Company about the future as of the date of presentation or as otherwise 
indicated. These forward-looking statements and forward-looking financial information are based on a number of assumptions about the operations of the Company and 
factors beyond the control of the Company, and are subject to significant risks and uncertainties. Many of these risks and uncertainties relate to factors that are beyond the
Company’s ability to control or estimate precisely, such as future market conditions, currency fluctuations, the behavior of other market participants, the actions of regulators 
and other factors such as the Company’s ability to continue to obtain financing to meet its liquidity needs, changes in the political, social and regulatory framework in which 
the Company operates or in economic or technological trends or conditions. Accordingly, actual results may differ materially from the forward-looking statements and 
forward-looking financial information contained in this presentation. Past trends or activities should not be taken as a representation that such trends or activities will 
continue in the future. There is no obligation on the part of the Company and its advisors to update or revise any forward-looking statements or forward-looking financial 
information, whether as a result of new information, future events, change in circumstances or otherwise. The recipient should not place undue reliance on forward-looking 
statements and forward-looking financial information, which speak only as of the date of this presentation. 

This presentation does not constitute an offer or invitation to purchase or subscribe for any shares or other securities of the Company. Neither this presentation nor any part 
of it should form the basis of, or be relied in any connection with, any contract or commitment whatsoever or as an inducement to enter into any investment activity. It is not 
the intention to provide, and you may not rely on these materials as providing, a complete or comprehensive analysis of the financial or trading position or prospects of the 
Company. These materials are not an offer for sale of securities in the United States, the Philippines or any other jurisdiction. Securities may not be offered or sold in the 
United States absent registration or an exemption from registration under the U.S. Securities Act of 1933, as amended. The Company does not intend to register any portion of 
its securities in the United States or to conduct a public offering of securities in the United States. These materials are not for release, publication or distribution, directly or 
indirectly, in or into or from the United States or to any person located or resident in the United States.

By attending this presentation, or by accepting any copy of the slides presented, you agree to be bound by the foregoing limitations, and acknowledge and agree that you (i) 
will hold in confidence the information contained herein; (ii) will not distribute or reproduce this presentation, in whole or in part; (iii) are located outside the United States 
and (a) are accustomed to receiving the type of information contained in this presentation and (b) are a person into whose possession this presentation may be lawfully 
delivered in accordance with the laws of the jurisdiction in which you are located and (iv) are not receiving this presentation in contravention of any laws and regulations 
applicable to you. 

This presentation must not be distributed to the press or any media organization. This document is not financial, legal, tax or other product advice.
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