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SECURITIES AND EXCHANGE COMMISSION 
SEC FORM 17-Q 

 
QUARTERLY REPORT PURSUANT TO SECTION 17 OF THE 

SECURITIES REGULATION CODE AND SRC RULE 17(2)(b) THEREUNDER 
 
1. For the quarterly period ended 30 June 2023   
     
2. SEC Identification Number: CS202052294 3. BIR Tax Identification No. 502-228-971 

     
4. MREIT, INC.    
 Exact name of issuer as specified in its charter   
     
5. Taguig City, Metro Manila, Philippines   
 Province, country or other jurisdiction of incorporation or organization 
     
6.  

 

(SEC Use Only)    

 Industry Classification Code    
     
7. 18th Floor, Alliance Global Tower, 36th Street cor. 

11th Avenue, Uptown Bonifacio, Taguig City 1634 
  

 Address of principal office    
     
8. (02) 88946400    
 Registrant’s telephone number, including area code   
     
9. Former name, former address and formal fiscal year, if changed since last report: 

N/A 
     
10. Securities registered pursuant to Sections 8 and 12 of the Code or Sections 4 and 8 of the 

RSA 
     
 Title of Each Class Number of Shares of Stock Outstanding 
 Common 2,795,821,3811  

 
11. Are any or all of these securities listed on a Stock Exchange? 
     
 [x] Yes [   ] No   
     
 If yes, disclose the name of such Stock Exchange and the class of securities listed therein: 
     
 Philippine Stock Exchange Common Shares 
   
12. Check whether the issuer:  
   
 1. has filed all reports required to be filed by Section 17 of the SRC and SRC Rule 17 

thereunder or Section 11 of the RSA and RSA Rule 11(a)-1 thereunder, and Sections 26 
and 141 of The Corporation Code of the Philippines during the preceding twelve (12) 
months. 

   
 [x] Yes [   ] No 
   
 2. has been subject to such filing requirements for the past ninety (90) days. 
   
 [x] Yes [   ] No 
   

 
1 MREIT, Inc. has a total of 2,795,821,381 common shares issued and outstanding. 2,532,121,381 common shares are listed in 

the Philippines Stock Exchange, while the listing application for the 263,700,000 common shares issued in March 2023 is 
currently pending with the Exchange. 



PART I – FINANCIAL INFORMATION 
 
Item 1. Financial Statements 
 
Interim financial statements are attached as Exhibits hereof and incorporated by reference: 
 
Exhibit 1 - Consolidated Statements of Financial Position as of 30 June 2023 
Exhibit 2 - Consolidated Statements of Income and Consolidated Statements of Comprehensive 

Income for the Six Months Ended 30 June 2023 and 2022 
Exhibit 3 - Consolidated Statements of Changes in Equity for the Six Months Ended 30 June 2023 

and 2022 

Exhibit 4 - Consolidated Statements of Cash Flows for the Six Months Ended 30 June 2023 and 
2022 

Exhibit 5 - Notes to Interim Financial Information for the Six Months Ended 30 June 2023 

 
 
Item 2. Management’s Discussion and Analysis of the Financial Condition and Results of 
Operations 
 
 Please refer to Exhibit 6 hereof. 
 
 
Item 3. Aging of Accounts Receivables 
 
 Please refer to Exhibit 7 hereof. 
 
 
Item 4. Schedule of Financial Soundness Indicators 
 
 Please refer to Exhibit 8 hereof. 
 
 

PART II – OTHER INFORMATION 
 
The Company is not in possession of information which have not been previously reported in a report 
on SEC Form 17-C and with respect to which a report on SEC Form 17-C is required to be filed. 
 
 

SIGNATURE 
 
Pursuant to the requirements of the Securities Regulation Code, the Issuer has duly caused this report 
to be signed on its behalf by the undersigned thereunto duly authorized. 
 
 

MREIT, INC. 
Issuer 

 
By: 
 

ENGLEBERT G. TEH 
Chief Financial Officer 

11 August 2023 
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EXHIBIT 6 

Management’s Discussion and Analysis of Results of Operations and Financial Condition  

(June 30, 2023) 

 
Results of Operations (Based on Financial Statements adopted in accordance with the Philippine 
Financial Reporting Standards) 
 
Review of Six Months ending June 30, 2023 versus Six Months June 30, 2022 
 
In the six months ended June 30, 2023, the Company saw an increase in net income to Php1,464.4 million 
from Php1,363.9 million in the same period last year. The increase was mainly driven by the transfer of the 
four (4) Prime, Grade A office buildings located in PEZA-Registered Zones, in exchange for common shares 
of the Company. 
 
Revenues 
 
Rental income grew by 10% or Php146 million to Php1,615.5millon in the first half of 2023 from 
Php1,469.4million in the first half of 2022. Income from dues-net increased by 40% or Php129.3 million to 
Php454.4 million from Php325 million. Increases in both items is mainly due to the recognition of the related 
rental income and income from dues–net of the additional assets transferred to the Company. 
 
Cost and Expenses 
 
Cost of services also grew by 63% from Php430.7 million during the first half of 2023 from Php264m. The 
increase of cost of service in first half of 2023 comprises mainly on repairs and maintenance on the building 
improvements, supplies and materials, management fees, real property tax and other direct cost with full 
recognition of expenses from the four (4) office buildings acquired. 
 
Other operating expenses increased by 132% due to the one-time expense incurred in relation to the 
confirmation of valuation sought from the SEC for the property for share swap transaction. 
 
Tax Expense 
 
Tax expense increased by 332% to Php4.7 million due to the higher final taxes arising from the higher 
interest income generated from the Company’s short term placement. 
 
 

 June 30, 2023 December 31, 2022 

Current Ratio1 2.15 2.52 

Debt to Equity Ratio2 0.13 0.16 

Net Debt to Equity Ratio3 0.14 0.13 

Return on Assets4 2.00% -0.30% 

Return on Equity5 3.00% -0.35% 

 
*1 – Current Assets / Current Liabilities 
*2 – Total Debt / Equity (Total debt includes interest bearing loans and borrowings and bonds 
payable) 
*3 – Net Debt / Equity (Net debt is total debt less cash and cash equivalents) 
*4 – Net Profit / Average Total Assets  
*5 – Net Profit / Average Equity  

 

• Due to the Company’s sound financial condition, there is no foreseeable trend or event which may 
have a material impact on its short-term or long-term liquidity. 

• Funding will be sourced from internally-generated funds and/or bank loans. 

• There is no material commitment for capital expenditures other than those performed in the ordinary 
course of trade or business. 



EXHIBIT 6 

• There is no known trend, event or uncertainty that have had or that are reasonably expected to 
have a material impact on the net sales or revenues or income from continuing operations. 

• There is no known significant element of income or loss that did not arise from the Company’s 
continuing operations, except as disclosed above and in the attached financial statements. 

• There have not been any seasonal aspects that had a material effect on the financial condition or 
results of the Company’s operations. 

• There were no known events and uncertainties that will trigger direct or contingent financial 
obligation that is material to the company, including any default or acceleration of an obligation. 

• There were no material off-balance sheet transactions, arrangements, obligations (including 
contingent obligations), and other relationship of the Company with unconsolidated entities or other 
persons created during the reporting period. 

 
Material Changes in the Financial Statements 
 
(Increase/decrease of 5% or more) 
 
Statement of Financial Position (June 30, 2023 vs December 31, 2022) 
 

Item June 30, 2023 
Increase/ 
Decrease 

% 
Change 

Causes 

Cash and cash 
equivalents 

1,626,305,769.00  245,779,709.00  18% 

Increased by 18% primarily due to 
additional cash inflows from the 
Company's operation for the first 
half of 2023 

Trade and 
other 
receivables 

467,915,170.00  158,074,139.00  51% 

Increase due to assignment of 
receivables, security deposits and 
advance rentals arising from the 
infusion of additional four (4) office 
assets as part of the Property for 
Share swap transaction 

Other current 
assets 

198,019,123.82  (70,289,992.18) (26%) 
Decrease mainly due to the 
amortization of 2023 real property 
tax that were paid in 2022 

Investment 
properties 

61,713,000,000.00  5,274,000,000.00  9% 

Increase due to the infusion of 
additional four (4) office assets as 
part of the Property for Share Swap 
transaction. The SEC issued its 
confirmation of valuation for the 
properties in March 23, 2023 
triggering the issuance of new 
shares and the injection of said 
assets 

Other non-
current assets 

111,847,049.19  19,206,435.19  21% 
Increase due to construction in 
progress for building improvements 

Accounts and 
other payables 

756,344,245.35  262,355,922.35  53% 

Increase due to rise in fund and 
property management fees, and 
other payables such as trade, output 
vat and deferred output vat payable 
related to the addition of the four (4) 
office assets during the period 

Deposits and 
other liabilities 

1,342,182,440.00  65,324,389.00  5% 

Increase due to assignment of 
deposits and advance rentals 
arising from the infusion of 
additional four (4) office assets 
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Capital stock 2,795,821,381.00  263,700,000.00  10% 
Increase due to the infusion of 
additional four (4) office assets as 
part of the Property for Share Swap 
transaction. The SEC issued its 
confirmation of valuation for the 
properties in March 23, 2023 
triggering the issuance of new 
shares and the injection of said 
assets 

Additional Paid 
In Capital 

52,782,813,885.00   4,875,347,850.00  10% 

Retained 
earnings 
(deficit) 

(764,021,367.31) 157,336,955.69  (17%) 
Movement in retained earnings due 
to the undistributed net income 
recognized during the period 

 
 

Statement of Income (June 30, 2023 vs June 30, 2022) 

 

Item 
June, 2023  

(Six Months) 
Increase/ 
Decrease 

% 
Change 

Causes 

Rental income 1,615,490,660.36  146,128,603.36  10% Increase in revenue is due to the 
recognition of additional income 
coming from the four (4) office 
assets infused during the first half 

Income from  
dues - net 

454,351,854.61  129,286,563.61  40% 

Cost of 
services 

430,619,341.30  166,111,016.30  63% 

Increase is mainly due to various 
building improvements implemented. 
In addition, outside services and 
management fees also increased 
due to the injection of additional 
properties 

Other 
operating 
expenses 

40,438,208.83   23,031,419.83  132% 

Increase is primarily due to payment 
of the fees from SEC and PSE as 
part of the requirements for the 
Property for Share Swap transaction 

Interest 
income 

24,106,871.15  18,247,758.15  311% 
Increase due to interest earned from 
short-term placements 

Miscellaneous 
income 

220,423.90  (21,157.10) (9%) 

Decrease due to collection of 
penalties and non-recurring rental 
related income from tenants in the 
current quarter 

Tax Expenses (4,662,795.93) (3,584,674.93) 332% 

Increase is due to higher final tax 
expense alongside with the higher 
interest income earned from short 
term placements during the current 
period 

 
There are no other significant changes in the Group’s financial position (5% or more) and condition that will 
warrant a more detailed discussion. Further, there are no material events and uncertainties known to 
management that would have impact or change the reported financial information and condition on the 
Group. 
 
 
 



EXHIBIT 7

MREIT, INC.

Aging of Accounts Receivables

June 30, 2023

Total Current/

Not Yet Due < 30 days 30-60 days 61-90 days 91-120 days > 120 days

Type of Receivables:

a. Trade receivables 376,729,236    306,911,731     24,851,062    10,908,626   9,322,206     7,021,605       17,714,007   -                 

b. Other receivable 91,185,934           91,185,934       -               -               -               -                 -               -                 

TOTAL 467,915,171         398,097,665    24,851,062   10,908,626   9,322,206     7,021,605       17,714,007   -                

Past Due but not Impaired Individually 

Impaired
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Disclosures for REIT Companies1 
 
(a) Real Estate Transactions for Q2 2023 

 
There were no real estate transactions in the second quarter of 2023.  
 
(b) Schedule of Properties as of 30 June 2023 

 

Property and Location 
Purchase 

Price 

Latest 
Appraisal

* 

Remaining 
Land Lease 

Term 

 Gross 
leasable 

area (GLA) 

Leased 
Area 

Occupancy 
Rate 

Rental 
Income 

Gross 
Revenue 

Cost of 
Services 

Gross 
Profit 

  
in Php 

millions 
in Php 

millions 
Years      in sqm       in sqm % 

in Php 
millions 

in Php 
millions 

in Php 
millions 

in Php 
millions 

Eastwood, Quezon City              
1800 Eastwood Avenue  6,749 6,798 48.0 34,738 34,704 100% 175.7 239.2 48.5 190.7 
1880 Eastwood Avenue  6,948 7,026 48.0 33,744 26,228 78% 128.9 183.5 40.9 142.6 
E-Commerce Plaza  4,188 4,276 48.0 20,940 18,834 90% 92.1 117.9 20.0 97.9 
McKinley Hill, Taguig      

         
One World Square  7,529 7,343 48.0 30,482 30,223 99% 197.1 237.7 51.8 185.9 
Two World Square  5,258 5,488 48.0 21,286 21,282 100% 133.8 178.9 31.0 147.9 
Three World Square  5,241 4,799 48.0 21,217 21,217 100% 110.3 154.9 34.7 120.2 
8/10 Upper McKinley 4,925 4,633 48.0 19,938 19,772 99% 146.5 173.2 26.2 147.0 
18/20 Upper McKinley 4,795 4,347 48.0 19,414 19,413 100% 110.3 131.2 19.9 111.4 
World Finance Plaza 5,153 5,245 49.4 25,067 23,000 92% 147.9 175.7 30.4 145.2 
McKinley West, Taguig 
One West Campus** 

 
1,293 

 
1,697 

 
49.5 

 
9,704 

 
9,657 

 
100% 

 
40.6 

 
48.7 

 
9.6 

 
39.1 

Five West Campus** 1,507 1,895 49.5 10,257 10,257 100% 46.3 55.1 10.4 44.7 
Iloilo Business Park, Iloilo      

         
Richmonde Tower 2,062 1,392 48.0 13,124 13,124 100% 56.0 63.1 17.1 46.0 
One Techno Place 1,509 1,166 48.0 9,549 9,041 95% 29.6 41.5 14.6 26.9 
Two Techno Place 1,465 1,448 49.4 10,809 10,809 100% 41.7 54.7 12.3 42.4 
Three Techno Place 1,242 1,227 49.4 9,568 9,305 97% 33.6 46.6 12.9 33.7 
One Global Center 1,256 1,251 49.4 10,301 10,301 100% 37.2 51.1 14.5 36.6 
Festive Walk 1B 1,473 1,510 49.5 14,703 13,687 93% 51.2 67.8 22.3 45.5 
Two Global Center 1,001 1,045 49.5 9,903 9,903 100% 36.8 49.2 13.6 35.6 
Total 63,592 62,586   324,742 310,755 96% 1,615.5 2,069.8 430.6 1,639.2 

                                                       
1 Pursuant to Section 6.2 of the Amended Listing Rules for REITs 



* Latest appraisal for 10 IPO Properties and 4 assets injected last December 2021, issued in 2023. 
** The purchase price indicated in this report for these properties represent the price of the 80% pro indiviso ownership transferred to the Company pursuant 
to the Deed of Exchange of Property for Shares dated 5 April 2022.  
 
(c) The comparative summary of the Company’s financial performance for various time periods can be found in the SEC Form 17-Q and in the Unaudited 

Financial Statements for the second quarter of 2023. 
 
(d) There was no Reinvestment Plan for implementation in Q2 of 2023. 

 
On 21 July 2023, the Company’s Parent and Sponsor, Megaworld Corporation, sold 279,400,000 common shares of MREIT, Inc. in a block sale. On 27 
July 2023, Megaworld Corporation filed the corresponding Reinvestment Plan for the proceeds from the block sale. The details are as follows: 

 

Relevant Transaction Date of Reinvestment Plan Amount of Funds for 
Reinvestment 

Estimated Date of Full 
Compliance 

Block Sale by Megaworld Corporation of 
279,400,000 Common Shares of MREIT, 
Inc. on 21 July 2023 

25 July 2023 Php3.6 billion Q2 2024 

 


