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Revenue stabilised with improving retail sales 
§ Revenue is stabilising. 3Q 2025 same store basis revenue excluding 

CapitaMall Yuhuating’s contribution, declined by 3.4% year-on-year or 
RMB36.2 million, to RMB 416.6 million. Retail revenue reported slower rate of 
decline, at 1.8% year-on-year in 3Q25, compared with 1H25’s -4.7% year-on-
year.   Similarly, Business Park revenue declined by 9.1% in 3Q25, compared 
with 1H25’s -10% year-on-year. Logistics revenue increased 13% year-on-
year, compared to +2% year-on-year in 1H25.  

§ Net property income falls due to lower revenue at business parks. Despite 
a same-store basis cost reduction of -1.3% year-on-year, 3Q 2025 same store 
basis net property income declined by 4.4% year-on-year. This was due to 
lower revenue at business parks and CapitaMall Xinnan.  

§ Retail sales improvements in key trade categories. Shopper traffic and 
tenant sales increased by 4.5% and 3.2% year-on-year, respectively, in 3Q25. 
Management highlighted that the strong momentum continued into the 
China’s Golden week holiday. During the Golden week holiday, shopper traffic 
and tenant sales grew by 4.6% and 3.9% year-on-year, respectively. To add, 
Completed AEI at CapitaMall Xuefu drove shopper traffic and tenant sales to 
20.8% and 24.1% year-on-year, respectively, in 3Q25.  

§ IPO of CapitaLand Commercial C-REIT. On 29 September 2025, CapitaLand 
Commercial C-REIT was listed on the Shanghai Stock Exchange. CapitaLand 
China Trust seeded CapitaMall Yuhuating to the newly listed entity and 
subscribed to 5.0% of the IPO units.  

§ Proactive capital management. CapitaLand China Trust issued a S$150 
million fixed rate subordinated perpetual securities on 19 September 2025. 
The proceeds was used to redeem the S$100 million perpetual securities. As 
of 30 September 2025, RMB-denominated debt accounts for 45% of total 
debt. By early refinancing, the S$120 million debt due in 2026 will be 
refinanced with a RMB debt. This would raise the proportion of RMB-
denominated debt to reach the target 50% of total debt by end 2025.  

§ Healthy financial profile. As of 30 September 2025, CapitaLand China Trust 
reported gearing at 38.8%. Upon redemption of the S$100 million perpetual 
securities on 27 October 2025, the gearing would be 41.3%, implying a debt 
headroom of S$0.77 billion. Interest coverage ratio (ICR) remains healthy at 
2.9x, unchanged from 30 June 2025.  

§ Maintain Buy. Our target price at S$0.88 per unit and distribution per unit for 
FY2025f and FY2026f at 5.18 cents and 5.29 cents, remains unchanged. At 
S$0.80 per unit, it offers distribution yield of FY2025f 6.5% and FY2026f 
6.6%. Based on Net asset value of S$1.04 as of 30 June 2025, it trades at a 
price-to-book valuation of 0.77x, above its historical average of 0.61x. 
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Revenue is stabilising as retail sales improve 

CapitaLand China Trust reported gross revenue declined by 8.0% year-over-year to 
RMB 416.6 million in 3Q 2025. 3Q 2025 same store basis revenue excluding CapitaMall 
Yuhuating’s contribution, declined by 3.4% year-on-year.  

3Q 2025 revenue fell by RMB 36.2 million, of which RMB 21.0 million was due absence 
of contribution from CapitaMall Yuhuating, RMB 10.0 million was due to lower revenue 
from business parks and the balance due to lower rent and occupancy at CapitaMall 
Xinnan and anchor tenor repositioning at Rock Square. New tenant at Rock Square, 
Decathlon, started operation on 1 October 2025 and will start contributing to rental 
revenue in 4Q 2025.  

Reflecting stabilised revenue trend, all three segments reported narrower revenue 
decline or higher growth in 3Q25 when compared with 1H25. Retail revenue reported 
slower rate of decline, at 1.8% year-on-year in 3Q25, compared with 1H25’s -4.7% year-
on-year.  

Business Park revenue declined 9.1% in 3Q25, compared with 1H25’s -10.0% year-on-
year. Occupancy of business parks fell to 85.2% in 3Q25, from 86.9% in 2Q25.  

Logistics revenue increased 13% year-on-year, compared to +2% year-on-year in 1H25. 
This was due to higher occupancy at Shanghai Fengxian Logistics Park. 

As at 30 September 2025, the retail portion makes up the bulk (69.9%) of gross rental 
income (GRI). Business parks took up around a quarter (26.5%) of GRI while logistics 
park made up the remainder (3.6%).  

Figure 1: CapitaLand China Trust portfolio, by asset class, as at 30 September 2025 

 
Source: Company data 
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Net property income falls due to lower revenue at business parks 

CapitaLand China Trust reported net property declined by 8.5% year-over-year to 
RMB 273.5 million in 3Q 2025. 3Q 2025 same store basis net property income, 
excluding CapitaMall Yuhuating’s contribution, declined by 4.4% year-on-year.  

This was due to lower revenue at business parks and CapitaMall Xinnan while partly 
offset by same-store basis cost reduction of -1.3% year-on-year in 3Q 2025. 

Figure 2: CapitaLand China Trust 3Q 2025 Highlights 

 
Source: Company data 
 

 

 
Retail sales improvements in key trade categories 

Shopper traffic and tenant sales increased by 4.5% and 3.2% year-on-year, 
respectively, in 3Q25. For the nine months ending 30 September 2025, key trade 
categories continued to do well. Food & Beverage reported 5.1% year-on-year increase 
in sales in 9M25. Information & Technology recorded 12.8% year-on-year in sales in 
9M25. Overall, the tenant sales increased by 1.1% year-on-year in 9M25.  

Asset enhancement initiatives drove higher contribution from CapitaMall Xuefu which 
achieved 13.1% in rental increase on the asset enhancement area. CapitaMall Xuefu 
reported shopper traffic and tenant sales, increasing by 20.8% and 4.1% year-on-year, 
respectively, in 3Q 2025.  

Retail reversion was -1.5% in 9M 2025, narrowing from -2.7% year-on-year in 1H 2025. 
Among the trade sectors, Food & Beverage, Information & Technology, Toys & Hobbies 
reported stronger reversions.  

Management highlighted that the strong momentum continued into the China’s Golden 
week holiday. During the Golden week holiday, shopper traffic and tenant sales grew 
by 4.6% and 3.9% year-on-year, respectively. To add, completed asset enhancement 
initiatives at CapitaMall Xuefu drove shopper traffic and tenant sales to 20.8% and 
24.1% year-on-year, respectively, in 3Q25.  
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Figure 3: 9M 2025 retail portfolio shopper traffic and tenant sales   

 
Source: Company data 

 

Portfolio review as of 30 September 2025 

Occupancy  

Retail occupancy improved to 97.1% as of 30 September 2025, from 96.9% as of 30 
June 2025. This reflects the gradual filling up of the space when the asset 
enhancement works are completed. CapitaMall Xuefu’s Animation, Comics & Games 
themed street launched in August 2025 with a 100% occupancy rate.  

Business Park reported occupancy at 85.2% as of 30 September 2025, lower than 
86.9% as of 30 June 2025. With Ascends Innovation Towers’ new tenant and new 
tenants secured in October, the occupancy at Ascendas Innovation Towers will 
increase to 83.2%. Occupancy of overall business park portfolio will improve to 86.0% 
by end-2025. 

Logistics Park portfolio reported occupancy at 96.6% as of 30 September 2025, 
unchanged from the previous quarter.  

Figure 4: Stable Occupancy as of 30 September 2025 

 
Source: Company data 
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Lease expiry profile 

Weighted average lease expiry remains stable at 2.6 years as of 30 September 2025, 
from 2.4 years as of 30 June 2025.  

Figure 5: Portfolio lease expiry profile as of 30 September 2025 

 
Source: Company data 

 

Tenant retention 

For the period 9M 2025, retail portfolio’s tenant retention improved to 40.9%, from 
33.9% in 1H 2025. Business Park also reported higher retention at 65.4% in 9M 2025, 
from 63.7% in 1H 2025. Logistics park’s retention rate dipped slightly to 99.8% in 9M 
2025, from 100% in 1H 2025. 

 

Figure 6: Portfolio tenant retention for 9M 2025 

 
Source: Company data 
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IPO of CapitaLand Commercial C-REIT 

On 29 September 2025, CapitaLand Commercial C-REIT, China’s the first 
international-sponsored retail CREIT was listed on the Shanghai Stock Exchange. 
CapitaLand Commercial C-REIT was listed at IPO price of RMB5.718 per unit, 
representing an estimated 2025 annualised distribution per unit (DPU) yield of 4.4%. 
As of 31 October 2025, the closing unit price was RMB6.56 per unit, representing 2025 
annualised distribution per unit yield of 3.8%.  

To recap, CapitaLand China Trust seeded CapitaMall Yuhuating to the newly listed 
entity at RMB813.8 million (S$146.8 million), representing an exit yield of 6.2%. In 
addition, CapitaLand China Trust has subscribed to 5% of the IPO units at the IPO price 
of RMB5.718 per unit and subject to lock-up period of 5 years. CapitaLand China Trust 
will receive an estimated net proceeds RMB663.4 million (~S$119.8 million).  

Figure 7: CapitaLand Commercial C-REIT closed at RMB6.56 per unit on 31 October 2025 

 
Source: Company data 
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Proactive capital management 

CapitaLand China Trust issued a S$150 million fixed rate subordinated perpetual 
securities on 19 September 2025. The proceeds was used to redeem the S$100 million 
perpetual securities.  

As of 30 September 2025, RMB-denominated debt accounts for 45% of total debt. By 
early refinancing, the S$120 million debt due in 2026 will be refinanced with a RMB 
debt. This would raise the proportion of RMB-denominated debt to reach the target 
50% of total debt by end 2025.  

Figure 8: CapitaLand China Trust’s debt maturity profile as of 30 September 2025 

 
Source: Company data 
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Healthy financial profile 

As of 30 September 2025, CapitaLand China Trust reported gearing at 38.8%. Upon 
redemption of the S$100 million perpetual securities on 27 October 2025, the gearing 
would be 41.3%, implying a debt headroom of S$0.77 billion.  

Average cost of debt decreased by 6 basis points to 3.36% as of 30 September 2025, 
from 3.42% as of 30 June 2025.  

Interest coverage ratio (ICR) remains healthy at 2.9x, unchanged from 30 June 2025  
the Interest coverage is significantly higher than the regulatory requirement of 1.5x and 
will remain strong at 2.6x even if EBITDA decreases by 10%.  

Average term of maturity was stable at 3.4 years as of 30 September 2025, from 3.6 
years as of 30 June 2025.  

Figure 9: CapitaLand China Trust’s key debt leverage ratios 

 
Source: Company data 
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Outlook 

For 4Q25, management expects the retail revenue to remain resilient. CapitaLand 
China Trust will record additional contribution from new tenant, Decathlon, who started 
operations at Rock Square on 1 October 2025.  

Asset enhancement initiatives completed at CapitaMall Wangjng will start to contribute 
in 4Q25. The asset enhancement area has been fully leased and achieved a return on 
investment of 12.6%. The tenants has started to commence operations in 4Q25. 
Including 7Fresh, 14 of the 27 tenants commenced operations on 1 October 2025. 
Management highlighted the timely opening of the asset enhancement area before the 
China’ Golden Week 2025 holiday led to a significant increase in shopper traffic and 
tenant sales at CapitaMall Wangjing. During the Golden Week 2025 holiday, CapitaMall 
Wangjing reported shopper traffic and tenant sales increase of 13% and 21% year-on-
year, respectively  

Overall, the management remains optimistic on the gradual improvement in the 
domestic consumption and growth opportunities in key technology sectors. The new 
15th Five-Year Plan (2026 – 2030) focuses on developing the modern industrial system 
and expanding domestic demand.  

Figure 10: China’s business outlook remains supportive 

 
Source: Company data 
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Maintain Buy 

Our target price at S$0.88 per unit and distribution per unit for FY2025f and FY2026f 
at 5.18 cents and 5.29 cents, remains unchanged. At S$0.80 per unit, it  offers 
distribution yield of FY2025f 6.5% and FY2026f 6.6%.  

Based on Net asset value of S$1.04 as of 30 June 2025, CapitaLand China Trust trades 
at a price-to-book valuation of 0.77x, above its historical average of 0.61x. 

Going forward, the distributable income may improve very gradually, led by contribution 
from the post-AEI retail properties, CapitaLand China Trust’s active leasing strategies, 
and units buy-back program. With the debt headroom and lower borrowing cost, there 
is room for CapitaLand China Trust to acquire new asset to fill the gap after divesting 
CapitaMall Yuhuating. 

Figure 11: CapitaLand China Trust’s Distribution Per Unit  

 
Source: Company data 

 

 

 

8.73

7.50
6.74

5.65
5.18 5.29

0

2

4

6

8

10

2021 2022 2023 2024 2025E 2026E

S
in

g
ap

o
re

 c
e

nt
s



08 November 2025 
 

CapitaLand China Trust (SGX: AU8U) 11 

PLEASE SEE ANALYST CERTIFICATION(S) AND IMPORTANT DISCLOSURES BEGINNING IN APPENDIX. 

Key Risks 

Weak macroeconomic environment in China 
CapitaLand China Trust’s portfolio being concentrated in China, the REIT had to 
grapple with tough macroeconomic conditions in the past several years. Post Covid-
19, interest rates saw their sharpest increase ever from 2022 to 2023, rising by 4.88 
percentage points within a short span, resulting in sharply higher borrowing costs for 
the REIT. At the same time, China has the longest Covid lock-down period. The Chinese 
government also implemented a COVID-zero policy in 2019 that enforced strict 
quarantine protocols, resulting in movement restrictions across the country. This policy 
involved mass testing, quarantining the sick, and imposing draconian lockdowns. China 
began to ease this policy only at the tail end of 2024 and slowly lifted restrictions on 
intra-country travel and entry into public spaces. 

Back in 2021, the manager acquired the portfolio of business and logistics parks to 
help the REIT pivot away from a pure retail strategy. Retail malls were suffering back 
then as COVID-zero restricted movements. While 2022 saw a full year of contributions 
from these newly acquired assets, rental reliefs had to be doled out to mall tenants 
who were adversely impacted by prolonged COVID-zero lockdowns. 

Subsequently, China began experiencing weak consumer spending as its economy 

was hit by a flurry of real estate woes in 2023 and 2024, with many prominent Chinese 
developers running into financial difficulties. 

Sector concentration 
As at 30 September 2025, CapitaLand China Trust’s portfolio by asset types 
comprises retail 69.9%, business park 26.5% and logistic parks 3.6%. Following the 
divestment of Yuhuating to the C-REIT, the retail portfolio remains at a relatively high 
level. Through capital recycling and portfolio reconstitution, CapitaLand China Trust 
aims to achieve a balanced and diversified portfolio.  

Interest rate risk  
Higher interest rates imply higher interest expense, eroding CapitaLand China Trust’s 
ability to generate cash flow for dividend distribution. To hedge interest rate risk, 80% 
of the total debt was on fixed rate, as at 30 September 2025 

Foreign exchange risk 
To establish a natural hedge for the RMB cash inflows, CapitaLand China Trust aims 
to increase the RMB-denominated debt to 50% of its total debt by end-2025. This will 
partially mitigate the adverse effect of foreign exchange translation risk on SGD-based 
distribution.  

In addition, as of 30 June 2025, 90% of the payable distributable income is hedged into 
SGD, on a one-year forward basis. This reduces the foreign exchange risk and provides 
stability to unitholder returns.  
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Financial summary 
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