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Steady cashflow profile from prime retail assets 
§ Initiate with Buy. Starhill Global REIT provides investors a stable income 

anchored by Singapore’s prime Orchard Road assets, improved visibility 
following a landmark 12-year Toshin master lease renewal, and potential to 
capture Asia Pacific’s rising affluence through a portfolio of prime retail 
assets across six major cities.   

§ Prime retail assets in gateway cities. The portfolio consists nine properties 
valued at about S$2.8 billion as at 30 June 2025.  Singapore remains the 
core holdings, contributing 62.5% of revenue are concentrated along the 
Orchard Road stretch. Outside Singapore, the REIT also owns the Myer 
Centre Adelaide, Plaza Arcade in Perth; The Starhill and Lot 10 in Kuala 
Lumpur, Malaysia; Ebisu Fort in Tokyo; and a property in Chengdu, China. 

§ Master leases and established sponsor provides stable cashflow. A 
unique strength of the portfolio is the balanced between master  and anchor 
leases and actively-managed leases.  Master and anchor leases, 
incorporating periodic rental reviews, represent approximately 52.6% of 
gross rental income (GRI) as at 30 June 2025.  YTL Corporation, the 
Sponsor, provides income certainty through long master tenancy 
agreements for The Starhill and Lot 10.  

§ Strong operating track record. Actively managing the assets including 
taking in short term leases is to fill up the gap of the flexible lease, achieving 
high occupancy of above 95%.  

§ Healthy balance sheet.  As of 30 September 2025, gearing was 36.7% and 
cost of debt was 3.49%.  With easing interest rates in 2026, the REIT could 
benefit from lower interest expenses. Interest coverage ratio of 2.9 times is 
in line with S-REIT peers and sits comfortably above the regulatory minimum 
of 1.5 times. In February 2025, Fitch Ratings affirmed the REIT’s “BBB” credit 
rating with a stable outlook, reflecting its resilient financial position. 

§ Initiate with Buy and target price of S$0.65. Currently, Starhill Global REIT 
is trading at S$0.575, implying FY25/26E distribution yield of 6.7% and 
FY25/2E price-to-book of 0.8x.  Our target price at S$0.65 is based on the 
dividend discount model. At S$0.65, Starhill Global REIT offers  FY25/26E 
distribution yield of 6.0%. In comparison, Lendlease Global Commercial REIT 
and Suntec REIT are trading at consensus forecast FY2025f distribution 
yield of 6.2% and 4.4%, respectively.  At S$0.65, Starhill Global REIT is 
trading at FY2025 price-to-book 0.91x, versus Lendlease Global Commercial 
REIT FY2024 price-to-book 0.82x and Suntec REIT Trust’s FY2024 price-
to-book 0.74x. 

§ Key Risks. Key risks include concentrated exposure to single tenant, foreign 
exchange risk, exposure to economic cyclicality, amongst others. 
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Focus charts and tables 
Figure 1: Gross revenue by country Figure 2: Gross revenue by segment 

  
Source: Annual report FY2025 Source: Annual report FY2025 
 

Figure 3: Portfolio Trade Mix By GRI Figure 4: Portfolio committed occupancy 

  
Source: Annual report FY2025 Source: Annual report FY2025 
 

Figure 5: Revenue, net property income and FFO yield Figure 6: Gearing and interest coverage ratio  

 
  
Source: Annual report FY2025, Beansprout Research Source: Company data, Beansprout research 
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Anchoring prime assets in Asia Pacific’s retail landscape 
About Starhill Global REIT  

Established in 2005, Starhill Global REIT is listed on the Singapore Stock Exchange 
with market capitalisation of S$1.33 billion.  The single largest shareholder, YTL 
Corporation Berhad, owns 38% of Starhill Global REIT’s issued units.   

YTL Corporation Berhad is listed on the Bursa Malaysia since 1985 and currently 
trades at a market capitalisation of about S$7.6 billion. YTL’s continued involvement as 
sponsor and master tenant aligns its interests with those of unitholders, reinforcing 
confidence in the sustainability of cashflows and long-term asset value. 

Starhill Global REIT is managed by an external manager, YTL Starhill Global REIT 
Management Limited, a wholly owned subsidiary of YTL Corporation Berhad. 

Portfolio 

Starhill Global REIT owns a portfolio of retail and office properties across Singapore, 
Australia, Malaysia, and China. The portfolio consists nine properties valued at about 
S$2.8 billion as at 30 June 2025.   

Singapore remains the core holdings, contributing 62.5% of revenue are concentrated 
along the Orchard Road stretch. The two flagship assets — Wisma Atria and Ngee Ann 
City –  remains the main contributors. Both enjoy high visibility, long-standing tenant 
relationships, and strategic positioning in Singapore’s prime shopping district.   

Outside Singapore, the REIT also owns the Myer Centre Adelaide, Plaza Arcade in 
Perth; The Starhill and Lot 10 in Kuala Lumpur, Malaysia; Ebisu Fort in Tokyo; and a 
property in Chengdu, China. 

Figure 7: Portfolio of prime retail assets in Asia Pacific 

 
Source: Company data 
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Strategy 

Starhill Global REIT focuses on asset management and growth through acquisitions 
and capital management. The REIT stays focused on sourcing strategically attractive 
property assets in the Asia Pacific region.   

Starhill Global REIT also aims to drive organic growth and maintain healthy occupancy 
in its current portfolio through proactive leasing and cost management strategies. 

Portfolio tenure 

The portfolio comprises 57.1% freehold and 42.9% leasehold properties, based on net 
lettable area. The weighted average unexpired lease term of the leasehold portfolio is 
approximately 42 years. 

Master leases and actively-managed leases 

A unique strength of the portfolio is the balanced between master  and anchor leases 
and actively-managed leases.  Master and anchor leases partially mitigate impact of 
rising operating costs. Master and anchor leases, incorporating periodic rental reviews, 
represent approximately 52.6% of gross rental income (GRI) as at 30 June 2025. 

Figure 8: Gross rental income, by lease type 

 
Source: Company data 

Strong sponsor with proven track record in property development 

YTL Corporation is one of Malaysia’s largest conglomerates with a diversified portfolio 
spanning utilities, power generation, infrastructure, property development and hotels. 
Its scale and recurring income base provide strong financial backing and credit 
support. YTL provides income certainty through long master tenancy agreements for 
The Starhill and Lot 10. These leases are backed by YTL group of companies, 
significantly reducing leasing and cashflow risk for the REIT. 

Started developing high-profile property projects in the 1990s, YTL has a long 
operating history in developing and managing large-scale, high-quality assets, 
particularly in prime urban locations. 
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Figure 9: Starhill Global REIT portfolio 
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Source: Company data 



22 December 2025 
 

 Starhill Global REIT (SGX: P40U) 6 

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

Figure 10: Starhill Global REIT portfolio summary 

Property Location Description (30 June 2025) 
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as of 30 June 2025 Title 
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n 
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e 

FY 
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y 
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FY 

2025 

(S$ mill
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Ngee Ann City 391/391B, Orchard Road Four strata lots in Ngee Ann City representing 
27.23% of the total share value of the strata lots in 
Ngee Ann City 

Retail: 255,021(1) 
Office: 139,558 

Leasehold 
Expiry 31 Mar 2072 
47 years remaining 

54.4 54.4 54.4 54.4 

Wisma Atria 435 Orchard 244 strata lots in Wisma Atria representing 68.81% 
of the total share value of strata lots in Wisma Atria 

Retail: 126,412 
Office: 80,343 

Leasehold 
Expiry 31 Mar 2061 
36 years remaining 

41.0 41.0 41.0 41.0 

Myer Centre 
Adelaide 

14-38 Rundle Mall, Adelaide, 
Australia 

An eight-storey retail centre, with three office 
buildings and four basement levels of carpark 

Retail: 528,148(2) 
Office: 97,959  

Freehold 15.6 15.6 15.6 15.6 

David Jones 
Building 

622-648 Hay Street Mall, Perth, 
Australia 

Four-storey heritage-listed building for retail use Retail: 259,098 (GLA)  Freehold 8.4 8.4 8.4 8.4 

Plaza Arcade  650 Hay Street Mall,  
185-191 Murray Street Mall, Perth 

Three-storey heritage listed building for retail use Retail: 36,933 (GLA)  Freehold 1.3 1.3 1.3 1.3 

The Starhill 181 Jalan Bukit Bintang, 55100, Kuala 
Lumpur, Malaysia 

An integrated development with four lower floors of 
retail and three upper floors for hospitality use 

Retail/ Hotel 
333,289(4)  

Freehold 17.7 17.7 17.7 17.7 

Lot 10 50 Jalan Sultan Ismail, 50250,  
Kuala Lumpur 

137 strata parcels and two accessory parcels within 
Lot 10 shopping centre 

Retail/ office 
254,163(3)(4) 

Leasehold 
Expiry 29 Jul 2076 
51 years remaining 

10.2 10.2 10.2 10.2 

Ebisu Fort 1-24-2 Ebisu,Minami, Shibuya-ku, 
Tokyo, Japan 

Seven-storey building for retail and office use Retail/ office 
18,816(3)  

Freehold 1.3 1.3 1.3 1.3 

China 
Property 

19, 4th Section, Renminnan Road, 
Chengdu, Sichuan 

A four-storey plus mezzanine level retail building 
forming part of a mixed-use commercial 
development 

Retail: 100,854 (GFA) Leasehold 
Expiry 27 Dec 2035 
10 years remaining 

0.4 0.4 0.4 0.4 

    Total 150.3 150.3 150.3 150.3 

Notes: (1) Includes 225,969 sq ft of gross lettable area leased to Toshin on a master tenant basis. 
(2) Excludes approximately 89,000 sq ft of unactivated area on level five of the retail centre." 
(3) Largely retail with some office component. 
(4) Under a master tenancy agreement with Katagreen. 
Source: Company data, Beansprout research based on market price as of 9 Sep 2025 
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Portfolio performance 
Est. 2005, Starhill Global REIT owns nine mid- to high-end retail properties in six key 
Asia Pacific cities.  Retail space is the main revenue contributor, about 85%.  The 
remaining balance of 15% is derived from the Office segment. As of 30 June 2025, the 
portfolio is valued at around S$2.8 billion.   

Strategic location  

The flagship assets — Ngee Ann City and Wisma Atria, accounts for 63.4% of net 
property income in FY2024/25.   They sit along the most prominent stretch of Orchard 
Road, a shopping district that remains one of the world’s leading retail destinations. 
The properties enjoy 190 metres of prime street frontage and a critical advantage that 
few malls can replicate: direct basement access to Orchard MRT and seamless 
linkages to the wider Orchard network through underground pedestrian connections. 
This connectivity supports steady footfall from both tourists and locals, reinforcing the 
assets’ appeal to global luxury brands and driving long-term tenant demand. 

Figure 11: Ngee Ann City and Wisma Atria along prominent stretch of Orchard Road   

 
Source: Company data 

In Australia, Myer Centre Adelaide is located along the prime shopping precinct of 
Rundle Mall. Myer Centre Adelaide is the city centre’s largest shopping mall and 
benefits from close proximity to major office buildings and key educational institutions.   

In Perth, David Jones Building and Plaza Arcade are within a short walk of Perth Train 
Station with David Jones Building enjoying direct covered linkage to an adjoining major 
shopping centre.  Both are well-positioned to capitalise on the development of a new 
luxury precinct at the corner of Murray Street and William Street. 

Malaysia portfolio comprises The Starhill and Lot 10, two prime retail assets anchored 
in the heart of Bukit Bintang, Kuala Lumpur’s premier shopping and lifestyle district. 
Both malls benefit from excellent connectivity, with direct access to Bukit Bintang MRT, 
placing them along one of the city’s highest footfall tourism corridors. 
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Income visibility from long-dated master lease 

The portfolio provides strong income visibility, underpinned by long-dated leases, 
particularly the 12-year master lease with Toshin at Ngee Ann City and the master 
tenancy agreements for The Starhill and Lot 10 in Kuala Lumpur.   

Toshin’s Master lease was successfully renewed ahead of its expiry in June 2025.  The 
12-year lease will expire only in 2037 with option to renew for another six years by 
either party.  The terms of the new agreement includes an annual profit-sharing 
arrangement, providing upside for Starhill Global Trust.   

The Starhill’s 19.5 years master tenancy agreement (MTA) will expire only in 2038.   

Lot 10’s 9-year master tenancy agreement will expire in 2028.   

The payment from these assets are guaranteed by the sponsor, YTL Corporation.  With 
built-in rental escalation, these master leases are structurally attractive, securing 
predictable income for the REIT. 

These leases provide a stable cashflow base, supported by high portfolio occupancy 
and strong tenant retention.  To recap, around 52.6% of gross rental income (GRI) are 
derived from master/anchor leases.   

High occupancy  

Retail portfolio occupancy remains elevated, at above 97% in recent years.  As of 30 
June 2025, the REIT reported committed retail portfolio occupancy of 97.3%.   

As at 30 September 2025, occupancy was exceptionally strong at 100% across the 
Singapore Malaysia, Japan and China assets. Portfolio occupancy in Australia fell 
below 90% as at 30 June 2025.  This was due to lease termination of Technicolor at 
Myer Centre Adelaide Office. The REIT has been filling up the vacated office space.   

Figure 12: High occupancy across the assets, as at 30 September 2025   

 
Source: Company data 
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Extended weight average lease expiry 

With the new Toshin master lease which commenced in June 2025, the portfolio 
weighted average lease expiry (WALE) by gross rental income, has extended to 7.4 
years as at 30 September 2025.  Prior to the renewal of Toshin master lease 
agreement, the WALE was 6.3 years as at 30 September 2023.   

The combination of prime retail assets and long lease expiry profile is rarely seen and 
generates strong cash flow to unitholders.  The new Toshin master lease incorporated 
a profit-sharing agreement which provides further upside for the REIT.   

In Malaysia, Katagreen extended the master tenancy agreement of Lot 10 Property for 
a third three-year term. The agreement will commence on 1 July 2025 and included a 
rental step-up of 6.0%.  This outpaces Malaysia’s projected headline inflation of 1.0% 
to 2.0% in 2026.  According to Bank Negara Malaysia, the headline inflation is expected 
to range between 1.3% and 2.0% in 2026. 

Figure 13: Portfolio lease expiry profile as at 30 September 2025 

 
Source: Company data 
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Asset enhancement works 

The REIT regularly reviews the assets for asset enhancement works that could elevate 
the consumers’ experience.   In FY 2025, the asset enhancement initiatives include 
rejuvenating Wisma Astria level 3 taxi stand, converting level 7 car park into commercial 
space.  The S$4.0 million project has a return on investment of above 8.0%.   

Other examples of asset enhancement initiatives are Myer Centre Adelaide’s store 
space expansion for Uniqlo, to 19,041 square feet; and conversion of three upper floors 
of The Starhill into an extension of the adjoining JW Marriott Hotel Kuala Lumpur. 

 
Figure 14: Asset enhancement works at Myer Centre Adelaide 

 
Source: Company data 

 

Capital Management 
As of 30 September 2025, 77% of the total debt is fixed or hedged.  With easing interest 
rates in 2026, Starhill Global REIT could benefit from lower interest expenses as hedges 
roll off over FY2026 and FY2027.    

As of 30 September 2025, the weighted average debt maturity extended to 3.9 years, 
from 3.1 years as at 30 June 2025.  This was due to drawdown on unsecured debt facility 
ahead of the debt maturities in 2026 and 2027. 

Interest coverage ratio of 2.9 times is broadly in line with S-REIT peers and sits 
comfortably above the regulatory minimum of 1.5 times. 

In February 2025, Fitch Ratings affirmed the REIT’s “BBB” credit rating with a stable 
outlook, reflecting its resilient financial position. 
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Figure 15:  Healthy financial position 

 
Source: Company data 

 

Average cost of debt fell to 3.49% as at 30 September 2025, from 3.67% as at 30 June 
2025.  Upcoming refinancing cycles should drive incremental savings as interest rates 
continue to ease.  Year-to-date, Singapore Overnight Rate Average (SORA) has declined 
by about 180 basis points to 1.21% as of 12 December 2025. 

Figure 16:  3-month compounded Singapore overnight rate average (SORA) 

 
Source: Monetary Authority of Singapore 
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Starhill Global REIT took advantage of the lower interest rates to refinance its unsecured 
term loans ahead of their maturities in 2026 and 2027.    

In October 2025, the new S$100 million perpetual securities was issued at 3.25% per 
annum.  The proceeds was used to redeem the outstanding perpetual securities issued 
in December 2020 at 3.85%.   

Thus, with pre-emptive refinancing and active capital management, we expect the 
interest expenses to decline in the next two years. 

Figure 17:  Debt maturity profile 

 
Source: Company data 
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FY2024/25 Financial Results 

Portfolio valuation as at 30 June 2025 

Starhill Global REIT’s portfolio valuation remained stable at S$2.8 billion as at 30 June 
2025, despite the divestment of 13 strata office units at Wisma Atria.  Following the 
divestment, the REIT’s strata title interest in Wisma Atria decreased to 68.81% as at 30 
June 2025, from 74.23% as at 30 June 2024. 

Excluding this divestment, the portfolio would have recorded a 0.9% year-on-year 
uplift, driven by upward revaluations of Ngee Ann City, The Starhill and the Australia 
properties, partially offset by foreign exchange movements. 

The Australia properties were valued at S$331.9 million (A$398.7 million) as at 30 June 
2025, down 4.2% year-on-year, mainly due to the weaker Australian dollar against the 
Singapore dollar. In local currency terms, valuations rose by A$13.9 million mainly due 
to capitalisation rate compression for Myer Centre Adelaide.   

The Malaysia properties were valued at S$420.8 million (RM1,392.0 million) as at 30 
June 2025, up 7.3% year-on-year, driven by cap rate compression at The Starhill and 
a stronger Malaysian ringgit.  

The Japan property was valued at S$35.3 million (JPY3,990.0 million) as at 30 June 
2025, up 6.2% year-on-year, largely due to Japanese Yen appreciation against the 
Singapore dollar.  Excluding currency effects, Ebisu Fort recorded 1.3% increase in 
value in local currency terms. 

The China property’s valuation fell 9.9% year-on-year, mainly due to the shortening 
land tenure. As at 30 June 2025, it was valued at S$22.2 million (RMB125.0 million). 

Figure 17: Portfolio valuation 

 
Source: Company data 
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FY2024/25 Financial performance 

Revenue increased by 1.2% year-on-year to S$192.1 million in FY2024/25, driven by 
contribution from retail segment at Wisma Atria and Ngee Ann City.  The uplift was 
driven mainly by stronger performance at the Singapore retail assets and the Malaysian 
properties. Offsetting factors included the absence of Wisma Atria Office 
contributions, rental arrears from the Chengdu asset, and A$ depreciation impacting 
Australian income. 

Meanwhile, impact from foreign currency movement remains manageable.   Overall 
performance reflects stability across the core Singapore retail segment, which 
continues to act as the ballast for group earnings. 

Net property income increased by 0.8% year-on-year to S$150.2 million in FY2024/25, 
showing year-on-year improvement despite currency headwinds, China arrears, and 
the absence of contribution from divested Wisma Atria office strata units. 

Wisma Atria reported revenue at S$53.5 million, up 0.6% as higher retail revenue was 
partly offset by loss of contribution from the divested office strata units.   With higher 
rent and lower operating expenses, net property income improved by 1.8% year-on-
year to S$41.0 million.  

In FY24/25, Wisma Atria’s shopper traffic improved by 5.0% year-on-year, while tenant 
sales decreased by 5.2% year-on-year.  The decline in tenant sales could be partly 
attributed to global macroeconomic headwinds and increased outbound travel 
motivated by the stronger Singapore dollar. 

Ngee Ann City reported revenue at S$66.5 million, up 1.5% year-on-year.    Net  
property income increased 1.3% year-on-year to S$54.4 million as higher rents were 
offset by higher operating expenses.     

Australia assets reported revenue of S$40.1 million, decreased by 1.1% year-on-year, 
due to deprecation of Australia dollar.  Net property income fell by 3.1% year-on-year 
to S$25.3 million, amid higher operating expenses for Myer Centre Adelaide Retail. 

Malaysia properties outperformed due to the appreciation of Malaysia Ringgit.  
Revenue up 5.3% year-on-year to S$28.8 million and net property income up 5.2% 
year-on-year to S$27.9 million.      

Figure 18: Revenue and Net property income  

    
Source: Company data 
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Figure 19: Net property income, by asset 

 
Source: Company data 
 

Distributable income and Distribution per unit (DPU) 

With lower tax expenses and net finance costs, distributable income increased by 3.7% 
year-on-year to S$87.8 million in FY24/25.  The REIT declared distribution per unit at 
3.65 cents for FY24/25, equivalent to S$83.8 million, or 0.6% year-on-year increase. 
Approximately S$4.0 million of distributable income as retained for working capital 
requirements.  Based on the closing unit price of S$0.575 as at 19 December 2025, this 
represents a DPU yield of 6.3%.    

With pre-emptive refinancing and active capital management, the REIT will benefit from 
lower interest expenses upon the debt rollover in the next two years.    

Figure 20: Distributable income and distribution per unit  

 
Source: Company data, Beansprout research 
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Industry outlook 
Retail in Singapore has stabilised, helped by strong tourism flows and demand for 
luxury goods. Supply along Orchard Road remains limited, which supports pricing 
power for prime landlords. 

Overseas, Australia is still digesting pockets of office softness, while China remains a 
drag — but both are manageable in scale relative to SGREIT’s core portfolio. 

For REITs in general, falling funding costs over the next 18 months will likely drive 
sector-wide multiple expansion. SGREIT should participate meaningfully given its long 
WALE and stable income base. 

Singapore 

Singapore’s retail REIT sector remains resilient, supported by a steady recovery in 
tourism, stable employment conditions and sustained consumer spending.  

Prime retail assets along key shopping belts continue to benefit from strong footfall 
and tenant demand, while new retail supply remains limited in the near term.   

Between 2H 2025 and 2028, total new retail supply is projected at 1.2 million square 
feet. Supply along Orchard Road remains tight, with the only major addition being the 
new Comcentre, scheduled for completion in 2028 and adding about 71,200 square 
feet of retail space. On average, annual retail completions between FY2025 and 2028 
are expected to be around 0.38 million square feet, only slightly above the five-year 
historical average of 0.32 million square feet.   

Although operating costs and selective retailer consolidation persist, landlords with 
well-located assets, strong brand mix and proactive leasing strategies are well 
positioned to maintain high occupancy and deliver stable rental income over the 
medium term. 

Figure 21: Singapore retail and office rents , year-on-year change % 

 
Source: CBRE Research 
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Australia 

Australia’s retail property market is gradually stabilising as inflation moderates and 
interest rates peak, supporting improved business and consumer confidence. Prime 
city-centre malls in key capitals continue to benefit from urban revitalisation initiatives, 
population growth and improving tourism activity.  

Stronger retail trade growth in Adelaide over the past year has supported higher 
effective rents. Lower incentive rates drove a 1.9% year-on-year increase in CBD super 
prime net effective rents. Net face rents for CBD super prime assets have remained 
stable, averaging A$3,275 as at 3Q 2025. 

Perth CBD net face rents were stable over the past year, averaging A$2,830 per 
square metre per annum for super prime assets. Net effective rents, however, moved 
higher as tightening vacancies and strong retail spending in Western Australia led to 
lower incentive levels. Super prime net effective rents rose 10.0% year-on-year.   

Rent growth for CBD super prime assets is likely to continue over the next year, 
supported by much tighter vacancy levels along the core Murray Street Mall retail strip 
compared with the broader market. 

Figure 22: Australia retail CBD super prime retail net effective rents, year-on-year change % 

 
Source: CBRE Research 
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Malaysia 

Malaysia’s retail property sector is supported by a recovery in domestic consumption 
and strong tourist arrivals, underpinned by improving labour market conditions.  

Prime retail assets in key urban locations such as Bukit Bintang continue to benefit 
from high footfall and limited new supply.  

Average rental rates for prime REIT-managed malls in Klang Valley have steadily 
recovered since the pandemic-led downturn in 2020–2021. In Kuala Lumpur, average 
monthly rents reached RM31.64 per square feet in 2024, surpassing the pre-pandemic 
level of RM29.20 in 2019. 

Malls outside Kuala Lumpur rebounded earlier, supported by more affordable rental 
levels that reduced tenancy risk and allowed faster re-occupancy. Average rents rose 
from RM14.55 per square feet per month in 2020 to RM15.74 in 2021, before reaching 
RM19.10 in 2024. 

The broader rental recovery across Klang Valley has been underpinned by rising 
international and domestic tourist arrivals and a pickup in footfall, particularly at high-
traffic urban retail hubs such as Bukit Bintang. Well-located malls with strong brand 
positioning and stable leasing structures are expected to deliver resilient occupancy 
and steady rental income over the medium term. 

Figure 23: Malaysia average gross rental in prime retail malls 

 
Source: Company data 
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Initiate at Buy 
We initiate coverage on Starhill Global REIT on the back of its diversified portfolio of 
prime retail assets across Singapore, Malaysia and Australia, managed by an 
experienced retail asset manager with a proven track record.  

The REIT is supported by a strong sponsor, YTL Corporation Berhad, whose continued 
involvement as sponsor and master tenant aligns its interests with those of unitholders, 
reinforcing confidence in the sustainability of cashflows and long-term asset value. 

Unitholders could benefit from high income visibility underpinned by long master 
leases, including the renewed Toshin lease at Ngee Ann City and the Malaysia Master 
Tenancy Agreements (MTAs).  

A long WALE provides earnings stability and reduces near-term leasing risk, while 
improving retail fundamentals across its key markets support a constructive outlook. 

Starhill Global REIT offers sustainable cash generation from Asia’s prime retail 
corridors. 

 

Target price of S$0.65 offers FY2026E distribution yield of 6.0%   

Currently, Starhill Global REIT is trading at S$0.575, implying FY25/26E distribution 
yield of 6.7%, FY26/27E distribution yield of 7.3% and FY25/26E price-to-book of 0.8x.   

Figure 24: Starhill Global Trust’s projected distribution yield 

 
Source: Beansprout research, as of 16 December 2025 

Our target price at S$0.65 is based on the dividend discount model. At S$0.65, 
Starhill Global REIT offers  FY25/26E distribution yield of 6.0%. In comparison, 
Lendlease Global Commerical REIT and Suntec REIT are trading at consensus 
forecast FY2025f distribution yield of 6.2% and 4.4%, respectively.   

At S$0.65, Starhill Global REIT is trading at FY2025 price-to-book 0.91x, versus 
Lendlease Global Commerical REIT FY2024 price-to-book 0.82x and Suntec 
REIT Trust’s FY2024 price-to-book 0.74x. 
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Figure 25: Valuation comparison 

 

Source : Beansprout research, price as of 19 December 2025 
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Key risks  

Key risks include concentrated exposure to single tenant, low trading liquidity, 
exposure to economic cyclicality.     

Concentrated exposure to one single tenant 

As of 30 June 2025, Top 10 Tenants account for 61% of portfolio gross revenue income 
(GRI).  Of which, the largest tenant, Toshin Development Singapore account for 23.8% 
of portfolio gross revenue income.  Thus, Starhill Global REIT is relatively dependent 
on a single tenant.  However, tenant concentration risk is manageable, supported by a 
long-term master lease with Toshin Development. The renewed Toshin master lease 
commenced on 8 June 2025 for 12 years and may be further renewed by either party 
for another 6 years.   

Foreign exchange risk 

Starhill Global REIT faces foreign exchange risk from its investments in Australia, 
Malaysia, Japan and China, as both income and net assets are denominated in foreign 
currencies. To manage this, the REIT uses income and capital hedging strategies.   

For the exposure to Australian dollar and Malaysian Ringgit, approximately 38% of its 
revenue, the cash flow is hedged by having foreign currency denominated borrowings 
as a natural hedge.  The management also uses short-term foreign-currency exchange 
contracts to hedge the income. 

A portion of net positions in overseas assets are exposed to foreign exchange 
movements.  However, the changes in the capital values is a non-cash items.    

Trading with liquidity premium 

Starhill Global REIT’s trading liquidity is relatively tight.  With a market cap of only 
S$1.32 billion, the available trading liquidity is urther constrained by the single largest 
shareholder holding 38% of the outstanding shares.   

Retail and hospitality are dependent on economic cyclicality 

The retail and hospitality sectors remain sensitive to economic conditions and 
consumer confidence. Economic uncertainty from factors such as trade tariffs and 
rapid advances in artificial intelligence could weigh on retail sales. That said, Starhill 
Global REIT’s exposure is skewed toward luxury retail rather than mass-market 
segments. Management believes luxury brands, which cater mainly to tourists and 
high-net-worth customers, are likely to be more resilient during economic downturns. 
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Financial summary 
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