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Introduction to 
Paradigm REIT 



Notes:
(1) Based on the updated valuation as at 31 December 2025.
(2) Average WALE by NLA of PMPJ and PMJB, save for BTSC (excluding storage area) which is leased to AEON as master leasee.
(3) Based on the actual FY23A and FY24A NPI divided by the total purchase consideration of the investment properties. FP31 Dec 2025 is calculated based on actual unaudited results from 10 June 2025 (Listing Date) 

to 31 Dec 2025. 6M FYE2026 is calculated by multiplying the NPI by a factor of 365/181. 
(4) Based on historical records, NPI in 2H2026 is generally higher than 1H2026

SelangorJohor Bahru

Paradigm Mall Johor Bahru Paradigm Mall Petaling Jaya Bukit Tinggi Shopping Centre

Appraised Value(1) RM1,182 million RM605 million RM680 million

Occupied GLA/NLA ~ 1.3 million sq ft NLA ~ 0.7 million sq ft NLA ~ 1.0 million sq ft GLA

Occupancy Rate 99.5% (based on the committed lease) 97.5% (based on the committed lease) 100%

Average WALE by NLA(2) 1.20 years 1.56 years 3.40 years

Number of Tenants 456 280
AEON as Master Lessee
(Ancillary : 9 tenants)

Property Yield(3)

FYE23A: 4.2%
FYE24A: 6.3%
FP31 Dec 2025: 7.1%
6M FYE26(4): 7.1% (Annualised)

FYE23A: 5.2%
FYE24A: 5.9%
FP31 Dec 2025: 6.5%
6M FYE26(4): 6.2% (Annualised)

FYE23A: 5.3%
FYE24A: 5.8%
FP31 Dec 2025: 5.9%
6M FYE26: 5.8% (Annualised)

PORTFOLIO OVERVIEW

Strategically located, geographically 
diversified portfolio with an 
appraised property value of 

RM2.5b
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Investor Relations 
& Financial 
Highlights
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NUMBER OF UNITHOLDER BY CATEGORY
AS AT 31 JULY 2026

Category No. of Unitholder Percentage (%)

Sponsor 2 64.89%

Institutional 165 29.65%

Retail 5,590 5.46%

TOTAL 5,757 100%

Malaysian, 
96.96%

Foreign, 
3.04%

TOP 10 UNITHOLDERS AS AT 31 JULY 2026

No. Unitholder Name

1 Employees Provident Fund Board 8.85%

2 Affin Hwang Wholesale Equity Fund 2 1.47%

3 Pertubuhan Keselamatan Sosial (AHAM EQ) 0.89%

4 Etiqa Life Insurance Berhad (Life PAR) 0.85%

5 Allianz Life Insurance Malaysia Berhad (MEF) 0.82%

6 Etiqa Life Insurance Berhad (Growth) 0.71%

7 Allianz Life Insurance Malaysia Berhad (P) 0.67%

8 Great Eastern Life Assurance (Malaysia) Berhad (LEEF) 0.67%

9 Manulife Insurance Berhad (Equity Fund) 0.63%

10 Allianz Life Insurance Malaysia Berhad (ULIFE) 0.60%

Total: 16.16%



Notes: 
(1) Based on closing unit price of RM0.935 on 30 June 2026.

FINANCIAL HIGHLIGHTS ς FYE2026

Q2 FYE2026
(waΩƳƛƭ)

Q1 FYE2026 
(waΩƳƛƭ)

Q2 vs Q1

Revenue 60.461 60.456  0.01%

NPI 40.4 39.2  2.9%

PAT 28.5 27.8  2.5%

Distributable Income 29.6 28.9  2.6%

NPI Margin 66.8% 64.9% +190bps

PAT Margin 47.2% 46.1% +120bps

DI Margin 49.0% 47.8% +120bps

Distribution per Unit 1.83 sen 1.80 sen  1.7%

Annualised Distribution Yield(1) 7.9% 7.7% +20bps

ü Resilient Operating Performance: 
Revenue remained stable at RM60.461 
million in Q2 FYE2026, while NPI 
increased by 2.9% QoQ to RM40.4 
million, reflecting continued resilience 
across Paradigm w9L¢Ωǎ retail portfolio

ü Higher Operating Margins: NPI margin 
strengthened to 66.8%, while PAT and DI 
margins improved to 47.2% and 49.0%, 
respectively, demonstrating better 
earnings conversion despite stable 
revenue

ü Higher Income Distribution: 
Distributable Income increased by 2.6% 
QoQ to RM29.6 million, supporting a 
higher DPU of 1.83 sen. 



FINANCIAL HIGHLIGHTS ς QUARTER ON QUARTER

58.3
60.9 60.5 60.5

41.0 41.7
39.2 40.4

29.0

54.0

27.8 28.529.9 29.6 28.9 29.6

70.3%
68.6%

64.9% 66.8%

51.2% 48.7% 47.8%
49.0%

Q3 FYE2025 Q4 FYE2025 Q1 FYE2026 Q2 FYE2026

Income Statement (waΩƳƛƭ)

Revenue NPI PAT Distributable Income NPI Margin DI Margin

QoQ

ü Stable Portfolio Revenue: Revenue remained 
stable at RM60.5 million in Q2 FYE2026, 
supported by the recurring rental income 
profile of Paradigm w9L¢Ωǎ assets 

ü Operating Efficiencies Lifted NPI: NPI 
increased by 2.99% QoQ to RM40.4 million, 
while NPI margin improved by 190 bps to 
66.8%

ü Stronger Earnings Conversion: PAT and 
Distributable Income increased to RM28.5 
million and RM29.6 million, respectively, 
despite flat revenue, indicating that a greater 
share of portfolio revenue flowed through to 
earnings and income available for distribution, 
supporting a higher quarterly DPU of 1.83 sen



STATEMENT OF FINANCIAL POSITION
!ǎ ŀǘ ол WǳƴŜ нлнс όwaΩлллύ

Non-current assets 2,484,950

Current assets 75,000

TOTAL ASSETS 2,559,950

Unitholders' capital 1,595,336 

Undistributed income 51,293

TOTAL UNITHOLDERS' FUND 1,646,629 

Non-current liabilities 865,805 

Current liabilities 47,516

TOTAL LIABILITIES 913,321

TOTAL UNITHOLDERS' FUND AND LIABILITIES 2,559,950(1) 

NET ASSET VALUE (NAV) 1,646,629

Number of Units in circulation ('000 units) 1,602,762 

NAV March (RM)

- Before income distribution 1.0274

- After income distribution 1.0091

Closing market price (30 June 2026) (RM) 0.935 

aŀǊƪŜǘ ŎŀǇƛǘŀƭƛǎŀǘƛƻƴ ōŀǎŜŘ ƻƴ ŎƭƻǎƛƴƎ ƳŀǊƪŜǘ ǇǊƛŎŜ  όол WǳƴŜ нлнсύ όwaΩлллύ1,498,583

Notes: 
(1) Figures may not add up due to rounding. Figures are calculated based on the underlying unrounded amounts.



DISTRIBUTION PAYOUT 

ü Demonstrating this commitment, total 
income distribution to unitholders for 6M 
FYE2026 stood at RM58.2 million, achieved 
on the back of a high payout ratio of 99.43%.

65.7
58.2

99.36% 99.43%

95.00%

95.50%

96.00%

96.50%

97.00%

97.50%

98.00%

98.50%

99.00%

99.50%

FP31 Dec 2025 6M FYE2026

Income Distribution to Unitholders (RM mil)

Total Distribution to Unitholders Payout Ratio

Second Single-Tier Interim Dividend for 
FYE2026

Distribution per unit 1.83 sen

Distribution period 1 April 2026 to 
30 June 2026

Ex-date 21 August 2026

Entitlement Date 24 August 2026

Payment Date 15 September 2026

(1) 

Note(s) 
(1) FP31 Dec 2025 refers to the period from 10 June 2025 (Listing Date) to 31 Dec 2025. 
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Portfolio 
Overview



SNAPSHOT OF PARADIGM MALL JOHOR BAHRU

ÁLargest shopping mall in Skudai, Johor

Á20 minutes drive away from Woodlands 
Checkpoint, Singapore

ÁDirect link Hyatt Place Hotel and Paradigm 
Residence

Á6 retail levels + mezzanine floor and a 
level of cinema and convention centre 

Á3,370 car park bays on basement and 
elevated car park levels

Integrated Property HighlightsFeatures

Appraised Value(1) RM1,182 million

Building Tenure Freehold

Occupied Net Lettable Area (NLA) ~1.3 million sq ft NLA

Average Weighted Average Lease 
Expiry (WALE) by NLA

1.20 years

No. of tenants as at 30 June 2026 456

Occupancy Rate as at 30 June 202699.5%

Notes: 
(1) Based on the updated valuation as at 31 December 2025

RM20.5m
NPI in 

Q2 FYE2026

RM32.4m
Total Revenue in 

Q2 FYE2026

7.1%
Property Yield in 

6M FYE2026
(Annualised) 



40.4%

28.5%

16.0% 15.1%

0.0%

1 Jul 26 - 31 Dec 26 FYE 2027 FYE 2028 FYE2029 FYE2030 and
thereafter

Tenancy Expiry Profile by % of Occupied NLA

SNAPSHOT OF PARADIGM MALL JOHOR BAHRU

% of Occupied NLA of the top 10 tenants

ü Top 10 tenants collectively contribute 37.1% of the occupied 
NLA, with no single tenant exceeding 12%, indicating a resilient 
and balanced tenant mix without over-reliance on a few anchor 
tenants for foot traffic or rental income

ü Well-diversified tenant mix balances lifestyle, experiential retail, 
and essential trades, enhancing resilience across different 
market conditions

Parkson
11.5%

HomePro
5.1%

GSC
4.8%

Harvey Norman
3.5%

Village Grocer
2.7%

Grand Sen Q
2.2%

RUMA
2.0%

Food Arcade
1.9%

Blue Ice Skating Rink
1.8%

Mythos & Showroom
1.6% PMJB 

37.1%

13.7%
16.8%

4.9%

14.2%

1.8%

21.2%

1.6%

8.2%

3.0%

14.7%

Food & Beverage

Fashion

Service

Supermarket & Departmental Store

Pharmacy, Beauty, Health & Fitness

IT & Electronics and Home Furnishing

Optical, Jewellery and Timepiece

Sports and Specialty Shops

Bookstore, Gifts & Souvenirs

Entertainment & Amusement

Trade Sector Analysis by % of Occupied NLA

% of Occupied NLA



SNAPSHOT OF PARADIGM MALL JOHOR BAHRU
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PARADIGM MALL JOHOR BAHRU ς NEW STORES OPENED 

CEX Entertainment ExchangeB.O.D Bao Zhan Lumina La Rose

Miniso Yoyo O.C.E LukFook Hooga



PARADIGM MALL JOHOR BAHRU ς NEW STORES OPENED 

SopoongKano Bakery House Utopia 90s Card

UMI5Denim City .ŜǊȅƭΩǎ /ƘƻŎƻƭŀǘŜKPIX


