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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 ancillary area) which is leased to AEON as master leasee.
(3) Based on the actual FY23A, FY24A and annualised FY25P NPI divided by the total purchase consideration of the investment properties. FY25P is calculated by multiplying the NPI forecast by a factor of 365/294. 

FP31 Dec 2025 is calculated based on actual unaudited results from 10 June 2025 (Listing Date) to 31 Dec 2025.

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 99.9% (based on the committed lease) 98.5% (based on the committed lease) 100%

Average WALE by NLA(2) 1.21 years 1.28 years 3.90 years

Number of Tenants 461 278
AEON as Master Lessee
(Ancillary : 9 tenants)

NPI Yield(3)

FY23A: 4.2%
FY24A: 6.3%
FY25P: 7.1%
FP31 Dec 2025: 7.1%

FY23A: 5.2%
FY24A: 5.9%
FY25P: 6.6%
FP31 Dec 2025: 6.5%

FY23A: 5.3%
FY24A: 5.8%
FY25P: 5.8%
FP31 Dec 2025: 5.9%

PORTFOLIO OVERVIEW

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

RM2.5b



KEY FINANCIAL INDICATORS

Notes: 
(1) άCtом 5ŜŎ нлнрέ ǊŜŦŜǊǎ ǘƻ ǘƘŜ ŦƛƴŀƴŎƛŀƭ ǇŜǊƛƻŘ ŦǊƻƳ мл WǳƴŜ нлнр ό[ƛǎǘƛƴƎ 5ŀǘŜύ ǘƻ ом 5ŜŎŜƳōŜǊ нлнрΦ
(2) Based on closing unit price of RM0.95 on 31 December 2025.

RM132.3m
Total Revenue
in FP31 Dec 2025 (1) 33.0%

Debt-to-Total Asset Value 
as at 30 September2025

69.5%
NPI Margin 
in FP31 Dec 2025 (1) 

RM66.1m
Distributable Income (DI) 
in FP31 Dec 2025 (1) 

5.59 sen
Earnings per Unit 
in FP31 Dec 2025 (1) 

RM1.05
NAV per Unit 
as at 31 Dec 2025

RM89.5m
Profit After Tax (PAT)
in FP31 Dec 2025 (1) 

Stable income 
underpinned by resilient 

lease profile

50.0%
DI Margin 
in FP31 Dec 2025 (1) 

RM92.0m
Net Property Income (NPI)
in FP31 Dec 2025 (1) 

67.6%
PAT Margin 
in FP31 Dec 2025 (1) 

4.10 sen
Distribution per Unit 

in FP31 Dec 2025

7.7%
Annualised Distribution 

Yield(2) 

in FP31 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

99.9%
Occupancy Rate

as at 31 Dec 2025

RM69.4m
Total Revenue in 
FP31 Dec 2025 (2)

RM47.4m
NPI in 

FP31 Dec 2025 (2)

 

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

1.21 years

No. of tenants as at 31 Dec 2025 461

Notes: 
(1) Based on the updated valuation as at 31 December 2025
(2) άCtом 5ŜŎ нлнрέ ǊŜŦŜǊǎ ǘƻ ǘƘŜ ŦƛƴŀƴŎƛŀƭ ǇŜǊƛƻŘ ŦǊƻƳ мл WǳƴŜ нлнр ό[ƛǎǘƛƴƎ 5ŀǘŜύ ǘƻ ом 5ŜŎ нлнрΦ



57.1%

28.3%

14.5%

0.1% 0.0%

FYE 2026 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

13.5%
16.5%

4.8%

14.1%

1.8%

20.6%

1.2%

9.4%

3.0%

15.0%

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

ü Top 10 tenants collectively contribute 37.0% 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
11.4%

HomePro
5.1%

GSC
4.7%

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 

37.0%



SNAPSHOT OF PARADIGM MALL JOHOR BAHRU

!ƴŘ ƳƻǊŜΧ



PARADIGM MALL JOHOR BAHRU ς NEW STORES OPENED 

ShanteaChristy Ng

StryvTop Toy

Tim Hortons

The Colorist

Xiang Xiang Hunan Cuisine



PARADIGM MALL JOHOR BAHRU ς NEW STORES OPENED 

SipzzTravel For All

ChildhoodHLA

3 Little Chef

Doale

Infinix

Le Prairie Gelato Cafe



PARADIGM MALL JOHOR BAHRU ς UPCOMING NEW TENANTS

F&B

Thong Cha Plus B.O.D Bao Zhan Sopoong

Mr Tuk TukOiso Korean Traditional Cuisine

Fashion, Jewellery, and Beauty

Lukfook

Teva

Osmanli OUD


