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Morgan Parker, President, Taubman Asia, believes 
that it is far too early to talk about uniformity at all 
in Asia.  Hong Kong aside, where it is the high end 
developer owned malls that are all much the same, 
Asian retail environments are still all very different. On 
the contrary, REITs will help develop and improve the 
shopping environment for tenants and consumers alike. 
“It is only where you have a highly mature market that 
standardisation becomes a problem,” he says.

economic padding
According to Stewart Labrooy, Executive Director, AXIS 
REIT Managers, managers tend to opt for a suburban or 
stable retail environment. This is because they weather 
economic shocks better than other locations. Looking at 
the CapitaLand portfolio one can see that those which 
form part of the CapitalMall trust are those in suburban 
centres. According to a spokesperson for CapitaLand this 
may account for the accusations of all its malls looking 
the same, as suburban shopping centres all require 
a supermarket, a bookstore, a bank and other daily 
amenities. Shoppers don’t want to travel to a number 
of different locations to get groceries or pick up the dry-
cleaning.

While Labrooy manages mostly office and industrial 
properties, with many tenants from sale and leaseback 
arrangements, the approach is similar.  He lists the 
advantages of being REIT-owned to the tenant as:
- stable environment for long term capital planning
- freeing up of capital
- opportunity for long leases
- knowledge that the owner is unlikely to modify the 
building to the tenants detriment

eclecticism and long term planning 
Teresa Pang, Public Relations Manager, PARK’n’SHOP, 
says that the decision to move into a location is not going 
to be significantly affected by whether it is REIT owned or 
not. Factors such as traffic, sales potential, transportation 
network and customer profiles will be greater influences 
on site selection, she says. And it is these factors that 
REIT managers aim to improve, then as the mall becomes 
more popular they may increase rents. 

commercialisation
Ultimately, says JLL’s David Hand, regardless of retail 
category, it is the high-performance retailers who will 
thrive in a REIT dominated environment. Those who do all 
that they do “well” – from partnering with the building 
owner to manage promotional events to intelligent 
supply-chain planning.

For Morgan Parker at Taubman, in the end it is the commercialisation of the landlord/ 
tenant relationship that will prove the most significant change. He believes this will 
be good news for tenants, where many current tenancy arrangements are the result of 
non-market factors such as legacy, grandfathering or old-fashioned cronyism. With a 
more prudent and forward thinking owner, tenants are “less likely to be ripped off” and 
plans for things such as deferred maintenance schemes can be relied upon. As Labrooy 
said they will no longer be at the “whim of a family”.

Commercialisation is likely to spread across the industry. Currently “new” stock from 
government or new build projects forms the majority of retail REITs in Asia.  These 
properties will now be valued not on the physical value of the land but on what income 
can be derived from them. Eventually, says Parker, this approach will spread and all 
properties will be valued this way. When that time comes, transparency in the market 
will mean the difference between a REIT or other landlord will be negligible.  RFP
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The increase in foot traffic and 
accompanying spend is appreciated, 
particularly by the larger players.




