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FX headwind to weigh on performance  
 
Singapore| REIT | 1Q25 UPDATE 

• While the 1Q25 DPU was not disclosed, EMA rental income in SGD terms declined by 
0.2% YoY to S$32.5mn due to the weaker RMB, which is in line with our forecast and 
accounts for 26% of our FY25e estimates. Weaker performance of outlet sales(-0.9%YoY), 
which led to a 1.2% drop in variable component in RMB terms, was cushioned by a 3% 
fixed escalation in the fixed component of EMA rental income.  

• 1Q25 outlet sales were dragged by the performance of Hefei mall (-3.9%YoY) and 
Kunming mall (-2.9%YoY), which was partially offset by the increasing contribution from 
Chongqing Liangjiang outlet (1.3%YoY) due to new product offerings. Portfolio Sales 
improved by 1.2% YoY from Jan to Feb 25, driven by CNY promotional events, but 
subsequently saw a slowdown in Mar 25.  

• We maintain our BUY recommendation with a revised DDM-TP of S$0.78 (prev. S$0.81). 
We have raised our COE by 0.7ppt to 9.64%, reflecting higher FX risk as the RMB 
depreciated by c.3% YTD. Consequently, our FY25e DPU forecast has been lowered by 1% 
to 6.01cents to incorporate the updated FX assumptions. The central government’s 
consumption vouchers provide limited benefits to SASSR, as they do not apply to fashion 
items. Nonetheless, we expect tenant sales to grow in the low single digits in FY25e, with 
performance momentum picking up from 2Q25 onwards. SASSR currently trades at an 
FY25e dividend yield of 9.6% and a P/NAV of 0.76x. 

 
Result at a glance 

 
Source: Company, PSR  

The Positives 
+ Cost of borrowing to continue trending down. Borrowing costs fell 0.3ppt YoY to 5.0%, 
driven by a 17ppts increase in onshore RMB-denominated loans to 70% of total debt. With 
market expectations for a lower Loan Prime Rate (LPR), we anticipate DPU upside from 
interest savings in FY25e as a 50bps decline in cost of borrowing would increase DPU by 
0.1cents.   
 
The Negative 
- Weaker outlet sales. In 1Q25, outlet sales dipped 0.9% YoY as freezing weather discouraged 
shoppers. However, January–February 2025 saw sales rise 1.2% YoY, buoyed by Lunar New 
Year spending. The spring collection launch in March underperformed due to persistent cold 
conditions. Beginning April 2025, sales rebounded with low-single-digit YoY gains, a trend that 
continued into May. We maintain our outlet sales growth forecast at low-single-digit for 
FY25e. 
 
Outlook  
SASSR has not experienced any direct impact from tariffs, as 95% of its international brands 
are manufactured in the EU or China, with less than 5% sourced from the U.S. The REIT also 
identifies an opportunity in the excess inventory held by Chinese manufacturers. Some face 
challenges exporting to the U.S. due to the 10% universal tariff, thereby broadening SASSR’s 
product availability. Additionally, SASSR is evaluating acquisition opportunities beyond its 
Xi’an asset, capitalizing on distressed sales by Chinese retail developers. The REIT is also 
exploring C-REIT transactions, conducting feasibility studies on potential assets, and assessing 
liquidity considerations. 
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Maintain BUY with a lower TP of S$0.78 (prev: S$0.81) 
We maintain our BUY recommendation with a revised DDM-TP of S$0.78 (previously S$0.81) 
and have increased our COE by 0.7ppt to 9.64%, reflecting higher FX risk following the RMB's 
depreciation of approximately 3% YTD. As a result, our FY25e DPU forecast is lowered by 1% to 
6.01cents, to account for the updated FX assumptions. We still anticipate tenant sales growing 
in the low-single digits in FY25e, with momentum improving from 2Q25 onwards. SASSR is 
currently trading at an FY25e dividend yield of 9.6% and a P/NAV of 0.76x. 
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 Financials 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Income Statement Balance Sheet

Y/E Dec, (S$’000) FY22 FY23 FY24 FY25e FY26e Y/E Dec, (S$’000) FY22 FY23 FY24 FY25e FY26e

EMA rental income 125,932     126,726       123,726    125,832    131,202     ASSETS

Manager's management fee (8,850)        (8,335)          (8,330)      (8,585)       (8,977)        Cash and short term deposit 100,755      140,834       174,345      181,205      186,440      

Trust expense (1,638)        (321)             (319)         (319)          (319)           Prepayments, deposits etc 28,104        26,042         19,477        19,477        19,477        

Finance income 171            286              253           286           286            Total current assets 128,859      167,490       194,392      201,252      206,487      

Finance costs (26,280)      (27,409)        (24,710)    (22,655)     (21,348)      Investment properties 1,638,981   1,580,190    1,582,290   1,582,822   1,583,354   

Other items 144,834     170,093       118,292    177,742    188,126     Total non-current assets 1,638,981   1,580,190    1,582,783   1,582,822   1,583,354   

Total return before before tax 80,187       86,379         73,220      92,072      98,357       Total Assets 1,767,840   1,747,680    1,777,175   1,784,074   1,789,841   

Tax Expense (18,089)      (23,958)        (17,162)    (21,176)     (22,622)      

Net income after Tax 62,098       62,421         56,058      70,895      75,735       LIABILITIES

Distribution adjustments 26,405       20,929         27,239      10,310      10,702       Other payables and accruals 69,635        142,285       141,194      144,133      145,575      
Distribution to unitholders 80,322       77,370         75,912      75,520      80,386       Loans and borrowings 487,355      5,439           5,497          5,497          5,497          

Others 31,077        31,384         38,200        42,852        42,852        
Per unit data Total current liabilities 588,374      185,924       189,543      192,482      193,924      

Y/E Dec, (S$’000) FY22 FY23 FY24 FY25e FY26e Loans and borrowings -              369,895       372,295      372,295      372,295      

NAV (S$) 0.87           0.82             0.83          0.83          0.82           Deferred tax liabilities 111,667      114,970       119,476      119,476      119,476      
DPU (S cents) 6.55           6.25             6.08          6.01          6.36           Total non-current liabilities 111,667      542,144       549,651      549,651      549,651      

Total Liabilities 700,041      728,068       739,194      742,133      743,575      
Cash Flow

Y/E Dec, (S$’000) FY22 FY23 FY24 FY25e FY26e Net assets 1,067,799   1,019,612    1,037,981   1,041,941   1,046,267   

CFO Represented by:

Total return for the period before tax 80,187       86,379         73,220      92,072      98,357       Unitholders' funds 1,067,799   1,019,612    1,037,981   1,041,941   1,046,267   

Adjustments 39,609       37,945         46,124      30,518      29,603       
WC changes (45,596)      68,833         4,263        2,939        1,441         

Tax paid and interest received (7,074)        (5,917)          (9,114)      (20,890)     (22,336)      

Cash generated from ops 67,126       187,240       114,493    104,639    107,065     

CFI

CAPEX (4,078)        (532)             (372)         (532)          (532)           

Cashflow from investments (4,078)        (532)             (865)         (39)            (532)           
Valuation Ratios

CFF Y/E Dec FY23 FY24 FY25e FY26e

Proceeds from bank loans -                 395,193       -               -                -                 P/NAV (x) 0.73 0.77 0.76 0.76
Repayments of bank loans (5,592)        (491,138)      (5,444)      -                -                 Distribution Yield (%) 10.40 9.92 9.65 9.54
Payment of borrowing-related -                 (13,513)        -               -                -                 Growth & Margins

Distributions to unitholders (86,421.0)   (87,418.0)     (75,807.0) (56,859.0)  (75,520.4)   Growth

Others (22,398)      (18,789)        (19,921)    (22,219)     (20,912)      

Cashflow from financing (114,411)    (215,665)      (101,172)  (79,078)     (96,433)      Revenue 0.6% -2.4% 1.7% 4.3%

Distributable income -3.7% -1.9% -0.5% 6.4%
Net change in cash (51,363)      (28,957)        12,456      25,521      10,101       DPU -4.6% -2.7% -1.2% 5.9%
Cash at the start of the period 152,421     100,755       131,197    174,345    181,205     Key Ratios

FX changes (9,228)        17                1,661        -              -               Net Debt or (Net Asset) (1,280,485)   (1,372,346)  (1,399,383)  (1,406,282)  
Ending cash 91,830       71,815         143,653    199,866    191,305     Gearing 28% 21% 21% 21%

Source: Company, Phillip Securities Research (Singapore) Estimates
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Total Returns Recommendation Rating

> +20% Buy 1

+5% to +20% Accumulate 2

-5% to +5% Neutra l 3

-5% to -20% Reduce 4

< -20% Sel l 5

Ratings History

PSR Rating System

Remarks
We do not base our recommendations  entirely on the  above quanti tative return 

bands .  We cons ider qual i tative factors  l ike (but not l imited to) a  s tock's  ri sk reward 

profi le, market sentiment, recent rate of share price appreciation, presence or 

absence of s tock price catalysts , and speculative undertones  surrounding the s tock, 

before making our fina l  recommendation 
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