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MREIT heads into next phase as it diversifies portfolio
MREIT, INC. said it is pushing through 
with its plan to expand into the re-
tail segment as part of its next growth 
phase, marking a shift from its current 
focus on o�  ce assets.

In a statement on Thursday, the real 
estate investment trust of Megaworld 
Corp. said it is moving to its “Wave 5” 
strategy following the integration of its 
latest acquisitions.

“With Wave 4 now integrated, MREIT 
is turning to Wave 5, which is expected to 
mark the company’s diversifi cation into 
retail by infusing mall assets in the sec-
ond half of the year,” the company said.

The planned move remains subject 
to due diligence, valuation, and regula-
tory approvals.

“Subject to due diligence, valua-
tion, and regulatory approvals, Wave 5 
will bring MREIT materially closer to 
its goal of one million square meters 
of GLA (gross leasable area) by 2027,” 
it added.

The shift comes as the company 
reported stronger first-quarter perfor-
mance, with distributable income rising 
34% year on year to P1.25 billion, while 
revenues grew 29% to P1.72 billion. Net 
operating income (NOI) margin im-
proved to 81.6% from 80.3% a year earlier.

MREIT attributed the gains to the 
full impact of its Wave 4 acquisition, 
a P16.2-billion property-for-share 
swap that added nine Grade A of-
fice buildings in McKinley Hill and 

expanded its gross leasable area by 
about 34% to around 647,000 square 
meters.

“Our fi rst quarter results show Wave 
4 working exactly as intended: accretive 
from day one, and at a scale that mean-
ingfully lifts both our earnings base and 
margin profile,” said Jose Arnulfo C. 
Batac, president and chief executive 
o�  cer of MREIT.

For 2025, MREIT posted total rev-
enues of P5.58 billion and net income of 
P4.40 billion, according to its fi nancial 
statements.

MREIT, which was incorporated 
in 2020 as a real estate investment 
trust under Republic Act No. 9856, is a 
subsidiary of Megaworld, which owns 

a 54% stake in the company. Its port-
folio consists of office assets located in 
Megaworld townships such as McKin-
ley Hill, McKinley West, Eastwood 
City, Iloilo Business Park, and Davao 
Park District.

The company said its expansion 
p i p e l i n e  i s  s u p p o r t e d  by  Me g a -
world’s “extensive pipeline of sta-
bilized, income-generating proper-
ties” and the broader portfolio of 
Alliance Global Group, its ultimate 
parent, providing a platform for fur-
ther growth.

O n  T h u r s d a y,  M R E I T  s h a r e s 
closed at P13.92, down eight centavos 
or 0.57%. — Alexandria Grace C. 
Magno

Ayala Land, Inc. leans on leasing, 
trims spending amid global risks
AYALA LAND, Inc. (ALI) said it is scal-
ing back capital spending and leaning 
more heavily on its leasing business 
as global uncertainties weigh on the 
property sector, signaling a more de-
fensive stance.

“There’s no doubt that the Middle 
East crisis is a signifi cant disruptor, es-
pecially for the property development 
industry,” ALI Chairman Jaime Augusto 
Zobel de Ayala said during the company’s 
annual stockholders’ meeting on Thurs-
day. “In times like these, our top priority 
is stability over aggressive growth.”

He said the company is focused on 
preserving liquidity and maintaining 
fl exibility.

“We’re focused on ensuring ample 
liquidity and maintaining the flex-
ibility to act swiftly when the environ-
ment improves,” he said. “We have also 
scaled down our capital expenditure 
(capex) plans as part of our balance 
sheet management.”

ALI had planned P70 billion to P80 
billion in capital expenditures this 
year, about 38% for leasing. In 2025, 
it spent P92.9 billion, with 38% for 
property development, 29% for leasing 
expansion, 18% for estate build-out, 
and 15% for land acquisition.

Mr. Zobel said the company is also 
adjusting its development pipeline, 

noting it will “manage our residential 
launches and reduce our inventory” 
while strengthening recurring income 
streams.

“The strategy we put in place is to 
pivot towards leasing through expand-
ing our leasing footprint and reinvent-
ing our malls and hotels,” he said. “Our 
focus on building a stronger recurring 
income business is precisely to help us 
weather disruptions and cycles with 
more dependable revenue streams.”

The company also cited macroeco-
nomic pressures, including “rising in-
flation, elevated interest rates, and a 
weaker peso,” as additional headwinds.

In its latest disclosures, ALI said 
property development accounted for 
about 65% of its real estate revenues 
in 2025, while leasing and hospitality 
contributed 28% and services 7%.

EARNINGS PERFORMANCE
ALI President and Chief Executive Of-
fi cer Anna Ma. Margarita B. Dy said 
leasing is expected to drive growth over 
the medium term.

“Our leasing business is expected to 
remain on a growth trajectory and will 
be the primary driver of our company’s 
expansion,” she said.

She added that all  new leasing 
projects over the next three years 

will be located within the company’s 
estates.

For 2025, ALI reported consolidated 
net income of P39.1 billion, up 38.7% 
from P28.2 billion in 2024, driven by 
leasing and hospitality and gains from 
portfolio management.

Leasing and hospitality revenues rose 
7% to P48.7 billion from P45.6 billion. 
Shopping center revenues increased 5% 
to P24.2 billion from P23 billion, while 
office leasing revenues reached P12.2 
billion. Hospitality revenues climbed 
9.3% to P10.6 billion from P9.7 billion, 
boosted by the New World Makati Hotel 
acquisition.

“By 2027, we expect earnings be-
fore interest, taxes, depreciation, and 
amortization to be roughly balanced 
between leasing and development,” 
Ms. Dy said.

Mariana Zobel de Ayala, president 
of Ayala Malls and head of the leasing 
and hospitality group, said the compa-
ny plans to expand its retail footprint.

“Looking ahead to 2026, we will open 
over 200,000 square meters of new re-
tail space, our largest annual addition in 
history,” she said.

She added reinvestments in malls 
and hotels are expected to deliver a “15-
20% uplift in rents and room rates upon 
stabilization.”

ALI is also expanding into indus-
trial real estate, including cold storage 
facilities.

The company maintained a disci-
plined approach to its residential busi-
ness, reporting sales of P125 billion 
in 2025 despite launching 42% fewer 
projects, while inventory improved to 
19 months.

Chief Finance O�  cer Jose Eduardo 
A. Quimpo II said ALI continues to re-
cycle capital, including through asset 
infusions into AREIT, Inc.

“We are not passively holding as-
sets. We are constantly optimizing the 
balance sheet to catalyze returns and 
maximize value,” Mr. Quimpo said.

ALI returned 65% of its prior-year 
income to shareholders through divi-
dends and share buybacks.

The company said its balance sheet 
remains strong, with net gearing at 
0.78:1 supported by predominantly 
long-term fi xed-rate debt.

“We have always deliberately kept 
our balance sheets strong so we can 
withstand periods like this, and just as 
importantly, position ourselves to cap-
ture opportunities when they emerge,” 
Mr. Zobel said.

At the local bourse on Thursday, ALI 
shares fell by 0.85% to P16.34 each. — 
Alexandria Grace C. Magno
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7-Eleven PHL plans 400 stores, up to P5-B capex for 2026
LISTED Philippine Seven Corp. (PSC) 
said it has set aside up to P5 billion in 
capital expenditures (capex) this year 
as it plans to open 400 additional stores 
by yearend, pushing ahead with expan-
sion despite global uncertainties linked 
to the Middle East conflict.

“I think capex is P4 billion or P5 
billion,” PSC Chairman Jose Victor P. 
Paterno told reporters on the sidelines 
of Franchise Asia Philippines’ 2026 In-
ternational Franchise Conference on 
Thursday.

He said the company plans to open 400 
new 7-Eleven stores this year despite oil 
price shocks from the ongoing war in the 
Middle East.

“We can’t really slow down. We have 
400 stores opening hopefully by the end 
of the year, and those have already broken 
ground,” Mr. Paterno said.

He added that more than half of the 
planned store openings will be in the Vi-
sayas and Mindanao.

PSC is the exclusive licensee of the 
7-Eleven convenience store brand in the 

Philippines and operates more than 4,500 
stores nationwide.

Mr. Paterno said the company remains 
on track to expand its network to 5,000 
stores this year.

Despite the global oil crisis weighing on 
retail prices, he said the company expects to 
perform better than during the pandemic, 
when mobility restrictions pushed con-
sumers to shop more in supermarkets.

He said convenience stores near resi-
dential areas could benefi t as consumers 
look to save on travel costs.

“We haven’t seen a decrease in sales 
due to the crisis,” Mr. Paterno said. “We’re 
trying to keep operational costs down by 
hedging power.”

More than half of 7-Eleven stores in the 
country are franchised, he said.

PSC reported a 5.51% decline in its full-
year 2025 net income to P3.6 billion from 
P3.81 billion a year earlier, according to 
its latest annual report posted on April 13.

At the local bourse on Thursday, PSC 
shares closed unchanged at P34 apiece. — 
Beatriz Marie D. Cruz

Globe buys 
back $426M 
in perpetual 
securities
GLOBE TELECOM, Inc. said it has repur-
chased $426.42 million of its dollar-denomi-
nated perpetual securities following the expi-
ration of its tender o� er, as part of its e� ort to 
reduce debt and improve cash fl ows.

In a regulatory filing on Thursday, the 
listed telecommunications company said 
the amount represents the securities ten-
dered and accepted for purchase at the close 
of the offer.

The tender o� er, which ran from April 14 to 
22, will be settled on April 24. Globe said the 
remaining principal amount of the securities 
stood at $173.58 million after the transaction.

The buyback forms part of the company’s 
$600-million senior perpetual capital secu-
rities issued in 2021. Globe had offered to 
purchase any and all outstanding 4.2% se-
nior perpetual securities at $1,000 per $1,000 
principal amount, with Morgan Stanley act-
ing as dealer manager.

The company said the transaction is 
part of a broader effort to retire perpetual 
debt, which carries ongoing distribution 
obligations.

Globe issued the $600-million securities 
in October 2021 at an initial distribution rate 
of 4.2%, payable semi-annually.

According to an earlier disclosure, the secu-
rities have no maturity date but include a step-
up feature that increases the cost of keeping 
them outstanding over time. They also carry 
an early redemption option by August, with 
coupon rates set to rise if not redeemed.

For 2026, Globe expects low- to mid-sin-
gle-digit revenue growth following a decline 
in 2025.

The company reported a 4.12% drop in net 
income to P23.3 billion in 2025 from P24.3 
billion in 2024, weighed down by higher de-
preciation and interest expenses and lower 
revenues.

At the local bourse on Thursday, Globe 
shares rose P2, or 0.12%, to close at P1,650 
apiece. — Ashley Erika O. Jose
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