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FORWARD-LOOKING STATEMENTS 

This document contains forward-looking statements and forward-looking information that are, by their 
nature, subject to significant risks and uncertainties. These forward-looking statements include, without 
limitation, statements relating to known and unknown risks; uncertainties and other factors that may 
cause our actual results, performance or achievements to be materially different from expected future 
results; performance or achievements expressed or implied by forward-looking statements; RCR’s 
overall future business, financial condition, and results of operations, including, but not limited to 
financial position or cash flow; RCR’s goals for or estimates of future operational performance or results; 
and changes in the regulatory environment including, but not limited to, policies, decisions, and 
determinations of governmental or regulatory authorities. Although RCR has extensive experience and 
that the forward-looking statements may be reasonable, nothing herein should be relied upon as a 
commitment as RCR cannot guarantee future events due to various risks and uncertainties. 
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I. PORTFOLIO OVERVIEW 
 
RL Commercial REIT, Inc. (“RCR”), a company designated by Robinsons Land Corporation (“RLC”) to operate as a Real Estate 
Investment Trust (“REIT”), leases to a diversified tenant base a high-quality portfolio (the “Portfolio”) of 16 commercial real 
estate assets (the “Properties” and each, a “Property”) across the Philippines with an aggregate Portfolio gross leasable area 
(“GLA”) of 480,479 sqm as of 31 December 2022. The Portfolio consists of commercial spaces primarily leased for office 
purposes, with minimal retail spaces on some of the Properties to support the needs of office tenants. 
 
The Portfolio of 14 assets comprises the Assigned Properties and the Cybergate Center Buildings with an aggregate 
Appraised Value of ₱55,570.9 million as of 31 December 2022 located in central business districts (“CBDs”) across Metro 
Manila and in the key cities of Naga, Tarlac, Cebu and Davao outside of Metro Manila. 
 
On 08 March 2022, RCR entered into a Deed of Sale with RLC for the acquisition of Robinsons Cybergate Bacolod for ₱734.0 
million, exclusive of value-added tax. Robinsons Cybergate Bacolod is the 15th asset acquired by RCR. It is located in Bacolod 
City, Negros Occidental with GLA of 10,367 sqm. 
 
On 20 April 2022, RCR entered into a Deed of Assignment with RLC for the acquisition of Robinsons Cyberscape Gamma for 
₱5,888.0 million, exclusive of value-added tax. Robinsons Cyberscape Gamma is the 16th asset acquired by RCR. It is located 
in Pasig City, Metro Manila with GLA of 44,797 sqm.  
 
On 15 August 2022, Securities and Exchange Commission (SEC) has issued its approval of the valuation of Gamma in the 
amount of ₱5,888.0 million to be applied as payment for the additional issuance of 777,807,133 common shares at par value 
of ₱1.00 each from unissued portion of the present authorized capital stock with additional paid-in capital of  
₱5,110.2 million. 
 
Details of RCR’s portfolio as of 31 December 2022 are as follows: 
 

 

Location 

Year 
Comple
ted 

Registration/ 
Certification 

Office 
Grade 

(1) 
GLA 
(sqm) 

% of 
Total 
Portfol
io GLA 

Appraised 
Value 

(₱ million)(2) Title to Asset Title to Land 

Metro Manila         

Assigned Properties         

Robinsons 
Equitable Tower  

Ortigas CBD,  

Pasig City 1999 PEZA A 14,365 3.3% 2,521.0 
Freehold over 96 
units(3) 

Subdivided 
interest in land 

Robinsons 
Summit Center .  

Makati CBD, Makati 
City 2001 PEZA A 31,394 7.2% 9,776.0 

Freehold over 31 
units(4) 

Subdivided 
interest in land 

Cyberscape 
Alpha....................  

Ortigas CBD,  

Pasig City 2014 PEZA A 49,902 11.5% 7,226.0 Building owned 

Land leased from 
Sponsor for 99 
years 

Cyberscape 
Beta ......................  

Ortigas CBD,  

Pasig City 2014 PEZA A 42,245 9.7% 5,761.0 Building owned 

Land leased from 
Sponsor for 98 
years 

Tera Tower .........  

Bridgetowne 
Complex  

IT Park, Quezon City 2015 
PEZA, 
LEED Gold A / Prime 35,087 8.1% 4,595.0 Building owned 

Land leased from 
Sponsor for 98 
years 

Cyber Sigma ......  
McKinley West, Fort 
Bonifacio, Taguig City 2017 PEZA A 49,970 11.5% 5,417.0 Building owned 

Land leased from 
BCDA for 25 
years(5) 

Exxa-Zeta 
Tower ...................  

Bridgetowne 
Complex  

IT Park, Quezon City 2018 

PEZA, 
LEED 
Silver A / Prime 74,584 17.1% 9,906.0  Building owned 

Land leased from 
Sponsor for 99 
years 
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Location 

Year 
Comple
ted 

Registration/ 
Certification 

Office 
Grade 

(1) 
GLA 
(sqm) 

% of 
Total 
Portfol
io GLA 

Appraised 
Value 

(₱ million)(2) Title to Asset Title to Land 

Cyberscape 
Gamma Pasig City 2018 PEZA A 44,797 9.32% 5,944.1 Building owned 

Land leased from 
Sponsor for 50 
years(6) 

Cybergate Center Building Leases        

Robinsons 
Cybergate 
Center 2 ..............  

Cybergate Complex  

IT Park, Mandaluyong 
City 2007 PEZA A 43,672 9.09% 5,614.0 

Building leased 
from Sponsor N/A 

Robinsons 
Cybergate 
Center 3 ..............  

Cybergate Complex 
IT Park, Mandaluyong 
City 2008 PEZA A 44,614 10.2% 6,455.0 

Building leased 
from Sponsor N/A 

Outside Metro Manila         

Assigned Properties         

Robinsons 
Cybergate Cebu  Cebu City 2011 PEZA B 6,866 1.43% 472.0 5/F to 7/F owned 

Land leased from 
Sponsor for 98 
years 

Galleria Cebu ....  Cebu City 2017 PEZA A 8,851 1.84% 859.0 3/F to 4/F owned 

Land leased from 
Sponsor for 99 
years 

 

Luisita BTS 1 ......  

 

Robinsons Luisita 
Complex, Tarlac City 

 

2018 

 

PEZA 

 

B 

 

5,786 1.20% 524.0 

 

Building owned  

 

Land leased from 
Sponsor for 99 
years 

Cybergate Naga
 ...............................  

Robinsons Place 
Naga Complex, Naga 
City 2018 PEZA B 6,069 1.26% 673.0 3/F to 5/F owned 

Land leased from 
Sponsor for 99 
years 

Cybergate Delta 
1 .............................  

Robinsons Cyberpark 
Davao, Davao City 2018 PEZA B 11,910 2.48% 1,152.0 Building owned 

Land leased from 
Sponsor for 99 
years 

Robinsons 

Cybergate 

Bacolod ...............  
Robinsons Cybergate 
Bacolod, Bacolod City 2018 PEZA B 10,367 2.16% 744.8  Building owned 

Land leased from 
Sponsor for 50 
years(6) 

Total     480,479 100.0% 67,639.9   

Notes:  
(1) According to the JLL Report, office buildings classified as “Grade A” or “Prime” are modern specification buildings with high quality finishes, typically 

located in prime locations while those classified as “Grade B” are medium quality buildings in prime locations or “Grade A” standard buildings, but in 
secondary locations. 

(2) The valuation of the properties is done using the Discounted Cashflows (“DCF”) Approach or Income Appraoch. Under the DCF approach, the cashflows 
of the properties were discounted based on a weighted average cost of capital (WACC) using the Capital Asset Pricing Model. 

(3) The Company owns 96 units out of 353 units comprising the Robinsons Equitable Tower. Title over each unit is evidenced by a CCT which represents 
ownership over the unit and an undivided interest in the land on which the Robinsons Equitable Tower is located. 

(4) The Company owns 31 units out of 32 units comprising the Robinsons Summit Center. Title over each unit is evidenced by a CCT which represents 
ownership over the unit and an undivided interest in the land on which the Robinsons Summit Center is located. 

(5) The lease is renewable for another 25 years and includes an Option to Purchase the land and its improvements from BCDA on the 24th year of the initial 
lease period. 

(6) The lease is renewable for another 25 years upon terms and conditions mutually acceptable to both parties. 
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II. OPERATING STATISTICS AS OF 31 DECEMBER 2022 
 

A. Occupancy Rate 
 
 
 
Building 

 
 

 GLA  
(in sqm)  

 
 

Occupied Area  
(in sqm) 

 
 

Occupancy 
Rate 

Robinsons Equitable Tower            14,365          14,215  99% 
Robinsons Summit Center            31,394          29,974  95% 
Cyberscape Alpha            49,902          49,902  100% 
Cyberscape Beta            42,245          41,089  97% 
Tera Tower            35,087          35,087  100% 
Cyber Sigma            49,970          49,970  100% 
Exxa-Zeta Tower            74,584          73,019  98% 
Robinsons Cybergate Center 2            43,672          43,672  100% 
Robinsons Cybergate Center 3            44,614          42,307  95% 
Robinsons Cybergate Cebu              6,866            6,866  100% 
Robinsons Galleria Cebu              8,851            8,851  100% 
Luisita BTS 1              5,786            5,786  100% 
Cybergate Naga               6,069            6,069  100% 
Cybergate Delta 1            11,910          11,910  100% 
Cybergate Bacolod 1            10,367            9,322  90% 
Cyberscape Gamma 44,797 42,371 95% 
Total         480,479       472,668  98% 

 
 

B. Tenant Mix 
 

Tenant mix, excluding spaces occupied by affiliates as of 31 December 2022 is as follows: 

 

 
 
   

BPO 

 
 
 

Traditional 

 
 
 

Others 
                      As a % of Total Occupied Area   77%  10%    13% 

 

 
C. Weighted Average Lease Expiry 

 
Weighted Average Lease Expiry as of 31 December 2022 is shown below: 

 

28.00%

19.00%
21.00%

Lease Expiry Profile

2023 2024 2025 and beyond
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III. INVESTMENT RETURN 
 

Following the listing of RCR’s common stock in the Philippine Stock Exchange on 14 September 2021, RCR has adopted a 
dividend policy to maintain an annual cash dividend payout ratio of at least 90% of Distributable Income for the preceding 
fiscal year, subject to compliance with the requirements of the REIT Law and the Revised REIT IRR. RCR likewise intends to 
declare and pay out dividends on a quarterly basis each year as allowed under Rule 4 Section 4 of the Revised REIT IRR. 
 
On 10 May 2022, RCR declared its first regular cash dividends for calendar year 2022 covering the period 01 January 2022 
to 31 March 2022 at P=0.0965 per outstanding common share, following the approval of the Board of Directors in their regular 
meeting held on the same date. The cash dividends were paid on 31 May 2022 to stockholders of record as of 26 May 2022. 
 
On 09 August 2022, RCR declared its second regular cash dividends for calendar year 2022 covering the period 01 April 2022 
to 30 June 2022 at P=0.0972 per outstanding common share, following the approval of the Board of Directors in their regular 
meeting held on the same date. The cash dividends were paid on 31 August 2022 to stockholders of record as of 23 August 
2022. 
 
On 08 November 2022, RCR declared its third regular cash dividends for calendar year 2022 covering the period 01 July 2022 
to 30 September 2022 at P=0.0974 per outstanding common share, following the approval of the Board of Directors in their 
regular meeting held on the same date. The cash dividends were paid on 29 November 2022 to stockholders of record as of 
22 November 2022. 
 
On 06 February 2023, RCR declared its fourth regular cash dividends for calendar year 2022 covering the period 01 October 
2022 to 31 December 2022 at P=0.0976 per outstanding common share, following the approval of the Board of Directors in 
their regular meeting held on the same date. The cash dividends are payable on 28 February 2023 to stockholders of record 
as of 20 February 2023. 

  

  

1Q to 3Q 2022 4Q 2022
ACTUAL - 
CY2022

REIT PLAN - 
CY2022

Dividend per Share ₱0.2911 ₱0.0976 ₱0.3887 ₱0.3847
Number of Shares Outstanding 10,726,804,330 10,726,804,330 10,726,804,330 9,948,997,197
Total Dividend Amount ₱2,971,911,499 ₱1,046,936,103 ₱4,018,847,601 ₱3,827,646,878

Dividend Payout Ratio:
% of AFFO 96.62% 96.17% 96.50% 100.00%
% of Distributable Income 90.92% 91.53% 91.08% 100.59%

Dividend Yield:
at Listing Price of P6.45/share 6.02% 6.05% 6.03% 5.96%
at Latest Share Price of P6.06/share1 6.40% 6.44% 6.41% 6.35%

at 30-day VWAP of P5.90/share1 6.58% 6.62% 6.59% 6.52%
1From  pse.com.ph and Bloomberg, as at 27 January 2023
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IV. ASSET ACQUISITION AND FINANCING STRATEGY 
 
A. Asset Acquisition 

 
1. TRANSACTION AND ASSET OVERVIEW 

 
Details of RCR’s asset acquisition and infusion for the period covering 01 January to 31 December 2022 are 
summarized as follows: 
 
 

Location 

Year 
Comple-
ted 

Regis-
tration 

Office 
Grade 
(1) 

GLA 
(sqm) 

Occu
panc
y 
(%)(2) 

Date and 
Mode of 
Acquisition
/ 
Infusion 

Total 
Contract 
Price 
(₱ 
million)(3) 

Tenant 
Mix 

Regist-
ered 
Owner 

Metro Manila          

Robinsons 
Cyberscape 
Gamma 

Ortigas 
CBD,  
Pasig 
City 2018 PEZA A 44,797 92% 

20 April 
2022 via 
Property- 
for-Share 
Swap 5,388.0(4) 

BPO, 
Traditio
nal, 
Retail RLC 

Outside Metro Manila          

Robinsons 
Cybergate 
Bacolod 

Bacolod 
City 2004 PEZA B 10,367 89% 

08 March 
2022 via 
cash 
purchase 734.0 

BPO, 
Traditio
nal, 
Retail RLC 

Total     55,164   6,122.0   
 Notes:  

(1) According to the JLL report, office buildings classified as Grade “A” or “Prime” are modern specification buildings with high 
quality finishes, typically located in prime locations while those classified as “Grade B” are medium quality buildings in prime 
locations or “Grade A” standard buildings, but in secondary locations. 

(2) As of date of acquisition and infusion 
(3) Exclusive of Value Added Tax (VAT), as applicable. The valuation of the properties is done using the Discounted Cashflows 

(DCF) Approach or Income Approach. Under the DCF approach, the cashflows of the properties were discounted based on 
a weighted average cost of capital (WACC) using the Capital Asset Pricing Model. 

(4) In accordance with Fairness Opinion, subject to confirmation of valuation by the Securities and Exchange Commission (SEC) 
 

On 08 March 2022, the Company entered into a Deed of Sale with its Sponsor, Robinsons Land Corporation (RLC), 
for the acquisition of its 15th asset, Robinsons Cybergate Bacolod (RCB) for P=734.0 million exclusive of VAT via 
cash purchase. This PEZA-registered two-storey commercial is predominantly leased to a BPO company. 
 
On 20 April 2022, the Company entered into a Deed of Assignment with RLC for the infusion of Robinsons 
Cyberscape Gamma (RCG) valued at P=5,888.0 million in exchange for RCR’s shares. This is the second property-
for-share swap transaction entered into by RCR with its Sponsor that will qualify as a tax-free exchange under 
Section 40(c)(2) of the Tax Code. This 37-storey commercial development will be RCR’s 16th asset, which is likewise 
predominantly leased to BPO companies. 
 
RCB and RCG are collectively referred to herein as the “Properties”. 
 
RCR will lease the land where the Properties are situated from RLC for 50 years with option to renew for another 
25 years at a lease rate of seven percent (7%) of the rental income generated by the Properties for the period. 
 
Both transactions have been approved by the Board of Directors of RLFM and RCR, as well as RCR’s Related Party 
Transactions Committee. 
 
The Company has already secured the Certificate Authorizing Registration (CAR) from the Bureau of Internal 
Revenue (BIR) for the Properties. 
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The SEC’s approval of the property-for-share swap was issued on 15 August 2022. Immediately after, the Company 
applied for the listing of additional shares with the Philippine Stock Exchange. 

 
2. PRINCIPAL INVESTMENT MANDATE 

 
RLFMI’s principal mandate is to pursue organic, as well as inorganic growth opportunities either through 
redevelopment of existing assets or through the dividend yield accretive acquisitions and/or infusions of high 
quality commercial properties that complement RCR’s portfolio. 

 
3. KEY INVESTMENT CRITERIA, SELECTION METHODOLOGY, AND INVESTMENT RATIONALE 

 
Subject to the investment limits provided under Rule 5, Sec. 1 of SEC MC 1-2020, RCR’s key investment criteria as 
are as follows: 
 

a. Yield Accretive: Should provide attractive dividend yield growth to RCR  
 
The Properties will immediately start to contribute revenues to RCR upon acquisition of RCB and upon 
effectivity of the Property-for-Share Swap for RCG, creating immediate tangible value to shareholders 
through higher distributable income. Organic growth is underpinned by fixed annual rental escalations, 
with tenants typically having fixed rental escalations of between 3% to 5% p.a. Furthermore, there is a 
potential upside in revenues and distributable income once vacancies are filled. 
 
At IPO price of P=6.45 per share, the CY2022 projected annualized dividend yield of RCR after the 
acquisition of RCB and infusion of RCG is 6.06%, exceeding commitment per REIT Plan at 5.96%.  Estimated 
yield is subject to actual operating performance and market conditions. 

 
b. Three-Year Profitability History: With operating profitability history of more than three years 

 
The Properties have been operational and profitable for more than three years. 

 
c. Stable Occupancy: With consistently high occupancy rates based on prevailing market terms; 

 
The Properties have maintained stable high occupancy rates of 90% for RCB and 95% for RCG. 

 
d. Location and Accessibility: (i) located in a CBD, emerging business districts or in key cities across the 

Philippines, typically with high-growth potential; and (ii) in proximity to various modes of public transport 
and major roads for enhanced accessibility to tenants; 
 
RCB fronts Araneta Avenue, one of Bacolod City’s major thoroughfares linking both the northern and 
southern sections of the city. 
 
Meanwhile, RCG has direct frontage along two roads making it easily accessible. The district where the 
RCG is situated is surrounded by four major thoroughfares: on the west by EDSA; on the north by Ortigas 
Avenue; on the east by Meralco Avenue; and on the south by Shaw Boulevard. These thoroughfares 
provide easy access to/from various sections of the metropolis. Public transportation is available 
throughout the day in both locations. 
 
The acquisition and infusion of the Properties will extend RCR’s wide geographical reach to 10 cities 
nationwide, diversifying the Company’s revenue stream and mitigating concentration risk. 

 
e. Tenant Profile: The potential property should target clients that will contribute to the portfolio’s 

diversified tenant base, predominantly targeting all sub-sectors of the IT-BPM and BPO industry, 
traditional office tenants as well as other tenant categories that will contribute to the stable occupancy of 
the buildings. 

 
RCR had an initial portfolio of 14 high-quality commercial assets, carefully curated for its stability, diversity, 
and focus on the resilient BPO sector. The acquisition and infusion of the Properties will further solidify 
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RCR’s tenant base from the essential services sector as majority of the tenants of RCB and RCG are BPO 
companies. Other tenants are traditional companies and retail tenants which contribute to the stable 
occupancy of RCB and RCG. 

 
f. PEZA Registration: To the extent available, the potential property has PEZA registration or otherwise 

located in a PEZA-registered IT park. 
 

RCB is registered with PEZA as an IT Park entitled to certain tax and non-tax incentives including, among 
others, 5% special tax regime. 
 
On the other hand, RCG is registered with PEZA as an Information Technology (IT) Center. 
 
Tenants generally enjoy preferential tax rates and/or exemptions as a result of the Government’s thrust to 
spur the growth of the IT-BPM and BPO industry through PEZA registration incentives. 
 
RCR has a pipeline of over 400,000 sqm of gross leasable area (GLA) for potential acquisition from RLC 
consisting of existing office assets (including RCG), offices that are in various stages of construction, and 
BPO-occupied spaces in RLC’s malls (including RCB). 
 
As of the date of acquisition of RCB and infusion of RCG, the Properties were the ones that satisfied RCR’s 
strategic and financial key investment criteria. 
 
The acquisition and infusion will expand RCR’s portfolio to 16 assets, widen its geographical footprint to 
10 cities nationwide, boost portfolio value to over P=80.0 billion and grow GLA by 13% to 480,479 sqm, 
solidifying the Company’s position as the biggest Philippine REIT in terms of asset size and widest 
geographical coverage to-date. 

 
4. TRANSACTIONAL CONSIDERATION AND PUBLIC FLOAT 

 
In compliance with Rule 5, Sec. 9 (f) of SEC MC 1-2020, the total contract price of RCB at P=734.0 million and RCG at 
P=5,888.0 million were based on valuation report prepared by RCR’s independent valuer, Santos Knight Frank (SKF). 
 
SKF is a pioneer in appraisal practice both in Philippines and globally and is accredited by the SEC and PSE. 
 
For RCG, the asset will be exchanged for 777,807,133 common shares of RCR at an exchange price of P=7.57 per 
share which is 0.22 higher than the 30-day Volume Weighted Average Price (VWAP) of P=7.35 as of 20 April 2022. 
SEC has issued its approval on the valuation of RCG as payment for the additional issuance of common shares on 
15 August 2022. 
 
The appraised value and the exchange price are within the values indicated in the Fairness Opinion issued by FTI 
Consulting, Inc. (FTI). The Discounted Cashflows (DCF) Method was used by FTI as the primary method to estimate 
the fair value of the RCG. Under the DCF Method, FTI discounted the cashflows of the RCG based on a weighted 
average cost of capital (WACC) using the Capital Asset Pricing Model. The Direct Capitalization Approach was used 
as secondary method to cross-check the fair value of the property. 
 
FTI is an independent firm also accredited by the SEC and PSE. 
 
RCR’s public float will be 33.86% of the enlarged total shares outstanding, which is higher than the Minimum Public 
Ownership requirement of 33.33% per REIT IRR. 
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5. RISK ASSESSMENT 
 
In the course of the conduct of a full due diligence and valuation of the Properties, RLFM and the independent 
appraiser carefully considered risks associated with the Properties that affect the demand for, and prevailing prices 
of office leases. These risks include potential vacancies and downward pressure on rent as occupiers may potentially 
shed space either due to business downturn as a result of the pandemic or space optimization in light of flexible 
arrangements. 
 
RCR is and will be able to mitigate these potential risks due to the strength of its tenant mix anchored by the 
resilient BPO sector. The Properties are also a top choice due to their strategic location and quality (Grade A and 
Grade B) of the buildings. Organic growth is underpinned by fixed rental escalations, long-term contracted leases 
and stable occupancy rates. 

 
 

B. Financing Strategy 
 
RCR will consider asset acquisitions via different financing methods as the case may be, including but not limited to a 
tax-free exchange via asset-for-share swap or cash with the Sponsor, equity and debt capital raising transactions, bank 
loans, among others, depending on what is in RCR’s best interests. As of 31 December 2022, RCR has zero debt. 

 
 

V. Office Industry Benchmarks 
 
All Metro Manila assets of RCR are in line with the market office rental rates(1). 
 
 

 
 

 Quezon City Ortigas Center Mandaluyong Makati(2) Taguig (BGC) 

Rental 
rate/sqm/mo. 

 
P500-800 

 
P575-800 

 
P550-750 

 
P700-1,200 

 
P850-1,500 

Notes 
(1) from Colliers Market Report Q4 2022 
(2) Grade A 
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