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About Our Report
Our integrated report showcases how we fulfil our purpose –  
We Link People to a Brighter Future – by presenting qualitative and 
quantitative data communicating how we position Link for success 
across our markets in the ever-evolving connected landscape. 
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This integrated report and consolidated financial statements for 
2022/2023 were prepared by management, endorsed by the Audit 
and Risk Management Committee (ARMC) and approved by the 
Board. They have been subject to both internal and external review. 
The content substantially conforms with the International Integrated 
Reporting Council’s (IIRC) <IR> Framework. We believe this report 
offers a balanced, fair account of the Group’s 2022/2023 
performance, including material events up to the approval date, 31 
May 2023. While disclosing our strategic plans, we exercised 
judgement to avoid compromising our competitive edge.

Reporting Boundary
Our 2022/2023 Integrated Report aims to concisely communicate 
how Link’s strategy and business model impact value creation over 
time, considering our external environment, material matters, 
principal risks and the associated opportunities. Additionally, we 
offer a succinct overview of our operational performance, 
governance and risk management practices for the financial year.

Materiality
The topics discussed in this report reflect the issues that could 
impact the role we play in society, as well as how our business 
deals with evolving market dynamics and allocates resources to 
ensure we deliver our value. Every three years, we conduct a 
detailed materiality assessment to identify the material issues that 
could, in our judgement, significantly impact the value we create for 
our stakeholders. For 2022/2023, we have reviewed and updated 
the materiality matrix and the content of this report is based on the 
outcome of that assessment.

Combined Assurance 
We use a combined assurance model for assurance  
from management and internal and external providers. 
PricewaterhouseCoopers audited our 2022/2023 consolidated 
financial statements and subsequently gave an unmodified opinion 
thereon. Ernst and Young undertook an independent limited 
assurance engagement of selected metrics relating to Link’s 
material ESG key performance indicators; further information is 
provided in our 2022/2023 Sustainability Compendium. The material 
ESG key performance indicators and the Sustainability 
Compendium have been approved by the Board. The Group’s 
internal audit function assesses financial, operating, compliance 
and risk management controls.

The Sustainability Compendium, which does not form part of, but 
which is intended to complement our Integrated Annual Report, 
provides more details on our Sustainability Strategy, as well as 
approach and performance during the year.

We provide a range of publications so our 
stakeholders can assess Link’s financial 
and sustainability performance.
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2022/2023 Strategic Report 
•	 Integrated Report 

Our report is our primary communication 
with our stakeholders and is 
supplemented by additional content-
specific disclosures.
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2022/2023 Governance and 
Financial Disclosures Report
•	 Corporate governance report

•	 Annual consolidated financial statements 

•	 Summarised consolidated annual 
financial statements
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2022/2023 Sustainability 
Compendium
•	 Environmental, Social and Governance 

Reporting Guide (ESG Reporting Guide) 
of The Stock Exchange of Hong Kong 
Limited

•	 Global Reporting Initiative Sustainability 
Reporting Standards (GRI Standards)

•	 International Sustainability Standards 
Board (ISSB) Exposure Draft IFRS S2 
Climate-related Disclosures

•	 Task Force on Climate-related  
Financial Disclosures (TCFD)

Access the  
Sustainability  
Compendium
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Link At A Glance
Link is a leading real estate investor and manager in the  
APAC region, with a diversified portfolio including retail,  
car parks and related business, offices and logistics assets spanning 
Hong Kong, Mainland China, Australia, Singapore, and the UK, with 
more than 1,300 Linkers working together to achieve our vision.

Vision

To be a world class real estate investor 
and manager, serving and improving 
the lives of those around us
Purpose

We Link People to a Brighter Future

Hong Kong
Retail(1), Office, Car Parks and Related Business

Mainland China
Retail, Office and Logistics

Australia, Singapore & the UK
Retail and Office

Properties No. of Employees No. of Leases

130(1)

2022/2023 Revenue

HK$10,041M 985 9,562

Properties No. of Employees No. of Leases

12(2)

2022/2023 Revenue

HK$1,545M 214 1,261

Properties No. of Employees No. of Leases

12
2022/2023 Revenue

HK$648M 133 1,129
Notes:

(1)	 Includes a parcel of non-office commercial-use land off Anderson Road, Kwun Tong.

(2)	 Includes two logistics assets in Changshu, with acquisition completed in April and May 2023, respectively.
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What Makes Us Different
Our ability to innovate and adapt helps us to consistently address the evolving needs of our 
business partners and the communities we serve.

Management Expertise
•	 >94% of our asset enhancement  

projects since 2008/2009 achieved  
double-digit ROI

•	 17 year track record of revenue and  
NPI growth

Your Trusted 
Partner in 
APAC Real 
Estate 

Portfolio Value

HK $248 B(1)

The only internally 
managed, the most liquid 
and the largest REIT in 
terms of market capitalisation 
in Asia. Listed in 2005 as the 
first REIT in Hong Kong

Delivered a compound 
annual return of 
approximately 14% since IPO

A constituent of the Hong 
Kong securities market 
benchmark Hang Seng 
Index and major  
sustainability indices

100% free float held by 
public and institutional 
investors

 52.4% Hong Kong Retail

 �18.8% �Hong Kong Car Parks  
and Related Business(2)

 2.9%   Hong Kong Office

 10.6% Mainland China Retail

 2.6% Mainland China Office

 1.2% Mainland China Logistics

 5.5% Singapore Retail

 1.2% Australia Retail

 4.8% International Office

Notes:

(1)	As at 31 March 2023, the total valuation of investment properties, plus 50% value of Qibao Vanke Plaza, 
49.9% value in the prime office portfolio in Sydney and Melbourne, and the agreed property value in 
Mainland China logistics assets in Changshu which was announced on 12 May 2022, on a pro-forma basis.

(2)	 Including two car park/car service centres and godown buildings in Hong Kong.

Capital Resilience
•	 Net gearing ratio decreased 

to 17.8%

•	 No refinancing needs in the 
next 12 months

Robust Corporate Governance
•	 Majority independent board with no  

controlling unitholder

•	 Comprehensive risk management 
system
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Occupancy Rates

Mainland China

100.0%

Logistics

We own and manage a diversified and high-quality portfolio including retail,  
car parks and related business, offices and logistics assets across Hong Kong, 
Mainland China, Australia, Singapore and the UK. With our core strengths of 
portfolio management, capital management and asset management, we unlock 
growth opportunities and provide continued and long-term business sustainability.

Diversification continues to contribute: 
Hong Kong retail and carpark performance 
demonstrated resilient growth; new assets 
(Mainland China logistics, Australia retail 
and office) started to contribute to revenue 
to provide diversification benefits

Completion of the issue of HK$3.3B 
4.50% Guaranteed Convertible Bonds 
due 2027

Completion of the 
acquisition of two 
logistics properties 
in Changshu, 
Mainland China

•	 Completion of the largest-ever Asian real 
estate sector rights issue

•	 Completion of the first acquisition of two 
assets in Singapore: Acquired at ~6.1% 
discount to book value with management rights 
to third-party asset, on-boarded a team of 
130+ staff to set up regional office and built a 
roadmap to initiate third-party capital business

•	 Link revamped strategy announced: Link 
3.0 strategy is structured to ensure continue 
delivery of unitholder value and distribution

OCT 2022 DEC 2022 MAR 2023 APR/MAY 2023

Lok Fu Place, Hong Kong, China

Swing By @ Thomson Plaza, Singapore

Retail

Hong Kong

98.2%
Mainland China

95.5%
Australia & United Kingdom

~90%

Office

Changshu Warehouse, Changshu South, China

Hong Kong

98.0%
Mainland China

95.2%
Australia

96.9%
Singapore(1)

99.9%

Note:

(1)	 Committed occupancy as at 31 March 2023.
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Overview  |  Our Key Stakeholders

Suppliers and 
Contractors

Why We Engage

Suppliers and contractors 
ensure the quality of Link’s 
properties are consistent and 
meet expectations

How We Engage Value Created

•	 Regular meetings and communication

•	 Fair and transparent bidding processes

•	 Timely payments

•	 Reliable supply chain

•	 Cost savings due to good relationships and 
scalability of services

Interest

•	 Timely payments

•	 Fair contract terms

•	 Ongoing business relationships

Community  
and Shoppers

Why We Engage

Community members and 
shoppers are the ultimate 
demand drivers and dictate 
property appeal and 
community contribution

How We Engage Value Created

•	 Surveys and feedback forms for  
customer satisfaction

•	 Social media engagement and PR activities

•	 Community events, promotions,  
and consultations

•	 A vibrant shopping environment driving footfall 
and tenant sales

•	 Positive customer experiences fostering repeat 
visits and referrals

•	 Supportive local communities facilitating 
smoother project execution

Interest

•	 Variety, quality, and affordability of retail offerings

•	 Cleanliness, safety, and accessibility of the shopping environment

•	 Sustainable and socially responsible shopping centres

•	 Link’s corporate social responsibility initiatives and community contributions

Employees How We Engage Value Created

Why We Engage •	 Regular strategic updates and team meetings

•	 Employee development programmes

•	 Employee engagement initiatives

•	 Employee satisfaction surveys

•	 Improved employee retention

•	 Highly skilled and motivated workforceStrategic engagement  
with employees enhances 
motivation, skills, and 
commitment

Interest

•	 Career growth and development opportunities

•	 Work-life balance

•	 Competitive compensation and benefits

Tenants How We Engage Value Created

Why We Engage •	 Regular communication on property- 
related issues

•	 Tenant satisfaction surveys

•	 Regular property maintenance and upgrades

•	 Long-term leases secured by  
tenant satisfaction

•	 Positive referrals attracting new prospects
Tenants, driving revenue, 
require sustainable places to 
do business

Interest

•	 Property maintenance and security

•	 Competitive rental rates

•	 Flexibility in lease terms
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OUR GROWTH AND 
TRANSFORMATION 
JOURNEY

HONG KONG ISLAND
LANTAU ISLAND

NEW TERRITORIES

KOWLOON
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Building Three Core Competences
Link 1.0 established our functional competences in 
portfolio management, capital management and asset 
management that matched evolving lifestyle 
aspirations, introduced wider consumer choice and 
established new standards of services for Hong Kong 
non-discretionary retail shopping centres.

Value created

•	 Completed 95 asset enhancement projects across 
Hong Kong and Mainland China since listing

•	 >94% of our asset enhancement projects since 
2008/2009 achieved double-digit ROI

•	 Average sales growth of Link’s Hong Kong tenants 
have a track record of outperforming the market 

•	 New community spaces and amenities established 
as part of the shopping experience

Portfolio Diversification and Optimisation
Link 2.0 leveraged our balance sheet strength to enhance the 
portfolio through diversification and optimisation, providing future 
growth opportunities and establishing new competences to 
deliver beyond expectations. 

Link1.0

Link2.0

Over the past 17 years, we have transformed our 
business from managing primarily non-discretionary 
retail assets to diversifying across asset classes and 
geographies. This evolution serves as a testament to 
our strategic foresight and growth mindset, 
consistently delivering value to our Unitholders, 
tenants, communities, and Linkers. As regional 
markets rebound post-pandemic and adapt to 
changing lifestyle aspirations, we continue to 
capitalise on emerging opportunities. As we enter 

Link 3.0, we aim to continue to drive organic growth 
and to pursue diversification. Active asset 
management, portfolio management and prudent 
capital management remain critical. Together with 
our plan to introduce an asset-lighter approach by 
working with capital partners, we are committed to 
optimising our portfolio in order to increase 
resilience and provide sustainable return with growth 
for our Unitholders.

Value created

•	 Geographic expansion of our portfolio footprint to 
Mainland China, the UK and Australia

•	 Asset classes expanded to include logistics,  
commercial and office spaces

•	 Joint ventures, minority shareholding and other investment 
formats introduced to pool resources and expertise that 
leverage growth and portfolio balance

•	 ESG standards introduced to ensure resilience as 
economies and markets transition to a low carbon future
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Link3.0
Our New Phase of Growth 
We are committed to providing our Unitholders with stable distributions  
and sustainable long-term growth, notwithstanding the intensifying 
uncertainties around the world.

For this next phase of our growth, we have revamped our strategy  
under Link 3.0.

Link 3.0 Strategic Tenets

•	 Achieve organic growth through active asset management

•	 Optimise our portfolio and diversify our source of income through 
accretive investments and asset recycling

•	 Adopt an asset-lighter approach by working with capital partners to 
grow AUM and management fee income

•	 Expand our capabilities regionally and in different asset classes, in 
support of our asset-lighter approach

•	 Manage our cost of funding and financial risks through active  
capital management

•	 Uphold our ESG and sustainability stewardship

We actively monitor and address different risks that we face, and it is a 
priority for us to continually enhance our capabilities and remain resilient 
through economic cycles. We are focused on our target markets in the 
APAC region which have strong fundamentals, and we will continue 
evaluating opportunities across multiple asset classes including retail,  
car park, office and the logistics sectors, while primarily targeting non-
discretionary retail and logistics. Our asset-lighter approach facilitates  
our diversification and helps us better manage our risk profile.

Leveraging on our award-winning governance standards, our ESG 
stewardship, our experienced and professional team and the support of our 
stakeholders, we aspire to become a Trusted Partner in APAC Real Estate.

Our history 
of resilience 
demonstrates 
our capacity 
to overcome 
obstacles and 
achieve 
sustained 
growth over 
time.
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MAINLAND CHINA

HONG KONG 

SINGAPORE

AUSTRALIA

15Annual Report 2022/2023







Chairman’s Statement

Amid global uncertainty, Asia Pacific presents  
a reliable landscape of growth potential. Its  
resilience mirrors our strategic investments  

and robust governance, symbolising our  
pledge to long-term value creation.

Dear Unitholders,

In today’s global economic landscape, characterised by 
decelerating growth, high inflation, and geopolitical 
uncertainty, the Asia Pacific (APAC) region remains a 
beacon of growth and development. With robust economies 
like Australia and Singapore, the region demonstrates 
resilience and dynamism, outshining the challenges faced 
by the rest of the world.

The reopening of Mainland China and Hong Kong, was a 
vital contributor to the region’s growth. Mainland China’s 
robust economy is set to expand by 5.2% in 2023, while 
Hong Kong’s economy is projected to rebound by 3.5% to 
5.5%. Australia’s diversified economy (forecasted to grow  
by 4.6% in 2023), coupled with Singapore’s stable growth, 
provide a strong foundation for the region’s overall economic 
outlook.

Despite significant policy challenges, inflation and interest 
rate uncertainty, systemic financial risk, elevated public  
debt levels and weak income growth, policymakers have 
continued to proactively manage risk through a mix of 
monetary, fiscal, and structural reforms. Their commitment 
to striking a balance between supporting growth, protecting 
the vulnerable and addressing debt concerns signals the 
region’s dedication to long-term, sustainable growth.

Capitalising on APAC Real Estate 
Opportunities: From Macro to Micro
Our investment strategy leverages the robust fundamentals 
of the APAC region. The shift towards core real estate has 
transformed the region into a global destination for 
investment, offering stable income returns and lower 
volatility. We benefit from diverse risk-adjusted returns 
across various markets, enabling us to mitigate risk  
and capitalise on opportunities throughout the property cycle.  
Our strong alignment with operational partners on values, 
processes and return expectations supports our growth 
strategy.

The retail landscape is continuously evolving, with 
omnichannel retailing and changing consumer preferences 
playing significant roles. Despite this, community retail 
locations in major cities remain in demand, driving rental 

growth and providing attractive investment 
opportunities. Industrial and logistics sectors are 
compelling growth drivers, with e-commerce fuelling 
demand, particularly in Mainland China.

Our confidence in the APAC real estate market stems 
from diverse investment opportunities, robust market 
fundamentals, and growth potential across key sectors. 
As a leading APAC real estate investor, we remain 
committed to delivering value for our Unitholders and 
positioning our investments for long-term success.

Governance led by Business as 
Mutual: Building Trust through 
Robust Governance
Robust governance is indispensable and central to 
long-term success and sustainable growth. Our 
award-winning corporate governance, exemplified by 
our Business as Mutual (BAM) mindset, fosters trust 
and alignment with our business partners. We 
emphasise the following pillars of good corporate 
governance:

1.	 Transparency and clarity: Our commitment to 
providing clear, timely information to our 
stakeholders establishes trust and fosters 
productive engagement.

2.	 Accountability and responsibility: We cultivate a 
culture of accountability, driving our organisation’s 
success and strengthening our reputation.

3.	 Stakeholder-based decision-making: By treating 
stakeholders fairly, we build strong, enduring 
relationships that benefit our growth strategy.

4.	 Independence: Maintaining an independent board 
without a dominant controlling unitholder ensures 
objective decision-making processes, with the aim 
of maximising value for all our Unitholders.

Embracing the BAM mindset enhances trust with our 
business partners and positions us as a trusted industry 
leader. In a world where trust has become a key 
differentiator for leading companies, we are dedicated 
to maintaining the highest standards of governance and 
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Dear Unitholders,

I am delighted to present Link’s annual report. As the world 
recovers from the effects of the pandemic, we are leveraging 
our adaptability and industry expertise to identify and seize 
growth opportunities in a rapidly shifting real estate 
environment.

Embracing the Post-Pandemic 
Landscape
Our strategic decisions are guided by understanding 
evolving trends, including the demand for flexible office 
spaces, the rise of e-commerce necessitating logistics 
facilities and the growing focus on eco-friendly designs. With 
our proactive approach, we continuously evolve 
our trade mix, creating innovative tenant solutions. By 
acknowledging and meeting our customers’ changing 
preferences, notably health and wellness, we have 
enhanced our appeal. This is evident in our expanded 
building certifications, end-of-trip office facilities, and 
improved shopper interaction via our LinkUp app; all of 
which contributed to robust occupancy rates across 
our portfolio.

Our Financial Performance Highlights
Despite economic headwinds, our strong financial 
performance underscores our resilience and value creation 
for Unitholders. We have consistently outperformed peers, 
validating our strategic approach in navigating post-
pandemic challenges and capitalising on opportunities. 

Our revenue and net property income rose by 5.4% and 
4.8%, respectively, to HK$12,234 million and HK$9,198 
million, driven by the performance of our Hong Kong 
portfolio and lower levels of rental concessions, despite 
weaker performance in Mainland China. 

Excluding the discretionary distribution paid in 1H 
2021/2022, our total distributable amount increased 0.6% to 
HK$6,311 million in 2022/2023. Meanwhile, the valuation of 
our investment property portfolio increased to HK$237,469 
million, up from HK$212,761 million as at 31 March 2022.

Following our HK$18.8 billion rights issue in March 2023, 
the net assets attributable to Unitholders increased by 
16.1% to HK$188.9 billion. This sustained earnings and 
valuation growth is a testament to our effective cost 
management and diversification strategy, ensuring our 
resilience through market cycles.

Our unwavering commitment to excellence and  
sustainable growth fuels our ambition, allowing  

us to adapt and navigate the post-pandemic  
landscape with resilience and innovation.

Portfolio Resilience through 
Diversification
Portfolio diversification has been an essential strategy 
for Link for the past 17 years, enabling us to manage 
risks and optimise returns. By allocating investments 
across various asset classes and geographic areas, we 
have effectively mitigated the impacts of market volatility 
and localised economic downturns.

This year, we continued to strengthen our portfolio’s 
geographic and asset class diversity by acquiring prime 
assets in Australia, Mainland China, and Singapore, 
comprising three wholly owned and eight jointly-owned 
properties. We made our entry into the Singaporean 
real estate market with a platform that provides the 
potential to support our aspiration of strategic growth 
with third-party capital partners. This increased reach 
has bolstered our real estate portfolio, ensuring greater 
diversification, reduced risks and improved stability.

Capital Management for a New Era
Our robust capital management strategy has 
empowered us to tackle the challenges of the new 
normal, including inflation, rising interest rates and 
supply chain disruptions. Our HK$18.8 billion rights 
issue lowered our net gearing ratio to 17.8%, enhancing 
our liquidity to capitalise on market opportunities.

By proactively fortifying our capital base, we have set 
the stage for our next growth phase, marked by a 
strengthened balance sheet and increased funding 
certainty. Our net gearing ratio, one of the lowest among 
peers, along with the additional HK$9.3 billion from the 
rights issue, brings our total liquidity to approximately 
HK$27.3 billion. As we navigate this landscape, we 
patiently and cautiously await opportunities to deploy 
our capital for yield-accretive acquisition.

Link 3.0: Our Growth Strategy
The Link 3.0 strategy forms the cornerstone of our 
ongoing success in the post-pandemic world. We are 
setting our sights on continued portfolio optimisation, 
the adoption of a leaner, asset-lighter approach, 
strengthening our regional presence and the expansion 
of our assets under management through strategic 
partnerships. This strategy harnesses established 

Chief Executive Officer’s Review
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Megatrends
As a leading APAC real estate investor, we are acutely aware of 
the megatrends reshaping our landscape. By understanding 
these dynamics and proactively mitigating their impacts, we 
transform these trends into opportunities for sustained growth.

Geo-economic Fragmentation  
and Global Financial Risks

Interaction with our Principal Risks

External		   B  D

Strategic		   F                               G

Connection to Key Capitals

ESG, Sustainability,  
and Climate Risks

Interaction with our Principal Risks

Strategic		   E   F

Operational	  H

ESG		   J

Connection to Key Capitals

Increased Competition  
in APAC

Interaction with our Principal Risks

External		   B   C   D

Strategic		   F

Connection to Key Capitals

The confluence of geo-economic fragmentation and international financial 
risks poses notable strategic challenges to the APAC region,  
impacting various sectors, including real estate. Trade protectionism, supply 
chain disruptions and regional tensions contribute to this fragmentation, 
creating barriers to trade, investment, and technological progression within 
APAC economies. Concurrently, the global financial landscape is challenged 
by rising inflation and interest rates, potentially leading to tighter credit 
conditions and mounting debt servicing costs. These interlinked risks 
exacerbate existing issues such as ongoing trade disputes, sanctions, 
and geopolitical tensions in the region, which together hinder economic 
growth and expose APAC to recession, financial crises and increasing 
income disparities.

The strategic integration of Environmental, Social, and Governance (ESG) 
principles is paramount for APAC real estate investors. With the absence of 
universally accepted ESG reporting standards, greenwashing becomes a 
considerable risk, potentially leading to regulatory repercussions. Proactive 
identification and management of emerging ESG risks are essential to 
maintain a competitive edge. Climate change poses a significant concern, 
necessitating strategic responses to the physical and regulatory risks 
affecting real estate assets. Moreover, growing societal expectations call for 
a proactive role in fostering healthy living conditions and positive community 
impact. Strengthened governance standards underscore the need for 
increased transparency and stakeholder engagement, which are vital to 
shaping investor relations and ensuring legal compliance. Consequently, for 
APAC real estate investors, aligning ESG compliance, integration and 
communication with broader business objectives is key. Such alignment not 
only bolsters the ESG brand but also instils stakeholder confidence and 
facilitates sustainable growth in a dynamic investment landscape 
characterised by heightened ESG awareness.

The APAC real estate sector continues to draw global investors due to its 
promising long-term prospects, fuelled by the rise of economic 
powerhouses, urban migration trends and regional shifts. However, this 
heightened attractiveness brings strategic challenges that we, as a leading 
APAC real estate investor, must carefully navigate. The surge of international 
capital into the region has led to intensified competition for premium 
investment opportunities. This competitive landscape necessitates a 
strategic, proactive approach to identifying and securing appealing 
opportunities. Furthermore, the potential scarcity of core real estate assets 
elevates the significance of a strategic portfolio diversification, potentially 
including alternative real estate asset classes. Investors are also grappling 
with evolving geopolitical landscapes and potential financial instability, 
factors that call for a comprehensive risk management strategy. The 
prospect of higher interest rates demands careful consideration of asset 
valuations and return expectations.
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Key Capitals

Financial

Portfolio

Talent

Natural

Innovation

Social & 
Relationship

External Risks
 A   �Evolving Retail and Commercial Market Trends

 B   Financial Market Volatility

 C   �Financial Strength and Performance

 D   �Macroeconomic or Geopolitical Developments

Strategic Risks
 E   �Brand Reputation and Public Relations 

 F   �Portfolio Diversification and Investment Strategies

                             G   �Talent Recruitment, Development and Retention

Operational Risks
 H   �Asset Maintenance and Enhancement

 I   �Business Resilience and Contingency Planning

ESG Risks
 J   �Accelerating Net Zero/Decarbonisation Requirements

Workplace Changes in APAC

Interaction with our Principal Risks

External		   A   C

Strategic		   F   H

Connection to Key Capitals

In the aftermath of the pandemic, marked shifts in office and retail space 
usage are evident across the APAC real estate sector, with notable 
transformations occurring in key markets such as Mainland China, Hong 
Kong, Singapore, Australia, and Japan. The conventional paradigm of office 
space utilisation is undergoing significant change. The increased adoption of 
flexible and hybrid working models has necessitated a reconfiguration of 
office environments. Offices are now being redesigned to support both 
collaborative and individual work, integrating wellness-centric spaces and 
digital connectivity. This shift reflects the balance between remote work and 
the sustained relevance of physical office spaces, particularly in the APAC 
region where a robust return to office work is being observed.

Concurrently, the retail sector is navigating its own evolution. Despite the 
dramatic growth of e-commerce, the importance of physical retail spaces 
remains central in these key APAC markets. However, the function of these 
spaces is being re-envisioned. Traditional retail outlets are transforming into 
experiential venues, providing customers with unique immersive experiences 
that transcend the capabilities of online shopping. Additionally, the strategic 
use of retail spaces as last-mile fulfilment centres is becoming increasingly 
crucial, supporting the swift expansion of the e-commerce sector. These 
trends illustrate the dynamic nature of the APAC real estate sector and the 
necessity for strategic adaptation to these evolving norms of space 
utilisation.
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MITIGATION MEASURES
To navigate the megatrends reshaping the APAC real estate landscape, 
we actively adapt and foster resilience. Through a comprehensive set of 
mitigation measures, we align our business objectives with the evolving 
demands of the APAC real estate landscape, capitalising on emerging 
opportunities and ensuring long-term success.

ESG, 
Sustainability, 
and Climate Risks

Increased 
Competition in APAC

Workplace 
Changes in APAC

Geo-economic 
Fragmentation and 
Global Financial Risks

Our Strategy  |  Megatrends
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Government Relations  
and Policy Advocacy 

Establish a proactive approach to 
government relations and policy 
advocacy, particularly in key APAC 
markets. Advocate for policies that 
create a more stable and predictable 
investment environment to mitigate 
risks associated with geo-economic 
fragmentation.

Regulatory Compliance  
and Advocacy  

Stay informed about evolving 
regulations related to geo-economic 
changes and ESG standards. 
Proactive compliance across the 
portfolio can mitigate regulatory risk. 
Additionally, advocate for clear, fair 
regulation in target markets to 
create a more stable investment 
environment.

ESG Integration  
and Scenario-based 
Portfolio Stress Testing 
Implement a comprehensive ESG 
strategy across the portfolio, 
underpinned by regular scenario-
based stress testing. This approach 
involves selecting investments 
based on strong ESG performance, 
aligning property management with 
sustainability standards, transparent 
ESG reporting, and periodic stress 
tests to identify vulnerable assets 
and enhance their resilience to 
economic and environmental 
shocks.

Strategic Partnerships 
and Proactive Stakeholder  
Engagement
Foster strategic partnerships with 
local partners, authorities, and 
communities and engage 
proactively with key stakeholders. 
This includes nurturing relationships 
that provide invaluable local 
insights, facilitate smoother 
operations amidst increased 
competition, geo-economic 
instability, and encourage 
transparency on Link’s strategic 
direction, ESG efforts, and market 
outlook.

Geo-economic  
Risk Management  
and Financial Resilience
Maintain a robust risk management 
framework incorporating diverse 
geo-economic scenarios, risk-
adjusted return assessments, and 
financial resilience planning. This 
strategy includes anticipating 
regulatory shifts, trade dynamics, 
and developing a plan that ensures 
financial stability amidst economic 
shocks. The plan includes 
maintaining healthy cash reserves, 
diversifying funding sources and 
regular reassessment of debt 
management strategies.

Investment 
Diversification 

Diversify investments across 
different markets, sectors, and asset 
types in the APAC region to spread 
risk and capitalise on different 
growth opportunities. This strategy 
is guided by a thorough 
understanding of local market 
dynamics and future trends in office 
and retail space usage.

Our Strategy  |  Megatrends
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Enterprise Risk Management 
and Principal Risks

Our Risk Management 360 (RM360) 
Framework
The RM360 framework illustrates how Link employs risk 
management practices in compliance with our Risk 
Management Policy’s principles and limits. This process 
identifies principal risks and evaluates them in the context of 
Link’s strategic objectives, managing these risks within our 
established risk appetite.

Moreover, RM360 offers an integrated approach to 
managing risks and opportunities while assessing ESG 
materiality. It fosters a culture of proactive risk and ESG 
ownership, reflecting Link’s target operating model and 
holding each business and functional area accountable for 
ongoing risk identification, assessment and management. 
This approach empowers business units and individual 
Linkers to monitor risks and implement mitigation strategies 
as needed. It also supports senior management and the 
Board in identifying innovative business opportunities and 
fostering mutually beneficial partnerships with stakeholders.

Our Risk Context and Appetite 
For each risk, we identify respective controls and their 
effectiveness through our risk assessment process to 
manage underlying causes and mitigate impacts. All 
principal risks are linked to the reporting of key risk 
indicators and strategic objectives.

Setting and understanding risk appetite is a crucial aspect of 
corporate governance. Our Board monitors the risk appetite 

Risk Governance Structure
The Board is ultimately responsible for creating, maintaining, 
and supervising effective risk management and internal 
control systems. Our risk governance structure, featuring 
three lines of defence as outlined below, jointly manages 
and mitigates risks associated with Link’s business.

We have implemented procedures and control measures, 
including an updated corporate risk register that assesses 
and calibrates external forces, strategic risks, operational 
risks, and ESG risks based on impact severity and 
occurrence probability. The Risk Governance team monitors 
top risks and risk momentum changes, with the relevant 
departments or functions acting as risk owners.

Link’s Internal Audit department provides independent and 
objective assurance and advice regarding control and risk 
management process adequacy and effectiveness. Key risk 
management processes are audited to ensure timely 
identification of improvement areas and prompt 
implementation of appropriate measures. 

Link’s robust enterprise risk management framework is designed 
to effectively identify, assess, and manage the risks inherent in 
our diverse operations.

for each identified principal risk, ensuring informed, 
risk-based decision-making and strategic planning.

This approach allows our RM360 framework and 
management to respond to risks dynamically and directly, 
integrating our corporate culture and atmosphere to 
ultimately add value.

Three Lines of Defence

Board of Directors

Audit and Risk Management Committee

R
egulators  |  Trustee  |  E

xternal A
udit 

1st Line of Defence 
Operational Management

2nd Line of Defence 
Risk Governance + Compliance

•	 Internal controls

•	 Control confirmation

•	 Whistleblowing

•	 Risk register

•	 Compliance training 

•	 Compliance monitoring

•	 Risk monitoring and reporting 

3rd Line of Defence 
Internal Audit

•	 Internal advice

•	 Investigation

Accountability to stakeholders for organisational oversight

Independent assuranceActions (including managing risk) to achieve organisational objectives

Key: Accountability, 
reporting

Delegation, direction, 
resources, oversight

Alignment, communication, 
coordination, collaboration
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External Risks
 A   �Evolving Retail and Commercial  

Market Trends

 B   Financial Market Volatility

 C   Financial Strength and Performance

 D   �Macroeconomic or Geopolitical 
Developments

Strategic Risks
 E   �Brand Reputation and Public Relations

 F   �Portfolio Diversification and Investment 
Strategies 

 G   �Talent Recruitment, Development and 
Retention

Operational Risks
 H   �Asset Maintenance and Enhancement 

 I   �Business Resilience and Contingency 
Planning 

ESG Risks
 J   �Accelerating Net Zero/Decarbonisation 

Requirements

Bidirectional Unidirectional

Year-on-year Risk Ranking Movement

Increasing

No change

Decreasing

NEW New risk

Connection to Key Capitals

Financial Portfolio Talent Natural InnovationSocial & 
Relationship

Principal Risks and Interdependencies
By analysing the links between key risks, we can identify those that might influence or exacerbate other risks, ensuring they 
are appropriately weighted. This chart demonstrates these key risks and their interconnectedness. Importantly, a risk with 
multiple connections indicates a greater significance. This acts as a strategic checklist to mitigate potential risks efficiently, 
thereby reinforcing our the reliance of our system.

Our Strategy  |  Enterprise Risk Management and Principal Risks
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 A   Evolving Retail and Commercial Market Trends  

 B   Financial Market Volatility  

 C   Financial Strength and Performance

Recent Trends

The rapid evolution of e-commerce, 
digitalisation and social media influences, 
along with shifts in shopper behaviors due 
to the pandemic, has impacted global 
markets in recent years. Hybrid models in 
retail and office sectors may apply 
downward pressure on market rental prices.

Recent Trends

Although financial market volatility has 
shown signs of slowing since 2023, the 
ongoing global recession, coupled with 
interest rate hikes and foreign exchange 
rate fluctuations, may still adversely impact 
organisations’ investment and financing 
decisions.

Recent Trends

In a challenging operating environment and 
post-pandemic recovery, maintaining a 
higher liquidity buffer and aligning 
operational strategies (such as leasing) and 
capital management is essential for 
sustainable growth.

Potential Impacts

•	 Unstable leasing demand leading to pressure on 
reversion

•	 Unsatisfactory tenant retention and revenue growth

Our Responses

•	 Regularly review tenant and trade mix strategies to 
maintain a resilient portfolio

•	 Monitor shopper behavior changes and industry 
trends across asset classes 

•	 Further diversify our portfolio and introduce an 
asset-lighter business model which helps manage 
our business risk profile

Potential Impacts

•	 Higher cost of funding

•	 Portfolio or asset valuation fluctuations 

Our Responses

•	 Regular monitoring of key financial indicators 

•	 Employ prudent capital management strategies 
with a mix of financing options or structures to 
limit exposure

Potential Impacts

•	 Financial performance below stakeholders’ 
expectation

•	 Deterioration of recoverability and liquidity

Our Responses

•	 Engage stakeholders regularly

•	 Finance and Investment Committee and Board level 
review and approved of key investment and financing 
decisions

•	 Diversify and grow towards an asset-lighter business 
model under Link 3.0 strategy

Related Sections

•	 Track Record of 
Resilience

•	 Management 
Expertise

Related Sections

•	 Capital Management

•	 Valuation Review

Related Sections

•	 Corporate Strategy

•	 Governance, 
Disclosures and 
Financial 
Statements

External Risks

NEW

Our Strategy  |  Enterprise Risk Management and Principal Risks
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 D   Macroeconomic or Geopolitical Developments  

 E   Brand Reputation and Public Relations 

Recent Trends

Increased threats to APAC’s 
regional stability, such as trade 
bans on strategic output, hinder 
economic integration amid 
headwinds. The prolonged 
Russo-Ukrainian war has 
exacerbated inflation and 
disrupted global supply chains.

Recent Trends

Information overload 
increases public relations risk 
and misalignment with 
stakeholder expectations, 
potentially leading to 
reputational damage and 
heightened public sensitivity.

Potential Impacts

•	 Fluctuation in portfolio or asset valuation

•	 Prolonged lead time in supply chain and procurement

Our Responses

•	 Regular monitoring of key economic indicators 

•	 Robust due diligence processes

•	 Regular assessment of geopolitical developments or local 
government policies affecting Link’s operations and target 
markets

Potential Impacts

•	 Controversial or negative coverage in media 

•	 Adverse impact on market sentiment

Our Responses

•	 Proactively maintain relationships and open dialogue with 
communities to enhance transparency 

•	 Implement a “Business as Mutual” ethos and stakeholder 
engagement policy 

•	 Establish reporting channels for timely escalation

•	 Ensure interdepartmental collaboration for information accuracy 
and consistency

Related Sections

•	 Sustainability 
Compendium

Related Sections

•	 Trusted Partner

•	 Our Growth and 
Transformation 
Journey

Strategic Risks

 F   Portfolio Diversification and Investment Strategies 

Recent Trends

Diversification by 
geography and across 
asset classes minimises 
market-specific downside 
risks, reduces exposure to 
stretched valuation, and 
enhances return stability 
and performance.

Potential Impacts

•	 Deterioration of the expected return on potential investment 
opportunities

•	 Inaccurate assumptions or calculations distorting corporate 
strategy formulation

Our Responses

•	 Prudent portfolio curation and geographical diversification for 
optimisation under Link 3.0 strategy

•	 Finance and Investment Committee at the Board level reviews 
and endorses key investment and financing decisions 

•	 Strengthen asset management capability and build capital 
partnerships

Our Strategy  |  Enterprise Risk Management and Principal Risks
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                             G   Talent Recruitment, Development and Retention 

  H   Asset Maintenance and Enhancement 

 I   Business Resilience and Contingency Planning 

Recent Trends

With a challenging economic outlook and 
uncertain job market due to labor outflow 
during the pandemic, employers have 
become more agile in workforce strategies 
to sustain business operations.

Recent Trends

To cater to post-pandemic shifts in 
behaviors, such as increased demand for 
experiential consumption, it is crucial to 
upgrade and transform commercial 
properties into higher-quality assets aligned 
with evolving community lifestyles and 
sustainability standards.

Recent Trends

Increasing demand for technological 
advancements for operational efficiency, 
coupled with ever-changing cybersecurity 
threats, raises the risk of business 
disruption and potential legal consequences.

Potential Impacts

•	 Ineffective people strategies leading to high turnover

•	 Lack of succession planning

Our Responses

•	 Remuneration and Nomination Committee oversees 
key talent matters and decisions

•	 Encourage an outcome-driven development plans 
linked to organisational goals

•	 Maintain close communication with management to 
understand talent needs

•	 Regular benchmarking to ensure competitiveness

Potential Impacts

•	 Unnecessary downtime or additional costs due to  
substandard repair and maintenance; or delay in  
capital enhancement projects

•	 Expectation gaps leading to adverse impacts on tenant 
satisfaction and shopper experience

Our Responses

•	 Regular meetings with vendors and progress monitoring 

•	 Robust vendor management and performance evaluation 

•	 Ongoing review and update of asset enhancement pipeline

Potential Impacts

•	 System interruptions and data leaks 

•	 Reputational damage or non-compliance with data 
protection enforcement across jurisdictions 

Our Responses

•	 Regular review of IT infrastructure and multiple  
system data backups 

•	 Implement disaster recovery and resumption plans  
with regular system tests

•	 Periodic cybersecurity awareness training and exercises

Related Sections

•	 Sustainability 
Compendium

•	 Management 
Expertise

Related Sections

•	 Operational 
Highlights

Operational Risks
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Materiality: Core Driver for 
Management and Growth

Although most material issues are shared across the 
industry, it is the company-specific impact that shapes our 
materiality management. Our established assessment 
process factors in sector-defining megatrends, stakeholder 
expectations, and company-specific risks identified through 
our Enterprise Risk Management. The recent review of 
material risks under Link 3.0 confirms the effectiveness of 
this process, emphasising the context of risk management. 
Our challenge lies in scaling our expertise and expanding 
our risk radar to adeptly navigate the evolving landscape of 
operations and expectations.

Risk Management 360 (RM360) is our integrated approach 
for the assessment of enterprise risk and ESG materiality. 
This holistic approach ensures that our corporate and 
sustainability strategies are aligned, risk-informed, and that 
we fully integrate material ESG issues into our enterprise 
risk management system.

Approach
Regular stakeholder engagement drives our RM360 
process. Each of Link’s business units is responsible for the 
ongoing identification, assessment, and management of 
existing and emerging risks, including ESG and climate 

Materiality serves as the foundation for managing and 
expanding our company. 

List of Material Issues

 1   Talent Development and Retention 

 2   Energy Efficiency 

 3   �Tenant, Shopper and Business Partner Management 

 4   Waste Management 

 5   Economic and Financial Performance

 6   Stakeholder Engagement 

 7   Climate Change Resilience and Decarbonisation 

 8   Sustainable Finance 

 9   Brand Awareness and Reputation 

 10   Materials and Supply Chain Management

 11   Technology and Innovation

 12   Water Management

 13   Employee Well-being

 14   Responsible Investment

 15   Corporate Governance and Risk Management

 16   Community Investment and Development

 17   Occupational Health and Safety

 18   Diversity and Inclusion
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Importance to Business

 1

10
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   17

   18

      11  2 4
 7

12

 8

 14 15

 5

 9

 3
 6

  Environment

risks. This empowers business units and individual Linkers 
to monitor risk and execute defined mitigation strategies.

Our Sustainability and Risk Governance teams are 
responsible for collectively compiling, maintaining and 
monitoring the corporate materiality matrix and risk register. 
Key risks and the respective changes in risk momentum are 
monitored by the Risk Governance team, with the 
corresponding departments or functions as the risk owners. 
To supplement the regular internal process, we periodically 
conduct formal internal and external stakeholder 
engagement to further understand stakeholders’ concerns 
towards recent market trends and emerging risks. We use 
these processes to identify risks and material issues and to 
rank them based on their likelihood and impact. Key risks, 
including ESG and climate risks, and mitigating measures 
are entered into our risk register.

Key risks are reported to and discussed with senior 
management monthly for monitoring and to formulate 
mitigating actions. The Board’s Audit and Risk Management 
Committee meets regularly and is the designated Board 
committee for the review of key risks. Our Board is ultimately 
responsible for providing risk management direction and 
ensuring the effectiveness of the materiality assessment 

  Social   Governance   Others

Moderately 
Material

Highly 
Material

Extremely 
Material
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and enterprise risk management and internal control 
(RM&IC) frameworks. The Internal Audit Department acts as 
an independent assessor of the risk management system by 
performing assessment on the adequacy and effectiveness 
of the company’s risk management system.

RM360 is a key component driving our corporate risk and 
sustainability strategies. We regularly review and update 
our sustainability focus areas by mapping to the risk 
assessment and materiality matrix. This helps us prioritise 
our work and ensures our sustainability initiatives are 
important and relevant.

Materiality Matrix 2022/2023
In 2022, we engaged an external consultant to conduct an 
in-depth materiality and risk assessment including 
conducting surveys and workshops for internal and external 
stakeholders. Stakeholder groups engaged include staff 
across 16 internal departments, as well as tenants, 
suppliers, investors, financial institutions, community groups 
and NGOs.

We asked internal stakeholders to rank material issues 
based on what they consider are material to Link and 
external stakeholders to rank material issues based on what 
they find important for their own businesses. This approach 
allows us to identify the most material issues for Link and 
allows us to identify common areas that are important to 
internal and external stakeholders where we can work 
together using the Business as Mutual approach.

For 2022/2023, we reviewed and updated the materiality 
matrix results and confirmed the prioritisation of key issues 
with minor adjustments. The material issues remain aligned 
with our 2022/2023 sustainablity focus areas and we expect 
that our continued work in each of the sustainability focus 
areas will provide further mitigation against the listed key 
risks.

By remaining vigilant of the megatrends that define our 
sector, we can make strategic decisions and refine our 
approach to best navigate the evolving landscape.

Internal
Talent Development 

and Retention

Economic and Financial 
Performance

Water Management

Responsible 
Investment

Common
Tenant, Shoppers and Business 

Partner Management

Stakeholder Engagement

Waste Management

Energy Efficiency

Climate Change Resilience  
and Decarbonisation

Sustainable Finance

External
Brand Awareness 
and Reputation

Technology and 
Innovation

Community Investment 
and Development

Materials and Supply 
Chain Management
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Operational Highlights

Overall Financial Results
Revenue and net property income increased 5.4% and 4.8% 
year-on-year to HK$12,234 million (2022: HK$11,602 
million) and HK$9,198 million (2022: HK$8,776 million), 
respectively, mainly due to better performance in Hong Kong 
and a reduction in the level of rental concessions granted to 
tenants, offset by weaker performance in Mainland China 
under COVID restrictions.

Finance costs increased 74.5% to HK$1,754 million (2022: 
HK$1,005 million), attributable to the sharp increases in 
interest rates since March 2022 and a higher debt balance 
in support of new acquisitions. Notwithstanding, the total 
distributable amount, excluding the discretionary distribution 
paid in 1H 2021/2022, edged up 0.6% to HK$6,311 million 
in 2022/2023 (2022: HK$6,273 million).

Valuation of the investment property portfolio increased to 
HK$237,469 million (31 March 2022: HK$212,761 million), 
mainly due to HK$17,791 million of asset acquisitions and 

PORTFOLIO OVERVIEW

We own and manage a high-quality portfolio with 130 
community commercial assets, including non-discretionary 
retail assets, fresh markets, car parks and an office asset in 
Hong Kong, together with 57,000 car park spaces attached/
adjacent to public residential estates with direct connectivity 
to major public transportation hubs.

These community commercial assets offer daily necessities 
and essential services to shoppers, while parking services 
are made available to residents of the surrounding estates 
and the general public. These assets are an integral part of 
Hong Kong’s consumption infrastructure which provides us 
with resilient revenue streams throughout economic cycles. 
The Quayside, a joint-venture office building in Kowloon 
East of which we own 60%, and two car park/car service 
centres and godown buildings in Hung Hom and Chai Wan, 
provide us with additional growth avenues.

At the beginning of the financial year, the Hong Kong retail 
market was still vulnerable as it dealt with the aftermath of 

the most severe wave of the COVID pandemic locally. Social 
distancing and travel restrictions were relaxed progressively 
and in an orderly manner throughout the year and by the 
start of 2023, Hong Kong had fully resumed cross-border 
travel with Mainland China. The lifting of anti-pandemic 
measures in the first quarter of 2023, marked a gradual 
return to normalcy, with retail sales returning to a growth 
trajectory. However, the deteriorating external economic 
environment and tightened financial conditions have 
weighed on the pace of Hong Kong’s recovery. As a result, 
the retail market has yet to see a rebound; the retail sales in 
the first quarter of 2023 were still ~18% lower than the 
pre-pandemic level in 2019.

Amidst this backdrop, our Hong Kong portfolio continued to 
demonstrate resilience, underpinned by our record high 
occupancy and robust rental reversion. Revenue and net 
property income grew 5.9% and 6.8% year-on-year. The 
overall rental collection rate remained high at 99% during 
the financial year.

fair value gains of HK$9,367 million, partly offset by 
HK$3,131 million of foreign currency depreciation. After the 
completion of our HK$18.8 billion one-for-five rights issue 
(the Rights Issue) in March 2023, our net assets attributable 
to the Unitholders strengthened 16.1% to HK$188.9 billion 
(31 March 2022: HK$162.7 billion).

Following the completion of the Rights Issue at March end, 
Link’s units in issue increased by 20%. Accordingly, the 
distribution per unit (DPU) for the year reduced 10.3% to 
HK274.31 cents (2022: HK305.67 cents), comprising an 
interim DPU of HK155.51 cents (2022: HK159.59 cents) and 
a final DPU of HK118.80 cents (2022: HK146.08 cents). Net 
asset value per unit also decreased by 4.0% to HK$73.98 
(31 March 2022: HK$77.10). Excluding the discretionary 
distribution of HK7 cents in 2021/2022 and the dilutive 
impact of our Rights Issue, like-for-like DPU for the year was 
largely maintained.

48 Link Real Estate Investment Trust





















We are committed to pursuing our next phase of growth 
under our Link 3.0 strategy, providing our Unitholders with 
stable distributions with sustainable long-term growth.

As a leading real estate investor and manager in APAC, we 
are devoted to driving organic growth through active asset 
management of our portfolio. We will also actively consider 
accretive investment opportunities and evaluate potential 
asset recycling initiatives in order to optimise and diversify 
our portfolio. Through diversification across sectors and 
locations, we aim to create a strong foundation that can 
withstand varying business and economic cycles, decrease 
our overall business risk and improve returns to our 
Unitholders.

In addition, we aim to introduce an asset-lighter, third-party 
capital management business, complementing our current 
asset investment approach, where most assets are wholly 
owned. Through co-ownership of investments with capital 
partners, we can grow our AUM and generate management 
fees as an additional income stream. This approach aligns 
with our active management and diversification, capturing 
trends and opportunities across public and private real 
estate sectors.

As we advance, we remain focused on the APAC region, 
which provides a large and growing asset and investment 
pool and a comprehensive set of investment opportunities, 
particularly in Australia, Hong Kong, tier-one cities in 
Mainland China and Singapore. We intend to continue 
evaluating opportunities across multiple asset classes 
including retail, car park, office and logistics sectors, while 
primarily targeting non-discretionary retail and logistics.

Our history of resilience demonstrates our capacity to 
withstand challenges and achieve sustained growth over 
time. We aim to further expand our capabilities regionally in 
different asset classes and in support of our asset-lighter 
approach. We will continue to carefully manage our cost of 
funding and financial risks. We are confident in successfully 
executing Link 3.0 backed by our proven track record in 
asset, portfolio and capital management. Leveraging on our 
award-winning governance standards, our ESG stewardship, 
our experienced and professional team and the support of 
our stakeholders, we aspire to become a trusted partner in 
APAC real estate.

Corporate Strategy

Link 1.0 (2005)

Link 2.0 (2015)

2023

LINK 3.0
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Pursuant to the requirements of the REIT code, Colliers 
International (Hong Kong) Limited has retired after serving a term of 
three years and having completed the valuation as at 30 September 
2022. Cushman & Wakefield Limited (C&W) was appointed as the 
principal valuer of Link and started valuing Link’s property portfolio 
as at 31 March 2023 using the income capitalisation method with 
cross-reference to market comparables, and in addition, for 
international properties where international valuation standards 
require the discounted cashflow method. C&W valued the parcel of 
commercial land off Anderson Road, Kwun Tong, using the residual 
method. The valuation methods are respectively in line with market 
practice of property valuation and in compliance with the Trust Deed 
and the Manager’s compliance manual.

•	 As of 31 March 2023, the total value of investment properties 
rose 11.6% year-on-year to HK$237,469 million, mainly due to 
acquisitions of assets of HK$17,791 million and fair value gains 
of HK$9,367 million, which was partly offset by HK$3,131 million 
of foreign currency depreciation.

•	 The value of our Hong Kong retail properties increased by 5.6% 
year-on-year to HK$129,819 million due to a higher valuation of 
the existing portfolio as a result of a slight increase in overall net 
property income and market rent, and capitalisation rate 
adjustments. The value of car parks and related business went 
up by 16.8% to HK$46,823 million, mainly driven by the growth in 
car parks net passing income and capitalisation rate adjustments. 
The value of Hong Kong office property decreased by 6.8% to 
HK$8,255 million as the valuer has adopted a lower market rent 
given the weak demand for office spaces.

•	 Our properties in Mainland China (including 50% value of Qibao 
Vanke) were valued at HK$35,168 million (31 March 2022: 
HK$38,433 million). The decrease of HK$3,265 million in 
valuation was mainly attributable to a decrease in overall net 
property income and capitalisation rate adjustments, partly offset 
by recent acquisition of Jiaxing Warehouse. Excluding the 
translation differences and on a like-for-like basis, the value of 
our Mainland China properties went down by 3.7% in Renminbi 
terms.

•	 The valuation of our retail and office buildings (including 49.9% 
value in the five prime office assets in Sydney and Melbourne) in 
Australia was HK$2,895 million (31 March 2022: nil) and 
HK$9,361 million (31 March 2022: HK$4,112 million), 
respectively. The increase of HK$5,249 million in total value of 
office buildings in Australia was mainly due to the acquisition of a 
trust with stake in five prime office assets in Sydney and 
Melbourne. Retail spaces of HK$2,895 million in total value in 
Australia were added to the portfolio through the acquisition of 
50% interests in three iconic retail properties in Sydney.

•	 The value of the United Kingdom office building was HK$2,780 
million as at 31 March 2023 (31 March 2022: HK$3,862 million). 
Excluding the exchange loss from the depreciation of British 
Pound of HK$155 million, the decrease of HK$927 million in 
valuation was mainly attributable to capitalisation rate expansion 
against the backdrop of a higher-interest rate environment.

•	 Our properties in Singapore were valued at HK$13,630 million 
(31 March 2022: nil).

•	 Our overseas investments were principally funded by local 
currency borrowings as currency hedges. The exchange 
translation differences were largely offset.

Valuation Review

Valuation
Valuation Capitalisation Rate

As at 31 March 2023
HK$’M

As at 31 March 2022
HK$’M

As at 31 March 2023 As at 31 March 2022

Hong Kong

Retail properties 129,819 122,878 3.10% – 4.50% 3.10% – 4.50%

Car parks and related business 46,823 40,102 2.60% – 4.80% 2.90% – 5.30%

Office property 8,255(1) 8,860(1) 3.00% 3.00%

184,897 171,840

Mainland China
Retail properties 26,309(2) 29,936(2) 4.50% – 5.00% 4.25% – 4.75%

Office property 6,364 6,782 4.25% 4.25%

Logistics properties 2,495 1,715 5.00% 5.00%

35,168 38,433

Australia

Retail properties 2,895 – 4.88% – 5.25% N/A

Office properties 9,361(3) 4,112 4.50% – 5.25% 4.40%

12,256 4,112

United Kingdom

Office property 2,780(4) 3,862 6.00% 5.19%

Singapore
Retail properties 13,630 – 3.80% – 4.50% N/A

Total valuation 248,731 218,247

Total valuation of investment properties 237,469(5) 212,761(5)

Notes:

(1)	 Represents the office portion only of The Quayside. Includes two floors of The Quayside occupied by Link as at 31 March 2022 and 31 March 2023.
(2)	 Includes 50% value of Qibao Vanke Plaza.
(3)	 Includes 49.9% value of the prime office portfolio in Sydney and Melbourne.
(4)	 Includes two floors of The Cabot occupied by Link as at 31 March 2023.
(5)	 Excludes two floors of The Quayside & two floors of The Cabot occupied by Link, classified as property, plant and equipment,  

the 50% value of Qibao Vanke Plaza and the 49.9% value of the prime office portfolio in Sydney and Melbourne.
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During the year, the global economy was characterised by 
ongoing inflationary and interest rate pressures, geopolitical 
tensions, uncertainties in the banking sector and a rising 
risk of recession. Since March 2022, US Federal Reserve 
has increased the Federal Funds Target Rate 10 times from 
0.25% to 5.25%. Ongoing geopolitical tensions, the 
reshaping of global supply chains, underinvestment in 
production and global wage inflation continue to impact the 
economic outlook. Global central banks and policymakers 
are likely to remain cautious in their approach to monetary 
policy as they seek to balance the need for economic growth 
and financial stability with key priorities on fighting inflation. 
Although indications are that the interest rate hike cycle is 
close to an end, interest rates are expected to stay at an 
elevated level in the near future.

Rights Issue to Strengthen Capital Base
Against the backdrop of a higher interest rate environment 
and uncertainties in the financial markets, we completed our 
HK$18.8 billion one-for-five Rights Issue at a subscription 
price of HK$44.20, strengthening our capital base and 
positioning us to capture accretive investment opportunities. 
The Rights Issue was well supported by Unitholders, with a 
total subscription rate of over 240%.

As at 31 March 2023, approximately HK$5.2 billion of the 
Rights Issue net proceeds were used for debt repayment. 
Subsequent to 31 March 2023, another HK$4.0 billion and 
HK$0.3 billion were utilised in April and May 2023 for debt 
repayment and the completion payment for the acquisition of 
two logistics assets in Changshu South and Changshu 
North, Jiangsu Province, respectively.

Capital Management
(Face Value as at 31 March 2023)

Financing arranged since April 2022

Apr  
2022

•	 A$462 million bridge loan facilities

•	 A$450 million 5-year AUD loan facilities

May  
2022

•	 A$150 million 5-year AUD loan facilities

Jul  
2022

•	 CNY200 million 5-year CNY loan facilities

Oct 
2022

•	 CNY150 million 5-year CNY loan facilities

•	 HKD970 million 3-year HKD loan facilities

Nov 
2022

•	 CNH300 million 3-year notes at 3.55% per annum

•	 CNH370 million 2-year notes at 3.50% per annum

•	 A$200 million 5-year AUD loan facilities

Dec 
2022

•	 HKD3,300 million 5-year convertible bonds at 
4.50% per annum

•	 CNY163 million 10-year CNY loan facilities

Mar 
2023

•	 SGD1,120 million 4-year SGD loan facilities

•	 SGD1,135 million 5-year SGD loan facilities

Debt Maturity Profile (HK$ billion) 
(Face value as at 31 March 2023)  Bank Loans        Convertible Bond        Medium Term Notes

23/24

24/25

25/26

26/27

27/28

28/29

29/30  
and 

beyond

4.1(1)

1.7

10.2

11.4

11.2

6.6

0.0

0.1

3.3 1.0

6.2

2.2

0.8 6.9

Financing Transactions to Support 
Portfolio Growth
During the year, we arranged a total of HK$25.6 billion new 
financing in different currencies from different sources to 
replenish liquidity and support our strategic acquisitions in 
Australia, Mainland China and Singapore.

Note:

(1)	 HK$4.0B bank loans maturing in 2023/2024 have been repaid in April 2023.
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Strong Capital Base and Liquidity Position
•	 Total debt rose by HK$15.5 billion to HK$65.7 billion as at 

31 March 2023.

•	 Gearing ratio mildly increased from 22.0% to 24.2% as at 
31 March 2023.

•	 Net gearing ratio decreased from 20.7% to 17.8% as at 31 
March 2023.

•	 HK$10.0 billion undrawn committed facilities and HK$17.3 
billion cash and bank balances as at 31 March 2023.

•	 Average borrowing cost for the year ended 31 March 2023 
was 3.0%.

•	 Debt maturity averaged at 3.7 years and well staggered 
over the coming 15 years.

•	 56.8% of our debt portfolio was maintained at fixed interest 
rate as at 31 March 2023.

Prudently Managed Foreign Currency 
Exposure
•	 Overseas acquisitions and investments (i.e. Australia, 

Singapore and the United Kingdom portfolios) are 
principally funded by local currency denominated 
borrowings providing natural hedges, or hedged by foreign 
currency forward contracts, where feasible and cost-
effective.

•	 Distributable income from non-Hong Kong properties is 
largely hedged into HKD terms through foreign currency 
forward contracts entered on an annual basis where 
feasible and cost-effective.

Optimise Value for Unitholders
•	 Distribution reinvestment scheme: Provides eligible 

Unitholders the option to reinvest in Link units for scrip 
distributions. In respect of the interim distribution of the 
six months ended 30 September 2022, HK$1,052 million 
of the cash distribution was reinvested with 
approximately 20.7 million new units issued at a unit 
price of HK$50.804.

•	 Unit buyback: A total of 6.7 million units were bought 
back during the year under review at an average price of 
HK$60.70, below NAV of HK$73.98, utilising HK$408.1 
million (including the transaction costs). Link will consider 
further unit buyback subject to market conditions and 
regulatory requirements.

•	 Relevant Investments: As at 31 March 2023, an 
investment-grade bond portfolio with a market value of 
HK$1.2 billion was held. During the year, a total of 
HK$881 million bonds matured and were redeemed.

Credit Ratings Supported by Resilient 
Performance
•	 Link’s credit ratings remain unchanged from the prior 

reporting period at A2/Stable (Moody’s), A/Stable (S&P) 
and A/Stable (Fitch).

•	 Rating agencies have acknowledged Link’s resilient 
financial fundamentals, diversification strategy and 
well-managed capital structure, and recognise the lower 
gearing and increased financial buffers for our credit 
ratings following the Rights Issue.

Debt Profile Breakdown (HK$ billion) 
(Face value as at 31 March 2023)  Medium Term Notes        Convertible Bond        Bank Loans

 Fixed        Floating

 HKD        RMB        AUD        GBP        SGD

Debt Mix by Types

22.9 (34.9%) 4.1 (6.2%) 38.7 (58.9%)

Debt Mix by Fixed / 
Floating Rates 
(After interest rate swap)

Debt Mix by Currencies 
(After currency swap)

37.3 (56.8%) 28.4 (43.2%)

35.1 (53.4%) 5.9 (9.0%) 7.8 (11.9%) 3.7 (5.6%) 13.2 (20.1%)
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2017 LTI Scheme or 
Long-term Incentive Scheme

the long-term incentive scheme of Link adopted by the Board on 10 July 2017 (the rules of which 
were amended on 1 June 2020 and 1 June 2022)

2022 AGM the annual general meeting of Unitholders held on 20 July 2022

2023 AGM the annual general meeting of Unitholders scheduled to be held on 19 July 2023

Articles articles of association of the Manager

AUM asset under management

average monthly unit rent the average base rent per month psf of leased area

Award(s) Restricted Unit Award(s), or Conditional Cash Award(s), or a combination of both granted under 
the 2017 LTI Scheme

base rent in respect of a lease, the standard rent payable under the lease, exclusive of any additional 
turnover rent (if applicable) and other charges and reimbursements

Board or Board of Directors board of directors of the Manager

Board Committees the committees of the Board to discharge the duties set out in their respective terms of reference 
as approved by the Board which, as at the date of this report, include the Audit and Risk 
Management Committee, the Finance and Investment Committee, the Nomination Committee and 
the Remuneration Committee, and “Board Committee” refers to any one of them

CCDO Chief Corporate Development Officer of the Manager

CEO Chief Executive Officer of the Manager

CFO Chief Financial Officer of the Manager

Chair Chair of the Board (unless the context requires otherwise)

CLO Chief Legal Officer of the Manager

Company Secretary Company Secretary of the Manager

Compliance Manual the compliance manual of the Manager which sets out (among others) the key processes, systems 
and measures in respect of Link’s operations and the corporate governance policy of Link

Conditional Cash Award(s) conditional right to receive cash payment(s) granted to a participant in accordance with the rules of 
the 2017 LTI Scheme and the relevant grant letter(s)

COO Ex. Mainland China Chief Operating Officer Ex. Mainland China of the Manager

COVID Coronavirus Disease

Director(s) director(s) of the Manager

DPU distribution per Unit in respect of the total distributable amount of Link for a financial year/period

ED(s) Executive Director(s) of the Manager (unless the context requires otherwise)

ESG environmental, social and governance

EUPP employee unit purchase plan, pursuant to which an eligible employee who meets the prescribed 
criteria is entitled to subsidy from the Manager for purchasing, through an independent third-party 
intermediary, Units in the open market in accordance with the rules of the plan

FMIT Facilities Management Information Technology

GAV gross asset value (and as calculated in the manner set out in the Trust Deed)

GAV Cap 25% of Link’s GAV as a cap to property development activities of Link under the REIT Code

GBA Greater Bay Area
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Government the Government of the Hong Kong Special Administrative Region

Group Link and its subsidiaries (unless the context requires otherwise)

Hong Kong Stock Exchange or 
Stock Exchange or HKEX

The Stock Exchange of Hong Kong Limited

INED(s) Independent Non-Executive Director(s) of the Manager (unless the context requires otherwise)

IoT Internet of Things

KPI(s) key performance indicator(s)

lease a lease or a tenancy agreement (both of which grant a possessionary interest) or a licence (which 
merely constitutes an authority to do something) in respect of premises at the properties granted 
to a tenant

like-for-like excluding any properties acquired, divested and/or newly operational (as applicable) during the 
periods under analysis

Link or Link REIT Link Real Estate Investment Trust

Link Corporate 
Governance Policy

the corporate governance policy set out in the Compliance Manual

“廣州天河領展廣場” 
(Link Plaza Tianhe)

a commercial property located in Guangzhou, Mainland China, formerly known as “太陽新天地購
物中心” (Happy Valley Shopping Mall)

Link Securities Dealing Code the code governing dealings in securities of Link by Directors and senior management of the 
Manager

Listing Rules Rules Governing the Listing of Securities on the Stock Exchange

Listing Rules Corporate 
Governance Code

Corporate Governance Code contained in Appendix 14 to the Listing Rules

Low regret To analyse and plan/adapt for the highest plausible worst-case scenario so that one will have fewer 
regrets in the future

Manager Link Asset Management Limited, which is the manager of Link

market capitalisation the market value of the REIT calculated by multiplying the number of units in issue by the 
prevailing unit price quoted on the Stock Exchange

Maximum Cap 25% of Link’s GAV as a cap to the total sum of: (i) all Relevant Investments; (ii) Non-qualified 
Minority-owned Properties; (iii) other ancillary investments; and (iv) all of the property development 
costs together with the aggregate contract value of the uncompleted units of real estate

MTN note(s) and/or green bond issued or to be issued from time-to-time pursuant to the Guaranteed 
Euro Medium Term Note Programme established by The Link Finance (Cayman) 2009 Limited (a 
wholly-owned subsidiary of Link) in May 2009

NED Non-Executive Director of the Manager (unless the context requires otherwise)

NGO(s) non-governmental organisation(s)

Non-qualified Minority-owned  
Properties

all Minority-owned Properties other than Qualified Minority-owned Properties under 7.7C of the 
REIT Code

NPI net property income, being total revenue less direct property related expenses

occupancy rate the aggregated leased area as a percentage of total leasable area

Principal Valuer the Principal Valuer (as defined in the REIT Code) of Link, which is currently Cushman & Wakefield 
Limited with effect from 17 November 2022 (Colliers International (Hong Kong) Limited retired on 
16 November 2022)



Definitions and Glossary

64 Link Real Estate Investment Trust

Property Development Cap 25% of Link’s GAV as a cap to property development and related activities of Link under the  
REIT Code

psf per square foot

Qualified Minority-owned  
Property

qualified minority-owned property under 7.7C of the REIT Code

REIT(s) real estate investment trust(s)

REIT Code Code on Real Estate Investment Trusts issued by the SFC

Relevant Investments the financial instruments permissible from time-to-time under the REIT Code for Link to invest in, 
including (without limitation): (i) securities listed on the Stock Exchange or other internationally 
recognised stock exchanges; (ii) unlisted debt securities; (iii) government and other public 
securities; and (iv) local or overseas property funds

Restricted Unit Award(s) conditional right to receive Units granted to a participant in accordance with the rules of the 2017 
LTI Scheme and the relevant grant letter

Rights Issue the issue by way of rights of one (1) rights unit for every five (5) existing Units in issue on the 
record date (being 6 March 2023) at the subscription price of HK$44.20 per rights unit

ROI or return on investment projected NPI post asset enhancement minus NPI pre asset enhancement divided by the 
estimated amount of project capital expenditure and loss of rental

reversion rate the percentage change in psf average unit rent between old and new leases on the same unit

SFC Securities and Futures Commission of Hong Kong

SFO Securities and Futures Ordinance (Chapter 571 of the Laws of Hong Kong)

SPV(s) special purpose vehicle(s) (within the meaning of the REIT Code and the Trust Deed)

sq ft square feet

TCFD Task Force on Climate-related Financial Disclosures

tenant a lessee, a tenant or a licencee (as the case may be) under a lease

total distributable amount total distributable amount for a financial year/period is the total distributable income and any 
additional amount (including capital) that the Manager has determined to be distributable

total distributable income the consolidated profit after taxation attributable to Unitholders (equivalent to profit for the financial 
year/period, before transactions with Unitholders attributable to Unitholders) adjusted to eliminate 
the effect of certain non-cash adjustments

Trust Deed the trust deed dated 6 September 2005 between the Trustee and the Manager constituting Link, as 
amended and supplemented by 14 supplemental deeds and two amending and restating deeds

Trustee trustee of Link, which is currently HSBC Institutional Trust Services (Asia) Limited

turnover rent rent calculated and charged by reference to a pre-determined percentage of a tenant’s gross sales 
turnover in excess of the base rent

Unit(s) unit(s) of Link

Unitholder(s) holder(s) of Unit(s) of Link

WALE weighted average lease expiry

YoY year-on-year

YRD Yangtze River Delta



Board of Directors of the Manager
Chair
Nicholas Charles ALLEN
  (also an Independent Non-Executive Director)

Executive Directors
George Kwok Lung HONGCHOY 
  (Chief Executive Officer)

NG Kok Siong 
  (Chief Financial Officer)

Non-Executive Director
Ian Keith GRIFFITHS

Independent Non-Executive Directors
Christopher John BROOKE
Ed CHAN Yiu Cheong
Jenny GU Jialin
Lincoln LEONG Kwok Kuen
Blair Chilton PICKERELL
Poh Lee TAN
Peter TSE Pak Wing
Nancy TSE Sau Ling
Melissa WU Mao Chin

Company Secretary of the Manager
Kenneth Tai Lun WONG(1)

Responsible Officers of the Manager(2)

George Kwok Lung HONGCHOY
NG Kok Siong
Ronald THAM Seng Yum(3)

Christine CHAN Suk Han
Kenny LAM Ting Pong(4)

Authorised Representatives(5)

George Kwok Lung HONGCHOY
Kenneth Tai Lun WONG

Trustee
HSBC Institutional Trust Services (Asia) Limited

Auditor
PricewaterhouseCoopers

Principal Valuer
Cushman & Wakefield Limited(6)

Colliers International (Hong Kong) Limited(7)

Notes:

(1)	 email: cosec@linkreit.com

(2)	 Required by the Securities and Futures Ordinance (Chapter 571 of the Laws of Hong Kong)

(3)	 Appointed on 22 May 2023

(4)	 Appointed on 15 May 2023

(5)	 Required by the Rules Governing the Listing of Securities on The Stock Exchange of Hong Kong Limited

(6)	 Appointed on 17 November 2022

(7)	 Retired on 16 November 2022

Registered Office of the Manager
20/F., Tower 1, The Quayside,
77 Hoi Bun Road, Kwun Tong,
Kowloon, Hong Kong

Town Office of the Manager
Suite 901, 9th Floor, The Hong Kong Club Building,
3A Chater Road, Central, Hong Kong

Shanghai Office of the Manager
Unit 918-921, Building No. 1, Link Square,
No. 222 Hubin Road, Huangpu District,
Shanghai, Mainland China

Singapore Office of the Manager
No 1 Marina Boulevard,
#15-01/04 One Marina Boulevard,
Singapore 018989

Sydney Office of the Manager
Suite 28.02, Level 28, Australia Square Tower,
264 George Street, Sydney, NSW 2000, Australia

Unit Registrar and Transfer Office
Computershare Hong Kong Investor Services Limited
Shops 1712-1716, 17/F., Hopewell Centre,
183 Queen’s Road East, Wanchai, Hong Kong
Telephone: (852) 2862 8555

Contact Details
Telephone:	 Hong Kong	 (852) 2175 1800
	 Mainland China	 (86) 21 5368 9333
	 Singapore	 (65) 6950 8000
Facsimile:	 (852) 2175 1938
Media Enquiry:	 mediarelations@linkreit.com
Investor Relations:	ir@linkreit.com
Customer Service:	(852) 2122 9000
Leasing:	 Hong Kong	 hkretailenquiries@linkreit.com
	 Mainland China	 mlcleasing@linkreit.com
	 Singapore	 sgleasing@linkreit.com

Websites
Linkreit.com	 (corporate website)
Linkhk.com	 (customer website)

Mobile App

Corporate Information
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