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SMALL/MID CAP HIGHLIGHTS  NOT RATED 
 

Share Price £0.25 
Target Price n.a. 
Upside n.a. 
  

COMPANY DESCRIPTION 
Elite is the first UK-focused S-REIT listed on
the SGX. It principally invests in commercial
real estate in the UK. 

STOCK DATA 
GICS sector Real Estate
Bloomberg ticker: ELITE SP
Shares issued (m): 483.0
Market cap (£m): 120.7
Market cap (US$m): 147.1
3-mth avg daily t'over (US$m): 0.1

Price Performance (%) 
52-week high/low £0.550/£0.240

1mth 3mth 6mth 1yr YTD
(2.0) (15.3) (39.0) (52.4) (46.8)

Major Shareholders %
Exor Nederland 22.6
Ho Lee Group Trust 7.6
Sunway RE Capital 5.6

FY23 NAV/Share (£) 0.51
FY23 Net Cash/Share (£) 0.43
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Elite Commercial REIT (ELITE SP) 
 

A Visit To Elite’s Buildings In The UK  
Elite is Singapore’s first and only UK-focused S-REIT, with a portfolio of mostly 
freehold office spaces in the UK. Our visit of 14 properties covered London, North West 
and Scotland, and these were mainly leased to the UK government’s DWP which made 
up 92% of its 1H23 gross rental income. According to Bloomberg, Elite currently trades 
at above average yield of 14.4% vs its peers. 

WHAT’S NEW 
• Recession-proof REIT with stable cashflow. We visited the office premises of 14 

properties in Elite Commercial REIT’s (Elite) portfolio across three regions. These are a 
mostly a mix of Jobcentre Plus and back offices for its key tenant, the Department for Work 
and Pensions (DWP). The DWP, which generated 92% of 1H23 gross rental income, is the 
UK’s largest public service department administering pension services and welfare benefits 
to over 20m persons. The UK government is rated AA and Aa3 by S&P and Moody’s 
respectively and has one of the lowest debt-to-GDP ratios among the G7 countries, ensuring 
credit stability for Elite. On top of this, the weighted average lease expiry (WALE) was 4.5 
years as at end-1H23, providing strong income visibility. 

• Strong asset mix. Elite’s portfolio of 155 buildings as of 30 Jun 23 is geographically 
diversified across the UK with total NLA of 3.9m sf and site area of 72ha. Around 97% of its 
properties are freehold, and portfolio valuation as at 31 Dec 22 stood at £466.2m, while the 
majority of its gross rental income is derived from triple net leases. 

• Prioritising vacant asset management, capital management and portfolio future-
proofing. In Elite’s portfolio, a total of 12 assets have been vacated, of which two have been 
divested at an overall 14.4% premium above valuation as of 31 Jul 23, and three in 
advanced stages of divestment. A portion of the recycled gross proceeds was subsequently 
been used to improve gearing to 46.0% as of 1H23 (1Q23: 46.6%). During our visit, we 
observed that physical occupancy at front-facing Jobcentre Plus remains high, as the 
services provided require claimants to be physically present. Services provided by the DWP 
are highly essential to local communities, and Elite’s strategically located assets (ie easily 
accessible by bus or train) allow the DWP to serve the public effectively.  

• Positive rental reversions despite some challenges. Meanwhile, back offices such as call 
centres have lower physical occupancy due to the hybrid work model, where staff are only 
required to be in office at least twice a week. We note that management has reduced rent 
across 11 properties to effectively retain the tenant, and is actively sourcing for potential 
tenants for unused spaces in the meantime. Despite this, there is a net annualised rent 
increase of approximately 13.1% across the remaining portfolio, cushioning the negative 
impact from vacated assets and rental cuts. 

• Trading at above average yield. Elite’s 2023 yield of 14.4% is higher than 5.1% for peers 
investing in UK commercial properties and 6.2% for SGX-listed office REITS. 

KEY FINANCIALS 
Year to 31 Dec (£m)  2020* 2021 2022 1H23
Net turnover   21 35 37 21
EBITDA   16 29 32 18
Operating profit   16 29 32 18
Net profit (rep./act.)   7 23 23 11
Net profit (adj.)   7 23 23 11
EPU (GBP pence)  2.2 5.2 4.8 4.6
DPU (GBP pence)  4.4 5.4 4.8 3.6
PE (x)  11.2 4.8 5.2 6.9
P/B (x)  0.4 0.4 0.5 0.5
DPU Yld (%)  17.8 21.7 19.2 14.4
Net margin (%)  35.6 66.1 62.1 51.7
Net debt/(cash) to equity (%)  37.6 70.7 85.9 88.5
Interest cover (x)  6.6 6.0 4.3 3.1
ROE (%)  n.a. 9.1 8.6 4.1
Consensus DPU  n.a. n.a. n.a. n.a.
UOBKH/Consensus (x)   - - - -
* Period from 6 Feb 20 to 31 Dec 20. 
Source: Elite Commercial REIT, Bloomberg, UOB Kay Hian 
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PROPERTIES VIEWED ON SITE VISIT 

Building Region 
Valuation 
(GBPm) 

NLA 
(sf)  Building Region 

Valuation 
(GBPm) 

NLA 
(sf) 

Collyer Court, Peckham London 7.8 16,786  Tomlinson House, Blackpool Norcross Lane North West 10.6 93,502 
Peckham High Street London 9.0 17,470  Duchy House, Preston North West 3.2 43,217 
Crown House, Romford London 10.2 35,119  Palatine House, Preston North West 2.7 36,522 
High Road, Ilford London 6.2 18,741  Whitburn Road, Bathgate Scotland 1.9 31,484 
Oates House, Stratford London 8.0 14,424  Parklands, Falkirk Scotland 9.3 81,350 
Great Western House, Birkenhead North West 8.7 80,141  Heron House, Falkirk Scotland 3.1 25,454 
Peel Park, Blackpool North West 25.0 156,542  Glasgow Benefits Centre, Glasgow Scotland 30.0 137,287 

 

 
CROWN HOUSE, ROMFORD OATES HOUSE, STRATFORD

Source: Elite Commercial REIT, UOB Kay Hian  Source: Elite Commercial REIT, UOB Kay Hian 

GREAT WESTERN HOUSE, BIRKEN HEAD PEEL PARK, BLACKPOOL

Source: Elite Commercial REIT, UOB Kay Hian  Source: Elite Commercial REIT, UOB Kay Hian 

PEER COMPARISON 
  Price @ Target Market ------------------- Yield ------------------- Debt to Debt to  

Company Ticker Rec Curr 26 Sep 23 Price Cap 2022 2023F 2024F Equity Assets P/NAV 
  (lcy)  (US$m) (x) (x) (x) (%) (%) (x) 

UK             
Great Portland Estates GPE LN NR £ 430.2 n.a. 1,330.3 2.9 2.9 3.0 27.5 21.0 0.57 
Land Securities Group LAND LN NR £ 608.2 n.a. 5,518.1 6.3 6.5 6.6 50.5 32.3 0.64 
British Land BLND LN NR £ 321 n.a. 3,625.6 7.1 6.9 7.1 43.4 28.9 0.54 
Derwent London DLN LN NR £ 1905 n.a. 2,605.7 4.1 4.2 4.3 30.6 22.7 0.55 
Average       5.1 5.1 5.2 38.0 26.2 0.58 
SINGAPORE             
CapitaLand Comm CICT SP BUY S$ 1.86 2.20 9,050.4 5.7 5.7 5.9 68.3 40.4 0.88 
Keppel REIT KREIT SP BUY S$ 0.87 1.12 2,398.1 6.8 6.6 6.7 73.2 39.2 0.65 
Average       6.2 6.1 6.3 70.7 39.8 0.76 
Elite Commercial REIT ELITE SP NR £ 0.25 n.a. 147.1 19.2 14.4 14.8 90.9 46.0 0.49 

Source: Bloomberg, UOB Kay Hian 



 

  
14 Refer to last page for important disclosures. 

R e g i o n a l  M o r n i n g  N o t e s  Wednesday ,  27  Sep tember  2023

PROFIT & LOSS    

 

BALANCE SHEET     
Year to 31 Dec (£m)  2020* 2021 2022 Year to 31 Dec (£m)  2020* 2021 2022

Net turnover  21.0 34.7 37.1 Fixed assets  311.9 501.3 460.0

EBITDA  15.6 29.2 32.0 Other LT assets  0.0 0.5 0.1

Deprec. & amort.  0.0 0.0 0.0 Cash/ST investment  20.2 19.5 7.4

EBIT  15.6 29.2 32.0 Other current assets  0.9 12.0 19.3

Net interest income/(expense)  (2.4) (4.9) (7.4) Total assets  332.9 533.4 486.8

Pre-tax profit  13.2 24.3 24.5 ST debt  0.0 6.6 7.2

Tax  (5.7) (1.4) (1.5) Other current liabilities  7.9 15.4 15.2

Net profit  7.5 23.0 23.0 LT debt  101.9 217.3 213.1

Net profit (adj.)  7.5 23.0 23.0 Other LT liabilities  5.9 5.0 3.4

   Shareholders' equity  217.2 289.0 247.9

   Total liabilities & equity  332.9 533.4 486.8

     

CASH FLOW      KEY METRICS    
Year to 31 Dec (£m)  2020* 2021 2022 Year to 31 Dec (%)  2020* 2021 2022

Operating  16.5 22.7 27.9 Profitability    
Pre-tax profit  29.1 (3.4) (16.8) EBITDA margin  74.2 84.1 86.2

Tax  (2.6) (2.9) (2.4) Pre-tax margin  63.0 70.1 66.2

Working capital changes  (2.5) (6.3) (1.7) Net margin  35.6 66.1 62.1

Non-cash items  (14.4) 30.7 41.4 ROA  n.a. 5.3 4.5

Other operating cashflows  6.9 4.6 7.4 ROE  n.a. 9.1 8.6

Investing  0.0 (9.4) (7.4)    

Capex (growth)  0.0 (9.4) (7.4) Growth   

Capex (maintenance)  0.0 0.0 0.0 Turnover  n.a. 65.7 6.7

Financing  (15.6) (14.1) (33.2) EBITDA  n.a. 87.5 9.5

Distribution to unitholders  (16.3) (17.6) (22.8) Pre-tax profit  n.a. 84.2 0.8

Issue of shares  130.9 0.0 0.0 Net profit  n.a. 207.5 0.3

Proceeds from borrowings  (105.6) 8.6 (3.4) Net profit (adj.)  n.a. 207.5 0.3

Others/interest paid  (24.6) (5.1) (7.0) EPU  n.a. 131.5 (7.3)

Net cash inflow (outflow)  0.8 (0.8) (12.7)    

Beginning cash & cash equivalent  18.1 20.2 19.5 Leverage   

Restricted cash  1.2 0.1 0.7 Debt to total capital  31.9 43.6 47.0

Ending cash & cash equivalent  20.2 19.5 7.4 Debt to equity  46.9 77.5 88.9

   Net debt/(cash) to equity  37.6 70.7 85.9

     

* Period from 6 Feb 20 to 31 Dec 20. 
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Disclosures/Disclaimers 
 
This report is prepared by UOB Kay Hian Private Limited (“UOBKH”), which is a holder of a capital markets services licence and an 
exempt financial adviser in Singapore.  
 
This report is provided for information only and is not an offer or a solicitation to deal in securities or to enter into any legal relations, nor an 
advice or a recommendation with respect to such securities.  
 
This report is prepared for general circulation. It does not have regard to the specific investment objectives, financial situation and the 
particular needs of any recipient hereof. Advice should be sought from a financial adviser regarding the suitability of the investment 
product, taking into account the specific investment objectives, financial situation or particular needs of any person in receipt of the 
recommendation, before the person makes a commitment to purchase the investment product. 
 
This report is confidential. This report may not be published, circulated, reproduced or distributed in whole or in part by any recipient of this 
report to any other person without the prior written consent of UOBKH. This report is not directed to or intended for distribution to or use by 
any person or any entity who is a citizen or resident of or located in any locality, state, country or any other jurisdiction as UOBKH may 
determine in its absolute discretion, where the distribution, publication, availability or use of this report would be contrary to applicable law 
or would subject UOBKH and its connected persons (as defined in the Financial Advisers Act, Chapter 110 of Singapore) to any 
registration, licensing or other requirements within such jurisdiction.  
 
The information or views in the report (“Information”) has been obtained or derived from sources believed by UOBKH to be reliable. 
However, UOBKH makes no representation as to the accuracy or completeness of such sources or the Information and UOBKH accepts 
no liability whatsoever for any loss or damage arising from the use of or reliance on the Information.  UOBKH and its connected persons 
may have issued other reports expressing views different from the Information and all views expressed in all reports of UOBKH and its 
connected persons are subject to change without notice. UOBKH reserves the right to act upon or use the Information at any time, 
including before its publication herein.  
 
Except as otherwise indicated below, (1) UOBKH, its connected persons and its officers, employees and representatives may, to the 
extent permitted by law, transact with, perform or provide broking, underwriting, corporate finance-related or other services for or solicit 
business from, the subject corporation(s) referred to in this report; (2) UOBKH, its connected persons and its officers, employees and 
representatives may also, to the extent permitted by law, transact with, perform or provide broking or other services for or solicit business 
from, other persons in respect of dealings in the securities referred to in this report or other investments related thereto; (3) the officers, 
employees and representatives of UOBKH may also serve on the board of directors or in trustee positions with the subject corporation(s) 
referred to in this report. (All of the foregoing is hereafter referred to as the “Subject Business”); and (4) UOBKH may otherwise have an 
interest (including a proprietary interest) in the subject corporation(s) referred to in this report. 
 
As of the date of this report, no analyst responsible for any of the content in this report has any proprietary position or material interest in 
the securities of the corporation(s) which are referred to in the content they respectively author or are otherwise responsible for.  
 
IMPORTANT DISCLOSURES FOR U.S. PERSONS  
 
This research report was prepared by UOBKH, a company authorized, as noted above, to engage in securities activities in Singapore.  
UOBKH is not a registered broker-dealer in the United States and, therefore, is not subject to U.S. rules regarding the preparation of 
research reports and the independence of research analysts. This research report is provided for distribution by UOBKH (whether directly 
or through its US registered broker dealer affiliate named below) to “major U.S. institutional investors” in reliance on the exemption from 
registration provided by Rule 15a-6 of the U.S. Securities Exchange Act of 1934, as amended (the “Exchange Act”).  All US persons that 
receive this document by way of distribution from or which they regard as being from UOBKH by their acceptance thereof represent and 
agree that they are a major institutional investor and understand the risks involved in executing transactions in securities. 
 
Any U.S. recipient of this research report wishing to effect any transaction to buy or sell securities or related financial instruments based on 
the information provided in this research report should do so only through UOB Kay Hian (U.S.) Inc (“UOBKHUS”), a registered broker-
dealer in the United States.  Under no circumstances should any recipient of this research report effect any transaction to buy or sell 
securities or related financial instruments through UOBKH. 
 
UOBKHUS accepts responsibility for the contents of this research report, subject to the terms set out below, to the extent that it is 
delivered to and intended to be received by a U.S. person other than a major U.S. institutional investor. 
 
The analyst whose name appears in this research report is not registered or qualified as a research analyst with the Financial Industry 
Regulatory Authority (“FINRA”) and may not be an associated person of UOBKHUS and, therefore, may not be subject to applicable 
restrictions under FINRA Rules on communications with a subject company, public appearances and trading securities held by a research 
analyst account. 
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Analyst Certification/Regulation AC  
 
Each research analyst of UOBKH who produced this report hereby certifies that (1) the views expressed in this report accurately reflect 
his/her personal views about all of the subject corporation(s) and securities in this report; (2) the report was produced independently by 
him/her; (3) he/she does not carry out, whether for himself/herself or on behalf of UOBKH or any other person, any of the Subject Business 
involving any of the subject corporation(s) or securities referred to in this report; and (4) he/she has not received and will not receive any 
compensation that is directly or indirectly related or linked to the recommendations or views expressed in this report or to any sales, 
trading, dealing or corporate finance advisory services or transaction in respect of the securities in this report. However, the compensation 
received by each such research analyst is based upon various factors, including UOBKH’s total revenues, a portion of which are 
generated from UOBKH’s business of dealing in securities.  
 
Reports are distributed in the respective countries by the respective entities and are subject to the additional restrictions listed in the 
following table. 
General This report is not intended for distribution, publication to or use by any person or entity who is a citizen or resident of or 

located in any country or jurisdiction where the distribution, publication or use of this report would be contrary to 
applicable law or regulation. 

Hong Kong This report is distributed in Hong Kong by UOB Kay Hian (Hong Kong) Limited ("UOBKHHK"), which is regulated by the 
Securities and Futures Commission of Hong Kong. Neither the analyst(s) preparing this report nor his associate, has 
trading and financial interest and relevant relationship specified under Para. 16.4 of Code of Conduct in the listed 
corporation covered in this report. UOBKHHK does not have financial interests and business relationship specified under 
Para. 16.5 of Code of Conduct with the listed corporation covered in this report. Where the report is distributed in Hong 
Kong and contains research analyses or reports from a foreign research house, please note: 
(i) recipients of the analyses or reports are to contact UOBKHHK (and not the relevant foreign research house) in Hong 
Kong in respect of any matters arising from, or in connection with, the analysis or report; and  
(ii) to the extent that the analyses or reports are delivered to and intended to be received by any person in Hong Kong 
who is not a professional investor, or institutional investor, UOBKHHK accepts legal responsibility for the contents of the 
analyses or reports only to the extent required by law.  

Indonesia This report is distributed in Indonesia by PT UOB Kay Hian Sekuritas, which is regulated by Financial Services Authority 
of Indonesia (“OJK”). Where the report is distributed in Indonesia and contains research analyses or reports from a 
foreign research house, please note recipients of the analyses or reports are to contact PT UOBKH (and not the relevant 
foreign research house) in Indonesia in respect of any matters arising from, or in connection with, the analysis or report. 

Malaysia Where the report is distributed in Malaysia and contains research analyses or reports from a foreign research house, the 
recipients of the analyses or reports are to contact UOBKHM (and not the relevant foreign research house) in Malaysia, 
at +603-21471988, in respect of any matters arising from, or in connection with, the analysis or report as UOBKHM is the 
registered person under CMSA to distribute any research analyses in Malaysia. 

Singapore This report is distributed in Singapore by UOB Kay Hian Private Limited ("UOBKH"), which is a holder of a capital 
markets services licence and an exempt financial adviser regulated by the Monetary Authority of Singapore.Where the 
report is distributed in Singapore and contains research analyses or reports from a foreign research house, please note: 
(i) recipients of the analyses or reports are to contact UOBKH (and not the relevant foreign research house) in Singapore 
in respect of any matters arising from, or in connection with, the analysis or report; and  
(ii) to the extent that the analyses or reports are delivered to and intended to be received by any person in Singapore 
who is not an accredited investor, expert investor or institutional investor, UOBKH accepts legal responsibility for the 
contents of the analyses or reports only to the extent required by law.  

Thailand This report is distributed in Thailand by UOB Kay Hian Securities (Thailand) Public Company Limited, which is regulated 
by the Securities and Exchange Commission of Thailand. 

United 
Kingdom 

This report is being distributed in the UK by UOB Kay Hian (U.K.) Limited, which is an authorised person in the meaning 
of the Financial Services and Markets Act and is regulated by The Financial Conduct Authority. Research distributed in 
the UK is intended only for institutional clients. 

United 
States of 
America 
(‘U.S.’) 

This report cannot be distributed into the U.S. or to any U.S. person  or entity except in compliance with applicable U.S. 
laws and regulations. It is being distributed in the U.S.  by UOB Kay Hian (US) Inc, which accepts responsibility for its 
contents. Any U.S. person or entity receiving this report and wishing to effect transactions in any securities referred to in 
the report should contact UOB Kay Hian (US) Inc. directly. 

 
 
Copyright 2023, UOB Kay Hian Pte Ltd. All rights reserved.  
 
http://research.uobkayhian.com 
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