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Elite UK REIT

Higher DPU with increased payout ratio

Higher DPU in 1H 2025. Elite UK REIT reported a 1H 2025 of 1.54 pence,
representing a 10.0% year-on-year increase. Elite UK REIT increased the
payout ratio to 95% for 1H 2025, compared with 90% for 1H 2024. Revenue
rose 0.5% year-on-year, to £18.7 million, led by positive rental revision and
contribution from three properties acquired in June 2025. Distributable
income increased by 5.8% year-on-year to £9.7 million due to lower interest
expense.

Positive rent reversion supports income. Revenue growth was underpinned
by strong rent reversions, including a 24% increase from a medical centre
tenant at Ladywell House. Portfolio occupancy rate was at 95.0% as at 30
June 2025, improving from 93.5% as at 31 March 2025. The DPU growth was
further supported by lower interest costs during the quarter.

Portfolio reconstitution to enhance value. Elite UK REIT continues to
reposition its portfolio for long-term growth. Elite UK REIT has received the
planning application approval for the conversion of Lindsay House into a 168-
bed purpose-built student accommodation (PBSA) facility. Separately, a
planning application has been submitted to develop a data centre in Blackpool,
UK. In addition, Elite UK REIT has divested two vacant properties for £4.0
million.

Potential upside from PBSA facility. The planned conversion of Lindsay
House into a Purpose-Built Student Accommodation (PBSA) facility may
potentially boost revenue, as rental rates on a per square foot basis for PBSA
are significantly higher than those for office space. Given the favourable
demand-supply dynamics and resilient rental trends in the PBSA sector, Elite
UK REIT is actively exploring further conversion opportunities, such as the
potential development of a 300-bed PBSA at Newport Road, Cardiff.

Improved balance sheet profile. As of 30 June 2025, 91% of the REIT’s
borrowings are fixed or hedged, with a weighted average interest rate of 4.8%,
unchanged from prior quarter. Aggregate leverage improved slightly to 41.1%
as at 30 June 2025 from 43.0% as at 31 March 2025, as Elite UK REIT used
the prepaid rents and divestment proceeds to reduce borrowings. The
company does not have further refinancing requirements until 2027.

Maintain Buy. Elite UK REIT is trading at an annualised distribution yield of
9.1%, based on 1H 2025 distributions. At its adjusted net asset value of £0.38,
the REIT is trading at a price-to-book ratio of 0.89x.
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Figure 1: Elite UK REIT 1H25 results summary

(£°000) 1H 2025 1H 2024 Change (% YoY)

Revenue 18,701 18,612 0.5%
Net property income 18,622 18,732 -0.4%
Distributable Income 9,712 9,183 5.8%
Adj. distribution per unit (pence) 154 146 5.5%
Distribution per unit (pence) 154 140 10.0%

Source: Company data, Beansprout Research

Figure 2: Elite UK REIT balance sheet summary

As of 30 Jun 2025 As of 31 Mar 2025

Total debt £178.3M £184.8M
Net gearing ratio 40.7% 42.2%
Borrowing costs 4.8% 4.8%
Interest coverage ratio 2.3x 2.6x
Interest rate fixed 91% 88%
Net assets £233.5M £235.7M

Source: Company data, Beansprout Research
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Company Background
Elite owns 150 office assets located across the United Kingdom, with total internal area 3.8m
sq ft. These assets are worth £421.5m as at Jun-25.

More than 99% of the space is leased to the UK Government on triple net basis, where the
tenant pays for all expenses and taxes. The leases to the UK Government have rent reviews
every five years based on the UK Consumer Price Index (CPI), subject to an annual minimum
increase of 1.0% and maximum of 5.0%. The lease on every asset is signed separately.

About 92.3% of gross rental income is derived from the Department for Work and Pensions
(DWP). The DWP is the UK’s largest public service department that is responsible for welfare,
pensions and child maintenance policy. DWP runs Jobcentre Plus unemployment services, back
office and call centres at these premises. Elite is amongst the largest providers of critical social
infrastructure to the DWP and other UK Government departments. 100% of rent is collected in
advance.

The manager is Elite UK REIT Management Pte Ltd, which is owned by Elite Partners Holdings
Pte Ltd (68%), Sunway RE Capital Pte Ltd (15%) and Jin Leng Investments Pte Ltd (17%). Elite
has the right of first refusal to the UK assets held in Elite UK Commercial Fund lll, a private trust
managed by Elite Partners. The sponsors are Elite Partners, Sunway RE Capital and Ho Lee
Group Pte Ltd.

Figure 3: Geographical diversification of assets across the United Kingdom
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Source: Company data
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Figure 4: Elite’s Tenant Mix
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(4) Source: DWP: workforce management information Feb 2025.

Source: Company data

Balance sheet profile

Elite UK REIT has 91% of its interest rate exposure effectively hedged, and all outstanding debt
denominated in GBP, providing a natural hedge and eliminating any currency mismatch on the
balance sheet.

There are no refinancing requirements until 2027, and the credit facilities include built-in
options for a two-year extension. The net gearing ratio has also improved to 40.7% in 1H25,
down from 42.2% in the previous quarter.

Figure 5: Debt maturity profile of Elite UK REIT
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Disclosure Appendix

Analyst Certification and Disclosures

The analyst(s) named in this report certifies that (i) all views expressed in this report accurately reflect the personal
views of the analyst(s) with regard to any and all of the subject securities and companies mentioned in this report
and (ii) no part of the compensation of the analyst(s) was, is, or will be, directly or indirectly, related to the specific
views expressed by that analyst herein. The analyst(s) named in this report (or their associates) does not have a
financial interest in the corporation(s) mentioned in this report.

An associate is defined as (i) the spouse, or any minor child (natural or adopted) or minor step-child, of the analyst;
(i) the trustee of a trust of which the analyst, his spouse, minor child (natural or adopted) or minor step-child, is a
beneficiary or discretionary object; or (iii) another person accustomed or obliged to act in accordance with the
directions or instructions of the analyst.

Company Disclosure
Global Wealth Technology Pte Ltd (“Beansprout”) does not have any financial interest in the corporation(s) mentioned
in this report.

Disclaimer

This report is provided by Beansprout for the use of intended recipients only and may not be reproduced, in whole or
in part, or delivered or transmitted to any other person without our prior written consent. By accepting this report, the
recipient agrees to be bound by the terms and limitations set out herein.

You acknowledge that this document is provided for general information purposes only. Nothing in this document
shall be construed as a recommendation to purchase, sell, or hold any security or other investment, or to pursue any
investment style or strategy. Nothing in this document shall be construed as advice that purports to be tailored to
your needs or the needs of any person or company receiving the advice. The information in this document is intended
for general circulation only and does not constitute investment advice. Nothing in this document is published with
regard to the specific investment objectives, financial situation and particular needs of any person who may receive
the information.

Nothing in this document shall be construed as, or form part of, any offer for sale or subscription of or solicitation or
invitation of any offer to buy or subscribe for any securities. The data and information made available in this document
are of a general nature and do not purport, and shall not in any way be deemed, to constitute an offer or provision of
any professional or expert advice, including without limitation any financial, investment, legal, accounting or tax
advice, and shall not be relied upon by you in that regard. You should at all times consult a qualified expert or
professional adviser to obtain advice and independent verification of the information and data contained herein before
acting on it. Any financial or investment information in this document are intended to be for your general information
only. You should not rely upon such information in making any particular investment or other decision which should
only be made after consulting with a fully qualified financial adviser. Such information do not nor are they intended
to constitute any form of financial or investment advice, opinion or recommendation about any investment product,
or any inducement or invitation relating to any of the products listed or referred to. Any arrangement made between
you and a third party named on or linked to from these pages is at your sole risk and responsibility.

You acknowledge that Beansprout is under no obligation to exercise editorial control over, and to review, edit or
amend any data, information, materials or contents of any content in this document. You agree that all statements,
offers, information, opinions, materials, content in this document should be used, accepted and relied upon only with
care and discretion and at your own risk, and Beansprout shall not be responsible for any loss, damage or liability
incurred by you arising from such use or reliance.
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This document (including all information and materials contained in this document) is provided “as is”. Although the
material in this document is based upon information that Beansprout considers reliable and endeavours to keep
current, Beansprout does not assure that this material is accurate, current or complete and is not providing any
warranties or representations regarding the material contained in this document. All opinions contained herein
constitute the views of the analyst(s) named in this report, they are subject to change without notice and are not
intended to provide the sole basis of any evaluation of the subject securities and companies mentioned in this report.
Any reference to past performance should not be taken as an indication of future performance. To the fullest extent
permissible pursuant to applicable law, Beansprout disclaims all warranties and/or representations of any kind with
regard to this document, including but not limited to any implied warranties of merchantability, non-infringement of
third-party rights, or fitness for a particular purpose.

Beansprout does not warrant, either expressly or impliedly, the accuracy or completeness of the information, text,
graphics, links or other items contained in this document. Neither Beansprout nor any of its affiliates, directors,
employees or other representatives will be liable for any damages, losses or liabilities of any kind arising out of or in
connection with the use of this document. To the best of Beansprout's knowledge, this document does not contain
and is not based on any non-public, material information. The information in this document is not intended for
distribution to, or use by, any person or entity in any jurisdiction where such distribution or use would be contrary to
law or regulation, or which would subject Beansprout to any registration requirement within such jurisdiction or
country. Beansprout is not licensed or regulated by any authority in any jurisdiction or country to provide the
information in this document.

As a condition of your use of this document, you agree to indemnify, defend and hold harmless Beansprout and its
affiliates, and their respective officers, directors, employees, members, managing members, managers, agents,
representatives, successors and assigns from and against any and all actions, causes of action, claims, charges,
cost, demands, expenses and damages (including attorneys’ fees and expenses), losses and liabilities or other
expenses of any kind that arise directly or indirectly out of or from, arising out of or in connection with violation of
these terms, use of this document, violation of the rights of any third party, acts, omissions or negligence of third
parties, their directors, employees or agents. To the extent permitted by law, Beansprout shall not be liable to you,
any other person, or organization, for any direct, indirect, special, punitive, exemplary, incidental or consequential
damages, whether in contract, tort (including negligence), or otherwise, arising in any way from, or in connection
with, the use of this document and/or its content. This includes, without limitation, liability for any act or omission in
reliance on the information in this document. Beansprout expressly disclaims and excludes all warranties, conditions,
representations and terms not expressly set out in this User Agreement, whether express, implied or statutory, with
regard to this document and its content, including any implied warranties or representations about the accuracy or
completeness of this document and the content, suitability and general availability, or whether it is free from error.

If these terms or any part of them is understood to be illegal, invalid or otherwise unenforceable under the laws of
any state or country in which these terms are intended to be effective, then to the extent that they are illegal, invalid
or unenforceable, they shall in that state or country be treated as severed and deleted from these terms and the
remaining terms shall survive and remain fully intact and in effect and will continue to be binding and enforceable in
that state or country.

These terms, as well as any claims arising from or related thereto, are governed by the laws of Singapore without
reference to the principles of conflicts of laws thereof. You agree to submit to the personal and exclusive jurisdiction
of the courts of Singapore with respect to all disputes arising out of or related to this Agreement. Beansprout and you
each hereby irrevocably consent to the jurisdiction of such courts, and each Party hereby waives any claim or defence
that such forum is not convenient or proper.

© 2025 Global Wealth Technology Pte Ltd
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