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ACQUISITION OF 100.0% INTEREST IN A GRADE A OFFICE BUILDING IN  
CITY OF LONDON, UNITED KINGDOM 

 

1. INTRODUCTION 

ARA Trust Management (Suntec) Limited, in its capacity as the manager of Suntec Real 
Estate Investment Trust (“Suntec REIT”, and the manager of Suntec REIT, the “Manager”), 
is pleased to announce that Suntec REIT Jersey 1 Limited and Suntec REIT Jersey 2 
Limited, each an indirect wholly-owned entity of Suntec REIT (together, the “Purchasers” 
and each, the “Purchaser”), have entered into a sale and purchase agreement (the “Sale 
and Purchase Agreement”) with IC Multi MB Limited and IC Multi HoldCo Limited (together, 
the “Sellers” and each, the “Seller”). The Sale and Purchase Agreement is in relation to the 
acquisition (“Acquisition”) of 100% interest in a Grade A office building with ancillary retail, 
known as The Minster Building (the “Property”), located at 3 Minster Court, City of London, 
United Kingdom (“UK”). 

Pursuant to the Sale and Purchase Agreement, the Purchasers will acquire all the units 
(“Sale Units”) in a Jersey property unit trust, 3 Minster Court Unit Trust (“Minster Unit 
Trust”), which holds 100% interest in the Property. 

(See the transaction structure chart below for further details). 



 

 

2. INFORMATION ON THE PROPERTY 

The Property is an 11-storey Grade A office development with ancillary retail on the ground 
and mezzanine floors. Located in London EC3, at the intersection of Mincing Lane, Great 
Tower Street and Mark Lane, the Property is situated within the City of London central 
business district.  

Surrounded by several important institutions of historical significance and landmark 
attractions such as Lloyd’s of London, The Bank of England, The Royal Exchange, 
Leadenhall Market and the Tower of London and Tower Bridge, the Property is well 
connected and is within walking distance to Monument, Tower Hill and Liverpool train 
stations.  

Built in 1990, the Property is the largest of three buildings within the Minster Court Estate. 
Significant renovations and refurbishments designed by renowned architect Buckley Gray 
Yeoman were completed in 2018. Key office tenants include Charles Taylor, Spaces, Lyst, 
Trustpilot and ADM Investor Services. Retail amenities in the Property include a restaurant 
/ bar, a café and an upmarket gymnasium with a swimming pool.  

The table below sets out key information on the Property as at 31 March 2021 unless 
otherwise stated. 

 

 

 



Title 999-year leasehold from 24 October 1990  

(968 years remaining) 

Net Lettable Area 
(“NLA”) 

293,398 square feet (“sq ft”) 

Committed Occupancy  96.7%(1) 

Number of Tenants 13 

Weighted Average Lease 
Expiry (“WALE”) 

12.3 years(1) 

Independent Valuation(2) With Income Guarantee (as defined herein): £370.0 million 
(approximately S$699.3 million)(3) 
Without Income Guarantee: £365.4 million (approximately S$690.6 
million) 

Agreed Property Value £353.0 million (approximately S$667.2 million) 

(4.6% discount to Independent Valuation of £370.0 million 
(approximately S$699.3 million)) 

NPI Yield  4.5%(4)  

Sustainability  BREEAM rating “Very Good”(5)  

EPC Rating “C”(6) 
Notes: 
(1) Based on NLA as at 31 March 2021. 
(2) Conducted by Jones Lang LaSalle Limited dated 21 April 2021. 
(3) Unless otherwise indicated, certain Great British Pound amounts in this Announcement have been translated 

to Singapore Dollars based on an exchange rate of £1.00 = S$1.89. 
(4) Based on passing income as at 31 March 2021 divided by Total Acquisition Outlay (as defined herein). 
(5) BREEAM (Building Research Establishment Environmental Assessment Method) provides independent 

certification of the sustainability performance of buildings. 
(6) EPC (Energy Performance Certificates) rate the energy efficiency of buildings. 

 

3. DETAILS OF THE ACQUISITION 

3.1 Purchase Consideration and Valuation 

The estimated purchase consideration for the Sale Units (“Purchase Consideration”) 
payable to the Sellers is based on the net asset value (“NAV”) of the Minster Unit Trust as 
at the date of completion of the Acquisition (“Completion”), subject to final adjustments, 
which takes into account the agreed value of the Property of £353.0 million (approximately 
S$667.2 million) (“Agreed Property Value”). The Agreed Property Value is arrived at on a 
willing-buyer and willing-seller basis taking into account the independent valuation of the 
Property.  

HSBC Institutional Trust Services (Singapore) Limited, in its capacity as trustee of Suntec 
REIT (“Trustee”), has appointed an independent property valuer, Jones Lang LaSalle 
Limited (the “Independent Valuer”), to value the Property. As stated by the Independent 
Valuer, the market value of the Property as at 21 April 2021 is £370.0 million (approximately 
S$699.3 million) with the Income Guarantee and £365.4 million (approximately S$690.6 
million) without the Income Guarantee. The method used by the Independent Valuer to 
derive the valuation of the Property is the capitalisation method.  



Based on the current estimated NAV of the Minster Unit Trust, the estimated Purchase 
Consideration is £353.0 million (approximately S$667.2 million). The final Purchase 
Consideration is subject to post-Completion adjustments as provided for in the Sale and 
Purchase Agreement. 

 

3.2 Estimated Total Acquisition Outlay 

The estimated total acquisition outlay (the “Total Acquisition Outlay”) is estimated to be 
£360.1 million (approximately S$680.5 million) comprising:  

(i) the estimated Purchase Consideration of £353.0 million (approximately S$667.2 
million);  

(ii) an acquisition fee of £3.5 million (approximately S$6.7 million) (being 1.0% of the 
Agreed Property Value) payable to the Manager for the Acquisition (the 
“Acquisition Fee”) in accordance to the trust deed dated 1 November 2004 
constituting Suntec REIT, as amended, supplemented and/ or restated from time to 
time (the “Trust Deed”); and  

(iii) estimated professional and other fees and expenses of £3.5 million (approximately 
S$6.7) incurred or to be incurred by Suntec REIT in connection with the Acquisition.  

 

3.3 Establishment of Wholly-Owned Entities 

In connection with the Acquisition, the following direct or indirect (as the case may be) 
wholly-owned entities of Suntec REIT have been established: 

(i) Suntec REIT Jersey 1 Limited;  

(ii) Suntec REIT Jersey 2 Limited; 

(iii) Suntec REIT Jersey Holdings Limited; 

(iv) Suntec UK Limited Partnership; 

(v) Suntec REIT UK (LP) Pte. Ltd.; and  

(vi) Suntec REIT UK (GP) Pte. Ltd. 

 

3.4 Structure of the Acquisition 

In connection with the Acquisition, Suntec REIT, through the Purchasers, has on 29 June 
2021 entered into the Sale and Purchase Agreement to purchase the Sale Units from the 
Sellers. 

Pursuant to the Sale and Purchase Agreement, IC Multi MB Limited (“Seller One”) has 
agreed to sell, and Suntec REIT Jersey 1 Limited has agreed to purchase, the proportion of 
Sale Units held by Seller One, and IC Multi HoldCo Limited (“Seller Two”) has agreed to 
sell, and Suntec REIT Jersey 2 Limited has agreed to purchase, the proportion of Sale Units 
held by Seller Two, on the basis that the sale and purchase of all the Sale Units is completed 
simultaneously. 



3.5 Certain Terms and Conditions of the Sale and Purchase Agreement  

The principal terms of the Sale and Purchase Agreement include, amongst others, the 
following:  

(i) customary provisions relating to the Acquisition, including representations and 
warranties, indemnities, pre-completion covenants and other commercial terms; 
and 

(ii) a deposit of £17,650,000 (approximately S$33.4 million) upon the execution of the 
Sale and Purchase Agreement to be held in escrow by the Sellers’ solicitor, and 
together with the balance of the Purchase Consideration shall be paid on 
Completion. 

 

3.6 Income Guarantee for the Property 

3.6.1 Terms of the Income Guarantee 

As part of the terms of the Acquisition, the Purchasers have negotiated for Sellers 
to provide an income guarantee (“Income Guarantee”) commencing from the date 
of Completion.  

The Income Guarantee amount (“Income Guarantee Amount”) comprises:  

(i) approximately £2.2 million (approximately S$4.2 million) with respect to two 
years of gross rental for the vacant spaces in the Property; and 

(ii) approximately £4.5 million (approximately S$8.5 million) with respect to two 
years of gross rental for the retail leases and approximately one year for 
the co-working lease in the Property.  

3.6.2 Safeguards 

As a safeguard against the ability of the Sellers to provide the Income Guarantee, 
the entire Income Guarantee Amount will be provided by the Sellers to the 
Purchasers at the time of Completion by way of a deduction made to the Purchase 
Consideration payable by the Purchasers to the Sellers for the Sale Units. 

3.6.3 Independent Valuer’s Opinion 

The Independent Valuer is of the opinion that the Income Guarantee Amount being 
provided as part of the Acquisition would bring the property rental in line with market 
rental as at the valuation date.  

3.6.4 Directors’ Opinion 

The directors of the Manager are of the view that the Income Guarantee is on normal 
commercial terms and is not prejudicial to the interests of Suntec REIT and the 
minority unitholders of Suntec REIT (“Unitholders”). This view is premised on the 
basis of the Independent Valuer’s opinion as set out in paragraph 3.6.3 above that 
the Income Guarantee Amount being provided as part of the Acquisition would bring 
the property rental in line with market rental as at the valuation date.  

 



4. RATIONALE FOR AND BENEFITS OF THE ACQUISITION 

The Manager believes that the Acquisition will bring the following key benefits to Unitholders:  

4.1 Strategically Located, High Quality Grade A Development 

The Property is a high quality, Grade A development that is strategically located in the heart 
of City of London with extensive connection to London’s transportation network.  

Supported by strong occupancy of 96.7%, the Property has a diversified and balanced mix 
of good quality tenants with several headquarters situated in the building. The ability of the 
Property to attract quality tenants from diverse sectors testifies the Property’s strength and 
demand.  

Retail revenue constitutes 6.6% of the Property’s total income while office revenue 
predominates at 93.4%, providing the Property with resilience of the office sector. The long 
WALE of 12.3 years1 also provides the Property with income stability over the long term, 
with minimal expiries until 2028. 

 
Trade Mix by Sector(1) 

 
Note:  
(1) Based on committed monthly gross rental income as at 31 March 2021. 

 
4.2 Distribution per Unit (“DPU”) and Net Asset Value (“NAV”) Accretive 

The NPI yield for the Property is 4.5%, based on passing income as at 31 March 2021 
divided by the Total Acquisition Outlay.  

 
1  Based on NLA as at 31 March 2021. 



Based on the assumption that the Acquisition is funded with a combination of debt, perpetual 
securities and cash proceeds from the divestment of the 30.0% interest in 9 Penang Road2 
and Suntec City Office Strata Units 3  (collectively the “Divestments”), on a pro forma 
FY2020 basis, DPU from operations would have increased by 3.6% from 7.402 cents to 
7.666 cents4 and NAV per unit would have also increased by 0.7% from $2.054 to $2.0684.  

The above financial impact on the DPU and NAV is FOR ILLUSTRATIVE PURPOSES 
ONLY, and the actual impact on the DPU and NAV would be dependent on the final 
interest cost and funding structure used for the Acquisition. See Paragraph 5 for more 
details. 

The Acquisition also provides possible upside through lease rent reviews5. 

The Acquisition presents Suntec REIT with an opportunity to purchase the Property at a 
4.6% discount to the independent valuation of the Property with Income Guarantee and at 
a yield in line with recent transactions in the City of London.  

 
4.3 Deepen Suntec REIT’s Presence in London 

4.3.1 The Manager is of the view that London will remain as a strategic city for global 
investors  as London is a key financial centre and the largest banking centre in the 
world, accounting for 37% of the foreign exchange market globally with a US$1.9 
trillion6 foreign exchange turnover each day. London was also named the top city 
for cross border real estate investments in 20207.  

4.3.2 The City of London where the Property is situated, is home to many of the world’s 
largest finance, insurance and technological organisations, where the world’s 
leading insurance and re-insurance companies such as Lloyd’s of London are 
located, generating over £200 billion net premium insurance income in the UK. 

4.3.3 Despite initial concerns of market uncertainty due to the impact of Brexit and the 
COVID-19 pandemic, London achieved an investment turnover of £9.3 billion in 
2020, with 83% of capital deployed from overseas. Though £9.3 billion is lower than 
the long-term annual average of £12.5 billion, this was well ahead of the £6 billion 
turnover during the Global Financial Crisis in 2009. 

4.3.4 Since the start of the COVID-19 pandemic in March 2020, there has been an 
increase in secondary spaces amounting to about 3.1 million sq ft. However, over 
50% of these spaces were in the Grade B (or lower) category. With an impending 
supply shortage of high quality Grade A office spaces coupled with London’s status 
as the world’s leading innovation hub, demand for good quality offices will remain 
supported by the global business investments and capital inflows expected in time 
to come. 

 
 

 
2 Refer to announcement dated 16 June 2021. 
3  Refer to announcement dated 29 June 2021. 
4  See the assumptions set out in paragraph 5.2 of this Announcement. 
5  Generally every five years at market or existing rent, whichever is the higher. 
6      Source: Jones Lang LaSalle Valuation Report dated 21 April 2021 
7  Source: Knight Frank, The London Report 2021 



4.4 Enhance Suntec REIT’s Income Resilience, Stability and Geographical Diversification 
 
4.4.1 Following the completion of the Proposed Acquisition, Suntec REIT’s assets under 

management will increase from S$11.5 billion 8 to S$11.7 billion 9. Its overseas 
exposure will increase from 24.0% to 29.3%, with Australia and UK making up 
16.8% and 12.5% respectively. This is in line with Suntec REIT’s strategy to 
enhance its income resilience by increasing its overseas diversification of assets 
under management to 30% to 40% in the next few years. 

 
Notes:  
(1) As at 31 December 2020  
(2) Post Divestments and Acquisition 

 
4.4.2 The Property’s long WALE of 12.310 years increases the income stability of Suntec 

REIT. The office portfolio WALE will be lengthened to 5.55 years while the retail 
portfolio WALE will be extended to 3.18 years.  

 
Notes:  
(1) Based on NLA of Suntec REIT’s interests in its respective properties as at 31 December 2020  
(2) Post Divestments and Acquisition 

 
8      As at 31 December 2020. 
9   Post Divestments and Acquisition.  
10   Based on NLA as at 31 March 2021. 



  

4.4.3 The Manager expects that the maximum income contribution to Suntec REIT by any 
single property will be reduced from approximately 46% to 41%. Post Divestments 
and Acquisition, Suntec REIT will continue to be anchored by the resilient office 
sector with income contribution increased from 84.8% to 85.4%. 

 

 
Notes:  
(1) Refers to NPI and income contribution from joint ventures for FY2020  
(2) Assumes that the Divestments and Acquisition were completed on 1 January 2020. 

 

5. METHOD OF FINANCING AND FINANCIAL EFFECTS 

5.1 Method of Financing 

The Manager intends to finance the Total Acquisition Outlay though a combination of (i) the 
net proceeds from the divestment of 9 Penang Road which was completed on 16 June 2021 
and the divestment of the Suntec City Office units (which is expected to complete in the third 
quarter of 2021), (ii) perpetual securities issued on 15 June 2021, and/or (iii) British pound 
sterling (“GBP”) denominated loan. 

 

 

Office, 84.8%

Retail, 17.3%

Convention, -2.1%

Office, 85.4%

Retail, 16.5%

Convention, -1.9%

Existing Portfolio(1) Enlarged Portfolio(1)(2)



5.2 Pro Forma Financial Effects of the Acquisition 

The pro forma financial effects of the Acquisition on the DPU and NAV per Unit presented 
below are strictly for illustrative purposes and were prepared based on the audited financial 
statements of Suntec REIT for the financial year ended 31 December 2020 (the “2020 
Audited Financial Statements”), taking into account the Purchase Consideration and 
assuming that: 

• Proceeds from Divestments of approximately S$280.0 million; 

• £175.0 million (or approximately S$330.8 million) of GBP denominated loan at an 
indicative interest rate of 2.7% per annum; and 

• Approximately S$70.0 million perpetual securities at fixed rate coupon of 4.25% per 
annum. 

 

5.3 Pro Forma DPU 

FOR ILLUSTRATIVE PURPOSES ONLY: 

The pro forma financial effects of the Acquisition on Suntec REIT’s DPU for the financial 
year ended 31 December 2020, as if the Acquisition was completed on 1 January 2020, and 
Suntec REIT had held and operated the Property through to 31 December 2020, are as 
follows: 

 Before the Acquisition After the Acquisition 

Net income (S$’000) 115,080 123,735(2),(3) 

Distributable Income (S$’000) 209,220 216,592 

Total number of Units in issue 
(‘000) 

2,837,673(1) 2,838,327(4) 

DPU (Singapore cents) 7.402 7.666 

DPU Accretion (%) - 3.6 
 
Notes: 
(1) Number of Units issued and to be issued as at 31 December 2020. 
(2) Based on historical income statement of 3 Minster Court Unit Trust for the financial year ended 31 December 

2020, adjusted for extraordinary items and including unexpired incentives and Income Guarantee, less 
corporate and trust expenses, loan interest and corporate tax. 

(3) Excludes net income in relation to the Divestments. 
(4) Includes 1,862,259 asset management base and performance fee Units in relation to the Acquisition and 

excludes 1,208,475 asset management base and performance fee Units in relation to the Divestments. 
 
 
 
 
 
 
 
 
 



5.4 Pro Forma NAV 

FOR ILLUSTRATIVE PURPOSES ONLY:  

The pro forma financial effects of the Acquisition on the NAV per Unit as at 31 December 
2020, as if the Acquisition was completed on 31 December 2020, are as follows: 

 
 Before the Acquisition After the Acquisition  

NAV (S$’000) 6,113,170 6,303,307(2) 

Total number of Units in issue 
(‘000) 

2,837,673(1) 2,838,650(3) 

NAV per Unit (S$)(4)  2.054 2.068 
 
Notes: 
(1) Number of Units issued and to be issued as at 31 December 2020. 
(2) Post Divestments and Acquisition. 
(3) Includes 977,505 divestment fee Units in relation to the divestment of 9 Penang Road (refer to announcement 

dated 16 June 2021). 
(4) NAV per Unit is computation based on the net tangible assets attributable to Unitholders. 

 
5.5 Aggregate Leverage 

FOR ILLUSTRATIVE PURPOSES ONLY:  

The pro forma aggregate leverage of Suntec REIT as at 31 December 2020, as if the 
Acquisition was completed on 31 December 2020, is as follows:  

 Before the Acquisition After the Acquisition 

Aggregate Leverage (pro forma 
as at 31 December 2020) 

44.3% 43.8% 

Notes: 
(1) Includes proceeds from Divestments, S$150.0 million perpetual securities and £175.0 million (approximately 

S$330.8 million) GBP-denominated loan. 
 

6. INTERESTS OF DIRECTORS AND CONTROLLING UNITHOLDERS  

None of the directors of the Manager or controlling Unitholders has any interest, direct or 
indirect, in the Acquisition. 

 

7. OTHER INFORMATION  

7.1 Directors’ Service Contracts  

No person is or is proposed to be appointed as a director of the Manager in connection with 
the Acquisition or any other transactions contemplated in relation to the Acquisition.  

 



7.2 Disclosure under Rule 1010(13) of the Listing Manual 

Chapter 10 of the Listing Manual classifies transactions by Suntec REIT into (i) non-
discloseable transactions, (ii) discloseable transactions, (iii) major transactions and (iv) very 
substantial acquisitions or reverse takeovers, depending on the size of the relative figures 
computed on, inter alia, the following bases or comparison set out in Rules 1006(b) and 
1006(c) of the Listing Manual: 

(i) the net profits attributable to the assets acquired, compared with Suntec REIT’s net 
profits; and 

(ii) the aggregate value of the consideration given, compared with Suntec REIT’s 
market capitalisation. 

The relative figures for the Acquisition using the applicable bases of comparison described 
above in this sub-paragraph 7.2 are set out in the table below. 

Comparison of Acquisition 
(S$’000) 

Suntec REIT 
(S$’000) 

Relative figure (%) 

Net Profits(1) 29,396 115,080(1) 25.5% 

Consideration against 
market capitalisation 

667,170(2) 4,159,145(3) 16.0% 

 
Notes: 
(1) Based on the audited net income of Suntec REIT for the financial year from 1 January 2020 to 31 December 

2020. 
(2)  The figure represents the Purchase Consideration. 
(3)  Based on Suntec REIT’s volume weighted average price of S$1.4634 per Unit on 28 June 2021, being the 

market day immediately prior to the date of the Sale and Purchase Agreement. 
 

The relative figure in Rule 1006(d) in relation to the number of Units issued by Suntec REIT 
as consideration for the Acquisition, compared with the number of Units previously in issue, 
is not applicable to the Acquisition as the Purchase Consideration for the Acquisition is 
payable entirely in cash. 

Where any of the relative figures computed on the bases set out above exceeds 5.0% but 
does not exceed 20.0%, the transaction is classified as a “discloseable transaction” under 
Chapter 10 of the Listing Manual, and where any of the relative figures exceed 20.0% the 
transaction is classified as a major transaction which must be conditional upon approval of 
unitholders in a general meeting, unless the only limit breached is that of Rule 1006(b) (being 
the net profits test). Accordingly, the Listing Manual requires that Suntec REIT must 
immediately make an announcement in relation to the transaction pursuant to the 
requirements of the Listing Manual, however no approval of Unitholders is required pursuant 
to Chapter 10 of the Listing Manual. For the avoidance of doubt, the Manager is of the view 
that the Acquisition is in Suntec REIT’s ordinary course of business. 

 

 

 



7.3 Documents Available for Inspection  

Copies of the following documents are available for inspection during normal business hours 
at the registered office of the Manager11 at 5 Temasek Boulevard, #12-01 Suntec Tower 
Five Singapore 038985 from the date of this Announcement up to and including the date 
falling three months after the date of this Announcement:  

(i) the Sale and Purchase Agreement; and 

(ii) the full independent valuation report on the Property issued by the Independent 
Valuer. 

The Trust Deed will also be available for inspection at the registered office of the Manager 
for so long as Suntec REIT is in existence.  

 

BY ORDER OF THE BOARD  
ARA Trust Management (Suntec) Limited 
(as manager of Suntec REIT) 
(Company Registration No. 200410976R) 

 

Chong Kee Hiong 
Director  
29 June 2021 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
11  Prior appointment with the Manager is required. Please contact Suntec REIT Investor Relations team (telephone: +65 

6835 9232). 



ABOUT SUNTEC REIT 

Listed on 9 December 2004, Suntec REIT holds properties in Suntec City, Singapore’s largest 
integrated commercial development (including one of Singapore’s largest shopping Mall), a 66.3% 
interest in Suntec Singapore Convention & Exhibition Centre, a one-third interest in One Raffles 
Quay and a one-third interest in Marina Bay Financial Centre Towers 1 and 2 and the Marina Bay 
Link Mall. Suntec REIT holds a 100% interest in a commercial building located at 177 Pacific 
Highway, Sydney, a 100% interest in a commercial building located at 21 Harris Street, Pyrmont, 
Sydney, a 50.0% interest in Southgate Complex, Melbourne, a 50.0% interest in a commercial 
building located at Olderfleet 477 Collins Street, Melbourne and a 100% interest in a commercial 
building located at 55 Currie Street, Adelaide, Australia. Suntec REIT also holds a 50.0% interest in 
Nova Properties located in London, United Kingdom. Its aim is to invest in income-producing real 
estate which is primarily used for office and/or retail purposes.  Suntec REIT is managed by an 
external manager, ARA Trust Management (Suntec) Limited. For more details, please visit 
www.suntecreit.com. 

 

ABOUT ARA TRUST MANAGEMENT (SUNTEC) LIMITED 

Suntec REIT is managed by ARA Trust Management (Suntec) Limited, a wholly-owned subsidiary 
of ARA Asset Management Limited (“ARA”).   

ARA is the largest real assets manager in Asia Pacific with S$116 billion12 in gross assets under 
management. ARA Group operates a multi-product platform diversified across assets, strategies 
and geographies in both public and private markets, managing real estate investment trusts (REITs) 
and private funds in real estate, infrastructure and credit globally. ARA’s vertically-integrated 
business includes development and value-add asset management capabilities, an in-house capital 
raising team, and property management expertise in local markets where ARA invests and manages 
assets. With a resolute focus on creating sustainable value, ARA manages funds on behalf of many 
of the world’s largest pension funds, sovereign wealth funds and financial institutions. 

  

For more information, please visit www.ara-group.com.   

 

 

 

 

 

 

 

 

 

 
12    Includes assets under management by ARA Asset Management Limited and the Group of companies (“ARA Group”)  
        and its Associates as at 31 December 2020. 

http://www.suntecreit.com/
http://www.ara-group.com/


Important Notice  

This Announcement is for information only and does not constitute an invitation or offer to acquire, 
purchase or subscribe for Units.  

The value of Units and the income derived from them may fall as well as rise. Units are not 
obligations of, deposits in, or guaranteed by, the Manager or any of its affiliates. An investment in 
Units is subject to investment risks, including the possible loss of the principal amount invested. The 
past performance of Suntec REIT is not necessarily indicative of the future performance of Suntec 
REIT.  

Investors have no right to request the Manager to redeem their Units while the Units are listed. It is 
intended that Unitholders may only deal in their Units through trading on the SGX-ST. Listing of the 
Units on the SGX-ST does not guarantee a liquid market for the Units.  

This Announcement may contain forward-looking statements that involve risks and uncertainties. 
Actual future performance, outcomes and results may differ materially from those expressed in 
forward-looking statements as a result of a number of risks, uncertainties and assumptions. 
Representative examples of these factors include (without limitation) general industry and economic 
conditions, interest rate trends, cost of capital and capital availability, competition from similar 
developments, shifts in expected levels of property rental income and occupancy, changes in 
operating expenses, including employee wages, benefits and training, property expenses and 
governmental and public policy changes and the continued availability of financing in the amounts 
and the terms necessary to support future business. You are cautioned not to place undue reliance 
on these forward looking statements, which are based on the Manager’s current view of future events. 
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	(i) Suntec REIT Jersey 1 Limited;
	(ii) Suntec REIT Jersey 2 Limited;
	(iii) Suntec REIT Jersey Holdings Limited;
	(iv) Suntec UK Limited Partnership;
	(v) Suntec REIT UK (LP) Pte. Ltd.; and
	(vi) Suntec REIT UK (GP) Pte. Ltd.
	3.4 Structure of the Acquisition
	In connection with the Acquisition, Suntec REIT, through the Purchasers, has on 29 June 2021 entered into the Sale and Purchase Agreement to purchase the Sale Units from the Sellers.
	Pursuant to the Sale and Purchase Agreement, IC Multi MB Limited (“Seller One”) has agreed to sell, and Suntec REIT Jersey 1 Limited has agreed to purchase, the proportion of Sale Units held by Seller One, and IC Multi HoldCo Limited (“Seller Two”) ha...
	3.5 Certain Terms and Conditions of the Sale and Purchase Agreement
	The principal terms of the Sale and Purchase Agreement include, amongst others, the following:
	(i) customary provisions relating to the Acquisition, including representations and warranties, indemnities, pre-completion covenants and other commercial terms; and
	(ii) a deposit of £17,650,000 (approximately S$33.4 million) upon the execution of the Sale and Purchase Agreement to be held in escrow by the Sellers’ solicitor, and together with the balance of the Purchase Consideration shall be paid on Completion.
	3.6 Income Guarantee for the Property
	3.6.1 Terms of the Income Guarantee
	As part of the terms of the Acquisition, the Purchasers have negotiated for Sellers to provide an income guarantee (“Income Guarantee”) commencing from the date of Completion.
	The Income Guarantee amount (“Income Guarantee Amount”) comprises:
	(i) approximately £2.2 million (approximately S$4.2 million) with respect to two years of gross rental for the vacant spaces in the Property; and
	(ii) approximately £4.5 million (approximately S$8.5 million) with respect to two years of gross rental for the retail leases and approximately one year for the co-working lease in the Property.
	3.6.2 Safeguards
	As a safeguard against the ability of the Sellers to provide the Income Guarantee, the entire Income Guarantee Amount will be provided by the Sellers to the Purchasers at the time of Completion by way of a deduction made to the Purchase Consideration ...
	3.6.3 Independent Valuer’s Opinion
	The Independent Valuer is of the opinion that the Income Guarantee Amount being provided as part of the Acquisition would bring the property rental in line with market rental as at the valuation date.
	3.6.4 Directors’ Opinion
	The directors of the Manager are of the view that the Income Guarantee is on normal commercial terms and is not prejudicial to the interests of Suntec REIT and the minority unitholders of Suntec REIT (“Unitholders”). This view is premised on the basis...

	4. RATIONALE FOR AND BENEFITS OF THE ACQUISITION
	The Manager believes that the Acquisition will bring the following key benefits to Unitholders:
	4.1 Strategically Located, High Quality Grade A Development
	The Property is a high quality, Grade A development that is strategically located in the heart of City of London with extensive connection to London’s transportation network.
	Supported by strong occupancy of 96.7%, the Property has a diversified and balanced mix of good quality tenants with several headquarters situated in the building. The ability of the Property to attract quality tenants from diverse sectors testifies t...
	Retail revenue constitutes 6.6% of the Property’s total income while office revenue predominates at 93.4%, providing the Property with resilience of the office sector. The long WALE of 12.3 years0F  also provides the Property with income stability ove...

	4.2 Distribution per Unit (“DPU”) and Net Asset Value (“NAV”) Accretive
	4.3 Deepen Suntec REIT’s Presence in London
	4.3.4 Since the start of the COVID-19 pandemic in March 2020, there has been an increase in secondary spaces amounting to about 3.1 million sq ft. However, over 50% of these spaces were in the Grade B (or lower) category. With an impending supply shor...
	4.4.2 The Property’s long WALE of 12.39F  years increases the income stability of Suntec REIT. The office portfolio WALE will be lengthened to 5.55 years while the retail portfolio WALE will be extended to 3.18 years.
	4.4.3 The Manager expects that the maximum income contribution to Suntec REIT by any single property will be reduced from approximately 46% to 41%. Post Divestments and Acquisition, Suntec REIT will continue to be anchored by the resilient office sect...
	5. METHOD OF FINANCING AND FINANCIAL EFFECTS
	5.1 Method of Financing
	The Manager intends to finance the Total Acquisition Outlay though a combination of (i) the net proceeds from the divestment of 9 Penang Road which was completed on 16 June 2021 and the divestment of the Suntec City Office units (which is expected to ...

	5.2 Pro Forma Financial Effects of the Acquisition
	The pro forma financial effects of the Acquisition on the DPU and NAV per Unit presented below are strictly for illustrative purposes and were prepared based on the audited financial statements of Suntec REIT for the financial year ended 31 December 2...
	5.3 Pro Forma DPU
	FOR ILLUSTRATIVE PURPOSES ONLY:
	The pro forma financial effects of the Acquisition on Suntec REIT’s DPU for the financial year ended 31 December 2020, as if the Acquisition was completed on 1 January 2020, and Suntec REIT had held and operated the Property through to 31 December 202...
	5.4 Pro Forma NAV
	The pro forma financial effects of the Acquisition on the NAV per Unit as at 31 December 2020, as if the Acquisition was completed on 31 December 2020, are as follows:
	5.5 Aggregate Leverage
	The pro forma aggregate leverage of Suntec REIT as at 31 December 2020, as if the Acquisition was completed on 31 December 2020, is as follows:

	6. INTERESTS OF DIRECTORS AND CONTROLLING UNITHOLDERS
	None of the directors of the Manager or controlling Unitholders has any interest, direct or indirect, in the Acquisition.

	7. OTHER INFORMATION
	7.1 Directors’ Service Contracts
	No person is or is proposed to be appointed as a director of the Manager in connection with the Acquisition or any other transactions contemplated in relation to the Acquisition.
	7.2 Disclosure under Rule 1010(13) of the Listing Manual
	Chapter 10 of the Listing Manual classifies transactions by Suntec REIT into (i) non-discloseable transactions, (ii) discloseable transactions, (iii) major transactions and (iv) very substantial acquisitions or reverse takeovers, depending on the size...
	(i) the net profits attributable to the assets acquired, compared with Suntec REIT’s net profits; and
	(ii) the aggregate value of the consideration given, compared with Suntec REIT’s market capitalisation.


	The relative figures for the Acquisition using the applicable bases of comparison described above in this sub-paragraph 7.2 are set out in the table below.
	The relative figure in Rule 1006(d) in relation to the number of Units issued by Suntec REIT as consideration for the Acquisition, compared with the number of Units previously in issue, is not applicable to the Acquisition as the Purchase Consideratio...
	Where any of the relative figures computed on the bases set out above exceeds 5.0% but does not exceed 20.0%, the transaction is classified as a “discloseable transaction” under Chapter 10 of the Listing Manual, and where any of the relative figures e...
	7.3 Documents Available for Inspection
	The Trust Deed will also be available for inspection at the registered office of the Manager for so long as Suntec REIT is in existence.
	Listed on 9 December 2004, Suntec REIT holds properties in Suntec City, Singapore’s largest integrated commercial development (including one of Singapore’s largest shopping Mall), a 66.3% interest in Suntec Singapore Convention & Exhibition Centre, a ...
	ABOUT ARA TRUST MANAGEMENT (SUNTEC) LIMITED

	Suntec REIT is managed by ARA Trust Management (Suntec) Limited, a wholly-owned subsidiary of ARA Asset Management Limited (“ARA”).
	ARA is the largest real assets manager in Asia Pacific with S$116 billion11F  in gross assets under management. ARA Group operates a multi-product platform diversified across assets, strategies and geographies in both public and private markets, manag...
	This Announcement is for information only and does not constitute an invitation or offer to acquire, purchase or subscribe for Units.
	The value of Units and the income derived from them may fall as well as rise. Units are not obligations of, deposits in, or guaranteed by, the Manager or any of its affiliates. An investment in Units is subject to investment risks, including the possi...
	Investors have no right to request the Manager to redeem their Units while the Units are listed. It is intended that Unitholders may only deal in their Units through trading on the SGX-ST. Listing of the Units on the SGX-ST does not guarantee a liquid...
	This Announcement may contain forward-looking statements that involve risks and uncertainties. Actual future performance, outcomes and results may differ materially from those expressed in forward-looking statements as a result of a number of risks, u...



