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EC World REIT 

Foothold in Hangzhou’s specialised logistics arena 
 
 

SINGAPORE |REAL ESTATE (REIT)| SITE VISIT NOTE 
 

We were in Hangzhou, Zhejiang province (China) to visit all six of EC World REIT’s current 
portfolio assets as well as its two right of first refusal (ROFR) assets on 13 March 2018. In 
addition to port logistics and specialised logistics, the REIT’s assets are in the e-commerce 
logistics sector, which is a pivotal sector in Hangzhou and where Alibaba’s global HQ is 
located at.  
 

Company Background 
EC World REIT (ECW) listed on the SGX Mainboard on 28 July 2016 with six logistics assets 
in Hangzhou, relating to e-commerce, specialised logistics, and port logistics. Current 
portfolio valuation stands at S$1.3 bn, with a ROFR pipeline of two e-commerce properties 
from its sponsor, Forchn Holdings Group. The REIT announced in February 2018 its maiden 
acquisition since IPO, of an e-commerce asset in Wuhan, Hubei Province (China). 
 

Site Visit Highlights 
1. Direct exposure to burgeoning e-commerce sector 

 E-commerce logistics assets provide entire suite of physical facilities, through 
master tenant and Sponsor-owned proprietary service – RuYiCang, for clients such 
as JD.com and P&G 

 Lack of like-for-like comparables due to unique offering (both B2B & B2C under 
one house) and sheer scale of assets 

 Maiden acquisition of Wuhan MeiLuoTe property is expected to increase NLA of e-
commerce logistics assets by up to 15% 

 

2. Strong backing from sponsor 
 Sponsor is Forchn Holdings Group, which owns RuYiCang and co-founded Cainiao 

Network Technology Co. Ltd.  
 Trove of opportunities with Sponsor’s focus in logistics sector – recently 

announcing a collaboration with supply chain management company YCH Group 
 ROFR pipeline of two e-commerce related properties of over 300,000sqm GFA  

 

3. Hangzhou key pillar of e-commerce logistics blueprint in China 
 Known as China’s “capital of e-commerce”, Hangzhou clocked in a double-digit e-

commerce growth of 40% in 2017 alone 
 One of the core cities within the Yangtze River Delta Economic Zone, with GDP 

growth of 10.98% in 2017 
 Increased growth in e-commerce market will call for an increase in demand for 

warehouse facilities  
 

Investment Actions 
No stock rating or price target provided, as we do not have coverage on ECW. 
 

Peer Comparison – ECW has one of the highest dividend yields and lowest gearing levels 
among other listed S-REITs with assets exclusively located in China 

 
Source: Bloomberg 
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Site Visit
LAST DONE PRICE 

COMPANY DATA

BLOOM BERG CODE: ECWREIT SP

O/S SHARES (M N) : 785               

M ARKET CAP (USD mn / SGD mn) : 442 / 581

52 - WK HI/LO (SGD) : 0.81 / 0.74

3M  Average Daily T/O (mn) : 0.35              

MAJOR SHAREHOLDERS (%)

41.16%

CHINA CINDA ASSET M ANAGEM ENT 12.12%

FOSUN INTERNATIONAL HOLDINGS 9.76%

PROVIDENCE WORLD 8.51%
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6.94%
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COM PANY (0.0)        (0.7)                        8.1                 

STI RETURN 2.16        3.29                       15.48            

PRICE VS. STI

Source: B loomberg, PSR

KEY FINANCIALS

Y/ E D ec, SGD '000 F Y16* F Y17

Gross revenue 41,175                    91,368          

NPI 36,761                   82,704         

Dist Inc. 19,109                    47,117           

P /NAV (x) 0.80                       0.81               

ROE (%) 4% 7%

DPU (Cents) (Annualised) 5.7                         6.03              

Dist yield (%) 7.73% 8.14%

Source: B loomberg, Company

Tara Wong (+6212 1850)

tarawongsj@phillip.com.sg

*FY16 is from 28 Jul 2016 to  31 Dec 2016. ECW was constituted as a 

private fund from 5 Aug 2015 to  27 Jul 2016.
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Portfolio assets 
Figure 1: ECW’s current portfolio stands at S$1.3 bn with a total NLA of 698,478 sqm 

 
 
 
Figure 2: Breakdown of ECW’s portfolio by Gross Rental Income (GRI), Net Leasable Area 
(NLA) and by valuation 

 

 
Source: Company 

 
 
 
Currently, majority of ECW’s GRI is 
derived from its Port Logistics assets 
(46.6%), followed by its E-Commerce 
Logistics assets (37.1%) and Specialised 
Logistics assets (16.4%)  
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Maiden acquisition since IPO: Wuhan MeiLuoTe  
 Wuhan MeiLuoTe is an e-commerce logistics asset with a current occupancy of 82.2% 

 Third-party acquisition with purchase consideration at a 15.2% discount to valuation 

 Key tenants include JD.com and DangDang.com 
 
Figure 3: Details of transaction 

 
Source: Company 

 
Figure 4: Wuhan MeiLuoTe property 

 
Source: Company 

 
Figure 5: Wuhan MeiLuoTe property 

 
Source: Company 

 

Direct exposure to burgeoning e-commerce sector 
 E-commerce logistics assets provide entire suite of physical facilities, through master 

tenant and Sponsor-owned proprietary service – RuYiCang, for clients such as JD.com 
and P&G 

 RuYiCang is one of the top three service providers for Alibaba’s “new retail” concept, 
providing 30-40% of the warehouse space and generating 60% of the business, 
according to the company 

 Lack of like-for-like comparables due to unique offering (both B2B & B2C under one 
house) and sheer scale of assets 

 Maiden acquisition of Wuhan MeiLuoTe property is expected to increase NLA of e-
commerce logistics assets by up to 15% 
 

Figure 6: Post acquisition, e-commerce and specialised logistics assets will account for 
67.2% of portfolio NLA 

 
Source: Company 
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Strong backing from sponsor 
 Sponsor is Forchn Holdings Group, which owns RuYiCang (PRC e-commerce logistics 

and supply chain management service provider) and co-founded Cainiao Network 
Technology Co. Ltd. (operator of China Smart Logistics Network) 

 Trove of opportunities with Sponsor’s focus in logistics sector 
o Forchn and YCH had announced in March 2018 a collaboration with RuYiCang to 

jointly offer e-commerce and omni-channel logistics services in the Asean and 
China region. 

 ROFR pipeline of two e-commerce related properties of over 300,000 sqm GFA  

 
 

Figure 7: ECW’s sponsor has over two 
decades of experience within the 
logistics sector 

 
Source: Company 

Hangzhou key pillar of e-commerce logistics blueprint in China 
 Hangzhou, capital of Zhejiang Province, is known as China’s “capital of e-commerce” 

o Kick-started the “China Cross-Border E-Commerce Comprehensive Pilot Zone” 
programme. Home to Alibaba’s Global HQ and birthplace of Kuadi Dache. 

o One of the core cities within the Yangtze River Delta (YRD) Economic Zone, with a 
GDP growth of 10.98% in 2017. 

 Double-digit e-commerce growth in Hangzhou, clocking 40% in 2017 

 Increased growth in e-commerce market will call for an increase in demand for 
warehouse facilities  

 
 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Figure 8: Hangzhou’s relatively higher rents are indicative of strong 
upgrade demand from firms willing to pay a premium for high-
quality well-located distribution space (source: JLL) 

  
Source: JLL Real Estate Intelligence Service (REIS), PSR 

 

Figure 9: Scarcity of logistics land in Tier I & II cities (which 
includes YRD cities) has encouraged the creation of new 
development solutions (source: CBRE) 

 
Source: CBRE 2018 Greater China Real Estate Market Outlook, PSR 
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A look at ECW’s assets 
 
Port Logistics assets 
All three port logistics assets are located at west Chongxian New City, north Hangzhou 
 
1. Chongxian Port Investment 

 Logistics complex that integrates port operations, storage processing and logistics 
distribution for steel products – according to the company, this facility handles 
60% of Hangzhou’s province’s steel market share 

 
 
2. Chongxian Port Logistics 

 Warehouses and office buildings that support the operations of Chongxian Port 
Investment 

 Underwent an asset enhancement initiative (AEI) in FY17 (addition of a building) 
 
 
3. Fu Zhou Industrial 

 Cement plant producing precast concrete, sand and stone warehouse, storage 
yard and repair workshop 
 

 

 
 
 
Figure 10: Chongxian Port Investment 

 
Source: PSR 
 

 
Figure 11: Chongxian Port Logistics 

 
Source: PSR 
 

Figure 12: Fu Zhou Industrial 

 
Source: PSR 

  
Figure 13: ECW’s Port Logistics assets in the same cluster  
(from L-R: Fu Zhou Industrial, Chongxian Port Investment, Chongxian Port Logistics) 

 
Source: PSR 

Addition of a new block for 
Chongxian Port Logistics, as 
part of ECW’s AEI 
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E-commerce logistics 
4. Stage 1 Properties of Bei Gang Logistics 

 Eight buildings (Buildings No. 1 to No. 8) – first floor of each building is for B2B 
purposes, other levels are for SOHO use 

 One of the largest e-commerce developments in the Yangtze River Delta 

 ROFR option to acquire Stage 2 properties (Buildings No. 9 to No. 17) 

 Located nearby the port logistics assets, in west Chongxian New City, north 
Hangzhou 

 

Figure 14: Stage 1 Bei Gang Logistics  

 
Source: PSR 

Figure 15: Shopfronts on the first level 

 
Source: PSR 

Figure 16: Inside one of the shops in Stage 1 Bei Gang 

 
Source: PSR 

Figure 17: One of the more upscale shops  

 
Source: PSR 

Figure 18: Model of Bei Gang Logistics – Stage 1 comprises the first eight buildings and ROFR asset Stage 2 consists of the other nine 
buildings behind 

 
Source: PSR 
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5. Fu Heng Warehouse 

 Full capability e-commerce centre with integrated system of storage and 
warehousing, inventory control, pick-and-pack services and express delivery 
capabilities 

 Two four-storey buildings housing e-commerce merchant offices, online-to-offline 
(O2O) businesses, retail outlets, and warehouse space 

 Located at Min Lian village, Dongzhou Industrial Park, Fuyang District, Hangzhou 
City 

 ROFR asset Fu Zhou E-commerce Properties is right next to Fu Heng Warehouse 
  
 

 

Figure 19: Display sign of RuYiCang – 
master tenant of Fu Heng Warehouse 

 
Source: PSR 

Figure 20: Packaging and labelling process 

 
Source: PSR 

Figure 21: An e-commerce merchant office within the 
warehouse 

 
Source: PSR Figure 22: Boxes with RuYiCang’s logo 

 

 
Source: PSR 

Figure 23: Level 2 – which holds shoes and 
leather bags 

 
Source: PSR 

Figure 24: Best Freight, one of RuYiCang’s 
last-mile fulfilment partners 

 
Source: PSR 

Figure 25: ROFR asset Fu Zhou E-commerce Properties, spanning 
215,643 sqm 

 
Source: PSR 

Figure 26: Packing stations within Fu Zhou E-commerce 
Properties, which currently handles FMCG products 

 
Source: PSR 
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Specialised logistics 
6. Hengde Logistics 

 Controlled temperature warehouse currently used for tobacco storage 

 Master leased to state-owned enterprise China Tobacco Zhejiang Industrial Co., 
Ltd, which produces cigarettes under brands such as Hongtashan and Chunghwa 

 RMB10bn worth of tobacco in the entire warehouse, which according to 
management, represents approximately half the market share of tobacco in entire 
Zhejiang province 

 Located at Min Lian village in Dongzhou Industrial Park, Fuyang District, Hangzhou 
City 

 

Figure 27: Truck approaching Hende Logistics 

 
Source: PSR 

Figure 28: Inside Hengde Logistics 

 
Source: PSR 

Figure 29: Unloading of boxes of tobacco leaves 

 
Source: PSR 

Figure 30: One of the boxes, that is bound for Shanghai  

 
Source: PSR 

Figure 31: Boxes with China Tobacco’s 
logo 
 

 
Source: PSR 

Figure 32: Tobacco leaves, which need to be 
aged for a minimum of two years in the 
warehouse 

 
Source: PSR 

Figure 33: Controlled temperature and 
humidity for the warehouse 
 

 
Source: PSR 
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Important Information  

This report is prepared and/or distributed by Phillip Securities Research Pte Ltd ("Phillip Securities Research"), which is a holder of a financial adviser’s license under the 
Financial Advisers Act, Chapter 110 in Singapore.  

By receiving or reading this report, you agree to be bound by the terms and limitations set out below. Any failure to comply with these terms and limitations may 
constitute a violation of law. This report has been provided to you for personal use only and shall not be reproduced, distributed or published by you in whole or in part, 
for any purpose. If you have received this report by mistake, please delete or destroy it, and notify the sender immediately.  

The information and any analysis, forecasts, projections, expectations and opinions (collectively, the “Research”) contained in this report has been obtained from public 
sources which Phillip Securities Research believes to be reliable. However, Phillip Securities Research does not make any representation or warranty, express or implied 
that such information or Research is accurate, complete or appropriate or should be relied upon as such. Any such information or Research contained in this report is 
subject to change, and Phillip Securities Research shall not have any responsibility to maintain or update the information or Research made available or to supply any 
corrections, updates or releases in connection therewith.  

Any opinions, forecasts, assumptions, estimates, valuations and prices contained in this report are as of the date indicated and are subject to change at any time without 
prior notice. Past performance of any product referred to in this report is not indicative of future results.  

This report does not constitute, and should not be used as a substitute for, tax, legal or investment advice. This report should not be relied upon exclusively or as 
authoritative, without further being subject to the recipient’s own independent verification and exercise of judgment. The fact that this report has been made available 
constitutes neither a recommendation to enter into a particular transaction, nor a representation that any product described in this report is suitable or appropriate for 
the recipient. Recipients should be aware that many of the products, which may be described in this report involve significant risks and may not be suitable for all 
investors, and that any decision to enter into transactions involving such products should not be made, unless all such risks are understood and an independent 
determination has been made that such transactions would be appropriate. Any discussion of the risks contained herein with respect to any product should not be 
considered to be a disclosure of all risks or a complete discussion of such risks.  

Nothing in this report shall be construed to be an offer or solicitation for the purchase or sale of any product. Any decision to purchase any product mentioned in this 
report should take into account existing public information, including any registered prospectus in respect of such product.  

Phillip Securities Research, or persons associated with or connected to Phillip Securities Research, including but not limited to its officers, directors, employees or 
persons involved in the issuance of this report, may provide an array of financial services to a large number of corporations in Singapore and worldwide, including but 
not limited to commercial / investment banking activities (including sponsorship, financial advisory or underwriting activities), brokerage or securities trading activities. 
Phillip Securities Research, or persons associated with or connected to Phillip Securities Research, including but not limited to its officers, directors, employees or 
persons involved in the issuance of this report, may have participated in or invested in transactions with the issuer(s) of the securities mentioned in this report, and may 
have performed services for or solicited business from such issuers. Additionally, Phillip Securities Research, or persons associated with or connected to Phillip Securities 
Research, including but not limited to its officers, directors, employees or persons involved in the issuance of this report, may have provided advice or investment 
services to such companies and investments or related investments, as may be mentioned in this report.  

Phillip Securities Research or persons associated with or connected to Phillip Securities Research, including but not limited to its officers, directors, employees or persons 
involved in the issuance of this report may, from time to time maintain a long or short position in securities referred to herein, or in related futures or options, purchase 
or sell, make a market in, or engage in any other transaction involving such securities, and earn brokerage or other compensation in respect of the foregoing. 
Investments will be denominated in various currencies including US dollars and Euro and thus will be subject to any fluctuation in exchange rates between US dollars and 
Euro or foreign currencies and the currency of your own jurisdiction. Such fluctuations may have an adverse effect on the value, price or income return of the 
investment.  

To the extent permitted by law, Phillip Securities Research, or persons associated with or connected to Phillip Securities Research, including but not limited to its officers, 
directors, employees or persons involved in the issuance of this report, may at any time engage in any of the above activities as set out above or otherwise hold an 
interest, whether material or not, in respect of companies and investments or related investments, which may be mentioned in this report. Accordingly, information may 
be available to Phillip Securities Research, or persons associated with or connected to Phillip Securities Research, including but not limited to its officers, directors, 
employees or persons involved in the issuance of this report, which is not reflected in this report, and Phillip Securities Research, or persons associated with or 
connected to Phillip Securities Research, including but not limited to its officers, directors, employees or persons involved in the issuance of this report, may, to the 
extent permitted by law, have acted upon or used the information prior to or immediately following its publication. Phillip Securities Research, or persons associated 
with or connected to Phillip Securities Research, including but not limited its officers, directors, employees or persons involved in the issuance of this report, may have 
issued other material that is inconsistent with, or reach different conclusions from, the contents of this report.  

The information, tools and material presented herein are not directed, intended for distribution to or use by, any person or entity in any jurisdiction or country where 
such distribution, publication, availability or use would be contrary to the applicable law or regulation or which would subject Phillip Securities Research to any 
registration or licensing or other requirement, or penalty for contravention of such requirements within such jurisdiction.  

This report is intended for general circulation only and does not take into account the specific investment objectives, financial situation or particular needs of any 
particular person. The products mentioned in this report may not be suitable for all investors and a person receiving or reading this report should seek advice from a 
professional and financial adviser regarding the legal, business, financial, tax and other aspects including the suitability of such products, taking into account the specific 
investment objectives, financial situation or particular needs of that person, before making a commitment to invest in any of such products.  

This report is not intended for distribution, publication to or use by any person in any jurisdiction outside of Singapore or any other jurisdiction as Phillip Securities 
Research may determine in its absolute discretion. 
 
IMPORTANT DISCLOSURES FOR INCLUDED RESEARCH ANALYSES OR REPORTS OF FOREIGN RESEARCH HOUSES 
Where the report contains research analyses or reports from a foreign research house, please note: 

(i) recipients of the analyses or reports are to contact Phillip Securities Research (and not the relevant foreign research house) in Singapore at 250 North Bridge 
Road, #06-00 Raffles City Tower, Singapore 179101, telephone number +65 6533 6001, in respect of any matters arising from, or in connection with, the 
analyses or reports; and 

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, Phillip Securities Research accepts legal responsibility for the contents of the analyses or reports. 
 
 


