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Singapore REITs Sector 

Master lease exposures 
 
SINGAPORE | REAL ESTATE (REITS) | UPDATE 

 Sponsor of Eagle Hospitality Trust failed to make timely rental payments of its master lease 

 Healthcare and Hospitality REITs are most reliant on master leases 
 

Background 
After defaulting on a US$314mn loan, trading of Eagle Hospitality Trust (Eagle) was voluntarily 
suspended on 24 March 2020. It followed the failure of its sponsor and master lessee, Urban 
Commons LLC to place the full sum of the security deposit under the master lease agreements 
and make timely rental payments since December 2019. Eventually, dividends due for 
distribution on 30 March 2020 were not paid out to unitholders. The master lease agreements 
have an initial term of 20 years from the Listing Date and the stipulated security deposit is 
equivalent to nine months of the monthly fixed rent. The fixed rent was 66% of the total rent 
projected for the year 2020.  
 
Comments 
In Figure 1, we compiled a list of REITs with master leases. Our findings are as follows:  

 For healthcare and hospitality REITs, it is common for the master lessee to be part of the 
sponsor’s subsidiary or group of companies. 

 Healthcare and hospitality REITs have the highest proportion of rents dependent on the 
master leases. On the flip side, industrial and retail REITs have less concentration of master 
leases and are usually diversified. There are minimal master leases for Commercial REITs as 
they usually own multi-tenanted buildings, except for IREIT which has a 40.1% single-tenant 
concentration by GRI. 

 Based on standard industry practice, one month’s worth of gross rental is usually held as 
security deposit for each year’s lease. For example, a 5-year lease would require 5 months 
of committed security deposit. However, a larger sum of security deposit may be held for 
long-term leases in single-tenanted properties. 

 
Figure 1: REITs with master leases 
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OVERWEIGHT (Maintained)

INDEX RETURN (%)

1MTH 3MTH YTD 1YR

FSTREI RETURN 22.2 (22.0) (19.2) (8.7)

FSTREH RETURN 12.3 (23.7) (23.7) (23.3)

STI RETURN 13.8 (21.0) (20.7) (21.0)

FSTREI VS. STI

Source: Bloomberg, PSR

10-year SGS (%) & 3-month SOR (%)

Source: Bloomberg, PSR
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Various vendors/tenants = 3rd party vendors and tenants 

*Includes proportion of anchor tenants 

**Excludes CapitaMall Erqi to be divested on 7 Feb 2020 

*** ML contribution by asset 

- Unable to find supporting data 

Source: PSR, Companies 

 

 

 
  

Retail

Starhill Global YTL Corporation 45.8%*

Sponsor's indirect wholly 

owned subsidiary and Toshin 

Development Singapore

Security deposits of approximately 

S$30.7mn (1-2months)

CapitaRetail 

China Trust
Capitaland 4.0%** Various vendors

Security deposits of approximately 

S$66.3mn (3-4months)

Lippo Malls 

Indonesia Retail 

Trust

PT Lippo Karawaci 

Tbk
10.9% Various vendors

Security deposits of approximately 

S$47.7mn (3-4 months)

Dasin Retail 

Trust

Zhongshan Dasin 

Real Estate
7.6% Dasin Merchant Investment

Security deposits of approximately 

S$15.8mn (3-4 months)

BHG Retail

Beijing Hualian 

Department Store 

Co.

7.0% BHG Hypermarket Co., Ltd.
Security deposits of approximately 

S$20.9mn (2-3 months)

Industrial

Ascendas REIT CapitaLand 29.0% Various tenants
Security deposit are approximately 4.7 

months of rental income.

Mapletree 

Logistics Trust

Mapletree 

Investments
40.0% Various tenants

Security deposits are approximately 4 

months of rental income for SG HK 

and Korea.

Mapletree 

Industrial Trust

Mapletree 

Investments
16.1% Various tenants -

Frasers 

Logistics Trust

Frasers Property 

Limited
74.5% Various tenants -

Keppel DC REIT

Keppel 

Telecommunications 

& Transportation

28.5%*** Various tenants
Security deposits of approximately 

US$6.4mn (~1month)

ESR REIT ESR 30.0% Various tenants
Security deposits of approximately 

S$29.3mn (1-2months)

AIMS AMP 

Capital

AIMS Financial 

Group
35.7% Various tenants

Security deposits of approximately 

S$15.5mn (1-2months)

Cache Logistics 

Trust
CWT Limited 27.9% Various tenants

Security deposits are approximately 

3.4 months of rental income.

EC World REIT
Forchn Holdings 

Group Co.
13.5% Various tenants

Security deposits of approximately 

S$66.6mn (8-9 months)

Sabana Shari'ah ESR 23.7% Various tenants
Security deposits of approximately 

S$8.6mn (1-2months)

Commercial

Prime US REIT KBS Asia Partners 7.7% Charter Communications
Security deposits of approximately 

US$2.6mn (~1 month)

IREIT Global
Tikehau Capital and 

CDL
40.1%

GMG, a whollyowned 

subsidiary of Deutsche 

Telekom

No security deposit

Diversified 

Mapletree 

North Asia 

Commercial 

Trust

Mapletree 

Investments
9.6% Various tenants -

Cromwell E-

REIT

Cromwell Property 

Group
19.8% Various tenants

Security deposits of approximately 

€$13.0mn (~1month)

Soilbuild 

Business Space 

REIT

Soilbuild Group 22.0% Various tenants

Average of 3-5 months of rental 

income as security deposit in MTBs, 

and 6-18 months of rental income for 

single/master leases.

Lendlease 

Global 

Commercial 

REIT

Lendlease 

Corporation
29.0% Various tenants -

Ascendas India 

Trust
Capitaland 5.2% Arshiya Lifestyle Limited

Security deposits of approximately 

S$102.8mn (8-9months)
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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 

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

 
 


