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Turning to Singapore REITs for Growth

Singapore’s reopening, along with major countries, is the key to 

returning to growth, while the western countries are fighting 

with elevated inflation and face recession risks.
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Inflation Expectations Are Moderating

CSOP Asset Management

Source: Bloomberg Finance, J.P Morgan, as of 1st August 2022
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Credit Spreads May Have Peaked, Reducing Risk of Credit Concerns

CSOP Asset Management

Source: J.P Morgan, as of 1st August 2022
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Higher Rates Likely Impact REIT Ability To Grow Through Acquisitions & 
Distributions

CSOP Asset Management

Source: JLP Asset Management, as of 1st August 2022. * DBS Bank as of 25th August 2022
For illustration purpose only. Not to be construed as a recommendation to buy/sell in the securities of the above-mentioned countries.

▪ Higher Interest costs will impact ability 
to acquired. As an example, Mapletree
Logistics Trust borrowing costs is now 
4.8-5% (AUD); 3.7-4% (SGD) and 4.4-
4.5% (KRW)

▪ REITs have hedged their debt between 
50-80%, limiting the impact on REIT 
distributions over the next 1-2 years 
with c.1-3% DPU impact. 

▪ lesser concerns of downside risks 
arising from these inflation and interest 
rates, given proactive steps undertaken 
by S-REIT managers to mitigate these 
impacts*.
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Strength of Singapore Dollar, Higher Demand for S$ assets

CSOP Asset Management

Source: Bloomberg, as of 1st August 2022
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SREIT Y-o-Y vs GDP Growth

GDP Growth YoY% SREIT YoY (%) [RHS]
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Source: Bloomberg. As of 31 August 2022, all in USD terms. ^Proxied by iEdge S-REIT Leaders SGD Index (Total Return).

From April 2016 to August 2022, S-REITs Leaders averaged an annualized total return of 7.8% ^ and 90-day volatility of 11.5% ^, outperforming
global major REITs indexes. Over the past 10 years, S-REITs leaders had annualized total return at 8.3% ^

+54%

COVID-19

Omicron

Fed’s 
Interest Rate

Hikes

Singapore REITs Leaders : Resilient and Stable
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Source: Bloomberg as of 29 July 2022

Outperformance: US Treasuries, TIPS, US/HK Stocks 



CSOP Asset Management Limited
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Individual REITs or ETF: Lower Return Divergence and Volatility

Source: Bloomberg, CSOP, as of 11 August 2022

▪ Individual REIT total return divergence can be significant, as each individual REIT is subject to different specific 
circumstances. 

▪ A negative correlation between Dividend Yield and Returns, showing REITs which paid the highest dividend yield were 
not necessarily the outperformers the same time (higher dividend yield is perhaps just a result of lower price).  

▪ The volatility of individual REITs are also consistently high across the universe with most above 15% and the highest more 
than 40%.
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41.8%

20.1%

15.7%

9.7%

7.0%

2.9%

1.7% 1.2% Industrial REIT

Retail REIT

Office REIT

Multi Asset Class

Data Center REIT

Residential REIT

Hotel REIT

Health Care REIT
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iEdge S-REIT Leaders Index

CSOP Asset Management

Source: SGX, as of 31st March 2022. ̂ BICS4. As of 29 July 2022. The above is for illustration purposes only and does not constitute a recommendation to buy/sell in the above-mentioned sector or jurisdictions.
*SGX. As of 31st March 2022. It is breakdown by the geographical revenue. 

iEdge S-REIT Leaders Index ("The Index")

Launch Date 24 March 2014

Base Date and Value
• USD: 1,000 on 24 March 2014
• SGD: 1,000 on 30 September 2010

Market Capitalization US$50.15 billion/ S$68.03 billion on 31 March 2022

Number of Securities 26, as of 29 July 2022

Methodology

➢ Universe: Listed in SGX & classified as “Real Estate Investment 
Trust” as defined by the Factset Revere Business Industry 
Classification System (RBICs).

➢ Liquidity Criteria: 

➢ Free Float Criteria: 
New Constituents: ≥ 20%; Existing Constituents: ≥ 15%

➢ Free Float Market Capitalization Criteria: 
New Constituents: ≥ SGD 500M; Existing Constituents: ≥ SGD 400M

Weighting Liquidity-Adjusted Free-Float Market Capitalization Weighted 

Capping 10% for each security

Currency USD & SGD

Rebalancing Frequency Semi-annually (March & September)

The Index Sector Allocation^

New Constituents Existing Constituents

Average Daily Traded Value ≥USD 500K ≥USD 400K

Daily Traded Velocity ≥0.10% ≥0.08%

The Index Geographical Allocation*

63%11%

4%

5%

5%

4%

8%
Singapore

Australia

United States

Mainland China

Hong Kong SAR

Japan

Others
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Liquidity Adjustment Benefits the REIT

CSOP Asset Management

Source. ^SGX, as of 2021/09/30. ̂ ^SGX,  as of 2021/09/24. #CICT’s weight did not change due to the weighting capping of 10% for single security. 

Quartile Adjustment Factor

First (Bottom 25%) 0.25

Second 0.50

Third 0.75

Fourth (Top 25%) 1.00

Liquidity-adjusted Free Float Market 
Capitalization Weighted Index^

The Liquidity Enhancement Examples in the Last 
Rebalancing of September 2021^^

Underlying 
REITs

Velocity
Velocity 
Quartile

Weights by Free-
float Market Cap (a)

Liquidity Weight 
Adjustment (b)

Final Weights 
(c = a + b)

5 Most Liquid 
Constituents

SUN 0.89% Fourth 2.88% +1.35% 4.23%

CICT 0.48% Fourth 10% -# 10%

KDCREIT 0.43% Fourth 5.10% +2.38% 7.48%

MLT 0.38% Fourth 8.82% +1.18% 10%

KREIT 0.38% Fourth 3.34% +1.56% 4.89%

5 Least Liquid 
Constituents

MUST 0.13% First 2.12% -1.34% 0.78%

FEHT 0.12% First 0.81% -0.51% 0.30%

OUECT 0.11% First 0.89% -0.57% 0.33%

PRIME 0.11% First 0.97% -0.62% 0.36%

CERT 0.10% First 2.70% -1.71% 0.99%

least

most

• Contrary to many traditional indices where larger market capitalized constituents are assigned with higher weights, the iEdge S-REITs Leaders 
Index allocates and rebalances its constituents based on the Averaged Daily Traded Velocity (DTV) calculated over the last 6 months.

• Higher DTV REITs are assigned a higher weighting while lower liquid REITs are assigned a lower weighting factor.

• Such a unique feature made the Index and the ETF more robust and smarter as it captures investors’ high interest in the underlying REITs and 
reflects trending sector rotation. 

• helps investors to gain exposure to relevant sectors in that better represent market conditions.
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Concentration in Large & Mid-Cap REITS is Advantageous

CSOP Asset Management

Source: *Morgan Stanley. ^Backtest period: 2016/9/15 – 2021/9/15. The sample is 46 S-REITs listed on SGX. 

Factor back-testing shows large and mid-cap S-REITs outperform the market greatly: The Index covers the largest S-REITs, which have relatively new 
and well-located property assets. And these large S-REITs are rushing for overseas acquisition growth to further consolidate their scale advantage.

Meanwhile, the leverage ratio is controllable: Despite the active acquisition, the gearing ratio is controllable as MAS has restricted the gearing ratio 
of REITs to only 45% and up to 50% to reduce the risks of over-leverage. As of September 2022, the AVERAGED gearing of The Index is only 36.9%*. 

Importance of Scaling Up*

Acquire 
Properties

Bigger 
Market Cap

More Stock 
Liquidity

Higher 
Valuations

Raise 
Equity Virtuous 

Cycle

Large and mid-cap S-REITs (Qt1) have Better Risk-Return Profile^

Qt1 Qt2 Qt3 Qt4

Historical 
Return

96.0% 81.4% 86.1% 17.9%

Annualized 
Return

9.4% 8.3% 8.6% 2.2%

Volatility 14.3% 14.3% 13.7% 13.7%

Average 
Turnover

7.6% 18.4% 23.8% 13.7%

Max 
Drawdown

-36.8% -42.1% -35.5% -47.3%

For the period between 24 March 2014 - 24 September 2021. 
S-REITs are sorted by market capitalization into quartiles which are rebalanced semi-annually. 
Returns are calculated by equal weighting SREITs in each quartile n each period
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Factory & Warehouse Rents recovering steadily

Industrial REITs

Source: CBRE Research, as of 1st August 2022
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Healthy Manufacturing Demand Supportive of Industrial Rents

Industrial REITs
Industrial Demand and Limited Warehouse Supply to see 

strong Growth in Rents

Source: CBRE Research, as of 1st August 2022Source: Department of Statistics Singapore, Singapore Institute of Purchasing and Material Management, CBRE 
Research, as of 1st August 2022
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Retail Rents Bottoming as Demand & Supply gets into balance 

Retail REITs

Source: URA, CBRE Research, as of 1st August 2022
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Limited New Supply and Return of Tourist Will Drive Rents Higher

Retail REITs

Source: URA, CBRE Research, as of 1st August 2022



19

Grade A Rents to grow >8% for 2022 and continue their growth in next 2 years

Office REITs

Source: CBRE Research, as of 1st August 2022

For illustration purpose only. Not to be construed as a recommendation to buy/sell in the securities of the above-mentioned sectors.
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Office Supply Pipeline less than last 10 year average

Office REITs

Office Physical Occupancy Returning To Pre-covid levels

Source: CBRE Research, as of 1st August 2022

For illustration purpose only. Not to be construed as a recommendation to buy/sell in the securities of the above-mentioned sectors.
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CSOP iEdge S-REIT Leaders Index ETF (SRT/SRU)

CSOP Asset Management

Source: CSOP,SGX. As of 25 October 2021

Product CSOP iEdge S-REIT Leaders Index ETF 

Fund Manager CSOP Asset Management Pte. Ltd.

Short Name CSOP IEDGE SRETF

Investment Objective
To replicate as closely as possible, before fees and expenses, the performance of the iEdge S-REIT Leaders 
Index

Investment Strategy Replication Strategy 

Exchange Listing SGX-ST – Main Board

SGX Counter Name /Code
Primary Currency: CSOP IEDGE SRL ETF S$ /SRT
Secondary Currency: CSOP IEDGE SRL ETF US$ /SRU

SGX-ST Listing Date 18 November 2021

Base Currency SGD

Trading Currencies
Primary Market Creation / Redemption: SGD
Secondary Market Trading: SGD and USD 

Board Lot Size 1 Unit

Creation / Redemption Size Application Unit size of 50,000 Units (only applicable to Participating Dealers)

Distribution Policy Semi-annually. Distributions in respect of each counter will be made in SGD only.

Benchmark iEdge S-REIT Leaders Index

Excluded/Specified Investment Product EIP

Management Fee / Total Expense Ratio Currently 0.50% per annum of the NAV / 0.6% capped

Custodian The Hongkong and Shanghai Bank Corporation Limited

Investment Advisor JLP Asset Management
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CONTACT US

Name: Adrian Chew
Phone: +65 6279 2899
Mobile: +65 98799043
E-mail: Adrian.chew@csopasset.com
Address: 18-03 Millenia Tower, One Temasek Avenue, Singapore 039192

mailto:Adrian.chew@csopasset.com
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The investment product(s), as mentioned in this document, is/are registered under section 286 of the Securities and Futures Act (Cap. 289) of Singapore (the “SFA”). This 
material and the information contained in this material shall not be regarded as an offer or solicitation of business in any jurisdiction to any person to whom it is unlawful to 
offer or solicit business in such jurisdictions.  

CSOP Asset Management Pte. Ltd. (“CSOP”) which prepared this document believes that information in this document is based upon sources that are believed to be accurate, 
complete, and reliable. However, CSOP does not warrant the accuracy and completeness of the information and shall not be liable to the recipient or controlling shareholders 
of the recipient resulting from its use. CSOP is under no obligation to keep the information up-to-date. The provision of this document shall not be deemed as constituting any 
offer, acceptance, or promise of any further contract or amendment to any contract. The information herein shall not be disclosed, used or disseminated, in whole or part, and 
shall not be reproduced, copied or made available to others without the written consent of CSOP. 

Advice should be sought from a financial adviser regarding the suitability of the investment and/or investment product before making an investment. Investment involves risk. 
The value of investments, and the income from them, can go down as well as up and an investor may get back less than the amount invested. Past performance is not 
necessarily indicative of future performance. Investor should read the prospectus and product highlights sheet, which can be obtained on CSOP website or authorized 
participating dealers, before deciding whether to invest. This document has not been reviewed by the Monetary Authority of Singapore.

Index Provider Disclaimer: 
The CSOP iEdge S-REIT Leaders Index ETF is not in any way sponsored, endorsed, sold or promoted by Singapore Exchange Limited and/or its affiliates (collectively, “SGX”) and 
SGX makes no warranty or representation whatsoever, expressly or impliedly, either as to the results to be obtained from the use of the iEdge S-REIT Leaders Index and/or the 
figure at which the iEdge S-REIT Leaders Index stand at any particular time on any particular day or otherwise. The iEdge S-REIT Leaders Index are administered, calculated and 
published by SGX. SGX shall not be liable (whether in negligence or otherwise) to any person for any error in the CSOP iEdge S-REIT Leaders Index ETF and the iEdge S-REIT 
Leaders Index and shall not be under any obligation to advise any person of any error therein.

“SGX” is a trademark of SGX and is used by CSOP under license. All intellectual property rights in the iEdge S-REIT Leaders Index vest in SGX.


