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SINGAPORE | REAL ESTATE | INITIATION 

 Work Plus Stores’ industrial space riding on the boom in e-commerce spending. 
Earnings growth expected to be supported by high occupancy, higher rentals and net 
lettable area (NLA) CAGR of 12% for next two years. 

 Demand for co-living space under Coliwoo rising, thanks to flexible lease terms, 
affordable rents and attractive locations. Occupancy in mid-90s. We expect LHN to add 
210 residential keys by end-FY22e, at CAGR of 13%. 

 Initiate coverage with BUY and TP of S$0.54. Few direct comparables, given LHN’s 
diverse exposure to hospitality, industrial and logistics. Industry is trading at 19x FY21e 
PE. We apply a 50% discount owing to a lack of comparables and large volatility in 
historical PE. Historical adjusted PE averaged 32x, with a low of 4x. We peg LHN at 9.5x 
FY21e PE.  

 
Company background 
LHN dates back to 1991, as a real-estate management group with a track record in the re-
purpose and re-leasing of real estate to capture trends. LHN takes old, unused and under-
utilised industrial, commercial and residential properties and enhance and transform them 
into thoughtfully designed and highly usable space.  
 
It has three main businesses: space optimisation, consisting of industrial, commercial and 
residential properties; facility management; and logistics services. 
 

Investment merits 

1. Work Plus Stores to ride the rise of e-commerce. Healthy occupancy rates of about 
90% are underpinned by a rapid rise in e-commerce. Online retail sales in Singapore 
more than doubled from 6.3% of total retail sales in January 2020 to 13.3% in April 2021. 
Industrial property rents also rose for the second consecutive quarter, by 0.6% QoQ in 
1Q21. LHN has nine Work Plus Stores, with one upcoming facility at 202 Kallang Bahru, 
expected to commence in July 2021. 202 Kallang Bahru will add NLA of 193k sq ft or 
14% to its portfolio. 

2. Demand for co-living and serviced residences to rise sustainably. LHN’s Coliwoo 
business is thriving, with an average occupancy of 94%. Tenants are attracted to this 
segment’s flexible leases of a minimum seven days and reasonable rentals of S$1.5k-
2.6k per month, depending on location and property type. For properties in operation, 
as of end-FY20, there were 763 keys in the Coliwoo portfolio. In 1HFY21, 1557 Keppel 
Road was added, contributing 47 keys. Another four projects are expected to begin 
operations in FY22e, which would add another 166 keys to expand LHN’s co-living space 
offerings.  

3. Facility management expanded with the acquisition of 33 JTC car parks. LHN acquired 
33 JTC car parks as right-of-use assets in February 2021. The total number of car parks 
in Singapore under its management increased from 54 as at end-FY20 to 74 as at end-
1HFY21. Car parks at some newly acquired properties such as its Boon Leat property 
will also be managed by LHN. The car park at Bukit Timah Shopping Centre was acquired 
in September 2020 under a joint venture. 
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LHN Limited Initiation 

COMPANY BACKGROUND 

LHN was listed on the Catalist in 2015 and dual-listed on the mainboard of the Hong Kong Stock 
Exchange in 2017. It is a real-estate management group, generating value through expertise in 
space optimisation. LHN also provides facility management and logistics services, which 
complement its space optimisation business. 

In Singapore, LHN manages 31 commercial, industrial and residential properties, two container 
depots and 74 carparks. 

 
Figure 1: Company structure 

 
Source: Company, PSR 
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LHN Limited Initiation 

REVENUE 

Revenue is derived from three businesses.  

Space optimisation. Revenue is primarily generated from rental income, including warehousing 
service fees, from the following properties: 

(i) Industrial properties: warehouses, factories, industrial buildings and land for open storage 
(ii) Commercial properties: offices and business space 
(iii) Residential properties: dormitories, HDB and condominium apartments 
 
Facility management. Revenue from building maintenance, security services, cleaning, 
landscaping and pest control is derived from fees charged to tenants on a cost plus mark-up 
basis. Revenue from car-park management is derived from car-park rates which are either fixed 
by LHN for private car parks or regulated by the government for car parks owned by government 
bodies. 

Logistics services. Revenue is derived from charges for the transportation and storage of 
containers, cargo-handling, service and repair.  

An increase in revenue in FY20 stemmed primarily from higher residential revenue under its 
space optimisation and facility management businesses. The increase in revenue from 
residential properties was led by: 1) non-recurring revenue of S$16.1mn from its new dormitory 
business for services provided in 2HFY20; and 2) revenue of S$6.4mn mainly from co-living 
residences, a new serviced residence project in Myanmar and a new student hostel in Singapore.  

Revenue growth was affected by the adoption of IFRS 16, as income and expenses for subleases 
are now reclassified as interest income and interest expenses respectively. Without the 
adoption of IFRS 16, FY20 revenue would have been S$151.8mn (Figure 3). 

 

 
Figure 2: Singapore contributed 
92.4% to FY20 revenue 

 

Source: Company, PSR 

 

Figure 3: FY20 revenue would have grown 36.7% to S$151.8mn, if not for IFRS 16 

 
  

Revenue breakdown

SGD '000 FY19 FY20 YoY (%)

FY20 (prior 

to IFRS 16)

YoY (%) 

(prior to IFRS 

16) Remarks

Segment

Industria l  Properties 39,239 26,886 -31.5% 38,286 -2.4% Derecognition of revenue of approximately 

S$11.4mn from subleases  class i fied as  

finance leases

Commercia l  Properties 21,232 15,606 -26.5% 17,606 -17.1% Derecognition of revenue of approximately 

S$2.0mn from subleases  class i fied as  

finance leases

Res identia l  Properties  5,319 26,985 407.3% 31,185 486.3% Derecognition of revenue of approximately 

S$4.2mn from 150 Cantonment

Space Optimisation Business 65,790 69,477 5.6% 87,077 32.4%

Facilities Management Business 20,367 39,551 94.2% 39,551 94.2% No change to FY20 revenue

Logistics Services Business 24,937 25,185 1.0% 25,185 1.0% No change to FY20 revenue

Total revenue 111,094 134,213 20.8% 151,813 36.7% FY20 revenue would have risen 36.7%, not 

cons idering effects  of IFRS 16

Source: Company, PSR
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LHN Limited Initiation 

A decrease in revenue from commercial properties was attributed to lower occupancy rates 
(Figure 5). 

Higher revenue from facility management was led by services provided for its new dormitory 
business, which started to generate revenue from 3QFY20. This was related to the conversion 
and management of workers’ dormitories. Retrofitting revenue was one-off but income from 
managing dormitories will sustain for 6-12 months from short-term contracts. This segment’s 
prospects will depend on contracts awarded by the Singapore government. 

Under the Space Optimisation Business, historical tenancy renewal rate averages at around 72% 
for LHN’s industrial and commercial properties. This ensures a steady source of rental income. 

 

 

 
Figure 4: Revenue increased by 20.8% in FY20, space 
optimisation business contributed to 52% of FY20 revenue 

 

Source: Company, PSR 

 

Figure 5: Occupancy rate for Commercial Properties decreased 
to 78.6% 

 
Source: Company, PSR 
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LHN Limited Initiation 

EXPENSES 

Cost of sales include rental, labour and maintenance costs, etc. Cost has been largely stable over 
the past five years, and decreased by approximately S$13.1mn or 15.7% in FY20, led by decrease 
in rental costs of S$37.8mn due to the adoption of IFRS 16.  

Operating expenses include selling and distribution (1% of sales), administrative (23%) and other 
operating expenses (2%). Administrative expenses increased by 28.6% in FY20, led by an 
increase in staff costs of approximately S$5.2mn as LHN expanded its operations. 

MARGINS 

Gross profit margins from FY15 to FY19 ranged from 24.2% to 26.4% and increased to 47.4% in 
FY20. Adoption of IFRS 16 in FY20 meant derecognition of rental revenue, resulting in lower 
rental costs. Cost from subleases is now classified as finance leases, and interest expenses are 
recognised on these lease liabilities. 

We expect gross profit margins to increase slightly in FY21e and FY22e from further operating 
efficiencies. This is led by expiry of four master leases in FY20, resulting in lower rental costs, 
and further derecognition of rental revenue, as a result of subleases classified as finance leases, 
due to the adoption of IFRS 16. 

Figure 6: Gross margins increased to 47.4% in FY20 

 

Source: Company, PSR 

 

OTHER INCOME 

Other income increased by S$12.1mn or 241.2% to S$17.1mn in FY20, mainly from gains from 
subleases of S$6.9mn upon the adoption of IFRS 16, a net Jobs Support Scheme grant of S$1.8mn 
and rental rebates of S$2.9mn from Governments and landlords mainly for car parks.  
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LHN Limited Initiation 

BALANCE SHEET 

Assets. The value of its investment properties steadily increased from FY16 to FY20. It increased 
by another S$48.3mn in FY20, mainly from additions of investment properties of S$50.6mn upon 
the adoption of IFRS 16. 

Right-of-use assets of S$28.3mn was recognised following the adoption of IFRS 16. 

LHN operates on an asset-light basis, where 80% of its properties by NLA are master leased and 
20% owned. 

Liabilities. Long-term bank borrowings increased by S$14.9mn to fund the purchase of its 7 Gul 
Avenue property by LHN’s logistics services, a property in Cambodia and the renovation of 
residential properties in Singapore. 

With the adoption of IFRS 16, lease liabilities of S$66.2mn were recorded.  

 

 

CASH FLOW 

LHN generated positive operating cash flows from FY16 to FY20. Operating cash flow increased 
to S$48.6mn in FY20, mainly from higher PATMI, depreciation of right-of-use assets and fair-
value gains on investment properties. 

FCF was mostly positive from FY16 to FY20, except for FY19, due to lower PATMI and higher 
capex. 

 

  

Figure 7: Spike in fixed assets 

 

Source: Company, PSR 

 
 

Figure 8: History of positive FCF, except in FY19 

 
Source: Company, PSR 
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LHN Limited Initiation 

INVESTMENT MERITS 

1. Work Plus Stores to ride the rise of e-commerce. Healthy occupancy rates of about 90% 
are underpinned by a rapid rise in e-commerce. Online retail sales in Singapore more than 
doubled from 6.3% of total retail sales in January 2020 to 13.3% in April 2021. Industrial 
property rents also rose for the second consecutive quarter, by 0.6% QoQ in 1Q21. LHN has 
nine Work Plus Stores, with one upcoming facility at 202 Kallang Bahru, expected to 
commence in July 2021. 202 Kallang Bahru will add NLA of 193k sq ft or 14% to its portfolio. 

2. Demand for co-living and serviced residences to rise sustainably. LHN’s Coliwoo business 
is thriving, with an average occupancy of 94%. Tenants are attracted to this segment’s 
flexible leases of a minimum seven days and reasonable rentals of S$1.5k-2.6k per month, 
depending on location and property type. For properties in operation, as of end-FY20, there 
were 763 keys in the Coliwoo portfolio. In 1HFY21, 1557 Keppel Road was added, 
contributing 47 keys. Another four projects are expected to begin operations in FY22e, 
which would add another 166 keys to expand LHN’s co-living space offerings.  

3. Facility management expanded with the acquisition of 33 JTC car parks. LHN acquired 33 
JTC car parks as right-of-use assets in February 2021. The total number of car parks in 
Singapore under its management increased from 54 as at end-FY20 to 74 as at end-1HFY21. 
Car parks at some newly acquired properties such as its Boon Leat property will also be 
managed by LHN. The car park at Bukit Timah Shopping Centre was acquired in September 
2020 under a joint venture. 

 

RISKS 

1. Ability to renew or re-tender for master leases. The majority of its properties or 80% under 
its space optimisation business are obtained through master leases. If LHN is unable to 
renew or re-tender for the master leases, its business and financials could be materially 
affected. Master leases generally last three to 15 years. However, some may be terminated 
with a minimum of three or six months’ notice, or upon notice of planned redevelopment 
by the landlords or authorities.  

2. Dependant on rental demand. LHN’s business is heavily dependent on rental demand in 
the property market. Demand for office rental has declined, which has affected LHN’s 
GreenHub suited offices under its commercial properties segment.  
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LHN Limited Initiation 

BUSINESS SEGMENTS 

Space optimisation: As at 31 March 2021, LHN managed 31 commercial (office suites), industrial 
(e-commerce) and residential (co-living) properties. Space optimisation involves the re-design 
and planning of properties in order to increase their NLA and minimise the amount of unutilised 
space, thereby increasing their rental yields. The business is asset-light as properties are 
primarily secured through master leases from government bodies or private owners.   

LHN has been adapting to the evolving needs of its tenants by introducing various business 
concepts for its industrial (Work Plus Stores), residential (Coliwoo) and commercial (Greenhub 
Suited Offices) properties.  

Figure 9: Business model of the space optimisation segment 

 

Source: Company 

 

Residential properties: Leased out under Coliwoo and 85Soho. They are mainly co-living spaces 
or student hostels that are rented to white-collar workers and foreign students. Apart from 
residential properties in Singapore, LHN also manages two serviced residences with a total of 
117 units in Myanmar, Axis Residences in Cambodia and a business hotel that is expected to 
begin operations in Nan’an, Quanzhou, China in 2QFY21.  

Coliwoo offers premium accommodation. At Coliwoo @ Keppel for example, co-living units 
come fully equipped with kitchenettes, smart TVs, microwaves, fridges and washers-cum-dryers. 
The garden area doubles up as a communal space for the residents. Coliwoo provides flexible 
leases of a minimum seven days’ stay, with the majority of tenants signing between six and 12 
months. 

Properties in Singapore enjoy stable occupancy of about 94%. FY20 average occupancy at LHN’s 
biggest Coliwoo co-living residence at 31 Boon Lay Drive was 95.6%. 

Industrial properties include warehouses, light to heaving industrial buildings and open storage 
spaces. Work Plus Stores were introduced in 2015 as a one-stop integrated solution for both the 
work and storage needs of businesses and individuals. Following e-commerce’s rapid rise in 
recent years, the service has become popular among e-commerce players. Up to 70% of the 
space in Work Plus Stores is taken up by e-commerce retailers. A typical lease lasts six to 12 
months with an average renewal rate of 70%. By adopting an omni-channel strategy, online 
retailers with physical locations provide a multi-dimensional retail experience to customers.  

LHN offers four options for rental: 1) Work Plus Store spaces ranging from 80 to 750 sq ft; 2) 
self-storage space ranging from 6 to 450 sq ft; 3) mini self-storage units in the form of large 
lockers; and 4) event space that offers affordable solutions for events, including pop-ups. 

Work Plus Stores provide convenience to retailers. They can store and pack their goods in a well-
ventilated environment with air-conditioning while buyers can pick up their goods at these 
locations directly, reducing waiting time. Work Plus Stores also provide event space for 
occupants to hold marketing events such as Facebook live. Some locations also have 
photography studios for photoshoots. Work Plus Stores also provide smaller work space. At its 
new location at 202 Kallang Bahru, LHN is creating communal breakout space for tenants. 

Businesses with physical storefronts might also opt for self-storage space as a cost-effective 
alternative to store their goods, compared to renting warehouse space or shops.  

As of 31 March 2021, LHN had nine outlets and one new outlet in the final stage before the 
commencement of operations. Occupancy at these facilities averaged 90%.  

Figure 10: Twin suite at 31 Boon 
Lay Drive, a co-living property 

 
Source: Company (85soho.com) 

 

Figure 11: Premium bedroom in a 
serviced suite in Myanmar 

 
Source: Company (85soho.com) 
 

Figure 12: Work and storage 
space @ Work + Store 

 
Source: Company (workstore.com.sg) 

Figure 13: Serviced office at 
GreenHub  

 
Source: Company (greenhub.com.sg) 

Figure 14: Meeting room at 
GreenHub 

 
Source: Company (greenhub.com.sg) 
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LHN Limited Initiation 

Work Plus Store Valet is a service for occupants to contact Work Plus Stores for arranging the 
delivery, pick-up and despatch of items to the secured storage areas of Work Plus Stores.  

 

Commercial properties include offices, F&B and retail outlets, sports and recreation facilities 
and children’s enrichment centres. LHN launched its GreenHub brand of suited offices in 2012 
to provide suited offices to SMEs.  

LHN currently manages seven such offices: five in Singapore, one in Yangon, Myanmar and one 
in Jakarta, Indonesia.  

 

Facility management: LHN also manages the facilities of its properties and other properties. 

Car-park management 

In January 2021, LHN Parking acquired 33 JTC car parks. 

As of 31 March 2021, LHN Parking Pte Ltd managed 74 carparks in Singapore and two carparks 
in Hong Kong. LHN Parking Pte Ltd uses an online portal for users to manage its car parks and 
monitor activities remotely. 

Cleaning and related services 

Industrial and Commercial Facilities Management Pte Ltd (ICFM) provides services including 
repair and maintenance, cleaning, landscaping and the provision of amenities and utilities, 
customised to clients’ requirements. 

 

Logistics services: LHN also provides logistics services to business partners. It provides 
transportation services in Singapore and Malaysia and container depot management services in 
Singapore and Laem Chabang, Thailand. This segment provides value-added services to 
customers in the supply chain sector. 

Transportation services 

Under transportation, LHN owns more than 50 prime movers, 15 road tankers and 200 trailers. 
These transport chemicals in bulk within ISO tanks and containers, oversized project cargoes, 
general bulk and loose cargoes.  

Container depot management services 

HLA Container Services handles up to 6,200 TEUs at its container depot at Benoi Sector and up 
to 3,000 TEUs at its JV container depot at Gul Circle.  

HLA Container Services provides a wide range of container depot management services such as 
container handling and storage, container surveying, cleaning, repair and maintenance. It 
primarily services the major shipping lines and container leasing companies.  

HLA utilises technology to provide highly efficient information flows to customers, including an 
automated IT system on the web with the Electronic Data Interchange (EDI) function, for 
customers to access accurate and up-to-date information on inventory status, sales planning, 
etc. Easy access to online and real-time information facilitates operational visibility and gives 
customers greater control and flexibility. 

HLA also operates two container depots in Thailand - Laem Chabang and the vicinity of Bangkok 
- with capacity of up to 10,500 TEUs and 8,500 TEUs respectively.  

 

 

 

 

Figure 15: Carpark at Changi 
Village 

 
Source: Company (lhnparking.com.sg) 

 
Figure 16: Security services 

 
Source: Company (lhnparking.com.sg) 

 
Figure 17:  Transportation 
services 

 
Source: Company 
 
Figure 18:  Operations at HLACS 

 
Source: Company (hlacs.com.sg) 
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Impact of Covid-19. Most of LHN’s businesses that provide essential services, including its 
residential business under space optimisation, facility management and logistics services, 
continued to operate as usual during Singapore’s circuit breaker. 

LHN has over a decade of track record in space optimisation. It closely monitors market trends 
to cater to the changing needs of the market and tenants, including the trend towards 
digitilisation.  

We expect a continuous increase in demand for industrial space which would support LHN’s 
Work Plus Store business. In the logistics segment, its first logistics facility acquired in FY20 will 
enable the group to expand its services to better serve customers while its container depot 
division is extending its network of container depots in ASEAN.  

 

 
Figure 19:  Expansion plans announced 

 
 
 
 
 
 
 
  

  

  

Expansion plans announced

Business segment New properties Remarks

FY21e

Space Optimisation: Industrial 202 Kal lang Bahru, Singapore (JV) Expected to commence operations  in July 2021

5 Toa Payoh West, Singapore (JV) Commenced operations  in December 2020

Space Optimisation: Residential 1557 Keppel  Road, Singapore Commenced operations  in March 2021

Nan'an Ci ty, China Expected to commence operations  in July 2021

Space Optimisation: Commercial 1557 Keppel  Road, Singapore Expected to commence operations  in July 2021

Facilities Management 33 JTC carparks Completed in January 2021

Carpark at Bukit Timah Shopping Centre, Singapore (JV) Completed in January 2021

Logistics Services New ISO tank depot at 7 Gul  Ave, Singapore

New container depot in Yangon, Myanmar Commenced operations  in January 2021

FY22e

Space Optimisation: Residential 320 Balestier Road Expected to commence operations  in 1QFY22

75 Beach Road Expected to commence operations  in 1QFY22

40, 42 Amber Road (JV) Expected to commence operations  in 2QFY22

115 Geylang Road Expected to commence operations  in 3QFY22

Source: Company, PSR
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INDUSTRY 

Industrial properties. Occupancy rates of industrial properties continued to increase in 2020. 
According to JTC’s recent Market Report for Industrial Properties, occupancy rose by another 
0.1ppt to 90.0% in 1Q21. Compared to the previous quarter, market rents and the prices of 
industrial properties also inched up, by 0.6% and 0.9% respectively. 

Work Plus Stores mainly serve e-commerce retailers and the e-commerce market has grown 
since Covid-19. The proportion of online retail sales, excluding motor vehicles, grew from 6.3% 
in January 2020 to 13.3% in April 2021. Sales of computer equipment and furniture or household 
equipment grew from 25.4% and 13.5% respectively in January 2020 to 47.5% and 24.4% 
respectively in April 2021 (Figure 20). 

According to Mordor Intelligence, Singapore’s self-storage market is expected to grow by a 6.3% 
CAGR over 2021-2026. This is supported by shrinking apartments which are also getting more 
expensive. According to Knight Frank, the average unit size in Singapore fell 31.6% from 2010 to 
2020. 

Residential properties. Occupancy at Coliwoo was stable in 2020 and is now at about 94%. This 
compares to an average Singapore hotel occupancy rate of 45% (Figure 21). Residential rental 
prices in Singapore have been recovering since 4Q20, down only 0.57% YoY in 4Q20 as compared 
to -1.7% YoY in 3Q20. Prices increased 0.57% YoY in 1Q21 (Figure 22).  

Commercial properties. Occupancy of commercial properties recovered from 87.9% in 2Q20 to 
88.2% in 4Q20, before falling slightly to 88.1% in 1Q21 (Figure 23). 

 

 

 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Figure 20: Proportion of online retail sales increased from 6.3% 
of total retail sales before Covid-19 to 13.3% in April 2021 

 
Source: Singstat, PSR 
 

Figure 21: Singapore hotel occupancy below 50%, compared to 
an average of 94% at Coliwoo 

 
Source: CEIC, PSR 

Figure 22: Recovery in Singapore residential rental prices since 
December 2020 

 
Source: CEIC, PSR 

Figure 23: Occupancy of office space recovered slightly over 
2H20 

 
Source: CEIC, PSR 
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Logistics services. According to the Economic Development Board, Singapore’s manufacturing 
output increased 2.1% YoY and 1.0% MoM in April 2021. LHN’s trucking business is expected to 
be stable in FY21 on the back of its competitive pricing, on-time delivery and strong relationships 
with customers.  

According to the Maritime and Port Authority of Singapore, container throughput in Singapore 
totalled 36.9mn TEUs in 2020, a slight decrease of 0.9% from 37.2mn in 2019. The container 
depot business is expected to remain cautious, given the uncertainties over the pandemic. 

 

Competitors. LHN faces competition from other property leasing, facility management and local 
logistics companies. In space optimisation, LHN’s competitive strengths include a diversified 
portfolio and an integrated stream of services.  

One of Coliwoo’s competitors in Singapore is Hmlet, which is also a co-living operator. Hmlet is 
positioned differently. Under Coliwoo, LHN leases properties from government bodies or private 
owners that are unused and underutilised, enhance and transform them into units and co-living 
spaces. All units are equipped with washrooms, facilities for light cooking and washing machines. 
On the other hand, Hmlet mainly rents space in buildings and rents to interested tenants after 
simple furnishing.  

In alternative accommodation like condominiums, tenants have to rent for a minimum of three 
months, according to government regulations. Individual rooms do not have the facilities that 
Coliwoo offers.  

Coliwoo maintains competitive pricing. A master room at One Shenton on Hmlet could cost 
S$3,300-3,900 per month. Coliwoo’s co-living space costs S$2,200 to S$2,500. Hmlet’s 
properties are situated in the CBD while Coliwoo’s properties, for example, its recently launched 
project at 1557 Keppel Road, are mostly located on the fringes of the CBD near Tanjong Pagar.  

Outlook. LHN is actively expanding its space optimisation business, especially Work Plus Stores 
and Coliwoo.  

Coliwoo’s business has been stable throughout the pandemic, with increased demand from 
white-collar foreign workers and expatriates, Malaysians who have not been able to commute 
daily and Singaporeans who faced delayed completion of their BTO flats and property 
renovation. For properties in operations, as of end-FY20, there were 763 keys in the Coliwoo 
portfolio. We expect an additional 210 by end-FY22e. 

LHN also expects increased demand for Work Plus Stores from e-commerce retailers and other 
SMEs. A joint venture has acquired a JTC industrial property located at 202 Kallang Bahru with 
NLA of 193k sq ft. LHN plans to utilise it for self-storage with automated retrieval and logistics 
abilities.  

In facility management, LHN has increased the number of car parks under management from 56 
- 54 in Singapore and two in Hong Kong - to 74, with its acquisition of 33 JTC car parks in February 
2021. LHN will continue to seek more external facility-management contracts by providing 
integrated services covering estate and building management, repair, maintenance and 
cleaning, landscaping, pest control and fumigation. 

 

 
Figure 24: Artist’s impression of 
upcoming Work + Store at 202 
Kallang Bahru  

 
Source: Company 

 

  



 
  
 
 

Page | 13 | PHILLIP SECURITIES RESEARCH (SINGAPORE) 

 

LHN Limited Initiation 

VALUATION 

We initiate coverage with a BUY rating and target price of S$0.54.  

LHN’s 5-year PE based on adjusted EPS varied from 4x to 70x, with an average of 32x (Figure 26). 
Excluding outliers of above 60x, average PE was 27x. Industry is trading at around 19x FY21e PE 
(Figure 25). We apply a 50% discount owing to a lack of comparables and large volatility in 
historical PE. This gives us 9.5x FY21e PE.  

 

  
Figure 25: Peer comparisons 
 

 
Source: Bloomberg, PSR 
 

 
Figure 26: Historical PE is volatile, averaging 27x excluding 
outliers 
 

 

Source: Bloomberg, PSR. Adjusted or normalised PE excludes PATMI from 
other losses and gains, does not account for the tax impact of such items, and 
fair value gain/loss on investment properties. 

 

Figure 27: Historical PB averages 0.66x 

 

 

Source: Bloomberg, PSR 

 

 

 

 

LHN is trading at 0.88x PB, while its PB average is 0.66x from 2018 to 2021 (Figure 27). 

 

  

  

Company 1 Mth 3 Mth YTD Mkt Cap. Share Px P/E P/B Dividend ROE Gearing EV/

Perf. Perf. Perf. (US$ mn) Local Crcy Yr 0 Yr 1 Yr 2 (x) Yield EBITDA (x)

LHN Ltd 18.8% 63.7% 71.7% 90 0.30 6.30 5.18 4.33 0.90 4.2% 30.4% 54.0% 1.9

Property

Cushman & Wakefield 2.7% 21.5% 22.0% 4,035 18.10 -18.30 16.55 12.27 3.65 n.a. -16.7% 348.2% 17.9

Facilities Management

Jones Lang LaSalle 6.0% 16.4% 36.5% 10,391 202.53 25.82 16.54 15.28 1.85 n.a. 9.5% 56.6% 12.0

ISS A/S 14.1% 20.9% 27.3% 4,076 134.20 -4.79 35.22 16.46 3.80 n.a. -54.7% 284.8% -12.3

Warehousing and Logistics

GKE Corporation 2.3% 9.8% 12.5% 79 0.14 22.28 10.71 7.75 1.25 n.a. 11.8% 105.7% 4.8

Vibrant Group -2.0% -2.9% 4.2% 52 0.10 12.54 n.a. n.a. 0.31 n.a. -9.5% 114.2% 3.8

Retrofitting

ISOTeam Ltd -0.7% 7.2% 3.1% 35 0.13 -2.38 n.a. n.a. 1.07 n.a. -55.2% 90.8% -5.5

Soilbuild Construction Group Ltd 32.6% -17.6% -1.6% 39 0.06 -1.79 n.a. n.a. 0.97 n.a. -42.6% 160.3% n.a.

7.1% 18.5% 31.2% 18,797 -27.6 18.5 14.7 2.64 -10.2% 169.3% 1.69
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Appendix 1: Corporate information  

Figure 28: Major events 

 

 

History

Timeline Event

1991 Mr Lim Hean Nerng, father of Mr Kelvin Lim, s tarted to lease out part of the space in a  fami ly-owned factory to tenants

1997 Mr Kelvin Lim joined the fami ly bus iness

2002 • Ms Jess  Lim joined the fami ly bus iness

• Divers i fied customer base by leas ing out spaces  to other industria l  tenants

2003 Logis tics  Services  Bus iness  s tarted, providing transportation service for base oi l  and bi tumen.

2005 • Expanded Logis tics  Services  Bus iness  to include conta iner trucking.

• Commenced operations  of Faci l i ties  Management Bus iness  to provide services  to properties  which LHN 

manages

2007 Expanded portfol io of Space Optimisation Bus iness  to include commercia l  properties

2008 Expanded Faci l i ties  Management Bus iness  to include car park management services

2009 Expanded Logis tics  Services  Bus iness  to include transportation service for chemica ls

2012 Launched GreenHub Suited Offices  in Singapore

Acquired fi rs t property, Singapore Handicrafts  Bui lding

2013 Expanded Logis tics  Services  Bus iness  to include conta iner depot management services

2014 Commenced operations  of GreenHub Suited Offices  in Jakarta , Indones ia

2015 • Lis ted on Cata l i s t board of SGX in Apri l  2015

• Opened fi rs t overseas  conta iner depot in Laem Chabang, Thai land

• Opened second GreenHub Suited Office in Indones ia .

• Completed acquis i tion of 100 Eunos  Ave 7

2016 • Launched Work+Store operations  at 18 New Industria l  Road, 18 Tampines  and 680 Upper Thomson

• Launched 85SOHO brand of serviced res idence in Yangon, Myanmar

• Completed acquis i tion of an industria l  bui lding at 38 Ang Mo Kio through a  joint venture

• Acquired 50% of the equity interest of Four Star mattress  company through a  joint venture

• Acquired fi rs t carpark property at Golden Mi le Tower in Singapore through a  joint venture for our 

Faci l i ties  Management Bus iness

2017 • Commenced Work+Store operations  at 100 Eunos  and 38 Ang Mo Kio

• Opened the fourth GreenHub Suited Office in Singapore

• Commenced car park management operations  in Hong Kong.

• Signed a  lease agreement in Thai land to operate second conta iner depot in the vicini ty of Bangkok

• Success ful ly dual  l i s ted on the Main Board of SEHK on 29 Dec 2017

2018 • Obtained approval  from SLA to set up fi rs t co-l iving and co-working space in Singapore

• Signed a  15-year lease agreement to set up the co-l iving and co-working space bus iness  in China

• Entered into a  management service agreement to renovate and provide property management and 

leas ing services  to a  13-storey, 88 units  serviced res idence in Yangon

• Entered into a  sa le and purchase agreement to acquire one block of 108 condominium units  in 

Cambodia  where the Group intends  to operate i ts  85SOHO brand of serviced res idences

• Commenced depot management operations  in Singapore for joint venture company, HLA Logis tics  Pte. 

Ltd2019 • Completed the acquis i tion of Geylang and Gul  Avenue property

• Announced the Grand Opening of the newly renovated Premium Serviced Res idence in Yangon, Myanmar

2020 • Completed the acquis i tion of 202 Kal lang Bahru property and 5 Toa Payoh West through JV

• Completed the acquis i tion of 320 Balestier Road property

• Commenced serviced res idences  operation for Cambodia  Axis  Res idence property

• Completed the acquis i tion of the Bukit Timah Shopping Centre carpark through JV

2021 • Acquired RoU assets , 33 JTC Car parks

• Acquired Amber Property

• Acquired 320 Balestier Road

• Launch of 1557 Keppel  Road, with both commerica l  and industria l  usage

Source: Company, PSR
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Appendix 2: Work Plus Store at 71 Lorong 23 Geylang  

LHN offers four options for rental: 1) Work Plus Store space ranging from 80 to 750 sq ft; 2) self-storage space ranging from 6 to 450 
sq ft; 3) mini self-storage units in the form of large lockers; and 4) event space that offers affordable solutions for events, including 
pop-ups. 

Work Plus Stores provide convenience to retailers. They can store and pack their goods in a well-ventilated environment with air-
conditioning while buyers can pick up their goods at the locations directly, reducing waiting time. Work Plus Stores also provide event 
space for occupants to hold marketing events such as Facebook live. Some locations also have photography studios for occupants to 
do photoshoots. Work Plus Stores also provide smaller work space. At its new location at 202 Kallang Bahru, LHN is creating communal 
breakout space for tenants. 

 

Figure 29: Typical Work Plus Store unit 

 

Source: PSR 

 

Figure 30: Units with shutters for self-storage 

 

Source: PSR 

Figure 31: A corridor in the building 

 

Source: PSR 

 

Figure 32: Communal space for occupants 

 

Source: PSR 
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Appendix 3: Co-living units at 1557 Keppel Road under Coliwoo 

Each co-living unit is fully equipped with a kitchenette, smart TV, microwave, fridge and washer-cum-dryer. The garden area doubles 
up as a communal space for residents.  

Figure 33: Unit equipped with induction cooker and 
microwave oven 

 

Source: Company 

 

Figure 34: Study or work desk that can be folded to maximise 
space when not in use 

 

Source: Company 

Figure 35: Outdoor communal space 

 

Source: PSR 
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Financials

Income Statement Balance Sheet

Y/E Sep, SGD '000 FY18 FY19 FY20 FY21e FY22e Y/E Sep, SGD '000 FY18 FY19 FY20 FY21e FY22e

Revenue 109,285 111,094 134,213 136,192 152,382 ASSETS

Cost of sales (80,395)  (83,680)  (70,570)  (64,010)  (71,620)  Trade and other receivables 18,506     17,581     43,366     54,477     60,953     

Gross profit 28,890    27,414    63,643    72,182    80,762    Cash and bank balances 15,319     18,218     38,446     48,373     84,712     

Administrative expenses (24,571)  (23,668)  (30,429)  (30,643)  (34,286)  Inventories 46             3               75             136           152           

Other expenses (2,902)     (3,507)     (4,616)     (4,767)     (5,333)     Total current assets 58,925     50,707     108,877   132,498   175,329   

Share of results of associates 1,954      4,527      555         722         3,608      PPE 20,854     37,435     47,183     52,221     55,759     

EBIT 7,033      10,258    34,447    47,892    56,678    Investment properties 46,054     67,309     115,578   145,548   154,618   

Net Finance Inc/(Exp) (827)        (1,332)     (5,127)     (7,493)     (8,993)     Others 22,318     31,493     72,110     86,971     92,560     

Profit before tax 6,206      8,926      29,320    40,399    47,685    Total non-current assets 89,226     136,237   234,871   284,740   302,937   

Taxation (436)        (203)        (4,633)     (6,060)     (7,153)     Total Assets 148,151   186,944   343,748   417,238   478,266   

Minority interest (363)        (537)        (543)        (1,030)     (1,216)     

PATMI 5,407      8,186      24,144    33,309    39,316    LIABILTIES

Adjusted PATMI 1,745      2,694      18,850    22,910    27,389    Trade and other payables 32,165     32,701     43,701     38,406     42,972     

Lease liabilities -            -            33,193     37,960     37,960     

Bank borrowings 4,854       7,009       10,725     10,263     10,263     

Others 2,725       4,086       6,564       6,776       6,776       

Total current liabilities 39,744     43,796     94,183     93,405     97,971     

Lease liabilities -            -            66,182     91,733     103,484   

Bank borrowings 16,520     41,134     55,997     76,473     88,486     

Others 3,381       5,134       3,806       4,370       4,399       

Per share data (SGD Cents) Total non-current liabilities 19,901     46,268     125,985   172,575   196,369   

Y/E Sep FY18 FY19 FY20 FY21e FY22e Total Liabilities 59,645     90,064     220,168   265,980   294,340   

EPS 1.4 2.0 6.0 8.3 9.8

Adjusted EPS 0.4 0.7 4.7 5.7 6.8 Net assets 88,506     96,880     123,580   151,257   183,926   

DPS 0.0 0.5 1.3 1.7 2.0

BVPS 22.0 24.1 30.7 37.6 45.7 Equity

Share capital 63,407     63,407     63,407     63,407     63,407     

Reserves 24,127     31,936     58,234     84,881     116,334   

Non-controlling interests 972           1,537       1,939       2,969       4,185       

Shareholder Equity 88,506     96,880     123,580   151,257   183,926   

Cash Flow Valuation Ratios

Y/E Sep, SGD '000 FY18 FY19 FY20 FY21e FY22e Y/E Sep FY18 FY19 FY20 FY21e FY22e

CFO P/E (x) 21.4 14.5 4.9 3.6 3.0

Profit before tax 6,206      8,926      29,320    40,399    47,685    P/B (x) 1.3 1.2 1.0 0.8 0.6

Adjustments 8,416      8,836      32,173    39,500    39,407    EV/EBITDA (x) 10.0 9.0 2.7 2.3 1.8

WC changes (1,475)     4,532      (12,486)  (16,467)  (1,927)     Dividend Yield (%) 0.0% 1.7% 4.2% 5.6% 6.6%

Cash generated from ops 11,193    17,767    48,452    62,710    81,557    Growth & Margins 

Income tax paid (1,406)     (1,534)     (669)        (6,060)     (7,153)     Growth

Cashflow from ops 10,320    17,136    48,560    57,427    75,182    Revenue 2.9% 1.7% 20.8% 1.5% 11.9%

CFI EBITDA 0.5% -3.7% 28.6% 0.7% 11.9%

CAPEX, net (6,393)     (19,489)  (22,212)  (15,000)  (15,000)  EBIT 86.1% 45.9% 235.8% 39.0% 18.3%

Others (5,187)     (18,915)  11,694    (20,000)  -          Net profit 133.9% 51.4% 194.9% 38.0% 18.0%

Cashflow from investments (11,580)  (38,404)  (10,518)  (35,000)  (15,000)  Margins

CFF Gross margin 26.4% 24.7% 47.4% 53.0% 53.0%

Loans, net of repayments 100         26,733    19,124    20,014    12,014    EBITDA margin 11.8% 15.2% 41.3% 50.8% 50.9%

Dividends paid (798)        -          (3,069)     (6,662)     (7,863)     EBIT margin 6.4% 9.2% 25.7% 35.2% 37.2%

Others 7,787      (4,892)     (36,227)  (26,493)  (27,993)  Net profit margin 4.9% 7.4% 18.0% 24.5% 25.8%

Cashflow from financing 7,089      21,841    (20,172)  (13,142)  (23,843)  Key Ratios

Net change in cash 5,829      573         17,870    9,286      36,339    ROE (%) 6.1% 8.4% 19.5% 22.0% 21.4%

CCE, end 20,667    21,300    39,127    48,373    84,712    ROA (%) 3.6% 4.4% 7.0% 8.0% 8.2%

Net Gearing (%) 6.8% 30.9% 22.9% 25.4% 7.6%

Source: Company, Phillip Securities Research (Singapore) Estimates
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Total Returns Recommendation Rating

> +20% Buy 1

+5% to +20% Accumulate 2

-5% to +5% Neutra l 3

-5% to -20% Reduce 4

< -20% Sel l 5

Ratings History

PSR Rating System

Remarks

We do not base our recommendations  entirely on the  above quanti tative 

return bands .  We cons ider qual i tative factors  l ike (but not l imited to) a  s tock's  

ri sk reward profi le, market sentiment, recent rate of share price appreciation, 

presence or absence of s tock price catalysts , and speculative undertones  

surrounding the s tock, before making our fina l  recommendation 
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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 licence 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 
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