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SABANA SHARI’AH COMPLIANT INDUSTRIAL REAL ESTATE INVESTMENT TRUST 
(a real estate investment trust constituted on 29 October 2010 under the laws of the Republic of Singapore) 

 

REQUISITION TO CONVENE EXTRAORDINARY GENERAL MEETING OF UNITHOLDERS 

Sabana Real Estate Investment Management Pte. Ltd., as manager (the “Manager”) of Sabana 

Shari’ah Compliant Industrial Real Estate Investment Trust (“Sabana REIT”), wishes to announce 

that, on 6 February 2017 (“Receipt Date”), it received a letter (the “Requisition Letter”) from 66 

unitholders of Sabana REIT (“Requisitioning Unitholders”) representing approximately 0.6% of the 

total issued units of Sabana REIT (“Units”), requesting the Manager to convene an extraordinary 

general meeting of Sabana REIT (“EGM”).  Annexed to the Requisition Letter was a note written by 

Mr Low Chin Yee (“Mr Low”), who is one of the Requisitioning Unitholders.   

The following sets out an extract of the resolutions contained in the Requisition Letter and 

requested by the Requisitioning Unitholders to be tabled at the EGM to be convened:  

“Resolution 1: Removal of Sabana Real Estate Investment Management Pte Ltd as the manager of 

Sabana Shari’ah Compliant Industrial Real Estate Investment Trust. 

Resolution 2: (i) Direct Sabana REIT Trustee to incorporate a new wholly owned subsidiary to 

replace Sabana Real Estate Investment Management Pte Ltd as the manager for the 

purpose of internalisation of the manager function.  

(ii) Direct Sabana REIT trustee to search for qualified candidates to assume the role 

of directors for the internalised manager. 

Resolution 3: Direct the orderly winding-up and/or divestment of all properties portfolio in Sabana 

Shari’ah Compliant Industrial Real Estate Investment Trust, in the event the newly 

incorporated subsidiary (specified in Resolution 2(i)) is not approved by the relevant 

authorities to act as the manager of Sabana Shari’ah Compliant Industrial Real Estate 

Investment Trust, for whatever reason. 

Resolution 4: Direct the orderly winding up of Sabana Shari’ah Compliant Industrial Real Estate 

Investment Trust, in the event Resolution 1 is not passed.” 

A copy of the Requisition Letter and Mr Low’s note is enclosed in Annex 1 of this announcement 

(“Announcement”) for the sole reference of Unitholders only.  

The Manager is currently seeking legal advice in connection with the Requisition Notice to assess the 

validity of the requisition request and to look into the statements made therein.   

At this juncture, the Manager would respond briefly to some of the statements made in Mr Low’s 

note, but reserves the right to respond in full later. 

(a) Mr Low has claimed that “Annual Distribution per Unit paid (to Unitholders) dropped from 

9.38 cent to 5.01 cent”.  We set out the full context behind this drop in Distribution Per Unit 
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(“DPU”).  The DPU of 9.38 cents for FY 2013 reflected the contribution of the first 6 

properties acquired post-initial public offering (“IPO”); whereas the DPU of 5.01 cents was 

primarily due to the expiry of a number of master leases in 2013 and 2015. These master 

leases related mainly to the 15 properties acquired at IPO.  The risks of non-renewal and 

termination of these master leases and its potential adverse impact on gross revenue, 

property expenses and distribution were clearly disclosed in the prospectus at the IPO. The 

ability to find replacement master tenants or tenants also depended on the market 

conditions and demand for the properties. In our case, policy changes affecting some of 

Sabana REIT’s properties further compounded the challenges in leasing out the vacant units 

arising from those properties whose master leases expired. 

 

(b) Mr Low criticised the purchase of the property at 47 Changi South Avenue 2 (“Changi South 

Property”) at $23 million as being too high, as “…the same property sits in (the Sponsor)’s 

book at only $9,935,000”.  Mr Low queried the “objectivity and independence” of the 

valuation by Colliers, Savills and Knight Frank which valued the Changi South Property at $23 

million.  We would point out to Unitholders that the Sponsor had purchased the property for 

its own use, and therefore the book value of the Changi South Property in the Sponsor’s 

books reflected the original cost of acquisition of the property by the Sponsor less 

accumulated depreciation. As such, the book value is irrelevant and not a good basis for 

comparison. The property was independently valued by Savills Valuation And Professional 

Services (S) Pte Ltd (“Savills”) and Knight Frank Pte Ltd (“Knight Frank”) in connection with 

the acquisition by Sabana REIT, taking into account the long term lease for the property and 

the rental income support provided by the vendor before arriving at the valuation of $23 

million.  We strongly disagree with Mr Low when he queried the objectivity and 

independence of the valuers. The valuations correctly took into account drivers like rental 

income support, and the ten-year lease back to the Sponsor and the property’s long 

remaining leasehold tenure of 40 years.  It would not be fair to compare these current 

valuation(s) as at 9 December 2016 with the book value (historical) of the property in the 

Sponsor’s books. The Changi South Property is strategically located and will provide cash 

flows and generate stable and growing returns for the Unitholders. The Manager is 

confident that the acquisition of the Changi South Property was in the best interest of 

Sabana REIT.  

 

(c) Mr Low has pointed out that Cambridge Industrial Trust sold their property at Ubi Avenue 3 

at $157 psf, whereas Sabana REIT bought the three properties at Eunos Avenue 7 (“Eunos 

Ave 7 Property”), Eunos Avenue 3 (“Eunos Ave 3 Property”) and Changi South at prices 

which “…is a whopping 60-88% higher than the price Cambridge sold their property”.  Again, 

the Manager would like to set out the full context against which such a comparison should, if 

at all, be made.   The 3 properties bought by Sabana REIT are independently valued by Savills 

and Knight Frank, which valuations took into account positive factors like the long term 

leases and the rental collection arrangements provided by the vendor.  Such factors may not 

be present in other properties, and any comparison must take them into account.  The long-

term rental collection arrangement of the Eunos Ave 7 Property and the rental income 

support arrangements of the Eunos Ave 3 Property and the Changi South property with fixed 

rental escalation built into their respective lease terms provide Unitholders with a stable and 
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growing income stream. For the Changi South property, the Sponsor will be paying a 10-year 

guaranteed net property rent/fixed rent of approximately S$17.1 million to Sabana REIT. The 

said acquisitions will also increase the size of Sabana REIT’s asset portfolio by approximately 

7.6% from S$1,022.9 million to S$1,100.4 million (based on the announced financials as at 31 

Dec 2016).  Such increase will create a stronger platform for Sabana REIT to pursue further 

growth and attract more investor interest in Sabana REIT.  The Manager also wishes to 

highlight that the Rights Issue (which proceeds will be used to fund the acquisition of the 3 

properties) received strong support from the Unitholders and was oversubscribed by 

approximately 209.1%.   

 

(d) Mr Low has claimed that the Manager is being paid too much. We would like to point out 

that the fee structure charged by the Manager is consistent with the fee structure adopted 

by many other S-REITS.  We would also like to mention that the Manager had elected to 

receive 80% of its fees in Units since IPO and currently holds 3.92% of the total Units.  The 

Manager’s interests is aligned with all Unitholders. 

 

In his note, Mr Low has proposed to remove the Manager and suggested to Unitholders to set up 

“our own in-house team to manage the REIT”.  It does not appear that an in-house team has been 

assembled as Mr Low has stated that “(w)e want to look for qualified people to head our in-house 

team”. However, Mr Low has not substantiated his assumption that such a process will result in 

“expected cost savings” and “immediately increase our DPU”. Neither has Mr Low substantiated how 

he proposes to internalise the manager.  The Manager wishes to highlight that the removal of the 

Manager without the consent of the lenders is an event of default under the terms of the 

outstanding loan facilities of Sabana REIT and will result in a cross default of Sabana REIT's other 

obligations under the MTN programme and convertible sukuk.  

Mr Low has also told Unitholders that “if we cannot do it, let’s sell it all”.  Resolution 3 and 4 in the 

Requisition Letter therefore proposes the winding up or liquidation of Sabana REIT. The Manager 

would like to highlight that liquidation and the ceasing of Sabana REIT as a going concern are 

similarly events of default under the terms of the outstanding loan facilities of Sabana REIT.   The 

Manager is of the view that the winding up of the REIT in present market conditions and the sale of 

the REIT’s assets in a liquidation will likely be on a forced sale basis.  In the event of a forced sale 

where the properties are sold at a substantial discount to fair values to pay off the defaulted loans as 

part of the liquidation process, more losses to Unitholders may occur. 

Looking forward, the strategic review of Sabana REIT by the Manager and the Sponsor announced on 

2 February 2017 is currently in progress.  The Manager will keep Unitholders updated and make the 

necessary announcements in due course.  

In the meantime, Unitholders are advised to exercise caution in respect of their dealings in the 

units of Sabana REIT.  
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By Order of the Board 

Sabana Real Estate Investment Management Pte. Ltd. 

(Company registration number 201005493K) 

As Manager of Sabana REIT 

 

Kevin Xayaraj 

Chief Executive Officer and Executive Director 

7 February 2017 

 

ABOUT SABANA REIT 

Sabana REIT was listed on Singapore Exchange Securities Trading Limited on 26 November 2010. It 

was established principally to invest in income-producing real estate used for industrial purposes, as 

well as real estate-related assets, in line with Shari’ah investment principles. Sabana REIT currently 

has a diversified portfolio of 21 quality properties in Singapore, in the high-tech industrial, 

warehouse and logistics, chemical warehouse and logistics, as well as general industrial sectors. Its 

total assets amount to approximately S$1.0 billion.  

Sabana REIT is listed in several indices within the SGX S-REIT Index, Morgan Stanley Capital 

International, Inc (MSCI) Index, the Global Property Research (GPR) index, FTSE index and S&P Dow 

Jones Indices.  

Sabana REIT is managed by Sabana Real Estate Investment Management Pte. Ltd., (in its capacity as 

the Manager of Sabana REIT) in accordance with the terms of the trust deed dated 29 October 2010 

(as amended). Sabana REIT is a real estate investment trust constituted on 29 October 2010 under 

the laws of Singapore. 

For further information on Sabana REIT, please visit www.sabana-reit.com. 

Important Notice 

This announcement is for information only and does not constitute an offer, invitation or solicitation 

of securities in Singapore or any other jurisdiction nor should it or any part of it form the basis of, or 

be relied upon in connection with, any contract or commitment whatsoever. 

The value of units in Sabana REIT (“Units”) and the income derived from them may fall as well as 

rise. Units are not obligations of, deposits in, or guaranteed by, the Manager, HSBC Institutional 

Trust Services (Singapore) Limited, as trustee of Sabana REIT, or any of their respective affiliates. 

An investment in Units is subject to investment risks, including the possible loss of the principal 

amount invested. Investors have no right to request that the Manager redeem or purchase their 

Units while the Units are listed. It is intended that unitholders of Sabana REIT may only deal in their 

Units through trading on the SGX-ST. Listing of the Units on the SGX-ST does not guarantee a liquid 

market for the Units.  

http://www.sabana-reit.com/
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