
Marketing material for professional clients only.

Interim Results Presentation for the six month 
period to 30 September 2021

SCHRODER REAL ESTATE 
INVESTMENT TRUST LTD (‘SREIT’)

23 November 2021

Head of UK Real Estate Investment

Nick Montgomery



2

Contents

01
Overview and Interim Results

02
Strategy – Sustainable income 
and total returns

03
Portfolio Overview

04
Summary

05
Appendix



OVERVIEW AND INTERIM RESULTS



4

Alignment with higher growth sectors and asset management driving shareholder returns  

Summary

Financial Performance Property Performance Income Focus ESG Leadership Strategy

NAV total return of 11.3%

NAV total return of 5.7% 
over quarter to 30 
September 2021

Dividends paid of £6.5 
million or 0.656 pps and 

0.675 pps, +8%

Dividend cover of 127% 
based on EPRA earnings

30.7% net loan to value at 
low average cost of 2.4% 

p.a.

Sustained outperformance 
vs. MSCI Benchmark driven 
by higher income return and 

active management:
+1.1% over interim period; 
+2.9% over one year; and

+2.4% p.a. over three years

50 lettings, rent reviews and 
renewals since 31 March 

2021 totalling £2.4m, 
generating an uplift of 

£800,000 p.a.

Post period end industrial 
portfolio acquisition for 
£19.9 million or NIY of 

6.9%, increasing industrial 
weighting to 44%

92% rent collection

98% current rent collection 
for the quarter to December 

2021

Further 7.5% dividend 
increase announced for the 
quarter to September 2021, 

to be paid in December 
2021

Retained three star rating in 
the 2021 GRESB Benchmark 

with improved score

EPRA Best Practice 
Sustainability Reporting 
Gold Award for fourth 

consecutive year

Planning consent at Stanley 
Green for an 80,000 sq ft 

operationally Net Zero 
Carbon (‘NZC’) scheme –

the first to achieve this 
status in the North West

On track to publish NZC 
strategy in 2022

Focussed on sustainable 
income growth through 
active management and 

capital investment

Asset management 
delivering operational 

excellence and sustainability 
improvements

Board succession planning 
with Alastair Hughes, 

current SID, to be appointed 
Chairman in 2022 

Schroders fee reduced to 
0.9% of NAV w.e.f. 1 July 

2021 with increased 
resource in London and 

Manchester

Past Performance is not a guide to future performance and may not be repeated. The value of investments and the income from them may go down as well as up and investors may not get back the amounts originally 
invested.
Note all metrics for the six month period to 30 September 2021 unless otherwise stated.
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NAV per share increase of 9.0% and a NAV total return of 11.3%

NAV movement

£m PPS Comments

NAV as at 31 March 2021 296.8 60.4

Unrealised net increase in the valuations of 
the direct real estate portfolio and Joint 
Ventures

25.2 5.1
Increase of £25.1 million for the direct portfolio; an increase of £75,000 relating to City 
Tower and an increase of £38,000 relating to Store Street.

Capital expenditure (direct portfolio and 
share of Joint Ventures)

(0.7) (0.1)
£840,000 invested on the direct portfolio: £240,000 Stanley Green, Cheadle; £190,000 
Headingley, Leeds; £160,000 Fifers Lane, Norwich; £160,000 The Tun, Edinburgh and 
£90,000 all other assets.

Net revenue 8.3 1.7 EPRA earnings for the six months ended 30 September 2021.

Dividends paid (6.5) (1.3)
Dividends paid for the quarters ended 31 March 2021 and 30 June 2021 of 0.656 pps and 
0.675 pps respectively.

Others 0.4 Nil All other items.

NAV as at 30 September 2021 (excluding the 
share buyback)

323.5 65.8 Based on 491,418,641 shares 

Share buyback (0.1) - 338,340 shares acquired over the quarter at an average price of 40.3 pence.

NAV as at 30 September 2021 323.4 65.8 Based on 491,080,301 shares in issue at the period end

Past Performance is not a guide to future performance and may not be repeated. The value of investments and the income from them may go down as well as up and investors may not get back the amounts originally 
invested.
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Delivering a sustainable and progressive dividend policy

Income and dividend

EPRA Earnings

6 months to 30 
September 

2021  £m

6 months to 30 
September 

2020 £m

12 months to 31 
March 2021 

£m

Rental income – direct portfolio 11.8 10.3 21.4

Rental income – joint ventures 1.6 1.3 2.5

Other income 0.3 0.1 0.2

Rental and related income 13.7 11.7 24.1

Property operating expenses (0.8) (1.7) (3.0)

Fund and other expenses (2.6) (2.6) (5.3)

Finance costs – net interest 
payments

(2.0) (2.3) (4.2)

EPRA earnings 8.3 5.1 11.6

As at 30 September 2021, total arrears over 30 days of £2.3m including a cumulative bad 
debt provision of £850,000. Reduction in cumulative bad debt provision of c. £0.5m for the 
quarter to September 2021 due to SportsDirect repaying majority of historic rent arrears

Quarterly dividend payments (pence per share)

0.650

0.772

0.386

0.575

0.625
0.656

0.675

0.726

0

0.1

0.2

0.3

0.4

0.5

0.6

0.7

0.8

0.9

Q4 2019 Q1 2020 Q2 2020 Q3 2020 Q4 2020 Q1 2021 Q2 2021 Q3 2021 Q4 2021

Debt 
refinancing

Postponed due to 
market uncertainty

Sustainable and progressive dividend policy

Past Performance is not a guide to future performance and may not be repeated. The value of investments and the income from them may go down as well as up and investors may not get back the amounts originally invested.
Source: Schroders, November 2021.

Dividend

Quarter dividend paid
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Investment summary

Source: Schroders, November 2021.

– Off-market portfolio acquisition consisting of four industrial assets in the North West 
of England for £19.85m / £53 per sq ft / 6.9% NIY / 8.7% RY.

– Portfolio is c.90% let and provides a headline contracted rental value of £1,451,323 
per annum (£3.88 per sq ft), with an ERV of £1,833,717 per annum (£4.90 per sq ft).

– Portfolio extends to a total floor area of 374,515 sq ft, comprising: 

– Valley Road Industrial Estate, Birkenhead

– £11.4m / £60 per sq ft / 6.8% NIY

– Located close to Junction 1 of the M53 and features a manned secure 
access, low site cover and good circulation

– Let to seven tenants generating total rent of £830,000 p.a. / £4.36 psf 
compared to an ERV of c. £950,000 p.a. / £4.99 psf

– EPC rating of C with scope to improve sustainability credentials

– Coral Products, Haydock Industrial Estate, Haydock

– £4.9m / £49 per sq ft / 6.6% NIY

– Well located with direct access to the A580 (East Lancashire Road) and in 
turn the M6 motorway. Site has a recycling licence

– Let to a recycling firm with expiry in January 2031 at a rent of £340,000 
p.a. / £3.45 psf. There is a tenant break in 2026

– ERV of c. £394,000 p.a. / £4.00 psf 

– Newfield Fabrications x2, Sandbach, Cheshire 

– £3.6m / £42 per sq ft / 7.4% NIY

– Both assets are in an established industrial area in Sandbach, Cheshire, 
approximately three miles from junction 17 of the M6

– Conterminous leases with 13.9 years remaining at combined rent of 
£283,500 p.a. / £3.30 psf versus an ERV of c. £ 395,000 / £4.58 psf

Post period end acquisition increases industrial weighting to 44%, largely comprising multi-let estates

Active management and reinvestment

Valley Road Industrial Estate, Birkenhead Balfour Beatty Unit, Birkenhead

Haydock Industrial Estate, Haydock Newfield Fabrications x2, Sandbach, Cheshire



Sustainable income and total returns

STRATEGY
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MSCI all property index – capital value

Divergence across the sectors

Source: MSCI as at 31 October 2021; 1Range shows highest and lowest change across 10 segments: Standard retail SE and rest UK; Shopping centres; Retail warehouses; Offices City, West End/Midtown, rest SE and rest 
UK; Industrial SE and RUK; other.

% age change – month-on-month (average – bars; range1 – drop-down lines) and cumulative from end 2015 (line)
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Well placed to address acceleration in structural changes and emerging occupier trends

Past performance is not a guide to future performance and may not be repeated. The value of investments and the income from them may go down as well as up and investors may not get back the amount originally invested. 
Source: Schroders, November 2021; GRESB, October 2021.

Active asset management strategy

Diversified portfolio, 
specialist capabilities

ESG Leadership
Operational excellence 
and hospitality mindset 

Reinvestment into larger 
assets

Balance sheet resilience

– 50 new lettings, renewals 
and reviews completed since 
31 March 2021, which will 
generate £2.4m p.a. of rental 
income and increase 
contracted rental income by 
£800,000 p.a. 

– Divergence in performance 
between main sectors 
continues to narrow and 
creates opportunities

– Long term outperformance of 
the portfolio and underlying 
sectors vs. the MCSI 
Benchmark

– Retained three star rating in 
the 2021 GRESB Benchmark 
with improved scores,  and 
came second in peer group 
of UK Diversified Listed 
Companies

– On track to publish Net Zero 
Carbon Pathway in 2022

– Received planning at Stanley 
Green for the development 
of an 80,000 sq ft 
operationally Net Zero 
Carbon scheme – the first to 
achieve this status in the 
North West

– Hospitality-driven approach 
will be required to optimise 
building services to cater to 
occupiers’ business 
objectives

– More specialist real estate 
resource to drive operational 
performance, closer 
management of supply 
chains and investment in new 
technologies

– ‘Elevate’ concept at City 
Tower in Manchester is a  
direct offering to occupiers, 
and is supporting a reduction 
in the void

– Sale of smaller, non-core 
assets on completion of 
business plans in early 2022, 
with proceeds reinvested into 
larger, more resilient assets 
which offer a high standard 
of operational and 
sustainability performance

– Post period end industrial 
portfolio acquired for 
£19.85m reflecting net initial 
yield of 6.9%, delivering 
£1.45m per annum

– Further acquisitions of 
adjoining ownerships under 
consideration

– Flexible balance sheet with 
two debt facilities with 
average 13 year maturity and 
low average cost of 2.4% per 
annum

– Utilising RBS RCF for 
industrial portfolio acquisition

– Remaining RCF capacity of 
£6.8m and cash of £11.5m

– Considering £20m extension 
of the RCF to fund capex and 
future acquisitions

Leveraging Schroders’ sector 
specialisms

Continue to outperform in 
GRESB benchmark

Lead NZC initiative

Greater levels of flexibility and 
service to attract and retain 

occupiers

More sustainable income and 
total returns over the long term

Low cost of debt

Strong operational flexibility
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Delivering outperformance across a diversified portfolio using specialist capabilities

Past performance is not a guide to future performance and may not be repeated. The value of investments and the income from them may go down as well as up and investors may not get back the amount originally invested.
Source: MSCI property level returns gross of fees on a like-for-like basis including direct and indirect property investments.

Portfolio performance to 30 September 2021

MSCI sector/total return SREIT total return p.a. (%) MSCI Index total return p.a. (%) Relative p.a. (%)

To 30 September 2021 Six months One year Three years Six months One year Three years Six months One year Three years

Industrial 15.7 29.4 15.3 15.4 28.9 13.5 0.3 0.3 1.5

Offices 2.6 4.6 4.8 3.1 3.0 2.7 -0.5 1.6 2.1

Retail 6.8 7.9 -3.3 5.8 4.4 -4.4 1.0 3.3 1.1

Other commercial 17.6 13.6 -0.9 4.4 5.6 3.3 12.7 7.6 -4.0

All 8.9 14.3 6.0 7.7 11.1 3.6 1.1 2.9 2.4

Three year Total Return

2.9% relative outperformance p.a. 2.4% relative outperformance p.a.

One Year Total ReturnSix Month Total Return

1.1% relative outperformance p.a.
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Schroder Real Estate Investment Trust

Discrete yearly performance

Discrete Yearly Performance (%) 12 months to Sep-2021 12 months to Sep-2020 12 months to Sep-2019 12 months to Sep-2018 12 months to Sep-2017

Share Price1 61.8 -39.5 -3.2 1.4 11.9

SREIT NAV Total Returns2 18.3 -12.6 2.8 8.9 11.8

SREIT Real Estate Total Returns3 14.3 -1.1 5.4 11.0 12.2

MSCI Balanced Monthly and Quarterly Index funds3 11.1 -2.5 2.5 8.5 9.8

Past performance is not a guide to future performance and may not be repeated. The value of investments and the income from them may go down as well as up and investors may not get 
back the amounts originally invested.

Schroder Real Estate Investment Trust – Risk Considerations: 

Investments in real estate are relatively illiquid and more difficult to realise than equities or bonds. Yields may vary and are not guaranteed. The use of gearing is likely to lead to volatility in the 
Net Asset Value (‘NAV’) meaning that a relatively small movement either down or up in the value of the Company’s total assets will result in a magnified movement in the same direction of 
that NAV. There is no guarantee that the market price of shares in Investment Companies such as SREIT will fully reflect their underlying NAV. The value of real estate is a matter of a valuer’s
opinion rather than fact. 

The trust may be concentrated in a limited number of geographic regions, industry sectors, markets and/or individual positions. This may result in large changes in the value of the fund, both 
up or down, which may adversely impact the performance of the funds.

The Company may borrow money to invest in further investments, this is known as gearing. Gearing will increase returns if the value of the assets purchased increase in value by more than 
the cost of borrowing, or reduce returns if they fail to do so.

Source: 1 Schroders, Datastream, bid to bid price with net income reinvested in GBP. 2 The Company completed the refinancing of its £129.6 million loan with Canada Life in October 2019. This extended the average 
maturity from 8.5 to 16.5 years and reduced the interest rate from 4.4% to 2.5% per annum. The refinancing generated an immediate interest saving of £2.5 million per annum. The refinancing incurred costs of £27.4 million 
which is reflected in the returns figures. 3 MSCI Balanced Monthly and Quarterly Index funds (including indirect investments on a like-for-like basis). 
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Integrated and relevant ESG strategy

Source: Schroders, November 2021. Shown for illustrative purposes only and not a recommendation to buy or sell.

ESG leadership

– Determine Pillars of Impact, SDG alignment and reporting.

– Responsible business operations through the supply chain.

– Net Zero Carbon Pathway to include portfolio targets. 

– Taskforce on Climate-Related Financial Disclosure compliance. 

– Alignment with Article 8 EU SFDR principles, though SREIT not currently in scope.

Case Study: Stanley Green Trading Estate, Manchester
– Acquired in December 2020 for £17.3 million; current valuation £20.3 million
– 150,000 sq ft freehold industrial estate and adjoining 3.4 acre site
– Planning secured for 80,000 sq ft of operationally Net Zero Carbon (“NZC”) 

industrial, storage and distribution space
– Scheme will be delivered to BREEAM Excellent, EPC A+ and NZC 

specification, expected to be the first to achieve this status in the North West 
– NZC driven by: PV use plus recycled materials; insulated cladding to mitigate 

heat loss; LED lighting; EV charging; cycle storage to promote active travel
– Contractors to use local suppliers and encourage local employment including 

engaging with local colleges to offer apprenticeship schemes
– Development cost £8m to generate rent of c. £1 million p.a., a 7.5% yield
– Pre-lets to be targeted during the construction phase
– Positive activity on the existing estate with lettings at new headline rents of 

£14 per sq ft and lease regears under negotiation 
– Total return over the interim period of 15.5% vs. MSCI All Property of 7.7%     

– Impact Sustainability and Action Plans (‘ISAP’s’) completed for all 
assets

– ISAPs used to baseline portfolio and pathway to NZC

– Roll out of smart meters across landlord supplies and targeting 
increased tenant data coverage

– Continue to increase green building certification coverage
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Adapting and innovating in order to attract and retain tenants

Source: Schroders, November 2021. 1 Suites capex amortised over 7 years (i.e. £57.16/7 = £8.17). Shown for illustrative purposes only and not a recommendation to buy or sell.

Operational excellence and hospitality mindset

– The pandemic has accelerated pre-existing trends such as e-commerce 
and occupier behaviour

– Increasingly hospitality-driven approach will optimise building services to 
cater to the tenant’s business model and sustainability objectives

– Sharing of cost and data with tenants will deliver operational excellence 
and improvements

– More specialist real estate resource required to drive operational 
performance, closer management of supply chains and investment in new 
technologies

– Schroders increasing investment in these areas and adapting business 
plans to provide greater levels of flexibility and service

Case Study: Elevate Concept, City Tower, Manchester
‒ Elevate offers a flexible workspace solution and establishes a 

brand and direct relationship with the occupiers at City Tower
‒ Communal lounge on the part 28th floor including a board room, 

two meeting rooms and an auditorium
‒ 11,069 sq ft space let out of 12,421 sq ft fitted out equating to 

89% of initial space delivered as hybrid space, a 19% increase 
since June 2021

‒ 9,130 sq ft to be fitted out to Elevate specification following 
exchange of an agreement for lease with Oodle Financial 
Services Limited. On completion of the works, Oodle will enter 
into a five year lease with a break option in year three. Gross 
rent (inc. service charge and fit-out) will be £45.00 per sq ft 
with annual increases of £1.00 per sq ft. Oodle were granted 2 
months’ rent free as part of the agreement

‒ The Elevate lettings contributed to a 7.9% reduction in office 
vacancy

Total space let 11,096 sq ft

Total office contracted rent p.a.
£480,288 (£43.28 per sq 

ft)

Total amortised capex costs p.a.1 -£90,654 (£8.17 per sq ft)

Total service charge p.a. -£118,283 (£10.66 per sq ft)

Net receipt vs. ERV £18-20 per sq ft £271,351 (£24.45 per sq ft)

Total car parking rent £48,000 

Total net receipts £319,351

– Schroders Capital Real Estate growing its specialist sector teams in 
Manchester to be closer to regional assets, occupiers and investors

– Investing in platforms to deliver efficiencies, better data collection and 
analysis

– Increased investment in technological solutions to support operatorial 
excellence and a hospitality driven approach  

– Rolling out tenant engagement platform across all multi-let office 
assets, supported by our property managers

– Completed customer satisfaction survey to better understand our 
occupiers needs 
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Larger assets offering wider range of asset management opportunities

Source: Schroders, November 2021. Shown for illustrative purposes only and not a recommendation to buy or sell.

Investment into larger assets

Case Study: Langley Park Industrial Estate, Chippenham 
‒ Acquired December 2020 for £19.3m; current valuation £22.8m

‒ 400,000 sq ft of warehouse and ancillary office accommodation on a large 
site of 28 acres located close to Chippenham town centre

‒ Negotiating terms to extend lease to Littlefuse whose lease expires in 
December 2022 paying £355k per annum.  Current ERV £465k per annum  

‒ Negotiations with Siemens on outstanding June 2021 rent review with 
regear discussions in parallel. A redevelopment option will form part of that 
regear that could see an element of new space built

‒ Given the positive discussions with occupiers, a masterplan has been 
prepared that could deliver up to 130,000 sq ft of additional warehouse 
accommodation. A pre planning application has been submitted in relation 
to this proposal

‒ Total return over the interim period of 18.9% vs. MSCI All Property of 7.7% 

Case Study: St. John’s Retail Park, Bedford
‒ Current valuation £29.5m compared with valuation 12 months ago of £27.0m

‒ 130,000 sq ft retail warehouse scheme underpinned by income from covenants 
including Lidl, Home Bargains, TK Maxx and Costa

‒ Lidl and Home Bargains reported strong trading figures since opening in late 
2020. Both retailers have driven higher footfall

‒ Lease completed with Bensons for Beds for a 9,919 sq ft unit at £130,000 per 
annum, or £13.00 per sq ft. This is in line with the ERV as at 30 March 2021

‒ Five year lease renewal completed with Carpetright for a 9,970 sq ft unit at a rent 
of £150,000 per annum, or £15.00 per sq ft with regear discussions ongoing with 
Tapi, Hobbycraft and Halfords

‒ Vacant unit under offer materially above the ERV as at 30 September 2021.

‒ AWULT to break now 7.7 years vs. 6.6 years 12 months ago

‒ Total return over the interim period of 14.3% vs. MSCI All Property of 7.7%
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Consolidated net LTV is 30.7% vs. target range of 25-35%

Source: Schroders as at November 2021. 1 Loan to Value (‘LTV’) is the loan balance divided by the property value as at 30 September 2021. 2 For the quarter preceding the Interest Payment Date (‘IPD’), ((rental income received – void rates, void service charge and void insurance)/interest paid). In addition, 
there is a forward ICR covenant of for the four quarters following the IPD (rental income to be received void rates, void service charge and void insurance)/interest paid). Arrears over 90 days are excluded from the calculation. 3 Maximum valuation decline is based on the existing security pool. In the event 
that uncharged assets were added to the security pool, the maximum decline on the Canada Life portfolio prior to a covenant breach would be -45%. 4 Maximum rental decline is based on the existing security pool, and makes the assumption that for rent declines, 25% of rent is incurred as additional non 
recoverable cost of void space. In the event that uncharged assets were added to the security pool, the maximum decline on the Canada Life portfolio prior to a covenant breach would be -67%. 5 Fixed total interest rate for the loan term. 6 Total interest rate as at 30 September 2021 comprising 3 months 
SONIA of 0.082% and the margin of 1.6% at an LTV below 60% and a margin of 1.90% above 60% LTV. Interest rate of 0.64% on unutilised RCF. 7 This covenant drops to 60% after year three of the five-year term. 8  The fully drawn cost of debt is 2.3% per annum.

Balance sheet resilience

– The Company has two debt facilities – a £129.6 million long term fixed loan and a £52.5 million revolving credit facility – providing operational flexibility

– The covenants as at 30 September 2021 in the table below are based on:

– Total debt £154.1 million (of which £24.5 million of RCF drawn)

– Portfolio value of £464.0 million and cash of £11.5 million

– Post period end, the Company will draw down a further £21.2 million on the RBSI RCF, increasing the total amount drawn to £45.7 million

– At the portfolio level, these acquisitions increase the consolidated net LTV to 33.9%, which is within our target range of 25-35%

– Charging these industrial assets to the RBSI RCF facility has the following impact on the covenants:

– Net LTV 29.7% vs 65% covenant

– ICR 1,015% vs 250% covenant

– Forward ICR 962% vs 250% covenant

– Reviewing options for extending RCF by c. £20m

Lender
Loan 
(£m)

Maturity
Total 

interest 
rate (%)

Assets 
Value (£m)

Cash
Net Loan 
to Value 
ratio (%)1

LTV ratio 
covenant 

(%)1

Interest 
cover ratio 

(%)2

ICR ratio 
covenant 

(%)2

Forward 
interest 

cover ratio 
(%)2

Forward 
ICR ratio 
covenant 

(%)2

Maximum 
Valuation 

Decline to 
Breach (%)3

Maximum 
Rental 

Decline to 
Breach(%)4

Canada
Life

129.6
50%: 15/10/2032
50%: 15/10/2039

2.5% 5 290.8 0.0 44.6% 65% 563% 185% 441% 185% -31% -41%

RBSI 24.5 03/07/2023 1.7% 6 133.8 0.0 18.3% 65% 7 1,153% 250% 1,079% 250% -72% -55%

Uncharged
assets

39.4 11.5

Total 154.1 2.4% 8 464.0 11.5 30.7%



PORTFOLIO OVERVIEW



SREIT 30 Sept 2021
(MSCI 30 Sept 2021)

Post-Industrial Portfolio 
Acquisition 

SREIT 30 Sept 2021
(MSCI 30 Sept 2021)

SREIT 31 March 2021
(MSCI 31 March 2021)

Portfolio value (£m)/number of properties/average lot size 483.9/43/11.3 464.0/39/11.9 438.8/39/11.3

Net initial yield (%) 5.8 (4.3) 5.8 (4.3) 6.0 (4.4)

Reversionary yield1 (%) 6.9 (4.9) 6.8 (4.9) 7.1 (5.2)

Rent (£m) 30.2 28.7 28.3

Estimated rental value (£m) 33.5 31.7 31.2

Unconditional contracted uplifts for the next 24 months (£m p.a.) 1.5 1.5 1.8

Average unexpired lease term (years)2 5.2 (12.5) 5.2 (12.5) 5.3 (12.1)

Void rate (%) 3 4.9 (8.3) 5.1 (7.8) 4.8 (7.8)

Industrial weighting (%) 43.8 (31.0) 41.5 (31.0) 38.8 (28.5)

Office weighting (%) 30.9 (27.2) 32.2 (26.1) 34.4 (27.2)

Retail warehouse weighting (%) 11.1 (9.0) 11.6 (9.0) 11.3 (9.1)

Retail weighting (%)
‒ Retail ancillary to main use
‒ Retail single use

7.8 (13.3)
4.5
3.3

8.1 (13.3)
4.7
3.4

8.7 (15.0)
5.0
3.7

Other weighting (leisure etc.) (%) 6.7 (17.2) 6.7 (17.2) 6.8 (17.2)

Unattributable (% e.g. mixed sector) - (3.0) - (3.4) - (3.0)

Property portfolio

18

As at 30 September 2021

Source: Schroders, November 2021 post period end industrial portfolio acquisition. 1Like-for-like with MSCI i.e. ignoring standard acquisition costs. 2Assuming earlier of lease break and expiry. 3 % of Estimated Recovery 
Value.
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Top 10 Properties

Source: Schroders, November 2021 post period end industrial portfolio acquisition. 1 MSCI Benchmark as at 30 September 2021. For illustrative purposes only and should not be viewed as a recommendation to buy or sell.

Structure as a % of value1

# Property Sector Value (£m) % Portfolio

1
Milton Keynes, Stacey Bushes
Industrial Estate

Industrial 50.5 10.4

2 Leeds, Millshaw Industrial Estate Industrial 47.7 9.9

3 Manchester, City Tower (25% share) Mixed use office 40.3 8.3

4
London, The University of Law (50% 
share)

Office 39.4 8.1

5 Bedford, St John’s Retail Park
Retail 
warehouse

29.5 6.1

6 Leeds, Headingley Central Mixed use retail 23.9 4.9

7
Chippenham, Langley Park Industrial
Estate

Industrial 22.8 4.7

8 Norwich, Union Park Industrial Industrial 22.5 4.6

9
Cheadle, Stanley Green Trading 
Estate

Industrial 20.3 4.2

10 Uxbridge, 106 Oxford Road Office 15.4 3.2

Sub-total top 10 properties 312.1 64.4

Industrial, office and retail warehouse exposure totals 86% of total portfolio value

Portfolio overview

17.2

9.0

2.6

3.8

6.9

11.5

19.5

7.2

7.9

7.5

3.6

6.4

11.1

0.0

7.0

0.8

32.5

11.3

17.4

5.4

8.1

0.0

0 5 10 15 20 25 30 35

Others

Retail - Warehouse

Retail - Shopping centre

Retail - Rest of UK

Retail - South East

Industrial - Rest of UK

Industrial - South East

Office - Rest of UK

Office - Rest South East

Office - Mid and West End

Office - City

Portfolio MSCI Benchmark
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Source: Schroders, Knight Frank, September 2021. 

Attractive reversionary income yield of 6.9% (Benchmark 4.9%)

28.7 1.5
1.6

1.5 1.2

0

5

10

15

20

25

30

35

Contracted
income as at 30

Sep 2021

Fixed uplifts
next 24 months

Vacant space ERV Industrial
portfolio

acquisition

Development
pipeline

Illustrative
projected rent

£m

Top five fixed uplifts
Uplift 

£k p.a.
Timing

The Gym (Leeds) +240k Nov-21

Spinko (Leeds) +207k Mar-22

Cine UK (Luton) +174k Mar-23

Partners of WOF 
(Cheltenham)

+167k Aug-23

FMG Repair Services 
(Norwich)

+101k Oct-21

31.7

34.3
Other factors:

– Rental growth - crystallising 
higher rents across growth 
assets

– Arrears - historic rent arrears to 
be recovered

– Revolving Credit Facility (‘RCF’) 
- potential to increase RCF to 
fund future acquisitions and 
capex

– Increase exposure to larger 
assets with strong fundamentals 
- recycling capital into higher 
yielding assets with sustainable 
income and strong fundamentals 
in higher growth locations



SUMMARY



DIVIDEND POLICY

Focus on delivering a fully covered, 
sustainable and progressive dividend 
policy

Dividend increased 7.5% to 2.903 pps 
per annum, to be paid in December

Dividend reviewed by the Board 
quarterly

– Positive outlook for the UK real estate market with continued economic growth 
coupled with a supportive interest rate environment

– Sector alignment and asset management has driven total return outperformance

– Improving rent collection and portfolio activity underpinning dividend increase

– Operational excellence and hospitality mindset alongside ESG leadership to 
drive future returns

– Pipeline of active management initiatives to support future returns 

– Resilient balance sheet

22

Summary
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Focused on delivering sustainable and progressive income and total returns

Key strengths of Schroder Real Estate Investment Trust Ltd (‘SREIT’)

High quality and diverse portfolio

Portfolio focussed on industrial, high quality offices and retail 
warehousing.  Active recycling of smaller assets into larger, more 
resilient assets in higher growth sectors which offer a high standard of 
operational and sustainability performance.

Long term track record of real estate 
outperformance

Multi-specialist, diversified fund benefiting from large and experienced 
team of sector specialists that drive returns through in depth knowledge 
of markets and hospitality mindset.

Leadership in Environmental, Social and 
Governance (‘ESG’) 

Leadership on climate change and the requirement to act on Net Zero 
Carbon commitments and evidence positive social impact.

Strong and flexible capital structure
Two debt facilities providing long-term, flexible debt and a blend of 
maturities in 2023, 2032 and 2039, reducing refinancing risk.

Robust income targeting a sustainable 
and progressive dividend policy

The Company’s income is diverse with 308 tenants of which the 
Company’s top twenty tenants represent 38% of the portfolio as a 
percentage of annual rent.  

43
Assets

1.1%

6 month vs. 
B’mark

34%

Net LTV

5.8%

Net Initial 
Yield

65%
Top 10

2.4%

Cost of debt

6.9%

ERV yield

2.9%

1 year vs. 
B’mark

44%
Industrial

13Yr Avg. 

term

5.6%

Dividend 
yield1

2.4%

3 year vs. 
B’mark

Source: Schroders, November 2021 post period end industrial portfolio acquisition. 1 Dividend yield based on 2.903 pps p.a. and share price of 50.5 pps as at 22 November 2021.



APPENDIX
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Key metrics

Past performance is not a guide to future performance and may not be repeated. The value of investments, and the income from them, may go down as well as up and investors may not get 
back the amounts originally invested.

Source: Schroders, November 2021. 1European Public Real Estate Association (“EPRA”) earnings calculated as total comprehensive net income (i.e. after fund and property expenses and finance costs) excluding realised and 
unrealised gains and losses on investment property and joint venture investments. 2Independent valuers’ valuation of investment property and joint ventures.

Results for the six month period to 30 September 2021

Period to
Six months ended 

30 September 2021
Six months ended 

30 September 2020 % change

IFRS profit/(loss) for the period £33.2m (£8.8m) N/a

EPRA1 earnings £8.3m £5.1m 63%

EPRA1 earnings per share 1.7p 1.0p 70%

Dividends per share paid 1.33p 0.39p N/a

As at 30 September 2021 30 September 2020 % change

Net Asset Value £323.4m £296.8m 9%

Net Asset Value per share (pence) 65.8 58.0 13%

Property valuation2 £464.0m £397.8m 22%

Loan to Value, net of cash 30.7% 25.9% 19%
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Past performance is not a guide to future performance and may not be repeated. The value of investments, and the income from them, may go down as well as up and investors may not get 
back the amounts originally invested.
Source: Schroders, November 2021. 1 Includes lease incentives but excludes leasehold interests grossed up under IFRS 16.

Summary Balance Sheet (£m)

Balance sheet

As at
30 September 2021

£million
31 March 2021

£million
30 September 2020

£million

Investment properties 1 455.3 428.9 388.3

Cash 10.6 12.2 78.7

Net current assets 11.0 9.1 11.2

Debt (153.5) (153.4) (181.4)

Net Asset Value 323.4 296.8 296.8

NAV (pence per share) 65.8p 60.4p 58.0p

Loan to Value (%) 30.7% 32.3% 25.9%
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28% increase in underlying EPRA profit

Past performance is not a guide to future performance and may not be repeated. The value of investments, and the income from them, may go down as well as up and investors may not get 
back the amounts originally invested.
Source: Schroders, November 2021. 

Increase in EPRA earnings over the six month period

£6.5m

£0.6m £0.6m £0.3m £0.2m £0.1m

£8.3m

0

5

10

6 m/e 31/03/2021 Rental income Bad debt provisions JV income Fund expenses All other items 6 m/e 30/09/2021

£m



Six months ended
30 September 2021 £m

Six months ended
30 September 2020 £m

Year ended
31 March 2021 £m 

Rental income – direct portfolio 11.8 10.3 21.4

Income from joint ventures 1.6 1.3 2.5

Other income 0.3 0.1 0.2

Property operating expenses (0.8) (1.7) (3.0)

Net rental and related income 12.9 10.0 21.1

Profit on disposal of investment property - - 0.1

Net valuation gain/(loss) on investment property 24.7 (13.5) (8.3)

Fund and other expenses (2.6) (2.6) (5.3)

Finance costs – net interest payments (2.0) (2.3) (4.2)

Share of joint venture valuation gains/(losses) 0.2 (0.4) 1.1

Profit/(loss) 33.2 (8.8) 4.5

Ongoing charges – fund only expenses 1.3% 1.3% 1.4%

Ongoing charges – fund and property expenses 2.3% 2.5% 2.5%
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Past performance is not a guide to future performance and may not be repeated. The value of investments, and the income from them, may go down as well as up and investors may not get 
back the amounts originally invested.
Source: Schroders, November 2021. 

Statement of comprehensive income
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Earnings excluding capital items such as unrealised valuation gains and losses and gains and losses 
on property disposals

Past performance is not a guide to future performance and may not be repeated. The value of investments, and the income from them, may go down as well as up and investors may not get 
back the amounts originally invested.
Source: Schroders, November 2021.

EPRA earnings

Year to
30 September 2021

£m
30 September 2020

£m
31 March 2021

£m

IFRS profit/(loss) 33.2 (8.8) 4.5

Excluding:

Profit on the disposal of investment property - - (0.1)

Net valuation (gains)/losses on investment property (24.7) 13.5 8.3

Share of joint venture valuation (gains)/losses (0.2) 0.4 (1.1)

EPRA earnings 8.3 5.1 11.6

Weighted average number of shares 491,086,039 518,056,505 508,699,880

EPRA earnings (pence per share) 1.7 1.0 2.3



THANK YOU



For professional investors only. Not suitable for retail clients.

Past performance is not a guide to future performance and may not be repeated. The value of investments and the income from them may go down as well as up and investors may not get back the amount originally invested.

This presentation is for information purposes only and it is not intended as promotional material in any respect. The material is not intended as an offer or solicitation for the purchase or sale of any financial instrument. Schroder 
Real Estate Investment Management Limited (‘SREIM’) has expressed its own views and opinions in this document and these may change. Information herein is believed to be reliable but SREIM does not warrant its completeness 
or accuracy. This does not exclude or restrict any duty or liability that SREIM has to its customers under the Financial Services and Markets Act 2000 (as amended from time to time) or any other regulatory system.

The forecasts stated in the presentation are the result of statistical modelling, based on a number of assumptions. Forecasts are subject to a high level of uncertainty regarding future economic, and market factors that may 
affect actual future performance. The forecasts are provided to you for information purposes as at today's date. Our assumptions may change materially with changes in underlying assumptions that may occur, among other 
things, as economic and market conditions change. We assume no obligation to provide you with updates or changes to this data as assumptions, economic and market conditions, models or other matters change.

Schroder Real Estate Investment Trust (‘SREIT’) is a real estate investment company with a premium listing on the Official List of the UK Listing Authority and whose shares are traded on the Main Market of the London 
Stock Exchange. On 1 May 2015 SREIT converted to UK-REIT status. SREIT continues to be an authorised closed ended investment scheme registered in Guernsey with number 41959. Registered office: Royal Bank Place, 
Glategny Esplanade, St Peter Port, Guernsey GY1 2HS.

Schroders will be a data controller in respect of your personal data. For information on how Schroders might process your personal data, please view our Privacy Policy available at www.schroders.com/en/privacy-policy or 
on request should you not have access to this webpage.
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Important information

http://www.schroders.com/en/privacy-policy


Risk considerations of The Real Estate Investment Trust.

Investments in real estate are relatively illiquid and more difficult to realise than equities or bonds. Yields may vary and are not guaranteed. The use of gearing is likely to lead to volatility in the Net Asset Value (‘NAV’) 
meaning that a relatively small movement either down or up in the value of the Company’s total assets will result in a magnified movement in the same direction of that NAV. There is no guarantee that the market price of 
shares in Investment Companies such as SREIT will fully reflect their underlying NAV. The value of real estate is a matter of a valuer’s opinion rather than fact. 

The trust may be concentrated in a limited number of geographic regions, industry sectors, markets and/or individual positions. This may result in large changes in the value of the fund, both up or down, which may 
adversely impact the performance of the funds.

The Company may borrow money to invest in further investments, this is known as gearing. Gearing will increase returns if the value of the assets purchased increase in value by more than the cost of borrowing, or reduce 
returns if they fail to do so.

Use of MSCI data and indices: © and database right MSCI and its Licensors 2013. All rights reserved. IPD has no liability to any person for any losses, damages, costs or expenses suffered as a result of any use of or reliance 
on any of the information which may be attributed to it.

Issued in November 2021 by Schroder Real Estate Investment Management Limited, 1 London Wall Place, London EC2Y 5AU. Schroder Real Estate Investment Management Limited is authorised and regulated by the 
Financial Conduct Authority. Registration number 1188240 England. 
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Important information (continued)


