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Pure-play Singapore self-storage operator

We hosted a Lunch Club with Work+Store (W+S), a subsidiary of LHN Ltd. It is one
of the top five self-storage operators in Singapore with seven self-storage
facilities. Management shared their positive outlook on Singapore’s self-storage
industry which is expected to grow further on favourable demand and supply
dynamics. A key challenge includes the lack of new sites from the government,
impeding growth expansion plans, but this is also supportive of rents in our view.

Self-storage specialist with a flair for customer service

Started in 2015, W+S is the wholly-owned subsidiary of listed company LHN Ltd.
Since then, W+S has expanded to seven locations in Singapore with 1,600 units
across a total of 700ksqgf of self-storage solutions. Currently, W+S offers five
storage types, namely basic, business, valet, climate control and plans to launch
wine storage by end of this year.

Robust growth expected within Singapore’s self-storage industry

Covid accelerated the growth of the self-storage industry in Singapore on the back
of ecommerce, a change in work dynamics and residential constraints, which
resulted in an industry Cagr of 5-8% in recent years, with a market value of $$200m-
S$$250m. That said, the industry remains fragmented with a few major players,
including Storhub, Extraspace, Lock+Store and Work+Store. We estimate Singapore
has currently around 100-120 storage facilities with many small operators.

Profitable business

W+S disclosed that 60% of its customer base is in the business segment with the
remaining 40% from individual users. Typical leases range from one month to one
year with a high retention rate of 60-70%. On average, their occupancy rates across
facilities are in the 90% range, well above the 75-85% industry range, with the size
of a storage ranging from 20sqf to 160sqf. Rental rates for basic storage average
$5psf/month while climate controlled storage commands a 20% premium and wine
storage is to cost c.S$15psf/month. Given the low manpower needs, utilities
account for bulk of the cost. The company reported an average yearly gross profit
margin of 65%.

Remaining optimistic on Singapore growth

Growth in the sector has been curtailed by limited sites offered by the government
to cater to self-storage in recent years, but this has also underpinned supportive
rents given limited supply. W+S remains optimistic on the Singapore market given
favourable demand/supply dynamics and has its sights set on expansion into more
sites through brownfield developments in west Singapore.

Financials

FY2020 FY2021 FY2022 FY2023
Revenue (S$m) 134.2 121.0 84.5 93.6
Revenue growth (%) -10% -30% +11%
Gross Profit (S$m) 63.6 66.6 50.0 58.0
Gross Profit Margin (%) 47% 55% 59% 62%
Net Profit (S$m) 24.1 28.1 45.8 38.2
P/E ratio (x) 2.0 4.9 2.3 7.4
P/B ratio (x) 0.4 1.0 0.6 0.6
Net gearing (D/E, %) 21.2 104.9 98.0 99.9
ROE (%) 22.3 21.0 27.6 19.0
Dividend yield (%) 6.8 5.7 5.0 6.1

Source: Bloomberg

Source: Bloomberg. This table reports the financials of LHN Ltd.
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Started in 2015, W+S is the wholly-owned subsidiary of listed company, LHN Ltd.
Since then, W+S has expanded into seven locations in Singapore with 1,600 units
across a total of 700ksqgf of self-storage solutions. Currently, W+S offers five
storage types, namely basic, business, valet, climate controlled and plans to launch
wine storage by the end of this year. Their business strategy is to look for brownfield
sites and transform them into a facility.

Work+Store offers various types of storage services

+Stere

A self-storage solutions provider, established in 2015, offering a one-
stop integrated solution to the storage needs of businesses and individuals.
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Source: CLSA. Work+Store

The self-storage industry in Singapore has grown from strength to strength, with
Covid accelerating its growth as ecommerce and the expansion of individual online
resellers in Singapore takes off in earnest. This has seen the self-storage market in
Singapore to witness a Cagr of 5-8% in recent years, with a market value of
5$$200m-5$250m. In 2022, transportation and storage accounted for 8.1% of
ecommerce revenue of $$401.1bn as of 2022 according to Singapore statistics.
That said, the industry remains fragmented with a few key players including
Storhub, Extraspace, Lock+Store and Work+Store. It is estimated that Singapore has
currently around 100-120 storage facilities with many small operators. Going
forward, the sector is expected to enjoy secular demand growth fuelled by the surge
in ecommerce, changes in work dynamics, and residential space constraints.
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Figure 2

Singapore self-storage industry - key players

Name Work+Store Extra Space Asia (ESA) Storhub Lock+Store
Markets Singapore Singapore, Malaysia, Taiwan, Present in 17 cities across Singapore, Malaysia (Lock+Store
Japan, HK and Korea  Singapore, Mainland China, HK, Malaysia) and Hong Kong (The
Malaysia, Korea, Japan, Australia Store House Hong Kong)

and Thailand
Portfolio size 7 properties in Singapore 12 properties in Singapore 18 properties in Singapore 13 facilities in Singapore
Parent company LHN Ltd A consortium of APG Warburg Pincus General Storage Company

Investments Asia Limited (APG)
and CapitaLand Investment Ltd

(CLI)
Services Basic, business, valet and climate  Personal, business, wine, valet Personal, business, lifestyle, wine Self-storage, wine storage and
provided control storage. Wine storage will be and executive storage and documents storage warehouse (rental for storage).
launched in end-2024.
Established year, Launched in 2015 Founded in 2007, with Founded in Singapore in 2003. Incorporated in 2013
other approximately 70 facilities Current largest storage operator
descriptions across 6 Asian cities. in Singapore.

Source: CLSA, Work+Store, Extra Space Asia, Storhub, Lock+Store
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Figure 3

Ecommerce revenue breakdown within Singapore

Ecommerce segment Ecommerce Attributable

revenue revenue (S$bn)

breakdown

Wholesale trade 58.60% 235.0
Information & communications 26.90% 107.9
Transportation & storage 8.10% 32.5
Retail trade 1.80% 7.2
Recreation, community & personal services 1.40% 5.6
Professional services 1.10% 4.4
Food & beverage services 0.70% 2.8
Administrative & support services 0.70% 2.8
Accommodation 0.40% 1.6
Real estate 0.30% 1.2
Total 100.00% 401.1

Source: CLSA, Singapore Government Department of Statistics

W+S disclosed that 60% of its customer base is in the business segment, with the
remaining 40% from individual users. Typical leases can range from one month to
as long as one year, boasting a high retention rate of 60-70% on average with more
stickiness from the business customer segment. Individual users usually rent a
storage for 3-6 months, while business users take on leases that are one year or
more. On average, their occupancies across facilities are in the 90% range, while
market occupancy is in above the 75-85% industry range, with the size of a storage
ranging from 20sqf to 160sqf.

The group also started climate controlled storage this year, where they have been
able to command 20% higher rents than typical basic offerings. According to the
company, one of the key differentiating factors of W+S is the offer of amenities,
including packing areas, a photo studio for live online sellers to showcase products
and self-collection lockers to facilitate last-mile delivery.

Figure 4

Current facilities

7 LOCATIONS WITH
1,600+ UNITS ISLANDWIDE

100 Eunos Ave. 7 18 Tampines Ind. Cres. 71 Lor 23 Geylang
156 Basic Storage Units 9 Business Storage Units 13 Basic Storage Units
82 Biz Storage Units 132 Business Storage Units

38 AMK Ind. Park 2

262 Basic Storage Units 25 Depot Ln. 72 Eunos Ave 7 202 Kallang Bahru
218 Business Storage Units § Business Storage Units 22 Basic Storage Units 398 Basic Storage Units
54 Climate Control Storage Units 190 Business Storage Units

93 Climate Control Storage Units

Source: CLSA, Work+Store

23 October 2024

yew.kiang.wong@clsa.com 4

Prepared for - W: elizabeth.leng@clsa.com

Y24D3s3J SIY3 3304 01 311D


http://www.clsa.com/
https://www.clsa.com/member/quantitative/index.cfm
https://www.clsa.com/starrating/?articleId=607941687&rating=1&mediaType=PDF
https://www.clsa.com/starrating/?articleId=607941687&rating=2&mediaType=PDF
https://www.clsa.com/starrating/?articleId=607941687&rating=3&mediaType=PDF

They will be offering wine
storage services from end-
2024

Across different storage

types, the size of the
storage room differs and
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Rental rates for basic storage could be around S$5psf per month, with about a 20%
premium for climate control storage rental. Wine storage could cost $15psf per
month. Rents are typically collected upfront for the entire lease period thereby
mitigating credit risk. Given the low manpower requirement, the highest operational
cost for W+S is utilities, where the company reported they see an average yearly
gross profit margin of 65%.

Going forward, W+S continues to look for new sites to cater to growing demand
where they see undersupply, such as the west Singapore. Management also
disclosed that for the industry in general, opportunities are available in Japan, South
Korea and Hong Kong. South Korea and Japan are seeing good fundamentals while
Hong Kong remains a competitive market to enter.

Figure 5

Storage services

+stere
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Coming Soon,

end 2024
Source: CLSA, Work+Store
Figure 6
Storage size and amenities
[sesce)
BASIC, BUSINESS & CLIMATE CONTROL STORAGE vork+stere

services such as ‘
temperature-control " i
Concept of an additional storeroom to Concept of performing order fulfilment Concept of protect your belongings from
declutter their homes or offices. duties and store their goods at the same damage caused by climate.
place.
Size: 20 - 120 sqft Size: 80 - 160 sgft Size: 30 - 120 sqft
Facilities: Sensor Controlled Facilities: 24/7 climate control
Source: CLSA, Work+Store
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Figure 7

Valet storage

Concept of "You Pack, We Pick Up', we offer 2 main concepts that is: i. Storage by items and
ii. Storage by space. A door-to-door storage option, this storage concept is coupled with
transportation to pick up the items for storage.

-

Size: 1 valet box or 1 odd-sized item e.g. luggage, guitar

Size: As small as 15sf (a locker), 20sf, 25sf, 30sf+

Source: CLSA, Work+Store

Figure 8

Amenities include Facilities amenities

live-streaming room, last
mile holding area and
packing stations, among
others

Source: CLSA, Work+Store

Figure 9

W+S strives to increase User support

convenience to storage
users

Logistic
Services

Hassle-free last mile
delivery service is easily
avallable for users who

require, in partnership with
J&T Express Singapore

Work
Area

Communal breakout areas
are avallable for users to
do work, reducing costs

of office rental and
providing the convenience
of storage and work in
one place

Photography
Studio

With shared photography
and livestreaming studios,
users can conveniently take
professional product photos
and carry out livestreaming
without having to invest in
expensive equipment

Packing
Station

Stocked with
complimentary tools and
equipment, these packing
stations help users pack
their orders faster with
everything within reach

Self-Collection
Lockers

Smart lockers with secure
locking system help
facilitate unattended

dispatchment of goods,
allowing self-collection or
last mile delivery pickup at
another time

Source: CLSA, Work+Store
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well as up, and investors may not get back the full (or any) amount
invested. Investments that are denominated in foreign currencies may
fluctuate in value as a result of exposure to movements of exchange
rate. Past performance is not necessarily a guide to future
performance or liquidity. CLSA and/or CLST do/does not accept any
responsibility and cannot be held liable for any person’s use of or
reliance on the information and opinions contained herein. To the
extent permitted by applicable securities laws and regulations, CLSA
and/or CLST accept(s) no liability whatsoever for any direct or
consequential loss arising from the use of this report or its contents.

To maintain the independence and integrity of our research, our
Corporate Finance, Sales Trading, Asset Management and Research
business lines are distinct from one another. This means that CLSA’s
Research department is not part of and does not report to CLSA's
Corporate Finance department or CLSA'’s Sales and Trading business.
Accordingly, neither the Corporate Finance department nor the Sales
and Trading department supervises or controls the activities of CLSA’s
research analysts. CLSA's research analysts report to the management
of the Research department, who in turn report to CLSA’s senior
management. CLSA has put in place a number of internal controls
designed to manage conflicts of interest that may arise as a result of
CLSA engaging in Corporate Finance, Sales and Trading, Asset
Management and Research activities. Some examples of these
controls include: the use of information barriers and other controls
designed to ensure that confidential information is only shared on a
“need to know” basis and in compliance with CLSA’s Chinese Wall
policies and procedures; measures designed to ensure that
interactions that may occur among CLSA's Research personnel,
Corporate Finance, Asset Management, and Sales and Trading
personnel, CLSA’s financial product issuers and CLSA’s research
analysts do not compromise the integrity and independence of CLSA’s
research.

Subject to any applicable laws and regulations at any given time,
CLSA, CLST, their respective affiliates, officers, directors or
employees may have used the information contained herein before
publication and may have positions in, or may from time to time
purchase or sell or have a material interest in any of the securities
mentioned or related securities, or may currently or in future have or
have had a business or financial relationship with, or may provide or
have provided corporate finance/capital markets and/or other
services to, the entities referred to herein, their advisors and/or any
other connected parties. As a result, you should be aware that CLSA
and/or CLST and/or their respective affiliates, officers, directors or
employees may have one or more conflicts of interest. Regulations or
market practice of some jurisdictions/markets prescribe certain
disclosures to be made for certain actual, potential or perceived
conflicts of interests relating to research reports. Details of the
disclosable interest can be found in certain reports as required by the
relevant rules and regulation and the full details of conflict of interest
with companies under coverage are available at
http://www.clsa.com/member/research_disclosures/. Disclosures
therein include the position of CLSA and CLST only. Unless specified
otherwise, CLSA did not receive any compensation or other benefits
from the subject company, covered in this report, or from any third
party. For CITICS disclosure about specific companies mentioned
herein, please access:
https://www.clsa.com/member/research_disclosures_citics/. If
investors have any difficulty accessing this website, please contact
webadmin@clsa.com. If you require disclosure information on
previous dates, please contact compliance_hk@clsa.com.

Any disputes related to this report shall be governed by the laws
of Hong Kong and to the non-exclusive jurisdiction of the courts of
Hong Kong in connection with any suite, action or proceeding arising
out of or in connection with this material. In the event any of the
provisions in these Terms of Use shall be held to be unenforceable,
that provision shall be enforced to the maximum extent permissible
to reflect the intention underlying the unenforceable term, and the
remainder of these General Disclaimer shall be unimpaired.

This report is distributed for and on behalf of CLSA (for research
compiled by non-US and non-Taiwan analyst(s)), CLSA Americas, LLC
(for research compiled by US analyst(s)) and/or CLST (for research
compiled by Taiwan analyst(s)) in Australia by CLSA Australia Pty Ltd
(ABN 53 139 992 331/AFSL License No: 350159); in Hong Kong by

LHN Limited - N-R

CLSA Limited (Incorporated in Hong Kong with limited liability); in
India by CLSA India Private Limited, (Address: 8/F, Dalamal House,
Nariman Point, Mumbai 400021. Tel No: +91-22-66505050. Fax No:
+91-22-22840271; CIN: U67120MH1994PLC083118;  SEBI
Registration No: INZ000001735 as Stock Broker, INM000010619 as
Merchant Banker and INHO00001113 as Research Analyst; in
Indonesia by PT CLSA Sekuritas Indonesia; in Japan by CLSA
Securities Japan Co., Ltd.; in Korea by CLSA Securities Korea Ltd.; in
Malaysia by CLSA Securities Malaysia Sdn. Bhd.; in the Philippines by
CLSA Philippines Inc (a member of Philippine Stock Exchange and
Securities Investors Protection Fund); in Singapore by CLSA
Singapore Pte Ltd and solely to persons who qualify as an
"Institutional Investor", "Accredited Investor" or "Expert Investor"
MCI (P) 042/11/2022; in Thailand by CLSA Securities (Thailand)
Limited; in Taiwan by CLST (for reports compiled by Taiwan analyst(s)
or CLSA (for non Taiwan stock reports to CLSA clients) and in the
European Economic Area (‘EEA”) by CLSA Europe BV and in the
United Kingdom by CLSA (UK).

Hong Kong: This research report is distributed by CLSA Limited.
This research report is distributed in Hong Kong only to professional
investors (as defined in the Securities and Futures Ordinance (Chapter
571 of the Laws of Hong Kong) and any rules promulgated
thereunder) and may not be distributed to retail investors. Recipients
should contact CLSA Limited, Tel: +852 2600 8888 in respect of any
matters arising from, or in connection with, the analysis or report.

Australia: CLSA Australia Pty Ltd (“CAPL”) (ABN 53 139 992
331/AFS License No: 350159) is regulated by the Australian
Securities and Investments Commission (“ASIC”) and is a Market
Participant of ASX Limited and Cbhoe Australia Pty Ltd. . This material
is issued and distributed by CAPL in Australia to "wholesale clients"
only. This material does not take into account the specific investment
objectives, financial situation or particular needs of the recipient. The
recipient of this material must not distribute it to any third party
without the prior written consent of CAPL. For the purposes of this
paragraph the term "wholesale client" has the meaning given in
section 761G of the Corporations Act 2001. CAPL's research
coverage universe spans listed securities across the ASX All
Ordinaries index, securities listed on offshore markets, unlisted
issuers and investment products which Research management deem
to be relevant to the investor base from time to time. CAPL seeks to
cover companies of relevance to its domestic and international
investor base across a variety of sectors.

India: CLSA India Private Limited, incorporated in November 1994
provides equity brokerage services (SEBI Registration No:
INZ000001735), research services (SEBI Registration No:
INHO00001113) and merchant banking services (SEBI Registration
No.INM000010619) to global institutional investors, pension funds
and corporates. CLSA and its associates may have debt holdings in the
subject company. Further, CLSA and its associates, in the past 12
months, may have received compensation for non-investment
banking services and/or non-securities related services from the
subject company. For further details of “associates” of CLSA India
please contact Compliance-India@clsa.com. Registration granted by
SEBI and certification from NISM in no way guarantee performance
of CLSA India Private Limited or provide any assurance of returns to
investors. Compliance officer & Grievance officer: Neeta Sanghauvi,
Tel: 22 6650 5050. Email address of Compliance officer and
Grievance cell: compliance-india@clsa.com.

Singapore: This report is distributed in Singapore by CLSA
Singapore Pte Ltd to institutional investors, accredited investors or
expert investors (each as defined under the Financial Advisers
Regulations) only. Singapore recipients should contact CLSA
Singapore Pte Ltd, 80 Raffles Place, #18-01, UOB Plaza 1, Singapore
048624, Tel: +65 6416 7888, in respect of any matters arising from,
or in connection with, the analysis or report. By virtue of your status
as an institutional investor, accredited investor or expert investor,
CLSA Singapore Pte Ltd is exempted from complying with certain
requirements under the Financial Advisers Act 2001, the Financial
Advisers Regulations and the relevant Notices and Guidelines issued
thereunder (as disclosed in Part C of the Securities Dealing Services -
Singapore Annex of the CLSA terms of business), in respect of any
financial advisory services that CLSA Singapore Pte Ltd may provide
to you. MCI (P) 042/11/2022.

United States of America: Where any section of the research is
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compiled by US analyst(s), it is distributed by CLSA Americas, LLC.
Where any section is compiled by non-US analyst(s), it is distributed
into the United States by CLSA (except CLSA Americas, LLC) solely to
persons who qualify as "Major US Institutional Investors" as defined
in Rule 15a-6 under the Securities and Exchange Act of 1934 and who
deal with CLSA Americas, LLC. However, the delivery of this research
report to any person in the United States shall not be deemed a
recommendation to effect any transactions in the securities discussed
herein or an endorsement of any opinion expressed herein. Any
recipient of this research in the United States wishing to effect a
transaction in any security mentioned herein should do so by
contacting CLSA Americas, LLC.

The United Kingdom: This document is a marketing
communication. It has not been prepared in accordance with the legal
requirements designed to promote the independence of investment
research, and is not subject to any prohibition on dealing ahead of the
dissemination of investment research. The document is disseminated
in the UK by CLSA (UK) and directed at persons having professional
experience in matters relating to investments, as defined in the
relevant applicable local regulations. Any investment activity to which
it relates is only available to such persons. If you do not have
professional experience in matters relating to investments you should
not rely on this document. Where research material is compiled by UK

LHN Limited - N-R

analyst(s), it is produced and disseminated by CLSA (UK). For the
purposes of the Financial Conduct Rules in the UK such material is
prepared and intended as substantive research material. CLSA (UK) is
authorised and regulated by the Financial Conduct Authority.

The European Economic Area (‘EEA”"): research is distributed by
CLSA Europe BV, authorised and regulated by the Netherlands
Authority for Financial Markets.

CLSA Securities Malaysia Sdn. Bhd (CLSA Malaysia)'s research
coverage universe spans listed securities across the FBM KLCI Index,
securities listed on offshore markets, unlisted issuers and investment
products which Research management deem to be relevant to the
investor base from time to time. CLSA Malaysia seeks to cover
companies of relevance to its domestic and international investor
base across a variety of sectors.

For all other jurisdiction-specific disclaimers please refer to
https://www.clsa.com/disclaimer.html. The analysts/contributors to
this report may be employed by any relevant CLSA entity or CLST,
which is different from the entity that distributes the report in the
respective jurisdictions.© 2024 CLSA and/or CL Securities Taiwan
Co., Ltd. (“CLST").

Investment in securities market are subject to market
risks. Read all the related documents carefully before
investing.
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