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YEW GROVE 
Strong strategy, tenants and total returns  
Yew Grove invests in RoI office and industrial real estate, let to a carefully selected 
type of tenant. Through 2020, 97%-plus of rent has been paid on time, rising to 
over 99% now. Tenants are creditworthy: 96% large corporate or the government. 
The strategy creating such a secure income stream also brings high and rising rents. 
The gross yield on the portfolio is 7.9%. Yew Grove has found asset classes where 
buyer-competition is modest. The assets are appropriate for the world of COVID-
19 and post COVID-19, with generous, uncrowded floorplates. During 2020 the 
modest voids reduced further. We note the mere 0.01% asset value fall in June.  

► Strategically placed for secure, sustainable, rising income:  The target markets 
are 50/50 into RoI regional growth zones and the ring outside Dublin CBD. 
Office assets are low rise – typically three storeys – and well connected for car-
based occupiers, and many are also connected to public transport. 

► Growth:  Yew Grove raised €35.8m equity and purchased €50.3m investment 
assets through 2019 to February 2020. The shorter-term deliverable 
acquisition pipeline is more than €300m. Shareholders renewed authority for a 
further equity raise of up to €100m in May of this year. 

► Investment returns:  Strong accounting returns amount to 3.1% p.a. since the 
2018 IPO, post all investment costs. Since the 2018 flotation, asset values have 
grown, with like-for-like up 5.8% in 2019. Acquisition costs affect NAV. 2019 
featured a special dividend but even the ongoing dividends yield over 6%.     

► Risk mitigation:  WAULT (weighted average unexpired lease term) in recent 
months lengthened to 4.6 years to first break due to new longer leases. WAULT 
stands at 7.7 years. Yew Grove invested where rent rises and capital values 
lagged Dublin CBD over the cycle, yet its rents are starting to outperform.  

► Investment case and valuation:  Office assets in locations attractive to 
FDI/government employers and employees deliver secure income. Industrial 
assets are located where the IDA is promoting growth, which underpins broadly 
positive market forces. Other secure income REITs offer average historical 
dividend yields of 4.7% and share prices trading, on average, at 103% NAV.   

 
Financial summary and valuation 
Year-end Dec (€m)  2018 2019 2020E 2021E 2022E 
Rental Income 2.6  9.4  10.9  11.6 12.0 
Finance costs 0.0 -0.7 -1.4 -1.4 -1.3 
EPRA operating profit 0.8  6.4  7.6  8.4  8.4  
Declared profit 2.4 5.1 4.2 8.5 10.1 
EPS reported (c) 4.1 6.3 3.8 7.6 9.0 
EPRA EPS (dil., c) 1.4 7.0 5.6 6.3 6.4 
DPS (c) 1.0 6.8 5.5 6.0 6.4 
Net cash (debt) -1.0 -5.8 -32.2 -31.9 -32.0 
Dividend yield  1.2% 7.9% 6.4%  7.0%  7.4%  
Price/EPRA NAV (x) 0.86 0.87  0.88  0.87  0.84  
NAV per share (c) 100.2 98.4 97.6 99.3 101.9 
EPRA NAV per share (c) 100.2 98.5 97.6 99.3 101.9 

 

Source: Yew Grove accounts, Hardman & Co Research 
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Market data 
EPIC/TKR YEW 
Price €  0.86 
12m High € 1.02 
12m Low € 0.81 
Shares (m) 111.6 
Mkt Cap (€m) 96.0 
EV (€m) 126.0 
Free float* 93.3% 
Market AIM, Euronext Dublin 

*As defined by AIM Rule 26 

Description 
This REIT invests in the Republic of 
Ireland (RoI) to provide stable, long-
term rising income with scope for 
capital appreciation. Assets are 
predominantly offices outside Dublin 
CBD and regionally. Office rents 
typically are ca.€20 sq. ft. It also 
invests in high-specification industrial 
assets in sought-after locations and 
estates. 

 

Company information 
Chairman Barry O’Dowd 
CEO Jonathan Laredo 
CFO Charles Peach 

 

+353 1 485 3950 
www.ygreit.com 

 

Key shareholders 
Directors/management 4.0% 
Royal London 21.0% 
Invesco 10.6% 
AIB 6.6% 
Hof Hoorneman Bankiers 5.0% 
OVMK 4.9% 

  

Diary 
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Mar’21 Final results 
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Executive summary 
The success achieved in 1H20 is a telling indicator 
The further strong performance throughout 1H20 validates Yew Grove REIT's 
differentiated strategy. All of the most recent quarter’s rent has been paid on time 
and new lettings were agreed earlier this year, both on void space (void when 
purchased earlier in 2020) and re-negotiating higher rents. Voids now comprise 
7.2% of the portfolio, spread across four buildings out of the 27 owned. Leases have 
been lengthened too, particularly since the major acquisition completed in February 
this year. Portfolio valuation – over a very turbulent period – held firm, and dividends 
continue unabated. 

Yew Grove’s achievement bodes well for sustained success 
Yew Grove focuses on locations that attract strong tenants and also offer yields 
above the market average. These are larger corporate tenants, usually with multiple 
locations in RoI. The focus is on FDI tenants, with 67% (by rent roll) in this category. 
We highlight the continuing FDI flows from which RoI benefits. FDI tenants often 
work from several locations in RoI and – with changing methods of office occupancy 
– this may well benefit the Yew Grove office locations in the shorter-medium term. 
Their Yew Grove locations offer good-value, well-connected modern assets, 
typically with a lower workstation density. Turning to the industrial estate, tenant 
choice has been careful, with a significant and growing weighting to life sciences and 
medical tech. As a result, rental momentum thus remains positive: the important 
aspect is the focus on sustainability, targeting well tenanted commercial real estate. 
 
► Well-connected locations, which also offer value-for-money rents 

► Modern assets, low rise in nature with generous floorplates 

► Mostly offices, but industrial assets are crucial to the tenant supply chains and 
usually have extensive and specialist client bespoke (and paid for) fit-outs 

► Permission granted to raise further equity and shareholder engagement to 
outline the strong pipeline and market opportunity 

1H20 saw just over 3% portfolio returns (for the half-year) before acquisition costs. 
We consider this to be an impressive result, with few REITs generating positive 
investor returns in 1H20. 

End-1H20 NAV of 97.39 cents per share represents a 1.1% decline on the 31 
December 2019 NAV of 98.52 cents per share. The fall was chiefly attributable to 
the costs of purchase of the Millennium Park buildings. 
 
Yew Grove’s investment returns (the ratio of EPRA EPS to EPRA NAV) for 2019 
were 7.1%. Furthermore, 2019 like-for-like valuations rose by 5.3%. 

A secure income stream: 99.9% paid on time; modest voids reducing 
99% of rent from Yew Grove real estate has been paid on time throughout 2020, a 
year in which it has reduced the extent of its already-low level of voids.  

► 99.95% of rent due has been paid on time at the most recent proving-date. 
1Q20; 2Q20; 3Q20 payments were, respectively, 97%, 98%, 99.95% ‒ a 99% 
average for the year. 

► The company had agreed temporary rent holidays for non-food retail 
businesses, accounting for ca.1% of rent roll. These are coming to an end.  

  

Over 99.9% recent quarter’s rent on time; 

new leases signed 

 

 

Good dividends and prospects 

 

 

 

Strong corporate and government sector 

tenants 

 

 

 

Locations and configurations embed 

sustainable success 

 

 

Potential equity raise… 

 

…which would be on the back of 

continuing positive returns from the 

portfolio 

 

 

 

 

Positive 1H20 builds on good 2019 

investor returns 

 

 

 

7.6-year WAULT with 4.6 years (up from 

4.0) to break clauses 

 

Major focus is Dublin offices excluding 
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The WAULT of 7.7 years (4.6 to first break) is reassuring, but the foundation of the 
security of investor returns is encapsulated by the strong payment profile and void 
reduction. The foundation is the value that occupiers derive from its assets. One of 
Yew Grove’s core investment focuses is the Dublin office market, but specifically 
excluding CBD. Rents per square foot are circa half those in the city centre. This 
was already attractive to occupiers, hence rents recently rising slightly faster in Yew 
Grove locations than in Dublin CBD. COVID-19 makes the product even more 
attractive, because it offers lower-rise and lower-density buildings. Yet, valuations 
are lower, offering ca.150 bps higher NIYs. The strength of the RoI economy and 
FDI into RoI (which we quantify later in this report) offer useful additional support. 

► 2020 has been a testing year for real estate and the Yew Grove outcome so far 
speaks volumes on the strength of its assets and tenant selection. 

► Net positive growth in rental levels in new leases has been achieved, with voids 
reducing. 

► June 2020 portfolio valuation remains effectively unchanged – a significant 
outperformance.   

Yew Grove’s current position 
 

Portfolio categories 

 
 

Source: Hardman & Co Research 
 
 

The particular detail of the Yew Grove office positioning is an essential plank to its 
strong investment foundations. 

In recent years, office rental growth has been slightly higher outside the CBD of 
Dublin. Market rates are starting to indicate tenants’ preferences, which are for 
locations outside the CBD, where rents and occupier floorplate densities are lower 
than CBD. 

► Yield valuation premium is ca.150 bps vs. CBD Dublin. 

► All rents are paid. 

► Emerging Dublin office hub and bespoke model promotes Yew Grove’s strategy 
of buying outside the central area. 

► Office assets owned are low rise, with parking, larger floorplates and lower 
occupation densities. They provide value for money for tenants, with rents 
typically half those in CBD.  

Dublin outside CBD - offices Regional - offices Industrial Mixed use

Just over half in Dublin offices – all 

outside CBD 

In recent years, office rental growth 

slightly higher outside the CBD of Dublin 

 

 

Non-CBD NIYs in London and 

substantially higher than Dublin CBD 

 

 

As tenant requirements revolutionised, 

Yew Grove’s assets in right space and of 

right shape 
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► Yew Grove achieved a significant letting at Millennium Park, where one building 
was void at point of acquisition in February 2020 and is now let at a good price. 

► Industrial assets are underpinned by major fit-outs by tenants and their 
positioning is core to the supply chain.  

► All Yew Grove tenant selection is careful and their quality benefits from the 
location and building type. For industrial, this is evidenced by the 
preponderance (among other industries) of medical technology and life science 
tenants. These move rarely, with their need for a highly qualified workforce and 
spending significant amounts on fit-out, on occasion as much as the value of 
the building itself. 

Why RoI 
The RoI economy was the fastest growing in the EU in 2019. Inward migration and 
a younger (relative to the majority of the EU) population resulted in population 
growth at ca.1% p.a. (ONS). We analyse 2020 FDI later in this document (page 8 
Yew Grove’s investment mission is RoI). Nonetheless, the central investor mission is 
to create a portfolio that generates growing and secure income. This is working well. 

Yew Grove’s strategic positioning for the future 
Rental and dividend prospects set Yew Grove in a better position than the UK 
regionals. Most of these have cut dividends, even the Hardman Basket of Secure 
Income. This latter comprises UK-quoted, Sterling income investment companies 
floated as REITs and seeking sustainable progressive income. In May 2020, Hardman 
& Co published its Basket of Secure Income REITs: see ‘Safer harbour REITs: an 
update’.  

Broad RoI economy did well in 2019 and, 

so far, 2020 FDI continues reasonably 

well 

https://www.hardmanandco.com/research/corporate-research/safer-harbour-reits-an-update/
https://www.hardmanandco.com/research/corporate-research/safer-harbour-reits-an-update/
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Investment case 
In the following segment, page 8, we cite evidence from the detail of Yew Grove’s 
1H20 trading and the implications for 2H20 estimates. Here, we outline the REIT’s 
market position in 1H20, as well as the strategy and the market dynamics.  

A strong strategy rests on an existing 
position that is very robust 
Yew Grove’s current position: offices are the largest segment  
Events are proving that Yew Grove’s strategy is aligned closely to market signals. It 
is investing in locations where rents are growing faster, namely Dublin non-CBD. As 
the chart indicates, Dublin non-CBD has lagged in prices. The Dublin market is 
strong.  

 

Dublin office capital values (indexed 100 2003) 

 
 

Source: MSCI, Hardman & Co Research 

 
Savills reported that the Dublin office in 1Q20 saw take-up at 75% above the 10-
year run rate. Momentum continued.  Dublin vacancies fell by May 2020 to 8.1%, 
from 8.6% at the end of 2019. As the COVID-19 lockdown hit, Savills estimates 
that, of the 88,488 sq. metres of demand as at end-1Q20, 15,460 sq. metres has 
fallen away and a further 13,730 sq. metres has been put on hold pending greater 
certainty. So, a good number of transactions continued during 2Q20. This particular 
update does not differentiate between CBD and outside CBD. Yew Grove states 
(based on Savills reports) “we have seen recent evidence of multiple lettings in the 
North Docks, evidencing the continued health of the Dublin office market.”  

It is now time for Dublin non-CBD to take up the running and we have indicated 
that for about two years now, rents in non-CBD Dublin have grown at a slightly 
faster rate. At the interim period update, Yew Grove stated: “Several large employers 
have begun to explore 'hub and spoke' working patterns with a hub at a centralised 
head office (used by senior management or for meetings where a central location is 
most convenient and face to face meetings are more productive than virtual ones) 
and suburban spoke offices which allow staff shorter and more manageable 
commutes to more easily managed, cheaper buildings.” 
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The lack of parking in central Dublin combined with Dublin commuting distances 
makes suburban offices – provided they have suitable parking and 
changing/showering facilities – more attractive for employees, at least until 
increased protection or an effective vaccine gives people more confidence to return 
to public transport. The cost benefits in paying suburban versus city-centre rents 
make the attractions to employers even more transparent. Not only is COVID-19-
related change likely to last a long time, but this value-for-money trend was in place 
in 2019 and before (rents growing slightly faster in suburban compared with CBD) 
and remains even better underpinned. 
 
In Galway, take-up rates were significantly constrained by the lack of suitable 
available space. Vacancy rates across all grades and availability sits at 5.5%. In 
Limerick, by end-1Q20, vacancy rate fell to 10.5% from 13% a year previously, 
which is the lowest on record (source: Cushman & Wakefield, Yew Grove). Cork, 
which was the most developed of the regional markets, saw vacancy rates across 
the city fall to 8.9% in 1Q20. 

Life Science tenants account for 36.6% of the Yew Grove rent roll and are spread 
across office and industrial assets. For Yew Grove, industrial should be seen in the 
context that this economic sector is a present and growing element of the tenant 
base. 
 

 A selection of Yew Grove life science sector tenants 
    
GE Medical Systems Ireland Ltd     
KCI Manufacturing   
Optum Operations (Ireland) Ltd   
PPD Development Ireland Ltd   
Signature Orthopaedics Europe Ltd    
Teleflex Medical Europe Ltd    

Source: Yew Grove 
 

Industrial assets 
Yew Grove's existing industrial assets (and most of its industrial pipeline) are 
buildings used by the life science and medical technology sectors. These are often 
fitted out by the tenant with specialist labs and costly internal specification 
requirements. Several are part of the sector's supply chain (used for packaging of 
drugs and similar activity) where (as stated by Yew Grove) “the buildings are older 
and less attractive for logistics businesses but large enough to suit supply chain 
businesses (5,000 to 10,000 sq. metres)”. 
 
The industrial assets of Yew Grove are all of a high quality and are tenanted to 
corporates in various sectors, including packaging, while life science and allied 
sectors are an important and growing element. In our view, Yew Grove’s life science 
exposure illustrates the successful execution of a strategy aimed at strong, growing 
tenants who may tend to look for additional space. They have made significant 
investments in fit-out and in recruitment of their workforce.   
 
Drivers to high quality, modern industrial assets are similar in the UK and in RoI. 
Rebuild costs are generally above current valuations. Alternative uses shrink supply. 
Demand is boosted by internet logistics, where modern industrial/logistics buildings, 
similar to Yew Grove’s, are increasingly in demand.  
 
The types of assets in which Yew Grove invests are similar to logistics assets, namely 
they are the long-term home to their tenants, many of which have spent a significant 
amount on their fit-out, specific to the tenant. The assets are an integral part of the 
tenants’ workstreams. Further, most assets have been acquired – and are still valued 
– at below build-cost. We have given more details in our previous research on the 

Market momentum in Cork is fair 

Yew Grove’s industrial assets are part of 

specialist production and of supply chains 

– med tech an important position in which 

Yew Grove is invested 

As with UK, modern industrial-logistics 

assets recovering well in value – no new 

supply 

 

 

Tenants typically stay many years, with 

bespoke fit-out – such as clean rooms 



Yew Grove  
 

  

17 November 2020 8 
 

role of IDA Ireland. This agency is responsible for the attraction and retention of 
inward foreign direct investment into Ireland. The agency was founded in 1949 and 
it has facilitated the creation of a number of business parks in RoI for the purposes 
of business support. FDI will tend to understand and look favourably at IDA parks. 
Many of Yew Grove assets are located on IDA parks. 

 

RoI industrial capital values (indexed 100 2000) 

 
 

Source: MSCI, Hardman & Co Research 

 

Yew Grove’s strategic positioning for the future 
► Higher-yielding assets, which are modern, well connected and provide value. 

For industrial assets, being an integral part of the supply chain is an essential 
pre-requisite for the asset.  

► Higher-quality tenants, with 25% state bodies/government, 67% FDI, 4% large 
corporate and 4% SME. 

We strongly support real estate strategies based on high income. For many years, 
more than ca.65% of average total returns from real estate in the UK and elsewhere 
derive from income as opposed to capital. The emphasis, therefore, is on strong 
NIYs. Yew Grove’s NIYs are at a strong premium to the market.  

Yew Grove’s dividend prospects are driven by the selection of assets, which are high 
yielding and attractive to tenants in expansion mode. The majority of private-sector 
tenants are multinational. These multinational tenants have long-term and growing 
commitments to RoI. With many of these tenants being multinationals, it is important 
to note that FDI into RoI appears resilient so far in 2020.  

RoI’s multinational sector growth in 2Q20 
The openness of the RoI’s economy is proving a positive, with the data we refer to 
above. RoI is a successful economic proposition. The RoI economy is an open global 
one. We consider that, so far, evidence illustrates this internationalism is supportive 
for the Yew Grove business model. 

Some data have it rising slightly, other falling slightly, but the overall picture is one 
of stability in turbulent times. More broadly, Central Statistics Office (CSO) data 
confirmed in October 2020 that Ireland’s multinational sector output increased in 
Q2 2020, up 1%. Data indicate a manageable 6% reduction in FDI inward 
investment projects 1H20.  

https://www.siliconrepublic.com/companies/ida-ireland-fdi-coronavirus-covid19-
pandemic-investment    
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Positive evidence from Yew Grove 
trading 
Major lettings advancing in 1H20 
Rental pricing momentum has probably stalled just now during the height of the 
COVID-19 pandemic, but it is the case that new lettings have been at expected 
pricing levels. Millennium Park saw a major letting at €16.50 per sq. ft.  in July 2020 
– of a whole building to one tenant, Aldi – at levels higher than some other 
Millennium Park rents. The lease term is 15 years with a break option at 10. The 
transaction is one of the largest seen this year outside of Dublin. This particular 
building had been vacant when purchased. Vacant space at Millennium Park is now 
under 1%. Yew Grove also signed a 10-year lease with an existing tenant in March 
at €14 per sq. ft., which was an increase of more than 25% to the previous rent.  

The WAULT stood at 7.7 years and, importantly, 4.6 years to first break at the end 
of June 2020, up from 4.0 immediately post the Millennium Park asset acquisition 
in February 2020. This 4.6 figure benefits from a lease re-gear on a Listowel office, 
which removed the July 2022 break option, extending the lease to July 2027 in 
exchange for a ca.€4 per sq. ft. reduction in rent. The transaction brought the 
passing rent more in line with the market. There have been other good new leases 
signed.  

The company also completed the partial surrender and re-let of part (10,540 sq. ft.) 
of Unit A, IDA Ireland Business and Technology Park, in Garrycastle, Athlone. As a 
result, rents there have risen. In July 2020, tenants agreed a new lease over some 
of the vacant retail space.   
 
A number of break options, which expired in the period, have not been exercised at 
Millennium Park (Naas), the Bridge Centre, (Tullamore) and Blackwater House 
(Mallow) and a number of extension options have been exercised.  
 
As a final point of note, the several large, high-covenant tenant leases at Millennium 
Park and the positive momentum, at the very least underpins future valuer’s 
estimated rental values, in our opinion. It has, without doubt, created a stream of 
positive evidence. This major asset purchase of eight months ago is working well for 
investors.    

Trading update and interim results 
We think it is worth stating the 12 October update directly: 

“Yew Grove is pleased to announce that rent collections in the fourth quarter are 
effectively 100%, having collected 99.95% of the amounts due with the balance 
expected shortly. This follows from Q2 and Q3 collections of 97% and 98% 
respectively. The Company had agreed temporary rent holidays for non-food retail 
businesses (accounting for c.1% of rent roll). Those businesses have now reopened 
and rent is being collected. In addition, we had agreed a rent deferral for a tenant 
that had been affected by the suspension of non-COVID-19 related hospital 
treatments. That business has now recovered and is paying rent and repaying the 
deferral…… We announced a 1.3 cents per share dividend on 30 September 2020 
and expect these strong collection numbers to feed through to the final quarter 
dividend." Source: Yew Grove trading update. 
  

COVID-19 cannot be ignored but new 

lettings continue robustly for Yew Grove… 

 

 

 

 

…some occurring at 25% uplifts 

 

WAULT to first break 4.6 years (up from 

4.0 registered post February Millennium 

acquisition) 

Break options that expired in the period 

have not been exercised 

12 October update 
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The evidence had been mounting throughout the year, while it is worth making clear 
that the 97% collection rate at the start of the COVID-19 pandemic is in itself a 
remarkable position. Our data across the whole quoted sector in the UK is for a 72% 
collection in the historical period: 2Q20. 
 
At the interims, Yew Grove updated on the stable split of tenants: 25% Government 
and other State Bodies as tenants, 67% FDI, 4% Large Enterprises and 4% SME by 
rent roll. 

Summary statistics 
► Gross asset yields are 7.9% (passing rent as percentage of asset value). We 

estimate this at 8.5%, including void elimination but before reversionary uplifts. 
The figure is 8.9% including all reversions. 

► Policy to pay out near-100% of revenue account cash profit (i.e. EPRA earnings) 
in dividends. Note, 2019 dividends included a special dividend from an early-
lease surrender cash payment. 

► The existing structure is efficient, with EPRA cost ratio in 2019 of 26% (32% 
including performance fee). 1H20 has seen efficiency improve. Growth in the 
equity and asset base is expected to raise efficiency further.  

► The efficient structure is evidenced by dividends paid in 2019, which total 5% 
on NAV, even excluding the special dividend, and 6.9% including it. 

► The tenant base is strong, with 92% multinationals or quasi-government 
tenants. 

► 36.6% or tenants are in the life sciences sector. 

► Leases average 7.7 years, WAULT to break 4.6 years. It is worth pausing to 
consider the WAULT to break was 4.0 years eight months ago. 

 

7.9% yields  
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Signposts for current year and 
2021 estimates 
The rent roll comprises large, high-covenant tenants. The split currently is 25% 
Government and other State Bodies, 67% FDI, 4% Large Enterprises and 4% SME. 
36.6% tenants are in the life sciences sector, which exhibits high tenant investment 
in fit-out and tenants who tend to be in growth mode. 

2H20 and 2021: rent increases assumed from void reduction 
Earlier this year, we assumed the two main voids (Cork and Millennium Park) would 
be on average filled and rented by end-2020. Millennium Park has seen lettings in 
early 3Q20. We maintain our earlier estimate and thus expect Cork to be let by 
summer 2021. Note that, in RoI, the landlord does not have to pay business rates 
on empty property in some regions, However, there will be an element of vacant 
service charge. Void costs are not major items in the Yew Grove accounts but do 
feature this year and should reduce in 2021 onwards. 

Administrative costs increase in 2022 due to one-off cost 
We estimate there will be a market-listing-related cost for 2022 as Irish REITs are 
required to be on, or move to, a main exchange within three years. Yew Grove may 
decide on a main market listing move in 2021 but we understand that 2022 is the 
stronger likelihood. HMRC has not objected to a later listing. As per Yew Grove’s 26 
October announcement: 

“The Company approached the Revenue to discuss an extension of this deadline to 
31 May 2022 in order that the Company can better manage the additional 
commitments before it. The Revenue has confirmed that, based on the specific 
circumstances, it is agreeable to such an extension.” (Source Yew Grove) 

Potential rise in leverage 
Yew Grove has announced and received approval to raise its ceiling LTV to 40%. 
Our estimates currently assume a cautious approach is taken and no further 
acquisitions are made. However, with gross rental yields higher than 7.0%, and costs 
of borrowing 3.0% or less, the cashflow benefit of raising gearing is clear. This is not 
included in our estimates; however, in the section of this report stating our Hardman 
& Co forecasts, we make an illustration. Raising LTV to 35% during 2021 would 
bring a potential 7.3 cents EPRA EPS for 2022 estimates. We currently estimate 6.4 
cents for 2022 EPRA EPS. At this stage, our core scenario is 6.4 cents. 

Potential equity issuance 
Equity issuance in the past has been rapidly invested – in a period of weeks, not 
months. Nonetheless, issuance does indicate the possibility of a short-term “cash 
drag”. 
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The real estate assets 
► 94% of assets are in the pure office and industrial sectors. Some of the 

remaining 6% is mixed use, including office with retail. 

► Most industrial locations are on IDA business parks. 

► 92.8% assets let, with much of the voids stemming from early-lease termination 
upon payment of significant “surrender premiums”, e.g. a little while ago €3m 
was paid by a tenant to Yew Grove and other, smaller amounts by others, again 
in 1H20.  

► 56% of assets are in Dublin. 

► Below, we list assets not by individual asset but by location as several locations 
comprise several assets. Note that Teleflex is listed separately below as it is an 
office asset as opposed to the industrial assets listed as IDA Athlone. 

 

10 largest asset locations 
Asset Location Use Mid-2020 valuation (€m) 
Offices     
One and Three Gateway Dublin office 33,460 
Millennium Park  Naas (Catchment Dublin) office 25,300 
IDA Athlone Blocks A, B, B2, C Midlands industrial 17,875 
IDA Letterkenny  Donegal office 15,755 
Teleflex, Athlone   Midlands office 11,610 
Ashdown Gate Block B, C Dublin office 10,055 
Unit 2600 Cork Airport Cork office 6,200 
Airways Unit 7, 8 Dublin industrial 5,210 
IDA Waterford Block A Waterford office 4,100 
Blackwater House Cork office 2,750 

 

Source: Yew Grove report and accounts, Hardman & Co Research 

 

 

Yew Grove asset locations 

 
 

Source: Yew Grove, Hardman & Co Research 
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Yew Grove Dublin asset locations 

 

1. Gateway 

2. Airways 

3. Ashtown 

4. Centrepoint 

5. Holly Avenue 

6. Towards Naas 

 

Source: Yew Grove, Hardman & Co Research 
 
 

Overview of the largest assets 
There are 22 locations – all in RoI – several of which have multiple assets. In our 
listing of the top 10 locations, these comprise a greater number of individual assets. 
For example, Millennium Park comprises six assets and, as indicated, IDA Athlone 
has four. We have illustrated specific key investment characteristics of the RoI office 
market in the previous section, with particular focus on Dublin. 

One and Three Gateway in total comprise 94,700 sq. ft. of offices. Gateway is near 
the docks quarter, which is attracting investment in commercial and apartment new 
build. In the docks quarter, a third-party building was sold on a 4.6% yield in 2018, 
having been let to Facebook. One Gateway is valued at 6.9%, or 7.8% reversionary 
yield. The reversionary yield being higher illustrates the rising local market rental 
trend. 

Of the offices, one has five storeys, the rest typically are three: it is an important 
aspect of “futureproofing” that these are low-rise assets and are well connected. For 
example, Millennium Park, acquired this year, has the benefit of a new interchange 
off the M7. There are 773 car spaces and six acres of greenfield land. Passing rent 
has been raised significantly, as the asset was 25% vacant space by ERV as at 
acquisition. Yew Grove found a sixth FDI tenant after purchase (the other five are 
let to FDI tenants). Potential tenants were identified at the time of final negotiations 
for purchase.  

The Millennium Park asset was bought for €25.3m, which, with a rent roll of €1.6m, 
represents a 5.8% NIY (yield on cost including purchase costs), a 6.3% yield on price 
excluding costs. It has reversionary potential expected (as announced by Yew Grove) 
to yield in excess of 9%, slightly more than half the uplift being derived from filling 

22 locations 
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the vacancy in due course. The combined leases had a WAULT to break of a little 
over three years. Leases, on average, have been extended since acquisition, through 
the new tenancy agreed. By the nature of the asset and tenants, we see every scope 
to retain tenants and in due course lengthen the WAULT further. 

The Teleflex office building at Athlone is on the IDA Ireland estate, near the 
academic centre, the Athlone Institute of Technology, and recruits in part directly 
from there. The tenant Teleflex has three RoI locations, one of which is the Yew 
Grove tenant. The buildings were specifically built for the tenant and the fit-out 
specification – specific to the tenant – is high. Other Yew Grove buildings are 
industrial buildings on the same good-quality IDA park, where the agency built some 
of the assets itself, then encouraged developers to do the same. KCI, the occupant 
of Building B, is a typical tenant, a large multinational in value-added commerce.  

Yew Grove has 10 industrial assets in six discrete locations. As in the UK, RoI 
industrial assets are well below replacement cost and are well down in price over 
the past 20 years.  

The Letterkenny tenant is Optum, subsidiary of the international United Health and 
the location, among other benefits, has secured the fastest transcontinental 
communications fibre in RoI. United Health has a Dublin office: the Letterkenny one 
offers excellent quality-of-life surroundings for employees and staff retention is 
high.  

 

Ashtown Gate 

 
Source: Yew Grove, Hardman & Co Research 

 

Ashtown Gate Block B, Dublin is the only other asset in the top 10 where current 
rents are above ERV; but only modestly, at 4%. Those rents have risen since 2016 
acquisition. See comments on Ashtown Gate C, above. B is the slightly smaller of 
the two. The total floor area is 33,150 sq. ft. for the two. There are four buildings in 
the estate. 

Ashtown Gate Block C, Dublin is located in Dublin 15, close to the M50. It was 
purchased in 2016 by Yew Tree – the predecessor of Yew Grove. Car parking 
typically generates around 10% of the rent in office locations and here the spaces 
were re-let in 2016 at higher rents. The vacant offices were let to the Office of 
Public Works, one floor having been vacant for 15 years, and subsequently the 
passing rent has risen 9%. 

Athlone – several assets here 

10 Industrial assets – not just cheap but 

good value as demand is strong 

 

 

 

 

Letterkenny 

Peripheral urban Dublin 

 

 

Ashtown 

 

 

 



Yew Grove  
 

  

17 November 2020 15 
 

Cork Airport, an office asset, has been vacant since June 2019, when the former 
tenant Clearstream Global Securities (parent, Deutsche Borse) paid €3.0m for an 
early-lease break. €1.4m of the payment (1.86 cents/share) was returned to 
shareholders as a special dividend in July 2019. The asset was built in 1999 and 
renovated in 2015. Yew Grove bought it in February 2019 for €7.5m, and there has 
been a modest refurbishment costing ca.€0.2m since Clearstream’s exit. The ERV 
was ca.€16 sq. ft. at purchase and it is hoped a new letting may be secured at 
significantly ahead of the former passing rent. Our estimates are that letting Cork 
Airport and the Millennium Park office space, which was void when acquired, will 
take place on average by the end of this year. COVID-19 may lengthen times for 
tenants to move but should not affect re-letting. This building is on an airport estate 
but is in no manner focused on aviation. Cork is an area that Yew Grove knows but 
it does not have the same concentration of assets here as it has in Dublin or Athlone.  
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The pipeline 
For Yew Grove, it is important that RoI provides underinvested markets, which are 
large enough to offer a REIT of Yew Grove’s size plenty of scope to expand. With 
NIYs typically 7% or more and rising rental values, this pipeline opportunity is 
deliverable at price levels supporting further progression in the dividend per share. 

► Yew Grove exercises its management expertise to identify smaller lot-size 
assets, which offer excellent rental potential. Lot size in these markets is more 
in the €10m-15m region, vs. €40m plus for Dublin CBD offices.  

► In addition, we believe a greater prospective potential market capitalisation at 
Yew Grove will attract new investors as well as provide an increasingly efficient 
investment platform. It is important to recall that Yew Grove is the only quoted 
REIT available as a vehicle into RoI regional commercial real estate.  

► The manager has a deep specialist knowledge. This is an internally managed 
REIT. The portfolio has upside from granular asset management potential and 
letting.  

Yew Grove’s expertise and positioning 
Having assessed the investment drivers to the market segments Yew Grove is 
exposed to and then to the larger assets individually, we now turn to Yew Grove’s 
ambitions for the immediate future. 

We see the target market as one where a high-profile investor such as Yew Grove 
has the connections and expertise to deliver. The range of potential vendors is wide. 
These may include investors looking at other sectors and opportunities. Developers 
also still own some stocks. The market is underinvested, and Cushman & Wakefield 
and Yew Grove provide data that shows the average lot size in these markets is 
ca.25% the size compared with Dublin CBD offices. Cushman & Wakefield states 
the lot size is €43.1m vs. €10.0m in Dublin outside CBD, Dublin 1, 2, 3, 4, 7. Regional 
lot sizes are stated at €15.1m. This makes the markets Yew Grove pursues more 
specialist and less targeted, hence higher NIYs being available. 

This situation strongly supports the ability of a focused management with deep 
expertise to execute its strong pipeline. It has been demonstrated to be the case for 
other UK-quoted REITs specialising in niche markets, with management rooted 
deeply and for the long term in that target market. 

The June 2018 IPO raised €111.5m. €10.0m was raised in June 2019 with a further 
€25.8m in December 2019. All the new equity was committed within two weeks of 
the capital being raised.  

Market sizeable enough to offer wide opportunity 
Looking at the real estate market investment market as a whole, the flow of funds 
is skewed to Dublin. Dublin CBD is a large market. MSCI and Cushman & Wakefield 
indicate the Dublin CBD office market is valued at €13.8bn, which compares with a 
combined €13.7bn for the non-Dublin CBD office market plus the whole of the 
industrial market. The office market, excluding Dublin CBD, comprises a market of 
ca.€8.5bn. The RoI industrial market comprises a further €5.2bn.  

Within these markets, Yew Grove benefits from a short-term deliverable investment 
opportunity pipeline of more than €120m at the start of this year. Beyond this, there 
is a larger pipeline. Yew Grove’s target market could generate €685m annual 
transactions, illustratively. Our illustration – purely that – is based on assets being 
placed on the market once every 10 years and for half the assets to reach the 
market, with the other half held privately or not transacted with investors. Within 

On the ground 

Proof of the pudding 

CBD Dublin around half the market 

(similar to FDI flow-of-funds).  
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relatively smaller markets, as this is, we expect an individual participant to be able to 
target 15%-20% as a long-term, sustainable share of the total transactions. At the 
lower end of this illustrative range, Yew Grove would look at €100m p.a. sustainably 
for the long term.  

Yew Grove’s proposals 
Management has stated publicly its confidence that its first-mover advantage will 
support delivery of a €300m to €500m portfolio of assets in its chosen market. 
Management’s expertise is rooted in the market into which it is deploying capital.  

Senior management and directors invested 4.0% of the equity, in cash, at IPO. 
Further acquisitions were made through 2019 and recently in 2H20. 

 

 

 

 

 

 

 

 

€111.5m plus €36.6m raised 

 

Delivery of a €300m to €500m portfolio 
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Returns and valuation 
Since 2019, Hardman & Co has been calculating and publishing an index for a basket 
of REITs (“Secure income” REITs and ‘Safer harbour REITS’) that we consider are 
designed to provide secure income. With an average of 99% rent received on time 
in 2020 and a rent reduction agreement with only 1% of the rent roll, we strongly 
consider Yew Grove has demonstrated all the criteria for a “secure income” REIT. 
This is underpinned by its tenant roll to secure covenants and growing businesses 
(e.g. among others, the 36.6% of the rent roll to life sciences) 

 Dividend valuation 
Capital market entity   2020 dividend yield  
Yew Grove   6.4% 
Hardman Secure Income Real Estate Basket   4.7% 

Source: Bloomberg, Hardman & Co Research 
 

Yew Grove’s dividend yield is significantly higher than the secure income REIT 
basket. The prospects for progress in EPRA EPS for both Yew Grove and the 
Hardman Basket are robust but the dividend differential is notable.  

 Capital valuation 
Capital market entity   2020 price to EPRA NAV  
Yew Grove   88% 
Hardman Secure Income Real Estate Basket   103% 

Source: Bloomberg, Hardman & Co Research 
 

Yew Grove’s share price stands well below its EPRA NAV whereas the ratio for the 
Hardman Basket is over 100%. Dividend yield is significantly higher than the secure 
income REIT basket. One of the differences might be that the smaller market 
capitalisation of Yew Grove does have an impact. The average market capitalisation 
in the Hardman Basket is more than £800m. Other potential drivers to underpin 
valuations and prospects are addressed in this document and we think that, over 
time, these fundamentals will increasingly come into play regarding valuation.  

The chart below, priced to 12 November, does not include reinvested dividends. 

 

Share/index price movements during 2020 to 12 November 2020 

 
 

Source: Company report and accounts, Hardman & Co Research 
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Risks 
► The fallout from COVID-19 both in terms of damage done to tenant and 

landlord balance sheets alike dominates the global real estate sector. This is 
barely an issue at all for Yew Grove’s tenants and we do not expect it to have 
an impact on the company’s cashflow. 

► The UK’s exit from the EU has a well-documented part to play in the economic 
development of RoI.  

► In August 2019, Moody’s annual credit analysis of Ireland, said that it is 
“relatively well prepared” for a no-deal Brexit despite the ongoing uncertainty. 
It added that Ireland is exposed to risks from international tax changes.  

► Brexit might have been expected to potentially slow FDI. There are strong 
indications it will not. In any case, Yew Grove’s multinational tenants see their 
Yew Grove leases as part of a multi-site strategy in RoI and a multi-country 
strategy in the EU. Each site has its specific role and is not a simple hierarchy of 
function. Brexit may alter the pricing of country-specific risk. To the extent this 
has happened – it has already happened. 

► RoI domestic politics have been shaken up in early 2020. This has been well 
documented and a stable coalition is in place. 

► Asset prices may have been inflated by QE since 2008. To the extent this has 
happened, it should be noted that nearly all Yew Grove’s assets are valued 
below replacement cost. So, for Yew Grove, we do not consider this a material 
issue. We believe “lower for longer” long-term interest rates support a 
revaluation (NIY) of the asset base, progressively from here. 

► All real estate has risks, however. Assets held are not new and some may require 
ongoing small work to remain attractive to tenants. However, the main 
attraction is that these are well laid out, predominantly generously proportioned 
assets on good estates in good locations. 

► In any sharp recession, one would expect tenants to pull back from peripheral 
Dublin before Dublin CBD. However, we are not in a sharp recession in terms 
of FDI into RoI and rent levels in the CBD have far further to fall before Core+ 
appears unattractive. 

► There is some risk that the value discount of Core+ vs. CBD Dublin may be 
eroded by any potential post-COVID-19 valuation reduction, which might 
happen for CBD Dublin. 

► No material new supply is likely at anywhere near current prices for comparable 
stock in the Yew Grove regional locations. 

► Some industrial assets rely on industries such as packaging. However, the 
current severe economic test is as good as any and there appear to be no 
material concerns on the expansion agendas for any industrial tenants. 

► Approximately three assets are over-rented but the downside in the context of 
the whole portfolio is de minimis. Retail in the context of the portfolio is de 
minimis. 

► The LTV is modest and banking facilities in place are more than sufficient to 
obviate any re-financing risk. 

► It should be noted that dividends per share are set to rise and fall – as per the 
strategic policy of high distribution but avoiding uncovered dividends where 
possible. 

► There may be share issuance, which may lead to a brief period of inefficient 
balance sheet positioning.  
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► Yew Grove does not undertake speculative (un pre-let) development but any 
development has some element of risk attached. 

► Albeit not a risk, this is a small REIT and management is currently not drawing 
full remuneration.    

► Not a risk, but it should be noted that while the Dublin- and London-listed 
shares are 100% fungible, there have been, at times, differences in prices 
quoted. 
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Financial analysis 
1H20 
► EPRA earnings per share (EPS) of €2.76 cents, 89% paid as dividends.  
► Dividends paid for 1H20 of €2.45 cents per share (H2 2019: €2.42 cents). A 

third quarter dividend was paid on 29 October. 
► Net asset value (NAV) per ordinary share was 97.39 cents as at 30 June 2020 

(end-Dec 2019, €98.52 cents). The fall was due to transaction costs. Asset 
values fell by ca.0.01%, only. 

► Annualised rent roll of €10.4m at period-end. (end-2019: €8.9m) increasing to 
€11.1m within a month of period-end (the Millennium Park building letting). 

► 1H20 net revenues were €5.3m, including €0.15m lease surrender premium 
payments. Excluding lease surrender premium payments, this shows an increase 
of 51% on 1H19. 

► Expenses excluding variable remuneration reserves were €1.3m (1H19 €1.2m). 
Note, we maintain full-year expenses estimates at €2.8m in our model, which 
includes the variable remuneration items. 

2019 
For the record, dividends paid for 2019 were €6.75c per share but, importantly, this 
was including a special dividend of €1.86c related to a lease surrender. The 4Q19 
dividend was diluted by the issuance of an additional 31% of shares in December 
2019. Without the dilution of the late 4Q share issuance, the 2019 dividend would 
have been 7.08c. 4Q19 DPS was €1.04c. Undiluted it would have been €1.47c. 

Shares in issue grew 31% in 2019. There is authority to increase shares in issue in 
2H20 or 2021 but as yet no decision has been made by the board. 

The dividend policy is to distribute near-100% EPRA EPS quarter by quarter. 98% 
was distributed in 2019. Excluding the special dividend, €4.89c was paid in 2019. 

Revenue account 
Year-end Dec (€m)  2018 2019 2020E 2021E 2022E 
Rental income  2.6 9.4 10.9 11.6 12.0 
Vacant property costs  0.0 0.0 -0.3 -0.1 0.0 
Direct property costs  0.0 0.0 -0.2 -0.1 -0.1 
Net income  2.6 9.4 10.4 11.4 11.9 
Administrative expenses (excl. performance)  -1.8 -2.4 -2.8 -3.0 -3.5 
Performance fee  0.0 -0.6 0.0 0.0 0.0 
Other income/costs  0.0 0.0 0.0 0.0 0.0 
EPRA operating profit  0.8 6.4 7.6 8.4 8.4 
Property Revaluation (excl. transaction cost)  1.6 1.6 0.0 1.5 3.0 
Transaction costs  0.0 -2.4 -2.0 0.0 0.0 
Profit on disposal, transaction costs  0.0 0.1 0.0 0.0 0.0 
Operating profit  2.4 5.8 5.6 9.9 11.4 
Finance  0.0 -0.7 -1.4 -1.4 -1.3 
EPRA PBT   0.8 5.7 6.2 7.0 7.1 
PBT  2.4 5.1 4.2 8.5 10.1 
EPRA EPS (c)   1.4 7.0 5.6 6.3 6.4 
EPS (c) (diluted) reported  4.08 6.27 3.76 7.62 9.05 
DPS (c)  1.0 6.8 5.5 6.0 6.4 
Average shares issue (diluted, m)  57.2 81.2 111.6 111.6 111.6 
Year-end shares in issue (m)  75.0 111.6 111.6 111.6 111.6 

Source: Yew Grove report and accounts; estimates: Hardman & Co Research 

► Note, €3.75 cents has been paid for the first three quarterly dividends. 

Three dividends paid so far for 1Q to 3Q 

2020 – totalling €3.75 cents 
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one-off  

 

 

 

 

 

 

Excluding 2019’s special dividend, we 

model 12% DPS rise in 2020 
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► Note, overleaf, our illustration of potential revenue and balance sheet under a 
scenario of higher financial gearing. Yew Grove has indicated a new, higher LTV 
ceiling of 40%. Our core scenario is for gearing to remain at 20%-22% LTV in 
coming years. Nonetheless, while we consider this to be the best, conservative 
scenario, it would be misleading to ignore the possibility of further asset 
acquisitions based on greater bank debt. Such facilities have not been secured 
yet, nor has there been indication of negotiations for such additional quantum 
– hence our core scenario of no new acquisitions. 

  

Balance sheet 
@ 31 Dec (€m)    2018 2019 2020E 2021E 2022E 
Investment properties    77.9 115.8 141.2 142.7 145.7 
Long-term debt    -5.8 -20.4 -40.4 -40.4 -40.4 
Net current assets excl. financial       -1.8 0.0 0.0 0.0 0.0 
Cash, deposits, short term debt      4.8 14.6 8.2 8.5 8.4 
Net cash (debt)    -1.0 -5.8 -32.2 -31.9 -32.0 
Net assets     75.1 109.9 109.0 110.8 113.7 
EPRA net assets    75.1 109.9 109.0 110.8 113.7 
NAV/share (diluted) (p)     100.2 98.4 97.6 99.3 101.9 
EPRA NAV/share (p)    100.2 98.5 97.6 99.3 101.9 
Asset revaluation    1.6 1.6 0.0 1.5 3.0 
LTV (net debt)    1.3% 5.0% 22.8% 22.4% 21.9% 
LTV (gross debt)    7.4% 17.6% 28.6% 28.3% 27.7% 

Source: Yew Grove report and accounts; estimates: Hardman & Co Research  

 

Cashflow 
Year-end Dec (€m)   2018  2019 2020E 2021E 2022E  
Cash from operations   0.9  7.9 7.6 8.4 8.4  
Working capital, other changes   0.8  -1.8 0.0 0.0 0.0  
Net cash flow from op. activities   1.7  6.1 7.6 8.4 8.4  
Finance   0.0  -0.7 -1.4 -1.4 -1.3  
Investing activities    -50.4  -39.3 -26.4 0.0 0.0  
Free cash flow operation and investment   -48.7  -33.9 -20.2 7.0 7.1  
Share issue   49.7  34.7 0.0 0.0 0.0  
Dividends   0.0  -5.1 -6.1 -6.7 -7.1  
Net new long-term debt   -2.1  14.1 20.0 0.0 0.0  
Other  0.0  0.0 0.0 0.0 0.0  
Net cash change   -1.1  9.8 -6.3 0.3 0.0  
Net cash (short term)   4.8  14.6 8.2 8.5 8.4  
Net cash/(debt)    -1.0  -5.8 -32.2 -31.9 -32.0  

Source: Yew Grove report and accounts; estimates: Hardman & Co Research   

A summary of the potential impact on forward estimates under the scenario of LTV 
rising to ca.35% is provided overleaf.  
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An illustration of the financial impact of 
growth 
The Yew Grove REIT owns assets generating secure income and the LTV ratio of 
just over 20% is below the average UK REIT.  

There are three scenarios that comprise Yew Grove continuing with a balance sheet 
similar to the current one. The banking facilities are in place to raise borrowings 
modestly but not, currently, to make significant capital commitments.  

Yew Grove has indicated it is considering its options to raise its LTV ceiling to 40%. 
We have modelled potential scenarios based on raising LTV to the range around 
35% up to 40%. Please see the table below which is an illustration only. Some 
headline figures are presented in the table below. The table does not represent our 
future financial estimates for Yew Grove. 

There is a third scenario. Yew Grove also has authority to raise equity. Under this 
scenario, there are considerations of the impact on earnings in the year of issue; for 
example, the pace of investing the capital and the costs (including stamp duty) of 
doing so. Real estate markets – and the Yew Grove potential acquisition pipeline – 
present attractive opportunities. 

Illustrative financial ratios resulting from greater gearing in the table below. Our 
2020 estimates are unchanged. We model the acquisition of €25m assets in 2021 
and nil 2022. By these acquisitions, Yew Grove’s net LTV rises to 34.3% by end-
2021 and 33.3% at end-2022. 

It is important to note these LTV figures are net LTV, taking into account cash held. 
The banking relationships are based on GROSS LTV. The LTVs at gross level under 
the scenario below are 39.5% at end-2021E and 38.7% end-2022E as cash is held 
on the balance sheet. 

Illustrations on capital and revenue account 
Year-end Dec (€m)     2019 2020E 2021E 2022E  
Acquisitions of real estate     -39.3 -26.4 -25.0 0.0  
Net LTV at year-end     5.0% 22.8% 34.3% 33.3%  
EPRA NAV year-end (c)     98.5 97.6 97.5 101.1  
Income account          
Net income (rental net property costs)      9.4 10.4 12.1 13.6  
EPRA Operating profit     6.4 7.6 9.1 10.1  
Finance     -0.7 -1.4 -1.8 -2.0  
EPRA PBT     5.7 6.2 7.3 8.1  
EPRA EPS (c)     7.0 5.6 6.5 7.3  
DPS (c)      6.8 5.5 6.2 6.8  

Source: Yew Grove report and accounts; estimates: Hardman & Co Research   

Gross LTV modelled at 39.5% end-2021 

in the illustration table below 
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Disclaimer 
Hardman & Co provides professional independent research services and all information used in the publication of this report has been compiled from publicly 
available sources that are believed to be reliable. However, no guarantee, warranty or representation, express or implied, can be given by Hardman & Co as to the 
accuracy, adequacy or completeness of the information contained in this research and they are not responsible for any errors or omissions or results obtained 
from use of such information. Neither Hardman & Co, nor any affiliates, officers, directors or employees accept any liability or responsibility in respect of the 
information which is subject to change without notice and may only be correct at the stated date of their issue, except in the case of gross negligence, fraud or 
wilful misconduct. In no event will Hardman & Co, its affiliates or any such parties be liable to you for any direct, special, indirect, consequential, incidental damages 
or any other damages of any kind even if Hardman & Co has been advised of the possibility thereof.    

This research has been prepared purely for information purposes, and nothing in this report should be construed as an offer, or the solicitation of an offer, to buy 
or sell any security, product, service or investment. The research reflects the objective views of the analyst(s) named on the front page and does not constitute 
investment advice.  However, the companies or legal entities covered in this research may pay us a fixed fee in order for this research to be made available. A full 
list of companies or legal entities that have paid us for coverage within the past 12 months can be viewed at http://www.hardmanandco.com/legals/research-
disclosures. Hardman may provide other investment banking services to the companies or legal entities mentioned in this report. 

Hardman & Co has a personal dealing policy which restricts staff and consultants’ dealing in shares, bonds or other related instruments of companies or legal entities 
which pay Hardman & Co for any services, including research. No Hardman & Co staff, consultants or officers are employed or engaged by the companies or legal 
entities covered by this document in any capacity other than through Hardman & Co.  

Hardman & Co does not buy or sell shares, either for their own account or for other parties and neither do they undertake investment business. We may provide 
investment banking services to corporate clients. Hardman & Co does not make recommendations. Accordingly, they do not publish records of their past 
recommendations. Where a Fair Value price is given in a research note, such as a DCF or peer comparison, this is the theoretical result of a study of a range of 
possible outcomes, and not a forecast of a likely share price. Hardman & Co may publish further notes on these securities, companies and legal entities but has no 
scheduled commitment and may cease to follow these securities, companies and legal entities without notice. 

The information provided in this document is not intended for distribution to, or use by, any person or entity in any jurisdiction or country where such distribution or 
use would be contrary to law or regulation or which would subject Hardman & Co or its affiliates to any registration requirement within such jurisdiction or country. 

Some or all alternative investments may not be suitable for certain investors. Investments in small and mid-cap corporations and foreign entities are speculative 
and involve a high degree of risk. An investor could lose all or a substantial amount of his or her investment. Investments may be leveraged and performance may 
be volatile; they may have high fees and expenses that reduce returns. Securities or legal entities mentioned in this document may not be suitable or appropriate 
for all investors. Where this document refers to a particular tax treatment, the tax treatment will depend on each investor’s particular circumstances and may be 
subject to future change. Each investor’s particular needs, investment objectives and financial situation were not taken into account in the preparation of this 
document and the material contained herein. Each investor must make his or her own independent decisions and obtain their own independent advice regarding 
any information, projects, securities, tax treatment or financial instruments mentioned herein. The fact that Hardman & Co has made available through this 
document various information constitutes neither a recommendation to enter into a particular transaction nor a representation that any financial instrument is 
suitable or appropriate for you. Each investor should consider whether an investment strategy of the purchase or sale of any product or security is appropriate for 
them in the light of their investment needs, objectives and financial circumstances.  

This document constitutes a ‘financial promotion’ for the purposes of section 21 Financial Services and Markets Act 2000 (United Kingdom) (‘FSMA’) and 
accordingly has been approved by Capital Markets Strategy Ltd which is authorised and regulated by the Financial Conduct Authority (FCA).  

No part of this document may be reproduced, stored in a retrieval system or transmitted in any form or by any means, mechanical, photocopying, recording or 
otherwise, without prior permission from Hardman & Co. By accepting this document, the recipient agrees to be bound by the limitations set out in this notice. 
This notice shall be governed and construed in accordance with English law. Hardman Research Ltd, trading as Hardman & Co, is an appointed representative of 
Capital Markets Strategy Ltd and is authorised and regulated by the FCA under registration number 600843. Hardman Research Ltd is registered at Companies 
House with number 8256259. 

(Disclaimer Version 8 – Effective from August 2018) 

Status of Hardman & Co’s research under MiFID II 
Some professional investors, who are subject to the new MiFID II rules from 3rd January, may be unclear about the status of Hardman & Co research and, 
specifically, whether it can be accepted without a commercial arrangement. Hardman & Co’s research is paid for by the companies, legal entities and issuers about 
which we write and, as such, falls within the scope of ‘minor non-monetary benefits’, as defined in the Markets in Financial Instruments Directive II. 

In particular, Article 12(3) of the Directive states: ‘The following benefits shall qualify as acceptable minor non-monetary benefits only if they are: (b) ‘written 
material from a third party that is commissioned and paid for by a corporate issuer or potential issuer to promote a new issuance by the company, or where the 
third party firm is contractually engaged and paid by the issuer to produce such material on an ongoing basis, provided that the relationship is clearly disclosed in 
the material and that the material is made available at the same time to any investment firms wishing to receive it or to the general public…’ 

The fact that Hardman & Co is commissioned to write the research is disclosed in the disclaimer, and the research is widely available. 

The full detail is on page 26 of the full directive, which can be accessed here: http://ec.europa.eu/finance/docs/level-2-measures/mifid-delegated-regulation-
2016-2031.pdf 

In addition, it should be noted that MiFID II’s main aim is to ensure transparency in the relationship between fund managers and brokers/suppliers, and eliminate 
what is termed ‘inducement’, whereby free research is provided to fund managers to encourage them to deal with the broker. Hardman & Co is not inducing the 
reader of our research to trade through us, since we do not deal in any security or legal entity.  

http://www.hardmanandco.com/legals/research-disclosures
http://www.hardmanandco.com/legals/research-disclosures
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