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AT A GLANCE

Who we are
Logicor owns, manages and develops high-quality
logistics assets across Europe, addressing the real
estate needs of international and local distributors,
retailers and manufacturers. Through our network
of 17 offices, our teams on the ground work in
partnership with our customers and are closely
connected to their local communities.

Strategic Report

A leading pan-European
logistics company with a highquality, diversified portfolio and
wide customer base.

Financials

Helsinki

Who we are

Our footprint

Market leadership

Pan-European reach

#1

17

• Europe’s largest direct owner of logistics real estate
• 13.6m sqm owned portfolio
• 5.5m sqm of additional third-party Assets Under
Management (’AUM’)

• 606 high-quality logistics assets
• Strategically located within key transportation hubs and
major logistics markets
• Diverse product offering

largest owner

Stockholm

Nordics1

1.3m sqm

countries

Northern
Europe

3.0m sqm

Solihull

UK

2.9m sqm

Warsaw
Utrecht

London

Düsseldorf
Frankfurt

Partner of choice

Connected team

>2,200

>200

• Blue-chip customer base including leading distributors,
retailers and manufacturers
• Multiple touchpoints with key customers
• Best in class local asset management teams

• Network of 17 offices across Europe
• Over 35 different employee nationalities
• Fully integrated team, systems and processes

customers

Paris

Luxembourg
Budapest

France

2.4m sqm

Bucharest

Lyon

employees

CEE
Milan

Lisbon

1.4m sqm

Barcelona
Madrid

Southern
Europe

2.6m sqm
1. Nordics includes one asset in Russia

Logicor offices
2
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OUR BUSINESS

Our business
Our warehouses provide the essential infrastructure that supports
trade and the flow of goods. We create the environments that enable
our customers to enhance their operations and assure the resilience
of their supply chains.

Our success is built around our collective focus on achieving positive
results for our customers and communities.

Strategic Report

We own, manage and develop high-quality logistics assets across
Europe, addressing the real estate needs of international and local
distributors, retailers and manufacturers.

Financials

Lease

Operate
Our
space

Customer
operations
Refurbish

Develop

Our space
• We provide well-located logistics space across
17 European countries, supporting the distribution
requirements of our customers
• Our portfolio is concentrated in key logistics hubs
within Europe’s major economies
• Our assets are designed to support the range of
requirements across our wide customer base,
including the installation and adoption of
automation equipment and cold storage facility
provision

Our operations

Refurbish

Customer operations

Lease

• We continuously review and maintain our assets
throughout their lifecycle to ensure they meet
modern logistics standards and the needs of
our customers
• Where major facility upgrade opportunities are
identified, we look to efficiently schedule these
activities for lease breaks or vacancy periods
to minimise customer disruption
• Included within our ongoing asset maintenance
programme is a strategic drive to improve the
long-term energy efficiency of our assets

• Our space plays a critical role in our customers’
storage and distribution systems in the overall
supply chain
• Our extensive network of assets encourages
transport efficiencies, minimising our customers’
impact on the local environment from air pollution
• We work closely with our customers to maximise
the efficiency and flexibility of their operations

• Our expert local teams focus on active asset
management and establishing deep customer
relationships, which enables us to provide efficient,
agile and innovative leasing solutions for our
customers
• Our customers include leading companies from
a wide range of industry sectors including online
retailers, supermarkets, third-party logistics
(’3PLs’) and transport providers, manufacturers,
distributors and wholesalers

Develop

Operate

• We are committed to a measured increase of
selective development activity where we can
best support our customers’ growth plans
• We target developments in sub-markets where
customer demand is strong and there is likely
to be a shortage of modern stock
• We are fully committed to very strong
sustainability standards across all of our
development activity, targeting BREEAM Very
Good or equivalent ratings for all underway
developments, whilst working alongside equally
committed suppliers

• Generally, our customers are responsible for
operating the assets they have leased from us
• Where we have direct responsibility, we appoint
and work closely with high-quality local companies
to support the operational management of our
assets on our behalf

4
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CEO OVERVIEW

Development growth
MICHAEL SLATTERY
CEO

Capital structure
In the first half of the year, we completed the
refinancing of our historic secured debt facilities
with primarily unsecured, fixed-rate debt through
our Euro Medium Term Note (‘EMTN’) programme.
Through the refinancing programme, we have
established a more flexible and diversified capital
structure whilst extending our debt maturity and
reducing our weighted average cost of debt.

In 2020, Logicor continued to
deliver strong financial and
operating performance, as
positive logistics sector tailwinds
outweighed economic disruption
caused by the COVID-19
pandemic.
The COVID-19 pandemic has impacted economies
across Europe during 2020, leading to considerable
disruption across many sectors. Despite these
challenges, the diversified nature of our portfolio
and strength of our platform combined with our
close connection to our customers have driven
positive operating performance during the year.
Importantly, the pandemic has accelerated the
structural trend in favour of e-commerce, driving
strong customer demand for logistics real estate

6

In the second half of 2020, we issued €500 million of
unsecured bonds. The proceeds were partially used
to repurchase a portion of our notes maturing in
2021 through a tender offer as well as to fully repay
the outstanding balance under our Revolving Credit
Facility (‘RCF’). Following the year end, we issued a
further €650 million of unsecured bonds to repay
the remainder of the 2021 bonds and for general
corporate purposes.

and creating the conditions for further growth
across our key European markets.

Positive financial and operating
performance

Environmental, Social and Governance
(‘ESG’)
This year has clearly highlighted the importance
of collective action to tackle the most difficult
challenges facing society. In September, we
reaffirmed our commitment to making a positive
difference through the launch of our five-year
ESG plan.

Financials

We continue to steadily increase our development
programme as we look to use our expertise to
support our customers’ growth plans and add brand
new logistics assets to our portfolio. In 2020, we
completed nine development projects throughout
Europe and have a further nine projects currently
underway, with combined total project costs of
€241 million. As a result of our strong customer
relationships and deep local market knowledge,
all of these projects were fully pre-leased prior
to commencement. Given continued demand for
modern well-located logistics facilities, we
anticipate a measured acceleration of our
development activity and are selectively sourcing
land for development in key markets across Europe.

Strategic Report

Strong performance
in a challenging year

Our focus remains on protecting the long-term
value of our assets, improving the sustainability of
our business and ensuring communication on our
progress with all our stakeholders. We continue to
have positive conversations with customers on how
we can collaborate, using data where we can to
make stronger and better informed decisions. We
are also fully supporting our employees who have
been primarily working remotely during the year,
as well as supporting our communities across
Europe. We have set the tone for our continued
future progress and whilst there is a lot to do, we
remain fully committed to proactively delivering
against our strategy.

Looking forward
Despite the challenges faced by many sectors of
the economy during 2020, our business has shown
remarkable resilience and demonstrated the
importance of well-located pan-European logistics
real estate managed by teams closely connected
to customers and local communities. Looking to
the future, the events of this year have highlighted
the need for supply chain resilience and accelerated
the trend towards e-commerce, which we expect
will further drive occupier demand. We remain
highly confident about our future prospects and
look forward to continuing to partner with our
customers to support their growth plans during
2021 and beyond.
Michael Slattery
CEO

During 2020, we saw healthy occupier demand
across all our markets, which led to a 1.1% increase
in our Net Rental Income on a like-for-like (‘LFL’)
basis. EPRA Occupancy remained stable year-onyear at 94.3% with the UK demonstrating
particularly strong performance. Despite the
disruption to the wider economy due to COVID-19,
we achieved robust cash collections with 98% of
rents collected in the year, reflecting both the
importance of logistics real estate and our strong
local customer relationships. Our active asset
management approach has also delivered an
increase in our third-party Assets Under
Management to 5.5m sqm, representing a year-onyear increase of 41% and resulting in a total owned
and managed portfolio of 19.1m sqm.
Annual Report 2020
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MARKET OVERVIEW

Market overview

Sector fundamentals, notably e-commerce
expansion, are expected to continue to drive
demand for space in 2021. Increasing demand from
e-commerce may be supplemented by further
demand coming from the reconfiguration and
expansion of supply chains, in order to better
prepare for future disruptions and consumer
demand shocks.

(% of Modern Stock)
8%
7%
6%

Economy(1)
• While GDP declined significantly in 2020, it is expected to surpass
pre-COVID levels within two years and grow steadily thereafter. Inflation
is expected to increase in 2021, following more subdued levels in 2020.
Unemployment is expected to rise 200 bps as a result of the COVID-19
pandemic with a peak in 2021, followed by steady recovery to pre-COVID
levels.

7.7% GDP decline
in 2020

4.5%

4%
3%
2%
1%
0%

2016

2017

2018

2019

2020

Prime Headline Rents(2)

(€psm p.a.)
€74
€72

Occupancy

€71

€72

€70

• Occupancy continues to be supported by favourable market conditions.
Vacancy in the key markets in which we operate decreased by almost 50
bps to 4.5% in 2020 and remains at historically low levels.

4.5% vacancy
decrease of 46 bps in 2020

€68
€66
€64
€62

2016

2017

2018

2019

2020

Take-up(3)

(% of Modern Stock)
12%
10%

Rents

10.2%

10.3%

10.3%
8.8%

9.2%

2018

2019

2020

6.8%

6.5%

8%

• Despite uncertainty in the wider market, occupier demand for modern,
well-located logistics assets has resulted in rental growth in certain
European sub-markets over the year. Prime headline rents in our
markets increased by 1.3%, mainly driven by an increase in France,
Germany, Italy and the UK.

1.3% increase in
prime headline
rents

6%
4%
2%
0%

in our markets in 2020

During the year, these strong market fundamentals
have resulted in demand continuing to outstrip
supply by a factor of more than 1.8x. This in turn
creates the conditions for increasing market rental
values in key markets.
These favourable operating conditions have also
driven increased investor demand for logistics real
estate, resulting in continued yield compression
across Europe.

4.9%

5%

Financials

The COVID-19 pandemic has created uncertainty for
all businesses and the economy in general.
However, restrictions on travel and government
enforced lockdowns in response to the pandemic
have accelerated the adoption of e-commerce and
highlighted the importance of resilient supply
chains and high-quality, well-located warehouse
space. The continued strength of occupier demand
for logistics space across Europe has underpinned
strong performance in the sector, despite the
challenging macroeconomic environment. Several
European countries including the UK, Italy and
Poland experienced record logistics take-up in
2020, mainly driven by online and food retailing.

Vacancy(2)

Strategic Report

Logistics real estate has
continued its strong performance,
fuelled by favourable market
fundamentals, increasing
e-commerce penetration and
robust investor demand. The
disruption in the wider economy
due to the COVID-19 pandemic
has been offset by an acceleration
of the key trends driving occupier
demand, leading to logistics
outperforming most other real
estate sectors during 2020.

2016

2017

New Supply(3)

(% of Modern Stock)
12%
10%

Take-up

8%

• 2020 take-up in our key markets was 7% ahead of the five-year average
and, continuing the trend of the last five years, outstripped new supply.
The take-up/supply multiple in 2020 was at 1.8x, showing a significant
increase compared to 2019 (1.3x). New supply in 2020 showed an 18%
decrease compared to 2019.

11% increase in
take-up
in our markets in 2020

6%

6.2%

5.1%

4.6%

4%
2%
0%

2016

2017

2018

2019

2020

Source
1. Oxford Economics as at 30 September 2020. All metrics include the EU
Member States and the UK
2. CBRE as at Q4 2020. Weighted by Logicor GAV at 31 December 2020 for UK,
France, Germany, the Netherlands, Spain, Italy and Poland
3. CBRE as at Q4 2020. Includes UK, France, Germany, the Netherlands, Spain,
Italy and Poland
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MARKET OVERVIEW (CONTINUED)

The UK ceased to be a Member State of the
European Union on 31 January 2020. Following
the expiry of the transition period on 31 December
2020, the future trading relationship between the
UK and the EU is now governed through a Trade and
Cooperation Agreement, the terms of which were
finalised on 24 December 2020.

Strategic Report

9.6%

Brexit

CAGR in European
e-commerce
forecasted to 2025

E-commerce
E-commerce in the driving seat

Investment volumes

European Internet Retail Market Size(1)

($USD bn)

CAGR
9.6%

674
623

572
522
472
426

CAGR
13.4%
320

107

European investment volumes reached €35 billion
in 2020, increasing by 10% compared to the
previous year. European logistics real estate
continues to benefit from positive market
fundamentals and potential future growth
opportunities. Investment in European logistics was
dominated by domestic and cross-border European
capital, with increasing interest in the UK, Germany
and the Netherlands in particular.

Financials

E-commerce is the key sectoral trend driving
the fast-growing demand for logistics properties.
As e-commerce penetration continues to rise,
the shift from in-store retail to industrial space
is gaining momentum. The period coinciding
with the COVID-19 pandemic has witnessed the
largest increase in e-commerce in a decade
and is likely to result in meaningful, prolonged
impacts for consumers, industries and individual
companies. The average EU e-commerce online
penetration rate is currently 12% and forecast to
grow at a 9.6% CAGR to 2025. The UK is leading
the major European countries in terms of online
penetration, currently 24%, with sustained
growth forecast in other markets in the
near term.

As the practical application of many of the
provisions is still unknown, it is too early to assess
the ultimate impact on general business. To the
extent that there is an increase in friction to trade,
there may be requirements for our customers
to hold more inventory, potentially leading to a
greater demand for logistics space on both sides
of the border. In addition, higher friction to trade
between the UK and the EU could over time result
in customers with complex supply chains or
international sales reassessing the locations of their
manufacturing, storage, sales fulfilment and other
activities. This in turn could lead to changes in
demand for properties in certain locations.

122

149

163

198

227

221

240

340

273

2009 2010 2011 2012 2013 2014 2015 2016 2017 2018 2019 2020 2021E 2022E 2023E 2024E 2025E

Internet Retail Penetration Rates(2)
(%)
24%

Industrial Investment Volume(1)

20%

(€bn)

2.0x
18%

40
35

14%
12% average

30
25

9%

9%

France

Spain

8%

20
15
10

USA

5

2020

UK

Netherlands

Germany

Italy

2019

0
2006

2007

2008

2009

2010

2011

2012

2013

2014

2015

2016

2017

2018

2019

2020
Source
1. Euromonitor International Limited, Retailing, January 2021 edition. Retail sales value excluding sales tax, current prices, y-o-y exchange rate.
European internet retail market size calculated as the aggregate of internet retail sales of the EU Member States, the UK, Switzerland, Norway,
Sweden, Ukraine and Belarus
2. Euromonitor International Limited, Retailing, January 2021 edition. Internet retail penetration rates calculated as the ratio of online retail sales and
total retail sales (excluding sales tax in both)

Source
1. CBRE as at Q4 2020
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RESULTS

Operating performance
Strategic Report

Our Adjusted EBITDA of €571 million (2019: €565
million) increased year-on-year, while our Debt
Service Cover increased to 4.8x (2019: 4.1x) as a
result of reduced interest costs following the
refinancing of our historic debt.

Financials

Our balance sheet continued to strengthen in the year
with GAV increasing €445 million or 3% to €13.6
billion as at 31 December 2020 (2019: €13.1 billion).
This reflects the strong performance of our portfolio,
increased demand for our assets and growth in
market rents, partially offset by negative foreign
exchange movements on our UK portfolio.
The increase in GAV supports a healthy financial
position with an LTV of 47.1% as at 31 December
2020 (2019: 49.5%) based on Net Debt of €6.4 billion
(2019: €6.5 billion). LTV continues to be well within
our financial policy framework and expected
operating range. The Group is also well-placed in
terms of liquidity with €992 million of available funds
as at 31 December 2020. This comprised €750
million of undrawn RCF and €242 million of
unrestricted cash, including €88 million held in our
affiliated financing company Logicor Financing SARL
(’Finco’).

606
Assets

€645m
NOI

€13.6bn
GAV

13.6m sqm
GLA

12

We announce a strong set of
results as our business continues
to deliver positive operating
performance through the active
asset management of our
portfolio, supported by continued
demand for logistics assets in the
markets in which we operate.

Above
Logicor Andover,
UK

During the year, we issued £300 million of unsecured
fixed-rate bonds, via Finco, to complete the
repayment of our historic secured bank facility and a
further €500 million of unsecured fixed-rate bonds.
Proceeds of this second issuance were partly used to
repurchase €159 million of our 2021 notes through a
tender offer as well as to fully repay the outstanding
balance under our RCF.
Our development and expansion programme
continues to generate accretive yields. We pre-leased
all active projects prior to commencement and
continue to work with customers to develop a healthy
pipeline of further development opportunities.

We generated NOI of €645 million (2019: €644
million) and increased our Net Rental Income by
1.1% on a LFL basis against the prior year. This was
supported by stable EPRA Occupancy of 94.3% as at
31 December 2020 (2019: 94.4%).

Our development spend has accelerated from 2019
to 2020 and this trend will likely continue in 2021,
given increased tenant demand for high-quality,
modern assets. In 2020, we invested €85 million
(2019: €52 million) on development and completed
nine projects.

We achieved robust cash collections, with 98% of
rents collected in the year, and a further 1%
representing agreed rent relief (primarily in the
form of deferred payments) to help those customers
severely and directly impacted by the COVID-19
pandemic.

Annual Report 2020
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RESULTS (CONTINUED)

Our NOI of €645 million in 2020 was in line with the
prior year (2019: €644 million). This comprised Net
Rental Income of €690 million (2019: €686 million),
a year-on-year increase of €4 million, less net
Property Operating Expenses of €45 million (2019:
€42 million), a year-on-year increase of €3 million
due to higher vacancy costs and increased
unrecoverable property taxes.

100%
98%
96%

Net Rental Income from investment properties grew
1.1% (€8 million) on a LFL basis. This was driven by
rental growth from new leases, rent reviews and
renewals in the year which together with rent
inflation indexation offset lower average occupancy
for the year.

92%
90%
88%

Completed developments contributed an additional
€3 million in Net Rental Income over the year, which
was offset by the impact of disposals of €4 million.

86%
84%
82%
80%
UK
2019

Northern
Europe

France

Southern
Europe

Our leasing activity over the year remained strong
despite the COVID-19 pandemic, with continued
demand for our high-quality logistics assets.
We signed 527 leases (2019: 552 leases) totalling
2.8 million sqm (2019: 2.3 million sqm) of GLA with
an annual Headline Rent of €161 million (2019:
€117 million).

UK
Northern Europe
France
Southern Europe
Nordics
CEE
TOTAL

CEE

Total

GLA
(k sqm)

Headline Rent
(€m p.a.)

481
609
465
576
279
426

35
31
23
27
24
21

2,836

161

Our leasing pipeline remains robust. As at 31
December 2020, we had a pipeline of 1.0 million
sqm (2019: 1.2 million sqm) of prospective new
leases and renewals. This represented 7.3%
(2019: 9.1%) of our total portfolio by GLA.

During the year, we increased the number of
third-party owned properties that we manage in
addition to our owned portfolio. These assets under
management had a total GLA of 5.5 million sqm as
at 31 December 2020 (2019: 3.9 million sqm)
representing year-on-year growth of 41%. Including
our owned portfolio, our total managed GLA was
19.1m sqm as at 31 December 2020 (2019: 17.5m
sqm). By combining our third-party portfolio with
our owned assets, we gain cost efficiencies while
widening our exposure to the markets we operate
in and enabling stronger customer relationships.

Supporting the Group’s stable occupancy, we
achieved a Retention Rate of 79% (2019: 78%) over
the year. This further demonstrates the continued
robust demand for our assets and our strong
customer relationships.

Rental growth
In-Place Rent per sqm at year-end was 1.9% higher
than at the end of 2019 on a LFL basis.
The growth was driven by our existing leases, which
are typically either inflation index-linked or have
market resets, as well as new leases, which have
been supported by increasing prime rents across
our markets. For leases signed in 2020, we secured
an average Headline Re-leasing Spread of 4.6%.
Our assets had a WALB of 3.8 years as at 31
December 2020 (2019: 3.8 years). This will enable
us to capture future rental growth and give us
income security through longer-term contracts
which generally contain inflation-linked or market
rent review terms.

EPRA Occupancy remains stable year-on-year
at 94.3% and has increased by 160 bps since
30 June 2020 as regional asset management
teams successfully identified new tenants for
2020 rollovers.
14

Third-party Assets Under Management

2020

Leasing and occupancy

Region

Nordics

Our resulting Adjusted EBITDA of €571 million
(2019: €565 million) reflects the continued strong
cash generation from our assets. Our Debt Service
Cover improved to 4.8x (2019: 4.1x) due to a
€19 million reduction in interest expense resulting
from our ongoing refinancing programme.

Financials

94%

Our administrative expenses of €78 million
(2019: €83 million) reduced during 2020, primarily
as a result of initiatives to manage costs during the
COVID-19 pandemic, improving our EPRA Cost
Ratio to 16.0% (2019: 17.0%).

Strategic Report

Financial results

EPRA Occupancy

Above
Logicor 225 at Interlink,
UK
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OUR PORTFOLIO

Our portfolio
Portfolio diversification

Regions

UK
Northern Europe
France
Southern Europe
Nordics
CEE
TOTAL

Value
%Δ

Value
€m Δ

Value
%Δ
(constant
FX)

(2.6)
9.6
6.0
5.7
2.9
(1.0)

(96)
277
130
101
43
(10)

3.1
9.6
6.0
5.7
1.9
(1.0)

116
277
130
101
28
(10)

3.4

445

4.9

642

Logicor Garonor Aulnay-sous-Bois, France
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Value
€m Δ
(constant
FX)

Spanning 17 European markets, our portfolio benefits from
geographic and tenant diversification. More than 64% of our
NOI is generated from the key economies of the UK, Northern
Europe and France.

Our tenants include leading third-party logistics operators,
e-commerce businesses and retailers with a broad exposure
to different industries. Our top ten customers make up less
than 20% of our GRI with no individual tenant more than 3%.
Rank

2020 NOI
8%
CEE

13%
Nordics
15%
Southern
Europe

27%
UK

21%
Northern
Europe

Rent collections

1
2
3
4
5
6
7
8
9
10
TOTAL

In-Place
Rent (€m)

% of Total Area
Rent
(k sqm)

% of
Area

17.6
17.0
16.2
14.2
14.0
12.6
11.7
11.3
10.6
9.6

2.4%
2.4%
2.2%
2.0%
1.9%
1.8%
1.6%
1.6%
1.5%
1.3%

411
161
257
232
289
277
180
145
97
210

3.0%
1.2%
1.9%
1.7%
2.1%
2.0%
1.3%
1.1%
0.7%
1.5%

134.8

18.7%

2,259

16.5%

We collected 98% of invoiced rents during 2020. Our robust
cash collection reflects our strong customer relationships
and diversified tenant base and demonstrates the
importance of logistics to our customers’ supply chains.
In addition, relief in various forms amounting to 1% of rents
was agreed to help certain customers who have been most
impacted by the crisis. Of this, almost all has been
re-profiled via agreed deferred payments into 2021.

Financials

The GAV of our properties was €13.6 billion as at
31 December 2020, representing a €445 million (2019: €620
million) or 3% (2019: 5%) increase year-on-year. The
increase was driven by our active asset management and
strong demand for logistics space across our markets
leading to compression in yields and increasing ERVs, offset
by negative foreign exchange movements. On a constant
currency basis, the value of our portfolio increased by €642
million or 5% during the year. The growth in GAV was also
supported by accretive development activity and asset
management initiatives in Northern and Southern Europe,
partially offset by the disposal of assets in the Nordics.

Top ten customers

Strategic Report

Portfolio valuation growth

2020 Rent Collections
1%
Deferred

1%
Outstanding
98%
Collected

16%
France

Logicor Wijchen, the Netherlands

Logicor Prague Airport, Czech Republic

Annual Report 2020
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OUR PORTFOLIO (CONTINUED)

CAPITAL STRUCTURE

Capital structure
Development and expansion

(€m)
1,600
1,400

In 2020, we invested €85 million (2019: €52 million)
on developing and expanding new space for
customers in high demand locations. We completed
nine development projects: five in Germany, two in
Italy, one in France and one in Finland, with total
project costs of €96 million. These projects have an
average projected Yield on Cost of 7.0% and are
expected to generate €7 million of NOI on
stabilisation.

1,200
Matures
14 November 2022

Financials

1,000
800
600

We have nine further projects underway in Italy
(three), Germany (two), France (two), Spain (one)
and Poland (one). With projected total costs of
€145 million and an average projected Yield on
Cost of 7.3%, these projects are expected to add
€11 million of NOI on stabilisation.

400

Matures
30 April 2021

200
0
2021

All of the completed and underway projects were
fully pre-leased before commencement of
construction.

Undrawn RCF

In line with our focus on enhancing the sustainability
of our portfolio, 100% of the projects underway are
expected to be rated BREEAM Very Good or
equivalent.

2022

2023

2024

EUR Unsecured Fixed

2020 was a significant year for us as we completed
the refinancing of our historic secured debt facilities
with primarily unsecured, fixed-rate debt. We now
have in place a more flexible and diversified
long-term capital structure, supported by our
Euro Medium Term Note (‘EMTN’) programme.

We continue to secure land for our ongoing
development programme, with a focus on high
conviction logistics locations around Europe where
we expect there to be favourable supply/demand
dynamics.

In January, we issued £300 million of ten-year
unsecured bonds with a 2.75% coupon. The
proceeds were used to repay the remainder of our
historic secured bank debt as well as a portion of
the outstanding balance under our RCF. In July, we
issued a further €500 million of six-year unsecured
bonds with a 1.50% coupon. The proceeds from this
issuance were partially used to repurchase, at par
value, €159 million of our 2021 notes through a
tender offer and fully repay the outstanding balance
under our RCF.

This land will support a measured acceleration in
development activity to meet growing customer
demand, while keeping within our guidelines of
annual development capital expenditures of less
than 5% of portfolio value. We anticipate that our
investment will include securing further land in key
logistics locations.

Disposals
As part of our selective capital recycling policy,
we may, from time to time, decide to dispose of
certain assets. During the year, we disposed of 13
assets primarily in the Nordics (seven) and the UK
(three) for a total net consideration of €48 million
(2019: four assets for a total net consideration of
€22 million).

Strategic Report

Debt Maturity Profile

We continue to steadily increase our development
programme as we support our customers’ growth
plans against the background of increased demand
for modern, well-located logistics real estate.

Overall, Net Debt decreased by €105 million in the
year, principally due to foreign exchange movements.
As at 31 December 2020, our LTV ratio was 47.1%
(2019: 49.5%), our Net Debt/EBITDA ratio was 11.2x
(2019: 11.5x) and our weighted average cost of debt
was 1.75% (2019: 1.70%).

Logicor DIRFT, UK

As at 31 December 2020, the Group had available
liquidity of €992 million comprising €750 million
available under our RCF and €242 million of
unrestricted cash, which includes €88 million
held in Finco.
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2025

2026

GBP Secured Fixed

2027

2028

2029

GBP Unsecured Fixed

Both the RCF and the EMTN programme are only
subject to incurrence based financial covenants,
including a Leverage Ratio Test. We had significant
headroom on this covenant, with a ratio of 44% at
year-end in comparison to the covenant threshold
of 60%, implying we could withstand a 29% fall in
asset values across the portfolio prior to this
covenant threshold being reached.

2030

2031

January 2021 issuance

Debt characteristics
as at 31 December 2020

100%

This year was also noteworthy as we introduced our
ESG strategy and roadmap. Along with our first ESG
report, we published our Green Finance Framework
in September. The Framework was developed in
accordance with the International Capital Markets
Association (ICMA) Green Bond Principles 2018 and
the Loan Market Association Green Loan Principles
2020 and was given a positive Second Party Opinion
by Sustainalytics.
After the year end, in January 2021, we issued €650
million of ten-year unsecured bonds with a coupon
of 0.875%. The proceeds are expected to be used to
fully repay the remainder of the 2021 notes which
mature in April 2021 and for general corporate
purposes. Following this issuance, the weighted
average maturity of our debt increased to 5.4 years
and our weighted average cost of debt decreased
to 1.67%. We continue to have a staggered maturity
profile, with more than 80% of our debt maturing in
2024 and beyond following the January issuance.

Fixed

15%

Floating

85%

Unsecured

Secured
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KPIs

ENVIRONMENTAL, SOCIAL AND GOVERNANCE

KPIs
2019

94.3
93.0
13.6
5.5
13,566
6,860
3.8
1,220
571
11.2x
4.8
47.1
16.0

94.4
94.1
13.6
3.9
13,121
6,461
3.8
914
565
11.5x
4.1
49.5
17.0

Continuing progress
We published our first dedicated
ESG report in September 2020,
titled ‘Acting responsibly for a
sustainable future’.

We are continuing to make progress in line with
our five-year strategy which is underpinned by
specific UN Sustainable Development Goals, our
Guiding Principles and our Priority Themes in each of
the areas of Environmental, Social and Governance.

Financials

2020
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KPI
EPRA Occupancy Rate (in %)
Physical Occupancy Rate (in %)
GLA (in million sqm)
Assets Under Management GLA (in million sqm)
GAV (€ in million)
NAV (€ in million)
WALB (in years)
EBITDA (€ in million)
Adjusted EBITDA (€ in million)
Net Debt/EBITDA
Debt Service Cover
LTV (in %)
EPRA Cost Ratio (in %)

ESG – 2020 progress

A clear roadmap for positive change

2020

See glossary on page 76 for definitions

Excellent
foundation
in place

Our Guiding
Principles
Our activities are guided by a set of
nine principles, which we use to
ensure that our actions at every
level of the organisation are fully
aligned with our sustainability
responsibilities, ambitions and
strategy.

2021*
Demonstrate
continuous
improvement

2025*
Sustainability best
practice embedded,
driving innovation
and change

Create long-term
financial,
environmental and
social value

Align with UN
Sustainable
Development Goals

Embed ESG and
sustainability into our
company processes

Demonstrate
continuous
performance
improvement

Use third-party
benchmarking to
assess our
performance

Encourage
sustainability
innovation

Promote
awareness of our
sustainability goals

Engage with and
respond to our
customers and
stakeholders

Participate in
sustainability
associations

Our sustainability strategy is underpinned by
relevant UN Sustainable Development Goals

* For more information on specific objectives within our five-year strategic roadmap please read our ESG report:
Acting responsibly for a sustainable future
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ENVIRONMENTAL, SOCIAL AND GOVERNANCE (CONTINUED)

Environmental
Our priority themes
Energy and greenhouse gas emissions

• Sustainability initiatives and environmental wins

2

Resource efficiency

• Sustainability specifications

3

Materials

• BREEAM In-Use

4

Biodiversity

• Energy and carbon reduction strategy

• Commenced a programme of energy surveys and
audits on our buildings to inform our baseline and
target setting. We are using the data collected to
craft a climate change mitigation and adaptation
strategy and to safeguard the climate resilience of
our portfolio and business.
• Began rolling out an online data platform to all
business regions to provide a centralised system
of record for utility consumption and reliable,
accurate data recording and reporting. Robust and
accessible data will help us understand and
manage our areas of opportunity and impact.
• Launched an engagement programme with some
of our key customers to understand their
sustainability objectives and introduced green
terms for new leases.

• Sustainability data collection
• Engagement

Financials

1

Key initiatives

Strategic Report

Environmental

Dr Eva Gkenakou
Our Director of Sustainability appointed in 2020 will
accelerate progress on improving our sustainability
performance and reducing carbon emissions.

Progress
2020 Highlights
• Pursued opportunities to reduce carbon emissions
including installing energy-efficient LED lighting in
39 of our buildings, upgrading heating and cooling
systems to more energy- and carbon-efficient
equipment in 18 of our buildings and entering into
new green electricity procurement contracts for our
portfolios in the UK, Finland, Germany and the
Netherlands.
• Implemented a minimum benchmark of BREEAM
Very Good rating or equivalent for our new
developments underway, in line with international
green building norms.

Installation of energy-efficient LED lighting
In our Lopuszanska building in Warsaw, Poland, we
replaced old lighting with 80% more energy-efficient LED
lighting across 5,000 sqm of space.

• Undertook assessments of 29 existing assets across
12 countries against the BREEAM In-Use standard, to
gain key sustainability insights which we will use for
our strategic planning.

Benchmarking with green building standards
Our Vuosaaren Logistiikkakeskus building in Finland was awarded a BREEAM In-Use Very Good rating.
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ENVIRONMENTAL, SOCIAL AND GOVERNANCE (CONTINUED)

Social

Governance

Our priority themes

Governance

Key initiatives

Our priority themes

Key initiatives

Employee health, safety and wellbeing

• Physical and mental wellbeing

9

6

Engagement

• Responsible practices

10 Strong internal governance

• Transparent and regular ESG reporting

7

Employee learning and development

• People and learning

11 Stakeholder engagement and reporting

• Engagement

8

Charities and local communities

• Engagement

12 Data

• Training and awareness

of participating
employees regarded
Logicor as a great place
to work

• Focus on data

Progress

Progress

2020 Highlights

2020 Highlights

• Continued to focus on the physical and mental
wellbeing of our employees by providing resources
and support as required.

• Appointed a Director of Sustainability to provide
further senior leadership and accelerate progress
in this area. We continued to seek to embed our ESG
commitment and accountability throughout the
business by leading from the top of the organisation.

Through our participation in the Better Buildings
Partnership and the UK Green Building Council, we are
engaging with our peers, customers and other
stakeholders to share and drive best practice.

• Issued the Logicor employee ESG charter outlining
our commitments and the role employees can play
in progressing our ESG agenda.
• Published a Third Party Code of Conduct to raise
awareness of our required standards amongst our
suppliers and other third parties we interact with
(see also Governance section).

• Established regular reporting channels for
shareholders and public debt investors.
• Engaged with our employees and customers, our
suppliers and the wider industry on sustainability,
wellbeing and ethical business conduct through a
variety of channels, including the issue of our Third
Party Code of Conduct.

• Undertook an all-employee survey with Great Place to
Work. 90% of employees participated and the results
were very positive. We put a programme in place to
continue enhancing our workplace environment
and culture based on the feedback received.

• Began collecting data from across our business which
will enable us to establish a baseline dataset for our
sustainability performance. To ensure data
transparency and comparability, we are implementing
reporting frameworks and applying third-party
benchmarking (see also Environmental section).

• Engaged in charitable initiatives across our business,
focusing on causes that are connected to the local
communities in which we operate. We established a
Charities and Local Communities Committee
comprised of regional representatives, which together
with a business-wide framework will help guide
our support.

Annual Report 2020

• Continued to focus on robust decision-making
processes and necessary checks and balances,
including regular risk assessments and review
of our systems and controls.
• Commenced an in-depth review to identify
sustainability risks, opportunities and priority
action areas at all levels.

• Established and rolled out the first phase of a learning
and development programme for all employees.

In 2020, our primary focus was on charitable causes
supporting the COVID-19 response, as well as
continuing our support for LandAid. We supported
17 charitable organisations in 13 countries across
the regions where we operate, through employee
participation, sponsorship and donations.

• Internal governance and end-to-end review

• Charities and local communities

• Reinforced the importance of responsible conduct and
raised awareness in key areas including anti-bribery,
corruption and modern slavery through regular
mandatory training and policy reviews.

Achieved Great Place to Work® certification
in Finland, Germany, Luxembourg and the UK,
demonstrating our positive company culture
and employee experience.

Ethical business conduct

Financials

5

83%
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• Assessed our asset level performance against the
GRESB standard, as we did in 2019. A performance
review against the full GRESB criteria was also
undertaken to inform our strategy.

Logicor
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Senior management
Strategic Report
Financials

Michael Slattery was appointed as
permanent CEO of the business in July
2020. Mo Barzegar stepped down from his
role as Chairman effective 30 June 2020
and will not be replaced. We thank Mo for
his leadership and significant contribution
to the business.

Michael Slattery

Simon Clinton

Sheena Singla

Buddy Roes

CEO

Chief Financial Officer

General Counsel and Head of ESG

Chief Operating Officer

Michael Slattery became Chief Executive
Officer of Logicor in July 2020 having
been appointed Interim Chief Executive
Office in June 2019.

Simon Clinton is Chief Financial Officer,
responsible for finance and IT. He joined
Logicor in February 2017 as Director
of Group Finance and became CFO in
May 2018.

Sheena Singla joined Logicor in July 2016
as General Counsel and is responsible for
legal, HR and ESG.

Buddy Roes is Chief Operating Officer,
primarily responsible for the Group’s
European asset management activities.

Previously Ms. Singla was General
Counsel at Essar Energy, a role she held
from 2010 when it listed on the London
Stock Exchange.

Mr. Roes joined Logicor in July 2016
and was previously Managing Director,
Northern Europe responsible for the
management and operation of Logicor’s
3 million sqm platform across Germany,
Austria and Benelux. He was also
influential in the successful delivery of
a number of development completions
in the region.

Mr. Slattery previously worked at
Blackstone, joining in 2011, where he
held roles across all property types,
most recently as Head of European
Logistics Asset Management.
At Blackstone, Mr. Slattery formed a
long-standing relationship with Logicor,
overseeing Blackstone’s sale of the
company in 2017 and subsequently
remaining closely involved in the
continued management of the business
under its new ownership.

Prior to joining Logicor, he spent 10
years at Tesco where he worked in
various senior finance roles, including in
Financial Control, FP&A, Treasury and as
business unit finance director in both the
UK and Ireland. Before Tesco, he worked
at Diageo, where he gained global
experience across supply chain strategy
and finance transformation.
Mr. Clinton is ACA qualified and holds an
MA in Natural Sciences from Queens’
College, University of Cambridge.

Between 2005 and 2011, Mr. Slattery
was a Director at Terra Firma Capital
Partners, focusing on private equity and
real estate acquisitions.

Between 1998 and 2010, Ms. Singla
worked as a corporate lawyer at
Freshfields Bruckhaus Deringer where
she gained broad advisory experience
across public and private corporate
transactions and private equity
investments.
Ms. Singla holds a first-class honours
degree in Jurisprudence from Somerville
College, Oxford University.

Prior to joining Logicor, Mr. Roes was
a principal at Exeter Property Group
responsible for logistics investments in
Germany and Benelux. He has worked
in a number of real estate roles and
possesses extensive knowledge of the
European logistics real estate industry.
Mr. Roes is a Fellow of the RICS. He holds
a BA in Business Administration from the
Fontys University Eindhoven and a
Master’s in Real Estate from the
University of Amsterdam.

Prior to this, Mr. Slattery worked as an
attorney at Clifford Chance based in
London and Paris.
Mr. Slattery holds an LLB (Hons) in law
from Trinity College Dublin.
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REGIONAL MANAGEMENT

Regional management
Strategic Report
Financials

Charlie Howard

Jorma Lehtonen

Bartosz Mierzwiak

Pierre Philippot

Manel Vericat

Managing Director,
UK

Managing Director,
Nordics

Managing Director,
CEE & Northern Europe

Managing Director,
France

Managing Director,
Southern Europe

Charlie Howard joined Logicor in October
2013 and is Managing Director, UK. With
over 20 years of logistics property
experience, his responsibilities include
the management and operation of
Logicor’s platform in the UK, totalling
approximately 32 million square feet
across 170 properties.

Jorma Lehtonen joined Logicor in
December 2015 as Managing Director,
Nordics. He has 34 years of experience
in the real estate sector.

Bartosz Mierzwiak is Managing Director,
CEE & Northern Europe, responsible for
the day-to-day management and
operation of Logicor’s platforms in
Austria, Benelux, Czech Republic,
Germany, Hungary, Poland, Romania
and Slovakia.

Pierre Philippot is Managing Director,
France, responsible for the day-to-day
management and operation of Logicor’s
French platform.

Manel Vericat is Managing Director,
Southern Europe, responsible for the
day-to-day management and operation
of Logicor’s platforms in Spain, Portugal
and Italy. Prior to joining Logicor in
September 2014, Mr. Vericat spent
nearly six years at Prologis, most
recently as Head of Operations, Southern
Europe where he was responsible for
directing asset management activities
across a 4.6 million sqm portfolio in
France, Spain and Italy.

Prior to joining Logicor, Mr. Howard
worked at Anglesea Capital where he
assisted Blackstone in establishing their
presence in the UK logistics property
market. Mr. Howard initially trained at
Savills plc where after eight years he left
to establish the South East Agency team
at leading niche practice M3 Agency,
joining as an Equity Partner.
Following the acquisition of M3 Agency
by CBRE, Mr. Howard worked as a
Senior Partner within their Industrial
Agency Team.

Previously Mr. Lehtonen was CEO at
Certeum Oy where he oversaw a 1.3
million sqm logistics and industrial
property portfolio predominantly located
in Finland’s largest cities including
Helsinki, Tampere and Turku. Between
2011 and 2014, he was Managing
Director at Skanska Commercial
Development Finland. Between 2007
and 2011, he was a Fund Director at
CapMan Oyj, a leading Nordic investment
company. Prior to 2007, he served as
Managing Director at RBS Nordisk
Renting Oy and Real Estate Director
at Sampo Oyj.
Mr. Lehtonen holds a Civil Engineering
MSc from the University of Technology,
Helsinki.

Mr. Howard holds an honours degree in
Psychology, Management and Economics
from Durham University along with a
Master’s Degree in Land Management
from the University of Reading.

Prior to joining Logicor in September
2014, he spent four years at Prologis as
Country Manager, Poland, overseeing
asset management, development,
build-to-suit and leasing operations
in Poland.
Prior to that, he was with Jones Lang
LaSalle Poland for nearly eight years
where he was responsible for office
leasing across Poland, advising tenants,
investors and developers.
Mr. Mierzwiak is a graduate of the
Warsaw School of Economics and also
holds a Law & Administration degree
from Warsaw University.

Prior to joining Logicor in September
2016, he was Group Real Estate Director
at global logistics, road haulage and
global-forwarding company XPO
Logistics Europe (formerly Norbert
Dentressangle) where he oversaw a
portfolio of 11 million sqm and 520 real
estate sites across Europe and was
responsible for real estate strategy,
including rental negotiation, transactions,
sale-leaseback and development activity.
Between 2011 and 2014, Mr. Philippot
was Real Estate Director, Transport
Division at Norbert Dentressangle,
a listed European logistics and road
haulage company. Between 2006 and
2011, he was Development Director at
SOFADE, the family office real estate
investment company of Mr. Norbert
Dentressangle focused mainly on the
logistics sector. Between 1993 and 2005,
Mr. Philippot was Business Manager and
Deputy Director, Large Corporates at
NATIXIS, a large investment and
corporate bank. Between 1990 and 1993,
he was a consultant in strategic and
commercial development at
Concordances in Lyon.

Prior to this, he spent nearly five years at
SENER and ACS Group in Spain where he
worked as a project manager on large
infrastructure and energy projects.
Mr. Vericat holds a Master of Science
degree in Civil Engineering from
Universitat Politècnica de Catalunya and
an MBA from Harvard Business School.

Mr. Philippot has a DESCAFF diploma
in finance and human resources from
AUDENCIA (ESC NANTES Business School)
and an MBA in Human Resources and
Finance from Ohio State University.
He is a Member of the Executive Board of
AFILOG, the French Logistics Real Estate
Professional Association.
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FINANCIAL HIGHLIGHTS

Financial highlights
Year ending

31 December 2020

31 December 2020
(€m)
Northern
Europe

France

Southern
Europe

Nordics

CEE

Total

175

133

103

100

81

53

645

(78)
649
1,216

NOI (€m)
Administrative expenses
Gain on disposal of investment properties
Fair value movement
Operating profit

UK

Northern
Europe

France

Southern
Europe

Nordics

CEE

Total

171

136

103

95

87

52

644

(83)
3
346
910

Regional results
31 December 2020

UK
Northern Europe
France
Southern Europe
Nordics
CEE
Total/Weighted Average

1,216
4
1,220
(649)

910
4
(3)
(346)

571

565

As at
31 December 2020

As at
31 December 2019

914

The ratios in the KPI table have been calculated as follows:

31 December 2019

Region

Operating profit
Depreciation and amortisation
EBITDA
Gain on disposal of investment properties
Fair value movement
Adjusted EBITDA

NOI
(€m)

GAV
(€m)

GAV
(€/sqm)

GAV
(%)

AUM
GLA
(m sqm)

No. of
Assets

GLA
(m sqm)

WALB
(years)

EPRA
Occupancy
(%)

170
99
138
77
79
43

2.9
3.0
2.4
2.6
1.3
1.4

5.2
3.8
2.4
3.4
3.6
3.5

97.8
94.7
93.4
95.1
89.7
90.6

175
133
103
100
81
53

3,657
3,167
2,291
1,892
1,520
1,039

1,261
1,056
955
728
1,169
742

27
23
17
14
11
8

0.7
1.2
0.8
2.0
0.5
0.3

606

13.6

3.8

94.3

645

13,566

998

100

5.5

No. of
Assets

GLA
(m sqm)

WALB
(years)

EPRA
Occupancy
(%)

NOI
(€m)

GAV
(€m)

GAV
(€/sqm)

GAV
(%)

AUM
GLA
(m sqm)

173
99
140
77
86
43

3.0
3.0
2.4
2.6
1.3
1.3

5.3
3.6
2.5
3.4
3.6
3.6

93.9
97.3
95.7
97.4
90.1
89.4

171
136
103
95
87
52

3,751
2,890
2,161
1,791
1,478
1,050

1,250
963
900
689
1,137
808

29
22
16
14
11
8

–
1.0
0.7
1.6
0.2
0.4

618

13.6

3.8

94.4

644

13,121

958

100

3.9

Net Debt (€m)
Adjusted EBITDA (€m)
Net Debt/EBITDA
Adjusted EBITDA (€m)
Interest expense on bank borrowings, unsecured loans and secured loans (€m)
Debt Service Cover
Net Debt (€m)
GAV (€m)
LTV
Net assets (€m)
Loans due to Owners of the Group, current (€m)
Loans due to Owners of the Group, non-current (€m)
NAV (€m)

(6,395)
571

(6,500)
565

11.2x

11.5x

571

565
138

119
4.8x

(6,395)

4.1x

13,566

(6,500)
13,121

47.1%

49.5%

4,694
2,150

4,256
55
2,150

6,860

6,461

16

31 December 2019

Region

UK
Northern Europe
France
Southern Europe
Nordics
CEE
Total/Weighted Average
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NOI (€m)
Administrative expenses
Gain on disposal of investment properties
Fair value movement
Operating profit

UK

31 December 2019
(€m)

Strategic Report

Net Operating Income

RISK

Important information
about these results

Risk factors

By their nature, forward-looking statements involve
known and unknown risks, uncertainties and other
factors because they relate to events and depend
on circumstances that may or may not occur in the
future. The Group cautions you that forward-looking
statements are not guarantees of future
performance and that the Group’s actual financial
condition, results of operations and cash flows, and
the development of the industry in which it operates,
may differ materially from (and be more negative
than) those made in, or suggested by, the forwardlooking statements contained in this Strategic
Report. In addition, even if the Group’s financial
condition, results of operations and cash flows, and
the development of the industry in which it operates,
are consistent with the forward-looking statements
contained in this Strategic Report, those results or
developments may not be indicative of results or
developments in subsequent periods.
This discussion of our financial condition and
results of operations should be read together with
our 31 December 2020 Special Purpose Combined
Financial Statements and the related notes thereto
and the risk factors described below.

Accounting basis description
We present in this Annual Report, the Audited
Special Purpose Combined Financial Statements
of Eurocor II SARL, Eurocor III SARL and their
subsidiaries as if under common control for
the year ended 31 December 2020.

32

The Audited Special Purpose Combined Financial
Statements have been prepared in accordance with
IFRS as adopted in the EU, with one exception
relating to the consolidation of the Group’s financial
statements despite the absence of common control.
Our business is owned by two separate parent
entities, Eurocor II and Eurocor III, which means that
the Group does not constitute a single group under
common control for purposes of IFRS 10
“Consolidated Financial Statements”. Nevertheless,
since we have elected to operate as a combined
business, the Audited Special Purpose Combined
Financial Statements have been prepared and
presented on a basis that combines the results,
assets and liabilities of each of the entities
constituting the Group by applying the principles
underlying the consolidation procedures of IFRS 10.

Additional risks and uncertainties that are not
presently known to us or are currently deemed to
be immaterial also may materially adversely affect
our business, financial condition, and results of
operations in the future. If any of the risks actually
occur, the trading prices of our securities may be
negatively affected and as a result you may lose all
or part of your original investment. The risk factors
described below, as well as any additional risks and
uncertainties, may cause the forward-looking
statements described in the Strategic Report to
differ from our actual results. Future economic
changes may impact the logistics property market
in the countries in which we operate, which may
negatively affect our business, net assets, results
of operations, cash flows or financial condition.

Alternative performance measures
In addition to the Special Purpose Combined
Financial Statements, we have included certain
alternative performance measures including
EBITDA, Net Debt, NOI, GAV, NAV and Occupancy
Rate and certain other financial measures and
ratios. Such alternative performance measures and
other financial measures and ratios are not required
by or presented in accordance with IFRS because
they exclude amounts that are included in, or
include amounts that are excluded from, the most
directly comparable measure calculated and
presented in accordance with IFRS, or are
calculated using financial measures that are
not calculated in accordance with IFRS. Our
management uses certain of these metrics to
measure operating performance and liquidity, in
presentations to our Boards of Directors/Managers
(as applicable) of Group entities and as a basis for
strategic planning and forecasting, as well as
monitoring certain aspects of our operating cash
flow and liquidity. These alternative performance
measures and other financial measures and ratios
may not be directly comparable to similarly titled
measures presented by other entities or
businesses, nor should they be construed as an
indication of, or an alternative to, corresponding
financial measures and ratios determined in
accordance with IFRS. Although we believe these
alternative performance measures and other
financial measures and ratios provide useful
information to users in measuring the financial
performance and condition of the business,
investors are cautioned not to place undue reliance
on any alternative performance measures. You
should not consider such alternative performance
measures and other financial measures and ratios
as an alternative to the Audited Special Purpose
Combined Financial Statements.

• The COVID-19 pandemic has and will continue
to affect many aspects of the business, from
operations (e.g. economic climate,
creditworthiness of tenants, delays to construction)
to day-to-day activities (e.g. health and safety of
staff). It is also relevant to, and has an impact on,
many of the risks below.
• Disruption to global capital and credit markets may
have a material adverse effect on our business, net
assets, financial condition, cash flows and results
of operations.
• Continuing economic or political instability or
uncertainty may negatively affect our business, net
assets, financial condition, cash flows and results
of operations.
• An overall rise in interest rates could increase our
financing costs, could make the sale of properties
less profitable or more difficult, and could make
the acquisition, development, modernisation,
maintenance and refurbishment of properties
more expensive, thereby diminishing the
attractiveness of and demand for real estate
holdings and leasing of our properties.
• Our portfolio may be concentrated in a limited
number of geographies or sectors. Adverse
economic or business conditions affecting that
region or sector may have a material adverse
effect on our business, net assets, financial
condition, cash flows and results of operations.
• We may be unable to renew leases or re-lease
space on favourable terms as leases expire or
we may be unable to collect rent in the event of
a defaulting tenant, which may have a material
Annual Report 2020

Logicor

•

•

•

•

•

•

•

•
•

•
•

•

•

•

adverse effect on our business, net assets,
financial condition, cash flows and results of
operations.
Our warehouses may be leased at below-market
rates under long-term leases, which may have
a material adverse effect on our business, net
assets, financial condition, cash flows and results
of operations.
We depend on tenants for our revenue, and
therefore our revenue is dependent on the success
and economic viability of our tenants. Our reliance
on single or significant tenants in certain
warehouses may decrease our ability to lease
vacated space.
Competition in the logistics property market may
adversely affect our business, net assets, financial
condition, cash flows and results of operations.
Competition from other logistics property
providers could make it increasingly difficult for
us to acquire logistics space or land on attractive
terms and may require us to conduct due diligence
on an expedited basis.
We may make acquisitions or developments of
properties or portfolios or other assets that prove
to be unsuccessful or strain or divert resources.
In addition, these acquisitions or developments of
properties may expose us to undisclosed defects
and obligations. Furthermore, the transaction
costs expended for such acquisitions could be
incurred even if the transaction is not agreed or
completed. Acquiring or attempting to acquire
multiple properties in a single transaction may
adversely affect our operations.
We rely on property managers to operate our
properties and leasing agents to lease vacancies
in our properties.
We depend on the availability of public utilities and
services, especially for water and electric power.
Any reduction, interruption or cancellation of these
services may adversely affect us.
We may incur significant capital expenditure and
other fixed costs.
We may experience material losses or damage
related to our properties and such losses may
not be covered by insurance.
We rely on our strategic advisor to advise us on
the management of our investment properties.
Our information technology systems could
malfunction or become impaired, and we may fail
to maintain, upgrade or replace them.
Operational risks, including the risk of
cyberattacks, may disrupt our businesses, result
in losses or limit our growth.
Turnover of members of our management and
staff and our ability to attract and retain key
personnel may affect our ability to efficiently
manage our business and execute our strategy.
We may be dependent on the performance of
third-party contractors. Our business could suffer
as a result of litigation. In addition, the acquisition,
disposition and development of real estate
properties carry certain litigation risks that may
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This Strategic Report includes forward-looking
statements. These forward-looking statements
include, but are not limited to, all statements other
than statements of historical facts contained in this
Strategic Report, including, without limitation, those
regarding the Group’s intentions, beliefs or current
expectations concerning, among other things, its
future financial conditions and performance, results
of operations and liquidity; its strategy, plans,
objectives, prospects, growth, goals and targets;
future developments in the markets in which it
participates or is seeking to participate; and
anticipated regulatory changes in the industry
in which it operates. These forward-looking
statements can be identified by the use of forwardlooking terminology, including the terms “aim”,
“anticipate”, “believe”, “continue”, “could”,
“estimate”, “expect”, “forecast”, “guidance”, “intend”,
“may”, “plan”, “project”, “probability”, “target”,
“goal”, “objective”, “should” or “will” or, in each case,
their negative, or other variations or comparable
terminology.

The following are certain risk
factors that could affect our
business, financial condition and
results of operations. You should
carefully consider the risks
described below as well as the
other information contained in the
Strategic Report.
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RISK (CONTINUED)

PRINCIPAL SHAREHOLDERS

Principal shareholders
•
•

•

•
•

•
•

•
•

The Group is majority owned by CIC and Blackstone
has a 14% interest in the Group.

About CIC
Headquartered in Beijing, China Investment
Corporation (’CIC’) was founded on 29 September
2007 as a wholly state-owned company
incorporated in accordance with China’s Company
Law. As China’s sovereign wealth fund, CIC was
established as a vehicle to diversify China’s foreign
exchange holdings and seek maximum returns for
its shareholder within an acceptable risk tolerance.
As a long-term financial investor, CIC invests on a
commercial basis. As at 31 December 2019, CIC’s
net assets surpassed $946 billion.
The overseas investment and management
activities of CIC are undertaken by CIC International
and CIC Capital. Both CIC International and CIC
Capital are market-oriented commercial entities
with a specialised mandate and global reach.

Although we have attempted to identify important
risks and factors that could cause actual actions,
events or results to differ materiality from those
described in or implied by our forward-looking
statements, other factors and risks may cause
actions, events or results to differ materiality
from those anticipated, estimated or intended.

Blackstone’s global real estate business
(‘Blackstone Real Estate’) was founded in 1991 and
is one of the largest property owners in the world.
Blackstone owns and operates assets across every
major geography and sector, including logistics,
multifamily and single-family housing, office,
hospitality and retail. Its opportunistic funds seek to
acquire undermanaged, well-located assets across
the world. Blackstone’s Core+ strategy invests in
substantially stabilised real estate globally through
regional open-ended funds focused on high-quality
assets and Blackstone Real Estate Income Trust,
Inc. (BREIT), a non-listed REIT that invests in U.S.
income-generating assets. Blackstone Real Estate
also operates one of the leading global real estate
debt businesses, providing comprehensive financing
solutions across the capital structure and risk
spectrum, including management of Blackstone
Mortgage Trust.

Financials

•

• Extreme weather events and climate change in
general may have an adverse effect on our assets
or more generally on global trade and the social
and economic conditions in the countries in which
we or our clients operate. In addition, climate
change and a global transition towards a low
carbon economy could result in a broad range of
impacts, including potential strategic, financing,
reputational, and structural risks for us and for
our clients. Climate change and environmental
regulations, frameworks, and guidance are rapidly
emerging and evolving across the globe.
Subsequent increasing regulatory expectations
may lead to new compliance requirements and
changes to market practices and customer
requirements that would need to be met for which
we may incur significant costs.

Strategic Report

•

have a material adverse effect on our business, net
assets, financial condition, cash flows and results
of operations.
We could become subject to liability for
environmental violations, regardless of whether
we caused such violations.
Certain properties may require permits and/or
licences.
We are subject to regulation in the countries in
which we operate and changes to the regulatory
environment, or a failure to comply with applicable
laws, regulations, licensing requirements and
codes of practice, may have a material adverse
effect on our business, net assets, financial
condition, cash flows and results of operations.
Our business is subject to the tax environment in
the European Union and in each of the countries in
which we operate and to possible future changes
in the taxation of enterprises, which may change to
our detriment and could have a material adverse
effect on our business, net assets, financial
condition, cash flows and results of operations.
Our properties are, and any properties we acquire
in the future will be, subject to property taxes that
may increase in the future, which could adversely
affect our cash flows.
We could be required to pay additional taxes
following tax audits.
Property valuation is inherently subjective and
uncertain and is based on assumptions which may
prove to be inaccurate or affected by factors
outside of our control.
We are exposed to the risk of currency fluctuations.
We may face cost overruns, delays or other
difficulties in relation to project extension, building
and development activities.
We may not be able to dispose of non-core
properties under favourable conditions.
We rely on revenues and cash flows from
companies in the Group that are subject to
restrictive debt covenants, which may limit our
ability to finance our operations and capital
needs and to pursue business opportunities
and activities.

In October 2015, CIC established the Department of
Real Estate to expand investments in real assets for
stable income. The Department of Real Estate is
responsible for constructing a direct investment
portfolio in the global real estate market and
selecting and managing private equity real estate
funds and co-investments. It also conducts
investment in real estate in the public markets as
well.
The investment in Logicor was made by CIC
International and is managed by the Department
of Real Estate.

About Blackstone
Blackstone is a leading global asset manager,
with approximately $619 billion of assets under
management as at 31 December 2020. This is
comprised of $187 billion in real estate funds,
$154 billion in credit and insurance businesses,
$198 billion in private equity funds, and $79 billion
in hedge fund solutions.
Founded in 1985, Blackstone seeks to create
positive economic impact and long-term value for
its investors, the companies it invests in, and the
communities in which it works. In June 2007,
Blackstone completed its initial public offering on
the New York Stock Exchange and trades under the
symbol “BX”. Blackstone’s asset management
businesses include investment vehicles focused on
private equity, public debt and equity, life sciences,
growth equity, opportunistic, non-investment grade
credit, real assets and secondary funds, all on a
global basis.
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Audit Report

Responsibilities of the “réviseur d'entreprises agréé” for the Audit of the Special Purpose Combined Financial Statements
Our objectives are to obtain reasonable assurance about whether the special purpose combined financial statements as a whole are free
from material misstatement, whether due to fraud or error, and to issue a report of the “réviseur d’entreprises agréé” that includes our
opinion. Reasonable
is a high levelagréé”
of assurance,
but isofnot
guarantee
that anCombined
audit conducted
in accordance
Responsibilities
of theassurance
“réviseur d'entreprises
for the Audit
thea Special
Purpose
Financial
Statements with the Law
of 23 July 2016 and with ISAs as adopted for Luxembourg by the CSSF will always detect a material misstatement when it exists.
Our objectives are to obtain reasonable assurance about whether the special purpose combined financial statements as a whole are free
Misstatements can arise from fraud or error and are considered material if, individually or in the aggregate, they could reasonably
from
material misstatement,
whether
due to fraudagréé”
or error,
toAudit
issueofa the
report
of thePurpose
“réviseurCombined
d’entreprises
agréé” that
includes our
Responsibilities
of the “réviseur
d'entreprises
forand
the
Special
Financial
Statements
be
expected to influence
the economic
decisions of users
taken
on the basis
of these special
purpose
combined
financial statements.
opinion. Reasonable assurance is a high level of assurance, but is not a guarantee that an audit conducted in accordance with the Law
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Deloitte Audit
Société à responsabilité limitée
20 Boulevard de Kockelscheuer
L-1821 Luxembourg
B.P. 1173, L-1011 Luxembourg

REPORT OF THE REVISEUR D’ENTREPRISES AGREE
Opinion
We have audited the special purpose combined financial statements of Eurocor II S.à r.l., Eurocor III S.à r.l. and their subsidiaries (the
“Group”), which comprise the special purpose combined statement of financial position as at 31 December 2020, and the special purpose
combined statements of comprehensive income, changes in invested capital and cash flows for the year then ended, and notes to the
special purpose combined financial statements, including a summary of significant accounting policies.
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Our objectives are to obtain reasonable assurance about whether the special purpose combined financial statements as a whole are free
of 23 July 2016 and with ISAs as adopted for Luxembourg by the CSSF will always detect a material misstatement when it exists.
from
material
whetherwith
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provide a basis for our opinion. The risk of not detecting a material misstatement resulting from fraud is higher than for one resulting

We draw attention to note 2 to these special purpose combined financial statements, which describes the basis of accounting. The basis
of accounting is derived from International Financial Reporting Standards (“IFRS”) as adopted in the European Union (“IFRS EU”) with one
departure in relation to IFRS 10 – Consolidated Financial Statements. Our opinion is not modified in respect of this matter.

As part of an audit in accordance with the Law of 23 July 2016 and with ISAs as adopted for Luxembourg by the CSSF, we exercise
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We communicate with those charged with governance regarding, among other matters, the planned scope and timing of the audit and
performance of the Group audit. We remain solely responsible for our audit opinion.
significant audit findings, including any significant deficiencies in internal control that we identify during our audit.

Other Information

We communicate with those charged with governance regarding, among other matters, the planned scope and timing of the audit and
For Deloitte Audit, Cabinet de Révision Agréé
significant audit findings, including any significant deficiencies in internal control that we identify during our audit.

The Boards of Managers are responsible for the other information. The other information comprises the information stated in Annual
Report 2020 but does not include the special purpose combined financial statements and our report of the “réviseur d'entreprises
agréé” thereon.

For Deloitte Audit, Cabinet de Révision Agréé

In our opinion, the accompanying special purpose combined financial statements present fairly, in all material respects, the combined
financial position of the Group as at 31 December 2020, and its combined financial performance and its combined cash flows for the year
then ended in accordance with the basis of accounting described in note 2 to the special purpose combined financial statements.

Basis for Opinion
We conducted our audit in accordance with the Law of 23 July 2016 on the audit profession (Law of 23 July 2016) and with International
Standards on Auditing (ISAs) as adopted for Luxembourg by the “Commission de Surveillance du Secteur Financier” (CSSF). Our
responsibilities under the Law of 23 July 2016 and ISAs as adopted for Luxembourg by the CSSF are further described in the
“Responsibilities of the “réviseur d'entreprises agréé” for the Audit of the Special Purpose Combined Financial Statements” section of
our report. We are also independent of the Group in accordance with the International Code of Ethics for Professional Accountants,
including International Independence Standards, issued by the International Ethics Standards Board for Accountants (IESBA Code)
as adopted for Luxembourg by the CSSF together with the ethical requirements that are relevant to our audit of the special purpose
combined financial statements, and have fulfilled our other ethical responsibilities under those ethical requirements. We believe that
the audit evidence we have obtained is sufficient and appropriate to provide a basis for our opinion.

Emphasis of Matter – Basis of accounting

Our opinion on the special purpose combined financial statements does not cover the other information and we do not express any form
of assurance conclusion thereon.
ln connection with our audit of the special purpose combined financial statements, our responsibility is to read the other information and,
in doing so, consider whether the other information is materially inconsistent with the special purpose combined financial statements or
our knowledge obtained in the audit or otherwise appears to be materially misstated. If, based on the work we have performed, we
conclude that there is a material misstatement of this other information we are required to report this fact. We have nothing to report.

For Deloitte Audit, Cabinet de Révision Agréé

Christian van Dartel, Réviseur d'entreprises agréé
Partner
Christian van Dartel, Réviseur d'entreprises agréé
1 March 2021
Christian van Dartel, Réviseur d'entreprises agréé
Partner

Partner
1 March 2021

1 March 2021

Responsibilities of the Boards of Managers and Those Charged with Governance for the Special Purpose Combined Financial
Statements
The Boards of Managers are responsible for the preparation and fair presentation of these special purpose combined financial
statements in accordance with the basis of accounting described in note 2 to the special purpose combined financial statements, and for
such internal control as the Boards of Managers determine is necessary to enable the preparation of special purpose combined financial
statements that are free from material misstatement, whether due to fraud or error.
In preparing the special purpose combined financial statements, the Boards of Managers are responsible for assessing the Group’s ability
to continue as a going concern, disclosing, as applicable, matters related to going concern and using the going concern basis of
accounting unless the Boards of Managers either intend to liquidate the Group or to cease operations, or have no realistic alternative but
to do so.
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Special Purpose Combined Statement of Comprehensive Income

Special Purpose Combined Statement of Financial Position

For the year ended 31 December 2020

As at 31 December 2020

5

802

798

Non-current assets

Net rental income

5

690

686

Goodwill and intangible assets

10

651

650

Property operating expense, net of recoveries

5

(45)

Investment properties

11

13,574

13,152

Other property interests

12

82

52

12

14

Trade and other receivables

14

112

88

Deferred tax asset

17

100

92

14,531

14,048

Revenue

Net operating income

645

Administrative expenses

6

Gain on disposal of investment properties
Fair value movement

7

Operating profit
Net finance costs

8

Profit before tax
Taxation

9

Profit for the year

(78)

(42)
644
(83)

–

3

649

346

1,216

910

Note

Property, plant and equipment

As at
31 December
2020
€m

As at
31 December
2019
€m

(367)

(317)

Current assets

849

593

Cash and cash equivalents

13

199

209

(200)

(140)

Trade and other receivables

14

175

163

649

453

Current tax asset
Total assets

Other comprehensive income

20

19

394

391

14,925

14,439

Items that may be subsequently reclassified to profit or loss
Currency translation differences

(94)

84

Current liabilities

Other comprehensive (loss) / income for the year

(94)

84

Trade and other payables

15

(253)

(240)

Total comprehensive income for the year

555

Borrowings

16

(422)

(43)

Loans due to Owners of the Group

21

(16)

(55)

(89)

(73)

(780)

(411)

Eurocor II SARL

Julien Bailly
Class B Manager

537

Eurocor III SARL

Julien Bailly
Class B Manager

Current tax liabilities
Non-current liabilities

Dorota Roch
Class D Manager

The notes on pages 44 to 75 are an integral part of these Special Purpose Combined Financial Statements.

Borrowings

16

(6,172)

(6,666)

Loans due to Owners of the Group

21

(2,150)

(2,150)

Deferred tax liabilities

17

(1,129)

(956)

Total liabilities
Net assets
Share capital

18

Share premium and capital contribution

(9,451)

(9,772)

(10,231)

(10,183)

4,694

4,256

–

–

3,141

3,258

(38)

Foreign currency translation reserve

56

Retained earnings

1,591

942

Invested capital

4,694

4,256

The Special Purpose Combined Financial Statements on pages 40 to 75 were approved by the Boards of Managers on 1 March 2021.
Eurocor II SARL

Eurocor III SARL

Julien Bailly
Class B Manager

Julien Bailly
Class B Manager

Dorota Roch
Class D Manager

The notes on pages 44 to 75 are an integral part of these Special Purpose Combined Financial Statements.
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Year ended
31 December
2019
€m
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Note

Year ended
31 December
2020
€m

LOGICOR GROUP

Special Purpose Combined Statement of Changes in Invested Capital

Special Purpose Combined Statement of Cash Flows

For the year ended 31 December 2020

For the year ended 31 December 2020

Balance at 31 December 2018

–

3,457

Profit for the year

–

–

–

453

453

Currency translation differences

–

–

84

–

84

Distributions paid

–

–

–

(199)

Balance at 31 December 2019

–

3,258

56

942

4,256

Profit for the year

–

–

–

649

649

Currency translation differences

–

–

(94)

–

(94)

Distributions paid

–

–

–

(117)

Balance at 31 December 2020

–

Eurocor II SARL

Invested
capital
€m

(28)

489

3,918

(199)

(117)
3,141

(38)

1,591

4,694

Eurocor III SARL

Note

Year ended
31 December 2020
€m

Year ended
31 December 2019
€m

849

593

(649)

(346)

Cash flows from operating activities
Profit before tax
Adjustments for:
Gains on fair value adjustments

7

–

(3)

Depreciation and amortisation

6

4

4

Net finance costs

8

367

317

Gains on disposal of investment properties

Changes in working capital
(Increase) / decrease in trade and other receivables

(18)

28

Increase in tenant incentives

(26)

(23)

Increase / (decrease) in trade and other payables

15

(4)

Increase in deferred income

8

2

Tenant deposits (repaid) / received

(1)

4

Net cash generated from operations
Julien Bailly
Class B Manager

Julien Bailly
Class B Manager

549
(97)

Interest paid to third parties

Dorota Roch
Class D Manager

(19)

Tax paid

The notes on pages 44 to 75 are an integral part of these Special Purpose Combined Financial Statements.

Net cash inflow from operating activities

433

572
(124)
(33)
415

Cash flows from investing activities
Purchases of intangible assets

(2)

(2)

Purchase of property, plant and equipment

–

–

Proceeds from sale of investment properties

11

Capital expenditure on investment properties
Net cash outflow from investing activities

48

22

(120)

(60)

(74)

(40)

Cash flows from financing activities
Proceeds from borrowings

16

845

4,217

Repayment of borrowings

16

(883)

(4,268)

(7)

–

(3)

(23)

Interest paid to Owners of the Group

(203)

(129)

Capital contributions repaid to Owners of the Group

(117)

(199)

Net cash outflow from financing activities

(368)

(402)

Repayment of finance leases
Financing fees paid

16

Net decrease in cash and cash equivalents

(9)
209

Cash and cash equivalents at beginning of year

(1)

Foreign exchange (losses) / gains on cash and cash equivalents
Cash and cash equivalents at end of the year

199

Eurocor II SARL

Eurocor III SARL

Julien Bailly
Class B Manager

Julien Bailly
Class B Manager

(27)
230
6
209

Dorota Roch
Class D Manager

The notes on pages 44 to 75 are an integral part of these Special Purpose Combined Financial Statements.
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Share
capital
€m

Retained
earnings /
(losses)
€m

Strategic Report

Foreign
currency
translation
reserve
€m

Share
premium
and capital
contribution
€m

LOGICOR GROUP

Notes to the Special Purpose Combined Financial Statements
For the year ended 31 December 2020

Note 2. Significant accounting policies (continued)

The reporting entities Eurocor II SARL and Eurocor III SARL (the ‘Top Companies’) are private limited companies incorporated and
domiciled in Luxembourg. Both of the reporting entities were incorporated on 1 June 2017 with their registered offices located at Rue
Eugène Ruppert 2-4 Luxembourg, Luxembourg. Eurocor II SARL’s immediate parent is Majority Midco SARL and the ultimate parent is
China Investment Corporation. Eurocor III SARL’s immediate parent is Minority Midco SARL and the ultimate parents are investment funds
operated by Blackstone Group Inc.

New standards, amendments and interpretations

Significant events in the year
The COVID-19 pandemic has impacted economies across Europe in different ways, causing considerable disruption across many sectors.
Nonetheless Logicor’s business has demonstrated resilience, supported by its wide geographic spread and highly diversified tenant base
as well as the continued strong demand for logistics properties. Logicor’s active asset management approach has ensured that teams
around Europe are in frequent contact with customers as they navigate the uncertainty caused by the pandemic. This active engagement
allows Logicor to work constructively to support those customers who need assistance.

Note 2. Significant accounting policies
Basis of preparation and combination
These Special Purpose Combined Financial Statements are for the period from 1 January 2020 to 31 December 2020. The Group is
owned by two separate entities, Eurocor II SARL and Eurocor III SARL, which therefore means that Logicor does not constitute a single
legal group but rather it is two separate groups which elect to report as a combined group.
The Group does not constitute a separate legal group due to the absence of common control between the entities. The Special Purpose
Combined Financial Statements, which have been prepared specifically for the purpose of fulfilling the requirements of the Group’s
investors, are prepared on a basis that combines the results, assets and liabilities of each of the companies constituting the Group by
applying the principles underlying the consolidation procedures of IFRS 10 ‘Consolidated Financial Statements’ (‘IFRS 10’) as at and for
the year ended 31 December 2020 as if the Top Companies were under common control. On such basis, the Special Purpose Combined
Financial Statements set out the Group’s Special Purpose Combined Statement of Financial Position as at 31 December 2020 and the
Special Purpose Combined Statement of Comprehensive Income, Special Purpose Combined Statement of Changes in Invested Capital
and Special Purpose Combined Statement of Cash Flows for the year then ended.
Applying IFRS 10 in these Special Purpose Combined Financial Statements is a departure from IFRS as the financial statements of
Eurocor II SARL and Eurocor III SARL are combined despite an absence of common control between them.
The Special Purpose Combined Financial Statements have been prepared in accordance with International Financial Reporting Standards
(‘IFRS’) as adopted in the European Union (‘EU’), other than the above departure in relation to IFRS 10. References to IFRS hereafter
should be construed as references to IFRS as adopted in the EU.
The Special Purpose Combined Financial Statements are presented in Euros (‘€’) based on the amounts reported by the entities within the
Group in their local functional currencies.
The following summarises the accounting and other principles applied in preparing the Special Purpose Combined Financial Statements:
• The Special Purpose Combined Financial Statements have been prepared on the historical cost basis except in respect of investment
properties, other property interests and derivatives which have been measured at fair value. Historical cost is generally based on the
fair value of the consideration given in exchange for the assets.
• The Special Purpose Combined Financial Statements have been prepared on a going concern basis.
• Transactions and balances between entities included within the Group have been eliminated.
• Transactions and balances between the entities in the Group and its related parties as defined in note 21 have been presented in the
appropriate caption of the Special Purpose Combined Financial Statements to which such transactions and balances relate. Details
of such related party transactions and balances are provided in note 21.
• The Group does not form a separate legal group. The net assets of the Group are represented by ‘Invested Capital’. The share capital
and reserves shown in the Special Purpose Combined Statement of Changes in Invested Capital are the aggregation of the Top
Companies and should not be considered the legal reserves of the Group.
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Amendments to IAS 1 – Presentation of Financial Statements and IAS 8 – Accounting Policies, Changes in Accounting Estimates and
Errors – Definition of Material
Amendments to the definition of materiality in IAS 1 and IAS 8 have been made to provide a consistent definition throughout International
Financial Reporting Standards and the Conceptual Framework for Financial Reporting.

Financials

The Group holds major portfolios of investment properties across Europe (under the trading name ‘Logicor’). Eurocor II SARL and Eurocor
III SARL own all of the assets in the Group with the ownership split 82% and 18%, respectively. The reporting period for the Special
Purpose Combined Financial Statements is for the year ended 31 December 2020. The comparative period is for the year ended
31 December 2019.

The Group adopted the following amendments to standards and interpretations which are effective for the current year:

Amendments to IFRS 3 – Business Combinations – Definition of a Business
The amended definition of a business requires an acquisition to include an input and a substantive process that together significantly
contribute to the ability to create outputs. The definition of the term ‘outputs’ is amended to focus on goods and services provided
to customers, generating investment income and other income, and it excludes returns in the form of lower costs and other
economic benefits.
Amendments to IFRS 16 – Leases – COVID-19 related Rent Concessions
As a result of the COVID-19 pandemic, the IASB issued a practical expedient to a lessee for rent concessions granted as a direct
consequence of COVID-19. The amendment to IFRS 16 provides lessees with an option to treat qualifying rent concessions resulting
from COVID-19, including payment holidays and deferral of lease payments, in the same way as they would if they were not lease
modifications.
None of the amendments to standards has a material impact on the Group.
A number of new standards and amendments to standards and interpretations have been issued but are not yet effective for the current
accounting period. These are not expected to have an impact on the Special Purpose Combined Financial Statements on initial application.

Going concern
The Boards of Managers of the Top Companies have, at the time of approving the Special Purpose Combined Financial Statements, a
reasonable expectation that the Top Companies and the Group have adequate resources to continue in operational existence for the
foreseeable future. The Boards of Managers therefore continue to adopt the going concern basis of accounting in preparing the financial
information.

Investment properties
Investment properties are those properties, either owned by the Group or where the Group is a lessee under a finance lease, that are held
to earn rental income or for capital appreciation, or both. In the case of investment properties which are leasehold interests, such leases
are accounted for as finance leases and recognised as an asset and an obligation to pay future minimum lease payments. The investment
properties are held in the Special Purpose Combined Statement of Financial Position at fair value, gross of the finance lease liabilities.
Investment properties are measured initially at cost, including related transaction costs (unless acquired in a business combination).
After initial recognition, investment properties are carried at fair value based on market value determined by professional independent
valuers at each reporting date. The difference between the fair value of the investment properties at the reporting date and their carrying
amount prior to re-measurement is included in the Special Purpose Combined Statement of Comprehensive Income, including the
corresponding tax effect, within profit or loss.
Costs of repairs and refurbishments which improve the properties or prolong their useful lives are capitalised and included in the
carrying value of investment properties.

Other property interests
Other property interests are options to acquire properties, including land. The options are measured at fair value which changes in fair
value recorded in profit and loss.
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Notes to the Special Purpose Combined Financial Statements (continued)
For the year ended 31 December 2020

Note 2. Significant accounting policies (continued)

Property acquisitions and disposals

Cash and cash equivalents

Properties are treated as acquired at the point when the Group assumes the significant risks and rewards of ownership and as disposed
when these are transferred to the buyer. Generally this would occur on completion of contract.

Cash and cash equivalents comprise cash balances, deposits held with banks and highly liquid short-term investments that are readily
convertible to known amounts of cash within three months or less.

When a property is acquired through the acquisition of a company structure, an assessment of the value of the component parts is
undertaken. Where the property value constitutes substantially all of the fair value of the gross assets acquired, the acquisition is
considered an asset acquisition and not a business combination. The purchase price is allocated across all of the assets and liabilities
acquired using the residual method.

Trade and other payables

If an investment property has been acquired in the year, the asset is recognised at the cost acquired (including, where applicable, directly
attributable transaction costs).

Borrowings are recognised initially at fair value, net of attributable arrangement fees. Subsequent to initial recognition, these are carried
at amortised cost, with any difference between the proceeds (net of transaction costs) and the redemption value being recognised in the
Special Purpose Combined Statement of Comprehensive Income over the period of the borrowings using the effective interest method.

Any gains or losses arising on disposal of the property (calculated as the difference between the net disposal proceeds and the carrying
amount of the asset) are included in profit or loss in the year in which the property is derecognised.

All other borrowing costs are recognised in profit or loss in the year in which they are incurred.

Goodwill and other intangibles

Loans due to Owners of the Group

Intangible assets comprise goodwill and software used internally within the business.

The Group received funding from its owners in the form of Preferred Equity Certificates (‘PECs’). These are classified as financial
liabilities and are initially recognised at fair value. Subsequent to initial recognition, the PECs are measured at amortised cost with any
difference between the proceeds and the redemption value being recognised in the Special Purpose Combined Statement of
Comprehensive Income over the period of the PECs using the effective interest method.

Trade and other payables are carried at their nominal value.

Borrowings

Taxation

For the purpose of impairment testing, goodwill is allocated to each of the Group’s cash-generating units (or groups of cash-generating
units) expected to benefit from the synergies of the combination. Cash-generating units to which goodwill has been allocated are tested
for impairment annually, or more frequently when there is an indication that the unit may be impaired. If the recoverable amount of the
cash-generating unit is less than the carrying amount of the unit, the impairment loss is allocated first to reduce the carrying amount of
any goodwill allocated to the unit and then to the other assets of the unit pro-rata on the basis of the carrying amount of each asset in the
unit. An impairment loss recognised for goodwill is not reversed in a subsequent period.

The tax expense represents the sum of the tax currently payable and deferred tax. Current and deferred tax are recognised in income or
expense, except when they relate to items that are recognised in other comprehensive income or directly in invested capital, in which
case the current and deferred tax are also recognised in other comprehensive income or directly in invested capital, respectively.

On disposal of a cash-generating unit, the attributable amount of goodwill is included in the determination of the profit or loss on disposal.

The current tax payable is based on taxable profit for the year and calculated using tax rates that have been enacted or substantively
enacted as at the balance sheet date. Current tax for current and prior periods are, to the extent unpaid, recognised as a liability. Current
taxes are recognised as income or an expense and included in profit or loss for the year.

Software is recorded at cost less accumulated amortisation and impairment, if any. Amortisation is recognised on a straight-line method
over their useful life, which is estimated at four years.
The carrying amounts of intangible assets are assessed for indicators of impairment annually or whenever events and changes in
circumstances indicate that the carrying amount may not be recoverable. If any such indication exists, the asset’s recoverable amount is
estimated. Impairment losses represent the amount by which the carrying value exceeds the recoverable amount (higher of value in use
or fair value less costs to sell). These are recognised in profit or loss for the year.

Property, plant and equipment
Property, plant and equipment comprises right-of-use assets, recognised as a result of the application of IFRS 16 - Leases, and leasehold
improvements on offices, IT hardware, vehicles and other office equipment. Items of property, plant and equipment are stated at cost or
deemed cost less accumulated depreciation and impairment losses, if any. Cost includes the original purchase price of the asset and the
costs attributable to bringing the asset to its working condition for its intended use.
Subsequent costs are included in the asset’s carrying amount or recognised as separate assets, as appropriate, only when it is probable
that future economic benefits associated with the item will flow to the Group and the cost of the item can be measured reliably.
Gains and losses on disposals are determined by comparing the proceeds with the carrying amount and are recognised in the Special
Purpose Combined Statement of Comprehensive Income.

Trade and other receivables
Trade and other receivables are carried at their nominal value and stated net of allowances for doubtful accounts. When there is an
indication that the Group will not be able to collect all amounts due according to the original terms of the receivable the amount is
recorded in the allowance for doubtful accounts. If collection is expected in more than one year, they are classified as non-current assets.
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Current tax

The Group evaluates positions taken in tax returns with respect to situations in which applicable tax regulation is subject to interpretation.

Deferred tax
Deferred tax is the tax expected to be payable or recoverable on temporary differences between the carrying amounts of assets and
liabilities in the financial information and the corresponding tax bases used in the computation of taxable profit, and is accounted for
using the statement of financial position liability method. Deferred tax liabilities are generally recognised for all taxable temporary
differences and deferred tax assets are recognised to the extent that it is probable that taxable profits will be available against which
deductible temporary differences can be utilised. Such assets and liabilities are not recognised if the temporary differences arise from
the initial recognition of goodwill or from the initial recognition of other assets and liabilities in a transaction that affects neither the
taxable profit nor the accounting profit.
Deferred tax is calculated at the tax rates that are expected to apply in the period when the liability is settled, or the asset is realised
based on tax laws and rates that have been enacted or substantively enacted at the reporting date.
The measurement of deferred tax liabilities and assets reflects the tax consequences that would follow from the manner in which the
Group expects, at the end of the reporting period, to recover or settle the carrying amount of its assets and liabilities.
Deferred tax assets and liabilities are offset when there is a legally enforceable right to set off current tax assets against current tax
liabilities and when they relate to income taxes levied by the same taxation authority and the Group intends to settle its current tax assets
and liabilities on a net tax basis.
The carrying amount of deferred tax assets is reviewed at each Special Purpose Combined Statement of Financial Position date and
reduced to the extent that it is no longer probable that sufficient taxable profits will be available to allow all or part of the asset to
be recovered.
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Goodwill arising on acquisition of subsidiaries and businesses is measured as the excess of the sum of the consideration transferred
over the net of the acquisition-date amounts of the identifiable assets acquired and the liabilities assumed.

Strategic Report

Note 2. Significant accounting policies (continued)

LOGICOR GROUP
Notes to the Special Purpose Combined Financial Statements (continued)
For the year ended 31 December 2020

Note 2. Significant accounting policies (continued)

Revenue

Financial instruments

Revenue includes rental income and service charge income from investment properties, and asset management fees. Revenue is
measured based on the consideration to which the Group expects to be entitled in the contract with a customer and excludes amounts
collected on behalf of third parties. The Group recognises revenue when services have been rendered.

Rental income

Initial direct costs and tenant lease incentives are recognised in other receivables and amortised on a straight-line basis over the term of
the relevant lease up to the first tenant break clause. Fees received due to the early termination of a lease are immediately reflected in
income net of dilapidations and non-recoverable outgoings, on satisfaction of conditions.

Service charges and other recoveries from tenants
Service charge income is recognised separately from rental income. Service charge income includes directly recoverable expenditure
and management fees, as well as income in relation to service charges. Revenue from services is recognised on an accrual basis.

Asset management fees
Asset management fees are recognised in revenue and relate to fees receivable in respect of asset management services provided to
assets not owned by the Group. Asset management services include services relating to acquisitions, disposals and development activity.
Asset management fees are based on either a percentage of the assets’ operating income, transaction value or development cost and are
recognised when the services have been rendered.
Any other income is accounted for on an accrual basis.

Employee expenses
Pension obligations
The Group has defined contribution plans. The Group has no further payment obligations once the contributions have been paid. The
contributions are recognised as employee benefit expense when they are due. Prepaid contributions are recognised as an asset to the
extent that a cash refund or a reduction in the future payments is available.
Contributions to defined contribution schemes are charged to the Special Purpose Combined Statement of Comprehensive Income
as incurred.

Leasing
The Group as lessor

Fair value through profit or loss
Other property interests and derivative financial assets and liabilities are classified as financial assets or liabilities at fair value through
profit or loss. Refer to point (iv) for policies on derivative financial instruments. Any changes in fair value are recognised in the Special
Purpose Combined Statement of Comprehensive Income.
Loans and receivables
Loans and receivables are non-derivative financial assets with fixed or determinable payments that arise principally through the
provision of premises to tenants. They are recognised initially at fair value, and are subsequently stated at amortised cost using the
effective interest method. Loans and receivables comprise mainly cash and cash equivalents and trade and other receivables – current
(excluding VAT recoverable and prepayments).
Impairment of financial assets
Financial assets, other than those at fair value through profit or loss, are assessed for indicators of impairment at each balance sheet
date. Financial assets are impaired where there is objective evidence that, as a result of one or more events that occurred after the initial
recognition of the financial asset, the estimated future cash flows of the investment have been affected.
For certain categories of financial asset, such as trade receivables, assets that are assessed not to be impaired individually are, in
addition, assessed for impairment on a collective basis.
Objective evidence of impairment for a portfolio of receivables includes the Group’s past experience of collecting payments, any increase
in the number of delayed payments, as well as observable changes in European and local economic conditions that correlate with default
on receivables.
For trade receivables, which are reported net, such provisions are recorded in a separate provision account with the loss being
recognised within administration expenses in the Special Purpose Combined Statement of Comprehensive Income. On confirmation that
the trade receivable will not be collectable, the gross carrying value of the asset is written off against the associated provision.
Derecognition of financial assets
The Group derecognises a financial asset only when the contractual rights to the cash flows from the asset expire, or when it transfers
the financial asset and substantially all the risks and rewards of ownership of the asset to another entity.

Properties leased out under operating leases are included in investment property in the Special Purpose Combined Statement of
Financial Position. The Group’s leases are operating leases as they retain substantially all of the risks and rewards of ownership.

On derecognition of a financial asset in its entirety, the difference between the asset’s carrying amount and the sum of the consideration
received and receivable is recognised in the Special Purpose Combined Statement of Comprehensive Income.

The Group as lessee

(ii) Financial liabilities and equity

Subsequent to the adoption of IFRS 16 – Leases substantially all leases are recognised on balance sheet and measured at the lease
commencement date as the present value of the lease payments not paid at that date. The lease obligations have been calculated using
the effective interest rate implicit in the leases.

Debt and equity instruments are classified as either financial liabilities or as invested capital in accordance with the substance of the
contractual arrangement. Generally an obligation to deliver cash or other financial asset to another party at a fixed date in the future
would require presentation of a financial instrument as a liability.

Investment properties recognised under finance leases are carried at their fair value.
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Rental income from operating leases is recognised on a straight-line basis over the term of the relevant lease up to the first tenant break
clause. Contingent rents, such as turnover rents, rent reviews and indexation that is variable in nature, are recorded as income in the
period in which they are earned.

(i) Financial assets
Classification
The Group classifies its financial assets into the following specified categories: financial assets ‘as fair value through profit or loss’
(FVTPL) and ‘loans and receivables’. The classification depends on the purpose for which the financial assets were acquired. Management
determines the classification of its financial assets at initial recognition.

Strategic Report

Note 2. Significant accounting policies (continued)

LOGICOR GROUP
Notes to the Special Purpose Combined Financial Statements (continued)
For the year ended 31 December 2020

Note 2. Significant accounting policies (continued)

Other financial liabilities
Other financial liabilities (including borrowings, loans due to Owners of the Group and trade and other payables (excluding deferred
income)) are initially measured at fair value, net of transaction costs. Other financial liabilities are subsequently measured at amortised
cost using the effective interest method.

Interest income and expense
Interest income and expense are recognised within ‘net finance costs’ in the Special Purpose Combined Statement of Comprehensive
Income using the effective interest method.

The Group derecognises financial liabilities when the Group’s obligations are discharged, cancelled or have expired. The difference
between the carrying amount of the financial liability paid or payable is recognised in profit or loss.

The effective interest method is a method of calculating the amortised cost of a financial asset/financial liability and of allocating interest
income/expense over the relevant period. The effective interest rate is the rate that exactly discounts estimated future cash
receipts/payments (including all fees on points paid or received that form an integral part of the effective interest rate, transaction costs
and other premiums or discounts) through the expected life of the financial asset/financial liability, or, where appropriate, a shorter
period.

(iv) Derivative financial instruments
The Group has entered into interest rate caps, to manage its exposure to interest rate risk. Details of the Group’s approach to managing
financial risk are disclosed in note 19.
Derivatives are recognised at fair value at the origination date and subsequently remeasured to their fair value at each reporting date.
The resulting gain or loss is recognised in profit or loss.
A derivative with a positive fair value is recognised as a financial asset whereas a derivative with a negative fair value is recognised as a
financial liability. A derivative is presented as a non-current asset or a non-current liability if the remaining maturity of the instrument is
more than 12 months and it is not expected to be realised or settled within 12 months.
The fair value of financial instruments that are not traded in an active market is determined by using valuation techniques. The Group
uses judgement to select a variety of methods and make assumptions that are mainly based on market conditions existing at the end of
each reporting period. Refer to further disclosure on the valuation techniques applied in note 19.

Foreign currency translation
The functional currency of the reporting companies is Euros as that is the currency of the primary economic environment in which the
companies operate. The Group’s presentation currency is Euros.
For each individual Group entity, foreign currency transactions are translated into its respective functional currency using the exchange
rates prevailing at the dates of the transactions. Foreign exchange gains and losses resulting from the settlement of such transactions
and from the translation at year-end exchange rates of monetary assets and liabilities denominated in foreign currencies are recognised
in the statements of comprehensive income of the group entities.
The results and financial position of all the Group entities that have a functional currency different from the presentation currency are
translated into the presentation currency as follows:
• assets and liabilities for each statement of financial position presented are translated at the closing rate at the date of that statement of
financial position;
• income and expenses for each statement of comprehensive income presented are translated at average exchange rates (unless this
average is not a reasonable approximation of the cumulative effect of the rates prevailing on the transaction dates, in which case
income and expenses are translated at the rate on the dates of the transactions);
• all resulting exchange differences are recognised in other comprehensive income;
• on a disposal of a foreign operation, all of the accumulated exchange differences in respect of that operation attributable to the Group
are reclassified to profit or loss; and
• goodwill and fair value arising on the acquisition of a foreign entity are treated as assets and liabilities of the foreign entity and
translated at the closing rate.
The following exchange rates are used to translate foreign currency denominated amounts:
The principal exchange rates applied to €1 as at balance sheet date were:
31 December
2020

31 December
2019

Pound Sterling

0.90

0.85

Swedish Krona

10.04

10.49

31 December
2020

31 December
2019

Pound Sterling

0.89

0.88

Swedish Krona

10.49

10.58

The principal exchange rates applied to €1 for the year ended:
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(iii) Effective interest method
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Note 2. Significant accounting policies (continued)

LOGICOR GROUP
Notes to the Special Purpose Combined Financial Statements (continued)
For the year ended 31 December 2020

Note 4. Segmental reporting

Segmental reporting

The operating segments derive their revenue primarily from rental income from leases. All of the Group's business activities and
operating segments are reported within the segments listed:

The Group’s reportable segments are the geographical business units: United Kingdom, France, Northern Europe (comprising Austria,
Belgium, Germany, Luxembourg and the Netherlands), Southern Europe (comprising Italy, Spain and Portugal), Nordics (comprising
Finland, Russia, Sweden and Denmark) and Central and Eastern Europe (comprising Poland, Hungary, Slovakia, Romania and the
Czech Republic).

For the year ended 31 December 2020

Net rental income

UK
€m

Northern
Europe
€m

France
€m

Southern
Europe
€m

Nordics
€m

CEE
€m

Total
€m

184

143

109

107

91

56

690

12

16

32

8

18

26

112

Note 3. Critical accounting judgements and key estimates

Total revenue

196

159

141

115

109

82

802

Investment property valuations

Property operating expenses

(21)

(26)

(38)

(15)

(28)

(29)

(157)

The Group engages independent qualified valuers to perform the valuation. The valuation of the Group’s property portfolio is inherently
subjective due to, among other factors, the individual nature of each property, its location and the expected future rental revenues from
that particular property. As a result, the valuations the Group places on its property portfolio are subject to a degree of uncertainty and
are made on the basis of assumptions which may not prove to be accurate, particularly in periods of volatility or low transaction flow in
the property market. See note 11 for details on the process.

Net operating income

175

133

103

100

81

53

645

Service charge income

(78)

Administrative expenses

-

Gain on disposal of investment
properties

649

Fair value movement

Impairment of goodwill
The Group reviews goodwill annually for impairment or where there are impairment indicators. For the purpose of impairment testing,
goodwill is allocated to each of the Group’s cash-generating units expected to benefit from the synergies of the combination. If the
recoverable amount of the cash-generating unit is less than the carrying amount of the unit an impairment charge is recognised. The
assessment of the recoverable amount is inherently subjective and is made on the basis of assumptions which may not prove to be
accurate, particularly in periods of volatility or low transaction flow in the property market.

Operating profit

1,216

Net finance costs

(367)

Profit before tax

849

For the year ended 31 December 2019

Other property interests
The valuation of the options has been completed internally by the management of the Group. One component of the valuations is the value
of the underlying properties which have been estimated by an independent qualified valuer. The assessment of the value of the properties
is inherently subjective and is made on the basis of assumptions which may not prove to be accurate, particularly in periods of volatility
or low transaction flow in the property market.

Net rental income
Service charge income

Income taxes

Total revenue

The Group is subject to income taxes in numerous jurisdictions. Significant estimates are required in determining income taxes. There are
many transactions and calculations for which the ultimate tax determination is uncertain. The Group recognises liabilities for anticipated
tax assessments based on estimates of whether additional taxes will be due. Where the final tax outcome of these matters is different
from the amounts that were initially recorded, such differences will impact the current tax and deferred tax provisions.

Property operating expenses

The deferred tax asset recognised at 31 December 2020 is based on future profitability assumptions over a five-year horizon (the period
which the Group has determined it is probable that taxable profits will be available to utilise the asset). In the event of changes to these
profitability assumptions the tax assets recognised may be adjusted.
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Net operating Income
Administrative expenses
Gain on disposal of investment
properties
Fair value movement

UK
€m

Northern
Europe
€m

France
€m

Southern
Europe
€m

Nordics
€m

CEE
€m

Total
€m

180

144

107

103

96

56

686

12

16

33

8

18

25

112

192

160

140

111

114

(21)
171

(24)
136

(37)
103

81

798

(16)

(27)

(29)

(154)

95

87

52

644
(83)
3
346

Operating profit

910

Net finance costs

(317)

Profit before tax

593
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The accounting policies of the operating segments are the same as those of the Group. Generally, the Boards of Managers and
management focus on increasing top line leasing revenue through rental increases or occupancy gains and reducing operating expense
leakage. Further, all acquisitions are approved by the Boards of Managers.
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Note 2. Significant accounting policies (continued)

LOGICOR GROUP
Notes to the Special Purpose Combined Financial Statements (continued)
For the year ended 31 December 2020

Note 6. Administrative expenses

Revenue

6(i) Total administrative expenses

An analysis of the Group's revenue is as follows:
Year ended
31 December
2019
€m

670

675

Asset management fee income

16

8

Other property related income

4

3

Net rental income

690

686

Service charge income

112

112

Total revenue

802

798

Rental income from investment properties

Property operating expenses, net of recoveries

Year ended
31 December
2019
€m

38

34

Depreciation and amortisation

4

4

Other administration expenses

36

45

Total administrative expense

78

83

Year ended
31 December
2020
€m

Year ended
31 December
2019
€m

Employment cost expense

6(ii) Employment cost expense

35

30

Other benefits

2

3

Defined contribution pension cost

1

1

Total employment cost expense

38

34

Year ended
31 December
2020
€m

Year ended
31 December
2019
€m

622

338

Wages and salaries

The table shows the split of the Group's property operating expenses, net of recoveries:
Year ended
31 December
2020
€m

Year ended
31 December
2019
€m

Service charge income

112

112

Recoverable service charge costs

(112)

(112)

Other non-recoverable costs and costs due to vacancies

(45)

(42)

Total property operating expenses, net of recoveries

(45)

(42)

Note 7. Fair value movement

Fair value movement of investment property (note 11)

Future rentals

Other fair value movement (note 12)

The future aggregate minimum rentals receivable under non-cancellable operating leases are as follows:

Total fair value movement

Not later than 1 year
Later than 1 year but not later than 5 years
Later than 5 years
Total future rentals

Year ended
31 December
2020
€m

Year ended
31 December
2019
€m

624

644

1,443

1,447

657

672

2,724

2,763

There was no contingent rent in the current year.

27

8

649

346

Year ended
31 December
2020
€m

Year ended
31 December
2019
€m

Note 8. Net finance costs

(100)

(69)

Interest expense on secured loans

(19)

(69)

Interest expense on finance leases

(2)

(3)

Amortisation of loan borrowing costs

(5)

(36)

Other finance expense

(2)

(2)

(74)

16

Net finance costs

(202)

(163)

Interest expense on loans due to Owners of the Group

(165)

(154)

Total net finance costs

(367)

(317)

Interest expense on unsecured loans

Net foreign exchange (losses) / gains*

* Net foreign exchange (losses) / gains include €100 million of losses (2019: €5 million of gains) related to intercompany financing which is offset in the foreign
currency translation reserve.
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Year ended
31 December
2020
€m

Year ended
31 December
2020
€m

Strategic Report

Note 5. Revenue and property operating expenses, net of recoveries

LOGICOR GROUP
Notes to the Special Purpose Combined Financial Statements (continued)
For the year ended 31 December 2020

Note 10. Goodwill and intangible assets

(a) Analysis of expense for the year
Year ended
31 December
2019
€m

Current tax on profits for the year

37

26

Prior year adjustment

(2)

Total current tax

35

(4)
22

Deferred tax on profits for the year

165

118

Total deferred tax

165

118

Income tax expense

200

140

At 1 January 2019

Goodwill
€m

Software
€m

Total
€m

649

2

651

Additions

–

3

3

Amortisation charge for the year

–

(1)

(1)

Currency translation differences

(1)

–

(1)

Goodwill adjustment*

(2)

At 31 December 2019

–

(2)

646

4

650

–

2

2

Amortisation charge for the year

–

(2)

(2)

Currency translation differences

1

–

1

647

4

651

Additions

The standard corporate tax rate applied to the reported profit is 24.94% (2019: 24.94%).

At 31 December 2020

(b) Factors affecting tax charge for the year

* Goodwill adjustment relates to the difference between the final consideration agreed in April 2019 and the original consideration paid in November 2017 for the
acquisition of the entities making up the Group.

Year ended
31 December
2020
€m

Year ended
31 December
2019
€m

Profit before tax

849

593

Profit before tax multiplied by the rate of corporation tax in Luxembourg (24.94%) (2019: 24.94%)

212

148

Effects of:
(41)

16

Permanent differences**

(2)

4

Movement in unrecognised deferred tax

31

(28)

Conversion to local tax rate*

Income tax expense

200

140

Impairment test for goodwill
The Group tests goodwill annually for impairment by comparing against the fair value of each operating segment or more frequently if
there are indicators that goodwill might be impaired.
To review the goodwill balance for impairment, the recoverable amount of the goodwill has been compared to the carrying value.
The recoverable amount of the goodwill has been determined based on the fair value of the underlying investment properties in each of
the groups of cash generating units, adjusted for any net working capital balances. See note 11 for further details on the valuation
process.
Goodwill is monitored at the level of the six operating segments identified in note 4. A segment level summary of the goodwill allocation is
presented below.

* Conversion to local tax rate also includes the impact of enacted future changes to tax rates on deferred tax balances.

UK
€m

Northern
Europe
€m

France
€m

Southern
Europe
€m

Nordics
€m

CEE
€m

Total
€m

At 31 December 2020

6

175

207

91

110

58

647

At 31 December 2019

7

175

207

91

108

58

646

** Permanent differences relate to expenses which are non-deductible for tax purposes, offset by non-taxable income.
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Year ended
31 December
2020
€m

Strategic Report

Note 9. Taxation

LOGICOR GROUP
Notes to the Special Purpose Combined Financial Statements (continued)
For the year ended 31 December 2020

Net book value at the beginning of the year
Capital expenditure
Disposals

Note 11. Investment properties (continued)
Year ended
31 December
2020
€m

Year ended
31 December
2019
€m

13,152

12,552

111

75

(48)

(22)

Fair value movements due to foreign exchange

75

(6)

Low

Average

High

Low

Average*

High

3,656

21.2

67.5

184.7

3.8%

5.0%

14.0%

Northern Europe

3,116

15.2

51.8

109.4

3.5%

4.4%

7.5%

France

2,266

5.0

48.5

159.5

3.5%

4.7%

10.4%

1,859

13.1

43.6

70.6

4.7%

5.5%

10.8%

1,507

31.2

89.2

250.4

4.3%

6.2%

12.3%

Other fair value movements

547

344

Currency translation differences

(263)

209

Nordics

13,574

13,152

CEE
Total of available to rent properties

The Group's policy is for investment properties to be measured at fair value. The Group completes property valuations at least annually
by independent registered valuers. A valuation has been performed as at 31 December 2020 with the methodology and assumptions
being consistent with the valuation performed at 31 December 2019.

Developments**
Land
Market value at 31 December 2020

The market value of the Group's investment properties, as determined by the Group's external valuers, differs from the net book value
presented in the Special Purpose Combined Statement of Financial Position due to the Group presenting lease incentives, tenant finance
leases and head leases separately. The following table reconciles the carrying amount of the investment properties to the reported
market value.

Carrying amount

As at
31 December
2020
€m

As at
31 December
2019
€m

13,574

13,152

Portfolio

44

Ground leases capitalised

(75)

(75)

Northern Europe

Components of the IFRS valuation

Gross value

As at
31 December
2020
€m

As at
31 December
2019
€m

14,379

13,901

Acquisition costs

(693)

(669)

Capital costs including costs to complete developments

(120)

(111)

Reported market value

13,566

13,121

48.6

83.9

5.2%

6.2%

12.1%

5.0

56.2

250.4

3.5%

5.1%

14.0%

77

37.5

52.9

128.0

3.4%

4.5%

5.5%

84

N/A

N/A

N/A

N/A

N/A

N/A

13,566

The table below summarises the key unobservable inputs used in the valuation of the Group’s wholly owned investment properties at
31 December 2019:

67

13,121

36.9

** Developments include extensions of operational buildings.

Tenant lease incentives

13,566

1,001
13,405

* Weighted average equivalent yield.

United Kingdom

Reported market value

Equivalent yield
%

United Kingdom

Portfolio

Southern Europe

Net book value at the end of the year

Estimated rental value
€ per sqm

Market value
€m

Estimated rental value
€ per sqm

Equivalent yield
%

Market value
€m

Low

Average

High

Low

Average*

High

3,751

19.1

69.3

176.1

3.9%

5.0%

28.8%

2,831

14.1

50.5

109.4

3.8%

4.6%

8.4%

France

2,146

5.0

48.2

159.5

3.8%

4.9%

10.7%

Southern Europe

1,766

13.1

42.8

70.6

4.8%

5.6%

10.0%

Nordics

1,437

21.0

86.6

249.6

4.5%

6.7%

12.6%

CEE

1,020

36.9

48.5

82.5

5.3%

6.1%

12.1%

Total of available to rent properties

12,951

5.0

56.0

249.6

3.8%

5.3%

28.8%

Developments**

90

41.2

60.8

130.9

3.1%

4.5%

6.0%

Land

80

N/A

N/A

N/A

N/A

N/A

N/A

Market value at 31 December 2019

13,121

* Weighted average equivalent yield.
** Developments include extensions of operational buildings.

The investment properties have also been independently valued on the basis of being sold as a single portfolio as sale of the Special
Purpose Vehicles (‘SPVs’) of each asset within the portfolio. For this valuation basis the acquisition costs were estimated as €100 million,
giving a non-accounting portfolio valuation of €14.2 billion as at 31 December 2020 (2019: €13.7 billion).
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Fair value movement of investment properties

The table below summarises the key unobservable inputs used in the valuation of the Group’s wholly owned investment properties at
31 December 2020:

Strategic Report

Note 11. Investment properties

LOGICOR GROUP
Notes to the Special Purpose Combined Financial Statements (continued)
For the year ended 31 December 2020

Note 12. Other property interests

The sensitivities below illustrate the impact of changes in key unobservable inputs (in isolation) on the fair value of the Group’s
investment properties:
Impact on valuation of 5%
change in estimated rental
value

Impact on valuation of 25 bps
change in equivalent yield

Decrease
€m

Increase
€m

Decrease
€m

Increase
€m

13,405

12,887

13,907

14,047

12,765

Developments residual method

77

74

81

85

71

Land

84

N/A

N/A

N/A

N/A

Total available to let

Market value at 31 December 2020

13,566

Impact on valuation of 5%
change in estimated rental
value

Impact on valuation of 25 bps
change in equivalent yield

Market Value
€m

Decrease
€m

Increase
€m

Decrease
€m

Increase
€m

12,951

12,490

13,429

13,604

12,244

Developments residual method

90

86

99

98

83

Land

80

N/A

N/A

N/A

N/A

Total available to let

Market value at 31 December 2019

As at
31 December
2019
€m

52

44

3

–

Fair value movement

27

8

Closing balance

82

52

Additions

Included within the Group’s non-controlling equity investments are options to acquire three properties located in Germany, at €nil million
cost, at the end of their third-party finance lease period. The options are not separable from the investment, have exercise dates in 2022,
2027 and 2030 and have a fair value of €79 million as of 31 December 2020 (2019: €52 million). The Group intends to hold these for
longer than 12 months, measures them at fair value and classifies them as a 'fair value through profit or loss' financial asset with
changes in fair value recorded in profit and loss.
The fair value of the options is calculated using discounted cash flows and estimated property values. The key assumptions used in the
valuation of the option are the discount rate and the valuation of the property. The discount rate used for the valuation ranges between
10.4% to 11.6% (2019: 10.6% to 11.8%). Refer to note 11 for the disclosure of assumptions in relation to the property valuation.

Note 13. Cash and cash equivalents
The table shows the split of Group’s cash and cash equivalents:
As at
31 December
2020
€m

13,121

As at
31 December
2019
€m

Valuation process

Cash at bank

199

209

The fair value of investment properties at 31 December 2020 was determined by the Group’s independent external valuers. The
valuations are in accordance with RICS standards and were arrived at by reference to market evidence of transactions for similar
properties. The valuations performed by the independent valuers are reviewed internally by senior management and relevant asset
managers. This includes discussions of the assumptions used by the external valuers, as well as a review of the resulting valuations.
Discussions of the valuation process and results are held between senior management and the external valuers on an annual basis.

Total cash and cash equivalents

199

209

Included in cash and cash equivalents is €45 million (2019: €42 million) of restricted cash which relates to monies owed on tenant
deposits, monies held in third party controlled bank accounts for interest obligations and guarantees provided to tax authorities.

The valuers’ opinion of fair value was primarily derived using comparable recent market transactions on arm’s length terms and using
appropriate valuation techniques. Notwithstanding the impacts of COVID-19, there were sufficient transaction volumes and other relevant
market evidence upon which to base opinions of value at the balance sheet date. The fair value of investment properties is determined
using the income capitalisation approach. Under this approach, forecast net cash flows, based on market derived estimated present
rental values (market rent), together with estimated costs, are discounted at market derived capitalisation rates to produce the valuers’
opinion of fair value. The average discount rate which, if applied to all cash flows, would produce the fair value, is described as the
equivalent yield.
All of the Group’s properties are level 3, as defined by IFRS 13 Fair Value Measurement, in the fair value hierarchy as at 31 December
2020. There were no transfers between levels during the year.
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Market Value
€m

Opening balance

As at
31 December
2020
€m

Strategic Report

Note 11. Investment properties (continued)

LOGICOR GROUP
Notes to the Special Purpose Combined Financial Statements (continued)
For the year ended 31 December 2020

Note 14. Trade and other receivables (continued)
As at
31 December
2019
€m

Trade receivables

83

63

Allowance for doubtful accounts

(17)

Net trade receivables

66

54

VAT recoverable

22

20

Prepayments

25

23

Service charges and property management accounts

25

39

The ageing of trade receivables as at 31 December 2020

Other receivables

20

19

(9)

As at
31 December
2020
€m

Trade and other receivables – impairment schedule

As at
31 December
2019
€m

Opening balance

(9)

(6)

Provision during the year

(8)

(3)

(17)

(9)

Closing balance

Gross
€m

Provision
€m

Net
€m

Not past due

48

–

48

–

12

17

8

Past due 1 – 30 days

12

Total current trade and other receivables

175

163

Past due 31 – 90 days

3

–

3

Non-current trade and other receivables*

112

88

Past due 91 – 180 days

4

(1)

3

Total trade and other receivables

287

251

Past due more than 180 days

16

(16)

–

Net trade receivables

83

(17)

66

Amounts due from affiliates (note 21)

* Included within non-current trade and other receivables for the Group are lease commissions and other non-capitalised lease incentives totalling €82 million
(2019: €58 million).

As at
31 December
2020
€m

As at
31 December
2019
€m

Euro

50

37

Pound Sterling

11

12

5

5

66

54

Trade receivables by currency

Others
Net trade receivables

Gross
€m

Provision
€m

Net
€m

Not past due

33

–

33

Past due 1 – 30 days

16

–

16

Past due 31 – 90 days

4

–

4

Past due 91 – 180 days

2

(1)

1

The ageing of trade receivables as at 31 December 2019

Past due more than 180 days
Net trade receivables

8

(8)

–

63

(9)

54

Note 15. Trade and other payables
As at
31 December
2020
€m

As at
31 December
2019
€m

Trade payables

19

19

Other tax and social security payable

40

36

Accruals

37

42

Other payables

20

12

Tenant deposits

40

40

Deferred income

97

91

253

240

Total trade and other payables
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As at
31 December
2020
€m

Strategic Report

Note 14. Trade and other receivables

LOGICOR GROUP
Notes to the Special Purpose Combined Financial Statements (continued)
For the year ended 31 December 2020

Current borrowings

Note 16. Borrowings (continued)
As at
31 December
2020
€m

As at
31 December
2019
€m

33

2

4

Loans – Secured, Floating

–

1

Finance lease obligations

4

5

Total current borrowings

422

43

5,093

4,891

–

319

993

1,049

Loans – Secured, Floating

–

317

Finance lease obligations

86

90

Total non-current borrowings

6,172

6,666

Total borrowings

6,594

6,709

Non-current borrowings
Loans – Unsecured, Fixed (note 21)
Loans – Unsecured, Floating (note 21)
Loans – Secured, Fixed

During the year the Group continued to raise new financing in to the Group. Consistent with prior years all issuances took place via an
affiliated entity, Logicor Financing SARL (‘Finco’) and all issued notes were on the Global Exchange Market under the Group’s EMTN
programme.
In the year ended 31 December 2019, the Group raised new financing and partially repaid existing secured, floating-rate bank borrowings
through the issuance of unsecured fixed-rate notes, secured fixed-rate notes and a multi-currency Revolving Credit Facility (‘RCF’). Finco
is also the issuer of the unsecured notes and borrower under the RCF. Finco fully lent the proceeds of the unsecured notes issuances and
borrowings under the RCF to certain members of the Group, some of which became guarantors of the debt. Interest charged by Finco to
the Group for these amounts is equal to the interest borne by Finco plus issuance related costs.
On 15 January 2020, the Group issued a further £300 million of unsecured bonds maturing in 2030. Proceeds were used to repay the
remaining balance outstanding on the secured, floating-rate bank borrowings.
On 13 July 2020, the Group issued a further €500 million of unsecured bonds in a single tranche with a six-year term, maturing in 2026.
Following this issuance, the Group fully repaid the outstanding RCF balance of €250 million together with the outstanding interest owing
on the facility. The facility remains in place with no changes to its terms. Following the repayment, the Group had €750 million of
availability under the RCF. The Group also repurchased and cancelled a portion of its own bonds maturing in 2021, with a total par value
of €159 million. Consideration comprised the par value and accrued interest at the date of purchase.

Loans Unsecured,
Fixed
€m

Balance at 1 January 2019
Transition to IFRS 16 - Leases

(1,800)
–

Loans Unsecured,
Floating
€m

(300)

Loans Secured,
Fixed
€m

–

Loans Secured,
Floating
€m

(4,458)

Capitalised
borrowing costs
€m

Finance lease
liabilities
€m

Total
borrowings
€m

37

(89)

(6,610)

–

–

–

–

(12)

(12)

2021 bond issuance

(600)

–

–

–

1

–

(599)

2028 bond issuance

(317)

–

–

–

1

–

(316)

2024 bond issuance

(847)

–

–

–

2

–

(845)

2027 bond issuance

(998)

–

–

–

2

–

(996)

2028 bond issuance

(176)

–

–

–

1

–

(175)

2029 bond issuance

(176)

–

–

–

1

–

(175)

–

(59)

–

–

–

–

(59)

RCF repayment

–

49

–

–

2026 notes issuance

–

–

–

15

–

(1,029)

Principal repayment

–

–

4,213

–

3

4,216

RCF drawdown

Disposals

–
(1,044)
–

49

–

–

–

–

–

3

3

43

4

–

77

–

3

127

Foreign exchange movement

3

(9)

(20)

(85)

–

–

(111)

Interest expense in the year

(65)

(4)

(4)

(65)

–

(3)

(141)

Amortised costs in the year

–

–

–

–

(36)

–

(36)

Interest paid

Balance at 31 December 2019

24

(95)

2030 bond issuance

(346)

–

–

–

1

–

(345)

2026 bond issuance

(499)

–

–

–

2

–

(497)

–

317

–

–

–

–

317

253

–

–

313

–

4

570

RCF repayments
Principal repayments

(4,933)

(319)

(1,068)

(318)

(6,709)

As at 31 December 2020 the Group has €353 million of current outstanding Loans – Unsecured, Fixed. This relates to €441 million bonds
maturing in 2021, net of €88 million proceeds from the July 2020 issuance and held as cash by Finco.

Interest paid

73

2

21

1

–

3

100

On 14 January 2021, the Group issued a €650 million fixed-rate bond maturing in 2031. The proceeds have been retained within Finco
and are expected to be used for refinancing purposes and general corporate purposes.

Foreign exchange movement

32

2

58

4

–

–

96

Interest expense in the year

(98)

(2)

(19)

–

–

(2)

(121)

The secured fixed-rate notes are secured against 64 properties located in the UK with a reported market value as reflected in note 11 at
the balance sheet date of €2,435 million (2019: €2,516 million). The notes have loan to value and debt yield covenants. At 31 December
2020, the Group is in compliance with covenants which are assessed quarterly.

Amortised costs in the year

–

–

–

–

(5)

–

22

Balance at 31 December 2020

(5,518)

–

(1,008)

–
(90)

(5)
(6,594)

Finance lease obligations
Finance lease obligations principally relate to ground leases on investment properties (note 11) and leases of office premises classified
under property, plant and equipment.
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416

Loans – Secured, Fixed

Loans – Unsecured, Fixed (note 21)

Analysis of movements in borrowings

Strategic Report

Note 16. Borrowings

LOGICOR GROUP
Notes to the Special Purpose Combined Financial Statements (continued)
For the year ended 31 December 2020

Note 16. Borrowings (continued)
Total
borrowings

Balance at 1 January 2019
Initial recognition
Cash flow

Cash

Net debt

(6,610)

230

(6,380)

(12)

–

(12)

201

(27)

174

Loans due to
Owners of the
Group

(2,180)
–
129

The carrying amounts of the Group’s borrowings (as above) are denominated in the following currencies:
Total

At 31 December 2020

(8,560)
(12)
303

Euro

Foreign exchange movement

(111)

6

(105)

Interest expense in the year

(141)

–

(141)

Amortised costs in the year

(36)

–

(36)

(6,709)

209

(6,500)

Balance at 31 December 2019
Cash flow

145

(9)

136

Foreign exchange movement in the year

96

(1)

95

Interest expense in the year

(121)

–

(121)

Amortised costs in the year

(5)

–

(5)

(6,594)

199

(6,395)

Balance at 31 December 2020

–
(154)
–
(2,205)
203
–
(164)
–
(2,166)

(105)
(295)
(36)

Total borrowings

339

(285)
(5)
(8,561)

Loans –
Secured,
Fixed
€m

Loans –
Secured,
Floating
€m

Finance
lease
obligations
€m

Total
€m

4,841

–

–

–

83

4,924

668

–

995

–

7

1,670

5,509

–

995

–

90

6,594

Loans –
Unsecured,
Fixed
€m

Loans –
Unsecured,
Floating
€m

Loans –
Secured,
Fixed
€m

Loans –
Secured,
Floating
€m

Finance
lease
obligations
€m

Total
€m

4,573

250

–

–

86

4,909

At 31 December 2019

(8,705)

95

Loans –
Unsecured,
Floating
€m

Euro
Pound Sterling
Total borrowings

351

69

1,053

318

9

1,800

4,924

319

1,053

318

95

6,709

The total fair value of the unsecured and secured fixed-rate loans as at 31 December 2020 was €6,874 million (31 December 2019:
€5,060 million). For all other borrowings the fair values are not materially different to their carrying amounts.
Borrowings have the following maturity profile:

At 31 December 2020
Loans –
Unsecured,
Fixed
€m

Loans –
Unsecured,
Floating
€m

Loans –
Secured,
Fixed
€m

Loans –
Secured,
Floating
€m

Finance
lease
obligations
€m

Total
€m

416

–

2

–

4

422

Later than one year but not more than five years

2,335

–

–

–

18

2,353

More than five years

2,758

–

993

–

68

3,819

Total borrowings

5,509

–

995

–

90

6,594

Loans –
Unsecured,
Fixed
€m

Loans –
Unsecured,
Floating
€m

Loans –
Secured,
Fixed
€m

Loans –
Secured,
Floating
€m

Finance
lease
obligations
€m

Total
€m

33

–

4

1

5

43

Later than one year but not more than five years

2,438

319

–

317

18

3,092

More than five years

2,453

–

1,049

–

72

3,574

Total borrowings

4,924

319

1,053

318

95

6,709

Not later than one year

At 31 December 2019

Not later than one year
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Pound Sterling

Loans –
Unsecured,
Fixed
€m
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Note 16. Borrowings (continued)

LOGICOR GROUP
Notes to the Special Purpose Combined Financial Statements (continued)
For the year ended 31 December 2020

Note 18. Share capital
Revaluation of
investment
property
€m

At 1 January 2019

Number of
shares
Thousands

Par value of
shares
€m

395.5

0.396

95.5

0.095

Losses
€m

Deferred
interest
€m

Other
€m

Total
€m

–

51

–

4

55

(Charged)/credited to the Special Purpose Combined Statement of
Comprehensive Income

–

13

11

9

33

Currency translation differences

–

–

–

–

–

Other movement

–

–

4

–

4

At 31 December 2019

–

64

15

13

92

(Charged)/credited to the Special Purpose Combined Statement of
Comprehensive Income

–

(3)

14

(1)

10

Currency translation differences

–

–

–

(2)

(2)

Capital management

Other movement

–

–

–

–

–

At 31 December 2020

–

61

29

10

100

The Group manages its capital to ensure that entities in the Group will be able to continue as going concern while maximising the return
to the owners through the optimisation of the debt and equity balance. The capital structure of the Group consists of net debt, loans from
Owners of the Group and equity of the Group. The Group is not subject to any externally imposed capital requirements. The Group's
Managers review the capital structure of the Group on a periodic basis. As part of this review, management considers the cost of capital
and the risks associated with each class of capital.

Revaluation of
investment
property
€m

Losses
€m

Deferred
interest
€m

Other
€m

Total
€m

Deferred tax assets

At 1 January 2019

(798)

–

–

(4)

(802)

(Charged)/credited to the Special Purpose Combined Statement of
Comprehensive Income

(144)

–

–

(7)

(151)

Currency translation differences

–

–

–

1

1

Other movement

–

–

–

(4)

(4)

At 31 December 2019

(942)

–

–

(14)

(956)

(Charged)/credited to the Special Purpose Combined Statement of
Comprehensive Income

(175)

–

–

–

(175)

Currency translation differences

–

–

–

2

2

Other movement

–

–

–

–

–

–

–

(12)

At 31 December 2020

(1,117)

(1,129)

As at 31 December 2020, the Group has unused tax losses from continuing operations of €605 million (2019: €578 million) available
for offset against future profits. A deferred tax asset has been recognised in respect of €61 million (2019: €64 million) of such losses.
No deferred tax asset has been recognised in respect of the remaining €545 million (2019: €514 million) due to the unpredictability
of future profit streams. Included in recognised tax losses are losses of €0 million (2019: €0 million) that will expire in the next five
years; €9 million (2019: €10 million) that will expire after five years and the balance of €51 million (2019: €53 million) can be carried
forward indefinitely.
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Deferred tax liabilities

As at 31 December 2020 and 2019

Strategic Report

Note 17. Deferred tax

491.0
The above are shown for each reporting entity separately and when aggregated do not reflect a legal total of the Group.

Note 19. Financial instruments and financial risk management

Financial risk management
The Group’s activities expose it to a variety of financial risks: market risk (including foreign exchange risk and interest rate risk), credit
risk and liquidity risk. The Group’s overall risk management strategy seeks to minimise the potential adverse effects of these on the
Group’s financial performance and may include the use of derivative financial instruments to hedge certain risk exposures. Financial risk
management is carried out by the Group’s treasury function under policies approved by the Managers of the Top Companies. The Group
does not enter into or trade financial instruments, including derivative financial instruments, for speculative purposes.

Market risks
The Group is exposed to market risk through interest rates, availability of credit and foreign exchange fluctuations.

a. Interest rate risk
The Group is exposed to interest rate risk when the Group borrows at floating interest rates. The risk is managed by the Group through
issuing fixed-rate debt for a portion of the Group’s capital.
Based on the Group’s net debt balances at 31 December 2020, a 1% increase in interest rates would increase the net interest payable for
the year in the Special Purpose Combined Statement of Comprehensive Income and reduce invested capital by €nil million (2019: €6
million) on an annualised basis. The sensitivity has been calculated by applying the interest rate change to the variable rate borrowings,
net of cash and cash equivalents.

b. Foreign exchange risk
The Group operates across Europe and is exposed to foreign exchange risk, primarily with respect to the Pound Sterling and Swedish
Krona. Foreign exchange risk arises in respect of those recognised monetary financial assets and liabilities that are not in the functional
currency of the respective Group entity.
At 31 December 2020, if the currencies had strengthened by 5% against the Euro with all other variables held constant, the increase in
the net monetary liabilities on the balance sheet would be €81 million (2019: €86 million) with the loss recognised in profit and loss.
Under the same scenario the total impact on net assets excluding loans due to Owners of the Group would be an increase in net assets of
€117 million (2019: €117 million).
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Note 19. Financial instruments and financial risk management (continued)

Group balances as at 31 December 2020 are as follows:

Liquidity risk

Investment properties

Euro
€m

Pound
Sterling
€m

Swedish
Krona
€m

Total
€m

9,587

3,634

353

13,574

81

(17)

(5)

59

Cash and cash equivalents

134

57

8

199

The maturity analysis of financial instruments at 31 December 2020 is as follows. The amounts disclosed in the table are the contractual
undiscounted cash flows.

As at 31 December 2020

(4,841)

(1,663)

–

(6,504)

(83)

(7)

–

(90)

Deferred tax (net)

(953)

(13)

(63)

Goodwill and intangible assets

596

10

45

651

Net assets excluding loans due to Owners of the Group

4,521

2,001

338

6,860

Finance lease liabilities

Loans due to Owners of the Group

(2,166)

–

–

(2,166)

Trade and other payables

Net assets

2,355

2,001

338

4,694

Borrowings – loans
Finance lease obligations

(1,029)

Group balances as at 31 December 2019 are as follows:

Investment properties

Between
1 and 2 years
€m

Between
2 and 5 years
€m

Over 5 years
€m

Total
€m

469

1,114

1,639

3,971

7,193

7

7

19

113

146

116

–

–

–

116

Loans due to Owners of the Group*

11

11

32

2,375

2,429

Monies owed on tenant deposits

40

–

–

–

40

643

1,132

1,690

6,459

9,924

Less than
1 year
€m

Between
1 and 2 years
€m

Between
2 and 5 years
€m

Over 5 years
€m

Total
€m

112

712

2,765

3,739

7,328

Financial liabilities
Borrowings

At 31 December 2020
Euro
€m

Pound
Sterling
€m

Swedish
Krona
€m

Total
€m

9,085

3,740

327

13,152

Other net assets/(liabilities)

41

(14)

(4)

23

Cash and cash equivalents

128

75

6

209

Borrowings – loans

Less than
1 year
€m

As at 31 December 2019

Financial liabilities

(4,824)

(1,790)

–

(6,614)

(86)

(9)

–

(95)

Deferred tax (net)

(811)

–

(53)

(864)

Trade and other payables

Goodwill and intangible assets

596

11

43

650

Loans due to Owners of the Group*

Net assets excluding loans due to Owners of the Group

4,129

2,013

319

6,461

Monies owed on tenant deposits

Loans due to Owners of the Group

(2,205)

–

–

(2,205)

At 31 December 2019

Net assets

1,924

2,013

319

Finance lease obligations

4,256

Credit risk
Credit risk is the potential exposure of the Group to loss in the event of non-performance by a counterparty. Credit risk arises primarily
from trade receivables but also from the Group’s holdings of assets with counterparties such as cash deposits and derivative financial
instruments.

Borrowings
Finance lease liabilities

8

7

21

119

155

108

–

–

–

108

11

11

32

2,386

2,440

40

–

–

–

40

279

730

2,818

6,244

10,071

* The cash flows relating to the Loans due to Owners of the Group exclude their variable interest element, which is determined based on the performance of the
investment portfolio. At 31 December 2020, of the accrued interest, €11 million (2019: €52 million) was due to the variable interest element.

Finco, an entity affiliated with the Group, entered into an RCF in the year ended 31 December 2018 (see note 16) for the purposes of
providing flexible funding to the Group. At the balance sheet date the full facility of €750 million is available for further funding.

Credit risk associated with trade receivables is actively managed; tenants are managed individually by property managers, who
continuously monitor and work with tenants, aiming wherever possible to identify and address risks prior to default. Prospective tenants
are assessed via a review process, including obtaining credit ratings and reviewing financial information, which is conducted internally.
As a result deposits or guarantees may be obtained. The amount of deposits held as collateral at 31 December 2020 is €40 million (2019:
€40 million) (note 15). It is Group policy to calculate any impairment of receivables specifically on each contract. There is no concentration
of credit risk with respect to trade receivables.
Refer to note 14 for an analysis of the ageing of trade receivables.
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Other net assets/(liabilities)

Management regularly monitors rolling forecasts of the Group’s liquidity requirements to ensure it has sufficient cash to meet
operational needs and ensure that the Group does not breach borrowing limits or covenants on any of its borrowing facilities. Such
forecasting takes into consideration the Group’s debt financing plans and covenant compliance.

Strategic Report

Note 19. Financial instruments and financial risk management (continued)

LOGICOR GROUP
Notes to the Special Purpose Combined Financial Statements (continued)
For the year ended 31 December 2020

Note 20. Commitments and contingencies

Classification of financial assets and liabilities

The Group’s contractual capital commitments at the end of the year are set out below:

The tables below set out the Group’s accounting classification of each class of financial assets and liabilities as at 31 December 2020.

As at
31 December
2020
€m

As at
31 December
2019
€m

50

42

As at
31 December
2019
€m

Trade and other receivables

128

120

Between one and five years

9

–

Cash and cash equivalents

199

209

After five years

–

–

Financial assets – at amortised cost

327

329

Capital commitments

59

42

Other property interests

82

52

Financial assets - fair value through profit and loss

82

52

6,594

6,709

116

108

2,166

2,205

40

40

8,916

9,062

Borrowings
Trade and other payables
Loans due to Owners of the Group
Monies owed on tenant deposits
Financial liabilities – at amortised cost

Valuation hierarchy
Other property interests are the only financial instruments which are carried at fair value. The table below shows the assets carried at
fair value by valuation method:
Level 1
€m

Level 2
€m

Level 3
€m

Total
€m

Other property interests

–

–

82

82

Financial assets – fair value through profit and loss

–

–

82

82

Level 1
€m

Level 2
€m

Level 3
€m

Total
€m

Other property interests

–

–

52

52

Financial assets – fair value through profit and loss

–

–

52

52

31 December 2020

Within one year

The Group has also entered into operating leases for office buildings. The leases were brought on balance sheet on 1 January 2019 under
the modified retrospective approach in accordance with IFRS 16 (note 16).

Note 21. Related party transactions
Agreements with Blackstone
Asset and property management service agreements with certain funds affiliated with Blackstone
The Group has entered into asset and property management service agreements with certain funds affiliated with Blackstone. Under
these agreements the Group provides asset and property management services as well as general advisory services with a view to
maximising rental yield and long-term capital growth of real estate assets owned or managed by funds affiliated with Blackstone. In each
case the Group acts under the supervision and direction of the respective affiliates of Blackstone but shares its expertise and market
knowledge in consideration for fees that have been negotiated.

Financial assets

31 December 2019

Management fees earned from Blackstone

Financial assets
Amounts due from Blackstone

Year ended
31 December
2020
€m

Year ended
31 December
2019
€m

16

8

16

8

As at
31 December
2020
€m

As at
31 December
2019
€m

9

3

9

3

Notes
Level 1: valued using unadjusted quoted prices in active markets for identical financial instruments.
Level 2: valued using techniques based on information that can be obtained from observable market data.
Level 3: valued using techniques incorporating information other than observable market data.
Details of the valuation of the Other property interests is outlined in note 12.

There were no transfers between levels during the year. The Group’s policy is to recognise transfers into and out of fair value hierarchy
levels as of the date of the event or change in circumstances that caused the transfer.
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As at
31 December
2020
€m

Strategic Report

Note 19. Financial instruments and financial risk management (continued)

LOGICOR GROUP
Notes to the Special Purpose Combined Financial Statements (continued)
For the year ended 31 December 2020

Note 21. Related party transactions (continued)

Asset Management Agreement with Blackstone

Loans from Owners of the Group
The Group has also entered into loan agreements with its Owners. Details of these loan arrangements are as follows:

On 29 November 2017, the Top Companies jointly entered into an Asset Management Agreement with Blackstone for it to act as a
Strategic Advisor to the Top Companies and the Group.

As at
31 December
2019
€m

The Group has obtained funding via a related party, Logicor Financing SARL (‘Finco’), which is an indirect subsidiary of the immediate
parents of the Top Companies. This has been classified as Borrowings and details can be found in note 16.

Amount payable to Majority Midco SARL due within one year*

13

45

Amount payable to Minority Midco SARL due within one year*

3

Details of these loan arrangements and the borrowing costs paid on behalf of Finco by the group are as follows:

10

16

55

Amount payable to Majority Midco SARL due after one year

1,763

1,763

Amount payable to Minority Midco SARL due after one year

387

387

Amount payable to Finco due within one year

Loans due to Owners of the Group - Non-current

2,150

2,150

Amount payable to Finco due after one year

2,166

2,205

Amount due from Finco

Loans due to Owners of the Group - Current

As at
31 December
2020
€m

As at
31 December
2019
€m

416

33

5,093

5,210

Total Loans due to Owners of the Group

5,509

5,243

* The amount payable within one year is the interest payable on the loan balance.

The loans with the Owners are PECs which attract interest at a fixed rate of 0.5% p.a. and variable interest based on net interest income
received by the Top Companies and which are repayable on maturity on 28 November 2046. The loan agreements do not contain
embedded derivatives and have been classified as a financial liability in note 19.

As at
31 December
2020
€m

As at
31 December
2019
€m

8

5

Post balance sheet financing transactions are detailed in note 16.

8

5

Eurocor II SARL paid the following capital distribution to its shareholder:

Note 22. Post balance sheet events

23 February 2021

Amount paid

Equivalent
amount per
share

€53 million

€133.9

Amount paid

Equivalent
amount per
share

€12 million

€121.7

Eurocor III SARL paid the following capital distribution to its shareholder:

23 February 2021

74

LOGIGOR GROUP Annual Report 2020

Logicor
LOGICOR GROUP Annual Report 2020

75

Financials

As at
31 December
2020
€m

Affiliated loan with Logicor Financing SARL
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Note 21. Related party transactions (continued)

GLOSSARY

Glossary
Term

Description

Adjusted EBITDA

CEE

Adjusted EBITDA refers to EBITDA adjusted to exclude fair value movements of investment property and other property
interests and gain/(loss) on disposal of investment properties.
The Blackstone Group Inc. or, as the context may require, one or more funds, managed accounts or limited partnerships
managed or advised by The Blackstone Group Inc. or any of its affiliates or direct or indirect subsidiaries from time
to time.
Central and Eastern Europe.

CIC

China Investment Corporation or, as the context may require, any of its affiliates or direct or indirect subsidiaries.

Debt Service Cover

The ratio of Adjusted EBITDA to interest expense.

EBITDA

The profit/(loss) for the financial year, adjusted to add back net finance costs, taxation, depreciation and amortisation.

EPRA

European Public Real Estate Association.

EPRA Cost Ratio

The sum of administrative and operating costs (including the costs of direct vacancy) divided by gross rental income, as
defined by EPRA.
The ratio of the ERV of physically occupied space to total portfolio ERV, as defined by EPRA.

Blackstone

EPRA Occupancy
ERV
ESG
GAV
GLA
Headline Re-leasing
Spread
Headline Rent

Estimated rental value, which is the open market rent that a property can be reasonably expected to attain given its
characteristics, condition, location and local market conditions.
Environmental, Social and Governance.
Gross Asset Value calculated by external valuers as the Reported Market Value of the properties determined in
accordance with IFRS.
Gross Leasable Area.
Increase in Headline Rent over prior leases on the same spaces.

In-Place Rent

The highest contractually guaranteed fixed annual rent prior to the first Tenant Break Date of a lease. This excludes
rent-free periods and other tenant incentives.
The total contracted Headline Rent of the portfolio of assets at a particular point in time.

Leverage Ratio Test

Incurrence covenant test included in the EMTN programme relating to the ratio of debt to total assets.

LFL Net Rental Income

Net Rental Income at constant currency rates excluding loss of income from disposals, growth from development activity,
third-party assets under management fees, rent free straight-lining and COVID-19 related bad debts.
The Loan-to-Value ratio, which is the aggregate amount of Net Debt as a percentage of GAV.

LTV
NAV

Net Rental Income

Net Asset Value, calculated as the total value of assets minus any liabilities (such liabilities excluding the value of
shareholder loans).
The outstanding borrowings and associated accrued interest, excluding shareholder loans, less cash and cash
equivalents as presented in the financial statements.
The weighted average income a property produces after allowing for costs associated with buying the property and
assuming the rent is paid annually in arrears.
The amount of rental income and other property related income received. This excludes service charge income.

NOI

Net Operating Income, calculated on an accounting basis as defined in the relevant financial statements.

Physical Occupancy

sqm

The proportion of the aggregate GLA of the properties (whether or not capable of being let) which is subject to tenancies
at that point in time. For the avoidance of doubt, the aggregate GLA includes areas designated as structurally vacant or
under refurbishment. Any development to create new leaseable areas at any property is only included when the relevant
space or development is complete and available to generate income.
The ratio of leases weighted by Headline Rent that are renewed or otherwise extended in the year as a proportion of
leases subject to tenant breaks, expiries or other opportunities to renew in the year.
Square metres.

Tenant Break Date

The effective date from which a tenant is entitled by contract or law to exercise an option to terminate the lease.

WALB

Weighted average time to the earlier of the next Tenant Break Date or lease expiration, weighted by In-Place Rent.

Net Debt
Net Equivalent Yield

Retention Rate
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