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2021 highlights

€13.6bn
2020

€15.7bn 
GAV

13.6m sqm
2020

13.7m sqm 
Owned GLA

94.3%
2020

95.0% 
EPRA Occupancy

€6.9bn
2020

€8.2bn 
NAV

1.9%
2020

2.3% 
LFL Rental Growth per sqm

47.0%
2020

43.4% 
LTV

€645m
2020

€653m 
NOI
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We provide vital infrastructure 
which enables the flow of trade 
essential to modern life.

We aim to be the logistics partner  
of choice for customers, local 
communities, and investors.

Right   
Hams Hall, UK

Strategic Report ∕ Our purpose

Our purpose
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Our company

Logicor is a leading 
European owner, manager 
and developer of logistics 
real estate.
We own, manage and develop high quality 
logistics assets across Europe, addressing 
the real estate needs of international 
and local distributors, retailers 
and manufacturers. 

Spanning 18 countries, we operate 20 
million square metres of warehouse space, 
strategically located along Europe’s busiest 
trade routes and close to its major cities. 
As an experienced owner and operator 
of European logistics real estate, 
our approach is to work closely with 
our customers to ensure our flexible 
leasing and real estate solutions support 
their growth.

Strategic Report ∕ Our company

• Extensive portfolio of owned and 
managed logistics real estate

• 13.7m sqm owned portfolio

• 6.3m sqm additional Assets Under 
Management (‘AUM’)

Market leadership

20m sqm
GLA

• Diversified customer base 
including leading distributors, 
retailers, and manufacturers

• Multiple touchpoints with key 
customers

• Award-winning local asset 
management teams

Partner of choice

>2,200
customers

• Network of 19 offices across 
Europe

• 35 different employee nationalities

• Trusted supplier relationships, 
systems and processes

Connected 
network

>200
employees

• Presence in all major European 
logistics markets

• Strategic locations, within key 
transportation hubs

• Customisable product offering

Pan-European 
reach

18
countries
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Our footprint

Milan

 Utrecht

 
Madrid

 
Barcelona

Warsaw
 

Bucharest
 

Budapest 

Prague 

Stockholm 

Helsinki
 

  Logicor offices

1. Nordics includes one asset in Russia 
and Denmark comprises AUM only

London
 

Solihull
 

UK

3.8m
square metres
• Owned: 3.0m sqm 

• AUM: 0.8m sqm

 Düsseldorf

Frankfurt
 

Lyon
 

Paris
 

Copenhagen 

France

3.2m
square metres
• Owned: 2.4m sqm

• AUM: 0.8m sqm

Northern Europe

4.4m
square metres
• Owned: 3.0m sqm 

• AUM: 1.4m sqm

Nordics(1)

1.7m
square metres
• Owned: 1.2m sqm 

• AUM: 0.5m sqm

Central and  
Eastern Europe

2.1m
square metres
• Owned: 1.4m sqm

• AUM: 0.7m sqm

Southern Europe

4.7m
square metres
• Owned: 2.6m sqm 

• AUM: 2.1m sqm

 
Luxembourg

 Lisbon
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We own, manage, and develop 
the physical space our 
customers need to operate and 
grow their businesses.

Our success is built around our ability to deliver 
bespoke, sustainable real estate solutions that 
provide a space for our customers to thrive.

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. 

Active Asset Management

Our business model

• 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 customer base is made 
up of leading companies 
from a wide range of 
industry sectors including 
online retailers, 
supermarkets, third-party 
logistics (’3PLs’)  
and transport providers, 
manufacturers, distributors  
and wholesalers

• Generally, our customers 
are responsible for 
operating the assets they 
have leased from us. Our 
local teams are in regular 
contact with our customers 
to ensure we support their 
operational needs

• 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

• We continuously review  
and maintain our assets 
throughout their lifecycle 
including through their 
redevelopment where 
appropriate, 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

Strategic Report ∕ Our business model

Lease Operate Refurbish

• We provide well-located 
logistics space across  
18 European countries, 
supporting the distribution 
requirements of our 
customers 

• Our assets are designed to 
support the range of 
requirements across our 
wide customer base, 
including the installation 
and adoption of energy 
efficient systems, bespoke 
automation equipment and 
cold storage facilities

Our space

Acting responsibly
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Growing our Market Presence

• We seek to grow our AUM 
business, offering our 
customers a broader range 
of solutions and full suite of 
services

• Our space plays a critical 
role in supporting our 
customers’ storage and 
distribution systems in  
the overall supply chain

• We collaborate with our 
customers to understand 
their sustainability goals 
and how our extensive 
network of assets can 
reduce their carbon impact 

• We work in partnership with 
our customers to maximise 
the efficiency and flexibility 
of their operations 

Manage Customer 
operations

Acting responsibly

• We use our existing 
available land bank to target 
development opportunities 
in sub-markets with 
favourable supply/demand 
dynamics

• We are fully committed to 
very strong sustainability 
standards across all our 
development activity, 
targeting BREEAM Very 
Good or equivalent for all 
developments

Develop

• We selectively acquire 
standing assets and land for 
development in order to 
expand our footprint in 
high-conviction sub-
markets

Acquire
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Excellent performance supported 
by strong fundamentals

Strategic Report ∕ CEO overview

In 2021, we delivered excellent 
financial and operating 
performance supported by 
strong sector fundamentals 
across our key European 
markets. 
Our results reflect the strong performance 
of our diversified portfolio across Europe and 
the dedication of our team. Our performance 
demonstrates our continued focus during 2021 
on our strategic objectives of active asset 
management, growing our market presence 
and acting responsibly. This progress has been 
supported by the acceleration of key sectoral trends 
which continue to drive strong customer demand 
for logistics real estate. 

Strong financial and operating 
performance 
During 2021, we generated NOI of €653 million and 
increased our Net Rental Income per sqm by 2.3% 
on a like-for-like (‘LFL’) basis against the prior year. 
Healthy occupier demand across all of our markets 
led to an increase in EPRA Occupancy to 95.0%. In 
addition, our active management of rent reviews, 
lease breaks and vacancy, supported by inflation-
linked indexation of standing leases, drove In-Place 
Rent per sqm to 2.6% higher than the end of 2020 
on a LFL basis.

MICHAEL SLATTERY
Chief Executive Officer
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Growing our market presence 
We continue to steadily grow our market presence 
through a combination of development of new 
assets, selective acquisitions of land and standing 
assets, and an increase in Assets Under 
Management. In 2021, we invested €176 million 
on acquiring, developing and expanding new 
space for our customers. We have twelve further 
projects underway with projected total costs 
of €185 million and we expect to continue to build 
our pipeline through 2022. 

Our active asset management approach has also 
delivered an increase in our third-party Assets 
Under Management to 6.3 million sqm, representing 
a year-on-year increase of 15% and resulting 
in a total owned and managed portfolio 
of 20.0 million sqm. 

Capital structure
Our debt capital structure reflects our strategy of 
focusing on fixed-rate, predominantly unsecured 
financing with staggered maturities as continued 
through our bond issuances of €650 million and 
€1.5 billion in January 2021 and 2022 respectively. 
As part of our issuance earlier this year, we were 
pleased to launch our inaugural €500 million 
12-year Green Bond issuance to support the 
acceleration of our sustainability agenda. 

Acting responsibly
I am pleased to say that we have continued to make 
great progress in line with our five-year ESG plan. 

During 2021, we accelerated programmes to 
improve the sustainability performance of our 
assets by investing in energy-efficiency measures 
including LED installations and upgrading heating 
and cooling systems. Critically, these initiatives also 
enable our customers to lower their own 
operational carbon footprint. 

Right   
Annopol, Poland

We also continued to fully support our employees, 
hosting activities and making available a range of 
wellbeing resources. We were proud to support 
local charitable causes and communities. Our 
inaugural business-wide community event enabled 
us to get together in person, outdoors to plant trees 
and improve green spaces in the local communities 
where we operate. 

Acting responsibly is core to our business strategy 
and we are fully committed and confident that we 
can deliver on our plan. 

Looking forward
The performance of our business during 2021 
continues to demonstrate the demand for well-
located pan-European logistics real estate, 
managed by teams closely connected to customers 
and local communities. 

We remain highly confident about our future 
prospects and look forward to continuing to partner 
with our customers in a responsible way to support 
their growth plans during 2022 and beyond. 

Michael Slattery
CEO
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Strategic Report ∕ Market overview

Market overview 
Logistics real estate 
has continued its strong 
performance, fuelled 
by favourable market 
fundamentals, increasing 
e-commerce penetration 
and robust investor demand.
With both occupational demand and investment 
volumes at an all-time high, the sector remains an 
attractive choice for investors, whilst accelerating 
rental growth is supporting low yields. 

The continued strength of occupier demand for 
logistics space across Europe has underpinned 
strong performance in the sector. Positive 
macroeconomic growth prospects sustain demand 
for logistics, coming from the traditional sectors 
such as trade and manufacturing. Several European 
countries including Germany, Italy, Netherlands, 
Poland and Spain experienced record take-up of 
warehouse space in 2021.

Sector fundamentals, notably e-commerce 
expansion, are expected to continue to drive 
demand for space in 2022, as occupiers continue to 
acquire space to serve growing consumer demand 
from online channels. Increasing demand from 
e-commerce may be supplemented by further 
demand as a need to increase inventories and 
prevent future shortages leads to the 
reconfiguration and expansion of supply chains. 

During the year, these strong market fundamentals 
have resulted in demand continuing to outstrip 
supply. This has created 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.

Economy(1)

Occupancy

Rents

Take-up

• Occupancy continues to be supported by favourable market conditions. 
Vacancy in the key markets in which we operate decreased by almost 150 
bps to 2.9% in 2021 and remains at historically low levels.

• Occupier demand for modern, well-located logistics assets has resulted 
in rental growth in the majority of European sub-markets over the year. 
Prime headline rents in our markets increased by nearly 12%, mainly 
driven by an increase in the UK, Germany and the Netherlands.

• 2021 take-up volumes in our key markets was ahead of the five-year 
average and, continuing the trend of the last five years, outstripped 
new supply. The take-up/supply multiple in 2021 was at 1.8x, 
showing a significant increase compared to the five-year average (1.6x). 
In 2021, new supply as a percentage of modern stock was broadly in line 
with 2020.

• EU inflation increased in 2021 and is expected to increase to 3% in 2022, 
primarily due to the rising costs of energy and input prices. GDP 
increased by 5% in 2021, following the steady recovery towards 
pre-pandemic levels and is expected to grow by a further 4% in 2022.
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2.9% vacancy
decrease of 150 bps in 2021

11.6% increase in 
prime headline rents
in our markets in 2021

1.8x take-up/supply 
multiple
in our markets in 2021

2.9% inflation
in the EU in 2021

Source
1. Oxford Economics as at 31 December 2021. Metrics shown for the 

EU Member States
2. CBRE as at Q4 2021. Weighted by Logicor GAV at 31 December 2021 for UK, 

France, Germany, the Netherlands, Spain, Italy and Poland
3. CBRE as at Q4 2021. Includes UK, France, Germany, the Netherlands, Spain, 

Italy and Poland

12%

New Supply(3)

(% of Modern Stock)

10%

8%

6%

4%

2%

0%
2017 2018 2019 2020 2021

6.2%
6.8% 6.5%

5.9% 5.9%

12%

Take-up(3)

(% of Modern Stock)

10%

8%

6%

4%

2%

0%

10.3% 10.4%

8.8%

2017 2018 2019 2020 2021

10.6%
9.3%

Vacancy(2)

(% of Modern Stock)

2017 2018 2019 2020 2021
2%

3%

4%

5%

6%

7%

8%

4.3%

2.9%

€84

Prime Headline Rents(2)

(€psm p.a.)

€80

€76

€72

€68

€64

€60

€73

€81

2017 2018 2019 2020 2021
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Strategic Report ∕ Market overview (continued)

Brexit
We continue to monitor the ultimate impact 
on our customers as the practical application 
of many of the provisions continues to be unknown 
at this stage. 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.

Investment volumes
European logistics investment volumes reached 
a record €52 billion in 2021, increasing by 44% 
compared to the previous year and 38% above  
the five-year average. 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 volumes in the UK, Germany 
and France in particular.

E-commerce driving demand
E-commerce remains the key sectoral trend 
driving the fast-growing demand for logistics 
properties. As e-commerce volumes have 
continued to rise, led by an increase in online 
retail penetration rates, demand for warehouse 
space has accelerated in order to fulfill online 
orders. The surge in online sales during 
lockdowns in 2020 has been followed by further 
growth in 2021 despite the reopening of most 
physical retail in Europe, with online penetration 
levels continuing to increase and not return to 
pre-pandemic levels. The average e-commerce 
online penetration rate of the largest EU 
countries in which we operate is currently 14% 
(+2% year-on-year) while the UK continues to 
lead with a 27% penetration rate. The internet 
retail market size is forecasted to grow at a 10% 
CAGR through 2026 across Europe.

 E-commerce

Source
1. CBRE as at Q4 2021

60

50

40

30

20

10

0
2006 2007 2008 2009 2010 2011 2012 2013 2014 2015 2016 2017 2018 2019 2020 2021

Industrial Investment Volume(1)

(€bn)

€37 bn average
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9.6%
CAGR in European 
e-commerce 
forecasted to 2026

Sources:
1. Euromonitor International 

Limited, Retailing, January 
2022 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, Ukraine and Belarus

2. Euromonitor International 
Limited, Retailing, January 
2022 edition. Internet retail 
penetration rates calculated 
as the ratio of online retail 
sales and total retail sales 
(USD) (excluding sales 
tax in both)

CAGR
15.9%

CAGR
9.6%

European Internet Retail Market Size(1)

(USD bn)

2017 2018 2019 2020 2021 2022E 2023E 2024E 2025E 2026E

163

273
321

640
704

770

902

836

341

469

570

Internet Retail Penetration Rates(2)

(%)

USA UK Netherlands Germany France Spain Italy

20%

9%

2021 2020

14% average

21%

27%

16%

12%
11%

2x

13Logicor



Operating performance

Strategic Report ∕ Results

We announce an excellent 
set of results as our business 
continues to deliver strong 
operating performance. 
As we look to grow in our 
markets, our focus on active 
asset management has enabled 
our business to take advantage 
of highly supportive market 
fundamentals across Europe. 
We generated NOI of €653 million (2020: €645 
million) and increased our Net Rental Income per 
sqm by 2.3% on a LFL basis against the prior year. 
This was supported by a healthy increase in EPRA 
Occupancy to 95.0% as at 31 December 2021 
(2020: 94.3%).

Our Adjusted EBITDA of €578 million (2020: €570 
million) increased year-on-year, while our Debt 
Service Cover remained stable at 4.8x (2020: 5.0x). 

Our balance sheet demonstrated significant 
portfolio growth in the year with GAV increasing 
€2.1 billion or 16% to €15.7 billion as at 31 
December 2021 (2020: €13.6 billion). This reflects 
the excellent performance of our portfolio, our 
continued investment in the business and high 
demand for our assets across the UK and 
Continental Europe. 

The increase in GAV supports the strength of the 
balance sheet with an LTV of 43.4% as at 31 
December 2021 (2020: 47.0%) based on Net Debt of 
€6.8 billion (2020: €6.4 billion). LTV continues to be 
well within our financial policy framework. The 
Group is also well-placed in terms of liquidity with 
€893 million of available funds as at 31 December 
2021. This comprised €750 million of undrawn RCF 
and €143 million of unrestricted cash.

 Above  
Myslowice, Poland
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During the year, we issued €650 million of 
unsecured fixed-rate bonds which were used to 
redeem, at par value, the remaining €441 million of 
our bonds maturing in April 2021. Following the 
year end, in January 2022, we issued a further €1.5 
billion of unsecured bonds, including our inaugural 
€500 million 12-year Green Bond. This led to an 
increase of portfolio debt maturity to 5.9 years.

Our development and expansion programme 
has continued to gather pace. We invested 
€176 million in the year (2020: €85 million) 
developing and expanding our space for our 
customers, including through targeted acquisition 
of buildings and land, and the selective development 
of our existing assets. 

In the year, we completed five projects with 
a further twelve active projects underway 
reflecting strong tenant demand for high-quality, 
modern assets.

All active projects are pre-leased at accretive yields 
and we have built a robust pipeline of further 
development opportunities with a view to partnering 
with our customers to support their growth plans. 

€653m
NOI

€15.7bn
GAV

€8.2bn
NAV

Helsinki food e-commerce demand

• In 2021 online food sales in Finland 
more than doubled from pre-
pandemic levels (Source: Finnish 
Commerce Federation)

• Logicor partnered with Finnish 
company Collico Oy to identify 
and repurpose a 68,000 sqm 
facility to launch a new food 
e-commerce business serving 
the Helsinki market

• The warehouse features LED 
lighting, temperature-controlled 
units and is well connected to the 
motorway and rail

• Collico now serves a catchment area 
of over 1 million people in the wider 
Helsinki area specialising in 
temperature-controlled food 
deliveries as well as e-commerce, 
distribution, packaging, parcel 
deliveries and more

15Logicor



Strategic Report ∕ Results (continued)

Leasing and occupancy
We achieved strong levels of leasing activity over 
the year with continued demand for our high-quality 
logistics assets.

We signed 563 leases (2020: 527 leases) totalling 
2.5 million sqm (2020: 2.8 million sqm) of GLA 
with an annual Headline Rent of €144 million 
(2020: €161 million).

Region
GLA

(k sqm)
Headline Rent

(€m p.a.)

UK 281 21

Northern Europe 527 28

France 478 24

Southern Europe 392 18

Nordics 446 36

CEE 347 17

TOTAL 2,471 144

Our leasing pipeline remains robust. As at 31 
December 2021, we had a pipeline of 1.1 million 
sqm (2020: 1.0 million sqm) of prospective new 
leases and renewals. This represented 7.7% (2020: 
7.3%) of our total portfolio by GLA. 

EPRA Occupancy has increased 70 bps year-on-
year to 95.0% and 170 bps since 30 June 2021 
supported by a Retention Rate of 70% (2020: 79%) 
over the year. 

This further demonstrates the continued demand 
for our assets and our ability to partner closely 
with our existing customers.

Rental growth
In-Place Rent per sqm at year end was 2.6% higher 
than at the end of 2020 on a LFL basis.

This positive momentum has been achieved by 
actively managing market rent reviews, lease 
breaks and vacancy to capture strong rental growth 
in our key markets supported by inflation-linked 
indexation on standing leases. During 2021, 
we secured an average Headline Re-leasing 
Spread of 5.3%. 

Our assets had a WALB of 3.7 years as at 31 
December 2021 (2020: 3.8 years). This will enable 
us to capture future rental growth in the near-term 
and give us income security through longer-term 
contracts which generally contain inflation-linked 
or market rent review terms. 

Financial results

Our NOI of €653 million in 2021 was ahead of the 
prior year (2020: €645 million). This comprised Net 
Rental Income of €702 million (2020: €690 million), 
a year-on-year increase of €12 million, less net 
Property Operating Expenses of €49 million (2020: 
€45 million), a year-on-year increase of €4 million 
due to additional spend on maintenance activities 
deferred from 2020.

EPRA Occupancy

UK France Southern 
Europe

CEENorthern 
Europe

Nordics

80%

82%

84%

86%

88%

90%

92%

94%

96%

98%

100%

2020 2021
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 Above  
 El Pla, Spain

Net Rental Income per sqm from investment 
properties grew 2.3% (2020: 1.9%) on a LFL basis. 
This was primarily driven by rental growth from 
new leases and renewals, rent reviews and 
indexation of standing leases in the year. 

Completed developments contributed an additional 
€5 million in Net Rental Income over the year, which 
was offset by the impact of disposals of €4 million. 

Our administrative expenses of €80 million 
increased €1 million from €79 million in 2020 
following continued investment in our business. Our 
EPRA Cost Ratio was stable at 16.0% (2020: 16.0%). 

Our resulting Adjusted EBITDA of €578 million 
(2020: €570 million) reflects the continued strong 
cash generation from our assets. Our Debt Service 
Cover remained stable at 4.8x (2020: 5.0x). 

Cash collection
We collected 99% of invoiced rents during 2021. 
This included deferred payments for relief 
measures provided during 2020 to customers 
most impacted by the COVID-19 pandemic. 

Third-party Assets Under Management
During the year, we increased our total operated 
portfolio to 20.0 million sqm (2020: 19.1 million 
sqm) by continuing to grow the number of third-
party owned properties that we manage. AUM GLA 
increased by 0.8 million sqm, or 15% year-on-year, 
to a total of 6.3 million sqm as at 31 December 2021 
(2020: 5.5 million sqm). 

As a result of the increase in Assets Under 
Management, management fee income for the year 
increased by €2.5 million to €18.5 million (2020: 
€16.0 million). 

The combination of our third-party portfolio with our 
owned assets and specialist capabilities widens our 
exposure to the markets we operate in and enables 
us to provide a wider product offering to our 
customers, reinforcing our relationships with them.

17Logicor



Our portfolio

Strategic Report ∕ Our portfolio

Portfolio valuation growth

The GAV of our properties was €15.7 billion as at 31 December 2021, 
representing a €2,126 million (2020: €445 million) or 16% (2020: 3%) 
increase year-on-year. The increase was driven by our continued 
focus on asset management enabling us to take advantage 
of favourable supply/demand fundamentals across our markets. 
On a constant currency basis, the value of our portfolio increased 
by €1,856 million or 14% during the year. The growth in GAV 
was also supported by €176 million invested in the acquisition 
of assets and the repositioning of our space as part of our accretive 
development programme. 

Acquisition of XXL asset in the UK 
Golden Triangle

• In November 2021, Logicor acquired a 
1m sq ft facility near Daventry in the 
UK Golden Triangle

• This acquisition enables us to provide 
our customers with significant space 
in a prime location 

• The asset is occupied on a short-term 
lease and could enable us, through 
planned redevelopment, to continue to 
meet the demand for larger size 
facilities in the UK 

Top ten customers

Portfolio diversification

Our owned portfolio of assets 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 accounting for more than 3%. 
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Regions
Value  

% Δ
Value  
€m Δ

Value  
% Δ

(constant 
FX)

Value  
€m Δ

(constant 
FX)

UK 25% 924 18% 645

Northern Europe 13% 397 13% 397

France 9% 209 9% 209

Southern Europe 21% 399 21% 399

Nordics 4% 60 5% 69

CEE 13% 137 13% 137

TOTAL 16% 2,126 14% 1,856

Sustainable fashion in Italy, Bologna

• We partnered with global Italian 
fashion house Liu Jo to deliver a 22k 
sqm extension in 2021, taking their 
total warehouse space to 43k sqm, in 
Rolo outside Bologna 

• We have enabled Liu Jo to consolidate 
their distribution centres into one 
European hub, which was crucial to 
launching their e-commerce business 

• As part of the construction, we 
included rooftop photovoltaic panels 
that generate an estimated 400,000 
kilowatts of energy per annum

• We worked closely with the local 
municipality on the project: "I was 
particularly impressed by the speed of 
the construction undertaking, which 
completed in less than one year 
despite COVID-19 interference", said 
Luca Nasi, mayor of Rolo

Rank
In-Place

Rent (€m)
% of
Rent

Total Area
(k sqm)

% of
Area

1 19 2.5% 286 2.1%

2 17 2.3% 161 1.2%

3 16 2.2% 253 1.9%

4 16 2.2% 285 2.1%

5 16 2.2% 366 2.7%

6 16 2.1% 214 1.6%

7 12 1.7% 238 1.7%

8 12 1.6% 180 1.3%

9 12 1.6% 259 1.9%

10 11 1.4% 97 0.6%

TOTAL 147 19.8% 2,339 17.1%

2021 NOI8%
CEE

28%
UK

21%
Northern 

Europe

13%
Nordics

15%
Southern 
Europe

15%
France

19Logicor



Strategic Report ∕ Development and expansion

Development and expansion

German asset modernisation for  
new economy 

• In December 2021, we completed the 
modernisation of 37k sqm for Poco, a 
major furniture retailer with a growing 
online business 

• Located in Bönen, in the eastern part 
of the Rhine-Ruhr area, we replaced 
one of the four existing buildings 
to rebuild a multi-level unit complete 
with elevator

• We also upgraded the park's insulation 
to be more energy-efficient, have LED 
lighting and installed solar panel 
capability across 15k sqm of the park

• This sustainably-minded project is now 
secured by a ten-year lease

We continue to grow our 
portfolio by accelerating our 
development programme as we 
support our customers’ growth 
plans against the background of 
increased demand for modern, 
well-located and sustainable 
logistics real estate.
In 2021, we invested €176 million (2020: €85 
million) in acquiring, developing and expanding 
new space for customers. We completed five 
development projects: two in Germany, one in Spain, 
one in France and one in Poland, with total project 
costs of €66 million. These projects have an average 
projected Yield on Cost of 7.2% and are expected to 
generate €5 million of NOI on stabilisation. 

We have twelve further projects underway in Italy 
(four), Romania (three), Poland (two), France (two), 
and Finland (one). With projected total costs of €185 
million and an average projected Yield on Cost of 
7.3%, these projects are expected to add €13 million 
of NOI on stabilisation. 

Of the seventeen completed and active projects, 
all are pre-leased.

In line with our focus on enhancing the sustainability 
of our portfolio, all of the new building projects 
underway are expected to be rated at least BREEAM 
Very Good or equivalent.

We continue to focus on high-demand location 
 with favourable market fundamentals a part of 
our ongoing development programme. We have 
increased our development pipeline by selectively 
acquiring assets and land in high-conviction 
sub-markets. In addition we continue to identify 
opportunities to redevelop well-located assets 
in our portfolio to provide our customers with new, 
sustainable logistics buildings. In the year we 
acquired a 88k sqm single prime-location asset 
in the UK further expanding our logistics offering 
to support our customer needs. 

Disposals

As part of our selective capital recycling policy, 
we may, from time to time, make strategic disposals 
of certain assets. During the year, we disposed of 
eleven assets and two partial assets in the Nordics 
(seven), UK (one), France (two), Germany (two) and 
Portugal (one) for a total net consideration of €72 
million (2020: thirteen assets for a total net 
consideration of €48 million), realising a profit 
of €8 million (2020: €nil million).

Following the year end, in February 2022 we also 
completed the sale of four assets located in Spain 
for total net consideration of €285 million. 
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In January 2021 we issued €650 million of ten-year 
unsecured bonds with a 0.875% coupon. The 
proceeds were used to redeem, at par value, the 
remaining €441 million of our April 2021 maturity. 

Overall, Net Debt increased by €434 million in the 
year, due to an increase in distributions and 
investments in our portfolio and foreign currency 
movements on GBP debt. As at 31 December 2021, 
our LTV ratio was 43.4% (2020: 47.0%). Our Net 
Debt/EBITDA ratio was 11.8x (2020: 11.2x) and our 
weighted average cost of debt was 1.81% (2020: 
1.75%) with a weighted average term to maturity 
of 4.8 years (2020: 5.4 years) as a result of the 
refinancing of maturing debt in the year.

As at 31 December 2021, the Group had available 
liquidity of €893 million, comprising €750 million 
available under our RCF and €143 million of 
unrestricted cash. 

Our LTV remains below our stated policy of not 
more than 55%. In addition 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 41% at year end in 
comparison to the covenant threshold of 60%, 
implying we could withstand a 35% fall in asset 
values across the portfolio prior to this covenant 
threshold being reached. 

Following the year end, in January 2022, we issued 
a further €1.5 billion of unsecured bonds across 
three tranches of €500 million each, maturing in 
November 2025, January 2030 and January 2034 
with a weighted average coupon of 1.417%. 
We also exercised an option to repurchase, at the 
make-whole value, the €1.0 billion unsecured bond 
with a maturity date in November 2022. 

This issuance included our inaugural Green Bond 
and the proceeds from this €500 million 12-year 
bond will be allocated to eligible green projects in 
accordance with our Green Financing Framework. 
Eligible projects include green buildings, renewable 
energy, energy efficiency, clean transportation and 
sustainable water and waste-water management. 

Following the January 2022 issuance and bond 
repurchase, the weighted average maturity of our 
debt increased to 5.9 years. We continue to have 
a staggered maturity profile, with more than 75% 
of our debt maturing in 2026 and beyond following 
the January issuance. 

In February 2022 we completed a partial 
refinancing of our existing RCF with two new 
facilities, with maturities of five year and seven 
years, totalling €1.0 billion. The remaining 
€250 million portion of the existing facility 
continues to be available until November 2023. 
The new facilities have terms aligned with our 
Green Finance Framework.

Capital structure
Debt Maturity Profile
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 Above 
Vantaa, Finland
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We continue to focus 
on strengthening our ESG 
infrastructure, developing 
our strategy and setting 
improvement targets.

Strategic Report ∕ Environmental, Social and Governance

ESG – continued progress in 2021

Our sustainability strategy is underpinned by the 
relevant UN Sustainable Development Goals.

*Acting responsibly for a sustainable future https://logicor.eu/en/eu/corporate-responsibility

202520222021

Key highlights/progress in 2021 

 Continued baseline sustainability data collection across  
all assets

 Progressed the development of our carbon reduction 
strategy and longer-term targets, supported by third-party 
sustainability experts

 Continued our implementation and delivery of  
sustainability initiatives

 Increased our collaboration with customers  
to drive sustainability performance

 Stepped up our engagement with key suppliers to reinforce 
positive behaviours

 Assessed our existing assets against GRESB benchmarking 
standards, and developments against BREEAM (or 
equivalent)

 Further built our data analysis capabilities to develop 
longer-term KPIs and targets

 Launched the second phase of our bespoke employee 
learning and development programme, including  
sustainability training

A clear roadmap for positive change*

We put an 
excellent 
foundation  
in place

Demonstrate 
continuous 
improvement

Sustainability best 
practice embedded, 
driving innovation 
and change

We are proud of our progress towards  
achieving our ESG goals, with a view to  
continuing a positive impact for our business,  
our stakeholders including our customers, 
suppliers and employees, and the local 
communities where we operate. We continue  
to embed all aspects of ESG into our business 
activities to grow and further implement 
sustainability initiatives for Logicor and  
our customers. 

During 2021, we continued to make progress in line 
with our five-year strategy published in 2020, which 
is linked to specific UN Sustainable Development 
Goals, our Guiding Principles and Priority Themes 
in each of the areas of Environmental, Social and 
Governance (ESG). 
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We are accelerating the 
incorporation of sustainability 
features into our buildings, 
and are partnering with 
our customers to help them 
run their operations in a way 
that mitigates their own 
environmental impact.

Environmental

Strategic Report ∕ Environmental, Social and Governance (continued)

2021 environmental 
highlights
During 2021, we collected and built baseline 
sustainability data across all of our assets where 
we control energy consumption. We achieved this 
through the implementation of a centralised utility 
data platform and entering into ‘green leases’ with 
customers to support collaboration and data 
sharing. We incorporated green clauses into 55% 
of new leases signed in 2021. Review and analysis 
of this valuable source of data will inform our 
sustainability focus and approach and help us 
set the right data-led and measurable targets and 
objectives to steer us towards tangible sustainability 
improvements into 2022 and beyond.

Climate change
We undertook a climate change risk assessment 
across all of our assets over the course of the year 
to understand the risks, opportunities and impacts 
on our business, and integrated this into our wider 
business risk assessment process. See page 26 for 
further details.

Key initiatives to reduce GHGs across 
our portfolio
• Completed and active projects to install energy-

efficient LED lighting across 48 of our warehouses 
– equivalent to 1.2 million sqm GLA – saving more 
than 4,000 tonnes of CO

2
 emissions per year 

• Collaborating with customers on projects to 
increase the number of photovoltaic (PV) panels 
on our assets in the Nordics, France and Southern 
Europe in 2021 has led to an increase of our 
capacity total to 39 MWp (megawatt peak) of solar 
across our portfolio

• Completed projects to upgrade heating and cooling 
systems to more energy and carbon-efficient 
equipment in 62 units

• Continued moving Logicor-controlled energy 
supplies onto Renewable Energy Guarantees 
of Origin (REGO)-backed energy tariffs

Our Priority Themes 
 Energy and greenhouse  
gas (GHG) emissions

 Resource efficiency

 Materials

164
new green leases

39MWp
Solar PV total

1.2m sqm
GLA of LED

62, 2 green 
stars
First year GRESB score
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Certification of completed developments
In line with our targets, we achieved BREEAM Very 
Good or better (or equivalent) certification for five 
completed developments during 2021.

Customer collaboration
As in previous years, in 2021 we continued to  
engage with our customers on an ongoing basis.  
We also launched an all-customer survey to help us 
understand our customers’ own sustainability goals 
and objectives, and how we can collaborate together 
to collectively improve our sustainability impact and 
asset performance. We are currently reviewing  
the results of this survey to promote continuous 
improvement and build on our strong relationships.

 Left

PV in Finland, Nordics
In 2021 we installed a 
photovoltaic (PV) station in 
Vanha Porvoontie 229, Vantaa, 
Finland. Around 2,250 panels 
generate a peak power of 
900 kWp – equivalent to the 
electricity consumed per year 
by nearly 400 one bedroom 
flats, or by an electric car 
circling the globe nearly  
100 times.

  Above

LED in France
In November 2021, we completed 
a full LED installation at our Pont 
de Veyle asset in France. As a result, 
the site’s annual energy consumption 
has reduced from 1,136,877 kWh to 
305,214 kWh per year – a 73% annual 
reduction in energy use.

Pont de Veyle is one of 23 LED 
installations completed in France  
in 2021.
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Strategic Report ∕ Environmental, Social and Governance (continued)

Climate change
We recognise that climate 
change may impact our 
business and operations, 
in particular through the 
consequences of climate 
events on our physical assets. 
During 2021, we more closely 
considered the risks, 
opportunities and impact 
of climate change as part of 
our overall risk management, 
business planning and strategy. 
We expect our disclosures in 
relation to this area to evolve 
and progress in alignment with 
Task Force on Climate-related 
Financial Disclosures (TCFD) 
recommendations. 

Governance
The senior management team oversees risk 
management, which includes potential climate change 
risks. We are focusing on these more closely and have 
incorporated the impact of climate change into our 
bi-annual risk assessment processes and procedures. 
This involves the consideration, mitigation and 
management of risks bi-annually, followed by a review 
and assessment by the senior management team and 
ultimately a presentation of principal risks to the 
relevant boards of directors and shareholders. 

Risk management
We consider potential climate change impacts  
on individual assets as part of our day-to-day 
operational activities with our locally based asset  
and technical managers. This includes considering 
capital expenditure on improvement and maintenance 
of assets. Additionally, we analyse data related to 
climate change risk and we review insurance claims 
and third-party research to measure the potential 
impact of various perils. 

In 2021, the senior management team took active steps 
to incorporate a more detailed review of climate change 
impact. This included holding our first climate change 
specific workshop to understand better the potential 
climate change risks and impacts at a Group level, and 
undertaking a physical climate risk assessment across 
the whole of our asset portfolio. 

For the first time, we undertook a physical 
climate risk assessment across the whole 
of our asset portfolio. The screening was 
conducted based on the specific 
geolocation of our existing assets and 
landbank, and a climate risk model 
considering a range of climate-related 
physical risks. We modelled two relevant 
IPCC representative concentration 
pathways (RCPs), namely RCP 2.6 (well 
below 2-degree rise scenario) and RCP 8 
(4-degree rise scenario), and modelled out 
to our long-term horizon of the year 2100. 
Our model embeds a number of 
assumptions and, in particular, does not 
take into account any individual resilience 
measures specific to any assets, any 
localised resilience measures, or any 

potential improvements to national-level 
defences. However, the model does allow 
us to identify the potential of chronic and 
acute physical risks facing our assets 
across all geographies, under both a 
best- and worst-case scenario.

The outcome of the screening did not 
identify any significant material physical 
climate risk exposure or consequential 
impact to our business as a whole either 
in the short, medium or longer term. 
Based on the screening model, only a 
small number of assets were identified 
as potentially exposed to physical climate 
risk over time, mostly as a result of 
potential projected coastal sea water 
inundation. We will report on further 

investigations into these assets 
in due course.

The screening process has been 
an important first step to help us to 
understand the potential impact on  
us of climate change in the future. As  
part of our continuing overall climate  
risk assessment process, we expect  
to review the risk model (including 
assumptions and sensitivities) together 
with the screening results in more detail 
during 2022 and beyond, to enable us  
to mitigate and manage any risk 
appropriately. We will also expand the 
process to include any transition risks  
and opportunities identified. 

Physical climate risk assessment 
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Metrics and targets
As part of our overarching ESG strategy and 
approach, we are developing long-term KPIs  
and targets. With a focus on transparency, we 
are simultaneously working towards disclosure 
in this respect. 

Right    
Coignières, France

 Left  
Vantaa, Finland

Strategy
We expect to continue to assess the climate change 
risks, impact and opportunities in more depth 
throughout 2022 and beyond to preserve and 
enhance the value of our assets and operations. We 
anticipate this to include:

• Building a strategy to consider potential climate 
change risks, impact and opportunities throughout 
our business processes including business 
planning and budgeting

• Undertaking a more detailed climate  
change physical risk review of our assets, 
commencing with those identified in locations  
with potentially higher risks, to inform future 
risk-mitigating features

• Considering climate change transition risks such 
as increasing regulation, improvements in 
technology and emerging market trends 

• Collecting and analysing sustainability data to 
develop our carbon reduction strategy and identify 
climate change related opportunities, for example 
PV installations

• Establishing KPIs and targets for the short, 
medium and long-term to enable us to monitor 
climate change risks and opportunities
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Strategic Report ∕ Environmental, Social and Governance (continued)

Social
Our approach continues  
to centre around the engagement 
and support of our employees, 
and creating social value within 
the wider communities in which 
we operate.

Our Priority Themes
 Employee health, safety  
and wellbeing

 Engagement

 Employee learning  
and development

 Charities and local communities

51%
male employees

(2020: 55% male)

49%
female employees

(2020: 45% female)

35
nationalities

(2020: 32)

2021 social highlights

Employee health and wellbeing 
We provided ongoing support through:

• External online wellbeing platforms
• Employee assistance hotlines
• Monitoring through feedback and assessments
• Supportive Human Resources team

As employees continued to work remotely, as well 
as from our offices, we undertook home workplace 
assessments and regularly conducted thorough risk 
assessments to ensure appropriate protocols and 
measures were in place in our offices.

Employee engagement
We increased our engagement with employees by: 

• Hosting our all-staff virtual conference which 
reinforced key messaging through interactive 
sessions, Q&As and external speakers

• Further implementing initiatives in the key areas 
identified in a 2020 all-staff engagement survey 
with ‘Great Place to Work’. We expect to re-run the 
survey in 2022

Employee metrics
We reviewed and monitored employee-related 
metrics throughout 2021 by:

• Monitoring take-up of health and  
wellbeing resources

• Understanding learning and development 
requirements and areas of interest for individuals

• Monitoring turnover and absenteeism
• Providing regular performance feedback
• Undertaking performance appraisals

Diversity and inclusion
We established our diversity and inclusion forum, 
’Space to Be Me’, that offers employees:

• Awareness and training sessions
• Forums with external speakers
• Inclusion in a mentoring programme

Learning and development
Following the launch of the first phase of our 
learning and development programme, we have 
now launched the second phase to include:

• Training in specialist areas of expertise to aid 
career development

• A sustainability training programme for targeted 
employees, in partnership with the Better 
Buildings Partnership and sponsored by Logicor
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Right   

Volunteer Tree Planting
Logicor volunteers in 
Southern Europe planted 
trees in El Garraf Park in 
Catalonia, Spain as part of 
Logicor’s business-wide 
volunteering initiative.

  Left

Business-wide  
Environmental 
Volunteer Day
Logicor volunteers in 
London, UK, working 
together on the 
maintenance of trees  
in local communities,  
in partnership  
with Trees for Cities.

Responsible conduct
We maintained our regular mandatory training for 
all employees, providing five hours of training in key 
areas including:

• Anti-bribery and corruption
• Anti-money laundering
• Equality
• Data protection
• Information and cyber security

We stepped up our engagement with key suppliers 
to reinforce responsible business conduct through 
the issue of our Third-Party Code of Conduct and 
risk assessments, including on modern slavery.

Charities and local communities 
Our Charities and Local Communities Committee 
continued to support charitable causes across the 
regions in which we operate through:

• Employee participation
• Sponsorship and donations
• Our inaugural business-wide Logicor 

Environmental Volunteer Day in partnership with 
Trees for Cities to improve green spaces in local 
communities across eight cities in our regions

• Sponsoring the planting of over 1,150 trees across 
the regions in which we operate
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Strategic Report ∕ Environmental, Social and Governance (continued)

Governance
Our Priority Themes 

 Ethical business conduct

 Strong internal governance

 Stakeholder engagement  
and reporting

 Data 

Strong and robust governance 
is led from the top of the Logicor 
organisation through responsible 
and accountable leadership, and 
embedded throughout the 
business. Transparency, reliable 
data, regular reporting and 
responsible conduct through 
training, awareness and sound 
policy-making are all integral  
to how we conduct our  
business activities.

2021 governance highlights
Strong internal governance 
• We maintain senior responsibilities and 

accountability for ESG matters, with robust 
procedures for decision-making, review and 
checks and controls. Our senior management 
team forms an executive committee and individual 
responsibilities include ESG, Human Resources, 
risk and customer relationships. Each of these 
areas is a fixed agenda item at executive 
committee meetings and discussed frequently 

• Senior management is supported by a Director of 
Sustainability and other core expertise, internally 
and throughout the business, through functional 
and regional representatives 

• We include goals and objectives relating to ESG in 
the annual performance and appraisal process

• During 2021, we conducted sustainability training 
in collaboration with the Better Buildings 
Partnership, in which Logicor also participates as 
sponsor. We made this training available to senior 
management and other targeted employees

Data, reporting and third-party 
benchmarking
Establishing robust and accessible sustainability 
data is core to informing our approach and strategy, 
as well as our commitment to transparency and 
integrity of reporting. We have continued to make 
significant progress in this area with the 
implementation of a centralised utility data 
platform. (See also page 24)

• We have established regular reporting channels to 
our boards of directors, shareholders and the 
general public on our ESG strategy implementation 
and progress. This reporting follows our inaugural 
ESG Report issued in 2020 (Acting Responsibly for 
a Sustainable Future), and our 2020 Annual Report

• In 2021, we assessed our assets and business as a 
whole against the GRESB framework, as we did in 
2019 and 2020. This helps inform us of areas of 
improvement and opportunity, as well as enabling 
us to measure progress. (See also page 24)

BOARDS OF DIRECTORS*

46 %
male

54%
female

*Combined for the boards 
of Eurocor II and Eurocor III
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Responsible business conduct  
and engagement
Key governance policies in relation to business 
ethics and responsible business conduct are owned 
by a senior management team member. These are 
issued to all staff, as well as to third parties, 
through our Third-Party Code of Conduct.

• We continue to keep key governance policies 
and procedures under review. These include 
our business-wide policies and procedures 
on anti-bribery and corruption (including policies 
on gifts and hospitality), anti-money laundering 
(including, where applicable, procedures 
on customer due diligence), equality/ 
anti-discrimination, data protection and 
information security

• Mandatory training for all employees is issued 
in each of the above areas on an annual 
basis as a minimum

• We continue to increase engagement with key 
suppliers, in order to embed positive behaviours 
and responsible business conduct — for example, 
through issuing our Third-Party Code of Conduct, 
conducting risk assessments on modern slavery, 
and including sustainability matters on the agenda 
of regular meetings

• We launched an all-customer survey which has 
further raised customer engagement in areas of 
sustainability and responsible business conduct. 
(See also page 25)

• We have established several channels through 
which employees or third parties can raise any 
concerns – including an anonymous hotline, details 
of which are on our website

Collaboration with third parties 
Through our continuing memberships of the UK 
Green Building Council and Better Building 
Partnerships in 2021, we have been continuing to 
share sustainability practices and experiences with 
customers, peers and wider industry participants, 
enabling collaboration and positive change. 

 Above  
Castel San Pietro 
Terme, Italy
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KPIs
KPI 2021 2020

LFL Rental Growth per sqm (in %) 2.3 1.9

EBITDA (€ in million) 2,302 1,219

Adjusted EBITDA (€ in million) 578 570

GAV (€ in million) 15,692 13,566

NAV (€ in million) 8,185 6,867

Net Debt/EBITDA 11.8x 11.2x

Debt Service Cover 4.8x 5.0x

LTV (in %) 43.4 47.0

EPRA Cost Ratio (in %) 16.0 16.0

Owned assets 598 606

GLA (in million sqm) 13.7 13.6

Assets Under Management GLA (in million sqm) 6.3 5.5

EPRA Occupancy Rate (in %) 95.0 94.3

WALB (in years) 3.7 3.8

31 December 2020 figures include the results of Logicor Financing SARL following the inclusion of that company into the Group as 
described in note 2 of the Condensed Special Purpose Combined Financial Statements

See glossary on page 80 for definitions

 Below  
Unit F Northampton,  
UK
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 Above 
DC1 Northampton, UK
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Senior management

Michael Slattery
Chief Executive Officer

Michael Slattery became Chief Executive 
Officer of Logicor in July 2020. 
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. 

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

Simon Clinton
Chief Financial Officer

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. Prior to joining Logicor, he spent 
ten 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.
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Sheena Singla
General Counsel and Head of ESG

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

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

Buddy Roes
Chief Operating Officer

Buddy Roes is Chief Operating Officer, 
primarily responsible for the Group’s 
European asset management activities. 
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. 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.
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Net Operating Income
31 December 2021

UK
Northern 

Europe France
Southern 

Europe Nordics CEE Total

NOI (€m) 186 137 95 98 83 54 653

Administrative expenses (80)

Gain on disposal of investment properties 8

Fair value movement 1,721

Operating profit 2,302

31 December 2020

UK
Northern 

Europe France
Southern 

Europe Nordics CEE Total

NOI (€m) 175 133 103 100 81 53 645

Administrative expenses (79)

Gain on disposal of investment properties -

Fair value movement 649

Operating profit 1,215

Regional results
31 December 2021

Region
No. of 

Assets
GLA

(m sqm)
WALB 

(years)

EPRA  
Occupancy 

(%)
NOI 

 (€m)
GAV 

 (€m)
GAV 

 (€/sqm)
GAV
 (%)

AUM  
GLA

(m sqm)

UK 170 3.0 4.4 97.4 186 4,581 1,527 29 0.8

Northern Europe 99 3.1 3.6 95.5 137 3,564 1,150 23 1.4

France 136 2.4 2.5 93.2 95 2,500 1,042 16 0.8

Southern Europe 76 2.6 4.1 94.1 98 2,291 881 14 2.1

Nordics 73 1.2 3.5 92.8 83 1,579 1,316 10 0.5

CEE 44 1.4 3.4 93.9 54 1,177 841 8 0.7

Total/Weighted Average 598 13.7 3.7 95.0 653 15,692 1,145 100 6.3

31 December 2020

Region
No. of 

Assets
GLA

(m sqm)
WALB 

(years)

EPRA  
Occupancy 

(%)
NOI 

 (€m)
GAV 

 (€m)
GAV 

 (€/sqm)
GAV
 (%)

AUM  
GLA

(m sqm)

UK 170 2.9 5.2 97.8 175 3,657 1,261 27 0.7

Northern Europe 99 3.0 3.8 94.7 133 3,167 1,056 23 1.2

France 138 2.4 2.4 93.4 103 2,291 955 17 0.8

Southern Europe 77 2.6 3.4 95.1 100 1,892 728 14 2.0

Nordics 79 1.3 3.6 89.7 81 1,520 1,169 11 0.5

CEE 43 1.4 3.5 90.6 53 1,039 742 8 0.3

Total/Weighted Average 606 13.6 3.8 94.3 645 13,566 998 100 5.5

Financial highlights
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Year ended

31 December 2021
(€m)

31 December 2020
(€m)

Operating profit 2,302 1,215

Depreciation and amortisation 5 4

EBITDA 2,307 1,219

Gain on disposal of investment properties (8) -

Fair value movement (1,721) (649)

Adjusted EBITDA 578 570

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

As at
31 December 2021

(€m)

As at
31 December 2020

(€m)

Net Debt (6,810) (6,376)

Adjusted EBITDA 578 570

Net Debt/Adjusted EBITDA 11.8x 11.2x

Adjusted EBITDA 578 570

Interest expense on bank borrowings, unsecured loans and secured loans 121 114

Debt Service Cover 4.8x 5.0x

Net Debt (6,810) (6,376)

GAV 15,692 13,566

LTV 43.4% 47.0%

Net assets 6,010 4,701

Loans due to Owners of the Group, current 25 16

Loans due to Owners of the Group, non-current 2,150 2,150

NAV 8,185 6,867
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Important information 
about these results
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 forward-
looking 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.

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 forward-
looking 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 2021 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 2021. 

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.

Alternative performance measures
In addition to the Special Purpose Combined 
Financial Statements, we have included certain 
alternative performance measures including 
Adjusted EBITDA, Net Debt, 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.
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Risk factors
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.
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.

• The COVID-19 pandemic has and may 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 
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 may 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, 
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Financials ∕ Risk (continued)

disposition and development of real estate 
properties carry certain litigation risks that may 
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

• 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

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.
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Principal shareholders
About CIC
The Group is majority owned by 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 2020, CIC’s 
net assets surpassed $1,114 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.

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 global private equity investment in 
real estate in the forms of direct investments, 
commingled funds, and co-investments; and for 
making real estate investments in public markets.

The investment in Logicor was made by CIC 
International and is managed by the Department of 
Real Estate.

About Blackstone
Blackstone has a minority interest in the Group. 

Blackstone is a leading global asset manager, with 
approximately $881 billion of assets under 
management as at 31 December 2021. This is 
comprised of $280 billion in real estate funds, $259 
billion in credit and insurance businesses, $262 
billion in private equity funds, and $81 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. 

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+ business invests in 
substantially stabilized real estate assets globally, 
through both institutional strategies and strategies 
tailored for income-focussed individual investors 
including Blackstone Real Estate Income Trust, Inc. 
(BREIT), a U.S. non-listed REIT, as well as 
Blackstone’s European strategy tailored for 
non-U.S. individual investors. 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.
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SPECIAL PURPOSE COMBINED FINANCIAL STATEMENTS OF  
EUROCOR II SARL, EUROCOR III SARL AND THEIR SUBSIDIARIES 
FOR THE YEAR ENDED 31 DECEMBER 2021 
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Deloitte Audit  
Société à responsabilité limitée 
20 Boulevard de Kockelscheuer 
L-1821 Luxembourg 

Tel: +352 451 451 
www.deloitte.lu 

To the Boards of Managers of  
Eurocor II S.à r.l. and Eurocor III S.à r.l.  
2-4 rue Eugène Ruppert 
L-2453 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 2021, 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. 

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 2021, 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 

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. 

Other Information 

The Boards of Managers are responsible for the other information. The other information comprises the information stated in the Annual 
Report 2021 but does not include the special purpose combined financial statements and our report of the “réviseur d’entreprises agréé” 
thereon. 

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. 
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Responsibilities of the Boards of Managers 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. 

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 assurance is a high level of assurance, but is not a guarantee that an audit conducted in accordance 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. 
Misstatements can arise from fraud or error and are considered material if, individually or in the aggregate, they could reasonably be 
expected to influence the economic decisions of users taken on the basis of these special purpose combined financial statements. 

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 
professional judgment and maintain professional scepticism throughout the audit. We also: 

• Identify and assess the risks of material misstatement of the special purpose combined financial statements, whether due to fraud or 
error, design and perform audit procedures responsive to those risks, and obtain audit evidence that is sufficient and appropriate to 
provide a basis for our opinion. The risk of not detecting a material misstatement resulting from fraud is higher than for one resulting 
from error, as fraud may involve collusion, forgery, intentional omissions, misrepresentations, or the override of internal control. 

• Obtain an understanding of internal control relevant to the audit in order to design audit procedures that are appropriate in the 
circumstances, but not for the purpose of expressing an opinion on the effectiveness of the Group’s internal control. 

• Evaluate the appropriateness of accounting policies used and the reasonableness of accounting estimates and related disclosures 
made by the Boards of Managers. 

• Conclude on the appropriateness of the Boards of Managers’ use of the going concern basis of accounting and, based on the audit 
evidence obtained, whether a material uncertainty exists related to events or conditions that may cast significant doubt on the Group’s 
ability to continue as a going concern. If we conclude that a material uncertainty exists, we are required to draw attention in our report 
of the “réviseur d’entreprises agréé” to the related disclosures in the special purpose combined financial statements or, if such 
disclosures are inadequate, to modify our opinion. Our conclusions are based on the audit evidence obtained up to the date of our 
report of the “réviseur d’entreprises agréé”. However, future events or conditions may cause the Group to cease to continue as a going 
concern. 

• Evaluate the overall presentation, structure and content of the special purpose combined financial statements, including the 
disclosures, and whether the special purpose combined financial statements represent the underlying transactions and events in a 
manner that achieves fair presentation. 

• Obtain sufficient appropriate audit evidence regarding the financial information of the entities and business activities within the Group 
to express an opinion on the special purpose combined financial statements. We are responsible for the direction, supervision and 
performance of the Group audit. We remain solely responsible for our audit opinion. 

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

For Deloitte Audit, Cabinet de Révision Agréé 

 

Christian van Dartel, Réviseur d’entreprises agréé 
Partner 

28 February 2022 
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For the year ended 31 December 2021 
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Note 

Year ended 
31 December 

2021 
€m 

Year ended
31 December

2020
€m 

Revenue 5 820 802

Net rental income 5 702 690

Property operating expense, net of recoveries 5 (49) (45)

Net operating income  653 645

Administrative expenses 6 (80) (79)

Gain on disposal of investment properties  8 –

Fair value movement  7 1,721 649

Operating profit  2,302 1,215

Net finance costs 8 (211) (365)

Profit before tax  2,091 850

Taxation 9 (435)  (200)

Profit for the year  1,656 650

  

Other comprehensive income   

Items that may be subsequently reclassified to profit or loss   

Currency translation differences  109 (94)

Other comprehensive income/(loss) for the year  109 (94)

Total comprehensive income for the year  1,765 556

Eurocor II SARL Eurocor III SARL 

 

 

 

 
Pieter van Nugteren Pieter van Nugteren Dorota Roch 
Class B Manager Class B Manager Class D Manager 

The notes on pages 50 to 79 are an integral part of these Special Purpose Combined Financial Statements.
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Note 

Year ended 
31 December 

2021 
€m 

Year ended
31 December

2020
€m 

Revenue 5 820 802

Net rental income 5 702 690

Property operating expense, net of recoveries 5 (49) (45)

Net operating income  653 645

Administrative expenses 6 (80) (79)

Gain on disposal of investment properties  8 –

Fair value movement  7 1,721 649

Operating profit  2,302 1,215

Net finance costs 8 (211) (365)

Profit before tax  2,091 850

Taxation 9 (435)  (200)

Profit for the year  1,656 650

  

Other comprehensive income   

Items that may be subsequently reclassified to profit or loss   

Currency translation differences  109 (94)

Other comprehensive income/(loss) for the year  109 (94)

Total comprehensive income for the year  1,765 556

Eurocor II SARL Eurocor III SARL 

 

 

 

 
Pieter van Nugteren Pieter van Nugteren Dorota Roch 
Class B Manager Class B Manager Class D Manager 

The notes on pages 50 to 79 are an integral part of these Special Purpose Combined Financial Statements.
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Note 

As at
31 December

2021
€m 

As at
31 December

2020
€m 

Non-current assets  

Goodwill and intangible assets 10 652 651

Investment properties 11 15,372 13,574

Other property interests 12 102 82

Property, plant and equipment  5 12

Trade and other receivables 14 140 112

Deferred tax asset 17 96 100

  16,367 14,531

Current assets  

Investment properties – assets held for sale 11 298 –

Cash and cash equivalents 13 161 287

Trade and other receivables 14 184 167

Current tax asset  42 20

  685 474

Total assets  17,052 15,005

  

Current liabilities  

Trade and other payables 15 (264) (255)

Borrowings 16 (1,051) (487)

Loans due to Owners of the Group 21 (25) (16)

Current tax liabilities  (103) (89)

  (1,443) (847)

Non-current liabilities  

Borrowings 16 (5,920) (6,176)

Loans due to Owners of the Group 21 (2,150) (2,150)

Deferred tax liabilities 17 (1,529) (1,131)

  (9,599) (9,457)

Total liabilities  (11,042) (10,304)

Net assets  6,010 4,701

  

Share capital 18 – –

Share premium and capital contribution  2,685 3,141

Foreign currency translation reserve  71 (38)

Retained earnings  3,254 1,598

Invested capital  6,010 4,701

The Special Purpose Combined Financial Statements on pages 46 to 79 were approved by the Boards of Managers on 28 February 2022. 

Eurocor II SARL Eurocor III SARL 

 

 

 

 
Pieter van Nugteren Pieter van Nugteren Dorota Roch 
Class B Manager Class B Manager Class D Manager 

The notes on pages 50 to 79 are an integral part of these Special Purpose Combined Financial Statements. 
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Note 

As at
31 December

2021
€m 

As at
31 December

2020
€m 

Non-current assets  

Goodwill and intangible assets 10 652 651

Investment properties 11 15,372 13,574

Other property interests 12 102 82

Property, plant and equipment  5 12

Trade and other receivables 14 140 112

Deferred tax asset 17 96 100

  16,367 14,531

Current assets  

Investment properties – assets held for sale 11 298 –

Cash and cash equivalents 13 161 287

Trade and other receivables 14 184 167

Current tax asset  42 20

  685 474

Total assets  17,052 15,005

  

Current liabilities  

Trade and other payables 15 (264) (255)

Borrowings 16 (1,051) (487)

Loans due to Owners of the Group 21 (25) (16)

Current tax liabilities  (103) (89)

  (1,443) (847)

Non-current liabilities  

Borrowings 16 (5,920) (6,176)

Loans due to Owners of the Group 21 (2,150) (2,150)

Deferred tax liabilities 17 (1,529) (1,131)

  (9,599) (9,457)

Total liabilities  (11,042) (10,304)

Net assets  6,010 4,701

  

Share capital 18 – –

Share premium and capital contribution  2,685 3,141

Foreign currency translation reserve  71 (38)

Retained earnings  3,254 1,598

Invested capital  6,010 4,701

The Special Purpose Combined Financial Statements on pages 46 to 79 were approved by the Boards of Managers on 28 February 2022. 

Eurocor II SARL Eurocor III SARL 

 

 

 

 
Pieter van Nugteren Pieter van Nugteren Dorota Roch 
Class B Manager Class B Manager Class D Manager 

The notes on pages 50 to 79 are an integral part of these Special Purpose Combined Financial Statements. 
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Retained 
earnings 
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Invested
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Balance at 31 December 2019 – 3,258 56 948 4,262

Profit for the year – – – 650 650

Currency translation differences – – (94) – (94)

Capital contribution repaid – (117) – – (117)

Balance at 31 December 2020 – 3,141 (38) 1,598 4,701

Profit for the year – – – 1,656 1,656

Currency translation differences – – 109 – 109

Capital contribution repaid – (456) – – (456)

Balance at 31 December 2021 – 2,685 71 3,254 6,010
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Note

Year ended 
31 December 

2021 
€m 

Year ended
31 December

2020
€m 

Cash flows from operating activities  

Profit before tax 2,091 850

Adjustments for:  

Fair value movement 7 (1,721) (649)

Gains on disposal of investment properties (8) –

Depreciation and amortisation 6 5 4

Net finance costs 8 211 365

Changes in working capital  

Increase in trade and other receivables (10) (15)

Increase in tenant incentives (25) (26)

(Decrease)/increase in trade and other payables (2) 16

(Decrease)/increase in deferred income (2) 8

Tenant deposits received/(repaid)  3 (1)

Net cash generated from operations 542 552

Interest paid to third parties (119) (102)

Tax paid (42) (19)

Net cash inflow from operating activities 381 431

Cash flows from investing activities  

Purchases of intangible assets (3) (2)

Proceeds from sale of investment properties 11 72 48

Capital expenditure on investment properties (225) (120)

Net cash outflow from investing activities (156) (74)

Cash flows from financing activities  

Proceeds from borrowings 16 643 845

Repayment of borrowings 16 (441) (789)

Repayment of leases (9) (7)

Financing fees paid 16 (3) (5)

Interest paid to Owners of the Group (88) (203)

Capital contributions repaid to Owners of the Group (456) (117)

Net cash outflow from financing activities (354) (276)

Net decrease in cash and cash equivalents (129) 81

Cash and cash equivalents at beginning of year 287 209

Foreign exchange gains/(losses) on cash and cash equivalents 3 (3)

Cash and cash equivalents at end of the year 161 287

Eurocor II SARL Eurocor III SARL 

 

 

 

 
Pieter van Nugteren Pieter van Nugteren Dorota Roch 
Class B Manager Class B Manager Class D Manager 
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Note 1. General information 
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. 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 Inc.  

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 2021. The comparative period is for the year ended 31 
December 2020. 

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 2021 to 31 December 2021. 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 2021 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 2021 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  

50 Annual Report 2021

 

Logicor  51 

Note 2. Significant accounting policies (continued) 
New standards, amendments and interpretations 

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

IBOR reform 
The IASB has issued amendments to IFRS 9 Financial Instruments, IAS 39 – Financial Instruments: Recognition and Measurement,  
IFRS 7 – Financial Instruments: Disclosures, IFRS 4 – Insurance Contracts and IFRS 16 – Leases, in response to the reform of  
benchmark interest rates. The amendments are effective from 1 January 2021. Refer to note 19 for further details.  

COVID-19-related rent concessions – Amendment to IFRS 16 
In 2020, 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. This practical expedient was available to rent concessions for which any reduction in lease payments affected 
payments originally due on or before 30 June 2021. 

In March 2021, the IASB extended the practical expedient to apply to reduction in lease payments originally due on or before 30 June 2022. 

None of the amendments to standards have a material impact on the Group. 

A number of additional 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.  

Logicor Financing SARL 

Following the refinancing of the secured floating rate loans, it was possible to simplify the Group structure and bring Logicor Financing 
SARL (‘Finco’) into the Group. Thus, on 22 June 2021, Finco became a direct subsidiary of Eurocor II SARL and Eurocor III SARL with the 
ownership split 82% and 18% respectively.  

Prior to the transfer of ownership, Finco was owned by its immediate parent, Majority Midco SARL and Minority Midco SARL, via a wholly 
owned subsidiary, Minority Intermediate SARL. The ownership was split 82% and 18% respectively and therefore Finco and the Group 
were under the same control before and after the transfer. 

The transfer of ownership therefore constitutes a business combination under common control. A business combination under common 
control is outside of the scope of IFRS 3 – Business Combinations and therefore the Group, in accordance with IAS 8 – Accounting policies 
and estimates has opted to apply predecessor accounting when including the financial results of Finco in the Condensed Special Purpose 
Combined Financial Statements of the Group. The Condensed Special Purpose Combined Financial Statements for the year ended  
31 December 2020 have been presented with the financial results of Finco being included. The opening retained earnings of the Group  
as at 1 January 2020 have also been amended in applying retrospective application. The Special Purpose Combined Financial Statements 
for the year ended 31 December 2021 also show these amendments for the comparative period of 31 December 2020. 

The retrospective presentation method has also been applied which allows for the acquired entity’s results and balance sheet to be 
incorporated as if both entities (acquirer and acquiree) had always been combined. This results in financial information that is relevant 
and reflects the economic substance of the transaction. 

The impact of this transition was an increase to net assets of €7 million and to profit after tax of €1 million for the year ended 31 
December 2020. The impact to cash and total borrowings as at 31 December 2020 was an increase of €88 million and €69 million 
respectively. The impact to the opening retained earnings as at 1 January 2020 was €7 million. The prior periods restatements are  
not material to the financial statements. 

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.  
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Note 2. Significant accounting policies (continued) 
Investment properties 

Investment properties are those properties, either owned by the Group or where the Group is a lessee under a 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 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 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. 

An asset will be classified as held for sale within investment properties, in line with IFRS 5 – Non-Current Assets Held for Sale and 
Discontinued Operations, where the asset is available for immediate sale in their present condition and the sale is highly probable. 
Property assets held for sale are also carried at fair value. 

Other property interests 

Other property interests are options to acquire properties, including land. The options are measured at fair value with changes in fair 
value recorded in profit and loss.  

Property acquisitions and disposals 

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.  

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. 

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). 

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. 

Goodwill and other intangibles 

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

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.  

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.  

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

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.  

52 Annual Report 2021

 

Logicor  53 

Note 2. Significant accounting policies (continued) 
Goodwill and other intangibles (continued) 

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 presented in the balance sheet net of loss allowances. The Group applies the IFRS 9 simplified approach 
to measuring expected credit losses (ECLs) which uses a lifetime expected loss allowance for all trade receivables. Expected loss rates 
are based on the historic credit loss experienced and adjusted for current and forward information affecting the ability of the individual 
customers to settle receivables. Trade receivables are written off when there is no reasonable expectation of recovery. 

Cash and cash equivalents 

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. 

Trade and other payables 

Trade and other payables are carried at their nominal value. 

Borrowings 

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. 

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

Loans due to Owners of the Group 

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. 

Taxation 

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.  

Current tax 
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. 
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Note 2. Significant accounting policies (continued) 
Taxation (continued) 

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. 

Revenue 

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 
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. 

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. 
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Note 2. Significant accounting policies (continued) 
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 
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.  

The Group as lessee 
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. 

Investment properties recognised under leases are carried at their fair value. 

Financial instruments  

(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 ‘trade and other 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. 

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. Any changes in fair value are recognised in the Special Purpose Combined Statement of Comprehensive Income. 

Trade and other receivables 
Trade receivables are presented in the balance sheet net of loss allowances. The Group applies the IFRS 9 simplified approach to 
measuring expected credit losses (ECLs) which uses a lifetime expected loss allowance for all trade receivables. Expected loss rates 
are based on the historic credit loss experienced and adjusted for current and forward information affecting the ability of the individual 
customers to settle receivables. Trade receivables are written off when there is no reasonable expectation of recovery. 

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. 
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Note 2. Significant accounting policies (continued) 
Financial instruments (continued) 

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. 

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. 

(ii) Financial liabilities and equity 
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.  

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. 

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. 

(iii) Effective interest method 
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. 

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. 
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Note 2. Significant accounting policies (continued) 
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 the balance sheet date were: 

 31 December
2021 

31 December
2020 

Pound Sterling 0.84 0.90

Swedish Krona 10.28 10.04

The principal exchange rates applied to €1 for the year ended: 

 31 December
2021 

31 December
2020 

Pound Sterling 0.86 0.89

Swedish Krona 10.14 10.49
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Note 2. Significant accounting policies (continued) 
Segmental reporting 

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).  

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.  

Note 3. Critical accounting judgements and key estimates 
Investment property valuations 

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. 

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. 

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. 

Income taxes  

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. However, no material uncertainties exist. 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.  

The deferred tax asset recognised at 31 December 2021 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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Note 4. 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: 

For the year ended 31 December 2021 

 UK 
€m 

Northern
Europe

€m
France

€m

Southern
Europe

€m
Nordics 

€m 
CEE
€m

Total
€m 

Net rental income 196 147 104 107 89 59 702

Service charge income 12 19 31 8 21 27 118

Total revenue 208 166 135 115 110 86 820

Property operating expenses (22) (29) (40) (17) (27) (32) (167)

Net operating income 186 137 95 98 83 54 653

Administrative expenses   (80)

Gain on disposal of investment 
properties 

  8

Fair value movement    1,721

Operating profit   2,302

Net finance costs   (211)

Profit before tax   2,091

For the year ended 31 December 2020 

 UK 
€m 

Northern
Europe

€m 
France

€m 

Southern
Europe

€m 
Nordics 

€m 
CEE
€m 

Total
€m 

Net rental income 184 143 109 107 91 56 690

Service charge income 12 16 32 8 18 26 112

Total revenue 196 159 141 115 109 82 802

Property operating expenses (21) (26) (38) (15) (28) (29) (157)

Net operating income 175 133 103 100 81 53 645

Administrative expenses   (79)

Gain on disposal of investment 
properties 

  -

Fair value movement    649

Operating profit   1,215

Net finance costs   (365)

Profit before tax   850

Refer to note 10 and note 11 for goodwill and investment properties by region, respectively. Net debt is monitored at a Group level and 
therefore is not allocated per segment.  
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Note 5. Revenue and property operating expenses, net of recoveries 
Revenue 

An analysis of the Group’s revenue is as follows: 

 

Year ended 
31 December 

2021 
€m 

Year ended
31 December

2020
€m 

Rental income from investment properties 680 670

Asset management fee income  18 16

Other property related income 4 4

Net rental income 702 690

Service charge income 118 112

Total revenue 820 802

Property operating expenses, net of recoveries 

The table shows the split of the Group’s property operating expenses, net of recoveries: 

 

Year ended 
31 December 

2021 
€m 

Year ended
31 December

2020
€m 

Service charge income 118 112

Recoverable service charge costs (118) (112)

Other non-recoverable costs and costs due to vacancies (49) (45)

Total property operating expenses, net of recoveries (49) (45)

Future rentals 

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

 

Year ended 
31 December 

2021 
€m 

Year ended
31 December

2020
€m 

Not later than 1 year 657 624

1 – 2 years 528 499

2 – 3 years 431 385

3 – 4 years 323 316

4 – 5 years 239 243

Later than 5 years 585 657

Total future rentals 2,763 2,724

There was no contingent rent in the current or previous year. 
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Note 6. Administrative expenses 
6(i) Total administrative expenses 

 

Year ended
31 December

2021
€m 

Year ended
31 December

2020
€m 

Employment cost expense  38 38

Depreciation and amortisation 5 4

Other administration expenses 37 37

Total administrative expense  80 79

 

6(ii) Fees in relation to services provided by the Group’s auditors 

 

Year ended
31 December

2021
€m 

Year ended
31 December

2020
€m 

Audit fees 2 2

Audit related assurance services – 1

Total audit and audit related assurance services 2 3

Other fees – –

Total other fees – –

Total fees in relation to audit and other services 2 3

 

6(iii) Employment cost expense 

 

Year ended
31 December

2021
€m 

Year ended
31 December

2020
€m 

Wages and salaries 35 35

Other benefits  2 2

Defined contribution pension cost 1 1

Total employment cost expense 38 38

Note 7. Fair value movement 

 

Year ended
31 December

2021
€m 

Year ended
31 December

2020
€m 

Fair value movement of investment properties (note 11) 1,705 622

Other fair value movement (note 12) 16 27

Fair value movement 1,721 649
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Note 8. Net finance costs 

 

Year ended 
31 December 

2021 
€m 

Year ended
31 December

2020
€m 

Interest expense on unsecured loans (101) (95)

Interest expense on secured loans (20) (19)

Interest expense on leases (3) (2)

Amortisation of loan borrowing costs (9) (7)

Other finance expense (3) (3)

Net foreign exchange gains/(losses)* 22 (74)

Net finance costs (114) (200)

Interest expense on loans due to Owners of the Group (97) (165)

Total net finance costs (211) (365)

* Net foreign exchange gains/(losses) include €66 million of gains (2020: €100 million of losses) related to intercompany financing which is offset in the foreign 
currency translation reserve. 

Note 9. Taxation 
(a) Analysis of tax expense for the year 

 

Year ended 
31 December 

2021 
€m 

Year ended
31 December

2020
€m 

Current tax on profits for the year 44 37

Prior year adjustment (7) (2)

Total current tax 37 35

Deferred tax on profits for the year 398 165

Total deferred tax 398 165

Income tax expense 435 200

The standard corporate tax rate applied to the reported profit is 24.94% (2020: 24.94%). 

(b) Factors affecting tax charge for the year 

 

Year ended 
31 December 

2021 
€m 

Year ended
31 December

2020
€m 

Profit before tax 2,091 850

Profit before tax multiplied by the rate of corporation tax in Luxembourg (24.94%) (2020: 24.94%) 521 212

Effects of:  

Conversion to local tax rate* (70) (41)

Permanent differences** 4 (2)

Movement in unrecognised deferred tax*** (20) 31

Income tax expense 435 200

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

** Permanent differences relate to expenses which are non-deductible for tax purposes, offset by non-taxable income. 

*** This also includes adjustments in respect of prior years. 
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Note 10. Goodwill and intangible assets 

 
Goodwill 

€m 
Software

€m 
Total

€m 

At 31 December 2019 646 4 650

Additions – 2 2

Amortisation charge for the year – (2) (2)

Currency translation differences 1 – 1

At 31 December 2020 647 4 651

Additions – 3 3

Amortisation charge for the year – (2) (2)

Currency translation differences – – –

At 31 December 2021 647 5 652

Impairment test for goodwill 

The Group tests goodwill annually for impairment 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 (under the 
assumption of the investment properties being sold as a single portfolio) in each of the groups of cash generating units, adjusted for any 
net working capital balances and costs to sell. 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. 

 UK 
€m 

Northern 
Europe

€m 
France

€m 

Southern 
Europe

€m 
Nordics 

€m 
CEE
€m 

Total
€m 

At 31 December 2021 7 175 207 91 109 58 647

At 31 December 2020 6 175 207 91 110 58 647
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Note 11. Investment properties 

 

Year ended 
31 December 

2021 
€m 

Year ended
31 December

2020
€m 

Investment properties net book value at the beginning of the year 13,574 13,152

Capital expenditure and acquisitions 221 111

Disposals (70) (48)

Fair value movement of investment properties  

Fair value movements due to foreign exchange (4) 75

Other fair value movements 1,709 547

Currency translation differences 240 (263)

Transfer to assets held for sale (298) –

Investment properties net book value at the end of the year excluding assets held for sale 15,372 13,574

Assets held for sale 298 –

Total investment properties net book value at the end of the year 15,670 13,574

As at 31 December 2021 four assets in Spain (Southern Europe) are classified as held for sale. The sale of the assets was agreed in 
principle prior to the balance sheet date and the sale completed in February 2022. The assets sold have a related deferred tax liability  
of €47 million. 

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 2021 with the methodology and assumptions 
being consistent with the valuation performed 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 
leases and head leases separately. The following table reconciles the carrying amount of the investment properties to the reported 
market value. 

 

As at 
31 December 

2021 
€m 

As at
31 December

2020
€m 

Carrying amount 15,670 13,574

Tenant lease incentives 90 67

Ground leases capitalised (68) (75)

Reported market value 15,692 13,566

 

Components of the IFRS valuation  

As at 
31 December 

2021 
€m 

As at
31 December

2020
€m 

Gross value  16,694 14,379

Acquisition costs (817) (693)

Capital costs including costs to complete developments (185) (120)

Reported market value 15,692 13,566

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 
(2020: €100 million), giving a non-accounting portfolio valuation of €16.4 billion as at 31 December 2021 (2020: €14.2 billion). 
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Note 11. Investment properties (continued) 
The table below summarises the key unobservable inputs used in the valuation of the Group’s wholly owned investment properties at  
31 December 2021: 

Portfolio 

Reported 
market value 

€m 

Estimated rental value  
€ per sqm 

Equivalent yield  
% 

Low Average High Low Average* High 

UK 4,580 25.6 78.0 227.8 3.2% 4.6% 13.8%

Northern Europe 3,558 14.9 53.6 109.4 3.1% 4.0% 9.5%

France 2,467 5.5 49.9 159.5 3.4% 4.3% 10.0%

Southern Europe 2,239 15.2 44.8 72.4 3.7% 4.7% 10.8%

Nordics 1,563 31.2 90.7 216.1 3.9% 5.7% 13.3%

CEE 1,135 36.9 48.7 82.8 4.5% 5.7% 11.3%

Total of available-to-rent properties 15,542 5.5 59.4 227.8 3.1% 4.6% 13.8%

Developments** 83 41.6 56.1 160.9 3.8% 4.5% 7.3%

Land 67 N/A N/A N/A N/A N/A N/A

Market value at 31 December 2021 15,692  

* Weighted average equivalent yield. 

** Developments include extensions of operational buildings. 

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

Portfolio 

Reported 
market value 

€m 

Estimated rental value  
€ per sqm 

Equivalent yield  
% 

Low Average High Low Average* High 

UK 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%

Southern Europe 1,859 13.1 43.6 70.6 4.7% 5.5% 10.8%

Nordics 1,507 31.2 89.2 250.4 4.3% 6.2% 12.3%

CEE 1,001 36.9 48.6 83.9 5.2% 6.2% 12.1%

Total of available-to-rent properties 13,405 5.0 56.2 250.4 3.5% 5.1% 14.0%

Developments** 77 37.5 52.9 128.0 3.4% 4.5% 5.5%

Land 84 N/A N/A N/A N/A N/A N/A

Market value at 31 December 2020 13,566  

* Weighted average equivalent yield. 

** Developments include extensions of operational buildings. 
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Note 11. Investment properties (continued) 
The sensitivities below illustrate the impact of changes in key unobservable inputs (in isolation) on the fair value of the Group’s 
investment properties: 

 
Market Value

€m 

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 

Total available to let 15,542 14,969 16,115 16,483 14,749

Developments residual method 83 77 89 94 74

Land 67 N/A N/A N/A N/A

Market value at 31 December 2021 15,692   
 

 

  
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 

Total available to let 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

Market value at 31 December 2020 13,566   

Valuation process 

The fair value of investment properties at 31 December 2021 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 about the valuation process and results are held between senior management and the external valuers on an annual basis. 

The valuers’ opinion of fair value was primarily derived using comparable recent market transactions on arm’s-length terms and using 
appropriate valuation techniques. 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 
2021. There were no transfers between levels during the year.  
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Note 12. Other property interests 

 

As at
31 December

2021
€m

As at
31 December

2020
€m 

Opening balance 82 52

Additions 4 3

Fair value movement 16 27

Closing balance 102 82

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 lease period. These properties will be acquired through the acquisition of shares in German 
Partnerships. The options are not separable from the investment, have exercise dates in 2022, 2027 and 2030 and have a fair value of 
€97 million as of 31 December 2021 (2020: €79 million). The Group intends to exercise the 2022 option and hold the remaining options 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 
10.7% to 12.0% (2020: 10.4% to 11.6%). Refer to note 11 for the disclosure of assumptions in relation to the property valuation. Please 
refer to note 19 for the levels of the valuation hierarchy. 

Note 13. Cash and cash equivalents 
The table shows the split of Group’s cash and cash equivalents: 

 

As at
31 December

2021
€m

As at
31 December

2020
€m 

Cash at bank 161 287

Total cash and cash equivalents 161 287

Included in cash and cash equivalents is €18 million (2020: €45 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. 
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Note 14. Trade and other receivables 

 

As at 
31 December 

2021 
€m 

As at
31 December

2020
€m 

Trade receivables 85 83

Allowance for doubtful accounts (15) (17)

Net trade receivables 70 66

VAT recoverable 24 22

Prepayments 33 25

Service charges and property management accounts 16 25

Other receivables 23 20

Amounts due from affiliates (note 21) 18 9

Total current trade and other receivables 184 167

Non-current trade and other receivables* 140 112

Total trade and other receivables 324 279

* Included within non-current trade and other receivables for the Group are lease commissions and other non-capitalised lease incentives totalling €110 million  
(2020: €82 million). 

Trade receivables by currency  

As at 
31 December 

2021 
€m 

As at
31 December

2020
€m 

Euro  41 50

Pound Sterling  24 11

Others  5 5

Net trade receivables  70 66
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Note 14. Trade and other receivables (continued) 

Trade and other receivables – impairment schedule 

As at
31 December

2021
€m

As at
31 December

2020
€m 

Opening balance (17) (9)

Release/(provision) during the year 2 (8)

Closing balance (15) (17)

 

The ageing of trade receivables as at 31 December 2021 
Gross 

€m 
Provision

€m
Net
€m 

Not past due 48 – 48

Past due 1 – 30 days 17 – 17

Past due 31 – 90 days 2 – 2

Past due 91 – 180 days 2 (1) 1

Past due more than 180 days 16 (14) 2

Trade receivables 85 (15) 70

 

The ageing of trade receivables as at 31 December 2020 
Gross 

€m 
Provision

€m
Net
€m 

Not past due 48 – 48

Past due 1 – 30 days 12 – 12

Past due 31 – 90 days 3 – 3

Past due 91 – 180 days 4 (1) 3

Past due more than 180 days 16 (16) –

Trade receivables 83 (17) 66

Note 15. Trade and other payables 

 

As at
31 December

2021
€m

As at
31 December

2020
€m 

Trade payables 22 19

Other tax and social security payable 40 41

Accruals 38 38

Other payables 23 20

Tenant deposits 44 40

Deferred income 97 97

Total trade and other payables 264 255
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Note 16. Borrowings 

Current borrowings 

As at 
31 December 

2021 
€m 

As at
31 December

2020
€m 

Loans – Unsecured, Fixed  1,045 481

Loans – Unsecured, Floating  – –

Loans – Secured, Fixed 2 2

Lease obligations 4 4

Total current borrowings 1,051 487

Non-current borrowings  

Loans – Unsecured, Fixed  4,786 5,097

Loans – Secured, Fixed 1,060 993

Lease obligations 74 86

Total non-current borrowings 5,920 6,176

Total borrowings 6,971 6,663

In January 2021 the Group issued €650 million of ten-year unsecured bonds with a 0.875% coupon. The proceeds were used to redeem, 
at par value, the remaining €441 million of our April 2021 maturity. 

Following the year end, the Group issued a further €1.5 billion of unsecured bonds in January 2022 across three tranches of €500 million, 
maturing in November 2025, January 2030 and January 2034 with a weighted average coupon of 1.417%. The Group also exercised an 
option to repurchase the €1 billion unsecured bond maturing in November 2022.  

The secured fixed-rate notes are secured against 64 properties (2020: 64 properties) located in the UK with a reported market value  
as reflected in note 11 at the balance sheet date of €2,919 million (2020: €2,435 million). The notes have loan-to-value and debt yield 
covenants. At 31 December 2021, the Group was in compliance with covenants which are assessed quarterly. 

Lease obligations 

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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Note 16. Borrowings (continued) 
Analysis of movements in borrowings 

Analysis of movements in net debt 

 
Total 

borrowings Cash Net debt 

Loans due to 
Owners of the 

Group Total 

Balance at 1 January 2020 (6,693) 210 (6,483) (2,205) (8,688)

Cash flow 58 78 136 204 340

  

Foreign exchange movement 95  (1) 94  – 94

Interest expense in the year (116) – (116)  (165) (281)

Amortised costs in the year (7) –  (7)  – (7)

Balance at 31 December 2020 (6,663) 287 (6,376) (2,166) (8,542)

Cash flow (71) (129) (200) 88 (112)

  

Disposals 6 – 6 – 6

Foreign exchange movement in the year (110) 3 (107) – (107)

Interest expense in the year (124) – (124) (97) (221)

Amortised costs in the year (9) – (9) – (9)

Balance at 31 December 2021 (6,971) 161 (6,810) (2,175) (8,985)

  

 

Loans – 
Unsecured, Fixed 

€m 

Loans – Unsecured, 
Floating

€m

Loans – 
Secured, 

Fixed
€m 

Loans – Secured, 
Floating

€m 

Capitalised 
borrowing costs 

€m 
Lease liabilities

€m

Total 
borrowings

€m 

Balance at 1 January 2020 (4,931) (319) (1,068) (318) 38 (95) (6,693)

2030 bond issuance (346) – – – 2 – (344)

2026 bond issuance (499) – – – 3 – (496)

RCF repayment – 317 – – – – 317

   

Principal repayment  159 – – 313 – 4 476

Interest paid 78 2 21 1 – 3 105

   

Foreign exchange movement  32 2 58 4 (1) – 95

Interest expense in the year (93) (2) (19) – – (2) (116)

Amortised costs in the year (1) – – – (6) – (7)

Balance at 31 December 2020 (5,601) – (1,008) – 36 (90) (6,663)

Bond issuance (643) – – – 3 – (640)

   

Principal repayments 441 – – – – 8 449

Interest paid 99 – 20 – – 1 120

   

Disposals – – – – – 6 6

Foreign exchange movement (44) – (66) – – – (110)

Interest expense in the year (101) – (20) – – (3) (124)

Amortised costs in the year – – – – (9) – (9)

Balance at 31 December 2021 (5,849) – (1,074) – 30 (78) (6,971)
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Note 16. Borrowings (continued) 
The carrying amounts of the Group’s borrowings (as above) are denominated in the following currencies: 

At 31 December 2021 

 

Loans – 
Unsecured, 

Fixed
€m 

Loans – 
Unsecured, 

Floating
€m 

Loans – 
Secured,  

Fixed 
€m 

 
Lease 

obligations 
€m 

Total
€m 

Euro 5,104 – – 75 5,179

Pound Sterling 727 – 1,062 3 1,792

Total borrowings 5,831 – 1,062 78 6,971

At 31 December 2020 

 

Loans – 
Unsecured, 

Fixed
€m 

Loans – 
Unsecured, 

Floating
€m 

Loans – 
Secured,  

Fixed 
€m 

 
Lease 

obligations 
€m 

Total
€m 

Euro 4,895 – – 83 4,978

Pound Sterling 683 – 995 7 1,685

Total borrowings 5,578 – 995 90 6,663

The total fair value of the unsecured and secured fixed-rate loans as at 31 December 2021 was €7,080 million (2020: €6,962 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 2021 

 

Loans – 
Unsecured, 

Fixed
€m 

Loans – 
Unsecured, 

Floating
€m 

Loans – 
Secured,  

Fixed 
€m 

Lease 
obligations 

€m 
Total

€m 

Not later than one year 1,045 – 2 4 1,051

Later than one year but not more than five years 1,836 – 1,060 16 2,912

More than five years 2,950 – – 58 3,008

Total borrowings 5,831 – 1,062 78 6,971

At 31 December 2020 

 

Loans – 
Unsecured, 

Fixed
€m 

Loans – 
Unsecured, 

Floating
€m 

Loans – 
Secured,  

Fixed 
€m 

Lease 
obligations 

€m 
Total

€m 

Not later than one year 481 – 2 4 487

Later than one year but not more than five years 2,335 – – 18 2,353

More than five years 2,762 – 993 68 3,823

Total borrowings 5,578 – 995 90 6,663
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Note 17. Deferred tax 

Deferred tax assets 

Revaluation of 
investment 
properties

€m 
Losses

€m 

Deferred 
interest 

€m 
Other

€m 
Total

€m 

At 1 January 2020 – 64 15 13 92

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

– (3) 14 (1) 10

Currency translation differences – – –  (2) (2)

Other movement – – –  – –

At 31 December 2020 – 61 29 10 100

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

– (10) 11 (7) (6)

Currency translation differences – – – 2 2

Other movement – – – – –

At 31 December 2021 – 51 40 5 96

 

Deferred tax liabilities 

Revaluation of 
investment 
properties

€m 
Losses

€m 

Deferred 
interest 

€m 
Other

€m 
Total

€m 

At 1 January 2020 (942) – – (16) (958)

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

(175) – –  – (175)

Currency translation differences – – –   2 2

Other movement – – –   – –

At 31 December 2020 (1,117) – –  (14) (1,131)

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

(394) – – 2 (392)

Currency translation differences – – – (2) (2)

Other movement 1 – – (5) (4)

At 31 December 2021 (1,510) – – (19) (1,529)

As at 31 December 2021, the Group has unused tax losses from continuing operations of €620 million (2020: €606 million) available  
for offset against future profits. A deferred tax asset has been recognised in respect of €51 million (2020: €61 million) of such losses.  
No deferred tax asset has been recognised in respect of the remaining €569 million (2020: €545 million) due to the unpredictability  
of future profit streams. Included in recognised tax losses are losses of €0 million (2020: €0 million) that will expire in the next five  
years; €10 million (2020: €9 million) that will expire after five years; and a balance of €41 million (2020: €51 million) can be carried 
forward indefinitely. 
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Note 18. Share capital 

As at 31 December 2021 and 2020 

Number of 
shares 

Thousands 

Par value of 
shares

€m 

Eurocor II SARL  

Ordinary shares at €1 each 395.5 0.396

Eurocor III SARL  

Ordinary shares at €1 each 95.5 0.095

  

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 
Capital management 

The Group manages its capital to ensure that entities in the Group will be able to continue as going concerns 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. 

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. 

IBOR reform 

The Group is exposed to two benchmark interest rates, Sterling London Inter-bank Offered Rate (‘GBP LIBOR’) and the Euro Inter-bank 
Offered Rate (‘EURIBOR’). These interest rates are found in the Group’s floating rate borrowings 

There are no changes in respect of EURIBOR within the Group’s financing activities for the year ended 31 December 2021. In respect  
of GBP LIBOR, the Group amended its RCF in early 2022 with a transition of the benchmark interest rate to Sterling Overnight Indexed 
Average (SONIA). There have been no changes to the Group’s risk management strategy due to IBOR reform. 

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 2021, 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 (2020: €nil 
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 2021, 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 €86 million (2020: €81 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 €152 million (2020: €116 million). 
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Note 19. Financial instruments and financial risk management (continued) 
Group balances as at 31 December 2021 are as follows: 

 
Euro

€m 

Pound  
Sterling 

€m 

Swedish 
Krona

€m 
Total

€m 

Total investment properties 10,732 4,548 390 15,670

Other net assets/(liabilities) 103 4 (1) 106

Cash and cash equivalents 101 59 1 161

Borrowings – loans (5,105) (1,789) – (6,894)

Lease obligations (74) (3) – (77)

Deferred tax (net) (1,204) (159) (70) (1,433)

Goodwill and intangible assets 596 12 44 652

Net assets excluding loans due to Owners of the Group 5,149 2,672 364 8,185

Loans due to Owners of the Group (2,175) – – (2,175)

Net assets  2,974 2,672 364 6,010

Group balances as at 31 December 2020 are as follows: 

 
Euro

€m 

Pound  
Sterling 

€m 

Swedish 
Krona

€m 
Total

€m 

Total investment properties 9,587 3,634 353 13,574

Other net assets/(liabilities) 71 (17) (5) 49

Cash and cash equivalents 222 57 8 287

Borrowings – loans (4,895) (1,678) – (6,573)

Lease obligations (83) (7) – (90)

Deferred tax (net) (955) (13) (63) (1,031)

Goodwill and intangible assets 596 10 45 651

Net assets excluding loans due to Owners of the Group 4,543 1,986 338 6,867

Loans due to Owners of the Group (2,166) – – (2,166)

Net assets  2,377 1,986 338 4,701

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. 

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 2021 is €44 million (2020: 
€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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Note 19. Financial instruments and financial risk management (continued) 
Liquidity risk 

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.  

The maturity analysis of financial instruments at 31 December 2021 is as follows. The amounts disclosed in the table are the contractual 
undiscounted cash flows. 

As at 31 December 2021 

 

Less than 
1 year 

€m 

Between
 1 and 2 years

€m 

Between  
2 and 5 years 

€m 
Over 5 years 

€m 
Total

€m 

Financial liabilities   

Borrowings 1,122 107 3,215 3,111 7,555

Lease liabilities 8 7 17 108 140

Trade and other payables 123 – – – 123

Loans due to Owners of the Group* 11 11 32 2,364 2,418

Monies owed on tenant deposits 44 – – – 44

At 31 December 2021 1,308 125 3,264 5,583 10,280

 

As at 31 December 2020 

 

Less than 
1 year 

€m 

Between
 1 and 2 years

€m 

Between  
2 and 5 years 

€m 
Over 5 years 

€m 
Total

€m 

Financial liabilities   

Borrowings 557 1,114 1,639 3,971 7,281

Lease liabilities 7 7 19 113 146

Trade and other payables 118 – – – 118

Loans due to Owners of the Group* 11 11 32 2,375 2,429

Monies owed on tenant deposits 40 – – – 40

At 31 December 2020 733 1,132 1,690 6,459 10,014

* The cash flows relating to the Loans due to Owners of the Group exclude their variable interest element, which is determined based on net interest income received 
by the Top Companies. At 31 December 2021, of the accrued interest, €20 million (2020: €11 million) was due to the variable interest element. 

Finco, an entity within the Group, entered into an RCF in the year ended 31 December 2018 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. 

In February 2022 the Group completed a partial refinancing of its existing RCF with the agreement of two new facilities of €700 million 
and €300 million, and with maturities in 2027 and 2029 respectively. Following this, €250 million of the existing facility remained with a 
maturity date of November 2023, taking total facilities to €1.25 billion. 
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Note 19. Financial instruments and financial risk management (continued) 
Classification of financial assets and liabilities 

The tables below set out the Group’s accounting classification of each class of financial assets and liabilities as at 31 December 2021. 

 

As at
31 December

2021
€m

As at
31 December

2020
€m 

Trade and other receivables 127 120

Cash and cash equivalents 161 287

Financial assets – at amortised cost 288 407

Other property interests  102 82

Financial assets – fair value through profit and loss 102 82

Borrowings 6,971 6,663

Trade and other payables 123 118

Loans due to Owners of the Group 2,175 2,166

Monies owed on tenant deposits 44 40

Financial liabilities – at amortised cost 9,313 8,987

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: 

31 December 2021 
Level 1

€m 
Level 2 

€m 
Level 3

€m 
Total

€m 

Financial assets  

Other property interests – – 102 102

Financial assets – fair value through profit and loss – – 102 102

 

31 December 2020 
Level 1

€m 
Level 2 

€m 
Level 3

€m 
Total

€m 

Financial assets  

Other property interests – – 82 82

Financial assets – fair value through profit and loss – – 82 82

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 causes the transfer. 
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Note 20. Commitments and contingencies 
The Group’s contractual capital commitments on its development projects at the end of the year are set out below: 

 

As at 
31 December 

2021 
€m 

As at
31 December

2020
€m 

Within one year 121 50

Between one and five years 28 9

After five years – –

Capital commitments 149 59

Note 21. Related party transactions 
Agreements with Blackstone 

The Group has 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. 

 

Year ended 
31 December 

2021 
€m 

Year ended
31 December

2020
€m 

Management fees earned from Blackstone 18 16

 18 16

 

 

As at 
31 December 

2021 
€m 

As at
31 December

2020
€m 

Amounts due from Blackstone 18 9

 18 9
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Note 21. Related party transactions (continued) 
Asset Management Agreement with Blackstone 

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.  

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: 

 

As at
31 December

2021
€m

As at
31 December

2020
€m 

Amount payable to Majority Midco SARL due within one year* 21 13

Amount payable to Minority Midco SARL due within one year* 4 3

Loans due to Owners of the Group – Current 25 16

 

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

Loans due to Owners of the Group – Non-current 2,150 2,150

Total Loans due to Owners of the Group  2,175 2,166

* 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. 

Note 22. Post balance sheet events 
Post balance sheet financing transactions are detailed in note 16 and the disposal of assets held for sale are detailed in note 11.  

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

 Amount paid 

Equivalent
amount per

share 

23 February 2022  €246 million €621.2

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

 Amount paid 

Equivalent
amount per

share 

23 February 2022 €54 million €564.8
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Glossary
Term Description

Adjusted EBITDA 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.

AUM Third-party owned Assets Under Management.

Blackstone Blackstone Inc. or, as the context may require, one or more funds, managed accounts or limited partnerships managed 
or advised by Blackstone Inc. or any of its affiliates or direct or indirect subsidiaries from time to time.

CEE 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.

EPRA Occupancy The ratio of the ERV of physically occupied space to total portfolio ERV, as defined by EPRA.

ERV 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.

ESG Environmental, Social and Governance.

GAV Gross Asset Value calculated by external valuers as the Reported Market Value of the properties determined in 
accordance with IFRS.

GLA Gross Leasable Area.

Headline Re-leasing 
Spread

Increase in Headline Rent over prior leases on the same spaces.

Headline 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.

In-Place Rent 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 
per sqm

Net Rental Income at constant currency rates excluding loss of income from disposals, growth from development activity, 
fees from third-party Assets Under Management, rent-free straight-lining and COVID-19 related bad debts divided by 
average occupied space over the year.

LTV The Loan-to-Value ratio, which is the aggregate amount of Net Debt as a percentage of GAV.

NAV Net Asset Value, calculated as the total value of assets minus any liabilities (such liabilities excluding the value of 
shareholder loans).

Net Debt The outstanding borrowings and associated accrued interest, excluding shareholder loans, less cash and cash 
equivalents as presented in the financial statements.

Equivalent Yield 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.

Net Rental Income 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.

Retention Rate 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.

sqm 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.

Appendix ∕ Glossary
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