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European Real Estate

Today’s Presentation You Can Never Go Home Again

Source: ©Spiroview Inc.



2Source: CreditSights, Company Reports 
Note 1: Note: Includes CS assumptions/estimates; change in cap rates or valuation yields differ by company and not available for all. 
Note 2: Most companies through 1H23, aside from Nordic names which provided updates through 3Q23
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Like for like Valuation Decline and Cap Rate Change vs 1H22

Valuation: Declines in Focus 

-20%

-15%

-13% -13% -13%

-11%
-11% -11% -10% -10%

-9%
-8%

-8% -8%
-7% -6% -6%

-5% -5% -4%
-3% -2% -2% -2%

1.3%

0.6%

0.9%

0.6%

0.2%

0.4%

0.3%

0.5%

0.5%

0.5%

0.8%

0.4%
0.4%

0.2%

0.0%

0.6%

0.4% 0.4%

0.3%
0.4%

0.2%

0.00%

0.20%

0.40%

0.60%

0.80%

1.00%

1.20%

1.40%

-25%

-20%

-15%

-10%

-5%

0%

Valuation Change Yield Change



3Source: Company reports, CreditSights
Note: LTV includes hybrids at 50% in net debt and value includes consolidated portfolio and JV/associates; all figures include CreditSights pro formas and adjustments; 
current based on latest available data by issuer
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Adj Net Debt/Adj Portfolio Value: Portfolio Decline is Not the Only Driver 

Valuations versus LTVs
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Fundamentals 

*Note: Indexation of leases largely applies in continental Europe; this is not the norm in the UK. 

• Long-term value thesis 
intact

• COVID tailwinds have 
eased; tech sector pullback 
a consideration

• Indexation of leases*; 
underlying demand in key 
submarkets

• Long-term value thesis 
intact

• Low cap rates are a concern 
in this cycle                                                          

• Long term value trajectory 
is uncertain

• Hybrid work is a 
headwind; bifurcation of 
trends by city and by 
building

• Indexation of leases*; 
uncertain demand

Logistics Residential

• Cap rates approaching new 
normal

• Future of strategic bricks & 
mortar footprints more 
certain

• Indexation of leases*; sales-
backed-rents

Offices

• Rent regulation limits 
growth, notably in Germany 
& Sweden

Retail
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Source: CreditSights, Bloomberg (4/12/23), Company Reports5

Circumnavigating the Primary

Managing Maturities 

Braving the Primary (i-spread)

Funding Source Pros Cons

Bank debt Relative cost of debt Speed, size

Bond taps Cost of debt Size, not an option for all

Disposals Reduces net debt Execution risk

Equity Reduces net debt Execution risk

Exchanges Avoids worst case Not an option for all
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6Source: Company reports, CreditSights
Note: LTV includes hybrids at 50% in net debt and value is for the consolidated property portfolio only. Includes CreditSights’ assumptions and adjustments. 
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Adj Net Debt/Portfolio Value: Considering Downside

Loan to Value Ratios (LTVs)
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7Source: Company reports, CreditSights, Bloomberg (1/12/23)
Note: Includes IG and HY senior bond across currencies. For non-European domiciled issuers (e.g. AMT, MPW PLD) includes EUR and GBP bonds only. 
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European Real Estate Senior Bond Maturities (EUR bn)

Liquidity: The Big Picture

European Issuer Bond Maturities > €0.3 bn

ANNGR BBB1 2.7

HEIBOS BBB2 1.8

ULFP BBB1 1.6

LOGICR BBB2 0.8

AKFAST BBB2 0.6

LIFP BBB1 0.6

DMREGR Caa3 0.6

CARDFP BBB2 0.5

HOWOGE A1 0.5

BPPEHX BBB2 0.5

NEPSJ BBB2 0.5

HEMSOF A2 0.4

VVOYHT BBB2 0.4

CITCON BBB3 0.4

SATOYH BBB2 0.4

LIBLIV BBB2 0.3

COVFP BBB1 0.3



8Source: Company reports, CreditSights
*Note: Based on latest available data by issuer; includes CreditSights assumptions and adjustments
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Secured Debt/Total Assets: The Secured Debt Lever 

Liquidity
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9Source: Company reports, CreditSights, ©Ольга Симонова - stock.adobe.com
Note: Includes CreditSights assumptions and adjustments; LTM based on latest available data by issuer
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EBITDA/Net Interest: The Rate of Declines Should Ease Near Term

ICRs: Near Term
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10Source: Company Reports, CreditSights
Note: Assumptions in red. We assume yearly maturities are refinanced, so overall gross senior debt is unchanged. 
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LOGICR: Illustrative Coverage Drivers 

HEIBOS: Illustrative Coverage Drivers 

ICRs: Long Term

3Q annualized 3Q24 3Q25 3Q26 3Q27 3Q28

Senior Debt 189,477                 189,477                 189,477                 189,477                 189,477                 189,477                 

Maturities 9,430                    30,949                  27,473                  23,854                  19,657                  

Refinancing Rate 6.0% 6.0% 5.0% 4.0% 4.0%

Cost of Debt 2.6% 2.6% 3.5% 3.8% 4.0% 4.2%

Net Interest 4,876                    5,014                    6,648                    7,252                    7,591                    7,927                    

EBITDA 9,895                    10,390                  10,909                  11,455                  12,027                  12,629                  

YoY 5.0% 5.0% 5.0% 5.0% 5.0%

ICR 2.03 2.07 1.64 1.58 1.58 1.59

1H annualized YE23 YE24 YE25 YE26 YE27 YE28

Senior Debt 7,631               7,631               7,631               7,631               7,631               7,631               7,631                   

Maturities -                  792                  958                  1,549               1,275               775                      

Refinancing Rate 6.0% 6.0% 6.0% 5.0% 5.0% 5.0%

Cost of Debt 1.7% 1.7% 2.2% 2.8% 3.4% 3.9% 4.0%

Net Interest 126                  126                  168                  211                  262                  294                  309                      

EBITDA 612                  636                  681                  722                  765                  811                  860                      

YoY 4.0% 7.0% 6.0% 6.0% 6.0% 6.0%

ICR 4.86 5.05 4.06 3.42 2.93 2.76 2.78
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Sector recommendation
• Outperform

Picks
• ILFP
• LOGICR
• CASTSS front-end
• HEIBOS front-end
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Relative Value

Picks Euro Average OAS Spreads vs Duration

Source: Bloomberg (4/12/23), ICE/BAML Index data, Company Reports, CreditSights
*We defined stressed name as HEIBOS, ARNDTN, BALDER, CPIPGR, AOXGR
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Pans
• AKFAST

Nuanced Holds
• CPIPGR
• HEIBOS
• BALDER
• SBBBSS
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Relative Value

Pans and Holds Euro Senior Bond Yields vs Duration

Source: Bloomberg (4/12/23), Company Reports, CreditSights
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This Report is for informational purposes only. Neither the information contained in this Report, nor any opinion expressed therein is intended as an offer or solicitation with respect 
to the purchase or sale of any security or as personalized investment advice. CreditSights and its affiliates do not recommen d the purchase or sale of financial products or securities, 
and do not give investment advice or provide any legal, auditing, accounting, appraisal, valuation or actuarial services. Nei ther CreditSights nor the persons involved in preparing this 
Report or their respective households has a financial interest in the securities discussed herein. Recommendations made in a report may not be suitable for all investors and do not 
take into account any particular user’s investment risk tolerance, return objectives, asset allocation, investment horizon, o r any other factors or constraints.

Information included in any article that includes analysis of documents, agreements, controversies, or proceedings is for inf ormational purposes only and does not constitute legal 
advice. No attorney client relationship is created between any reader and CreditSights as a result of the publication of any research report, or any response provided by CreditSights 
(including, but not limited to, the ask an analyst feature or any other analyst interaction) or as the result of the payment to CreditSights of subscription fees. The material included in 
an article may not reflect the most current legal developments. We disclaim all liability in respect to actions taken or not taken based on any or all the contents of any research report 
or communication to the fullest extent permitted by law.

Reproduction of this report, even for internal distribution, is strictly prohibited. Receipt and review of this research repo rt constitutes your agreement not to redistribute, retransmit, 
or disclose to others the contents, opinions, conclusion or information contained in this report (including any investment re commendations or estimates) without first obtaining 
express permission from CreditSights. The information in this Report has been obtained from sources believed to be reliable; however, neither its accuracy, nor completeness, nor 
the opinions based thereon are guaranteed. The products are being provided to the user on an “as is” basis, exclusive of any express or implied warranty or representation of any 
kind, including as to the accuracy, timeliness, completeness, or merchantability or fitness for any particular purpose of the report or of any such information or data, or that the 
report will meet any user’s requirements. CreditSights may issue or may have issued other reports that are inconsistent with or may reach different conclusions than those 
represented in this Report, and all opinions are reflective of judgments made on the original date of publication. CreditSigh ts is under no obligation to ensure that other reports are 
brought to the attention of any recipient of the Products.

Certain data appearing herein is owned by, and used under license from, certain third parties. Please see Legal Notices for important information and limitations regarding
such data. For terms of use, see Terms & Conditions.

If you have any questions regarding the contents of this report contact CreditSights at legal@creditsights.com.

© 2023. CreditSights, Inc. All rights reserved.


	Title Slide
	Slide 0: Euro Real Estate: You Can Never Go Home Again
	Slide 1: European Real Estate 
	Slide 2: Valuation: Declines in Focus 
	Slide 3: Valuations versus LTVs

	Slide Examples
	Slide 4: Fundamentals 
	Slide 5: Managing Maturities 
	Slide 6: Loan to Value Ratios (LTVs)
	Slide 7: Liquidity: The Big Picture
	Slide 8: Liquidity
	Slide 9: ICRs: Near Term
	Slide 10: ICRs: Long Term
	Slide 11: Relative Value
	Slide 12: Relative Value
	Slide 13: Q&A
	Slide 14


