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FINANCIAL HISTORY & PROJECTIONS 
 2014 2015 2016 2017E 2018E 2019E 

Rental income (€m) 257.17 125.16 273.70 479.55 623.96 720.71 

Y/Y growth 42.1% -51.3% 118.7% 75.2% 30.1% 15.5% 

Adj. EBITDA (€m) 59.67 92.72 194.54 320.71 422.58 490.05 

Net income 898.45 920.75 901.09 1095.37 696.53 783.58 

EPS (diluted) (€) 1.41 1.01 0.88 0.93 0.56 0.63 

EPRA NAV¹ (€m) 1273.27 2720.69 4349.05 6259.94 6693.10 7143.67 

DPS (€) 0.00 0.05 0.16 0.20 0.27 0.30 

FFO I (€m) 38.75 94.05 165.63 273.06 358.70 408.05 

FFOPS I (€) 0.08 0.17 0.25 0.34 0.41 0.47 

Liquid assets (€m) 175.75 386.98 833.44 336.68 254.73 251.41 
 

* Note that GCP was deconsolidated at the end of 2014. ¹ Includes perpetual notes. 
 

RISKS 
Risks include, but are not limited to, unfavourable interest rate developments, 
unfavourable macroeconomic developments, and the departure of key personnel. 

 

 

COMPANY PROFILE 
Aroundtown Property Holdings Plc is a 
specialist real estate company focused on 
investing in and managing value-add 
properties primarily located in the German/NL 
real estate markets. 

  
MARKET DATA  As of 31 Aug 2017 

Closing Price € 5.60 
Shares outstanding 872.31m 
Market Capitalisation € 4884.94m 
52-week Range € 3.97 / 5.60 
Avg. Volume (12 Months) 665,773 
    
Multiples 2016 2017E 2018E 
P/FFO I 22.1 16.7 13.6 
P/EPRA NAV 1.1 0.9 0.9 
FFO I/Yield 4.5% 6.0% 7.3% 
Div. Yield 2.8% 3.6% 4.8% 
  
STOCK OVERVIEW  
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COMPANY DATA  As of 30 Jun 2017 

Liquid Assets € 324.50m 
Current Assets € 1,123.50m 
EPRA NAV¹ € 6,160.00m 
Total Assets € 10,821.10m 
Current Liabilities € 601.20m 
Total Equity € 6,005.80m 
¹ includes perpetual notes   
SHAREHOLDERS  
Avisco Group  44.0% 
Free Float 56.0% 
  
  
  
  
 

Second quarter results confirm our view that Around town (AT) is in the 
middle of a strong growth phase and well positioned  to deliver further 
growth and profitability. The company has grown its  commercial portfolio 
some 56% YTD - far outpacing its peers. Q2 rental income and FFO I  
improved Y/Y and beat our targets. Revaluations als o continued to rise. We 
have raised our forecasts to account for the strong  H1 and full pipeline.  
Our updated valuation model yields a price target o f €7.20 (previously 
€6.40). Our rating remains Buy.  
 

Recent stock performance beginning to reflect stron g operations   We 
regard AT as an attractive growth play in the German commercial property 
segment with appealing valuation metrics. The share trades at a 22% discount to 
our projected 2017E NAVPS (figure 3 overleaf). Thanks to its strong deal flow 
and overall sourcing prowess, we believe the company can continue its high 
external growth trajectory to compliment strong operating performance and spur 
FFO I and NAV growth. Although external growth is unlikely to match the very 
high level of the previous years (commercial investment properties 2015-16 
CAGR 243%), the company has already expanded commercial properties 56% to 
€7.8bn YTD (as of October). Moreover, the AT portfolio is embedded with further 
FFO I and revaluation growth potential (+30%). We target FFOPS I and NAVPS 
growth of 32% and 33% respectively in 2017. In our view, the compelling equity 
story is beginning to be reflected in the share price performance with the stock 
having appreciated some 11.5% in August. The stock still trades at a discount to 
peers despite unmatched external growth performance.  
 

Sizable exposure to office segment   We also like the company for its high 
office exposure (60% of commercial portfolio), which stacks up favourably to the 
major commercial players (figure 1 overleaf). As of June reporting, AT has grown 
office assets some 50% to €4.5bn versus €3.0bn in February 2017. We contend 
that the office segment features favourable supply / demand and rental growth 
ratios versus other commercial segments such as retail.                       (p.t.o.) 
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According to the Q2 report by Jones Lang LaSalle (JLL), office vacancies continued to 
decline in Q2/17 even after being nearly halved over the last five years. The supply of 
suitable space remains scarce in all of Germany's top metropolitan districts. In Q2, vacant 
office space in the major hubs totalled some 4.7m² equal to a 5.1% vacancy rate, while 
prime rents were up some 3.8% Y/Y. We expect these fundamentals to continue to drive 
property valuations and NAV growth.  

Figures 1: Total office assets and ratio of total p ortfolios for key commercial players 
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Source: First Berlin Equity Research, Alstria, Aroundtown, Demire, DIC Asset, Hamborner, TLG, WCM 

Berlin is currently the German commercial property stronghold with its excellent 
fundamentals. Similar to the evolution of the residential property market, the commercial 
sector is playing catch up from low levels. According to JLL data, the Berlin office vacancy 
rate stood at 4.2% in Q1 after being cut nearly in half over the last five years, whereas office 
prime rents increased by 17% Y/Y in Q1. The Berlin job market is flourishing fuelled by the 
start-up community that is attracting creative talents from abroad intensifying both housing 
and workplace shortages. Aroundtown has a solid Berlin component in its portfolio with 
some 22% of its commercial portfolio (including 18% of the office component) well-placed in 
the German capital to absorb the sprawling economic expansion. Of the major listed players, 
only TLG has a higher Berlin exposure. 

Figure 2: AT’s Berlin assets in central districts 

 
Source: First Berlin Equity Research, Company 
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COMBINING EXTERNAL AND OPERATIONAL GROWTH   

Aroundtown is a high-growth commercial property player with a focus on value-add assets 
located in densely populated metropolitan districts that offer good rent revisionary potential 
and revaluation upside. The company also has residential property exposure with its 36% 
stake in Grand City Properties.  
 
Success starts with a strong deal sourcing network a nd balance sheet   Aroundtown 
excels in deal sourcing owing to a wide network built up over the last 13 years. Thanks to 
management’s credentials, the company has earned so-called “preferred-buyer” status 
among various banks, investment funds, brokers, and distressed property owners. This 
often allows the company to cherry pick deals in “off-market” transactions from owners and 
continues to propel the strong growth realised thus far this year. We believe Aroundtown’s 
network and long standing relationships will also serve the company well as it takes a more 
pan-European view of the market over the medium term. 
 
Management can also leverage excellent access to the capital markets as well as AT’s 
strong balance sheet and liquidity position to secure distressed assets with embedded FFO 
and valuation upside that can be extracted with well executed operational and repositioning 
measures. The resulting high growth mode has led to the acquisition of some €4.5bn in 
commercial assets over the last two and half years, driving NAV growth (NAVPS 80% 
CAGR 2014 – H1/17 including perpetual notes).  

Figure 3: NAV and NAVPS developments (including hybrid notes) 
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Source: First Berlin Equity Research, Aroundtown 

Aroundtown is in the midst of a significant expansion phase. Acquisition volumes topped 
€1.4bn in 2015 and €2.3bn in 2016. Through the six month period of 2017, deals 
approached the €2.2bn mark. And we expect this to continue over the near term, thanks to a 
healthy deal pipeline management currently estimates to be around €1.0bn. This includes 
ample candidates to expand the office and hotel segments.  
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An abundance of financing firepower to drive growth    Despite its relatively short history, 
the company has demonstrated excellent access to capital markets having raised some 
€5.0bn over a variety of issuances since 2016. Management have been very active in 
optimising the capital structure in the past two years including over €1.3bn in new equity 
already this year. In July, Aroundtown placed a €500m straight bond with a 1.875% fixed 
rate due in 2026 as part of its €1.5bn Euro Medium Term Note Programme (the EMTN 
programme).  

Table 1: Capital market activity (including PCI – Pri mecity) 

Jul-17 Issuance of Series I, 2026 straight bonds of €500m, coupon 1.875% p.a., under the EMTN programme. 

Jun-17 Issuance of USD 500m perpetual notes, full currency hedge, effective coupon of 2.3% p.a.

May-17 Equity capital increase of €426m at €4.6 per share

Apr-17 Conversion and repurchase of the €450m convertible bond Series B

Mar-17 Issuance of Series H, 2032 straight bonds of USD 400m under the EMTN programme

Mar-17 Establishment of €1.5 billion Euro Medium Term Note (EMTN) programme

Jan-17 Tap issuance of €100m of perpetual notes, coupon 3.75% p.a., to a total aggregate amount of €600m

Jan-17 Tap issuance of €50m of series F, coupon 2.125% p.a., to a total aggregate amount of €550m

Dec-16 Issuance of Series F, 2023 straight bonds of €500m, coupon 2.125% p.a.

Nov-16 Tap issuance of €150m of Series E, 2024 straight bonds, coupon 1.5% p.a., to a total aggregate amount of €650m

Oct-16 Issuance of €500m perpetual notes, coupon 3.75% p.a.

Jul-16 Issuance of Series E, 2024 straight bonds of €500m, coupon of 1.5% p.a.

Apr-16 Issuance of Series D, 2022 straight bonds of €600m, coupon of 1.5% p.a.

Apr-16 Equity capital increase of €267m at €4.1 per share
Dec-15 Issuance of Series C, 2021 convertible bond of €300m, coupon 1.5% p.a., current conversion price: €5.69
Jul-15 Equity capital increase of €320m at €3.2 per share

Apr-15 Issuance of 5-year convertible bond of €450m, coupon 3% p.a., current conversion price: €3.38
Feb-15 PCI tap issuance of €50m on existing convertible bonds
Jan-15 Tap issuance of €39m of Series A bond to a total aggregate amount of €200m

Dec-14 Issuance of Series A, 2021 straight bonds of €161m, coupon of 3% p.a.
Nov-14 PCI issued convertible bonds at principal amount of €100m  
Source: First Berlin Equity Research, Aroundtown 

Total cost of debt (CoD) has been trimmed down to 1.8% as of Q2/17 compared to 2.0% at 
the end of last year. This ranks favourably to the 2.1% peer mean (table 2), and 
management hinted that this could come down further in the coming quarters with 1.5% 
viewed as an achievable target. As is the case with Grand City Properties, founder and main 
shareholder, Yakir Gabay, has a strong hand in orchestrating the financing activities with his 
in-depth capital markets knowledge. In our view, AT’s capital market access combined with 
management’s sourcing network has proven to be a robust platform for external growth.  

Table 2: Financial profiles of Aroundtown and peers  (YTD) 

LTV 45.0% 36.0% 62.5% 58.4% 37.7% 38.7% 56.2%

CoD 2.00% 1.80% 3.20% 1.70% 2.60% 1.50% 1.90%

Maturity (years) 5.4 6.0 5.3 5.3 6.4 5.9 5.0

Net debt /EBITDA 9.6x 10.7x 16.0x 8.0x 7.1x 7.5x 13.5x

Moody's rating n.a. n.a. Ba2 n.a. n.a. n.a. n.a.

S&P rating BBB BBB BB+ n.a. n.a. n.a. n.a.

Aroundtown TLG WCMDemireAlstria DIC Asset Hamborner

 
Source: First Berlin Equity Research, Alstria, Aroundtown; Demire, DIC Asset, Hamborner, TLG, WCM 

The Loan-to-Value KPI has been consistently compressed and now stands out as the lowest 
among the top players. S&P acknowledged the improving operational stability and 
expanding portfolio with an upgrade of its corporate rating to BBB last summer (previously: 
BBB-). 
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Operational track record in optimising properties   Aroundtown has a growing 
turnaround track record for increasing in-place rent levels in its portfolio while compressing 
vacancy rates. With a full year of comparative Y/Y data, the company began reporting 
quarterly LFL (like-for-like) rent and occupancy growth updates in Q4/16. This will help 
investors track operational performance going forward. At the end of H1, LFL net rent growth 
was reported at 6.2%. Excluding assets tagged for disposal, EPRA vacancy for commercial 
properties stood at 7.7% (Q1/17: 7.8%) and in-place rent was €8.8/m² (Q1/17: €8.7/m²). We 
attribute such success to fully integrated teams and systems located in the company’s core 
markets throughout Germany / Netherlands (NL). The team is helped by proprietary in-
house systems geared towards repositioning and optimising assets. We believe this 
infrastructure will allow the company to drive revaluations and long term profitability once 
portfolio expansion cools. Including residential properties, EPRA vacancy and in-place rent 
stood at 8.0% and €7.8/m² respectively. 

Figure 4: Commercial portfolio EPRA vacancy and in-pl ace rent developments 
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Source: First Berlin Equity Research, Aroundtown 

Because AT targets properties with competitive to below-market rent levels and a view to 
boost occupancy levels, the lion’s share of the existing portfolio is priced below 
corresponding rent levels. While the company does not disclose specific market rents, it 
communicates a general upside indication with a five year horizon (figure below). 
Management believe operational upside tops 30% at present. 

Figure 5: In place rent vs market levels; net rent upside potential 
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Source: First Berlin Equity Research, Aroundtown 
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German commercial property sector trading at a deep  discount to NAV    The sector 
currently trades at a 17% a discount to NAV, a 6.3% FFO I yield, and a 3.6% dividend yield 
on 2017 street consensus forecasts. The Aroundtown share looks even more attractive at a 
22% discount to NAV. Aside from WCM, which is being acquired by TLG, AT is the only 
player to have delivered double digit portfolio growth YTD. The updated portfolio run rate for 
October implies investment properties have expanded some 56% to €7.8bn. On our figures, 
AT’s FFO I yield for 2017 and 2018 is comparable with the peer mean. The company also 
trades at a dividend yield close to the peer averages for 2017 and 2018, although this year’s 
mean is impacted by the absence of a dividend by Demire. Given Aroundtown’s superior 
growth phase, we thus expect the excessive NAV discount to erode at a faster rate. 

Table 3: German commercial property peer overview 

Market

Price (€) cap (€m) SO (m) 2016 2017E 2018E 2016 2017E 2018E 2016 2017E 2018E

Alstria Office REIT AG 12.36 1,895 153 1,828 1,904 1,994 0.76 0.73 0.76 0.52 0.53 0.55

Demire Real Estate AG 3.75 204 54 312 353 386 0.14 0.15 0.33 0.00 0.00 0.26

DIC Asset AG 9.44 648 69 888 873 879 0.69 0.87 0.89 0.40 0.43 0.45

Hamborner REIT AG 8.85 705 80 768 n.a. n.a. 0.45 0.56 0.64 0.43 0.44 0.46

TLG Immobilien AG 18.52 1,374 74 1,248 1,604 1,703 1.14 1.21 1.28 0.80 0.86 0.93

WCM Beteiligungs & Grundsitz AG 3.23 433 134 345 440 515 0.14 0.18 0.20 0.10 0.11 0.13

Aroundtown 5.60 4,885 872 3,871 5,238 5,671 0.25 0.34 0.41 0.16 0.20 0.27

2016 2017E 2018E 2016 2017E 2018E 2016 2017E 2018E 2016 2017E 2018E

Alstria Office REIT AG 11.3 12.4 13.0 9.3% -0.5% -5.0% 6.1% 5.9% 6.1% 4.2% 4.3% 4.4%

Demire Real Estate AG 4.6 6.5 7.1 -18.5% -42.3% -47.2% 3.7% 4.0% 8.8% 0.0% 0.0% 6.9%

DIC Asset AG 12.8 12.7 12.8 -26.4% -25.8% -26.3% 7.3% 9.2% 9.4% 4.2% 4.6% 4.8%

Hamborner REIT AG 9.6 - - -8.2% - - 5.1% 6.3% 7.2% 4.9% 5.0% 5.2%

TLG Immobilien AG 18.5 21.6 23.0 0.1% -14.3% -19.3% 6.2% 6.5% 6.9% 4.3% 4.6% 5.0%

WCM Beteiligungs & Grundsitz AG 2.6 3.3 3.8 25.5% -1.6% -16.0% 4.3% 5.6% 6.2% 3.1% 3.4% 4.0%

Mean 9.9 11.3 11.9 -3.0% -16.9% -22.8% 5.5% 6.3% 7.4% 3.5% 3.6% 5.1%

Aroundtown (excl hybrid) 4.9 6.0 6.5 14.3% -6.7% -13.9% 4. 5% 6.0% 7.3% 2.8% 3.6% 4.8%

Aroundtown (incl hybrid) 5.4 7.2 7.7 3.7% -22.0% -27.0% 4. 5% 6.0% 7.3% 2.8% 3.6% 4.8%

NAVPS (€) Dividend yieldFFO yieldEPRA NAV Premium

FFOPS (€) Dividend (€)EPRA NAV (€m)

 
Source: First Berlin Equity Research; Company, Bloomberg 

 
Figure 6: Comparative 2017E FFO and dividend yields (YTD) 
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Source: First Berlin Equity Research, Company, Bloomberg 
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Q2 RESULTS CONFIRM COMPANY STRENGTHS   

Second quarter results confirm our view that management has the dual ability to source 
accretive deals and extract value from existing assets. The company reported October 2017 
commercial asset value of €7.8bn corresponding to a 56% YTD increase. This is well ahead 
of commercial peers so far this year. Organic growth potential was underscored by 6.2% 
LFL growth including 3.5% LFL in-place rent and 2.5% LFL vacancy reduction. The LFL 
segment split was 9.0% for office, 6.0% for retail and 4.0% for hotel. Recent Q2/17 reporting 
from Grand City Properties likewise showed steady like-for-like growth of 4.3% (2.0% in-
place rent growth and 2.3% occupancy growth).  

Table 4: Second quarter results vs forecasts 

All figures in EUR '000 Q2/17 Q2/17E ∆ Q2/16 ∆ H1/17 H1/16 ∆

Rental income 123,000 115,850 6.2% 59,947 105% 237,159 110,016 116%

Adjusted EBITDA commercial 87,718 81,558 7.6% 42,979 104% 168,200 78,988 113%

Margin 71% 70% - 72% - 71% 70% -

Adjusted EBITDA 101,313 93,839 8.0% 60,203 68% 194,500 113,314 71.6%

Adjusted margin 82% 81% - 100% - 82% 103% -

FFO I 70,540 66,440 6.2% 38,096 85% 129,800 70,722 83.5%

FFOPS I (€) 0.09 0.09 6.1% 0.06 46% 0.18 0.11 60.7%  
Source: First Berlin Equity Research; Company 

Accelerated expansion and organic growth drive top and bottom line results   AT 
reported rental and operating income (RI) of €123m for the second quarter, which topped 
our estimate (FBe: €116m). The figure more than doubled Y/Y and grew 7.9% Q/Q. The 
increase can be traced to the larger portfolio and operational improvements in its existing 
properties through rent and occupancy increases. On a six month basis, RI climbed some 
116% Y/Y to €237m, whereas net rental income grew 113% to €204m. Long-term recurring 
net rental income—adjusted for contributions from properties earmarked for disposal—
reached €184m. As of October 2017, the monthly annualised run rate for net rent stood at 
€435m vs €369m during the first six months of 2017.  

Table 5: Adjusted EBITDA calculation 

All figures in EUR '000 Q2/17 Q1/16 Delta ∆  

EBITDA 991,900 609,700 63%

Capital gains, property revaluations & other income -747,700 -409,700 -

Profit share from equity accounted investees -76,700 -121,000 -

Management LT incentive plan 700 - -

Adjusted EBITDA commercial portfolio 168,200 79,000 11 3%

Adjustment relating to properties marked for disposal -17,200 - -

Adjustment for GCP contribution 43,500 34,500 26%

Adjusted EBITDA 194,500 113,500 71%  
Source: First Berlin Equity Research; Company 

Commercial adjusted EBITDA, which reflects the recurring operational profit by excluding 
revaluation effects, disposal gains, and provisions for the management incentive plan, 
surged 104% in Q2/17 to €88m (Q2/16: €43m; FBe: €82m). The increase is traced to 
external growth realised through accretive acquisitions and the improving occupancy rates 
and rent levels. Including the 36% GCP stake, adjusted EBITDA climbed 68% Y/Y to €101m. 
The capital gains, property revaluations and other income line item totalled €535m in the 
second quarter (Q2/16: €186m) and €748m at the six month mark (H1/16: €410m). The 
sharp rise underscores the company’s ability to extract embedded value through asset 
optimisation. Net income (NI) grew by 89% for the period to €530m (Q2/16: €280m) fuelled 
by top line growth, revaluation uplift, and economies of scale. On a six month basis, NI 
totalled €777m (H1/16: €510m). Diluted EPS amounted to €0.74 (H1/16: €0.46).      
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Table 6: Funds from operations I breakdown 

All figures in EUR '000 H1/17 H1/16 Delta ∆  

Adjusted EBITDA commercial portfolio 168,200 79,000 113%

Finance expense -29,800 -18,800 -

Tax -18,500 -7,900 -

Minority adjustment -4,400 -2,800 -

FFO I commercial portfolio 115,500 49,500 133%

FFO I tied to properties marked for sale -12,000 -

FFO I adjustment for GCP stake 26,300 21,400 23%

FFO I 129,800 70,900 83%

FFOPS I (€) 0.18 0.11 64%  
Source: First Berlin Equity Research; Company 

FFO I captures recurring operating profits after deducting financial and current tax expenses 
from adjusted EBITDA. The KPI rose sharply during Q2 to €71m compared to €38m in the 
prior year period, thanks to the strong adjusted EBITDA growth and excellent financing 
conditions owing to the low cost of debt. On a six month basis, FFO I increased 84% Y/Y to 
€130m equal to €0.18 per share. This resulted in an annualised FFO I yield of 6.7% as of Q2 
reporting.  

Figure 7: FFO I development 
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Source: First Berlin Equity Research; Company
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Table 7: Financial highlights  

All figures in EUR '000 Q2/17 FY16 Delta ∆  

Cash and liquid assets 324,500 835,813 -61%

Investment property 7,436,500 5,016,235 48%

Investment in equity-accounted investees 1,783,000 1,557,044 15%

Total assets 10,821,100 8,088,952 34%

Net debt 3,601,500 2,737,437 32%

Net debt pro forma* 2,722,656 2,737,437 -1%

Total equity 6,005,800 3,941,080 52%

EPRA NAV 5,137,600 3,870,770 33%

Loan-to-Value (LTV) 35% 39% -

LTV pro forma* 33% 39% -  
Source: First Berlin Equity Research; Company 

Balance sheet metrics solid over six month period   AT reported cash and liquid assets 
of €325m for the period ended 30 June compared to €836m at the end of 2016, while net 
debt climbed in conjunction with the portfolio expansion at €3.6bn vs €2.7bn at the end of 
2016. The debt structure featured an LTV of 35%—400 basis points lower than year end 
2016. This is well below the 45% internal limit set by the Management Board. Coverage 
ratios remained solid with a debt service coverage ratio (DSCR) and an interest coverage 
ratio (ICR) of 3.8x and 5.7x respectively at the end of Q2. In our view, the current cash 
position and attractive debt structure, which features a 1.8% cost of debt and a six plus year 
maturity, positions the company well for execution of its ample pipeline. 
 

Raising forecasts on strong portfolio expansion    Aroundtown is in the midst of a high 
growth phase. Investment volumes YTD have already topped our full year target, which was 
back loaded towards H2. We have raised our figures to account for the strong momentum 
and the accelerated impact on rental income and earnings.  
 
Our model now considers €5.1bn in acquisitions from Q1 2017E until 2020E. We also 
expect AT to continue to deliver strong operating performance to match the high investment 
levels. We thus move our rental income target higher to €480m in 2017 and €624m next 
year. The company continues to have a full pipeline and is using a pan-European lens to 
assess deals in major hubs that fit its investment criteria. We estimate FFOPS I growth of 
32% Y/Y and 33% NAVPS (including perpetual notes) growth in 2017.  

Table 8: Changes to our forecasts 

All figures in EUR '000 Old New % change Old New % change

Rental income 421,364 479,550 13.8% 484,857 623,960 28.7%

Adjusted EBITDA (commercial)¹ 296,531 320,713 8.2% 342,087 422,575 23.5%

margin 70.4% 66.9% - 70.6% 67.7% -

FFO I 242,078 273,056 12.8% 293,228 358,700 22.3%

FFOPS I € 0.31 0.35 12.8% 0.33 0.40 22.3%

¹ adjusted for property disposals to reflect recurring 

2017E 2018E

 
Source: First Berlin Equity Research 
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COMPANY PROFILE  

Founded in 2004, Aroundtown specialises in purchasing, re-developing, optimizing and re-
positioning value-add income generating properties primarily in the German / NL real estate 
markets. The company targets commercial and residential properties that benefit from 
strong fundamentals and growth prospects. Operations are built around an experienced 
team of experts supported by high end proprietary IT-systems and infrastructure allowing the 
company to consistently improve  portfolio operating metrics resulting in stable and strong 
cash flows generating characterised by internal and external growth. 
 
Aroundtown floated its shares in 2015 on the Marché Libre. Prior to listing, the company 
issued straight and convertible bonds with a total volume of €650m. AT uplisted its shares to 
the Prime Standard of the Frankfurt Stock Exchange, and we believe the company will soon 
be eligible for inclusion in Germany’s MDAX index. 
 
Yakir Gabay is the major shareholder via the 44% Avisco Group stake. AT expects to 
complete relocation of its corporate headquarters to Luxembourg in September. The 
company currently ranks as the largest listed German commercial real estate company with 
commercial assets now topping €7.8bn including the largest hotel portfolio among its peers 
with a value north of €1.3bn. Aroundtown also owns a 36% stake in the residential property 
specialist Grand City Properties. 

Table 9: Commercial portfolio breakdown by asset ty pe as of June reporting 

Investment 
properties (€m)

Rentable area 
('000 m²)

EPRA       
vacancy

Annualised net 
rent (€m)

In-place rent 
(€/m²)

Value (€/m²) Rental yield

Office 4,451 1,935 10.0% 237 10.8 2,300 5.3%

Hotel 1,347 632 2.2% 72 10.3 2,132 5.4%

Retail 756 424 10.4% 51 10.5 1,783 6.8%

Logistics/Wholesale 883 1,023 4.7% 51 4.3 863 5.8%

Total 7,437 4,014 8.1% 411 9.0 1,853 5.5%

October Total 7,800 4,300 8.8% 435 8.9 1,814 5.6%  
Source: First Berlin Equity Research; Company 
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EPRA NAV VALUATION  

Our updated discounted EPRA NAV valuation model yields a new price target of €7.20 
(previously: €6.40). This corresponds to a total return of 32.2% including the dividend yield. 
The uplisting to the Prime Standard of Frankfurt in June should be appreciated by investors 
and pave the way for index inclusion on the German MDAX index once the company de-lists 
its shares from the Marché Libre. Risks to our price target include a shift in favourable macro 
economic tailwinds currently driving the economy and good supply / demand dynamics, and 
the absence of single asset transparency generally appreciated by investors for detailed 
portfolio assessment. 
 

in €'000 2017E 2018E 2019E

Shareholders' equity 5,716,526           6,096,267           6,489,979         

Total equity 6,308,241           6,827,288           7,377,717         

NAV per share 7.23                    7.83                    8.46                  

Net deferred taxes 536,177              589,228              645,703            

Derivative financial instruments 7,241                  7,603                  7,983                

Convertible bond -                          -                          -                        

EPRA NAV (inc hybrid notes) 6,259,944           6,693,098           7,143,665         

EPRA NAV per share 7.18                    7.67                    8.19                  

FFO 273,056              358,700              408,050            

Revaluation results 896,025              294,730              332,206            

New Equity 420,140              -                          -                        

Total return 1,589,221           653,430              740,256            

EPRA NAV 6,259,944           6,693,098           7,143,665         

Return on NAV 37% 10% 11%

Cost of equity 6.0% 6.0% 6.0%

Spread (percentage points) 31% 4% 5%

2017E 2018E 2019E

WACC 4.2% 4.2% 4.2%

Value creation 1,913,028           298,263              362,755            

NPV 1,887,319           282,391              329,603            

Dividends paid 107,658              177,487              233,155            

Present value of dividends paid 106,211              168,042              211,848            

Fair value calculation

PV of total value created 2,499,313           

EPRA NAV (2016) 3,568,440           

Adjustments -                          

Equity value 6,067,753           

PV of dividends 717,377              

Fair value 6,785,130           

Number of shares (000's,fully diluted) 944,920              

Fair value per share € 7.20                    

Valuation metrics 2017E 2018E 2019E

Price target (€) 7.20                    7.20                    7.20                  

Share price (€) 5.60                    5.60                    5.60                  

Return potential 28.6% 28.6% 28.6%

Dividend yield 3.6% 4.8% 5.4%

Total return potential 32.2% 33.3% 34.0%

NAV discount / premium (share price) -22.0% -27.0% -31.6%

FFOPS I yield 6.0% 7.3% 8.4%  



1 September 2017 

B
 Aroundtown Property Holdings Plc. 

 
 
 

  

 

 
  

 Page 12/17 

INCOME STATEMENT 

All figures in EUR '000 2015 2016 2017E 2018E 2019E

Revenue 125,162 273,699 479,550 623,960 720,707

Capital gains, property revaluations & other 814,511 719,517 896,025 294,730 332,206

Result from equity-accounted investees 134,138 197,064 146,220 153,530 163,092

Property OpEx -28,529 -75,353 -132,835 -172,837 -200,357

Administration & other OpEx -4,287 -7,921 -14,386 -17,471 -19,459
Operating income (EBIT) 1,040,995 1,107,006 1,374,573 8 81,912 996,190

Net financial result -20,466 -47,408 -67,894 -80,298 -96,652

Other financial expenses 7,869 -35,883 0 0 0

Pre-tax income (EBT) 1,028,398 1,023,715 1,306,679 801, 614 899,538

Tax expense -9,264 -19,910 -41,062 -52,028 -59,479

Deferred tax -98,380 -102,711 -170,245 -53,051 -56,475

Tax result -107,644 -122,621 -211,307 -105,079 -115,954

Comprehensive net income 920,754 901,094 1,095,372 696, 535 783,584

Minority interests 233,862 169,186 219,074 139,307 156,717

Hybrid note investors 0 3,699 32,861 33,434 34,086

Net income to owners 686,892 728,209 843,437 523,794 592 ,781

Basic EPS (in €) 1.26 1.11 1.04 0.60 0.68

Diluted EPS (in €) 1.01 0.87 0.92 0.55 0.63

Adjusted EBITDA commercial 92,723 194,541 320,713 422,5 75 490,052

Ratios

Adjusted EBITDA commercial margin 74.1% 71.1% 66.9% 67.7% 68.0%

Tax rate 6.0% 7.4% 10.0% 10.0% 10.0%

Expenses as % of revenues

Property OpEx 22.8% 27.5% 27.7% 27.7% 27.8%

Administration & other OpEx 3.4% 2.9% 3.0% 2.8% 2.7%

Y/Y Growth

Revenues -51.3% 118.7% 75.2% 30.1% 15.5%

Operating income 2.9% 6.3% 24.2% -35.8% 13.0%

Adjusted EBITDA -30.7% 109.8% 64.9% 31.8% 16.0%

Net income/ loss -3.9% 6.0% 15.8% -37.9% 13.2%

Funds from Operations (FFO)

Adjusted EBITDA commercial portfolio 92,723 194,541 32 0,713 422,575 490,052

Finance expense -20,466 -47,408 -67,894 -80,298 -96,652

Tax expense -9,264 -19,910 -41,062 -52,028 -59,479

Minority adjustment -7,900 -7,458 -1,709 -1,821 -1,937

FFO I commercial portfolio 55,093 119,765 210,048 288,4 29 331,984

Adjustment for GCP contribution 38,956 45,862 63,008 70,272 76,066

FFO I 94,049 165,627 273,056 358,700 408,050
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BALANCE SHEET 

All figures in EUR '000 2015 2016 2017E 2018E 2019E

Assets
Current assets, total 432,545 1,100,047 1,011,682 969,2 91 992,479
Cash and cash equivalents 121,243 641,400 265,453 227,901 224,226

Short-term investments 261,527 180,810 59,667 14,917 14,917
Receivables 45,562 111,293 131,384 170,948 197,454

Other current assets 4,213 11,225 11,562 11,909 12,266

Assets held for sale 0 155,319 543,617 543,617 543,617

Non-current assets, total 4,007,602 6,988,905 10,225,8 10 11,826,415 13,349,345
Property, plant & equipment 5,123 22,799 23,255 23,720 24,194

Investment properties 2,430,595 5,016,235 8,132,716 9,546,149 10,873,893
Equity accounted investees 1,183,148 1,557,044 1,703,264 1,856,794 2,019,887
Other LT assets 388,736 392,827 366,575 399,752 431,371

Total assets 4,440,147 8,088,952 11,237,492 12,795,706 1 4,341,824

Shareholders' equity & debt
Current liabilities, total 241,278 348,839 486,819 583, 631 662,447
Short-term debt 129,426 159,965 142,546 178,070 212,436
Accounts payable 95,971 107,721 181,966 236,763 274,461
Provisions & other current liabilities 15,881 81,153 162,306 168,798 175,550

Long-term liabilities, total 1,773,357 3,799,033 4,442 ,433 5,384,786 6,301,660
Long-term debt 1,521,557 3,384,658 3,856,637 4,744,730 5,603,884
Deferred tax liabilities 185,774 365,932 536,177 589,228 645,703
Other LT liabilities 66,026 48,443 49,619 50,828 52,073

Minority interests 320,103 372,640 591,714 731,021 887,738
Shareholders' equity 2,105,409 3,568,440 5,716,526 6,09 6,267 6,489,979

Total consolidated equity and debt 4,440,147 8,088,95 2 11,237,492 12,795,706 14,341,824

Ratios
Current ratio (x) 1.79 3.15 2.08 1.66 1.50
Equity ratio 54.6% 48.7% 56.1% 53.4% 51.4%
Financial leverage 60.0% 76.7% 64.1% 76.6% 85.7%
EPRA NAV 2,720,687 3,870,770 5,238,067 5,671,221 6,121,788
EPRA NAVPS (€) 3.70 5.40 7.18 7.67 8.19
Net debt 1,264,000 2,737,437 3,662,502 4,668,074 5,564,911
Return on equity (ROE) 43.7% 25.3% 19.2% 11.4% 12.1%
Loan-to-value (LTV) 34.5% 39.3% 34.7% 38.5% 40.8%
LTV without convertible bond 19.0% 34.0% 32.0% 36.0% 38.6%
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CASH FLOW STATEMENT 

All figures in EUR '000 2015 2016 2017E 2018E 2019E
Net income 920,754 901,094 1,095,372 696,535 783,584
Depreciation & amortisation 377 2,006 959 1,248 1,441
Capital gains, property revaluations & other -814,511 -719,517 -896,025 -294,730 -332,206
Profit share from equity accounted investees -134,138 -197,064 -146,220 -153,530 -163,092
Shared based payment in a subsidiary 0 2,110 0 0 0
Net finance expenses 12,597 83,291 67,894 80,298 96,652
Tax result 107,644 122,621 211,307 105,079 115,954
Operating cash flow 92,723 194,541 333,287 434,900 502,333

Changes in working capital -3,842 -17,277 134,679 -13,383 -15,720
Provisions for other liabilities 6,355 -871 80,899 6,179 6,374
Dividend received 7,445 17,948 0 0 0
Tax paid -8,376 -15,537 -41,062 -52,028 -59,479
Net operating cash flow 94,305 178,804 507,802 375,667 4 33,508

CapEx/ intangibles -957 -6,653 -1,415 -1,713 -1,916

Disposal/ investment in investment properties, net -776,436 -1,050,803 -2,220,456 -1,118,704 -995,538

Acquisition/disposals of subsidiaries -386,297 -994,129 -388,298 0 0

Proceeds from investments in financial assets -255,035 151,306 67,964 41,366 -3,441
Cash flow from investing -1,418,725 -1,900,279 -2,542, 205 -1,079,051 -1,000,895

Debt financing, net 1,230,276 1,786,100 870,267 923,616 893,520
Equity financing, net 319,731 740,942 963,740 0 0
Dividends paid 0 -34,490 -107,658 -177,487 -233,155
Other financing activities -112,578 -203,936 0 0 0
Net paid financing expenses -19,760 -44,606 -67,894 -80,298 -96,652
Cash flow from financing 1,417,669 2,244,010 1,658,455 665,832 563,712

Net cash flows 93,249 522,535 -375,947 -37,552 -3,675
Assets held for sale - cash 0 -2378 0 0 0
Cash, start of the year 27,994 121,243 641,400 265,453 227,901
Cash, end of the year 121,243 641,400 265,453 227,901 22 4,226

Adjusted EBITDA commercial/share (€) 0.17 0.30 0.39 0.48 0.56

FFO I 94,049 165,627 273,056 358,700 408,050
FFOPS I (€) 0.17 0.25 0.34 0.41 0.47

Y/Y Growth
EBITDA/share 42.0% 75.7% 32.2% 23.0% 16.0%
FFO I 142.7% 76.1% 64.9% 31.4% 13.8%
FFOPS I 114.9% 47.5% 32.2% 22.6% 13.8%
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First Berlin Equity Research GmbH. First Berlin Equity Research GmbH shall be identified as the source in 
the case of quotations. Further information is available on request. 
 

INFORMATION PURSUANT TO SECTION 34B OF THE GERMAN S ECURITIES TRADING ACT [WPHG], 
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Ordinance on the Analysis of Financial Instruments [FinAnV] into consideration. In the following First Berlin provides investors 
with information about the statutory provisions that are to be observed in the preparation of financial analyses. 

CONFLICTS OF INTEREST 
In accordance with Section 34b Paragraph 1 of the German Securities Trading Act [WpHG] and Regulation (EU) No 596/2014 
of the European Parliament and of the Council of April 16, 2014, on market abuse (market abuse regulation) financial analyses 
may only be passed on or publicly distributed if circumstances or relations which may cause conflicts of interest among the 
authors, the legal entities responsible for such preparation or companies associated with them are disclosed along with the 
financial analysis. 

First Berlin offers a range of services that go beyond the preparation of financial analyses. Although First Berlin strives to avoid 
conflicts of interest wherever possible, First Berlin may maintain the following relations with the analysed company, which in 
particular may constitute a potential conflict of interest (further information and data may be provided on request): 

� The author, First Berlin, or a company associated with First Berlin holds an interest of more than five percent in the 
share capital of the analysed company; 

� The author, First Berlin, or a company associated with First Berlin provided investment banking or consulting services 
for the analysed company within the past twelve months for which remuneration was or was to be paid; 

� The author, First Berlin, or a company associated with First Berlin reached an agreement with the analysed company 
for preparation of a financial analysis for which remuneration is owed; 

� The author, First Berlin, or a company associated with First Berlin has other significant financial interests in the 
analysed company; 

In order to avoid and, if necessary, manage possible conflicts of interest both the author of the financial analysis and First Berlin 
shall be obliged to neither hold nor in any way trade the securities of the company analyzed. The remuneration of the author of 
the financial analysis stands in no direct or indirect connection with the recommendations or opinions represented in the 
financial analysis. Furthermore, the remuneration of the author of the financial analysis is neither coupled directly to financial 
transactions nor to stock exchange trading volume or asset management fees. 

If despite these measures one or more of the aforementioned conflicts of interest cannot be avoided on the part of the author or 
First Berlin, then reference shall be made to such conflict of interest. 

PRICE TARGET DATES 
Unless otherwise indicated, current prices refer to the closing prices of the previous trading day. 

AGREEMENT WITH THE ANALYSED COMPANY AND MAINTENANCE  OF OBJECTIVITY 
The present financial analysis is based on the author’s own knowledge and research. The author prepared this study without 
any direct or indirect influence exerted on the part of the analysed company. Parts of the financial analysis were possibly 
provided to the analysed company prior to publication in order to avoid inaccuracies in the representation of facts. However, no 
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ASSET VALUATION SYSTEM 
First Berlin’s system for asset valuation is divided into an asset recommendation and a risk assessment. 

ASSET RECOMMENDATION 
The recommendations determined in accordance with the share price trend anticipated by First Berlin in the respectively 
indicated investment period are as follows: 
 

STRONG BUY: An expected favourable price trend of more than 50% combined with sizeable confidence in the quality and 
forecast security of management. 

BUY: An expected favourable price trend of more than 25% percent. 

ADD: An expected favourable price trend of between 0% and 25%. 

REDUCE: An expected negative price trend of between 0% and -15%. 

SELL: An expected negative price trend of more than -15%. 

RISK ASSESSMENT 
The First Berlin categories for risk assessment are low, average, high and speculative. They are determined by ten factors: 
Corporate governance, quality of earnings, management strength, balance sheet and financial risk, competitive position, 
standard of financial disclosure, regulatory and political uncertainty, strength of brandname, market capitalisation and free 
float. These risk factors are incorporated into the First Berlin valuation models and are thus included in the target prices. First 
Berlin customers may request the models. 

INVESTMENT HORIZON 
Unless otherwise stated in the financial analysis, the ratings refer to an investment period of twelve months. 

UPDATES 
At the time of publication of this financial analysis it is not certain whether, when and on what occasion an update will be 
provided. In general First Berlin strives to review the financial analysis for its topicality and, if required, to update it in a very 
timely manner in connection with the reporting obligations of the analysed company or on the occasion of ad hoc notifications. 

SUBJECT TO CHANGE 
The opinions contained in the financial analysis reflect the assessment of the author on the day of publication of the financial 
analysis. The author of the financial analysis reserves the right to change such opinion without prior notification. 

 

Legally required information regarding 

� key sources of information in the preparation of th is research report 

� valuation methods and principles 

� sensitivity of valuation parameters 

can be accessed through the following internet link : http://firstberlin.com/disclaimer-english-link/   

 

SUPERVISORY AUTHORITY: Bundesanstalt für Finanzdien stleistungsaufsicht (German Federal Financial Super visory 
Authority) [BaFin], Graurheindorferstraße 108,  53117 Bonn and Lurgiallee 12,  60439 Frankfurt 

 
EXCLUSION OF LIABILITY (DISCLAIMER) 

 
RELIABILITY OF INFORMATION AND SOURCES OF INFORMATI ON 
The information contained in this study is based on sources considered by the author to be reliable. Comprehensive verification 
of the accuracy and completeness of information and the reliability of sources of information has neither been carried out by the 
author nor by First Berlin. As a result no warranty of any kind whatsoever shall be assumed for the accuracy and completeness 
of information and the reliability of sources of information, and neither the author nor First Berlin, nor the person responsible for 
passing on or distributing the financial analysis shall be liable for any direct or indirect damage incurred through reliance on the 
accuracy and completeness of information and the reliability of sources of information. 

RELIABILITY OF ESTIMATES AND FORECASTS 
The author of the financial analysis made estimates and forecasts to the best of the author’s knowledge. These estimates and 
forecasts reflect the author’s personal opinion and judgement. The premises for estimates and forecasts as well as the author’s 
perspective on such premises are subject to constant change. Expectations with regard to the future performance of a financial 
instrument are the result of a measurement at a single point in time and may change at any time. The result of a financial 
analysis always describes only one possible future development – the one that is most probable from the perspective of the 
author – of a number of possible future developments. 

Any and all market values or target prices indicated for the company analysed in this financial analysis may not be achieved due 
to various risk factors, including but not limited to market volatility, sector volatility, the actions of the analysed company, 
economic climate, failure to achieve earnings and/or sales forecasts, unavailability of complete and precise information and/or a 
subsequently occurring event which affects the underlying assumptions of the author and/or other sources on which the author 
relies in this document. Past performance is not an indicator of future results; past values cannot be carried over into the future. 

Consequently, no warranty of any kind whatsoever shall be assumed for the accuracy of estimates and forecasts, and neither 
the author nor First Berlin, nor the person responsible for passing on or distributing the financial analysis shall be liable for any 
direct or indirect damage incurred through reliance on the correctness of estimates and forecasts. 

INFORMATION PURPOSES, NO RECOMMENDATION, SOLICITATI ON, NO OFFER FOR THE 
PURCHASE OF SECURITIES 
The present financial analysis serves information purposes. It is intended to support institutional investors in making their own 
investment decisions; however in no way provide the investor with investment advice. Neither the author, nor First Berlin, nor 
the person responsible for passing on or distributing the financial analysis shall be considered to be acting as an investment 
advisor or portfolio manager vis-à-vis an investor. Each investor must form his own independent opinion with regard to the 
suitability of an investment in view of his own investment objectives, experience, tax situation, financial position and other 
circumstances. 

The financial analysis does not represent a recommendation or solicitation and is not an offer for the purchase of the security 
specified in this financial analysis. Consequently, neither the author nor First Berlin, nor the person responsible for passing on or 
distributing the financial analysis shall as a result be liable for losses incurred through direct or indirect employment or use of 
any kind whatsoever of information or statements arising out of this financial analysis. 

A decision concerning an investment in securities should take place on the basis of independent investment analyses and 
procedures as well as other studies including, but not limited to, information memoranda, sales or issuing prospectuses and not 
on the basis of this document. 
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NO ESTABLISHMENT OF CONTRACTUAL OBLIGATIONS 
By taking note of this financial analysis the recipient neither becomes a customer of First Berlin, nor does First Berlin incur any 
contractual, quasi-contractual or pre-contractual obligations and/or responsibilities toward the recipient. In particular no 
information contract shall be established between First Berlin and the recipient of this information. 

NO OBLIGATION TO UPDATE 
First Berlin, the author and/or the person responsible for passing on or distributing the financial analysis shall not be obliged to 
update the financial analysis. Investors must keep themselves informed about the current course of business and any changes 
in the current course of business of the analysed company. 

DUPLICATION 
Dispatch or duplication of this document is not permitted without the prior written consent of First Berlin. 

SEVERABILITY 
Should any provision of this disclaimer prove to be illegal, invalid or unenforceable under the respectively applicable law, then 
such provision shall be treated as if it were not an integral component of this disclaimer; in no way shall it affect the legality, 
validity or enforceability of the remaining provisions. 

APPLICABLE LAW, PLACE OF JURISDICTION 
The preparation of this financial analysis shall be subject to the law obtaining in the Federal Republic of Germany. The place of 
jurisdiction for any disputes shall be Berlin (Germany). 

NOTICE OF DISCLAIMER 
By taking note of this financial analysis the recipient confirms the binding nature of the above explanations. 

By using this document or relying on it in any manner whatsoever the recipient accepts the above restrictions as binding for the 
recipient. 

QUALIFIED INSTITUTIONAL INVESTORS 
First Berlin financial analyses are intended exclusively for qualified institutional investors. 

 

This report is not intended for distribution in the  USA, Canada and/or the United Kingdom (Great 
Britain).  


