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 The Colonial Group obtained net attributable results of û492m, mainly due to the extraordinary 

positive impact of û701m, for the òdeconsolidationó of Asentia. 

Á The recurring EPRA net profit amounts to û16.7m + û13m vs. the previous year .  

Á Recurring EBITDA of the Group: û161m, +4% like-for -like vs. the previous year .  

Á Gross Asset Value Colonial Group : û5,757m, +9.6% like -for -like vs. the previous year .  

Á EPRA NAV: 47. 7 cents of a û/share, +6.3% in 6 months . 

 

Capital Structure  - 31/12/2014

GAV Holding (ûm) (1) 2,523 Valuation - by market (Holding) Shareholder structure Colonial

Holding Net Debt (ûm) (2) 970

LTV Holding (3) 38%

EPRA NAV(4) - ûm 1,521

EPRA NAV(4) - cents. of û/share 47.7

Prem./Disc. NAV (23/02/15) 32%

Portfolio - 31/12/2014

GAV Group (ûm) 5,757 Valuation - by uses Valuation - by area 

No. of assets Spain (5) 32

No. of assets France 19

Total no of assets 51

Lettable surface above ground 636,643

Developments underway - surf. above ground (6) 88,698

Surface above ground (sqm) 725,341

Key performance indicators - 31/12/2014

Total Barcelona Madrid Paris Breakdown letting performance

New contracts 71,914 20,110 26,988 24,816

Renewals & revisions 35,967 12,554 17,020 6,393

Total commercial effort (sq m) 107,881 32,664 44,008 31,209

Office occupancy EPRA (7) 85% 78% 90% 86%

Rental revenues (ûm) 211 28 32 152

% Like-for-like 3.2% (4.6%) 5.4% 4.3%

Financial indicators - 31/12/2014 - ûm

2014 2013 Var. Var. LFL

Rental revenues 211 213 (1%) 3%

EBITDA rents 191 192 (1%) 4%

EBITDA/rental revenues 90% 90% - -

EBITDA recurring business 161 165 (2%) 4%

Recurring EPRA net profit (8) 16.7 3.6 - -

Net result attributable to the Group 492 (547) - -

(1)  GAV Holding: Value of assets directly-held + NAV of the 55% stake in the SPV with Torre Marenostrum + NAV of the 53.1% stake in SFL
(2)  Net Debt Holding excluding committed cash
(3)  Net debt Holding excluding committed cash/GAV Holding
(4)  EPRA NAV according to the calculation recommended by EPRA
(5)  Excluding small non-core retail assets
(6)  Projects & refurbishments
(7)  EPRA occupancy: Financial occupancy according to the calculation recommended by EPRA (occupied surfaces x the market prices/surfaces in operation at market prices)
(8)  Recurring EPRA net profit - post company-specific adjustments
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Highlights  

 

 

Annual results  

 

The rental revenues of the Colonial Group increased by 3.2% like -for -like.  The portfolio in Spain had 

positive growth of 0.5% like -for -like, thanks to the positive performance of the Madrid portfolio 

(+5.4%), which compensated for the 4.6% decrease in the Barcelona portfolio. In Paris, the rental 

revenues increased by 4.3% like-for -like.  

 

The like-for -like increase in rental revenues mainly relates to the new contracts signed in 2013 and 

2014 on the Martínez Villergas, Recoletos, Edouard VII, Washington Plaza and Hanovre assets.  

 

The recurring EBITDA amounts to û161m, a figure 2 % lower than the previous year. In like -for -like 

terms, this figure increased by 4.1 %, mainly due to higher comparable  rental revenues.  

 

The recurring EPRA Net Profit(2) is positive and amounts to û16.7m, an increase of û13m, compared 

to the same period the previous year, due to lower  recurring financial expenses (5).  

The net results attributable to the Group were positive and amounted to û492m, mainly due to the 

positive extraordinary impact of the òdeconsolidationó (6) of Asentia.  
 

 

 
 

  

Results analysis - ûm 2014 2013 Var. Var. %
(1)

Rental revenues 211 213 (2) (1%)

Net operating expenses  (4) & other income (19) (17) (2) (14%)

Overheads (32) (32) 0 (1%)

Recurring EBITDA 161 165 (4) (2%)

Results associated to SIIC de Paris - recurring 4 11 (7) (62%)

Recurring financial result (102) (124) 22 18%

Income tax expense & others - recurring result (8) (8) (0) (1%)

Minority interest - recurring result (39) (41) 2 4%

Recurring EPRA net profit - post company-specific adjustments (2) 16.7 3.6 13 -

EPRA net profit - pre company-specific adjustments (3) 435 (518) 953 -

Profit attributable to the Group 492 (547) 1039 -

(1) Sign according to the profit impact

(2) Recurring net profit = EPRA Earnings - post company-specific adjustments, in particular the adjustment of the discontinued operations (Asentia)

(3) EPRA net profit pre company-specific adjustments

(4) Invoiceable costs net of costs invoiced + non invoiceable operating costs

1 

(5) It is important to highlight that the impact of Colonialõs restructuring and the new capital structure is effective as of May 2014.  

(6) The deconsolidation of Asentia refers to the exit from the consolidation perimeter  
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 Highlights of the rental portfolio  

 

I.  New contracts  ð Commercial effort  

 

During 2014, the Colonial Group signed rental contracts for 107,881 sq  m, of which 67% (71,914 sq m) 

corresponded to new contracts. This figure almost tripled the volume of new contracts signed 

throughout  the whole of 2013 (28,041 sq m).  

 

In Spain, the key contracts relate to the new rentals of refurbished/recently delivered buildings such 

as Martínez Villergas, Paseo de los Tilos and Alfonso XII. It should be mentioned that the contracts 

were signed with top tier companies, leaders in their respective industries.  

 

In France, the take up volume was concentrated on CBD prime buildings with rental prices  above 

û700/sq m/year, in the majority of cases, clearly positioned at the top end of the range regarding 

market prices for this area.   

 

The main actions of the Colonial Group are shown below:  

 

 

 

Main contracts signed in Spain Main contracts signed in Paris

Building Tenant sq m Building Tenant sq m

CAPITAN HAYA, 53 Loterías y Apuestas del Estado 12,375 LOUVRE ST. HONORE Fast Retailing France 7,495

MARTINEZ VILLERGAS, 49Leading company in power generation 6,425 90 AV.CH.ELYSÉES Premier consulting firm 5,733

PASEO DE LOS TILOS, 2-6Abertis Infraestructuras 5,143 EDOUARD VII Ashurst + Flusin 4,347

ALFONSO XII, 62 Aecom Inocsa 5,130 EDOUARD VII Comgest 2,426

TORRE BCN Technology Company 4,800 CEZANNE ST. HONORE Apax Partners 1,940

ALFONSO XII, 62 Financial institutions 4,100 CEZANNE ST. HONORE Sumitumo Mitsui Banking 1,880

AV. DIAGONAL, 530 Financial institutions 2,555 WASHINGTON PLAZA SPB 1,415

LLACUNA 22@ Leading company in internet auctions 2,130 WASHINGTON PLAZA VTG France 1,100

AV. DIAGONAL, 609-615 Oracle Ibérica 1,948 176 Charles de Gaulle Schoeller Allibert 652

2 
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It is important to highlight that Colonial has captured a take -up share higher than its share on the 

total office stock in Barcelona, Madrid and the Paris CBD. As in previous quarters, this demonstrates 

the high capacity of Colonialõs portfolio to attract demand, due to its well -positioned buildings that 

offer high quality facilities  and maximum energy-efficiency in attractive locations.  

 

 

 

 

II.  Occupancy 

 

At the end of  2014, the occupancy of Colonialõs office portfolio was at 84% (85% according to EPRA 

financial occupancy) , an increase compared to the occupancy reached at the end of the previous 

year, thanks to the improvement in occupancy in the Madrid and Paris portfolios.  

 

In Madrid, it is important to point out the increase in the physical office occupancy of 9pp compared 

to 2013, reaching 89% occupancy (90% according to EPRA financial occupancy ), thanks in 

particular to the successful commerciali sation of the Alfonso XII property.   

 

In Barcelona, the occupancy decreased due to the delivery of the Travessera de Gràcia/Amigó and 

Diagonal 409 projects.  Excluding these effects, the physical occupancy increased by 5pp, reaching 

82%. However, the occupancy rate of the Barcelona portfolio still continues to be at historic lows .  

 

In France, the occupancy of the portfolio is affected by the delivery of the IN/OUT building at the 

end of 2013, a property currently in an advanced commercialisation phase. Excluding this property, 

the occupancy of the office portfolio in Paris stands at 97%. 
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EPRA financial occupancy is at 85% (87% including all uses) and reaches levels above 90% 

excluding the Travessera  de Gràcia/Amigó, Diagonal 409 and IN/OUT assets.  

 

 

 

 

 

III.  New investments & Asset Management of the portfolio  

 

During 2014, the Colonial Group active ly managed its portfolio, disposing of mature assets and 

carrying out  new investments and acquisitions, in order to maximize value for the shareholders.  

 

1.  Asset Management of the p ortfolio ð Disposal of SIIC de Paris 

 

On 23 July 2014, Colonialõs subsidiary, SFL, completed the sale of its minority stake in SIIC de Paris, 

at a price of û23.88/share (û304m) after deducting the dividend received in July 2014. The price 

obtained was in line with the NAV at December 2013 (including the dividends received in May and 

July 2014).  

 

This transaction represented the disposal of an asset at maximum price levels, after capturing its full 

value creation potential. The sale price resulted in a premium of 29% above the acquisition price 

(û18.48/share) and,  together with the dividends received , offered an attractive return  for the 

Colonial Group. 

Office Occupancy
(1)
 ð Evolution of Colonial's Portfolio
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94%
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86%

85%

88%

87%

96%

94%

95% EXCLUDING
IN&OUT

93%
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IN&OUT

EXCLUDING
DIAGONAL 409

+ TRAVES./AMIGO

EXCL. D 409
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(2) EPRA occupancy: Financial occupancy according to the calculation recommended by EPRA (occupied surfaces multiplied by the 
market prices/surfaces in operation at market prices).  

(1) Occupied surfaces/ Surfaces in operation  
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2.  Prime Factory investments ð Optimization of the positioning of Colonialõs portfolio 

 

During 2014, û135m were invested in refurbishments and projects of the Colonial Group to optimize 

the positioning of the property portfolio.  

 

These investments have attracted and will continue to attract top tier rental demand, optimizing the 

cash flow profile and valuation  of the assets. 

In Spain, it is worth highlighting the properties of  Travessera de Gràcia/Amigó, Diagonal 409, Paseo 

los Tilos and Alfonso XII. 

The main characteristics are shown as follows:  

 

 

In France, the 90 Champs Elysees, IN/OUT & Cloud projects are highlighted.  

 

 
Surface area corresponds to sq m above ground. 
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3.  New acquisitions  

During the second half of 2014, Colonial carried out two acquisitions for a total volume of û234m 

(price excluding acquisition costs).  

In Barcelona , Colonial has acquired an office building located in Plaza Europa  for û10.4m1. This 

property is located in a business district in expansion with excellent transport ation  links to the city 

centre and the airport. The building has a surface area above ground of almost 5,000 sq m of office 

space, and 68 parking spaces. It is currently 100% occupied by Gallina Blanca with a 10 -year 

contract , housing the headquarters of this Spanish multinational company in the food industry.  

 

This acquisition has enabled Colonial to strengthen its portfolio with a top tier client, in a business 

district with significant  growth potential.  

 

 

 

In Paris, Colonial has acquired, through its subsidiary Société Foncière Lyonnaise (SFL), an office 

building of more than 23,000 sq m above ground, located in Rue Condorcet in district 9 in Paris, for 

û224m1. This asset is currently 100% rented by the company GrDF (Gaz Réseau Distribution France), a 

tenant with a long term contract maturing in 2024. The property has the best quality facilities, 

thanks to a recent refurbishment.  

 

This investment permits the Colonial Group to position itself, through a prime asset with an AAA 

client, in district 9 in the centre of Paris, an area with significant growth potential.  

 

 

 

 

 

 

 (1) Price excluding acquisition costs  
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Capital  Structure  

 

I.  Gross Asset Value 

 

The Gross Asset Value (GAV) of the Colonial Group was û5,757m (û6,033m including transfer costs) at 

the close of 2014, which means a +9.6% increase in like-for -like terms versus the previous year 

(+4.5% vs. June 2014).  

 

 

 

The asset portfolio in Spain increased by 10% in like -for -like terms in the last 12 months (6.2% in 6 

months).   

The Barcelona portfolio  increased by 6.3% like-for -like (4 .0% in 6 months) and the Madrid portfolio 

increased by 13.3% (8.1% in 6 months). This increase is mainly due to a yield compression given the 

growing interest by investors for prime assets in Madrid and Barcelona , as well as the positive effects 

of the repositioning of assets . 

 

The asset value in Paris increased by 9.5% in like-for -like terms in the last 12 months (3.9% in 6 

months). This increase in value is a consequence of the progressive repositioning of the property 

portfolio with positive impacts on rents and yields, in the context of an investment market with high 

interest in prime offices in Paris.  

 

Together with the net impact  of new acquisitions and the disposal of SIIC of Paris, the asset value of 

the Colonial Group at December 2014 amounted to û5,757m. 

 

 

 

 

 

 

Variance Analysis - Value - ûm
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II.  Financial Structure  

 

1.  Financial indebtedness  and liquidi ty 

 

The Holding net debt at December 2014 amounted to û936m (û970m excluding committed cash) and 

the Group net debt amounted to û2,545m (û2,581m excluding committed cash).  The Loan to Value 

(LTV) debt ratios are 38.4% for the Holding LTV (1) and 44.8% for the Group(2). When considering the 

asset value, before deducting acquisition costs (value including transfer costs), the LTV ratios were 

36.3% and 42.8%, respectively, as shown in the table below:  

 

 

 

At 31 December available cash together with undrawn balances of the Group  amounted to û690m.   

 

2.  Active management of the balance sheet  ð Liability Management  

 

During November, SFL, the Colonial Groupõs subsidiary in Paris, successfully implemented two 

transactions with in the framework of the policy of actively managing the balance sheet. Specifically, 

the following two liability management transactions were carried out in France:  

 

1. The bond issue of an amount of  û500m, with a maturity of 7 years (11/2021) and a fixed coupon 

of 1.875% 

2. The partial repurchase of existing bonds for an amount of  û300m 

 

Taking advantage of a window of opportunity in the capital markets, these transactions have 

improved the average maturity of the Groupõs debt reducing its average financial cost at the same 

time.  

 

 

 

 

 

Main leverage ratios

December cumulative - ûm Holding Group

GAV incl. transfer costs 2,670 6,033

GAV excl. transfer costs 2,523 5,757

Net debt - excluding committed cash 970 2,581

LTV incl. transfer costs 36.3% 42.8%

LTV excl. transfer costs 38.4% 44.8%

(1) Calculated as financial debt Holding  excluding committed cash/GAV Holding  

(2) Calculated as consolidated net debt excluding committed cash/consolidated GAV  
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III.  Equity: EPRA Net Asset Value and share price  

 

The EPRA NAV of the Colonial Group amounted to û1,521m at 31 December 2014, equivalent to 47.7 

cents of a û/share, a n increase of +6.3% in 6 months.  

 

The increase in the asset value has resulted in an increase of 3.2 cents of a û of the EPRA NAV (2.7 

cents correspond to Spain and 0.5 cents to France). On the other hand, provisions  and other effects  

have resulted in a negative impact of 0.3 cents of a û on the EPRA NAV. 

 

The graph below shows the main variances of the EPRA NAV at 31 December 2014 compared to the 

NAV at 30 June 2014. 

 

 

 

The share price at 23 of February 2015 was 63 cents of a û/share and the target price of the analyst 

consensus was also 61 cents of a û/share.  
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1. Financial statements  

 
Analytical Consolidated Profit and Loss Account  

 

December cumulative  - ûm 2014 2013 Var. Var. %
(1)

Rental revenues 211 213 (2) (1%)

Net operating expenses (4) (21) (21) (0) (1%)

EBITDA rents 191 192 (2) (1%)

Other income 2 4 (2) (50%)

Overheads (32) (32) 0 1%

EBITDA recurring business 161 165 (4) (2%)

Like-for-like EBITDA 149 143 6 4%

Results associated to SIIC de Paris 6 21 (15) (70%)

Rental asset disposals 0 388 (388) -

Cost of sales (0) (397) 397 -

EBITDA - asset sales (0) (9) 9 -

Exceptional items (7) (27) (34) -

Operating profit before revaluation, amortizations and provisions 

and interests (incl. Results associated to SIIC de Paris)
161 149 12 8%

Change in fair value of assets 332 37 295 -

Amortizations & provisions (164) 1 (165) -

Financial results (225) (213) (12) (6%)

Profit before tax 103 (25) 128 513%

Income tax (176) (35) (141) (405%)

Gain/ loss on discontinued operations 701 (405) 1106 -

Minority Interests (136) (82) (54) (66%)

Profit attributable to the Group 492 (547) 1039 -

Results analysis - ûm 2014 2013 Var. Var. %
(1)

Recurring EBITDA 161 165 (4) (2%)

Results associated to SIIC de Paris - recurring 4 11 (7) (62%)

Recurring financial result (102) (124) 22 18%

Income tax expense & others - recurring result (8) (8) (0) (1%)

Minority interest - recurring result (39) (41) 2 4%

Recurring EPRA net profit - post company-specific adjustments (2) 16.7 3.6 13 -

EPRA net profit - pre company-specific adjustments (3) 435 (518) 953 -

Profit attributable to the Group 492 (547) 1039 -

(1) Sign according to the profit impact

(2) Recurring net profit = EPRA Earnings - post company-specific adjustments, in particular the adjustment of the discontinued operations (Asentia)

(3) EPRA net profit pre company-specific adjustments

(4) Invoiceable costs net of costs invoiced + non invoiceable operating costs
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Recurring operating result  
 

Á At the end of 2014 , the Group reached a recurring EBITDA of û161m, 2% lower than the same 

period the previous year.  

Like -for -like (1) recurring EBITDA was at û149m, a figure 4% higher than the previous year.  

Á The operating result of the property portfolio (EBITDA rents) increased by 4% in like -for -like 
terms.  

 

This increase is mainly due to higher rental revenues, in like -for -like terms, in the Madrid and 

Paris portfolios.  

These increases compensate for the decrease in rents in the Barcelona portfolio. This variance is 

analysed in detail in the ôBusiness Performanceõ section of this report. 

 

 

 

 

Non-recurring operating profit  

 
The extraordinary results were mainly due to the positive impact of the òdeconsolidationó(2) of 

Asentia with a positive impact of û701m. Additionally, due to the tax reform  on the use of negative 

taxable bases, the company has fully reverted the capitalized  tax credit  on the balance sheet.   

 

More details in relation to the 2014 extraordinary results are explained in Appendix 6.7.  

Operating Results

December cumulative  - ûm2014 2013 Var. % (*)

EBITDA rents like-for-like 180 173 4%

EBITDA - overheads (32) (32) 1%

EBITDA - other like-for-like income 1 3 (54%)

EBITDA - recurring like-for-like 149 143 4%

Non-comparable EBITDA 12 21 (44%)

EBITDA - recurring 161 165 (2%)

(1) Sign according to the profit impact

(1) Like-for -like EBITDA, adjusting for disposals, varia nces in the project portfolio and other extraordinary effects   

(2) The deconsolidation of Asentia refers to the exit from the consolidation perimeter  
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Financial results  

 

Á On 4 April 2014, Colonial signed a new syndicate loan for û1,040m which, together with the 

capital increase of û1,263m, allowed for the total repayment of the syndicated debt on 6 May 

2014, as well as practically all of its bilateral loans, positioning its  Holding LTV at close to 40% 

(38.4% at 31 December).  

 

Á On 20 November 2014, SFL issued bonds for an amount of û500m with a maturity of 7 years and a 

fixed coupon of 1.875%. Subsequently, on 27 November 2014, SFL carried out a partial 

repurchase of existing bonds maturing in 2016 and 2017, for  the amounts of û200m and û100m. 

With this transaction , the Colonial Group has extended the maturity dates of its debts and 

reduced its financial expenses . 

 

Á The total financial results of the Group up to 31 December amounted to û(225)m, of which 

û(102)m corresponded to recurring financial result  and û(123)m to non-recurring financial 

expenses. 

 

Á The recurring financial exp enses of the Group amounted to û(109)m, 21% less than the previous 

year, due to the reduced volume of debt following the recapitalization.  

 

 

Á The capitalized borrowing expenses during the year amounted to û7m, and correspond to the 

financing of a project in France.   

 

Á 80% of the non-recurring financial expenses are concentrated in Spain and mainly correspond to 

the accounting record for the capitalizable interests of 686 bp over the principal of Colonialõs 

previous syndicate loan (û41m), to the cancellation of accrued hedging instruments and expenses 

associated with this loan (û13.5m), and to the expenses associated with the completion of 

Colonialõs new financing (û31.8m). 

Financial results

December cumulative - ûm SP FR 2014 2013 Var. % (1)

Recurring financial income 1 0 1 3 (74%)

Recurring financial expenses - Spain (47) 0 (47) (74) (36%)

Recurring financial expenses - France 0 (62) (62) (64) (3%)

Capitalized interest expenses 0 7 7 11 (36%)

Recurring Financial Result (excluding equity method) (46) (55) (102) (124) (18%)

Non-recurring financial income 0 0 0 5 (100%)

Non-recurring financial expenses (90) (24) (114) (76) 50%

Change in fair value of financial instruments (1) (8) (9) (18) (50%)

Financial Result (excluding equity method) (137) (87) (225) (213) 5%

(1) Sign according to the profit impact
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Á In France, the non-recurring financial expenses correspond to the transaction cost of the 

repurchasing of bonds described above (û22.3m). The variances in value of the financial 

instruments mainly correspond to the impact of the anticipated cancellation by SFL of non -IAS-

compliant hedging transactions.  

 

Á The Groupõs financial cost of debt is broken down in the chart below. It is important to keep in 

mind that the change in Colonialõs financial structure is effective as from 6 May 2014.  

 
 

 

 

Á The average credit spread of the Group for 2014 is 247 basis points over the Euribor  (290 basis 

points in Spain and 205 basis points in France). Including the commissions, the average credit 

spread is 291 basis points (290 basis points in Spain and 292 basis points in France).  

 

 

 

December cumulative - ûm SP FR 2014 2013 Var. %

Average cost of debt 3.53% 3.54% 3.54% 3.23% 31pb

Drawdown fees 0.00% 0.44% 0.22% 0.20% 2pb

Arrangement fees 0.00% 0.43% 0.22% 0.17% 5pb

Cost of debt - % total 3.53% 4.41% 3.98% 3.60% 38pb

Average spread (without comissions) 290pb 205pb 247pb 182pb 65pb



  
 Annual results 2014   

27 February 2015 
 

17 

2. Office markets  

 
 

Macroeconomic context (1) 
 

In 2014, the global economy closed with a general trend of accelerated growth. However, against 

this backdrop of positive evolution , it is important to point out that some downside risks emerged. 

After positive signs during the first half of 2014, the year closed  with certain volatility. In 

December, the international markets suffered the impacts of new setbacks. The drop in oil  prices, 

the crisis of the ruble and the instability in Greece have broken the calm felt in previous months. 

Despite this, 2014 closed with a global growth of 3.2%. 2015 commenced gaining ranks in the global 

recovery,  according to the latest data available, 2015 is expected to see some clearer signs of 

expansion, which will place global growth at 3.5%  for the year .  

 

The eurozone continues to recover, albeit slowly, with differences between countries. To correctly 

diagnose the deep pulse of the eurozone situation is an exercise plagued with nuances. On the one 

hand, a growing economic activity can be observed . A shift away from the stagnation in summer and 

the factors that have boosted this reactivation seem to show a future continuity ; private 

consumption is recovering and the effects of the euro depreciation and the decrease in oil prices  

will have a significant impact in 2015.  However, the remaining outlook is less reassuring: political 

risks (instability in Greece), economic risks ( the recovery rate s are too slow and disperse between 

countries), as well as extraordinary risks deriving fr om the current situation of low inflation.  

 

The Spanish economy continues with its positive growth. Although the main European economies 

have reported results which were lower than expected and in some cases even worrying, the 

Spanish economy shows signs of recovery which are gradually gaining strength. The latest data 

confirm that, as a result of improved confidence on growth perspectives , domestic demand 

increased at the end of 2014. In the short term, this factor provides certain autonomy to the 

Spanish cycle against that which is more contained i n the eurozone. On the other hand, regarding 

inflation, Spain continues to be in the area of falling prices  (although this striking fact is greatly the 

result of the decrease in oil prices). However, according to top analysts, the forecasts foresee that 

the core inflation will leave this area of zero growth during the first half of  2015. According to 

analysts, the GDP growth in Spain for 2014 was 1.4% and a growth of 2.3% is expected for 2015, 

positioning it above the  average growth for the eurozone  (1.3% in 2015). 

 

In France, growth has been weak. The main indicators confirm the weak recovery , although an 

improvement is expected in 2015. Analysts confirm a GDP growth of 0.4% in 2014 and 0.8% in 2015. 

 

(1) Source: Monthly report by òla Caixaó  

y residencial se aplica a partir de la fecha de formalización  del acuerdo de refinanciación  
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Rental market situation  - offices  (1) 
 

 

Barcelona  

 

 

Á According to the main brokers, the office take up in Barcelona  in 2014 amounted to  258,137 sq m 

(up 40% compared to 2013), confirming the gradual improvement in the sector. The last quarter 

of 2014 was the most active with a n office  take-up of 103,316 sq m, an increase of almost 100% 

on the previous quarter. The new business districts have attracted most off ice take -up, 

accounting for 25% of the take -up in the quarter.  

 

Á The vacancy rate in the fourth quarter of the year was below 13%, representing a fall in the year 

of more than one percentage point, equal to more than 100,000 sq m. The main brokers affirm 

that this decrease in surface area of office stock  is largely due to the conversion of the use of 

the buildings, the majority to hotels .  This, together with the lack of future supply, has a direct 

impact on the vacancy rate.  

 

Á The trend for 2015 will be a continued decline in the vacancy rate, mainly due to the lack of 

new office supply to meet the considerable demand in Barcelona, as well as an expected 

improvement in take -up levels, bearing in mind that pre -crisis levels were reached in 2014. 

The CBD vacancy rate has decreased and is at 7.8%. 

 

Á Maximum rental levels in the Paseo de Gracia/Diagonal area rose slightly to û17.75 sq m/month 

in the last quarter of 2014, as opposed to the û17.50 sq m/month registered in previous 

quart ers. Office rental levels in Barcelona have started to register a slight increase following a 

seven-year downward trend. These first signs of an upturn, for the moment, are only seen for 

the highest quality cutting -edge buildings in the best locations.   

 

In addition , this upward trend  on rental levels is only being observed for òtrophyó buildings 

located in the city centre and new business districts, such as 22@, where the scarcity of quality 

offices to meet the considerable demand is already a reality.  
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Madrid  (1) 

 

 

Á During the last quarter of 2014, the take up of office space amounted to over 97,000 sq m, the 

best figure registered for a fourth quarter since 2009.  However, the total take -up rate for 2014 is 

similar to the previous yearõs figure, reaching 328,967 sq m. 

 

Á By area, the majority of take up in the fourth quarter of the year corresponded to buildings 

located in the CBD area (which includes Paseo de la Castellana and adjacent streets). By building 

type, 65% of the total take up in the quarter corresponds to hi gh-quality buildings. The majority 

of transactions were relocations or consolidations of space while a small part corresponded to 

newly created companies and increases in letted space . 

 

Á All transactions of over 10,000 sq m signed in 2014 (66,000 sq m in to tal) were for assets that 

will be refurbished  and therefore were not immediately available . These pre-lets and 

acquisitions for subsequent renovation are a clear sign of the scarcity of high quality products, 

especially in the CBD area, but also in secondary areas. 

 

Á The vacancy rate of offices was 12.1%. The volume of available office space has remained 

practically flat. In the CBD area , the vacancy rate remained unchanged at 8.9%. In the secondary 

and peripheral areas, the vacancy rate increased due to the considerable supply of office space 

available compared to the demand from tenants.  

 
Á The future  supply is very limited, with only three projects in progress, and two of them for own 

use. In 2015, completion of the hea d office of BBVA is expected to be completed in Las Tablas 

(70,000 sq m) and for 2017 the head office of Banco Popular is expected to be delivered in the 

area of Avenida de América (38,500 sq m).  

 

Á Regarding rental prices , an increase in the maximum rent al prices has been seen in the CBD area 

compared to the contracts signed in the last quarter, reaching û25.50 sq m, their highest level in 

the last three years , driven up by the lack of quality products.  

For the best CBD locations rent-free incentives have started to decline. In the rest of the 

market, both the maximum and mininum rental levels remained at low levels , await ing signs 

from the market during the first months of 2015.  
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Pari s (1) 

 

 

 
Á The take up in the Paris region at the end of 2014 reached more than 2,100,000 sq m, an 

increase of 13% compared to the same period of the previous year.  

 

Á The solid take up results are mainly due to the good level of large transactions which make up 

40% of the total with 62 transactions, amounting to around 825,000 sq m. The segment of small 

and medium surfaces (less than 1,000 sq m) obtained very good results, while the segment of 

intermediary surfaces (1,000 sq m to 5,000 sq m) decreased.  

 

Due to the absence of a strong economic recovery, the abundance of supply in the entire Paris 

market continues. The available office space at the end of 2014 was 4 million sq m, which 

represents a vacancy rate of 7.6% for the Paris region. However, in the CBD area , supply is 

scarce and the vacancy rate remained stable at levels around 5 .6%. 

 
Á The rental prices in the CBD area remained at levels similar to recent  quarters, reaching 

maximum levels of û750 sq m/year in some exceptional transactions. The average price for 

òGrade Aó properties in the CBD area was û645 sq m/year.  

 

Á After three difficult years, the main brokers point to a slightly positive growth in the French 

market. The obstacles for a strong recovery of the French market are purely domestic, with a 

weak business climate, high tax pressure and business margins that need strengthening . 2015 will 

be a year of recovery necessary for the French economy befo re a consolidation in 2016.  

 

Á For prime properties in the CBD area, the main consultants forecast a consolidation of the 

positive trend which commenced at th e end of 2014. 
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Investment market situation - offices   
 

 
 

Á Barcelona : The SOCIMIs have had a leading role in the Barcelona investment market, together 

with international institutional investors. Throughout 2014 , investment transactions were carried 

out across all market areas, with secondary and peripheral areas standing out. This reflects the 

lack of prime supply in the investment market. The cumulative  investment volume in 2014 

reached û940m. This figure triples  the û306m registered in 2013, which clearly indicates a 

change of cycle in the commercial property market. 2014 closed with prime yields in the Paseo 

de Gracia/Diagonal area of 5.5%, and even lower levels may be obtained if the asset fully meets 

the parameters sought by core investors.  

 

Á Madrid : In the last quarter of the year, office investment transactions signed in Madrid 

amounted to û423m, exceeding û1,100m over the whole of 2014. Itõs necessary to go back to 

pre-crisis levels in order to find investment volumes comparable to the current year.  However, 

the majority of transactions have been carried out in secondary and peripheral areas. Due to the 

high interest in prime offices, investors are beginning to climb  up the risk curve in terms of 

location entering Satellite areas for the search of investment targets . Prime yields in the CBD 

area stood at 5.00%, which consolidates the trend of yield compression, reaching a new minimum 

level since the beginning of the crisis.  

 

Á Paris: Investment  volumes during the fourth quarter of 2014 amounted to  û5,500m, which 

represents a cumulative total for 2014 of û14,000m, an increase of more than 30% vs. the 

previous year. It can be confirmed that 2014 has been the best year registered since 2007, 

showing that the investment market is out of sync with the rental market and the local economy. 

In 2014, 44 transactions were signed for more than û100m. This figure represents a  total of 

û11,500m, an increase of 47% compared to 2013. 

Prime yields continued to decrease reaching  the range of 3.75 -4.25%. 
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3. Business performance  

 
 

Rental revenues and EBITDA of the portfolio  

 
Á The rental revenues reached û211m, 1% lower than the rents of the previous year. This decrease 

is mainly due to assets divested during 2013, in particular Torres Agora in Madrid and the 

Mandarin Hotel in Paris.  

In like -for -like terms , adjusting for investments, disposals and variations in t he project and 

refurbishment portfolio  and other exceptional s, the rental reve nues of the Group increased by 

3.2% like-for -like .  

In Paris, th e rental revenues increased by 4.3 % like-for -like. In Spai n, the rental revenues 

rose by 0 .5% like -for -like, mainly  due to the Madrid po rtfolio, which went  up by 5.4 %. 

The like-for -like increase in rental revenues mainly corresponds to the new contracts signed in 

2013 and 2014, for the Martínez Villergas, Recoletos, Edouard VII, Washington Plaza and Hanovre 

assets. 

 

 

 
 

 
Á Breakdown ð Rental revenues:  The majority of the Group's revenues (80%) are from office 

buildings. Likewise, the Group maintains its high exposure to CBD markets (76%).  

In consolidated terms, 72% of the rental revenues (û152m) came from the subsidiary in Paris and 

28% were generated by buildings in Spain. In attributable terms, 54% of the rents were generated 

in France and the rest  were in Spain. 

 

 

 

Variance in rents (2014 vs. 2013)                             

ûm
Barcelona Madrid Paris Total

Rental revenues 2013 28 35 149 213

Like-for-like (1.2) 1.5 5.8 6.1

Projects & refurbishments (1.7) 0.7 (4.5) (5.6)

Acquisitions & Disposals (0.4) (5.4) (0.5) (6.3)

Indemnities & others 2.5 0.2 1.5 4.2

Rental revenues 2014 28 32 152 211

Total variance (%) (2.9%) (8.4%) 1.5% (0.8%)

Like-for-like variance (%) (4.6%) 5.4% 4.3% 3.2%

Revenues - by use Revenues - by area Revenues - by market Revenues - by market

CONSOLIDATED GROUP ATTRIBUTABLE
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Madrid 26%París 55%

Offices
80%

Retail
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Others
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Á Rental  EBITDA reached û191m, a 4% increase in like-for -like terms , with an EBITDA margin of 

90%. 

 

 

 

It is important to take into account that a large part of the difference between the rental 

revenues and the EBITDA rents relates to the costs not invoiced due to the currently low 

occupancy levels. Taking into account that the Colonial Group invoices the majority of its 

property costs to its tenants, gr adual improvements in the occupancy of the assets will have a 

significant positive impact on the rental EBITDA, obtaining high levels of EBITDA/revenue, as was 

the case in years prior to the crisis (see Appendix 6.6).  

 
 

Portfolio letting performance  
 

Á Breakdown of the current portfolio by surface area:  At the end of  2014, the Colonial Groupõs 

portfolio totalled 1,026,598 sq m (725,341 sq m above ground), focused mainly on office assets.  

  

At 31 December 2014, 87% of the portfolio was in operation and 13 % corresponded to an 

attractive portfolio of projects and refurbishments, which is explained in more detail in the 

projects section . 

 

Property portfolio

December cumulative  - ûm2014 2013 Var. % Like-for-like %

Rental revenues - Barcelona 28 28 (3%) (5%)

Rental revenues - Madrid 32 35 (8%) 5%

Rental revenues - Paris 152 149 1% 4%

Rental revenues 211 213 (1%) 3%

EBITDA rents Barcelona 23 25 (8%) (8%)

EBITDA rents Madrid 28 30 (9%) 7%

EBITDA rents Paris 139 137 2% 6%

EBITDA rents 191 192 (1%) 4%

EBITDA/Rental revenues - Barcelona 85% 89% (4.2 pp)

EBITDA/Rental revenues - Madrid 85% 86% (0.4 pp)

EBITDA/Rental revenues - Paris 92% 92% 0.5 pp

EBITDA/Rental revenues 90% 90% (0.2 pp)

Surface - by condition Surface - by area Surface - by market

Prime CBD 45%

CBD 9%
BD 33%

Others 13%In operation
87%

Projects
13%

Barcelona 31%

Madrid 23%

Paris 45%

Others 1%

CBD 
54%

Spain 
55%

France 
45%

Pp: percentage points  
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Á Signed contracts:  Throughout 2014, the Group signed a total of 107,881 sq m of contracts  (71% 

in Spain and 29% in France). 

 

New contracts : Out of the total commercial effo rt, 67% (71,914 sq m) related to surfaces of new 

contracts. This figure almost tripled the volume of new contracts signed throughout the whole of 

2013 (28,041 sq m). 

 

Renewals: Contract renewals were carried out for 35,967 sq m. The new rental prices relating to 

these contracts resulted in a decrease of 8% with respect to previous rents.  

However, the prices signed on the new contracts in the portfolio, both in Spain and in France,  

have an average in line with the market prices estimated by independent appraisers as at 

December 2014. 

 
 

 

Colonialõs total commercial effort is spread over the three markets in which the Company 

operates, highlighting the following contracts:  

 

Letting Performance

December cumulative - sq m 2014
% New rents 

vs. previous

Average 

maturity

Renewals & revisions - Barcelona 12,554 (17%) 6

Renewals & revisions - Madrid 17,020 (9%) 2

Renewals & revisions - Paris 6,393 (3%) 6

Total renewals & revisions 35,967 (8%) 4

New lettings Barcelona 20,110 6

New lettings Madrid 26,988 4

New lettings Paris 24,816 5

New lettings 71,914 n/a 5

Total commercial effort 107,881 n/a 5

Main actions

Building Tenants Surface    

(sq m)

Torre BCN Technology Company & others 7,434

Paseo de los Tilos Abertis Infraestructuras 5,143

Berlín - Numancia Infojobs, Alcatel & Audi Retail 4,387

Av. Diagonal, 609-615 (DAU) Oracle Ibérica & others 2,933

Capitan Haya, 53 Loterias y Apuestas del Estado & others 12,970

Alfonso XII Aecom Inocsa and Financial institutions 10,847

Martínez Villergas, 49 Leading company in power generation 6,425

Miguel Ángel, 11 Adveo Group International, Hill International & others 2,837

Edouard VII Comgest, Ashurst+Flusin & others 8,331

Louvre Saint Honoré Fast Retailing France & others 7,520

90 Av. Champs Elysées Premier consulting firm & others 6,019

Cezanne Saint Honoré Apax Partners, Sumitumo Mitsui Banking & others 3,899

Washington Plaza SPB, VTG France & others 3,162
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From this commercial effort, in Madrid  it is worth highlighting  the contract s signed for the 

Capitán Haya building with Loterías y Apuestas del Estado and with Aecom España for  the  

Alfonso XII building.  

 

In Barcelona , it is worth mentioning  the contracts signed with Abertis for the property in Paseo 

de los Tilos and with Tecnocom España Solutions for the Torre BCN building.  

 

In Paris, the take up volume was concentrated on CBD prime buildings with rental prices, in the 

majority of cases, above û700/sq m/year, clearly positioned at the top end of the range 

regarding market prices for this area . It is important to mention the contract signed with Fast 

Retailing France for the Louvre Saint Honoré building and the contract signed with a top tier 

consulting firm for the 90 Av. Champs Elysées building , which is currently being refurbished.  

 

Á Analysis of new leased surfaces : Colonial has captured a take -up share higher than its share on 

the total office stock in Barcelona, Madrid and the Paris CBD.  

 

In Barcelona and Madrid the Colonial Group captured 8% of the demand (in Madrid 11% if only 

taking into ac count the market sectors in Madrid where the Group is present) and 6% in the Paris 

CBD. 

 

As in previous quarters, this demonstrates the high capacity of Colonialõs portfolio to attract 

demand, due to its well -positioned buildings that offer high quality facilities and maximum 

energy-efficiency in attractive locations.  
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Á Analysis of tenant portfolio  

 

Regarding the number of rental renewals in the contract portfolio, 29,574 sq m of renewals were 

signed in Spain, and 6,393 sq m were signed in France.  

This high volume of renewals shows the capacity of the Colonial Group to retain clients. This fact 

is also reflected in the length of time the tenants stay, as 60% of the main tenants have been 

clients of the Group for more than 5 years.  

 

 

It is important  to point out that Colonial counts on a solvent and diversified client base.  

The sectors that stand out are those which, due to  their type of business, require quality offices 

located in central business areas .  

 

 

Ranking of the most important tenants (47% of rental income)

RK Tenant City % total 

income

% 

cumul.

Age - 

Years

1 NATIXIS IMMO EXPLOITATION     París 6% 6% 11

2 GAZ RÉSEAU DISTRIBUTION FR. París 5% 10% 0

3 FRESHFIELDS BRUCKHAUS DERINGER París 4% 14% 11

4 ZARA FRANCE                   París 3% 18% 2

5 GAS NATURAL SDG Barcelona 3% 21% 9

6 TV5 MONDE SA                  París 3% 24% 9

7 KLEPIERRE MANAGEMENT          París 3% 26% 1

8 LA MONDIALE GROUPE            París 2% 29% 7

9 GRUPO CAIXA Barcelona 2% 31% 22

10 GRUPO COMUNIDAD DE MADRID     Madrid 2% 33% 19

11 HENNES & MAURITZ / H & M      París 2% 35% 5

12 ESMA                          París 2% 37% 4

13 SOCIEDAD ESTATAL LOTERIAS Y APUESTAS DEL ESTADOMadrid 2% 39% 10

14 CITIBANK INTERNATIONAL LTD    París 2% 40% 10

15 AYUNTAMIENTO DE MADRID                  Madrid 1% 42% 11

16 IBERIA, LINEAS AEREAS DE ESPAÑA Madrid 1% 43% 2

17 SIMOSA -SERV. INTEGRALES MANTENIMIENTO Madrid 1% 44% 2

18 CASINO DE JUEGO GRAN MADRID Madrid 1% 45% 2

19 AJUNTAMENT DE BARCELONA                 Barcelona 1% 46% 18

20 MELIA HOTELS INTERNATIONAL Madrid 1% 47% 12

8
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Portfolio occupancy  

 

Á The Colonial Groupõs EPRA financial occupancy for the office portfolio reached 85% at the 

end of 2014 . Including other uses, EPRA occupancy reached 87%.  

 

 

 

The office portfolios in Madrid and Barcelona reached an EPRA(2) financial occupancy of 90% 

and 78%, respectively.  

 

In Madrid , the office occupancy increased mainly due to the new contracts signed in various 

assets, as is the case with Martínez Villergas, Alfonso XII, Miguel Ángel, López de Hoyos and 

Recoletos (asset at 100% occupancy). 

 

In Barcelona , the office occupancy decreased mainly due to the entry into op eration of the 

Travessera de Gràcia/Amigó building, an energy -efficient office complex located in the heart of 

the prime area, with the highest quality finishings and LEED Gold certification, as well as the 

Diagonal 409 building with LEED Silver certification . If we exclude these properties, EPRA 

financial occupancy of the Barcelona office portfolio reaches 83%.  
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(1)
 ð Evolution of Colonial's Portfolio
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It should be mentioned that at the end of the year , the commercialisation of these new assets 

was progressing satisfactorily, given the positive response to the new deliveries in the rental 

market, in particular the Diagonal 409 building, which is at 64% occupancy as at the date of this 

report .  

 

In Paris, the office portfolio reached an EPRA financial occupancy of 86%, a higher figure 

than that at the end of 2013 . This increase was mainly due to new rentals for the Edouard VII 

and Washington Plaza properties. The office portfolio occupancy in Pari s is affected by the entry 

into operation of the IN/OUT office complex, currently in an advanced commercialisation phase. 

Excluding this effect, EPRA financial occupancy of the Paris office portfolio is at 95%.  

 

The table below shows an analysis of the vacant office surfaces by city.  

Approximately 56% of the vacant surfaces correspond to projects and refurbishments that have 

come into operation.  

 

 
 

 

Regarding the recent entries into operation, in particular the following properties in Spain are 

highlighted (more details in Appendix 6.5) .  

 

BARCELONA          MADRID 
 
Travessera/Amigó   Diagonal 409       Alfonso XII 

 

 

 

      

 

Vacancy surface of offices

Surface above 

ground (sq m)

Entries into 

operation  (1)

BD area and 

others
CBD area

December 

2014

Office 

Vacancy EPRA

Barcelona 18,826 11,285 10,059 40,170

Madrid 3,655 4,333 8,579 16,567

París 28,873 647 6,256 35,776

TOTAL 51,354 16,265 24,894 92,513

(1) Projects and refurbishments that have entered into operation

22%

10%

14%

15%
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Commercial lease expiry and reversionary potential  
 

Á Commercial lease expiry:  The following graphs show the contractual rent roll for the coming 

years in the portfolios in Spain and France.  

 

The first graph  shows the commercial lease expiry dates if the tenants choose to end the 

contract at the first possible date (break option or end of contract).  

 

 

 

In such cases, in the Spanish portfolio, contract renewals of between approximately 27% and 31% 

per year could take place in the next two years, which in the case of a recovery of the cycle , 

could allow the company to benefit from possible uplifts in rents.  

In France, the contract structure is longer term, in line with the behaviour of the players in that 

market.  

 

The second graph  reflects the profile  of the contract portfolio if the tenants remain until the 

contract expires, the contract structure in Spain being more short-term than in France.  

 

 

 

 

 

 

 

 

 

Commercial lease expiry dates in economic terms 
(1)

 - First Potential Exit  
(2) 

Spain France

(1) % = surface to rent x current rents / current rental revenues

(2) Renewal dates based on first potential exit of the current contracts 

(% passing rent of surfaces to be leased)

F
IR

S
T

 P
O

T
E

N
T

IA
L

 E
X

IT

15% 16%

4% 2% 3% 3%

12%
15%

7%
7%

10% 6%

2015 2016 2017 2018 2019 >2019

Barcelona Madrid

10%

31%
27%

11%
9%

12%

7%

13% 13% 16% 15%

36%

2015 2016 2017 2018 2019 >2019

Commercial lease expiry dates in economic terms - Expiry date  
(3) 

Spain France

(3) Renewal dates based on the expiry date of the current contracts 

(% passing rent of surfaces to be leased)

E
X

P
IR

Y
 D

A
T

E

4%
1% 1%

10%

15%

70%

2015 2016 2017 2018 2019 >2019

4%

17%

3% 4% 3%
12%5%

1%

9% 4%
2%

36%

2015 2016 2017 2018 2019 >2019

Barcelona Madrid

19%

12%
9%

48%

5%
9%
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Á Reversionary Potential:  The Colonial Groupõs contract portfolio has an important reversionary 

potential.  

 

This growth potential is the result of comparing the rental revenues of the current contracts 

(contracts with current occupancy and rents) with the rental revenues that would result from 

letting the total surface at the market prices estimated by the independent appraisers at 

December 2014 (not including the potential rents from the projects and si gnificant 

refurbishments underway, which are analysed in the projects section ).  

 

The organic growth potential of the Groupõs rental portfolio at the end of 2014 was +41% in 

Barcelona, +12% in Madrid and +19% in Paris. 

 

 

Specifically, the growth potential  in the current portfolio would result in approximately û47m in 

additional annual rental revenues.  

 

 

Figures at December 2014

Growth potential-rental income Current Rent
 (1)

(1) Current office rent of occupied surfaces

19%

12%

41%

Paris

Madrid

Barcelona
û14/sq m/

month

û20/sq m/
month

û602/sq m/
year

Growth potential-rental income

(13,0%)

û39.7m

û47.0m

û16.7m

û23.0m

û7.3m

Spain France Total Spain + France Total

Volume effect Price effect

TOTAL TOTAL

Average maturity of the contracts (years)

First Potential exit Expiry date

4.6

2.9

2.3

6.5

7.1

4.5



  
 Annual results 2014   

27 February 2015 
 

31 

Project portfolio and refurbishments  
 

Á Currently, the company has a project portfolio of more than 55,000 sq m above ground, entering 

into operation between 2015 and 2018. The Colonial Groupõs project portfolio pipeline is the 

following:  

 

   

Parc Central22@          #Cloud (Richelieu)   90 Champs Elysées    

 

 
 

 

 

 

 

 

In Spain, Colonial has a plot of land located  in the heart of the 22@ business district, which will 

allow for  the development of an office complex of nearly 15,000 sq m, opposite Avenida 

Diagonal, one of the up -and-coming areas in the city of Barcelona. The project is not expected 

to commence in the short-term.  

 

In France, the #CLOUD project (rue Richelieu) is progressing satisfactorily. A complete 

refurbishment is being carried out on this office complex, which involves creating 33,200 sq m of 

unique offices in the centre of Paris  for top tier clients. This com plex holds the Breeam and HQE 

energy certification and will enter into operation in the second half of 2015. Currently the start 

of the commercialisation process is generating a lot of interest.  

 

In addition , it is worth highlighting the refurbishment  project of more than 7,000 sq m above 

ground in the  90 Champs Elysées building, an office complex located on the top of the Champs-

Elysées shopping centre, which is expected to come into operation in 2015 . As at the date of this 

report, this building is already prelet , highlighting the signing of more than 6,000 sq m, 5,000 sq 

m of which were signed with a top tier consulting firm.  

 

 

Projects Entry into 

operation

% Group Market Use Surface above 

ground (sq m) (1)

Parc Central 22@ A.1.6 - A.1.7 - A.1.2 >2016 100% Barcelona Offices 14,737

Spain 14,737

90, av. des Champs Elysées 1H 2015 100% Paris Offices 7,500

#Cloud (rue Richelieu) 2H 2015 100% Paris Offices 33,200

France 40,700

Total 55,437

Yield on cost 2 5.8%

(1) Surface area of completed project

(2) Yield on cost: market rent 100% rented/market value at start of project net of impairment in value + capex
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In addition to the above -mentioned project portfolio, the Colonial Group is carrying out 

substantial refurbishment projects on certain properties with the aim of optimizing the 

positioning of these assets in the market. It is important to mention the  substantial 

refurbishments on the Louvre des Antiquaires, Washington Plaza and  Cézanne St. Honoré 

buildings, among others.  

 

More details regarding each of the projects are described in Appendix 6.5 . 

 

Á Rental potential of the project portfolio.  The project portfolio of the Colonial Group will 

generate additional rental revenues of approximately û40m(*) per year in the coming years, 

which is broken down in the following graph:  

 

 

 

 

New investments &  Asset Management of the portfolio  

 

During 2014, the Colonial Group actively  managed its portfolio, disposing of mature assets and 

carrying out new investments and acquisitions, in order to maximize value for the shareholders.  

 

1.  Asset Management of the portfolio  ð Disposal of SIIC de Paris 

On 23 July 2014, Colonialõs subsidiary, SFL, completed the sale of its minority stake in SIIC de 

Paris, at a price of û23.88/share (û304m) after deducting the dividend received in July 2014. The 

price obtained was in line with the NAV at December 2013 (including the dividends received in 

May and July 2014). 

This transaction represented the disposal of an asset at maximum price levels, after capturing its 

full value creation potential. The sale price resulted in a premium of 29% above the acquisition 

price (û18.48/share) and,  together with the dividen ds received, offered an attractive return  for 

the Colonial Group.  

 

 

Additional rental income of projects and significant refurbishments

37

û39.8m
û37.1m

û2.6m

Short term Medium term Long term Total

Spain

7%

France

93%

(*) Rents estimated at current market prices  
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2.  Prime Factory investments ð Optimization of the positioning of Colonialõs portfolio 

 

During 2014, û135m were invested in the Colonial Groupõs refurbishments and projects to 

optimize the positioning of the property portfolio.  

 

In Spain, it is worth highlighting the properties of Travessera  de Gràcia/Amigó, Diagonal 409, 

Paseo los Tilos and Alfonso XII.  

 

The main characteristics are shown as follows:  

 

 

 

In France, the 90 Champs Elysees, IN/OUT & Cloud projects are highlighted.  

 

 

These investments have attracted and will continue to attract top tier rental demand, optimizing 

the cash flow profile and valuation of the asset .  
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3.  New acquisitions   

During the second half of 2014, Colonial carried out two acquisitions for a total volume of û234m 

(price excluding acquisition costs).  

 

In Barcelona , Colonial acquired an office building located in Plaza Europa for û10.4m1. The main 

characteristics of this transaction are the following:  

 
 

In Paris,  through its subsidiary Société Foncière Lyonnaise (SFL), Colonial acquired an office 

building of more than 23,000 sq m above ground, located in Rue Condorcet in district 9 in Paris, 

for û224m1. The main characteristics of this transaction are the following:  
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Valuation of the property business  
 

Á At the end of  2014, the rental business of the Colonial Group was valued at û5,757m (û6,033m 

including transfer costs), by Jones Lang LaSalle, CB Richard Ellis, and BNP Paribas Real Estate. 

The appraisal figures are updated half -yearly, following the best market practi ces. 

 
 

 

Á The valuation of the Colonial Groupõs assets at December 2014 rose by +9.6% in like for like 

terms compared to December 2013 (+4.5% vs. June 2014). 

 
 

 
The asset portfolio in Spain increased by 10% in like-for -like terms in the last 12 months (6.2% in 

6 months). This increase is mainly due to a yield compression given the growing interest of 

investors for prime assets in Madrid and Barcelona, as well as the positive effects of 

repositioning the properties.  

Asset Values - Excluding transfer costs

Total Like-for-like 
(1) Total Like-for-like 

(1)

Barcelona 582 526 518 10.6% 2.7% 12.2% 4.2%

Madrid 687 634 565 8.5% 8.5% 21.7% 12.9%

París 4,025 3,832 3,640 5.0% 2.8% 10.6% 7.8%

Portfolio in operation
 (2) 5,294 4,992 4,723 6.1% 3.6% 12.1% 8.1%

Projects 454 284 304 59.6% 14.1% 49.0% 25.0%

Others 10 11 12 (13.4%) (12.5%) (14.7%) (13.6%)

Property business 5,757 5,287 5,039 8.9% 4.5% 14.3% 9.6%

SIIC de Paris 295 308 (100.0%) (100.0%)

Colonial group 5,757 5,582 5,347 3.1% 4.5% 7.7% 9.6%

Spain 1,292 1,206 1,165 7.1% 6.2% 10.9% 10.0%

France 4,466 4,376 4,182 2.0% 3.9% 6.8% 9.5%

Asset Values - Including transfer costs

Colonial group 6,033 5,824 5,600 3.6% 4.6% 7.7% 9.8%

Spain 1,330 1,242 1,199 7.1% 6.2% 10.9% 10.0%

France 4,703 4,582 4,401 2.6% 4.1% 6.9% 9.7%

(1) Portfolio in comparable terms

(2) Portfolio in operation: current rental portfolio as well as new entries into operation of completed projects (excluding surfaces under refurbishment)

(3) Includes stake in SIIC de París

Dec 14 vs Jun 14

Asset valuation  (ûm)31-Dec-14 30-Jun-14 31-Dec-13

Dec 14 vs Dec 13

(3) (3)

Variance Analysis - Value

5,347

5,347 5,463

5,757

117
368

234 (308)

2013 Spain France New 

acquisitions

Disposals SIIC 

de Paris & 
others

2014

Comparable portfolio +9.6%

9.5%10.0%
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The asset value in Paris has increased by 9.5% in like -for -like terms in the last 12 months (3.9% in 

6 months). This increase in value is a consequence of the progressive repositioning of the 

property portfolio with positive impacts on rents and yields, in the context of an investment 

market with high interest in prime offices in Paris.  

 

Á The breakdown of the valuation  classification of the rental portfolio of the Group by use, market 

and type of product is shown below:  

  

 

Á Regarding the valuation of the portfolio in operation, the main value parameters are as follows : 

 

 

 

Á The passing yields of the portfolio are as follows:  

 

  

 

 

 

 

Valuation - by use Valuation - by area Valuation - by market Valuation - by market

COLONIAL HOLDING(*)GRUPO CONSOLIDADO

Spain 
48.8%

France 
51.2%Offices

93%

Retail
6%

Others
1%

Barcelona 
10%

Madrid 12%

Paris Assets 
78%

Prime CBD 
70%

CBD 5%

BD 19%

Others 6%

France 
78%

Spain 
22%

CBD 
75%

Offices
93%

Main parameters of Asset valuation

Barcelona 582 187,297 3,105 6.3%

Madrid 687 159,079 4,321 5.8%

Paris 4,025 352,397 11,421 4.5%

Portfolio in operation ûm
Valuation 

Yield

sq m above 

ground (*)
û/sq m (*)

Gross Yields

Net Yields

Passing yields (**)

Net Yields Gross Yields

Barcelona 3.8% 4.1% 6.0% 6.3%

Madrid 4.4% 4.4% 5.5% 6.0%

París 3.5% 3.9% 4.2% 4.5%

Portfolio in operation
EPRA Net 

Initial Yield

EPRA Topped-up 

Net Initial Yield

Gross Yield 

occupancy 

100%

Net Yield 

occupancy 

100%

(*) In Barcelona, the sq m for the calculation of the capital value correspond to the surface above ground of all the assets excl uding the 
project of Parc Central  and 100 sq m of non-core retail assets .  
In Madrid, the sq m correspond to the surface above groun d of all the assets  
In France, the sq m correspond to the surface above ground of the entire portfolio, excluding the Richelieu project and the 90 Champs 
Elysées asset,  and additionally including specific rentable surfaces below ground in the portfolio (4 3,574 sq m). The rest of the surfaces 
below ground mainly correspond to parking units.  
 

(**) Passing yields of the portfolio in operation, excluding projects and large refurbishments  

 

 
(*)  France= SFL shares valued at NAV. Spain = GAV of directly hold assets + NAV 55% stake TM SPV 

When comparing the valuation 

parameters of Colonial's appraisal 

values with  market data,  the 

following must be taken into 

consideration:  

 

1. In Spain consultants publish in 

their market reports  gross yields  

(Gross yield = gross rent /value 

excl. transfer costs ).  

 

2. In France consultants publish in 

their market reports  net yields  

(Net yield = net rent /value incl. 

transfer costs ).  
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4. Financial structure  
 

1.  Financial debt and liquidity  

 
Main debt figures : 

 

Group financial net debt stood at û2,545m at 31 December 2014, as shown in the table below:  

 

 

 

The consolidated net debt of the Colonial Group decreased by practically û1,000m (-28.2%) 

throughout 2014, thanks to Colonialõs recapitalization process which enabled it to reduce its net 

debt by û1,111m (-53.3%). In France, however, the debt increased û114m (+7.8%) mainly due to the 

investments in assets. 

 

The evolution of Colonialõs debt during 2014 was the following: 

 

  

 

 

 

 

SP FR Total SP FR Total Total

Syndicate loan 1,040 0 1,040 1,759 50 1,809 (769)

Mortgage debt/leases 43 232 275 299 237 536 (261)

Subordinated debt 0 0 0 42 0 42 (42)

Unsecured debt and others 0 156 156 11 199 210 (54)

Bonds 0 1,200 1,200 0 1,000 1,000 200

Total gross debt 1,083 1,588 2,671 2,111 1,486 3,597 (926)

Cash & cash equivalents (*) (109) (17) (126) (25) (29) (54) (72)

Group Net Debt 974 1,572 2,545 2,086 1,457 3,543 (998)     

Average maturity of drawn debt (years) 4.1 3.8 3.9 1.3 2.8 2.7 1.2

Cost of debt % (without arrangement fees) 3.53% 3.98% 3.76% 3.02% 4.05% 3.43% 33pb

(*) without excluding committed cash for a total amount of ú36m

Var.Breakdown of the consolidated net financial debt December 2014 December 2013

Net Debt Movements ûm - December 2014

Recapitalization New Colonial

Syndicated debt 1,040

Bilateral debt 1

Available cash (71)

Committed cash (34)

Holding net debt 936

Net debt SPV TMN 38

1,457 1,546 1,572

90

2.086

3,543 3,598

2,514 2,418

872 940

2,306

974

55

1,040 (2,124)

(96) 69
127 (308) 240

Net Debt 

31/12/2013

PIK penalty New 

syndicate 
loan

Debt 

repayment 
(syndicate + 

bilaterals)

Net cash flow 

- transaction

Cash flow Net Debt 

30/06/2014

Cash flow Sale of SIIC Assets 

acquisition

Net Debt 

31/12/2014

3,543

2,487

Spain

France

2,545
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The Colonial Group has a well-diversified mix of debt sources, with long -term maturities which will 

allow it to take advantage of future growth opportunities.  

 

The main characteristics of the Groupõs debt are shown below.  

 

 

 

More details on the financial structure are described in Appendix 6. 8. 

  

Spain France Group

Spain France Group

Spain France Group

Spain France Total

Spread 387 b.p. Spread 205 b.p. Spread 278 b.p.

Average life of drawn Average life of drawn Average life of drawn

down debt (years) 4.1 down debt (years) 3.8 down debt (years) 3.9

Average life of the Average life of the Average life of the

contracted debt (years) 4.1 contracted debt (years) 3.9 contracted debt (years) 3.9

û1,083m û2,188m û3,271m

MATURITY OF CONTRACTED DEBT - 31/12/2014

TYPE OF LENDER - 31/12/2014

TYPE OF DRAWN DEBT - 31/12/2014

Contracted debt Contracted debt Contracted debt

4%

16%

19%

17%

44%

24%

76% 2%

6%

8%

7%
32%

45%

1%

99%

3%

42%

55%

2%

29%

69%

96%

4%

15%

10%

75%

39%
10%

6%

45%

Sovereign wealth funds

Institutional funds

Pension funds

International 
banks

International banks

National banks

Insurance comp.

Bonds

Sovereignwealth
funds

Institutional
funds

International banks

National banks

Insurance comp.

Bonds

Mortgage debt

Syndicate

Mortgage debt

Other debt

Bonds

Mortgage debt

Syndicate

Other debt

Bonds

More than 3 years

Less than 3 years

More than 3 years

Less than 1 year

From 1 to 3 years

More than 3 yearsLess than 1 year

From 1 to 3 years
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Main leverage ratios and liquidity :  

The Holding net debt at December 2014 amounted to û936m (û970m excluding committed cash) and 

the Group net debt amounted to û2,545m (û2,581m excluding committed cash).  

The LTV (Loan to Value) leverage ratios are 38.4% for the Holding LTV(1) and 44.8% for the Group(2). 

When considering the asset value before deducting acquisition costs (value including transfer costs), 

the LTV ratios are 36.3% and 42.8%, respectively, as shown in the table below:  

 

 

 

Undrawn balances of the Colonial Group at 31 December 2014 amounted to û690m, distributed as 

shown in the graph above. 

 

 

2.  Active  management of the  balance sheet  ð Liability Management  
 

During November, SFL, the Colonial Groupõs subsidiary in Paris, successfully implemented two 

transactions within the framework of the policy of actively managing the balance sheet. Specifically, 

the following two liability management transactions were carried out in France:  

 

1. The bond issue of an amount of û500m, with a maturity of 7 years (11/2021) and a fixed 

coupon of 1.875% 

 

2. The partial repurchase of existing bonds for an amount of û300m 

 

Taking advantage of a window of opportunity in the capital markets, these transactions have 

improved the average maturity of the Groupõs debt, reducing its average financial cost at the same 

time.  

 
 
 

 
 

Main leverage ratios

December cumulative - ûmHolding Group

GAV incl. transfer costs 2,670 6,033

GAV excl. transfer costs 2,523 5,757

Net debt - excluding committed cash 970 2,581

LTV incl. transfer costs 36.3% 42.8%

LTV excl. transfer costs 38.4% 44.8%

(1) Calculated as financial debt Holding excluding committed cash/GAV Holding  

(2) Calculated as consolidated net debt excluding committed cash/consolidated GAV  

 

Undrawn balances

ú73m

ú17m

ú550m

ú50m

Syndicated debt available

Non-mortgage
debt available

Current
accounts

Current 
accounts

Spain
11% 

France 
89%
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Hedging portfolio  

The breakdown of the hedging portfolio at 31 December 2014 is the following:  

 

 

 

Á The objective of the risk management policy is to maintain an appropriate global cost of debt. 

To achieve this, the Group uses derivative financial instruments that enable it to manage its 

exposure to interest rate fluctuations . In addit ion, the policy of the Group is to contract 

instruments that comply with the requirements established under the IFRS 39, allowing the 

variance in the market value (MTM) to be registered directly in net equity. Accordingly, on 9 May 

2014, Colonial proceeded to contract CAPs for û780m, with a strike or hedging level of 1.25%, 

maturing on 31 December 2018, with the intention to cover 75% of the principal of the new 

syndicate loan.  

 

Á The effective hedging ratio at 31 December 2014 (hedges/debt at floating rates)  stood at 74% 

(83% in Spain and 48% in France). 

 

Á At 31 December 2014, the total percentage of debt hedged or at a fixed rate over the total debt 

stood at 85% due to the effect of the SFL bonds at a fixed rate (83% in Spain and 87% in France). 

 

 

 

 

 

 

 

 

 

 

 

 

31 December 2014                               

Financial instrument - ûm
Description Spain France Total %

MTM              (Ex-

coupon)

SWAP From floating to fixed rate 119 185 304 28% (13)

CAP Floating rate with a maximum 780 0 780 72% 0

899 185 1,084 100% (13)

4.1 2.7 3.8

83% 48% 74%

83% 87% 85%

(*) In the case of Colonial, only the new CAPs (û780m) to hedge the new syndicate loan have been considered

% Hedging portfolio / Gross debt (*)

% Fixed rate or hedged debt vs/ Gross debt (*)

Maturity (years)

Total hedging portfolio (Variable - Fixed)
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5. EPRA NAV and stock market performance  
 

EPRA Net Asset Value (NAV) 
 

The EPRA NAV of the Colonial Group stood at û1,521m at 31 December 2014, which is equivalent to 

47. 7 cents of a û/share, an increase of +6.3% in 6 months.  

 

The main variations of the NAV at 31 December 2014 vs. the NAV at 30 June 2014 are shown in the 

graph below:  

 

 

 

 

The increase in the asset value has resulted in an increase of 3.2 cents of the EPRA NAV (2.7 cents 

correspond to Spain and 0.5 cents to France). On the other hand, prov isions and other effects  have 

resulted in a negative impact of 0. 3 cents of a û on the EPRA NAV. 

 

The share price at 23 of February 2015 was 63 cents of a û/share and the target price of the analyst 

consensus was also 61 cents of a û/share.  

 

 

 

 

 

 

 

 

 

 

EPRA NAV Colonial 

44.9
47.7

2.7 0.5 (0.3)

EPRA NAV             
06/2014

Variance GAV Spain Variance NAV SFL Others EPRA NAV             
12/2014

C
ts

 û
/s

h
a

re

û1,430m û1,521m

+6.3%
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The EPRA Net Asset Value (EPRA NAV) is calculated based on the Groupõs consolidated equity and 

adjustments of  specific items following EPRA recommendations.  

 

 
 

 

Calculation of the EPRA NAV: Following the EPRA recommendations and starting f rom the 

consolidated equity of û1,423m, the following adjustments were carried out:  

 

1. Revaluation of investments: corresponding to latent capital gains (not accounted for on the 

balance sheet) of specific assets registered at book value, amounting to û4m. 

2. Revaluation of other investments: corresponding to latent capital gains (not accounted for on 

the balance sheet) of other investments.  

3. Adjustment of accounted for MTM: in order to determine the EPRA NAV, the net value of the 

MTM (òmark-to -marketó) of the hedging instruments registered on the balance sheet was 

adjusted (+û9m). 

4. Adjustment of deferred taxes: adjustment of the amount of deferred taxes associated with the 

revaluation of the property assets (+û73m), registered on the balance sheet .  

 

EPRA Net Asset value - ûm 12/2014 6/2014

NAV per the Consolidated financial statements 1,423 1,476

Effect of exercise of options, convertibles and other equity interests na na

NAV per the Consolidated financial statements 1,423 1,476

Include:

(i.a) Revaluation of investment properties (if IAS 40 cost option is used) 4 4

(i.b) Revaluation of investment property under construction (IPUC) (if IAS 40 cost option is used) na na

(i.c) Revaluation of other non current investment 11 11

(ii) Revaluation of tenant leases held as finance leases na na

(iii) Revaluation of trading properties na na

Exclude:

(iv) Fair value of financial instruments 9 10

(v.a) Deferred tax 73 67

(v.b) Tax credits on balance - (143)

Include/exclude:

Adjustments (i) to (iii) above in respect of joint ventures interests na 5

EPRA NAV - ûm 1,521 1,430

EPRA NAV - Euros cents per share 47.7 44.9

Nº of shares (m) 3,189 3,189
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EPRA NNNAV ŀƳƻǳƴǘŜŘ ǘƻ ϵмΣ408m at December 2014, which corresponds to 44.2 cents of a 
ϵ/share. 

 

 

 

For its calculation, the following items have been adjusted in the EPRA NAV: the fair market value of 

the financial instruments ( -û9m), the fair market value of the debt (-û32m), and the taxes that 

would be accrued with the sales of the assets at their market value ( -û71m), applying tax benefits 

for reinvestments.  

 
 

The Colonial Group has tax credits for an amount of û1,019m, associated with negative taxable 

bases, pending to be offset  by future  generated income. This means that the corporate tax 

generated in the future will be partially offset  by the aforementioned tax credits , which, with the 

new tax reform , will have no time limit to be  completely offset  with future profits .  

EPRA Triple Net Asset value (NNNAV) - ûm 12/2014 6/2014

EPRA NAV 1,521 1,430

Include:

(i) Fair value of financial instruments (9) (10)

(ii) Fair value of debt (32) (43)

(iii) Deferred tax (71) (65)

(iv)  Tax credits on balance na 143

EPRA NNNAV - ûm 1,408 1,455

EPRA NNNAV - Euros cents per share 44.2 45.6

Nº of shares (m) 3,189 3,189
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Share price performance  

 

Colonial has positioned itself  as the first listed Spanish property company in terms of market 

capitalization . 

 

 

 

 

 

 

Colonial has been included in two EPRA indices: the FTSE EPRA/NAREIT Developed Europe and the 

FTSE EPRA/NAREIT Developed Eurozone of the Global Property Index 250 (GPR 250 Index) as well as 

the Ibex Medium Cap index.  

These indices are benchmark property i ndices for international listed companies.  

 

 

 

In addition, Colonial is part of the Investment Property Databank (IPD) index, a global property 

profitability benchmark index.  

 

 

 

Market capitalization  ûm (*)Average daily trading volume ûm (30 days)
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274

377

628

1,486

2,012

Peer 4

Peer 3

Peer 2

Peer 1

Colonial

1.1

1.7

2.5

9.0

10.8

Peer 4

Peer 3

Peer 2

Peer 1

Colonial


