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General Administration 

The Subfund 

CS Real Estate SICAV-SIF I –Credit Suisse (Lux) European Core Property Fund Plus (the “Subfund”), has been 
established on July 14, 2015 as an open-ended Alternative Investment Fund for an unlimited period of time.  
 
It is a subfund of CS Real Estate SICAV-SIF I which has been established on July 12, 2013 in the legal form of 
an investment company with variable capital (Société d’Investissement à Capital Variable, SICAV) in 
accordance with the 2007 Law, for an unlimited period. 
 
The overall investment objective of the Subfund is to invest its assets in a wide range of real estate assets and 
other assets permitted to a specialized investment Subfund governed by the 2007 Law with the purpose of 
spreading investment risks and affording its investors the results of the management of its portfolio. 

Board of Directors  

Roger Baumann, Director, Credit Suisse Asset Management (Switzerland) Ltd., Zurich 
Nina Egelhof, Director, Credit Suisse Fund Management S.A., Luxembourg 
Rudolf Kömen, Director, Credit Suisse Fund Management S.A., Luxembourg 
Guy Reiter, Director, Credit Suisse Fund Management S.A., Luxembourg 
Fernand Schaus, Director, Credit Suisse Fund Management S.A., Luxembourg
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Management and Statutory Bodies 
 
Registered Office 
5, rue Jean Monnet 
L-2180 Luxembourg 
Grand Duchy of Luxembourg 
 
AIFM 
Credit Suisse Fund Management S.A. 
5, rue Jean Monnet 
L-2180 Luxembourg 
Grand Duchy of Luxembourg 
 
Board of Directors of the AIFM 
Gebhard Giselbrecht, Managing Director, Credit Suisse Asset 
Management (Switzerland) Ltd., Zurich 
Thomas Nummer, Independent Director, Luxembourg 
Rudolf Kömen, Director, Credit Suisse Fund Management S.A., 
Luxembourg 
Daniel Siepmann, Managing Director, Credit Suisse Fund 
Services (Luxembourg) S.A., Luxembourg 
 
Central Administration 
Credit Suisse Fund Services (Luxembourg) S.A. 
5, rue Jean Monnet 
L-2180 Luxembourg 
Grand Duchy of Luxembourg 
 
Depositary and Paying Agent 
Credit Suisse (Luxembourg) S.A. 
5, rue Jean Monnet 
L-2180 Luxembourg 
Grand Duchy of Luxembourg 
 
Investment Advisor 
Credit Suisse Asset Management Immobilien  
Kapitalanlagegesellschaft mbH 
Taunustor 1 
D-60310 Frankfurt am Main 
Germany 

Legal Advisor 
Clifford Chance 
Société en commandite simple 
10 boulevard G.D. Charlotte 
L-1330 Luxembourg 
Grand Duchy of Luxembourg 
 
Auditor of the Subfund 
PricewaterhouseCoopers, Société 
coopérative 
2, rue Gerhard Mercator 
L-1014 Luxembourg 
Grand Duchy of Luxembourg 
 
Swiss Representative 
Credit Suisse Funds AG  
Uetlibergstrasse 231 
CH-8070 Zurich 
Switzerland 
 
Swiss Paying Agent 
Credit Suisse AG  
Paradeplatz 8 
CH-8001 Zurich  
Switzerland 
 
Independent External Valuer 
Jones Lang LaSalle GmbH 
Wilhelm-Leuschner-Strasse 78 
D-60329 Frankfurt am Main 
Germany 
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Letter to investors 

Report by Subfund Management 

The Master fund’s four properties in Amsterdam, Dublin, Dusseldorf and Stuttgart have performed well in the 
first six months of 2018. Being nearly fully leased with WALT of almost eight years, the portfolio continues to 
provide a long-term stable cash flow. The properties’ valuations have benefited from positive market 
developments, resulting in an increase of 1.8% in the portfolio’s value.  

Mainly driven by rental surplus and the portfolio’s appreciation in value, the IRR of 8,51% achieved since the 
subfunds launch is above the mid- to long-term target yield of 5 % to 6 % p.a. In June 2018, the first semi-
annual distribution for 2018 was paid to investors. The distribution of EUR 2,8 million or EUR 28,40 per unit 
represented an income distribution return of 3.71 % p.a. 

New commitments of EUR 16.5 million for the Master fund were raised in the fifth closing in May 2018 bringing 
total commitments up to EUR 116.5 million. Commitments in the amount of EUR 35.0 million were called 
shortly thereafter, in May 2018, to provide the equity financing for the next property acquisition. Fund 
management has agreed with the seller on exclusivity for a newly built and long-term leased office property in 
Krakow in Poland. Krakow is the second largest city in Poland and a dynamically growing center for business 
services. In addition, during July 2018 exclusivity has been granted on an office property in the historical 
center of Dublin, with long-term rental agreements to several government tenants overall, 88% of the 
commitments have been called so far.  

In addition, the fund was renamed “Credit Suisse (Lux) European Core Property Fund Plus” in June 2018. 
“Core” was integrated in the name in order to better reflect the conservative nature of the fund’s investment 
strategy. The “Plus” stands for the second innovative part of the investment concept which differentiates it 
from other core real estate funds in the market, the active, but cost-efficient approach in cooperation with 
Siemens, to reduce CO2-emissions and operating costs in order to strengthen the competitiveness of the 
properties. Additional share classes have been introduced, including institutional share classes with reduced 
management fees for commitments above EUR10 million. Investors with commitments above EUR 40 million 
will be given the possibility to join the Investor Committee. Finally, since the beginning of 2018, NAV is now 
calculated on a quarterly basis starting as of Q1 2018, and distributions are paid on a semi-annual basis. 

Subfund management continues to screen the market for new properties to add to the portfolio, in particular 
in The Netherlands, Spain and Germany in order to be ready for additional investments after the fund’s next 
closing scheduled for October 31, 2018. 

Market Evolution  

Economy, Inflation and Interest Rates 

The economic environment has remained supportive in all global regions in the first half of 2018 backed by 
solid domestic demand. Employment growth is solid in all global regions, as unemployment rates are grinding 
lower globally. Since trade disputes between US and other major countries have intensified towards the end of 
Q2 2018, the outlook is somewhat clouded and price action in financial markets has become more volatile. 
However, most leading consumer and business surveys have documented that economic confidence remains 
positive; So Credit Suisse Research only expects some slowdown in economic activity for 2018 and 2019 but 
not an end of the current economic upturn.  
 
In Europe we observed in H1 2018 some economic slowdown from the very strong 2017 figures especially in 
the export oriented industries. This is not primarily due to the trade dispute between the EU and US but due to 
the strengthening Euro. But we believe the slowdown is a healthy one. It not only prevents the economy from 
overheating but gives the ECB time before the normalization of interest rates, as upward inflationary pressures 
are still lacking; The continued low interest rate environment allows for a further strengthening of the balance 
sheets of corporates and private households in Southern Europe. Credit Suisse does not expect the ECB to 
increase interest rate before mid-2019 following the recent dovish ECB meeting.  
 
After a real GDP growth of 2.6% in 2017 we are looking for a real GDP growth of 2.2% in the Eurozone this year 
and 2.0% next year. Ireland continues to remain the most dynamic country in the Eurozone with a projected 
GDP growth of 5.7% in 2018. The 2018 forecasts are pointing to solid growth in the Netherlands (3.0%) 
Germany (2.1%), France (1.8%) as well. Outside the Eurozone Poland’s economy continues grow dynamically 
with an estimated GDP growth of above 4% in 2018.  
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The UK however is still bound back by the uncertainties emanating from its decision to leave the EU. While the 
economy is not in a crisis and the labor market remains in a strong situation, the country continues to 
underperform vs. the European average. Especially the consumer sector has softened due to the higher 
inflation. So we project for the UK an economic growth for the of 1.3% in 2018 and 1.5% in 2019. As inflationary 
pressures remain, we also believe that the BoE will increase the key policy rate from 0.5% to 1.0% over the next 
12 months.  

Real Estate markets 

European Real Estate has continued to remain in favor of many investors looking for yield and diversification 
to their financial portfolios. As bond yields remain historically low (German 10y government bond yielded 30 
bps at the end of Q2 2018) real estate investments are still characterized by risk premia that are above their 
historical average. So for many investors looking for yield real estate remains one of the few games in town.  
 
Pricing has remained competitive during H1 2018 and yields continued to decline in practically all European 
countries due to the improving rental markets. Rental growth for commercial real estate has accelerated in 
most cities throughout Europe, as the construction activity is still at historical lows and demand is sanguine. 
In addition to cyclical trends the office and logistics segments are benefiting from structural trends. In the 
office market we have seen a strong trend toward flexible office space. Providers such as We Work, Spaces, 
Regus have been a strong driver of leasing activity and accounted ca. for 6% of office take up in Europe over 
the last twelve months. The trend towards online shopping continues unabated. While these creates some major 
challenges for some physical retailers, it also has translated in a higher demand for logistics space.    
 
These shifts are the most pronounced in the UK. In Central London Wework is already the 2nd largest tenant 
after the British Government and flexible office space providers accounting for over 10% of office space take-
up. The market environment for the retail sector has become more challenging, as most retailers using the 
legal possibility via CVA (company voluntary agreements) to lower their rents and reduce their physical 
presence. At the same time logistics rents are growing over 5% p.a. in the prime logistics hubs in the UK.  
 
Due to the low construction activity and the positive trend in the economy we believe that rental growth is 
likely to continue to remain positive in most cities in the Eurozone and to be the primary source of capital 
growth going forward, as the yield levels are likely to stabilize. German, Dutch and French cities are likely to 
record strong rental growth over the next two years; We also see appealing entry opportunities in strong 
economic cities in Poland, such as Warsaw or Krakow as here yield levels are substantially higher.  
 
In London we see some challenges for the rental market in 2018 and 2019, as there is a surge of office projects 
to be completed in these years. We anticipate the market rents to continue to drop by another 10%; The 
situation is anticipated to normalize in 2020 and we are positive on London mid-term.  
To sum up, we continue to believe that 2018 is likely to be another positive year for real estate investors in 
Europe, as the economic and interest rates environment continues to remain supportive for the real estate 
market.  

Investment 

The Subfund has invested primarily in real estate opportunities located in the Netherlands, Ireland and 
Germany. 
  



CS Real Estate SICAV-SIF I – Credit Suisse (Lux) European Core Property Fund Plus 
 

  
7 

Subfund facts 

The following figures are expressed in EUR: 
 

Key data 

Location Luxembourg City, Grand Duchy of Luxembourg 

Subfund domicile Luxembourg 

Subfund currency EUR 

Subfund term Unlimited period 

Close of financial year December 31 

Investment period Open ended  

First closing date April 15, 2016 
 
  

 June 30, 2018  December 31, 2017 

INREV NAV 104,869,613  70,512,719 

Acquisition cost of properties 110,330,714  110,431,388 

Market value of properties 106,600,000  104,660,000 

Management fees in % p.a. 

0.6% Class I5, 0.5% Class 
I10, 0.45% Class I50, 0.4% 
Class I100, 0% Class X, 0% 

Class D 

 0.6% Class C, 0% Class D 

 

Key figures 

   June 30, 2018  December 31, 2017 

Total Return  5,84%  11.50% 

Income return  3,52%  4.31% 

Total Expense ratio (TER)  0.53%  1.97% 

Real Estate Expense Ratio (REER)  1.66%  1.30% 

Net Operating Income Yield (NOI Yield)  2.15%  2.09% 

Total Return of Capital  2,28%  7.19% 

IRR net of management fees  8,51%  10.41% 

 

  June 30, 2018  December 31, 2017 

Distributed income return  3,71%  3.00% 

Paid-in capital (PIC) multiple    0,88  0.67 

Total value to Paid-in capital (TVPI) multiple  1,07  1.08 

Cumulative distributions to Paid-in Capital (DPI) multiple   0,04  0.02 

Residual Value to Paid-in Capital (RVPI) multiple  1,03  1.06 
 

Distribution 

   June 30, 2018  December 31, 2017 

Unit Class currency  EUR  EUR 

IFRS Net Asset  96,078,104  60,587,765 

INREV NAV  104,869,613  70,512,719 

Distribution value  3,800,000  1,000,000 

Distribution yield in %  3,62%  1.42% 

 
An amount of EUR 2,800,000 has been distributed during the period ended June 30, 2018 (December 31, 
2017: EUR 1,000,000). 
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Capital and commitments 

Key figures 

 June 30, 2018  December 31, 2017 

Total commitments 115,720,000  99,270,000 

Undrawn commitments 14,250,000  32,800,000 

Cumulated drawn commitments 101,470,000  66,470,000 

Returns of capital ---  --- 

Cumulated redemptions ---  --- 

Capital calls recorded subsequent to the period end 
but before the release of the annual report 

---  --- 

Details of redemption requests received but not 
processed 

---  --- 

 
 

Capital contribution since inception 
 

Total Net Assets 
Contributed (No 

Shareholder Loans) 

Total Capital 
Contributed by 

Investors 

Total Capital 
Drawn for 

Investment  
EUR EUR EUR 

As at December 31, 2015 --- --- --- 

Increase 26,875,000 26,875,000 26,875,000 

Decrease --- --- --- 

As at December 31, 2016 26,875,000 26,875,000 26,875,000 

Increase 39,595,000 39,595,000 39,595,000 

Decrease --- --- --- 

As at December 31, 2017 66,470,000 66,470,000 66,470,000 

Increase 35,000,000 35,000,000 35,000,000 

Decrease --- --- --- 

As at June 30, 2018 101,470,000 101,470,000 101,470,000 

 

Distribution since inception 
 

Total dividend 
distributions 

Total Interest Paid 
on Shareholders 

Loans  
EUR EUR 

As at December 31, 2016 --- --- 

Increase 1,000,000 1,000,000 

Decrease --- --- 

As at December 31, 2017 1,000,000 1,000,000 

Increase 2,800,000 2,800,000 

Decrease --- --- 

As at June 30, 2018 3,800,000 3,800,000 
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Equity capital commitments since inception 
 

Total Capital 
Commitments 

(By All 
Investors) 

Total Capital 
Drawn Down 

Total Capital 
Commitment 

Drawn 

% Total Capital 
Commitments 

Invested 

Total 
Current 

Outstanding 
Capital 

Remaining 
Capital 

Commitment 

 
EUR EUR EUR EUR EUR EUR 

As at July 1, 
2016 

--- --- --- --- --- --- 

Increase 43,720,000 26,875,000 26,875,000 --- 26,875,000 16,845,000 

Decrease --- --- --- --- --- --- 

As at 
December 31, 
2016 

43,720,000 26,875,000 26,875,000 61% 26,875,000 16,845,000 

Increase 55,550,000 39,595,000 39,595,000 --- 39,595,000 15,955,000 

Decrease --- --- --- --- --- --- 

As at 
December 31, 
2017 

99,270,000 66,470,000 66,470,000 67% 66,470,000 32,800,000 

Increase 16,450,000 35,000,000 35,000,000 --- 35,000,000 (18,550,000) 

Decrease --- --- --- --- --- --- 

As at June 30, 
2018 

115,720,000 101,470,000 101,470,000 88% 117,920,000 14,250,000 

Investment in currencies 

  As at June 30, 2018  As at December 31, 2017 

Investments held in EUR 106,600,000                     104,660,000 

Total investments value in EUR 106,600,000                     104,660,000 

Net performance in EUR 

Assets 
 

Net Performance Value as 
at June 30, 2018  

EUR 

 Analysed Net Performance 
as at June 30, 2018 

EUR 

Mount Street Dublin Real Estate S.à r.l. (Ireland) 531,845  2,43% 

Ydek Amsterdam Real Estate S.à r.l. (The 
Netherlands) 

383,604 
 2,03% 

Berliner Allee Düsseldorf RE S.à r.l. 471,653  1,70% 

Ingersheimer Strasse Stuttgart Real Estate 
S.à r.l. 

909,693 
 2,39% 

Total 2,296,795  2.15% 

 

Assets 
 

Net Performance Value as 
at June 30, 2017  

EUR 

 Analysed Net Performance 
as at June 30, 2017 

EUR 

Mount Street Dublin Real Estate S.à r.l. (Ireland) 436,201  2.02% 

Ydek Amsterdam Real Estate S.à r.l. (The 
Netherlands) 

398,798  2.22% 

Total 834,999  2.11% 

 
The net performance is the total revenue from investment properties after deduction of the property operating 
expenses. 
 
The analysed net performance is a ratio of the net performance of the investment property divided by the 
current fair value of the investment property. 
 
As at June 30, 2018, the net performance from the real estate investment of the Subfund is EUR 2,296,795 
and the analysed net performance is 2.15%.  
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Types of property in % 

As at June 30, 2018 the Subfund has invested in offices properties.  
 

 
 

Geographical breakdown 

As at June 30, 2018, the Subfund has invested in investment properties located in the Netherlands, Ireland 
and Germany.  
 
The following breakdown shows the location of these investment properties based on their fair value as at June 
30, 2018. 
 

Country Properties Market value in EUR Share in % 

Germany 2 65,800,000 62% 

Ireland 1 21,900,000 20% 

Netherlands 1 18,900,000 18% 

Total 4 106,600,000 100% 

  

Offices
100%

Types of property by main type of use
as at June 30, 2018
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Management Report  

Governance 

The Board of Directors is responsible, while observing the principle of risk diversification, for laying down the 
investment policy and for monitoring the business activity of the Subfund.  
 
It may carry out all acts of management and administration on behalf of the Subfund, in particular purchase, 
sell, subscribe or exchange any securities and exercise all rights directly or indirectly attached to the Subfund’s 
portfolio of assets. 
 
The Board of Directors may, under its supervision, delegate certain of its functions to one or several agents 
whom it may consider appropriate. 

Investment objective and policy 

The objective of CS Real Estate SICAV-SIF I is to achieve an attractive return from capital invested in real 
estate and/or real estate investment structures, while reducing investment risks through diversification across 
countries, sectors and investments in the subfund: 
 

 CS Real Estate SICAV-SIF I – Credit Suisse (Lux) European Core Property Fund Plus, which has 
been established for unlimited period of time. 

 
The Subfund may invest directly or indirectly through equity or debt instruments of any kind (securitized or 
not) or combinations thereof in real estate and/or real estate investment structures of any kind and nature, 
including real estate loans, real estate derivatives and infrastructure assets, in each case as set forth for each 
Subfund. The underlying investments of the real estate investment structures will mainly consist of real estate. 
 
These investments may be made via one or more subsidiaries through any kind of debt equity or combinations 
thereof and the subfund may grant financing and give guarantees to its subsidiaries; it may also grant security 
over its shareholding in the subsidiaries and grant security for any liabilities or contractual obligations of such 
subsidiaries. 
 
The selection of whether an investment will be made through equity or debt will depend on the legal and tax 
set-up of the investment. 
 
The Subfund may furthermore hold cash or cash equivalents, including inter alia money market instruments, 
investments in units of money market funds or units in other real estate funds (including real estate investment 
trusts) provided they are traded on a stock exchange or another regulated market open to the public, or fixed 
income securities, for distributions or redemptions and for cash management purposes, or as an intermediary 
investment prior to the investment of any balance not (yet) invested pursuant to the above. 

Material changes disclosure 

In accordance with the Law of July 12, 2013 on Alternative Investment Fund Managers, we hereby declare that 
no material changes occurred during the period to report. 

Statement of INREV reporting guidelines and compliance 

The Directors of CS Real Estate SICAV-SIF I have made an assessment of its level of compliance with the INREV 
interim reporting guidelines, principles and best practice requirements as detailed in the INREV guidelines. 
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Management Report (cont.) 

Statement of INREV guidelines and compliance  

 

Guidelines Level of adoption 

Corporate governance The compliance with the INREV corporate governance module has not been 
considered by the Subfund manager. 

Reporting The Subfund manager has complied with all requirements and recommendations 
of the INREV reporting module except for the standard data delivery sheet that 
has not been completed on a quarterly basis. 

Property valuation The compliance with the INREV property valuation module has not been 
considered by the Subfund manager. 

INREV NAV The Subfund manager has complied with all requirements and recommendations 
of the INREV NAV module. 

Fee and expense metrics The compliance with the INREV fee and expense metrics module has not been 
considered by the Subfund manager. 

Liquidity The compliance with the INREV liquidity module has not been considered by the 
Subfund manager. 

Data delivery The compliance with the INREV data delivery module has not been considered by 
the Subfund manager. 

Performance 
measurement 

The compliance with the INREV performance measurement module has not been 
considered by the Subfund manager. 

Sustainability  The compliance with the INREV sustainability module has not been considered by 
the Subfund manager. 

Comments on Subfund performance 

The Subfund had four properties in its portfolio during the period ended June, 2018.  
 
The gross operating profit of the Subfund amounts to EUR 2,296,795 (December 31, 2017: EUR 2,224,178).  
 
The fair value of the portfolio has increased by EUR 1,940,000. This performance is due to: 

 
 the increase in fair value of EUR 100,000 of the property in Ireland. 

 the increase in fair value of EUR 900,000 of the property in the Netherlands.  
 the increase in fair value of EUR 1,040,674 of the property in Germany.  

 the decrease in acquisition costs of EUR 100,674 of the property in Germany.  
 
The increase in the INREV NAV of the Subfund for the period ended June 30, 2018 is mainly due to additional 
cash obtained for future capital expenditures of EUR 30 mil, and net cash generated from the operating 
activities of EUR 2 mil. 

Financing structure 

Financing strategy 

The maximum direct or indirect leverage of the Subfund is in principle limited to fifty per cent (50%) of the 
market value of all properties of the Subfund as stated in the offering memorandum. The Subfund may also 
borrow short term funds up to a maximum of ten per cent (10%) of its Gross Asset Value, provided the terms 
of such additional borrowings are consistent with market standards. 
 

Hedging strategy 

As described in the risk management section, the Subfund will not enter into financial instruments to hedge its 
exposure to variable interest rates. As at June 30, 2018 the Subfund has not entered into such instruments. 
However, in case of exposure to foreign currencies, the fund may enter into financial instruments to hedge this 
exposure. As at June 30, 2018 the Subfund has no exposure to foreign currencies. 
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Management Report (cont.) 

Subfund level financing ratio 

Subfund level loan to value 43,71% 

Subfund level loan to cost 42,24% 

Weighted average cost of debt 1,21%  

Weighted average maturity of debt 08/04/2023 
 
The senior debt as at June 30, 2018 is composed as follows: 
 

Lender Principal 
EUR 

Interest 
rate per 

annum 
(%) 

Maturity date Years to 
maturity 

Maximu
m LTV 

covenan
t (%) 

LTV as at 
June 30, 

2018 

Minimum 
Debt 
Yield 

covenan
t (%) 

Debt Yield 
at June 

30, 2018 

 
DG HYP 18,500,000 

 
1.35% 

 
30/09/2024 

 
6.3 

 
59.60% 

 
48.56% 

 
N/A 

 
N/A 

Deutsche 
Posbank AG  12,000,000 

 
1.00% 

 
31/12/2022 

 
4,5 

 
55.00% 

 
43.32% 

 
7.00% 

 
8.57% 

Deutsche 
Posbank AG  8,700,000 

 
1.10% 

 
08/08/2021 

 
3.1 

 
55.00% 

 
46.03% 

 
N/A 

 
N/A 

Deutsche 
Postbank 
AG 7,400,000 

 
 

1.33% 

 
 

31/12/2021 

 
 

3.5 

 
 

45.00% 

 
 

33.79% 

 
 

10.00% 

 
 

15.64% 

Environmental Performance Indicators 

Referring to leading sustainability reporting standards such as EPRA Best Practices Recommendations on 
Sustainability Reporting and INREV Sustainability Reporting Guidelines, Environmental Performance Indicators 
are core to sustainability reporting. The following section provides a comprehensive overview of relevant 
environmental performance indicators and appropriate measures to enhance the environmental performance. 
The portfolios’ Energy Star scores is already in the top quartile. Full set of empirical data for properties in 
Amsterdam an Dublin is expected to be available in 2018. The properties in Stuttgart and Dusseldorf shall be 
connected to the Siemens monitoring system in 2018.  
 
At this point it is not possible to establish comparisons with previous year to track Portfolio evolution due to 
staggered implementation of data monitoring. The table below summarizes the initial assessment of 
environmental Key Performance Indicators for the portfolio, with the exemption of the Mount Street building. 
The data for Mount Street is estimated on empirical data gathered within the last 10 months of monitoring. 
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Management Report (cont.) 

 

Property1 Carbon 
Due 

Diligence 

Energy 
Star  

Score 

CO2 
emissions 

in kg 
CO2/sqm 

Energy 
Consumptio

n in 
Kwh/sqm/p.

a 

Water 
consumption 

in 
ltr/sqm/p.a. 

Contami
nation 

Certificates/
Seal of 
Quality 

Other 
Ratings 

IR-Dublin,  
100 Mount 
Street Lower 

Yes 

 
69 

 
93 

 
262 

 
555 

 
None 

 
None 

 
BER1 B3 

NL-Amsterdam, 
Moermanskkad
e 73-97 

 
Yes 

 
90 

 
53 

 
108 

 
295 

 
None 

 
BREEAM 

 
Yes 

DE-Dusseldorf,  
Berliner Allee 
26 

 
 

Yes 

 
 

94 

 
 

4 

 
 

190 

 
 

213 

 
 

None 

 
 

None 

Heating4 
76 vs 

104 
Electricit
y4 25 vs 

36 

DE-Stuttgart,  
Ingersheimer 
Straße 18 

 
 

Yes 

 
 

99 

 
 

39 

 
 

121 

 
 

136 

 
 

None 

 
 

None 

Heating4 
63 vs 

136 
Electricit
y4 59 vs 

106 

Portfolio 
average3  

 93 40 144 225 
   

 
1 BER = Building energy rating, labels differ in the various countries   
2 EPC = Energy performance certificate, labels differ in the various countries   
3 Weighted based on square meters   
4 in kWh/sqm p.a. versus benchmark for comparable building   

 

Property: NL-Amsterdam 

The property in Amsterdam has strong energy star score and green building certificate. Quick wins to further 
improve environmental performance have been identified. Energy consumption and costs shall be reduced in 
the short-term by optimizing the set-points for heating and cooling and installing a weather forecast system. 
 
In the mid- and long-term it is considered to replace the downlights and the pumps for the heating and cooling 
along the life cycle. The building is included in the monitoring program and technical works to physically 
connect the building to the Siemens database have been performed end of 2017. The building´s energy systems 
performance is currently under review by an expert from Siemens. 

Property: IE-Dublin 

The property in Dublin has just been undergone a substantial refurbishment in 2017. The upgrading works also 
included new windows, an air condition and a new terrace at roof level. The building was connected to the 
Siemens monitoring in the second quarter 2017 and delivers real time data for water and energy consumptions 
to the monitoring system. The Building Performance Optimization (BPO) service has been performed in the 
first half of 2018. The BPO - program provides analysis of the climate systems in the building. 
 
Corrections and adjustments to the climate systems and Building Management System are commissioned to 
the maintenance company. Above that it is recommended to upgrade the air flow system with CO2 sensors on 
each floor to reduce outside air floor rate. 
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Management Report (cont.) 

Property: DE-Düsseldorf 

The estimated Energy Star Rating is 94 (out of 100) is better than the mid-term target level for the overall 
property portfolio (>75). Current CO2 emission is very low (4 kg CO2/sqm) due to the heating system in place 
(indirect fed district heating system). For the property it is planned to replace meters (water/heat/electrical) 
in the building and connect the building to the energy monitoring of Siemens in 2018. The replacement of the 
heat distribution is scheduled for 2018 and will result in long term cost savings. 
 

Property: DE-Stuttgart 

Despite the high energy star rating, the property offers potential to further reduce the operational costs and 
to increase its competitiveness. Currently, works to connect the building to the Siemens monitoring system is 
ongoing. Also, the update of the outdated building automation system is in execution. Additionally, the 
selection of an alternative energy provider shall improve the buildings CO2 footprint and in parallel lower the 
energy costs for the tenants. In the long-term the replacement of the heating pumps and the implementation 
of a predictive heating device offer potential for further improvement. 

 

Offsetting of CO2 Emissions 

The targets to offset its yearly operational carbon emissions that are related to its Real Estate Assets held on 
December 31st each year. The offsetting will typically be achieved through purchasing emission reduction 
certificates (ERCs). The offsetting costs for the Subfund's real estate asset related emissions will be borne by 
the Investment Advisor on behalf of the Subfund but not charged to the Subfund.  
 
Based on an analysis performed by Siemens (Schweiz) AG the portfolio reported 550’000 kg of CO2 emissions 
during 2017 and an energy consumption of 3’713’716 kWh/year. In terms of specific indicator, it represents 
39 kgCO2/ (sqm/year) and an energy consumption of 143 kWh/ (sqm/year). 
 

Project Description  

The Subfund offsets its carbon footprint by engaging in innovative projects with specific impact on energy 
efficiency and on the abatement of greenhouse gas emission. The selected carbon offsetting project for the 
financial year 2017 is described in the following: 

 

Guanyin Wind Farm Taiwan 

The Guanyin wind farm is located in the northwest of Taiwan. It began operation in January 2010. With 19 
Enercon wind turbines with a total capacity of 43.7 MW, it generated approximately 142 GWh of clean 
electricity per year. By replacing electricity otherwise generated using coal and natural gas, it reduces on 
average 110,293 tCO2e per year. Additionally, the project provides socioeconomic and environmental benefits 
locally and nationally. The project owners offers scholarships to students and organizes wind farm tours and 
trainings for high school and university students. He is involved in local community activities, sponsors 
campaigns for elderly and socially vulnerable residents and organizes environmental events, such as beach 
cleanings. 

 

Calculation: CO2 Emissions 

The calculation of CO2 emission depends on the type of energy used in a property. As a convention, scope 1 
and scope 2 carbon emission are illustrated in the carbon due diligence report. The CO2 emissions are related 
to the underlying heated space and reported both in absolute and relative terms by square meter. For 
properties acquired during 2017, Portfolio CO2 Emissions refer only to the period after acquisition.   
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Statement of changes in the number of shares issued 

As at June 30, 2018 
  

Class D Shares Class I5 
shares* 

Class I10 
shares 

Number of shares outstanding at incorporation date --- --- --- 

Number of shares issued during the period --- --- --- 

Number of shares redeemed during the period --- --- --- 

Number of shares converted during the period --- --- --- 

Number of shares outstanding at December 31, 2016 --- --- --- 

Number of shares issued during the year --- --- --- 

Number of shares redeemed during the year --- --- --- 

Number of shares converted during the year --- --- --- 

Number of shares outstanding at December 31, 2017 --- --- --- 

Number of shares issued during the period --- --- --- 

Number of shares redeemed during the period --- --- --- 

Number of shares converted during the period --- --- --- 

Number of shares outstanding at June 30, 2018 --- --- --- 

  
Class I50 

shares 
Class I100 

shares 
Class X 
shares 

Number of shares outstanding at incorporation date --- --- --- 

Number of shares issued during the period --- --- 26,875.00 

Number of shares redeemed during the period --- --- --- 

Number of shares converted during the period --- --- --- 

Number of shares outstanding at December 31, 2016 --- --- 26,875.00 

Number of shares issued during the year --- --- 39,127.01 

Number of shares redeemed during the year --- --- --- 

Number of shares converted during the year --- --- --- 

Number of shares outstanding at December 31, 2017 --- --- 66,002.01 

Number of shares issued during the period --- --- 32,584.82 

Number of shares redeemed during the period --- --- --- 

Number of shares converted during the period --- --- --- 

Number of shares outstanding at June 30, 2018 --- --- 98,586.83 

 
  

  Total 

Number of shares outstanding at incorporation date   --- 

Number of shares issued during the period   26,875.00 

Number of shares redeemed during the period   --- 

Number of shares converted during the period   --- 

Number of shares outstanding at December 31, 2016   26,875.00 

Number of shares issued during the year   39,127.01 

Number of shares redeemed during the year   --- 

Number of shares converted during the year   --- 

Number of shares outstanding at December 31, 2017   66,002.01 

Number of shares issued during the period   32,584.82 

Number of shares redeemed during the period   --- 

Number of shares converted during the period   --- 

Number of shares outstanding at June 30, 2018   98,586.83 

 
*During the period ended June 30, 2018 Class C shares were renamed to Class I5 shares. 
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Consolidated statement of Investment Property  

As at June 30, 2018 
 

 June 30, 2018  December 31, 2017 

 EUR  EUR 

Historic costs    

Cost at the beginning of the period/year 110,431,388  41,819,025 

Asset acquisitions (100,674)  68,587,090 

Capital expenditure ---  25,273 

Cost at the end of the period/year 110,330,714  110,431,388 

    

Net unrealized gains/(losses) related to property    

Net unrealized gains/(losses) at the beginning of the 
period/year (5,771,388) 

 
(2,419,025) 

Net valuation gains/(losses) on investment property during 
the period/year 2,040,674 

 
(3,352,363) 

Net unrealized gains/(losses) at the end of the period/year (3,730,714)  (5,771,388) 

    

Carrying value at the end of the period/year 106,600,000  104,660,000 

Lease incentives ---  --- 

Fair value at the end of the period/year 106,600,000  104,660,000 

Fair value at the beginning of the period/year 104,660,000  39,400,000 

    

Appraised market value as a percentage of net assets 100%  100% 

    

Appraised gross property value subject to security 100%  100% 
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Investment Commentary 

Property portfolio 

Portfolio structure 

The Subfund's strategy is to generate positive total returns by seeking to invest in Real Estate opportunities 
through investment in single Real Estate Assets, portfolios of Real Estate Assets, shares and interests in Real 
Estate Companies and Real Estate Investment Funds (all as defined below), while paying due attention to the 
following investment criteria: risk diversification, security of the capital invested, energy optimisation potential 
and maintenance of a portfolio with a medium to long-term investment horizon. The Subfund's investment 
process mainly comprises the following elements: 
 
1. Acquisition of existing core/core+ properties primarily located in Europe  
2. Measuring, optimization and reporting of energy performance and carbon emissions of acquired assets  
  
Therefore, the Subfund shall mainly invest in existing properties but may also invest in properties under 
development including full or partial renovations, primarily in Europe. Each Real Estate Asset will be assigned 
a specific energy optimization strategy which will be based on an independent assessment by an external 
provider as an integral part of the Subfund's investment process. 

Investment activity 

Acquisition 

During the period ended June 2018, the Subfund has not entered into acquisition process. 

Disposal 

During the period ended June 2018, the Subfund has not entered into sale process. 

Major refurbishment 

During the period ended June 2018, no major refurbishments were carried out. 
 

Portfolio overview 

Key portfolio data 

 

As of June 30, 
2018 

Number 
of 

buildings 

Net market 
Value 

Leasable 
area 

(sqm) 

Acquisition 
costs 

Vacancy 
rate (based 
on leasable 

area)1  

Vacancy 
rate 

(based 
on 

ERV)2 

Net initial 
yield (%)3 

   EUR   EUR       

Office              

Ireland  1 21,900,000 2,395 1,227,362 0.00% 13.35% 5.05% 

The Netherlands 1 18,900,000 5,466 1,817,544 0.00% 0.08% 5.00% 

Germany 2  65,800,000 17,179 5,877,906 2.60% 2.11% 3.88% 

Total 4 106,600,000 25,040 8,922,812 0.87% 4.77% 4.64% 

 
1: No distinction is made between gross and net leasable area. 
2: 1-(Current rental income/ERV) 
3: (Contractual rent – non Recs)/GCV 
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Asset management 

General overview 

 

As of June 30, 2018 Projected annual 
rental income  

Current rental 
income 

Vacancy rate (based 
on leasable area)1 

ERV 

Countries EUR EUR   EUR 

Office         

Ireland  1,157,405 551,952 0.00% 1,335,685 

The Netherlands 1,184,956 1,481,537 0.00% 1,185,865 

Germany 3,007,553 592,478 2.60% 3,033,658 

Total 5,349,914 2,625,967 0.87% 5,555,208 

 
1: No distinction is made between gross and net leasable area. 
 

Vacancy rate (based on annualized rental income) 

 Vacancy Rate as at 
June 30, 2018 

Vacancy Rate as at  
December 31, 2017 

Offices Germany 2.08% --- 

Grand Total 1.07% --- 

 

Tenants segment allocation 

Rental income by type of use June 30, 2018 June 30, 2017 

Offices 95% 100% 

Parking 1% 0% 

Retail 4% 0% 

Grand Total 100% 100% 

 

For the period ended June 2018 
Top tenants  

Projected Annual rent 
EUR 

% of annual rent 

Techniker Krankenkasse 1,635,456 30.59% 

Dentsu Aegis Network Nethelands B.V. 1,184,956 22.16% 

Asavie Technologies Limited 839,280 15.70% 

Robert Bosch Starter Motors 309,768 5.79% 

Liferay International Limited 173,595 3.25% 

Harvey Nash (Ireland) Limited 144,440 2.70% 

ASH Architekten 136,908 2.56% 

pro.work GmbH 135,180 2.53% 

Tokio Marine 132,636 2.48% 

Dnp Europa GmbH 114,108 2.13% 

Top tenants 4,806,327 89.89% 

   

Other tenants 540,804 10.11% 

   

Total portfolio 5,347,131 100.00% 
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Leasing activity 

New major leases as of June 30, 2018 

 
Amsterdam (Ydek): None, the premises is fully let. 
 
Dublin (100 Mount Street): None, the premises is fully let. 
 
Düsseldorf (26 Berliner Allee): None. The premises is almost fully let. 
 
Stuttgart (18 Ingersheimer Strasse): None, the premises is almost fully let. 
 
Current on-going negotiation as of June 30, 2018 

 
No current on-going negotiation as of June 30, 2018. 
 
Major tenants giving termination notice as of June 30, 2018 

 
No major tenants notice has been given as of June 30, 2018. 
 

Lease expiry profile 

 

 
 
The weighted (by rental income) average lease term over all lease contracts of the Subfund is approximately 6 
years. 
  

5%

27%

57%

11%

Lease expiry profile
(in years)

as at June 30, 2018

less than a year

between 1 & 3 years

between 3 & 6 years

more than 6 years
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Risk Management 

The risk management of the Subfund is aimed at ensuring the compliance with current and future statutory 
requirements and the internal investment standards and instructions of the Credit Suisse Group. For the 
fulfilment of these tasks, risk management is anchored in our organization as an independent, centrally 
organized unit reporting directly to the Board of Directors of the Subfund. On the basis of risk limits defined 
by the Board of Directors of the Subfund, the core task of the centralized risk management department is to 
systematically identify, continuously assess, monitor and control all substantial risks at the level of the 
Subfund and the managed Subfund’s assets. Based on the defined Risk Management Process, the Board of 
Directors of the Subfund is regularly informed about the current risk situation and the respective risk 
assessment at the each level of the Subfund (Liquidity Portfolio, Property Portfolio, Overall Fund level).  
 
For the fulfilment of this task, the risk management function uses the many years of experience and the 
profound knowledge of Credit Suisse Group staff. 
 
Every identified risk is assigned to a specific risk owner, who is responsible for the daily monitoring and control 
of the risks assigned to him. This includes the continuous optimization of the risk management processes. The 
centralized risk management department regularly identifies and reports on the risk situation of the individual 
risks and total risks. Threshold values are set and escalation processes are laid down for risk control. This 
allows an early recognition of the risks and the implementation of counter-measures. The comprehensive 
approach, consisting of the decentralized technical competence and centralized organization, chosen by the 
Subfund allows a complete risk inventory with competent control of the individual risks, and the centralized 
assessment, control, monitoring and reporting of the risks facilitates the identification of the 
interdependencies between the different risk areas. Potential undesirable developments can thus be timely 
countered by adapting the decisive processes. 

Main risks and events during the reporting period 

An investment in the Subfund involves both opportunities and risks for the fund investor. These risks resulting 
from the investment are generally called investment risks. There are also additional operational risks that 
mainly result from the interplay of personnel, services providers, external events as well as systems and 
processes of the Subfund and can significantly affect the profit result of the Subfund. The investment risks 
generally describe the potential value fluctuations of an investment, which can under certain circumstances 
result in losses. These investment risks can be divided into counterparty risks, credit risks, market price risks, 
liquidity risks, property risks, unit redemption risks and portfolio (strategy) risks. The market price risks can 
be divided into property market risks, foreign currency risks and interest rate risks. The effect of the 
aforementioned risk types can differ significantly depending on their extent. The main risk events during the 
financial period ending June 30, 2018 are described below together with the implemented risk strategy (risk 
acceptance, risk reduction, risk elimination or risk transfer). 

Credit Risks 

Counterparty/credit risks: 
- on the liquidity side, are the risks arising from business partners such as financial institutions cash 

deposits, who, after liquid funds were invested with them, do not or cannot make full payment, or 
payment without causing a loss, when the payment is due (counterparty breakdown risk). 

- on the property side, are the risks arising from counterparties such as tenants, where the Subfund 
can suffer a loss, due to a complete or partial default by the counterparty or a worsening of the 
creditworthiness of the counterparty (counterparty/tenant breakdown risk). 

 

Credit Risks related to financial institutions 

These risks are countered by a credit-watchlist1 of the counterparties and a diversification of the invested 
liquidity portfolio at different banks. Counterparties are carefully checked and selected after risk assessment 
in order to minimize default risks. The liquidity portfolio was invested exclusively in cash at bank (Credit Suisse 
Luxembourg) as at the reporting date June 30, 2018. 
 
The credit risk was continuously monitored and could be assessed as low for the reporting period. 
  

                                                        
1 The Subfund keeps its cash only at financial institutions that are pre-approved by Credit Suisse. These financial institutions are well 

established companies. 
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Risk Management (cont.) 

Credit Risks related to tenants 

The credit risk generally increases as the creditworthiness of the counterparty decreases and as the 
dependence on a single counterparty increases (cluster risk/concentration risk). A particular aim of the 
Subfund management is to let to counterparties who do not pose, or pose only a small, insolvency or default 
risk. As at June 30, 2018, none space of the Subfund was let to tenants who have a rating by internationally 
recognized rating agencies or are government tenants that do not pose, or pose an extremely unlikely, 
insolvency or default risk. As at the end of June 2018, no rent was disputed of the annual net target rent. The 
aforementioned factors are permanently monitored by the risk management department. In the case of tenants 
like business consultancies and economic consultancies for which a rating does not occur, the risk is eliminated 
to the largest extent possible by demanding security (bank deposits, bank guarantees or parent company 
guarantees). The tenancy default risk will also be mitigated by following high diversification principles 
regarding tenant concentration where possible. Risk management is overseeing tenant concentration risk using 
a statistical approach on a regular basis. 

Market Price Risks 

These risks generally result from the danger of detrimental changes in market prices or price-influencing 
parameters in liquid markets. Market price risks include property price risks, interest rate risks and foreign 
currency risks. 

Property Price Risks 

The property market and its sub-markets are subject to long-term cycles and numerous other influences, 
particularly macroeconomic and micro-economic trends. These influence factors can cause a change in the 
market values of the portfolio properties and thus the value of the Subfund (or Net Asset Value of the Subfund). 
This in turn can affect the Subfund’s assets and thus the unit value.   
Such developments can be positive and thus can also have beneficial effects on the Subfund. Negative trends 
represent a risk.  

Interest Rate Risk 

Interest rate risk is the risk that the future cash flows of a financial instrument will fluctuate because of changes 
in market interest rates. 
 
The Subfund is mainly exposed to interest rate risk associated with variable interest rate long-term borrowings 
used to finance the acquisition of real estate investments. The Subfund may manage its cash flow interest rate 
risk by using various derivative financial instruments such as Interest rate swaps and interest rate caps. 

Foreign Currency Risks 

Foreign currency risks describe the danger that items denominated in foreign currency (e.g. tenants receivable, 
liabilities, loans) suffer an asset loss due to an unfavourable development of the exchange rate (of the relevant 
currency compared to the reporting currency). The Subfund has no net foreign currency exposure of its EUR 
net assets value as at June 30, 2018. 

Liquidity Risk 

Liquidity risk means the risk that taken-on liabilities cannot be fulfilled when they are due because asset items 
cannot be liquidated or adequate funds cannot be made available.  
 
The real estate market is illiquid by nature and CS Real Estate SICAV-SIF I – Credit Suisse (Lux) European Core 
Property Fund Plus is committed to meet certain bank covenants, including loan-to-value ratio. In case of 
breach of a covenant, the Subfund could be forced to repay part or all of the bank debt. To manage this risk, 
the Subfund monitors on a quarterly basis its compliance with loan-to-value ratio covenants. In case of a 
breach, the Subfund may consider the disposal of properties, a cash collateralisation or higher interest margins. 
As at June 30, 2018, the Subfund complies with all covenants. 

Unit Redemption Risks  

The unit redemption risk results from the inability to fulfil payment obligations towards unit holders upon unit 
redemption. This risk can arise from unit redemption by investors to an extent that it causes a shortage in the 
liquid assets of the Subfund. CS Real Estate SICAV-SIF I – Credit Suisse (Lux) European Core Property Fund 
Plus is exposed to this risk as the Subfund is open-ended and unit redemptions are not restricted. 
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Risk Management (cont.) 

Property Risks 

These risks describe the risks associated with the real estate property. They can be divided into letting risks 
and maintenance risks. 

Letting Risks 

Letting risks are risks resulting from the re-letting problems or sudden insolvency of tenants. There were no 
leases expiring by the end of June 2018. In addition, the risk is generally kept moderate by an active property 
asset management through lease extensions and re-letting leases concluded in the short term. The total 
vacancy level of the Subfund stated at 1% as at June 30, 2018 (0% as at December 31, 2017). This risk can 
therefore be rated as negligible in the entire reporting period. 

Maintenance Risks 

These risks result from the uncertainty about the amount of the costs of the necessary maintenance measures 
and the time when they are necessary (e.g. on re-letting). This applies both for existing portfolio properties 
and property purchases. The risk is that an incorrectly estimated level of the incurred costs can result in higher 
management costs and affect the expense and income situation of the Subfund. On the other hand, a neglected 
maintenance results in a lesser attractiveness of the property, which in turn can result in a value reduction or 
even in an impossibility of property use. The maintenance costs per property are generally budgeted at the 
start of a financial year and subject to permanent control through budget monitoring during the year. 

Portfolio Strategy Risks 

The main portfolio strategy risks result from concentration appearances at the property portfolio or overall 
Subfund level. The Subfund has a cluster risk in terms of usage types of the properties in the Subfund’s property 
portfolio because the Subfund’s strategy targets a greater orientation towards office and retails properties 
than other property types. 

Operational/Other Risks 

The Subfund has implemented the measures necessary to reduce the following risks to a reasonable level. The 
risks enumerated hereafter represent only a selection of the risks of an investment in an open-ended real estate 
investment fund, like CS Real Estate SICAV-SIF I – Credit Suisse (Lux) European Core Property Fund Plus, and 
do not represent a complete enumeration. Generally the Operational/Other Risks can be structured into Human 
risks, Process Risks, IT/System Risks and external events. 

Human Risks: 

Under this risk section we subsume the key employee risks. The Subfund is managed by Credit Suisse Asset 
Management Immobilien Kapitalanlagegesellschaft mbH, being a part of Credit Suisse’s Real Estate Asset 
Management, an international leading organization emplying approximately 170 dedicated in-house real estate 
professionals. In this content, the key employee risk is remote. 
 

Process Risks: 

Under this risk section we subsume especially the outsourcing risks. 
 
The Subfund outsources the following activities to reputable and well known service providers: 
 

- Accounting and reporting 
- Valuation of Investment Property 
- Tax compliance 
- Legal services 

 
The Subfund has implemented and follows a strong, structured process of selection, acceptance and monitoring 
of service providers: 
 

- Involving appropriate level of management to approve the recommended provider; 
- Implementing a service level agreement with key performance indicators (KPIs) to monitor the 

performance of the supplier; 
- Reviewing actual KPIs with service level agreement and deliverables provided by service provider. 
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Risk Management (cont.) 

IT/System Risk 

IT/ System risk is the risk of financial losses or financial data losses, which can occur when there is a disruption of 
the IT/system platform. 
 
The IT Department of Credit Suisse Group is in charge of defining the IT strategy and implementing and 
operating the shared IT systems for the Group. 
 
There is a central business continuity plan which covers the IT department and the relevant IT systems in order 
to minimize any financial losses, preserve essential data and enable the Subfund to continue to perform its 
normal day to day operations. 
 
Credit Suisse Group’s IT/System risk management approach is based on: 

- A security policy: password required to access to computer and software 
- Data recovery management: regular and formalized back up of data is stored on-site and off-site and 

ensures the recovery of the activity in the event of a failure in the information system 
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Interim condensed consolidated statement of financial position 

As at June 30, 2018 
 

 Notes  June 30, 2018   December 31, 
2017  

 
 

 EUR EUR 

     
Assets     

Non-current Assets   
 

 

Investment properties 4.1  106,600,000 104,660,000 

Total Non-current Assets   106,600,000 104,660,000 
     

Current Assets     

Tenants receivables 3.1  422,069 187,957 

Other current receivables 3.1  7,819 4,167 

Prepayments and other current assets 3.1  62,309 179,973 

Income tax advances   27,299 --- 

Cash and cash equivalents 3.2  37,657,575 6,015,894 

Total Current Assets   38,177,071 6,387,991 

Total Assets   144,777,071 111,047,991 

     

Total Net Assets attributable to shareholders    

Share capital   101,470,000 66,470,000 

Reserves   (8,682,235) (3,387,847) 

Profit/(Loss) for the year/period   3,290,339 (2,494,388) 

Total Net Assets   96,078,104 60,587,765 

     

Liabilities     

Non-current Liabilities     

Interest bearing loans 3.3  46,195,772 46,148,955 

Deferred tax liabilities   196,059 --- 

Security deposit due to tenants   9,680 9,680 

Total Non-current Liabilities   46,401,511 46,158,635 
     

Current Liabilities     

Interest bearing loans  3.3  --- 23,973 

Trade and other payables 3.3  2,207,339 4,238,967 

Income tax payable   14,590 10,043 

Other current liabilities   75,527 28,608 

Total Current Liabilities   2,297,456 4,301,591 

Total Liabilities   48,698,967 50,460,226 

     

Total Net Assets & Liabilities   144,777,071 111,047,991 

 
 
 
 
 
 
 
 
 
 
 
 
The notes form an integral part of this semi-annual report.  
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Interim condensed consolidated statement of comprehensive income 

For the six months ended June 30, 2018 
 

 Notes For the period ended 
June 30, 2018 

For the period ended 
June 30, 2017 

 
 

EUR EUR 

Rental income  2,625,967 1,020,251 

Service charge income  551,138 218,372 

Other income  1,830 ---- 

Total revenue  5.1 3,178,935 1,238,623 

    

Property management fees  (38,014) (44,533) 

Other property related expenses  (844,126) (359,091) 

Subfund property operating expenses  (882,140) (403,624) 
    

Gross profit  2,296,795 834,999 

    

Other operating expenses  (399,375) (255,900) 

Subfund operating expenses  (399,375) (255,900) 

    

Net change in fair value of investment properties  1,983,469 42,741 

Result from Investment activities 5.2 1,983,469 42,741 
 

   

Operating profit  3,880,889 621,840 
 

   

Finance income  262 --- 

Finance costs  (382,180) (120,571) 

Finance costs - net  (381,918) (120,571) 
    

Profit/(loss) before income tax   3,498,971 501,269 
    

Current income tax expense  (12,573) (7,224) 

Deferred income tax expense  (196,059) --- 

Net profit/(loss) for the period  3,290,339 494,045 
 

   

Other comprehensive income   --- --- 

    

Total comprehensive income/(loss) for the period, 
net of tax  

3,290,339 494,045 

    

Income attributable to:    

Owners of the Subfund  3,290,339 494,045 

Non-controlling interests  --- --- 
 

   

Total comprehensive income attributable to:    

Owners of the Subfund  3,290,339 494,045 

Non-controlling interests  --- --- 

 
 
 
 
 
 
 
The notes form an integral part of this semi-annual report. 
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Interim condensed consolidated statement of changes in net assets 

For the six months ended June 30, 2018 
 

 Share capital Retained 
earnings 

Net Income/(Loss) 
of the year/period 

Total equity 

 EUR EUR EUR EUR 

Balance at December 31, 
2016 

26,875,000 
--- 

(2,387,847) 24,487,153 

Net loss for the period   --- --- 494,045 494,045 

Other comprehensive loss --- --- --- --- 

Total comprehensive loss --- --- 494,045 494,045 

Prior period loss   --- (2,387,847) 2,387,847   --- 

Redemptions   ---   ---   --- --- 

Issue of share capital --- --- --- --- 

Balance at June 30, 2017 26,875,000 (2,387,847) 494,045 24,981,198 

Net income for the period --- --- (2,988,433) (2,988,433) 

Other comprehensive income --- --- --- --- 

Total comprehensive income --- --- (2,988,433) (2,988,433) 

Prior period loss   --- ---   ---  

Redemptions   --- ---   ---  

Dividends   --- (1,000,000)   --- (1,000,000) 

Issue of share capital 39,595,000 ---   --- 39,595,000 

Balance at December 31, 
2017 

66,470,000 (3,387,847) (2,494,388) 60,587,765 

Net income for the period --- --- 3,290,339 3,290,339 

Other comprehensive income --- ---   

Total comprehensive income --- --- 3,290,339 3,290,339 

Prior period loss --- (2,494,388) 2,494,388 --- 

Redemptions --- --- --- --- 

Dividends --- (2,800,000) --- (2,800,000) 

Issue of share capital 35,000,000 --- --- 35,000,000 

Balance at June 30, 2018 101,470,000 (8,682,235) 3,290,339 96,078,104 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
The notes form an integral part of this semi-annual report. 
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Interim condensed consolidated statement of cash flows 

For the six months ended June 30, 2018 
 

 
Notes For the period 

ended June 30, 
2018 

For the period 
ended June 30, 

2017 
  EUR EUR 
    

Operating Activities    

Profit before income tax  3,498,971 501,269 

Adjustments for:    

Net change in fair value of investment properties 5.2 (1,983,469) (435,593) 

Amortization of debt issue costs on loans  46,817 23,498 

Finance costs  310,595 96,990 

Net foreign exchange losses  (147) 83 

Rent free period straight lined 5.2 (57,205) 392,852 
    

Changes in working capital:    

(Increase)/decrease in tenants receivables, prepayments 
and other current assets 

 (125,450) (214,030) 

Increase/(decrease) in trade payables and other liabilities  384,784 (1,148,225) 

Increase/(decrease) in tenants deposits and other 
payables 

 ---                      (5,294) 

    

Tax paid  (27,567) (267) 

Interest paid  (2,682) --- 

Net cash generated from/ (used in) operating activities  2,044,647 (788,717) 
    

Investing Activities    

Capital expenditures 4.1 --- (25,273) 

Acquisitions of investment properties 4.1 (2,271,081) --- 

Net cash used in investing activities  (2,271,081) (25,273) 
    

Financing Activities    

Contributions from unit holders  35,000,000 --- 

Proceeds from borrowings  --- --- 

Interest paid  (331,885) (75,150) 

Distribution paid to investors  --- --- 

Distribution to investors  (2,800,000) --- 

Net cash generated from/ (used in) financing activities  31,868,115 (75,150) 
    

Net increase/decrease in cash and cash equivalents  31,641,681 (889,140) 

Cash and cash equivalents at beginning of the period 3.1 6,015,894 3,595,984 

Cash and cash equivalents at the end of the period 3.1 37,657,575 2,706,844 

 
 
 
 
 
 
 
 
 
 
 
 
The notes form an integral part of this semi-annual report.  
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Supplementary Statement of INREV Net Asset Value 

As at June 30, 2018 
 
The Board of Directors has assessed all adjustments required by INREV Guidelines. The adjustments presented 
below are the ones applicable to the Subfund. 
 

  June 30, 2018  December 31, 2017 
  EUR  EUR 

Net Assets as per IFRS financial statements  96,078,104  60,587,765 

NAV after reclassification of equity-like interests 
and dividends not yet distributed  

96,078,104  60,587,765 

Fair value of assets and liabilities     

Revaluation to fair value of financial assets and 
financial liabilities (a)  

1,805,864  2,079,926 

Acquisition expenses (b)  6,985,645  7,845,028 

Revaluation to fair value of savings of purchaser’s 
costs such as transfer taxes  

  --- 

Net Asset Value as per INREV guidelines  104,869,613  70,512,719 

 

A. Revaluation to fair value of financial assets and financial liabilities 

 June 30, 2018  December 31, 2017 

Value per IFRS financial statements 46,195,772  46,148,955 

Value per INREV Guidelines 44,389,908   44,069,029 

INREV NAV adjustment 1,805,864  2,079,926 

 
In the consolidated financial statements, debts are initially measured at fair value net of transaction costs and 
subsequently measured at amortized cost using the effective interest method. The adjustment represents the 
impact on NAV of the measurement of all debts to their fair values.  
 

B. Acquisition expenses 

During the year 2018, acquisition expenses amounting to EUR 8,922,812 (EUR 1,045,374 as at December 31, 
2017) were expensed under IFRS. In accordance with INREV Guidelines, these acquisition expenses have been 
capitalized and amortized over the first five years after the acquisition of the buildings. During the year 2018, 
the Subfund amortized an amount of EUR 891,793 resulting in a cumulative amortization of EUR 1,937,167. 
The unamortized amount as at June 30, 2018 amounts to EUR 6,985,645. 
 
The manager assesses that no impairment should be recorded as it is not to be expected that the acquisition 
expenses can be recovered through the sale of the units of the vehicle. 
 
Statement of net asset value per share 

 

  
June 30, 2018 

EUR 
 December 31, 2017 

EUR 

Net Asset Value as per INREV 
guidelines 

 
104,869,613  70,512,719 

Number of Share Outstanding  98,586.83  66,002.01 

Net asset value per Class D share  1,063.728  1,068.342 

 
The Net asset value per Class D share decreased by 0,43% between December 31, 2017 and June 30, 2018. 
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Notes to the semi-annual report 

For the period ended June 30, 2018 

Note 1 – General information 

CS Real Estate SICAV-SIF I – Credit Suisse (Lux) European Core Property Fund Plus (the “Subfund”), has been 
established on July 14, 2015 as an open-ended Alternative Investment Fund for an unlimited period of time.  
 
The Subfund is a subfund of CS Real Estate SICAV-SIF I which has been also established on July 12, 2013 in the 
legal form of an investment company with variable capital (Société d’Investissement à Capital Variable, SICAV) 
in accordance with the 2007 Law, for an unlimited period. 
 
During the year 2018, the sub-fund, previously called CS Real Estate SICAV-SIF I – Credit Suisse (Lux) European 
Climate Value Property Fund, was renamed to CS Real Estate SICAV-SIF I – Credit Suisse (Lux) European Core 
Property Fund Plus. 
 
The overall investment objective of the Subfund is to invest its assets in a wide range of real estate assets and 
other assets permitted to a specialized investment Subfund governed by the 2007 Law with the purpose of 
spreading investment risks and affording its investors the results of the management of its portfolio. 
 
This semi-annual report has been authorized for issue by the Board of Directors on August 24, 2018. 

Note 2 – Summary of significant accounting policies 

The principal accounting policies applied in the preparation of this semi-annual report are set out below. These 
policies have been consistently applied to all periods presented, unless otherwise stated. 

2.1  Statement of compliance 

The semi-annual report of the Subfund and its subsidiaries have been prepared in accordance with International 
Financial Reporting Standards ("IFRS"), issued by the International Accounting Standard Board and as adopted 
by the European Union ("EU").  

2.2  Basis of preparation  

The semi-annual report for the six months ended June 30, 2018 has been prepared on a going concern basis, 
which assumes that the Subfund will continue in operational existence for the foreseeable future. 
 
The semi-annual report does not include all the information and disclosures required in the annual financial 
statements, and should be read in conjunction with the Group’s annual financial statements as at December 31, 
2017. 
 
The semi-annual report has been prepared on a going concern basis, which assumes that the Subfund will 
continue in operational existence for the foreseeable future. 
 
The Subfund's semi-annual report has been prepared on a historical cost basis, except for investment properties 
and derivative financial instruments which have been measured at fair value. The consolidated financial 
statements are presented in euros and all values are rounded to the nearest euro (EUR), except where otherwise 
indicated. 
 

New standards, interpretations and amendments 

 
The accounting policies adopted in the preparation of the Interim Condensed Consolidated Financial Statements 
are consistent with those followed in the preparation of the Subfund’s Annual Consolidated Financial Statements 
for the year ended December 31, 2017, except for the adoption of new standards and interpretations effective 
as of January 1, 2018. 
 
Although these new standards and amendments apply for the first time in 2018, they do not have a material 
impact on the Annual Consolidated Financial Statements of the Subfund or the Interim Condensed Consolidated 
Financial Statements of the Subfund. The nature and the impact of each new standard or amendment are 
described below: 
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A. IFRS 9 Financial Instruments 

IFRS 9 Financial Instruments replaces IAS 39 Financial Instruments: Recognition and Measurement for annual 
periods beginning on or after 1 January 2018, bringing together all three aspects of the accounting for financial 
instruments: classification and measurement; impairment; and hedge accounting. 
 

The Subfund has applied IFRS 9 retrospectively, with the initial application date of 1 January 2018 without 
adjusting the comparative information. 
 
As required by IAS 34, the nature and effect of these changes are disclosed below: 
 

a) Classification and measurement 
 

The new classification and measurement of the Subfund’s debt financial assets are, as follows: 
 
- Debt instruments at amortised cost for financial assets that are held within a business model with the 

objective to hold the financial assets in order to collect contractual cash flows that meet the Solely Payment 
of Principal and Interest (“SPPI”) criterion. This category includes the Subfund’s tenants receivables, and 
other tax receivables included under Prepayments and other current assets. 

 
Other financial assets are classified and subsequently measured, as follows: 
 
- Financial assets at Fair Value through Profit or Loss (“FVTPL”) comprise derivative instruments of the Fund. 

This category would also include debt instruments whose cash flow characteristics fail the SPPI criterion or 
are not held within a business model whose objective is either to collect contractual cash flows, or to both 
collect contractual cash flows and sell.  

 
The assessment of the Subfund’s business models was made as of the date of initial application, 1 January 2018, 
and then applied retrospectively to those financial assets that were not derecognised before 1 January 2018. 
The assessment of whether contractual cash flows on debt instruments are solely comprised of principal and 
interest was made based on the facts and circumstances as at the initial recognition of the assets. 
 
The accounting for the Subfund’s financial liabilities remains largely the same as it was under IAS 39. 
 

b) Impairment 
 
The adoption of IFRS 9 has fundamentally changed the Subfund’s accounting for impairment losses for financial 
assets by replacing IAS 39’s incurred loss approach with a forward-looking expected credit loss (ECL) approach 
IFRS 9 requires the Subfund to record an allowance for ECLs for all loans and other debt financial assets not held 
at FVPL. 
 
ECLs are based on the difference between the contractual cash flows due in accordance with the contract and 
all the cash flows that the Subfund expects to receive. The shortfall is then discounted at an approximation to 
the asset’s original effective interest rate. 
 
For tenants receivables and other current assets receivables, the Subfund has applied the standard’s simplified 
approach and has calculated ECLs based on lifetime expected credit losses. The Subfund has established a 
provision matrix that is based on the Subfund’s historical credit loss experience, adjusted for forward-looking 
factors specific to the debtors and the economic environment. 
 
The Subfund considers a financial asset in default when contractual payment is 90 days past due. However, in 
certain cases, the Subfund may also consider a financial asset to be in default when internal or external 
information indicates that the Subfund is unlikely to receive the outstanding contractual amounts in full before 
taking into account any credit enhancements held by the Subfund. 
 
The adoption of the ECL requirements of IFRS 9 did not result in changes in the impairment allowances of the 
Subfund’s debt financial assets in the opening balances as at 1st January 2018. Therefore no adjustment to 
retained earnings were necessary. 
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c) Hedge accounting 
 
The Subfund does not use hedge accounting. 

B. IFRS 15 Revenue from Contracts with Customers 

IFRS 15 was issued in May 2014 and establishes a five-step model to account for revenue arising from contracts 
with customers. Under IFRS 15, revenue is recognized at an amount that reflects the consideration to which an 
entity expects to be entitled in exchange for transferring goods or services to a customer. 
 
IFRS 15 supersedes IAS 11 Construction Contracts, IAS 18 Revenue and related interpretations and it applies 
to all revenue arising from contracts with customers, unless those contracts are in the scope of other standards.  
 
The standard requires entities to exercise judgment, taking into consideration all of the relevant facts and 
circumstances when applying each step of the model to contracts with their customers. The standard also 
specifies the accounting for the incremental costs of obtaining a contract and the costs directly related to 
fulfilling a contract. 
 
The Subfund applies, for the first time, IFRS 15 Revenue from Contracts with Customers using the modified 
retrospective approach. Therefore the Subfund applied IFRS 15 retrospectively to only the period ended June 
30, 2018. The cumulative effect of initially applying IFRS 15 are recognized as an adjustment to the opening 
balance of retained earnings (or other components of equity) as at 1st January 2018. The policy of the Subfund 
is to apply IFRS 15, only to contracts that were not completed at 1st January 2018. 
 
In addition to the rental income, the Subfund recharges to tenants maintenance, insurance services and property 
taxes expenses. The related income is recognized under the service charge income account in the consolidated 
financial statements. Service charges income is in the scope of IFRS 15. The Subfund recognizes revenue when 
the services (performance obligation) are transferred over time to the tenants. 
 
The first application impact of IFRS 15 had no impact on opening balances and no cumulative catch-up 
adjustment to the opening balance of retained earnings was made. 

C. IFRIC 22: "Foreign Currency Transactions and Advance Consideration”. 
 

The interpretation clarifies that, in determining the spot exchange rate to use on initial recognition of the related 
asset, expense or income (or part of it) on the derecognition of a non-monetary asset or non-monetary liability 
relating to advance consideration, the date of the transaction is the date on which an entity initially recognizes 
the non-monetary asset or non-monetary liability arising from the advance consideration. If there are multiple 
payments or receipts in advance, then the entity must determine the transaction date for each payment or 
receipt of advance consideration. Entities may apply the amendments on a fully retrospective basis. The 
interpretation was endorsed by the EU on March 28, 2018. 

D. Annual Improvements Cycle - 2014-2016 
 

On December 8, 2016, the IASB issued Annual Improvements 2014 – 2016 to make amendments to the following 
standards: 
 
- IAS 28 Investments in Associates and Joint Ventures 
 
The amendment to IAS 28 “Investments in Associates and Joint Ventures” clarifies that for an investment in an 
associate or a joint venture held by a venture capital organization, or other qualifying entity, the measurement 
at fair value through profit or loss is available for each investment in an associate or joint venture on an 
investment-by-investment basis, upon initial recognition. 
 
- IFRS 12 Disclosure of Interests in Other Entities 
 
Amendments to IFRS 12 Disclosure of Interests in Other Entities: Clarification of the scope of disclosure 
requirements in IFRS 12. 
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The amendments clarify that the disclosure requirements in IFRS 12, other than those in paragraphs B10–B16, 
apply to an entity’s interest in a subsidiary, a joint venture or an associate (or a portion of its interest in a joint 
venture or an associate) that is classified (or included in a disposal group that is classified) as held for sale.  

E. Amendments to IAS 40 Investment Property 
 

The amendments clarify when an entity should transfer property, including property under construction or 
development into, or out of investment property. The amendments state that a change in use occurs when the 
property meets, or ceases to meet, the definition of investment property and there is evidence of the change in 
use. A mere change in Management’s intentions for the use of a property does not provide evidence of a change 
in use. These amendments are effective for annual periods beginning on or after January 1, 2018. The 
amendment was endorsed by the EU on March 14, 2018. 
 
Entities should apply the amendments prospectively to changes in use that occur on or after the beginning of 
the annual reporting period in which the entity first applies the amendments. An entity should reassess the 
classification of property held at that date and, if applicable, reclassify property to reflect the conditions that 
exist at that date. Retrospective application in accordance with IAS 8 is only permitted if that is possible without 
the use of hindsight. Early application of interpretation is permitted and must be disclosed. However, since the 
Subfund’s current practice is in line with the Interpretation, the Subfund does not expect any material effect on 
its Interim Condensed Consolidated Financial Statements. 
 
Alternatively, an entity may apply the Interpretation prospectively to all assets, expenses and income in its 
scope that are initially recognised on or after: 
 
(i) The beginning of the reporting period in which the entity first applies the interpretation 
or 
(ii) The beginning of a prior reporting period presented as comparative information in the financial statements 
of the reporting period in which the entity first applies the interpretation. 
 

Standards issued but not yet effective 

The standards and interpretations that are issued, but not yet effective, up to the date of issuance of the 

Subfund’s semi-annual report are disclosed below. Although these amendments apply for the first time in 2019, 

they do not have a material impact on the semi-annual report of the Subfund. The Subfund intends to adopt 

these standards, if applicable, when they become effective. 

A. IFRS 16 Leases 

Effective for annual periods beginning on or after January 1, 2019. 
 
The scope of IFRS 16 includes leases of all assets, with certain exceptions. A lease is defined as a contract, or 
part of a contract, that conveys the right to use an asset (the underlying asset) for a period of time in exchange 
for consideration. 
 
IFRS 16 requires lessees to account for all leases under a single on-balance sheet model in a similar way to 
finance leases under IAS 17. The standard includes two recognition exemptions for lessees – leases of ’low-value’ 
assets (e.g., personal computers) and short-term leases (i.e., leases with a lease term of 12 months or less). At 
the commencement date of a lease, a lessee will recognise a liability to make lease payments (i.e., the lease 
liability) and an asset representing the right to use the underlying asset during the lease term (i.e., the right-of-
use asset). 
 
Lessees will be required to separately recognise the interest expense on the lease liability and the depreciation 
expense on the right-of-use asset.  Lessees will be required to remeasure the lease liability upon the occurrence 
of certain events (e.g., a change in the lease term, a change in future lease payments resulting from a change in 
an index or rate used to determine those payments). The lessee will generally recognise the amount of the 
remeasurement of the lease liability as an adjustment to the right-of-use asset. 
 
Lessor accounting is substantially unchanged from today’s accounting under IAS 17. Lessors will continue to 
classify all leases using the same classification principle as in IAS 17 and distinguish between two types of leases: 
operating and finance leases. 
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A lessee can choose to apply the standard using either a full retrospective or a modified retrospective approach. 
The standard’s transition provisions permit certain reliefs. Early application is permitted, but not before an entity 
applies IFRS 15. 
 
The lease expense recognition pattern for lessees will generally be accelerated as compared to today. Key 
balance sheet metrics such as leverage and finance ratios, debt covenants and income statement metrics, such 
as earnings before interest, taxes, depreciation and amortisation (EBITDA), could be impacted. Also, the cash 
flow statement for lessees could be affected as payments for the principal portion of the lease liability will be 
presented within financing activities. 

B. IFRIC Interpretation 23 Uncertainty over Income Tax Treatment  

The Interpretation addresses the accounting for income taxes when tax treatments involve uncertainty that 

affects the application of IAS 12 and does not apply to taxes or levies outside the scope of IAS 12, nor does it 

specifically include requirements relating to interest and penalties associated with uncertain tax treatments.  

The Interpretation specifically addresses the following:  

- Whether an entity considers uncertain tax treatments separately  

- The assumptions an entity makes about the examination of tax treatments by taxation authorities  

- How an entity determines taxable profit (tax loss), tax bases, unused tax losses, unused tax credits and tax 

rates  

- How an entity considers changes in facts and circumstances  

An entity must determine whether to consider each uncertain tax treatment separately or together with one or 

more other uncertain tax treatments. The approach that better predicts the resolution of the uncertainty should 

be followed. The interpretation is effective for annual reporting periods beginning on or after 1 January 2019, 

but certain transition reliefs are available. The Subfund will apply interpretation from its effective date. Since 

the Subfund operates in a complex multinational tax environment, applying the Interpretation may affect its 

consolidated financial statements and the required disclosures. These amendments have not yet been endorsed 

by EU. 
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Note 3 – Notes to the condensed consolidated statement of financial position 

 

3.1  Tenants receivables, prepayments and other assets 

 

 

 

 

 June 30, 2018  December 31, 2017 

  EUR  EUR 

Tenants receivables  422,069  187,957 

Other current trade receivables  7,819  4,167 

Prepayments and other current assets  62,309  179,973 

  492,197  372,097 

 
Tenants’ receivables consist of rent and service charge receivables which are non-interest bearing and are 
typically due within 30 days. 
 
Prepayments and other current assets are composed of other taxes for an amount of EUR 46,769 and deferred 
charges for an amount of EUR 15,540. 
 
As at June 30, 2018, no receivables were impaired.  
 

3.2  Cash and cash equivalents 

 

 June 30, 2018  December 31, 2017 

 EUR  EUR 

Cash at bank  37,657,575  6,015,894 

 37,657,575  6,015,894 

 
Cash and cash equivalents are composed of cash at bank, which bears market interests rate. Cash and cash 
equivalents as disclosed in the statements of financial position equal the cash and cash equivalents presented in 
the statement of cash flows. 
 
As at June 30, 2018, the Subfund has no escrow accounts (December 31, 2017: EUR 590,939).  
 
The fair value of cash and cash equivalents equals their carrying amount. 
 

3.3  Interest bearing loans 

 
Interest bearing loans 
 

 

Effective 
interest rate  for 
the period ended 

June, 2018 

Maturity 

 
June 30, 

2018 
 

December 31, 
2017 

    EUR  EUR 

Non-current       

DG HYP 1.38% 30/09/2024  18,500,000  18,500,000 

Deutsche Postbank AG  0.94% 31/12/2022  12,000,000  12,000,000 

Deutsche Postbank AG  1.39% 08/08/2021  8,700,000  8,700,000 

Deutsche Postbank AG 1.64% 31/12/2021  7,400,000  7,400,000 

Unamortized portion of debt issue costs    (404,228)  (451,045) 

    46,195,772  46,148,955 
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The acquisition of investment properties have been partially financed through long-term loans in line with the 
financing strategy of the Subfund.  
 
The total interest expense of the period ending June 30, 2018 amounts to EUR 258,773 (December 31, 2017: 
EUR 217,952). The accrued interest as at June 30, 2018 amounts to EUR 23,973 (December 31, 2017: EUR 
23,973).  
 
The Subfund has to comply with certain covenants including Loan to Value (“LTV”), Debt Service Cover Ratio 
(“DSCR”) and a minimum Debt Yield covenant. The Subfund complies with all ratios as at June 30, 2018. 
 
All investment properties are mortgaged or pledged as security for long term loans. 
 

3.4  Fair value 

 
A. Fair values 
 
Set out below is a comparison between the carrying amount and the fair value of the financial instruments held 
by the Subfund: 
 

 Carrying amount Fair value 

 June 30, 2018 June 30, 2018 

 EUR EUR 

Financial assets   

Tenants receivables 422,069 422,069 

Other current receivables 7,819 7,819 

Cash and cash equivalents 37,657,575 37,657,575 

   

Financial liabilities   

Interest bearing bank loans – non-current 46,195,772 44,398,908 

Security deposit due to tenants – non-current 9,680 9,680 

Interest bearing bank loans – current --- --- 

Trade and other payables 2,207,339 2,207,339 

 
 

 Carrying amount Fair value 

 December 31, 2017 December 31, 2017 

 EUR EUR 

Financial assets   

Tenants receivables 187,957 187,957 

Other current receivables 4,167 4,167 

Cash and cash equivalents 6,015,894 6,015,894 

 
  

Financial liabilities   

Interest bearing bank loans – non-current 46,148,955 28,750,699 

Security deposit due to tenants – non-current 9,680 9,680 

Interest bearing bank loans – current 23,973 23,973 

Trade and other payables 4,238,967 4,238,967 

 
 
 
 
 



CS Real Estate SICAV-SIF I – Credit Suisse (Lux) European Core Property Fund Plus 
 

  
37 

The fair value of the financial assets and liabilities are included at an estimate of the amount at which the 
instrument could be exchanged in a current transaction between willing parties, other than in a forced or 
liquidation sale. The following methods and assumptions were used to estimate fair values: 
 

 Cash and cash equivalents, tenants receivables, trade and other payables, security deposits due to 
tenants and other current liabilities approximate their carrying amounts due to the short-term maturities 
of these instruments 

 The fair value of interest bearing bank loans is estimated by discounting future cash flows using rates 
currently available for debt or similar terms and remaining maturities 

 

B. Fair value hierarchy 
 
The following table shows an analysis of the fair values of financial assets and liabilities recognized in the 
consolidated statement of financial position by level of the fair value hierarchy: 
 
Level 1 – Quoted prices (unadjusted) in active markets for identical assets or liabilities that the entity can access 
at the measurement date 

Level 2 – Use of a model with inputs (other than quoted prices included in level 1) that are directly or indirectly 
observable market data 

Level 3 – Use of a model with inputs that are not based on observable market data 

June 30, 2018 Level 1 Level 2 Level 3 Total Fair value 
 EUR EUR EUR EUR 

Financial assets     

Tenants receivables --- 422,069 --- 422,069 

Other current trade and other receivables --- 7,819 --- 7,819 

Cash and cash equivalents 37,657,575 --- --- 37,657,575 

 

Financial liabilities     

Interest bearing bank loans – non-current --- 44,398,908 --- 44,398,908 

Security deposit due to tenants – non-
current 

--- 9,680 --- 9,680 

Interest bearing bank loans – current --- --- --- --- 

Trade and other payables --- 2,207,339 --- 2,207,339 

 

December 31, 2017 Level 1 Level 2 Level 3 Total Fair value 
 EUR EUR EUR EUR 

Financial assets     

Tenants receivables --- 187,957 --- 187,957 

Other current trade and other receivables --- 4,167 --- 4,167 

Cash and cash equivalents 6,015,894 --- --- 6,015,894 

 

Financial liabilities     

Interest bearing bank loans – non-current --- 28,750,699 --- 28,750,699 

Security deposit due to tenants – non-
current 

--- 9,680 --- 9,680 

Interest bearing bank loans – current --- 23,973 --- 23,973 

Trade and other payables --- 4,238,967 --- 4,238,967 
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Note 4 – Assets 

4.1  Investment properties 

 

 June 30, 2018  December 31, 2017 

 EUR  EUR 

Fair value at the beginning of the year/period 104,660,000  39,400,000 

Asset acquisitions (100,674)  68,587,090 

Capital expenditures ---  25,273 

Net unrealized (loss)/ gain on investment properties at fair value  2,040,674  (3,352,363) 

Fair value at the end of the year/period 106,600,000  104,660,000 

 

Asset acquisitions include accruals in relation to property related acquisition costs of current period for an 
amount EUR 32,409 and a reversal of prior year costs for EUR 133,082. The total acquisition price and costs 
paid during the current period amounts to EUR (100,674). 

 

An amount of EUR 25,273 was paid during the year 2017 for capital expenditures occurred during prior years 
(refer to the consolidated statement of cash flows). These expenditures mainly relate to agency fees, escrow 
stamp duty and legal fees. During the period 2018, the amount paid was nil. 

 

4.2  Additional information relating to the valuation of the investment properties 

 
 

 

Rental 
growth 

(in %) 

Average net 
initial Yield 

(in %) 
Vacancy rate 

(in %) 
Passing rent  

(in EUR per sqm) 

Estimated  
rental value  

(market rent)  
(in EUR per 

sqm) 

 

 

Inflation 
rate 

(in %) 

 2018 2018 2018 2018 2018 2018 

  min. max. min. max. min. max. min. max.  

Germany           

Office 0,00 3.88 3,97 0.50 2,60 170 173 174 177 1,90 

The Netherlands           

Office 1,45 5,00 5.14 0 0 190 193 190 195 1.90 

Ireland           

Office 0,01 5.05 5.07 0 0 477 477 531 550 1.50 

 
 
The investment properties owned by the Subfund directly and indirectly (through subsidiaries) have been valued 
at fair value, as determined by independent appraisers as at June 30, 2018. These fair values, which have been 
used for the preparation of the financial statements, are net of potential purchasers’ costs.  
 
The appraisal of these fair values is based on the Discounted Cashflow Method, therefore classified as level 3. 
The current market value of a property is determined with the DCF Method by the sum of all forthcoming, at this 
point in time, net cashflows (before taxes, interest payments, write-offs, and amortizations).The net yields are 
discounted individually for each property, depending on the respective chances and risks, according to the 
market and adjusted for risk. All forthcoming cash flows have been disclosed in order to provide as much 
transparency as possible. 
  
All appraisals are performed by JLL, which holds a recognized relevant professional qualification, in accordance 
with the established standards of the International Valuation Standards (“IVSC”) and the Red Book of the Royal 
Institutional Chartered Surveyors. Transaction costs, financing costs and corporate income taxes are not 
included. 
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The following general assumptions underlie the appraisals: 
 The valuations have been prepared in accordance with the RICS Appraisal and Valuation Standards. 

According to the RICS Appraisal and Valuation Manual, the “Market Value” represents an appraisal of 
the price at which a property transaction would take place at the appointed valuation date. No allowances 
have been made for any expenses of realisation or for taxation (including VAT), which might arise in the 
event of a disposal. Liability of the owner regarding taxes, single or recurring public or private 
contributions, charges, local community taxes and costs have not been taken into account. However, the 
valuations are net of the purchaser’s costs as it is standard for the local property market. 

 The capitalization rate applied reflects the good and sustainable building quality, micro and macro 
location and the condition of the building. The discount rate applied takes into account the cash flow 
security as well as the demand for the office in case of re‐ letting. 

 The usual timing of rental payments at the beginning of each month. 

 If property management costs cannot be recovered by the tenant, such costs are reflected in the cash 
flow. The costs are usually based on benchmark figures. 

 Usually the landlord is only responsible for maintenance and repairs as well as reinstatement of 
structural elements (walls/roof, etc.). These costs are reflected in the cash flow. In addition, 
maintenance costs usually contain a sinking fund for major future repairs. 

 The rent escalation is based on the individual clauses agreed within the leases, whereby the rental income 
is linked to the growth in the inflation rate (Consumer Price Index (CPI)). The rent will be adjusted by 75% 
respectively 100% of the change of the CPI. Accordingly, inflation was also added to all costs included 
within the cash flow. This applies to the non‐ recoverable ancillary costs as well as to tenant 
improvements and agents’ fees. 

 According to the valuer’s experience, tenants are more likely to extend their existing leases in the case 
of lease expiry than to relocate, as the related costs are usually higher than the expected benefit of 
relocations. In order to incorporate this in the valuation, the valuer has assumed that the leases will be 
extended with a renewal probability of 75% (on market rental level) and leases will be agreed with new 
tenants with a corresponding probability of 25% (also on market rental level). In the cash flow, the costs 
related to re‐ letting (rent abatements, leasing commissions, and tenant improvements) as well as the 
assumed voids are weighted with the above‐ mentioned likelihood of 25% for new leases. 

 

The below table summarizes the fair value of the Subfund’s real estate portfolio represented at 100%: 

 

 Fair value  Fair value 

Property name June 30, 2018  December 31, 2017 

Ydek Amsterdam (The Netherlands) 18,900,000  18,000,000 

Mount Street Dublin (Ireland) 21,900,000  21,800,000 

Berliner Allee Düsseldorf (Germany) 27,700,000  27,160,000 

Ingersheimer Strasse Stuttgart (Germany) 38,100,000                                37,700,000                               

 106,600,000  104,660,000 

 
 
 
 

 

  



CS Real Estate SICAV-SIF I – Credit Suisse (Lux) European Core Property Fund Plus 
 

  
40 

Note 5 – Notes to the consolidated statement of comprehensive income 

 
The consolidated statement of comprehensive income uses a classification of expenses by nature. 
 

5.1  Total revenue 

 

 

For the period ended 
June 30, 2018 

 For the period ended 
June 30, 2017 

 EUR  EUR 

Rental income 2,625,967  1,020,251 

The Netherlands – Offices 592,478  584,000 

Ireland - Offices 551,952  436,251 

Germany - Offices 1,319,528  --- 

Germany - Retail 123,097  --- 

Germany - Parking 18,250  --- 

Germany - Other 20,662  --- 

 

Service charges recoveries 551,138  218,372 

The Netherlands – Offices 95,655  95,655 

Ireland - Offices 116,808  122,717 

Germany - Offices 315,950  --- 

Germany - Retail 14,728  --- 

Germany - Parking 3,058  --- 

Germany - Other 4,939  --- 

    

Other building income 1830  --- 

Germany - Offices 1830  --- 

    

Total 3,178,935  1,238,623 

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

 June 30, 2018  December 31, 2017 

 EUR  EUR 

Below one year 5,080,224  5,207,819 

Between one and five years 18,399,066  19,124,407 

Later than five years 14,998,865  18,681,757  
38,478,156  43,013,984 

 

5.2  Net change in fair value of investment properties  

 

 

For the period ended 
June 30, 2018   

 For the period ended 
June 30, 2017   

 EUR  EUR 

Fair value gains on investment properties  2,040,674  435,593 

Fair value losses on investment properties ---  --- 

Rent free period straight lined (57,205)  (392,852)  
1,983,469  42,741 
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Note 6 – Contingencies, commitments and guarantees  

In the context of interest bearing bank loans received from Deutsche Postbank AG and DG HYP Deutsche 
Genossenschafts-Hypothekenbank Aktiengesellschaft the Subfund has pledged the followings: 
 

Borrowing Guarantees 

Bank loan between 
Deutsche Postbank AG 
and Ydek Amsterdam Real 
Estate S.à r.l. 

"Pledge agreement of: 
 over the property held by the Company with Deutsche Postbank AG as 

beneficiary and the Company as pledger; 
 over the shares held by CSRE I European Climate Value (Luxembourg) 

Holding S.à r.l. in the Company with Deutsche Postbank AG as the 
beneficiary and CSRE I European Climate Value (Luxembourg) Holding S.à 
r.l. as pledger. 

A subordination agreement between Deutsche Postbank AG as creditor and 
CSRE I European Climate Value (Luxembourg) Holding S.à r.l. as debtor. 

Bank loan provided 
between Deutsche 
Postbank AG and Mount 
Street Dublin Real Estate 
S.à r.l. 

"In relation to this transaction, the Company entered into several further 
agreements, as follows: 

 a pledge agreement over the property held by the Company with  Deutsche 
Postbank AG as beneficiary and the Company as pledger; 

 a pledge agreement over the shares held by CSRE I European Climate 
Value (Luxembourg) Holding S.à r.l. in the Company with Deutsche 
Postbank AG as beneficiary and CSRE I European Climate Value 
(Luxembourg) Holding S.à r.l as pledger; 

 a subordination agreement between Deutsche Postbank AG as creditor 
and CSRE I European Climate Value (Luxembourg) Holding S.à r.l as 
debtor. 

Bank loan provided 
between Deutsche 
Postbank AG and Berliner 
Allee Düsseldorf Real 
Estate S.à r.l. 

"Pledge agreement of: 
 all future income from account receivables, future receivables, insurance 

receivables, escrow receivables, present and futures lease receivables, 
rental guarantee receivables 

 any present or future SPA receivables 
Security purpose agreement of:  

 secured obligations, enforcement, duration and independence, liability and 
indemnity 

Duty of care agreement: 
 manager’s warranties, obligations and liability, Subordination of 

intercompany loans owned by CSRE I European Property (Luxembourg) 
Holding S.à.r.l." 

Bank loan provided 
between DG HYP Deutsche 
Genossenschafts-
Hypothekenbank 
Aktiengesellschaft and 
Ingersheimer Strasse 
Stuttgart  Real Estate S.à 
r.l. 

"Pledge agreement of:  
 all future income from account receivables, future receivables, insurance 

receivables, escrow receivables, present and futures lease receivables, 
rental guarantee receivables, plot of land of the property; 

 any present or future SPA receivables 
Subordination of intercompany loans owned by CSRE I European Climate 
Value (Luxembourg) Holding S.à r.l. 
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Note 7 – Related parties transactions 

The Subfund entered into following transactions with the related parties during the year: 
 

 

For the period ended 
June 30, 2018 

 For the period ended 
June 30, 2017 

 EUR  EUR 

Administration fees (13,811)  (7,954) 

Paying agent fees (585)  (305) 

Depositary fees (28,369)  (15,257) 

Domiciliation fees (10,270)  (10,462) 

Representative fees (2,353)  (7,796) 

 (55,388)  (41,774) 

Administration fees 

The central administration is entitled to a fee paid directly or indirectly out of the Subfund’s asset for the services 
rendered in the context of administrative, registrar and transfer agent of the Subfund. 
 

Depositary and paying agent fees 

The depositary bank and the paying agent of the Subfund are entitled to a fee computed based on the value of 
assets serviced and to a fee computed based on the number of transactions. 
 

Domiciliation fees 

The AIFM is entitled to domiciliation fees for its services rendered to the Subfund. 
 

Representative fees 

These are fees paid to Credit Suisse Funds AG for the Swiss representative services performed for the Subfund, 

as per the representative agreement in relation to the Distribution of Foreign Collective Investment Schemes 

exclusively to Qualified Investors in Switzerland between Credit Suisse Funds AG as representative in 

Switzerland and Credit Suisse Fund Management S.A. 

As of June 30, 2018, the related parties’ transactions are carried in the balance sheet as follow: 
 

 June 30, 2018  December 31, 2017 

 EUR  EUR 

Administration fees 31,703  17,891 

Paying agent fees 1,446  860 

Depositary fees 64,686  36,317 

Domiciliation fees 30,987  20,716 

 128,822  75,784 

 
The Subfund has designated Credit Suisse Fund Management S.A. to act as its AIFM (“the Fund manager”).  
 
In order to cover potential liability risks resulting from professional negligence, the AIFM holds appropriate 
additional own funds in accordance with the provisions of the Law of July 12, 2013 and the AIFM Regulation to 
cover any potential professional liability resulting from its activities as AIFM.  
 
The AIFM is subject to the provisions of chapter 15 of the Law of December 17, 2010 and is authorized as 
alternative investment manager in accordance with Chapter 2 of the Law of July 12, 2013. In addition to the 
Subfund, the AIFM also manages other undertakings for collective investment including alternative investment 
funds. 
 
The AIFM may, from time to time, pay some expenses on behalf of the Subfund. These advances do not bear 
interest and are to be settled within a short term period and is nil as at June 30, 2018. 
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Note 8 – Events after the reporting period 

 
At the end of June 2018, the Subfund has no subsequent events. 
 

Note 9 – Subfund subsidiaries 

 
The detailed list of the consolidated subsidiaries as per June 30, 2018 is as follows: 
  

Name of the subsidiary 
 

Country % Control % Interest Consolidation 
Method 

CSRE I European Climate Value  
(Luxembourg) Holding S.à r.l. 

Luxembourg 100 100 Full 

Mount Street Dublin Real Estate S.à r.l. Luxembourg 100 100 Full 

Ydek Amsterdam Real Estate S.à r.l. Luxembourg 100 100 Full 

Berliner Allee Düsseldorf Real Estate S.à r.l Luxembourg 100 100 Full 

Ingersheimer Strasse Stuttgart Real Estate 
S.à r.l. 

Luxembourg 100 100 Full 

TSK Frankfurt Real Estate S.à r.l. Luxembourg 100 100 Full 
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Glossary 

CAPEX 
Work on a building that leads to value enhancements. Capex can be capitalized and does not impact the 
statement of comprehensive income. 
 
Debt financing ratio 
A measure of a company’s financial leverage calculated by dividing its total liabilities by stockholders’ equity: 
Total Liabilities/Shareholders equity. 
 
Debt Service Coverage Ratio (DSCR) 
Projected NOI over the following four quarters as a ratio of projected interest and scheduled amortization 
payments on bank (not shareholder) loans over the same period. This is a portfolio metric which may not reflect 
precisely the varying stipulations of each loan facility of the Subfund but aims to give an indication of the 
Subfund’s general ability to service its debt. 
 
Debt yield ratio 
The ratio of Net Operating Income (NOI) over the mortgage amount. 
 
Distribution Income Return 
Distributions include dividends and interest paid during the period. Returns are calculated on a money weighted 
basis where weight is put on the size and timing of the cash flows reflecting the manager’s control over in- and 
out-flows of the vehicles. 
 
Distribution yield 
The amount of cash flow received or paid out by an annuity. The distribution yield of a security is calculated by 
dividing the distributions paid (yearly, monthly, etc.) by its cost or net asset value.  
 
Earnings before Interest and Tax (EBIT) 
EBIT is a measure of a company’s earnings from its ordinary, continuing operations. Earnings from non-
recurring, one-off operations or activities are not included. EBIT is the same as operating profit and trading 
profit.  
 
Estimated Rental Value (ERV) 
The open market rent that a property can be reasonably expected to attain given its characteristics, condition, 
location and local market conditions.  
 
Gearing Ratio 
The gearing ratio measures the proportion of a Subfund's principal amount of interest bearing bank loans to its 
investment properties at fair value. 
 
Gross Asset Value (GAV) 
The Gross asset value of a Subfund is the gross property value plus the value of any further assets at market 
value as per the chosen valuation principles.  
 
Gross IRR Realized 
IRR of portion of equity invested that has been achieved from actual divestments (regardless whether the 
proceeds have been distributed or reinvested), before any Subfund level fees, taxes and carried interest are 
deducted. It ignores any unrealized returns or distributions not derived from disposals and does not include 
NAV as an end value. 
 
Income return 
Income during the year / weighted average INREV NAV. Income is the net result excluding capital gain/losses. 
 
Internal Rate of Return (IRR) 
Annual rate of return based on the present value of a capital investment over a holding period expressed as a 
percentage of the investment. 
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Interest service coverage ratio (ISCR) 
It calculates the capacity of a borrower to repay the interest on borrowings: Projected NOI over the following 
four quarters as a ratio of projected interest payments on bank (not shareholder) loans over the same period. 
This is a portfolio metric which may not reflect precisely the varying stipulations of each loan facility of the 
Subfund but aims to give an indication of the Subfund’s general ability to service its debt (ignores cash in bank). 
ISCR = projected annual NOI for next four quarters/projected annual interest expense over next four quarters 
 
Loan to cost (LTC) 
A ratio used in commercial real estate construction to compare the amount of the loan used to finance a project 
to the cost to build the project. 
 
Loan-to-value (LTV) 
A lending risk assessment ratio that financial institutions and others lenders examine before approving a 
mortgage: Mortgage amount/Appraised Value of the Property. 
 
Net Asset Value (NAV) 
The NAV of a Subfund is its GAV less all liabilities as per the chosen valuation principles. 
 
Net Initial Yield 
The passing rent or net operating income divided by the gross property value plus national acquisition costs. 
 
Net Operating Income (NOI) 
Net operating income is the Gross Operating Income of a property for the period less operating expenses. It 
relates to the operating portfolio of the Subfund and not (re)development assets which are reported under 
Other net income. 
 
Net Operating Income Yield (NOI Yield) 
Net operating Income (NOI)/ Fair value of Investment Portfolio. 
 
Paid In Capital (PIC) multiple 
The ratio of cumulative capital contributed to the Subfund over the Commited Capital. 
 
Real Estate Expense Ratio (REER) 
This expresses annual Subfund property fees and costs as a percentage of time weighted average INREV NAV. 
 
Recallable Capital 
Refers to returned capital that has been distributed that can be recalled by the Subfund Manager. Portion of 
the capital that is recallable once it has been distributed. It increases investors’ Remaining Capital 
Commitment. 
 
Redemptions 
The partial or full return of an investor’s equity holdings by the Subfund, at the investor’s request, at a pricing 
as defined in the Subfund documentation. 
 
Residual Value to Paid-In (RVPI) multiple 
The ratio of the sum of residual Subfund net assets over the cumulative capital contributed to the Subfund. 
 
Remaining Capital Commitment 
This is the Subfund’s total remaining capital commitments (including Recallable Capital, where applicable).  
Remaining Capital Commitment = Total Capital Commitments - Total Capital Commitment Drawn + Recallable 
Capital since inception 
 
Subfund 
Means the Subfund and all the entities owned by the Subfund and its subsidiaries. 
 
Subfund expenses 
Subfund expenses presented in the statement of comprehensive income include only expenses directly borne 
by the Subfund.  
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Subfund level loan to value 
Nominal value of debt excluding shareholders loans/Gross Asset Value of Subfund (incl. pro rata share in joint 
ventures).  
 
Total Capital Commitment Drawn 
Total Capital Commitment Drawn = Total Capital Drawn Down since inception – Total Returned Capital Recalled 
since inception. 
This relates to the amount of actual capital commitment that has currently been drawn, net of any reinvested 
capital. This amount cannot therefore exceed Total Capital Commitments. 
 
Total Capital Commitments Invested 
Total Capital Commitments Invested = Total Capital Commitment Drawn/Total Capital Commitments (By All 
Investors). 
This therefore expresses the amount of the Capital Commitment to the Subfund that are currently invested 
(allowing for reinvested Returned Capital) as a percentage of the Total Subfund Size in terms of Total 
Commitments. 
 
Total Capital Commitments (By All Investors) 
Total Capital Commitments refers to the total committed capital a Subfund Manager can draw down from all 
investors with a specified notice as outlined in the constituent Subfund documents. 
 
Total Capital Contributed by Investors 
Amount of capital actually contributed by investors during period, either from original capital commitments or 
from recallable returned capital that has been redrawn. If shareholder loans are in place, this is the aggregate 
of shareholder loan and shareholder equity capital drawn during the year. 
 
Total Capital Distributions (Non-Recallable Capital) 
Return of equity capital or repayment of shareholder loan principal since inception in accordance with the 
Subfund documentation which cannot be recalled by the Subfund. 
 
Total Capital Distributions (Recallable Capital) 
Return of equity capital or repayment of shareholder loan principal since inception that has been distributed 
which in accordance with the Subfund documentation can be recalled by the Subfund. It increases investors 
remaining capital commitment. 
 
Total Capital Drawn Down 
The capital (including shareholder’s loans) injected by investors so far, including any returned capital that has 
been reinvested. The total can therefore exceed investors’ total commitment. This does not reflect any 
returned capital that has been distributed. 
 
Total Commitment 
The total agreed capital a Subfund Manager can draw down from an investor, during the commitment period, 
with a specified notice as outlined in the constituent Subfund documentation. 
 
Total Current Outstanding Capital 
This refers to the total capital drawn (including investment in both shareholder equity and shareholder loans, 
where applicable) less Total Return of Capital (both recallable and non-recallable.). Return of capital does not 
include income distributions. 
 
Total Net Assets Contributed (No Shareholders Loan) 
The amount of equity capital contributed by Investors since inception. Where there are no shareholder loans in 
place it relates to contributed equity. 
 
Total Net Assets Contributed (Shareholders Loan) 
As per capital structure. Where a shareholder loan is in place, the amount of equity capital contributed by 
Investors. 
 
Total expense ratio (TER) 
A measure of the Subfund fees and costs (including or excluding performance fees) as a percentage of time 
weighted average INREV NAV. 
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Total Loan Capital Contributed (Shareholder Loans) 
As per capital structure. The total amount of shareholder loan capital drawn down or redrawn from investor 
loan facility since inception. 
 
Total Returned Capital Recalled 
Any Capital subject to recall that has been returned during the investment period and subsequently reinvested. 
 
Total Return 
An aggregate of income return and total return of capital. 
 
Total Return of Capital 
Total return of capital distributions to date as defined per Subfund distribution waterfall (includes recallable 
capital distributions). 
 
Total Value to Paid-In (TVPI) multiple 
The ratio of the sum of residual Subfund net assets plus aggregate vehicle distributions over the cumulative 
capital contributed to the Subfund. 
 
Weighted Average Cost of Debt excluding Shareholders Loans 
The weighted average cost of debt is the interest rate (base rate and margin) on each external debt instrument 
in the Subfund weighted by the size of such instruments. 
 
Weighted Average Maturity of Debt excluding Shareholders Loans (years) 
The weighted average maturity of debt is the maturity on each external debt instrument in the Subfund 
weighted by the size of such instruments. 
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