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Executive summary

 In February this year, we published our valuation thoughts on CA Immo (“CAI”), stating we believed the company is 

worth at least €32 / share

 Since then, two things have changed:

 The company has released additional information about their development activities to 2025 and beyond

 The IMF have increased their growth and inflation forecasts for CEE

 Incorporating this information into our valuation model yields a price in the range of €35 - €40 / share

 This material is intended as a support to our letter dated 30 October 2018.
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FFO1 to double in 6-7 years as development programme ramps up

1) Petrus Advisers definition of FFO1. It is identical to CAI’s definition except Petrus Advisers deducts cash taxes in calculating FFO1.

2) Includes revaluation results.

3) Net of revaluation gains on sold assets.

 Key assumptions:

 Timing of development programme: development commences in 2018, and is completed by 2025. Investment volume is split 16% 

2018-2021 / 84% 2022-2025

 Pipeline volume: €4.1b as per CAI guidance

 Keep vs. sell: 50% of developed properties are sold (resulting disposal profits not included in FFO1)

 Rent development: rent within existing contracts grows with highly conservative CPI (c. 2% assumed)

 Development economics: 5.95% rental yield on cost, 17.5% development profit, 20% vacancy

 Development financing: ~70% LTV during the construction phase, ~65% LTV upon completion, 2.00% cost of new debt

 Dividends / return of capital to shareholders: normal dividend representing ~35% of net income

in €m, unless stated 2016A 2017A 2018E 2019E 2020E 2021E 2022E 2023E 2024E 2025E Change CAGR

Rental income total 166       180     194     217     243     274     291     316     340     364     198     9%

o/w existing assets 166       180     194     194     205     219     222     231     241     242     77       4%

o/w pipeline 0            0         0         23       38       54       70       85       99       122     122     n.m.

pipeline % of total 0% 0% 0% 10% 16% 20% 24% 27% 29% 33% 33%

Funds from operations 1 (FFO1)
1

92         106     98       121     135     155     161     184     200     217     125     10%

o/w existing assets 92         106     98       105     108     114     111     124     127     125     33       4%

o/w pipeline 0            0         (0)         16       28       41       50       61       73       91       91       n.m.

pipeline % of total 0% 0% 0% 13% 20% 26% 31% 33% 36% 42% 42%

LTV 31.2% 32.4% 39.5% 40.6% 39.6% 36.8% 38.7% 36.9% 33.9% 29.9% -1.3%

Total assets
2

4,309    4,769 4,881 5,244 5,541 6,008 6,496 6,863 6,965 7,224 2,915 6%

Cumulative revaluations
3

100       151     204     294     401     518     648     766     888     1,008 

Net debt 1,069    1,252 1,712 1,904 1,962 1,882 2,198 2,225 2,118 1,912 843     7%
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Summary valuation approach

1) Based on valuation date for Standing Portfolio and Sold Pipeline properties of 2020 and discounted at 8%.

Item Value / Share1 Comment

Standing portfolio €24.5 • 17.5x forward FFO1 multiple applied to future years’ 

FFO 1 and discounted at 8%

Pipeline (sold) €6.3 • Cash flows from sale of 50% of development 

pipeline, discounted at 8% cost of equity

• Perpetuity: growth at 2%, GDV €300m / year, 

development profits in line with current guidance 

Residential 

landbank

€2.3 • Assumed value of residential landbank of c.

€250/sqm

Properties HFS €0.2 • Book value of properties held-for-sale

Properties HFT €1.0 • Book value of properties held-for-trading

Dividends €2.5 • NPV (8%) of future dividends 

• Payout ratio of c. 35% of net income

IIA stake €1.2 • Current market value

Total €38.0
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Significant growth results in SotP valuation of min. €35 / share

1) This figure includes the sum of the “PV of cash profits / share” and “Perpetuity” lines. For display purposes, the cash flows from 2025 and 2026 have been left off the table, but have been included in the “Total PV / share”.

2) Gain on land reflects the assumed NPV of ~€250/sqm related to permitting and development activity using CAI’s residential landbank in and around Munich. 

3) Multiple applied to the standing portfolio only. Assumed discount rate = 8%. 

4) Assuming the same FFO multiples as stated in the “sum of the parts valuation” table.

Sum-of-the-parts valuation Sensitivity to multiple3

Sensitivity to discount rate4

Sensitivity to in-place rent/sqm CAGR

Input 2017E 2018E 2019E 2020E 2021E 2022E 2023E 2024EStanding portfolioValuation date 27/02/2018FFO I - standing portfolio, €m 84 87 128 137 149 163 177 191FFO I / share €0.90 €0.93 €1.37 €1.46 €1.60 €1.75 €1.90 €2.05Multiple 17.5x 17.5x 17.5x 17.5x 17.5x 17.5x 17.5x 17.5x 17.5xImplied equity value / share €24.06 €25.62 €27.95 €30.54 €33.17 €35.82 €40.61Discount factor 8.0% 0.94 0.87 0.80 0.74 0.69 0.64 0.59Implied PV / share €22.54 €22.23 €22.46 €22.72 €22.85 €22.84 €23.98Sold development assetsCash profits after tax, €m 0 0 51 47 52 55 54 55Cash profits after tax / share €0.00 €0.00 €0.54 €0.50 €0.56 €0.59 €0.58 €0.59Multiple 10.0x 10.0x 10.0x 10.0x 10.0x 10.0x 10.0x 10.0x 10.0xImplied equity value / share €5.42 €5.00 €5.61 €5.85 €5.76 €5.88 €7.71Discount factor 8.0% 0.94 0.87 0.80 0.74 0.69 0.64 0.59Implied PV / share €5.08 €4.34 €4.51 €4.35 €3.97 €3.75 €4.55Adjustments to asset valuesValue of residential landbank1/share €2.50 €2.50 €2.50 €2.50 €2.50 €2.50 €2.50Properties held for trading / share €0.38 €0.38 €0.38 €0.38 €0.38 €0.38 €0.38Total adjustments to asset values €2.88 €2.88 €2.88 €2.88 €2.88 €2.88 €2.88DividendsDividend / share €0.63 €0.65 €0.96 €1.02 €1.12 €1.22 €1.33Cumulative dividends / share €0.63 €1.28 €2.24 €3.27 €4.39 €5.61 €6.93Discount factor 8.0% 0.98 0.91 0.84 0.78 0.72 0.67 0.62PV dividend / share €0.62 €0.59 €0.81 €0.80 €0.81 €0.82 €0.82PV cumulative dividends / share €0.62 €1.21 €2.02 €2.82 €3.63 €4.45 €5.27Immofinanz stakeIIA shares held, k 54,806 54,806 54,806 54,806 54,806 54,806 54,806 54,806IIA share price €1.93 €1.93 €1.93 €1.93 €1.93 €1.93 €1.93 €1.93 €1.93IIA stake market value, €m 106 106 106 106 106 106 106 106Value IIA stake / CAI share €1.13 €1.13 €1.13 €1.13 €1.13 €1.13 €1.13Present value of equity €32.26 €31.80 €33.00 €33.91 €34.46 €35.05 €37.82Undiscounted value €33.74 €35.54 €39.44 €43.30 €46.95 €50.94 €58.88Difference 4.6% 11.8% 19.5% 27.7% 36.2% 45.3% 55.7%

Input 2018E 2019E 2020E 2021E 2022E 2023E 2024E

Standing portfolio

Valuation date 30/10/2018

FFO I - standing portfolio, €m 98 121 135 155 161 184 200

FFO I / share €1.05 €1.30 €1.45 €1.66 €1.73 €1.98 €2.14

Multiple (1-year fw d) 17.5x 17.5x 17.5x 17.5x 17.5x 17.5x 17.5x 17.5x

Implied equity value / share €22.75 €25.35 €29.02 €30.23 €34.58 €37.52 €40.63

Discount factor 8.0% 0.99 0.91 0.85 0.78 0.73 0.67 0.62

Implied PV / share €22.46 €23.17 €24.56 €23.69 €25.09 €25.21 €25.28

Sold development assets

Cash profits after tax, €m 0 24 20 24 58 95 101

Cash profits after tax / share €0.00 €0.26 €0.22 €0.25 €0.62 €1.02 €1.08

Discount factor 8.0% 0.99 0.91 0.85 0.78 0.73 0.67 0.62

PV of cash profits / share €0.00 €0.24 €0.18 €0.20 €0.45 €0.69 €0.67

Perpetuity 2.0% €2.95

Total PV / share1 €6.26

Total PV/share €6.26 €6.26 €6.26 €6.26 €6.26 €6.26 €6.26

Adjustments to asset values

Value of residential landbank2/share €2.34 €2.34 €2.34 €2.34 €2.34 €2.34 €2.34

Properties held for sale / share €0.20 €0.20 €0.20 €0.20 €0.20 €0.20 €0.20

Properties held for trading / share €0.89 €0.89 €0.89 €0.89 €0.89 €0.89 €0.89

Total adjustments to asset values €3.43 €3.43 €3.43 €3.43 €3.43 €3.43 €3.43

Dividends

Dividend / share €0.84 €0.87 €0.98 €1.11 €1.26 €1.33 €1.47

Cumulative dividends / share €0.84 €1.71 €2.69 €3.81 €5.07 €6.39 €7.86

Discount factor 8.0% 0.97 0.96 0.89 0.82 0.76 0.70 0.65

PV dividend / share €0.81 €0.83 €0.87 €0.92 €0.96 €0.94 €0.96

PV cumulative dividends / share €0.81 €1.65 €2.52 €3.43 €4.39 €5.33 €6.28

Immofinanz stake

IIA shares held, k 5,481 5,481 5,481 5,481 5,481 5,481 5,481

IIA share price €20.90 €20.90 €20.90 €20.90 €20.90 €20.90 €20.90 €20.90

IIA stake market value, €m 115 115 115 115 115 115 115

Value IIA stake / CAI share €1.23 €1.23 €1.23 €1.23 €1.23 €1.23 €1.23

Present value of equity €34.19 €35.73 €38.00 €38.04 €40.40 €41.46 €42.48

Prior Petrus valuation €32.26 €31.80 €33.00 €33.91 €34.46 €35.05 €37.82

Difference 6.0% 12.4% 15.1% 12.2% 17.2% 18.3% 12.3%

2018 2019 2020 2021 2022 2023 2024

5% €39.5 €41.8 €44.8 €45.6 €49.0 €51.0 €53.0

6% €36.9 €38.9 €41.7 €42.2 €45.2 €46.9 €48.6

7% €35.3 €37.1 €39.6 €39.9 €42.5 €43.9 €45.2

8% €34.2 €35.7 €38.0 €38.0 €40.4 €41.5 €42.5

9% €33.4 €34.7 €36.7 €36.5 €38.6 €39.4 €40.1

10% €32.7 €33.8 €35.6 €35.2 €37.0 €37.6 €38.1

D
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Valuation date

2018 2019 2020 2021 2022 2023 2024

16.0x €32.3 €33.7 €35.9 €36.0 €38.2 €39.3 €40.3

16.5x €32.9 €34.4 €36.6 €36.7 €39.0 €40.0 €41.0

17.0x €33.5 €35.1 €37.3 €37.4 €39.7 €40.7 €41.8

17.5x €34.2 €35.7 €38.0 €38.0 €40.4 €41.5 €42.5

18.0x €34.8 €36.4 €38.7 €38.7 €41.1 €42.2 €43.2

18.5x €35.5 €37.1 €39.4 €39.4 €41.8 €42.9 €43.9

19.0x €36.1 €37.7 €40.1 €40.1 €42.6 €43.6 €44.6

F
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Valuation date

2018 2019 2020 2021 2022 2023 2024

0% €33.5 €34.5 €36.2 €36.0 €38.0 €38.9 €39.7

1% €33.9 €35.2 €37.2 €37.0 €39.2 €40.2 €41.1

2% €34.3 €35.9 €38.1 €38.1 €40.5 €41.5 €42.6

3% €34.8 €36.6 €39.1 €39.3 €41.8 €43.0 €44.1

4% €35.2 €37.3 €40.1 €40.5 €43.2 €44.6 €45.8

5% €35.7 €38.0 €41.2 €41.8 €44.7 €46.2 €47.7

6% €36.2 €38.8 €42.2 €43.1 €46.2 €48.0 €49.6

Valuation date
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Petrus Advisers view: CA Immo is worth €38 / share

Assuming a illustrative valuation in 2020 based on 2021 FFO1 and FFO2; and applying an 8% discount rate



This document is issued by Petrus Advisers Ltd. (“Petrus”) which is authorised and regulated by the Financial Conduct Authority (“FCA”).  It is only directed 

at those who are Professional Clients or Eligible Counterparties only (as defined by the FCA). Securities will only be offered for purchase or sale pursuant to 

the term sheet which must be read in their entirety. 

The information included within this presentation and any supplemental documentation provided should not be copied, reproduced or redistributed without the prior written 

consent of Petrus. The information and opinions contained in this document are for background purposes only and do not purport to be full or complete and do not 

constitute investment advice.  No reliance may be placed for any purpose on the information and opinions contained in this document or their accuracy or completeness. 

No representation, warranty or undertaking, expressed or implied, is given as to the accuracy or completeness of the information or opinions contained in this document.

Detailed information can be obtained from Petrus Advisers Ltd., 100 Pall Mall, London, SW1Y 5NQ; or by telephoning 0207 933 88 08 between 9am and 5pm Monday to 

Friday; or by visiting www.petrusadvisers.com. Telephone calls with Petrus may be recorded. 

This presentation does not constitute an offer, invitation or inducement to distribute or purchase shares or to enter into an investment agreement by Petrus in any 

jurisdiction in which such offer, invitation or inducement is not lawful or in which Petrus is not qualified to do so or to anyone to whom it is unlawful to make such offer, 

invitation or inducement. 

Investors should take their own legal advice prior to making any investment. In particular, investors should make themselves aware of the risks associated with any 

investment before entering into any investment activity. The information contained in the presentation shall not be considered as legal, tax or other advice. All information 

is subject to change at any time without prior notice or other publication of changes.
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Disclaimer


