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INTERIM RESULTS FOR THE HALF YEAR ENDED 30 JUNE 2023
 

Diversified portfolio of Continental European mid box and urban logistics assets continues to benefit from occupier
demand, supported by high indexation, and sectoral tailwinds

 
a brdn Europe a n Logi s #cs  Income  pl c, the  Con#ne nta l  Europe a n i nve s tor i n mode rn wa re hous e s , whi ch i s  ma na ge d by
a brdn, a nnounce s  i ts  i nte ri m re s ul ts  for the  ha l f ye a r e nde d 30 June  2023.
 
NAV impacted by sector-wide asset re-pricing, which slowed in the second quarter; low all-in fixed interest debt with no near term
maturity provides balance sheet flexibility

·      Ne t a s s e t va l ue  pe r ordi na ry s ha re  de cre a s e d by 8.9% to 108.29 ce nts  (31 De ce mbe r 2022: 118.89 ce nts ), pri ma ri l y
dri ve n by ma rke t-wi de  outwa rd yi e l d move me nts  a s  a  re s ul t of ri s i ng i nte re s t ra te s

·      IFRS NAV tota l  re turn for ha l f ye a r to 30 June  2023 of -6.6% (ye a r to 31 De ce mbe r 2022: -3.8%)
·      EPRA ne t ta ngi bl e  a s s e ts  113.11 ce nts  (31 De ce mbe r 2022: 125.47 ce nts )
·      IFRS e a rni ngs  pe r s ha re  for ha l f ye a r to 30 June  2023 of -7.76 ce nts  (ha l f ye a r to 30 June  2022: 4.82 ce nts )
·      Loa n to Va l ue  of 35.3% a t 30 June  2023 (31 De ce mbe r 2022: 34.0%)
·      Low a l l -i n fi xe d i nte re s t ra te  of 2.00%, wi th no re fi na nci ngs  due  unti l  mi d-2025 (31 De ce mbe r 2022: 2.01%)
·      Di vi de nd di s tri buti ons  for ha l f ye a r to 30 June  2023 2.82 ce nts  pe r s ha re  (ha l f ye a r to 30 June  2022: 2.82 ce nts )

 
Pro-active asset management initiatives to underpin portfolio occupancy and indexation-led earnings growth, leveraging embedded pan-
European platform

·      Portfol i o va l ue  a s  a t 30 June  2023 wa s  €693 mi l l i on (31 De ce mbe r 2022: €759 mi l l i on), re fl e cti ng the  di s pos a l  of
Le on; the  l i ke -for-l i ke  portfol i o va l ua ti on de cre a s e d by 6.4%, l a rge l y dri ve n by outwa rd yi e l d move me nt

·      Compl e te d the  di s pos a l  of a  wa re hous e  i n Le on, Northe rn Spa i n, for €18.5 mi l l i on, re fl e cti ng a  s ma l l  pre mi um to
the  31 Ma rch 2023 va l ua ti on

·      Attra cti ve  WAULT to e xpi ry of 8.7 ye a rs  a nd i nfl a ti on l i nke d l e a s e  profi l e , wi th c. two thi rds  of curre nt portfol i o
i ncome  s ubje ct to ful l  unca ppe d i nde xa ti on

·      He a dl i ne  pa s s i ng re nt of €33.7 mi l l i on a t 30 June  2023 (30 June  2022: €28.3 mi l l i on)
·      Compl e te d i ncome  e nha nci ng a s s e t ma na ge me nt s ucce s s e s  a cros s  80,819 s qm, ge ne ra ti ng €5 mi l l i on of

a nnua l i s e d re nt:
o  9.5 ye a r l e a s e  wi th Da chs e r Fra nce  a t i ts  La  Cre che , Ni ort, prope rty, 3% a he a d of pre vi ous  a nnua l  re nt

pa ya bl e
o  12-ye a r l e a s e  e xte ns i on a gre e d wi th Bi ocoop on 28,500 s qm a t i ts  hi ghl y s us ta i na bl e  wa re hous e  ne a r

Avi gnon, Fra nce , ge ne ra ti ng a n a nnua l  contra cte d re nt of €2.5 mi l l i on
o  Fi ve -ye a r l e a s e  e xte ns i on wi th Krui dva t a t i ts  39,840 s qm s i ngl e -te na nt wa re hous e  i n Ede , the  Ne the rl a nds ,

re fl e cti ng a  4% i ncre a s e  on the  pre vi ous  pa s s i ng re nt
·      The  Compa ny ma i nta i ne d i ts  four s ta rs  out of fi ve  a wa rde d i n the  Gl oba l  Re a l  Es ta te  Sus ta i na bi l i ty Be nchma rk

('GRESB') s urve y wi th e xpe cta ti ons  for furthe r i mprove me nt thi s  ye a r.
 
Tony Roper, Chairman, abrdn European Logistics Income, commented:
"Whi l s t we  re cogni s e  the re  a re  cl e a r cha l l e nge s  a he a d a s  a  re s ul t of the  ongoi ng ma croe conomi c vol a #l i ty, we  a re
confide nt tha t 2024 wi l l  s e e  a n i mprovi ng e nvi ronme nt. Inve s tors  con#nue  to s upport the  Compa ny, re cogni s i ng the
qua l i #e s  of the  GRESB 4-s ta r ra te d porHol i o unde rpi nne d by the  cha ngi ng na ture  of both te na nts  a nd the i r cus tome rs  i n the
de s i re  for re l i a bl e  a nd fa s t de l i ve ry l i ne s  a nd s upporte d by i nde xe d i ncome -produci ng a s s e ts  a nd compe ti ti ve  fe e s .
 
"Wi th a  de e pl y e mbe dde d pa n-Europe a n pl a Horm a nd s i ngul a r focus  on ca re ful l y s e l e cte d, te na nt cri #ca l  a s s e ts  i n we l l -
l oca te d a re a s  cl os e  to popul a #on hubs  wi th good tra ns port l i nks , combi ne d wi th our s ol i d ba l a nce  s he e t, we  a re  we l l
pl a ce d to ge ne ra te  conti nue d growth a nd a ttra cti ve  re turns  for our s ha re hol de rs  ove r the  l ong-te rm."
 
Troels Andersen, Lead Fund Manager, abrdn European Logis6cs Income, added: "The  s tructura l  dri ve rs  unde rpi nni ng the  l ogi s #cs
s e ctor re ma i n compe l l i ng. Wi th the  ri s e  of i mprove d da ta  ha ndl i ng, a utoma #on, robo#cs  a nd othe r te chnol ogi e s , l ogi s #cs
ope ra tors  a nd s uppl i e rs  ca n cre a te  more  e ffici e nt s uppl y cha i ns  wi th fe we r ri s ks  of cos tl y de l a ys . Thi s  re qui re s  mode rn
wa re hous i ng i n ne w a nd e s ta bl i s he d l oca #ons  whi ch wi l l  s us ta i n the  curre nt de ma nd a nd s uppl y i mba l a nce  ove r the  l ong-
te rm: va ca ncy ra te s  re ma i n l e s s  tha n 100 ba s i s  poi nts  a bove  the  re cord l ows  wi tne s s e d e a rl i e r thi s  ye a r.
 
"We expect logistics  to be one of the best performing sectors  once macroeconomic markets  regain stabi l i ty, given both
these longer term structural  drivers  and more immediate pressures  impacting on new development. The l ink to the
economy is  clear in recent data, but long-term conviction in the European logistics  sector remains  strong. As  our Leon
disposal  demonstrated, modern logistics  units  of between 20,000 to 40,000 square metres  in fringe ci ty locations
represent a  'l iquid' part of the logistics  market from both a leas ing and investment perspective, and offer robust
performance prospects  in the long run."
 

-Ends-
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Highlights

IFRS Ne t As s e t Va l ue
(€'000)

446,360
31 December 2022: 489,977

Portfol i o Va l ua ti on
(€'000)

693,488
31 December 2022: 758,719

Tota l  As s e ts
(€'000)

758,214
31 December 2022: 817,783

Ne t As s e t Va l ue  Tota l  Re turn (EUR)
for the  ha l f ye a r to 30 June  2023 (%)1

(6.6)
Year ended 31 December 2022: (3.8)

Sha re  Pri ce  Tota l  Re turn (GBP)
for the  ha l f ye a r to 30 June  2023 (%)1

(0.4)
Year ended 31 December 2022: (38.3)

Di s count to Ne t As s e t Va l ue
pe r s ha re  (%)1

(29.0)
31 December 2022: (35.0)

Ne t As s e t Va l ue  Tota l  Re turn (EUR)
s i nce  l a unch to 30 June  2023 (%)

20.8
Since launch to 31 December 2022: 29.2

Sha re  Pri ce  Tota l  Re turn s i nce
l a unch to 30 June  2023 (%)

(15.5)
Since launch to 31 December 2022: (15.1)

Ordi na ry Sha re  Pri ce
(p)

66.00
31 December 2022: 68.50

IFRS Ne t As s e t Va l ue
pe r s ha re  (¢)1

108.29
31 December 2022: 118.89

Di vi de nd de cl a re d for the
ha l f ye a r to 30 June  2023 (¢)

2.82
Year ended 31 December 2022: 5.642

IFRS Ea rni ngs  Pe r Sha re  for the
ha l f ye a r to 30 June  2023 (¢)

(7.76)
Year ended 31 December 2022: (4.51)

EPRA Ne t Ta ngi bl e  As s e ts
pe r s ha re  (¢)1

113.11
31 December 2022: 125.47

Al l -i n fi xe d
i nte re s t ra te  (%)

2.00
31 December 2022: 2.01

Loa n-To-Va l ue
(%)1

35.3
31 December 2022: 34.0

Numbe r of
a s s e ts

26
31 December 2022: 27

Ave ra ge  l e a s e  l e ngth e xcl udi ng
bre a ks  i n ye a rs

8.7
31 December 2022: 8.9

Ave ra ge  bui l di ng s i ze
(s qm)

20,940
31 December 2022: 21,374

Interim Board Report

Chairman's Statement
Overview
I  a m pl e a s e d to be  pre s e nti ng the  Compa ny's  ha l f ye a rl y re port for the  s i x months  e nde d 30 June  2023.

The  Compa ny's  i nve s tme nt obje cti ve  re ma i ns  s ol e l y focus e d on i nve s ti ng i n l ogi s ti cs  re a l  e s ta te  i n Europe ,  wi th our s tra te gy
ta rge ti ng both mi d box a s s e ts  a nd s ma l l e r forma t 'urba n l ogi s ti cs ' tha t s e rve  'l a s t mi l e ' functi ons  for the  growi ng ne a r-s hori ng,
s uppl y cha i n di ve rs i fi ca ti on a nd e -comme rce  a cti vi ti e s  of bus i ne s s e s  a cros s  Europe .

Unpre ce de nte d i nfla #ona ry pre s s ure s , gl oba l  unce rta i nty a s  to future  ma croe conomi c de ve l opme nts  a nd i ncre a s e d e ne rgy
cos ts , l e a di ng to the  s ha rp i ncre a s e  i n i nte re s t ra te s  wi tne s s e d ove r the  s e cond ha l f of 2022 a nd i nto 2023, s a w a  cons e que nt
a djus tme nt to prope rty yi e l ds  a nd a s s e t va l ue s .

Our porHol i o ha s  not be e n i mmune  from s uch yi e l d move me nt; a nd ove r the  firs t s i x months  of the  ye a r  the  porHol i o va l ue ,
(e xcl udi ng di s pos a l s ) de cl i ne d by  €47.3m (6.4%). Howe ve r, the  unde rl yi ng pre mi s e  of  growth from i n-de ma nd a s s e ts , buoye d by
the  conti nue d  ne a r-s hori ng of ope ra ti ons , growth i n e -comme rce ,  l a nd s ca rci ty a nd ri s i ng cons tructi on cos ts , re ma i ns .

Addi ti ona l l y, we  ha ve  s e e n i nfl a ti on fe e di ng through i nto a nnua l  l e a s e  re vi e ws , a  ma jor be ne fi t of ma ny Europe a n l e a s e
a gre e me nts  whi ch a re  pre domi na ntl y l i nke d to l oca l  CPI  or i ts  e qui va l e nt, he l pi ng to unde rpi n i ncome  a nd, to a n e xte nt,
va l ua ti ons .

Market overview
GDP growth i n the  Eurozone  ha s  be e n mute d,  wi th s e a s ona l l y-a djus te d qua rte r -on-qua rte r fi gure s   of 0.0% a nd 0.3% i n Q1 a nd
Q2 2023 re s pe cti ve l y.  Both we re  di s proporti ona te l y a ffe cte d by I re l a nd's  vol a ti l e  na ti ona l  a ccounts , cre a ti ng the  i mpre s s i on of
a  pi ckup i n mome ntum tha t i s  not re fl e cte d a cros s  othe r Eurozone  me mbe rs . Inde e d, s urve ys  s ugge s t the  Eurozone  ca rri e d poor
mome ntum i nto Q3, a nd purcha s i ng ma na ge r i ndi ce s  (PMI's ) poi nt to contra cti on i n Jul y.

Addi ti ona l l y, wi th re ta i l  s a l e s  fa l l i ng, the  i ndus tri a l  s e ctor s hri nki ng, ba nk l e ndi ng condi ti ons  be comi ng more  re s tri cti ve , a nd
the  i mpa ct of mone ta ry ti ghte ni ng bui l di ng, the re  i s  e ve ry cha nce  tha t the  Euro e conomy wi l l  fa l l  i nto re ce s s i on i n Q4 of thi s
ye a r.

Encoura gi ngl y the  ECB i s  no l onge r s i gna l l i ng furthe r ra te  i ncre a s e s . I t i ncre a s e d the  de pos i t ra te  by 25bps  to 4.0% from 20
Se pte mbe r due  to conce rns  a round s trong wa ge  growth a nd s ti cky i nfl a ti on. Ul ti ma te l y a  re ce s s i on woul d l i ke l y me a n a  ra te
cutti ng cycl e  duri ng 2024.



Strategy
Li ke  ma ny i n the  wi de r s e ctor, whi l s t our fi na nci a l  a nd ope ra ti ona l  pe rforma nce  ma y ha ve  be e n re s i l i e nt, i t ha s  none the l e s s
be e n i mpa cte d by the  hi ghe r i nte re s t ra te  e nvi ronme nt. Wi th tha t i n mi nd, the  Boa rd ha s  conti nue d to moni tor the  curre nt
di vi de nd l e ve l , a nd i s  e xpl ori ng opti ons  whi ch coul d a l l ow for i mprove me nt i n the  Compa ny's  di vi de nd cove r.

Al ongs i de  the  portfol i o i nde xa ti on whi ch i s  unde rpi nni ng re nta l  growth, pre di cte d l owe r i nte re s t ra te s  for 2024 wi l l  s upport
ca pi ta l  va l ue s  a nd e a rni ngs . The  yi e l d corre cti on wi tne s s e d ove r the  pa s t 12 months  i s  wi de l y e xpe cte d to ha ve  s l owe d by
e a rl y 2024, a nd wi th a  pos s i bl e  e conomi c re cove ry i n H2 2024 a nd a  ra te  cutti ng cycl e  pos s i bl y comme nci ng l a te r i n H1 2024, re a l
e s ta te  ca pi ta l  ma rke ts   a re  a nti ci pa te d to re a ct a he a d of thi s  whe n gre e n  s hoots  a ppe a r.

We  conti nue  to moni tor, through the  Inve s tme nt Ma na ge r, cre di t qua l i ty a nd te na nt ri s k. At the  s a me  ti me , cons i de ra ti on ma y
be  gi ve n to the  e a rl y s ma l l  re pa yme nt of borrowi ngs  us i ng a ny s a l e s  proce e ds , or us e  of a ddi ti ona l  s e curi ty from our curre ntl y
uns e cure d a s s e ts ,  to provi de  gre a te r ca pa ci ty wi th re ga rds  to our i ncome  a nd l oa n to va l ue  cove na nts .

In Ma y the  Boa rd took the  opportuni ty to vi s i t the  Compa ny's  two Ge rma n a s s e ts  to me e t wi th te na nts   a nd to s e e  fi rs t-ha nd the
Inve s tme nt Ma na ge r's  ope ra ti ons  i n Fra nkfurt. As  wi th Ma dri d l a s t ye a r, i t wa s  pl e a s i ng to me e t the  e xpe ri e nce d a s s e t a nd
tra ns a cti on te a ms  on  the  ground who de a l  s o cl os e l y wi th our te na nts  a nd va ri ous  s ta ke hol de rs .

Furthe r de ta i l s  on the  Compa ny's  portfol i o a re  provi de d i n the  Inve s tme nt Ma na ge r's  Re port tha t fol l ows .

Results
The  una udi te d Ne t As s e t Va l ue  ("NAV") pe r s ha re  a s  a t  30 June  2023 wa s  108.3 e uro ce nts  (GBp - 92.9p), compa re d wi th the  NAV
pe r s ha re  of 118.9 e uro ce nts  (GBp - 105.4p) a t 31 De ce mbe r 2022. Wi th the  i nte ri m di vi de nds  de cl a re d, thi s  re pre s e nts  a  NAV
tota l  re turn of -6.6% for the  s i x month pe ri od unde r re vi e w, i n e uro te rms .

The  cl os i ng Ordi na ry s ha re  pri ce  a t 30 June  2023 wa s  66.0p (31 De ce mbe r 2022 - 68.5p), i mpl yi ng a  di s count  to the  NAV pe r s ha re
of 29.0%.

Rent collection & asset management
The  Compa ny's  re nt col l e cti on re ma i ne d robus t,  de s pi te  the  conti nue d e conomi c pre s s ure s , wi th 96%  of the  e xpe cte d re nta l
i ncome  for the  ha l f ye a r e nde d  30 June  2023 col l e cte d.

Fol l owi ng the  pl a nne d l e a s e  s urre nde r i n Augus t,  the  Inve s tme nt Ma na ge r i s  now a cti ve l y s e e ki ng a  te na nt for the  s ma l l e r,
mode rn uni t i n Ma dri d pre vi ous l y occupi e d by Ama zon, wi th i nte re s te d pa rti e s  i n a cti ve  di s cus s i ons  wi th a ge nts . Ta l ks  a re  a l s o
ongoi ng wi th Arri va l  a s  we   s e e k a gre e me nt on the i r propos e d s urre nde r of two  l e a s e s  i n Ma dri d. The  wa re hous e s  i n que s ti on
provi de   good opti ona l i ty for s pl i tti ng i nto up to fi ve  s ma l l e r uni ts ,  whi ch coul d he l p to s a ti s fy l oca l  occupi e r de ma nd.

Duri ng the  pe ri od the  Compa ny compl e te d four l e a s i ng tra ns a cti ons , i n thre e  countri e s , a cros s  80,819 s q m e xte ndi ng the  WAULT
to e xpi ry to 8.7 ye a rs .

It a l s o compl e te d the  di s pos a l  of the  wa re hous e  i n Le on, Northe rn Spa i n, for €18.5 mi l l i on, re fle c#ng a  s ma l l  pre mi um to the  31
Ma rch 2023 va l ua ti on.
 
Dividend
On 17 Fe brua ry 2023 the  Boa rd de cl a re d a  fourth i nte ri m di s tri buti on of 1.41 e uro ce nts  (e qui va l e nt to 1.20 pe nce ) pe r Ordi na ry
s ha re  i n re s pe ct of the  ye a r e nde d  31 De ce mbe r 2022. In a ggre ga te  a  tota l  di vi de nd of  5.64 e uro ce nts  wa s  pa i d i n re s pe ct of
the  2022 fi na nci a l  ye a r, uncha nge d from 2021. The  e qui va l e nt s te rl i ng ra te  pa i d wa s  4.79 pe nce .

Fi rs t a nd s e cond i nte ri m di s tri buti ons  of 1.41 e uro ce nts  (e qui va l e nt to 1.23 pe nce  a nd 1.22 pe nce  re s pe cti ve l y) ha ve  be e n
de cl a re d i n re s pe ct of the  ye a r e ndi ng  31 De ce mbe r 2023.

Inte ri m di vi de nds  conti nue  to be  de cl a re d i n re s pe ct of the  qua rte rs  e ndi ng on the  fol l owi ng da te s : 31 Ma rch, 30 June , 30
Se pte mbe r a nd 31 De ce mbe r i n e a ch ye a r.

Revolving credit facility/ financing
The  €70 mi l l i on Re vol vi ng Cre di t Fa ci l i ty ("RCF") provi de d to the  Compa ny by Inve s te c Ba nk a ffords  fl e xi bi l i ty for the  a cqui s i ti on
of ne w prope rti e s  a nd ca n he l p to a voi d i mme di a te  ca s h dra g on i nve s tme nt re turns . The  fa ci l i ty i s  undra wn a t the  ti me  of
wri ti ng, provi di ng a mpl e  l i qui di ty s houl d i t be  re qui re d.

Fol l owi ng the  s a l e  of Le on i n Apri l  a nd the  a s s oci a te d de bt re pa yme nt, ove ra l l  de bt a t the  portfol i o l e ve l  fe l l  to €259.5m wi th a n
a l l -i n cos t of de bt of 2.0%. The  Compa ny's  l ow, s e cure d, fi xe d ra te  de bt provi de s  s upport to i ts  i nve s tme nt obje cti ve , wi th no re -
fi na nci ng re qui re d unti l  mi d-2025.

The  LTV wa s  35.3% a s  a t 30 June  2023. The  ma turi ty of the
Compa ny's  non-re cours e  l oa ns  ra nge s  be twe e n 1.9 a nd 5.6 ye a rs , wi th i nte re s t ra te s  ra ngi ng be twe e n 1.1% a nd 3.1% pe r a nnum.

The  Boa rd conti nue s  to ke e p the  l e ve l  of borrowi ngs , ca l cul a te d a t the  ti me  of dra wdown for a  prope rty purcha s e , unde r re vi e w.
The  a ctua l  l e ve l  of ge a ri ng ma y fl uctua te  ove r the  Compa ny's  l i fe  a s  a nd whe n ne w a s s e ts  a re  a cqui re d or whi l s t s hort-te rm
a s s e t ma na ge me nt i ni ti a ti ve s  a re  be i ng unde rta ke n. Ba nki ng cove na nts  a re  re vi e we d by the  Inve s tme nt Ma na ge r a nd the  Boa rd
on a  re gul a r ba s i s .

ESG
Our portfol i o ha s  s trong ESG cre de nti a l s , a nd ha s  re ta i ne d the  four s ta rs  (out of fi ve ) whi ch i t wa s  a wa rde d i n the  2022 GRESB
s urve y (Gl oba l  Re a l  Es ta te  Sus ta i na bi l i ty Be nchma rk). The  Inve s tme nt Ma na ge r conti nue s  to s e e k to e nha nce  a re a s  whe re
i mprove me nts  ca n be  ma de , i ncl udi ng i nve s ti ga ti ng furthe r s ol a r pa ne l  proje cts ,  LED l i ghti ng a nd a na l ys i s  of e ne rgy a nd wa te r
cons umpti on. Thi s  proce s s  i s  i nforme d i n pa rt by our ongoi ng te na nt s a ti s fa cti on s urve y, a nd we  ha ve  hope s  of a n e ve n be tte r
s core  thi s  ye a r.

The  Inve s tme nt Ma na ge r ha s  ma i nta i ne d i ts  focus  on a s s e t ma na ge me nt i ni ti a ti ve s , l e ve ra gi ng i ts  ne twork of l oca l l y ba s e d
a s s e t ma na ge rs  i n orde r to e nha nce  the  va l ue  of the  portfol i o's  a s s e ts . Thi s  i ncl ude s  i ni ti a ti ve s  a round bui l di ng e xte ns i ons
a nd i mprove me nts  to s i te s , both i nte rna l l y a nd e xte rna l l y, for the  be ne fi t of te na nts  a nd the i r workforce s  a nd to e nha nce  the
future  va l ue  of the  a s s e ts .

Outlook
Pros pe cts  for both the  s e ctor a nd the  Compa ny re ma i n pos i ti ve . As  the  unce rta i nty s urroundi ng the  ma croe conomi c ba ckdrop
be gi ns  to cl e a r, we  be l i e ve  tha t the  combi na ti on of s trong unde rl yi ng ma rke t funda me nta l s  a nd pos i ti ve  s tructura l  dri ve rs  wi l l
conti nue  to a ttra ct ca pi ta l  to the  Europe a n l ogi s ti cs  s e ctor, a nd wi l l  s upport re nta l  growth.

Inte re s t ra te  ri s e s  a nd toughe r e conomi c condi ti ons  ha ve  undoubte dl y l e ft the i r ma rk on the  re a l  e s ta te  s e ctor a nd ha ve
i mpa cte d va l ua ti ons . Inve s tor confi de nce  ha s  a l s o be e n te s te d, wi th the  s ha re  pri ce  fa l l i ng a s  ri s k a ve rs i on took hol d, a s  ha s
be e n the  ca s e  for ma ny i n the  re a l  e s ta te  s e ctor. None the l e s s , wi th the  Eurozone  s e e i ng a n e nd i n s i ght for ra te  ti ghte ni ng, the
s i gns  a re  promi s i ng for the  Europe a n l ogi s ti cs  occupi e r ma rke t. We  s houl d be ne fi t i n ti me  from s trong l e a s i ng mome ntum, wi th
Europe  s ti l l  a t a  re l a ti ve l y e a rl y s ta ge  of i ts  s uppl y cha i n re confi gura ti on a nd e -comme rce  pe ne tra ti on s ti l l  s ome  wa y be hi nd
the  UK. The  i ncontrove rti bl e  s hi ft i n the  wa y i n whi ch cons ume rs  s hop, a nd the  i nfra s tructure  re qui re d to s e rvi ce  thi s  ne w form
of de ma nd cl os e  to popul a ti on ce ntre s , unde rpi ns  the  pos i ti ve  l onge r te rm pros pe cts  for the  Compa ny's  i nve s tme nt a pproa ch.

The  Boa rd conti nue s  to l ook a t be s t opti ons  to i mprove  the  Compa ny's  s ha re  pri ce  ra ti ng. The re  a re  cl e a r cha l l e nge s  a he a d, but
the  Compa ny's  portfol i o i s  cha ra cte ri s e d by ca re ful l y s e l e cte d, te na nt cri ti ca l  a s s e ts  i n we l l -l oca te d a re a s  cl os e  to popul a ti on
hubs  wi th good tra ns port l i nks . Va ca ncy ra te s  i n Europe  re ma i n cl os e  to hi s tori c l ows , re fl e cti ng the  l a ck of ne w s uppl y be i ng
de l i ve re d i nto the  ma rke t a s  a  re s ul t of fi na nci ng cos ts .

The  Inve s tme nt Ma na ge r be l i e ve s  tha t our l ogi s ti cs  a s s e ts  re ma i n re l a ti ve l y de fe ns i ve , wi th our s ucce s s  i n e ffe cti ng the  Le on
di s pos a l  a bove  book va l ue  de mons tra ti ng the  l i qui di ty i n the  pa rt of the  ma rke t on whi ch we  a re  focus e d. We  re ma i n confi de nt
tha t our we l l -pos i ti one d hi gh qua l i ty portfol i o, combi ne d wi th our s ol i d ba l a nce  s he e t, wi l l  be  a bl e  to ge ne ra te  conti nue d
growth a nd a ttra cti ve  re turns  for our s ha re hol de rs  ove r the  l onge r te rm a s  we  move  i nto a n i mprovi ng e nvi ronme nt i n 2024.
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Investment Manager's Review
Logistics market trends
Logi s ti cs  ha s  be e n one  of the  mos t he a vi l y s ought- a fte r s e ctors  by i nve s tors  i n re ce nt ye a rs . In 2022,  l ogi s ti cs  a ccounte d for 19%
of a l l  Comme rci a l  Re a l  Es ta te  i nve s tme nts , a  s ubs ta nti a l  i ncre a s e  on the  9% s e e n i n 2015. Howe ve r, the  €39 bi l l i on of l ogi s ti cs
de a l s  cl os e d i n the  ye a r to June  2023 re pre s e nte d a  50% de cl i ne  on the  pre vi ous  12-month pe ri od. Inve s tme nt ma rke t l i qui di ty i s
curre ntl y l owe r tha n pre vi ous  ye a rs  gi ve n the  mi s ma tch i n buye r a nd s e l l e r pri ci ng e xpe cta ti ons , wi th yi e l ds  s ti l l  to pe a k  due  to
i nfl a ti ona ry pre s s ure s  a nd i nte re s t ra te  i ncre a s e s .

Whe re  va l ue s  ha ve  fa l l e n the  mos t a nd whe re  yi e l ds  ha ve  broa dl y s ta bi l i s e d, we  a re  s ta rti ng to s e e  more  de a l  a cti vi ty. Va l ue s
i n the  Ne the rl a nds  ha ve  fa l l e n roughl y 30% a nd s ome  i nve s tors  a l re a dy cons i de r thi s  a re a  to be  offe ri ng be tte r va l ue  toda y.
Curre ntl y, the  l owe s t yi e l ds  ca n be  found i n Ge rma ny (4.4%), the  Ne the rl a nds  (4.5%) a nd Fra nce  (4.6%); whi l e  yi e l ds  i n Spa i n a nd
Pol a nd a re  i ncre a s i ng a nd now s ta nd cl os e  to 5% a nd 6%. In pa rts  of We s te rn Europe  outwa rd yi e l d s hi ft ha s  s l owe d a s  2023 ha s
progre s s e d, a nd wi th i nte re s t ra te  hi ke s  mode ra ti ng, tra ns a cti on ba s e d i ndi ce s  from Gre e n Ste e t s ugge s t tha t the  corre cti on i n
va l ue s  i s  cl os e  to s ta bi l i s i ng.

Re ce nt s ta bi l i ty ca n be  put down to s e ve ra l  fa ctors . One  of thos e  i s  tha t l ogi s ti cs  yi e l ds  ha ve  now ca ught up wi th a l l -i n de bt
cos ts  i n ma ny ma rke ts . We  e s ti ma te  tha t l ogi s ti cs  fi na nci ng ca n be  s ource d a t roughl y 4.6% on a ve ra ge  i n core  ma rke ts , ba s e d
on the  Eurozone  fi ve -ye a r s wa p ra te  of 3.2% (a s  of Augus t 2023) a nd ba nk l e ndi ng ma rgi ns  quote d a t 140 ba s i s  poi nts  on good
qua l i ty a nd we l l -l e t prope rti e s . Ave ra ge  pri me  l ogi s ti cs  yi e l ds  a re  now 5.1%,  s o a  pos i ti ve  s pre a d ha s  be e n re -e s ta bl i s he d,
e ve n i f i nte re s t ra te s  re ma i n e l e va te d. Ce ntra l  a nd Ea s te rn Europe a n ma rke ts  a nd ri s ki e r a s s e ts  re ma i n more  cos tl y a nd toughe r
to fi na nce . The re  a re  more  re fi na nci ng i s s ue s  a nd di s tre s s  to come , a s  we l l  a s  a  pos s i bl e  i ncre a s e  i n ma rgi ns  i n the  e ve nt of a
ha rs h re ce s s i on, s o i t i s  too e a rl y to s a y tha t l e ve ra ge  i s  no l onge r a  hi ndra nce .

The  l ogi s ti cs  s e ctor i s  s howi ng s i gns  of s l owi ng down i n l i ne  wi th the  e conomi c ba ckdrop. The  Eurozone  Ma nufa cturi ng PMI fe l l
to 42.7 i n Jul y 2023, from 43.4 i n the  pre vi ous  month, the  l owe s t l e ve l  i n thre e  ye a rs . I t re fl e cts  a  conti nua ti on i n ma nufa cturi ng
s l owdown tha t ha s  now l a s te d a  ful l  ye a r.

Looki ng de e pe r a t the  dri ve rs  of de ma nd, 2022 e -comme rce  s a l e s  growth be a t e xpe cta #ons  to re a ch 12.8% i n Europe . Thi s  took
the  e -comme rce  s a l e s  pe ne tra #on ra te  to a  ne w hi gh of 18.2%. Ha d i t not be e n for a  s ha rp re tre nchme nt i n e -comme rce  s a l e s
pe ne tra ti on i n the  UK, the  a ggre ga te  numbe rs  woul d ha ve  be e n e ve n more  i mpre s s i ve .
Ge rma ny l e d the  growth on the  conti ne nt wi th a  265  ba s i s  poi nt i ncre a s e  i n e -comme rce  s a l e s  pe ne tra ti on, ta ki ng i ts  tota l  to
18.5%. Fra nce  a nd the  Ne the rl a nds   a l s o e xpe ri e nce d s trong growth of 180 ba s i s  poi nts   e a ch, ta ki ng the i r pe ne tra ti on ra te s  to
15.5% a nd  21.5% re s pe cti ve l y.

Howe ve r, thi s  growth ra te  ha s  s l owe d i n 2023 a s  e conomi c cha l l e nge s , we a ke r l a bour ma rke ts  a nd hi ghe r hous e hol d
i nde bte dne s s  ha ve  i mpa cte d hous e hol d fi na nce s . At the  s a me  ti me  e -comme rce  ca pa ci ty i s  mode ra ti ng ba ck towa rds  more
typi ca l  pre -pa nde mi c l e ve l s . Ama zon  ha s  be e n s ub-l e tti ng s pa ce  i n the  UK a nd Ge rma ny  a nd va ca ti ng s ome  of i ts  ol de r a nd
l e s s  e ffi ci e nt s tock.  The  Europe a n a ve ra ge  e -comme rce  s a l e s  growth ra te  i s  fore ca s t to drop ba ck to 6.6% i n 2023, be fore
a cce l e ra ti ng a ga i n towa rds  10% pe r a nnum i n 2024 a nd 2025.

The  growth i n de ma nd for mode rn l ogi s ti cs  a s s e ts  ha s  be come  much more  tha n jus t a n e -comme rce  s tory. A much broa de r
s uppl y cha i n confi gura ti on i s  ta ki ng pl a ce , Suppl y cha i ns  a re  a djus ti ng to re duce  ri s ks  a nd cos ts , a nd tha t me a ns  wa re hous e s
ne e d to be  cl os e r to cus tome rs  a nd ha ve  to pe rform e ffi ci e ntl y. Wi th the  ri s e  of i mprove d da ta  ha ndl i ng, a utoma ti on, roboti cs
a nd othe r te chnol ogi e s , l ogi s ti cs  ope ra tors  a nd s uppl i e rs  ca n cre a te  more  e ffi ci e nt s uppl y cha i ns  wi th fe we r ri s ks  of cos tl y
de l a ys . Thi s  re qui re s  mode rn wa re hous i ng i n ne w a nd e s ta bl i s he d l oca ti ons .

Thi s  s uppl y cha i n mode rni s a ti on i s  ongoi ng, a nd we  e xpe ct i t to s us ta i n the  curre nt de ma nd a nd s uppl y i mba l a nce  ove r the
l ong-te rm.

Va ca ncy ra te s  a re  s ti l l  l ow a nd the  a va i l a bi l i ty of be s t-i n-cl a s s  wa re hous e s  re ma i ns  s ca rce . The  Europe a n va ca ncy ra te  i s  up
s l i ghtl y from a  re cord l ow of 2.6% i n the  fi rs t qua rte r of 2023, to 3.5% i n the  s e cond qua rte r of 2023; we  e xpe ct tha t fi gure  to e dge
up a  l i ttl e  furthe r, but to re ma i n a t compa ra ti ve l y l ow l e ve l s .

Compl e ti ons  tota l l e d c. 7% of s tock i n 2022 a nd a re  l i ke l y to re a ch a  s i mi l a r l e ve l  i n 2023.

Europe a n l ogi s ti cs  re nts  ha ve  on a ve ra ge  i ncre a s e d by ove r 30% ove r the  l a s t fi ve  ye a rs  a nd mos t ma rke ts  a re  s ti l l  e xpe ri e nci ng
growth toda y. Re nts  i ncre a s e d by 30% i n Wa rs a w ove r the  ye a r to Q2 2023, whi l e  Ge rma ny's  ma jor ci ti e s  e xpe ri e nce d a  20%
i ncre a s e  on a ve ra ge . Swe de n, Fi nl a nd, the  UK a nd I re l a nd re porte d re nta l  growth i n e xce s s  of 10%. I t i s  common for l ogi s ti cs
l e a s e s  i n Europe  to ca rry i nde xa ti on cl a us e s  tha t me a n pa s s i ng re nts  i ncre a s e  wi th i nfl a ti on ye a r-on-ye a r.

Ba s e d on our own e xpe ri e nce s  a nd wha t we  a re  s e e i ng a cros s  the  ma rke t, the  va s t ma jori ty of te na nts  ha ve  a cce pte d the
contra ctua l  re nta l  upl i fts  through thi s  pe ri od of e l e va te d i nfl a ti on. Thi s  ha s  s upporte d ca s hfl ows  a nd unde rpi nne d hi ghe r
pri me  re nts  too. Wi th bui l d cos t i nfl a ti on s ti l l  e l e va te d a nd wi th yi e l ds  ri s i ng i n re ce nt months , de ve l ope rs  ha ve  ha d to pus h
re nts  on furthe r to prote ct profi t ma rgi ns , whi l e  l i mi te d s uppl y ha s  l e ft te na nts  wi th l i ttl e  room for ne goti a ti on. Gi ve n the
i mpa ct of the  we a k e conomi c ba ckdrop, though, we  e xpe ct re nta l  growth to s l ow from re ce nt hi ghs . In the  l onge r te rm, we  e xpe ct
re nta l  growth to e xce e d i nfl a ti on a nd a ttra ct i nve s tors  ba ck i nto the  s e ctor a s  the  ma rke t turns . Europe a n Logi s ti cs  Tota l  Re turns
from June  2023
 
Attractive assets with growth potential
Our portfol i o s tra te gy i s  de fi ne d by the  a s s e ts  i n whi ch we  ha ve  i nve s te d a nd the i r l oca ti ons , whe re  we  thi nk growth wi l l  be
s tronge s t. The  a bi l i ty to re a di l y re -l e t a  wa re hous e  to a nothe r te na nt (l i qui di ty) i s  huge l y i mporta nt a nd a  compone nt of the
dri ve rs  for growth i n the  future .

Di ve rs i fi ca ti on i s  a nothe r i mporta nt cons i de ra ti on.  Wi th 26 a s s e ts  s pre a d a cros s  fi ve  Europe a n countri e s , a nd l e a s e d to 50
te na nts , the  Compa ny i s  we l l  pos i ti one d i n thi s  re ga rd. At the  e nd of June  2023, a s  ca n be  s e e n i n the  cha rt be l ow, the  portfol i o
wa s  we i ghte d towa rds  Spa i n (33% of portfol i o va l ue ) a nd the  Ne the rl a nds  (29%), fol l owe d by Fra nce  (15%), Pol a nd (13%) a nd 
Ge rma ny (10%).

Property portfolio

Country Property Built
WAULT incl breaks

(years)

WAULT excl
breaks
(years) % of

Fund
Fra nce
Fra nce
Fra nce
Fra nce
Fra nce
Ge rma ny
Ge rma ny

Avi gnon
Me ung s ur Loi re
Borde a ux
Di jon
Ni ort
Erl e ns e e
Fl ors he i m

2018
2004
2005
2004
2014
2018
2015

 11.2  11.2 7.6
 -  - 2.9

 5.6  8.6 1.7
 6.5  9.5 1.3
 9.0  9.0 1.7
 4.6  4.6 5.8
 4.8  4.8 3.8

Pol a nd Kra kow 2018  3.1  3.1 4.4
Pol a nd Lodz 2020  4.9  4.9 4.4
Pol a nd Wa rs a w 2019  4.3  4.3 4.4
Spa i n Ba rce l ona 2019  3.0  6.0 2.6
Spa i n Ma dri d, Cos l a da 1999  3.5  6.5 1.7



Spa i n Ma dri d, Cos l a da 1999  3.5  6.5 1.7
Spa i n Ma dri d - Ga vi l a ne s  1.1 2019  6.6  6.6 4.8
Spa i n Ma dri d - Ga vi l a ne s  1.2 2019  0.1  7.1 2.3
Spa i n Ma dri d - Ga vi l a ne s  2.1 2020  3.1  13.1 2.1
Spa i n Ma dri d - Ga vi l a ne s  2.2 2020  1.0  3.0 1.7
Spa i n Ma dri d - Ga vi l a ne s  2.3 2020  2.0  4.0 1.6
Spa i n Ma dri d - Ga vi l a ne s  3 2019  3.9  7.9 6.0
Spa i n Ma dri d - Ga vi l a ne s  4 2022  13.8  23.8 9.9
The  Ne the rl a nds De n Hoorn 2020  6.8  6.8 7.0
The  Ne the rl a nds Ede 1999 / 2005  9.0  9.0 3.9
The  Ne the rl a nds Hors t 2005  9.3  9.3 1.4
The  Ne the rl a nds Os s 2019  11.0  11.0 2.4
The  Ne the rl a nds s  He e re nbe rg 2009 / 2011  8.5  8.5 4.4
The  Ne the rl a nds Wa ddi nxve e n 1983 / 2018 / 2022  10.4  10.4 5.9
The  Ne the rl a nds Ze e wol de 2019  11.0  11.0 4.3
Total    7.1  8.7 100.0

 
Spa i n re pre s e nts  our l a rge s t country e xpos ure  wi th one  urba n l ogi s ti c wa re hous e  i n Ba rce l ona  a nd ni ne  urba n l ogi s ti c
wa re hous e s  i n Ma dri d. Ma dri d i s  the  thi rd l a rge s t ci ty i n Europe  a fte r London a nd Pa ri s . The  urba n profi l e  of the s e  wa re hous e s
i s  e xa ctl y i n l i ne  wi th our s tra te gy.
 
The  Ga te wa y functi on wi th Rotte rda m, the  l a rge s t s e a port i n Europe , gi ve s  the  Ne the rl a nds  a  s tra te gi c l oca ti on i n Europe  a nd
re pre s e nts  the  s ta rti ng poi nt for l a rge  tra ns port corri dors  l e a di ng to Be l gi um, Ge rma ny, Fra nce  a nd be yond. Thi s  i s  re fl e cte d i n i t
ha vi ng the  s e cond hi ghe s t l ogi s ti cs  s tock pe r ca pi ta , jus t be hi nd Be l gi um.  The  combi na ti on of a  de ns e l y popul a te d country a nd
a  fi e rce  ongoi ng de ba te  a round the  i mpa ct of furthe r cons tructi on on the  e nvi ronme nt a nd bi odi ve rs i ty ma ke s  i t e ve n ha rde r to
fi nd l oca ti ons  for ne w l ogi s ti cs  de ve l opme nts . Thi s  l e a ve s  us  we l l  pos i ti one d wi th the  s i x Dutch a s s e ts  i n the  portfol i o. We
a l s o now ha ve  fi ve  wa re hous e s  i n Fra nce  provi di ng furthe r di ve rs i fi ca ti on to thi s  l a rge  e conomy.
 
The  thre e  wa re hous e s  i n Pol a nd provi de  hi ghe r yi e l ds  ove r ce rta i n othe r re gi ons . The  Pol i s h ma rke t ha s  be e n a mongs t the
s tronge s t growi ng Europe a n l ogi s ti cs  ma rke t, be ne fi ti ng from l ow l a bour cos ts . I ts  i mme di a te  proxi mi ty to Ukra i ne  ha s  not
i mpa cte d the  portfol i o. Wi th Pol a nd a  me mbe r of NATO, i ts  hi s tori ca l l y s trong l i nks  to Ukra i ne  ha ve  l e d to i ncre a s e d wa re hous e
ta ke -up a s  s ome  Ukra i ni a n compa ni e s  ha ve  re qui re d e xtra  s tora ge  the re . The  two mul ti -l e t a s s e ts  i n Ge rma ny a re  l oca te d i n
the  de ns e l y popul a te d Fra nkfurt Rhi ne -Ma i n re gi on a nd ha ve  pe rforme d ve ry we l l  s i nce  be i ng a cqui re d.

Indexed rental income
2022 a nd H1 2023 ha ve  s e e n unpre ce de nte d l e ve l s  of i nfl a ti on dri ve n by the  i mpa ct from the  pa nde mi c a nd the  wa r i n Ukra i ne ,
wi th i ncre a s e d cos ts  of e ne rgy one  of the  ma i n dri ve rs . One  of the  ke y be ne fi ts  of i nve s ti ng i n Conti ne nta l  re a l  e s ta te , compa re d
to the  UK, i s  the  a nnua l  i nde xa ti on cl a us e  typi ca l l y s e e n i n l e a s e s . The  ma jori ty of our contra cts  ha ve  upwa rd-onl y i nde xa ti on
cl a us e s , s ome ti me s  wi th a  ca p. In the  portfol i o, c. 60% of re nt i s  ful l y i nde xe d wi th no ca ps . The  a fforda bi l i ty of re nts  for our
te na nts  wi th thi s  i ncre a s i ngl y hi gh i nde xa ti on i s  a n i mporta nt cons i de ra ti on. As  a  l a ndl ord, we  fe e l  our pos i ti on i s  s trong a t
thi s  juncture , wi th the  l ogi s ti cs  bus i ne s s e s  of ma ny te na nts  cri ti ca l  to the i r s ucce s s . Re nt ma y a ctua l l y ofte n be  a  s ma l l e r
porti on of ove ra l l  ope ra ti ng e xpe ns e s  for compa ni e s , me a ni ng tha t the  i mpa ct on the m of i nde xa ti on i ncre a s e s  ma y be  l i mi te d,
e s pe ci a l l y whe re  compa ni e s  ha ve  pri ci ng powe r i n the i r pa rti cul a r ma rke t. Our l oca l  a s s e t ma na ge rs  wi l l  e na bl e  us  to ma na ge
thi s  proce s s  we l l , a s  the y di d wi th the  cha l l e nge s  of  the  pa nde mi c.

Our pre vi ous l y fl a gge d di s cus s i ons  wi th Arri va l  ove r the  pos s i bl e  s urre nde r of the i r l e a s e s  on two uni ts  i n Ma dri d a re
ongoi ng. We  hope  to re a ch a  mutua l l y s a ti s fa ctory a gre e me nt whi ch wi l l  s e e  no l os s  of i ncome . Howe ve r,  unti l  the s e
ne goti a ti ons  a re  concl ude d a nd Arri va l 's  pos i ti on be come s  cl e a re r, the re  re ma i ns  a  de gre e  of unce rta i nty ove r outs ta ndi ng
re nt. We  a re  a l s o now a cti ve l y ma rke ti ng the  s ma l l e r, mode rn Ama zon uni t i n Ma dri d whi ch be ca me  a va i l a bl e  i n Augus t a nd
whi ch we  be l i e ve  i s  a n a ttra cti ve  opti on for occupi e rs  s e e ki ng proxi mi ty to the  ci ty.

Portfolio activity / asset management
Whi l e  H1 2023 ha s  be e n a  pe ri od of vol a ti l i ty due  to hi gh i nfl a ti on, ri s i ng i nte re s t ra te s  a nd fa l l i ng ca pi ta l  va l ue s , i t ha s  be e n a
bus y pe ri od for our l oca l  a s s e t ma na ge me nt te a ms .

The  Compa ny's  fi rs t a s s e t s a l e  of Le on i n Spa i n, toge the r wi th four ne w l e a s i ng tra ns a cti ons  i n Fra nce , the  Ne the rl a nds  a nd
Pol a nd, ha ve  ge ne ra te d pos i ti ve  a s s e t-l e ve l  re turns  i n a  cha l l e ngi ng ma rke t. The s e  fi ve  tra ns a cti ons  ha ve  e nha nce d the
portfol i o me tri cs , i mprovi ng the  WAULT to bre a k from 6.1 to 7.1 ye a rs  a nd the  WAULT to e xpi ry from 8.3 to 8.7 ye a rs . The  l e a s i ng
tra ns a cti ons  tota l l e d 80,819 s q m of s pa ce , ge ne ra ti ng i n e xce s s  of €5m of a nnua l i s e d i ncome .

Ea rl y i n 2023, the  Compa ny a gre e d a  3,939 s q m l e a s e  re ne wa l  wi th Da chs e r Fra nce , the  i nte rna ti ona l  provi de r of tra ns port a nd
l ogi s ti cs  s ol uti ons , a t i ts  urba n l ogi s ti cs  fre e hol d prope rty a t La  Crè che , ne a r Ni ort, Fra nce . Da chs e r s i gne d a  ne w 9.5-ye a r gre e n
l e a s e , e ffe cti ve  Ja nua ry 2023, whi ch ge ne ra te s  a nnua l  contra cte d re nt of €532,900, a nd whi ch wa s  3% a he a d of the  pre vi ous
pa s s i ng re nt. Importa ntl y, the  ne w l e a s e  provi de s  for a nnua l  unca ppe d Fre nch ILAT i nde xa ti on wi th i ncre a s e d pa yme nts
comme nci ng i n 2025, ba ckda te d to Ja nua ry 2023. The  prope rty s i ts  on 44,000 s q m of l a nd (wi th onl y 9% s i te  cove ra ge ), provi di ng
good opportuni ti e s  for future  e xpa ns i on a nd/or future  de ve l opme nt.

In Ma y the  Compa ny a gre e d a  ne w 28,500 s q m gre e n l e a s e  e xte ns i on wi th Bi ocoop, the  l e a di ng orga ni c food di s tri butor, a t i ts
wa re hous e  ne a r Avi gnon, Fra nce .  The  ne w 12-ye a r l e a s e , e ffe cti ve  from 1 Ma rch 2023, ge ne ra te s  a n a nnua l  contra cte d re nt of
€2.5 mi l l i on a nd provi de s  for ful l  a nnua l  Fre nch ILAT i nde xa ti on wi th no ca p. Avi gnon s e rve s  a s  a  s tra te gi ca l l y i mporta nt
l oca ti on for Bi ocoop, whi ch ope ra te s  a  uni que  mul ti -profe s s i ona l  coope ra ti ve  mode l , s upporti ng a  ne twork of ove r 570 orga ni c
s tore s  promoti ng l oca l  producti on i n orde r to l i mi t  tra ns porta ti on a nd s upport l oca l  e conomi e s . The  prope rty a l s o ge ne ra te s
€165,000 pe r a nnum of a ddi ti ona l  i ncome   from rooftop s ol a r pa ne l s . We  we re  ve ry pl e a s e d to re a ffi rm our re l a ti ons hi p wi th
s uch a  s us ta i na bi l i ty focus s e d  te na nt, a nd the  re ne wa l  a dde d cl e a r va l ue .

In Ma y we  compl e te d the  Compa ny's  fi rs t a s s e t s a l e , di s pos i ng of our 32,645 s q m wa re hous e , i n Le on, Northe rn Spa i n, to SCPI
I roko Ze n, for €18.5 mi l l i on. The  di s pos a l  pri ce  re fl e cte d a  3% pre mi um to the  31 De ce mbe r 2022 va l ua ti on. The  Compa ny
a cqui re d the  a s s e t i n 2018 for €15.3 mi l l i on wi th the  s a l e  re fl e cti ng a  crys ta l i s e d 20% gros s  profi t. Loca te d i n the  Vi l l a da ngos
i ndus tri a l  a re a ,  i t wa s  l e a s e d to De ca thl on wi th a  WAULT of s i x ye a rs .  Thi s  tra ns a cti on re duce d the  LTV a nd i mprove d the   ca s h
pos i ti on, whi l s t i ncre a s i ng the  portfol i o's  urba n l ogi s ti cs  we i ghti ng.

Duri ng the  pe ri od the  Compa ny a l s o a gre e d a  5-ye a r l e a s e  e xte ns i on wi th Dutch re ta i l  a nd pha rma cy ope ra tor Krui dva t a t i ts
39,840 s q m s i ngl e -te na nt wa re hous e  i n Ede , the  Ne the rl a nds . The  ne w de a l  e xte nde d the  l e a s e  e xpi ry from 2028 to Jul y 2033,
ge ne ra ti ng a ddi ti ona l  i ncome  a s  we l l  a s  re fl e cti ng a  4% i ncre a s e  on the  pre vi ous  pa s s i ng re nt a nd provi di ng for future  upwa rd-
onl y i nde xa ti on ca ppe d a t 4% pe r a nnum.

In Kra kow, the  Compa ny a gre e d a  thre e -ye a r l e a s e  e xte ns i on wi th Ma xfl i z, one  of Pol a nd's  l e a di ng i nte ri or de s i gn bus i ne s s e s .
Thi s  de a l  move s  the  l e a s e  e xpi ry to Jul y 2027, furthe r e nha nci ng the  portfol i o WAULT me tri cs .
 
ESG
Envi ronme nta l , Soci a l  a nd Gove rna nce  (ESG) ha s   be e n e mbe dde d i n our s tra te gy s i nce  l i s ti ng, a nd i t i s  a n a re a  whe re  we
conti nue  to pe rform we l l . The  Compa ny a chi e ve d a  s core  of 86/100 a nd a  4-s ta r ra ti ng i n the  2022 GRESB s urve y whi ch pl a ce d
the  Compa ny s e cond i n i ts  pe e r group of s i x l i s te d l ogi s ti cs  s tra te gi e s  i n Europe .

GRESB i s  the  Gl oba l  Re a l  Es ta te  Sus ta i na bi l i ty Be nchma rk a s s e s s me nt a nd a  l e a di ng i ndi ca tor worl dwi de  for me a s uri ng gre e n
pe rforma nce . The  Compa ny's  conti nue d ye a r-on-ye a r i mprove me nt from 84 to 86 poi nts  i s  a n e xce l l e nt a chi e ve me nt. Our s ta rti ng
poi nt wa s  s trong tha nks  to the  younge r a ge  of the  portfol i o a nd the  i ns ta l l a ti on of s ol a r pa ne l s  on te n of our bui l di ngs . Our
de di ca te d a brdn ESG te a m i s  he l pi ng to opti mi s e  the  s us ta i na bi l i ty cre de nti a l s  of the  portfol i o a nd we  hope  to i mprove  our
s core  thi s  ye a r. We  a re  a l s o s e e i ng, a s  corpora te s  conti nue  to e vol ve  the i r own s us ta i na bi l i ty pa thwa ys , tha t the  re qui re me nt
for  s pa ce  tha t s upports  the s e  s tra te gi e s  i s  be comi ng pa r for the  cours e .



for  s pa ce  tha t s upports  the s e  s tra te gi e s  i s  be comi ng pa r for the  cours e .

We  a re  concl udi ng work on de fi ni ng a  Ne t Ze ro Ca rbon s tra te gy wi th the  Boa rd wi th cl e a r re ducti on ta rge ts  for the  future . We
ha ve  unde rta ke n a  pa thwa y a na l ys i s  wi th a  thi rd pa rty s pe ci a l i s t i n thi s  fi e l d. Knowi ng the  ca rbon footpri nt of e a ch bui l di ng i n
the  portfol i o he l ps  gui de  towa rds  cre a ti ng a  re a l  s tructure  to our e nvi ronme nta l  a nd s us ta i na bi l i ty a mbi ti ons  for both the  ne a r
a nd l ong-te rm.

Outlook
We  re ma i n pos i ti ve  on the  l ong-te rm de ma nd dri ve rs  from e -comme rce , ne a r-s hori ng, s uppl y cha i n di ve rs i fi ca ti on a nd
mode rni s a ti on. The  re confi gura ti on of s uppl y cha i ns , dri ve n by the  ne e d to a da pt i n the  fa ce  of pre s s ure s  s uch a s  te chnol ogi ca l
cha nge , e -comme rce  a nd de gl oba l i s a ti on, i s  a  proce s s  tha t s houl d dri ve  s trong de ma nd for mode rn l ogi s ti cs  prope rti e s  for
s ome  ti me  to come .

Fol l owi ng the  20% de cl i ne  i n Al l  Prope rty (a ccordi ng to a brdn re s e a rch)  va l ue s  s i nce  June  2022, the  yi e l d re va l ua ti on pha s e
a ppe a rs  to be  cl os e r to the  e nd tha n the  be gi nni ng, a l though ri s ks  of a nothe r s te p down a re  e l e va te d be ca us e  of the
we a ke ni ng e conomi c outl ook a nd the  ongoi ng di ffi cul ti e s   i n de bt re fi na nci ng. We  conti nue  to moni tor l oa n cove na nts , whi ch
a re  s e e i ng pre s s ure  from conti nue d yi e l d move me nt, but mi ti ga nts  i ncl udi ng l oa n re pa yme nt a nd a ddi ti ona l  s e curi ty re ma i n
opti ons  i f re qui re d.

Logi s ti cs  i s  e xpe cte d to outpe rform the  EU a ve ra ge  Al l  Prope rty tota l  re turn wi th 7.8% pe r a nnum ove r the  ne xt thre e  ye a rs  a nd
7.6% pe r a nnum ove r fi ve  ye a rs . Thi s  i s  ma i nl y dri ve n by i ncome  re turns  a nd mode s t ca pi ta l  growth prompte d by a  ba l a nce  of
yi e l d compre s s i on a nd i ncome  growth. The  us e  of fi na nci a l  l e ve ra ge  toda y i s  not pa rti cul a rl y a ttra cti ve  gi ve n e l e va te d i nte re s t
ra te s  a nd pe rs i s te nt downs i de  ri s ks  to the  ma rke t.

We  thi nk tha t i nte re s t ra te s  more  wi de l y s houl d pe a k  i n l a te  H2 2023, be fore  fa l l i ng ba ck gra dua l l y i n 2024.  Our a l l -i n fi xe d
de bt a t 2% pe r a nnum s ta nds  us  i n good s te a d a nd our e a rl i e s t re fi na nci ng i s  onl y re qui re d i n  June  2025. Howe ve r, we  re ma i n
a l i ve  to the  fa ct tha t ra te s  ma y not s ta bi l i s e  ba ck to pre vi ous  l ow l e ve l s , a nd we  a re  worki ng wi th the  Boa rd to us e  a l l  l e ve rs
a va i l a bl e  to us  to i mprove  di vi de nd cove r. We  conti nue  to e xpe ct a  thre e -pha s e  outl ook:

-       Yield revaluation - we  be l i e ve  tha t the  yi e l d corre cti on i s  roughl y thre e -qua rte rs  of the  wa y through, a l though pri ce
di s cove ry wi l l  ta ke  more  ti me  a s  l i qui di ty re ma i ns  l ow.

-       Economic recovery - Eurozone  re ce s s i on e xpe cte d i n Q4 2023/H1 2024, fol l owe d by a  re cove ry; i nte re s t ra te  e xpe cta ti ons
ha ve  fa l l e n ba ck a nd a  cutti ng cycl e  i s  e xpe cte d i n 2024.

-       Supply-driven rental rebound - l a ck of s uppl y to s upport re nta l  growth pros pe cts  whi l e  s ti cky i nfl a ti on i s  s upporti ng re a l
i ncome  growth.

Gi ve n the  e l e va te d ri s k l e ve l s  a nd the  de l a y i n the  turni ng poi nt i n 2024, we  curre ntl y be l i e ve  i n a  l ow-ri s k a pproa ch. We  be l i e ve
tha t a ttra cti ve  opportuni ti e s  wi l l  a ri s e  for i nve s tors  ove r the  ne xt s i x to twe l ve  months , a nd s o be i ng re a dy to ta ke  a dva nta ge  of
be tte r pri ci ng e ntry poi nts  wi l l  be  cruci a l .

We  e xpe ct l ogi s ti cs  to be  one  of the  be s t pe rformi ng s e ctors  ove r the  me di um te rm, gi ve n the  s tructura l  pre s s ure s  be hi nd
de ma nd. Uni ts  of be twe e n 20,000 to 40,000 s qua re  me tre s  i n fri nge  ci ty l oca ti ons  curre ntl y re pre s e nt the  mos t 'l i qui d' pa rt of the
l ogi s ti cs  ma rke t  from both a  l e a s i ng a nd i nve s tme nt pe rs pe cti ve  a nd  offe r robus t pe rforma nce  pros pe cts  i n the  l ong run.

 
Asset loans as at 30 June 2023

Country Property Bank
Share in

total

Loan
amount
€'000 End date

Loan
Remaining

Years

Interest
(incl

margin)

Fra nce Avi gnon + Me ung s ur
Loi re

Ba ye rnLB 12.7%  33.0 12-Fe b-26  2.6 1.57%

Ge rma ny Erl e ns e e DZ Hyp 6.9%  17.8 31-Ja n-29  5.6 1.62%

Ge rma ny Fl ors he i m DZ Hyp 4.8%  12.4 30-Ja n-26  2.6 1.54%

Spa i n Ma dri d Fa ci l i ty 1
(Ma dri d 1)

ING 17.0%  44.0 07-Jul -25  2.0 2.72%

Spa i n Ma dri d Fa ci l i ty 2
(Ma dri d 2 + Le on)

ING 20.8%  53.9 16-Se p-25  2.2 3.11%

The  Ne the rl a nds Ede  + Os s  +
Wa ddi nxve e n

Be rl i n Hyp 17.0%  44.2 06-Jun-25  1.9 1.35%

The  Ne the rl a nds s He e re nbe rg Be rl i n Hyp 4.2%  11.0 27-Jun-25  2.0 1.10%

The  Ne the rl a nds De n Hoorn +
Ze e wol de

Be rl i n Hyp 16.6%  43.2 14-Ja n-28  4.5 1.38%

Total   100.0%  259.5  3.3 2.00%

 
Troels Andersen
Fund Ma na ge r
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Interim Board Report

Disclosures
Principal risks and uncertainties
The  pri nci pa l  ri s ks  a nd unce rta i nti e s  a ffe cti ng the  Compa ny a re  s e t out on pa ge s  13 to 17 of the  Annua l  Re port a nd Fi na nci a l
Sta te me nts  for the  ye a r e nde d  31 De ce mbe r 2022 (the  "2022 Annua l  Re port") toge the r wi th de ta i l s  of the  ma na ge me nt of the
ri s ks  a nd the  Compa ny's  i nte rna l  control s . Notwi ths ta ndi ng the  ri s k of re ce s s i on, hi ghe r i nfl a ti on a nd te na nt re nta l
ne goti a ti ons  di s cus s e d i n the  Cha i rma n's  Sta te me nt a nd Inve s tme nt Ma na ge r's  Re vi e w, the s e  ri s ks  ha ve  not cha nge d
ma te ri a l l y a nd ca n be  s umma ri s e d a s  fol l ows :

·      Stra te gi c Ri s k: Stra te gi c Obje cti ve s  a nd Pe rforma nce ;

·      Inve s tme nt a nd As s e t Ma na ge me nt Ri s k: Inve s tme nt Stra te gy;
·      Inve s tme nt a nd As s e t Ma na ge me nt Ri s k: De ve l opi ng a nd Re furbi s hi ng Prope rty;
·      Inve s tme nt a nd As s e t Ma na ge me nt Ri s k: He a l th a nd Sa fe ty;
·      Inve s tme nt a nd As s e t Ma na ge me nt Ri s k: Envi ronme nt;



·      Inve s tme nt a nd As s e t Ma na ge me nt Ri s k: Envi ronme nt;

·      Fi na nci a l  Ri s ks : Ma croe conomi c;

·      Fi na nci a l  Ri s ks : Ge a ri ng;

·      Fi na nci a l  Ri s ks : Li qui di ty a nd FX Ri s k;

·      Fi na nci a l  Ri s ks : Cre di t Ri s k;

·      Fi na nci a l  Ri s ks : Ins uffi ci e nt Income  Ge ne ra ti on;

·      Re gul a tory Ri s ks : Compl i a nce ; . Ope ra ti ona l  Ri s ks : Se rvi ce  Provi de rs ; a nd . Ope ra ti ona l  Ri s ks :
Bus i ne s s  Conti nui ty.

The  Boa rd a l s o ha s  a  proce s s  i n pl a ce  to i de nti fy e me rgi ng ri s ks . I f a ny of the s e  a re  de e me d to be  s i gni fi ca nt, the s e  ri s ks  a re
ca te gori s e d, ra te d a nd a dde d to the  Compa ny's  ri s k ma tri x.

The  Boa rd note s  the  Inve s tme nt Ma na ge r's  robus t a nd di s ci pl i ne d i nve s tme nt proce s s  whi ch conti nue s  to focus  on hi gh qua l i ty
wa re hous e s  l oca te d a cros s  Europe  a nd prude nt ca s h fl ow ma na ge me nt. The  Boa rd i s  mi ndful  of ongoi ng e ve nts  i nvol vi ng
Rus s i a  a nd Ukra i ne  whi ch ha ve  ca us e d s i gni fi ca nt ma rke t vol a ti l i ty a cros s  Europe  a nd the  Worl d. The re  ha s  be e n no di s ce rni bl e
i mpa ct to da te  on our te na nts  l oca te d i n Pol a nd a nd a cros s  the  wi de r re gi on. The  Boa rd, through the  Ma na ge r, cl os e l y moni tors
a l l  thi rd pa rty s e rvi ce  a rra nge me nts  a nd ha s  not s uffe re d a ny i nte rrupti on to s e rvi ce . The  Boa rd the re fore  be l i e ve s  tha t the
Ma na ge r a nd a l l  othe r ke y thi rd pa rty s e rvi ce  provi de rs  ha ve  i n pl a ce  a ppropri a te  bus i ne s s  i nte rrupti on pl a ns  a nd a re  a bl e  to
ma i nta i n the i r s e rvi ce  l e ve l s  to the  Compa ny.

Related party transactions
a FML a cts  a s  Al te rna ti ve  Inve s tme nt Fund Ma na ge r,  a brdn Inve s tme nts  I re l a nd Li mi te d a cts  a s  Inve s tme nt Ma na ge r a nd
Abe rde e n As s e t Ma na ge me nt PLC a cts  a s  Compa ny Se cre ta ry to the  Compa ny; de ta i l s  of the  s e rvi ce  a nd fe e  a rra nge me nts  ca n be
found i n the  2022 Annua l  Re port, a  copy of whi ch i s  a va i l a bl e  on the  Compa ny's  we bs i te . De ta i l s  of the  tra ns a cti ons  wi th the
Ma na ge r i ncl udi ng the  fe e s  pa ya bl e  to a brdn pl c group compa ni e s  a re  di s cl os e d i n note  16 of thi s  Ha l f Ye a rl y Re port.

Going concern
In a ccorda nce  wi th the  Fi na nci a l  Re porti ng Counci l 's  Gui da nce  on Ri s k Ma na ge me nt, Inte rna l  Control  a nd Re l a te d Fi na nci a l  a nd
Bus i ne s s  Re porti ng, the  Di re ctors  ha ve  unde rta ke n a  ri gorous  re vi e w a nd cons i de r tha t the re  a re  no ma te ri a l  unce rta i nti e s  a nd
tha t the  a dopti on of the  goi ng conce rn ba s i s  of a ccounti ng i s  a ppropri a te . The  Di re ctors  a re  mi ndful  of the  pri nci pa l  ri s ks  a nd
unce rta i nti e s  di s cl os e d a bove  a nd ha ve  re vi e we d fore ca s ts  de ta i l i ng re ve nue  a nd l i a bi l i ti e s . Whi l e  the  Compa ny i s  obl i ge d
unde r i ts  a rti cl e s  to hol d a  conti nua ti on vote  a t the  2024 AGM, the  Di re ctors  do not be l i e ve  thi s  s houl d a utoma ti ca l l y tri gge r the
a dopti on of a  ba s i s  othe r tha n goi ng conce rn i n l i ne  wi th the  As s oci a ti on of Inve s tme nt Compa ni e s  ("AIC") Sta te me nt of
Re comme nde d Pra cti ce  ("SORP") whi ch s ta te s  tha t i t i s  us ua l l y more  a ppropri a te  to pre pa re  fi na nci a l  s ta te me nts  on a  goi ng
conce rn ba s i s  unl e s s  a  conti nua ti on vote  ha s  a l re a dy be e n tri gge re d a nd s ha re hol de rs  ha ve  vote d a ga i ns t conti nua ti on.
Accordi ngl y, the  Di re ctors  be l i e ve  tha t i t i s  a ppropri a te  to conti nue  to a dopt the  goi ng conce rn ba s i s  i n pre pa ri ng the  fi na nci a l
s ta te me nts . In comi ng to thi s  concl us i on, the  Boa rd ha s  a l s o cons i de re d the  re s i dua l  i mpa ct, whe re  fe a s i bl e , of the  COVID-19
pa nde mi c a nd othe r ge opol i ti ca l  e conomi c turbul e nce . The  Inve s tme nt Ma na ge r i s  i n conta ct wi th te na nts  a nd thi rd pa rty
s uppl i e rs  a nd conti nue s  to ha ve  a  cons tructi ve  di a l ogue  wi th a l l  pa rti e s . A ra nge  of s ce na ri os  ha ve  be e n mode l l e d l ooki ng a t
pos s i bl e  i mpa ct to ca s h fl ows  i n the  s hort-to-me di um te rm a nd the  Boa rd ha s  s e t l i mi ts  for borrowi ng a nd re gul a rl y re vi e ws
fi na nci a l  mode l l i ng s ce na ri os  a nd the  l e ve l  of ge a ri ng. The  Di re ctors  be l i e ve  tha t the  Compa ny ha s  a de qua te  fi na nci a l
re s ource s  to conti nue  i n ope ra ti ona l  e xi s te nce  for the  fore s e e a bl e  future  a nd a t l e a s t 12 months  from the  da te  of thi s  Ha l f
Ye a rl y Re port. Accordi ngl y, the  Di re ctors  conti nue  to a dopt the  goi ng conce rn ba s i s  i n pre pa ri ng the s e  fi na nci a l  s ta te me nts .
Directors' Responsibility Statement
The  Di re ctors  a re  re s pons i bl e  for pre pa ri ng thi s  ha l f-ye a rl y fi na nci a l  re port i n a ccorda nce  wi th a ppl i ca bl e  l a w a nd re gul a ti ons .
The  Di re ctors  confi rm tha t to the  be s t of  the i r knowl e dge :

-     the  conde ns e d s e t of fi na nci a l  s ta te me nts  conta i ne d wi thi n the  ha l f-ye a rl y fi na nci a l  re port ha s  be e n pre pa re d i n
a ccorda nce  wi th UK a dopte d Inte rna ti ona l  Accounti ng Sta nda rd 34 'Inte ri m Fi na nci a l  Re porti ng', a nd the  Di s cl os ure
Gui da nce  a nd Tra ns pa re ncy Rul e s  s ource book of the  Uni te d Ki ngdom's  Fi na nci a l  Conduct Authori ty a nd gi ve s  a  true
a nd fa i r vi e w of the  a s s e ts , l i a bi l i ti e s , fi na nci a l  pos i ti on a nd ne t re turn of the  Compa ny a s  a t 30 June  2023; a nd

-     the  Inte ri m Boa rd Re port (cons ti tuti ng the  i nte ri m ma na ge me nt re port) i ncl ude s  a  fa i r re vi e w of the  i nforma ti on
re qui re d by rul e  4.2.7R of the  UK Li s ti ng Authori ty Di s cl os ure  Gui da nce  a nd Tra ns pa re ncy Rul e s  (be i ng a n i ndi ca ti on of
i mporta nt e ve nts  tha t ha ve  occurre d duri ng the  fi rs t s i x months  of the  fi na nci a l  ye a r a nd the i r i mpa ct on the
conde ns e d cons ol i da te d fi na nci a l  s ta te me nts  a nd a  de s cri pti on of the  pri nci pa l  ri s ks  a nd unce rta i nti e s  for the
re ma i ni ng s i x months  of the  fi na nci a l  ye a r) a nd rul e  4.2.8R (be i ng re l a te d pa rty tra ns a cti ons  tha t ha ve  ta ke n pl a ce
duri ng the  fi rs t s i x months  of the  fi na nci a l  ye a r a nd tha t ha ve  ma te ri a l l y a ffe cte d the  fi na nci a l  pos i ti on of the
Compa ny duri ng tha t pe ri od).

Tony Roper
Cha i rma n
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Property Portfolio
Property Portfolio as at 30 June 2023

Property Tenure Principal Tenant
1          Fra nce , Avi gnon (Nove s ) Fre e hol d Bi ocoop
2         Fra nce , Me ung s ur Loi re Fre e hol d Va ca nt
3           Fra nce , Ge vre y Fre e hol d Da chs e r
4           Fra nce , La  Cre che Fre e hol d Da chs e r
5           Fra nce , Bruge s Fre e hol d Da chs e r
6           Ge rma ny, Erl e ns e e Fre e hol d Be rgl e r
7          Ge rma ny, Fl örs he i m Fre e hol d Erns t Schmi tz
8           Pol a nd, Kra kow Fre e hol d Lynka
9           Pol a nd, Lodz Fre e hol d Compa l
10        Pol a nd, Wa rs a w Fre e hol d DHL
11        Spa i n, Ba rce l ona Fre e hol d Me di a pos t
12        Spa i n, Ma dri d (Cos l a da ) Fre e hol d DHL
13        Spa i n, Ma dri d 1.1 Fre e hol d Ta l e ntum
14        Spa i n, Ma dri d 1.2 Fre e hol d Ama zon
15        Spa i n, Ma dri d 2.1 Fre e hol d Ca rre four
16        Spa i n, Ma dri d 2.2 Fre e hol d MCR
17        Spa i n, Ma dri d 2.3 Fre e hol d Se rvi ci os  Empre s a ri a l e s  Ade r
18       Spa i n, Ma dri d 3 (2 bui l di ngs ) Fre e hol d Arri va l
19       Spa i n, Ma dri d 4 (2 bui l di ngs ) Fre e hol d Ama zon
20       The  Ne the rl a nds , De n Hoorn Le a s e hol d Va n de r He l m
21        The  Ne the rl a nds , Ede Fre e hol d AS Wa ts on (Krui dva t)



21        The  Ne the rl a nds , Ede Fre e hol d AS Wa ts on (Krui dva t)
22       The  Ne the rl a nds , Hors t Fre e hol d Li ma x
23        The  Ne the rl a nds , Os s Fre e hol d Ora nge works
24       The  Ne the rl a nds , 's  He e re nbe rg Fre e hol d JCL Logi s ti cs
25       The  Ne the rl a nds , Wa ddi nxve e n Fre e hol d Combi l o Inte rna ti ona l
26        The  Ne the rl a nds , Ze e wol de Fre e hol d VSH Fi tti ngs

 
Condensed Consolidated Statement of Comprehensive
Income

Notes

1 January to 30 June Unaudited
2023

1 January to 30 June Unaudited
2022

1 January to
31 December Audited

2022

Revenue
€'000

Capital €'000 Total
€'000

Revenue €'000 Capital
€'000

Total €'000 Revenue
€'000

Capital €'000 Total
€'000

REVENUE

Rental income
16,994 - 16,994 13,593 - 13,593 29,686 - 29,686

Property service charge income 3,866 - 3,866 2,777 - 2,777 6,237 - 6,237

Other operating income 331 - 331 383 - 383 676 - 676

Total Revenue 2 21,191 - 21,191 16,753 - 16,753 36,599 - 36,599

GAINS ON INVESTMENTS

Gains on disposal of investment properties 8 - 133 133 - - - - - -
(Losses)/Gains on revaluation of investment properties 8 - (47,606) (47,606) - 15,676 15,676 - (40,432) (40,432)

Total Income and (losses)/gains on investments 21,191 (47,473) (26,282) 16,753 15,676 32,429 36,599 (40,432) (3,833)

EXPENDITURE

Investment management fee (1,685) - (1,685) (2,017) - (2,017) (3,953) - (3,953)
Direct property expenses (1,682) - (1,682) (981) - (981) (2,501) - (2,501)

Property service charge exposure (3,866) - (3,866) (2,777) - (2,777) (6,237) - (6,237)

SPV property management fee (135) - (135) (89) - (89) (255) - (255)

Other expenses (2,079) - (2,079) (1,169) - (1,169) (2,797) - (2,797)

Total expenditure (9,447) - (9,447) (7,033) - (7,033) (15,743) - (15,743)

Net operating return before finance costs 11,744 (47,473) (35,729) 9,720 15,676 25,396 20,856 (40,432) (19,576)

FINANCE COSTS

Finance costs 3 (4,253) (110) (4,363) (1,687) - (1,687) (5,676) - (5,676)

Gains arising from the derecognition of derivative
financial instruments

- 313 313 - - - - - -

Effect of fair value adjustments on derivative financial
instruments

- 529 529 - - - - 3,600 3,600

Effect of foreign exchange differences 117 (37) 80 516 48 564 (115) 461 346

Net return before taxation 7,608 (46,778) (39,170) 8,549 15,724 24,273 15,065 (36,371) (21,306)

Taxation 4 (598) 7,775 7,177 (367) (4,363) (4,730) (1,029) 3,893 2,864

Net return for the period 7,010 (39,003) (31,993) 8,182 11,361 19,543 14,036 (32,478) (18,442)

Total comprehensive return for the period 7,010 (39,003) (31,993) 8,182 11,361 19,543 14,036 (32,478) (18,442)

Basic and diluted earnings per ordinary share 6 1.70¢ (9.46¢) (7.76¢) 2.02¢ 2.80¢ 4.82¢ 3.43¢ (7.94¢) (4.51¢)

 
The  a ccompa nyi ng note s  a re  a n i nte gra l  pa rt of the  Fi na nci a l  Sta te me nts .
The  tota l  col umn of the  Conde ns e d Cons ol i da te d Sta te me nt of Compre he ns i ve  Income  i s  the  profi t a nd l os s  a ccount of the
Compa ny. Al l  re ve nue  a nd ca pi ta l  i te ms  i n the  a bove  s ta te me nt de ri ve  from conti nui ng ope ra ti ons . No ope ra ti ons  we re
a cqui re d or di s conti nue d duri ng the  pe ri od.

 

Condensed Consolidated Balance Sheet
Notes

30 June 2023
Unaudited

€'000

30 June 2022
Unaudited €'000

31 December 2022
Audited €'000

NON-CURRENT ASSETS

Investment properties



Investment properties
8 711,293 698,463 776,616

Deferred tax asset 4 4,038 2,993 3,754

Total non-current assets 715,331 701,456 780,370

CURRENT ASSETS

Trade and other receivables 9 14,371 12,705 12,570
Cash and cash equivalents 10 23,182 44,189 20,262

Other assets 1,406 9,452 687

Derivative financial assets 15 3,924 - 3,894

Total current assets 42,883 66,346 37,413

Total assets 758,214 767,802 817,783

CURRENT LIABILITIES

Lease liability 11 550 550 550
Trade and other payables 12 16,439 12,929 15,006

Derivative financial liabilities 15 - - 185

Total current liabilities 16,989 13,479 15,741

NON-CURRENT LIABILITIES

Bank loans 13 255,959 160,552 265,532
Lease liability 11 21,951 22,221 22,087

Deferred tax liability 4 16,955 31,941 24,446

Total non-current liabilities 294,865 214,714 312,065

Total liabilities 311,854 228,193 327,806

Net assets 446,360 539,609 489,977

SHARE CAPITAL AND RESERVES

Share capital 14 4,717 4,717 4,717
Share premium 269,546 269,569 269,546

Special distributable reserve 164,851 178,207 164,851

Capital reserve (8,223) 74,619 30,780

Revenue reserve 15,469 12,497 20,083

Equity shareholders' funds 446,360 539,609 489,977

Net asset value per share 7 108.29¢ 130.92¢ 118.89¢

Compa ny numbe r: 11032222
The  a ccompa nyi ng note s  a re  a n i nte gra l  pa rt of the  Fi na nci a l  Sta te me nts .

 

Condensed Consolidated Statement of Changes in Equity

Half year ended 30 June 2023 (unaudited) Notes
Share capital

€'000

Share
premium

€'000

 
 

Special
distributable reserve

€'000 Capital reserve
€'000

Revenue
reserve €'000

Total
€'000

Balance at 31 December 2022 4,717 269,546 164,851 30,780 20,083 489,977

Total Comprehensive return for the period - - - (39,003) 7,010 (31,993)

Interim Distributions paid 5 - - - - (11,624) (11,624)

Balance at 30 June 2023 4,717 269,546 164,851 (8,223) 15,469 446,360

Half year ended 30 June 2022
(unaudited)
Balance at 31 December 2021 4,309 225,792 178,207 63,258 15,939 487,505

Share issue 14 408 44,513 - - - 44,921

Share issue costs - (736) - - - (736)

Total Comprehensive return for the period - - - 11,361 8,182 19,543

Interim Distributions paid 5 - - - - (11,624) (11,624)

Balance at 30 June 2022 4,717 269,569 178,207 74,619 12,497 539,609

Year ended 31 December 2022
(audited)



Balance at 31 December 2021 4,309 225,792 178,207 63,258 15,939 487,505

Share issue 14 408 44,513 - - - 44,921

Share issue costs - (759) - - - (759)

Total Comprehensive return for the year - - - (32,478) 14,036 (18,442)

Dividends paid 5 - - (13,356) - (9,892) (23,248)

Balance at 31 December 2022 4,717 269,546 164,851 30,780 20,083 489,977

The  a ccompa nyi ng note s  a re  a n i nte gra l  pa rt of the  Fi na nci a l  Sta te me nts .

 

Condensed Consolidated Cash Flow Statement

Notes

1 January to
30 June 2023

Unaudited
€'000

1 January to
30 June 2022

Unaudited
€'000

1 January to
31 December 2022

Audited
€'000

CASH FLOWS FROM OPERATING ACTIVITIES

Net return for the period before taxation
(39,170) 24,273 (21,306)

Adjustments for:

Losses/(Gains) on investment properties
8 47,606 (15,676) 40,432

Land leasehold liability decreases 136 134 267

(Increase)/Decrease in operating trade and other receivables (1,921) (1,669) 4,964

Increase/(Decrease) in operating trade and other payables 300 (4,503) (1,554)

Change in fair value of derivative financial instruments (529) - (3,600)

Result arising from the derecognition of derivative financial instruments (313) - -

Finance costs 3 4,363 1,687 5,676

Tax paid (508) (361) (1,070)

Cash generated by operations 9,964 3,885 23,809

Net cash inflow from operating activities 9,964 3,885 23,809

CASH FLOWS FROM INVESTING ACTIVITIES

Purchase of investment properties (399) 962 (133,523)

Disposal of investment properties 8 18,500 - -

Derivative financial instruments 313 109 -

Net cash inflow/outflow from investing activities 18,414 1,071 (133,523)

CASH FLOWS FROM FINANCING ACTIVITIES

Dividends paid 5 (11,624) (11,624) (23,248)

Bank loans interest paid (3,026) (1,108) (3,050)

Bank loans drawn - - 154,547

Bank loans repaid (10,808) (15,500) (65,692)

Proceeds from share issue - 44,921 44,898

Issue costs relating to share issue - (736) (759)

Net cash outflow/inflow from financing activities (25,458) 15,953 106,696

Net increase/(decrease) in cash and cash equivalents 2,920 20,909 (3,018)

Opening balance 20,262 23,280 23,280

Closing cash and cash equivalents 10 23,182 44,189 20,262

REPRESENTED BY

Cash at bank 23,182 44,189 20,262

The  a ccompa nyi ng note s  a re  a n i nte gra l  pa rt of the  Fi na nci a l  Sta te me nts .



 

Notes to the Financial Statements
 

1.  Accounting Policies
The  Una udi te d Conde ns e d Cons ol i da te d Fi na nci a l  Sta te me nts  ha ve  be e n pre pa re d on a  goi ng conce rn ba s i s  a nd i n
a ccorda nce  wi th UK a dopte d Inte rna ti ona l  Fi na nci a l  Re porti ng Sta nda rd ("IFRS") IAS 34 'Inte ri m Fi na nci a l  Re porti ng', a nd
wi th the  Di s cl os ure  Gui da nce  a nd Tra ns pa re ncy Rul e s  s ource book of the  Uni te d Ki ngdom's  Fi na nci a l  Conduct Authori ty a nd
a re  cons i s te nt wi th the  a ccounti ng pol i ci e s  s e t out i n the  s ta tutory a ccounts  of the  Group for the  ye a r e nde d 31 De ce mbe r
2022.

The  Una udi te d Conde ns e d Cons ol i da te d Fi na nci a l  Sta te me nts  for the  ha l f ye a r e nde d 30 June  2023 do not i ncl ude  a l l  of
the  i nforma ti on re qui re d for a  compl e te  s e t of IFRS fi na nci a l  s ta te me nts  a nd s houl d be  re a d i n conjuncti on wi th the
Cons ol i da te d Fi na nci a l  Sta te me nts  of the  Group for the  ye a r e nde d 31 De ce mbe r 2022. The s e  we re  pre pa re d i n a ccorda nce
wi th IFRS, whi ch compri s e s  s ta nda rds  a nd i nte rpre ta ti ons  a pprove d by the  Inte rna ti ona l  Accounti ng Sta nda rds  Boa rd
('IASB'), a nd Inte rna ti ona l  Accounti ng Sta nda rds  a nd Sta ndi ng Inte rpre ta ti ons  Commi tte e  i nte rpre ta ti ons  a pprove d by the
Inte rna ti ona l  Accounti ng Sta nda rds  Commi tte e  ('IASC') tha t re ma i n i n e ffe ct, a nd  to the  e xte nt tha t the y ha ve  be e n
a dopte d by the  Uni te d Ki ngdom, a nd the  Li s ti ng Rul e s  of the  UK Li s ti ng Authori ty.  The  fi na nci a l  i nforma ti on i n thi s  Re port
doe s  not compri s e  s ta tutory a ccounts  wi thi n the  me a ni ng of Se cti on 434- 436 of the  Compa ni e s  Act 2006. Thos e  fi na nci a l
s ta te me nts  ha ve  be e n de l i ve re d to the  Re gi s tra r of Compa ni e s  a nd i ncl ude d the  re port of the  a udi tor whi ch wa s
unqua l i fi e d a nd di d not conta i n a  s ta te me nt unde r e i the r s e cti on 498(2) or 498(3) of the  Compa ni e s  Act 2006. The  fi na nci a l
i nforma ti on for the  ha l f ye a r e nde d 30 June  2023 a nd 30 June  2022 ha s  not be e n a udi te d or re vi e we d by the  Compa ny's
a udi tor.

2. Revenue
Half year ended 30 June

2023
Unaudited

€'000

Half year ended 30
June 2022

Unaudited €'000

Year ended 31
December 2022

Audited
€'000

Re nta l  i ncome 16,994 13,593 29,686

Prope rty s e rvi ce  cha rge  i ncome 3,866 2,777 6,237

Othe r i ncome 331 383 676

Total revenue 21,191 16,753 36,599

Incl ude d wi thi n re nta l  i ncome  i s  a morti s a ti on of re nt fre e  pe ri ods  gra nte d.

3.  Finance Costs
Half year ended

30 June 2023 Unaudited
Half year ended 

30 June 2022 Unaudited
Year ended

31 December 2022 Audited

 Revenue
€'000

Capital
€'000

Total
€'000

Revenue
€'000

Capital
€'000

Total
€'000

Revenue
€'000

Capital
€'000

Total
€'000

Interest on bank
loans

2,798 - 2,798 1,342 - 1,342 4,262 - 4,262

Amortisation of
loan costs

1,257 - 1,257 150 - 150 730 - 730

Other finance
costs

198 110 308 195 - 195 684 - 684

Total finance
costs

4,253 110 4,363 1,687 - 1,687 5,676 - 5,676

Othe r fi na nce  cos ts  i ncl ude  €110,000 cha rge s  pa i d on e a rl y re pa yme nt of ba nk l oa n.

4. Taxation
(a)  Tax charge in the Group Statement of Comprehensive Income

Half year ended 30
June 2023

Half year ended
30 June 2022

Year ended 31
December 2022

Unaudited Unaudited Audited

Revenue
€'000

Capital
€'000

Total
€'000

Revenue
€'000

Capital
€'000

Total
€'000

Revenue
€'000

Capital
€'000

Total
€'000

Current taxation:

 
Overseas taxation

598 - 598 367 - 367 1,029 - 1,029

Deferred taxation:

Overseas taxation - (7,775) (7,775) - 4,363 4,363 - (3,893) (3,893)

Total taxation 598 (7,775) (7,177) 367 4,363 4,730 1,029 (3,893) (2,864)

(b)  Tax in the Group Balance Sheet

As at 30 June 2023
Unaudited

€'000

As at 30 June 2022
Unaudited

€'000

As at 31 December 2022
Audited

€'000

Deferred tax assets:

On tax losses
3,700 2,655 3,384

On other temporary differences 338 338 370

4,038 2,993 3,754

As at 30 June 2023
Unaudited

€'000

As at 30 June 2022
Unaudited

€'000

As at 31 December 2022
Audited

€'000



€'000 €'000 €'000

Deferred tax liabilities:

Differences between tax and derivative valuation
- - 973

Differences between tax and property revaluation 16,955 31,941 23,473

Total taxation on return 16,955 31,941 24,446

5.   Distributions
30 June 2023

Unaudited
€'000

2022 Fourth i nte ri m di vi de nd of 1.41¢ (1.20p) pe r Sha re  pa i d 24 Ma rch 2023 5,812

2023 Fi rs t i nte ri m di vi de nd of 1.41¢ (1.23p) pe r Sha re  pa i d 23 June  2023 5,812

Total dividend paid 11,624

Fourth qua rte rl y i nte ri m di vi de nd for 2022 of 1.41¢ (1.20p) pe r Sha re  wa s  pa i d on 24 Ma rch 2023 to s ha re hol de rs  on the
re gi s te r on 3 Ma rch 2023. The  di s tri buti on wa s  s pl i t 1.18¢ (1.00p) di vi de nd i ncome  a nd 0.23¢ (0.20p) qua l i fyi ng i nte re s t
i ncome .

Fi rs t qua rte rl y i nte ri m di vi de nd for 2023 of 1.41¢ (1.23p) pe r Sha re  wa s  pa i d on 23 June  2023 to s ha re hol de rs  on the  re gi s te r
on 2 June  2023. The  di s tri buti on wa s  s pl i t 1.08¢ (0.94p) di vi de nd i ncome  a nd 0.33¢ (0.29p) qua l i fyi ng i nte re s t i ncome .

Se cond qua rte rl y i nte ri m di vi de nd for 2023 of 1.41¢ (1.22p) pe r Sha re  wa s  pa i d on 22 Se pte mbe r 2023 to s ha re hol de rs  on the
re gi s te r on 1 Se pte mbe r 2023. The  di s tri buti on i s  s pl i t 1.28¢ (1.11p) di vi de nd i ncome  a nd 0.13¢ (0.11p) qua l i fyi ng i nte re s t
i ncome .

6. Earnings Per Share (Basic and Diluted)
30 June 2023

Unaudited
30 June 2022

Unaudited
31 December 2022

Audited

Re ve nue  ne t re turn a ttri buta bl e  to Ordi na ry
s ha re hol de rs  (€'000)

7,010 8,182 14,036

We i ghte d a ve ra ge  numbe r of s ha re s  i n i s s ue  duri ng
the  pe ri od

412,174,356 405,685,155 408,956,423

Total revenue return per ordinary share 1.70¢ 2.02¢ 3.43¢

Ca pi ta l  re turn a ttri buta bl e  to Ordi na ry s ha re hol de rs
(€'000) (39,003) 11,361 (32,478)
We i ghte d a ve ra ge  numbe r of s ha re s  i n i s s ue  duri ng
the  pe ri od

412,174,356 405,685,155 408,956,423

Total capital return per ordinary share (9.46¢) 2.80¢ (7.94¢)

Basic and diluted earnings per ordinary share (7.76¢) 4.82¢ (4.51¢)
Ea rni ngs  pe r Sha re  i s  ca l cul a te d on the  re ve nue  a nd ca pi ta l  l os s  for the  pe ri od (be fore  othe r compre he ns i ve  i ncome ) a nd i s
ca l cul a te d us i ng the  we i ghte d a ve ra ge  numbe r of Sha re s  i n the  pe ri od of 412,174,356 Sha re s .

7. Net Asset Value Per Share
30 June 2023

Unaudited
30 June 2022

Unaudited
31 December 2022

Audited

Ne t a s s e ts  a ttri buta bl e  to s ha re hol de rs  (€'000) 446,360 539,609 489,977

Numbe r of s ha re s  i n i s s ue 412,174,356 412,174,356 412,174,356

Net asset value per share 108.29¢ 130.92¢ 118.89¢

8.    Investment Properties
30 June 2023

Unaudited
€'000

30 June 2022
Unaudited €'000

31 December 2022
Audited

€'000

Ope ni ng ca rryi ng va l ue 776,616 683,878 683,878

Purcha s e  a t cos t - - 128,278

Acqui s i ti on cos ts  a nd ca pi ta l  e xpe ndi ture 262 (1,091) 4,892

Di s pos a l  of i nve s tme nt prope rti e s (18,500) - -

Di s pos a l  cos ts 388 - -

Ga i ns  on di s pos a l  of i nve s tme nt prope rti e s 133 - -

(Los s e s )/Ga i ns  on re va l ua ti on of i nve s tme nt
prope rti e s

(47,453) 15,462 (40,304)

Move me nt i n l e a s e hol d l i a bi l i ty (135) (134) 180

Move me nts  i n l e a s e  i nce nti ve s (18) 348 (308)

Total carrying value 711,293 698,463 776,616

The  fa i r va l ue  of i nve s tme nt prope rti e s  a mounte d to €693,488,000. The  di ffe re nce  be twe e n the  fa i r va l ue  a nd the  va l ue  pe r
the  Conde ns e d Cons ol i da te d Ba l a nce  She e t a t 30 June  2023 cons i s ts  of a ccrue d i ncome  re l a ti ng to the  pre -pa yme nt for re nt-
fre e  pe ri ods  re cogni s e d ove r the  l i fe  of the  l e a s e , a nd a  l e a s e  a s s e t re l a ti ng to future  us e  of the  l e a s e hol d a t De n Hoorn.
The s e  tota l  €4,696,000 a nd €22,501,000 re s pe cti ve l y. The  re nt i nce nti ve  ba l a nce  i s  re corde d s e pa ra te l y i n the  fi na nci a l



The s e  tota l  €4,696,000 a nd €22,501,000 re s pe cti ve l y. The  re nt i nce nti ve  ba l a nce  i s  re corde d s e pa ra te l y i n the  fi na nci a l
s ta te me nts  a s  a  curre nt a s s e t, a nd the  l e a s e  a s s e t i s  offs e t by a n e qua l  a nd oppos i te  l e a s e  l i a bi l i ty.  On 27 Apri l  2023 the
Group compl e te d the  s a l e  of the  wa re hous e  i n Le on for €18,500,000 re s ul ti ng i n a  re a l i s e d ga i n of €133,000.

9. Trade and Other Receivables
30 June 2023

Unaudited
€'000

30 June 2022
Unaudited €'000

31 December 2022
Audited

€'000

Tra de  re ce i va bl e s 9,420 8,071 8,070

Ba d de bt provi s i on (563) (353) (634)

VAT re ce i va bl e 240 265 270

Le a s e  i nce nti ve s 4,696 4,699 4,740

Ta x re ce i va bl e s  a nd a dva nce s 572 - 39

Othe r re ce i va bl e s 6 23 85

Total receivables 14,371 12,705 12,570

10. Cash and Cash Equivalents
30 June 2023

Unaudited
€'000

30 June 2022
Unaudited €'000

31 December 2022
Audited

€'000

Ca s h a t ba nk 23,182 44,189 20,262

Total cash and cash equivalents 23,182 44,189 20,262

11. Leasehold Liability
30 June 2023

Unaudited
€'000

30 June 2022
Unaudited €'000

31 December 2022
Audited

€'000

Maturity analysis - contractual undiscounted  cash
flows

Le s s  tha n one  ye a r
550 550 550

One  to fi ve  ye a rs 2,200 2,201 2,200

More  tha n fi ve  ye a rs 24,790 25,339 25,065

Total undiscounted lease liabilities 27,540 28,090 27,815

Lease liability included in the Condensed
Consolidated Balance Sheet

Curre nt 550 550 550
Non - Curre nt 21,951 22,221 22,087

Total lease liability 22,501 22,771 22,637

12. Trade and Other Payables
30 June 2023

Unaudited
€'000

30 June 2022
Unaudited €'000

31 December 2022
Audited

€'000

Te na nt de pos i ts 4,532 2,730 3,853

Re nta l  i ncome  re ce i ve d i n a dva nce 4,174 2,700 4,035

Tra de  cre di tors 3,079 3,423 2,354

Accrua l s 1,957 1,146 1,534

Ma na ge me nt fe e  pa ya bl e 1,685 2,023 1,937

VAT pa ya bl e 957 761 1,221

Accrue d a cqui s i ti on a nd de ve l opme nt cos ts 55 146 72

Total payables 16,439 12,929 15,006

13. Bank Loans
30 June 2023

Unaudited
€'000

30 June 2022
Unaudited €'000

31 December 2022
Audited

€'000

Ba nk l oa ns  gre a te r tha n 12 months 255,959 160,552 265,532

Total payables 255,959 160,552 265,532

The  tota l  dra wdown of the  ba nk l oa ns  a mounte d to €259,462,500. The  di ffe re nce  be twe e n the  e xte rna l  l oa ns
dra wdowns  a nd the  va l ue  pe r the  Conde ns e d Cons ol i da te d Ba l a nce  She e t cons i s ts  of fina nci ng fe e s  a nd the i r
a mor#s e d por#on re l a te d to the  e xte rna l  ba nk l oa ns  tota l i ng €3,503,000. It i s  re corde d i n the  fina nci a l  s ta te me nts   i n
the  s a me  l i ne  a s  ba nk l oa ns .

14. Share Capital
30 June 2023

Unaudited
€'000

30 June 2022
Unaudited €'000

31 December 2022
Audited

€'000

Ope ni ng ba l a nce 4,717 4,309 4,309



Ope ni ng ba l a nce 4,717 4,309 4,309

Ordi na ry s ha re s  i s s ue d - 408 408

Closing balance 4,717 4,717 4,717

Ordi na ry Sha re hol de rs  pa rti ci pa te  i n a l l  ge ne ra l  me e ti ngs  of the  Compa ny on the  ba s i s  of one  vote  for e a ch Sha re  he l d.
Ea ch Ordi na ry s ha re  ha s  e qua l  ri ghts  to di vi de nds  a nd e qua l  ri ghts  to pa rti ci pa te  i n a  di s tri buti on a ri s i ng from  a  wi ndi ng
up of the  Compa ny. The  Ordi na ry Sha re s  a re  not re de e ma bl e .

The  tota l  numbe r of Sha re s  a uthori s e d, i s s ue d a nd ful l y pa i d i s  412,174,356. The  nomi na l  va l ue  of e a ch Sha re  i s  £0.01 a nd
a mount pa i d for e a ch Sha re  wa s  £1.00.

15. Financial Instruments and Investment Properties
Fair value hierarchy
IFRS 13 re qui re s  the  Group to cl a s s i fy i ts  fi na nci a l  i ns trume nts  he l d a t fa i r va l ue  us i ng a  hi e ra rchy tha t re fl e cts  the
s i gni fi ca nce  of the  i nputs  us e d i n the  va l ua ti on me thodol ogi e s . The s e  a re  a s  fol l ows :

Le ve l  1 - quote d pri ce s  i n a cti ve  ma rke ts  for i de nti ca l  i nve s tme nts ;

Le ve l  2 - othe r s i gni fi ca nt obs e rva bl e  i nputs  (i ncl udi ng quote d pri ce s  for s i mi l a r i nve s tme nts , i nte re s t ra te s , pre pa yme nts ,
cre di t ri s k, e tc.); a nd

Le ve l  3 - s i gni fi ca nt unobs e rva bl e  i nputs .

The  fol l owi ng ta bl e  s hows  a n a na l ys i s  of the  fa i r va l ue s  of i nve s tme nt prope rti e s  re cogni s e d i n the  ba l a nce  s he e t by l e ve l
of the  fa i r va l ue  hi e ra rchy:

Level 1 €'000 Level 2 €'000 Level 3
€'000

Total fair value
€'000

30 June  2023 (una udi te d)
Inve s tme nt prope rti e s

- - 711,293 711,293

30 June  2022 (una udi te d)
Inve s tme nt prope rti e s

- - 698,463 698,463

31 De ce mbe r 2022 (a udi te d)
Inve s tme nt prope rti e s

- - 776,616 776,616
The  l owe s t l e ve l  of i nput i s  the  unde rl yi ng yi e l ds  on e a ch prope rty whi ch i s  a n i nput not ba s e d on obs e rva bl e   ma rke t da ta .

The  fol l owi ng ta bl e  s hows  a n a na l ys i s  of the  fa i r va l ue s  of de ri va ti ve  fi na nci a l  i ns trume nts  re cogni s e d i n the  ba l a nce
s he e t by l e ve l  of the  fa i r va l ue  hi e ra rchy:

Level 1 €'000 Level 2 €'000 Level 3
€'000

Total fair value
€'000

30 June  2023 (una udi te d)
De ri va ti ve  fi na nci a l  a s s e ts

- 3,924 - 3,924

30 June  2022 (una udi te d)
De ri va ti ve  fi na nci a l  i ns trume nts

- - - -

31 De ce mbe r 2022 (a udi te d)
De ri va ti ve  fi na nci a l  l i a bi l i ti e s
De ri va ti ve  fi na nci a l  a s s e ts -

- (185) 3,894
-
-

(185)
3,894

The  l owe s t l e ve l  of i nput i s  EUR:GBP e xcha nge  ra te .

Duri ng 2022, the  Compa ny us e d forwa rd fore i gn e xcha nge  contra cts  to mi ti ga te  pote nti a l  vol a ti l i ty of i ncome  re turns  a nd to
provi de  gre a te r ce rta i nty a s  to the  l e ve l  of Ste rl i ng di s tri buti ons  e xpe cte d to be  pa i d i n re s pe ct of the  pe ri od cove re d by the
re l e va nt curre ncy he dgi ng i ns trume nt. De ri va ti ve s  a re  me a s ure d a t fa i r va l ue  ca l cul a te d by re fe re nce  to forwa rd e xcha nge
ra te s  for contra cts  wi th s i mi l a r ma turi ty profi l e s .

16. Related Party Transactions
The  Compa ny's  Al te rna ti ve  Inve s tme nt Fund Ma na ge r ('AIFM') throughout the  pe ri od wa s  a brdn Fund Ma na ge rs  Li mi te d
("a FML"). Unde r the  te rms  of a  Ma na ge me nt Agre e me nt da te d 17 Nove mbe r 2017 the  AIFM i s  a ppoi nte d to provi de
i nve s tme nt ma na ge me nt, ri s k ma na ge me nt a nd ge ne ra l  a dmi ni s tra ti ve  s e rvi ce s  i ncl udi ng a cti ng a s  the  Compa ny Se cre ta ry.
The  a gre e me nt i s  te rmi na bl e  by e i the r the  Compa ny or a FML on not l e s s  tha n 12 months ' wri tte n noti ce .

Unde r the  te rms  of the  a gre e me nt portfol i o ma na ge me nt s e rvi ce s  a re  de l e ga te d by a FML to a brdn Inve s tme nts
Ire l a nd Li mi te d ("a I IL"). The  tota l  ma na ge me nt fe e s  cha rge d to the  Cons ol i da te d Sta te me nt of Compre he ns i ve
Income  duri ng the  pe ri od we re  €1,685,000 a nd €1,685,000 wa s  pa ya bl e  a t the  pe ri od e nd. Unde r the  te rms  of a  Gl oba l
Se cre ta ri a l  Agre e me nt be twe e n a FML a nd a brdn Hol di ngs  Li mi te d ('a HL'), compa ny s e cre ta ri a l  s e rvi ce s   a re  provi de d to the
Compa ny by a HL.

For ha l f ye a r to 30 June  2023, the  Di re ctors  of the  Compa ny re ce i ve d fe e s  for the i r s e rvi ce s  tota l i ng £84,000 e qui va l e nt to
€96,000.

17. Post Balance Sheet Events
A s e cond qua rte rl y i nte ri m di vi de nd for 2023 of 1.41¢ (1.22p) pe r Sha re  wa s  pa i d on 22 Se pte mbe r 2023 to s ha re hol de rs  on
the  re gi s te r on 1 Se pte mbe r 2023. The  di s tri buti on wa s  s pl i t 1.28¢ (1.11p) di vi de nd i ncome  a nd 0.13¢ (0.11p) qua l i fyi ng
i nte re s t i ncome .

18. Ultimate Parent Company
In the  opi ni on of the  Di re ctors  on the  ba s i s  of s ha re hol di ngs  a dvi s e d to the m, the  Compa ny ha s  no i mme di a te  or ul ti ma te
control l i ng pa rty.

19. Half Yearly Report
Thi s  Ha l f Ye a rl y Re port wa s  a pprove d by the  Boa rd a nd a uthori s e d for i s s ue  on 27 Se pte mbe r 2023.

The  Ha l f Ye a rl y Re port wi l l  be  pri nte d a nd i s s ue d to s ha re hol de rs  a nd furthe r copi e s  wi l l  be  a va i l a bl e  a t 280

Bi s hops ga te , London EC2M 4AG a nd on the  Compa ny's  we bs i te  e urol ogi s ti cs i ncome .co.uk*

 

* Neither the Company's website nor the content of any website accessible from hyperlinks on it (or any other website) is (or is

deemed to be) incorporated into, or forms (or is deemed to form) part of this announcement.

 

By orde r of the  Boa rd



By orde r of the  Boa rd

 

ABRDN HOLDINGS LIMITED

27 Se pte mbe r 2023

 

Glossary of Terms and Definitions and Alternative Performance
Measures
abrdn The  bra nd of the  i nve s tme nt bus i ne s s e s  of a brdn pl c

abrdn plc group The  a brdn pl c group of compa ni e s

AIC As s oci a ti on of Inve s tme nt Compa ni e s

AIC SORP As s oci a ti on of Inve s tme nt Compa ni e s  Sta te me nt of Re comme nde d Pra cti ce :
Fi na nci a l  Sta te me nts  of Inve s tme nt Trus t Compa ni e s  a nd Ve nture  Ca pi ta l  Trus ts ,
i s s ue d Nove mbe r 2014 a nd upda te d Jul y 2022

AIFMD The  Al te rna ti ve  Inve s tme nt Fund Ma na ge rs  Di re cti ve

AIFM The  a l te rna ti ve  i nve s tme nt fund ma na ge r, be i ng a FML

Alternative Performance Measures Al te rna ti ve  pe rforma nce  me a s ure s  a re  nume ri ca l  me a s ure s  of the
Compa ny's  curre nt, hi s tori ca l  or future  pe rforma nce , fi na nci a l  pos i ti on or ca s h
fl ows , othe r tha n fi na nci a l  me a s ure s  de fi ne d or s pe ci fi e d i n the  a ppl i ca bl e
fi na nci a l  fra me work. The  Compa ny's  a ppl i ca bl e  fi na nci a l  fra me work i ncl ude s
IFRS a nd the  AIC SORP

Annual Rental Income Ca s h re nts  pa s s i ng a t the  Ba l a nce  She e t da te

aFML or AIFM or Manager a brdn Fund Ma na ge rs  Li mi te d

aIIL or the Investment Manager a brdn Inve s tme nts  I re l a nd Li mi te d i s  a  whol l y owne d s ubs i di a ry of a brdn pl c
a nd a cts  a s  the  Compa ny's  i nve s tme nt ma na ge r

Asset Cover The  va l ue  of a  compa ny's  ne t a s s e ts  a va i l a bl e  to re pa y a  ce rta i n s e curi ty. As s e t
cove r i s  us ua l l y e xpre s s e d a s  a  mul ti pl e  a nd ca l cul a te d by di vi di ng the  ne t
a s s e ts  a va i l a bl e  by the  a mount re qui re d to re pa y the  s pe ci fi c s e curi ty

Contracted Rent The  contra cte d gros s  re nt re ce i va bl e  whi ch be come s  pa ya bl e  a fte r a l l  the
occupi e r i nce nti ve s  i n the  l e tti ng ha ve  e xpi re d

Covenant Strength Thi s  re fe rs  to the  qua l i ty of a  te na nt's  fi na nci a l  s ta tus  a nd i ts  a bi l i ty to pe rform
the  cove na nts  i n a  l e a s e

1 Defined as an Alternative Performance Measure.

Dividend Cover1                                                                         The  ra ti o of the  Compa ny's  ne t profi t a fte r ta x (e xcl udi ng the  be l ow i te ms )  to the
di vi de nds  pa i d

As at
30 June 2023

€'000

As at
31 December 2022

€'000

Ea rni ngs  pe r IFRS i ncome  s ta te me nt (31,993) (18,442)

Excl ude :

Ne t cha nge s  i n the  va l ue  of
i nve s tme nt prope rty

47,606 40,432

Ga i ns  on di s pos a l  of i nve s tme nt prope rty (133) -

Ga i ns  on te rmi na ti on of fi na nci a l
i ns trume nts

(313) -

Ca pi ta l i s e d fi na nce  cos ts 110 -

De fe rre d Ta xa ti on (7,775) (3,893)

Fa i r va l ue  a djus tme nts  on fi na nci a l
i ns trume nts

(529) (3,600)

Effe cts  of fore i gn e xcha nge  di ffe re nce s (80) (346)

Profi ts  (A) 6,893 14,151

Di vi de nd (B) 11,624 23,248

Di vi de nd Cove r (A)/(B) 59.3% 60.9%

Discount                                                                        The  a mount by whi ch the  ma rke t pri ce  pe r s ha re  of a n i nve s tme nt trus t i s
l owe r tha n the  ne t a s s e t va l ue  pe r s ha re . The  di s count i s  norma l l y e xpre s s e d a s  a
pe rce nta ge  of the  NAV pe r s ha re . The  oppos i te  of a  di s count i s  a  pre mi um

Half year ended 30
June 2023

Year ended 31
December 2022

Sha re  pri ce  (A) 66.00p 68.50p

NAV (B) 92.95p 105.43p



NAV (B) 92.95p 105.43p

Di s count (A-B)/B (29.0%) (35.0%)

Earnings Per Share Profi t for the  pe ri od a ttri buta bl e  to
s ha re hol de rs  di vi de d by the  a ve ra ge
numbe r of s ha re s  i n i s s ue  duri ng the
pe ri od

EPRA Europe a n Publ i c Re a l  Es ta te  As s oci a ti on

EPRA Earnings per Share                                                        Ea rni ngs  pe r s ha re  ca l cul a te d i n l i ne  wi th EPRA be s t pra cti ce
re comme nda ti ons

30 June 2023 €'000 31 December 2022
€'000

Ea rni ngs  pe r IFRS i ncome  s ta te me nt (31,993) (18,442)

Excl ude :

Ne t cha nge s  i n va l ue  of i nve s tme nt
prope rti e s

47,606 40,432
Ga i n on di s pos a l  of i nve s tme nt
prope rti e s

(133) -

Move me nt i n de fe rre d ta x (7,775) (3,893)

Ga i ns  on te rmi na ti on of fi na nci a l
i ns trume nts

(313) -

Cos ts  a s s oci a te d wi th e a rl y
te rmi na ti on of fi na nci a l  i ns trume nts

110 -

Cha nge s  i n fa i r va l ue  of fi na nci a l
i ns trume nts  EPRA Ea rni ngs

(529) (3,600)

6,973 14,497

We i ghte d a ve ra ge  ordi na ry s ha re s
('000)

412,174 408,956

EPRA Ea rni ngs  pe r s ha re 1.69¢ 3.54¢

EPRA Net Asset Value Metrics                         A s e t of s ta nda rdi s e d NAV me tri cs  pre pa re d i n compl i a nce  wi th EPRA be s t pra cti ce
re comme nda ti ons

30 June 2023
€'000

31 December
2022 €'000

IFRS NAV 446,360 489,977

Excl ude :

Fa i r va l ue  of fi na nci a l
i ns trume nts 3,924 3,709
De fe rre d ta x a djus tme nt
i n re l a ti on to fa i r va l ue
ga i n on i nve s tme nt
prope rty

Sha re s  i n i s s ue  a t
pe ri od e nd ('000)
EPRA NAV (Ne t
Ta ngi bl e  As s e ts ) 
pe r s ha re

15,926 23,473

466,210
412,174

517,159
412,174

113.1¢ 125.5¢
 

 
ERV The  e s ti ma te d re nta l  va l ue  of a  prope rty, provi de d by the  prope rty va l ue rs

Europe The  me mbe r s ta te s  of the  Europe a n Uni on, the  Europe a n Economi c Are a
("EEA") a nd the  me mbe rs  of the  Europe a n Fre e  Tra de  As s oci a ti on ("EFTA") (a nd
i ncl udi ng a l wa ys  the  Uni te d Ki ngdom, whe the r or not i t i s  a  me mbe r s ta te  of the
Europe a n Uni on, the  EEA or a  me mbe r of EFTA)

Green Leases Agre e me nts  be twe e n a  l a ndl ord a nd a  te na nt a s  to how a  bui l di ng i s  to be
occupi e d, ope ra te d a nd ma na ge d i n a  s us ta i na bl e  wa y

Group The  Compa ny a nd i ts  s ubs i di a ri e s

Gross Assets The  a ggre ga te  va l ue  of the  tota l  a s s e ts  of the  Compa ny a s  de te rmi ne d i n
a ccorda nce  wi th the  a ccounti ng pri nci pl e s  a dopte d by the  Compa ny from ti me  to
ti me

FRC Fi na nci a l  Re porti ng Counci l

IFRS Inte rna ti ona l  Fi na nci a l  Re porti ng Sta nda rds

Index Linked The  pra cti ce  of l i nki ng the  re vi e w of a  te na nt's  pa yme nts  unde r a  l e a s e  to a
publ i s he d i nde x, mos t commonl y the  Re ta i l  Pri ce  Inde x (RPI) but a l s o the
Cons ume r Pri ce  Inde x (CPI) a nd Fre nch Te rti a ry Acti vi ti e s  Re nt Inde x (ILAT)

 
Key Information Document or KID                   The  Pa cka ge d Re ta i l  a nd Ins ura nce -ba s e d Inve s tme nt Products  (PRI IPS) Re gul a ti on

re qui re s  the  AIFM, a s  the  Compa ny's  PRI IP "ma nufa cture r," to pre pa re  a  ke y
i nforma ti on docume nt ("KID") i n re s pe ct of the  Compa ny. Thi s  KID mus t be  ma de
a va i l a bl e  by the  AIFM to re ta i l  i nve s tors  pri or to the m ma ki ng a ny i nve s tme nt
de ci s i on a nd i s  a va i l a bl e  vi a  the  Compa ny's  we bs i te . The  Compa ny i s  not
re s pons i bl e  for the  i nforma ti on conta i ne d i n the  KID a nd i nve s tors  s houl d note
tha t the  proce dure s  for ca l cul a ti ng the  ri s ks , cos ts  a nd pote nti a l  re turns  a re
pre s cri be d by l a w. The  fi gure s  i n the  KID ma y not re fl e ct the  e xpe cte d re turns  for



pre s cri be d by l a w. The  fi gure s  i n the  KID ma y not re fl e ct the  e xpe cte d re turns  for
the  Compa ny a nd a nti ci pa te d pe rforma nce  re turns  ca nnot be  gua ra nte e d

Lease incentive A pa yme nt us e d to e ncoura ge  a  te na nt to ta ke  on a  ne w l e a s e , for e xa mpl e  by a
l a ndl ord pa yi ng a  te na nt a  s um of mone y to contri bute  to the  cos t of a  te na nt's
fi t-out of a  prope rty or by a l l owi ng a  re nt fre e  pe ri od

Leverage For the  purpos e s  of the  Al te rna ti ve  Inve s tme nt Fund Ma na ge rs  Di re cti ve ,
l e ve ra ge  i s  a ny me thod whi ch i ncre a s e s  the  Compa ny's  e xpos ure , i ncl udi ng the
borrowi ng of ca s h a nd the  us e  of de ri va ti ve s . I t i s  e xpre s s e d a s  a  ra ti o be twe e n
the  Compa ny's  e xpos ure  a nd i ts  ne t a s s e t va l ue  a nd ca n be  ca l cul a te d on a
gros s  a nd a  commi tme nt me thod. Unde r the  gros s  me thod, e xpos ure  re pre s e nts
the  s um of the  Compa ny's  pos i ti ons  a fte r the  de ducti on of s te rl i ng ca s h
ba l a nce s , wi thout ta ki ng i nto a ccount a ny he dgi ng a nd ne tti ng a rra nge me nts .
Unde r the  commi tme nt me thod, e xpos ure  i s  ca l cul a te d wi thout the  de ducti on of
s te rl i ng ca s h ba l a nce s  a nd a fte r ce rta i n he dgi ng a nd ne tti ng pos i ti ons  a re
offs e t a ga i ns t e a ch othe r . At pe ri od e nd the  l e ve ra ge  unde r gros s  me thod wa s
181.56% a nd unde r commi tme nt me thod wa s  159.63%.

Loan to Value                                                                Ca l cul a te d a s  gros s  e xte rna l  ba nk borrowi ngs  di vi de nd by tota l  a s s e ts
As at

30 June 2023 (€'000)
As at

31 December 2022
(€'000)

Ba nk Loa ns 259.5 270.3

Gros s  As s e ts 758.2 817.7

Excl ude  IFRS 16 ri ght of us e
a s s e t

(22.5) (22.6)

Adjus te d gros s  a s s e ts 735.7 795.1

Ge a ri ng 35.3% 34.0%

Near-Shoring                                                                 Ne a r-s hori ng i nvol ve s  re l oca ti ng a  compa ny's  ope ra ti ons  to a  ne i ghbouri ng
or ne a rby country, us ua l l y wi thi n the  s a me  re gi on or conti ne nt i n orde r to
ca pi ta l i s e  on ge ogra phi c proxi mi ty, cul tura l  s i mi l a ri ti e s , a nd pote nti a l  cos t
a dva nta ge s  whi l e  ma i nta i ni ng s ome  of the  be ne fi ts  a s s oci a te d wi th
offs hori ng, s uch a s  l owe r l a bour cos ts .

Net Asset Value Total Return (EUR)                 The  re turn to s ha re hol de rs , e xpre s s e d a s  a  pe rce nta ge  of ope ni ng NAV, ca l cul a te d on
a  pe r s ha re  ba s i s  by a ddi ng di vi de nds  pa i d i n the  pe ri od to the  i ncre a s e  or de cre a s e
i n NAV. Di vi de nds  a re  a s s ume d to ha ve  be e n re i nve s te d on the  e x di vi de nd da te ,
e xcl udi ng tra ns a cti on cos ts

Half year
ended 30

June 2023

Year ended 31
December 2022

Ope ni ng NAV pe r
s ha re

118.9¢ 129.1¢

Move me nt i n the
pe ri od

(10.6¢) (10.2¢)

Cl os i ng NAV pe r
s ha re

108.3¢ 118.9¢

De cre a s e  i n NAV (8.9%) (7.9%)

Impa ct of
re i nve s te d
di vi de nds

2.3% 4.1%

Ne t As s e t Va l ue
Tota l  Re turn

(6.6%) (3.8%)

 
Net Asset Value or NAV The  va l ue  of tota l  a s s e ts  l e s s  l i a bi l i ti e s . Li a bi l i ti e s  for thi s  purpos e  i ncl ude

curre nt a nd l ong-te rm l i a bi l i ti e s . The  ne t a s s e t va l ue  di vi de d by the  numbe r of
s ha re s  i n i s s ue  produce s  the  ne t a s s e t va l ue  pe r s ha re

Ongoing Charges Ra ti o of e xpe ns e s  a s  a  pe rce nta ge  of a ve ra ge  da i l y s ha re hol de rs ' funds
ca l cul a te d a s  pe r the  i ndus try s ta nda rd

Passing Rent The  re nt pa ya bl e  a t a  pa rti cul a r poi nt i n ti me

PIDD The  pre -i nve s tme nt di s cl os ure  docume nt ma de  a va i l a bl e  by the  AIFM i n
re l a ti on to the  Compa ny

Premium The  a mount by whi ch the  ma rke t pri ce  pe r s ha re  of a n i nve s tme nt trus t
e xce e ds  the  ne t a s s e t va l ue  pe r s ha re . The  pre mi um i s  norma l l y e xpre s s e d
a s  a  pe rce nta ge  of the  ne t a s s e t va l ue  pe r s ha re . The  oppos i te  of a  pre mi um
i s  a  di s count

Prior Charges The  na me  gi ve n to a l l  borrowi ngs  i ncl udi ng l ong a nd s hort-te rm l oa ns  a nd
ove rdra fts  tha t a re  to be  us e d for i nve s tme nt purpos e s , re ci proca l  fore i gn
curre ncy l oa ns , curre ncy fa ci l i ti e s  to the  e xte nt tha t the y a re  dra wn down,
i nde x-l i nke d s e curi ti e s , a nd a l l  type s  of pre fe re nce  or pre fe rre d ca pi ta l ,
i rre s pe cti ve  of the  ti me  unti l  re pa yme nt

Portfolio fair value The  ma rke t va l ue  of the  compa ny's  prope rty portfol i o, whi ch i s  ba s e d on the
e xte rna l  va l ua ti on provi de d by Sa vi l l s  (UK) Li mi te d

The Royal Institution of
Chartered Surveyors (RICS)

The  gl oba l  profe s s i ona l  body promoti ng a nd e nforci ng the  hi ghe s t
i nte rna ti ona l  s ta nda rds  i n the  va l ua ti on, ma na ge me nt a nd de ve l opme nt of
l a nd, re a l  e s ta te , cons tructi on a nd i nfra s tructure

Share Price Total Return (GBP)                         The  re turn to s ha re hol de rs , e xpre s s e d a s  a  pe rce nta ge  of ope ni ng s ha re  pri ce ,
ca l cul a te d on a  pe r s ha re  ba s i s  by a ddi ng di vi de nds  pa i d i n the  pe ri od to the
i ncre a s e  or de cre a s e  i n s ha re  pri ce . Di vi de nds  a re  a s s ume d to ha ve  be e n re i nve s te d
on the  e x di vi de nd da te , e xcl udi ng tra ns a cti on cos ts

Half year
ended 30

June 2023

Year ended 31
December 2022



ended 30
June 2023

December 2022

Ope ni ng Sha re  Pri ce 68.5p 117.0p

Move me nt i n s ha re
pri ce

(2.5p) (48.5p)

Cl os i ng s ha re  pri ce 66.0p 68.5p

De cre a s e  i n s ha re
pri ce

(3.7%) (41.5%)

Impa ct of
re i nve s te d
di vi de nds

3.3% 3.2%

Sha re  pri ce  tota l
re turn

(0.4%) (38.3%)

 
SPA Sa l e  a nd purcha s e  a gre e me nt

SPV Spe ci a l  purpos e  ve hi cl e

Total Assets Tota l  a s s e ts  l e s s  curre nt l i a bi l i ti e s  (be fore  de ducti ng pri or cha rge s  a s  de fi ne d
a bove )

WAULT We i ghte d Ave ra ge  Une xpi re d Le a s e  Te rm. The  a ve ra ge  ti me  re ma i ni ng unti l  the
ne xt l e a s e  e xpi ry or bre a k da te
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