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The Albirana Group is comprised of six companies which, 
at 31 December 2018, owned a total of 10,721 assets, 
namely: 9,833 housing units; 118 business premises; 620 
parking spaces; 121 storage rooms; and 29 other types 
of property).

The assets arise from the active and responsible manage-
ment of mortgage loans to individuals. Albirana’s housing 

units are located throughout Spain, although 70% of those 
properties are concentrated in the cities of Barcelona and 
Madrid and their metropolitan areas, followed by Tarragona 
and Valencia (7% and 6%, respectively).

The Group aims to maximise the profitability of the assets 
through the professionalised and effective rental mana-
gement thereof.

ALBIRANA 
AT A GLANCEA |
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Status of Albirana housing units
(Percentage)

75.3%  Leased

5.2%  Published

Refurbished for lease  9%

Pre-possession + illegal occupancy  6%

Reserved for lease  3.4%

Refurbished for sale  0.6%

Published for sale  0.5%

Reserved for sale  0.2%

ALBIRANA 
AT A GLANCE

1

75% of the housing units have been leased and 3.4% have 
been reserved. Occupancy of the housing units available for 
lease(1) therefore stands at 93.8%.

Unleased housing units constitute 21.3% and are currently 
in different value chain management phases. 5.2% are 
in the marketing phase, 5.8% are undergoing the proce-
dure to secure possession of the asset -40% as part of 
the foreclosure management process and the remainder 
constituting illegal occupancies-, 9.0% are either subject 
to the process of obtaining administrative licences or in 
the refurbishment phase, whilst 1.3% have been placed 
on the market for sale. 

Taking into account the entire portfolio, including assets in 
the renovation, adaptation and marketing phases, the port-
folio occupancy level stands at 83.5%. 

92.9% of the leases have a three-year term. 75.4% of the 
leases were entered into by Anticipa under stringent tenant 
solvency ratios. The difference relates to leases entered into 
prior to their acquisition date, mainly those entered into with 
former debtors as part of arrangements concerning the 
dation in payment of the housing unit.

The average monthly rent of the leased housing units 
included in the portfolio is EUR 617, rising to EUR 626 in the 
case of the leases entered into in the last quarter of 2018. 

The total revenue of the REIT rose to 37.6 million, with  a 
gross default ratio(2) (without discounting guarantees) of 
3.6%. Albirana has closed the year with a rent roll of 58.3 
million.

(1) Housing units available for lease: housing units rented plus reserved 
divided by housing units rented, reserved and commercialized

(2) gross default ratio: three or more invoices unpaid and invoices 
due for a period longer than 3 months 

A | ALBIRANA AT A GLANCE
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GAV evolution
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ALBIRANA 
AT A GLANCE

1

Albirana’s value increased by 15.4% with respect to the 
previous year, having gone from EUR 567 million (GAV) to 
EUR 654 million, due mainly to the upward market trend. 
The GAV rose to EUR 1,363 million, taking into account the 
merger (analysed and explained in detail in the following 
section), and the investments and divestments performed 
in 2018.

B | COMPARABLE DEVELOPMENTS IN 
ASSET VALUE
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Assets, liabilities and 
contingent liabilities

Thousands of  €

Assets:

Investment property (Note 8) 424,563,402

Other non-current assets 871,777

Other current assets 7,269,575

Liabilities:  

Financial debt (443,328,808)

Other non-current liabilities (1,437,451)

Other current liabilities (15,652,888)

Total fair value of net identifiable 
assets acquired (27,714,393)

Consideration for ownership 
interest 1

Capital increase due to merger 157,270,203

BUSINESS 
PERFORMANCE

2

Merger transaction

On 29 June 2018, the common draft terms of merger 
between the Parent of the Albirana Group, the head of 
which is Albirana Properties SOCIMI, S.A. (absorbing 
company), and the Parent of the Albirana II Group, the head 
of which is Albirana Properties II SOCIMI, S.A.U. (absorbed 
company), were approved. Consequently, the absorbed 
company was dissolved and extinguished and all its assets 
and liabilities were transferred to the absorbing company. 
These common draft terms of merger were approved by the 
shareholders at the Annual General Meeting of the absor-
bing company and by the sole shareholder of the absorbed 
company. The merger was formalised by means of a public 
deed authorised on 4 August 2018 by Barcelona notary 
Emilio Roselló Carrión, under number 2719 of his protocol, 
and registered in the Barcelona Mercantile Register on 12 
September 2018. However, the registration date is consi-
dered to be the date of the entry marking the filing of the 
deed at the Mercantile Registry, i.e. 10 August 2018.  

At 31 December 2018, the acquired Group’s identified 
assets, liabilities and contingent liabilities recognised in the 
provisional allocation performed by the Parent’s directors 
were as follows (thousands of euros):

ACQUISITIONS AND INVESTMENTS IN 2018, 
AS WELL AS ADDITIONS DUE TO MERGERA |
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Additions in 2018

(€)
Property additions due to foreclosure 
(assignment of the successful bid in 
an auction)

92,199,217   

Property additions due to purchases 140,599,113

Capitalisation of investment property 27,868,586

Total additions in 2018 260,666,916

Investment property 

31/12/17 (1) Additions due 
to merger (2) Additions (3) Disposals Reversals 31/12/18

Number of properties 4,935 4,941   10,721

Gross cost 513,880,878 391,464,499 260,666,916 (3,593,120) - 1,162,419,173 

Net cost 484,622,953 391,464,499 240,088,398 (3,542,228) 8,106,859 1,120,740,481 

BUSINESS 
PERFORMANCE

2

Albirana Properties SOCIMI, S.A. (“Albirana I”) has been 
trading on the Spanish Alternative Equity Market since 
2017 and is engaged in the lease of properties. At 1 January 
2018, the Group had a closed portfolio of 4,935 properties, 
mainly for residential use. Precisely due to its closed nature, 
the portfolio is stable with a high occupancy level, and the 
main task centres on selecting economically solvent custo-
mers with long-term income visibility in order to maximise 
revenue. The expenses are mainly minor, relating to minor 
repairs as a result of tenant turnover.

Albirana Properties II SOCIMI, S.A. (“Albirana II”) was the 
absorbed company, and at 1 January 2018 its subsidiaries 
held an open portfolio of 4,941 assets, including assets 
arising from foreclosures or purchases. Contrary to the case 
of Albirana I, it is currently at the beginning of the cycle and 
has a less mature portfolio, which requires a greater CAPEX 
to upgrade the assets and there is a lower occupancy level.  

As a result of the foregoing, the following changes occurred 
with respect to the investment property portfolio (euros): 

(1) Relates to the companies belonging to the Albirana Properties 
SOCIMI, S.A. Group, consisting of Budmac Investments, S.L., Lambeo 
Investments, S.L. and Treamen Investment, S.L., at 31 December 
2017.

(2) Relates to the inclusion within the scope, at 1 January 2018, of 
the companies belonging to the Albirana II SOCIMI, S.A. Group, 
namely, Budmac Investments II, S.L., Lambeo Investments II, S.L. 
and Treamen Investment II, S.L., as a result of the merger.

(3) The detail of the additions is as follows: 

A | ACQUISITIONS AND INVESTMENTS IN 2018, 
AS WELL AS ADDITIONS DUE TO MERGER

Note: Investment property results don’t include balance 
advances to suppliers
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Profit and loss account

(€)

2017 2018 Albirana I 
2018 vs 2017

Albirana I (1) Albirana I (1) 
Albirana II 

(included in 
the scope) (2)

Total

Revenue 17,859,123 20,943,886 16,611,550 37,555,436 17.27%

Other operating income - 70,357 63,504 133,861 

Other operating expenses (27,781,118) (21,421,280) (27,019,129) (48,440,409) -22.89%

EBITDA (9,921,995) (407,037) (10,344,075) (10,751,112) -95.90%

Depreciation and amortisation charge (7,637,835) (8,318,197) (6,731,209) (15,049,406) 8.91%

Excessive provisions / Impairment and gains 
or losses on disposals of non-current assets 8,258,741 7,180,268 (772,610) 6,407,658 -

Consolidated loss from operations (9,301,089) (1,544,966) (17,847,894) (19,392,860) -83.39%

Financial loss (7,287,272) (4,781,528) (6,523,608) (11,305,136) -34.39%

Consolidated loss for the year (16,588,361) (6,326,494) (24,371,502) (30,697,996) -61.86%

EPRA Earnings per share (EPS) (€/share)  (3.44)  (1.85)

EPRA NAV per share   (€/share) 34.91 45.67

BUSINESS 
PERFORMANCE

2

The merger had the following effect on the consolidated 
statement of profit or loss for 2018: 

(1) Relates to Budmac Investments, S.L., Lambeo Investments, S.L. 
and Treamen Investment, S.L., belonging to the Albirana Properties 

SOCIMI Group at 31 December 2017 (“Albirana I scope”).

(2) Relates to Budmac Investments II, S.L., Lambeo Investments 
II, S.L. and Treamen Investment II, S.L., belonging to the Albirana 

Properties SOCIMI Group, and which had joined the scope at 1 
January 2018 as a result of the merger described (“Albirana II scope”).

A | ACQUISITIONS AND INVESTMENTS IN 2018, 
AS WELL AS ADDITIONS DUE TO MERGER
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Measurement of the portfolio

31/12/17 Additions due
to merger LFL change Divestments Investments 31/12/18

566,709,709 466,297,308 87,175,131 (3,778,498) 1,116,403,650

244,923,752 244,923,752 

566,709,709 466,297,308 87,175,131 (3,778,498) 244,923,752 1,361,327,402

8.44%

BUSINESS 
PERFORMANCE

2

The gross asset value (GAV) of Albirana I at 31 December 
2018 amounted to EUR 654 million. On 1 January 2018, the 
merger with Albirana II, which held 4,941 assets and had 
an average value of EUR 94.4 million, took place. In 2018 
1,972 assets, with an average value of EUR 116.3 thousand, 
were acquired and 45 assets -30 of which were housing 
units- were sold for an average amount of EUR 125.9 thou-
sand per unit. 

Albirana closed 2018 with a GAV of EUR 1,363 million.

MEASUREMENT 
OF THE PORTFOLIOB |
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Occupancy performance

Albirana | 2017 Albirana | 2018 Albirana II
Merger

Albirana II 2018 Total 2018
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80.2%

51.5%

16.8%
75.3%

3.3%

BUSINESS 
PERFORMANCE
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Not only did Albirana I increase its occupancy level by 3.3% 
in 2018, ending the year with an occupancy level of 83.5%, 
but it also improved its customer portfolio. In 2018, the 
number of inherited leases decreased by 17% with respect 
to 2017 year-end, and the portfolio of tenants screened 
by Anticipa increased by 6.2%, representing 75.4% of the 
portfolio. 

Albirana I absorbed Albirana II with an occupancy level of 
51.5% at 1 January 2018. At 2018 year-end the occupancy 
level of Albirana II had increased by 16.8% to a total of 
68.3%. The consolidated occupancy level of the housing 
units at 31 December 2018 was 75.3% and an additional 
3.4% had been reserved. Occupancy of the housing units 
available for lease therefore stands at 93.8%. 

Albirana I absorbed 
Albirana II with an 
occupancy level of 
51.5% at 1 January 2018

GROSS RENT / 
PORTFOLIO OCCUPANCY C |
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Revenue performance

Albirana | 2017 Albirana | 2018 Albirana II 2018 Total 2018

€ 17,859,123
€ 20,943,886

€ 16,611,550
€ 37,555,436

BUSINESS 
PERFORMANCE

2

Following the merger, 92.9% of the leases held by Albirana 
had a term of three years, and 64.9% of the portfolio related 
to leases signed by Anticipa, which means that they had 
passed the rating system and were secured.

The average rent of Albirana I went from EUR 568 to EUR 
612, denoting an increase of 7.8%. In the last quarter 
of 2018 the average rent was EUR 631. Following the 
absorption of Albirana II, the average rent of the portfolio 
was EUR 617. In the last quarter leases were signed for 
EUR 626. The increase is due primarily to developments 
in the rental market, which is experiencing an upturn, 
mainly in large urban centres such as Barcelona and 
Madrid.  

In 2018 Albirana’s revenue amounted to EUR 20.9 million, 
constituting an increase of EUR 3.1 million on 2017. Together 
with Albirana II, the total revenue of the REIT was EUR 37.6 
million. 

With respect to bad debts, the rate remains below 5% at 
Albirana I and at 7.3% at Albirana II. This deterioration in Albirana 
II’s portfolio is due to the fact that most of the new assets are 
included in Albirana II, and many of them have been leased 
to tenants who do not meet the required solvency levels and 
have not passed the rating system established by the Company.    
As the leases expire, the selection process improves and the 
results will therefore be more optimal. 

The consolidated gross bad debts stand at 5.9%, with a 
gross default rate of 3.6% (without deducting guarantees).

Illegal occupancy at Albirana I decreased by 8.3% in 2018, 
with 166 units remaining in this condition. The consolidated 
portfolio figure amounts to 342.

Meanwhile, Albirana has 225 assets that are subject to a 
foreclosure procedure and awaiting possession so that they 
can be sold.

 

C | GROSS RENT / PORTFOLIO OCCUPANCY
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BUSINESS 
PERFORMANCE
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The Group is managed, and technical support in the perfor-
mance of the real estate activity is provided, by the related 
company Anticipa Real Estate, S.L.U., which has 484 
employees divided into teams based on functional area 
(legal, financial, leases, etc.). 

Each of the functional area teams manages all the port-
folios in a cross-disciplinary manner. To clarify, a specific 
portfolio is not assigned to a specific team; instead, all the 
managed portfolios are shared by the teams in order to 
achieve greater efficiency levels. 

In consideration for the services provided for each of the 
assets, the Group and each sub-REIT must pay annual fees 
equal to the costs incurred plus a fixed margin on those 
costs, which will accrue on a quarterly basis. 

No management objectives have been contractually pre-
established with Anticipa. Aside from the diligent manage-
ment of the portfolio by Anticipa, the management thereof 
is monitored on the basis of periodic reports and the prepa-
ration of annual business plans.

The Albirana Group does 
not have its own personnel

ORGANISATIONAL 
STRUCTURED |
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EPRA Vacancy Rate 2017

(€)
Estimated Market Rental Value of 
leased units 459,708,801

Estimated Market Rental Value of 
whole portfolio 566,727,126

Total additions for the year 0.19

Consolidated statement of profit or loss 

(€)

2017 2018

Albirana I Albirana I  Albirana II Merger

Revenue 17,859,123 20,943,886 16,611,550 37,555,436

Other operating income - 70,357 63,504 133,861

Other operating expenses (27,781,118) (21,421,280) (27,019,129) (48,440,409)

Depreciation and impairment 620,906 (2,513,714) (10,369,373) (12,883,087)

Excessive provisions 1,375,785 2,865,554 4,241,339

EBITDA (9,301,089) (1,544,966) (17,847,894) (19,392,860)

Financial loss (7,287,272) (4,781,528) (6,523,608) (11,305,136)

Loss before tax (16,588,361) (6,326,494) (24,371,502) (30,697,996)

Taxes - - - -

Net loss for the year (16,588,361) (6,326,494) (24,371,502) (30,697,996)

BUSINESS 
PERFORMANCE

2

Revenue  

The revenue for 2018 relates mainly to rent arising from the 
lease of the investment property held by the Albirana Group. 

As shown in the table, Albirana’s revenue in 2017 amounted 
to EUR 17.8 million, whilst in 2018 it virtually doubled to 
EUR 37.5 million. Comparing Albirana I alone across the 
two years, it can be observed that this company expe-
rienced a rise in revenue of EUR 3 million in 2018 compared 
with the previous year.

The increase in revenue described in the previous paragraph 
can be explained by the increase in the occupancy level 
of the portfolio, among other factors. This is shown in the 
EPRA Vacancy Rate. 

CONSOLIDATED 
FINANCIAL STATEMENTSE |



16P 2018 r e s u l t s

EPRA NIY and “topped-up” NIY disclosure

2017 2018

Albirana I Albirana I Albirana II Albirana 
Merger 

Topped-up net annualised rent 2,735,257 8,020,774 2,646,625 10,667,399

EPRA NIY 0.48% 1.33% 0.35% 0.78%

EPRA "topped-up" NIY 0.48% 1.33% 0.35% 0.78%

Minimum operating
lease payments

€

2018 2017

Less than one year 33,691,183 20,107,088

From one to five years 24,403,645 24,964,178

More than five years 177,697 10,510

Total 58,272,525 45,081,776

BUSINESS 
PERFORMANCE

2

There was also an increase in the lease yield, as shown in 
the EPRA Net Initial Yield (NIY) and EPRA “topped-up” NIY 
disclosures.

Indeed, there was a rise in occupancy in 2018, with a level 
of 83.5% across the total scope at year-end and 93.8% 
(3.9% higher than in 2017) in respect of the leasable scope, 
representing an increase on 2017.

As shown in the accompanying table, the aforementioned 
positive yield is not due to the merger of the two compa-
nies, since both Albirana I and Albirana II achieved a positive 
result in 2018, which reveals better portfolio management, 
the increase in average rent and portfolio maturity.

Although leases may be terminated by the tenants with a 
notice period, usually of one month, at 2018 year-end it was 
estimated that the leases would not be terminated prior to 
the initial expiry date agreed upon and, accordingly, the 
estimated lease payments according to the expiry dates 
of the leases in force were as follows: 

E | CONSOLIDATED FINANCIAL STATEMENTS
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EPRA Cost Ratios

%

2017 2018

Albirana I Albirana I Albirana II Albirana 
Merger 

EPRA Cost Ratio (including direct vacancy costs) -1.50 -1.04 -1.55 -1.27

EPRA Cost Ratio (excluding direct vacancy costs) -1.39 -0.89 -1.25 -1.06

BUSINESS 
PERFORMANCE

2

income tax and property tax, which have scarcely varied, 
will remain constant due to their nature.

On comparing the two portfolios, we can see that for a 
similar number of assets, the operating expenses represent 
44.22% at Albirana I compared with 55.78% at Albirana II. 
This is due to the added expense generated by the proper-
ties of Albirana II as a result of the upgrade of those assets. 
As these properties are leased, it will only be necessary to 
do replacement work (minor expenses) and, therefore, the 
cost will decrease considerably.

Other operating expenses 

The details shown in this report and the information provided 
by the EPRA ratios can be explained by the operating 
expenses and through the comparison by portfolio and year. 

As the portfolio matures, the operating expenses decrease 
until they become stabilised. Albirana I is currently at this 
point. We can see how these expenses have improved by 
22.29% by comparing 2017 and 2018, and the trend for 2019 
is for them to continue to decrease. Of other operating 
expenses, the expenses for outside services will poten-
tially change, since the others, such as taxes other than 

E | CONSOLIDATED FINANCIAL STATEMENTS
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EPRA Vacancy

€

2017 2018

Albirana I Albirana I Albirana II Albirana 
Merger 

Estimated Market Rental Value of leased units 459,708,801 509,249,386 531,988,056 1,041,237,442

Estimated Market Rental Value of whole portfolio 566,727,126 605,326,121 756,351,104 1,361,677,224

EPRA Vacancy Rate 0.19 0.16 0.30 0.24

BUSINESS 
PERFORMANCE

2

are identified, namely, the capitalisation related to the 
commercial aspect (incentives, fees, etc.), depreciated 
at 33% per year, i.e. over three years, and the remainder 
previously depreciated over eight years and now depre-
ciated over ten years.   

On comparing the two portfolios, we can see that Albirana 
I’s depreciation charge is EUR 1.6 million higher than that of 
Albirana II. This difference will decrease throughout 2019, 
due not only to the increase in rent but also to the publica-
tion of the new assets entering Albirana II, given that this 
is an open portfolio. It is therefore necessary to update the 
properties and only then will they be published and thus 
begin to be depreciated.  

In terms of the EPRA Vacancy Rate, the trends can be 
explained as follows:

Depreciation

With respect to depreciation, since REITs are concerned, 
the Group begins to depreciate its assets when they are 
leased or made available for lease (published).

In the case of Albirana I, the expense rose by virtually 10% 
from 2017 to 2018, as a result of two factors, namely, the 
increase in the leased assets and the change in the deprecia-
tion policy. Until the entry into force of the new policy in July, 
the Group depreciated the assets in the following manner: it 
applied a value of 45% of the purchase/auction price to the 
land on which the property was built and 55% was considered 
to relate to the air rights, depreciated at 2%, i.e. over 50 years. 
The remaining value of the property, the capitalisations, were 
depreciated at a rate of 12.5%, i.e. over eight years. 

As of July, the percentages remained the same for the land 
and air rights portions. However, two types of capitalisation 

The increase in the value of the assets explained above is 
illustrated by the EPRA Vacancy Rate, where the portfolio 
differences can be observed.

E | CONSOLIDATED FINANCIAL STATEMENTS
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BUSINESS 
PERFORMANCE
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Finance cost 

As we indicated previously, one of the main positive 
margins in both portfolios relates to the finance costs. This 
is due essentially to the decrease in the applicable interest 
rate from 6% in 2017 to 3% in 2018. 

We can thus see in the comparative table that at Albirana I, 
since it is a closed portfolio and most of the financing lines 
are used to pay current expenses, there has been a 34% 
decrease in the finance cost with respect to 2017.  

On comparing both portfolios, we can observe how 
Albirana II has a finance cost of EUR 6.5 million, which 
represents 57.64% of the total finance costs. This is 
explained by the fact that, being an open portfolio, it has 
to assume the cost of acquiring assets, whether through 
purchases or foreclosures.

3%

 
DECREASE IN THE APPLICABLE 

INTEREST RATE IN 2018 

6%

DECREASE IN THE FINANCE 
COST WITH RESPECT TO 2017

E | CONSOLIDATED FINANCIAL STATEMENTS



20P 2018 r e s u l t s

EPRA Earnings & Earnings Per Share

€

2017 2018

Albirana I Albirana I Albirana II Albirana 
Merger 

Shares 5,000,000 5,000,000.00 4,650,870.00 9,650,870.00

EPRA Earnings Per Share (EPS) (€/share) -3.44 -0.76 -3.01 -1.85

EPRA Vacancy Rate 0.19 0.16 0.30 0.24

BUSINESS 
PERFORMANCE

2

Result for the year 

As a result of the foregoing, the loss reflected in the state-
ment of profit or loss for 2018 is double that of 2017, due 
entirely to the merger performed at the Group, whereby the 
assets of Albirana II, representing 54% of the total inves-
tment property and virtually double the previous year’s 
assets, were included in the balance sheet of Albirana I, 
thus affecting the positive results that can be observed at 
Albirana I. Account should also be taken of the “extraordinary 
expenses” recognised in 2018 due to the merger process.  

We can observe this trend from the performance of the 
“EPRA Earnings per share” ratio shown in the following 
table:

Also, the number of shares increased by 93% in 2018 with 
respect to the previous year as a result of the merger of 
the two companies. This means that the EPRA Earnings 
per share ratio has gone from 3.44 to 1.85.  

However, the short-term objective for the portfolio is 
consolidation and for Albirana II to achieve the same 
degree of maturity as Albirana I. In terms of results, Albirana 
has achieved an improvement of 38%.

E | CONSOLIDATED FINANCIAL STATEMENTS
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 Consolidated balance sheet

€

Assets 2018 2017 Equity and 
liabilities 2018 2017

EQUITY: 187,376,178 92,105,423

NON-CURRENT ASSETS: 1,158,850,097 490,873,682 NON-CURRENT 
LIABILITIES: 969,336,225 390,724,100

Investment property 1,155,023,293 489,012,733 Non-current payables 
to Group companies 962,392,119 387,735,746

Non-current financial 
assets 3,826,804 1,860,949 Other non-current 

liabilities 6,944,106 2,988,354

CURRENT ASSETS: 37,077,123 8,011,296 CURRENT 
LIABILITIES: 39,214,817 16,055,455

Cash 30,425,398 5,292,382
Current payables to 
Group companies 
and associates

3,494,453 2,552,646

Other 6,651,725 2,718,914 Other current 
liabilities 35,720,364 13,502,809

TOTAL ASSETS 1,195,927,220 498,884,978 TOTAL EQUITY AND 
LIABILITIES 1,195,927,220 498,884,978

BUSINESS 
PERFORMANCE

2
E | CONSOLIDATED FINANCIAL STATEMENTS
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December 31, 2018

Buildings 31/12/17 Additions 
- merger Additions Transfers Disposals Reversals Reductions 31/12/18

Cost 513,880,877 391,464,499 167,638,851 93,028,065 - - -3,593,120 1,162,419,173

Accumulated 
depreciation -13,172,307 - -15,049,406 - - - 18,530 -28,203,183

Net impairment 
losses -16,085,618 - -5,529,112 8,106,859 32,362 -13,475,509

Advances to 
suppliers 4,389,780 33,098,903 121,186,589 -93,028,065 -31,364,395 - - 34,282,812

Total 489,012,733 424,563,402 268,246,922 - -31,364,395 8,106,859 -3,542,228 1,155,023,293

December 31, 2017

Buildings 31/12/17 Additions 
- merger Additions Transfers Disposals Reversals Reductions 31/12/18

Cost 494,453,692 8,685,246 11,839,815 - - -1,097,876 513,880,877 1,162,419,173

Accumulated 
depreciation -5,545,766 -7,637,835 - - - 11,294 -13,172,307 -28,203,183

Net impairment 
losses -24,474,435 - - - 8,369,476 19,341 -16,085,618 -13,475,509

Advances to 
suppliers 17,680,832 618,046 -11,839,815 -2,069,282 - - 4,389,781 34,282,812

Total 482,114,323 1,665,457 - -2,069,282 8,369,476 -1,067,241 489,012,733 1,155,023,293

BUSINESS 
PERFORMANCE

2

Investment property 

The changes in “Investment Property” in the accompanying 
consolidated balance sheets as at 31 December 2018 and 
2017, and the most significant disclosures affecting this 
heading are as follows (in euros): 

E | CONSOLIDATED FINANCIAL STATEMENTS
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Minimum operating
lease payments

€

31/12/18 31/12/17

Land 487,739,494 219,078,674

Buildings 588,665,644 267,762,825

Plant and furniture 69,915,423 27,039,378

Total 1,146,320,561 513,880,877

BUSINESS 
PERFORMANCE

2

The detail, by item, of the cost of the Parent’s investment 
property at 31 December 2018 and 2017 is as follows (in 
euros):

The entirety of the asset portfolio, divided into five 
groups on the basis of the theoretical marketing period, 
was taken into consideration to estimate the marketing 
period. 

These homogenous groups are based on a risk ranking, 
which was established using the following parameters:

Parameters at individual asset level

• Marketing period: between 0 and 2, depending on 
whether it is slow, normal or short.

• Rate of sale: between 0 and 2, depending on 
whether it is not sold, sold slowly or actively.

• Potential price growth: between 0 and 2 if prices 
will fall or rise based on similar units in the area.

Parameters at municipal level

• Population level: between 1 and 4 depending on 
no. of inhabitants.

• Dynamism of province’s real estate market: 
between 1 and 4 based on dynamism.

• Capital: rated 1 if it is a provincial capital or has 
similar importance in real-estate terms and zero 
for the rest.

• Significant municipality: between 0 and 2 depen-
ding on significance of the real-estate market in 
each municipality.

E | CONSOLIDATED FINANCIAL STATEMENTS
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Segment groups into which the Albirana Group 
companies’ asset portfolio has been divided

%

2018 2017

% of total 
portfolio

Deflated discount 
rate applied

% of total 
portfolio

Deflated discount 
rate applied

Group A (between 15 and 17) 16.61% 3.50% 11.60% 4%

Group B (between 12 and 14) 21.07% 4.50% 25.70% 5%

Group C (between 9 and 11) 40.64% 5% 39.20% 6%

Group D (between 6 and 8) 17.12% 7% 16.40% 8%

Group E (between 2 and 5) 4.56% 7.50% 7.10% 9%

BUSINESS 
PERFORMANCE

2

Once these factors have been applied, we divided the 
portfolio into groups based on the following strategy and 
applied the appropriate discount rate, based on the attrac-
tiveness of each homogenous group:

E | CONSOLIDATED FINANCIAL STATEMENTS
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The Group’s consolidation reserves

€

Company 31/12/18 31/12/17

Albirana Properties SOCIMI, S.A. -27,642,038 -

Budmac Investments, S.L.U. -47,915,307 -40,593,916

Lambeo Investments, S.L.U. -5,094,699 -3,398,063

Treamen Investment, S.L.U. -26,062,581 -18,602,129

Total -106,714,625 -62,594,108

BUSINESS 
PERFORMANCE

2

Equity

At the end of 2018 the Parent’s share capital totalled nine 
million six hundred and fifty thousand eight hundred and 
seventy euros (EUR 9,650,870) (2017: EUR 5 million).

Since 15 April 2015 all the Parent’s shares have been 
pledged to secure the financing agreement between 
Alcmena Pledgeco II Borrower, S.C.S., a related company, 
and a certain bank.

Alcmena (REIT) Holdco, S.à.r.l. was the sole shareholder 
of the Parent at 31 December 2018. 

The Parent subsequently ceased to be a sole-shareholder 
company as a result of the sale by Alcmena (REIT) Holdco, 
S.à.r.l. of 4,466 shares on the Alternative Equity Market.

At 31 December 2018 and 2017, the Group’s consolidation 
reserves, by company, were as follows:

9,650,870€

PARENT’S SHARE CAPITAL
AT 2018 YEAR-END

E | CONSOLIDATED FINANCIAL STATEMENTS
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Indebtedness ratio

Miles de €

Company 31/12/18 31/12/17

Total debt with Group and 
related companies (current and 
non-current)

965,886,572 390,288,392

Cash and cash equivalents -30,425,398 -5,292,382

Net debt 935,461,174 384,996,010

Equity 187,376,180 92,105,423

Total share capital 1,122,837,354 477,101,433

Ratio of debt with Group and 
related companies 83% 81%

BUSINESS 
PERFORMANCE

2

Borrowings  

The Albirana Group finances its activities primarily with 
funds from Group companies and related companies. 
The Group obtains financing by arranging personal lines 
of credit and mortgages in order to purchase investment 
property. 

The Group controls the capital structure based on the ratio 
of debt with Group and related companies. The Group 
calculates this ratio as net debt divided by total capital. 
Net debt is calculated as total financial debt payable to 
the Group less cash and cash equivalents. Total capital 
refers to equity.

The Albirana Group has lines of credit granted by the related 
company Alcmena Midco, S.à.r.l. totalling EUR 754.8 
million maturing on 14 April 2025, against which the Group 
had drawn down EUR 297.1 million at 31 December 2018. 
Those lines of credit bear annual interest of 3%, 

The Group had an account payable to the Luxembourg 
company Alcmena Bidco, S.à.r.l. amounting to EUR 9,660 
thousand at 31 December 2018. This account payable bears 
annual interest of 0.5%. The amounts payable to Alcmena 
Bidco, S.à.r.l. are secured by mortgage on certain inves-
tment property. 

E | CONSOLIDATED FINANCIAL STATEMENTS
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Budmac
Investments

S.L.U.

Lambeo
Investments

S.L.U.

Treamen
Investments

S.L.U.

Albirana
Properties

SOCIMI S.A.

IBL €52.5m

IBL €20.8m

IBL €108.1mIBL €36m

IBL €8.6m

IBL €72.6m I/C Receivable
€1.2m

100%

98.81%

1.19%

Minority
shareholders

Budmac
Investments II

S.L.U.

Lambeo
Investments II

S.L.U.

Treamen
Investments II

S.L.U.

Alcmena (REIT)
Holdco S.à.r.l

BUSINESS 
PERFORMANCE

2

SUMMARY OF 
THE FINANCIAL POSITIONF |
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Financing

€

2018 2017

ALCMENA MIDCO SARL 298,540,891 104,928,294

ALCMENA BIDCO SARL 9,660,265 4,937,565

FONDO DE TITULARIZACIÓN DE ACTIVOS, FTA 2015 656,498,019 279,887,087

ALCMENA REIT HOLDCO SARL 1,154,686 521,385

ANTICIPA AND RELATED COMPANIES 32,711 14,061

TOTAL 965,886,572 390,288,392

NON-CURRENT LIABILITIES 962,392,119 387,735,746

CURRENT LIABILITIES: 3,494,453 2,552,646

TOTAL LIABILITIES 965,886,572 390,288,392

BUSINESS 
PERFORMANCE

2
F | SUMMARY OF THE FINANCIAL POSITION
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EPRA Ratios

Albirana I Albirana II Albirana 
Merger

2017 2018 2017 2018

EPRA Earnings Per Share (EPS) (€/share) -3.44 -0.76 -3.01 -1.85

EPRA Net Asset Value Per Share (NAV) 34.91 40.41 51.33 45.67

Triple Net Asset Value (NNNAV) per Share 34.91 40.41 51.33 45.67

Topped-up net annualised rent 2,735,257 8,020,774 2,646,625 10,667,399

EPRA NIY 0.005 0.013 0.003 0.008

EPRA "topped-up" NIY 0.005 0.013 0.003 0.008

EPRA Vacancy Rate 0.19 0.16 0.30 0.24

EPRA Cost Ratio (including direct vacancy costs) -1.50 -1.04 -1.55 -1.27

EPRA Cost Ratio (excluding direct vacancy costs) -1.39 -0.89 -1.25 -1.06

EPRA
RATIOS 

3

The Group, for comparison and transparency purposes, 
decided to adopt the guidelines of the European Public 
Real Estate Association (EPRA). A table is included below 
that summarises the main indicators which are explained 
in detail in the appendices to this report.

EPRA 
RATIOS A |
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EPRA
RATIOS 

3

EPRA Earnings Per Share: The ratio decreased 46% from 
-3.44 in 2017 to -1.85 in 2018. If we take into consideration 
the “merger effect”, Albirana I’s ratio is practically 0 and it 
will follow an upward trend in the coming years, whereas 
Albirana II’s ratio is -3.01, which means that the average 
is similar. Taking into account Albirana I’s performance, 
Albirana II is also expected to improve in the coming years.

EPRA Net Asset Value (Nav) Per Share: As with EPRA 
Earnings, the ratio is quite similar, changing 24% between 
2017 and 2018. As they have a similar number of shares, the 
positive effect of Albirana I’s equity is offset by Albirana 
II’s equity

Triple Net Asset Value (NNNAV) per Share: since the 
companies do not have adjustments for financial instru-
ments or deferred taxes since they are REITs, these ratios 
are the same as in EPRA Net Asset Value (NAV) per share.

EPRA “topped-up” NIY: both portfolios present positive 
yields; as can be seen in the table, the portfolios posted 
negative results in 2017, but positive results in 2018. 
Despite such a positive result, Albirana II also minimises 
the increase in the yield obtained at Albirana I. Taking into 
account the evolution of the market and how Albirana I has 
performed, once expenditure at Albirana II is stabilised, the 
result of this ratio will increase notably in the coming years. 

EPRA Vacancy Rate: As can be observed in the summary 
table, the occupancy rate at Albirana I improved by 15% in 
2018 compared with 2017.This increase is not due so much 
to the value of the total units, which increased by around 
3%, but rather to the number of units leased, which is in 
line with the growth in the sector. As a result of the merger 
this occupancy rate worsened by 21% and stood at 0.24, as 
a result of Albirana II’s lower occupancy rate.

EPRA Cost Ratio: as above, despite being negative the 
trend is positive for both portfolios. Salient in this section 
are, on the one hand, the introduction of a new capex 
policy whereby certain items such as expenses prior to 
acquisition or rental fees are now capitalised instead of 
being recognised as an expense as had been the case 
previously. This policy has been applied since July 2018 
and, therefore, performance will be favourable in the 2018 
vs 2019 comparison. 

On the other hand, as commented vis-à-vis the other 
ratios, on the basis of the performance of Albirana I, we 
can conclude that expenditure at Albirana II will tend to 
decrease and, therefore, this ratio will improve significantly 
in subsequent years.

15%

IMPROVED OCCUPANCY RATE 
AT ALBIRANA I 

WITH RESPECT TO 2017

A | EPRA RATIOS 
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RISKS AND 
UNCERTAINTIES

3

4

Risk associated with regulatory 
changes or changes in valuation used 
to set reference price. 

When valuing real estate assets, Gesvalt took into conside-
ration, inter alia, assumptions relating to occupancy rates 
of the residential properties. Assumptions relating to the 
marketing period and the discount rate used, with which 
an investor may not agree or which might change as a result 
of new regulations, were also taken into consideration. In the 
event the market or the assets do not perform in line with the 
assumptions used by Gesvalt, this might have an impact on 
the value of the assets and, therefore, on the Parent.

Risk associated with collection of 
monthly rents under the leases and 
with the solvency and liquidity of 
customers 

In case any of the tenants experience adverse financial 
circumstances that prevent them from duly meeting their 
payment commitments, the Albirana Group concludes a 
rent default insurance policy that will cover up to 12 months 
of lease payments of 85% of the portfolio in addition to the 
security deposits provided by the tenants.  If the entirety of 
the portfolio is not covered, the Group’s financial position, 
results or valuation might be adversely affected. 

Risks arising from possible fluctuation 
in demand for properties and 
consequent decrease in lease prices. 

Despite the Albirana Group having entered into a high 
number of leases which are not concentrated in a small 
number of tenants, the tenants might not renew their 
leases on expiry and the Albirana Group might have diffi-
culties finding new tenants, thereby reducing the proper-
ties’ occupancy rate, which would reduce the business’ 
margin, cash flows from operations and valuation of the 
Parent.

...the Albirana Group 
is concluding a rent 
default insurance 
transaction...

RISKS AND 
UNCERTAINTIESA |
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RISKS AND 
UNCERTAINTIES

4

Risk of court and 
out-of-court claims 

The Albirana Group could be affected by court or out-
of-court claims related to the activity it carries on. In the 
event the decisions relating to those claims rule against 
the Albirana Group’s interests, this might affect the Parent’s 
financial position, results, cash flows and/or valuation.

 

Risk arising from potential audit by 
the tax authorities 

Under the legislation in force, taxes cannot be deemed 
to have been definitively settled until the tax returns filed 
have been reviewed by the tax authorities or until the four-
year statute-of-limitations period has expired. At the date 
of the report the Albirana Group had the last four years 
open for review for all the taxes applicable to it. 

Risks associated with future 
valuations 

The Group engages independent experts to value all of its 
assets. To value the assets, these independent experts will 
take into consideration certain information and estimates 
and, therefore, any change therein, either as a result of the 
passage of time, changes in how the assets are operated, 
changes in market circumstances or any other factor, would 
require those valuations to be reconsidered. Also, the 
market value of the buildings, land and any other type of 
property asset of any kind analysed in the reports of those 
experts could change for reasons beyond the Group’s 
control, such as a change in expected profitability due to 
an increase in interest rates or legislative changes.  

A | RISKS AND UNCERTAINTIES
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RISKS AND 
UNCERTAINTIES

4

Risk of third parties squatting in 
unleased housing units 

At the date of this report, certain unleased housing units 
owned by the Albirana Group have been occupied without 
just title. Should the Albirana Group have difficulties in evic-
ting these third parties or the number of cases increase, 
it could lead to a decrease in the Parent’s business, cash 
flows and valuation.

Risk of damage to the properties  

The Group’s properties are exposed to damage from 
possible fires, flooding, accidents or other natural disasters. 

Although the Group has taken out insurance policies, if any 
of this damage were not insured or exceeded the amount 
of coverage taken out, the Parent would have to cover the 
damage in addition to the loss related to the investment 
made and the projected revenue, with the consequent 
impact on the Parent’s financial position, results and 
valuation.

A | RISKS AND UNCERTAINTIES
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OUTLOOK FOR 
THE BUSINESS

5

Despite the symptoms of the economic slowdown, the 
improvement in migration flows, sustained growth in 
employment and improved salary conditions lead us to 
forecast that the volume of transactions, both in terms of 
sales and rentals, will continue to rise in the coming years, 
with sustained price increases in both markets and the 
increase in rental prices in the main cities will be particu-
larly noteworthy.  

The downturn in activity and the 
prominent increase in immigration 
and its impact on the real estate 
sector

The situation in 2018

Despite the downturn in economic growth in recent quar-
ters, unemployment continued to fall sharply up to the end 
of 2018, both in Catalonia, where most of the portfolio is 
located, and in Spain as a whole.

Households have continued to reduce their debt and the 
interest they have paid has fallen from EUR 11,500 million 
in the third quarter of 2008 to barely EUR 1,000 million in 
the last quarter of 2018.

Also, salary income has increased at a nominal rate of 
4.1% in 2018, and the household saving rate has dropped 
to 4.9% of household income in 2018.

Improvements to household income were posted and 
there is a positive outlook in relation to the future and 

increases in financial wealth (financial assets less financial 
liabilities) in terms of GDHI (gross disposable household 
income) and the reduction in Spanish household debt as 
a percentage of GDP.

Between 2015 and 2017, based on the residential variation 
statistics of the Spanish National Statistics Institute, there 
was a significant increase in net migration (29 thousand in 
2015 to 226 thousand in 2017) and its significant impact on 
projected net migration for 2018-23 (a cumulative increase 
of around 170 thousand individuals (October 2016) to more 
than 1.5 million (October 2018)). 

All these factors have resulted in relatively solid progress in 
terms of household (mainly residential) consumption and 
investment in 2017 and 2018.

NOTES ON ECONOMIC OUTLOOK, DEMOGRAPHICS AND RESIDENTIAL 
PROPERTY MARKET IN SPAIN IN 2019-2021: FORECAST TRANSACTIONS, 
PURCHASE PRICES AND DYNAMICS RELATING TO RENTAL PRICES AND 
TRANSACTIONS

A |
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Household investment 
dynamics  (nominal) 2013-2018    

(Annual rates of change in %)

Household consumption 
dynamics (nominal) 2013-2018  

(Annual rates of change in %)
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Outlook for 2018-21

We have witnessed a change in outlook in terms of the 
return of inflation: the Federal Reserve (Fed) postponed 
new rate hikes and expects that it will cease to reduce its 
balance sheet, while the European Central Bank (ECB) also 
postponed new rate hikes, announced a new line of cheap 
credit and restated that it will maintain its balance sheet.

The abrupt slowdown in Germany (tied to that of China 
and to the global trade crisis) was felt across the eurozone: 

the ECB’s growth forecasts and prices have been revised 
downwards.

As expected, Spain posted above eurozone average 
growth in GDP and employment, although the trend 
appears to indicate a return to what the IMF considers 
to be Spain’s potential GDP growth (approximately 1.5% 
from 2021).

GDP in Spain 2018-2020, based on IMF's 
spring projections (April 2019). Projections for 2019-2024
 (In annual %)
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In the context of the slowing tail winds and demographic 
improvement, job creation is expected to slow to around 
400,000/year in 2019/2021.

Given the interest rate dynamics (remaining at 2.1%) and 
employment expectations, it is postulated that the amount 
of new mortgage loans should grow by an average of 12% 
(close to EUR 6,000 million/year).

Mortgage interest rates1.  2012-2021
(%)
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(1) Legal interest rates for the mortgage market (weighted average of loans
of more than three years’ duration from all banks). Spanish Ministry of Economy and Finance.
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Pre-estimate of transactions by use 
and type of housing and forecast for 
2019-21  

Projected growth in unsubsidised housing transactions: 
deceleration from previous high rates to 6% in 2021, 
although in absolute terms they could exceed 650,000 
transactions, with Catalonia and Madrid showing average 

growth of around 98 thousand and 91 thousand, respecti-
vely, in unsubsidised housing transactions between 2019/21. 
Relative growth rates will be higher in Spain (6.8%) than the 
average in Madrid (5.7%) and Catalonia (5.4%)

Dynamics relating to the amounts of new mortgage loans 
(Millions of euros) 
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Housing purchase price dynamics 
(new build and second hand) in Spain, 
Catalonia and Madrid: 2019-2020 
forecasts

As the area in which prices are rising expands, housing 
prices seem to reinforce aggregate growth, with values 
expected to exceed 9% in 2019 and 2020.

Source: Anticipa forecasts for 2018-19, based on data from the Spanish National Statistics Institute and the Ministry of Public Works.

Housing prices in Spain. 2008-2020
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In Catalonia, house prices are also showing a new upward 
trend and by the end of 2020 they could be just 4% below 
the 2007 figures. Madrid is posting more intense growth 
and, consequently, average house prices at the end of 2020 
could be above 2007 levels.

Source: Anticipa forecasts for 2018-19, based on data from
the Spanish National Statistics Institute and the Ministry of Public Works.

(1)   New-build and second-hand housing
(2)  In terms of Spanish National Statistics Institute values
(3)  Year-on-year change relating to the last quarter of each year
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Forecast transactions and rental 
prices in the principal municipalities 
in Catalonia and Spain: 2019-2020 
forecasts

Significant increases are expected in the volume of leases 
for the 2019-2021 period (584,000 in 2018 to 636,000 in 
2021). 

Source: Anticipa, based on data from the Spanish Ministry of Public Works and the National Statistics Institute (Family Budget Survey and Survey on living Conditions).

Forecast annual leases for main 
residence in Spain 2016-21
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After rental prices fell between 2010 and 2014, the recovery 
of rental prices spread to the principal Catalan municipa-
lities between 2015 and 2018, a dynamic that is expected 
to continue in both 2019 and 2020.

Source: Anticipa, based on data from the Catalan Land Institute (INCASOL).

From the crisis to the recovery of the rental market: 
cumulative annual rate of the lease price according 
to INCASOL in the 46 principal Catalan municipalities
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Source: Anticipa forecasts for 2018-19, based on data from the Spanish National Statistics Institute and the Ministry of Public Works.

Lease dynamics in the Catalan municipalities 
with more than 50,000 inhabitants 
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Similarly, in the main municipalities of Madrid, significant 
rent increases are being postulated.

Source: Anticipa, based on data from the Catalan Land Institute (INCASOL).

Forecast growth in leases in 2019-2020 
in main municipalities of Madrid 
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Increases are also expected in the majority of Spain’s 
large cities.

Source: Anticipa, based on data from the Catalan Land Institute (INCASOL).

Forecast growth in leases for 2019-20 in certain of the 
main Spanish cities (excluding those of Catalonia and Madrid) 
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Epra Earnings & Earnings per Share

Albirana I 
2017

Albirana Merger 
2018

Earnings per IFRS income statement -16,588,361 -30,697,996.00

Adjustments to calculate EPRA Earnings, exclude:

Changes in value of investment properties, development properties 
held for investment and other interests -731,641 12,471,659.00

Profits or losses on disposal of investment properties, development 
properties held for investment and other interests 110,735 411,428.00

EPRA Earnings

Shares 965,886,572 390,288,392

EPRA Earnings Per Share (EPS) (€/share) 962,392,119 387,735,746

DETAILED 
CALCULATION OF 

EPRA RATIOS

6

Note: Consolidated earnings of all the companies, adjusted for 
both the depreciation and amortisation charge and impairment 
and profits or losses on disposals divided by the total shares of 

the holding company.

EPRA 
RATIOSA |

Epra Earnings per Share
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Epra Net Asset Value

Albirana I 
2017

Albirana Merger 
2018

NAV per the financial statements 92,105,423 187,376,178

Effect of exercise of options, convertibles and other equity interests (diluted basis)*:

Diluted NAV, after the exercise of options, convertibles and other equity 
interests 

Include 965,886,572 390,288,392

Revaluation of investment properties (if IAS 40 cost option is used) 962,392,119 387,735,746

Include/exclude: 

Adjustments (i) to (v) above in respect of joint venture interests 

EPRA NAV 174,542,976 440,790,840

EPRA NAV per share 34.91 45.67

Shares 5,000,000 9,650,870

DETAILED 
CALCULATION OF 

EPRA RATIOS

6

Note: Consolidated equity less adjustments for the difference 
between the appraisal value and the net book value, divided 

by the total shares of the holding company.

Epra Net Asset Value

A | EPRA RATIOS
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Triple Net Asset Value (NNNAV)

Albirana I 
2017

Albirana Merger 
2018

EPRA NAV 174,542,976 440,790,840

Include

Fair value of financial instruments***** 0 0

Fair value of debt*

Deferred tax** -

EPRA NNNAV 174,542,976 440,790,840

EPRA NNNAV per share 34.91 45.67

Shares 5,000,000 9,650,870

DETAILED 
CALCULATION OF 

EPRA RATIOS

6

Note: Consolidated equity less adjustments for the difference 
between the appraisal value and the net book value, divided 

by the total shares of the holding company.

Triple Net Asset Value (NNNAV) 
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EPRA NIY and “topped-up” NIY disclosure 

Albirana I 
2017

Albirana Merger 
2018

Investment property - wholly owned 566,727,126 1,361,677,224

Gross up completed property portfolio valuation 566,727,126 1,361,677,224

Annualised cash passing rental income 19,802,628 42,803,915

Property outgoings -17,067,371 -32,136,516

Annualised net rents 2,735,257 10,667,399

Topped-up net annualised rent 2,735,257 10,667,399

EPRA NIY 0.48% 0.78%

EPRA "topped-up" NIY 0.48% 0.78%

DETAILED 
CALCULATION OF 

EPRA RATIOS

6

Note: Gross-up between the annualised rents (estimation 
with December data multiplied by 12) and the related 

property outgoings, divided by the property’s ERV.

EPRA NIY and “topped-up” NIY 
disclosure 

A | EPRA RATIOS
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EPRA Vacancy Rate

Albirana I 
2017

Albirana Merger 
2018

Estimated Market Rental Value of leased units 1,041,237,442

Estimated Market Rental Value of whole portfolio 1,361,677,224

EPRA Vacancy Rate 0.19 0.24

DETAILED 
CALCULATION OF 

EPRA RATIOS

6

Note: Leased units as a percentage of the whole portfolio 
divided by the ERV of the whole portfolio.

EPRA Vacancy Rate 

A | EPRA RATIOS
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EPRA Cost Ratio 

Albirana I 
2017

Albirana Merger 
2018

Adjustments to calculate EPRA Earnings, exclude: -5,796,418  -8,098,336  

Net service charge costs/fees -17,067,371  -31,756,821  

Management fees less actual/estimated profit element -3,707,783  -8,577,359  

EPRA Costs (including direct vacancy costs) (A) -26,571,572  -48,432,517  

Direct vacancy costs -1,938,102  -8,193,461  

EPRA Costs (excluding direct vacancy costs) (B) -24,633,470  -40,239,056  

Gross Rental Income less ground rent costs - per IFRS 17,734,588  38,131,130  

Gross Rental Income ( C ) 17,734,588  38,131,130  

EPRA Cost Ratio (including direct vacancy costs) -1.50 -1.27

EPRA Cost Ratio (excluding direct vacancy costs) -1.39 -1.06

DETAILED 
CALCULATION OF 

EPRA RATIOS

6

Note: Operating expenses including property costs divided by the 
rental income. The calculations are performed to obtain this ratio 

for both all of the properties and just the leased properties.

EPRA Cost Ratio 

A | EPRA RATIOS
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GLOSSARY 7

Concepto Descripción

SOCIMI: Spanish real estate investment trust (REIT) 

AGM: Annual General Meeting 

GCA: Gross Carrying Amount 

NBV: Net Book Value 

RISC: Royal Institution of Chartered Surveyors 

IVSC: International Valuation Standard Council

Inventory: the Parent’s total assets 

MAB: Spanish Alternative Equity Market

CSR: Corporate social responsibility

CNMV: Spanish National Securities Market Commission

INE: Spanish National Statistics Institute

LFL: Like for like

ACs: Autonomous communities

IBL: Interest Bearing Loan

GLOSARIOA |
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