




 

KEY FIGURES 
FIVE-YEAR OVERVIEW  

 

Revenues and earnings  2021 2020 2019 2018 2017 

Revenues (EUR k) 183,670 177,063 187,467 193,193 193,680 

Net rental income  (EUR k) 163,271 154,823 162,904 169,068 172,911 

Consolidated profit for the period  
(EUR k) 209,678 168,489 581,221 527,414 296,987 

FFO (EUR k)1) 116,455 108,673 112,572 114,730 113,834 

Earnings per share (EUR)1) 1.18 0.95 3.27 3.02 1.94 

FFO per share (EUR)1) 0.65 0.61 0.63 0.65 0.74 

1) Excluding minorities.  

 

Balance sheet  Dec. 31,  2021 Dec. 31,  2020 Dec. 31,  2019 Dec. 31,  2018 Dec. 31,  2017 

Investment property  (EUR k) 4,775,801 4,556,181 4,438,597 3,938,864 3,331,858 

Total assets (EUR k) 5,234,372 5,090,249 5,029,328 4,181,252 3,584,069 

Equity (EUR k) 3,367,083 3,252,442 3,175,555 2,684,087 1,954,660 

Liabilities  (EUR k) 1,867,290 1,837,806 1,853,773 1,497,165 1,629,409 

Net asset value (NAV) per  
share (EUR) 18.91 18.29 17.88 15.13 12.70 

Net loan-to-value (Net LTV, %) 28.8 27.0 27.1 30.4 40.0 

 

G-REIT f igures Dec. 31,  2021 Dec. 31,  2020 Dec. 31,  2019 Dec. 31,  2018 Dec. 31,  2017 

G-REIT equity ratio (%) 69.1 71.1 70.9 67.2 57.1 

Revenues including other income 
from investment properties (%)  100 100 100 100 100 

 

EPRA f igures1) 2021 2020 2019 2018 2017 

EPRA earnings per share (EUR) 0.55 0.61 0.61 0.62 0.68 

EPRA cost ratio A (%)2) 25.0 26.6 26.1 23.0 19.6 

EPRA cost ratio B (%)3) 21.1 22.1 21.7 19.0 16.4 

 Dec. 31,  2021 

 

Dec. 31,  2020 

 

Dec. 31,  2019 

 

Dec. 31,  2018 

 

Dec. 31,  2017 

EPRA NRV per share (EUR) 20.86 20.13 19.67 n/a  n/a  

EPRA NTA per share (EUR) 18.97 18.34 17.91 15.14 12.71 

EPRA NDV per share (EUR) 18.82 17.95 17.61 14.96 12.45 

EPRA net initial yield (%) 2.9 3.3 3.3 4.0 4.6 

EPRA ôtopped-upõ net initial 
 yield (%) 3.4 3.7 3.8 4.4 5.0 

EPRA vacancy rate (%) 6.9 7.6 8.1 9.7 9.4 

1) For further information, please refer to EPRA Best Practices Recommendations, www.epra.com.  

2) Including vacancy costs. 

3) Excluding vacancy costs. 
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A. COMBINED MANAGEMENT REPORT 

I.  ECONOMICS AND STRATEGY 

1.  STRATEGY 

alstria office REIT-AG (alstria) (herein referred to as the òCompanyó, or òalstria AGó) is a German 

stock corporation in the legal form of a Real Estate Investment Trust (REIT) that invests in office real 

estate in major German economic c enters. The Company has been listed on the Frankfurt Stock 

Exchange since 2007 (WKN: A0LD2U). As of December 31, 2021, the alstria group consisted of the 

parent company alstria AG and 43 direct and indirect subsidiaries (hereinafter òalstriaó or the 

òGroupó). The parent company makes operational decisions. As of December 31, 2021, alstriaõs real 

estate portfolio compris ed 112 buildings, with a lettable area of 1.4 million m² and a total value of 

EUR 4.9 billion. The properties are predominantly located in t he major German office markets of 

Hamburg, Düsseldorf, Frankfurt, Stuttgart, and Berlin, where local and operating offices  represent 

alstria, which alstria defines as its core market . As a fully integrated and long -term oriented company, 

alstriaõs 171 employees actively manage the buildings over their entire life cycle.  

At the end of fiscal year 2021, the Company entered into an investment agreement with Alexandrite 

Lake Lux Holdings S.à r.l. (òAlexandriteó or the òBidderó), a that the real estate private funds of 

Brookfield Asset Management (òBrookfieldó) controls on a voluntary public takeover offer for all 

alstria -shares against cash compensation (the "Offer"). The takeover offer was published on 

December 13, 2021, and the Executive Board and Supervisory Board expressed support in their joint 

reasoned opinion, which was published on December 27, 2021. On January 18, 2022, the Bidder 

declared the occurrence of all offer conditions and thus the successful takeover of the Company. At 

the end of the secon d offer period on February 3, 2022, the ownership interest of the new majority 

shareholder was 91.6 %.  

The new majority shareholder has committed to support the Executive Board in the further 

implementation of the Company's business strategy and to continue to drive the Company's growth. 

In particular, value -enhancing modernization and repositioning opportunities with potential for 

sustainable value creation based on hands-on asset management will be advanced to future -proof the 

portfolio and continu e the ongoing decarbonization process. In addition, in light of the new 

shareholder structure, the Company's Executive Board will conduct a strategic review of the 

Company's capital structure together with the Supervisory Board and the new majority shareho lder. 

In the future, the Company shall operate with a leverage ratio that meets the minimum requirements 

for an investment grade rating with a Company leverage ratio of no more than 55  % (loan-to-value). 

Any excess cash is to be used either for the purpose of reinvestment in strategic M&A transactions or 

for other profitable investment opportunities (e.g., geographic diversification, investment in adjacent 

asset classes). Fundamentally, the focus of the business will no longer be on paying dividends. Rather , 

the preference will be for yield -enhancing reinvestment of available cash, focused on total return. 
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Therefore, the new majority shareholder intends to reduce the annual distribution of dividends to the 

extent legally permissible.  

alstriaõs corporate strategy is based on the following principles:  

- Access to capital and a comprehensive operational know ledge based on an integrated business 

model are fundamental success factors for alstria.  

- By concentrating the real estate portfolio on the major German office  markets and by focusing on 

solvent tenants, alstria generates steady income primarily used for reinvesting in the portfolio.  

- Continuous investments in the quality of the real estate portfolio secure and increase rental 

income and property values , and improve the portfolioõs energy efficiency.  

- Depending on the assessment of the market situation, properties are bought or sold. The goal is 

risk-adjusted corporate growth  and achieving a return in line with the market over the real estate 

cycle.  

2.  CORPORATE MANAGEMENT 

Alstria proactively controls the Group based on two key financial performance indicators: revenues 

and funds from operations ( FFO). Revenues mainly comprise rental income derived from the 

Companyõs leasing activities. The FFO is derived from real estate management. It excludes valuation 

effects and other adjustments, such as noncash expenses / income , gain on disposal and expected 

nonrecurring effects. * 

In the 2021 financial year, alstria generated revenues of EUR 184 million and FFO of approx. 

EUR 116 million. The result was thus significantly above the forecasted revenues of EUR  177 million 

and FFO of EUR 108 million published at the beginning of 2021. alstria already raised the original 

revenue and earnings forecast to the expected rev enues of EUR 181 million and FFO of EUR 115 million 

in the course of 2021. This was due to additional rental income from acquiring two properties and 

concluding new leases on the one hand and lower real estate operating costs due to postponing 

measures to 2022 on the other. A lower -than-planned disposal volume of non-strategic properties 

explains how the revised forecast was also exceeded at the end of 2021.  

The Company also monitors the progress of its Net LTV**, G-REIT equity ratio ***, net -debt ****/EBITDA, 

and cash (cash and cash equivalents). For the Companyõs internal control, in each case these are not 

classified as the most relevant performance indicators. alstriaõs Net LTV was 28.8 % as of 

December 31, 2021, compared to 27.0  % at the end of the 2020 financial year. The G -REIT equity ratio 

was 69.1 %, compared to 71.1 % in the previous year,  and the minimum statutory rate of 45  %. The net-

debt / EBITDA was 9.0  % as of December 31, 2021, compared to 9.5 % as of December 31, 2020. 

 

*     For further details, please refer to page 12f.  

**    Net-debt  /  fair value of immovable assets (deducted by interests in joint ventures).  

***   Total equity divided by the carrying amount for immovable assets. The minimum requirement according to G -REIT regulations is 45 %. 

****  Total debt deducted by cash positions and short -term financial assets.  
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The management at the level o f the Company primarily focuses on the total operating performance. 

alstria AG strives for stable results with low volatility.  

3.  ECONOMY AND OFFICE MARKETS 

3.1.  Economic development  

The economic performance in Germany in 2021 was again characterized b y the effects of the ongoing 

COVID-19 pandemic, material shortages due to the disruption of global supply chains, and rising 

inflation. The optimistic growth forecasts from the beginning of the year could not be maintained in 

the course of the year. With g ross domestic product up 2.7  % and consumer prices rising by 3.1 %, 

economic activity remained at a slow pace. The unemployment rate in Germany remained at a 

moderate level of 5.7  %, and the number of corporate insolvencies decreased further year -on-year.  

3.2.  Office markets * 

3.2.1.  Vacancy slightly up, rents stable  

An areaõs economic performance directly affects  the corresponding office property market  because 

economic activity, and with it the increase or decrease in employment, usually directly affects the  

demand for office space. The ongoing COVID-19 pandemic in Germany continued to restrain  leasing 

activity over the course of the year, with the final quarter of 2021 seeing some revival in the 

commercial leasing markets.  The vacancy rate rose to 4. 7 % over the course of the year  (previous 

year: 4.0 %), while both prime and average rents increased slightly despite the weak market situation. 

Overall, office take -up rose by 23.7 % year-on-year to 3,200,000 m²  ("Big 7" cities: Berlin, Düsseldorf, 

Frankfurt, Hamburg, Col ogne, Munich, and Stuttgart), according to the major commercial brokerage 

houses. On the other hand, a verage rents in the "Big 7" cities remained largely stable. Berlin reached 

the highest average rent for office space at EUR  30.50/m² (previous year: EUR  28.36/m²), followed 

by Munich at EUR 23.68/m² (previous year: EUR 21.46/m²), Frankfurt at EUR  22.04/m² (previous year: 

EUR 23.07/m²), Hamburg at EUR 18.06/m² (previous year: EUR  17.40/m²), Düsseldorf at EUR 

16.57/m² (previous year: EUR 15.77/m²), Cologne a t EUR 16.42/m² (previous year: EUR  15.90/m²), 

and Stuttgart at EUR 16.10/m² (previous year: EUR 16.50/m²).  

  

 
*  Sources of real estate market data in this chapter are Colliers International Deut schland GmbH, BNP Paribas Real Estate, CBRE GmbH, and 
   Jones Lang LaSalle. 

** Colliers International Deutschland GmbH, BNP Paribas Real Estate, CBRE GmbH and Jones Lang LaSalle. 
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3.2.2.  High transaction volumes, prices continue an upward trend  

Despite the uncertainty regarding overall economic growth, the German office real estate se ctor 

recorded a transaction volume of slightly over EUR 30 billion**. This is the second -highest figure ever 

registered and is around 30  % above the 10-year average. Over 2021 as a whole, the transaction volume 

in the "Big 7" cities was EUR 27.6 billion (B erlin: EUR 6.7 billion, Frankfurt: EUR  5.7 billion, Hamburg: 

EUR 2.4 billion, Munich: EUR 6.7 billion, Düsseldorf: EUR 1.5 billion, Cologne: EUR 2.9 billion, and 

Stuttgart: EUR 1.7 billion). Even with the ongoing COVID-19 pandemic, prices for office proper ties in 

Germany remained at a high level. Despite an increasing share of home office use, investor confidence 

in the asset class remains strong. Investors focused on well -located properties with long -term leases 

from solvent tenants in A -locations in 2021. Prime yields in all A -locations declined over the course of 

the year.  

4.  PORTFOLIO ANALYSIS 

4.1.  Key metrics  of the portfolio and investment locations  

alstria owns, manages, and develops office buildings with a total lettable area of 1.4 million m². At 

the end of 2021, 90.1  % of this was office and storage space and 9.9 % included other  types of use 

(retail, hotel, and other). By focusing on the large and liquid Germa n office markets, from the 

Management Boardõs perspective, alstria benefits from the fundamental strength of the German 

economy as a whole and can efficiently manage subst antial sub-portfolios from its local offices. Rather 

than large buildings, alstria ty pically prefers smaller , geographically close properties . alstriaõs 

management believes that such a portfolio design allows the company to spread the operational risk 

over a larger number of buildings and thus reduce the overall risk of the real estate por tfolio. The 

buildings in the alstria portfolio have an average lettable area of 12,800 m² and an average market 

value of EUR 43.5 million.  

Key metrics  Dec. 31, 2021 Dec. 31, 2020 

Number of properties  1121) 109 

Market value (EUR bn)2) 4.9 4.6 

Annual contractual rent (EUR m) 204.6 199.1 

Valuation yield (%, contractual rent / market value)  4.2 4.4 

lettable area (m²)  1,434,000 1,427,800 

EPRA vacancy rate (%) 6.9 7.6 

WAULT (weighted average unexpired lease term in years) 5.7 6.1 

Average value per m² (EUR) 3,398 3,205 

Average rent/m² (EUR / month) 3) 13.33 12.93 

1) The change as of December 31, 2020 is based on the acquisition  of two properties and the sale of one property in fiscal year 2021 as well as 
on the division of buildings 1 to 3 of the Carl -Reiß-Platz property into three independent properties.  

2) Including fair value of owner -occupied properties.  

3) Average rent for  the office space.  
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Total portfolio by region  
(% of market value)  Dec. 31,  2021 Dec. 31,  2020 Change (pp) 

Hamburg 34 33 1 

Düsseldorf 25 27 Ĭ2 

Frankfurt  21 20 1 

Stuttgart  10 12 Ĭ2 

Berlin 9 8 1 

Others 1 0 1 
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4.2.  Tenants and leases  

Public tenants and large national and international companies  in particular characterize alstriaõs 

tenant structure . The following table shows the ten largest tenants as of December 31, 2021: 

alstriaõs main tenants  

(% of annual rent)  Dec. 31,  2021 Dec. 31,  2020 Change (pp)  

City of Hamburg  12 12 0 

Mercedes-Benz AG  11 12 Ĭ1 

Bundesanstalt für Immobilienaufgaben  5 5 0 

City of Frankfurt  3 3 0 

GMG Generalmietgesellschaft 2 2 0 

HOCHTIEF Aktiengesellschaft 2 2 0 

Commerzbank Aktiengesellschaft 2 2 0 

Hamburger Hochbahn AG 2 2 0 

Residenz am Dom gem. Betriebsgesellschaft mbH 2 1 1 

Württembergische Lebensversicherung AG 1 1 0 

 

Due to the COVID-19 pandemic in Germany and the resulting uncertainty with regard to future 

economic developments, the commercial leasing market again proved difficult. Large companies in 

particular were reluctant to sign new leases, which is why the avera ge size of the leases signed in 

2021 was lower than in previous years. In view of the continuing uncertainty on the part of commercial 

tenants, there was also an increased desire for partial or special termination rights and flexible terms 

in the past year .  

1) Option drawings of existing tenants are included.  

 

Despite the weak commercial leasing market, alstria increased its letting volume (measured in terms 

of new lettings and lease extensions)  in 2021 compared to the prior year level. This was due to the 

conclusion of several large -volume lease extensions at t he end of the year.  

Commercial leases usually have a limited term agreed in the respective lease. The following table 

summarizes the share of expiring leases as a share of the total portfolio over the next three years :  

Lease expiry profile  
(% of annual ren t)  Dec. 31,  2021 Dec. 31,  2020 Change (pp) 

2022  7.0 11.3 Ĭ4.3 

2023  10.7 10.3 0.4 

2024  8.0 8.3 Ĭ0.3 

 

Letting metrics (m 2) 2021 2020 Change 

New leases  51,700 62,000 Ĭ10,300 

Renewals of leases1) 103,600 57,500 46,100 

Total  155,300  119,500  35,800  
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4.3.  Capital expenditure into the existing portfolio  

In 2021, EUR 122 million was invested in the existing portfolio. The largest part of this amount, 

EUR 90 million, was  invested in development projects, which significantly improved the quality of the 

spaces to achieve higher rents for new leases. The development capex increased significantly  in 2021 

because alstria currently sees the be st retur n opportunities here. The current development portfolio 

comprises 20 projects with a total lettable area of 342,900 m2.  

Project  

Lettable area  

(m²)  Status 

Estimated 

completion  

Besenbinderhof 41, Hamburg 5,500 Under construction   Q3 2022 

Carl-Reiss-Platz 1, Mannheim  8,500 Under construction   Q1 2023 

Carl-Reiss-Platz 2,3,4, Mannheim 5,3001)     Under construction  Q1 2024 

Augustaanlage 60, Mannheim 4,400 Under construction  Q3 2022 

Friedrich-Scholl-Platz 1, Karlsruhe 26,800 Under construction  Q3 2024 

Gustav-Nachtigal-Str. 3, Wiesbaden 18,400 Under construction  Q2 2022 

Gustav-Nachtigal-Str.  4, Wiesbaden 800 In planning n/a  

Gustav-Nachtigal-Str. 5, Wiesbaden 7,600 Under construction  Q3 2022 

Gasstr.  18, Hamburg 26,800 Under construction  Q3 2022 

Deutsche Telekom Allee 7, Darmstadt 22,200 In planning n/a  

Deutsche Telekom Allee 9, Darmstadt 60,700 In planning n/a  

Gartenstr. 2, Düsseldorf  4,800 In planning n/a  

Friedrich-List-Str.  20, Essen 9,000 In planning n/a  

Uhlandstr.  85, Berlin  9,400 In planning n/a  

Adlerstr .  63, Düsseldorf 2,700 In planning n/a  

Corneliusstr.  36, Düsseldorf 3,100 In planning n/a  

Maxstr.  3a, Berlin  4,200 In planning n/a  

Hanauer Landstr.  161Ĭ173, Frankfurt  10,500 In planning n/a  

Epplestr.  225, Stuttgart  106,000 In planning n/a  

Handwerkstr. 4/Breitwiesenstr. 27, Stuttgart  6,200 In planning  n/a  

Total  342, 900   

1) Planned lettable area . 
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4.4.  Transactions  

alstriaõs investment decisions are based on both analyses of local markets and individual inspections 

of each asset. The latter focuses on the attributes of location, size, and quality (relative to those of 

direct competitors õ assets) as well as the long-term potential for value growth. alstria õs strategy aims 

at both est ablishing a lucrativ e portfolio size at the respective locations and retracting from markets 

that do not adhere to alstria õs core investment focus  (òBig 7ó office markets in Germany). In this 

context, a property in Trier was sold in 2021. The sales made in  Hamburg and Stuttgart were 

opportunistic in character and served to optimize the  portfolioõs risk/return profile. The sales 

proceeds were mainly used to finance modernization measures in the existing portfolio. Reallocati ng 

the capital provided continuously improves the portfolioõs risk/return profile .  New properties were 

purchased in the Frankfurt and Berlin  core markets. There is significant value enhancement potential 

for both properties acquired, which is to be leveraged in the coming years.  

Disposals 

 

Asset  City  

Disposal  
price  

 (EUR k) 

Gain  
to book  

value  

 (EUR k)1), 2)  

Signing  

SPA 

Transfer  
of benefits and 

burdens  

Frauenstraße 5Ĭ9  Trier  24,750 Ĭ650 July 15, 2021 Oct. 31, 2021 

Heidenkampsweg 44Ĭ46 Hamburg 9,100 1,070 Dec. 9, 2021 March 31, 20223) 

Vaihinger Str. 131 Stuttgart  63,000 15,730 Dec. 23, 2021 March 31, 20223) 

Total Disposals  96,850  16,150    

1) Different from the position òNet result from the disposal of investment propertyó in the income statement. This position only contains contracts 
which were signed in 2021 financial year and their transaction costs as well as capitalizations during the yea r which were booked until the  time 
of disposal.  

2) Rounded to the nearest five thousand Euros. 

3) Expected.  

 

 

Acquisitions  

 

Asset  City  

Acquisition 
price  

 (EUR k)1) 
Signing  

SPA 
Transfer of benefits and 

burdens  

Hanauer Landstr. 161Ĭ173 Frankfurt  30,300 Dec. 17, 2020 March 1, 2021 

Mehringdamm 32Ĭ34 Berlin 50,250 Apr. 30, 2021 Aug. 1, 2021 

Total Acquisitions   80,550    

1) Excluding transaction costs.  

 

4.5.  Portfolio valuation  

An external valuer  (Savills Advisory Services Germany GmbH & Co. KG) valued alstriaôs entire real 

estate portfolio at fair market value as of December 31, 2021 in accordance with the requirements 

of IAS 40 in connection with IFRS 13. For the entire portfolio, the 2021 valuation resulted in an 

appreciation of EUR 94.8 million ; previous year: EUR 61.5 million  (after deduction of capex and 

acquisitions). Based on the determined market value as of December 31, 2021, there is an average 

value of EUR 3,397 per m2 and, based on the ratio of contractual rent to the market value, a yield of 

4.2 % in the  total portfol io.  
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II.  FINANCIAL ANALYSIS 

1.  EARNINGS POSITION 

EUR k 2021 2020 

Revenues 183,670 177,063 

Net rental income  163,271 154,823 

Administrative and personnel expenses Ĭ28,094 Ĭ27,028 

Other operating result  Ĭ8,684 2,486 

Operating income  126,493 130,281  

Net result from fair value adjustments to investment property  94,827 61,522 

Net result from disposal of investment propert y 15,134 8,340 

Net operating result  236,454 200,143  

 

1.1.  Net operating result  

alstria closed the 2021 financial year with a net operating result (before financing costs and taxes) of 

EUR 236,454 k, compared to EUR 200,143 k for the previous year.  

Compared to the previous year, alstria had a significantly higher result from fair value adjustments 

to invest ment properties .  

1.2.  Revenues 

In the reporting period, revenues totaled EUR 183,670 k (compared to EUR 177,063 k in 2020). This 

corresponds to an increase of 3.7 % or EUR 6,607 k. The increase mainly resulted from revenues from 

new leases and indexations, as well as revenues from new leases for the properties acquired in 2020 

and 2021. The scheduled expiry of leases did not have a significant impact in the reporting period. 

Partiall y offsetting the increase in revenues was a decrease in revenues due to the scheduled sales of 

properties in 2020.  

1.3.  Real estate operating expenses  

Real estate operating expenses consist of recoverable and non-recoverable operating costs , and they 

amounted to EUR 59,307 k (compared to EUR 60,607 k in 2020). The expense ratio of non -recoverable 

operating costs decreased from 13.8  % in 2020 to 11.2 % in 2021. Thus, the Groupõs net rental income 

increased by EUR 8,448 k to EUR 163,271 k (compared to EUR 154,823 k in 2020).  

1.4.  Administrative and personnel expenses  

Administrative expenses remained stable year -on-year at EUR 8,325 k (compared to EUR 8,460 k in 

2020). Personnel expenses were EUR 19,769 k for the reporting period and , therefore , EUR 1,201 k 

higher than in the previous year  (2020: EUR 18,568 k). The reason for the increase in the reporting 

period is mainly due to an increase in the remuneration for convertible profit participation certificates 

by EUR 893 k to EUR 2,785 k (2020: EUR 1,892 k),  which resulted from alstriaõs higher stock price. In 

addition, due to an increased number of employees, salaries increased by EUR 444 k to EUR 10,983 k 

(t he annual average number of employees was 171 in 2021 compared to 166 in the previous year) . 
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Total administrative and personnel expenditures were approx. 15.3 % of total revenue and 0.6 % of 

the portfolioõs market value (c ompared to 15.3 % and 0.6 % in 2020, respectively).  

1.5.  Other operating result  

alstriaõs other operating results amounted to EUR Ĭ8,684 k during the reporting period (compared 

to EUR 2,486 k in 2020). An increase in income of EUR 1,301 k mainly resulted from EUR 910 k more 

income from the reversal of individual value adjustment and from EUR  828 k higher income from 

compensation payments and other charges on to tenants . An increase in expenses of EUR 12,471 k 

resulted mainly from EUR 10,174 k higher expenses for legal and advisory fees due to the voluntary 

public takeover offer and EUR 3,476 k higher expenses for the valuation of limited pa rtner capital .  

1.6.  Net result from fair value adjustments to  investment propert y 

In the 2021 financial year, the net result from fair value adjustments to investment property was 

EUR 94,827 k (compared to EUR 61,522 k in 2020). The total of the increases in va lue amounted to 

EUR 233,320 k (compared to EUR 218,686 k in 2020), while the total of the decrease in value amounted 

to EUR 138,493 k (compared to EUR 157,164 k in 2020). Different value developments are recorded 

on the asset level. While assets in prime l ocations with long -term leases and assets with completed 

development  projects showed valuation gains, assets in peripheral locations suffer ed from a decrease 

in prices due to less demand.  

1.7.  Net result from the disposal of investment property  

In 2021, alstria achieve d a positive result of EUR 15,134 k from the disposal of investment properties 

(compared to EUR 8,340 k in 2020). The realized disposal gains mainly resulted from the sale of the 

Vaihinger Strasse asset in Stuttgart.  
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1.8.  Net financial result  

EUR k 2021 2020 

Interest expenses, corporate bonds  Ĭ21,954 Ĭ27,269 

Interest expenses, other loans  Ĭ2,142 Ĭ2,321 

Interest result Schuldschein  Ĭ1,977 Ĭ2,190 

Other interest expenses Ĭ815 Ĭ228 

Financial expenses  Ĭ26,888 Ĭ32,008  

Income from financial instruments  1,323 533 

Other financial expenses Ĭ454 Ĭ357 

Net financial result  Ĭ26,019 Ĭ31,832  

 

Financial expenses decreased by EUR 5,120 k to EUR 26,888 k mainly due to lower interest expenses 

for corporate bonds.  

The net financial result for the year increased by EUR  5,813 k to EUR 26,019 k, as compared to the 

prior year.  The average portfolio decreased compared with the previous year.  

For details on th e new loans, refer to the ôNoncurrent and current financial liabilitiesõ section starting 

on page 17. 

1.9.  Share of the result of companies accounted for at equity  

In 2021, alstriaõs share of the result of companies accounted for at equity was EUR Ĭ108 k (compared 

to EUR Ĭ9 k in 2020).  

1.10.  Net result from fair value adjustments to financial derivatives  

To minimize the impact of interest -rate volatility on profits and losses, alstria uses financial 

derivatives to hedge on floating -interest -rate loans. The amount of v ariable -rate bank loans was 

reduced in favor of fixed -rate bonds. A derivative financial instrument, in the form of a cash flow 

hedge with a most recent nominal value of EUR 44,168 k (December 31, 2020: EUR 44,168 k) ended 

on April 30, 2021. 

The net result  from fair value adjustments on these financial derivatives amounted to EUR  0 k in 2021 

(with no change from 2020).  

Further details can be found in Section  6.5 of the consolidated financial statements.  

1.11.  Consolidated profit  

The consolidated profit amounted to EUR 209,678 k (compared to EUR 168,489 k in 2020) in the 

reporting period , which is an increase of EUR 41,189 k. The main drivers of this increase are the 

increase of the net result from fair value adjustments on investment property, the increa se of the 

net result from the disposal of investment property , and higher revenues. Higher other operating 

expenses caused a slightly opposite effect  compared with the previous  year. Undiluted earnings per 

share amounted to EUR 1.18 for  the reporting perio d (compared to  EUR 0.95 in 2020).  
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REITs are fully exempt from German corporate income tax and trade tax. However, tax obligations 

can arise to a minor extent for REIT subsidiaries.  

1.12.  Funds from operations (FFO)  

alstriaõs revenues and earnings developed above plan in the reporting period. Rental income increased 

by 3.7  % to EUR 183,670 k (previous year: EUR 177,063 k), mainly due to revenues from new leases as 

well as indexations. The scheduled expiry of leases did not significant ly affect the reporting period . 

A decrease in rental income due to the scheduled sales of properties in the 2020 financial year 

partially offset the increase in rental income.  

FFO after minority interests amounted to EUR 116.5 million (previous year: EUR  108.7 million), close 

to the f orecast figure of EUR 115.0 million. The increase of EUR 7.8 million compared to the 

corresponding period of the previous year is directly related to the higher revenues and the lower 

real estate operating expenses. The FFO margin improved accordingly to 6 3.4 % in 2021, 200 basis 

points above the corresponding period of the previous year. Reconciliation of consolidated net income 

to FFO is based on eliminating non-cash income items, those that are not expected to recur annually, 

non-periodic items and items  that do not serve the operating business. The adjustments between the 

income figures in the income statement and FFO are shown in the table on the next page . The most 

significant adjustments (> EUR 1,000 k) related to non -cash personnel expenses (EUR 2,071 k), non-

recurring other operating income (EUR  ð2,371 k), non-cash other operating expenses (EUR 13,949 k), 

and expenses not attributable to the operating business in the net financial result (EUR 3,713 k). 

Adjustments shown in the table are related prima rily to Bond #5, which was issued at the end of the 

second quarter of 2020. The share of the interest expense for Bond #5 that is not attributable to the 

operating business was essentially deducted. The proceeds of Bond #5 have already been partially 

invested in the portfolio and are also serving to finance future investments. The adjustments in the 

other operating income relate to tenantsõ compensation payments. The adjustments in the other 

operating expenses mainly relate to expenses incurred in the course of the takeover bid and the 

valuation of the limited partner capital.  
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EUR k1) IFRS P&L Adjustments  

FFO 

2021 

FFO  

2020 

Revenues 183,670 Ĭ 183,670 177,063 

Revenues from service charge income 38,908 Ĭ 38,908 38,367 

Real estate operating expenses Ĭ59,307 Ĭ Ĭ59,307 Ĭ60,607 

Net rental income  163,271  Ĭ 163,271 154,823  

Administrative expenses Ĭ8,325 943 Ĭ7,382 Ĭ7,350 

Personnel expenses Ĭ19,769 2,071 Ĭ17,698 Ĭ17,900 

Other operating income  5,930 Ĭ2,371 3,559 2,389 

Other operating expenses Ĭ14,614 13,949 Ĭ665 Ĭ1,806 

Net result from fair value adjustments to 
investment property  94,827 Ĭ94,827 0 0 

Net result from the disposal of investment 
property  15,134 Ĭ15,134 0 0 

Net operating result  236,454 Ĭ95,369  141,085  130,156  

Net financial result 2) Ĭ26,019 3,713 Ĭ22,306 Ĭ19,604 

Share of the result of companies accounted  
for at equity  Ĭ108 Ĭ Ĭ108 Ĭ9 

Pretax income  210,327  Ĭ91,656  118,671  110,543  

Income tax expenses Ĭ649 649 0 0 

Consolidated profit  209,678  Ĭ91,007  118,671  110,543  

Minority interests  Ĭ Ĭ2,216 Ĭ2,216 Ĭ1,870 

Consolidated profit / FFO (after minorities) 3) 209,678  Ĭ93,223  116,455  108,673  

 
   

 

Number of outstanding shares (k) 
  

178,033 177,793 

FFO per share (EUR) 
  

0.65 0.61  

1) Numbers may not sum up due to rounding.  

2) The operating financial result contains interest expenses for financial liabilities , which are used for the financing of the existing portfolio. The  
   nonoperating financial result contains interest expenses for financial liabilities , which are not used for the financing of the existing portfolio.   
   This concerns the interest exp enses for already refinanced financial  liabilities and financial liabilities, which are intended for future property  
   investments.  

3) FFO is not a measure of operating perform ance or liquidity under generally accepted accounting principles, in particular IFRS, and it should  
   not be considered an alternative to the Company õs income or cash flow measures as determined in accordance with IFRS. Furthermore, there  
   is no standard definition for FFO. Thus, alstria õs FFO values and the measures with similar names presented by other companies may not be 
   comparable.  
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2.  FINANCIAL AND ASSET POSITION 

2.1.  Investment properties  

The total value of investment properties as of Decem ber 31, 2021 was EUR 4,775,801 k, compared to 

EUR 4,556,181 k at the beginning of 2021. This increase in investment property value was mainly due 

to investments during the year (EUR 121,590 k), the increase in value of the investment portfolio 

following th e revaluation (EUR 94,827 k), and the acquisition of a property in Frankfurt and a property 

in Berlin (EUR 85,855 k). A slightly opposite effect resulted from a property in Trier being sold 

(EUR 25,400 k) and two properties in Hamburg und Stuttgart (EUR  55,010 k), which were reclassified 

as held for sale as of December 31, 2021. 

EUR k  

Investment property as of December  31,  2020 4,556,181  

Investments  121,590 

Acquisitions 80,559 

Acquisition costs 5,296 

Disposals Ĭ25,400 

Transfer to assets held for sale Ĭ55,010 

Transfer to property, plant, and equipment (owner -occupied properties)  Ĭ2,242 

Net loss / gain from fair value adjustments to investment property  94,827 

Investment property as of December  31,  2021 4,775,801  

Carrying amount of owner-occupied properties  18,832 

Carrying amount of the forest  2,683 

Fair value of assets held for sale  72,100 

Interests in joint ventures  923 

Carrying amount of immovable assets  4,8 70,339 

Fair value adjustments of owner -occupied properties  10,563 

Fair value of immovable assets  4,88 0,902 

 

2.2.  Cash and cash equivalents  

Cash and cash equivalents decreased by EUR 147,276 k, from EUR 460,960 k to EUR 313,684 k, in the 

reporting period. Operating activities generated a  positive cash flow of EUR 116,434 k, which is close 

to the F FO. Financing activities have shown a net cash outflow of EUR 77,278 k. This is mainly due to 

the dividend payment of EUR 94,230 k. The borrowing of EUR 21,210 k for the energy -efficient 

refurbishment of two development projects  slightly offset this . Investing activities amounted to a 

cash inflow of EUR 186,432 k, mainly because of acqui ring investment properties for  EUR 206,996 k. 

This was slightly offset by proceeds of EUR 24,750 k from the sale of investment propert ies.  
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2.3.  Equity  

 Dec. 31,  2021 Dec. 31,  2020 Change 

Equity (EUR k) 3,367,083 3,252,442 3.5 % 

Number of outstanding shares (k) 178,033 177,793 0.1 % 

Net asset value per share (EUR) 18.91 18.29 3.4 % 

Equity ratio (%) 64.3 63.9 0.4 pp 

G-REIT equity ratio (%) 69.1 71.1 Ĭ2.0 pp 

 

Compared to December 31, 2020, equity increased by EUR 114,641 k as of December 31, 2021. The 

periodõs profit contributed to a higher equity of EUR 209,678 k. On the other hand, dividend payments 

in May 2021 decreased the equity by EUR 94,230 k. * 

2.4.  Limited partnership capital noncontrolling interests  

Liabilities due to minority interests represent the limited -partner capital of noncontrolling 

shareholders in the alstria office Prime Portfolio GmbH & Co . KG. In line with IFRS requirements, the 

share capital that minority shareholders in German partnerships owned is treated as a liability on the 

Companyõs balance sheet. 

2.5.  Noncurrent and current f inancial liabilities  

alstriaõs financial management is carried  out at the corporate level. Individual loans and corporate 

bonds are taken out at the property and the portfolio levels. alstria õs main financial goal is to establish 

a sustainable long-term financial structure. Therefore, alstria diversifies its financin g sources and 

strives for a balanced maturity profile to enable coordinated and constant refinancing (see the 

following overview of the loan facilities and maturity profile of financial debt on the next page).  

  

 
* See also the consolidated statement of changes in equity on page 80. 
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The loan facilities in place as of December 31, 2021 are in the following table.  

Liabilities  Maturity  

Principal amount  
 drawn as of  

Dec. 31,  2021  
(EUR k) 

LTV as of 
Dec. 31,  2021  

(%) 

LTV  
covenant  

 (%) 

Principal amount  
drawn as of  

Dec. 31,  2020  
(EUR k) 

Loan #1 June 28, 2024 34,000 13.4 65.0 34,000 

Loan #2 Mar. 28, 2024 45,900 28.1 75.0 45,900 

Loan #3 June 30, 2026 56,000 35.0 65.0 56,000 

Loan #4 Sept. 29, 2028 60,000 30.2 n/a  60,000 

Loan #5 Sept. 30, 2024 13,338 n/a  n/a  0 

Loan #6 Mar. 31, 2023 5,550 n/a  n/a  0 

Total secured loans   214,788  20.2  ð 195,900  

Bond #2 Apr. 12,  2023 325,000 Ĭ Ĭ 325,000 

Bond #3 Nov. 15, 2027 350,000 Ĭ Ĭ 350,000 

Bond #4 Sept. 26, 2025 400,000 Ĭ Ĭ 400,000 

Bond #5 Jun. 23, 2026 350,000 Ĭ Ĭ 350,000 

Schuldschein 10y/fixed  May 6, 2026 40,000 Ĭ Ĭ 40,000 

Schuldschein 7y/fixed  May 6, 2023 37,000 Ĭ Ĭ 37,000 

Revolving credit line  Sept. 15, 2024 0 Ĭ Ĭ 0 

Total unsecured loans   1,502,000  Ĭ Ĭ 1,502,000 

Total   1,716,788  35.2  Ĭ 1,697,900 

Net LTV   28.8    

 

 

Cash cost of 
debt  Dec. 31,  2021  Dec. 31,  2020  

 
Nominal amount  

 (EUR k) 

Ø cost of 
debt  
 (%) 

Ø 
maturity  
 (years)  

Nominal amount  
 (EUR k) 

Ø cost of 
debt  
 (%) 

Ø 
maturity  
 (years)  

Bank debt 214,788 0.9 4.1 195,900 1.0 5.3 

Bonds 1,425,000 1.4 3.9 1,425,000 1.4 4.9 

Schuldschein 77,000 2.5 3.0 77,000 2.5 4.0 

Total  1,716,788 1.4 3.9 1,697,900 1.4  4.9  
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Maturity profile of financial debt 1) as of December  31,  2021 in EUR m   

  
1) Excluding regular amortization.   

 

2.6.  Compliance with and calculation of the Covenants, referring to § 11 of the Terms and  

      Conditions * 

In case of the incurrence of new Financial Indebtedness for purposes other than the refinancing of 

existing liabilities, alstria needs to comply with the following covenants:  

Á The ratio of Consolidated Net Financial Indebtedness to Total Assets will not exceed 60  % 

Á The ratio of Secured Consolidated Net Financial Indebtedness to Total Assets will not exceed 

45 % 

Á The ratio of Unencumbered Assets to Unsecured Consolidated Net Financial Indebtedness will 

be more than 150  % 

In 2021 alstria did not incur any Financial Indebtedness. The nominal amount of the new loa ns 

concluded in the fourth quarter of 202 0 was paid out in the first quarter of 2021.  

  

 
* The following section refers to the Terms and Conditions of the Fixed Rate Notes, as well as to the Terms and Conditions of t he Schuldschein 
  (for further information, please refer to www.alstria. com). Capitalized term s have the meanings defined in the Terms and Conditions.  

0.0 0.0

367.6

93.2

400.0

446.0

350.0

60.0

2021 2022 2023 2024 2025 2026 2027 2028

http://www.alstria./
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Furthermore, alstria needs to maintain a ratio of the Consolidated Adjusted EBITDA over Net Cash 

Interest of no less than 1.80 to 1.00. The ratio should be calculated and published at every reporting 

date foll owing the issuance of the bond or the Schuldschein, starting after the fifth reporting date.  

EUR k Cumulative 2021 

Earnings Before Interest and Taxes (EBIT)  236,347 

Net profit / loss from fair value adjustments to investment property  Ĭ94,827 

Net profit / loss from fair value adjustments to financial derivatives  Ĭ 

Profit / loss from the disposal of investment property  Ĭ15,134 

Other adjustments 1) 14,593 

Fair value and other adjustments in joint venture  Ĭ 

Consolidated Adjusted EBITDA  140,979  

Cash interest and other financing charges  Ĭ23,382 

One-off financing charges  Ĭ 

Net Cash Interest  Ĭ23,382  

Consolidated Coverage Ratio (min. 1.80 to 1.00)  6.03 

1) Depreciation , amortization , and nonrecurring or exceptional items.  

 

In the 2021 financial year no covenants under the loan agreements and / or the terms and conditions 

of the bonds and Schuldschein had been breached. The breach of a covenant would lead to liquidity 

outflow.  

2.7.  Current liabilities  

Current liabilities amounted to EUR  82,932 k (December 31, 2020: EUR 71,555 k) and mainly consisted 

of short -term loan obligations of EUR 19,594 k (December 31, 2020: EUR 10,325 k) and of l imited 

partnership capital noncontrolling interests  of EUR 15 k (December 31, 2020: EUR 15 k). Another 

EUR 4,525 k of this total was attributable to income tax obligations (December  31, 2020: EUR 4,780 k) 

that arose at the level of the consolidated alstria office Prime companies. Moreover, current liabilities 

include trade payables (December  31, 2021: EUR 3,487 k; December 31, 2020: EUR 3,943 k) and other 

current liabilities (December  31, 2021: EUR 52,331 k; December 31, 2020: EUR 49,948 k). The other 

current liabilities include value -added tax liabilities (December 31, 2021: EUR 1 ,728 k; 

December 31, 2020: EUR 3,359 k), as well as received advance rent payments (December 31, 2021: 

EUR 3,259 k; December 31, 2020: EUR 3,293 k). Furthermore, the other current financial liabilities 

consisted of provisions for outstanding invoices (December  31, 2021: EUR 28,488 k; 

December 31, 2020: EUR 21,109 k) and tenantsõ deposits (December 31, 2021: EUR 8,858 k; 

December 31, 2020: EUR 8,800 k).  
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3.  THE MANAGEMENT BOARDõS OVERALL ASSESSMENT OF THE FINANCIAL YEAR 

Even though the economic restrictions due to t he COVID-19 pandemic substantially strain the 

economy, alstriaôs earnings position in 2021 developed as planned. Sales and earnings reflected the 

real estate portfolio õs high quality and the efficient corporate structure. Note that  regarding the 

financial and asset position, the asset values again showed slight gains. The liquidity situation also 

presented very comfortable throughout  the 2021 financial year.   

III.  EXPECTED DEVELOPMENTS 

The report on expected developments contains statements related to anticipate d future 

developments. The Companyõs development depends on various factors, some of which are beyond 

alstriaõs control. Statements about expected developments are based on current assessments and are 

thus, by their nature, are exposed to risks and uncertainty.  

The alstria Groupõs actual development may differ positively or negatively from the predicted 

development presented in this report õs statement.  

1.  EXPECTED ECONOMIC DEVELOPMENT 

The German government's very optimistic forecasts for GDP growth at the beg inning of 2021 had to 

be revised downward in the course of the year. The ongoing COVID-19 pandemic and resulting 

disruptions to global supply chains again delayed economic recovery. For the current year, the 

German government remains cautiously optimistic that the German economy will continue to recover 

despite the ongoing pandemic, rising energy prices and continuing supply bottlenecks.  

2.  DEVELOPMENT OF THE REAL ESTATE MARKET: OUTLOOK FOR 2022 

The continuing slowdown in economic development is also expected to affect the commercial real 

estate market. The leasing market is expected to remain tight in 2022 because companies are 

reluctant to sign long -term leases and lease additional space in light of the economic uncertainty. 

However, regarding the transactio n markets, alstria expects demand for real estate to remain at a 

high level because of the persistently low level of interest rates.  

3.  OUTLOOK FOR THE ALSTRIA GROUP 

Based on the existing leases and the high proportion of tenants with strong credit ratings, alstria 

expects a stable revenue development of around EUR 183 million in 2022 despite the expected 

subdued macroeconomic development. By contrast, FFO is expected to decrease to EUR 106 million. 

This development in particular reflects how investments in the real estate portfolio had to be 

postponed due to the pandemic and interrupted supply chains in 2021 , and it will be made up for 

accordingly in the current year. Postponing investment measures was a major cause of the higher -

than-planned earnings in 2021, which puts into perspective the expected decline in earnings in the 

current year. However, the change of control resulting from the voluntary public takeover bid in 

January 2022 and the subsequent discussion with the new majority owner regarding the future 
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corporate strategy may lead to adjustments in the sales and earnings forecast in the course of the 

year.  

IV. REPORT REGARDING ALSTRIA AG 

1.  EARNINGS POSITION 

The following table shows the key operating figures of the audited income statements for the 2021 

and 2020 financial years:  

in EUR k 2021  
% of oper. 

perf.  2020  
% of oper. 

perf.  Change  

Total operating performance  131,209 100.0 129,824 100.0 1,385 

Other operating income  11,709 8.9 20,308 15.6 -8,599 

Cost of purchased services -25,366 -19.3 -24,424 -18.8 -942 

Personnel expenses -23,613 -18.0 -17,983 -13.9 -5,630 

Depreciation -39,455 -30.1 -36,954 -28.5 -2,501 

Other operating expenses -37,114 -28.3 -31,606 -24.3 -5,508 

Net financial result  -48,280 -36.8 3,283 2.5 -51,563 

Net result of the year  -30,910  -23.6 42,448  32.7 -73,358  

 

1.1.  Operating performance  

The net result for the 2021 financial decreased by EUR 73,358 k to  EUR -30,910 k (compared with 

EUR 42,448 k in 2020). As the Company has been exempt from income taxes since its conversion into a 

REIT structure, no tax expenses arose in 2021. 

The decrease in the net result was mainly due to, a decrease of the net financial result by EUR  51,563 k 

a decrease of other operating income by EUR 8,599 k, an increase of personnel expenses by 5,630 k as 

well as an increase by EUR 5,508 k of other operating expenses.  

1.2.  Total operating performance   

alstriaõs total operating performance improved in the 2021 financial year, primarily due to an increase 

in let revenues as well as an increase in income from real estate -related services passed on to 

subsidiaries. In the reporting period, revenues amounted to EUR  131,164 k. Together with the changes 

in inventory amountin g to EUR 45 k, alstriaõs total operating performance amounted to EUR 131,209 k 

(versus EUR 129,824 k in the previous year).  

1.3.  Other operating income   

The other operating income decreased by EUR 8,600 k to EUR 11,709 k. While no properties were sold 

in the ye ar under review, income of EUR 13,827 k was generated from the sale s in the previous year. 

On the other hand, income from the issue of convertible profit participation rights increased by EUR 

1,067 k. In addition, write -ups on property, plant ,  and equipment increased by an additional  

EUR 1,640 k compared to the previous year. Finally, income from charges passed on and income from 

the reversal of allowances increased by a total of EUR 1,606 k. 
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1.4.  Personnel expenses   

Personnel expenses increased by EUR 5,630 k compared to the previous year. The increase results from 

higher expenses for share-based remuneration due to a change in the issuing modalities as well as a 

grown share price compared to the previous yearôs reporting date (EUR +5,132 k). 

1.5.  Depreciation and am ortization   

Depreciation increased by EUR 2,501 k compared to the previous year , to EUR 39,455 k. The effect is 

mainly the result of an increase in scheduled depreciation on property, plant ,  and equipment.  

1.6.  Other operating expenses  

Other operating expenses increased by EUR 5,508 k. The increase resulted primarily from expenses in 

connection with the takeover bid (EUR 10,057 k) that arose in the second half of the financial year. In 

contrast, property operating costs fell by EUR 3, 279 k compared to the previous year. This is due to a 

lower volume of new acquisitions, which caused lo wer expenses for reletting projects (EUR -1,403 k) 

as well as lower expenses for maintenance (EUR -1,660 k). Expenses for the allowance on receivables 

decreased by an additional EUR 1,976 k. The high expenses of the previous year resulted from write 

downs on receivables caused by the COVID-19 pandemic. 
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1.7.  Financial result  

in EUR k 2021 2020 
Change 

(%) 

Interest expenses, corporate bonds  -19,406 -24,142 -20 

Transaction costs -333 -2,393 -86 

Interest result òSchuldscheinó (òsenior unsecured debtò) -1,940 -2,140 -9 

Interest expenses from bank loans -680 -891 -24 

Interest result from financial derivatives  -48 -134 -64 

Other interest expenses  -269 -314 -14 

Financial expenses  -22,676  -30,014  -24 

Income from participating interests  0 27,460 -100 

Income from loans to affiliates  4,778 5,334 -10 

Other interests and similar income  1,057 510 107 

Write down on financial assets  -31,439 -6 523,883 

Net financial result  -48,280  3,284  -1,571  

 

Compared to the previous period,  financial expenses decreased by EUR 7,338 k to EUR 22,676 k.  

The decrease is mainly based on the decrease in interest expenses from corporate bonds by 

EUR 4,736 k, which resulted from the repayment of a bond in the previous year. In addit ion, the 

transaction costs decreased by EUR 2,060 k. In the previous year, these included the costs of issuing 

a corporate bond.  

In contrast, depreciation on financial assets increased by EUR 31,43 9 k. The increase results from an 

unscheduled depreciation of an investment to its fair value.  

2.  FINANCIAL AND ASSET POSITION  

On the balance sheet date, alstria owned 72 real estate properties (in 2020: 70). The following table 

illustrates alstriaõs changes in investment property in 2021:  

in EUR m  

Land and Buildings on December 31, 2020  1,384.96  

Investments 93.82 

Adjustments 26.15 

Disposals 0.00 

Appreciations on market value  1.64 

Nonscheduled depreciation -2.48 

Ordinary depreciation  -36.60 

Land and Buildings as of December 31, 2021  1,467.49  

 

The land and buildings line item increased by EUR 82.6 m. In the reporting period, two properties 

were acquired at purchase prices totaling EUR 80.6 m and a n additional  amount of EUR 13.3 m was 

invested in existing properties. A contract for the disposal of a property was signed in the reporting 

period, and the transfer of benefits and burdens is expected to take place in the first quarter of the 

financial year  2022. 
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The following table shows the real estate transactions during the period:  

Disposals 

 

Asset City  

Sales price 

(EUR k) 

Signing  

SPA 

Transfer of 
benefits and 

burdens  

Heidenkampsweg 44 Hamburg 9,100 Dec. 09, 2021 March 31, 2022 

Total Disposals  9,100   

 

Acquisitions  

 

Asset City  
Sales price 

(EUR k)1) 
Signing  

SPA 

Transfer of 
benefits and 

burdens  

Hanauer Landstraße 161-173 Frankfurt  30,300 Dec. 17, 2021 March 01, 2021 

Mehringdamm 32-34 Berlin 50,250 May 30, 2021 August 01, 2021 

Total Acquisitions   80,550   

1) Excluding transaction  costs. 

 

The prepayments and constructions in progress increased by EUR 6,314 k compared to the previous 

year to EUR 39,405 k. In the year under review, modernization projects with an amount of 

EUR 26,148 k were reclassified to the item buildings and land after completion. In contrast, 

EUR 32,462 k were invested in modernization measures in the reporting year.  

Financial assets decreased by EUR 85,751 k to EUR 1,038,782 k compared to the previous yearôs 

reporting date. The decline is primarily based on the withdrawal of EUR 34,324  k from a subsidiary 

and the impairment  of an investment by EUR 31,439 k. In addition, loans amounting to EUR 22,069  k 

were repaid in the year under review. On the other hand, a subsidiary was founded in the year under 

review, with a contribution of EUR 2,638  k.  

The Companyõs cash position decreased by EUR 169,576 k to EUR 270,943 k. The cash outflows 

resulted mainly from the payment of dividends (EUR 94,230  k), investments in fixed assets 

(EUR 126,287 k),  and interest repayments of EUR 22,676 k. In contrast, cash inflows resulted primarily 

from rents and property -related services (EUR 131,164 k) as well as the taking up of loans 

(EUR 22,069 k).  

Total equity amounted to EUR  1,318,615 k, reflecting an equity  ratio of 43.0  %, which is 2.5 

percentage point s below the prior year ´ s ratio of 45.5 %. The decrease in equity by EUR 124,660 k 

results from the distribution of the dividends for the 2020 financial year of EUR 94,230 k and the 

annual loss of EUR 30,910 k partly from the capital increase in the course of the conversion of 

convertible participation rights of EUR 480  k.  

Provisions increased by EUR 8,984 k, compared with the previous balance sheet date to EUR  30,159 k 

as of December 31, 2022. The increase is mainly due to the addition of costs as part of the takeover 

bid by Brookfield of EUR 10,057 k (see section 1.3.2, page  33f. ).  The line item  mainly include s accruals 

due to outstanding balances (EUR 19,710 k), share-based remuneration (EUR 4,497 k), bonuses 
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(EUR 2,335 k), risks of litigation (EUR  1,369 k), tax consulting (EUR 1,124 k), supervisory board 

compensation (EUR 525 k), audit fees (EUR 362 k), and miscellaneous provisions (EUR 239 k).  

Additionally, liabilities increased by EUR  12,547 k compared with the prior year. The increase results 

primarily from taking out a loan in connection with the refurbishment of a property (EUR 5,550 k). 

Finally, liabilities to affiliated companies increased  by EUR 8,272 k, primarily due to an increase in 

deposits from subsidiaries in the cash pool due to the net income for the year.  

3.  ADDITIONAL DISCLOSURE REGARDING ALSTRIA AG 

3.1.  Employees 

As of December 31, 2021, alstria AG had 163 employees (December 31, 2020: 159). The annual average 

number of employees was 162 (previous year: 158). These figures exclude Management Board 

members. 

3.2.  Outlook for alstria AG  

For the fiscal year 202 2 the company expects a stable total operating performance.  
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V. RISK AND OPPORTUNITY REPORT 

1.  RISK REPORT 

1.1.  Risk management  

alstria has implemented a Group -wide system for structured risk management and early warning in 

accordance with Section  91 para. 2 of the German Stock Corporation Act (AktG).  

alstria AG is the parent company of the alstr ia group. alstria AGõs directly and indirectly held 

subsidiaries considerably influence its results. Its business performance is fundamentally subject to 

the same risks and opportunities as those of the alstria group, and therefore the following 

explanatio ns for the alstria group also apply to alstria AG.  

All risks are recorded, evaluated, and monitored on at least a quarterly basis. The aim of alstria õs risk 

management strategy is to minimize ñ or,  where possible, completely avoid ñ the risks associated 

with entrepreneurial activity in order to safeguard the Company against losses and risks to its going 

concerns. The Companyõs risk identification allows for the early identification of potential new risks 

on an ongoing basis. Risk mitigation measures are defined so that alstria can undertake the necessary 

steps to circumvent any identified risks (i.e., to insure, diversify, manage, or avoid those risks).  

For alstria, risk management means growing sustainably and increasing the company's value while 

managing appropriate risks and opportunities as well as avoiding inappropriate risks.  alstriaõs risk-

management system is an integral part of its management and control system ,  with the risk policy 

being specified by the Management Board. The risk-management system is integrated into its regular 

reporting to the Management Board and Supervisory Board, which ensures that risks are addressed 

proactively and efficiently. The risk -management system thereby focuses on full coverage of the risks. 

Identifying and assessing opportunities are not part of alstriaõs risk-management system. 

1.1.1.  Structure of the risk -management system  

Risk management is coordinated independently from individual business divisions. The risk manager 

prepares a risk report on a quarterly basis and provides it to the Management Board. This report is based 

on reports from the risk owners ñ those who are responsible for particular risk  areas. The risk manager 

also informs the Management Board on matters relating  to implementing, operating, and overseeing  the 

risk and internal control system and assists the Management Board by, for example , reporting to the 

Audit Committee of the Supervisory Board.  
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alstria faces various risk areas within the context of its busines s activities. These are divided into the 

following four risk categories:  

Á Strategic risks 

Á Operational risks 

Á Compliance risks 

Á Financial risks  

Each risk category is assigned to one or several so-called òrisk owners.ó Inherent to the risk owner sõ 

position in the Company  is that they represent the area in which the identified risks could materialize; 

the risk owner is also responsible for the assigned risk category. 

alstriaõs areas of risk and risk categories   

Risk category Risk owner  

Strategic risks Finance & Controlling  

Operational risks 
Real Estate Operations, 
Development, and IT 

Compliance risks Legal 

Financial risks Finance & Controlling  

 

The risk report presents the findings observed during risk identification, assessment, evaluation, and 

monitoring. At the same time, this reportõs comprehensive documentation ensures an orderly 

assessment, which the responsible departments and the Supervisory Board conduct.  

In addition, the divisions report their respective risks and opportunities to the Management Board in 

weekly meetings.  

1.1.2.  Risk valuation  

Risks are assessed according to their likelihood of occurrence and their magnitude of affect .  

Accordingly, they are categorized as high, medium , or low. The potential damage includes any 

potential negative deviation from alstria õs forecasts and objectives with regard to its total 

comprehensive income or effects on the overall result of alstria.  

Classification according to degree of impact   

Expected impact in EUR m  Degree of impact  

Between 0.0 and 0.6 minor 

Between 0.6 and 1.5 low 

Between 1.5 and 6.0 moderate 

Between 6.0 and 15.0 high 

Greater than 15.0  very high 
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Classification according to likelihood   

Probability/likelihood of occurrence  Description  

1 to 15 % very unlikely  

16 to 35 % unlikely  

36 to 55 % possible 

56 to 75 % likely  

76 to 99 % highly likely  

 

According to this framework, a very unlikely risk is defined as one that occurs only in exceptional 

circumstances and a highly likely risk as one that is expected to occur within a specified period.  

Based on the likelihood that a specific risk event will o ccur and the affect  it would have on alstria õs 

business, financial position, profit, and cash flow, each risk is classified as high, medium , or low 

according to the following matrix.  

Risk classification       

Probability  l     

highly likely  L M H H H 

likely  L M M H H 

possible L L M M H 

unlikely  L L L M M 

very unlikely  L L L L M 

Degree of impact  minor low moderate high very high 

L = low risk.  

M = medium risk. 

H = high risk. 

 

In 2021, in principle the Companyõs risk-management system was not subject to any significant 

changes compared to the previous year.  The following updates were implemented as part of the new 

version of the auditing standard 340 issued by the Institute of Public Auditors for the audit of th e risk 

early warning system (IDW PS 340 new version): 

Á Determination of the risk -bearing capacity and comparison with the aggregated overall risk,  

Á use of a Monte Carlo simulation to determine the value at risk,  

Á documentation of the control measures to mitig ate the main risks.  

1.2.  Key characteristics of accounting -related internal controls and risk -management system  

Regarding the reporting pro cess, the control and risk -management system aims to ensure that 

reporting is consistent and in line with legal requireme nts, generally accepted accounting principles, 

the Inter national Financial Reporting Standards (IFRS), and internal guidelines. Only then can it 

provide true and reliable information  to the recipients of the annual financial statements  and the 

combined management report . To this end, alstria has implemented an internal control and risk -

management system that combines all relevant principles, pro cesses, and measures.  

The internal control system consists of two areas: control and monitoring. In organizatio nal terms, 

the divisionsõ treasury, controlling, and accounting divisions are responsible for control.  
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The monitoring measures consist of elements incorporated into the process as well as independent 

external elements. The integrated measures include proc ess-related, system -based technical controls 

such as the òdual control principle ó (which is applied universally) and software -based checking 

mechanisms. In addition, qualified employees with the appropriate expertise and specialized 

departments , such as controlling, legal, and treasury , perform monitoring and control functions as 

part of the various processes.  

The Management Board and Supervisory Board (in particular, the Audit Committee) are involved in 

the monitoring system. These groups perform various c hecks independent of the Companyõs 

processes. The internal audit function is transferred to an external auditing firm.  

The Accounting Department  acts as the central interlocutor for special technical questions and 

complex reporting issues. If required, external experts (auditors, qualified accounting specialists, 

etc.) are consulted.  

In addition, the Companyõs controlling department  executes monit oring related to accounting . All 

items and main accounts for the consolidated companies õ income statements and balance sheets, as 

well as the consolidated income statements and the consolidated statement of financial position, are 

reviewed regularly for ac curacy and plausibility. This  process is conducted for both the consolidated 

financial statements and alstria õs individual financial statement. Accounting -related data are 

monitored monthly or quarterly, depending on the frequency of their preparation.  

The accounting-related risk -management system forms part of the alstria Group õs risk-management 

system. The risk owner responsible for the finance area monitors the risks relevant to the accuracy 

of accounting -related data. Risks are identified on a quarterly  basis and the risk -management 

committee assesses and documents them. Appropriate action is taken to monitor and optimize 

accounting-related risks throughout the Group.  

1.3.  Description and assessment of risks  

According to the four risk categories described, al stria differentiates between strategic risks, 

operational risks, compliance risks , and financial risks. All material risks inherent to the future 

development of the Group õs position and performance (including effects on assets, liabilities, and 

cash flows) and reputation are described in this section.  

The order in which the risks are presented in each of the four categories reflects the currently 

estimated relative exposure for alstria associated with these risks and thus indicates the risksõ current 

importance to the Group. Additional unknown risks and those currently considered immaterial  may 

also negatively affect  alstriaõs business objectives and operations. Unless otherwise stated, the risks 

described below relate to all Group companies.  

The individual risks described relate to the planning period from 202 2 to 2024. 
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Corporate risks          

    Likelihood  
Risk  
impact  Risk level  

Change since  
prior year  

Strategic risks         

  Market environment risks  likely  high H unchanged 

  
Risks in relation to changes  
to the legal environment  unlikely  moderate L unchanged 

  
Risks due to inefficient  
organizational structures  unlikely  moderate L unchanged 

Operational risks        

  Refurbishment project  risks possible very high H unchanged 

  Vacancy risks possible high M unchanged 

 Shortfalls of rental payment risks  possible high M unchanged 

  Maintenance risks Possible high M unchanged 

  HR risks possible low L unchanged 

  IT risks possible low L unchanged 

 Risks relating to property transactions  unlikely  moderate L unchanged 

Compliance risks        

  
Risks resulting from not complying  
with G-REIT legislation unlikely  moderate L  unchanged 

  
Risks arising from fraud or 
noncompliance unlikely  moderate L unchanged 

  Litigation risks  unlikely  moderate L unchanged 

  Climate-related risks  unlikely  low L unchanged 

  Human rights risks unlikely  low L unchanged 

Financial risks        

  Breaches of covenants possible high M increased 

 Valuation risks unlikely  high M unchanged 

 Refinancing on unfavorable terms  unlikely  high M increased 

  Interest rate risks  unlikely  high M increased 

 Tax risks unlikely  high M unchanged 

  Liquidity risks  unlikely  moderate L unchanged 

  Counterparty risks very unlikely  high L unchanged 
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1.3.1.  Impact of COVID-19 issues on alstria ôs risk situation  

Due to the ongoing adverse effects of the COVID-19 pandemic, there are considerable uncertainties 

regarding the global economic outlook.  In particular, a renewed intensity of the COVID -19 pandemic, 

for example,  due to the appearance of new virus variants, could bring  the recovery achieved thus far 

to a standstill and even lead to a new recession. This could occur, for example, if current vaccines 

are less effective with new variants, leading to the return of contact restrictions or lockdowns.  The 

spread of COVID-19 intensified again around the end of 2021 and beginning of 2022, with the 

appearance of the highly infectious Omicron variant , which led to the number of new infections in 

many countries increasing again and possibly further increasing. The number of diseases and the 

course of the disease develop differently depending on the vaccination rate in each country.   

Therefore, the pandemicõs effect varies considerably between regions and customer sectors. 

Governments and other local authorities are working  to contain the spread of infection through 

implementing various countermeasures, such as contact restrictions, adherence to minimum hygienic 

standards, wearing respiratory masks, vaccine mandates, and vaccination and testing services to avoid 

widespread curfews and restrictions on the opening of certain economic sectors. Depending on 

epidemiological trends and political pressure, governments are expected to relax existing restrictions 

and avoid new ones to reduce the associated economic harm.  

As a result, the extent and duration of the individual effects on the letting business are extremely 

difficult to predict. For example, if containment measures are tightened or if they take an 

unpredictably long time, this might significantly affect  alstriaõs business development in a way that 

exceeds current expectations and might go beyond already initiated mitigation measures. Key 

uncertainties of the COVID-19 crisis are its duration  ñ these include, for example, further waves of 

infections, virus  mutations , the deve lopment of global vaccination progress , and the economic costs 

of restrictions . 

Potential consequences include an unsustainable burden of public and private debt that hampers the 

post-pandemic recovery, severe disruptions in the financial system , and bankruptcies among alstriaõs 

customers and suppliers. In the long term, a rollback of globalization could reduce the potential for 

future growth. Crisis assessment and management measures have been put in place across functions 

to monitor carefully and to mitig ate the various COVID-19 effects , with an emphasis on the health 

and safety of its employees and its business continuity.  

That the extent of the recession and unemployment did not result in being even higher in Germany is 

primarily due to the extensive sta te support payments and short -time working. Even if the leading 

indicators pointed to a limited recovery in the economy in 202 2, the further course of the pandemic 

will also incite  great uncertainty for the coming months.  

Regarding alstriaõs risk situation , this  uncertainty  has negative effects, in particular on the market 

environment risks, vacancy risks, and rent default risk (see table above). The effects are discussed in 

detail below in these risks õ descriptions.  
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1.3.2.  Effects of the change of control  

On January 12, 2022, Alexandrite Lake Lux Holdings S.¨ r.l. (òBidderó) announced that the Bidder and 

persons acting jointly with the Bidder acquired in total 89,904,173 of shares and voting rights (50.50% 

of the issued share capital) of alstria office REIT -AG (òalstria,ó ISIN DE000A0LD2U1). Subject to 

fulfilling all offer conditions of the takeover offer, these shares and voting rights in alstria are 

attributed, inter alia, to Brookfield Asset Management Inc. (òBrookfieldó) to the effect that, after 

settlement  of the takeover offer, Brookfield will own indirectly more than 50% of alstriaõs voting 

rights and shares. Even though the takeover became effective after the balance sheet date, the 

Bidderõs intention to make a takeover bid to the shareholders of alstria  office RET-AG had already 

been announced in November 2021. alstria AGõs Management Board and the Supervisory Board believe 

the transaction is in the  companyõs interest and they recommended that alstria's shareholders accept 

the offer.  The successful conclusion of the transaction in the first quarter of 2022 had already been 

expected at this point in time.  

In the context of the Investment Agreement, the Bidder has committed to support the continued 

execution of alstriaõs strategy in particular by reducing t he annual dividend payment and re -investing 

excess cash through actively pursuing new value -add refurbishment and repositioning opportunities 

and accelerated assets rotation.  

In doing so, the Bidder announced it would support alstria's incumbent Management Board and intends 

for the current members to continue running the company after the offerõs closing. The start of the 

bidding process did not affect  the risk managementõs current structure and the current three -year 

medium-term plan. Nevertheless, there are individual risks, not least because of òchange of controló 

clauses, which affect the risk assessment. For example, when Alexandrite exceeded a 50% stake in 

January 2022, there was a change of control within the meaning of the bond terms.  

Provisions were therefore made in an investor agreement to offset the takeoverõs negative effects. 

The assessment of the effects on the individual risks is discussed in the description of the respective 

risk in the following sections. This is essentially the case with i nterest, refinancing, tax, REIT , and 

employee risks. 
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1.3.3.  Strategic risks  

Strategic risk management addresses the factors that influence the Company õs market environment, 

regulatory environment, and strategic corporate organization.  

Market environment risks  

For the Group, market environment risks are derived from macroeconomic developments and their 

impact on respective real estate markets. An economic downturn in the German market could result 

in a decreasing number of employees and in lowe r demand for rental areas in office properties. For 

alstria, this would lead to a higher risk of vacant space or to lower rental income.  

Due to global marketsõ high dependency, especially for the German economy, the global economy õs 

development  also has an indirect influence on alstria ôs business development, although alstriaõs 

business activities are limited to the domestic rental market . Moreover, during the COVID-19 

pandemic, significant macroeconomic challenges have not been defused and in some cases, they have 

intensified. A renewed escalation of the trade conflict between the U.S. and China, an intensified de -

coupling, and an intensification of the Western states' disagreement with Russia would significantly 

worsen global growth prospects. A significant risk to alstriaõs letting potential and cost structure 

comes from mounting supply chain bottlenecks due to the increasing unavailability of circuit boards 

for building technology and certain  building materials.  Bottlenecks in energy supply on the one hand 

and in access to raw materials on the other would substantially reduce industrial production potential. 

The escalating possibility of major defaults in the Chinese property sector, with pote ntial spillover 

effects into the entire real estate market and financial markets, would significantly affect growth 

prospects of the Asian emerging countries and China. Further, it might have reverberations even on 

the global financial system and the world  economy. A substantial increase in inflation rates could lead 

to serious distortions in global currency, capital, and foreign exchange markets if central banks 

initiate the tightening cycle too fast and too aggressively.  

Because the fiscal and monetary policy scope for action appears already largely exhausted, the 

economic affect  could be much greater compared to  the fiscal  year 2021. There is also great 

uncertainty about the  pandemicõs long-term consequences for important industries. In addition, 

beyond COVID-19, the aforementioned essential trouble spots have not been defused and in some 

cases even have intensified.  Additionally, the highly interconnected global economy remains 

vulnerable to natural disasters or further pandemics.  

After the severe economi c downturn in 2020, along with  only moderate improvement in 2021 , the 

uncertainties of further economic development in Germany, the E.U., and the global economy remain 

considerable. As a result, the market environment risks continue to show a high -risk level (H), as was 

the case on the previous year's reporting date .  
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Risks in relation to changes in the legal environment  

Risks related to the Companyõs legal environment result from changes to regulations and laws. These 

may in turn affect  key regulatory requi rements and the corporate constitution of the alstria 

companies. These include alstriaõs classification as an REIT and other regulations concerning publicly 

listed companies. New laws and regulations may result in new regulatory requirements and thus in 

higher expenses. Overall, risks regarding the legal environment are  classified as low (L) , as they were 

in the previous year .  

Risk caused by inefficient organizational structures  

Within the scope of the business organizationõs strategic direction, there are further risks that the  

inefficient organizational structures and the Company õs dependence on IT systems and structures 

cause. Both the organizational structure and the IT infrastructure support strategic and operational 

objectives. The transition from work  in an office to digital work in locally decentralized structures 

could thus be implemented without friction losses. Therefore,  the risk of strategic corporate 

organization remains low (L).  

1.3.4.  Operational risks  

alstriaõs operational risk management addresses property -specific risks and general business risks. 

These include vacancy risk, tenantsõ credit worthiness, and the risk of falling market rents. This risk 

area also monitors personnel-related risks, such as loss of expertise and competencies due to staff 

fluctuations. alstria applies various early  warning indicators to monitor these risks. Ongoing insurance 

checks, such as rent projections, vacancy analyses, and controlling  lease terms and termination 

clauses, are designed to help identify potential danger s and risks. 

Refurbishment project risks  

alstria realizes a significant number of refurbishment projects. All risks related to these projects are 

managed through extensive project control and through a related budget -management process. 

Potential risks include those of delayed completion, budget overrun, and deficiencies in construction. 

The still -strong economy in the construction industry places high demands on procuring and executing  

contracts due to the limited availability of craftsmen and construction companies. Even against the 

backdrop of the COVID-19 pandemic, the bottlenecks the economy causes have not eased. Supply 

chain issues and rising inflation make planning and executing construction projects difficult. The 

volume of construction projects planned for the three financial years after the reporting period 

remains high compared to the previous yearsõ long-term average. For these reasons, the risk resulting 

from refurbishment projects  continues to be classified as high (H) .  
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Vacancy risk  

In the cases of lease terminations, leases that are not extended , and existing vacancies, there is a 

risk that the rental area will not be re -let as planned, resulting in lower -than-anticipated revenues.  

alstriaõs budgeting is based on the assumption that rental areas can be re -let within a defined period 

following the end of a lease. Because of the COVID-19 countermeasures, the economic downturns 

described and the increased trend toward  working from home already began in the 2020 financial 

year.  Even if the economic situation recovered somewhat in the repor ting period, many companies 

still had a high proportion of staff  working from home. This development led to a continued reluctance 

among many market participants to conclude new leases for office and commercial space. However, 

the effect  on existing tenanc ies is very limited . Due to long-cycle development of the demand for 

office rental areas, there is usually time lag between changes in macroeconomic conditions and their 

effect  on alstriaõs letting results. Vacancy risks are expected if tenants move out be cause they can 

no longer pay their rents, if the leases of the rental space are not extended after the lease agreement 

has expired, or if the space can no longer be re -let after tenants have moved out because the demand 

due to economic situation or a susta inable trend toward  home office no longer exists to a comparable 

extent.  

On the other hand, tenancies are of a long -term nature, thus,  rental income does not usually fall 

away spontaneously. For some tenants, the uncertainty also leads to maintaining the status quo and 

due to the unclear entrepreneurial perspective, not looking for new rental space but rather extending 

the existing lease with alstria. It was thus possible to enable new lettings and lease extensions in the 

past financial year. Overall, the volume of lettings was again lower than the years before the COVID-

19 pandemic outbreak. Due to the longer planning and decision-making phases regarding the 

companies leasing office space, a longer -lasting lag effect is to be expected. As a result, the vac ancy 

risk remains at a higher level and , as at the end of the previous reporting period, is classified as a 

medium risk (M). 

Shortfall of rental payment risks  

An operational risk is a potential shortfall of rental payments from one or more major tenants; it  

could be realized because of an economic downturn or of a particular case. Due to the described 

consequences of the COVID-19 pandemic on many market participantsõ economic situation, the risk 

had increased that alstriaõs tenants could also have trouble in meeting their rental payment 

obligations. alstria õs main tenants are predominantly public institutions or companies with a high 

rating. Actual defaults were limited during the year following the initial lockdown. Precautions had 

already been ta ken in the previous financial year  via increasing the write -downs on receivables. To 

what extent the situation will affect the future payment behavior of tenants in the medium term 

cannot be conclusively assessed at this time . If, due to a rampant spread of COVID-19 or the 

emergence of a more dangerous virus variant, it becomes necessary to completely close down the 

office space to extend contact restrictions, a large proportion or all of alstria's tenants could claim 
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the loss of business basis (legal term:  òWegfall der Geschäftsgrundlageó). In such a scenario, it is 

possible there would be  absolutely no rental income for the entire duration of the restriction. This 

would significantly affect  alstria's overall results. Due to the groupõs equity position, the re would still 

be no threat to the going concern for the risk forecast period.  As a result, the risk of default on rent al 

payments remains a medium risk (M), as was the case on the previous yearõs reporting date.  

Maintenance risks  

To plan for the requireme nts of maintenance measures, the Company makes assumptions about a 

propertyõs condition and the intended standard. Undetected defects, repair requirements resulting 

from external damage, new legal requirements regarding the  buildingõs condition, or incorre ct 

assessment of maintenance requirements could all result in higher -than-planned maintenance costs. 

Due to alstriaõs high maintenance budgets, the maintenance risk is categorized as medium (M), as it 

was in the previous year.  

HR risks 

The skills and motiv ations of alstria õs employees decisively affect  the Companyõs success. The risk of 

losing knowledge results from staff member fluctuation and from the inability to recruit sufficiently 

qualified experts to fill vacancies in good time. Both cases could resu lt in a shortfall of suitable 

experts and key personnel, which could endanger alstria õs competitive advantages and further growth 

opportunities in its markets. alstria mitigates these risks through the following measures: selective, 

needs-oriented skill de velopment for existing staff members; strengthening its image as an attractive 

employer; university marketing; trainee programs; training apprentices ; and profit -oriented variable 

remuneration schemes. Furthermore, independent external experts anonymously carry out employee 

surveys on employee motivation, management ,  and corporate culture. The takeover activities ( see 

Section V.1.3.2) could lead to impaired  employee motivation if the impression is given that the 

transferred company  would not continue the operational and administrative activities in the existing 

structure and manner , or if there is a major change in the corporate identity. To counteract this,  the 

Investor Agreement with the Bidder states that employees are critical to alstria's success and the 

Bidder will therefore support alstria in attracting, developing , and retaining talent and maintaining a 

collaborative work environment. The Bidder has also undertaken not to take any action that would 

result in terminating alstria  employees for operational reasons. In addition, alstria's headquarters will 

remain in Hamburg and all of alstria's local branches will continue to operate in their current form.  

Overall, alstria estimates the described risks to be at a low level (L), which corresponds to the 

situation at the end of the previous year.  
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IT risks  

IT systems support the majority of alstria õs business processes. Any fault affecting the  IT systemsõ 

reliability or security could lead to delays or interruptions in operating activities. alstria protects 

itself against IT risks through constantly examining and enhancing the  

information technology it deploys. In addition, it has installed mo dern hardware and software 

solutions and safeguards against attacks. In view of attempted hacker attacks, measures were 

implemented to combat such cyberattacks. Structural security measures are in place to protect the 

computer center. All data are backed u p daily in an internal depository and once per week in a 

separate data depository. Workstations have access restrictions so that employees can only access 

the systems they need for their work. During the transition from office  work to decentralized digital  

work in home office s, the IT security measures were transferred as far as possible to distance work. 

An external IT consultantõs review confirmed the IT securityõs effectiveness in the home office s. 

Therefore, overall IT risks are assessed as unlikely to materialize; as in the prior year, their possible 

consequences are considered low (L).  

Risks relating to property transactions  

alstria is exposed to risks related to the acquisition and disposal of real estate properties. A related 

risk includes the partia l or complete failure to detect the risks and liabilities associated with 

properties during the due diligence process. In case of the disposal of real estate assets, alstria usually 

provides potential purchasers  certain warranties regarding factual and leg al matters for the property 

in question. The possibility that alstria õs management may not be aware of risks that are covered by 

certain elements and warranties given in a sales agreement cannot be fully ruled out. As a result, 

there is generally a risk th at a prospective purchaser may charge alstria (as the seller) with breach of 

warranty.  

From a purchasing perspective, alstria is exposed to risks that hidden deficiencies on land and/or 

property may not be observed and that unfavorable contractual agreeme nts may be transferred to 

the Company, resulting in additional future costs.  

In both acquisition and selling proceedings, alstria responds to these risks with thorough technical, 

legal, and tax analyses of all relevant property and contractual issues. It d oes so by employing internal 

and external lawyers, tax advisors, architects, construction engineers, and other required experts. As 

before, risks relating properties õ transactions are assessed to be of a medium (M) level.  
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1.3.5.  Compliance risks  

Risks resulting f rom not complying with G -REIT legislation  

alstria is registered in the commercial register as a German REIT -AG (G-REIT). The German REIT 

segment allows alstria to offer investors an attractive profile and to distinguish itself in the capital 

markets as a REIT. The REIT shares are traded on the Frankfurt Stock Exchange. The G-REIT status 

does not influence admission to the regulated market (Prime Standard).  

The Company must meet certain requirements to qualify for and retain its designation as a G -REIT. 

The most significant requirements are that  A G-REIT must be a stock corporation listed on an organized 

market ,  and its registered office and management must be in Germany. Its registered share capital 

must amount to at least EUR 15 million. All shares must be  voting shares of the same class. Free float 

must be at least 15  %, and no investor can directly hold 10  % or more of the shares or shares that 

represent 10 % or more of the voting rights. Furthermore, at least 75  % of assets must consist of real 

estate, and at least 75  % of gross income must be generated from real estate. At least 90  % of annual 

profits as resulting under German GAAP-accounting are to  be distributed to shareholders . The G-

REITõs equity cannot fall below 45  % of the fair value of i ts real estate assets as recorded under IFRS.  

REIT corporations are exempt from German corporate income tax ( KSt) and German trade tax 

(GewSt). This tax exemption has been applied to the Company with  a retrospective effect since 

January 1, 2007. 

Capital and investment management activities maintain the Company õs G-REIT status in order to  

support its business activities.  

According to Section 15 of the REIT Act, alstria õs equity (as reported in its consolidated financial 

statements) must not fall short of 4 5 % of its immovable assets. However, if  the minimum equity ratio 

is not satisfied for three consecutive financial years,  the German exemption from corporate income 

taxes (KSt) and trade taxes (GewSt) ceases at the end of the third financial year.  

The G-REIT equity ratio is 69.1 % as of the balance sheet date. Accordingly, alstria complies with the 

minimum G-REIT equity ratio requirement according to Section  15 of the G-REIT Act (REITG). alstria 

cannot lose its G-REIT status because of failing to meet the 4 5 % threshold within the three -year 

forecast period through December  31, 2024. 

As part of the takeover process (see Section V.1.3.2), the acquiring company, Alexandrite, directly 

acquired a stake of more than 10% in alstria -office REIT-AG. As of December 31, 2021, the share of 

direct participation in the share capital and voting rights of alstria office REIT -AG amounted to 33.76%. 

This share has increased further after the balance sheet date and as of February 21, 2022 amounted 

to 65.59%. In addition, Lapis Luxembourg Holdings S.à r.l., a company acting jointly with the Bidder 

within the meaning of Section 2 , para. 5 WpÜG, directly held around 10.23% of the share capital and 

the voting rights of alstria office REIT -AG. Furthermore, because of the further acc umulation of shares 

in the hands of the Bidder or companies affiliated with the Bidder, there is the possibility that the 
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free float pursuant to the REIT Act of shares in the Company will fall below the limit of 15% of the 

shares. As of the balance sheet date, the free float in accordance with the REIT Act was 46.69%.  

The requirement to exceed the 10 % ownership interest only takes effect once the direct interest has 

existed for three years. If the proportion of a direct holding is not reduced to below 10% by the end 

of the third year following  the end of the year in which it was first exceeded, the REIT status is lost 

retrospectively at the end of the second financial year following the end of the year in which it was 

first exceeded. If the exceeding maximum investment limit in the present case is not remedied by 

December 31, 2024, the REIT status of alstria office REIT-AG would cease to exist on December 31, 

2023. 

The Bidder has undertaken to alstria office REIT-AG to ensure compliance with the maximu m 

investment limit in good time, within the three -year period in accordance with the REIT Act.  

In the event of violating  the minimum free float, the same rule applies with regard to the timing: 

because the free float was complied with as of December 31, 20 21, the REIT status could not be lost 

before December 31, 2024. Curing this regulation would be possible until December 31, 2025.  

alstria constantly monitors  compliance with all of the REIT criteria described, which the company 

could influence. The Bidder has undertaken to avert violating  exceeding the maximum holding and 

the REIT status cannot be lost due to a potential violation of the minimum free float ratio in the 

three -year forecast period relevant to the risk forecast. Therefore, as in the previous y ear, the risk 

of non-compliance with the REIT criteria continues to be classified as low (L).  

Risks resulting from fraud or noncompliance  

alstria depends on all employees and management respecting the compliance standards in place. 

alstriaõs business expects employees and management members to comply with documented laws, 

policies, and procedures. If alstria õs senior management fails to document and reinforce the 

Companyõs policies and procedures, or if employees commit criminal, unlawful, or unethical acts  

(including corruption), such actions could have an adverse material effect on alstria õs business, 

financial condition, and the results of operations. They would also harm alstria õs reputation in the 

real estate market, thereby negatively affecting future business opportunities. The General Data 

Protection Regulation ( Datenschutzgrundverordnung), which came into force in the financial year 

2020, provides significantly higher fines in the event of infringement. The data protection measures 

already in place a t alstria, as well as newly introduced guidelines and processes, are in line with the 

General Data Protection Regulationõs requirements. alstria has implemented a compliance 

organization, which addresses adequate and documented compliance rules and regulations and 

provides training to all employees concerning compliance -related topics.  
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In doing so, the Company has established central behavioral principles in the areas of : 

Á anti -corruption,  

Á avoiding conflicts of interest,  

Á handling confidential information and insider knowledge, and  

Á anti -discrimination, equality, and diversity concerns.  

The materialization of compliance risks is assessed to be low (L), which is unchanged from t he previous 

yearõs assessment. 

Litigation risks  

alstria AG or any of its subsidiaries could be involved in pending or foreseeable court or arbitration 

proceedings that might significantly affect  the Groupõs business position at any time. Other risks 

might arise from legal actions taken to address warranty claims, repayment claims, or any other 

claims brought forward in connection with divested properties or development projects implemented 

over the last few years.  

After the legally binding clarification of  the legal disputes in connection with converting  DO Deutsche 

Office AG into the limited partnership alstria office Prime Portfolio GmbH & Co. KG in 2016, neither 

alstria office REIT-AG nor its subsidiaries are involved in current or foreseeable court or a rbitration 

proceedings that could significantly affect  the Groupõs economic position. This also applies to 

warranty, repayment ,  or other claims asserted in legal proceedings in connection with the sale of real 

estate or development projects carried out in recent years. Appropriate provisions have been made 

at the respective Group company for any financial burdens arising from ongoing or foreseeable court 

or arbitration proceedings.  

Because none of the Groupõs companies are currently exposed to civil rights proceedings or other 

types of legal disputes and none are expected to occur, the risk of legal disputes is classified as low 

(L), as it was in the previous year.  
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Climate -related risks  

Considering the long-term nature of the real estate business and the imm ovable nature of the assets, 

it is imperative to take  into account the effect of climate change on the prospects. The specific risks 

related to climate change that the Company faces are listed below.  

Physical risks  ñ acute:  alstriaõs property portfolio is subject to extreme weather events, such as 

flooding, storms , and hail ,  which may weaken building structures and threaten tenants õ safety. Such 

phenomena will intensify in the coming years. alstria õs control process includes the following:  

Á Use of risk assessments from insurance companies to determine which buildings need to be 

upgraded. 

Á Insurances covering the portfolio from the loss of rent due to fire, storm s, hail ,  or any act of 

God with a total insured value at least as high as alstriaõs assetsõ balance sheet value.  

Transition risks ñ regulatory:  After the Paris Agreement, new regulations, notably regarding energy 

efficiency restrictions, are anticipated. These might impose increased stringent obligations on the 

building sector, resulting in a need for more renovations per year. alstria õs control process includes 

the following:  

Á Ongoing environmental monitoring and compliance with applicable laws and standards.  

Á Participation in industry bodies to monitor emerging legislation early.  

Transition risks ð market: Climate change has shaped tenantsõ behavior in requiring flexible office 

space often associated with energy -efficient solutions. Failing to respond to the growing demand for 

sustainability services can result in a lack of attractive  assets, implying a subsequent decline in their 

rental potential. The prevention measures alstria takes are as follows:  

Á Offering additional services to help tenants run their offices efficiently.  

Á Recognizing early the financial requirements to upgrade and moderniz e buildings.  

Similar to in the previous year, environmental risks are assessed at a low (L) level.  

Risk of noncompliance with human rights  

There is a risk that alstria õs activities will trigger activities or have an effect  that violates human 

rights, for instance,  as a result of unworthy working conditions at construction sites or the production 

of products or services used in business activit ies. alstria is fully committed to its responsibility to 

respect human rights. Efficient management guidelines and the compliance organization, which is 

particularly geared toward legal compliance, anti -discrimination, and diversity, support the goal that 

alstriaõs legal representatives and employeesõ behaviors always correspond to high ethical standards.  

These standards also apply to drafting contracts with contractors or customers, which should be done 

to minimize  the risk of noncompliance with human rights along the value chain. Throughout the group, 

alstria  especially respects the UN Guiding Principles on Business and Human Rights, which are 

grounded in recognizing that states and companies must respect human rights. States are primarily 

responsible for protecting the ir citizensõ human rights, and it is their obligation to tran slate their 

international human rights duties into national regulation s and laws that  ensure protection of human 
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rights. In situations where national laws do not cover internationally recognized human rights, or the 

implementation of such laws is weak , the UN Guiding Principles clearly expect companies to operate 

according to a higher international standard.  

In Germany, the degree to which the government  respects and protects human rights  is rather high. 

As a German real estate company focusing solely on German office propert ies, alstria operates within  

the German lawõs framework and accordingly obeys its human rights rules and regulations.  Overall, 

the risk of noncompliance with regard to human rights is classified as low (L), as in the previous year.  

1.3.6.  Financial risks  

Due to alstriaõs refinancing strategy, its financial risk situation remained stable compared to the 

previous yearõs reporting period.  

Breaches of covenants  

In the process of issuing corporate bonds, taking out loans and the issuance of a Schuldschein, alstria 

agrees to comply with certain covenants, such as achieving a minimum income (debt service coverage 

ratios) from mortgaged properties or not exceeding a certain level of debt (LTV). In the event of a 

breach of these covenants, consequences arise, such as increased credit margins or, in the worst case, 

a lenderõs extraordinary termination of a loan. The risk of breaching loan agreements was classified 

as a medium risk (M) as of the previous year's reporting date due to the low LTVs, which were and 

still are well below the permitted gearing ratios.   

When Alexandrite exceeded its 50 % stake in January 2022 (see Section V.1.3.2), there was a change 

of control within the meaning of the bond conditions. If within 120 days after the change of cont rol 

the rating falls below the category "investment grade" due to the change of control, the bondholders 

are entitled to demand repayment of the fixed rate bonds from alstria at 101% of the nominal amount 

of the fixed rate bonds plus unpaid claim accrued i nterest .  The update of the rating by the rating 

agency Standard & Poor's (S&P), which considered the increase in the LTV intended by the Bidder, led 

to a reclassification of the rating to BBB -. This lowered the rating, which was previously BBB+. An 

investment grade rating could be maintained, so that there is no breach of the bond conditions. The 

decrease of the rating to the lowest level of the investment grade rating has nevertheless increased 

the probability that th e rating could fall below investment grade, violating the bond condition s, 

resulting in its early repayment.  The Bidder, Alexandrite, has undertaken to provide bridge financing 

of the required magnitude and a term of up to two years in this case.  Furthermore, it has assured 

that it will offset any higher refinancing costs. Therefore, the  effects on alstria's financing situation 

are limited. Nevertheless, the probability of occurrence of the risk was increased from "unlikely" to 

"possible". Overall, the risk from breach es of covenants as of December 31, 2021, was still classified 

as a medium risk (M).  
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Valuation risks  

The fair value of the real estate properties the Company owns reflects the ir  market value as 

independent appraisers determine, which  could be subject to change  in the future. Generally, the 

real estate properties õ market value depends on various factors, some of which are exogenous and 

may be outside alstriaõs control. These factors include declining rent levels, decreasing demand, and 

increasing vacancy rates. Many qualitative factors also decide a propertyõs valuation, including its 

conditions, expected market rents, and location. The  mandated appraiserõs final assessment is to a 

certain extent discretionary and may differ from another appraiserõs opinion. Should the factors 

considered or assumptions made in valuing a property change to reflect new developments or for 

other reasons, subsequent valuations of the respective property may result in a diminished market 

value. If such valuations reveal significant dec reases in market value compared to prior valuations, 

the Company may incur significant revaluation losses with respect to such properties.  

Factors such as economic changes, interest rate fluctuations, and inflation may adversely affect 

propertiesõ value. To minimize these risks, regional diversification of investment portfolios, 

consistent focus on the tenantsõ individual needs, and detailed market research and ana lysis (broker 

reports) are applied. In addition, Independent, internationally recognized expe rts determine the 

market value of all of alstriaõs assets at the end of each year. The consequences of the COVID-19 

pandemic have not yet had negative effects on the current assessment.   

The risk of higher inflation becoming entrenched, which could negatively affect  the demand for real 

estate and thus its value via the rise in interest rates, is perceived as inconsistent. In return, ceteris 

paribus, higher nominal rental income would be expected, so that, at least in terms of model theory, 

valuation pressure appears manageable. Historically, real estate has been inflation -proof in practice.  

In summary, the risk of unexpected devaluations is classified as moderate (M), as in the previous year.  
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Refinancing risks  

The Groupõs main financial instruments are fixed -interest bonds. In addition, there are mortgage -

backed bank loans. The bonds and bank loansõ main purpose is to finance alstria õs business activities. 

The main risks arising from the Groupõs financial instruments are cash flow risks, interest rate risks, 

and liquidity risks. alstria Group õs current Net LTV is 28.8 %, which is a low value compared to the 

average LTV of the real estate companies listed in the DAX segment of Deutsche Börse AG (DAX, MDAX, 

and SDAX). The Groupõs bank loan LTVs on the balance sheet date are well below the LTVs permitted 

under the respective loan agreements (see an overview of loan facilities on page  18). Thus, the risk 

of a covenant breach was encountered effectively. As of the balance sheet date, alstria's 

creditworthiness was still rated BBB + by the rating agency Standard & Poor's and BBB - ("investment 

grade") up to the date of publication . Refinancing the majority of alstriaõs bonds and bank loans is 

not required before the 2023 financial year, the matur ity of one in four bonds . The other three bonds 

have different  maturities up to the 2027 financial year, so that there is a diversified maturity profile 

and the refinancing of th e entire loan at one point can be avoided  (see the maturity profile of the 

loans on page 19).  

Due to the change in financing strategy because of the change of control in January 2022 (see the 

comments on the risk from the breach of covenants and section V .1.3.2) with the reduction in the 

S&P rating from BBB+ to BBB -, refinancing risk are estimated as more likely than on the previous 

year's reporting date. While it was categorized as òvery unlikelyó that the risk from the refinancing 

would materialize as o f the previous year's reporting date, the assessment has now been changed to 

"unlikely". The Bidder's assurance to ensure the financing requirement s by providing bridge financing 

of the required magnitude and with a term of up to two years and to offset an y higher refinancing 

costs was considered in this assessment. 

Therefore, the  effects on alstria's financing situation are limited, but the conditions to be achieved 

as part of the refinancing after the end of the two -year bridge financing could differ  and make 

refinancing on favorable terms more difficult.  

The refinancing risk is therefore now classified as a medium risk (M) as of the balance sheet date, 

after being classified as a low risk (L) on the previous year's reporting date.  
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Interest rate risks  

Interest rate risks result from fluctuations in market interest rates . These floating rates influence the 

sum of interest expenses in the financial year and the three -year forecast period on which risk 

management is based. Developing nominal interest rates also depends on the further development of 

inflation rates.  

alstria's hedging policy included the use of classic interest rate caps and if necessary, interest rate 

swaps, if applicable to limit the Companyõs exposure to interest rate fluctuations. It still provided 

enough flexibility to dispose real estate assets. The interest base f or the financial liability (loan) is 

the EURIBOR, which is adjusted every three months. The majority of funding consists of long -term 

fixed -interest loans and bonds and therefore , is not subject to interest rate risk up to its maturity.  

For this reason, th e interest rate risk was classified as a low risk (L) as of the previous year's reporting 

date.   

The downgrade of the rating as a result of the change of control in January 2022 ( see the comments 

on the risk of breach es of covenants and the refinancing ris ks as well as Section V.1.3.2) and the 

possible refinancing of a corporate bond in the 2022 financial year led to the assessment of higher 

interest rate  risks. As of the previous year's reporting date, the need for refinancing, which could 

have led to a ch ange in the interest rate structure within the three -year risk assessment period, was 

limited.  

Therefore, the interest rate risk is now classified as a medium risk (M) as of the balance sheet date.  

Tax risks  

REITs are completely exempt from corporate incom e tax and trade tax. As a result, tax risks can only 

arise in the case of lost REIT status or at a subsidiary level. Additionally, the Group faces risks from 

value-added tax, real  transfer  tax, and property tax. Furthermore, changes in tax laws or their 

interpretations may result in higher tax liability for prior tax periods that have not yet been approved. 

Due to the takeover of the alstria office Prime Group, companies are included in the consolidated 

financial statements that are not subject to the REIT legislation õs regulations. The restructuring, 

which was implemented during the 2016 financial year, particularly  the conversion of these 

companiesõ legal forms into limited partnerships, resulted in taxing hidden reserves and liabilities 

within the acquired companies. Subsequently, the companies are tax transparent.  

Due to the income tax exemption as a REIT and internal and external tax expertsõ consistent 

monitoring of tax -relevant issues, the probability of a tax loss is limited. Because certain tax -related 

issues, such as real estate transactions or valuations of assets and liabilities as well as  reentry into a 

tax liability status  that  could result in high tax obligations  over the three -year risk period, the risk 

impact is considered significant.  

Because of the Federal Constitutional Court judgment, the German legislature passed a new 

regulation on property tax at the end of 2020. From January 1, 2022, new property tax values will 

http://dict.leo.org/ende/index_de.html#/search=real&searchLoc=0&resultOrder=basic&multiwordShowSingle=on
http://dict.leo.org/ende/index_de.html#/search=transfer&searchLoc=0&resultOrder=basic&multiwordShowSingle=on
file://///alst-hh-fs/Alstria$/06_Finance/03_Reporting/2017/210_Q4/241_IFRS%20Konzern/01_Englisch/10_Gesamtdokument/www.alstria.com%23/search=tax&searchLoc=0&resultOrder=basic&multiwordShowSingle=on
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apply; these will be the new tax base for property taxes beginning January  1, 2025. Basically, the 

new model is value based. At the same time, an amendment to the Basic Law (Grundgesetz) grants 

German states the right to deviate from the federal regulation, such as through using an area model. 

In the case of nonresidential properties relevant to alstria  ñ particular ly business properties ñ the 

so-called real value method  is used in principle. The property value is thereby determined from the 

building value, which is calculated  based on standard production costs, usable space, year of 

construction , and land value. The latter results from the multiplication of the land area  by the 

standard land value. Therefore, it is unnecessary  to determine standard rents. Even if the new 

concept is to be revenue  neutral, an increase in the property tax for alstria õs real estate cannot be 

ruled out. Basically, changes in property tax may a ffect tenants through higher service charge costs 

because passing on costs to tenants was not restricted. The Federal Constitutional Court will allow 

applying the current property tax rates until the end of 2024. Therefore, higher property tax rates  

are not expected for the next three years.  

The transfer of shares in companies with real estate assets can under certain circumstances, if certain 

share quotas are exceeded, result in real estate transfer tax on the real estate of the company or 

their subsidiaries. Because of Alexandrite's takeover activities, shares in alstria office REIT -AG will be 

transferred. Due to the extensive real estate assets of the alstria Group, real estate transfer taxes 

could be incurred to a considerable extent. Therefore, the  Bidder has guaranteed the company that 

it will refrain from transferring a harmful number of shares. In addition, the Bidder has warranted to 

the Company that it will indemnify the C ompany and its affiliates against any property tax damage or 

loss resulting from a breach of warranty or any other harmful measures.  

Overall, there is therefore a medium (M) tax risk, which is unchanged from the previous year.  

Liquidity risk  

One of alstriaõs core processes is cash management. The Company manages its future cash position 

and monitors its progress daily. The Company uses a cash-forecasting tool to prevent liquidity risks. 

As a basis for analysis, this liquidity -planning tool uses the expected cash flows from business activities 

and the maturity of the financial investments.  

Due to refinancing  activities  in recent years, such as placing several corporate bonds with diversified 

maturity profiles, the substantial liquidity risk arising fro m repaying all or most of alstria õs credit 

commitments in one sum (òballoon repaymentó) has been managed successfully. Since the repayment 

of the majority of the loans and bonds will not be due until 2023, the liquidity risk from the obligation 

to repay lo ans has been classified as low (L), as in the previous yearõs reporting date.  The change of 

control ( see the explanations on the risk of breach  of covenants, refinancing risks  and the interest 

rate risk s as well as section V.1.3.2), will not result in any material changes, among other things due 

to the Bidder's assurance that any financing requirements will be immediately offset by a bridge 

financing. 
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Counterparty risks  

alstria hedges a portion of its risk by applying third -party instruments (interest rate derivatives, 

property insurance, and others). alstria õs counterparties in these contracts are internationally 

recognized institutions that leading rating agencies  rate . alstria regularly reviews the ratings of its 

counterparties to mitigate any risk of default. The 2007 financial crisis raised doubts regarding the 

reliability of rating agencies õ assessments. In response to this concern, alstria uses other information 

sources to verify rating agenciesõ assessments. The COVID-19 crisis has not yet affected  the 

creditworthiness of alstriaõs major contractual partners. The determination of fiscal policy and 

monetary policy to support industries an d particularly affected companies , as well as systemically 

important institutions such as banks and insurance comp anies, can also contribute to this.  

alstria is otherwise not exposed to significant credit risks. Hence, counterparty risk can be classified  

as low (L), just as it was last year.  

1.4.  Overall risk assessment by the Management Board  

alstria AG consolidates and aggregates all risks reported by the different business units and functions 

adhering to its risk management policy. The most significant challenges have been mentioned first in 

each of the four risk categories : strategic, compliance, operational ,  and financial.  

Compared to the previous year, the COVID-19 pandemic also influenced alstriaõs risk situation. 

Furthermore, for assessing certain risks in relation to certain financial risks and risks from violations 

of the REIT Act due to the change of control ( see the explanations on the risk from the breaches of 

covenants, the refinancing risks  and the interest rate risk as well as Section V.1.3.2) ,  questions arose 

that led to updating the assessment and, as a result, there were only minor changes in the risks.  

For the 2021 financial year, compared to 2020, only minor changes were noted in alstria õs risk level 

matrix for risks categorized as high (H) or medium (M). At the end of the year, high risks accounted 

for 9.1 % (December 31, 2020: 10.0 %) of all identified risks, whereas medium risks accounted for 

34.5 % (December 31, 2020: 32.7 %). This is based on the continuing uncertainty of the economic 

situation described above and the resulting increase in the probability of a drop in demand for new 

office space as well as the possibility of payment difficulties and even bankruptcy among alstriaõs 

tenants. Due to the high proportion of government agencies, public -sector companies, and companies 

with high credit ratings, the Management Board assesses the risk situatio n as manageable. The COVID-

19-related risks did not pose a threat to the company õs existence.  

From the Management Boardõs point of view, the conservative LTV and the solid REIT equity ratio are 

stabilizing factors. Even if the long -term refinancing positi on with the downgrading of the S&P rating 

to the lowest "investment grade" level BBB - appears somewhat less secure than before, the Bidder's 

refinancing guarantees and compensation commitments represent a balance regarding the refinancing 

risk and the risk  of higher borrowing costs in the event of rising interest rates or margins.  The low 

LTV ratio reduces the risk that could arise if the property valuations come under pressure (e.g., 

because of inflation -driven interest rate hikes ).  
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Sufficient precautionar y measures have been undertaken to counteract identifiable risks.  

In addition to assessing the potential impact of the realization of risks on the value of the Group õs 

net assets, the potential liquidity requirements for selected key risks are identified for  a period of 

three years. The assessed amount of liquidity amounted to EUR 55.1 million as of the balance sheet 

date, compared to EUR 45.9 million as per December 31, 2020. 

The risks described in the aggregated risk report do not threaten , whether indiv idually or 

cumulatively ,  alstriaõs ability to continue as a going concern, given the likelihood of occurrence and 

potential levels of impact.  
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2.  REPORT ON OPPORTUNITIES 

2.1.  Management of opportunities  

alstriaõs management aims to identify and assess opportunities as early as possible and to initiate 

appropriate measures to take advantage of those opportunities and transform them into business 

success.  

Growth and earnings opportunities result both from alstria õs existing real estate portfolio and from 

its acquired properties. Depending on a property õs position in its life cycle, opportunities may be 

found in repositioning and development, in strengthening tenant relationships, or in selling the 

property.  

The Companyõs financing activities safeguard the necessary funding to implement these activities. 

Here, opportunities are based on ensuring sustainable financing, including equity funding, on 

favorable terms.  

Evaluating opportunities occurs in the context of annu al budget planning and on an ongoing, 

occasional basis during the year. The process begins with a careful analysis of the market environment 

and of market opportunities related to the properties held in the portfolio. This analysis includes 

assessing criteria,  such as tenant needs, property categories, and regulatory changes. Regular 

reporting addressing the management supports monitoring growth initiatives within the budget and 

planning-approval processes. 

The alstria Management Board is regularly updated on the status and progress of the initiatives being 

implemented. The real estate operations department receives monthly reports in which the planned 

costs and revenues are compared to the actual budget consumption and revenues. In addition, 

financial and l iquidity planning and forecasts are updated, and changes to the project scope are 

clarified.  

2.1.1.  Opportunities related to real estate acquisitions  

A propertyõs location is essential for its attractiveness. Opportunities arise when favorable 

demographics and real estate dynamics characterize a regional market . Together with optimal 

property management, location results in opportunities for long -term capital appreciation. alstriaõs 

acquisition strategy aims at identifying properties with the described opportunity structure. 

Therefore, its  investment strategy focuses on acquiring properties and portfolios with higher vacancy 

rates, which are thus open to additional growth op portunities through the stabilization of the 

propertiesõ leases. An important task to preserve these opportunities is the possibility of turning 

COVID-19 challenges into opportunities, for example , through implementing pandemic -proof space 

expansions and intelligent area use concepts with the integration of home offices with tenants and 

potential tenants. Furthermore, negotiations with tenants to avert acute bottlenecks can include  not 

only a moratorium on rent payments, but also in return ,  an extension of the lease agreement and 

thus secure the chance of long -term rental income.  

Acquisitions will only be performed if the investment volume offers the prospect of achieving a 
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sustainable increase in value.  In particular, the low LTV debt ratio offers opportuni ties in the form of 

greater flexibility for acquiring real estate.  

2.1.2.  Opportunities related to tenant relationships  

Structured and active property and asset management both ensures the quality of alstriaõs leasing 

service and is the basis for sustainable tenant relationships. Opportunities arise through flexible 

response to existing or potential tenants õ needs. The Company has the knowledge and resources to 

provide solutions and implement tenants õ requirements, which allows opportunities  to generate 

sustainable, long-term leases.  

2.1.3.  Opportunities arising from real estate development  

As a long-term -oriented real estate  owner, alstriaõs property portfolio  also entails aging buildings that 

require refurbishment or  repositioning. Modernizing properties provides the opportunity for value 

creation through reshaping assets for the next 20 to 30 years and through strengthening their future 

attractiveness in the market and for tenants. The implementation of development p rojects is 

becoming increasingly important, especially against the background of historically low purchase yields 

on real estate.  Corresponding to the risks from development projects, which have a high rating, the 

renewed increase in the budget for develop ment projects supports the opportunity to generate higher 

rental yields and increases in the properties õ value through office developments tailored to the needs 

of tenants and the market.  

2.1.4.  Opportunities from sustainable management  

The alstria Management Board sees opportunities for a long -term strategy in supporting measures to 

comply with and achieve the goals of the International Climate Change Agreement in Paris. This 

consists of using a favorable political and regulatory environment, including sustaina bility, to shape 

the basis for business activity in a sustainable manner. To this end, projects are actively initiated and 

implemented that aim to reduce  the high CO2 emissions generated in the real estate sector and to 

neutralize  them in the long term. Examples of this are the promotion of reliable, industry -compatible 

CO2 reporting or the investigation of CO 2-neutral building materials and solutions in the context of  

construction and renovation projects.  

2.1.5.  Opportunities arising from financing  

alstriaõs financing strategy focuses on the optimal provision of funds to invest in new properties and 

development projects. Opportunities arise from optimizing  these financing ter ms, which requires 

implementing long -term and flexible funding at favorable conditions and safeguarding financial 

covenants at all times. Significant opportunities arise out of a low debt ratio (the Net LTV of bank 

loans is currently 2 8.8 %; see the overview of loan facilities on page  18),  which represents a 

comfortable base for future funding and growth. Thus far, the f unding options have mainly been 

geared toward  corporate bonds, mortgage -secured loans, or capital increases.  Opportunities arise 

from the diversification of funding sources and regarding the rating obtained.  However, changes in 

the financing strategy and the typ e of financing are expected as a result of the change of control (cf. 
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the relevant comments on the risk of breaching covenants and the interest rate risk as well as 

Section V.1.3.2). The low LTV offers opportunities in the sense of a wide range of alternat ive courses 

of action, as well as the creation of a higher risk -return profile corresponding to the private real 

estate market and a more effective overall return approach.   

2.2.  Overall summary of the Opportunities Report  

alstriaõs current refinancing situatio n with a relatively high equity ratio, which is reflected in the low 

LTV, represents a stable basis for further development and offers degrees of freedom in the event of 

a possible realignment of the financing strategy that resulted from  the change of cont rol.  In terms of 

revenues, alstria benefits from rental agreements with an average remaining term of around 5.7 years 

and a potential increase in rental income due to implementing  value-added development projects. 

The Company owns a number of properties  that offer attractive and value -adding refurbishment 

opportuniti es. alstriaõs portfolio is well  balanced and has high-quality properties with tenants with 

good credit ratings. The low LTV debt ratio  also offers a chance for greater flexibility to acquire rea l 

estate in the event that spontaneous opportunities arise.  

alstria  sees itself ñ also against the backdrop of the COVID-19 effects ñ well positioned to successfully 

continue its strategy of acquisition, property development, letting , and property management ,  and 

to recognize and implement its future market opportunities in this regard.  

alstriaõs core competence is asset management. The asset repositioning and refurbishment that alstria 

continues to pursue and implement provide a strong basis for further organic increases in value within 

the portfolio.  Against this backdrop, the Bidder has undertaken under the Investor Agreement to 

support further implementing  alstria's strategy and to drive further growth through the active pursuit 

of new value -enhancing restructuring and repositioning opportunities as well as an accelerated 

rotation of assets.  
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VI. SUSTAINABILITY REPORT* 

In November 2021, alstria published its annual sustainability report for the financial year 2020. The 

report provides insights into alstriaõs environmental, employee -related , and societal performance. It 

was prepared in accordance with the GRI standards and the EPRA real estate specific guidelines. In 

addition, the recommendations of the FSB Task Force on Climate -related Financial Disclosure (TCFD) 

have been considered. The report has received independent limited assurance for the sections ôOur 

Buildingsõ and ôOur Peopleõ as well as for the ôEPRA Sustainability Performance Indicatorsõ. 

Key sustainability achievements in financial year 2020 include  the following : 

- The average operational GHG emissions of alstriaõs portfolio in use were approx.  50 % below 

the benchmark for Germany as the scientific CRREM consortium determined.  

- the embedded and avoided GHG emissions of alstriaõs complete development portfolio were 

modeled. The calculation shows that an average alstria development generates about 60  % 

less greenhouse gas emissions compared to  the construction of a comparable new office 

building .  

- The assessment of climate-related risks for the Company was extended in financial terms 

through publishing alstriaõs first Carbon Accounting Report.   

- The protection of biodiversity was further prioritized , for example, by preparing the 

acquisition of a forest and by assessing the status and potential of green roofs . 

- At the an nual general meeting for financial year 2020 , for the first time , a large majority of 

alstriaõs shareholders approved spending EUR 1.8 million of corporate assets on climate 

change mitigation projects that do not meet the companyõs risk-return expectations  (Green 

Dividend).  

- The HR excellence awards 2020 recognized alstriaõs approach to addressing COVID-19-related 

challenges. 

- ESG ratings confirmed the Companyõs leading industry position in sustainability. For example, 

the Dow Jones Sustainability Index Europe and the Bloomberg Gender-Equality Index listed 

alstria . 

For further information , please refer to alstriaõs Sustainability Report 2020/21. 

  

 
* This section is an unaudited statement.  
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VII. DISCLOSURES REQUIRED BY TAKEOVER LAW 

Disclosures and the explanatory report pursuant to Sections 289a and  315a of the German  

Commercial Code (Handelsgesetzbuch, HGB )  

1.  COMPOSITION OF SUBSCRIBED CAPITAL 

On the balance sheet date d December 31, 2021, alstriaõs share capital amounted to 

EUR 178,032,997.00, divided into 178,032,997 no-par value bearer shares. All shares are fully paid in 

and have equal rights and obligations. Each share entitles the bearer to one vote at the Annual General 

Meeting and is decisive for the shareholderõs share in the Companyõs profits. The shareholdersõ 

individual rights and duties result from the provisions of the German Stock Corporation Act 

(Aktiengesetz, AktG), particular ly Sections 12, 53a et seq., 118 et seq. ,  and 186. 

2.  RESTRICTIONS ON VOTING RIGHTS OR THE TRANSFER OF SHARES  

The exercise of voting rights and the transfer of shares are based on statutory requirements and 

alstriaõs Articles of Association; the latter basis does not restrict either of these activities. According 

to Sections 71b and 136 of the AktG, f or example, the voting rights of the affected shares are excluded 

by law. Other restrictions as to voting rights or the transfer of shares do not exist, or, as far as they 

arise from agreements between shareholders, are not known to the Management Board.  

3.  SHAREHOLDINGS EXCEEDING 10 % OF VOTING RIGHTS 

The Company was notified in accordance with Section 33 of the German Securities Trading Act (WpGH) 

that Brookfield Asset Management Inc., Toronto, Canada held 95.11 % of the voting rights in the 

Company as of February 17, 2022. 10.23 % of the voting rights were attributable to Lapis Luxembourg 

Holdings S.à r.l. and 83.14 % of the voting rights were attr ibutable to Alexandrite Lake Lux Holdings 

S.à r.l.  As of the balance sheet date December 31, 2021, alstria was not aware of any other 

shareholders whose direct shareholding exceeded 10 % of voting rights . 

4.  SHARES WITH SPECIAL RIGHTS 

There are no shares with special rights of control.  

5.  SYSTEM OF CONTROL FOR ANY EMPLOYEE SHARE SCHEME IN WHICH EMPLOYEES DO NOT 

DIRECTLY EXERCISE CONTROL RIGHTS 

Employees who hold alstria shares exercise their rights of control as any other shareholders do, in 

accordance with the a pplicable law and the Articles of Association.  

6.  APPOINTMENT AND DISMISSAL OF MANAGEMENT BOARD AND AMENDMENTS TO THE ARTICLES 

OF ASSOCIATION 

alstriaõs Management Board consists of one or more members who may be appointed or dismissed in 

accordance with Secti ons 84 and 85 of the AktG. The Articles of Association do not contain any special 

provisions in this respect. Pursuant to Section  84 of the AktG, members of the Management Board are 
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appointed by the Supervisory Board for a maximum term of five years. Reapp ointment or extension 

of the term of office is permitted for a maximum of five years in each case.  

Amendments to the Articles of Association are made pursuant to Sections  179 and 133 of the AktG. 

Pursuant to Section 12, para. 2 of the Articles of Associati on, the Supervisory Board is also authorized 

to make changes and amendments to the Articles of Association that merely affect the wording 

without passing a shareholder resolution in at General Meeting. In addition, the Supervisory Board is, 

by resolution o f the Annual General Meetings on May 16, 2017, and September 29, 2020, authorized 

to adapt the wording of the Articles of Association to the utilization of the Company õs capitals and 

after expiration of the applicable authorization periods.  

Pursuant to Section  15, para. 5 of the Articles of Association , in conjunction with 

Sections 179 paras. 2 and 133 of the AktG, shareholders may make resolutions regarding such 

amendments at a general meeting with a simple majority of the votes cast and a simple majority of 

the share capital represented. Insofar as a larger majority is prescribed by law, such a majority shall 

be decisive.  

The Articles of Association were last amended in the reporting year by a resolution passed by the 

Supervisory Board on September 9, 2021: Section 5, paras. 1, 2,  and 7 of the Articles of Association 

were formally adapted to a capital increase executed from the Company õs Conditional Capital III 2017. 

Section 5, para. 4b and 4c of the Articles of Association w ere deleted because the Conditional 

Capital II 2020 and the Conditional Capital III 2020 had become obsolete.  

7.  AUTHORITY OF MANAGEMENT BOARD REGARDING THE ISSUE AND BUYBACK OF SHARES 

The Articles of Association authorize the Management Board, with the approval of the Supervisory 

Board, to increase the share capital on or before September  28, 2025, by issuing new no-par value 

bearer shares against contributions in cash and/or in kind one or more times , up to a tot al amount of 

EUR 35,198,684.00. Further details are governed  by Section 5, paras. 3, 4, and 4a of the Articles of 

Association. 

7.1  Conditional Capital  

alstria holds three conditional capitals (pursuant to Sections 192 et seq. of the AktG), which are 

regulated in Section 5, paras. 5, 7,  and 8 of the Companyõs Articles of Association.  

7.1.1.  Conditional Capital I 2020  

The share capital is conditionally increased by up to EUR  16,750,000.00 by issuing up to 16,750,000 

no-par value bearer shares. The conditional capital is  to be carried out to the extent that the holders 

of option or conversion rights or persons obliged to conversion under option or conversion bonds, 

profit participation rights or participating bonds which were issued by alstria AG on the basis of the 

authorization resolved by the shareholders in the Annual General Meeting on September 29, 2020, 

under item 11 of the agenda exercise their option or conversion rights or, if they are obliged to 

conversion or exercise of the option, fulfill their conversion obli gation or, as the case may be, their 

obligation to exercise the option and that no cash settlement is granted and no own shares are being 
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used to satisfy such claims. Further details are governed by Section  5, para. 5 of the Articles of 

Association. 

7.1.2.  Condit ional Capital III 2017  

The share capital is conditionally increased by an amount of up to EUR  560,425.00 by issuing up to 

560,425 no-par-value bearer shares. The conditional capital increase shall be used exclusively to grant 

shares to the holders of conve rtible profit participation certificates issued by the Company through 

May 15, 2022, in accordance with the authorization of the General Meeting held on May  16, 2017. The 

conditional capital increase is only carried out to the extent that issued convertibl e profit 

participation certificates are converted into shares of the Company and no treasury shares are used 

to satisfy the certificates. The new shares shall participate in the Company õs profits from the 

beginning of the financial year in which they come into existence as a result of converting of 

certificates.  

7.1.3.  Conditional Capital III 2020  

Furthermore, the share capital is conditionally increased by an amount of up to EUR  1,000,000.00 by 

issuing up to 1,000,000 no-par-value bearer shares. The conditional capital increase shall be used 

exclusively to grant shares to the holders of convertible profit participation certificates issued by the 

Company on or before September 28, 2025, in accordance with the authorization of the General 

Meeting held on September 29, 2020. The conditional capital increase is only carried out to the extent 

that issued convertible profit participation certificates are converted into shares of the Company and 

no tre asury shares are used to satisfy the certificates. The new shares shall participate in the 

Companyõs profits from the beginning of the financial year in which they come into existence as a 

result of conver sion of certificates.  

7.2  Purchase of treasury shares  

In the General Meeting held on September 29, 2020, the shareholders authorized the Management 

Board, subject to the approval of the Supervisory Board, to acquire their own shares of the Company 

of up to a total of 10  % of the share capital in place at the time of the authorization õs issuance on or 

before September 28, 2025. The acquired shares and other treasury shares in the possession of, or to 

be attributed to, alstria (pursuant to Sections 71a et seq. of the AktG) may at no time amount to 

more than 10  % of the share capital. Shares may be purchased through a stock exchange, by means of 

a public offer to all shareholders, or by making use of financial derivatives (put or call options, or a 

combination of both).  

8.  SIGNIFICANT AGREEMENTS OF ALSTRIA AG THAT TAKE EFFECT UPON A CHANGE OF CONTROL 

FOLLOWING A TAKEOVER BID 

Some of alstria AGõs financing agreements contain clauses common to such contracts regarding a 

change of control. In particular, the agreements entitle the lenders to request repayment of the loan s 

or an obligation by alstria to repay the loans in the event that any person, company, or a group of 

persons should acquire, directly or indirectly, 50  % of the voting rights or a controlling influence in 



Combined Management Report 

 alstria Annual Report 2021 57 

 

alstria. However, for some financing agreements, t he repayment obligation is subject to a downgrade 

of the Companyõs or the bonds rating, occurring within 120 days of the control change.  

The total volume of obligations under those agreements with corresponding change of control clauses 

amounted to approx. EUR 1,627 million on the balance sheet date.  

There was no lowering of the rating as of the reporting date. As a result of the acquisition by 

Brookfield, no loan was called or required to be repaid by alstria; only an undrawn credit line was 

terminated.  

9.  COMPENSATION AGREEMENTS WITH MANAGEMENT BOARD MEMBERS AND EMPLOYEES IN CASE 

OF A TAKEOVER BID 

No compensation agreements with Management Board members or employees are in place that will 

take effect in case of a takeover bid.  

All these takeover provisions comply with statutory requirements or are reasonable and common 

practice at comparable, publicly listed companies. They are not intended to hinder potential takeover 

bids. 
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VIII. RENUMERATION REPORT 

The remuneration report of alstria office REIT -AG (hereafter: al stria) explains the main elements of 

the remuneration of the Companyõs Management Board and Supervisory Board members. It describes 

the amount and structure of the remuneration. The Management Board and the Supervisory Board 

have jointly created this remun eration report and ensured that it corresponds with the legal 

requirements of section 162 German Stock Corporation Act (AktG) as well as the recommendations 

and suggestions of the German Corporate Governance Code (GCGC) in its current version as of 

December 19th, 2019. The remuneration report was audited by KPMG AG 

Wirtschaftsprüfungsgesellschaft  in accordance with the requirements of section 162 (3) AktG and is 

an integral part of the audited combined management report for alstria office REIT -AG as of 

December 31st, 2021. 

The note of the audit of this remuneration report ( www.alstria.com/annual_report_2021 ), the current 

remuneration system for the Management Board ( https://alstria.de/remuneration -system-

management-board) and the Supervisory Board (https://alstria.de/remuneration -system-supervisory-

board) as well as this  remuneration report ( https://alstria.de/Remuneration -report -2021.pdf) are 

published on the website of the Company.  

1.  VIEW ON THE FINANCIAL YEAR 2021 

¶ COVID-19 pandemic: weak leasing market  

¶ Strong investments in the existing portfolio  

¶ Stable transaction activity  

¶ Introduction of new Management Board remuneration system  

¶ Takeover offer from Brookfield  

Due to the COVID-19 pandemic in Germany, which will continue in 2021, and the resulting uncerta inty 

with regard to further economic development, the commercial letting market was again difficult. 

Despite the weak commercial leasing market, alstria was able to increase its leasing performance (in 

terms of new lettings and lease renewals) in 2021 comp ared to the previous year. This was due to the 

conclusion of several large -volume lease extensions at the end of the year.  

In 2021, a total of EUR 122 million was invested in the existing portfolio. The lion's share of this sum 

(EUR 90 million) was spent on development investments, which significantly improved the quality of 

the space in order to achieve higher rents for new leases. Development investments have increased 

significantly in 2021 because alstria currently sees the best return opportunities in t hese properties. 

The current development portfolio comprises 20 projects with a total lettable area of 342,400 m². 

alstria's investment decisions are based on analyses of the local markets, individual consideration of 

the respective building in terms of lo cation, size and quality compared to direct competitor 

properties, as well as long -term value enhancement potential. alstria's strategy is to build what it 

http://www.alstria.com/annual_report_2021
https://alstria.de/remuneration-system-management-board
https://alstria.de/remuneration-system-management-board
https://alstria.de/remuneration-system-supervisory-board
https://alstria.de/remuneration-system-supervisory-board
https://alstria.de/Remuneration-report-2021.pdf
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considers to be a lucrative portfolio size in the respective locations and, if necessary, to withdra w 

from markets that are not in the company's core investment focus ("Big 7" office markets in Germany). 

In this context, a property in Trier was sold in 2021. The sales in Hamburg and Stuttgart were 

opportunistic in nature and served to optimize the risk/r eturn profile of the portfolio.   The sales 

proceeds were mainly used to finance the development  measures in the existing portfolio. The 

reallocation of the capital employed should make it possible to continuously improve the risk/return 

profile of the port folio. New properties were purchased in the core markets of Frankfurt and Berlin. 

For both acquired properties, there is significant potential for value appreciation, which is to be 

exploited in the coming years.  

The Supervisory Board of alstria revised th e remuneration system, which was last adjusted effective 

January 1, 2018, in line with the new regulatory requirements under the AktG and the GCGC, and 

presented it for approval at the annual general meeting of shareholders on May 6, 2021, which 

approved the remuneration system 2021 by 85.93 % of votes cast.  

The main changes in the 2021 remuneration system for the management board are summarized in the 

following figure :  

 

The remuneration system of the Management Board is performance -based and geared towards 

promoting sustainable company performance. It is systematically depicted in the diagram below and 

its main features are described in the following.  
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The composition of the Supervisory Board changed in the financial year 2021. As Dr Bernhard Düttmann 

and Stefanie Frensch left  the Supervisory Board with  the annual general meeting of shareholders 2021, 

they were succeeded by Dr Frank Pörschke and Elisabeth Stheeman. Ms. Stheeman is a member of the 

nomination and remuneration committee.  

On December 13, 2021, Alexandrite Lake Lux Holdings S.à r.l., a company indirectly controlled by 

Brookfield, made a voluntary public takeover offer to the shareholders to acquire all shares  in alstria 

office REIT-AG against payment of a cash consideration. 
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2.  REMUNERATION OF THE MANAGEMENT BOARD MEMBERS 

2.1.  Remuneration Governance  

The Supervisory Board is responsible for determining, implementing and reviewing the remuneration 

of the Management Board. The nomination and remuneration committee formed from among the 

members of the Supervisory Board discusses and reviews the remuneration system for the Management 

Board at regular intervals and whenever necessary and prepares resolutions on any changes. 

Therefore, any changes or relevant updates for the remuneration system will be prepared by the 

nomination and remuneration committee. However, the whole Supervisory Board is responsible for 

the final decision. The remuneration system will be submitted to the annual general meeting of 

shareholders for approval in the event of significant changes, but at least every four years.  

Total remuneration of the individual Management Board members is determined by the Supervisory 

Board and covers all activities withi n the alstria Group. Criteria for the appropriateness of the 

remuneration include the duties of the individual Management Board member, the personal 

performance, the economic situation, the success and future prospects of alstria, as well as the 

customary nature of the remuneration, taking into account the competitive environment and the 

remuneration structure otherwise applicable in alstria.  

To assess the appropriateness of the total remuneration of the members of the Management Board 

compared to other com panies, the Supervisory Board uses a suitable peer group of relevant 

competitors in the Real Estate business. When the Supervisory Board revised the remuneration system 

for the Management Board in financial years 2020/2021, this peer group comprised the fo llowing 

companies of the EPRA Germany Index (ADO Properties, Aroundtown, Deutsche Euroshop, Deutsche 

Wohnen, Grand City Properties, Hamborner REIT, LEG Immobilien, TAG Immobilien, TLG Immobilien, 

Vonovia), and, in addition, for the European perspective, th e companies of the EPRA Developed 

Europe Office Index. In order to reflect national market practice and company size, MDAX companies 

were also considered.  

In order to assess the customary nature of remuneration within alstria, the ratio of Management Boar d 

remuneration to the remuneration of Senior Management reporting directly to the Management Board 

and of all employees is taken into account. Thereby, alstria regularly compares the average 

remuneration levels (fixed salary, bonus, participation rights, e xcluding pension and healthcare) and 

reviews and publishes the CEO pay ratio, which shows the CEO total remuneration in relation to the 

median total remuneration of all employees and managers.  

A lack of independence and conflicts of interest of members of the Supervisory Board and its 

nomination and remuneration committee may prevent independent advice and supervision when 

determining the remuneration of the Management Board. The Supervisory Board considers its 

members and the members of its nomination and remuneration committee as independent. 

Furthermore, the members of the Supervisory Board and the nomination and remuneration committee 

are required by law, the GCGC and the internal rules of procedure for the Supervisory Board to 
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disclose immediately any c onflicts of interest they may have. In such cases, the Supervisory Board 

takes appropriate measures to take account of the conflict of interest. For example, the members 

concerned do not participate in discussions and resolutions.  

In the process of adjusti ng the remuneration system, the service contracts of the Management Board 

members were also revised. The current remuneration amounts and a comparison with the 2020 

financial year are shown individually in section 3.1 "Target remuneration and remuneration structure".  

The remuneration in the financial year 2021 is fully in line with the remuneration system adopted by 

the annual general meeting of shareholders 2021. The details of the application in the financial year 

are presented hereafter.  

2.2.  Management Board Remuneration System  

The following table summarizes the essential remuneration components and further contractual 

provisions of the remuneration system for the Management Board 2021, which are described in more 

detail below, and compares th em to the previous remuneration system. Main changes compared to 

the previous system are highlighted by underlining.  
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2.2.1.  Target Remuneration and Remuneration Structure  

The target remuneration of the Management Board members for the financial years 2021 and 2020, 

which is contractually defined as payable upon 100  % target achievement, and the resulting 

remuneration structure are presented below.  The structure of the total target compensation is nearly 

identical for both members of the Management Board.  
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